












THE CONTRACTOR SHALL CAREFULLY READ ALL OF THE NOTES AND SPECIFICATIONS.

THE CONTRACTOR SHALL BE SATISFIED AS TO THE MEANING AND INTENTION AND

SHALL BE RESPONSIBLE FOR COMPLYING WITH EACH.  CONTACT THE OWNER OR

REPRESENTATIVE IF CLARIFICATION IS NEEDED.

GN - GENERAL NOTES

C1 - SITE PLAN

C2 - ENLARGED GRADING PLAN

A1 - MAIN FLOOR PLAN

A2 - EXTERIOR ELEVATIONS

A3 - EXTERIOR ELEVATIONS

A4 - ROOF PLAN

A5 - BUILDING SECTION

SHEET LEGEND

SEE PLAN
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1. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE IRC, LATEST

EDITION, AND ALL APPLICABLE LOCAL REQUIREMENTS

2.  THE CONTRACTOR SHALL BE SKILLED AND REGULARLY ENGAGED IN THE

GENERAL CLASS AND TYPE OF WORK CALLED FOR IN THE PLANS AND

SPECIFICATIONS.

3. THE CONTRACTOR SHALL INSPECT THE WORK SITE PRIOR TO BIDDING TO

SATISFY THEMSELVES BY PERSONAL EXAMINATION THE ACTUAL SITE

CONDITIONS.  IF DURING THE COURSE OF THEIR EXAMINATION, A BIDDER

FINDS FACTS OR CONDITIONS WHICH APPEAR TO BE IN CONFLICT WITH

THE LETTER OR SPIRIT OF THE PLANS AND SPECIFICATIONS, THEY SHALL

CONTACT THE OWNER OR REPRESENTATIVE FOR ADDITIONAL

INFORMATION AND CLARIFICATION BEFORE SUBMITTING THEIR BID.

4. THE INFORMATION PROVIDED BY THE OWNER OR THE ENGINEER IS NOT

INTENDED TO BE A SUBSTITUTE FOR THE INDEPENDENT INVESTIGATION BY

THE CONTRACTOR.  THE CONTRACTOR SHALL ACKNOWLEDGE THAT THEY

HAVE NOT RELIED SOLELY UPON THE INFORMATION PROVIDED BY THE

OWNER OR REPRESENTATIVE REGARDING SITE CONDITIONS IN PREPARING

AND SUBMITTING THEIR BID.

5. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER,

POWER, SANITARY FACILITIES AS REQUIRED FOR THE CONTRACTOR'S USE

DURING CONSTRUCTION.

6. THE CONTRACTOR AGREES TO:

CLEAN THE JOB SITE AT THE END OF EACH PHASE OF WORK

REMOVE AND DISPOSE OF ALL TRASH, SCRAP, AND UNUSED 

MATERIAL AT THEIR OWN EXPENSE IN A TIMELY MANNER.

MAINTAIN THE SITE IN A NEAT, SAFE AND ORDERLY MANNER AT 

ALL TIMES.

KEEP MATERIALS, EQUIPMENT, AND TRASH OUT OF THE 

WAY OF OTHER CONTRACTORS SO AS NOT TO DELAY THE JOB.

7. DO NOT SCALE DRAWINGS.  IF A DIMENSION IS IN QUESTION, CONTACT THE

OWNER OR REPRESENTATIVE FOR CLARIFICATION PRIOR TO PROCEEDING.

GENERAL NOTES: CONCRETE NOTES:

DESIGN CRITERIA

1. WOOD CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE IRC

2. UNLESS NOTED OTHERWISE, WOOD MEMBERS SHALL BE FASTENED PER

TABLE 2304.10 OF THE 2018 IBC.

3. FRAMING NAILS SHALL HAVE FULL ROUND HEADS AND CONFORM TO IBC

STANDARDS WITH MINIMUM PROPERTIES LISTING IN THE TABLE BELOW:

4. ALL EXTERNAL SIDING FASTENERS SHALL BE HOT DIPPED GALVANIZED

TREATED

5. UNLESS NOTED OTHERWISE, MIN. DIMENSION LUMBER GRADES SHALL BE:

BEAMS, RAFTERS & JOISTS: DF#2

COLUMNS: DF#1

WALLS: STUD

6. ROOF DIAPHRAGMS SHALL BE COMPLETELY SHEATHED UNDER OVERBUILD.

7. ALL HARDWARE SHALL BE INSTALLED PER THE MANUFACTURE'S

RECOMMENDATIONS.

8. ALL BOLTS SHALL COMPLY WITH ASTM A-307 OR BETTER

9. SILL PLATES SHALL BE PRESSURE TREATED DOUGLAS FIR #2, FOUNDATION

GRADE REDWOOD, OR ZINC BORATE TREATED LSL.

10. ALL WOOD NOT PRESSURE TREATED MUST BE AT LEAST:

a. 6" ABOVE EARTH.

b. 2" ABOVE PAVED SURFACES.

11. TYPICAL WOOD STUD BEARING WALL SHALL BE 2X6 DOUGLAS FIR @  16"

OC., UNLESS NOTED OTHERWISE.

12. ENGINEERED LUMBER SHALL MEET OR EXCEED THE PROPERTIES IN THE

TABLE BELOW:

WOOD NOTES:

1. ALL CONCRETE SHALL CONFORM TO THE REQUIREMENTS OF ACI 318,

LATEST EDITION

2.  COORDINATE WITH ALL TRADES TO ENSURE ALL REQUIRED HOLDOWNS, 

HARDWARE, SLEEVES, CONDUIT ARE PROPERLY PLACED PRIOR TO 

PLACING CONCRETE.

3. DO NOT POUR CONCRETE ON WET OR FROZEN GROUND.

4.  28 DAY COMPRESSIVE STRENGTH (F'C) SHALL BE:

WALLS & SLABS ON GRADE -  3,500 PSI

NOTE DESIGN CALCULATIONS ARE BASED ON 2,500 PSI, THEREFORE 

SPECIAL INSPECTION IS NOT REQUIRED.

5. MAXIMUM SLUMP SHALL BE 5".  PLASTICIERS MAY BE USED TO INCREASE 

WORKABILITY PROVIDED THEY DO NOT INCREASE SHRINKAGE.

6. CONCRETE COVERAGE FOR REINFORCEMENT STEEL SHALL BE THE CLEAR

DISTANCE TO THE EXTERIOR FACE OF THE BAR AS FOLLOWS:

3" -  FOUNDATIONS POURED AGAINST GROUND

2" -  FORMED SURFACES EXPOSED TO GROUND OR WEATHER 

7. ALL REINFORCING STEEL SHALL BE 60 KSI DEFORMED STEEL BARS FREE

FROM RUST AND DEBRIS.

8. REINFORCEMENT SPLICES SHALL BE A MINIMUM OF 48 BAR DIAMETERS.

9. CONCRETE CONTRACTOR SHALL COORDINATE LOCATION OF HOLDOWNS

W/ FRAMING CONTRACTOR PRIOR TO PLACING CONCRETE.

10. ALL ADHESIVE ANCHORS SPECIFIED ON THE DRAWINGS SHALL BE SIMPSON

SET OR APPROVED EQUAL.  INSTALL PER THE RECOMMENDATIONS OF THE

MANUFACTURE.

11. ALL CONCRETE SLABS ON GRADE SHALL HAVE CRACK CONTROL JOINTS

(SAW-CUT OR TOOLED) @ 10'-0" OC. UNO.

12. SUSPENDED STRUCTURAL SLABS SHALL BE WET CURED FOR 7 DAYS MIN.

AB - ANCHOR BOLT

ABC - AGGREGATE BASE COURSE

AFF - ABOVE FINISH FLOOR

BFF - BELOW FINISH FLOOR

BW - BOTH WAYS

CA - CASEMENT

CC - CENTER TO CENTER

CJ - CONSTRUCTION JOINT

CMU - CONCRETE MASONRY UNIT

CONC - CONCRETE

CONT - CONTINUOUS

CTR - CENTER

DET - DETAIL

DF - DOUG FIR

DH - DOUBLE HUNG

DWGS - DRAWINGS

EA - EACH

EF - EACH FACE

EL - ELEVATION

EN - EDGE NAIL

EQUIP - EQUIPMENT

EW - EACH WAY

EXP - EXPANSION

ABBREVIATIONS

FDN - FOUNDATION

FF - FINISH FLOOR

FG - FINISH GRADE

FTG - FOOTING

FURN - FURNACE

GA - GAUGE

GB - GLASS BLOCK

GLB - GLU-LAMINATED BEAM

HS - HIGH STRENGTH

HORIZ - HORIZONTAL

IR - IGNITION RESISTANT

LVL - LAMINATED VENEER LUMBER

LSL - LAMINATED STRAND LUMBER

MFG - MANUFACTURE

MDD - MAXIMUM DRY DENSITY

NIC - NOT IN CONTRACT

OB - OBSCURE

OC - ON CENTER

OE - OR EQUAL

OD - OUTSIDE DIAMETER

OSB - ORIENTED STRAND BOARD

PSL - PARALLEL STRAND LUMBER

PW - PICTURE WINDOW

REF - REFERENCE

REINF - REINFORCEMENT

REQD - REQUIRED

FRIDGE - REFRIGERATOR

SG - SPECIFIC GRAVITY

SH - SINGLE HUNG

SL - SLIDER (HORIZONTAL)

SOG - SLAB ON GRADE

SPECS - SPECIFICATIONS

SS - SANITARY SEWER

STD - STANDARD

STL - STEEL

T&B - TOP AND BOTTOM

TBC - TOP BACK CURB

TOC - TOP OF CONCRETE

TF - TOP OF FOOTING

TS - TUBE STEEL

TW - TOP OF WALL

TYP - TYPICAL

UNO - UNLESS NOTED OTHERWISE

UTIL - UTILITY

VERT - VERTICAL

W/ - WITH

W/O - WITHOUT

WTR - WATER

WWM - WELDED WIRE MESH

SOIL AND FOUNDATION NOTES:

1. THE FOUNDATION SYSTEM WAS DESIGNED ASSUMING THAT THE ON-SITE

SOILS ARE ADEQUATE TO SUPPORT THE THE PROPOSED STRUCTURE.  IF

WET, UNUSUAL OR SUSPECT SOILS ARE ENCOUNTERED, THE CONTRACTOR

SHALL IMMEDIATELY NOTIFY THE ENGINEER AND OWNER.

2. BACKFILLING AND COMPACTING OF BELOW GRADE WALLS SHALL NOT TAKE

PLACE UNTIL CONCRETE IS ALLOWED TO REACH 75% OF DESIGN

STRENGTH.  VERIFY THE NUMBER OF DAYS REQ'D TO REACH STRENGTH

WITH THE CONCRETE SUPPLIER.

3. ALL CONCRETE OR CMU WALLS IN DIRECT CONTACT WITH EARTH SHALL BE

WATERPROOFED.

DESIGN CODE - 2018 IRC

ROOF LOADS:

GROUND SNOW - 30 PSF (ELEVATION < 5,000)

ROOF SNOW - 23 PSF (cs=1.0; ce=1.0; ct=1.1; I=1.0)

ROOF DL - 20 PSF

FLOOR  LOADS:

FLOOR LL - 40 PSF

FLOOR DL - 20 PSF

WIND - 120 MPH (V-ULT)

SEISMIC - CATEGORY D, SITE CLASS D

ALLOWABLE SOIL - 1,500 PSF

BEARING

FROST DEPTH - 24"

WUI ZONE / IR CLASS - MODERATE / IR2

(CONFORMING DEFENSIBLE SPACE

NON-CONFORMING WATER)
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VICINITY MAP

NTS

OWNER INFORMATION

ROB & TAMI BROOKS

11000 OSAGE ROAD

WASHOE COUNTY, NV 89508

(775) 233-8832
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ENLARGED GRADING PLAN
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SEE PLAN
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OWNER INFORMATION

1. SLOPE FINISH GRADE AWAY FROM BUILDINGS AT THE

FOLLOWING SLOPES:

2.0% MIN. FOR IMPERVIOUS SURFACES

5.0% MIN FOR EARTH & AND PERVIOUS  SURFACES

2. REMOVE ALL VEGETATION IN PAVEMENT AND BUILDING AREAS

PRIOR TO EXCAVATION.

3. CONTRACTOR IS RESPONSIBLE TO PROTECT AND CONTROL SITE

STORMWATER DISCHARGE DURING CONSTRUCTION TO PROTECT

EXISTING SLOPES, ADJACENT PROPERTIES, AND WATER WAYS

FROM EROSION DAMAGE AND SEDIMENT IN ACCORDANCE WITH

THE TRUCKEE MEADOWS STORMWATER QUALITY MANAGEMENT

PROGRAM.

GRADING PLAN NOTES

GRADING LEGEND

EXISTING 10' CONTOUR

EXISTING 2' CONTOUR

PROPOSED 10' CONTOUR

PROPOSED 2' CONTOUR

LANDSCAPE RETAING WALL

5090.0 FG
PROPOSED SPOT ELEVATION

PROPOSED / EXISTING GRADE CATCH LINE

DRAINAGE SWALE

ROB & TAMI BROOKS

11000 OSAGE ROAD

WASHOE COUNTY, NV 89508

(775) 233-8832

EARTHWORK QUANTITIES

DISTURBED AREA (SF)

88 CYCUT (CY)

FILL(CY)

7,150 SF

60 CY

NET (CY) 28 CY CUT

VOLUMES LISTED ABOVE ARE "NEAT LINE"

IN-PLACE SOIL VOLUMES, AND ARE NOT

ADJUSTED FOR SHRINKAGE OR BULKING

VOLUMES ARE TAKEN FROM THE TOP OF

AGGREGATE BASE LAYER AND INCLUDE THE

AGGREGATE BASE LAYER.  THE CONCRETE

SLAB IS NOT INCLUDED.

4985
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MAIN FLOOR PLAN

1/4" = 1'

1. UNLESS NOTED OTHERWISE, EXTERIOR DIMENSIONS GIVEN

ARE TO OUTSIDE OF FOUNDATION WALL, AND INTERIOR

DIMENSIONS ARE TO FINISH SURFACE.

2. FLOOR AREAS GIVEN ARE MEASURED FROM OUTSIDE OF

EXTERIOR WALL AND INCLUDES STAIRWELLS AND INTERIOR

WALL PARTITIONS.

DIMENSIONS & FLOOR AREA NOTE

SEE PLAN
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ALL WINDOW & DOOR GLAZING SHALL BE DOUBLE

PANE, LOW E GLAZING WITH A MAX. U-FACTOR OF 0.32.

WINDOW & DOOR GLAZING NOTE

FLOOR AREA

MAIN FLOOR - 1,215 SF

GARAGE -  505 SF

KEYED NOTES

#

1

2

GAS FURNACE.  DESIGN BY CONTRACTOR.

INSTALL ON PLATFORM 18" MIN. ABOVE

GARAGE FLOOR.

3

GAS WATER HEATERS.  DESIGN BY CONTRACTOR.

INSTALL ON PLATFORM 18" MIN. ABOVE GARAGE

FLOOR.  PROVIDE SEISMIC BRACING PER M2801.8

4

5

GARAGE MANDOOR  SHALL BE 1 HOUR FIRE RATED

W/ SELF CLOSING HINGES

OVERHEAD COOKTOP EXHAUST HOOD.

HOOD WIDTH MUST NOT BE LESS THAN COOKTOP.

PROVIDE DUCTED VENT TO EXTERIOR WITH A

BACKDRAFT DAMPER.  PROVIDE 24" CLEARANCE

FROM COOKTOP TO ANY COMBUSTIBLE MATERIAL.

INSTALL PER MANUFACTURES RECOMMENDATIONS.

REF. IRC SECTION M1503.

18" x 24" MIN. CRAWL SPACE ACCESS.

REF. FLOOR FRAMING PLAN.

6

LINEN SHELVES

7

2x4 PLUMBING WALL FRAMED DIRECTLY TO

INSULATED 2x6 GARAGE WALL.  INSTALL WASHER

PLUMBING IN PLUMBING WALL.  NOTE:  NO PLUMBING

IS ALLOWED WITHIN THE INSULATED WALL

ENVELOPE.

8

GAS METER.

COORDINATE W/ NV ENERGY.

9

ELECTRICAL METER.

COORDINATE W/ NV ENERGY.

10

MICROWAVE OVEN ABOVE RANGE.

IN CABINETS.

11

PANTRY CABINET W/ SLIDING DRAWERS

COORDINATE W/ OWNER.
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COMPOSITION ASPHALT SHINGLES

MATCH EX. MAIN RESIDENCE STYLE & COLOR

VERTICAL BOARD & BATTEN SIDING

OVER FLAME BLOCK OSB SHEAR PLY

PER SHEAR SCHEDULE, TYP.

COLOR = WHITE
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1x6 TRIM
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REAR ELEVATION

1/4" = 1'

FRONT ELEVATION

1/4" = 1'
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PLAN

2x6 FASCIA

VERTICAL BOARD & BATTEN SIDING

OVER FLAME BLOCK OSB SHEAR PLY

PER SHEAR SCHEDULE, TYP.

COLOR = WHITE

CRAWL SPACE VENT

INSTALLED IN RIM BOARD

42 SQ. INCHES MIN. NET FREE AREA

REQUIRED PER VENT.

CRAWL SPACE VENT

INSTALLED IN RIM BOARD

42 SQ. INCHES MIN. NET FREE AREA

REQUIRED PER VENT.

CRAWL SPACE VENT

INSTALLED IN RIM BOARD

42 SQ. INCHES MIN. NET FREE AREA

REQUIRED PER VENT.

1x6 TRIM
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CRAWL SPACE VENT

INSTALLED IN RIM BOARD

42 SQ. INCHES MIN. NET FREE AREA

REQUIRED PER VENT.

CRAWL SPACE VENT

INSTALLED IN RIM BOARD

42 SQ. INCHES MIN. NET FREE AREA

REQUIRED PER VENT.

VERTICAL BOARD & BATTEN SIDING

OVER FLAME BLOCK OSB SHEAR PLY

PER SHEAR SCHEDULE, TYP.

COLOR = WHITE
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RIGHT ELEVATION

1/4" = 1'

LEFT ELEVATION

1/4" = 1'



EAVE LINE

OUTLINE OF

EXTERIOR WALL

COMPOSITE ASPHALT SHINGLE ROOFING

COLOR BY OWNER

1'-6"

TYP. EAVE
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'
-
6

"
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R
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6:126:12

6
:
1
2

6
:
1
2

6:12

6:12 6:12
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ROOF PLAN

1/4" = 1'

SEE PLAN
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FLOOR JOISTS

PER PLAN

FOUNDATION PER PLAN

R-49 ATTIC INSULATION

5/8" GYPSUM SHEATHING

TYP. AT CEILING

R-30 FLOOR INSULATION

3/4" T&G OSB

SHEATHING

1/2" OSB ROOF SHEATHING

ROOF TRUSSES @ 24" O/C

DESIGN  BY TRUSS

MANUFACTURES

1/2" DRYWALL

WALLS

FOUNDATION PER PLAN

2x6 @ 16" O/C TYP.

EXTERIOR WALL W/ R-19

INSULATION.

TYVEK WRAP OR EQUAL

REQUIRED BETWEEN SHEAR

PLY AND SIDING

SHEAR PLY OVER SIDING

PER PLAN

CLASS 1 VAPOR BARRIER

REQUIRE AT CRAWL SPACE

FLOOR

+9'-1"

PLATE

9
'
-
1
"

+0'-0"

FINISH FLOOR

6

12

RAISED CONCRETE

PORCH

PORCH BEAM

PER PLAN

POST PER PLAN

1
0
'
-
1
"

9
'
-
1
"

COMPACTED STRUCTURAL FILL.

SIMPSON H1 AT EACH

END OF EACH TRUSS

FOUNDATION PER PLAN FOUNDATION PER PLAN

SECTION A-A

3/8" = 1'

SEE PLAN
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