City of Hailey

COMMUNITY DEVELOPMENT DEPARTMENT Z.oning, Subdivision, Building and Business Permitting and Community Planning Services
115 MAIN STREET SOUTH A d (208) 788-9815
HAILEY, IDAHO 83333 genda

HAILEY PLANNING & ZONING COMMISSION
Monday, May 18, 2020
Virtual Meeting
5:30 p.m.
Planning and Zoning Commission

Please join my meeting from your computer, tablet or smartphone.

https://www.gotomeet.me/CityofHaileyPZ

You can also dial in using your phone.
(For supported devices, tap a one-touch number below to join instantly.)

United States: +1 (571) 317-3122
- One-touch: tel:+15713173122,,506287589#

Access Code: 506-287-589

New to GoToMeeting? Get the app now and be ready when your first meeting starts:
https://global.gotomeeting.com/install/506287589

Call to Order
Public Comment for items not on the agenda
Consent Agenda

CA1 Adoption of Findings of Fact, Conclusions of Law and Decision of Design Review
Application by Blaine County, 1,720 square foot new two-story mixed-use building to
consist of a 288 square foot office and 572 square foot storage on the first floor and an
860 square foot one-bedroom residential unit on the second floor. This project is located
at 302 S 1°* Avenue (Lot 13A, Block 22, Hailey Townsite), within the Transitional (T) and
Townsite Overlay (TO) Zoning Districts. ACTION ITEM

Public Hearing

PH1 Continuation of a Design Review Application by Tanner Investments, LLC represented by
Samantha Stahlnecker of Galena Engineering for a six (6), two-story four-plex units. The
proposed project will be located Lots 1-6, Block 86, Woodside Subdivision No. 25 (East
side of Woodside Blvd. between Antelope Drive and Baldy View Drive), within the
General Residential (GR) Zoning District:- ACTION ITEM


https://www.gotomeet.me/CityofHaileyPZ
tel:+15713173122,,506287589
https://global.gotomeeting.com/install/506287589

Continuation of a Design Review Application by Kevin and Stefanie McMinn represented
by Owen Scanlon Architects, for a new two story with basement mixed use building to
consist of a 2,312 square foot dental office located on the first floor and two two-
bedroom residential units on the second floor for a total of 1,633 square feet with a
1,512 square foot basement, with a total of eight parking stalls. This projected is located
at 801 N 1°* Avenue (Lot 2, Block 1, Taylor Subdivision) within the Business (B) and
Downtown Residential Overlay (DRO) Zoning Districts. ACTION ITEM.

Consideration of a Design Review Application by the City of Hailey, for a new 325
square foot “Fire Safety House” to be located behind the existing Hailey Fire
Department at 617 South 3rd Ave. (Lot 8B, Block 2, Hailey Townsite) within the General
Residential (GR) and Hailey Townsite zoning districts. THIS ITEM WILL BE CONTINUED
TO JUNE 1, 2020. ACTION ITEM.

Staff Reports and Discussion

SR1

SR2

Discussion of current building activity, upcoming projects, and zoning code changes.
Discussion of the next Planning and Zoning meeting: June 1, 2020.

e Rezone West Crescent
e DR Fire Safety House



Return to Agenda



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION

On May 4, 2020, the Hailey Planning and Zoning Commission considered a Design Review Application by
Blaine County for a new 572 square foot garage and 288 square foot office with an 860 square foot, one
(1) bedroom Accessory Dwelling Unit above. The project is located at 302 S. 1°* Avenue (Lot 13A, Block
22, Hailey Townsite), in the Transitional (T) and Townsite Overlay (TO) Zoning Districts.

FINDINGS OF FACT

Notice:
Notice for the public hearing was published in the Idaho Mountain Express on April 1, 2020 and mailed
to property owners within 300 feet on April 1, 2020.

Application:

The Applicant is proposing to construct a new 860 square foot garage/office with an 860 square foot
one (1) bedroom Accessory Dwelling Unit (ADU) above. The ADU incorporates an open floor plan, which
includes a bathroom, kitchen and living room and is intended to be utilized by the County as temporary
short-term housing for county employees struggling to find housing. Access to the ADU can be found
from the exterior set of stairs, at the south elevation, that leads to a balcony/front entry to the ADU. The
garage addition will include one (1) double-bay door and a connected 288 square foot office space —
both intended to be utilized as storage for Blaine County. Separate parking areas off the alley will be
provided for the garage/office users and the ADU users.

Current access for the existing residence (used as the office for the Blaine County Extension) is located
on South First Avenue via parking located off the public right-of-way, and from the alley, where the
garage/shop/ADU addition is proposed.

Procedural History:

The Design Review Application was submitted on January 27, 2020 and certified complete on February
4, 2020. A public hearing was originally scheduled to be held on April 20, 2020, in the Hailey City Council
Chambers, and was continued on record to be heard May 4, 2020 in the Hailey City Council Chambers
and via GoToMeeting.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments

Yes | No | N/A | City Code City Standards and Staff Comments

O | d 17.06.050 Complete Application

O O Department Engineering: A Right-of-Way Encroachment Permit will be needed for any work done in the

Comments right-of-way.

Life/Safety: No comments.
Water and Sewer: It appears the new building will be placed directly over the existing water
service. Staff requests a water service plan, including intentions to move or build over existing
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water service, be submitted to the city prior to approval. Staff prefers to utilize only one
water service meter for this property.

The applicant hired a civil engineer to establish a water service plan for this project. The plan
was not ready before the May 4, 2020 hearing, however the City Engineer felt that
submission of a sufficient water service plan prior to pulling a permit would be acceptable, to
which the applicant and the Commission agreed. This has been made Condition of Approval

(m).

Building: No comments.

Streets:

1. Looks like they plan to drain their hardscape area/driveway area directly into the
alley. This will cause a drainage problem because the proposed footprint is
currently permeable whereas post construction it will be impermeable. Any roof
drains not directed into subsurface infiltration will exasperate this. Because of these
issues, staff recommends additional detail on the drainage plan be provided to
address.

2. The city does not intend to plow the existing alley. It will be the responsibility of the
property owner to maintain access to their garage.

3. If alley improvements or grading are proposed, at a minimum they will require an
encroachment permit and detailed plans. They may require a use agreement as
well, but we need to see what they plan to do first.

The applicant hired a civil engineer to resolve all drainage issues and establish an alley
drainage plan that is sufficient to the city. The plan was not ready before the May 4, 2020
hearing, however the City Engineer felt that submission of a sufficient drainage plan prior to
pulling a permit would be acceptable, to which the applicant and the Commission agreed.
This has been made Condition of Approval (n). The Commission expressed concern over the
winter maintenance of the alley, however the applicant and staff are not concerned about
snow removal and snow storage given the positive relationship between the City of Hailey
and Blaine County. Commission ultimately determined that this was acceptable.

Parks: The City Arborist expressed concern over removal of the pear tree. The applicant
submitted an analysis performed by a certified arborist demonstrating that the tree is in
moderate health and would likely begin to lose primary branches in upcoming years. The City
Arborist accepted this analysis and has added Condition of Approval (o) that a 4” caliper fruit
tree be planted to replace the lost tree.

O 17.060.070(A)-1 | 17.060.070A-1: Sidewalks and drainage improvements are required in all zoning districts,
Sidewalks & except as otherwise provided herein:
Drainage b. The requirement for a sidewalk and drainage improvements may be waived for any
Improvements remodel or addition to single-family dwelling and duplex projects within the townsite
overlay district; sidewalk and drainage improvements shall be required for new principal
building
Staff Comments | The proposed project is not for a new principal building, thus this property is exempt from
sidewalk and drainage improvements.
The Commission found that this standard has been met.
O 17.06.070 (B) 17.070 B: In the townsite overlay district, any proposal for new construction or addition of
Water Line a garage accessing from the alley, where water main lines within the alley are less than six
Improvements feet (6’) deep, the developer shall install insulation material for each and every individual
water service line and main line between and including the subject property and the
nearest public street, as recommended by the city engineer.
Staff Comments | This has been made a condition of approval.
The Commission found that this standard has been met.
O 17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any signage

exceeding four square feet in sign area. Approval of signage areas or signage plan in
Design Review does not constitute approval of a sign permit.
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Staff Comments | N/A, the applicant does not intend to use any signage at this time. Any future signage will be
subject to City approval.

17.09.040 On- See Section 17.09.040 for applicable code.

site Parking 17.09.040 Single-Family Dwellings: two (2) spaces minimum, six (6) spaces maximum

Req. 17.09.040.01 Accessory Dwelling Units: one (1) space per unit

Staff Comments | The Zoning Code requires a minimum of two (2) parking spaces for each single-family
residential dwelling and one (1) parking space for an Accessory Dwelling Unit that is less than
1,000 square feet in size. The proposed garage space includes a two-car garage. Additionally,
two (2) parking spaces are provided on the property off of the alley. The main
residence/office utilizes R.O.W. parking along First Avenue and Walnut Street.

Parking requirements for the proposed building are met.
The Commission found that this standard has been met.
17.08C.040 17.08C.040 General Standards

Outdoor a. All exterior lighting shall be designed, located and lamped in order to

Lighting prevent:

Standards 1. Overlighting;

2. Energy waste;
3. Glare;

4. Light Trespass;
5. Skyglow.

b. All non-essential exterior commercial and residential lighting is encouraged
to be turned off after business hours and/or when not in use. Lightsona
timer are encouraged. Sensor activated lights are encouraged to replace
existing lighting that is desired for security purposes.

c. Canopy lights, such as service station lighting shall be fully recessed or fully
shielded so as to ensure that no light source is visible from or causes glare on
public rights of way or adjacent properties.

d. Area lights. All area lights are encouraged to be eighty-five (85) degree full
cut-off type luminaires.

e. Idaho Power shall not install any luminaires after the effective date of this
Article that lights the public right of way without first receiving approval for
any such application by the Lighting Administrator.

Staff Comments | The Applicant will install Dark Sky compliant fixtures, downcast and low wattage fixtures.
These fixtures include ultra-shallow recessed canned lighting, goose neck overhead garage
door fixtures, and goose neck exterior door fixtures. Cut sheets are on file with the
Community Development Department.

The Commission found that this standard has been met.
Bulk Zoning District: Transitional (TN) and Townsite Overlay (TO)

Requirements

Minimum Lot Size: 4,500 square feet
Minimum Lot Width: 37.5 feet
Maximum Height: 30’
Setbacks:
e  Street R.0.W. Adjacent: 12’; 20’ to Garage Door
. Private Property Abutment: 15% of lot width or 10’, whichever is less; 6" min.
0 60" property width = 9’ setback
e 1’ forevery 2.5 of building height
o 19.6’ building height = 7.8’ setback
e Alley: 6’ minimum
ADU Floor Area: Minimum gross floor area of 300 square feet and maximum of 900 square
feet
Lot Coverage: 30%
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Staff Comments

Lot Size: 7,187 square feet (0.187 acres)
Lot Width: ~60’
Proposed Building Height:

O  Proposed Building Height: 27°-8 7/s”
Proposed Setbacks:

O  Front Yard (West): 84’ 2”

0 Side Yard (North): 10’

0 Side Yard (South): 11’ 11”

O  Rear Yard (East) - alley: 10’
Proposed ADU floor area: 860 square feet
Proposed Lot Coverage:

O 2,134 square feet (1,274 Existing Footprint + 860 Proposed Footprint) /

7,187 square foot lot = 29.6%

All setback, building height, and lot coverage requirements have been met.

The Commission found that this standard has been met. An additional Condition of Approval
(q) added by the Commission to add variety to the north side of the building — to be approved
by staff and one Commissioner — may affect the setback of the proposed project. Staff and
the Commissioner selected to approve the updated elevation will ensure that setbacks are still
met.

O O 17.06.070(A)1 Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff Comments | Pursuant to Section 17.06.070, the requirement for sidewalk and drainage improvements
may be waived if the project is a remodel and/or addition to a single-family residence. The
proposed project is a garage and ADU addition, not a principal building; therefore, sidewalk
and drainage improvements are not required at this time. Staff expressed concern over
drainage being directed into the city alley, however the applicant has hired a civil engineer to
resolve all drainage concerns, and this has been added as Condition of Approval (n).
The Commission found that this standard has been met.
O | d 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a garage

Required Water
System

accessing from the alley, where water main lines within the alley are less than six feet (6')
deep, the developer shall install insulating material (blue board insulation or similar

Improvements material) for each and every individual water service line and main line between and
including the subject property and the nearest public street, as recommended by the city
engineer. (Ord. 1191, 2015)

Staff Comments | This standard shall be met.

A Condition of Approval (I) ensuring compliance with this standard has been added.

Design Review Requirements for Non-Residential, Multifamily,
and/or Mixed-Use Buildings within the City of Hailey

1. Site Planning: 17.06.080(A)1, items (a) thru (n)

Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
O Od 17.06.080(A)1a a. The location, orientation and surface of buildings shall maximize, to the greatest

extent possible sun exposure in exterior spaces to create spaces around buildings
that are usable by the residents and allow for safe access to buildings
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Staff Comments

Access to the ADU is on the south side of the building with a small balcony providing exterior
space and safe access to the proposed building.

The Commission found that this standard has been met.

17.06.080(A)1b

b. All existing plant material shall be inventoried and delineated, to scale, and noted
whether it is to be preserved, relocated or removed. Removal of trees larger than
6-inch caliper proposed to be removed require an arborist review. Any tree
destroyed or mortally injured after previously being identified to be preserved, or
removed without authorization, shall be replaced with a species of tree found in
the Tree Guide and shall be a minimum of 4-inch caliper.

Staff Comments

A large existing pear tree (shown as an apple tree on the plans) was proposed to be relocated
to the edge of the property as a part of the proposed project, however the applicant submitted
an arborist assessment of the pear tree on April 29, 2020, which states that the tree is in
“generally good health, but with really poor structure and a significant amount of stem
decay,” indicating that the tree should be replaced instead. The applicant has proposed
replacing the tree with a 4” caliper fruit tree, to which the City Arborist agrees. This has been
made Condition of Approval (o).

Additionally, a large lilac bush exists near the edge of the proposed building and the applicant
will make every attempt to save the bush during the construction process.

The Commission found that this standard has been met.

17.06.080(A)1c

c. Site circulation shall be designed so pedestrians have safe access to and through
the site and to building.

Staff Comments

The proposed accessory building will be accessed off the alley and appears to be safe for
pedestrians.

The Commission found that this standard has been met.

17.06.080(A)1d

d. Building services including loading areas, trash storage/pickup areas and utility
boxes shall be located at the rear of a building; the side of the building adjacent to
an internal lot line may be considered as an alternate location. These areas shall
be designed in a manner to minimize conflict among uses and shall not interfere
with other uses, such as snow storage. These areas shall be screened with
landscaping, enclosures, fencing or by the principal building.

Staff Comments

Trash and utility boxes, as well as exterior heat pumps, are proposed to be located underneath
the stairs on the south side of the building. This is on the internal side of the building and will
be blocked by the existing fence around the property. There is sufficient space for all uses and
they do not interfere with any other uses on the property.

The Commission found that this standard has been met.

17.06.080(A)1e

e. Where alleys exist, or are planned, they shall be utilized for building services.

Staff Comments

The proposed project will be exclusively accessed via the alley. This condition has been met.

The Commission found that this standard has been met.

17.06.080(A)1f

f.  Vending machines located on the exterior of a building shall not be visible from
any street.

Staff Comments

N/A, as no vending machines are proposed at this time.

17.06.080(A)1g

g. On-site parking areas shall be located at the rear of the building and screened
from the street. Parking and access shall not be obstructed by snow accumulation.

Staff Comments

On-site parking areas are adjacent to the proposed building and will be screened from the
street via the existing white fence around the property. The proposed snow storage plan for
the property does not interfere with the parking areas, however the applicant will be
responsible for plowing alley access to the driveway, as the city does not anticipate improving
or servicing the alley at this time. The Commission expressed concern over snow removal and
storage for the alley, which will be required of the applicant to access the property in the
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winter. Staff and the applicant felt that given the positive relationship between the City of
Hailey and Blaine County that this should not be an issue. Ultimately the Commission
determined that the snow storage plan was acceptable.

The Commission found that this standard has been met.

17.06.080(A)1h

h. Access to on-site parking shall be from the alley or, if the site is not serviced by an
alley, from a single approach to the street to confine vehicular/pedestrian conflict
to limited locations, allow more buffering of the parking area and preserve the
street frontage for pedestrian traffic.

Staff Comments

On-site parking for the proposed accessory building will be exclusively accessed via the alley.

The Commission found that this standard has been met.

17.06.080(A)1i

i.  Snow storage areas shall be provided on-site where practical and sited in a
manner that is accessible to all types of snow removal vehicles of a size that can
accommodate moderate areas of snow.

Staff Comments

Snow storage areas are delineated on the site plans, including sites accessible to various sizes
and types of snow removal vehicles.

The Commission found that this standard has been met.

17.06.080(A)1j

j-  Snow storage areas shall not be less than 25% of the improved parking and vehicle
and pedestrian circulation areas.

Staff Comments

Approximate proposed parking and vehicle circulation areas are 811.86 ft2. Approximate
proposed snow storage area is 202.97 ft2, or 28% of the improved parking and circulation
areas. The Commission expressed concern over snow removal and storage for the alley, which
will be required of the applicant to access the property in the winter. Staff and the applicant
felt that given the positive relationship between the City of Hailey and Blaine County that this
should not be an issue. Ultimately the Commission determined that the snow storage plan was
acceptable.

The Commission found that this standard has been met.

17.06.080(A)1k

k. A designated snow storage area shall not have any dimension less than 10 feet
(10°).

Staff Comments

The Commission found that this standard has been met.

17.06.080(A)1

. Hauling of snow from downtown areas is permissible where other options are not
practical.

Staff Comments

This applicant does not intend to haul snow, thus this condition is not applicable.

17.06.080(A)1m

m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian
circulation or line of sight, loading areas, trash storage/pickup areas, service areas
or utilities.

Staff Comments

Snow storage does not impede on any pertinent uses of the property. The Commission
expressed concern over snow removal and storage for the alley, which will be required of the
applicant to access the property in the winter. Staff and the applicant felt that given the
positive relationship between the City of Hailey and Blaine County that this should not be an
issue. Ultimately the Commission determined that the snow storage plan was acceptable.

The Commission found that this standard has been met.

17.06.080(A)1n

n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant and
resilient to heavy snow.

Staff Comments

Staff believes that the vegetation should be fine in the snow storage areas.

The Commission found that this standard has been met.

2. Building Design: 17.06.080(A)2, items (a) thru (m)

Compliant

Standards and Staff Comments
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Yes

No | N/A

City Code

City Standards and Staff Comments

17.06.080(A)2a

a. The proportion, size, shape and rooflines of new buildings shall be
compatible with surrounding buildings.

Staff Comments

The scale, shape, size, and rooflines of the proposed addition are consistent with the scale and
massing of buildings in the surrounding neighborhood.

The Commission found that this standard has been met.

17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A, as the project is not a corporate design.

17.06.080(A)2¢

c. Atground level, building design shall emphasize human scale, be pedestrian
oriented and encourage human activity and interaction.

Staff Comments

The garage pop-out on the access side of the building creates an interesting fagade on that
side of the building, lessening the mass of the wall and create a more human-scaled design.
The building is accessed off of an alley and thus does not connect with existing sidewalks or
other pedestrian access.

The Commission found that this standard has been met.

17.06.080(A)2d

d. The front fagade of buildings shall face the street and may include design
features such as windows, pedestrian entrances, building off-sets,
projections, architectural detailing, courtyards and change in materials or
similar features to create human scale and break up large building surfaces
and volumes.

Staff Comments

The existing residence/office contains the front facade of the building and is an historical
building with many of these features. This is not proposed to be changed. The Commission
requested that the same standards be met for this project as well, indicating that more
architectural detailing be added to the north side of the building along Walnut Street. This has
been added as Condition of Approval (q).

17.06.080(A)2e

e. Any addition onto or renovation of an existing building shall be designed to
create a cohesive whole.

Staff Comments

The proposed building is a separate building from the main building but is designed to match
the existing building and thus creates a cohesive whole across the property.

The Commission found that this standard has been met.

17.06.080(A)2f

f.  All exterior walls of a building shall incorporate the use of varying materials,
textures and colors.

Staff Comments

The proposed project contains siding, windows, flashing, and fascia to match the existing
building and uses a variety of materials. Dark green flashing and trim will be utilized to
diversify texture and color on the exterior of the building. The Commission confirmed that the
green trim indicated on one of the perspective drawings does indeed wrap around all sides of
the building — the applicant indicated that it does.

The Commission found that this standard has been met.

17.06.080(A)2g

g. Exterior buildings colors and materials shall be integrated appropriately into
the architecture of the building and be harmonious within the project and
with surrounding buildings.

Staff Comments

The proposed project is intended to match the existing residence/office and will be
harmonious in color palette throughout.

The Commission found that this standard has been met.

17.06.080(A)2h

h. Flat-roofed buildings over two stories in height shall incorporate roof
elements such as parapets, upper decks, balconies or other design elements.

Staff Comments

N/A, as no flat roofs are proposed. The building will incorporate gabled roofs.

17.06.080(A)2i

i.  All buildings shall minimize energy consumption by utilizing alternative
energy sources and/or passive solar techniques. At least three (3) of the
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following techniques, or an approved alternative, shall be used to improve

energy cost savings and provide a more comfortable and healthy living space:

i)  Solar Orientation. If there is a longer wall plane, it shall be placed on an
east-west axis. A building’s wall plane shall be oriented within 30
degrees of true south.

ii)  South facing windows with eave coverage. At least 40% of the building’s
total glazing surface shall be oriented to the south, with roof overhang
or awning coverage at the south.

iii) Double glazed windows.

iv) Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

vi) Alternative energy. Solar energy for electricity or water heating, wind
energy or another approved alternative shall be installed on-site.

vii) Exterior light shelves. All windows on the southernmost facing side of
the building shall have external light shelves installed.

Staff Comments

The proposed building will feature double-glazed windows with low emissivity glazing.

A wall plane is oriented due south, however due to site constrictions, it is slightly shorter than
the south-north wall plan. The applicant has proposed to meet this standard by utilizing the
following energy saving tactics in place of meeting a third of the code-listed requirements:
1. R-60 ceiling insulation, which is 19% better than code requirement
2. Window glazing will have a u-value of .28, which is 12.5% better than code
requirement
3. A high-efficiency mini-split heat pump heating and cooling system will be
installed, which is 100% more efficient than code requirement

Staff sees this proposal as an adequate alternative for a small project and sufficient in its
intention to save energy and provide a comfortable living space. The Commission requested
that in order to meet this standard, spec sheets be provided for the windows and mini-split
heat pump system, indicating that they do meet the efficiency standards suggested by the
applicant. This has been added as Condition of Approval (p).

O | O | 17.06.080(A)2j

j. Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and
downspouts shall be provided over all walkways and entries to prevent snow from
falling directly onto adjacent sidewalks.

Staff Comments

Primary access to the office/storage space is on a gable end. Snow clips and gutters and
downspouts are proposed to the north and south ends of the project, providing adequate
coverage for the ADU access and parking areas. There are no adjacent sidewalks to this
project.

The Commission found that this standard has been met.

O | o | 17.06.080(A)2k

k. Downspouts and drains shall be located within landscape areas or other
appropriate locations where freezing will not create pedestrian hazards.

Staff Comments

Downspouts will be run to drywells in the landscaped back yard.

The Commission found that this standard has been met.

a O 17.06.080(A)21

. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent with
the colors, material and architectural design used on the principal building(s).

Staff Comments

N/A

o |O 17.06.080(A)2m

m. A master plan for signage is required to ensure the design and location of signs is
compatible with the building design and compliance with Article 8.

Staff Comments

N/A No signage is intended at this time.

3. Accessory Structures, Fences and Equipment/Utilities: 17.06.080(A)3, items (a) thru (i)
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Compliant Standards and Staff Comments

Yes | No | N/A | City Code City Standards and Staff Comments

O O 17.06.080(A)3a a. Accessory structures shall be designed to be compatible with the principal
building(s).

Staff Comments | The proposed building has been designed to match the existing residence/office in materials
and architecture.

The Commission found that this standard has been met.

O O 17.06.080(A)3b b. Accessory structures shall be located at the rear of the property.

Staff Comments | The proposed accessory project is at the rear of the property.

The Commission found that this standard has been met.

O O 17.06.080(A)3c c. Walls and fences shall be constructed of materials compatible with other
materials used on the site.

Staff Comments | No new fencing is proposed. Existing fencing shall remain on all sides, except the east side,
which will now serve as access to the proposed project.

The Commission found that this standard has been met.

O | d 17.06.080(A)3d d. Walls and fencing shall not dominate the buildings or the landscape. Planting
should be integrated with fencing in order to soften the visual impact.

Staff Comments | No new fencing is proposed.

The Commission found that this standard has been met.

O O 17.06.080(A)3e e. Allroof projections including, roof-mounted mechanical equipment, such as
heating and air conditioning units, but excluding solar panels and Wind
Energy Systems that have received a Conditional Use Permit, shall be
shielded and screened from view from the ground level of on-site parking
areas, adjacent public streets and adjacent properties.

Staff Comments | Mechanical venting through the roof will be located on the south side of the building, shielding
it from view from both adjacent Walnut Street and from the proposed project parking areas.
The Commission found that this standard has been met.

O O 17.06.080(A)3f f. The hardware associated with alternative energy sources shall be
incorporated into the building’s design and not detract from the building and
its surroundings.

Staff Comments | N/A — no alternative energy sources are currently proposed for this project.

O Od 17.06.080(A)3g g. All ground-mounted mechanical equipment, including heating and air
conditioning units, and trash receptacle areas shall be adequately screened
from surrounding properties and streets by the use of a wall, fence, or
landscaping, or shall be enclosed within a building.

Staff Comments | The trash receptable area as well as any ground-mounted mechanical equipment proposed
will be beneath the south-facing stairs and will be shielded from southern neighbors by the
existing fence and from the alley by the stairs.

The Commission found that this standard has been met.

O Od 17.06.080(A)3h i.  All service lines into the subject property shall be installed underground.

Staff Comments | The applicant intends to underground existing overhead lines on the property and will run all
service lines to the property underground.

The Commission found that this standard has been met.

O Od 17.06.080(A)3i j-  Additional appurtenances shall not be located on existing utility poles.

Staff Comments | No appurtenances are proposed.

The Commission found that this standard has been met.
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4. Landscaping: 17.06.080(A)4, items (a) thru (n)

Compliant Standards and Staff Comments

Yes | No | N/A | City Code City Standards and Staff Comments

O Od 17.06.080(A)4a a. Only drought tolerant plant species and/or xeriscape specific plant materials shall
be used, as specified by the Hailey Landscaping Manual or an approved
alternative.

Staff Comments | The Commission found that this standard has been met.

O (O 17.06.080(A)4b b. All plant species shall be hardy to the Zone 4 environment.

Staff Comments | The Commission found that this standard has been met.

O Od 17.06.080(A)4c c. Ata minimum, a temporary irrigation system that fully operates for at least two
complete growing seasons is required in order to establish drought tolerant plant
species and/or xeriscape specific plant materials. Features that minimize water
use, such as moisture sensors, are encouraged.

Staff Comments | Irrigation on the property is already existing and will be amended accordingly.

The Commission found that this standard has been met.

O O 17.06.080(A)4d d. Landscaped areas shall be planned as an integral part of the site with
consideration of the urban environment. A combination of trees shrubs, vines,
ground covers and ornamental grasses shall be used. New landscaped areas
having more than 10 trees, a minimum of 10% of the trees shall be at least 4-inch
caliper, 20% shall be at least 3-inch caliper, and 20% shall be at least 2% inch
caliper and a maximum of 20% of any single tree species may be used in any
landscape plan (excluding street trees). New planting areas shall be designed to
accommodate typical trees at maturity. Buildings within the LI and SCI-I1 zoning
district are excluded from this standard.

Staff Comments | No new landscaped areas are proposed. The existing pear tree shall be replaced by a 4-inch
caliper fruit tree. The Commission indicated concern over lack of a landscape design for this
project, however the applicant indicated that there will be no changes to the existing
landscape design other than decreasing the size of the backyard of the existing
residence/office. The Commission found this to be acceptable.

The Commission found that this standard has been met.

O O 17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be
provided to add color and interest to the outside of buildings in the LI and SCI-I
zoning districts.

Staff Comments | N/A — this project is located in the TN zoning district.

O O 17.06.080(A)af f.  Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts shall
be designed with attention to the details of color, texture and form. A variety of
trees, shrubs, perennials, ground covers and seasonal plantings, with different
shapes and distinctive foliage, bark and flowers shall be used in beds, planter
boxes, pots, and/or hanging baskets.

Staff Comments | N/A — there are no pedestrian areas within the proposed project.

O O 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and used to
irrigate plant materials.

Staff Comments | N/A

O Od 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that the
project appears in a well-maintained condition (i.e., all weeds and trash removed,
dead plant materials removed and replaced).

Staff Comments | Existing landscape maintenance will be continued.

The Commission found that this standard has been met.

O O 17.06.080(A)4i i.  Retaining walls shall be designed to minimize their impact on the site and the
appearance of the site.

Staff Comments | N/A, as no retaining walls are proposed at this time.
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O O 17.06.080(A)4j j-  Retaining walls shall be constructed of materials that are utilized elsewhere on
the site, or of natural or decorative materials.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O O 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees of
the project, shall be no higher than four feet or terraced with a three-foot
horizontal separation of walls.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O O 17.06.080(A)4l . Landscaping should be provided within or in front of extensive retaining walls.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O O 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for safety.

Staff Comments | N/A, as no retaining walls are proposed at this time.

Od O 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at least 12
to 16 inches wide.

Staff Comments | N/A, as no retaining walls are proposed at this time.

Design Review Guidelines for Residential Buildings in the Townsite Overlay District (TO).
Compliant Standards and Staff Comments
Yes | No | N/A | City Code City Standards and Staff Comments
O O 17.06.090(C)1 1) Site Planning
Guideline: The pattern created by the Old Hailey town grid should be respected in all site
planning decisions.

Staff Comments | The lot is existing and respects the Old Hailey Townsite grid pattern. The proposed addition
will preserve the grid pattern, keeping visual access to First Avenue and garage access via the
alley.

The Commission found that this standard has been met.
O Od Guideline: Site planning for new development and redevelopment shall address the
following:
e  scale and massing of new buildings consistent with the surrounding
neighborhood;
e  building orientation that respects the established grid pattern of Old Hailey;
e clearly visible front entrances;
o use of alleys as the preferred access for secondary uses and automobile
access;
e adequate storage for recreational vehicles;
e yards and open spaces;
e solar access on the site and on adjacent properties where feasible, and
where such decisions do not conflict with other Design Guidelines;
e  snow storage appropriate for the property;
e underground utilities for new dwelling units.
Staff Comments e The scale of the proposed addition is consistent with the scale and massing of

buildings in the surrounding neighborhood.

e The single-family residence/office is existing. The garage/office and ADU addition
orientation complements that of the existing residence. As existing, the front entry
of the home faces First Avenue and the garage will be accessible from the alley.

e The proposed garage and driveway will continue to provide space for vehicle
storage.

e The garage/office and ADU addition will be tucked behind the existing residence.
Ample yard and open space exist on all sides of the home.
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e The residence and proposed garage/shop and ADU addition are located on the
north end of the block; impact of solar access to adjacent homes will be minimal to
non-existent.

e Snow storage has been identified on the site plan and is sufficient for the site.

e Utilities are existing. Water, sewer and gas are located underground. Existing
overhead power lines will be undergrounded as a part of the proposed project.

The Commission found that this standard has been met.

Guideline: The use of energy-conserving designs that are compatible with the character of
Old Hailey are encouraged. The visual impacts of passive and active solar designs should
be balanced with other visual concerns outlined in these Design Guidelines.

Staff Comments

The residence/office is existing. The design intent of the proposed addition was to
complement that of the existing residence, while retaining the character of Old Hailey. The
proposed design takes advantage of the southern exposure: a balcony and entry to the ADU
are located at the south elevation.

The size and shape of the proposed windows are also in scale with the building character of
Old Hailey. No solar collectors are proposed at this time.

The Commission found that this standard has been met.

17.06.090(C)2

2. Bulk Requirements (Mass and Scale, Height, Setbacks)

Guideline: The perceived mass of larger buildings shall be diminished by the design.

Staff Comments

The use of gables breaks up the roofline and results in a shorter, smaller looking building. No
single long plane exists; architectural detailing of the roof, balcony, windows and textured
siding aid in making the addition appear smaller in scale. The Commission expressed concern
over the lack of mass-reducing design on the west and north facades of the building. The
Commission added a Condition of Approval (q) requiring that the applicant add architectural
detailing to the north side of the building facing Walnut Street.

17.06.090(C)3 3. Architectural Character

17.06.090(C)3a a. General
Guideline: New buildings should be respectful of the past, but may offer new
interpretations of old styles, such that they are seen as reflecting the era in which they are
built.

Staff Comments | The architectural style of the proposed addition is consistent with the style of Old Hailey, but
is not an exact replica of any particular building.

The Commission found that this standard has been met.

17.06.090(C)3b b. Building Orientation
Guideline: The front entry of the primary structure shall be clearly identified such that it is
visible and inviting from the street.

Staff Comments | The residence/office building is existing and is adorned with an entry gable and covered
porch. The entry to the new ADU will not be seen from Walnut Street but is easily seen from
the alley through which it is accessed.

The Commission found that this standard has been met.
Guideline: Buildings shall be oriented to respect the existing grid pattern. Aligning the
front wall plane to the street is generally the preferred building orientation.

Staff Comments | The residence/office is existing. The addition will parallel that of the existing residence and

has been oriented with respect to the existing grid pattern of Hailey.

The Commission found that this standard has been met.

17.06.090(C)3c

c. Building Form

Guideline: The use of building forms traditionally found in Old Hailey is encouraged. Forms
that help to reduce the perceived scale of buildings shall be incorporated into the design.




Blaine County ADU Design Review

Lot 13A, Block 22, Hailey Townsite (302 S. First Avenue)
Hailey Planning Zoning Commission — May 18, 2020
Findings of Fact — Page 13 of 21

Staff Comments

The proposed addition sees simple forms (rectangles and triangles). Exterior materials of the
proposed addition will match those of the existing residence (white with dark green trim and
metal soffits), making them consistent with styles and forms found in Old Hailey. The
Commission expressed concern over the lack of design features reducing the scale of the
building as perceived from Walnut Street. The Commission added a Condition of Approval (g)
requiring that the applicant add architectural detailing to the north side of the building.

17.06.090(C)3d

d. Roof Form

Guideline: Roof forms shall define the entry to the building, breaking up the perceived
mass of larger buildings, and to diminish garages where applicable.

Staff Comments

The proposed addition incorporates a staggered gable roof to the east (entry) elevation,
breaking up the entry/garage side of the building.

The Commission found that this standard has been met.

17.06.090(C)3d

Guideline: Roof pitch and style shall be designed to meet snow storage needs for the site.
¢ Roof pitch materials and style shall retain snow on the roof, or allow snow to shed
safely onto the property, and away from pedestrian travel areas.
e Designs should avoid locating drip lines over key pedestrian routes.
e Where setbacks are less than ten feet, special attention shall be given to the roof
form to ensure that snow does not shed onto adjacent properties.

Staff Comments

A 5:12 composite shingle roof will be installed. Snow retention devices and rain gutters will be
installed on both the north and south elevations to prevent snow shed or drip lines over the
proposed parking areas. No setbacks less than ten feet (10°) are proposed. A Condition of
Approval (q) indicating that architectural features be added to the north side of the building
may decrease the north side setback to below 10’. Staff and one Commissioner will ensure
that the proposed new north elevation still meet snow shedding requirements.

The Commission found that this standard has been met.

17.06.090(C)3d

Guideline: The use of roof forms, roof pitch, ridge length and roof materials that are
similar to those traditionally found in the neighborhood are encouraged.

Staff Comments

The proposed addition incorporates a simple gable roof. The proposed roof forms, ridge
lengths and materials are similar to those traditionally found in the neighborhood.

The Commission found that this standard has been met.

17.06.090(C)3d

Guideline: The roof pitch of a new building should be compatible with those found
traditionally in the surrounding neighborhood.

Staff Comments

The proposed roof pitches are 5:12, which is consistent with the surrounding neighborhood.

The Commission found that this standard has been met.

17.06.090(C)3e

e. Wall Planes

Guideline: Primary wall planes should be parallel to the front lot line.

Staff Comments

The west wall of the proposed addition is parallel to the First Avenue property line.

The Commission found that this standard has been met.

17.06.090(C)3e

Guideline: Wall planes shall be proportional to the site, and shall respect the scale of the
surrounding neighborhood.

Staff Comments

The addition is proportional to the site. The two-story gable wall plane is 28’-wide, which is
proportional to the 100-wide lot. The alley wall plane is 34’ and is broken up by a jog in the
building. Exterior colors and window variations also reduce the scale of the building to match
the surrounding neighborhood.

The Commission found that this standard has been met.

17.06.090(C)3e

Guideline: The use of pop-outs to break up longer wall planes is encouraged.

Staff Comments

The proposed porch creates wall plane variation along the south elevation of the building and
the garage bay is popped out from the mass of the building, which helps to create a smaller
appearance in size and break up the longer wall planes along the east side of the building. No
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pop-outs were originally proposed along the west and north side of the building, though the
west side will face the internal yard and the back door of the existing residence and the north
side will be partially shielded by the existing fence and proposed new parking spot. The
Commission found that the north side of the building required more architectural detailing,
including a potential pop-out, and added Condition of Approval (q) requiring an update to this
portion of the proposal.

With the added Condition of Approval, the Commission found that this standard has been
met.

17.06.090(C)3f

f. Windows

Guideline: Windows facing streets are encouraged to be of a traditional size, scale and
proportion.

Staff Comments

The proposed windows are traditional in size, scale, and are appropriate for the
neighborhood.

The Commission found that this standard has been met.

17.06.090(C)3f

Guideline: Windows on side lot lines adjacent to other buildings should be carefully
planned to respect the privacy of neighbors.

Staff Comments

No windows are proposed on the side lot line facing the only adjacent neighbor to the south.
A half-window entry door to the ADU is proposed and will be shielded by the covered porch
and neighboring trees.

The Commission found that this standard has been met.

17.06.090(C)3g g. Decks and Balconies
Guideline: Decks and balconies shall be in scale with the building and the neighborhood.
Staff Comments | A small covered balcony is proposed as the entrance to the ADU. Said deck is in scale with the
building and the surrounding neighborhood.
The Commission found that this standard has been met.
17.06.090(C)3g Guideline: Decks and balconies should be designed with the privacy of neighbors in mind

when possible.

Staff Comments

The proposed second story balcony is screened by existing vegetation (tree) and does not
impact the privacy of the neighbors.

The Commission found that this standard has been met.

17.06.090(C)3h

h. Building Materials and Finishes

Guideline: Materials and colors shall be selected to avoid the look of large, flat walls. The
use of texture and detailing to reduce the perceived scale of large walls is encouraged.

Staff Comments

The proposed addition will match that of the existing residence. Proposed siding is of hardy
plank, color-matched to the white siding of the existing residence. Fascia and trim, windows,
and flashing will all be matched to the existing residence. Posts will be dark green steel, and
the roof will be cinder black composite shingles.

The Commission found that this standard has been met.

17.06.090(C)3h

Guideline: Large wall planes shall incorporate more than one material or color to break up
the mass of the wall plane.

Staff Comments

The wall planes will be broken up by dark green trim between floors. Wall planes are also
broken up by the stairs to the ADU entry on the south and by the staggering of the building
plane to the east.

The Commission found that this standard has been met.

17.06.090(C)3i

i. Ornamentation and Architectural Detailing

Guideline: Architectural detailing shall be incorporated into the front wall plane of
buildings.
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Staff Comments

Simple detailing is proposed: window and door trim, as well as corner trim and horizontal
trim between floors around the perimeter of the building. Detail will match that of the
existing residence. The Commission expressed a desire for greater architectural detailing on
the north side of the building facing Walnut Street and added a Condition of Approval (g) to
meet this requirement.

With the new Condition of Approval, the Commission found that this standard has been met.

17.06.090(C)3i

Guideline: The use of porches, windows, stoops, shutters, trim detailing and other
ornamentation that is reminiscent of the historic nature of Old Hailey is encouraged.

Staff Comments

The existing residence has a front stoop and small windows. The proposed garage/ADU is
designed to match the existing residence including a covered front porch entrance to the
ADU, small windows, and matching dark green trim around the building.

The Commission found that this standard has been met.

17.06.090(C)3i

Guideline: Architectural details and ornamentation on buildings should be compatible
with the scale and pattern of the neighborhood.

Staff Comments

Please refer to Section 17.06.090(C)3i for further information.

The Commission found that this standard has been met.

17.06.090(C)4

4. Circulation and Parking

Guideline: Safety for pedestrians shall be given high priority in site planning, particularly
with respect to parking, vehicular circulation and snow storage issues.

Staff Comments

Adequate parking has been provided and is in an appropriate location so as to minimally
interfere with pedestrian access to both the existing residence and the proposed addition.
Snow storage areas are within the back yard and adjacent to the alley-accessed parking
areas, which do not restrict pedestrian access.

The Commission found that this standard has been met.

17.06.090(C)4

Guideline: The visual impacts of on-site parking visible from the street shall be minimized.

Staff Comments

Onsite parking will be accessed from the alley side of the property and is blocked from the
First Avenue by the existing residence and from Walnut Street by the existing fence.

The Commission found that this standard has been met.

17.06.090(C)4

Guideline: As a general rule, garages and parking should be accessed from the alley side of
the property and not the street side.

Staff Comments

The proposed garage addition, as well as the vehicle parking, can only be accessed from the
alley.

The Commission found that this standard has been met.

17.06.090(C)4

Guideline: Detached garages accessed from alleys are strongly encouraged.

Staff Comments

The proposed detached garage will be accessed from the alley.

The Commission found that this standard has been met.

17.06.090(C)4

Guideline: When garages must be planned on the street side, garage doors shall be set
back and remain subordinate to the front wall plane.

Staff Comments

N/A, as the proposed garage bays will be accessed from the alley.

17.06.090(C)4

Guideline: When garages and/or parking must be planned on the street side, parking areas
are preferred to be one car in width. When curb cuts must be planned, they should be
shared or minimized.

Staff Comments

The proposed new garage and parking is accessed from the alley. Existing parking for
multiple vehicles exists around the property along First Avenue and Walnut Street.

The Commission found that this standard has been met.

17.06.090(C)4

Guideline: Off-street parking space for recreational vehicles should be developed as part
of the overall site planning.
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Staff Comments

Off-street parking is provided and could be utilized for recreational vehicles should that be
needed.

The Commission found that this standard has been met.

17.06.090(C)5

5. Alleys

Guideline: Alleys shall be retained in site planning. Lot lines generally shall not be
modified in ways that eliminate alley access to properties.

Staff Comments

Alley access is not impacted and will be maintained.

This alley is currently not improved. At this time, the City does not foresee improving the alley.
If the Applicant wishes to see an improvement, he may do so at his own expense, which will
require Improvements shall be to City Standards and final design shall be approved by the
City Engineer. Additionally, the city does not intend to plow this alley, thus the property
owner will be responsible for maintaining access to their garage.

The Commission found that this standard has been met.

17.06.090(C)5

Guideline: Alleys are the preferred location for utilities, vehicular access to garages,
storage areas (including recreational vehicles) and accessory buildings. Design and
placement of accessory buildings that access off of alleys is encouraged.

Staff Comments

Utilities and vehicular access to the garage are located off the alley.

The Commission found that this standard has been met.

17.06.090(C)5

Guideline: Generally, the driving surface of alleys within Limited Residential and General
Residential may remain a dust-free gravel surface, but should be paved within Business,
Limited Business, and Transitional. The remainder of the City alley should be managed for
noxious weed control, particularly after construction activity.

Staff Comments

The existing alley is gravel, however the city does not foresee paving it in the near future. Any
improvements to the alley shall be at the applicant’s expense. If noxious weeds are present on
the site, the Developer shall control according to State Law.

The Commission found that this standard has been met.

17.06.090(C)5

Guideline: Landscaping and other design elements adjacent to alleys should be kept
simple, and respect the functional nature of the area and the pedestrian activity that
occurs.

Staff Comments

The existing landscaping to be maintained is turf and is set back from the alley via the
proposed parking areas.

The Commission found that this standard has been met.

17.06.090(C)6

6. Accessory Structures

Guideline: Accessory buildings shall appear subordinate to the main building on the
property in terms of size, location and function.

Staff Comments

Though slightly larger in total floor area than the historic main building of the property, the
detached garage/office and ADU addition has a smaller footprint and is proposed to be
located to the rear of the parcel, which reduces its visibility and mass. Additionally, usage of
the proposed building will be subordinate to the existing residence, which is currently used as
an office, thus creating less traffic to the proposed addition than to the main building.

The Commission found that this standard has been met.

17.06.090(C)6

Guideline: In general, accessory structures shall be located to the rear of the lot and off of
the alley unless found to be impractical.

Staff Comments

A detached garage/office and ADU addition is proposed and will be located to the rear of the
parcel, with access from the alley.

The Commission found that this standard has been met.

17.06.090(C)7

7. Snow Storage
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Guideline: All projects shall be required to provide 25% snow storage on the site.

Staff Comments

The site plan proposes approximately 812 square feet of hardscape (parking, vehicle and
pedestrian areas). 25% of this (203 square feet) is required for snow storage. 228 square feet
of snow storage is shown, thus this standard has been met. The Commission expressed
concern over snow removal and snow storage for winter alley maintenance, however staff
and the applicant felt that given the strong working relationship between the City of Hailey
and Blaine County that this should not be an issue.

The Commission found that this standard has been met.

17.06.090(C)7

Guideline: A snow storage plan shall be developed for every project showing:
e Where snow is stored, key pedestrian routes and clear vision triangles.
e Consideration given to the impacts on adjacent properties when planning snow
storage areas.

Staff Comments

Snow storage areas are at the end of the proposed parking spots, to the interior of the
property. Snow storage areas do not restrict pedestrian access or visibility. Pedestrian access
is unrestricted and visible from the street.

The Commission found that this standard has been met.

17.06.090(C)8

8. Existing Mature Trees and Landscaping

Guideline: Existing mature trees shall be shown on the site plan, with notations regarding
retention, removal or relocation. Unless shown to be infeasible, a site shall be carefully
planned to incorporate existing mature trees on private property into the final design plan.

Staff Comments

An existing pear tree (shown as an apple tree on the plans) sits at the center of the proposed
new building and was intended to be relocated to the interior yard of the property along
Walnut Street, however arborist analysis shows that the tree is in poor structural health, thus
the applicant has proposed that a replacement 4” caliper fruit tree be planted in the intended
new location.

The Commission found that this standard has been met.

17.06.090(C)8

Guideline: Attention shall be given to other significant landscape features which may be
present on the site. Mature shrubs, flower beds and other significant landscape features
shall be shown on the site plan and be incorporated into the site plan where feasible.

Staff Comments

A large lilac bush sits on the edge of the proposed building site and every attempt will be
made to save it in its current location if possible. No other landscape features currently exist
on the property.

The Commission found that this standard has been met.

17.06.090(C)8

Guideline: Noxious weeds shall be controlled according to State Law.

Staff Comments

If noxious weeds are present on the site, the Developer shall control according to State Law.

The Commission found that this standard has been met.

17.06.090(C)9

9. Fences and Walls

Guideline: Fences and walls that abut public streets and sidewalks should be designed to
include fence types that provide some transparency, lower heights and clearly marked
gates.

Staff Comments

An existing picket fence will remain along the north and south perimeters of the property.

The Commission found that this standard has been met.

17.06.090(C)9

Guideline: Retaining walls shall be in scale to the streetscape.

Staff Comments

N/A, as none are proposed.

17.06.090(C)10

10. Historic Structures

General Guidelines: Any alteration to the exterior of a Historic Structure requiring design
review approval shall meet the following guidelines:
e The alteration should be congruous with the historical, architectural, archeological,
educational or cultural aspects of other Historic Structures within the Townsite
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Overlay District, especially those originally constructed in the same Period of
Significance.

e The alteration shall be contributing to the Townsite Overlay District. Adaptive re-use
of Historic Structures is supported while maintaining the architectural integrity of the
original structure.

Staff Comments

A ninety (90) square foot existing shed will be removed from the property. Because it is less
than 120 square feet in area, it is not required to remain as an historic structure.

No alteration to the existing historical residence/office is proposed. The proposed new
building has been designed to match the style and materials of the existing historic structure,

which will remain the primary building on the property.

The proposed addition is congruous with the surrounding area, contributing to the overall
charm of Old Hailey.

The Commission found that this standard has been met.

O | 17.06.090(C)10

Specific Guidelines. Any alteration to the exterior of a Historic Structure requiring design
review approval shall meet the following specific guidelines:

o The design features of repairs and remodels including the general streetscape,
materials, windows, doors, porches, and roofs shall not diminish the integrity of the
original structure.

e New additions should be designed to be recognizable as a product of their own
Period of Significance with the following guidelines related to the historical nature of
the original structure:

~  The addition should not destroy or obscure important architectural features
of the original building and/or the primary fagade;

~  Exterior materials that are compatible with the original building materials
should be selected;

~  The size and scale of the addition should be compatible with the original
building, with the addition appearing subordinate to the primary building;

~  The visual impact of the addition should be minimized from the street;

~  The mass and scale of the rooftop on the addition should appear subordinate
to the rooftop on the original building, and should avoid breaking the roof line
of the original building;

~  The roof form and slope of the roof on the addition should be in character
with the original building;

~  The relationship of wall planes to the street and to interior lots should be
preserved with new additions.

Staff Comments

The proposed new structure has been designed with materials and architecture to match the
existing historic structure. The building will be located at the back of the property, to be
accessed via the alley and thus will have a diminished presence in comparison to the main
historic building on the property. The proposed new structure is in alignment with the existing
structure, thus preserving the existing wall planes of the property. Additionally, an existing
picket fence will remain around the property, further tying the design of the overall property
together.

The Commission found that this standard has been met.

17.06.060 Criteria.

A.

The Commission or Hearing Examiner shall determine the following before approval is given:

1. The project does not jeopardize the health, safety or welfare of the public.
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2. The project conforms to the applicable specifications outlined in the Design Review
Guidelines, as set forth herein, applicable requirements of the Zoning Title, and City
Standards.

B. Conditions. The Commission or Hearing Examiner may impose any condition deemed
necessary. The Commission or Hearing Examiner may also condition approval of a project
with subsequent review and/or approval by the Administrator or Planning Staff. Conditions
which may be attached include, but are not limited to those which will:

1. Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing and duration of development.

Assure that development and landscaping are maintained properly.

Require more restrictive standards than those generally found in the Zoning Title.

No U hsWwWN

C.  Security. The applicant may, in lieu of actual construction of any required or approved
improvement, provide to the City such security as may be acceptable to the City, in a form and
in an amount equal to the cost of the engineering or design, materials and installation of the
improvements not previously installed by the applicant, plus fifty percent (50%), which
security shall fully secure and guarantee completion of the required improvements within a
period of one (1) year from the date the security is provided.

1. If any extension of the one year period is granted by the City, each additional year, or
portion of each additional year, shall require an additional twenty percent (20%) to be
added to the amount of the original security initially provided.

2. Inthe event the improvements are not completely installed within one (1) year, or
upon the expiration of any approved extension, the City may, but is not obligated, to
apply the security to the completion of the improvements and complete construction
of the improvements.

CONCLUSIONS OF LAW

Based upon the above Findings of Fact, the Commission makes the following Conclusions of Law:

Adequate notice, pursuant to Title 17, Section 17.06.040(D), was given.

The project is in general conformance with the Hailey Comprehensive Plan.

The project does not jeopardize the health, safety, or welfare of the public.

Upon compliance with the conditions set forth, the project conforms to the applicable standards of
Chapter 17.06, Design Review, and other Sections of the Hailey Municipal Code and City Standards.

PwnNPE
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DECISION

The Design Review Application by Blaine County for a new 572 square foot garage and 288 square foot

office with an 860 square foot, one (1) bedroom Accessory Dwelling Unit above, located at 302 S. 1t

Avenue (Lot 13A, Block 22, Hailey Townsite), in the Transitional (T) and Townsite Overlay (TO) Zoning

Districts, is hereby approved, finding that the project does not jeopardize the health, safety or welfare

of the public and the project conforms to the applicable specifications outlined in Hailey Municipal Code

Section 17.06, Design Review, additional applicable requirements of Title 17, Title 18, and City

Standards, provided conditions (a) through (q) are met:

a)
b)

d)

f)

g)

h)

All applicable Fire Department and Building Department requirements shall be met.

Any change in use or occupancy type from that approved at time of issuance of Building Permit
may require additional improvements and/or approvals. Additional parking may also be
required upon subsequent change in use, in conformance with Hailey’s Zoning Title at the time
of the new use.

All City infrastructure requirements shall be met. Detailed plans for all infrastructure to be
installed or improved at or adjacent to the site shall be submitted for Department Head
approval and shall meet City Standards where required.

The Sidewalk In-Lieu Fees are hereby waived, pursuant to Section 17.06.070(B).

The project shall be constructed in accordance with the application or as modified by these
Findings of Fact, Conclusions of Law and Decision.

All new and existing exterior lighting shall comply with the Outdoor Lighting requirements
according to 17.08C.

Except as otherwise provided, all the required improvements shall be constructed and
completed, or sufficient security provided as approved by the City Attorney, before a Certificate
of Occupancy can be issued.

This Design Review approval is for the date the Findings of Fact are signed. The Planning &
Zoning Administrator has the authority to approve minor modifications to this project prior to,
and for the duration of a valid Building Permit.

An Encroachment Permit shall be applied for and approved for any work completed within the
City Right-of-Way. The Encroachment Permit and Building Permit shall be applied for
concurrently.

A construction staging and storage plan shall be submitted and approved by staff.

All utilities shall be located underground, consistent with 17.06.080(A)3h.

The developer shall install insulating material (blue board insulation or similar material) for each
and every individual water service line and main line between and including the subject
property and the nearest public street, as recommended by the city engineer.

A sufficient water service plan including water service to the new building as well as intentions
with existing water service on the property shall be submitted to the city.
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n) A sufficient drainage plan shall be submitted to the city, addressing flow into and out of the alley
and placing the driveway drywell in a location sufficiently distanced from the existing potable
water service vault.

o) The existing pear tree shall be replaced with a 4” caliper tree, species to be approved by the City
Arborist.

p) Cut sheets shall be submitted for the HVAC and window energy efficiency.

g) Additional architectural detailing to the north side of the building shall be approved by staff and
ohe commissioner.

Signed this day of , 2020.

Janet Fugate, Planning & Zoning Commission Chair

Attest:

Jessie Parker, Community Development Assistant



Return to Agenda



STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting of May 18, 2020

To: Hailey Planning and Zoning Commission

From: Sharon Grant, Interim Community Development Contractor

Overview: Consideration of a Design Review Application by Tanner Investments, LLC on behalf of
Brant Tanner, represented by Galena Engineering, for amended Woodside Subdivision
No. 25. The subdivision will consist of six (6) four-plex apartment buildings, for a total of
twenty-four (24) apartment units comprised of twenty-four (24) 2-story townhomes,
each unit ranging in size from approximately 1,040 square feet to 1,324 square feet. A
total of 68 uncovered spaces are also proposed. This project will be located at Block 86,
E side of Woodside Blvd. btw Antelope Dr. and Baldy View Dr within General Residential
(GR) Zoning District.

Hearing: May 18, 2020

Applicant: Tanner Investments, LLC

Request: Design Review approval of a subdivision with six (6) buildings (28,368 sq. ft. in size)

Location: Block 86, E side of Woodside Blvd. btw Antelope Dr. and Baldy View Dr (Parcel No.
RPH0475086001A)

Zoning: General Residential (GR)

See Memo linked on the Agenda for discussion items resulting from the April 6, 2020 and May 4, 2020
Public Hearings. Findings of Fact will be updated to reflect actual deliberations and decision.

Notice: Notice for the public hearing was published in the Idaho Mountain Express on February 26, 2020

and mailed to property owners within 300 feet on February 25, 2020 for the March 16, 2020 public

hearing. At the March 16, 2020 Planning and Zoning public hearing the project was continued on record

to April 6, 2020. Notice for the April 6, 2020 public hearing was published in the Idaho Mountain Express
on March 18, 2020 and mailed to property owners within 300 feet on March 17, 2020. At the April 6,
2020 public hearing the project was continued on record to May 4, 2020. Notice for the May 4, 2020

public hearing was published in the Idaho Mountain Express on April 15, 2020 and mailed to property

owners within 300 feet on April 15, 2020. At the May 4, 2020 public hearing the project was continued
on record to May 18, 2020.
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Application: Tanner Investments, LLC is applying for a Design Review Application for Amended
Woodside Subdivision, located at E side of Woodside Blvd. btw Antelope Dr. and Baldy View Dr (Lots 1-6,
Block 86). The project will consist of six (6) buildings, two-stories in height, twenty-four (24) units in
total. The six buildings will be 28,368 square feet in size and the following are proposed:

Four-Plex Buildings:
e Twenty-four (24) three-bedroom units
e Units range in size from 1,040 square feet to 1,324 square feet
e 68 uncovered parking spaces

At the April 6, 2020 public hearing, the Planning and Zoning Commission discussed the project, but
continued the item to May 4, 2020, with the following feedback to the Applicant:

1. Concern that buildings are too close to the fence line (and property line and neighbors). This
could affect property value or shading of adjacent properties. Suggested to move the
buildings towards the center and further away from the property line, add more trees along
property line and/or maybe move one of the six buildings into the center. The Applicant
studied an alternative layout with one building in the center of the property and determined
that the negative impacts to the open space outweighed the small additional rear setback for
the perimeter buildings. The Applicant is proposing the same layout with all six buildings
located around the perimeter of the site. Staff suggests that the Commission discuss this.

2. Applicant to submit a new plan that meets tree caliper requirements. The Applicant submitted
a revised landscape plan on March 31, 2020, which is attached. Staff reviewed the new
landscape plan and found that there did not appear to be any changes from the previously
submitted landscape plan and it still did not address the tree caliper requirements. Staff
suggests that the landscape plan be updated and approved by the City arborist as a Condition of
Approval and that the Commission discuss this.

3. Concern that ADA parking is not adjacent to the building. Applicant agreed to consider
moving it. After reviewing the ADA requirements, the Applicant determined that for multifamily
buildings with four or less units, ADA parking spaces are not required unless requested. Future
potential ADA spaces have been identified on the revised civil engineering plans. Staff looked
up the code and found that: “Handicap Accessible: All uses shall provide handicap accessible
parking spaces as required by the IBC, and designed to comply with the standards set forth in
ANSI A117.1. Such spaces may be included in the total number of required on-site parking
spaces.” Staff suggests that the Applicant follow the applicable code, and the Building Official
review the ADA parking at the time of the permit application.

4. Question about how the project will accommodate RV parking. In the lease agreement? In
the CCRs? The Applicant intends to restrict RV parking in the CC&R’s. No RV parking will be
allowed.

5. Suggested to follow the City Staff recommendation for water sensors in irrigation. The
Applicant committed that all irrigation will follow the trout-friendly lawn standards, and all
landscaping will be drought-tolerant. The Applicant does not intend to install water sensors in
the irrigation.
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6. Concern that these are not flag lots, which is a lot or parcel of land that has a narrow
projection or “flagpole” to the public or private right-of-way. This will need to be
investigated and confirmed. The Applicant has coordinated with Staff regarding the subdivision
standards for the proposed lot line adjustment.

7. Multiple opinions that the black and white color scheme is too stark/industrial and the palette
needs additional color. Suggested to add color by changing the front door color, which would
also mitigate against black doors getting too hot, especially if south or west facing. Maybe
add more color variation between the buildings. Make sure these buildings are not in stark
contrast to other neighboring buildings. The Applicant submitted revised building renderings
that show added color to the doors per the Commission’s request. These renderings are
attached.

8. Side facades are a little blunt and need more undulation or design features, e.g. windows, to
break it up. The Applicant submitted revised building elevations that show the addition of four
windows and gable end vents to break up the side elevation. These elevations are attached.

9. Consider the issues that could come from leaving plumbing in the outside wall. The Applicant
has chosen to leave the plumbing on the outside wall but thanks the Commission for the
comment. Staff suggests that the Commission discuss this.

10. Discussed design details for snow: gutters and downspout to drywell, heat tape and snow
clips over front doors. Ensure the Applicant calls this out in plans by making it a condition of
approval. Concern that rain gutters are not attractive so Applicant to provide a drawing. The
Applicant was unable to add gutters to the rendering but intends that the gutters will match the
trim color so should blend in.

11. Concern that recycling collection is not included and questioned if two trash enclosures will be
sufficient. It is a condition of approval for Clear Creek to approve the plans. The Applicant has
added recycling to the trash enclosure areas, which are shown on the revised Civil Plan that is
attached.

12. Applicant committed to addressing the Mountain Rides requirements in the building permit
application. The Applicant committed to address the Mountain Rides requirements in the
building permit application.

At the May 4, 2020 public hearing, the Planning and Zoning Commission discussed the project, but
continued the item to May 18, 2020, with the following feedback to the Applicant:

1. The Commission has a continued concern that the buildings are too close to the fence line
(and property line and neighbors). This could affect property value or shading of adjacent
properties. The Applicant showed a new site layout with one building moved to the center. It
was suggested to move a second building towards the center and have the ends of the two
buildings face Woodside Blvd. This could shield more parking and allow for even more space
between the buildings and property line. It was also suggested to add more trees along the
property line. The Applicant has moved a second building into the center area and faced the
ends of the two building towards Woodside, which has enabled them to provide more distance
between the buildings and the property line.
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Applicant to submit a new landscape plan that meets tree caliper requirements and creates
more of a buffer along the property line. The Applicant submitted a revised landscape plan
that meets the tree caliper requirement and creates more of a buffer along the property line. In
addition, trees were increased from 50 to 75.

ADA parking requirements are deferred to the building official to be addressed with the
building permit application. The Applicant has identified potential future ADA spots in close
proximity to the buildings. There are potential future ADA spots identified in close proximity to
each building.

The Commission reiterated to follow the City Staff recommendation for water sensors in
irrigation as well as consider ways to reduce the amount of turf as a percentage of total
landscape, potentially along the sidewalk on Woodside Blvd and around trash enclosures
where maintaining turf could be more of a challenge. Water sensors will be proposed, and
locations will be identified in the meeting.

Adding color to each front door was appreciated and helped to soften the design but there is a
concern that the color scheme is still too stark compared to neighboring buildings. Consider
adding color to the window cladding and/or building numbers to match the front doors.
Consider using colors with a little more pop and intensity. The Applicant submitted a revised
rendering that shows less stark coloring by adding grey to the popouts.

The Commission would like to see a rendering with the asphalt shingles shown and review a
material sample. The Applicant provided a sample of the asphalt shingles.

The Commission would like to see a rendering of the trash enclosures. The Applicant has
provided a revised rendering of the trash enclosure.

The Commission expressed that snow clips over pedestrian areas is a good precaution. The
Applicant intends to use snow clips over pedestrian areas.

The commission has seen several subdivision designs on the subject property over the last three years.
The last version, submitted by this same applicant, was withdrawn due to the difficulty of providing
adequate snow storage on a public road.

Procedural History: The Application was submitted on January 9, and certified complete on January 29,
2020. A public hearing before the Planning and Zoning Commission for approval or denial of the project
was held on April 6, 2020, in the Hailey City Council Chambers (held virtually). On April 6, 2020 the
project was continued on record to May 4, 2020. On May 4, 2020 the project was continued on record
to May 18, 2020.

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments

Yes

No

N/A | City Code City Standards and Staff Comments

OJ

O 17.06.050 Complete Application
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Department
Comments

Engineering: The Public Works Department has reviewed, and their comments are
included in the appropriate sections below.

Life/Safety: The Fire Marshall has no comments at this time.

Water and Sewer: The Public Works Department and City Staff has discussed the
following comments with the Applicant who has agreed to incorporate the
suggestions:

- With them boring under Woodside they will have no way of insolating the
water lines to protect them from freezing. We did allow the ARCH houses
on Woodside to bore under the street and they did not have issues this
year. It was discussed to insulate the water lines under Woodside.

- Services should be separated enough so if we need to dig up a middle
service then we can access it without having to dig on top of other
services. PW suggests that the four ARCH lines should be separated two
and two by at least four (4) feet. The two lines should be 18” apart.

- They have water services going through multiple lots. Not sure if we care
since it is on the customers side of the meter vault.

- Also, on the customers side of the vault, their water lines are in the middle
of their parking lot where they will plow and drive over in the winter
potentially causing a freezing issue. Move these out of the asphalt.

Building: No comments at this time.

Streets: The Streets Department and City Staff has discussed the following
comments with the Applicant who has agree to incorporate the suggestions:

- The Applicant needs to show two stop signs coming off the project, one at
each entry, as well as street signs.

- The Applicant needs to submit a traffic control plan and a pedestrian
control plan to be approved before any construction starting.

- The Applicant needs to show that the new bus stop pad is the same size.

- The Applicant is to ensure there is no parking alongside Woodside during
construction and all construction parking shall be constrained to inside the
construction property.

- All driveways in the right of way shall have conduit placed under them to
allow sprinkler system repairs.

- Alllandscape areas shall be replanted and sprinkler system modifications
shall be the responsibility of the developer.

- The Applicant needs to supply detailed drawings of the water connections
and the road shall be cut and the lines insulation.

- The Applicant needs to call out the typical curb section for right of way
areas: Curb and Gutter ISPWC SD-701 or SD-703 and Sidewalk ISPWC SD-
7089.

17.08A Signs

17.08A Signs: The applicant is hereby advised that a sign permit is required for any signage
exceeding four square feet in sign area. Approval of signage areas or signage plan in
Design Review does not constitute approval of a sign permit.

Staff
Comments

No signage is proposed at this time; however, any signage exceeding four square
feet will need to be accompanied by a Sign Permit Application and be approved
prior to installation.

17.09.040 On-
site Parking
Req.

See Section 17.09.040 for applicable code.

Staff
Comments

Per the Hailey Municipal Code, Multifamily Dwellings are required to provide at
least 1.5 onsite parking spaces.
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The project is comprised of six, two-story apartment buildings. Each building will
have 4 residential units, 24 residential units in total; thereby, requiring a total of 36
onsite parking spaces.

The site plan shows a total of 68 onsite parking spaces.

Parking requirements for the proposed project are met.

O 17.09.040.06: | A, Approval Required: No use shall provide on-site parking for more than two
E’:r:ist::d hundred percent (200%) of the number of spaces required by this chapter unless
Parking permitted by specific action of the commission. Applications for parking in excess
of that normally permitted will be heard by the commission as part of other
applications, or, where no other application is pertinent, under the notice and
hearing procedures set forth for design review.

Staff N/A, as the maximum parking proposed is equal to 200% of the number of spaces

Comments required by the Hailey Municipal Code, which is 72 spaces, so this project is not
providing on-site parking for more than two hundred percent (200%) of the number
of spaces required. This project is providing 68 spaces. Therefore, no application
for parking in excess is needed.

[ 17.08C.040 17.08C.040 General Standards
Outdoor 1. All exterior lighting shall be designed, located and lamped in order to prevent:
Lighting i. Overlighting;

Standards .
ii. Energy waste;
iii. Glare;
iv. Light Trespass;
v. Skyglow.

2. All non-essential exterior commercial and residential lighting is encouraged to
be turned off after business hours and/or when not in use. Lights on a timer are
encouraged. Sensor activated lights are encouraged to replace existing lighting
that is desired for security purposes.

3. Canopy lights, such as service station lighting shall be fully recessed or fully
shielded so as to ensure that no light source is visible from or causes glare on
public rights of way or adjacent properties.

4, Area lights. All area lights are encouraged to be eighty-five (85) degree full cut-
off type luminaires.

e. Idaho Power shall not install any luminaires after the effective date of this
Article that lights the public right of way without first receiving approval for any
such application by the Lighting Administrator.

Staff The Applicant will install Dark Sky compliant, downcast and low wattage fixtures.
Comments Cut Sheets and an Electrical Site Plan. The Applicant will need to provide a
Photometric Plan.
O] Bulk General Residential (GR) Zoning District:
Requirements
Staff Building Height:
Comments

- Permitted Building Height: 35’ (except for a building containing at least
one residential unit, then the allowable height is 40°).
- Proposed Building Height for Buildings: 28’4 %”.

Building height requirements have been met.
Building Setbacks:

- Permitted Setbacks:
0 Front Yard: 20’
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0 Side Yards: 10”
O Rear Yard: 10”
- Proposed Setbacks for the Six Buildings:
0 Front Yard (Woodside Blvd): 20+
0 Side Yard (north): 10’
0 Side Yard (south): 10’
O RearYard: 10’

The setbacks vary from building to building but in general meet the permitted
setbacks along the perimeter (sides and rear). The frontage along Woodside Blvd
appears to be a little more than the permitted 20’ setback. The Applicant has
added larger setbacks along the property line to address Commission concerns.

O O 17.06.070(A)1 | Sidewalks and drainage improvements are required in all zoning districts, except as
Street otherwise provided herein.
Improvements
Required
Staff The sidewalk along Woodside Blvd is existing and will be repaired where necessary
o relocate the existing bus stop and construct parking lot access locations.
Comments to relocate the existing bus stop and construct parking lot locat
A Drainage Plan has been submitted, prepared by a registered engineer. Drainage
appears to be adequate for the site. The City Engineer has reviewed this plan and
has no additional comments at this time.
O O 17.06.070(B) In the Townsite Overlay District, any proposal for new construction or addition of a garage
Required accessing from the alley, where water main lines within the alley are less than six (6) feet
Water System | geep, the developer shall install insulating material (blue board insulation or similar
material) for each and every individual water service line and main line between an
Improvements ial) f h and individual ice li d in line b d
including the subject property and the nearest public street, as recommended by the City
Engineer.
Staff N/A This project is not located in the Townsite Overlay District.
Comments

Design Review Requirements for Non-Residential, Multifamily,
and/or Mixed-Use Buildings within the City of Hailey

1. Site Planning: 17.06.080(A)1, items (a) thru (n)

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

X?

OJ

O

17.06.080(A)1a

a. The location, orientation and surface of buildings shall maximize, to the
greatest extent possible sun exposure in exterior spaces to create spaces
around buildings that are usable by the residents and allow for safe access
to buildings.

Staff Comments

The proposed building layout allows for a large open space in the center rear of
the property. The open space will be available for the residents.

The proposed space will encourage and create usable outdoor spaces by
residents and visitors alike, and allow for safe access to the buildings.

The Commission should discuss if the exterior spaces around buildings is
adequately usable.

17.06.080(A)1b b.

All existing plant material shall be inventoried and delineated, to scale, and
noted whether it is to be preserved, relocated or removed. Removal of
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trees larger than 6-inch caliper proposed to be removed require an arborist
review. Any tree destroyed or mortally injured after previously being
identified to be preserved, or removed without authorization, shall be
replaced with a species of tree found in the Tree Guide and shall be a
minimum of 4-inch caliper.

Staff Comments

Concept Planting Plan has been submitted (LC — 1.0), which show 75 new trees
to be planted. No existing trees exist on site. See plan below.

The Plant Schedule for the site includes:

PLANT SCHEDULE
Qty  Latin Name

Common Name Size Comments

TREES
4 ACERPLATANOIDES
2 ACER PLATANOIDES 'COLUMNAR
18 ACER X 'AUTUMMN BLAZE'
3 CRATAEGUS AMBIGUA
8  GYMNOCIADUS DIOICA
10 QUERCUS ROBUR X BICOLOR
SYRINGA RETICULATA IVORY SILK

NORWAY MAPLE
COLUMNAR NORWAY MAPLE
AUTUMN BLAZE MAPLE
RUSSIAN HAWTHORN
KENTUCKY COFFEE TREE
REGAL PRINCE DAK

IVORY SILK TREE LILAC

21/2"CAL.

21/2" CAL.

3 CAL.

8-10° MULTI-STEM (2 1/2" Cal.)
4" CAL

21/2"CAL.

21/2"CAL

CONIFERS
5  ABIES CONCOLOR
11 ABIES LASIOCARPA ARIZONICA
10 PINUS MUGO 'ROSTRATA

WHITE FIR
CORKBARK FIR
ROSTRATA MUGO PINE

10-12" B&B
7-8'B&B
6-7'B&B

SHRUBS

12 COTONEASTER LUCIDUS HEDGE COTONEASTER 5 GAL.
36  RHAMNUS FRANGULA FINE LINE FINE LINE BUCKTHORN 5 GAL
46  RHUS AROMATICA 'GRO-LOW GRO-LOW SUMAC 5 GAL

ROSA WOODSII WOOD'S ROSE 5 GAL

GRASSES

106  CALAMAGROSTIS X ACUTIFLORA 'KARLFOERSTER' FOERSTERS FEATHER REED GRASS 1 GAL.
41 CALAMAGROSTIS X ACUTIFLORA 'OVERDAM' OVERDAM FEATHER REED GRASS 1 GAL
49 PANICUM VIRGATUM NORTHWIND' NORTHWIND SWITCH GRASS 1GAL

The project is proposing a total of 75 trees. Per Section 17.06.080(4)d, all newly
landscaped areas having more than ten (10) trees, a minimum of ten percent
(10%) of the trees shall be at least four-inch (4”) caliper, twenty percent (20%)
of the trees shall be at least three-inch (3”) caliper, and twenty percent (20%) of
the trees shall be at least two and one-half inch (2 %”) caliper.

The Applicant is proposing that 8 trees be a minimum of four-inch (4”) caliper,
which meets the minimum requirement that ten percent (10%), or a total of 7.5
trees, be at least four-inch (4”) caliper.
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The Applicant is also proposing that 19 trees be a minimum of three-inch (3”)
caliper, which meets the minimum requirement that twenty percent (20%), or a
total of 15 trees, be at least three-inch (3”) caliper.

Furthermore, the Applicant is proposing that 22 trees be a minimum of two-
and-one-half-inch (2 %”) caliper, which meets the minimum requirement for
20%, which is 15 total trees of at least two-and-one-half-inch (2 %”) caliper.

City Staff provided the caliper requirements to the Applicant and discussed the
need to update the Concept Planting Plan to meet the requirements. The
Concept Planting Plan was resubmitted and complies with the tree caliper
requirement.

17.06.080(A)1c c. Site circulation shall be designed so pedestrians have safe access to and
through the site and to building.

Staff Comments | Sjte circulation has been designed to provide vehicular access and parking to
between the outside 4 buildings and inside two buildings that form a u-shape
around the perimeter of the property. A six -foot (6’) wide sidewalk is existing
along Woodside Blvd. A concrete sidewalk is proposed adjacent to each
building, and around the perimeter of the parking lot which allows pedestrians
to safely access the site and buildings from Woodside Blvd.

Additionally, Mountain Rides requests that the Applicant include
accommodations for the relocated Mountain Rides’ bus stop, as follows:

e  Mountain Rides concurs with the proposed relocation of its bus stop,
per the Site Plan for Amended Woodside Subd. #25, by Galena
Engineering, Inc., dated 3/20/20, requesting, however, that
the relocated bus stop: i) be of the same, or better, quality than; ii) be
of the same or larger footprint (area) than,; and iii) include all of the
amenities -- shelter, bench, signage, bike rack, "stub" sidewalk to
street, concrete pad -- as the currently existing (and to be relocated)
bus stop.

? 17.06.080(A)1d d. Building services including loading areas, trash storage/pickup areas and

utility boxes shall be located at the rear of a building; the side of the building
adjacent to an internal lot line may be considered as an alternate location.
These areas shall be designed in a manner to minimize conflict among uses
and shall not interfere with other uses, such as snow storage. These areas
shall be screened with landscaping, enclosures, fencing or by the principal
building.

Staff Comments

Trash enclosures are located near building 3 and building 5 on the inside of a u-
shape layout of parking spaces and are screened from view by a charcoal-
colored concrete enclosure and Tannenbaum Pine trees. Staff raised a concern
that there was no mention as to the use of recycling, storage and accessibility
by the tenant. The Applicant revised the plans to show recycling containers in
the trash enclosures. Staff is satisfied that their concern was addressed.

The Commission expressed a concern that the Applicant provide a rendering of
the trash enclosure, which was provided.
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CONCRETE 'DUMPSTER' ENCLOSURE

The locations of the trash enclosures appear to be practical; however, a letter
from Clear Creek Disposal commenting on accessibility shall be provided. This
has been made a Condition of Approval.

O 17.06.080(A)1e e. Where alleys exist, or are planned, they shall be utilized for building
services.

Staff Comments | N/A, no alleys are proposed.

] 17.06.080(A)1f f.  Vending machines located on the exterior of a building shall not be visible
from any street.

Staff Comments | N/A, as no vending machines are proposed.

O] 17.06.080(A)1g g. On-site parking areas shall be located at the rear of the building and
screened from the street. Parking and access shall not be obstructed by
snow accumulation. (NOTE: If project is located in Airport West Subdivision,
certain standards may apply that are not listed here. See code for details.)

i Parking areas located within the SCI zoning district may be located
at the side or rear of the building.

iil. Parking areas may be considered at the side of buildings within the
B, LB, Tl and LI zoning districts provided a useable prominent
entrance is located on the front of the building and the parking
area is buffered from the sidewalk adjacent to the street.

Staff Comments | QOnsite parking is located in close proximity to each building. The buildings have
been located around the perimeter and in the center of the property, and
parking is between the buildings. Landscape will provide parking screening
from Woodside Blvd. Additional screening may be desired. The Applicant
provided a revised landscape plan that shows additional screening.

Snow storage is designated in the center landscaped area, and parking should
not be obstructed by snow accumulation. A revised snow storage plan is in the
works.

O 17.06.080(A)1h h.  Access to on-site parking shall be from the alley or, if the site is not serviced
by an alley, from a single approach to the street to confine
vehicular/pedestrian conflict to limited locations, allow more buffering of
the parking area and preserve the street frontage for pedestrian traffic.

Staff Comments | Thjs site is not serviced by an alley. Parking lot access is proposed in two
locations to allow for adequate vehicular flow in and out of the site given the
site’s long frontage along Woodside Blvd. Seven parking areas will share the
two access points.

O] 17.06.080(A)1i i.  Snow storage areas shall be provided on-site where practical and sited in a

manner that is accessible to all types of snow removal vehicles of a size that
can accommodate moderate areas of snow.
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Staff Comments | The site plan shows snow storage areas in the open space in the center of the
property. Management will restrict parking along the open space to allow for
snow storage access as necessary. A revised snow storage plan is in the works.

O O 17.06.080(A)1j j-  Snow storage areas shall not be less than 25% of the improved parking and
vehicle and pedestrian circulation areas.

Staff Comments | The cumulative paved area is approximately 31,900 square feet. The proposed
snow storage area | s approximately 27,485 square feet, which is in excess of
the 25% requirement.

Please refer to Section 17.06.080(A)1i for further detail.

O O 17.06.080(A)1k k. A designated snow storage area shall not have any dimension less than 10
feet.

Staff Comments | The proposed snow storage areas are in excess of the 10’ width requirement.

] ] 17.06.080(A)1I . Hauling of snow from downtown areas is permissible where other options
are not practical.

Staff Comments | N/A.

O] O] 17.06.080(A)1m m. Snow storage areas shall not impede parking spaces, vehicular and
pedestrian circulation or line of sight, loading areas, trash storage/pickup
areas, service areas or utilities.

Staff Comments | Snow storage areas do not impede site distance or vehicular and pedestrian
circulation areas.

O] O] 17.06.080(A)1n n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant
and resilient to heavy snow.

Staff Comments | Snow storage areas are shown in grass landscape areas.

2. Building Design: 17.06.080(A)2, items (a) thru (m)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
? O O 17.06.080(A)2a a. The proportion, size, shape and rooflines of new buildings shall be
compatible with surrounding buildings.
Staff Comments | The proposal is for multifamily buildings in the General Residential (GR) District,

where a variety of mostly single-family homes exist. The height of the rooftop is
28’-4-1/2”, which meets the zoned height limitations and is similar to other
single-family, two-story homes in the area, although the nearby homes are a
mixture of single-story and two-story homes. The nearest neighboring
multifamily structures are the Sunnyside Apartments, which are also two-story
buildings of a similar size and scale. The roof lines and shape of the buildings
are similar to the proposed Skyview Apartments. Adjacent single-family
residences, though smaller, are of similar size and have a similar feel to the
rooflines.
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17.06.080(A)2b

b. Standardized corporate building designs are prohibited.

Staff Comments

N/A, as this project is not a standardized corporate design.

17.06.080(A)2c

c. Atground level, building design shall emphasize human scale, be
pedestrian oriented and encourage human activity and interaction.

Staff Comments

The proposed buildings encourage human interaction by providing sidewalks
for pedestrian access to and around the site. Additionally, the building fronts
include windows of a variety of sizes and shapes to encourage human scale.

Each building also sees undulation and personal covered patio space to
encourage human activity and interaction. Outdoor common space in the form
of a large open play area is proposed in the center of the site, which has a u-
shape of buildings around it.

The Commission should discuss if there is sufficient emphasis on designing to
the human scale and encouraging human activity and interaction.

17.06.080(A)2d

d. The front fagade of buildings shall face the street and may include
design features such as windows, pedestrian entrances, building off-
sets, projections, architectural detailing, courtyards and change in
materials or similar features to create human scale and break up large
building surfaces and volumes.

Staff Comments

The street-facing building frontage includes windows, pedestrian entrances,
second floor popouts and architectural detailing with varying window sizes and
shapes and variable roof gable lines. Materials change from the ground level to
the upper floors.

That said, City Staff expressed concerned with how the development might look
from Woodside Blvd, its large facade of each of two buildings (Buildings 1 and
6) at the end of the U shape. City Staff suggests more undulation and variety in
the design features (and/or more welcoming landscape) of these facades facing
Woodside. The Applicant submitted revised building elevations (shown below)
in which four windows and gable end vents have been added to break up the
side elevations.
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The Commission should discuss if enough undulation and design features are
present.

O] 17.06.080(A)2e e. Any addition onto or renovation of an existing building shall be
designed to create a cohesive whole.
Staff Comments | N/A, as no future additions or renovations are planned.
? O 17.06.080(A)2f f.  All exterior walls of a building shall incorporate the use of varying
materials, textures and colors.
Staff Comments | A yariety of materials and two colors will provide texture on the exterior of the

structures. The exterior materials include vertical metal siding, scored stucco
and board and batten siding. The color scheme is made up of shades of white,
gray and charcoal. The Commission requested more variation in colors, in
particular, to change the black doors. The Applicant submitted revised building
renderings in which color has been added to the doors of each unit. Below is a
rendering with doors shown in “Red Theatre” paint. Each building has a
different color scheme for the doors.

o I e
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The Commission also expressed concern that the color scheme was too stark.
The Applicant provided a revised rendering to show a less stark color scheme
with grey added to the popouts.

A = —

The Commission requested that the Applicant provide a revised material sample
of the roof. The Applicant provided a revised sample of asphalt shingle.
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17.06.080(A)2g g. Exterior buildings colors and materials shall be integrated appropriately
into the architecture of the building and be harmonious within the
project and with surrounding buildings.

Staff Comments | The proposed exterior is a modern residential design. Though the adjacent
residential structures are more traditional, the exterior materials, windows and
roof line provide a residential feel to the structures.

Please refer to Section 17.06.080(A)2f for further detail.
? 17.06.080(A)2h h. Flat-roofed buildings over two stories in height shall incorporate roof
elements such as parapets, upper decks, balconies or other design
elements.

Staff Comments | Rooflines with a primary pitch of 12:6 and roof elements, such as gables and
window features are 12:4 and are proposed on all buildings, which are two
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stories in height. All buildings incorporate roof elements, such as gables and
window features to provide further interest and variety.

X?

17.06.080(A)2i

i.  All buildings shall minimize energy consumption by utilizing alternative
energy sources and/or passive solar techniques. At least three (3) of
the following techniques, or an approved alternative, shall be used to
improve energy cost savings and provide a more comfortable and
healthy living space:

i)  Solar Orientation. If there is a longer wall plane, it shall be placed
on an east-west axis. A building’s wall plane shall be oriented
within 30 degrees of true south.

ii) South facing windows with eave coverage. At least 40% of the
building’s total glazing surface shall be oriented to the south, with
roof overhang or awning coverage at the south.

iii) Double glazed windows.

iv) Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

vi) Alternative energy. Solar energy for electricity or water heating,
wind energy or another approved alternative shall be installed on-
site.

vii) Exterior light shelves. All windows on the southernmost facing side
of the building shall have external light shelves installed.

Staff Comments

The Applicant has stated that they plan to meet energy consumption by
incorporating/utilizing the following:

- Double glazed windows

- Windows with low-emissivity glazing (U-factor windows of 0.32 or
lower)

- The applicant will incorporate the above items and requests that
additional insulation (R-26 wall and R-60 ceiling) be an acceptable
alternative. The aforementioned insulation levels exceed the City’s
“Build Better Program” and the adopted building codes. City Staff
feels this is an acceptable alternative that minimizes energy
consumption by investing in a permanent feature of the building: the
envelope.

The Commission discussed if additional insulation is an acceptable alternative
to conserve energy and agreed with Staff that it is.

17.06.080(A)2j

j.  Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and
downspouts shall be provided over all walkways and entries to prevent
snow from falling directly onto adjacent sidewalks.

Staff Comments

Snow clips and gutters are proposed over entries and pedestrian walkways. In
addition, the roof is a 6:12 pitch covered in asphalt shingles, so snow is not
expected to slide.

17.06.080(A)2k

k. Downspouts and drains shall be located within landscape areas or other
appropriate locations where freezing will not create pedestrian hazards.

Staff Comments

Downspouts and drains will drain to landscape areas and away from buildings.

17.06.080(A)2l

. Vehicle canopies associated with gas stations, convenience stores or drive-
through facilities shall have a minimum roof pitch of 3/12 and be consistent
with the colors, material and architectural design used on the principal
building(s).

Staff Comments

N/A, as no vehicle canopies are proposed.

17.06.080(A)2m

m. A master plan for signage is required to ensure the design and location of
signs is compatible with the building design and compliance with Article 8.
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Staff Comments

N/A, as no signage is proposed at this time; therefore, a Master Sign Plan is not
required at this time.

3. Accessory Structures, Fences and Equipment/Utilities: 17.06.080(A)3, items (a) thru (i)

Compliant

Standards and Staff Comments

Yes

No

N/A

City Code

City Standards and Staff Comments

OJ

O

17.06.080(A)3a

a. Accessory structures shall be designed to be compatible with the
principal building(s).

Staff Comments

The proposed trash enclosures will be in character with the modern residential
building design. More detail as to their design may be needed. The Applicant
provided a revised rendering.

See 17.06.080(A)1d for more detail.

17.06.080(A)3b

b. Accessory structures shall be located at the rear of the property.

Staff Comments

Trash enclosures are located between buildings 2 and 6 as well as between
buildings 3 and 5 and are screened from view by concrete enclosure and
Rostrata Mugo Pine trees. Given the access and parking lot, the proposed trash
enclosure areas provide appropriate access for both the future residents and
refuse collectors.

17.06.080(A)3c

c. Walls and fences shall be constructed of materials compatible with
other materials used on the site.

Staff Comments

The proposed fencing is for 6’ tongue and grove white vinyl privacy fencing to
run along three perimeters that face residences (not the perimeter along
Woodside). The proposed fencing is consistent with the proposed building color
scheme.

X?

17.06.080(A)3d

d. Walls and fencing shall not dominate the buildings or the landscape.
Planting should be integrated with fencing in order to soften the visual
impact.

Staff Comments

The proposed fencing will be minimally visible from Woodside Blvd as it will be
blocked by the proposed buildings. The proposed landscaping along Woodside
Blvd will provide a buffer where it is visible. Please refer to Section
17.06.080(A)3c for further detail.

The Commission should discuss if the plantings are sufficiently integrated with
fencing to soften the visual impact. The Commission expressed a concern that
the Applicant add more landscaping between the buildings and the property
line and Woodside Blvd. The Applicant provided a revised landscape plan that
shows increased trees and plantings to provide more soften the visual impact of
the fencing.

17.06.080(A)3e

e. Allroof projections including, roof-mounted mechanical equipment,
such as heating and air conditioning units, but excluding solar panels
and Wind Energy Systems that have received a Conditional Use Permit,
shall be shielded and screened from view from the ground level of on-
site parking areas, adjacent public streets and adjacent properties.

Staff Comments

N/A

17.06.080(A)3f

f. The hardware associated with alternative energy sources shall be
incorporated into the building’s design and not detract from the
building and its surroundings.

Staff Comments

N/A

X2

17.06.080(A)3g

g. All ground-mounted mechanical equipment, including heating and air
conditioning units, and trash receptacle areas shall be adequately
screened from surrounding properties and streets by the use of a wall,
fence, or landscaping, or shall be enclosed within a building.
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Staff Comments

Heating and air conditioning will be located within the buildings. Two (2) trash
enclosures are proposed, which will be screened from view by Charcoal-colored
concrete enclosures and Rostrata Mugo Pine trees. The Commission should
discuss the appropriateness of the trash enclosure.

Transformer locations are not shown and shall be shown on the plans at final
design. The applicant is flexible about the location and will work with Idaho
Power on the location. The applicant will ensure that the transformers are
screened from the street.

17.06.080(A)3h h.  All service lines into the subject property shall be installed
underground.
Staff Comments | All service lines will be installed underground.
17.06.080(A)3i i.  Additional appurtenances shall not be located on existing utility poles.
Staff Comments | No appurtenances will be permitted on poles.

4. Landscaping:

17.06.080(A)4, items (a) thru (n)

Standards and Staff Comments

Yes

City Code

City Standards and Staff Comments

17.06.080(A)4a

a. Only drought tolerant plant species and/or xeriscape specific plant materials
shall be used, as specified by the Hailey Landscaping Manual or an approved
alternative.

Staff Comments

All species proposed are drought-tolerant where xeriscape is not proposed. See
Landscape Plan L — 1.0

And, the overall turf area is 42,288 square feet, which is less than originally
proposed. Staff encourages that turf make up less than 60% of the landscape
area, which conserves water and reduces maintenance. The Applicant revised
the Landscape Plan to show less turf.

17.06.080(A)4b

b. All plant species shall be hardy to the Zone 4 environment.

Staff Comments

The applicant confirmed that at a minimum, a temporary irrigation system that
fully operates for at least two complete growing seasons is required in order to
establish drought-tolerant plant species and/or xeriscape-specific plant
materials. Features that minimize water use, such as moisture sensors are
encouraged.

Staff suggested that moisture sensors be specified and installed not just
encouraged. The Commission recommended that the water sensors be
specified, and the locations will be brought to the meeting.

17.06.080(A)4c

c. At a minimum, a temporary irrigation system that fully operates for at least
two complete growing seasons is required in order to establish drought
tolerant plant species and/or xeriscape specific plant materials. Features
that minimize water use, such as moisture sensors, are encouraged.

Staff Comments

The Applicant says that the landscape area will be irrigated. The Irrigation Plan
to be reviewed and approved at final design.

X?

17.06.080(A)4d

d. Landscaped areas shall be planned as an integral part of the site with
consideration of the urban environment. A combination of trees shrubs,
vines, ground covers and ornamental grasses shall be used. New landscaped
areas having more than 10 trees, a minimum of 10% of the trees shall be at
least 4-inch caliper, 20% shall be at least 3-inch caliper, and 20% shall be at
least 2% inch caliper and a maximum of 20% of any single tree species may
be used in any landscape plan (excluding street trees). New planting areas
shall be designed to accommodate typical trees at maturity. Buildings
within the LI and SCI-1 zoning district are excluded from this standard.
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Staff Comments

Landscape Plan (L — 1.0) has been submitted, which shows 75 new trees to be
planted. There are no existing trees. Staff recommends that the Landscape Plan
be provided to the Arborist for review. This review and any recommendations
made by the Hailey Tree Committee shall be a Condition of Approval.

Please refer to Section 17.06.080(A)1b for further details.

O] 17.06.080(A)4e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be
provided to add color and interest to the outside of buildings in the LI and
SCI-I zoning districts.

Staff Comments | N/A, as the proposed project is located within the General Residential (GR) Zone
District.

O 17.06.080(A)4f f.  Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts
shall be designed with attention to the details of color, texture and form. A
variety of trees, shrubs, perennials, ground covers and seasonal plantings,
with different shapes and distinctive foliage, bark and flowers shall be used
in beds, planter boxes, pots, and/or hanging baskets.

Staff Comments | N/A, as the proposed project is located within the General Residential (GR) Zone
District.

O] 17.06.080(A)4g g. Storm water runoff should be retained on the site wherever possible and
used to irrigate plant materials.

Staff Comments | Storm water will be retained onsite. Runoff is proposed to drain into the open
space and infiltrate into the ground via surface infiltration and proposed
drywells.

O 17.06.080(A)4h h. A plan for maintenance of the landscaping areas is required to ensure that
the project appears in a well-maintained condition (i.e., all weeds and trash
removed, dead plant materials removed and replaced).

Staff Comments | The Applicant will be responsible for maintaining plant material in healthy
condition. Proposed landscaping will be maintained by the HOA.

O 17.06.080(A)4i i.  Retaining walls shall be designed to minimize their impact on the site and
the appearance of the site.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O 17.06.080(A)4j j-  Retaining walls shall be constructed of materials that are utilized elsewhere
on the site, or of natural or decorative materials.

Staff Comments | N/A as no retaining walls are proposed at this time.

O] 17.06.080(A)4k k. Retaining walls, where visible to the public and/or to residents or employees
of the project, shall be no higher than four feet or terraced with a three-foot
horizontal separation of walls.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O] 17.06.080(A)4l l.  Landscaping should be provided within or in front of extensive retaining
walls.

Staff Comments | N/A as no retaining walls are proposed at this time.

O] 17.06.080(A)4m m. Retaining walls over 24” high may require railings or planting buffers for
safety.

Staff Comments | N/A, as no retaining walls are proposed at this time.

O 17.06.080(A)4n n. Low retaining walls may be used for seating if capped with a surface of at
least 12 to 16 inches wide.

Staff Comments | N/A as no retaining walls are proposed at this time.

Additional Design Review Requirements for
Multi-Family within the City of Hailey
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1. Site Planning: 17.06.080(D)a, items (a) thru (c)

Compliant Standards and Staff Comments

Yes No | N/A | City Code City Standards and Staff Comments

X? O [ Od 17.06.080(D)1a | 1.Site Planning

a. The location of the buildings shall respond to the specific site conditions,
such as topography, street corners, open space and existing and planned
adjacent uses.

Staff Comments | The surrounding area sees a variety of single-family residences. The topography
is flat but near foothills.

That said, the density of this project is allowed, and each building is a four-plex,
which is larger than some single-family homes but less massive than a
multifamily project could be. The design has a residential feel.

The Commission has heard concerns from neighbors that the buildings are all
pushed to the perimeter. The Commission suggested re-orienting the buildings
to be more responsive to the surrounding single-family neighborhood, such as
moving one of the buildings into the central area. The Applicant considered this
but determined the negative impacts to the open space outweighed the small
additional rear setback for the perimeter buildings. The Commission then
suggested moving a second building into the central area. The Applicant
provided a revised building layout that shows two buildings in the central area
and allows more space along the perimeter. The Commission should discuss if
the buildings respond sufficiently to the adjacent uses.

0O O] 17.06.080(D)1b b. Site plans shall include convenient, attractive and interconnected pedestrian
system of sidewalks and shared pathways to reinforce pedestrian circulation
within a site.

Staff Comments | A perimeter sidewalk along Woodside is existing and the proposed sidewalk will
connect the two entrances to Woodside throughout the inside of the u-shaped
layout of buildings, which will help to connect and reinforce pedestrian
circulation within the site.

0O O] 17.06.080(D)1c c. Buildings shall be organized to maximize efficient pedestrian circulation and
create gathering spaces.

Staff Comments | Byijldings have been organized to maximize efficient site circulation. Site
circulation has been designed to keep vehicular access and parking to the public
street (Woodside Blvd) via a u-shape with two access points to Woodside Blvd.
A 6’-wide sidewalk is shown along the perimeter of the project on Woodside
Blvd, where pedestrian traffic can safely navigate the site and visit the
surrounding area. Gathering places appear to be minimal and are made up of a
large open play area in the center rear.

2. Building Design: 17.06.080(D)2, items (a) thru (b)

Compliant Standards and Staff Comments

X? O O] 17.06.080(D)2a a. Buildings shall incorporate massing, group lines and character that responds
to single-family homes. Buildings may also include the use of varying
materials, textures and colors to break up the bulk and mass of large
multifamily buildings. Front doors should be individual and visible from the
street. Windows should be residential in scale and thoughtfully placed to
provide for privacy and solar gain.
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Staff Comments | The buildings are consistent with the height of a two-story single-family home.
The overall mass of the 4-plex buildings is larger than surrounding single family
homes but uses varying materials, textures and colors to break up the bulk and
mass as well as reflect the character of single-family homes. The front doors
are individual and visible from the street. The use of a different color on the
front doors of each building adds variation. The windows are residential in
scale and appear to be thoughtfully placed. The windows on the front and rear
could compromise privacy but also provide valued daylight to the units. Solar
gain varies depending on the position of each building.

The Commission has heard concerns from neighbors that the buildings are all
pushed to the perimeter. The Commission suggested re-orienting the buildings
to be more responsive to the surrounding single-family neighborhood, such as
moving one of the buildings into the central area. The Applicant responded to a
second concern that two buildings be placed in the center and submitted a
revised building layout to this effect. The Commission should discuss if the
buildings respond sufficiently to incorporate massing, group lines and character
that responds to single-family homes.

O 17.06.080(D)2b b. At ground level, buildings shall present a setting that is visually pleasing to
the pedestrian and that encourages human activity and interaction.
Staff Comments | plegse refer to Section 17.06.080(A)2, items (a) thru (m) for further details.
17.06.060 Criteria.
A. The Commission or Hearing Examiner shall determine the following before approval is given:
1. The project does not jeopardize the health, safety or welfare of the public.
2. The project conforms to the applicable specifications outlined in the Design Review

Guidelines, as set forth herein, applicable requirements of the Zoning Title, and City
Standards.

B. Conditions. The Commission or Hearing Examiner may impose any condition deemed

necessary. The Commission or Hearing Examiner may also condition approval of a project
with subsequent review and/or approval by the Administrator or Planning Staff. Conditions
which may be attached include, but are not limited to those which will:

1.

ok whN

7.

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing and duration of development.

Assure that development and landscaping are maintained properly.

Require more restrictive standards than those generally found in the Zoning Title.

C.  Security. The applicant may, in lieu of actual construction of any required or approved

improvement, provide to the City such security as may be acceptable to the City, in a form and

in an amount equal to the cost of the engineering or design, materials and installation of the

improvements not previously installed by the applicant, plus fifty percent (50%), which
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security shall fully secure and guarantee completion of the required improvements within a
period of one (1) year from the date the security is provided.

1.

If any extension of the one-year period is granted by the City, each additional year, or
portion of each additional year, shall require an additional twenty percent (20%) to be
added to the amount of the original security initially provided.

In the event the improvements are not completely installed within one (1) year, or
upon the expiration of any approved extension, the City may, but is not obligated, to
apply the security to the completion of the improvements and complete construction
of the improvements.

The following Conditions of Approval are suggested to be placed on approval of this Application:

a) All applicable Fire Department and Building Department requirements shall be met.

b) Any change in use or occupancy type from that approved at time of issuance of Building
Permit may require additional improvements and/or approvals. Additional parking may also
be required upon subsequent change in use, in conformance with Hailey’s Zoning Ordinance
at the time of the new use.

c) All City infrastructure requirements shall be met. Detailed plans for all infrastructure to be
installed or improved at or adjacent to the site shall be submitted for Department Head
approval and shall meet City Standards where required. This includes:

Water lines under Woodside Boulevard should be insulated.

Services should be separated enough so that if there is a need to dig up a middle
service, it can be accessed without having to dig on top of other services.

If possible, water lines should be moved out of the asphalt to avoid winter freezing.
Two stop signs, one at each entry, shall be added.

The Applicant shall submit a traffic control plan and a pedestrian control plan, to be
approved before any construction starting.

No parking alongside Woodside will be permitted during construction and all
construction parking shall be constrained to inside the subject property.

All driveways in the right of way shall have conduit placed under them to allow sprinkler
system repairs.

All landscape areas shall be replanted and sprinkler system modifications shall be the
responsibility of the Applicant.

The Applicant needs to supply detailed drawings of the water connections and the road
shall be cut and the lines insulation as part of the building permit.

The Applicant needs to call out the typical curb section for right of way areas: Curb and
Gutter ISPWC SD-701 or SD-703 and Sidewalk ISPWC SD-709.

d) Encroachment permits will be needed for work in the right-of-way.
e) This Design Review approval is for the date the Findings of Fact are signed. The Planning &
Zoning Administrator has the authority to approve minor modifications to this project prior to
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and for the duration of a valid Building Permit.

f) The Applicant shall submit a letter from Clear Creek Disposal approving the accessibility of
the proposed trash enclosure.

g) All new and existing exterior lighting shall comply with the Outdoor Lighting Ordinance.

h) Except as otherwise provided, all the required improvements shall be constructed and
completed, or sufficient security provided as approved by the City Attorney, before a
Certificate of Occupancy can be issued.

i) The Applicant shall meet the requirements from Mountain Rides that the relocated bus stop: i)
be of the same, or better, quality than; ii) be of the same or larger footprint (area) than; and
i) include all of the amenities -- shelter, bench, signage, bike rack, "stub" sidewalk to street,
concrete pad -- as the currently existing (and to be relocated) bus stop.

i)  The Applicant shall submit a photometric plan for Staff review and approval prior to issuance of
the building permit.

k) The Applicant follow the applicable code for ADA parking, and the Building Official will review
the ADA parking at the time of the permit application.

Motion Language:

Approval: Motion to approve the Design Review Application by Tanner Investments, LLC on behalf of
Brant Tanner, represented by Galena Engineering, for amended Woodside Subdivision No. 25, located
at Block 86, E side of Woodside Blvd. btw Antelope Dr. and Baldy View Dr within General Residential
(GR) Zoning District, finding that the project does not jeopardize the health, safety or welfare of the
public and the project conforms to the applicable specifications outlined in the Design Review
Guidelines, applicable requirements of the Zoning Title, and City Standards, provided conditions (a)
through (k) are met.

Denial: Motion to deny the Design Review Application by Tanner Investments, LLC on behalf of Brant
Tanner, represented by Galena Engineering, for amended Woodside Subdivision No. 25, located at Block
86, E side of Woodside Blvd. btw Antelope Dr. and Baldy View Dr within General Residential (GR) Zoning
District, finding that [the Commission should cite which standards are not met
and provide the reason why each identified standard is not met].

Continuation: Motion to continue the public hearing to [Commission should specify a date].
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oR.

1 L OTHER RELATED Lee
1DAPA 560105, s c

FOR
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UTILITIES DEPARTMENT STANDARDS.
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WITH THE
AND THE PRESSURE TESTING,

DISINFECTION, AND MICROBIOLOGICAL TESTING PROCEDURES,
18.ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL BE ANSIINSF STD. 61 COMPLIANT.

10.ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED APPURTENANCES SHALL COMPLY WITH THE LOW LEAD ACT REQUIRING
'ALL MATERIALS TO HAVE A LEAD CONTENT EQUAL TO OR LESS THAT 0.25%.

USE ANSINSF DISINFECTION OF POTABLE

x
WATER MAIN,

2 ARE GENERALLY NoT FITTING, CLEANOUT, ETC.
REQUIRED FOR INSTALLATION. UTILITY CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE TEN STATES STANDARDS, CITY
OF HAILEY STANDARDS, THE UNIFORM AND ALL OTHER APPI

v oF O BE AWARE OF THESE STANDARDS.

\RE PER A SURVEY EnaENGINEERY

TOPOGRAPHIC EXISTED ON THE DATE

PARKING SUMMARY
REQUIRED PARKING: 36 SPACES (15 PER UNIT, 24 UNITS)
2 SPACES MAXIMUM

PROPOSED PARKING: 68 SPACES

CONSTRUCTION KEYNOTES
SITE IMPROVEMENTS

RETAIN AND RELOCATE EXISTING BUS STOP.
COORDINATE WITH MOUNTAIN RIDES.
RETAIN AND PROTECT EXISTING TRANSFORMER

RETAIN AND PROTECT EXISTING CONCRETE SIDEWALK.

APPROX. ADJACENT
STRUCTURE:

SAWCUT EXISTING EXISTING ASPHALT OR CONCRETE
TO PROVIDE FOR A CLEAN VERTICAL EDGE

CONSTRUCT CONCRETE CURB

a. ZERO REVEAL CURB AND GUTTER PER DETAIL 3, SHEET C2.

b, CURB TRANSITION PER DETAIL 3, SHEET C2
[ ], (tP).

CONSTRUCT ASPHALT DRIVEWAY / PARKING
AREA. SEE DETAIL 4, SHEET C2

CONSTRUCT CONCRETE SIDEWALK PER DETAIL 5,
HEET C2.

(S08)/NSTALL CROSS WALK STRIPING

(GR)NSTALL

MARKINGS

WIDE WHITE PARKING SPACE PAVEMENT

(NOT USED)

BUS STOP CONCRETE PAD TO MATCH EXISTING.
COORDINATE WITH MOUNTAIN RIDES FOR REQUIRES.
DIMENSIONS AND BIKE STORAGE AREA
REQUIREMENTS.

(SiZ) THICKENED EDGE SIDEWALK. SEE DETAIL 2, SHEET C3

U3

UTILITY IMPROVEMENTS

INSTALL DRYWELL PER DETAIL 8, SHEET C2

INSTALL 1.5" WATER SERVICE AND METER PER CITY
OF HAILEY DETAIL 18.14.010.8.3. SEE DETAIL 6, SHEET
€2. BORE UNDER WOODSIDE BLVD.

INSTALL SEWER SERVICE PER CITY OF HAILEY DETAIL
18.14.010.C.4. SEE DETAIL 7, SHEET C2.

INSTALL FIRE HYDRANT ASSEMBLY PER CITY OF HAILEY
DETAIL 18.14.010.8.2. SEE DETAIL 1, SHEET C3,

INSTALL CLEANOUT PER ISPWC SD-506A

AMENDED WOODSIDE SUBD. NO. 25

LOCATED WITHIN SECTION 15, T.2 N., R.18 E., B.M., CITY OF HAILEY, BLAINE COUNTY, IDAHO
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PLANT IMAGES

PLANT SCHEDULE
Gty Latin Namo Common Name Size Comments
TREES
a ACER PLATANOIDES NORWAY MAPLE 2/ CAL.
2 ACER PLATANOIDES ‘COLUMNAR' COLUMNAR NORWAY MAPLE 212" CAL.
19 ACER X 'AUTUMN BLAZE' AUTUMN BLAZE MAPLE ¥ caL,
3 CRATAEGUS AMBIGUA RUSSIAN HAWTHORN 8-10° MULTI-STEM (2 1/2° Cal..)
8  GYMNOCIADUS DIOICA KENTUCKY COFFEE TREE o caL,
10 QUERCUS ROBUR X BICOLOR REGAL PRINGE OAK 22" CAL.
3 SYRINGA RETICULATAVORY SILK' IVORY SILK TREE LILAC 212" CAL.
5 ABIES CONCOLOR WHITE FIR 10412 B&B
11 ABIES LASIOCARPA ARIZONICA CORKBARK FIR 76 BAR WHITE FIR 'OVERDAM REED GRASS
1 1 PINUS MUGO 'ROSTRATA ROSTRATA MUGO PINE 8-7' B&B
SHRUBS KENTUCKY COFFEE TREE
12 COTONEASTER LUCIDUS HEDGE COTONEASTER 5GAL.
36 RHAMNUS FRANGULA FINE LINE' FINE LINE BUCKTHORN 5 GAL. V) APRON (1-27) ONE COBBLE OVER WEED CLOTH
46 RHUS AROMATICA'GRO-LOW' GROLOW SUMAC 5GAL.
8 ROSAWOODSH WOOD'S ROSE 5GAL. WHITE FIR
GRASSES
106 CALAMAGROSTIS X ACUTIFLORA KARL FOERSTER  FOERSTERS FEATHER REED GRASS 1 GAL. PEKING HEDGE COTONEASTER
41 CALAMAGROSTIS X ACUTIFLORA ‘OVERDAM OVERDAM FEATHER REED GRASS 1GAL.
49 PANICUM VIRGATUM NORTHWIND® NORTHWIND SWITCH GRASS 1GAL. OLUMMAR NORWAY MAPLE
TURF GRASS IVORY SILK' JAPANESE TREE LILAC
(42288 SF) TOTAL LAWN AREA -
¢ ! (6') FENGE (SEE DETAIL) KEN. GOFFEE TREE
SEED MIX - (XERILAWN) WETEEIR:
PEKING HEDGE COTONEASTER

'KARL FOERSTER' REED GRASS

KENTUCKY COFFEE TREE
OPEN PLAY
CORKBARK FIR AREA

NORWAY MAPLE

'VORY SILK JAPANESE TREE LILAC
KARL FOERSTER' REED GRASS

'REGAL PRINCE' OAK
KARL FOERSTER' REED GRAS

ROSTRATA MUGO FINE
(1-2") RIVERSTONE COBBLE OVER WEED CLOTH

{10} POWER / DRAINAGE EASEMENT
RUSIAN HAWTHORN

i

DUMPSTER /

GORKBARK FIR
ASPHALT

DUMPSTER /

'OVERDAM' REED GRASS

KARL FOERSTER' REED
GRASS

IVORY SILK TREE LILAC

AUTUMN BLAZE' MAPLE FINE LINE BUCKTHORN

ASPHALT
GRO-LOW SUMAC

(10) SNOW REMOVAL EASEMENT ASPHALT

(5') POWER EASEMENT
'OVERDAM' REED GRASS

‘REGAL PRINCE' OAK

AUTUMN BLAZE MAPLE

FINE LINE BUCKTHORN
{2-10") RIVERSTONE COBBLE OVER WEED CLOTH

RUSSIAN HAWTHORN

‘KARL FOERSTER' REED GRASS

{2-107) RIVERSTONE COBBLE OVER WEED CLOTH

WOODSIDE BOULEVARD
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GENERAL NOTES:

oA Loe L TG START OF GO
2 GONTRACTOR TOVERIFY ALL CONDITIGNS IN THE FIELO FRIOR 10 START OF CONSTRUCTION,

3 INFORMATION SHOWN ON THE DRAWWGS IS RELATIVE T0 EXISTING CONDITIONS AND ARE BASED ON 05T
FRESENT KNOWLEDGE BT WITH o

v o reRSELY
AFFECTING THE DESIGNINTENT PRIOR TO PROCEEDING WITH WORK.
« TO0ETAM ALL A5 REOUIRED AND COMPLY WITHRULES AND

REGULATION OF JURISCICTICH GOVERNING THE WORK.

5 THE HOME DWNCR AND DT SIGHERICONSUL TAT SHALL BE MELD HARMLESS FOR INJURY ORDEATH TG
PERSONG O FOR DAMAGE TO PROPERTY GAUSEQ BY THE NEQLIGEHCE GF THE CONTRACTOR(S), AGENTIS),
EMPLOYEE(S). OR BLECONTRACTOR(S)

6L £3sFOR

7 EAGH CONTRAGTOR SHALL BE FoR WORKAND S,
DAMAGE AT CONTRAGTOR'S EXPENSE,
B LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING FXISTING PLANT MATERIALS WHICH
SHALLINSTALL ¢ TALL TEMPORAYY FENGE AT TREE
0 AR AREAS,

5 ALLDETAILS OF CONSTRUCTION, NOT DEFICIED I THESE RAWINGS, INCLUDING. BUTHNOT LIMITED 1,
GRADING, DRAIWAGE, WALLS. HARDSCARE, SOIL ANO PLANTING ARE v
OF THE SUBCONTRAGTOR.

10 CONTRACTOR TOVERIFY QUANTITIES OF AL LANGSGAPE MATERIALS NEEDED FOR PROVECT.

11 THIS PLAN ViAS PREFARED FOR THE EXPRESS USE OF THE CLIENT 4D I5 NOT TRANSFERABLE TO
OTHERS WITHOUT WHITTEN CONSENT OF IHE LANDSCAPE DESIGNER,

PLANTING NOTES:

Pt ALLFLANT MATERIALS SHALL DE TRUE TO HAME, SUBSTITUTIONS GUETO AVAILABILITY MUST
BE APPAGVTD) BY THE HOME CHVNER R LINDICARE CCHGNER I WRITING,

P2 PUANTLGGATIONS TOR NEW OR TRANSFLANTED TREES, SHRLIBS AND PERENNIALS 70 F
DETERMINED BY THE HOME OANER 0 LANDSCAPE DESKSER. STAKE AND LABEL LOCATIONS

ouTne TIFLE PLANTINGS,

3 VERIFY ALL EXISTING TREES, SHRUBS ANG OTHER VEGETATION TOREMAI N PLAGE ANY
TREES, SHRUBS OR OTHER YEGETATION 10 6€ RCMOVED ERTIRCLY OR RELOCATER 0N SITE
HAUST BE IDFNTIFIED ANDL AGGED BY LANDSCAPE DESINER PRIGR TG REWGVAL O
TRANSPLANTING,

Pet PRIDR TO PLANTING, CONTRAGTOR SHALL ACRATE ALL EXISTING 5085, DECOMPACTION DEFTH
SHALL BE ECUAL TO 0R GREATER DEPTHOF THE P .

Ps ALLEXISTING SO THAT ARE T BE USED £DR PLANTING WILL BE EVALUATED AHD APFROPHIATELY
AMENDED TO SUPPORT LT
‘GENERALLY. AMENDED SOILS SHOULO BE BLENDED: 6% BIOBGLIDS | 50% TOPSOIL.

P ALLDEGIDUGUS PLANT MATCRIALS MOVED IN FLLL LEAF ARE REGUIRED T0 B COVERED WITH TARPS
A5 HADLED AP ROFRIATEL'Y DURING TRANGSORTATION,

PT MAINTEANCE OF ALL PLANT MATERISLS STORED ON O OFF SITE THRGUGHOUT THE INSTALLATION
PHASE I5 THE S0LE RESPONSIDILITY OF THE LANDSCAFE CONTRACTOR.

P LANDSCAPE GONTRACTOR SHALL BE FIESPONSISLE FOR MAITAIMING PLANT MATERIAL TIIOUGHOUT
THE PROXECT

PG PLANT MATERIAL DBSERVATION. DESIGNER MAY OBSERVE PLANT MATERWAL EITHER AT PLACE OF
‘GROWTH OFL AT CONSTRUCTIGN SITE BEFORE PLANTING FOR COMPLISHCE WIT/ REQUIREMENTS FOR
GENUS, SPECIES, VARITFY. CULTIVAR: SUTE. AND GUALITY. FURTHERMGRE. AFSIGHER RETAINS THE RIGHT
16 GasERVE BALL SYSTEMS, PESTS, DISEASE
SYWITOMS, ILIURIES, AND LATENT DEFEC 5 AND 10 REJEGT UNSATISEACTORY OR DEFECTIVE MATERIAL
AT ANY TIAE DURING PROCRESS OF WORK.

P10 GARDEN BED FINISHED GRADE OF TOPSOIL SHALL GE APPROXIIATELY 3 112" BELOW ADJOINMG PAVED
SURFACES ALLOWING FOR 3° 0 MULGH T01BE FLACED ON T0F.

P11 TREES ANO SHRUSS: (NOIVIGUALLY PLANTED TRESS AND SHRUBS SHALL DE TOR DRESSED WITH 347

MULCHON TOP OF EXCAVATION. DAMAGED BRANCHES SHALL BE FRUNED.

AND APPROXIMATELY 171 OF PRO)
Pe12 50D AND SEEDED ARCAS, SEE P FOR GENERAL SOIL COMPOBITION. AREAS TODE S0D0CD 1. 16"
BELOW FINISHED ELEVATION

IRRIGATION NOTES:

H o IRRIGATE ALL WITH LNDERGROL PRINKLER SYSTEM,

12 SPRAY AND DRI ZONES TO DE DETERMINED ON SITE BY WATER FLOW AND PRESSURE.
ASWELL A5 VEGETATION ATGUIRFMENTS,

B3 ALL TLRF AREAS 10 BE 2ONED SEPARATE FROM HATURAL GRASS AREAS AND OTHER
VEGETATION TYPES.

4 ALL FLOWER CONTAINERS Off PLANTER DOXES TOHAVE SEPARATE ZGHES FOR DRIR
IRIGATICN,

[ IRRIGATION

5 ALLNEW GARDEN BEDS, TREES, AND SHRUBS T0 DE DFIP HRIGATED,

F7 GRAITE WEATHER MONITORING STATIONS CONNECTED T0 AN AUTOMATED IRRIGATION
CLOCK WITI1 AN EVAPOTRANSPIRATION MOGULE (WATER SENSCRS) T0 8 USED FOR
CONTROLLING ALL IRRIGATIGH ZONES.

b8 REFERTO IRAIGATION PLAN IF APPLICABLE.

7012 L

SAMPLE IMAGE FINISH GRADE
;9:. CDNCRETEPOST{TVF)ﬁ
TONGNE & GROOVE VINYL PRIVACY FENCE (6' X 8') SOALE v

110" L

124"

NOTE: CONCRETE COLOR - CHARCOAL

124"
500

50"

FINISH GRA|

TOP VIEW SIDE VIEW

CONCRETE 'DUMPSTER' ENCLOSURE

FRONT VIEW

SCALE - 112" =1-0"

DATE 5.11.2020
REVISED
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POTENTIAL

SNOW STORAGE SUMMARY

REQUIRED SNOW STORAGE: 25% OF IMPERVIOUS SURFACES
430,000 % 0.25 = 7,500 SF

SNOW STORAGE: 10,000 SF (SHOWN)

A SNOW STORAGE EXHIBIT FOR
AMENDED WOODSIDE SUBD. NO. 25
LOCATED WITHIN SECTION 15, T.2 N., R.18 E., B.M., CITY OF HAILEY, BLAINE COUNTY, IDAHO
PREPARED FOR TANNER CONSTRUCTION
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SKYVIEW BUILDING 1

AN RML DESIGN PROJECT

GENERAL NOTES

PROFESSIONALS

BUILDING INFORMATION

DRAWING INDEX

THE G L CONTRACTOR ASSUMES FULL RESPONSIBILITY TO VERFY THE
CoET o, D NG IoND, AN STRUCTURAL DETALS GF THE BUL DG, THe
CONTRACTOR ASSUIES FLL LIABILITY FOR ANY PROBLEMS THAT MAT ARice

RS OR OMISSIONS ON THESE PLANS. USE OF THESE
PLANS CoNBTTES, COmLIANCE U e ABOVE T8,

IT 18 THE DUTY CF THE GENERAL CONTRACTOR TO DISCOVER ANY POTENTIAL
ERRORS, OMISSIONS, OR INCONSISTENCIES IN THESE PLANS AND TO REQUEST A
SOLUTION OR CLARIFICATION BEFORE CONSTRUCTION BEGINS ON THIS PROJECT.

WORKIMANSHIP THROUGHOUT SHALL BE OF THE BEST QUALITY OF THE TRADE

INVOLVED AND THE GENERAL CONTRACTOR SHALL COORDINATE THE WORK. OF

THE VARIOUS TRADES TO EXPEDITE THE JOB IN A SMOOTH AND CONTINUOUS
ROCESS.

UNLESS OTHERUISE NOTED, ALL DETAILS, SECTIONS, AND NOTES SHOUN ON THE
CONTRACT DRAWINGS ARE INTENDED TO BE TYPICAL AND SHALL APFLY TO
SIMILAR CONDITIONS ELSEWHERE.

AL CHISGIONS OR CONFLICTS BETUEEN THE vARIOUS ELEVENTE OF ThE
CONTRACT DRAWNGS AND OR SPECIFICATIONS SHALL BE BROUGHT TO THE
STENTION OF THE ENGINEER BELORE FROCEEDNG LT AN LORK. VoL VED.
ALL CONSTRUCTION SHALL BE IN ACCORDANCE TO THE 2018  INTERNATIONAL
[RESIDENTIAL CODE

THE GENERAL
D T BAFETT N NG AROIND T OB BITE AND, GF ADIMCENT FROPERTIES.

TRACTOR AND/OR OWNER SHALL KEEP | OADS ON THE
CRlcURE TN THE L1175, OF T DESEN BOTH BURNG AN ATTER
CONSTRUCTION.

COMPLIANCE WITH CODES AND ORDINANCES GOVERNING THE WORK SHALL BE
IADE AND ENFORCED BY THE GENERAL CONTRAC

NOTE THAT ALL WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALE

NOTE THAT ALL FLAN VIEWS TAKE PRECEDENCE OVER ELEVATIONS AND
SECTIONS.

ALL MATERIALS, STSTEMS AND EGQUIFMENT SHALL BE INSTALLED IN ACCORDANCE
U THE MANLFACTURER' INSTALLATION INSTRICTIONS AND THE FROVIBIONS OF
THIS C

ALL INSTALLERS MUST BE APPROVED BY THE MANUFACTURER

DESIGNER

RML DESIGN
RANDALL M. LEWIS

1436 & LEGEND HILLS DRIVE

SUITE #2200
CLEARFIELD, UTAH, 84215
eo1-211-3121

ENGINEERS

PRICE ENGINEERING

KYLE PRICE
3671 N. HUY 126, SUITE N
FARR WEST, UTAH 84404
801-T11-0542

PRICE

ENGINEERING INC.

STRUCTURAL = CIVIL

CONTRACTOR

TANNER CONSTRUCTION

BRANT TANNER

PO BOX 353

HAILEY, IDAHO 3333
(202) 120-547e

OWNER
TANNER CONSTRUCTION

ADDRESS

LOT * 1
WOODSIDE SUBDIVISION %25, BLOCK 86
HAILEY, IDAHO

SQUARE FOOTAGE UNITS 1. 4 SQUARE FOOTAGE UNITS 2, 3

UPPER LEVEL 652 8Q. FT. UPPER LEVEL 528 SQ. FT.
MAIN LEVEL &12 5Q. FT. ™MAIN LEVEL 512 5@, FT.
TOTAL 1324 8Q. FT. TOTAL

LOWER LEVEL ~ N/A LOWER LEVEL  N/A
BONUS ROOM N/A BONUS ROOM N/A

GARAGE N/A GARAGE N/A

2042 Q. FT.

ANSAN AN A S AN NS

COVER SHEET

GENERAL NOTES

GENERAL NOTES

ELEVATIONS

ELEVATIONS

ELEVATIONS

ELEVATIONS

MAIN FLOOR PLAN

MAIN FLOOR WALL FRAMING PLAN
SECOND FLOOR PLAN

SECOND FLOOR FRAMING FLAN
HOUSE SECTION

SECTIONS ¢ DETAILS

SECTIONS 4 DETAILS

SECTIONS ¢ DETAILS

SECTIONS ¢ DETAILS

FOOTING / FOUNDATION PLAN
SECOND FLOOR FRAMING FPLAN
ROCF FRAMING PLAN
STRUCTURAL DETAILS
STRUCTURAL DETAILS
STRUCTURAL DETAILS

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION

R DESIGN MANTAING THE
NTELLECTUAL RigHe 10 THls

wzn A% ST
UCED OR COP\E[: Wteour

T EPres6en ot

CREETEE TN,

UNDER FENALTY CF PROSECUTION

use
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(ot R il TATESAD

© ALL RIGHTS RESERVED
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LIGHT AND VENTILATION NOTES

L AL HamITABLE ROOMS SHALL HAVE AN Acarecats
RCENT OF THE FLOOR

= NAMRAL VT AT st B
OUVERS OR OTHER APPROVED

FERCENT OF THE FLOOR AREA BEING VENTILATED.

2.THE GLAZED AREAS NEED NOT BE OFENABLE UHERE THE

OPENING 18 NOT REQUIRED BT SECTION R3I0 AND AN
AFTIROVED MECHANCAL VENTILATION SYSTENT IS NSTALLED
IN ACCORDANCE WITH |

3.THE GLAZED AREAS NEED NOT BE INSTALLED N ROO
UERE EXGEPTION ONE ABOVE 16 BATIEHED AN ARHF\CVAL
IDED CAPABLE OF PRODI
\LLDMVNAT\ON OF 6 FOOTCANDLES (65 Do) R T s
HEIGHT OF 30" (T62MM) ABOVE THE
s

4BATHROONMS, WATER CLOSET COMPARTMENTS AND OTHER
SIMILAR ROOMS SHALL BE PROVIDED WITH AGGREGATE

GLAZING AREA IN WINDOW OF NOT LESS THAN THREE SQUARE
FEET, ONE-HALF OF WHICH MIUST BE OFENABLE.

5.THE GLAZED AREA SHALL NOT BE REQUIRED UHERE
ARTFICIAL LGHT AND A MECHANCAL VENTILATION eveTent
A5 PROVIDED. THE MINMUM VENTILATION RATES BUAll B
T A7) rom NTEREITTENT VAT
T Do) Fom con IS ENTATIOR, VENTATION A
FROM THE SPACE SHALL BE EXHAUSTED DIRECTLY TO THE
OUTSIDE.

6.ALL INTERIOR AND EXTERIOR STAIRWATS SHALL BE
FROVIDED U & ME&NS TO ILLIMINATE T STARS,
INCLUDING THE LANDINGS
ST ARA o BRATL BE SROVDED T AN ARHF\C\AL Hawt
SOURCE LOCATED N THE MTEDIATE VIENITY oF

RUAT. FOR INTERIOR srAVRS o

RIS A LIS SAURCES S BE £A
ARG TREADE o> LaBNGS 10 LEvELs NoT LESS
T T THE CENTER OF

THE MMEDIATE VICINITY OF THE BOTTOM LANDING OF THE
STAIRUAT.

AN ARTIFICIAL LIGHT SOURCE 16 NOT REQUIRED AT THE TOP
BOTTOM LANDING, PROVIDED AN ARTIFICIAL LIGHT
BOURCE 16 LOCATED DIRECTLY OVER EACH EralmilaY

BUHERE LIGHTNG OUTLETS Ak INSTALLED N NTERIOR
STAIRWATYS, THERE SHALL BE A WALL SWITCH AT EACH
FLooR | To cmmaoL THE LIGHTING CUTLET WHERE THE
IORE RISERS. THE ILLUMINATICN OF
TR Sramuars AT B GOl LD TR Mo
THE DWELLING UNIT.

GLASS & GLAZING NOTES

| LSAFETY GLASS (ENTERED) SHALL B USED N ALL
ZA LOCATIONS. THE FOLLOWING SHAL|
OROTERED SoELE HATARD S LOCATNS FoR THE
FURPOSE OF GLAZING:

- GLAZING IN 6UINGING DOORS EXCEPT JALOUSIES.

- GLAZNG IN FIXED AND SLIDING PANELS OF SLIDING DOOR
ABCERBLIES N0 SANELE N 6LIDING AND BFoLD

ClLoSET DoOK: AssErmL i
“GLAZNG N &

ELAINE N A T RaeD suieine poors

- GLAZNG IN DOORS AND ENCLOSURES FOR HOT TUBS,
WHIRL

msu MM) MEAEURED ERCAN s Abave Mir St om

(-LAZ\N:: \N AN VNDMDDAL FIXED OR OFERABLE PANEL
HERE TUE NEAREST VERTICAL EDGE
(SN & 20N (10 TR 2 OF TR o
CLOSD PoBIoN A WHOSE oTIoN EBar 18 Lsee THAN
60 INCHES ( 1524 MM) ABOVE THE FLOCR OR WAL

2GLAING N & NDIVIDUAL FED OF OPERABLE PANEL
OTHER THAN THOSE TIONS DESCRISED ABOVE THAT
VTS AL OF T oL ou oD

T e Ot AR O S\ NBIVIBUAL BANE LARGER THAN @
S (e )

32 BOTTOM EDGE LESS THAN 18 INCHES (457 MM) ABOVE
THE FLOOR.

33 TOF EDGE MORE THAN 36 INCHES (314 MM) ABOVE THE
FLoor.

34  ONE OR MORE WALKING SURFACES WITHIN 36 INCHES (24
M) HORIZONTALLY CF THE GLAZING.

4L GLATING N RALINGS REGARDLESS OF AN AZEA OF
HEIGH SURFACE. INCLUDED ARE

TR, DAL UBTES FANELS AND NONBTRUZTORAL INFILL

PANELS.

4LAZNG N UALLE AND FENCES ENCLOBING NDOOR A

P N

(1524 MM) ABOVE A WALKING SURFACE AND

(524 T HORIZONTALLY oF
L T LT AT A 76 A} FaEs N Mo e

e
BGLAZING ADJACENT TO STAIRWATS, LANDINGS AND RAMPS
WHLIN 22 NCHES (314 M) HORIZONTALLT OF 4 UALKING

SURFACE WHE ACE OF THE GLASS 15
PSS TN £ NS (2ad D Ao THE AN o THE
ADJACENT WALKING SURFACE.

©,SLAZING ADUACENT 10 STAIRUATS TN 60 NCLES (1524
M) HORIZONTALLY CF THE BOTT¢ STAIRUAT
N A DIRECTION W THE o0 SR aCE OF T

£95 THAN 60 INGHES (1524 [T) ADOVE THE NoBE
SR e

FOUNDATION DRAINAGE NOTES

| DRANS SHALL BE PROVIDED AROUND ALL CONCRETE OR
MASONRY FOUNDATIONS THAT RETAIN EARTH AND ENCLOSE
ABLE OR USA: PACE! TED BELOW GRAD

THE OPEN JOINTS CF DRAIN TILES SHALL BE PROTECTE!
UITH STRISB OF BULDING PAPER AND TUE DRANACE ks
RTORATED PIPE SHALL B2 PLACED ON 4 FINIMUT oF
NS O AL ISHED ROCK AT LEAST
ONE SIEVE SiZE LAEC.ER R TETHE Jon: reine on
THE PERFORATION ON COVERED WITH NOT LESS THAN &
NEHES T Gave AR
DRAINAGE STSTEM I3 NOT REQUIRED WHEN THE
OROATIN 9 INSTALLED O BoLL DRANED SROUND OR
SAND-GRAVEL MIXTURE 8016 ACCORDING TO T UNIFIED
SOIL CLASSFICATION SYSTEM,

7. SURFACE PIRANAGE SHALL BE DIVERTED 1O 4 STORH

\TIoN WALLS. THE £ SHA
O T S T mst o PET (340 1HY)

PLUMBING NOTES

LFUEL-FIRED UATER HEATERS SHALL NOT B NSTALLED N &
[ROTT1 USED 45 4 STORAGE CLOTET. UATER [EATERS
LOCATED N & BEPROOM OR BATROOM SHALL B
ALLED N A SEALED ENCL SRS 50 THAT SOmBUSTION
LR W ROT B TAKEN RO Tk LIvAes SPAGE
INSTALLATION OF DIRECT-VENT WATER HEATERS WITHIN AN
ENCLOSURE US NOT REQUIRED.

2 ULERE 4 STORAGE TANC-TYDE WATER LEATER O 4 UOT
UATER STORAGE TANC 18 INSTALLED IN 4 LOCATION UHeRE
WATER LEAKAGE FROM THE T, DAMAGE,
TANK SHALL BE NSTALLED N w 2 GALVAN\E SPEEL P,
HAVING A MATERIAL v (OB, 24
B G TR F v AT ROVED T 8ok Cob. LIS
PANS SHALL COMPLY WITH CSA LC3.

2140 UATER PIPING DRANAGE TRARS SHALL OE FLACED N
UALLS UHICH ARE EXPOBED TO OUTSIDE AR THIS
INCLUDES, BUT 6 NGT LIITED T, INVEATED GARAGES AND
ATTIC WALLS.

4WATER SOFTENER DRANAGE OUTLETS SHALL BE CONNECTED
TO THE BUILDING DRAINAGE SYSTEM THROUGH AIR GAPS.

BELUMEING ¥ENTS SHALL TERMINATE &7 LEAST 3 FEET ASOVE,
10 FEET AWAY FRCM, OR 4 FEET BELOW AN OFENABLE
UNDOW, DOOR, OR AIR INTAKE OFENNGS.

&N SEI8MIC DESIGN CATEGORIES DO, D) B2, 4
a
N SEIGRIC DESIGN CATEGORY G, UATER HEATERS SHALL BE
ANCHORED OR STRAPFED IN THE UFPER ONE-THIRD AND
REBi6T 4

CPERATNG Ut oF T YHE WATER HEA‘V‘ER Acms L

HORIZONTAL DIRECTION, O E with

N AP AR REC T ENDATIENS, ANTAN
4" CLEARANCE ABOVE CONTROLS FOR LOWER STRAP

1. BACKFLOW PREVENTERS SHALL NOT BE LOCATED IN AREAS
SUBLECT 1O FREEZING EXCRET UMERE THET CAN BE
TIOVED BY MEANS OF INIONS, OR ARE PROTECTED BY
hAAC AR

8. INDIVIDUALLY INSULATE ALL PLUMBING, WATER AND DRAN
[NES N AL ASEAS SUBJECT TO FREEZNG, EXTERIOR
WALLS, ATTICS, Ci SPACES, GARAGH
VALTS GINES Srevies Pres sant oe et
LESS THAN 12" DEEP AND NOT LESS THAN &' BELCW THE
FROST LINE

2 CONGEALED 8L JOINT FIXTURE COMIECTIONS 8HALL B
EROVIDED WITH 4N ACCESS PANEL TO THE UTILIY AREA
i e A VNI RGN G 17 oG, T ACCRSs
PANEL 15 NOT REQUIRED WHEN THE JOINTS ARE MADE BY
ECTEUNG, SOLDERING, OR SOLVENT CEMENTING TO MAKE 4
SOLID CONNES

1. IN LOCALITIES HAVING A WINTER DESIGN TEMPERATURE OF
32F (2°C) OR LOUER AS SHOWN IN TABLE R30I2(1) CF THIS
c IPE 3 T

AND NOT LESS THAN & INCHES (182 M) BELOW THE FROST
LiNE.

NIOPEN VENT FISED THAT SXTEND THROUGH 4 ROOF GHALL B8
TERMINATED AT LEAST & INCHES (152 MM) ABOVE THE ROOF
O 6 NCEES (15 T ABVE ToE ANTICIEATED SN
ACCUMILATION UHCHEVER I8 GREATIR ExXCERT THAT
ROCK IS TO BE USED FOR ANT PUSEOSE OTHER
TN AR FROTECTION, T Ve ETENSIoN SAL mE
RUN AT LEAST 1 FEET (2134 MM) ABOVE THE ROOF.

WHERE THE 915 FPERCENT VALUE FOR OUTSIDE DESIGN
TECERATURE 6 © DEGREES PANENAEN (-6 DEGREES
o) OR LEse £Vl

VAL sHALL o A TN Cr 2 NLES 26 1) N
Dt NCREAE N T S12E G TN VAT BHALL
L T iaDe INOIDE THE STRUCTURE A HINIUM O | REoT (365
MM) BELOW THE ROOF OR INSIDE THE WALL-

13 ALL SHOWER DOOR OFENINGS SHALL HAVE A MINIMUM OF
22" CLEAR AND UNOESTRUCTED FINISHED WITDTH WITH THE

PLUMBING NOTES CONT.

14, THE INGTURE o EACH VENT PIPE WITH THE =oor Live
E MADE WATER TIGHT BY AN Af FLASHING.

TNE L aIoNS N LALLS D SOn e Sl L PE TIAPE
WATER TIGHT BY CAULKING.

1B. VENT TERMINALS SHALL NOT BE USED AS A FLAG POLE OR
10 SUPPORT FLAG FOLEE, Ty AERIALE, OR BIMLAR ITEre,
UHEN THE PIPING HAS BEEN

16 NDIVIDUAL SHOUER 4ND TUB/SHOLER COMBINATION
VALVES SHALL BE EQUIPFED UITH CONTROL VAL VES OF THE
PRESOUSE- BALANCE THERIOSTATICHbXNG OR

MIXING:

YALVE TYFES Ty & HiGH LT prilgeAblnv N
2565 ol O CoA BIIbI W HiGw LIMIT oTom 6Ll
SET TO LIMIT WATEF RATURE TO A MAXIMUM OF 120
PECREES FARLLET (49 DE G CEL BBy Ne L
THERMOSTATIC VALVES SHALL NOT BE USED FOR
COMPLIANCE UITH THIS SECTION.

IITHE HOT WATER SUSELIED 1O BATHTUSS AND UNIRLEOOL
BATHILES SHALL BE LIMIED 10 & HAXMUM TEERATURE
CF 120 DEGRERS FAWREMLET (42 DEGREES CELOS) BY A

UATER TEMIERATURE-LIMITING PEVICE THAT CONORMS 10
4552 10710 o B4 DizB3, EXCERT Ui
LT o STMERITE PROVIDED Dt 4 COMBNATION
TR SHGUER VAVE N ACEORDANCE U 1RE,

18,4 ITEANS FOR CONTROLLING INCREASED RESSURE CalSeD
THERMAL EXPANSION SHALL BE PROVIDED WHERE
R GUIRED N ACEORDANCE W 1RE.

12, FOR WATER SERVIGE STOTEM SIZES U 10 AND INCLUDING 2
INCHES (51 M), A DEVICE Ft
SHaLl BE NSTALLED Uk mHERE EEcAueE S
DOUNSTREAM SIDE OF A
R SSire RebG VALV ErcErre TE
PRESSURE -REDUCING VALVE SETTING.

BOUHERE A BACKFLOU SREVENTION DEVICE, CHECK vALVE,
THER DEVICE 16 NSTALLED ON 4 UATER U=l Y
et LG & WATE
THar THERMAL e S
K BEUCE FAR CoNT, LN ERESSIRE sHALL
e NeTaLes

7LFIBER-CETENT FIBERMAT RENECRCED CEMENTITIONS

BACKE] , GLASS B FBER-
R OmetD oo BACKERS N EOTE SNCE Wt AT

C 1288, C 1325, CIB OR C 1718, RESFECTIVELT, AND

INSTALLED IN ACCORDANCE WITH nANuFAcmzza
COMMENDATIONS SHALL BE USED A6 BACKERS FOR WALL

e N TOB AND Bhouts AoEAs AN s aneLe

SHOUER AREAS

73, TRAS SHALL UAYE A LIGUD SEAL NOT LEGS THan 7
NCrES (51 M) A HAN 4 INCHES (12 MM).

S Fom Py COR DRANS SxiaLL BE HTTED U 4 TRAR
RIS O SHALL L OF T DEED SEAL DESIEA TRAR
oA TRITER VALVES SHALL CONECT 10 THE TRAR AT A

PONT AROVE THE LEVEL OF THE TRAP SEAL

22, 8ILLCOCKS, HOSE BIBBS, WALL HTRDRANTS AND OTHER
OPENINGS WITH A HOSE CONNECTION SHALL BE PROTECTED
BY AN ATMOBPHERIC-TYPE OR PRESEURE-TTPE VACLUM
BRRAKER O 4 FERANENTLT ATTACHED HOSE
CONNECTION VACUIM BREAKES

24FURE VALVES UHEN INSTALLED, SHALL BE LOCATED
EITHER AT THE FIXTURE OR AT THE MANIFOLD: IF VALVES
R RSTALLED A1 ToE TaNROLD, TR SHALL % LickLED
INDICATING THE FIXTURE SERVICED

25 AL vES B ING NDVIDUAL FhURES AmPLIaNCES,
RISERS AN: S SHALL BE PROVIDED WITH ACCESS,
a VNDNVDUAL sumoﬁ: VALVE SHALL BE REQUIRED ON THE

PIPE TO EACH PLUMBING FIXTURE OTHER
ot e N AN ey

26, ACCES6 PANEL OPENINGS FOR JETTED TUB FUMPS OF
TISTORS MuST BE 6" x 18" WHERE EQUIETIENT 19 Toeireo
CCESS OPENG AND 12" X 12" IF
sucu EGM\PMENT o s T Tl T P htres
2. COPPER TYFE FIFE 15 REQUIRED FOR WATER SERVICE

28.PROVIDE BACKFLOW FREVENTION DEVICE FOR BASEMENT
DRANAGES

TRUHERE THE FLOOD LEVEL RIS OF PLUMBING FDIURED AR

PSTREAN MANHOLE COVER INTHE FUBLIC SEUER
Pl At A h v

3OINSTALL NON-FREEZE TYPE BACKFLOW PREVENTER HOSE
=
MAXIMUM FLOW RATES ARE AS FOLLOWS

[AVATORY FALCETS 22 GF AT eoPel
22 FlAlBe

s

El

[FOLET - L6 GALLONS FER FLUSH

SHOuER O BE PROVIDED.
2 rEmOR WATER AND GAS NG 1 10 BE BONDED 48
PER IRC R26086 AND R3622T

GARAGE FRAMING NOTES

I THE HEIGHT OF THE FRAMED UALL FDICATED FOR TLE
ARAGE REFERENCES THE FINISHED MAIN FLOOR AND NOT
e LITERAL HEIGHT OF THE UALL FROT THE FOINDATION
WALL OF THE GARAGE. TWE LITERAL WALL WOULD BE
TYPICALLY TALLER THAN THE HEIGHT NOTED.

NG, AL HEIGHT NDICATION 19 GIVEN, T 18 ASUMED T
THE T e L uos itk e Tom
SEIEN MALL O TN o T UG L osear 70
THE GARAGE

THE DESIGNATION AFF. INDICATES ABOVE THE FINISHED MAN
FLoor

ELECTRICAL NOTES

1. UNDERGROUND ELECTRICAL SERVICES SHALL BE
INSTALLED IN 3 INCH RIGID RISER WITH 3 INCH RIGID ELBOW
ATTAGHED 10 2 NCH VT BLECTRICAL PUCT 10 WTLIN |

PEDESTAL AND BURIED A FIKILE CF 18 NEVE:
ity

OVERHEAD ELECTRICAL SERVICES SHALL BE INSTALLED IN
P > el I STERL B ECTRCAL CoNbUT AT
RANCES.

2 FROVIDE AN LLTER GROND THERE 19 TO BE A METALLIC

) CF BARE
ORNOT SMALLER THANNO. 4 SHALL B
SonooERED A ERONONG ELre
2R SeALL BE PEERTIED 10 BE BONDED TOMETER
BTE UATTIE s GR OT-ER EHECTIVE MEANS,

4. ALL BATHROOM RECERTICLES ARE GRCI PROTECTED.

B 4RI PROTEGT ALL 110 vOLT SNALE PHAGE, 5 N 20
AP BRANCH CIRCUTS NSTALLED N BEDRICMS, KITCHENS,
AND CRNDr AmE b, Tl NELPES Nl BUAL BRaN
oo Grtute:

GALL 125 VOLT, SINGLE FHASE, [5- ¢ 20- AMPERE
SECETTAC b SHALL WavE SROUND-FAULT
CIRCUIT-INTERRLE TECTION FOR PERSONNEL
NeTALLED N R FoLLcm!Na LocATions: BaTRooH

ACLES, GARAGH CESSORY BUILDNG
SECEETAG Ee, CUToo0n RECRETACLES craul erace
SECECTACLES, UN'NISHED BASENENT

N RECERTACLED: AND LANDRT WY, KD BAR
ety

T STIOKE ALARS SHALL BE INSTALLED N THE FoLLOUNG
IN EACH SLEEFING ROOM, OUTS

ALARM WILL ACTIVATE ALL OF THE ALARMS N THE

ONE
RoDuAL

MOKE ALARMS SHALL BE LISTED IN ACCORDA}
Bt i o INSTALLED IN ACCORDANCE WTH T

PROVISIONS OF THIS CODE AND THE HOUSEHOLD FIRE
e T ERbuisIons o Nema .

2 UTAH STATE AMENDHMENT REGUIRES CAREON MoNoXIDE
HABITABLE LEVEL CF DWELLING
PR WITe HUEL BURNGS APFL TANGES. CARBON
MONOXIDE DETECTORS ARE TO BE COMBINATION UNITS
WRED N SRS U/ SHOKE DETECTORS. THET WL B
/ARD WIRED WITH BATTERY BACK Uf
o7

ALL BLECTRICAL RECEFTACLE® AND BUITCHES BHALL
EE AT LEAST I8 INCHES ABOVE TH
CERACE O M AN OO AT ACCRES DMLY FRom THE

1L A CLEAR WORK AREA AT LEAST 36 INCHES DEEF ¢ 30
INCHES WIDE SHALL EXIST N FRONT OF THE POWER FPANEL.

1ZAPPLIANCES WAVING AN IGNITION SCURCE 81,
ELEVATED SUCH THAT THE SOURCE OF IGNITION IS NOT
LESS THAN I INCHES ABOVE THE FLOOR IN GARAGES.

I3WALL BCONCE LIGHTS ARE TO BE A MNIMUM OF 84"
ABOVE FINISHED FLOOR LEVEL

14N THE KITCHEN, PANTRY, BIREAKFAST ROCM, DI
OO OR SIMILAR ATEA CF A DUELLING INT, ToE Tuo or
MORE 20- AMPRE SMALL - APPLIANCE BRANCH CIRCUITE
FEGUIED BY SECTION E31252 SHALL SERVE ALL o
AND FLOOR RECEPTACLE OUTLETS COVERED

SECTIONS E45017 AND E501A AND THOGE RECECTACLE

CUTLETS PROVIDED FOR REFRIGERATION APFLIANCES.

IN ADDITION TO THE REQUIRED RECEFTACLES SFECFIED
B SECTIONS E390l) nD 39012 SUITCHED RECERTACLES
SUFFLIED FROM OSE BRANCH CIRCUIT
2 DN N S TN EHns, EXCEON T SHALL
PERMITTED.

THE RECEPTACLE CUTLET FOR REFRIGERATICN
APPLIANCES SHALL BE FERMITTED TO Bi BURPLIED FROM
AN INDIVIDUAL BRANCH CIRCUIT RATED AT 15 AMPERES OR
GREATER

MORE EMALL-APPLIANCE BRANCH CIRCUITS
SPECVF\ED IN SECTION 33013 SHALL SERVE NO OTHEY

INSIDE OR QUTSIDE OF A DUELLING SHALL BE LISTED TAMPER
RESISTANT

15, ENGURE SOKE AND CARBON MONOXIDE DETECTORS
RECIEVE FOUER FROM A BEDROCM CIRCU)

T A RECEFTACLE OUTLET SHALL B NSTALLED AT £AGH
WALL COUNTEf (305 1) OR W
RECERTACE DT ET8 Srl] BE NOTALTED 80 JHAT NG
FOINT ALONG THE UALL LINE 16 ORE THAN 24 INCHES (610
MEASURED HORIZONTALLY FROM A RECERTACLE
LT T SR

BECEFTACLE QUTLETS SHALL NOT BE REGUIRED ON A
WALL DIRECTLY BEHIND OUNTER-MOUNTED.

oK T R SR e NaTAL CATIoN DESERBED IN
FIGURE E39014]

ELECTRICAL NOTES CONT.

T T LEAST ONE REGETTACLE OUTLET SHALL B
NSTALLED AT EAEK [SLAND COUNTERTOR SRACE WITH A
P DRI 6 14 Nodta (616 1) O AT AD
A SHORT DIMENSION OF 12 INCHES (305 M) OR GREATER.

RECEPTACLE OUTLETS 8WALL BE LOCATED NOT
PrioRe T 26 NEVES (O a1y Aae
L AL

WORK SURFACES OR
£ CUTLETS RENDERED NOT
PPLIAN

RAGES, SINKS OR RANGETORS AS

AEDden N ExcePTIoN 16 TG, O

APPLIANCES OCCUPYING DEDICATED SPACE SHALL NOT
BE CONSIDERED AS THESE REQUIRED OUTLETS.

RECEPTACLE CUTLETS SHALL B PERMITTED T
TIOINTED NOT HORE TuAN 1 NCLES (308 FH) BELOW THE
COINTERTOR. N CONSTRUCTION DESIGNED FO I
PHYSICALLY IMPAIRED AND FOR IBLAND AND PENINSULAR

CONTERTOPS UERE THE wuNrER'roF 1S FLAT ACROSS
TS ENTIRE surack HERE ARE NO MEANS TO MOUNT
Ptaileche ey w NEnEe (o1 1) ABOYE T
COUNTERYOF SUCH 45 IN AN OVERHEAD CABNET

CEFTACLES MCUNTED BELOW THE COUNTERTOR N
CRDANCE WITH THS EXCEFTION Fariighiyt

TR Kt it Comienton BTENe ORE THaN &
RETEs o3 M1 ERYOND 18 SOt BAsE

13, CORD-CONNECTED LIMINAIRES, CHAN-, CABLE-, OR
CORD-SUSFENDED LIMINAIRES LiaiTNG TRACK,
PENDANTS, AND CEILING- SUSFENDED (PADDLE) FANS
SHALL NOT HAVE 40T PARTS LOCATED WITWIN & ZoNE:
FEASURED 5 FLET (914 1) HORIZONTAL|
(2438 MM vERTICALLY FROM 145 TOF &5 EAMTUE R
\CUER STALL mnzsum.n 118 2k
RSB AND ML UDES THE ZoNE DIRECT Y ovER
ST o SoirR. Lirmares LOCATED N TS Z0NE
SHALL BE LISTED For DAM LocAT)
SUBJECT T SHOUER SFRAT, SHALL fat-Rest
Tione,

20. PROVIDE BUBBLE COVERINGS CN ALL EXTERIOR
CUTLETS.

21 ALL B5-VOLT, 15 AND 20 AMP RECEPTACLES
INSTALLED INSIDE OR CUTSIDE CF A DUELLING SHALL BE
LISTED A8 TAMPER REBISTANT RECERTACLES.

72, UHERE T OF MORE NON-METALLIC SHEATHED CABLES
(ROME) ARE NSTALLED TOGETIER N
UTHOUT MANTANNG SPACE BTl
OPENING THET ARE NemLLEu N re FVLLED e
RSN, FOA NEALATION o FES
[evwsietatraliivoniat e iticatia iy
24 AL LIGHTNG OVER TUBES O SHOUERS MUST BE SUTABLE
WET OR DAMP LOCATIONS.
25 CLOQET LIGHTING 18 TO COMPLY WITH IRC E400312
26. CEILING FAN BOXES SHALL B LISTE FOR THIS FURFOSE

e LAUNDRY AREA REQUIRES A DEDICATED 20 AMP GF|
ECTED RECERTACLE CIRCUIT WITH T8 RESET IN A
oCAT

20 AMP BRANCH CIRCUIT SHALL BE
PROVIDED TO SUFPLY BATHROOM RECEFTACLE OUTLET(S).
SUCH CIRCUITS BHALL HAVE NO OTHER OUTLETS.

30. A MINIMUM CF ONE 20 AMP BRANCH CIRCUIT SHALL BE
FROYIDED FOR RECEPTACLES LOCATED N THE LANDRY

A AND SHALL SERVE ONLY RECERTACLE OUTLETS N
T AND A

31 CENTRAL HEATING EQUIPMENT OTHER THAN FIXED
ELECTRIC SPACE HEATING SHALL BE SUPFLIED BY AN
INDIVIDUAL BRANCH CIRCUIT.

MECHANICAL NOTES

- CLOTHES DITERS SuaLL BE EXHAUSTED IN ACCORDANCE
WITH THE MANUFACTURERS INSTRUCT RYER EXHAUST
STSTENS SHALL BE INDEPENDENT i ALL oerR srotee

THE MOISTURE AND
OO oN T ok Siretr OF e B DG

2. THE MAXIMUM ALLOWABLE EXHALST DUCT LENGTH SHALL BE
DETERMINED BY ONE OF THE METHOSD SFECIFIED N IRC.

THE MAXIMUM LENGTH OF OF THE EXHAUST DUCT SHALL BE

USED,
T B B Rl N ACLORMICE U 1Re

THE MAXIMUM LENGTH OF THE EXHALST DUCT SHALL

coPY
MAKE AND MODEL OF THE DF
DlcT I8 10 BE cONCEALED, S NSTALLATION NOTRUETI
WALl = FROVIDED 1O THE COPE OFFICIAL FRIOR 1O g
INSFECTION. N THE ABSENCE OF FITTING
I T LT AL Gl A TIon6 o Tt DTvgs
DRYER MANUFACTURER, THE LRC. SHALL BE USED.

3 AFPLIANCES HavING AN GNITION SOURCE SHALL
T ATD S Toa T THE SOUREE DR e ITON T NOT LESS
TR e RetEa (457 1) ABOVE THE FLOGR N GARAGES.
FOR THE FURFOBE OF THIS SECTICN, ROCHS OR SPACH
[HAT ARE NOT PART o THE LIvING: ACE o quLUNa

UNIT AND T ATE WITH A PRIVATE GAl
[ trplalivo i -Erll=hetus Helich gy o
THE GARAGE.

4. APPLIANCES SHALL NOT BE INSTALLED N A LOCATION
SUBJECT TO VERICLE DAMAGE EXCERT UHERE PROTECTED
BY APPROVED BARRIERS.

5. AIR FOR COMBUSTION, YENTILATION AND DILUTION OF FLUE
GASED FOR APPLIANCED NSTALLED N BULDINGE oAl L BE

, GAS
DRACT DESIGN D
VENTED GAS APELIANCES OTHER THAN CATAGORY | SHALl
D e GOSN VKT AT ION 2adb DTN
T AR ANEE Lo T APLIANE AN PACTURERS
INSTRUCTIONS.

6112 REGUIRED VOLUME OF AR WAL BE DETERHNED N
£ Wik sEcTion c24015] %
T e v A Tabyrvg e
[k AN Dt Al CLANoTS PR LU (ACh SrC o
240152 SHALL BE LSED. THE TOTAL REQUIRED vOl
SHALL BE THE SUM OF THE REQUIRED VOLUME cALcuLArED
o AL AT ANCED L Tan W T Sac
COMMINICATING PIRECTL ™ WTH T oRaCE N murcu ms
APPLIANCES ARE INSTALLED THROUGH
BRI D178 DOORe AN THRoUaH COMBUETON AR
OTENNGS SIZED AND LOCATED N ACCORDANCE T 2.
ARE CONSIDERED 10 BE PART OF THE REQUIRED VOLUME.

1.4 LEVEL UORKING SPACE AT LEAST 50 NCHES DEEP AND
20 INCrES UDE (162 M =7 162 1) SHALL B PROVIDED,
N ROL SIDE 1O SERVICE AN APPLIANCE.
\NeTALLAHUN G oo cEATERe SHaLL BE PERMITTED Ui

LEAST AND 18-INCH (487 M) LORK]
B AR oAl NG S R BUIRED S8 Roc HEATERS

9.ATPLIANGES NSTALLED N 4 COMARTIENT, ALcovE,
T, OR SMILAR

OR SERVICE SIDE OF THE ARFLIANCE WITH THE
DOOR OFEN

2ATTICS CONTANNG APPLIANCES REQUIRING ACCESS SHALL
HAVE WTH AN OFENING
A58, A

BN T ALl REP AL o8 T LARAEST APPLIACE.

L PASSAGEUAT AN LEVEL SERYICE SEACE ARE N
REGUIRED WHERE THE R i E eI D
RESOUED MRt T REGUIED ORI

12 FUEL BURNING ATPLIANGES SHALL BE VENTED To T
TOIDE N ACCORDANCE WITH NEIR LISTNG AND LACEL
EFT

ALLAT Exct
AR T N LABELED FOR V-VENTED et
YNNG SveTee Suall C FROVED CHIMNETS.

VNI ASSEMELIES TRt A TEBRAL
Ertcpy G Ay iy

RMANENT OSENING, COMMENCING UITHI 2 NoHES

DT T AL AR AL SE el EARAEES
AT LEAST | INCH THE SIDES AND BACK AND &
INCHES (152 MM T LIANCE.  THE

THAN THE 8UM OF THE AREAS OF ALL VENT CONNECTORS IN
SRACE.

GENERAL NOTES

SCALE: NTS

o
m
n

G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

RTY. AL A
RVED, AND L NOT
FRODUCED OR COPIED WITHOUT
THE EXPRESSE!

use
UILL INDICATE AN INAUTHORIZED
(ot R il TATESAD

© ALL RIGHTS RESERVED
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MECHANICAL NOTES CONT.

1L ONE PERMANENT OPENING, COMMENCING UITHI 2 NCHES
(305 M) CF THE TOP OF THE ENCLOSURE, 8
e T JEn Ttk S Aive & Ehreanices oF

THAN THE SUM OF THE AREAS CF ALL VENT CONNECTORS IN
Wi BPACE.

124 CLOSED VESSEL IN WHICH WATER 6 HEATED BY THE
COMBUSTION OF FUELS O ELECTRICITY AND 9 LITHDRAN
E EXTERNALLY TO THE SYSTEM AT PRESSURES NOT
jiontctialpiariiion K (GAGE) NCLID NG THE
APPARATUS BY WHICH HEA
CONTEAL S AN DAV NECESGARY 10 PREVENT WATER
TEMPERATURES FRCIM EXCEEDING 210 DEGREES FAHRENHEIT
(29 DEGREES CELSIUS)

13, INSURE THAT THE GAS LOGS AND EACH GAS APPLIANCE
SHALL MAVE A SHUT OFF VALVE WITHIN 6 FEET OF THE

14, BATHROOM EXHALST FAN DUCTS MUST NOW CONTINUE AND

DIECHARSE DISECTLY QUTBIDE THE STRICTURE, cloge
XIMITY TO ATTIC VENTS OR TO SOFFIT AREAS ARE
SR TEALL? FimiTet, ALl Eesaaio DueTe HasT Now
CONMECT 0 4N OPENING LT PROTER SORER TOR
TERMINATICNS N WALL AREAS OR TO AN APPROVED
TEROU T ROE DS ARAE SN INSTALLED 48 NoT
TO BE BLOCKED OR STOPPED BY SNOW OR

15, APPLIANCES SHALL NOT BE INSTALLED N A LOCATION
SUBJECT TO VERICLE DAMAGE EXCEPT UHERE PROTECTED
BY APPROVED BARRIERS.

T UEN THE WNTER DESIGN TEPERATUSE N TABLE =aoiz()

5 BELOW 60°F (16°C), E LING UNIT SHALL B
ERoviDED d SeaTes T FAC\UTVEe CAPABLE OF
TANTANNG A MINTLM SO0 TEMFERATURE OF 687 20°C)

ONT 5 FEET (4 T ABOVE T PR GOk o 3 e
G ) PR EXTEMOR WAL N AL L ABTABLE RboT
AT THE DESIGN TEMPERATURE

1. CONDENSATE FROM ALL COOLING COILS OR EVAPORATORS

PLACE o1
DICHARBE o A STREET ALLEY O GHER AREAS 56 46
TO CAUSE A NUIBANCE.

18, N ADDITICN TO THE REGUIREMENTS OF SECTION M4Il3, A
SECONDARY DRAN 0% Al 1A= DRAN P SHALL B
GUIRED FOR EACH COOLING OR EVAPORA
quRE DAMAGE 70 ANT BULDNG caMPaNENre mu OCCuR
A5 A RESULT OF OVERFLOW FROM

B O TG I The CONDENEATE. DIk LI BUCH
PIPNG AL MARTAN £ MNP HORIZONTAL SLor 1N
THE DIREC
ERTICAL M5 UNITS. HORIORTAL | PERCENT & OPE) DRAN
PIPING SHALL BE A MINIFUM GF § INGH (13 MM NOMINAL PIFE
size

18, PROVIDE |00 SQUARE INCHES OF MAKE UP AIR FOR
CLOTHES DRYERS LOCATD WITHIN CLOSETS OR
COMPARTMENTS.

20, A PERMANENT CERTIFICATE SHALL B POBTED ON OR IN
TUE ELECTRICAL DISTRIBUTION PANEL THE CERTECATE

SHALL BE COl 87 THE BULDER O ReGiTERED
DESIGN ProrE oL T CER HEATE AT LT THE
T o VALUES S NodL Ao NETALLED I o oN
sy FOUNDATION { ol 4% BASEMENT UALL,
CRAWLSPACE WALL AND/OR FLOOR) AND DUCTS CUTSIDE
SODMONED smacts. THE cER’rrF\cArE SHALL AL8O LisT
EFFICIENCY CF i LING, AND SERVICE WATER

AT Eadm

2L EXHALST UOCD STSTEMS CAPABLE OF BXAUSTING IN
460 CUBIC FEET FER MINITE (R cUBIC IETeRS
AL B MECHANIGALLY OF NaTzal
ERSviED DT PAKE U A AT & RATE AEPROSHATELY
EE e i Eiaer i mate

22 AL DUCTWORK MUST BE INSULATED AND/OR SEALED

23 DUCT TESTING I8 TO BE FERFORMED IN ACCORDANCE WITH
iRc Nio33

24, GAS-FILED WATER HEATERS MUST COMPLY WITH UTAH
CODE 15A-6-102 FOR NITROGEN OXIDE EMISSION LIMITS

EXCAVATION FOUNDATION NOTES

L 8LOPES FOR PERMANENT FILLS SHALL NOT B STEEFER
THAN 2 HORIZONTAL TO | VERTICAL

2 AL ORBANIC MATERIALS SUCH 48 RUBBISH ETC. SHALL BE
REMOVED FROM BENEATH LOCATIONS OF El
EoTNES T A B NS T e
3.ALL FOOTINGS SHALL BEAR ON NATURAL UNDISTURBED SOIL.
UNLESS APPROVED BY ENGINEER

+ALL EXTEROR FOOTNGS SHALL BE PLACED ATLEAST 12
INCHES (305 MM) BELOW THE UNDISTURBED GROUND
SURFACE.

EXCEPT WHERE OTHERWISE PROTECTED FROM FROST,
FOUNDATION WALLS, PIERS AND OTHER PERMANENT
SUPPORTS OF BULDINGS AND STRICTURES SHALL B2
ECTED FrROM FOBT B ONE OF MORE F T
B e v
LTI ED LW THE FROST LINE SFECIFED B THE
LOCAL JURISDICTION
42 CONSTRICTIG N ACCORDANCE WITH SECTION R4223
413, STRUCTIONG IN ACCORDANCE WITH ASCE 32:
i ERECRD ONeolib mae

4L

5.FINISH GRADING SHALL BE DONE AS TO PROVIDE POSITIVE
DRANAGE AUAT FROM AL BUILDING FOUNDATIONS

6.A MINIMUM SLOPE OF FIVE PERCENT SHALL BE MAINTANED
TOR THE FIRST TEN FEET LT TUO PERCENT THEREATTER TO
PROVIDE DRAINAGE ARE,

1.E SOLL (9 T0 BE PLACED OVER THE CURD, GLTTER. AND
SDEUALR TO ALt oW PRIVING OF EQUIEENT OVER: Tz
REAKING IT, AT LEAST A 4 INCH IN
u\mErER IR 15 10 B PACLD N e GUTTER T AL
DRAINAGE OF SURFACE WATER

8.THE TOP CF ALL FOOTINGS SUPPORTING WOOD SHALL
EXTEND AT LEAST & INCHES ABOVE THE SLRROINDING SOIL

SFROVIDE A VAROR RETARDER ¢ ML PLY-ETHTLENE OF
VAPOR RETARDER WITH JOINTS | ARPFED
Lsaa THAN & NoLEE INDER AL CONCRETE BLABS EXCERT
RAGES, UTILITT BUILDINGS, AND OTHER UNHEATED.
Jithtereecy

12, SHOU COMPACTION ON ALL BACKFILLED 48B4, AL DIRT
OVER SIDEWALKS ARE TO BE OF ROAD BASE
et

| EXCEFT WERE REQUIRED B SECTION 4062
EEEROOIED) FONDATION AL 6 AT ZETAR EARTH
ND ENCLAAE NTERIOR SEACES AND FrooRs B
GRALE S B AR mOTaD FROH ToE Ton o THE
FOOTNG 10 TV FINSHED GRADE, MASONST UALLS siall.
HAVE NOT LESE THAN 3/8 FORTLAND CEMENT
AENG APSEIED 10 e EXTROn OF T WAL R
PARGING SHALL BE DAMPEROCFED IN ACCORDANCE WITH
ONE OF THE FOLLOWNG:
- BITUMINOUS COATING
- 3 POUNDS PER BQUARE TARD (163 KG/M2) OF ACRTLIC
TIODFIED CEMENT,
/2 INCH (22 M) GOAT CF BUR-AGE-BONDING CEMENT
:anm.wa UITH ASTH C 28"
TR SeRIAL SERHITTED FOR UATEREROCFNG N
T NN RSV METhGns ok M

PARGING OF UNIT MASONRY WALLS 15 NOT REGUIRED WHERE
ATMATERIAL 5 APPROVED FOR DIRECT AFFLICATION TO
THE MASONRT-

DFILL MATERIAL SHALL BE FREE OF VEGETATION AND
PORBIGN MATERIAL THE FIL SHALL BE COMPACTED 10
ASSURE N
oveD, Ta B E usmus AL Nm ExcEED 24
NCis C1a Yo TR B-EaN OR GRAVEL
NErES (525 T Fom Saem

13, A% NCH THICK. (12 MT7) BASE COUSSE CONpleTNG oF
CLEAN GRADED $4ND, GRAVEL, CRUSHED , oR
oD P AT FARNACE oL acs EASE A3 NE (81 1)
SIEVE SHALL B HLACED ON THE PREPARED SUS-GRADE
WHEN THE SLAB 15 BELOW GRADS

4, PROYIDE 4N U-FER GROWND, THERE 19 T0 BE A TETALLIC
E

FLASHING NOTES

. ACPROVED CORROSION-RESISTANT FLASHING SHALL B2
AEPLED SLINGLE-FABLION I SUCH A HANNER TO PREVENT
THE WALL CAVITY OR PENEYRATVON
S DR 16 Tk B D STeCT AL it
COMPONENTS. T FLASHING SHALL EXTEND 15 Tre surace
OF THE EXTER\OR VAL ENeH. 4
SN BT AT FLAGINGS AL BE INSTALLED AT
S T oia Loeamne.
11" EXTERIOR WNDOW AND DOOR OPENINGS. FLASHING AT
EXTERICR UNDOW AND DOOR OPENINGS SHall SXTEND
U SUSFACE Of IWE EXTERIOR WAL FNsH OR 10

pr=y
12 AT THE NTERSECTION OF CHIMNEYS O OTHER MTASONRT
CONSTRUCTION WITH FRAME OR STUCCO WAL
oG b N BoT: TmEe NaER STce

5.

copi
3. UNDER AND AT THE ENDS OF MASONRY, LOOD OR METAL

PINGS AND SILLS,.

14 cmr\Nuouau ABOVE ALL FROECTING WooD TR

15 HES, DECKS, OR STAIRS ATTACH
O A A 1 O P GOR AGSEHAL T OF WOOD FRATE
ConsTRICTION.

[P WAL AND ROOF INTERSECTIONS.

[ ncriA=

L FLASH AND CAUL AL EXTERIOR UNDOUS 4N DOORS 45
CTURER'S INSTRUCTIONS

T L AEe 70 Bt HADE O REDICOD OR FRESSURE

TREATED U

EGRESS & EXIT NOTES

I THERE SHALL BE 4 FLOOR OF LANDING ON EACH SIDE OF
EACH BXTERIOR DOOR THE HLOOR OR [ aNDING A1 THE
EXTERIOR DOOR SHALL DeE TN 18 NeES (36
MM) LOWER THAN THE TDF L niOLD, T LA
SHALL BE FERMITTED TO HAVE A SLOFE NOT TO EXCEED
235 UNITS VERTICAL To 12 UNITS HORIZONTAL (2-PERCENT.

WHERE A STAIRWAT OF TWO OR FEWER RISERS I5 LOCATED
ON THE EXTERIOR SIDE OF A DOOR, OTHER THAN T
REGUIRED EXIT DOOR, A LANDING 15 NOT REQUIRED FOR THE
EXTERIOR SIDE OF TH I o

NG OVER THE STAIRUAT.

TUE EXTERICR LANDING AT AN EXTERIOR DOORUAY SHALL

BE MORE THAN 1-3/4 INCHES (126 MM) BELOW THE TOP
O T T eI, PRI THE BooR e Than At
EXTERIOR STORM OR S$CREEN DOOR DOES NOT 8UING OVER
THE LANDING.

THE HEIGHT CF FLOORS AT EXTERIOR DOORS OTHER THAN

THE EXIT DOOR REQUIRED BT SECTION R3ll4l SHALL NOT BE
MORE THAN T-3/4 INCHES (186 M) LOWER THAN THE TOP CF

THE THRESHOLD.

TLE WD OF EAGH L ANDING BHALL NOT B LESB THAN TeE

COR SERVE! ALL HAVE A MINMUM
DIEREION G 56 NCRES (a1% M) M ASLIRES I T
DIRECTION OF TRAVEL.

LBASEMENTS, HABITABLE ATTICS AND EVERY 8L EEPING Roon
SHALL HAVE AT LEAST ONE OPENABLE EMERGENCY ESCARE
D EeBCE UPow o xRN BOoR oG o
EMERGENCY ESCARE AND RESCUE. WHERE OFEN|
DROVIDED 4 & MEAS OF ESCATE AND RESCUE THET

+ THE TN NET CLEAR OPENNG HEIGHT SHALL BE 24
- mz MINIMUM NET CLEAR OPENING WIDTH SHALL BE 20
N

e EMERGENCY AND ESCAPE AND RESCUE OPENNGS
SHALL BE OPERATIONAL FROM THE INGIDE OF THE RO
WITHOUT THE USE OF KEY8, TOOLS, OR SFECIAL KNOULEDGE.

>UNDOU UELLS REQUIRED Fo SMERGENCT ESCAME A5
SCUE SHALL HAVE HORIZONTAL DIMENSIONS THAT ALLOW
msoaoﬁck INDOU OF THE EMERSENCT ESCATE AN
R BRENNG T6 B FULLY OB THE NIz
DR eNBIoS OF THE ARDOU LT GUALL PROVIDE 4 MIIFUM
NET CLEAR AREA CF  SQUARE FEET WITH A MINIMUM
PROJECTION AND UIDTH OF 36 INCHES.

ELECTRODE. REINFORCING BARS SHALL BE PERMITTED TO
BE BONDED TOGETHER BT THE UBUAL TIE LIRES OR OTHER
EFFECTIVE 1%

o DT CANT BE BLACED OVER THE SIDEUALK ORQuTER F
THAT NEEDS 10 B DONE FND OTHER MEASURES
ACCOMPLISH WHAT YCU NEE!

HOME THEATRE NOTE

. THE GLAZED AREAS NEED NOT BE OPENABLE WHERE THE
OPENING e NOT REGUIRED BT SECTION i A
Y STEM

OCCUPANT FOR EACH ADDITIONAL BEDROGHM.

2.THE GLAZED AREAS NEED NOT BE PROVIDED N ROCHMS

IGHT 16 PROVIDED CAPABLE " AVERAGE
LLLMINATION OF 6 FOOTCANDLES (6 46 Lb) &
AREA iE ROOM AT A HEIGHT OF 30 INCHES (T2 M)

Ao Tk FLoom LEvEL

THE | ADDER OR §TEPS REQUIRED BY SECTION R3I01]
SHALL BE FERMITTED TO ENCROACH A MAXIMUM OF &
INCHES INTO THE REQUIRED DIMENSIONS OF THE WNDOW

4WUNDOW WELLS WITH A VERTICAL DEPTH GREATER THAN 44
INCHES BELOW THE ADJACENT GROUND L EVEL SHALL BE
EQUIPFED ITH A PERMANENTLY AFFIXED LADDER OR
STERB UBEABLE UITH THE UNDOW N v RiLLT-oRENED
POSITION. 5 REGUIRED BY THIS SECTION

£
'E
2
)ﬁ
m

VERTICALLY TO THE FULL HEIGHT OF THE WINDOW UELL,
5HALLWATS SHALL NOT HAVE LESS THAN 36 INCHES FINISHED
WISTH,

6. BASEMENTS, HABITABLE ATTICS AND EVERY SLEEPING
ROOM SHALL HAVE AT LEAST

3 RGE)
AR FROVIDED THET SHALL HAVE A el HElGH oF Not
HAN 44 INCHES (IIp 1T MEASURED
F\N\aHED FLOOR TO THE BOTTOM OF THE CLEAR oPENrNa
o DOORS LADNAS SHAL NoT
TN T S Bl TR TP OF TE RSN FROVIDED
THE DOOR DOES NOT SWING OVER THE LANDING.

OCCUPANCY SEPARATION NOTES

L THE ONE HOUR OCCLPANC Y SEPARATION BETUEEN TLE 123
(RESIDENCE) AND THE U (ATTACHED GARAGE OR CARPORT)
MAY BE LIMITED TO MATERIALS APPROVED FOR ONE HOUR
FIRE RESISTIVE CONSTRUCTION ON THE GARAGE OR
CARFORT SIDE

LIROVIDE 5/6 NCH T7TE X GTFSUM SOARD ON ALL UALLS
AND CEILING OF GARAGE

3IF LIVING SPACE 15 ABOVE THE GARAGE, PROVIDE 5/8 INCH
UM BOARD ON CEILING OF GARAGE.

4.A SELF CLOBING TIGHT FITTING 60L ID WOOD DOCR |-3/8
INCHES IN THICKNESS WILL BE PERMITTED N LIEU OF A 20
MINUTE FIRE ASSEMBLY BETWEEN THE =3 AND THE U
OCCUPANCIES.

5-OFENNGS FROM & FRIVATE GamdaE DIRECTLY NI &
oo FURPOSES SHALL NOT BE
FEETTIED, (STr OriGS BETUEEN TE aamact
RESIDENCE SHALL BE EQUIFFED WITH 20-MINUTE
FIRE-RATED DOORS.

&THE GARAGE SHALL BE SEPARATED FROM THE RESIDENCE
AND [T6 ATTIC AREA BY NOTALLATION CF MATERIALS
ONE-HOUR FIRE RESISTIVE CONSTRUCTION
APTCRD o T GdimacE SIDE LHERE THE SERARATION 16 4
FLOOR CELING ASSEMBLT. THE STRICTURE SUPTORTNG
THE SEFARATION SHALL ALSO BE PROTECTED =
NSTALLATION OF MATERIALS AFFROVED FOR e
T rEasran

LTHE ATTIC ACCESS IN THE GARAGE MUST ALSO MEET THE
SAME FiRE RATING CF 5/8" TYPE X GTPSUM

2ATTIC DOORS LOCATED IN GARAGES SHALL BE OF | HoUR
FIRE RESISTIVE CONSTRUCTION, BE HINGED, AND Hy
BT L AE N it Doow AL ek el & bae.

(BRANE FENETRATIONS SHALL COMPLY WITH SECTION
R302.42. UHERE WALLS ARE REQUIRED TO HAVE A
FIRE-RESISTANCE RATING, RECESSED FIXTUS AL BE
SON INSTALLED SCH THAT THE REGUIRED FIRE RESISTANCE
WILL NOT B REDL

EXCEPTION:

21 MEMBRANE PENETRATIONS OF MAXIMUM 2

\ [ A I A ATE
RE UGH THE MEMBRANE DOES

NOT EXCEED 100 SQUARE INCHES IN ANT 100

FEET CF U, RE

ALL AREA. THE ANNULAR SPACE BETUEEN THE
UALL PEMERANE AN TWE BOX BHALL NOT EXCEED 19
5 ON OPPOSITE SIDES OF THE WALL
AL e S Amaren 20 roi L ous.
2l BY A HORIZCNTAL DISTANCE OF NOT LESS THAN 24
INGHES EXCERT AT WALLS OR PARTITIONS
CNETRICTED USNG PARALLEL ROLS OF STuDS OR
iy
ez BT A HDR\ZDNTAL DISTANCE OF NOT LESS THAN THE
THE WALL CAVITY WHEN THE WALL CAVITY
\e F\LLED T CELLLL oSE | oosE FiLL, RoOUoOL
INERAL WOOL INSULATION.
als er eouo Fwas BLOCKING IN ACCORDANCE WITH
¥y
a4 er DTG TG BOTH BOXES WITH LISTED FUTTT

oib Y GHER LISTED MATERIALS AND HETHODS
10, PLUMEING FENETRATIONS THROUGH GARAGE HIE WA
R VAT G METAL PG, TS NCLUDES LASTE
L\NES VACUI LIS, ETC. AN APPROVED FIRE 6107

3 ﬁARAéES BENEATH HABITABLE ROOMS SHALL B
oM

THAN 172" (1217 M) GYPSUM BOARD OR EQUIVALENT.
INSULATION NOTES

1. THE THICKNESS OF BLOUN IN OR SPRAYED ROCF/CEILING.
INEULATION (FIBERGLASS OR CELLULOBE) SHALL BE WRITTEN
IN NCHES (M) Onl MARKERS TWaT ARE NSTALLED AT LEAST

R EVERY 200 S FT. (28 SG.IT) THRCUGHOU
pr o SPACE, T MARKERS SHALL B AT0ED e
TRISSES OR JOISTS AND MARKED UTH HE R AL
NOTALL £ THCKESS T NNERRD & MR o a5
N R e T T e aes

OPENING.
2.AL1, RECESSED LUMINAIRES (CAN LIGHTS) SHALL BE SEALED
TO LIMIT AIR LEARAGE.
STEAR SIRRER Sl BE YERIFED UITW BULDNG
TESTING (BLOWER DOOR T
4THE ATNIC ACCESS POOR Dk e COpITIoNED Ak
CNDITICNED 6PACE (ATTIC) SHALL BE
snanwa: A0 NAULATED 10 & LEVEL L AL 70 T
SURROUNDING SURFACES.

5 RECESOLD LIS NG Tt BE S ED PR G N2 45 AND

I RATED LHERE N DIRECT CONTACT UITH INSULATION PER

CRAWL SPACES

1. THE INDER-FLOOR 6ACE BETUSEN THE BOTION oF THE
L

FLOOR JOISTS AND THE UNDER A ILDING
AR DCUrIED BT A BACEUNT SHALL HavE

VENTILATION OPEN I IS

EXTERIOR WALLS. THE MNIMUM NET AREA OF VENTILATION

140
METE CF UNDER-FLOOR SPACE AREA ONE SUCH
TN OFNes BT B G 3 FEET (ot T O
EACH CORNER OF THE BUILDING.

ACCESS SHALL BE FROVIDED TO ALL UNDER-FLOOR
SPACES. ACCESS OTENNGS THROUGH THi HLOOR SHALL B
ATINUTCF 91 B 24" 4511
LiROUcy & PERIMETER WAL STAET EENOT | 2o T i
ST 247 (427 ' BY 12 M) LHEN ANY PORTION o THE
RO | AcEt | Bl o) GRACE. & AREAUAY NOT
LESS THAN 16" BY 24" (4071 MM BY 610 M)
PROVIDED. [VE BOTTN OF THE AREAUAT 5HALL BE geLou
TE, THRESHOLD OF THE ACCESS Of
Nop e RoT e LGEATED UNDER Woom
To THE RES\DENCE SEE SECTION M54 FOR ACCESS
e PECrANCAL BT 15 oeATED
=l

FIRE SAFETY NOTES

1. ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL
HAVE WALLS, INDER STAIR SURFACE AND ANT SOFFITS
PROTECTED ON THE ENCLOSED SIDE WITH 5/2 INCH (13MT1)

GTPEUM BOARD

L.BHOKE ALARE BHALL B INGTALLED I THE FOLLOUNG
LOCATIONS: EACH SLE]
SEEARATE CLEENG At N Tk hHEDATE ViENITY OF

N
AT THE LoOER LEvEL 6 LRSS T
R ot peou Th (e L

WHEN MORE THAN ONE SMOKE ALARM |6 REQUIRED TO BE
INSTALLED UTHIN AN N IBUAL DUELL G (NIT THE ALARH
DEVICES eHALL BE NTERCONNECTED N SUCH A

MANNER
T AETAToN OF N Ak ACHoAE AT oF
THE ALARMS IN THE INDIVIDUAL UNIT.

5.REQUIRED SMOKE DETECTORS SHALL RECEIVE THEIR
CEIMART FOUER MROM W SULDING URiNG AND SHaLL
BE EQUIFFED WITH A KUF. ALL DETECTORS
S Wit UG SR B0 TAT T AL ARH 15
AUDIBLE IN ALL SLEEPING AREAS.

4EOTECT ENCLOSED USABLE SPACE INDER STAIRS WTH
/8 INCH GTPEUM B

SFISEBLOCKING SHALL BE =RoviDED To Ut oFF ALL
PRAFT OFENNGS (BOTH VERTICAL A
R onTAL A T EFFECTIVE FIRE BARRIER
EETEEN SToRs, Aib BTN £ TOF ST0RT 20D TrE
ROCF SPACE. FIREBLOCKING SHALL BE PROVIDED IN
UOOD-FRAME CONSTRUCTION IN THE FOLLOWNG:
LOCATICNS.

CONCEALED SPACES OF STUD UALLS AND

FARHHGNS  NClDING FIRRED ePACES AND | FaraLLEL

Rous oF AGAERED STUDS: 45 TolLous:
ERTICALLY A7 T CEL NG AN ELOOR LEvELE
EHORIZONTALLY AT INTERVALS NoT b 16 FEET

AR NieroomEcTions BEuEEN conceaL D

ERTICAL AND HORIZONTAL SPACES SlCH A9 OCCLR
T SOFFITS, DROP CEILINGS AND COVE CEILINGS.

AN ConCRALED SACES BETLEEN STAR STENGERS AT
THE TOP_AND BOTT THE RUN ENCLOBED BPACES
MR STARS B :anm.v WTH IRE.

o1 OEENINGE AROLND VENTS, PIPES, DUCTS, CABLES

'AND WIRES AT CEILING AND FLOOR LEVEL, UITH AF

ROV MATERIAL 10 RES 1T THE aEk PAboAcE
AN UCTS OF CoMBUaT

R

gFiRE! (CES CF A TWO-FAMILY
VLG 15 BeaURED A1 THE NS OF DUt NG T
SEPARATION.

EXTERIOR FINISH NOTES

1. EXTERIOR WAL FINISHES ST B LISTED, LABELED, AND
INSTALLED A8 FER MANUFACTURER'S INSTALL ATION
NOTRETIZN GUIDE. AL NOTALLERS MUST BE AMPROVED
BY THE MANUFACTUS

BATHROOM NOTES

1. BATHTUS AND SHOWER FLOORS AND WALLS A
BATHIED U WETALLED SWOUEK: WEADE A W snoueR
ARTMENTS SHALL BE FINISHED WITH
N APEORERNT SURFACE. GC LAt | SURFACES SHALL
EXTEND TO A HEIGHT OF NOT LESS THAN & FEET (1829 MM)
ABOVE THE FLOOR

WINDOW NOTES

1. AL U-FACTORS SHALL SE DETERMINED BY TEGTNG N
N o prs

LED A8 8UCH BY
AP ALTIRER T
2 B AR e R Rhicror or 32 or Lour

GENERAL NOTES

SCALE: NTS

o
m
n

G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

use
UILL INDICATE AN INAUTHORIZED
(ot R il TATESAD
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ATTENTION
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UILL INDICATE AN INAUTHORIZED
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SHED ROCF NOTE

VERIFT FIELD CONDITIONS AND INBURE
THAT ALL ROOF FRAMI

BOVE ROOF. ADJUST 8LOPE 48 NEEDED

'\ REAR ELEVATION
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J SCALE: 1/8"=1-0"
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ATTENTION
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SHED ROOF NOTE

VERIFY FIELD CONDITIONS AND INSURE
THAT ALL ROCF FRAMING IN THIS AREA
DOES'NOT INTERFERE WITH LOCATION,
HEIGHT, OR OFERATION OF WINDOWS
ABOVE ROOF. ADJUST SLOPE A8 NEEDED

224

eo0e
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| R &

il
i

/ A\ LEFT SIDE ELEVATION

J SCALE: 1/8" = 1-0"

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

ORIGINALLY I86UED. use
UILL INDICATE AN INAUTHORIZED
USE OF COPYRIGHTED MATERIAL
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SHED ROOF NOTE

VERIFY FIELD CONDITIONS AND INSURE
THAT ALL ROCF FRAMING N THIS AREA
DOES NOT NTERFERE WITH LOCATION,
HEIGHT, OF RATION OF Ul

ABOVE

NDOWS
ROCF. ADJUST SLOPE AS NEEDED

-
5

|

6068
DOOR|

/ A\ RIGHT SIDE ELEVATION

\\J SCALE: 1/8"=1-0"

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

ORIGINALLY I86UED. use
UILL INDICATE AN INAUTHORIZED
USE OF COPYRIGHTED MATERIAL
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™ MAIN FLOOR PLAN

008

| CVD. PATIO

VERTICAL REFERENCE

NOTE

IN THESE PLANS THE FOSITION OF THE
FINISHED MAIN FLOOR 16 DETERMINED T0 BE
100'-0" A3 A BASE REFERENCE.

FROM THAT POSITION THESE FPLANS WLL
INDICATE ANY FEATURE ABOVE THE MAN FLOOR
48 A NIMBER HIGHER THAN 100-2". THESE
FEATURES INCLUDE BUT ARE NOT LIMITED TO
CEILINGS, FLOOR®, UNDOW FOSITIONS, ETC.

THE BOTTOM OF THE FLOOR FRAMING STSTEM
OF THE MAIN FLOOR (INCLUDING ANT AND ALL SILL
FPLATES) SHALL BE REFERENCED AT 990" IT 18
NDERSTOOD THAT IT 18 LIKELY THAT THE

DIMENSICN THAN 1-2". THESE
PLANS, HOUEVER, DETERMINE THAT FOSITION TO
BE 292" TO SIMPLIFT THE MATH OF THE PROJECT
AND MAKE |T EASIER TO DETERMINE FEATURES
THAT EXIST LOUER THAN THE FINISHED MAN FLOOR.

INDICATE FEATURES BELOW THE FLOOR FRAMNG
SYSTEM,

AFF. 18 AN INDICATION OF A FEATURE THAT
EXISTS IN RELATION TO IT8 DISTANCE ABOVE THE
FINNISHED FLOOR.

ELECTRICAL SCHEDULE

CEILING MOUNTED INCANDESCENT

WALL MOUNTED INGANDESCENT

INCANDESCENT FULL CORD LIGHT

u

SMALL APERATURE RECESSED LIGHT

LARGE APERATURE RECESSED LIGHT

UALL 90" PLATE 3-2"

EXTERIOR RATED FLOOD LIGHT

SCONCE AS FER CUNER

FLOURESCENT LIGHT

FLOCR HALL OR STAIR LIGHT

TRACK. LIGHTS

CEILING FAN W/ LiGHT

CEILING FAN

EXHAUST FAN

EXHAUST FAN W/ LiGHT

EXHAUST FAN W/ HEATER

SMOKE DETECTOR WBATT BACKUP

CARBON MONOXIDE DETECTOR

1o VOLT DUFLEX CUTLET

220 VOLT cuTLET

10 VOLT GROUND FAULT INTERRUPTER

Il voLT @Fl QUTLET

PHONE JACK

TELEVISION CABLE JACK.

MULTI-MEDIA CUTLET
(CAT BE WIRING W 4 PORT OUTLET)

79|53 | 4|} =B @ o) a|@w|®| 2|« |[|D]L| 0|« |4

NORMAL SWITCH

{3 concreTE
PAD

WINDOW TYPE NOTE

ALL SLIDERS AND SINGLE HUNG WINDOWS ARE
ASSUMED TO OPEN 50% UNLESS OTHERWISE
INDICATED

KET 10 TYRE
SH -SNGLE NG 5  -SLIDER
C caseMENT £ FxEp
Ay -ANNG

SHEETROCK NOTE

BECAUSE OF THE S8TYLE AND SPECFIC

TROCK. OF THIS PROJECT.

J SCALE: 1/8" = 10"

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
ML DESIGN MAINTANS THE

COPYRIGHTED MATERIAL
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VERTICAL REFERENCE

'\ MAIN FLOOR WALL FRAMING PLAN
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NOTE

IN THESE PLANS THE FOSITION OF THE
FINISHED MAIN FLOOR 16 DETERMINED T0 BE
100'-0" A3 A BASE REFERENCE.

FROM THAT POSITION THESE FPLANS WLL
INDICATE ANY FEATURE ABOVE THE MAN FLOOR
48 A NIMBER HIGHER THAN 100-2". THESE
FEATURES INCLUDE BUT ARE NOT LIMITED TO
CEILINGS, FLOOR®, UNDOW FOSITIONS, ETC.

THE BOTTOM OF THE FLOOR FRAMING STSTEM
OF THE MAIN FLOOR (INCLUDING ANT AND ALL SILL
FPLATES) SHALL BE REFERENCED AT 990" IT 18
NDERSTOOD THAT IT 18 LIKELY THAT THE

DIMENSICN THAN 1-2". THESE

PLANS, HOUEVER, DETERMINE THAT FOSITION TO
BE 292" TO SIMPLIFT THE MATH OF THE PROJECT
AND MAKE |T EASIER TO DETERMINE FEATURES
THAT EXIST LOUER THAN THE FINISHED MAN FLOOR.

INDICATE FEATURES BELOW THE FLOOR FRAMNG
SYSTEM,

AFF. 18 AN INDICATION OF A FEATURE THAT
EXISTS IN RELATION TO IT8 DISTANCE ABOVE THE
FINNISHED FLOOR.

10

J SCALE: 1/8"

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
ML DESIGN MAINTANS THE

COPYRIGHTED MATERIAL

© ALL RIGHTS RESERVED
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SKYVIEW
BUILDING 1
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' UPPER FLOOR PLAN

H waLL 30"

wALL 30"

BEZZ ]

7
\

302

T
|
|
+-
I

2668

JADJUST HEIGHT AS REGQUIRED

UALL 92"

wALL 30" H

WALL 9-0"

T s04ee §

TALS 2"

TALL 32"

VERTICAL REFERENCE

NOTE

IN THESE PLANS THE FOSITION OF THE
FINISHED MAIN FLOOR 16 DETERMINED T0 BE
100'-0" A3 A BASE REFERENCE.

FROM THAT POSITION THESE FPLANS WLL
INDICATE ANY FEATURE ABOVE THE MAN FLOOR
48 A NIMBER HIGHER THAN 100-2". THESE
FEATURES INCLUDE BUT ARE NOT LIMITED TO
CEILINGS, FLOOR®, UNDOW FOSITIONS, ETC.

THE BOTTOM OF THE FLOOR FRAMING STSTEM
OF THE MAIN FLOOR (INCLUDING ANT AND ALL SILL
FPLATES) SHALL BE REFERENCED AT 990" IT 18
NDERSTOOD THAT IT 18 LIKELY THAT THE

DIMENSICN THAN 1-2". THESE
PLANS, HOUEVER, DETERMINE THAT FOSITION TO
BE 292" TO SIMPLIFT THE MATH OF THE PROJECT
AND MAKE |T EASIER TO DETERMINE FEATURES
THAT EXIST LOUER THAN THE FINISHED MAN FLOOR.

INDICATE FEATURES BELOW THE FLOOR FRAMNG
SYSTEM,

AFF. 18 AN INDICATION OF A FEATURE THAT
EXISTS IN RELATION TO IT8 DISTANCE ABOVE THE
FINNISHED FLOOR.

ELECTRICAL SCHEDULE

CEILING MOUNTED INCANDESCENT

WALL MOUNTED INGANDESCENT

INCANDESCENT FULL CORD LIGHT

SMALL APERATURE RECESSED LIGHT

LARGE APERATURE RECESSED LIGHT

EXTERIOR RATED FLOOD LIGHT

SCONCE AS FER CUNER

FLOURESCENT LIGHT

FLOCR HALL OR STAIR LIGHT

TRACK. LIGHTS

CEILING FAN W/ LiGHT

CEILING FAN

EXHAUST FAN

EXHAUST FAN W/ LiGHT

EXHAUST FAN W/ HEATER

SMOKE DETECTOR WBATT BACKUP

CARBON MONOXIDE DETECTOR

1o VOLT DUFLEX CUTLET

220 VOLT cuTLET

10 VOLT GROUND FAULT INTERRUPTER

Il voLT @Fl QUTLET

PHONE JACK

TELEVISION CABLE JACK.

MULTI-MEDIA CUTLET
(CAT BE WIRING W 4 PORT OUTLET)

79|53 | 4|} =B @ o) a|@w|®| 2|« |[|D]L| 0|« |4

NORMAL SWITCH

SHEETROCK NOTE

BECAUSE OF THE STYLE AND SFECIIC

=

OTHERUISE INSTRUCTED, USE ONLT SHARP
CORNER TRIM N THE COMPLETICN OF THE
SHEETROCK. OF THIS FROJECT.

WINDOW TYPE NOTE

ALL SLIDERS AND SINGLE HUNG WINDOWS ARE
ASSUMED TO OFEN 50% UNLESS OTHERUISE
INDICATED

KEY TO TYPE
&4 -SNGLE HNG &  -SLIDER
C  casmenT F o FIXED
AU -AUNING

J SCALE: 1/8" = 10"

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
ML DESIGN MAINTANS THE

COPYRIGHTED MATERIAL

© ALL RIGHTS RESERVED
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SUBDIVISION
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VERTICAL REFERENCE

|

NOTE

IN THESE FLANS THE FOSIITION OF THE
FINSHED MAIN FLOOR 16 DETERMINED 10 BE
100'-0" A A BASE REFERENCE.

FROM THAT POSITION THESE FLANS WILL
INDICATE ANY FEATURE ABOVE THE MAIN FLOOR
48 A NUMBER HIGHER THAN [00'-0". THESE
FEATURES INCLUDE BUT ARE NOT LIMITED TO

CEILINGS, FLOORS, WINDOW POBITIONS, ETC. D E S | G N
THE BOTTOM OF THE FLOOR FRAMING STSTEM IE—

OF THE MAIN FLOOR (INCLUDING ANT AND AL SiLL

PLATES) SHALL BE REFERENCED AT 320 IT I5

UNDERSTOOD THAT I 16 LIKELY THAT THE 1436 S. LEGEND HILLS DR. #320

DISTANCE BETUEEN THE MAN FLOOR AND THE CLEARFIELD, UTAH 84015

LOOR FRAMING STSTEM 801. 217. 3727

DIFENSICN THAN 12" THESE

o A e P e g o PLANS, HOUEVER, DETERMINE THAT FOSITION TO

BE 290" 7O SIMPLIFT THE MATH OF THE PROJECT

AND MAKE IT EASIER TO DETERMINE FEATURES ATTENTION

o6l oslg I o6l sl I e sl I o5 o6l THAT EXIST LOWER THAN THE FINISHED MAIN FLOOR. ML DESIGN MANTANS THE

~a-icfge

g s 2l e

e w A T PR E I e 2 e

INDICATE FEATURES BELOW THE FLOOR FRAMNG
SYSTEM,

AFF. 18 AN INDICATION OF A FEATURE THAT u
EXISTS IN RELATION TO IT8 DISTANCE ABOVE THE FOR THE CONSTRUCTION OF ANY
FINNISHED FLOOR. BUILDING EXCEFT THE ONE FOR

COPYRIGHTED MATERIAL

© ALL RIGHTS RESERVED
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HOUSE SECTION 1

SCALE: 1/8"=1-0"

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

ORIGINALLY I86UED. use
UILL INDICATE AN INAUTHORIZED
USE OF COPYRIGHTED MATERIAL

© ALL RIGHTS RESERVED
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FELASHING NOTES

1. APPROVED CORROSION-RESISTANT FLASHING SHALL BE APFLIED SHINGLE-FASHION IN A
HIANNER 10 SREVENT ENTIRY OF UWATER INTO THE WALL CAVITY OR PENETRATION O

UATER 0 THE BULDNG STRICTURAL FRATING COMFONENTS, SELF. ADHERED

BRANES LY G AGA 71 5 R AGNG SHALL

il grteyfeApabsorosmfilivien

APPROVED CORROSION-RESISTANT FLASHINGS SHALL BE INSTALLED AT EXTERIOR
UNDOL ND DOCK OFENNGS, THE INTERSECTION CF CHIMNETS OR OTHER IMASONST
CONSTRUCTION Uit frealE: O BTLICCO WALLS WIT PROJECTING LS8 N BOTH 8IDES
UNDER STUCCO COPING AND AT THE ENDS OF MASONRY, WOOD OR METAL
Gt ity i L, CNTNIGUEL Y ABOVE L ROIECTNG BOCD LR
EXTERIOR PORCHES, DECKS OR STAIRS ATTACH TO A WALL OR FLOCR
D eiE CoNBTETION AT WAL 2ND ROG NIERSECT ee, ands AT BTN
GUTTERS.

LASHING A1 EXTERIOR WNDOU AND POOR OTENINGS SLALL EXTEND To THE SURFACE
OF THE EXTERIOR WALL FINISH OR TO THE
DRANAGE R ASHING &1 EXTERIOR UINPOW AND ook oPEN\Nﬁa AL e NeTAITD
R MORE OF THE FOLLOWING: THE FENESTRATICN
B A ToR s NaTA LA TION A0 H AN NS TR IONS O THE P AN
MANUFACTURER'S INSTRUCTIONS.

4PROVIDE 2 INCH FLASHING ARCUND ALL WINDOWS AND DOORS WITH SILL PLATE FLASHING

.THE STATE OF UTAH REGUIRES THAT AN INSPECTION OF THE WEATHER RESISTIVE BARRIER
AND FLASHING BE MADE IN ORDER TO PREVENT WATER FROM ENTERING THE WEATHER
RESISTANT EXTERIOR WALL ENVELOPE.

AN IGE BARRIER THAT CONsiss oF
AT LEAST TWO LATE]

5 o zoar
S5E
e W,;mgge;;vﬂ 2Rl

LT
ROCF SLEATHING AS PER ENGINEER

M) NSIDE THE EXTERIOR WALL ALUMINUM FACIA AND SORFIT
NG NG

LINE OF THE BUILD PRE-E! D PRETANFACTURED
IRISSES @ 20" O
SORFIT VENT]
SLced FER ENGINEER

e A5 "
ONBALE ATATIC PERMETER

NRRESE TS Ae
4-MIL POLTETH, U HROR RETARD
2155 NSGLATION TN

4 MM FOLYETHTLENE VAROR RETARDER

172" GTP BOARD ON CEILING

(2) TOP PLATES
HEADER A% PER ENGINEER

24 BOTTOM FLATE
SIDING OR STUCCO A8 PER FLAN
DOUSLE NOULATED GLAZING WNIT
TILE SILL OR SIMILAS
S
AROUND ALL EXTERIOR SURFACES
2 STUD WALL WITH,
INeULATION 45 REGID o7 ==
HETHING 48 PER [t SHEAR SCHEPULE
WTLENE VAROR RETARI
w“ are B{JAHJ ON ALL INTERIOR wEFAcEe

3/4" T4G UAFERBOARD FLOORING, GLUED AND NAILED
RIM JoisTe
FLOOR JOISTS AS PER ENGINEER

12" GYP BOARD ON CELLING

(2) ToP PLATE
HEADER A5 PER ENGINEER

x4 BOTTOM FLATE
SIDING OR STUCCO A8 PER PLAN
DOUBLE INSULATED GLAZING UNIT
TLE SLL oR Smias
MOISTURE BARRER
SRS AL BTER o SieacEs
24 STUD WALL UITH
INBULATION 45 REQD BT
SHEATHING A8 PER [ eEE  SHEAR SCHEDULE
YETHYLENE VAPOR RE
m“ EYF aoAyzp ON ALL \NYER\DR sumczs
BRICK OR STONE VENEER- SEE DETAIL

conet
THOSE IN INHEATED ACCE

SISTING CF
(goen moLYELTLENE O

RETE FLOOR ol4g8, EXCERT
STRICURES Shal) Ve A VAFGR
RETARDER CON:

RETARDER UITH
SO Vaoren NoT LEee TN e

FLACER BETUEEN THE CoNCRETE
F oS e > ToE Ste
COURSE o= TWE PREPARED
SUB-GRADE WHERE NO BASE

COURSE EXISTS.

E T T
NCHOR BOLTS A6 FER ENGINEER W IMTH 5/5“ HVN\NW

ANTHOR BLTS 415 TER ByGieER |
CONCRETE WALL s PER ChaiNEeR]
[ CaNCRETE roTies 49 REsR

I

HANDRAIL NOTES

1. HANDRAIL HEIGHT, MEASURED VERTICALLY FROM THE SLOFED PLANE ADJOINING THE
TREAD NOSIG, OR FINIH BURFACE CF RAE BLOPE, GHALL BE NOT LEGS THAN 34 INGHES
(64T A MORE THAN 38 INCHES (2631

2HANDRALS FOR STAIRUATS SHALL Bz CONTINUOUS FOR THiE Fbl. LENGTH OF THE FLIGHT,
FROM A POINT DIRECTLY ABOVE THE TOP RISER OF THE FLIGHT TO A FOINT DIRECTLY
e T LT MISke OF T TLIGT GAERAL T8 SHALL BE RETRED o
SHALL TERMINATE N NEWEL POSTS OR SAFETY TERMNALS. HANDRAILS ADJACENT TO A
WALL SHALL HAVE A SPACE CF NOT LEES THAN Tls INCH (38MM) BETUEEN THEE WALL AND
THE HANDRAILS,

3.HANDRAILS SHALL COMPLY WITH TYPE | GRIP-SIZE. HANDRAILS WITH CIRCULAR CROSS,
SECTION SHALL HAVE AN CUTSIDE DIAMETER OF AT LEAGT 114 INCHES (32MM) AND NOT
GREATER THAN 2 INCHES (51MM). IF THE HANDRAIL 18 NOT CIRCULAR, IT SHALL HAVE A
FERIMETER DIMENSION OF AT LEAST 4 INCHES (I@2MM) AND NOT GREATER THAN 6%
INCHES (160MM) WITH A MAXIMUM CROSS SECTION OF DIMENSION OF 214 INCHES (5TMM).
EDGES SHALL HAVE A MINIMUM RADIUS GF 0.21 INCH (225,

4.THE USE OF A VOLUTE, TURNOUT OR STARTING EASING SHALL BE ALLOLED OVER THE
LOWEST TREAT.

GUARDRAIL NOTES

1. GUARDS SHALL BE LOCATED ALONG OFEN-SIDED WALKING SURFACES INCLLDING STAIRS,
RARS AND LANDINGS, TUAT A LOCATED MORE TWaN 30 INCHES ([7) MEAsUseD
e A o T AR DL O A AN FONT BTN 36 INEVES (D
HORIZONTALLY 1O THE Euea OF THE OFEN SIDE. INSECT SCREENING SHALL NOT BE
CONSIDERED A8 A GUARD.

2.OPEN SIDES OF STAIRS WITH A TOTAL RISE OF MORE THAN 30 INCHES ABOVE FLOOR OR
GRADE BELOW SHALL HAVE GUARDS NOT LESS THAN 34 INCHES N HEIGHT MEASURED
VERTICALLY FROM THE NOSING OF THE TREADS.

3 REQUIRED GUARDS SHALL NOT HAVE OFENINGS FROM THE WALKING SURFACE TO THE
REGUIRED GUARD HEIGHT UHICH ALLCU PASSAGE OF A SPHERE 4 NCHES (122MM) N
DIAMETER.

4FEQUIED GUARDS BHALL NOT B CONSTRICTED WITH HORIZONTAL BARS N FLOCR
AREAS, BALCONIES, AND PORCHES, AND SHALL NOT HAVE INTERMEDIATE RAILS OR
OTHER ORNAMENTAL PATTERNG THAT RESULT IN A LADDER EFFECT.

P or

[ am o

e

STAIRWAY AND RAILING NOTES

1. STAIRUAY SHALL HAVE 4 INCH MINIMUM AND 8 INCH MAXIMUM RISER HEIGHT AND A 9 INCH
TREAD DEFTH.

LUNDERS N UNDING STAIRUATS SHALL HAVE T4 REGUIRED WIDTH OF RUN (9 NCHES) AT
4 Fol HE WHE UER,

INT 12 INCHES FRCM THE SIDE OF THE STAIRWAT
B e R T o B TES AN e Nerrs At POt

SEYERY STAIRUAT | ANDIN SHALL WAVE & DIMENSION MEASURED N T DIREGTION oF
CUAL TO THE WIDTH OF THE STAIRWAY

4.STAIRWAYS WITH MORE THAN 3 RISERS SHALL HAVE AT LEAST | HANDRAIL

B.HANDRAILS SHALL BE PLACED NOT LESS THAN 34 INCHES AND NO MORE THAN 36 INCHES
28

THE NOBING OF THEE TREADS AND SHALL BE CONTINUOUS TWE RULL LENGTH OF THE
sTAIRS,

& STAIRUATS MORE THAN 30 INCHES ABOVE GRADE OF FLOOR UHICH HAVE OFEN SIDE OR
IDES SHALL BE PROTECTED BY A GUARDRAIL, 36 INCHES HIGH ON THE OFEN S$IDE OR
SIDES.

I TR E OPENINGS FoRED
JARDRAIL AT THE OFEN SIDE OF A STAIRWAY MAY BE OF SUCH SIZE THAT A SPHERE 4
RS N DAV TER G MO a6 Toreuen

D BT THE RISER TREAD AND BOTTOM ELEMENT OF A

B.EVERY STAIRUAY SHALL HAVE A HEADROOM CLEARANCE OF NOT LESS THAN
&-FEET-8-INCHES SUCH CLEARANCE SHALL BE MEASURED IN A VERTICAL PLANE
PARALLEL AND TANGENT 1O THE STAIRWAY TREAD NOSING TO THE SOFFIT ABOVE AT ALL
POINTS.

2 STAIRUATS SHALL HAVE A MINIMUM WDTH OF 36 INCHES.

1@ ENCLOSED USABLE SPACE UNDER STAIRWATS SHALL HAVE THE WALLS AND SORFIT
PROTECTED ON THE ENCLOSED SIDE AS REQUIRED FOR | HOUR FIRE RESISTIVE
CONSTRUCTION.

. THE MAXIMUM RISER HEIGHT SHALL BE 1-% INCHES (203 M) AND THE MINIMUM TREAD
DERTH SHALL BE 10 NCVES (254 M) (3 INGUED (225 M) BT STATE AMENDMENT) ThE
RISER HEIGHT SHALL BE MEASURED VERTICALLY BETUEEN LEADING EDGES CF THE

20 PEFTL SHALL B MEASURED WOREZONTALLY BETUEEN,

REMOST PROJECTICN OF ADJACEN!

TO THE TREAD! o e AL NG SURFACE OF TREADS A

ANDINGS OF A STAIRWAY SHALL BE SLOPED NO STEEPER THAN ONE LNIT VERTICAL IN

UNTS HORIZONTAL (1 PERCENT) 1WE GREATEST RIBER LEIGHT WTHIN AT FLIGHT oF

SHALL NOT EXCEED THE SMALLEST BY MORE THAN 2

GREATEST IREAD DEFTH WTHIN AT FLiGuT OF STATRS BT bt e

SMALLEST BY MORE THAN 3/8 INCH (25 MM

10"min

lB/4" bg | 1/4" x

)

12 12

174 |max

12" troad Width

174|mdsc

STAIR TREAD DETAIL

RAILING TERMINATION DETAIL

NTS

NTS

HORIZONTAL SLIDER HORIZONTAL SLIDER

| —
1

2 saFTrNm

_ PLANVIEW

SECTION VIEW

| ESCAPE OR RESCUE WINDOW WITH A FINISH SILL HEIGHT
% BELOW THE ADJACENT GROUND ELEVATION SHALL HAVY
1 WINDOW WELL AND SHALL COMPLY WITH THE FOLLOWING|

1. THE CLEAR DIMENSIONS SHALL ALLOW THE
WINDOW TO BE FULLY OPENED AND PROVIDE
A MINIMUM ACCESSIBLE NET CLEAR OFENING

OF 9 5Q FT, WITH A MINIMUM DIMENSION
OF 36 INCHES.

2. UNDOW WELLS WITH A VERTICAL DEPTH OF
MORE THAN 44 INCHES SHALL BE EQUIPED

WITH AN APPROVED PERMANENTLY AFFIXED
LADDER OR 8TAIRS THAT ARE ACCESSIBLE WITH
THE WINDOW IN THE FULLY OFEN POSITION.

THE LADDER OR STAIRS SHALL NOT ENCROACH

INTO THE REQUIRED DIMEMSIONS OF THE
WNDOW WELL BT MORE THAN & INCHES.

WALL SECTION

STAIR PLAN AND SECTION

SCALE: 1/8"

0"

SCALI

/8" =1-0"

@ WINDOW WELL DETAIL

A

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION
R DESIGN MANTAING THE

use
UILL INDICATE AN INAUTHORIZED
(ot R il TATESAD

© ALL RIGHTS RESERVED
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WooD 8TUDS 6" OC.

UATERFROOF PAPER

SHEATHNG

AR GAP

1" AIR SPACE OR:
MORTARED JONTS

BUILDING PAPER OR APPROVED.
VATER-REPELLANT SHEATHING

METAL TE— |
( 8EE NOTE )

uervoLE — )

( SEE NOTE ) :
FLASHING

METAL TIE NOTE

. THE VENEER TIES SHALL BE 22 GA.
GALVANIZED STEEL BRACKETS
2, TS SPACED 16" OC. HORIZ AN NOT MORE

THAN

21 UiRts [ARFED AT LEdST 20 ON £4 END
STEEL BRACKETS ATTACHED TO STUDS U/ 8al

S NaS

3,4 XU DISTANGE OF | 8L ExisT

BETUEEN THE SHEATHING AND MASCNF

WEEPHOLE AND FLASHING NOTE

| UEEPHOLES SHALL BE PROVIDED IN THE OUTSIDE WYTHE

BOVE THE FOUNDATICN
FOINTS OF SUPPORT, INCLUDING STRUCTURAL FLOORS
BHELFANGLES NG LINTELE UHEN MABONRT VENEERS ARE
IN ACCORDANCE UITH IRC.

WNDOW UNIT

rasme o L]
wesrioes. [

BULDING PAPER

PPROVED
WATER-REPELLANT
OR SHEATHNG

ANCHOR BOLTS.

FOUNDATION AS PER
R

WEATHER PROOF SHEATHING NOTE

-SATURATED FELT FREE FROM HOLES AND BREAKS

OVER THE LOUER LAYER NOT LESS THAN 2 INCHES,
UHERE JOINTS OCGUR, FELT SHALL B LAFFED NOT LSS THay

ABOVE DOES NOT APFLY IF

1IN DETACHED ACCESSORT BUILDINGS

2. UNDER PANEL SIDING WITH SHIFLAR JOINTS

3. UNDER EXTEIOR WALL FINISH MATERIALS IN IRC.
4. UNDER PAPERBACKED 8TUCCO LATH

MASONRY VENEER ANCHORING DETAIL

XXX

NTS

FIREWALL INFO: GA FILE WP 2605

TOWNHOUSES

EACH TOUNHOUSE SHALL BE CONSIDERED A SEPAREATE
BUILDING AND SHALL BE SEPARATED BY
FIRE-RESISTANCE-RATED WALL ASSEMBLIES MEETING THE
REQUIREMENTS OF SECTION R302 FOR EXTERIOR WALLS

EXCEPTION: A COMMON 2-HOUR FIRE
RESISTANCE-RATED WALL 1S PERMITTED FOR TOWNHOUSES IF
SUCH WALLS DO NOT CONTAIN PLUMBING OR MECHANICAL
EQUIFMENT, DUCTS OR VENTS IN THE CAVITY OF THE COMMON

N TN ER P B IIEE (RN ER SREPECORATE = DACKING BOARD, OR GTESU WALL. ELECTRICAL INSTALLATIONS SHALL BE INSTALLED IN
VENEER pASE PAS AAELEL B8 el el Fe 2k SRR TRCAD M De  ACORDANCE WITH CHAPTERS 33 THROUGH 42. PENETRATIONS
NI o L 2 NG BoIR AT HEE R O OF ELECTRICAL OUTLET BOXES SHALL BE IN ACCORDANCE

OINTS EOF et HRGE. BEVEL EDGE OR CRESECSRATED Ul T
| Il
— | ROCF SHEATHING

WITH SECTION R3113

PARAPET EXCEPTION
A PARAPET 16 NOT REQUIRED IN THE CASE WHERE THE ROCF

|\ QTELB?EKOGNY A%% SIDE OF FIRE WALL COVERING COMPLIES WITH A MINIMUM CLASS C RATING AS

\ EEYOND FIREWAL

L S en.

gl STRUCTURAL FLOOR DECKING
= N FE ETRATE GYP. BD. AND
H TO WALL
\ J
\\\I [ I I I I;/
|
LOOR JOISTS SHALL NOT BEAR ON FIREWALL
= EXCEPT TO BE HUNG FROM A LEDGE|

\Y

TESTED IN ACCORDANCE WITH ASTM E 108 OR UL 130 AND

i RE RATED F‘LYWOOD ALLOWED THE ROOF DECKING OR SHEATHING S OF NONCOMBUSTIBLE
- W LIEU OF B/8" TYPE X GTP BD.

MATERIALS OR APPROVED FIRE-RETARDANT-TREATED
WOOD FOR A DISTANCE OF 4 FEET (1219 M) ON EACH SIDE
OF THE WALL OR WALLS, OR ONE LATER OF %-INCH (153 MM)
TYPE X GTPSUM BOARD IS INSTALLED DIRECTLY BENEATH
THE ROOF DECKING OR SHEATHING, SUPPORTED BY NOT
LESS THAN NOMINAL 2-INCH (51 MM) LEDGERS ATTACHED TO
THE SIDES OF THE ROOF FRAMING MEMBERS, FOR A
DISTANCFE OF NOT LESS THAN 4 FEET (1212 MM) ON EACH
SIDE OF THE WALL OR WALLS AND ANY OFENINGS Of
PENETRATIONS IN THE ROOF ARE NOT WITHIN 4 FEET (1?\5 M)

ON THE OTHER OMM¢
SIDE OF THE GTP. BD. WHICH DEFINES THE FIREWALL OF THE COMMON WALLS.

TOWNHOUSE FIREWALL DETAIL

XXX

XXX

NTS

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727

ATTENTION

R DESIGN MANTAING THE
NTELLECTUAL RigHe 10 THls

EESERVeD AN SAL
REPRouuch o~ GOP\E[: Wteour

CREETEE TN,
UNDER FENALTY CF PROSECUTION

use
UILL INDICATE AN INAUTHORIZED
(ot R il TATESAD

© ALL RIGHTS RESERVED
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TYPICAL WALL
MASONRY VENEER
1" AIR SPACE

TYVEKs HOMEWRAP:
7

VAPOR RETARDER
112" GYPSUM BOARD

LAP AND TAPE TYVEK

TYPICAL WALL ISOMETRIC

RESIDENTIAL WOOD FRAME STRUCTURE w/ MASONRY VENEER (HEATING CLIMATE)

GENERAL NOTES

“SEAL ALL TYVEK® JOINTS AND PENETRATIONS WITH APPROVED TAPE. (6. DUPONT CONTRACTOR

*FASTEN TYVEK= TO SHEATHING WITH LARGE HEAD NAILS OR USE NAILS WITH LARGE PLASTIC

“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
SELECTION AND DETAILING SHOWN BELOW.

“FASTEN TYVEK= TO SHEATHING WITH LARGE HEAD NAILS OR USE NAILS WITH LARGE PLASTIC
WASHER HEADS. (ex. DUPONT WRAPCAPS)

*SEAL OR GASKET BRICK TIES AT THE FACE OF TYVEKs

“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
SELECTION AND DETAILING SHOWN BELOW.

1/2" GYPSUM BOARD TYPICAL WALL
WOOD JOISTS—— MASONRY VENEER
5/8" TONGUE & GROOVE __ I'ARSPACE
PLYWOOD SUB-FLOOR (T TYVEK= HOMEWRAPS

7/16" OSB SHEATHING

5

w/ R-19 BATT INSULATION
VAPOR RETARDER
1/2" GYPSUM BOARD

T~ LAP & TAPE TYVEK

M BATT INSULATION
STAPLE VAPOR RETARDER I
BETWEEN JOISTS &
TO U'S OF SUBFLOOR YPICAL WALL

FLOOR/ WALL INTERFACE DETAIL

RESIDENTIAL WOOD FRAME STRUCTURE w/ MASONRY VENEER (HEATING CLIMATE)

ROOFING SHINGLES

MEMBRANE TYPE EAVE PROTECTION

(48" HIGH MIN.)

1/2" PLYWOOD SHEATHING ciw H CLIPS
I

RAI
HEEL WOOD TRUSSES (PREFERRED)
R-40 INSULATION

3/4" x 3" WOOD FURRING

AIR & VAPOR RETARDER

12" GYPSUM BOARD

1 VENTILATION SPACER

4

METAL SOFFIT

TYPICAL WALL
MASONRY VENEER

w/ R-19 BATT INSULATION
VAPOR RETARDER
TYVEKe 1/2" GYPSUM BOARD

ROOF/ WALL INTERFACE DETAIL

RESIDENTIAL WOOD FRAME STRUCTURE w/ MASONRY VENEER (HEATING CLIMATE)

TYPICAL WALL
MASONRY VENEER

1" AIR SPACE

TYVEK= HOMEWRAP:
7/16" OSB SHEATHING

1/2" GYPSUM BOARD
TAPE THROUGH-WALL

{ FLASHING TO SHEATHING
USING TYVEKs FLEXWRAP™

MINIMALLY EXPANDING
POLYURETHANE FOAM OR
APPROVED CAULK
(AROUND WINDOW RSO}

LAP 6" & TAPE TYVEK®
OVER THROUGH-WALL
FLASHING

METAL LINTEL
CAULKING

WINDOW-

Wi
RES]

D

GENERAL NOTES
“SEAL ALL TYVEK JOINTS AND PENETRATIONS WITH APPROVED TAPE. (6. DUPONT CONTRACTOR

“FASTEN TYVEK= TO SHEATHING WITH LARGE HEAD NAILS OR USE NAILS WITH LARGE PLASTIC

WASHER HEADS. (ex. DUPONT WRAPCAPS)

“SEAL OR GASKET BRICK TIES AT THE FACE OF TYVEK=

“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
ELECTION AND DETAILING SHOWN BELOW,

*SEAL OR GASKET BRICK TIES AT THE FACE OF TYVEKs.
“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
SELECTION AND DETAILING SHOWN BELOW.

“FASTEN TYVEKs TO SHEATHING WITH LARGE HEAD NAILS OR USE NAILS WITH LARGE PLASTIC

WASHER HEADS. (ex. DUPONT WRAPCAPS)

“SEAL OR GASKET BRICK TIES AT THE FACE OF TYVEK®

“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
ELECTION AND DETAILING SHOWN BELOW.

“SEAL OR GASKET BRICK TIES AT THE FACE OF TYVEKs.
“LOCAL LAWS, ZONING, AND BUILDING CODES VARY AND THEREFORE GOVERNS OVER MATERIAL
SELECTION AND DETAILING SHOWN BELOW.

-CAULKING
FLoon CONGRETE SILL
1/2" GYPSUM BOARD TYPICAL WALL WINDOW- w/ DRIP EDGE
/00D JOISTS—— MASONRY VENEER MINIMALLY EXPANDING
5/ TONGUE & GROOVE — 1" AIR SPACE CANTILEVERED FLOOR POLYURETHANE FOAM OR THROUGH WALL FLASHING
PLYWOOD SUB-FLOOR TYVEK= HOMEWRAPS METAL SOFFIT APPROVED CAULK B TYPICAL WALL TYPICAL WALL
716" 0SB SHEATHING TYVEK® HOMEWRAPS YPIOAL WAL (AROUND WINDOW RSO) 5 MASONRY VENEER MASONRY VENEER
2'6" WOOD STUDS. 7/16" OSB SHEATHING, 1" AIR SPACE =

w/ R-19 BATT INSULATION
VAPOR RETARDER
1/2° GYPSUM BOARD

LAP 6" AND TAPE OR CAULK TYVEKs
‘OVER THROUGH WALL FLASHING
SILL GASKET
I~ ANCHOR BOLT
BATT INSULATION. E = TO CONCRETE FOUNDATION WALL
il DAMPPROOFING & DRAINAGE LAYER
CONCRETE FOUNDATION WALL

STAPLE VAPOR RETARDER 4 ONG
BETWEEN JOISTS AND: RPN 2'%4" WOOD STUDS
TO U/S OF FLOOR SHEATHING . FW ] 3A§;: ié‘;;::}sEURLATION

BASE OF WALL DETAIL
RESIDI

'WOOD JOISTS — N!ASONRV 'VENEER
wi R28 BATT INSULATION (MINIMUM) Z/Z; 1" AIR SPACE
508"

IGUE & GROOVE TYVEKs HOMEWRAP:
PLYWOOD SUB-FLOOR

112" GYPSUM BOARD

CAULK TYVEKs (FROM WALL)
TO TYVEK (FROM CANTILEVER)

—LAP 6" & TAPE/CAULK TYVEK.

% LAP AND TAPE TYVEK=
AT JOINTS (UPPER SHEET

I~ OVERLOWER SHEET)

i TYPICAL WALL

METAL ANGLE
DESIGNED TO SUPPORT
MASONRY WALL ABOVE

STAPLE VAPOR RETARDER
'BETWEEN JOISTS
TO U/S OF SUBFLOOR

CANTILEVERED FLOOR DETAIL

RESIDENTIAL WOOD FRAME STRUCTURE w/ MASONAY VENEER (MEATING CLIVATE)

TYVEKs HOMEWRAP=
7/16" OSB SHEATHING
I 2°x6" WOOD STUDS

“w/ R-19 BATT INSULATION

WRAP TYVEKs INTO e
OPENING & TAPE TO |
SILL (ESP. @ CORNERS)

USING TYVEKS FLEXWRAP
LAP & TAPE stx/J@

FASTEN TYVEKs FLEXWRAP™
CORNER USING MECHANICAL
STENER

INSTALL TYVEKs: FLEXWRAP™
AROUND PERIMETER OF OPENING

RN
WINDOW SILL DETAIL Ny

RESIDENTIAL WOOD FRAME STRUCTURE w/ MASONRY VENEER (HEATING CLIMATE)

w/ R-19 BATT INSULATION
VAPOR RETARDER
1/2" GYPSUM BOARD

PENETRATION

(T 1" AIR SPACE
TYVEK= HOMEWRAP:
€ 7/16" 0SB SHEATHING

(ex. EXHAUST FAN)
PROVIDE WOOD CAULKING
BLOCKING &
SEAL AROUND

FLANGE (SEALED TO PENETRATION)
SEALTAPE

TYVEK= TO FLANGE

(USE TYVEK FLEXWRAP™

FOR LARGE OPENINGS)

PENETRATION USING
MINIMALLY EXPANDING
POLYURETHANE FOAM OR
APPROVED CAULK

WALL PENETRATION DETAIL

RESIDENTIAL WOOD FRAME STRUGTURE w/ MASONRY VENEER (HEATING CLIVATE)

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727
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H-STUD AREA SEPARATION WALL
%’STEM: GA-ASFW 0985, TWO HOUR

L INTERSECTION DETAL

O DESIGN DETAILS
A NTS

FABCO" Gypmem Parsis
Tha ot prstcts o

PRIMARY ASSEMBLY COMPONENTS
ﬂ;STUD & C-RUNNER PROPERTIES

10 10 B GLAS* SHAFTLMEN Type . o
170 20 PABCDRE MOLD) CLISE Plas SHASTUER Type 1. oo
178 2" PABCORE™ SHATTUMER Tyie &
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ALL FOUNDATION WALLS ARE FNDB UNO. PIER SCHEDULE

SEE SHEET $2/3 FOR CONCRETE ¢

ALL CONTINUOUS FOUNDATION WNALL FOOTINGS ARE FC24 UNO

SPECIFICATIONS, AND SOIL

2 AL VERTIGAL REINFORGUENT WITH TiES:
| Tes stal UTSIDE, OF VERTICAL RENFORCEVENT
S W EAGE END RRASBING WITH A 5
SEND AND TERINATNG O THE SANE VERTICAL BAR.

| 6" | MINIMUM FINISH GRADE TO TOP OF FOUND.

sPEC SECTION 81z | DESISN ASSUMPTIONS
ALL CONTINJOUS INTERIOR FOOTINGS ARE FCIB UNO. oA [ sauARE ormion |\/ERT\G AL [riEs
P2 2 T 12" xi2"MN [(a) %4 [*=e1270C
[ 5o [ sowrreost oot | [ eveeo wernon. rencorcuenr mio pis rooms 5w

NOTE

VERTICAL REFERENCE

FINNISHED FLOOR.

THESE FLANS THE FOSIITION OF THE
FINGHLD HAN HLO0R 16 PEERNED 10 85
100'-0" AS A BASE REFE!

FROM THAT FOQVT\ON msss FLANS WILL
INDICATE ANY FEATURE ABOVE THE MAIN FLOOR

48 A NUMBER HIGHER THAN [00'-0". THESE

FEATURES INCLUDE BUT ARE NOT
CEILINGS, FLOORS, WNDOW FOSITIONS, ETC.

THE BOTTOM OF THE FLOOR FRAMING STSTEM
OF THE MAIN FLOOR (INCLUDING ANT AND AL SiLL
PLATES) SHALL BE REFERENCED AT 99'-0" IT IS
UNDERSTOOD THAT I 16 LIKELY THAT THE

LIMTED TO

DIMENSICN THAN 1-2". THESE
PLANS, HOUEVER, DETERMINE THAT FOSITION TO
BE 292" TO SIMPLIFT THE MATH OF THE PROJECT
AND MAKE |T EASIER TO DETERMINE FEATURES
THAT EXIST LOUER THAN THE FINISHED MAN FLOOR.

ABOVE 102'-0" INDICATE FEATURES ABOVE
FINISHED FLOOR AND NUMBERS 98'-2" AND BELOW
INDICATE FEATURES BELOW THE FLOOR FRAMNG
SYSTEM,

AFF. 18 AN INDICATION OF A FEATURE THAT
EXISTS IN RELATION TO IT8 DISTANCE ABOVE THE

FOOTING SCHEDULE

sPEC SECTION SiZE |

DEPTH [wioTH [coNTINUOUSE | TRAVERSE
Fclg 0" e (2) #4
Fo24 lo" 24" (3) #a [none
SPEC  SPOT SIZE, 10" DEPTH REINFORCMENT

LENGTH WISTH LoNGniSE_[sHoRTWISE
e 36" () %4 (4] #4

NoTES

1. PROVIDE REINF. STEEL 3" FROM BOTTOM OF FOOTINGS.
2. PROVIDE CONT. BENT STEEL AROUND CORNERS AND LAP

WALL STEEL 24" MIN

3. PROVIDE A 24" MIN. LAP FOR ALL STEEL
4. FOOTINGS NEED NOT BE CONTINUOUS THRU FOUNDATION

STEPS L.NO.

5. SCHEDULE SHOWN APPLICABLE TO APPLIED PLAN ONLY.
6. FOOTINGS SUPPORTING CONCRETE FOUNDATION WALLS:
PROVIDE "HOOKED” VERTICAL REINFORCEMENT EMBEDDED IN
FOOTING 6" AND EXTENDING OUT OF FOOTING 24” oo AP

INDATION WALL REINFORCEMENT.

VERTICAL

FoU EMI
REREORCEMENT To WATCH FOUNDATION WALL VERTICAL SPAGNG

SPECIFICATION

FOUNDATION WALL SCHEDULE

SPEC DESCRIPTION

FNDB 8" THICK CONTINJOUS (TYPICAL UNO)

HEIGHTS | REINFORCMENT (0.C.)

OFENING LINTELS

VERTICAL | HORIZONTAL [MAX SPAN|[MIN DEPTH
g

20" [*aes2 | (2) 84 2-0"
50" [*aes2 | (3) %4 2-0" o'
40" [mae o4 | (@4 2-0" &'

FNDI4  14-1/2" THICK CONTINUOUS (TYPICAL UNO)

HEIGHTS | REINFORCMENT (0.C.)

OFENING LINTELS

~amicke
9 N
o sl sl
FC24
M o m—zZ - ————)

B I | I | I I
| il | il | |
| i ’ | A ) | |
I i i I i v ! |
I [ | [ K I

& ] N & i I
® P P [N 4
| N N hdl
® k | 2 | +dg K |
& | | N & | |
071 | | | 123 o | |
| | I | I |
I | I | I I
N L J - A —— J
T EY
[ e ey 7 g g —® s e T 1 [P S ———————
T FC24 r ¢ Fca I
I I I
I oo I o i
ek B | » oo
I
e | g 2] | B 1 B
| | O odR 1)
I 4 concree sLse 4 concreTE oL se B 4 concrere sLae
o §ERETR 2% I TERVETR 85 Wl YRR %
I I I
I I A
o I Il
. I | m | |
5 T L[5 | |
o 1 \e2[1 i
i1 [ — [—— N
I I r
o | I i
I I I
E H HL Lol | ® bl @
b H N S 8 Bl5|l @ 3
I L RIEN 2! 2
N I A | . | | N
e N Il 0 i o
o ol |1 i i
I S i i
ank B e B0 LT .
13k . RIEE A -l bt A -
T T T T 1T
o 1= o1 . .
) ramtEs (4 |1 | £ R 8% \ SR %
JrER T Qv T | | |
o I 1) L
I I i I
I
o I i I
o L i I
o i I
PO | 0 !
I | | |
| | I Fea4, L | S 2 ]
1 EY
07 Sy g p—— iy N ————————
ANYEEN PN
e s ey e
1 1 1
amichge

VERTICAL | HORIZONTAL [MAX SPAN|[MIN DEPTH
g

20" (2) RONS *4 | (2) ROWS #4 [2-0"

30" 24'0c. |e12'0C. [270" o

o o o
NOTES

1. PROVIDE REINF. STEEL WITHIN 4" OF TOP & BOTTOM OF WALL

AND WITHIN 2" OF OPENINGS.

2. PROVIDE (2) #+ ABOVE OPENINGS, AND (1) #4 EACH SIDE

AND BELOW.

3. PROVIDE 3" OF MIN. CONC. COVER FOR ALL REINF. STEEL.
4. PROVIDE CONT. BENT STEEL AROUND CORNERS AND LAP

5. PROVIDE A 24" MIN. LAP FOR ANY STEEL IF NOT NOTED.
6. ALL STEEL IS CENTERED WITHIN THE WALL THICKNESS U.N.O.

OR ON DETAILING

7. EMBEDDED PIPES SHOULD HAVE A MAX. DIA. OF 2-1/2"
DO NOT BACKFILL FOUNDATION WALL UNTIL CONC. FLOOR

SLAB IS IN PLACE AND CURED FOR 7 OR MORE DAYS.

9. SCHEDULE SHOWN APPLICABLE TO APPLIED PLAN ONLY.

ANCHOR BOLTS ¢ HOLDOWS

/A FOOTING/ FOUNDATION PLAN

ANCHOR BOLTS U.N.O:

1/2° DIA. X 10" L A307 "J" BOLTS @ 32" 0.C. UN.O.

PROVIDE AN EMBEDMENT OF 7

PROVIDE (2) A.B. MIN. PER WALL W/ (1) EA. FOUND.

WALL END MIN. (2 PER CORNER]

PROVIDE 3* X 3 X 1/4" (MIN.) PLATE WASHERS EA, BOLT.
WASHERS W/ 1-3/4" LONG SLOTTED HOLES ARE PERMITTED
IF IT IS TOPPED WITH A SECOND STANDARD WASHER.

HOLDOWN CAST IN STRAPS OR POST INSTALLED TEES:

(12 TYP)

SNPSON f#DUS-SDS2.5 W/ 7/8" DIA THREADED oD
IN_PLACE DR EMBEDDED EPOXIED 16" nrrp INTY

SIMPSON #STHD14-
W CAST IN PLACE.

\\ J SCALE: 1/8"

T()P OF CONCRETE FOUNDATION AND WITHIN 6" OF

VERTICAL FOUNDATION #4

EBAR FROVOE SMPSON

SET-XP EPOXY. PROVIDE (2) 2X4 MINIMUM TIE POST.

(4 TYP.)

D E S I G N

1436 S. LEGEND HILLS DR. #320
CLEARFIELD, UTAH 84015
801. 217. 3727
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DESIGN MAINTANS THE

RTY. G
D, AND SHAL
REFRODUCED OR COPIED UiTHOUT
THE EXPRE R
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PROJECT NAME:
SKYVIEW
BUILDING 1
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LOT #

SUBDIVISION
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IN-WALL BEAM SUPPORT VERTICAL REFERENCE

]
SEE SHEET $2/3 FOR NOOD FRAMING SPECS DESIGNATICNEUPPORT AND TRIMMER NOTE
AND NOTES. (SEE FLAN)| GUANTITY ¢ SIZE tan
THESE FLANS THE FOSITION OF THE

SI# SHEAR WALL. SEE SHEET 52/3. (222 (2] 2X4 STUD! FINGHLD HAN HLO0R 16 DETERINED To B

o 15) 2xd STID: 100'-0" A3 A BASE REFEREN

anx4 () 2X4 ST FROM THAT POSITION mE@E FLANS WL

INDICATE ANY FEATURE ABGVE THE MAN FLOGR
(224 (5) 2x4 48 A NUMBER HIGHER THAN [00'-0". THESE
(enx4 (@) 2x4 ST FEATURES INCLUDE BUT ARE NOT LIMITED T0

VERTICAL FRAMING STRAP e () 2x6 ST CEILINGS, FLOORS, WNDOW FOSITIONS, ETC. D E S I G N
LOWER STUDS OR FLOOR BEAM OR THE BOTTOM OF THE FLOOR FRAMING STSTEM

CANTILEVERED RIM TO UPPER STUDS. (3X6 (3) 2x6 STUDS OF THE MAN FLOOR (NGLUDNG AN Anp ALl st |
SIMPSON #CSI6 COIL W/ 16° LAP (4126 (4) 2X6 STUDS PLATES) SHALL BE REFERENCED AT 99" IT 15

1436 S. LEGEND HILLS DR. #320

()
(25 TYP) N
%

J SCALE: 1/8"

(nx6 (5) 2x6 5D UNDERSTOOD THAT IT 16 LIKELY TWAT THE
(enRxe (&) 2X6 STUDS PISTANCE BETWEEN THE MAIN FLOOR AND THE CLEARFIELD, UTAH 84015
LOOR FRAMING STSTEM 801. 217. 3727
INCLUDING THE SILL FLATE WOULD BE A DIFFERENT
: LERER SmB o P00k Ben o 1 1o AL STUDS ARE DOUE FIR OR HEM FIR PG, HOURVER, DETERHINE THAT POSITION T0 [
CANTILEVERED RIM TO UPPER STUDS. (WHITE PINE) STUD GRADE OR BTR BE 220" 0 SIMPLIFY THE MATH OF THE FROJECT
3 e FASTEN EACH STUD TOGETHER WITH 16D @ AND MAKE IT EASIER TO DETERMINE FEATURES ATTENTION
{SB\MFSO)N #MST2T W/ (30) 16D. 16" MINIMUM THAT EXIST LOWER THAN THE FINISHED MAN FLOOR. DESIGN MAINTAINS THE
m ON CENTER STAGCERED. THEREFORE, FEATURES CF THIS BUILDING A INTELLECTUAL RIGHTS 10 THIS
3. (1) SINGLE 2X CONTINUOUS TOP AND BOTTOM PROPERTY. ALL RIGHTS
Qv BLATE ARSUMED MU CALLED OUT IN REFERENCE TO TUIO POSITIONS, THE e
| FINISHED MAIN FLOOR AND THE BOTTOM OF THE R e b Wihour
MAIN FLOOR FRAMING STSTEM NUMBERS R EPREB6ED WSITTEN
Pexe (3)2%4 PEXe (3)2%4 Pexe (312%4 (3)2x4 PeX6 ABOVE 100'-0" INDICATE FEATURES ABOVE CONENT OF RML DESIGN,
(5{;)\-6"5) é?*)‘-ﬂ“) =2 o) FINISHED FLOOR AND NUMEERS 28/-0" AND BELOW UNDER FENALTY OF PROSECUTION
o B(3)I1.7/8 11.7/8 11.7/8 H /8 o INDICATE FEATURES BELOW THE FLOOR FRAMNG
weor 220 TE g B2 mag R I AL SV 3 T —|——ErarE, el
AFF.15 AN NDICATION OF A FEATURE THAT
| | EXISTS IN RELATION TO IT3 DISTANCE ABOVE THE B A b o
| FINNISHED FLOOR. BULPING ExCEeT THE O For
| RIGH 18&UED,
2 | DECNBIELE AN Gl oz
8 | COPYRIGHTED MATERIAL
®
© I |
Q PT. LOAD © ALL RIGHTS RESERVED
© W (426 ABOVE X6 W @)2x6 | h rEaxe
o
w
su4 =Y .12 2 20\, (24 o
Lo AL atg
TS = i
B2ac epe!
el PROJECT NAME:
=] BEAM SCHEDULE EX SEE NOTES 12345 SKYVIEW
1 > GESIGNATION BEAM DESCRIFTION END TRIMMER| TYPE
n TY. UN.O. U.N.O.
L B 8 (GEE PLAY g BUILDING 1
o 1 By ° MIN. BEAM  [(2) 2 X 10 DF#2 | x4
N |5 N o
N 52 9 R
N vy | N Bk (2) 1-3/4" X 5-1/2" LV 1 -
— =% (2 2 X & Dr/HF*2 i : LOCATION INFO:
=] P | B2VA___|(2) 113/4" X T-I/4" LVL T X LoT#
E o' pc. | B(3)11/4 I(2) 1-3/4" X 1-1/4" LVL 1 )X l
I Q | !
S 7 N (2) 1-274" X a-1/2" LVE F) x4 %OOBDLSIDE SUB.
2 el 9 ~%E o (2) 1-8/4" X a-1/2" LL 2 24 ClTYS' OCK 86
(d2xd (2)2x4 {1'} (B2 H— ay (2) 2XI0" DF/HF #2 ! 2x: HAILEY
(3)2x6 (4)2X4 > 7 (cAlckiz) o (4)2 ® 3256 o (2) 2 X 1o DF/HF#2 1 2. e
\i (cALcH2) > B(2J11.7/8 FLySH B(IT/B FY S | ES 4 X 1I-1/8" LvL 2 =
B(3)11.7/5 FLUsH B(3)11.]/8 L /4 X -7/ LVL B = IDAHO
= B /AT X /BT LV 4 X I
= (4|4 /4" X 11-T/8" LVL 5 Xe .
3 2 I(2) 2 X |12 DFMFs2 1 x4 CLIENT NAME:
I =2 3 S L | — [& (3) 2 X 12 DF/HE#2 1 X6 TANNER
£ RH i< (2)2x4 = 4 (2 1-3/4" X 14" LvL. P x4
p ] — 2 [Malaxg 3 " 5 8D 574 X & VL ] 6 CONSTRUCTION
i F] T z = uj 3 B26 (2 -3/ X 16" Lvi p) x4
- » o | ~| Een (2) 13/ X 16" LVL 5 X6 I
il % B8 () 1-3/4" X 18" LVE 5 x4 PLAN NAME:
5 B(3)8 (2) 1-3/4" X 18" LVL 5 Xe
:Z I GLB INOOD GLULAM BEAM. SEE PLAN 4_PLEX
L iy wexw [STEEL WIDE FLANGE BEAM SEE PLAN
3 3 | 1. JON MULTIPLE PIECE BEAMS W/ (2) 16? © 12" 0.C. ) [
2. PROVIDE METAL FRAMING CONNECTORS (LE. SIMPSON #CE TO
A i i ! F e o s S e, | OIGINAL RELEASE:
g E MvHN\MUM LVL SPEC PROVIDE 1.9E AND 2600 PSI| F'b ()R BTR. NOVEMBER 19, 2019
? 7{{\' . GLB IS GLULAM BEAM. PROVIDE 24F-V4 SPEC U.N.O.
E-: 26 || L sbedl 2008 i 6ok 26601 @ ? ALL STEEL BEANS, TO NEET ASTH AQ52 OR Fy = S0 koi REVISION DATES
I UALL 512 [ a-2" U B2io LL 22" 2)a/2 2 6. X~BEAM IS ROSBORO X—BEAM BRAND GLULAM BEAMS OR EQUIV. 0411412020
(CALCH,
X Lo __B@u2 XXIXXIXXXX
POST & COLUMN SCHEDULE RXUXKIXRKX
(2)2%6 DESIGNATIONDRESSED SECTION SIZE CAP/EASE BASE TO
PT. LOAD PT. LOAD (6EE FLAN)| (APPROX) & GRADE N.0®  [cONC. UN.0®)
(2)2xe Qv ABOVE ABOVE Paxd —1/2" X B-1/2" DFAl
P4xe -1/2" X 5-1/2" DF#
I
e Pex6 -1/2" X 5-1/2" DF# [Bce. Ace | ABUGEZ
oy Sy TRy o Ace e FLAT AR SNVAL i 6B AE
Pexe T-1/2" X 7-1/2" DRI ABUsBZ |
Piexie g-1/2" X 4-1/2" DF#l ABUIRIOZ
P | /2 X /2 Dr Tz UPPER FLOOR
PexeRs | 6" X &' DFM ABUB6RZ FLOOR FRAMING
X 8" X &" DF#l BUBBRZ
Fioxioms |10 X 16" bre ooz | PLAN
PI2X12RS 12" X 12" DF#I ABUIRZRZRZ |
1. DF#l = DOUG FIR GRADE #1 OR BETTER
2. CONNECTOR MODEL NUMBERS RELATE TO SIMPSON STRONG TIE
OR USP (MITEK) BRAND WHERE APPLICABLE. OTHER CONNECTOR
MODEL NUMBERS ACCEPTABLE IF ALL RATED CAPACITIES EXCEED
UPPER FLOOR FRAMING PLAN THOSE LISTED. (LCE_) & (AC_) MODELS ARE INSTALLED IN PAIRS.
U.N.O. = UNLESS NOTED OTHERWSE (ON THE PLANS).
I
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o

J SCALE: 1/8"

ATTIC VENTILATION/ VERTICAL REFERENCE
squms VESQYAGEE? ROCF = 2429 5@ FT. THESE FLANS THE FOSITION OF THE
OVEREUILD FRA FINISHED MAIN FLOOR 16 DETERMNED 10
SEE SHEET ©2/3 FOR NOOD FRAMING LD FRAVING REGURER VENTING 1500 o= 163 oa £ oo ;F’M e R NP O B
SPECB AND NOTES 8 AMCUNT TO BE CREATED BT GABLE VENTS
SHELL: . SRTIRTLE bHLE RSOk VR, FROM THAT POSITION mE@E PLANS WL
2X4 8 24" 0C. (MIN. INDICATE ANY FEATURE ABOVE THE MAN FLOOR
idaiansbia it e shss SHELL VERT SUPPORT- E%A%@m&éﬁ;ﬁﬁ%‘fé@gg THE | A5 A NIMBER HIGHER THAN I00'-2". THESE
2X4 & 48" OC. (MIN) FEATURES INCLUDE BUT ARE NOT LIMITED TO
VERT PLATES. SHED ROOF NOTE FROVIDE INGULATION DEFTH MARKERS EVERY CEILINGS, FLOORS, WNDOW FOSITIONS, ETC. D E S I G N
2%6 ACROSS TIRUBSES, VERIFT FIELD CONDITIONS AND INSURE 200 SCUARE FEET OF ATTIC AREAS. THE BOTTOM OF THE FLOOR FRAMING STSTEM IE—
F L oo ARAMING N TS ARSa, OF THE MAIN FLOOR (INCLUDING ANT AND AL SILL
FACE NAIL VERT ALONS SIDE BOES NOT NTERFERE UITH LOCATION, PLATES) SHALL BE REFERENCED AT 990" IT 19 1436 S. LEGEND HILLS DR. #320
SHELL 8 PLATES W/ (4) 16D HEIGHT, OR OPERATION OF WNDOWS UNDERSTOOD THAT I 16 LIKELY TWAT THE - g
EA. CONNECTION OR PROVIDE ABOVE ROOF, ADJUST SLOPE 45 NEFDED. DISTANCE BETUEEN THE MAIN FLOOR AND THE CLEARFIELD, UTAH 84015
AS5 CLIP. FACE NAIL PLATES BOTTOM CF THE FLOOR FRAMING STSTEM 801.217. 3727
TO TRUSSE W/ (2) 16D EA INCLUDING THE SILL FLATE WOULD BE A DIFFERENT
TRUSS MIN. DIFENSICN THAN 12" THESE
- PLANS, HOWEVER, DETERMINE THAT POSITION 10 R
BE 220" 0 SIMPLIFY THE MATH OF THE FROJECT
SEE DETAIL 25, SHEET 32/2. AND MAKE IT EASIER TO DETERMINE FEATURES ATTENTION
THAT EXIST LOUER THAN THE FINISHED MAIN FLOOR. DESIEN MANTANS THE
THEREFORE, FEATURES OF THIB BUILDING A INTELLECTUAL RIGHTS 10 THIS
CALLED OUT IN REFERENCE TO TUIO POSITIONS, THE i i
FINISHED MAIN FLOOR AND THE BOTTOM OF THE 2
MAIN FLOOR FRAMING STSTEM NUMBERS N or b g THouT
ABOVE 100 -0 INDICATE FEATURES ABOVE CONSENT OF Rl DESIGN,
FINISHED FLOOR AND NUMBERS 99-0" AND BELOW UNDER FENALTY CF FROSECUTION
INDICATE FEATURES BELCW THE FLOOR FRAMING
T ST 17 1 1 R | | — T] STSTEM.
AFF.15 AN NDICATION OF A FEATURE THAT
]‘/ J EXISTS IN RELATION 10 178 DISTANGE ABOVE THE e A
FINNISHED FLOOR. BUIDING EXCEPT THE ONE FOR
e TeE Pl gees
RIGH 6SUED.
e / WILL INDICATE AN UNAUTHORIZED
COPYRIGHTED MATERIAL
(e lshe E@F 745&19 I © ALL RIGHTS RESERVED
—— [TE
EZB05 E0505 ‘
@2x6 I swe) @327%° g1xe ! (2926 ‘ e [1 | B2z
== = GIHDER 1 ER i B =
A IN-WALL BEAM SUPFORT |  PROJECT NAME:
@216 2
DESIGNATICHISUFPORT AND TRIMVER
= "‘k @2K6 (2)bx6 P [ Nerzxe (SEE PLAN)| QUANTITY ¢ SIZE teaen SKYVIEW
20 <, <, px
P il [ (2) 2X4 5TUDS BUILDING 1
2(2 N (3724 (3) 2X4 STUDS
(v ” /H ” /H N 4nxa (4) 2x4 STUDS
= 1 g= S (5R%4 (5) 2X4 STUDS
' o) (x4 (6] 2x4 STUDS LOCATION INFO:
= X6 (2) 2X6 STUDS .
H-\ /H 2o 1] 2¢ie s Il 2dee H\ (30%6 () 2% sTUDs LoT#
eee 2864 FEES 286, (4nxe (<) 2X6 STUDS
! 1 i 22 () 2%6 sTUDS. SUBDIVISION
L ( L] N e WOODSIDE SUB.
L = . Kl #25, BLOCK 86
L L — 1. AL STUDS ARE DOUG FIR DR HEM FIR cITy
(WHITE PINE) STUD GRADE OR &
H - H o RSN EACH ‘ST0D TOGETEER WiTH 16D © g.ﬁl!é‘EY
b RIHGE I ! 16" MINIMUM
: BlpeE S REEE i ON CENTER STAGCER IDAHO
3. (1) SINGLE 2X CONTINUOUS T0P AND. BOTIOM
21 2 2008 jE i PLATE  ASSUMED MINIMUM
\izly GIRDER TRUS GIRDER TRUES z N CLIENT NAME:
ol
| Y BEAM SCHEDULE EX __ sEwomsias45 | TANNER
8 GiRDER TRis E THB | croen 1=iee 8§k
R ~ (2)2%6 QP DESIGNATIONBEAM DESCRIPTION END TRIMMER [ TYPE
I H (2)2x6 S (SEE PLAN) QTY. UNO. | UN.O. CONSTRUCTION
& F ] MIN BEAM  [(2) 2 X 10 DF#2 1 x4
3 d , Y o ——
) 5 o, 9| HEADER .
) 3|08 4 & 4 q SN PN e - - PLAN NAME:
g 2 X b DF/FR2 -
] & ol [NE3 & o — f o Box S —— : X 4-PLEX
-+ i | B4 |(2) 184" X T4 VL [ .
& 3| \Qy T gf S BOVA|(3) 1-8/4" X T-1/4" L T :
L 5 |
% S - Bl 3 NS =% (@ 2 x & or/reR2 i :
o § i rY <<<s & <f° S g =38 (2) 2 x & DF/Fe2 ! X6 ORIGINAL RELEASE:
S N " gl Th BRIz @) 18/4 X /2" L B X NOVEMBER 19, 2019
T Y s BRI |B) /4 X a2 VL B} X
i o -
22 E E =0 (2 2Xio" DR/ #2 [ .
— WL 5 : i — (55 X 10 OF/eee T = REVISION DATES
=N 3 () 1-8/4" X 11-7/8" LVL 2 X: 04/14/2020
o = WALL 9-2" BN/ |(2) 1-8/4" X II-T/8" LvL 3 X: ><></xx;x><x><
Ehiehs =50 S BB |(3) 15/4 X I-1/8" VL P > ot
BCAN/e |(4) 1-8/4" X 1I-7/8" LV B 6
(4)2x6 (22x6 1 x4
(22%6 (“4)2%6 @)2x6 “@)2x6 (2x6 (®)2x6 Il 6
| 4 X
4 X6 |
P = AR SUNVAL LB AR
s X6 |
B x4
(308 () 12/ x 18" LV 5 6 ROOF
GLE [NoOD SLULAM BEA SEE PLAN
W [STEEL WIDE FLANGE BEAM | 8FF PLAN FRAMING
1. JOIN MULTIPLE PIECE BEAMS W/ (2) 16D @ 12" 0.C. PLAN
2. PROVIDE METAL FRAMING CONNECTORS (LE. SIMPSON 4#CE) TO I
TIE BEAMS GREATER THAN 6'—0" TO POSTS OR TRIMMERS.
3. LWL IS LAMINATED VENEER LUMBER, LE, MICROLAM, VERSALAM.
MINIMUM_LVL SPEC PROVIDE 1.9E AND 2600 PSI Fb OR BTR.
. GLB IS GLULAM BEAM. PROVIDE 24F—V4 SPEC LUN.O.
5 ALL STEEL BEAMS TO MEET ASTM A992 OR Fy = 50 ksi,
ROOF FRAMING PLAN SEN 1S ROSEOr
& X-EAM 1S ROSBORO X_BEAM BRAND GLULAM BEANS OR EQUIV.
|
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NTS
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GRADE OR _—CONC. sLAB
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e
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t [ s,
@ FOUNDATION WALL @ NO DETAIL
NTS NTS
ey
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ANCHOR BOLT
eyl TREATED SiLL
CONC. SLAB
CONC.
FOUNDATION

@ NO DETAIL @ FOUND. TO WALL

NTS NTS

SILL PL FACE NALL SILL PL FAGE NAIL
leD @ 4" 0c. 6D @ 4" 0c.

FLOOR SHEA FLOOR SHEATHI e e o ToP L
e 52' oc.
FLOOR JolsTS FLOOR JoISTS
FRAMED WALL FRAVED WALL
o uwra:w SHEATHIING oy nva:w 0SB SHEATHIING
ose
AT FLOOR. SHEAT NOER. BOARD FLOOR SHEA
(ok= ARCH PLANS FoR DETAIL) frasdprdrpid (o= ARCH PLANG FoR DETAL)
(e22 PLAN)
@ DBL. SHEAR WALL TO JOISTS —OR— DBL. SHEAR WALL TO JOISTS
NTS

LOAD BEARING
WALL OR POST
CONC. SLAB
CRUSHED
TP
CONC.
W REINF.
@ INTERIOR FOOTING
NTS
@ NO DETAIL
NTS
FROM UPPER NALL FRAMED NALL
TO RIM FLOOR SHEATHING
RIM JoisTs
OVERLAP 0S8 N6
TO RIM BO, ® 24' OcC.
OSB PANEL
SHEAT

@ FOUND. TO PARALLEL JOIST
NTS

@ NO DETAIL

NTS

Y

PRICE

ENGINEERING INC.
STRUCTURAL VL
KYLE: (801) 791-6274
TRAVIS:(435)720-2907
kyle@price—engineering.com
travis@price—engineering.com

ANCHOR BOLT
CONC. SLAB
pa— STEEL
CONC.
FROST DEPTH FOUNDATION
(MIN)
SEE PLAN
Q FOUNDATION WALL
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@ NO DETAIL
NTS
UPPER WALL FRAMED WALL
To rM FLOOR SHEATHING
~M — —FLOOR
ONER DBL TOP PLATE
TO RIM BO/
0SB PANEL
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Date / Revision
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NO DETAIL

)

PRICE

ENGINEERING INC.
STRUCTURAL w-CIVIL
KYLE: (801) 791-6274
TRAVIS:(435)720-2907
kyle@price—engineering.com
travis@price—engineering.com

FIRE RATED SYPSUM OR
08B PER DETAIL ON ARCH PLANG. FIRE RATED WALL BOARD
BOTH SIDES OF TRUES
ANVA
n W TRuSes PRAMED UPPER
sescur i g L
eSO TR . SHEATHING FLOOR SHEATHING
OR RM JOIST BLOCKING
osB FLOOR JoIsT
AS5 @ 32' OC.
hford it BLKe To WALL.
(SHEAR NALLS WALL)
PRAMED
20)DBL. WALL TO TRUSSES @ NO DETAIL @ CANTILEVERED JOISTS @ NO DETAIL @
NTS NTS NTS NTS
TR o —
OVERBUILD SHEATHING e 7 Aé'l’m |— RooF
YoLLoN Ro0F PR PANEL
FASTENING SCHEDULE. s, NAIL BRACE TO
ROOF SHEATHING MATH ERACE tracie— | BLKS W (6) 6D
UNDER OVERBUILD TRUSEES
GABLE END
FOLLON ROOF PANEL TRUss—|
FASTENING SCHEDULE. m~ .m“ oc)
OVERLAP 028 (12" WALLS: @ 24" OC)
TRUSS TO WAL \D'
P mﬂ_/ BV B TN
\THING WALL
@ ROOF OVERBUILD @ WALL TO TRUSS @ WALL TO GABLE TRUSS @ BEAM TO TRUSS
NTS NTS NTS NTS

NTS

Date / Revision

11713719

APDRESS: | oT |-7, BLOCK 86, WOODSIDE SUBDIVISION #25
HAILEY, IDAHO

RESIDENTIAL PLAN
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SOILS AND EXCAVATION NOTES

UNIFIED SOIL CLASSIFICATION: NO SOILS REPORT PROVIDED.
DESIGN SOIL BEARING PRESSURE: 1500 PSF (ASSUMED)

1. ALL DESIGN IS BASED ON STABLE SOIL CHARACTERISTICS.
GEOTECHNICAL HAZARDS FOUND ON OR AROUND THE SITE OR
SOLS FOUND AT THE SITE WHLE EXCAVATION OGCLIRS WHIGH
DIFFERS FROM THOSE A: D SHOULD BE BROUGHT TO THE
RITETON O THE BULDNG GFFGIAL Ao ENGNEER.

2. ALL FOOTINGS SHALL BEAR ON UNDISTURBED SOIL OR

UNIFORM CRUSHED GRAVEL. SOFT AREAS DEEPER THAN 2 AND
OR OTHER GEOTECHNICAL HAZARD:

\NVEST\GATED 0D APPROVED BY. A LIGENSED CEOTECHICAL

ENGIN

DO _NOT BACKFILL FOUNDATION WALLS UNTIL THE CONCRETE
FLOOR SLAB IS IN PLACE AND HAS CURED A MINMUM OF 7 DAYS

CONCRETE SPECS ¢ DETAILING
ELEMENT (Fe) MINMM

(F'e) RECOMMENED WG RATIO

FooTiNeS | 3000 PSI 3000 Pl 50
WALLS [ 2500 Pl 3500 ol 50
SUSP. 5\_% 3500 o 3500 P a5
SLABS 3500 Pel 4000 Psl 5

(F'c) STRENGTH BASED ON 28 DAY CURE TIME
PORTLAND TYPE /Il CEMENT.

25% MAXMUM CLASS "C” OR "F" FLY ASH BE WEIGHT
3/4" MAX AGGREGATE SIZE

4° MAXIMUM Sl

SOVITURES. ACCEBTABLE EXCLUDING CALCIUM CHLORIDE

EEFSTISES

CONTRAGTOR RESPONSIBLE FOR FORMWORK AND SHORING.
REINFORCMENT SUPPORT PER ACI 315
ROUGHEN CONSTRUCTION JOINT SURFACES TO 1/4"
AMPLITUDS
BEND' REINFORCENENT COLD ONCi

B RADI A HOOK LENGIS To COMFORM To Acl 318
PROVIDE CONTINUDUS. CORNER BARS AT WALL AND FOGTIG
CORNDERS LONG ENOUGH TO MEET REQUIRED LAP LENGTHES.

w

EEES

(CONCRETE PLACEMENT § CONSTRUCTION SPECS

1. VIBRATE AND CONSOLIDATE CONCRETE DURING PLACEMENT AS
NEEDED TO LWIT VOIDS AND SEPARATING. OF MATERIAL
INGREI

WHEN-PLAGIG CONCRETE IN HOT OR COLD WEATHER,
PROVIDE PROTECTION FROM FREEZING OR ACCELERATED

»

3. CONCRETE SLAB CONTROL JOINT DEPTH SHALL BE 1/3 THE

SLAB THICKNESS MIN. AND SPACED NO MORE THE 30 TIMES
THE SLAB THICKNESS OR PER SCHEDULE BELOW, BUT NO
MORE THAN 1.25 TIMES ANY SLAB EDGE LENGTH.

SLAB THICKNESS | JOINT DEPTH MIN | SPACING MAX

s-1/2" |-1/4" &-0"

4" =1/2" 100"

5" -2/4" 12-0"

6" 2" 15-0"

FROST DEPTH, GRADING, DRAINAGE
seE PLAN | MINMM PROST DEPTH

SEE PLAN | MINMUM PINISH GRADE TO TOP OF POUND.

NOTES:

1. FROST DEPTH IS THE REQUIRED DEPTH OF THE UNHEATED SIDE
OF THE FOUNDATION AND FOOTING, FROM ANY SURFACE OF THE
ADJACENT FINISH GRADE TO THE BOTTOM OF FOOTING.
2. FINISH GRADE SHALL SLOPE DOWN AWAY FROM HOME
FOUNDATIONS AT LEAST 67 OF DROP THE FIRST 10 FEET OF
HORIZONTAL DISTANCE.
3. DOWNSPOUTS SHALL EXTEND OUT AWAY FROM THE
FOUNDATION AT LEAST & FEET OR INTO AN APPROVED DRANAGE
SYSTE OR ON SITE PIPING,

o7 DRANAGE 'SHOULD BE GRADED T0 DRAIN T0
SopROVED AREAS, SWALES, OR DRAINAGE SYSTEMS.. PER THE
REQUIREMENTS OF THE GOVERNING CITY OR COUNTY.

SHEAR WALL SCHEDULE

ROOF PANEL SCHEDULE™™*

1. PROVIDE 7/16" THICK APA STAMPED EXPOSURE 1 OSB SHEATHING OR BTR.
PROVIDE STUDS @ 16° 0.C. MAXIMUM.

2. FASTEN ALL WALL PANELS W/ BD NAILNG © 12" 0.C. EXCEPT ON PANEL
EDGES. SEE ABOVE FOR PANELS EDGE FASTENING SPECS.

3. BLOCK ALL WALL PANEL (0SB) EDGES. OVERLAP PANELS OVER TOP AND
BOTTOM PLATES.

[ STUD SIZE ¢ GTY.
DESISNATION oo PaNeL | 20 opacing INSIDE EDSES ONLY ROCF DESIGN SNOW LOAT, PANEL THICKNESS NoTES (7P
- - (SEE DIAGRAM BELOW) 1. ALL ROOF PLANELS
UP TO 40 PSF /e SHALL BE APA
She SIDE & W 2X UP TO 70 Psi= /2" STAMPED, EXPOSURE 1,
SWa SIDE 4 DBL 2X OR (1) 4X. UP TO 130 PSR 5/8" & RATED AS FOLLOWS:
SW3 SIDE 5 DL 2X OR () 4X
S FOR ROOF SNOW LOAD SEE THICKNESS SPAN RATING
T El Lo DESIGN CRITERIA THIS SHEET. 78 2/18
SWa—0BL_| o sioES| 4 DL 2X OR (1) 4% - v a27s
5/8" 40/20
SHEAR WALL FRAMING SPECS: ROOF TENNG
PANEL FAS' TABLE 5. PROVIDE EDGE

NAILING APPROX. 1/2

NAILING SPEC WHERE FROM PANEL EDGES W/

PANEL MEETS MEMBER,

2D OC. NAILING

4. FASTEN SILL PLATES TO WOOD FLOORS W/ 16D @ 4” O.C.

S. FASTEN ALL DBL 2X STUD MEMBERS TOGETHER WITH 160 © 6" O.C.
STAGGERED.

TOP PLATES ARE CONTINUOUS WITH A 12" OVERLAP MIN. OR
FROVDE SIMPSON 16 GA. CS16 STRAPPING WITH A 12° MIN. LAP.

INSIDE EDGES SHARING
Ie_TRiss, JoisT Block | EANER  PANEL | igpe po0c Russ,
(SEE DIAGRAM BELOW) JOISTS & BEAMS.
PROVIDE EDGE NAILING
om 6 " ALONG ALL BLOCKING.
. " 3. PROVIDE A MAX.
htd L4 © JOIST OR TRUSS
3/3 3" 3" SPACING OF 24” O.C.

SHEAR WALL DIAGRAM

LOWER.
RIM BOARD.

(AS APPLICABLE) SIN2: (1) 4x sTUD

DESIGN CRITERIA

GOVERNING CODE:

2018 1BC, ASCE 7
RISK CATEGORY Il

1. LIVE LOADS: SLEEPING AREAS 30 PoF
BALCONIES 100 PSF
OTHER AREAS 40 PSF
ROOF 20 PSF
2. SNOW LOAD: GROUND Pg 143 PSF
ROOF Ps 100 PSF + DRIFT
P 100 PSF
5. 1.0 Ce 1.0
ct 10 1 10
3. WIND: DESIGN SPEED:
120 WP 5 SEC CusT
EXPOSURE:
4. SEISMI

: R 6.5 1.0
SITE CLASS: D (ASSUMED)
Sme: 0.68

Smi: 0.33
Sde: 045

FORCE RESISTING SYSTEM:

WOOD LIGHT FRAME W/ WOOD PANEL

ANALYSIS PROCEDURE:
SIMPLIFIED (IBC 12.14.8)

ALLOWABLE PRESSURE ON NATIVE SOIL:
1500 PSF (ASSUMED)

6. DEAD LOADS:  ROOF 15 PSF (ASPHALT SHINGLES)
Fl

5. SOIL BEARING:

LOOR 15 PSF (INCL, THIN TILE)

WALL 10 PSF (STUCCO, SIDING)

WALL 5 PSF (VENEER: BRICK,STONE)
CONCRETE 145 PCF (FTGS, FOUND, ETC)

BEAM SCHEDULE EX SEE NOTES 12345

TABLE OF EQUIVALENT FASTENERS

NAIL BIZE_| NAIL SPACING STAPLE SPACING NOTES
TeA |EeA e eA
12" 12" 10" Cl
] 1o” 10" El 612"
& e 5 +
4 4 Soi/2" | 212
El Ed 212" | -l
ALL STAPLES
IDE I-1/2"
4 6A |15 6A | PENETRATION
12" a2 3 -1/2"
on o " T =y
& 3 3 -1/2"
4 " 2-1/2" 2"
El 2-1/2" 2" i-i/2"

DESIGNATION BEAM DESCRIPTION END TRIMMER [ TYPE
(SEE PLAN) QTY. UN.O. | UN.O.
MIN BEAM  [(2) 2 X 10 DF#2. i %4
HEADER.
PLAN VIEN [ BB |(2) 1-3/4" X 5-1/2" LVL T 4
=) T x4
ROOF TRUSS ¢ JOIST NOTES i ‘ =
e T 4
1. ENGINEERING FOR TRUSSES IS PROVIDED BY THE 2 1 x4
MANUFAC TURER. ) i X6
3. PROVIDE METAL MANUFACTURED HURRICANE TIES AT AL oY )
TRUSSES y muss BEAR\NG LOCATIONS, H2.5 MIN, U.N.O. (SEE PLAN) 2
(PRE-MANUFER'D) | 4, VIDE FULL HIEGHT BLOCKING AT TRUSS BEARING /2" VL B %6
LocmoNs EVERY OTHER TRUSS SPACING MNNI F 2 | 2%4
. BEEN ENGINEERED BASE! -
Roor FRAHNIG FLANS. PROVDED. - TRGSS LAYOUTS D\FFER\NG (2) 2 X lo DF/HE*2 | 2x4
FROM THE ROOF FRAMING PLANS SHOULD BE BROUG () 1-5/2" X 1-7/8" LV 7 x4
THE ATTENTION OF THE STRUCTURAL ENGINEER. g - ”
6. THE TRUSS PACKACE DESICN SHALL BE SUBMITTED TO (2) |2/4" X I17/8" VL 2 2x
THE BUILDING OFFIGAL AS A DEFERRED: SUBMITTAL PER 16C (2) 1-3/4" X 1-1/8" LV 4 xe
2303.4. PRIOR TO PACKAGE SUBMITTAL, IT SHA (@ 2/ X /8" Ve B o
E2UEED B THE ENGNEER oF RECORD' AND. STAVRED FOR
GENERAL CONFORMANCE. (2) 2 X 12 DF/HEH2 ! x4
ROOF JOISTS 1 FROVDE SNPSON VPA CORNECTORS AT AL JOIST () 2 X 12 DEHEE2 ! tad
BEARING LOCAT B(214 (2) 1=3/4" X 14" LVL + x4
5 BROVIBE FULL HIEGHT BLOCKING EVERY OTHER JolST. B3 5 1-8/3" X 14" VL 7 o
8026 (2)12/4" X 16' VL T x4
FLOOR SHEATHING NOTES Ble (& 1-5/4 Xl L. = xe
5208 (2) 1=2/4" X 18" LV B x4
FLOOR SHEATHING U.N.0. BB (&) 1-3/4" X 18" VL 5 X6
SEE PLAN
1. PROVIDE 23/32" 'APA’ STAMPED, EXPOSURE 1, T&G 0SB SEE FLAN
PANELS FASTEN WITH

100 COMMON OR GALVANIZED NAILS @
6"/ 12" EDGE / FIELD 0.C,
2." PROVIDE CONTINUOUS GLUE JOIST TO PANELS.

WALL STUD HEIGHTS ¢ LOAD BLOCKING

1. JOIN MULTIPLE PIECE BEAMS W/ (2) 16D @ 12" 0.C.
2. PROVIDE METAL FRAMING CONNECTORS (LE. SIMPSON #CB) TO
TIE BEAMS GREATER THAN -0 TO POSTS OR TRIMMERS.
LVL IS LAMINATED VENEER LUMBER, LE., MICROLAM, VERSALAM.
MHN\MUM LVL SPEC PROVIDE 1.9E AND 2600
IS GLULAM BEAM. PROVIDE 24F—V4 SPEC U.N.O.
5 ALL STEEL BEANS TO MEET ASTM A392 OR Fy = 50 ki
kst
" XBEAM 1S ROSBORO X~ BEAM BRAND GLULAM BEAS OR EQUIV.

FRAMED WALL STUD HEIGHTS smvomsia NOTES (TYFJ
(HEIGHTS ARE UNSUPPORTED CLEAR SPANS)
e | BLAN WAL SPECS,
(BLK&) TO SILL OR BEAM TALL STUDS [ NOMINAL —[VERT: OC] LATERAL | Gyc\SioNS. AND SCALES
IOIST, R, BLKG, BEAM THRU FLOOR MAX. HEIGHT GOVERN WALL SIZING.
ILL PLATE TO STUD P TO 10" 2 X4 16" NONE
- - 2. SEE MINNUM NAILNG
ULTIFLE) STUDS / COLUMNS UF 1o 12 > X4 Bl <5, A
UETO 14" 2X¢6 ler | PLYWOOD, | USING WALL STUD e
; 0 b
< Ve To 6! 2 X 2 |G
o6 VFTO 1 2X ES GYPSUM |3 PROVIDE 2X DF OR
058 PANELS TO 2X WALL FRAMING gnee /2 EDGE/‘NT VP TO 1T |I-l/2"x5-1/2"* 6" BOARD BTR._ SQUASH BLOCKING
ALL FASTENERS WHICH ARE TO BE INSTALLED N PRESERVATIVE TREATED WOOD VP TO 18 |I/2 R /2 12 UNDER ALL POINTS
SHALL MEET THE REQUIREMENTS OF 1BC 730495, FTo 2o TR e LOADS TRANSFERRED

BEAMS AND GIRDER
TRUSSES SUPPORTED BY
MORE THEN (1) TRIMMER
(SEE BEAM SCHEDULE)

*TJ TIMBERSTRAND LSL STUDS. CONTACT ENGINEER
FOR OTHER BRANDS OR CONFIGURATIONS.

El
NOT PROVIDED.

POST ¢ COLUMN SCHEDULE

DESIGNATIONDRESSED SECTION SIZE CAP/BASE [BASE TO

(SEE PLAN)| (APPROX) ¢ GRADE om CONC. U.N.Of|

Pax4 3-1/2" X 3-1/2" DF#

Paxe 3-1/2" X 5-1/2" DF#l

Pexe 5-1/2" X 5-1/2" DF#

Poxe 5-1/2" X 7-1/2" DF#I

Faxse T-1/2" X T-1/2" DF#I

) X a-1/2" DF# EE

Piaxi 11-172" X 11-1/2" DF# ABUI1212Z

Pox6RS | &' X &' DFH [Ace ABUGERZ

PEXBRS 8" X &' DF#l [s£E PLAN [ ABUBBRZ

PIOXIORS 0" X |o" DF# SEE PLAN | ABUIDIORZ

PI2XI2RS 12" X 12" DF# JEE PLAN | ABURIZRZ
GRADE #1 OR

1 FIR
7. CQNECTOR MOBEL NONBERS RELATE T SMPSON STRONG TE
OR USP (MITEK) BRAND WHERE APPLICABLE. OTHER CONNECTOR
MODEL NUMBERS ACGEPTABLE IF ALL RATED CAPACITIES EXCEED
THOSE LISTED. (LCE_) & (AC_) MODELS ARE INSTALLED IN PAIRS.
UN.O. = UNLESS NOTED OTHERWISE (ON THE PLANS).

L

PRICE

ENGINEERING INC.
STRUCTURALwCIIL
KYLE: (801) 791-6274
TRAVIS:(435)720-2907
kyle@price—engineering.com
travis@price—engineering.corr|
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STAFF REPORT
Hailey Planning and Zoning Commission
Regular Meeting May 18, 2020

To: Hailey Planning and Zoning Commission
From: Sharon Grant, Interim Community Development Contractor
Overview: Consideration of a Design Review Application by Kevin and Stefanie McMinn,

represented by Owen Scanlon, for a 5,457 square foot orthodontist office (1,512 square
foot unfinished basement, 2,312 square foot main floor office and 1,633 square foot
second floor residence). The project will be located at 801 North 1st Avenue (Lot 2,
Block 1, Taylor Subdivision) within the Business (B) Zoning District.

Hearing: May 18, 2020
Applicant: Kevin and Stefanie McMinn
Request: Design Review Approval of a 5,457 square foot orthodontist office and residences (1,512

square foot unfinished basement, 2,312 square foot main floor and 1,633 square foot
second floor)

Location: 801 North 1st Avenue Lot 2, Block 1, Taylor Subdivision (Parcel RPH04830000020)
Zoning: Business (B) Zoning District.

Notice: Notice for the public hearing was published in the Idaho Mountain Express on April 1, 2020 and
mailed to property owners within 300 feet on April 1, 2020 for the April 20, 2020 public hearing. At the
April 20, 2020 Planning and Zoning public hearing the project was continued on record to May 4, 2020.
At the May 4, 2020 Planning and Zoning public hearing the project was continued on record to May 18,
2020.

Application: The Applicant is proposing a newly constructed 5,457 square foot orthodontist office and
residences. The building will consist of a 1,512 square foot unfinished basement, a 2,312 square foot
orthodontist office on the main floor and two (2) residential units totaling 1,633 square foot on the
second floor. An existing shed on the South side of the site will be removed. Access will consist of a
new curb cut off of 1°* Ave North.

Procedural History: The Design Review Application was submitted on February 11, 2020 and certified
complete on February 27, 2020. A public hearing before the Planning and Zoning Commission for
approval or denial of the project will be held on May 18, 2020, in the Hailey City Council Chambers (to
be held virtually).



McMinn Office, Design Review

Lots 2, Block 1, Hailey Townsite (801 N 1st Avenue)
Hailey Planning Zoning Commission — May 18, 2020
Staff Report — Page 2 of 16

General Requirements for all Design Review Applications

Compliant Standards and Staff Comments
Yes No N/A City Code City Standards and Staff Comments
n [ 17.06.050 (B) | Complete Application
O] O] Department Engineering: No comments
Comments Life/Safety: No comments
Water and Sewer: Staff expressed that the water service that is on this lot is being used
by 811 1% Ave. N. The meter vault is in the middle of 801 1°* Ave N. and 811 hooked to
that meter vault and ran their service to the building. 811 will need to install their own
service on their lot and will not have water until they do. 801 will need to hook up to
the existing meter vault on their lot. 811 has been approved (Counterbalance) but not
constructed.
Building: No comments
Streets: No comments
O] O] 17.08A Signs 17.08A Signs: The applicant is hereby advised that a sign permit is required for any signage
exceeding four square feet in sign area. Approval of signage areas or signage plan in Design
Review does not constitute approval of a sign permit.
Staff All building signage will be applied for under a separate sign permit following
Comments completion of construction.
O | O 17.09.040 On- | See Section 17.04.090 for applicable code.
site Parking 17.04.090 Commercial: 1 parking space per 1,000 gross square feet
Req. Residential: 1 parking space per unit under 1,000 sq ft
Staff The Hailey Municipal Code requires one (1) parking space per 1,000 gross square feet
Comments of commercial space.
The building totals 5,457 gross square feet of which 3824 square feet is commercial.
Four (4) parking spaces are required. The site plan shows eight (8) parking spaces for
customers (public), and an additional two spaces where residents can stage cars.
Parking requirements are met.
O 17.08C.040 17.08C.040 General Standards
Outdoor a. All exterior lighting shall be designed, located and lamped in order to prevent:
Lighting 1. Overlighting;
Standards 2. Energy waste;
gY ;
3. Glare;
4. Light Trespass;
5. Skyglow.

b. All non-essential exterior commercial and residential lighting is encouraged to
be turned off after business hours and/or when not in use. Lights on a timer
are encouraged. Sensor activated lights are encouraged to replace existing
lighting that is desired for security purposes.

c. Canopy lights, such as service station lighting shall be fully recessed or fully
shielded so as to ensure that no light source is visible from or causes glare on
public rights of way or adjacent properties.




McMinn Office, Design Review

Lots 2, Block 1, Hailey Townsite (801 N 1st Avenue)
Hailey Planning Zoning Commission — May 18, 2020
Staff Report — Page 3 of 16

d. Area lights. All area lights are encouraged to be eighty-five (85) degree full cut-
off type luminaires.

e. Idaho Power shall not install any luminaires after the effective date of this
Article that lights the public right of way without first receiving approval for
any such application by the Lighting Administrator.

Staff

Comments

The Applicant will install Dark Sky compliant fixtures (4” recessed downlights located in
canopies and 2™ floor cantilever soffits), downcast and low wattage fixtures (see
image below). Lighting Details are also attached.

D ‘:‘ Bulk

Requirements

Zoning District: Business (B)
Maximum Height: 40’ “(because mixed use)
Setbacks: 0’

Staff

Comments

Zoning District(s): (B)
Proposed Height: 25°-5-1/2”

Proposed Setbacks:

e  Front (East): 2’
Side (North): 23’ 5”
Side (South): 73’
Rear (West): 2’

The proposed project complies with height and setback requirements of the Hailey
Municipal Code.

n [ 17.06.070(A)1
Required

Street
Improvement
s Required

Sidewalks and drainage improvements are required in all zoning districts, except as otherwise
provided herein.

Staff

Comments

There is existing sidewalk along 15t Ave N, for which the applicant will have finishes and
articulations of planes and surfaces to serve as the “front” of the building. New
sidewalks will be installed bordering the parking area on the south side and in the
northwest corner of the site bordering the tenant parking.

Design Review Requirements for Non-Residential, Multifamily,
and/or Mixed-Use Buildings within the City of Hailey

1. Site Planning: 17.06.080 (A) 1, items (a) thru (n)
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Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O | O 17.06.080(A) a. The location, orientation and surface of buildings shall maximize, to the greatest
1a extent possible sun exposure in exterior spaces to create spaces around buildings
that are usable by the residents and allow for safe access to buildings
Staff The proposed building lot is narrow and long with orientation north and south, so
Comments | c,cing the long dimension of the building axis facing the south is not possible.
The main entrance to the building and a large window into the reception area are on
the south elevation. The main entry is in the southeast corner of the building,
equally visible from 15t Ave N and the parking lot.
There are large windows into the reception, manager’s office and orthodontic
operatory on the east elevation to capture morning sun.
There is 688 sq. ft. of open space in the northeast corner of the site for use by
building occupants, primarily the residential tenants on the 2™ floor.
The spaces around buildings are usable and allow for safe access to the buildings.
O] O 17.06.080(A) b. All existing plant material shall be inventoried and delineated, to scale, and noted
1b whether it is to be preserved, relocated or removed. Removal of trees larger than
6-inch caliper proposed to be removed require an arborist review. Any tree
destroyed or mortally injured after previously being identified to be preserved, or
removed without authorization, shall be replaced with a species of tree found in
the Tree Guide and shall be a minimum of 4-inch caliper.
Staff The existing plant materials to be removed include cottonwood trees, native weeds
Comments | ;04 grasses and few current bushes. While the existing cottonwood tree is over 6
inches, it would be impossible to develop this site without removing it. And,
cottonwood trees are not considered a desirable species to preserve. Staff does not
feel that an arborist review is warranted in this circumstance.
O O 17.06.080(A) c. Site circulation shall be designed so pedestrians have safe access to and through
1c the site and to building.
Staff Adequate parking has been provided. Pedestrian access is provided with the existing
Comments | sidewalk along 1% Avenue that connects to a new sidewalk between the patient and
employee parking lot and front entry of the building. All employee, customer and
patient access to the building will be from parking spaces located to the south and
northwest of the building.
? O O 17.06.080(A) d. Building services including loading areas, trash storage/pickup areas and utility
1d boxes shall be located at the rear of a building; the side of the building adjacent
to an internal lot line may be considered as an alternate location. These areas
shall be designed in a manner to minimize conflict among uses and shall not
interfere with other uses, such as snow storage. These areas shall be screened
with landscaping, enclosures, fencing or by the principal building.
Staff All services and material deliveries to the building will be located both on the south
Comments | ;nd north sides, and the trash enclosure will be located at the southwest corner of
the building and will be screened from 1t Avenue by the building and a fence. Staff
requests that recycling containers be available in the trash enclosure.
O O 17.06.080(A) e. Where alleys exist, or are planned, they shall be utilized for building services.
le
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Staff There is not an alley associated with this site. There is an emergency and utilities
Comments | oqsement along the west side of the property—this will provide access to the tenant
parking spaces located in the northwest corner of the site.
] 17.06.080(A) f.  Vending machines located on the exterior of a building shall not be visible from
if any street.
Staff No vending machines will be located on the exterior of the building.
Comments
O] 17.06.080(A) g. On-site parking areas shall be located at the rear of the building and screened
1g from the street. Parking and access shall not be obstructed by snow
accumulation. (NOTE: If project is located in Airport West Subdivision, certain
standards may apply that are not listed here. See code for details.)
i. Parking areas located within the SCI zoning district may be located at
the side or rear of the building.
ii. Parking areas may be considered at the side of buildings within the B,
LB, Tl and LI zoning districts provided a useable prominent entrance is
located on the front of the building and the parking area is buffered
from the sidewalk adjacent to the street.
Staff This building is within the B zoning district. A useable prominent entrance is located
Comments | it off the front of the building and the parking is mostly buffered from the sidewalk
with landscaping. The narrow configuration of this lot makes it impossible to have
all parking in the rear.
O 17.06.080(A) h.  Access to on-site parking shall be from the alley or, if the site is not serviced by an
1h alley, from a single approach to the street to confine vehicular/pedestrian conflict
to limited locations, allow more buffering of the parking area and preserve the
street frontage for pedestrian traffic.
Staff There will be a curb cut from 15t Avenue into the parking lot located on the south of
Comments | o puilding. All of the patient and employee parking will be in this lot. The narrow,
south elevation of the building faces this lot. The longer east elevation faces 1%
Avenue and the existing concrete sidewalk will have finishes and articulation of
planes and surfaces to serve as the ‘front’ of the building. The main entry is in the
southeast corner of the building, equally visible from 15t Avenue and the parking lot.
O 17.06.080(A) i.  Snow storage areas shall be provided on-site where practical and sited in a
1 manner that is accessible to all types of snow removal vehicles of a size that can
accommodate moderate areas of snow.
Staff Snow storage areas are in two locations. One location is an open area in the
Comments |, rtheast corner, which does not restrict pedestrian access. The other location is on
the south side of the site where parking spaces are located. Both locations are sited
in a practical manner that is accessible to most types of snow removal vehicles that
can accommodate moderate areas of snow.
O 17.06.080(A) j- Snow storage areas shall not be less than 25% of the improved parking and
1j vehicle and pedestrian circulation areas.
Staff The total of the snow storage equals 25% of the improved parking and pedestrian
Comments |\ q1ks and does impede four (4) parking spaces that are in excess of the minimum
number of spaces required. If the owner decides that these four (4) spaces are
desirable for year-round use, then the snow will be hauled from the lot.
? O 17.06.080(A) k. A designated snow storage area shall not have any dimension less than 10 feet.
1k
i_tdff \ The total snow storage area is 621 sq. ft. The combined area is more than 10 feet
omments

but the area on the northeast corner is less than 10 feet. Staff questions whether
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each snow storage area complies and suggests the Applicant needs to expand the
smaller storage area in the Northeast area.
O | O 17.06.080(A) I.  Hauling of snow from downtown areas is permissible where other options are not
1 practical.
Staff The Owner intends to store snow on site but has committed to hauling snow if the
Comments | ,qrking is desired.
O O 17.06.080(A) m. Snow storage areas shall not impede parking spaces, vehicular and pedestrian
im circulation or line of sight, loading areas, trash storage/pickup areas, service areas
or utilities.
Staff The trash storage/pickup areas and service areas or utilities are not impeded by
Comments | ¢ 6w storage. The parking spaces could be impeded depending on if snow is stored
or hauled.
? O O 17.06.080(A) n. Snow storage areas shall be landscaped with vegetation that is salt-tolerant and
in resilient to heavy snow.
Staff In the smaller storage area, the Applicant plans to install turf that is salt-tolerant
Comments | ;44 resilient to heavy snow.

2. Building Design: 17.06.080 (A) 2, items (a) thru (m)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O] O 17.06.080(A) a. The proportion, size, shape and rooflines of new buildings shall be
2a compatible with surrounding buildings.
ztaff . The design, proportions, and colors of the building are harmonious with surrounding
omments

buildings and proposed buildings in the neighborhood. The scale and texture of the
exterior finishes are compatible with an upscale business neighborhood (see image
below). The flat roofs have generous parapets to break up the perceived mass.
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west elevation

T

O] 17.06.080(A) b. Standardized corporate building designs are prohibited.
2b
Staff The building us not a corporate design.
Comments
O] 17.06.080(A) c. At ground level, building design shall emphasize human scale, be pedestrian
2c oriented and encourage human activity and interaction.
Staff The building faces 1%t Avenue and customer parking is designed and scaled to be
Comments | o destrian friendly. The building incorporates glass doors and windows to invite
pedestrians and light inward. It incorporates horizontal siding, cantilevered floor
elements, and interplay of metal and wood finishes to break up the tall vertical
walls.
O] 17.06.080(A) d. The front fagade of buildings shall face the street and may include design
2d features such as windows, pedestrian entrances, building off-sets,
projections, architectural detailing, courtyards and change in materials or
similar features to create human scale and break up large building surfaces
and volumes.
Staff The front facade faces 1% Avenue and includes design features such as windows,
Comments | 1, ilding off-sets, projections, and changes in material to create human scale.
O 17.06.080(A) e. Any addition onto or renovation of an existing building shall be designed to
2e create a cohesive whole.
Staff N/A. No additions onto or renovations of the exterior of the building are proposed.
Comments
O 17.06.080(A) f.  All exterior walls of a building shall incorporate the use of varying materials,
2f textures and colors.
Staff Two materials will be used on the exterior: steel siding and wood siding. Several
Comments

colors are proposed, primarily dark bronze and buff, and note that the maroon that
appears in the center rendering is not representative of the actual colors according
to the Applicant.
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O 17.06.080(A) g. Exterior buildings colors and materials shall be integrated appropriately into
2g the architecture of the building and be harmonious within the project and
with surrounding buildings.
Staff The building colors are complimentary to the neighboring buildings. See
Comments | 17 06.080(A)2f for more detail.
O 17.06.080(A) h. Flat-roofed buildings over two stories in height shall incorporate roof
2h elements such as parapets, upper decks, balconies or other design elements.
Staff The flat roofs have generous parapets to break up the perceived mass.
Comments
O 17.06.080(A) i.  All buildings shall minimize energy consumption by utilizing alternative
2i energy sources and/or passive solar techniques. At least three (3) of the
following techniques, or an approved alternative, shall be used to improve
energy cost savings and provide a more comfortable and healthy living
space:

i)  Solar Orientation. If there is a longer wall plane, it shall be placed on an
east-west axis. A building’s wall plane shall be oriented within 30
degrees of true south.

ii) South facing windows with eave coverage. At least 40% of the building’s
total glazing surface shall be oriented to the south, with roof overhang
or awning coverage at the south.

iii) Double glazed windows.

iv) Windows with Low Emissivity glazing.

v) Earth berming against exterior walls

vi) Alternative energy. Solar energy for electricity or water heating, wind
energy or another approved alternative shall be installed on-site.

vii) Exterior light shelves. All windows on the southernmost facing side of
the building shall have external light shelves installed.

ztaff The Applicant is proposing that the building will include the following energy-
omments

conserving features:
e Southern-facing windows with an exterior “light shelf” for summer shading.
e The windows will be double-glazed.
e The windows will have low emissivity.
e The roof insulation provides an R-value that is 71% of above minimum code
requirements according to the Applicant.
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O O 17.06.080(A) j-  Gabled coverings, appropriate roof pitch, or snow clips and/or gutters and
2j downspouts shall be provided over all walkways and entries to prevent snow
from falling directly onto adjacent sidewalks.
Staff There are no sloping roof surfaces to generate snowfall onto pedestrians at the main
Comments | . tenant entrances.
O O 17.06.080(A) k. Downspouts and drains shall be located within landscape areas or other
2k appropriate locations where freezing will not create pedestrian hazards.
Staff All of the roof drainage runs to interior drains that are drained to drywells located
Comments |, hder the parking areas. A drainage plan is attached. All drainage plans to be
reviewed by the City of Hailey’s Public Works Department.
O O 17.06.080(A) . Vehicle canopies associated with gas stations, convenience stores or drive-
2l through facilities shall have a minimum roof pitch of 3/12 and be consistent with
the colors, material and architectural design used on the principal building(s).
Staff N/A There are no vehicle drive-through canopies.
Comments
O O 17.06.080(A) m. A master plan for signage is required to ensure the design and location of signs is
2m compatible with the building design and compliance with Article 8.
Staff All building signage will be applied for under a separate sign permit following
Comments | -ompletion of construction.

3. Accessory Structures, Fences and Equipment/Utilities: 17.06.080 (A) 3, items (a) thru (i)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O O 17.06.080(A) a. Accessory structures shall be designed to be compatible with the principal
3a building(s).
Staff N/A There are no accessory buildings planned for this project.
Comments
O O 17.06.080(A) b. Accessory structures shall be located at the rear of the property.
3b (1) Accessory structures may be considered in a location other than the rear
on sites determined to have characteristics that prevent location at the rear
of the site.
Staff N/A There are no accessory buildings planned for this project.
Comments
O | O 17.06.080(A) c.  Walls and fences shall be constructed of materials compatible with other
3c materials used on the site.
Staff The fence around the trash enclosure will be compatible with the finishes on the
Comments | 1, iiding. It will be sided with the nickel-gap siding in the same color as the building.
A rendering is attached.
O] O] 1706.080(A) d. Walls and fencing shall not dominate the buildings or the landscape.
3d Planting should be integrated with fencing in order to soften the visual
impact.
Staff Fencing is minimal (just around the trash enclosure) and has planting to soften the
Comments | \ical impact.
O] O] 17.06.080(A) e. Allroof projections including, roof-mounted mechanical equipment, such as
3e heating and air conditioning units, but excluding solar panels and Wind
Energy Systems that have received a Conditional Use Permit, shall be
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shielded and screened from view from the ground level of on-site parking
areas, adjacent public streets and adjacent properties.
Staff The roof-mounted mechanical equipment will be shielded by the parapet walls.
Comments
O O 17.06.080(A) f. The hardware associated with alternative energy sources shall be
3f incorporated into the building’s design and not detract from the building and
its surroundings.
Staff N/A None are proposed at this time.
Comments
O] O] 17.06.080(A) g. All ground-mounted mechanical equipment, including heating and air
3g conditioning units, and trash receptacle areas shall be adequately screened
from surrounding properties and streets by the use of a wall, fence, or
landscaping, or shall be enclosed within a building.
Staff There will be no ground mounted HVAC equipment.
Comments
The trash enclosure will be screened. A rendering is attached.
O] O] 17.06.080(A) i.  Allservice lines into the subject property shall be installed underground.
3h
Staff All service lines into the property will be installed underground.
Comments
0 0 17.06.080(A)
3i j.  Additional appurtenances shall not be located on existing utility poles.
Staff N/A No appurtenances are proposed on existing utility poles.
Comments

4. Landscaping: 17.06.080 (A) 4, items (a) thru (n)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O] O] 17.06.080(A) a. Only drought tolerant plant species and/or xeriscape specific plant materials shall
4a be used, as specified by the Hailey Landscaping Manual or an approved
alternative.
Staff All proposed landscaping will be drought tolerant and will be watered by an
Comments | ;. oqtion system utilizing water sensors.
O] O] 17.06.080(A) b. All plant species shall be hardy to the Zone 4 environment.
4b
Staff Plants are hardy for Zone 4.
Comments
O] O] 17.06.080(A) c. Ata minimum, a temporary irrigation system that fully operates for at least two
4c complete growing seasons is required in order to establish drought tolerant plant
species and/or xeriscape specific plant materials. Features that minimize water
use, such as moisture sensors, are encouraged.
Staff Irrigation will utilize water sensors.
Comments
? O 17.06.080(A) d. Landscaped areas shall be planned as an integral part of the site with
4d consideration of the urban environment. A combination of trees shrubs, vines,
ground covers and ornamental grasses shall be used. New landscaped areas
having more than 10 trees, a minimum of 10% of the trees shall be at least 4-inch
caliper, 20% shall be at least 3-inch caliper, and 20% shall be at least 2% inch
caliper and a maximum of 20% of any single tree species may be used in any
landscape plan (excluding street trees). New planting areas shall be designed to
accommodate typical trees at maturity. Buildings within the LI and SCI-I zoning
district are excluded from this standard.
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Staff There are a variety of trees, plants and shrubs proposed for this project. Limited

Comments |\ idth of many of the planting areas will of necessity require smaller plantings with
limited spread. The trees planned for this application are within the growth limits of
their respective planting areas. Staff has concerns that:

e The 2 Gleditsia trees planted at the corner of the building appear to be
planted right next to one another. They may be too close together. Is there
a way to delineate 1/8” to know how far 1’ is on the plan?

e The thundercloud plum trees will produce fruit that is edible and will attract
wildlife and will also drop onto the sidewalk, which is messy and not
maintenance friendly.

Staff requested that the Applicant make these changes to the landscape plan. The
Applicant has agreed to adjust the spacing of the Gleditsia trees and replace the
thundercloud plum trees with Honey Locust trees.

O 17.06.080(A)

e e. Seasonal plantings in planter boxes, pots, and/or hanging baskets shall be
provided to add color and interest to the outside of buildings in the LI and SCI-I
zoning districts.

Staff N/A - There are no planting boxes or hanging baskets planned for use in the

Comments | 15ndscaping.

O 17.06.080(A) f.  Plantings for pedestrian areas within the B, LB, TN and SCI-O zoning districts shall
af be designed with attention to the details of color, texture and form. A variety of
trees, shrubs, perennials, ground covers and seasonal plantings, with different
shapes and distinctive foliage, bark and flowers shall be used in beds, planter
boxes, pots, and/or hanging baskets.
Staff There are a variety of trees, plants and shrubs proposed for this project. There is no
Comments .
plant list.
i

V4

N T
s g r—
wesswmamvans_ site development plan
O] 17.06.080(A) g. Storm water runoff should be retained on the site wherever possible and used to
4g irrigate plant materials.
Staff All storm water runoff will be contained on site, either in a drywell or in planting
Comments areas.
O 17.06.080(A) h. A plan for maintenance of the landscaping areas is required to ensure that the

4h project appears in a well-maintained condition (i.e., all weeds and trash removed,
dead plant materials removed and replaced).

Staff The landscaped areas will be maintained in neat and attractive order during the

Comments | oowing season and properly winterized in the fall.

O 17.06.080(A) i.  Retaining walls shall be designed to minimize their impact on the site and the

4i appearance of the site.

ztdff . All retaining walls that are necessary will be made of formed concrete, be less than

omments

24 inches in height, and be compatible with neighboring retaining walls.
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O] O 17.06.080(A) j-  Retaining walls shall be constructed of materials that are utilized elsewhere on
4j the site, or of natural or decorative materials.
Staff All retaining walls that are necessary will be made of formed concrete and be
Comments | .mpatible with neighboring retaining walls.

] O 17.06.080(A) k. Retaining walls, where visible to the public and/or to residents or employees of
4k the project, shall be no higher than four feet or terraced with a three-foot

horizontal separation of walls.

Staff None will be over two (2°) feet in height, and terracing and guardrails will not be
Comments | Loquired.

O] O] ? | 17.06.080(A) l.  Landscaping should be provided within or in front of extensive retaining walls.
4]
Staff N/A Staff does not consider thee retaining walls to be extensive but the Commission
Comments | cpould discuss.

O O] 17.06.080(A) m. Retaining walls over 24” high may require railings or planting buffers for safety.
4m
Staff N/A. No retaining walls will be over 24” high.
Comments

O O] 17.06.080(A) n. Low retaining walls may be used for seating if capped with a surface of at least 12
4n to 16 inches wide.
Staff N/A. No retaining walls are proposed to be used for seating.
Comments

Additional Design Review Requirements for
Non-Residential Buildings Located within B, LB, or TN

1. Site Planning: 17.06.080 (B) 1, items (a) thru (b)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O] O] 17.06.080(B) a. Thessite shall support pedestrian circulation and provide pedestrian amenities.
1a Sidewalks shall be provided along building fronts.
Staff There is an existing sidewalk along 1%t Avenue, which is also the front of the building.
Comments | 1he existing sidewalk will connect to a new sidewalk that will run along the entire
south fagade between the building and the parking lot and connects the parking lot
and main entry. New sidewalk will also be added between the tenant parking and
entry.
O] O] 17.06.080(B) b. Wider sidewalks are encouraged to provide additional amenities such as seating
1b areas and bicycle racks.
Staff N/A The sidewalk along the building front is existing. The narrow lot is not
Comments | -,nducive to wider sidewalks. Staff recommends that a bike rack be added. The
Applicant has agreed to add a bike rack.

2. Building Design: 17.06.080 (B) 2, items (a) thru (g)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
? O] O] 17.06.080(B) a. The main facade shall be oriented to the street. The main entrance(s) to the
2a building shall be located on the street side of the building. If the building is
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located on a corner, entrances shall be provided on both street frontages. If the
design includes a courtyard, the main entrance may be located through the
courtyard. Buildings with more than one retail space on the ground floor are
encouraged to have separate entrances for each unit.

Staff The main facade is oriented to 15 Avenue and faces East. The main entrance is on
Comments | 10 south elevation but is visible from both 1t Avenue and the parking lot on the
south side of the building. The main entry is on the corner and is recessed to appear
more oriented towards 1°t Avenue.
O 17.06.080(B) b.  Multi-unit structures shall emphasize the individuality of units or provide visual
2b interest by variations in roof lines or walls or other human scale elements.
Breaking the facades and roofs of buildings softens the institutional image which
may often accompany large buildings.
Staff This two-story building includes variations in roof lines and in materials that provide
Comments | ;e al interest and soften the image. The building incorporates horizontal siding,
cantilevered floor elements, and interplay of metal and wood finishes to break up
the tall vertical walls.
O] 17.06.080(B) c.  Building designs shall maximize the human scale of buildings and enhance the
2c small town “sense of place”. This can be achieved by utilizing voids and masses,
as well as details, textures, and colors on building facades. Human scale can also
be achieved by incorporating structural elements such as colonnades and covered
walkways, overhangs, canopies, entries, and landscaping. Particular attention
should be paid to creating interest at the street level.
Staff The building incorporates glass doors and windows at the street level to invite
Comments | o destrians and light inward. The human scale is enhanced by the interplay of metal
and wood finishes to break up tall vertical walls. There is an overhang above the
main entrance.
O 17.06.080(B) d. Buildings that exceed 30 feet in height, the entire roof surface shall not project to
2d the highest point of the roof. The Commission shall review building height
relative to the other dimensions of width and depth combined with detailing of
parapets, cornices, roof, and other architectural elements.
Staff N/A This building does not exceed 30 feet in height.
Comments
O] 17.06.080(B) e. Livable outdoor spaces in multi-story buildings that create pleasing elements and
2e reduce the mass of taller buildings are encouraged.
Staff There will be a large open area in the northeast corner of the lot for use by building
Comments | c.pants, primarily the residential tenants on the 2™ floor.
O 17.06.080(B) f.  Fire department staging areas shall be incorporated into the design elements of
2f the building.
Staff Fire department staging is available from the street.
Comments
O 17.06.080(B) g. New buildings adjacent to residential areas shall be designed to ensure that
2g building massing and scale provide a transition to adjoining residential
neighborhoods. Possible mitigation techniques include, but are not limited to the
following:

i. Locating open space and preserving existing vegetation on the
edge of the site to further separate the building from less
intensive uses;

ii. Stepping down the massing of the building along the site’s
edge; and
iii. Limiting the length of or articulating building facades to reflect
adjacent residential patterns
Staff N/A This building is not adjacent to a residential area.

Comments
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3. Landscaping: 17.06.080 (B) 3, item (a)

Compliant Standards and Staff Comments
Yes No N/A | City Code City Standards and Staff Comments
O O 17.06.080(B) a. When abutting the LR, GR or TN zoning districts, a landscape buffer between the
3a project and the residential property shall be provided. The buffer shall be at least

eight-foot-wide to create a year-round visual screen of at least 6 feet in height.
The buffer shall be designed to avoid the appearance of a straight line or wall of
uniform plant material and shall be wide enough to accommodate the planted
species when mature.

Staff N/A. The proposed project is located in the Business (B) Zoning District. The
Comments | o, rrounding properties are also zoned Business (B).

17.06.080 Criteria.
A. The Commission or Hearing Examiner shall determine the following before approval is given:
1. The project does not jeopardize the health, safety or welfare of the public.
2. The project conforms to the applicable specifications outlined in the Design
Review Guidelines, as set forth herein, applicable requirements of the Zoning
Ordinance, and City Standards.

B. Conditions. The Commission or Hearing Examiner may impose any condition deemed
necessary. The Commission or Hearing Examiner may also condition approval of a
project with subsequent review and/or approval by the Administrator or Planning
Staff. Conditions which may be attached include, but are not limited to those which
will:

Ensure compliance with applicable standards and guidelines.

Require conformity to approved plans and specifications.

Require security for compliance with the terms of the approval.

Minimize adverse impact on other development.

Control the sequence, timing and duration of development.

Assure that development and landscaping are maintained properly.

Nouhs~WDNR

Require more restrictive standards than those generally found in the
Zoning Ordinance.

C. Security. The applicant may, in lieu of actual construction of any required or approved
improvement, provide to the City such security as may be acceptable to the City, in a form
and in an amount equal to the cost of the engineering or design, materials and installation
of the improvements not previously installed by the applicant, plus fifty percent (50%),
which security shall fully secure and guarantee completion of the required improvements
within a period of one (1) year from the date the security is provided.

1. If any extension of the one-year period is granted by the City, each additional year,
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or portion of each additional year, shall require an additional twenty percent (20%)
to be added to the amount of the original security initially provided.

2. In the event the improvements are not completely installed within one (1) year, or
upon the expiration of any approved extension, the City may, but is not obligated,
to apply the security to the completion of the improvements and complete
construction of the improvements.

The following Conditions of Approval are suggested to be placed on approval of this Application:

a) All applicable Fire Department and Building Department requirements shall be met.
b) All City infrastructure requirements shall be met. Detailed plans for all infrastructure to be

installed or improved at or adjacent to the site shall be submitted for Department Head
approval and shall meet City Standards where required.

c) The project shall be constructed in accordance with the application or as modified by
these Findings of Fact, Conclusions of Law and Decision.

d) All new exterior lighting shall comply with the Outdoor Lighting Ordinance.

e) Except as otherwise provided, all the required improvements shall be constructed and
completed, or sufficient security provided as approved by the City Attorney, before a
Certificate of Occupancy can be issued.

f) This Design Review approval is for the date the Findings of Fact are signed. The Planning
& Zoning Administrator has the authority to approve minor modifications to this project
prior to, and for the duration of a valid Building Permit.

g) The Applicant shall submit a Sign Permit Application for Staff approval for new signage is
proposed. Proposed sign(s) shall conform to City Zoning requirements, and shall be
approved prior to installation.

h) Construction staging and storage shall not be in the City Right-of-Way. All construction
impacts shall occur within property boundary.

i) Applicant shall provide recycling containers in the trash enclosure.

j)  Snow storage areas shall be reconfigured to meet the minimum size requirements.

k) Applicant shall provide a bike rack. Design and location to be approved by Staff.

I) Changes to the tree selection shall be provided per arborist review. Final plans to be
approved by Staff.

m) Applicant shall provide a plant list that includes species, size and quantity.

Motion Language

Approval: Motion to approve the Design Review Application by Kevin and Stefanie McMinn,
represented by Owen Scanlon, for a 5,457 square foot orthodontist office (1,512 square foot unfinished
basement, 2,312 square foot main floor office and 1,633 square foot second floor residence). The
project will be located at 801 North 1st Avenue (Lot 2, Block 1, Taylor Subdivision) within the Business
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(B) Zoning District, finding that the project does not jeopardize the health, safety or welfare of the public
and the project conforms to the applicable specifications outlined in the Design Review Guidelines,
applicable requirements of the Zoning Title, and City Standards, provided conditions (a) through (m) are
met.

Denial: Motion to deny the Design Review Application by Kevin and Stefanie McMinn, represented by
Owen Scanlon, for a 5,457 square foot orthodontist office (1,512 square foot unfinished basement,
2,312 square foot main floor office and 1,633 square foot second floor residence). The project will be
located at 801 North 1st Avenue (Lot 2, Block 1, Taylor Subdivision) within the Business (B) Zoning
District, finding that [the Commission should cite which standards are not met
and provide the reason why each identified standard is not met].

Continuation: Motion to continue the public hearing to [Commission should specify a date].
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PRODUCT SPECIFICATIONS

FIXTURE Aand C
FLAT CEILING and
SHOWER

DRD2

Recessed LED Downlight
General New Construction
47, 5”, 6”7 Aperture

4" application shown

¢ Maximum installation compatibility

* Easy, tool-free installation, including
Twist & Lock trim feature

¢ 750 & 1000 lumen outputs

e 2700K, 3000K, 3500K, 4000K CCT

¢ Flicker-free TRIAC/ELV, 0-10V or Lutron

Hi-lume 1% dimming

e 50,000 hr lifetime at 70% lumen
maintenance

5 year limited warranty

(\{ﬁ) Twist & Lock

.
Q.) 50,000 hrs lifetime

¥ g
(\f) Wet location rated

(5 *,) Warranty

Frame-in Kit

HOUSING: 18 ga. die-formed aluminum box fastened to 22 ga. steel
mounting frame (4" frame-in kit, 4" shallow frame-in kit), 20 ga. die-formed
aluminum (5" frame-in kit), 22 ga. die-formed aluminum (6" frame-in kit), 20
ga. die-formed aluminum (6" shallow frame-in kit).

JUNCTION BOX: Galvanized steel. Equipped with (8) 2" and (1) %"
knockouts with pryout slots to allow straight conduit runs. (4) knockouts
for non-metallic sheathed cable installation. Junction box tension spring
allows snap-in installation of plate cover for easy access to wiring.
Approved for 8 (four-in, four-out) #12 AWG 80 through wire conductors.

MOUNTING: Pre-installed adjustable bar hangers engineered to
accommodate lumber, laminated beams and T-bar.

CEILING: 2" upto 1",

CUTOUT: 4 3" (4" frame-in kit, 4" shallow frame-in kit), 5 %" (58" frame-in
kit), 6 %" (6" frame-in kit, 6" shallow frame-in kit).

Light Engine

LED: Tightly binned, high performing white Cree® LED.
LUMEN QUTPUT (POWER): 750 Im (10.8W), 1000 Im (12.8W).
COLOR QUALITY: 93+ CRI, 2-step SDCM.

CCT OPTIONS: 2700K, 3000K, 3500K, 4000K.

CONNECTOR! PowerPlug® Luminaire Disconnect Model 182 (TRIAC/ELY),
Model 102 (0-10V, Lutron Hi-lume® 1% and/or emergency lighting).

INPUT VOLTAGE: 120/277V.

DIMMING: Down to less than 5% for TRIAC/ELV at 120V or 0-10V at
120/277V. Down to less than 1% for Lutron Hi-lume® 1% at 120/277V.

EMERGENCY LIGHTING: Optional Emergency LED Driver for lighting up to
90 minutes in event of power failure.

LIFETIME: 50,000 hours at 70% lumen maintenance.
PHOTOMETRIC TESTING: Tested in accordance to IESNA LM-79-2008.

LISTINGS: cULus Listed. ENERGY STAR® qualified. California Title 24 2016
JA8 compliant. UL Listed for Wet Location. ASTM E283 certified Air Tight.
IC Rated.

WARRANTY: 5 year limited warranty.

Trim

CONSTRUCTION: Die-cast aluminum. Twist & Lock mounting allows easy
tool-free field installation and tight ceiling fit.

Product Code:

Type:

Project:

Contact: Date:

dmf Lighting’ 1118 E. 223rd St. Carson, CA 90745  T: 1.800.441.4422

© 2017 DMF Lighting. All Rights Reserved. Specifications subject to change without notice. See website for U.S. and international patent information.

www.dmflighting.com
Page 1 of 10 | V-01.23.18



DRD2

Recessed LED Downlight
General New Construction
47 5”, 6” Aperture

PRODUCT SELECTION GUIDE

FRAME-IN KIT (Product Code Example: DRDH+N+1C+4 = DRDHNIC4)

PRODUCT CODE APPLICATION IG/NON-IC APERTURE DRIVER OPTION
[____ =y prommamy oy ey ey l._.__. ey
H i 1 i 1 i i
I L I I I S
DREDH | Housing N | New IC | Insulation 4 | 4" Aperture [Blank] | Integrated TRIAC/ELV [Blank] | None
Construction Contact
48 | 4" Shallow! 70 0-10V, 750 Im EM Emergency Driver
Only availabie for 0-10V
and Lutron Hi-Lume
1% driver
5 5" Aperiure 100 0-10V, 1000 Im
6 6" Aperiure 7C Lutron LDE1', 750 Im
6S | 6" Shallow 10C Lutron LDE1', 1000 Im
W Lutron L3DA3W?, 750 Im
10W Lutron L3DA3W?, 1000 Im

LIGHT ENGINE (Product Code Example: DRD2M +7 + 9+ 27 =DRD2M7927)

PRODUGT GODE LUMENS CRI ccT DRIVER

AR y = e T

[__ R B L____é I o]

DRO2M | Module 7 | 750 Im ¢ | 93+ CRI 27 | 2700K [Blank] | Integrated TRIAG/ELY
10 | 1000 Im 30 | 3000K A Alternate Dimming

Must be selected if 0-10V. Lutron Hi-Lume
1% driver is selected for frame-in kit

35 | 3500K
40 | 4000K
TRIMS (Product Cade Example: DRD2T+R+4 +S+WH = DRD2TR4SWH)
PRODUCT CODE SHAPE APERTURE STYLE FINISH OPTION
Wi S e . L, B N e m ' e
| | [ i | | |
i ! ‘ J 1 | |
S IO S et e SR | T |
DRD2T | Trim R | Round 4 | 4" Aperture S | Smooth WH | White [Blank] | None
S | Square 5 | 5" Aperture B | Baffle BK | Black DF Dead Front
Only available in Oniy available in round shape, 4
4" aperture, aperiure, smooth style.
smooth style
D | Deep 6 | 6" Aperture W | Wall Wash SW | Silver Reflector, White
Only available in Only available in Flange
6" aperture; smooth white finish
or baffile style; white,
low iridescent or
custom finish
AZ | Low Iridescent Reflector,
White Flange
Only available in deep shape
CC | Custom Color

' DRDHNIC4S Alternate Dimming utilizes 12" x 10" frame-in kit, see line drawings for details
% Lutron LDET Dimming refers to Lutron Hi-iume 1% EcoSystem LED driver with Soft-on, Fade-to-Black™
3 Lutron L3DASW Dimming refers to Lutron Hi-lume 1% 3-wire LED driver
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TRIM DIMENSIONS

DRD2

Recessed LED Downlight
General New Construction
4” 5” 6" Aperture

LIGHT ENGINE OVERVIEW

DRD2TD6
6” Deep Trim

3%

(93mm)

%GII -
{(1mm) 2%

(70mm)

@7"

(178mm)

DRD2M
LED Module

DRD2M7 DRD2M10
Total Module Lumen Qutput (Im) 750 1000
Total Rated Power (W) 10.8 128
Efficacy (Im/W) 80 85
Color Rendering Index 93+

CCT Options
Optics
Binning
Lifetime (L70)
Max Ambient Operating Temperature
Input Voltage (V)

Input Current at 120V (Max)
Input Current at 277V (Max)
Power Factor
Total Harmonic Distortion

Dimming

2700K, 3000K, 3500K, 4000K
Flood
2-step SDCM
50,000 hours
40°C
120/277V. 50/60Hz

0.080 0.107
0.042 1 0.050
>09
<20%

100% - 5%

dmf Lighting’ 1118 E. 223rd St. Garson, CA 90745  T: 1.800.441.4422
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DRD2

Recessed LED Downlight
General New Construction
4”7 5” 6" Aperture

PHOTOMETRICS

Light Engine: DRD2M7930 (DRD2 Module, 750 Im, 93 CRI, 3000K)
Trim: DRD2TRE6SWH (DRD2 Trim, 6" Aperture, Smooth, White)

Luminous Intensity ~ Zonal Lumen Summary

Gamma | CO° Zone | Lumens Luminaire %
0.0° 406 0-30 321 40
5.0° 404 0-40 517 65
10.0° 400 0-60 768 96
15.6° 394 0-90 799 100
20.0° 386 0-180 799 100
25.0° 373
200 30.0° 351
35.0° 316 .
40.0° 265 llluminance Chart
45.0° 208 i 3
300 s Iy fl?:}snt'laﬂgg Foot Candles Diameter
55.0° 100
25 =l
60.0° 55 ¥ i o
65.0° 24 ) i
400 76.0° 8 5.0 16 101
o
] = .
;g gc 1 15, 7 15.2'
85.0° 0
90.0° 0 9.0’ 5 18.3'
0 15 30° 2
Values in candela Beam Angle: 90°

¢d —— C0-C180 — — C90 - C270 799 1Im

Light Engine: DRD2M10930 (DRD2 Module, 1000 Im, 93 CRI, 3000K)
Trim: DRD2TR6SWH (DRD2 Trim, 8” Aperture, Smooth, White)

Luminous Intensity ~ Zonal Lumen Summary

Gamma | CO° Zone Lumens Luminaire %

0.0° 240 0-30 425 4
5.0° 537 0-40 679 65
10.0° 531 0-60 280 94
15.0° 523 0-90 1046 100
20.0° 510 0-180 1046 100

200 25.0° 492
30.0° 461
35.0° 41
40.0°0 347 llluminance Chart

300
450° 256 Distance o
e e o LED Foot Candles Diameter
55.0° 112 ‘ ,

400 60.0° 74 25 86 4.9
85.0° 48

o 22 T
70.0° 27 . :
o

500 5 " 75 10 146
80.0° 6
85.0° 2 ‘ ,
s & 9.0 7 175

Values in candela Beam Angle: 90°
cd —— C0- G180 — — C90 - €270 1046 Im
dmf Lighting’ 1118 E. 223rd St. Carson, CA 90745  T: 1.800.441.4422 www.dmflighting.com

© 2017 DMF Lighting. All Rights Reserved. Specifications subject to change without notice. See website for U.S. and international patent information. Page 8 of 10 | V-01.23.18



DIMMER COMPATIBILITY

DRD2

Recessed LED Downlight

General New Construction

4”, 5”, 6" Aperture

Recommended Phase-control Dimmers (Dims down to 5% nominal measured light output)

Brand Series Model Number “g:’élz‘::; gﬂ:g 2';?[?3
Control 4 Control 4 . C4-APD120 . 10 9
Cooper Decorator DLCO3P. DALOGP 25 20
Legrand Adorne ADTP703TU ] 30
Caseta PD-6WCL 12 10
CL Series AYCL-153, CTCL-153, DVCL-153, LGCL-513, SCL-153, TGCL-513 12 10
CL Series AYCL-253, DVCL-253 20 15
Grafik Eye 3000 QSGR-3P 30 25
Lutron Grafik Sys / Homeworks RPM-4A 25 20
Grafik Sys / Homeworks RPM-4U 30 25
Maestro CL MACL-153M, MSCL-0P153M, MSCL-VP153M 12 10
Maestro Wireless MRF2-BELV, MRF2-6CL 12 10
Radio RA RRD-BNA, RRD-6CL, RRD-6D 12 10
Compatible Phase-control Dimmers! (Dims down to 20% nominal measured light output)
Brand Series Model Number ng;;;:ﬂa: g’;; ZLG?E
Cooper Slide SLCGSP, SALOBP 25 20
Legrand Harmony H703PTU, HCL453P 30 25 ]
llumaTech Slide {PEO4 75 20
L SureSlide 6621, 6674 10 10
Diva DV-600 12 10
Maestro MA-B00 12 9
Maestro ELV MAELV-600, MSCELV-B0C 35 30
s Maestro Wireless MRF2-6ND 12 10
Power Booster PHPM-PA, PHPM-WEX 25 20
Sunrise SR400RPC120, ZP260QEW 20 15
Digital Light Management LMRC-221 160 150
Wl St Dimming Sensor PW-100D 14 12

' Dimmer compatibility reflects performance compatibility only. Please reference your local codes for application.
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steel siding profile

i

1]

window sash & frame

steel siding & roof panels

east elevation
SCALE

ET=4
wood siding profile

view from 1t avenue north

wood siding

Dr Kevin McMinn
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