Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Mayara Lima, Principal Planner

(801) 535-7118 or mayara.lima@slcgov.com

Date: May 13, 2020

Re: PLNPCM2020-00107 — Stowell ADU

Conditional Use

PROPERTY ADDRESS: 613 S Emery

PARCEL ID: 15-02-383-003

MASTER PLAN: Westside Master Plan

ZONING DISTRICT: R-1/5000 Single-Family Residential

REQUEST: Andrea Palmer, representing the property owner, is requesting approval from the
City to allow a detached Accessory Dwelling Unit (ADU) at 613 S Emery Street. The applicant is
proposing a one-bedroom structure with a building footprint of approximately 432 square feet.
The structure will be approximately 11 feet 8 inches in height and located in the rear of the lot.

RECOMMENDATION: Based on the information in the staff report, Planning Staff recommends
that the Planning Commission approve the proposal with the following conditions:

1. Applicant shall comply with all other department/division requirements.
2. Applicant shall comply with the registration process outlined in section 21A.40.200.F of the
Salt Lake City zoning ordinance.

ATTACHMENTS:

Vicinity and Zoning Map

Site Photographs

Application Materials

ADU Zoning Standards
Analysis of Standards

Public Process and Comments

Department Review Comments

Q@EESORP

PROJECT DESCRIPTION: The proposed project is for the construction of a detached ADU to the
rear of the house on the property located at approximately 613 S Emery Street. The ADU will be
located behind the existing house on the property and will not be readily visible from the street. The
structure will be adjacent to the alley that runs behind the property and close to the northeast corner
of the lot.

SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406 WWW.SLCGOV.COM
PO BOX 145480 SALT LAKE CITY, UT 84114-5480 TEL 801-5357757 FAX 801-535-6174
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Figure 1 — Proposed site plan

The proposed ADU will have a building footprint of approximately 432 square feet and contain one
bedroom, one bathroom and a combined kitchen and living room. The structure will be one-story
high with a flat roof. The facades will be cladded with vertical and horizontal wood siding and two
facades of the structure oriented to the interior of the lot will have openings. The main entrance to the
ADU will face the south property line.
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Figure 2 — Proposed elevations

The existing single-family home on the property is required to have 2 off-street parking stalls,
whereas the ADU is required one stall. The applicant is proposing on-street parking. Per the zoning
standards, parking for the ADU may be waived when on-street parking is available directly in front of
the subject property.

KEY CONSIDERATIONS:

Consideration 1: Current use of the primary home on the property

Comments received from the neighbors show concern with the current use of the primary home on the
property. The dwelling on the property is permitted as a single-family dwelling only. Therefore,
occupants of the property shall comply with the definition of family found in the Zoning Ordinance,



section 21A.62:

FAMILY: A. One or more persons related by blood, marriage, adoption, or legal
guardianship, including foster children, living together as a single housekeeping unit in a
dwelling unit; or

B. A group of not more than three (3) persons not related by blood, marriage, adoption, or
legal guardianship living together as a single housekeeping unit in a dwelling unit; or

C. Two (2) unrelated persons and their children living together as a single housekeeping
unit in a dwelling unit.

The term "family" shall not be construed to mean a club, group home, residential support
dwelling, a lodge or a fraternity/sorority house.

The public comments received indicate that the property is currently being occupied by 4 or 5
unrelated individuals, which is a violation of the above definition. However, there are no records of
zoning enforcement on the property related to the matter and staff found no evidence of the violation
when visiting the site. While staff cannot state that there are no violations occurring on the property,
the claim is unsubstantiated at this point and should not serve as a base of decision for this request.

Furthermore, an ADU is only permitted when an owner occupant lives on the property within either
the principal or accessory dwelling unit. The recordation of this condition will be done through a
Deed Restriction after the conditional use is granted. Any use of the property that violates the zoning
regulations, including the deed restriction, should be reported to city’s Civil Enforcement division for
investigation. If a violation is found, that division will take action to have the issue resolved or to
initiate fines. Any conditional use granted to the property may be suspended or revoked if:

1. A change in the conditional use approval made without authorization or an amendment; or

2. Noncompliance with the conditions prescribed upon approval of the conditional use or with
representations by the applicant as to the nature of the conditional use to be conducted; or

3. Operation of the conditional use in a manner that creates a nuisance for neighboring
persons or property.

Consideration 2: Parking

The existing single-family dwelling meets the minimum required off-street parking, which is two
stalls. However, overutilization of on-street parking has been raised as an issue in the public
comments received. The neighbors claim that the tenants of the property do not use their required
off-street parking (garage and driveway) and instead park multiple cars on the street. They claim that
the current situation creates congestion and competition for on-street parking and that the proposed
ADU will intensify the problem as the applicant has proposed that the ADU utilize on-street parking.

When reviewing the proposal, the existing and proposed parking satisfy zoning requirements. While
required off-street parking is intended to lessen traffic congestion, there is no zoning or traffic
regulations on this area to limit on-street parking or enforce that the off-street stalls be used instead
of on-street parking. Because parking on the street is public, it is an option and decision of any driver,
property owner or not. In terms of the proposed ADU, the conditional use standards are specific to
the new use. The new use complies with the provisions of the zoning ordinance, including parking as
discussed in Attachment D.

DISCUSSION:

The key considerations discussed above and presented by the general public are beyond the scope of
this land use decision. Attachment D and_Attachment E shows that the proposed development, as
presented, complies with the standards of review.




NEXT STEPS:

If the request is approved, the applicant will be required to obtain a building permit and certificate of
occupancy for the new building. Plans may be submitted for building permit at any point, but the
certificate of occupancy will only be issued once all the conditions of approval are met.

If the request is denied, the applicant would not be able to construct an ADU on the property.



ATTACHMENT A: Vicinity and Zoning Map

Vicinity Zoning Map
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ATTACHMENT B: Site Photographs

- Froﬁt of the éxsting home on the property. The proposed ADU would be located on on the left
of the photo, but it would not be readlily visible from Emery St.
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Figure 6 — Back of the property. The proposed ADU would be located on the right of the photo.



ATTACHMENT C: Ap_plication Materials




ADU Project Description - 613 S Emery St

Features

The MODAL 01 is a one-bedroom, one-bathroom, 432-square foot footprint Accessory Dwelling
Unit (ADU) built in compliance with current residential building codes (IBC/IRC 2018).

e 9 tall ceilings
Built-in furniture
o Day bed
o Custom wardrobe
o Bed frame with integrated storage
o Fully equipped kitchen
o Dishwasher
Refrigerator and freezer
Garbage disposal
4-burner electric stove
e Full-size bathroom
o Washer & dryer
e Composite glass front door
o 8 tall by 9" wide
e Bedroom window
o 3'tall by 6" wide
2-head independently-zoned, ductless mini-split heating, and cooling units
Efficient LED lighting
Plug and play utility hookups

c O ©

Specifications

e Weight: 19,000 Ibs
e Dimensions (L/W/H): 32/13-6"/11
e Foundation: Continuous, full perimeter thickened slab foundation

Materials

Exterior
e Building facade: tongue and groove western red cedar cladding, painted black and
sealed.
2x6 wood frame construction
Double plated top and bottom framing



TPO roofing system with an internal drain
R53 roofing/flooring insulation

R24 wall insulation

Double pane composite windows and doors

Interior

13 ply Baltic Birch cabinetry and wall finishes
Quartz countertops

Tiled shower surround

3Form custom kitchen backsplash

Euro glass shower divider

Forbo Marmoleum flooring

Specifications

This Conditional Use application proposes one Accessory Dwelling Unit (ADU) to be
placed at 613 S Emery St, currently a single-family home located in the R-1/5,000 zone.

The property is 6,534 SQ.FT. or .15 acres that has an existing single-family dwelling with
a footprint of 880 SQ.FT. and does not exceed more than 50% of the ADU size (432
SQ.FT.).

Existing lot coverage is 17% and with the ADU, 23%. This will not exceed the 40%
maximum building coverage allowed in the R-1/5,000 zone.

Existing rear yard coverage is 13% and with the ADU, 19%. This will not exceed the 50%
rear yard coverage allowed for ADU’s.

The maximum height of the single-family dwelling is 17°-3" and will not exceed the height
of the ADU, 11'.

Setbacks are as follows: rear yard: (4'), front yard: (87'-8"), side yards: (4’ North,
33'-2 2" South).

The proposed ADU would be placed 37°-7' behind the primary dwelling and the closest
primary dwelling on an adjacent property is 36™-4 12" .

The entrance for the proposed ADU is oriented towards the south property line and over
the 10’ requirement for an ADU facing a property line.

The south elevation will have a 9" wide by 8 high glass sliding door and a 6’ wide by 3'
high window to the bedroom. The west elevation will have a 7" wide by 2’ high clerestory



window to provide for additional light while providing privacy for the primary dwelling.
The north and east elevations have no windows.

On-site parking can be waived for the ADU occupant due to legal street parking space in
front of the property.

The proposed ADU will be 338'-2 %" away from the nearest fire hydrant and 150’
distance from the nearest fire department access road, measured from the furthest point
of the unit.

Sewer, power, and water service to the ADU will be connected to the existing primary
dwelling’s utility lines. A televised sewer lateral inspection was performed on the existing
sewer line on September 27th, 2019. The city inspector found that the lateral looked
good except for a few roots that need to be maintained and a crack in the wye. He
recommended having a liner installed but not necessary at this time and replace the
connection to the city main. Our plan is to replace the connection to the city main prior to
placing the ADU.

To install the unit, we will crane drop the unit in the rear yard.

The proposed use of the ADU is a rental property. The property owner intends to comply
with all applicable laws and ordinances.
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- SURVEYOR'S CERTIFICATE o
1, SATTAR N. TABRIZ A PROFESSIONAL LAND SURVEYOR HOLDING LICENSE NUMBER 155100, IN
ACCORDANCE WITH THE LAWS OF THE STATE OF UTAH HEREBY CERTIFY THAT | HAVE MADE A
SURVEY OF THE HEREON DESCRIBED TRACT OF LAND AND THIS PLAT IS A TRUE AND ACCURATE
REPRESENTATION OF SAID SURVEY.

SATTAR N. TABRIZ, PLS.
UTAH LICENSE NO.: 155100

° SURVEYOR’'S NARRATIVE °
THIS SURVEY WAS CONDUCTED AT THE REQUEST OF THE CLIENT TO
RETRACE THE BOUNDARIES AND ESTABLISH A TOPOGRAPHIC VIEW
OF THE PROPERTY AS SHOWN HEREON.

- GENERAL NOTES

NO TITLE COMMITMENT WAS SUPPLIED TO THE SURVEYOR AT THE
TIME OF THE SURVEY.

2. THIS MAP IS NOT PROOF OF OWNERSHIP.
3. THIS MAP MAKES NO ASSUMPTIONS AS TO ANY UNWRITTEN RIGHTS

THAT MAY EXIST BY AND BETWEEN THE ADJOINING LAND OWNERS.
4. COURSES AND DISTANCES SHOWN ON THIS MAP ARE MEASURED

DIMENSIONS TAKEN FROM ACTUAL FIELD MEASUREMENTS, UNLESS
CONTAINED WITHIN PARENTHESIS INDICATING A RECORD COURSE
OR DISTANCE. RECORD INFORMATION IS TAKEN FROM MAPS,
PLATS, DEEDS OF RECORD, OR OTHER SOURCES OF RECORD
INFORMATION,

UTILITIES SHOWN HEREON REPRESENT FOUND ABOVE GROUND
FEATURES. NO ADDITIONAL UTILITY INFORMATION WAS PROVIDED
AT THE TIME OF SURVEY

LEGAL DESCRIPTION -

PER ENTRY NO. 13174301
THE NORTH 5 FEET OF LOT 11, ALL OF LOT 12, AND THE SOUTH 22
FEET OF LOT 13, BLOCK 22, OF JORDAN PLACE ACCORDING TO THE

OFFICIAL PLAT THEREOF, AS RECORDED IN THE OFFICE OF THE
COUNTY RECORDER OF SALT LAKE COUNTY, STATE OF UTAH.
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MODAL 01 ADU - STOWELL

613 S EMERY ST., SALT LAKE CITY, UT 84104

PROJECT TEAM

PROJECT OWNER MODULAR BUILDING MANUFACTURER
LiveModal

Attn: Andrea Palmer

PROJECT ARCHITECT
RANGE Architecture + Design

Esther & Richard Stowell Attn: lan Kaplan

rastowell@nsn.com
613 S Emery Street
Salt Lake City, UT 84104

andrea@livemodal.com
150 S State Street
Salt Lake City, UT 84102

ikaplan@rangearchitecture.com
1068 E 2100 S
Salt Lake City, UT 84106

STRUCTURAL ENGINEER
EPIC Engineering

Attn: John Riley
jriley@epiceng.net

3341 4000 W, Suite D
West Valley City, UT 84120

GENERAL CONTRACTOR
CLASSIC EXCAVATION, LLC
RUSSELL D. JOLLEY
russdjolley@hotmail.com
4297 SCENIC ACRES DRIVE
RIVERTON, UT 84096

GENERAL NOTES - SITE PLAN

1 UTILITY LOCATIONS ARE SHOWN SCHEMATICALLY. CONTRACTOR TO VERIFY
ALLUTILITY LOCATIONS PRIOR TO THE EXECUTION OF ANY WORK|

2 00" 1SA REFERENGE. ABSOLUTE ELEVATION S DERIVED FROM CVIL

3 EN'SHOWN IN SITE PLAN, ALL DIVEENSIONS ARE TO FAGE OF FINISH TO
PROPERTY LINES, IMAGINARY LINES, SETBACKS, £TC.

4, DO NOT SUALE DRANINGS, WRITTEN BIVENSIONS GOVERN:

5. SEEBUILDING PLANS FOR ALL OTHER NOTES AND DIMENSIONS NO SHOWN
HERE.

6. NOPART OF RETAINING WALLS AND FOOTINGS SHALL ENCROACH INTO
ADJACENT PROPERTIES OR EASEMENTS

7 THE PROPERTY OWNER SHALL MAINTAIN ALL DRAINAGE FACILITIES LOCATED

WITHIN THE PARCEL AND BE RESPONSIBLE TO PREVENT DAMAGE TO
DOWNSTREAM PROPERTIES.

LEGEND - SITE PLAN

COPYING, IMTATION, COMMERCIALLY EXPLOITED, OR USE FOR ANY DTHER PURPOSE OTHER THAN FOR THIS SPECIFIC PROJECT IS PROHBITED. PROHIBITED USE OF THE DESIGN OR THESE DRAWINGS IS SUBJECT TO THE FULL EXTENT OF LEGAL ACTION

THE DESIGN AND IDEAS SHOWN AND HEREIN DESCRIBED, THE TECHNICAL DRAWINGS, GRAPHIC REPRESENTATION, AND MODELS THEREOF HAVE BEEN PREPARED AS AN INSTRUMENT OF SERVICE FOR TH'S SOLE PROJECT AND SHALL REMAIN THE SOLE PROPERTY OF RANGE ARCHTECTURE AND DESIGN AND THEIR CONSULTANTS. WITHOUT THE SOLE AND

EXPRESSED WRITTEN PERMISSION OF RANGE ARCHITECTURE AND DESIGN. REPRODUCTION, DUPLICATION,
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ADDRESS: 613 S EMERY ST. IT IS THE RESPONSIBILITY OF EACH AND EVERY CONTRACTOR, SUB-CONTRACTOR, AND/OR [
SALT LAKE CITY, UT 84104 TRADE TO VERIFY ALL ASPECTS OF THESE DRAWINGS AND TO MAKE ANY AND ALL m o
PARCEL RECORD #: 1502330030000 CORRECTIONS, ALTERATIONS, AND/OR CHANGES NECESSARY TO COMPLY WITH ALL CODE P o —— =
: REQUIREMENTS, LOCAL REGULATIONS, AND PROPER DESIGN CRITERIA, UPON NOTIFICATION OF “;j“&%:gﬁ;‘i:i{‘g;g%g =
AUTHORITY W/ JURISDICTION:  Salt Lake City THE GENERAL CONTRACTOR AND DESIGNER AND TO ASSURE THE FUNCTION AND/OR F ANY AND AL WO IS
OPERATION OF THE SAME, TO A REASONABLE STANDARD, AS REQUIRED BY LAW. w
SITE AREA: 15 ACRES (6,510 SF) oD =
asS
DESCRIPTION: MODULAR DETACHED ACCESSORY DWELLING UNIT TO E:mFVGHsO"Ijgg —
BE ADDED TO EXISTING SINGLE FAMILY RESIDENCE <
PROPERTY APPLICABLE CODES: =2
w
ZONING: R-1-5000 ALL CONSTRUCTION SHALL COMPLY WITH THE FOLLOWING CODES: EXSTING SIGLE FAVILY HOUSE s N
RUCTION O -
! % S FOOTPRINT 17
CONSTRUCTION TYPE: VB (WOOD FRAME) 2018 INTERNATIONAL RESIDENTIAL CODE (IRC) N
2018 INTERNATIONAL PLUMBING CODE Eéﬁg‘{‘: e
2018 INTERNATIONAL MECHANICAL CODE FAMILY HOUSE < E
2018 INTERNATIONAL FUEL GAS CODE D ()
ZONING INFORMATION 2015 INTERNATIONAL ENERGY CONSERVATION CODE ov
m
R-1-5000 - 21A.24.070 s s qumawrence 10 =3
REQUIRED COMPLIANCE . N PR SATE TO REVISIONS
SURFACE COVERAGE: 0% MAX YES DEFERRED SUBMITTALS: frrr el ee—
6,510 SF SRR e
S"“C“g:sC;VE’EQE s88 57 DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS SHALL BE SUBMITTED TO RANGE ARCHITECTURE SO S e
New: 9 425 SF AND DESIGN, WHO SHALL REVIEW AND FORWARD THEM TO THE BUILDING OFFICIAL WITH A 3
Total: 1,313 SF (20%) NOTATION INDICIATION THAT THE DEFERRED SUBMITTAL DOCUMENTS HAVE BEEN REVIEWED AND
HAVE BEEN FOUND TO BE IN GENERAL CONFORMANCE TO THE DESIGN OF THE PROJECT. THE
ACCESSORY DWELLING UNITS - 21A.40.200 DEFERRED SUBMITTAL ITEMS SHALL NOT BE INSTALLED UNTIL THE DESIGN AND SUBMITTED e am oo amm
REQUIRED COMPLIANGE DOCUMENTS HAVE BEEN APPROVED BY THE BUILDING OFFICIAL —
PARKING: K YES
*Not required if 1/4 mile from mass transit THE FOLLOWING ARE DEFERRED SUBMITTAL ITEMS: 201
“On street parking may comply 1 NA "
SIZE: 50% of existing dwelling area YES
Existing: 888 SF N/A
Proposed: 425 SF (40% of existing) LANDSCAPE STRIP TO REMAN, PATCH
50 YES ‘”“[L‘?S‘f T ST oARDS FOR
SURACE COVERAGE 50% MAX 'OF REAR YARD YES Fi NEN UTLTY WORKF EGD
Rear Yard Size: 3,7 109 10T S —— TITLE SHEET, SITE
Structure coverage: 11% AR e PLAN
SETBACKS (DETACHED ADU): EMERY STREET e e e
From S.F.R. 10 YES
Side: 4 YES
*10' Required if unit faces side property
\lne includes access stairway G 0 0 1
Rear. YES i
STRUCTURE HEIGHT: 17' OR HEIGHT OF EXISTING SFR YES ?'t‘eo. flan @
=10 N
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ABBREVIATIONS

LEGEND - PROJECT SYMBOLS

GENERAL RESIDENTIAL NOTES

ELECTRICAL NOTES

MECHANICAL AND ENERGY NOTES

AB Anchor Bolt
ABC Aggregate Base Gourse
A Ar Conditloning
Acoust Acoustical
AD. Access Door, Area Drain
d ‘Addendum, Addition
A Adustable
Above Finish Floor
AL or Alum Auminum
Al Aterate
& And
< Anglo
Anod. Anod:
Arch, Architectural
Assy. sser
BD. Boa
Btwn. Botween
OF ot f Pty
Bidg
Blkg. By
Bl
BN Boundary Nail
B.0. Bottom of
Bot. Bottom
Brg Beari
Bs. Both Sides
BU it
Clorh
BC Galfornia Building Code
Cor. eramic
CB. Gatch Basin
cip astin-pi
G Gontrol Jont
oL entor
Clg Goiin
G Gloar(an
cmy Goncrete Masonry Unit
Glos set
6o Glean-out
Gol. Colum
Comp. Composite
Gone:
Const. Gonstruction
Cont Gont
Goord Coordinate
Corri
c Centor
d Py oot )
DP. Damp Pror
DBA. oan Bvonze Rnodized
DF.
Dbl Dol
Dia Diameter
iag Diagonal
Diaph. Diaphragm
Dimension
DL Dead Load
DN own
DR Door
DS Downspout
ol Detai
Dug Drawing
Duis. Dowels
E ast
EA.
EB. Evpansion Bl
J Expansion Joint
Elec, Electric(al)
Elev. Elevation
Edgo Nail
Encl Enclosure
£Q Equa
Equip. Equipment
w. Each Way
Ext Extorior
Exist. Existing
FACP Fire Access Control Panel
FB Flat Bar
FD. Floor Drain
Fan oundation
FEC Firo Extinguisher Cabinet
FF. Finish Floor, Factory Finish
FFE Fihed Foo Eevaion
FG Finis
anuued Faargiass
c. re Hose Gabinet
FH(W)S il oo S
in. Finish
i Floor
Fluor. Fluorescent
FMG Floor Materia Change
FN. Fiold Nail
FO. Faca o iy fom)
FOB. Face of Brick
FOC Face of Concrele
FOF. Face of Finish
FOM Face of Masonry
FOP. ce of Panel
FOS. Face of Stud
F. Foot, Fel
Fig. Footing
FS Finish Surface, Floor Sink.
GA
Gal.
Gl Galvanized Iron
GL. Glass
GLB. Glulam beam
Gws Gypsum Wal Board
HE. Hoso bibh
HC. Hollow Core
HOMB. Honeycam Core
HD. oo
Har
Halwr. Havdwave
Hyr
Horiz Hunzenta\
HR
H Holow et
HSS. g Srieural Secton
HT.
HVAG Heatno, ertion a5
Ar Condito
HW Hot Water
1D. Inside Diameter
N inch
incl, Included
Insul. Insultion
int Interior

F
OFCl
H.
Opng.
Opp.
PL
Perim.
P.Lam

Plas.
Plast
1

UNO,
UL
URM

Vent

Janitor
joist

Joint

Kitchen

Keyed Joint

Knock Out

Laminated
Lavatory

Lag
Live Load
Long Leg Horzortal

ong Log Varical
Lnng\ uda
Lo Welght Concrets
Masonry
Medium Density Fiberboard

Medum Dersiy Fierbord Oudoor
Masomry

Nechanal
Membrane
Metal
Manufacturer
inimum
Miscellaneous.

North
Not Applicable

On Genter
Ouiside Diameter

Overflow, Outside F:

Quner Fumished Contractor Instaled
Opposite Hand

Opening

Opposite

e

Perpe
Pt Camipate

Polyvinyl Chioride
Refieced Ceiing Plan

Retones)
Reinforcing
A

Requirements
Resiient

Reain(ing)

Rough Opening

South

Scale, Screw, Solid Core
Schedule

Sauaro Pt

S

Smgls Hung

Shace- ounted Fire Extnguiser
Spoctc

Sthinloss Scel
Staggered
Starcard
Stiffer

S\mage Storront
Stuctur

Symmetical

Tread, Tempered

TenantImprovement

Tooled

TooRaiea"

Top of (specy )
p of Curb

Unless Noted Otherwise
Undoruiors Laboratry
Unreinforced Mast

Ventiator, Ventiation
Vertical
Vapor Retarder
Vent Through Roof
Vent Through Wall
Vinyl
Vi Covering
Vinyl Chal
Vinyl Compostton Tie
West
Window
With
Wire Glass
Water Hoater

out
Wateroo!

Weakenod Plane Jant
Waler Resistant
Weight
Welded Wire Fabric
Welded Wire Mesh
Wood

Keynote

@ Window/Storefront Tag
m Door Tag
WallFioor/Ceiling/Roof Type

Wall Floor, Base, Ceiling Finish Tag. This symbol when
attached to a wal shal indicate this finish for entire length
of wall from one intersection to the next and not be.
terminated by windows or doors U.N.O.

Datum Tag

Indates o o FloorLeve
Being Referent

Revision Tag
/A Deta Symool & Revision Number

Enlarged Drawing/Detail Reference
Detail Number

sht. No.

e voteanea
C_J

Building Section Reference

Dug. No.
Sht. No.

?

Wall Section Reference

sht. No.

Aé\ Dwg.No
NG,

Elevation Tag

1 Ret
. G DugNo
2 z

! @ ! Shit. No.

Vet
Firish Tag
@ Gortesponding Wall Fiishes
XX Base Fiish
Fioor Fiish

Grid Line Reference - Wood Structure

Dimension - Denoling Face of Structure/Framing UN.O.

Dimension - Denoing Centerline

Dimension - Denoting Face of Finish/Clear

Shaft or Opening

Itis the responsibilty of the contractor to become fully aware of any and all condtions.

relaed o the sile and xistg condions tht may sifect the cosof scheng constucton
activiies, prior to submiting a bid

Cantacto shall o esponcible for vering lldmensions and condilons a the ob st

including soil conditions, and other conditions related to the existing uiities and services

prior to commencing work.

Do detais- heck details for location of all

Ytom not dmensined an lans. Dimensons o pans 7o fac o raming. sxterior sce

of foundation, o centerlne of ot urloss Acied i

inches from face of

oo walor coneres someon wle

‘The drawings indicate general and typical detais of construction. Where conditons are not

specifically indicated but are of simiar character to details shown, similar deais of

constucon sall e used, sbjec 0 review and approval by the arhitect and stuctral
nginer

Buidng s systems and companents not specicalydetaled shllbe Instaled, s pr
rchitect of any

Tesuling conicts pir 16 commencing work.

In case of any conflict

heren o6 Moo o Sondords of netaiaton o e matarat. spodned o ot sl of

xcead herequiramattsof the laws or rdinances,the laws ofarinances sl govern,
shllbo

naataten o oo ork Any d\&crepancy oo o rtosurs cravinge and e

to the architect
o ounere Shanton i oriing. oy cmendons. 538 o 4ol ot Showts el e
requested by the contractor to the architect

This project contains. be subject 1o federal tandards and
the adherance Ifthe
glazing subcontractor not the
standards, the attention of the architect befor

proceeding.
i gazing i hazardous ecalons, dofiad by G 084 shal b sfaly glazig, nclucing
but ot imite safety glazing identiied i the construction doc

i ot barers v ot Proiecton as reqruied to proect nstalled inhes and
facities

‘There shal be no exposed pipe, conduts, ducts, vents, ete. All such lines shall be

concea\ed or furred and finished, unless noted as exposed construction on drawings. Offsat

s where required, 50 that finished wall surface will be flush.

Comvacior shalo gor e siricure untl
al fans.

Garry al fooings o 5o, undsturbed onine eath Removal all ulable materal under

footings and siab and replace with concrete or compacted fil as directed by engineer and

architect,

Allwo ot shown

standards of the IRC.

Alwood

o the minimum

exposed to reated
cedar orrecwood i

used. Fasteners for ‘wood shall be hot

steel, siicon bronze, or ct

Nl Gypsum walloosrd o astus, op and bottom plates and bloking wih codlr ais @
7 o.. maximum spacing unless shown otherwise. Use 5d for 1/2° wallboard, 6 for 5/8"

wallbgard.

Provide galvanic insulation between dissimilar met

The contacorsto erf th locaton of l s nd servics o the e pror o

Nomaloral from e wark aro mbe stock piled on public right-of-ways. All rubbish and

Relscont posertes sheo and waks ers o b proeced o damage ot f mes.
reuired by uidi

ocoupaior
The coniractr shllake al nocessan recauios o arure e saoyof o occupants
and workers st al mes durng the courseofthe

plan by any workmen. Al
constructn ses hall reﬂecl (he Same ifommation, The conractor shal lso manain n
good carlon, ane complte set of lns i al evislons, addenda and chargo oders on
T promass st al et Salplane a6 0 b e 1he Cae o he b superd

Tne contctrardr o sub-cotracors Shalappy o, o, and ay for i
permits and fees except for the building

Consirueon hous, per utsdicton,ar o F i serve for al phases of he prcject
ing s required for fire proection.

Bemove aloe ostaton, organie materil and wood formwor o unde-foo rade bfore
thebuldig is cccuied foranyre

(oot vertcal &

honzonta) andto forh an ffcive 16 barir batwoon soros,and bowaon a op story and
Space, incuingthe olowing: vericaly al ceiing an oot levls, horzontally t

vl ot siceeding 10 ocl,a al nlrcomnesions between concesled vrtcal &

1 pgecticalwatis o bosubconactrdesgned  pemita The el desin sha I+ pmecarical okl o b subconactrdesigned §parite Tho il desig sa
pasesen o gl davings coraned n i ot a1 sl compy i o ‘echanical drawings and specifcations contained in this set.
Nm..aw it allwork S o win o aoplcaie gy
gula thor or pecifcally shown in 2 ust achere to ll
ose drawings. oo adtnaieies provied o ochanical g f provied
2 3 ‘o the Engineor andlor
R3ora et e o i on et Gamnge 4 povies Aronitootor roviow W o commenang wonk
8. lsnalo horosponibyofcach Conatr o heckwity o Arctiectydramngs | 4. lshalbo o 1o check with the Architectural drawings
before nstalation of thei work between the
and alhr supplementay cawings shall b brougnt o tne Architects aienion n and the consulling engmeev(s] or oiher supplementary crawings shall be brought o the
wiing Arcnects ateion mwi
4 Each Con\vaamvsna\lomaw\msmevancmarypevmu(s)asreqw 5 ch Gontacor shallobait Pister anclary permits) as required
5 Wiing methods Gode and installation per NECA standards. § Voo o 1 s o coamanct wihine 5078 1. and crent s
G Eltical Sowics capaciy and s shal o compured by ethed aaied m o 3018 Amendments.
R 7. Combustona or o ekt splances o boa i e of 15, nh or
7. Panels or cabinets enclosing fuses, oircuit braakers, wiches o other olectrioal 3000 BTUHour input. One opening must be n ofthe room. 1 cear
sonicocaupmantshallbo nan uisusicious, aosss,ard protetd oatn and aroundsamentat sides and ear f e Eomlancs Mo 307 50 oarnca n
shall comply wilh the 2018 IFC. Electrical Panels must maintan a 30° by 36" working ot of opire
space in front of me pzne\ with a minimum clearance of 6" to the underside of me 8. Gas d gas appliances shall havc a shut-off valve within 6 feet of the appliance.
colingorposed S oo coateas g tepacon ot pewihed o e et
5 Eedrca et ase shall b ocatd nan aea ha s profctod o oside Ceapmg roar sanvoome, o e o rioss e spplness v drattvon
oather. Gonlracior o coordinato final location with Architost applances,
9. Aidovicos obe spociioation arade 10, Fuekired water heaters shall notbe installed n a room used as a storage closet. Non
0. Lghing hures vt watr hatrs ocatod 1  besoom of baoam sl b il n &
Electricalcontractor shallnstallpermanent ighing fixtures as ndicated on ‘hat combustion a
plans 1 Jiances h thath s of non
B Alfixturos shall have a U.L. labol isting. I not U.L. lsted, fixture shall not bo is not less than 18" above the floor n garages. Rooms or spaces that are nol part of
instal i g e of  clng i an ot win et e
. Heightoflight swiches from finish floor o t0p of swich to be 48" typial openings shall be considerad f be partof
unless noted otherwise on crawings. Swich focatons shall be approved by 12 Smieyoutplans, dosn ealulatons. o ot spcicatons o counyfor any
Ounerand Avhiect rir o cammencementfwig.Bose sl be rackant heal systoms usad (IRC: o snow mot g or msh s prmited n
instaliefor approval of oc e Dol et way it o cepmals permit ity engine
o A recessed downlghtes 1o be hermalrate, an a astin place o bo 13, nulato boatng unk and ranh spply st frikichertiig o .
g nbaso b atics, unheated garages. e
E Hitect for power req 14 Vet dnerio e auiee. Hasimumfenghn o e et i o 0 g s s
o st ot 15 Provids makup i o aundy o
F.. . Alccosad dounlis o b cuded 1 base b wih i ngs 2 speied IO snematc o e
on the fixture schedule or by Architectnerior Desi ystom,
G. All lights in closets shall comply with the c\eavance dlmenmons of the 2018 lh gas pnpe \englhs of the piping runs, capsz:w\y m ach apphance in BTU's/ Ha
RC. Gtk et of GasHour, e and and lcaton of 2o regullo, and ventng o1 sach
Flush mount al swilches. requiaor (IRC R106.1.1)
" Heceolac\e Outlts: 16 Al ot o arounawindous anddors,cprings bowoen wls and ! o
Except where olhenwise shown on cravings, the mouniing fom the loor to foundatios, openings at penetrations, and il of )
centr ofoult s b 12" Tlpnone cutels sl e 12-. AL cesks and work e grskm o watr sttt o
suriaces, he outlt shal e 6" above s 17, Extoir doors are o b6 1-34 nsulated core wih fll weather sirip and hreshald. Al
s I utets witin bathrooms, i ks, ingarages, and all outside slezng n oxtrrdors s obensiaingcoulegazeduris wi saity glass
oults shallbo G G o uts ypcal Al s ngarage 06024 1. Alextrrgazng i o b nulaing douolclazed
e floor mi 15, Soo Reanock o all modation A & Uy
G Giioss e ohaisoondraings, locate and sl ane G .. weathr
2t bach
exterior door
L PLUMBING NOTES
B Ao creute et sumy 120vot, siophase, 15 3 20 arers s
ineruper (AF C1) sl o provide pretecton o1 the braneh it 1 Avtankiype wate cioset tohave s faw ats o ot mare than 1.6 gallors por fush,
F. A5 and 20 Amp fecaptacies wihin the cweling ot snal bs tamper 2. Allplumbing w o subconiractor designed and permitted. The final design shall
otk s 50 B30 o4 e mechaical cranings an Sheclatone comared m i s 420 sha
2 Vens comply wih all applcable codes incluing but ot mited o the codes referenced on
A" Bl sonacor sl responiofor prividing ad wig s fan Goo1
otors, as required. All connections shal with the 2018 IRC. 3 plumbing adnere d
[ AHvenmanon fon el il by e\eclvm\ comraﬂor ‘Al vents shall performance specifications. Addiional notes are contained in it
IR for eauremens provided
15, Smoko A shal b locod bach Siepig oo ag utsid of oach separate 4. Itis the responsiblt of each Corlractor o chack with the Architoctural raings
sleeping area. All smoke alarms shall be \mevconnec!ed and wired to the primary their work. Pe between the
prev ‘source and have battery backup. and other. 1o the Archi in
16 Can habitable level of a wellng unit i
M i b 5. Fiovo preseu el valofor ot waler k. rln o 1 uisid of e bl wi
15 Conector sl coranate wihmechanialcatacorfor llpower reuemens drain end nol more than twofeet no lss than 6" above the ground, poining down.
chal marcai 6 ot waror nks eving vl pipe commocions andover fou oot sha b0
T6. Al draings e ocalons o gamatkaly Locatons sl b eraprte sirapped down o prevent overlu i an earthaus
Gods, Contractor o coordinate gl focation with Architec 7. Pronil an approved nack low prevenion cevice at al
17, Eocticalconvator shalconanat ha work wih he ok ofcerraes,and have & Convactor e it s W e Gsrion s v o iy ang
i erk sl s s nol o oy h orkf othr s Avchitec revi
6. Thedecticalconacior shzl\bevesponsm\e'mmspeclmn a aproval ot i, 8. Esehorizonal ha leanout t s o
neaton ol tes, an cprmor.and o 1l seeabiancs o e corpl s actor ge I tormial
electrical msta\laﬂons by the undelwr'\evs and by local electrical inspectors. Elec\nca\ n All 5"‘°W9me ads 1o have a flow rate of not "‘0'9 ""3“ 2 °5 93”9”5 PE' minute.
Contacior snall poior l st a requr 12 Alplumbing verts rough h ot o be i

rop and cove cellings,
staf stingers at e top and bﬁlmm of the run,and at cperings around vents, vy ana

or e me.

W sovenng s sandie 1o aceres wodor sl ot oo msaled il adosuate
‘weather protection for the installation s provided. Exterior sheathing shall be dry before

applying exterior cover.

Ineriorcoverngs o walfnshes sallbe insaled n accodarcs wit IRC chapler 7 and

tales RT02.1(1), 702:1(2),R02,1() and 70235, nrior masonry venaer shal comply

with the requirements of R703.7.1 for support and section Y anchorags, sxcept

anair spaco s notrequred.nterr ﬂmshes srd matoria i conorm v e

spread and smoke density requi

Uriess spocitd othervise, all l:nvevmgs o be Sastened in accordance wih abe 7033

orwih ter zinc-coated or other

Inetetetion o apliances shll conform o th condion of hfr g and abel and
erating and installation

intructonsshallrmainatache o e appiance

aopesv nlegtle lettring, the manufacturers name or e e sl e, seril
ine seal or mark of the tesing agency. The hourly rate in biuh(w), type of fuel

o lecticat g anct o amaon a2 e IRC M1503 1 ond G344 sl oo

equired on the label

Where conflcts occur between the IRC and the conditions of isting or the manufacturer's

installation instructions occur, the provisions of the code shall appiy.

Fuekfred applances shallbe designe for use wil he ype o uel o which they will be

vensaled the

buldng mecharica vt shl ot e o “The fuel input rate shall not be
o Ganaasas boyond 1 it g or e o o which e apptinc
ko

ucture shall
Where floors, walls, ceilings or any other portion of the building or structure are required to
be altered or replaced in the process of instaling or repairing any system, the building or
the IRC.

Hestproducig squipmentand spiancesshal b nstaledto mlnan th requred
ing and

reiaione Fatucton ol emaneas e o esordanca it T

Istcions and IRG able M1306.2or MC secton 308. Clearances o mmmsumes s
h considerations as door swing, shulters, coverings and drapes.

s oot S o k. cosers, pery o ot Guands ol ot oo a6 o rove

adequate clearances.

por clean up of al electrical equipment at
completion of elecical portion of work.

Code v, Check

Grounding Electrode System (GES)

Rod min,
8ftin

Bond all
available
electrodes
together.

to the service #4 ,eh,, 20t
neutral

(UFER) Concrete-Encased Grounding Electrode Detail

Code , Check| =

Vacuum Breakers

Sprinkler
head

Showers sl Tnened 1 & aghtof o s a2 above th flo. Mol shll
be nonabsorbent.

7o Gk

6 in. min.

Vacuum Breaker Detail
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GRAPHIC REPRESENTATION, AND MODELS THEREOF HAVE BEEN PREPARED AS AN INSTRUMENT OF SERVICE FOR THIS SOLE PROJECT AND SHALL REMAIN THE SOLE PROPERTY OF RANGE ARCHITECTURE AND DESIGN AND THEIR CONSULTANTS. WITHOUT THE SOLE AND
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THE DESIGN AND IDEAS SHOWN AND HEREIN DESCRIBED, THE TECHNICAL DRAWINGS,

1/2" GYP. BD., PAINTED. ATTACHMENT
PER CODE.

3-1/2" SOUND ATTENUATION BLANKETS
@ ALLBATHROOM LOCATIONS

*1/2° CEMENTITIOUS TILE BACKER BD,
AT ALL WET AREA LOCATIONS IN
BATHROOM, KITCHEN & UTILITY ROOMS
CONT. ROLL ON WATER PROOFING
MEMBRANE

WALL TILE OVER THINSET MORTAR
WHERE OCCURS, SEE FINISH PLANS

1/2" BIRCH PLYWOOD WHERE OCCURS,

SEE FINISH PLANS. 4X8' SHEETS,
GLUED TO WD. STUD'S PER CODE

2X4 WD. STUDS @

1/2" GYP. BD., PAINTED. ATTACHMENT
PER CODE.

[NTERIOR
INTERIO!
INTERIOR

o
i

LEGEND - WALL TYPES

1/2° GYP. BD., PAINTED. ATTACHMENT
PER CODE

3-1/2° SOUND ATTENUATION BLANKETS
@ ALL BATHROOM LOCATIONS'

1/2° CEMENTITIOUS TILE BACKER BD.
AT ALL WET AREA LOGATIONS IN
BATHROOM, KITCHEN & UTILITY ROOMS
CONT. ROLL ON WATER PROOFING
MEMBRANE

WALL TILE OVER THINSET MORTAR
WHERE OCCURS, SEE FINISH PLANS.

1/2* BIRCH PLYWOOD WHERE OCCURS,
SEE FINISH PLANS. 4X8' SHEETS,
GLUED TO WD. STUD'S PER CODE.

2X6 WD. STUDS @ 16" O.C.

1/2° GYP. BD., PAINTED. ATTACHMENT
PER CODE

EXTERIOR VERTICAL WOOD SIDING, SEE
EXTERIOR ELEVATIONS FOR FINISH
SCHEDULE.

[ R-21 HIGH PERFORMACNE FACED

|~ FIBERGLASS BATT INSULATION
BETWEEN STUDS

2X6 WD, STUDS @ 16" O.C.

CONT. BUILDING WRAP

SHEATHING PER STRUCTURAL
/ 'CONT. VAPOR BARRIER

‘EermOR

1/2' GYP. BD.
o

3-1/2" SOUND ATTENUATION BLANKETS
@ ALL BATHROOM LOCATIONS
1/2" GEMENTITIOUS TILE BACKER BD.

CONT. ROLL ON WATER PROOFING

S MeweRANE
= WALL TILE OVER THINSET MORTAR
£ wheRe ocoURs, SeE FivsH PLANS

EXTERIOR

INTERIOR

)

EXTERIOR VERTICAL WOOD SIDING, SEE
EXTERIOR ELEVATIONS FOR FINISH
'SCHEDULE.

| CONT. BUILDING WRAP

5/8" DENSGLASS FIREGUARD'
SHEATHING, SEE U305 FOR
INSTALLATION

R-21 HIGH PERFORMANCE FACED
FIBERGLASS BATT INSULATION
BETWEEN STUDS

2X6 WD. STUDS @ 16" O.C.

VAPOR BARRIER

5/8" TOUGHROCK FIREGUARD X',
PAINTED. SEE U305 FOR INSTALLATION,

1-HOUR FIRE RATED CONSTRUCTION
PER UL DESIGN # U305

MODAL 01 ADU - STOWELL
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CONT. VAPOR BARRIER, INSTALLED PRIOR TO
MODULAR UNIT PLACEMENT.

‘SLAB ON GRADE PER STRUCTURAL
EXTERIOR REINFORCEMENT PER STRUCTURAL

4" COMPACTED AGGREGATE

COMPACTED FILL, 95% COMPACTION

LEGEND - FLOOR & ROOF TYPES

EXTERIOR

EXTERIOR

FULLY ADHERED 60-MIL REINFORCED TPO
MEMBRANE ROOF, WHITE

ROOF SHEATHING PER STRUCTURAL
ROOF JOISTS PER STRUCTURAL.

3" R19.5 CLOSED CELL MEDIUM DENSITY
SPRAY FOAM INSULATION. CONFIRM WITH
MNFR MIN. & MAX THICKNESS FOR

»> PERFORMANCE OF CLASS Il VAPOR

RETARDER
6-1/4" R-10 FIBERGLASS BATT INSULATION

CONT. VAPOR BARRIER

SOFFIT FINISH PER REFLECTED CEILING
PLAN

INTERIOR

FLOOR FINISH PER FINISH SCHEDULE
PLYWOOD SHEATHING PER STRUCTURAL

R-30 FULL CAVITY FACED FIBERGLASS BATT
INSULATION

FLOOR JOISTS PER STRUCTURAL

EXTERIOR

T con wwonsmen
e P s

SIONS
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ASSEMBLIES
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THE DESIGN AND IDEAS SHOWN AND HEREIN DESCRIBED, THE TECHNICAL DRAWINGS,

GENERAL NOTES - FLOOR PLAN
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CONTROL, S5 U SR e T LT : AL A g ASSEMBLIES. UN.O.
e —— oSS brovet N 2 DONOTSGALE DRAWINGS. WRITTEN DIMENSIONS GOVERN.
S onis Sehebe A Lee GAsTeT AT 5 ALLGLEARDINENSIONS ARE NOT TO BE ADIUSTED WITHOUT APPROVAL OF
couren o THE ARCHITEC
BACKS soweRtEsmD AT WK PROVIDE 4. SEE SHE PLAN FOR OVERALL SITE DIMENSIONS AND NOTES NOT SHOWN,
SCHEDUE R * UNDERCL. 5. ALL GRID LINES INDICATE GENTER OF STRUCTURAL WALL OR FAGE OF
BOX STRUCTURAL MATERI
B 5 WNDOWTVPES AND {GGATIONS SHALL BE AS PER BUILDING PLANS, NOT
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LOCATION TYPE MANUFACTURER MODEL #/ COLOR
BATHROOM TOWEL RACK 8D 8D
BATHROOM TOILET PAPER HOLDER 8D 78D
BATHROOM MIRROR TED 8D

ACCESSORY SCHEDUL

E

LOCATION | TvPE MANUFACTURER MODEL #/ COLOR
KITCHEN | SINK - FAUCET & CONTROLS 8D TeD
KITCHEN | SINK TED TED
BATHROOM | SINK LUXART TED
BATHROOM | SINK - FAUCET & CONTROLS TED TED
BATHROOM | SHOWER HEAD AND CONTROLS i) TED
BATHROOM _| WATER CLOSET 76D TED

PLUMBING FIXTURE SCHEDULE

| WATERAL e )
FLoon

i ROt Foreo [ WARMOLEUN GONGRETE
" e T8 o

Fs TiE - AGGET T8 T8

B EXTERIOR DEGKIG D D

ohsE

5 vooveorie | o 7o

v | eawmreven | T 7o

was

Wi P80 PANTED T T

we e o o

ws TiE - AogENT D D

m SFoRM RESN SroRM | CUSTON LVENODAL GRAPH
ws 7 BRGH PLYWOOD o GLEAR COAT

GENERAL NOTES - RCP

ALL DIMENSIONS TO FACE OF STRUCTURAL MATERIAL, U.N.O.
ALL GRIDLINES INDICATE GENTER OF STRUCTURAL WALL OR FAGE OF
STRUCTUS

WHITTEN DIMENSIONS F0 PREVAL OVER SCALING OF DRAWINGS.
'SUBCONTRAGTOR TO VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION
AND INMEDIATELY NOTIEY AFGHITECT OF ANY DISCREPANCIES.

RES WING PLANS AND SEGTIONS FOR GLARIFICATION AND
DIMENSIONS OF SOFFITED AREAS

FORALL DOOR, WINDOW & "WRLL TYPES REFER TO FLOOR PLANS AND
ENLARGED P!

EEFERTO MECHANICAL DRAWINGS FOR ADDITIONAL INFORMATION ON
ACCESS PANELS AND GAILLE S|

PROVIDE GONGEALED PENDANT TVPE SPRINKLER HEADS AT ALL UNIT
LOCATIONS.

LEGEND - RCP

LOCATION TYPE MANUFACTURER MODEL #/ COLOR
KITCHEN DISHWASHER BLOMBERG STANDARD TUB, 5 CYCLES, ELECTRONIC, TOP CONTROL , FULLY INTEGRATED
KITCHEN INDUCTION COOKTOP! BLOVBERG, 24" ELEGTRIC COOKTOP, KNOB CONTROL, 4 ZONE COOKING - BLACK
KITCHEN ELECTRIC RANGE BLOMBERG, 24" SELF CLEAN CONVECTION WALL OVEN, STAINLESS STEEL

KITCHEN REFRIGERATOR BLOMBERG: 21.9° FULLY INTEGRATED REFRIGERATOR

KITCHEN HOOD SUMMIT 5" X 24" X 18" DUCTLESS RANGE HOOD - BLACK

BATHROOM WASHER - STACKED BLOMBERG 24" FRONT-LOAD WASHER

BATHROOM DRYER - STACKED BLOMBERG 24" ELECTRIC DRYER

CLOSET ELECTRIC ON DEMAND H20 8D 8D

VARIES - SEE PLANS | MINISPLIT DUCTLESS UNITS | GREE MULTI18HP230V1AO (STUDIO/1-BED), MULTI24HP230V1AO (2 BEDROOM)

EQUIPMENT SCHEDULE

INTERIOR FINISH SCHEDULE & LEGEND

CEILINGS/SOFFITS LOCATION TYPE MANUFACTURER MODEL #/ COLOR

o | cveowo e | T [0 rcHEN FEGESSED LED UNDEROAS | TE0 o

o | vzerorewoon | o Towean cor G recEssEoLED o [Te0 VAT BUAGK
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o S

[ arcrros g | e [emmean ase s ELECTRICAL FIXTURE SCHEDULE

w2 Nor UseD I [nn

Finish Plan & Schedule
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Reflected Ceiling Plan
@ 1/4" =1-0"

NO CEILING OR EXPOSED TO STRUCTURE
GYP. BD. CEILING

3" CEDAR, SEE EXTERIOR FINISH SCHEDULE

112" BIRCH PLYWOOD, SEE INTERIOR FINISH SCHEDULE
4" RECESSED LED DOWNLIGHT, MATT BLACK

WATER PROOFED WHERE INDICATED

UNDERCABINET LE D. LIGHT, ROUTED FLUSHED INTO
CABINETRY

VANITY LIGHT
EXTERIOR CUSTOM LIGHT, SEE EXTERIOR ELEVATIONS
50 GFM EXHAUST FAN

SWITCH, 2-WAY

SWITCH, 3-WAY

HARDWIRED COMBINATION SMOKE & GO SENSOR
4-PLEX FLOOR OUTLET

DUPLEX WALL OUTLET

DUPLEX WALL OUTLET - GROUND FAULT CIRCUIT
INTERRUPTER

FOURPLEX OUTLET & DATA FOR T.V.

DUPLEX WALL OUTLET - GROUND FAULT CIRGUIT
INTERRUPTER, WEATHER PROTECTED
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GENERAL NOTES - ELEVATIONS

1. WHEN SHOWN IN ELEVATION OR SECTION, ALL DIMENSIONS ARE
70 TOP OF PLATE, TOP OF CONCRETE OR TOP OF CEMENT-BASED

2 BONGT SCALE DRAWINGS, WAITTEN DIVESNSIONS COVERN
3. ALL CLEAR DIMENSIONS ARE NOT TO BE ADJUSTED WITHOUT
APPROVAL OF THE ARCHITECT.

wuﬂm

U'lﬂﬂﬂmﬂll

Northwest Perspective

MWy

““\“‘l\ll\l\

lIlI TN

MARK MATERIAL MANUFACTURER | COLOR/MODEL #
1 VERTICAL WOOD SIDING - 6° 8D STAINED - CHARCOAL
HORIZONTAL WOOD SIDING - 6° 8D STAINED - CHARCOAL |
VERTICAL WOOD SIDING - 3" 8D STAINED - CHARCOAL
HORIZONTAL WOOD SIDING - 3° 8D STAINED - CHARCOAL |
CEMENT BOARD 8D 18" X 36" PANELS, EXPOSED FASTENERS | |||||||II|I
PLASTERED FOUNDATION WALL 8D COLOR TO MATCH EXTERIOR SIDING [l |

WTL ROOF FLASHING T80 BLACK I
ALUM. GUTTER AND DOWNSPOUT T8D BLACK IIIIIIIIIIIIII"II'II
e o e

L smnmsen STAR ToNATOH DECK PR

EXTERIOR FINISH SCHEDULE Southwest Persective

T
L e
& o
| UNIT, WAL HUNG PER NNFR. |
e

GhGE Set T.0. Wall High
N - e scveone | e—gl
T.0. Wall Low T O Wal\ Low =
8-10"

PREFNSHED MTL DOWNSPOUT
GUTTER PANT TOWATGH

X 1127 STEL TuUBE HanRAL
SEE BUILONG SECTIONS
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T.0. Wall High
Nzl

T.0. Concrete _
% Finish Grade _
19 178"

0 oundation ____ .
-01/8"

Section 2

A400

2.2 EXYENY\ON

OVERALL MODQRAR BUILDING HEIGHT

3.0

VN1 TREAD;

=) m

GENERAL NOTES - SECTIONS

1 THESE BULDING SECTIONS ARE SHOWN FOR SPAGIAL RELATIONSHI'S
NOT BE SOLE BASIS FOR JOINING MATERIALS. REFER
2 cmour SETAILS R ASK ARGHITEGT IF UNGERTAN OR I CORLIGTS

o N SHown ELEVATION OR SECTION, ALL DIMENSIONS AR TO TOP OF
PLATE, TOP OF CONCR

D0 NOT SCALE DRAWNGS, WRITTEN DIMENSIONS GOVERN.

ALL GLEAR DIMENSIONS ARE NOT TO BE ADJUSTED WITHOUT APPROVAL
OF THE ARCHITECT.

LEGEND - SECTIONS
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Section 1

=" |crs msuice o
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127 =10"

B
4" DIVENSION- DENOTING FACE OF STRUGTUREIFRANING UN.O

.
44—+  DIVENSION- DENOTING CENTERLINE

je—""»{  DIVENSION- DENONG FAGE OF FINISHCLEAR

EARTH

PROPOSED GRADE

-——- EXISTING GRADE

SIM  BUILDING SECTION S WALL SECTION
REFERENGE ERENCE
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Foundation Detail

Deck Detail
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See Building Sections
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PO ROOFING MENBRANE, TURN
PAPER M. & SEE ROOF TYPES FOR
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NPROS STRUCTURAL JOBS PrfciLive Mod 612 Enery REVTLAE 61 Enary-Plans 030320

GENERAL NOTES

CONCRETE
[

DRAWINGS ARE PRELIMINARY AND NOT FOR CONSTRUGTION UNLESS
ENGINEERS WET STAMP S AFFIXED 10 I

N DISCREPANGIES I THE DRAVINGS. NOTES AND SPECIHCATIONS,
SHALL BE REPORTED 0 ENGINEERARCHITECT FOR CLARIFICATION

ONTRACTOR SHALL VERIFY AND COORDINATE ALL DIMENSIONS,
ELEVATIONS.AND TOF OF CONG. PRIOR TO PROCEEDING WITH ANY
WORK OR FABRICATI(
THE CONTRACTOR 15 AESPONSIBLE FOR ALL BRAGING AND SHORING
BURNG CONSTRUCTION

R TO SUBMIT A REQUEST TO ENGINEER & ARCHITECT FOR
XA SUBSTITUTION OF WATERALS OR PRODUCTS SPECIFED O THE
DRAWINGS
STRUCTURAL DESIGN PER 2015 INTERNATIONAL BUILDING CODE (EC).
ALL CONSTRUCTION TO CONFORM TO 2018 I8¢
THE FOLLONING ROTES ARPLY NLESS SHOWN OTHER WS
THESE DRANINGS RAVE BEEN PREPARED SOLELY FORTHE USE N
THE CONSTRUCTION OF A PROPOSED BULDING 10 WHICH THESE
NOTES ARE ATTACHED THE DRAWINGS SHALL NOT BE USED IN
WHOLE OR IN PART, FOR FABRICATION OR CONSTRUCTION AT ANY
OTHER LOCATION WITHOUT THE WRITTEN CONSENT OF THE ENGINEER
OWNER SHALL NOTIFY ENGINEER IF ANY UNIQUE S
CONDTIONS EXIST ON SITE WISICH MAY G DETECTED BURNG
GONSTRUCTION, THESE INCLUDE BUT SHALL NOT BE LIMTED TO;
RATED SOIL AT FOOTING SUBGRADE

& CLAY SOIL WITH SWELL OR COLLAPSE POTENTIAL
EING PLACED BELOW FOO'
EPIC ENGINEERING CANNOT B HELD RESFONSIELE FOR SOIL CONDITIONS
THAT ARE NOT BROUGHT TO THE ATTENTION OF THE ENGINEER PRIOR TO
K PROCEEDING, IT IS THE RESPONSIBILITY OF THE OWNER TO HIRE A
GEO-TECHNICAL ENGINEER IF NEEDED.

NTRACTOR SHALL VISUALLY INSPECT THE SITE PRIOR TO WORK
PROCEEDING AND SHALL NOTIEY ENGINEER I ARY UNIGUE SO CONDITIONS
EXIST THAT COULD AFFECT THE PERFORMANCE OF THE FOUNDATION
SYSTEM PRIOR TO ANY WORK PROCEEDING,

GENERAL REQUIREMENTS
STRUCTURAL CONCRETE SHALL HAVE A MINIMUM 28 DAY COMPRESSIVE
STRENGTH OF 4,500 PSI. CONCRETE IS EXPOSURE CLASS F2. CONCRETE FOR
SLABS ON GRADE SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH

4000 PSIAND A MAXIMUM WATERICEMENT RATIO OF 0 MINUM CEMENT
CONTENT SHALL BE 5 SACK/CU. YD. MAXIMUM AGGREGATE SHALL BE 3/4",
ROLUDE 4% 10 6% AIR ENTRARNMENT WITH SLME NOT T EXCEED & BELOW
ALL HEARTHS AND FIREPLACES AT THE FOUNDATION, ENSURE FOOTING
PROJECTS FROM FACE OF HEARTHIFIREPLACE A MINIMUM OF 6" AND IS
REINFORCED WITH A MINIMUM OF #5 AT 12° O/C EACH WAY, TYP, UNO.

CAST IN PLACE CONCRETE
A RM WO

CONCRETE FORM WORK TO BE OF ADEQUATE SIZE AND STRENGTH,
PROPERLY BRACED TO FREVENT SAGGING OR BULGING. PROTECT
ALL CONCRETE FROM FREEZING Tt IRES. REFER TO
DRAWING FOR DIMENSIONS OF CONCRETE MEMBERS AND SIZE AND
LOCATION OF ALL REINFORCEMENT.

FOOTINGS:
NO FOOTING SHALL BE PLACED ON DISTURBED (OR FROZEN) SOIL
(IF DISTURBED, COMPACT SOIL IN 6" LIFTS TO 96% OR MAXIMUM DRY
DENSITY PER ASTM D1557). FOOTINGS SHALL BE STEPPED DOWN
‘ONE (1) VERTICALLY TO ONE AND ONE HALF (1 1/2) HORIZONTALLY,
UNLESS BULK HEADED 8 STOPPED VERTICALLY.
C. FOUNDATIO!
REINFORCE PER BRAWINGS. DO NOT BACKFILL WALLS UNTI AN
FLOOR S FRAVED, THE SUBFLOOR INSTALLED, SHEATHED AND
CONGRETE HAS GURED A MINIMUM OF 7 DAYS. SEE SPECIAL
PROVISIONS FOR ETE BELOW. USE HAND
OPCRATED COMPACTION EQUIPMENT ABJACENT T0 NEWLY
PLACED CONCRETE BASENENT WALLS.
D.  CONCRETE PADS AND THICKENED I
REFER T0DRAWINGS AS TO SIZE AND RENFORCEMENT
E. CONCRETE SLAE
REFER TO DRAWNGS AS TO SIZE AND REINFORCEMENT.
F.  REINFORCEMENT BARS:
RENFORCEMENT SHALL BE PER ASTM A515, GRADE 60 FOR 45 BARS
E 40 FOR #3 AND #4 BARS. ALL REBAR LAPPED
D TIMES DIAVETER, REBAR AT FOOTINGS 10 HAVE 5" CLEAR COVER
OF CONCRETE (UN.O. ON DRAWINGS).PROVIDE CORNER BARS WITH
18" LEGS AT THE CORNERS OF ALL WALLS AND FOOTINGS, SIZE AND
PLACEMENT TO MATCH HORIZONTAL REINFORCEWENT
G COLD-WEATHER CONCRETI
CONTRACTOR SHALL SUBMIT 70 ENGINEER FOR REVIEW e
PROPOSED MEASURES T0 SATISEY PLAGENENT & CURING O
CONCRETE DURING COLD Wi = OPTMOM STRENGTH
AN T 15 RECOMMENDED TO CONSIDER A BLEND, OF TVPE | AND
TYPE Il CEMENT WITH A 6 BAG MIX, LOW SAND TO AGGREGATE
RATIO, BATCHED TOA 1" SLUMP WITH SUPER PLASTICIZER ADDED
FOR 45" SLU BILITY, 19%-2% NON-CHLORINE ACCELERATOR
& CONCRETE MANTAINED AT 50 MIIHUM FOR 7 DAY, AVOID MORE
THAN 25° TEMPERATURE CHANGE PER DAY WHEN HEATING IS
TERMINATED,
H. ANCHOR BOLTS AND HOLDOWN:

ANCHOR BOLTS 10 BE ASTW F1554 GR. 36 S/7G10" EMBEDDED IN FOUNDATION
o

WALLS PER SHEAR WALL SCHEDULE (SEE FOUNDATION PLAN
REQUIREMENTS AT SHEAR WALLS). BOLTS TO BE WITHIN 1-0"
OF SILL PLATES ENDS (COORDINATE WITH GENERAL CONTRACTOR).
MINIMUM OF TWO A BOLTS PER L
1 AL POSYS SUPPORTED BY ISOLATED FOGTINGS
PIAVE P0ST ANCHORS UNLESS SPACED I STUD WALLS.
2. REFERTODRAWINGS FOR HOLDOWN REQUIREMENTS.
INSTALL REQURED EMBEDDED ITEMS PER MANUFACTURER'S

J CONSTRUCTION AND CRACK CONTROL JOINTS:
ALL SURFACES OF CONSTRUCTION JOINTS SHALL BE CLEANED TO

REMOVE DUST, CHIPS AND OTHER FOREIGN MATERIAL PRIORTO_

CONTRACTOR SHALL SUBMIT THE DETALS AND PROPOSED LOCATIONS
OF CONSTRUCTION JOINTS AND CRACK CONTROL JOINTS FOR REVIEW
BEFORE STARTING CONSTRUCTION.

K. VAPORBAR
VAPOR BARRIER.T0 BE 10 MIL POLYETHYLENE SHEET PLACED ON
UNDISTURBED SOLL VAPOR BARRIER UNDER SLAB ON GRADE, PLACED

COMPACTED GRAVEL WITH 34" 10 112" OF DAMP SAND BETWEEN

POLYETHYLENE VAROR BARRIER AND CONCRE

FRAMING LUMBER

EMBEDDED HOLDOWNS
EMBEDDED ITEMS FOR HD TYPE HOLDOWN 10 BE ASTH AJ07 HEX
BOLT INTHE DIAMETER AS SPEGIFIED BY THE MANUFACTURER
RTHE HD. ALL BOLTS T0 HAVE 3 MIN. CONCRETE SIDE G

EMBEDVENT DEPTIS ARE 16 FOR BOLTS UP 10 AND IGLUDING 34" DIA.,
24" DEPTH FOR BOLTS OVER 3/4 UN.0. TYPICAL REINFORCEMENT TO
PASS UNNTERRUPTED ALONGSIDE HOLD DOWN AS APPLICABLE

SED TO EXTEND THE HOLD DOWN ANCHOR
THROUGH THE FLOOR PLATE TO THE SHEAR WALL GHOR

SAWN STRUCTURAL LUMBER

SAWN LUMBER SHALL BE DOUGLAS FIR-LARCH (DF-L) NO.2 OR BETTER FOR
AL 2 INCH AND 4 INCH NOMINAL LUMBER AND DF-L NO.2
6 INCH NOMINAL AND LARGER STRUGTURAL MENBERS (UN.O
D BEARING ON OR INSTALLED WITHIN 1" OF MASONRY OK CONCRETE
SHiack BE PRESSORET AN APPROVED PRESERVATIVE.
PROVIOE MILD STEEL PATE WASHERS AT ALL BOLT HEADS AND NUTS
BEARING ON WO
ALl FRAMNG DETALS SHALL BE IN ACCORDANGE WITH CHARTER 23 OF THE
2018 1BC, UNLESS OTHERWISE NOTED ON THE DRAWINGS. ALL FR
RAILNG SHALL COuFORM T0 TABLE 2300101 OF THE I5G UNLE S0 OTHERWISE
SHOWN, PROVIDE STEEL STRAPS AT PIPES IN STUD WALLS AS REQUIRED 8
1B CHAPTER 2. PLUMBING AND ELEGTRICAL RUNS INSTUD WALLS
‘0 CHAPTER 23. BOLTS SHALL BE STANDARD MACHINE EOLTS LA3077
KL RALS SHALL BE COMMON WIRE OR GALVANIZED BOX NAILS I PNEONATIC
NAILERS ARE TO BE USED, CONTRACTOR MUST SUBMIT A SCHEDULE OF NAILS
DESIRED AS SUBSTITUTION TO THE ARCHITECT OR ENGINEER FOR REVIEW.
ACHANGE IN THE NUMBER OF NALS OR A CLOSER NAIL SPACING MAY
BE REQUIRI
WETAL HANGERS AND CONNECTORS SHALL BE FULLY NALLED OR BOLTED

DIENSIONS ARE EQUAL OR BETTER ALL SUBSTITUTIONS MUST 88
UBMITTED /E ENGINEER FOR REV]

SROVIDE SOLD BLOGKING BELOW ALL BEARING WALLS. PROVIDE SOLD VERTICAL

BLOCKING IN FLOOR SPACE STUD BUNDLE OR SOLID COLUMN AB

D BELOW VERTOAL BLOCKNG AT WOOD. +OISTS SHALL BE 116 LONGER THAN

JOIST S DEEP: MINIMUM POST TO BE TWO 2 STUDS BEARING AT EACH END OF

RAMING PERPENDICULAR TO BEARING W/

PROVIDE FULL WIDTH BEAN POCKET WITH FLLER AS REGURED AD KING STUD

BOTH SIDES. STITCH STUD BUNDLES TOGETHER WITH 16d COMMON @ 18" O.C.

MAXIMUM (UN.O.) WHERE FLOOR BEAMS ARE FRAMED FLUSH WITHIN FLOOR AND

TOP FLANGE HANGERS ARE SPECIFIED, BEAMS ARE TO BE BLOCKED UP TO JOIST

HEIGHT WITH FULL WIDTH DF-L SPACER AS REQU

FIRE BLOCK STUD SPACED AT SOFRITS. FLOOR AND CELNG JOIST LINES, AT 10

VERTICALLY AND HORIZONTALLY. AND AT OPENINGS BETWEEN ATTIC SPACES

FOR PAGTORY BULT CHIMNEYS, AND AT OTHER LOCATIONS NOT SPECIFICALLY

MENTIONED WHICH COULD AFFORD PASSAGE FOR FLAVES.

ALL HEARTHS AND FIREPLACES, FRAME FLOOR WITH DOUBLE JOISTS, TYP, UNO.
ol

ow
VANUFACTORED JOT

NUFACTURED JOISTS SIZE AND SPACING HAVE BEEN DETERMINED PER THE

MANUFACTURES STANDARDS, SUBSTITUTION OF PRODUCTS BY OTHER MANUFACTURERS
RD. JOIST SHALL BE ERECTED, INSTALLED,

REQUIRES APPROVAL OF ENGINEE
N AGCORDANGE WITH MANUFAGTURER'S RECOMMENDATIONS

RACED I
LAMINATED VENEER LUMBER (V1)

(
ODUCTS SPECIFIED HEREIN AS LVL AND PSL SHALL CONFORM TO THE PERFORMANCE

CRITERIA OF LVL AND PSL NUFACTURED BY TRUSS
M

PRODUCTS AS MA} JoIs
CROLAM AND PARALLAN SUBSTITUTES ARE ACCEPTABLE PROVIDED THEY HAVE THE

SAME STRUCTURAL VALUES. ANY SUBSTITUTIONS MUST BE SUBMITTED TO
ENGINEER FOR REVIEW.

WOOD SHEATHING

A

B.

WOOD SHEATHING SHALL BE APA RATED EXPOSURE 1 PLYWOOD OR 0SB
T THICKNESS, VENEER GRABES AND SPAN RATIG AS NOTED HEREN OR
ONDRAWINGS

ROOF SHEATHI

5w MINIMUM (40/20) SPAN RATING.
2 FLOOR SHi

5 0B GLUED AND NAILED
3 EXTERIOR WALL AND SHEAR WALL SHEATHING

7116" WITH MINIMUM (24") SPAN RATI
ROOF AND FLOOR SHEATHING TO BE LAD UP WITH FAGE GRAI PERPENDICULAR
TO SUPPORTS AND END JOINTS STAGGER INSTALL ROOF SHEATHING
WITH) V- SPACE AT ALL PANEL EDGES. NAL ROOF SHEATHING W 100 @ B 0.0,
AT SUPPORTED PANEL AND 2" O.C. ATINTERNEDIATE FRAMING, FLOOR SHEATHING
WITH 104 @ 6" UPPORTED PANEL EDGES AND 10" O.C. FIELD, UN.O. HOLES

ARE NOT BERMITTED IN DIAPHRAGH UNLESS REVIEWED BY ENGIEER
NAIL EXTERIOR WALL SHEATHING WITH 8 @ 6" O.C. EDGES AND 12" O.C. FIELD
UN.Q. N SHEAR WALL SCHEDULE. OFFSET VERTICAL JOINTS 40" 0. INSTALL
WITH 1/8" GAP AT BUTT ENDS.

WO0D SHEAR W
NO.1.

@

ALLS

4 GAGE STAPLES WITH MINIMUM 7/16 OD CROWN AND 1-3/8" LENGTH MAY BE
USED ONE FOR ONE IN LIEU OF 8 NAILS. WHERE SUBSTITUTING FOR 10 NALS
USE 3 STAPLES FOR EACH Z NALS

YWOOD PANELS ARE AFPLIED TO BOTH SIDES OF SHEAR WALL, PANEL

JOINTS SHALL BE OFRSET TO FALL ON DIFFERENT FRAMING MEMBLRS, OR FRAMING
MEMBERS SHALL BE 3° (NOMINAL) WIDE AND NALS ON EAGH SIDE SHALL BE
STAGGERED
ALLOWABLE SHEAR VALUES IN SHEAR WALL TABLE ARE FOR DOUGLAS FIR FRAMING.
MEMBERS (GROUP 1) NO SUBSTITLTION OF LESSER GROUPS WILL BE ALLOWED

D TO WEATHER SHALL BE ZINC COATED BY HOT DIP GALVANIZING,

OSED T
VECHANIGALLY DEPOSITED, OR SLECTRO-DEPOSITED

SUBSTITUTIONS

SUBSTITUTION FOR ANY SPECIFED STRUCTURAL COMPONENT MUST BE REGUESTED N WRITNG

Y THE C ‘THE ENGINEER WILL REVIEW THE REQUESTED ALTERNATIVE & RESPOND
RWRITNG, ADDITIONAL SUPERVISION OR SPECIAL INSPECTION MAY AR REQUIRED FOR THE
REQUESTED SUBSTITUTION.

JOB SAFETY.

THE ENGINEER HAS NOT BEEN RETAINED NOR COMPENSATED TO PROVIDE DESIGN ANDIOR
CONSTRUCTION REVIEW SERVICES RELATED T0 THE CON 'SAFETY PRECAUTIONS
HODS, TECHNIQUES, SEQUENCES OR PROGEDURES FOR THE CONTRACTOR
0 PERFORM HIS W DERTAKING OF PERIODIC SITE ISITS BY THE ENGINEER SHALL
RO B CONSTRUED AS SUPERVISION OF ACTUAL CONBTRUCTION NOR MAKE FIM RESFONSBLE
FOR PROVIDNG A SAFE PLAGE FOR THE PERFORMANCE GF WORK BY THE CONTRACTOR
SUBCONTRACTORS, SUPPLIERS OR THEIR EMPLOYEES, O FOR ACCESS, VIS, USE WORK, OR
OCCUPANCY BY ANY PERSO!

MISCELLANEOUS

PROPRIETARY PRODUCTS SHALL BE INSTALLED PER THE MANUFACTURER'S SPECIFICATIONS.

NAIL SCHEDULE FOR WOOD.

AS A MINIMUM AND IF NOT SPECIFICALLY DETAILED OR NOTED ELSEWHERE AND
OTHERWISE, THE VARIOUS WOOD COMPONENTS OF THE STRUCTURE SHALL BE
FASTENED TOGETHER AS FOLLOWS:

ITEMGRAPHIC __DESCRIPTION & FASTENING

JOIST TO MUD SILL OR UPPER TOP PLATE. (3) 8d COMMON OR
16d SINKER OR SHORT NAIL, TOE NAIL.

BLOCKING T0 JOIST: (3) 8d COMMON OR 16d SINKER OR
'SHORT, TOE-NAIL OR (2) 16d SINKER OR SHORT FACE NAIL.

'SOLID (BOTTOM) PLATE TO JOIST OR BLOCKING 16d SINKER OR
'SHORT FACE NAIL AT 16" O.C.

LOWER TOP PLATE TO STUD (20) 16d COMMON FACE NAIL.
STUD TO SOLE BOTIOM PLATE: (2) 160 SINKER OF SHORT FAGE NAIL
OR (4) 8d COMMON OR 16d S| TOE-NAIL. AT 3« SILL
PLATLS: USE () 204 BOX FACE MAIL N LIED OF (2) 164 SINKER OR
SHORT.

DOUBLE STUDS, OR BUILT-IP STUDS TYPICAL STITCHING: 16d
SINKER OR SHORT FACE NAILS AT 24" O.C.
TOP PLATES AT INTERSECTION, FACE NAIL (4) 16d COMMON FACE NAIL.

TOP PLATES TYPICAL STITCHING: 16d SINKER OR SHORT FACE
NALLS

AT16°0C.
UPPER TOP PLATES AT LAPS: (8) 16d SINKER OR SHORT FACE NAIL
EACH SIDE OF BUTT JOINT

RIM JOIST TO UPPER TOP PLATE OR MUD SILLS: 8 COMMON OR
16d SINKER OR SHORT TOE-NAILS AT 6" O.C.

GEILING JOIST TO PLATE, TOE-NAL (2) 83 COMMON OR 164 SNKER
SHORT TOE N
CELING JOIST LAP OVER WALLS AND PARTITIONS: (3) 166
ACE NAILS
CEILING JOIST, TO PARALLEL RAFTERS: (3) 164 COMMON FACE NAILS.

RAFTER TO PLATE, TOE NAL: (3) 6 COMMON OR 164 SINKER

SFoRT ToE NAIL
BUILT UP CORNER STUD: 160 COMMON FACE NAILS AT 24" O.C.

THREE PIECE BUILT UP GIRDER AND BEAM: 16 AT 12" 0.C. AT
ToP&
BOTTOM. (3) 164 AT EA. END.
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Fw-

FOUNDATION PLAN
14" = 10"

STRUCTURE HAS NOT BEEN DESIGNED FOR CRANE PICK POINTS. CONTRACTOR TO PROVIDE
CONTINUOUS SUPPORT UNDER FLOOR BEAMS DURING HOISTING OF THE STRUCTURE

‘ ‘ —®
3 ! 3
= 1 ot
[ o S S 2 3 [
o =
L\
.
MAIN FLOOR FRAMING
|
- T T
4
:
g
NN S
HDR-1| } HDR-
; ‘

ROOF FRAMING PLAN

174"

SHEARWALL PLAN
14" =10

STRUCTURAL FOUNDATIONS AND PIER SCHEDULE

REINFORCEMENT
MARK|  SIZE TYPE REMARKS
VERTICAL HORIZONTAL

[Pt [ 18X CONT [conT. WALL|@ %4 AT 15'0.6] @#ATE 00 |
[P+ | won |sonotse| _@m | mATizoc |

(3)#3TESTOP 5°

ANCHOR BOLT SCHEDULE

AR \ TPESPACG

CoumENTS
et S5 DIAX 107 AT 3200 [ 57X % 14" PLATE WASHERS, VP UN.G

NOTE, ALL ANCHORS TO BE TYPE AB-1, TYP, UN.O.

FLOOR BEAM SCHEDULE

[MARK] Sz | TVPE | GRADE | COMMENTS
[Fen [oraexni7e] WL | 20E |
[P J@rawxize| o | 20e |

[o1| @20 | om | orim |
‘ JOIST SCHEDULE
[WARK] __SZE | TVPE | GRADE [SPAGNG| _ TVPICALCONNEGTION

[ [ svzoeern | 7w | 20 [woc | SEEOETALS

I
[P [ svzoern | i | 20 |woc | swesonwuszoaes
\

[0 2xs | ow o [woc | SWrSON LUS?S
‘ STRUCTURAL HEADER SCHEDULE

[WARK] _sze | TvPE [ GrAoe | TRWWERS | KNGS | CoWMENTS
[MorRA] @26 | om |oFLs2 | (1)2xSTUD |@2xsTuD |

[MoR2] @26 | om | DFL#2 | (2xSTUD |()2xsTuD|

[hors] @26 | om [orire | masn [mastuo]

NOTE: USE TRIMMER STUDS AND KING STUDS PER SCHEDULE U.N.O. ON PLANS

d NOTES

1) THIS IS ONE PAGE OF A SET OF

| PROJECT DOCUMENTS PRIOR TO
INIFIATION GF ANY WORK OU TR
PROJECT.

CONTRACTOR TO VERIFY DIVENSIONS
Wi ARCHITECTURAL PLANS

SHEAR WALL SCHEDULE

e ] T SHeAr, ALLOWABIE |

waRK NoTES SOLE PLATE NALING
[evee [ rero | [seiswic | wmo |

[swi [ woc [7oc | 2545 | 20pr | err | TdNALSATE 00

Nores

0TI .. MAX STUD SPACING (AWG SDPWS-2015, NOTE 2)

2 76" ABARATED 0SB PANEL PER GENERAL NOTES

3) GALVANIZED BOX NAILING. PROVIDE HOT DIPPED ZINC COATED
CALVANIZED STEEL STARLESS STEEL SHICON BROZE OR CORPER NALS AT
PERSERVATVE-TREATED AND FIRE RETARDANT-TREATED WOOD LOCATIONS.

DATE

MARCH 2020

\__J

epic

4) BLOCKALL El

5] ALUANGHOR BOLTS TO HAVE 3 x 3 14" PLATE WASHERS, TYP. UNO.

&) ALL EXTERIOR WALLS 0 BE NALLED AND SHEATED AS SHEAR WAL TYPE SW-1, TYP, UN.O

‘ STRUCTURAL KEYNOTES B o
]

1 | ALIGN DOUBLE FLOOR JOISTS BENEATH HEADER TRIMMERS. USE SIMPSON MIU4 2819

2 | 4 CONCRETE SLAB WITH OPTIONAL 6x6xW1.4 WIRE MESH OVER 4" FREE DRANING
GRAVEL OVER PREPARED SUB GRADE. PROVIDE CONTROL JOINTS AT 10' MAX

3 | USE SIMPSON HUCQ410-SDS FACE-MOUNTED HANGER FROM FB-2 TO FB-1
OPTIONAL SIMPSON HSLQ412-D52.5 ON OUTSIDE CORNER OF BEAW INTERSECTION
WITH THE 4 % DIMENSION ALIGNED ALONG F8-2.
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SHEAR WALL SHEATHING PER PLAN, WALL PER PLAN

SHEAR WALL EDGE NAILING PER NOTES

0SB PER PLAN NAILED AND GLUED
RIMBOARD PER PLAN Wi 83 NAILS 6°0.C. EDGE, 12'0.C. FIELD
BEAV TO SOLE BOTTOM PLATE: 200
BOX FACE NAIL TOE-NAILING @ 8" O.C. FLOOR JOIST PER PLAN

PROVIDE 2 1/2" OVERLAP FOR SHEAR
WALL EDGE NALING INTO SOLE PLATE

NOTCH SILL PLATE AT CRANE
STRAP NO LONG
DEEPER THAN 1

RTHAN &', NO
3X8 PRESSURE TREATED SILL PLATE, {4)LOCATIONS
WITH COUNTERBORED HOLES FOR J.
BOLT INSTALLATION. PROVIDE
TEMPORARY BLOCKING FOR
MANUFACTURED UNIT

FLOOR SLAB PER PLAN

‘;\ VERTICAL REINFORCEMENT PER PLAN
HORIZONTAL REINFORCEMENT PER PLAN

FROST DEPTH

FDN WALL w/ JOIST PERP

NTS,

ROOF SHEATHING
PER NOTES

LSL RIMBOARD

ROOF FRAMING
LAN

SHEAR WALL PER
PLAN

FULL HEIGHT BLOCKING AT
24°0.C., FIRST 2 BAYS

SIMPSON A35 AT 24" O.C.

ROOF JOIST TO WALL , PARLL

NTS,

shpson posT 84S 10
it
A —
SR === =

g

B

z :

& "

8 : SonoTURE PR PLAN

8

£ VERTICAL RENFORGING

L — PER PLAN

TYPICAL SPOT FOOTING

NTS,

Ogre=

SHEAR WALL SHEATHING PER PLAN,
SHEAR WALL EDGE NAILING PER NOTES

RIMBOARD PER PLAN

BEAM TO SOLE BOTTOM PLATE: 200
BOX FACE NAIL TOE-NAILING @ 8" O.C.

PROVIDE 2 1/2° OVERLAP FOR SHEAR
WALL EDGE NAILING INTO SOLE PLATE

3X6 PRESSURE TREATED SILL PLATE,
WITH COUNTERBORED HOLES FOR J
BOLT INSTALLATION. PROVIDE
TEMPORARY BLOCKING FOR
MANUFACTURED UNIT

WALL PER PLAN

0SB PER PLAN NAILED AND GLUED
w/ 84 NAILS 6°0.C. EDGE, 12'0.C. FIELD

FLOOR JOIST PER PLAN
FULL HEIGHT BLOCKING @ 24" O.C. FIRST 2 BAYS

FLOOR SLAB PER PLAN
I

FDN WALL w/ JOIST PARLL

VERTICAL REINFORCEMENT PER PLAN

HORIZONTAL REINFORCEMENT PER PLAN

ROOF SHEATHING PER
GENERAL NOTES

2x BLOCKING BETWEEN JOISTS
BEVELED PLATE

SIMPSON LS30 AT 16" 0.C.

ROOF JOIST PER PLAN

SIMPSON H2.5A EACH
JOIST. PROVIDE WEB
FILLER AT CONNECTION.

STUD WALL PER PLAN

ROOF JOIST TO WALL, PERP

NTS.

WINDOW OPENING.

163 L

SHEAR WAL FORCE TRANFER AROUND OPENINGS

(WHERE OCCURS)
DOOR OPENING
(WHERE OCCURS)
SOLID BL
2X POST OR 4X —¢
POSIL PROVIDE EDGE
NAILING ALONG FULL
HEIGHT OF POST
1 1 1 1

ROOF SHEATHING PER
ENERAL NOTES

2x BLOCKING BETWEEN JOISTS

BEVELED PLATE

ROOF JOIST PER PLAN

SIMPSON H2.5A EACH
JOIST. PROVIDE WES
FILLER AT CONNECTION.

STUD WALL PER PLAN

® ROOF JOIST TO WALL, OVERHANG
NTS,

NTS.

STUD WALL PER PLAN

FLOOR SHEATHING PER
GENERAL NOTES

SHEATHING OR DECKING
PER OWNER FLOOR JOISTS PER PLAN

DECK JOISTS PER PLAN

SIMPSON FACE MOUNT
HANGER TO SUIT JOIST SIZE

2x10 LEDGER WITH (2)
1/4" x 6" SIMPSON SDS
SCREWS AT 16" O.C.

DECK JOIST TO HOUSE

NTS.
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ATTACHMENT D: ADU Zoning Standards

21A.40.080: Accessory Dwelling Units

Standard Proposed .~ Status
MAXIMUM SIZE The principal dwelling is approximately
50% of the footprint of the 888 square feet. The proposed ADU will )
principal dwelling, not to exceed | hve a footprint of approximately 425 Complies
650 square feet. square feet (~48%).
MAXIMUM COVERAGE The surface coverage all principal and
The surface coverage of all accessory buildings (including the .
principal and accessory buildings proposed ADU) will be approximately Complies
(V)

shall not exceed 40% of the lot. 24% of the lot.
MAXIMUM HEIGHT The proposed ADU will be 11 feet 8.5
The h.eight of the single-family inches in height. Complies
dwelling on the property or 17
feet, whichever is less.
MINIMUM SETBACKS The ADU will be located 5 feet from the
4 feet from any side or rear lot side lot line and 9 feet from the rear lot
line. line.

feet £ . Complies
(0 1= 00N Bl LI The ADU will be over 37 feet away
dwelling on the property or f h dwelli
adjacent property. rqm the nearest awelling on an

adjacent property.

ENTRANCE LOCATIONS The entrance is proposed at 33 feet 8.5
When facing a side or rear inches of the side (south) property line. .
property line, the entrance shall Complies
be a minimum of 10 feet from
the side or rear property line.
WINDOWS Windows comply with the size and
No larger .than necessary to location requirements and are similar in
comply with the minimum shape and size to those on the principal
Building Code requirements for structure
egress where required. ’ Complies
Shall maintain similar dimension
and design as the windows found
on the principal structure.
OFF-STREET PARKING Parking for the proposed ADU is waived
Minimum Qf one parking because on street parking is available
space on site, unless on street directly in front of the subject property. .
parking is available along the Complies

street frontage of the property or
property is located within 1/4
mile of transit stop.




ATTACHMENT E: Analysis of Standards - Conditional Use

21A.54.080 Standards for Conditional Use

Approval Standards: A conditional use shall be approved unless the planning commission, or in
the case of administrative conditional uses, the planning director or designee, concludes that the
following standards cannot be met:

1.

The use complies with applicable provisions of this title;

Analysis: The property is located in the R-1/5000 Single-Family Residential zoning district,
where an Accessory Dwelling Unit is a conditional use. As analyzed in Attachment D, the
proposed ADU complies with applicable zoning standards.

Finding: If approved by the Planning Commission, the proposed use complies with the
applicable provisions of the Salt Lake City Zoning Ordinance.

The use is compatible, or with conditions of approval can be made compatible, with surrounding
uses;

Analysis: The property is surrounded by residential uses, primarily single-family dwellings. The
proposed ADU will be used for residential purposes and will function in the same manner as
adjacent single-family dwellings.

Finding: The proposed ADU will function as a small single-family dwelling and therefore, it is
compatible with the surrounding residential uses.

The use is consistent with applicable adopted city planning policies, documents, and master
plans; and

Analysis: The Westside Master Plan designates the future land use of this area as Neighborhoods,
which is intended to preserve the character, scale and land use of the neighborhoods while
promoting appropriate growth. This appropriate growth is related to providing new housing
opportunities, given that the population of the Westside community has been increasing at a rate
that exceeds the city as a whole. The plan recognizes that over time the demand for new housing
will necessitate a change in the community’s development pattern. However, new development
should consider the nature of the surrounding areas.

In order to satisfy the initiative to determine unique and compatible ways to add incremental
density through infill development, the plan specifically calls out for allowing accessory dwelling
units as an appropriate tool for infill development in the Westside neighborhoods. Accessory
dwelling units is discussed as an opportunity to help redeveloping underutilized parcels, increasing
the number of residential units, and introducing more variety in housing types without impacting
the predominant development pattern.

Both the citywide master plan, Plan Salt Lake, and the city’s housing plan, Growing SLC, focus on
accommodating growth and providing housing options. Plan Salt Lake includes initiatives such as
to promote infill and redevelopment of underutilized land, accommodate and promote an
increase in the City’s population, and encourage housing options that accommodate aging in
place. Likewise, the goals and policies outlined in Growing SLC: A Five Year Housing Plan aim to



increase housing options, promote diverse housing stock, and allow for additional units while
minimizing neighborhood impacts.

Per the Zoning Ordinance, the purpose of the R-1/5,000 Single-Family Residential District is to
provide for conventional single-family residential neighborhoods. Uses are intended to be
compatible with the existing scale and intensity of the neighborhood. The standards for the district
are intended to provide for safe and comfortable places to live and play, promote sustainable and
compatible development patterns and to preserve the existing character of the neighborhood.

The purpose of accessory dwelling units are to:

1. Create new housing units while respecting the appearance and scale of single-family
residential development;

2. Provide more housing choices in residential districts;

3. Allow more efficient use of existing housing stock, public infrastructure, and the embodied
energy contained within existing structures;

4. Provide housing options for family caregivers, adult children, aging parents, and families
seeking smaller households;

5. Offer a means for residents, particularly seniors, single parents, and families with grown
children, to remain in their homes and neighborhoods, and obtain extra income, security,
companionship, and services;

6. Broaden the range of affordable housing throughout the City;

7. Support sustainability objectives by increasing housing close to jobs, schools, and services,
thereby reducing greenhouse gas emissions and fossil fuel consumption;

8. Support transit-oriented development and reduce auto usage by increasing density near
transit; and

9. Support the economic viability of historic properties and the City's historic preservation
goals by allowing accessory dwellings in historic structures.

Finding: The proposed ADU is better utilizing the rear of the lot and it is providing an additional
housing unit that is in character with the neighborhood. Thus, the use is consistent with
applicable adopted city planning policies, documents, and master plans.

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of
reasonable conditions (refer to Detrimental Impacts Chart below for details).

21a.54.080B Detrimental Effects Determination

In analyzing the anticipated detrimental effects of a proposed use, the planning commission shall
determine compliance with each of the following:

Criteria Finding Rationale

1. This title specifically authorizes the use Complies | Accessory Dwelling Unit is allowed as a
where it is located conditional use in R-1/5000 Single-
Family District.
2. The use is consistent with applicable Complies | The proposed use complies with the
policies set forth in adopted citywide, applicable provisions of the Salt Lake
City Zoning Ordinance and is consistent
with goals of the Westside Master Plan,




community, and small area master plans
and future land use maps

Plan Salt Lake and Growing SLC as
discussed above.

buffered, or separated from adjoining

3. The use is well-suited to the character of Complies Uses surrounding the property are
the site, and adjacent uses as shown by an generally single-family residential and
analysis of the intensity, size, and scale of the proposed ADU will function as a
the use compared to existing uses in the single-family dwelling. The proposed
surrounding area building is similar in scale to adjoining

homes and it is smaller in size.

4. The mass, scale, style, design, and Complies | Although smaller, the proposed
architectural detailing of the surrounding structure is architecturally compatible
structures as they relate to the proposed with the main house on the property as
have been considered well as surrounding structures and

complies footprint and height
requirements for an ADU.

5. Access points and driveways are designed Complies The property is currently accessed form
to minimize grading of natural topography, Emery Street via a driveway and
direct vehicular traffic onto major streets, walkway. The applicant is proposing
and not impede traffic flows concrete pavers on the rear of the lot as

an access to the alley. The concrete
pavers will not change the topography of
the lot.

6. The internal circulation system is designed Complies The access points for the proposed ADU
to mitigate adverse impacts on adjacent will be the same as existing for the main
property from motorized, non-motorized, house. Therefore, it’s not anticipated
and pedestrian traffic that the accessory unit will create any

adverse impacts in terms of motorized,
non-motorized and pedestrian traffic.

7. The site is designed to enable access and Complies The site has walkways and driveways,
circulation for pedestrian and bicycles which provide adequate access for

pedestrians and bicycles.

8. Access to the site does not unreasonably Complies | Vehicular access to the site is existing.
impact the service level of any abutting or Thus, no unreasonable impacts to the
adjacent street service level of the alley or adjacent

streets is anticipated.

9. The location and design of off-street Complies | The existing single-family home on the
parking complies with applicable standards property is required to have 2 off-street
of this code parking stalls, whereas the ADU is

required one stall. The applicant is
proposing on-street parking. Per the
zoning standards, parking for the ADU
may be waived when on-street parking
is available directly in front of the
subject property.

10. Utility capacity is sufficient to support the Complies The Public Utilities department
use at normal service levels provided comments on the project. A

utility plan will need to be submitted for
review and compliance will be ensured
during the building permitting process.

11. The use is appropriately screened, Complies | Adjoining uses are residential. The

proposed ADU will be located on the




dissimilar uses to mitigate potential use rear of the property and behind the
conflicts primary structure and will not be readily
visible from the public way.

12. The use meets City sustainability plans, Complies | The proposed use does not significantly
does not significantly impact the quality of impact sustainability plans nor does it
surrounding air and water, encroach into a encroach onto a stream or water way.
river or stream, or introduce any hazard or The project supports sustainability
environmental damage to any adjacent objectives by increasing housing in a
property, including cigarette smoke developed neighborhood with existing

infrastructure, thereby reducing sprawl
which would create greenhouse gas
emissions and fossil fuel consumption.

13. The hours of operation and delivery of the Complies The proposed use is an accessory
use are compatible with surrounding uses residential structure and is compatible
with the surrounding uses are also
residential.

14. Signs and lighting are compatible with, and Complies Signs are not associated with this

do not negatively impact surrounding uses proposal. Any lighting on the accessory
structure is not expected to have a
negative impact on the surrounding uses
or otherwise cause a nuisance.

15. The proposed use does not undermine Complies There are no designated historic
preservation of historic resources and resources or structures on this site nor
structures in the surrounding area.

Finding: In analyzing the anticipated detrimental effects of the proposed use, Planning Staff finds
that the request complies with the criteria listed above and that the proposed use will have no
significant detrimental effects to the surrounding neighborhood.




ATTACHMENT F: Public Process and Comments

The following is a list of public meetings that have been held, and other public input opportunities,
related to this project:

Public Notices:

— Notice of the project and request for comments sent to the Chair of the Poplar Grove
Community Councils on February 27, 2020 in order to solicit comments. The community
council did not request a meeting. The 45-day recognized organization comment period
expired on April 13, 2020.

— Early engagement notices were sent to owners and tenants of properties located within 300
feet of the project on February 27, 2020.

Public Hearing Notice:
— Public hearing notice mailed on May 1, 2020.
— Public hearing notice posted on City and State websites on May 1, 2020.
— Sign posted on the property on May 1, 2020.

Public Comments:

— At the time of the publication of this staff report, three public comments were received. Staff
received two calls and one email in opposition. The public comments concerned the current

use of the property and parking as discussed in the Key Considerations. The email comment
is attached below.

— Any additional comments received after the publication of the staff report will be forwarded
to the Planning Commission.



From: CHERISE PALMER

To: Lima, Mayara
Subject: (EXTERNAL) Add on expansion to 613 Emery Street
Date: Sunday, May 3, 2020 3:39:21 PM

My husband & | would like to take this time to explain why we believe the expansion
to 613 Emery Street is a bad idea for our neighborhood. Currently there are 5 people
living in that home and all are driving vehicles, they don't have a garage or extra
parking for all of the vehicles so they are parking on the street. This adds to the
congested situation our street is already experiencing.

We have a couple of homes in this area that have multiple tenants or family members
living in the same home and all driving vehicles. The competition for parking is
already strained. They are taking up parking areas outside other homes in the area
where our trash cans are supposed to be and we have already experienced no
garbage pickup on occasions because they can't get to our cans to empty them. If
the expansion allowed for multiple car parking off the street and in the ally behind the
home this might be an acceptable situation. But currently there is too much traffic,
kids, cars and pets that could fall victim to speeding vehicles and emergency
response teams that use our street for responding to emergencies.

Please reconsider allowing this expansion until parking resolutions can be covered for
the amount of multiple family homes with cars.

Thank you for your time,
Donald & Cherise Palmer




ATTACHMENT G: DePartment Review Comments

The following comments were received from other City divisions/departments with regards to the
proposed development:

Zoning — Scott Browning

e Property lines need dimensioned

e site plan — needs alley shown

e site plan — needs North arrow

e site plan — needs lot coverage table —21A.24.070.F

Building Code — William Warlick
For purposes of building code compliance of the building permit application (a separate process),
significant additional information will be required. This will include, among other things:

e Show that the elevation facing an interior lot line less than 3 feet away shall have no windows or
doors (the elevation drawings appear to be mis-labeled).

e Information on how the exterior walls within 5’ of a lot line will comply with 2015 IRC R302.1.

e Minimum clearance below overhead electrical service lines per E3604.2, and horizontal clearance
to utility power lines per approval of Rocky Mountain Power.

e Frost protection of the foundation per R403.1.4, R403.3 and/or AE502.3

e C(Clarification whether or not this proposed structure is a manufactured home (as defined in the
building codes), installed per 2015 IRC Appendix E, and with a manufactured home installation
permit per Subsection 15A-2-104 of the State of Utah Code.

e The work shall comply with the 2015 IRC as amended in Utah.

Fire - Douglas Bateman
It appears that the distance requirements from the fire hydrant (600-feet) and fire department access
road (150-feet) have been met for this proposed ADU. No additional comments at this time.

Public Utilities - Jason Draper

¢ Building and utility permit will be required.

e Recommendations included in the sewer lateral inspection.

e All improvements must meet SLC Department of Public Utilities standards, policies and
ordinances.

Engineering - Scott Weiler
The SLC Engineering has no comments regarding ADUs unless they somehow impact the public way.

Transportation - Michael Barry
One additional parking space is required for the ADU. The on street parking space is acceptable.



	ATTACHMENT A:  Vicinity and Zoning Map
	ATTACHMENT B: Site Photographs
	ATTACHMENT C:  Application Materials
	ATTACHMENT D:  ADU Zoning Standards
	ATTACHMENT E: Analysis of Standards - Conditional Use
	ATTACHMENT F: Public Process and Comments
	ATTACHMENT G: Department Review Comments



