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PROJECT DESIGN GUIDELINES:
SEISMIC ZONES D
WIND 90 MPH (3 SECOND GUSTS)
EXPOSURE B
FROST DEPTH 30"
FLOOR LOAD 50 PSF (40 LIVE +10 DEAD)
ROOF LOAD 55 PSF (40 LIVE +15 DEAD)
ROOF SNOW LOAD (40 PSF LIVE)
GROUND SNOW LOAD (50 PSF LIVE)
ASSUMED SOIL BEARING CAPACITY 1,500 PSF
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TYPE "B" GRADING
5% GRADE 10'-0" AWAY FROM HOUSE
SEWER TRENCH TO BE 4'-0" BELOW GRADE
WATER TRENCH TO BE 4'-0" BELOW GRADE
ELECTRICITY TRENCH TO BE 1'-6" BELOW GRADE
2" Ø SEWER PVC PIPE
1 1/2" Ø ELECTRICAL CONDUIT FOR 120V WIRE
1" Ø WATER PVC PIPE
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OLD SHED THAT IS BEING DEMOLISHED
PROPOSED LOCATION OF 16' X 20'
TINY NET ZERO DEMO HOME

EXISTING SHED

EXISTING HOME

EXISTING HOME

EXISTING SHED

TRENCH FOR SEWER / WATER / ELECTRICAL CONNECTION



GENERAL NOTES
SCALE: NONE 03

ROOM DIMENSIONS
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED ROOM DIMENSIONS:

MINIMUM ROOM SIZE IS TO BE 70 SQ FT.
CEILING HEIGHT MINIMUM IS TO BE 7'–6"  IN 50% OF AREA EXCEPT 7'–0"  CAN BE USED FOR BATHROOMS AND HALLWAYS.

NATURAL LIGHT AND VENTILATION
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED STANDARDS FOR LIGHTING AND VENTILATION:

MINIMUM WINDOW AREA IS TO BE 8% OF THE FLOOR AREA WITH NOT LESS THAN 10 SQ FT  FOR HABITABLE ROOMS AND 3 SQ FT  FOR BATHROOMS AND LAUNDRY ROOMS. NOT LESS THAN ONE-HALF OF THIS REQUIRED WINDOW AREA IS TO BE OPENABLE. EVERY
SLEEPING ROOM IS REQUIRED TO HAVE A WINDOW OR DOOR FOR EMERGENCY EXIT. WINDOWS WITH AN OPENABLE AREA OF NOT LESS THAN 5.7 SQ FT WITH NO DIMENSION LESS THAN 22" MEET THIS REQUIREMENT, AND THE SILL HEIGHT IS TO BE NOT MORE THAN 44"
ABOVE THE FLOOR.
GLASS SUBJECT TO HUMAN IMPACT IS TO BE TEMPERED GLASS.
GLASS DOORS IN SHOWER AND TUB ENCLOSURES ARE TO BE TEMPERED GLASS OR FRACTURE-RESISTANT PLASTIC.
ATTIC VENTILATION IS TO BE A MINIMUM OF 1/300 OF THE ATTIC AREA, ONE-HALF IN THE SOFFIT AND ONE-HALF IN THE UPPER AREA.
BATHROOM AND KITCHEN FANS AND DRYER ARE TO VENT DIRECTLY OUTSIDE.
ATTICS TO VENTILATED ACCORDING TO THE REQUIREMENTS OF SECTION R806.2 OF THE 2012 IRC. SEE ELEVATION DRAWINGS FOR LOCATIONS OF ROOF VENTS.

WINDOWS
ALL WINDOW GLASS WITHIN 24 INCHES OF EXTERIOR DOORS MUST BE TEMPERED.
ALL WINDOWS IN ROOMS USED FOR SLEEPING SHALL HAVE SILLS NOT MORE THAN 44  INCHES ABOVE FLOOR WITH AN NET CLEAR OPENING OF NOT LESS THAN 5.7 SQUARE FEET. HEIGHT OF OPENING SHALL NOT BE LESS THAN 24 INCHES, WITH A NET CLEAR WIDTH OF
NOT LESS THAN 20 INCHES.

FOUNDATION
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR FOUNDATION CONSTRUCTION:

CONCRETE MIX IS TO HAVE A MINIMUM ULTIMATE COMPRESSIVE STRENGTH OF 2500 POUNDS PER SQUARE INCH (PSI) AT 28 DAYS AND SHALL BE COMPOSED OF 1 PART CEMENT, 3 PARTS SAND, 4 PARTS OF 1" MAXIMUM SIZE ROCK, AND NOT MORE THAN 7 1/2
GALLONS OF WATER PER SACK OF CEMENT.
FOUNDATION MUD-SILLS, PLATES, AND SLEEPERS ARE TO BE PRESSURE TREATED OR OF FOUNDATION-GRADE REDWOOD.
ALL FOOTING SILLS MUST HAVE FULL BEARING ON THE FOOTING WALL OR SLAB AND SHALL BE BOLTED TO THE FOUNDATION WITH 1/2" X 10" BOLTS EMBEDDED AT LEAST 7" INTO THE CONCRETE OR REINFORCED MASONRY, OR 15" INTO UN-REINFORCED GROUTED
MASONRY. BOLTS CANNOT BE SPACED MORE THAN 6"  APART ON CENTER, WITH BOLTS SPACED NO MORE THAN 12" FROM CUT END OF SILLS.
BASEMENT FOUNDATION WALLS WITH A HEIGHT OF 8' OR LESS SUPPORTING A WELL-DRAINED POROUS FILL OF 7' OR LESS, WITH SOIL PRESSURE NOT MORE THAN 30 POUNDS PER SQUARE FOOT (PSF) EQUIVALENT FLUID PRESSURE, AND WITH THE BOTTOM OF THE WALL
SUPPORTED FROM INWARD MOVEMENT BY STRUCTURAL FLOOR SYSTEMS MAY BE OF PLAIN CONCRETE WITH 8" MINIMUM THICKNESS AND MINIMUM ULTIMATE COMPRESSIVE STRENGTH OF 2500 PSI AT 28 DAYS. BASEMENT WALLS SUPPORTING BACKFILL AND NOT
MEETING THESE CRITERIA MUST BE DESIGNED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICES.
CONCRETE FORMS FOR FOOTINGS NEED TO CONFORM TO THE SHAPE, LINES, AND DIMENSIONS OF THE MEMBERS AS CALLED FOR ON THE PLANS AND SHOULD BE SUBSTANTIAL AND SUFFICIENTLY TIGHT TO PREVENT LEAKAGE OF MORTAR AND SLUMPING OUT OF
CONCRETE IN THE GROUND CONTACT AREA.

FRAMING
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR WOOD FRAME CONSTRUCTION:

LUMBER SPECIFICATIONS: ALL JOISTS, RAFTERS, BEAMS, AND POSTS 2" TO 4" THICK SHOULD BE NO. 2 GRADE DOUGLAS FIR–LARCH OR BETTER. ALL POSTS AND BEAMS 5" AND THICKER MUST BE NO. 1 GRADE DOUGLAS FIR–LARCH OR BETTER.
UNTREATED BEAMS BEARING IN CONCRETE OR MASONRY WALL POCKETS NEED AIRSPACE ON SIDES AND ENDS.
BEAMS ARE TO HAVE NOT LESS THAN 4" OF BEARING ON MASONRY OR CONCRETE.
WALL BRACING SPECIFICATIONS: EVERY EXTERIOR WOOD STUD WALL AND MAIN CROSS PARTITION MUST BE BRACED AT EACH END AND AT LEAST EVERY 25' OF LENGTH WITH 1"X4"  DIAGONAL LET-IN BRACES OR EQUIVALENT.
JOISTS ARE TO HAVE NOT LESS THAN 1 1/2" OF BEARING ON WOOD OR METAL NOR LESS THAN 3" ON MASONRY.
FLOOR JOISTS ARE TO HAVE SOLID BLOCKING AT EACH SUPPORT AND AT THE ENDS EXCEPT WHEN THE END IS NAILED TO A RIM JOIST OR ADJOINING STUDS. JOISTS 2X14 OR LARGER ARE TO HAVE BRIDGING AT MAXIMUM INTERVALS OF 8'.
TWO-INCH CLEARANCE IS REQUIRED BETWEEN COMBUSTIBLE MATERIAL AND THE WALLS OF AN INTERIOR FIREPLACE OR CHIMNEY. ONE-INCH CLEARANCE IS REQUIRED WHEN THE CHIMNEY IS ON AN OUTSIDE WALL OR 1/2" MOISTURE-RESISTANT GYPSUM BOARD CAN BE
USED RATHER THAN THE 1" CLEARANCE REQUIREMENT.
RAFTER PURLIN BRACES ARE TO BE NOT LESS THAN 45° TO THE HORIZONTAL.
RAFTERS, WHEN NOT PARALLEL TO CEILING JOISTS, ARE TO HAVE TIES THAT ARE 1X4 MINIMUM SPACED NOT MORE THAN 4'  ON CENTER.
PROVIDE A DOUBLE TOP PLATE WITH A MINIMUM 48"  LAP SPLICE.
METAL TRUSS TIE-DOWNS ARE TO BE REQUIRED FOR MANUFACTURED TRUSSES AT EACH END.
PLANT MANUFACTURED TRUSSES (IF USED) MUST BE OF AN APPROVED DESIGN WITH AN ENGINEERED DRAWING.
FIRE BLOCKING MUST BE PROVIDED FOR WALLS OVER 10'–0" IN HEIGHT, ALSO FOR HORIZONTAL SHAFTS 10'–0" ON CENTER, AND FOR ANY CONCEALED DRAFT OPENING.
CERAMIC TILE, OR APPROVED MATERIAL, IS TO BE USED IN A WATER-SPLASH AREA.
BUILDING PAPER, OR OTHER APPROVED MATERIAL, IS TO BE USED UNDER SIDING.
FRAMING IN THE WATER-SPLASH AREA IS TO BE PROTECTED BY WATERPROOF PAPER, WATERPROOF GYPSUM, OR OTHER APPROVED SUBSTITUTE.
POST-AND-BEAM CONNECTION SPECIFICATIONS: A POSITIVE CONNECTION MUST BE PROVIDED BETWEEN BEAM, POST, AND FOOTING TO ENSURE AGAINST UPLIFT AND LATERAL DISPLACEMENT.
UNTREATED POSTS NEED TO BE SEPARATED FROM CONCRETE OR MASONRY BY A RUST-RESISTANT METAL PLATE OR IMPERVIOUS MEMBRANE AND BE AT LEAST 6" FROM ANY EARTH.
ALL DIMENSIONS ON FLOOR PLANS ARE TO ROUGH FRAMING.
BUILT-UP BEAMS OF 2 X MEMBERS SHALL BE SPIKED TOGETHER WITH NOT LESS THAN 16D NAILS AT 16" O.C. ON ALL EDGES.
ALL STRUCTURAL SHEATHING SHALL BE APA RATED AND SHALL NOT EXCEED MAXIMUM SPAN RATING. FLOOR SHEATHING SHALL BE TONGUE AND GROOVE.
GAP ALL WAFERBOARD SHEATHING.
INSTALL H-CLIPS ON ROOF SHEATHING.
TRUSSES SHALL BE ENGINEERED AND CONSTRUCTED BY MANUFACTURER AND GUARANTEED TO WITHSTAND LOADS AS REQUIRED BY LOCAL CODES.
ALL BI-PASS DOORS SHALL BE FRAMED ONE INCH SMALLER IN WIDTH THAN THE DOOR. EXAMPLE: A  4'-0" SLIDER SHALL HAVE A 47 INCH ROUGH OPENING. FURTHERMORE, BI-FOLD DOORS SHALL BE FRAMED 1" WIDER THAN DOOR AND 82" IN HEIGHT (VERSUS 83" IN
HEIGHT FOR BI-PASS DOORS).
ALL NON-BEARING INTERIOR FRAMING SHALL BE AT 16 INCHES ON CENTER (UNLESS OTHERWISE NOTED).
FRAMING TO INCLUDE ALL FURR DOWNS, PLANTSHELVES, AND CEILING JOISTS PER PLAN.
LADDER BLOCKING AT ALL INTERIOR WALL INTERSECTIONS WITH EXTERIOR WALL.
WHERE NOT NOTED OTHERWISE, CONNECT ALL WOOD TO CONCRETE, WOOD TO STEEL, AND WOOD TO WOOD (EXCEPT STUD TO PLATE) WITH METAL CONNECTORS (SIMPSON OR EQUAL) OR USE IRC 2006 TABLE R602.3.
SOLID 2" NOMINAL BLOCKING SHALL BE PROVIDED AT ENDS OR POINTS OF SUPPORT OF ALL WOOD JOISTS AND TRUSSES.
INSTALL JOIST, RAFTER, AND BEAM HANGERS AND POST CAPS PER MANUFACTURER'S SPECIFICATIONS.
ALL MULTIPLE PLATES AND LEDGERS SHALL BE NAILED TOGETHER WITH 16D NAILS AT 8 INCHES ON CENTER.
NO MORE THAN TWO SILL PLATES CONNECTED TO THE FOUNDATION WITH J BOLTS THROUGH BOTH MEMBERS ARE ALLOWED WITHOUT ENGINEERING.
MULTIPLE MEMBER LEDGERS ARE NOT ALLOWED  WITHOUT ENGINEERING THAT SHOWS THE FASTENING IS ADEQUATE.
BLOCK ALL HORIZONTAL EDGES OF PLYWOOD WALL SHEATHING WITH 2 INCH NOMINAL BLOCKING.
BLOCK EDGES OF PLYWOOD ON FLOORS AND ROOFS AS DIRECTED ON DRAWINGS.
ALL LEDGER BOLTS SHALL HAVE PLATE WASHERS WITH A MINIMUM DIAMETER EQUAL TO THREE TIMES THE BOLT DIAMETER UNLESS SHOWN OTHERWISE IN DETAILS.
MINIMUM NAILING SHALL BE AS PER TABLE 602.3 (1) OF THE 2012 IRC.
FASTENERS SUCH AS STAPLES CAN ONLY BE SUBSTITUTED FOR NAILS AT A RATE EQUAL TO LOAD  VALUES PROVIDED BY I.C.B.O. APPROVAL. HOWEVER, ALL FLOOR SHEATHING MUST BE FASTENED  WITH CONTINUOUS GLUE BEAD AND RING SHANK NAILS (NO
SUBSTITUTION).
PROVIDE HOLDOWNS AT SHEAR WALLS AS INDICATED ON THE FOUNDATION PLAN.
WOOD BEAMS CONSISTING OF TWO OR MORE PIECES SHALL HAVE THE PIECES SECURELY BOLTED OR  NAILED TOGETHER TO PREVENT SEPARATION AND TO INSURE MUTUAL LOAD SHARING. EACH INTERCONNECTED PIECE SHALL BE CONTINUOUS BETWEEN SUPPORTS, AND
SUPPORTS SHALL HAVE THE SAME WIDTH AS THE COMPOSITE BEAM.
SHELVES IN BEDROOM CLOSETS TO BE 12" IN DEPTH.
SHELVES IN PANTRYS & LINENS TO BE 16".
IN CLOSETS WITH DOUBLE SHELVES, UPPER SHELF TO BE AT 84" AND LOWER SHELF TO BE AT 42".
IN CLOSETS WITH SINGLE SHELF, SHELF SHALL BE SET AT 72" ABOVE FINISHED FLOOR.
STUD WALLS THAT ARE 10' IN HEIGHT OR MORE SHALL BE FRAMED WITH STUDS SPACED AT 16" O.C.
STUD WALLS  OVER 10' IN HEIGHT SHALL BE FIREBLOCKED PER SECTION 602.8 OF THE 2012 IRC.
MEMBER GRADES SHALL BE AS FOLLOWS:

SAWN LUMBER:          HEM FIR STUD GRADE (OR BETTER)
HEADERS:              SEE BEAM SCHEDULES ON FRAMING PLANS
FLOOR JOISTS:         BY TRUSJOIST
GLU-LAM BEAMS:        24F-V4 (DF/DF)
FLOOR SHEATHING:      3/4" OSB (T & G)
WALL SHEATHING:       7/16" OSB
ROOF SHEATHING:       19/32" OSB WITH H-CLIPS (U.N.O.)
ROOF TRUSSES:         PER MANUFACTURER SPECS.

CHIMNEY AND FIREPLACE
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR CHIMNEY AND FIREPLACE CONSTRUCTION:

REINFORCING SPECIFICATIONS: MASONRY-CONSTRUCTED CHIMNEYS EXTENDING MORE THAN 7' ABOVE THE LAST ANCHORAGE POINT, SUCH AS THE ROOFLINE, MUST HAVE NOT LESS THAN FOUR #4 STEEL REINFORCING BARS PLACED VERTICALLY FOR THE FULL HEIGHT OF
THE CHIMNEY WITH HORIZONTAL TIES NOT LESS THAN 1/4" DIAMETER SPACED AT NOT OVER 18"  INTERVALS.
IF THE WIDTH OF THE CHIMNEY EXCEEDS 40", TWO ADDITIONAL #4 VERTICAL BARS NEED TO BE PROVIDED FOR EACH ADDITIONAL FLUE OR FOR EACH ADDITIONAL 40" IN WIDTH OR FRACTION THEREOF.
ANCHORAGE SPECIFICATIONS: ALL MASONRY CHIMNEYS OVER 18'  HIGH SHALL BE ANCHORED AT EACH FLOOR AND/OR CEILING LINE MORE THAN 6' ABOVE GRADE, EXCEPT WHEN CONSTRUCTED COMPLETELY WITHIN THE EXTERIOR WALLS OF THE BUILDING.

STAIRWAYS & RAILING REQUIREMENTS
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR STAIRWAY CONSTRUCTION:

MAXIMUM INTERIOR STAIR RISE 8", MAXIMUM EXTERIOR STAIR RISE 7 3/4"
MINIMUM TREAD 9"
MINIMUM HEADROOM 6'–8"
MINIMUM WIDTH 36".
WINDING AND CURVED STAIRWAYS ARE TO HAVE A MINIMUM INSIDE TREAD WIDTH OF 6".
EVERY STAIRWAY LANDING SHALL HAVE A DIMENSION, MEASURED IN THE DIRECTION OF TRAVEL, AT LEAST EQUAL TO STAIRWAY WIDTH.
A DOOR MAY OPEN AT THE TOP STEP OF AN INTERIOR FLIGHT OF STAIRS, PROVIDED THE DOOR DOES NOT SWING OVER THE TOP STEP,

      AND PROVIDED THAT THE TOP STEP IS NO MORE THAN EIGHT INCHES LOWER THAN THE FLOOR LEVEL.
ENCLOSED USABLE SPACE UNDER STAIRWAY IS TO BE PROTECTED BY ONE-HOUR FIRE-RESISTANT CONSTRUCTION, SUCH AS 5/8" TYPE X GYPSUM BOARD.
HANDRAILS ARE REQUIRED AT ALL STAIRWAYS HAVING THREE OR MORE RISERS.
PROVIDE 1 1/4" - 2-5/8" HANDRAILS 34" - 38" IN HEIGHT THAT RUN CONTINUOUS AND HAVE RETURNING ENDS TO WALL, NEWEL POST, OR SAFETY TERMINAL.
HANDRAILS DEEPER THAN 2-5/8 INCHES SHALL HAVE FINGER GROOVES 3/4 INCH BY 1/4 INCH DEEP ROUTED THE ENTIRE LENGTH OF AT LEAST ONE SIDE OF HANDRAIL.
MINIMUM 36" HIGH GUARDRAILS ARE REQUIRED AT ALL LANDINGS OR DECKS OR FLOOR LEVELS THAT ARE MORE THAN THAN 30" APART IN DIMENSIONAL HEIGHT.
BALUSTERS FOR GUARDRAILS AND HANDRAILS SHALL BE SPACED SUCH THAT A 4 INCH ROUND SPHERE CANNOT PASS THROUGH.
GUARD RAILS SHALL NOT BE CONSTRUCTED IN A MANNER THAT RESULTS IN A LADDER EFFECT.
HANDRAILS ARE TO BE FROM 34" TO 38"  ABOVE TREAD NOSING, AND INTERMEDIATE RAILS ARE TO BE SUCH THAT NO OBJECT 4"  IN DIAMETER CAN PASS THROUGH.
GUARDRAIL NOT LESS THAN 36" IN HEIGHT WITH INTERMEDIATE RAILS OR DIVIDERS SUCH THAT NO OBJECT 4" IN DIAMETER CAN PASS THROUGH.

WEATHER PROTECTION
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR WHEATHERIZATION:

COMPOSITION SHINGLES ON ROOF SLOPES BETWEEN 4/12 AND 7/12 MUST HAVE AN UNDERLAYMENT OF NOT LESS THAN 15-LB FELT. FOR SLOPES FROM 2/12 TO LESS THAN 4/12, BUILDING
DEPARTMENT APPROVAL OF ROOFING MANUFACTURERS’ LOW-SLOPE INSTRUCTIONS IS REQUIRED.
USE UNDERLAYMENT OF NOT LESS THAN 15-LB FELT WITH AN INTERLACE OF NOT LESS THAN 30-LB FELT. FOR SLOPES LESS THAN 4/12, SPECIAL APPROVAL IS REQUIRED.
ATTIC ACCESS IS TO HAVE A MINIMUM OF 22" X 30" OF HEADROOM ABOVE.
INSTALL (1) LAYER OF GRADE 'D' (15 LB.) FELT UNDER ASPHALT ROOF SHINGLES.
INSTALL (1) LAYER OF GRADE 'D' (15 LB.) FELT UNDER ALUMINUM SIDING.
INSTALL (1) LAYER OF GRADE 'D' (15 LB.) FELT UNDER BRICK VENEER.
INSTALL (2) LAYERS OF GRADE 'D' (15 LB.) FELT UNDER SYNTHETIC STUCCO SYSTEM.
INSTALL (1) LAYER NO. 40 COATED ROOFING OR COATED GLASS BASE (ICE & WATER SHIELD) FROM THE ROOF EAVES TO A LINE 24" INSIDE THE EXTERIOR WALL LINE WITH ALL LAPS CEMENTED
TOGETHER.
INSTALL (1) LAYER NO. 40 COATED ROOFING OR COATED GLASS BASE (ICE & WATER SHIELD) AT ALL VALLEYS.
PROVIDE METAL FLASHING OR EQUAL AT FOUNDATIONS (OR WHERE BRICK MEETS STUCCO) WHERE WATER FROM WEATHER BARRIER COULD ENTER DWELLING.
PROVIDE METAL FLASHING OR 15 LB. FELT BETWEEN WOOD SHEATHING AND CONCRETE PORCHES, LANDINGS, STEPS, AND STAIRS.
PROVIDE FLASHING, COUNTER-FLASHING, AND APPROVED CAULKING AT ALL EXTERIOR WINDOWS.  WINDOWS MUST BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS.

THERMAL INSULATION AND HEATING
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR THERMAL INSULATION AND HEATING.

THERMAL DESIGNS USING THE R-FACTOR MUST MEET MINIMUM R-FACTORS AS FOLLOWS:
      CEILING OR ROOF: FLAT R-38, VAULTED R-30. INSULATION TYPE AND VALUES ARE DESCRIBED IN DETAIL IN CHAPTERS 8 AND
      WALLS: R-21, VAPOR BARRIER REQUIRED, WITH A MINIMUM ONE PERMEABILITY RATING.
      FLOORS OVER UNHEATED CRAWL SPACE OR BASEMENTS: R-25 INCLUDING REFLECTIVE FOIL.
      BASEMENT WALLS: R-21.
      SLAB-ON-GRADE: R-15 AROUND PERIMETER A MINIMUM OF 18" HORIZONTALLY OR VERTICALLY.

THERMAL GLAZING SPECIFICATIONS: HEATED PORTIONS OF BUILDINGS LOCATED IN THE 5000 OR LESS DEGREE-DAY ZONE DO NOT REQUIRE THERMAL GLAZING ON THAT PORTION OF THE GLAZING
THAT IS LESS THAN 20% OF THE TOTAL AREA OF EXTERIOR WALLS INCLUDING DOORS AND WINDOWS. HEATED PORTIONS OF BUILDINGS LOCATED IN ZONES OVER 5000-DEGREE DAYS MUST BE
PROVIDED WITH SPECIAL THERMAL GLAZING IN ALL EXTERIOR WALL AREAS.
DUCT INSULATION SPECIFICATIONS: SUPPLY AND RETURN AIR DUCTS USED FOR HEATING AND/OR COOLING LOCATED IN UNHEATED ATTICS, GARAGES, CRAWL SPACES, OR OTHER UNHEATED
SPACES OTHER THAN BETWEEN FLOORS OR INTERIOR WALLS NEED TO BE INSULATED WITH AN R-8 MINIMUM.
HEATING SPECIFICATIONS: EVERY DWELLING UNIT AND GUEST ROOM MUST BE PROVIDED WITH HEATING FACILITIES CAPABLE OF MAINTAINING A ROOM TEMPERATURE OF 70°F (21°C) AT A POINT 3'
ABOVE THE FLOOR.

FIRE & CARBON MONOXIDE WARNING SYSTEM
THE FOLLOWING ARE TYPICAL MINIMUM RECOMMENDED REQUIREMENTS FOR EMERGENCY WARNING SYSTEMS:

PERMANENTLY WIRED SMOKE DETECTORS ARE REQUIRED AND MUST BE  INSTALLED IN EACH SLEEPING ROOM AND AT A POINT CENTRALLY LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO
EACH SEPARATE SLEEPING AREA. WHEN THE DWELLING UNIT HAS MORE THAN ONE STORY AND IN DWELLINGS WITH BASEMENTS, A DETECTOR SHALL BE INSTALLED ON EACH STORY AND IN
BASEMENT. IN DWELLING UNITS WHERE THE CEILING HEIGHT OF A ROOM OPEN TO THE HALLWAY SERVING THE BEDROOMS EXCEEDS THAT OF THE HALLWAY BY 24" OR MORE, SMOKE DETECTORS
SHALL BE INSTALLED IN THE HALLWAY AND IN THE ADJACENT ROOM. DETECTORS SHALL SOUND AN ALARM AUDIBLE IN ALL SLEEPING AREAS OF THE DWELLING UNIT IN WHICH THEY ARE LOCATED.
DETECTORS MUST HAVE BATTERY BACKUP AND MUST EMIT A SIGNAL WHEN THE BATTERIES ARE LOW. DETECTORS MUST BE WIRED IN SERIES
EVERY DWELLING MUST BE PROVIDED WITH APPROVED DETECTORS OF PRODUCTS OF COMBUSTION MOUNTED ON THE CEILING OR A WALL WITHIN 12" OF THE CEILING AT A POINT CENTRALLY
LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO AND NOT OVER 12' FROM ROOMS USED FOR SLEEPING. WHERE SLEEPING ROOMS ARE ON AN UPPER LEVEL, THE DETECTOR MUST BE
PLACED AT THE HIGH AREA OF THE CEILING NEAR THE TOP OF THE STAIRWAY.
ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS, UNDER STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED SIDE WITH 1/2" GYP BOARD.
DOORS LEADING FROM GARAGE INTO LIVING AREA SHALL BE SOLID WOOD, SOLID OR HONEYCOMB CORE STEEL DOORS NOT LESS THAN 1-3/8" THICK OR HAVING A FIRE PROTECTION RATING OF
NOT LESS THAN 20 MINUTES WHEN TESTED.
CARBON MONOXIDE ALARMS SHALL BE INSTALLED ON EACH HABITABLE LEVEL OF A DWELLING UNIT EQUIPPED WITH FUEL BURNING APPLIANCES. CARBON MONOXIDE ALARMS SHALL HAVE 110
VOLT PERMANENT POWER WITH BATTERY BACKUP AND SHALL BE INTERCONNECTED WITH THE SMOKE DETECTORS.
FIREPLACE CHIMNEYS MUST EXTEND 24 INCHES MINIMUM ABOVE ANY ROOF WITHIN A TEN FEET RADIUS.

EXCAVATION, BACKFILL, AND GRADING
ALL EXCAVATIONS FOR FOOTINGS SHALL BE TO NATURAL, UNDISTURBED SOIL.
ALL FOOTINGS SHALL BE PLACED ON UNDISTURBED EARTH AND BELOW FROST LINE (30" MINIMUM). TOPS OF FOUNDATION SHALL BE A MINIMUM OF 8 INCHES ABOVE FINISHED  GRADE. DO NOT
BACKFILL UNTIL FLOOR ABOVE HAS BEEN INSTALLED.
FINISH GRADING SHALL BE DONE SO AS TO PROVIDE POSITIVE DRAINAGE AWAY FROM ALL  BUILDING FOUNDATIONS. GRADE SHALL SLOPE AWAY 6 INCHES MINIMUM FOR THE FIRST 0 FEET FROM
BUILDING.
IF SOIL IS TO BE PLACED OVER THE CURB, GUTTER, AND SIDEWALK TO ALLOW DRIVING  EQUIPMENT OVER THE CONCRETE WITHOUT BREAKING IT, THEN AT LEAST A 4" DIAMETER PIPE SHALL BE
PLACED IN THE GUTTER THROUGH THE DIRT TO ALLOW FOR DRAINAGE.

PLUMBING (ALL WORK TO COMPLY WITH THE 2012 IPC)
WATER HEATERS ARE TO BE STRAPPED AT THE UPPER ONE THIRD AND LOWER ONE THIRD WITH THE LOWER STRAP NOT CLOSER THAN 4" ABOVE CONTROLS.
TOILETS SHALL BE 1.6 GALLON FLUSH TYPE.  SHOWER HEADS SHALL BE 2.5 GPM TYPE.
PROVIDE PRESSURE REGULATOR AND SHUT-OFF VALVE.
INTERIOR WASTE AND VENT LINES SHALL BE A.B.S.
FREEZE-LESS, BACKFLOW PREVENTION HOSE BIBS WITH ACCESSIBLE SHUT OFF VALVES REQUIRED.
PLUMBING VENTS SHALL BE AT LEAST 2 FEET ABOVE OR 10 FEET AWAY FROM ALL OUTSIDE AIR INTAKE OPENINGS.
NO SLIP JOINT PLUMBING CONNECTIONS ALLOWED IN CONCEALED AREAS.
INDIVIDUALLY INSULATE ALL PLUMBING, WATER, AND DRAIN LINES IN AREAS SUBJECT TO FREEZING
INSTALL EXPANSION TANK FOR WATER HEATER. INSULATE HOT WATER LINES IN UNFINISHED AREAS WITH 1/2" FOAM.  HEAT/CHECK VALVES REQUIRED AT WATER HEATER INLET AND OUTLET.
PROVIDE ANTI-SCALD VALVES ON ALL SHOWER AND TUB/SHOWER INSTALLATIONS.

MECHANICAL
REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATION OF ALL MECHANICAL FIXTURES.
VENTS SHALL TERMINATE 4 FEET BELOW OR 4 FEET HORIZONTALLY AND AT LEAST 1 FOOT  ABOVE A DOOR, OPENABLE WINDOW, OR A GRAVITY AIR INLET INTO A BUILDING.
FLUE VENTS AND EXHAUST FAN VENTS SHALL BE AT LEAST 3 FEET ABOVE AN OUTSIDE  AIR INLET LOCATED WITHIN 10 FEET AND AT LEAST 4 FEET FROM A PROPERTY LINE.
NO CLOTH TYPE DUCT TAPE ALLOWED. METAL OR FOIL TAPE MUST BE USED.
ALL JOINTS, TRANSVERSE AND LONGITUDINAL SEAMS AND CONNECTIONS MUST BE PROPERLY  SEALED WITH TAPE OR MASTIC.
GAS LINES SHALL NOT PASS THROUGH OR PENETRATE ANY DUCT OR PLENUM.

ELECTRICAL
BATHROOM RECEPTACLE OUTLETS SHALL BE SUPPLIED BY DEDICATED 20 AMP BRANCH CIRCUIT WITH NO OTHER OUTLETS.
INCANDESCENT CLOSET LIGHTING SHALL BE 18" MINIMUM FROM COMBUSTIBLES MEASURED HORIZONTALLY.  6" HORIZONTAL IS PERMITTED FOR FLUSH FIXTURES AND FLUORESCENT FIXTURES.
GROUND FAULT CIRCUIT PROTECTION REQUIRED FOR ALL 110 VOLT, SINGLE PHASE 15 AND 20 AMPERE RECEPTACLES INSTALLED IN BATHROOMS,  GARAGES, AND OUTDOORS WHERE THERE IS
DIRECT GRADE-LEVEL ACCESS TO DWELLINGS AND POWER POLES.  GFCI ALSO REQUIRED FOR ALL COUNTERTOP LEVEL KITCHEN RECEPTACLES.
EXTERIOR OUTLETS MUST BE A MINIMUM OF 18" ABOVE FLOOR.
ALL INCANDESCENT LIGHTING FIXTURES RECESSED INTO INSULATED AREAS SHALL BE APPROVED FOR ZERO-CLEARANCE INSULATION COVER (I.C.) PER THE 2006 MANDATORY ENERGY
REQUIREMENTS. CONDUIT FOR METER BASE SERVICE ENTRANCE SHALL BE ANCHORED TO FOUNDATION WITH UNI-STRUT AND CONDUIT CLAMPS  (POWDER ACTUATED FASTENERS ARE NOT
ACCEPTABLE). OUTLETS SHALL BE SPACED ACCORDING TO PREVAILING CODES AS A MINIMUM REQUIREMENT.  ACTUAL OUTLET LOCATION MAY VARY FROM WHAT PLAN SHOWS. METALLIC WATER
SERVICE OR A CONCRETE ENCASED ELECTRODE AVAILABLE FOR USE AS A GROUNDING ELECTRODE FOR THE HOUSE, WHICH MEETS THE REQUIREMENTS OF THE 2012 IRC SHALL BE REQUIRED.
ALL BRANCH CIRCUITS SERVING BEDROOMS SHALL BE ARC-FAULT PROTECTED.
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F-16

60,000 PSI STEEL3,000 PSI CONCRETE FOUNDATION SCHEDULE

FOOTING SCHEDULE
1. REBAR TO BE PLACED IN THE CENTER OF THE WALL AND EXTEND FROM THE FOOTING TO WITHIN 3" OF THE TOP OF

THE WALL.
2. #4 FOOTING DOWELS SHALL EXTEND 24" INTO THE FOUNDATION AND MATCH VERTICAL STEEL.
3. ONE BAR SHALL BE LOCATED IN THE TOP 3" AND ONE BAR IN THE BOTTOM 3" OF THE FOUNDATION WALL.   (THE

REMAINING EQUALLY SPACED BETWEEN)
4. BARS SHALL BE PLACED WITHIN 2" OF THE OPENING AND EXTEND 24" BEYOND THE EDGE OF THE OPENING.
5. THIS TABLE ASSUMES A MINIMUM OF 1500 PSF BEARING CAPACITY, 38 PSF EQUIVALENT FLUID PRESSURE AND A

GLOBALLY STABLE SITE
6. ALL FOUNDATION STEPS SHALL BE 2'-0" MINIMUM.
7. USE 3" X 3" X 1/4" WASHERS, IF SLOTTED WASHER IS USED, ADD CUT WASHER.
8. J-BOLTS MAY BE REPLACED WITH #4 BARS @ 12" O.C. EXTENDING 24" OUT OF FND CAST INTO SUSPENDED SLAB
9. LARGER FOOTINGS SPECIFIED ON 5'-1" TO 7'-0" WALLS MAY BE REDUCED TO SIZE SPECIFIED ON THE FOOTING

SCHEDULE, AND VERTICAL REBAR SPACING OF 24" O.C. FOR  FOUNDATION WALLS MAY BE USED PROVIDED THE
FOLLOWING CONDITIONS EXIST.      A. 5'-1" TO 7'-0" WALL LENGTH NOT TO EXCEED 10'-0".      B. UNBALANCED
BACKFILL DOES NOT EXCEED 4'

10. MINIMUM STRENGTH REQUIRES 2,500 PSI CONCRETE; HOWEVER, AS PER IRC 402.2 3,000 PSI CONCRETE SHALL
BE USED
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ALL FOUNDATION WALLS 6" THICK
UNLESS OTHERWISE NOTED
FOUNDATION TYPE - SLAB ON GRADE &
BOTTOM OF ALL FOOTINGS MUST BE 12"
BELOW FINAL GRADE

NOTE: THIS ENGINEERING ASSUMES THAT
EITHER THE SETBACK REQUIREMENTS  LISTED
IN IRC SECTION R403.1.7  ARE MET, OR
THAT A 20' DEEP LEVEL YARD (5% GRADE OR
LESS) EXISTS ON ALL SIDES OF THE HOME. IF
THIS IS NOT TRUE THEN CONTACT ENGINEER
FOR FURTHER ANALYSIS AND DESIGN.

NOTE: THIS ENGINEERING ASSUMES THAT
THE SITE IS STABLE HAVING NO GLOBAL
STABILITY CONCERNS OR HAZARDS. IF THIS
IS NOT TRUE THEN CONTACT ENGINEER FOR
FURTHER ANALYSIS AND DESIGN.

1. FLOOR DRAIN (SLOPE
CONCRETE MIN 1/8" PER
FOOT IN BATHROOM

2. SLOPE CONCRETE 1/8" PER
      FOOT THIS DIRECTION

FOUNDATION PLAN
SCALE: 1/4"=1'-0"



1/2"Ø x 10" LONG J-BOLTS
@ 32" O.C. (U.N.O. ON SHEARWALL
SCHEDULE OR ON FOUNDATION  PLAN)

2" R10 INSULATION  UNDER SLAB
W/RADIANT BARRIER ENTIRE

3 1/2" THICK CONCRETE SLAB

UNDISTURBED SOIL UNDER FOOTING

SHEAR WALL  SHEATHING TO
EXTEND CONTINUOUS FROM

ROOF TO FOUNDATION. 2 x 6 @ 24" O.C. STUD WALL

95% COMPACTED
SOIL UNDER SLAB

BACKFILLED SOIL

2 x 6 TREATED BOTTOM PLATE

GRADE

2" R10 INSULATION  VERTICALLY
TO FOUNDATION WALL

CONTINUOUS TO BOTTOM OF FOOTING

1/2" GYPSUM

ALL INSULATION SEEMS TO BE TAPED
WITH APPROVED HOUSE WRAP TAPE.

1/2" FIBER CEMENT SIDING NAILED
THROUGH 2" EPS W/ 31/2" MIN. NAILS

CONCRETE PLASTERING APPLIED OVER METAL LATH

STEEL FOUNDATION STRAP
(SEE FOUNDATION PLAN FOR PLACEMENT& SIZE)

GALVANIZED OR STAINLESS STEEL FASTENERS
4
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"
1
0
"

1'-8"

4" CONC. SLAB

1
'-8

"

1/2"Ø x 10" LONG J-BOLTS
@ 32" O.C. (U.N.O. ON SHEARWALL
SCHEDULE OR ON FOUNDATION  PLAN)

SHEAR WALL  SHEATHING TO
EXTEND CONTINUOUS FROM

ROOF TO FOUNDATION.

UNDISTURBED SOIL UNDER FOOTING

GRADE

2 x 6 STUD WALL

BACKFILLED SOIL

6" THICK FOUNDATION WALL

2 x 6 TREATED BOTTOM PLATE

95% COMPACTED
SOIL UNDER SLAB

2" R10 INSULATION  UNDER SLAB
(24" MIN) & VERTICALLY TO FOOTINGS

STEEL FDTN STRAP

2" R10 INSULATION
VERTICALLY TO

FOUNDATION WALL

1/2" GYPSUM

1/2" GYPSUM

SHELF

GALVANIZED OR STAINLESS STEEL FASTENERS

3 1/2" THICK CONCRETE SLAB
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"
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"

UNDISTURBED SOIL UNDER FOOTING

SHEARWALL SHEATHING TO
EXTEND CONTINUOUS FROM

ROOF TO FOUNDATION.

2 x 6 STUD WALL

GRADE

BACKFILLED SOIL

2 x 6 TREATED BOTTOM PLATE

2" R10 INSULATION  UNDER SLAB
(24" MIN) & VERTICALLY TO FOOTINGS

95% COMPACTED
SOIL OR GRAVEL UNDER SLAB

STEEL FDTN STRAP AS PER PLAN

6" THICK FOUNDATION WALL

1/2"Ø x 10" LONG J-BOLTS
@ 32" O.C. (U.N.O. ON SHEARWALL
SCHEDULE OR ON FOUNDATION  PLAN)

2" R10 INSULATION  VERTICALLY
TO FOUNDATION WALL

1/2" GYPSUM
GALVANIZED OR STAINLESS STEEL FASTENERS

3 1/2" THICK CONCRETE SLAB
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"
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"
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ALL FOUNDATION WALLS 6" THICK
UNLESS OTHERWISE NOTED
FOUNDATION TYPE - SLAB ON GRADE &
BOTTOM OF ALL FOOTINGS MUST BE 12"
BELOW FINAL GRADE

NOTE: THIS ENGINEERING ASSUMES THAT
EITHER THE SETBACK REQUIREMENTS  LISTED
IN IRC SECTION R403.1.7  ARE MET, OR
THAT A 20' DEEP LEVEL YARD (5% GRADE OR
LESS) EXISTS ON ALL SIDES OF THE HOME. IF
THIS IS NOT TRUE THEN CONTACT ENGINEER
FOR FURTHER ANALYSIS AND DESIGN.

NOTE: THIS ENGINEERING ASSUMES THAT
THE SITE IS STABLE HAVING NO GLOBAL
STABILITY CONCERNS OR HAZARDS. IF THIS
IS NOT TRUE THEN CONTACT ENGINEER FOR
FURTHER ANALYSIS AND DESIGN.

DETAIL
SCALE: 1/4"=1'-0"

DETAIL
SCALE: 1/4"=1'-0"

DETAIL
SCALE: 1/4"=1'-0"
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DOUBLE WALL B-VENT FLUE
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1-1/2"CONTINUOUS
GRIPPABLE HANDRAIL

BALLOON FRAME THIS PORTION
 OF THE WALL TO  UNDERSIDE

OF SCISSOR TRUSS

BALLOON FRAME THIS PORTION
 OF THE WALL TO  UNDERSIDE
OF SCISSOR TRUSS
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MAIN FLOOR PLAN
SCALE: 1/4"=1'-0" 06

EXTERIOR WALLS FRAMED WITH 2 X 6
STUDS @ 24" O.C. UNLESS OTHERWISE
NOTED
INTERIOR WALLS FRAMED WITH 2 X 4
STUDS @ 16" O.C. UNLESS OTHERWISE
NOTED
DIMENSIONS ON FLOOR PLANS ARE TO
ROUGH FRAMING
ALL DOOR RETURNS ARE 4" UNLESS
OTHERWISE NOTED
ALL EXTERIOR WALLS SHALL BE SHEATHED
WITH 7/16" OSB NAILED WITH 8d NAILS
AT 6" O.C. EDGES AND 12" O.C. FIELD
UNLESS OTHERWISE NOTED IN SHEAR
WALL SCHEDULE.
EXTEND SHEATHING TO SILL PLATE &
BLOCK AT ALL JOINTS TO CREATE
DIAPHRAM..
7'-3" FRAMED WALL HEIGHT
ALL WINDOWS TOP @ 6'-8" A.F.F. UNLESS
OTHERWISE NOTED

BRACED WALL PANELS
ALL EXTERIOR WALLS AND VERTICAL SURFACES AT
STEPS IN ROOF SHALL BE SHEATHED WITH 7/16" APA
RATED 24/0 OR BETTER STRUCTURAL WOOD PANELS.
BLOCK ALL HORIZONTAL EDGES WITH 2" NOMINAL OR
WIDER STUDS.
2" OR WIDER FRAMING AT ADJOINING PANEL EDGES
AND
NAILS SHALL BE STAGGERED WHERE 10d NAILS ARE
SPACED 3" O.C. OR LESS.
SHEATHING SHALL EXTEND CONTINUOUS FROM FLOOR
TO TOP PLATE FRAMING ON UPPER EXTERIOR WALLS.
NAILS SHALL BE PLACED NOT LESS THAN 1/2" FROM
EDGE OF PANEL AND DRIVEN FLUSH BUT SHALL NOT
FRACTURE THE SURFACE OF THE SHEATHING.
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A. COUNTERTOP 36" HIGH
B. FRIDGE UNDER COUNTER

FRAMING DETAILS

 A
13  FORCE TRANSFER SHEAR WALL

 P
13  TOP PLATE NAILING

 FRAMING AND SHEATHING NOTES
--SEE PAGE 7
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2 x 6  @ 24" O.C. 7'-3" HIGH
FROM FIRST LEVEL FLOOR

BALLOON FRAME THIS PORTION
 OF THE WALL TO  UNDERSIDE

OF SCISSOR TRUSS

BALLOON FRAME THIS PORTION
 OF THE WALL TO  UNDERSIDE
OF SCISSOR TRUSS
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11' - 9" TALL WALL
SINGLE TOP PLATE

W/ STUDS DIRECTLY LINED
 UP UNDER TRUSSES
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SECOND FLOOR LEVEL PLAN
SCALE: 1/4"=1'-0" 07

INTERIOR WALLS FRAMED WITH 2 X 4
STUDS @ 16" O.C. UNLESS OTHERWISE
NOTED
EXTERIOR WALLS FRAMED WITH 2 X 6 @
24"  O.C. UNLESS OTHERWISE NOTED
BALLOON FRAMING ON EAST AND WEST
WALLS OF LOFT (SECOND FLOOR)
DIMENSIONS ON FLOOR PLANS ARE TO
ROUGH FRAMING
ALL DOOR RETURNS ARE 4" UNLESS
OTHERWISE NOTED
CEILING HEIGHT - 7'-3" A.F.F.
ALL WINDOWS TOP @ 6'-8" A.F.F.
UNLESS OTHERWISE NOTED

3'-0" HIGH RAILING
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A. DORMER WINDOWS
(3 EACH ABOVE SECOND
FLOOR)

FRAMING DETAILS

 P
13  TOP PLATE NAILING



FRONT ELEVATION
SCALE: 1/8"=1'-0"

08
LEFT ELEVATION

SCALE: 1/8"=1'-0"
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4" TRIM AROUND ALL
DOORS AND WINDOWS
UNLESS OTHERWISE
NOTED
SMART BOARD SIDING -
BOARD AND BATTEN
PATTERN
ATTIC VENTILATION TO
MEET MINIMUM CODE
REQUIREMENTS
ROOF VENT ALONG TOP
OF DORMER
AWNING OVER
WINDOWS ON WEST
SIDE

FINISH GRADE AT REAR

BOTTOM OF FOOTING & EXCAVATION

TOP OF FINISHED FLOOR

TOP OF WINDOWS & DOORS

TOP OF FINISHED FLOOR

TOP PLATE AT MAIN LEVEL

FINISH GRADE AT REAR

BOTTOM OF FOOTING & EXCAVATION

TOP OF FINISHED FLOOR

TOP OF WINDOWS

TOP PLATE AT MAIN LEVEL

TOP OF SECOND FLOOR FRAMING

TOP PLATE SECOND FLOOR LEVEL

TOP PLATE @ DORMER
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REAR ELEVATION
SCALE: 1/8" = 1'-0"
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RIGHT ELEVATION

SCALE: 1/8" = 1'-0"
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4" TRIM AROUND ALL DOORS
AND WINDOWS UNLESS
OTHERWISE NOTED
SMART BOARD SIDING -
BOARD AND BATTEN PATTERN
ATTIC VENTILATION TO MEET
MINIMUM CODE
REQUIREMENTS
ROOF VENT ALONG TOP OF
DORMER
AWNING OVER WINDOWS ON
WEST SIDE

FINISH GRADE AT REAR

TOP OF FOOTING

TOP OF FINISHED FLOOR

TOP OF FOUNDATION WALL

BOTTOM OF FOOTING & EXCAVATION

TOP OF FINISHED FLOOR

FINISH GRADE AT REAR
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HAND FRAMED ROOF 5'-0" X 2'-0"
W/ 6:12 PITCH

RIDGE VENTRIDGE VENT

12" X 12" GABLE VENT
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BOTTOM OF FOOTING & EXCAVATION
(30" FROST PROTECTION)

TOP OF FOOTING
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2 x 10  BEAM X3

2 X 6 LEDGER

FB
-2

FB-3

FB-4

FB
-5

START LAYOUT FOR 2 X 6 FLOOR JOIST
@ 16" O.C. FOR STAIR LANDING

START LAYOUT FOR
2 X 10 FLOOR JOIST

@ 24" O.C.

2 X 6 LEDGER

FB-1

(3) 2X4'S

SW-1 SW-1

S
W

-1
S
W

-3

FLOOR FRAMING PLAN
SCALE: 1/4"=1'-0"

FRAMING & SHEATHING NOTES:
ALL 2 X 4 STUDS TO BE MAX 16" O.C., 2 X 6 STUDS @ 24" MAX

O.C.

FLOOR SHEATHING SHALL BE 3/4" T&G APA RATED 40/20 OSB

SHEATHING NAILED WITH 8d NAILS 6" O.C. AT ALL PANEL EDGES,

SUPPORTED EDGES AND ALL BLOCKING. USE 8d NAILS 12" O.C. IN

FIELD. NAILS SHALL BE MIN 1/2" FROM EDGE OF PANEL.

LAY SHEATHING LONG DIMENSION PERPENDICULAR WITH JOISTS

AND GLUE WITH GLUE CONFORMING TO APA SPECS.

FLOOR JOISTS SHALL BE BLOCKED AT ALL BEARING POINTS

BLOCK ALL HORIZONTAL EDGES OF WALL SHEATHING WITH 2 X 4

BLOCKING.

EXTEND SHEATHING OVER RIM JOIST AND NAIL TO WALL PLATES

ABOVE AND BELOW OR BREAK UPPER & LOWER SHEATHING AT MID

HEIGHT OF RIM BOARD.

EXTEND SHEATHING DOWN TO SILL PLATE  AND NAIL PER SHEAR

WALL SCHEDULE.

TYPICAL ROOF SHEATHING TO BE 7/16" RATED OSB SHEATHING

NAILED WITH 8d NAILS 6" O.C. AT PANEL EDGES, SUPPORTED EDGES

AND ALL BLOCKING WITH 8d NAILS, 12" O.C. ALONG INTERMEDIATE

FRAMING MEMBERS.

UNLESS OTHERWISE NOTED USE (2) 2 X 6 WITH PLY FILLER FOR

BEARING HEADER.

FOR ROOF SNOW LOADS OVER 40 PSF, USE 5/8" OSB SHEATHING

EXCEPT WHERE OTHERWIESE NOTED, CONNECT ALL WOOD TO

CONCRETE, WOOD TO STEEL AND WOOD TO WOOD (EXCEPT STUD

TO PLATE) WITH SIMPSON METAL CONNECTORS.

SOLID 2" NOMINAL BLOCKING SHALL BE PROVIDED AT ENDS OR

POINTS OF SUPPORT OF ALL WOOD JOISTS AND TRUSSES.

INSTALL JOIST, RAFTER AND BEAM HANGERS & POST CAPS PER

MANUFACTURER SPECIFICATIONS.

MINIMUM NAILING SHALL BE AS PER SHEAR WALL SCHEDULE.

STAPLES CAN BE SUBSTITUTED FOR NAILS AT HALF SPACING.

PROVIDE SOLID BEARING THROUGH FLOOR SYSTEMS AND POST

DOWN TO CONCRETE FOOTING.

CONTRACTOR AND ALL SUB-CONTRACTORS SHALL FOLLOW ALL

STANDARD BUILDING CODES, PRACTICES AND REQUIREMENTS

LISTED IN THE 2012 IRC.

USE BALLOON FRAMING METHOD TO CONNECT FLOOR SYSTEMS IN

VAULTED CEILING APPLICATIONS.

USE DOUBLE FLOOR JOISTS UNDER EACH END OF SHEAR WALLS

OVER CANTILEVERED FLOOR SECTIONS.

INSTALL JOIST AND RAFTER HANGERS AS PER MANUFACTURERS

SPECIFICATIONS.

UNLESS OTHERWISE NOTED, CONNECT ALL HEADER TO STUD/ POST,

POST TO FLOOR, BEAM TO BEAM, RAFTER TO WALL OR TRUSS, ETC.

WITH APPROPRIATE METAL CONNECTOR.
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FLOOR BEAM SCHEDULE
FB-1  (2) 2 X 6 X 51"
FB-2  (2) 2 X 6 X 33"
FB-3  (2) 1 3/4" X 9 1/4" LVL
FB-4  (2) 2 X 10 X  51 1/4"
FB-5  (2) 2 X 10 X  107"

HANGERS
(1) 4 X 10
(1) 4 X 10 LUCZ
(9) 2 X 10
(3) 2 X 12 ANGLED FOR

STRINGERS
(2) 2 X 6

10

FRAMING DETAILS

 J
13  LOW ROOF SHEAR WALL

M
13  HEADER DETAIL

 FRAMING AND SHEATHING NOTES
--SEE PAGE 7
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R
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1619 LB HANGER

ROOF PLAN
SCALE: 3/16"=1'-0"

ROOF SHEATHING SHALL BE 19/32" APA RATED

W/ SPAN RATING OF 40/20 NAILED WITH 10d

NAILS AT 6" O.C. AT ALL PANEL ENDS,

SUPPORTED EDGES, TOP OF SHEAR WALLS

AND ALL BLOCKING; 8d NAILS AT 12" O.C.

ALONG INTERMEDIATE FRAMING MEMBERS.

PROVIDE 1/8" GAP BETWEEN ALL PANELS.

BLOCK JOISTS SOLID AT ALL BEARING POINTS.

USE SIMPSON H1 TIES EACH END OF TRUSS

RAFTER TO BEARING WALLS.

INSTALL RAFTER HANGERS EACH END OF

RAFTER AS PER MANUFACTURER

SPECIFICATIONS.

INSTALL SOLID BLOCKING BETWEEN TRUSSES

ALONG BEARING WALLS.

TRUSSES SHALL BE DESIGNED FOR 15 PSF

DEAD LOAD AND APPLICABLE LIVE LOAD

DEPENDING UPON LOCATION.

POINT LOADS VALUES SPECIFIED ON ROOF

FRAMING PLAN INDICATE LOADS TO BE

SUPPORTED BY TRUSSES. ROOF TRUSSES

SHALL BE DESIGNED ACCORDINGLY.

CHECK DIMENSIONS WITH ARCHITECTURAL

DRAWINGS.  TRUSS MANUFACTURER IS

RESPONSIBLE TO PROVIDE WEB AND CHORD

MEMBERS TO SATISFY LOAD REQUIREMENTS.

TRUSS MANUFACTURER SHALL SUBMIT

CALCULATIONS AND SHOP DRAWINGS FOR

APPROVAL BY ENGINEER.

PROVIDE ADEQUATE VENTILATION FOR ATTIC

USING GROSS SQUARE FOOTAGE OF ROOF

AREA.  1/150 SQUARE FEET IF ABOVE MIDLINE

OF ROOF HEIGHT, 1/300 IF BELOW MIDLINE OF

ROOF HEIGHT.
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ROOF BEAM SCHEDULE
RB-1 (2) 2 X 6 X 51"
RB-2 (2) 2 X 6 X 27"
RB-3 (2) 2 X 6 X 33"
RB-4 (2) 2 X 6 X 63"
RB-5 (2) 1 34" X 7 14" LVL
TRUSS SCHEDULE
A   (6) COMMON TRUSSES
B   (2)  GIRDERS
C   (3) COMMON DORMER

  TRUSSES
D   (3) COMMON JACKS
E   (1) DORMER GIRDER
HANGERS
(2) 4 X 6
(14) H1
(4) H2

11

22" X 30" ATTIC ACCESS
(COVERED W/ 4 LAYERS OF

2" EPS FOAM INSULATION = R40 &
INSTALL GASKET ON LIP TO SEAL)

ATTIC ACCESS LOCATION

FRAMING DETAILS

 H
13  TRUSS BLOCK DETAIL

 K
13  TRUSS DEPTH BLOCKING

 N
13  GABLE BRACE DETAIL

 FRAMING AND SHEATHING NOTES
--SEE PAGE 7
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12

7/16" OSB SHEATHING W/ ICE DAM
PROTECTION IN EAVES & VALLEYS
EXTENDING IN 24" FROM EXTERIOR WALL
& OVERLAPING FELT
W/ ASPHALT SHINGLES ATOP

2X6 FASCIA W/ DRIP EDGE, RAIN GUTTER
& ALUMINUM FASCIA

SIDING TRIM

TRIPLE PANE VINYL WINDOW
22 U-FACTOR
0.28 SHGC

7/16" OSB W/ 2" (R10) EPS INSULATION &
APPROVED HOUSE WRAP TAPE
(OFFSET SEAMS OF INSULATION & OSB)

COMPACTED BACK FILL

UNDISTURBED SOIL UNDER FOOTING

MANUFACTURED TRUSSES @ 24" O.C.

R48 BLOWN IN INSULATION W/
INSULATION BAFFLES AT EVERY OTHER TRUSS

2X4 TRUSS BRACING
SINGLE 2X6 TOP PLATE

STUDS DIRECTLY IN LINE W/ TRUSSES ABOVE

NOTED ON
ROOF PLAN

WINDOW SILL
1/2" GYPSUM

R22 BLOWN IN FIBERGLASS INSULATION (R4 PER INCH)

2X6 BASE PLATE

2" EPS R 10 INSULATION IN WINDOW HEADERS

2X6 STUDS @ 24" O.C.

3/4" OSB TONGUE & GROOVE SUBFLOOR

2X6 TREATED BASE PLATE

J BOLT SPACING PER ENGINEER
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 TYPICAL WALL SECTION
SCALE: 1/4"=1'-0"

#4 BAR TOP & BOTTOM

3 1/2" CONCRETE SLAB

TRIPLE PANE VINYL WINDOW
22 U-FACTOR
0.28 SHGC

  STAIR DETAIL
SCALE: 1/4"=1'-0"

1" ENGINEERED STAIR
TREAD MATERIAL

1
2" OSB RISER MATERIAL

2 X 6 LEDGER

WRAP INSIDE OF WINDOW
JAMBS W/  12" GYPSUM

SIDING OVER EPS ATTACHED W/ 3 1/2" NAILS

1
'-0

" R
A
IS

ED
 H

EA
L

EN
ER

G
Y 

TR
U
S
S

INSULATED HEADER

DOWNSPOUT TO (2) 55 GALLON
DRUMS FOR IRRIGATION

11/2" GRIPPABLE HANDRAIL

2" R10 INSULATION  UNDER SLAB
(24" MIN) & VERTICALLY TO FOOTINGS

95% COMPACTED
SOIL UNDER SLAB

B
12
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 TYPICAL WALL SECTION
SCALE: 1/4"=1'-0"



LOFT

KITCHEN STORAGE
ROOM

DORMER

 LONGITUDINAL CROSS SECTION
SCALE: 1/4" = 1'-0" 14

 TRANSVERSE CROSS SECTION
SCALE: 1/4" = 1'-0"
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ELECTRICAL PLANS
SCALE: 1/4"=1'-0" 15

1

DIMS

P.C.

C.O.

S.D.

CO DETECTOR
ELECTRICAL PANEL
EXHAUST FAN

FAN LIGHT

SWITCHED LIGHT

CAN LIGHT

4 PLEX OUTLET

110 VOLT OUTLET

220 VOLT OUTLET

FLOOR OUTLET

SWITCHED OUTLET

PHONE JACK

SMOKE DETECTOR

SWITCH W/ POLE #

DIMMER SWITCH

THERMOSTAT

S

LOCATION OF ALL ELECTRICAL & HVAC COMPONENTS
ARE NOT EXACT UNLESS OTHERWISE NOTED.
LOCATION OF ALL ELECTRICAL & HVAC COMPONENTS
TO BE INSTALLED PER CODE
OUTLETS TO BE PLACED WITH ELECTRICIAN AT
ROUGH ELECTRICAL WALK-THROUGH STAGE
ALL OUTLETS IN WET LOCATIONS TO BE PROTECTED
BY GFCI (BATH, KITCHEN, EXTERIOR)
SEE GENERAL NOTES PAGE FOR ELECTRICAL AND
HVAC CODE REQUIREMENTS
ALL EXITS TO HAVE GFCI OUTLET WITHIN 36" OF
DOOR

PULL CHAIN LIGHT
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BASEBOARD HEATER

EXTERIOR LIGHTS INSTALLED IN EAVES
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