
WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS VIRTUAL REGULAR MEETING 

MARCH 25, 2021 
 
Ms. Spencer called the regular meeting of the White Lake Township Zoning Board of Appeals to order at 7:00 
p.m. and led the Pledge of Allegiance. Roll was called: 
 
ROLL CALL:   Josephine Spencer – Chairperson, present in White Lake, MI 

Dave Walz – Vice Chair, present in White Lake, MI 
   Clif Seiber, present in White Lake, MI 

Nik Schillack, present in White Lake, MI 
Mike Powell, present in Denver, CO 

 
Also Present:   Justin Quagliata, Staff Planner 

Nick Spencer, White Lake Township Building Official 
Hannah Micallef, Recording Secretary 
 

Visitors:   0 
 
APPROVAL OF THE AGENDA: 
Chairperson Spencer said cases 6a and 6b asked to be removed from the agenda. Mr. Schillack asked the reasons 
for the applicants withdrawing their requests.  Mr. Quagliata said case 6a needed to rework their plans and would 
reapply in the future, and 6b needed to rework their plans as well, and would likely apply for May’s meeting. 
 
Mr. Walz MOTIONED to approve the agenda as amended.  Mr. Seiber SUPPORTED and the MOTION CARRIED 
with a roll call vote: (Walz/yes, Seiber/yes, Schillack/yes, Spencer/yes, Powell/yes).  
 
APPROVAL OF MINUTES: 

Zoning Board of Appeals Regular Meeting of February 25, 2021. 
Mr. Walz MOTIONED to approve the regular meeting minutes of February 25, 2021 as presented.  Mr. Powell 
SUPPORTED and the MOTION CARRIED with a roll call vote: (Walz/yes, Powell/yes, Spencer/yes, Schillack/yes, 
Seiber/yes). 
 
 
NEW BUSINESS 
 

c) Applicant:  James Kovach 
3700 Jackson Boulevard 
White Lake, MI 48386 

Location: 3700 Jackson Boulevard 
White Lake, MI 48386 identified as 07-158-013 

Request:             The applicant requests to construct a house, requiring a variance from Article 1.5.E,  
R1- C Single Family Residential Side-Yard Setback, Minimum Lot Area, and Minimum  
Lot-Width. 

 
 

Chairperson Spencer noted for the record that 26 owners within 300 feet were notified.  0 letters were received 
in favor, 0 letters were received in opposition and 0 letters were returned undeliverable from the US Postal 
Service. 
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Staff Planner Quagliata gave his staff report.  
 
Mr. Powell asked staff about the west side access to the house, and what the status was on the driveway.  Building 
Official Spencer said the portion of the land in the front of the lot was split and given to the two lots along the 
lake.  The plans looked like an easement was on the lot, but there was not. 
 
Mr. Powell said the original piece of property had frontage along Jackson Blvd, and the house on the lake was 
accessed by the drive coming off of Jackson Blvd.  Mr. Powell asked if the proposed house was going to have 
frontage along the west property line or the north property line. 
 
Jim Kovach and Bridget Beck were present to speak on their case, 3700 Jackson Blvd.  The new house would be 
moved to the west to have 5’ setbacks on the side.  The entrance to the house on the west would have a covered 
porch.  The lane to the west had a 20’ easement for the surrounding homeowners to access Jackson Blvd.   
 
Staff Planner Quagliata said the access easement off of Jackson Blvd. was a legal road, and the setback would be 
35’ from the corner of the ROW.  The property technically had two front yards, off Jackson Blvd. as well as the 
Jackson extension.  The property was technically considered a corner lot. 
 
Mr. Powell asked staff if there was a legal issue with the way the variances were published, due to discovering 
the access road was technically making the west yard a front yard and not a side yard.  Staff Planner Quagliata 
confirmed, since the dimension for that setback on the plan was 13’, and the required setback was 35’ as it was 
a front yard setback. 
  
Mr. Powell asked if the ZBA was able to grant the variance as it was advertised.  Chairperson Spencer said she 
didn’t believe they could, as the front yard was discovered as such and it was not advertised that way.  She added 
the other variances could be voted on as advertised. 
 
Chairperson Spencer asked staff if a motion could be made for the first three variances, and have the fourth 
variance for the newly discovered front yard setback be tabled.  Staff Planner Quagliata said that could be done.  
Chairperson Spencer said by voting on the other variances, the applicant would know which way the ZBA was 
headed in regards to their case.  Staff Planner Quagliata said he didn’t have an issue with the ZBA proceeding in 
that manner. 
 
Mr. Kovach said he was trying to alleviate some of the nonconformity on the sides of the house.  He said the 
neighbors had recently redone their garage, and it changed the grade on the neighbor’s property so water was 
flooding into the applicant’s yard.  He wanted to raise his house up and away from the water.  
 
Chairperson Spencer opened the public hearing at 7:27 P.M.  
 
Pam Patch, 3690 Jackson.  She wanted to know where the applicant’s garage was going to be, and if it was going 
to be where the applicant currently parked.  Mr. Kovach said no, it would be setback 8-10’ towards the lake.  She 
said she was concerned about drainage.  
 
Chairperson Spencer asked staff if drainage would be dealt with as they came up.  Building Official Spencer said 
any issues the applicant was dealing with currently would be dealt with by the applicant’s engineer. 
 
Chairperson Spencer closed the public hearing at 7:31 P.M. 
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Mr. Powell said he concurred with Staff Planner Quagliata that the westerly side of the house would be the front.  
He added when he visited the site, the applicants presented the westerly side as the front of the house.  Mr. 
Powell added while the same issues remained with the westerly setback, the advertisement to the public had to 
be corrected. 
 
Mr. Seiber said the lot was measured from the westerly setback as the front yard, since the lot width would be 
arched.  The lot width would be strange due to this.  He said it was not clear if the side yard setback included the 
overhang.  The lot was not very wide, and made for a challenge to improve upon.  He saw a struggle for the 
applicant to meet 5’ side yard setbacks and put a house on the lot. 
 
Mr. Powell asked staff if the plans showed the walls of the structure 6’ from the property line and the overhangs 
were not addressed, was it correct the ZBA did not grant overhang setbacks, just wall setbacks.  Staff Planner 
Quagliata confirmed. 
 
Staff Planner Quagliata said lot depth was usually measured from the front yard lot line to the rear yard lot line.  
He said the if the west side was considered a front yard, the east side was still a side lot line.  Depth was not 
measured from front to side, but front to rear.  The Zoning Ordinance had a standard for depth to width ratio, 
which would be north to south on this lot. 
 
Mr. Powell said another complication was the lane did not run the entire length of the applicant’s westerly 
property line.  Staff Planner Quagliata said if lot width was measured along the westerly lot line, the calculation 
would be 155’ along the Jackson Blvd. extension.  When measuring depth to width ratio, if the rear lot line was 
the south lot line, the width would be at the north lot line. 
 
Staff Planner Quagliata said the three variances could be approved without tabling the fourth one, as the fourth 
one would need to come back with a new public hearing.  The construction for the first three would not be 
permitted until the newly re-noticed variance was approved.  He added the three variances considered today 
could be conditioned on approval of the front yard setback variance, so all four variances would be under the 
same time line for obtaining building permits. 
 
Mr. Walz asked staff if mechanical components were addressed within the Township’s code enforcement 
guidelines.  Staff Planner Quagliata said in a situation like this, the section of the Zoning Ordinance that prohibited 
projections of anything within 5’ of a side yard lot line would be applied. 
 
Mr. Powell MOVED to approve the variances requested by James Kovach from Article 3.1.5.E of the Zoning 
Ordinance for Parcel Number 12-07-158-013, identified as 3700 Jackson Boulevard, in order to construct a new 
house that would encroach 4 feet into the required east side yard setback.  A 53.21-foot variance from the 
required lot width and 5,066.44 square foot variance from the required lot size are also granted from Article 
3.1.5.E.  This approval will have the following conditions:  
 

• The Applicant shall obtain all necessary permits from the White Lake Township Building Department, 
including revised plans detailed to ensure the projections into the setbacks do not encroach into the 
5’ side yard setbacks. 

• No A/C units or other mechanical units shall be placed along the east property line. 

• The downspouts for the house be picked up in an underground conduit and the water run towards the 
lake. 
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• In no event shall the projection of the roof overhang be closer than five feet to the east and west lot 
lines. 

• An as-built survey shall be required to verify the roof overhang setback from all lot lines after con-
struction is completed. 

• The effective date of these variances will concur simultaneously with a front yard setback variance the 
ZBA may grant at a future meeting. 

 
Mr. Schillack SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes). 
 
Powell: YES; there wasn’t a self-imposed hardship and a practical difficulty was demonstrated. 
Schillack: YES; there wasn’t a self-imposed hardship. 
Seiber: YES; the lot was narrow and there was difficulty building a house on the lot. 
Spencer: YES; there was not a self-imposed hardship and there was a practical difficulty.  
Walz: YES; for the reasons stated. 
 
 
d) Applicant:  Robert Knisley 

8780 Arlington Street 
White Lake, MI 48386 

Location:  9604 Buckingham Road 
White Lake, MI 48386 identified as 12-14-201-015 

Request:  The applicant requests to construct an addition to a single-family house, requiring 
variances from Article 3.1.6.E, R1-D Single Family Residential Front-Yard 
Setback, Maximum Lot Coverage, and Minimum Lot Area. A variance from 
Article 7.28.A, Repairs and Maintenance to Nonconforming Structures will be 
required due to both the value of improvements and the increase in cubic content. 

 
 
Ms. Spencer noted for the record that 19 owners within 300 feet were notified.  1 letter was received in favor, 0 
letters were received in opposition and 0 letters were returned undeliverable from the US Postal Service. 
  
Staff Planner Quagliata gave his staff report. 
 
Mr. Schillack asked staff if the house was habitable.  Staff Planner Quagliata said it didn’t appear to be, and should 
be addressed with the Dangerous Buildings Officer.  The house was not a habitable structure. 
 
Chairperson Spencer asked Building Official Spencer if he had visited the house.  Building Official Spencer said 
yes, the house was close to being put onto the Dangerous Buildings list before the applicant bought it.  He said 
at one point, the house did not have utilities properly connected while there were residents in it.  He said he 
would require a structural engineer to verify the foundation as a condition if the variances requested this evening 
were granted. 
 
Mr. Schillack asked staff if the ZBA denied the variances requested, could the ZBA request the Building Official to 
put the house on the Dangerous Buildings list.  Staff Planner Quagliata confirmed, and said the building was 
dangerous prior to the applicant buying it, and should have been addressed by the Dangerous Buildings Officer 
months, if not years, ago. 
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Mr. Walz asked the Building Official if there were any violations on the house.  Building Official Spencer confirmed. 
 
Chairperson Spencer asked staff if the house were demolished, could a new house be built on it that would be in 
more conformity with the Zoning Ordinance.  Mr. Quagliata confirmed, and added the lot was a double lot, and 
had access sanitary sewer. 
 
Robert Knisley was present to speak on his case.  He said the house was in disrepair for many years, and wanted 
to make it bigger for his family to live in.  The foundation was raised less than 12 years ago and was inspected by 
a concrete contractor.  
 
Mr. Schillack asked the applicant if he spent a night in the house.  Mr. Knisley said no.  Mr. Schillack asked the 
applicant if he thought it was safe to spend a night in the house.  Mr. Knisley said no. 
 
Mr. Powell asked the applicant if he had anyone out to inspect the exterior walls to see if they could support the 
load of a second floor and a modern roof.  Mr. Knisley said he would install a steel beam with two stanchion posts, 
and the floor joists would be sitting on the steel beams.  Mr. Powell asked the applicant what load would be going 
on the existing exterior walls.  Mr. Knisley said the supported load was 40 lbs per sq. ft. 
 
Mr. Seiber asked the applicant if a building permit was pulled when the foundation was raised.  Mr. Knisley said 
he wasn’t sure.  Staff Planner Quagliata said there was no permit or inspection history for the property. 
 
Mr. Powell asked the applicant what his hardship was in relation to the house.  Mr. Knisley said the house was 
small and unliveable.  
 
Chairperson Spencer opened the public hearing at 8:15 P.M.  She read one letter in favor of the requested 
variances into the record. 
 
Nick Oosting, 9568 Buckingham.  He was in favor of the applicant’s requested variances. 
 
Chairperson Spencer closed the public hearing at 8:18 P.M. 
 
Staff Planner Quagliata added the Dangerous Buildings procedure would not slow the applicant down.  It would 
be beneficial to do so, so the new house could be built in compliance with the zoning ordinance. 
 
Mr. Seiber asked the applicant if the interior walls would be removed to create a new layout.  Mr. Knisley said yes, 
he would be leaving the wall that faced the road, and half of each side wall.  Mr. Seiber said a lot of the existing 
structure was going to be removed, and it was unknown whether the foundation was built at the correct depth. 
 
Mr. Schillack MOVED to deny the variances requested by Robert Knisley for Parcel Number 12-14-201-015, 
identified as 9604 Buckingham Road, due to the following reason(s): 
 

• The house was unsafe, and if the house was not demolished within 60 days, the Building Official was 
to begin Dangerous Building proceedings. 

 
Mr. Seiber SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes). 
Schillack: YES; the house was dangerous. 
Seiber: YES; a hardship was not demonstrated and nonconformities would be increased. 
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Powell: YES; for the reasons stated. 
Walz: YES; the ZBA was charged with maintaining public safety, health and welfare, and this house did not 
comply with that. 
Spencer: YES; there was no practical difficulty, the situation was not unique. and the situation was self created. 
Substantial justice was not being taken away from the applicant as a house could be built on the property.  
 
 
e) Applicant:  Dave and Diane Sheill 

11112 Windhurst Drive 
White Lake, MI 48386 

Location:  11112 Windhurst Drive 
White Lake, MI 48386 identified as 12-33-476-010 

Request:  The applicants request to construct an accessory building (detached garage), 
requiring variances from Article 3.1.6.E, R1-D Single Family Residential Front  
Yard Setback, Maximum Lot Coverage, Minimum Lot Area, and Minimum Lot Width. 
 

Chairperson Spencer noted for the record that 16 owners within 300 feet were notified.  0 letters were received 
in favor, 0 letters were received in opposition and 1 letter was returned undeliverable from the US Postal Service. 
 
Staff Planner Quagliata gave his staff report. 
 
Chairperson Spencer asked staff if the garage entrance would be off of Windhurst.  Staff Planner Quagliata 
confirmed. 
 
Mr. Schillack asked staff if there would be liveable space above the garage.  Staff Planner Quagliata said the 
applicant intended to use it as storage/a work shop.  Conditions could be placed on an approval to ensure the 
space would not be used as living space in the future. 
 
Mr. Sheill was present to speak on his case.  He said the existing garage was 15’ from the road, and was in line 
with the other garages on the street.  He wanted to remove the existing garage and move the new garage back 
and over to get 5’ from the front lot line and 5’ from the side yard lot line.  There was a septic field behind the 
garage currently, so it wasn’t possible to move it farther back.  He added he worked with the Building and Planning 
Departments to comply with the Zoning Ordinance as much as possible.  The original house was destroyed by fire 
in the 90’s and rebuilt, but the garage was not rebuilt at that time. 
 
Mr. Schillack asked the applicant if he intended the upstairs of the garage to be living space.  Mr. Sheill said no. 
 
Staff Planner Quagliata added he had met with the applicant many times over the past year, and the applicant 
had given the Planning Department different proposals to try to make his plans work for both himself and the 
Township. 
 
Chairperson Spencer opened the public hearing at 8:54 P.M.  Seeing no public comment, she closed the public 
hearing at 8:55 P.M. 
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Mr. Schillack MOVED to approve the variances requested by Dave and Diane Sheill from Article 3.1.6.E of the 
Zoning Ordinance for Parcel Number 12-33-476-010, identified as 11112 Windhurst Drive, in order to construct 
a detached garage that would exceed the allowed lot coverage by 7% and encroach 25 feet into the required 
front yard setback.  A 30.97-foot variance from the required lot width and 674.4 square foot variance from the 
required lot size are also granted from Article 3.1.6.E.  This approval will have the following conditions:  
 

• The Applicant shall obtain all necessary permits from the White Lake Township Building Department.  

• The garage shall not be used as living space. 

• No septic or future sanitary sewer services shall be extended to the garage. 
 
Mr. Walz SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes): 
Schillack: YES; the proposed garage would be in alignment with the other garages on the street and a hardship 
was demonstrated. 
Walz: YES; a practical difficulty existed and there was not a self-imposed hardship.  The variances reduced the 
nonconformities of the existing garage by setting the new garage back from the west property line further and 
off the road. 
Spencer: YES; a practical difficulty was demonstrated. 
Seiber: YES; nonconformities were reduced. 
Powell: YES; for the reasons stated. 
 
Other Business 
There was no other business. 
 
Adjournment: Mr. Schillack MOTIONED to adjourn the meeting at 9:08 PM. Mr. Walz SUPPORTED. All in favor.  
 
Next Meeting Date:  April 22, 2021  
 



WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: April 22, 2021 
 
 
 
Agenda item: 6a 
 
 
Appeal Date: April 22, 2021 
  
 
Applicant:  James Kovach 
  
   
Address:  3700 Jackson Boulevard 
   White Lake, MI 48386 
 
   
Zoning:  R1-C Single Family Residential 
 
 
Location: 3700 Jackson Boulevard  
 White Lake, MI 48386 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 0.251-acre (10,933.56 square feet) parcel identified as 3700 Jackson 
Boulevard is located on White Lake and zoned R1-C (Single Family Residential).  The 
existing house on the property (approximately 1,129 square feet in size) utilizes a private 
well for potable water and a private septic system for sanitation. 
 
Applicant’s Proposal 
 
James Kovach, the applicant, is proposing to demolish the existing house and construct a 
new house. 
 
Planner’s Report 
 
On March 25, 2021 the applicant received a variance from the ZBA to allow a six (6) foot 
side yard setback from the east property line.  Variances were also granted to address the 
area and width deficiencies of the lot.  A variance to allow the house to encroach 22 feet 
into the 35-foot setback from the Jackson Boulevard extension is being requested. 
 
The staff report from the meeting when the previous variances were granted is attached.  
Minutes from the previous meeting when this case was discussed were also included in 
the packet.  
 
The requested variance is listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested Variance Result 

1 Article 3.1.5.E Front yard 
setback 35 feet 22 feet (west) 13 feet (west) 

 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variance requested by James Kovach from Article 
3.1.5.E of the Zoning Ordinance for Parcel Number 12-07-158-013, identified as 3700 
Jackson Boulevard, in order to construct a new house that would encroach 22 feet into the 
required west front yard setback.  This approval will have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 
 
Denial:  I move to deny the variance requested by James Kovach for Parcel Number 
12-07-158-013, identified as 3700 Jackson Boulevard, due to the following reason(s): 
 
 



Table:  I move to table the variance request of James Kovach for Parcel Number 12-07-
158-013, identified as 3700 Jackson Boulevard, to consider comments stated during this 
public hearing. 
 
 
Attachments: 
 
1. Variance application dated February 24, 2021. 
2. Site plan. 
3. Floor plans and elevations dated April 1, 2021. 
4. Staff report dated March 25, 2021. 
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REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: March 25, 2021 
 
 
 
Agenda item: 6c 
 
 
Appeal Date: March 25, 2021 
  
 
Applicant:  James Kovach 
  
   
Address:  3700 Jackson Boulevard 
   White Lake, MI 48386 
 
   
Zoning:  R1-C Single Family Residential 
 
 
Location: 3700 Jackson Boulevard  
 White Lake, MI 48386 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 0.251-acre (10,933.56 square feet) parcel identified as 3700 Jackson 
Boulevard is located on White Lake and zoned R1-C (Single Family Residential).  The 
existing house on the property (approximately 1,129 square feet in size) utilizes a private 
well for potable water and a private septic system for sanitation. 
 
Applicant’s Proposal 
 
James Kovach, the applicant, is proposing to demolish the existing house and construct a 
new house. 
 
Planner’s Report 
 
The existing house was built in 1920 and is nonconforming because it is located two feet 
from the east (side) lot line.  A minimum 10-foot side yard setback is required in the R1-
C zoning district.  The parcel is also nonconforming due to a 5,066.44 square foot 
deficiency in lot area and a 53.21-foot deficiency in lot width (46.79 feet in width at the 
front lot line); in the R1-C zoning district the minimum lot size requirement is 16,000 
square feet and the minimum lot width requirement is 100 feet. 
 
The applicant is proposing to demolish the existing house to construct an approximately 
3,053 square foot (plus bonus room over garage) two-story house with an attached two-
car garage.  The proposed house would be located 6 feet from the east and west property 
lines.  A four-foot variance is being requested to encroach into the east and west side yard 
setbacks.  However, the proposed roof overhang (1’-8”) is within five feet (4.33 feet) of 
the side lot line.  Article 5, Section 3 of the zoning ordinance prohibits roofs, gutters, 
windows, and open balconies from projecting closer than five feet to a lot line.  Article 7, 
Section 27.vii prohibits the Zoning Board of Appeals from permitting side yards of less 
than five feet for safety reasons.  
 
The requested variances are listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested Variance Result 

1 Article 3.1.5.E Side yard 
setback 10 feet 4 feet (east and west) 6 feet (east and 

west) 

2 Article 3.1.5.E Minimum lot 
size 

16,000 
square feet 5,066.44 square feet 10,933.56 

square feet 

3 Article 3.1.5.E Minimum lot 
width 100 feet 53.21 feet 46.79 feet 

 
 
 
 
 



Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by James Kovach from Article 
3.1.5.E of the Zoning Ordinance for Parcel Number 12-07-158-013, identified as 3700 
Jackson Boulevard, in order to construct a new house that would encroach four feet into 
the required east and west side yard setbacks.  A 53.21-foot variance from the required 
lot width and 5,066.44 square foot variance from the required lot size are also granted 
from Article 3.1.5.E.  This approval will have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• In no event shall the projection of the roof overhang be closer than five feet to the 
east and west side lot lines.   

 
• An as-built survey shall be required to verify the roof overhang setback from the east 

and west side lot lines. 
 
 
Denial:  I move to deny the variances requested by James Kovach for Parcel Number 
12-07-158-013, identified as 3700 Jackson Boulevard, due to the following reason(s): 
 
 
Table:  I move to table the variance requests of James Kovach for Parcel Number 12-
07-158-013, identified as 3700 Jackson Boulevard, to consider comments stated during 
this public hearing. 
 
 
Attachments: 
 
1. Variance application dated February 24, 2021. 
2. Site plan. 
3. Floor plans and elevations dated November 24, 2020. 
4. Letter of denial from the Building Department dated February 24, 2021. 
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TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: April 22, 2021 
 
 
 
Agenda item: 6b 
 
 
Appeal Date: April 22, 2021  
  
 
Applicant:  David Nellist 
  
   
Address:  301 South Silvery Lane 
   Dearborn, MI 48124 
 
   
Zoning:  R1-D Single Family Residential 
 
 
Location: 10697 Castlewood Drive 
 White Lake, MI 48386 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 0.23-acre (10,000 square feet) parcel identified as 10697 Castlewood 
Drive is located on Sugden Lake and zoned R1-D (Single Family Residential). 
 
Applicant’s Proposal 
 
David Nellist, the applicant, is proposing to construct a new house on an undeveloped 
parcel. 
 
Planner’s Report 
 
On October 15, 2020 the Zoning Board of Appeals approved variance requests from the 
applicant to construct the house.  Variances are valid for a period of six months from the 
date of approval, unless a building permit is obtained within such period and the work 
associated with the variance is started and proceeds to completion in accordance with the 
terms of the building permits.  The applicant did not obtain a building permit within six 
months of approval the variances expired and are void.  The following variances were 
previously granted: 
 
• 4.5-foot variance from the east side yard setback 
• 20-foot variance from the natural features setback (west side yard) 
• 14-foot variance from the required lot width 
• 2,000 square foot variance from the required lot size 
 
The request has changed since the original approval.  The proposed accessory building 
was shifted north and is located 3’-2¼” from the front property line, requiring a variance 
of 26’-9¾” from the 30-foot front yard setback.  This variance was not published, as staff 
was initially informed there was no change between the prior proposal and current 
request.  The previous plan showed the accessory building meeting the front yard 
setback, with a carport not legible on the plan nonconforming at 2’-6¾” from the front 
property line.   
 
The revised plan shows the roof overhang located five feet from the east side line and 6’-
6½” from the west side line (seawall).  The wall of the house is located 7’-1¾” from the 
east side lot line, so the applicant is requesting a three-foot variance (1.5 feet less than 
previously requested).  The 5-foot canal side yard setback is consistent with the previous 
approval.  The deck steps are located 5’-1½” from the seawall.         
 
Article 3, Section 11.Q of the zoning ordinance states no building or structure shall be 
located closer than 25 feet to any regulated wetland, submerged land, watercourse, pond, 
stream, lake or like body of water.  The proposed house would be located 11’-1½” from 
the edge of the Sugden Lake canal to the west, and the proposed rear deck would be 
located 5 feet from the water’s edge; therefore, a 20-foot variance is being requested to 
encroach into the water features setback.  Additionally, the proposed accessory structure 
is also located 23’-0¼” feet from the canal to the west. 
 



The requested variances are listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested 

Variance Result 

1 Article 3.1.6.E Side yard setback 10 feet 3 feet (east) 7 feet 

2 Article 3.11.Q Natural features 
setback 25 feet 20 feet (west) 5 feet 

 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by David Nellist from Articles 
3.1.6.E and 3.11.Q of the Zoning Ordinance for Parcel Number 12-34-151-004, identified 
as 10697 Castlewood Drive, in order to construct a new house that would encroach 20 
feet into the required water features setback and 3 feet into the required east side yard 
setback.  This approval will have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 
 
Denial:  I move to deny the variances requested by David Nellist for Parcel Number 12-
34-151-004, identified as 10697 Castlewood Drive, due to the following reason(s): 
 
 
Table:  I move to table the variance requests of David Nellist for Parcel Number 12-34-
151-004, identified as 10697 Castlewood Drive, to consider comments stated during this 
public hearing. 
 
 
Attachments: 
 
1. Variance application received March 25, 2021. 
2. Applicant’s written statement dated August 26, 2020. 
3. Soils Investigation dated January 22, 2021. 
4. Boundary and topographic survey dated December 23, 2020. 
5. Site plan dated April 15, 2020, and received by the Township on April 15, 2021. 
6. Coversheet, exterior elevations, floor plans, longitudinal sections, and transverse & 

wall sections dated March 24, 2021. 
7. Site plan, exterior elevations, and floor plans dated August 6, 2020. 
8. Letter of denial from the Building Department dated August 11, 2020. 
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1
CASTLEWOOD STREET

82' - 8"
25' - 0"

24' - 0"
12' - 0"

5
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8
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5' - 0" MIN.

6' - 6 1/2" +/-

120' - 0"
20' - 0"

48' - 0"

2

9

9

7

7

TYP
10

TYP
10

6

MIN.

5' - 0"
3' - 2 1/4"

60' - 2 1/4"

TYP
10

5' - 1 1/2"

11' - 1 1/2"

23' - 0 1/4"

EXISTING BLDGS

WATER

EXISTING ROAD

PROPERTY BOUNDARY

NEW CONCRETE

WOOD DECKING

PLANTER

GRAVEL

PLANTER

R E S I D E N C E
NELLIST

10697 CASTLEWOOD STREET
WHITE LAKE, MI
PIN: 12-34-151-004

JAMES NELLIST
1331 CORNELL DR. SE. GRAND RAPIDS, MI
JAMES.W.NELLIST@GMAIL.COM | 269.598.4947

DAVID NELLIST
301 S. SILVERY LN. DEARBORN, MI
PASTORDAVIDNELLIST@GMAIL.COM | 269.903.8560

PROPERTY ADDRESS:

PREPARED BY:

APPLICANT:

GENERAL NOTES:

SHEET NOTES:

SHEET LEGEND:

SITE PLAN
04/15/2020

AS 101

1/16" = 1'-0"1 SITE PLAN

1 END OF EXISTING ROAD
2 2" TO 4" GROUND PAVERS WITH GRAVEL FILL
3 CARPORT POSTS WITH 42" FOOTING, TBD BY

LICENSED ENGINEER
4 WORK ROOM WITH GARAGE DOOR
5 PROPOSED RESIDENCE
6 WOOD DECKING AND STEPS. 6" RISE / 12" RUN
7 PLANTER WALL. 2'- 0" A.F.F.
8 VINYL SEAWALL WITH WOOD CAP, THIS EDGE
9 ROOF OVERHANG TO PROPERTY LINE/WATER'S

EDGE. 5'-0" MIN
10 ROOF LINE ABV.

N

1 ALL PLOT AND SITE PLAN DIMENSIONS TAKEN FROM FINSHED
FACE TO THE NEAREST 1/4" U.N.O.

2 PRECISE BUILDING ORIENTATION AND PLACEMENT TO BE
STAKED BY SURVEYOR PRIOR TO CONSTRUCTION

3 CONTRACTOR TO FIELD VERIFY ALL DIMENSIONS AND
CONFIRM EXISTING CONDITIONS PRIOR TO COMMENCING
WORK

6 SITE TO BE GRADED AWAY FROM HOUSE AND GARAGE ON
ALL SIDES AT A MINIMUM OF 6" FALL IN THE FIRST 10'

7 SITE GRADE TO FALL IN GENERAL WEST AND SOUTH
DIRECTION TOWARDS SUGDEN LAKE FOR STORMWATER
RUNOFF

10 NO WATER CURRENTLY AT SITE. NEW WELL AND CITY SEWER
HOOKUP REQ'D





















WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: April 22, 2021 
 
 
 
Agenda item: 6c 
 
 
Appeal Date: April 22, 2021 
  
 
Applicant:  Rob Pope 
  
   
Address:  75 Jesswood Lane 
   White Lake, MI 48386 
 
   
Zoning:  LB Local Business 
 
 
Location: 7755 Highland Road 
 White Lake, MI 48383 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 1.439-acre parcel identified as 7755 Highland Road is located on the 
north side of Highland Road, east of Porter Road, and zoned LB (Local Business). 
 
Applicant’s Proposal 
 
Rob Pope, the applicant, is proposing to install a 40 square foot monument sign with a 
two-foot setback from the Highland Road right-of-way line. 
 
Planner’s Report 
 
In accordance with Article 5, Section 9.J.i.a, freestanding signs shall be setback a 
minimum of ten (10) feet from the existing right-of-way.  For sign size, Article 5, Section 
9.J.i.b states the sign area of a freestanding sign is dependent upon the sign’s setback 
from the existing right-of-way and the zoning district within which the sign is proposed.  
For LB zoning, freestanding signs are permitted two (2) square feet for each one (1) foot 
of setback, up to a maximum of 32 square feet. 
 
The requested variance is listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested Variance Result 

1 Article 5.9.J.i.a Sign setback 10 feet min. 18 feet  
(40 square foot sign) 2 feet 

2 Article 5.9.J.i.b Maximum size 
of signs 

32 square feet 
max. 

36 square feet  
(2-foot setback) 40 square feet 

 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by Rob Pope from Article 
5.9.J.i.a and 5.9.J.i.b of the Zoning Ordinance for Parcel Number 12-21-276-003, 
identified as 7755 Highland Road, in order to install a 40 square foot monument sign with 
a two-foot setback from the Highland Road right-of-way line.  This approval will have 
the following conditions:  
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

 
Denial:  I move to deny the variances requested by Rob Pope for Parcel Number 12-21-
276-023, identified as 7755 Highland Road, due to the following reason(s): 
 
 



Table:  I move to table the variance requests of Rob Pope for Parcel Number 12-21-
276-023, identified as 7755 Highland Road, to consider comments stated during this 
public hearing. 
 
 
Attachments: 
 
1. Variance application dated March 22, 2021. 
2. Applicant’s written statement dated March 22, 2021. 
3. Sign plan dated March 10, 2021.  
4. Site plan. 
 
 

 
 













WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: April 22, 2021 
 
 
 
Agenda item: 6d 
 
 
Appeal Date: April 22, 2021 
  
 
Appellant:  Gary Schultz – VFW  
  
   
Address:  635 Andrews Street 
   Commerce, MI 48382 
 
   
Zoning:  AG Agricultural 
 
 
Location: 321 Union Lake Road 
 White Lake, MI 48386 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 8-acre parcel identified as 321 Union Lake Road is located on the 
north side of Union Lake Road, east of Farnsworth Road, and zoned AG (Agricultural). 
 
Appellant’s Proposal 
 
Gary Schultz, the appellant, on behalf of property owner Veterans of Foreign Wars 
(VFW), is appealing a decision of the Staff Planner to deny a sign permit application to 
install an electronic message board sign in a residential zoning district.  The appellant is 
also requesting variances for the size and number of signs permissible to install a 6-foot-
tall, 32 square foot electronic message board sign. 
 
Planner’s Report 
 
The VFW is currently a legal nonconforming non-residential use in a residential zoning 
district.  Pursuant to Article 5, Section 9.I.iii of the zoning ordinance (Signs – Residential 
District Regulations – Permitted non-residential uses), for monument signs, the maximum 
size cannot exceed 16 square feet in area and the maximum height cannot exceed six (6) 
feet.  Additionally, only one (1) wall sign or one (1) monument sign may be allowed.  
The VFW currently has two (2) wall signs on the front of the building, and a temporary 
freestanding sign in addition to the permanent pylon sign.  A variance to allow a fourth 
sign is requested, and a 16 square foot variance is also requested for the size of the sign. 
 
Monument signs are required to meet the front yard setback in residential zoning districts, 
except for the one (1) monument sign maintained at or adjacent to the principal entrance 
of a subdivision/residential development.  The AG zoning district requires a 35-foot front 
yard setback.  The provided site plan, which was not drawn to scale, shows the sign with 
a 22-foot setback from an “easement.”  Staff assumes this is referring to the road right-of-
way (ROW).  A GIS measurement shows the existing pylon sign located approximately 
32 feet from the ROW line.  A revised plan drawn to scale confirming the proposed sign 
meets the front yard setback will be required if the ZBA approves the request. 
  
Article 5, Section 9.J.vii of the zoning ordinance states electronic message display signs 
are only permitted as accessory to a use in nonresidential zoning districts.  Based on the 
sign ordinance, staff determined the proposed electronic message center is not an allowed 
use in a residential zoning district. 
 
In its determination of the appeal, the decision shall be made by a concurring vote of a 
majority of the members of the Zoning Board of Appeals.  The Zoning Board of Appeals 
may take, but is not limited to, any of the following actions: 
 
1. Affirm the decision of the Staff Planner with or without modification. 

 
2. Reverse the decision of the Staff Planner and state its reason therefor. 

 
3. Modify the decision of the Staff Planner. 



The requested variances are listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested 

Variance Result 

1 Article 5.9.I.iii Maximum 
number of signs 1 sign 1 sign 3 signs  

(2 existing)  

2 Article 5.9.I.iii Maximum size of 
signs (monument) 

16 square 
feet 16 square feet 32 square feet 

 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to reverse the decision of the Staff Planner to allow an electronic 
message board sign and approve the variances requested by Gary Schultz (VFW) from 
Article 5.9.I.iii of the Zoning Ordinance for Parcel Number 12-26-276-001, identified as 
321 Union Lake Road, in order to install a fourth sign where only one sign is permitted.  
A 16 square foot variance is granted to install the monument sign.  This approval will 
have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• The monument sign shall meet the required front yard setback.  Prior to construction 
a plan drawn to scale showing the setback dimension from the Union Lake Road 
right-of-way shall be required.  
 

• The existing pylon sign and temporary freestanding sign shall be removed from the 
property. 
 

• No additional signage shall be permitted on the building or site. 
 

• Any future modification to signage on the building or site, except for eliminating 
signage, shall require approval of the Zoning Board of Appeals. 

 
 
Denial:  I move to affirm the decision of the Staff Planner and deny the variances 
requested by Gary Schultz (VFW) for Parcel Number 12-26-276-001, identified as 321 
Union Lake Road, due to the following reason(s): 
 
 
Table:  I move to table the appeal and variance requests of Gary Schultz (VFW) for 
Parcel Number 12-26-276-001, identified as 321 Union Lake Road, to consider 
comments stated during this public hearing. 
 
 
 



Attachments: 
 
1. Variance application dated April 9, 2021, received by the Township on March 25, 

2021. 
2. Sign plan.  
3. Site plan. 
4. Letter of denial from the Planning Department dated March 25, 2021. 
 
 
 
 

 
 













WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: April 22, 2021 
 
 
 
Agenda item: 6e 
 
 
Appeal Date: April 22, 2021 
  
 
Applicant:  Ken & Karen Pilarski  
  
   
Address:  8315 Cooley Beach Drive 
   White Lake, MI 48386 
 
   
Zoning:  R1-D Single Family Residential 
 
 
Location: 8315 Cooley Beach Drive 
 White Lake, MI 48386 
  
 
 
 
 
 
 
 
 
 
 



Property Description   
 
The approximately 0.4-acre (17,424 square feet) parcel identified as 8315 Cooley Beach 
Drive is located on Cooley Lake and zoned R1-D (Single Family Residential).  The 
existing house on the property (approximately 920 square feet in size) utilizes a private 
well for potable water and a private septic system for sanitation.   
 
Applicant’s Proposal 
 
Ken and Karen Pilarski, the applicants, are proposing to construct an addition to the 
house.  The applicant indicated the project includes remodeling the existing house. 
 
Planner’s Report 
 
Currently the existing house is nonconforming to setbacks; the structure is located 4.5 
feet from the east side property line and 6.9 feet from the west side property line.  A 
minimum 10-foot side yard setback is required in the R1-D zoning district.  The parcel is 
also nonconforming due to a 30-foot deficiency in lot width.  In the R1-D zoning district 
the minimum lot width requirement is 80 feet. 
 
The proposed first floor addition is 345 square feet in size and located six (6) feet from 
the east side lot line and 7.3 feet from the west side lot line.  The proposed covered porch 
is approximately 90 square feet in size.  A 26.87 foot by 24 foot (644.88 square feet) two-
car attached garage is proposed on the north side of the addition. 
 
Article 7, Section 28 of the zoning ordinance states repairs and maintenance to 
nonconforming structures cannot exceed fifty percent (50%) of the State Equalized 
Valuation (SEV) in any twelve (12) consecutive months.  Further, the ordinance does not 
allow the cubic content of nonconforming structures to be increased.  Based on the SEV 
of the structure ($92,920), the maximum extent of improvements cannot exceed $46,460.  
The value of the proposed work is $380,000.  A variance to exceed the allowed value of 
improvements by 818% is requested.   
 
The requested variances are listed in the following table.  
 

Variance # Ordinance 
Section Subject Standard Requested 

Variance Result 

1 Article 3.1.6.E Side yard 
setback 10 feet 4 feet (east) 

2.7 feet (west) 
6 feet (east) 

7.3 feet (west) 

2 Article 3.1.6.E Minimum lot 
width 80 feet 30 feet 50 feet 

3 Article 7.28.A Nonconforming 
structure 

50% SEV 
($46,460) 818% 

$333,540 over 
allowed 

improvements 
 
 



Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by Ken and Karen Pilarski from 
Article 3.1.6.E and Article 7.28.A of the Zoning Ordinance for Parcel Number 12-36-
452-016, identified as 8315 Cooley Beach Drive, in order to construct an addition and 
attached garage that would encroach 4 feet into the required east side yard setback and 
2.7 feet into the required west side yard setback, and exceed the allowed value of 
improvements to a nonconforming structure by 818%.  A 30-foot variance from the 
required lot width is also granted from Article 3.1.6.E.  This approval will have the 
following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• An as-built survey shall be required to verify the roof overhang setback from the side 
lot lines. 

 
 
Denial:  I move to deny the variances requested by Ken and Karen Pilarski for Parcel 
Number 12-36-452-016, identified as 8315 Cooley Beach Drive, due to the following 
reason(s): 
 
 
Table:  I move to table the variance requests of Ken and Karen Pilarski for Parcel 
Number 12-36-452-016, identified as 8315 Cooley Beach Drive, to consider comments 
stated during this public hearing. 
 
 
 
Attachments: 
 
1. Variance application dated March 24, 2021. 
2. Topographic survey dated March 23, 2021. 
3. Plot plan dated March 23, 2021 (revision date March 24, 2021) 
4. Building elevations and floor plans dated October 29, 2020 (revision date March 26, 

2021). 
5. Letter of denial from the Building Department dated March 24, 2021. 
 
 
 
 
 
 
 
 



 
 
 

 
 









EXT. DECK JOIST LOADING CRITERIA

DECK LOADING:
LIVE LOAD      50 P.S.F.
DEAD LOAD     10 P.S.F.
TOTAL LOAD    60 P.S.F.
LIVE LOAD DEFLECTION L/360
TOTAL LOAD DEFLECTION L/240

ROOF TRUSS LOADING CRITERIA

TOP CHORD     LIVE LOAD   20 P.S.F.
                   DEAD LOAD   7 P.S.F.

BOTT. CHORD   LIVE LOAD    10 P.S.F.
(UNINHABITABLE ATTICS W/OUT STORAGE)

                    LIVE LOAD    20 P.S.F.
(UNINHABITABLE ATTICS WITH STORAGE)

                    DEAD LOAD  10 P.S.F.
WIND LOAD 115 MPH OR AS REQUIRED BY
CODE

FLOOR JOIST LOADING CRITERIA

FIRST FLOOR LOADING:
LIVE LOAD      40 P.S.F.
DEAD LOAD     15 P.S.F.
TOTAL LOAD    55 P.S.F.
LIVE LOAD DEFLECTION L/480
TOTAL LOAD DEFLECTION L/240

SECOND FLOOR LOADING:
LIVE LOAD      40 P.S.F.
DEAD LOAD     10 P.S.F.
TOTAL LOAD    50 P.S.F.
LIVE LOAD DEFLECTION L/480
TOTAL LOAD DEFLECTION L/240

FLOOR W/CERAMIC TILE/MARBLE:
LIVE LOAD      40 P.S.F.
DEAD LOAD     25 P.S.F.
TOTAL LOAD    65 P.S.F.
LIVE LOAD DEFLECTION L/720
TOTAL LOAD DEFLECTION L/360

SOIL REQUIREMENTS & EARTH WORK AND CONCRETE

GENERAL NOTES

R311.7.1 Width.
Stairways shall not be less than 36 inches  (914 mm) in clear width at all points above the
permitted handrail height and below the required headroom height. Handrails shall not
project more than 4.5 inches (114 mm) on either side of the stairway and the minimum clear
width of the stairway at and below the handrail height, including treads and landings, shall
not be less than 3-1/2 (787 mm) where a handrail is installed on one side and 27 inches
(698 mm) where handrails are provided on both sides.
Exception:  The width of spiral stairways shall be in accordance with Section R311.7.10.1.

R311.7.8 Handrails.
Handrails shall be provided on at least one side of each continuous run of treads or
flight with four or more risers.

R311.7.8.1 Height.
Handrail height, measured vertically from the sloped plane adjoining the tread nosing, or
finish surface of ramp slope, shall be not less than 34 inches (864 mm) and not more than
38 inches (965 mm).

Exceptions:
1. The use of a volute, turnout or starting easing shall be allowed over the lowest tread.
2. When handrail fittings or bendings are used to provide continuous transition between

flights, the transition from handrail to guardrail, or used at the start of a flight, the
handrail height at the fittings or bendings shall be permitted to exceed the maximum
height.

STAIRWAYS AND HANDRAILS

WOOD TRUSS SPECIFICATIONS

HANDLING AND ERECTION SPECIFICATIONS

STRUCTURAL STEEL SPECIFICATIONS

REINFORCING STEEL SPECIFICATIONS

1.   Structural steel shapes, plates, bars, etc. are to be ASTM A-36 (unless noted other
wise) designed and constructed per the 1989 AISC "Specifications For The Design,
Fabrication, And Erection Of Steel For Buildings", and the latest edition of the AISC
"Manual Of Steel Construction".

2. Steel columns shall be ASTM A-501, Fy=36 KSI.  Structural tubing shall be ASTM
A500, grade B, Fy=46 KSI.

3. Welds shall conform with the latest AWS D1.1 "Specifications For Welding In Building
Construction", And shall utilize E70XX electrodes unless noted otherwise.

4. Bolted connections shall utilize ASTM A-325 bolts tightened to a "snug fit" condition
(unless noted otherwise).

1.   Reinforcing bars, dowels and ties shall conform to ASTM-615 grade 60 requirements
and shall be free of rust, dirt, and mud.

2.   Welded wire fabric shall conform to ASTM a-185 and be positioned at the mid height
of slabs U.N.O.

3.  Reinforcing shall be placed and securely tied in place sufficiently ahead of placing
of concrete to allow inspection and correction, if necessary without delaying the
concrete placement.

4.  Extend reinforcing bars a minimum of 36'' around corners and lap bars at splices a
minimum of 24'' U.N.O.

5.  Welding of reinforcing steel is not allowed.

R314.3 Smoke Alarms
Smoke alarms shall be installed in the following locations:
1. In each sleeping room.
2. Outside each separate sleeping area in the immediate vicinity of the bedrooms.
3. On each additional story of the dwelling, including basements and habitable attics but

not including crawl spaces and uninhabitable attics. In dwellings or dwelling units with
split levels and without an intervening door between the adjacent levels, a smoke
alarm installed on the upper level shall suffice for the adjacent lower level provided
that the lower level is less than one full story below the upper level.

When more than one smoke alarm is required to be installed within an individual dwelling
unit the alarm devices shall be interconnected in such a manner that the actuation of one
alarm will activate all of the alarms in the individual unit.

SMOKE ALARMS

R703.8.5 Flashing.
Flashing shall be located beneath the first course of masonry above finished ground
level above the foundation wall or slab and at other points of support, including
structural floors, shelf angles and lintels when masonry veneers are designed in
accordance with Section R703.7. See Section R703.8 for additional requirements.

R703.8.6 Weepholes.
Weepholes shall be provided in the  outside wythe of masonry walls at a maximum spacing
of 33 inches (838 mm) on center.  Weepholes shall not be less than 3/16 inch (5 mm) in
diameter. Weepholes shall be located immediately above the flashing.

R703.4 Flashing.
Approved corrosion-resistant flashing shall   be applied shingle-fashion in a manner to
prevent entry of water into the wall cavity or penetration of water to the building
structural framing components. Self-adhered membranes used as flashing shall comply with
AAMA 711. The flashing shall extend to the surface of the exterior wall finish. Approved
corrosion- resistant flashings shall be installed at all of the following locations:

1.   Exterior window and door openings. Flashing at exterior window and door openings
shall extend to the surface of the exterior wall finish or to the water-resistive barrier
for subsequent drainage.

2.   At the intersection of chimneys or other masonry construction with frame or stucco
walls, with projecting lips on both sides under stucco copings.

3.  Under and at the ends of masonry, wood or metal copings and sills.
4.  Continuously above all projecting wood trim.
5.  Where exterior porches, decks or stairs attach to a wall or floor assembly of

wood-frame construction.
6. At wall and roof intersections. 1.7. At built-in gutters.

FLASHING AND WEEPHOLES

R1001.10 Hearth extension dimensions.
Hearth extensions shall extend at least 16 inches (406 mm)in front of and at least 8 inches
(203 mm) beyond each side of the fireplace opening. ) or larger, 2 Where the fireplace
opening is 6 square feet (0.6 m the hearth extension shall extend at least 20 inches
(508 mm) in front of and at least 12 inches (305 mm) beyond each side of the fireplace
opening.

FIREPLACES

*  Min. net clear opening of 5.7 sq. ft. (second floor bedrooms)

*  Min. net clear opening of 5.0 sq. ft. (first floor bedrooms only)

*  Min. net clear opening ht. of 24 inches

*  Min. net clear opening width of 20 inches

*  Max. sill ht. above finish floor of 44 inches

EGRESS WINDOW REQUIREMENTS

AREAS THAT REQUIRE SAFETY GLAZING

1. Trusses are to be handled with particular care during fabrication, bundling, loading,
delivery, unloading and installation in order to avoid damage and weakening of the
trusses.

2. Temporary and permanent bracing for holding the trusses in a straight and plumb
position is always required and shall be designed and installed by the erecting
contractor. Temporary bracing during installation, includes cross bracing between the
trusses to prevent toppling or "dominoing" of the trusses.

3. Permanent bracing shall be installed in accordance with the latest of the "National
Design Standard", as published by the American Forest & Paper Association and
H.I.B.-91 and D.S.B.-85 as published by the truss plate institute.  Permanent bracing
consists of lateral and diagonal bracing not to exceed spacing requirements of the
truss fabricator.  Top chords of trusses must be continuously braced by roof
sheathing unless otherwise note on the truss shop drawings.  Bottom chords must be
braced at intervals not to exceed 10' o.c. or as noted on the truss fabricators
drawings.

4. Construction loads greater than the design loads of the trusses shall not be applied
to the trusses at any time.

5. No loads shall be applied to the truss until all fastening and required bracing is
installed.

6. The supervision of the truss erecting shall be under the direct control of persons(s)
experienced in the installation and proper bracing of wood trusses.

7. Field modification or cutting of pre-engineered roof trusses is strictly prohibited
without expressed prior written consent and details from a licensed professional
structural engineer experienced in wood truss design and modifications.

1. All top soil, organic and vegetative material should be removed prior to
construction. Any required fill shall be clean, granular material compacted to at least
95% of maximum dry density as determined by ASTM D-1557.

2. Foundations bearing on existing soils have been designed for a minimum allowable soil
bearing capacity of 3000 psf, u.n.o.

3. Notify the engineer/architect if the allowable soil bearing capacity is less than 3000
psf so that the foundations can be redesigned for the new allowable bearing
capacity.

1. R404.1.7 Backfill placement.
Backfill shall not be placed against the wall until the wall has sufficient strength and
has been anchored to the floor above or has been sufficiently braced to prevent
damage by the backfill.

R506.2.1. Fill.
Fill material shall be free of vegetation and foreign material. The fill shall be
compacted to assure uniform support of the slab and, except where approved, the
fill depths shall not exceed 24 inches for clean sand or gravel and 8 inches for
earth.

R506.2.3 Vapor retarder.
A 6 mil polyethylene or approved vapor retarder with joints lapped not less than 6
inches shall be placed between the concrete floor slab and the base course or the
prepared subgrade where no base course exists.

1. Concrete work shall conform to the requirements of ACI 301-96, "Specifications for
Structural Concrete for Buildings", except as modified as supplemental requirements.

2. Concrete shall have a minimum of 3000 psi, 28 day compressive strength, unless
noted otherwise,  (4 sacks) & a water/cement ratio not to exceed 6 gallons per sack).
Exterior concrete slabs shall have a minimum of 4000 psi, 28 day compressive
strength, & 4%%% air entrainment.

3. The use of additives such as fly ash or calcium chloride is not allowed without prior
review from the architect.

R405.1 Concrete or masonry foundations.
Drains shall be provided around all concrete or masonry foundations that retain earth
and enclose habitable or usable spaces located below grade. Drainage tiles, gravel
or crushed stone drains, perforated pipe or other approved systems or materials shall
be installed at or below the area to be protected and shall discharge by gravity or
mechanical means into an approved drainage system. Gravel or crushed stone drains
shall extend at least 1 foot beyond the outside edge of the footing and 6 inches
above the top of the footing and be covered with an approved filter membrane
material. The top of open joints of drain tiles shall be protected with strips of
building paper, and the drainage tiles or perforated pipe shall be placed on a
minimum of 2 inches of washed gravel or crushed rock at least one sieve size larger
than the tile joint opening or perforation and covered with not less than 6 inches of
the same material.

Exception:
            A drainage system is not required when the foundation is installed on

well-drained ground or sand-gravel mixture soils according to the Unified Soil
Classification System, Group I Soils, as detailed in Table R405.1.

R308.4 Hazardous locations.
The locations specified in Sections R308.4.1 through R308.4.7 shall be considered to
be specific hazardous for the purposes of glazing.

R308.4.1 Glazing in doors.
Glazing in fixed and operable panels of swinging, sliding and bifold doors considered
to be a hazardous location.

Exceptions:
1.  Glazed openings of a size through which a 3-inch diameter (76 mm) sphere
   is unable to pass.
2.  Decorative glazing.

R308.4.2 Glazing adjacent to doors.
Glazing in an individual fixed or operable panel adjacent to a door shall be considered
to be a hazardous location where the bottom exposed edge of the glazing is less than
60 inches (1524 mm) above the floor or walking surface and it meets either of the
following conditions:

1.  Where the glazing is within 24 inches (610 mm) of either side of the door in the plane
of the door in a closed position.

2.  Where the glazing is on a wall perpendicular to the plane of the door in a closed
position and within 24 inches (610 mm) of the hinge side of an in-swinging door.

Exceptions:
1.  Decorative glazing.
2. Where there is an intervening wall or other permanent barrier between the
   door and the glazing.
3. Where access through the door is to a closet or storage area 3 feet (914
   mm) or less in depth. Glazing in this application shall comply with Section
   R308.4.3.
4. Glazing that is adjacent to the fixed panel of patio doors.

R308.4.3 Glazing in windows.
Glazing in an individual fixed or operable panel that meets all of the following
conditions shall be considered to be a hazardous location:

1.   The exposed area of an individual pane is larger than 9 square feet (0.836 m2)
2.   The bottom edge of the glazing is less than 18 inches (457 mm) above the floor,
3.   The top edge of the glazing is more than 36 inches (914 mm) above the floor; and
4.   One or more walking surfaces are within 36 inches (914 mm), measured horizontally

and in a straight line, of the glazing.

Exceptions:
1.  Decorative glazing.
2.  When a horizontal rail is installed on the accessible side(s) of the glazing 34
    to 38 inches (864 to 965) above the walking surface.  The rail shall be
    capable of withstanding a horizontal load of 50 pounds per linear foot (750
    N/m) without contacting the glass and be a minimum of 1-1/2 inches (38 mm) in
    cross sectional height.
3.  Outboard panes in insulating glass units and other multiple glazed panels when
    the bottom edge of the glass in 25 feet (7620 mm) or more above grade, a
     roof, walking surfaces, or other horizontal [ within 45 degrees (0.79 rad.) of
    horizontal ] surface adjacent to the glass exterior.

R308.4.4 Glazing in guards and railings.
Glazing in guards and railings, including structural baluster panels and nonstructural in-fill
panels, regardless of area or height above a walking surface shall be considered to be
a hazardous location.

R308.4.5 Glazing and wet surfaces.
Glazing in walls, enclosures or fences containing or facing hot tubs, spas, whirlpools,
saunas, steam rooms, bathtubs, showers and indoor swimming pools where the bottom
exposed edge of the glazing is less than 60 inches (1524 mm) measured vertically above
any standing or walking surface shall be considered to be a hazardous location. This shall
apply to single glazing and each pane in multiple glazing.

Exceptions:
Glazing that is more than 60 inches (1524 mm), measured horizontally 
and in a straight line, from the water's edge of a bathtub, hot tub, spa, 
whirlpool or swimming pool or from the edge of a shower, sauna or steam 
room.

R308.4.6 Glazing adjacent to stairs and ramps.
Glazing where the bottom exposed edge of the glazing is less than 36 inches (914 mm)
above the plane of the adjacent walking surface of stairways, landings between flights of
stairs and ramps shall be considered to be a hazardous location.

Exceptions:
1.  Where a rail is installed on the accessible side(s) of the glazing 34 to 38
    inches (864 to 965 mm) above the walking surface. The rail shall be capable
    of withstanding a horizontal load of 50 pounds per linear foot (730 N/m)
    without contacting the glass and have a cross-sectional height of not less
    than 1 12 inches (38 mm).
2.   Glazing 36 inches (914 mm) or more measured horizontally from the walking
    surface.

R308.4.7 Glazing adjacent to the bottom stair landing.
Glazing adjacent to the landing at the bottom of a stairway where the glazing is less than
36 inches (914 mm) above the landing and within a 60-inch (1524 mm) horizontal arc less
than 180 degrees from the bottom tread nosing shall be considered to be a hazardous
location.

Exception:
The glazing is protected by a guard complying with Section R312 and the place
of the glass is more than 18 inches (457 mm) from the ground.

A Carbon monoxide device shall be located in the vicinity of the bedrooms, which may
include 1 device capable of detecting carbon monoxide near all adjacent bedrooms; in
areas within the dwelling adjacent to an attached garage; and in areas adjacent to any
fuel-burning appliances.  Carbon Monoxide Detectors shall not be placed within fifteen
feet of fuel-burning heating or cooking appliances such as gas stoves, furnaces, or
fireplaces, or in or near very humid areas such as bathrooms.

CARBON MONOXIDE DETECTOR

· A 15% increase on allowable stresses for short term loading is allowed. Drift loading
shall be accounted for per the current "Michigan Residential Code" requirements.

· Add additional attic storage live loads per the current "Michigan Residential Code"
requirements.

· Tile, marble, or other special features shall be designed using the appropriate dead
loads and deflection limitations. Partition loads shall also be considered where
appropriate.

· All conventional framed floor decks shall be 2 x 10 #2 or 2 x 12 #2 Douglas Fir or
better.

1. Designs shall conform with the latest versions of (NDS), "National Design
Specification for Wood Construction" by the American Forest & Paper Association,
and Design Standard for Metal Plate Connected Wood Truss Construction by the
American Standard (ANSI) and the Truss Plate Institute (T.P.I.) and the local code
jurisdiction.

2. Trusses shall be spaced as indicated on the plans unless the designer determines that
different spacing is required to meet deflection requirements.

3. Maximum deflection of floor trusses shall be limited to l/360 for total load and l/480
for live load. Maximum deflection of roof trusses shall be limited to l/240 for total
loads and l/360 for live load u.n.o.

4. Adequate camber shall be built into floor and parallel chord roof trusses to
compensate for normal dead load deflection.

5. Design loads:

CONC. DECK JOIST LOADING CRITERIA

DECK LOADING:
LIVE LOAD      50 P.S.F.
DEAD LOAD     50 P.S.F.
TOTAL LOAD    100 P.S.F.
LIVE LOAD DEFLECTION L/360
TOTAL LOAD DEFLECTION L/240

8-FOOT WALL 9-FOOT WALL 10-FOOT WALL

48*

32*

24*

54*

36*

27*

60*

40*

30*

100%

85%

65%

*THESE VALUES CAN BE REDUCED BY 50% IF SHEATHING IS PROVIDED ON INTERIOR AND EXTERIOR

12-FOOT WALL**

72*

48*

36*

**12 FOOT TALL STUDS SUPPORTING ONLY A ROOF MAY BE 2 X 4 @ 16" O.C. 12 FOOT TALL STUDS
SUPPORTING ONE OR TWO FLOORS AND A ROOF SHALL BE 2 X 6 @ 16" O.C.

MAXIMUM OPENING HEIGHT NEXT TO
BRACED WALL PANEL
(% OF WALL HEIGHT)

LENGTH OF BRACED WALL PANEL
(INCHES)

LENGTH REQUIREMENTS FOR BRACED WALL PANELS IN A CONTINUOUSLY SHEATHED WALL
TABLE #1

DOOR JAMB

8d NAILS @ 12" O.C.
ON ALL FRAMING MEMBERS
NOT AT PANEL EDGES

(A) OUTSIDE CORNER DETAIL

16d NAILS
@ 24" O.C.

GYPSUM WALL BOARD
INSTALL IN ACCORDANCE
w/ CHAPTER 7

INTERIOR

8d NAILS @ 6" O.C.
(AT PANEL EDGES)

8d NAILS @ 12" O.C.
ON ALL FRAMING MEMBERS
NOT AT PANEL EDGES

WOOD STRUCTURAL PANEL
INSTALL IN ACCORDANCE
w/ TABLE #1

(B) INSIDE CORNER DETAIL

WOOD STRUCTURAL PANEL
INSTALL IN ACCORDANCE
w/ TABLE #1

GYPSUM WALL BOARD
INSTALL IN ACCORDANCE
w/ CHAPTER 7

8d NAILS @ 6" O.C.
(AT PANEL EDGES)

16d NAILS
@ 24" O.C.

EXTERIOR

INTERIOR

(C)INTERSECTION OF INTERIOR AND EXTERIOR WALLS

DOOR JAMB

WALL BRACING DETAIL
NO SCALE

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

TYPICAL STAIR DETAIL
BASEMENT TO FIRST FLOOR

EXTERIOR

INTERIOR

EXTERIOR

2X6 TURNED @ INT. WALL 

INTERIOR

DOUBLE 2x12 MINIMUM STRINGERS AT ENDS
AND ONE (1) STRINGER AT CENTER

TYPICAL STRINGERS

14 RISERS W/ RISER HEIGHT @ 7 1/4" EACH WITH A
TREAD DEPTH OF 10.00" EACH (NOSE TO NOSE
W/ A NOSE OVERHANG OF 34" TO 1 14"). THE
GREATEST RISER HEIGHT SHALL NOT EXCEED THE
SHORTEST BY 3/8". LIKEWISE THE SHORTEST RUN
SHALL NOT EXCEED THE GREATEST BY 3/8".

R311.7.5 STAIR TREADS AND RISERS

HANDRAILS THAT HAVE MINIMUM AND MAXIMUM
HEIGHTS OF 34" AND 38" RESPECTIVELY,
MEASURED VERTICALLY FROM THE NOSING OF
THE TREAD.

R311.7.8 HANDRAILS

THE HEADROOM IN STAIRWAYS SHALL
BE NOT LESS THAN 6'-8" MEASURED
VERTICALLY FROM THE SLOPED LINE
ADJOINING THE TREAD NOSING OR
FROM THE FLOOR SURFACE OF THE
LANDING OR PLATFORM ON THAT
PORTION OF THE STAIRWAY.

R311.7.2 HEADROOM
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4" RIGID INSULATION
GLUED TO SCUTTLE COVER

INSULATION DAM

WEATHER STRIPPING
TRIM

12" INSUL. (R-38)

1/2" DRYWALLNOTE:
REQUIRED VAPOR RETARDER
ACHIEVED BY APPLYING LATEX PAINT
OVER DRYWALL ON WARM-IN-WINTER
SIDE OF CEILING CONSTRUCTION

NOTE:
REFER TO MUEC SECTION
402.2.3 FOR MORE INFO.

ATTIC ACCESS DETAIL
SCALE: 1" = 1'-0" GN1



TABLE R703.8.3.1
ALLOWABLE SPANS FOR LINTELS SUPPORTING MASONRY VENEER a,b,c,d

SIZE OF STEEL
ANGLE a,c,d

(inches) NO STORY ABOVE

6'-0" 4'-6" 3'-0" 1

8'-0" 6'-0" 4'-6" 1

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

14'-0" 9'-6" 7'-0" 2

20'-0" 12'-0" 9'-6" 4

3x3x1
4

4x3x1
4

5x31
2x 5

16

6x31
2x 5

16

2-6x31
2x 5

16

ONE STORY ABOVE TWO STORIES ABOVE
NO. OF 12" OR EQUIVALENT
REINFORCING BARS b,d

a. Long leg of angle shall be placed in a vertical position.

b. Depth of reinforcing lintels shall not be less than 8 inches and all cells of hollow masonry lintels shall be 
grouted solid.  Reinforcing bars shall extend not less than 8 inches into the support.

c. Steel members indicated are adequate typical examples; other steel members meeting structural design 
requirements shall be permitted to be used.

d. Either steel angle or reinforced lintel shall span opening.

TYPICAL CONVENTIONAL ROOF FRAMING
* RIDGE BEAM SIZE WILL BE EQUAL TO THE RAFTER CUT EDGE *

8'-0" - 12'-0" 12'-0" - 16'-0"

2x8 2x12

4'-0" - 8'-0"

2x6

0'-0" - 4'-0"

2x4

RAFTER SPANS

LUMBER SIZE

TABLE R602.3.(5)
SIZE, HEIGHT AND SPACING OF WOOD STUDS a.

STUD SIZE
(inches)

-2x3 b

102x4

103x4

102x5

102x6
For SI: 1 inch = 25.4 mm.  1 foot = 304.8 mm.

a. Listed heights are distances between points of lateral support placed perpendicular to the plan of the wall.
Bearing walls shall be sheathed on not less than one side or bridging shall be installed not greater than 4 feet
apart measured vertically from either end of the stud.  Increases in unsupported height are permitted where in
compliance with Exception 2 of Section R602.3.1 or designed in accordance with accepted engineering 
practice.

b. Shall not be used in exterior walls.

C. A habitable attic assembly supported by 2 x 4 studs is limited to a roof span of 32 feet. Where the roof span 
exceeds 32 feet, the wall studs shall be increased to 2 x 6 or the studs shall be designed in accordance with
accepted engineering practice.

Laterally
unsupported

stud height 'a'
(feet)

-

24 c

24

24

24

Maximum
spacing when

supporting
roof-ceiling

assembly or a
habitable attic
assembly, only

(inches)

-

16 c

24

24

24

Maximum
spacing when

supporting
one floor, plus
a roof-ceiling
assembly or a
habitable attic

assembly
(inches)

BEARING WALLS

-

-

16

-

16

Maximum
spacing when
supporting two

floors, plus a
roof-ceiling

assembly or a
habitable attic

assembly
(inches)

-

24

24

24

24

Maximum
spacing when

supporting
one floor
height 'a'
(inches)

10

14

14

16

20

Laterally
unsupported

stud height 'a'
(feet)

16

24

24

24

24

Maximum
spacing
(inches)

NONBEARING WALLS

TABLE R404.1.2(8)
MINIMUM VERTICAL REINFORCEMENT FOR 6-, 8-, 10-, 12 INCH NOMINAL FLAT
CONCRETE BASEMENT WALLS

For SI:1 foot = 304.8 mm; 1 inch = 25.4 mm; 1 pound per square foot per foot = 0.1571 kPa²/m, 1 pound per square inch = 6.895  kPa/mm.

  a. Soil classes are in accordance with the Unified Soil Classification System. Refer to Table R405.1.
b. Table values are based on reinforcing bars with a minimum yield strength of 60,000 psi.
c. Vertical reinforcement with a yield strength of less than 60,000 psi and/or bars of a different size than specified in the table are permitted in accordance with Section

R404.1.2.3.7.6 and Table R404.1.2(9).
d. NR indicates no vertical reinforcement is required, except for 6-inch nominal walls formed with stay-in-place forming systems in which case vertical reinforcement shall

be #4@48 inches on center.
e. Allowable deflection criterion is L/240, where L is the unsupported height of the basement wall in inches.
f. Interpolation is not permitted.
g. Where walls will retain 4 feet or more of unbalanced backfill, they shall be laterally supported at the top and bottom before backfilling.
h. Vertical reinforcement shall be located to provide a cover of 1.25 inches measured from the inside face of the wall. The center of the steel shall not vary form the

specified location by more than the greater of 10 percent of the wall thickness or 3/8-inch.
i. Concrete cover for reinforcement measured from the inside face of the wall shall not be less than 3/4-inch. Concrete cover for reinforcement measure from the outside

face of the wall shall not be less than 1 12 inches for No. 5 bars and smaller, and not less than 2 inches for larger bars.
j. DR means design is required in accordance with the applicable building code, or where there is no code in accordance with ACI 318.
k. Concrete shall have a specified compressive strength, f'c, of not less than 2,500 psi at 28 days, unless a higher strength is required by footnote l or m.
l. The minimum thickness is permitted to be reduced 2 inches, provided the minimum specified compressive strength of concrete, f'c, is 4,000 psi.
m. A plain concrete wall with a minimum nominal thickness of 12 inches is permitted, provided minimum specified compressive strength of concrete, f'c is 3,500 psi.
n. See Table R608.3 for tolerance from nominal thickness permitted for flat walls.
o. The use of this table shall be prohibited for soil classifications not shown.

MINIMUM VERTICAL REINFORCEMENT - BAR SIZE AND SPACING (INCHES)

Soil classes  and design lateral soil  (psf per foot of depth)

b,c,d,e,f,h,i,k,n,o

MAXIMUM
UNBALANCED
BACKFILL HEIGHT
(feet)

g

MAXIMUM
WALL HEIGHT
(feet)

GW, GP, SW, SP
30

GM, GC, SM, SM-SC and ML
45

SC, ML-CL and incorganic CL
60

a

Minimum nominal wall thickness (inches)

6

NR

8 10 12 6 8 10 12 6 8 10 12

4
5

5

4

6 4 @ 355

5 @ 48 5 @ 366

4

5 @ 475
7

5 @ 42 6 @ 43 5 @ 486

5 @ 46 6 @ 42 5 @ 46 6 @ 34 6 @ 487

4

4 @ 38 5 @ 435

4 @ 37 5 @ 37 6 @ 37 5 @ 4368

5 @ 40 6 @ 37 5 @ 41 6 @ 34 6 @ 437

6 @ 43 5 @ 47 6 @ 34 6 @ 43 6 @ 27 6 @ 32 6 @ 448

4

9

4 @ 35 5 @ 405

4 @ 34 6 @ 48 6 @ 36 6 @ 396

5 @ 36 6 @ 34 5 @ 37 6 @ 33 6 @ 38 5 @ 377

6 @ 38 5 @ 41 6 @ 33 6 @ 38 5 @ 37 6 @ 24 6 @ 29 6 @ 39 4 @ 488

6 @ 34 6 @ 46 6 @ 26 6 @ 30 6 @ 41 6 @ 19 6 @ 23 6 @ 30 6 @ 399

4

10

4 @ 33 5 @ 385

5 @ 48 6 @ 45 6 @ 34 5 @ 376

6 @ 47 6 @ 34 6 @ 48 6 @ 30 6 @ 35 6 @ 487

6 @ 34 5 @ 38 6 @ 30 6 @ 34 6 @ 47 6 @ 22 6 @ 26 6 @ 35 6 @ 458

6 @ 34 6 @ 41 6 @ 23 6 @ 27 6 @ 35 4 @ 48 6 @ 22 6 @ 27 6 @ 349

6 @ 28 6 @ 33 DR 6 @ 23 6 @ 29 6 @ 38 6 @ 22 6 @ 22 6 @ 2810

NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR NR NR NR NR NR NR NRNR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR NR

NR

NR

NR NR

NR

NR

NR

NR

NR

NR l

NR
l

NRNR

NR NR

l

l4 @ 48

6 @ 45

NR l

NR l

NR

NR

NR

NR

NR

NR

NR NR NR NR NR NR

NR

NRNR

NRNR

NRNRNR

NRNR

NRNR

NR

NR

NR

l l

NR NR NR NR NR NR NR

NR lNR NR NR NR

NR l NR NR NR

j

NR

NR

NR

NR l

NR l

NR l

NR

NR

NR

NR

NR

NR

NR l

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

m

NR l

NR l

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR

NR NR NR NR NR

NR NR NR

NR NR

NRNR

NR

NRNRNRNR

l

NR l

NR l

NR

NR

NRNR

m

NR NR NRNR

NR NRNR

NRNR

NR l

m

DR

DR

FRONT ELEVATION SECTION

MIN. 3"  X 11-1/4"  NET HEADER STEEL HEADER PROHIBITED IF 1/2"
SPACER IS USED. PLACE ON BACK-SIDE OF HEADER

FASTEN SHEATHING TO HEADER WITH 8D COMMON
OR GALVANIZED BOX NAILS IN 3" GRID PATTERN
AS SHOWN
HEADER TO JACK-STUD STRAP PER TABLE
R602.10.6.4 ON BOTH SIDES OF OPENING OPPOSITE
SIDE OF SHEATHING

OVER CONCRETE OR MASONRY BLOCK FOUNDATION

OVER RAISED WOOD FLOOR - FRAMING ANCHOR OPTION
WOOD STRUCTURAL PANEL SHEATHING OVER APPROVED BAND JOIST

FIGURE R602.10.6.4
METHOD CS-PF: CONTINUOUSLY SHEATHED PORTAL FRAME PANEL CONSTRUCTION
FOR SI:  1 inch = 25.4 mm, 1 foot = 304.8 mm NOT TO SCALE

MIN. DOUBLE 2"x4" FRAMING COVERED WITH MIN.
7/16" THICK WOOD STRUCTURAL PANEL SHEATHING
WITH 8D COMMON OR GALVANIZED BOX NAILS AT 3"
O.C. IN ALL FRAMING (STUDS, BLOCKING, AND SILLS)
TYP.
MIN. LENGTH OF PANEL PER TABLE R602.10.5

MIN. (2) 1
2" DIAMETER ANCHOR BOLTS INSTALLED PER

SECTION R403.1.6 WITH 2" X 2" X 3/16" PLATE WASHER

TENSION STRAP PER
TABLE 602.10.6.4
(ON OPPOSITE SIDE
OF SHEATHING)
BRACED WALL LINE
CONTINUOUSLY SHEATHED
WITH WOOD STRUCTURAL
PANELS

IF NEEDED, PANEL SPLICE EDGES
SHALL OCCUR OVER AND BE NAILED
TO COMMON BLOCKING WITHIN THE
MIDDLE 24" OF THE PORTAL - LEG
HEIGHT. ONE ROW OF 3" O.C. NAILING
IS REQUIRED IN EACH PANEL EDGE.

TYPICAL PORTAL FRAME
CONSTRUCTION

MIN. DOUBLE 2x4 POST, (KING AND
JACK STUD) NUMBER OF JACK STUDS
PER TABLES R602.7 (1) & (2)

ANCHOR BOLTS PER
SECTION R403.1.6

FASTEN KING STUD TO
HEADER WITH 6 16D
SINKERS

FASTEN TO PLATE TO
HEADER WITH TWO ROWS
OF 16D SINKER NAILS AT
3" O.C. TYP.

MIN. 7/16" WOOD
STRUCTURAL PANEL
SHEATHING

(WHERE PORTAL SHEATHING DOES NOT LAP OVER BAND OR RIM JOIST)

(2) FRAMING ANCHORS APPLIED
ACROSS SHEATHING JOINT WITH A
CAPACITY OF 670 LBS IN THE
HORIZONTAL AND VERTICAL
DIRECTIONS

NAIL SOLE PLATE TO
JOIST PER TABLE
R602.3(1)

APPROVED BAND OR
RIM JOIST

WOOD STRUCTURAL
PANEL SHEATHING TO TOP
OF BAND OR RIM JOIST NAIL SOLE PLATE TO

JOIST PER TABLE
R602.3(1)

OVER RAISED WOOD FLOOR - OVERLAP OPTION
WOOD STRUCTURAL PANEL SHEATHING OVER APPROVED BAND JOIST

(WHERE PORTAL SHEATHING LAPS OVER BAND OR RIM BOARD)

ATTACH SHEATHING TO BAND OR RIM
JOIST WITH 8D COMMON NAILS AT 3"
O.C. TOP AND BOTTOM

NAIL SOLE PLATE TO
JOIST PER TABLE
R602.3(1)

APPROVED BAND OR
RIM JOIST

WOOD STRUCTURAL
PANEL SHEATHING TO TOP
OF BAND OR RIM JOIST NAIL SOLE PLATE TO

JOIST PER TABLE
R602.3(1)
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EXTENT OF HEADER WITH SINGLE PORTAL FRAME (ONE BRACED WALL PANEL)

EXTENT OF HEADER WITH DOUBLE PORTAL FRAMES (TWO BRACED WALL PANELS)
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 9
 1/

4"

2' - 18' FINISHED WIDTH OF OPENING FOR SINGLE OR DOUBLE PORTAL

TABLE R404.1.2(1)
MINIMUM HORIZONTAL REINFORCEMENT FOR CONCRETE BASEMENT WALLS

For SI:   1 inch = 25.4 mm, 1 foot = 304.8 mm, 1 pound per square inch = 6.895 kPa.

a. Horizontal reinforcement requirements are for reinforcing bars with a minimum yield strength of 40,000 psi and concrete with a minimum concrete compressive strength
2,500 psi.

b. See Section R404.1.2.2 for minimum reinforcement required for foundation walls supporting above-grade concrete walls.

LOCATION OF HORIZONTAL REINFORCEMENT

a,b

≤ 8

MAXIMUM UNSUPPORTED
HEIGHT OF BASEMENT WALL

(feet)

One N. 4 bar within 12 inches of the top of the wall story and one No. 4
bar near mid-height of the wall story

> 8 One N. 4 bar within 12 inches of the top of the wall story and one No. 4
bar near third points in the wall story
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TABLE R602.10.6.4
TENSION STRAP CAPACITY FOR RESISTING WIND PRESSURES PERPENDICULAR TO
METHODS PFH, PFG AND CS-PF BRACED WALL PANELS

For SI: 1 inch =  25.4 mm, 1 mile per hour = 0.447 m/s.
a. DR = Design Required
b. Straps shall be installed in accordance with manufacturer's recommendations.

TENSION STRAP CAPACITY REQUIRED (pounds)

Ultimate Design Wind Speed V  (mph)
MINIMUM WALL STUD
FRAMING NOMINAL
SIZE AND GRADE

2 x 4 No. 2 Grade

ult

a,b

MAXIMUM
PONY
WALL HEIGHT
(feet)

MAXIMUM
TOTAL
WALL HEIGHT
(feet)

MAXIMUM
OPENING
WALL HEIGHT
(feet)

110 115 130 110 115 130

Exposure B Exposure C

18100 1,000 1,000 1,000 1,000 1,000 1,050

9

16

18

9

16

18

9

16

18

9

12

9

16

18

9

16

18

2 x 6 Stud Grade

101

102

122

124

122

124

1,000 1,000 1,000 1,000 1,000 1,750

1,000 1,025 2,050 2,075 2,500 3,950

1,000 1,275 2,375 2,400 2,850

1,000 1,000 1,475 1,500 1,875 3,125

1,775 2,175 3,525 3,550 4,125

2,075 2,500 3,950 3,975

1,150 1,500 2,650 2,675 3,175

2,875 3,375

2,750

3,225 3,775

1,000 1,000 1,700 1,700 2,025 3,050

1,825 2,150 3,225 3,225 3,675

2,200 2,550 3,725 3,750 DR

1,450 1,750 2,700 2,725 3,125

2,050 2,400

3,350 3,800

DR DR DR DR

DRDRDRDR

DR

DR

DR

DR

DR

DR

DR

DR

DR

DR

DR

DR

DRDRDR

3,425 3,975 DRDRDR

DRDRDR

DRDRDR

2,275

GN2



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

EXIST. DECK

EXIST. CRAWL
SPACE ACCESS

EXIST. 3068 EXT. DR. &
TRANSOM TO BE REMOVED

ENTIRE EXISTING FRONT
PORCH, FOOTINGS & CONC.
STEP TO BE REMOVED

FOYER
VAULTED CLG.

BED #2
EXIST. 8'-1 1/8" CLG. HT.

EXIST. 3930 SLID.
TO BE REMOVED

BED #1
EXIST. 8'-1 1/8" CLG. HT.

BATH
EXIST. 8'-1 1/8"
CLG. HT.

EXIST. 7868 SL. GLS.
DR. TO BE REMOVED

LIVING / DINING
EXIST. 8'-1 1/8" CLG. HT.

KITCHEN
EXIST. 8'-1 1/8" CLG. HT.

EXIST. DN.

EXIST. DN.

EXISTING

EXIST. 2030 SLID.
TO BE REMOVED

EX
IS
T.
 5

03
7 

SL
.

TO
 B

E 
RE

MO
VE

D

EX
IS
T.
 3

93
0 

SL
.

TO
 B

E 
RE

MO
VE

D
EX

IS
T.
 3

93
0 

SL
.

TO
 B

E 
RE

MO
VE

D

EX
IS
TIN

G

EXIST. 3930 SLID.
TO BE REMOVED

EXIST. 2830 SLID.
TO BE REMOVED

EXIST. 2868 EXT. DR.
TO BE REMOVED

ALL EXISTING INTERIOR
WALLS TO BE DEMOLISHED

EXISTING WD. DECK
RAILING TO BE REMOVED

EXISTING WD. DECKING
TO BE REMOVED
(STRUCTURE TO REMAIN)

EXIST. BATH FIXTURES
TO BE REMOVED (CAP
EXIST. PLUMBING)

ENTIRE EXISTING FOYER
(ROOF, STRUCTURE &
FOUNDATION) TO BE
DEMOLISHED

38'-4"

24
'-0

"

1. EXTERIOR GRADE SHALL BE INSPECTED AND LOCATIONS WHERE THE GRADE
IS WITHIN 8" OF THE SILL PLATE, INSPECT CLOSELY FOR SIGNS OF ROT.  ANY
ROTTED WOOD SHALL BE REMOVED AND REPLACED AND THEN SPOT
TREATED WITH TIMBOR OR AN EQUIVALENT PRESERVATIVE.

2. NEW SILICONE SEALANT SHALL BE APPLIED AROUND ANY OPENINGS
THROUGH THE FOUNDATION (PIPES, WIRES, ETC).

3. ALL VERTICAL CRACKS NOTED SHALL BE TUCK POINTED WITH AN EPOXY
MORTAR.

4.  GENERAL CONTRACTOR IS RESPONSIBLE FOR ALL SUB-TRADES.

5.  ALL WORK IS TO BE DONE BY LICENSED CONTRACTORS

6.  CONTRACTOR SHALL VERIFY ALL ON SITE CONDITIONS & DIMENSIONS AND TO
NOTIFY TK DESIGN & ASSOCIATES OF ANY DISCREPANCIES OR OMISSIONS
PRIOR TO CONSTRUCTION/DEMOLITION.

7. CONTRACTOR IS RESPONSIBLE FOR REMOVAL OF ALL CONSTRUCTION
RELATED DEBRIS, TRASH, RUBBISH ETC. AND TO DISPOSE OF ALL MATERIALS
IN A LEGAL MANNER. CONTRACTOR IS TO KEEP THE PROJECT AREA CLEAN
AT ALL TIMES.

8.  CONTRACTOR SHALL NOTIFY, COORDINATE, AND SCHEDULE ANY AND ALL
DISCONNECTIONS OF EXISTING UTILITY SERVICE WITH THE OWNER PRIOR TO
THE WORK BEING DONE.

9.  REPAIR DEMOLITION PERFORMED IN EXCESS OF THAT REQUIRED.  RETURN
STRUCTURES AND SURFACES TO REMAIN TO CONDITION EXISTING PRIOR TO
COMMENCEMENT OF SELECTIVE DEMOLITION WORK.  REPAIR ADJACENT
CONSTRUCTION OR SURFACES SOILED OR DAMAGED BY SELECTIVE
DEMOLITION WORK.

10.  MAINTAIN EXISTING UTILITY SERVICES AND PROTECT AGAINST DAMAGE
DURING ALL PHASES OF CONSTRUCTION.

11.  IF HAZARDOUS MATERIALS ARE ENCOUNTERED DURING DEMOLITION
OPERATIONS, COMPLY WITH APPLICABLE REGULATIONS, LAWS, AND
ORDINANCES CONCERNING REMOVAL, HANDLING, AND PROTECTION AGAINST
EXPOSURE OR ENVIRONMENTAL POLLUTION.

12.  ALL DRAWINGS ARE SCHEMATIC.  EXTENT OF DEMOLITION SHOWN IS
APPROXIMATE.  FIELD VERIFY ALL DIMENSIONS PRIOR TO COMMENCEMENT
OF CONSTRUCTION.

13.  ALL STRUCTURAL MEMBERS ARE TO REMAIN (TYP. UNLESS NOTED
OTHERWISE)

DEMOLITION NOTES
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INFORMATION DEEMED RELIABLE BUT NOT GUARANTEED.  ALL
DIMENSIONS ARE APPROXIMATE.  TRUSS MANUFACTURER AND
GENERAL CONTRACTOR TO VERIFY ALL FIELD CONDITIONS
INCLUDING BUT NOT LIMITED TO:
· EXTERIOR WALL THICKNESS
· EXISTING ROOF PITCH
· EXISTING HEEL HEIGHT
· OVERHANG DIMENSIONS
· OVERALL DIMENSIONS ACROSS TOP PLATES
· EXISTING FLOOR JOIST AND ROOF FRAMING DIRECTION
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FOUNDATION DEMOLITION PLAN
SCALE: 1/4" = 1'-0"

BASEMENT
EXIST. 84" CLG. HT.

EXIST. 2868
EXT. FR. DR.
TO REMAIN

EXIST.
11039 S.H.
TO REMAIN

EXIST. 4139 FXD.
TO REMAIN

EX
IS
T.
 2
62

6 
SL

.
TO

 R
EM

AI
N

BED #3
EXIST. 82" CLG. HT.

EXIST. 22" X 14"
GLASS BLOCK WNDW.
TO BE REMOVED

EXIST. 7'-9 1/2" CLG. HT.

12 COURSES
BLOCK NO SILL
PLATE

266
8

EXIST. STL. BEAM

ASSUMING BEAM
CARRIES ON AND IS
SUPPORTED BY
COLUMN IN WALL

ENTIRE EXIST. MASONRY
FIREPLACE, HEARTH &
CONC. BLOCK WALLS TO
BE DEMOLISHED (VERIFY
EXIST. STRUCTURE)

LAUNDRY / MECH

EXIST. (3) 2 X 12 WD. BEAM TO
BE REMOVED & REPLACED

EXIST.
11039 S.H.
TO REMAIN

EX
IS
T.
 2
62

6 
SL

.
TO

 R
EM

AI
N

EXIST.
11039 S.H.
TO REMAIN

EXIST. 4139 FXD.
TO REMAIN

EXIST.
11039 S.H.
TO REMAIN

EXIST. UP

EXIST. UP

EXIST. W.I.C.

EX. BATH EX
IST

.

EXIST. DROP CEILING
TO BE REMOVED

EXIST. LAUNDRY TUB
TO BE REMOVED
AND/OR RELOCATED

EXIST. FURN.
TO BE
RELOCATED

EXIST. H.W.H.
TO BE
RELOCATED

EXIST. WATER
SOFTENER
EQUIPMENT

EX
IS
T.
 2
62

6 
SL

.
TO

 R
EM

AI
N

TO REMAIN

EXIST. STL. BEAM

EXIST. FOYER FOOTINGS
TO BE REMOVED

EXIST. 4 X 4 WOOD
POSTS TO BE REMOVED
& REPLACED (PROVIDE
TEMPORARY SUPPORT)

EXIST. STAIRWELL
TO BE REMOVED

EXIST. DOORS
& WALLS TO
BE REMOVED

D1



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

RECREATION
EXIST. 7'-9 1/2" CLG. HT.
(NEW FINISH PER OWNER)

EXIST. EXT.
FR. DR.

EX
IS
T.
 W

ND
W.

EXIST. OPEN'G. TO
BE BLOCKED IN

EXIST. 7'-9 1/2"
CLG. HT.

EXIST. STL. BEAM

EXIST.

STL. COL.

EX. BATH EX
IST

.

EXIST. WINDOWS

EXIST. UP

UP 14R.EXIST. STL. BEAM
(ABOVE WALL)

EX. BEDROOM
7'-9 1/2" CLG. HT.
(NEW FINISH PER OWNER)

EXIST.

STL. COL.

266
8

BEDROOM
7'-9 1/2" CLG. HT.
(NEW FINISH PER OWNER)

EXIST. WINDOWS

EX
IS
T.
 W

ND
W.

EX
IS
T.
 W

ND
W.

EXISTING

EX
IS
TIN

G

4" CONC. BLOCK OR STEM WALL
ON 12" P. CONC. TRENCH FTG.
MIN. 42" BELOW FIN. GRADE BRG.
ON UNDISTURBED SOIL

UNEXCAVATED
4" CONC. SLAB ON 4" COMP
GRANULAR FILL (PITCH FLOOR
2" TO GARAGE DOORS)

4" SLAB LEDGE

LINE OF MANUF.
STONE ABOVE

#5 BAR DOWELS @ 12" O.C. (MAX.)
VERTICALLY & EMBEDED 6" MIN.
INTO EXISTING FOUNDATION (EPOXY
W/ HILTI HY150 ADHESIVE OR EQUAL)

NOTE: UNDERPIN EXIST.
FTG. AS REQUIRED

6 X 6 W.W.M. 5'-0"
INTO SLAB ADJACENT
TO FOUNDATION WALL

LEAD WALL

LEAD WALL

LINE OF MANUF.
STONE ABOVE

EX
IS
TIN

G

BASEMENT

#5 BAR DOWELS @ 12" O.C. (MAX.)
VERTICALLY & EMBEDED 6" MIN.
INTO EXISTING FOUNDATION (EPOXY
W/ HILTI HY150 ADHESIVE OR EQUAL)

BASEMENT
4" CONC. SLAB W/ 6 MIL. VAPOR
BARRIER ON 4" COMP GRANULAR FILL

10" P. CONC. WALL (7'-10" POUR) ON
20" X 10" P. CONC. FTG. (TYP. U.N.O.)

10" P. CONC. WALL
(FULL HT. POUR) ON
20" X 10" P. CONC. FTG.

NOTE: UNDERPIN EXIST.
FTG. AS REQUIRED

RAILING
(PER CODE)

PROVIDE NEW OPENING
IN EXIST. CONC.
BLOCK FDN. WALL

2668

1R
. 1

S.CL
OS

ET

266
8

2668

EX
IS
T.

EX
IS
T.

NEW 3" DIA. SCHEDULE 40
STANDARD STEEL PIPE
COLUMN ON 30" X 30"
X 18" DEEP CONC. FTG.

EXIST. WATER
SOFTENER EQUIPMENT
(BELOW STAIRS)

EXIST.EXIST.

EXIST. STL. BEAM
(ASSUMED)

S.D.

SD/C

S.D.

LINE OF EXIST.
DECK ABOVE

B
A6

A
A6

4 X 4 TREATED
POST ON 12" X 12"
X 10" P. CONC. FTG.

TREATED 2 X 4
STUDS @ 24" O.C.
(ON THE FLAT)

FD

DIRECT
VENT W.H.

DIRECT
VENT
FURNACE

BOX-IN COLUMNS

NEW 8" X 8" EXTERIOR,
FIBERGLASS, LOAD BRG.
COLUMNS (TYP. FOR 4)

18" DIA. P. CONC. FTG.
42" MIN. BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL (TYP.)

18" DIA. P. CONC. FTG.
42" MIN. BELOW FIN.
GRADE BRG. ON
UNDISTURBED SOIL (TYP.)

LINE OF SOFFIT
ABOVE

3'-4"

38'-4"

24
'-0

"
38

'-0
"

2'-10 1/2" 18'-3" 2'-10 1/2"

24'-0" 12'-4"

38'-4"

11'-
1 1

/2"
26

'-1
0 

1/2
"

6'
-10

"
24

'-1
0"

7'-
8"

6'
-4

"
24

'-0
"

24
'-0

"

62
'-0

"

23'-6" 12'-10"

4'-0" 8'-4"

3'-4" 11'-10" 6'-10" 16'-0" 4"

13'-10" 22'-9"

2'-2"13'-8"

11'-
1"

11'-
0"

9'-11"9'-1 1/2"9'-1 1/2"8'-10"

3'-
7 

1/4
"

3'-7 1/4"

6 
1/2

"3'-
2"

7'-
6 

1/2
"

EXCAVATED
4" CONC. SLAB W/ .6 MIL.
VAPOR BARRIER ON
4" COMP. GRANULAR FILL

4'-9"3'-4"

3068EXT. DR. 4" SLAB LEDGE

2'-0"

FOUNDATION NOTES

1. ALL COLUMNS SHOWN SHALL BE 3" DIA. SCHEDULE 40 STANDARD STEEL
PIPE COLUMN ON 30" X 30" X 18" DEEP CONC. FTG. TOP OF CONCRETE
FTG. TO BE 4" BELOW FINISH BASEMENT SLAB. (TYPICAL UNLESS NOTED
OTHERWISE)

2. WHERE STEEL BEAMS REST ON FOUNDATION WALLS, SIZE BEAM POCKET
APPROPRIATELY AND SHIM AS REQUIRED.

3. AS REQUIRED DROP FOYER FLOOR SHEATHING 3/4" FOR MUDSET TILE
INSTALLATION

4. VERIFY ALL UTILITY LOCATIONS W/ BUILDER.

5. PROVIDE GUARDRAIL AT STAIRS DURING CONSTRUCTION.

6. PROVIDE LADDERING UNDER ANY WALL RUNNING PARALLEL W/ JOIST
THAT DOES NOT LAND DIRECTLY ON A JOIST

7. PROVIDE SQUASH BLOCKS UNDER ALL BEARING CONDITIONS.

8. GROUT SOLID @ BEARING CONDITIONS WHERE BLOCK IS USED.

9. PROVIDE 2" X 24" (MIN. R-10) RIGID PERIMETER INSULATION AT ALL
BASEMENT SLABS THAT ARE LESS THAN 42" BELOW EXTERIOR FINISHED
GRADE

NOTE:
ALL FOOTINGS ARE DESIGNED FOR 3000 P.S.F. SOIL BRG. CAPACITY & 30
P.S.F. ROOF SNOW LOAD.  FOR VARYING CONDITIONS REFER TO TABLE
R403.1(1), R403.1(2), & R403.1(3) OF THE 2015 IRC.

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

NOTE:

NOTE:
PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

NOTE:

BRG. WALL
BRG. WALL ABOVE

POINT LOAD
POINT LOAD FROM ABOVE

STEEL BEAM

WOOD BEAM

NOTE:

BRG. WALL & BRG. WALL ABOVE

NOTE:
GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)
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EXIST. STL. BEAM

EXIST. STL. BEAM
(ABOVE WALL)

NEW 3" DIA. SCHEDULE 40
STANDARD STEEL PIPE
COLUMN ON 30" X 30"
X 18" DEEP CONC. FTG.

EXIST. STL. BEAM
(ASSUMED)

B
A6

A
A6

4 X 4 TREATED
POST ON 12" X 12"
X 10" P. CONC. FTG.

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

EX
IS
T.
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 X
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 F
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.
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" 
O.

C.

EX
IS
T.
 2
 X

 8
 F

LR
.
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IS
TS

 @
 16

" 
O.

C.

MIN. (2) 2 X 4 STUD
BRG. (FROM ABOVE)

MIN. (3) 2 X 4
STUD BRG.
(FROM ABOVE)

3 1/2" X 7"
PARALLAM COLUMN
(FROM ABOVE)

MIN. (2) 2 X 4 STUD
BRG. (FROM ABOVE)

MIN. (4) 2 X 4
STUD BRG.
(FROM ABOVE)

EX
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PROVIDE 'SIMPSON' AB
POST ANCHOR BASE
OR EQUIVALENT (TYP.)

EXIST. HDR.
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16
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O.
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 (M
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IS
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2 X 10 FLR. JOISTS
@ 16" O.C. (MATCH
EXIST. FLR. LINE)

5 1/4" X 14" TREATED GLULAM5 1/4" X 14" TREATED GLULAM

W6
 X

 2
5 

(F
LU

SH
)

W8 X 10

(2) 2 X 8
(FLUSH)(2)

 2
 X

 8
 (F

LU
SH

)

(2)
 2
 X

 8
 (F

LU
SH

)

(2) 2 X 8
(FLUSH)

2 X 8 FLR. JOISTS
@ 16" O.C.

NOTE: POCKET STL.
BEAM INTO EXIST.
CONC. BLOCK (GROUT
CORES SOLID BELOW)

TREATED 2 X 10 LEDGER
BD. (ATTACH W/ (2) ROWS
OF 1/2" DIA. LAG SCREWS
@ 26" O.C. (STAGGERED)

(2) 1 3/4" X 9 1/4" L.V.L. (MIN.)

MIN. (2) 2 X 6 STUD BRG.

(2) 1 3/4" X 9 1/4" L.V.L. (MIN.)

4" CONCRETE SLAB ON RUBBER
MEMBRANE ON 1" RIGID FOAM ON
CORRUGATED METAL PAN (SLOPE
1/8" PER FT. TO FRONT OF LOT)

(3
) 
1 3

/4
" 
X 

7 
1/4

" 
L.
V.

L.
 (F

LU
SH

)

STRUCTURAL SHEATHING NOTES:
1. DESIGNED FOR SEISMIC ZONE A-C AND WIND SPEEDS OF 115 M.P.H. OR

LESS
2. WALLS SHALL BE BRACED IN ACCORDANCE WITH SECTION R602.10 OF

THE 2015 MRC CODE
3. BRACING REQUIREMENTS SHALL BE PER TABLE R602.10.1.3

4. EXTERIOR BRACED WALL PANELS (BWP) SHALL BE CONSTRUCTED IN
ACCORDANCE WITH CS-WSP METHOD AS PRESCRIBED IN SECTION
R602.10.4 (U.N.O.)

5. ALL SHEATHABLE SURFACES OF EXTERIOR WALLS (INCLUDING AREAS
ABOVE AND BELOW OPENINGS AND GABLE END WALLS) SHALL BE
CONTINUOUSLY SHEATHED WITH WOOD STRUCTURAL PANEL (WSP)
SHEATHING WITH A MINIMUM THICKNESS OF 3/8".  SHEATHING SHALL BE
SECURED WITH MINIMUM 6d COMMON NAILS SPACED AT 6" O.C. AT
PANEL EDGES AND SPACED AT 12" O.C. AT INTERMEDIATE SUPPORTS

6. LENGTH REQUIREMENTS FOR BRACED WALL PANELS WITH CS-WSP
METHOD SHALL BE IN ACCORDANCE WITH TABLE R602.10.5

PROVIDE 6D COMMON NAILS AT 6" O.C. SPACING AT PANEL
EDGES AND 12" O.C. AT INTERMEDIATE SUPPORTS

1

R403.1.6.  WALLS 24" TOTAL LENGTH OR SHORTER CONNECTING OFFSET
BRACED WALL PANELS SHALL BE ANCHORED TO THE FOUNDATION WITH
A MINIMUM OF ONE ANCHOR BOLT LOCATED IN THE CENTER THIRD OF
THE PLATE SECTION AND SHALL BE ATTACHED TO ADJACENT BRACED
WALL PANELS AT CORNERS AS SHOWN IN iTEM 9 OF TABLE R602.3(1)

2

SEE CONTINUOUS PORTAL FRAME PANEL CONSTRUCTION DETAIL (CS-PF)
SHEET GN-2 FOR HEADER / CORNER FRAMING INFORMATION.  HEADER
PROVIDED MUST BE MINIMUM 3" X 11 1/4" SOLID SAWN OR LAMINATED
VENEER LUMBER (L.V.L.)

3

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

NOTE:

NOTE:
PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

NOTE:

BRG. WALL
BRG. WALL ABOVE

POINT LOAD
POINT LOAD FROM ABOVE

STEEL BEAM

WOOD BEAM

NOTE:

BRG. WALL & BRG. WALL ABOVE

NOTE:
GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)

S1



9068 SL. GLS. DR. (TEMP.) 5050 FXD.

2626 CAS.

EXIST. DN.

EXISTING

NOTE: EXISTING
EXTERIOR WALL
SHEATHING TO
BE REMOVED

1R. 1S.

1R
. 1

S.1R
. 1

S.

266
8

2668

18'-0" X 8'-0" GARAGE DOOR

4" CONC. SLAB ON 4"
COMP GRANULAR FILL
(PITCH FLOOR 2" TO
GARAGE DOORS)

(SEE FIRE SEPARATION
NOTE THIS SHEET)

STEPS & RAIL'G PER CODE
& GRADE CONDITIONS

MIN. 20 MINUTE
RATED DR.

28
68

 B
AR

N 
DR

.

2870 CAS.
OPEN'G.

30
50

SO
AK

IN
G 

TU
B

DE
SK

BENCH W/
CUBBIES

286
8

EX
T. 

DR
.

30
50

 F
XD

.
30

50
 F

XD
.

246
8

266
8

5070 CAS. OPEN'G.

36" HALF WALL

TAPERED COL.
ON STONE PIER
(SEE DETAIL
SHEET A3)

40
40

 F
XD

. (
TE

MP
.)

1R
. 1

S.

LINENS
(5) S. NOTE: EXISTING

EXTERIOR WALL
SHEATHING TO
BE REMOVED

3050 CAS. 3050 CAS.9068 SL. GLS. DR. (TEMP.)

EX
IS
TIN

G

EX
IS
TIN

G
AD

DI
TIO

N

30
50

 C
AS

.

20
36

 C
AS

.

LINE OF
SOFFIT ABOVE

286
8

186
8

1868

CO
AT

S(5) S.

(5
) 
S.

RAISED SNACK BAR
@ 42" A.F.F W/ 40 1/2"
HIGH HALF WALL BELOW

36" HALF
WALL

1636 PASS-THRU
W/ CABINET DR.
(SILL @ 42" A.F.F.)

FIXED

20
68246

8

SILL

LINE OF DORMER
WELL ABOVE

LINE OF CLG.
PROFILE

C. TILE
SHOWER

60" LINEAR, GAS, PRE-FAB VENT
FREE FIREPLACE (SEALED UNIT)
(SEE FIREPLACE NOTE SHEET A2)

3068 EXT. DR.
W/ (1) 12"
SIDELITE (TEMP.)

SILL

OPEN
BELOW

45" VANITY

LEDGE

LE
DG

E

STEPS & RAIL'G PER CODE
& GRADE CONDITIONS

FIXED FIXED FIXED

PULL-DOWN
STAIR

LINE OF ATTIC
STORAGE AREA ABOVE

36" COMPOSITE RAILING W/
BALUSTERS @ 4" O.C. (MAX.)

SH
LV

S.
SH

LV
S.

LINE OF CLG.
PROFILE

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

FOYER
8'-1 1/8" CLG. HT.

MASTER SUITE
VAULTED CLG. @ 9/12

W.I.C.
8'-1 1/8" CLG. HT.

DINING
VAULTED CLG. @ 9/12

KITCHEN
VAULTED CLG. @ 9/12

M. BATH
8'-1 1/8" CLG. HT.

P.R.

PAN.

2 CAR GARAGE

L.T.

E.F.

LAUND.

ENTRY
8'-1 1/8" CLG. HT.

SINK D.W.

RE
F.

DN. 14R.RANGE

FAMILY RM.
CATH. CLG. @ 9/12

COVERED
PORCH

E.F.

E.F.

DECK
COMPOSITE DECKING

BE
V.

FR
ID

GE
IC

E
MA

KE
R

S.D. SD/C

SD/C

B
A6

A
A6

WD
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"
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"

13'
-7
 1/

2"
6"
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"

4"

11'-6" 1'-0"

4'
-2 
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"

6'
-0

"

23'-4" 4"4"

5'-
6"

2'-
0"

1'-
0"

3'-7 1/2" 8'-0" 1'-0"

3'-4" 5"3'-4" 5'-
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"
3'-
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"
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"

5'-
8 

1/2
"

4"
3'-

2"

9'-11"5'-4"

2'-
10

 1/
2"

1'-
4"

2'-2"

4"4"

3'-4" 2'-0"

5'-4"3'-8"

2'-7"

3'-6"

3'-11" 2'-1" 5'-10 1/2" 5'-10 1/2"

3'-
3"

2'-
10

"

12'-0"

6'
-9

"
3'-

2"

2'-0"

S.D.

ALL SMOKE & CARBON MONOXIDE
DETECTORS INTERCONNECTED W/
BATTERY BACK-UP PER CODE.

NOTE:

DOOR & WINDOW LOCATIONS:

ALL DOORS & WINDOWS ARE ASSUMED TO BE EITHER IN
THE CENTER OF THE WALL MASS OR MIN. 4 INCHES
FROM PERPENDICULAR WALL FOR CASING UNLESS
NOTED OTHERWISE

NOTE:

VERIFY DROPPED FLOOR AREAS
FOR TILE WITH BUILDER

NOTE:

SD/C

ALL FIREPLACE DIMENSIONS & ROUGH OPENINGS TO BE
VERIFIED W/ MANUFACTURER SPECS INCLUDING BUT NOT
LIMITED TO WIDTH, DEPTH, HEIGHT, CHIMNEY CLEARANCES,
ETC.  IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO
PROVIDE ALL SPECS TO CARPENTER PRIOR TO FRAMING

FIREPLACE NOTE

PLAN NOTES

1. OPENINGS BETWEEN THE GARAGE AND RESIDENCE SHALL BE EQUIPPED WITH
20-MINUTE FIRE RATED DOORS (OR EQUIVALENT PER 2015 MRC SECTION
R302.5.1).

2. VENT ALL EXHAUST FANS TO EXTERIOR.

3. WHEN POSSIBLE DIRECT ALL FLUES AND VENTS THAT PENETRATE ROOF
BEHIND MAIN RIDGE.

4. INSTALL WATER SUPPLY AND DRAIN BOX (GREY BOX) AT WASHING MACHINE
LOCATION.

5. USE MOISTURE RESISTANT DRYWALL AT ALL AREAS SUSCEPTIBLE TO
MOISTURE.

6. ALL FIRST FLOOR INTERIOR DOORS TO BE FRAMED 6'-8" TALL UNLESS NOTED
OTHERWISE. VERIFY W/ BUILDER

7.  PROVIDE GUARDRAIL AT STAIRS DURING CONSTRUCTION.

8.  PROVIDE SQUASH BLOCKS UNDER ALL BEARING CONDITIONS.

9.  GARAGE WALLS TO BE 2X6 STUDS IF OVER 10'-0" TALL.

1/2" GYPSUM WALL BOARD ON EACH SIDE OF 2 X 4 WOOD STUDS @ 16" O.C.
3 1/2" THICK TYPICAL (UNLESS NOTED OTHERWISE).  ALL DIMENSION TAKEN
FROM STUD EDGES

INTERIOR WALLS:

EXTERIOR WALLS:
SIDING AND/OR MASONRY WITH AIRSPACE, MOISTURE BARRIER PAPER (HOUSE
WRAP) ON 7/16" O.S.B. SHEATHING ON 2 X 4 WOOD STUDS @ 16" O.C. OR AS
NOTED, MIN. R-20 WALL CONSTRUCTION, 1/2" GYPSUM WALL BOARD (GLUE &
SCREW).  WALL TO BE 4" THICK WITH SIDING AND 8" THICK WITH MASONRY
(TYPICAL UNLESS NOTED OTHERWISE). ALL DIMENSION TAKEN FROM FRAMING
(FLOOR PLANS) OR FOUNDATION CORNERS (FOUNDATION PLAN)

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

NOTE:

NOTE:
PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

NOTE:

NOTE:
GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)

AREA SUMMARY:
OVERALL FLOOR AREA:
EXISTING FLOOR AREA 920 S.F.
ADDITIONAL FLOOR AREA 345 S.F.
NEW TOTAL AREA 1265 S.F.

TYP. 7'-0" HIGH
ARCH ELEVATION
SCALE: 1/4" = 1'-0"

SEE PLAN
FOR WIDTH

7'-
0"

6'
-0

"
1'-
0"

SHEET #

SCALE:

26030 PONTIAC TRAIL
SOUTH LYON, MI 48178
PHONE:  (248)-446-1960

COPYRIGHT 2014 TK DESIGN AND ASSOCIATES

P
IL

A
R

S
K

I
R

E
N

O
V

A
T

IO
N

JOB No.

DRAWN:
CHECKED:

FINAL:

REVISION

B.F.

10-29-20

3-26-21

PER PLAN

WWW.TKHOMEDESIGN.COM

C
L

IE
N

T
 /

 P
R

O
J
E

C
T
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-CONTRACTOR TO FIELD VERIFY ALL DRAWING ASPECTS BEFORE
CONSTRUCTION, DISCREPANCIES AND DESIGN CHANGES SHALL BE
REPORTED TO THE DESIGNER IN WRITTEN FORM IMMEDIATELY
-CALL MISS DIG AT 680-482-7271 3 DAYS PRIOR TO ANY EXCAVATION
-CONSTRUCTION IS THE SOLE RESPONSIBILITY OF THE PERMIT HOLDER
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REVIEW 10-2-2020

FAX:       (248)-446-1961

B.F.

FIRE SEPARATION (R302.6)
GARAGE SPACE BENEATH HABITABLE ROOMS SHALL BE SEPARATED FROM ALL HABITABLE ROOMS
ABOVE BY NOT LESS THAN 5/8-INCH TYPE X GYPSUM BOARD OR EQUIVALENT.  WHERE THE
SEPARATION IS A FLOOR-CEILING ASSEMBLY, THE STRUCTURE SUPPORTING THE SEPARATION SHALL
ALSO BE PROTECTED BY NOT LESS THAN 1/2-INCH GYPSUM BOARD OR EQUIVALENT.  ALL OTHER
GARAGE SPACE SHALL BE SEPARATED FROM THE RESIDENCE AND ITS ATTIC AREA BY NOT LESS
THAN 1/2-INCH GYPSUM BOARD APPLIED TO THE GARAGE SIDE.  DROP CLG. UNDER FLR. ABV.
(ENCLOSE MECHANICAL AND STRUCTURAL ELEMENTS) VERIFY W/ BLDR.

FIRE SEPARATION NOTE

PORCH CLG. FINISH PER
BUILDER'S SPEC.

NOTE:

WALL KEY

EXISTING STUD WALL
TO REMAIN

NEW STUD WALL

INFORMATION DEEMED RELIABLE BUT NOT GUARANTEED.  ALL
DIMENSIONS ARE APPROXIMATE.  TRUSS MANUFACTURER AND
GENERAL CONTRACTOR TO VERIFY ALL FIELD CONDITIONS
INCLUDING BUT NOT LIMITED TO:
· EXTERIOR WALL THICKNESS
· EXISTING ROOF PITCH
· EXISTING HEEL HEIGHT
· OVERHANG DIMENSIONS
· OVERALL DIMENSIONS ACROSS TOP PLATES
· EXISTING FLOOR JOIST AND ROOF FRAMING DIRECTION
PRIOR TO BIDDING / TRUSS FABRICATION / MATERIAL TAKEOFF

NOTE:

A2



SHEET #

SCALE:

26030 PONTIAC TRAIL
SOUTH LYON, MI 48178
PHONE:  (248)-446-1960

COPYRIGHT 2014 TK DESIGN AND ASSOCIATES

P
IL

A
R

S
K

I
R

E
N

O
V

A
T

IO
N

JOB No.

DRAWN:
CHECKED:

FINAL:

REVISION

B.F.

10-29-20

3-26-21

PER PLAN

WWW.TKHOMEDESIGN.COM

C
L

IE
N

T
 /

 P
R

O
J
E

C
T

-DO NOT SCALE DRAWINGS, USE CALCULATED DIMENSIONS ONLY
-CONTRACTOR TO FIELD VERIFY ALL DRAWING ASPECTS BEFORE
CONSTRUCTION, DISCREPANCIES AND DESIGN CHANGES SHALL BE
REPORTED TO THE DESIGNER IN WRITTEN FORM IMMEDIATELY
-CALL MISS DIG AT 680-482-7271 3 DAYS PRIOR TO ANY EXCAVATION
-CONSTRUCTION IS THE SOLE RESPONSIBILITY OF THE PERMIT HOLDER

20-189

REVIEW 10-2-2020

FAX:       (248)-446-1961

B.F.

B
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A
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FIRST FLOOR PLAN STRUCTURE
SCALE: 1/4" = 1'-0"

ENGINEERED ATTIC
TRUSSES @ 24" O.C.

ENGINEERED ATTIC
TRUSSES @ 24" O.C.

(2) 2 X 12 W/ SINGLE TOP PLATE (CONT.)

(1)
 2
 X

 10

(2) 1 3/4" X 9 1/4" L.V.L.(3) 2 X 12 W/ SINGLE TOP PLATE

(1)
 2
 X

 10
(1)

 2
 X

 10

(1)
 2
 X

 10

(1)
 2
 X

 10
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@ 
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" 
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(2) 2 X 6

(2) 2 X 6

(2) 1 3/4" X 16" L.V.L.

(3) 2 X 10

6 X 6 TREATED WD.
POST BRG. (TYP.)

NOTE: LOAD BRG. WALL
FOR ROOF TRUSSES

(1) 2 X 10(2) 2 X 8

2 
X 

12 
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S
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" 
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C.
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.C
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)

(2) 2 X 8 (FLUSH)

PROVIDE (4) 3/4" PLYWD.
RIBS (CUT TO SHAPE) ON (2)
2 X 8'S @ FACE OF DORMER
(SEE DETAIL SHEET A4)

2 
X 

12 
RA
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ER

S
@ 

16
" 
O.

C.

2 
X 

12 
RA

FT
ER

S
@ 

16
" 
O.

C.

(2) 2 X 6 (2) 2 X 6

(3) 2 X 10 (FLUSH)

PROVIDE (2) 3/4" PLYWD.
RIBS (CUT TO SHAPE) ACROSS
L.V.L.'S ON ROOF DECK

W18 X 35 RIDGE

(2)
 1 
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2 X 12 RAFTERS
@ 16" O.C.

W18 X 35 RIDGE

AA
S2

2 X 12 RAFTERS @ 16"
O.C. (SISTER INTO
ROOF TRUSSES)

(2) 2 X 6

NOTE: LADDER BETWEEN
TRUSSES BELOW DORMER WALLS
ABOVE (2 X 4'S @ 16" O.C.)

(2)
 1 

3/
4"

 X
 14

"
L.
V.

L.
 (F

LU
SH

)

GABLE END TRUSS

NOTE: 2 X 6 WALL
MIN. (2) 2 X 4 STUD BRG.

MIN. (3) 2 X 4
STUD BRG.

MIN. (4) 2 X 4
STUD BRG.

MIN. (4) 2 X 4 STUD
BRG. (STUD PACK
- FROM ABOVE)

3 1/2" X 7"
PARALLAM COLUMN

2 
X 

6 
CL

G.
 J

OI
ST

S 
@ 

16
"

O.
C.

 (U
P 

TO
 C

LG
. P

EA
K)

2 X 6 CLG. JOISTS @ 16"
O.C. (UP TO CLG. PEAK)3 1/2" X 7"

PARALLAM COLUMN
(FROM ABOVE)

MIN. (2) 2 X 4 STUD BRG.

BB
S2

(1) 1 3/4" X 14"
L.V.L. RIDGE

DB
L.
 R

AF
TE

R

(2) 1 3/4" X 9 1/4"
L.V.L. (FLUSH)

STRUCTURAL SHEATHING NOTES:
1. DESIGNED FOR SEISMIC ZONE A-C AND WIND SPEEDS OF 115 M.P.H. OR

LESS
2. WALLS SHALL BE BRACED IN ACCORDANCE WITH SECTION R602.10 OF

THE 2015 MRC CODE
3. BRACING REQUIREMENTS SHALL BE PER TABLE R602.10.1.3

4. EXTERIOR BRACED WALL PANELS (BWP) SHALL BE CONSTRUCTED IN
ACCORDANCE WITH CS-WSP METHOD AS PRESCRIBED IN SECTION
R602.10.4 (U.N.O.)

5. ALL SHEATHABLE SURFACES OF EXTERIOR WALLS (INCLUDING AREAS
ABOVE AND BELOW OPENINGS AND GABLE END WALLS) SHALL BE
CONTINUOUSLY SHEATHED WITH WOOD STRUCTURAL PANEL (WSP)
SHEATHING WITH A MINIMUM THICKNESS OF 3/8".  SHEATHING SHALL BE
SECURED WITH MINIMUM 6d COMMON NAILS SPACED AT 6" O.C. AT
PANEL EDGES AND SPACED AT 12" O.C. AT INTERMEDIATE SUPPORTS

6. LENGTH REQUIREMENTS FOR BRACED WALL PANELS WITH CS-WSP
METHOD SHALL BE IN ACCORDANCE WITH TABLE R602.10.5

PROVIDE 6D COMMON NAILS AT 6" O.C. SPACING AT PANEL
EDGES AND 12" O.C. AT INTERMEDIATE SUPPORTS

1

R403.1.6.  WALLS 24" TOTAL LENGTH OR SHORTER CONNECTING OFFSET
BRACED WALL PANELS SHALL BE ANCHORED TO THE FOUNDATION WITH
A MINIMUM OF ONE ANCHOR BOLT LOCATED IN THE CENTER THIRD OF
THE PLATE SECTION AND SHALL BE ATTACHED TO ADJACENT BRACED
WALL PANELS AT CORNERS AS SHOWN IN iTEM 9 OF TABLE R602.3(1)

2

SEE CONTINUOUS PORTAL FRAME PANEL CONSTRUCTION DETAIL (CS-PF)
SHEET GN-2 FOR HEADER / CORNER FRAMING INFORMATION.  HEADER
PROVIDED MUST BE MINIMUM 3" X 11 1/4" SOLID SAWN OR LAMINATED
VENEER LUMBER (L.V.L.)

3

PROVIDE MIN. (1) JACK STUD & (1) KING
STUD AT EACH END OF ALL HEADERS
(UNLESS NOTED OTHERWISE).

NOTE:

NOTE:
PROVIDE MIN. (1) JOIST OR LADDER
FRAMING UNDER ALL UPPER FLOOR
PARALLEL PARTITIONS

PROVIDE  MIN. (2) 2 X 4 HEADER AT ALL
INTERIOR & EXTERIOR DOOR & WINDOW
OPENINGS (UNLESS NOTED OTHERWISE).

NOTE:

BRG. WALL
BRG. WALL ABOVE

POINT LOAD
POINT LOAD FROM ABOVE

STEEL BEAM

WOOD BEAM

NOTE:

BRG. WALL & BRG. WALL ABOVE

NOTE:
GROUT ALL CONCRETE BLOCK
CORES SOLID THAT SUPPORT POINT
LOADS FROM ABOVE (TYPICAL)

S2
AAFLITCH BEAM DETAIL

SCALE:  1" = 1'-0"

(2) 1 3/4" X 11 1/4" L.V.L. RAFTERS W/ 11" X 1"
STEEL FLITCH PLATE BETWEEN BOLTED
TOGETHER W/ (2) ROWS 1/2" DIA.
CARRIAGE BOLTS / NUTS / WASHERS @ 24"
O.C. STAGGARED (COUNTERSINK BOLTS)

4 1/4"

S2
BBSTEEL RIDGE BEAM DETAIL

SCALE:  1" = 1'-0"

W18 X 35 RIDGE

TOP MOUNT HANGER

2 X 6 PLATE (ATTACH W/ (2)
ROWS OF P.D. FASTENERS
@ 24" O.C. - STAGGERED)

2 X 12 RAFTERS
@ 16" O.C.

3 1/2" X 7"
PARALLAM COLUMN

2 X 12 RAFTERS
@ 16" O.C.

2 X 6 PLATE (ATTACH W/ (2)
ROWS OF P.D. FASTENERS
@ 24" O.C. - STAGGERED)

TOP MOUNT HANGER

FULL HT. STUD

FULL HT. STUD

S2



FRONT ELEVATION
SCALE: 1/4" = 1'-0"

EXIST. FINISHED FLR.
EXIST. BRG. HT.

WINDOW HDR.

BRG. HT.

EXIST. SLAB

EXIST.
WINDOW HDR.

18'-0" X 8'-0" GARAGE DOOR

12
12

12
12

CONTINUOUS RIDGE VENT

SEE CUPOULA
DETAIL SHEET A3

2020
FXD.

CL

2424
FXD.

CL

2424
FXD.

2424
FXD.

SEE ROOF OVERHANG
DETAIL SHEET A5

1 X 6 TRIM

1 X 8 RAKE

METAL FLASHING

MANUF. STONE SILL

MANUF. STONE

1 X 6 TRIM

ASPHALT SHINGLES

METAL FLASHING

1 X 8 FASCIA

1 X 6 FRIEZE

ASPHALT SHINGLES

BOARD & BATTEN SIDING
(EXT. PLYWOOD W/ 1 X 2
VERTICAL @ 12" O.C.)

SEE GABLE END
DETAIL SHEET A3

1 X 8 FASCIA

STANDING SEAM
METAL ROOF

METAL FLASHING

1 X TRIM

TAPERED COL. ON STONE
PIER (SEE DETAIL SHEET A3)

MANUF. STONE

HORIZONTAL SIDING

2626
CAS.

3'-0" DIA.
FXD.

3068 EXT. DR.
W/ (1) 12"
SIDELITE (TEMP.)

STEPS & RAIL'G. PER CODE
& GRADE CONDITIONS

METAL FLASHING

8'
-1 

1/8
"

8"

7'-
0"

7'-
9 

1/2
"

6'
-6

"

12"

8"

12"

8"

5'-
0"

8" 8"

8'-0"

7'-2"

4'
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" 
(+/
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5'-
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LEFT ELEVATION
SCALE: 1/4" = 1'-0"

EXIST.
WNDW.

EXIST.
WNDW.

EXIST. FINISHED FLR.
EXIST. BRG. HT.

EXIST.
WINDOW HDR.

WINDOW HDR.

BRG. HT.

EXIST. SLAB

12
8

4040 FXD.
(TEMP.)

12
9

12
9

CONTINUOUS RIDGE VENT

2020
FXD.

CONTINUOUS RIDGE VENT

12
4

LINE OF DORMER
BEYOND

MANUF.
STONE SILL

ASPHALT SHINGLES

SEE ROOF OVERHANG
DETAIL SHEET A5

1 X 8 FASCIA

METAL FLASHING
MANUF. STONE SILL

MANUF. STONE

1 X 6 FRIEZE

ASPHALT SHINGLES

HORIZONTAL SIDING

1 X 6 TRIM

SEE CUPOULA
DETAIL SHEET A3

BOARD & BATTEN SIDING
(EXT. PLYWOOD W/ 1 X 2
VERTICAL @ 12" O.C.)

1 X 8 RAKE
1 X 6 TRIM

METAL FLASHING

LINE OF CLG. PROFILE @
MASTER SUITE BEYOND

36" COMPOSITE RAILING W/
BALUSTERS @ 4" O.C. (MAX.)

CONTINUOUS RIDGE VENT

1 X 12 FASCIA
(CUT TO FIT)

1 X 6 TRIM

METAL FLASHING

HORIZONTAL SIDING

MANUF. STONE NOTE: UNDERPIN EXIST.
FTG. AS REQUIRED

7'-
9 

1/2
"

8"
8'
-1 

1/8
"

7'-
0"

6'
-6

"

18"

6"

6"

12"

12"

6"

18"

8'
-0

"

12"

12
9

ELEVATION NOTES
1. ALL ROOF SADDLES TO BE O.S.B. SHEATHED WITH ICE

& WATER SHIELD AND SHINGLES.

2. PROVIDE ICE & WATER SHIELD MIN. 6'-0" COVERAGE
AT ALL VALLEYS

3. FIREPLACE FLUE TO BE DETERMINED PER
MANUFACTURER'S SPECIFICATION

4. METAL FLASHING AS REQUIRED BY CODE.

5. ROOF & SOFFIT VENTS AS REQUIRED BY CODE.

6. PROVIDE GUTTERS & DOWNSPOUTS FOR DRAINAGE OF
ROOF WATER. DOWNSPOUTS ARE TO BE LOCATED SO
THAT THE DISCHARGE WILL NOT SPILL ON OR FLOW
ACROSS ANY PORCHES, WALKS OR DRIVES.

7. CARPENTER TO VERIFY THICKNESS OF MASONRY
PRIOR TO BUILDING BRICK RACK

TYPICAL WINDOW 
DESIGNATION

NOTE:
GENERAL REFERENCE FOR
ROUGH OPENING SIZES
ONLY.  CONSULT WITH
WINDOW MANUFACTURER
FOR EXACT WINDOW SIZES
& REQUIREMENTS.

3060 S.H.

OVERHANG DIMENSIONS (O.H.) ARE
FROM SHEATHING U.N.O.

NOTE: NOTE:
ALL WINDOW SILLS OVER 6'-0" ABOVE EXTERIOR GRADE OR
SURFACE BELOW TO BE MINIMUM 24" ABOVE FINISHED FLOOR
OR HAVE SASH LIMITERS PER CODE REQUIRMENTS

NOTE:
ALL CASEMENT VENTING TO
BE VERIFIED W/ BUILDER/
HOMEOWNER PRIOR TO
ORDERING WINDOWS

NOTE:
WINDOW MANUFACTURER TO VERIFY ALL WINDOW GRID
PATTERNS WITH HOME OWNER.
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"
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SECTION

MANUF. STONE

7/16" O.S.B.
SHEATHING
2 X FRAMING

PORCH COLUMN DETAIL
SCALE: 1/2" = 1'-0"

MANUF. STONE SILL

FIRST FLOOR LINE

MANUF. STONE

1 X 2 TRIM

1 X 2 TRIM

3/8" EXT.
PLYWOOD

TREATED 4 X 4
WOOD POST

1'-8"

1'-8
"

1'-2"

1'-8"

2'-0"

10 1/2"

8"

6"
2'-

8"
+\-

 4
'-4

" F
IEL

D 
ME

AS
UR

E

CUPOLA DETAIL
SCALE: 3/8" = 1'-0"

NO SHEATHING
BELOW CUPOLA FOR
VENTILATION

2020 FXD.

3/8 EXT. PLYWOOD
2 X 8 SILL
1 X 4 TRIM

4-1/4" CROWN ON
1 X 6 FASCIA
1 X 4 TRIM
2 X 4 STUD WALL

BUILT UP
METAL ROOF

2 X 8 CUT TO
SHAPE

R1'-2 1/2"
R1'-0"61°

LINE OF 2 X 6
STUD WALL
BELOW

2 X 4 STUD
WALL

2020
FXD.

2 X 6 STUD WALL

7'-
3 

3/
4"

3'-
0 

1/2
"

2'-
0 

1/2
"

3'-
0 

1/2
"

2'-8"

3'-
0"

2'-
8"

3'-0"

GABLE END DETAIL
SCALE: 3/8" = 1'-0"

1 X 6 TRIM (PROJECT
6" FROM WALL FACE)

VERTICAL SIDING

1 X 6 RAKE (PROJ.
12" FROM WALL FACE)

1 X 10 TRIM

SEE BRACKET
DETAIL #1 SHEET A3

1 X 6 TRIM (PROJECT
6" FROM WALL FACE)

1 X 6 RAKE (PROJ. 12"
FROM WALL FACE)

1 X 6 TRIM

7/16" O.S.B. SHEATHING
ON 2 X 6'S @ 16" O.C.

1 X 10 TRIM
SEE BRACKET
DETAIL #1 SHEET A3

7/16" O.S.B. SHEATHING ON
ROOF TRUSSES @ 24" O.C.

CL

6"

1'-0"

6"

3'-4"3'-4"

BRACKET DETAIL #1
SCALE: 1 1/2" = 1'-0"

8"

1 1
/2"

5"
1 1

/2"

1" 1" 3 1/2"

5 1/2"

8"

1'-0"

INFORMATION DEEMED RELIABLE BUT NOT GUARANTEED.  ALL
DIMENSIONS ARE APPROXIMATE.  TRUSS MANUFACTURER AND
GENERAL CONTRACTOR TO VERIFY ALL FIELD CONDITIONS
INCLUDING BUT NOT LIMITED TO:
· EXTERIOR WALL THICKNESS
· EXISTING ROOF PITCH
· EXISTING HEEL HEIGHT
· OVERHANG DIMENSIONS
· OVERALL DIMENSIONS ACROSS TOP PLATES
· EXISTING FLOOR JOIST AND ROOF FRAMING DIRECTION
PRIOR TO BIDDING / TRUSS FABRICATION / MATERIAL TAKEOFF

NOTE:
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REAR ELEVATION
SCALE: 1/4" = 1'-0"

FINISHED FLR.
BRG. HT.

WINDOW HDR.

BRG. HT.

SLAB

WINDOW HDR.

3050 CAS. 5050 FXD. 3050 CAS.

EXIST.
WNDW.

EXIST.
WNDW.

EXIST. WNDW.

EXIST.
WNDW.

EXIST.
WNDW.

EXIST. WNDW.EXIST.
EXT.
FR.
DR.

9068 SL. GLS. DR. (TEMP.) 9068 SL. GLS. DR. (TEMP.)

12
12

12
12

CONTINUOUS RIDGE VENT

7036 HALF RND.

SEE DORMER
DETAIL SHEET A4

ASPHALT SHINGLES

1 X 6 FRIEZE
1 X 8 FASCIA

8" X 8" EXTERIOR,
FIBERGLASS, LOAD
BRG. COLUMN

MANUF. STONE

1 X 6 TRIM

SEE GABLE END
DETAIL SHEET A3

ASPHALT SHINGLES

1 X 6 TRIM
1 X 8 RAKE

1 X 10 TRIM

8" MANUF. STONE TRIM

MANUF. STONE

NEW COMPOSITE
TREADS ON EXISTING
WOOD STEPS

CL

HORIZONTAL SIDING

36" COMPOSITE
RAILING W/ BALUSTERS
@ 4" O.C. (MAX.)

8'
-1 

1/8
"

8"

7'-
0"

7'-
9 

1/2
"

6'
-6

"

8" 8"

5'-
0"

18"
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6'
-10

 3
/4

" 
(+/

-)

8"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

EXIST.
WNDW.

12
9 12

9

3050 CAS.

CONTINUOUS RIDGE VENT

3050 FXD. 3050 FXD.

12
4

12
8

SEE ROOF OVERHANG
DETAIL SHEET A5

1 X 6 TRIM

1 X 8 FASCIA

METAL FLASHING

MANUF. STONE SILL

MANUF. STONE

1 X 6 FRIEZE

ASPHALT SHINGLES

HORIZONTAL SIDING

2020
FXD.

CONTINUOUS RIDGE VENT

SEE CUPOULA
DETAIL SHEET A3

EXIST. FINISHED FLR.
EXIST. BRG. HT.

EXIST.
WINDOW HDR.

WINDOW HDR.

BRG. HT.

EXIST. SLAB

LINE OF CLG. PROFILE
@ FAMILY RM. BEYOND

2036
CAS.

SEE DORMER ROOF
DETAIL SHEET A4

STANDING SEAM
METAL ROOF

ASPHALT SHINGLES

CONTINUOUS RIDGE VENT

8" X 8" EXTERIOR,
FIBERGLASS, LOAD
BRG. COLUMN

NOTE: UNDERPIN EXIST.
FTG. AS REQUIRED

36" COMPOSITE RAILING W/
BALUSTERS @ 4" O.C. (MAX.)

TAPERED COL. ON STONE
PIER (SEE DETAIL SHEET A3)

STEPS & RAIL'G. PER CODE
& GRADE CONDITIONS

METAL FLASHING

MANUF. STONE SILL

MANUF. STONE

1 X 6 TRIM

1 X 10 TRIM

METAL FLASHING

1 X 6 TRIM
HORIZONTAL SIDING

1 X 8 RAKE
1 X 6 TRIM

BOARD & BATTEN SIDING
(EXT. PLYWOOD W/ 1 X 2
VERTICAL @ 12" O.C.)

1 X 8 RAKE
1 X 6 TRIM

12"12"

6"

6"

12" 18"

18"

12"

6"

8'
-0

"

7'-
9 

1/2
"
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8'
-1 
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"

7'-
0"
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"

1'-8" 2'-4"

ROOF PLAN
SCALE: 1/8" = 1'-0"
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ASPHALT
SHINGLES

STANDING SEAM
METAL ROOF

12
8

STANDING SEAM
METAL ROOF

STANDING SEAM
METAL ROOF

ASPHALT
SHINGLES

12
9

AREA OF ATTIC OVER HEATED SPACE = 1265 SQ. FT.
1265/150 = 8.43 (SQ. FT. REQ'D)
8.43' X 144" = 1214" (SQ. INCH CONVERSION)
RIDGE VENTING:
1214" X 0.45 = 546" (SQ. INCHES REQ'D)
546" / 18 = 31' (LINEAR FT. OF RIDGE VENT REQ'D)
EAVE OR CORNICE VENTING:
1214" X 0.55 = 668" (SQ. INCHES REQ'D)

ATTIC VENTILATION CALCULATIONS:
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ELEVATION NOTES
1. ALL ROOF SADDLES TO BE O.S.B. SHEATHED WITH ICE

& WATER SHIELD AND SHINGLES.

2. PROVIDE ICE & WATER SHIELD MIN. 6'-0" COVERAGE
AT ALL VALLEYS

3. FIREPLACE FLUE TO BE DETERMINED PER
MANUFACTURER'S SPECIFICATION

4. METAL FLASHING AS REQUIRED BY CODE.

5. ROOF & SOFFIT VENTS AS REQUIRED BY CODE.

6. PROVIDE GUTTERS & DOWNSPOUTS FOR DRAINAGE OF
ROOF WATER. DOWNSPOUTS ARE TO BE LOCATED SO
THAT THE DISCHARGE WILL NOT SPILL ON OR FLOW
ACROSS ANY PORCHES, WALKS OR DRIVES.

7. CARPENTER TO VERIFY THICKNESS OF MASONRY
PRIOR TO BUILDING BRICK RACK

TYPICAL WINDOW 
DESIGNATION

NOTE:
GENERAL REFERENCE FOR
ROUGH OPENING SIZES
ONLY.  CONSULT WITH
WINDOW MANUFACTURER
FOR EXACT WINDOW SIZES
& REQUIREMENTS.

3060 S.H.

OVERHANG DIMENSIONS (O.H.) ARE
FROM SHEATHING U.N.O.

NOTE: NOTE:
ALL WINDOW SILLS OVER 6'-0" ABOVE EXTERIOR GRADE OR
SURFACE BELOW TO BE MINIMUM 24" ABOVE FINISHED FLOOR
OR HAVE SASH LIMITERS PER CODE REQUIRMENTS

NOTE:
ALL CASEMENT VENTING TO
BE VERIFIED W/ BUILDER/
HOMEOWNER PRIOR TO
ORDERING WINDOWS

NOTE:
WINDOW MANUFACTURER TO VERIFY ALL WINDOW GRID
PATTERNS WITH HOME OWNER.

3'-0"

6'
-0

"

7036 HALF RND.

CL

DORMER DETAIL
SCALE: 3/8" = 1'-0"

1 X 10 TRIM

3/4" EXTERIOR GRADE
FINISH PLYWOOD

METAL FLASHING

11 1
/2" METAL DRIP EDGE

R3'-8 5/16"

MATCH WINDOW RADIUS

14'-0"

5'-
3 

1/2
"

INFORMATION DEEMED RELIABLE BUT NOT GUARANTEED.  ALL
DIMENSIONS ARE APPROXIMATE.  TRUSS MANUFACTURER AND
GENERAL CONTRACTOR TO VERIFY ALL FIELD CONDITIONS
INCLUDING BUT NOT LIMITED TO:
· EXTERIOR WALL THICKNESS
· EXISTING ROOF PITCH
· EXISTING HEEL HEIGHT
· OVERHANG DIMENSIONS
· OVERALL DIMENSIONS ACROSS TOP PLATES
· EXISTING FLOOR JOIST AND ROOF FRAMING DIRECTION
PRIOR TO BIDDING / TRUSS FABRICATION / MATERIAL TAKEOFF

NOTE:

A4



ASPHALT SHINGLES OVER
15# FELT ON 7/16" O.S.B.
ROOF SHEATHING
ICE & WATER SHIELD TO EXTEND
MIN. 24"  HORIZ. INTO BUILDING

3/8" PLYWOOD SOFFIT
W/ 8" X 16" SCREEN
VENTS @ 4'-0" O.C.

1 X 8 FASCIA
METAL DRIP EDGE

1 X 6 FRIEZE
FROM SHEATHING

INSULATION BAFFLE
(CONTINUOUS)

12" INSUL. (R-38)

1/2" DRYWALL

FAMILY RM.

EXIST. FLR. SHEATHING ON
2 X 8 FLOOR JOISTS @ 16" O.C.

HORIZONTAL SIDING ON
HOUSE WRAP OR APPROVED
WEATHER RESISTANT MATERIAL
ON EXIST. SHEATHING &
2 X 4 FRAME WALL W/
MIN. R-20 WALL CONSTRUCTION
& NEW 1/2" DRYWALL

TYPICAL WALL SECTION
SCALE: 3/8" = 1'-0"

A
A1-A3

MIN. R-20 INSUL.

PROVIDE APPROVED TRUSS TO WALL
CONNECTOR INSTALLED PER MANUFACTURER
SPECS (BY "SIMPSON" OR EQUAL)  AS PER
TRUSS MANUFACTURER REQUIREMENTS

NOTE:

EXIST. P. CONC. FOOTING
@ WALKOUT WALL

EXIST. P. CONC. SLAB

NEW MANUF. STONE ON
EXISTING WOOD FRAMED
WALK-OUT WALL EXIST. BASEMENT

EX
IST

. C
LG

. H
T.

EXIST. P. CONC. PATIO SLAB

METAL FLASHING ON
MANUF. STONE SILL

EX
IST

. C
LG

. H
T.

NEW MANUF. STONE ON
EXIST. WOOD FRAMED WALL

2 X 12 RAFTERS
@ 16" O.C.

12
9

2 X 10 ROOF DIAPHRAGM
BLOCKING @ EVERY
RAFTER SPACE
NOTE: EXTEND INSUL.
BAFFLES BEYOND
BLOCKING & INTO EAVE

1'-0"

7'-
0"

 S
AS

H 
HT

.

8'-
1 1

/8
"

8"
7'-

9 
1/2

"
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6"
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FAMILY RM.

A1-A2
BBUILDING SECTION

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

EXIST. BASEMENT2 X 6 P.T. SILL PLATE W/ SILL
SEALER & 1/2" DIA. ANCHOR
BOLTS @ 4'-0" O.C. 12" MAX.
FROM CORNERS & EMBEDDED
MIN. 8" INTO CONC. FDN.

FOYER

EXIST. STL. BEAM

W18 X 35 RIDGE

AA
S2

ENGINEERED ROOF
TRUSSES @ 24" O.C.

3/4" T & G O.S.B.
SHEATHING GLUED &
NAILED TO 2 X 10
FLR. JOISTS @ 16" O.C.

(3) 2 X 10

12
9

12
9

WA
LL

 P
OU

R 
HT

.

2 X 12 RAFTERS @ 16" O.C.
(SISTER INTO ROOF TRUSSES)

2 X 12 RAFTERS
@ 16" O.C.

EX
IS
T.
 C

LG
. H

T.
EX

IS
T.
 B

RG
. H

T.

EXIST. 2 X 8 FLR.
JOISTS @ 16" O.C.

2 X 6 CLG.
JOISTS @ 16" O.C.

NOTE: LOAD
BRG. WALL FOR
ROOF TRUSSES

NOTE: MATCH
EXIST. FLR. LINE

NOTE: MATCH
EXIST. FLR. LINE

(2) 2 X 6

CL

TREATED 2 X 10 LEDGER
BD. (ATTACH W/ (2) ROWS
OF 1/2" DIA. LAG SCREWS
@ 26" O.C. (STAGGERED)

8" X 8" EXTERIOR,
FIBERGLASS, LOAD
BRG. COLUMN

5 1/4" X 14"
TREATED GLULAM

12" 12"

10
"

8'
-1 

1/8
"

4" CONCRETE SLAB ON RUBBER
MEMBRANE ON 1" RIGID FOAM ON
CORRUGATED METAL PAN (SLOPE
1/8" PER FT. TO FRONT OF LOT)

EXCAVATED

ROOF OVERHANG DETAIL
SCALE: 1/2" = 1'-0"

WOOD BRACKET
(SEE BRACKET
DETAIL #2 SHEET A5)

1 X 6 TRIM

1 X 10 FASCIA
(CUT TO FIT)

STANDING SEAM
METAL ROOF

FRONT ELEVATION

1 X 8 RAKE
1 X 6 TRIM
EXT. PLYWOOD

METAL FLASHING

SIDE ELEVATION

SOFFIT PLAN SECTION

EXTERIOR 2 X 4
FRAME WALL

SOFFIT:
2 X 10'S @ 16" O.C.
(2) 2 X 10

ATTACH W/ (2) ROWS OF 3/16"
LAG SCREWS @ STUDS
@ 32" O.C. (STAGGERED)

1 X 6 TRIM

1 X 10 FASCIA
(CUT TO FIT)

2 X 8 RAFTERS
@ 16" O.C.

3/8" PLYWOOD SOFFIT
ON 2 X 10'S @ 16" O.C.

12
8

PT. OF ROOF ORIGIN

12
8

(2) 2 X 10

EXT. PLYWOOD
1 X 4 TRIM

6"

1'-6"1'-0"

PER ELEVATION

1'-6
"

1'-6"1'-6"

1'-6"

9 
1/4

"

SCALE: 3/8" = 1'-0"
BRACKET DETAIL #2
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