HOUSING Infill Housing Design Review Committee

{1' INFILL Staff Report

File Number: 3-L-22-IH

Meeting: 3/16/2022
Applicant:  Amber Culpepper Lafayette Investments LLC

Owner: Amber Culpepper Lafayette Investments LLC

Property Information

Location: 3425 Gap Rd. Parcel ID 81 1T 007
Zoning: RN-2 (Single-Family Residential Neighborhood)
District: Lonsdale Infill Housing Overlay District

Description of Work
Level Il New Primary Structure

New primary residence fronting Gap Road. Two-story, front-gable roof residence measures 22’ wide by 32’ long.
The fagade features a lower, 6/12 pitch front-gable roof massing with interior space on the second story,
cantilevered over a 3’ deep entry stoop. The house is proposed to be set approximately 24’ from the front property
line. The parking extends off Gap Road on the right side of the house, with a 10’ wide driveway which leads to a
parking pad at the rear of the house.

The two-story house features a 6/12 pitch, front-gable roof clad in asphalt shingles, an exterior of fiber cement lap
siding, and a CMU foundation. The 3’ deep entry porch is recessed under the second-story cantilevered massing,
supported by 6 by 6 square posts. The fagade (northeast) features one 10’ wide, 5’ tall bay of three adjoining
windows. The second story has a rectangular fixed window followed by three adjoining 4/1 single-hung vinyl
windows on the projecting massing. The front gable fields are clad in fiber cement shakes. The left side (west)
elevation features two smaller-sized windows on the first story and two on the second. On the rear elevation, a
secondary entry accesses a rear deck.

Applicable Design Guidelines
Heart of Knoxville Infill Housing Design Guidelines

1. Front Yards
- Consistent front yard space should be created along the street with the setback of a new house matching the

older houses on the block.
- When several infill houses, porches and the habitable portion of each house should be about the same distance

from the street as the original houses.
- A walkway should be provided from the sidewalk or street to the front door. Along grid streets, the walk should

be perpendicular to the street.
- Healthy trees that are outside the building footprint should be preserved. The root area should be marked and
protected during construction.

2. House Orientation and Side Yards
- New housing should be proportional to the dimensions of the lot and other houses on the block.
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- Side yard setbacks should be similar to older houses on the block, keeping the rhythm of spacing between houses
consistent.

3. Alleys, Parking, and Services

- Parking should not be in front yards.

- Alley access should be used for garage or parking pad locations.

- On streets without alleys, garages or parking pads should be at least 20' behind the front fagade of the infill house
with access limited to one lane between the street and the front facade.

- On those streets which have alleys, driveways should not be permitted from the front of the house.

- Alley oriented parking pads, garbage collection points, and utility boxes should be screened with a combination of
landscaping and fencing.

4. Scale, Mass, and Foundation Height

- The front elevation should be designed to be similar in scale to the other houses along the street.

- The front fagade of new houses should be about the same width as original houses on the block.

- If extensions or bays were typically part of the neighborhood's historic house design, such elements should be
incorporated into infill housing.

- New foundations should be about the same height as the original houses in the neighborhood.

5. Porches and Stoops

- Porches should be part of the housing design in those neighborhoods where porches were commonplace.

- Porches should be proportional to original porches on the block, extending about 8-12' toward the street from
the habitable portion of the house.

- Porches should extend into the front yard setback, if necessary, to maintain consistency with similarly sited
porches along the street.

- Porch posts and railings should be like those used in the historic era of the neighborhood's development.

6. Windows and Doors

- When constructing new houses, the windows and door styles should be similar to the original or historic houses
on the block.

- To respect the privacy of adjacent properties, consider the placement of side windows and doors.

- The windows and doors on the front facade of an infill house should be located in similar proportion and position
as the original houses on the block.

- Attention should be paid to window placement and the ratio of solid (the wall) to void (the window and door
openings).

- Contemporary windows such as "picture windows" should not be used in pre-World War Il neighborhoods.

7. Roof Shapes and Materials

- New roofs should be designed to have a similar pitch to original housing on the block.

- More complex roofs, such as hipped roofs and dormers, should be part of new housing designs when such forms
were historically used on the block.

- Darker shades of shingle were often used and should be chosen in roofing houses in Infill neighborhoods.

8. Siding Materials

- Clapboard-like materials should be used in constructing new housing where painted wood siding was traditionally
used.

- Brick, wood shingle, and other less common material may be appropriate in some older neighborhoods,
particularly those with a mix of architectural styles.

- Faced stone, vertical siding, and other non-historic materials should not be used in building new houses.

11. Landscape and Other Considerations
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- One native or naturalized shade tree should be planted in the front and rear yards of infill lots with 25 feet or
more in depth to front of house.

Comments

1. The proposed front setback is 24’ from the front property line. There are only three other houses on the block.
3401 Gap Road is located 42’ from the front property line, and the new construction houses at 3405 and 3409 Gap
Road are also set 42’ from the front property line. The subject property is one of seven new houses to be
constructed on the block, so the front setbacks will effectively create a new street pattern. The submitted site plans
do not specifically call out the front setback measurement. Overall, the proposed front setbacks should be
confirmed to create consistent front yard spaces along the block.

The seven adjacent new houses will demonstrate consistent side yard setbacks while accommodating the necessary
side driveways. The applicant should confirm the left side exterior walls of all 7 houses will stay within the 5’ side
setback required allow windows on side elevation walls.

2. The subject block lacks historic context, which is reflected in recent Infill Housing reviews for 3405 and 3409 Gap
Road (3-B-19-IH and 8-B-19-IH). Older houses nearby are transitional Ranch houses and modified Craftsmans.
Existing side setbacks and lot sizes are relatively inconsistent. While two-story houses would often be
disproportionately tall and large in massing on an established block in Lonsdale, the existing block is primarily
vacant and two new two-story houses are located at 3405 and 3409 Gap Road.

3. There is no operable alley on the block. The proposed parking meets Infill Housing design guidelines by limiting
access to one lane between the street and the facade, and the design benefits from the parking pads being placed
behind the house. As proposed, the site plans meet City Engineering standards, but any modifications in permitting
should meet Engineering standards and Infill Housing design guidelines.

4. The proposed front elevation is similar in scale to other houses along the street, especially the adjacent infill
construction. The 22’ wide, three-bay facade is comparable to historic houses’ facade widths. The lower front-gable
roof massing and porch roof contribute additional roofline complexity. The applicant should provide foundation
heights for the proposed houses.

5. Design "B" proposes a 3’ wide entry stoop underneath the cantilevered massing instead of a porch. The new
house should incorporate a porch to meet design guidelines.

6. Guidelines note that "window and door styles should be similar to original or historic houses" in the surrounding
context. 1/1 windows instead of the proposed 4/1 would be more appropriate for the surrounding context. The
facade does not show windows in "similar proportion and position" as original houses in the neighborhood,
including the three-part picture window and the single fixed window, which are disproportionate in size. The side
elevations show multiple sizes of windows with somewhat irregular placement. The left side elevation would
benefit from an additional bay of windows closer to the fagade, as the large swath of wall with no transparency will
be significantly visible from the street.

7. At 6/12, the roof has a similar pitch to original houses in the neighborhood.

8. The proposed materials meet the design guidelines.

9. Final site plans should incorporate one native or naturalized shade tree in the front and rear yards.

10. Three design variations are proposed for seven vacant lots. The proposed designs are sufficiently differentiated

from each other via porch design, facade window placement, projecting front-gable roof massings, and some siding
details.

Page 3 of 4 Planner in Charge: Lindsay Crockett 3-L-22-H 3/7/2022 3:07:49 PM



Recommendation

Staff recommends approval of Certificate 3-L-22-IH, subject to the following conditions:

1) Front setback should be confirmed to create consistent front yard space along the block, with approval of final
site plans by staff;

2) Left side setback to be a minimum of 5’, so the left side elevations can retain windows;

3) Final site plan to meet City Engineering standards and Infill Housing design guidelines;

4) Revise design of front porch to meet design guidelines, with approval by staff;

5) Revise facade and side elevation windows to better meet design guidelines, with approval by staff;

6) Final site plan to show one tree in front and one tree in rear yard.
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(1) Download and fill out this form at your convenience. (2) Sign the application digitally (or print, sign, and
scan). (3) Either print the completed form and bring it to the Knoxville-Knox County Planning offices or email Reset Form
it to applications @, lanning.org.

“‘ DESIGN REVIEW REQUEST

[1 DOWNTOWN DESIGN (DK)

Planning [ HISTORIC ZONING (H)

KNOXVILLE | KNOX COUNTY B INFILL HOUSING (IH)

Amber Culpepper, Lafayette Investments, LLC

Applicant

02/25/2022 03/16/2022 3-L-22-IH
Date Filed Meeting Date (if applicable) File Number(s)
CORRESPONDENCE

All correspondence related to this application should be directed to the approved contact listed below.

m Owner [ Contractor [ Engineer [ Architect/Landscape Architect

Amber Culpepper Lafayette Investments, LLC

Name Company

PO Box 32454 Knoxville TN 37930
Address City State Zip
865-292-8995 amber@Ilafayette-investments.com

Phone Email

CURRENT PROPERTY INFO

Owner Name (if different from applicant) Owner Address Owner Phone
3425 Gap Road 081-IT-007

Property Address Parcel ID

Lonsdale RN-2

Neighborhood Zoning

AUTHORIZATION

Lindsay Crockett 2.25.22
Staff Signature Please Print Date
/'ZZ“ C// Amber Culpepper 02/25/2022
Applicant Signature / j /ﬁﬂiﬁ Please Print Date
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DOWNTOWN DESIGN

HISTORIC ZONING

INFILL HOUSING

STAFF USE ONLY

REQUEST

Level 1:

[J Signs [ Alteration of an existing building/structure
Level 2:

[J Addition to an existing building/structure

Level 3:

[ Construction of new building/structure [ Site design, parking, plazas, landscape

See required Downtown Design attachment for more details.

[] Brief description of work:

Level 1:

[J Signs [ Routine repair of siding, windows, roof, or other features, in-kind; Installation of gutters, storm windows/doors
Level 2:

[J Major repair, removal, or replacement of architectural elements or materials  [] Additions and accessory structures
Level 3:

[] Construction of a new primary building

Level 4:

[J Relocation of a contributing structure  [] Demolition of a contributing structure

See required Historic Zoning attachment for more details.

[] Brief description of work:

Level 1:
[] Driveways, parking pads, access point, garages or similar facilities [] Subdivisions
Level 2:
[] Additions visible from the primary street [] Changes to porches visible from the primary street
Level 3:
W New primary structure
W Site built  [J Modular [ Multi-Sectional

See required Infill Housing attachment for more details.
W Brief description of work: Custom 1800 sq ft, two story home. Three different home designs over seven 40'x150' lots.

ATTACHMENTS FEE L TOTAL:
[J Downtown Design Checklist

[J Historic Zoning Design Checklist FEE 2:

[ Infill Housing Design Checklist

ADDITIONAL REQUIREMENTS

[] Property Owners / Option Holders FEE 3:

Level 1: S50 e Level 2: $100 e Level 3: $250 ¢ Level 4: $500



LAFAYETTE INVESTMENTS

OWNER

Lafayette Construction & Development
P.O. Box 32454

Knoxville, Tennessee 37930

CONTACT: Amber Culpepper

EMAIL: amber@Iafayette-investments.com

ARCHITECT

oysk?® architects

1545 Western Avenue, Suite 100
Knoxville, TN 37921

CONTACT: Cara Knapp

CELL PHONE: 865-523-8266
EMAIL: Cara@oysk3architects.com
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3425 GAP ROAD, KNOXVILLE, TN

NOTE:
SEE ALOL ARCHITECTURAL
SITE PLAN FOR HOME TYPE
AND ASSOCIATED PLAT
LOCATION

GAP ROAD HOUSES - HOME OPTIONS

SHEET NUMBER ‘

SHEET NAME

‘ Sheet Issue Date

Current Revision ‘
D

Current Revision Date

01- GENERAL

[CODE REVISIONS 022122

[CODE REVISIONS 02.21.20

[Goo0 COVER 0224722
[Goor (GENERAL 02124122
[GENERAL 0224722

i
G5 ARGHITECTURAL

FRCHTECTURAL ST PN o

HOME GPTION B - FLOOR PLANS CODE REVISIONS 02315

HOME OPTION B - FRAMING PLANS [CODE REVISIONS 022122

HOIE OPTION B - EXTERIOR
ELEVATIONS

1119721

(CODE REVISIONS. 022120

FACILITY AND CODE COMPLIANCE INFO

PROPERTY ZONE

RN-2
LONSDALE NEIGHBORHOOD ASSOCIATION
PROPERTY SIZE SEVEN (7) 40X150' LOTS = 6,000SF EACH

BUILDING SQUARE FOOTAGE
HOME A:

LOOR 704sF
SECOND FLOOR: 704SF
14085F
HOME B MAIN FLOOR 704F
SECONDFLOOR: __756SF
T460SF
HOME C: MAIN FLOOR: 7435F
SECOND FLOOR 7435F
TOTAL T.486SF
CONSTRUCTION
CLASSIFICATION V-B, UNPROTECTED, UNSPRINKLERED
occuPANCY
CLASSIFICATION RESIDENTIAL
OCCUPANT LOAD 6 OCCUPANTS
RATED WALLS NONE

DETECTION AND
ALARM SYSTEMS LINE VOLTAGE, INTERCONNECTED, SMOKE
DETECTORS IN EACH BEDROOM AND
OUTSIDE EACH BEDROOM WITH BATTERY
BACKUP. SMOKE ALARM TO BE PLACED
NO LESS THAN 30 HORIZONTALLY FROM A
BATHROOM DOOR CONTAINING A BATH
TUBISHOWER

EMERGENCY ILLUMINATION  NOT REQUIRED

MAX TRAVEL DISTANCE
TOEXITS <75
FIRE EXTINGUISHERS PROVIDED BY OWNER

LOCAL ORDINANCES
Table 4-L Residental Districts Dimensional Standards

MAXIMUM BUILDING

COVERAGE 30% OF SITE
MAXIMUM IMPERVIOUS
SURFACE: 40% OF SITE

BUILDING STANDARDS
'SCOPE OF WORK

CUSTOM HOME DESIGNS FOR APPROX. 1,700-1,800
SQ FT, 2-STORY HOMES ON CRAWL SPACE.

ADOPTED CODES:
ALL WORK SHALL BE PERFORMED IN ACCORDANCE
WITH LOCAL CODES.

COVENANTS:

2018 INTL. RESIDENTIAL CODE
2018 INTL. ENERGY CONSERVATION CODE

ALL MATERIALS USED ARE TO BE INSTALLED WITH
STRICT ACCORDANCE WITH THE MANUFACTURER'S
RECOMMENDED DETAILS & INSTRUCTIONS,

FIRE RESISTANCE:
EXTERIOR WALLS. 0 HR.
INTERIOR WALLS: 0 HR.

ROOF CONSTRUCTION: 0 HR,
FLOOR CONSTRUCTION: 0 HR.

DESIGN LOADS:

40 PSF LIVE + 10 PSF DEAD
40 PSF LIVE + 10 PSF DEAD
30 PSF LIVE + 17 PSF DEAD
30 PSF LIVE + 10 PSF DEAD
40 PSF LIVE + 10 PSF DEAD
60 PSF LIVE + 10 PSF DEAD.

ROOF.
SLEEPING AREAS:
INTERIOR STAIRS:
EXTERIOR DECKS:

“REFER TO SNOW LOAD & WIND LOAD PER SECTION
R301 OF THE INTERNATIONAL RESIDENTIAL CODE
(IRO).

SEISMIC LOADING TO BE BASED ON REQUIREMENTS
OF SECTION R301 OF THE IRC.
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G: GENERAL NOTES

1

EXAMINE AND BECOME FAMILIAR WITH ALL
CONTRACT DOCUMENTS IN THEIR

ENTIRETY. SURVEY THE PROJECT AND
BECOME FAMILIAR WITH THE EXISTING

THOROUGH KNOWLEDGE OF ALL WORK &
MATERIALS REQUIRED. ANY DISCREPANCY
ANDIOR UNCERTAINTY AS TO WHAT
MATERIAL OR PRODUCT IS TO BE USED
SHOULD BE VERIFIED WITH THE OWNER
OR ARCHIT

T CONTRACITOR AND SUB-CONTRACTOR
SHALL VERIFY ALL DIMENSIONS PRIOR TO

RESPONSIBILITY FOR MODIFICATIONS TO
THESE DRAWINGS THAT ARE NOT
REVIEWED & APPROVED BY THE

ARCHITECT.
THE OWNER OR CONTRACTOR SHALL PAY
FOR AND OBTAIN ALL REQUIRED PERMITS,
IAP FEES, AND CERTIFICATES OF
OcCUPANC!

‘ALL DESIGNS ANDIOR PLANS ARE NOT TO
BE COPIED OR REPRODUCED WITHOUT
WRITTEN PERMISSION FROM THE.
ARCHITECT AND

PRESENTATION OF NEGOTIATED PRICE TO
OWNER, ALTERNATE MANUFACTURERS OF
AL wsms SPECIFIED ON THESE

STRUCTURAL DRAWNGS SHALL BE
WORKED TOGETHER WITHTHE
ARCHITECTURAL MECHANICAL

ELECTRICAL DRAWINGS T0 1 OCATE
DEPRESSED SUABS, SLOPES, DAANS,
REGLETS, BOLT SETTINGS, E
DISCREPANCIES SHALL BE CALLED TO THE
ATTENTION OF THE ARCHITECT BEFORE
PROCEEDING WIT}

EQUIPMENT. SHOP DRAWIN(
EGUIPMENT AND PROPOSED SUPPORT
FRAMING SHALL BE SUBMITTED TO THE
ARCHITECT FOR APPROVAL.

S: SITE NOTES

1

ENERAL CONTRACTOR TO VERIFY THE
EXSTING TOPOGRAPHIC LEVELS,
LCOATIONS OF TREES,

PROPOSED HOUSE LOCATION, GENERAL
CONTRACTOR TO COMMUNCATE TO
OWNER AND ARCHITECT
RECOMMENDED CtY ANGES Berore THE

START OF Al
GENERAL CONTRACTOR TO HAVE A
LICENSED ENGINEER OR LICENSED
SURVEYOR STAKE OUT OR VERIFY THE
HOUSE LOCATION TO ENSURE THAT THE
HOUSE DOES NOT ENCROACH ON ANY
SETBACKS OR EASEMENTS, UNLESS
THE ENCROACHMENT IS ALLOWED BY
ZONING AND BUILDING CODES,
GENERAL C

COMMONIGATE T0 OWNER AND
ARCHITECT ANY ENCROACHNENT

NO EXCAVATION SHALL BE MADY
WHOSE DEPTH BELOW THE FOOTING IS
GREATER THAN 1/2 THE HORIZONTAL
DISTANCE FROM THE NEAREST EDGE OF
THAT FOOTING.
ALL BACKFILL AT STRUCTURES, SLABS,
STEPS, & PAVEMENTS SHALL BE CLEAN
FILL. COMPACT TO 85% MAX.
DENSITY DETERMINED IN ACCORDAN(
WIS ASTAI D-1557 BUILDING SITE SHALL
BE DRY SO THAT EROSION WILL NOT
OCCUR IN THE FOUNDATION.
BACKFILL SHALL BE BROUGHT UP

EQUALLY ON EACH SIDE OF WALLS.
BACKFILL ADIACENT TG
BASEMENTIRETAINING WALL SHALL NOT
BE PLACED UNTIL THE WALL HAS
SUFFICIENT STRENGTH AND HAS BEEN
SUFFICIENTLY BRACED TO PREVENT

AMAGE BY THE BACKFILL.
GENERAL CONTRACTOR TO
COORDINATE FINISH TOPOGRAPHIC
GRADING AND P

SRVEWAYS, PATIOS, ETC.AS REQUIRED
FOR POSITIVE DRAINAGE AWAY FROM
THE H
DRIVEWAY SHALL BE ON UNDISTURBED
OMPACTED, NON-OR
SCASO WITh EITHER MMM 4
CRUSHER RUN GRAVEL WITH 4" FIBER-
MESH REINFORCED CONCRETE, OR 1"
ASPHALT BASE WITH 1" FNISH ASPHALT.
GENERAL CONTRACTO
COORDNATEALL NDSCAPING wiTH
ID DETERMINE WHETHER
THE LANDSCAPING PACKAGE 1 10 B
PROVIDED BY THE GENERAL
CONTRACTOR BY OTHERS.

C: CONSTRUCTION NOTES

1

THESE PLANS ARE DESIGNED TO MEET OR
EXCEED THE REQUIREMENTS OF THE
INTERNATIONAL RESIDENTIAL CODE, LOCAL
ORDINANCES, AND REGULATIONS, ETC ;
THESE ARE TO BE CONSIDERED AS PART
OF THE SPECIFICATIONS OF THIS BULDING.
NTRACTOR SHALL VE}
REQUIREMENTS WITH THE LOCAL CODES
ENFORCEMENT OFFICER & TO AMEND THE

CONSTROCTION WELTS OR EXCEEDS ALL
SEISMIC CODES AND/OR SNOW LOADS (IF
APPLICABLE) AS PER THE LOCAL
JURISDI
THE ARGHITECT HAS NOT BEEN ENGAGED
FOR CONSTRUCTION SERVICES OF ANY'
KIND. THE ARCHITECT IS NOT
RESPONSIBLE FOR CONSTRUCTION
MEANS, METHODS, IECHNIQUE

SEQUET CEDURES, OR FOR
SARETY PRECAUTIONS & PROGRAMS IN
CONNECTION WITH THE WORK.
ALL DIMENSIONS ARE CALCULATED FROM
THE OUTSIDE FACE
GUTSIDE FAGE OF STUD WALL UNLESS
NOTED OTHERWISE. STUD WALLS NOT
DIMENSIONED ARE TYPICALLY OF 214
(@) ConsTRUCTI

NDOW SZES NDIGATED ON THE PLANS
ARE NOTED, BY GENERIC oA S7ES
CONTRACTOR 10 COORDINATE ROUGH
OPENNG REQUREMENTS WITH TH
WINDOWS SPECIFIEL
REFER TO FLOOR PLAN & EXTERIOR
ELEVATIONS FOR THE TYPES OF

WINDOWS,
CONTRACTOR TO ENSURE THAT ANY/ALL

WALLS TO BE CONSTRUCTED WITH FIRE-
RETARDANT-TREATED WOOD FRAMING &
INSULATED (INTERIOR & EXTERIOR) WITH
MINERAL WOOL BATTS, PROVIDE
HORIZONTAL "DRAFT STOPS” AT EACH

FLOOR LEVEL
CONTRACTOR TO COORDINATE GAS
'SERVICE REQUIREMENTS WITH THE

OWNER & GAS SUPPLIER.
CONTRACTOR TO CONSULT & COORDINATE

CONTRACTOR TO ConsuLT e COORD\NATE
WITH THE OWNER CONCER

REQUIREVENTS FOR sEcuwv SYSTEMS,
CENTRAL

COMPUTER & raswswow /iNGLUDING
SATELLTE) SYSTEM:

VIDE FLASHING ABOVE ALL WINDOWS,
DOORS & OTHER OPENINGS T THE
EXTERIOR. PROVIDE WEEPS AT MASONRY

NG, SPACED AT 16
e WhAP MOISTURE
BARRIER OVER ALL EXTERIOR WALLS
FLASH ALL WINDOW & OTHER OPENINGS IN
EXTERIOR WALLS WITH TYVEK FLEXBLE
FLASH

EROVIDE T rRANsch TRIM AT CHANGE OF
FLOOR FINISHE
WATERPROOF ALL BASEMENT WALLS

1TH GRACE "BITUTHENE"
WATERPROGFING (SELF ADHER
PLASTICIZED BITUMEN WITH
POLYETHYLENE SCRIMI. PROVIDE MIN. 1*
EXTRUDED POLYSTYRENE INSULATION
WITH DRAINAGE GROOVES AGAINST
MEMBRANE, OR MIN. 1* EXTRUDED
POLYSTYRENE INSULATION AGAINST

RAT!
FOUNDATTON DRAIN AT BASE OF WALL &
DRAIN TO DAYLIGH

ThE WINDOW ROUGH OPENING HEAD
HEIGHT AT THE FIRST FLOOR IS NOTED ON
DRAWINGS.

PLUMBING NOTES

PLUMBING SUBCONTRACTOR TO BE
RESPONSIBLE FOR ADHERING TO ALL
APPLICABLE CODES AND SAFETY
REQUIREMENTS.

PROVIDE GAS SERVICE TO ALL WATER
HEATERS AND HVAC EQUIPMENT AS
REQUIRED.

IF WALL PLATES OR JOISTS ARE CUT
DURING THE INSTALLATION OF PLUMBING
FIXTURES OR EQUIPMENT, PROVI

BRACING TO TIE ERAMING BACK TOGETHER.
LOCATE WATER

RETANING PARS. PROVIDE AUXILLARY
DRAIN TO OUTSIDE FOR POSSIBLE
OVERFLOW.

ALL PLUMBING AND MECHANICAL VENT
STACKS TO BE LOCATED CLOSE TOGETHER
IN THE ATTIC. VENT STACKS TO B
LOCATED TO THE REAR OF T

AVAY FROM PROMINENTVIEW. ALL VERT

EASILY ACCESSED LOCATION,

EN: FOUNDATION NOTES

1

GENERAL CONTRACTOR TO INSPECT THE JOB
SITE AND EXCAVATED CONDITIONS PRIOR TO
STARTING CONSTRUCTIO!

CONTRACTOR TO COMMUNICATE 70 THE
OWNER ANDIOR ARCHITECT ANY CONDITIONS
REGARDING SOLS,

BEARING: BEAM. GIRDER & OTHER
CONCENTRATED LOADS SHALL

FROVIDED WITH1 A SEARING OF SOLD
MASONRY, OR HOLLOW-UNIT MASONRY
FILLED SOLID WITH MINUMUM si
TRENGTH CONCRETE FuLL

[ER ISSUE WHICH MAY REQUIR
RDDITIONAL OF SPECIAL ENGINEERING DESIGN
BY A LICENSED STRUCTURAL ENGINEER,
GENERAL CONTRACTOR TO REVIEW PLAN:
ELEVATIONS, AND DETAILS FOR D\MENSIDN oF
FINISHED FLOOR ABOVE TYPICAL G
CONTRAGTOR 10 COMMUMICATE TO
THE ARGHITECT ANY STE CONDTIONS THAT
REQURE MODIFICATION TO DIMENSIONS
INDICATED ON PLANS, SECTIONS, OR
EXTERIOR SLEVATIONS.
GENERAL CONTRACTOR TO REVIEW THE
FOUNDATION PLAN TO MEET LOCAL CODES
AND SOIL CONDITI
AL DIVENSIONS ARE CALCULATED FROM
OUTSIDE FACE OF BLOCK OR CONCRETE WALL
TO OUTSIDE FACE OF BLOCK OR CONCRETE
WALL AND TO GENTER LINE OF BLOCK PIERS,

AL SONCRETE TO BE PLACE IN THE DRY. NO
CONCRETE SHALL BE PLACED LATER THAN
NINETY (30) MINUTES AFTER MIXING H

BEGUN DEPOSIT CONCRETE I 1S FRAL
POSITION WITHOUT SEGREGATION &
REHANDLING,

PROVIDE PERFORATED DRAINS IN GEO'S0CK
FROM FOUNDATION TO GRAT

GENERAL CONTRACTOR TO COORDINATE WITH
A LICENSED, BONDED INSTALLER TO PROVIDE
TERMITE TREATMENT WHICH COMPLIES WITH
ALL LOCAL BUILDING CODES.

DIMENSION FROM CRAWL SPACE SOIL

SURFACE TO BOTTOM OF FLOOR JOISTS TO 24"
MINIMUM. PROVIDE CRAWL SPACE
VENTILATION PER LOCAL CODE

REQUIREMENT:

GERERAL CONTRACTOR TO REVIEW ALL FnsH
FLOOR MATERIALS. ALL FINISH FLOORS T
NSTALLED AR T0 6 FLUSH WITH ADMAGENT
FLOORS OF SIMILAR OR DISSIMILAR

MATERIALS. GENERAL CONTRACTOR TO
ADJUST THE FOUNDATION AS REQUIRED TO
ENSURE THAT ALL FLOORS ARE FLUSH AND

EOUNDATION STEEL NOTES
ALL STRUCTURAL STEEL SHALL BE OF
DOMESTIC MANUFACTURING CONFORMING TO
ASTM A-36 & STANDARD AISC SPECIFICATIONS.
RENFORCING STEEL SHALL BE OF NEW BILLET
HIGH-STRENGTH STEEL OF DOM
MANGEACTURING CONFORMING 10 THE
LATEST ASTM A-615 GRADE 60 FABRICATED IN
ACCORDANCE WITH MANUAL OF STANDARD OF
PRACTICE OF THE CRSI UNLE:

OTERWISE, AND PLACING OF BENLORCING
SHALL BE IN ACCORDANCE WITH ACI BULDING
CODE, MANUAL OF STANDARD PRACTICE, AND
THE CURRENT INTERNATIONAL RESIDENTIAL

DE.
REINFORCING SHALL HAVE 3 COVER IN
FOOTINGS, AND 2/ COVER ON MAN
REINFORCEMENT IN STE!

RENFORGING PARS ARE CONTIVUOUS UNLESS
NOTED OTHERWISE. LAP MESH 12" AT SPLICES,
LAP STEM WALL BARS (32 BAR DIAMETERS) AT
SPLICES, MINIMUM.

AT OUTSIDE CORNERS OF CONCRETE
FOOTINGS & STEM WALLS, PROVIDE #4 X 4-0°
CORNER BARS IN EACH FACE AT SAME
SPACING AS HORIZONTAL RENFORCEMENT
ALLWELDING TO OR ARC AND
(GAS WELDING I BUILOING CDNSTRuanN
LATEST EDITION, AND PER AWS 0L.1
STROCTURAL WELDING CODE. sEcnoN 2207,
BY AERICAN WELDING sociE

PROVIDE S8 T2 X737 WELD PLATE FOR
BEARING STEEL BEAVI I MU WALL Wit ONE
5/8" X 5" H.S. ANCHOR STUD.

PROVIDE /8" STIFFENER PLATE ON EACH SIDE
OF BEAM AT THE BEARING PLATE.

CONCRETE FOOTING NOTES
ALLFOOTINGS TO REST ON UNDISTURBED OR
COMPACTED SOIL OR GRAVEL WITH A
MINIVU BEARING CAPACITY OF 2000 L8S PER
SQUAY (CAVATE SOFT SOILS WHERE
NECESSARY AND HLL WITH 3000 POl
CONCRETE, FORM SIDES OF FOOTINGS WITH
WOOD WHERE RE
GENERAL CONTRACTOR TO VERIFY FOOTING
DEPTHS WITH LOCAL FROST REQUIREMENTS
OR EXISTING SOIL CONDITIONS, WHICHEVER 1S
MORE RESTR
A TOPS OF FOOTINGS ARE AT SANE
ELEVATION AT JUNCTURE OF WALL FOOTING
AND COLUMN FOOTING: (8) WALL FOOTIGN
REINFORCEMENT TO RUN CONTINUOUS
THROLGH COLUMN FOOTING RENEORCEMENT
TO RUN CONTINUOUS THROU:
FOOTING, (0) BOTIOM OF FOOTING OF HIGHER
FOOTING TO STEP TO BOTTOM OF LOWER
FOOTING AT SLOPE OF 1-VERTICAL TO 2-
HORIZON'
CONGRETE I FOOTINGS SHALL HAVE AN
ULTIMATE COMPRESSIVE STRENGTH OF NOT
LESS THAN 3,000 PSI AT 28 DAYS. CONCRETE
FOOTINGS SHALL NOT BE POURED THROUGH

PERIOD NOT LESS THAN FIVE (5) DAYS|

THEREAFTER
ALLFOOTINGS SHALL BE CENTERED UNDER
WALL OR COLUMN, UNLESS OTHERWISE
NOTED ON PLANS.

FOOTING SIZES SHOWN ARE ONLY TYPICAL
FOR STATED SOIL PRESSURES

CONTINENT COMPACTION, WHICHEVER 15
MORE RESTRICTIVE.

EQUNDATION CMU NOTES:
ROSTPROTECTION: ALL MASONRY SrALL B

PROTECTED AGANST FREEZNG FOR N

LESS ThAN 48 HOURS ARTER NSTALLATION,

AND SHALL NOT BE CONSTRUCTED BELOW 28

DEGREES F ON RISING TEMPERATURES, OR

BELOW 36 DEGREES F

BONDING: MASONRY WALLS AND PARTITIONS

SHALL BE SECURELY ANGHORED OR BOIIDED

ATPOINTS WHERE THEY INTERSECT 8Y
FOLLOWING METHODS: (A) BY LAVING

RY BOND, WITH
ALTERNATE UNITS HAVING A BEARING OF NOT
LESS THAN 8" UPON THE UNIT BELOW: (8) THEY
MAY BE ANCHORED WITH NOT LESS THAN 3/16"
CORROSION-RESISTANT METAL WIRE TIES OF

OTHER EQUIVALENT APPROVED ANCHORAGE.

HEIGHT OF WAL O
AR Coty BASEMENT ANDIOR FOUNDATION
WALL WITH MROE THAN 3-0" OF EARTH
AGAINST IT, TO BE REINFORCED WTIH #4
REBAR VERTICAL IN GROUT-FILLED CMU
CELLS AT 48",
L GO WAL, S MORE THAN SIX 6)
COURSES I HEIGHT. To BE REINFORCED
SSTYPE WIRE RENFORCNG IN
FORIZONTAL MORTAR JONTS
AND 4 REBAR VERTIGAL IN GROUT FILLED
CMU CELLS AT 48" O.C.
TIE ALL CMU WALLS TO CONCRETE
FOOTINGS AT EACH VERTICAL REBAR, OR AT
48" 0.C. EACH CORNER, ON BOTH
Sbes oF OPENINGS
PROVIDE CONTINUOUS BOND BEAM AT TOP
OF CHU WALLS. FIL WITH STRUCTURAL
ONCRETE, COVERING ON
CONTINDOUS 44 REBAR. PROVIDE A BOND
BEAN LINTEL OVER EACH OPENING IN CMU
WALL, BEARING 16" ON EACH S
REIFORCE OPENINGS I MU WALLS WiTh
ONE #4 REBAR N ONE GROUT-FILLED CELL:
COLUMN ON EACH SIDE OF OPENI
CONTINUOUS FROM CONCRETE FOOTING,
THROUGH LINTEL TO BOND BEAM AT TOP OF
WALL

REINFORCE CORNERS OF CMU STRUCTURES

CONGRETE FOBTING T6 BOND BEAM AT TOP
OF WALL

OVERLAP ALL REBAR SPLICES 24" MINMUM
COVERAGE OF ALL REBAR TO B

A MASONRY ANDIOR CONCRETE WALLS
BELOW GRADE SHALL BE DAVPPROOFED.
AND WATERPROOFED AS REQUIRED BY IRC
SECTION R406,

CONCRETE SLAB NOTES
UNLESS OTHERWISE NOTED. ALL SLABS ON
3,500 PS| CONCRETE (28-DAY
COMPRESSIVE STRENGT) ON & SAND OR
GRAVEL FILL, MINIMUM. INTERIOR SLABS TO

(A) CONCRETE SLAB ON GRADE SHALL HAVE
MINIMUM THICKNESS OF 4" THICKENED TO 8'
EARING WALLS: (B) SLAB SPAN:
7-0'; (C) TYPE OF REINFORCEMENT.
G16.1010 W (3 PROVIDE PRE MOLDED
JOINT FILLER EXPANSION JOINTS AT
PERIMETER OF EACH SLAB.

PATIOS AND PORCHES T0 BE 3500 PSI, AR-
ENTRAINED, AND SLOPED %" PER
DIRECTION INDICATED ON THE OURDATION

GARRGE SLABS TO BE 3500 PSI, AR
ENTRAINED, AND SLOPED %" PER 1-0"
TOWARD EXTERIOR GARAGE DOOR
OPENINGS.

WHERE TEMPERATURE REINFORCEMENT IS
NOT PROVIDED IN CONCRETE
THAN BASEVENTS, CONTRACTION JOINTS AT
APPROXNATEL ERVALS SHOULD

= PROVIDED. CONTRACTION JONTS
SHODLD BE PROVIDED AT PARTIONS
PROVIDE " EXPANSION JOINT MATERIAL

Li CONCRETE Sl

ABUTTING CONCRETE OR MAGONRY WALLS
GCCURING IN EXTERIOR OR UNHERTED
INTERIOR AREAS.
PROVIDE DEEP SCORE CONTROL JOINTS AT
MIDPOINTS OF ALL GARAGE SLABS, BOTH
DIRECTIONS.

FOUNDATION ANCHORAGE
WALL SILLPLATES (MINIMUM 2X4 MEMBER,
PRESSURE TREATED) SHALL BE SIZED &
ANCHORED TO FOUNDATION WALLS ON
PIERS AND AT ALL INTERMEDIATE INTERVALS
AS REQUIRED TO RESIST WIND UPLIFT.
ALL ANCHOR BOLTS TO BE ASTM GRADE 36,
MINIMUR 5/8° DIAMETER WITH 3'x3"L/4"
WASHER PLATE. THESE BOLTS SHALL BE
EMBEDDED IN FOUNDATIONS TO A DEPTH OF
NOTLESS THAN 15" IN UNIT MASONRY: AND

IN POURED CONCRETE. THERE SHALL BE A
MINMUM OF 2 ANCHOR BOLTS PER SECTION
OF PLATE, AND ANCHOR BOLTS SHALL BE

2

PLACED WITHIN 12" OF EACH END OF EACH

PLATE SECTION, WITH INTERMEDIATE BOLTS

'SPACED AT 42 0.C. MAXIMUM.

ANCHOR BOLTS, WASHER PLATES, & NUTS

TO BE HOT-DIPPED GALVANIZED.

PROVIDE ANCHOR BOLTS ON EACH SIDE OF
GARAGE DOORS TO MEET WIND BRACING

H: HV.AC. NOTES

1

MECHANICAL SUBCONTRACTOR IS
RESPONSIBLE FOR ADHERING TO AL
APPLICABLE CODES AND SAFETY

TRACTOR TO FULLY
COORDINATE ALL SYSTEM DATA AND
REQUIREMENTS WITH THE EQUIPMENT
SUPPLIER. HVAC SUBCONTRACTOR TO
PROVIDE FINAL SYSTEM LAYOUT DRAWING
AND SUBMIT IT TO THE GENERAL
CONTRACTOR, OWNER, AND EQUPMENT
SUPPLIER FOR REVIEW AND APPROVAL.

WATORY & BATH VENTILATION: (A) ALL
LAVATORIES AND BATHS SHALL BE
MECHANICALLY VENTILATED THROUGH KO-

MECHANICALLY VENTILATED THROUGH NOK-
COMBUSTIBLE DUCTS TO EXTRACT AIR AT
CoE RATE OF 100 AV SEE IRC SECTION
M1507, TABLI
PROVIDE DUCTING TO EXTERIOR FOR ALL
EXHAUST FANS, KTCHEN COOKTOP HooD
VENT, AND DI
SEE THE GENERAL ELECTR\CAL NOTES FOR
THE LOCATION OF SAR/S AND RAG.S IN
RELATION TO.THE LIGHT E0TURES
ALL THERMOSTATS TO BE LOCATED
ADJACENT TO LIGHT SWITCHES.
ATTIC HVAC UNIT(S) 10 BE LOCATED WITHIN
20 OF THEIR SERVICE OPENING
COCATE RETURN AR GRILLES WITHIN 20'OF
A GAS-FIRED APPLIANCE.
DO NOT LOCATE UNIT(S) OVER AREAS WITH A
SPAN MORE THAN 10°G"
HANICAL AND PLUMBING VENT

STACKS, NCLUDING OAS FLUES, TO BE
LOCATED TOGETHER IN THE ATTIC TO
MINIMIZE ROOF PENETRATIONS. VENT
STACKS TO BE LOCATED 10 THE REAR OF

HOUSE, AWAY FROM PROMINENT VIEW.
ALEVENT STAGKS AND FLUES T0 BE PRIVED
&PAINTED TO CLOSELY MATCH THE ROOF

EP: FLOOR PLAN NOTES

1

DONOT SCALE DRAWINGS, FOLL

DIMENSIONS ONLY. REFERENCE DIMENSIONS

N ASSOCIATED BETALS AND 0

DRAWINGS. REPORT DISCREPANGIES T0 THE

ARCHITECT FOR RESOLUTION.

ALL DIMENSIONS ARE CALCULATED FROM

OUTSIDE PACE OF STUD WAL TO QUTSIDE
STUD WALL, UNLESS OTHERWISE

NOTED. STUD WALLS NOT DVENSIONED ARE

TYPICALLY OF 2X4 (3-1/2") CONSTRUCTION,

DRYWALL
DRYWALL INSTALLATION SHALL BE
INCONFORMANCE WITH THE GYPSUM
ASSOCIATION'S RECOMMENDED PRACTICES
FOR THICKNESS, STUD SPACING, NAILING, &

BOARD ITE METAL OR PLASTER CORNER

WALLS COMMON T0 GARAGE AND HOUSE To
HAVE ONE LAYER OF S TYPE X LHR FIRE-
RATED GYPSI EACH SIDE.
e BATH AND TOLET AREA WALLS AND
CEILINGS ADIACENT 0 WET AREAS TO HAVE
WATER-RESISTANT GYPSUM B
FIBER-CEMENT, FIBERMAT RERFORCED
T GYPSUM BACKERS, OR

FBER REINFORCED GYPGUM BAGKERS 1
COMPLIANCE WITH ASTH 1268, C-125,

8 OR 1278 RESPECTIVELY, AND
INSTALLED IN ACCORDAN

INTUB AND SHOWER AREAS AND WALL
PANELS IN SHOWER AR
EGRESS WINDOWS, () GROUND FLOOR
BEDROOM WINDOWS TO HAVE A MINIMUM NET
CLEAR OPENING OF 5 SQ. FT. (B) SECOND
FLOOR (AND ABOVE) BEDROOM WINDOWS TO
HAVE A MINIMUM NET CLEAR OPENING OF 5.7
SQ.ET. (C) ALL BEDROOM WINDOWS TO HAVE
‘A MINIMUM NET CLEAR OPENABLE WIDTH OF
D, A MMM NET CLEAR OPENABLE HELGHT
‘A MAXIMUM FINISH SILL

O 44~ ABOVE ENISHELOOR
RN e o oaNELS
LOCATED WITHIN 1" OF FLOOR, 24" OF A
DOOR. OR 60" OF FLOOR AT BATHTUB
SOWERS WHIRLPOOLS, SAUNAS, STEAM
ROOMS, OR HOT TUBS TO BE TEMPERED
GLASS OR OTHER SAFETY GLAZING.
BATHROOMS AND UTILTY ROOMS T0 B

0 THE OUTSIDE WITH A 90 CFM FAN
(NN, RANGE HOODS TO 8 VENTED 70
OUTSIDE,
CABINET SUPPLIER TO FIELD MEASURE AREA
OF WORK AFTER ROUGH FRAMING TO!
ENSURE EXACT FIT. HE CABINETS SHALL
MATCH PLANS & ELEVATIONS. NO'
ARGHITECT OF ANY DISCRERANGIES,
PROVIDE TOPS, SPLASH, LAVATORIES, AND
WHIRLPOOL TUB PER OWNER'S SELECTIONS.
CARPET SHALL BE INSTALLED AS PER THE

"STANDARD FOR INSTALLATION

RESIDENTIAL GARPET- BY THE CARPET AND
RUG INSTITUTE.

EN: FRAMING NOTES

LUMBER
ALL STUD WALLS ARE DIMENSIONED AT 3-2°
AND 5-1/2" UNLESS NOTED O

ALDWOGD FRAMING I CONTAGT Wik
CONCRETE OR MASONRY TO BE PRESSURE
TREATED. ALL WOOD FRAMING IN CONTACT
WITH OR WITHIN & OF GRADE, SHALL BE
BORATE-PRESSURE TREATE

S255 OF STRUCTURAL MEMBERS: ALL
LUMBER SIZES SPECIFIED ARE NOMINAL SIZES.
ACTUAL SIZES ARE SHOWN ON THE FLOOR

PLANS.
STRUCTURAL POSTS:
ALL ISOLATED STRUCTURAL POSTS SHALL
HAVE AMINMUM DMENSION OF 4" WITH
'SUBSTITUTIONS AS FOLLG
X1 POSTS S (3 bede NALED
4X6 POSTS = (4) 2Xa's NAILED
XEPOSTS - 6) 2X4SNALED
STRUCTURAL FRAMING: ALL FRAMING
WATERIAL 76 BE 2 KO MNMOM, LOMBER
SHALL BE DOUGLAS HIR-LARCH (DFL) WITH fb=
65 E=17 MINIMUM, OR SOUTHERN-
T OWPNE (SYP)WITH FL-1750 AND E-L8
MINIMUY, AS FOLLO
DSPLATES, DPL OR TYP STUD GRADE
CRarreRs CELING JOISTS: DFL OR SYP #2
GRADE OR BETTE
<BEAuS/ | EADERS: DFL OR SYP #2 OR

AL 0D FRAMING AT BEARING WALLS
SHALL BE AS FOLLOWS,

(F 3 STORIES, USt 2465 @ 16°0.C)
ZdFLOOR: " 2 @ 167 0.

ALLTIs ARE TO BE SERIES 530 UNLESS NOTED
OTHERWISE

ERAMING
ALLFRAME WALLS OVER 1
0.C., AND RECEIVE ROWS OF 2X6
PONTS OF HEIGHT (2 ROWS)
ALL STUDS TO BE FRAMED AT 16° .
MAXIMUM
ALL ANGLED WALLS TO BE FRAMED AT 45
DEGREE ANGLE UNLESS OTHERWISE NOTED
ALLBEAMS, JOISTS, &
MOUNTED I METAL HANGERS, SIMPSON
STRONG-TIE OR EQUIVALENT, WITH
GALVANIZED FASTENERS FOR INTERIOR
APPLICATIONS, AND Z-MAX FASTENERS FOR
EXTERIOR APPLICATIONS OR WHERE IN
CONTACT WITH PRESSURE-TREATED LUMBER.
CONTINUOUS BEARING FROM POINT OF LOAD
TOFOUNDATION SHALL BE PROVIDED

R COLUMIS & SOLID BLOTING AT
EACH ELOOR LEVEL
PROVIDE FULL SOLID BEARING OR TRIPLE-
STUD BEARING UNDER ALL BEAM BEARING

PAOVIDE FIRE BLOCKING AT 9.0 HIGH AS PER
IRC SECTION R302.111 WITH MATERIALS AS
PRESCRIBED IN IRC SECTION R302.

AL EXTERIOR PLUMBING WALLS SiALL B

NS ARE DESIGNED TO
MEET PRESCRIPTIVE DESIGN REQUIREMENTS
IN THE AF & PA "WOOD FRAME CONSTRUCTION
MANUAL"

BRACE EXTERIOR STUD WALLS AT CORNERS
BY ONE OF IHE FOLLOWING METHODS
ACE LET INTO STUDS
s useuszs EROM PLATE TO
PLATE,

B ALL SHEATHING WITHIN 4-0" OF
CORNERS TO BE SPAN RATED 112"
PLYWOOD, GLUED & SCREWED TO

FLOOR FRAMING LAYOUT TO BE COORDINATED
WITH THE GENERAL AND HAC CONTRACTORS
TO PROVIDE ACCESS CHASES At
ROBSTRUCTED RUNS FOR HVAC DUCTWORK.
PROVIDE DOUBLE FLOOR JOISTS UNDER ALL
WALLS WHICH ARE PARALLEL TO FLOOR JOIST
SPAN DIRECTION,

PROVIDE = BRACING OR SOLID BLOCKING AT
AU C.AT AL 1-1/2" FLOOR

AL HEADERS TO BE FREE OF SPLITS AND
CHECKS.

MINIMUM HEADER SIZE AT OPENINGS IN NON-
LOAD BEARNING WALLS TO BE TWO 2X6s WITH
2" PLYWOOD GLUED & NAILED BETWEEN,
MINIMUM HEADER SIZE IN LOAD-BEARING
WALLS TO BE TWO 2X125 WITH 1/2" PLYWOOD
GLUED & NAILED BETWEEN
PROVIDE DOUBLE HEADER JOISTS AND
TRIVMERS AT ALL FLOOR OPENINGS
RUCTURAL STEEL TO CONFORM WITH
AST SPECIHCATION A
ONLESS GTHERWISE NOTED, PROVIDE A
WOOD 2X PLATE BOLTED TO THE TOP FLANGE
OF ALL STEEL BEAMS WITH 38" DIAVIETER
BOLTS STAGGERED @ 24" O.C.

SHEATHING
FLOOR SHEATHING:
APA STURD--FLOOR /4" TONGUE &

oo
m
8
a
2
2
]
@
]
@
5
2

D GLUE & SCREW PLYWOOD DECKING TO

EXTERIOR WALL SHEATHING: TYPICAL
EXTERIOR 2X4 AND 2X6 STUD WALLS TO BE
SHEATHED WITH 112" EXTERIOR GRADE
SHEATHING. SHEATHING TO SPAN OVER ALL
PLATES AND HEADERS. SEE ALSO "WALL
BRACING” NOTE.

ROOF SHEATHING:

A APASPAN RATED 5/8" EXTERIOR
GRADE PLYWOOD;

B.  MAXIMUM SPAN TO BE 24" O.C. WITH H-
CLIPS: MAINTAIN 1/8" GAP BETWEEN
PANELS.

C. EDGES SHALL BE BLOCKED WITH
LUMBER OR OTHER APPROVED TYPE
OF EDGE SUPPORT; FACE GRAI

\RALLEL TO SUPPORTS.

PROVIDE BLOCKING AT ALL CABINET

LOCATIONS.

PROVIDE DOUBLE 2X6 STRONGBACK BRACING
AT CENTERLINE OF CEILING JOIST SPANS.
OVER 100"

W ALRAFTERSTO BE2Xs AT 16 OC
NOTED OTHERWISE ON PLANS
(VERIPY SIgE AND SPACNG PER LOCAL
BUILDING CODE
RAFTER & TOP PLATE

OARDS TO BE ONE SIZE LARGER THAN
TVPICAL RAFTERS,

33 PROVIDE 2X6 COLLAR TIES AT UPPER 113
OF VERTICAL DISTANCE

ELS:
PROVIDE FOAM BETWEEN PLYWOOD OR
GYPSUM BOARD INTERIOR PANEL AND.
ROOF DECKING. THESE PANELS TO BE
DESIGNED BY PANEL MANUFACTURER.
TO SPAN AS INDICATED IN THESE P

CONTRACTOR TO PROVIDE AND INSTALL
2X6 EDGE PLATES OR PANELS,

STAIRS & RAILINGS

a7, STAR CONSTRUCTION T0 CONSIST oF
THREE 2X12 STR|
THICK TREADS, AND S THCK RISERS.
OR MATERIALS FABRICATED BY A
COMPONENT MANUFACTURER.

3. TREADS AND RISERS:
A ALLTREADS AND RISERS TO BE

MUST BE SOLID, OR GUARDS
PROVIDED TO LIMIT OPENING TO
4 MAXIMUM.
39, HANDRAILS: REQUIRED ON BOTH SIDES.
OF STAIRS; MNIUM HEIGHT OF RAIL TO
BE 34' ABOVE NOSE OF TREAL
MAXMOM HETGHT 52 MMM
HORIZONTAL CROSS-SECTION OF 2-5/8";
MINIMUM 1-3z" CLEAR SPACE BEHIND

40, eumns AT STAIRS:
REQUIRED ON OPEN SIDE OF
STAIRS; MINIMUM HEIGHT TO BE
34" ABOVE NOSE OF TREAD, PER
IRC SECTION R312.

5 OPENNGS I THE GUARD SHALL
NOT ALLOW PASSAGE OF A 4'
SPHERE, EXCEPT AT THE
TRINGULAR OPENING FORMED

OTTOM RAIL. TREAD,
AN RISER, WHICH SHALL NOT
ALLOW PASSAGE OF A"

a omeR GuRDS:
GUARDS ARE REQUIRED AT ALL
WALKING SURFACES THAT ARE

SHALL NOT BE CONSIDERED AS

A GUARD.
FRAMING NOTATIONS CONFORM TO THE

CONSULTING WITH Ct
NG THE FRAMING WATERIALS PROVIDED 10
ENSURE COMPLIANCE WITH CODES AND
STRUCTURAL INTEGRITY. DUE TOVARATIONS
INLOCAL CODES AND GEOLOGI

CONDITIONS. REVISIONS T6 THESE PLANS MAY
BE REQUIRED.

R: ROOFING, SEALING, & FLASHING

ROOFING: UNDERLAYMENT

1

UNDERLAYMENT SHALL BE A WATER-RESISTANT,
VAPOR-PERMEABLE, WOVEN POLYMEF
WENBRANE (SUCH A5 DuPon Rool nen, AND
SHALLBE INSTALLED WITH CAP NALS OR CAP
STAPLES IN ACCORDANCE WIT!

MANUEACTURER'S INSTALLATION GUIDELINES,

INSIDE THE EXTERIOR WALL LINE OF THE
BUILDIN
UNDERLAYMENT APPLIED IN AREAS SUBJECT TO
HIGH WINDS (ABOVE 110 MPH) SHALL EE APPLIED
WITH CORROSION RESISTANT FASTENE?
ACCORDANCE WITH MAKUFACTURER'S
INSTALLATION GUIDELINE
FOR ROOF SLOPES OF FOUR UNITS VERTICAL IN
12 UNITS HORZONTAL (33 ER),
DERUATMENT SHALL BE ONE LAYER APPLIED
AS FOLLOWS:
APPLY SHINGLE STYLE, PARALLEL TO
AND STARTING FROM THE EAVE, WiTh

ANOEACTURER'S GUIDELNES

B.  DISTORTIONS IN THE UNDERLAYMENT
SHALL NOT INTERFERE WITH THE ABILTY
OF THE SHINGLES T

¢ ENDLAPS SHAL BE OFFOET BY SIX FEET

ROOFING: SHINGLES

5

HERE ROOF SLOPE EXCEEDS 21 UNITS VERTICAL

N1 ONITS HORISONTAL
SHINGLES SHALL BE INSTALLES A8 REQUIRED BY
MANUFACTURER.
ASPHALTS SHINGLES SHALL BE TESTED IN
E WITH ASTM DTI58 AND MEET THE
CLASSIFCATION REQUIREME
ROUS.2441) FOR WIND SPEEDS UP TO oven
FASTENERS FOR ASPHALT SHINGLES SHALL

COMPLY WITH ASTM FLSGT. AND SHALL BE:

GALVANIZED STEEL, STANLESS STEEL,

PPER ROOFING NAILS;

B MINIMOM 1208 0018 INGE) SUANK. YT A

ASPHALT SHINGLES SHAL
NOMBER OF FASTENERS REQUIRED Y THE
MANUFACTURER, BUT NOT LESS THAN FOUR
FASTENERS PER STRIP SHINGLE, OR TWO
FASTENERS PER INDIVIDUAL SHINGLE.

SEALING:

9

EXTERIOR JOINTS AROUND WINDOWS & DOOR
FRAMES; BETWEEN WALL & FOUNDATION;
BETWEEN WALL PANELS AT PENETRATIONS; AT
UTILTY SERVICES PENETRATIONS THROUGH

OPENNIGS Iy THE EXTERIOR ENVELOPE SHALL
BE SEALED IN AN APPROVED MANNER

ELASHING:

10,

11

CORROSION RESISTANT FLASHING IS REQUIRED
AT THE TOP & SIDES OF ALL WINDOWS & ROOF
OPENINGS, AND AT THE INTERSECTION OF
CHIMNEYS, MASONRY, ANDIOR WOOD
CONSTRUCTION AND FRAME WALLS,

FLASHING AGANST AVERTICAL SIDEWALL SHALL

BY THE STEP-FLASHING METHOD. THE
FEASHING SHALL B2 A MINIUM OF FOUR
INCHES HIGH AND FOUR INCHES WIDE. AT THE
END OF THE VERTICAL SIDEWALL, THE STEP
FLASHING SHALL BE TURNED OUT IN A MANNER
THAT DIRECTS WATER AWAY FROM THE WALL
AND ONTO THE ROOF ANDIOR GUTTER

NSULATION NOTES

PROVIDE R-4 RIGID INSULATION AT SLAB EDGE.
GENERAL CONTRACTOR TO VERIFY WITH LOCAL

CODE.
PROVIDE R-19 BATT INSULATION IN 2x6 WALLS,
R-13 IN 24 WALLS, MINIMUM R-30 IN FLAT

ci
%" MINIMUM AIRSPACE BETWE!

AND INSULATION: INSTALL INSULATIO
BABRIERTOWARM SIDE; NO BARISRS I ATTIC
UNLESS NOTED OTHERWISE.

INSTALL SIDE WALL AND CEILING INSULATION N
CONTIN ANKET WITHO!

ELECTRICAL BOXES LIGHT FIXTURES. OF

HEATING DUCTWORK. CAULK ALL OPENINGS IN
EXTERIOR WALL CONSTRUCTION.

FLOORS OVER UNHEATED SPACE TO HAVE R19
INSULATION BETWEEN JOI

FVAC BUCTS LOCATED IN UNFIEATED SPACES T
BE INSULATED WITH R, GENERAL CONTRACTOR
TO VERIEY WITH LOCAL CODI

ALL EXPOSED INSULATION TO HAVE A FLAME
SPREAD RATING OF LESS THAN 25, AND A SMOKE
DENSITY RATING OF LESS THAN 480,

FILL ALL UNGROUTED CMU CELLS Wi

VERUICULTE O FOAM NLPLACE INSULATION IV
BASEMENT WALLS.

LINGS, AND R:30 IN VAULTED CEILINGS, ALLOW

rchitects

£
:
H

z
H
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FASTENING SCHEDULE

E: ELEVATION NOTES

1 EXTERIOR FLASHING TO BE CORRECTLY

PROJECTIONS, AND PENETRATIO!

10NS A
REQUIRED BY APPROVED CONSTRUCTION

PRACTICES,
2. GENERAL CONTRACTOR TO PROVIDE

ADEQUATE ATTIC VENTILATION AND ROOF

L GOV

OcAl
NSTALL CONTIRIIOUS RIDGE VERTRATION,

AND PRIME & PAINT TO CLOSELY MATCH
ROOF COLOR IF APPLICABLE. PROVIDE
APPROPRIATE SOFFIT VENTILATION AT
OVERHANGS.

3 ALLPLUMBING AND MECHANICAL VENTS

TO BE LOCATED CLOSE TOGETHER WITHIN

THE ATTIC SPACE WHEN POSSIBLE TO
MINIMIZE THE NUMBER
PENETRATIONS. ALL PLOWBING AND

FROM ANY PROMINENT VIEW. N
TO BE ALLOWED
METAL AND PVC VENTS AND

PENETRATIONS TO BE PRIMED & PAINTED

TO CLOSELY MATCH THE ROOF COLOR
(VERIFY WITH OWNER)

4 GENERAL CONTRACTOR TO LOCATE
UTILITY METERS AWAY FROM ANY

PROMINENT VIEW. UTITY METERS TO 6E

LOCATED AS

POSSIBLE T MINMIZE THEVISUAL MPACT

OF THE METERS.
5. GUTTERS AND DOWNSPOUTS ARE NOT

INCLUDED ON THE ELEVATION DRAWINGS.
OR TO VERIF

GENERAL CONTRACTG
SISTING TOPOGRAHIC GRADES, AND

INSPOUTS TOWARDS FRONT

AND REAR OF HOUSE, BASED ON
GRAPHIC CONDITIONS, TO ALLOW
POSHTI/E BRANAGE AWAY FAOM THE

HOUSE. DO NOT LOCATE DOWNSPOUTS IN

(0 VEN
'ON T FRONT ROOF ALL

CONNECTION FASTENER LOCATION DOWNSFOUTS AY BE COLOR M
6 PROVIDE WATER-DISPERSING TRIM AT
J0ISTTOSILL OR GRDER 4-100 couMON TOE NAL PER JOIST DORMER ROOFS, AND GUTTER GUARDS
BRIDGING T0.JOIST 28 couon TOE NAIL EACH END ONALL GUTTERS
SOLE PLATE T0 J0IST OR BLOCKING 3-1@1zoc TYPICAL FACE NAIL
TOPPLATETOSTUD 216 COMMON EnD AL ENERGY CODE
STUD TOSOLE PLATE -8 CoMMON TOENAIL
2160 COMNON ENDNAL ATTIC ACCESS HATCHES & DOORS MUST BE WEATHER STRIPPED
DOUBLE STUDS 2.1 @2¢'0c. FACE NAL & INSULATED TO THE SAME LEVEL AS THE SURROUNDING
DOUBLE TOP PLATES 2-160@ 2¢°0C. TYPICAL FACE NAIL SURFACES
DOUBLE TOP PLATES 8160 COMNON UpsPUCE FLOOR INSULATION MUST BE INSTALLED TO MAINTAIN
CONTACT WITH THE UNDERSIDE OF THE SUBFLOOR
BLOCKING BETWEEN JOISTS OR RAFTERS TO TOP 2100 COUMON TOE NAL EACH END DECKING
PLATE
FMAJOIST TOTOPPLATE [ ToERAL PROGRAMMABLE THERMOSTATS WITH DAILY SETBACK
TOP PLATES, LAPS, & INTERSECTIONS 5160 COMNON BLOCKING TOSLLOR TOP PLATE P e My AL A e
FORCED AIR WITH AN INITIAL SETTING NOT HIGHER THAN 70°
(TOE-NAILED):4 - 16D EACHBLOCK FAHRENHEIT FOR HEATING, AND NOT LOWER THAN 78°
SAND JOIST T0 JOIST (END NALED):4- 160 FAHRENHEIT FOR GOOLING.
JoIsT SUPPLY DUCTS IN ATTICS RETAIN R-8 INSULATION REQUIREMENT.
REQUIREMENTS FOR ALL OTHER DUCTS IN UNCONDITIONED
BAND JOISTTO SLL OR TOP PLATE (TOE
NAILED) 160 PER FOOT SPACE REDUCED TO R,
TWoPECES “epcow AN EDGE THE ENTIRE DUCT SYSTEM MUST BE SEALED,
CELING J0ISTS TOPLATE 4-100 COUMON TOE NAL
oS 4-8 coumon TOE NAL Ecc
CELING JOISTS, HPS OVER PARTITIONS 4-160 COMMON MNMUM FACE NAL PRESCRIPTIVE ZONE 4
EILING JOISTS, PARALLEL TO RAFTERS 4160 CoMON MU FACE NAL REQUIREMENTS
RAFTER TOPLAE, 3160 COMMON ToENAL WNDOH (-TACTOR) 040
BuL 2180 oc FACENAL SKYLISHTS (-FACTOR) 055
BULT-UP GROER & BEANS 20 COMMON @32'0.C. FACE NAIL AT TOP & BOTIOM STAGGERED ON CELING - OFEN ATTIC -
OPPOSITE SIOES RVALE)
2200 coumOn FACE NAL AT ENDS & AT EACH SPLICE CELNG - CATHEDRAL 5
COLLAR TE TO RAFTER 5100 COUMON FACE NAL Lzl
JACKRAFTERTOHP 3-10 CoumioN TOE NAL 20/ B4
2160 COUMON FACENAL RSO R 7B
ROOF RAFTER T0 2« IDGE BEAM 2-16D CoMMON TOENAIL
FLOOR (R-vALIE) 19
2160 COUMON FACENAL
10/13
J0IST TO BAND J0ST 4160 CouMON TOE NAL
LEDGERSTRR 3160 COMMON PER FOOT FACENAL 5AB R-VALLE ¢ DIPTH) 10, 2FT.
WOOD STRUCTURAL PANELS & PARTICLE BOARD. “aiess N: 6 0., EDGE SPACING .
& 12 0CFELD SPACNG v 10/18
SUBFLOOR, ROOF, & WALL SHEATHING (TO FRAMING)

SINGLE FLOOR (COMBINATION SUBFLOOR-UNDERLAYNENT
RAMING

PANEL SDING TO FRAMNG alEss 8D COMNON: 6 0.C. EDGE SPACING
120 FIELD SPACNG
FIBERBOARD SHEATHING i BDROOFING: 3'0.C. EDGE SPACING

B 0.C. FIELD SPACING

M: MASONRY NOTES

1 STONE & MASONRY VENEER SHALL BE
INSTALLED IN ACCORDANCE WITH IRC
SECTION R703.7.

2 PROVIDE UNIFORMLY SIZED UNITS
COMPLYING WITH ASTM C216, GRADE SW,
TYPE FBS, AND LIME/CEMENT MORTAR
CONFORMING TO ASTM C720, TYPE S,

3 INSTALL GALVANIZED ANCHORS @16' O.C.
EACH WAY, WITH CADMIUM-PLATED

SCREWS,

4, MASONRY VENEER ANCHORS TO BE
EMBEDDED INTO THE GROUT OF THE.
VENEER AT LEAST 15 INCHES AND
LEAST 54 OF GROUT COVERAGE BEYOND
S ANGHOR 1O THE EXTERIOR AS PER
LR.C. SECTION R703.7.4.

5 EXTERIOR WALL COVERINGS & BACKING
MATERIALS TO MEET WIND LOADS AS PER
LR.C. SECTION R703.

6. THE VENEER SHALL BE SEPARATED FROM
THE SHEATHING BY AN AIR SPACE OF A
MINIMUM OF A NOMINAL (1) INCH, BUT NO

MORE THAN 4-

7 FLASHING SHALL BE LOCATED BENEATH
THE FIRST COURSE OF MASONRY ABOVE
FINISHED GROUND LEVEL ABOVE THE
FOUNDATION WALL OR SLAB, AND AT
OTHER POINTS OF SUPPORT, INCLUDING
STRUCTURAL FLOORS, SHELF ANGLES, &
LINTELS, WHEN MASONRY VENEERS ARE
DESIGNED IN ACCORDANCE WITH LR.C.
SECTION R703.7.

8 WEEPHOLES SHALL BE PROVIDED IN THE
OUTSIDE WYTHES OF MASONRY WALLS AT
AMAXIMUM SPACING OF 37 0.C

PHOLES SHALL NOT BE LESS THAN
S DIAMETER, WEEPHOLES SHALL
BE LOCATED IMMEDIATELY ABOVE THE
FLASHING, AS PER R.C. SECTION R703.7.6.

EXTERIOR PLASTER
o EXTERIOR PLASTER SHALL BE INSTALLED
IN ACCORDANCE WITH IRC SECTION

R7036.
10, LATH: PROVIDE ALL LATH & LATH
ATTACHMENTS SHALL BE OF CORROSION-
RESISTANT MATERIAL EXPANDED METAL
CORROSION-RESISTAN'
MATERIAL EXPANDED METAL WOV
HAVING A 736 HEAD, OR /8- LONG: 16GA

LESS THAN (2) COATS WHEN APPLIED
ASONRY, CONCRETE, PRESSURE-
PAESERVATIVE TREATED WOOD, OR

ER SURFACE IS
COMPLETELY GOVERED BY VENEER OR
OTHER FACING MATERIAL OR IS
COMPLETELY CONCEALED, PLASTER
APPLICATION NEED BE ONLY (2) COATS,
PROVIDED THE TOTAL THICKNESS IS AS
SET FORTH IN TABLE R702.1(1).
12 WEEPSCREEDS,
‘A MINIMUM 0,019-INCH (26ga.
GALVANIZED SHEET), CORROSION-
RESISTANT WEEP SCREED, Of
PLASTIC WEEP SCREED, WITH A
MINIMURM VERTICAL ATTACHMENT

13 WATER RESISTNE BARRIERS:
TER RESISTIVE BARRIERS
SHALL BE INSTA
ACCORDANCE WITH SECTION
R703.2, AND, WHERE APPLIED
VER WOOD-BASED SHEATHING,
SHALL INCLUDE A WATER-
RESISTIVE VAPOR PERMEABLE
BARRIER,

B AWATER-RESISTIVE VAPOR-
PERMEABLE BARRIER APPLIED
BETWEEN WOOD-BASED
SHEATHING AND STUCCO SHALL

F A 'DRAINAGE TYPE'

14, LINTEL SCHEDULE

FOR 4" BRICK VENEER WITH NO SUPERIMPOSED

LOADING]

STEEL LINTELS TO BE SHOP-COATED WITH RUST-
INHIBITIVE PAINT, UNLESS MADE OF CORROSION
RESIDTANT STEEL, OR TREATED WITH A
CORROSION RESISTANT COATING. PAINTING THE
EXPOSED SURFACES OF THE LINTEL AFTER
INSTALLATION DOES NOT ADEQUATELY PREVENT
CORROSION.

EL: ELECTRICAL NOTES

1 ELECTRICAL PLAN(S) ILLUSTRATE BASIC

FIXTURE SELECTION AND LOCATION WITH
NER

2 LIGHT FICTURES To BE INSTALLED A5
CLOSELY AS POSSIBLE TO THE LOCATION
SHOWN ON THE ELECTRIAL PLANGS)
0T FXTURES TO ALIGN WiTH OT R
LIGHT FIXTURES, OR WITH ADJACENT
HVAC SAR's AND RAG's.

3. GENERAL CONTRACTOR AND ELECTRICAL

FROM THE ELECTRICAL PLAN(S) BEFORE
THE INSTALLATION GF FIXTURES,
SWITCHE

4 OASOR ELECTRICAL SERVICE TO BE

ETC. PROVIDE OUTLET ABOVE RANGE FOR
MICROWAVE OR HOOD VENT I FINAL
KITCHEN LAYOUT REQUI

5 ALLOUTLETS LOCATED NEAR ANY WATER
CONDITION TO BE G.F.

6 SWITCHES AND OUTLETS m o
COORDINATED WITH THE
COCORMATCHED WITH INTERIGR TRIW

7 PROVIDE WATERPROOF OUTLETS AS PER
PLANS.

8 GENERALCONTRACTOR TOVERIY WITH

WNER ALL LOCATIONS OF PHONE
OUTLETS, COMPUTER OUTLETS,
ELECTRONC DEVICE OUTIETS ALt

PUTER OUTLETS TO BE ON A
DEDICATED CIRC

9 GENERALCONTRACTOR TO VERIEY WiTH
THE OWNER, THE LOCATIONS OF CABLE TV
OUTLETS,

10, DIMMERS TO BE SIZED FOR TH

IMER! THE
APPROPRIATE LOAD OF THE FIXTURES
AND LAMPS SELECTED. SLIDE-TYPE

ALIGN WITH EACH OTHER IF THERE ARE
MULTIPLE SWITCHES.,

12, BLOCK AND PREWIRE SEPARATE
SWITCHES TO EACH LIGHT AND CEILING
FAN.

13, GENERAL CONTRACTOR TO VERIFY WITH
THE ARCHITECT ANDIOR LANDSCAPE
ARCHITECT, ALL LANDS
EXTERIR LIGHTING CIRCUITS AND

14, GENERAL CONTRACTOR TO VERIEY WiTH
R WHETHER EXTER|
SEGURITY LIGHTS ARE DRSIRED T S0,
GENERAL CONTRACTOR TO VERIFY THE
TYPE OF FIXTURE, LOCATION, AND
REQUIRED SWITCHING.

15, GENERAL CONTRACTOR T0 COORDINATE
ALL THE REQUIREMENTS OF AN
SYSTEM, IF ONE IS DESIRED,

16, PROVIDE HARDWIRED SMOKE
DETECTORS, WITH BATTERY BACKUP, ON

ALL FLOORS AND IN EACH BEDROOM.
VERIFY WITH LOCAL CODE
FOR__HVAC UNIT(S) NUMBER
R ONITS 70 FE BETERMINED B
COCAL MECHANICAL CONTRACTOR.

18 HVAC UNITS ARE NOT TO BE
WIREDILOCATED NEXT TO MASTER
BEDROOM OR PATIOIDECK AREAS,

15, LOCAL VENTILATK

FROVIDE S0 CF VENTILATION FAN

(MINIMUM) FOR EACH BATHROOM &

LAVATORY.

PROVIDE 100 CFM VENTILATION

AN AT KITCHEN RANGE 100D,

20, EXISTING PANEL BOX MAY REQUIRE
RELOCATION; PANEL BOX TO BE SIZED TO

MMODATE ALL CALCULATED LOADS,
AND PROVIDE FOR A MINIMUM GF EI0HT ()
SPARES.

3

2L DECORATIVELIGHT FIXTURES TO B
SELECTED BY THE O
COORDINATED WITH THE GENERAL
CONTRACTOR. THE OWNER TO APPROVE
AL SUBSTITUTIONS.

22 GENERALCONTRACTOR T0 COORDINATE

= LAMP SELECTION (RECESSED CAN

SI2E AND TR WITH T

2 ELECTRIC ANDCAS METERS TO BE
LOCATED AWAY FROM ANY PROMINENT
VIEW. (VERIFY WITH LOCAL UTILITY),

W: WOOD DECK NOTES

1 ALLCONSTRUCTION SHALL BE PER
INTERNATIONAL RESIDENTIAL BUILDING

2 DECKLOADS ARE 40 Ib LIVE LOAD AND 15 b
DEAD LOAD. ANY SPECIAL LOADS SHOULD
BE CONSIDERED AS WELL.

3 THE GENERAL CONTRACTOR SHALL
VERIEY ALL DIVENSIONS AND SITE
CONDITIONS BEFORE STARTING WORK.
T ARCANECTIENGINEER SHALL BE
NOTIFIED OF ANY DISCREPANCY.

4. CONTRACTOR SHALL USE SIMPSON
"STRONG TIE" (OR APPROVED EQUAL)
WOOD FRAMING ANCHORS, HANGERS,
HOLD-DOWNS, ETC., FOR ALL WOOD-TO-
WOOD CONNECTIONS. ALL ANCHORS TO
BE INSTALLED N ACCORDANCE WITH

ANUFACTURER'S SPECIFICATIONS.
BEAMS AND PURLINS SHALL BE
CONNECTED WITH METAL CONNECTORS.
CONCRETE ANCHORS AND POST BASE
CONNECTORS SHALL BE GALVANIZ!

WITH 55 ot OF ZNC (G185 COATING)
OR STAINLESS STEEL. ALL HARDWARE
AND FASTENERS (JOIST HANGERS, POST
ANCHORS, MECHANICAL EASTENERS,

IALLS, SCREWS, BOLTS, ETC) S}
CALVANIZED WHTH 1,85 st OF PINC (6.165
COATING) OR SHALL BE STAINLESS STEEL
LOOK FOR PRODUCTS SUCH AS “ZMAX"
FROM SIMPSON-STRONG-TIE OR “TRIPLE
ZINC” FROM USP,

5 UNLESS NOTED OTHERWISE IN THESE
DETAILS, ALL FRAMING LUMBER SHALL BE
'SOUTHERN PINE, GRADE #2 OR BETTER
AND SHALL BE PRESSURE TREATED ACO
OR CA-BIN ACCORDANCE WITH AMERICAN

CATION

NOT ALL TREATED LUMBER IS RATED FOR

GROUND CONTACT.

6. ALLDECKING MATERIAL SHALL BE 2x6 OR
514 (FIVE-QUARTER) BOARD. ATTACH
DECKING TO EACH JOIST WITH A MINIMUM
OF (2) RING SHANK 80 NAILS OR 2-112"
WOOD SCREWS. DECKING MAY BE
APPLIED DIAGONALLY AT A 45 DEGREE
ANGLE PERPENDICULAR TO THE JOISTS.

MATERIALS MAY BE SUBSTITUTED ONLY
WHEN THE PRODUCT HAS AN APPROVED
EVALUATION REPORT FROM AN
ACCREDITED TESTING LABORATORY.
CHECK WITH YOUR LOCAL BUILDING
DEPARTMENT FOR APPROVED MATERIALS
OR REFER TO THE LIST OF APPROVED
DECKING PRODUCTS.

7. FORSTARS & GUARDRALS, SEE: STAIRS &
RAILINGS', WITHIN FRAMING NOTES

om o T eren
cvonss [surnizes | s [wors
o Coons | o ot
w seurss | 5 [nores
Losinar s [nores
woroze [Loaar s [nore2
ooy [crs s [norez
o [norez
wo w Totes

1. DESIGNED FOR BRICKLOAD WHERE WIDTH OF OPENING
EQUALS HEIGHT OF BRICK.

2 DESIGHED FOR AMAMUMOF TWENTY (21 R
‘COURSES OVER LINTEL AT GARAGE DOOY

3 DESGNED FOR GARKGE DOORWITH BRCK GABLE OVER

STEEL:ATS

ice@oysiarchitects.com

. Suite 100, Knoxville, TN 37921

1545 Western Avenue,
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INFILL CHECKLIST
ERONT YARD:

AND CONSISTENT WITH ORIGINAL HOUSES
ON THE BLOCK.

X PORCH AND HABITABLE PORTION OF THE
HOUSE IS OFFSET FROM STREET EQUIAL
TO NEIGHBORING HOUSES.

NIA WALKWAY IS PROPOSED FROM SIDEWALK
(WHEN AVAILABLE) TO FRONT DOOR,
PERPENDICULAR TO STREET.

N/A FENCING IS CONSTRUCTED OF
TRADITIONAL MATERIALS AND EXCLUDES
CHAIN LINK, MASONRY, WIDE BOARDS,
AND OTHER CONTEMPORARY MATERIALS.

X HEALTHY TREES ARE MARKED FOR
PRESERVATION.

HOUSE AND SIDE ION 2, PAGE &
N/A PROPOSED INFILL IS PROPORTIONAL TO

DIMENSION OF LOT AND ORIGINAL

HOUSES ON THE BL(

Z
s

PROPOSED INFILL ON CORNER LOTS HAS

APPLIED FOR ANY NECESSARY ZONING

VARIANCE TO LOCATE CLOSER TO SIDE
STREET.

NIA PROPOSED INFILL KEEPS THE SPACING
BETWEEN HOUSES CONSISTENT WITH
ORIGINAL HOUSES ON THE BLOCK.

ALLEYS, PARKING, AND SERVICES - SECTION 3, PAGE 7
X PROPOSED PARKING AVOIDS THE FRONT
YARD.

NIA_ PROPOSED INFILL HOUSE HAS ACCESS
FROM ALLEY ONLY (WHERE AVAILABLE)
FOR GARAGE OR PARKING PAD. (IF NO
ALLEY EXISTS, PROPSED GARAGE OR
PARKING PAD EXTENDS 20' BEYOND THE
FRONT FACADE OF PROPOSED INILL

NIA PROPOSED GARAGES ACCESSED BY
ALLEY ARE SETBACK AT LEAST 18' FROM
CENTERLINE OF ALLEY PAVEMENT.

X PROPOSED PARKING PADS, UTILITY
BOXES, AND WASTE COLLECTION POINTS
ARE VISUALLY SCREENED BY

LANDSCAPING ANDIOR FENCING.

SCALE, MASS. & HEIGHT - SECTION 4, PAGE 8
N/A PROPSED INFILL ELEVATION IS

PROPORTIONAL IN SCALE TO THE

ORIGINAL HOUSES ON THE BLOCK.

N/A PROPOSED INFILL FACADE RESPECTS THE
WIDTHS OF OLDER HOUSES ON THE

NIA PROPOSED INFILL ATTEMPTS TO
INCORPORATE HISTORIC ELEMENTS OF
THE BLOCK INTO THE DESIGN.

N/A FOUNDATION HEIGHT IS CONSISTENT
WITH ORIGINAL HOUSES ON THE BLOCK.

N/A ADDITIONS THAT CANNOT CONFORM TO
SCALE AND HEIGHT OF STREETSCAPE
ARE LOCATED TO THE SIDE OR REAR OF
INFILLLOT.

PORCHES AND STOOPS - SECTION 5, PAGE 9

X PROPOSED INFILL INCLUDES PLANS FOR
APORCH IN A NEIGHBORHOOD WHERE
PORCHES ARE DOMINANT.

X PROPSED PORCH IS PROPORTIONAL TO
EXISTING PORCHES ON BLOCK.

X PROPOSED PORCH MAINTAINS
CONSISTENCY WITH EXISTING PORCHES.
IN SETBACK ALONG THE STREET.

X PROPOSED PORCH MATERIALS AND
DETAILS COMPLEMENT RHE HISTORIC
CHARACTER AND STYLE OF
NEIGHBORHOOD (APPENDIX C).

WINDOWS & DOORS - SECTION 6, PAGE 10

X PROPOSED WINDOW AND DOOR STYLES
COMPLEMENT HISTORIC CHARACTER AND
STYLE OF BLOCK (REFER TO APPENDIX).

X PROPOSED WINDOW OR DOOR
POSITIONING DOES NOT VIOLATE THE
PRIVACY OF NEIGHBORING HOMES.

N/A PROPOSED INFILL EXCLUDES
CONTEMPORARY WINDOW STYLES IN
PRE-1040 AREA

N/A PROPOSED INFILL RESPECTS WINDOW.
/AND DOOR PLACEMENT OF OLDER
HOUSES ON THE BLOCK.

ECTION 1, PAGE § ROOF SHAPES & MATERIALS - SECTION 7, PAGE 12

PROPOSED INFILL SPECIFIES SIMILAR
PITCH TO EXISTING HOUSES ON BLOCK.

N/A SETBACK AND FRONT DOOR ARE IN LINE x

PROPOSED INFILL RESPECTS COMPLEX
ROOF FORMS OF HISTORIC BLOCKS,

NA

PROPOSED INFILL FOR A PRE-1940
NEIGHBORHOOD SPECIFIES DARKER
ING.

2
H

SIDING MATERIALS - SECTION 8, PAGE 13
N/A IN A NEIGHBORHOOD DOMINATED BY
i

s
INFILL SPECIFIES CLAPEOARD OR SIMILAR

IN A NEIGHBORHOOD WITH MIXED

THE PROPOSED INFILL EXCLUDES FACED
STONE, VERTICAL SIDING, AND OTHER
RIAL

LANDSCAPE & OTHER CONSIDERATIONS - N/A

1000

1030
1020'
1010

FRONT YARD/

TYP. REAR YARD

HOME LEGEND
AHOME OPTION A- SEE
B:HOME OPTION 8- SEE
C: HOME OPTION C - SEE 'C' SHEETS

3
£100)

FRONT YARD: 20 SETBACK
SIDE YARD: 15 TOTAL, MIN.
REAR YARD: 25 SETBACK

HOME TYPE A
TOTAL LOT:
PAVED:

HOME:

36% HARD SURFACE
64% PERMEABLE

HOME TYPE B
TOTAL LOT:

PAVED:

HOME:

37% HARD SURFACE
63% PERMEABLE
HOME TYPE C
TOTAL LOT:

PAVED:

HOME:

37% HARD SURFACE
63% PERMEABLE

FRONT YARD

HOME LEGEND:
A'HOME OPTION A - SEE A SHEETS
B: HOME OPTION B - SEE B SHEETS

C: HOME OPTION C - SEE (C' SHEETS

HOME TYPE LOCATIONS,
"A 3413, 3410, 3420 GAP ROAD
" 3415, 3821

B 37,325

1

A100

3
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architects

1545 Western Avenue, Suite 100, Knoxville, TN 37921
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e, TN 37921

rchitects

ice@oysiaarchitects.com

Suite 100, Know

1545 Western Avenue,
(865) 523.6200

BKeys

PRE-ENGINEERED ROOF TRUSSES @ 2¢°0.C.

/8" PLYWOOD ROOF SHEATHING w/ 30¢
LT AND ARCHITECTURAL SHINGLES,

R49 MIN INSULATION TO BE
ACHIEVED WITH R-38 OVER 100
PERCENT OF THE CEILING AREA"
REQUIRING INSULATION,
UNCOMPRESSED R.38
INSULATION TO EXTEND OVER
WALLTOP PLATE AT EAVES.

24 TULATION BAFFLE S OF 1 e
ity g7 0/ 21

PRE-FINISHED ALUMINUM
DRIP-EDGE, GUTTER, AND

DOWNSPOUT n
PREF w1 DOUBLE PT. TOP PLATE R 3 O
WRAPPED 1X FASCIA
s ProVDE &/ &
117'GYP. BOARD INTERIOR WALLS
VENTED ALUMNOM SOFFIT 51" GYP. BOARD CELNGS 20 =
SIDING TRIM PIECE o 58 o
LAP SIDING OVER WEATHER BARRIER, . o
112" PLYWOOD SHEATHING, 2X6 STUDS @ s k
16°0.C.wi R20 BATT INSULATION — NOTE
SECOND LEVEL e
2 T T ]
z w0 ae E wn
— e O =z
FINISH FLOOR TBD BY 5 T
OWNER 2 LTy 1
— 34" PLYWOOD SUBFLOOR \” ” N ,
: w | 8 S =
e excineereowoon i n
FLOOR TRUSSES /6 160 +10 B 55 |
Vg s s ; w on
LOADS WITH TRUSS. z
0 weé
3084 3 :) > -
vofl w
® 4
HAFARR Z 3
DINING ROOM S
57 I <
B u o
(2) . 7 (a) [
NOTE: MAIN LEVEL ) g B30 = |¢erovioe vz ove. | 5 I~
PROVIDE WATERPROOFING @ ALL & | BD. UNDER MECH 2 l_ -
un ETRATIONS & OPENINGS. [a)
£ {
] O ws
POLYETHYLENE SHEETING OVER 5
PERFORATED DRANTILE - ALL s 28 90" e >. x
OPENINGS & PENETRATIONS F J K o
THROUGHOUT FLOORS TO BE CAULKED, NS FLOOR T80 BY H H H /7 <\ 7[\ H H ) v <
g <
OWNER 2 L o
34°PLYWOOD SUBFLOOR L O
: &l < S
296 PT SILL PLATE ANCHORED ® & < I
WITH 12 ANCHOR BOLT AT 32'O.C. g o <
.19 INSULATION - INSTALLED TO MANTAN BATHOL ol - ©
PERMANENT CONTACT WITH UNDERSIDE OF Y s i F —
SUBFLOOR DECKING. a3 sl E :‘ g
{ & T
Y=——SEAL VAPOR BARRIER @ © |
TOP AND @ PIERS
z h_t of
11k H — 4
COMPACTED BACKFILL —'—,—H» sm;'é:ésék 5 1 seer 9
=] ) — g
S, ) & wore g
5 o + IRISERS AT 7" y
PERFORATED PUC - \ez0) ul |18
FOUNDATION DRAIN N GEO-
SACKTO DAYLGHT i
1228 RENFORCED L
CONCRETE FOOTING w o1 y . 109 30
REBAR CONT. AND. vz, € 66 66 - Drawn: MSG
“TRANSVERSE @ 24 0.C. 3.7 2" 5e4 12 220" 130" 220
HOME OPTION B -
FLOOR PLANS
= B-103
3"\ Typical Wall Section 27\ 02 - Second Level 1) 01 - Main Level
@103/ 1'= 10" e103) 1/4"=10" g103) 1/4"=10" DATE : 11/19/21
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architects

Suite 100, Know

RAILING MATERIAL MAY CHANGE BASED / \
ON OWNER MATERIAL SELECTIONS. BASIS .
OF DESIGN AND CODE REQUIREMENTS , \

H WILLREMAIN THE SAVE.

| ™~ 112" STL PIPE GUARDRAIL @ kS
/1 12" STL PIPE HANDRAIL

PAINTED 1-1/2" DIA STL.
HANDRAIL; RAIL TURNS.
o BACK TO WITHIN 1/4" OF

WALL @ BOTH ENDS; TV

1545 Western Avenue,
(865) 523.6200

02 - Second L¢

10 Ve! 9

BRACKETS - ANCHORS TO

&%&ﬁ
/

WALL Wi 2 .
5 Q ERoxY GROUT ANCHOR + ATEXPOSED END LOCATIONS (NOT AT WALLS) TYPICAL BLOCKING NOTE: gt 1t 21
® SYSTEM TERMINATE RISERS AND TREADS AT FINISHED PROVIDE WOOD BLOCKING IN THE WALL AS —
® STRINGERS REQUIRED TO SUPPORT & ATTACH ALL WALL
_ . - LATERAL LOADS SHALL BE TRANSFERED TO THE GROUND.
2 Q W + RALING - 2X3P.T. WOOD TOP & BOTTOM WITH R e e T BLOCKN & 15 ATTACHNENTS SHALL
g ’ INSTALLED N NOT LESS THAN TWO LOCATIONS PER DECK
g 2 PICKET - SPACING @ 3-15" CLEAR, MAX. FrovOcFLoaRiEATING N2 OF THL 2 OF THE DECk Eath DECE ShmL CARRY THE MINIUM WEIGHT, VERIFY WITH
112" STLRAILING @ 6" O.C. & NALING @ 6" MAX. O. MANUFACTURER
& HAVE AN ALLOWABLE STRESS DESIGN CAPACITY OF NOT LESS
3 WO0D STAIR ROk STRUCTORE THAT THAN 1500 85,
& 3 SHOWN S FINISH WOOD FLOORING OVER PLYWOOD CONTANS THE HOLD DOWN TYPICAL WiNDOW HOTE
o TREADS AND RISERS, FINAL FINISH SURFACE HOLD-DOWN OR SIMILAR TENSION DEVICE TEMPERED GLASS REQURED PER THE
3 VATERIAL T80 BY OWNER INTERNATIONAL RESIDENTIAL CODE 2015 IN
E THE FOLLOWING INSTANCES:

WAINTAIN STAIR RISE & RUN REQUIREMENTS,

16 RISERS @ 7 R308.45 GLAZING AND WET SURFACES
10°TREROS W Wo0D NOSING

L DECKS, PATIOS 4 PORCHES
D PATIOS & PORCHESTO B

L ADIACENT ENISHED FL00f.
FLASHING AT ALL FLOOR TRANSITIONS AT
DECK, PATIOS, & PORCHES

2(KICK PLATE ANCHORED
INTO FLOOR STRUCTURE

1

[ ET— PROVIDE FOUNDATION VENTS PER IRC Ri05 2
0L Main Level AND 16°X24" CRAVIL SPACE ACCESS PER IRC

REQUIREMENTS. LOCATE BASED ON SITE TOPO.

Bz NEORMATON

FLOOR SQUARE FEET 150 SF =423
PROUDE FNE (5 SQUARE EET OF VENTS i
‘ONE VENT SHALL BE WITHIN 3 OF EACH
BUILDING CORNER.

5\ Deck
0y 1"= 10"

7"\ Railing Details 6\ stair Section
01/ 11/2"= 10" 1/2"=10"

g-201

GAP ROAD HOUSES - HOME OPTIONS

Z
46 2T, 100D POSTS ON
IR w =
] = >
RIMJ0ISTS, TYP. W/ 246 T, FORCH J0ISTS i L 4
PREFINSHED J0IST 3 Z 2
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e | e - T - 12'%04" REINFORCED w #4
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A R T 04 1047 170 '— X
O B R I imeal -
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[ = I I i S _ o R IS B A I B 1 <
i — H 5 1 1E ©
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e — - -3 s [N 5
|4 = — 5= [y 1H
| i N E - 1k i
Lo I~ _ [Waks 1E g
1T 1K 8
I A i L - sy 1 g
| - 1B 1H i
I T8 | 1 g
IB - I 1 =
Lo — - 1T | ——a 54
‘ e Jl | i |
RIM JOISTS, TYP. W/ ——
R A I | IPREFINISHED JOIST | 2 . Drawn: MSG
END GABLE TRUSS A FANGERS FOR DECK =M
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