KARL F. DEAN
MAYOR

METROPOLITAN GOVERN E AND DAVIDSON COUNTY

Metropolitan Historic Zoning Commission
Sunnyside in Sevier Park
3000 Granny White Pike
Nashville, Tennessee 37204
Telephone: (615) 862-7970
STAFF RECOMMENDATION Fax: (615) 862-7974
251 Lauderdale Rd
March 18, 2015

Application: New construction—addition and outbuilding

District: Cherokee Park Neighborhood Conservation Zoning Overlay
Council District: 24

Map and Parcel Number: 10312008900

Applicant: Brent Thomas, owner

Project Lead: Melissa Baldock, melissa.baldock@nashville.gov

Description of Project: Application is to construct a rear addition ﬁ?tgﬁhtmentsh
and an outbuilding. - Photographs

B: Outbuilding
) checklist
Recommendation Summary: Staff recommends approval of the | C: Site Plan
project with the following conditions: D: Elevations

1. Staff approve the roof material and color and a stone sample;
and

2. The HVAC, if relocated, be located behind the house or on
either side, beyond the mid-point of the house.

With these conditions, staff finds that the project meets Sections
I1.B.1. and 11.B.2. of the Cherokee Park Historic Conservation
Zoning Overlay: Handbook and Design Guidelines.
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Applicable Design Guidelines:

11.B. GUIDELINES
B. GUIDELINES
a. Height

The height of the foundation wall, porch roof(s), and main roof(s) of a new building shall be compatible, by
not contrasting greatly, with those of surrounding historic buildings.

b. Scale

The size of a new building and its mass in relation to open spaces shall be compatible, by not contrasting
greatly, with surrounding historic buildings.

Foundation lines should be visually distinct from the predominant exterior wall material. This is typically
accomplished with a change in material.

c. Setback and Rhythm of Spacing

The setback from front and side yard property lines established by adjacent historic buildings should be
maintained. Generally, a dominant rhythm along a street is established by uniform lot and building
width. Infill buildings should maintain that rhythm.

d. Materials, Texture, Details, and Material Color

The materials, texture, details, and material color of a new building's public facades shall be visually
compatible, by not contrasting greatly, with surrounding historic buildings. Vinyl and aluminum siding
are not appropriate.

T-1-11- type building panels, "permastone”, E.F.1.S. and other artificial siding materials are generally not
appropriate. However, pre-cast stone and cement fiberboard siding are approvable cladding materials
for new construction; but pre-cast stone should be of a compatible color and texture to existing historic
stone clad structures in the district; and cement fiberboard siding, when used for lapped siding, should
be smooth and not stamped or embossed and have a maximum of a 5 reveal.

Shingle siding should exhibit a straight-line course pattern and exhibit a maximum exposure of seven
inches (7).

Four inch (4”) nominal corner boards are required at the face of each exposed corner.

Stud wall lumber and embossed wood grain are prohibited.

Belt courses or a change in materials from one story to another are often encouraged for large two-story
buildings to break up the massing.

When different materials are used, it is most appropriate to have the change happen at floor lines.

Clapboard sided chimneys are generally not appropriate. Masonry or stucco is appropriate.

Texture and tooling of mortar on new construction should be similar to historic examples.

Asphalt shingle is an appropriate roof material for most buildings. Generally, roofing should not have
strong simulated shadows in the granule colors which results in a rough, pitted appearance; faux
shadow lines; strongly variegated colors; colors that are too light (e.g.: tan, white, light green); wavy
or deep color/texture used to simulate split shake shingles or slate; excessive flared form in the shingle
tabs; uneven or sculpted bottom edges that emphasize tab width or edges, unless matching the original
roof.

Generally front doors should be 1/2 to full-light. Faux leaded glass is inappropriate.

e. Roof Shape

The roof(s) of a new building shall be visually compatible, by not contrasting greatly, with the roof shape,
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orientation, and pitch of surrounding historic buildings.

Roof pitches should be similar to the pitches found in the district. Historic roofs are generally between 6/12
and 12/12.

Roof pitches for porch roofs are typically less steep, approximately in the 3-4/12 range.

Generally, two-story residential buildings have hipped roofs.

Generally, dormers should be located on the roof. Wall dormers are not typical in the historic context and

accentuate height so they should be used minimally and generally only on secondary facades. When they

are appropriate they should be no wider than the typical window openings and should not project beyond

the main wall.

f. Orientation

The orientation of a new building's front facade shall be visually consistent with surrounding historic
buildings.

g. Proportion and Rhythm of Openings

The relationship of width to height of windows and doors, and the rhythm of solids (walls) to voids (door
and window openings) in a new building shall be compatible, by not contrasting greatly, with
surrounding historic buildings.

Window openings on the primary street-related or front facade of new construction should be
representative of the window patterns of similarly massed historic structures within the district.
In most cases, every 8-13 horizontal feet of flat wall surface should have an opening (window or door) of at
least 4 square feet. More leniencies can be given to minimally visible side or rear walls.
Double-hung windows should exhibit a height to width ratio of at least 2:1.
Windows on upper floors should not be taller than windows on the main floor since historically first floors
have higher ceilings than upper floors and so windows were typically taller on the first floor.
Single-light sashes are appropriate for new construction. If using multi-light sashes, muntins should be
fully simulated and bonded to the glass, and exhibit an interior bar, exterior bar, as well as a spacer
between glass panes.
Four inch (nominal) casings are required around doors, windows and vents on non-masonry buildings.
Trim should be thick enough to extend beyond the clapboard. Double or triple windows should have a
4” to 6” mullion in between.
Brick molding is required around doors, windows and vents within masonry walls but is not appropriate on
non-masonry buildings.

h. Outbuildings

(Although the MHZC does not review use itself there are additional ordinance requirements for buildings
that have are or have a Detached Accessory Dwelling Unit (DADU) required by ordinance 17.16.030 that
are reviewed by the MHZC. This information is provided for informational purposes only and does not
replace ordinance 17.16.030.)

1) A new garage or storage building should reflect the character of the period of the house to which the
outbuilding will be related. The outbuilding should be compatible, by not contrasting greatly, with
surrounding historic outbuildings in terms of height, scale, roof shape, materials, texture, and details.

Historically, outbuildings were either very utilitarian in character, or (particularly with more extravagant
houses) they repeated the roof forms and architectural details of the houses to which they related.
Generally, either approach is appropriate for new outbuildings.

Outbuildings: Height & Scale
- On lots less than 10,000 square feet, the footprint of a DADU or outbuilding shall not exceed seven
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hundred fifty square feet or fifty percent of the first floor area of the principal structure, whichever is less.

- On lots 10,000 square feet or greater, the footprint of a DADU or outbuilding shall not exceed one
thousand square feet.

- The DADU or outbuilding shall maintain a proportional mass, size, and height to ensure it is not taller or
wider than the principal structure on the lot. The DADU or outbuilding height shall not exceed the height of
the principal structure, with a maximunm eave beight of 10 for one-story DADU’s or outbuildings and 17°
Sor two-story DADUs or outbuildings. The roof ridge height of the DADU or outbuilding must be less than
the principal building and shall not exceed 25° feet in height.

Outbuildings: Character, Materials and Details

- Historically, outbuildings were either very utilitarian in character, or (particularly with more extravagant
houses) they repeated the roof forms and architectural details of the houses to which they related.
Generally, either approach is appropriate for new outbuildings. DADUs or out buildings located on corner
lots should have similar architectural characteristics, including roof form and pitch, to the existing
principal structure.

DADUs or outbuildings with a second story shall enclose the stairs interior to the structure and properly
fire rate them per the applicable life safety standards found in the code editions adopted by the
Metropolitan Government of Nashville.

Outbuildings: Roof

- Roof slopes on simple, utilitarian buildings do not have to match the roof slopes of the main structure, but
generally should maintain at least a 4/12 pitch.

The DADU or outbuilding may have dormers that relate to the style and proportion of windows on the
DADU and shall be subordinate to the roof slope by covering no more than fifty percent of the roof plane
and should sit back from the exterior wall by 2.

Outbuildings: Windows and Doors

- Publicly visible windows should be appropriate to the style of the house.

- Double-hung windows are generally twice as tall as they are wide and of the single-light sash variety.

- Publicly visible pedestrian doors must either be appropriate for the style of house to which the
outbuilding relates or be flat with no panels.

- Metal overhead doors are acceptable on garages when they are simple and devoid of overly decorative
elements typical on high-style wooden doors. Decorative raised panels on publicly visible garage doors are
generally not appropriate.

For street-facing facades, garages with more than one-bay should have multiple single doors rather than
one large door to accommodate more than one bay.

Outbuildings: Siding and Trim

- Brick, weatherboard, and board-and-batten are typical siding materials. Outbuildings with
weatherboard siding typically have wide cornerboards and window and door casings (trim).

- Exterior siding may match the existing contributing building’s original siding; otherwise, siding should
be wood or smooth cement-fiberboard lap siding with a maximum exposure of five inches (5"), wood or
smooth cement-fiberboard board-and-batten or masonry.

- Four inch (4" nominal) corner-boards are required at the face of each exposed corner.

- Stud wall lumber and embossed wood grain are prohibited.

- Four inch (4" nominal) casings are required around doors, windows, and vents within clapboard walls.
Trim should be thick enough to extend beyond the clapboard. Double or triple windows should have a 4”
to 6” mullion in between.

Brick molding is required around doors, windows, and vents within masonry walls but is not appropriate
on non-masonry clad buildings.

2) Outbuildings should be situated on a lot as is historically typical for surrounding historic buildings.

Generally new garages should be placed close to the alley, at the rear of the lot, or in the original location
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of an historic accessory structure.
Lots without rear alleys may have garages located closer to the primary structure. The appropriate
location is one that matches the neighborhood or can be documented by historic maps.
Generally, attached garages are not appropriate; however, instances where they may be are:
- Where they are a typical feature of the neighborhood; or
- When the location of the attached garage is in the general location of an historic accessory building,
the new garage is located in the basement level, and the vehicular access is on the rear elevation.

Setbacks & Site Requirements.

- To reflect the character of historic outbuildings, new outbuildings for duplexes should not exceed the
requirements for outbuildings for the entire lot and should not be doubled. The most appropriate
configuration would be two 1-bay buildings with or without parking pads for additional spaces or one 2-
bay building.

- A DADU or outbuilding may only be located behind the principal structure in the established rear yard.
The DADU or outbuilding is to be subordinate to the principal structure and therefore should be placed to
the rear of the lot.

- There should be a minimum separation of 20° between the principal structure and the DADU or
outbuilding.

At least one side setback a DADU or outbuilding on an interior lot, should generally be similar to the
principle dwelling but no closer than 3’ from each property line. The rear setback may up to 3’ from the
rear property line. For corner lots, the DADU or outbuilding should match the context of homes on the
street. If there is no context, the street setback should be a minimum of 10°.

Driveway Access.

- On lots with no alley access, the lot shall have no more than one curb-cut from any public street for
driveway access to the principal structure as well as the detached accessory dwelling or outbuilding.

- On lots with alley access, any additional access shall be from the alley and no new curb cuts shall be
provided from public streets.

Parking accessed from any public street shall be limited to one driveway for the lot with a maximum width
of twelve feet.

i. Utilities

Utility connections such as gas meters, electric meters, phone, cable, and HVAC condenser units should be
located so as to minimize their visibility from the street.

Generally, utility connections should be placed no closer to the street than the mid point of the structure.
Power lines should be placed underground if they are carried from the street and not from the rear or
an alley.

j- Public Spaces

Landscaping, sidewalks, signage, lighting, street furniture and other work undertaken in public spaces by
any individual, group or agency shall be presented to the MHZC for review of compatibility with the
character of the district.

Generally, mailboxes should be attached to the front wall of the house or a porch post. In most cases,
street-side mailboxes are inappropriate.

2. ADDITIONS

a. Generally, an addition should be situated at the rear of a building in such a way that it will not disturb
either front or side facades. Additions normally not recommended on historic structures may be
appropriate for non-historic structures in Cherokee Park. Front or side alterations to non-historic
buildings that increase habitable space or change exterior height should be compatible, by not
contrasting greatly, with the adjacent historic buildings.
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Placement
Additions should be located at the rear of an existing structure.
Connections to additions should, as much as possible, use existing window and door openings rather
than remove significant amounts of rear wall material.
Generally, one-story rear additions should inset one foot, for each story, from the side wall.
Additions should be physically distinguished from the historic building and generally fit within the
shadow line of the existing building.

In order to assure than an addition has achieved proper scale, the addition should:

- No matter their use, not be larger than the existing house, not including non-historic additions, in
order to achieve compatibility in scale. This will allow for the retention of small and medium size
homes in the neighborhood. The diversity of housing type and size is a character defining feature
of the historic districts.

- Additions which are essentially a house-behind-a-house with a long narrow connector are not
appropriate, as the form does not exist historically. Short or minimal connections that do not
require the removal of the entire back wall of a historic building are preferred.

- Generally be shorter and thinner than the existing building. Exceptions may be made when unusual
constraints make these parameters unreasonable, such as:

- An extreme grade change

- Atypical lot parcel shape or size

In these cases, an addition may rise above or extend wider than the existing building; however,
generally the addition should not higher and extend wider.

Foundation

Foundation walls should set in from the existing foundation at the back edge of the existing structure
by one foot for each story or half story. Exception: When an addition is a small one-room deep
(12’ deep or less) addition that spans the width of the structure, and the existing structure is
masonry with the addition to be wood (or appropriate substitute siding). The change in
material from masonry to wood allows for a minimum of a four inch (4”) inset.

Foundation height should match or be lower than the existing structure.

Foundation lines should be visually distinct from the predominant exterior wall material. This is
generally accomplished with a change in materials.

Roof

The height of the addition's roof and eaves must be less than or equal to the existing structure.

Visually evident roof slopes should match the roof slopes of the existing structure, and roof planes
should set in accordingly for rear additions.

Skylights should not be located on the front-facing slope of the roof. Skylights should be flat (no bubble
lenses) with a low profile (no more than six inches tall) and only be installed behind the midpoint
of the building).

Side Additions

b. When a lot width exceeds 60 feet or the standard lot width on the block, it may be appropriate to add a
side addition to a historic structure. The addition should set back from the face of the historic structure and
should be subservient in height, width and massing to the historic structure.

Side additions should be narrower than half of the historic building width and exhibit a height of at least

2’ shorter than the historic building.
To deemphasize a side addition, the roofing form should generally be a hip or side-gable roof form.
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c. The creation of an addition through enclosure of a front porch is not appropriate. The creation of an
addition through the enclosure of a side porch may be appropriate if the addition is constructed in such a
way that original form and openings on the porch remain visible and undisturbed.

Side porch additions may be appropriate for corner building lots or lots more than 60’ wide.

d. Contemporary designs for additions to existing properties are not discouraged when such additions do
not destroy significant historical, architectural, or cultural material; and when such design is compatible, by
not contrasting greatly, with the size, scale, color, material, and character of the property, neighborhood, or
environment.

e. A new addition should be constructed in such a manner that if the addition were to be removed in the
future, the essential form and integrity of the original structure would be unimpaired.

Connections should, as much as possible, use existing window and door openings rather than remove
significant amounts of rear wall material.

f. A new addition should be constructed in such a manner that if the addition were to be removed in the
future, the essential form and integrity of the original structure would be unimpaired.

g. Additions should follow the guidelines for new construction.

Background: 251 Lauderdale is a c. 1933 stone house that contributes to the historic
character of the Cherokee Park Neighborhood Conservation Zoning Overlay (Figure 1).

Figure 1. 251 Cherokee Park
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Analysis and Findings: Application is to construct a rear addition and an outbuilding.

Height & Scale: The addition will
tie into an existing rear dormer, and
will match the height of the house
(Figure 2). The addition’s primary
eave height will match or be lower
than the house’s eave height, and the
foundation height will match that of
the house.

The addition is appropriately inset
from the historic house. On the left
side, the addition will be inset three
feet, four inches (3°4”) from the
back corner of the house. On the right side, the addition is inset eleven feet (11°) from
the back corner of the house. The addition will be approximately twenty-five feet, seven
inches (25°7”) deep. The addition will add approximately six hundred and sixty-seven
square feet (667 sq. ft.) of footprint to the house, which has an existing footprint of one
thousand, six hundred and thirty-three square feet (1633 sq. ft.).

=3 . # ;;%.‘é*: ‘ e = s P> l kr
Figure 2. Rear facade showing the existing dormer,
which is to remain.

Staff finds that the addition’s height and scale meet Sections II1.B.1.a., IL.B.1. b., and
11.B.2. of the design guidelines.

Location & Removability: The addition is located entirely behind the historic house, and
is appropriately inset from the back corners of the house. If the addition were to be
removed in the future, the historic house’s primary form would remain intact. Staff finds
that the addition meets Section 11.B.2.a and 11.B.2.e. of the design guidelines.

Design: The addition is distinguished from the historic house with the inset and separate
roof forms, and its materials, roof form, and fenestration pattern are all compatible with
the historic house. Staff therefore finds that the addition meets Sections 11.B.2.a and
11.B.2.f. of the design guidelines.

Setback & Rhythm of Spacing: The addition meets all base zoning setbacks, as it is more
than fifteen feet (15”) from the left side property line, more than twenty feet (20”) from
the right side property line, and more than thirty-five feet (35”) from the rear property
line. Staff finds that that the addition meets Sections I1.B.1.c. and I1.B.2. of the design
guidelines.

Materials: The historic house is stone with stucco in the gable fields and on the rear
dormer. No major changes to the historic house’s materials were indicated on the
drawings. The addition will primarily be stucco panels with some accent areas of stone.
Staff asks to approve a stone sample. The foundation will be stone. The trim within
stucco walls will be wood. Within the stone walls, the windows will have stone lintels
and sill details. The windows will be Marvin Integrity windows, which the Commission
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has approved in the past. An iron handrail will be installed on the rear balcony. The roof
will be primarily clad in shingle, and staff asks to approve the shingle color. The
eyebrow window on the left elevation will be clad in copper. With the staff’s final
approval of the roof material and color and a stone sample, staff finds that the known
materials meet Sections 11.B.1.d. and 11.B.2. of the design guidelines.

Roof form: The existing house’s primary roof form is a side gable with a slope of 10/12.
The existing shed roof has a slope of 5/12. The proposed addition ties into the existing
dormer with two gable forms with slopes of 11/12 and 16/12. The one-story portion on
the left facade has a shed roof with a slope of 9/12. Staff finds that the proposed roof
forms are compatible with the existing roof forms and meet Section 11.B.1.e. of the design
guidelines.

Orientation: The addition will not alter the orientation of the house towards Lauderdale
Road. Vehicular access to the site will be from an existing curb cut and driveway. Staff
finds that the addition meets Section I1.B.1.f. and 11.B.2. of the design guidelines.

Proportion and Rhythm of Openings: No changes to the window and door openings on
the existing house were indicated on the plans. The right elevation has an eyebrow
window opening which is not typical of the conservation district. However, since the
window is inset and located over forty feet (40°) from the front of the house, staff finds
that it will be only minimally visible and therefore acceptable. The other window
openings on the addition are generally twice as tall as they are wide, thereby meeting the
historic proportion of window openings. There are no large expanses of wall space
without a window or door opening. Staff therefore finds that the project’s proportion and
rhythm of openings meet Sections 11.B.1.g. and I1.B.2. of the design guidelines.

Appurtenances & Utilities: No changes to the site’s appurtenances were indicated on the
drawings. The location of the HVAC and other utilities was also not noted. Staff asks
that the HVAC, if relocated, be located on the rear facade, or on a side facade beyond the
midpoint of the house.

Outbuildings: The proposed outbuilding will not be used as a detached accessory
dwelling until. See attached “Outbuilding/DADU Worksheet” for the analysis of the
appropriateness of the proposed outbuilding. The back of the addition and the proposed
outbuilding are separated by just ten feet (10”). Typically, the Commission wants to see a
minimum distance of twenty feet (20°) between the house and the outbuilding. Staff,
however, finds the distance to be acceptable in this instance for several reasons. The lot
is relatively shallow at just one hundred and thirty-five feet (135”) deep. Other
neighboring lots also have distances of less than twenty feet (20”) between their houses
and outbuildings. In addition, approximately nineteen feet (19°) of the thirty-three (33”)
foot width of the outbuilding is more than twenty feet (20°) from the back of the addition.
Staff therefore finds that the outbuilding meets Section I1.B.1.h. of the design guidelines.
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Recommendation Summary: Staff recommends approval of the project with the
following conditions:

1. Staff approve the roof material and color and a stone sample; and
2. The HVAC, if relocated, be located behind the house or on either side, beyond the
mid-point of the house.

With these conditions, staff finds that the project meets Sections 11.B.1. and I1.B.2. of the
Cherokee Park Historic Conservation Zoning Overlay: Handbook and Design
Guidelines.
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Additional photos:
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OUTBUILDING/DADU WORK SHEET

The following worksheet serves as a guide to facilitate the approval process for construction of outbuildings and DADUs.
Completing the following tables will help determine if your proposed project meets the basic requirements defined by the
design guidelines. After completion of the worksheet, reference the specific zoning overlay’s design guidelines for
additional design requirements.

Section I: General requirements for DADUs and Outbuildings
The answer to each of these questions must be “yes” for either an outbuilding or a DADU.

YES NO

i ?
If there are stairs, are they enclosed? N/A
If a corner lot, are the design and materials similar to the principle building? N/A
If dormers are used, do they cover less than 50% of the roof plane where they are located as
measured from side-to-side? N/A
If dormers are used, do they sit back from the wall below by at least 2’? N/A
Is th f pitch at | 4/12?
s the roof pitch at least 4/ Yes
If the building is two-bay and the vehicular doors face the street, are there two different
doors rather than one large door? N/A
Is the building located towards the rear of the lot? Yes

Section Il: General Requirements for DADU
If the accessory building does not include a dwelling unit skip this section and go to Section Ill. If the accessory building is
to include a dwelling unit (full bathroom and/or kitchen), the answer to each of these questions must be “no.”

YES NO
Does the lot NOT comply with Table 17.12.020A of the zoning code? (It isn’t zoned two-
family or doesn’t have adequate square footage to be a legally conforming lot.) N/A
Are there other accessory buildings on the lot that exceed 200 square feet? N/A

- TS

Is the property zoned single-family N/A
Are there already two units on the property? N/A
Does the property owner NOT live on site or does NOT plan to move to this location once the
DADU is complete? N/A
Is the planned conditioned living space more than 700 square feet? N/A

*Note: A restrictive covenant must be filed for DADUs before the permit may be issued. For more information, visit
http://www.nashville.gov/Codes-Administration/Land-Use-and-Zoning-Information/Zoning-Examinations/Restrictive-
Covenants.aspx



Section lll: Site Planning

To determine the appropriate location of the outbuilding or DADU, complete the information below for “proposed” and

compare to the minimums allowed.

MINIMUM PROPOSED
Space between principle building and DADU/Garage 20’ 10
Rear setback 3 3
L side setback** 3 6’
R side setback** 3 33’
How is the building accessed? Fro.m.the alley or Existing curb cut
existing curb cut

**|f the lot is a corner lot, the DADU or outbuilding should match the context of homes on the street. If there is
no context, the street setback shall be a minimum of 10’.

Section IV: Massing Planning

To determine the maximum height of the outbuilding or DADU, as measured from grade, complete the table below and

choose the lesser number.

home to be measured
from finished floor)

Existing conditions (height | Potential maximums (heights
of historic portion of the to be measured from grade)

Proposed (should be the same
or less than the lesser number
to the right)

Ridge Height 30’

25’

19/9))

Eave Height 13’

1story 10’ or
2 story 17’

9/8))

To determine the maximum allowed square footage of the accessory building, complete the table below and choose the

lesser number.

One-story building:

Lot is less than Lot is more than
10,000 square feet 10,000 square feet

50% of first floor area
of principle structure

Proposed footprint

Maximum
Square Footage 750 sq. ft. 1,000 sq. ft. 816 sq. ft. 643.5 sq.ft.
Or
Two-story building:
Lot is less than Lot is more than 40% of first floor area | Proposed footprint
10,000 square feet | 10,000 square feet of principle structure
Maximum 550 sq. ft. 1,000 sq. ft. N/A
Square Footage

Please ask staff about any unusual lot conditions that do not allow an outbuilding to meet any of these requirements.

Please see design guidelines for information about materials and detailing.
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ProjectNotes ===

Project Information

GENERAL NOTES

These drawings are Issued without specifications. All materials and
workmanship shall be equal or above accepted standards for
cuslom grade residentfal construction.

The drawings are Intended to establish the desfgn Intent but not
completely define the means and manner of construction. The
confractor shall amplify the drawings as required to ensure seund
funetionat structural, mechanical, and elecfrical systems.

Contractor shall Included In his contract proposal resonabla
allowancas for items, equipment, or materials not ye! specified or
solected. Seo allowance schedule below.

Contractor shall nofify Architect of any inconsistancies or conflicts in
the drawlngs.

Contractor shalt coordinate site and landscape work with the
Owner's representative,

Contractor to ensure that all finish Roors (ceramic Bile, stone file,
hardwood, ete.), their respeciive substrates, and any floor heating
systems shall result in a flush surface throughout, Verify with
Owner an final selection of ali finish materials and floor heating
requirements prior to framing,

Conceal all plplng behind drywall. Where plping Is teo largs, obiain
Architect's approval for walls to be furred out to conceal piplng.

Provide chasas for Mechanical ductwork. Obtaln Architect's approval
for walls to be furred out to conceal ductwork.

Provide deuble studs and blocking where required to support
equlpment and/or miscellanecus items.

DO NOT SCALE DRAWINGS. If dimensions are in queslion, the
Contractor shall be responsible for obtaining clarification fram the
Architect before continulng with construction.

Contractor shall coordinate with Cramer on Installation of alé
equipment.

Contractor shall verify all dimanslons and coordinate all trades.

Contractor shall verify all equipment locations and dimensions of
equipmant.

Goordinate shop drawings with fisld conditions.

Cantractor shall ba fully llcensed and insured fo perform the work,
and shall provide cerlificates to Qwner as proof thereof.

All work shall conform o applicable federal, state and local codes,
ordinances, regulations, and reslrictions. Cantractor shall abtaln all
raquired permlits and approvals.

Contractor shall ba responsible far the scheduling of subcontragtors
and thelr adherance fo tha drawings and the scope of the woek.

All work shall conform to all Industry standards and manufacturer's
requirements as minimum criteria of acceptabllity.

Contractor shall submit samples of finish Items for Owner's approval
prior to the order, fabricafion, or installaffon of the work in that
category.

Contractor shall be responsible for ali temporary shoring necessary
during conbruction to Insure struckuraf Integrity of the buliding.

Provide adequate temporary protection from the elements during
contruction at roof and exterior openings.

Maintain Job clear of trash and debris and remove afl waste maferial
prior to substantial completion and finat accaptance.

Cantractor shali perform a thorough and professional cleaning prior
{o substantial complation.

Contractor shall present a manual to Owner upon completion
coptaining all product periormance and warranty Informations.

Provide stone or brick threshelds at aif exterior doors and 4" step
down typleal to terrace or stoop.

Contractor shall employ licensed surveyar for proper house siting.
Cwner shall approve house lecation prior to beginning any
construction.

GENERAL NOTES - contd

Clearing and giubbing shall only occur in house footprint, driveway,
and regrading areas. Owner will mark or tag trees to be left
undisturbed.

All topsoil to be remaved & stored on site.
All cenerete block and brick shall have sawed Joints for angle cuts.
All perimeter and pier termite shields shall be metal or plastlc.

Soil poisoning {o e by licensed pest control company. Provide
latter of accaptance to owner along with a lifetime guarantes.

Provide perimater trench and posilive drain In crawl space. Provide
4" outlet at jow polnt {If applicabla).

Provide 4" perimeter drain on exterlor with cutlet &t low peint min
50" from house.

Shep drawings shall be presented to Architect or Owner for approval
on the following:

A, Wood trusses

B. Cabinets

C. Iron railing

D. Interior handralls & balusters

All venting and roof penetrations shall eccur only on the rear or side
hips of the house. Vents shall be as noled on plan ¢r as dofermined
by roofing contractor.

Final grading and dralnage to provide proper water runoff shafl be
the respansibiiity of the confractor unless superseded by the
fandscapa plan or landscape architedt.

Insulation: Insulate house with NES energy saver or above standard.

Caulk and seal all plates. Stuff and seal all tees. Insulation st
meet requirements of 1992 CABO Moadel enargy code or the
mintmums. Provide Tyvek house wrap {or approved equal) at
extorior sheathing. Provide a polypropytene vapor retarder on the
inside face of all exterior walls (for heated and ceoled spaces only).

Provide foam insulation system at buliding envelope to R-values as
required by codes, If foam insulation system Is not used provide
foundation venls, eave vents, air space above roof insulation, and
ridge vants as required.

R-13 Batt or foam Insutatlon In walls

R-30 Batt or foam insulaticn In attic floor

R-19 Batt or foam insulaticn In crawl spaca betwesn heated and
non-heated spaces

Provide 16 x 8 foundation vents with operable Jouvers and insect
screens as per plans. Style fo be approved by Owner.

ROQFING

Cantractor to cocrdinate with Owner an the final selection of roofing
material.

Al roof sheathing to be 1/27 plywood CDX with plywood edge clips
with 153 felt.

Al valteys to be ovarlapped roofing.

All roofing nails to be rust-resistant galvanized or better. Provide
manufacturer’s wamranty to owner,

Contractor to propase system of profinished aluminum downspouts
to underground dralnage and include in reasonable allowance.

SPECIALTY SYSTEMS

Provide doerbell chimes at front doer and other door as directed by
owner.

Provide cable TV wiring, computer cable and outlets at lacations as
dlzectad by Cwaer.

MECHANICAL SYSTEMS

Prior to Installation of system, designer or owner shall raview and
apprové a layout drawing showing duct runs, unit locations, retum
alr locatlons and register locations.

System deslgn shall be In keeping with standard Custom Grade
Residential Construction. Coordinate type, size, end number of
units pecassary with Architeot! Qwner. Contractor shall submit shop
drawings to Architect for approval,

ELECTRICAL SYSTEM
This is a "Performance Specification”. The Contraclor shall examine
{he Drawlings to ascertain the power and load requirements and
shall design tha elscirical system and the size of all equipment,
materials, and wirng.

Confractor lo coordinate design of maln electrical system with
tequirement of the subdivision,

Location of outlets, switches, fixtures as per plan. Ceordinate with
Owmer.

CONCRETE
GENERAL CONCRETE

All concrete shall be standard welght 3,000 psi compressive
sirength at 28 days unless otherwise nated,

Construction or control joints shali be provided In slabs on grade so
that the maximum area between joints shall be 800 square feet and
the length not more than twice the width,

Reinforcing bars shalt be deformed billet steel bars complying with
ASTM AG15, min, grade 60.

Welded wired fabric shall conform to ASTM A-82 and A-185. Lap
fabric with a minimum of 6" at each splice.

FOOTINGS

If, efter excavation, the conditlon of the &oil indicates a safe bearling
capacity of tess than 2,600 psf, tha contractor shall notify the
architect and the footings revised, if necessary. Alf footings shall
hear an original undisturbed soif where possible. Coordinated tap of
feoting.

All reinfercing steel shall be of American manufacture conforming to
local building ordirances, and ASTM standards. Where spliced,
rebars shalt lap 40 bar diameters with a minimum of 2'0%. All
relnforcing stes! In footings shall be located 3" clear frem boftorn and
sides of footing.

All aggregates to ba hardreck to meet ASTM C33.

Provide cormer bars al all comers and intersections of footings,
beams and walls.

No admixfures or accelerators are to be used without specific
approval by Architect or Owner.

All water from plant used [n mixture must be potabla,

All footings to be min. 3,008 psi concrete places in clean, square
edged french,

Delivery tickets must state psi.

All trenches must be clean, dry, free of debris, free of vaid preducing
matter.

Allow curing as recommended by AGH

FOUNDATION WALLS

All sub-grade foundation walls to ba pourad in place concrate or
C.M.U. consiruction es indicated on foundation plan. C.M.U. to ba
core-filled where required for rétaining purposes. See schedule on
foundation plan.

INTERIOR SLABS {(GARAGE)

Pravide min- 4" thick slab concrete over in. 4" gravel base.
Provids 4 mil. polysthylehe vapor barriet.

All slabs fo havo welded steel wire mesh 6 x 6 #10/10.

Alf slabs fo recelve smaoth troweled finish and sealed, unfess noted
otherwise.

Expanslon joints at all parimeters of 1/2." felt type fiber material.
Provide expansion joints {1/2) at 20" each way and at columns.
EXTERIOR SLABS

All exterior stab thickness shall be min. 4" thick, 3,000 psi, air
entrained mix.

All exterlor stabs to have weided wire fabrc reinforcement,
All base to be min. 4" crush stone,

All surfaces fo be weather/moisture sealed for curing.
Guring to be by min. 7 day plastic coveting,

Provide expansion Jolats at max. 20' centars, to provide a pleasing
configuration, Coordinate with owner.

PLUMBING SYSTEMS

The Confractor shall examine the Drawings to determing the
plumbing requirements and conditlons. The Contractor shall
coordinate alf elearances and detalls. Overall design fo be In
keeping with Custom Resldential Construction stendards.

All supply lines to be FEX or Copper. All supply lines in
upconditioned space to be Insulated.

All exposed valves and fitings to be chrome plated unless otherwise
noted. NOTE: Match fxdure finish, coordinate with Owner.

All fixture waste connaector fines to be chrome plated unless
otherwise noted. NOTE: Malch fixture finish, coordinate with Owner.

VTR's to be Black PVC with plastic baots.

Provide frost proof hose blbbs.

Provide two gas waler heater lanks as plumber requires for
adequate kot water supply. Locate first tank near Master Bedroom
Sutte for quick hot water supply to fixtures in Master Bath. Locate
second fank near Kitchen, Coordinate supply zones of each water
heater with Owner. Option - provide circulationg hot water.

GENERAL STRUCTURAL NOTES

GENERAL STRUCTURAL

These notes shall apply unless indicated otherwise by drawings ar
spaclfications. A detall shown for ene condition shall apply for all like
oF similar conditions evan though not specifically indicated on the
drawings.

The contractor shall provide adequate shoring and bracing for all the
work during the construction period.

Backfill agalnat walls shall be daposited evenly agalnst both sides of
the walt until the lower finlshed grade is reached.

Backfill with gravel prior to did.
STRUCTURAL LUMBER

Framing lumber specified on the slructural drewings shall be #2
Southern Yellow Pine, kiln dried (MC=15%) or equal, unless
atherwise noted on the drawings.

Wood framing shafl conform 1o all local buiiding codes as minimum
standard.

Pravide bridging at 8'0" ofc. maximum spacing and at all bearing
polnts for &ll joists and raftess.

Load bearing stud walls shall have harizenta! bracing at 6'0" ofe
maximum spacing.

Studs and joists shall not be cut to install plumbling or wiring without
adding metal or wood skde pleces to strengthen the membar to
original capacity .

Jolsts and rafters shall be cut to have horizontal contact for the full
width of the supporting member.

Nail multiple member beams together with 16d nalls at 12 Inches on
cenler staggered,

Flitch plated beams noted on the drawing by multiple 2x members
with a plate shall be put together as shown on the typical detalt
wtilizing a stesl plate ofA-36 stesl.

DRYWALL

All drywalt shalf be 1/2" thick USG, 5/8" thick on ¢eilings, unless
otherwise requested by Owner,

Graen board in wet areas of bath,
Drywall to ba screwed in uniform manner with applicable screws.

Brywall to be glued with drywall adhesive , applled on studs and
celling Jolsts befors appilication of drywall.

Brywall Finishing:

Ore fape coat. Tape covers all seams, folnts and comners,

Two black coats. This is the 2nd and 3rd coat and is used to cover
tape.

The skim coat [s used to taper eut Imparfections of drywall mud in
two previous caats, The drywall wil then be sanded smooth,

The drywall will be painted in ascordance with painting
specifications.

PAINTING & STAIN
Exterfor Painting:

Prop: Suracs prep, puttylng, flling and sanding of surfaca fo provide
acceptable surfacs to racelva paint.

Prime: Prme one full coat of bullder's highest grade Alkyd/Qil house paint
pedmer.

Finish: One full coat of bullder's highest grade Extarior Acryllc Seml-Gloss
paint,

Matals to be primed wiih a rust Inhibiter metal primer.

Drywall Interior Painting:

Prep: Prep walls to provide acceptable suiface to receive paint.
Prime: Prima with one full coat of USG Firsl Coat or comparable,
Flnish: Two full coats of builder's highest grade fat paint.

Cig Prep: Prep cellings fo provide acceptable surface to paint.

Cig Prime: Prima with one full coat USG First Coat or comparable.
Clg Finish: Twe full coats of bulldar's highest grade ceiling flat paint.
Doors and Trim {nterlor Palnfing:

Prime; Prime with bullder's hishest grade Lacquer Undescoat.
Putty: Fill nall holes with DAP Painters Putty 73-122 or equal.
Prime: "Spot® prime over putty.

Caulk: Caulk as required.

Surface Prep: Surface prep o provide smooth and accopiable surface to
teceive paint and finish.

Finish: Two full coats of bullder’s highest grade Alkyd Uil Gloss Enamel.
Stain;

Wouod that gets slaln finish will be spot sanded where nacassary. Stafn wifl
be rag or brush applied. Sander sealer coat will then be applied. Light
sanding andfor steel wool will be done before final coat Is put on. Final coat
will be polyurethana.

GENERAL FRAMING NOTES

All first floor headers to ba minimum double 2 x 12's.
No waferboard s allowed.

Hip, valloy rafters and iidge boards to always be 2x one siza larger than
rafters.

Al framing fo be 18" o/t unless othenwise noted.

Double floor Jolsts under partition parallel to Joist span.

Provide " bridge at 80" olc maximum for jofsts.

Provide solid blocking as necessary within the height of the walls.

All Jotsts shall be stacked aligned over studs belaw.

Al lumber in contact with concrate or masonry shalf be pressuse lreated,

Anchor belts shell be 172" x 8" at 40" o/c and within 12" from the snd of sllls
and comers. Provide minimum of 2 bolts per sfll.

Provide rodent and insect proofing whera all plumbing, wiring and vents
pass through plated as per code.

Provide continuous 2" screaned eave vent for attic venflation, unless foam
Ingutation system Is used.

Al floor framing %o be "irussjelst® composition joists or 2 x No.2 southem
yeollow pine, see plans.

All sub-flogring to be min. 3/4° T & G plywood GDX glued fo Joists and nalled
minimum 4" ofc. or 3/4* Advantex: by Huber

Al exterior wall sheathing to be 1/2" COX plywood.
All Interior wall framing to be No. 2 pine or fir sluds, uafess othenwise noted.

2 x 4 at 16" ofc will be used to frame all interior walls, unless otherwise
noted,

Frame extetior walls highar than 8'-6* o next plate with 2 x 6 at 16" 0.0,

Contrastor to provide engineered framing plan for floay, rocf, and celling
with framing sizes and direction.

Furt down sloped cellings as requlred to gllow for a min, 9° cavity - 8 of batt
Insulation (R-30C) plus 17 air spaca {provida ventilation baffies) on
underside of roof Eheathing, tinless foan insulation system Is used.

SYMBOLS

ELEV. HC.
sm’. ELEV,
ORWN, OH

DRWH. Ot
ELEV. o,

EXTERIOR ELEVATION

SECT. NO.

&, Dhosur, seee BUIEDING SECTION TAG

INTERIOR ELEVATION
WINDOV NO. WINDOW DESIGNATION
<n{ SEE SCHEDULE FOR SIZE
£ank Ko DOOR DESIGNATION
SEE SCHEDULE FOR SIZE

DRAWING INDEX

co
A0
AL3
AZ2
AZ23
A3.2
A3
Ad
A5
AG
A7

SITE PLAN

NOTES SHEET

BASEMENT/ FOUNDATICN PLAN

FIRST FLOOR - DEMOLITION

FIRST FLOOR -~ NEW CONSTRUCTION
SECOND FLOOR - DEMOLITION
SECOND FLOOR - NEW CONSTRUCTION
ROOF PLAN

REAR AND SIDE ELEVATION

SIDE ELEVATION AND CARPORT PLANS
CARPORT ELEVATIONS

SQUARE FOOTAGES

EXISTING CONDITIONED SPACE 1476 S.F.
BASEMENT FLOOR

EXISTING CONDITIONED SPACE 1360 S.F,
MAIN FLOOR

NEW CONDITIONED SPACE B0 SF
MAIN FLOOR

EXISTING CONDITICNED SPACE 12205 F
SECOND FLOOR

NEW CONDITIONED SPAGE 27T SR
SECOND FLOOR

NEW EXTERIOR PORCHES 86 S.F.

NEW TERRACE 296 S.F,

NEW CARPORT 436 S.F,

MEW WORKSHOP 21 SF
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34t 41 50" 4:258" TH34" 258" g1 172" 44114 5.958” 914"
GENERAL FOUNDATION PLAN NOTES et
1. CONTRACTOR IS TO VERIFY ALL NEW AND EXISTING CONSTRUCTION,
AND CONTAGT ARGHITEGT JF A DISGREPANGY 1S FOUND PRICR TO PRIGING PROJECT
FOR CONSTRUGTION.
2. INTERIOR WALL DIMENSIONS ARE TO FINISH FACE OF WALL (LE. 4 172
FORAZ X 4 WALL, 6 12" FORA2 X 6 WALL) N
3. EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD WALL ON EXTERIOR ]
$IDE, AND TO FINISH FACE ON INTERICR SIDE {.E. 6" FOR 2 X  WALL, OR 4" FOR ©
ZX4WALL) 3 x
4. CONTRACTOR TO VERIFY FLOOR MATERIAL SELECTION WITH OWNER. RECESS b g |
SUBFLOOR BETWEEN JOISTS AT STONE OR T(LE FLOORS TQ ALLOW FOR THE x| 12 CMU STONE LEDGE. ri [ g
DEPTH OF THIGK SET MUD BED SO THAT FINISH FLOORS WILL BE FLUSH WITH s mg‘{gﬁg% 'E;E'ow B2 g : | : : :
ol ¢ .
- o 8 omoe— e |[Jromemsmurd [leomtoomomemerme | 1
5. FRAMER TO ALLOW FOR MiNIMUM 4" CASING AT TRIMMED OPENINGS, CONTACT g S8 1.4 X wi.4 wiwd, OVER 6 B RISE. I
ARCHITECT WHERE DIMENSIONED FLOOR PLAN DOES NOT ALEOW. MATCH EXISTING 20" WIDE FOOTING fogs | IL POLY VAPOR BARRIE " o o
DOOR AND WINDOW TRIM. COORDINATE FINISH WITH OWNER, %_Eo‘;‘ﬁ'ziﬂvg*; ;é cMu JE— L : SEVEQ,R,E& EM,'_N' COMPAGTEL | sTERS o GRADE TO BE CONSTRUCTED 11 ®
5, CONTRAGTOR TO PROVIDE AREA ON SITE TO GLEAN CONSTRUGTION DEBRIS FROM REBAR. BOTTOM OF S o LUMBER I ! T T RRACE, Wi SPDBLASIED
VEHICLES PRIOR TO LEAVING THE SITE. CONTRACTOR SHALL ENSURE THAT SITE 1§ CLEAN ¢ FEQOTNGMIN 2.0 s e % i {TO MATCH EXISTING v
AND DEBRIS 15 PICKED UP ATALL TIMES. INTERIOR SPACES SHALL BE KEPT CLEAN DURING 2 BELOW FINISH GRADE. D — — — — M FOUNDATION) AT SIDES FA
CONSTRUCTION, GONTRACTOR IS TO EXERCISE NECESSARY MEASURES TO KEEP DUST & ] DROPPED GIRPER| | | ) & =
AND CONSTRUCTION DIRT TO AMINIMUM DURING WORK. CONTRAGTOR SHALL COURDINATE g e SIZED BY LUMBER 12° CMU < PROVIDE NATURAL GAS CONNECTION
AGCESS TO CONSTRUGTION AREAS WITH OWNER, AND KEEP THEM ABREAST OF CHANGES ik BUPPLIER T % 3  FORFUTUREFIREFIT.
ONGTING, A « = = % = = ==
= I3
7. NEW STUGCO SURFACE IS SHOWN ON FIRST FLOGR NEW CONSTRUCTEON, AND IS DRAWN l A o 10" | 7t |
4 /2 THICK. NEW STUGCO SHALL ALIGN WITH QUTSIDE . % E 0% CRAWL % 1 SOLID UNDER
FACE OF STONE VENEER - CONTRACTOR TO CANTILEVER FLOOR STRUGTURE AS NECESSARY, sl H [ olBg 2 SPACE J I TERRACE -
AND GOORDINATE VARIOUS CONSTUCTICN THICKNESSES o g B S go % 4" CONGRETE SLABW/ 6 X &
TO ARRIVE AT FLUSH TRANSITION OF MATERIALS. WALL DIMENSIONS ARE SHOWN TO FAGE OF iy [l | Abmg EEE | Wi Xwidwaf, OVERG |
INTERIOR FINiSH (INCLUDING 1/2° DRYWALL) AND TO FACE OF STUD WALL ON EXTERIOR WALLS. 2 4= g P 225 MIL POLY VAPOR BARRIER
| | ez gag 1E OVER 8" MIN. COMPACTED | == PROVIDE ROUGH N FOR FUTURE SINK
Flao® 2 ?é 5 | | GRAVELFILL AND ROUGH IN FOR NATURAL GAS GRILL
I | npe ] N} e omu e PROVIDE POWER
: t8e .
s [ | | 1] B
LE=] ] NEN 1B
) i FOUND. RET. WALL REINFEAR SCHEDULE
FILL HEIGHT | REINFORCED
CONTRAGTOR TO VERIFY LOCATION OF EXISTING ooz [nomE
BASEMENT STAIR DOES NOT CONFLICT WITH NEW 2o Tremos
FOUNDATION FOOTINGS. STAIR TO REMAIN, TO BE: : e
USED AS ACCESS TO NEW CRAWL SPACE (IF PRACTICAL) 07 |#HEE3FO0C
REPLACE EXISTING DOOR WITH NEW STEEL EXTERIOR 70w | alcoc.
DOOR, WITH WEATHERSTRIPPING. CONTRACTOR TO
VERIFY ADEQUATE DRAINAGE FOR COLLECTED WATER
IN STAIRWELL.
SHOULD THE EXISTING STAIR GONFLICT WITH NEW
FOUNDATION DESKSN, CONTRACTOR SHALL REMOVE
DOOR AND STAIR, AND FILL IN EXISTING FOUNDATION
WALL. CONTRACTOR TO PROPOSE NEW CRAWL SPACE
ACCESS LOGATION.
M1 [
L] L
¥
i ¥
8 <
up B
. I o |
L L
EW TRIPLE FRESSURE TREATED STUDS TO SUPPORT
TRIPLE STUDS ABOVE, SAWCUT EXISTING 30 5Q. SLAB
AND POUR 8" THK. CONCRETE FOOTING W 3 46 REBAR
EACH WAY, TOP OF NEW FODTING TO BE FLUSH WITH
EXISTING CONCRETE FLOOR.

STUD WALL

448" +/.

STONE VENEER

cMU

Al IMiIMATIARL D AR ARIFLAS AAMSAIOTTINN LTI MR
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GENERAL DEMOLITION PLAN NOTES

1. DASHED LINES INDICATE EXISTING CONSTRUCTION TO BE REMOVED. CONTRACTOR SHALL
REMOVE WALLS, AND ALE ASSOCIATED STRUCTURE, ELECTRICAL FEXTURES, AND HVAG, £TC.
AND PREPARE FOR RE-INSTALLATION OF NEW CONSTRUGTION.

2. WHERE POSSIBLE, KEEP EXISTING WINDOWS, DOORS, AND ARCHITECTURAL FEATURES
TO BE USED IN NEW CONSTRUCTION. CONTRACTOR SHALL COORDINATE USE OR DISPOSAL
OF EXISTING WINDOWS, DOORS AND SIGNIFICANT WOOD TRIM NOT USED IN NEW CONSTRUCTION.

3.. CONTRACTOR IS TO PROVIDE COPPER GUTTERS AND DOWNSPOUTS FOR NEW CONSTRUGCTION

4, CONTRACTOR TQ PROVIDE AREA ON SITE TO CLEAN CONSTRUGTION DEBRIS FROM
VEHICLES PRIOR TO LEAVING THE SITE. CONTRACTOR SHALL ENSURE THAT SITE IS CLEAN
AND DEBRIS IS PICKED UP AT ALL TIMES. INTERIOR SPACES SHALL BE KEPT CLEAN DURING
CONSTRUCTIGN, CONTRAGTOR IS TO EXERCISE NECESSARY MEASURES TO KEEP DUST
AND CONSTRUCTION DIRT TOAMINIMUM DURING WORK, CONTRAGTOR SHALL COORDINATE
ACCESS TO CONSTRUCTION AREAS WITH OWNER, AND KEEP THEM ABREAST OF CHANGES
ONGOING.

REMOVE EXISTING EXTERIOR WINDOWS

AND SAVE FOR POSSIBLERE-USE o ]

REMOVE EXISTING DOCR AND TRIM.
SAVE FOR POSSIBLE RE-USE.

REMOVE EXISTING DOOR AND TRIM, —/

REMOVE WALL TO MAXE OPENING
INTG CLOSET - PREPARE FOR INSTALL
OF DOORAND TRIM.

REMOVE EXISTING WALL AND DOOR
AND PREPARE FOR NEW NEWEL POST

ANDOPENSTAR. ~____

i
LY =3
] \
REMOVE WALL TO ENLARGE
OPENING - FNISHED WITH AND
SHAPE SHALL MATCH OPENING
BETWEEN LIVING AN DHNING.

[
\\REMOVE EXISTING DOOR.

PATCH AND RE-FINISH AS
NECESSARY TO REMOVE
EXISTING HARDWARE. =

FIROT EL Aa2yY|m i

AMNI

REMOVE WALL AND EXISTING PHONE
NICHE - TAKE CARE NOT TO DAMAGE
PHONE NICHE, AND PREPARE FOR RE-INSTALLATION.

™M R AM

NOTE: EXISTING STONE WALL SHALL REMAIN
AND SHALL BE EXPGSED ON INTERIOR WALL IN
MASTER BEDRCOM AMD BN REAR ENTRY HALL,

TAKE CARE NOT TO DAMAGE EXISTING STONE

DURING DEMOLITION, STONE WALL SHALLBE
CAREFULLY REMOVED WHERE NEW WALL PENETRATES
EXISTING STANE AND JOINS EXESTING FRAME WALL.

REMOQVE EXISTING EXTERIOR WINDOWS

AND SAVE FOR POSSIBLE RE-USE.

REMOVE WALLS, ANLy EXISTING PLUMBING
FIXTURES IN BATHROOM.

TO BE DEMOLISHED

"1/
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GENERAL FLOOR PLAN NOTES

1. GONTRACTOR IS TO VERIFY ALL NEW AND EXISTING CONSTRUCTION,
AND CONTACT ARCHITECT IF A PISCREPANCY IS FOUND PRIOR TQ PRICING PROJECT
FOR CONSTRUCTION.

2. INTERIGR WALL DIMENSIONS ARE TO FINISH FACGE OF WALL (LE. 4 1/2*
FORAZXAWALL, 612" FORA2 X6 WALL)

3. EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD WALL ON EXTERICR
SIDE, AND TO FINISH FACE ON INTERIOR SIDE {LE. 6" FOR 2 X 6 WALL, OR 4" FOR
2X4WALL)

4. CONTRACTOR TO VERIFY FLOOR MATERIAL SELECTION WITH OWNER. RECESS
SUBFLOCR BETWEEN JOISTS AT STONE OR TILE FLOORS TO ALLOW FOR THE
DEPTH OF THICK SET MUD BED SO THAT FINISH FLOORS WILL BE FLUSH WITH
QNEANOTHER.

5. FRAMER TQ ALLOW FOR MINIMUM 4" CASING AT TRIMMED ORENINGS, CONTACT
ARCHITECT WHERE DIMENSIONED FLOOR PLAN DOES NOT ALLOW. MATCH EXISTING
DOOR AND WINDOW TRIM. COORDINATE FINISH WiTH OWNER.

6. DOORS WITH NOTATIONS INDICATE WIDTH OF NEW DOOR. HEIGHT AND DOCR STYLE
15 TO MATCH EXISTING. NOTE: EXTERIOR DOOR TO MUD ROOM SHALL MATCH FRONT
DOOR. EXISTING DOORS REMOVED DURING DEMOLITION SHALL BE RE-USED WHERE
POSSIBLE,

7. SEE INTERIOR ELEVATIONS AND ENLARGED FLOOR FLANS FOR ADDITEONAL DETAIL NOT
SHOWN ON FLOOR PLAN,

8. FLOOR MATERIAL IS NOTED BELOW RCOM FITLE. WHERE THERE 15 A QUESTION, COORD.
WITH OWNER PRIOR TO BEGINNING CONSTRUGTION,

8. CONTRACTOR 18 TO PROVIDE COPPER GUTTERS AND DOWNSPOUTS FOR NEW CONSTRUCTION

10, CONTRACTOR TO PROVIDE AREA ON SITE TO CLEAN CONSTRUGCTION DEBRIS FROM
VEHICLES PRIOR TO LEAYING THE SITE. CONTRACTOR SHALL ENSURE THAT SITE IS CLEAN
AND DEBRIS IS PICKED UP ATALL TIMES, INTERIOR SPACES SHALL BE KEPT CLEAN BURING
CONSTRUCTION. CONTRACTOR 1S TO EXERCISE NECESSARY MEASURES TO KEEP DUST
AND CONSTRUCTION DIRT TO A MINIMUM DURING WORK, CONTRAGTOR SHALL COORDINATE
ACCESS TO CONSTRUCTION AREAS WITH OWNER, AND KEEP THEM ABREAST OF CHANGES
ONGOING.

. NEW 8TUCCO SURFAGE 15 SHOWN ON FIRST FLOOR NEW CONSTRUGTION, AND IS DRAWN

1 472" THICK. NEW STUCCO SHALE ALEGN WITH OUTSIDE FACE OF STONE YENEER - CONTRAGTOR
TO CANTILEVER FLOOR STRUCTURE AS NECESSARY,

AND COORDINATE VARIOUS CONSTUCTION THICKNESSES

TO ARRIVE AT FLUSH TRANSITION CF MATERIALS. WALL DIMENSIONS ARE SHOWN TO FACE OF
INTERIOR FINISH {(INCLUDING 1/2° DRYWALL) AND TO FACE OF STUD WALL ON EXTERIOR WALLS.

CUSTOM SHELVING W/ 1 12°
FACEFRAME, 3/4" SHELVES AND
DRAWERS (AS SHOWN.) BUILD TIGHT
TO EXISTING TRiM, RAISE OFF FLOCR,

978" g7i8" 192"
34" 4 6-0° 425/8" g-117/8" 5012° a4t 12" 114" 5-9 5/ " 44104°
1450 3/4 "
201" 50 1j2° AT
£
h§
A {2 210" X P9 DA
.
\ (e ] wosem | | ] —IRONHANDRAL - TO BE SELECTED
BB\ o rae ] BY OWNER - WITH IPE' CAP ANO
==edd. I e BOTTOM RAIL.
EEE DETAL 1, EREETAS - —
ocatony == we | [} T |l ~] :
. C3 [ e - z
m:gmmmmrxéf—‘“—iﬁ_“\-\_ FLR.C.T. ? %
<
. ~.. _MASTERJ| \
o e = = ==t gems = - (N "'_L'
¥ wg@%@m £} " [T —{—— SANDBLASTED CONGRETE
STUGGO SURFAGE TO MATGH EXISTING = WHOBQOR GoTY, GG A ) 2 STAIR TREADS - STONETO
STUCCO COLORAND TEXTURE. ALIGH FAGE - 2 4 b SURFACES, '
OF STUCCO WITH FACE OF STONE FOUNDATION T | 2
TO MATGH CONDITION ON EXISTING. ——— [~ [~~~ ——t—— | (m e [—————SANDBLASTED CONCRETE TERRACE
| aewrvone ||| |2 -// = 1 TE ACE 4° THK. SCORED (AS SHOWN) IN 30" INCREMENTS
. 'EGRESS WINDOW FLACG.T. S — STONE TO MATCH EXISTING ON
N ST o e s g 3 E;‘ A VERTICAL SURFACES.
N » = 2 5
& o (c]mmnm—//// | 2 M = " PROVIDE NATURAL GAS GONNECTION
g [2) SETS THERMAL COMTROLS O i hf= g I B o FOR FUTURE FIRE PIT.
5 TH'SAS SPECIFIED : -
E| BY LUMBER SUPPLIER I~ PORCH CEILING TO BE BEAD BOARD
+ &3 GROSS BRACING W/ 1 X 4 GROWN W/ SHOE MOULD TO
N = é‘ 3 @38-0" 0.6. MAX MATCH FRONT PORCH.
| = 2XBWALL
s i MASTER 5 .
o - o) < .
By 23 5 BEDROOM Ne | &
® EE ELR. HARDWOOD ! 4 ?,’_
Z=2H|! MAINTAIN EXISTING STONE WALL AN T PROVIOE ROUGH ) FOR FUTURE SINK
ﬁ% y|[|i oN TERIOR OF MASTER BEDROOM. Eu AND ROUGH IN FOR NATURAL GAS GRILL
% 552l WHERE EXISTING WINDQ a (e PROVIDE POWER
2d e nmﬁ
atgmes | a -REMGVER; PROVIDH : | ~
BASE CABII
| mveee— I B < — P NOTE:CONTRAGTOR FO PROVIDE FOAM INSULATION
= ey S T iEEEEES 3l e IN ROOE STRUCTURE AND CELLULOSE INSULATION IN
CASED ORENINGY PACK OUT AS WALLS AND MASTER BEDROOM CEILING.
MAXIMIZE WIDTH AND HEIGHT NECESSARY TO]GREATE CASED
OF BUILT-INS AND CLOSET OPENING - MAINTAIN EXISTIN CONTRACTOR TO PROVIDE GEOTHERMAL SYSTEM.
fé’grRAGE. SEE DIAGRAMAT || STONE WALL. 1!
. 1
]
r1\ 1 1
I~ wl | o il NOTE:CONTRACTOR TO VERIFY EXISTING STRUCTURE
™ R | et . e =2 iFAMILY IS ADEQUATE TO SUPPORT EXISTING AND NEW CONSTRUGTION
ol ROOM AS SHOWN. CONTRACTOR SHALL CONTACT ARCHIFECT
2 O AN S Y WITH DISCREPANCIES. CONTRACTOR TO COORDINATE NEW
N CLOSET A FLR. HARDWOOD STRUGTURAL ELEMENTS, AND VERIFY SOLID STRUSTURAL
- TID ALMAIAT n ] [4
2 & FRARONIOD . L | t--choRoiNKTE EXACTIDIMENSION FOR SUPPORT TO THE FOUNDATION.

—~LAUNDRY AHEA W/ DIWNER PRIOR T
’|  FRAMING. | :

~—PROVIDE VhSHER HOOKUP AND PAN
1 W/DRAIN, PROVIDE DRYER VENT TO

OUTSIDE. gﬁmw EQUIPMENT W/ DIMENSIONS TRIFLE STUD
OF ENCLOSWRE AND,DODR OFENINGS.
= = = ,._"‘:'.zpl"— el e e — I
=~ PATCH EXISTING HARDWOOD AS \
ESSARY AND PROVIDE NEW
AAROWO00 TO HATCH. CONTONTS,
%:m %ngu_ Ewsnr?:gvﬂ_ POST - ¥ TR!:E_E §TUD NICHE (BY GWNER) yd
; FrTET e— ~STRUCTURAL BEAM-WITHIN [
ORAS SELECTED BY OWNER. THICKNESS OF FLOOR FRAMING
OFEN RAIL TO TRANSITION TO AS SIZED BY LUMBER SUPPLIER.
SOLID WALL WHEN RAIL ¥
APPROACHES 1:0* BELOW | \ ; 2
CEILING.
J \ TRIPLE STUB \
[
MATGH WIDTH AND ARCH OF EXISTING
OPENING BETWEEN LIVING AND DINING

Iy

ROOM

MAXIMIZE WIDTH TO WAN 2'-0° OF
ADJACENT WALLS.
|| oren oren [ ] 4
| — 5
3
OPEN — =t eOVERGOR,
— M | —
DRAWERS| ||| )
| | I N OO
OPEN
f— ——
/ I T T 7
< DETAIL SSwroioser
1/2" - 1 |_0]I

—— DASHED LINE INDICATES LOCATION OF
STRUCTURAL RIDGE BEAM ABOVE SECOND
FLOOR CEILING.

A6 4/

FIMT e ZAAArym mid

AAMIl

STUD WALL

CcMU

STONE VENEER

AREFTLAY AMAKIOTD 1IAATIMAN
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DEMOLITION PLAN NOTES

1. DASHED LINES INDICATE EXISTING CONSTRUCTION TO BE REMOVED. CONTRACTOR SHALL
REMOVE WALLS, AND ALL ASSOCIATED STRUCTURE, ELECTRICAL FIXTURES, AND HVAC, ETC.
AND PREPARE FOR RE-INSTALLATION OF NEW CONSTRUGTION.

2. WHERE POSSIBLE, KEEP EXISTING WINDOWS, DOORS, AND ARCHITECTURAL FEATURES
TO BE USED IN NEW CONSTRUCTION, CONTRACTOR SHALL COORBINATE USE OR DISPOSAL
OF EXISTING WINDOWS, DOCRS AND SIGNIFICANT WOOD TRIM NOT USED IN NEW CONSTRUCTION.

3., CONTRAGTOR IS TO PROVIDE COPPER QUTTERS AND DOWNSPOUTS FOR NEW CONSTRUCTION.

4, CONTRACTOR TO PROVIDE AREA GN SITE TO GLEAN CONSTRUCTION DEBRIS FROM
VEHICLES PRICR TO LEAVING THE SITE. CONTRACTOR SHALL ENSURE THAT SITE 1S CLEAN
AND DEBRIS IS PICKED UP AY ALL TIMES. INTERIOR SPACES SHALL BE KEPT CLEAN DURING
CONSTRUCTION. CONTRACTCR 1S TQ EXERCISE NECESSARY MEASURES TO KEEP DUST
AND CONSTRUCTION DIRT TO A MINIMUM DURING WORK. CONTRACTCR SHALL COORDINATE
ACCESS TQ CONSTRUCTION AREAS WITH OWNER, AND KEEP THEM ABREAST OF CHANGES
ONGOING.

REMOVE EXISTING WINDOW AND

WALL (AS NEEDED.) CAREFULLY DETACH
SINGLE WINCOW FROM EXISTING GANGED
WINDOW, AND RE-USE SINGLE WINDOW IN
EXISTING OPENING.

Eoroins I 1.

bt

REMOVE EXISTING BEDROOM AND BATHROOM
WALLS, DOORS, PLUMBING AND ELECTRICITY.

REMOVE EXISTING FLOCR COVERING, MAINTAINING
EXISTING WOOD FLOORING AS IS PRACTICAL,
EXISTING WOOD FLOORING TO BE PATCHED,
SANDED AND STAINED.

REMOVE INTERIOR WALLS AS NECESSARY
TO ENLARGE CLOSET.

REMOVE EXISTING WALLAT
/

STAIR. PATCH WCOD FLOCRING TC RECEIVE
NEW STAIR NEWEL POSTS AND BALUSTER,

TO BE DEMOLISHED

A AR T A ML AR AR AAT ITTIAARKRL Y AN
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B4 163" OURON

18117

GENERAL FLOOR PLAN NOTES

DOTTED LINE INDICATES QUTLINE OF WALL BELOW

54" W. ARCHED
1. CONTRACTOR 1S TO VERIFY ALL NEW AND EXISTING CONSTRUGTION, OPENING — FLAT ROOF PROJECTS APPROX, 4" BEYOND FAGE OF WAEL
AND CONTACT ARCHITECT IF A DISCREPANCGY 1S FOUND PRIOR TO PRICING PROJECT BELOW. RUBBER ROOF ROOF MEMBRANE QVER 2 X 8 STRUCTURE
FOR CONSTRUCTION.

SHALL SLOPE TO QUTSIDE. FULL HT. CLG. BELOW.

STEEP PITCH ROOF PITCH DETERMINED BY
EXISTING CONDITIONS. SPRING LINE @ 94"
ABOVE FIRST FLOOR, PEAK MATCHES EXISTING

STUCCOVENEER —— — — ————— |

2, INTERIOR WALL DIMENSIONS ARE TO FINISH FACE OF WALL (L.E. 4 12~
FORAZ X4 WALL, 6 1/2° FORA2 X 6 WALL.)

3, EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD WALL ON EXTERIOR ] MAIN ROGF PEAK.
SIDE, AND TO FINISH FACE OM INTERIOR SIDE {LE. 6" FOR 2 X 6 WALL, OR 4* FOR ROOF LINE \ || STUCCO FINISH ON 2 X 6 WALL
2X 4 WALL)
STUCCO WALL TURNS BAGK TO MEET i~ DOTTED LINE INDICATES ROOF OPENING - ALIGH
4. CONTRACTOR TO VERIFY FLOOR MATERIAL SELECTION WITH OWNER, RECESS STEEP SLOFE ROOFLINE - STEP FLASHING GUTTER BOARD-@F¥R. HT, OPEN TO FLOOR
SUBFLOOR BETWEEN JOISTS AT STONE OR TILE FLOORS TO ALLOW FOR THE AS REQUIRED. TOALLOW FOR WATER TO DRAIN. TO ROOF QVERHANG,
DEPTH OF THICK SET MUD BED $O THAT FINISH FLOORS WILL BE FLUSH WITH -
ONE ANOTHER, o, 0" IRON HANDRAIL - PLACE HANDRAIL WHERE
¥ IT MEETS ROGF.
5. FRAMER TO ALLOW FOR MINIMUM 4* CASING AT TRIMMED OPENINGS, GONTAGT o
ARCHITECT WHERE DIMENSIONED FLOOR PLAN DOES NOT ALLOW. MATCH EXISTING A i * STONE VENEER ON £ X 4 EXTERIOR WALL
DOCR AND WINDOW TRIM. CODRDINATE FINESH WITH OWNER. I EIKTRIAN
T

6, DOORS WITH NOTATIONS INDICATE WIDTH OF NEW DOOR. HESGHT AND DOOR STYLE ! up
15 TO MATCH EXISTING. NOTE; EXTERIOR DOOR TO MUD RGOM SHALL MATCH FRONT | E ROOF
DOOR. EXISTING DOORS REMOVED DURING DEMOLITION SHALL BE RE-JSED WHERE C-1 £y BELOW
POSSIBLE, b | T Z5

& I «=
7. SEE INTERIOR ELEVATIONS AND ENLARGED FLOOR PLANS FOR ADDITIONAL DETAIL NOT | 1 :_ _ _: ]
SHOWN ON FLOOR PLAN, {—

CEILING SLOPES SLIGHTLY TO FOLLOW [ m PLATFORM W/ CARPET]
8. FLOOR MATERIAL IS NOTED BELOW ROOM TITLE. WHERE THERE 1S A QUESTION, COORD. SHALLOW ROOFLINE MEDIA I ' COORDINATE THEATRE SEATING
WITH OWNER PRIOR TO BEGINNING CONSTRUCTION. l m % Ir _ jL al‘égrﬁgigmmg N'Z;OR
8 )
9. CONTRAGTOR IS TO PROVIDE COPPER GUTTERS AND DOWNSFOUTS FOR NEW CONSTRUGTION REUSE EXISTING TU /—\ “emrer . |! I DORMER ROOF PITGH PETERMINED BY
e L — 1] EXISTING CONDITIONS PLATE HEIGHT 10
10, CONTRACTOR TO PROVIDE AREA ON SITE TO CLEAN CONSTRUCTION DEBRIS FROM CONTRACTOR IS TO CAREFULLY REMGVE EXISTING 1, ratae. @eo - - = ] MATCH EXISTING SECOND FLOOR EAVE
VEHICLES PRIOR TO LEAVING THE SITE. CONTRAGTOR SHALL ENSURE THAT SITE IS CLEAN DOUBLE WINDOW, DIVIDE INTO TWO SINGLE WINDOWS, \| =1 PEAK MATCHES EXISTING MAIN ROOF FEAK.
AND DEBRIS IS PICKED LiP AT ALL TIMES. INTERIOR SPACES SHALL BE KEPT CLEAN DURING AND RE-USE ONE SINGLE WINDOW AS INDICATED, 11 I .
CONSTRUCTION. CONTRACTOR IS TO EXERCISE NECESSARY MEASURES TO KEEP DUST | e _ 1| | ﬁ“\cexune SLOPES SLIGHTLY TO EoLLOW
AND CONSTRUGTION DIRT TO A MINIMUM DURING WORIC CONTRACTOR SHALL COORDINATE LOCATION SHOWN (S EXISTING LOGATION OF ONE SIDE L o o ROGT N
AGCESS TO CONSTRUGTION AREAS WITH OWNER, AND KEEP THEM ABREAST OF CHANGES OF DOUBLE WINDOW. RE-INSTALL IN EXISTING LOGATION, | e hs: s
ONGOING. - ~F— 25
«<I

11, NEW STUCCO SURFACE IS SHOWN ON FIRST FLOGR NEW CONSTRUCTION, AND IS DRAWN \I\ —

1 112" THICK, NEW STUCCO SHALL ALIGN WITH OUTSIDE FACE OF STONE VENEER - CONTRACTOR

FINAL CONSTRUCTION DRAWINGS 02-27-2015

BURTHN

‘ _
TOCANTILEVERFLOORSTRUCTUREASNECESSARY, [ e N e ] Q
AND COORDINATE VARIOUS CONSTUCTION THICKNESSES A
TO ARRIVE AT FLUSH TRANSITION OF MATERIALS. WALL DIMENSIONS ARE SHOWN TO FACE OF e 2

INTERIOR FINESH (INCLUDING 1/2" DRYWALL} AND TO FAGE OF STUD WALL ON EXTERIOR WALLS. IRSTALL DOOR FROVIDED -1 REUSE EXISTING TUB
" ze  CT ﬁ

E R&S
o - L
3 b R e R S s CEILING SLOPES IN CLOSET. HANG ROD
CLOSET 1o “BATH O ‘E : ! Y| P | Ras wl AND SHELF AT APBROX. 507 A.FF,
HARDWOOD z T oY £ G
£ - R TCL] ) - CLOSET® INSULATE ROOF WY FOAM INSULATION,

L] U.C. FRIDGE \,‘ g BATH_ “HARDWOOD e
C.T.

E =z 24 BURLTAN

T | ]

b | M FLAT CEILING @ 80" TO THIS POINT,
g iz 22 | 3o \/
B () &
) COMMON I
I ZACH'S ROOM RYAN'S il
CONTRACTOR T INSPECT EXISTING ROOF = BEDROOM HARDWOOD BEDRQOM
STRUGTURE AND OTHER STRUGTURAL e — T — — — — — He=== = - — N\ =
ELEMENTS TO DETERMINE IF IT CAN SUPPORT
THE NEW ADDITION. (DASHED LINE INDIGATES & INSTALL 1/2* GYP. BOARD CEILING QVER
LOCATION OF EXISTING RIDGE BEAM) —__ ] )/_JI EXISTING POPCORN CEILINGS ON SECOND
— FLOOR. SCRAPE BAGK AS NECESSARY FOR
= ' il SMOGTH INSTALLATION, VERIFY STRUGTURE
/1 15 ADEQIUATE TO SUPPORT ADDITIONAL WEIGHT.
NEW NEWEL POSTS AND
RAILTO MATCH EXISTING.
L NEWTRIPLE STUDS IN WALL TO CARRY
LOAD OF NEW STRUGCTUAL RIDGE BEAM TO
. ———————— f—— THE FOUNDATION, ALIGN MEW STUDS ABOVE
TRIPLE STUDS INWALL BELOW. ACCESS WALL
( CAVITY TO INSTALL STUDS FROM COMMON
ROOM (MAINTAIN WALL FINISH IN RYAN'S
— BEDROOM.

34078

STUD WAILL

BRICK VENEER

cMiv

A AR L A Ml Akl AREFYAF MARNIOYT M I TIAMAM
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GENERAL ROOF PLAN NOTES

FLAT RUBBER MEMBRANE ROOF OPENING - OPENTO PORCH

00 STER BAT )
1. CONTRACTOR TO VERIFY THAT EXISTING STRUGTURE IS ADEQUATE TO PO oy A ATH AW SLOPED ROOF AS P O e
SUFPORT ADDITION OF NEW ROOF RIDGE BEAM FRAMING. ENSURE THAT ALL T FREE FLOW OF DRAIMAGE FROM FLAT
LOADS (NEW AND EXISTING} ARE GARRIED TO ADEQUATELY S{ZED FOUNDATION | 1 ROOF AREATO GUTTER SYSTEM
AND FOOTINGS. '

2, CONTRACTCR TO MATCH ROOF SHINGLES TO EXISTING ROOF SHINGILES. CONTRACTOR
TO COORDINATE SHINGLE SELECTION WITH OWNER PRIOR TO ORDERING SHINGLES,

3. ROOF SHALL BE INSULATED WITH FOAM INSULATION. CONTRACTOR TO VERIFY

WITH SHINGLE MANUFACTURER REQUIRED VENTILATION WITH PROPOSED INSULATION.
IN THE EVENT THAT THE OWNER CHOOSES TO USE ANOTHER INSULATION SYSTEM,
CONTRACTOR TC COORDINATE ADEQUATE VENTILATION i ALL SECOND STORY SPACES,
INCLUDING THOSE UNDER THE SLOPED CEILING FOLLOWING THE ROGFLINE.

4. ROOF OVER MASTER BEDRCOM 'EYEBROW'

WINDOW SHALL BE METAL STANDING SEAM ROOF, AS SELECYED BY OWNER. CONTRACTOR
TC PROVIDE MANUFAGCTURERS RECOMMENDED INSTALLATION OF FLASHING WHERE METAL
ROOFING JOINS ASPHALT SHINGLE ROOFING, AND WHERE METAL ROOFING MEETS THE
EXTERIOR FINISH.

OUTLNE OF TERRACE
BELOW

5, ROOF OVER MASTER BATH PROJECTION (AND OVER RECESSED EXTERIOR SECOND FLOOR
PORGH) SHALL BE EPDM RUBBER ROGFING MEMBRANE. CONTRACTOR £5 TO SLOPE FLAT =T
ROOF SURFACE @ #/4” PER FOOT MIN, TO ALLOW FOR ALL AREAS OF EXTERIOR PORCH TO \;
PROPERLY DRAIN TO GUTTER SYSTEM. AS NECESSARY, BUILD UP WITH FURRING STRIPS TO COPPER EYEBROW ROOF

ENABLE WATER FLOW IN TIGHT RECESSES. PLAN FOR INSTALLATION OF IRON RAIL W BLOCKING \

{IN DEPTH OF FLOOR FRAMING) AND FLASHING, AS NEGESSARY. CONTRACTOR MAY COORDINATE

ADDITION OF CURBS WITHIN AREA OF EXTERIOR PORGH AS NECESSARY TO i\
DIRECT WATER FLOW TO GUTTER.

FINAL CONSTRUCTION DRAWINGS 02-27-2015
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FLAT CEILING AT 60" IN NEW MEDIA
ROGCM, ALCOVE AND RECESSED PORCH
AREA.

DOTTED LINE INDICATES ROQF OPENING

EXTERIOR SHEATHING AND
2 LAYERS 308 FELT (AS SHOWN I SIDE ELEVATION) FASGIA BOARD RADIUS = 16-6"
IN LINE WITH EXISTING FASGIA BOARD. —F Pl\ & T Tr I oL III l\u T I |l%| J]l}J 7 |llri THEN gggﬂésg%zg;ﬁ_ﬁczo EXISTING
. 2" STONE VENEER OVER WIRE MESH -ﬁi Wﬁ#@# i I LML rl‘r[rurIWJ'lLl'll"ﬁJ:ET%J L DN
2" STONE VENEER I SORKTOH COAT 18 Lo, FELT ON EXISTING WINDOW - SAVED AND | i IJ L L N 4|m A T iR 1L L
EXTERIOR SHEATHING AND REUSED IN EXISTING LOCATION # I H l I ey I i ‘ n !Tl‘i‘ .
LINE OF OPENING IN ROOF BEYOND FRAME WALL. {ONE HALF OF EXISTING DAL WINDOW.) T M2 [T
N T TonATon P L ||:| AR AR a IS g/ \ et WA IR AR SLOPE OF ROOF IS DETERMINED BY
— | »: ¥ FEAICOF EXISTING ROOF AND SPRING
SECOND FLOOR FRAMING TO BE SIZED BY e /SR N\ N [T 1 LINE OF NEW ROOF,
LINE OF W LUMBER SUPFLIER - 1S SHOWN AS NOM. 1" T ~A7 -\ A A A SRR RN RN NI .
ONig"I?H sﬂLDLEgEgggg {;m‘f_co SURFACE TJI. DESIGN SHALL ALLOW FOR 4" STEP DOWN AN i Y7y S SUNWC ol iy 2* STONE VENEER ON REAR WALL OF 2
FROM SEGOND FLOOR TO EXTERIOR PORCH. _ FLASHING — LARARNILS ! Y A R N " RN 1 . . __RECESSED PORCH - STUCGO VENEER ON \
.. T ||“p||\rir|¢|airi‘1’: : R E L IFI!III OTHER WALL SURFACES.
IRCON HANDRAIL - AS SELECTED BY OWNER ) . o o LA - e — " oAt L T —FIASAING B
BLOCKING AS REQUIRED, e ] ALIGN NEW RCOOF WITH EXISTING . / . TR ‘ : B o o m
, . AVIETRR . EXISTING WINDOW - SAVED AND
FLASHING AS REQUIRED. w EAVE - MATCH EAVE DETAILTO . - | A LA - REUSED IN EXISTING LOCATION
A EXISTING HOUSE, S . LA\ | L T
RUBBER MEMBRANE ROGF —— ———+1. | | \ . -k > ‘ O ! (ONE HALF OF EXISTING DBL. WINDOW.)
OVER STRUGTURAL FLOOR ~ Y - Fl54 N\ S RE-TRIM TO MATCH EXISTING. o O
= £, TTATE £
2 ROGF FLOOR FRAMING - TAPER 2)XCS 144" PER FOOT [~ T =i K1 d ol 30" RON RAIL (AS SELECTED BY OWNER = O\
TOWARD OPENING. IF REQUIRED, BUILD UP W/ FURRIIG ™~ . £ i - : S ¥
STRIPS AT QUTER EDGES, IN ORDER TO PROPERLY DIREGT ' : ; U l—l = - RS S i PLATE HEIGHT @ 811" |
ALL WATER TOWARD WALL AND ROOF OPENINGS] |——{— L. | EXISTING DOORAND s"—'—“‘—-\__\ 1 R FASCIA BOARD DIMENSIONS TO MATCH iy I\
2 X FASGIA FRAMING . : S o - 7 = = — [[J;LLlf . EXISTING HOUSE, OPEN SOFFIT.
- B - B — " EXPOSED RAFTERS TO MATCH EXISTING QY
METAL DRIP EDG . =3 s * —CHARACTER OF HOUSE~ -
! STONE AS SELECTED BY OWNER -3 : I OPPER EYEBROW ROOF I
l= p PLATE HEIGHT @ 76" N
; N -~ 1.X 6 FASCIA W/ SHINGLE MOLILDING AND
SHINGLE MOULDING \ 4 SANDBLASTED CONGRETE - SCORED 3 28 COPPER DRIP CAP 4 O
1 X FASCIA BOARD AS SHOWN ON FLOOR PLAN Bl SR s H—————1X 6 FRIEZE W/ 3 1/4" CROWN MOULDING ¥
; 3 : __ 3
TR STONE AS SELECTED BY GWNER : TR , & m
= | EXYEND STONE VENEER TO UNDERSIDE OF (D
BEADED BOARD SOFFIT - PERPENDICULAR WINDOW - STONE SILL SIMILAR TO EXISTING
TO FAGE OF HOUSE, (MITER AT CORNER,) HOUSE. . Z
31/4" CROWN MOULDING
FOAM INSULATION @ UNDERSIDE OF FLAT - STUCCO SIDING W/ CONTINUOUS NO ROT —
/4" X 6" FRIEZE BOARD, APPLIED FORCH ROOF. LVL OR SIMI WITHIN DEPTH OF DRIP EDGE AT JOINT BEFWEEN STUCCO
TO SHEATHING. FLOOR FRAMING - TO BE SIZED BY AND STONE,
LUMBER SUPFLIER, CONTRACTOR TO
THREE COAT STUCCO VENEER PROVIDE SOLID SUPPORT FOR BEAM
OVER2 LAYERS 304 FELTAND TO FOUNDATION, FLOOR FRAMING TO BE <
. SIZED BY LUMBE .
RSUPPLIER NEW STONE STAIR W 2 1/2* THK, CONGRETE POGR TO MATCH EXISTING FRONT DOOR. SEE DETAR 1/THIS SHEET
TREADS W/ STONE RISERS (TO MATCH EXISTING
FOUNDATION.) NEW CONCRETE OVERHAN
@ CEILING OF MASTER BATH BAY FACE OF STONE 1 D
DETAIL FroiecTionRecessep SEcoND FLOOR PORCH NOTE: CONTRACTOR TO PROVIDE COPPER GUTTERS AND
NEW STONE STAIR W/ 2 142 THK, CONGRETE PROPOSE DOWNSPOUT LOCATIONS FORAPPROVAL.
TREADS W/ STONE RISERS {SIMILAR TO EXISTRNG
114/ =1-Q" FOUNDATION.) NEW GONCRETE OVERHANGS
/ REAR ELEVATION Z
NOTE: WINDOW GPENINGS [N STUCCO TO HAVE WOOD TRIM — ey — 1/4"=1-0 _:
SIMILAR TO EXISTING HOUSE WINDOW TRIM. OPENNGS IN STONE " "
SHALL HAVE STONE HEAD AND SILL DETAILS SIMILAR TO EXISTING oz ! I_
HOUSE HEAD AND SILL DETAILS. ARCHWAY OVER NEW PORGH
OPENINGS SHALL BE CONSTRUGTED WITH RANDOM SIZE STONE ' I
AND ENLARGED KEYSTONE, SIMILAR TO EXISTING HOUSE STONE
ARCHWAYS. CONTRACTOR TO CLOSELY EXAMINE EXISTING DETAILS
AND COORDINATE WITH OWNER,
HI\IIIIHHIHHIIIﬂ[“ I [|j TTL
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[TIILCCETHETTIITH Z-I_‘-_'.-i_‘:; ”””” A |
NOTE: SIDE ELEVATION OF GARPORT [S SHOWN FLASHING -~ LTI : e ' ! Hl .
ONLY FOR RELATIVE LOCATION. NOTES AND A e :
DIMENSIONS ARE ON SHEET A7. i 3 Z
] ¢ i _—
REIErE i) .....\.1.'";."‘.7_.,ﬁ'..'.—.4‘.“..'.7.._.- )
0 | INNAR NN AR 3
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NOTE: CONTRAGTOR TO PROVIDE COPPER GUTTERS AND
PROPGSE DOWNSPOUT LOCATIONS FOR APPROVAL.
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. o EDGE OF SLAB WITH EXTERIGR SHEATHING
2:0°8Q, X 10" DR FOOTING OF WALL ABOVE) TYPICAL ARGUND PERIMETER

CENTER ON BX 8 POST (TVR.
Lt e AN OF STORAGE BUILDING.
207 BELOW GRADE DRAINAGE TRENCH——._
N \ i
. A 5 ¥
O O O y 0 =
Ly 19 e — . | U 4
. 111 | st
| | |
| | | PULL DOWN
| | | STAIR
I g
4" MIN. CONCRETE SLAS WITH E g
66 10710 WIV.F, AND 6 MIL POLY | | | oo gegz
BERSHENEROLE IS | | | N i1
[ o
& gzz2 & D %
| | | fi
I | [ 1 WORK Fapsl
SLOPE CONCRETE 1/4" PER FOGT | I | SHOP 1
o el dbl-F——-— . -
:! o Ll - - - - — T = T T ﬁ;"" .Q!
3 / \ .
3 B
10-3
Stz _ 34 42 170 3 T 31 442"
R NOTE: SEE SITE PLAN FOBLOCATIONGFGARPORT. 340" W, GONCRETE APRON
2 X4 FRAME WALL W/ 3947 CONTINUGUS AROUND CARPORT
T lon e e AND STORAGE.

FLASHING - HOLD TO 1°

sxasueuns / BT o ATanG " CARPORT FLOOR PLAN - FOUNDATION AND NEW CONSTRUCTION

2 XBP.T, SILL PLATE - ANCHOR ABOVE EXTERIOR CONCRETE SURFACE

TOGROUTED CMU & 44 0.C. M. M 1 /4" = 1-Q"
SINGLE WYTHE OF I CMU @ PERIMETER 0 2 £ 8 12

OF STORAGE BUILDING,

107 WIDE TURN DCHYH SLAB « ALIGH
W/ QUTSIDE FAGE OF STORAGE BUILDING
PERIMETER FRAMING.

4" THK. CONCRETE SLAS /_M‘

A
- \u

DETAIL

'”l'”’HJH|”|iHll|i§||i]\Hi[fllllllllll““llul\iH||H||||H||\ll”ullllllﬁi\ui{HH"HHIH{'I”!Eli\|H||||l
11/2" = 10" ° i L it i

11} i.g ROOF OPENING IN STEEP ROOFLINE
L AT LIRS TTIT AT ED FASCIATO MATCH HEIGHT OF EXISTING
I N 3300 O O K FASCIA BOARD - CUT OPENING TO FLOCR
HEN|ENINEEE SE A EN AE R NN EE AR AN LINE OF NEW EXTERIOR PORCH, AND SLOPE
.lJJ 1.1 11| 1] 1 LT T FLOQR TO ALLOW WATER TO DRAIN
1] T THROUGH OPENINGS,

e s
I i R e | FLAT GEILING OF NEW CONSTRUCTION TO BE
palt P i i M N e e B L e AL L ‘m'a'{'/.,Vf'['l‘l T T ATOTAFR

" _— b 5 r . .
- T ) ..1111[1 i 7 \“—_MFLATCE{LINGOFEXiSTINGCONSTRUCTION
o T . I'Tgl

@ APPROKX, 8-0" AFF. (FIELD VERIFY.}

TMITCTTS
NI ENNE
i TEITITT

30" IRON HANDRAIL (TO BE SELECTED BY

AT OWNER}) PLACE S0 AS TO BE QUT OF VIEW
A R ERE ! ON REAR ELEVATION. WATER DRAINAGE TO
RN AN R FLOW THROUGH UNOBSTRUGTED. BLOCKING
AND FLASHING AS REGUIRED,

FINAL CONSTRUCTION DRAWINGS 02-27-2015

SWOOPING ROOFLINE SHALL TRANSITION
SMOOTHLY INTO STEEP ROOFLINE

| . ——————STONE TERRAGE IS NOT SHOWN {FOR CLARITY)
SHALL HAVE 4" THK. SANDBLASTED CONCRETE
FLCOR SURFACE {SCORED AS SHOWN ON FLCOR PLAN,)
CONTRACTOR TOQ CONSTRUCT STAIR AS REQUIRED
T REACH GRADE - TREADS {1 1/2" THK) TO MATCH
CONCRETE S8URFACE, VERTICAL SURFACES TO MATCH
STONE WALLS OF TERRACE, AS SELECTED BY OWNER.

¥ NOTE: WINDOW OPENINGS IN STUCCO TO HAVE WOOD THIM
ST e SIMILAR TO EXISTING HOUSE WINDOW TRIM. OPENNGS IN STONE
_%, LN T e T T Rk ] i SHALL, HAVE STONE HEAD AND SILL DETAILS SIMILAR TO EXISTING
N Y e Y " P e ] B Bt e o T HOUSE HEAD AND SILL DETAILS, ARCHWAY OVER NEW PORCH
i g Lt ke L TS Ll ; o~ OPENINGS SHALL BE CONSTRUCTED WiTH RANDOM SIZE STONE
AND ENLARGED KEYSTONE, SIMILAR TO EXISTING HOUSE STONE
- AHCHWAYS. CONTRAGTOR TO CLOSELY EXAMINE EXISTING DETAILS

STONE SOLDIER COURSE AND COORDINATE WITH OWNER.
ABOVE WINDOW (SIMILAR

TO EXISTING.)
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_‘E.J‘

OVARE 1 FYATIARI
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TOP OF FLOOR IN STORAGE ARE TO BE
98" ABV. FIRST FLCOR - FLOOR FRAMNG
TO BE SIZED BY LUMBER SUPPLIER, AND
SHALL MAXIMIZE HEAD HEIGHT IN FIRST
FLOOR. COLLAR TIES SHALL ALLOW FOR
T4 HEAD HT, IN UPPER FLOOR.

J_LE:’I"L:E

\h/

14
. SUNBURST DETAIL TO MATCH
-{ EXISTING SIDE OF HOUSE
4 STUCCO SIDING
T
]
z 8% 8 GEDAR POSTS W/
8 X 12 HIGH BEAM
ALIGN LEDGER BOARD ON
STUCCO STORAGE AREA R —
W/ HEIGHT OF BEAM.\
BRAGKET - SEE DETAIL
THIS PAGE. &
—\“
= L )
% sommmnusmmu%
OF STUCCO AS SHOWN,
- INNER RADIUS = 00"
I OUTER RADIUS = 84 1/2*
BRACKET 10 BE CUT
FROM 4 X 8 TMBER, AND
NOTCHED 1" INTO & X 8 POST.
4
~
g
L 1120

DETAIL @ BRACKET

1 1/ i — 1l_0ll

10/12 PITCH W/ SPRINGLINE @ 12-0
ABOVE FOUNDATION.

1 X TRIM W/ SHINGLE MOULDING TO
MATCH EXISTING HOUSE TRIM

STUCCE SIDING

90"

1 I
IHIHEIHIHIIIW\EIH\ilHlIlHIHIIIHHEHEII IIHIIIIHIHHIIIIIIHIIIIHIHIIIII\L]TE'J,
T {11}

EXISTING HOUSE.

—STUCCO SIDING _

"';.! “W wl -fl-lwﬂillllll --lm

i
FLASHING ~——— &
PLATE HT, 108" ——|

FRONT ELEVATION

8X 12 TIMBER W/ COPPER DRIP CAP{
FLASHING AT JOINT W/ STUCCO
SiDING ABOVE

VDT 1 Ly IAT I AR

1 I4II — 1[_01!

MATCH TRIM BETAIL ON SIDES OF

1 X TRIM W/ SHINGLE MOULDING TO
MATCH EXISTING HOUSE TRIM

6/4" X 12" LEDGER W/ COPPER

DRIP CAP/ FLASHING AT JOINT W/

STUCCO VENEER ABOVE.

BARN DOOR TRACK ENCLOSED IN TRIM BOX

TOQ MATGH WINDOW HEAD TRIM ON EXISTING
HOUSE. TOP OF BOX TO BE CAPPED IN COPPER
W/ FLASHING. DOORS SHALL STAND

PROUD OF VERTICAL TRIM AND OVERLAP 1 1/2°
PROVIDE RUBBER GASKET FOR AIRTIGHT
THSTALTATION. PRGVIDE LOCKING HARDWARE.

——— CUSTOM CEDAR BARN STYLE SLIDING
DOORS - FINISH TO MATCH CEDAR
POSTS AND BRACKETS.

NOTE: BALLOON FRAME STORAGE PORTION
OF CARPORT TO ENABLE CEILING AT 80"

W/ ROOF PLATE HT. AT 108".. FLOOR
STRUCTURE TO BE SIZED BY LUMBER
SUPPLIER - MAXIMIZE HEAD HEIBHT IN
SECOND FEOOR STORAGE AREA. PROVIDE
AFTIC PULLDOWN STAIR, COORD, INSULAFION
AND NECESSARY HVACG W/ OWNER.

NOTE: CONTRACTOR TO PROVIDE CORPER GUTTERS
AND PROPOSE DOWNSPOUT LOCATIONS - COCRDINATE
WITH CWNER.

SIDE ELEVATION

——

) 4 4 -] 12

i f

TIIH IlfT

T 1L H 111

R P T L L
R AERRR AL

1/4 =

10"
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