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Drawings, specifications and other documents, prepared by 
NESTRS and the NESTRS' consultants are Instruments of 
Service for use solely with respect to this Project. This includes 
documents in electronic form. NESTRS and NESTRS' 
consultants shall be deemed the authors and owners of their 
respective Instruments of Service and shall retain all common 
law, statutory and other reserved rights, including copyrights. 
The Instruments of Service shall not be used by the owner for 
future additions or alterations to this Project or for other 
projects, without the prior written agreement from NESTRS. 
Any unauthorized use of the Instruments of Service shall be at 
the Owner's sole risk and without liability to NESTRS and the 
NESTRS' consultants.
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RCO 2019 APPLIED CODES

1. NESTRS ASSUMES NO LIABILITY FOR ANY CHANGES OR MODIFICATIONS MADE TO THESE PLANS BY OTHERS

2. MEANS AND METHODS ARE SOLELY RESPONSIBILITY OF CONTRACTOR

DISCLAIMER

ALTERATION OF SINGLE FAMILY HOME. RECONFIGURATION OF KITCHEN, DINING ROOM, MECHANICAL ROOM AND LAUNDRY. EXISTING 
FOOTPRINT TO BE UPDATED ACCORDING TO PROPOSED DRAWINGS. 

SQUARE FOOTAGE
Level Area

LEVEL 1 1549 SF

LEVEL 2 1328 SF

Grand total 2877 SF
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TOTAL LOT SQFT= 22,651 SQFT
ALLOWABLE LOT COVERAGE= 30% 

TOTAL DWELLING SQFT = 2877 SQFT
LOT COVERAGE = 12.6% 
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GENERAL NOTES 
GENERAL CONTRACTOR: 

1. IT IS THE GENERAL CONTRACTORS RESPONSIBILITY TO ENFORCE CODE COMPLIANCE AND ANY ORDINANCES GOVERNING THE WORK OF THIS 
BUILDING.

2. THE GENERAL CONTRACTOR SHALL VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS PRIOR TO CONSTRUCTION.
3. ANY WRITTEN NOTES / DIMENSIONS TAKE PRECEDENCE OVER SCALE, GC TO VERIFY ALL DIMENSIONS, ANY DISCREPENCY DISCOVERED SHALL BE 

COMMUNICATED IMMEDIATLY TO THE ACRHITECT BEFORE TAKING ACTION.
4. MANUFACTURERS SPECIFICATIONS FOR INSTALLATION OF MATERIALS AND APPLIANCES SHALL BE FOLLOWED. 
5. GENERAL CONTRACTOR SHALL COORDINATE THE WORK OF VARIOUS TRADES TO EXPEDITE THE CONSTRUCTION IN A CONTINUOUS MANNER UNTIL THE 

GOVERNING MUNICIPALITY ISSUES THE CERTIFICATE OF OCCUPANCY.

EXCAVATION:

1. FOOTINGS SHALL BE PLACED ON NATURAL UNDISTURBED SOIL EXCAVATED BELOW LOCAL FROST LINE.
2. TOP OF FOUNDATION SHALL BE A MINIMUM 8" ABOVE FINISHED GRADE.
3. DO NOT BACKFILL UNTIL FLOOR FRAMING IS ATTACHED TO SILL PLATE AND SHEATHING IS INSTALLED.
4. FINISHED GRADE SHALL PROVIDE DRAINAGE AWAY FROM FOUNDATION, GRADE SHALL FALL A MIN. 6" WITHIN THE FIRST 10' OF AREA AROUND 

FOUNDATION. FINAL LANDSCAPE SHALL NOT INTERFERE WITH MIN. SLOPE.

FOUNDATION:

1. FOUNDATION WALLS AND BASEMENT SLAB OR MONOLITHIC SLAB NOT EXPOSED TO THE WEATHER SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH 
OF 2500 PSI.

2. ANY CONCRETE FOUNDATION WALLS AND OR SLABS INCLUDING GARAGE SLABS, PORCHES ETC... THAT ARE EXPOSED TO THE WEATHER SHALL HAVE A 
MIN. COMPRESSIVE STRENGTH OF 3500 PSI.

3. REFER TO PROJECT STRUCTURAL ENGINEERING FOR FOOTING / PIER SCHEDULE.
4. A SOILS TEST AND REPORT IS RECOMMENDED TO BE COMPLETED PRIOR TO STRUCTURAL ENGINEERING.
5. STRUCTURAL ENGINEER TO COORDINATE WITH SOIL ENGINEERING TO PRODUCE A FOUNDATION DESIGN CAPABLE OF SUPPORTING STRUCTURE 

INCLUDING A FOOTING AND REBAR SCHEDULE. FOUNDATION PLAN SHALL BE STAMPED BY A LICENSED STRUCTURAL ENGINEER.

1. ALL DIMENSIONS ON FLOOR PLANS ARE TO ROUGH FRAMING.
2. FOR 2 X 6 EXTERIOR WALLS, A 2 X 6 P.T. SILL PLATE SHALL BE ANCHORED TO THE FOUNDATION. FOR 2 X 4 EXTERIOR WALLS, A 2 X 4 P.T. SILL PLATE 

SHALL BE ANCHORED TO THE FOUNDATION WALL.
3. RIM BOARD SHALL BE A MIN 1-1/8" THICK AND BEAR APA STAMP.
4. MANUFACTURED FLOOR JOISTS SHALL NOT EXCEED THE ALLOWED SPAN LISTED IN MANUFACTURERS DESIGN GUIDE.
5. LUMBER SUPPLIER TO FURNISH SHOP DRAWINGS TO GENERAL CONTRACTOR OF THE FLOOR JOIST AND ROOF SYSTEM BEARING A LICENSED 

ENGINEER'S STAMP AND SIGNATURE.
6. PREMIUM #2 OR BETTER DOUGLAS FIR STUDS TO BE FURNISHED TO JOB SITE UNLESS DIRECTED OTHERWISE BY GENERAL CONTRACTOR. BUILDING 

SUPPLIER TO VERIFY STUD QUALITY PRIOR TO DELIVERY OF MATERIALS. 
7. BUILT UP BEAMS OF 2 X MEMBERS SHALL BE NAILED TOGETHER WITH NOT LESS THAN 16D NAILS AT 16" O.C. ON ALL EDGES. BUILT UP COLUMNS OF 2 X 

MEMBERS SHALL BE NAILED TOGETHER WITH A MIN. TWO ROWS OF 16D NAILS AT 10" O.C. STAGGERED.
8. ALL SHEATHING SHALL BE APA RATED AND SHALL NOT EXCEED MAXIMUM SPAN RATING. FLOOR SHEATHING SHALL BE TONGUE AND GROOVE. GAP ALL 

WAFERBOARD SHEATHING. INSTALL H CUPS ON ALL ROOF SHEATHING.
9. TRUSSES SHALL BE PRE-ENGINEERED AND SUPPLIED BY TRUSS MANUFACTURER BEARING LABELS TO MATCH ROOF SHOP DRAWING. SHOP DRAWING 

TO BEAR LOCAL STATE STRUCTURAL ENGINEER'S STAMP.
10. STANDARD STUD FRAMING AT EACH END OF EACH BEAM UNLESS OTHERWISE NOTED SHALL CONSIST OF (1) KING STUD AN (2) TRIMMER STUDS 

UNLESS NOTED OTHERWISE.
11. ALL EXTERIOR FRAMING WALLS SHALL BE AT 16" O.C. U.N.O. ALL INTERIOR BEARING WALLS FRAMING SHALL BE AT 16" O.C. U.N.O. ALL INTERIOR NON 

BEARING WALLS SHALL BE NO GREATER THAN 24" O.C
12. FRAMING TO INCLUDE ALL STAIRS, FUR-DOWNS, DECKS, PLANT SHELVES AND CEILING JOISTS.
13. (3) STUDS MIN. REQUIRED AT ALL CORNERS.
14. WOOD CONNECTORS SHALL BE SIMPSON STRONG TIE OR U.S.P. METAL CONNECTORS HAVING APPROVAL FROM THE NATIONAL CODE COUNCIL. 

ALTERNATIVELY, REFER TO RCO TABLE 602.3(1). SOLID BLOCKING SHALL BE PROVIDED AT ENDS OR BEARING POINTS OF ALL WOOD JOISTS AND 
TRUSSES. INSTALL ALL METAL CONNECTERS PER MANUFACTURERS SPECIFICATIONS.

15. MULTIPLE PLATES OR LEDGERS SHALL BE NAILED TOGETHER WITH 16D NAILS AT 8" O.C. CONNECT P.T. SILL PLATES WITH "J" BOLTS. MULTIPLE 
MEMBERS SHALL BE ENGINEERED BY PROFESSIONAL ENGINEER. 

16. BLOCK ALL HORIZONTAL EDGES OF WALL SHEATHING WITH 2" NOMINAL BLOCKING.
17. ALL LEDGER BOLTS SHALL HAVE PLATE WASHERS WITH A MIN. DIAMETER OF THREE TIMES THE DIAMETER OF SPECIFIED BOLT. UNLESS SPECIFIED 

OTHERWISE BY STRUCTURAL ENGINEER.
18. MINIMUM NAILING SHALL COMPLY WITH RCO TABLE 602.3(1).
19. FLOOR SHEATHING SHALL BE GLUED AND NAILED TO FLOOR JOISTS WITH 10 D RING-SHANK NAILS.
20. PROVIDE HOLD DOWNS AT SHEAR WALLS PER ENGINEERING
21. WOOD BEAMS UP TO TWO PLY'S NAIL TOGETHER WITH TWO ROWS 16D NAILS AT 12" O.C. STAGGER ROWS. WOOD BEAMS OF THREE PLY'S NAIL 

TOGETHER WITH TWO STAGGERED ROWS EACH SIDE WITH 16D NAILS AT 12" O.C. WOOD BEAMS OF FOUR PLY'S BOLT TOGETHER PER STRUCTURAL 
ENGINEERING.

22. BALLOON FRAME ALL BEARING WALLS.
23. SPACE 2 X 4 WALL STUDS EXCEEDING 10' IN HEIGHT AT A MIN. 12" O.C. SPACE 2 X 6 WALLS EXCEEDING 14' IN HEIGHT AT A MIN. 12" O.C.
24. FIRE BLOCK ALL STUD WALLS OVER 10' IN HEIGHT PER SECTION RCO 602.8 and 302.11
25. BEAMS, HEADERS, AND TRUSSES TO HAVE FULL WIDTH BEARING AT EACH END.

VENTILATION:

1. ALL CRAWL SPACES TO BE VENTILATED BY MEAN OF SCREENED VENTS (1 SQ. FT. OF VENT PER 150 SQ. FT. OF CRAWL SPACE AS REQUIRED BY 2019 
RCO. PROVIDE A VENT WITHIN 3' OF EACH CORNER OF CRAWLSPACE.

2. FOR LIGHT AND VENTILATION, A ROOM MAY BE CONSIDERED AS PART OF AN ADJOINING ROOM WHEN A MIN. 1/2 THE AREA OF COMMON WALL IS OPEN, 
UNOBSTRUCTED AND PROVIDES A MIN. OPENING OF 1/10TH THE FLOOR AREA OF THE ROOM OR 25 SQ. FT. (WHICH EVER IS GREATER). RCO 303.2

3. ATTIC VENTILATION TO COMPLY WITH SECTION 806.2 OF THE 2019 RCO. THE MINIMUM NET FREE VENTILATING AREA SHALL BE 1/150 OF THE AREA OF 
THE VENTED SPACE.

4. VENTED SOFFlT SYSTEM TO WORK IN CONJUNCTION WITH STANDARD 12" SQUARE TURTLE VENTS TO BE THE STANDARD ATTIC VENTILATION SYSTEM
UNLESS SPECIFIED OTHERWISE BY USE OF A RIDGE CAP VENT OR A MID- RIDGE VENTILATION SYSTEM.

WINDOWS / GLAZING: 

1. BEDROOM WINDOWS TO HAVE A FINISHED SILL HEIGHT OF 44" MAX ABOVE FINISHED FLOOR (A.F.F.)
2. SUPPLY ALL HABITABLE ROOMS WITH NATURAL LIGHT USING AN OPERABLE EXTERIOR WINDOW WITH A MIN. AREA OF 8% OF THE FLOOR AREA PER 

EACH ROOM FOR LIGHT AND 4% OF THE FLOOR AREA PER EACH ROOM FOR NATURAL VENTILATION.
3. WINDOWS WITHIN 24" OR LESS ABOVE FINISHED FLOOR SHALL HAVE TEMPERED SAFETY GLASS.
4. TOP ALL WINDOWS PER PLAN
5. WINDOWS WITHIN 24" OF EXTERIOR DOORS SHALL BE TEMPERED SAFETY GLASS.
6. ALL BEDROOM / SLEEPING ROOM WINDOWS TO HAVE A CLEAR OPENING OF 5.7 SQUARE FEET MINIMUM WITH A MIN. WIDTH OF 20" AND MIN. HEIGHT OF 

24".
7. PROVIDE A MIN. 9" FLASHING AROUND ALL EXTERIOR WINDOWS WITH COUNTER-FLASHING AND APPROVED CAULKING. INSTALL ALL WINDOWS AND 

FLASHING PER MANUFACTURERS SPECIFICATIONS.

WINDOW WELLS:

1. 44" MAXIMUM DEPTH (LADDERS NOT REQUIRED). FOR WINDOW WELLS WITH A DEPTH GREATER THAN 44" PROVIDE STEPS OR LADDERS PER RCO 
310.2.3.1.

2. WELLS MUST MAINTAIN MINIMUM OF 36" HORIZONTAL CLEARANCE FROM FOUNDATION TO FRONT OF WINDOW WELL MAINTAINING A MIN. 9 SQ. FT.
3. WELLS MUST MAINTAIN A MINIMUM OF 35• OF VERTICAL CLEARANCE FROM ANY BUILDING PROJECTION SUCH AS CANTILEVERS OR BAY WINDOWS.

EXTERIOR DOORS: 

1. ALL EXTERIOR DOORS SHALL HAVE A FLOOR LANDING ON EACH SIDE OF THE DOOR. 
2. FLOOR LANDINGS AT EXTERIOR DOORS SHALL NOT BE MORE THAN 1.5" LOWER THAN TOP OF THRESHOLD. IF DOOR IS NOT A REQUIRED EXIT DOOR, 

THE LANDING SHALL NOT EXCEED 8" FROM TOP OF THRESHOLD.
3. 3. ALL LANDINGS SHALL MAINTAIN A WIDTH OF 35• MIN. MEASURED IN THE DIRECTION OF TRAVEL.

BRICK VENEER:

1. EACH GALVANIZED BRICK TIE SHALL SUPPORT NO MORE THAN TWO SQUARE FEET.
2. ATTACH BRICK TIES TO WALL STUDS.
3. PLACE BRICK TIES AROUND OPENINGS NO MORE THAN 36 INCHES O.C. AND WITHIN 12 INCHES OF OPENING.
4. BRICK TIES SHALL BE MECHANICALLY ATTACHED TO HORIZONTAL JOINT REINFORCEMENT.
5. FLASHING SHALL BE LOCATED BENEATH THE FIRST COURSE OF MASONRY ABOVE FOUNDATION WALL AND OTHER POINTS OF SUPPORT.
6. PROVIDE WEEPHOLES IN THE OUTSIDE OF THE MASONRY WALLS AT 32 INCHES O.C. MAXIMUM SPACING AND SHALL BE A MIN. 3/16" DIAMETER LOCATED 

IMMEDIATELY ABOVE FLASHING.
7. FOLLOW ALL OTHER REQUIREMENTS FOUND IN RCO SECTION 703.7.1

1. USE EXTERIOR PORTLAND CEMENT PLASTER SYSTEM /19200 OVER LABELED EXTERIOR WALLS.
2. APPLY STUCCO AFTER COMPLETION OF ROUGH FRAMING TO PREVENT CRACKING.
3. USE GALVANIZED 20 GAUGE WEEP SCREED, FASTENERS, CORNER AID, Z-FLASHING IN ALL TYPICAL AREAS.
4. APPLY APPROVED HOUSE WRAP OVER EXTERIOR WALL SHEATHING. INSTALL PER MANUFACTURER'S SPECIFICATIONS.
5. USE EZ SEAL (6") BUTANE AT ALL PENETRATIONS.
6. J METAL AT ALL WINDOWS AND DOORS WHERE APPLICABLE.
7. EPS FOAM TRIM WHERE SPECIFIED ON ELEVATIONS.

WEATHER PROJECTION:

1. INSTALL 1 OR 2 LAYERS OF GRADE D (15LB) FELT UNDER ASPHALT ROOF SHINGLES PER RCO 905.1. 
2. INSTALL TYVEK OR APPROVED HOUSE WRAP BEHIND ALL EXTERIOR SIDING AND MASONRY
3. INSTALL SELF ADHERED POLYMER MODIFIED BITUMEN SHEET FROM EDGE OF FASCIA TO A LINE 24" BEHIND THE EXTERIOR WALL LINE, AND ALL ROOF 

VALLEYS.
4. INSULATE AND WEATHER STRIP ALL ATTIC AND CRAWL SPACE ACCESS HATCHES W/ SAME 'R' VALUE AS THE FLOOR / CEILING ASSEMBLY. 
5. PROVIDE METAL FLASHING OR 15 LB FELT BETWEEN WOOD SHEATHING AND CONCRETE PORCHES, LANDINGS, STEPS AND STAIRS.
6. METAL FLASHING TO BE PROVIDED WHEREVER WATER FROM WEATHER BARRIER CAN ENTER DWEWNG.

STAIRWAYS:

1. MAXIMUM RISER HEIGHT = 7 3/4" INCHES, TREADS TO BE A MIN. 10" WITH NO MORE THAN 3/8" VARIATION.
2. WHERE STAIRS ARE CURVED A MIN. RETURN OF 6" OF TREAD MUST BE MAINTAINED.
3. STAIRWAYS WITH SOLID RISERS MUST HAVE A NOSING NOT LESS THAN 3/4" INCHES AND NO MORE THAN 1 1/4" INCHES. FOR TREADS 11" INCHES OR 

DEEPER, NOSING IS NOT REQUIRED. 
4. PROVIDE MINIMUM HEAD ROOM OF 6'-8" THRU-OUT STAIRWAY.
5. ALL STAIRS MUST HAVE A MINIMUM WIDTH OF 36"
6. STAIR LANDINGS SHALL BE A MINIMUM LENGTH OF 36" OR THE WIDTH OF THE STAIRCASE WHICHEVER IS GREATER.
7. A DOOR MAY BE LOCATED AT THE TOP THE STEPS SO LONG AS THE DOOR DOES NOT SWING OVER THE STAIRS AND PROVIDED THAT THE TOP STEP 

DOES NOT EXCEED 8" LOWER THAN TOP OF FLOOR.
8. ALL STEPS SHALL BE A EQUAL DISTANCE FROM TOP OF LANDING TO FINISHED FLOOR. (HEIGHT DIVIDED BY HOW MANY RISERS = EQUAL DISTANCE).

RAILING:

1. HANDRAILS ARE REQUIRED AT ALL STAIRWAYS HAVING MORE THAN TWO RISERS.
2. HANDRAILS SHALL BE PLACED NOT LESS THAN 34" INCHES AND NOT MORE THAN 38" INCHES HIGH.
3. GUARDRAILS (42" INCHES) ARE REQUIRED AT ALL LANDINGS, DECKS, OR FLOOR LEVELS MORE THAN 30" ABOVE FINISHED GRADE AND SHALL SUPPORT 

A MIN. 200 LBS.
4. BALUSTERS FOR HANDRAILS OR GUARDRAILS SHALL BE SPACED SO THAT A 4" INCH SPHERE CAN NOT PASS THROUGH.
5. RETURN ALL HANDRAILS INTO WALL NEWEL POST OR SAFETY TERMINAL.
6. HANDRAILS DEEPER THAN 2 5/8" INCHES SHALL HAVE FINGER GROOVES 3/4" INCH BY 1/4" DEEP ROUTED THE ENTIRE LENGTH OF AT LEAST ONE SIDE OF 

HANDRAIL.

FIRE WARNING SYSTEM AND PROTECTION: 

1. GARAGE WALLS NOT COMMON WITH HABITABLE SPACE SHALL BE SHEET ROCKED WITH 1/2" GYP BOARD APPLIED TO THE GARAGE SIDE. GARAGE 
WALLS COMMON WITH HABITABLE SPACE SHALL BE SHEET ROCKED WITH 5/8" TYPE 'X' GYP BOARD APPLIED TO THE GARAGE SIDE. (TYPICAL AT WALLS 
AND CEILING WHEN APPLICABLE). WRAP ALL BEAMS WITH 5/8" TYPE 'X' GYP BOARD.

2. ENTRANCE DOORS FROM GARAGE SHALL BE A 20 MINUTE APPROVED FIRE RATED DOOR.
3. SHEET ROCK BELOW ALL STAIRS WITH 5/8" TYPE 'X' GYP BOARD.
4. FIREPLACE CHIMNEYS MUST EXTEND MIN. 24" INCHES ABOVE ANY ROOF WITHIN A TEN FEET RADIUS.
5. PROVIDE SMOKE DETECTORS IN ALL BEDROOMS, SLEEPING AREAS, ALONG WITH ONE PER HABITABLE FLOOR LEVEL, INCLUDING BASEMENTS AND 

CRAWL SPACES.
6. ALARM UNITS SHALL BE INTERCONNECTED THROUGHOUT RESIDENCE.
7. ALL SMOKE DETECTORS SHALL BE HARD WIRED WITH A BATTERY BACK-UP.

MECHANICAL:

1. TERMINATE MECHANICAL DUCTS WITHIN 4 FEET OF AN OPERABLE EXTERIOR DOOR OR WINDOW OR AIR INLET.
2. MAX LENGTH OF DRYER VENT IS 25 FEET. REDUCE LENGTH BY 2.5 FEET FOR EACH 45 DEGREE BEND OR 5 FEET FOR EACH 90 DEGREE BEND.
3. DRYER EXHAUST SYSTEMS SHALL CONVEY MOISTURE TO THE OUTSIDE OF THE BUILDING. SCREENS SHALL NOT BE INSTALLED AT THE DUCT TERMINAL. 

DUCTS SHALL HAVE A BACK DRAFT DAMPER.
4. A MIN. 90% MIN. EFFICIENCY FURNACE SHALL BE INSTALLED.
5. COMBUSTION AIR SHALL BE PROVIDED TO FURNACE AREA IN ACCORDANCE WITH LOCAL NATURAL GAS SPECIFICATIONS.
6. METAL OR FOIL TAPE MUST BE USED ON DUCTING. CLOTH TAPE IS PROHIBITED.
7. TERMINATE EXHAUST OUTLETS A MIN. 3 FEET ABOVE AN OPERABLE DOOR, WINDOW OR AIR VENT WITHIN 10 FEET OF EXHAUST TERMINAL.
8. INSTALL CEMENT, FIBER-CEMENT OR GLASS MATT GYPSUM BACKERS PER MANUFACTURERS RECOMMENDATIONS FOR ALL WALL TILE / PANELS IN TUB 

AND SHOWER AREAS.
9. GAS LINES SHALL NOT PASS THROUGH OR PENETRATE ANY DUCT OR PLENUM.
10. TAPE ALL DUCT JOINTS, CONNECTIONS AND SEAMS
11. GAS FIREPLACES MUST BE DIRECT VENT TERMINATING EXHAUST TO THE EXTERIOR. APPLIANCE SHALL BE EQUIPPED WITH AN EASY ACCESS GAS 

SHUT-OFF VALVE WITHIN 6 FEET OF APPLIANCE.
12. COMBUSTION AIR TO FURNACE MUST BE SUPPLIED BY TWO VERTICAL OPENINGS (ONE 12" ABOVE FLOOR AND ONE 12" BELOW CEILING) EACH WITH

ONE SQUARE INCH PER 4,000 BTU/H OF THE TOTAL INPUT RATING OF ALL APPLIANCES WITHIN THE SPACE. COMBUSTION AIR TO BE BROUGHT IN FROM 
OUTSIDE. AS AN ALTERNATIVE, COMBUSTION AIR MAY BE SUPPLIED BY TWO HORIZONTAL OPENINGS EACH WITH ONE SQUARE INCH PER 2,000 BTU/H OF 
THE TOTAL INPUT RATING OF ALL APPLIANCES WITHIN THE SPACE.

13. INSULATE HEATING TRUNKS AND BRANCH SUPPLY DUCTS IN UNFINISHED AREAS, CRAWL SPACES, ATTICS, UNHEATED GARAGES ETC.

PLUMBING:

1. ANCHOR / STRAP WATER HEATERS TO RESIST HORIZONTAL MOVEMENT WITH THE UPPER STRAP IN THE TOP 1 /3 SECTION OF THE APPLIANCE AND THE 
BOTTOM STRAP A MIN. 4" ABOVE THE CONTROLS PER IRC P2801.7

2. ALL APPLIANCES WHICH REQUIRE PRESSURE RELIEF VALVES SHALL ALSO BE PROVIDED WITH A FULL SIZED DRAIN EXTENDING TO A FLOOR DRAIN. A 
FLOOR DRAIN SHALL BE PROVIDED AT ALL WATER HEATERS.

3. SHOWER PANS MUST HAVE AN APPROVED LINER ENDING 3" ABOVE THE FINISHED THRESHOLD, PROVIDE SOLID STUD BLOCKING BEHIND LINER EDGE.
4. TOILETS NOT TO EXCEED 1.6 GALLONS FLUSH, SHOWER HEADS NOT TO EXCEED 2.5 GALLONS PER MINUTE.
5. INSTALL APPROVED NON-FREEZE TYPE BACKFLOW PREVENTION HOSE BIBS PER MANUFACTURER'S RECOMMENDATIONS.
6. TERMINATE PLUMBING VENTS A MIN. TWO FEET ABOVE OR 10 FEET AWAY FROM ALL OUTSIDE AIR INTAKE OR EGRESS OPENINGS.
7. SHOWERS AND TUBS OF ANY KIND SHALL HAVE A TEMPERATURE SAFETY VALVE / MIXER SET AT A MAX. 120 DEG. FAHRENHEIT.
8. TUB AND SHOWER SURROUNDS MUST BE WATER RESISTANT MATERIALS WITH A MIN. HEIGHT OF 6'-0" A.F.F. PROVIDE CEMENT BACKING BEHIND ALL 

CERAMIC TILE.
9. DISHWASHER WASTE SHALL DISCHARGE INDIRECTLY THROUGH THE DISHWASHER TERMINAL OF A GARBAGE DISPOSAL.
10. WATER HAMMER ARRESTORS REQUIRED WITH QUICK-CLOSING VALVE(DISH CLOTHES WASHERS) PER IRC P2903.5 
11. TRAP PRIMERS REQUIRED AT ALL FLOOR DRAINS.
12. PLUMBING FIXTURES LOCATED BELOW THE ELEVATION OF THE SERVICING SEWER MAN HOLE COVER SHALL BE EQUIPPED WITH A BACKWATER VALVE 

OR APPROVED BACKFLOW PREVENTION SYSTEM. THIS REQUIRES BASEMENT PLUMBING TO BE PLUMBED INDEPENDENTLY.
13. INSTALL INSTANT OR ELECTRIC HOT WATER HEATERS NOT CONTAINING A TRADITIONAL TANK PER MANUFACTURER'S INSTRUCTIONS, MUST COMPLY 

TO THE RCO CODE REQ.
14. SHOWER COMPARTMENTS SHALL HAVE AT LEAST 900 SQUARE INCHES OF FLOOR AREA AND SHALL BE OF SUFFICIENT SIZE TO INSCRIBE A CIRCLE 

WITH A DIAMETER NOT LESS THAN 30 INCHES. HINGED SHOWER DOORS SHALL OPEN OUTWARD. THE WALL AREA ABOVE BUILT-IN TUBS HAVING 
INSTALLED SHOWER HEADS AND IN-SHOWER COMPARTMENTS SHALL BE CONSTRUCTED AS PER RCO SECTION 702.4. SUCH WALLS SHALL FORM A 
WATER TIGHT JOINT WITH EACH OTHER AND WITH EITHER THE TUB, RECEPTOR, OR SHOWER FLOOR.

15. BATHROOMS, WATER CLOSET COMPARTMENTS, AND OTHER SIMILAR ROOMS SHALL BE PROVIDED WITH A WINDOW OF NOT LESS THAN 3 SQUARE 
FEET, ONE HALF OF WHICH MUST BE OPERABLE. IF NO WINDOWS ARE DESIRED BY HOME OWNER, A MECHANICAL VENTILATION SYSTEM SHALL BE 
REQUIRED. THE MINIMUM VENTILATION RATES SHALL BE 50 CFM FOR CONTINUOUS VENTILATION. 

16. WATER CLOSETS TO BE A MINIMUM OF 30" WIDE WITH 24" X 30" OF UNOBSTRUCTED SPACE IN FRONT OF THE TOILET.
17. ALL ENCLOSED WATER CLOSETS TO BE EQUIPPED WITH A 60 CFM EXHAUST FAN WITH TERMINATION TO THE EXTERIOR
18. PROVIDE EXPANSION TANK FOR CULINARY WATER SYSTEM. LOCATE IN MECHANICAL ROOM PER IRC P2903.4
19. PROVIDE ACCESS TO MOTORS AND PUMPS ON ALL JETTED TUBS.
20. PLUMBING AND CONDUIT PENETRATIONS WITHIN A GARAGE SEPARATION WALL SHALL BE COPPER OF FERROUS
21. COOKING APPLIANCES SHALL BE LABELED AND APPROVED FOR HOUSEHOLD TYPE FOR DOMESTIC USE AND INSTALLED PER MANUFACTURERS 

INSTRUCTIONS PER RCO 2447
22. PLUMBER TO COMPLY WITH MANUFACTURER' HOLE CUTTING GUIDELINES AND RECOMMENDATIONS FOR ALL I-JOISTS AND BEAM PENETRATIONS. DO 

NOT HAMMER I-JOISTS FOR PLUMBING HOLES.

ELECTRICAL:

1. A MINIMUM OF 50% OF THE LAMPS IN PERMANENTLY INSTALLED LIGHTING FIXTURES SHALL BE HIGH-EFFICIENCY LAMPS (COMPACT FLUORESCENT, T-8 
OR SMALLER LINEAR FLUORESCENT. OR LAMPS WITH A MINIMUM EFFICACY OF: 60 LUMENS/WATT, FOR LAMPS OVER 15 WATTS TO 40 WATTS AND 40 
LUMENS/WATT FOR LAMPS 15 WATTS OR LESS) FOR ENERGY CONSERVATION. SECTION N1104.1 & SECTION 404.1 IECC

2. SMALL APPLIANCE BRANCH CIRCUITS RATED AT 20 AMPS MUST BE PROVIDED TO SERVE ALL GENERAL WALL RECEPTACLES, COUNTERTOPS IN 
KITCHENS, DINING ROOM AND LAUNDRY AREA.

3. A MAXIMUM OF 4 RECEPTACLES MAY BE SERVED BY EACH CIRCUIT.
4. A DEDICATED CIRCUIT IS REQUIRED FOR THE LAUNDRY AREA AND BATHROOMS (ARTICLES 210.52(D) AND 210.11 (C), NEC AS AMENDED.)
5. BRANCH CIRCUITS SUPPLYING ALL ELECTRICAL OUTLETS (EXCEPT BATHROOMS, KITCHENS AND GARAGES MUST BE PROTECTED BY A LISTED ARC-

FAULT CIRCUIT INTERRUPTER, COMBINATION-TYPE, TO PROVIDE PROTECTION TO THE BRANCH CIRCUIT. (ARTICLES 210.12 (A) AN 210.12 (B) NEC)
6. RECESSED FIXTURES INSTALLED IN AN INSULATED CAVITY OF THE THERMAL ENVELOPE MUST BE "IC-RATED" AND SEALED WITH A GASKET OR CAULK 

TO LIMIT AIR LEAKAGE (SECTION 402.4.5, IECC)
7. INSTALL CONCRETE ENCASED ELECTRODE (UFER GROUND) AS PART OF THE GROUNDING ELECTRODE SYSTEM. THIS GROUND CONSISTS OF A 

MINIMUM 20' LENGTH OF ELECTRICALLY CONDUCTIVE NO. 4 REINFORCING BAR ENCASED BY AT LEAST 2" OF CONCRETE AND LOCATED NEAR THE 
BOTTOM OF A CONCRETE FOUNDATION OR FOOTING THAT IS IN DIRECT CONTACT WITH THE EARTH. (ARTICLE 250-52(A)(3)NEC.) 

8. LIGHTING INSTALLED IN WET LOCATIONS SHALL BE MARKED "SUITABLE FOR WET LOCATIONS". LIGHTING INSTALLED IN DAMP LOCATIONS SHALL BE 
MARKED "SUlTABLE FOR DAMP LOCATIONS".

9. REFER TO IRC SECTION E3902 FOR ALL AREAS REQUIRING AN ARC-FAULT OR GROUND-FAULT INTERRUPTER PROTECTION SUCH AS BATHROOMS, 
GARAGES, KITCHENS, LAUNDRY ROOMS, EXTERIOR OUTLETS UNFINISHED SPACES, ETC.

10. PROVIDE AT LEAST ONE OUTLET WITHIN 25FT OF HVAC EQUIPMENT
11. ALL GENERAL PURPOSE OUTLETS SHALL BE TAMPER RESISTANT.
12. A MIN. ONE SWITCHED LIGHT IS REQUIRED AT ALL ATTIC AND CRAWL SPACE ACCESSES, UTILITY ROOMS, BASEMENTS OR STORAGE AREAS. 
13. CARBON MONOXIDE ALARMS SHALL BE INSTALLED ON EACH HABITABLE LEVEL OF A DWELLING UNIT EQUIPPED WITH FUEL BURNING APPLIANCES. 

CARBON MONOXIDE ALARMS SHALL HAVE 110 VOLT PERMANENT POWER WITH BATTERY BACKUP AND SHALL BE INTERCONNECTED WITH THE SMOKE 
DETECTORS.

14. PLASTIC ELECTRICAL BOXES IN GARAGE FIRE WALLS TO BE TWO HOUR LISTING.
15. SPACE OUTLETS SO THAT NO POINT MEASURED HORIZONTALLY ALONG FLOOR LINE IN ANY WALL SPACE IS GREATER THAN 6 FEET FROM A 

RECEPTACLE OUTLET IRC E3901.2.1
16. LIGHTING REQUIRED AT ALL INTERIOR AND EXTERIOR STAIRWAYS, SWITCHED AT EACH FLOOR LEVEL WITH ANY STAIR RUN IS 6 STEPS OR MORE IRC 

E3903.2-.3
17. CLOSET LIGHTING SHALL BE MINIMUM 18" FROM SHELVING OR OTHER COMBUSTIBLES MEASURED HORIZONTALLY.
18. PLACE ONE GFCI OUTLET PER GARAGE DOOR BAY INSIDE GARAGE
19. HALLWAYS LONGER THAN 10' SHALL HAVE A MIN. ONE OUTLET PROVIDED IRC SECTION E3901.10
20. THE ELECTRICAL PANEL SHALL HAVE A 30"WIDE X 36" DEEP UNOBSTRUCTED WORKING SPACE FOR EASY ACCESS WITH A MIN. 6'-6" HEAD ROOM. IRC 

E3405
21. ELECTRICIAN SHALL FOLLOW MANUFACTURERS GUIDE FOR DRILLING OR NOTCHING HOLES IN I-JOISTS AND BEAMS. DO NOT "HAMMER" HOLES INTO I-

JOIST FOR PENETRATIONS.

INSULATION AND PRESCRIPTIVE ENERGY CODE REOUIREMENTS: 

1. PROJECT DESIGNED WITH 2 X 4 EXTERIOR WALLS ARE NON-PRESCRIPTIVE AND REQUIRE A RES-CHECK REPORT TO BE FURNISHED TO THE 
BUILDING DEPARTMENT.

2. PROJECT DESIGNED WITH 2 X 6 EXTERIOR WALLS SHALL COMPLY WITH THE PRESCRIPTIVE ENERGY CODE REQUIREMENTS AS FOLLOWS:
(A.) CEILINGS TO BE INSULATED WITH R-49 INSULATION OR BETTER. (8.) EXTERIOR WALLS INSULATED WITH R-20 INSULATION (INCLUDING  GARAGE 
SEPARATION WALLS. 
(C.) BASEMENT WALLS INSULATED WITH R-10 (CONTINUOUS) OR R13 (CAVITY) INSULATION. 
(D.) U-FACTORS SHALL EQUAL 0.30 FOR FENESTRATION (0.60 FOR SKYLIGHTS) 
(E.) ALL WINDOWS MUST BE NFRC 100 COMPLIANT 
(F.) A PERMANENT CERTIFICATE IS TO BE POSTED ON OR IN THE ELECTRICAL PANEL THAT LISTS THE PREDOMINANT "R" VALUES INSTALLED IN THE 
ROOF / CEILINGS, WALLS, FOUNDATIONS AND FLOORS AS WELL AS THE U-FACTORS FOR WINDOWS, DOORS AND SKYLIGHTS (CHAPTERS 4,5,6 OF 
THE IECC) 

VARIOUS NOTES: 

1. WHERE ROOF AND OR CEILING FRAMING EXCEEDS 16" ON CENTER SPACING, 5/8" TYPE X DRYWALL IS REQUIRED.
2. DRYWALL ORIENTATION IS TO BE PERPENDICULAR TO THE FRAMING MEMBERS (TABLE R702.3.5 OF THE 2018 IRC)
3. ATTIC ACCESS (LOCATION PER PLAN) SHALL BE A MIN. WIDTH OF 22 INCHES AND A MINIMUM LENGTH OF 30• WITH A SWITCHED LIGHT TO THE 

ATTIC SPACE.
4. CRAWL SPACE ACCESS TO BE A MINIMUM WIDTH OF 18" AND A MINIMUM LENGTH OF 24"
5. SPIRAL STAIRCASE NOTE: (IF PLAN CALLS FOR ONE): THE MIN. CLEAR WIDTH SHALL BE 26" WITH EACH TREAD HAVING A 7.5" MIN. TREAD DEPTH 

AT 12" FROM THE NARROWER EDGE. ALL TREADS SHALL BE IDENTICAL AND THE RISE SHALL BE NO MORE THAN 9 1/2". A MINIMUM HEADROOM 
OF 6'-6" IS REQUIRED. A CONTINUOUS GRASPABLE HANDRAIL IS REQ. ON THE OUTSIDE AT 34" TO 38" ABOVE THE NOSING AN PROVIDED WITH 
BALUSTERS SPACED SO THAT A 4" SPHERE CAN NOT PASS THROUGH. HANDRAILS ARE REQUIRED FOR STAIR RUNS HAVING 4 OR MORE 
RISERS. 
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SITE PLAN

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/16" = 1'-0"1 SITE

ZONING REPORT
ADDRESS 1148 SUMMER HILL CIR. GAHANNA, OH.
OWNER JOHNSON WILLIAM E & KIM M 
PARCEL NUMBER 025011549 
COUNTY FRANKLIN
ZONING SF-2
ORDINANCE 1687-71
LEGAL DESCRIPTION 1148 SUMMER HILL CIR
                                                                  COLUMBUS OH 43230-6247 
DEEDED ACREAGE .52
ZONING CONTACT 111 Nort Front Street. Columbus, Ohio. 43215

334-6226

* NOTE: ARCHITECTURAL SITE PLAN DOES NOT 
SUPERSEDE A PROFESSIONAL SURVEY BY A 
LICENSED SURVEYOR. SITE INFORMATION HAS 
BEEN SOURCE FROM FRANKLIN COUNTY 
AUDITOR WEBSITE.  
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* NOTE: OWNER TO PROVIDE VARIANCE 

TOTAL LOT SQFT= 22,651 SQFT
ALLOWABLE LOT COVERAGE= 30% 

TOTAL DWELLING SQFT = 2877 SQFT
LOT COVERAGE = 12.6% 
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1: WALLS ARE GYPSUM BOARD OR PLASTER ON WOOD 
STUDS UNLESS NOTED OTHERWISE OTHERWIZE.  WALL 
TO BE REMOVED ENTIRE HEIGHT FROM FINISH FLOOR 
TO UNDERSIDE OF DECK.

2: FILL AND LEVEL ALL HOLES IN FLOORS AND WALLS 
AFTER REMOVAL OF PIPES, DUCTS, CONDUITS AND 
OTHER PENETRATING ITEMS.

3: CONTRACTOR SHALL BE RESPONSIBLE FOR ALL 
DAMAGES INCURRED.

4: CONTRACTOR TO VERIFY ALL EXISTING DIMENSIONS.

5: ALL EXISTING FLOORS NOT DEMOLISHED TO BE 
PREPARED FOR INSTALLATION OF NEW FINISH.

6: ALL WALLS TO RECEIVE NEW GYPSUM BOARD, 
EXTERIOR WALLS TO ALSO RECEIVE NEW INSULATION, 
REFER TO WALL SECTIONS.

DEMOLITION GENERAL NOTES
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DEMOLITION
PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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DEMOLITION KEYNOTES
# DESCRIPTION

1 REMOVE EXISTING WINDOW.

2 DEMO PORTION OF EXISTING WALL TO ALLOW
INSTALLATION OF NEW OPENING. SEE
PROPOSED FOR EXTENTS OF DEMO WORK.

1/4" = 1'-0"1 LEVEL 0 DEMOLITION
1/4" = 1'-0"2 LEVEL 1 DEMOLITION
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FOUNDATION
PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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FOOTING SIZED BASED ON RCO 2019 TABLES:
403.1(1)
507.3.1 
1003.2

LIVE OR GROUND SNOW LOAD: 40PSF
LOAD BEARING VALIE OF SOIL: 1500PSF
MINIMUM FOUNDATION DEPTH: 36"
CONCRETE FOOTING COMPRESSIVE STRENTH: 3500PSI

1/4" = 1'-0"1 LEVEL 0 - FOUNDATION

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS
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GENERAL NOTES
1. ALL NEW WALLS TO BE 1A UNLESS NOTED 
OTHERWISE. REFER TO SECTION PLAN FOR WALL 
HEIGHTS

2. PATCH AND LEVEL EXISTING FLOOR AFTER 
DEMOLITION OF EXISTING WALLS BEFORE 
INSTALLATION OF NEW FLOOR FINISH. 

3. PROVIDE WOOD BLOCKING IN WALLS FOR ALL WALL 
MOUNTED ITEMS 

4. INSTALL MOISTURE RESISTANT GYPSUM BOARD AT 
BATHROOM AND KITCHENS. 

5. GENERAL CONTRACTOR TO VERIFY ALL 
DIMENSIONS.
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PROPOSED PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"1 LEVEL 1 PROPOSED

NEW WORK KEY NOTES
# Description

1 ALIGN

2 UPPER CABINETS

3 NEW DOOR OR WINDOW. REFER TO A10.0 FOR MORE INFO
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A4.0F

FRAMING PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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FOOTING SIZED BASED ON RCO 2019 TABLE 507.3.1
LIVE OR GROUND SNOW LOAD: 40PSF
LOAD BEARING VALIE OF SOIL: 1500PSF
MINIMUM FOUNDATION DEPTH: 36"
CONCRETE FOOTING COMPRESSIVE STRENTH: 3500PSI

ALL LUMBER MEMBERS TO BE DOUGLAS-HEM-FIR #2

1/4" = 1'-0"1 LEVEL 1 FRAMING

1" = 1'-0"3 LAG BOLT DETAIL

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS
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1/4" = 1'-0"2 CEILING FRAMING
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A4.1F

FRAMING PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"1 ROOF FRAMING

ALL LUMBER MEMBERS TO BE DOUGLAS-HEM-FIR #2

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS
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ALL THRU-ROOF PENETRATIONS TO BE 
FLASHED AND SEALED TO MAINTAIN 
ROOF WARRANTY
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A5.0

ROOF PLAN

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"1 ROOF PLAN

ROOF COVERING INSTALLATION 

LAMINATE ROOF STRUCTURE WITH 7/16" OSB 
SHEATHING ON RIGHT ANGLES TO RAFTERS; NAILED 
EVERY 10" O.C 

-INSTALL SELF-ADHESIVE ICE-GUARD )ICE-DAM 
PROTECTION) BENEATH ALL FLASHING AND ON AL 
EDGES AND EXTEND THE  ICE-GUARD BACK AT LEAST 2" 
PAST THE INTERIOR WALL. 

INSTALL NEW ALUMINUM ENAMEL-FINISH DRIP EDGE 
FLASHING
ON ALL EDGES. 

8" ON EDGES WITH 8d COMMON NAILS. CLEAN ROOF 
DECK THOROUGHLY TO REMOVE DEBRIS AND TO MAKE 
READY TO ACCEPT ROOF COVERING. 

INSTALL NEW ROOF FLANGES ON ALL VENT STACKS 

INSTALL NEW ROOF RIDGE VENT PER MANUFACTURER'S 
PRINTED
INSTRUCTIONS AND INSTALL SOFFIT OR GABLE VENTS 
TO 
COMPLETE VENTINGS SYSTEM IF HOUSE HAS NO 
EXISTING OR 
GABLE VENTS.

30 Y ASPHALT SHINGLES COLOR -CHARCOAL O/ 30 LBS. 
FELT O/ (1) LAYER ICE & WATER SHIELD O/ 1/2" PT 
PLYWOOD SHEATHING W/ H-CLIP 
O/ 2x PRE-ENGINEERED WOOD ROOF TRUSSES @ 24" 
O.C. W/ HURRICANE CLIPS @ EACH BEARING POINT

*NOTE: NEW ROOF EAVE TO ALIGN WITH EXISTING 
GABLED ROOF EAVE. 

ROOF NOTES

1 5" SEAMLESS GUTTER

2 CHIMNEY CROWN CAP. FINISH TO BE SELECTER
BY OWNER. G.C. TO PROVIDE WEATHER CAP

3 TPO ATTACHED TO SUBSTRATE FELT PAPER AND
SHINGLES OVER TPO MEMBER.

DS - DOWNSPOUT

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS
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EXHAUST

RECESSED SPOT 
LIGHT 

CHANDELIER

WALL MOUNTED 
EXTERIOR LIGHT 

SCONCES

TWO WAY SWITCH

LEGEND                _

SURFACE MOUNTED 
JBOX LIGHT 

SMOKE DETECTORs

SMOKE AND CO2 
DETECTOR

2

SWITCH LOCATED 
ON NEXT LEVEL

OUTLET

WALL SWITCH

EQ EQ

E
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Q

EQ EQ EQ EQ
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Q
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EQ EQEQ EQEQ EQ
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EQ EQ
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s

EXISTING LAYOUT TO REMAIN. 
G.C. TO MAKE SURE CO2+SMOKE DETECTOR IS INSTALLED 

Scale: 

Drawings, specifications and other documents, prepared by 
NESTRS and the NESTRS' consultants are Instruments of 
Service for use solely with respect to this Project. This includes 
documents in electronic form. NESTRS and NESTRS' 
consultants shall be deemed the authors and owners of their 
respective Instruments of Service and shall retain all common 
law, statutory and other reserved rights, including copyrights. 
The Instruments of Service shall not be used by the owner for 
future additions or alterations to this Project or for other 
projects, without the prior written agreement from NESTRS. 
Any unauthorized use of the Instruments of Service shall be at 
the Owner's sole risk and without liability to NESTRS and the 
NESTRS' consultants.

DOCUMENT DISCLAIMER

www.nestrs.com

welcomehome@nestrs.com

GENERAL NOTES
1. ALL NEW WALLS TO BE 1A UNLESS NOTED 
OTHERWISE. REFER TO SECTION PLAN FOR WALL 
HEIGHTS

2. PATCH AND LEVEL EXISTING FLOOR AFTER 
DEMOLITION OF EXISTING WALLS BEFORE 
INSTALLATION OF NEW FLOOR FINISH. 

3. PROVIDE WOOD BLOCKING IN WALLS FOR ALL WALL 
MOUNTED ITEMS 

4. INSTALL MOISTURE RESISTANT GYPSUM BOARD AT 
BATHROOM AND KITCHENS. 

5. GENERAL CONTRACTOR TO VERIFY ALL 
DIMENSIONS.

1/4" = 1'-0"
A6.0

REFLECTED
CEILING PLANS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"2 LEVEL 1 ELECTRICAL
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LEVEL 1
0' - 0"

PROVIDE R-49 BATT INSULATION

NEW FOUNDATION. 
REFER TO 
FOUNDATION PLANS

12 MIL POLY VAPOR BARRIER 

R-19 BATT INSULATION
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BARRIER

R-19 BATT INSULATION

NEW FOUNDATION. 
REFER TO 
FOUNDATION PLAN 
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EXISTING 
FOUNDATION WALL 
O/ EXISTING 
FOUNDATION.
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0' - 0"

PROVIDE R-49 BATT INSULATION
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M
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NEW FOUNDATION. 
REFER TO 
FOUNDATION PLAN 
FOR MORE INFO.

NEW FOUNDATION. 
REFER TO 
FOUNDATION PLAN 
FOR MORE INFO.
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GENERAL NOTES
1. ALL NEW WALLS TO BE 1A UNLESS NOTED 
OTHERWISE. REFER TO SECTION PLAN FOR WALL 
HEIGHTS

2. PATCH AND LEVEL EXISTING FLOOR AFTER 
DEMOLITION OF EXISTING WALLS BEFORE 
INSTALLATION OF NEW FLOOR FINISH. 

3. PROVIDE WOOD BLOCKING IN WALLS FOR ALL WALL 
MOUNTED ITEMS 

4. INSTALL MOISTURE RESISTANT GYPSUM BOARD AT 
BATHROOM AND KITCHENS. 

5. GENERAL CONTRACTOR TO VERIFY ALL 
DIMENSIONS.

1/4" = 1'-0"
A7.0

WALL SECTIONS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"1 Section 1
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1/4" = 1'-0"2 Section 2

1/4" = 1'-0"3 Section 3
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EXTERIOR VISION GLAZING 

ROOF ASPHALT SHINGLES 

6" VINYL SIDING
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WOOD SHAKE
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A8.0

EXTERIOR
ELEVATIONS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1/4" = 1'-0"3 East

1/4" = 1'-0"2 West

ELEVATION CODED NOTES

1 NEW ASPHALT SHINGLES. COLOR TO MATCH EXISTING ROOF.

2 NEW SEAMLESS GUTTER.

3 NEW DOWNSPOUT.

4 NEW RAILING. FINISH TO BE SELECTED BY OWNER.

5 CRAWL SPACE ACCESS/ VENTILATION. CLEAR OPENING 24"W x 18"H. MIN.
OPENING AREA PER RCO 408.4. OPENING TO BE COVERED BY APPROVED
MATERIAL PER 408.2

6 NEW FLASHING
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1/4" = 1'-0"1 North



1/2" GYPSUM BOARD

0' - 1 1/2"

0' - 3 1/2"

0' - 0 1/2"

2x4 WOOD FRAMING

R-15 KRAFT FACED BATT 
INSULATION

7/16" OSB WALL SHEATHING

TYVECK WEATHER BARRIER

1/2" RIGID INSULATION

WATER-RESISTIVE BARRIER 
FASSADE S BY DELTA

1x_ PT CLADING SUPPORT 16" 
O.C. COLOR BLACK

6x1 VINYL SIDING

0' - 5 1/2"

T
Y

P
.

0
' -

 6
"

T
Y

P
.

0
' -

 6
"

WALL TYPE A1 

1/2" GYPSUM BOARD

2x4 WOOD FRAMING

BATT INSULATION. OPTIONAL

WOOD BASE

2x4 WOOD TOP PLATE

FINISH FLOOR

SUBFLOOR

CEILING

2X4 WOOD BOTTOM PLATE

1/2" GYPSUM BOARD

2x4 WOOD FRAMING

BATT INSULATION. OPTIONAL

WOOD BASE

2x4 WOOD TOP PLATE

FINISH FLOOR

SUBFLOOR

CEILING

2X4 WOOD BOTTOM PLATE

WALL TYPE 1A WALL TYPE 1B

TYPICAL U.N.O.

1' - 4"

1/2" GYPSUM BOARD 

2X4 WOOD FRAMING

1/2" GYPSUM BOARD 

0
' -

 4
 1

/2
"

TYPICAL U.N.O.

1' - 4"

2X4 WOOD FRAMING

1/2" GYPSUM BOARD 

0
' -

 4
"

SECTION SECTION

NEW FOOTER. 
REFER TO 
FOUNDATION 
PLAN

6" WASHED GRAVEL

8" CMU WALL

T
Y

P
.

TYP

1X_ WOOD RISER

2X_ WOOD TREADS

2X12 STAIR STRINGER 

2X_TOP PLATE

2X_ BOTTOM PLATE

2X_ BOX

3/4" T & G O.S.B. PLYWOOD 
GLUED AND NAILED

1/2" GYPSUM BOARD

R-19 INSULATION

FLOOR JOIST. REFER TO 
FRAMING PLAN

R-15 KRAFT INSULATION

6" VINYL SIDING 2 MIL POLY VAPOR 
BARRIER

7/16" EXTERIOR OSB 
SHEATHING

EXISTING 2X_ 
WALL FRAMING 1/2" GYPSUM 

BOARD

BUILDING WRAP MEMBRANE 
LAPPED OVER TOP LEG OF 

FLASHING

CONTINUOUS ALUM. FLASHING 
WITH ICE-DAM PROTECTION, 
COLOR TO BE SELECTED BY 

OWNER

TPO MEMBRANE. REFER 
TO ROOF PLAN

ROOFING FELT

BLOCKING

2X10 LEDGER BOARD

NEW FLOOR 
JOIST. REFER 
TO FRAMING 

PLAN

2x8 SILL PLATE

6 MIL. VAPOR BARRIER

ANCHOR BOLT 
EMBEDED IN 

FOUNDATION 
@ 6'-0" O.C 

MAX

R-15 KRAFT FACED BATT 
INSULATION 

TYVEK HOUSE WRAP

1/2" GYPSUM 
BOARD

7 1/6" OSB WALL 
SHEATHING

GALVANIZED MESH

8" CMU FOUNDATION 
WALL

2x_ PT WD SILL 
PLATE

1/2" x 10" FLEX CELL

3/4" T&G O.S.B 
GLUED AND 

NAILED ON 2 MIL 
POLY. VAPOR 

BARRIER

1/2" RIGID INSULATION

WATER-RESISTIVE BARRIER 
FASSADE S BY DELTA

6x1 VINYL SIDING O/ 1x_ PT 
CLADDING SUPPORT 16" O.C.

R-19 BATT INSULATION

EXISTING ROOF 
RAFTER

SEAMLESS GUTTER

LEAFGUARD OR MESH 
GUTTER PROTECTION

METAL FASCIA

VENTED SOFFIT

ALUMINUM DRIP EDGE

30 Y ASPHALT SHINGLES 
COLOR -CHARCOAL O/ 30 LBS. 

FELT O/ (1) LAYER ICE & 
WATER SHIELD O/ 1/2" PT 

PLYWOOD SHEATHING W/ H-
CLIP 

O/ 2x PRE-ENGINEERED WOOD 
ROOF TRUSSES @ 24" O.C. W/ 

HURRICANE CLIPS @ EACH 
BEARING POINT   

2X4 TOP PLATE

R-49 BATT INSULATION

2 MIL VAPOR BARRIER

5/8" GYP BOARD

EXISTING CEILING 
JOIST. 

2" RIGID INSULATION 
SEALED WITH FOAM 

INSULATION

4" SLAB ON GRADE W/ 6X6 x 
w1.4 x w1.4 W.W.F 

4" WASHED GRAVEL

6 MIL. VAPOR BARRIER

ANCHOR BOLT 
EMBEDED IN 
FOUNDATION @ 
6'-0" O.C MAX

R-15 KRAFT FACED BATT INSULATION 

TYVEK HOUSE WRAP

1/2" GYPSUM 
BOARD

1x_ VINYL VERTICAL BOARD. COLOR TO BE SELECTED BY OWNER. 

7 1/6" OSB WALL 
SHEATHING

2" RIGID INSULATION

FULLY GROUTED 8" CMU 
W/ REINFORCEMENT O/ 
NEW FOUNDATION. (SEE 
FOUNDATION PLAN) 

2x4 PT WD SILL 
PLATE

1/2" RIGID INSULATION

1X_ CLADDING

WATER-RESISTIVE BARRIER FASSADE S BY DELTA

Scale: 

Drawings, specifications and other documents, prepared by 
NESTRS and the NESTRS' consultants are Instruments of 
Service for use solely with respect to this Project. This includes 
documents in electronic form. NESTRS and NESTRS' 
consultants shall be deemed the authors and owners of their 
respective Instruments of Service and shall retain all common 
law, statutory and other reserved rights, including copyrights. 
The Instruments of Service shall not be used by the owner for 
future additions or alterations to this Project or for other 
projects, without the prior written agreement from NESTRS. 
Any unauthorized use of the Instruments of Service shall be at 
the Owner's sole risk and without liability to NESTRS and the 
NESTRS' consultants.

DOCUMENT DISCLAIMER

www.nestrs.com

welcomehome@nestrs.com

GENERAL NOTES
1. ALL NEW WALLS TO BE 1A UNLESS NOTED 
OTHERWISE. REFER TO SECTION PLAN FOR WALL 
HEIGHTS

2. PATCH AND LEVEL EXISTING FLOOR AFTER 
DEMOLITION OF EXISTING WALLS BEFORE 
INSTALLATION OF NEW FLOOR FINISH. 

3. PROVIDE WOOD BLOCKING IN WALLS FOR ALL WALL 
MOUNTED ITEMS 

4. INSTALL MOISTURE RESISTANT GYPSUM BOARD AT 
BATHROOM AND KITCHENS. 

5. GENERAL CONTRACTOR TO VERIFY ALL 
DIMENSIONS.

1 1/2" = 1'-0"
A9.0

WALL TYPES &
DETAILS

1148 Summer Hill Cir.
Columbus, OH. 43230
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1 1/2" = 1'-0"- EXTERIOR WALL TYPES

1 1/2" = 1'-0"1 INTERIOR WALL TYPES

1 1/2" = 1'-0"2 FOUNDATION DETAIL Copy 1

1 1/2" = 1'-0"3 TOP LANDING DETAIL

1 1/2" = 1'-0"6 RIM BOARD DETAIL

1 1/2" = 1'-0"7 FLASHING DETAIL

1 1/2" = 1'-0"8 TOP FOUNDATION WALL DETAIL
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1 1/2" = 1'-0"4 ROOF EAVE DETAIL -BATT
1 1/2" = 1'-0"5 SLAB ON GRADE FOUNDATION DETAIL



S
C

H
E

D
U

L
E

R
E

F
E

R
 T

O
 D

O
O

R

SCHEDULE

REFER TO DOOR

W-1

WOOD FRAME

DOOR REMARKS

1. PROVIDE SCREEN DOOR
2. NEW OPEN ING PROVIDE (2) 2X8 HEADER

Scale: 

Drawings, specifications and other documents, prepared by 
NESTRS and the NESTRS' consultants are Instruments of 
Service for use solely with respect to this Project. This includes 
documents in electronic form. NESTRS and NESTRS' 
consultants shall be deemed the authors and owners of their 
respective Instruments of Service and shall retain all common 
law, statutory and other reserved rights, including copyrights. 
The Instruments of Service shall not be used by the owner for 
future additions or alterations to this Project or for other 
projects, without the prior written agreement from NESTRS. 
Any unauthorized use of the Instruments of Service shall be at 
the Owner's sole risk and without liability to NESTRS and the 
NESTRS' consultants.

DOCUMENT DISCLAIMER

www.nestrs.com

welcomehome@nestrs.com

1/2" = 1'-0"
A10.0

DOOR & WINDOW
SCHEDULE

1148 Summer Hill Cir.
Columbus, OH. 43230
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DOOR SCHEDULE

# TYPE WIDTH HEIGHT
FRAME
TYPE

FIRE
LABEL

DOOR
HEADER SIZE REMARKS

100 PRIMARY BEDROOM 4' - 0" 6' - 0" W1 0 SEE NOTES

101 PRIMARY BATHROOM 2' - 8" 6' - 8" W1 0 SEE NOTES

102 PRIMARY BEDROOM 5' - 0" 6' - 8" W1 0 SEE NOTES

103 PRIMARY CLOSET/
LAUNDRY

2' - 8" 6' - 8" W1 0 SEE NOTES

104 EXTERIOR SHED 3' - 0" 6' - 8" W1 0 SEE NOTES

WINDOW SCHEDULE

# ROOM
SILL

HEIGHT HEIGHT WIDTH LEVEL HEADER REMARKS

100 PRIMARY
BATHROOM

4' - 6" 2' - 0" 2' - 0" LEVEL 1 SEE NOTES

101 PRIMARY
BEDROOM

2' - 6" 4' - 0" 2' - 6" LEVEL 1 SEE NOTES

102 PRIMARY
BEDROOM

2' - 6" 4' - 0" 2' - 6" LEVEL 1 SEE NOTES

NOTE: 1. DOOR HARDWARE TO BE SELECTED BY OWNER AND
                PROVIDED BY CONTRACTOR

             2. DOOR STYLE AND MATERIAL TO BE SELECTED BY 
                 OWNER

             3. WINDOW TYPE, STYLE AND MATERIAL TO BE
                 SELECTED BY OWNER

        4. ALL WINDOW HEADERS IN FIRST FLOOR TO BE (2)2X8 
                 AND (2) 2X6 AT SECOND FLOOR PER RCO 602.7(1) 

            UNLESS NOTED OTHERWISE
   
   5. GENERAL CONTRACTOR TO VERIFY DIMENSIONS

1. PROVIDE TEMPERED GLASS PER ANSI Z97.1 
2. PRIVACY WINDOW
PER RCO 602.7(1) UNLESS NOTED OTHERWISE

WINDOW REMARKS

1/2" = 1'-0"1 FRAME TYPES

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS

* NOTE: GENERAL CONTRACTOR TO VERIFY 
DIMENSIONS
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Department of Planning  200 S. Hamilton Rd.  Gahanna, Ohio 43230  
614.342.4025 (Phone)  614.342.4100 (Fax) 

 
November 22, 2022 
 
William E & Kim M Johnson 
1148 Summer Hill Cir 
Columbus, OH 43230-6247 
 

RE:   Project 1148 Summer Hill Cir Variance 
  
  
Dear William E & Kim M Johnson: 
 
The following comments were generated from the review of the submitted plans and documents for the 
referenced project.   
 

Fire District 

1. The fire division has no objection to the Johnson 1148 Summer Hill Circle addition variance. 
 

City Engineer 

2. Contact OUPS before digging. 800-362-2764 https://www.oups.org/  
3. Existing sidewalks shall be protected during construction. Any damage and/or deficiencies found shall 

be corrected. 
 

Planning 

4. Staff has no objections to the variance request due to the property being a corner lot with substantial 
setbacks on the eastern and southern property lines and the encroachment being minor in nature. 
Staff report will contain more details. 

 
 
 
 
If you have any comments or questions, please contact me at kelly.wicker@gahanna.gov or (614) 342-4025. 
 
 
Sincerely, 
 
 
 
Kelly Wicker 
Planning and Zoning Coordinator 



 

STAFF REPORT 

Request Summary 

The applicant is requesting a variance to allow for a home addition to encroach into the minimum required 

front yard setback at 1148 Summer Hill Circle. The property is zoned SF-2 – Single Family Residential, 

which requires a 40-foot front yard setback from the right-of-way per Chapter 1141.08(a) of Code. Due to 

the property being a corner lot, this setback applies to both the southern and eastern property lines. The 

applicant is proposing to construct a home addition on the northern part of the existing structure, 

protruding about 7 feet from the of the house. 

Variance 

Planning Commission shall not grant a variance unless it finds that all of the following conditions apply:  

a) There are special circumstances or conditions applying to the land, building or use referred to in 

the application.  

b) The granting of the variance is necessary for the preservation and enjoyment of substantial 

property rights. 

c) The granting of the application will not materially affect adversely the health or safety of persons 

residing or working in the neighborhood of the proposed use and will not be materially 

detrimental to the public welfare or injurious to property or improvements in such neighborhood. 

 

Staff Comments 

Staff recommends approval of the variance request as submitted. Due to the house being located on a 

corner lot and therefore having greater setbacks, special circumstances exist that make it more difficult 

to build on the site. Additionally, the five-foot encroachment is minor in nature. It is Staff’s opinion that 

the addition will not negatively affect any contiguous properties. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Location/Zoning Map 

 
 

Submitted Site Plan 

 
 

Respectfully Submitted By:  

Maddie Capka 

Planner 
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