
 

 

Lot 31, 5917 Ginkgo Lane – Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: September 7, 2015 

PROJECT: 
Lot 31, 5917 Ginkgo Lane – New Construction: 

Single-Family Residential  

APPLICANT: Court Atkins Architects, Inc. 

PROJECT MANAGER: Erin Schumacher, Senior Planner 

 

APPLICATION REQUEST:  The Applicant, Court Atkins Architects, Inc., on behalf of 

Stephanie and Rick Simmons, request that the Historic Preservation Commission 

approve the following application: 

 

1. COFA-7-16-9914.  A Certificate of Appropriateness to allow the construction 

of a single family residence of approximately 2,875 SF and a carriage house 

of approximately 1,060 SF on the currently undeveloped lot located at 5917 

Ginkgo Lane (Lot 31) in the Stock Farm development in the in the Old Town 

Bluffton Historic District, and zoned Neighborhood General-HD. 

 

INTRODUCTION:  The Applicants are proposing the construction of a detached 

single-family residence located in the Old Town Bluffton Historic District.  The 

proposed building, of approximately 2,875 SF, has attributes of the Center Hall 

Building Type, but is not 2 full stories or similar to Seven Oaks in building 

composition, so it is reviewed as an Additional Building Type in accordance with the 

allowable building types for the Neighborhood General-HD zoning district. As well, 

the Applicant is proposing a garage building of approximately 1,060 SF which meets 

the design standards for that building type (Carriage House).  

 

The main house structure is a modified gabled ell with a 2-story forward facing 

facing gable projection at the front and rear with second story central dormer 

punctuating the ell roofline.  The first floor has wrap around porches at both the 

front and rear with shed roofs.   

  

The Applicant has proposed a building that reflects the vernacular characteristics of 

Bluffton by integrating a variety of roof types, front and rear porches, and a 

combination of typical material configurations.  Additional architectural features and 

materials that are in keeping with the vernacular of Bluffton are the use of square 

columns with bases and capitals, corner board trim and water table trim, operable 

shutters and tabby stucco at the foundation wall and brick at the porch piers.   

 



September 7, 2016 Page 2 

 

 

Lot 31, 5917 Ginkgo Lane – Certificate of Appropriateness Historic Preservation Commission 

This project was presented to the Historic Preservation Review Committee for 

conceptual review at the July 25, 2016 meeting and comments were provided to the 

Applicant (See attachment 5).   

 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 

duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 

authority to take the following actions with respect to this application: 

 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 

3. Deny the application as submitted by the applicant. 

 

It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 

District of the Unified Development Ordinance (UDO), is that the Section be user 

friendly and informative to the residents and the members of HPC and is not 

intended to discourage creativity or force the replication of historic models.  Rather, 

it is to set forth a framework in which the diversity that has always characterized 

Bluffton can continue to grow.  The Section also defines guidelines for design and 

materials similar to that used on structures within the Old Town, and it is the 

charge of the HPC to assess the interpretation of these guidelines as they pertain to 

applications using the established review criteria. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 

UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 

Finding(s) based upon review of the application submittals to date. 

 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 

Bluffton Master Plan.  

 

a. Finding.  The application is consistent with the principles set forth in the 

Old Town Bluffton Master Plan.  The Old Town Master Plan states that, 

“The built environment, in particular the historic structures scattered 

throughout Old Town, should be protected and enhanced.  While it is of 

great importance to save and restore historic structures, it is just as 

important to add to the built environment in a way that makes Old Town 

more complete.”   

 

The Applicant proposes to construct a new single family residence within 

the Stock Farm development in the Old Town Bluffton Historic District, a 

locally and nationally designated historic district.  The building has been 

designed to be sympathetic to the architectural character of the 

neighboring historic structures, so its addition to the architectural diorama 

will both protect the integrity of the existing historic structures and 

enhance the neighborhood by adding architectural variety. 

 

b. Finding.  The Old Town Master Plan initiatives also include the adoption of 

a form-based code that included architectural standards for structures 
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located within the Old Town Bluffton Historic District.  These standards are 

included in Article 5 of the Unified Development Ordinance.  The new 

construction proposed as part of this request will be in conformance with 

those standards if the conditions noted in item 2 of this Section are met. 

 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 

and protection of the legacy of the Old Town Bluffton Historic District 

through additions to the built environment which make Old Town more 

complete.  The addition of the proposed residential structure adds to the 

district as well as helps provide completeness to the neighborhood and 

overall district.  

 

2. Section 3.18.3.C.  The application must be in conformance with applicable 

provisions provided in Article 5, Design Standards. 

 

a. Finding.  Town Staff finds that the design of the primary structure falls 

within the category of Additional Building type as allowed in the 

Neighborhood General Historic District per Section 5.15.5.C.  Additional 

Building Types are permissible.  As has been past practice, the Town Staff 

requests the Historic Preservation Commission review and make a final 

recommendation regarding the appropriateness of the Additional Building 

Type.   

  
b. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with applicable provisions 

provided in Article 5:   

 

1) Section 5.15.6.H. Columns, Arches, Piers, Railings, Balustrades.  

The UDO specifies that appropriate materials for columns are 

wood, painted or natural; cast iron; concrete with smooth finish; 

brick and stone.  While the project analysis notes wood for the 

column material, the architectural details note permacast, which is 

a fiberglass material.  Fiberglass is not an approved material and 

must be revised to a permitted material.  

 

2) Section 5.15.6.M.  Shutters.  The UDO states that appropriate 

material for shutters is durable wood. While the project analysis 

notes wood for the shutter material, the architectural details note 

composite shutters.  Composite material is not an approved 

material for shutter construction and must be revised to a 

permitted material. 

 

3. Section 3.18.3.D.  Consistency with the nature and character of the 

surrounding area and consistency of the structure with the scale, form and 

building proportions of the surrounding neighborhood. 

 

Finding.  Town Staff finds that nature and character of the new construction 

to be consistent and harmonious with that of the surrounding neighborhood.  
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The mass and scale of the structure is appropriate for its location and the 

architectural detailing is sensitive to the neighboring properties.    

 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 

detrimental to the public interest. 

 

Finding.  The Applicant seeks approval for the construction of a new structure 

in the Old Town Bluffton Historic District.  The proposed plans are 

sympathetic in design to the neighboring historic and non-historic resources; 

therefore, the structure, as proposed, will have no adverse effect on the 

public interest. 

 

5. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual. 

 

Finding.  The application has been reviewed by Town Staff and has been 

determined to be complete.  It appears at there are a number of trees over 

14” in diameter that will require removal for the placement of the structure.  

A Town of Bluffton tree removal permit must be attained prior to any site 

clearing.  

 

STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 

standards and guidelines set forth in the UDO as they pertain to applications using 

the review criteria established in the UDO and to take appropriate action as granted 

by the powers and duties set forth in Section 2.2.6.E.2.  Town Staff finds that with 

the conditions noted below, the requirements of Section 3.18.3 of the Unified 

Development Ordinance have been met and recommends that the Historic 

Preservation Commission approve the application with the following conditions: 
 

1. Per Section 5.3.3.A.1. of the UDO, a Town of Bluffton tree removal permit 

is required for the removal of any trees over 14” in DBH.   

2. Section 5.15.6.H. of the UDO, the proposed column material must be 

revised to a permitted material.  

3. Section 5.15.6.M.of the UDO, the proposed shutter material must be 

revised to a permitted material.  

 

ATTACHMENTS: 

1. Location Map 

2. Zoning Map 

3. Applicant Narrative 

4. Site Plan & Elevations 

5. HPRC Report 

6. Approval Letter 
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ISSUE DATE DESCRIPTION

PROJECT # :

DATE:

PROJECT CONTACT :

POST OFFICE BOX 3978
BLUFFTON, SC 29910

PH:  843.815.2557
FX:   843.815.2547

WWW.COURTATKINS.COM

   COPYRIGHT 2016 COURT ATKINS GROUP - THIS
DRAWING IS THE PROPERTY OF THE  ARCHITECT
AND IS NOT TO BE REPRODUCED IN WHOLE OR IN
PART BY ANY MEANS OR METHOD WITHOUT THE
EXPRESS WRITTEN CONSENT OF THE ARCHITECT.
ANY UNAUTHORIZED REPRODUCTION OR REUSE OF
THESE DOCUMENTS WILL RESULT IN LEGAL ACTION.

C

COVER

A0.0

A0.0 COVER PAGE
A1.0 SITE PLAN
A2.0 FOUNDATION PLAN
A2.1 FIRST FLOOR PLAN
A2.2 SECOND FLOOR PLAN
A2.3 ROOF PLAN
A2.4 GARAGE PLANS
A2.5 GARAGE PLANS
A3.0 EXTERIOR ELEVATIONS
A3.1 EXTERIOR ELEVATIONS
A3.2 GARAGE ELEVATIONS
A4.0 SECTIONS
A5.0 DETAILS
A5.1 DETAILS
A6.0 DOOR & WINDOW SCHEDULES
E2.1 FIRST FLOOR ELECTRICAL PLAN
E2.2 SECOND FLOOR ELECTRICAL PLAN
E2.3 GARAGE ELECTRICAL PLANS

L1 LAYOUT & GRADING PLAN
L2 LANDSCAPE PLAN

SURVEY

FIRST FLOOR:
Heated and Cooled
Covered and Enclosed

SECOND FLOOR:
Heated and Cooled
Covered and Enclosed

1,361 GROSS SQ. FT.
558 GROSS SQ. FT.

778 GROSS SQ. FT.
178 GROSS SQ. FT.

Total Main House Heated and Cooled Area

Total Main House Covered and Enclosed Area

Total Main House Gross Area (H/C & C/E)

2,139 GROSS SQ. FT.

736 GROSS SQ. FT.

2,875 GROSS SQ. FT.

DESIGNER OF RECORD:

DESIGNER NAME LICENSE NO. TELEPHONE NO.
Architectural COURT ATKINS ARCHITECTS #100019 (843) 815-2557
Electrical ____________ ____________ ____________
Plumbing ____________ ____________ ____________
Mechanical ____________ ____________ ____________
Structural ____________ ____________ ____________
Civil ____________ ____________ ____________
Land Planning / WITMER JONES KEEFER ____________ (843) 757-7411
Landscape

OCCUPANCY CLASSIFICATION: RESIDENTIAL GROUP R-3
MIXED OCCUPANCY: Yes _______     No _______     Separation ________________ Hr.
CONSTRUCTION TYPE: I-A I-B II-A II-B

III-A III-B IV V-A V-B
MIXED CONSTRUCTION: Yes _______     No _______     Type ________________
SPRINKLERED: Yes _______     No _______
FIRE DISTRICT: Yes _______     No _______
BUILDING HEIGHT: ___________ Number of Stories: ________________
MEZZANINE: Yes _______      No _______
HIGH RISE: Yes _______      No _______

X N/A

X
X
X
X

2
X
X

±29'-4" AFF

NAME OF PROJECT:
ADDRESS:

PROPOSED USE:
OWNER / CONTACT PERSON:
CODE ENFORCEMENT JURISDICTION:

THE SIMMONS RESIDENCE
LOT 31, #5917  GINKGO LANE
STOCK FARM
BLUFFTON, SC 29910

SINGLE FAMILY RESIDENTIAL
MR. & MRS. RICK SIMMONS
TOWN OF BLUFFTON

THIS WRITTEN NOTICE REQUIRED BY SOUTH CAROLINA REGULATIONS TO THE PERMITTING
AUTHORITY AND BUILDING OWNER THAT THE ARCHITECTS AT COURT ATKINS HAVE NOT BEEN
HIRED TO PROVIDE MINIMUM CONSTRUCTION ADMINISTRATION SERVICES ON THE
FOLLOWING PROJECT.

R-3 RESIDENTIAL

REGULATION 11-12.B.4 AND 5 STATE:

(4) ON A PROJECT WHERE A BUILDING PERMIT HAS BEEN ISSUED AND THE SEALING
ARCHITECT AND THE FIRM OF RECORD HAVE NOT BEEN ENGAGED TO PERFORM AT LEAST
MINIMUM CONSTRUCTION ADMINISTRATION SERVICES, AS DEFINED IN SUBSECTION (5)
BELOW, THE SEALING ARCHITECT AND FIRM MUST REPORT TO THE PERMITTING AUTHORITY
AND THE BUILDING OWNER THAT HE AND THE FIRM HAVE NOT BEEN SO ENGAGED.

(5) THE MINIMUM CONSTRUCTION ADMINISTRATION SERVICES EXPECTED OF THE SEALING
ARCHITECT AND FIRM DEEMED NECESSARY TO PROTECT THE HEALTH, SAFETY, AND WELFARE
OF THE PUBLIC SHALL BE PERIODIC SITE OBSERVATIONS OF THE CONSTRUCTION PROGRESS
AND QUALITY, REVIEW OF CONTRACTOR SUBMITTAL DATA AND DRAWINGS, AND
REPORTING TO THE BUILDING OFFICIAL AND OWNER ANY VIOLATIONS OF CODES OR
SUBSTANTIAL DEVIATIONS FROM THE CONTRACT DOCUMENTS WHICH THE ARCHITECT
OBSERVED.

FOR DIMENSIONS NOT SHOWN OR IN QUESTION, THE CONTRACTOR WILL REQUEST
CLARIFICATION FROM THE ARCHITECT BEFORE PROCEEDING.

CONTRACTOR WILL VERIFY ALL EXISTING CONDITIONS IN THE FIELD- ANY DISCREPANCIES
WILL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT.

INFORMATION CONTAINED ON THESE DRAWINGS IS PROVIDED FOR THE CONVENIENCE OF
THE GENERAL CONTRACTOR IN EXECUTING THE WORK. EVERY ATTEMPT HAS BEEN MADE TO
PROVIDE COMPLETE AND ACCURATE REPRESENTATIONS OF SUCH CONDITIONS.

WHEN ARCHITECTURAL DRAWINGS ARE IN CONFLICT WITH ENGINEERING DRAWINGS THE
GENERAL CONTRACTOR SHALL REQUEST CLARIFICATION FROM THE ARCHITECT BEFORE
PROCEEDING.

NOTE TO GENERAL CONTRACTOR: THESE DRAWINGS HAVE BEEN PRODUCED UNDER A
LIMITED SERVICES AGREEMENT BETWEEN THE OWNER/OWNER'S REPRESENTATIVE AND COURT
ATKINS ARCHITECTS, INC.  THEY ARE TO BE USED FOR DESIGN INTENT AND IN COORDINATION
WITH SUPPLEMENTAL ENGINEERING DOCUMENTS.

· THESE DRAWINGS CANNOT STAND ALONE AS CONSTRUCTION DOCUMENTS.

· SEE STRUCTURAL ENGINEERING DOCUMENTS FOR STRUCTURAL CONNECTION
TECHNIQUES, CALCULATIONS REQUIRED BY CODE, CODE COMPLIANCE INSTRUCTIONS
FOR WALL AND ROOF CONSTRUCTION, AND TIE DOWN REQUIREMENTS.

· SEPARATE MECHANICAL, ELECTRICAL, AND PLUMBING ENGINEERING DOCUMENTS MAY
BE PROVIDED, WHICH INDICATE REQUIRED SERVICE AND RISER DIAGRAMS,
CALCUATIONS AND INSTALLATION SPECIFICATIONS BEYOND THE ARCHITECTS BASIC
LAYOUT AND SELECTIONS SUGGESTIONS.

· SEPARATE CIVIL ENGINEERING DOCUMENTS MAY BE PROVIDED, WHICH INDICATE
ADDITIONAL SITE PLANNING, DRAINAGE, AND OTHER RELATED SITE WORK
REQUIREMENTS.

· SELECTIONS NOT INCLUDED IN THESE DOCUMENTS WILL BE COORDINATED BY THE
OWNER/OWNER'S REPRESENTATIVES.

· BY APPLYING FOR A BUILDING PERMIT AND/OR CONSTRUCTING THE PROJECT
REPRESENTED HEREIN, THE OWNER AGREES TO LIMIT THE LIABILITY OF THE ARCHITECT TO
THE OWNER OF THE PROJECT FOR ALL AND ANY CLAIMS, LOSSES, DAMAGES OR ANY
NATURE WHATSOEVER, OR CLAIMS OF EXPENSES FOR ANY SUCH ITEMS TO THE
ARCHITECT'S TOTAL COMPENSATION FOR SERVICES RENDERED HEREIN.

· THESE DOCUMENTS ARE THE WORK INSTRUMENTS OF THE ARCHITECT AND HAVE BEEN
PREPARED SPECIFICALLY AND SOLELY FOR THE PROJECT NAMED HEREIN.  THEY ARE NOT
SUITABLE FOR USE ON OTHER PROJECTS OR IN OTHER LOCATIONS WITHOUT THE
PARTICIPATION OF THE ARCHITECT.  REPRODUCTION IS STRICTLY PROHIBITED.  THE
ARCHITECT SHALL BE DEEMED THE AUTHOR AND OWNER OF THESE DOCUMENTS AND
SHALL RETAIN COMMON LAW, STATUTORY AND OTHER RESERVED RIGHTS, INCLUDING
THE COPYRIGHT.

THE SIMMONS RESIDENCE
ISSUED FOR FINAL HPR REVIEW

LOT 31, #5917 GINKGO LANE, STOCK FARM, BLUFFTON, SC 29910

SHEET INDEX VICINITY MAP - N.T.S. GENERAL NOTES BUILDING CODE SUMMARY

BUILDING DATA:

GROSS BUILDING AREA:

GARAGE FLOOR:
Heated and Cooled
Covered and Enclosed

BONUS FLOOR:
Heated and Cooled
Covered and Enclosed

0 GROSS SQ. FT.
671 GROSS SQ. FT.

345 GROSS SQ. FT.
45 GROSS SQ. FT.

Total Garage Heated and Cooled Area

Total Garage Covered and Enclosed Area

Total Garage Gross Area (H/C & C/E)

345 GROSS SQ. FT.

716 GROSS SQ. FT.

1,061 GROSS SQ. FT.

NTS
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DATE:

PROJECT CONTACT :

POST OFFICE BOX 3978
BLUFFTON, SC 29910

PH:  843.815.2557
FX:   843.815.2547

WWW.COURTATKINS.COM

   COPYRIGHT 2016 COURT ATKINS GROUP - THIS
DRAWING IS THE PROPERTY OF THE  ARCHITECT
AND IS NOT TO BE REPRODUCED IN WHOLE OR IN
PART BY ANY MEANS OR METHOD WITHOUT THE
EXPRESS WRITTEN CONSENT OF THE ARCHITECT.
ANY UNAUTHORIZED REPRODUCTION  OR REUSE OF
THESE DOCUMENTS WILL RESULT IN LEGAL ACTION.

C

SITE NOTES:

OWNER TO PROVIDE TREE AND TOPOGRAPHIC SURVEY W/ FLOOD PLAIN INFORMATION UNDER
SEPARATE COVER.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING PLATES AS REQUIRED FOR CHANGES IN STRUCTURAL
MEMBER SIZES OR EXISTING SITE CONDITIONS.

GRADING INFORMATION IS INCLUDED FOR SCHEMATIC REFERENCE ONLY.  LANDSCAPE ARCHITECT
TO PROVIDE GRADING AND DRAINAGE PLANS IN ACCORDANCE WITH NEIGHBORHOOD GUIDELINES.

SITE PLAN LOCATION AND DIMENSIONS ARE APPROXIMATE.  G.C. TO COORDINATE ACTUAL BUILDING
LOCATION WITH FOUNDATION AND FRAMING PLANS.

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO ARCHITECTURAL SCOPE OF SERVICES.

TREE BARRICADE PROCEDURES:

ALL TREES TO BE PROTECTED WITH A 5'-0" HIGH FENCE FRAMED WITH 2x4'S AND ORANGE PROTECTION
MATERIAL (ALL TREES WHERE BARRICADING IS INDICATED).

TOTAL LOT AREA
BUILDING FOUNDATION FOOTPRINT
WALKS, DRIVES, & DECKS (IMPERVIOUS)
TOTAL IMPERVIOUS COVERAGE
IMPERVIOUS TO LOT RATIO

14,663 SQ. FT.
2,848 SQ. FT.

895 SQ. FT.
3,743 SQ. FT.

25.5 %

SITE CALCULATIONS

ATTACHMENT 4
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C

FOUNDATION
PLAN

A2.0

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

G.C. / OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING. U.O.N.
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

FOUNDATION NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERCEDE ARCH. DOCUMENTS AND SCHEDULES
WITH REGARD TO SIZE OF STRUCTURAL MEMBERS,
PLACEMENT, AND CONNECTION DETAILS.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS, FOUNDATION IS TO BE AS
FOLLOWS:

AT ALL RETAINING/FOUNDATION WALL LOCATIONS
WITH FILL, WALLS TO BE CMU WITH BITUMINOUS
COATING AND VERTICAL DRAINAGE MAT
(ENKADRAIN) ON THE DIRT SIDE, GRAVEL BASE,
AND DRAINAGE PIPE WITH SLEEVE DISCHARGE TO
EXTERIOR.  SLOPE ALL WATER/DRAINAGE TO
EXTERIOR OF RETAINING WALL.

TYPICAL THICKENED SLAB:
THICKENED SLAB AT CRITICAL BEARING POINTS IS
TO BE A MINIMUM OF 1'-0" DEEP BY 1'-8" WIDE,
CENTERED ON WALL, UNLESS OTHERWISE NOTED,
WITH (2) #5 REINFORCING BARS, CONTINUOUS
WITH 6x6 W.W.F.  SUPPORT REINFORCING DURING
CONCRETE PLACEMENT PER IRC R506.2.4.

TYPICAL SLAB ON GRADE:
SLAB ON GRADE TO BE 4" THICK, CAST IN PLACE
CONCRETE ON 6 MIL. POLYETHYLENE VAPOR
BARRIER WITH MINIMUM 16"x20" (20"x20" AT ANY
TWO STORY LOCATIONS) TURNED DOWN EDGE
(EXTENDING MINIMUM 1'-0" INTO UNDISTURBED
SOIL) WITH (2) #5 REINFORCING BARS,
CONTINUOUS AND 6x6 10/10 W.W.F.  SUPPORT
REINFORCING DURING CONCRETE PLACEMENT
PER IRC R506.2.4.

TYPICAL REINFORCED CMU WALL WITH OR WITHOUT
SLAB ON RAISED GRADE:
FOOTINGS AT CONCRETE MASONRY WALL ARE TO
BE 12" DEEP x 24" WIDE (MAINTAIN 8" CLEAR FROM
EDGE OF BLOCK TO EDGE OF FOOTING ON BOTH
SIDES), CAST IN PLACE CONCRETE WITH (3) #5
REINFORCING BARS, CONTINUOUS, AND #5 BARS
AT 3'-6" O.C. EXTENDING TO MINIMUM 2'-0"
OVERLAP WITH REINFORCING IN CMU WALL.
SUPPORT REINFORCING DURING CONCRETE
PLACEMENT PER IRC R506.2.4. CONCRETE
MASONRY UNIT WALL IS TO BE CONSTRUCTED OF
8" x 8" x 16" BLOCK WITH HORIZONTAL BED
REINFORCING AT 8" O.C. AND #5 REINFORCING
BARS AT 2'-8" O.C. WITH DOWELS TO MATCH. (WITH
2'-0" MINIMUM OVERLAP FROM FOOTING TO TOP
OF CMU WALL)  FILL ALL CELLS.  SEE TYPICAL SLAB
ON GRADE NOTES FOR CAST IN PLACE CONCRETE
SLAB REQUIREMENTS (SEE STRUCTURAL
ENGINEERING DOCUMENTS FOR CONNECTION
DETAILS).

NOTE: ALL TOP OF WALL NOTES ARE TO THE TOP OF
BLOCK WALLS (SEE DETAILS FOR FINISHES)
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C

FIRST
FLOOR PLAN

A2.1
SCALE

1
A2.1

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

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING, U.O.N..
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:
CABINET LAYOUTS ARE PROVIDED FOR DESIGN
CONFIGURATION ONLY.  EXACT LAYOUT AND
PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,
AND COUNTERTOPS ARE TO BE DETERMINED IN
COORDINATION WITH OWNER AND GENERAL
CONTRACTOR.

FINISH NOTES:
FLOOR, WALL, CEILING, FINISHES AND INTERIOR
TRIM ARE TO BE DETERMINED BY THE GENERAL
CONTRACTOR AND OWNER.  GENERAL
CONTRACTOR TO ADJUST SLAB, WALLS, AND
CEILING TO ACCOMMODATE OWNER SPECIFIC
FINISHES AND TRIM.

PLUMBING NOTES:
G.C / OWNER TO COORDINATE LOCATION OF
EXTERIOR HOSE BIBBS.

FRAMING NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERSEDE ARCHITECTURAL DOCUMENTS AND
SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL
MEMBERS, PLACEMENT, AND CONNECTION
DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL,
UNLESS OTHERWISE DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 1/2" PLYWOOD SHEATHING (EXTERIOR
SIDE) ON 2x6'S AT 16" O.C. WITH BLOCKING AT
MIDSPAN.

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH
BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

CONCRETE SLAB FLOOR WITH 3/4" T&G PLYWOOD,
GLUED AND NAILED ON P.T. 2x4 SLEEPER SYSTEM
WHERE STONE IS NOT USED, THICK SET STONE IN
OTHER LOCATIONS.

SECOND FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 14"
OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND
SPACING BY STRUCTURAL ENG).  SEE TYPICAL
WALL SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS, NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

BONUS ROOM FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 12"
MANUFACTURED TRUSS JOIST SYSTEM AT 16" O.C.
(OR SPECIFIED INTERVALS)  SEE TYPICAL WALL
SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS.  NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC
EQUIVALENT), GLUED AND NAILED ON  2X10 P.T.
WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED
INTERVALS)  SEE TYPICAL WALL SECTIONS AND
DETAILS FOR VARIOUS CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE
DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON
2x12'S AT 16" O.C. SEE TYPICAL WALL SECTIONS
AND DETAILS FOR VARIOUS CONNECTION DETAILS.
NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU
OF SPECIFIED MATERIALS, TRUSS MANUFACTURER IS
TO PROVIDE SHOP DRAWINGS, SUPPORT AND
CONNECTION DETAILS, AND BEAM SIZES FOR
ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

1/2" EXT SHEATHING, NAILED ON 2x10'S WITH
SIMPSON HURRICANE CLIPS AT 16" O.C.  SEE
TYPICAL WALL SECTIONS FOR VARIOUS
CONNECTION DETAILS. IF PRE-ENGINEERED WOOD
ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE
SHOP DRAWINGS, SUPPORT AND CONNECTION
DETAILS, AND SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK,
AND FRAMING AND ARE INDEPENDENT FROM ALL
BRICK LEDGES.  G.C. TO COORDINATE SIZE AND
LOCATIONS OF ADDITIONAL BRICK LEDGES WITH
PLANS, ELEVATIONS, AND DETAILS.
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C

SECOND
FLOOR PLAN

A2.2
SCALE

1
A2.2

SECOND FLOOR PLAN
1/4" = 1'-0"

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING, U.O.N..
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:
CABINET LAYOUTS ARE PROVIDED FOR DESIGN
CONFIGURATION ONLY.  EXACT LAYOUT AND
PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,
AND COUNTERTOPS ARE TO BE DETERMINED IN
COORDINATION WITH OWNER AND GENERAL
CONTRACTOR.

FINISH NOTES:
FLOOR, WALL, CEILING, FINISHES AND INTERIOR
TRIM ARE TO BE DETERMINED BY THE GENERAL
CONTRACTOR AND OWNER.  GENERAL
CONTRACTOR TO ADJUST SLAB, WALLS, AND
CEILING TO ACCOMMODATE OWNER SPECIFIC
FINISHES AND TRIM.

PLUMBING NOTES:
G.C / OWNER TO COORDINATE LOCATION OF
EXTERIOR HOSE BIBBS.

FRAMING NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERSEDE ARCHITECTURAL DOCUMENTS AND
SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL
MEMBERS, PLACEMENT, AND CONNECTION
DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL,
UNLESS OTHERWISE DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 1/2" PLYWOOD SHEATHING (EXTERIOR
SIDE) ON 2x6'S AT 16" O.C. WITH BLOCKING AT
MIDSPAN.

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH
BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

CONCRETE SLAB FLOOR WITH 3/4" T&G PLYWOOD,
GLUED AND NAILED ON P.T. 2x4 SLEEPER SYSTEM
WHERE STONE IS NOT USED, THICK SET STONE IN
OTHER LOCATIONS.

SECOND FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 14"
OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND
SPACING BY STRUCTURAL ENG).  SEE TYPICAL
WALL SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS, NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

BONUS ROOM FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 12"
MANUFACTURED TRUSS JOIST SYSTEM AT 16" O.C.
(OR SPECIFIED INTERVALS)  SEE TYPICAL WALL
SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS.  NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC
EQUIVALENT), GLUED AND NAILED ON  2X10 P.T.
WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED
INTERVALS)  SEE TYPICAL WALL SECTIONS AND
DETAILS FOR VARIOUS CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE
DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON
2x12'S AT 16" O.C. SEE TYPICAL WALL SECTIONS
AND DETAILS FOR VARIOUS CONNECTION DETAILS.
NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU
OF SPECIFIED MATERIALS, TRUSS MANUFACTURER IS
TO PROVIDE SHOP DRAWINGS, SUPPORT AND
CONNECTION DETAILS, AND BEAM SIZES FOR
ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

1/2" EXT SHEATHING, NAILED ON 2x10'S WITH
SIMPSON HURRICANE CLIPS AT 16" O.C.  SEE
TYPICAL WALL SECTIONS FOR VARIOUS
CONNECTION DETAILS. IF PRE-ENGINEERED WOOD
ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE
SHOP DRAWINGS, SUPPORT AND CONNECTION
DETAILS, AND SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK,
AND FRAMING AND ARE INDEPENDENT FROM ALL
BRICK LEDGES.  G.C. TO COORDINATE SIZE AND
LOCATIONS OF ADDITIONAL BRICK LEDGES WITH
PLANS, ELEVATIONS, AND DETAILS.
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C

ROOF PLAN

A2.3
SCALE

1
A2.3

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

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING, U.O.N..
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:
CABINET LAYOUTS ARE PROVIDED FOR DESIGN
CONFIGURATION ONLY.  EXACT LAYOUT AND
PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,
AND COUNTERTOPS ARE TO BE DETERMINED IN
COORDINATION WITH OWNER AND GENERAL
CONTRACTOR.

FINISH NOTES:
FLOOR, WALL, CEILING, FINISHES AND INTERIOR
TRIM ARE TO BE DETERMINED BY THE GENERAL
CONTRACTOR AND OWNER.  GENERAL
CONTRACTOR TO ADJUST SLAB, WALLS, AND
CEILING TO ACCOMMODATE OWNER SPECIFIC
FINISHES AND TRIM.

PLUMBING NOTES:
G.C / OWNER TO COORDINATE LOCATION OF
EXTERIOR HOSE BIBBS.

FRAMING NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERSEDE ARCHITECTURAL DOCUMENTS AND
SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL
MEMBERS, PLACEMENT, AND CONNECTION
DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL,
UNLESS OTHERWISE DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 1/2" PLYWOOD SHEATHING (EXTERIOR
SIDE) ON 2x6'S AT 16" O.C. WITH BLOCKING AT
MIDSPAN.

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH
BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

CONCRETE SLAB FLOOR WITH 3/4" T&G PLYWOOD,
GLUED AND NAILED ON P.T. 2x4 SLEEPER SYSTEM
WHERE STONE IS NOT USED, THICK SET STONE IN
OTHER LOCATIONS.

SECOND FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 14"
OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND
SPACING BY STRUCTURAL ENG).  SEE TYPICAL
WALL SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS, NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

BONUS ROOM FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 12"
MANUFACTURED TRUSS JOIST SYSTEM AT 16" O.C.
(OR SPECIFIED INTERVALS)  SEE TYPICAL WALL
SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS.  NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC
EQUIVALENT), GLUED AND NAILED ON  2X10 P.T.
WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED
INTERVALS)  SEE TYPICAL WALL SECTIONS AND
DETAILS FOR VARIOUS CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE
DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON
2x12'S AT 16" O.C. SEE TYPICAL WALL SECTIONS
AND DETAILS FOR VARIOUS CONNECTION DETAILS.
NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU
OF SPECIFIED MATERIALS, TRUSS MANUFACTURER IS
TO PROVIDE SHOP DRAWINGS, SUPPORT AND
CONNECTION DETAILS, AND BEAM SIZES FOR
ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

1/2" EXT SHEATHING, NAILED ON 2x10'S WITH
SIMPSON HURRICANE CLIPS AT 16" O.C.  SEE
TYPICAL WALL SECTIONS FOR VARIOUS
CONNECTION DETAILS. IF PRE-ENGINEERED WOOD
ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE
SHOP DRAWINGS, SUPPORT AND CONNECTION
DETAILS, AND SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK,
AND FRAMING AND ARE INDEPENDENT FROM ALL
BRICK LEDGES.  G.C. TO COORDINATE SIZE AND
LOCATIONS OF ADDITIONAL BRICK LEDGES WITH
PLANS, ELEVATIONS, AND DETAILS.

6" WALL

8" CMU WALL

CONCRETE TURN-DOWN
EDGE / THICKENED SLAB

CMU WALL FOOTING

ENG. BEAM BY OTHERS TYP.

CONCRETE SLAB

KEY

BRICK VENEER

BACKFILL DIRT

BUNDLED STUD ABOVE
4" WALL
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C

GARAGE
PLANS

A2.4
SCALE

2
A2.4

GARAGE FLOOR PLAN
1/4" = 1'-0"

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

G.C. / OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING. U.O.N.
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

FOUNDATION NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERCEDE ARCH. DOCUMENTS AND SCHEDULES
WITH REGARD TO SIZE OF STRUCTURAL MEMBERS,
PLACEMENT, AND CONNECTION DETAILS.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS, FOUNDATION IS TO BE AS
FOLLOWS:

AT ALL RETAINING/FOUNDATION WALL LOCATIONS
WITH FILL, WALLS TO BE CMU WITH BITUMINOUS
COATING AND VERTICAL DRAINAGE MAT
(ENKADRAIN) ON THE DIRT SIDE, GRAVEL BASE,
AND DRAINAGE PIPE WITH SLEEVE DISCHARGE TO
EXTERIOR.  SLOPE ALL WATER/DRAINAGE TO
EXTERIOR OF RETAINING WALL.

TYPICAL THICKENED SLAB:
THICKENED SLAB AT CRITICAL BEARING POINTS IS
TO BE A MINIMUM OF 1'-0" DEEP BY 1'-8" WIDE,
CENTERED ON WALL, UNLESS OTHERWISE NOTED,
WITH (2) #5 REINFORCING BARS, CONTINUOUS
WITH 6x6 W.W.F.  SUPPORT REINFORCING DURING
CONCRETE PLACEMENT PER IRC R506.2.4.

TYPICAL SLAB ON GRADE:
SLAB ON GRADE TO BE 4" THICK, CAST IN PLACE
CONCRETE ON 6 MIL. POLYETHYLENE VAPOR
BARRIER WITH MINIMUM 16"x20" (20"x20" AT ANY
TWO STORY LOCATIONS) TURNED DOWN EDGE
(EXTENDING MINIMUM 1'-0" INTO UNDISTURBED
SOIL) WITH (2) #5 REINFORCING BARS,
CONTINUOUS AND 6x6 10/10 W.W.F.  SUPPORT
REINFORCING DURING CONCRETE PLACEMENT
PER IRC R506.2.4.

TYPICAL REINFORCED CMU WALL WITH OR WITHOUT
SLAB ON RAISED GRADE:
FOOTINGS AT CONCRETE MASONRY WALL ARE TO
BE 12" DEEP x 24" WIDE (MAINTAIN 8" CLEAR FROM
EDGE OF BLOCK TO EDGE OF FOOTING ON BOTH
SIDES), CAST IN PLACE CONCRETE WITH (3) #5
REINFORCING BARS, CONTINUOUS, AND #5 BARS
AT 3'-6" O.C. EXTENDING TO MINIMUM 2'-0"
OVERLAP WITH REINFORCING IN CMU WALL.
SUPPORT REINFORCING DURING CONCRETE
PLACEMENT PER IRC R506.2.4. CONCRETE
MASONRY UNIT WALL IS TO BE CONSTRUCTED OF
8" x 8" x 16" BLOCK WITH HORIZONTAL BED
REINFORCING AT 8" O.C. AND #5 REINFORCING
BARS AT 2'-8" O.C. WITH DOWELS TO MATCH. (WITH
2'-0" MINIMUM OVERLAP FROM FOOTING TO TOP
OF CMU WALL)  FILL ALL CELLS.  SEE TYPICAL SLAB
ON GRADE NOTES FOR CAST IN PLACE CONCRETE
SLAB REQUIREMENTS (SEE STRUCTURAL
ENGINEERING DOCUMENTS FOR CONNECTION
DETAILS).

NOTE: ALL TOP OF WALL NOTES ARE TO THE TOP OF
BLOCK WALLS (SEE DETAILS FOR FINISHES)

6" WALL

8" CMU WALL

CONCRETE TURN-DOWN
EDGE / THICKENED SLAB

CMU WALL FOOTING

ENG. BEAM BY OTHERS TYP.

CONCRETE SLAB

KEY

BRICK VENEER

BACKFILL DIRT

BUNDLED STUD ABOVE
4" WALL

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING, U.O.N..
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:
CABINET LAYOUTS ARE PROVIDED FOR DESIGN
CONFIGURATION ONLY.  EXACT LAYOUT AND
PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,
AND COUNTERTOPS ARE TO BE DETERMINED IN
COORDINATION WITH OWNER AND GENERAL
CONTRACTOR.

FINISH NOTES:
FLOOR, WALL, CEILING, FINISHES AND INTERIOR
TRIM ARE TO BE DETERMINED BY THE GENERAL
CONTRACTOR AND OWNER.  GENERAL
CONTRACTOR TO ADJUST SLAB, WALLS, AND
CEILING TO ACCOMMODATE OWNER SPECIFIC
FINISHES AND TRIM.

PLUMBING NOTES:
G.C / OWNER TO COORDINATE LOCATION OF
EXTERIOR HOSE BIBBS.

FRAMING NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERSEDE ARCHITECTURAL DOCUMENTS AND
SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL
MEMBERS, PLACEMENT, AND CONNECTION
DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL,
UNLESS OTHERWISE DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 1/2" PLYWOOD SHEATHING (EXTERIOR
SIDE) ON 2x6'S AT 16" O.C. WITH BLOCKING AT
MIDSPAN.

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH
BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

CONCRETE SLAB FLOOR WITH 3/4" T&G PLYWOOD,
GLUED AND NAILED ON P.T. 2x4 SLEEPER SYSTEM
WHERE STONE IS NOT USED, THICK SET STONE IN
OTHER LOCATIONS.

SECOND FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 14"
OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND
SPACING BY STRUCTURAL ENG).  SEE TYPICAL
WALL SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS, NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

BONUS ROOM FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 12"
MANUFACTURED TRUSS JOIST SYSTEM AT 16" O.C.
(OR SPECIFIED INTERVALS)  SEE TYPICAL WALL
SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS.  NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC
EQUIVALENT), GLUED AND NAILED ON  2X10 P.T.
WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED
INTERVALS)  SEE TYPICAL WALL SECTIONS AND
DETAILS FOR VARIOUS CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE
DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON
2x12'S AT 16" O.C. SEE TYPICAL WALL SECTIONS
AND DETAILS FOR VARIOUS CONNECTION DETAILS.
NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU
OF SPECIFIED MATERIALS, TRUSS MANUFACTURER IS
TO PROVIDE SHOP DRAWINGS, SUPPORT AND
CONNECTION DETAILS, AND BEAM SIZES FOR
ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

1/2" EXT SHEATHING, NAILED ON 2x10'S WITH
SIMPSON HURRICANE CLIPS AT 16" O.C.  SEE
TYPICAL WALL SECTIONS FOR VARIOUS
CONNECTION DETAILS. IF PRE-ENGINEERED WOOD
ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE
SHOP DRAWINGS, SUPPORT AND CONNECTION
DETAILS, AND SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK,
AND FRAMING AND ARE INDEPENDENT FROM ALL
BRICK LEDGES.  G.C. TO COORDINATE SIZE AND
LOCATIONS OF ADDITIONAL BRICK LEDGES WITH
PLANS, ELEVATIONS, AND DETAILS.
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EDGE / THICKENED SLAB

CMU WALL FOOTING

ENG. BEAM BY OTHERS TYP.

CONCRETE SLAB
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BRICK VENEER
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BUNDLED STUD ABOVE
4" WALL
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1/4" = 1'-0"
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C

GARAGE
PLANS

A2.5
SCALE

1
A2.5

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

1
A2.5

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

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO
ARCHITECTURAL SCOPE OF SERVICES.

GENERAL CONTRACTOR NOTE:
ADJUST TOP OF SLAB, WALL, AND ROOF BEARING
PLATES AS REQUIRED FOR CHANGES IN
STRUCTURAL MEMBER SIZES OR EXISTING SITE
CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB
ELECTRICAL AND PLUMBING REQUIREMENTS WITH
APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO
PLACING SLAB.

DIMENSION NOTES:
DIMENSIONS ARE TO THE EDGE OF FOUNDATION
AND FRAMING, U.O.N..
DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT
WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:
CABINET LAYOUTS ARE PROVIDED FOR DESIGN
CONFIGURATION ONLY.  EXACT LAYOUT AND
PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,
AND COUNTERTOPS ARE TO BE DETERMINED IN
COORDINATION WITH OWNER AND GENERAL
CONTRACTOR.

FINISH NOTES:
FLOOR, WALL, CEILING, FINISHES AND INTERIOR
TRIM ARE TO BE DETERMINED BY THE GENERAL
CONTRACTOR AND OWNER.  GENERAL
CONTRACTOR TO ADJUST SLAB, WALLS, AND
CEILING TO ACCOMMODATE OWNER SPECIFIC
FINISHES AND TRIM.

PLUMBING NOTES:
G.C / OWNER TO COORDINATE LOCATION OF
EXTERIOR HOSE BIBBS.

FRAMING NOTES:
STRUCTURAL ENGINEERING DOCUMENTS
SUPERSEDE ARCHITECTURAL DOCUMENTS AND
SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL
MEMBERS, PLACEMENT, AND CONNECTION
DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL,
UNLESS OTHERWISE DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL
SECTIONS, STRUCTURAL ENGINEER,  OR
STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 1/2" PLYWOOD SHEATHING (EXTERIOR
SIDE) ON 2x6'S AT 16" O.C. WITH BLOCKING AT
MIDSPAN.

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH
BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

CONCRETE SLAB FLOOR WITH 3/4" T&G PLYWOOD,
GLUED AND NAILED ON P.T. 2x4 SLEEPER SYSTEM
WHERE STONE IS NOT USED, THICK SET STONE IN
OTHER LOCATIONS.

SECOND FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 14"
OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND
SPACING BY STRUCTURAL ENG).  SEE TYPICAL
WALL SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS, NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

BONUS ROOM FLOOR SYSTEM:

3/4" T&G PLYWOOD, GLUED AND NAILED ON 12"
MANUFACTURED TRUSS JOIST SYSTEM AT 16" O.C.
(OR SPECIFIED INTERVALS)  SEE TYPICAL WALL
SECTIONS AND DETAILS FOR VARIOUS
CONNECTION DETAILS.  NOTE: IF TRUSS JOISTS (OR
SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS,
TRUSS MANUFACTURER IS TO PROVIDE SHOP
DRAWINGS, SUPPORT AND CONNECTION DETAILS,
AND BEAM SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC
EQUIVALENT), GLUED AND NAILED ON  2X10 P.T.
WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED
INTERVALS)  SEE TYPICAL WALL SECTIONS AND
DETAILS FOR VARIOUS CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE
DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON
2x12'S AT 16" O.C. SEE TYPICAL WALL SECTIONS
AND DETAILS FOR VARIOUS CONNECTION DETAILS.
NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU
OF SPECIFIED MATERIALS, TRUSS MANUFACTURER IS
TO PROVIDE SHOP DRAWINGS, SUPPORT AND
CONNECTION DETAILS, AND BEAM SIZES FOR
ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

1/2" EXT SHEATHING, NAILED ON 2x10'S WITH
SIMPSON HURRICANE CLIPS AT 16" O.C.  SEE
TYPICAL WALL SECTIONS FOR VARIOUS
CONNECTION DETAILS. IF PRE-ENGINEERED WOOD
ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE
SHOP DRAWINGS, SUPPORT AND CONNECTION
DETAILS, AND SIZES FOR ARCHITECT/ENGINEER
APPROVAL.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK,
AND FRAMING AND ARE INDEPENDENT FROM ALL
BRICK LEDGES.  G.C. TO COORDINATE SIZE AND
LOCATIONS OF ADDITIONAL BRICK LEDGES WITH
PLANS, ELEVATIONS, AND DETAILS.

6" WALL

8" CMU WALL

CONCRETE TURN-DOWN
EDGE / THICKENED SLAB

CMU WALL FOOTING

ENG. BEAM BY OTHERS TYP.

CONCRETE SLAB

KEY

BRICK VENEER

BACKFILL DIRT

BUNDLED STUD ABOVE
4" WALL

ATTACHMENT 4



FINISHED GRADE
SEE GRADING PLAN

FIRST FLOOR
28'-4" AMSL

PORCH FLOOR
28'-01

2" AMSL

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

SECOND FLOOR
38'-8" AMSL

FINISHED GRADE
SEE GRADING PLAN

WINDOW HEAD HT.
8'-0" AFF (SECOND)

FIRST FLOOR
28'-4" AMSL

SECOND FLOOR
38'-8" AMSL

WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8'-0" AFF (SECOND)

12

10

10/12 BEARING HT.
9'-0" AFF (SECOND)

12

10

12
4

RIDGE HT.
Ñ29'-4" AFF (FIRST)

4/12 BEARING HT.
9'-01

2" AFF (FIRST)

12
4

8" PERMACAST
SQUARE COLUMNS

2x6 PT
CORNER BOARDS

FIBERGLASS INSECT
SCREEN

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

TABBY STUCCO
VENEER @
FOUNDATION

BRICK VENEER @
FRONT PORCH

A

E01E02

AA

T.O. COLUMN
8'-0 "AFF (FIRST)

PORCH BRG. HT.
8'-10" AFF (FIRST)

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

A

B BBB

1
A5.0

1b
A5.1

1A
A5.1

5
A5.0

7
A5.0

8
A5.0

2
A5.1

9
A5.1

1
A4.0

FIRST FLOOR
28'-4" AMSL

SECOND FLOOR
38'-8" AMSL

PORCH FLOOR
28'-01

2" AMSL

FINISHED GRADE
SEE GRADING PLAN

FINISHED GRADE
SEE GRADING PLAN

T.O. COLUMN/WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8'-0" AFF (SECOND)

SECOND FLOOR
38'-8" AMSL

WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8' 0" AFF (SECOND)

12
4

12
4

RIDGE HT.
Ñ29'-4" AFF (FIRST)

PORCH BEARING HT.
8'-10" AFF (FIRST)

FIRST FLOOR
28'-4" AMSL

PORCH FLOOR
28'-01

2" AMSL

PORCH BEARING HT.
8'-10" AFF (FIRST)

BB

A A

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

8" PERMACAST
SQUARE COLUMNS

2x6 PT
CORNER BOARDS

FIBERGLASS INSECT
SCREEN

BRICK VENEER @
FRONT PORCH

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

BRICK STAIRS W/ PT
WOOD HANDRAILS

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

B B

E E

1A
A5.1

5
A5.0

7
A5.0

8
A5.0

2
A5.1

NOT F
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N
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C

EXTERIOR 
ELEVATIONS

A3.0SCALE
2

A3.0
RIGHT ELEVATION

1/4" = 1'-0"

SCALE
1

A3.0
FRONT ELEVATION

1/4" = 1'-0"
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12

10

12

10

12
4

12
4

E04 E03

D DD

BB B B

FINISHED GRADE
SEE GRADING PLAN

FIRST FLOOR
28'-4" AMSL

PORCH FLOOR
28'-01

2" AMSL

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

SECOND FLOOR
38'-8" AMSL

FINISHED GRADE
SEE GRADING PLAN

WINDOW HEAD HT.
8'-0" AFF (SECOND)

FIRST FLOOR
28'-4" AMSL

SECOND FLOOR
38'-8" AMSL

WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8'-0" AFF (SECOND)

10/12 BEARING HT.
9'-0" AFF (SECOND)

RIDGE HT.
Ñ29'-4" AFF (FIRST)

4/12 BEARING HT.
9'-01

2" AFF (FIRST)

8" PERMACAST
SQUARE COLUMNS

2x6 PT
CORNER BOARDS

FIBERGLASS INSECT
SCREEN

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

TABBY STUCCO
VENEER @
FOUNDATION

BRICK VENEER @
FRONT PORCH

T.O. COLUMN
8'-0 "AFF (FIRST)

PORCH BRG. HT.
8'-10" AFF (FIRST)

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

HARDIEPANEL

1
A5.0

1B
A5.1

1A
A5.1

5
A5.0

7
A5.0

8
A5.0

2
A5.1

9
A5.1

7
A5.1

1
A4.0

12
4

12
4

12

10

12

10

12

10

12

10

12
4

12
4

D D

A A AAAA

C

FIRST FLOOR
28'-4" AMSL

SECOND FLOOR
38'-8" AMSL

PORCH FLOOR
28'-01

2" AMSL

FINISHED GRADE
SEE GRADING PLAN

FINISHED GRADE
SEE GRADING PLAN

T.O. COLUMN/WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8'-0" AFF (SECOND)

SECOND FLOOR
38'-8" AMSL

WINDOW HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8' 0" AFF (SECOND)

RIDGE HT.
Ñ29'-4" AFF (FIRST)

PORCH BEARING HT.
8'-10" AFF (FIRST)

FIRST FLOOR
28'-4" AMSL

PORCH FLOOR
28'-01

2" AMSL

PORCH BEARING HT.
8'-10" AFF (FIRST)

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

8" PERMACAST
SQUARE COLUMNS

FIBERGLASS INSECT
SCREEN

BRICK VENEER @
FRONT PORCH

BRICK STAIRS W/ PT
WOOD HANDRAILS

10/12 BEARING HT.
5'-0" AFF (SECOND)

10/12 BEARING HT.
5'-0" AFF (SECOND)

4/12 BEARING HT.
9'-0" AFF (SECOND)

4/12 BEARING HT.
9'-0" AFF (SECOND)

2x6 PT
CORNER BOARDS

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

1A
A5.1

5
A5.0

1
A5.0

1B
A5.1

2
A5.0

7
A5.0

8
A5.0

3
A5.1
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C

EXTERIOR 
ELEVATIONS

A3.1SCALE
2

A3.1
LEFT ELEVATION

1/4" = 1'-0"

SCALE
1

A3.1
REAR ELEVATION

1/4" = 1'-0"
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12

10

12

10

12
4

12
4

12
4

12
4

E05

E06 E07

C

C C

C C

C

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

2x6 PT
CORNER BOARDS

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

FINISHED GRADE
SEE GRADING PLAN

10/12 BEARING HT.
6'-4" AFF (BONUS)

GARAGE SLAB
26'-3" AMSL

BONUS FLOOR
35'-5" AMSL

WINDOW HEAD HT.
7'-0" AFF (BONUS)

DOOR HEAD HT.
7'-0" AFF (GARAGE)

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

DOOR HEAD HT.
7'-0" AFF (GARAGE)

RIDGE HT.
Ñ22'-5" AFF (GARAGE)

4/12 BEARING HT.
8'-0 " AFF (GARAGE)

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

WINDOW HEAD HT.
7'-0" AFF (GARAGE)

RIDGE HT.
Ñ22'-5" AFF (GARAGE)

FINISHED GRADE
SEE GRADING PLAN

10/12 BEARING HT.
6'-4" AFF (BONUS)

GARAGE SLAB
26'-3" AMSL

BONUS FLOOR
35'-5" AMSL

WINDOW HEAD HT.
7'-0" AFF (BONUS)

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

DOOR HEAD HT.
7'-0" AFF (GARAGE)

RIDGE HT.
Ñ22'-5" AFF (GARAGE)

4/12 BEARING HT.
8'-0 " AFF (GARAGE)

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

WINDOW HEAD HT.
7'-0" AFF (GARAGE)

RIDGE HT.
Ñ22'-5" AFF (GARAGE)

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

2x6 PT
CORNER BOARDS
HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

2x6 PT
CORNER BOARDS

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE
CLAD WINDOWS &
DOORS - SEE
SCHEDULE

STANDING SEAM
METAL ROOF -
INSTALL PER MANUF.
SPECS.

2x6 PT
CORNER BOARDS

HARDIEPLANK
SMOOTH LAP SIDING
- 7" EXPOSURE

CLAD WINDOWS &
DOORS - SEE
SCHEDULE

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

WINDOW HEAD HT.
7'-0" AFF (GARAGE)

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

WINDOW HEAD HT.
7'-0" AFF (GARAGE)

BRACKET BEARING HT.
8'-0" AFF (GARAGE)

BRACKET BEARING HT.
8'-0" AFF (GARAGE)

1
A5.0

1B
A5.1

OPERABLE
COMPOSITE
SHUTTERS W/
HARDWARE

1
A5.0

1B
A5.1

1A
A5.1

1A
A5.1

12

10

12

10

3
A5.0

9
A5.0

9
A5.0

9
A5.0

9
A5.0

2
A5.1

2
A5.1

3
A5.1

6
A5.1

6
A5.1

2
A4.0

2
A4.0
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C

GARAGE
ELEVATIONS

A3.2SCALE
3

A3.2
GARAGE REAR ELEVATION

1/4" = 1'-0"

SCALE
1

A3.2
GARAGE FRONT ELEVATION

1/4" = 1'-0"

SCALE
4

A3.2
GARAGE LEFT ELEVATION

1/4" = 1'-0"

SCALE
2

A3.2
GARAGE RIGHT ELEVATION

1/4" = 1'-0"
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FIRST FLOOR
28'-4" AMSL

PORCH FLOOR
28'-01

2" AMSL

FINISHED GRADE
SEE GRADING PLAN

FINISHED GRADE
SEE GRADING PLAN

T.O. COLUMN/DOOR HEAD HT.
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8'-0" AFF (SECOND)

SECOND FLOOR
38'-8" AMSL

T.O. COLUMN
8'-0" AFF (FIRST)

WINDOW HEAD HT.
8' 0" AFF (SECOND)

RIDGE HT.
Ñ29'-4" AFF (FIRST)

PORCH BEARING HT.
8'-10" AFF (FIRST)

FIRST FLOOR
28'-4" AMSL
PORCH FLOOR
28'-01

2" AMSL

PORCH BEARING HT.
8'-10" AFF (FIRST)

10/12 BEARING HT.
5'-0" AFF (SECOND)

10/12 BEARING HT.
5'-0" AFF (SECOND)

4/12 BEARING HT.
9'-0" AFF (SECOND)

4/12 BEARING HT.
9'-0" AFF (SECOND)

KITCHEN GREAT ROOM

LOFT

SCREENED
ENTRY

PORCH

SCREENED
OUTDOOR

LIVING

9'
-0

"
1'

-4
"

9'
-0

"

8'
-1

0"

8'
-1

0"

2
A5.0

8
A5.0

4
A5.0

7
A5.0

8
A5.0

12
4

12

10

12

10

12
4

12
4

12
4

9
A5.1

CART GARAGE

STAIR HALL

8'
-0

"
1'

-2
"

8'
-0

"

FINISHED GRADE
SEE GRADING PLAN

10/12 BEARING HT.
6'-4" AFF (BONUS)

GARAGE SLAB
26'-3" AMSL

BONUS FLOOR
35'-5" AMSL

FINISHED GRADE
SEE GRADING PLAN

GARAGE SLAB
26'-3" AMSL

RIDGE HT.
Ñ22'-5" AFF (GARAGE)

4/12 BEARING HT.
8'-0 " AFF (GARAGE)

1
A5.0

1B
A5.1

3
A5.0

6
A5.0

9
A5.0

12
4

12

10

12

10

 

SECTIONS
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C

SCALE
1

A4.0
GREAT ROOM SECTION

1/4" = 1'-0"

SCALE
2

A4.0
BONUS STAIR SECTION

1/4" = 1'-0"
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60Á

1'-10"

SCALE
1

A5.0

10/12 EAVE
1"=1'-0"

5"

5"

SCALE
2

A5.0

4/12 DORMER EAVE
1"=1'-0" SCALE

3
A5.0

4/12 GARAGE EAVE
1"=1'-0"

80Á

1'-10"

SCALE
5

A5.0

4/12 PORCH EAVE
1"=1'-0"

1'-10"

80Á

5"

1'-6"

5"

80Á

SCALE
4

A5.0
SECOND FLOOR SECTION

1"=1'-0" SCALE
6

A5.0
BONUS FLOOR SECTION

1"=1'-0"

SCALE
7

A5.0
HOUSE FOUNDATION

1"=1'-0"

SEE STRUCTURAL
ENG. DOCUMENTS

SE
E 

ST
RU

C
TU

RA
L

EN
G

. D
O

C
S.

SCALE
9

A5.0
GARAGE FOUNDATION

1"=1'-0"

SEE STRUCTURAL
ENG. DOCUMENTS

SE
E 

ST
RU

C
TU

RA
L

EN
G

. D
O

C
S.

10/12 BEARING HT.
VARIES - SEE A3.0-A4.0

SECOND FLOOR
38'-8" AMSL

FIRST FLOOR
28'-4" AMSL

4/12 BEARING HT.
9'-0" AFF

WINDOW HEAD HT.
8'-0" AFF (FIRST)

CEILING HT.
9'-0" AFF (FIRST)

FINISHED GRADE
SEE L2.1

FINISHED GRADE
SEE L2.1

GARAGE SLAB
26'-3" AMSL

BONUS FLOOR
35'-5" AMSL

CEILING HT.
8'-0" AFF (GARAGE)

WINDOW HEAD HT.
7'-0 "AFF (GARAGE)

4/12 BEARING HT.
8'-0" AFF (GARAGE)

WINDOW HEAD HT.
7'-0 "AFF (GARAGE)

WINDOW HEAD HT.
8'-0" AFF (FIRST)

T.O. COLUMN
8'-0" AFF (FIRST)

4/12 BEARING HT.
8'-10" AFF (FIRST)

STANDING SEAM METAL ROOF AS SELECTED TO COMPLY W/ 2015 IRC
R905.1 (INSTALL PER MANUFACTURER'S SPECIFICATIONS)
HIGH-TEMP ICE AND WATER SHIELD PER MANUFACTURER'S
SPECIFICATIONS ON ALL ROOF SLOPES
5/8" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS)
2x10 ROOF RAFTERS (SISTERED RAFTER TAILS CUT TO MATCH PROFILE) @
16" O.C. W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS
FOR ALL CONNECTION AND TIE DOWN DETAILS/INTERVALS)
CONT. ICYNENE FOAM INSULATION (OR EQUAL), GC TO PROVIDE MEP
SYSTEM REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION
PROCEDURES FOR ARCHITECT'S REVIEW (TYP. WHERE SHOWN)
(2) 2x6 TOP PLATE - SEE STRUCTURAL ENG. DOCUMENTS FOR ALL
CONNECTION AND TIE DOWN DETAILS/INTERVALS

CONT. METAL FLASHING/DRIP EDGE
BM 86 KDAT COVE (OR SIM.) ON CONT. 1x3 KDAT TRIM BAND
1x6 KDAT FASCIA W/ 12" OVERLAP OF SOFFIT

NON-VENTING SMOOTH HARDIESOFFIT

CONT. 2x8 KDAT TRIM BAND (CUT TO SLOPE)
HARDIEPLANK SMOOTH LAP SIDING - 7" EXPOSURE
TYVEK BUILDING WRAP (OR EQUAL) & SEALING SYSTEM ON 12" EXT.
PLYWOOD SHEATHING (SEE STRUCTURAL ENG. DOCUMENTS FOR
SHEATHING SPECS.)
2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.
1
2' GWB INTERIOR FINISH

STANDING SEAM METAL ROOF AS SELECTED TO COMPLY W/ 2015 IRC
R905.1 (INSTALL PER MANUFACTURER'S SPECIFICATIONS)
HIGH-TEMP ICE AND WATER SHIELD PER MANUFACTURER'S
SPECIFICATIONS ON ALL ROOF SLOPES
5/8" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS)
2x10 ROOF RAFTERS @ 16" O.C. W/ HURRICANE CLIPS (SEE STRUCTURAL
ENG. DOCUMENTS FOR ALL CONNECTION AND TIE DOWN
DETAILS/INTERVALS)
CONT. ICYNENE FOAM INSULATION (OR EQUAL), GC TO PROVIDE MEP
SYSTEM REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION
PROCEDURES FOR ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. METAL FLASHING/DRIP EDGE
BM 86 KDAT COVE (OR SIM.) ON CONT. 1x3 KDAT FASCIA
2x8 EXPOSED RAFTER TAILS (CUT TO MATCH PROFILE) - SISTER TO 2x10
RAFTERS @ 16" O.C. (SEE STRUCTURAL ENG. DOCUMENTS FOR ALL
CONNECTION & TIE DOWN DETAILS/INTERVALS)

1x4 KDAT TRIM (CUT TO SLOPE)ON 1x10 KDAT TRIM BAND (BLOCKING
AS REQ.)
2x10 KDAT TRIM BAND

1x6 V-GROOVE SOFFIT, TYP. WHERE SHOWN

STANDING SEAM METAL ROOF AS SELECTED TO COMPLY W/ 2015 IRC
R905.1 (INSTALL PER MANUFACTURER'S SPECIFICATIONS)
HIGH-TEMP ICE AND WATER SHIELD PER MANUFACTURER'S
SPECIFICATIONS ON ALL ROOF SLOPES
5/8" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS)
2x10 ROOF RAFTERS @ 16" O.C. W/ HURRICANE CLIPS (SEE STRUCTURAL
ENG. DOCUMENTS FOR ALL CONNECTION AND TIE DOWN
DETAILS/INTERVALS)
CONT. ICYNENE FOAM INSULATION (OR EQUAL), GC TO PROVIDE MEP
SYSTEM REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION
PROCEDURES FOR ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. METAL FLASHING/DRIP EDGE
BM 86 KDAT COVE (OR SIM.) ON CONT. 1x3 KDAT FASCIA
2x8 EXPOSED RAFTER TAILS (CUT TO MATCH PROFILE) - SISTER TO 2x10
RAFTERS @ 16" O.C. (SEE STRUCTURAL ENG. DOCUMENTS FOR ALL
CONNECTION & TIE DOWN DETAILS/INTERVALS)
1x4 KDAT TRIM (CUT TO SLOPE)ON 2x10 KDAT TRIM BAND

1x6 V-GROOVE SOFFIT, TYP. WHERE SHOWN

HARDIEPLANK SMOOTH LAP SIDING - 7" EXPOSURE
TYVEK BUILDING WRAP (OR EQUAL) & SEALING SYSTEM ON 12" EXT.
PLYWOOD SHEATHING (SEE STRUCTURAL ENG. DOCUMENTS FOR
SHEATHING SPECS.)
2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

1
2' GWB INTERIOR FINISH

FINISH FLOORING AS SELECTED BY G.C./OWNER (3
4" WOOD FLOORING

SHOWN)
3

4" T&G PLYWOOD DECKING ON 14" ENG. WOOD TRUSS (OR EQUAL)
FLOOR STRUCTURE (SEE STRUCTURAL ENG. DOCUMENTS FOR INTERVAL)

RIM JOIST & CONNECTION DETAILS PER STRUCTURAL ENG. DOCUMENTS

SCALE
8

A5.0
PORCH FOUNDATION

1"=1'-0"

1
2' GWB INTERIOR FINISH

FINISH FLOORING AS SELECTED BY G.C./OWNER (3
4" WOOD FLOORING

SHOWN)
3

4" T&G PLYWOOD DECKING ON 12" ENG. WOOD TRUSS (OR EQUAL)
FLOOR STRUCTURE (SEE STRUCTURAL ENG. DOCUMENTS FOR INTERVAL)

RIM JOIST & CONNECTION DETAILS PER STRUCTURAL ENG. DOCUMENTS

SEE STRUCTURAL
ENG. DOCUMENTS

8"
 M
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SE
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C
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O

C
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STANDING SEAM METAL ROOF AS SELECTED TO COMPLY W/ 2015 IRC
R905.1 (INSTALL PER MANUFACTURER'S SPECIFICATIONS)
HIGH-TEMP ICE AND WATER SHIELD PER MANUFACTURER'S
SPECIFICATIONS ON ALL ROOF SLOPES
5/8" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS)
2x10 ROOF RAFTERS @ 16" O.C. W/ HURRICANE CLIPS (SEE STRUCTURAL
ENG. DOCUMENTS FOR ALL CONNECTION AND TIE DOWN
DETAILS/INTERVALS)

CONT. METAL FLASHING/DRIP EDGE
BM 86 KDAT COVE (OR SIM.) ON CONT. 1x3 KDAT FASCIA
2x8 EXPOSED RAFTER TAILS (CUT TO MATCH PROFILE) - SISTER TO 2x10
RAFTERS @ 16" O.C. (SEE STRUCTURAL ENG. DOCUMENTS FOR ALL
CONNECTION & TIE DOWN DETAILS/INTERVALS)

1x6 V-GROOVE SOFFIT, TYP. WHERE SHOWN

1x4 KDAT TRIM (CUT TO SLOPE) ON 1x8 KDAT TRIM (BLOCKING AS REQ.)
1x10 KDAT TRIM (BOTH SIDES) W/ 1x KDAT TRIM @ BOT. OF BEAM
METAL FLASHING CAP
1x2 HARDIETRIM CAPITAL

8" PERMACAST SQUARE COLUMNS
3x4 PT SCREEN FRAME

FIBERGLASS INSECT SCREEN
SEE STRUCTURAL ENG. DOCUMENTS FOR ALL CONNECTION & TIE
DOWN DETAILS/INTERVALS

A
LI

G
N

(B
O

TH
 S

ID
ES

)

1x6 V-GROOVE CLG.
1x4 PT TRIM ON 1x10
PT TRIM BAND

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.
CONT. METAL FLASHING/DRIP EDGE ON 2x3 KDAT DRIP CAP (CUT 12"
SLOPE TO DRAIN AND DRIP CHANNEL)
2x6 KDAT WATERTABLE

FINISH FLOORING AS SELECTED BY G.C./OWNER (3
4" WOOD FLOORING

SHOWN)
3

4" T&G PLYWOOD DECKING ON 2x4 PT SLEEPER SYSTEM

TABBY STUCCO FINISH COAT

4" CONCRETE SLAB W/ 6x6 - 1.4x1.4 W.W.M. 6 MIL. POLY. OVER TERMITE
TREATED COMPACTED FILL (SEE STRUCTURAL ENG. DOCUMENTS)

MAINTAIN POSITIVE DRAINAGE AWAY FROM FOUNDATION

SEE FOUNDATION SCHEDULE AND STRUCTURAL ENGINEERING
DOCUMENTS FOR MATERIALS, SIZES, DETAILS, JOINTS AND VENTING

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.
CONT. METAL FLASHING/DRIP EDGE ON 2x3 KDAT DRIP CAP (CUT 12"
SLOPE TO DRAIN AND DRIP CHANNEL)
2x3 KDAT WATERTABLE

HARDIEPLANK SMOOTH LAP SIDING - 7" EXPOSURE
TYVEK BUILDING WRAP (OR EQUAL) & SEALING SYSTEM ON 12" EXT.
PLYWOOD SHEATHING (SEE STRUCTURAL ENG. DOCUMENTS FOR
SHEATHING SPECS.)

4" CONCRETE SLAB W/ 6x6 - 1.4x1.4 W.W.M. 6 MIL. POLY. OVER TERMITE
TREATED COMPACTED FILL (SEE STRUCTURAL ENG. DOCUMENTS)

TABBY STUCCO FINISH COAT

SEE FOUNDATION SCHEDULE AND STRUCTURAL ENGINEERING
DOCUMENTS FOR MATERIALS, SIZES, DETAILS, JOINTS AND VENTING

MAINTAIN POSITIVE DRAINAGE AWAY FROM FOUNDATION

8" PERMACAST SQUARE COLUMNS
FIBERGLASS INSECT SCREEN
SEE STRUCTURAL ENG. DOCUMENTS FOR ALL CONNECTION & TIE
DOWN DETAILS/INTERVALS
3x4 PT SCREEN FRAME
1x3 HARDIETRIM BASE
5

4x6 T&G DECKING AND NOSING GLUED AND NAILED ON 2x10 PT
WOOD JOIST SYSTEM (SEE STRUCTURAL ENG. DOCUMENTS FOR
INTERVAL)
1x4 KDAT TRIM ON 2x12 KDAT TRIM BAND W/ 12" OVERLAP OF FRAMING
(RABBET), BLOCKING AS REQ.
(2) 2x10 PT RIMBOARD (SEE STRUCTURAL ENG. DOCUMENTS)
2x8 PT PLATE AND ANCHOR BOLTS (SEE STRUCTURAL DRAWINGS FOR
SIZES, SPACING, DETAILS, ETC.)
1x3 KDAT TRIM (ALL SIDES) ON BLOCKING AS REQ.
1x4 KDAT LOUVERS @ 45Á ANGLE
INSECT SCREEN & HARDWARE CLOTH BEHIND LOUVER PANELS

1x4 KDAT TRIM (ALL SIDES)
CONT. METAL FLASHING/DRIP EDGE
FACE BRICK AS SELECTED, TYP. (SEE STRUCTURAL ENG. DOCUMENTS
FOR HORIZ. TIE & JOINT REINF. DETAILS & SPACING FOR ALL BRICK
WORK)

8" CMU BLOCK WALL (SEE STRUCTURAL ENGINEERING DOCUMENTS
FOR REINFORCING/ DETAILS)

MAINTAIN POSITIVE DRAINAGE AWAY FROM FOUNDATION

8" CMU BLOCK WALL (SEE STRUCTURAL ENGINEERING DOCUMENTS
FOR REINFORCING/ DETAILS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), GC TO PROVIDE MEP
SYSTEM REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION
PROCEDURES FOR ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

HARDIEPLANK SMOOTH LAP SIDING - 7" EXPOSURE
TYVEK BUILDING WRAP (OR EQUAL) & SEALING SYSTEM ON 12" EXT.
PLYWOOD SHEATHING (SEE STRUCTURAL ENG. DOCUMENTS FOR
SHEATHING SPECS.)
2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.
CONT. ICYNENE FOAM INSULATION (OR EQUAL), GC TO PROVIDE MEP
SYSTEM REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION
PROCEDURES FOR ARCHITECT'S REVIEW (TYP. WHERE SHOWN)
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SCALE
1B

A5.1
'LOOKOUT' @ RAFTER BEARING

1"=1'-0"

SCALE
6

A5.1
GARAGE BRACKET

1"=1'-0"

SCALE
3

A5.1
TYP. WINDOW DETAIL

3/4"=1'-0" SCALE
4A

A5.1
TYP. WINDOW HEAD

3"=1'-0"

SCALE
4B

A5.1
TYP. WINDOW JAMB

3"=1'-0"

SCALE
4C

A5.1
TYP. WINDOW SILL

3"=1'-0"

SCALE
7

A5.1
TYP. HARDIEPANEL DETAIL

3/4"=1'-0"

SCALE
2

A5.1
SERVICE YARD

3/4"=1'-0"

SCALE
5

A5.1
CORNER BOARD

3"=1'-0"

SCALE
9

A5.1
BRICK STAIR

3/4"=1'-0"

6" BRICK RISER, TYP.

12" BRICK TREAD, TYP.

4"

2x8 PT CAP CHAMFER TOP

6x6 PT POST (12" CHAMFER)

2x4 PT HANDRAIL (12" CHAMFER)

2x2 PT PICKETS

2x4 PT BOTTOM RAIL (12" CHAMFER)

T.O. SERVICE WALL

6'-0" AFF (SLAB)

51 4"
31 2"

2"
 T

YP
IC

A
L

5'
-8

1 2"

6'
-0

"

SERVICE SLAB
V.I.F.

2x10 PT CAP - CUT TO 81
2" -

CHAMFER TOP
1x4 PT TRIM (3

8" CHAMFER)

2x6 PT CAP - CUT TO 5" -
CHAMFER TOP

1x4 PT LOUVERS AT 45° ANGLE

1x4 PT SURROUND AND FRAME
(EACH SIDE)

6x6 POST

HINGE SIDE @ COLUMN

2x6 BOTTOM RAIL - CUT TO 5"

1x4 PT TRIM (3
8" CHAMFER)

5"

21
2" 3" 2'-41

4" 11
2"

11 2"
2'

-4
1 4"

21 2"
31 2"

80°

PROVIDE BLOCKING FOR 10" STRAP (OR
APPROVED SIM.) @ T.O. RAFTER
STANDING SEAM METAL ROOF AS
SELECTED TO COMPLY W/ 2015 IRC
R905.1 (INSTALL PER MANUFACTURER'S
SPECIFICATIONS)
HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON
ALL ROOF SLOPES
5/8" EXTERIOR STRUCTURAL ROOF
SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS)
2x8 EXPOSED RAFTERS (CUT TO MATCH
PROFILE) @ 16" O.C. (SEE STRUCTURAL
ENG. DOCUMENTS FOR ALL
CONNECTION & TIE DOWN
DETAILS/INTERVALS)
CONT. METAL FLASHING/DRIP EDGE
BM 86 KDAT COVE (OR SIM.) ON CONT.
1x3 KDAT FASCIA
1x6 V-GROOVE SOFFIT, TYP. WHERE
SHOWN

6x8 PT BEAM
4x4 PT TOP CHORD
4x6 PT BRACKET ON 3x4 PT BRACE (CUT
TO MATCH PROFILE)
COUNTERSINK & PLUG
SIMPSON H8 (OR APPROVED SIM.) EA.
SIDE OF SUPPORTING TRIPLE STUD @
EACH BRACKET LOCATION (BEYOND)
1
2"~ x ±10" LAG BOLT (OR APPROVED

SIM.) @ 24" O.C. BOLTING BRACKET TO
TRIPLE STUD (BEYOND) - COUNTERSINK &
PLUG

REFER TO DETAILS @ A5.0 FOR TYP.
EXTERIOR WALL CONSTRUCTION

5
8"~ THROUGH BOLT (OR APPROVED

SIM.) THROUGH BEAM AND INTO
BRACKET BELOW @ EA. BRACKET.
OVERSIZED WASHERS ABOVE BEAM

SIMPSON H10a (OR APPROVED SIM.) @
EACH RAFTER

2x3 PT DRIP CAP - 1" OVERLAP OF
HEAD TRIM ALL SIDES (CUT 12" SLOPE
TO DRAIN  & DRIP CHANNEL)
2x6 PT HEAD TRIM (3

4" OVERLAP OF
JAMBS)

3x3 PT SILL W/ 12" OVERLAP OF
JAMBS (CUT 12" SLOPE TO DRAIN
AND DRIP CHANNEL)

2x4 PT JAMB

OPERABLE COMPOSITE SHUTTERS
W/ 'S' SHUTTER DOG HARDWARE

CLAD WINDOW AS SELECTED -
INSTALL, FLASH, AND CAULK ALL
WINDOWS AND DOORS PER
ASTM E 2112-01

TYVEK BUILDING WRAP (OR EQUAL) &
SEALING SYSTEM ON 12" EXT. PLYWOOD
SHEATHING (SEE STRUCTURAL ENG.
DOCUMENTS FOR SHEATHING SPECS.)

HARDIEPLANK SMOOTH LAP SIDING - 7"
EXPOSURE

1
2' GWB INTERIOR FINISH

2x6 TYPICAL EXTERIOR WALL
CONSTRUCTION AT 16" O.C.
CONT. ICYNENE FOAM INSULATION (OR
EQUAL), GC TO PROVIDE MEP SYSTEM
REQUIREMENTS, SHOP DRAWINGS, AND
FOAM APPLICATION PROCEDURES FOR
ARCHITECT'S REVIEW (TYP. WHERE
SHOWN)

2x6 PT MITERED CORNER BOARDS

METAL CORNER FLASHING

1'-11
2"3"

1'-0"

2"
31 2"

12
4

12

10

12

10
LINE OF 'FLY' RAFTER
LINES OF FASCIA &
RAKE FRAMING
METAL CAP FLASH
6x6 'LOOKOUT'
BEAM @ RIDGE
2x6 COLLAR TIE

POST & BEAM
POCKET @
'LOOKOUT'

POST TO HEADER
BELOW

1'-11
2"3"

1'-0"

2"
31 2"

12

10

SCALE
1A

A5.1
'LOOKOUT' @ RIDGE

1"=1'-0"

LINE OF 'FLY' RAFTER
METAL CAP FLASH
6x6 'LOOKOUT'
BEAM LET INTO
EXTERIOR WALL
REFER TO DETAILS @
A5.0 FOR EXTERIOR
MATERIALS @
FASCIA, SOFFIT, &
WALLS

LET IN WALL
FRAMING
WALL FRAMING

2x3 PT DRIP CAP - 1" OVERLAP OF
HEAD TRIM ALL SIDES (CUT 12" SLOPE
TO DRAIN  & DRIP CHANNEL)
2x6 PT HEAD TRIM (3

4" OVERLAP OF
JAMBS)
2x4 PT JAMB

CLAD WINDOW AS SELECTED -
INSTALL, FLASH, AND CAULK ALL
WINDOWS AND DOORS PER
ASTM E 2112-01

CONT. METAL FLASHING/DRIP EDGE ON
CONT. 2x4 PT SILL (CUT TO 3" WIDTH,
CUT 12" SLOPE TO DRAIN AND DRIP
CHANNEL)
3

4"x3
4" PT QUARTER-ROUND

MOULDING (MITERED CORNERS)
HARDIEPANEL

CONT. METAL FLASHING/DRIP EDGE
ON CONT. 2x4 PT SILL (CUT TO 3"
WIDTH, CUT 12" SLOPE TO DRAIN
AND DRIP CHANNEL)

3
4"x3

4" PT QUARTER-ROUND
MOULDING (MITERED CORNERS)

TYPICAL EXTERIOR WALL PER
WALL SECTIONS

JAMB 'PAN' FLASHING PER ASTM E
2112-07 - ONE PIECE SELF
ADHERING, FORMABLE
MEMBRANE OR RIGID MATERIAL

CLAD WINDOW AS SELECTED -
INSTALL, FLASH, AND CAULK ALL
WINDOWS AND DOORS PER
ASTM E 2112-01

NAILING FIN @ JAMB - OVERLAY
W/ PEEL & STICK BITUTHENE

BACKER ROD & SEALANT PER
WINDOW MANUF. INSTRUCTIONS

NOTE:  CAP, HEAD, & JAMB TRIM
TO BE SHIMMED TO ENSURE THEY
LAY FLAT & JOIN TIGHTLY

CLAD WINDOW AS SELECTED -
INSTALL, FLASH, AND CAULK ALL
WINDOWS AND DOORS PER
ASTM E 2112-01

SILL 'PAN' FLASHING PER ASTM E
2112-07 - ONE PIECE SELF
ADHERING, FORMABLE
MEMBRANE OR RIGID MATERIAL
BACKER ROD & SEALANT PER
MANUF. INSTRUCTIONS
PEEL & STICK BITUTHENE
MEMBRANE STRIP OVER NAILING
FIN @ SILL

INTERIOR WALL FINISH & CASINGS
AS SELECTED

REFER TO STRUCTURAL DRAWINGS
FOR HEADER ASSEMBLY DETAILS

INTERIOR WALL FINISH & CASINGS
AS SELECTED
PEEL & STICK BITUTHENE
MEMBRANE STRIP OVER NAILING
FIN @ HEAD
BACKER ROD & SEALANT PER
WINDOW MANUF. INSTRUCTIONS

CONT. METAL FLASHING

CLAD WINDOW AS SELECTED -
INSTALL, FLASH, AND CAULK ALL
WINDOWS AND DOORS PER
ASTM E 2112-01

NOTE:  CAP, HEAD, & JAMB TRIM
TO BE SHIMMED TO ENSURE THEY
LAY FLAT & JOIN TIGHTLY

NOTE:  CAP, HEAD, & JAMB TRIM
TO BE SHIMMED TO ENSURE THEY
LAY FLAT & JOIN TIGHTLY

INTERIOR WALL FINISH & CASINGS
AS SELECTED

TYPICAL EXTERIOR WALL PER
WALL SECTIONS

POWDER-COATED ALUMINUM
(TO MATCH TRIM) FLASHING -
TUCK VERTICAL LEG OF FLASHING
UNDER WRB & SEAL
2x3 PT DRIP CAP - 1" OVERLAP OF
HEAD TRIM ALL SIDES (CUT 12"
SLOPE TO DRAIN  & DRIP
CHANNEL)
2x6 PT HEAD TRIM (3

4" OVERLAP
OF JAMBS)

2x4 PT JAMB

SILL BEYOND - SEE DETAIL

TYPICAL EXTERIOR WALL PER
WALL SECTIONS

3x3 PT SILL W/ 12" OVERLAP OF
JAMBS (CUT 12" SLOPE TO DRAIN
AND DRIP CHANNEL)
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PROVIDE WOOD STRUCTURAL PANELS, IMPACT PANELS OR IMPACT RESISTANCE GLAZING FOR OPENING PROTECTION AT ALL NEW WINDOWS, SKYLIGHTS AND DOORS IN ACCORDANCE W/ SECTION R301.2.1.2 OF
THE 2015 INTERNATIONAL RESIDENTIAL BUILDING CODE. FASTENING SHALL BE BY MEANS OF CORROSION RESISTANT MACHINE SCREWS FASTENED TO PERMANENTLY INSTALLED THREADED RECEIVERS LAG BOLTED
INTO THE FRAMING.   EACH VIBRATION-RESITANT RECEIVER SHALL HAVE A MINIMUM WITHDRAWAL CAPACITY OF 490 POUNDS. SEAL AROUND EACH RECEIVER W/ A SUITABLE SEALANT.  ALL PANELS MUST BE PRECUT,
LABELED AND STORED ON SITE.

A

PROVIDE WOOD STRUCTURAL PANELS, IMPACT PANELS OR IMPACT RESISTANCE GLAZING FOR OPENING PROTECTION AT ALL NEW WINDOWS, SKYLIGHTS AND DOORS IN ACCORDANCE W/
SECTION R301.2.1.2 OF THE 2015 INTERNATIONAL RESIDENTIAL BUILDING CODE. FASTENING SHALL BE BY MEANS OF CORROSION RESISTANT MACHINE SCREWS FASTENED TO PERMANENTLY
INSTALLED THREADED RECEIVERS LAG BOLTED INTO THE FRAMING.   EACH VIBRATION-RESITANT RECEIVER SHALL HAVE A MINIMUM WITHDRAWAL CAPACITY OF 490 POUNDS. SEAL AROUND EACH
RECEIVER W/ A SUITABLE SEALANT.  ALL PANELS MUST BE PRECUT, LABELED AND STORED ON SITE.
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CLAD DOUBLE HUNG UNIT

1 3 4" T.B.D. EXTERIOR DOORS

MATERIAL DOOR TYPE HEAD
HEIGHT

DESIGN
PRESSURE

(EXTERIOR)

ENERGY CODE
(EXTERIOR)

SIZE

W H T

E01

E02

E03

E04

E05

DOOR
NUMBER REMARKS

8'-0"

REMARKSENERGY CODEDESIGN PRESSUREHEAD
HEIGHT

NOMINAL SIZE

WIDTH HEIGHT
DESCRIPTIONMARK

09

10

11

12

13

14

15

16

17

18

19

20

G.C. TO COORDINATE ROUGH OPENINGS PER MANUFACTURERS SPECIFICATIONS.
G.C. TO PREPARE EXTERIOR OPENINGS PER ASTM E2112-07.

G.C. TO COORDINATE ROUGH OPENINGS PER MANUFACTURERS SPECIFICATIONS.
G.C. TO PREPARE EXTERIOR OPENINGS PER ASTM E2112-07.

8'-0"2'-10" 6'-4"

E06

E07

08

21

22

23

24

25

26

27

28

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER

TYPE & FINISH BY G.C./ OWNER
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PLAN REVIEW COMMENTS FOR COFA-07-16-009914
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

STOCK FARM

Plan Type: Apply Date:

Plan Status: Plan Address: 5917 Ginkgo Ln

BLUFFTON, SC  29910

Historic District

Active

07/14/2016

Plan PIN #:Case Manager: R610 039 000 1508 0000Erin Schumacher

Plan Description: The applicant is requesting approval for a new single family residence and carriage house to be built in 

Stock Farm. 

STATUS: The application is currently being reviewed by Staff for conformance with the Unified Development 

Ordinance (UDO), Traditional Construction Patterns, and any development plans associated with the parcel 

and is scheduled for review by the HPRC at the July 25th meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 07/20/2016 Completed: 07/22/2016

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions07/22/2016Growth Management Dept Review 

(HD)

Erin Schumacher

Comments:

1. The proposed building placement does not meet the front build-to requirement of 30' as noted in the Stock Farm Development 

Plan as it is noted as 35' on the site plan.  The setback should be corrected and the building moved forward.  (Development Plan)

2. A Town of Bluffton Tree Removal Permit is required for any tree 14” (DBH) or greater located on a single family lot and proposed 

for removal (UDO Section 3.22.2.A.).

3. Provide additional information to clarify the material proposed on the porch piers.  It appears as if the hatch suggests be brick 

veneer, but it is not clear. (5.15.6.G.1.a.)

4. Provide additional information to clarify the type of door proposed (wood or metal are permitted). The project analysis notes clad.   

(UDO Section 5.15.6.I.) 

5. Provide additional information to clarify the type of shutter dog proposed ("S" type is permitted).  (UDO Section 5.15.6.M.) 

6. Consider revising the windows on the right elevation (at the bathroom) to have a better vertical rhythm and a more logical, 

sequential manner. (UDO Section 5.15.5.F.c. and Section 5.15.6.F.4.e.)   

7.  As the project moves toward Final submittal, provide architectural details for the typical window, railing detail, water table trim, 

corner board, a section through the eave, and a landscape plan as not enough information was provided in the submittal to review 

for conformance with the UDO.  Note that the landscape plan should include 8' of foundation plantings along the front of the primary 

structure. (Applications Manual) 

8. For the Final submittal, a letter of approval from the Stock Farm HARC is required. (Applications Manual)

Approved with Conditions07/20/2016HPRC Review Erin Schumacher

Comments:

1. For the final application provide material call outs on elevations. (Applications Manual)

2. Provide vertical elevations to verify that the front porch and first floor finish heights meet the requirements of the UDO. (UDO 

5.15.5.f.1.c. and 5.15.6.E.5.)

Recommendation:

1. Consider a pier foundation similar to the look shown on the front and rear porches for the entire structure.

Approved07/21/2016Addressing Review Theresa Thorsen

Comments:

1. No comments.

Approved07/22/2016Beaufort Jasper Water and Sewer 

Review

Dick Deuel

Comments:

1. No comments submitted.

07/22/2016 Page 1 of 2
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Approved07/22/2016Stormwater Review Beth Lewis

Comments:

1. For the final application provide a lot sediment and erosion control plan.

Approved07/22/2016Transportation Department Review 

- HD

Kevin Icard

Comments:

1. No comments submitted.

Plan Review Case Notes:

07/22/2016 Page 2 of 2



STOCK FARM DEVELOPMENT 
BOX 2570 

BLUFFTON, SC 29910 
 

23 AUGUST 2016 
 
 
To: Erin Schumacher 
       Town of Bluffton 
 
Subject:  Plans for Lot 31—Simmons Residence 
 
 
The Habitat and Architectural Board (HARB) of Stock Farm has reviewed the  

plans for the residence on Lot 31.  The board considers the residential design and 
ancillary building meet the guidelines established by Stock Farm. 

 
The HARB recommends the award of a Certificate of Appropriateness. 
 
 
Emmett McCracken 
Manager 

ATTACHMENT 6


	Attachment 4 - Plans.pdf
	16-077 A1.0 SITE PLAN-A1.0
	2016.08.05_Simmons_Final Drawings
	2016.08.05_Simmons_Final Drawings
	2016.08.05_Simmons_Final Drawings
	Sheets and Views
	16-077 A0.0 COVER-A0.0
	16-077 A2.0 FOUNDATION PLAN-A2.0
	16-077 A2.1 FIRST FLOOR PLAN-A2.1
	16-077 A2.2 SECOND FLOOR PLAN-A2.2
	16-077 A2.3 ROOF PLAN-A2.3
	16-077 A2.4 GARAGE PLANS-A2.4
	16-077 A2.4 GARAGE PLANS-A2.5
	16-077 A3.0 EXTERIOR ELEVATIONS-A3.0
	16-077 A3.0 EXTERIOR ELEVATIONS-A3.1
	16-077 A3.2 GARAGE ELEVATIONS-A3.2
	16-077 A4.0 SECTIONS-A4.0
	16-077 A5.0 DETAILS-A5.0
	16-077 A5.0 DETAILS-A5.1
	16-077 A6.0 DOOR AND WINDOW SCHEDULE-A6.0
	16-077 E2.1 ELECTRICAL PLAN-E2.1
	16-077 E2.2 ELECTRICAL PLAN-E2.2
	16-077 E2.3 GARAGE ELECTRICAL PLANS-E2.3








