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 Friday, October 01, 2021 
Sand Creek Ridge 

Subject Properties: Parcel numbers RPP00000107502A & RPP00000107401A 

Ponderay – “Little City with the Big Future” 
• City Planning Department
• Conditional / Special Use Permit Application
• Section 9-7-3: A written narrative statement

To whom it may concern, 

Thank you for taking the time to read through our application for a Special Use Permit. We will outline 
the corresponding sections identified in your application below.  

Design goals: 

Our design wanted to capture the natural open spaces and stunning views of Sand Creek and 
Schweitzer. At the same time, our design recognizes and preserves the outdoor amenities of two trail 
networks – one along Hwy 95 on the east and another that will be extension of existing bike path on 
the west side above Sand Creek. The property owners will donate the land to extend the trail on the 
west side along their property.  The property owners in exchange would like an easement or license 
to allow for the residents to be able to put in or take out at this location for kayaking, paddle boarding 
and canoes. 

Overall, by moving the lion share of the parking underground, our design embraces the green space 
next to both Sand Creek and the trail networks. It is our hope the design will foster a community and 
bring the green spaces and outdoors “in” and each building will offer scenic views. Equally important 
our design intent preserves natural spaces and the wetlands, and the trail system will improve and be 
extended to allow the public to benefit and take advantage of the beauty this property offers.  

In addition to this narrative we have included a list of the following drawings that will be referenced. 

Drawing Index: 

1. Site Plan - Sheets C1 thru C7
a. Landscape Plan – Coming in early October
b. Lighting Plan – Coming in early October

2. Plan Showing drainage pattern – See Exhibit N, Narrative by DCI Engineers, Spokane
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3. Storm Water Management Plan and Erosion Control Plan – See Exhibit R, Stormwater
drainage plan 

4. Open Space, Impervious Surface Area, Lot Size, Total Building Floor Area – See Exhibit R,
Stormwater drainage plan 

5. Vicinity Map – Sheet Exhibit L, C8 Vicinity Map
6. Dust Control - We will implement the following methods to keep construction dust under

control: 
a. All access roads and construction roads will be built up with a rock base
b. Any areas outside of the dedicated circulation paths will be suppressed with water as

required
c. Reduced speed for movement across the site
d. Limit soil disturbance to a minimum at all times
e. Maintain existing vegetation and limit amount of bare soil

7. Ownership; Legal Right – Exhibits M, Recorded Deeds N-57033 1 and 2
8. Overall 3D Renderings – Following sheet, Exhibits A, E, H, J
9. Floor plans, elevations: front side and rear, and property lines and roof line dimensions –

Sheet Exhibit C, A1-6

“Little City with the Big Future” is the motto for the city of Ponderay. That time is now! 
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This proposed mixed-use project looks to maximize a currently underutilized gem in the city of 
Ponderay. Sand Creek Ridge will bring an underground parking garage, 12 residential units, a 
restaurant, public green space and commercial space to the heart of Ponderay. The beautiful setting 
of Sand Creek and views toward Schweitzer are unmatched in this amazing location. A strong design 
intent of this project was to maintain the existing conditions of the site from the bluff on top down to 
the creek itself. We have strategically designed the buildings to respond to existing slopes and 
orientation to minimize impact on such a pristine setting.   

The owners of the project are long time participants in the area and are truly invested in the future of 
Ponderay.  

Housing has become a hot button issue within Bonner County, and we’re hoping to alleviate some of 
those pressures by providing a compelling, higher density solution than more single family homes.  

A. How the proposed use will, in fact, constitute a variance or special use:
• The zoning for the property is currently Commercial (C). This limits the height to 2

stories. This also allows for 6 residential units per parcel of land. Our setbacks are
identified as 10’ front yard, 10’ side yards and 10’ rear yard.

• We are requesting the ability to build up to 3 stories with a loft space (4 stories) for the
residential living unit buildings. The restaurant and north office building will be 2 stories
or less.

• We are requesting a total allowance of 12 residential units be allowed. This will be split
up with 6 units per building.

• We are requesting a zero feet lot line setbacks for the south and east property lines for
the footprint of the underground parking structure.

B. Why the proposed special use is necessary or desired:
• The existing topography of the site does not allow for much buildable area on flat

ground. In order to accommodate additional residential units we must go up with a
smaller footprint on the site. This allows us to get 12 units total with secured parking for
those units in the parking garage below. A taller height allowance allows us to
accomplish this.

• The two parcels mentioned above in the application are currently being combined into
one lot. This changes the number of residential units allowed for the overall project. In
order to respect the existing slope we tucked buildings to the south where there is more
flat area on top. A lot consolidation allows us to locate buildings toward the center of the
property where it is feasible. However, one lot allows for 6 units. We simply want to
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accommodate the 12 units allowed as 2 lots in a feasible location on our newly 
combined one lot.     

• The development of an underground parking garage allows us the ability to minimize
cars and surface parking in this new development. In order to get adequate dimensions
for parking garage circulation and stalls we need to push our footprint right to the
property line. This keeps our structure tucked tight to the top of slope and minimizes our
impact on the existing site and slope. Constructability of anything pushing too far off the
existing shelf is next to impossible. Preserving and protecting the current slope and
shoreline down to the creek is paramount for our project.

C. Whether the proposed will be harmonious with and in accordance with the general
objectives of the comprehensive plan:

• Absolutely! We are in complete alignment with the visions of this growing city. We are
creating a pedestrian friendly destination for those wanting to live or visit the Ponderay
area. We are providing beautiful housing accommodations that take in the breathtaking
views of our surrounding region. A refreshing new restaurant venue with spectacular
views from patios on multiple levels. Access to Sand Creek will be maintained both
visually and through the common green space that separates the commercial building
located on the north end of the property.

• Initial discussions have been had with the city of Ponderay and Sand Creek Crossing,
LLC regarding a land dedication along the waters of Sand Creek. This project
exemplifies the possibilities for Ponderay and the one of a kind experience we can
create for everyone. Extending the vision for a pedestrian pathway system along this
scenic route is essential for Ponderay. Our path will tie into the common green space
and proceed down the hill toward the creek. A potential kayak launching location would
be ideal at the intersection of “Ponderay Pathways” heading north.

• We reached out and discussed the project with Northside Fire District staff, Captain Eric
Clayton, and he provided his conditions of approval. Those are to use sprinklers in the
buildings, provide fire hydrants at each end of the project, and provide a storage room
on site for a fire ladder. We have included these into the scope of our project. See
Exhibit P for email exchange.

• We are working with Karen Oleson of Siteline Design to develop the landscape plan for
the upper bench area as well as helping to define the Creekside trail and possible
boardwalk. Karen has been in communication with City staff, including the city engineer,
about best practices for the design of the trail. This landscape and trail plan will be
submitted in early October in time for Planning Commission review.



534   PINE STREET  SANDPOINT, IDAHO     83864 (208) 265-9160
www.sokdesigns.com  info@sokdesigns.com 

D. Whether the proposed will be designed, constructed, operated and maintained to be
harmonious and appropriate with the existing or intended character of the general
vicinity and that such use will not change the essential character of the same area:

• There is currently a barn/shed dealer located on the lot. He occupies a small portion of
the lot. The remainder of the property has been left to grow wild by the previous owners.
It is pretty much undetectable from the highway. We will be cleaning up a site that
people don’t even know is there. Sand Creek is such an unappreciated piece of the
beauty in Ponderay. To celebrate it and bring some fresh energy into the heart of the
city will be a major vein in the lifeline of this community.

• We will be using very Pacific Northwest materials and colors to mimic the earth tones of
our surroundings. It will be a combination of wood, metal accents and roofing, stone and
lots of glass facing the views.

• Ponderay’s current multi-story buildings occur along the HWY 95 corridor. Our project
will continue that practice and preserve other parts of the city for lower, more intimate
scale development. See Exhibits J, Model pictures

E. The effect of the proposed on adjacent property and whether it will be hazardous or
disturbing to existing neighboring uses:
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• Sand Creek Crossing, LLC has established a reciprocal easement for circulation with
the neighbor to the south (Parcel#RPP00000107710A). See Exhibit O, Joint Use
Agreement. This will be beneficial to both parties as it will allow us access into the
parking garage below. They in turn will be provided a combined dumpster location with
our facility and free up a couple parking spaces in their lot. The employees, clients and
customers will have great access to dining and commercial space. This access
agreement will also allow traffic flow within the project north to the signal. The south
neighbor is very excited about this prospect. See Exhibits F, C2 South Entrance and C3
North Entrance

• There is an existing right of way into the parking lot on the north (Parcel#
RPP00000107260A) that currently houses a Subway. This provides us access to the
light and ability to go north on the highway leaving our site. Their dumpster location,
parking and current access will not be affected by the tie into our lot.

• The south neighbor will have a residential condo function at that end of the project, a
very low impact usage in terms of hazardous or disturbing.

• On the advise of planning staff, we contacted ITD to discuss our project and the
possible impacts on the HWY 95 corridor. Our main concern was to show them our
parking garage and the foundations for our building, especially being right at the
property line. Stacy at their CDA office was exceedingly helpful, and did ask for
assurance our building would not impact the highway road base. Also, she requested
we consider a right turn lane leading into our project, which are going to implement. We
are working with DCI Engineers in Spokane on the structural and civil engineering plans
for the project. We asked specifically about the foundation impacts, and Craig Crowley,
principal and licensed engineer, wrote an analysis showing our foundation will not affect
the road base. This analysis is Exhibit K, Sand Creek Crossing Structural Narrative. We
also contracted with Whiskey Rock Planning (Jeremy Grimm) to assist in the
conversation with ITD. Jeremy and his staff prepared a draft traffic analysis, see Exhibit
Q.

F. The identity of the owner of the lot which is subject to the proposed:
• Sand Creek Crossing, LLC
• See Exhibit M for recorded deeds, proof of ownership

G. Whether the property will be served adequately by essential public services and
utilities:

• See Exhibit G, Will Serve Letter  from the Panhandle Health District
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H. Whether the proposed will create excessive additional requirements at public cost for
public services and utilities or will be detrimental to the economic welfare of the
community:

• The Sand Creek Ridge Development is going to bring more opportunity to the city of
Ponderay for housing and commercial space. There is a major shortage right now and
this will become a new hub for activity. The ability to capture the beauty of north Idaho
and have the proximity to the heart of town is what makes this project so special.

• All maintenance will be handled on site as well as the area along the highway.

I. Whether the proposed will lead to uses, activities, processes, materials, equipment and
conditions of operation detrimental to any person, property or the general welfare by
reason of traffic, noise, smoke, fumes, glare or odor:

• The general usage of Sand Creek Ridge will be consistent with existing business and
residential functions within the city. No industrial use, no production of material other
than intellectual property and no detrimental fumes will be created on our site. There will
be cars, hence exhaust fumes, but no more than existing properties through Ponderay.
Traffic will handled ON SITE with our new circulation system that leads from the south
neighbor, through to the Subway lot and the signal at Bonner Mall Way.

• There will be live music at the restaurant, but performances will abide by residential
zoning standards for volume and hours of operation. Our condo owners will definitely
make sure the music is not obnoxious, loud or long.

J. Whether the property under the proposed will have vehicular approaches which shall be
so designed as not to create an interference with the traffic on surrounding public
roads:

• We are utilizing the current existing driveway for our main entrance. This is the access
for the shed/barn dealer mentioned previously. The north circulation of traffic will
proceed through the lot to the north and use the light at Bonner Mall Way. The south
circulation of traffic will enter into the parking lot to the south and proceed out to
highway at their existing approach. See Exhibits F, C2 South Entrance and C3 North
Entrance. See Exhibit O, Joint Use Agreement

• ITD has requested a right turn lane into our property, which we have included in the
design scope.

K. Whether the proposed will result in the destruction, loss or damage of the natural,
scenic or historic features of major importance:

• As we have outlined previously in the application, we are preserving 75% or more of
our site to the natural setting. We are maximizing what buildable area there is to
carefully integrate some architecture that will allow people to interact with Ponderay and
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not just drive through it. This is a major improvement over what is there currently and 
will bring some much need new life to the area.  

• With the land dedication along the creek side and the continuation of the walking path,
this project will in fact CREATE features of scenic and major importance. We are hoping
this creek-side walking path will become a historically significant piece of the City of
Ponderay Quilt. See Exhibits H, Model picture and drone photo of the creek.

L. A description of the previous use of the property and the intended use, including hours
of operation or use, number of employees or occupants, the system for delivery of
materials, and the general nature of the business or occupancy:

• The north lot hosted Sandcreek Motors, now vacant lot
• The south lot is still the location for The Shed Center, selling pre-built utility sheds.

Hours of operation are 10a-4p, Mon – Sat. 1 employee.
• New hours will be lunch and dinner service at the restaurant, and 24 hour card access

to the commercial center for lease customers.
• Employee estimates are 1 full time on site custodian, 8-10 staff at the restaurant.

Employee count is hard to determine for the commercial center because it could be a
single dedicated business or business condo spaces. We estimate 24 residents for the
condos.

• Most restaurant delivery will take place in the parking garage, with adjacent cold
storage. Deliveries for the condos could take place in the garage as well due to lock-off
access to the elevator cores at that level. Deliveries for the commercial building will take
place at the sidewalk.

• The condos are strictly residential with a basic HOA organization. The restaurant at this
time is lunch and dinner service with some live music on the weekends. Something like
The Pack River Store for food quality and feel, including pre-made meals and some
grocery items for residents. The commercial building will be for business-related
activities. It could be a series of cubicles for a shared-office solution, or the entire
building could be leased by a single company.

Thank you again for your time in reviewing our application for special use. We know you can see the 
vision for this opportunity as well. We are very much looking forward to proceeding with the project. 

Please let us know if there is anything you need. 

Sincerely, 
 Eric R. Owens Matthew J. Kerr 
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Exhibit A 

A view from the creek side showing 3.5 floors of residential condo use and the below grade parking 
garage.  







AutoCAD SHX Text
KING

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN & STORAGE

AutoCAD SHX Text
KING

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
WATER

AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
SCREEN  WALL

AutoCAD SHX Text
SHELVES

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
KING

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
KING

AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
36" BARN DOOR

AutoCAD SHX Text
36" BARN DOOR

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
SINK

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
OPEN SHELVES DISPLAY  WALL

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
STORAGE CLOSET

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
WC

AutoCAD SHX Text
WATER

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
7

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
ENTRY TABLE

AutoCAD SHX Text
ENTRY TABLE

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
6

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UOFFICE

AutoCAD SHX Text
%%USTOR. & MECH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%UENTRY HALL

AutoCAD SHX Text
%%ULOBBY

AutoCAD SHX Text
%%UENTRY HALL

AutoCAD SHX Text
%%UOFFICE

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UMECH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
FIRE LADDER STORAGE



AutoCAD SHX Text
KING

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN & STORAGE

AutoCAD SHX Text
KING

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
WATER

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
SCREEN  WALL

AutoCAD SHX Text
SHELVES

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
ROD & SHELF

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
KING

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
KING

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
SINK

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
OPEN SHELVES DISPLAY  WALL

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
STORAGE CLOSET

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
WC

AutoCAD SHX Text
WATER

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
7

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
ENTRY TABLE

AutoCAD SHX Text
ENTRY TABLE

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
6

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%USTOR. & MECH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%UENTRY HALL

AutoCAD SHX Text
%%ULOBBY

AutoCAD SHX Text
%%UENTRY HALL

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UMECH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0



AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
KING

AutoCAD SHX Text
%%UMASTER BEDROOM 2

AutoCAD SHX Text
KING

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
7

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
3

AutoCAD SHX Text
6

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
%%UOFFICE

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
%%UOPEN LOFT

AutoCAD SHX Text
%%UBALCONY

AutoCAD SHX Text
%%UROOF DECK

AutoCAD SHX Text
%%UM. BATH 2

AutoCAD SHX Text
%%UM. CLOSET 2

AutoCAD SHX Text
%%UENTRY HALL

AutoCAD SHX Text
KOHLER "STARGAZE" FREE STANDING TUB, 72"L X 36"W

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0



AutoCAD SHX Text
WC

AutoCAD SHX Text
QUEEN

AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
KING

AutoCAD SHX Text
WC

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
LAV

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UOFFICE

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
QUEEN

AutoCAD SHX Text
TUB/SHOWER

AutoCAD SHX Text
KING

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
MURPHY - QUEEN

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
KOHLER "STARGAZE" FREE STANDING TUB, 72"L X 36"W

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
WALL OVENS

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
UPPER FLOOR WINDOWS ON THIS SIDE CAN BE DEEPER

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
DEEP CLOSET FOR STORAGE

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
GAS

AutoCAD SHX Text
TV  WALL

AutoCAD SHX Text
TV  WALL

AutoCAD SHX Text
BUFFET OR BAR

AutoCAD SHX Text
SHELVES

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
GAS

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UOFFICE

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
MECH.

AutoCAD SHX Text
FIRE LADDER STORAGE (GROUND LEVEL)



AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
12

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
QUEEN

AutoCAD SHX Text
TUB/SHOWER

AutoCAD SHX Text
KING

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
KOHLER "STARGAZE" FREE STANDING TUB, 72"L X 36"W

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
WALL OVENS

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
10

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
UPPER FLOOR WINDOWS ON THIS SIDE CAN BE DEEPER

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
6

AutoCAD SHX Text
0

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
GAS

AutoCAD SHX Text
TV  WALL

AutoCAD SHX Text
BUFFET OR BAR

AutoCAD SHX Text
SHELVES

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%UBATH 2

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
MECH.

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
KING

AutoCAD SHX Text
WC

AutoCAD SHX Text
HVAC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
%%UMASTER BEDROOM

AutoCAD SHX Text
%%UBEDROOM 2

AutoCAD SHX Text
%%ULNDRY

AutoCAD SHX Text
%%UM. CLOS.

AutoCAD SHX Text
%%UM. BATH

AutoCAD SHX Text
%%UKITCHEN

AutoCAD SHX Text
%%ULIVING

AutoCAD SHX Text
%%UDINING

AutoCAD SHX Text
36"D x 36"W REFR

AutoCAD SHX Text
SINK

AutoCAD SHX Text
36" RANGE

AutoCAD SHX Text
PANTRY

AutoCAD SHX Text
TV  WALL

AutoCAD SHX Text
BBQ

AutoCAD SHX Text
GAS

AutoCAD SHX Text
WC

AutoCAD SHX Text
LAV

AutoCAD SHX Text
MECHANICAL STORAGE COATS

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
MECHANICAL CHASE



AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
x

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
KING

AutoCAD SHX Text
KOHLER "STARGAZE" FREE STANDING TUB, 72"L X 36"W

AutoCAD SHX Text
%%UOPEN TO BELOW

AutoCAD SHX Text
LAV

AutoCAD SHX Text
LAV

AutoCAD SHX Text
WC

AutoCAD SHX Text
LINEN

AutoCAD SHX Text
WC

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

AutoCAD SHX Text
x

AutoCAD SHX Text
8

AutoCAD SHX Text
0

AutoCAD SHX Text
8

AutoCAD SHX Text
0 SL. GL. DR.

























Washington | Oregon | California | Texas | Alaska | Colorado | Montana

Cold-Formed Steel Framing
Exterior Wall Studs Below Level 1 ASTM A653-Grade D, G60

Structural Steel
WF Columns and Beams ASTM A992
HSS Columns and Beams ASTM A500-Grade B
Miscellaneous Shapes and Plates ASTM A36

Structural Framing 
Roof Framing System:

Roof framing will consist of 15/32-inch APA rated sheathing for sloped roofs and 19/32-inch APA rated 
sheathing for flat roofs supported by solid web wood “I” joists spaced at 24 inches on center.  Light-
framed stud bearing walls will support the joists at interior and exterior walls and will be supplemented 
with posts and beams where necessary.   

Floor Framing System:

The floor framing for the upper three floors will consist of a 2-inch concrete topping over ¾-inch APA 
rated tongue and groove sheathing supported by solid web wood “I” joists.  Light-framed stud bearing 
walls will support the joists at interior and exterior walls and will be supplemented with posts and beams 
where necessary.  Where possible, beams will be flush with the bottom of the solid web floor joists.

Wall Framing Systems:

Interior and exterior bearing walls will consist of 2x6 wood studs spaced at 16 inches on center.  Party 
walls will be framed with (2) 2x4 walls with a one-inch gap between walls.

Elevated Concrete Slab:

The first level will consist of a cast-in-place concrete transfer slab designed to span a maximum of 30 
feet between columns.  The slab will be 12 to 14 inches thick.  Where beneath the mixed-use buildings, 
the transfer slab will be designed to support all posts, bearing walls, and shear walls from the framed 
construction above.  At the parking deck, the slab will be designed to support passenger vehicles, 
delivery/service vehicles, fire trucks, snow load, and any landscape loading.  The slab will be designed 
with a step down at the face of the building and will be sloped to drains outside the footprint of the 
buildings.  

Concrete columns supporting the elevated slab will have approximate dimensions of 12-inch x 18-inch 
and will be placed to module with the parking stalls at a maximum spacing of 30 feet.

Foundations:

According to the Draft Geotechnical Evaluation by AllWest, dated September 3, 2021, the building will 
be supported on a deep foundation system due to slope stability concerns.  The preliminary 
recommendation is to use 12 to 18-inch diameter pipe piles with 50 to 100 kips of capacity.  The site will 
be over-excavated to replace and improve the subgrade allowing for a conventional 4-inch slab-on-
grade at the lower parking level.  Building columns and walls will be supported on grade beams 
spanning between pile caps.  Pile caps will be supported on single or multiple piles depending on the 
loads.  

The sub-grade will be prepared in accordance with the geotechnical engineer’s recommendations.

Concrete Basement Wall:  

A concrete basement wall will retain soil around the perimeter of the lower parking level on the north, 
south, and east sides of the project.  Any surcharge from the nearby bike path and highway will be 
accounted for in the design.

















Washington | Oregon | California | Texas | Alaska | Colorado | Montana 

Sand Creek Ridge 
Ponderay, Idaho 

Conceptual Storm Water Design Narrative 
September 30, 2021

Project Overview 

The proposed project development includes the construction of four multi-story, mixed-use buildings, 
three of which will be constructed on a below-grade parking structure. The buildings will include a mix of 
residential condominiums, retail, and office space uses. The buildings will vary between two and four 
stories, and the parking structure will have one level of below-grade parking and surface parking on the 
top deck. The lower parking level will be accessed from the “daylighted” northern side of the structure. 

Project Location 

The project property consists of 2 separate lots addressed as 476422 and 476516 US-95 in Ponderay, 
Idaho (Bonner County Tax Parcel Nos. RPP00000107502A and RPP00000107401A). The properties 
are located between Bonner Mall Way and Tibbets Lane (north and south) and between Sand Creek 
and US-95 (west and east). The properties are 4.65 and 5.81 acres in area (10.46 acres in total). 

Site and Soil Characteristics 

The project properties are accessed from US-95 which runs along, and adjacent to, the east side of the 
properties. The southern lot is flat in grade from the highway to the west for approximately 120 feet 
where it then slopes severely down towards Sand Creek (elevation drop of approximately 40 feet). The 
northern lot is slat in grade from the highway to the west for approximately 70 feet where it then slopes 
severely down towards Sand Creek. 

The soils present on the project properties are primarily silt and clay. The geotechnical investigation 
report for the project identifies uncontrolled fill located throughout the site ranging from 5 feet to 20 feet 
in depth. Deep foundation systems are recommended for the proposed buildings in the development. 
Storm water infiltration is not feasible on the site. 

Erosion & Sedimentation Control 

Erosion and sedimentation control implementation and management will be a critical component of the 
project development, especially during construction. The existing soils present on the site, steep slopes, 
and proximity to Sand Creek will require the contractor to be vigilant and proactive in implementing and 
maintaining Best Management Practices (BMPs) on the site to prevent erosion and manage 
construction storm water. A Construction Storm Water General Permit (CSWGP) will be obtained for the 
project (administered by the Idaho Department of Environmental Quality) and a Storm Water Pollution 
Prevention Plan (SWPPP) will be developed and adhered to by the contractor during construction. All 
BMPs will be installed prior to commencement of construction. All temporary BMPs will remain in place 
and maintained until the storm water system is complete and vegetation is established on the 
development. 

Storm Water System Design 

City of Ponderay regulations state that post-developed off-site storm water discharge may not exceed 
the 25-year pre-developed peak flow rate. In addition, the first 1/2 inch of all storm water runoff 
generated from impervious surfaces in the development (pavements and building roofs) must be treated 
prior to discharge from the site. DCI expects to implement storm water treatment swales/ponds around 
the perimeter of the project development that will function as both storm water treatment and detention 
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facilities. The ponds will be designed to treat the first 1/2 inch of runoff and detain storm water to limit 
the off-site discharge to the pre-developed 25-yr peak flow. We anticipate that the storm water ponds 
will likely discharge to both the ITD drainage ditch along US-95 (for storm water collected between the 
buildings and the highway) and to Sand Creek (for storm water collected from the building roofs). 
Please see the Conceptual Storm Water Plan accompanying this application for estimated storm water 
facility locations and sizing relative to the site development. 
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Preliminary Storm Water System Design Calculations 
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