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FOUNDATION GENERAL NOTES

CONCRETE WALLS
A. ALL FOOTINGS SHALL EXTEND BELOW A FROST LINE OF 36" WITH

UNIFORM BEARING ON UNDISTURBED SOIL CAPABLE OF
SUPPORTING A MIN. OF 2,000 P.S.F. OR AS DEFINED BY THE
STRUCTURAL OR GEOTECHNICAL ENGINEER (RE: 2012 IRC
SECTION R403).

B. COORDINATE WITH THE GEOTECHNICAL ENGINEER HIRED BY THE
BUILDER TO OBSERVE SUBSURFACE CONDITIONS FOR ANY
IMPACTS TO FOOTING SIZES SHOWN.

C. FOR HOMES IN THE KANSAS CITY METRO AREA, FOUNDATION
DESIGN SHALL COMPLY WITH THE JOHNSON COUNTY, KS
RESIDENTIAL FOUNDATION GUIDELINES UNLESS MODIFIED BY
GEOTECHNICAL OR STRUCTURAL ENGINEER, IRREGARDLESS
WHETHER THE PROJECT IS IN JOHNSON COUNTY OR NOT.

D. MAINTAIN SOIL MOISTURE CONTENT EQUIVALENT TO WHAT
EXISTED AT THE TIME OF EXCAVATION TO MINIMIZE PROBLEMS
WITH DIFFERENTIAL SETTLEMENT OR DISPLACEMENT UNLESS
DIRECTED OTHERWISE BY THE GEOTECHNICAL OR STRUCTURAL
ENGINEER.

E. REFER TO STRUCTURAL NOTES FOR CONCRETE STRENGTH,
SLUMP REQUIREMENTS, REINFORCING SIZE, SPACING AND GRADE,
ANCHOR BOLT SPACING, COVER REQUIREMENTS, ETC.

F. NARROW STEM WALLS BLOCKED OUT AT TOP OF WALL:  4" WIDE
SHALL NOT EXCEED 12" HIGH AND 6" WIDE SHALL NOT EXCEED 2'-0"
HIGH UNLESS NOTED OTHERWISE BY THE STRUCTURAL ENGINEER.

G. ALL OPENINGS OR PENETRATIONS THROUGH CONCRETE
FOUNDATION WALLS SHALL BE BLOCKED OUT OR SLEEVED PRIOR
TO POURING OF CONCRETE.

H. AN ACCESSIBLE CONNECTION POINT SHALL BE PROVIDED TO A 20
FOOT CONCRETE-ENCASED ELECTRODE (FOOTING REBAR) FOR
THE ELECTRICAL SERVICE GROUNDING ELECTRODE CONDUCTOR
(UFER GROUND).

I. PROVIDE WATERSTOPS BETWEEN CONCRETE POURS WHERE
NEEDED TO PREVENT WATER INTRUSION.

 
FLATWORK
A. NON-STRUCTURAL SLABS OVER LESS THAN 24" OF FILL: 4" CONC.

SLAB REINF. WITH 6x6-2.1/2.1 W.W.F.  OR #4's @ 18" O.C. EACH WAY
OVER 10 MIL. "STEGO" VAPOR BARRIER OVER 4" CRUSHED ROCK.
PROVIDE SMOOTH STEEL TROWEL FINISH UNLESS NOTED
OTHERWISE.

B. PROVIDE CONTROL JOINTS CUT IN BASEMENT SLAB UNDER ALL
STEEL BEAM AND HEADER LINES.  LIMIT CONTROLLED AREAS TO
NOT MORE THAN 625 S.F. NOR GREATER THAN 25'-0" ON ANY SIDE.

C. PROVIDE EXPANSION JOINTS AS BOND BREAKER BETWEEN WALLS
AND OTHER RESTRAINING CONSTRUCTION.  ISOLATE BASEMENT
COLUMNS FROM THE REST OF THE CONCRETE SLAB.

WATERPROOFING/DRAINAGE
A. WATERPROOFING SHALL BE EPRO, ECOLINE-S SPRAY APPLIED

MEMBRANE, OR APPROVED EQUAL, ??(FOR MORE CHALLENGING
FOUNDATIONS CONSIDER CARLISLE- SEE RUSH JOB FOR
SPECIFICS)?? ON FOUNDATION WALLS AT HABITABLE ROOMS AND
CRAWL SPACES  BELOW FINISH GRADE.  FOUNDATION WALLS OF
HABITABLE ROOMS LOCATED BELOW GRADE SHALL HAVE 1 1/2"
RIGID INSULATION BOARD OVER SPECIFIED WATERPROOFING
FROM THE EDGE OF THE FOOTING TO 6" BELOW THE FINISH
GRADE.

B. INSTALL 4" DIA. PERIMETER INTERIOR AND EXTERIOR FOOTING
DRAIN LINES.  DRAIN TO DAYLIGHT IF POSSIBLE, SUBMIT
PROPOSED DAYLIGHT LOCATION TO ARCHITECT.  DRAIN TO SUMP
W/ PUMP IF DAYLIGHT IS NOT POSSIBLE.  DRAIN LINES SHALL BE
WRAPPED IN FILTER FABRIC AND SURROUNDED BY CLEAN
CRUSHED ROCK FILL W/ FILTER FABRIC COVER.

C. CONNECT INTERIOR FOOTING DRAIN TO A PVC "T" FITTING AND
VENT THROUGH ROOF AS AN UNDER-SLAB RADON VENT.  IF
BASEMENT SLAB IS OVER 4,000 S.F. PROVIDE ADDITIONAL DRAIN
LINE TO DIVIDE AREA INTO 4,000 S.F. MAX. AREAS.  REFER TO EPA
PUBLICATION "BUILDING RADON OUT" FOR DETAILED
RECOMMENDATONS.  CAULK ALL JOINTS IN THE SLAB.

MASONRY

A. ALL EXTERIOR AND INTERIOR STONE SHALL BE SELECTED BY THE
OWNER AND SHALL BE SOLID, DURABLE AND NON-SLOUGHING.
VENEER TO BE LAID UP SOLID AND ANCHORED TO SHEATHING
WITH METAL TIES (1 PER 4 SQ. FT.).  WINDOW SILLS AND STONE
CAPS SHALL BE OF STONE WITH SLOPES AND PROJECTIONS AS
INDICATED.  ALL JOINTS TO BE FILLED SOLID AND BRUSHED TO BE
SLIGHTLY CONCAVE.  SAMPLE WALL SECTION SHALL BE LAID UP
ON SITE FOR OWNER AND ARCHITECT'S APPROVAL.

B. THIN STONE VENEER SHALL BE SELECTED BY THE OWNER
(ARCHITECT AND APPROVED BY THE OWNER). INSTALLATION
SHALL BE IN ACCORDANCE WITH THE THIN STONE
MANUFACTURER'S WRITTEN INSTALLATION INSTRUCTIONS AND
THE MASONRY VENEER MANUFACTURERS ASSOCIATION
GUIDELINES.

C. THIN STONE VENEER SHALL BE INSTALLED OVER MINIMUM 1/2” THICK
CEMENT PLASTER SCRATCH COAT INSTALLED WITH MINIMUM 2,5 LB/SQ.
YD. CORROSION RESISTANT, PAPER BACKED, SELF-FURRING DIAMOND
MESH METAL LATH COMPLYING WITH ASTM C847 AND SHALL BE
FASTENED THROUGH THE SHEATHING TO THE WALL FRAMING IN
ACCORDANCE WITH THE MINIMUM REQUIREMENTS FOR FRAMING IN
SECTION 7.10 OF ASTM C1063 AND THE IRC. SCRATCH COAT SHALL BE
INSTALLED OVER 1/4” THICK KEENE DRIWALL RAINSCREEN OVER WRB
APPLIED TO OSB SHEATHING OR DIRECTLY OVER ZIP SYSTEM WALL
SHEATHING, COMPLETE WITH CASING BEADS AND WEEP SCREEDS.

D. PROVIDE REGLETS, WEEP HOLES AND FLASHINGS AS INDICATED
AND REQUIRED.

E. PROVIDE IN WALL AND THRU WALL FLASHINGS AS REQUIRED,
NERVASTRAL SEAL-PRUF, H.D. FLASHINGS, OR EQUAL.

F. FURNISH AND INSTALL ALL STEEL ANGLE LINTELS AS INDICATED.

G. MASONRY FIREPLACES SHALL BE BUILT PER DRAWINGS AND IN
STRICT ACCORDANCE WITH THE CODE.  ALL FLUES SHALL BE
LINED WITH CLAY FLUE TILES.  MASONRY FIREPLACES SHALL BE
COMPLETE WITH FIREBRICK LINED FIREBOXES, DAMPERS, GAS
LOG LIGHTERS AND A REINFORCED CONCRETE HEARTH SLAB
UNLESS NOTED OTHERWISE.  THE REINFORCED CONCRETE
HEARTH SLABS SHALL BE 10" THICK OF SIZES INDICATED ON THE
DRAWINGS REINFORCED WITH #4's @ 10" O.C. EACH WAY.

H. PROVIDE "VESTAL", MODEL NO. AC, ASH CADDY IF AN ASH DUMP IS
NOT PROVIDED.

I. FINAL CLEANING OF MORTAR SHALL BE COMPLETED USING FIBER
BRUSHES AND MILD SOAP POWDER AND WATER SOLUTION
THOROUGHLY RINSED WITH CLEAN POTABLE WATER.  USE NO
ACIDS.

METALS

A. PROVIDE ALL STRUCTURAL STEEL PER STRUCTURAL DRAWINGS.
ALL STRUCTURAL STEEL SHALL CONFORM TO CURRENT AISC
SPECIFICATIONS FOR THE DESIGN, FABRICATION, AND ERECTION
OF STEEL FOR BUILDINGS.   STEEL PLATES, CHANNELS AND
ANGLES  SHALL COMPLY ASTM A36 STANDARDS,  STEEL WIDE
FLANGE BEAMS SHALL COMPLY WITH ASTM A992 STANDARDS,
STEEL PIPE SHALL COMPLY WITH ASTM A53 STANDARDS AND
HOLLOW STRUCTURAL STEEL  (HSS) SHALL COMPLY WITH ASTM
A500 STANDARDS.

B. FURNISH AND INSTALL ALL STRUCTURAL STEEL BEAMS, PLATES,
COLUMNS, ANGLES, BEAM CONNECTIONS, PLATES AND BOLTS AS
INDICATED AND/OR REQUIRED.

C. STEEL COLUMNS SHALL BE 3 1/2" STD. STEEL PIPE (U.N.O).
PROVIDE 3/8" BASE AND TOP PLATES WELDED TO COLUMNS.
COLUMNS SHALL EXTEND THROUGH SLABS AND BEAR DIRECTLY
ON FOOTINGS OR FOUNDATIONS.

D. ALL STEEL LINTELS REQUIRED FOR FIREPLACE CONSTRUCTION
SHALL BE FURNISHED AND INSTALLED BY THE MASONRY
CONTRACTOR.

E. ALL ITEMS SHALL BE FABRICATED INSOFAR AS POSSIBLE IN THE
SHOP AND ERECTED PLUMB, STRAIGHT AND TRUE COMPLETE
WITH BOLTS, PLATES, AND SLEEVES.

F. ALL STEEL SHALL RECEIVE ONE COAT OF GOOD RUST INHIBITIVE
PRIMER IN THE SHOP AND SHALL BE TOUCHED UP IN THE FIELD
AFTER ERECTION.

G. IRON WORK INCLUDING BALCONIES, GRATES AND RAILINGS SHALL
BE FABRICATED OF COMPONENTS AS SHOWN WITH ALL WELDS
AND JOINTS GROUND SMOOTH.  FINAL DESIGNS SHALL BE
COORDINATED AND SELECTED BY THE OWNER.  SHOP DRAWINGS
SHALL BE SUBMITTED FOR REVIEW BY THE ARCHITECT.

H. FORMED METAL WALL PANELS SHALL BE ASTM A653/A653M
METALLIC-COATED STEEL SHEET OR ASTM B209 ALUMINUM SHEET
PANELS AS SELECTED BY THE OWNER WITH THE FOLLOWING
PERFORMANCE REQUIREMENTS:

1. AIR INFILTRATION: AIR LEAKAGE OF NOT MORE THAN 0.06 CFM/SQ.
FT. WHEN TESTED ACCORDING TO ASTM E283 AT THE
TEST-PRESSURE DIFFERENCE OF 6.24 LBF/SQ. FT.

2. WATER PENETRATION UNDER STATIC PRESSURE: NO WATER
PENETRATION WHEN TESTED ACCORDING TO ASTM E331 AT THE
TEST-PRESSURE DIFFERENCE OF 6.24 LBF/SQ. FT.

3. THERMAL MOVEMENT: ALLOW FOR THERMAL MOVEMENT FROM
AMBIENT AND SURFACE TEMPERATURE CHANGES BY
PREVENTING BUCKLING, OPENING OF JOINTS, OVERSTRESSING
OF COMPONENTS, FAILURE OF JOINT SEALANTS, FAILURE OF
CONNECTIONS, AND OTHER DETRIMENTAL EFFECTS. BASE
CALCULATIONS ON SURFACE TEMPERATURES OF MATERIALS DUE
TO BOTH SOLAR HEAT GAIN AND NIGHTTIME-SKY HEAT LOSS.
a. TEMPERATURE CHANGE (RANGE): 120 DEG F (67 DEG C),

AMBIENT; 180 DEG F (100 DEG C), MATERIAL SURFACES.
FINISH SHALL BE AAMA 2605 FLUOROPOLYMER FINISH CONTAINING
NOT LESS THAN 70 PERCENT POLYVINYLIDENE FLUORIDE (PVDF)
RESIN BY WEIGHT IN BOTH COLOR COAT AND CLEAR TOPCOAT.
INSTALLATION SHALL BE IN STRICT CONFORMANCE TO
MANUFACTURER'S WRITTEN INSTALLATION INSTRUCTIONS WITH
CONCEALED FASTENERS.

GENERAL REQUIREMENTS

A. THE CONTRACT DOCUMENTS, INCLUDING, BUT NOT LIMITED TO, THE
DRAWINGS, NOTES AND SPECIFICATIONS, SHALL BE IN THE ENGLISH
LANGUAGE. THE CONTRACTOR AND ITS SUBCONTRACTORS SHALL
BE RESPONSIBLE TO TAKE ALL ACTIONS NECESSARY (INCLUDING,
BUT NOT LIMITED TO, THE USE OF INTERPRETERS) TO ENSURE THAT
THEIR EMPLOYEES ARE ABLE TO READ AND UNDERSTAND THE
CONTRACT DOCUMENTS, WHICH ARE DRAFTED IN THE ENGLISH
LANGUAGE. THE CONTRACTOR SHALL DESIGNATE IN WRITING
BEFORE STARTING WORK ON THE PROJECT, A COMPETENT,
ENGLISH-SPEAKING SUPERINTENDENT CAPABLE OF READING AND
THOROUGHLY UNDERSTANDING THE CONTRACT DOCUMENTS, AND
THOROUGHLY EXPERIENCED IN THE TYPE OF CONSTRUCTION
BEING PERFORMED.

B. DUTY OF COOPERATION:  RELEASE OF THESE DOCUMENTS
REQUIRES FURTHER COOPERATION AMONG THE OWNER, THEIR
CONTRACTOR AND THE ARCHITECT TO ACHIEVE PROJECT
SUCCESS.  DESIGN AND CONSTRUCTION ARE VERY COMPLEX.
ALTHOUGH THE ARCHITECT AND THEIR CONSULTANTS HAVE
PERFORMED THEIR SERVICES WITH DUE CARE AND DILIGENCE,
THEY CANNOT GUARANTEE PERFECTION.  COMMUNICATION IN
WRITTEN/ DRAWN FORM IS CHALLENGING AND IMPERFECT.
ALTHOUGH EFFORT IS MADE TO DO SO, EVERY CONTINGENCY
CANNOT BE ANTICIPATED.  ANY AMBIGUITY, DISCREPANCY OR
OMISSION DISCOVERED BY THE USE OF THESE DOCUMENTS SHALL
BE REPORTED IMMEDIATELY TO THE ARCHITECT FOR
CLARIFICATION.  A FAILURE TO COOPERATE BY A SIMPLE NOTICE TO
THE ARCHITECT SHALL RELIEVE THE ARCHITECT FROM
RESPONSIBILITY FOR ALL CONSEQUENCES.  CHANGES MADE FROM
THE PLANS WITHOUT THE CONSENT OF THE ARCHITECT ARE
UNAUTHORIZED, AND SHALL RELIEVE THE ARCHITECT OF
RESPONSIBILITY FOR ALL CONSEQUENCES ARISING OUT OF SUCH
CHANGES.  CONTRACTOR SHALL CHECK AND VERIFY ALL
DIMENSIONS.

C. ALL WORK, INCLUDING ALL MATERIALS AND WORKMANSHIP, SHALL
BE IN STRICT ACCORDANCE WITH APPLICABLE REQUIREMENTS OF
THE LAWS, CODES, ORDINANCES, AND STANDARDS OF ALL LOCAL,
STATE AND NATIONAL JURISDICTIONS.  ALL SUBCONTRACTORS
SHALL BE HELD RESPONSIBLE FOR ANY VIOLATIONS OF APPLICABLE
REQUIREMENTS. FOR ANY CHANGES TO THE PROJECT DURING
CONSTRUCTION, THE CONTRACTOR SHALL NOTIFY THE ARCHITECT
FOR APPROVAL PRIOR TO INSTALLATION.

D. ALL MANUFACTURED ITEMS, MATERIALS, AND EQUIPMENT SHALL BE
INSTALLED, ERECTED, APPLIED, USED, CONDITIONED, ADJUSTED,
AND CLEANED IN ACCORDANCE WITH THE CURRENT DIRECTIONS,
INSTRUCTIONS, AND RECOMMENDATIONS OF THE MANUFACTURER
AND WITH CURRENT PRINTED STANDARD SPECIFICATIONS WHICH
ARE ISSUED AND RECOMMENDED BY ORGANIZED ASSOCIATIONS OF
MANUFACTURERS, CRAFTS AND TRADES.

E. DO NOT SCALE DRAWINGS. REFER TO WRITTEN DIMENSIONS.

F. COORDINATION OF ALL TRADES SHALL BE THE RESPONSIBILITY OF
THE GENERAL CONTRACTOR.

G. EACH TRADE OR CRAFT CERTIFIES THAT PRECEDING WORK IS
ACCEPTABLE WHEN THAT TRADE OR CRAFT COMMENCES ITS OWN
WORK ON THE PROJECT

H. WINDOW SIZES INDICATED ARE OVERALL FRAME SIZES IN INCHES.
REFERENCE DOORS AND WINDOWS SECTION FOR ADDITIONAL
WINDOW NOTES.

I. ?VERIFY?  INTERIOR DIMENSIONS ARE TO CENTER OF WALL UNLESS
OTHERWISE INDICATED.

J. EXTERIOR DIMENSIONS:
· FOR PANEL SIDING APPLIED DIRECTLY TO THE STUDS: DIMENSION

IS TO OUTSIDE FACE OF STUD
· FOR STUCCO, THIN-STONE/BRICK VENEER AND LAP SIDING:

DIMENSION IS TO OUTSIDE FACE OF SHEATHING
· FOR CONCRETE WALLS: DIMENSION IS TO OUTSIDE FACE OF WALL

K. INTERIOR FINISH, MATERIALS AND MILLWORK TO BE COORDINATED
WITH OWNER/OWNER REPRESENTATIVE UNLESS NOTED
OTHERWISE.

CARPENTRY

A. PROVIDE FRAMING LUMBER AND MATERIAL AS SPECIFIED AND NOTED ON THE
DRAWINGS.

B. SUBFLOOR SHALL BE 23/32", APA RATED ADVANTECH, EXPOSURE 1, WOOD
STRUCTURAL PANELS INSTALLED PERPENDICULAR ACROSS JOISTS OVER A
CONTINUOUS BEAD OF EXTERIOR ADHESIVE AND FASTENED IN ACCORDANCE W/
THE BUILDING CODE.  SUBFLOORS SHALL BE SEALED W/ ONE COAT OF ROLL-ON
WATER REPELLANT SEALER AT THE COMPLETION OF THAT LEVEL'S INSTALLATION
& BEFORE INTERIOR WALL FRAMING IS STARTED. CONFIRM COMPATIBILITY OF
SEALER WITH SUB-FLOOR TO PREVENT VOIDING WARRANTY.

C. EXTERIOR  WALL SHEATHING SHALL BE MIN. 7/16", APA RATED SHEATHING, 24/16,
EXPOSURE 1, WOOD STRUCTURAL PANELS.  ALL EXTERIOR WALL SHEATHING
SHALL BE FASTENED IN ACCORDANCE WITH THE APPLICABLE BUILDING CODE AND
PER THE STRUCTURAL DRAWINGS AND SPECIFICATION.

D. ROOF SHEATHING SHALL BE PER STRUCTURAL (MIN. 7/16", APA RATED SHEATHING,
24/16, EXPOSURE 1, WOOD STRUCTURAL PANELS), INSTALLED WITH "H" CLIPS AT
UNSUPPORTED JOINTS, INSTALLED PERPENDICULAR ACROSS RAFTERS AND
FASTENED IN ACCORDANCE WITH THE APPLICABLE BUILDING CODE.

E. EXTERIOR TRIM WORK SHALL BE SMART TRIM (OR AS NOTED ON THE DRAWINGS)
WITH S4S FINISH OF THE SIZES INDICATED ON THE DRAWINGS.

F. EXTERIOR SOFFITS SHALL BE WOOD TONGUE & GROOVE WITH EXPOSED RAFTER
TAILS AS NOTED ON THE DRAWINGS.

G. ALL HEAVY TIMBER BEAMS, PURLINS, COLUMNS SHALL BE DOUGLAS FIR WITH
ROUGH SAWN FINISH OF THE SIZES INDICATED.

H. EXTERIOR, TRIM-WRAPPED COLUMNS SHALL BE TREATED SOUTHERN YELLOW
PINE, SIZED AS INDICATED ON THE DRAWINGS.

I. IF ROOF TRUSSES ARE USED, PROVIDE ENGINEER-SEALED SHOP
DRAWINGS FOR THE ARCHITECT AND STRUCTURAL ENGINEER'S REVIEW
PRIOR TO FABRICATION.  THE BUILDER SHALL COORDINATE ALL REQUIRED
HVAC RUNS IN THE TRUSSES.

J. CARPENTRY METHODS SHALL BE AS SPECIFIED AND NOTED ON THE DRAWINGS:

K. MUDSILLS BELOW RIM BOARDS SHALL BE 2x6.  MUDSILLS BELOW WALLS MOUNTED
DIRECTLY TO THE FOUNDATION WITHOUT AN INTERVENING FLOOR SHALL MATCH
THE WIDTH OF THE WALL.  MUDSILLS SHALL BE PRESSURE TREATED, DECAY AND
TERMITE RESISTANT LUMBER IN ACCORDANCE WITH "AWPA" STANDARDS, SET
OVER SILL SEALER (FULL WIDTH).

L. U.N.O. EXTERIOR STUDS SHALL BE 2x6's AT 16" O.C..  INTERIOR WALLS 10' OR LESS
SHALL BE 2x4's AT 16" O.C. EXCEPT AT: BEARING WALLS, POCKET DOOR WALLS
AND WHERE NEEDED TO ACCOMMODATE PLUMBING, SHALL BE 2x6's AT 16" O.C..
INTERIOR WALLS GREATER THAN 10' SHALL BE 2x6's AT 16" O.C.  STUDS SHALL BE
DOUG-FIR, STUD-GRADE OR BETTER, SPACED AT 16" O.C. MAX., TRIPLED AT
CORNERS, DOUBLED AND SPACED AS REQUIRED FOR WINDOW AND DOOR
OPENINGS WITH SINGLE SOLE PLATE AND DOUBLE TOP PLATES.

M. JOISTS SHALL BE TYPE, SIZE, SPECIES AND SPACING AS INDICATED ON THE
DRAWINGS, DOUBLED AND BLOCKED APART AS PER IRC R502.4 UNDER PARALLEL
BEARING PARTITIONS AND PARALLEL PARTITIONS.

N. BRIDGING FOR 2X JOISTS SHALL BE 1X4'S OR EQUAL WITH SPACING NOT TO
EXCEED 8'-0" ON CENTER. BRIDGING FOR ENGINEERED, MANUFACTURED JOISTS
SHALL CONFORM TO THE MANUFACTURER'S INSTALLATION INSTRUCTIONS

O. CUTTING, DRILLING & NOTCHING OF SOLID SAWN FRAMING MEMBERS SHALL
CONFORM TO IRC SECTION R502.8. PENETRATIONS IN ENGINEERED WOOD FLOOR
JOISTS SHALL BE ONLY AS DIRECTED BY MANUFACTURER.

P. WOOD BEAMS SHALL BE ENGINEERED WOOD OR SOLID SAWN TIMBERS AS
INDICATED ON THE STRUCTURAL DRAWINGS, SET TRUE, PLUMB, AND LEVEL,
CAREFULLY FITTED TO PROVIDE TIGHT JOINTS AT CONNECTIONS AND ALL POINTS
OF BEAM BEARING.

Q. PROVIDE SOLID BLOCKING ((STUD WALL THICKNESS X WIDTH OF BEAM/ HEADER
(OR AS DIRECTED BY STRUCTURAL ENGINEEER)) UNDER ALL STRUCTURAL BEAMS
CONTINUOUS TO FOUNDATION OR STRUCTURE BELOW.

R. EXTERIOR MILLWORK SHALL BE SET TRUE, PLUMB, LEVEL AND WINDOWS
INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S DIRECTIONS.

S. HEAVY TIMBER WORK SHALL BE SET PLUMB, TRUE AND LEVEL, CAREFULLY FITTED
FOR TIGHT JOINTS AND SECURELY ANCHORED AND SOLID BLOCKED TO
STRUCTURE.

T. EXTERIOR TRIM SHALL BE CAREFULLY FITTED AND SECURELY FASTENED IN
PLACE.  CAREFULLY MITER JOINTS FOR ALL EXTERIOR MOLDINGS.

U. INTERIOR MILLWORK SHALL BE SET TRUE, PLUMB AND LEVEL.  MITER JOINTS
REQUIRED FOR ALL CASINGS AND RUNNING TRIM, CAREFULLY FIT.

V. MILL SHALL VERIFY FIELD DIMENSIONS BEFORE COMMENCING ANY CABINETRY
WORK.  CABINETRY SHALL BE CAREFULLY FITTED AND SECURELY FASTENED IN
PLACE PER MANUFACTURER'S AND APPLICABLE INDUSTRY STANDARDS.

W. STAIRWAYS SHALL HAVE THE NUMBER OF RISERS AND TREADS AS INDICATED ON
THE DRAWINGS.  RISER HEIGHT SHALL BE AS DETERMINED BY THE NUMBER OF
RISERS INDICATED (7-3/4" MAX.).  TREAD DEPTH SHALL BE AS NOTED ON THE PLAN
(10" MIN.) FROM NOSING TO NOSING.  HEAD CLEARANCE AT STAIRWELLS SHALL BE
6'-8" MIN.  STAIR WIDTH SHALL BE AS INDICATED ON THE DRAWINGS AND NOT LESS
THAN 36".

X. PROVIDE OWNER SELECTED HANDRAILS AND GUARDRAILS FOR ALL STAIRS.
SUBMIT PRODUCT LITERATURE/ SHOP DRAWINGS FOR ARCHITECT REVIEW.

Y. PROVIDE ATTIC ACCESS AS INDICATED ON PLANS.  THE R.O. SHALL NOT BE LESS
THAN 32" BY 29" WITH 36" MIN. CLEARANCE ABOVE THE OPENING.  WHERE
MECHANICAL EQUIPMENT IS LOCATED IN THE ATTIC, PROVIDE A 36" BY 30" MIN.
OPENING WITH 48" MIN. CLEARANCE ABOVE THE ACCESS OPENING.  REFER TO IRC
R807.1 FOR MINIMUM REQUIRED SIZES AND CLEARANCES IF RECOMMENDED SIZES
CANNOT BE OBTAINED.

Z. PROVIDE FIREBLOCKING TO CUT OFF BOTH VERTICAL AND HORIZONTAL
CONCEALED DRAFT OPENINGS AND TO FORM A FIRE BARRIER BETWEEN STORIES
AND BETWEEN TOP STORY AND THE ROOF SPACE.  REFER TO THE BUILDING FOR
MORE DETAILED REQUIREMENTS AND ALLOWABLE FIREBLOCKING MATERIAL.

AA. PROVIDE DRAFTSTOPPING WHERE THERE IS USABLE SPACE BOTH ABOVE AND
BELOW THE CONCEALED SPACE OF A FLOOR-CEILING ASSEMBLY SO THAT THE
CONCEALED AREA DOES NOT EXCEED 1,000 S.F. (E.G. WHEN FLOOR TRUSSES ARE
USED, WHEN SUSPENDED GYPSUM CEILINGS ARE INSTALLED, ETC.)  REFER TO
THE BUILDING CODE FOR MORE DETAILED REQUIREMENTS AND ALLOWABLE
DRAFTSTOP MATERIAL.

AB. WOOD DECKS: COMPLY WITH AMERICAN WOOD COUNCIL'S DCA6 PRESCRIPTIVE
RESIDENTIAL WOOD DECK CONSTRUCTION GUIDE AND REQUIREMENTS OF LOCAL
A.H.J.

AC. WOOD PRESERVATIVE: COMPLY WITH AMERICAN WOOD PROTECTION
ASSOCIATION STANDARD (AWPA) U1- LATEST EDITION.

THERMAL AND MOISTURE PROTECTION

A.  2018 IECC

INSULATION AND FENESTRATION REQUIREMENTS FOR CLIMATE
ZONE 4
(REFER TO IECC TABLE R402.1.1 AND LOCAL AHJ FOR EXCEPTIONS
AND CLARIFICATIONS)

FENESTRATION U-FACTOR: 0.35
SKYLIGHT U-FACTOR: 0.55
GLAZED FENESTRATION SHGC: 0.40
CEILING R-VALUE: 49
WOOD FRAME WALL R-VALUE: 20 FOR CAVITY INSULATION OR 13
CAVITY + 5 CONTINUOUS INSULATION
MASS WALL R-VALUE: 8 OR 13 IF MORE THAN HALF OF THE
INSULATION IS ON THE INTERIOR OF THE MASS WALL.
FLOOR R-VALUE: 19
BASEMENT WALL R-VALUE: 10 CONTINUOUS INTERIOR OR
EXTERIOR INSULATION OR 13 FOR INTERIOR CAVITY WALL
INSULATION.
SLAB R-VALUE & DEPTH NR: 10, 2FT (R15 REQUIRED FOR HEATED
SLABS)
CRAWL SPACE WALL R-VALUE: 10 CONTINUOUS INTERIOR OR
EXTERIOR INSULATION OR 13 FOR INTERIOR CAVITY WALL
INSULATION.

A. INSULATION FOR CAVITY SPACES IN WOOD FRAMED FLOORS,
WALLS & CEILINGS BETWEEN CONDITIONED & UNCONDITIONED
SPACES SHALL BE ----? CHOOSE AN OPTION BELOW OR
CONTRACTOR OR OWNER OPTION:

KRAFT FACED, FIBERGLASS BATTS. LOOSE, BLOWN-IN,
FIBERGLASS MAYBE USED IN HORIZONTAL APPLICATIONS IF A
MOISTURE VAPOR RETARDER IS INSTALLED AT UNVENTED
CAVITIES ON THE WARM-IN-WINTER SIDE OF THE INSULATION.

--or--
BLOWN-IN, LOOSE, FIBERGLASS "BATTS" IF A MOISTURE VAPOR
RETARDER IS INSTALLED AT UNVENTED CAVITIES ON THE
WARM-IN-WINTER SIDE OF THE INSULATION.

--or--
POLYICYNENE, SPRAY APPLIED, FOAM INSULATION IF A 
VAPOR RETARDANT PAINT APPROVED BY & REQUIRED BY THE
INSULATION MANUFACTURER IS APPLIED AT UNVENTED 
CAVITIES ON THE WARM-IN-WINTER SIDE OF THE INSULATION.

B. INSULATION SHALL BE INSTALLED AT THE THICKNESS REQUIRED
TO ACHIEVE THE R-VALUES LISTED ON THE TABLE ABOVE.

C. IF BATT INSULATION IS USED TO INSULATE VAULTED
CEILINGS, PROVIDE BAFFLES ON THE UNDERSIDE OF THE
ROOF SHEATHING TO PROVIDE CONTINUOUS AIR FLOW
FROM THE EAVE TO THE RIDGE VENT.

D. INSTALL BAFFLES AT THE TRANSITION FROM EAVES AND ATTICS
TO PREVENT INSULATION FROM BLOCKING THE AIR FLOW FROM
THE EAVE TO THE VENTILATED ATTIC.

E. PROVIDE 1 1/2" RIGID INSULATION ON INTERIOR FACE OF
FOUNDATION WALLS OR TRENCH FOOTINGS, BELOW CONCRETE
FLOOR SLAB, AT WALK-OUT LOWER LEVEL AREAS.

F. IN THE BASEMENT AND AT SECOND FLOOR, INSTALL CODE
REQUIRED INSULATION (R-19 MIN.) AT PERIMETER RIM JOISTS
OF FLOOR ABOVE.

G. INTERIOR WALLS AROUND ALL BATHROOMS SHALL BE
ACOUSTICALLY INSULATED WITH 3" MIN. MINERAL WOOL SOUND
INSULATION.

H. PROVIDE 2" FOAM SOUND INSULATION WRAP AROUND ALL SOIL
LINES ABOVE SLAB.

I. PROVIDE 26 ga. PREFINISHED GALVANIZED SHEET METAL,
PREFINISHED BLACK IN COLOR,  FLASHINGS OVER ALL WINDOWS,
EXTERIOR DOORS, ROOF EAVES AND RAKES.

J. PROVIDE FLASHINGS AND COUNTERFLASHINGS AT CHIMNEYS AND
OTHER VERTICAL SURFACES ABUTTING ROOFS, AS WELL AS ALL
ROOF PENETRATIONS AND CRICKETS  WITH 16 OUNCE COPPER.

K. GUTTERS SHALL BE 16 OZ. COPPER, SIZE AND SHAPE AS
INDICATED ON DRAWINGS.

L. VALLEY FLASHINGS SHALL BE 16 OZ. COPPER WITH CENTER
CRIMP.

M. DISSIMILAR METALS SHALL BE INSULATED AND SEPARATED FROM
EACH OTHER TO PREVENT ELECTROLYSIS.

N. PROVIDE ATTIC INTAKE AND EXHAUST VENTING AS REQUIRED TO
MEET IRC R806.

O. ---- ?EDIT: PROVIDE CONTINUOUS, EXTERNALLY BAFFLED, RIDGE
VENT FOR ROOF EXHAUST.

P. PROVIDE VENT AND SHEET METAL WALL CAP AT DRYER LOCATION.

Q. ALL BATHROOMS SHALL HAVE EXHAUST FANS VENTED DIRECTLY
TO THE OUTSIDE WITH THE VENTILATION RATE OF 50 CFM FOR
INTERMITTENT VENTILATION AND 20 CFM FOR CONTINUOUS
VENTILATION.

R. WEATHERSTRIP DOORS AS REQUIRED AND CAULK ALL JOINTS AND
PENETRATIONS.

S. EXTERIOR WALLS SHALL RECEIVE ONE LAYER OF DuPONT TYVEK
"STUCCO WRAP" INSTALLED PER THE MANUFACTURER'S
SPECIFICATIONS.

T. PROVIDE SEALANT AT ALL JOINTS BETWEEN DISSIMILAR
MATERIALS.  ALL PENETRATIONS IN EXTERIOR WALLS TO BE
CHINKED FULL OF INSULATION OR SEALED WITH SPRAY
FOAM.  SEAL EXTERIOR FACES WITH SEALANT.

U. ROOFING TO BE CONCRETE TILE.  COLOR, TEXTURE AND SIZE
SHALL BE SELECTED BY THE OWNER.  CONTRACTOR SHALL
SUBMIT PRODUCT LITERATURE WITH PRODUCT WEIGHT FOR
ENGINEER REVIEW.  A SAMPLE BOARD SHALL BE LAID-UP FOR
ARCHITECT AND OWNER APPROVAL.  ROOFING, UNDERLAYMENT,
ICE AND WATER SHIELDS AND FLASHING SHALL BE INSTALLED PER
MANUFACTURER'S RECOMMENDATIONS.

DOORS AND WINDOWS

A. DOORS BETWEEN THE GARAGE AND THE DWELLING SHALL BE A
MIN. 1 3/4" SOLID CORE DOOR OR A 20-MINUTE FIRE RATED DOOR
AND SHALL BE SELF-CLOSING.

B. ENTRY DOORS SHALL BE OF SIZE AND STYLE INDICATED WITH
SPECIES SELECTED BY OWNER.

C. WINDOW AND PATIO DOOR DESIGNATIONS INDICATE 'ELEVATE'
SERIES BY MARVIN WINDOWS AND FRENCH DOORS.  MUNTIN
WIDTH SHALL BE 7/8".  ALL WINDOW & DOOR  OPTIONS SHALL BE
SELECTED BY THE OWNER.  THE PRODUCT SUPPLIER SHALL
IDENTIFY AND SUPPLY SAFETY GLAZING AT LOCATIONS REQUIRED
BY CODE AND MEET APPLICABLE WINDOW EGRESS
REQUIREMENTS.  THE BUILDER SHALL PROVIDE ARCHITECT WITH
WINDOW AND DOOR ORDER  FOR REVIEW.

D. ALL INTERIOR DOORS  SHALL BE THE SIZES INDICATED. DOOR
MATERIALS, SPECIES, STYLE & FINISH SHALL BE AS SELECTED BY
THE OWNER.

E. WINDOWS SHALL HAVE OPENING LIMITERS AT LOCATIONS
REQUIRED BY CODE.

F. OVERHEAD DOORS SHALL MEET THE WIND LOAD REQUIRED BY
CODE AND A.H.J.  PROVIDE OVERHEAD DOOR LIFTS AND
CONTROLS AS APPROVED BY THE OWNER.  OVERHEAD DOOR
PANEL SHALL BE:

- INSULATED AS SELECTED BY THE BUILDER TO ACHIEVE THE 
LOOK SHOWN ON THE DRAWINGS AND AS APPROVED BY OWNER.

FINISHES

A. PROVIDE 1/2" GYPSUM BOARD ON ALL INTERIOR FACES OF
EXTERIOR WALLS, BOTH FACES OF INTERIOR WALLS, AND ALL
CEILINGS.  PROVIDE 1/2" WATER- RESISTANT GYPSUM BOARD ON
WALLS AND CEILINGS OF WET ROOMS (I.E. BATHS, LAUNDRY,
DRESSING, ETC.).  PROVIDE 5/8", TYPE-X, GYPSUM BOARD ON
GARAGE SIDE OF WALLS AND CEILINGS SEPARATING THE GARAGE
FROM  ALL LIVING  SPACES.  COVER ALL BEAMS IN THE GARAGE
WITH 5/8", TYPE-X, GYPSUM BOARD.  "I-JOIST" FLOOR ASSEMBLIES
SHALL BE PROVIDED WITH  12" GYPSUM BOARD, 5 8" WOOD
STRUCTURAL PANEL MEMBRANE OR EQUIVALENT ON THE
UNDERSIDE OF JOISTS.

B. ALL CEILINGS SHALL BE FINISHED FOR PAINTING, NOT SPRAY
TEXTURING.

E. HARDWOOD FLOORS OVER A CONCRETE SLAB SHALL BE PLACED
ON 3 8" OSB ON DRICORE FLOOR ASSEMBLY (PER DRICORE
INSTRUCTIONS).  ENGINEERED HARDWOOD FLOORING IS
RECOMMENDED IN THESE APPLICATIONS.

OR
3

4" ADVANTECH SUB-FLOOR ON MIRADRAIN 2000.

F. THE CONTRACTOR SHALL FURNISH THE OWNER WITH SAMPLES OF
ALL FINISH MATERIAL AND COLORS AS MAY BE REQUIRED FOR
OWNER APPROVAL.

EQUIPMENT

A. PROVIDE AND INSTALL ALL APPLIANCES AND EQUIPMENT AS
NOTED ON PLANS AND AS SELECTED BY THE OWNER IN STRICT
ACCORDANCE WITH THE MANUFACTURER'S INSTRUCTIONS,
CODES, AND ORDINANCES.

PLUMBING

A.  REVIEW THE SURVEY TO SEE FLOW LINE OF THE SEWER AT THE
STREET RELATIVE TO BASEMENT FLOOR ELEVATION TO
DETERMINE WHETHER A SEWER EJECTOR PUMP WILL BE
REQUIRED.

B. PROVIDE SUMP PUMP IN SUMP PIT IF FOUNDATION DRAIN LINES
CANNOT BE DAYLIGHTED.

C. THE CONTRACTOR SHALL FURNISH AND INSTALL SERVICE LINE,
METER AND PIT WITH A 1" TYPE "K", UNDERGROUND, WATER
SERVICE LINE FROM MAIN TO HOUSE.  METER SHALL BE
PURCHASED BY OWNER.  WATER LINE SHALL BE A MINIMUM OF
42" BELOW GRADE.

D.  ---- ?CHOOSE AN OPTION BELOW? ----

----WATER DISTRIBUTION SYSTEM IN THE HOUSE SHALL BE
FURNISHED AND INSTALLED COMPLETE, INCLUDING ASTM B88,
TYPE "L",COPPER  HOT AND COLD WATER LINES TO ALL
FIXTURES WITH AIR CHAMBERS AND WASHERLESS CUT-OFF
VALVES AT ALL FIXTURES. PROVIDE PRESSURE REDUCING
VALVE AS REQUIRED.

---WATER DISTRIBUTION SYSTEM IN THE HOUSE SHALL BE
FURNISHED AND INSTALLED COMPLETE, INCLUDING ASTM D 2846,
SDR 11, CPVC TUBING FOR HOT AND COLD WATER LINES TO ALL
FIXTURES WITH AIR CHAMBERS AND WASHERLESS CUT-OFF
VALVES AT ALL FIXTURES.  PROVIDE PRESSURE REDUCING
VALVE AS REQUIRED.

----WATER DISTRIBUTION SYSTEM IN THE HOUSE SHALL BE
FURNISHED AND INSTALLED COMPLETE, INCLUDING ASTM F 877,
PEX TUBING FOR HOT AND COLD WATER LINES TO ALL FIXTURES
WITH HOT & COLD WATER MANIFOLDS AND WASHERLESS
CUT-OFF VALVES AT ALL FIXTURES.  PROVIDE PRESSURE
REDUCING VALVE AS REQUIRED.

E. DRAIN, WASTE AND VENT SYSTEM FOR HOUSE SHALL BE
FURNISHED AND INSTALLED COMPLETE.  TOILET SOIL LINES
ABOVE GRADE SHALL BE CAST IRON. BRANCH SOIL LINES TO
OTHER FIXTURES, VENT LINES & LINES BELOW GRADE SHALL BE
ABS PIPE CONFORMING TO SCHEDULE 40 ASTM F 628 OR D 2661.
FURNISH AND INSTALL CLEANOUTS AS REQUIRED TO FACILITATE
CLEANING OF LINES.

F. INSTALLATION OF ALL FIXTURES SHALL BE COMPLETE AND IN
STRICT ACCORDANCE WITH THE MANUFACTURER'S
INSTRUCTIONS, CODES, AND ORDINANCES.

G. FURNISH AND INSTALL WASHER-LESS, CUT-OFF VALVES AT ALL
PLUMBING FIXTURES.

H. FURNISH AND INSTALL WASHING MACHINE SUPPLY AND DRAINS,
SPACE-SAVER, SAF-T-DRIP OR EQUAL.

I. FURNISH AND INSTALL FROSTPROOF SILLCOCKS AND
COORDINATE LOCATIONS WITH THE OWNER. ALL PLUMBING
SUPPLY LINES IN OUTSIDE WALLS AND/OR CRAWL SPACES SHALL
RUN ON WARM SIDE OF INSULATION AND SHALL BE WRAPPED
WITH PIPE INSULATION.

J. FURNISH AND INSTALL FLOOR DRAINS AS INDICATED OR
REQUESTED. INTERIOR FLOOR DRAINS SHALL BE HOOKED TO
THE WASTE PIPING.

K. RUN PLUMBING VENTS THROUGH ROOF PER CODE.  LOCATE ON
BACK SIDE OF HOUSE TO CONCEAL FROM STREET VIEW.  ALL
PLUMBING VENTS SHALL BE CONSOLIDATED AS MUCH AS
POSSIBLE IN ORDER TO REDUCE PENETRATIONS THROUGH THE
ROOF.

L. PROVIDE RECESSED ICE MAKER SHUT OFF VALVE AT ICE MAKER
LOCATIONS.

M. ALL PLUMBING FIXTURES SHALL BE FURNISHED AND INSTALLED,
COMPLETE WITH ALL PLUMBING SUPPLY FITTINGS AS REQUIRED,
BY THE SUBCONTRACTOR AS SELECTED BY OWNER.

N. COORDINATE PASSIVE RADON VENT PIPE INSTALLATION TO
UNDER-SLAB FOOTING DRAIN LINES PER FOUNDATION
WATERPROOFING/ DRAINAGE NOTES AND EPA PUBLICATION
"BUILDING RADON OUT".

HVAC

A. EQUIPMENT SHALL BE SIZED TO MAINTAIN AN INTERIOR
TEMPERATURE OF 70 DEGREES F.D.B. AT AN EXTERIOR DESIGN
TEMPERATURE OF -10 DEGREES F.D.B.; AND SHALL MAINTAIN AN
INTERIOR TEMPERATURE OF 75 DEGREES F.D.B. AT AN EXTERIOR
DESIGN TEMPERATURE OF 100 DEGREES F.D.B.

THE FOLLOWING GUIDELINES FORM A BASIS FOR BIDDING THE
HVAC.  THE HVAC CONTRACTOR SHALL DISCUSS THE SYSTEM
OPTIONS AND COST/ BENEFIT OF THOSE OPTIONS WITH THE
HOMEOWNER.

1.)  EQUIPMENT SHALL BE: CARRIER or LENNOX OR EQUAL,
"ENERGY STAR" LABELED PRODUCTS.

2.)  FURNACES SHALL HAVE AN  AFUE RATING OF 94% MINIMUM.

3.)  AIR CONDITIONERS SHALL HAVE A SEER RATING OF 19
MINIMUM.

4.)  HEAT PUMPS SHALL HAVE A HSPF/SEER RATING OF  9/16
MINIMUM.

B. SHEET METAL WORK SHALL BE FOR COMPLETE SUPPLY AND
RETURN SYSTEMS INCLUDING DUCT WORK, GRILLES, REGISTERS,
AND DAMPERS REQUIRED FOR UNIFORM AIR VOLUME AND
DISTRIBUTION.  SYSTEM SHALL BE TESTED AND BALANCED TO
GIVE EVEN AIR FLOWS.  ALL SUPPLY DUCTS IN THE ATTIC SHALL BE
INSULATED WITH 1" THREE LB. DENSITY DUCT LINER.

C. VENTS SHALL BE CODE APPROVED AND SHALL BE FURNISHED AND
INSTALLED FOR ALL EXHAUST FANS, EQUIPMENT AND APPLIANCES
INCLUDING OVEN, COOKTOP AND OWNER'S CLOTHES DRYER,
INCLUDING WEATHER CAP.

D. ALL VENTS AND COMBUSTION AIR DUCTS SHALL BE COMPLETE
WITH WEATHER CAPS AND OR ROOF JACKS AS REQUIRED.

E. ALL HVAC SHAFTS PENETRATING THROUGH FLOOR AND CEILING
FRAMING SHALL BE DRAFTSTOPPED PER LOCAL CODES.

F. ADJUSTMENTS SHALL INCLUDE TESTING AND BALANCING THE
HVAC SYSTEM.  EQUIPMENT SHALL BE LEVELED AND ALL RATTLES,
VIBRATIONS, AND POPS SHALL BE REMOVED FROM ALL DUCTS,
HOUSINGS, DAMPER CONTROLS AND EQUIPMENT.

G. CUTTING & NOTCHING OF JOISTS & STUDS TO RECEIVE PIPING AND
DUCT WORK SHALL CONFORM TO IRC SECTIONS R502.8 & R602.6.?

H. PRECAST OR PREFABRICATED CONDENSER PADS SHALL BE
INSTALLED LEVEL BY THE HVAC CONTRACTOR. CONTRACTOR
SHALL BE RESPONSIBLE FOR RE-LEVELING ANY OUT OF LEVEL
PADS AT THE END OF THE FIRST YEAR AFTER INSTALLATION.

I. MANUFACTURER'S GUARANTEES AND WARRANTIES ON ALL
EQUIPMENT SHALL BE DELIVERED TO THE OWNER AND
INSTRUCTIONS GIVEN ON THE OPERATION OF ALL EQUIPMENT, AT
THE COMPLETION OF THE PROJECT.

J. ALL MATERIALS AND WORKMANSHIP SHALL BE IN STRICT
ACCORDANCE WITH THE RECOMMENDATIONS OF THE SHEET
METAL CONTRACTOR'S NATIONAL ASSOCIATION, INC. AS SET
FORTH IN THE CURRENT EDITION OF STANDARD PRACTICES IN
SHEET METAL WORK MANUALS #1 AND #2.

K. THE MECHANICAL CONTRACTOR SHALL GUARANTEE THE
PERFORMANCE OF THE INSTALLED HEATING AND COOLING
EQUIPMENT.  EQUIPMENT SHALL BE CAPABLE OF MAINTAINING THE
SPECIFIED TEMPERATURES AND THE DUCT SYSTEM SHALL
DELIVER UNIFORM, BALANCED AIR FLOWS.

P. AIR DUCTS PASSING THROUGH FIRE RESISTIVE CONSTRUCTION
MUST BE 26 GAUGE SHEET METAL OR INCORPORATE A FIRE
DAMPER.  IF THE AIR DUCTS HAVE OPENINGS INTO THE GARAGE, A
FIRE DAMPER IS REQUIRED.

Q. CONTRACTOR/ SUBCONTRACTOR SHALL SUBMIT A SKETCH
LAYOUT SHOWING DUCT RUNS THAT WOULD AFFECT ANY CEILING
HEIGHTS PRIOR TO FABRICATION.

ELECTRICAL

A. ELECTRICAL CONTRACTOR SHALL PROVIDE TEMPORARY SERVICE
FOR CONSTRUCTION SITE AND LOAD CALCULATIONS FOR LOCAL
UTILITY CO.

B. ELECTRICAL CONTRACTOR SHALL VERIFY SOURCE OF ELECTRICAL
SERVICE AND PROVIDE COMPLETE UNDERGROUND SERVICE FROM
ELECTRICAL SUPPLY TO METER AT HOUSE.  ELECTRICAL
CONTRACTOR SHALL COORDINATE ALL WORK WITH THE LOCAL
UTILITY.

C. ELECTRICAL CONTRACTOR SHALL FURNISH AND INSTALL U.L.
LISTED MAIN LOAD CENTERS AND CIRCUIT BREAKERS PROPERLY
SIZED ACCORDING TO LOAD CALCULATIONS.  BREAKERS SHALL BE
PROPERLY IDENTIFIED WITH THEIR DESIGNATED USE AND LOAD
CENTERS SHALL HAVE ??20% SPARE CIRCUITS.?

D. ELECTRICAL CONTRACTOR SHALL FURNISH AND INSTALL A
COMPLETE DISTRIBUTION WIRING SYSTEM TO ALL EQUIPMENT,
FIXTURES, RECEPTACLES, SWITCHES, DIMMERS AND CONTROLS.
GFCI CIRCUITS SHALL BE PROVIDED AT ALL WET LOCATIONS (I.E.
KITCHEN, LAUNDRY, BATHROOMS, GARAGE AND OUTDOOR
RECEPTACLES.

E. ALL ELECTRICAL WORK SHALL BE PERFORMED IN STRICT
ACCORDANCE WITH ALL LOCAL, STATE AND NATIONAL CODES AND
ORDINANCES.

F. SMOKE DETECTORS SHALL MEET THE REQUIREMENTS OF NFPA 72
AND SHALL BE INTERCONNECTED, POWERED BY THE BUILDING
POWER WITH A BATTERY BACKUP SYSTEM AND SHALL BE
INSTALLED IN EACH SLEEPING ROOM, IMMEDIATELY OUTSIDE OF
EACH SLEEPING ROOM, IN EACH MECHANICAL ROOM AND AT THE
STAIRWAY(S).

G. PROVIDE OUTLET IN ATTIC NEXT TO RADON VENT PIPE FOR
FUTURE RADON FAN IF NEEDED IN THE FUTURE.
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ARCHITECTURAL SITE PLAN
SCALE 1" = 20'-0"

 NORTH

± 

SHEET DIRECTORY
SHEET 1 NOTES & SPECIFICATIONS
SHEET 2 BASEMENT PLAN
SHEET 2a FOUNDATION PLAN
SHEET 3 FIRST FLOOR PLAN
SHEET 4 SECOND FLOOR PLAN
SHEET 5 ROOF PLAN
SHEET 6 FRONT & LEFT SIDE ELEVATIONS
SHEET 7 REAR & RIGHT SIDE ELEVATIONS
SHEET 8 GARAGE ELEVATIONS/SECTIONS
SHEET 9 EXTERIOR ELEVATIONS/SECTIONS

S1.0 GENERAL NOTES
S1.1 FOUNDATION PLAN
S1.2 FIRST FLOOR FRAMING PLAN
S1.3 SECOND FLOOR FRAMING PLAN
S1.4 SECOND FLOOR CEILING FRAMING PLAN
S1.5 ROOF FRAMING PLAN
S2.0 FOUNDATION DETAILS
S2.1 FOUNDATION DETAILS
S3.0 FRAMING DETAILS
S3.1 FRAMING DETAILS
S3.2 FRAMING DETAILS
S4.0 GENERAL BRACED WALL DETAILS
S4.1 GENERAL BRACED WALL DETAILS

BUILDING CODES
2018 INTERNATIONAL BUILDING CODE
2018 INTERNATIONAL PLUMBING CODE
2018 INTERNATIONAL MECHANICAL CODE
2018 INTERNATIONAL FUEL GAS CODE
2018 INTERNATIONAL RESIDENTIAL CODE
2018 INTERNATIONAL FIRE CODE
2017 NATIONAL ELECTRICAL CODE
ICC/ANSI A117.1-2009
AS ADOPTED BY THE CITY OF LEE'S SUMMIT, MISSOURI

BUILDING AREAS
FIRST FLOOR
SECOND FLOOR
WALKOUT FLOOR
CARRIAGE HOUSE
TOTAL LIVING AREA
GARAGES
PORTE COCHERE
ENTRY PORCH
LANAI

2,307 SQ. FT.
1,235 SQ. FT.
1,035 SQ. FT.
547 SQ. FT.
5,124 SQ. FT.
1,019 SQ. FT.
316 SQ. FT.
411 SQ. FT.
396 SQ. FT.

SPECIFICATIONS
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FTG. JUMP

FTG. JUMP
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96.0'

100.0'

94.0'

90.0' TOP of WALL &
BRICK LEDGE

94.0'

96.0'

99.0'
98.0'

98.0'

98.0'

99.0' 98.0'

99.0'

99.0'

98.0'

99.0'

98.0'

99.0'

14'-0"

12'-0"

10" WIDE by 10'-0" HGT. REINF.
CONC. WALL ON 1'-8"x10" DP. CONC.
FOOTING BOTH REINF. PER
STRUCTURAL

8" WIDE by 6'-0" HGT. REINF. CONC.
WALL REINF. ON 1'-4"x8" DP. CONC.
FOOTING BOTH REINF. PER
STRUCTURAL

TURN UPPER FTG. DOWN TO BEAR
ON LOWER FTG. - PROVIDE SLEEVE
FOR DRAINTILE

99.0'

100.0'

10" WIDE by 6-0" HGT. REINF. CONC.
WALL W./ 4" WIDE BY 1'-4" HGT.
BLOCKOUT FOR BRICK BEARING
ON 1'-8"x10" DP. CONC. FOOTING
BOTH REINF. PER STRUCTURAL

90.0'

10" WIDE by 4'-0" HGT. REINF. CONC.
WALL W./ 4" WIDE BY 8" HGT.
BLOCKOUT FOR BRICK BEARING
ON 1'-8"x10" DP. CONC. FOOTING
BOTH REINF. PER STRUCTURAL

10" WIDE by 6'-0" HGT. REINF. CONC.
WALL W./ 4" WIDE BY 1'-4" HGT.
BLOCKOUT FOR BRICK BEARING
ON 1'-8"x10" DP. CONC. FOOTING
BOTH REINF. PER STRUCTURAL

BEAM POCKET -
TYPICAL

90.33'

90.33' 90.33'

90.33' EXTEND TOP OF
SLAB OUT TO
AREA UNDER
PORCH WALL

OUTER EDGE OF
SLAB  - BRICK
LEDGE BEYOND

90.0'

89.33'

89.33'

89.33'

90.0'
89.33'

8" WIDE by 4'-0" HGT. REINF.
CONC. WALL W./ 2" BY 12"
HGT. BLOCKOUT FOR SLAB
BEARING ON 1'-4"x8" DP.
CONC. FOOTING BOTH
REINF. PER STRUCTURAL

99.0'

98.0'

98.0'

99.0'

99.0'

98.0' 98.0'

99.0'

90.33' TOP of SLAB

4'-0"

12" WIDE by 10'-0" HGT. REINF.
CONC. WALL ON 2'-0"x10" DP. CONC.
FOOTING BOTH REINF. PER
STRUCTURAL

PROVIDE 2" FOR PORCH SLAB
BEARING

10" WIDE by 4'-0" HGT. REINF.
CONC. WALL  ON 1'-8"x10" DP.
CONC. FOOTING BOTH
REINF. PER STRUCTURAL
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FOUNDATION PLAN
SCALE 1/4" = 1'-0"

 NORTH
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26'-0"

2'-0"

24'-0"

36'-0"

1'-3 14 "

5'-9"

15'-2"

26 8
0

30
8

0

DUCT CHASE ABOVE

FUTURE
SIXTH BEDROOM

14'-5"x14'-0"
9'-9" CLG. HGT.

CARPET

FAMILY
ROOM

18'-0"x16'-8"
9'-9" CLG. HGT.

CARPET

UP
 1

7
RI

SE
RS

HALL
8'-10" CLG.

CARPET

TERRACE
20'-2"x14'-6"
BRICK or STONE

OVER CONC. SLAB

BA
CK

-L
IT

 W
IN

E 
RA

CK

30
8

0

TERRACE
17'-6"x20'-10"

BRICK or STONE
OVER CONC. SLAB

STORAGE/
MECHANICAL

UNFINISHED
CONC. SLAB

GAME
ROOM

18'-8"x14'-8"
9'-9" CLG. HGT.

CARPET

54" VANITY

STORAGE
UNFINISHED
CONC. SLAB

SINK

U.C.
REF'G.

SE
AT

64"x36" TILED
WALK-IN
SHOWER

STORAGE
UNFINISHED
CONC. SLAB

BATH
9'-9" CLG.

TILE

WINE ROOM
8'-0"x5'-5"

8'-9" CLG.
TILE

WINE DISPLAY

BAR
8'-0"x9'-10"

8'-9" CLG.
TILE

15
'-2

"
7'

-1
0"

5'
-6

"
5'

-6
"

18'-9" 6'-1"14'-2"4'-3"5'-0"

13'-1" 4'-11" 1'-10" 3'-8" 2'-7"4'-8"

1'-2"

24'-1"

4'-0"

20
'-8

"
3'

-4
"

4'
-4

"
19

'-8
"

1'
-4

"
5'

-2
"

11
'-6

"
6'

-4
"

1'
-1

1"

7'
-0

"
9'

-1
0"

17
'-4

"

3'-0
1
4" 3'-6"

6'-6"

BO
O

KS
BO

O
KS

BOOKS

3'-
8"

 B
O

O
KS

HE
LF

DO
O

R

UNEXCAVATED
CONC. SLAB OVER

UNEXCAVATED

UNEXCAVATED

28
8

0

DN
. 2

" R
.

UP
 1

5
RI

SE
RS

30 8
0

GALLERY
8'-9" CLG.

TILE

2
8 6

8

8'-10"

90'-0"

12'-0"16'-8"26'-8"8'-0"14'-0" 12'-8"

65
'-4

"
11

'-8
"

7'
-4

"
18

'-0
"

30
'-0

"
4'

-4
"

1'
-8

"
4'

-0
"

55'-5"

2'-0" 16'-0" 18'-0" 19'-5"

4'-1"11'-4"4'-0"

3'
-7

"

1'-5"1'-5"

8'-0"8'-0"

29
'-4

"

2'
-0

"
9'

-4
"

18
'-0

"

22'-0"

2'-0"

12'-0"

2'-0"

7'-4"

2'-0"

16
'-0

"

1'
-4

"
11

'-0
"

3'
-8

"
29'-0"

13'-4"15'-8"

8'-7"

3'-4"

1'-2"

10"
4'-4"4'-8"4'-8"4'-4"

SLAB EDGE

9'-0"

CLG. ABV.
1"

17
'-9

"

3'-2"

1'
-0

"
13

'-0
"

1'
-4

"

1'-1"

1'-8"

8'-0"

4'-0"

*EGRESS*

ASCDH
4571

ASCPICT
4777

ASCPICT
4777

ASCPICT
4777

2x10 WALL

2x10 W
ALL

12  0 8
0

DOUBLE SLIDING
GLASS DRS.

UNEXC.
CONC. SLAB OVER

UNEXC.

11" TREADS

10-1/2" TREADS

1

2

3

4

5

6

7

8910

11
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TAH / CEE

DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE

DRAWN BY

LO
T 

1,
 L

U
M

BE
RM

A
N

'S
 R

O
W

2a
WALKOUT FLOOR PLAN
SCALE 1/4" = 1'-0"

 NORTH
1,035 SQ. FT. LOWER FLOOR
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14'-0" 42'-0"

8" 3'-4" 2'-0"

22'-0" 12'-0"

14'-4" 7'-4" 6'-0" 7'-10" 3'-0" 3'-6"

6'-0" 6'-0"7'-0"7'-0" 8'-0" 12'-8" 26'-8"

10" 2'-0" 7'-0" 2'-0" 10" 10'-6" 15'-4"

10"

2'
-0

"
11

'-4
"

1'
-4

"
13

'-4
"

1'
-4

"

10
"

10
'-6

"
9'

-9
"

3'
-6

"
9'

-1
0" 18
'-0

"
9'

-4
"

2'
-0

"
1'

-4
"

13
'-4

"

2'
-1

"

4'
-0

"

18
'-0

"
2'

-0
"

1'
-8

"8'
-0

"

1'
-8

"

20
'-0

"

9'
-0

"
9'

-0
"

2'
-4

"
2'

-4
"

17
'-2

"
2'

-1
0"

16'-0" 18'-0" 4'-0" 11'-4" 4'-07
8"

2'-10" 5'-2" 5'-2" 2'-10" 5'-8"

4'-4" 4'-8" 4'-8" 4'-4"

7'
-2

"
2'

-1
0"

4'
-0

"

1'
-1

1"
2'

-3
"

4'-0"

11
'-4

"

10
"

2'
-0

"
8'

-5
"

14'-0"

2'-0"

55'-47
8"

11'-05
8"90'-0"

7'
-4

"

4'
-0

"
2'

-0
"

4'
-0

"

65
'-4

"

10
'-0

"

14
'-0

"

2'
-0

"
1'

-4
"

13
'-4

"

8'-6
7
8" 7'-9"

4'-3"
4'-3"

7'-9"

12'-0"

6'-0"

6'-0"

2'-0"
11'-0"

11'-0"

2'-0"

12'-0"10"

9'
-0

"
9'

-0
"

13
'-4

"
1'

-4
"

2'
-1

"
11

'-3
"

4'-9
1
2"

3'-9
3
8"

24'-0"

22'-0"

2'-2"

9'-0"

2'-2"

9'-0"

1'-4"

9'-0"

3'-10" 1'-3" 5'-0"7'-4" 3'-10"

5'-0" 1'-10" 3'-10"

17
'-9

"

4'
-8

"
6'

-5
"

2'
-4

"
17

'-9
"

5'
-0

"

5'
-8

"
9"

2'
-9

"
12

'-0
"

3'
-0

"

6'
-6

"
3'

-6
"

7"

6'-4"

16
'-7

"

23
4" 6'-01

2" 6'-1" 6'-13
4"

3'-10"

44'-6
7
8"

8'-6"
30'-0"

10
5°

14'-0"

122°

10
'-0

"
15'-9" 2'-1" 16'-7" 18'-4" 6'-3"

7'-0"2'-0" 4'-1" 4'-8" 2'-3" 11'-2" 5'-1" 1'-11" 1'-7"

13'-1" 8'-2" 5'-8" 4'-1" 8'-0"

4'
-6

"
11

'-6
"

6'
-3

"
8'

-0
"

3'
-4

"
9'

-6
"

5'
-0

"
3"

5'
-0

"
5"

5'
-8

"
5"

5'
-0

"

1'
-5

"
6'

-6
"

4'
-0

"
4'

-4
"

2'-7
1

4
"

2'-7 1
4 "

EQ.EQ.

EQ.E
Q.

G
AS

 F
IR

EP
LA

CE

48" GAS RANGE W.
EXHAUST HOOD

LWR.
CAB'TS.

UPR.
CAB'TS.

AP
RO

N 
FR

O
NT

SI
NK

TRASH
RECYCLING

36
" V

AN
IT

Y

BATH
10'-0" CLG.

HDWD.

SHELVES

28
8

0

SINK

D.W.

D.W.

30 8
0

26
8

0

26
8

0

26 8
0

FR
EE

 S
TA

ND
IN

G
BA

TH
TU

B

30 8
0

DUCT CHASE

PRIMARY
BEDROOM

14'-0"x17'-0"
VAULT CLG. HGT.

HARDWOOD

U.C. MICRO.
DRAWER

PRIMARY
BATH

10'-4"x12'-0"
10'-0" CLG. HGT.
TILE - HEATED

DRESSING
ROOM

13'-0"x10'-10"
10'-0" CLG.

HDWD.

DINING
ROOM

17'-8"x13'-0"
10'-0" CLG. HGT.

HARDWOOD

LIVING
ROOM

16'-6"x17'-0"
VAULT CLG. to 20'-2" HGT.

HARDWOOD

VAULT
CEILING

VAULT
CEILING

VA
UL

T
CE

IL
IN

G

STACKED
WASHER
/DRYER

OVER F.D.

LWR. CAB'TS.

UPR. CAB'TS.

SH
EL

VE
S

SH
EL

VE
S

DO
W

N 
17

RI
SE

RS

UP
 1

8
RI

SE
RS COATS

10'-0" CLG.
HDWD. G

LA
SS

 F
RO

NT
DI

SP
LA

Y 
CA

B'
T.

G
LA

SS
 F

RO
NT

DI
SP

LA
Y 

CA
B'

T.

52"x68" WALK-IN
ZERO-ENTRY

TILED SHOWER
W./ GLASS

ENCLOSURELI
NE

AR
 D

RA
IN

SEAT

FOYER
13'-8"x15'-2"
20'-2" CLG. HGT.

HDWD.

KITCHEN
17'-8"x10'-0"

10'-0" CLG. HGT.
HARDWOOD

48
" W

ID
E

BU
IL

T-
IN

RE
F'

G
.

PANTRY
17'-8"x7'-2"
10'-0" CLG. HGT.

HDWD.

DOWN 2
RISERS

PORTE-
COCHERE

20'-8"x16'-0"
CONC. SLAB

MUDHALL
10'-4" CLG.

TILE

PORCH
39'-4"x12'-0"
BRICK or STONE

OVER CONC. SLAB

LANAI
17'-4"x19'-4"

VAULT CLG. HGT.
2x DECKING

TERRACE
19'-0"x13'-2"

2x DECKING
OVER CONC. SLAB

90 8  INSUL. OVERHEAD DOOR
0

INSTALL ONE
LAYER 5/8" TYPE X
GYPSUM BOARD

AT CEILINGS

SINGLE CAR
GARAGE
12'-4"x17'-0"
CONC. SLAB

DN
. 2

"
RI

SE
R

122°

4'
-4

1 2"

4'-2"

VAULT
CEILING

48
" G

AS
 G

RI
LL

VAULT
CEILING

BEN
CH W

./  HOO
KS

ABO
VE & ST

OR. BE
LOW

ENTRY
8'-8" CLG.

TILE

STOOP
4'-0"x5'-6"

BRICK or STONE
OVER CONC. SLAB

UP
 1

5
RI

SE
RS

DN. 15

RISERS

9
0 8  INSUL. OVERHEAD DOOR

0

9
0 8  INSUL. OVERHEAD DOOR

0

INSTALL ONE
LAYER 5/8" TYPE X
GYPSUM BOARD

AT CEILINGS

TRIPLE CAR
GARAGE
35'-0"x25'-0"
CONC. SLAB

9
0 8  INSUL. OVERHEAD DOOR

0

26'-0"

2'-2" 3'-9"

8'
-9

"
3'

-6
1 2"

2'-2"

2'-9
1
2"

4'-0"

16 8
0

PR. DR.

18 8
0

PR. DR.

36 8
0

ENTRY DR.

30 8
0

ENTRY DR.

2
8 8

0

1 3 4" S.C.

6'
-2

"
5'

-4
"

10
'-6

"

*EGRESS*

ASCDH
4571

*EGRESS* *EGRESS*

*E
G

RE
SS

*

*E
G

RE
SS

*

-T
EM

P.
-

2571

2571

-TEMP.-

-TEMP.-

16"WD.
LIN.
CAB.

16"WD.
LIN.
CAB.

122" VANITY

ASCDH
2959

ASCDH
3759

DN
. 1

RI
SE

R

DN
. 1

RI
SE

R
DN

. 2
RI

SE
R

ASCDH
4571

ASCDH
4571

ASCDH
4571

ASCDH
4571

ASCDH
4571

ASCDH
3759

ASCDH
3359

29'-0"

2'-2"9'-0"2'-10"14'-0"1'-0"

10
"

34 8  C.O.
0

SO
FF

IT
 a

t
9'-

1"
 H

G
T.

SO
FF

IT
 a

t
9'-

1"
 H

G
T.

ASCDH
2953

ASCDH
2953

ASCDH
2953

ASCDH
2953

ASCDH
2953

DN. 1
RISER

ASCDH
2-2959

ASCDH
2959

4789 4789 4789

-TEMP.- -TEMP.- -TEMP.-

-T
EM

P.
-

12  0 8
0

DOUBLE SLIDING
GLASS DRS.

SLOPED BRICK SILL
AT WATERTABLE

11" TREADS

38
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 C
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.
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7
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-0

"

8910

11
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17
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30
9 

 C
.O

.
0

30
9 

 C
.O

.
0

2x8 WALL

2x10 WALL

HALF ROUND
ARCHED
OPENING

5389 HALF
ROUND

PICTURE

FULL BRICK VENEER
AT FIREPLACE

VA
UL

T
CE

IL
IN

G

VA
UL

T
CE

IL
IN

G

VAULT
CEILI

NGVAULT

CEILING

ASCCMEV
3-3589

5'-8"

ASCDH
4177

2x8 WA
LL

ASCDH
3777

DN. 1
RISER

DN. 1
RISER

14'-0"

8"

13'-4"

21
'-0

"

7'
-1

1"
3'

-4
"

42'-0"

DN. 1 R.

9'
-1

0"

2x10 WALL

6'-0" 2'-0"

16'-8"

14" DIA. COLUMNS
TAPERING TO 12" DIA.
AT NECK - ROUND
DORIC BASE & CAP

1'
-6

"
6'

-0
"

13
'-1

1"

EQUAL

EQUAL

ASCDH
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28 8
0

ENTRY DR.

11   2 9  C.O.
0

12   
0

9 
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0
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DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE

DRAWN BY

LO
T 

1,
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U
M
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RM

A
N

'S
 R

O
W

3

FIRST FLOOR PLAN
SCALE 1/4" = 1'-0"

 NORTH
2,307 SQ. FT. FIRST FLOOR
1,235 SQ. FT. SECOND FLOOR
1,035 SQ. FT. WALKOUT FLOOR
547 SQ. FT. CARRIAGE HOUSE
5,124 SQ. FT. LIVING AREA
1,019 SQ. FT. GARAGES
316 SQ. FT. PORTE COCHERE
411 SQ. FT. ENTRY PORCH
396 SQ. FT. GARDEN ROOM
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6'-0" 14'-0" 10'-4" 19'-2"

9'
-8

"
3'

-1
0"

13
'-0

"

4'-1" 2'-11" 2'-11" 4'-1" 5'-4" 5'-0" 13'-0" 6'-2"

6'
-6

"
6'

-6
"

1'
-0

"
16

'-0
"

12
'-6

"
5'

-0
"

5'
-0

"
7'

-6
"

6'-2"13'-0"

7'
-6

"

39
'-0

"

3'
-6

"

44
'-0

"

75'-10"

6'
-0

"

10'-0"

2'-8"

8'-2"

8'-0"

2'-4"

7'-0"

7'-0"

2'-4"

8'-0"

9'-4
1
8"

11'-7"

2'-4"

4'-9
1
2"

4'-9
1
2"

10'-4" 3'-4"

4'-8"
3'-8"

0"

23'-8"

4'-0"

5'
-0

"

BATH
9'-0" CLG.

TILE

28 7
0

48
" V

AN
IT

Y

26 7
0

SECOND
BEDROOM

13'-2"x16'-0"
10'-0" CLG. HGT.

CARPET

26 7
0

W.I.C.
3'-8"x6'-4"

9'-0" CLG.
CARPET

ATTIC/
STORAGE
18'-10"x15'-0"
8'-0" CLG. HGT.

SUBFLOOR

FOURTH
BEDROOM

13'-8"x15'-2"
10'-0" CLG. HGT.

CARPET

THIRD
BEDROOM

13'-0"x15'-2"
12'-0" CLG. HGT.

CARPET

68"x36" TILED
WALK-IN
SHOWER

SE
AT

26 7
0

SH
EL

VE
S

W.I.C.
4'-8"x9'-2"
SLOPE CLG.

CARPET

OPEN TO
BELOW

OPEN TO
BELOW

48" VANITY

BATH
9'-0" CLG.

TILE

60"x30" TUB
/SHOWER W./ TILE

SURROUND
48

" V
AN

IT
Y

BATH
9'-0" CLG.

TILE

SEAT

34"x62" TILED
WALK-IN
SHOWER

WA
SHE

R
DRY

ER 15" DEP
TH UP

PER CAB
INET

SI
NK

28 7
0

LAUNDRY
6'-0"x8'-4"

9'-0" CLG.
TILE

DUCT CHASE 28 7
0

26 7
0

26 7
0

GALLERY
18'-4"x4'-5"

9'-0" CLG.
HARDWOOD HALL

9'-0" CLG.
HDWD.

VAULT
CEILING

VAULT
CEILING

VAULT
CEILING

VA
UL

T
CE

IL
IN

G
VA

UL
T

CE
IL

IN
G

VA
UL

T
CE

IL
IN

G

VAULT
CEILING

DN
. 1

8
RI

SE
RS

28 7
0

26 7
0

28 7
0

SHELVES
LINEN

28 7
0

W.I.C.
5'-0"x6'-10"

9'-0" CLG.
CARPET

6'-0"

12'-0"

6'-0"

7'-4"

3'-8"

7'-4"

5'-2"

7'-0"

2'-4"

3'-8"
3'-8"

42'-0"

26'-0"

45'-4
1
8"

9'
-1

0" 11
'-1

"

6'
-0

"

15
'-8

"

1'-10" 6" 16'-10"

4'-10" 1'-10" 3'-10" 8'-0" 6'-8"

3'
-8

"

19'-5"

3'-8"
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8'-0"
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1
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1
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4'
-4

1 2"
3'

-0
"

8'
-6

1 2"

2'-4"

6'-10"

8'-6"

6'-0"

13'-10" 6'-1" 7" 3'-0" 5'-5" 14'-4"

11'-2" 18'-9" 23'-10"

5'-2" 13'-8" 4'-0"
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-0

"
7'
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5'
-0

"
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-1
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3'
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"
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"

6'
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"
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4'
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"

9'
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"
2'

-0
"

6'
-8

"
5'

-4
"

10
"

10
5°

SINK

U.C.
REF'G.

2 8
7

0

30" VANITY

OFFICE/PLAY
ROOM

23'-0"x14'-10"
10'-0" CLG. HGT.

HARDWOOD

BATH
8'-0" CLG.

TILE

MECH
8'-0" CLG.

TILE

DN. 2" R.

SCREENED
PORCH

11'-4"x7'-6"
PEDESTAL PAVERS

W
INDOW

 SEAT

DN. 15

RISERS

2 8
7

0 3'-8"

3'-6"
3'-6"

4'-0"
2'-6"

21'-2"

8'-0"

3'-6"

4'-8 34 "

3'
-4

"
ASCDH
2-3357

ASCDH
2553

FULLY INSULATE
ALL EXTERIOR
WALLS, FLOOR
AND CEILINGS

ASCDH
2-3357

ASCDH
2-3765

*E
G
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*
*E

G
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SS
*

*E
G
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SS

*
*E

G
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SS
*

ASCDH
2-3765

ASCDH
4159

ASCDH
4165

ASCDH
2165

ASCDH
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*EGRESS*

47101 HALF
ROUND

TOP

-TEMP.-

473247324732

ASCDH
3765

SL
O

PE
CE

IL
IN

G

10  0 8
0

DOUBLE SLIDING
GLASS DRS.

ASCDH
2-3365

ASCDH
2-3365

ASCAWE
2-3535 AWNING

6'
-5

"
4'

-9
"

4'
-8

"

1

2

3

4

5

6

7

8910

11

12

13

14
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16
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30
8 

 C
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.
0

OPEN TO
BELOW

SLOPE

CEILING

SLOPE

CEILING

8'-5" CLG. HGT.

8'-5" CLG. HGT.

8'-5" CLG. HGT.

SLOPE

CEILING

SLOPE

CEILING
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O
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G

SL
O

PE
CL

G
.*EGRESS*

18'-2" 19'-2" 19'-4" 5'-0"

5'-0"4'-8"9'-6"15'-2"3'-0"

2x10 WALL 84 8  C.O.
0

8'-4" 5'-1"

RAILING at 36" HGT. MIN.

14'-10"

2'-10" 12'-0"

14'-10"

RAILING at 36" HGT. MIN.
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TAH / CEE

DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE

DRAWN BY
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SECOND FLOOR PLAN
SCALE 1/4" = 1'-0"

 NORTH
1,235 SQ. FT. SECOND FLOOR
547 SQ. FT. CARRIAGE HOUSE
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RI
DG

E D.S.

D.S.

10:12 PITCH

HIP

HIP

D.S.

D.S.

RI
DG

E

VALLEY

4:
12

 P
IT

CH

4:12 PITCH

HIP

6:12 PITCH6:12 PITCH

RI
DG

E

D.S.

RIDGE
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DG

E

HIP

D.S.

D.S.

D.S.

RIDGE

RIDGE

RIDGE
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VALLEY
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P
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D.S.

D.S.

D.S.

D.S.

D.S.

D.S.
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E

HIP
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EY

HIP

VALLEY

HIP
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EY
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EY VALLEY

VALLEY

VALL
EY

HIP
HIP

VALLEY VALL
EY
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DG

E

VALL
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VALLEY

RIDGE
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Y

10:12 PITCH10:12 PITCH

10:12 PITCH10:12 PITCH
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H

10:12 PITCH
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10:12 PITCH 10:12 PITCH

10:12 PITCH
10:12 PITCH

10:12 PITCH
10:12 PITCH

10:12 PITCH
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PITCH
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4'-0" 11'-8" 2'-4"

THIN BRICK VENEER AT
CHIMNEYS - TYPICAL
ROOF CRICKET AT
CHIMNEYS - TYPICAL
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-4

"
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-0
"

RIDGE

VALLEY
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EY

10:12 PITCH 10:12 PITCH

ROOF CRICKET AT
CHIMNEYS - TYPICAL

WOOD ROOF BRACKET
PER DETAIL 'A' SHEET 5 -
TYPICAL OF (3)

10:12
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51 2"
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TAH / CEE

DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE

DRAWN BY
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N
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5

ROOF PLAN
SCALE 1/4" = 1'-0"

 NORTH

ROOF BRACKET DETAILA SCALE 1-1/2" = 1'-0"
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1'
-2

1 8"
10

'-1
"

10
'-0

"

1'
-2

1 8"

10
'-1

"
4'

-0
"

6'
-6

"

3'
-8

"

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

10:12 PITCH

4:12 PITCH

3759
29532953 2953 2953

3759

2553

5/4x8 COMP. TRIM W./ WOOD OR
COMPOSITE BACK BAND - TYPICAL
AT EACH FACE OF ARCHED
OPENINGS

4159
41652165 2165

1'-
8" 

RAD.

7'-
0" 

RAD.

3357

10:12 PITCH

3357

47101

1'
-0

5 8"
9'

-1
1 8"

PLATE LINE at CHIMNEY
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'-1

13 8"

31
'-9

3 8"
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 T
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G
E 
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O

M
TO

P 
O

F 
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R 
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O

R
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7'
-8

1 2"

8'
-1

"
WIN

DO
W H

EAD
 HEIG

HT

TYPICAL WINDOW TRIM - BED MOULD
PMD P-8016 OVER 5/4x8 COMP. TRIM
W./ 5/4x6 VERT. AT SIDES, SLOPED
SILL W./ 5/4x6 HORIZ. UNDER

14" DIA. COLUMNS
TAPERING TO 12" DIA.
AT NECK - ROUND
DORIC BASE & CAP

1x COMP. TRIM OVER SMOOTH FACE
HARDIE PANEL TO FORM PANEL W./
PMD P-163 TRIM AT PANEL

1'
-2

1 8"

10
'-1

"
10

'-0
"

1'
-0

5 8"
10

'-1
"

6'
-1

1 2"
4'

-0
"

13
'-1

13 4"

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

PLATE LINE at WALKOUT

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

TOP of FOUNDATION

PLATE LINE at LIVING ROOM
& LANAI

10:12 PITCH

10:12 PITCH

10:12 PITCH

4571 45712571 2571
2959

3765 3765

THIN BRICK VENEER W./
MANUFACTURED FORMED
CORNERS - TYPICAL AT CHIMNEYS
- THIN BRICK TO MATCH FULL
BRICK VENEER USED AT OTHER
LOCATIONS

FULL BRICK VENEER W./ SLOPED
BRICK CAP - BRICK TO MATCH THIN
BRICK VENEER USED AT OTHER
LOCATIONS

TOP of FOUNDATION
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-0

"

8'
-1

"
WIN

DO
W H

EAD
 HEIG

HT

7'
-8

1 2"
WIN
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W H

EAD
 HEIG
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1x COMP. TRIM OVER SMOOTH FACE
HARDIE PANEL TO FORM PANEL W./
PMD P-163 TRIM AT PANEL

CROWN MOULD PMD P-8012 AT TOP
OF BAY SURROUND

10:12 PITCH

LIVING
ROOM

FAMILY
ROOM

COVERED
TERRACE
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TOP of FOOTING
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PLATE LINE at 1st FLR.
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TOP of 2nd FLR. SUBFLR.
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TAH / CEE

DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE

DRAWN BY
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A
N

'S
 R
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W

6
FRONT ELEVATION
SCALE 1/4" = 1'-0"

LEFT SIDE ELEVATION
SCALE 1/4" = 1'-0"

LEFT SIDE ELEVATION -
DECK/LANAI VIEW
SCALE 1/4" = 1'-0"

RIGHT SIDE ELEVATION
at DRESSING ROOM
SCALE 1/4" = 1'-0"
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NSPJ - 
IS THIS DOOR FROM THE
LANAI TO THE DECK TO BE
A FULL VIEW DOOR, STORM
OR SCREEN DOOR?

NSPJ - 
WHAT DO YOU HAVE IN MIND
FOR THE WINDOWS AT THE
LANAI?  FIXED, CASEMENT,
DOUBLE HUNG, CASEMENT
OVER AWNING?  CAN THE
TRANSOMS BE AWNINGS AS
WELL TO ALLOW HEAT TO
ESCAPE IN THE SUMMER?

NSPJ - 
THIS IS A CUSTOM SIZE. 
PLEASE LET US KNOW IF
THIS CANNOT BE PRODUCED

NSPJ - 
WILL WINDOWS BE SDL? 
PLEASE CONFIRM.



1'
-2

1 8"

10
'-1

"
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'-0
"

9'
-1

"
1'

-0
3 4"

9'
-1

1 4"
6'

-0
"

4'
-0

"
2'

-0
"

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

10:12 PITCH

TOP of FOUNDATION

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

TOP of FOOTING

CONCEALED GUTTER
BEYOND

D.S.

45714571 4571

4789

4571

4732

477747774777

2532

3765

FULL BRICK VENEER W./ SLOPED
BRICK CAP - BRICK TO MATCH THIN
BRICK VENEER USED AT OTHER
LOCATIONS

FULL BRICK VENEER W./ SLOPED
BRICK CAP - BRICK TO MATCH THIN
BRICK VENEER USED AT OTHER
LOCATIONS

THIN BRICK VENEER W./ MANUFACTURED
FORMED CORNERS - TYPICAL AT CHIMNEYS -
THIN BRICK TO MATCH FULL BRICK VENEER
USED AT OTHER LOCATIONS

4789

4732

4789

4732

1'
-2

1 8"
10

'-1
"

4'
-0

"

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

10:12 PITCH

10:12 PITCH
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"
WIN

DO
W H

EAD
 HEIG

HT
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-0
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TOP of FOUNDATION

PLATE LINE at
EYEBROW ROOF

TOP of FOUNDATION

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

CONCEALED GUTTER
BEYOND
D.S.

TOP of FOOTING

29592959

2-3535 AWNING
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5 8"

9'
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PLATE LINE at 2nd FLR.
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PLATE LINE at
DORMERS
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DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE
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REAR ELEVATION
SCALE 1/4" = 1'-0"

RIGHT SIDE ELEVATION
SCALE 1/4" = 1'-0"

RIGHT SIDE ELEVATION -
TRIPLE GARAGE
SCALE 1/4" = 1'-0"
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NSPJ - 
IS THIS DOOR FROM THE
LANAI TO THE DECK TO BE
A FULL VIEW DOOR, STORM
OR SCREEN DOOR?

NSPJ - 
THE THREE PICTURE WINDOWS
ARE CUSTOM SIZED.  PLEASE
LET US KNOW IF THE SIZE
LISTED CANNOT BE PRODUCED

NSPJ - 
THIS IS A CUSTOM SIZE. 
PLEASE LET US KNOW IF
THIS CANNOT BE PRODUCED



9'
-1

"
9'

-0
"

TOP of FOUNDATION

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

INSULATED CARRIAGE STYLE
OVERHEAD DOOR

10:12 PITCH

10:12 PITCH

3365336533653365
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'-3

1 8"
4'

-0
"

9'
-1

1 8"

5'
-1

1 8"
4'

-0
"

TOP of FOOTING

TOP of FOUNDATION

TOP of 1st FLR. SUBFLR.

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

INSULATED CARRIAGE STYLE
OVERHEAD DOOR

FOURTH
BEDROOM

DINING
ROOM

MUD
HALL

3357 3357
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'-1

"
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'-5

1 4"
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-1

"
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-0
"

TOP of FOUNDATION

PLATE LINE at 1st FLR.

PLATE LINE at 2nd FLR.

TOP of 2nd FLR. SUBFLR.

TOP of FOOTING

TOP of FOOTING

2959
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2347 23472-2347

2325

10:12 PITCH

10:12 PITCH

2953 2953

3765 3765
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WINDOW WELL
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DRAWING RELEASE LOG

REVISIONS

JOB NO. DATE
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GARAGE FRONT ELEVATION -
WEST ELEVATION THREE
CAR GARAGE
SCALE 1/4" = 1'-0"

GARAGE REAR ELEVATION
SCALE 1/4" = 1'-0"

GARAGE FRONT ELEVATION -
EAST ELEVATION SINGLE GARAGE
SCALE 1/4" = 1'-0"

SIDE ELEVATION -
PRIMARY BEDROOM
SCALE 1/4" = 1'-0"

RIGHT SIDE ELEVATION/ SECTION
THROUGH PORTE COCHERE
SCALE 1/4" = 1'-0"
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