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Project Directory:

Owner:
Nate, Natalie, & Karen Evans
412 Flora Vista Drive
Santa Barbara, CA 93109
(805) 453-1723
nevans@tynangroup.com

Designer:
Nicodemus Design
Nate Nicodemus
8861 Villa La Jolla Dr.
P.O. Box # 13367
La Jolla, CA 92037
(760) 473-1041
nn@natenicodemus.com

Contractor:
TBD

Engineer:
Ashley & Vance Engineering, Inc.
R. Paul Belmont, P.E.
210 East Cota Street
Santa Barbara, CA 93101
(805) 962-9966
paul@ashleyvance.com

Project Information:

Project Description:

Remodel of the existing single family residence. No changes to 
existing accessory dwelling unit are proposed. One small addition 
of 51 sq. ft. proposed to the second floor primary bedroom. No 
additions proposed to the first floor. New roof proposed at the 
second floor and all new windows and doors proposed throughout 
the home. All existing windows will be either replaced in kind or 
altered per elevations. New windows and doors will match the 
windows and doors on the existing ADU (per previous permit). 
New front porch and new chimney proposed at the first floor. 
Runoff treatment landscape area to be provided in side yard for 
redeveloped impervious areas (2nd floor roof and front porch).

A Minor Zoning Exception is required per SBMC30.165.040.B.2. 
for the change in openings with the setback on the second floor 
(new windows in an existing exterior wall that is over the setback 
by approximately 9 inches).

Project Address: 412 Flora Vista, Santa Barbara, CA
Assessor's Parcel Number: 041-242-030
Construction Type: V B - Wood Frame
Occupancy Classification: R3
Automatic Fire Sprinklers: Yes

Santa Barbara Parcel Zoning: RS-7.5 (SBMC Title 30)
Lot Area: 5,911 sq. ft.
Stories: Two
Proposed Main House Height: 22'-9"
Existing ADU Height (No Change): 15'-11 1/2"
Existing ADU Bedrooms: 2
High Fire: No
Flood Plain: No
Parcel Slope: 7%

Parking Spaces Provided (EXISTING TO REMAIN):
Accessory Dwelling Unit:

Existing: 0
Main Residence:

Existing: 2 uncovered

Symbols:

ADJ. Adjacent
A.F.F. Above Finish Floor
ALUM. Aluminum
ALT. Alternate
ARCH. Architectural
AVG. Average

BD. Board
BDLG. Building
BLKG. Blocking
BM. Beam
BTWN. Between

CA.TV. Cable Television
CBC California Building Code
C.I.P. Cast-In-Place Concrete
C.J. Control Joint
CLG. Ceiling
CLR. Clear
C.M.U. Concrete Masonry Unit
COL. Column
CONC. Concrete
CONT. Continuous
CPT Carpet
C.T. Ceramic Tile
CTR. Center
C.W. Cold Water

D.F. Douglas Fir
DIA. Diameter
DIM. Dimension
D.L. Dead Load
DN Down
DWG. Drawing

EA. Each
E.I.F.S Exterior Insulation Finish 

System
E.J. Expansion Joint
ELEC. Electrical
ELEV. Elevation
E.O.S. Edge of Slab
EQ. Equal
EQUIP. Equipment
EXT. Exterior

F.C.U. Fan Coil Unit
F.D. Floor Drain
FDN. Foundation

Architectural Abbreviations:
P.C.F. Pounds Per Cubic Foot
PERF. Perforated
P.L.F. Pounds Per Linear Foot
PLY. Plywood
P.S.F. Pounds Per Square Foot
P.S.I. Pounds Per Square Inch
P.T. Pressure Treated

RAG Return Air Grille
REF. Reference
REFR. Refrigerator
REQ'D. Required
REV. Revision
RM. Room
R.O. Rough Opening

SECT. Section
S.F. Square Foot
SHWR. Shower
SIM. Similar
SPECS Specifications
SQ. Square
S.S. Stainless Steel
STD. Standard
STL. Steel
SUSP. Suspended
SYS. System

TEL. Telephone
T.O.C. Top Of Concrete
THK. Thickness
T.O.B. Top Of Beam
T.O.S. Top Of Slab
T.O.W. Top Of Wall
TYP. Typical

UBC Uniform Building Code
U.O.N. Unless Otherwise Noted

V.I.F. Verify In Field
VNR. Veneer
V.A. Vinyl Tile

W/ With
W.C. Water Closet
WD. Wood
W/D Washer/Dryer
W/O Without
WP. Waterproof
WT. Weight

F.E. Fire Extinguisher
F.F. Finish Floor
FLR. Floor
F.O. Face of
F.O.C Face of Concrete
F.O.M Face of Masonry
F.O.S Face of Stud
FP. Fireplace
FRMG. Framing
FTG. Footing

G. Gas
GA. Gauge
GALV. Galvanized
G.C. General Contractor
G.F.I. Ground Fault Interrupter
GL. Glass

HDR. Header
HGR. Hanger
HORIZ. Horizontal
HT. Height
HTG. Heating
HVAC. Heating/Ventilating/Air-Conditioning
H.W. Hot Water

INCL. Included/Including
INFO. Information
INSUL. Insulation
INT. Interior

LAV. Lavatory
LB. Pound
L.F. Linear Foot
L.L. Live Load

MAX. Maximum
MECH. Mechanical
MFR. Manufacturer
MICRO Microwave
MIN. Minimum
MISC. Miscellaneous
MTL. Metal

N/A Not Applicable
NO. Number
N.T.S. Not To Scale

O.C. On Center

1. This project shall comply with the California Residential Code, 2022 Edition; The California Plumbing Code, 2022 Edition; The California 
Electrical Code, 2022 Edition; The California Mechanical Code, 2022 Edition; The California Fire Code, 2022 Edition; The California Energy 
Code, 2022 Edition; The California Green Building Standards Code, 2022 Edition; and all Amendments as adopted in Santa Barbara City 
Ordinance

2. This project shall comply with the Santa Barbar Municipal Code; the applicable zoning ordinace for this project is 'Title 30 - Inland Zoning 
Ordinance'

3. All dimensions are to face of stud, concrete or masonry, unless otherwise noted on drawings.

4. Yard setbacks are to be measured from the exterior wall finish to the property line and not from the outside of the footing (or face of studs). 

5. Contractor shall bring to the attention of the architect any conflict, discrepancy or ambiguity in the contract documents and shall not proceed 
with any of the work effected thereby until clarification is given by the architect.

6. City of Santa Barbara minimum construction specifications shall be a part of the construction documents. Is is the sole resposibility of the 
general contractor to review these specifications. Where these construction documents call for a higher standard than that called for in the 
city specifications, these documents shall take precedence.

7. Contractor shall comply with all OSHA requirements.

8. Tempered glass shall be permanently identified and visible when the unit is glazed.

9. All windows are to have labels attached by N.F.R.C. showing compliance with energy standards.

10. All showerheads for all shower fixtures shall be certified as having a maximum flow rate of no more than 1.8 gpm at 80 psi per CGC 4.303.1.

11. All lavatory and kitchen faucets shall be fitted with a flow-restricting aerator with a certified, maximum flow rate of no more than 1.5 gpm for 
lavatory faucets and 1.8 gpm for kitchen faucets per CGC 4.303.1.

12. All water closets and associated flushometer valves, if any, shall be certified as using no more than 1.28 gallons per flush and shall meet the 
performance standards established by the American National Standards Institute Standard A112.19.2.

13. Penetrations of fire-resistive walls, floor-ceilings and roof-ceilings shall be protected as required in CBC.

14. A miminum of 65% of construction waste and demolition debris is to be recycled and/or salvaged per CGC 4.408.1.

15. City will void all designed structural lumber if ripped.

16. Only low volume drip or bubbler emitters shall be used to irrigate existing or proposed non-turf, outside landscaping.

17. The contractor responsible for the construction of the seismic-force-resisting system shall submit a written Statement of Responsibility to the 
building official prior to the commencement of work on the system.

18. Contractor is to provide an operation and maintenance manual for the owner at the time of final inspection per CGC 4.410.1.

19. VOC's must comply with the limitations listed in CGC Section 4.504.3 and Tables 4.504.1, 4.504.2, 4.504.3 and 4.504.5 for: Adhesives, 
Paints and Coatings, Carpet and Composition Wood Products. CGC Section 4.504.2.

20. Prior to final approval, Contractor will complete and sign the Green Building Standards Certification form to be filed with the building 
department official.

21. The moisture content of wood shall not exceed 19% before it is enclosed in construction.  Buildings materials with visible signs of water 
damage should not be used in construction.  The moisture content shall be verified by the contractor  by one of 3 methods specified under 
CGC 4.505.3. 

22. Contractor shall submit a Construction Waste Management Plan to the jurisdictional agency that regulates waste management, per CGC 
4.408.2.

23. Concrete slabs will be provided with a capillary break. CGC 4.505.2.1.

24. Compliance with the documentation requirements of the 2022 Energy Efficiency Standards is necessary for this project.  Registered, signed, 
and dated copies of the appropriate CF1R, CF2R, and CF3R forms shall be made available at necessary intervals for Building Inspector 
review.  Final completed forms will be available for the building owner.

25. During construction, ends of duct openings are to be sealed, and mechanical equipment is to be covered. CGC 4.504.1

26. Bathroom Exhaust Fans are to be capable of providing 5 air changes per hour, and shall be Energy Star rated, vented directly to the outside.

General Notes: Drawing Index:

TS Title Sheet
T1 Title 24
T2 Title 24
T3 Title 24
T4 Title 24
GN1 Specifications
GN2 Specifications
GN3 Specifications
GN4 Specifications
GN5 Fireplace Venting

A1 Site Plan
A2 First Floor Plan
A3 Second Floor & Roof Plan
A4 Elevations & Sections
A5 Details
A6 Details
A7 Interior Elevations
A8.1 Existing Plans
A8.2 Existing Plans
A8.3 Existing Plans
A8.4 Existing Plans

S-1.1 Structural Title Sheet
S-1.2 Structural Specifications
S-2.1 Foundation Plan
S-2.2 Floor Framing Plan
S-2.3 Roof Framing Plan
S-3.1 Structural Details
S-3.2 Structural Details

ME Mechanical & Electrical Plans
P Plumbing Plans
CG1 CA Green Building Standards
CG2 CA Green Building Standards
BMP-1 Standard BMP
BMP-2 Standard BMP
BMP-3 Standard BMP
BMP-4 Standard BMP
BMP-5 Standard BMP
BMP-6 BMP Plan

Vicinity Map:

Areas:

FLOOR AREA CALCULATIONS:

Total Existing Floor Area: 2,543 net sq. ft. / 2,764 gross sq. ft.

Accessory Dwelling Unit: 945 net sq. ft. / 1,046 gross sq. ft.

2-Story Primary Residence: 1,598 net sq. ft. / 1,718 gross sq. ft.
1st Floor: 1,305 net sq. ft. / 1,394 gross sq. ft.
2nd Floor*: 293 net sq. ft. / 324 gross sq. ft.

*excludes stair: 53 net sq. ft. / 65 gross sq. ft.

2nd Floor Addition: 51 net sq. ft. / 51 gross sq. ft.

TOTAL PROPOSED 
AREA ON SITE: 2,594 net sq. ft. / 2,815 gross sq. ft.

IMPERMEABLE  / PERMEABLE AREA:

Existing Building Footprint: 2,440 sq. ft.
Existing Hardscape: 1,152 sq. ft.
Existing Landscape: 2,319 sq. ft.

Per SBMC 22.87:

New Impervious Area:      87 sq. ft.
*Includes new front porch and chimney

Redeveloped Impervious Area:    596 sq. ft.
*Includes revised roof over 2nd floor & updated entry hardscape

Removed Impervious Area:      25 sq. ft.
*Includes some removal of hardscape in front yard

F.A.R. Calculations:

Project Address: 412 Flora Vista
Proposed TOTAL NET FAR: 2,594 sq. ft.
Zone: RS-7.5 (SBMC Title 30)
Net Lot Area: 5,911 sq. ft.
Is the height of existing or proposed 
buildings 17 ft. or greater: Yes
Are existing or proposed buildings two
stories or greater: Yes
Average Slope of Lot: 7%
Does the height of existing or proposed 
buildings exceed 25 ft: No
Is the site in the Hillside Design 
District: No
Does the project include 500 or more 
cu. yds. of grading outside the main 
building footprint: No

Floor Area Ratio (FAR): 0.444
Lot Size Range: 4,000 - 9,999 sq. ft.
MAX FAR Calculation: 1,200 + (0.25 x lot size)
100% MAX FAR: 2,678 sq. ft. (0.453)
85% of MAX FAR: 2,276 sq. ft.
80% of MAX FAR: 2,142 sq. ft.

revision date notes
1 12/13/23 Plan Check
2 02/05/24 Plan Check
3 05/04/24 Plan Check

1

1

1

Mandatory BMP Inspections:

Note: Inspections shall be called in by Contractor for inspection 72 
hours prior to needed inspection. The City will then route the request 
to the QSP Inspector or third-party company.

Inspections for Storm Water Post-Constuction Improvements:
- Confirmation that roof downspouts identified on sheet BMP-6 
distribute storm water over rain garden area

1

2

2

2

3
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1 12/13/23 Plan Check

1



Drawing Date:

Drawn By:

8861 Villa La Jolla Dr., 
P.O. Box # 13367,
La Jolla, CA 92037
Phone: (760) 473-1041

DESIGNER:

SH
EE

T 
TI

TL
E:

D
R

AW
IN

G
 N

U
M

BE
R

:
PR

O
JE

C
T:

Revisions:

NICODEMUS DESIGN

GN4

Sp
ec

ifi
ca

tio
ns

Ev
an

s 
R

em
od

el

October 10, 2023

41
2 

Fl
or

a 
Vi

st
a,

 S
an

ta
 B

ar
ba

ra
, C

A

NN

revision date notes



Drawing Date:

Drawn By:

8861 Villa La Jolla Dr., 
P.O. Box # 13367,
La Jolla, CA 92037
Phone: (760) 473-1041

DESIGNER:

SH
EE

T 
TI

TL
E:

D
R

AW
IN

G
 N

U
M

BE
R

:
PR

O
JE

C
T:

Revisions:

NICODEMUS DESIGN

GN5

Fi
re

pl
ac

e 
Ve

nt
in

g
Ev

an
s 

R
em

od
el

October 10, 2023

41
2 

Fl
or

a 
Vi

st
a,

 S
an

ta
 B

ar
ba

ra
, C

A

NN

revision date notes



DN

DN

AD
U

 S
.B

.
4'

- 0
"

ADU S.B.
4'-0"

AD
U

 S
.B

.
4'

- 0
"

F.Y.S.B.
20'-0"

Existing Two-Story 
Primary Residence

Existing One-Story 
Accessory Dwelling Unit

DN

2'
-6

"

22'-7 1/2"

Existing 
Driveway

PL 118.22'

PL 118.22'

P L
50

.0
0'

P L
50

.0
0'

E x
is

tin
g 

Si
de

w
a l

k

F l
or

a 
Vi

st
a

Existing 
Patio

28'-2" x 28'-5" 
Open Yard 
(803 sq.ft.)

23'-5" x 20'-0" Open 
Yard (469 sq.ft.)

Patio

Existing 
Landscape

Existing 
Landscape

Lanscape

New covered front porch 
to replace existing

8'-6" x 20'-0"
Parking Space for the 

Primary Residence

8'-6" x 20'-0"
Parking Space for the 

Primary Residence

New uncovered 
stair to porch

Outline of proposed, 
2nd floor, pitched roof 

to replace flat roof

186.06' EG

188.31' EG

NOTE: All existing fences, site 
walls, and gates are to remain 

with no new work proposed

In
te

rio
r S

.B
.

6'
- 0

"

In
t e

rio
r S

.B
.

6'
- 0

"

Existing 
2nd Floor 

Above

10
 1

/4
"

23'-5"

20
'-0

"

28'-2 1/2"

No visual 
obstructions above 
a height of 42" are 
allowed in visibility 
triangle

Existing encroachment 
into Interior Setback

Chimney

1'
-6

"

14
'-6

"

5'-7 3/4"

2nd Floor 
Addition 
Above

NOTE: No work proposed to existing 
landscaping; site work is limited to 

the remodel of the front porch

Outline of existing 
roof above

(No Work Proposed)

4

2

3

DSDS

DS

271 sq. ft. Pervious landscape 
for runoff treatment; See 'Tier 2 
BMP Requirement' Note below 1

Provide perforated pipe to 
ensure distribution over 
entire Rain Garden area3'

- 7
 3

/ 4
"

1

Existing fence to 
remain (36" tall)

3

Legend
Concrete

Site Drainage

Landscape

Existing 1-Story

Natural Stone Tile Existing 2-Story

Proposed Addition

Rain Garden for 
runoff treatment

Drawing Date:

Drawn By:

8861 Villa La Jolla Dr., 
P.O. Box # 13367,
La Jolla, CA 92037
Phone: (760) 473-1041

DESIGNER:

SH
EE

T 
TI

TL
E:

D
R

AW
IN

G
 N

U
M

BE
R

:
PR

O
JE

C
T:

Revisions:

NICODEMUS DESIGN

A1

Si
te

 P
la

n
Ev

an
s 

R
em

od
el

October 10, 2023

41
2 

Fl
or

a 
Vi

st
a,

 S
an

ta
 B

ar
ba

ra
, C

A

NN

General Plot Plan Notes:
1) All plan dimensions given are to finish face, U.N.O.

2) Yard setbacks are to be measured from the exterior wall finish to the property line and not from the outside of the footing (or face of studs).

3) All fence construction, site walls, and gates will be under a separate Building Permit

4) Existing drainage to remain. All surface water is to drain away from buildings at a MIN of 5% slope within the first 10 feet (2% for impervious 
surfaces). Contractor to approve all drainage schemes prior to completion of the project.

5) Site grading or drainage system will manage all surface water flows to keep water from entering buildings (swales, water collection, French 
drains, etc.). CGC 4.106.3 Exception: Additions not altering the drainage path.

6)  Automatic irrigation system controllers shall comply with the CGC Section 4.304.2 as follows: A. Controllers shall be weather or soil moisture 
based that automatically adjust irrigation in response to changes in needs as weather conditions change. B. Weather based controllers shall have 
separate wired or wireless rain sensor which connects or communicates with the controller(s). Soil moisture based controllers are not required to 
have rain sensors. 

7) See specifications for general construction requirements

1/8" = 1'-0"1 Site Plan Mechanical and Other Equipment:
SBMC 30.140.130:

A.    Attached Equipment. Equipment attached to the outside wall of a structure, located at least 30 inches 
above adjacent grade, may encroach a maximum of three feet into any interior setback or open yard, but 
shall be no closer than two feet to any property line.

B.     Roof-Mounted Equipment. Roof-mounted equipment shall be hidden from view or screened pursuant 
to Section 30.15.120, Screening.

C.     Free-Standing Equipment.

1.     Location. Freestanding equipment, and associated screening or enclosures, may be located 
within the front yard and may encroach into any setback or open yard, except private open yard, and 
as follows:

a.     Residential Uses. On lots developed with residential uses only, freestanding equipment 
and enclosures shall be no closer than 10 feet to any front lot line, and no closer than five 
feet to any interior lot line adjacent to property zoned for residential use or developed with 
residential uses.

b.     Nonresidential and Mixed-Use. On lots developed with nonresidential uses or mixed-
use, freestanding equipment and enclosures shall be no closer than five feet to any front lot 
line, and no closer than five feet to any interior lot line adjacent to property zoned or 
developed with residential uses.

c.     Maximum Area. Freestanding equipment and enclosures in the front yard or open yard 
is limited to a cumulative total of 50 square feet.

2.     Screening. All freestanding equipment shall be hidden from view or screened, pursuant to 
Section 30.15.120, Screening.

Open Yard:
Area 1 (North of Primary Residence):    803 sq. ft.
Area 2 (Easty of Primary Residence):    469 sq. ft.  
Total: 1,272 sq. ft.

revision date notes
1 12/13/23 Plan Check
3 05/04/24 Plan Check

2 Existing Photo

3 Existing Photo

4 Existing Photo

Tier 2 BMP Requirement - Runoff Treatment Area:
Per City of Santa Barbara Storm Water BMP Guidance Manual (page 61):
"One simple and inexpensive way to comply with Tier 2 requirements involves providing natural/vegetated/mulched area totaling at least 25% of 
tributary impervious surface area. Runoff shall be able to "access" the entire 25% treatment area to ensure maximum infiltration. The proposed 
permeable treatment area must have a slope less than 7%, and be at least 18" wide."

Proposed Redeveloped Impervious Area: 683 sq. ft. 
2nd Floor Roof: 548 sq. ft. (see roof plan 4/A3)
Entry Porch Roof: 135 sq. ft. (see plan 1/A3)

683 sq. ft. x 0.25 = 170.75 sq. ft. Pervious Treatment Area Required

Pervious Treatment Area Provided: 271 sq. ft. (see southern side yard on Site Plan 1/A1)

NOTE: See plans 4/A3 and 1/A3 for downspout locations. Runoff from downspouts to sheet flow over pervious landscape area; where sheet flow 
does not occur naturally, utilize a flow spreader such as a level spreader or disperser.

1

1
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"
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"
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"
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10

9

8

7

6

5

4

321E1

E2

E3

E4 E5

E2
E1

E3

13'-6"

5'
-3

 1
/2

"

Posts per structural, Typ; 
See detail

Porch railing per 
detail

6 R @ 6"
T @ 12"

2 R @ 6"
T @ 24"

EQ EQ

2'-9 3/4" 4'-3 1/4" 4'-3 1/4"

2'-0 1/2"

5'
-1

 1
/2

"

5'
-9

 1
/2

"
16

'-2
"

7"

New shed roof over 
new patio doors

2'-3"

8'
-6

"
8'

-6
"

2x
6

4
A4

A7

2

3

A7 1

6
A4

/17 A5

See detail 
for stair handrail

/13 A6See detail            for 
stair treads & risers

/12 A6

R @
T @

7 1/4"15
11"

See detail 
for baseboard, Typ.

/8 A6

A7 68

7

5

A7 4

DW

A7

9

A4

2

UFV UFV

/16 A5

Under floor vent (UFV), 
Typ.; See detail /5 A5

UFV

UFV

U
FV

U
FV

U
FV

UFV

U
FV

U
FV

UFV UFV

U
FV

U
FV

U
FV

UFV UFV

U
FV

U
FV

U
FV

P r
op

e r
ty

 li
n e

Existing
5'-1 3/4"

Existing
5'-3 3/4"

Setback
6'-0"

Setback
6'-0"

1

Pr
op

e r
ty

 li
n e1

3'-8"

D

D

D

1'-8"

Stone hearth to be 
flush with floor

Gas burning, direct-vent 
fireplace; Type 'A', see 

spec 10-1 on sheet GN3 
for additional information

1

All existing perimeter walls 
to remain at first floor

Existing stair to be 
demolished

Existing Porch

Demolition exclusive to 
new fireplace chimney

Perimeter demolition 
exclusive to new windows & 
doors; existing wall's sill and 
top plates to remain, Typ.

1

1

Perimeter demolition 
exclusive to new windows & 
doors; existing wall's sill and 

top plates to remain, Typ.

All existing perimeter walls 
to remain at first floor

Legend
Existing to remain

Demolished

General Plan Notes
1. All plan dimensions given are to face of stud or masonry, U.N.O.
2. All interior walls are Type 'B' U.N.O., refer to structural drawings for framing information.
3. Contractor is to install MDF closet shelves and stainless steel clothing rods in each 
closet prior to completion of construction; unless directed by owner otherwise
4. See finish schedule on A2 for floor material at all locations
5. See window schedule on A2 for windows with tempered safety glazing
6. All glass shower enclosures are to be tempered safety glass 

Wall Types
A

B

C See detail

See detail

See detail /1 A5

/2 A5

/2 A5

D See detail /16 A6
1

Under-Floor Ventilation Calc's:
9.29 sq. ft. REQUIRED  (1,394 sq.ft./150 = 9.29 sq.ft.)
63.2 sq. ft. PROVIDED

20 Under-floor Vents (UFV) x 3.16 sq. ft. = 63.2 sq. ft.
Under-floor Vents: 16" W x 8" H (38 sq. in. NFVA Airflow)

Notes: 
1. Openings located within 3' of each corner of building
2. All Foundation Vents to be Fire-Rated 16" x 8" FV2021-PG by 
BrandGuard; See Specifications
3. See detail for           under-floor vents/5 A5
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1/4" = 1'-0"1 First Floor Plan
1/4" = 1'-0"2 Demolition Plan - First Floor

No.
Size

Type
Operati

on Glass U-Factor SHGC DescriptionWidth Height
1 3' - 0" 6' - 8" A sw Temp 0.3 0.22
2 2' - 6" 6' - 8" C pkt
3 4' - 8" 6' - 8" E sw Dbl. Dr. w/ magnetic catch
4 3' - 6" 7' - 0" D sl
5 2' - 0" 6' - 8" C sw
6 6' - 0" 7' - 0" B sw Temp 0.3 0.22 w/ 1'-6" sidelites
7 2' - 8" 6' - 8" F sw
8 2' - 6" 7' - 0" C sw
9 2' - 6" 6' - 8" C pkt
10 2' - 6" 7' - 0" C sw
E1 2' - 6" 6' - 8" C sw Existing, confirm w/ Owner
E2 6' - 0" 6' - 8" C sw Existing, confirm w/ Owner
E3 2' - 0" 6' - 8" C sw Existing, confirm w/ Owner

No.
Size

Type Glass U-Factor SHGC CommentsWidth Height
1 3' - 0" 4' - 0" Casement Temp 0.3 0.22
2 3' - 0" 4' - 0" Casement 0.3 0.22
3 2' - 0" 4' - 0" Fixed 0.3 0.22
4 2' - 0" 4' - 0" Casement 0.3 0.22
5 3' - 0" 4' - 0" Casement 0.3 0.22
6 3' - 0" 4' - 0" Casement 0.3 0.22
7 3' - 0" 4' - 0" Casement 0.3 0.22
8 2' - 0" 3' - 0" Casement 0.3 0.22
9 3' - 0" 3' - 0" Fixed 0.3 0.22
10 2' - 0" 3' - 0" Casement 0.3 0.22
11 2' - 0" 4' - 0" Fixed 0.3 0.22
12 2' - 0" 4' - 0" Fixed 0.3 0.22
13 2' - 0" 4' - 0" Casement Temp 0.3 0.22
14 2' - 0" 4' - 0" Casement Temp 0.3 0.22
15 3' - 0" 4' - 0" Casement 0.3 0.22
16 3' - 0" 2' - 0" Awning 0.3 0.22
17 3' - 0" 2' - 0" Awning 0.3 0.22
18 6' - 0" 4' - 0" French Csmt 0.3 0.22
19 4' - 0" 4' - 0" French Csmt Temp 0.3 0.22
E1 6' - 0" 4' - 0" Sliding 0.3 0.22 Existing Size, Confirm w/ Owner
E2 3' - 0" 4' - 0" Casement 0.3 0.22 Existing Size, Confirm w/ Owner
E3 3' - 0" 4' - 0" Casement Temp 0.3 0.22 Existing Size, Confirm w/ Owner
E4 6' - 0" 3' - 0" French Csmt 0.3 0.22 Existing Size, Confirm w/ Owner
E5 2' - 6" 2' - 6" Casement 0.3 0.22 Existing Size, Confirm w/ Owner

Name Floor Floor Finish Wall Wall Finish Ceiling Ceiling Finish
Dining Wood Clear Gyp. Paint Gyp. Paint
Kitchen Wood Clear Gyp. Paint Gyp. Paint
Living Wood Clear Gyp. Paint Gyp. Paint
Primary Bath Tile -- Gyp. Paint Gyp. Paint
Primary Bedroom Wood Clear Gyp. Paint Gyp. Paint
Primary Closet Carpet -- Gyp. Paint Gyp. Paint

Door Legend:
Type:

A Custom Wood Dutch Door
B Aluminum-Clad, Wood, French Doors by Lincoln Windows
C Interior Door; 1 3/4" Thickness
D Barn Door; BD 02 White Oak Whitewash by Urban Doors
E Louvered Doors; 1 3/4" Thickness, MIN 100 sq. in. of free area opening
F Fiberglass Exterior Door

Operation:

sw Swing
sl Slide
pkt Pocket
fld Fold
pvt Pivot
byp Bypass
oh Overhead

Note: Door Hardware TBD

Window Notes:
1) See Specification DIVISION 8 for additional information pertaining to windows
2) Provide Min. clear egress opening dimensions at each window marked for egress at room locations
3) Windows to be installed per detail 1/A6
4) See elevations for specific mullion design
5) Sash profiles of fixed windows to match adjacent operable windows

Note:
Contractor to submit door and window quotes for 

designer’s review prior to order

Finish Notes:
1) All finishes selected by Owner
2) Finish items to be installed per manufacturer's approved procedures, methods, an applicable industry standards
3) See specifications for additional information
4) Gypsum board walls and ceilings finish to be lightest hand trowel finish
5) Contractor is to install closet shelves and clothing rods as noted in plans or as specified by owner prior to completion of construction
6) Countertops in all kitchens, laundry rooms, and bathrooms to be stone or solid surface cultured stone. Specific material TBD

Door Schedule:

Window Schedule:

NOTE: The NFRC thermal performance labels shall remain on the windows 
and/or doors until final inspection

Finish Schedule:

revision date notes
1 12/13/23 Plan Check
3 05/04/24 Plan Check
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Bedroom
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Bath

New gable roof over front 
porch; composite shingle 

to match existing

DN
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 1

/2
"

Existing Roof

New shed roof over new 
patio doors below

4
A4

1'
-3

"

Tile shelf, 24" H; 
slope to drain

6
A4

A

Outline of existing 
1st floor below

Outline of porch 
beam below

1'-0"

1'-0"

A7 10

153'
-0

"

3'
-0

"

5:
12

5:
12

5:12 5:12

5:12 5:12

Setback
6'-0"

Existing
5'-3"

Existing
5'-3 3/4"

Setback
6'-0"

Pr
op

e r
ty

 li
n e

1

1

Total Redeveloped roof area = 135 sq. ft.
(front porch area - see hatch) 

Proposed 
downspout (DS) 
location

Half-round 
gutter, Typ.

1

Proposed rain-
chain location

Existing perimeter walls to 
remain except for west facing 

walls;  West facing facade to be 
squared off (58 sq. ft. addition)

5:
12

5:
12

5:12 5:12

Demolition of north, east, and 
south facing walls exclusive to 

new windows; existing wall's sill 
and top plates to remain, Typ.

Demolition of north, east, and 
south facing walls exclusive to 

new windows; existing wall's sill 
and top plates to remain, Typ.

1

1

Legend
Existing to remain

Demolished

A4

2

A45A4 3

A4

1

6"
6"

1'-6"

1'-6"

R
id

ge

5:12 5:12

4
A4

6
A4

Outline of 
floor below

Total Redeveloped roof area = 548 sq. ft.
(entire 2nd floor roof area) 

1

Proposed 
downspout (DS) 
location

Half-round 
gutter, Typ.

1

DS
1
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1st Floor
EL: 189.25'

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

Existing composite 
shingle roof to remain

Existing stucco; 
Patch/replace per 

Owner

Front porch railing, painted; 
See detail   .

Natural stone porch
Heavy timber post per structural, 
Painted; See detail

Heavy timber beam, 
per structural; Painted

Heavy timber king post per 
structural, Painted; Mortise & 
Tenon joint; See detail

5:12
5:12

Northerly
P.L. P.L.S.B. S.B.

6'-0"

New gable roof to replace 
flat roof; match existing 

pitched roof finish

New stucco finish to 
match existing

24
'-5

 3
/4

"

Existing encroachment 
into Interior Setback; 
No addition proposed

22
'-1

"

5:12 5:12

36'-9 1/4"

15
'-0

"

8'-0 3/4"

Existing encroachment 
into Interior Setback; 
No addition proposed

/17 A5

/16 A5

/13 A5

Heavy timber ridge beam 
per structural, Painted; 

See detail /12 A5

Existing window to be 
replaced with style to match 
others; same size & location 1

New, aluminum-clad 
wood windows, Typ.

New, aluminum-clad 
wood windows, Typ.

New, aluminum-clad 
wood window, Typ.

New front door

1

Outline of second 
floor addition

1st Floor
EL: 189.25'

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

Aluminum-clad wood doors & sidelights

Wood knee brace, Painted; 
See detail .

Heavy timber beam 
per structural, Painted

New composite 
shingle roof to 
match existing

Existing composite 
shingle roof to remain

U
ni

qu
e

7'
-0

"

21
'-1

1"

9'-0"

/11 A5

See detail 
for ridge beam cut

See detail 
for heavy timber post

/12 A5

/17 A5

Existing windows to be 
replaced with style to match 
others; same size & location

1

New, aluminum-clad 
wood windows, Typ.

New composite shingle roof to 
match existing; GAF 

Timberline, Color Barkwood 
(or approved equal)

1

New aluminum-clad 
wood doors, Typ.

1

3

1st Floor
EL: 189.25'

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

Ty
p.

 @
 S

ec
on

d 
Fl

oo
r

7'
-0

"

Ty
p.

 @
 F

irs
t F

lo
or

6'
-8

"

A5
11

Existing windows to be 
replaced with style to match 
others; same size & location 1

New, aluminum-clad 
wood windows, Typ.

1

1st Floor
EL: 189.25'

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

Fireplace exhaust; See see spec 10-1 on 
sheet GN3 for additional information; Also, 
see sheet GN5

Break metal to match windows Break metal to match windows

5'-5 3/4"

5:
12

Ty
p.

 H
ea

d 
H

ei
gh

t
6'

-8
"

See detail
for exterior stair

/14 A5

See detail for
exterior stair railing

/15 A5

New, aluminum-clad 
wood windows, Typ.

1

New, aluminum-clad 
wood windows, Typ.

1

1

Outline of second 
floor addition

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

7'
-0

"

7'
-0

"

1'-3"

Tub / Shower 
per plan

Tile shelf, 
slope to drain

2'
-0

"

1st Floor
EL: 189.25'

Top of 1st Floor Plate
EL: 197.25'

2nd Floor
EL: 198.31'

Top of 2nd Floor Plate
EL: 206.31'

Top of ADU Plate
EL: 198.31'

8'
-0

"
1'

-0
 3

/4
"

8'
-0

"

A5
11

22
'-9

"

Drawing Date:

Drawn By:

8861 Villa La Jolla Dr., 
P.O. Box # 13367,
La Jolla, CA 92037
Phone: (760) 473-1041

DESIGNER:

SH
EE

T 
TI

TL
E:

D
R

AW
IN

G
 N

U
M

BE
R

:
PR

O
JE

C
T:

Revisions:

NICODEMUS DESIGN

A4

El
ev

at
io

ns
 &

Se
ct

io
ns

Ev
an

s 
R

em
od

el

October 10, 2023

41
2 

Fl
or

a 
Vi

st
a,

 S
an

ta
 B

ar
ba

ra
, C

A

NN

1/4" = 1'-0"1 Elevation - Front (West)

1/4" = 1'-0"3 Elevation - Side (North)

1/4" = 1'-0"2 Elevation - Rear (East)

1/4" = 1'-0"5 Elevation - Side (South)

1/4" = 1'-0"4 Building Section

1/4" = 1'-0"6 Building Section

revision date notes
1 12/13/23 Plan Check
3 05/04/24 Plan Check



Gypsum wallboard

Thermal batt insulation;
R value to be R-15; see specifications 
and sheets T2-T3 for more information

Exterior sheathing per structural

Building paper/Tyvek per specifications

Exterior stucco over metal lath,
Installation per the 2016 International
Building Code (IBC), Typ.

INT.EXT.

2x4 Framing U.N.O.; See Structural Drawings1"
3/8"
1/2"

5/8"

Gypsum wallboard

Insulation per specifications

2x4 Framing U.N.O.

Framing per 
structural

Stucco clad wall per plan

Foundation; see struct.

Concrete slab

Tile over mortar bed by others

1/2" Expansion material

2% Slope

Sealant and backer rod

M
IN2"

40 mil self adhered 
membrane centered over 

sill plate extending 6" each 
side; Copper flashing on 

top of membrane
Lap weep screed over 
membrane MIN 2"

Int. finish 
floor

Use corrosion resistant 
fasteners at pressure-treated 

connections per CBC R317.3.1

Maintain MIN 8" separation 
between grade and bottom of
exterior finish material, TYP.

Finish grade

Foundation; See Structural

Int. finish floor

Anchor bolt; see
struct.

Building paper over exterior
sheathing

Exterior stucco over metal lath,
Installation per the 2018
International Building Code (IBC),
Typ.

24 Ga. G.I. Weep screed

8"

Wall per plan

Framing, 
anchor bolt; 

See Structural

Use corrosion resistant 
fasteners at pressure-treated 

connections per CBC R317.3.1

Wrap frabric edge of drainage
mat under bottom edge and up
back side to create insect screen

2x Framing;
Spacing per

structural

Roof framing per structural

1/2" CDX Plywood Roof
sheathing

Galvanized sheet
metal Z bar

Building paper;
Lap over Z bar

Exterior cladding
over drainage mat

Gal. sheet metal cricket;
Extend up roof slope MIN 
18"; Slope for drainage, MIN 
1/4" per ft.

90# Felt under
sheet metal

Roof material

Base flashing 
MIN 6" H

King post per structural

Beam per structural

Through tenon 
per structural

Connection per structural

4"

Per Plan

Exterior finish per elevations

Rafter tail to match existing

2x6 T&G decking; Stain/Paint to match existing

Metal gutter at building 
perimeter; Half-round 
profile; Typ.

Drip metal

Roofing per plan

Plywood sheathing per structural

Non-vented roof per detail /3 A6

See Structural for framing
information

Exterior finish per elevations, 
over building wrap

T&G decking; Stain/Paint to 
match existing

Metal flashing

Roofing per plan; See 
detail       for Typ. eave/8 A5

Heavy timber beam 
per structural; Painted

See detail
for roof eave

/8 A5

2x6 T&G decking; Stain/Paint 
to match existing

Per Elevations
Heavy timber post beyond, 
per structural; Painted

Grade

Concealed connection 
per structural

Heavy timber post per 
structural; Painted

See detail
for porch roof eave

/10 A5

Heavy timber beam per 
structural; Painted

Concealed connection 
per structural

Per Elevations

3'
-0

"  M
AX

1'
-6

" M
IN 8"

 M
IN 30

" M
AX

Porch Floor
Grade

Porch Floor

36" AFF

30
" M

AX

4"

Stone tile

Stone clad porch

4x4 square railing post 
beyond; Painted

2" Square boral balusters, 
Painted; Openings 
between balusters to be no 
greater than 4"

2 1/4"W x 2 3/8"H 
Bottom rail, Painted

2 1/4"W x 2 3/8"H Top 
rail, Painted

Post beyond, per 
detail             ; Align 
center of railing with 
center of post

/17 A5

Slope for 
drainage

8"

3'
-0

"  M
AX

1'
-6

" M
INGrass or 

hardscape per 
plan

The greatest riser height within any flight of stairs 
shall not exceed the smallest by more than 3/8". The 
greatest tread depth with in any flight of stairs shall 
not exceed the smallest by more than 3/8"

12" MIN
Tread Per Plan

Pe
r P

la
n

R
is

er

Stone tile TBD over 
mortar bed at tread 

and riser, per plans; 
Slope treads to drain

Stair framing 
per structural

M
IN8"

4"

1'-0"

Heavy timber ridge beam 
per structural, Painted

See detail
for king post

/13 A5

Exterior cladding 

Building wrap to lap over 'Z' flashing

Copper 'Z' flashing; MIN 4" H

Copper flashing to lap 4" over roofing

Roofing material; install per 
manufacturer's specifications

15# Felt; Extend felt up face of wall, MIN 6"

Solid backing for flashing

Alig
n Beams per structural; 

Painted

3"

3"

3"

See detail
for roof at wall

See detail
for roof eave

/10 A5

/7 A5

4"
 M

AX

2 1/4"W x 2 3/8"H Top 
rail, Painted
4x4 square railing post 
beyond; Painted

2" Square boral balusters, 
Painted; Openings 
between balusters to be 
no greater than 4"

2 1/4"W x 2 3/8"H 
Bottom rail, Painted

Stair Tread

36" Above
Stair Nosing

6"

Framing per structural

Stone clad wall

Finish grade

Int. finish floor

See detail
for Typ. Foundation

Wall per plan

1/2"

16" x 8" Under
Floor Vent by BrandGuard, 
per specifications; Painted 
black

Painted black to 
match vent

/4 A5
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1 1/2" = 1'-0"1 Wall Type A - Exterior Wall
1 1/2" = 1'-0"2 Wall Type B - Interior Wall

1 1/2" = 1'-0"3 Section Detail - Foundation at Patio
1 1/2" = 1'-0"4 Section Detail - Typ. Foundation

1 1/2" = 1'-0"6 Section Detail - Typ. Valley

1 1/2" = 1'-0"13 Elevation Detail - King Post

1 1/2" = 1'-0"8 Section Detail - Typ. Roof Eave
1 1/2" = 1'-0"9 Section Detail - Typ. Gable End

1 1/2" = 1'-0"10 Section Detail - Eave at Patio

1" = 1'-0"17 Section Detail - Typ. Column
1 1/2" = 1'-0"16 Section Detail - Porch Railing

1 1/2" = 1'-0"14 Section Detail - Exterior Stair

1 1/2" = 1'-0"12 Elevation Detail - Ridge Beam Cut

1 1/2" = 1'-0"7 Section Detail - Roof at Wall

1 1/2" = 1'-0"11 Section Detail - Knee Brace
1 1/2" = 1'-0"15 Section Detail - Exterior Stair Railing

1 1/2" = 1'-0"5 Section Detail - Under Floor Vent

revision date notes



Window per window
schedule; Install per
detail   

Sealant

Metal flashing

Hdr per structural

/1 A6

1/2"

1 1/4" thick
wood, stained to 
match window

Vinyl weep screed

Exterior plywood
sheathing as occurs

Stucco over metal lath
over building paper

Interior finish 
per plan

1 1/4" thick
wood, stained to 
match window

Window per window 
schedule; Install per

detail      . /1 A6

1/2"

Exterior plywood
sheathing as 

occurs

Stucco over 
metal lath

Building paperExterior plywood
sheathing per plan

Window per window
schedule; Install per

detail      . /1 A6

1/
2"

1 1/4" thick wood, stained to 
match window

Stucco over 
metal lath

Building paper

5"

24 GA. G.I. corner 
flashing,
solder all joints

Door sill per schedule

24 GA. G.I. flashing set in
sealant wrap jambs (see above)

Hardscape

6"

3 1/2"
1"

Door R.O.
5"

Framing per Structural

Drywall per plan

Header per Structural

1 1/4" Wood jamb with 
1/2" x 1 1/2" stop; stained 

to match windows

1/4" Shim space

3/4" x 4" wood to match 
jamb; painted

Framing per Structural

Drywall per plan

Wood, Painted white 
to match walls

Per Code
Nosing btwn 3/4" & 1 1/4"

Tread Per Plan

Pe
r P

la
n

R
is

er

1" Hardwood 
tread, Stained

3/4" Plywood sub 
tread & riser

3/4" Hardwood 
riser, Stained

5/8" Type "X" Gypsum 
Board; As occurs, See plan

Framing per structural

Hardwood flooring

Plywood sub-floor

2"W x 1"H Wood railing; 
Radius of .01" MIN at edges

Metal bracket @ 6'-0" 
O.C. Max.; Finish TBD

2x4 Blocking @ bracket

Refer to structural drawing 
for framing information

Max
1 1/2"

36" Above
Stair Nosing

Sub floor

2x4 blocking

Studs per
framing plan

5/8" Moisture
resistant Gyp.
Board

Hot mop water-
proof
membrane; Typ.

1" Mortar bed over
wire mesh

Tile per owner

Typ. Shower seat; Stone
or tile on mortar bed over

waterproof membrane
over wood base

1/2" CDX Plywood on 2x4
framing; Slope plywood and

framing

See detail
for Typ.

shower pan
information

Slope
1/4"/ft. MIN;
1/2"/ft. MAX

No lath fasteners at 
horizontal surface

Depth Per Plan

Joist or blocking 
per plans

Drywall at
ceiling; Painted

Ceiling at soffit;
ELEV per plans

Dropped ceiling achieved
through use of 2x4 framing

Se
e 

pl
an

s

Va
rie

sCeiling finish per plans

Ridge per plans

Box beam from wood; 
Painted

7"

1/
2"

5"

7"
4"

2"
2"

3"
2"

8"

3/4"
3/4"

3/4"

36" Above
Finish Floor

Finish floor

Wall per plan

Decorative ceiling beam 
per detail

Decorative column base 
and column to be wood, 
painted

10 1/4"

3/4" /9 A6

Ceiling finish per plans

Joist or blocking per plans

Box beam from wood; 
Painted1/

2"

7"

3/4" Plywood
roof sheathing

Framing, See structural

5/8" Gypsum
board ceiling

Min. 1.5" of closed cell spray 
foam insulation (R13) at 
underside of sheathing to 
acheive air barrier and 7" batt 
insul. (R20) below; Typ.

Exterior stucco over metal lath,
Installation per the 2018 International
Building Code (IBC), Typ.

Building paper; Tyvek per specifications

Exterior sheathing per structural

ROCKWOOL COMFORTBATT 
insulation to acheive 1 Hour fire 
Rating; per Specifications

5/8" Type X gypsum wallboard; 
fastened to studs with 1-1/4" length #6 
Type S screws spaced at 8" O.C. 
around the perimeter, and 12" O.C. 
spacing in the field. Joints to be taped 
and mudded, and fastener heads to 
be mudded as per CSA A82.31-M

INT.EXT.

1"
3/8"
1/2"

2 x 4 Framing; UNO; See Structural drawings

5/8"
1 Hour Rating is required when exterior wall is 
closer than 5 feet to the property line
(measured perpendicular to the face of the wall)

Assembly, Rockwool Design No. RI/MFF 60-03, 
has a 1-hr fire rating; ASTM E119
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1 Typical Window Installation

3" = 1'-0"6 Section Detail - Typ. Window Head
3" = 1'-0"7 Section Detail - Typ. Window Sill

3" = 1'-0"5 Section Detail - Typ. Window Jamb

1 1/2" = 1'-0"2 Door Flashing

3" = 1'-0"4 Section Detail - Door Jamb / Header
3" = 1'-0"8 Section Detail - Typ. Baseboard

1 1/2" = 1'-0"12 Section Detail - Typ. Stair Tread & Riser
3" = 1'-0"13 Section Detail - Handrail

1 1/2" = 1'-0"14 Section Detail - Shower Seat / Shelf

1 1/2" = 1'-0"11 Section Detail - Typ. Soffit
1 1/2" = 1'-0"10 Section Detail - Decorative Ridge Beam

1 1/2" = 1'-0"15 Section Detail - Int. Column

1 1/2" = 1'-0"9 Section Detail - Decorative Ceiling Beam

1 1/2" = 1'-0"3 Non-Vented Roof Detail

revision date notes
1 12/13/23 Plan Check

1 1/2" = 1'-0"16 Section Detail - 1 HR Wall
1



Fire

Stone surround

7" 4'
-1

 1
/2

"

See detail
for column and base

/15 A6

Provide recess for TV 
mount & electrical

EQ

EQ

See detail
for column & base

/15 A6

3'
-0

"

Open to living 
room beyond

Open

Open

Open

7'
-2

"

Aligned with center of window at 
opposite end of dining room

8"

EQ EQ

EQ EQ

See detail
for column & base

/17 A5

Refr.

Frz.

Soffit

1'
-6

"

Soffit
Cabinet at an 
angle to view

Tile backsplash

DWTrash
Lazy Susan

Cementitious plaster range hood 
enclosure with sloped face

36" Range

Soffit

Open to 
dining room 

beyond

4'-0"

3'
-0

"

4" square corners, Typ. 
at all sides of Island

T&G boards in recess; Typ. at island 
where cabinetry does not occur

Pendant light fixtures

4"4"

  1'-0"

NOTE: Typ. of both sides of Island

Mirror

Tile backsplash to 
extend to ceiling at 
all sides of shower

Clear, frameless, tempered 
glass shower enclosure

Light fixtures

3'-0" 3'-6"

Drawing Date:

Drawn By:

8861 Villa La Jolla Dr., 
P.O. Box # 13367,
La Jolla, CA 92037
Phone: (760) 473-1041

DESIGNER:

SH
EE

T 
TI

TL
E:

D
R

AW
IN

G
 N

U
M

BE
R

:
PR

O
JE

C
T:

Revisions:

NICODEMUS DESIGN

A7

In
te

rio
r E

le
va

tio
ns

Ev
an

s 
R

em
od

el

October 10, 2023

41
2 

Fl
or

a 
Vi

st
a,

 S
an

ta
 B

ar
ba

ra
, C

A

NN

3/8" = 1'-0"1 Fireplace & Dining
3/8" = 1'-0"2 Posts & Beam

3/8" = 1'-0"3 Dining Cabinetry

3/8" = 1'-0"5 Kitchen
3/8" = 1'-0"6 Kitchen

3/8" = 1'-0"7 Kitchen

3/8" = 1'-0"4 Island

3/8" = 1'-0"8 Island
3/8" = 1'-0"9 Island

3/8" = 1'-0"10 Primary Bath
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CONCRETE WALLS & COLUMNS WALLS & COLUMNS
F`c = 2500 psi F`c = 3000 psi F`c = 4000 psi

Bar 
Size

Length of Lap Hook 
Embed 

Ldh

Length of Lap Hook 
Embed 

Ldh

Length of Lap Hook 
Embed 

Ldh
Ld & Ld & Ld &

Class A Class B Class A Class B Class A Class B
#3 15 '' 19 '' 7" 13 '' 17 '' 6 '' 12 '' 16 '' 6 ''
#4 19 '' 25 '' 10" 18 '' 23 '' 10' 15 '' 20 '' 9"
#5 24 '' 31 '' 14" 22 '' 28 '' 13' 19 '' 25 '' 12"
#6 29 '' 37 '' 18" 26 '' 34 '' 17' 23 '' 29 '' 16"
#7 41 '' 54 '' 22" 38 '' 49 '' 21" 33 '' 43 '' 20"
#8 47 '' 61 '' 27' 43 '' 56 '' 26" 37 '' 49 '' 24"

PODIUM DECK PODIUM DECK
F`c = 5000 psi F`c = 6000 psi

Bar 
Size

Length of Lap Hook 
Embed 

Ldh

Length of Lap Hook 
Embed 

Ldh
Ld & Ld &

Class A Class B Class A Class B
#3 12 '' 16 '' 6 '' 12 '' 16 '' 6 ''
#4 14 '' 18 '' 9" 13 '' 16 '' 8"
#5 17 '' 22 '' 12" 16 '' 20 '' 12"
#6 20 '' 26 '' 15" 19 '' 24 '' 15"
#7 29 '' 38 '' 19" 27 '' 35 '' 19"
#8 34 '' 44 '' 24" 31 '' 40 '' 23"

MASONRY
F`m = 1500 psi

Bar 
Size

Length 
of Lap, 

Ld

Hook 
Embed 

Ldh
#3 12 '' 5 ''
#4 20 '' 7 ''
#5 31 '' 8 ''
#6 59 '' 10 ''
#7 80 '' 11 ''
#8 121 '' 13 ''

STD. DEVELOPMENT LENGTHS & LAP SPLICES

Ld

6d
 M

in
.

Sp
ac

in
g

d

Stagger Adj. Class A Splices
2Ld Min., or Use Class B* Splices

*Concrete ONLY

2

6d
 M

in
.

Sp
ac

in
g

PROJECT INFORMATION

DESIGNER:
NN Design
9114 Regents Rd, #C
La Jolla, CA 92037
(760) 473-1041

Nate Evans
412 Flora Vista,
Santa Barbara, CA 93109

CLIENT:

DESIGN PARAMETERS

SEISMIC DESIGN BASIS
Seismic Design Category E

Seismic Factors

Importance Factor, Ie 1.00

Design Base Shear

SS / S1
SDS / SD1  

6.5
V = 0.285W

Risk Category II

Site Class D

Resisting System: Wood Shear Walls

Analysis Procedure: Eqv. Lateral Force
(ASCE 7-16, T. 12.6-1)

2.316 / 0.821
1.853 / 0.930

Response Mod.
  Coefficient, R

WIND DESIGN BASIS
Ultimate Wind Speed, VULT 95 mph

Exposure B
Importance Factor, Iw 1.00

Nominal Wind Speed, VASD 74 mph

Int. Press. Coefficient, GCpi ±0.18

Risk Category II

<--- Only list on plans when items attached to structure are NOT designed by A&V

GENERAL  PARAMETERS
2022 CBC *Building Code

Roof Loads

Floor Loads - Typ.
Live Loads (LL) 20 psf

Dead Loads** (DL) 15 psf

Live Loads (LL) 40 psf
Dead Loads (DL) 15 psf

**Includes 3 psf PV Loads

SOILS VALUES
Bearing Pressure 1500 psf

(Table 1806.2)

SHEET INDEX

S-1.1 Structural Title Sheet 
S-1.2 Structural Specifications

& Special Inspections

S-2.1 Foundation Plan
S-2.2 Floor Framing Plan
S-2.3 Roof Framing Plan

S-3.1 Structural Details
S-3.2 Structural Details
S-3.3 Structural Details

ABBREVIATIONS

AB Anchor Bolt
A&B Above and Below
Abv. Above
Adn. Addition (al)
Adj. Adjacent,Adjustable
Alt. Alternate (ive)
Appd. Approved
Arch. Architect(ural)
Avg. Average
Bdry. Boundary
Bldg. Building
Blk(g). Block (ing)
Bm. Beam
BN Boundary Nailing
B-O Bottom of
BO By Others
Bot. Bottom
Brg. Bearing
Btwn. Between
BW Both Ways
Cant. Cantilever(ed)
CIP Cast in Place
CJ Ceiling Joist
CJP Complete Joint

   Penetration
CL Center Line
Clg. Ceiling
CMU Conc. Masonry Unit
Col. Column
Com. Common
Comp. Component
Conc. Concrete
Conn. Connection
Const. Construction
Cont. Continue (ous)
Ctr. Center
d Penny
Dbl. Double
Defl. Deflection
Deg. Degree
Demo. Demolish(tion)
Dep. Depress(ed)
DF Douglas Fir
Dia. Diameter
Diaph. Diaphragm
Dif. Different
Dim. Dimension
Dist. Distance
DJ Deck Joist
DL Dead Load
Dwg. Drawing
(E) Existing
Ea. Each
EF Each Face
EFP Equivalent Fluid

   Pressure
Elev. Elevator, Elevation
Embed. Embed(ed), (ment)
Engr. Engineer
EOR Engineer of Record
Eq. Equal, Equivalent
ES Each Side
EW Each Way
Exp. Expand, Expansion
Ext. Exterior
Fdn. Foundation
FF Finished Floor
FJ Floor Joist
Flr(g). Floor (ing)
FOC Face of Concrete
FOM Face of Masonry
FOS Face of Studs
FOW Face of Wall
Frmg. Framing
Ft. Foot, Feet
Ftg. Footing
Ga. Gage, Gauge
Galv. Galvanized
GB Grade Beam
GC General Contractor
Gyp. Gypsum
HD Holdown
Hdr. Header
Hdw. Hardware
Hgr. Hanger
Hor(iz). Horizontal
Ht. Height
ID Inside Diameter
In. Inch(es)
Insp. Inspect(ion)
Int. Interior
Inv. Invert, Inverted
Jst. Joist
K Kips (1,000 pounds)
KLF Kips per Linear Ft.
King King Stud
KP King Post
KSF Kips per Square Ft.
KSI Kips per Square In.
Lb(s). Pound(s)
LL Live Load
Loc. Location
LW Light Weight

Mas. Masonry
Max. Maximum
MB Machine Bolt
MF Moment Frame
Mfr. Manufacture(r)
Min. Minimum, Minute
Mod. Modif(y), (ication)
Mtl. Metal
(N) New
N/A Not Applicable
Nat. Natural
NTS Not to Scale
o/ Over
oc On Center
OD Outside Diameter
Opng. Opening
Opp. Opposite
Opt. Optional
Para. Parallel
PCF Lbs per Cubic Ft.
Pen. Penetrate, (tion)
Perf. Perforated
Perim. Perimeter
Perp. Perpendicular
PI Panel Index
PJP Partial Joint Pen.
PL Plate
PLF Lbs per Linear Ft.
Ply. Plywood
Prep. Prepare, (ation)
Press. Pressure
Proj. Project
Prop. Property
PSF Lbs per Square Ft.
PSI Lbs per Square In.
PT Pressure-Treated
PV Photovoltaic (Solar 

   Panels)
R Radius
Rec(s). Recommendation(s)
Rect. Rectangular
Ref. Reference
Reinf. Reinforce(d),

   (ment),(ing)
Req(d). Require(d)
Reqs. Requirements
Ret. Retain(ing)
RJ Roof Joist
RR Roof Rafter
RW Redwood
SAD See Arch Dwg's
Sched. Schedule
Sgl. Single
Shtg. Sheathing
Sim. Similar
SIP Str. Insulated Panel
SM Sheet Metal
SMS Sheet Metal Screw
SOG Slab on Grade
Spec. Specifi(ed),(cations)
Sq. Square
SS Structural Steel
Std. Standard
Stgr. Stagger(ed)
Stl. Steel
Struc. Structure, (al)
SW Shear Wall
Sym. Symmet(ry), (rical)
T&B Top and Bottom
T&G Tongue and Groove
Temp. Temporary
Thk. Thick(ness)
Thru Through
TN Toe-Nail
TP Top Plate
T-O Top of
TOB Top of Beam
TOC Top of Concrete
TOG Top of Grade
TOM Top of Masonry
TOS Top of Steel
TOW Top of Wall
TRU To Remain

   Unchanged
Trmr. Trimmer Stud
Typ. Typical
UNO Unless Noted

   Otherwise
Vert. Vertical
VIF Verify in Field
VWA Verify with Arch
w/ With
w/n Within
w/o Without
WS Wood Screw
Wndw. Window
Wt. Weight
WWF Welded Wire Fabric
Yd. Yard

@ At
º Degrees
Ø Diameter
> Greater Than
< Less Than
# Number, Pound(s)
/ Per
% Percent(age)
± Plus or Minus

STANDARD DETAILS

TYPICAL REINFORCING BAR BENDS

STANDARD TIES & STIRRUPS STANDARD END HOOKS
Bar Size D

#3 1-1/2"
2"#4

4-1/2"

H (Approx.)

3"
3"

2-1/2"#5 3-3/4"

5-1/4"#7
6"#8

4-1/2"
5-1/4"

6"

Bar Size D

2-1/4"
3"

4-1/2"

J

3"
4"

3-3/4" 5"

5-1/4"
#8 6"

6"
7"
8"

D

D

D

d

d

d D

12d for #6 & Larger
6d for #5 & Smaller

6d3" Min.

12
d

J

4d
2-1/2" Min.

Dimension per Details

Dimension per Details

Note:
All Bar Bend Diameters & End Lengths Must 
Conform to the CRSI Manual of Standard Practice

#6

#3
#4
#5

#7
#6

1

H

Ties:
Ftg. Reinf. = (1) Bar T&B, Use
#3 Vert. w/ 180º Hook ea. End
Ftg. Reinf. > (1)  Bar T&B, Use
#3 Stirrup w/ 135º Hooks @ Top

TYP. PENETRATION THROUGH FOUNDATION

D
(p

er
 P

la
ns

 &
 D

et
ai

ls
)

Pe
n.

 Ø
D

/2
 M

ax
.

1
6 Min. 2" C

lr.

Ftg. Reinf. per Plan & 
Details

Provide Sleeve Provide Dbl. Ties @ ea. 
Bot. Reinf. Bend Loc.

DO NOT Locate Pen. w/n
24" of Any Holdowns

2"
Clr.

5

Duct or Pipe Penetration
per Mech. or Plumb. Plans

COLD JOINT

1st Pour

SAWCUT JOINT

EXPANSION JOINT

3/4"

1st Pour 2nd Pour

2nd Pour

Notes:
1. Pour Slab in Alt. Bays, 12'-0" Sq. Max.
2. Slab May be Poured Monolithically if 

Sawcut @ 12'-0" Max. Ea. Way
3. Exp. Joints per Plan.
4. Loc. Adnl. Joints. @ Inside Corner & 

Other Changes in SOG Dims.

1/8"

2"

1/
4 

D

Exp. Joint

3'-0" Long Dowel to Match
Size & Spcg. of Slab Reinf.

D
ep

th
"D

"Fill w/ Joint Sealant

4 TYPICAL CONCRETE SLAB JOINTSTYPICAL NOTCHING & BORING

Space Notches @
72" o.c., Min.

4x

6x

8x

1-1/4"Ø Max. Bored Holes

3-1/2"
Max.

1'-0" Min. 1'-0" Min.

1-
1/

2"
M

in
.

5-1/2"
Max.

1'-0" Min. 1'-0" Min.

2-
1/

2"
M

in
.

2" M
ax

.
1-

1/
2"

M
ax

.
3" M

ax
.

5-1/2"
Max.

1'-0" Min. 1'-0" Min.

3-
1/

2"
M

in
.

2"Ø Max. Bored Holes

3"Ø Max. Bored Holes

Space Notches @
72" o.c., Min.

Space Notches @
72" o.c., Min.

MSTA36, Center
on Notch

MSTA36, Center
on Notch

MSTA36, Center
on Notch

PENETRATIONS IN TOP PLATES & SILL PLATES

NOTCHING LIMITS FOR WOOD STUDS BORING LIMITS FOR WOOD STUDS

Non-Bearing
Interior Wall

Bearing &/or
Exterior Wall

0.6w
Max.

5/8"
Min.

0.4w
Max.

5/8"
Min.

w w

1'
-6

" M
in

.

1'
-6

" M
in

.

ww

1.
5w

M
ax

.

1.
5w

M
ax

.

0.4w
Max.

0.25w
Max.

9

Non-Bearing
Interior Wall

Bearing &/or
Exterior Wall

TYPICAL 2x TOP PLATE SPLICE

Before Next Splice:
2x4 - (30) 16d Nails
2x6 - (46) 16d Nails

2x4 Dbl. TP - 4'-0" Splice w/ (30) 16d Nails
2x6 Dbl. TP - 5'-4" Splice w/ (46) 16d Nails

NAIL SPLICE

Strap ES Break in TP
2x4 - MSTA24
2x6 - MSTA36

STRAP SPLICE

(2) 16d @ 16" oc

Splice TP over
Stud, Typ.

7

HD & Post as 
Occurs per Plan

SW BN, Typ.

16d or SDS Transfer 
per SW Sched.

"T" INTERSECTION
TYPICAL OR WITH HD HD Strap & Post as 

Occurs per Plan

SW BN, Typ.

16d or SDS Transfer 
per SW Sched.

"T" INTERSECTION, HD STRAP

HD & Post per Plan

SW BN, Typ.

16d or SDS Transfer 
per SW Sched.

"L" INTERSECTION, 2x4 WALLS "L" INTERSECTION, 2x6 WALLS

HD Strap & Post as 
Occurs per Plan

HD & Post per Plan
SW BN, Typ.

16d or SDS Transfer 
per SW Sched.

HD Strap & Post as 
Occurs per Plan

Cont. Dbl. 2x Top 
Plate, Splice per 
7/S-1.1

Length of SW
per Plan

SW BN Reqd. @ 
Panel Edges & 
Entire Perim. of SW

12" oc Field Nailing 
Reqd. @ Int. of 
Panel

HD Post per Plan & 
HD Sched.

Cont. Stud or Blkg. 
@ Panel Edges, 
Frmg. Size per SW 
Sched.

HD as Occurs per 
Plan

PT Sill Plate, Size 
per SW Sched.

HD Anchor per HD 
Sched.

AB Size,Spacing, 
and Pl. Washer per 
SW Sched.

SHEAR WALL ELEVATION

1. Single sided shear walls may be placed on EITHER side of the framed wall.
2. Sill plates on masonry or concrete to be pressure treated per Timber / Lumber specifications. Sill plate thickness per SW Sched.
3. Wall studs and blkg. are required at all adjoining panel edges. Thickness of wall studs and blkg. at panel edges per SW Sched.
4. Where plywood is applied on both faces of a wall, edge nails shall be staggered on adjacent panel edges OR panel joints shall be

offset to fall on different framing members. Plywood joint and sill plate nailing shall be staggered in all cases. 
5. Plywood panels shall butt along centerlines of framing members.  Minimum plywood dimension for shearwall shall be 12".
6. Nails shall be located at least 3/8" from all panel edges.
7. The use of pneumatic nail guns for shear wall nailing is subject to continued satisfactory jobsite performance and subject to the

review and approval by the Engineer of Record and/or Building Inspector.  If the nail heads penetrate the outer ply more than
would be normal for a hand held hammer, or if the minimum edge distances are not maintained, the performance will be deemed
as unsatisfactory and the continued use of pneumatic nail for shear wall nailing will not be permitted.

8. At all bearing walls (both exterior and interior walls) not noted as shear walls, continuous full depth blocking shall be provided 
between joists and rafters with LTP4 or A35 to top plates @ 32" oc at floors and 48" oc at roofs, unless noted otherwise per plan.

9. Refer to material specifications for additional framing requirements.

TYPICAL SHEAR WALL FRAMING NOTES:

Shtg. Panel

SHEAR WALL SECTION

Roof Shtg. per Plan

Roof BN

Solid Blkg. per Details

Blkg. to Top Pl. Shear 
Transfer Hdw. per SW 
Sched.

Upper SW per Plan

Sill Pl. to Blkg./Rim 
Shear Transfer Hdw. 
per SW Sched.

SW BN to Sill Pl.

Solid Blkg. or Rim per 
Details

Blkg. to Top Pl. Shear 
Transfer Hdw. per SW 
Sched.

Lower SW per Plan

PT Sill Plate & 
Anchorage per Specs. 
& SW Sched.

Floor Shtg. per Plan

Floor BN

Retighten AB's Prior
to Closing in Hdw.

Roof Frmg. per Plan

SW BN to Top Pl.

SW BN to Top Pl.

TYPICAL SHEAR WALL INTERSECTIONS10

TYPICAL SHEAR WALL FRAMING8

4 4'
0"

A
1

1
A

SHEAR WALL LEGEND

HD Strap from Abv., Align 
w/ HD Post Blw.

HD to Blw.

Length of SW (Min.)

SW Type, Refer to SW 
Sched. for Shtg., Nailing, 
AB's, Transfer Hdw., Etc.

HD Strap from Abv., NOT 
Cont. to Level Blw., Align 
Post Blw. to Match HD Post 
Abv. & BN per SW Type

HD to Blw.

Refer to Plans for Specific Transfer & 
Connection Detail at each Shear Wall Location
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TYPICAL FLOOR / ROOF NAILING

Boundary Nailing @ Edge
of Floor/Roof Frmg.

Edge Nailing Along Edge of
ea. Panel

Cont. Panel Joint 
Perp. to Frmg.

Nailing per Plan w/ Spcg.
Denoted as @ A", B", C"
A = Boundary Nailing
B = Edge Nailing
C = Field

Field Nailing Typ. to 
All Frmg. Members

This Panel Joint Not Cont.

Provide BN @ SW's & 
Collector/Drag Members as 
Occurs per Plan 

Provide Blkg. & Edge
Nailing at Perp. Panel Joints

as Occurs per Plan
SW as Occurs per Plan

TYPICAL WOOD FRAMED OPENING

A35 Reqd. @ Top
of Dbl. King Stud,

Typ.

All Nailing to Conform 
w/ the Governing 
Building Code Table 
2304.10.2, Typ.

Dbl. 2x Sill @ Wndw. 
Opng.

A35 Reqd. @ Bot.
of Dbl. King Stud,

Typ.

Use Dbl. King Stud
@ Spans > 8'-0",

UNO per Plan

Use Dbl. Trmr. Stud
@ Headers 6x10,

4x12, or Larger,
UNO per Plan

Dbl. TP per Specs.

Sill Pl. per Specs.

Typ. Door Typ. Wndw.

Span 2x4 Wall

< 4'-0" Dbl. 2x4 Flat

4x4

Span in Feet Equals Beam 
Depth in Inches

Recommended Non-Str. Int. Wall Hdr.

< 6'-0"

4x6< 8'-0"

> 8'-0"

2x6 Wall

Dbl. 2x6 Flat

4x6 Flat

6x6

Header per Plan

3

* The 2022 California Building Code (CBC), based 
on the 2021 International Building Code (IBC), is 
the governing code in the State of California.
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.
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Elements f'c (28 days) Slump Max w/c Ratio Insp. Req'd?
SOG & Ftg. 2500 psi 5" 0.55 No

Metal Deck Fill 2500 psi 5" 0.55 Yes
Foundations 4000 psi 5" 0.60 Yes

Walls/Columns 4000 psi 5" 0.55 Yes
Beam/Podium 2500 psi 5" 0.55 Yes

CONCRETE
1. All concrete shall have:

(a) an ultimate compressive strength (f'c) of 3,000 psi at 28 days (UNO).
(b) a maximum slump of 5" at point of placement.
(c) a W/C ratio of 0.55 or less for all slabs, walls, and columns, and 0.60 or less for all

foundations.
(d) a normal dry-weight density (UNO). 

2. Special inspection is NOT required as the foundations have been designed with f'c = 2,500
psi in accordance with the Governing Building Code, section 1705.3, exceptions 1, 2.1, and
2.3, unless explicitly specified herein, on the structural plans, or by the Building Department.
At a minimum, special inspection is always required on:

(a) structural slabs, flat plates
(b) walls, columns, beams
(c) piles, caissons
(d) welding of reinforcement, installation of mechanical bar splice devices, epoxy

application
When required or specified, special inspection services shall conform to the Governing
Building Code, Chapter 17 and shall be provided by an ICC certified inspector or Building
Department approved engineer. The Building Department reserves the right to waive or
require special inspections. Nothing in these plans waives the Building Department's right to 
require special inspection at any point and on any material.

3. Testing of materials used in concrete construction must be performed as noted on structural
plans or at the request of the Building Department to determine if materials are quality
specified. Tests of materials and of concrete shall be made by an approved agency and at
the expense of the contractor; such tests shall be made in accordance with the standards
listed in the Governing Building Code, Table 1705.3. When testing of concrete is required,
four (4) test cylinders shall be taken from each 150 yards, or fraction thereof, poured in any
one day. One (1) cylinder shall be tested at seven (7) days; two (2) at 28 days; one (1) shall
be held in reserve. Where 4x8 cylinders are used, (5) test cylinders shall be taken, with (3) 
cylinders tested at 28 days. If Contractor elects to have additional tests performed for 
"early-break" results, additional test cylinders must be taken. At no time shall the Contractor 
instruct the testing agency to perform tests on a schedule different than above without the 
prior authorization of the Engineer. Contractor is responsible for complying with applicable 
testing requirements of theBuilding Department. Copies of all test reports shall be provided to
Engineer and Building Department for review in a timely manner.

4. The Contractor shall remove and replace any concrete which fails to attain specified 28 day
compressive strength if so directed by the Engineer. Any defects in the hardened concrete
shall be repaired to the satisfaction of the Engineer and/or Architect or the hardened
concrete shall be replaced at the Contractor's expense.

5. All concrete work shall conform with the Governing Building Code, Chapter 19.
6. All cement shall be Portland Cement Type I or II and shall conform to ASTM C150.
7. All aggregates shall conform to ASTM C33. Maximum aggregate sizes:

(a) Footings: 1-1/2"
(b) All other work: 3/4"

8. Where not specifically detailed, the minimum concrete cover on reinforcing steel shall be:
(a) Permanently exposed to earth or weather

i. Cast against earth: 3"
ii. Cast against forms: 2"

(b) Not exposed to earth or weather
i. Slabs, walls, joists: 3/4"
ii. Beams, girders, columns: 1-1/2"

9. The minimum lap splice length for all reinforcing steel shall be as noted in the typical details
on sheet S-1.1. All lap splices to be staggered.

10. All reinforcing steel, anchor bolts, dowels, inserts, and any other hardware to be cast in
concrete shall be well secured in position prior to foundation inspection. All hardware to be
installed in accordance with respective manufacturer's specifications. Refer to architectural
and structural plans for locations of embedded items.

11. Locations of all construction joints, other than specified on the structural plans, shall be
approved by the Architect and Engineer prior to forming. Construction joints shall be
thoroughly air and water cleaned and heavily roughened so as to expose coarse aggregates.
All surfaces to receive fresh concrete shall be maintained continuously wet at least three (3)
hours in advance of concrete placement. Unless specifically detailed or otherwise noted,
construction and control joints shall be provided in all concrete slabs-on-grade. Joints shall
be located such that the area does not exceed 400 sq. feet.

12. The Architect, Engineer and appropriate inspectors shall be notified in a timely manner for a
reinforcement inspection prior to the placement of any concrete.

13. The Contractor shall obtain approval from the Architect and the Engineer prior to placing
sleeves, pipes, ducts, chases, coring and opening on or through structural concrete beams,
walls, floors, and roof slabs unless specifically detailed or noted on the plans. All piles or
conduits passing through concrete members shall be sleeved with standard steel pipe
sections.

14. The Contractor is responsible for design, installation, maintenance and removal of all
formwork. Forms shall be properly constructed, sufficiently tight to prevent leakage,
sufficiently strong, and braced to maintain their shape and alignment until no longer needed
for concrete support. Joints in formwork shall be tightly fitted and blocked, and shall produce
a finished concrete surface that is true and free from blemishes. Forms for exposed concrete
shall be pre-approved by the Architect to ensure conformance with design intent.

15. Remove formwork in accordance with the following schedule:
(a) Forms at slab edge: 1 day
(b) Side forms at footings: 2 days
(c) All other vertical surfaces: 7 days
(d) Beams, columns, girders: 15 days
(e) Elevated slabs: 28 days

Engineer reserves the right to modify removal schedule above based on field observations,
concrete conditions, and/or concrete test results.

16. Retaining walls shall not be backfilled until concrete has set a minimum of 14 days. Refer to 
structural plans for slab and/or framing installation sequencing.

17. All concrete (except slabs-on-grade 6" or less) shall be mechanically vibrated as it is placed.
Vibrator to be operated by experienced personnel. The vibrator shall be used to consolidate
the concrete. The vibrator shall not be used to convey concrete, nor shall it be placed on
reinforcing and/or forms.

18. Concrete shall be maintained in a moist condition for a min. of five (5) days after placement.
19. Concrete shall not be permitted to free fall more than six (6) feet. For heights greater than six

(6) feet, use tremie, pump or other method consistent with applicable standards.
20. When specified ultimate compressive strength is greater than 2500 psi, Contractor shall

submit mix designs to Architect and Engineer for approval seven (7) days prior to placement.
Mix designs shall be prepared by an approved testing laboratory. Sufficient data must be
provided for all admixtures.

21. Refer to Architectural plans for locations of all dimensions, slab depressions, slopes, drains,
curbs, and control joints.

TIMBER / LUMBER 
1. All structural lumber shall be Douglas Fir-Larch, S4S and shall conform to the Governing

Building Code, section 2303.1.1.
2. The minimum lumber grade of each member shall be as follows (unless specifically

noted otherwise on plans and details) :
(a) 2x studs, blocking, plates:Stud
(b) 2x joists #2 or better
(c) 4x4, 4x6, or 6x6 beams or posts #2 or better
(d) 4x8, 6x8, or larger beams or posts #1 or better

It is recommended (but not required) that all exposed members be Select Structural or better
and free of heart center due to visual characteristics.

3. All lumber in contact with concrete or masonry shall be pressure treated Douglas Fir.
Whenever it is necessary to cut, notch, bore or splice pressure treated material, all newly cut
surfaces shall be thoroughly painted with the same preservative.

4. Maximum moisture content for all structural members shall not exceed 19%.
5. All plywood sheathing shall be CDX grade (or better) Douglas Fir with exterior glue. All

sheathing shall conform to the Governing Building Code and grade-marked by
the American Plywood Association (APA). Panel index to be 40/20 for floors and 24/0 for
roofs unless specifically noted otherwise on the plans and details.

ENGINEERED LUMBER
1. Glu-laminated Beams (GLB):

(a) shall have the following properties:

(b) shall not be notched, cut or drilled without prior approval from the Engineer
(c) shall have exterior glue and weather-treatment prior to installation
(d) shall be fabricated by an approved manufacturer & in accordance with ANSI A 190.1
(e) shall have factory standard camber of 3,500-5,000 ft on beams UNO per Plan

2. Laminated Veneer Lumber (LVL) :
(a) shall be 1-3/4" minimum thickness with the following minimum properties:

i. E = 2000 ksi
ii. Fb = 2600 psi
iii. Fv = 285 psi
iv. Fc (parallel) = 2500 psi
v. Fc (perp.) = 750 psi 
vi. Ft (parallel) = 1500 psi
vii. Specific Gravity = 0.50

(b) shall be fabricated by an approved manufacturer
(c) shall bear a minimum of 3-1/2" on specified supports. Provide full depth solid

blocking at all bearing points
(d) shall be nailed in accordance with mfg's specifications. Unless otherwise approved,

nailing into the top edge shall not be spaced any closer than:
i. 16d @ 6" oc, 10d @ 4" oc, and 8d @ 3" oc
ii. When nailing must be reduced, stagger rows a minimum of 1/2" apart while

maintaining proper edge distances.
(e) shall be, when comprised of multiple members, connected with 16d nail, 1/2" bolts or

1/4" lag screws in accordance with manufacturer's specifications.
(f) shall not be cut, notched or drilled without specific written approval of the EOR.

3. Laminated Strand Lumber (LSL) :
(a) shall be 1-1/4" minimum thickness with the following minimum properties:

i. E = 1550 ksi
ii. Fb = 2325 psi
iii. Fv = 310 psi
iv. Fc (parallel) = 2500 psi
v. Fc (perp.) = 800 psi 
vi. Ft (parallel) = 1070 psi
vii. Specific Gravity = 0.50

(b) shall be fabricated by an approved manufacturer
(c) shall bear a minimum of 3-1/2" on specified supports. Provide full depth solid

blocking at all bearing points
(d) shall be nailed in accordance with mfg's specifications. Unless otherwise approved,

nailing into the top edge shall not be spaced any closer than:
i. 16d @ 6" oc, 10d @ 4" oc, and 8d @ 3" oc
ii. When nailing must be reduced, stagger rows a minimum of 1/2" apart while

maintaining proper edge distances.
(e) shall be, when comprised of multiple members, connected with 16d nail, 1/2" bolts or

1/4" lag screws in accordance with manufacturer's specifications.
(f) shall not be cut, notched or drilled without specific written approval of the EOR.

4. Parallel Strand Lumber (PSL) :
(a) shall be 2-1/2" minimum thickness with the following minimum properties:

i. E = 2200 ksi
ii. Fb = 2900 psi
iii. Fv = 290 psi
iv. Fc (parallel) = 2900 psi
v. Fc (perp.) = 750 psi 
vi. Ft (parallel) = 2025 psi
vii. Specific Gravity = 0.50

(b) shall be fabricated by an approved manufacturer
(c) shall bear a minimum of 3-1/2" on specified supports. Provide full depth solid

blocking at all bearing points
(d) shall be nailed in accordance with manufacturer's specifications. Unless otherwise

approved, nailing shall not be spaced any closer than:
i. Narrow face: 16d @ 6" oc, 10d @ 4" oc, and 8d @ 3" oc
ii. Wide Face: 16d @ 8" oc, and 10d & 8d @ 6" oc
iii. When nailing must be reduced, stagger rows a minimum of 1/2" apart while

maintaining proper edge distances
(e) shall not be cut, notched or drilled without specific written approval of the EOR.

5. Plywood I Joists:
(a) type and manufacturer shall be clearly noted on the plans. Substitutions shall not be

permitted without prior approval of the Engineer.
(b) shall be installed in accordance with applicable code approvals and mfg's spec's.
(c) shall bear a minimum of 1-3/4" at all end supports, and 3-1/2" at intermediate

supports. Provide full depth solid blocking at all bearing points.
(d) shall be installed with intermediate blocking or bridging as specified by the Mfr. Only

omit intermediate blocking when specifically allowed by the Mfr.
(e) shall not be cut, notched or drilled without specific written approval of the EOR.

ROUGH CARPENTRY
1. Refer to latest edition of the Governing Building Code, Table 2304.10.2. for all minimum

nailing requirements.
2. Refer to individual sections for applicable material specifications.
3. Fabricate, size, install, connect, fasten, bore, notch, and cut wood and plywood with joints

true, tight, and well-nailed, screwed or bolted as required, all members to have solid bearing
without being shimmed, unless noted otherwise. Set horizontal members subject to bending
with the crown up. Install framing plumb, square, true and cut for full bearing. Splices are not
permitted between bearings. Use full lengths unless otherwise specified. 

4. Metal framing angles, anchor, clips, straps, ties, holdowns, etc. shall be mfg by Simpson
Strong-Tie Co. No substitutions shall be permitted without prior approval of the Engineer.

5. All walls are to have continuous double 2x top plates spliced as followings unless specifically
noted otherwise on the plans and details.

6. Wall Studs:
(a) Unless specifically noted on the plan and details, use the following guidelines for wall

framing:
i. Use 2x4 studs at 16" oc for walls less than 9'-0" tall.
ii. Walls 9'-0" to 16'-0" tall shall be constructed of 2x6 studs at 16" oc
iii. Request specifically engineered wall details for walls greater than 16'-0" tall. 

7. Blocking:
(a) Provide min. one row of nominal 2" thick blocking of same width as stud, fitted snugly

and spiked into studs at mid-height of partitions or walls over 8' high.
(b) All foundation cripple walls (or "pony walls") less than 14" in height shall be solid

blocking.
(c) Refer to shearwall section for additional blocking requirements.

8. Notching:
(a) Is not permitted of any structural member without prior approval
(b) In exterior and bearing walls, notches shall not exceed 25% of the stud depth.
(c) Non-bearing partition walls, notches shall not exceed 40% of the stud depth.
(d) Successive notches in the same member shall be spaced a min of 18" apart.

9. Boring:
(a) Is not permitted of any structural member without prior approval
(b) In exterior and bearing walls, holes shall not exceed 40% of the stud depth.
(c) Non-bearing partition walls, may be drilled not greater than 60% of stud depth.
(d) Successive holes in the same member shall be spaced a minimum of 18" apart.

10. Bearing:
(a) Provide a min. of 1-1/2" of bearing for all 2x joists and hdrs 4x10 / 6x8 & smaller.
(b) Provide a min. of 3" of bearing for all beams and hdrs 4x12 / 6x10 & larger, UNO on

plans.
(c) Members bearing on prefabricated hangers are to have full bearing and nailing per

manufacturer's specifications.
11. Posts:

(a) Posts inside walls shall bear on sill plates and shall be continuous between top and
bottom plates, unless specifically noted otherwise.

(b) Provide posts under all beams, girders or double joists equal to the width of the
supported member.

(c) Posts on upper levels are to be stacked on posts of equal size at levels below,
unless a larger post is specified on the plans.

(d) Vertically oriented blocking ("squash blocking") shall be used to fully transfer the post
area through floors to foundation. Vertical blocking shall be equal to floor thickness
plus 1/16".

(e) Headers framing into continuous posts without trimmer studs shall be supported in
Simpson HUC hangers unless noted otherwise on the plans.

(f) Posts when isolated, shall be seated in Simpson post or column bases, unless noted
otherwise on the plans

12. Roof Framing:
(a) Provide wood joists, as specified, laid with the crown up and spaced as indicated.
(b) Provide a minimum of 1-1/2" end bearing unless otherwise shown.
(c) Provide full depth solid 2x blkg or cross-bridging between the joists at 8' oc max.
(d) Provide all cricket framing required to achieve positive drainage per Arch.
(e) Install plywood panels with the face grain across the framing and close joints and nail

at each support. Fully nail with common nails per the plans.
(f) Plywood panels shall not be less than 4' x 8' except at boundaries and changes in

framing direction, where the minimum panel dimension shall be no less than 24",
unless all edges of undersized panels are supported by and fastened to framing
members or blocking.

(g) Provide Simpson "PSCL" clips at all plywood joints perpendicular to framing. Provide
clips midway between framing members at the unsupported edges of plywood when
members are spaced at 24" oc or greater. If clips are not used, provide solid blocking
for joints perpendicular to framing.

13. Floor Framing:
(a) Provide wood joists, as specified, laid with the crown up and spaced as indicated.
(b) Provide a minimum of 1-1/2" end bearing unless otherwise shown.
(c) Provide full depth solid 2x blkg or cross-bridging between the joists at 8' oc max. For

floors framed with I joists, refer to the mfg's spec's for blkg requirements.
(d) Provide full depth solid 2x blocking between the joists under all walls and partitions

where the wall or partition is perpendicular to the floor framing (including floors
framed with I joists) 

(e) Install plywood sheathing with the face grain across supports, end supports
staggered, and the edges of sheets centered over supports. If T&G plywood is used,
blocking need not be provided at all plywood edges (UNO per plan). If T&G plywood
is not used, blocking shall be provided at all plywood edges. Glue plywood to joists
and fully nail with common nails per the plans.

(f) Plywood panels shall not be less than 4' x 8' except at boundaries and changes in
framing direction, where the minimum panel dimension shall be no less than 24",
unless all edges of undersized panels are supported by and fastened to framing
members or blocking.

14. Shear Walls:
(a) Refer to plans for all shearwall locations, length type and nailing.
(b) Refer to Shearwall Schedule on title sheet for additional information.
(c) Shear wall lengths specified on plans are minimum required.
(d) Shear walls to be nailed with common nails. All nails to have minimum 3/8" edge

distance to panel or framing member.
(e) Where 3x framing is required per the shear wall schedule, stagger edge nailing. 
(f) Oriented Strand Board (OSB) may be used in lieu of plywood.

GENERAL NOTES
1. The following notes, details, schedules & specifications shall apply to all phases of this

project unless specifically noted otherwise. Notes and details on the structural plans shall
take precedence over general notes and typical details. Where no details are given,
construction shall be as shown for similar work.

2. All drawings are considered to be part of the contract documents. The Contractor shall be
responsible for the review and coordination of all drawings and specifications prior to the start
of construction. Any discrepancies shall be brought to the attention of the Engineer prior to
the start of construction so that a clarification can be issued. Any work performed in conflict
with the contract documents or any applicable code requirements shall be corrected by the
Contractor at no expense to the Owner or Engineer.

3. All information on existing conditions shown on the structural plans are based on best
present knowledge available, but without guarantee of accuracy. The Contractor shall be
responsible for the verifications of all dimension and conditions at the site. Any discrepancies
between actual site conditions and information shown on the drawings or in the specifications
shall be brought to the attention of the EOR prior to the start of construction.

4. Refer to the Architectural plans for the following:
(a) Dimensions
(b) Size and location of all interior and exterior wall locations.
(c) Size and location of all floor, roof and wall openings
(d) Size and location of all drains, slopes, depressions, steps, etc.
(e) Specification of all finishes & waterproofing
(f) All other non-structural elements

5. Refer to the mechanical, electrical and plumbing plans for the following:
(a) Size and location of all equipment
(b) Pipe runs, sleeves, hangers and trenches
(c) All other mechanical, electrical or plumbing related elements

6. DO NOT scale structural plans. Contractor shall use all written dimensions on Architectural
plans.

7. Construction materials shall be uniformly spread out if placed on floor or roof so as to not
overload the framing. Load shall not exceed the design live load per square foot. It is the
Contractor's responsibility to provide adequate shoring and/or bracing as required.

8. Specifications and detailing of all waterproofing and drainage items, while sometimes shown
on the structural plans for general information purposes only, are solely the design
responsibility of others.

9. The Engineer will not be responsible for and will not have control or charge of construction
means, methods, techniques, sequences or procedures, or for safety precautions and
programs in connection with the construction delineated by these plans. It should be
understood that the Contractor or his/her agent(s) shall supervise and direct all work and
shall be solely and completely responsible for all construction means, methods, techniques,
sequences, procedures and conditions on the job site, including safety of all persons and
property during the entire period of construction. Periodic observations by the Engineer, his
staff or representatives are not intended to include verification of dimensions or review the
adequacy of the Contractor's safety measures on or near the construction site.

10. Modifications of the plans, notes, details and specifications shall not be permitted without
prior approval from the Engineer.

11. All workmanship shall conform to the best practice prevailing in the various trades performing
the work. The Contractor shall be responsible for coordinating the work of all trades.

12. It is the Contractor's responsibility to ensure that only approved structural plans are used
during the course of construction. The use of unapproved documents shall be at the
contractor's own risk. Corrections of all work based on such documents shall be performed at
the Contractor's expense.

13. These plans and specifications represent the structural design only. No information nor
warranty is provided for the work of any other Consultant (Architect, Mechanical, Electrical,
etc.). This includes, but is not limited to, waterproofing, drainage, ventilation, accessibility, or
dimensions.

REINFORCEMENT
1. Reinforcing steel shall be deformed, clean, free of rust, grease or any other material likely

to impair concrete bond.
2. All bars shall conform to ASTM A615, Grade 60 minimum (UNO on structural plans). All weld

wire fabric (WWF) shall conform to ASTM A185.
3. Reinforcing steel that is to be welded shall conform to ASTM A706. All welding of 

reinforcement shall be subject to special inspection.
4. Contractor shall take necessary steps (standard ties, anchorage devices, etc.) to secure all

reinforcing steel in their true position and prevent displacement during concrete placement.
5. Fabrication, placement and installation of reinforcing steel shall conform to:

(a) Concrete Reinforcing Steel Institute (CRSI) Manual of Standard Practice
(b) the Governing Building Code.

6. Shop drawings for fabrication of reinforcing steel shall be approved by the Contractor and
submitted to the Architect and Engineer for review and approval prior to fabrication. Shop
drawings are not required for slabs-on-grade or foundations unless specifically noted on the
structural plans.

7. Heating of reinforcing steel to aid in bending and shaping of bars is not permitted. All bends
in reinforcing steel are to be made cold. All bend radii shall conform to CRSI Manual of
Standard Practice.

8. Refer to Concrete and Masonry notes for specific minimum splice length and splice
staggering requirements. Lap welded wire fabric (WWF) reinforcement two (2) modules
minimum (UNO). All splices are to be staggered.

FASTENERS
1. Nails:

(a) shall be with "common" nails unless noted otherwise.
(b) shall not be driven closer than 1/2 their length nor closer than 1/4 of their length to

the edge or end of a member, except for sheathing.
(c) shall be installed in pre-drilled lead holes if necessary to avoid splitting.
(d) shall be hot-dipped zinc-coated galvanized steel, stainless steel, silicon bronze, or

copper when in contact with preservative-treated wood.
i. When used in exterior applications, nails shall have coating types and weights in

accordance with the treated wood or bolt manufacturer's Recs. A Min. of ASTM
A653, type G185 zinc-coated galvanized steel (or equiv.) shall be used.

ii. When used in an interior, dry environment in SBX/DOT or zinc borate
preservative-treated wood, plain carbon nails shall be permitted.

(e) All nailing shall conform to the Governing Building Code, Table 2304.10.2.
2. Lag screws:

(a) shall be installed into pre-drilled lead holes. Lubricant (or soap) shall be used to
facilitate installation and prevent damage to the screws.

(b) shall be hot-dipped zinc-coated galvanized steel or stainless steel when in contact
with preservative-treated wood.
i. When used in exterior applications, bolts shall have coating types and weights in

accordance with the treated wood or bolt manufacturer's rec's. A minimum of
ASTM A653, type G185 zinc-coated galvanized steel (or equal) shall be used.

ii. When used in dry interior environments in SBX/DOT or zinc borate preservative-
treated wood, plain carbon screws, nuts, and washers shall be permitted.

3. Bolts:
(a) shall conform to ASTM A307, UNO specifically on plans and details.
(b) shall be installed in pre-drilled holes a max of 1/16" larger than the specified bolt dia.
(c) when installed against wood surfaces, shall have standard washers under the heads

and nuts.
(d) shall be hot-dipped zinc-coated galvanized steel or stainless steel when in contact

with preservative-treated wood.
i. When used in exterior applications, bolts shall have coating types and weights in

accordance with the treated wood or bolt manufacturer's rec's. A minimum of
ASTM A653, type G185 zinc-coated galvanized steel (or equal) shall be used.

ii. When used in dry interior environments in SBX/DOT or zinc borate preservative-
treated wood, plain carbon screws, nuts, and washers shall be permitted.

4. Anchor Bolts:
(a) shall be installed at all exterior walls and all interior shear and/or bearing walls.
(b) shall be 5/8" diameter with 3x3x0.229" steel plate washers at shearwalls.
(c) shall be 5/8" diameter with 2x2x3/16" steel plate washers at non-shearwalls.
(d) shall have 7" minimum embedment. (Contractor to coordinate length of bolts with sill

plate thicknesses).
(e) shall conform to ASTM F1554, Grade 36.
(f) shall be hot-dipped zinc-coated galvanized steel or stainless steel when in contact

with preservative-treated wood.
i. When used in exterior applications, bolts shall have coating types and weights in

accordance with the treated wood or bolt manufacturer's rec's. A minimum of
ASTM A653, type G185 zinc-coated galvanized steel (or equal) shall be used.

ii. When used in dry interior environments in SBX/DOT or zinc borate preservative-
treated wood, plain carbon screws, nuts, and washers shall be permitted.

(g) shall not be spaced greater than 72" oc Refer to shearwall schedule for specific
anchor bolt spacing requirements.

(h) shall be placed a maximum of 12" from wall corners, wall ends, and sill plate splices
(but not less than 7 dia.) , and a min. of two bolts per piece of sill plate is required.

(i) shall be secured in place prior to foundation inspection.
5. Powder Actuated Shot Pins:

(a) shall be installed at all interior non-bearing, non-shearwalls.
(b) shall be 0.145x3" with 1.5" diameter steel washers.
(c) shall not be spaced greater than 32" o.c.

SCHEDULE OF TESTING AGENCIES & SPECIAL INSPECTORS                                                
The following are the testing agencies and special inspectors that will be retained to conduct tests 
and inspection on this project.

Firm Address, Telephone, EmailResponsibility

1. Special Inspection
(Except for Geotechnical)

TBD Street
City, State
Ph: XXX.XXX.XXXX
Email: 

2. Materials Testing TBD Street
City, State
Ph: XXX.XXX.XXXX
Email: 

3. Geotechnical Inspection TBD Street
City, State
Ph: XXX.XXX.XXXX
Email: 

* TBD Street
City, State
Ph: XXX.XXX.XXXX
Email: 

* Additional inspections may be required at the discretion of the Building Official.

SEISMIC REQUIREMENTS (Section 1705.13)

Description of seismic-force-resisting system and designated seismic systems subject to
special inspections per Section 1705.13:
Light-framed walls sheathed with wood structural panels rated for shear resistance or steel 
sheets (ASCE 7, Table 12.2-1, Line A.15)

The extent of the main seismic-force-resisting system is defined in more detail in the 
construction documents.

WIND REQUIREMENTS (Section 1705.12)

Description of main wind-force-resisting system and designated seismic systems subject to 
special inspections per Section 1705.12:

Not Applicable

The extent of the main wind-force-resisting system is defined in more detail in the construction 
documents.

SCHEDULE OF SPECIAL INSPECTIONS                                                                                       
Column Header Notation Used in Table:

C Indicates continuous inspection is required.
P Indicates periodic inspections are required. The notes and/or contract documents should

clarify.
Box Entry Notation Used in Table:

X Is placed in the appropriate column to denote either "C" continuous or "P" periodic
inspections.

-- Denotes a one-time activitiy or one whose frequency is defined in some other manner.
Additional details regarding inspections are provided in the project specifications or notes on the 
drawings.

C NotesPVerification & Inspection

1705.6 - Soils

NotesX1. Verify materials below shallow footings are adequate
to achieve the desired bearing capacity

2. Verify excavations are extended to proper depth and  
have reached proper material

X

3. Perform classification and testing of compacted fill 
materials

4. Verify use of proper materials, densities, and lift 
thicknesses during placement and compaction of 
compacted fill

5. Prior to placement of compacted fill, inspect subgrade 
and verify that site has been prepared properly

X

X

X

STATEMENT OF SPECIAL INSPECTIONS                                                                                   
1. This Statement of Special Inspection is submitted in fulfillment of the requirements of the

Governing Building Code, section 1704 and 1705. 
2. Special Inspections and Testings will be preformed in accordance with the approved plans

and specifications, this statement and the Governing Building Code, Section 1704 , 1705 ,
1707 , and 1708.

3. The schedule of Special Inspections summarizes the Special Inspections and tests required.
Special Inspectors will refer to the approved plans and specifications for detailed special
inspection requirements. Any additional tests and inspections required by the approved plans
and specifications will also be performed.

4. Interim reports will be submitted to the Building Official and the Registered Design
Professional in Responsible Charge in accordance with the Governing Building Code Section
1704.2.4.

5. A Final Report of Special Inspections documenting required Special Inspections, testing and
correction of any discrepancies noted in the inspections shall be submitted prior to issuance
of a Certificate of Use and Occupancy (Section 1704.2.4). The Final Report will document:

(a) Required special inspections.
(b) Correction of discrepancies noted in inspections.

6. The Owner recognizes his or her obligation to ensure that the construction complies with the
approved permit documents and to implement this program of special inspections. In partial
fulfillment of these obligations, the Owner will retain and directly pay for the Special
Inspections as required in the Governing Building Code, Section 1704.2.

7. 1704.4 Contractor responsibility.  Each contractor responsible for the construction of a main
wind- or seismic force-resisting system, designated seismic system or a wind- or seismic 
force-resisting component listed in the statement of special inspections shall submit a 
written statement of responsibility to the building official and the owner or the owner's 
authorized agent prior to the commencement of work on the system or component. The 
contractor's statement of responsibility shall contain acknowledgement of awareness of the 
special requirements contained in the statement of special inspection.

PCVerification & Inspection Notes

1705.3 - Concrete

4. Inspect anchors post-installed in hardened concrete

a. Adhesive anchors1 installed in horizontally or
upwardly inclinded orientations to resist sustained
tension

b. Mechanical anchors2 and adhesive anchors1 not
defined in 4.a

X

X

FOOTNOTES:
1. Prior to epoxy placement, it must be verified that the hole is clean, dry, and free of loose

debris
2. Periodic inspection shall take place such that the installation of a minimum of two (2)

anchors per each shear wall are observed

FOUNDATIONS
1. Refer to Structural Design Parameters section on sheet S-1.1 for all soil design values used

in calculations.
2. Soils values per Table 1806.2 of the latest edition of the Governing Building Code.
3. Unexpected Soil Conditions: At the discretion of the engineer of record, or the local building 

department, a soils report may be required in the event that substandard material is 
discovered on site. If this occurs, contact Engineer of Record for further guidance.

4. All compaction, fill, backfilling and site preparation shall be performed in accordance with
project soils report or the Governing Building Code Chapter 18 & Appendix J. All such work
shall be performed under the supervision of the building official.

5. Excavate to required depths and dimensions (as indicated in the drawings), cut square and
smooth with firm level bottoms. Care shall be taken not to over-excavate foundation at lower
elevation and prevent disturbance of soils around high elevation.

6. Foundations shall be poured in neat excavations.
7. Excavate all foundations to required depths into compacted fill or natural soil (as per plans

and details) and as verified by the building official.
8. All foundations shall be inspected and approved by the appropriate building official prior to

forming and placement of reinforcing or concrete.
9. Foundations shall not be poured until all required reinforcing steel, framing hardware,

sleeves, inserts, conduits, pipes, etc. and formwork is properly placed and inspected by the
appropriate building official/inspector(s).

10. It is the responsibility of the contractor in charge of framing to properly position all holdown
bolts, anchor bolts, column bases, and all other cast-in-place hardware. Refer to typical
details. All hardware to be secured prior to foundation inspections.

11. The sides and bottoms of dry excavations must be moistened to optimum moisture content 
or just above, just prior to placing concrete. Conversely, de-water footings as required to 
remove standing water and to maintain optimum working conditions.

12. The Contractor shall be solely responsible for all excavation procedures including lagging,
shoring, and the protection of adjacent property, structures, streets, and utilities in
accordance with all federal, state and local safety ordinances. The Contractor shall provide
for the design and installation of all cribbing, bracing and shoring required.

Use
EWS 

Combination 
Symbol

Species / 
Grade

Flexural 
Stress, Fb 

(psi)

Modulus of 
Elasticity, E 

(ksi)

Horiz. Shear 
Stress, Fv 

(psi)

Compression
Fc para. Fc perp.

(psi) (psi)
Simple Span Bm. 24F-V4 DF +2,400/-1,850 1,800 265 1,650 650

Continuous or 
Cantilever Bm. 24F-V8 DF +/- 2,400 1,800 265 1,650 650

Columns 2 DF / L2 +/- 1,800 1,600 265 1,650 650
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.

Date:
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Scale:
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.
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15/32" CDX Plywood6 2x 10d 6" 48"N 2x 10" 17" 13" 5"13"

SHEARWALL SCHEDULE

NAILING1 TRANSFERS2DESCRIPTION

SIZE SPC'GPANEL
B'DRY

5/8"Ø3

AB
MATERIALSNO. DBL.

SIDED
SILL

PLATE
SDS4

Screw
A35, LTP4,6,7,8

or LTP5
RBC 16d9SDWS5

Screw

15/32" CDX Plywood4 2x 10d 4" 38"N 3x 7" 12" 9" 3"9"

1.   All nails to be COMMONS. DO NOT use box type nails. All "field" nailing to be 12"oc, UNO. Penetration shall be 1-1/2" Min. in framing.
2.   All transfers to be installed into min. 1-1/2" thick members, UNO. Where clips are spaced less than 6" oc, stagger clips on each

side of wall.
3.   All shear walls to have 5/8" anchor bolts, embeded 7" into concrete foundations, with  3"x3"x0.229" thick plate washers,

minimum. Washers may be slotted (slot length not to exceed 1-3/4") w/ standard cut washer placed between nut and plate
washer. Washers shall extend within 1/2" of the edge of the bottom plate on the sheathed side.  At walls sheathed on 2 sides,
plate washers shall be alternated to each side of plate. [Governing Bulding Code, Section 2308.3.1] [AF&PA SDPWS 4.3.6.4.3]

4. Simpson SDS 1/4"x5" Screws through 2x sill, or SDS 1/4"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ESR 2236]

5. Simpson SDWS 0.22"x5" Screws through 2x sill, or SDWS 0.22"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ES AC233]

6. See details for permitted transfer clip types and locations.
7. Orient LTP4 and LTP5 clips such that the long dimension is horizontal.
8. Where LTP4 clips are installed over shear wall sheathing, fasten with full length 8d common nails.
9. 16d common nails through the sill plate to rim member or blocking.
10. Install screws into 3-1/2" wide continuous member, staggered 1-1/2" apart.
11. Install screws into Glulams or solid sawn member.  LSL, LVL, or PSL members are NOT acceptable, UNO.

FOOTNOTES:

A CS14 (2) 2x N/A

E (2) 2x N/AMSTC66B3

1 HDU4 (2) 2x

2 HDU8

18/S-3.2

4x
Per Details

19 & 20/S-3.2

4 & 5/S-3.1

FOOTNOTES:
1.  Shared holdowns to be installed per detail 10/S-1.1, Typical Shearwall
     Intersections, (UNO)
2.  All holdowns shown shall be continued down to the foundation with the
     same size holdowns and post, (UNO)

HOLDOWN SCHEDULE

TYPE HOLDOWN MIN. POST ANCHOR /
EMBEDMENT DETAILS1,2

(N) Beams (per Call-out)

(N) Floor Joists -- 2x6 D.F. #2 @ 16" oc
in Simpson LU Hangers, Typ. (UNO)

(N) Deck Joists -- 2x6 D.F. #2 @ 16" oc
in Simpson U Hangers. (UNO)

(E) Framing (to Remain)

(E) Beams (to Remain)

All Lumber 4x6, 6x6 and Smaller to be DF #2 UNO
All Lumber 4x8, 6x8 and Larger to be DF #1 UNO

Floor sheathing to be 1-1/8" plywood or OSB, T & G,
PI 60/32,  glued and nailed w/ 10d commons at 6", 6", 12"

Waterproofing, flashing, & finish details per Architecturals.

All Beams to Bear on Plates w/ Indicated
Post or Doubler Below UNO

Provide wall length continuous full depth solid blocking 
(where floor joists perpendicular) or double floor joist
(where joists parallel) for all walls above.

GENERAL FRAMING NOTES

All Hangers Shall be Installed w/ Max. Nailing per Mfr. & 
Sized for Full Width & Depth of Supported Members, UNO
Floor sheathing to be 3/4" plywood or OSB, T & G,
PI 40/20,  glued and nailed w/ 10d commons at 6", 6", 12"

See General Notes & Specifications for additional
requirements and material specifications.
All dimensions per Architectural plans
Contractor to VERIFY all dimensions w/ Architectural 
plans PRIOR to commencement of construction.

GENERAL FOUNDATION NOTES

Wood Framed Wall Above (See S-2.2)

(N) Pad Foundation per Details
Dimensions per Plan
w/ #4 @ 12" oc EW, (3) Min.

(E) Foundation & Stem Wall to Remain

(E) Pad Foundation
to Remain

All Walls to have Continuous Double Top 
Plates, All Splices to be per Detail 7/S-1.1

Contractor shall verify all existing conditions prior 
to construction & contact Engineer and Architect 
regarding any discrepancies.

(E) Wood-Framed Wall to be Removed

Foundations per Governing Building Code, Table 1806.2
At the request of the client (or client's agent), Ashley & Vance 
Engineering has designed the foundations in conformance with 
Table 1806.2. If the building official determines that expansive 
soils are present, or other geologic issues of concern, then they 
may require that special provisions be made to the foundation 
design to safeguard against damage due to the expansiveness 
or due to other geologic issues. If this becomes the situation, all 
foundation construction must be halted and the client, at their 
own expense, shall: (a) obtain a soils report prepared by a Soils 
Engineer licensed in the state of the project; (b) commission 
Ashley & Vance Engineering to revise the foundation plans and 
details, and framing plans if necessary, to reflect the 
recommendations of the soils report; (c) submit the revised plans 
to the Building Department for approval.

(N) Foundation & Stem Wall per Details

12" Wide x 8" Deep x 24" Embedment
w/ (2) #4 Cont. (UNO)

Foundation per Details

12" Wide x 24" Embedment
w/ (2) #4 Top & Bot. (UNO)

Denotes Step in Framing, Step Ht. 
& Extent per Arch.

DN
DN

Dining

Living

St
or

ag
e

Storage

Kitchen

Fi
re

UP

1 1

EXISTING BUILDING NOTES
All As-Built Structural Information Taken 
From Archived Plans dated 9/19/1955

(N) 2x8 @ 16" o.c.

(N) 4x8
Flush

(N) 4x8
Landing Bm.

(N) 4x8
Landing Bm.

(E
) F

rm
g.

 to
R

em
ai

n,
 T

yp
.

(E) Frmg. to
Remain, Typ.

(E) Frmg. to
Remain, Typ.

(E) Frmg. to
Remain, Typ.

(E) Frmg. to
Remain, Typ.

(E
) F

rm
g.

 to
R

em
ai

n,
 T

yp
.

HUC

Per Arch.

(N) Fireplace Footing 
Doweled to (E) Stemwall

Typ.3
S-3.1

Typ.3
S-3.1

Typ.3
S-3.1

1
1

48'
0"

1
14

8'0"

11 6
5'6"

11 6
4'0"

1
1

45'
0"

11 4
3'6"

1 16
15'0"

2
2

2 9'
6"

15
S-3.2

1
S-3.1

2
S-3.1

2
S-3.1 (N

) 2
x6

 D
.F

.
#2

 @
 1

6"
 o

.c
.

Typ. 3
S-3.1

Typ. 3
S-3.1

6
S-3.1

Typ. 8
S-3.1

(N
) 4

x8
 D

.F
. #

2
La

nd
in

g 
Bm

.

(N
) 4

x8
 D

.F
. #

2
La

nd
in

g 
Bm

.
1'

-6
"S

q.
Ty

p.

12" Min.
End Length

Typ. of (4)

7
S-3.1

4x
4

4x4

4x4

4x6

Pe
r A
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h.

1

1

(N) 2x Blkg. Below 
Stair Landing

Strengthen (E) 2x6
Joists w/ (N) 2x6

Sistered to Each (E) Joist
Below Stairs
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.
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15/32" CDX Plywood6 2x 10d 6" 48"N 2x 10" 17" 13" 5"13"

SHEARWALL SCHEDULE

NAILING1 TRANSFERS2DESCRIPTION

SIZE SPC'GPANEL
B'DRY

5/8"Ø3

AB
MATERIALSNO. DBL.

SIDED
SILL

PLATE
SDS4

Screw
A35, LTP4,6,7,8

or LTP5
RBC 16d9SDWS5

Screw

15/32" CDX Plywood4 2x 10d 4" 38"N 3x 7" 12" 9" 3"9"

1.   All nails to be COMMONS. DO NOT use box type nails. All "field" nailing to be 12"oc, UNO. Penetration shall be 1-1/2" Min. in framing.
2.   All transfers to be installed into min. 1-1/2" thick members, UNO. Where clips are spaced less than 6" oc, stagger clips on each

side of wall.
3.   All shear walls to have 5/8" anchor bolts, embeded 7" into concrete foundations, with  3"x3"x0.229" thick plate washers,

minimum. Washers may be slotted (slot length not to exceed 1-3/4") w/ standard cut washer placed between nut and plate
washer. Washers shall extend within 1/2" of the edge of the bottom plate on the sheathed side.  At walls sheathed on 2 sides,
plate washers shall be alternated to each side of plate. [Governing Bulding Code, Section 2308.3.1] [AF&PA SDPWS 4.3.6.4.3]

4. Simpson SDS 1/4"x5" Screws through 2x sill, or SDS 1/4"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ESR 2236]

5. Simpson SDWS 0.22"x5" Screws through 2x sill, or SDWS 0.22"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ES AC233]

6. See details for permitted transfer clip types and locations.
7. Orient LTP4 and LTP5 clips such that the long dimension is horizontal.
8. Where LTP4 clips are installed over shear wall sheathing, fasten with full length 8d common nails.
9. 16d common nails through the sill plate to rim member or blocking.
10. Install screws into 3-1/2" wide continuous member, staggered 1-1/2" apart.
11. Install screws into Glulams or solid sawn member.  LSL, LVL, or PSL members are NOT acceptable, UNO.

FOOTNOTES:

Dining

Living

St
or

ag
e

Storage

Kitchen

Fi
re

(E) Hdr. (E) Hdr.

(E
) H

dr
.

(E
) H

dr
.

(E) Hdr.

(E
) H

dr
.

(N) 4x6 Hdr.(N) 4x6 Hdr.(N) 4x6 Hdr.
(N) 4x6 Hdr.

(N
) 4

x8
H

dr
.

(N
) 4

x6
 C

on
t. 

H
dr

.

DN

(N
) 6

x8
R

id
ge

CBTZ
E/W Beam to Post

CBTZ
E/W Beam to Post

2-2x2-2
x

4x4
K.P.

13
S-3.2

12
S-3.2

4
S-3.2

4x6K.P.

10
S-3.2

1
S-3.2

1
S-3.2

5
S-3.2

2
S-3.2

6
S-3.2

5
S-3.2

7
S-3.2

8
S-3.2

8
S-3.2

(E) Ridge Beam to Remain

(E)Post

Denotes Approximate Areas of Overbuild. Overbuild 
Framing Consists of 2x8 Ridge, 2x6 Rafters, with 2x4 
Vertical Supports @ 48" o.c., Staggered.

All Lumber 4x6, 6x6 and Smaller to be DF #2 UNO
All Lumber 4x8, 6x8 and Larger to be DF #1 UNO

See General Notes & Specifications for additional 
requirements and material specifications.
All dimensions per Architectural plans
Contractor to VERIFY all dimensions w/ Architectural plans 
PRIOR to commencement of construction.

(N) Beams (per Call-out)

(N) Floor Joists -- 2x10 @ 12" oc
in Simpson ITS Hangers, Typ. (UNO)

Floor sheathing to be 1-1/8" plywood or OSB, T & G,
PI 60/32,  glued and nailed w/ 10d commons at 6", 6", 12"

Waterproofing, flashing, & finish details per Architecturals.

All Beams to Bear on Plates w/ Indicated
Post or Doubler Below UNO

Provide wall length continuous full depth solid blocking 
(where floor joists perpendicular) or double floor joist
(where joists parallel) for all walls above.

GENERAL FRAMING NOTES

(E) Framing (to Remain)

(E) Beams (to Remain)

Contractor shall verify all existing conditions prior 
to construction & contact Engineer and Architect 
regarding any discrepancies.

All Hangers Shall be Installed w/ Max. Nailing per Mfr. & 
Sized for Full Width & Depth of Supported Members, UNO

Floor sheathing to be 3/4" plywood or OSB, T & G,
PI 40/20,  glued and nailed w/ 10d commons at 6", 6", 12"

(N) Roof Rafters -- 2x6 D.F. #2 @ 24" oc
in Simpson LUS Hangers, Typ. (UNO)

Roof sheathing to be ½" plywood or OSB, PI 24/0,  nailed w/ 
10d commons at 6", 6", 12"

(N) Non-Struc. Wood-Framed Wall

Wall Thickness per Arch.
Min. 2x4 D.F. Stud @ 16" o.c.

(E) Wood-Framed Wall to Remain

(N) Struc. Wood-Framed Wall

Wall Thickness per Arch.
Min. 2x4 D.F. Stud @ 16" o.c.

Walls above

 (shown for clarity)

Stud wall locations per Architecturals.

WALL SCHEDULE

All Walls to have Continuous Double Top 
Plates, All Splices to be per Detail 7/S-1.1

(E) Wood-Framed Wall to be Removed

(N) 4x4

K.P.10
S-3.2

2-2xTrmr

Post Abv.

per S-2.3

(N) (2) 1-¾" x 14" LVL
Bot. Flush Beam

(E
) 2

x4
 R

J 
to

 R
em

ai
n

(N
) 4

x1
0

H
dr

.

(N
) 4

x6

Pos
t

(N) 4x4Trmr

4x
4

Trm
r

(N
) (

2)
 1

¾
" x

 9
½

"
LV

L 
H

dr
.

15
S-3.2

16
S-3.2

(N) 4
x6

Post

(N) 4x6Post

(N
) 4

x8
 D

ro
p 

B
m

. (N
) 4

x6
H

dr
.

Post Abv.

per S-2.3

(E
) 2

x4
 R

J 
to

 R
em

ai
n

E E

1
A

1A

E

E

20
S-3.2

19
S-3.2

1 E

E

(N) 4x8 In Wall Abv.
Locate per Arch

(N
) 8

x1
0

D
ro

p 
B

m
.

(N
) 4

x6
H

dr
.

(N
) 4

x6
H

dr
.

2-2x

Trmr

(N) 8х8  Post CJTZ
(N) 8х8

Post
CJTZ

EXISTING BUILDING NOTES
All As-Built Structural Information Taken 
From Archived Plans dated 9/19/1955

(N) 4x8
Landing Bm.

(N) 4x8
Landing Bm.

(N) 2x8 @ 16" o.c.

(N) 8x10 D.F.
#1 Drop Bm.

(N
) 8

x1
0

D
ro

p 
B

m
.

1
S-3.2

(N
) 4

x4

(N) 4x6

HUC

Install (N) Full-Height Balloon-Framed
Studs or Provide 30" Long CS14 Strap

Each Stud Across Top Plates

A CS14 (2) 2x N/A

E (2) 2x N/AMSTC66B3

1 HDU4 (2) 2x

2 HDU8

18/S-3.2

4x
Per Details

19 & 20/S-3.2

4/S-3.1

FOOTNOTES:
1.  Shared holdowns to be installed per detail 10/S-1.1, Typical Shearwall
     Intersections, (UNO)
2.  All holdowns shown shall be continued down to the foundation with the
     same size holdowns and post, (UNO)

HOLDOWN SCHEDULE

TYPE HOLDOWN MIN. POST ANCHOR /
EMBEDMENT DETAILS1,2

15
S-3.2

17
S-3.2

1
A

2-2x

19
S-3.2

20
S-3.2

1
1

4
8'0"

A 1
1

48'
0"

A
2

2
2 9'
6"

1
1

45'
0"

11 6
5'6"

11 4
3'6"

11 6
4'0"

A
1 16

15'0"

(N
) 4

x4

(N) 2x10 D.F. #2
@ 12" oc
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.

Date:

A&V Job No.:

Scale:

Proj. Engr.:

Proj. Mngr.:

Phone Ext.:

Phone Ext.:
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21
0 

Ea
st

 C
ot

a 
St

re
et

Sa
nt

a 
B

ar
ba

ra
, C

A 
93

10
1

(8
05

) 9
62

-9
96

6

ESSIONAL ENGINEER

FORPDERETSI
GE

R

  

LIVC I
CALIFORNIA

FO
TATS

E

C 76732
Exp. 06-30-12

R.

PAU L BELMONT 

 PLAN REVIEW SET
N O T   F O R   C O N S T R U C T I O N

2 Plan Check DD Mon. YYYY

3 Plan Check DD Mon. YYYY

4 Plan Check DD Mon. YYYY

5 Plan Check DD Mon. YYYY

6 Plan Check DD Mon. YYYY

7 Plan Check DD Mon. YYYY

8 Plan Check DD Mon. YYYY

9 Plan Check DD Mon. YYYY

 

 A
pr

 7
, 2

02
3

10
:5

2:
05

 A
M

15/32" CDX Plywood6 2x 10d 6" 48"N 2x 10" 17" 13" 5"13"

SHEARWALL SCHEDULE

NAILING1 TRANSFERS2DESCRIPTION

SIZE SPC'GPANEL
B'DRY

5/8"Ø3

AB
MATERIALSNO. DBL.

SIDED
SILL

PLATE
SDS4

Screw
A35, LTP4,6,7,8

or LTP5
RBC 16d9SDWS5

Screw

15/32" CDX Plywood4 2x 10d 4" 38"N 3x 7" 12" 9" 3"9"

1.   All nails to be COMMONS. DO NOT use box type nails. All "field" nailing to be 12"oc, UNO. Penetration shall be 1-1/2" Min. in framing.
2.   All transfers to be installed into min. 1-1/2" thick members, UNO. Where clips are spaced less than 6" oc, stagger clips on each

side of wall.
3.   All shear walls to have 5/8" anchor bolts, embeded 7" into concrete foundations, with  3"x3"x0.229" thick plate washers,

minimum. Washers may be slotted (slot length not to exceed 1-3/4") w/ standard cut washer placed between nut and plate
washer. Washers shall extend within 1/2" of the edge of the bottom plate on the sheathed side.  At walls sheathed on 2 sides,
plate washers shall be alternated to each side of plate. [Governing Bulding Code, Section 2308.3.1] [AF&PA SDPWS 4.3.6.4.3]

4. Simpson SDS 1/4"x5" Screws through 2x sill, or SDS 1/4"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ESR 2236]

5. Simpson SDWS 0.22"x5" Screws through 2x sill, or SDWS 0.22"x8" Screws through 3x sill or double plates. Install into minimum
1-3/4" thick members (rim and/or blocking). [ICC ES AC233]

6. See details for permitted transfer clip types and locations.
7. Orient LTP4 and LTP5 clips such that the long dimension is horizontal.
8. Where LTP4 clips are installed over shear wall sheathing, fasten with full length 8d common nails.
9. 16d common nails through the sill plate to rim member or blocking.
10. Install screws into 3-1/2" wide continuous member, staggered 1-1/2" apart.
11. Install screws into Glulams or solid sawn member.  LSL, LVL, or PSL members are NOT acceptable, UNO.

FOOTNOTES:

Primary
Bedroom

Primary
Closet

Primary
Bath

(N) 4x6
Hdr.

(N) 4x8 Hdr.

12
S-3.2

11
S-3.2 Sim.

9
S-3.2

9
S-3.2 3

S-3.2 Sim.

3
S-3.2

(N) 4x6K.P.

10
S-3.2

(N
) 4

x6
K.

P.

10
S-3.2Sim.

Roof sheathing to be ½" plywood or OSB, PI 24/0,  
nailed w/ 10d commons at 6", 6", 12"

See General Notes & Specifications for additional 
requirements and material specifications.
All dimensions per Architectural plans
Contractor to VERIFY all dimensions w/ Architectural plans 
PRIOR to commencement of construction.

(N) Beams (per Call-out)

(N) Roof Rafters -- 2x6 D.F. #2 @ 24" oc
in Simpson LUS Hangers, Typ. (UNO)

Waterproofing, flashing, & finish details per Architecturals.

GENERAL FRAMING NOTES

(E) Framing (to Remain)

(E) Beams (to Remain)

Contractor shall verify all existing conditions prior 
to construction & contact Engineer and Architect 
regarding any discrepancies.

All Lumber 4x6, 6x6 and Smaller to be DF #2 UNO
All Lumber 4x8, 6x8 and Larger to be DF #1 UNO
All Beams to Bear on Plates w/ Indicated
Post or Doubler Below UNO
All Hangers Shall be Installed w/ Max. Nailing per Mfr. & 
Sized for Full Width & Depth of Supported Members, UNO

(N) Struc. Wood-Framed Wall

Wall Thickness per Arch.
Min. 2x4 D.F. Stud @ 16" o.c.

(N) Non-Struc. Wood-Framed Wall

Wall Thickness per Arch.
Min. 2x4 D.F. Stud @ 16" o.c.

(E) Wood-Framed Wall to Remain

Stud wall locations per Architecturals.

WALL SCHEDULE

All Walls to have Continuous Double Top 
Plates, All Splices to be per Detail 7/S-1.1

(E) Wood-Framed Wall to be Removed

(N
) 4

x4
Po

st

(N
) (

3)
 1

-¾
" x

 1
6"

LV
L 

R
id

ge

11
S-3.2Sim.

(N) 2x6 D.F. #2
@ 24" oc

(N) 2x6 D.F. #2
@ 24" oc

(N) 4x4Post

(N) 4x6
Hdr.

(N
) 4

x6
H

dr
.

(N
) 4

x6
H

dr
.(N
) 4

x6
H

dr
.

(N) 4x6
Hdr.

(N) 4x6
Hdr.

(N
) 4

x6
 H

dr
.

EXISTING BUILDING NOTES
All As-Built Structural Information Taken 
From Archived Plans dated 9/19/1955

A CS14 (2) 2x N/A

E (2) 2x N/AMSTC66B3

1 HDU4 (2) 2x

2 HDU8

18/S-3.2

4x
Per Details

19 & 20/S-3.2

4/S-3.1

FOOTNOTES:
1.  Shared holdowns to be installed per detail 10/S-1.1, Typical Shearwall
     Intersections, (UNO)
2.  All holdowns shown shall be continued down to the foundation with the
     same size holdowns and post, (UNO)

HOLDOWN SCHEDULE

TYPE HOLDOWN MIN. POST ANCHOR /
EMBEDMENT DETAILS1,2

A A4
9'6"

A
A

6
17

'0
"

A
A

6
12

'6
"

E E4
7'0"
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.

Date:

A&V Job No.:

Scale:

Proj. Engr.:

Proj. Mngr.:

Phone Ext.:
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17 1

2

3

4

5

6

7

8
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12

14

15

16

18

19

20

13

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED

NOT USED NOT USED

Per Plan

E
m

db
ed

m
en

t
pe

r P
la

n

3"
 C

lr.
Ty

p.

2x/Hardwood 
Decking per Arch.

TYPICAL DECK STAIR

2x14 PT Stringers at 24" o.c. Max, 3 
Min. Max Span =10'. Dbl. Stringers for 
Spans >10' and <15'. Notch as Req'd 
at Landing and Treads. Notches Shall 
be Clean and Neat, Do Not Over-Cut. 

2x PT Tread, Rise and 
Run per Arch.

2 - 1/2"Ø Thrd. Rod Anchors, Drill 
and Epoxy, 2-1/2"  Embed

L3"x3"x1/4" x 8" Long, Typ. Ea. Stringer

1-1/2" Typ.

Deck Joists and 
Hanger per Plan

HUS28 Interior/L70 Exterior, 
Stringer to Beam, Typ. at Landing

Landing Beam 
per Plan

Simpson TAZ Ea.
Side of Tread, Typ.

6"
 M

in.
 a

t
In

t. 
St

rin
ge

r

Foundation per Plan 
w/ (2) #4 T&B

Holdown per Plan

Holdown Post per Plan

Full-Width Blkg.
Below (N) HD

Le

2" Min.
(Maximize)

3"
 C

lr.
M

in
.

Anchor Rod Schedule

Holdown Anchor Rod Le Pull Test Load

HDU4 5/8" 12" 6,509 lbs

HDU8 7/8" 16" 13,306 lbs

(E) Footing, Contractor 
to Verify Dimensions 
for Req'd Embedment

HOLDDOWN PULL TEST REQUIREMENTS

All-Thread Rod per Sched. 
Drill & Epoxy into (E) Ftg. w/ 
Simpson SET-3G Epoxy

Install holdowns in existing footings with 
threaded rod and embed in epoxy. Special 
inspection is required. Pull test specified  
anchors installed in existing footing to the 
loads indicated above. Per ESR 2508, pull 
test loads are based on the minimum of 
0.67 x adhesive bond strength or 0.8 x 
anchor strength

SHEAR @ (E) SILL PLATE @ RAISED FLOOR

4"

Min of (2) URFP
Clips per Sill Plate

(E) Cont. Rim or Blkg, Add 
(N) Blkg as Req'd

(N) 2 - 1/2" Titen HD 
Screws  per URFP. 
4" Embed, Typ.

(N) Simpson URFP
Spaced per Bolt Spacing

on SW Schedule

Note: OK to Substitute
Titen HDs w/ 4" Embed in

Lieu of URFP Anchor.

SECTION

SW Boundary Nailing

New Shearwall
per Plan

Dbl. Studs or 3x Members 
at Panel Joints per Plan 
Nail Dbl. Studs with (2) 16d 
@ 10" o.c. Staggered 

SIDE VIEW

Simpson URFP Spaced per
SW Schedule Install per

Mfr. Spec's. Minimum of (2)
URFP Clips per Sill Plate

(N) Wall Sheathing per Plan
(N) SW Boundary Nailing

(N) SDS Screws or 16d 
per SW Schedule

(N) LTP4 spaced per 
SW Schedule (Or A35 
Other Side)

(E) Foundation per Plan

(E) 2x Sill Plate

Ftg. Width
per Plan

3" C
lr.

8"
 M

in
.

(E) Floor Framing to 
Remain

PT Sill Pl. & AB's per 
SW Sched. & Specs.

Sheathe Per SW
Above, SW Type 6 Min.

#4 @ 18" oc EW, 
Ctr. in Stem Wall

Hook Vert. Reinf. into
Ftg. & Alt. Dir. of Hook

Cont. Reinf. per Plan

SW Transfer per Sched.
(LTP4, A35, etc.)

Solid Blkg. @ 48" oc Where 
Flr. Frmg. Para. to Wall

8"

TYPICAL INTERIOR RAISED FOUNDATION

Shear Wall BN, Typ.

Cripple Wall or Solid 
Blkg. if <14" Tall

SW as Occurs per PlanSW Transfer per Sched.
(SDS, A35, etc.)

Solid Rim/Blkg. per Specs.
& SW Sched.

Floor BN

8" M
in

. 1'
-6

" M
in

.
3'

-0
" M

ax
.

Ft
g.

 E
m

be
d.

 p
er

 P
la

n,
Bl

w
. L

ow
es

t o
f P

ad
Su

bg
ra

de
 o

r A
dj

.
G

ra
de

HOLDOWN TO STEM WALL

Shear Wall per Plan

HD Post per Plan

Holdown per Plan
(Install per Mfr. Specs.)

Floor Framing Per Plan

E
m

be
d

Pe
r P

la
n

Bolt Coupler as
Req'd to Extend Bolt

Squash Blkg to Match
Post Size Abv.

Stem Wall & Reinf. 
Per Details

Simpson AB (Size & 
Embed per HD Sched.)

Add'l #4 Vert. Adj. to Anchor 
Rod (2 at HDU11-HDU14)

1-3/4" Edge
Distance Min.

SHEAR WALL TO EXISTING STEM WALL

Shear Wall per Plan

Shear Wall BN

Floor BN

SW Transfer per Sched. 
(SDS, A35, etc.) 

Decking per Arch.

Solid Blkg. @ 48" oc Where
Flr. Frmg. Para. to Beam

(E) Flr Framing to Remain

Floor BN

(E) Stem Wall, Contractor 
to Verify Dimensions for 
Req'd Embedment

Simpson Titen HD Bolt Spaced
per SW Sched. Install per Mfr.
Spec's (Refer to SW Sched. &

Spec's for Add'l Requirements)

1-3/4" Edge
Distance Min. 

2x Ledger w/ (2) 3" SDS
Screws @ 16"oc

Deck Frmg. & Hgr. per Plan

POST TO ISOLATED PAD

Floor Framing
per Plan

Slope Top to Drain

Form 10" Square or
Use 10" Sonotube

#3 Ties 12" o.c.

(4) #4 Vert. Bars
w/ 8" Hooks

#4 @ 12"oc Ea. Way
(3 Bars E.W. Min.)

PBS to Fit

per Plan

8" M
in

12
" M

in

18
" M

in

Solid Blkg 
Btwn Posts

Post per Plan w/ 
LTP4 to Sill 
Plate

Match Post Abv.
w/ BC to Fit

3"
 C

lr

E
m

be
d.

pe
r P

la
n

Ftg. Width
per Plan

3" C
lr.

8"
 M

in
.

Ft
g.

 E
m

be
d.

 p
er
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Deck Frmg. & 
Orientation per Plan

PT Sill Pl. & AB's per 
SW Sched. & Specs.8" M

in
.

Sheathe Per SW
Type 6

#4 @ 18" oc EW, 
Ctr. in Stem Wall

Hook Vert. Reinf. into
Ftg. & Alt. Dir. of Hook

Cont. Reinf. per Plan

Appd. Finish Grade

SW Transfer per Sched.
(LTP4, A35, etc.)

Solid Blkg. @ 48" oc Where 
Flr. Frmg. Para. to Wall

8"

TYPICAL DECK FOUNDATION

Shear Wall BN, Typ.

OK to Omit SW Transfer
Hdw. Where Sheathing

Cont. Over & BN to Rim

Cripple Wall or Solid 
Blkg. if <14" Tall

1'
-6

" M
in

.
3'

-0
" M
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Decking per Arch.
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The use of these plans and specifications shall be 
restricted to the original site for which they were prepared 
and publication thereof is expressly limited to such use.  
Reproduction or publication by any method, in whole or in 
part, is prohibited.  Title to these plans and specifications 
remain with Ashley & Vance Engineering, Inc.  without 
prejudice.  Visual contact with these plans and 
specifications shall constitute prima facie evidence of the 
acceptance of these restrictions.

Engineer of Record:

DO NOT SCALE THESE DRAWINGS.  Refer to Architectural plans for all dimensions.
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SHEAR TRANSFER: EDGE BEAM AT WALL

Flush Floor 
Beam per Plan

SW Above
per Plan

Floor Frmg., Orientation,
& Hgr. per Plan

Solid Blkg. @ 48" oc Where
Flr. Frmg. Para. to Beam

Shear Wall BN

2x Blkg. to Receive Roof BN from Abv
w/ 16d @ BN Spacing into Bm 

(E) Roof Framing per Plan

LUS Hangers to 
Face of Beam

Floor BN

2x4 Blkg. w/ 16d @ 6" oc

Upper SW Transfer per
Sched. (SDS, A35, etc.)

PORCH ROOF FRAMING

Simpson ST18 Strap @ 48" o.c.

Bm. per Plan

Post per Plan

Framing per Plan

2x T&G per Arch.

Sheathing per Plan

Bm. per Plan

A35 @ 32" o.c. Alt.
Sides of Beam

3x Blkg. Chamfer
As Req'd

(2) ¾" Ø Thru Bolts

2"
Ty

p.

½" Ø Lag Screw

6" M
in

.

SHEAR TRANSFER AT EXISTING ROOF

(E) Roof Sheathing per Plan

Framing Clip Spaced at 75% That 
Indicated per SW Schedule, Install to (E) 
Sheathing w/Spax #6x1/2" Pan Head 
Wood Screws, DO NOT OVERDRIVE

(E) Fascia, as Occurs

(E) Exterior Sheathing

SW Boundary Nailing

SW per Plan

Wall per Plan

(E) Roof Framing 
per Plan

SW Transfer per SW 
Sched. (LTP4, A35, 
etc.) 

SHEAR TRANSFER AT (E) GABLE END

*Roof Boundary 
Nailing Can Be Used 
In Lieu Of A35 w/ 
Spax

*Sheathing May Occur On
Interior or Exterior

Shearwall BN
Where Occurs

A35 or LPT4 on Other 
Side per SW Schedule 
(48" o.c. Max.)

Shearwall per Plan
Balloon Framed

Full Depth Blocking
@ 48" o.c.

Frmg. Clip Spaced at 1.5x
That Indicated per SW

Sched., Install to (E)
Sheathing w/Spax #6x1/2"
Pan Head Wood Screws,

DO NOT OVERDRIVE (E) Sheathing to Remain

(E) Sheathing to Remain

*Finish Eave and 
Fascia Per Arch

24" Max.24" Min.

SHEAR TRANSFER AT GABLE END

Roof Boundary 
Nailing

(2) 16d Each End

2x4 Flat
@ 32" o.c.
Notch Rim as
Needed

Finish Eave and 
Fascia Per Arch

Shearwall
Boundary Nailing at
SW Where Occurs

A35 or LTP4 on Other 
Side per SW Schedule 
(48" o.c. Max.)

Shearwall per Plan
Balloon Framed

Full Depth Blocking
@ 48" o.c.

RAFTERS TO ROOF BEAM

Roof Framing per Plan

Roof Boundary Nailing

16d Toes @ 8" o.c.

Beam per Plan

Chamfered 2x Blocking
at Bearing Line
w/ (3) 16d Each End

Upper SW as Occurs 
per Plan

Upper Shear Wall BN

Lower SW as Occurs 
per Plan

Lower Shear Wall BN

SHEAR TRANSFER: AT (E) FLOOR FRAMING

Framing Clip Spaced @
75% That's Indicated per

SW Schedule, Install to (E)
Sheathing w/Spax #6x1/2"
Pan Head Wood Screws,

DO NOT OVERDRIVE.
(Lower Wall Req.)

Solid Rim or Blkg. per 
Specs. & SW Sched.

Floor Frmg. & Orientation 
per Plan

Solid Blkg. @ 48"oc Where 
Flr. Frmg. Para. to Wall

(E) Floor Sheathing

Upper SW Transfer per 
Sched. (SDS, A35, etc.)

(E) Sheathing per Plan

(E) Walll per Plan

Lower SW Transfer per
Sched. (LTP4, A35, etc.)

Solid Rim or Blkg. per 
Specs. & SW Sched.

Lower SW as Occurs 
per Plan

Lower Shear Wall BN

SHEAR TRANSFER: AT (E) FLOOR FRAMING

Framing Clip Spaced @
75% That's Indicated per

SW Schedule, Install to (E)
Sheathing w/Spax #6x1/2"
Pan Head Wood Screws,

DO NOT OVERDRIVE.
(Lower Wall Req.)

Floor Frmg. & Orientation 
per Plan

Solid Blkg. @ 48"oc Where 
Flr. Frmg. Para. to Wall

(E) Floor Sheathing

Wall per Plan

Lower SW Transfer per
Sched. (LTP4, A35, etc.)

TYP. OVERBUILD FRAMING

Overbuild Area per Plan

2x8 Ridge Board Beyond

2x6 Rafters
2x4 Vertical Supports
@ 48" o.c., Staggered

Roof Sheathing per Plan

Roof Framing per Plan

1/2" Sheathing

Bear Directly on Sheathing
2x10 Sleeper at Overbuild Boundary

RIDGE BEAM TO WALL

Simpson CCQ Post Cap
Ridge Beam per Plan

ST22 Strap Across Each 
Side Plates (2 Straps Total)

Rim Rafter per Plan

Post per Plan

Double Top Plates

Simpson EPC Post CapBeam per Plan

RAFTER TO RIDGE BEAM

Roof Rafters per Plan

Ridge Beam per Plan. See Detail 14 
This Sheet for Built-Up Beams.

Wood Chamfer Strip 
as Required

Hangers per Plan
ST18 Strap @ 48"oc Ctr'd o/ 
Ridge (Include Straps @ Gable 
Ends & Roof Edge Conditions)

Roof BN

Simpson HU Hanger
to Beam per Plan
or Solid Rim Joist

Tread Rise & Run
per Arch.

Solid 2x Material or
3/4" Plywood, Index

40/20 Use Ext. Grade
@ Ext. Conditions

2x14 or 1-3/4x14 LSL Stringers 
@ 24"oc Max. 3-Stringers Min. 
Notches Shall be Clean & Neat, 
DO NOT OVER-CUT. Where 
Stringer is Adjacent to Wall, 
Attach w/3-16d Ea. Stud

A35 to Plate
Each Side Typ.

TYP. WOOD STAIR

Double Joist or
Beam per Plan

Blkg. @ Stringers
Where Joists

Parallel Occur

6" M
in.

16d @ 12"oc

Per Arch

Toe Nailing or 
H8 @ Ea. Rafter

KICKER TO WALL

Roof Framing per Plan

SW per Plan 
Where Occurs

4x8 Beam
Select Structural

4x6 Beam
Select Structural

(2) 8" SDWS

(2) 8" SDWS

(2) 8" SDWS

4x Blocking

4x Blocking

SDWH Timber Screw
w/ 2-1/2" Min. Embed

Roof BN Into 2x Blkg.

SW BN Into Solid 
2x Blkg @ SW 
Where OccursDecking per Arch.

(2) 3" SDS Screws thru
Rafter to Aligned Stud

SHEAR TRANSFER TO RAFTERS

Roof Boundary Nailing

SW Transfer per
SW Sched.

(LTP4, A35, etc.)

Finish Eave and Fascia 
per Arch.

At Shearwalls (Sheathing May be Placed on Either Side of Wall)

SW Boundary Nailing

Shearwall per Plan

Roof Boundary Nailing
Finish Eave and Fascia 
per Arch.

Roof Framing per Plan

At Non-Shearwalls

Roof Framing per Plan

Clips Every Other Bay

MSTCB STRAP TO BELOW

MSTC Strap
per Plan

Beam per Plan

Post per Plan

See Plan For Holdowns @ Ends of 
Beams.  Use MSTA36 Each Side, Min.

Strap HD (Height) Post

MSTC66B3

(2)
MSTC66B3

HDU4 (11") 4x6

(2) HDU4 (11")
HDU11 (23") 6x6

HD Alternative to Strap1,2

1Provide HD T&B w/ Threaded Rod
per HD Schedule as Needed

2Verify the Height of HD Will fit in
Location as Needed.

HD Alternative
per Schedule

INVERTED MSTCB STRAP

MSTC Strap
per Plan

Beam per Plan

Post per Hold
Down Below

Note: May be installed on Face of Beam.
Where Top Plates are Interrupted,

Provide ST6224 Ea. Face of Top PL.

Strap HD (Height) Post

MSTC66B3

(2)
MSTC66B3

HDU4 (11") 4x6

(2) HDU4 (11")
HDU11 (23") 6x6

HD Alternative to Strap1,2

1Provide HD T&B w/ Threaded Rod
per HD Schedule as Needed

2Verify the Height of HD Will fit in
Location as Needed.

HD Alternative
per Schedule

FLOOR-TO-FLOOR HOLDOWN

Squash Blkg. to Match Wall 
Thickness Above. Cut 1/16" 
Taller Than Floor Framing

Post per Plan, 
2-2x Min. U.N.O., 
Typ. Post to 
Recieve B.N. 
Where Plywood 
Occurs

Holdown Strap
per Plan

CL Strap &
Clear Span

Nails Not Req'd.
In 'Clear Span' Floor Framing per Plan, Type & 

Orientation May Vary From That Shown

At Single Sided Locations, Strap May 
Be Installed Either Side of Post

Notch Plywood As Required 
at Interior Installations

Strap 'N' 10d/16d

CS14 -
MST48 16
MST60 23

CMST14 28
CMST12 37

2-CMST14 28
2-CMST12 37

End Length
CS22 10
CS20 12
CS18 16
CS16 20

15 in.
-
-

26 in.
33 in.
26 in.
33 in.

7 in.
8 in.
9 in.
11 in.

-
-
-
-

30
-
-
-
-
-
-

'N
' 1

0d
/1
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" M
ax
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8"
 T
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@
 C

S/
C

M
ST

TYPICAL BUILT-UP BEAMS

Alternate direction of end-grain
of outside members of built-up

beam to reduce warping

(3) rows of 
10d @ 12"oc

Double 
per Plan

4-PLY BEAMS
(Sim at >4-2x, 2-4x, 6x,7x, etc)

1/2"Ø M.B. Spaced
Staggered As Shown 
With Washers
Under Head/Nut

2"
 T

yp
.

6" Typ. 12" Typ.

Pe
r P

la
n

Quadruple 
per Plan

2-Bolts Located at
End of Beam, Typ.

Triple
per Plan

(2) rows of SDS
1/4"x3-1/2" Screws @

16"oc, Alternating Sides

TRANSFER AT STACKED WALL AT GABLE END

Roof BN(2) 16d Ea End

2x4 Flat
@ 32" o.c.
Notch Rim as
Needed

Finish Eave and 
Fascia Per Arch

Shear Wall BN

A35 or LTP4 on Other
Side per SW Schedule

(48"oc Max.)

Shear Wall per Plan,
Sheath Up to Top Plate 
As Shown, Shtg May 
Be Installed On Either 
Side of Wall

Full Depth Blkg
@ 48"oc

E
nd

 L
en

gt
h

E
nd

 L
en

gt
h

O
r M

ax
 A

llo
w

ab
le

Strap Lower Studs to
Studs Abv. w/ CS14s,

Strap Every Stud
Alteranting Installation on
Interior and Exterior Face

of Wall, 15" End Length

24" Min. 24" Max.

Alternatively, 
Balloon-Frame (N) 
Studs Full Height w/ 
No Strap Required

FORCE TRANSFER AROUND OPENINGS

SW Type Strap
6
4
3

CS18
CS16
CS14

Post and Holdown per
Plan, Typ. (Hardware May

Vary From that Shown)

2x Trimmer
Stud, Typ.

King Post per Plan
Ea. Side of Opening,
Typ., 2-2x Min. UNO

Total Shearwall Length per Plan

Shearwall per Plan, Sheath and
Nail per SW Schedule Above,

Below and Ea. Side of Opening(s)

Strap per Schedule,
Cont. Across Wall
at Sill and Header

Shear Wall Pier Length
May Vary

S.W. B.N. to King
Post, Typ.

Header per Plan

2x Flat Blkg. Typ.

NOTE:
1) Condition Sim. @ Walls w/ Sloping TP
2) Window & Shear Wall Pier Quantity & Configuration 

May Vary from that Shown
 

Opening per Arch.
Notify EOR of any

Revision to Opening
Size and/or Location
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TD TV

D

OSOS
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D
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TV
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SD

OS

GFI

ACT
AFI

AFI

3

7' - 6"

NO WORK 
PROPOSED

A

D

A

AA

A

A

A

A

A A

D

D

7'-4 1/2" 5'-9"

7' - 2"

7' - 2"

A

A

A

A

E

A

Fi
re

Refr.

Decorative beam 
per detail /9 A6

A

G

AFIAFI

AFI

AFI

AFI

AFI

AFI

AFI

AFI
AFI

AFI

AFI

AFI

GFI/AFI Outlet strips 
underneath upper 
cabinetry, Typ.

GFI / 
AFI

C

C C

C
G

G

AFI

1'-3"

7' - 2"

Confirm pendant 
location with Owner

Range exhaust 
fan; Duct to travel 
out of Ext. wall; 
See notes for 
additional 
information

Dryers to vent to EXT. 4" dia 
rigid metal ducting to travel out 
roof; MAX length of ducting 
14'-0" with (two) 90° elbows; 
Wrap opening w/ 5/8" Type "X" 
GWB; See ME for dryer 
specifications Living

Dining

Kitchen

DW

CR

RAG

CR

CR

Split
Unit 1

Split
Unit 2

SA
SA

SA

SA

SA

CR CR

CR

CR

RAG

Split
Unit 3

HW

HW

GFI/AFI Outlet strips 
underneath upper 
cabinetry, Typ.

Split Unit 3 in 
closet under stairs

Split Units 1 & 2 
in attic above

H
ea

t P
um

p

A

A

A

A

A

A

A

A

E

A

A

A

B

F

F

AFI

AFIAFI

AFI

AFI

AFI

Slope Slope

Slope Slope

Decorative ridge beam 
per detail /10 A6

Decorative ridge beam 
per detail /10 A6

GFI / 
AFI

Attic Access
30"x22"

SD

CO

SD

Primary
Bedroom

Slope

8' - 0"

Split Unit 4

MP&E Legend
Dimmable Electrical Switch

3-Way Dimmable Electrical Switch

Manually-on Occupancy Sensor Switch

Telephone Outlet

Data Outlet

Cable Television Outlet

Smoke Detector, Wired with Battery 
Backup

Carbon Monoxide Detector

Thermostat

Photo Control / Motion Sensor

Floor Mounted Recessed

Pendant Light Fixture

Surface Mounted Ceiling Fixture

Surface Mounted Ceiling Flourescent 
Fixture

Recessed Step Light

Air Register (HW: High Wall; LW: Low 
Wall; TKR: Toe Kick

Air Register (CR: Ceiling; FR: Floor)

Single Pole Electrical Switch

3-Way Electrical Switch
P/M

Duplex Receptacle Outlet

Ground Fault Interrupter Outlet

Arc Fault Circuit Outlet

Above Countertop Electrical Outlet

Ceiling/Floor Mounted Outlet

Interior Surface Mounted Wall Fixture

Exterior Surface Mounted Wall Fixture

Recessed Ceiling Light Fixture

Ceiling Mounted Exhaust Fan

HW

CLG
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1/4" = 1'-0"1 ME Plan - 1st Floor

1/4" = 1'-0"2 2nd Floor

Light Fixture Schedule

Type Description Manufacturer Model Comments
A 4" Recessed LED Lithonia Lighting L3 Color Temp to be 2700K; Trim to be 301MW

B Ceiling Exhaust Fan Panasonic FV-11VK3 See Bathroom Exhaust Notes on this page

C

D Pendant Fixture TBD --
E

Exterior Wall Sconce TBD --
F

Under Cabinet LED Halo HU10-27-WH

G

Ceiling Fan TBD --
Interior Wall Sconce TBD

Color Temp to be 2700K; Provide length to fit upper cabinet

--

Interior Wall Mounted Fixture TBD --H
Ceiling Mounted LED Fixture TBD --I

J Recessed Step Light Juno LMS-3K-C-SN Color Temp to be 2700K
K Gas Pendant Bevolo FQ-Y See Plumbing Sheets for more information on gas lights

Mini Split Notes
Mitsubishi M-Series; Install per manufacturer's instructions

Heat Pump 1 (Side Yard): MXZ-5C42NA4; 42,000 BTU/H; See 1/ME 

Split Unit 1 (Attic above Living): Low Static Intelli-Air Ducted Solutions 
SEZ-KD12NA4;  12,000 BTU Cooling & 15,000 BTU Heating; SEER 20.5, 
EER 12.9; See 1/ME

Split Unit 2 (Attic above Living): Low Static Intelli-Air Ducted Solutions 
SEZ-KD15NA4;  15,000 BTU Cooling & 18,000 BTU Heating; SEER 19, 
EER 13; See 1/ME

Split Unit 3 (Closet by Kitchen): Low Static Intelli-Air Ducted Solutions 
SEZ-KD12NA4;  12,000 BTU Cooling & 15,000 BTU Heating; SEER 20.5, 
EER 12.9; See 1/ME

Split Unit 4 (Primary Bedroom): Wall-Mounted MSZ-GL06NA; 6,000 BTU 
Cooling & Heating; SEER 20; See 2/ME

Electrical Notes

Mechanical Notes

1. Provide at least one 20 ampere circuit to supply only bathroom receptacle outlets.
2. All installed luminaires to be high-efficacy in accordance with ES TABLE 150.0-A. Light sources not marked JA8-2016-E shall not be 

installed in enclosed luminaires. ES 150.0(k).
3. Lighting installed in garages, laundry rooms, and utility rooms shall be controlled by vacancy sensors.
4. Fixtures in rooms other than those listed in #2 above shall be controlled by a dimmer when possible.
5. Outdoor lighting fixtures to be high efficacy, be manually on/off switch controlled, and have both motion sensor and photocell control.
6. Smoke detectors shall sound an alarm audible in all sleeping areas of the main house.
7. Ground-fault circuit-interrupter protection is to comply with NEC Art. 210-8: All 125-Volt, single phase, 15- and 20- amper receptacles 

installed in bathrooms, garages, basements, kitchens, and outdoors. Outlets for kitchen dishwashers to be GFCI protected.
8. Recessed light fixtures shown above showers and tubs are to be suitable for wet environments.
9. Receptacles installed in damp or wet locations to be weather resistant.
10. All recessed can lights installed in ceilings with insulation to be Type IC and with air-tight rated trim/housing. Recessed can lights are 

not to be equipped with a standard medium base screw shell lamp holder.
11. Tamper resistant receptacle outlet locations are to comply with CEC Article 210.52(A).
12. All outlets in Living, Dining, Bedroom, Halls, Kitchens, and Laundry Areas are to be arc fault circuit protected per NEC Article 210.12.
13. All kitchen fixtures to be either flourescent or LED high efficacy fixtures.
14. Dimmers or vacancy sensors shall control all LED style luminaires.
15. There shall be a minimum of 2 small appliance branch circuits within the locations specified in Article 210.52(B).
16. At least one 20-amp branch circuit shall be provided to supply laundry receptacle outlets. Such circuits shall have no other outlets. CEC 

210.11(C)(2)

1. The discharge point for exhaust air to be at least three feet from any opening which allows air entry into occupied portions of the 
building.

2. The ends of duct openings are to be sealed and mechanical equipment is to be covered during construction per CGC 4.504.1.
3. Bathroom Exhaust Fans are to be capable of providing 5 air changes per hour, and shall be Energy Star rated, vented directly to the 

outside.
4. Heating and AC system shall be sized, designed and selected using ASHRAE handbook and/or ACCA Manual J, per CGC 4.507.2.
5. The return air plenum serving the mechanical equipment must be fully ducted from the equipment to the conditioned space.  Drop 

ceilings, wall cavities and equipment platforms may not be used as plenums.

Dryer Notes
Gas dryer to be GE Model GFDR485GFMC, front loader, with 8.3 
cu.ft. capacity; 20,000 BTU; 120 V AC, 60 Hz, 8A, 850 W; Ducting 
to be 4" dia. metal elbow and 4" dia., UL-listed flexible metal duct.

Exhaust Notes
Exhaust fans to be PANASONIC WhisperRecessed FV-08VRL1 Recessed Fan w/ Flourescent Light, 80 CFM, 0.8 Sones; Duct size to be 4" 
Dia. Round, duct to exterior;  UL and HVI-2100 certified; Locate one per bathroom; Fan to be capable of providing 5 air changes per hour;  
Bathroom exhaust fans to provide whole house ventilation and will be furnished with smart motion sensor set to provide 15 CFM continuous 
operation after 10 minutes of initial operation.

Smoke Alarm  Notes:
Smoke alarm location shall comply with the following:
1. They shall be not less than 3' from door opening of a bathroom
2. They shall be at least 20' from cooking appliance
3.  They shall be at least 3' from supply registers of heating/cooling 
systems
4. They shall be at least 3' from the tip of the blade of ceiling-
mounted fan

Title 24 Notes
1. See T2 & T3 for full Title 24 report.
2. Copies of the following Title 24 energy forms will be 

available for Building Inspector use: CF-1R, RMS-1,  MF1R.

Range Exhaust Fan Notes
Kitchen: Over cooktop exhaust fan to be BROAN, Model # 
E6036SS, 48" stainless steel finish, internal blower 600 CFM, 13.5 
Sones at working speed, 120 V, 60Hz; Duct size to be 10" Dia. 
Round, duct to exterior; UL and HVI-2100 certified.

revision date notes
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Refr.

DW

CW
HW

CW
HW

Connect to 
existing CW 
& HW lines

Connect to 
existing CW 
& HW lines

Existing 
plumbing to 

remain

Kitchen 
plumbing to be 
relocated from 

this location

Connect to 
existing gas lines

Connect to 
existing gas lines

NOTE: No change proposed 
to plumbing fixture count 

(locations only)

CW
HW

CW

CW
HW

CW & HW lines 
from below
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Hot Water Heater Notes:
Navien Hot Water Heater, model NPE-240A: 95% Thermal Efficiency; 0.95 Energy Factor; 199,000 BTU max input; 3/4" 
gas line feed; Provide outdoor venting cap for all locations; Install per manufacturer's specifications;located at exterior wall 
by Gallery (See 1/P1).

Note: For gas water heaters installed to serve individual dwelling units: ES 150.0(n)
1) Gas piping sizing based upon a minimum input of 200,000 btu/hr.
2) A condensate drain installed no higher than 2" above the base of the heater that also allows for gravity drainage.
3) A 120 volt receptacle accessible to the heater installed within 3'.
4) Instataneous water heaters shall have isolating valves on both  the cold and hotwater piping leaving the water heater          
complete with hose bibs or other fittings on each valve for flushing the water heater when valves are closed. ES 110.3

Plumbing Notes:
1. All hot water piping from the heating source to the kitchen fixtures must be insulated with 1" thick insulation for 

pipes sizes 2" or less and 1 1/2" thick insulation for pipe sizes greater than 2".
2. Water piping connections shall use lead-free solder.
3. The control valves in showers and bathtubs must be pressure balanced or thermostatic mixing valves. CPC 

Sections 408, 409, 410
4. Building drain and vent piping materials shall comply with Sections 701.0 and 903.3 of the California Plumbing 

Code.
5. All sanitary system materials shall be listed by an approved listing agency. 
6. If shower is provided with multiple shower heads, the sum of flow to all heads shall not exceed the 20% reduced 

limit, or the shower shall be designed so that only one head is on at a time per CGC 4.303.2
7. Below grade hot water piping is required to be installed in a waterproof and non-crushable sleeve or casing that 

allows for replacement of both the piping and insulation.

FIXTURE FLOW RATES (SECT 4.303)
FIXTURE TYPE MAX ALLOW. FLOW RATE

Water closets

Urinals (wall-mounted)

Urinals (others)

Showerheads

Lavatory faucets

Kitchen faucets

Metering faucets

1.28 gallons/flush

0.125 gallons/flush

0.5 gallons/flush

1.8 gpm @ 80 psi

1.2 gpm @ 60 psi1

1.8 @ 60 psi

0.25 gallons per cycle

Note: Where complying faucets are unavailable, aerators or other means may be 
used to acheive reduction

1. Lavatory faucets shall not have a flow rate less than 0.8 gpm at 20 psi.

3/16" = 1'-0"1 Plumbing Plan - 1st Floor

3/16" = 1'-0"2 Plumbing Plan - 2nd Floor

revision date notes
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revision date notes
1 12/13/23 Plan Check

Stormwater BMPs:
TC-1 Stabilized Construction Entrance (See Sheet BMP2)

This drawing illustrates Best Management Practices (BMPs) that must be used at all 
construction sites in the City to protect storm drains and minimize pollution.

The following is a list of BMPs and pollution prevention measures that shall be 
implemented at all construction sites:

1) Conduct daily site cleanings.
2) Develop spill response and containment procedures.
3) Educate employees and subcontractors about BMPs.
4) Develop an erosion control plan for wind and rain.
5) Regularly maintain all BMPs at project site.

General Notes:

SC-1 Temporary Silt Fence (See Sheet BMP3)

SE-5 Fiber Rolls (See Sheet BMP4)

SC-9 Straw Bale Barrier (See Sheet BMP4)

WM-8 Concrete Waste Management (See Sheet BMP5)

WM-9 Sanitary Waste Management

WM-8 Concrete Waste Management (See Sheet BMP5)

All Standard Development Projects shall be subject to the LID BMP requirements detailed in this section. 
Additional LID requirements will apply to PDPs as outlined in section 4.4. The objectives of the Standard 
Development Project LID BMP requirements are to detain and filter runoff using natural features. Storm 
water retention for storm water reuse represents a potential added benefit of LID facilities, but is not 
specifically required as part of Standard Development Project LID requirements. The applicability of 
Standard Development Project LID BMP requirements varies depending on project characteristics such as 
development density, site location, or other land use issues. While certain landscaping LID features may be 
incorporated into a detached residential or commercial project, they may not fit into the development 
footprint of other projects, such as urban high-rise developments. Additional information regarding LID 
design approaches can be found in the Countywide Model SUSMP and the City’s LID Design Manual (see 
Suggested Resources in Appendix A). LID strategies for Standard Development Projects include:

1. Optimize the Site Layout
    To minimize storm water related impacts, apply the following design principles to the layout of newly
    developed and redeveloped sites.

- Utilize existing topography to optimize the site layout and reduce the need for grading.
  Development envelopes should be focused in the upper elevations of a site to promote sheet flow
  and natural surface drainage to BMPs or Integrated Management Practices (IMPs) located at
  lower elevations of the site (IMPs are discussed in detail in Appendix I of this manual).
- Where possible, conform the site layout along natural landforms, avoid excessive grading and
  disturbance of vegetation and soils, and replicate the site’s natural drainage patterns. Set
  development sufficiently away from creeks, wetlands, and riparian habitats.

3. Disperse Runoff to Adjacent Landscaping
    Project designs should direct runoff from impervious areas to adjacent landscaping areas. The design,
    including consideration of slopes and soils, must reflect a reasonable expectation that an inch of rainfall
    will soak into the soil and produce no runoff.

- Minimize directly connected impervious areas as follows:
  Drain rooftops into adjacent landscaping areas.
  Drain impervious parking lots, sidewalks, walkways, trails, and patios into adjacent landscaping
  areas.

Low-Impact Development Design Practices:

3.1.7 Design Trash Storage Areas to Reduce Pollution Contribution
         Trash storage areas shall:

- Be paved with an impervious surface designed to prevent run-on from adjoining areas and
  screened or walled to prevent off-site transport of trash.
- Contain attached lids on all trash containers to prevent rainfall intrusion.
- Contain a roof or awning, at the discretion of the City, for high usage trash areas such as those for
  fast food establishments, convenience stores, and high-density residential developments. 

3.1.14 Use Non-Toxic Roofing Materials Where Feasible:
- Avoid the use of galvanized steel or copper for roofs, gutters, and downspouts
- If using such materials, reduce the potential for leaching of metals by applying a coating or patina
- Avoid composite roofing materials that contain copper 

Source Control BMPs:
1/8" = 1'-0"1 BMP Plan

BMP Required Maintenance:

Tier 2 BMP Requirement - Runoff Treatment Area:
Per City of Santa Barbara Storm Water BMP Guidance Manual (page 61):
"One simple and inexpensive way to comply with Tier 2 requirements involves providing 
natural/vegetated/mulched area totaling at least 25% of tributary impervious surface area. Runoff shall be able to 
"access" the entire 25% treatment area to ensure maximum infiltration. The proposed permeable treatment area 
must have a slope less than 7%, and be at least 18" wide."

Proposed Redeveloped Impervious Area: 683 sq. ft. 
2nd Floor Roof: 548 sq. ft. (see roof plan 4/A3 & 1/BMP-6)
Entry Porch Roof: 135 sq. ft. (see plan 1/A3 & 1/BMP-6)

683 sq. ft. x 0.25 = 170.75 sq. ft. Pervious Treatment Area Required

Pervious Treatment Area Provided: 271 sq. ft. (see southern side yard on Site Plan 1/A1 and 1/BMP-6)

NOTE: See plans 4/A3 and 1/A3 for downspout locations. Runoff from downspouts to sheet flow over pervious 
landscape area; where sheet flow does not occur naturally, utilize a flow spreader such as a level spreader or 
disperser.

1



412 Flora Vista, Santa Barbara, CA
Evans Remodel

PROJECT MATERIALS

Composite shingle roof to match existing:
GAF Timberline

Stucco to match existing ADU; 
El Dorado by La Habra, Smooth

Windows to match existing ADU; 
Aluminum-Clad Wood Windows 

by Lincoln; Black Exterior



412 Flora Vista, Santa Barbara, CA
Evans Remodel

1) 412 Flora Vista - From Street (From West looking East) 



412 Flora Vista, Santa Barbara, CA
Evans Remodel

2) 412 Flora Vista - Northwest Corner



412 Flora Vista, Santa Barbara, CA
Evans Remodel

3) 412 Flora Vista - From North looking South



412 Flora Vista, Santa Barbara, CA
Evans Remodel

4) 412 Flora Vista - From East looking West



412 Flora Vista, Santa Barbara, CA
Evans Remodel

5) 412 Flora Vista ADU - From West looking East



412 Flora Vista, Santa Barbara, CA
Evans Remodel

6) 412 Flora Vista ADU - From South looking North



412 Flora Vista, Santa Barbara, CA
Evans Remodel

7) 412 Flora Vista - From Cliff Drive (South looking North)
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8) 2336 Cliff Drive
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9) 416 Flora Vista Drive



412 Flora Vista, Santa Barbara, CA
Evans Remodel

10) 422 Flora Vista Drive
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Evans Remodel

11) 419 Flora Vista Drive



412 Flora Vista, Santa Barbara, CA
Evans Remodel

12) 415 Flora Vista Drive



412 Flora Vista, Santa Barbara, CA
Evans Remodel

13) 409 Flora Vista Drive



412 Flora Vista, Santa Barbara, CA
Evans Remodel

14) 2342 Cliff Drive
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