
1. Special exception for the ADU to be used as a rental; 2. Variance for floor area (exceeding 25% of the main structure);
3. Variance for height
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BUILDING  INFORMATION

T0.0

310 AVENUE I
SKYLINE HEIGHTS ADDITION

LOT 22
BLOCK 6/4655

GARAGEMAHAL

AREA MAP

THIS SET INCLUDES PLANS PLANS FOR THE
CONSTRUCTION OF NEW 2-CAR GARAGE WITH
APARTMENT ABOVE.

BUILDING CODES: 2021 INTERNATIONAL
RESIDENTIAL CODE

LEVEL 1 GARAGE................... 506sqft
STAIRS ................................... 114sqft
LEVEL 2 CONDITIONED......... 546sqft
TOTAL OVERALL..................1,166sqft

NORTH

A7.1 ROOF / FOUNDATION PLAN
A6.0 DETAILS AND SCHEDULES

SHEET

SHEET INDEX
REV DESCRIPTION

T0.0 COVER SHEET

A1.2 FLOOR PLAN

GENERAL NOTES

CONTACTS

A2.1

OWNER:

EXTERIOR ELEVATIONS

FLOOR AND FRAMING NOTES

A0.0 SITE PLAN

A3.1 LIGHTING PLAN

1. ALL FRAMING LUMBER SHALL BE IDENTIFIED PER SECTION R502.1. ALL FLOOR/CEILING/WALL FRAMING
LUMBER TO BE NO. 2 GRADE OR BETTER SYS. ALL LVL BEAM SHALL HAVE A MIN. ALLOWABLE BEARING
STRESS OF 2200 PSI AND MIN. E VALUE OF 1.8 U.N.O.

2. ALL PRE-ENGINEERED AND STEEL STRUCTURAL MEMBERS ARE TO BE DESIGNED BY THE MANUFACTURER OR
CERTIFIED ARCHITECT/ENGINEER.  STEEL BEAMS SUPPORTED ON EXT. WALLS SHALL BE INSULATED FROM
END OF BEAM TO MID-SPAN A MIN. DISTANCE OF 24". STEEL BEAMS SHALL HAVE A MIN. OF (6) JACK STUDS
UNDER EACH END. ENGINEERED BEAMS SHALL HAVE A MIN. OF (4) JACK STUDS UNDER EACH BEARING END.

3. SAFETY GLAZING IS REQUIRED PER SECTION R308 INCLUDED BUT NOT LIMITED TO THE FOLLOWING: GLAZING
IN SWINGING DOORS EXCEPT JALOUSIES, GLAZING IN FIXED AND SLIDING PANEL DOORS, GLAZING IN
STORM DOORS, GLAZING IN ALL FRAMED DOORS. GLAZING IN DOORS AND ENCLOSURES FOR BATHTUBS AND
SHOWERS WHOSE BOTTOM EXPOSED EDGE IS LESS THAN 60" ABOVE THE WALKING/STANDING SURFACE,
GLAZING IN PANELS ADJACENT TO AND WITHIN 24" OF THE EDGE OF A SWINGING DOOR. GLAZING LESS THAN
18" ABOVE THE FLOOR LAZING IN RAILINGS, GLAZING IN FENCES OR ALLS ENCLOSING SWIMMING POOLS-HOT
TUBS-SPAS, GLAZING IN STAIRWAYS-LANDINGS-RAMPS, LAZING WITHIN 60" OF THE BOTTOM TREAD OF A
STAIRWAY.

4. PER SECTION R310, A MIN. NET CLEAR OPENING OF 5.7 SQ. FT. (24" HIGH X 20" WIDE) AND A MAX SILL HEIGHT
OF 44" ABOVE FINISH FLOOR IS REQUIRED FOR ALL EMERGENCY ESCAPE AND RESCUE WINDOWS. THE
WINDOW DIMENSIONS SHOWN ON THE PLAN MAY VARY DEPENDING ON THE CHOSEN MANUFACTURER.
CONTRACTOR MUST VERIFY THE CHOSEN WINDOWS MEET THE EGRESS REQUIREMENTS. PROVIDE WINDOW
WELLS AS REQUIRED. COMPLIANCE TO EMERGENCY EGRESS IS REQUIRED.

5. MIN. HALLWAY WIDTH IS 36" PER SECTION 311.3. MIN. HABITABLE ROOM SIZE IS 70SF PER SECTION R304.2.
MIN. LIGHTING AND VENTILATION REQUIREMENTS PER SECTION R303.1 MIN. CLEARING HEIGHT IS 7' PER
SECTION R305.1. 36" EXTERIOR DOOR IS REQUIRED PER SECTION R311.4 STAIRWAY ILLUMINATION PER
SECTION 303.6.

6. BATHTUB AND SHOWER SPACES SHALL BE CONSTRUCTED IN ACCORDANCE TO SECTION R307.2 AND FIGURE
R307.2 BATHTUB AND SHOWER WALLS/FLOORS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND
SHOWER COMPARTMENTS SHALL BE FINISHED WITH NON-ABSORBENT SURFACE. SUCH WALL SURFACES
SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6' ABOVE THE FLOOR. ALL BATHROOMS WITH NO VENTING
WINDOW MUST HAVE EXHAUST FAN VENTED TO THE OUTSIDE.

7. COMPLIANCE TO SECTION R313 FOR SMOKE DETECTORS IS REQUIRED. SMOKE DETECTORS SHALL BE LISTED
IN ACCORDANCE WITH UL 217 AND HARDWIRED, INTERCONNECTED, AND ARC FAULT PROTECTED WITH
BATTERY BACKUP.

8. GARAGE WALLS ARE TO BE COVERED PER SECTION R309. TYPICAL GARAGE WALLS AND ATTIC
SPACE/CEILING ASSEMBLIES ARE TO BE COVERED WITH A MIN. 5/8" TYPE 'X' GYPSUM WALLBOARD. DOORS
SEPARATING THE GARAGE AND THE RESIDENCE ARE TO BE MIN. 20-MINUTE FIRE-RATED OR SOLID WOOD,
NOT LESS THAN 1 3/8" THICK.

9. COMPLIANCE TO SECTION R311 OF THE IRBC IS REQUIRED FOR EXIT DOOR STAIRS, RAMPS, AND LANDINGS.
THERE SHALL BE A FLOOR OR LANDING ON EACH SIDE OF EACH EXTERIOR DOOR EXCEPT WHERE A
STAIRWAY OF TWO OR FEWER RISERS IS LOCATED. THE WIDTH OF EACH LANDING SHALL NOT BE LESS THAN
THE WIDTH OF THE DOOR SERVED. EVERY LANDING SHALL HAVE A MIN. OF 36" IN DIRECTION OF TRAVEL PER
SECTION R311.4.3.

10. COMPLIANCE TO SECTION R312 IS REQUIRED FOR HANDRAILS (TYPE 1) AND GUARDRAILS. ALL INTERIOR AND
EXTERIOR RAILINGS ARE TO BE CONTINUOUS AND MIN. 36" IN HEIGHT, BE ABLE TO WITHSTAND 200LBS OF
FORCE, AND NOT ALLOW A SPHERE GREATER THAN 4" IN DIAMETER TO PASS THROUGH. GUARDRAILS ARE TO
BE 36" HIGH WITH MAX SPACING BETWEEN PICKETS OF LESS THAN 4". HANDRAILS ARE TO BE BETWEEN
36"-42" HIGH WITH MAX SPACING BETWEEN PICKETS NOT LESS THAN 4".

11. JOISTS UNDER BEARING PARTITIONS ARE TO COMPLY WITH SECTION R502.4. SAWN LUMBER FLOOR JOISTS
ARE TO BE DOUBLED WHEN UNDER ONE-STORY PARALLEL BEARING PARTITIONS AND SHALL BE PLACED 4"
APART TO ACCOMMODATE PLUMBING. SAWN LUMBER FLOOR JOISTS ARE TO BE TRIPLED WHEN UNDER
TWO-STORY PARALLEL BEARING PARTITIONS AND SHALL BE PLACED 4" APART TO ACCOMMODATE PLUMBING.
WHERE PARTITIONS FALL BETWEEN FLOOR JOISTS, PROVIDE FULL HEIGHT BLOCKING @ 48" O.C. BETWEEN
JOISTS.

12. FLOOR SHEATHING SHALL BE IN ACCORDANCE WITH SECTION R503.1 AND TABLE R503.1 TYPICAL FLOOR
SHEATHING TO BE MIN. 3/4" THICK SET PERPENDICULAR TO JOISTS.

13. APPROVED CORROSION RESISTANT FLASHING SHALL BE INSTALLED AT THE FOLLOWING LOCATIONS. 1- AT
TOP OF ALL EXTERIOR WINDOW AND DOOR OPENINGS 2- AT THE INTERSECTION OF CHIMNEY AND OTHER
MASONRY CONSTRUCTION WITH FRAME OR STUCCO WALLS WITH PROJECTING LIPS ON BOTH SIDES UNDER
STUCCO COPINGS 3- UNDER THE ENDS OF MASONRY, WOOD OR METAL COPINGS AND SILLS 4-
CONTINUOUSLY ABOVE ALL PROJECTING WOOD TRIM 5- WHERE EXTERIOR PORCHES, DECKS, OR STAIRS
ATTACH TO A WALL, FLOOR ASSEMBLY,OR ANY WOOD FRAME CONSTRUCTION 6- AT ALL WALL AND ROOF
INTERSECTIONS 7- AT BUILT-UP GUTTERS

14. DRAFT-STOPPING IS REQUIRED PER SECTION R502.12 WHEN THERE IS USABLE SPACE BOTH ABOVE AND
BELOW THE CONCEALED SPACE OF FLOOR/CEILING ASSEMBLY DRAFT-STOPS SHALL BE INSTALLED SO THAT
THE CONCEALED SPACE DOES NOT EXCEED 1000SF. DRAFT-STOPPING SHALL BE INSTALLED SO AS TO DIVIDE
THE SPACE EVENLY. DRAFT-STOPPING IS REQUIRED IN SUSPENDED CEILINGS UNDER THE FLOOR SYSTEM
AND WHEN THE FLOOR FRAMING IS CONSTRUCTED OF TRUSS TYPE OPEN WEB OR PERFORATED MEMBERS.

15. FIRE BLOCKING IS REQUIRED PER SECTION R602.8. FIRE-BLOCKING SHALL BE PROVIDED TO CUT OFF ALL
CONCEALED DRAFT OPENINGS (VERTICAL & HORIZONTAL) AND FORM AN EFFECTIVE FIRE BARRIER BETWEEN
STORIES, A TOP STORY, AND A ROOF SPACE FIRE-BLOCKING SHALL BE PROVIDED IN WOOD FRAME
CONSTRUCTION IN THE FOLLOWING LOCATIONS: 1- IN CONCEALED SPACES OF STUD WALLS & PARTITIONS
INCLUDING FURRED SPACES, ALSO VERTICAL AT CEILING AND FLOOR LEVELS AND HORIZONTAL INTERVALS
NOT EXCEEDING 10 FEET. 2- AT ALL INTERSECTIONS BETWEEN CONCEALED VERTICAL AND HORIZONTAL
SPACES SUCH AS SOFFITS, DROPPED CEILINGS, AND COVE CEILINGS. 3- IN CONCEALED SPACES BETWEEN
STAIR STRINGERS AT THE TOP AND BOTTOM OF THE RUN. 4- AT OPENINGS AROUND VENTS, PIPES, AND
DUCTS AT CEILING AND FLOOR LEVELS WITH AN APPROVED PRODUCT TO RESIST THE PASSAGE OF FLAME
AND PRODUCTS OF COMBUSTION. 5- FOR FIRE BLOCKING OR CHIMNEYS AND FIREPLACES SEE R1001.16 6-
FIRE-BLOCKING OF CORNICES OF A TWO-STORY DWELLING IS REQUIRED AT THE LINE OF DWELLING UNIT
SEPARATION.

16. THE END OF JOISTS, BEAMS, AND GIRDERS SHALL HAVE NOT LESS THAN 1-1/2" OF BEARING ON WOOD OR
METAL AND NOT LESS THAN 3" ON MASONRY OR CONCRETE UNLESS WHERE SUPPORTED ON A 1X4 RIBBON
STRIP AND NAILED INTO THE ADJACENT STUD OR BY OR BY THE USE OF APPROVED JOIST HANGERS.

17. WALL FRAMING SHALL BE IN COMPLIANCE WITH THE FOLLOWING: SECTIONS R502.6 & R802.6 FOR BEARING
POINT CONDITIONS, SECTIONS R502.12, R602.4, R602.8 FOR DRAFT-STOPPING AND FIRE-BLOCKING, SECTIONS
R602.3.1 & R602.4 FOR STUD SIZE, HEIGHT AND SPACING, SECTIONS R602.3.2, R602.3.4, & R602.4 FOR TOP &
BOTTOM PLATES, SECTIONS AND TABLES R502.5(1), R502.5(2), R602.7, AND R602.9 FOR HEADER SPANS,
SECTIONS R602.10 FOR BRACED WALL LINES AND BRACED WALL PANELS, SECTION R703.7 FOR MASONRY
VENEER CONSTRUCTION REQUIREMENTS (WALL, TIE, WEEP HOLE SPACING, LINTEL SIZE & FLASHING
DETAILS), TABLE R602.3(2) FOR WOOD STRUCTURAL WALL SHEATHING ATTACHMENT. INTERIOR BEARING
WALLS SHALL BE CONSTRUCTED, FRAMED, AND FIRE BLOCKED AS SPECIFIED FOR EXTERIOR WALLS.

18. A COMPLETE CONTINUOUS LOAD PATH SHALL BE PROVIDED PER SECTION R301.1 THEREFORE, ALL EXTERIOR
WALL AREAS (INCLUDING ABOVE AND BELOW OPENINGS) SHALL BE COVERED WITH WOOD SHEATHING IN
ACCORDANCE TO SECTION R602.10.3 AND TABLE R602.10.3.1 WALL SHEATHING SHALL BE ATTACHED IN
ACCORDANCE WITH TABLES R602.3 (1), AND R602.3(3), WALL SHEATHING SHALL BE NAILED W/ 6D COMMON
NAIL @ 6" O.C. ON THE EDGES AND 12" O.C. AT INTERMEDIATE SUPPORTS.

19. WALLS SUPPORTING ROOF BRACES SHALL HAVE MIN. (3) STUDS U.N.O. UNDER EACH POINT LOAD AND ARE TO
BEAR ON MEMBERS DESIGNED TO CARRY THE LOAD OF THE FOUNDATION.

20. WHERE CEILING JOISTS ARE PARALLEL TO EXTERIOR WALLS, BRACE EXTERIOR WALL BACK TO CEILING JOIST
FRAMING AS REQUIRED.

21. ALL TWO-STORY WALLS WITH AN OPENING MUST BE (1) 3 1/2X3 1/2X 1/2 FULL HEIGHT CONTINUOUS STEEL
ANGLE LAGGED TO KING STUD- 24" O.C.FROM SOLE PLATE TO TOP PLATE ON EACH SIDE OF THE OPENING.

22. DWELLING UNIT SEPARATION SHALL BE IN ACCORDANCE WITH SECTION R317.
23. MASONRY CHIMNEYS AND FIREPLACES SHALL BE CONSTRUCTED IN ACCORDANCE TO SECTION R1001.
24. DESIGN PRESSURES FOR EXTERIOR GLASS DOORS & WINDOWS SHALL BE IN COMPLIANCE WITH SECTIONS

R301.2.1 & R613 AND TABLESR301.2(2) & R301.2(3)
25. ALL INTERIOR AND EXTERIOR STAIRWAYS (INCLUDING LANDINGS AND TREADS) SHALL BE ILLUMINATED PER

SECTION R303.6 INTERIOR STAIRWAYS SHALL BE PROVIDED WITH ARTIFICIAL LIGHT SOURCE LOCATED IN THE
IMMEDIATE VICINITY OF EACH LANDING OF THE STAIRWAY. PROVIDE LIGHT CONTROLS AT THE TOP AND
BOTTOM OF INTERIOR STAIRS. INTERIOR LIGHT SHALL BE CAPABLE OF ILLUMINATING TREADS AND LANDINGS
TO LEVELS NOT LESS THAN 1 FOOT-CANDLE MEASURED AT THE CENTER OF THE TREADS AND LANDINGS.
EXTERIOR STAIRWAYS PROVIDING ACCESS TO A BASEMENT FROM THE OUTSIDE GRADE LEVEL SHALL BE
PROVIDED WITH AN ARTIFICIAL LIGHT SOURCE LOCATED IN THE IMMEDIATE VICINITY OF THE BOTTOM OF THE
LANDING.

26. STRUCTURES SHALL BE IN COMPLIANCE WITH CURRENT BUILDING CODES: 2015 INTERNATIONAL RESIDENTIAL
BUILDING CODE (IRBC) WITH TEXAS AMENDMENTS, 2015 NATIONAL ELECTRIC CODE NFPA 70 (NEC) WITH
TEXAS AMENDMENTS, 2015 INTERNATIONAL MECHANICAL CODE (IMC) WITH TEXAS AMENDMENTS, 2015
INTERNATIONAL PLUMBING CODE (IPC) WITH TEXAS AMENDMENTS.

FOLLOW LATEST BUILDING CODE: IRC 2015
DESIGN LOADS (MIN):

FLOOR: 40 PSF LIVE LOAD CEILING: 20 PSF LIVE LOAD
10 PSF DEAD LOAD 10 PSF DEAD LOAD

ROOF: 20 PSF LIVE LOAD ROOF DESIGN WIND SPEED:
90MPH

10 PSF DEAD LOAD (TRUSSES: TC AND BC DEAD LOAD
OF 10 PSF EACH)
SLEEPING AREAS: 30 PSF LIVE LOAD

SOIL BEARING ASSUMED CAPACITY: ASSUMED 2000 PSF

LIVE LOADS, DEAD LOADS, WIND LOADS, SNOW LOADS, LATERAL
LOADS, SEISMIC ZONING AND ANY OTHER SPECIALTY LOADING
WILL NEED TO BE CONFIRMED BEFORE CONSTRUCTION AND
DEALT WITH ACCORDINGLY.

FRAMING MEMBERS:
UNLESS OTHERWISE NOTED, ALL FRAMING LUMBER TO BE SYP #2
OR BETTER. CONTRACTOR TO CONFIRM THE SIZE, SPACING, AND
SPECIES OF ALL FRAMING AND
STRUCTURAL MEMBERS. ALL EXTERIOR WALLS AND
CEILING/ROOF ARE TO BE INSULATED BY CODE.
ENGINEERED WOOD PRODUCTS TO BE ENGINEERED BY
MANUFACTURER/SUPPLIER. TRUSSES TO BE ENGINEERED BY
TRUSS MANUFACTURER/SUPPLIER. FOLLOW BRACING
GUIDELINES SUBMITTED BY TRUSS MANUFACTURER.

CONCRETE AND FOUNDATIONS:
ALL SLABS ON GRADE SHALL BEAR ON 4" COMPACTED GRANULAR
FILL WITH 6X6 MIN. WELDED WIRE MESH (WWM) OR FIBER MESH.
INTERIOR SLABS SHALL HAVE A 6 MIL. MIN. POLYETHYLENE
VAPOR BARRIER UNDERNEATH.
PROVIDE PROPER EXPANSION AND CONTROL JOINTS.
PROVIDE REINFORCING WHERE NEEDED ACCORDING TO LOCAL
CODES, REQUIREMENTS, AND DESIGN.
FOUNDATION WALLS ARE NOT TO BE BACKFILLED UNTIL
STRUCTURAL FRAMING IS COMPLETE. VERIFY DEPTH OF FOOTING
TO MAKE SURE IT IS BELOW FROST LINE.

BUILDER:

FREDERICK TERRY
310 AVENUE i
DALLAS, TX 75209

email: fredrick.t237@comcast.net
phone: (832) 649-9122

DESIGNER:
LYLES HOME DESIGN, LLC
MICHELLE LYLES
PLANO, TX 75074

email: info@lyleshomedesign.com
phone: (469) 227-0970

SITE LOCATION
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AutoCAD SHX Text
THE FOUNDATION DESIGN IS BASED ON THE SOIL SURVEY OF DALLAS COUNTY.  DESIGN SPECIFICATIONS SLAB:  SLAB IS TO BE 4” THICK, UNLESS OTHERWISE (U.N.O) SEE PLAN FOR THICK, UNLESS OTHERWISE (U.N.O) SEE PLAN FOR REINFORCEMENT BEAMS: ALL BEAMS ARE TO BE 10”  WIDE BY 27”  DEEP WIDE BY 27”  DEEP DEEP (U.N.O)  ANCHOR BOLTS: THE WOOD SOLE PLATE AT EXTERIOR WALLS SHALL BE ANCHORED TO THE FOUNDATION WITH 1/2” DIAMETER ANCHOR BOLT SPACED DIAMETER ANCHOR BOLT SPACED AT 6” (MAXIMUM) OFF CENTER THERE SHALL BE A MINIMUM OF TWO BOLTS (MAXIMUM) OFF CENTER THERE SHALL BE A MINIMUM OF TWO BOLTS PER PLATE SECTIONS. THESE BOLTS SHALL EXTEND A MINIMUM OF 7 “INTO INTO THE FOUNDATION AND SHOULD BE PROJECT ABOVE THE FOUNDATION TO ALLOW FOR THE INSTALLATION OF THE SOLE PLATE, WASHER AND NUTS (APPROXIMATELY 2-1/2”).  ).  IN THE LOCATIONS WHERE AN ANCHOR BOLT ENCOUNTERS CLEARANCE ISSUES, AND IN CASES WHERE A BOLT HAS BEEN OMITTED OR DISABLED, FOUR POWDER ACTUATED FASTENERS DRIVEN THROUGH THE SOLE PLATE INTO THE FOUNDATION MAY BE SUBSTITUTED IN PLACE OF THE ANCHOR BOLT. UNLESS CITY CODE REQUIRES ANCHOR BOLTS AT EXTERIOR WALL SOLE PLATE POWER DRIVEN FASTENERS OR CONCRETE NAILS MAY BE USED IN LIEU OF ANCHOR BOLTS WHERE THESE SYSTEMS HAVE BEEN TESTED AND APPROVED BY THE IRC 2015.  INTERIOR BEARING WALLS SOLE PLATE ON MONOLITHIC SLAB FOUNDATION SHALL BE POSITIVELY ANCHORED WITH APPROVED FASTENERS. SILLS AND SOLE PLATES SHOULD BE PROTECTED AGAINST DECAY AND TERMITE WHERE REQUIRED BY SECTION R318 AND R319 OF THE 2003 INTERNATIONAL BUILDING CODE. COLD FORMED STEEL FRAMING SHALL BE FASTENED TO THE WOOD SILL PLATES OR ANCHORED DIRECTLY TO THE FOUNDATION AS REQUIRED IN SECTION R505.3.1 AND R603.1.1.

AutoCAD SHX Text
ALL FOOTINGS TO REST ON CLEAN, FIRM UNDISTURBED SOIL. STEP FOOTINGS A REQUIRED TO MAINTAIN REQUIRED DEPTH BELOW FINISH GRADES. CONCRETE STRENGTH, 3,500 PSI AT 28 DAYS FOR ALL SLABS. (FOUNDATION DESIGN BASED ON 2,500 PSI). 3,500 PSI AT 28 DAYS FOR ALL OTHER CONDITION. MAXIMUM SLUMP, 4" USE ASTM A-615 GRADE 60 DEFORMED REINFORCING BARS UNLESS NOTED OTHERWISE CONCRETE EXPASION ANCHORS SHALL BE 'SIMPSON WEDGE-ALL STUD ANCHORS' OR ENGINEER APPROVED EQUAL.  EPOXY TO BE SIMPSON "SET" ADHESIVE OR APPROVED EQUAL. INFILTRATION, ALL OPENINGS IN THE EXT. BLDG. ENVELOPE SHALL BE SEALED AGAINST AIR INFILTRATION.  THE FOLLOWING AREAS MUST BE SEALED.  * JOINTS AROUND WINDOW AND DOOR FRAMES * JOINTS BETWEEN WALL CAVITY AND WINDOW/DR. FME. * JOINTS BETWEEN WALL AND FOUNDATION * JOINTS BETWEEN WALL AND ROOF * JOINTS BETWEEN WALL PANELS * UTILITY PENETRATIONS THROUGH EX

AutoCAD SHX Text
1. REFER TO GENERAL NOTES ON A7.3 FOR ADDITIONAL INFORMATION. 2. REFER TO SHEET A7.4 FOR TYPICAL FOUNDATION DETAILS AND SECTIONS. 3. ALL PERIMETER BEAMS SHALL BE 10" W. X 24" D., TYP. 4. ALL CONCRETE CYLINDRICAL PEARS SHALL BE 12" DIA. X 36" D., TYP. 5. BOTTOM OF ALL BEAMS SHALL EXTEND 18" INTO UNDISTURBED SOIL OR BEAR ON ENGINEERED FILL. 6. BOTTOM OF ALL PIERS SHALL EXTEND 24" INTO UNDISTURBED SOIL OR BEAR ON ENGINEERED BACK FILL. 7. DEAD END BEAMS ARE NOT ACCEPTABLE. 8. PLACE A 10 MIL POLYETHYLENE VAPOR BARRIER UNDER BEAM THROUGHOUT. 9. REFER TO ARCHITECTURAL, MECHANICAL, AND PLUMBING FOR LOCATIONS REGARDING OPENINGS, DRAINS, OR MISC. FLOOR PENETRATIONS.

AutoCAD SHX Text
6" CONC. SLAB W/ #3 BARS AT 12" O.C. BOTHWAYS OVER 6 MIL POLYVAPOR BARRIER

AutoCAD SHX Text
NOTE: COORDINATE AND VERIFY LOCATIONS OF ALL PLUMBING & REQUIRED ELECTRICAL WITH FLOOR PLAN, PLUMBING FIXTURE, AND EQUIPMENT MANUFACTURER'S REQUIREMENTS.
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PLUMBING GENERAL NOTES
1. ALL PIPING SHALL BE ROUTED ABOVE CEILING UNLESS

OTHERWISE INDICATED. ALL PIPING EXPOSED TO VIEW
SHALL BE ROUTED AS HIGH AS POSSIBLE AND TIGHT TO THE
UNDERSIDE OF STRUCTURE.
ALL PIPING SHALL BE CONCEALED IN WALLS AND BEHIND
FIXED FURNISHINGS UNLESS OTHERWISE INDICATED.

EXPOSED PIPING IN FINISHED AREAS SHALL BE CHROME
PLATED WITH CHROME PLATED ESCUTCHEON AT PIPE
ENTRY TO FINISHED AREA.

SLEEVE OR CORE-DRILL FLOOR SLABS, WALLS, ETC. AS
REQUIRED FOR PIPING AND FIRE-STOP OPENING AROUND
PIPE. VERIFY LOCATION OF STRUCTURAL BEAMS, JOIST,
ETC. BEFORE DRILLING.

ALL OPENINGS IN DRAINAGE AND/OR VENT SYSTEMS AS A
RESULT OF INSTALLATION ROUGH-IN SHALL BE PROTECTED
WITH A TEST PLUG THAT IS SECURELY  LOCKED IN PLACE
UNTIL FINAL FINISHED CONNECTIONS ARE INSTALLED.

COORDINATE LOCATION OF FLOOR DRAINS IN
MECHANICAL ROOMS WITH MECHANICAL EQUIPMENT.

WHEREVER FOUNDATION WALLS, OUTSIDE WALLS, ROOFS,
ETC. ARE PENETRATED FOR INSTALLATION OF SYSTEMS,
THEY SHALL BE PATCHED TO MATCH EXISTING
CONSTRUCTION AND SEALED WEATHER TIGHT.

PROVIDE CLEANOUTS AT THE END OF EACH
HORIZONTAL RUN,AND AT THE BASE OF ALL VERTICAL
WASTE AND DRAIN PIPES. CLEANOUTS SHALL BE OF THE
SAME SIZE AS THE PIPES THEY SERVE.

ACCESS PANELS SHALL BE PROVIDED WHERE CONCEALED
CONTROL DEVICES, VALVES, ETC. ARE CONCEALED
WITHIN WALLS. WHERE ACCESS FOR ADJUSTMENT AND
MAINTENANCE IS POSSIBLE THROUGH LAY-IN SUSPENDED
CEILINGS, ACCESS PANELS ARE NOT REQUIRED.

ALL PIPING SHALL BE RUN PARALLEL TO BUILDING LINES
AND SUPPORTED AND ANCHORED AS REQUIRED TO
FACILITATE EXPANSION AND CONTRACTION.

INSTALL ALL PIPING AS REQUIRED TO MEET ALL
CONSTRUCTION CONDITIONS AND TO ALLOW FOR
INSTALLATION OF OTHER WORK INCLUDING DUCTS AND
ELECTRICAL CONDUIT.
PROVIDE AN ISOLATING, DIELECTRIC UNION AT ALL
CONNECTIONS BETWEEN FERROUS AND NONFERROUS
PIPING.

PROVIDE ALL FITTINGS, ACCESSORIES, OFFSETS, AND
MATERIALS NECESSARY TO FACILITATE THE PLUMBING
SYSTEM'S FUNCTIONING AS INDICATED BY THE DESIGN
AND THE EQUIPMENT INDICATED.

GREEN/ENERGY CODE COMPLANCE OUTLINE

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

1. WATER EFFICIENCY:
ALL LAV. FAUCETS TO HAVE AN AVERAGE FLOW OF 2.0 GAL./MIN. OR LOWER1.1.
ALL SHOWER HEADS TO HAVE AN AVERAGE FLOW OF 2.0 GAL./MIN. OR LOWER1.2.
ALL TOILETS TO BE 1.3 GAL./PER FLUSH  OR DUAL FLUSH OR WATER SENSE1.3.

2. STORM WATER :
70% OF NON-ROOF AREA MUST BE LANDSCAPED, HAVE PERMEABLE PAVING
AND SLOPED FOR RUNOFF TO FILTRATION FEATURE

2.1.

7. LIGHTING :

3. POLY SEAL :
WINDOWS AND DOORS MUST BE SEALED WITH FOAM OR CAULK3.1.
SILL PLATE MUST BE SEALED ON THE INSIDE WITH FOAM OR CAULK3.2.
ALL PENETRATIONS OF TOP PLATE/CEILING INTO ATTIC, MUST BE SEALED WITH
FOAM OR CAULK

3.3.

BLOWER DOOR TESTING IS MANDATORY. NOT TO EXCEED 4 AIR CHANGES PER
HOUR AT 50 PASCALS

3.5.
ALL WALL PENETRATIONS TO THE EXTERIOR MUST BE SEALED WITH FOAM OR CAULK3.4.

DUCT TIGHTNESS TESTING IS MANDATORY. TESTED AT 25 PASCALS, TOTAL
LEAKAGE, LESS THAN OR EQUAL TO 4 FT^3/MIN PER 100 SQUARE FOOT OF
CONDITIONED FLOOR AREA.

3.6.

EXCEPT, WHEN THE DUCTS AND AIR HANDLERS ARE ENTIRELY WITHIN THE
BUILDING THERMAL ENVELOPE

3.6.1.

4. INSULATION :
2:12 OR GREATER SLOPED ROOFS MUST BE ENERGY STAR QUALIFIED OR MAY USE
A RADIANT BARRIER OR USE SPRAY FOAM INSULATION AT THE ROOF DECK OR BE
A VEGETATED ROOF

4.1.

ALL PIER AND BEAM/RAISED FLOORS MUST BE INSULATED WITH R-19
INSULATION OR HIGHER

4.2.

EXCEPT, UNVENTED CRAWL SPACE WALLS MUST BE INSULATED R-5  CONTINUOUS
OR R-13 CAVITY INSULATION, WITH VAPOR BARRIER OVER EXPOSED EARTH

4.2.1.

ALL EXTERIOR WALLS MUST BE INSULATED WITH R-20 CAVITY OR R-13 CAVITY
WITH R-5 CONTINUOUS INSULATION OR HIGHER

4.3.

CEILINGS MUST BE INSULATED WITH R-49 IF THERE IS ATTIC SPACE AND R-30
IF NO ATTIC SPACE (CATHERDRAL) AND THAT IS LIMITED TO 500 SQ. FT. TOTAL OR
20% OF CEILING WHICHEVER IS LESS

4.4.

ATTIC ACCESS LADDERS AND OR HATCHES, MUST BE INSULATED THE SAME AS
THE ATTIC AND HAVE A WEATHER SEAL

4.5.

5. HVAC/SERVICE WATER :
ALL DUCTS IN UNCONDITIONED SPACE/ATTICS MUST USE R-8 DUCTING5.1.
MECHANICAL SYSTEM PIPING CARRYING FLUID OVER 104° OR BELOW 55° MUST
BE INSULATED WITH R-13 INSULATION

5.2.

6. WINDOWS AND DOORS :
MUST HAVE A U-FACTOR OF 32 OR LESS6.1.
MUST HAVE A SHGC OF 25 OR LESS6.2.

ALL CAN LIGHTS MUST BE AIR-TIGHT TYPE7.1.
MINIMUM OF 75% OF LIGHTING MUST BE HIGH EFFICIENCY (ANYTHING BUT
INCANDESCENT)

7.2.
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LOT AR EA: 

EXISTING HOM E: 

PROPOSED ADU: 

7,055 SF 

1,864 SF FLOOR AR EA 
1,966 SF FOOTPRINT (1864 SF+ 102 SF BACK PORCH) 

27% LOT COVERAG E 

643 SF EXC LUDING BALCONY AND PORCH 

795 SF FOOTPRINT (715 SF+ 80 SF PORCH) 
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