
 

 

 

BLUE RIVER PLANNING AND ZONING COMMISSION MEETING 

Tuesday, June 2, 2026 
5:30 PM 

0110 Whispering Pines Circle, Blue River, CO 
 

 Agenda  

The public is welcome to attend the meeting either in person or via Zoom.  
The Zoom link is available on the Town website: 

https://townofblueriver.colorado.gov/board-of-trustees 
Please note that seating at Town Hall is limited. 

 

Call to Order, Roll Call 
 

Approval of Minutes 
 

A. Minutes – May 5, 2026 
 

Project Approval 
 

A. 103 Blue Rock Drive – Variance Review 

B. 0066 Conifer – New Construction 

Work Session 

A. Transitional District Ordinance Review for Recommendation 

B. Subdivision Moratorium Repeal Ordinance Review for Recommendation 

C. Setbacks and Wetlands Terminology LUC Discussion 

D. Garage and Large Shed LUC Discussion 
 

Adjourn 
 

 

 

https://townofblueriver.colorado.gov/board-of-trustees


 

 

 

BLUE RIVER PLANNING AND ZONING COMMISSION MEETING 

Tuesday, May 5, 2026 
5:30 PM 

0110 Whispering Pines Circle, Blue River, CO 
 

 Minutes  
 

Call to Order, Roll Call 
 
Chairman Johnson called the meeting to order at 5:30 PM. 
 
PRESENT:   
Commissioner Carlsted 
Commissioner Cleary 
Commissioner Johnson  
Commissioner O’Brien 
Commissioner Manin  
 
ABSENT: 
Commissioner Beck 
 
Also present:  
Town Manager Chad Hull 

 

Approval of Minutes 
 

A. Minutes – April 7, 2026 
 
Commissioner Carlsted moved and Commissioner Manin provided a second to approve 
the minutes of the April 2026 Planning & Zoning Commission Meeting.  All ayes – 
motion passed. 

 

Project Approval 

B. 0201 Creek Side Dr – Variance Request 
 
Commissioner Manin recused himself from this review process due to a prior 
professional relationship with the architect.  
 



Town Manager Chad Hull submitted a written variance review, indicating the project’s 
adherence to the variance application requirements stated in the LUC. The Town 
Manager reminded the Commissioners that all six hardship criteria must be met to grant 
a variance regarding Land Use Code Section 16-7-50(a): 

(1) The existence of extraordinary physical conditions or circumstances, such as 
the property’s size, shape, location, topography, floodplain, or steep slope 
imposes an unreasonable hardship in the development of the property; and 
(2) The hardship deprives the owner of privileges associated with development 
enjoyed by most other properties within the neighborhood; and 
(3) Compliance with the standard or requirement would impose an extraordinary 
and wholly unreasonable cost or expense upon the owner which cost or 
expense essentially makes the property undevelopable and unmarketable given 
economic conditions; and 
(4) The need for a variance is not the result of the owner’s or the owner’s 
predecessor’s decisions, actions, or inactions; and 
(5) The granting of the variance will not be materially detrimental to the public 
welfare or injurious to other properties in the neighborhood which are located 
within the Town; and         
(6) The variance granted will be the least modification possible to permit the 
owner’s reasonable use of the owner’s property. 

The Town Manager also noted that the variance request may be reviewed 
independently of the building plan review and reminded the Commissioners of the 
primary architectural concerns noted at April’s Planning & Zoning meeting. 
 
The Commissioners noted the fact that a nonconforming building cannot become more 
nonconforming according to the LUC, particularly in reference to LUC 16-4-40(b) which 
prohibits a nonconforming building from being enlarged or extended. Other concerns 
revolved around the driveway expansion, as it is existing nonconforming, as well as 
parking in relation to the existing setback and that the claimed the pedestrian easement 
appears to be in an adjacent lot, which would not be viable as a hardship argument. 
The road in the front of the property was recognized as a challenge to expansion, but it 
was noted that this is a similar constraint encountered by other neighbors. The 
Commissioners additionally discussed a lack of incorporation between the existing 
structure and the proposed addition and the planned moving of a well on the property.  
 
Town Manager Hull read off each hardship criteria, and the Commissioners provided 
their input. The Commissioners noted that it was a challenge to prove criteria one, as 
the property is presently developed and usable in its current state. Multiple 
Commissioners likewise stated a belief that criteria two is not met, as there does not 
appear to be substantive unique challenges with the property and there are reasonable 
avenues to growth beyond the requested variance. The third criteria was examined 
next, and the Commissioners asserted that the property has been developed and is 
marketable and that it would not cost the applicant additional money to create a smaller 
addition that would not require a variance. On criteria four, the Commissioners 
acknowledged that an argument could be made, but that it may be limited to an 
argument related to the existing building rather than the proposed addition. The 
Commissioners generally agreed that criteria five could be met and that the proposed 
addition is not injurious to the wider neighborhood. The sixth criteria was denied by the 



Commissioners, as there are options to make an expansion conforming and the present 
request would not constitute the least modification possible.  
 
The Commissioners expressed that the majority of criteria are not met in this 
application and that there are challenges with this addition as some components could 
be added in a conforming manner if redesigned. 
 
Commissioner Cleary moved and Commissioner O’Brien provided a second to deny the 
variance request as presented. All Ayes – Motion Passed with one recusal. 
  

 

Other Business 
 

J. An open business session was requested by Commissioners Cleary and Manin to 
discuss several topics: 

1. Roof slope Land Use Code language 
2. The use of legal counsel during large agendas or variances 
3. Request for additional review by the Town building official prior to Planning & 

Zoning meetings in order to filter incomplete projects and/or suggest work 
sessions 

4. Discussion of wetlands at a later date 
5. Consider the institution of a policy to allow the Commission to revisit decisions 

within an appropriate window 
6. Work session in June on shed language in the Land Use Code  

 

Adjourn 
 
Commissioner O’Brien moved to adjourn the meeting and Commissioner Cleary provided a 
second. All Ayes - Motion passed. 
 
Chairman Johnson adjourned the meeting at 6:55PM. 
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TO:     Town Manager/Clerk  

FROM:   Kyle Parag, Plan Reviewer - CAA  

DATE: 
April 21, 2026 – NOTES IN RED FROM TOWN MANAGER (May 27, 
2026) 

 RE: 
 

Planning/Zoning/Architectural Guidelines review – 103 Blue Rock 
 

 

Below please find staff’s analysis that outlines the review with the Town’s Zoning regulations 
and adopted Architectural Design Guidelines for the structure proposed 

Zoning Regulation analysis –   
Proposal:  A new detached garage of 671 sqft with finished space above for a total of 

1474 Sqft. living space is indicated on the second level. Unclear if living areas 
are a permitted use in a detached structure. 

Zoning 
district:    

R-1 

Lot Size:    
 
~ .47 acres 
80,000 sq. ft. Required– Existing Non-Conforming  

Lot Width:    
 
~ 110’ 
100 ft. Required - Complies 

Setbacks:    

 
Proposed garage structure does not comply with front setback requirements 
to measure from the existing road location. Measured from easement. 
Revised plans submitted on 5/27 claiming compliance with setback 
requirements. 

 
Height:  

 
Complies with maximum height restrictions but might not comply with 
subordinate size requirement to the main house. 
Revised plans submitted on 5/27 claiming compliance with subordinate size 
requirements. 

 
Garage Stds:   
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The proposed garage is ~671 sq. ft. and complies with the standards for 
structures less than 5,000 sq. ft. in habitable size.  
 

Parking Stds:   
 

Parking is met. 
Revised plans submitted on 5/27 claiming conformance with parking 
standards. 

 

Architectural Design Guideline analysis -  

Please note the following key to the interpretation of the analysis table:  

 
 

STANDARD  NOTES/REMARKS  
SUBSTANTIAL 
COMPLIANCE  

DEVELOPMENT 
STANDARD  

    

Article 3:  
Easements 
 

Easements are indicated Y 

Article 4:  
Buildable 
Area/setbacks  

Front setback is measured incorrectly, garage sits in the 
front setback by about 4’ 
Revised plans display garage within buildable envelope. 

N 

Article 5 Building Design Standards 

Article 5-20 
Building Height  

Height is indicated at 23’10” 
Does not appear to comply with 16B-7-30 (d) 
Revised plans indicate subordinate height of garage 
relative to primary structure. 

N 

Article 5-60 
Foundation 

Foundation is indicated as exposed concrete 
N 

Article 5-70 
Roofs  

Main roof design is a gable roof with a slope of 5:12 Y 

Y  Element is in substantial compliance with the design guidelines  
N  Does not comply with the design guidelines   
PC Subject to Planning Commission Specific approval 

  Requires additional information from applicant  
N/A  Not Applicable to the application  
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Article 5-80 
Garages  

Garage door has a contemporary design. 
Project does not comply with 16B-5-80 for the garage 
being set back from the front walls of the main 
structure. 

N 

Article 5-90 
Window and doors  

Shows general conformance 
Y 

Article 5-100 
Balconies and 
railings  

None indicated Y 

Article 5-110 
Chimney and Roof 
Penetrations 

None indicated. Y  

Article 6 Building Materials and Colors 

Article 6-20 
Materials 

No color board was provided, assumed to match 
existing home as required, image of home provided 
with shake siding look. 

PC 

Article 6-30 
Colors  

Colors are not provided. 
PC 

Article 7 Accessory Improvements 

Article 7-(20-40, 110) 
Berms, Garages, 
sheds and Gazebos 

None indicated.  
Y 
 

Article 7-50 
Driveways  

Width indicated at nearly 40’. Slopes are minimal. 
Driveway to be relocated 
Revised plans redesigned the driveway to claim 
compliance with Land Use Code. 

N 

Article 7-60 
Parking Areas 

Parking areas not located, assumed interior new garage 
and a third spot could not be located outside of the 
setbacks 
Revised plans indicate presence of parking. Two parking 
spaces in the proposed garage – possible question on 
third parking spot on driveway.  

N 
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Article 7-100 
Decks  

Not indicated 

Y 

Article 7-120 
Hot Tubs  

None indicated Y 

Article 7-140 
Fences 

None indicate 
Y 

Article 7-150 
Retaining walls 

None indicated 
Y 

Article 8 Signs 

Article 8 
Signs  

None indicated 

Y 

Article 9 Lighting 

Article 9 
Lighting  

Not indicated 
N 

Article 13 Environmental Regulations 
  

  
Article 13-20 
Wetlands  

None indicated 

Y 

  



TOWN OF BLUE RIVER 

Variance Application — Narrative Responses 
Applicant: Greg Giske and Tracy Schwartz    Property Address: 103 Blue Rock Dr    

  Date: 5-5-26 

Instructions: Complete all sections below. You must satisfactorily address all six criteria (Crit. 1–6) under Section 
16-7-50 for the variance to be approved. Be as specific as possible — include measurements, costs, and 
references to your property's unique physical conditions. 

 

Req. 1. Specific Provision or Standard Requiring a Variance 

Identify the specific code provision, standard, or requirement for which you are requesting a variance. 

We are requesting a variance from Section 16B-5-80(a) of the Town of Blue River Land Use 

Code. That section requires that garage walls be set back behind the front primary walls of 

the home, that garages be subordinate to the residence, and that side-loading be used 

where possible. We are asking for permission to build a garage in front of the primary walls 

of our home, as that is the only location on our property where a garage can reasonably be 

placed. 

Req. 2. Description of the Variance Requested 

Describe the extent, degree, size, or length of the variation you are requesting from the standard. 

We are asking to build a garage that sits entirely in front of our home's main facade. The 

garage will meet all other Town setback requirements — side, rear, and road — without any 

additional variances. This is the only provision we are seeking relief from. 

Crit. 1. Extraordinary Physical Conditions or Circumstances (Hardship) 

Describe extraordinary physical conditions or circumstances that impose an unreasonable hardship on 
developing the property as required. 

Our home was built in 1972 and sits at the rear of our lot — well before the current garage 

placement rules existed. Because of where the house sits, there simply isn't enough usable 

space behind or alongside the front walls of the home to fit a garage while still meeting all the 

required setbacks. This isn't something we created — it's the way the property was 

developed over 50 years ago. Without a variance, building any garage on this property would 

be essentially impossible. 

Crit. 2. Deprivation of Privileges Enjoyed by Similar Properties 



Explain how the hardship deprives you of privileges enjoyed by most other properties in the 
neighborhood. 

Many homes in our neighborhood have garages — either built originally or added over time. 

Those properties happen to have layouts that work with the current code. Ours doesn't, 

through no fault of our own. The house was placed at the back of the lot by the original 

builder, and that decision is what puts us in this position today. It doesn't seem fair that we 

should be the only ones unable to build a garage simply because of how our home was 

originally sited. 

Crit. 3. Extraordinary and Unreasonable Cost of Compliance 

Describe how complying with the standard would impose an extraordinary and wholly unreasonable 
cost or expense. 

The honest answer is that strict compliance isn't really possible on our property — it's not just 

expensive, it's not feasible. The rear of the lot is taken up by the house itself. The south side, 

which is the only other option, has four serious problems. First, our well head is tucked into a 

tight space on the south side between the kitchen and an existing addition — a garage there 

would block access to it entirely. Second, our kitchen windows face south, and a garage on 

that side would cut off the natural light that comes into the kitchen. Third, the existing 

addition on the south side already creates a complicated roofline situation, and adding a 

garage there would make it worse. Fourth, to even connect a garage to the house on that 

side, the entire roof pitch above the kitchen would need to be changed to make it structurally 

sound and weathertight. That's not a minor inconvenience — it's a major construction project 

just to avoid building in front of the house. In short, there is no realistic compliant option that 

doesn't cause significant damage to the home we already have. 

Crit. 4. Hardship Not Self-Created 

Explain why the need for a variance is NOT the result of your own decisions, actions, or inactions. 

We did not create this situation. The house was built in 1972 by the original owner, long 

before the current land use rules were in place. The decision to place the home at the rear of 

the lot was made by someone else, more than 50 years ago. We purchased the property as 

it was and have not done anything to make the situation worse. The need for this variance 

comes entirely from the history of the property, not from any choices we have made. 

Crit. 5. No Material Detriment to Public Welfare or Neighboring Properties 

Explain why granting this variance will not be materially detrimental to the public welfare or injurious to 
other properties in the neighborhood. 



We don't believe this garage will negatively affect our neighbors or the neighborhood. It will 

be built within all required setbacks, so it won't encroach on anyone else's property or the 

road. We plan to design it to fit with the look of our home and the surrounding area. It won't 

block any traffic sight lines, create drainage problems, or reduce the value of nearby 

properties. A garage is a pretty standard thing to have, and we think it will fit in just fine. 

Crit. 6. Least Modification Necessary 

Describe why the variance you are requesting is the least modification possible to permit your 
reasonable use of the property. 

We looked hard at every other option before landing on this one. The south side of the house 

was the most obvious alternative, but we ruled it out for four real reasons: it would block 

access to our well head, it would cut off the natural light to our kitchen, it would create a 

messy and complicated roofline where the garage meets the existing addition, and it would 

require us to completely rebuild the kitchen roof just to tie the two structures together 

properly. None of those are small problems. With the south side ruled out and the rear of the 

lot occupied by the house, there's simply nowhere else to put a garage. We're not asking for 

more than we need — we're asking for the only thing that actually works on this property. 
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PROJECT

OVERVIEW

SCALE:

GISKE GARAGE
103 BLUE ROCK DR
BRECKENRIDGE, CO 80424

GOVERNING CODES

2012 IECC (ZONE 7)

2018 IRC, IFC

2020 NEC

RESTRICTIONS

MAXIMUM HEIGHT 

35 FT, PER THE 'BULK PLANE' METHOD

SETBACKS

FRONT - 25 FT

SIDE - 15 FT

BACK - 25 FT

DESIGN CRITERIA

ROOF SNOW LOAD - 100 PSF, NO LOAD DURATION FACTORS.

DECK SNOW LOAD - 125 PSF, NO LOAD DURATIONS FACTORS.

INTERIOR SLEEPING ROOMS - 40 PSF

WIND SPEED - 115 MPH

SEISMIC CATEGORY - B

FROST DEPTH - 42 INCHES (MIN)

SQUARE FOOTAGE

LOWER LEVEL - 109 SF

2ND LEVEL - 636 SF

GARAGE - 615 SF

TOTAL LIVABLE - 745 SF

TOTAL WITH GARAGE - 1360 SF

PROJECT TEAM

OWNER:

GREG GISKE & TRACY SCHWARTZ

103 BLUE ROCK DR, BRECKENRIDGE, CO 80424

CONTRACTOR 

Thelon River Builders, Inc

PO BOX 1392

Breckenridge, CO 80424

970-333-0603

ARCHITECTURAL DESIGN AND ENGINEERING

9K ENGINEERING

JAMES MASSEY

PO BOX 4761, FRISCO, CO 80443

jpmassey@gmail.com

TABLE OF CONTENTS
SHEET Title
G-1 PROJECT OVERVIEW
G-2 GENERAL NOTES
A-1 PLOT PLAN
A-2 3D VIEWS
A-3 INTERIOR VIEWS
A-4 LAYOUT
S-1 FOUNDATION PLAN
S-2 WALL FRAMING
S-3 2ND LEVEL FLOOR FRAMING
A-5 ROOF AND CEILING PLANES
S-4 ROOF FRAMING
A-6 FRONT AND REAR ELEVATION
A-7 CENTER SECTION
A-8 STAIR SECTIONS
A-9 DOOR AND WINDOW SCHEDULE

PROJECT SCHEDULE

EXPECTED START DATE: JULY 1, 2026

EXPECTED COMPLETION DATE: MAY 1, 2027

PROJECT OVERVIEW
TYPE OF CONSTRUCTION: WOOD FRAMING

FOUNDATION: CONCRETE STEM WALL WITH SLAB ON GRADE

SIDING: VARIOUS NATURAL AND SYNTHETIC MATERIALS

ROOF: ASPHALT ARCHITECTURAL SHINGLES



R
E

V
IS

IO
N

 T
A

B
LE

LA
B

E
L

D
A

TE
D

E
S

C
R

IP
TI

O
N

SHEET:

DATE:

5/26/2026

G-2

D
ES

IG
N

 A
N

D
 E

N
G

IN
EE

R
IN

G
 B

Y
9K

 E
N

G
IN

EE
R
IN

G
G

IS
K

E
 G

A
R

A
G

E
1

0
3

 B
LU

E 
R

O
C

K
 D

R
B

R
EC

K
EN

R
ID

G
E,

 C
O

 8
0

4
2

4

GENERAL

NOTES

SCALE:

GENERAL NOTES
1. ALL CONSTRUCTION AND MATERIALS SHALL CONFORM TO THE SPECIFIED BUILDING CODES. IN ANY CONFLICT BETWEEN THIS PLAN AND THE CODES, THE CODES SHALL TAKE

PRECEDENCE. THE ARCHITECT/ENGINEER SHALL BE NOTIFIED BY THE CONTRACTOR OF ANY DISCREPANCIES SUCH THAT THE PLAN CAN BE MODIFIED TO BRING IT INTO COMPLIANCE. 

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE ACCURATE PLACEMENT OF ALL NEW CONSTRUCTION ON THE SITE. ALL COMPONENTS AND MATERIALS SHALL BE INSTALLED PER THE

MANUFACTURER’S INSTRUCTIONS. 

3. ANY CHANGES TO THE PLAN SHALL BE REVIEWED AND APPROVED BY THE ENGINEER. 

4. NEW IECC CODE COMPLIANCE ONLY APPLIES TO HOUSE ADDITIONS OR MODIFICATIONS THAT REPLACE THE INSULATION.  

5. ELECTRICAL, PLUMBING, AND HEATING DETAILED DESIGNS ARE NOT INCLUDED IN THIS PLAN, AND WILL BE DESIGNED AND BUILT ON SITE. 

6. DIMENSIONS: 

a.       All DIMENSIONS SHALL TAKE PRECEDENCE OVER DRAWING SCALE. 

b.      ALL DIMENSIONS ARE TO THE FACE OF STUD AND FACE OF CONCRETE. 

c.       CEILING HEIGHT DIMENSIONS ARE FROM BOTTOM OF JOISTS TO TOP OF FLOOR PLYWOOD. 

8.   DATUMS: 

a.       ELEVATION (100’0”) IS SET AT THE TOP OF THE 1ST FLOOR SLAB.

b.       FOUNDATION WALLS AND FOOTER BEARING ELEVATIONS ARE DEPENDENT ON FINISHED GRADE, AND PLAN SHOWS ESTIMATED HEIGHTS. 

9.   CONTRACTOR TO PROVIDE ALL NECESSARY BLOCKING OF JOISTS, RAFTERS, WALL STUDS PER CODE AND MANUFACTURE’S SPECIFICATIONS, AS WELL AS BACKING FOR FIXTURES,

EQUIPMENT, RECESSED FEATURES, ETC. 

10.   WHERE LARGER STUDS OR FURRING ARE REQUIRED TO COVER PIPING OR VENTILATION, THE LARGER DIMENSIONS SHALL BE CARRIED THE EXTENT OF THAT WALL. 

11.   INSTALL TEMPERED GLASS WINDOWS AS NECESSARY PER CODE. 

12.   FIREBLOCKS, DRAFT STOPS, AND OTHER FIRE RESISTIVE FEATURES SHALL BE INSTALLED PER CODE. 

13.   THIS PLAN SHOWS THE COMPLETED STRUCTURE IN ITS FINAL POSITION. DURING CONSTRUCTION, CONTRACTOR SHALL PROPERLY BRACE AND SHORE AS REQUIRED TO ACHIEVE THE

FINAL COMPLETED STRUCTURE. 

14.   ALL SPECIAL INSPECTIONS SHALL COMPLY WITH THE IBC, AND NOT BE ENGAGED BY THE OWNER OR CONTRACTOR. 

15.   JOB SITE SAFETY AND METHODS OF CONSTRUCTION ARE THE RESPONSIBILITY OF THE CONTRACTOR. 

FOUNDATION NOTES
1. A SOIL REPORT WAS NOT SUPPLIED FOR THE DESIGN OF THIS STRUCTURE. MAXIMUM SOIL DESIGN PRESSURE WAS ASSUMED TO BE 2000 PSF. A SOIL REPORT WILL BE COMPLETED

DURING EXCAVATION TO CONFIRM.

2. ALL FOOTING ELEVATIONS ARE ESTIMATES. EXACT BEARING ELEVATIONS FOR CORRECT FROST DEPTHS TO FINISHED GRADE MUST BE VERIFIED BY THE CONTRACTOR, WHICH SHALL BE

A MINIMUM OF 42”. 

3. ALL FOOTINGS ARE TO BE PLACED ON FIRM, UNDISTURBED, NON-ORGANIC SOIL, OR PROPERLY COMPACTED (95%) BACKFILL. 

4. FOUNDATION WALLS SHALL BE BACKFILLED EVENLY, WITH MAXIMUM 12” VERTICAL LIFTS. BACKFILLING SHOULD BE EVEN ON EITHER SIDE OF THE WALL WITHIN 12"

5. CENTER ALL FOOTINGS ON FOUNDATION WALL OR PIER. 

6. SLAB ON GRADE PREPARATION SHALL BE ON 95% COMPACTED 4” MINIMUM GRAVEL FILL. IF REQUIRED, SOIL COMPACTIONS SHALL BE DONE IN 8” MAXIMUM LIFTS. ISOLATION JOINTS ON

THE SLAB EDGE AND AROUND PENETRATIONS SHALL BE PROVIDED WHERE APPLICABLE. 

7. SLAB CONTROL JOINTS SHOULD BE PLACED EVERY 12 FT, ¼ OF SLAB DEPTH X 3/16” WIDE. SLAB REINFORCEMENT SHALL BE CARRIED THROUGH JOINTS. 

8. ALL CONCRETE WORK AND REINFORCEMENT DETAILS SHALL BE DONE PER APPLICABLE CODES. 

9. ALL EXPOSED CONCRETE EDGES SHALL HAVE ¾” CHAMFER. 

10. CONCRETE SPECIFICATIONS: 

a.       FOOTINGS/WALLS – 3000 PSI 

b.      INTERIOR SLAB ON GRADE – 3500 PSI 

c.       EXTERIOR  CONCRETE – 4000 Psi 

11.   ALL REINFORCING DEFORMED BARS SHALL BE PER ASTM A615, GRADE 40. LAP SPLICES SHALL BE A MINIMUM OF 40 BAR DIAMETERS. ALL BARS AROUND CORNERS SHOULD BE

CONTINUOUS. 

12.   PLACE TWO #4 BARS (PER 8” THICKNESS) AROUND ALL OPENINGS IN CONCRETE WALLS, SLABS, AND BEAMS. ALSO PROVIDE TWO #4 X 4’ BARS DIAGONALLY AT EACH CORNER. 

13.   WELDED WIRE SHALL BE PER ASTM A185 GRADE 65 AND SHALL BE LAPPED ONE FULL MESH PER SIDE AND WIRED TOGETHER. 

STRUCTURAL STEEL NOTES
1. ALL STRUCTURAL STEEL SHALL CONFORM TO ASTM A36 (36,000 PSI YIELD) OR BETTER. 

2. ALL STRUCTURAL BOLTS SHALL BE A325N, UNLESS SPECIFIED DIFFERENTLY. ALL ANCHOR BOLTS SHALL CONFORM TO ASTM A307. 

3. MINIMUM WELD SIZE PER AISC TABLE J2.4. 

4. WELDERS SHALL BE LICENSED PER AWS D1.1, OR WORK PERFORMED IN AWS APPROVED FABRICATOR’S SHOP. 

5. NON-SHRINK GROUT SHALL BE PLACED BETWEEN STEEL AND CONCRETE SUPPORTS PER MANUFACTURES SPECIFICATIONS, MINIMUM 6000 PSI. 

6. STAIRS, LANDINGS, AND RAILINGS ARE NOT CONSIDERED STRUCTURAL AND DO NOT REQUIRE A LICENSED WELDER.

WOOD NOTES
1.       ALL FRAMING AND TRUSS LUMBER SHALL BE GRADED (PER APPLICABLE CODE) HEM FIR, UNLESS NOTED DIFFERENTLY, AND SHALL CONFORM AS FOLLOWS: 

a.       2” (NOMINAL) THICKNESS, FOR WALL STUDS - Fb = 675 PSI 

b.      2” TO 4” (NOMINAL) THICKNESS - Fb = 850 PSI 

c.       >5” (NOMINAL)  - Fb = 1050 PSI 

2.       PROVIDE CROSS BRIDGING OR FULL BLOCKING AT A MINIMUM 8’ O.C. FOR ALL JOISTS. PROVIDE FULL 2” BLOCKING AT CANTILEVER ENDS AND INTERMEDIATE SUPPORTS. 

3.       FASTEN ALL WOOD MEMBERS WITH COMMON NAILS PER IRC TABLE R602.3 

4.       PROVIDE PRESSURE TREATED WOOD FOR ALL DECK STRUCTURAL MEMBERS, UNLESS SPECIFIED OTHERWISE. 

5.       PLYWOOD AND OSB. 

a.       SHALL BE GRADED BY THE AMERICAN PLYWOOD ASSOCIATION. 

b.      EXTERIOR TYPE PLYWOOD SHALL BE USED WHEN ANY FACE OR EDGE IS EXPOSED. 

c.       FLOORING SHALL BE ¾” T&G APA RATED EXPOSURE 1 PLYWOOD SHEATHING, AND SHALL BE FASTENED WITH BOTH NAILS AND APPROPRIATE ADHESIVE. NAIL 6” O.C ON PANEL

EDGES, AND 12” O.C. THROUGH PANEL CENTER. STAGGER PANELS PERPENDICULAR TO JOISTS. 

d.      ROOF SHALL BE 5/8” APA RATED EXPOSURE 1 SHEATHING, PER CODE.  NAIL 6” O.C MIN ON PANEL EDGES, AND 12” O.C. THROUGH PANEL CENTER. STAGGER PANELS

HORIZONTALLY. 

e.      ALL EDGES SHOULD BE SUPPORTED BY SOLID WOOD BLOCKING, OR APPROPRIATE ALTERNATIVE. 

6.       WALL SHEATHING 

a.   EXTERIOR WALL SHEATHING SHALL BE 1-1/2” “ZIP” BRAND PANELING WITH INTEGRATED R-6 INSULATION. 

b.      INSTALL ZIP PANELING PER MANUFACTURER’S SPECIFICATIONS, INCLUDING TAPING ALL SEAMS AND PROVIDING FOR PROPER FLASHING. 

c.      PANELING SHOULD EXTEND, AND BE FASTENED TO THE TOP AND BOTTOM WALL PLATE. 

d.      LEDGERS SHALL NOT BE ATTACHED DIRECTLY TO THE ZIP PANELING. SEE DECK DETAIL FOR ATTACHMENT METHOD.

7.       LAMINATED VENEER LUMBER (LVL) SHALL BE VERSA-LAM 2.1E 2800, OR HAVE THE FOLLOWING MINIMUM CHARACTERISTICS: 

Fb – 2750 PSI, Ft – 1950 PSI, Fv – 285 PSI, Fc – 3000 PSI , MOD of E – 2.0x10^6 PSI 

8.       I-JOISTS 

a.       SHALL BE WEYERHAEUSER “TJI” BRAND, SIZE PER PLAN. ANY SUBSTITUTIONS MUST BE STRUCTURALLY EQUIVALENT. 

b.      INSTALLATION, FASTENING, RIMBOARD, PENETRATIONS, AND BLOCKING SHALL BE DONE PER MANUFACTURER’S REQUIREMENTS.  

c.      HURRICANE STRAPS REQUIRED AT ALL EXTERIOR WALLS.

FRAMING NOTES
1. ALL EXTERNAL WALLS 2X6 16” O.C. 

2. INTERNAL WALLS, 2X4 OR 2X6 16” O.C. AS SHOWN ON PLAN.

3. ALL EXTERIOR WALL STUDS >12’ 6” SHALL BE LSL ENGINEERED LUMBER. 

4. HEADERS SIZES SHOWN ON PLAN, BUT SHALL BE (2) HORIZONTAL 2X4 MINIMUM FOR INTERIOR OPENINGS AND (2) 2X8 MINIMUM FOR EXTERIOR OPENINGS. 

5. HEADERS WITH OPENINGS  > 4’ SHALL HAVE (2) TRIMMER STUDS. 

6. ROUGH OPENINGS ARE +3/4” NOMINAL SIZE, OR REFER TO WINDOW/DOOR MANUFACTURER'S SPECIFICATIONS. 

7. ROOF OUTLOOKERS ARE TO MATCH RAFTER TAIL SIZE, AND BE 16” O.C. WITH INVERTED LU28 HANGERS ON INSIDE RAFTER. 

8. EXTERIOR WALL SHALL HAVE CONTINUOUS STUDS FROM FLOOR TO ROOF. 

9. ROOF OVERFRAMING SHALL HAVE 2X12 RIDGE AND BASE PLATES OVER SHEATHED ROOF. 

10. STRAPS AND HANGERS ARE SPECIFIED AS “SIMPSON” BRAND UNLESS OTHERWISE NOTED. 

TRUSS NOTES
1. THE PLAN ONLY SPECIFIES GENERAL TRUSS ENVELOPE. 

2. DESIGN MUST BE COMPLETED BY REGISTERED ENGINEER AND STAMPED ACCORDINGLY. 

3. DESIGN MUST MEET WIND, SEISMIC, AND SNOW LOAD REQUIREMENTS AS SET BY COUNTY AMENDMENTS. 

4. INSTALLATION MUST BE COMPLETED PER DESIGN, INCLUDING BLOCKING, BRACING, AND STRAPPING. 

5. STRAPPING TO EXTERIOR WALL REQUIRED. 

DESIGN CRITERIA

2018 IRC

ROOF SNOW LOAD - 100 PSF

INTERIOR SLEEPING ROOMS - 40 PSF

WIND SPEED - 115 MPH

SEISMIC CATEGORY - B

EXPOSURE CATEGORY - B, PARTIALLY EXPOSED

RISK CATEGORY - II

FROST DEPTH - 42 INCHES (MIN)
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DRIVEWAY
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PROJECT BENCHMARK
ELEVATION=10025.76'

BUILDING SETBACK

BUILDING SETBACK

SEWER 4" (SDR35), APPROXIMATE LOCATION

TIE INTO NEW LINE WITH WYE.

UNDER SLAB USE SCH40.

WATER, GAS, ELECTRICAL

TIE TO EXISTING HOUSE

DRAINAGE

TRANSFORMER

EXISTING SEPTIC TANK

(TO BE REMOVED)

D
R

A
IN

A
G

E

CLEANOUT

CLEANOUT

8"

10"

REMOVE TREE

REMOVE TREE

SEWER MAIN

NEW SEWER LINE (4" SDR35)

FROM EXISTING HOUSE

TIE IN POINT TO EXISTING SEPTIC LINE

CLEANOUT

TIE INTO EXISTING MAIN WITH SADDLE TEE

CONTACT UPPER BLUE SANITATION FOR FITTING DETAILS

PROPOSED GRADE

EXISTING GRADE
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PLOT PLAN

SCALE: 1"=10'

POINT NATURAL GRADE ELEVATION FINISHED GRADE ELEVATION ROOF POINT ELEVATION CALCULATION HEIGHT
A 10027' 10026' 10049.94' 10049.94'-10026' 23.94'
B 10025.8' 10026' 10049.94' 10049.94'-10025.8' 24.14'

HEIGHT CALCULATIONS

100'0" HOUSE DATUM = 10026.5' ABSOLUTE

NOTES:

LOT COVERAGE

LOT SIZE - 20823 SQFT

EXISTING HOUSE INCLUDING DECK - 2025 SQFT (9.7%)

EXISTING DRIVEWAY - 2894 SQFT (13.9%)

EXISTING IMPERVIOUS SURFACE - 4919 SQFT (23.6%)

PROPOSED GARAGE - 1131 SQFT (5.4%)

EXISTING HOUSE/DECKS + PROPOSED GARAGE - 3156 SQFT (15.2%)

PROPOSED  DRIVEWAY - 1775 SQFT (8.5%)

TOTAL PROPOSED IMPERVIOUS SURFACE - 4931 SQFT (23.7%)

REQUIRED SNOW STORAGE - 533 SQFT
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3D VIEWS

SCALE:
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GARAGE

4" SLAB, 3500 PSI 

FIBER-REINFORCED CONCRETE

4" GRAVEL BED

w/ W2.1xW2.1 6x6 WIRE

SLOPE TOWARDS

DOOR 1/8" PER FOOT

SLAB UNDER ROOMS 

TO BE FLAT

T.O. SLAB
100' 2-7/8"

T.O. WALL
100' 6"

T.O. WALL
100' 6"

28" BIGFOOT

12" SONOTUBE

SEE DETAIL D3

(2) PLACES

EXTERIOR SLAB

4" SLAB, 3500 PSI 

FIBER-REINFORCED CONCRETE

4" GRAVEL BED

w/ W2.1xW2.1 6x6 WIRE

SLOPE AWAY FROM STRUCTURE 1/8" PER FT

T.O. SLAB
99' 10-1/2"

D4
S-1
D4
S-1

D4
S-1
D4
S-1

D4
S-1
D4
S-1

T.O. SLAB
100' 0"

1
0

"

WIDTH PER PLAN

2x6 TREATED
SILL PLATE

4" PERFORATED w/ FABRIC
FRENCH DRAIN TO DAYLIGHT

WASHED GRAVEL BED

UNDISTURBED
SOIL

6" TO FINISH GRADE

1/2" x 10" ANCHOR 
BOLT @ 36" O.C.

48" MIN TO FINISH GRADE

VERT. #4 @ 16" O.C.

HORZ. #4 @ 16" O.C.

(2) HORZ. #4 CONT.
TOP AND BOT

(2) HORZ. #4 CONT.

#4 8"x24"  @ 16" O.C.
ALTERNATE DIR

1/2" EXPANSION
JOINT

4" SLAB, 4000 PSI
CONCRETE
w/ W2.1xW2.1 6x6 WIRE

4" WASHED
GRAVEL

2" RIGID FOAM INSULATION. (R-10)
EPS OR XPS.

2" RIGID FOAM
INSULATION. (R-10)
EPS OR XPS.

R-20 MIN

UNDISTURBED SOIL

OR COMPACT TO 95% MINIMUM.

1
0

"

WIDTH PER PLAN

4" SLAB, 4000 PSI
CONCRETE

w/ W2.1xW2.1 6x6 WIRE

4" WASHED
GRAVEL

UNDISTURBED
SOIL

VERT. #4 @ 16" O.C.

HORZ. #4 @ 16" O.C.

(2) HORZ. #4 CONT.
TOP AND BOT

(2) HORZ. #4 CONT.

#4 8"x24"  @ 16" O.C.
ALTERNATE DIR

#4 24"x24" L
SLAB TIE, 16" 0.C.

DRIVEWAY
SLOPE AWAY FROM DOOR

2" RIGID FOAM
INSULATION. (R-10)

EPS OR XPS.

2" RIGID FOAM INSULATION. (R-10)
EPS OR XPS.

48" MIN TO
SLAB

UNDISTURBED SOIL

OR COMPACT TO 95% MINIMUM.

PER PLAN

SONOTUBE DIA PER PLAN

6
"

4
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" 
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IN
 B
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L
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IN
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H

E
D

 G
R

A
D

E

QTY 4, #4 BENT BARS, FULL LENGTH
ROUND LOOP @ 12" O.C.

QTY 3, #4  BARS,
EACH WAY

COLUMN BASE PER
PLAN

BIGFOOT
CONCRETE FORM

(OR SIMILAR)

SQUARE PAD OF SPECIFIED

DIAMETER ALSO ACCEPTABLE.

12" TALL.

UNDISTURBED
SOIL

1
0

"

1
2

"

15"

3
"

2"

PER PLAN

12" O.C. #5 BARS
EACH WAY
TOP AND BOTTOM

#4 STIRRUP 
12" O.C.

QTY 6, #5 BARS
VERTICAL
8" HOOK
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FOUNDATION

PLAN

SCALE:

D1D1 PERIMETER FOUNDATION WALL DETAIL D2D2 GARAGE DOOR FOUNDATION DETAIL

3/8"=1'

D3D3 FOUNDATION PIER DETAIL

100'0" HOUSE DATUM = 10026.5' ABSOLUTE

D4D4 FOUNDATION WALL COLUMN DETAIL
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"

1-3/4 x 11-7/8" LVL (3), NO TOP PLATES

(2) T , KINGS BY PORTAL DESIGN

(2
) 

T
  
(1

) 
K

STRAP HEADER TO TOP PLATES, BOTH SIDES.

HRS416Z

W8X18 STEEL I-BEAM POST

SEE DETAIL D6

(3) PLACES

STRAP INTERRUPTED TOP PLATES.

(2) 6X6 DF COLUMNS

6X14 DF BEAM

(2) CC66 COLUMN CAP

(2) ABU66Z COLUMN BASE

(3) ADDITIONAL 2X6 FOR PORTICO ATTACHMENT

2 PLACES

PFS-HKD DOUBLE-WALL

PORTAL KIT

SEE SIMPSON SPEC SHEET,

STRONG-WALL PFS
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1
4
'

1
4
'

1
4
'

3'-0 13/16"

1
4
'

4'-6"

I-BEAM CONNECTION SEE DETAIL D7

W14x48 I-BEAM
2X NAILER, RAMSET AND ADHESIVE

14
" T

JI
 2

10
 O

R
 E

Q
U
IV

, 1
6"

 O
.C

.

ITS2.06/14 TYP

(2) 14" LVL, BOTH SIDES OF STAIRWELL

ITS3.56/14 TYP (2) 14" LVL
(2) IUS3.56/14

D5
S-2
D5
S-2

D8
S-2
D8
S-2 (3) 14" LVL

2X TOP NAILER

RAMSET W/ ADHESIVE

I-JOIST PER PLAN

1-1/2" GYPCRETE (OPTIONAL)

3/4" T&G SUBFLOOR

8 1/8"

13"

1 3/16"

1
"

1
2

"

1/2" END PLATE - 13" x 5.27"

(4) SYMMETRICAL 3/4" HOLES

W8 x 18 I-BEAM

NON-SHRINK STRUCTURAL GROUT

1/2" FILLET WELD ALL AROUND

3/8" FILLET WELD, ALL AROUND

AFTER ASSEMBLY

1/2" FILLET WELD ALL AROUND

1/2" END PLATE - MATCH I-BEAM

(4) SYMMETRICAL 3/4" HOLES

5/8"-11 B7 STEEL THREADED ROD

3/4" HOLE. BLOW OUT THOROUGHLY

SIMPSON SET-3G OR HILTI HY200 EPOXY.

TWIST DURING INSERTION.

5/8"-11 GRADE 5 OR A325 HARDWARE

1/2 END PLATE

I-BEAM PER PLAN

2X TOP NAILER

RAMSET AND ADHESIVE

R-6 1-1/2" ZIP
PANEL

1-1/8" BOISE BC
RIMBOARD

SIDING PER
ELEVATIONS

I-JOIST PER PLAN

3/4" T&G PLYWOOD
FLOORING

FIBERGLASS BATT FOR
SOUND DEADENING

R21 OR R20
FIBERGLASS BATT

1-1/2" GYP-CRETE

(6) 5/8"-11 W/ 11/16" HOLES

A325 HARDWARE

I-BEAM 

PER PLAN

1/2" END PLATE - MATCH I-BEAM

3/8" FILLET WELD

ALL AROUND

3/8" BUTT WELD

ALL AROUND AFTER ASSEMBLY

1/2" PLATE

WEB STIFFENER

ALIGN WITH FLANGE

3/8" FILLET WELD

ALL AROUND

1/2" FLANGE
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2ND LEVEL

FLOOR FRAMING

SCALE:

I-BEAM POST DETAILD6D6

3/8"=1'

STANDARD WALL DETAILD8D8

FLUSH BEAM DETAILD5D5

I-BEAM DETAILD7D7
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WINDOW SCHEDULE
3D EXTERIOR ELEVATION NUMBER QTY FLOOR WIDTH HEIGHT DESCRIPTION

W01   3 2 24 " 36 " SINGLE CASEMENT-HR

W02   1 2 84 " 72 " FIXED GLASS

W03   1 2 110 " 68 " MULLED UNIT

W04   2 2 24 " 36 " SINGLE CASEMENT-HL

W05   3 1 28 " 44 " SINGLE CASEMENT-HR

DOOR SCHEDULE
3D EXTERIOR ELEVATION NUMBER LABEL QTY FLOOR WIDTH HEIGHT DESCRIPTION

D01 18080   1 1 216 " 96 " GARAGE-GARAGE DOOR P01

D02 2668   2 2 30 " 80 " HINGED-DOOR P04

D04 3068   2 1 36 " 80 " EXT. HINGED-DOOR F01
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103 Blue Rock Dr Color Board 

 (colors to match existing home, Photo of existing structure for reference) 

 

• Siding – Sherwin Williams – Urbane Bronze 
• Trim – Sherwin Williams – Caviar 
• Stained Wood – Minwax – English Chestnut 
• Metal – Black Metal to cover foundation walls (None on existing home) 
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TO:     Chad Hull-Town Manager  

FROM:   Kyle Parag, Plan Reviewer - CAA  

DATE: May 27, 2026 

 RE: 

 

Planning/Zoning/Architectural Guidelines review – 0066 Conifer 

 

 

Below please find staff’s analysis that outlines the review with the Town’s Zoning regulations 
and adopted Architectural Design Guidelines for the structure proposed 

Zoning Regulation analysis –   

Proposal:  A new single-family residence with an attached garage.  The proposed 2 

story, 3 bedroom, 2 bath home, includes 3067 s.f. of living space and an 

attached 1333 s.f., 3 vehicle garage for a combined 4,400 square feet. 

Zoning 

district:    
R-1 

Lot Size:    

 

~ 31,664 sq. ft. 

80,000 sq. ft. Required– Existing Non-Conforming  

Lot Width:    

 

~ 218’ 

100 ft. Required - Complies 

Setbacks:    

 

Proposed principal residence complies with required setbacks based upon 

submitted docs. Front cannot be definitively determined, and up to the 

Planning and Zoning committee interpretation. The entry point is mostly on 

the north side, however the house orientation is mostly facing east. The 

provided site plan indicates the front setback is the north, and therefore the 

rear is south. If the orientation to turned, the patio is located 20’ from the 

property line and is in the setback, but the roof overhang does not appear 

to. The scaling is incorrect on the drawings to validate a distance. 

 

Height:  

 

Complies with required height limitations.  The height at the highest roof 

ridge is proposed at 26’-2” 
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Garage Stds:  

 

The proposed garage is ~1333 sq. ft. and complies with the standards for 

structures less than 5,000 sq. ft. in habitable size.  

 

Parking Stds:   

 Parking requirements will be met through the proposed garage. 

 

Architectural Design Guideline analysis -  

Please note the following key to the interpretation of the analysis table:  

 

 

STANDARD  NOTES/REMARKS  
SUBSTANTIAL 

COMPLIANCE  

DEVELOPMENT 

STANDARD  

    

Article 3:  

Easements 

 

Easements are indicated. Pedestrian easement is along 

southern edge. 

Y 

Article 4:  

Buildable 

Area/setbacks  

Setbacks are indicated with the orientation issue as 

listed above.  

Site plan DOES NOT indicate the roof planes, and the 

north wall is indicated at 2’10” from the setback line, 

overhangs are indicated at 24” 

PC  

Article 5 Building Design Standards 

Article 5-20 

Building Height  

Height is indicated at 26’-2” 
 Y 

Article 5-60 

Foundation 

Foundation covering is not indicated 
N 

Y  Element is in substantial compliance with the design guidelines  

N  Does not comply with the design guidelines   

PC Subject to Planning Commission Specific approval 

  Requires additional information from applicant  

N/A  Not Applicable to the application  
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Article 5-70 

Roofs  

Main roof design is a shed roof, with an indicated slope 

of 3:12 

PC 

Article 5-80 

Garages  

Garage door has a traditional design but is partially set 

in front of the main walls of the home. PC 

Article 5-90 

Window and doors  

Windows are sized to complement the home. 
Y 

Article 5-100 

Balconies and 

railings  

None indicated Y 

Article 5-110 

Chimney and Roof 

Penetrations 

None indicated, but a fireplace is indicated on the floor 

plan 

Y 

Article 6 Building Materials and Colors 

Article 6-20 

Materials 

Siding: Charcoal metal board and batt from delta 

metals 

Masonry: Dry stack farmers mix with gray undertones. 

Unclear on material selection,  

Metal siding is conditional. 

No clear color board provided for appearance 

Y  

Article 6-30 

Colors  

No Color Board provided 
N 

Article 7 Accessory Improvements 

Article 7-(20-40, 110) 

Berms, Garages, 

sheds and Gazebos 

None indicated. Garage is indicated at 1333 Sqft  

Y 

 

Article 7-50 

Driveways  

Width indicated at 12’. Slopes are 10% for most of the 

driveway. 
Y  

Article 7-60 

Parking Areas 

Parking is interior 

Y 

Article 7-100 

Decks  

None proposed 

Y 
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Article 7-120 

Hot Tubs  

None indicated Y 

Article 7-140 

Fences 

None indicated 
Y 

Article 7-150 

Retaining walls 

Several retaining walls indicated, some in the setbacks 
PC 

Article 8 Signs 

Article 8 

Signs  

None indicated 

Y 

Article 9 Lighting 

Article 9 

Lighting  

No information provided 
N 

Article 13 Environmental Regulations 

  

  

Article 13-20 

Wetlands  

Wetlands are indicated in very close proximity to the 
south side of the home. 
No wetlands delineation map acceptable to the town 
has been provided as part of this application. 
Site plan provided is difficult to determine existing 
slopes vs proposed slopes. 

N 
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GOOD RESIDENCE

66 CONIFER DRIVE, BLUE RIVER, COLORADO
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AREA CALCULATIONS:
Lot: 31664 sf
Finished: 3067 sf
Garage: 1333 sf
Patio: 272 sf
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EXTERIOR FINISH:
Siding: Charcoal Metal board and batt from Delta metals

Masonry: Dry stack farmers mix with gray undertones

Slate blue fascia, trim and windows
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20 min fire separation between house and garage

R-10 foam board insulation below heated slab with vapor barrier

Frame stairs to code

roof pitch 3-12

Eaves: Hardi fascia and soffit, 18" overhang

ROOF NOTES:
5/8" plywood on rafters or trusses, as per engineer
Black standing seam metal roof with high temp underlayment.( Grace water & ice or similar)
R-60 hot roof hybrid insulation system

roof pitch 3-12

R-23 blown in batt with
R-10 continuous thermal envelope, ( Zip panel or similar)
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FOUNDATION PLAN
1
4"=1'-0"

1
S1 NOTES:

1. ALL TOP & BOTTOM OF WALL ELEVATIONS SHALL BE FIELD VERIFIED.
2. FOOTINGS MUST BEAR ON UNDISTURBED NATIVE SOIL, FOOTINGS SHALL NOT BEAR ON FILL. IF

FILL IS ENCOUNTERED DURING EXCAVATION THE CONTRACTOR SHALL NOTIFY THE ENGINEER
IMMEDIATELY.

3. ALL HOLDOWNS NOTED ON PLAN SHALL BE CAST-IN-PLACE.
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16" WIDE X 12" DEEP
THICKENED SLAB
REINFORCED W/ (2) #4
CONTINUOUS @ SHEAR
WALL ABOVE

15'-10"1'-4"32'-2"

17
'-4

1 2"

FOUNDATION NOTES:
1. ALL FOOTINGS MUST BE BE PLACED ON VIRGIN SOIL OR STRUCTURAL

APPROVED FILL AS DETERMINED BY THE SOILS ENGINEER.
2. ALL FOOTINGS MUST BE FREE OF LOOSE SOIL & COMPACTED WITH A

PLATE COMPACTOR PRIOR TO FORMING FOOTINGS.
3. CONCRETE, CONCRETE PLACEMENT, REBAR FABRICATION AND REBAR

PLACEMENT SHALL CONFORM TO APPLICABLE PROVISIONS OF ACI-318
AND ACI 332-10.

4. ALL CAST-IN-PLACE CONCRETE SHALL CONTAIN STONE AGGREGATE.
MAXIMUM OF 3 8" AGGREGATE FOR ICF WALL FORMS.

5. CEMENT SHALL BE TYPE II MODIFIED
6. MAXIMUM SLUMP OF 5"
7. 28 DAY MINIMUM CONCRETE STRENGTH
8. i. FOOTINGS = 3000 psi

ii. WALLS = 3500 psi
iii. SLABS = 4000 psi

9. REBAR SHALL MAINTAIN A MINIMUM COVER OF:
i. 3" IN ALL AREAS WHERE CAST AGAINST EARTH
ii. 11 2" WHEN CAST AGAINST FORMS
iii. 1" FOR SLABS

10. REBAR SHALL BE A MINIMUM OF GRADE 60 AND SHALL COMPLY WITH
ASTM A615. WELDED WIRE FABRIC SHALL COMPLY WITH ASTM A185.

11. MINIMUM REBAR SPLICE LENGTH OF 40 BAR DIAMETERS. ALL BARS
SHALL BE CONTINUOUS AROUND ALL CORNERS AND ALL STEP DOWNS.

12. WIRE FABRIC REINFORCEMENT MUST LAP ONE FULL MESH PLUS 2" AT
SIDE AND END LAPS, BUT NOT LESS THAN 6", AND SHALL BE WIRED
TOGETHER.

13. ALL OPENINGS IN FOUNDATION WALLS SHALL BE REINFORCED WITH A
MINIMUM OF (2) #5. THIS REINFORCING SHALL EXTEND A MINIMUM OF
2'-6" BEYOND THE OPENING.

14. IN CONTINUOUS GRADE BEAMS SUPPORTED  BY PIERS, SPLICE TOP
BARS AT MID SPAN AND BOTTOM BARS OVER PIERS.

15. FOUNDATION CONTRACTOR SHALL PROVED ALL ACCESSORIES
NECESSARY TO SUPPORT REINFORCING AT POSITIONS SHOWN ON THE
PLANS.

16. REINFORCING SHALL BE KEPT CLEAN AND FREE OF ALL DIRT, OIL, SCALE
AND RUST. FORMS SHALL BE OILED PRIOR TO PLACEMENT OF
REINFORCING STEEL TO PREVENT CONTAMINATION.

17. FOUNDATION FOOTINGS & WALLS ARE BASED ON THE FOLLOWING:
SOILS REPORT: #2021-100294
PROVIDED BY: LITTLEHORN ENGINEERING, LLC
DATE: FEBRUARY 24, 2022

i. MAXIMUM BEARING CAPACITY: 2750 PSF
ii. EQUIVALENT FLUID PRESSURE: 52 PCF

17.1. AN OPEN HOLE INSPECTION IS REQUIRED AT THE TIME OF
EXCAVATION BY THE GEOTECHNICAL ENGINEER.

18. ALL FOOTING AND WALL CONCRETE SHALL BE PLACED CONTINUOUSLY
IN LIFTS NO GREATER THAN 24". NO HORIZONTAL COLD JOINTS ARE
ALLOWED.

19. MECHANICAL VIBRATION IS REQUIRED FOR WALLS
20. ANCHOR BOLTS TO BE PLACED AT 36" O.C. AND HAVE A MIN

EMBEDMENT LENGTH OF 8". MINIMUM OF 2 BOLTS PER PLATE & WITHIN
1'-0" OF EACH END.

21. ALL CONCRETE SHALL BE PROTECTED FROM FREEZING FOR A MINIMUM
OF 36 HOURS

22. ALL CONCRETE SLABS SHALL HAVE CONTROL JOINTS CUT 1 4 THE
THICKNESS OF THE SLAB DEPTH @ 10'-0" O.C. MAX. WHERE POSSIBLE,
ALIGN CONTROL JOINTS WITH COLUMN CENTERLINES AND RE-ENTRANT
CORNERS. CONTROL JOINTS SHALL BE CUT BETWEEN 4-12 HOURS
AFTER SLAB PLACEMENT.

23. ALL CONCRETE SLABS SHALL BE ISOLATED FROM THE FOUNDATION
WALLS, COLUMNS AND UTILITY LINES.

24. BASEMENT FOUNDATION WALLS SHALL NOT BE BACKFILLED UNTIL MAIN
FLOOR FRAMING BEARING ON FOUNDATION WALLS IS INSTALLED.

25. ALL FOUNDATION WALLS RETAINING EARTH AND BELOW GRADE
ENCLOSING HABITABLE SPACES SHALL BE PROTECTED WITH A
PERIMETER DRAIN IN ACCORDANCE WITH R405.1.

26. ALL BELOW GRADE FOUNDATION WALLS SHALL BE DAMP PROOFED IN
ACCORDANCE WITH  R406.1.

CODE REFERENCES:
IBC 2018
IRC 2018
AISC 15th EDITION
ACI 318-19
TMS 402/602-22
AWC, NDS 2018

DESIGN CRITERIA:
FLOOR LOADS:
LIVE 40 PSF
DEAD  15 PSF

55 PSF

ROOF LOADS:
SNOW               100 PSF
DEAD 20 PSF*

115 PSF

*12 PSF TOP CHORD AND 8 PSF
BOTTOM CHORD FOR
PRE-ENGINEERED TRUSSES

WIND DESIGN:
90 MPH, EXPOSURE 'C'

SEISMIC:
DESIGN CATEGORY B

FROST DEPTH: 40"
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FRAMING NOTES:

LUMBER
1. ALL LUMBER, SHEATHING, AND ENGINEERED WOOD COMPONENTS SHALL CONFORM TO

GUIDELINES FROM THE AWC, NDS
2. ALL STRUCTURAL FRAMING INCLUDING; HEADERS, TOP PLATES, JOISTS, AND RAFTERS

SHALL BE HEM FIR #2 OR BETTER.
3. ALL STUDS LESS THEN OR EQUAL TO 10'-0" SHALL BE HEM FIR STUD GRADE OR BETTER.

ALL STUDS MORE THAN 10'-0" SHALL BE HEM FIR #2 OR BETTER.
4. ALL HEAVY TIMBER MEMBERS 6" AND GREATER SHALL BE DF-L #1 OR BETTER
5. WOOD "I" JOISTS ARE TO BE INSTALLED ACCORDING TO THE MANUFACTURES

INSTRUCTIONS. IF VARIATIONS BETWEEN THOSE SPECIFICATIONS AND THIS PLAN ARE
FOUND CONTACT ENGINEER FOR CLARIFICATION. SUBSTITUTIONS OF "I" JOISTS BETWEEN
MANUFACTURES ARE ALLOWED BUT MUST BE AN APPROVED EQUAL.

6. ALL LUMBER IN CONTACT WITH CONCRETE OR EXPOSED TO WEATHER SHALL BE PRESSURE
TREATED.

7. ALL EXTERIOR GLULAM BEAMS TO BE ALASKAN CEDAR 20F-V12
8. ALL OTHER GLULAM BEAMS TO BE DOUGLAS FIR 24F-V4

STEEL
1. ALL STEEL BEAMS TO BE ASTM A992 STEEL SHAPES (Fy=50 ksi).
2. ALL ROUND STEEL POSTS TO BE ASTM A53 (GRADE B) STEEL COLUMNS. NOMINAL COLUMN

DIAMETERS ARE LISTED (3"Ø=3 12"OD, 3 12"Ø=4" OD, 4"Ø=4 1 2"OD, 5"Ø=5 12"O.D.)
3. ALL SQUARE TUBE SHAPES SHALL BE ASTM A500 (GRADE B)
4. ENDS OF POSTS SHALL HAVE 12"5"X12" BASE PLATES WELDED TO THE POST. THE BASE

WILL BE BOLTED TO THE CONCRETE WITH A MIN OF (2) 5 8"ØX6" LONG EXPANSION BOLTS (5"
MIN. EMBEDMENT).

5. ALL OTHER SHAPES (PLATES, ANGLES, CHANNELS) TO BE ASTM A36
6. ALL STEEL TO STEEL CONNECTIONS SHALL BE FULLY WELDED AT ALL CONTACT SURFACES

WITH A MIN OF A 3 16" FILLET WELD OF E70xx ELECTRODE.
7. STEEL BEAM SUPPLIER IS TO FURNISH BEAM BOLT TOGETHER CONNECTIONS WITH A MIN OF

3
8" PLATE AND (8) 5 8" Ø A325 BOLTS.

8. MINIMUM BEARING FOR STEEL BEAMS IS 3".
9. GROUT ALL BEAM POCKETS SOLID AFTER BEAM HAS BEEN SET AND SHIMMED.
10. ALL BOLTS, NUTS AND WASHERS TO BE MINIMUM OF A307.

CONNECTIONS
1. ALL HANGER CALL OUTS CORRESPOND TO PRODUCTS MANUFACTURED BY SIMPSON

STRONG-TIE CORPORATION
2. HANGERS FOR "I" JOISTS TO BE SIZED PER MANUFACTURER RECOMMENDATIONS
3. PROVIDE MIN. OF H2.5T TRUSS CLIPS AT ALL TRUSS BEARING POINTS, PROVIDE DOUBLE

CLIPS AT MULTIPLE PLY TRUSSES. OTHER ATTACHMENT MAY BE REQUIRED BY THE TRUSS
DESIGNER.

4. SILL PLATES SHALL BE ATTACHED W/ 1 2"Ø ANCHOR BOLTS AT FOUR FEET MAXIMUM ON
CENTER, 12" FROM ALL CORNERS, MINIMUM 2 BOLTS PER PLATE.

5. TO PROVIDE LATERAL SUPPORT, TIE ALL WOOD PLATES, WHICH REST ON STEEL BEAMS, TO
THE STEEL BEAM WITH 3 8"Ø THRU BOLTS @ 36" O.C. INTO THE TOP FLANGE OF THE BEAMS.

MINIMUM MEMBER SIZES
1. ALL LOAD BEARING HEADERS ARE TO BE (2) 2x10'S UNLESS NOTED OTHERWISE.
2. FOR 2X6 WALLS ALL HEADERS UP TO 4'-0" ARE TO BE SUPPORTED BY A MINIMUM OF (1)

2x6 TRIMMER AND (1) 2x6 KING STUD AT EACH JAMB, U.N.O.  PROVIDE MINIMUM (2) 2x6
TRIMMERS AND (2) 2x6 KING STUDS AT EACH JAMB FOR OPENINGS 4'-1" TO 10'-0".

3. ALL WALLS SHALL BE FRAMED IN ACCORDANCE WITH TABLE R602.3.1. ALL RAKE WALLS
SHALL BE FRAMED FULL HEIGHT TO THE BOTTOM OF EITHER LOOKOUT RAFTERS OR GABLE
END TRUSS WITH 1 PIECE STUDS. BLOCKING MAY BE REQUIRED ON WALLS TALLER THAN
10'-0".

4. ALL POINT LOADS SHALL BE CARRIED DOWN AND BEAR DIRECTLY ON THE FOUNDATION WALL
OR BEAM.  EACH POST MUST INCREASE BY ONE PLY FOR EACH LEVEL CARRYING THE POINT
LOAD. SQUASH BLOCKS ARE REQUIRED BETWEEN FLOORS

5. ALL BEARING LENGTHS FOR WOOD BEAMS SHALL NEVER BE LESS THAN 11 2" AT THE ENDS
OF BEAMS.  BEARING ACROSS THE FULL WIDTH OF THE BEAM IS REQUIRED.

6. TYPICAL ROOF OVER FRAMING SHALL BE 2x6 AT 24" ON CENTER AND BE POSTED DIRECTLY
TO TRUSSES OR RAFTERS BELOW. MAX. SPAN FOR THE 2x6 MEMBERS IS 4'

7. ALL MULTIPLE MEMBER LVL'S SHALL BE ASSEMBLED ACCORDING TO THE SUPPLIERS
RECOMMENDATIONS.

8. 2-PLY POSTS SHALL BE NAILED TOGETHER W/ TWO ROWS OF 16d NAILS @ 16" O.C.
ADJACENT NAILS SHALL BE DRIVEN FROM OPPOSITE SIDES OF THE COLUMN.

9. 3-PLY POSTS SHALL BE NAILED THE SAME AS THE 2-PLY W/ THE THIRD PLY NAILED TO
THE 2-PLY W/ (2) 16d NAILS @ 6" O.C.

10. 4 & 5-PLY POSTS SHALL BE NAILED THE SAME AS THE 3-PLY W/ CS16 STRAPS TOP &
BOTTOM.

11. 6 & 7-PLY POSTS SHALL BE NAILED THE SAME AS THE 3-PLY W/ CS16 STRAPS TOP,
CENTER, & BOTTOM.

12. EXTERIOR WALL SHEATHING SHALL BE 7 16" OSB NAILED WITH 8d NAILS AT 12" O.C. IN FIELD
AND 6" O.C. AT EDGE. ALL EDGES MUST BE BLOCKED AND NAILED.

13. ZIP SYSTEM SHEATHING SHALL BE INSTALLED PER MANUFACTURERS SPECIFICATIONS.
PANELS SHALL BE FASTENED WITH 0.131" SHANK NAILS @ 3" O.C. EDGE AND 12" O.C. FIELD
NAILING. THE NAILS SHALL HAVE 1.5" MINIMUM PENETRATION INTO FRAMING. ALL PANEL
EDGES MUST BE BLOCKED & NAILED.

14. ROOF SHEATHING SHALL BE 5 8" OSB W/ 8d NAILS AT 6" O.C. EDGE AND 10" O.C. FIELD
NAILING.

15. FLOOR SHEATHING SHALL BE MINIMUM 3 4" OSB W/ 8d NAILS AT 6" O.C. EDGE AND 12" O.C.
FIELD NAILING.

16. INTERIOR WALL SHEATHING SHALL BE 1 2" DRYWALL W/ 11 4"x#6 DRYWALL SCREWS AT 7" O.C.
17. ALL NAILING SHALL BE IN CONFORMANCE WITH IRC TABLE R602.3. NO STAPLES SHALL BE

PERMITTED.

GENERAL
1. FRAMING CONTRACTOR IS RESPONSIBLE FOR COORDINATING LOCATION OF PLUMBING IN

REFERENCE TO FLOOR FRAMING.
2. AT FIRST FLOOR AND STRUCTURAL FLOOR, WHERE JOISTS RUN PARALLEL TO THE

FOUNDATION WALLS, PROVIDE PERPENDICULAR SOLID BLOCKING AT 4'-0" ON CENTER FOR
THE FIRST 3 BAYS.

3. PROVIDE SOLID BLOCKING AT SUPPORTS BETWEEN TRUSSES TO PREVENT ROTATION.
4. PROVIDE SOLID BLOCKING AT ALL TRUSS RIDGES, HIPS, VALLEYS, AND EVES.
5. THE GENERAL CONTRACTOR SHALL VERIFY THE DIMENSIONS AND SITE CONDITIONS PRIOR

TO START OF WORK. THE ARCHITECT AND STRUCTURAL ENGINEER SHALL BE NOTIFIED OF
ANY DISCREPANCIES OR ERRORS.

6. STRUCTURAL DRAWINGS ARE INTENDED TO BE USED WITH ARCHITECTURAL AND
MECHANICAL DRAWINGS.  CONTRACTOR IS RESPONSIBLE FOR COORDINATING SUCH
REQUIREMENTS INTO THEIR SHOP DRAWINGS AND WORK.

7. NO OPENINGS SHALL BE MADE IN ANY STRUCTURAL MEMBER WITHOUT THE WRITTEN
APPROVAL OF THE PROFESSIONAL ENGINEER OF RECORD.

8. NO CHANGE IN SIZE OR DIMENSION OF STRUCTURAL MEMBERS SHALL BE MADE WITHOUT
THE WRITTEN APPROVAL OF THE PROFESSIONAL ENGINEER OF RECORD.

9. OPENINGS 1'-4" AND LESS ON A SIDE ARE GENERALLY NOT SHOWN ON THE STRUCTURAL
DRAWINGS.  REFER TO ARCHITECTURAL AND MECHANICAL DRAWINGS FOR SUCH OPENINGS.

10. THE CONTRACTOR IS RESPONSIBLE FOR LIMITING THE AMOUNT OF CONSTRUCTION LOAD
IMPOSED UPON STRUCTURAL FRAMING.  CONSTRUCTION LOADS SHALL NOT EXCEED THE
DESIGN CAPACITY OF THE FRAMING AT THE TIME THE LOADS ARE IMPOSED.

11. THE STRUCTURE IS DESIGNED TO FUNCTION AS A UNIT UPON COMPLETION.  THE
CONTRACTOR IS RESPONSIBLE FOR FURNISHING ALL TEMPORARY BRACING  AND/ OR
SUPPORT THAT MAY BE REQUIRED AS THE RESULT OF THE CONTRACTOR'S CONSTRUCTION
METHODS AND/OR SEQUENCES.

12. DO NOT SCALE THESE DRAWINGS, USE DIMENSIONS.
13. CONTRACTOR'S CONSTRUCTION AND/OR ERECTION SEQUENCES SHALL RECOGNIZE AND

CONSIDER THE EFFECTS OF THERMAL MOVEMENTS OF STRUCTURAL ELEMENTS DURING
THE CONSTRUCTION PERIOD.

14. THE CONTRACTOR SHALL INFORM THE PROFESSIONAL OF RECORD IN WRITING OF ANY
DEVIATION FROM THE CONTRACT DOCUMENTS.  THE CONTRACTOR SHALL NOT BE RELIEVED
OF THE RESPONSIBILITY OF SUCH DEVIATION BY THE PROFESSIONAL OF RECORD REVIEW OF
SHOP DRAWINGS, PRODUCT DATA, ETC., UNLESS THE CONTRACTOR HAS SPECIFICALLY
INFORMED THE PROFESSIONAL OF RECORD OF SUCH DEVIATION AT THE TIME OF
SUBMISSION, AND THE PROFESSIONAL OF RECORD HAS GIVEN WRITTEN APPROVAL TO THE
SPECIFIC DEVIATION.

MINIMUM LUMBER DESIGN PROPERTIES

LVL PSL LSL HF #2 HF STUD DF-L #1
Fb (psi) 2600 2900 2325 850 675 1000

E (10^6 psi) 1.9 2.0 1.55 1.3 1.2 1.7
Fc perp (psi) 750 750 800 405 405 625

Fv (psi) 285 290 310 150 150 180

MULTIPLE LVL FASTENING

2-PLY (2) ROWS SDS 1 4"X31
2" @ 19.2" O.C.

3-PLY (2) ROWS SDS 1 4"X31
2" @ 16" O.C. EACH SIDE

4-PLY (2) ROWS 63
4" TRUSSLOK SCREWS @ 16" O.C. EACH

SIDE

LOFT FRAMING PLAN1
NOTES:
1. RE: 2/S2 FOR ALL HEADERS IN EXTERIOR WALLS.
2. LOFT BEAMS PERMITTED TO BE BEVEL CUT ON TOP AT BEARING TO MATCH ROOF PITCH.
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2X6 BEARING WALL
PER PLAN

TRUSSES SHALL BE
DESIGNED W/ INSET
LEDGER FOR FULL
TRUSS BEARING ON
TOP OF LEDGER

LEDGER FASTENED TO
STUD WALL PER PLAN

ICE & WATER GUARD
LAP 1'-0" UP WALL

5/8" OSB

PRE-ENGINEERED
MONOSLOPE TRUSSES

STANDING SEAM METAL ROOF

J-CHANNEL W/ METAL BASE
FLASHING PER MANUFACTURERS
SPECIFICATIONS

2X12 BLOCKING BETWEEN
STUDS FASTENED TO

LEDGER W/ (8) 16d NAILS
PER BLOCK IN 'W' PATTERN

2X6 FLAT STUD BELOW
BLOCKING ON EITHER END
(FLAT STUD DASHED FOR

CLARITY)

1 1/2" ZIP PANEL

3/4" T&G
JOIST PER PLAN

RIM BOARD
PER PLAN

RE: ARCH
T.O. SHEATHING

SOLID BLOCKING FIRST 3
JOIST BAYS @ 36" O.C.

1 1/2" ZIP PANEL

2X6 @ 16" O.C.
STUD WALL

3/4" T&G
JOIST PER PLAN

RIM BOARD
PER PLAN

T.O. SHEATHING
RE: ARCH
ELEVATIONS

DBL 2X6 TOP PLATE

2X6 @ 16" O.C.
STUD WALL

DBL 2X6 TOP PLATE

RE: PLAN
T.O. SHEATHING

RIPPED 2X PLATE BOLTED TO
STEEL BEAM W/ (1) 1/2" DIA

THRU-BOLT @ 24" O.C.
(ALT SIDE OF WEB)

3/4" T&G
SUBFLOOR

JOISTS PER PLAN,
SOLID BLOCK
ABOVE BEAM

STEEL BEAM
PER PLAN

STEEL COL
PER PLAN

1/4

1/2" CAP PLATE
(8" LONG X 1/2" SHORTER
THAN BEAM WIDTH) W/ (2) 1/2"
DIA THRU BOLTS
OPTION: DIRECT WELD CAP
PLATE TO BOTTOM FLANGE
OF BEAM W/ 1/4" FILLET WELD
ALL AROUND

STEEL BEAM
PER PLAN

CENTERLINE
OF COLUMN

3/8" STIFFENER PLATE
EACH SIDE OF WEB

STEEL BEAM
PER PLAN

STEEL COLUMN
PER PLAN

1/4

1/2" CAP PLATE (11" LONG X 1/2"
SHORTER THAN BEAM WIDTH)
W/ (4) 1/2" DIA. THRU BOLTS

3/8" STIFFENER PLATE
EACH SIDE OF WEB

OPTION: DIRECT WELD CAP
PLATE TO BOTTOM FLANGE
OF BEAM W/ 1/4" FILLET WELD
ALL AROUND

BEAM PER
PLAN

POST PER
PLAN

2
"

∠3X3X1/4, 5" LONG W/ (2)
1/2" DIA X 3" LONG LAG

SCREWS INTO BEAM AND
POST (4 TOTAL)

1/4X4X16 STEEL PLATE
EACH SIDE OF BEAM W/ (2)
1/2" DIA THRU BOLTS INTO
EACH MEMBER (4 TOTAL)

TIMBER POST TO BEAM
3
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S2

DROPPED STEEL BEAM
3

4"=1'
5

S2
STEEL BEAM TO COL
3

4"=1'
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S2
STEEL BEAM TO COL
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TRUSS LEDGER
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8

S2
PLATFORM FRAMING
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S2
PLATFORM FRAMING
3

4"=1'
6

S2

1 1 2" GYPCRETE
TOPPING

P.T. 2X6 TOE PLATE POUR
STOP W/ 2X6 PLATE ABOVE

1 1 2" GYPCRETE TOPPING
P.T. 2X6 TOE PLATE POUR
STOP W/ 2X6 PLATE ABOVE

1 1 2" GYPCRETE TOPPING

PRELIM DATE:

G
O

O
D

 R
E

S
ID

E
N

C
E

6
6

 C
O

N
IF

E
R

 D
R

IV
E

B
LU

E
 R

IV
E

R
, C

O
 8

0
4

2
4

RELEASE DATE:
REVISION DATE:

3
0

1 
E

. M
A

IN
 S

TR
E

E
T,

 U
N

IT
 2

6
5

B
U

E
N

A
 V

IS
TA

, C
O

 8
12

11
72

0
.4

9
1.1

6
11

C
H

R
IS

TI
N

A
@

E
N

G
IN

E
E

R
IN

G
LO

FT
.C

O
M

PROJECT NUMBER: 26130

SHEET:

5.7.26
5.7.26

S2

U
P

P
E

R
 F

LO
O

R
 &

 L
O

W
 R

O
O

F 
FR

A
M

IN
G

 P
LA

N



1
4"=1'-0"S2

ROOF FRAMING PLAN1
NOTES:
1. ROOF TRUSS LAYOUT SHOWN IS PRELIMINARY. TRUSS SHOP DRAWINGS SHALL BE SUBMITTED TO

ENGINEER FOR REVIEW PRIOR TO FABRICATION.
2. ALL TRUSSES SHALL BE FASTENED TO TOP PLATE W/ H2.5A CLIP MINIMUM. RE: TRUSS SHOP

DRAWINGS FOR ADDITIONAL HOLDOWN AND BRACING REQUIREMENTS.
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PRE-ENGINEERED PARALLEL

CHORD TRUSSES @ 16" O.C.

W/ 2X8 TOP CHORD EXTENSIONS

@ OVERHANG

HOLD FIRST TWO
TRUSSES 7 1 4" FOR
OUTLOOK FRAMING, TYP.

2X8 OUTLOOKS @ 24"
O.C. W/ LUS28
HANGERS TO TRUSS

HOLD FIRST TWO
TRUSSES 7 1 4" FOR

OUTLOOK FRAMING, TYP.

2X8 OUTLOOKS @ 24"
O.C. W/ LUS28

HANGERS TO TRUSS
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2X OUTLOOK
PER PLAN

5/8" OSB

TRUSSES PER PLAN

 CONTINUOUS
SUB FASCIA

2X BLOCKING

2'-8" MIN.

2X6 DBL TOP PLATE

STUDS PER PLAN

1 1 2" ZIP PANEL

2' MAX.

1 1 2" ZIP PANEL

5/8" OSB

DBL 2X6 TOP PLATE

2X6 STUDS @ 16" O.C.
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IF NEEDED FOR VENTING)
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SHOPS FOR FURTHER
REQUIREMENTS

OUTLOOK FRAMING
3

4"=1'
3

S3
TRUSS BEARING
3

4"=1'
2

S3

PRELIM DATE:

G
O

O
D

 R
E

S
ID

E
N

C
E

6
6

 C
O

N
IF

E
R

 D
R

IV
E

B
LU

E
 R

IV
E

R
, C

O
 8

0
4

2
4

RELEASE DATE:
REVISION DATE:

3
0

1 
E

. M
A

IN
 S

TR
E

E
T,

 U
N

IT
 2

6
5

B
U

E
N

A
 V

IS
TA

, C
O

 8
12

11
72

0
.4

9
1.1

6
11

C
H

R
IS

TI
N

A
@

E
N

G
IN

E
E

R
IN

G
LO

FT
.C

O
M

PROJECT NUMBER: 26130

SHEET:

5.7.26
5.7.26

S3

R
O

O
F 

FR
A

M
IN

G
 P

LA
N



SLAB POUR-OVER
3

4"=1'
2

S4
GARAGE FOUNDATION WALL
3

4"=1'
1

S4

#4 DOWELS @ 24" O.C. W/
8" TAILS INTO FOOTING &
30" LAP INTO WALL

#4 @ 18" O.C. HORIZONTAL

FTG TO BEAR ON
UNDISTURBED NATIVE SOIL

RE: PLAN
FOR SIZE

#4 @ 16" O.C. VERTICAL

(2) #4 CONTINUOUS
FOOTING REINFORCING

RE: PLAN

T.O. SLAB

8" CORE NUDURA BLOCKS W/
MEMBRANE TYPE
DAMPROOFING

CONCRETE SLAB ON GRADE
REINFORCED PER PLAN

6 MIL POLYETHYLENE VAPOR
BARRIER ON 2" RIGID

INSULATION ON 6" GRAVEL BED
RE: ARCH & SOILS REPORT

FOAM AS EXPANSION JOINT

(2) #5 CONTINUOUS
TOP & BOTTOM

2X6 STUD WALL

P.T. 2X6 PLATE W/ 1/2" DIAMETER
ANCHOR BOLTS MIN 10" LONG @

36" O.C.
(7" MIN EMBEDMENT)

#4 DOWELS @ 24" O.C. W/
8" TAILS INTO FOOTING &
30" LAP INTO WALL

#4 @ 18" O.C. HORIZONTAL

FTG TO BEAR ON
UNDISTURBED NATIVE SOIL

RE: PLAN
FOR SIZE
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#4 @ 16" O.C. VERTICAL

(3) #4 CONTINUOUS
FOOTING REINFORCING
W/ (1) #4 HORIZONTAL
@ 12" O.C.

RE: PLAN

T.O. SLAB

8" CORE NUDURA
BLOCKS
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" 

C
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CONCRETE SLAB ON GRADE
REINFORCED PER PLAN

6 MIL POLYETHYLENE VAPOR
BARRIER ON 2" RIGID
INSULATION ON 6" GRAVEL BED
RE: ARCH & SOILS REPORT

#5 TOP BAR CONTINUOUS
IN CURB

1/2" EXPANSION JOINT

CONCRETE SLAB ON GRADE
REINFORCED PER PLAN

6 MIL POLYETHYLENE VAPOR
BARRIER ON 2" RIGID

INSULATION ON 6" GRAVEL BED
RE: ARCH & SOILS REPORT

(2) #5 CONTINUOUS
TOP & BOTTOM

97'-0"
10,028

100'-0"
10,031

106'-9"
10,037.75' RE: PLAN

T.O. WALL

RE: PLAN
T.O. SLAB
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RE: PLAN
FOR SIZE

FTG TO BEAR ON
UNDISTURBED NATIVE SOIL

(2) #4 CONTINUOUS
FOOTING REINFORCING

(2) #5 CONTINUOUS
TOP & BOTTOM

#4 DOWELS @ 12" O.C. VERTICAL
(8" TAILS INTO FOOTING)

#5 @ 18" O.C. HORIZONTAL
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BLOCKS W/

MEMBRANE TYPE
DAMP PROOFING
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CONCRETE SLAB REINFORCED
PER PLAN

6 MIL POLYETHYLENE VAPOR BARRIER ON
2" RIGID INSULATION OVER 4" GRAVEL BED
RE: ARCH

1 1/2" CLEAR

JOISTS PER PLAN
SOLID BLOCK FIRST THREE
JOIST BAYS @ 36" O.C. FOR
PARALLEL JOISTS @ SIM

P.T. 2X8 PLATE W/ 1/2" DIA.
ANCHOR BOLTS MIN 10"
LONG @ 36" O.C.
(7" MIN EMBEDMENT)

3/4" T&G

2X6 STUD WALL

RE: ARCH
T.O. SHEATHING

P.T. 2X6 TOE PLATE POUR
STOP W/ 2X6 PLATE ABOVE

1 1 2" ZIP PANEL

4" DIA. DRAIN LINE IN
GRAVEL BED WRAPPED
W/ GEOTEXTILE FABRIC

SLOPE TO DAYLIGHT

RE: PLAN
B.O. WALL

95'-6"
10,026.5

1 1 2" GYPCRETE TOPPING

(2) #5 CONTINUOUS
TOP & BOTTOM

2X6 STUD WALL

P.T. 2X6 PLATE W/ 1/2" DIAMETER
ANCHOR BOLTS MIN 10" LONG @

36" O.C.
(7" MIN EMBEDMENT)

1 1/2" ZIP PANEL

FTG TO BEAR ON
UNDISTURBED NATIVE SOIL

RE: PLAN
FOR SIZE
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T.O. SLAB

8" CORE NUDURA
BLOCKS W/

MEMBRANE TYPE
DAMPROOFING
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CONCRETE SLAB ON GRADE
REINFORCED PER PLAN

6 MIL POLYETHYLENE VAPOR
BARRIER ON 2" RIGID
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