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1. SEE DEMO PLAN FOR EXISTING WINDOW DESIGNATIONS 
AS WELL AS EXISTING FRAMING NOTES

CONSTRUCTION NOTES:

DESIGN LOADS

STRUCTURAL FRAMING LUMBER

FLOOR JOISTS                                                 40# LIVE LOAD / 10# DEAD LOAD
ROOF RAFTERS (NO CEILING) 30# LIVE LOAD / 10# DEAD LOAD
ROOF RAFTERS (WITH FINISHED CEILING) 30# LIVE LOAD / 15# DEAD LOAD
CEILING JOISTS (WITH LIMITED ATTIC AREA) 20# LIVE LOAD / 10# DEAD LOAD

FLOOR JOISTS, CEILING JOISTS, HEADERS AND RAFTERS IN-GRADE BASE VALUE AS DETERMINED BY 
WESTERN WOOD PRODUCTS ASSOCIATION.  (use NO MULTIPLIERS AGAINST BASE VALUE).

AT ALL FRAMED POSTS CONSISTING OF BUNDLED LUMBER, PROVIDE HEADER ACROSS MEMBERS TO 
DISTRIBUTE LOAD EVENLY.

#2 HEM-FIR E = 1,300,000 BASE Fb = 850
#2 SPRUCE-PINE-FIR E = 1,400,000 BASE Fb = 875
DOUGLAS FIR SELECT STRUCTURAL E = 1,900,000 BASE Fb = 1450

DESIGN CRITERIA
STRUCTURAL FRAMING LUMBER

DESIGN LOADS

MINIMUM IN-GRADE BASE VALUES FOR STUDS:
FIRST FLOOR EXT. LOAD BEARING WALLS E = 1,400,000 Fc = 825
FIRST FLOOR INT. LOAD BEARING WALLS E = 1,200,000 Fc = 800
SECOND FLOOR EXT. LOAD BEARING WALLS E = 1,200,000 Fc = 800
SECOND FLOOR INT. LOAD BEARING WALLS E = 1,000,000 Fc = 600
ALL NON-LOAD BEARING WALLS E = 1,000,000 Fc = 600

GUARD RAILS & HANDRAILS 200 lb. LIVE LOAD
STAIRS 40 lb. LIVE LOAD OR 300 lb. 

CONCENTRATED LOAD OVER AN AREA 
OF 4 SQUARE INCHES, WHICHEVER 
PRODUCES GREATER STRESSES.

WIND 90 M.P.H.
SNOW 30 lb. LIVE LOAD

RECESSED LIGHT W/ WHITE BAFFLE (PROVIDE 
SHOWER TRIM @ WET LOCATIONS AS REQ'D)

RECESSED LIGHT W/ WHITE BAFFLE

SURFACE MOUNT CEILING FIXTURE

SURFACE MOUNT PENDANT CEILING FIXTURE

WALL MOUNT VANITY FIXTURE OR SCONCE

EXISTING VENT

BATH FAN W/ LIGHT
*** VENT FAN DIRECTLY TO EXTERIOR

LIGHTING & ELECTRICAL LEGEND

S SERIES HARDWIRED SMOKE DETECTOR

C SERIES HARDWIRED COMBINATION SMOKE / CO DETECTOR

DUPLEX OUTLET

QUAD OUTLET

RANGE OUTLETR

RANGE HOOD OUTLETH

DISHWASHER OUTLETDW STANDARD SWITCH

3-WAY SWITCH3
DUPLEX OUTLET - GFIGFI

S
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NEW  RETURN VENTR

NEW GARAGE 
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NEW GARAGE ADDITION 
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COACH LIGHT

NEW EXTERIOR 
COACH LIGHT

NEW GARAGE 
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DOOR

NEW GARAGE 
ADDITION ROOF 
W/ NEW GUTTERS
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INDICATES 
EXISTING, AREA 
OF NO WORK

NEW GARAGE 
DOOR

NEW BREEZE BLOCK 
WALL ON TRENCH 
FOOTING (42" BELOW 
GRADE) W/ GATE
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HATCHED AREA INDICATES 
EXISTING ROOF, NO WORK

EXTENT OF NEW ROOF FOR 
ADDITION

EXIST. CHIMNEY, NO WORK

GARAGE ROOF CONSTRUCTION:

30 YEAR ASPHALT SHINGLES, #15 FELT PAPER, 1/2" CDX. PLYWOOD SHEATHING ON 2X6 RAFTERS @ 24" O.C., 2X10 
RIDGE BEAM, 2X8 HIP RAFTERS, NEW ROOF TO BE VENTED W/ RIDGE OR MUSHROOM VENTS, SEE FRAMING PLAN

GARAGE CEILING CONSTRUCTION:

2X6 CEILING JOISTS AT 4'-0" O.C.

ICE AND WATER SHIELD

PROVIDE FROM EAVE TO 24 INCHES INSIDE EXTERIOR STUD WALL; APPROVED SELF-ADHERING BITUMEN SHEET 
OR (@) LAYERS OF UNDERLAYMENT CEMENTED TOGETHER, FOR ASPHALT SHINGLES ON A ROOF SLOPE FROM 
2:12 UNITS TO 4:12 UNITS INDICATE THE DOUBLE UNDERLAYMENT REQUIREMENT AS PER SECTION R905.2.7, 
INTERNATIONAL RESIDENTIAL CODE.

EAVE CONSTRUCTION:

ALUMINUM GUTTER & DOWNSPOUTS; ALUMINUM FASCIA & SOFFIT, CONT. SOFFIT VENT

EXTERIOR WALL CONSTRUCTION:

ENGINEERED WOOD SIDING OR SHAKES AS INDICATED ON ELEVATIONS;  HOUSEWRAP; 1/2" OSB CORNER 
BRACING; 2X4 WOOD STUDS @ 16" O.C. STUD DOUBLE TOP PLATES, R-13 + 5  INSULATION; 1/2" DRYWALL 
INTERIOR, 1/2" OSB SHEATHING EXTERIOR

EXTERIOR GARAGE WALL CONSTRUCTION:

SIDING AS INDICATED ON ELEVATIONS;  HOUSEWRAP; 1/2" OSB CORNER BRACING; 2X4 WOOD STUDS @ 16" O.C. 
STUD DOUBLE TOP PLATES; TREATED BOTTOM PLATE, R-13 BATT  INSULATION; 1/2" DRYWALL INTERIOR, 1/2" OSB 
SHEATHING EXTERIOR

INTERIOR WALL CONSTRUCTION:

2X4 WOOD STUD (U.N.O.) @ 16" O.C. W/ 5/8" DRYWALL EACH SIDE

SILL CONSTRUCTION:

2X4 SILL PLATE - PRESSURE PRESERVATIVE TREATED (WOLMANIZED) SILL SEALER INSULATION & CAULK; 
FASTENED W/ 1/2" DIA. X 10" ANCHOR BOLTS @ 6'-0" O.C. TO EXTEND A MINIMUM OF 7" INTO CONCRETE, (2) BOLTS 
MINIMUM PER PLATE MAXIMUM OF 1'-0" FROM CORNERS FASTEN W/ NUTS & WASHERS.  PROVIDE SEALANT ON 
BOTH SIDES OF SILL PLATE

FOUNDATION WALL CONSTRUCTION:

CONCRETE FOUNDATION WALL 8" W/ (2) #5 BARS TOP & BOTTOM AT WALL OPENINGS: PROVIDE #4 REBAR AT 
EACH CORNER., DAMPPROOFING; VINYL BLANKET INSULATION; CONCRETE FOOTING W/ 2X4 KEY IN FOOTINGS
1-STORY FOOTINGS; 10"X20"

GARAGE SLAB CONSTRUCTION:

4" CONCRETE SLAB W/ 6 MIL VISQUINE VAPOR BARRIER, UNEXCAVATED BELOW

TYPICAL CONSTRUCTION MATERIALS LEGEND
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2X6 CEILING RAFTERS AT 
4'-0" O.C. RUNNING 
PERPINDICULAR TO ROOF 
RAFTERS

NEW (2) 11-7/8" LVL 
HEADER ON (3) 2X4 P.T. 
WOOD POST ON EACH SIDE 
OF NEW GARAGE DOOR

NOTES:

1) Exposed Roof Structure to have hurrican clips (H2,5A) at all roof rafters, per 
table R802.11
2)Arc fault protection of bedroom outlets. All branch circuits that supply 120-V, 
single-phase, 15 and 20- ampere 
3) Visitability Wall Reinforcement: wood blocking installed within wall framing, to 
support grab bars as needed. Located between 33" and 36" above the finished 
floor. Wood blocking shall be located in all walls adjacent to a toilet, shower, or 
bathtub.
4) All accessible first floor doorways shall provide a minimum clear opening of 
thirty-two inches.
5)The headroom in stairways shall be not less than 6 feet 8 inches measured 
vertically 
6) Stair Construction: 
Treads = minimum of 10", Risers = 7 3/4" max, Handrails not less than 34" and 
on at least one side of stair, Also have type I or type II Graspable, vertical guard 
rails or Spindles = 4" O.C. Max as to not allow 4" diameter sphere pass between 
guards.
7) All light fixtures above showers or tubs to be moisture proof
8) All shower pans or curbs to be 2" minimum above finished floor
9) Smoke detectors in new bedrooms to be 110V, interconnected, in areas not 
impacted by renovation, batter powered detectors required outside of all sleeping 
rooms.
10) Carbon Monoxide detectors within 15 feet of sleeping rooms & (1) on each 
floor. 
11) All new finished walls to have R13 batt. insulation, unfinished walls to have 
R13 Vinyl Blanket Insulation.
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APPLICABLE CODES

INTERNATIONAL RESIDENTIAL CODE 2012
INTERNATIONAL PLUMBING CODE 2014
NATIONAL ELECTRIC CODE 2011
INTERNATIONAL MECHANICAL CODE 2012
INTERNATIONAL FIRE CODE 2012
INTERNATIONAL ENERGY CONSERVATION CODE 2015
ALL APPLICABLE CURRENT LOCAL AMENDMENTS

1/4" = 1'-0"

1 NORTH ELEVATION

1/4" = 1'-0"

2 WEST ELEVATION
1/16" = 1'-0"

3 SITE PLAN

1/8" = 1'-0"

4 ROOF PLAN

3/16" = 1'-0"

5 ROOF FRAMING PLAN

NO. DATE DESCRIPTION

1 7/19/21 ISSUED FOR PERMIT

2 10/26/23 VARIANCE PLANS
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ALIGN NEW FOUNDATION 
WALL WITH EXIST.

NEW FOUNDATION WALL CONSTRUCTION:

8" CONCRETE FOUNDATION WALL ON 10" X 20" 
FOOTING, 42" BELOW GRADE

NEW GARAGE SLAB CONSTRUCTION:

4" SLAB ON 4" STONE ON EXIST. 
UNEXCAVATED SOIL

DASHED LINE INDICATES #4 
REBAR DRILLED AND SET 
INTO EXIST. FOUNDATION 
WALL W/ APPROVED EPOXY, 
12" O.C. VERTICALLY

ALIGN NEW FOUNDATION 
WALL WITH EXIST.

NATURAL STONE RETAINING 
WALLS
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& 5/8" METER TO REMAIN

NOTE:

1. BASEMENT FLOOR PLAN FOR REFERENCE
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EXISTING BASEMENT

20' - 7" VIF 26' - 11" VIF 15' - 3" VIF

V
IF

6'
 -

 8
"

18
' -

 1
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 V
IF

62' - 9" VIF

GARAGE (NO WORK)

EXCAVATION FOR GARAGE 
ADDITION, SEE REMODEL PLAN

EXIST. 3/4" WATER SERVICE 
& 5/8" METER TO REMAIN

HATCHED AREA INDICATES AREA OF NO WORK

NOTES:

1) Exposed Roof Structure to have hurrican clips (H2,5A) at all roof rafters, per 
table R802.11
2)Arc fault protection of bedroom outlets. All branch circuits that supply 120-V, 
single-phase, 15 and 20- ampere 
3) Visitability Wall Reinforcement: wood blocking installed within wall framing, to 
support grab bars as needed. Located between 33" and 36" above the finished 
floor. Wood blocking shall be located in all walls adjacent to a toilet, shower, or 
bathtub.
4) All accessible first floor doorways shall provide a minimum clear opening of 
thirty-two inches.
5)The headroom in stairways shall be not less than 6 feet 8 inches measured 
vertically 
6) Stair Construction: 
Treads = minimum of 10", Risers = 7 3/4" max, Handrails not less than 34" and 
on at least one side of stair, Also have type I or type II Graspable, vertical guard 
rails or Spindles = 4" O.C. Max as to not allow 4" diameter sphere pass between 
guards.
7) All light fixtures above showers or tubs to be moisture proof
8) All shower pans or curbs to be 2" minimum above finished floor
9) Smoke detectors in new bedrooms to be 110V, interconnected, in areas not 
impacted by renovation, batter powered detectors required outside of all sleeping 
rooms.
10) Carbon Monoxide detectors within 15 feet of sleeping rooms & (1) on each 
floor. 
11) All new finished walls to have R13 batt. insulation, unfinished walls to have 
R13 Vinyl Blanket Insulation.
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1 BASEMENT REMODEL & POWER PLAN
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2 BASEMENT DEMO PLAN
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NOTES:

1.  SEE "DESIGN CRITERIA" FOR DESIGN 

LOAD CRITERIA FOR ROOF STRUCTURE

TEMPERED GLASS
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NEW WINDOWS

NEW 16' X 7' GARAGE DOOR W/ (2) 11-7/8" 
LVL HEADER ON (3) 2X4 P.T. WOOD 
POSTS TO FOUNDATION WALL

NEW DRIVEWAY, SEE SITE PLAN
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DEMO EXIST. 
DRIVEWAY

DEMO EXIST. GARAGE WALL FOR NEW 
16' GARAGE DOOR, PREP FOR NEW LVL 
HEADER, SEE REMODEL PLAN

RELOCATE EXIST. ELEC. 
PANEL, SEE CONSTRUCTION 
PLANS

HATCHED AREA INDICATES AREA OF NO WORK

EXIST. 2X10 FLOOR 
CONSTRUCTION

EXIST. 2X4 EXTERIOR 
WALL W/ SIDING

2'X4'X8' FURRING 
STUDS

EXIST. ROOF , 
FASCIA & EAVE 
CONSTRUCTION

EXIST. 
FOUNDATION 
WALL
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IFNEW 2X2 FURRING 

WALL ATTACHED 
TO EXIST. WALL, 
W/ SPRAY 
INSULATION
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2X6 ROOF 
JOISTS (R-49)

GRADE

NOTES:

1) Exposed Roof Structure to have hurrican clips (H2,5A) at all roof rafters, per 
table R802.11
2)Arc fault protection of bedroom outlets. All branch circuits that supply 120-V, 
single-phase, 15 and 20- ampere 
3) Visitability Wall Reinforcement: wood blocking installed within wall framing, to 
support grab bars as needed. Located between 33" and 36" above the finished 
floor. Wood blocking shall be located in all walls adjacent to a toilet, shower, or 
bathtub.
4) All accessible first floor doorways shall provide a minimum clear opening of 
thirty-two inches.
5)The headroom in stairways shall be not less than 6 feet 8 inches measured 
vertically

6) Stair Construction: 
Treads = minimum of 10", Risers = 7 3/4" max, Handrails not less than 34" and 
on at least one side of stair, Also have type I or type II Graspable, vertical guard 
rails or Spindles = 4" O.C. Max as to not allow 4" diameter sphere pass between 
guards.
7) All light fixtures above showers or tubs to be moisture proof
8) All shower pans or curbs to be 2" minimum above finished floor
9) Smoke detectors in new bedrooms to be 110V, interconnected, in areas not 
impacted by renovation, batter powered detectors required outside of all sleeping 
rooms.
10) Carbon Monoxide detectors within 15 feet of sleeping rooms & (1) on each 
floor. 
11) All new finished walls to have R13 batt. insulation, unfinished walls to have 
R13 Vinyl Blanket Insulation.

NEW GARAGE ROOF 
CONSTRUCTION:

NEW EXT. GARAGE 
WALL CONSTRUCTION

NEW FOUDATION WALL 
CONSTRUCTION:

GRADE

NEW GARAGE DOOR

EXIST. 
GARAGE 
DOOR

NEW GARAGE SLAB 
CONSTRUCTION:

EXIST. ROOF 

EXIST. GARAGE

GARAGE ADDITION

UNEXCAVATED
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1 1ST FLOOR REMODEL & POWER PLAN
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3 TYPICAL WALL SECTION
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