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PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
 
 

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

 
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.  

 



 

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.  

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, 

Figure 1 – Proposed site plan 

Figure 2 – Proposed elevations 



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 

 



ATTACHMENT B: Site Photographs 

Figure 3 – Front of the existing home on the property 

Figure 4 – Front of the existing home on the property. The proposed ADU would be located on on the left 
of the photo, but it would not be readily visible from Emery St. 



 

Figure 5 – Back of the property. The proposed ADU would be located on the right of the photo. 

Figure 6 – Back of the property. The proposed ADU would be located on the right of the photo. 



ATTACHMENT C:  Application Materials 

  











[][][][]

[]
[]

[]
[]

[]
[]

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

///
/

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
////

////
//

Ex
 S

S 
Ex

 S
S 

Ex
 S

S 
Ex

 S
S 

Ex
 S

S 
Ex

 S
S 

Ex
 S

S 

[]

15
' A

LL
EY

W
A

Y

CONCRETE DRIVEWAY

CONCRETE DRIVEWAY

CONCRETE DRIVEWAY

BUILDING
GUTTER HEIGHT: 11'

PEAK HEIGHT: 15'

BUILDING
GUTTER HEIGHT: 10.5'
PEAK HEIGHT: 15.5'

BUILDING
GUTTER HEIGHT: 10'

PEAK HEIGHT: 15'

GARAGE
GUTTER HEIGHT: 7'

PEAK HEIGHT: 9'

GARAGE
GUTTER HEIGHT: 8'

GARDEN BED

GARDEN BED

SHEDSTEPS

STEPS
BASEMENT
ENTRY

CONCRETE PAVERS

CONCRETE
PAVERS

PORCH

SHED

5' WOODEN GATE 6' WOODEN
FENCE

6' CHAINLINK FENCE

N 89°46'35" W    125.09'

N
 0

°1
1'

56
" E

   
 5

2.
04

'

N 89°46'35" W    125.09'

S 
0°

08
'3

8"
 W

   
 4

68
.4

0'

N
 0

°1
1'

56
" E

   
 1

03
.0

7'

N
 0

°1
1'

56
" E

   
 4

04
.7

8'

N
 0

°1
1'

56
" E

   
 1

03
.0

7'

34.87'

34.82'

N
 0

°1
1'

56
" E

   
 2

49
.7

9'

N
 0

°1
1'

56
" E

   
 2

49
.6

8'

10
3.

07
'

52
.0

4'
24

9.
79

'

12' TREE

15' TREE

AIR CONDITIONING

OHP

OHP

OHP

N
 0

°1
1'

56
" E

   
 5

2.
04

'

CONCRETE PAVERS

CONCRETE PAVERS

GAS METER

5' CHAINLINK FENCE

3' CHAINLINK
FENCE

12' TREE

GAS METER

7.
81

'

12
.2

9'

19
.6

3'

24.43'

17
.9

8'

71.26'

1.55'

9.
79

'

4230

4228

4229

42
28

42
29

4229

4229

42
28

42
28

4228

4228

42
28

42
28

N
o.

   
   

   
  D

A
TE

   
   

   
  B

Y
   

   
  R

EV
IS

IO
N

R
EV

IS
IO

N
S

ST
O

W
EL

L
B

O
U

N
D

A
R

Y
 S

U
R

V
EY

:
W

ar
d 

En
gi

ne
er

in
g 

G
ro

up

23
1 

W
es

t 8
00

 S
ou

th
fa

x 
(8

01
) 4

87
-8

66
8

te
l (

80
1)

 4
87

-8
04

0

w
w

w
.w

ar
de

g.
co

m

1. 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.

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

I, SATTAR N. TABRIZ A PROFESSIONAL LAND SURVEYOR HOLDING LICENSE NUMBER 155100, IN
ACCORDANCE WITH THE LAWS OF THE STATE OF UTAH HEREBY CERTIFY THAT I 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
DATE:
HEREIN.

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.

OHP

NOTE:
CONTOURS ARE SHOWN IN 1' INTERVALS
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THIS SURVEY WAS CONDUCTED AT THE REQUEST OF THE CLIENT TO
RETRACE THE BOUNDARIES AND ESTABLISH A TOPOGRAPHIC VIEW
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Anchor Bolt
Aggregate Base Course
Air Conditioning
Acoustical
Access Door, Area Drain
Addendum, Addition
Adjustable
Above Finish Floor
Aluminum
Alternate
And
Angle
Anodized
Architectural
Assembly

Board
Between
Bottom of Footing
Building
Blocking
Beam
Boundary Nail
Bottom of
Bottom
Bearing
Both Sides
Built-up

Channel
California Building Code
Ceramic
Catch Basin
Cast-in-place
Control Joint
Centerline
Ceiling
Clear(ance)
Concrete Masonry Unit
Closet
Clean-out
Column
Composite
Concrete
Construction
Continuous
Coordinate
Corridor
Center

Penney (nail size)
Damp Proofing
Dark Bronze Anodized
Douglas Fir
Double
Diameter
Diagonal
Diaphragm
Dimension
Dead Load
Down
Door
Downspout
Detail
Drawing
Dowels

East
Each
Expansion Bolt
Expansion Joint
Electric(al)
Elevation
Edge Nail
Enclosure
Equal
Equipment
Each Way
Exterior
Existing

Fire Access Control Panel
Flat Bar
Floor Drain
Foundation
Fire Extinguisher Cabinet
Finish Floor, Factory Finish
Finished Floor Elevation
Finished Grade, 
Pultruded Fiberglass
Fire Hose Cabinet
Flat Head Screw
Finish
Floor
Fluorescent
Floor Material Change
Field Nailing
Face of (specify item)
Face of Brick
Face of Concrete
Face of Finish
Face of Masonry
Face of Panel
Face of Stud
Foot, Feet
Footing
Finish Surface, Floor Sink

Gauge
Galvanized
Galvanized Iron
Glass
Glu-lam beam
Gypsum Wall Board

Hose bibb
Hollow Core
Honeycomb Core
Head
Header
Hardware
Hanger
Horizontal
Hour
Hollow Metal
Hollow Structural Section
Height
Heating, Ventilation and 
Air Conditioning
Hot Water

Inside Diameter
Inch
Included
Insulation
Interior

Jan.
Jst.
JT.

Kit.
K.J.
K.O.

Lam.
Lav.
L.B.
L.L.
L.L.H.
L.L.V.
Longit.
L.P.
L.W.C.

Mas.
MDF.
M.D.O.
M.O.
Matl.
Max.
Mech.
Memb.
Mtl.
Mfr.
Min.
Misc.

N.
N.A.
N.I.C.
N.T.S.
NO.

O.C.
O.D.
O.F.
O.F.C.I.
O.H.
Opng.
Opp.

PL.
Perim.
Perp.
P.Lam.
Plas.
Plast.
P.D.
P.L.F.
Plywd.
P.S.F.
P.S.I.
P.T.
P.T.S.
PV
PVC

R.C.P.
R.D.
Ref.
Reinf.
Reqd.
Rqmt.
Resil.
Ret.
RM.
R.O.

S.
SC.
Sched.
SF.
Sht.
Sim.
SH.
Sldr.
S.M.F.E.
Spec.
SQ.
S.S.
Stagg.
Std.
Stiff.
Stor.
Str.
Stl.
Sym.

T.
T&G
Thr.
T.I.
T.J.
T.N.
T.O.
T.O.C.
T.O.G.
T.O.P.
T.O.S.
T.O.W.
Trans.
Typ.

U.N.O.
U.L.
URM

Vent.
Vert.
V.R.
V.T.R.
V.T.W.
VN.
V.W.C.
V.C.L.
V.C.T.

W.
Wdw.
W/
W.GL.
W.H.
W/O
WP.
W.P.J.
W.R.
WT.
W.W.F.
W.W.M.
WD.

Janitor
Joist
Joint

Kitchen
Keyed Joint
Knock Out

Laminated
Lavatory
Lag Bolt
Live Load
Long Leg Horizontal
Long Leg Vertical
Longitudinal
Low Point
Light Weight Concrete

Masonry
Medium Density Fiberboard
Medium Density Fiberboard-Outdoor
Masonry Opening
Material
Maximum
Mechanical
Membrane
Metal
Manufacturer
Minimum
Miscellaneous

North
Not Applicable
Not in Contract
Not to Scale
Number

On Center
Outside Diameter
Overflow, Outside Face
Owner Furnished/Contractor Installed
Opposite Hand
Opening
Opposite

Plate
Perimeter
Perpendicular
Plastic Laminate
Plaster
Plastic
Planter Drain
Per Lineal Foot
Plywood
Pounds Per Square Foot
Pounds Per Square Inch
Pressure Treated, Post-tensioned
Post-tensioned Slab
Photovoltaic
Polyvinyl Chloride

Reflected Ceiling Plan
Roof Drain
Refer(ence)
Reinforcing
Required
Requirements
Resilient
Retain(ing)
Room
Rough Opening

South
Scale, Screw, Solid Core
Schedule
Square Feet
Sheet
Similar
Single Hung
Slider
Surface-mounted Fire Extinguisher
Specification
Square
Stainless Steel
Staggered
Standard
Stiffener
Storage, Storefront
Structural
Steel
Symmetrical

Tread, Tempered
Tongue and Groove
Threshold
Tenant Improvement
Tooled Joint
Toe Nailed
Top of (specify item)
Top of Curb
Top of Grate
Top of Plate
Top of Sheathing
Top of Wall
Transverse
Typical

Unless Noted Otherwise
Underwriters Laboratory
Unreinforced Masonry

Ventilator, Ventilation
Vertical
Vapor Retarder
Vent Through Roof
Vent Through Wall
Vinyl
Vinyl Wall Covering
Vinyl Chain Link
Vinyl Composition Tile

West
Window
With
Wire Glass
Water Heater
Without
Waterproof
Weakened Plane Joint
Water Resistant
Weight
Welded Wire Fabric
Welded Wire Mesh
Wood

A.B.
A.B.C.
AC.
Acoust.
A.D.
Add.
Adj.
A.F.F.
AL. or Alum.
Alt.
&
<
Anod.
Arch.
Assy.

BD.
Btwn.
B.O.F.
Bldg.
Blkg.
BM.
B.N.
B.O.
Bot.
Brg.
B.S.
B.U.

C.(or [)
CBC
Cer.
C.B.
CIP
C.J.
CL
Clg.
Clr.
CMU
Clos.
C.O.
Col.
Comp.
Conc.
Const.
Cont.
Coord.
Corr.
Ctr.

d
D.P.
DBA.
D.F.
Dbl.
Dia.
Diag.
Diaph.
Dim.
D.L.
DN
DR.
D.S.
Dtl.
Dwg.
Dwls.

E.
EA.
E.B.
E.J.
Elec.
Elev.
E.N.
Encl.
EQ.
Equip.
E.W.
Ext.
Exist.

FACP
F.B.
F.D.
Fdn.
F.E.C.
F.F.
F.F.E.
F.G.

F.H.C.
F.H.(M.)S.
Fin.
Flr.
Fluor.
F.M.C.
F.N.
F.O.
F.O.B.
F.O.C.
F.O.F.
F.O.M.
F.O.P.
F.O.S.
FT.
Ftg.
F.S.

GA.
Galv.
G.I.
GL.
G.L.B.
GWB

H.B.
HC.
HCMB.
HD.
Hdr.
Hdwr.
Hgr.
Horiz.
HR.
HM.
H.S.S.
HT.
HVAC

H.W.

I.D.
IN.
Incl.
Insul.
Int.

1. It is the responsibility of the contractor to become fully aware of any and all conditions 
related to the site and existing conditions that may effect the cost of scheduling construction 
activities, prior to submitting a bid.

2. Contractor shall be responsible for verifying all dimensions and conditions at the job site 
including soil conditions, and other conditions related to the existing utilities and services 
prior to commencing work.

3. Do not scale drawings or details - use given dimensions. Check details for location of all 
items not dimensioned on plans. Dimensions on plans are to face of framing, exterior face 
of foundation, or centerline of columns, unless noted otherwise.

4. Doors and cased openings without dimensions are to be three (3) inches from face of 
adjacent wall or centered between walls.

5. The drawings indicate general and typical details of construction. Where conditions are not 
specifically indicated but are of similar character to details shown, similar details of 
construction shall be used, subject to review and approval by the architect and structural 
engineer.

6. Building systems and components not specifically detailed shall be installed, as per 
minimum manufacturer recommendations. Contractor shall notify the architect of any 
resulting conflicts prior to commencing work.

7. All work shall conform to applicable building codes and ordinances. In case of any conflict 
wherein the methods or standards of installation or the materials specified do not equal or 
exceed the requirements of the laws or ordinances, the laws or ordinances shall govern.

8. Consulting engineer(s) drawings are supplementary to the architectural drawings. It shall be 
in the responsibility of each contractor to check with the architectural drawings before 
installation of their work. Any discrepancy between the archtitectural drawings and the 
consulting engineer(s) or other supplementary drawings shall be brought to the architect 
and owner's attention in writing. Any dimensions, tags or details not shown shall be 
requested by the contractor to the architect.

9. This project contains glazing that will be subject to federal and local glazing standards and 
the glazing subcontractor shall be responsible for adherance to these requirements. If the 
glazing subcontractor finds discrepancies in the documents not in compliance with the 
standards, he/she shall bring discrepancies to the attention of the architect before 
proceeding.

10. All glazing in hazardous locations, defined by IRC R308.4, shall be safety glazing, including 
but not limited to the safety glazing identified in the construction documents.

11. Install dust barriers and other protection as reqruired to protect installed finishes and 
facilities.

12. There shall be no exposed pipe, conduits, ducts, vents, etc. All such lines shall be 
concealed or furred and finished, unless noted as exposed construction on drawings. Offset 
studs where required, so that finished wall surface will be flush.

13. Contractor shall provide temporary bracing for the structure and structural components until 
all final connections have been completed in accordance with the plans.

14. Carry all footings to solid, undisturbed original earth. Removal all suitable material under 
footings and slab and replace with concrete or compacted fill as directed by engineer and 
architect.

15. All wood framing details not shown otherwise shall be constructed to the minimum 
standards of the IRC.

16. All wood in direct contact with concrete or exposed to weather shall be pressure treated 
with an approved preservative unless decay resistant heartwood of cedar or redwood is 
used. Fasteners for pressure treated wood shall be hot dipped galvanized steel, stainless 
steel, silicon bronze, or copper.

17. Nail gypsum wallboard to all studs, top and bottom plates and blocking with cooler nails @ 
7" o.c. maximum spacing unless shown otherwise. Use 5d for 1/2" wallboard, 6d for 5/8" 
wallboard.

18. Provide galvanic insulation between dissimilar metals.
19. The contractor is to verify the location of all utilities and services to the site prior to 

beginning any site improvements.
20. No materials from the work are to be stock piled on public right-of-ways. All rubbish and 

debris is to be removed from the site.
21. Adjacent properties, streets and walks are to be protected from damage at all times.
22. The contractor shall secure permits required by the fire department prior to building 

occupation. 
23. The contractor shall take all necessary precautions to ensure the safety of the occupants 

and workers at all times during the course of the project.
24. Approved plans shall be kept in a plan box and shall not be used by any workmen. All 

construction sets shall reflect the same information. The contractor shall also maintain in 
good condition, one complete set of plans with all revisions, addenda and change orders on 
the premises at all times. Said plans are to be under the care of the job superintendent. 

25. The contractor and/or the sub-contractors shall apply for, obtain, and pay for all required 
permits and fees except for the building permit.

26. Construction hours, per jurisdiction, are to be observed for all phases of the project.
27. Class "A" roofing is required for fire protection.
28. Remove all vegetation, organic material and wood formwork from under-floor grade before 

the building is occupied for any reason.
29. Fireblocking shall be provided to cut off all concealed draft openings (both vertical & 

horizontal) and to form an effective fire barrier between stories, and between a top story and 
the roof space, including the following: vertically at ceiling and floor levels, horizontally at 
intervals not exceeding 10 feet, at all interconnections between concealed vertical & 
horizontal spaces such as soffits, drop and cove ceilings, in concealed spaces between 
stair stringers at the top and bottom of the run, and at openings around vents, pipes, and 
ducts at ceiling and floor level with an approved material to resist the free passage of flame.

30. Wall covering products sensitive to adverse weather shall not be installed until adequate 
weather protection for the installation is provided. Exterior sheathing shall be dry before 
applying exterior cover. 

31. Interior coverings or wall finishes shall be installed in accordance with IRC chapter 7 and 
tables R702.1(1), R702.1(2), R702.1(3) and R702.3.5. Interior masonry veneer shall comply 
with the requirements of R703.7.1 for support and section R703.7.4 for anchorage, except 
an air space is not required. Interior finishes and materials shall conform to the flame 
spread and smoke density requirements of R302.9.

32. Unless specified otherwise, all coverings shall be fastened in accordance with table R703.3 
or with other approved aluminum, stainless steel, zinc-coated or other corrosion-resistive 
fasteners.

33. Installation of appliances shall conform to the conditions of their listing and label and 
manufacturer's installation instructions. The manufacturer's operating and installation 
instructions shall remain attached to the appliance.

34. A permanent factory-applied nameplate shall be affixed to appliances on which shall 
appear, in legible lettering, the manufacturers name or trademark, the model number, serial 
number, and the seal or mark of the testing agency. The hourly rate in btu/h(w), type of fuel 
or electrical rating and other information as described in IRC M1303.1 and G2404.3 shall be 
required on the label.

35. Where conflicts occur between the IRC and the conditions of listing or the manufacturer's 
installation instructions occur, the provisions of the code shall apply.

36. Fuel-fired appliances shall be designed for use with the type of fuel to which they will be 
connected and the altitude at which they are installed. Appliances that comprise parts of the 
building mechanical system shall not be converted. The fuel input rate shall not be 
increased or decreased beyond the limit rating for the altitude at which the appliance is 
installed.

37. The building or structure shall not be weakened by the installation of mechanical systems. 
Where floors, walls, ceilings or any other portion of the building or structure are required to 
be altered or replaced in the process of installing or repairing any system, the building or 
structure shall be left in a safe structural condition in accordance with the IRC.

38. Heat-producing equipment and appliances shall be installed to maintain the required 
clearances to combustible construction as specificed in the listing and manufacturer's 
instructions. Reduction of clearances shall be in accordance with manufacturer's 
instructions and IRC table M1306.2 or IMC section 308. Clearances to combustibles shall 
include such considerations as door swing, shutters, coverings and drapes. Devices such 
as door stops or limits, closers, drapery ties or guards shall not be used to provide 
adequate clearances.
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1. All mechanical work is to be subcontractor designed & permitted. The final design shall 
be based on the mechanical drawings and specifications contained in this set, and 
shall comply with all applicable codes.

2. The mechanical work must adhere to all requirements of the construction documents. 
See additional notes provided on mechanical drawings if provided.

3. Shop drawings are required to be produced and submitted to the Engineer and/or 
Architect for review prior to commencing work.

4. It shall be the responsibility of each Contractor to check with the Architectural drawings 
before installation of their work. Any discrepancy between the Architectural drawings 
and the consulting engineer(s) or other supplementary drawings shall be brought to the 
Architect's attention in writing.

5. Each Contractor shall obtain his/her ancillary permit(s) as required.
6. Ventilation of all areas shall be in conformance with the 2018 IRC and current local 

Amendments.
7. Combustion air for all fuel-burning appliances to be a minimum rate of 1 SQ. Inch per 

3000 BTU/Hour input. One opening must be in the top 12" of the room. 1" clearance 
around equipment at sides and rear of the appliance. Minimum 30" X 30" clearance in 
front of appliance.

8. Gas logs and gas appliances shall have a shut-off valve within 6 feet of the appliance.
9. Fuel-burning appliances, including fireplaces, are not permitted to be installed in 

sleeping rooms, bathrooms, or toilet rooms unless the appliances are direct vent 
appliances.

10. Fuel-fired water heaters shall not be installed in a room used as a storage closet. Non-
direct-vent water heaters located in a bedroom or bathroom shall be installed in a 
sealed enclosure so that combustion air will not be taken from the living space.

11. Appliances having an ignition source shall be elevated such that the source of ignition 
is not less than 18" above the floor in garages. Rooms or spaces that are not part of 
the living space of a dwelling unit and that communicate with a private garage through 
openings shall be considered to be part of the garage.

12. Submit layout plans, design calculations, and product specifications to county for any 
radiant heat systems used (IRC R106.1). No snow melt tubing or mesh is permitted in 
the public right-of-way without a separate permit from the county engineer.

13. Insulate heating trunk and branch supply ducts in unfinished areas, crawl spaces, 
attics, unheated garages, etc.

14. Vent the dryer to the outside. Maximum length of the duct with two 90 degree elbows is 
15'. Provide makeup air to laundry room.

15. If gas pipe system is over 4 ounces pressure, provide a gas piping schematic for the 
system, including clearly identified operating pressure, type of piping material, size of 
the gas pipe, lengths of the piping runs, capacity of each appliance in BTU's/Hour or 
Cubic Feet of Gas/Hour, the brand and location of each regulator, and venting of each 
regulator (IRC R106.1.1)

16. All exterior joints around windows and doors, openings between walls and roof or 
foundations, openings at penetrations, and all other such openings shall be sealed, 
caulked, gasketed or weather stripped to limit air leakage.

17. Exterior doors are to be 1-3/4" insulated core with full weather strip and threshold. All 
glazing in exterior doors is to be insulating double glazed units with safety glass.

18. All exterior glazing is to be insulating double glazed units.
19. See ResCheck for all Insulation "R" & "U" values.

1. All tank type water closets to have a flow rate of not more than 1.6 gallons per flush.
2. All plumbing work is to be subcontractor designed and permitted. The final design shall 

be based on the mechanical drawings and specifications contained in this set and shall 
comply with all applicable codes including but not limited to the codes referenced on 
G001.

3. The plumbing work must adhere to all requirements of the construction documents and 
performance specifications. Additional notes are contained in the plumbing drawings if 
provided.

4. It is the responsibility of each Contractor to check with the Architectural drawings 
before installation of their work. Any discrepancy between the Architectural drawings  
and other supplementary drawings shall be brought to the Architects attention in 
writing.

5. Provide pressure relief valve for hot water tank. Drain to the outside of the building with 
drain end not more than two feet nor less than 6" above the ground, pointing down.

6. Hot water tanks having flexible pipe connections and over four feet tall shall be 
strapped down to prevent overturn in an earthquake.

7. Provide an approved back flow prevention device at all hose bibs.
8. Contractor shall provide a DWV and water distribution riser diagram for City and 

Architect review.
9. Each horizontal drainage pipe shall be provided with a cleanout at its upper terminal.
10. Contractor to provide horiztonal drainage piping with a cleanout at it's upper terminal.
11. All showerheads to have a flow rate of not more than 2.0s gallons per minute.
12. All plumbing vents through the roof to be minimum 3" pipe.
13. Showers shall be finished to a height of not less than 72" above the floor. Material shall 

be nonabsorbent.

Vacuum Breaker Detail

1. All electrical work is to be subcontractor designed & permitted. The final design shall 
be based on the electrical drawings contained in this set, and shall comply with the 
National Electric Code and local code regulations. The contractor shall perform all work 
in conformity with these regulations whether or not such work is specifically shown in 
these drawings.

2. The electrical work must adhere to all requirements of the construction documents. 
Additional notes are provided on electrical drawings if provided.

3. It shall be the responsibility of each Contractor to check with the Architectural drawings 
before installation of their work. Any discrepancy between the Architectural drawings 
and other supplementary drawings shall be brought to the Architect's attention in 
writing.

4. Each Contractor shall obtain his/her ancillary permit(s) as required.
5. Wiring methods shall be as permitted by code and installation per NECA standards.
6. Electrical Service capacity and size shall be computed by method indicated in the 2018 

IRC.
7. Panels or cabinets enclosing fuses, circuit breakers, switches or other electrical 

service equipment shall be in an unsuspicious, accessible, and protected location and 
shall comply with the 2018 IRC. Electrical Panels must maintain a 30" by 36" working 
space in front of the panel with a minimum clearance of 6' to the underside of the 
ceiling/exposed structure.

8. Electrical meter base shall be located in an area that is protected from outside 
weather. Contractor to coordinate final location with Architect.

9. All devices to be specification grade.
10. Lighting fixtures:

A. Electrical contractor shall install permanent lighting fixtures as indicated on 
plans.

B. All fixtures shall have a U.L. label listing. If not U.L. listed, fixture shall not be 
installed.

C. Height of light switches from finish floor to top of switch to be 48" typical 
unless noted otherwise on drawings. Switch locations shall be approved by 
Owner and Architect prior to commencement of wiring. Boxes shall be 
installed for approval of location.

D. All recessed downlightes to be thermal rated, and all cast in place to be 
included in base bid.

E. All specialty lighting to be coordinated with Architect for power requirements 
by electrical contractor. 

F. All recessed downlights to be included in base bid with trim rings as specified 
on the fixture schedule or by Architect/Interior Designer.

G. All lights in closets shall comply with the clearance dimensions of the 2018 
IRC.

H. Flush mount all switches.
11. Receptacle Outlets:

A. Except where otherwise shown on drawings, the mounting from the floor to 
center of outlet shall be 12". Telephone outlets shall be 12". At desks and work 
surfaces, the outlet shall be 6" above surface. 

B. All outlets within bathrooms, within 6'-0" of sinks, in garages, and all outside 
outlets shall be G.F.C.I. type outlets typical. All outlets in garage to be 24" 
above floor minimum.

C. Unless noted otherwise on drawings, locate and install one G.F.I. weather 
protected grade level receptacle, and receptacle outside at soffit at each 
exterior door.

D. Flush mount all receptacles.
E. All branch circuits that suply 120 volt, single phase, 15 and 20 ampere outlets 

installed in bedrooms shall be protected by a combination type arc-fault circuit 
interrupter (A.F.C.I.) installed to provide protection of the branch circuit.

F. All 15 and 20 Amp receptacles within the dwelling unit shall be tamper 
resistant receptacles.

12. Vents:
A. Electrical contractor shall be responsible for prividing and wiring all fans, fan 

motors, as required. All connections shall be in accordance with the 2018 IRC.
B. All ventilation fans shall be installed by electrical contractor. All vents shall 

meet the 2015 IRC for requirements of air changes.
13. Smoke Alarms shall be located in each sleeping room and outside of each separate 

sleeping area. All smoke alarms shall be interconnected and wired to the primary 
power source and have battery backup.

14. Carbon monoxide detectors shall be installed on each habitable level of a dwelling unit 
equipped with a fuel burning appliance.

15. Contractor shall coordinate with mechanical contractor for all power requirements. 
Electrical contractor shall be responsible for electrical services for mechanical room.

16. All drawings indicate locations as diagramatically. Locations shall be per appropriate 
codes. Contractor to coordinate final location with Architect.

17. Electrical contractor shall coordinate his work with the work of other trades, and have 
his work schedule so as not to delay the work of other trades.

18. The electrical contractor shall be responsible for inspection and approval of wiring, 
installation of fixtures, and equipment, and for final acceptance of the complete 
electrical installations by the underwriters and by local electrical inspectors. Electrical 
contractor shall perform all tests as required.

19. Electrical contractor shall be responsible for clean up of all electrical equipment at 
completion of electrical portion of work.

(UFER) Concrete-Encased Grounding Electrode Detail
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R-21 HIGH PERFORMACNE FACED 
FIBERGLASS BATT INSULATION 
BETWEEN STUDS

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

SHEATHING PER STRUCTURAL
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2X6 WD. STUDS @ 16" O.C.

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

*1/2" CEMENTITIOUS  TILE BACKER BD. 
AT ALL WET AREA LOCATIONS IN 
BATHROOM, KITCHEN & UTILITY ROOMS

3-1/2" SOUND ATTENUATION BLANKETS 
@ ALL BATHROOM LOCATIONS
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R-21 HIGH PERFORMANCE FACED 
FIBERGLASS BATT INSULATION 
BETWEEN STUDS

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

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

2X6 WD. STUDS @ 16" O.C.
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CONT. BUILDING WRAP

1-HOUR FIRE RATED CONSTRUCTION
PER UL DESIGN # U305

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

CONT. ROLL ON WATER PROOFING 
MEMBRANE
WALL TILE OVER THINSET MORTAR 
WHERE OCCURS, SEE FINISH PLANS

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

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

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 LOCATIONS IN 
BATHROOM, KITCHEN & UTILITY ROOMS
CONT. ROLL ON WATER PROOFING 
MEMBRANE
WALL TILE OVER THINSET MORTAR 
WHERE OCCURS, SEE FINISH PLANS

VAPOR BARRIER

1/2" GYP. BD.
CONT. VAPOR BARRIER

FLOOR FINISH PER FINISH SCHEDULE

PLYWOOD SHEATHING PER STRUCTURAL

FLOOR JOISTS PER STRUCTURAL

1/2" PLYWOOD SHEATHING

ROOF SHEATHING PER STRUCTURAL

ROOF JOISTS PER STRUCTURAL.

FULLY ADHERED 60-MIL REINFORCED TPO 
MEMBRANE ROOF, WHITE

3" R19.5 CLOSED CELL MEDIUM DENSITY 
SPRAY FOAM INSULATION. CONFIRM WITH 
MNFR MIN. & MAX THICKNESS FOR 
PERFORMANCE OF CLASS II VAPOR 
RETARDER

SOFFIT FINISH PER REFLECTED CEILING 
PLAN

EXTERIOR
CONT. VAPOR BARRIER

R-30 FULL CAVITY FACED FIBERGLASS BATT 
INSULATION

REINFORCEMENT PER STRUCTURAL

SLAB ON GRADE PER STRUCTURAL

CONT. VAPOR BARRIER, INSTALLED PRIOR TO 
MODULAR UNIT PLACEMENT.

4" COMPACTED AGGREGATE

COMPACTED FILL, 95% COMPACTION

6-1/4" R-19 FIBERGLASS BATT INSULATION

EXTERIOR

EXTERIOR

INTERIOR
EXTERIOR

INTERIOR

EXTERIOR

CONT. VAPOR BARRIER

LEGEND - WALL TYPES

LEGEND - FLOOR & ROOF TYPES



1. WHEN SHOWN IN PLAN, ALL DIMENSIONS ARE TO FACE OF STUD, FACE OF 
CONCRETE, CENTERLINE OF COLUMNS, OR CENTERLINE OF WALL 
ASSEMBLIES, U.N.O. 

2. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS GOVERN. 
3. ALL CLEAR DIMENSIONS ARE NOT TO BE ADJUSTED WITHOUT APPROVAL OF 

THE ARCHITECT.
4. SEE SITE PLAN FOR OVERALL SITE DIMENSIONS AND NOTES NOT SHOWN.
5. ALL GRID LINES INDICATE CENTER OF STRUCTURAL WALL OR FACE OF 

STRUCTURAL MATERIAL, U.N.O.
6. WINDOW TYPES AND LOCATIONS SHALL BE AS PER BUILDING PLANS, NOT 

ENLARGED PLANS.
7. SEE ENLARGED PLANS FOR DIMENSIONS, TAGS, KEYNOTES, NOTES, ETC. 

NOT SHOWN.
8. SEE FINISH LEGEND FOR TYPICAL FINISHES, U.N.O.
9. SEE REFLECTED CEILING PLANS FOR LOCATIONS AND DIMENSIONS OF 

SOFFITED AREAS.
10. PROVIDE AND INSTALL 2X FLAT WOOD BLOCKING FOR ALL BATH 

ACCESSORIES, HANDRAILS, CABINETS, TOWEL BARS, WALL MOUNTED 
FIXTURES AND ANY OTHER ITEMS ATTACHED TO WALLS.

11. ALL CHANGES IN FLOOR MATERIALS OCCUR AT CENTERLINE OF DOOR OR 
FRAMED OPENINGS UNLESS OTHERWISE INDICATED ON THE DRAWINGS.

12. AT AREAS OF TRANSITION BETWEEN DIFFERENT WALL ASSEMBLIES, 
CONTINUE THICKEST LAYER OF SUBSTRATE OR FINISH TO PROVIDE A FLUSH 
FINISHED SURFACE IN ALL DIRECTIONS TO NEAREST PERPENDICULAR 
SURFACE (WALL, CEILING, ETC.), U.N.O.

13. PROVIDE BATT INSULATION AT INTERIOR WALLS FOR ACOUSTIC PURPOSES 
AT BATHROOMS, LAUNDRY ROOMS AND MECHANICAL ROOMS, U.N.O. 

14. ALL BLOCKOUTS IN SLABS, WALLS, FOOTINGS AND P.T. SLABS WHERE 
OCCUR SHALL BE COORDINATED AND PROVIDED, EVEN IF NOT SPECIFICALLY 
SHOWN ON DRAWINGS. 

,1"

,1"

,1"

DIMENSION - DENOTING FACE OF STRUCTURE/FRAMING U.N.O.

DIMENSION - DENOTING CENTERLINE

DIMENSION - DENOTING FACE OF FINISH/CLEAR

0 GRID LINE REFERENCE - FACE OF STUD, EDGE OF 
CMU/CONCRETE

1

A101

SIM BUILDING SECTION 
REFERENCE

DWG. NO.

SHEET NO.

1

A101

SIM WALL SECTION 
REFERENCE

DWG. NO.
SHEET NO.

A30003

01

A350

01

A350

A300 01

A300

02

A300

04

1

1

B B

2

2

A A

31' - 8"

13
' -

 2
"

02

A350

02

A350

13' - 2" 5' - 10" 2' - 8" 10' - 0"

1'
 -

 4
 1

/2
"

8'
 -

 2
 1

/2
"

3'
 -

 1
"

3'
 -

 7
"

3'
 -

 4
"

1'
 -

 4
"

31' - 8"

6'-0 X 8'-0 
FRENCH

3'-0 X 6'-0 
SLIDER

SILL @ 3'-6"

3'
 -

 1
 1

/4
"

6'
 -

 0
 1

/2
"

4'
 -

 0
 1

/4
"

6'
 X

 1
'-8

"
F

IX
E

D
S

IL
L 

@
 6

'-0
"

A200 05
A200 09

07

2'-6" X 8'-0" 
FLUSH PANEL

3'
-0

" 
X

 8
'-0

"
F

LU
S

H
 P

A
N

E
L

S
O

LI
D

 C
O

R
E

B
A

R
N

 D
O

O
R

A20015

Living
Bath

Bed

14

2

1 21

1

3

3

3

3
3

1'
 -

 4
 1

/2
"

4'
 -

 1
"

ON DEMAND ELECTRIC HOT WATER 
HEATER BY OWNER

3'-0 X 8'-0 
FIXED

SILL @ 0'-0" 36
"X

36
" 

C
LR

.

SIM.
OPP.

36
"X

36
" 

C
LR

.

06
10

1

04

11

08
12

13

3 3

5' - 8" 6' - 0" 20' - 0"

C C

SIM.
TYP.

A400

07

A400

07

A400

08

24"

16"

24"

25"

24"

PLUMBING HOOKUP ACCESS HATCH 
IN FLOOR

06

A400

1' - 7 3/4"
1' - 0 3/4"

9' - 0 1/2" 11' - 2 1/2" 6' - 0"

1' - 0 3/4"
1' - 7 3/4"

1

1

B B

2

2

A A

31' - 8"

13
' -

 2
"

PLUMBING VENTS, PAINT TO 
MATCH ROOF COLOR. FLASH PER 
MNFR. INSTALL REQUIREMENTS.

S
LO

P
E

 1
/4

" 
P

E
R

 1
'-0

"

PREFINISHED ALUMINUM 
GUTTER, SEE BUILDING SECTION/ 
DETAILS.

MEMBRANE ROOF, SEE ROOF 
TYPES ON G003

C C

01

A400

02

A400

16
"

28
"

34
"

22 3/4"

24" CLR.

22"

17 3/4" CLR.

12"

22" CLR. 46 3/4" 29 3/4"

PANEL
FRIDGE

DISH
WASH

OVEN

TAPERED FILLER PANEL

BACKSPLASH, SEE 
INTERIOR FINISH 
SCHEDULE

SINK, FAUCET AND 
CONTROLS, SEE PLUMBING 
FIXTURE SCHEDULE.
INDUCTION COOKTOP, SEE 
EQUIPMENT SCHEDULE.

70
"

5"

10
4"

24
"

36
"

98 1/2"

RECIRCULATING HOOD, 
SEE APPLIANCE SCHEDULE

2'
 -

 1
0"

5'
 -

 1
0"

STACKED WASHER/DRYER 
UNIT, SEE EQUIPMENT 
SCHEDULE.

TEMPERED GLASS 
PARTITION SET IN FULL 

BEAD OF SILICON. PROVIDE 
FULL LENGTH GASTET AT 
GLASS/WALL INTERFACE 

(3) EQUALLY SPACED CRL 
FLAT BASE GLASS CLIPS, 

BLACK 

RECESSED W/D HOOKUP 
BOX

FILLER PANEL

2' - 3 1/2"

3" COVED TILE BASE WITH 
SCHLUTER TERMINATION 
STRIP, SEE BUILDING 
DETAILS

EQ. EQ. EQ.

DRAWER DRAWER DRAWER

133 1/2" V.I.F.

18
"

EQ. 32" 32" EQ.

64
"

TAPERED FILLER PANEL

40
"

10
4"

V.I.F.

134 1/2"

18
"

28
"

58
"

18
"

64"

3/4" BALTIC BIRCH BED 
MILLWORK, TYP. SEE 
INTERIOR FINISH SCHEDULE

4'
 -

 0
"

7'
 -

 2
"

2'
 -

 1
0"

8"

EQ EQSCONCE LIGHT, SEE 
ELECTRICAL SCHEDULE

OVAL MIRROR BY OWNER

WALL MOUNT FAUCET AND 
CONTROLS, SEE PLUMBING 

SCHEDULE

SURFACE MOUNT VESSEL SINK, 
SEE PLUMBING SCHEDULE

COUNTER TOP AND INTEGRAL 
BACKSPLASH, SEE FINISH 

SCHEDULE

SURFACE MOUNT TOILET 
PAPER HOLDER, SEE 

ACCESSORY SCHEDULE
FLOOR MOUNT WATER CLOSET, 

SEE PLUMBING SCHEDULE

SHOWER HEAD AND 
CONTOLS, SEE PLUMBING 
SCHEDULE

24" TOWEL BAR, SEE 
ACCESSORY SCHEDULE

3" COVED TILE BASE WITH 
SCHLUTER TERMINATION 
STRIP, SEE BUILDING 
DETAILS

A400

10

14
 1

/2
"

18
"

27"

48
" 

A
F

F
36

"

2'
 -

 0
"

3' - 8 1/2" 3' - 8 1/2"

LINE OF MILLWORK 
(SHOWN DASHED)

MINI-SPLIT WALL HUNG 
INTERIOR UNIT, SEE 
EQUIPMENT SCHEDULE.

BIRCH PLYWOOD FINISH, 
SEE INTERIOR FINISH 
SCHEUDLE

2' - 0"2' - 0"

1/2" J-MOLD REVEAL @ B.O.  
WALL. SEE BUILDING DETAILS

8'
 -

 0
"

23 1/4" 24 3/4"

18
"

3/4" BALTIC BIRCH BED 
MILLWORK, TYP. SEE 
INTERIOR FINISH SCHEDULEADJ. SHELF

DRAWER SOLID

EQ. EQ.

LINE OF MILLWORK 
(SHOWN DASHED)

MINI-SPLIT WALL HUNG 
INTERIOR UNIT, SEE 
EQUIPMENT SCHEDULE.

8'
 -

 0
"

2'
 -

 0
"

EQ.EQ.

BIRCH PLYWOOD FINISH, 
SEE INTERIOR FINISH 
SCHEUDLE

1/2" J-MOLD REVEAL @ B.O. 
WALL. SEE BUILDING DETAILS

1/2" J-MOLD REVEAL @ B.O.  
WALL. SEE BUILDING DETAILS

TRIMLESS DOOR, SEE 
DETAILS OR 1/2" REVEAL

'EVERBILT' SLIDING BARN 
DOOR HARDWARE, BLACK 

FINISH. PROVIDE HORIZONTAL 
BLOCKING FOR RAIL INSTALL.

1/2" J-MOLD REVEAL @ B.O. 
WALL. SEE BUILDING DETAILS

1/2" J-MOLD REVEAL @ B.O.  
WALL. SEE BUILDING DETAILS

ADJ. SHELF

DRAWERSOLID

84 1/4"

23 1/4"24 3/4"36"

18
"

3/4" BALTIC BIRCH BED 
MILLWORK, TYP. SEE 
INTERIOR FINISH SCHEDULE

TRIMLESS DOOR, SEE 
DETAILS OR 1/2" REVEAL

3" COVED TILE BASE WITH 
SCHLUTER TERMINATION 
STRIP, SEE BUILDING 
DETAILS

3" COVED TILE BASE WITH 
SCHLUTER TERMINATION 
STRIP, SEE BUILDING 
DETAILS

1'
 -

 6
"

FACE MOUNT TOILET PAPER 
HOLDER, SEE ACCESSORY 
SCHEDULE

3/4" BIRCH PLYWOOD DOOR 
HUNG ON (3) CONCEALED 
HINGES SET IN 3/4" BIRCH 

FRAME. ROUTE HANDLE TO 
MATCH MILLWORK. PROVIDE 

1/4" UNDERCUT. 

27 1/2"

48
"

ELECTRICAL PANEL, PAINT 
TO MATCH ADJACENT 

WALL FINISH.

5'
 -

 8
"

1

1

B B

2

2

A A

C C

3 1/4"

5' - 6 1/4"

2 1/2"

5' - 4"

2 1/2"

20' - 1 1/2"

13
' -

 2
"

1'
 -

 1
0"

1'
 -

 1
0 

1/
4"

4 
3/

4"

31' - 8"

CONT. PRESSURE TREATED SILL PLATE WITH 
RECESSED ANCHOR BOLTS, SEE STRUCTURAL. 

INSET FROM PERIMETER OF CONC. FOUNDATION 
1/2" TO RECIEVE OVERHUNG SHEATHING OF 

MODULAR UNIT. SEE ARCHITECTURAL DETAILS. 

THICKENED SLAB FOUNDATION, SEE STRUCTURAL

NOTCH SILL PLATE AS REQ'D FOR REMOVAL OF 
LIFT STRAPS ON MODULAR UNIT, TYP. OF (4). 
COORDINATE FINAL LOCATIONS WITH CRANE 

PROVIDER

SONO-TUBE FOUNDATION AND 
PRESSURE TREATED COLUMN, TYP. SEE 
STRUCTURAL

GENERAL NOTES - FLOOR PLAN

LEGEND - FLOOR PLAN

1/4" = 1'-0"02 Floor Plan
1/4" = 1'-0"03 Roof Plan

1/4" = 1'-0"05 Living - East

1/4" = 1'-0"14 Bathroom North

1/4" = 1'-0"07 Living - West

1/4" = 1'-0"09 Bedroom - East

1/4" = 1'-0"15 Bathroom - West

1/4" = 1'-0"10 Bedroom - North

1/4" = 1'-0"06 Living - North
1/4" = 1'-0"04 Living - South

1/4" = 1'-0"11 Bedroom - West
1/4" = 1'-0"08 Bedroom - South

1/4" = 1'-0"13 Bathroom - East
1/4" = 1'-0"12 Bathroom - South

1/4" = 1'-0"01 Foundation Plan
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O
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MINI
SPLIT

96" AFF

WP

1/2" GYP.BD. REVEAL WITH U-MOLD, 
ALIGN WITH EDGE OF INTERIOR 

WALL

WD. SOFFIT, SEE EXTERIOR 
ELEVATIONS

8'
-0

" 
H

E
A

D
E

R

NOTE: ALL ELECTRICAL OUTLETS, COVERS, LIGHT 
SWITCH AND PLATES TO BE BLACK FINISH

S
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O
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E
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96" AFF
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GFCI

COND. UNIT
GFCI
W.P.

24
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A
F

F
24

" 
A

F
F

F1
W5

W1
W1

W1 B2

F1
W1

-
W1

- B2

F2
W1

W1
W1

W1 B1F3
W2

W2
-

W2 B1

F1
W5

W1
W1

W1 B2

F2

F4

GYP. BD. CEILING

NO CEILING OR EXPOSED TO STRUCTURE

3" CEDAR, SEE EXTERIOR FINISH SCHEDULE

4" RECESSED LED DOWNLIGHT, MATT BLACK. 
WATER PROOFED WHERE INDICATED

HARDWIRED COMBINATION SMOKE & CO SENSORS/C

4-PLEX FLOOR OUTLET

GFCI

DUPLEX WALL OUTLET

DUPLEX  WALL OUTLET - GROUND FAULT CIRCUIT 
INTERRUPTER

FOURPLEX OUTLET & DATA FOR T.V.

GFCI
W.P.

DUPLEX  WALL OUTLET - GROUND FAULT CIRCUIT 
INTERRUPTER, WEATHER PROTECTED

S

S SWITCH, 2-WAY

SWITCH, 3-WAY

50 CFM EXHAUST FAN

VANITY LIGHT

UNDERCABINET L.E.D. LIGHT, ROUTED FLUSHED INTO 
CABINETRY

WP

1/2" BIRCH PLYWOOD, SEE INTERIOR FINISH SCHEDULE

EXTERIOR CUSTOM LIGHT, SEE EXTERIOR ELEVATIONS

MARK MATERIAL MANUFACTURER COLOR / MODEL # 

FLOOR

F1

F2

LINOLEUM

TILE

FORBO MARMOLEUM - CONCRETE

TBD TBD

F3 TILE - ACCENT TBD TBD

BASE

B1

B2

3" COVED TILE

1/2" GYP. BD. REVEAL

TBD TBD

TBD TBD

WALLS

W1

W2

GYP. BD. - PAINTED TBD TBD

TBD TBDTILE

CEILINGS/SOFFITS

C1 GYPBOARD - PAINTED TBD TBD

COUNTERS

CT1 QUARTZ

CT2 NOT USED

TBD TBD

N/A N/A

MILLWORK

M1 BIRCH PLYWOOD - STAINED

M2

TBD CLEAR COAT

N/A N/ANOT USED

W3 TBD TBDTILE - ACCENT

W4 3-FORM CUSTOM LIVEMODAL GRAPHIC3-FORM RESIN

W5 TBD CLEAR COAT1/2" BIRCH PLYWOOD

C1 1/2" BIRCH PLYWOOD TBD CLEAR COAT

F4 EXTERIOR DECKING TBD TBD

XX

XX
XXXXXX XX

WALL FINISH, TYP.

BASE FINISH

FLOOR FINISH

1. ALL DIMENSIONS TO FACE OF STRUCTURAL MATERIAL, U.N.O.
2. ALL GRID LINES INDICATE CENTER OF STRUCTURAL WALL OR FACE OF 

STRUCTURAL MATERIAL, U.N.O.
3. WRITTEN DIMENSIONS TO PREVAIL OVER SCALING OF DRAWINGS. 

SUBCONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION 
AND IMMEDIATELY NOTIFY ARCHITECT OF ANY DISCREPANCIES.

4. REFER TO FRAMING PLANS AND SECTIONS FOR CLARIFICATION AND 
DIMENSIONS OF SOFFITED AREAS.

5. FOR ALL DOOR, WINDOW & WALL TYPES REFER TO FLOOR PLANS AND 
ENLARGED PLANS.

6. REFER TO MECHANICAL DRAWINGS FOR ADDITIONAL INFORMATION ON 
ACCESS PANELS AND GRILLE SIZES.

7. PROVIDE CONCEALED PENDANT TYPE SPRINKLER HEADS AT ALL UNIT 
LOCATIONS.

LOCATION TYPE MANUFACTURER MODEL # / COLOR

KITCHEN SINK - FAUCET & CONTROLS TBD TBD

KITCHEN SINK TBD TBD

BATHROOM SINK LUXART TBD

BATHROOM SINK - FAUCET & CONTROLS TBD TBD

BATHROOM SHOWER HEAD AND CONTROLS TBD TBD

BATHROOM WATER CLOSET TBD TBD

LOCATION TYPE MANUFACTURER MODEL # / COLOR

KITCHEN RECESSED L.E.D. UNDERCAB TBD TBD

LIVING 4" RECESSED L.E.D. CAN TBD MATT BLACK

BATHROOM VANITY LIGHT TBD TBD

BATHROOM 4" RECESSED L.E.D. CAN TBD MATT BLACK

BATHROOM 90 CFM BATHROOM FAN BROAN QTRE090C

LOCATION TYPE MANUFACTURER MODEL # / COLOR

KITCHEN DISHWASHER BLOMBERG STANDARD TUB, 5 CYCLES, ELECTRONIC, TOP CONTROL , FULLY INTEGRATED

KITCHEN INDUCTION COOKTOP

KITCHEN ELECTRIC RANGE BLOMBERG 24" SELF CLEAN CONVECTION WALL OVEN, STAINLESS STEEL

KITCHEN REFRIGERATOR BLOMBERG 21.9" FULLY INTEGRATED REFRIGERATOR

BATHROOM WASHER - STACKED BLOMBERG 24" FRONT-LOAD WASHER

BATHROOM DRYER - STACKED BLOMBERG 24" ELECTRIC DRYER

CLOSET ELECTRIC ON DEMAND H20 TBD TBD

BLOMBERG 24" ELECTRIC COOKTOP, KNOB CONTROL, 4 ZONE COOKING - BLACK

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

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

LOCATION TYPE MANUFACTURER MODEL # / COLOR

BATHROOM TOWEL RACK TBD TBD

BATHROOM TOILET PAPER HOLDER TBD TBD

BATHROOM MIRROR TBD TBD

1/4" = 1'-0"01 Reflected Ceiling Plan
1/4" = 1'-0"02 Finish Plan & Schedule

LEGEND - RCP

INTERIOR FINISH SCHEDULE & LEGEND

GENERAL NOTES - RCP

PLUMBING FIXTURE SCHEDULE

ELECTRICAL FIXTURE SCHEDULE

EQUIPMENT SCHEDULE

ACCESSORY SCHEDULE



WHEN SHOWN IN ELEVATION OR SECTION, ALL DIMENSIONS ARE 
TO TOP OF PLATE, TOP OF CONCRETE OR TOP OF CEMENT-BASED 
UNDERLAYMENT, U.N.O.
DO NOT SCALE DRAWINGS, WRITTEN DIMESNSIONS GOVERN.
ALL CLEAR DIMENSIONS ARE NOT TO BE ADJUSTED WITHOUT 
APPROVAL OF THE ARCHITECT.

1.

2.
3.

T.O. Sheathing
0' - 0"

1

T.O. Concrete
-1' - 3 1/8"

2

T.O. Wall Low
8' - 10"

B.O. Foundation
-4' - 0 1/8"

WALL VENT FOR DRYER, 
PAINT GRILLE TO MATCH 
ADJACENT EXTERIOR SIDING
WALL VENT FOR BATHROOM 
CEILING FAN, PAINT GRILLE 
TO MATCH ADJACENT 
EXTERIOR SIDING

PREFINISHED MTL. DOWNSPOUT 
& GUTTER, PAINT TO MATCH 
ADJACENT EXTERIOR SIDING

DOWNSPOUT ELBOW AND 24" 
SPLASH BLOCK

Finish Grade
-1' - 9 1/8"

6

8

8

6'
 -

 0
"

16' - 8"15' - 0"

MINI SPLIT AIR CONDENSING 
UNIT, WALL HUNG PER MNFR 
PROVIDED CAGE. SEE 
EQUIPMENT SCHEDULE

1

T.O. Sheathing
0' - 0"

B

T.O. Concrete
-1' - 3 1/8"

A

T.O. Wall Low
8' - 10"

T.O. Wall High
9' - 1"

B.O. Foundation
-4' - 0 1/8"

C

1-1/2" X 1-1/2" STEEL TUBE HANDRAIL, 
SEE BUILDING SECTIONS

Finish Grade
-1' - 9 1/8"
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"

T.O. Sheathing
0' - 0"

1

T.O. Concrete
-1' - 3 1/8"

2

T.O. Wall High
9' - 1"

B.O. Foundation
-4' - 0 1/8"

Finish Grade
-1' - 9 1/8"

1 3 1

4

1

6

11 1/4"

CUSTOM LIVEMODAL LIGHT 
FIXTURE BY LIVEMODAL, PROVIDE 

POWER

7

T.O. Sheathing
0' - 0"

B

T.O. Concrete
-1' - 3 1/8"

A

T.O. Wall Low
8' - 10"

T.O. Wall High
9' - 1"

B.O. Foundation
-4' - 0 1/8"

1-1/2" X 1-1/2" STEEL TUBE HANDRAIL, 
SEE BUILDING SECTIONS
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Finish Grade
-1' - 9 1/8"
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MARK MATERIAL MANUFACTURER COLOR / MODEL # 

1

2

VERTICAL WOOD SIDING - 6"

HORIZONTAL WOOD SIDING - 6"

TBD STAINED - CHARCOAL

TBD STAINED - CHARCOAL

3 VERTICAL WOOD SIDING - 3" TBD STAINED - CHARCOAL

4 HORIZONTAL WOOD SIDING - 3" TBD STAINED - CHARCOAL

5 CEMENT BOARD TBD 18" X 36" PANELS, EXPOSED FASTENERS

6 PLASTERED FOUNDATION WALL TBD COLOR TO MATCH EXTERIOR SIDING

7 MTL. ROOF FLASHING TBD BLACK

8 ALUM. GUTTER AND DOWNSPOUT TBD BLACK

9 STEEL HANDRAIL TBD POWDERCOAT BLACK

10 STAIR RISER TBD STAIN TO MATCH DECK FINISH

GENERAL NOTES - ELEVATIONS

1/4" = 1'-0"04 OVERALL - NORTH
1/4" = 1'-0"03 OVERALL - EAST

1/4" = 1'-0"02 OVERALL - SOUTH
1/4" = 1'-0"01 OVERALL - WEST

Southeast PerspectiveSouthwest Persective

Northeast Perspective Northwest Perspective

EXTERIOR FINISH SCHEDULE



1. THESE BUILDING SECTIONS ARE SHOWN FOR SPACIAL RELATIONSHIPS 
ONLY AND SHOULD NOT BE SOLE BASIS FOR JOINING MATERIALS. REFER 
TO CALLOUT DETAILS OR ASK ARCHITECT IF UNCERTAIN OR IF CONFLICTS 
OCCUR.

2. WHEN SHOWN IN ELEVATION OR SECTION, ALL DIMENSIONS ARE TO TOP OF 
PLATE, TOP OF CONCRETE, U.N.O

3. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS GOVERN.
4. ALL CLEAR DIMENSIONS ARE NOT TO BE ADJUSTED WITHOUT APPROVAL 

OF THE ARCHITECT.

,1"

,1"

,1"

DIMENSION - DENOTING FACE OF STRUCTURE/FRAMING U.N.O.

DIMENSION - DENOTING CENTERLINE

DIMENSION - DENOING FACE OF FINISH/CLEAR

0 GRID LINE REFERENCE - FACE OF STUD, EDGE OF CMU

1

A101

SIM BUILDING SECTION 
REFERENCE

DWG. NO.

SHT. NO.

1

A101

SIM WALL SECTION 
REFERENCE

DWG. NO.
SHT. NO.

EARTH

PROPOSED GRADE

EXISTING GRADE

T.O. Sheathing
0' - 0"

1

T.O. Concrete
-1' - 3 1/8"

2

T.O. Wall Low
8' - 10"

02

A350

T.O. Wall High
9' - 1"

SIM

B.O. Foundation
-4' - 0 1/8"

Finish Grade
-1' - 9 1/8"

A400

05

SIM.

A400

03

A400

09

CAST IN PLACE THICKENED 
SLAB FOUNDATION PER 
STRUCTURAL

1'
 -

 3
 1

/8
"

8'
 -

 1
0"

3"

A400

05

A400

03

OPP. HAND

A400

11

T.O. Sheathing
0' - 0"

01

A350
B

T.O. Concrete
-1' - 3 1/8"

A

T.O. Wall Low
8' - 10"

T.O. Wall High
9' - 1"

B.O. Foundation
-4' - 0 1/8"

3"
8'

 -
 1

0"
1'

 -
 3

 1
/4

"
6"

2'
 -

 3
" MIN. 11" TREAD
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3/
4"

C

Finish Grade
-1' - 9 1/8"

A400

04
A400

05

A400

01

A400

02

11" MIN.

7 
1/

2"
 M

A
X

. R
IS

E

1-1/2" X 1-1/2" STEEL TUBE HANDRAIL, 
PROVIDE 3-1/2" X 3-1/2" BASE PLATE TO 
ANCHOR TOP SUPPORT TO DECK 
SHEATHING. CAST BOTTOM SUPPORT 
INTO 6" DIAMETER CONCRETE SONO-
TUBE FOOTING

3'
 -

 0
"

DECK TO BE FABRICATED ON SITE. 
INSTALL DECK FINISH POST 
DELIVERY OF MODULAR UNIT

CAST IN PLACE THICKENED 
SLAB FOUNDATION PER 
STRUCTURAL

2' - 2" EXTENTION

2X10 RISER, PAINT BLACK

2X NAILER, TYP.

2X PRESSURE TREATED 
LUMBER, STAND OFF GRADE. 
PAINT BLACK

BEAM PER STRUCTURAL, PAINT 
BLACK

CARRIAGE STRINGER, PAINT TO 
MATCH EXTERIOR WALL FINISH

GENERAL NOTES - SECTIONS

LEGEND - SECTIONS

1/2" = 1'-0"01 Section 1

1/2" = 1'-0"02 Section 2



DOOR FRAME, SET IN CONT. BED OF SEALANT

2X PRESSURE TREATED DECK FRAMING PER STRUCTURAL

1X2 PRESSURE TREATED FURRING STRIPS @ 12" O.C. RUN 
PERPENDICULAR TO DECKING

CONT. WATERPROOFING MEMBRANETURN DOWN FACE OF 
EXTERIOR WALL MIN. 8"

PEEL & STICK FLASHING TAPE, LAP OVER WATERPROOFING 
MEMBRANE. TURN UP EA. JAMB WALL MIN. 8"

PRESSURE TREATED SILL PLATE, NOTCH SILL TO RECIEVE 
ACHOR BOLT PER STRUCTURAL. SET IN FULL BED OF 
MASTIC.

FOUNDATION PER STRUCTURAL

BATT INSULATION BETWEEN JOISTS, SEE FLOOR TYPES

HANGER PER STRUCTURAL

JOIST PER STRUCTURAL

BLOCKING, AS REQ'D FOR DOOR INSTALL

BEAM PER STRUCTURAL

DECKING PER FINISH PLANS

X

T.O. Sheathing
0' -0"

T.O. Concrete
See Building Sections

CAST-IN ANCHOR BOLT PER STRUCTURAL

2X LEDGER PER STRUCTURAL, ANCHORS SET IN BEAD OF 
MASTIC

VAPOR RETARDER

CONT. BACKERROD AND SEALANT

GRADE

EXTERIOR WALL FINISH, SEE WALL TYPE FOR 
SPECIFICATION

BUILDING WRAP, LAP OVER MTL. FLASHING

METAL FLASHING AND DRIP EDGE

HANGER PER STRUCTURAL

BEAM PER STRUCTURAL

FOUNDATION PLASTER, COLOR TO MATCH 
EXTERIOR SIDING. TYP. WHERE EXPOSED 

ABOVE GRADE

CONC. FOUNDATION PER STRUCTURAL

JOIST PER STRUCTURAL

BATT INSULATION BETWEEN JOISTS, SEE FLOOR 
TYPES.

PRESSURE TREATED SILL PLATE PER 
STRUCTURAL SET IN FULL BED OF MASTIC, 

NOTCH SILL TO RECIEVE ANCHOR BOLT PER 
STRUCTURAL.

EXTERIOR SHEATHING PER STRUCTURAL, 
SET FLUSH WITH EXTERIOR FACE OF CONC.  

FOUNDATION

VAPOR BARRIER,  LAP UNDER SILL PLATE

BATT INSULATION BETWEEN STUDS, SEE 
WALL TYPES.

X

T.O. Sheathing
0' -0"

1/
2"

WALL FINISH, SEE INTERIOR 
FINISH SCHEDULE

J-MOLD AT BASE OF FINISH.

SILL PLATE, PAINT INTERIOR 
FACE BLACK FOR FINISH 
REVEAL.

FINISH FLOOR, SEE INTERIOR 
FINISH SCHEDULE

6"
 M

IN
.

CONT. 2X NAILER

EXTERIOR WALL FINISH, SEE 
EXTERIOR FINISH SCHEDULE

SHIM, AS REQ'D

BUILDING WRAP

BLOCKING PER STRUCTURAL

OSB FILLER STRIP

TPO ROOFING MEMBRANE, TURN 
DOWN AND LAP OVER BUILDING 

PAPER MIN. 8". SEE ROOF TYPES 
FOR SPECIFICATION.

CONT. BLOCKING FOR CLEAT 
INSTALLATION

SHEET METAL GRAVEL STOP & 
DRIP EDGE O/ METAL CLEET

CLOSED CELL MEDIUM DENSITY 
SPRAY FOAM INSULATION. SEE 

ROOF/FLOOR TYPES.

HEAT WELD O/ MTL. DRIP EDGE TO 
TPO ROOFING MEMBRANE

BATT INSULATION, SEE 
ROOF/FLOOR TYPES

HEADER PER STRUCTURAL

EXTERIOR WALL FINISH, SEE 
EXTERIOR FINISH SCHEDULE

CONT. 1X FURRING STRIP/NAILER

BLOCKING PER STRUCTURAL

EXTERIOR SHEATHING

X

T.O. Wall
See Building Sections

PACK CAVITY WITH INSULATION 
STRIP

ROOF JOIST PER STRUCTURAL 
BEYOND

CONT. VAPOR BARRIER

1/2" J-MOLD REVEAL IN INTERIOR 
FINISH

CONT. MTL FLASHING

DOOR FRAME O/ PEEL & STICK 
FLASHING TAPE. NAILING FIN TO 
OVERLAP BUILDING PAPER

PEEL & STICK FLASHING TAP O/ 
NAILING FIN

PREFINISHED ALUM. GUTTER, 
INSTALLED POST-DELIVERY

BUILDING WRAP, LAP UP AND OVER 
ROOF SHEATHING

EXTERIOR WALL FINISH, SEE WALL 
TYPES & EXTERIOR FINISH SCHEDULE

BLOCKING BETWEEN JOISTS PER 
STRUCTURAL

CONT. MTL. DRIP EDGE. O/  TPO 
ROOFING MEMBRANE & CONT. MTL. 

CLEAT

TPO ROOFING MEMBRANE, TURN 
DOWN AND LAP OVER BUILDING 

PAPER MIN. 8". SEE ROOF TYPES FOR 
SPECIFICATION.

CONT. MTL. CLEAT TO RECIEVE 
GUTTER 

CLOSED CELL MEDIUM DENSITY SPRAY 
FOAM INSULATION. SEE ROOF/FLOOR 

TYPES.

HEAT WELD O/ MTL. DRIP EDGE TO TPO 
ROOFING MEMBRANE 

BATT INSULTION, SEE ROOF/FLOOR 
TYPES

ROOF SHEATHING PER STRUCTURAL

X

T.O. Wall
See Building Sections

BUILDING WRAP, LAP UP AND OVER 
ROOF SHEATHING

EXTERIOR WALL FINISH, SEE WALL 
TYPES & EXTERIOR FINISH SCHEDULE

ROOF JOIST PER STRUCTURAL

CONT. MTL. DRIP EDGE. O/  TPO 
ROOFING MEMBRANE

TPO ROOFING MEMBRANE, TURN 
DOWN AND LAP OVER BUILDING 

PAPER MIN. 8". SEE ROOF TYPES FOR 
SPECIFICATION.

CLOSED CELL MEDIUM DENSITY SPRAY 
FOAM INSULATION. SEE ROOF/FLOOR 

TYPES.

HEAT WELD O/ MTL. DRIP EDGE TO TPO 
ROOFING MEMBRANE 

BATT INSULTION, SEE ROOF/FLOOR 
TYPES

ROOF SHEATHING PER STRUCTURAL

X

SHEATHING PER STRUCTURAL

CORNER X-MOLD O/ BUILDING PAPER. 
COORDINATE DEPTH OF REVEAL WITH 
DEPTH OF EXTERIOR SIDING.

CONT. PEEL AND STICK FLASHING TAPE, 
EA. SIDE

EXTERIOR SIDING, SEE FINISH 
SCHEDULE

BUILDING PAPER

SHEATHING PER STRUCTURAL

FIRE RATED WALL ASSEMBLY WHERE OCCURS, SEE 
FLOOR PLANS/WALL TYPES

X

X

EXTERIOR WALL FINISH, SEE WALL TYPE FOR 
SPECIFICATION

BUILDING WRAP

EXTERIOR SHEATHING PER STRUCTURAL, 
SET FLUSH WITH EXTERIOR FACE OF CONC.  
FOUNDATION

BATT INSULATION BETWEEN STUDS, SEE 
WALL TYPES.

DOOR FRAME SET WITH NAILING 
FIN

A400

08

40
°

140°
SHIM, AS REQ'D

CONT. PEEL & STICK FLASHING, 
LAP OVER BUILDING WRAP 

PRIOR TO INSTALLATION OF 
FRAME. PROVIDE CONT. PEEL & 
STICK FLASHING O/ NAILING FIN 

POST INSTALLATION

1/2" GYP. BD. REVEAL U-MOLD, TYP.

BUILDING WRAP

EXTERIOR FINISH, SEE 
ELEVATIONS & EXTERIOR FINISH 

SCHEDULE

SLOPED MORTAR BED. SLOPE MIN. 
1/4" PER 1'-0" TOWARDS DRAIN

SOLID BLOCKING BETWEEN STUDS

LATEX MODIFIED PRE-SLOPE 
MORTAR BED O/ 15 LB. FELT & 
WIRE LATH. SLOPE MIN. 1/4" PER 
1'-0"

CONT. ROLL ON WATERPROOFING 
MEMBRANE, MEMBRANE TO TURN 
UP WALL MIN. 6"

WIRE MESH REINFORCEMENT

M
IN

.

6"

1/2" CEMENTITIOUS BACKER BOARD

COVED BASE TILE

TILE, SET IN LATEX MODIFIED 
THINSET MORTAR, TYP.

T.O. Sheathing
0' - 0"

COVED BASE TILE SET IN LATEX 
MODIFIED THINSET MORTAR, 

TYP.

SCHLUTER 'JOLLY' TILE 
TERMINATION PROFILE, TYP.SLOPED MORTAR BED. SLOPE MIN. 

1/4" PER 1'-0" TOWARDS DRAIN

LATEX MODIFIED PRE-SLOPE 
MORTAR BED O/ 15 LB. FELT & 
WIRE LATH. SLOPE MIN. 1/4" PER 
1'-0"

CONT. ROLL ON WATERPROOFING 
MEMBRANE, LAP UP, OVER AND 
DOWN BUILT UP CURB

WIRE MESH REINFORCEMENT

1/2" CEMENTITIOUS BACKER BOARD

COVED BASE TILE

TILE, SET IN LATEX MODIFIED 
THINSET MORTAR, TYP.

(2) 2X4 BUILT UP CURB

TILE WALL CAP

GLASS SHOWER PARTITION SET IN 
FULL BEAD OF SILICONE

T.O. Sheathing
0' - 0"

TWO PIECE CLAMPING DRAIN BY 
OTHERS, SEE PLUMBING FIXTURE 
SCHEDULE FOR DRAIN SPECIFICATION

SLOPED MORTAR BED. SLOPE MIN. 
1/4" PER 1'-0" TOWARDS DRAIN

LATEX MODIFIED PRE-SLOPE 
MORTAR BED O/ 15 LB. FELT & 
WIRE LATH. SLOPE MIN. 1/4" PER 
1'-0"

CONT. ROLL ON WATERPROOFING 
MEMBRANE, SANDWICHED BETWEEN 
TWO PIECES CLAMPING DRAIN

WIRE MESH REINFORCEMENT

TILE, SET IN LATEX MODIFIED 
THINSET MORTAR, TYP.

DRAIN PER PLUMBING

PEA GRAVEL SURROUND AT WEEP 
HOLES, TYP.

CONT. WATERPROOFING MEMBRANE TURN DOWN FACE OF 
EXTERIOR WALL MIN. 8"

PRESSURE TREATED SILL PLATE, NOTCH SILL TO RECIEVE 
ACHOR BOLT PER STRUCTURAL. SET IN FULL BED OF 
MASTIC.

FOUNDATION PER STRUCTURAL

BATT INSULATION BETWEEN JOISTS, SEE FLOOR TYPES

HANGER PER STRUCTURAL

JOIST PER STRUCTURAL

BLOCKING, AS REQ'D FOR DOOR INSTALL

BEAM PER STRUCTURAL

DECKING PER FINISH PLANS

X

T.O. Sheathing
0' -0"

T.O. Concrete
See Building Sections

CAST-IN ANCHOR BOLT PER STRUCTURAL

VAPOR RETARDER

CONT. BACKERROD AND SEALANT

BUILDING WRAP, LAP OVER MTL. FLASHING

METAL FLASHING AND DRIP EDGE

1/
2"

CONT. WATERPROOFING MEMBRANE TURN UP FACE OF 
EXTERIOR WALL MIN. 8"

BUILDING WRAP, LAP OVER 
WATERPROOFING MEMBRANE

FINISH PER EXTERIOR FINISH SCHEDULE

FINISH PER EXTERIOR FINISH SCHEDULE

1 1/2" = 1'-0"04 Deck Detail
1 1/2" = 1'-0"05 Foundation Detail

1 1/2" = 1'-0"01 Eave Detail 1
1 1/2" = 1'-0"02 Eave Detail 2

1 1/2" = 1'-0"03 Eave Detail 3

3" = 1'-0"08 Enlarged Corner
1 1/2" = 1'-0"07 Corner Detail

3" = 1'-0"09 Shower Pan to Wall
3" = 1'-0"10 Shower Curb

3" = 1'-0"11 Shower Drain

1 1/2" = 1'-0"06 Recessed Sill Detail
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ATTACHMENT D:  ADU Zoning Standards  

21A.40.080: Accessory Dwelling Units 

Standard Proposed Status 
MAXIMUM SIZE  
50% of the footprint of the 
principal dwelling, not to exceed 
650 square feet. 

The principal dwelling is approximately 
888 square feet. The proposed ADU will 
have a footprint of approximately 425 
square feet (~48%). 

Complies 

MAXIMUM COVERAGE  
The surface coverage of all 
principal and accessory buildings 
shall not exceed 40% of the lot. 

The surface coverage all principal and 
accessory buildings (including the 
proposed ADU) will be approximately 
24% of the lot. 

Complies 

MAXIMUM HEIGHT 
The height of the single-family 
dwelling on the property or 17 
feet, whichever is less. 

The proposed ADU will be 11 feet 8.5 
inches in height. Complies 

MINIMUM SETBACKS 
4 feet from any side or rear lot 
line.  

10 feet from any primary 
dwelling on the property or 
adjacent property. 

The ADU will be located 5 feet from the 
side lot line and 9 feet from the rear lot 
line. 

The ADU will be over 37 feet away 
from the nearest dwelling on an 
adjacent property. 

Complies 

ENTRANCE LOCATIONS 
When facing a side or rear 
property line, the entrance shall 
be a minimum of 10 feet from 
the side or rear property line. 

The entrance is proposed at 33 feet 8.5 
inches of the side (south) property line.  

Complies 

WINDOWS  
No larger than necessary to 
comply with the minimum 
Building Code requirements for 
egress where required. 

Shall maintain similar dimension 
and design as the windows found 
on the principal structure. 

Windows comply  with the size and 
location requirements and are similar in 
shape and size to those on the principal 
structure. Complies 

OFF-STREET PARKING 
Minimum of one parking 
space on site, unless on street 
parking is available along the 
street frontage of the property or 
property is located within 1/4 
mile of transit stop. 
 

Parking for the proposed ADU is waived 
because on street parking is available 
directly in front of the subject property. 

Complies 



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. 

2. 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.  

3. 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 
where it is located 

Complies Accessory Dwelling Unit is allowed as a 
conditional use in R-1/5000 Single-
Family District.   

2. The use is consistent with applicable 
policies set forth in adopted citywide, 

Complies The proposed use complies with the 
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. 

3. The use is well-suited to the character of 
the site, and adjacent uses as shown by an 
analysis of the intensity, size, and scale of 
the use compared to existing uses in the 
surrounding area 

Complies Uses surrounding the property are 
generally single-family residential and 
the proposed ADU will function as a 
single-family dwelling. The proposed 
building is similar in scale to adjoining 
homes and it is smaller in size.  

4. The mass, scale, style, design, and 
architectural detailing of the surrounding 
structures as they relate to the proposed 
have been considered 

Complies Although smaller, the proposed 
structure is architecturally compatible 
with the main house on the property as 
well as surrounding structures and 
complies footprint and height 
requirements for an ADU. 

5. Access points and driveways are designed 
to minimize grading of natural topography, 
direct vehicular traffic onto major streets, 
and not impede traffic flows 

Complies The property is currently accessed form 
Emery Street via a driveway and 
walkway. The applicant is proposing 
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 
to mitigate adverse impacts on adjacent 
property from motorized, non-motorized, 
and pedestrian traffic 

Complies The access points for the proposed ADU 
will be the same as existing for the main 
house. Therefore, it’s not anticipated 
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 
circulation for pedestrian and bicycles 

Complies The site has walkways and driveways, 
which provide adequate access for 
pedestrians and bicycles. 

8. Access to the site does not unreasonably 
impact the service level of any abutting or 
adjacent street 

Complies Vehicular access to the site is existing. 
Thus, no unreasonable impacts to the 
service level of the alley or adjacent 
streets is anticipated. 

9. The location and design of off-street 
parking complies with applicable standards 
of this code 

Complies  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. 

10. Utility capacity is sufficient to support the 
use at normal service levels 

Complies  The Public Utilities department 
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, 
buffered, or separated from adjoining 

Complies  Adjoining uses are residential. The 
proposed ADU will be located on the 



dissimilar uses to mitigate potential use 
conflicts 

rear of the property and behind the 
primary structure and will not be readily 
visible from the public way. 

12. The use meets City sustainability plans, 
does not significantly impact the quality of 
surrounding air and water, encroach into a 
river or stream, or introduce any hazard or 
environmental damage to any adjacent 
property, including cigarette smoke 

Complies The proposed use does not significantly 
impact sustainability plans nor does it 
encroach onto a stream or water way. 
The project supports sustainability 
objectives by increasing housing in a 
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 
use are compatible with surrounding uses 

Complies The proposed use is an accessory 
residential structure and is compatible 
with the surrounding uses are also 
residential. 

14. Signs and lighting are compatible with, and 
do not negatively impact surrounding uses 

Complies Signs are not associated with this 
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 
preservation of historic resources and 
structures 

Complies There are no designated historic 
resources or structures on this site nor 
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 & I 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 
• Property lines need dimensioned 
• site plan – needs alley shown 
• site plan – needs North arrow 
• 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: 

• 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). 

• Information on how the exterior walls within 5’ of a lot line will comply with 2015 IRC R302.1. 
• Minimum clearance below overhead electrical service lines per E3604.2, and horizontal clearance 

to utility power lines per approval of Rocky Mountain Power. 
• Frost protection of the foundation per R403.1.4, R403.3 and/or AE502.3 
• 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. 

• 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. 
• Recommendations included in the sewer lateral inspection. 
• 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. 
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