
 

PARK CITY PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING MEETING 
SUMMIT COUNTY, UTAH 
October 12, 2023 

The Planning Commission of Park City, Utah, will hold its regular meeting in person at the Marsac 
Municipal Building, Council Chambers, at 445 Marsac Avenue, Park City, Utah 84060. Meetings will 
also be available online with options to listen, watch, or participate virtually. Click here for more 
information. 
  

1. REGULAR AGENDA - 12:00PM 

 1.A. 1171 Empire Avenue – Steep Slope Conditional Use Permit Modification of Approval 
– The Applicant Proposes Modifications to the Existing Steep Slope Conditional Use 
Permit for a New Single-Family Dwelling. PL-23-05848. 
(A) Public Hearing; (B) Continuation to October 19, 2023 

 1.B. 1171 Empire Avenue – Historic District Design Review Modification of Approval– 
The Applicant Proposes Modifications to the Existing Historic District Design Review 
Approval for a New Single-Family Dwelling. PL-23-05847. 
(A) Public Hearing; (B) Continuation to October 19, 2023 

 1.C. 103 Alice Court - Modification to a Historic District Design Review - The Applicant 
Proposes to Reduce a Tandem Garage to a Single Car Garage and Add and Adjacent 
Second Garage Entrance. PL-23-05805 
(A) Public Hearing; (B) Action  

 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the 
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.org at least 24 
hours prior to the meeting. 
 
*Parking is available at no charge for Council meeting attendees who park in the China Bridge 
parking structure. 
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Planning Department 
Continuation Report 
 
Subject: 1171 Empire Avenue  
Application:  PL-23-05848 
Author:  Jack Niedermeyer 
Date:   October 12, 2023 
Type of Item: Steep Slope Conditional Use Permit Modification 
 

Recommendation 

Staff recommends the Planning Director (1) conduct a public hearing, and (2) consider 
continuing the Steep Slope Conditional Use Permit Modification to October 19, 2023.  
 

Description 

Applicant: Jasmine Roth  
Location: 1171 Empire Avenue  

 
Zoning District: Historic Residential – 1  

 
Adjacent Land Uses: Residential  

 
Reason for Review: The Planning Department reviews and takes final action on 

Steep Slope Conditional Use Permit Modification 
applications. 1 
 

 
Summary 

The Applicant is proposing to modify the existing SSCUP approval (PL-23-05551). 
Staff did not follow the required noticing procedures and is seeking consideration to 
continue the item to October 19, 2023.   
 

 
1 LMC § 15-11-12 
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Planning Department 
Continuation Report 
 
Subject: 1171 Empire Avenue  
Application:  PL-23-05847 
Author:  Jack Niedermeyer 
Date:   October 12, 2023 
Type of Item: Historic District Design Review Modification 
 

Recommendation 

Staff recommends the Planning Director (1) conduct a public hearing, and (2) consider 
continuing the Historic District Design Review Modification to October 19, 2023.  
 

Description 

Applicant: Jasmine Roth  
Location: 1171 Empire Avenue  

 
Zoning District: Historic Residential – 1  

 
Adjacent Land Uses: Residential  

 
Reason for Review: The Planning Department reviews and takes final action on 

Steep Slope Conditional Use Permit Modification 
applications. 1 
 

 
Summary 

The Applicant is proposing to modify the existing HDDR approval (PL-23-05579). 
Staff did not follow the required noticing procedures and is seeking consideration to 
continue the item to October 19, 2023.   
 

 
1 LMC § 15-11-12 
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Planning Department 
Staff Report 
 
Subject: 103 Alice Court 
Application:  PL-23-05805 
Author:  Lillian Zollinger, Planner II 
Date:   October 12, 2023 
Type of Item: Modification of a Historic District Design Review 
 
Recommendation 
(I) Review the Historic District Design Review (HDDR) at 103 Alice Court, (II) conduct a 
public hearing, and (III) take action on the proposal based on the Findings of Fact, 
Conclusions of Law, and Conditions of Approval outlined in the Draft Final Action Letter 
(Exhibit A). 
 

Description 

Applicant: Gavin Steinberg 
Location: 103 Alice Court 
Zoning District: Historic Residential - 1 (HR-1) District 
Adjacent Land Uses: Single Family Dwellings, Recreation and Open Space  
Reason for Review: The Planning Director reviews, conducts a public hearing, 

and takes Final Action on Historic District Design Review 
Applications.1  

 
DRT    Design Review Team 
HDDR              Historic District Design Review 
HR-1     Historic Residential - 1  
LMC              Land Management Code 
SFD    Single Family Dwelling 
SSCUP   Steep Slope Conditional Use Permit 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.  
 
Background 
 
103 Alice Court is Lot 6 of the Alice Claim Subdivision and is vacant (Exhibit C). The 
Applicant submitted a SSCUP and a Historic District Design Review (HDDR) application 
and proposes construction of a new Single-Family Dwelling (SFD) within the Historic 
Residential-1 (HR-1) Zoning District. 
 
The Applicant proposes to reduce the tandem garage to a single car garage, and to add 
a second garage adjacent to the first. The proposed second garage will take the place 
of livable space, and the space behind the first garage will become livable space. The 

 
1 LMC § 15-2.1-6(B)(2)  
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building will stay the same in location, height, volume, building footprint, and cut into the 
hillside. 
 

    
      Approved Plans             Proposed Garage Modification 

 
The review of the Alice Claim Subdivision began in 2006 and took 12 years to approve. 
The Alice Claim Subdivision had 15 meetings since 2014, with the Planning 
Commission or City Council reviewing the proposal. In 2015, the Planning Commission 
recommended denial of the Alice Claim Subdivision/Plat Amendment and Conditional 
Use Permit (CUP). The City Council then sent the application back to the Planning 
Commission for further review. In 2016, with an updated proposal, the Planning 
Commission approved a CUP for three retaining walls up to ten feet to help with slope 
stabilization. The CUP was appealed, but after an access agreement was obtained, the 
new access did not require walls greater than six feet. One appeal was withdrawn, and 
the other appeal was not pursued with the updated retaining wall height included in the 
Subdivision and Plat Amendment proposal. In 2017, the Planning Commission 
forwarded a positive recommendation to the City Council for the Alice Claim Subdivision 
with conditions to create developable lots with proper water access and to protect 
sensitive lands. On March 8, 2018, the City Council adopted Ordinance No. 2018-08  
approving the Alice Claim Subdivision (Staff Report, p. 60-167; Meeting Minutes, p. 8-
13).  
 
The Design Review Team reviewed the original proposal on September 7, 2022, 
October 5, 2022, November 30, 2022, and found the design to be compliant with the 
Design Guidelines, but recommended the Applicant reduce the two-car garage to a one-
car tandem garage proposal. On January 4, 2023, the Applicant submitted new plans 
with a tandem garage proposal, instead of the two-car garage.  
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On January 25, 2023, the Planning Commission approved the SSCUP (see Exhibit C) 
for the construction of the SFD. On February 16, 2023, the Planning Director approved 
the HDDR with a one-car tandem garage (see Exhibit D) for the construction of the 
SFD.  
 
The Applicant applied for a Modification to the SSCUP and HDDR on August 16, 2023, 
requesting approval of a two-car garage. 
 
The Applicant currently has an active building permit for the approved SFD. 
 
Analysis 
 
(I) The proposal to construct a new Single-Family Dwelling complies with HR-1 
Zoning District requirements outlined in LMC Chapter 15-2.2. 
 
The proposed SFD is an Allowed Use in the HR-1 Zoning District, pursuant to LMC § 
15-2.2-2(1). The proposal was found compliant with LMC § 15-2.2-3 and site 
requirements for the HR-1 Zoning District. The proposal was found compliant with LMC 
§ 15-2.2-5 and building height requirements. 
 
(II) The proposal to construct a new Single-Family Dwelling complies with the 
Design Guidelines For New Residential Infill Construction In Historic Districts 
outlined in LMC § 15-13-8. 
 

B. Specific Guidelines 

 
1. Site Design Analysis of Proposal 

c) Landscaping and 
Vegetation 

• See Condition of Approval 18: The proposed 
vegetation shall be at least 50% waterwise and 

compliant with § 15-5-5(N). 

h) Parking Area & 
Driveways 

 
Pursuant to LMC § 
15-3-6(A), Single-
Family Dwellings in 
the HR-1 Zone 
require two parking 
spaces. 

Complies: The proposed home will have two parking 
spaces with two garage entrances. LMC § 15-3-4(A) 
requires a minimum 11 feet by 20 feet for a single-car 
garage space. The garages are compliant – the dimensions 
are 12 feet, 7 inches by 20 feet, and 13 feet, six inches by 
22 feet. LMC § 15-13-8(B)(1)(h)(7) sets the maximum width 
for driveways in Historic Zoning Districts to 12 feet and the 
proposed driveway is compliant at 12 feet in maximum width 
at the curb. The applicant shall split the driveway at the 
garages into two 12’ driveways by using pavers (see 
Condition of Approval 8. LMC § 15-13-8(B)(6)(a)(3) 
requires, “Garages featuring a side-by-side parking 
configuration shall maintain a 2 foot horizontal offset in the 
front wall plane.” The proposal has a two-foot, two-inch 
horizontal offset. 
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 Previous Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Proposed Garage Modification  

a) Garages Complies: The proposed home will have two parking 
spaces with two garage entrances. LMC § 15-3-4(A) 
requires a minimum 11 feet by 20 feet for a single-car 
garage space. The garages are compliant – the dimensions 
are 12 feet, 7 inches by 20 feet, and 13 feet, six inches by 22 
feet.  
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(III) The Development Review Committee2 reviewed the proposal on October 3, 
2023, and identified the following:  
 
The Engineering Department requires Condition of Approval 19: 
The Applicant shall record an encroachment agreement with the Engineering 
Department for the stairs and retaining walls in the Public Utility Easement.  
 

Notice 

Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on September 27, 2023. Staff mailed courtesy notice to 
property owners within 100 feet on September 27, 2023. LMC § 15-1-21.  
 
Public Input 

Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director may approve the HDDR Modification Application;  

• The Planning Director may deny the HDDR Modification Application and direct 
staff to make Findings for the denial; or 

• The Planning Director may request additional information and continue the 
discussion to a date certain.  

 
Exhibits 

Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans 
Exhibit C: SSCUP Staff Report Dated January 25, 2023 
Exhibit D: SSCUP Final Action Letter Dated January 25, 2023 
Exhibit E: HDDR Staff Report Dated February 16, 2023 
Exhibit F: HDDR Final Action Letter Dated February 16, 2023 
 

 
2 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).  
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Planning Department  

 

October 12, 2023 
 
Gavin Steinberg 
13 Club Road 
Riverside, CT 06878 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

103 Alice Court 

Zoning District: 
 

Historic Residential – 1 (HR-1) 

Application: 
 

Modification to Historic District Design Review  

Project Number: 
 

PL-23-05805 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

October 12, 2023 

Project Summary: The Applicant Proposes to Modify the Proposed Single-Family 
Dwelling and Add a Second Garage Entrance. 

 
Action Taken 
On October 12, 2023, the Planning Director conducted a public hearing and approved 
the Historic District Design proposal for a new Single-Family Dwelling at 103 Alice Court 
built into a Steep Slope, on a vacant lot according to the following Findings of Fact, 
Conclusions of Law, and Conditions of Approval. 
 
Findings of Fact 

1. The Site is located at 103 Alice Court, Lot 6 of the Alice Claim Subdivision, and is 

a vacant lot. 

2. The Site is located within the Historic Residential – 1 (HR-1) Zoning District. 

3. The Applicant proposes construction of a new Single-Family Dwelling (SFD) on 

the vacant lot.  

4. The proposed SFD is an Allowed Use in the HR-1 Zoning District. 

5. On January 25, 2023, the Planning Commission approved the SSCUP for the 

construction of the SFD.  

6. On February 16, 2023, the Planning Director approved the HDDR for the 

construction of the SFD. 

7. The Applicant applied for a Modification to the SSCUP and HDDR on August 16, 

2023.  
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Planning Department  

 

8. The Applicant proposes to reduce the tandem garage to a single car garage, and 

to add a second garage adjacent to the first.  

9. The proposed second garage will take the place of livable space, and the space 

behind the first garage will become livable space.  

10. The building will stay the same in location, height, volume, building footprint, and 

cut into the hillside. 

11. The proposed driveway is 12’ wide. 

12. The Applicant Proposes to change the approved tandem garage to a side-by-

side garage with two separate entrances on the same façade.  

13. Historic District Design Review applications require the Planning Director 

evaluation of the Design Guidelines For Historic Districts And Historic Sites: 

 

B. Specific Guidelines 

1. Site Design Analysis of Proposal 

c) Landscaping and 
Vegetation 

• See Condition of Approval 18: The proposed 
vegetation shall be at least 50% waterwise and 
compliant with § 15-5-5(N). 

h) Parking Area & 
Driveways 

 
Pursuant to LMC § 
15-3-6(A), Single-
Family Dwellings in 
the HR-1 Zone 
require two parking 
spaces. 

Complies: The proposed home will have two parking 
spaces with two garage entrances. LMC § 15-3-4(A) 
requires a minimum 11 feet by 20 feet for a single-car 
garage space. The garages are compliant – the dimensions 
are 12 feet, 7 inches by 20 feet, and 13 feet, six inches by 22 
feet. LMC § 15-13-8(B)(1)(h)(7) sets the maximum width for 
driveways in Historic Zoning Districts to 12 feet and the 
proposed driveway is compliant at 12 feet in maximum width 
at the curb. The applicant shall split the driveway at the 
garages into two 12’ driveways by using pavers (see 
Condition of Approval X. LMC § 15-13-8(B)(6)(a)(3) requires, 
“Garages featuring a side-by-side parking configuration shall 
maintain a 2 foot horizontal offset in the front wall plane.” 
The proposal has a two-foot, two-inch horizontal offset. 
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Planning Department  

 
 Previous Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Garage Modification  

a) Garages Complies: The proposed home will have two parking 
spaces with two garage entrances. LMC § 15-3-4(A) 
requires a minimum 11 feet by 20 feet for a single-car 
garage space. The garages are compliant – the dimensions 
are 12 feet, 7 inches by 20 feet, and 13 feet, six inches by 22 
feet.  

 
14. Staff published notice on the City’s website and posted notice to the property on 

September 27, 2023. 

15. Staff mailed courtesy notice to property owners within 100 feet and posted notice 

to the property on September 27, 2023. 
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Planning Department  

 

Conclusions of Law 
1. The proposal complies with the Land Management Code requirements pursuant 

to Chapter 15-2.2, Historic Residential – 1 (HR-1) District. 

2. The proposal complies with the Land Management Code requirements pursuant 

to Chapter 15-2.2-6, Development on Steep Slopes in the HR-1 District.  

3. The proposal complies with the Land Management Code requirements pursuant 

to Section 15-13-8, Design Guidelines For New Residential Infill Construction In 

Historic Districts. 

Conditions of Approval 
1. Final building plans and construction details shall reflect substantial compliance 

as indicated on the plans dated September 22, 2023, as part of the Historic 

District Design Review and public meeting on October 12, 2023. Any changes, 

modifications, or deviations from the approved design that have not been 

approved in advance by the Planning and Building Departments may result in a 

stop work order. 

2. All conditions of approval and plat notes of the Alice Court Subdivision shall 

continue to apply. 

3. The applicant is responsible for notifying the Planning Department prior to 

making any changes to the approved plans.   

4. Any changes, modifications, or deviations from the approved scope of work shall 

be submitted in writing for review and approval/denial in accordance with the 

applicable standards by the Planning Director or designee prior to construction. 

5. Retaining walls cannot exceed the height proposed/reviewed as part of this 

SSCUP without modifying the SSCUP. Additionally, walls more than four feet in 

height in the front setback, or more than six feet in the rear or side setbacks will 

require an Administrative Conditional Use Permit. 

6. New construction activity shall not physically damage nearby Historic Sites. 

7. Final plans shall call out final grade within 4’ of existing grade.  

8. At the front of the garage, the Applicant shall divide the driveway into two- 12’ 

driveways. 

If you have questions or concerns regarding this Final Action Letter, please call 435-
615-5068 or email lillian.zollinger@parkcity.org. 
 
Sincerely, 
 
 
 
Rebecca Ward, Interim Planning Director 
 
CC: Lillian Zollinger, Planner II 
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103 Alice Court
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PLAN NOTES:
1. RADON MITIGATION PLAN AF103.6 IN CRAWL SPACE OR UNDER SLAB ON 

GRADE PRESSURIZATION SYSTEM (PASSIVE) RADON PIPING IN CRAWL 
SPACE AT BOTTOM OF FOOTING LEVEL PLASTIC WITH 12" OVERLAP ON 
PLASTIC JOINTS. VERTICAL TERMINATION OF RADON PIPE THRU THE 
MECHANICAL ROOM THRU THE ROOF.

2. ELECTRICAL OUTLET FOR IN-LINE POWER VENTED IN MECHANICAL 
ROOM

3. THREE BLACKFLOW PREVENTERS WILL BE INSTALLED.
4. R-1 RESIDENTIAL ZONE

COUNTY PLANNING NOTES:
1. THE FOLLOWING TWO ITEMS ARE REQUIRED AFTER THE PERMIT HAS 

BEEN ISSUED, AFTER THE FOUNDATION HAS BEEN POURED AND PRIOR 
TO A SHEARWALL/4-WAY INSPECTION.
A. A CERTIFICATE OF SURVEY TO VERIFY THE AS-BUILT LOCATION. 
B. CERTIFICATE OF ELEVATION: THE ELEVATIONS OF THE TOP OF 

FOUNDATION WALLS OF AT LEAST THE FOUR (4) MAJOR CORNERS 
OR ROOF RIDGES TO VERIFY THE HEIGHT.

COUNTY BUILDING NOTES:
1. RETAINING WALLS OVER 4' TALL OR SUPPORTING SURCHARGE REQUIRE 

A SEPERATE PERMIT.
2. SWIMMING POOLS, SPAS, SOLAR, GEO THERMAL HEATING SYSTEMS, 

PHOTO VOLTAIC, AND WIND GENERATED SYSTEMS REQUIRE A 
SEPERATE PERMIT. 

3. SEPERATE PLANS, SPECIFICATIONS AND APPLICATIONS ARE TO BE 
SUBMITTED AND REVIEWED FOR APPROVAL PRIOR TO ISSUE OF THESE 
PERMITS. 

Revision Schedule

Revision Number Revision Date

Tom Draper
Blazer Engineering

12256 S. 900 E. #403D
Draper, Utah 84020

801.987.8985
tdraper@blazerengineering.com

Lane Jacobsen
Lane Jacobsen Construction

786 Division Street #201
Park City, Utah 84098

435.671.5915
lane@letsbuildnow.com
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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A. GENERAL

1. ALL WORK IS TO BE PERFORMED IN COMPLIANCE WITH THE 2015 IRC AND ALL FEDERAL, STATE, AND 
LOCAL CODES. SECURE ALL REQUIRED PERMITS AND APPROVALS PRIOR TO ANY CONSTRUCTION. THE 
PROJECT MANAGER, SUPERINTENDENT, AND ALL SUBCONTRACTORS ARE TO EXAMINE AND VERIFY ALL 
DIMENSIONS AND EXISTING CONDITIONS BOTH ON THE PLANS AND IN THE FIELD.

2. NO WOOD SHALL BE CLOSE THAN 8" TO EARTH UNLESS SEPERATED BY CONRETE AT LEAST 3" IN 
THICKNESS WITH IMPERVIOUS MEMBRANE INSTALLED BETWEEN EARTH AND CONCRETE. THIS 
INCLUDES DECKS AND SIDING

3. TUBS AND SHOWERS WITH TILED AREAS REQUIRE A PORTLAND CEMENT APPLICATION FIBERED 
CEMENT OR GLASS MAT GYPSUM BACKER, GREEN BOARD NO LONGER REQUIRED. TYP.

B. EXCAVATION, BACKFILL AND GRADING

1. ALL EXCAVATION FOR FOOTINGS SHALL BE TO NATURAL, UNDISTURBED SOIL.
2. ALL FOOTINGS SHALL BE IN PLACE ON UNDISTURBED EARTH AND BELOW FROST LINE (40" MINIMUM)
3. R401.3 FINISH GRADING SHALL BE DONE SO AS TO PROVIDE POSITIVE DRAINAGE AWAY FROM ALL 

BUILDING FOUNDATIONS. MIN OF 6" IN FIRST 10'-0". 

C. WINDOWS & DOORS

1. R303.1 HABITABLE ROOMS WITHIN A DWELLING UNIT SHALL BE PROVIDED WITH NATURAL LIGHT BY 
MEANS OF EXTERIOR GLAZED FENESTRATION WITH AN AREA NOT LESS THAN 8% OF THE FLOOR AREA 
OF SUCH ROOMS.

2. R303.1 HABITABLE ROOMS WITHIN A DWELLING UNIT SHALL BE PROVIDED WITH NATURAL VENTILATION 
BY MEANS OF OPERABLE GLAZED FENESTRATION WITH AN AREA NOT LESS THAN 4% OF THE FLOOR 
AREA OF SUCH ROOMS.

3. TOPS OF WINDOWS SHALL BE A MINIMUM OF 6'-8" ABOVE FINISHED FLOOR, UNLESS NOTED 
OTHERWISE. THE BOTTOM OF WINDOWS AT COUNTERTOPS SHALL BE 44" ABOVE FINISHED FLOOR.

4. R310.2.1 MIN. CLEAR EGRESS OPENING OF 5.7 SQ FT HEIGHT OF 24" AND WIDTH OF 20" 
5. ALL FENESTRATION GLAZING WITHIN 24" OF EITHER SIDE OF EXTERIOR DOORS SHALL BE TEMPERED 

(SAFETY GLAZED).
6. R310.2.2 ALL FENESTRATION GLAZING IN ROOMS USED FOR SLEEPING SHALL HAVE SILLS NO MORE 

THAN 44" ABOVE FINISHED FLOOR
7. PROVIDE 9" FLASHING, COUNTER FLASHING AND APPROVED CAULKING AT ALL EXTERIOR GLAZED 

FENESTRATION. WINDOWS MUST BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS.
8. TEMPERED GLASS SHALL BE USED IF LOCATED WITHIN 24" OF DOOR, PERPENDICULAR TO THE PLANE 

OF THE DOOR, LARGER THAN 9 SQ FT, BOTTOM IS LESS THAN 18" FROM THE FLOOR, LOCATED IN 
RAILING OR GUARDRAILS, WHERE BOTTOM EDGE IS LESS THAN 36" ABOVE THE PLANE OF THE 
ADJACENT WALKING SURFACE

D. VENTILATION

1. VENTILATION SHALL BE PROVIDED TO ALL CRAWL SPACES BY MEANS OF SCREENED VENTS PLACED SO 
AS TO PROVIDE CROSS VENTILATION.

2. CRAWL SPACES MUST HAVE ONE SQUARE FOOT OF VENTILATION FOR EVERY 150 SQUARE FEET OF 
FLOOR AREA, WITH ONE VENT WITHIN 3 FEET OF EACH CORNER OF BUILDING.

3. ATTICS TO BE VENTILATED ACCORDING TO THE REQUIREMENTS OF SECTION R806.2 OF THE 2015 IRC.

E. FIRE PROTECTION AND WARMING

1. R302.6 PROVIDE ONE LAYER OF 5/8" TYPE "X" GYP BOARD ON ALL WALLS AND CEILING OF THE GARAGE 
COMMON TO LIVING AREAS, WALLS SUPPORTING UPPER FLOOR AND ANY EXPOSED BEAMS AND 
POSTS.

2. R302.7 ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE THE WALL UNDER THE STAIR 
SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED SIDE WITH 1/2" GYP BOARD.

3. R302.5.1 DOORS LEADING FROM GARAGE INTO LIVING AREA SHALL BE SOLID WOOD, SOLID OR 
HONEYCOMB CORE STEEL DOOR NOT LESS THAN 1 3/8" THICK OR HAVING A FIRE RATING PROTECTION 
OF NOT LESS THAN 20 MINUTES WHEN TESTED. 

4. R302.5.1 MUST HAVE TWO SELF CLOSING HINGES ON 20 MINUTE RATED DOORS
5. SMOKE AND CARBON MONOXIDE DETECTORS ARE REQUIRED TO MEET LOCAL CODES. WIRE  IN SERIES 

WITH BATTERY BACKUP ON DEDICATED BREAKER
6. NO WOOD BURNING FIREPLACES ALLOWED EXCEPT IN PROMONTORY DEVELOPMENT.
7. R302.11 IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF BOTH 

VERTICAL AND HORIZONTAL CONCEALED DRAFT OPENINGS AND TO FORM AN EFFECTIVE FIRE BARRIER 
BETWEEN STORIES AND BETWEEN A TOP STORY AND THE ROOF SPACE. 

F. RAILINGS

1. HANDRAILS ARE REQUIRED AT ALL STAIRWAYS HAVING FOUR OR MORE RISERS.
2. PROVIDE 1 1/4" TO 2 5/8" HANDRAILS 34" TO 38" IN HEIGHT THAT RUN CONTINUOUS AND HAVE 

RETURNING ENDS TO WALL, NEWEL POST, OR SAFETY TERMINAL. OR 12" PAST LAST TREAD
3. HANDRAILS DEEPER THAN 2 5/8" SHALL HAVE A FINGER GROOVE 3/4" x 1/4" DEEP ROUTED THE ENTIRE 

LENGTH OF AT LEAST ONE SIDE OF HANDRAIL.
4. MINIMUM 36" HIGH GUARDRAILS ARE REQUIRED AT ALL LANDINGS, DECKS OR FLOOR LEVELS THAT ARE 

MORE THAN 30" OFFSET IN HEIGHT. R311.7.5.1 

G. WINDOW WELLS

1. WINDOW WELLS SERVING REQUIRED EGRESS WINDOWS SHALL HAVE DIMENSIONS IN KEEPING WITH 
THE MINIMUM REQUIRED FOR WINDOWS.

2. R310.2.3 36" HORIZONTAL CLEARANCE FROM FOUNDATION TO FRONT OF WINDOW WELL
3. R310.2.3.1 44" MAXIMUM DEPTH (OR PROVIDE STEPS OR LADDER RUNGS)
4. R310.2.3.2 WINDOW WELLS SHALL HAVE DRAINAGE CONNECTED TO THE BUILDINGS FOUNDATION 

DRAIN.
5. 36" VERTICAL CLEARANCE REQUIRED FROM ANY PROJECTION IN HORIZONTAL CLEARANCE AS STATED 

ABOVE (i.e. BAY WINDOWS OR CANTILEVERS)
6. R310.4 GRATINGS OR GUARDRAILS PROTECTING WINDOW WELLS SHALL BE EASILY REMOVABLE OR BE 

DESIGNED SO AS NOT TO HINDER EGRESS.
7. WINDOW WELLS SHALL HAVE A NET CLEAR OPENING OF 9 SQUARE FEET MINIMUM.

H. STAIRS

1. R311.7.1 MIN WIDTH OF 36" WITH MAX HANDRAIL PROJECTION OF 4 1/2" ON EITHER SIDE OF THE 
STAIRWAY

2. R311.7.2 MINIMUM HEADROOM = 6'-8" FINISH FROM NOSING LINE AND MINIMUM FINISH WIDTH = 36"
3. R311.7.3 MAX RISE OF STAIRWAY BETWEEN LEVELS AND LANDINGS IS 147"
4. R311.7.5.1 RISE = 7 3/4" AND MINIMUM TREAD DEPTH = 10" (11" TREAD REQUIRED IN THE ABSENCE OF 

NOSING.)
5. EVERY STAIRWAY LANDING SHALL HAVE A DIMENSION MEASURED IN THE DIRECTION OF TRAVEL, AT 

LEAST EQUAL TO THE STAIRWAY WIDTH.
6. A DOOR MAY OPEN AT THE TOP OF THE STEP OF AN INTERIOR FLIGHT OF STAIRS PROVIDED THE DOOR 

DOES NOT SWING OVER THE TOP STEP, AND PROVIDED THE TOP STEP IS NO MORE THAN 8" LOWER 
THAN FLOOR LEVEL.

7. (3) 1 1/4" x 11 7/8" LVL / LSL STRINGERS REQUIRED AT ALL STAIRWAYS.
8. R302.7 MIN OF 1/2" GYPSUM WALL BOARD ON ALL EXCESSIBLE WALLS AND UNDERSIDE OF STAIRS 

I. WEATHER PROTECTION

1. INSTALL (1) LAYER OF GRADE "D" (15LB) FELT UNDER ASPHALT ROOF SHINGLES.
2. ANY ROOF PITCHES BETWEEN  2:12 AND 4:12 WILL RECEIVE A DOUBLE LAYER OF GRADE "D" (15LB) FELT UNDERLAYMENT  
3. INSTALL (1) LAYER OF GRADE "D" (15LB) FELT UNDER ALUMINUM SIDING.
4. INSTALL (1) LAYER OF GRADE "D" (15LB) FELT UNDER BRICK VENEER.
5. INSTALL (2) LAYERS OF GRADE "D" (15LB) FELT UNDER EXTERIOR INSULATING FINISH SYSTEMS (EFIS / STUCCO). OVERLAP ALL 

SEAMS
6. INSTALL (1) LAYERS OF NO. 40 COATED ROOFING OR COATED GLASS BASE FROM THE ROOF EAVES TO A LINE 24" INSIDE THE 

EXTERIOR WALL LINE WITH ALL LAPS CEMENTED TOGETHER
7. INSTALL (1) LAYER OF NO. 40 COATED ROOFING OR COATED GLASS BASE AT ALL ROOF VALLEY CONDITIONS.
8. PROVIDE METAL FLASHING OR EQUAL AT ALL FOUNDATIONS, (OR BRICK AND EFIS TRANSITIONS) WHERE WATER FROM 

WEATHER BARRIER COULD HAVE ENTERED DWELLING.
9. PROVIDE METAL FLASHING OR 15LB FELT BETWEEN WOOD SHEATHING AND CONCRETE PORCHES, LANDINGS, STEPS, AND STAIRS.
10. PROVIDE 9" FLASHING, COUNTER FLASHING, AND APPROVED CAULKING AT ALL EXTERIOR WINDOWS AND DOORS. WINDOWS AND 

DOORS MUST BE INSTALLED AS PER MANUFACTURER.

J. PLUMBING 

1. ALL WORK TO BE IN ACCORDANCE WITH THE 2015 IRC
2. WATER HEATERS SHALL BE STRAPPED AT THE UPPER ONE THIRD AND LOWER ONE THIRD, WITH THE LOWER STRAP NOT CLOSER 

THAN 4" ABOVE ANY CONTROLS TO WALLS WITHIN 12"
3. TOILETS SHALL BE 1.6 GALLON FLUSH TYPE. SHOWER HEADS SHALL BE 2.5 GPM TYPE.
4. PROVIDE PRESSURE REGULATOR AND SHUT OFF VALVE.
5. INTERIOR WASTE AND VENT LINES SHALL BE ABS.
6. FREEZLESS BACKFLOW PREVENTION HOSE BIBS WITH INTERIOR LOCATED ACCESSIBLE SHUT OFF VALVES REQUIRED.
7. PLUMBING VENTS SHALL BE AT LEAST 6' ABOVE OR 10' AWAY FROM ALL OUTSIDE AIR INTAKE OPENINGS.
8. NO SLIP JOINT PLUMBING CONNECTIONS ALLOWED IN CONCEALED AREAS.
9. INDIVIDUALLY INSULATE ALL PLUMBING, WATER, AND DRAIN LINES IN AREAS SUBJECT TO FREEZING.
10. INSTALL EXPANSION TANK FOR WATER HEATER. INSULATE HOT WATER LINES IN UNFINISHED AREAS WITH 1/2" FOAM. HEAT / 

CHECK VALVES REQUIRED AT WATER HEATER INLET AND OUTLET.
11. PROVIDE ANTI SCALD VALVES ON ALL SHOWER AND TUB INSTALLATIONS.
12. BATHROOMS DIVIDED INTO SEPERATE WATER FIXTURE AREAS REQUIRE INDIVIUAL VENTING FOR EACH AREA.
13. ALL VENTING THROUGH ROOF SHALL BE A MIN OF 3" DIA PIPE. 
14. MIN BATHROOM CLEARENCES FOR FIXTURES AS PER IRC 2015 R307.1 

K. MASONRY

1. MASONRY VENEER ABOVE OPENINGS SHALL BE SUPPORTED PER 2015 IRC.
2. FLASHING SHALL BE LOCATED BENEATH THE FIRST COARSE OF MASONRY ABOVE FINISHED GRADE LEVEL ABOVE THE 

FOUNDATION WALL AND AT ALL OTHER POINTS OF SUPPORT.
3. WEEP HOLES SHALL BE PROVIDED IN THE OUTSIDE WYTHE OF MASONRY WALLS AT A MAXIMUM SPACING OF 33" O.C. WEEP HOLES 

SHALL NOT BE LESS THAN 3/16" DIAMETER. WEEP HOLES SHALL BE LOCATED IMMEDIATELY ABOVE THE FLASHING.

L. MECHANICAL

1. ALL WORK TO BE IN COMPLIANCE WITH 2015 IRC & IFGC
2. MAXIMUM LENGTH OF DRYER EXHAUST DUCT SHALL BE 25'. MAXIMUM LENGTH SHALL BE REDUCE 2.5' FOR EACH 45 DEGREE BEND 

AND 5' FOR EACH 90 DEGREE BEND.
3. REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATION OF ALL MECHANICAL FIXTURES.
4. DESIGN SHALL BE CONSIDERED UNUSUALLY TIGHT CONSTRUCTION IN ALL COMBUSTION AIR TO ROOMS OR SPACES CONTAINING 

FUEL BURNING APPLIANCES SHALL BE OBTAINED FROM THE OUTDOORS OR FROM SPACES FREELY COMMUNICATING WITH THE 
OUTDOORS. 

5. VENTS SHALL TERMINATE NOT LESS THAN 4' BELOW OR 4' HORIZONTALLY AND AT LEAST 1' ABOVE A DOOR, OPERABLE WINDOW, 
OR A GRAVITY AIR INLET INTO A BUILDING.

6. FLUE VENTS AND EXHAUST FAN VENTS SHALL BE NOT LESS THAN 3' FROM AN OUTSIDE AIR INLET LOCATED WITHIN 10' AND AT 
LEAST 4' FROM A PROPERTY LINE.

7. NO CLOTH TYPE DUCT TAPE ALLOWED. METAL OR FOIL TAPE MUST BE USED.
8. ALL JOINTS TRANSVERSE AND LONGITUDINAL SEAMS AND CONNECTIONS MUST BE PROPERLY SEALED WITH TAPE OR MASTIC.
9. GAS LINES SHALL NOT PASS THROUGH OR PENETRATE ANY DUCT OR PLENUM.
10. A GAS LINE SEDIMENT TRAP SHALL BE INSTALLED DOWN STREAM OF THE EQUIPMENT (FURNACE AND WATER HEATER) SHUT OFF 

VALVE AS CLOSE TO THE INLET OF THE EQUIPMENT AS PRACTICAL.
11. ALL GAS LINE PIPING MATERIAL SHALL BE STEEL OR WROUGHT IRON (SCHEDULE 40 MINIMUM) AND SHALL BE ASME COMPLIANT.
12. SOFT WATER TO BE PROVIDED TO ALL FIXTURES EXCEPT KITCHEN SINK COLD AND EXTERIOR HOSE BIBS
13. GAS PIIPING SHALL NOT BE INSTALLED IN OR THROUGH A DUCTED SUPPLY, RETURN, EXHAUST, CLOTHES CHUTE, CHIMNEY, DUMB 

WAITER OR ELEVATOR SHAFT
14. GAS PIIPING SHALL NOT PENETRATE BUILDING FOUNDATION WALLS AT ANY POINT BELOW GRADE.
15. GAS PIPING INSTALLED UNDERGROUND BENEATH BUILDINGS IS PROHIBITED EXCEPT WHERE THE PIPING IS ENCASED IN A 

CONDUIT. SUCH CONDUIT SHALL EXTEND NOT LESS THAN 4" OUTSIDE THE BUILDING, SHALL BE VENTED ABOVE GRADE TO THE 
EXTERIOR

M. STRUCTURAL

1. MIN OF 3000 PSI CONCRETE IS TO BE USED ON THIS JOB.
2. ALL DIMENSIONS ON FLOOR PLANS ARE TO ROUGH FRAMING. 2x4 WALLS CALCULATED TO BE 3 1/2" WIDE, 2X6 WALLS CALCULATED 

TO BE 5 1/2" WIDE.
3. BUILT UP BEAMS OF 2x MEMBERS SHALL BE SPIKED TOGETHER WITH NOT LESS THAN 16d NAILS AT 16" O.C. ON ALL EDGES. 

ALTERNATE WITH BOTH SIDES
4. ALL STRUCTURAL SHEATHING SHALL BE APA RATED AND SHALL NOT EXCEED MAXIMUM SPAN RATING. FLOOR SHEATHING SHALL 

BE T & G GAP WAFER BOARD SHEATHING. GLUED AND SCREWED TO TOP FLANGE OF JOIST
5. TRUSSES SHALL BE ENGINEERED AND CONSTRUCTED BY MANUFACTURER AND GUARANTEED TO WITHSTAND LOADS AS REQUIRED 

BY LOCAL CODES. PROVIDE CALCULATION AT TIME OF TRUSS SUBMITTAL.
6. ALL BI-PASS DOORS SHALL BE FRAMED 1" SMALLER IN WIDTH THAN THE DOOR. EXAMPLE: A 4'-0" SLIDER SHALL HAVE A 47" R.O. 

FURTHER MORE BI-FOLD DOORS SHALL BE FRAMED D1 WIDER THAN DOOR AND 82" IN HEIGHT. (VERSES 83" IN HEIGHT FOR A BI-
PASS DOOR)

7. ALL BEARING AND NON BEARING FRAMING SHALL BE AT 16" O.C. U.N.O.
8. FRAMING TO INCLUDE ALL  FUR DOWNS, PLANT SHELVES, AND CEILING JOINTS AS PER PLAN.
9. INSTALL 3 STUDS AT CORNERS FOR NAILING
10. WHERE NOT NOTED OTHERWISE CONNECT ALL WOOD TO CONCRETE, WOOD TO STEEL, AND WOOD TO WOOD, EXCEPT STUD TO 

PLATE OR TJI TO PLATE WITH METAL CONNECTORS  WITH SIMPSON TIE OR EQUAL.
11. ALL MULTIPLE PLATES AND LEDGERS SHALL BE NAILED TOGETHER WITH 16d NAILS AT 8" O.C. NO MORE THAN TWO SILL PLATES 

CONNECTED TO THE FOUNDATION WITH "J" BOLTS THROUGH BOTH MEMBERS ARE ALLOWED WITHOUT ENGINEERING. MULTIPLE 
MEMBER LEDGERS ARE NOT ALLOWED WITHOUT ENGINEERING SHOWING THE FASTENING IS ADEQUATE.

12. BLOCK ALL HORIZONTAL EDGES OF PLYWOOD WALL SHEATHING WITH 2" NOMINAL BLOCKING. BLOCK ALL EDGES OF PLYWOOD ON 
FLOORS AND ROOFS AS DETAILED.

13. ALL LEDGER BOLTS SHALL HAVE PLATE WASHERS WITH A MIN DIAMETER EQUAL TO 3 TIMES THE BOLT DIAMETER UNLESS SHOWN 
OTHERWISE IN DETAILS.

14. MINIMUM NAILING SHALL BE AS PER TABLE 602.3(1) OF THE 2015 IRC.
15. FASTENERS SUCH AS STAPLES CAN ONLY BE SUBBED FOR NAILS AT A RATE EQUAL TO LOAD VALUES PROVIDED BY ICBO 

APPROVAL. HOWEVER ALL FLOOR SHEATHING MUST BE FASTENED WITH CONTINUOUS GLUE BEAD AND RING SHANK NAILS (NO 
SUBSTITUTION PERMITTED)

16. PROVIDE HOLD DOWNS AT SHEAR WALLS AS INDICATED ON THE STRUCTURAL PLANS.
17. WOOD BEAMS CONSISTING OF TWO OR MORE PIECES SHALL HAVE THE PIECES SECURELY BOLTED OR NAILED TOGETHER TO 

PREVENT SEPARATION AND INSURE MUTUAL LOAD SHARING, EACH INTERCONNECTED PIECE SHALL BE CONTINUOUS BETWEEN 
SUPPORTS, AND SUPPORTS SHALL HAVE THE SAME WIDTH AS THE COMPOSITE BEAM.

18. SHELVES IN WALK IN CLOSETS TO BE 16" IN DEPTH. SHELVES IN OTHER CLOSETS TO BE 12". IN CLOSETS WITH DOUBLE SHELVES, 
UPPER SHELF TO BE AT 84" AND LOWER SHELF TO BE AT 42". IN CLOSETS WITH SINGLE SHELVES, SHELF SHALL BE SET AT 72" 
ABOVE FINISHED FLOOR.

19. STUD WALLS OVER 10' HEIGHT SHALL BE FIRE BLOCKED PER SECTION 602.8 OF THE 2015 IRC
20. ALL WOOD IN CONTACT WITH CONCRETE OR WITHIN 6" OF FINISHED GRADE SHALL BE PRESSURE TREATED OR REDWOOD, OR ANY 

EXPOSED WOOD WITH BE PRESSURE TREATED OR WEATHER RESISTIVE TREATED TYPICAL.

N. ELECTRICAL

1. ALL ELECTRICAL WORK SHALL COMPLY TO 2015 IRC AND 2017 NEC
2. R315.2.1 CARBON MONOXIDE DETECTORS SHALL BE SUPPLIED IN ROOMS WHERE 

THERE ARE FUEL FIRED APPLIANCES AND AT ROOMS WITH DIRECT CONNECTIONS 
WITH GARAGE

3. R315.3 CARBON MONOXIDE DETECTORS SHALL BE INSTALLED OUTSIDE A SLEEPING 
AREA IN THE IMMEDIATE VICINITY.

4. R315.4 CARBON MONOXIDE / SMOKE DETECTOR COMBINATIONS SHALL BE ALLOWED IN 
LUE OF SMOKE DETECTORS

5. R315.5 CARBON MONOXIDE DETECTORS SHALL BE HARD WIRED AND HAVE A BATTERY 
BACK UP

6. SMOKE DETECTORS SHALL BE INSTALLED IN SLEEPING ROOMS WITHOUT A FUEL 
FIRED APPLIANCE. 

7. SMOKE DETECTORS SHALL BE HARD WIRED AND HAVE A BATTERY BACK UP.
8. BATHROOM RECEPTACLE  OUTLETS SHALL BE SUPPLIED BY DEDICATED 20 AMP 

BRANCH CIRCUIT WITH NO OTHER OUTLETS.
9. INCANDESCENT CLOSET LIGHTING SHALL BE 18 MINIMUM FROM COMBUSTIBLES 

MEASURE HORIZONTALLY. 6" HORIZONTALLY IS PERMITTED FOR FLUSH FIXTURES AND 
FLORESCENT FIXTURES.

10. GROUND FAULT CIRCUIT PROTECTION REQUIRED FOR ALL 110V, SINGLE PHASE 15 
AND 20 AMP RECEPTICALS IN BATHROOMS, GARAGES AND OUTDOORS WHERE THERE 
IS A DIRECT GRADE LEVEL ACCESS TO DWELLINGS AND POWER POLES. GFIC OLSO 
REQUIRED FOR ALL COUNTER TOP LEVEL KITCHEN RECEPTICALS. GARAGE OUTLETS 
MUST BE A MIN OF 18" ABOVE FLOOR.

11. ALL INCANDESCENT LIGHTING FIXTURES RECESSED INTO INSULATED AREAS SHALL BE 
APPROVED FOR ZERO CLEARANCE INSULATION COVER (I.C.) PER THE 2015 
MANDATORY ENERGY REQURIEMENTS.

12. CONDUIT FOR METER BASED SERVICE ENTRANCE SHALL BE ANCHORED TO 
FOUNDATION WITH UNISTRUT AND CONDUIT CLAMPS (POWDER ACTUATED 
FASTENERS ARE NOT PERMITTED)

13. OUTLETS SHALL BE SPACE ACCORDING TO PREVAILING CODES AS A MINIMUM 
REQUIREMENT. ACTUAL OUTLET LOCATION MAY VARY FROM PLAN.

14. METALLIC WATER SERVICE OR A CONCRETE ENCASED ELECTRODE (UFER GROUND) 
AVAILABLE FOR USE AS A GROUNDING ELECTRODE FOR THE HOUSE WHICH MEETS 
THE REQUIREMENTS OF THE 2015 IRC SHALL BE REQUIRED. UFERGROUND SHALL BE 
REQUIRED WHEN SOIL CONDITIONS AND GROUND WATER CONTENT DO NOT PROVIDE 
ADEQUATE GROUNDING RESISTANCE (VERIFY UFER REQURIEMENT WITH LOCAL 
CODES AND ORDINANCES).

15. PLASTIC ELECTRICAL BOXES IN GARAGE FIRE WALLS TO BE 2HR LISTED.
16. ALL BEDROOM CIRCUITS SHALL BE ARC FAULT PROTECTED (AFCI)
17. INCLUDE ONE CARBON MONOXIDE DETECTOR PER LEVEL WIRE IN SERIES WITH 

SMOKE ALARMS AND PROVIDE A BATTERY BACK-UP
18. LOCATE EXTERIOR 110V SERVICE OUTLET WITHIN 25' OF AC UNIT.
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ANDARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 

PROPERTYOF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 
TOOTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 
PROJECTFOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
WRITTENCONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 
SHALL CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

RESTRICTIONS.
WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
OVERSCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 

FOR,ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
BENOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
AND/ORCONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 
BESUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

FABRICATION.
BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
MAYBE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 
LIABLEFOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ANY ERRORS THAT ARISE DURING 

CONSTRUCTION.
LIMITATIONS OF 
LIABILITYBY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 

THESEPLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
SUBCONTRACTORS,USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 
ORINDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 

THEPLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
ITSEMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
OR SIGNED AGREED 

CONTRACT.
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Square Footage - Living

Number Name Area

A1 Lower Level 1112 SF
A2 Main Level 1611 SF
A3 Second Level 1153 SF
A4 Loft Level 709 SF

4586 SF

Square Footage - Non Living

Number Name Area

B1 Garage 635 SF
635 SF

Square Footage - Exterior

Number Name Area

C1 Loft Deck 109 SF
C2 Second Level Patio 493 SF
C3 Front Porch 255 SF

857 SF

LOT SIZE: 4,510 SF
ALLOWED FOOTPRINT: 1,750 SF
PROPOSED FOOTPRINT: 1,750 SF
DRIVEWAY FOOTPRINT:    458 SF
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ANDARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 

PROPERTYOF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 
TOOTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 
PROJECTFOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
WRITTENCONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 
SHALL CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

RESTRICTIONS.
WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
OVERSCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 

FOR,ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
BENOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
AND/ORCONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 
BESUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

FABRICATION.
BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
MAYBE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 
LIABLEFOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ANY ERRORS THAT ARISE DURING 

CONSTRUCTION.
LIMITATIONS OF 
LIABILITYBY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 

THESEPLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
SUBCONTRACTORS,USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 
ORINDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 

THEPLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
ITSEMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
OR SIGNED AGREED 

CONTRACT.
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 
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PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
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3/16" = 1'-0"1 Roof Plan

PLATE HEIGHT SCHEDULES

1. 5'-0"
2. 6'-9"
3. 7'-3"
4. 10'-0"
5. 11'-0"
6. 11'-3"
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Door Schedule - Lower

Door
Number Width Height Family

Finish
Comments

182 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
294 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
296 4' - 0" 6' - 8" Sliding-Closet
L11 8' - 0" 8' - 0" 9 x 8 Alice Claim Door
L12 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E1 8' - 0" 8' - 0" 9 x 8 Alice Claim Door
E7 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E8 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
E9 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E10 3' - 0" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E11 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E12 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
E13 2' - 0" 7' - 0" Door-Interior-Shower-Glass Tempered
M1 3' - 0" 8' - 0" Door-Exterior-Single-Entry-Half Flat Glass-Wood_Clad
M2 9' - 0" 8' - 0" Sliding-3 panel No Trim Tempered
M3 3' - 0" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M4 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M5 3' - 0" 6' - 8" Door-Interior-Single-Pocket-2_Panel-Wood
M6 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M7 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
M8 3' - 0" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M9 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M10 2' - 0" 7' - 0" Door-Interior-Shower-Glass Tempered
M11 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
M12 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
U1 7' - 0" 7' - 0" Sliding-2 panel Tempered
U2 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
U3 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
U4 2' - 0" 7' - 0" Door-Interior-Shower-Glass Tempered
U5 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
U6 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
U7 3' - 0" 6' - 8" Door-Interior-Single-Pocket-2_Panel-Wood
U8 2' - 0" 7' - 0" Door-Interior-Shower-Glass Tempered
U9 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L1 7' - 0" 7' - 0" Sliding-2 panel Tempered
L2 3' - 0" 7' - 0" Door-Interior-Single-5_Panel_Vert-Wood
L3 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L4 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L5 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L6 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L7 2' - 0" 6' - 8" Door-Interior-Shower-Glass Tempered
L8 2' - 4" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood
L9 2' - 8" 6' - 8" Door-Interior-Single-5_Panel_Vert-Wood

Window Schedule

Mark
Rough Opening Sill

Height Type Tempered CommentsWidth Height

102 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double
201 2' - 0" 5' - 0" 3' - 0" Window-Fixed Tempered
202 2' - 0" 5' - 0" 3' - 0" Window-Fixed Tempered
203 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double
204 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double
205 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double
206 5' - 0" 1' - 6" 6' - 6" Window-Fixed
207 3' - 6" 7' - 0" 7' - 0" Window-Fixed Tempered
208 3' - 6" 7' - 0" 7' - 0" Window-Fixed Tempered
212 2' - 6" 5' - 0" 3' - 0" Window-Fixed
213 2' - 6" 5' - 0" 3' - 0" Window-Fixed Tempered
214 2' - 6" 5' - 0" 3' - 0" Window-Fixed Tempered
301 2' - 6" 5' - 0" 1' - 6" Window-Fixed
302 2' - 6" 5' - 0" 1' - 6" Window-Fixed
303 2' - 6" 5' - 0" 1' - 6" Window-Fixed
304 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double Tempered
305 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double
306 3' - 0" 6' - 0" 1' - 0" Window-Fixed Tempered
307 3' - 0" 6' - 0" 1' - 0" Window-Fixed Tempered
308 2' - 6" 5' - 0" 3' - 0" Window-Casement-Single_Left
309 2' - 6" 5' - 0" 3' - 0" Window-Fixed
310 2' - 6" 5' - 0" 3' - 0" Window-Casement-Single_Right
401 3' - 0" 2' - 6" 4' - 0" Window-Fixed
402 3' - 0" 2' - 6" 4' - 0" Window-Fixed
403 3' - 0" 2' - 6" 4' - 0" Window-Fixed
404 3' - 0" 2' - 6" 4' - 0" Window-Fixed
405 5' - 0" 5' - 0" 2' - 0" Window-Casement-Double
406 5' - 0" 5' - 0" 2' - 0" Window-Casement-Double
407 6' - 0" 6' - 0" 1' - 0" Window-Casement-Double Tempered
408 5' - 0" 5' - 0" 0" Window-Casement-Double
409 5' - 0" 5' - 0" 3' - 0" Window-Casement-Double

Room Finish Schedule

Room
Number Room Name

Finish

CommentsFloor Base Wall Ceiling
Ceiling
Height

53 Mud Room
A39 Guest Suite B
A61 Bath
BL-101 Guest Suite A 12'-6" x 10'-6"
BL-102 GSA Bath 12'-6" x 5'-0"
BL-103 Mech. 8'-3" x 6'-9"
BL-104 Elevator 6'-3" x 5'-6"
BL-105 Hallway 6'-6" x 14'-9"
BL-106 Broom 6'-0" x 5'-0"
BL-107 Stairs 10'-3" x 9'-6"
BL-108 Guest Suite Flex 13'-6" x 9'-6"
BL-109 GSB Bath 8'-6" x 9'-0"
BL-110 GSB WIC 3'-3" x 3'-3"
BL-111 Guest Suite B 13'-6" x 12'-3"
BL-112 (2) Car Tandem 12'-0" x 41'-6"
ML-201 Foyer 9'-0" x 13'-9"
ML-202 Great Room 19'-0" x 15'-9"
ML-203 Dining Room 15'-0" x 10'-3"
ML-204 Kitchen 13'-0" x 16'-6"
ML-205 Pantry 9'-9" x 4'-5"
ML-206 Office 12'-4" x 7'-0"
ML-207 Hallway 7'-6" x 20'-3"
ML-208 Powder 6'-3" x 5'-0"
ML-209 Master Suite A 12'-4" x 12'-2"
ML-210 MSA Bath 20'-6" x 6'-9"
ML-211 MSA WIC 6'-6" x 6'-9"
ML-212 Front Porch 30'-3" x 10'-0"
UL-301 Family/Game Room 27'-9" x 24'-9"
UL-302 Powder 10'-2" x 5'-0"
UL-303 Master Suite B 14'-3" x 14'-8"
UL-304 MSB Bath 13'-0" x 11'-0"
UL-305 MSB WIC 9'-0" x 7'-6"
UL-306 Patio 28'-9" x 16'-0"
LL-401 Gym/Flex/Game 27'-9" x 11'-3"
LL-402 Bunk Room 13'-0" x 11'-8"
LL-403 Bunk WIC 2'-3" x 4'-6"
LL-404 Storage 6'-9" x 5'-0"
LL-405 Bunk Bath 13'-8" x 5'-2"
LL-406 Mech. 3'-4" x 5'-2"
LL-407 Loft Deck 16'-2" x 6'-8"
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MATERIAL: STONE VENEER

MANUF: LOCAL SUPPLIERS

COLOR: SHALE

SPEC: 2" VENEER

MATERIAL: HORZONTAL WOOD SIDING

MANUF: MONTANA SNOW FENCE

COLOR: GREY NATURAL WEATHERED

SPEC: 3/4" T&G RANDOM 4" TO 6"

MATERIAL: VERTICAL CORTEN METAL

MANUF: LOCAL DISTRIBUTOR

COLOR: SEMI OXIDIZED CLEAR COAT

SPEC: CORREGATED

MATERIAL: DECK SURFACE

MANUF: TIMBERTECH

COLOR: HONEY WHEAT

SPEC: 6" HIDDEN FASTENERS

MATERIAL: GUARDRAIL / HANDRAIL

MANUF: LOCAL FABRICATOR

COLOR: POWDER COATED BLACK

SPEC: STEEL BAR STOCK

MATERIAL: EXTERIOR COLUMNS

MANUF: LOCAL SUPPLIERS

COLOR: ESPRESSO

SPEC: 6x6 POST STAINED

MATERIAL: STANDING SEAM ROOFING

MANUF: CMG METAL

COLOR: MATTE BLACK

SPEC: 24 GUAGE, 26.8% REFLECTIVITY

MATERIAL: WINDOWS

MANUF: TBD

COLOR: MATTE-BLACK

SPEC: 24 GUAGE, 26.8% REFLECTIVITY

MATERIAL: FRONT DOOR

MANUF: LOCAL SUPPLIERS

COLOR: GREY NATURAL CEDAR

SPEC: STAINED WOOD DOOR

MATERIAL: GARAGE DOORS

MANUF: LOCAL SUPPLIERS

COLOR: DARK ESPRESSO

SPEC: STAINED WOOD DOOR

MATERIAL: SHINGLED ROOF

MANUF: CERTAINTEED

COLOR: CHARCOAL BLACK

SPEC: TL PRESIDENTIAL 30 YR

MATERIAL: EXTERIOR CONCRETE

MANUF: LOCAL SUPPLIERS

COLOR: TAN / BROWN

SPEC: COLORED AND TEXTURED 
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1 Front Perspective 2 Rear Perspective

3 Entry Perspective
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ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 

SCALE:

DATE 

SHEET

w
w

w
.v

an
si

ck
le

de
si

gn
an

dd
ra

fti
ng

.c
om

1/4" = 1'-0"

9/
22

/2
02

3 
8:

45
:3

1 
AM

A3.03

10 AUG 2023

N
ew

 R
es

id
en

ce

Elevations

10
3 

Al
ic

e 
C

ou
rt

Pa
rk

 C
ity

, U
T 

84
06

0

Al
ic

e 
C

la
im

Su
bd

iv
is

io
n,

 L
ot

 61/4" = 1'-0"1 West Elevation

1/4" = 1'-0"2 North Elevation

Revision Schedule

Revision Number Revision Date

Page 23 of 81



Main Level
7368' - 0"

Upper Level
7378' - 0"

Basement
7358' - 0"

Foundation
7366' - 10"

Loft Level
7388' - 0"

1

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

6 45 3 2 1
A4.03

1
A4.03

2
A4.03

2
A4.03

Great Room MSA BathFront Porch

Family/Game Room

Gym/Flex/Game

Patio

Guest Suite Flex Hallway

HallwayDining Room

Master Suite B

Mech. Loft Deck

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

1
A4.04

1
A4.04

35
' -

 0
"

Garage Entrance
7357' - 0"

43
83

 F
O

R
E

S
T

 D
A

LE
 R

O
A

D
, S

U
IT

E
 2

05
P

A
R

K
 C

IT
Y

, U
T

A
H

 8
40

98

THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 

SCALE:

DATE 

SHEET

w
w

w
.v

an
si

ck
le

de
si

gn
an

dd
ra

fti
ng

.c
om

1/4" = 1'-0"

9/
22

/2
02

3 
8:

45
:3

3 
AM

A4.01

10 AUG 2023

N
ew

 R
es

id
en

ce

Building
Sections

10
3 

Al
ic

e 
C

ou
rt

Pa
rk

 C
ity

, U
T 

84
06

0

Al
ic

e 
C

la
im

Su
bd

iv
is

io
n,

 L
ot

 6

1/4" = 1'-0"1 Width Section A

Revision Schedule

Revision Number Revision Date

Page 24 of 81



43
83

 F
O

R
E

S
T

 D
A

LE
 R

O
A

D
, S

U
IT

E
 2

05
P

A
R

K
 C

IT
Y

, U
T

A
H

 8
40

98

THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 

SCALE:

DATE 

SHEET

w
w

w
.v

an
si

ck
le

de
si

gn
an

dd
ra

fti
ng

.c
om

9/
22

/2
02

3 
8:

45
:3

3 
AM

A4.02

10 AUG 2023

N
ew

 R
es

id
en

ce

Building
Sections

10
3 

Al
ic

e 
C

ou
rt

Pa
rk

 C
ity

, U
T 

84
06

0

Al
ic

e 
C

la
im

Su
bd

iv
is

io
n,

 L
ot

 6

Revision Schedule

Revision Number Revision Date

Page 25 of 81



Main Level
7368' - 0"

Upper Level
7378' - 0"

Basement
7358' - 0"

Foundation
7366' - 10"

Loft Level
7388' - 0"

1
A4.01

1
A4.01

A DB C

Stairs

Stairs

MSB WIC

Bunk Bath Mech.

HallwayOffice

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

Family/Game Room

Garage Entrance
7357' - 0"

Main Level
7368' - 0"

Upper Level
7378' - 0"

Basement
7358' - 0"

Foundation
7366' - 10"

Loft Level
7388' - 0"

1
A4.01

1
A4.01

AD BC

Storage Gym/Flex/Game Bunk Room

Family/Game RoomPowder

Powder Hallway Master Suite A

Guest Suite AHallwayBroom

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

8'
 - 

11
 3

/8
"

Garage Entrance
7357' - 0"

43
83

 F
O

R
E

S
T

 D
A

LE
 R

O
A

D
, S

U
IT

E
 2

05
P

A
R

K
 C

IT
Y

, U
T

A
H

 8
40

98

THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 

SCALE:

DATE 

SHEET

w
w

w
.v

an
si

ck
le

de
si

gn
an

dd
ra

fti
ng

.c
om

1/4" = 1'-0"

9/
22

/2
02

3 
8:

45
:3

5 
AM

A4.03

10 AUG 2023

N
ew

 R
es

id
en

ce

Building
Sections

10
3 

Al
ic

e 
C

ou
rt

Pa
rk

 C
ity

, U
T 

84
06

0

Al
ic

e 
C

la
im

Su
bd

iv
is

io
n,

 L
ot

 6

1/4" = 1'-0"1 Depth Section A
1/4" = 1'-0"2 Depth Section B

Revision Schedule

Revision Number Revision Date

Page 26 of 81



Main Level
7368' - 0"

Upper Level
7378' - 0"

Basement
7358' - 0"

Foundation
7366' - 10"

Loft Level
7388' - 0"

1
A4.01

1
A4.01

AD BC

Great RoomFoyer

8'
 - 

11
 3

/8
"

Garage Entrance
7357' - 0"

43
83

 F
O

R
E

S
T

 D
A

LE
 R

O
A

D
, S

U
IT

E
 2

05
P

A
R

K
 C

IT
Y

, U
T

A
H

 8
40

98

THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
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LOWER LEVEL

RE: ELEVATIONS

MAIN LEVEL

RE: ELEVATIONS

PLATE HEIGHT

RE: ELEVATIONS

ASPHALT SHINGLES OR METAL 
ROOFING ON 15lb ROOFING 
FELT OVERLAP SHEATHING 
PER STRUCTURAL
PROVIDE 28 GA. MIN. GALV 
FLASHING AT FLUE & ALL 
OTHER ROOF PENTRATIONS. 
COLOR TO MATCH ROOF. 
PROVIDE ICE AND WATER 
SHEILD MIN OF 36" INSIDE THE 
EXTERIOR FACE OF WALL

SOLID BLOCKING AT BEARING. 
w/ 1 1/2" HOLES ON VENTED 
ROOF SYSTEMS. NO HOLES ON 
NON VENTED SEALED ROOFS

METAL DRIP EDGE TO MATCH 
ROOF MATERIAL.
TWO STEP FASCIA 

1x6 CEDAR SOFFIT w/ VENTS 
AND INSECT SCREENS 1/150 
SQ. FT. OF ATTIC SPACE. 

HORIZONTAL OR VERTICAL 
WOOD SIDING OVER TYVEK 
HOUSE WRAP OVER EXTERIOR 
SHEATHING.  

FOR OVERHANG LENGTH

SEE ROOF PLAN

DBL PANE INSULATED GLASS 
WINDOWS AS SELECTED BY 
OWNER. SEE PLANS AND 
ELEVATIONS FOR SIZE AND TYPE.

2x6 STUDS @16" O.C. w/R-19
BATTS. w/ 6 MIL. POLY VAPOR 
BARRIER ON INSIDE FACE OF 
STUD. FELT MOISTURE BARRIER 
ON OUTSIDE. ***INSPECTION OF 
THE WEATHER RESISTIVE 
BARRIER AND FLASHING 
REQUIRED.***

DOOR/WINDOW HEAD

RE: ELEVATIONS

R-50 BATT w/ 6 MIL. POLY 
VAPOR BARRIER

1/2" GYP WALL BOARD ON 
WALLS AND CEILINGS TYP.

BASE AND TRIM AS SELECTED 
BY OWNER.

SOLID BLOCK BETWEEN JOISTS AT 
ENDS AND SUPPORTS. 

3/4" T&G SUB FLOOR OVER 
JOISTS AS PER STRUCTURAL

R-48 SOUND BATTS OPTIONAL

DLB TOP PLATE 

STRUCTURAL HEADER

ANGLE IRON VENEER SUPPORT

STONE VENEER w/22 GA. BRICK 
TIES @16" O.C. E.W. ATTACHED TO 
WIRE MESH. FELT PAPER 
BENEATH6"

 M
IN

.

P.T. SILL PLATE
w/A.B. AS PER STRUCTURAL

SLOPE ALL GRADES
AWAY FROM HOME.

ASPHALT WATER PROOFING

CONCRETE FOUNDATION WALL. 
REINFORCING AS PER STRUCTURAL

2x4 FUR WALL w/R-13 BATTS

P.T. BASE PLATE 

CONTROL JOINT

FOOTING AS PER STRUCTURAL

8" PVC DRAIN AROUND PERIMETER 
OF FOUNDATION w/18" GRAVEL 
FIELD AND SILT FABRIC

4" CONCRETE SLAB 
w/ WELDED WIRE FABRIC

CONCRETE OVER 6 MIL 
VAPOR BARRIER OVER 2" 

GRAVEL BASE OVER 
NATURAL SOIL OR 

COMPACTED FILL AS 
REQUIRED. SEE RANDON 

MITIGATION ON COVER 
SHEET

WEEP HOLES AT BASE OF VENEER 
PER IRC 703.8

5/8" TITAN HD EXP ANCHOR @32" 
O.C.

CONNECTOR AS PER 
STRUCTURAL ENGINEER
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SHEILD MIN OF 36" INSIDE THE 
EXTERIOR FACE OF WALL

SOLID BLOCKING AT BEARING. 
w/ 1 1/2" HOLES ON VENTED 
ROOF SYSTEMS. NO HOLES ON 
NON VENTED SEALED ROOFS

METAL DRIP EDGE TO MATCH 
ROOF MATERIAL.
TWO STEP FASCIA 

1x6 CEDAR SOFFIT w/ VENTS 
AND INSECT SCREENS 1/150 
SQ. FT. OF ATTIC SPACE. 

HORIZONTAL OR VERTICAL 
WOOD SIDING OVER TYVEK 
HOUSE WRAP OVER EXTERIOR 
SHEATHING.  

FOR OVERHANG LENGTH

SEE ROOF PLAN

DBL PANE INSULATED GLASS 
WINDOWS AS SELECTED BY 
OWNER. SEE PLANS AND 
ELEVATIONS FOR SIZE AND TYPE.
2x6 STUDS @16" O.C. w/R-19
BATTS. w/ 6 MIL. POLY VAPOR 
BARRIER ON INSIDE FACE OF 
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ON OUTSIDE. ***INSPECTION OF 
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BARRIER AND FLASHING 
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3/4" T&G SUB FLOOR OVER 
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DLB TOP PLATE 
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TIES @16" O.C. E.W. ATTACHED TO 
WIRE MESH. FELT PAPER 
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FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
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CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
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PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
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WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
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FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
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Main Level
7368' - 0"

Great Room

2'
 - 

0"
2'

 - 
0"

3' - 6"
Upper Level

7378' - 0"

Master Suite B

3' - 6"
2'

 - 
0"

2'
 - 

0"

Upper Level
7378' - 0"

Family/Game Room

3' - 6"

2'
 - 

0"
2'

 - 
0"
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ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
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1/2" = 1'-0"1 ML - Great Room Fireplace
1/2" = 1'-0"2 UL - Master Suite B Fireplace

1/2" = 1'-0"3 UL - Family/Game Room Fireplace
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ROOF FINISH MATERIAL
ASPHALT OR METAL

ROOFING FELT TO  EXTEND TO 6" DOWN 
FROM RIDGE

BEARING BLOCKING BETWEEN 
JOISTS OR TRUSSES WITH "V" CUT 

IN TOP OF BLOCKING TO ALLOW 
FOR CLEAR AIR EXCHANGE TO 

RIDGE 

RIDGE BEAM IF APPLICABLE 

EAVE BLOCKING TO ROOF RIDGE 
EVERY SINGLE JOIST SPACE

ROOF FINISH MATERIAL
ASPHALT OR METAL

BITUMINOUS MEMBRANE EXTEND TO 
INSIDE FACE OF WARM SIDE OF ROOF MIN 

OF 24"

BEARING BLOCKING BETWEEN JOISTS OR 
TRUSSES WITH "V" CUT IN TOP OF 

BLOCKING TO ALLOW FOR CLEAR AIR 
EXCHANGE TO RIDGE 

EAVE BLOCKING TO ROOF RIDGE EVERY 
SINGLE JOIST SPACE

LVL RIM BOARD AND TJI 
ROOF STRUCTURE 

RE:ROOF FRAMING PLAN 
FOR INFO AND SPACING 

DBL TOP PLATE ON ALL 
BEARING WALLS WITH CANT 

STRIP TO CREATE SOLID 
BEARING ON TOP OF WALL 

TYP.  

WOOD FASCIA STEPPED 

T&G SOFFIT WITH 
INSECT SCREEN IN 

MIDDLE VENT TO ALLOW 
CLEAR AIR EXCHANGE 

2x STUD WALL  

OPTIONAL TRUSSES

SEALED OR VENTED ROOF BY 
BUILDER  DISCRETION

SELF ADHESIVE BITUMINOUS MEMBRADE 
ICE AND WATER SHIELD OVER FLASHING

15# FELT OR EXTERIOR HOUSE WRAP

FLASHING BEHIND EXTERIOR FINISH 
UNDER ICE & WATER SHIELD WRAP 
FLASHING UNDER DECK FINISH PLANKS

2x DECKING MATERIAL

DECK JOISTS

DECK SAVERS TOP CHORD PROTECTOR

DECK LEDGER RE: STRUCTURAL

DECK JOIST HANGER

2x STUD WALL

EXTERIOR WALL SHEATHING RE: 
STRUCTURAL SHEAR 
REQUIREMENTS

STONE VENEER
RE: ATTACHMENT DETAIL

(2) LAYERS 15# FELT PAPER EXTERIOR WRAP

SLOPE GRADE AWAY FROM 
BUILDING TYP.

ANGLE IRON VENEER SUPPORT RE: 
STRUCTURAL ENGINEERING. GALVANIZED OR 
CORROSION RESISTANT PAINTED.

WEEP HOLES AT BASE OF VENEER PER IRC 
703.8

6"
 M

IN
.

CHIMNEY VENT FOUNDATION WATER 
PROOFING TO FRENCH DRAIN

5/8" TITAN HD EXP ANCHOR @32" O.C.

STONE VENEER

(2) LAYER 15# FELT PAPER

MORTOR

STONE CAP SLOPED
AWAY FROM POST

CAULK JOINT

EXTERIOR POST RE: ELEVATIONS

ALUMINUM FLASHING
PAINTED TO MATCH
EXTERIOR POST

CAULK JOINT

SAW CUT AROUND BASE
TO SEAT FLASHING 2" UP FROM
STONE CAP

STONE VENEER

2" x 2" GALV. WIRE MESH ATTACHED w/ 2" GALV. WIRE 
FURRING NAILS @4" O.C. TYP. AND 8d GALV NAILS @8" 
O.C. IN TOP AND BOTTOM PLATE OF STUD WALL TYP.

1" FILLED SOLID GROUT MIN BETWEEN STONE AND 
BACKING MATERIAL.

WEEPHOLES SHALL BE PROVIDED TO THE EXTERIOR AT A 
MIN OF 33" O.C. E.W. R703.7.6

SOLID FILLED MORTAR BETWEEN STONE

FRAMED STUD WALL

9 GA GALV. TIE WIRE THREADED THROUGH MESH EVERY 2' 
O.C. E.W., TIE TO HAVE A LOOPING LEG NOT LESS THAN 15" 
BENT TO LIE IN MORTAR JOINT w/LAST 2" OF TIE HAVING A 90° 
BEND TYP

(2) LAYERS 15# FELT EXTERIOR HOUSE WRAP

STONE VENEER

NO. 22 G.A. x 1" GALVANIZED BRICK TIES @16" O.C. E.W. 
ATTACH TO CONCERETE w/ #10 POWDER DRIVEN 
FASTENER LEGS w/LOOP INTO MORTAR BED.

1" FILLED SOLID GROUT MIN BETWEEN STONE AND 
BACKING MATERIAL.

WEEPHOLES SHALL BE PROVIDED TO THE EXTERIOR AT A 
MIN OF 33" O.C. E.W. R703.7.6

SOLID FILLED MORTAR BETWEEN STONE

CONCRETE FOUNDATION WALL
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ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
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ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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1" = 1'-0"2 Roof Ride Detail
1" = 1'-0"1 Roof Eave Detail

1 1/2" = 1'-0"3 Deck Flashing & Connection
1" = 1'-0"4 Stone Veneer Support

1 1/2" = 1'-0"5 Column to Cap Flashing
1 1/2" = 1'-0"6 Stone Veneer Attachment - Framing

1 1/2" = 1'-0"7 Stone Veneer Attachment - Concrete
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4" RIGID FOAM BOARD
MIN OF R-10 EXTEND TO
FOOTING AND UNDER SLAB
FOR A MIN OF 48" 

2x WALL w/R-24
INSULATION w/4-MIL POLY VAPOR
BARRIER AND 1/2" GYP WALL BOARD, REAR 
SHEATHING AS PER STRUCTURAL. TYVEK 
HOUSE WRAP BETWEEN SHEATHING AND 
FINISH MATERIAL.

45 DEGREE CUT INSULATION
TO CREATE THERMAL BREAK

2x STUD WALL w/
MIN. R-24 INSULATION

2x STUD WALL w/
MIN. R-24 INSULATION

MINIMUM R-19 BETWEEN 
FLOORS 

SPRAY IN FOAM OR RIGID 
FOAM AT FLOOR ASSEMBLY2x FURRING WALL w/R-19 

INSULATION w/4-MIL POLY 
VAPOR
BARRIER AND 1/2" GYP WALL 
BOARD

8" FOUNDATION WALL
EXTERIOR
EARTH

1/
3

1/
3

1/
3

MECH.
ROOM

MECHANICAL CHASE
THROUGH TO ROOF

1 VENT IN TOP 1/3 OF
MECHANICAL ROOM

1 VENT IN BOTTOM 1/3 OF
MECHANICAL ROOM

FLOOR LEVEL

FLOOR LEVEL

NOTES: 
1. VENTS MUST EXCHANGE AIR WITH 

OUTSIDE AIR AND PROVIDE 
COMBUSTION AIR.

2. THERMAL ENVELOPE MUST BE 
SEALED IN THIS ROOM WITH DOOR 
GASKET AND INSULATION AROUND 
ROOM. PIPES MUST BE INSULATED 
TO PREVENT FROM FREEZING.

FLOORS AND WALLS IN MECHANICAL MUST 
BE INSULATED

SEISMIC STRAP WATER 
HEATER TO FOUNDATION OR 
TO FRAMED WALL 1-STRAP IN 
TOP 1/3 OF HEATER AND 1/3 IN 
BOTTOM 1/3 OF HEATER

WATER HEATER

FLOOR LINE RE: PLAN

ANCHOR STRAP TO WALL USING 1/2" EXP 
ANCHORS OR 1/2" LAG BOLTS TO STUD
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FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 
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BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 
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BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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1" = 1'-0"1 Thermal Envelope - Basement Slab
1 1/2" = 1'-0"2 Thermal Envelope - Floor Line

1 1/2" = 1'-0"3 Thermal Envelope - Foundation Wall
1/2" = 1'-0"4 Mechanical Venting

1" = 1'-0"5 Water Heater Seismic Strap
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1

A D

6

B C

4

5

3

2

ELEVATOR 
SHAFT

STAIRWELL

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

WALL ABOVE

WALL ABOVE

WATERPROOF DECK ABOVE

UNFINISHED CEILING

1

A D

6

B C

4

5

3

2

ELEVATOR 
SHAFT

STAIRWELL

9'-0" CEILING

9'-0" CEILING9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

7" / 12"7" / 12"
NOTE: CLOSET IS 

NOT ATTACHED TO 
ROOF SEE A4.04
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CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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1/4" = 1'-0"1 Basement
1/4" = 1'-0"2 Main Level

NOTE: DO NOT USE 
CEILING PLANS TO 
CALCULATE PLATE 
HEIGHTS. SEE A2.04 FOR 
PLATE HEIGHT SCHEDULE.
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9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

9'-0" CEILING

ELEVATOR 
SHAFT

STAIRWELL

WALL ABOVE
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 / 
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 / 
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 / 
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 / 
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 / 
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 / 
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"

4 
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 / 
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"
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 / 
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"
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1/

2"
 / 
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"

NOTE:
ALL CEILINGS VAULTED

4 
1/

2"
 / 

12
"
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SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
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1/4" = 1'-0"1 Upper Level
1/4" = 1'-0"2 Loft Level

NOTE: DO NOT USE 
CEILING PLANS TO 
CALCULATE PLATE 
HEIGHTS. SEE A2.04 FOR 
PLATE HEIGHT SCHEDULE.
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Basement
7358' - 0"

GSA Bath

1' - 6"1' - 6"3' - 0"1' - 6"

7'
 - 

0"

Main Level
7368' - 0"3' - 0" 2' - 0" 3' - 0" 2' - 0" 3' - 0"

3'
 - 

4"

3' - 0" 7' - 0" 3' - 0"
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1/4" = 1'-0"1 Gas Piping Diagram - Basement
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1 Isometric Foundation A 2 Isometric Foundation B
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
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OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
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1/4" = 1'-0"1 Foundation

NOTE: 

1. ALL SHEAR WALLS HAVE 5/8" ANCHOR BOLTS @ 32" 
O.C. UNLESS OTHERWISE NOTED. 
2. ALL CONCRETE PIERS ARE TO BE 3" WIDER THAN  
POST OR BASE PLATE ON ALL SIDES. UPSIZE AS 
REQUIRED. 
3. SEE GENERAL STRUCTURAL NOTES FOR FOOTING AND 
FOUNDATION REQUIREMENTS.
4. SEE SHEET SCH FOR FOOTING AND FOUNDATION 
SCHEDULES

NOTE:

FOR WALLS ABOVE FC-30, 
FC-36, AND FC-48 FTGS: 
MINIMUM 12" THICK WALL 
WITH DBL MAT #5 @ 12" 
O.C. VERT. AND HORZ.

NOTE: 

FOR WALLS ABOVE FC-30, FC-36, 
AND FC-48 FTGS: DO NOT BACKFILL 
FDN WALL ABOVE FLOOR LEVEL 
UNTIL EACH FLOOR DIAPHRAGM IS 
CONSTRUCTED, OR WALL IS 
ADEQUATELY BRACED. 
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NOTE: 

SEE S1.01a FOUNDATION ELEVATIONS FOR ALL WINDOW 
BLOCKOUTS
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MARK SIZE TYPE GRADE POST

(2) 2 x 10
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W 10 x 54
(2) 2 x 8
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(2) 2 x 12
(3) 1 3/4" x 16"
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(3) 1 3/4" x 16"
W 10 x 33
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(2) 2 x 8
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6 3/4" X 21"
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(3) 2 x 12
W 24 x 55
(3) 1 3/4" x 16"
(3) 1 3/4" x 18"
W 10 x 54

(4) 1 3/4" X 11 7/8"
(3) 1 3/4" X 11 7/8"
(2) 1 3/4" X 11 7/8"
(2) 1 3/4" X 11 7/8"
(3) 1 3/4" X 18"
W 10 x 54
(3) 1 3/4" X 11 7/8"

(2) 1 3/4" X 11 7/8"
(4) 1 3/4" X 11 7/8"
(2) 1 3/4" x 9 1/2"
(3) 1 3/4" X 11 7/8"
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SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
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LIMITATIONS OF 
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1/4" = 1'-0"2 Main Level Framing
1/4" = 1'-0"1 Upper Level Framing

NOTE: 

1. FLOOR JOISTS ARE 11-7/8" TJI 210 @ 16" O.C. 
UNLESS OTHERWISE NOTED.
2. ALL BEAM SIZES MAY BE INCREASED AT 
OWNER/CONTRACTOR DESCRETION. 
3. SEE GENERAL STRUCTURAL NOTES FOR FRAMING 
REQUIREMENTS
4. SEE SHEET SCH FOR FRAMING SCHEDULES
5. SEE HANGER SCHEDULE ON SHEET SCH FOR 
HANGER SIZES

NOTE:

ALL FLOOR BEAMS ARE DESIGNED TO THE HIGH 
PERFORMANCE DEFLECTION CRITERIA. CONTACT 
ENGINEER IF CODE MINIMUM CRITERIA IS DESIRED.  

NOTE: 

1. IF TWO BEAMS END AT THE SAME LOCATION, USE THE 
MOST STRINGENT POST.
2. POSTS CALLED OUT ON THE PLANS OVERRIDE 
SCHEDULE.
3. POSTS ARE REQUIRED TO BE CONTINUOUS TO EITHER 
A BEAM OR FOUNDATION.
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STEEL A992

STEEL A992

STEEL A992

POST

3.5" x 3.5" PSL

ROOF BEAM & POST SCHEDULE

DIM
DIM

DIM
DIM

DIM

DIM
DIM

DIM

LVL

LVL
LVL

LVL

LVL

LVL
LVL
LVL

LVL

LVL
LVL

GLB

DF#2
DF#2

DF#2
DF#2

DF#2

DF#2
DF#2

DF#2
2.0E
2.0E

2.0E

2.0E

2.0E

2.0E

2.0E

2.0E
2.0E
2.0E

2.0E
24F-V4

(2) 2X8

(2) 1 3/4" x 11 7/8"
(2) 1 3/4" x 11 7/8"
(2) 1 3/4" x 11 7/8"

(2) 1 3/4" x 11 7/8"
5 1/8" x 15"
(2) 2 x 8
(2) 2 x 8
(2) 1 3/4" x 9 1/2"

(2) 2 x 6
(2) 2 x 6

(3) 2 x 6
3.5" x 3.5" PSL

3.5" x 3.5" PSL

(2) 2 x 6
(2) 2 x 6
3.5" x 3.5" PSL

(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
6x6 (MIN)
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6

(2) 1 3/4" x 9 1/2"

FB-1
FB-2

FB-3

FB-4
FB-5
FB-6

FB-7

FB-8
FB-9
FB-10
FB-11
FB-12
FB-13
FB-14
FB-15
FB-16
FB-17
FB-18
FB-19

FB-20
FB-21
FB-22
FB-23

FB-24
FB-25
FB-26
FB-27
FB-28
FB-29

FB-30
FB-31
FB-32
FB-33
FB-34
FB-35
FB-36

FlOOR BEAM & POST SCHEDULE
MARK SIZE TYPE GRADE POST

(2) 2 x 10

(2) 2 x 10

(2) 2 x 10

(2) 2 x 10

(3) 1 3/4" x 18"
W 10 x 54
(2) 2 x 8

(2) 1 3/4" x 9 1/2"
(2) 2 x 12
(3) 1 3/4" x 16"
W 10 x 45
(3) 1 3/4" x 16"
W 10 x 33
(3) 1 3/4" x 11 7/8"
(2) 2 x 8
5 1/8" x 12"
W 10 x 45
(2) 1 3/4" x 9 1/2"
(3) 1 3/4" x 16"
(2) 1 3/4" x 9 1/2"

(2) 2 x 8
(2) 2 x 10
(2) 1 3/4" x 11 7/8"
6 3/4" X 21"
W 10 x 68
(3) 2 x 12
W 24 x 55
(3) 1 3/4" x 16"
(3) 1 3/4" x 18"
W 10 x 54

(4) 1 3/4" X 11 7/8"
(3) 1 3/4" X 11 7/8"
(2) 1 3/4" X 11 7/8"
(2) 1 3/4" X 11 7/8"
(3) 1 3/4" X 18"
W 10 x 54
(3) 1 3/4" X 11 7/8"

(2) 1 3/4" X 11 7/8"
(4) 1 3/4" X 11 7/8"
(2) 1 3/4" x 9 1/2"
(3) 1 3/4" X 11 7/8"
(6) 6 3/4" X 21"
W 10 x 68

DIM

DIM

DIM

DIM

DIM
DIM
DIM

DIM

DIM

DIM

LVL

LVL

LVL

LVL

LVL

LVL
LVL
LVL

LVL

LVL
LVL

LVL
LVL
LVL
LVL
LVL

LVL

LVL
LVL
LVL
LVL

GLB

GLB

GLB

STEEL

STEEL

STEEL

STEEL

STEEL

STEEL

STEEL

STEEL

STEEL

DF#2
2.0E
A992
DF#2

DF#2

DF#2

DF#2
DF#2
DF#2

DF#2

DF#2

DF#2

A992
2.0E

2.0E

2.0E

2.0E

2.0E
2.0E
2.0E

2.0E

2.0E
2.0E

2.0E
2.0E
2.0E
2.0E
2.0E

2.0E

2.0E
2.0E
2.0E
2.0E

A992

A992

A992

A992

24F-V4

24F-V4

24F-V4

A992

A992

A992

(2) 2 x 6

(2) 2 x 6

(2) 2 x 6
(2) 2 x 6

(2) 2 x 6

(2) 2 x 6

(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6
(2) 2 x 6

(2) 2 x 6

(2) 2 x 6

(2) 2 x 6
(2) 2 x 6
(2) 2 x 6

(2) 2 x 6
(2) 2 x 6

3.5" x 3.5" PSL

3.5" x 3.5" PSL

3.5" x 3.5" PSL

3.5" x 3.5" PSL

3.5" x 3.5" PSL

5.25" x 5.25" PSL

3.5" x 3.5" PSL

(3) 2 x 6

N/A

(3) 2 x 6

(3) 2 x 6

(3) 2 x 6
(3) 2 x 6

5.25" x 5.25" PSL

(2) 2 x 6
HSS5X5X1/4

(2) 2 x 6

(3) 2 x 6
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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1/4" = 1'-0"1 Roof Framing
1/4" = 1'-0"2 Loft Level Framing

NOTE:

1. ALL ROOF FRAMING IS NOTED
2. ALL BEAM SIZES MAY BE INCREASED AT 
OWNER/ CONTRACTOR DISCRETION
3. SEE GENERAL STRUCTURAL NOTES FOR 
FRAMING REQUIREMENTS
4. SEE SHEET SCH FOR FRAMING SCHEDULES
5. SEE HANGER SCHEDULE ON SHEET SCH FOR 
HANGER SIZES. 
6. ALL GIRDERS ARE TO BEAR ON (3) 2X6 
UNLESS NOTED OTHERWISE

NOTE; 

1. IF TWO BEAMS END AT THE SAME LOCATION, 
USE THE MOST STRINGENT POST.
2. POSTS CALLED OUT ON THE PLANS OVERRIDE 
SCHEDULE. 
3. POSTS ARE REQUIRED TO BE CONTINUOUS TO 
EITHER A BEAM OR FOUNDATION.

NOTE; 

ALL ROOF BEAMS ARE DESIGNED TO THE 
HIGH PERFORMANCE DEFLECTION 
CRITERIA.   CONTACT ENGINEER IF CODE 
MINIMUM CRITERIA IS DESIRED

NOTE:

1. FLOOR JOISTS ARE 11-7/8" TJI 210 @ 16" O.C. 
UNLESS OTHERWISE NOTED. 
2. ALL BEAM SIZES MAY BE INCREASED AT 
OWNER/CONTRACTOR DISCRETION.
3. SEE GENERAL STRUCTURAL NOTES FOR 
FRAMING REQUIREMENTS
4. SEE SHEET SCH FOR FRAMING SCHEDULES
5. SEE HANGER SCHEDULE ON SHEET SCH FOR 
HANGER SIZES.

NOTE:

ALL FLOOR BEAMS ARE DESIGNED TO THE 
HIGH PERFORMANCE DEFLECTION CRITERIA 
CONTACT ENGINEER IF CODE MINIMUM 
CRITERIA IS DESIRED

NOTE:

1. IF TWO BEAMS END AT THE SAME 
LOCATION, USE THE MOST STRINGENT POST. 
2. POSTS CALLED OUT ON THE PLANS 
OVERRIDE SCHEDULE. 
3. POSTS ARE REQUIRED TO BE CONTINUOUS 
TO EITHER A BEAM OR FOUNDATION. 
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THE ABOVE DRAWINGS AND SPECIFICATIONS AND THE IDEAS, DESIGNS, 
ARRANGEMENTS REPRESENTED THEREBY ARE AND SHALL REMAIN THE 
OF B.T. HARRIS INC. NO PART THEREOF SHALL BE COPIED, DISCLOSED 

OTHERS OR USED IN CONNECTION WITH ANY OTHER WORK OR PROJECT OR BY
ANY OTHER PERSON FOR ANY PURPOSE OTHER THAN THE SPECIFIC 

FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 

SIGNED AGREED 
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1/4" = 1'-0"1 Basement Shear Plan
1/4" = 1'-0"2 Main Level Shear Plan

NOTE: 
1. ALL SHEAR WALLS HAVE 5/8" ANCHOR 
BOLTS @ 32" O.C. UNLESS OTHERWISE 
NOTED.
2. SEE GENERAL STRUCTURAL NOTES FOR 
FRAMING REQUIREMENTS.
3. SEE SHEET SCH SHEAR WALL 
SCHEDULES. 
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FOR WHICH THEY HAVE BEEN PREPARED AND DEVELOPED WITHOUT THE 
CONSENT OF B.T. HARRIS INC. VISUAL CONTACT WITH THESE DRAWINGS 

CONSTITUTE CONCLUSIVE EVIDENCE OF THESE 

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE 
SCALED DIMENSIONS. CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE 
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS OFFICE SHALL 
NOTIFIED IMMEDIATELY OF ANY VARIATIONS FROM THE DIMENSIONS 
CONDITIONS SHOWN BY THESE DRAWINGS. ALL SHOP DETAILS MUST 

SUBMITTED TO THIS OFFICE FOR APPROVAL PRIOR TO PROCEEDING WITH 

BY BUILDING THESE PLANS THE CONTRACTOR UNDERSTANDS THAT THERE 
BE ERRORS CONTAINED IN THIS SET, AND WILL NOT HOLD THIS OFFICE 

FOR ANY OVERSIGHTS OR ERRORS AND WILL NOTIFY THIS OFFICE OF 
ERRORS THAT ARISE DURING 

LIMITATIONS OF 
BY ACCEPTING THESE PLAN DOCUMENTS AND OR SERVICES OUTLINED IN 
PLAN DOCUMENTS, THE CLIENT, THEIR CLIENT, BUILDER, 
USERS AND ALL PRESENT AND FUTURE PERSONS OR PARTIES DIRECTLY 

INDIRECTLY AFFECTED BY THE PLAN DOCUMENTS OR SERVICES OUTLINED IN 
PLAN DOCUMENTS AGREE TO A LIMIT OF LIABILITY OF B.T. HARRIS INC. AND 
EMPLOYEES AND PRINCIPALS TO THE AMOUNT OF THE ORIGINAL VERBALLY 
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1/4" = 1'-0"1 Upper Level Shear Plan
1/4" = 1'-0"2 Loft Level Shear Plan

NOTE: 
1. ALL SHEAR WALLS HAVE 5/8" ANCHOR BOLTS 
@ 32" O.C. UNLESS OTHERWISE NOTED. 
2. SEE GENERAL STRUCTURAL NOTES FOR 
FRAMING REQUIREMENTS. 
3. SEE SHEET SCH SHEAR WALL SCHEDULES. 
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Planning Department 
Staff Report 
 
Subject: 103 Alice Court 
Application:  PL-22-05421 
Author:  Lillian Zollinger, Planner I 
Date:   January 25, 2023 
Type of Item: Steep Slope Conditional Use Permit 
 
Recommendation 
 (I) Review the Steep Slope Conditional Use Permit (SSCUP) at 103 Alice Court, (II) 
conduct a public hearing, and (III) consider approving the proposal based on the 
Findings of Fact, Conclusions of Law, and Conditions of Approval outlined in the Draft 
Final Action Letter (Exhibit A). 
 

Description 

Applicant: Gavin Steinberg 
Location: 103 Alice Court 
Zoning District: Historic Residential - 1 (HR-1) District 
Adjacent Land Uses: Single Family Dwellings, Recreation and Open Space  
Reason for Review: The Planning Commission reviews and takes Final Action 

on SSCUPs for Lots greater than 3,750 square feet.1  
 
DRT    Design Review Team 
HDDR              Historic District Design Review 
HR-1     Historic Residential - 1  
LMC              Land Management Code 
SFD    Single Family Dwelling 
SSCUP   Steep Slope Conditional Use Permit 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.  
 
Background 
 
103 Alice Court is Lot 6 of the Alice Claim Subdivision and is vacant (Exhibit C). The 
Applicant submitted a SSCUP and a Historic District Design Review (HDDR) application 
and proposes construction of a new Single-Family Dwelling (SFD) within the Historic 
Residential-1 (HR-1) Zoning District. 
 
The review of the Alice Claim Subdivision began in 2006, and took 12 years to approve. 
The Alice Claim Subdivision had 15 meetings since 2014, with the Planning 
Commission or City Council reviewing the proposal. In 2015, the Planning Commission 
recommended denial of the Alice Claim Subdivision/Plat Amendment and Conditional 

 
1 LMC § 15-2.1-6(B)(2)  
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Use Permit (CUP). The City Council then sent the application back to the Planning 
Commission for further review. In 2016, with an updated proposal, the Planning 
Commission approved a CUP for three retaining walls up to ten feet to help with slope 
stabilization. The CUP was appealed, but after an access agreement was obtained, the 
new access did not require walls greater than six feet. One appeal was withdrawn, and 
the other appeal was not pursued with the updated retaining wall height included in the 
Subdivision and Plat Amendment proposal. In 2017, the Planning Commission 
forwarded a positive recommendation to the City Council for the Alice Claim Subdivision 
with conditions to create developable lots with proper water access and to protect 
sensitive lands. On March 8, 2018, the City Council adopted Ordinance No. 2018-08  
approving the Alice Claim Subdivision (Staff Report, p. 60-167; Meeting Minutes, p. 8-
13).  
 
In conjunction with the SSCUP, Staff is reviewing the HDDR application (PL-22-05260) 
for compliance with LMC Section 15-13-8 Design Guidelines for New Residential Infill 
Construction in Historic Districts.  
 
 
Analysis 
103 Alice Court is located on an uphill lot with a slope average of 15-33% Approximately 
1,452 square feet of the SFD will be constructed on a steep slope with an average slope 
32.1%. LMC § 15-2.2-6 requires a SSCUP for construction of any Structure with a 
Building Footprint in excess of two hundred square feet (200 sf) in the HR-1 Zoning 
District.  
 
(I) The proposal to construct a new Single-Family Dwelling complies with HR-1 
Zoning District requirements outlined in LMC Chapter 15-2.2. 
 
Two of the purposes of the HR-1 district are to “encourage construction of Historically 
Compatible Structures that contribute to the character and scale of the Historic District 
and maintain existing residential neighborhoods and establish Development review 
criteria for new Development on Steep Slopes which mitigate impacts to mass and 
scale and the environment.”2 
 
The proposed SFD is an Allowed Use in the HR-1 Zoning District, pursuant to LMC § 
15-2.2-2(1).  
 
LMC § 15-2.2-3 outlines lot and site requirements for the HR-1 Zoning District, shown in 
the table below: 
 

Zoning Requirement Analysis of Proposal 

Minimum Lot Size - 1,875 sq. ft. 
 

Complies: The lot contains 4,510 sq. ft. 

Minimum Lot Width - 25 feet Complies: The lot is 41.91 feet long at the front end, and 
44.70 feet long at the rear.  

 
2 LMC § 15-2.2-1  
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Maximum Building Footprint – 
1,750 sq. ft. 

Complies: The proposed Footprint is 1,750 sq. ft. as 
measured on the submitted plans (Exhibit B). 

Minimum Front and Rear 
Setback for Lots over 100 feet 
long – 15 feet each for a total of 
30 feet 
 
 

Complies: 15 feet each 
 
 
 

Minimum Side Setbacks for 
Lots up to 50 feet in width – 5 
feet each  

Complies: 5 feet each 
 

Building Height – 27 feet from 
Existing Grade 

Complies: The proposed height is 27 feet from existing 
grade. 
 

Building Height – 10-foot 
minimum horizontal step in the 
downhill facade 

Complies: At 20’ from the lowest point of existing grade, 
the architecture steps back 10’ from the front façade of 
the structure. 

 
 
LMC § 15-2.2-5 outlines building height requirements, shown in the table below: 
 

Maximum interior height of 35 
feet 

Complies: LMC § 15-2.2-5(A) states, “A Structure shall 
have a maximum height of thirty-five feet (35’) measured 
from the lowest finish floor plane to the point of the 
highest wall top plate that supports the ceiling joists or 
roof rafters.” The proposal has an interior height of 35 
feet, as defined, and is compliant.   
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The proposed design does not require additional height 
exceptions for the SFD to be constructed.  

Roof Pitch- between 7:12 and 
12:12 

Complies: The Contributing Roof Form is 7:12. 
 

Final Grade within 4 feet of 
Existing Grade 

Complies: The proposed final grade is within 4 feet of 
existing grade. 
 

 
(II) The proposal to construct a SFD complies with criteria outlined in LMC §15-
2.2-6 Development on Steep Slopes. 
 
There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses, may not be Compatible 
in some Areas or may be Compatible only if certain conditions are required that mitigate 
or eliminate the detrimental impacts.  
 
Development on Steep Slopes must be environmentally sensitive to hillside areas, 
carefully planned to mitigate adverse effects on neighboring land and improvements, 
and consistent with the Design Guidelines for Historic Districts (LMC § 15-2.2-6).  
 
Since the new SFD proposes an excess of 200 square feet located on an existing Slope 
of thirty percent (30%) or greater, the SSCUP application is required, pursuant to per 
15.2-2.6(A)(1). Additionally, the HDDR Application’s approval will be subject to the 
approval of this SSCUP. 
 
The Planning Commission reviews Steep Slope Conditional Use Permits for Lots that 
are 3,750 square feet or greater (LMC Section § 15-2.2-6(B)(1)). 103 Alice Court 
contains 4,510 square feet and therefore requires Planning Commission approval.  
 
Steep Slope Conditional Use Permit applications are subject to the following criteria:  
  
Criteria Analysis of Proposal 

LOCATION OF DEVELOPMENT – Complies 
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Development is located and designed to 
reduce visual and environmental impacts of 
the Structure. 
 

The south side of the lot has an egress 
window – the retaining walls are a maximum 
of four feet in height from existing grade, with 
grade restored around them to support the 
window. Retaining walls in the front of the lot 
follow existing grade on either side to allow a 
garage, bottom level window, and stairs to 
access the first level entrance. A retaining wall 
is proposed in the rear of the structure to 
create an outdoor patio area. Aside from the 
structure itself, these are the only impacts 
created to the existing topography. No 
significant vegetation exists on the site, and 
therefore none will be removed.  

VISUAL ANALYSIS – The Applicant must 
provide the Planning Department with a 
visual analysis of the project from key 
Vantage Points: To determine potential 
impacts of the proposed Access, and 
Building mass and design; and to identify 
the potential for Screening, Slope 
stabilization, erosion mitigation, vegetation 
protection, and other design opportunities. 

Complies 
The Single-Family Dwelling will be the first 
constructed in the Alice Claim Subdivision and 
does not yet have streetscape context among 
other structures. However, it will not be 
viewable from Vantage Points, as defined in 
LMC § 15-15-1. (See Exhibit D to view the 
Applicant’s submitted streetscape). There is 
no existing significant vegetation on the lot, 
but the applicant proposes to add vegetation 
to mitigate erosion. The SFD will be 
significantly screened from the South due to 
the existing natural grade and vegetation. 
 

 
 

ACCESS – Access points and driveways 
must be designed to minimize Grading of 
the natural topography and to reduce overall 
Building scale. Shared Driveways and 
Parking Areas, and side Access to garages 
are strongly encouraged, where feasible. 
 

Complies 
The proposed twelve-foot (12’) wide driveway 
located within the Front Setback is a 2% 
downhill slope towards Daly Avenue, and 
compliant with LMC § 15-13-8(B)(1)(h)(7), 
which requires, “new driveways shall not 
exceed twelve (12) feet in width.” The 
driveway leads to a single tandem-car garage 
door. The front entrance is accessed via 
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stairs, which are built into the existing grade.  

TERRACING – The project may include 
terraced retaining Structures if necessary to 
regain Natural Grade. 

Complies 
The Applicant is proposing to use the 
Structure itself as the majority of the retaining 
for Natural Grade. LMC § 15-2.2-5 states, 
“Final Grade must be within four vertical feet 
(4’) of Existing Grade.” The applicant is not 
proposing to change grade more than four feet 
(4’). The Applicant has largely maintained 
Natural Grade where possible, including 
changing the design of the structure on the 
side lot to egress windows to lessen the 
impact of the excavation required. LMC § 15-
2.2-3 states that retaining walls four feet or 
less in the Front Setback, or six feet or less in 
the Rear Setback, are exceptions to Setbacks. 
All proposed retaining walls are 4’ or less and 
are compliant with the setback exceptions.    

BUILDING LOCATION – Buildings, Access, 
and infrastructure must be located to 
minimize cut and fill that would alter the 
perceived natural topography of the Site. 
The Site design and Building Footprint must 
coordinate with adjacent properties to 
maximize opportunities for open Areas and 
preservation of natural vegetation, to 
minimize driveway and Parking Areas, and 
to provide variation of the Front Yard.  
 

Complies 
The footprint of the structure is within the 
building pad and is inside all setbacks. The 
structure respects the 10’ foot Public Utilities 
easement in the front. The applicant reduced 
the proposed cut from previous design 
proposals to reduce the impact on the grade. 
This included removing windows on the south 
side, to only include one required egress 
window, and require less impact/excavation on 
the existing grade.  
 

BUILDING FORM AND SCALE – Where 
Building masses orient against the Lot’s 
existing contours, the Structures must be 
stepped with the Grade and broken into a 
series of individual smaller components that 
are Compatible with the District. Low profile 
Buildings that orient with existing contours 
are strongly encouraged. The garage must 
be subordinate in design to the main 
Building. In order to decrease the perceived 
bulk of the Main Building, the Planning 
Director and/or Planning Commission may 
require a garage separate from the main 
Structure or no garage.  
 

Complies 
LMC § 15-2.2-5 states that, “A ten foot (10’) 
minimum horizontal step in the downhill 
façade is required.” There is a 10’ step down 
approximately 24’ from the front of the 
structure. Additionally, the house is broken 
into three side sections, amidst the four levels 
of the home to follow the topography, and is 
compliant with allowed height as analyzed 
above and below. The proposed tandem-
garage fits with the width of the lot, as the 
single-door garage allows for additional 
landscaping seen from the street level.  
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The design is incorporated into the 
topography, as the roof form steps up where 
the land does, to be more compatible with the 
Design Guidelines. 
The garage is set to the side of the lowest 
level of the structure and, as a tandem car 
garage, does not detract from the other levels 
of the dwelling. The tandem car garage allows 
for the street level of the dwelling to not be 
completely garage face. The space adjacent 
to the garage allows for the area to be 
vegetation rather than a concrete driveway. 
 

SETBACKS – The Planning Commission 
may require an increase in one or more 
Setbacks to minimize the creation of a “wall 
effect” along the Street front and/or the Rear 
Lot Line. The Setback variation will be a 
function of the Site constraints, proposed 
Building scale, and Setbacks on adjacent 
Structures. 
 

Complies 
The new structure complies with all HR-1 
setbacks, and there are no significant 
exceptions recommended for the design of the 
dwelling to be compliant with Code. The site 
does not exceed 33% in slope, and the 
proposed construction is within the allowed 
setbacks.  

DWELLING VOLUME – The maximum 
volume of any Structure is a function of the 
Lot size, Building Height, Setbacks, and 
provisions set forth in this Chapter. The 
Planning Commission may further limit the 
volume of a proposed Structure to minimize 
its visual mass and/or to mitigate differences 
in scale between a proposed Structure and 
existing Structures.  

Complies 
The proposed structure is the first SFD of nine 
in the Alice Claim Subdivision.  
 
The proposed structure meets the 
requirements of code in roof shape, setbacks, 
and stepping of the form. 
 
 

BUILDING HEIGHT | STEEP SLOPE – The 
Zone Height in the HR-1 District is twenty-
seven feet (27') and is restricted as stated 
above in Section 15-2.2-5. The Planning 
Commission may require a reduction in 
Building Height for all, or portions, of a 
proposed Structure to minimize its visual 

Complies 
The building does not exceed the allowable 
building height and is compatible with the 
Zoning District (see elevation and analysis 
above, under Analysis I). 
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mass and/or to mitigate differences in scale 
between a proposed Structure and the 
Historic character of the neighborhood's 
existing residential Structures. 

 
  
(IV)The Development Review Committee3 reviewed the proposal on December 6, 
2022, and identified the following.  
 
The Building Department requires the following Conditions of Approval: 
 
Condition of Approval 7 
Residential fire sprinklers are required for all new or renovation construction on this lot, 
per requirements of the Chief Building Official. 
 
 
Condition of Approval 10 
City approval of a Construction Mitigation Plan (CMP) is a condition precedent to the 
issuance of any building permits. The CMP shall include language regarding the method 
of protecting adjacent structures. 
 
The Engineering Department requires the following Conditions of Approval: 
 
Condition of Approval 8  
The property is located outside the Park City Landscaping and Maintenance of Soil 
Cover Ordinance (Soils Ordinance) and therefore not regulated by the City for mine-
related impacts. If the property owner does encounter mine waste or mine waste-
impacted soils they must handle the material in accordance with State and Federal law. 
 
Condition of Approval 11 
City Engineer review and approval of all lot grading, utility installations, public 
improvements, and drainage plans for compliance with City standards is a condition 
precedent to building permit issuance. 
 
Condition of Approval 14 
The Applicant shall submit a geotechnical report and final slope stability prior to 
submitting a building permit, subject to City Engineer approval. 
 

 
3 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).  
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Condition of Approval 15 
The Applicant shall provide soil stabilization details and drainage documenting how the 
disturbed area will be restored and stabilized prior to submitting a building permit, 
subject to City Engineer approval. 
 
Condition of Approval 16 
The Applicant shall submit a landscape bond to ensure the stabilization and vegetation 
rehabilitation are complete prior to submission of a building permit. 
 
Condition of Approval 17 
Prior to submitting a building permit, the Applicant shall submit a plan demonstrating 
how they will provide the temporary shoring needed during construction, subject to City 
Engineer approval. 
 
Notice 

Staff published notice on the City’s website and the Utah Public Notice website, and 
posted notice to the property on January 17, 2023. Staff mailed courtesy notice to 
property owners within 300 feet on January 17, 2023. The Park Record published notice 
on January 17, 2023. LMC § 15-1-21.  
 
Public Input 

Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Commission may approve the SSCUP Application;  

• The Planning Commission may deny the SSCUP Application and direct staff to 
make Findings for the denial; or 

• The Planning Commission may request additional information and continue the 
discussion to a date certain.  

 
Exhibits 

Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans 
Exhibit C: Alice Claim Subdivision 
Exhibit D: 103 Alice Court Renderings 
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Planning Department 
Staff Report 
 
Subject: 103 Alice Court 
Application:  PL-22-05260 
Author:  Lillian Zollinger, Planner I 
Date:   February 16, 2023 
Type of Item: Historic District Design Review 
 
Recommendation 
(I) Review the Historic District Design Review (HDDR) at 103 Alice Court, (II) conduct a 
public hearing, and (III) consider approving the proposal based on the Findings of Fact, 
Conclusions of Law, and Conditions of Approval outlined in the Draft Final Action Letter 
(Exhibit A). 
 

Description 

Applicant: Gavin Steinberg 
Location: 103 Alice Court 
Zoning District: Historic Residential - 1 (HR-1) District 
Adjacent Land Uses: Single Family Dwellings, Recreation and Open Space  
Reason for Review: The Planning Director reviews, conducts a public hearing, 

and takes Final Action on Historic District Design Review 
Applications.1  

 
DRT    Design Review Team 
HDDR              Historic District Design Review 
HR-1     Historic Residential - 1  
LMC              Land Management Code 
SFD    Single Family Dwelling 
SSCUP   Steep Slope Conditional Use Permit 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.  
 
Background 
 
103 Alice Court is Lot 6 of the Alice Claim Subdivision and is vacant (Exhibit C). The 
Applicant submitted a Steep Slope Conditional Use Permit (SSCUP) and a Historic 
District Design Review (HDDR) application and proposes construction of a new Single-
Family Dwelling (SFD) within the Historic Residential-1 (HR-1) Zoning District. 
 
The review of the Alice Claim Subdivision began in 2006 and took 12 years to approve. 
The Alice Claim Subdivision had 15 meetings since 2014, with the Planning 
Commission and City Council reviewing the proposal. In 2015, the Planning 

 
1 LMC § 15-2.1-6(B)(2)  
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Commission recommended denial of the Alice Claim Subdivision/Plat Amendment and 
Conditional Use Permit (CUP). The City Council then sent the application back to the 
Planning Commission for further review. In 2016, with an updated proposal, the 
Planning Commission approved a CUP for three retaining walls up to ten feet to help 
with slope stabilization. The CUP was appealed, but after an access agreement was 
obtained, the new access did not require walls greater than six feet. One appeal was 
withdrawn, and the other appeal was not pursued with the updated retaining wall height 
included in the Subdivision and Plat Amendment proposal. In 2017, the Planning 
Commission forwarded a positive recommendation to the City Council for the Alice 
Claim Subdivision with conditions to create developable lots with proper water access 
and to protect sensitive lands. On March 8, 2018, the City Council adopted Ordinance 
No. 2018-08  approving the Alice Claim Subdivision (Staff Report, p. 60-167; Meeting 
Minutes, p. 8-13).  
 
103 Alice Court is located on an uphill lot with a slope average of 15-33%. 
Approximately 1,452 square feet of the SFD will be constructed on a steep slope with 
an average slope of 32.1%. LMC § 15-2.2-6 requires a SSCUP for construction of any 
Structure with a Building Footprint in excess of two hundred square feet (200 square 
feet) located on a Slope of 30% or greater in the HR-1 Zoning District. On January 25, 
2023, the Planning Commission approved the SSCUP (PL-22-05421) for this lot (Staff 
Report; Audio).  
 
Analysis 
 
(I) The proposal to construct a new Single-Family Dwelling complies with HR-1 
Zoning District requirements outlined in LMC Chapter 15-2.2. 
 
Two of the purposes of the HR-1 Zoning District are to 
“encourage construction of Historically Compatible 
Structures that contribute to the character and scale of 
the Historic District and maintain existing residential 
neighborhoods and establish Development review criteria 
for new Development on Steep Slopes which mitigate 
impacts to mass and scale and the environment.”2  
 
The proposed SFD is an Allowed Use in the HR-1 Zoning 
District, pursuant to LMC § 15-2.2-2(1).  
 
LMC § 15-2.2-3 outlines lot and site requirements for the 
HR-1 Zoning District, shown in the table below: 
 

Zoning Requirement Analysis of Proposal 

Minimum Lot Size - 1,875 square 
feet 
 

Complies: The lot contains 4,510 square feet 

 
2 LMC § 15-2.2-1  
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Minimum Lot Width - 25 feet 
measured 15 feet from the front lot 
line 

Complies: The Lot Width is 41.91 feet measured 15 
feet from the lot line. The lot is 41.91 feet long at the 
front end, and 44.70 feet long at the rear.  

Maximum Building Footprint – 
1,750 sq. ft. 

Complies: The proposed Footprint is 1,750 sq. ft. as 
measured on the submitted plans (Exhibit B). 

Minimum Front and Rear Setback 
for Lots over 100 feet long – 15 
feet each for a total of 30 feet 

Complies: 15 feet each 
 
 

Minimum Side Setbacks for Lots 
up to 50 feet in width – 5 feet each  

Complies: 5 feet each 
 

Building Height – 27 feet from 
Existing Grade 

Complies: The proposed height is 27 feet from 
existing grade. 

Building Height – A ten foot (10’) 
minimum horizontal step in the 
downhill façade is required 
unless the First Story is located 
completely under the finish 
Grade on all sides of the 
Structure. The horizontal step 
shall take place at a maximum 
height of twenty-three feet (23’) 
from where the Building 
Footprint meets the lowest point 
of existing Grade. Architectural 
features, that provide 
articulation to the upper story 
façade setback, may encroach 
into the minimum ten-foot (10’) 
setback but shall be limited to 
no more than twenty five 
percent (25%) of the width of 
the building encroaching no 
more than four feet (4’) into the 
setback, subject to compliance 
with the Design Guidelines for 
Historic Sites and Historic 
Districts.  

Complies: At 20’ from the lowest point of existing 
grade, the architecture steps back 16’ 10” from the 
front façade of the structure. 

 
 

  
 

 
LMC § 15-2.2-5 outlines building height requirements, shown in the table below: 
 

Maximum interior height of 35 
feet -- LMC § 15-2.2-5(A) 
states, “[a] Structure shall have 
a maximum height of thirty-five 
feet (35’) measured from the 
lowest finish floor plane to the 

Complies: The proposal has an interior height of 35 feet, 
as defined, and is compliant.   
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point of the highest wall top 
plate that supports the ceiling 
joists or roof rafters.” 

  
 
The proposed design does not require additional height 
exceptions for the SFD to be constructed.  

Roof Pitch- between 7:12 and 
12:12 

Complies: The Contributing Roof Form is 7:12.  
 

Final Grade within 4 feet of 
Existing Grade 

Complies: Per LMC, “Final Grade must be within four 
vertical feet (4’) of Existing Grade, except for the 
placement of approved window wells, emergency egress, 
and a garage entrance.” The proposed Final Grade is 
mostly compliant with the allowed exceptions (see 
Condition of Approval 18). 

 
(II) The proposal to construct a new Single-Family Dwelling complies with the 
Design Guidelines For New Residential Infill Construction In Historic Districts 
outlined in LMC § 15-13-8. 
 
The Design Review Team reviewed this proposal on September 7, 2022, October 5, 
2022, November 30, 2022, and found the design to be compliant with the Design 
Guidelines, except for a proposed two-car garage. On January 4, 2023, the Applicant 
submitted new plans with a tandem garage proposal, instead of the two-car garage, 
bringing it into complete compliance with the Design Guidelines.  

 

A. Universal Guidelines 
 

 Analysis of Proposal (See Exhibit B) 

1. New infill residential buildings shall reflect the 
historic character—simple building forms, 
unadorned materials, restrained ornamentation— 
of Park City’s Historic Sites. 

Complies: The new structure is 
designed in a style keeping with 
Park City’s Historic District. 

2. New infill residential buildings shall not directly 
imitate existing historic structures in Park City. 
Roof pitch, shape and configuration, as well as 
scale of building elements found on Historic Sites 
may be duplicated, but building elements such as 
moldings, cornice details, brackets, and porch 
supports shall not be directly imitated.  

Complies: The design of the 
Single-Family Dwelling takes a 
contemporary approach to 
traditionally historic features.  
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3. A style of architecture shall be selected and all 
elevations of the new infill residential building 
should shall [sic] be designed in a manner 
consistent with a contemporary interpretation of 
the chosen selected style. Stylistic elements shall 
not simply be applied to exteriors. Styles that 
never appeared in Park City shall be avoided. 
Styles that radically conflict with the character of 
Park City’s Historic Sites shall also be avoided. 
Styles that never appeared in Park City shall be 
avoided. 

Complies: The style chosen for 
the SFD is modern, yet 
complimentary to the Historic 
District. The design does not 
copy existing historic structures.  

4. New infill residential buildings shall differentiate 
from historic structures but be compatible with 
historic structures in materials, features, size, 
scale and proportion, and massing to protect the 
integrity of the Historic District as a whole. The 
massing of the new infill residential buildings shall 
be further broken up into volumes that reflect the 
original massing of historic buildings; larger 
masses shall be located at the rear of the lot. 

Complies: The proposed 
materials are complimentary to 
the historic district. The 
proposed height is compliant 
with the grade, and nearby lots. 
The structure follows the grade 
of the lot, and is broken up into 
facades as the design steps up 
the slope.   

5. Building and site design shall respect the existing 
topography, the character-defining site features, 
including existing trees and vegetation, and shall 
minimize cut, fill, and the use of retaining walls. 

Complies: The chosen location 
for the SFD is on a steep slope. 
The Applicant has minimized the 
cut and fill by reducing the 
number of retaining walls to one 
portion of the SFD, and using 
egress windows in place of 
retaining walls. The SFD will not 
impact any existing significant 
vegetation.  

6. Exterior elements—roofs, entrances, eaves, 
chimneys, porches, windows, doors, steps, 
garages, etc.— of the new infill residential 
building shall be of human scale and shall be 
compatible with neighboring Historic Structures. 

Complies: The design of the 
SFD and design elements are 
not oversized.  

7. Scale and height of new infill residential buildings 
shall follow the predominant pattern and respect 
the architecture of the Streetscape or character 
area with special consideration given to Historic 
Sites. 

Complies: The height of the 
structure is compliant with zone 
regulations and scale of the 
structure is compatible with the 
grade and slope of the lot.   

8. Size and mass of a structure shall be compatible 
with the size of the site so that lot coverage, 
building bulk, and mass are compatible with 
Historic Sites within the Streetscape or character 
area. 

Complies: The structure is 
within setbacks and in character 
with the lots in the area.  

9. New construction activity shall not physically 
damage nearby Historic Sites. 

Complies: The closest Historic 
Site is at least 200 feet away 
(see Condition of Approval 17).  
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10. New infill residential buildings shall reinforce 
visual unity within the context of the Streetscape 
or character area. The specific context of each 
Streetscape or character area is an important 
feature of the Historic District. The context of each 
Streetscape or character area shall be considered 
in its entirety, as one would see it when standing 
on the street viewing both sides of the street for 
the entire length of the Streetscape or character 
area. Special consideration should be given to 
adjacent and neighboring Historic Sites in order to 
reinforce existing rhythms and patterns. 

Complies: This Dwelling is the 
first in the Alice Claim 
Subdivision neighborhood. The 
current streetscape is natural 
topography, and the Dwelling 
will serve as the first building of 
context for other developments 
on the remaining lots.  

11. New materials should reflect the character of the 
Historic District. Sustainable technology is 
constantly changing resulting in new alternative 
materials.  

Complies: The proposed 
materials of horizontal wood 
siding, metal roof, asphalt 
shingles, steel railings, stone, 
and concrete are within the style 
of the design guidelines and 
environmental sustainability (see 
Exhibit B, p.8). 

 

B. Specific Guidelines 

 
1. Site Design Analysis of Proposal 

a) Building Setback and 
Orientation 

• Front Setback – 10’ 

• Rear Setback - 10’  

• Side Setbacks – 5’ each 

Complies:  

• Front Setback – 10’ 

• Rear Setback – 10’ 

• Side Setbacks – 5’ each 

b) Topography and Grading:  
LMC § 15-13-8(B)(1)(b) states, 
“Building and site design shall 
respond to natural features. New 
infill residential buildings shall 
step down or up to follow the 
existing contours of steep 
slopes. A new site’s natural 
slope shall be respected in a 
new building design in order to 
minimize cuts into hillsides, 
minimize fill, and minimize 
retaining walls.” 

Complies: The proposed design steps up with the 
slope of the site, and the number of sections of 
retaining walls has been reduced. 

c) Landscaping and Vegetation See Condition of Approval 18: The proposed 
vegetation shall be at least 50% waterwise and 
compliant with 15-5-5(N). 
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d) Retaining Walls – 
LMC § 15-13-8(B)(1)(d) states, 
“a site shall be contoured in a 
way that reduces the need for 
retaining walls.” 

Complies: The Applicant has reduced the proposed 
number of retaining walls, and is compliant. 
Additionally, the proposed retaining walls are 6’ or 
less in height in the Rear and Side Setbacks and are 
compliant with LMC § 15-2.2-3, which establishes a 
maximum height for retaining walls at 6’ in the rear 
and side setback.  

e) Fences Complies: No proposed permanent fences. 

f) Paths, Steps, Handrails, & 
Railings (Not associated 
with Porches)  

 
LMC § 15-13-8(B)(1)(f) states, 
“New hillside stairs and any 
associated railings or handrails 
shall be visually subordinate to 
the associated building(s) or 
structure(s) in size, scale, and 
proportion, and shall 
complement the Historic District 
in material, size, scale, and 
proportion, and massing.” 

Complies: The design of the proposed railings on the 
front Porch, rear Balcony, and entrance stairs are 
compatible with the Historic District Design Guidelines. 
The stairs are also compliant, as they are broken up into 
two sections to be built into the grade. 

g) Gazebos, Pergolas, and 
other Shade Structures 

Not applicable 

h) Parking Area & Driveways 
 
Pursuant to LMC 15-3-6(A), 
Single-Family Dwellings in the 
HR-1 Zone require two parking 
spaces. 

Complies: The proposed home will have two parking 
spaces in one Tandem garage. LMC § 15-3-4(A) 
requires a minimum 11 feet by 40 feet for a garage. 
The garage is compliant – the dimensions are 12 feet 
by 42 feet. LMC § 15-13-8(B)(1)(h)(7) sets the 
maximum width for driveways in Historic Zoning 
Districts to 12 feet and the proposed driveway is 
compliant at 12 feet in maximum width. 

2. Primary Structures Analysis of Proposal 

a) Mass, Scale, & Height Complies: The Single-Family Dwelling is compliant 
with zone regulations regarding building footprint, 
setbacks, and height. 

b) Foundation -- LMC 15-13-
8(B)(2)(b) states, 
“Foundation materials shall 
be simple in form and 
minimally visible above 
grade when viewed from the 
primary public right-of-way.” 

Complies: The foundation will be mostly covered 
under grade (see Condition of Approval 19). 
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c) Doors -- LMC § 15-13-
8(B)(2)(c) states, “All 
buildings that face the street 
shall have a well-defined 
primary entrance.” 

Complies The second level-primary entrance is well 
defined, and the proposed door is compliant with the 
Design Guidelines. 

d) Windows -- LMC § 15-13-
8(B)(2)(d) states, “Ratios of 
solid-to-void that are 
compatible with surrounding 
historic buildings shall be 
used” and “Windows shall 
be historic size and shall 
relate to the human scale of 
the Historic District.” 

Complies: The proposed glazing is limited and 
breaks up the solidity of the façade. The windows 
limited in design types, and match the historic 2:1 
ratio as detailed in subsection D.  

e) Roofs – LMC § 15-2.2-5 
requires a roof pitch of at 
least 7:12. 

Complies: The primary roof shape is compatible with 
the Historic District and LMC, as the roof pitch is 7:12. 
LMC § 15-13-8(B)(2)(e), “Roofs of new residential 
infill buildings shall be visually compatible with roof 
shapes and orientation of surrounding Historic Sites 
and adjacent buildings that contribute to the character 
of the Historic District.” The height and slope of the 
roof are compliant with roofs in the Historic District. 
The primary roof pitch, shingle material, and standing 
seam metal roof is consistent with the style of the 
Historic District pursuant to. See Condition of 
Approval 20. 

f) Dormers Not Applicable 

g) Gutters and Downspouts Not Applicable  

h) Chimneys and Stovepipes Not Applicable 
i) Porches Complies: The design complies with LMC § 15-13-

8(B)(2)(i) which states, “Porches typically cover the 
entrance, and usually extend partially or fully across 
the main façade.” The front porch is consistent with 
porches found historically, as it is covered, with 
narrower square columns and emphasizes the front 
entrance.  
 j) Architectural Features -- Per 

LMC § 15-13-8(B)(2)(j), 
“Simple ornamental trim and 
decoration is in character 
with historic architectural 
ornamentation and is 
encouraged.” 

Complies: The overall proposed design and 
materials are simple, and not ornate. The columns on 
the front porch have been reduced to more similarly 
match column widths found in the Historic District.  

3. Mechanical and Utility 
Systems and  
Service Equipment  

See Condition of Approval 21 
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4. Materials   Complies: Pursuant to LMC § 15-13-8(B)(4), the 
proposed materials of wood siding, Corten metal, 
asphalt shingles, standing seam roof, metal railings, 
and windows style, color, and finish are compliant 
with the Historic District (see Exhibit B and 
Conditions of Approval 20 and 22). 

5. Paint and Color Complies: The proposed plans indicate the following 
façade materials: horizontal wood siding, metal roof, 
asphalt shingles, steel railings, stone, and concrete. 
LMC § 15-13-8(B)(5)(d) states, “Materials, such as 
wood, that are traditionally painted shall have an 
opaque rather than transparent finish.” See Condition 
of Approval 22. 

6. Garages Complies: The proposed home will have two parking 
spaces in one Tandem garage. The garage is 
compliant with LMC § 15-3-4(A), as the dimensions 
are 12’ by 42’. Per LMC § 15-13-8(B)(2)(6)(a)(2), 
“Single car wide tandem garages are recommended. 
Side-by-side parking configurations are strongly 
discouraged.” The number of garages has been 
reduced from two to one garage and is compliant with 
the Historic District Design Guidelines.  

7. Decks Not Applicable 

8. Balcony and Roof Decks Complies: LMC § 15-13-8(B)(8) states, “New 
balconies and roof decks shall be visually subordinate 
to the new building and shall be minimally visible from 
the primary public right-of-way.” The rear balcony is 
within the Setbacks, and minimally visible from the 
primary public right-of-way, and the design is 
compliant.  

9. New Accessory Structures Not Applicable 

10. Additions to Existing Non-
Historic Structures  

Not Applicable 

11. Reconstruction of Non-
Surviving Structures 

Not Applicable 

 
(III) The Development Review Committee3 reviewed the proposal on December 6, 
2022, and identified the following:  
 
The Building Department requires the following Conditions of Approval: 
 
Condition of Approval 5 
Residential fire sprinklers are required for all new or renovation construction on this lot, 

 
3 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).  
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per requirements of the Chief Building Official. 
 
Condition of Approval 8 
City approval of a Construction Mitigation Plan (CMP) is a condition precedent to the 
issuance of any building permits. The CMP shall include language regarding the method 
of protecting adjacent structures. 
 
The Engineering Department requires the following Conditions of Approval: 
 
Condition of Approval 6 
The property is located outside the Park City Landscaping and Maintenance of Soil 
Cover Ordinance (Soils Ordinance) and therefore not regulated by the City for mine-
related impacts. If the property owner does encounter mine waste or mine waste-
impacted soils they must handle the material in accordance with State and Federal law. 
 
Condition of Approval 9 
City Engineer review and approval of all lot grading, utility installations, public 
improvements, and drainage plans for compliance with City standards is a condition 
precedent to building permit issuance. 
 
Condition of Approval 12 
The Applicant shall submit a geotechnical report and final slope stability prior to 
submitting a building permit, subject to City Engineer approval. 
 
Condition of Approval 13 
The Applicant shall provide soil stabilization details and drainage documenting how the 
disturbed area will be restored and stabilized prior to submitting a building permit, 
subject to City Engineer approval. 
 
Condition of Approval 14 
The Applicant shall submit a landscape bond to ensure the stabilization and vegetation 
rehabilitation are complete prior to submission of a building permit. 
 
Condition of Approval 15 
Prior to submitting a building permit, the Applicant shall submit a plan demonstrating 
how they will provide the temporary shoring needed during construction, subject to City 
Engineer approval. 
 
Notice 

Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on February 1, 2023. Staff mailed courtesy notice to 
property owners within 100 feet on February 1, 2023. LMC § 15-1-21.  
 
Public Input 

Staff did not receive any public input at the time this report was published.  
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Alternatives  

• The Planning Director may approve the HDDR Application;  

• The Planning Director may deny the HDDR Application and direct staff to make 
Findings for the denial; or 

• The Planning Director may request additional information and continue the 
discussion to a date certain.  

 
Exhibits 

Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans 
Exhibit C: Alice Claim Subdivision 
Exhibit D: 103 Alice Court Renderings 
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