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1.  All exterior walls to be 2x4 @ 16" c/c
2.  All exterior walls to be sheated w/ 3/8" ply or similar
3.  Insulation min. weather ceilings, r38, weather walls r-19, floor, slab
4.  Wall plate height, 9'
5.  All dimensions shown will be verified by framer prior to construction
6.  All headers to 6' shall be 12" in depth (df#2). headers exceeding 6" shall be dbl.
trimmed
7.  All cabinets to be shop designed by others and installed per manuf .and owner
8.  Provide min 22x30" access in ceiling to attic space (see plans for locations)
9.  Glass doors @ tub/ showers to be min 22", windows within 18" of fin. flr., adjacent
to doors and staircases shall be tempered glass, all tempered glass to be
permanently labeled.
10.  Waterproof GWB (green board) to be used at showers and tubs.
11.  All hot water piping to be insulated with r-6 ins min.
12.  Normal (typical) construction details and notes are shown on section sheet and
detail sheets.
13.  Owner to indicate to contractor location of all exterior hose bibs.
14.  All electrical, lighting, plumbing fixtures, appliances and interior finishes shall be
selected by owner for installation by contractor.
15.  Non-common walls at garage shall be 2x4" @16"oc common wall shall be
surfaced with 5/8" sheetrock.
16.  Man door from garage to house shall be min. 13/8" solid core self closing fire
rated and weather stripped.
17.  Fireplaces shall be zero clearance type w/ tight fitting glass doors, size of
opening as indicated on plan, install per mfg. instructions.
18.  Staircases shall be shop designed by others and installed by that specific trade
shop at owners direction, under stairs and walls shall be surfaced with 5/8"
sheetrock. handrails shall have 1 1/2" t- 2" gripable cross section ( no sharp edges),
height of 34"-38" above tread nosing. extend top to bottom.
19.  Provide guardrails (railings) at walk surfaces which are more than 30 inches
above grade, 36"h. railing w/max. 4" openings.
20.  Showers and tub/shower valves must be pressure balanced or thermostatic
mixing valve type. max setting 120 F.
21.  T. = tempered glass with permanently affixed label.
22.  Water closet must be 1.6 gal/flush.
23.  Hose bibs must have back-flow prevention device (non-removable).
24.  Windows must have xx "u" value and vinyl frame
25.  Slope ground away from building 2%
26.  Builder and sub-contractors must review the plans and they must fully understand
all details as required to properly complete work. Proceeding with construction
constitutes the acceptance of these documents. General and sub-contractors must
be licensed
27.  Provide copy of ICBO report for two coat stucco to the field inspector. ICBO
#ER 3899.
28.  Provide a smooth, hard nonabsorbent surface (E.G. ceramic tile) over a
moisture resistant underlayment (E.G. w.r.gyp.) to a height of 70 inches above drain
inlet.
29.  Provide seismic anchorage of water heater to include anchors or straps at
points within the upper and lower one-third of its vertical dimension, the lower anchor
strap location to maintain a minimum distance of 4 inches above the controls.
Provide pressure relief valve w/ drain to outside.
30.  Provide smooth metal duct for dryer exhaust extending to outside with back draft
damper.
31.  All construction shall comply with the following:
      2010 Calif Building code    2010 Calif Electrical code
      2010 Calif Plumbing code   2010 Calif Title 24
      2010 Calif Mechanical code
32.  Hold downs must be in place prior to found. insp. see found. plan for Hold downs
and A.B. spacing schedule. Isolated ftgs. are 12" dp. min. #4 @ 12" o.c. e.w.
33.  Plumbing walls must be 2" wider than plumbing.
34.  All insulation Shall be C.E.C. approved.
35.  Doors/Windows shall be weather-stripped and certified per sect. 2-5304 table
2-535. "Standards for doors and windows' All door and window glass in living areas
shall be dual pane.
36.  Masonry and factory built fireplaces:
  36.1.  Tight fitting, closable metal or glass doors.
  36.2.  Outside air intake with dampers.
  36.3.  Flue damper with continuous burning gas pilot prohibited.
  36.4.  Zero clearance fireplaces installed per MFG. instructions.
37.  Water Heater tank(s) shall be wrapped with R-12 ins. (or greater) wrap hot water
pipe with R-s ins. (or greater) for 5' of unconditioned space.
38.  Provide a mechanical ventilation system capable of 5 air exchanges per hour in
bathrooms and laundry without vetable exterior windows.
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Floor Plan

Door Schedule

Mark Description Door Size Header Comments

D-1 Exterior Four Lite
Panel-2

36" x 80"

D-2 Exterior Panel-2 36" x 80"

D-3 Single-Panel 2 30" x 80"

D-4 Single-Panel 2 30" x 80"

D-5 Single-Panel 2 30" x 80"

D-6 Single-Panel 2 30" x 80"

D-7 Single-Panel 2 30" x 80"

D-8 Single-Panel 2 30" x 80"

D-9 Pocket 30" x 80"

D-10 Single-Panel 2 30" x 80"

D-11 Single-Panel 2 30" x 80"

D-12 Closet Bypass 48" x 80"

D-13 Closet Bypass 48" x 80"

D-14 Closet Bypass 72" x 80"

D-15 Garage Sectional 192" x 84"

D-16 Exterior Panel-2 36" x 80"

Window Schedule

Mark Description Width Height

W-1 Fixed 2' - 0" 5' - 0"

W-2 Slider 5' - 0" 5' - 0"

W-3 Fixed 2' - 0" 5' - 0"

W-4 Slider 5' - 0" 5' - 0"

W-5 Slider 3' - 0" 1' - 6"

W-6 Slider 5' - 0" 5' - 0"

W-7 Slider 3' - 0" 1' - 6"

W-8 Fixed 4' - 0" 5' - 0"

W-9 Single Hung 2' - 0" 2' - 0"

W-10 Slider 3' - 0" 4' - 0"

W-11 Slider 3' - 0" 4' - 0"

W-12 Slider 3' - 0" 4' - 0"

W-13 Sinfle Hung 3' - 0" 5' - 0"

W-14 Sinfle Hung 3' - 0" 5' - 0"

W-15 Fixed 2' - 0" 5' - 0"

W-16 Slider 5' - 0" 5' - 0"

W-17 Fixed 2' - 0" 5' - 0"

W-18 Slider 5' - 0" 4' - 0"

No. Description Date

 1/4" = 1'-0"
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Floor Plan Garage
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 1/4" = 1'-0"
1

Foundation

Shear Wall Table

Type
Shear

Capacity Structural Panels Nailing Anchor Bolts Studs
Sole and
Sill Plates

Roof/Top Plate Shear
Transfer

Flr to Flr
Shear

Transfer
A35 Clip
Spacing

SW-1 260 3/8" CDX or OSB
Blocked

8 d's @4" oc EN,
12 oc FN

5/8 dia AB @ 36" oc w/
7" min embedment

2x minimum 2x minimum Simpson H1 @ 24" oc or LS
90 clips @ 48" oc

16d @ 6" oc 16" oc

Shear Wall

Mark Type  Length

SW -1 SW-1 7' - 2"

SW -2 SW-1 7' - 5"

SW -3 SW-1 7' - 5"

SW -4 SW-1 7' - 2"

SW -5 SW-1 7' - 4"

SW -6 SW-1 7' - 5"

SW -7 SW-1 23' - 10"

SW -8 SW-1 16' - 1"

SW -9 SW-1 10' - 5"

SW -10 SW-1 12' - 5"

SW -11 SW-1 13' - 1"

SW -12 SW-1 13' - 6"

SW -13 SW-1 3' - 10"

SW -14 SW-1 14' - 10"

SW -15 SW-1 16' - 6"

SW -16 SW-1 6' - 7"

SW -17 SW-1 13' - 3"

Hold Downs

Type Mark Count

STHD 14 36

Concrete Takeoff

Material:
Volume Description Concrete

45.33 Foundation - Pier Footing 1.68

776.22 Foundation - Slab 4" 28.75

102.49 Foundation - Stem Wall 3.80

261.77 Foundation- Footing 12"x12" 9.70

1185.81 43.92

Foundation Pier Footing

Description Mark Width Length Depth Cubic Yards

Foundation - Pier Footing PF-1 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-2 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-3 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-4 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-5 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-6 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-7 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-8 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-9 2' - 0" 2' - 0" 1' - 0" 0.10

Foundation - Pier Footing PF-10 2' - 0" 2' - 0" 1' - 0" 0.10

Foundation - Pier Footing PF-11 2' - 0" 2' - 0" 1' - 0" 0.15

Foundation - Pier Footing PF-12 2' - 0" 2' - 0" 1' - 0" 0.15

Grand total: 12 1.68

No. Description Date

 1/4" = 1'-0"
2

Foundation Garage



Nailing Table1. Joist to sill (plate) or girder, toenail 3-8d2. Bridge to joist, toenail each end 2-8d3. 1"x6" subfloor or less to each joist, face nail  2-8d4. Wider than 1"x6" subfloor to each joist, face nail  3-8d5. 2" subfloor to joist or girder, blind and face nail 2-16d6. Sole plate to joist or blocking:

face nailing 16d @16

braced wall panels (common nails 3-16d per 16"7. Top plate to stud, end nail 2-16d8. Stud to sole plate: toenail 4-8d

end nail 2-16d9. Double studs, face nail        16d @ 24"10. Dbl. top plates:  face nail 16d @ 16"11. Blocking between joists or rafters to top plate, toenail 3-8d12. Rim joist to top plate, toenail 8d @ 16"13. Top plate, laps and intersections, face nail 2-16d14. Continuous header, two pieces (along each edge) 16d @ 16"15. Ceiling joists to plate, toenail 3-8d16. Continuous header to stud, toenail 4-8d17. Ceiling joists, lap over partitions, face nail 3-16d18. Ceiling joists to parallel rafters, face nail 3-16d19. Rafters to plate, toenail 3-8d20. 1" brace to each stud and plate, face nail 2-8d21. 1" x 8" sheathing or less to each bearing, face nail 2-8d22. Wider than 1" x 8" sheathing to each bearing, face nail 3-8d23. Build-up corner studs 16d @ 24"24. Built up girders and beams at top and bottom staggered   2-20d @
ends and @ each splice 20d @ 32"25. 2" planks, each end and each bearing 2-16d
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Notes:
1.   Where allowable shear capacity is greater than 350 plf, studs receiving edge
nailing from abutting panels shall be 3x nominal members or thicker.
2.   Where plywood is applied to both faces of wall, provide 3x studs or blocking at
panel edge and stagger nailing.
4.   Top plate splice along all exterior walls and interior shear walls shall be 48" in
length minimum and nailed with 24-16d box nails.
5.   Install framing clips along entire length of roof diaphragm.
6.   Studs to be spaced at 16" oc maximum
7.   Structural panel nails shall be common nails:
             8d = 2 1/2" x 0.131" dia.
             10d = 3" x 0.148" dia.
          Floor to floor shear nailing shall be box nails:
             16d = 31/2" x 0.135" dia.
8.   Where existing footings occurs, install epoxy adhesive anchors at the same
spacing as anchor bolts.
9.   All anchor bolts shall have 2" x 2" x 3/16" thick plat washers.
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Framing

Shear Wall Table

Type
Shear

Capacity Structural Panels Nailing Anchor Bolts Studs
Sole and
Sill Plates

Roof/Top Plate Shear
Transfer

Flr to Flr
Shear

Transfer
A35 Clip
Spacing

SW-1 260 3/8" CDX or OSB
Blocked

8 d's @4" oc EN,
12 oc FN

5/8 dia AB @ 36" oc w/
7" min embedment

2x minimum 2x minimum Simpson H1 @ 24" oc or LS
90 clips @ 48" oc

16d @ 6" oc 16" oc

Shear Wall

Mark Type  Length

SW -1 SW-1 7' - 2"

SW -2 SW-1 7' - 5"

SW -3 SW-1 7' - 5"

SW -4 SW-1 7' - 2"

SW -5 SW-1 7' - 4"

SW -6 SW-1 7' - 5"

SW -7 SW-1 23' - 10"

SW -8 SW-1 16' - 1"

SW -9 SW-1 10' - 5"

SW -10 SW-1 12' - 5"

SW -11 SW-1 13' - 1"

SW -12 SW-1 13' - 6"

SW -13 SW-1 3' - 10"

SW -14 SW-1 14' - 10"

SW -15 SW-1 16' - 6"

SW -16 SW-1 6' - 7"

SW -17 SW-1 13' - 3"

Beams

Mark Type  Length

B -1 4x12 13' - 2"

B -2 4x12 10' - 9"

B -3 4x12 5' - 3"

B -4 4x12 16' - 10"

B-3 4x8 4' - 8"

B-6 4x14 17' - 0"

No. Description Date

 1/4" = 1'-0"
3

Framing Garage
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HVAC Stand
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2" Electrical Chase
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           HVAC Stand
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Tankles Water Heater

22"x30" Attic
 Access
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3

Electrical plan notes

1.  All electrical work to conform to current electrical requirements of
the dept. of the project location.
2.  Abbreviations, symbols, electrical notes are shown on Electrical
plan.
3.  Electrical load determinations to be provided by utility supplier at
project jurisdiction
4.  Receptacles: in every kitchen, family room, dining room, living
room, bedroom, or similar rooms, receptacles shall be installed so that
no point along the floor line space is more than 6', measured
horizontally from an outlet in that space, including any wall space 2' or
more in width and the wall space occupied by sliding panels in exterior
wall. the wall space afforded by fixed room dividers, such as free
standing bar type counters, shall be included iN the 6'
5.  Measurement. a "wall space" shall be considered a wall unbroken
along the floorline by doorways, fireplaces and similar openings. each
wall space  or more feet wide shall be treated individually and
separately from other wall spaces within the room.
6.  A wall space shall be permitted to include 2 or more walls of a room
(around corners) where unbroken at the floor line.
7.  All bath and garage receptacles shall be G.F.I. type, (also at
kitchen within 6' of plumbing.) exterior receptacles shall be
weatherproof G.F.I. types.
8.  All electrical equipment shall be suitable for the total short circuit
current available at it's supply terminals.
9.  General lighting for kitchens and bathrooms shall be min. 40
lumens/watt. bathrooms and kitchens shall meet title 24 mins. for
required fluorescent lighting.
10.  All construction shall conform to the latest approved edition of the
n.e.c. as locally amended.
11.  Provide new 110v smoke detectors w/ battery backup in; all
bedrooms, hallways leading to bedrooms, above tops of stairways, and
one aat each level.
12.  Note: owner shall be responsible for marking this sheet for;  tv &
phone jacks, doorbell chime, security, intercoms, music systems.
13.  See HVAC plan for HVAC, exhaust fans, etc. &  provide
necessary  services required.
14.  Listed   equip.  shall   have  installation instructions provided to the
field inspector at time of inspection
15.  Underground Ferrous gas pipe shall be electrically isolated from
the rest of the gas system w/ an approved isolation fitting installed min.
of 6" above grade
16.  Smoke detectors shall receive primary power from building wiring
and shall be equipped with battery back-up. Interconnect all S. D.
17.  Ceiling fans & lite fixtures must use support approved elect.
boxes.
18.  Recessed lights must be I.C. rated.
19.  Dryers and cooking units must have conductor wires w/ insulated
neutral and 4 prong outlets.
20.  Two small appliance circuits in kitchen are limited to
countertop/wall.
21.  Supply dedicated 20 amp circuit for bathroom outlets.
22.  Lite fixtures in tub or shower areas must be labeled "Suitable for
Damp Locations".
23.  All bedroom elect. outlets shall have an arc-fault circuit interrupter
breaker

HVAC Notes

1.  The builder shall provide Title 24 energy calcs. for this
project. (part 2 chapt.2-53 of the California Administration Code
"Energy Conservation Standards" for new residential
construction) to the Building Dept. at time of plan submittal.
2.  All HVAC Equipment Shall be C.E.C. approved and installed
to comply with the latest approved addition of the U.M.C., as
locally amended.
3.  HVAC supplier shall size equipment (FAU, condenser, ducts,
registers, grills, etc.) to Title 24 data.
4.  Attic located FAU's shall be installed on vibration dampers
5.  Contractor shall coordinate HVAC electrical requirements
with Electrical subcontractor prior to electrical work
commencement.
6.  Condenser(s) shall be installed on 3" conc. slab.
7.  All duck work shall have min. R-4 insulation (Chapt.10
U.M.C.). Caulk and seal all joints and penetration. All transverse
ducts and plenums and related shall be sealed with approved
"Duct Tape". Route ducts to prevent cutting or relocating
structural members. All ducts penetrating separation wall or
ceiling between garage and living areas shall be 26 ga. min.
8.  Insulation installed shall provide a signed certification of
insulation to be posted in a conspicuous place with the following
information:
8.1.  Manufacturers name
8.2.  Material identification
8.3.  Installed R-value
8.4.  Weight/Sq. Ft. installed for desired R-value if loose fill.

2" Electrical Chase
to House

100 Amp Panel
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Electrical Plan

Smoke /CO Detector

2'x4' Florescent Light

Bath Fan/Light Combo

Bath Bar Light

Exterior Wall Light

Exterior Flood Light

Ceiling Fan

Chandelier Light

Ceiling Light

Can Light

Floor Duplex Receptacle

Three Way Switch

Single Switch

GFI Duplex Receptacle

Duplex Receptacle

Electrical Symbols

No. Description Date
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Electrical  Garage
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Roof Framing Notes:

1.  All roof framing shall be pre-engineered trusses
2.  Fascia and barge to be 2x8
3.  Roof pitches to be 4/12
4.  Vent attic min. 1/300th of ventable space. Ventilation
method shall be provided by dormer vents per plan
5.  Roof coverage shall be:
40 yr. class "A" composition shingle over
 15# felt w/ proper lap for pitch  over
1/2" cdx ply or OSB (ccx @ o.h.'s if no soffit used)

6.  Provide strong backs @ 6'-0" c/c. (cut & stacked roofs only)
7.  Provide 22x30" attic access. See floor plan
8.  Provide galv. flashing @ key locations.
9.  Crickets (if req'd.) shall be constructed of 2x4" @24" c/c,
and covered w/ 1/2" cdx ply, flash as required.
10.  Roof overhangs are shown on roof plan
11.  Ceiling joists (where applicable) shall be 2x6" @ 16" c/c
(uon) df#2.
12.  Rain gutters and downspouts shall be galv. metal. etched,
primed and full fascia type
13.  Run plywood roof decking perpendicular to roof framing
14.  No plywood piece shall be less than 12" in its least
dimension
15.  All truss designs to drawing dimensions & designed by
truss mfg. truss mfg. shall provide engineered truss calcs. to
support truss design
16.  Fabricated trusses; prior to fabrication of trusses, two
copies of the following documents bearing the approval of the
designer (in the form of "shop drawings approval", or separate
letter) must be submitted to the bldg. official for review at least
two weeks prior to frame inspection: (1) truss layout drawings;
and (2) truss calculations & details showing axial & bending
stresses & joint designs, clearly indicating that designs
conform to the 2001 UBC (#106.3.4.2)
17.  E.O.R to review truss mfr. layout and calcs.
18.  Provide edge nailing to all blocking or rim joists connect all
blocking or rim joists which occur in shear wall lines, to top
plates w/ approved Simpson framing clips @ 48" cc.
19.  Provide continuous blocking o/ all bearing wall, shear
walls, beams and headers
20.  Interior (attic space) bracing shall be min. (2) 2x4" or 4x4".
Bracing supports shall not be less than a 45 deg. angle
measured from the horizontal.
21.  Approved spark arrestor shall be installed 24" above the
highest point of the roof 10' away measured horizontally (if
fireplace installed)

Pre-Engineered Truss Requirements

1.  Loads:
        Top Cord (TC)
          Dead Load ..................................15 PSF
          Live Load ....................................16 PSF
        Bottom Cord (BC)
          Dead Load......................................7 PSF
          Live Load (non-Conc)
          Current w/ TC live Load.............10 PSF
        Wind Pressure ............................... 75 MPH, Exp. B

576
300

= 2 Reg. @
1 Sq. Ft. ea

HIP

Hip

Trusses Per M
fr. Specs.
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Roof Plan

Roof Schedule

2296 SF House

684 SF Garage

No. Description Date
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Roof Plan Garage

Beams

Mark Type  Length

B -1 4x12 13' - 2"

B -2 4x12 10' - 9"

B -3 4x12 5' - 3"

B -4 4x12 16' - 10"

B-3 4x8 4' - 8"

B-6 4x14 17' - 0"



T. O. Slab
0' - 0"

Top Plate
9' - 0"

T. O. Roof
14' - 6"

12

4

1750
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40 yr Comp . Singles
0/ 15# Felt
o/ 1/2" CDX or OSB

A-402

2
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East
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West
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T. O. Slab
0' - 0"

Top Plate
9' - 0"

T. O. Roof
14' - 6"

T. O. Slab
0' - 0"

Top Plate
9' - 0"

T.O. Stem Wall
-0' - 4"

T. O. Footing
-1' - 0"

B.O. Footing
-2' - 0"

T. O. Roof
14' - 6"

Laundry
9' Ceiling

Tile

Family Room
9' Ceiling

Carpet

Dining Room
9' Ceiling

Carpet

Kitchen
9' Ceiling

Tile

4" Conc. Slab w/
6x6/10x10 w.w.m. in Slab
o/ 6 mil. Poly V.B.
o/ 1" Sand o/ 5" Gravel  (typ.) #4 Rebar Top and Bottom (Typ.)

1750
 300

= 30 ft Ridge Vent
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A-401

1
Sim

T. O. Stem Wall
0' - 0"

T. O. Wall
9' - 0"

Roof
13' - 5"

Facia Gutters

40 yr Comp . Singles
0/ 15# Felt
o/ 1/2" CDX or OSB

12

4

576
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T. O. Stem Wall
0' - 0"

T. O. Wall
9' - 0"

Roof
13' - 5"
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South Garage

 1/4" = 1'-0"
2

North Garage

 1/4" = 1'-0"
3

East Garage
 1/4" = 1'-0"

4
West Garage



2" SandPlastic Vapor Barrier4" Rock #4 Rebar Top/BottomFelt Expansion Material1/2" Anchor Bolt Pressure Treated bottom PlateSiding per PlanDouble Top Plate 2x Soffit BlockingTrusses per Plan2x Truss Blocking
1'-0"

1
'-
0
"

2x blockingw/ 16d to nail@ 8" ocPre-fab rooftrusses @ 24"oc Dbl. top plateInterior bearing wallheader per planStud wall per plan
2" SandPlastic Vapor Barrier4" Rock #4 Rebar Top/BottomFelt Expansion Material1/2" Anchor Bolt Pressure Treated bottom PlateSiding per Plan

1'-0"

1
'-
0
"

Double Top Plate

2x Soffit Blocking

Trusses per Plan

2x Truss Blocking

10

101/2" clr. Mfrd. roof trussper plan @ 24"oc"Simp." STC clip@ ea. 2x4  2x4 @ 4'-0" oc (2) 16d's @ ea. endDbl. top plateStud wall per plan
Edge nailing

STHD 14 HolddownAnchor Bolt Pressure Treated Bottom PlateSiding per Plan 2x Stud per PlanDouble Top Plate2x Soffit BlockingTrusses per Plan2x Truss Blocking
STHD 14

2x4 PT Bottom Plate

0
' -

 4
"

0
' -

 8
"

1
' -

 0
"

1' - 0"

1/2"x12" Anchor Bolt
w/ 2" Sq Washer

6"x6" Wire Mesh

2" Sand

4" Crushed Rock

#4 Rebar  Top & Bottom

Plastic Vapor Barrier

H1 clip see Shear

Wall Table for spacing

SPS edge nailing

Shear Wall per plan

2x blocking

Dbl top plate
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1

Exterior Foundation 1 Story

 3/4" = 1'-0"
4

Exterior Wall to Truss Shesr Transfer

 3/4" = 1'-0"
8

Exterior Garage Wall Section

 3/4" = 1'-0"
7

Roof Truss to Interior Wall Detail

 3/4" = 1'-0"
2

Garage Slab to Perimeter Footing

 3/4" = 1'-0"
3

Roof Truss to Exterior Wall (left)

 1" = 1'-0"
6

Roof Truss to Non Bearing Wall Detail

 3/4" = 1'-0"
5

Exterior Wall Section

No. Description Date



with 24-16d's

"D" Header to match stud width

2x Sill up to 6'-0" wide opening

2-2x Sill 6'-0" to 10'-0"

3-2x Sill 10'-0" to 12'-0"

A34 - header to trimmer if over 6'

wide opening. Provide HH4(6) if

over 10' wide opening

Additional 2x stud if

over 6'-0" wide opening

1-2x stud uo to

6'-0" wide opening

2x trimmer stud

2x cripple studs

under opening (typ)
2x sill plate with full

bearing on concrete

2x blocking with

countersunk bolt head

where stud occurs

1/2" diameter anchor bolts
@6'-0" oc with 3/16" x 2" x 2"
square washer U.O.N. (See
"Shear Wall Table" for size
and spacing)

2x solid blocking for SPS

and at 10'-0" max oc

from end of studs

Embeded

5 16d

Double top plate

4'-0" lap min

9"9" 6'-0"9"

7"

Nominal header depth "D"

Width of opening Bearing walls

3'-0" or less 0'-8"

Greater than 3' 1'-0"

14-8d's 2-8d's @ 2 1/2" ocCS16 (type.) 4x blocking betweenstuds (typ.)CS16 (typ.) Sill plate, see "Shear Wall Table" for size
2x trimmer stud, 1 if lessthan 6' opening 2 if greater Continuous 2-2x sill plate

2-2x Top Plate4x King Stud w/ fullheight edge nailing (type.) Continuous Beam
Anchor Bolts, see "Shear Wall Table" for Placement

1'-3" 6' or length of wall

88

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

8

888

888

8

8

8

8

8

8

Beam, see plans

Dbl Top plate 15" minimum

2 CS16 x 6'-0" Nailing 2 1/16" oc

Minimum

4x blocking between studs

Post, per plan

SPS edge nailing along posts, top

and botton plates, and 4x blocking

SPS not shown

STHD 14 holddowns

Sill plate

Sill plate and anchor bolt,

see "Shesr Wall Table"

for sizing and spacing

Field nailing

15" Length of Wall
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Exterior Wall Detail

 3/4" = 1'-0"
3

Shear Wall Detail

 3/4" = 1'-0"
1

Garage Wall Front Right
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0.01 Terminology

A.   Referenced Organizations.

ACI    American Concrete Institute
AISC   American Institute of Steel Construction
AITC   American Institute of Timber Construction
ANSI   American National Standard Institute
APA   American Plywood Association
ASHRAE  American Society of Heating, Refrigeration, and Air Conditioning Engineering
ASTM   American Society for Testing and Materials
AWS   American Welding Society
AAMA   Architectural Aluminum Manufacturers’ Association
CEC    California Energy Commission
CRSI   Concrete Reinforcing Steel Institute
FS   Federal Specification
GA   Gypsum Association
ICBO   International Conference of Building Officials
NBS PS   National Bureau of Standards, Product Standards
NEMA   National Electrical Manufacturers Association
NFPA    National Fire Protection Association
NFRC   National Fenestration Rating Council
NOPMA   National Oak Flooring Manufacturers Association
NRCA   National Roofing Contractors Association
NWWDA  National Wood Window and Door Association
PDCA   Painting and Decorating Contractors of America
SDI    Steel Door Institute
SMACNA Sheet Metal and Air Conditioning Contractors National Association
TCA    Tile Council of America
TPI    Truss Plate Institute
UL    Underwriters’ Laboratories Inc
WIC   Woodworkers Institute of California

B.  Definitions.
1. Contract Documents: The Contract Documents shall include the drawings, specifications, structural  calculations, soils report, and
California Title 24 energy compliance forms. These documents are intended to supplement and complement each other. In case of
conflict, contact the Architect.
2. Owner: The term “Owner” shall mean the Owner or the Owner’s authorized representative(s).
3. Contractor: The term “Contractor” shall mean the general contractor or the general contractor’s authorized representative(s).
4. Architect: The term “Architect” shall mean Kevin O’Brien or Kevin O’Brien’s authorized representative(s).
5. Engineer: The term “Engineer” shall mean the structural engineer or the structural engineer’s authorized representative(s).
6. Builder: The term “Builder” shall mean a person or entity who is both an Owner and Contractor, and whose    responsibilities are for
both Owner and Contractor.

1.01Scope of Work:

A.   Contractor shall provide all labor, materials, equipment, permits, and services necessary for the construction of the building and site
improvements conforming to the contract documents. Drawings and specifications represent finished structure. The contractor shall be responsible
for means and methods of construction including shoring and temporary bracing and shall take all necessary measure to ensure the safety of all
persons and structures near or adjacent to the site. Care shall be taken to protect from any damage all trees and vegetation on the site and on
adjoining properties. Any trimming or other alteration done to trees shall be done so only approval of the Owner.
B.   The Architect will not be providing the owner with regular on site contract administration and is available only at the request of the Owner. The
Contractor is solely responsible for the quality control and construction standards for this project.
C.   These plans are for general construction purposes only. They are not exhaustively detailed or fully specified. The drawings were prepared to a
level of completion satisfactory for building permit purposes and for construction by a knowledgeable and experienced contractor. The Contractor is
responsible for preparation of any supplemental details, product specifications, coordination and installation of all materials and equipment.
D.   Mechanical, electrical and plumbing systems are shown for intent only. These systems shall be design/build by the Contractor. The Contractor
shall be responsible for all necessary permits, drawings, calculations, and Title 24 Energy Compliance.
E.   These drawings and specifications are divided into sections for convenience only. Contractors, subcontractors and materials suppliers shall
refer to all relevant sections in bidding and performing their work regardless of where the information occurs in the drawings.
F.   Clean-Up: The Contractor will remove all the debris from the building sites and in general keep the work as clear of rubbish as possible during
the course of work. Before filing the Notice of Completion, the building will be fully cleaned, including all glass polished, floors scrubbed and
cleaned, and the building shall be suitable for immediate occupancy by Owner.

1.02Quality Control:

A.   All work shall comply with applicable requirements of all governing codes, regulations and ordinances. These shall include the 2010 California
Building, Residential, Plumbing, Mechanical, and Electrical codes [ Stats amended editions of: The 2009 International Building Code (IBC), 2009
International Residential Code (IRC), 2009 Uniform Plumbing Code (UPC), 2009 Uniform Mechanical Code (UMC), and 2008 National Electric
Code (NEC) ], OSHA regulations, and all the other health and safety codes, ordinances and requirements adopted by the government agencies. In
the case of conflicts between these regulations and the contract documents, the most restrictive shall apply.
Work shall also comply with 2010 Title 24 energy requirements.
B.   The Contractor shall verify, at the site, all conditions affecting work and shall review the contract documents for any areas of question affecting
cost, construction and warranty and any drawing dimensional or note conflict, discrepancy, illegibility or omission. All areas of question shall be
brought to the attention of the Architect in writing before commencing any work and/or submitting any bid. Commencement of any work shall
constitute acceptance by the Contractor of all conditions affecting work.
C.   Workmanship throughout shall be of the highest quality of each trade involved.
D.   The Contractor, before commencing work, shall notify the Owner in writing of any work that cannot be fully guaranteed or executed within the
intent of the drawings prior to the submittal.
E.   All construction shall be in strict conformance with manufacturers’ latest written specifications. All discrepancies between these specifications
and the contract documents prepared by the Architect and his consultants shall be brought to the attention of the Architect before commencing work.
F.   Reference to product manufacturer or trade names are for minimum performance standards only. Submittal equals may be allowed upon approval
by the Architect. Material and detail substitutions made by the Contractor without written approval by the Architect shall void any responsibility or
liability of the Architect as to performance, repair cost, ancillary damage or the performance of related materials and details.
G.   Cutting and patching includes cutting into existing construction to provide for the installation or performance of other work and subsequent fitting
and patching required to restore surfaces to their original condition. Use materials for cutting and patching that are identical to existing materials.
H.   Do not cut and patch structural work in manner that would result in a reduction of load carrying capacity or load-deflection ratio. Submit proposal
and obtain Architect’s and Engineer’s approval before proceeding with cut and patch of structural work.
I.    Quality control services include inspections and tests performed by independent agencies and governing authorities, as well as by the
Contractor, inspection and testing services are intended to determine compliance of the work and the requirements specified. Approval by a building
official does not mean approval or failure to comply with the contract documents. Inspections and testing shall be performed at the request of the
Owner, the Architect and/or governing agencies and as set forth in these documents. Quality control services are the Contractor’s responsibility,
including those specified to be performed by an independent agency, testing laboratory or other qualified firm to perform quality control services
specified. Where results of inspections or tests do not indicate compliance with the contract documents, the Contractor shall be responsible for any
repair, replacement, correction and retest that is required.
J.   All dimensions shall take precedence over scale shown on the plans, sections, and details. Dimensions are to face of studs, face of foundation,
face of concretes block, top of sheathing, top of slab, or center of openings, U.O.N. Do not scale drawings. Contractor shall verify all dimensions
and review any conflicts or discrepancies with the Architect prior to commencement of work.

DIVISION 01 -  GENERAL REQUIREMENTS

DIVISION 00 - CONDITIONS OF CONTRACT

2.01Soils Report:

A.   All work shall be in conformance with the Soils, Compaction and Geological Report.
A.   As Prepared by:
B.   Report No.
C.   Date:

B.   The Contractor shall have the Soils Engineer review and approve in writing to the Building Official and Architect that the foundation and the site
design are in conformance with the Soils Report prior to the commencement of the work.
C.   The Contractor shall be solely responsible for compliance with all the recommendations of the Soils Report.
D.   Prior to the contractor requesting a foundation inspection by the building department, the Soils Engineer shall advise the Building Official and
Architect in writing that:
  1.   Site grading, subgrads preparation, cutting slopes, excavation, placement of   engineered fill material and compaction is in accordance with the
Soils Report.
  2.   The utility branches have been properly backfilled and compacted.
  3.   The foundation excavations, forming, footing and pier depths, and reinforcement comply with the soils report and approved plans.

2.02General Requirements:

A.   The site plane is not a survey. It is based on the site information provided by the Owner and is for building and site work layout only. The Contractor
shall verify on site oil grades, soil conditions, ground water, existing improvements, property lines, casements, setbacks, utilities and substructures.
Where discrepancies with the drawing occur, contact Architect.
B.   Grade surface of fill under concrete slabs shall be smooth and even, free of voids, compacted as specified and to required elevation.
C.   Unless detailed otherwise or noted, pad grade under building shall have positive slope to a perforated drain set in the gravel trench. Extend pipe to
all portions of underfloor area. The drain shall discharge into the street or approved drainage facility.
D.   Unless otherwise detailed or noted, a perforated drain set in the gravel trench shall be installed around the entire perimeter of the foundation. The
drain shall discharge into the street or approved drainage facility. Use only rigid pipe, flexible pipe will not be allowed.
E.   It shall be the responsibility of the Contractor to take proper erosion control measures. The Contractor shall be responsible for proper surface and
subsurface drainage of the site. Slope all finish grading away from buildings, walks, drives or decks and provide catch basins where required.
F.   Finish grades shall be held down in painting areas. The Contractor shall provide and install a 6” minimum thickness of clean select top soils in
these areas.
G.  Rough grading for slabs-on-grade shall be within 2/10th of one foot, plus or minus.
H.  Site grading shall be within 5/10th of one foot, plus or minus.
I.    All roof drainage shall be piped in a closed pipe system to street or approved drainage facility (U.O.N).
J.   Builder shall provide landscape development guidelines to Buyer that shall include information on site maintenance and development and state such
items as “irrigation system shall be designed to prevent saturation of soil adjacent to building”.
K.   All utilities unless indicated otherwise shall be installed underground. The Contractor shall be responsible to insure that all trenching within
building area shall be backfilled and compacted with structural soils material free of any rocks or other sharp objects which may damage underground
utilities.
L.   Underground piping shall be laid to a minimum 24” depth below finished grade. When utilities are placed in a common trench, all utilities shall
maintain separations and coverage both vertically and horizontally, as required by applicable codes.

DIVISION 02 - SITEWORK

3.01  Quality Control:

 A.  In addition to complying with all pertinent codes and regulations, comply with all applicable provisions of the latest editions of:
    1.  ACI 501 “Specifications for Structural Concrete for Buildings”
    2.  ACI 518 “Building Code Requirements for Reinforced Concrete”
    3.  CRSI “Manual of Standard Policies”
3.02  General Requirements:

A.  Provide underfloor vents as per C.B.C. 12033. Add two 6 x 14 vents to garage. All first floor double framed areas shall be vented.
B.  Provide expansion and control joints in all exterior concrete slabs. Spacing of joints shall be per industry standard (U.O.N). Verify joint layout with
Architect.
C.  Refer to architectural, structural, mechanical, plumbing and electrical drawings for all moulds, grooves and ornamental clips, location of sleeves,
inserts, etc. to be cast in concrete and for extent of
depressions, curbs and ramps
D.  Finishes:
    1.  All interior slabs shall receive trowel smooth finish (U.O.N).
    2.  All driveways, sidewalks, and stairs shall receive broom-smooth finish (U.O.N).
    3.  Garage slabs and other interior slabs that will remain unfinished shall be treated with Lipodolith Hardener by Sonneborn, or equal.

DIVISION 03 - CONCRETE

DIVISION  04 - MASONRY

DIVISION 05 - METALS

5.02  General Requirements:
A.  All bolt heads and nuts that bear on wood shall have malleable iron washers if exposed or cut washers if concealed.
B.  Exposed welds shall be ground smooth.
C.  Shop point structural steel work, except those members or portions of members to be embedded in concrete or mortar. Paint the initial 2” of embedded
areas only. Do not paint surfaces which are to
be welded or high strength bolted with friction type connections. After installation is completed, all welded and other abraded areas shall be touched up.
On surfaces inaccessible after assembly or erection,
apply two (2) coats of the specified printer.
D.  All exterior steel, exposed, concealed or embedded, or where called for on the Drawings, shall be thoroughly zinc-coat galvanized after fabrication by
the hot-dipped method. Touch-up field welds
with similar galvanizing product.
E.  Dissimilar Materials in contact with each other shall be protected to prevent galvanic or corrosive action. Use vinyl pressure tapes, polyisobutylene
tape, or similar product.

4.01  Quality Control:

A.  Materials shall meet or exceed the following standards (U.O.N):
    1.  Glass Block: Minimum performance specifications shall be as Pittsburgh Corning glass units. The units shall be the pattern and size indicated on
the plans.
    2.  Precast architectural concrete columns and trims: Concrete Designs inc. (CDI) U.O.N.
    3.  Grout for precast concrete: ASTM A118.6, Latex Portland Cement, color to match precast concrete.
    4.  Epoxy Grout: ANSI A108.6 and A118.8.
4.02  General Requirements:
A.  Concrete Block:
    1.  Mortar joints to be “flush” (U.O.N).
    2.  Bond shall be “running” (U.O.N).
B. Brick:
    1.  Mortar joints shall be “raked” (U.O.N). Raked joints shall not be more than 5/8” deep, and where exposed to weather, shall be tooled. Brick
joints shall be concaved where subject to freezing.
    2.  Bond shall be “running” (U.O.N).
C. Stone:
    1.  Field Sample: A sample panel shall be built approximately 4 feet by 6 feet. This sample panel may be part of the project. Veneer installation shall
not proceed until the sample panel is accepted by the
Architect and Owner. Full size units which have  been selected and approved by the Architect and    Owner to show color range,   maximum texture
range, bond mortar,       tooling of joints and quality of
workmanship shall be used in the sample panel. The remainder of the veneer installation shall be consistent with the approved sample panel.
D. Glass Block:
    1.  Mortar for glass block installed on exterior walls and other damp location shall be waterproofed with Laticrete 8810 or equAL.
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6.01  Quality Control:
A.  Materials shall meet or exceed the following standards:
  1.  Lumber
      a.  Each pieces of lumber shall bear the trademark of the WCLIB (or WWPA) or of an agency certified by the WCLIB, (WWPA).
      b.  All wood in contact with concrete or masonry or located within 8” of finish grade shall be pressure treated Douglas or Hem Fir with pentachlorophenol
or approved equal preservative.
      c.  All timbers 6 x 8 and larger exposed to view shall be free of heart center (FOWC), with moisture content of 19% maximum.
      d.  Max. deflection (DL + LL) shall be:

Roof = L/240
Floor = L/450
Floor with Tile = L/720

6.02  General framing requirements:
A.  Blocking:
  1.  Block floor joists all supports, line up double joists under all walls parallel to floor joists and space double joists under plumbing walls.
  2.  Provide solid full width blocking or post below all structural posts – continuous to foundation.
  3.  Provide blocking and nailers for all finishes and fixtures as required.
  4.  Provide blocking in all walls so that the unbraced length of studs does not exceed 10 feet. Provide blocking in walls at ceiling lines.
  5.  Corbels, knee braces, etc., shall be construction select materials.
  6.  At double framed floors “sleepers” shall be perpendicular to framing below.
6.03   Attic Ventilation Requirements:
A.  Provide attic and soffit ventilation as per C.B.C. 1203.2.
B.  Vent all double framed areas.
6.04  Finish Carpentry:
A.  All millwork and case work shall be in accordance with W.I.C. “Manual of Millwork” custom or premium grade standards, latest edition.
B.  All cabinets and millwork shall be selected by the owner.
C.  Provide 30” clear above kitchen range to unprotected underside of upper cabinetry or 24” clear to metal hood as per UMC Section 906.1.
D.  Plastic laminates and solid surfacing products shall meet or exceed ANSI/NEMA standards LOS.
E.  Install and anchor all cabinetry to preclude movement, overturning, or distortion to other materials or finishes. Install level and plumb. Comply with
manufacturer’s instructions for support of supplied units.
F.  Install all trim in as long of lengths as possible. All splices in finish members shall be level splices. Where joints with a piece are required they shall be
as unapparent as possible.

DIVISION 06 - WOOD AND PLASTICS

DIVISION 07 - THERMAL AND MOISTURE PROTECTION

f.  Roofing nails shall be aluminum or hot dip galvanized 11 or 12 GA sharp, pointed conventional roofing

nails with barbed shanks, min. 3/8” dla. head and or sufficient length to penetrate min. 3/4" into solid decking

or to penetrate through plywood sheathing (U.O.N).

g.  The roofing contractor shall supply to the Owner a written guarantee to repair with cost to the

Owner, any leaks due to faulty materials or workmanship, which develop within 1 year from the date of

acceptance by Owner of completed building. During this time period, any repair work required because of Act

of God, abuse, alterations, or failure to the substrate and/or supporting structure (other than that caused by

defects in the roofing work) shall be completed by the contractor and paid for by the Owner, promptly after

completion of the required repair work in each instance. The roofing contractor shall furnish the manufacturer’s

standard limited material warranty for a minimum of 10 years from the date of completion of the roof.

3.  Flashing:

a.  All work shall comply with the SMACNA “Architectural Sheet Metal Manual”.

b.  All metal flashing to conform to ASTM A525, commercial grade with 0.20% copper.

c.  All metal flashing shall be 26 gauge for work less than 8” wide, 20 gauge for work over 6” wide or as

indicated on the drawings. Use 20 gauge minimum for clips.

d.  Sheet metal shall be installed at all locations where different material intersect such as roof to wall,

roof to roof, deck/balcony/landing to the wall, penetrations into walls, chimneys and as detailed. Flash and

counterflash as required to make watertight.

e.  The center of all flashing for all through vents and all electrical service connections shall not be less

than 16” wide from center of any valley. See manufacturer’s printed installation instructions recommendations

for roofing tile.

4.  Sheathing Paper:

a.  Provide sheathing paper under exterior metal lath and plaster, under wood sliding, under masonry

veneer, under metal flashings and where indicated or detailed.

b.  Use 15 lb. asphalt-saturated organic felt complying to ASTM D226, Type 1, (U.O.N).

c.  Install single layers on vertical surfaces, double layer over wall caps, and where indicated. Double layer

behind masonry veneer with corner double lapped. For additional information regarding installation behind

stucco see Division 9.

d.  Lapping:

Horizontal Joints: Lap paper as detailed and not less than 3 inches; Wall.

Corners: Wrap paper to overlap not less than 12 inches each side of corner.

Vertical Joints: Lap paper not less than 6 inches.

e.  Lap paper over head flashings and base screeds, roof and waterproof membranes, and under oil

flashings. Treat penetrations and other details as necessary for adequate weather protection.

f.  Wall openings: Individually flash all exterior openings for fixtures such as windows, doors and vents to

make them waterproof. Flashing material shall provide a four hour minimum protection from water

penetration when tested in accordance with ASTM D-T19. Sealant shall comply to F.S. TT-S-1657, in high wind

areas W.R Grace Ice and water shield shall be used over solid backing. Flashing material at least 9” wide shall be

applied in a weatherboard fashion, beginning with the sill with a strip long enough to project beyond the jamb

flashing to be applied. The two jamb flashings are then applied, with sufficient length to extend beyond the sill

flashing, and with the same distance at the top. For fixtures without nail or flanges the flashing shall be 12”

minimum width and extend into the rough frame at the sill and the jamb. For nail on flange fixtures install by

pressing flange positively into a continuous bead of sealant which extends around the bottom and the sides of

fixture. Apply the top horizontal flashing last, sufficient length to extend beyond the jamb flashing. Overlap and

seal against the top nailing flange or GSM head flashing with a continuous bead of sealant. Apply remaining wall

sheathing paper in a weatherboard fashion with the sill flashing lapping over the top and the head and jamb

flashings below.

5.  Sheet Membranes Waterproofing:

                a.  The minimum performance standard shall be W.R Grace “ICE AND WATER SHIELD”, no substitutions

allowed. All products and components shall be by the same manufacturer. Install in strict accordance with

manufacturer’s instructions to assure waterproof integrity.

b.  Quality Assurance, Pre-installation conference: A pre-installation conference shall be held prior to

commencement of field operations to establish procedures to maintain optimum working conditions and to

coordinate this work with related adjacent work. Agenda for meeting shall include review of special details and

flashing. This meeting shall include the representatives of the General Contractor, Applicator, Manufacturer,

and Architect. A trained employee of the manufacturer shall be on site periodically during membrane

waterproofing work to review installation procedures.

c.  Water test: Deck membranes shall be water tested and approved immediately before installation of

finish materials. Water tests shall be witnessed by the Architect. A water test is conducted by closing any deck

drains and erecting temporary dams where required to retain water on the waterproofing material surface,

then flooding the surface to a minimum depth of 2”. Care must be taken so that the weight of water retained

does not exceed the load carrying capacity of the structural deck, and that the height of the water does not

exceed the lowest flashing.

For well sloped decks, tests should be segmented to avoid deep water near drains. The water tests

should be conducted on a warm day (i.e. 65 degrees F. minimum). The water should be allowed to remain on

the deck for 24 hours minimum, during and after which the area beneath the membrane should be inspected

for leaks. If leaks are detected, the test should be stopped, repairs made, and the area retested. When the test

is successful, the drains should be opened and the temporary dams should be removed. Temporary protection

boards should be installed over the tested area, and the area roped off to prevent construction traffic across

the surface until drainage composite or permanent protections board has been installed.

6.  Roof Accessories:

               a.  The minimum performance standard for prefabricated acrylic skylights shall be Bristolite, “AL-CM2”

(ICBO #2469) or equal as approved by Owner. Color as selected by the Owner, install as per manufacturer’s

instructions.

7.  Caulking and Sealants/Locations:

               a.  Sealant Locations:

Locations such as ceramic tile, plumbing fixtures, and other where mildew resistant sealant is required.

Location where high degree of movement in anticipated.

Joints and cracks around windows, thresholds, door frames, wall penetrations, connections and other joints

necessary to seal off building from outside air and moisture.

Between exterior wall sole plate and slab on grade.

All joints necessary to make the building watertight and to prevent the passage of dirt, dust, wind, air or water.

At interior insulated sound walls.

Fire stopping at penetrations of fire rated assemblies.

                b.   Minimum protection standards for sealants shall be as follows:

                             1.  Exterior Window and Door Frames and Masonry to Cement Plaster: Sonolastic NP2, by

Sonneborn or equal. Color to match wall surfaces.

 2.  Interior Sound Walls at Sill: Tremco Acoustical Sealant or equal.

Wood Sole Plate to Concrete, Window Sills and Door thresholds: Dow Corning 790 Silicon Building Sealant or

equal. Color: Natural Stone.

Painted Exterior Windows Frames to Metal Frames or Flashing: Dow Caulking 999A Glazing Sealant or equal.

Color: Clear.

Caulking for Joints in Floor Slabs or Grade: PRC Rubber Caulk 230, two-part self-leveling polyurethane. Shore A

hardness 35.

Joint Fillers: Closed cell inert polyurethane or polyethylene as recommended by caulking manufacturer. Width

or diameter of performed backing material to be 1-1/4 to 1-1/3 times the width of the joint to be sealed.

Fire stopping at penetrations of fire rated assemblies: 8M Fire Protection Products of CF 25 Caulk.

               c. Caulking and sealants shall be installed per manufacturer’s written specifications. Consult

manufacturer when sealant cannot be applied within recommended temperature ranges. All exposed caulking

shall be free of wrinkles, sags, air pockets, ridges and embedded impurities. After joints are completely filled,

they shall be tooled to a slight, neat concave joint.

7.01  Quality Control:

A.  Materials shall meet or exceed the following standards:

1.  Insulation:

a.  Fiberglass batt insulation shall be installed per the Model Energy Code requirements.

b.  Install all fiberglass batt insulation with foil or kraft-facing toward interior living space.

c.  All plumbing walls adjacent to interior living spaces shall be sound insulated with fiberglass batts.

2.  Roofing:

a.  All work shall comply with the NCRA “Roofing and Waterproofing Manual”.

b.  Roofing material shall be 2-place clay barrel tile over 30 lb. felt, over sheathing and shall be applied according to

manufacturer’s specifications.

c.  The minimum performance standard for clay tile roofing shall be U.S. Tile (ICBO #3523) or equal as approved by

Owner, and bear a UL Class “A” fire proof rating. Installed weight shall be a maximum of 900 lbs. per square. Trim units

shall include manufacturer’s standard ridge, hip and rake pieces. Color as selected by Owner (U.O.N). Minimum one nail

per tile, two nails on all rake tile. Minimum pitch shall be as per manufacturer’s recommendations.

d.  The minimum performance standard for built up roofing for nailable decks shall be Schuller International ASNC

or equal as approved by Owner and bear a Class A fire proof rating. All products and components shall be by same

manufacturer. Color as selected by Owner (U.O.N).

e.  Underlayment for concrete or clay tile roofing shall be 30 lb. asphalt-saturated organic roofing felt, complying

with ASTM D 226, 36” wide applied per manufacturer’s recommendations. 3-ply built up roof underlayment required for

pitch less than 3.12. For asphalt single underlayment shall be 15 lb. felt, 2 layers at pitch less than 4.12.

DIVISION 07 - THERMAL AND MOISTURE PROTECTION

No. Description Date
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DIVISION 08 – DOORS AND WINDOWS
8.01  Quality Control:
A.  Materials shall meet or exceed the following standards:
  1.  Wood Doors:
a.  Doors shall meet or exceed the standards of the WIC “Manual of Woodwork”, Section 20, Custom Grade (U.O.N).
b.  Wood doors shall be 1-3/4” thick solid core at exterior doors and where noted at selected interior doors, and 1-3/8” thick doors at

remaining locations.
  2.  Fire Ratings:
a.  Frame assemblies and fire rated doors shall carry equal rating. Fire rated doors and frames indicated shall carry Underwriters Laboratory

Label for exposures indicated. Construct and install assemblies to comply with NFPA Standard No. 80. Hardware shall include smoke
gasketing and self closures and be UL listed.
  3.  Doors, General Requirements:
a.  Accessible under-floor areas shall be provided with a minimum 18-inch by 24-inch opening unobstructed by pipes, ducts and similar

construction per C.B.C. 1209.1
b.  Provide attic access opening (22” x 80” min) readily accessible with a 80” min. clear head room drove access in all attic spaces with a

minimum vertical height of 30” per C.B.C. 1209.2.
c.  Doors between conditioned and unconditioned spaces shall be fully weatherstripped.
d.  All hardware shall be located per industry recognized standards and shall comply with applicable fire and building code requirements.
e.  Door stops shall be furnished wherever an open door or any item of hardware thereon strikes a wall, column, or part of the building

construction.
f.  All swinging doors shall be accurately hung to fit snug against all stops and shall hang free from hinge bind.

  4.   Metal and Vinyl Windows and Sliding Glass Doors:
              a.  Metal and vinyl units shall meet or exceed ANSI/AAMA 101 specifications.
b.  All units shall have a nail on flange (U.O.N).
c.  Frame color as selected by Owner.

  5.   Wood and Clad Windows and Doors:
              a.  Wood and clad units shall meet or exceed the following ANSI/NWWDA standards:

Windows: 1.5.2
Sliding Doors: 1.5.8
Hinged Doors: 1.5.8

b.  Frame color as selected by Owner.
6.  Glazing and Windows, General Requirements:
              a.  Provide tempered glass where required by the C.B.C. in all hazardous areas such as sliding glass doors, French doors, glass
panels adjacent to doors and walking surfaces glass panels in tub and shower enclosures, etc.
b.  Provide screens at all operable sash.
c.  All escape or rescue windows shall have a minimum net clear opening area of 5.7 square feet. The minimum net clear opening height

dimension shall be 24 inches. The minimum net clear opening width dimension shall be 20 inches when windows are provided as means of
escape or rescue they shall have a finished sill height not more than 44 inches above the floor.
d.  U-valves shall be determined in accordance to NFRC 100.
e.  Air infiltration shall meet the air infiltration requirements of the CEC.
f.  Water infiltration shall be tested in accordance with ASTM E 331.
g.  Window system manufacturer shall certify that its system can structurally perform to the following criteria for the local project wind

conditions:
1)  Maximum deflection of 1/175 of the span.
2)  Allowable stress with safety factor of 1.65.

h.  Test reports certified by an independent test laboratory must be made available upon request.
i.  Mirrors shall be float glazing select silvering quality, electrically deposited copper-backed mirror glass. Joint locations to be approved by

Architect prior to commencement of work.
j.  All windows and doors shall be certified and labeled in accordance with California Energy Commission requirements and the National

Fenestration Rating Council and comply with the Title 24 Energy Compliance documentation.

DIVISION 08 - DOORS AND WINDOWS

DIVISION 09 – FINISHES
9.01 Quality Control:
A. Materials shall meet or exceed the following standards:
1.Stucco - 1 coat system:
a.1” polystyrene system shall be La-Habra-Wall (ICBO #4226) or Architect approved squat.
b. 1/4" Fome-Cor System shall be by Monsanto Company (IC50 #3335) or Architect approved equal.
2.Stucco - 3 coat system:
a.Application shall be in compliance with applicable sections of ANSI A422 “Portland Cement and Portland Cement-Line Plastering, Exterior

(Stucco) and Interior” and ANSI A42.3 “Lathing and Furring for Portland Cement and Portland Cement-Line Plastering Exterior (Stucco) and
Interior.
b. In addition materials shall meet or exceed the following:
Portland cement: ASTM C 150, Type 1, natural color.
Special finishing hydrated lime: ASTM C 206, Type 3.
Aggregates: ASTM C 144, all sand to pass No. 8 sieve.

Cement Plaster Finish Coat: A packaged blend of Portland cement (ASTM C 150), hydrated lime (ASTM C 206), and properly graded quality 20
mesh aggregate, with integral color and paint finish.
Mixes: Job-mixed cement plaster mix, Bondcrete or Mortassal Mason’s Lime with Portland Cement and Sand in accordance with ANSI A422,
Type L.
Proportions:
Scratch Coat: 1 bag Portland cement, 3/4 to 1 bag lime to 6 cu. ft. sand.
Brown Coat: 1 bag Portland cement, 1 bag lime, 6 to 7 cu. ft. sand.
Finish Coat: 1 bag Portland cement, 2 bags lime, 7 to 10 cu. ft. sand. See drawings for location of cement plaster finish coat.
Maximum Slump: 2-1/2 in. using Slump test ASTM C148, modified slump cone 2 in. x 4 in. x 6 in.
Wall Metal Lath: At vertical surface: Paper-backed lath, U56 paper-backed lath or equal. No. 17 gauge galvanized stucco netting meeting
Federal specification QQ-L-101 with horizontal No. 19 gauge galvanized wires at 6 inches O.C. over one additional layer 15th, Type D felt. (See
Division 07).
Lath at horizontal soffit: Galvanized mesh, 3.4 lbs/sq yd. over 1 layer of 15th, Type D felt.
Staples: 14 gauge wire staples, divergent points, 5/4 inch crown, in. legs.
Nails (If soffit supported by wood framing): 3/4 inch II gauge, 3/8” head, 3/4" washer.
Stucco accessories shall meet or exceed the criteria of ASTM C1085.
3.Cement Plaster, General:
a.Finish texture and color shall be as approved by Owner.
b. Climate conditions: Air temperature must be 400 F. minimum and rising when applying cement plaster or exterior finish coat. Air temperature
must remain above 400 F. for a minimum of 24 hours. Consult National Weather Service before beginning work. Protect cement plaster and
exterior finish coat from uneven and excessive evaporation during hot dry weather.
c. Allowable Tolerances: Maximum deviation from true plan 1/8 inch in 10 feet as measured by straight edge placed at any location on surface.
d. Field Sample: A sample panel shall be prepared approximately 2 feet by 2 feet. This sample panel will be a separate part of the project.
Installation shall not proceed until the sample panel is accepted by the Architect and Owner. The sample shall show color, texture, and
workmanship of finished work. The sample panel shall remain on the project for comparison purposes with the actual work.
e.Other materials where applicable:
Polystyrene Board and Architectural Moldings: ASTM C-575 Type 1.

Nominal 1 lb/c.f. cured expanded polystyrene. Flame spread and smoke development equal to or less than 24 and 450 respectively per ASTM E-
B4/UL listed. Insulation Board shall carry the seal of the RADCO testing agency.
Fabric: A balanced, open weave, glass fiber fabric, complying ASTM D1682, standard mesh, as recommended for wrapping polystyrene board
and moldings.
Primer/Adhesive Mixture: A field-mixed blend of standard polymer-based primer adhesive and Portland cement. For use as primer and leveler
over cement plaster brown coat and for use as an adhesive for fabric and polystyrene board and moldings.
Acrylic Resin Bonding Agent: Bonsel, Tammeway, or approved equal. For use on concrete or masonry before application of cement plaster.
Add Mixtures: No add mixtures or plastic cement will be allowed without approval of the Architect.
Synthetic Exterior Finish Coating: A 100% pure acrylic resin based, textured, factory-mixed coating, having integral color, for exterior use.
Minimum standard shall be Dry-Vit Systems Inc., or architect approval equal.

f. Curing:
Wet base as necessary before application with fine fog spray to produce uniform moist condition.
When required, apply bond coat to concrete base and moist cure for minimum of 24 hours before applying first coat of cement plaster.
Do not apply brown coat sooner than 48 hours after application of scratch coat.
Do not apply cement plaster finish coat sooner than 14 days after application of brown coat.
Inspect and repair base coats before application of finish coat.
Cure base coasts minimum of 48 hours after application.
Maintain most conditions by the fog spray.
Cure finish coat for minimum of 7 days.
4.Gypsum Board:
a.Material, application, and finish shall comply to applicable sections of ASTM C 340 “Standard Specification for Application and Finishing of
Gypsum Board” and its referenced standards.
b. Specific assemblies for fire restive and sound transmission control construction shall be as specified in GA-600 “Fire Release Resistance and
Sound Control Design Manual for Gypsum Products” (U.O.N).
c. Provides 5/8” Type “X” gypsum wallboard minimum at ceiling only between garage (Occupancy Group U-U and dwelling (Occupancy Group
R-1 or R-3) if there is habitable space above.
1/2” gypsum wallboard shall be used at ceiling if there is no habitable space above. (Per C.B.C. Section 406.1.4).
d. Product Application (U.O.N):
1. Use 1/2" gypsum board on all walls and ceilings (ASTM C36).
2. Use 1/2" water resistant gypsum board at all wall areas subject to moisture (ASTM C630).
3. Use 5/8” type “X” gypsum board at all wall and ceiling areas of fire resistive construction (ASTM C36 and C630).
4. Square corner beads shall be at all outside corners.

11.01 Quality Control
A. All appliances will be selected by the Owner.
B. Gas fired appliance shall be equipped with intermittent type ignition devices
C. Provide recessed connections in wall for water and waste at clothes washer space and water shut off for refrigerator
icemaker. If washer is located on a second floor or above, provide a G.S.M. pan under washer with drain to outside. Washer
standpipe shall extend between 18 and 30 inches above its trap. The trap shall be between 6 and 10 inches above the floor
(UPC Section 804).
D. Clothes dryer exhaust duct will be limited to 14’ maximum length including 2, 900 elbows and 4” minimum diameter (UMC
504 & 908).
E. Kitchen hood and clothes dryer ducts shall be of metal and have a smooth interior surface. Kitchen hood ducts for
downdraft grill-range may be Schedule 40 PVC when installed below concrete slab floors (UMC 504.2). Dryer duct may have
six feet (maximum) of approved flexible duct (UMC 540).
F. Exhaust fans required in both and/or laundry rooms much connect directly to the outside and must provide 5 air changes
per hour. Environmental air ducts (vent fans, range hoods, dryers, etc.) shall not terminate less than 5 feet from property
line, or 5 feet from opening into the building (UMC 609.10, CBC)
G. Dishwasher shall be connected to a drainage system or food waste disposer with the use of an approved dishwasher
airgap fitting (UPC Section 807.4).

This section not used

This section not used

This section not used

15.01 General Requirements:
A. Mechanical and plumbing systems are shown for location intent only. These systems shall be engineered by others. The
contractor shall be responsible for proper installation, placement, and performance.
B. Fire sprinkler systems when required shall be “design build” and are not a part of the Architectural Documents. Layout of
sprinkler heads shall be approved by the Owner. Fire sprinkler plans and calculations shall be submitted to the Building
Department for reviews and approval prior to installation.
C. Anchor or strap water heater and HVAC units to structure to resist earthquake motion (UPC Section 510.5 and UMC
Section 304.4).
D. Water heater and HVAC units shall be accessible for inspection, service, repair, and placement for removing permanent
construction (UMC Section 305.1).
E. Furnaces and water heaters shall not be installed in or be accessible through rooms designed as bedrooms, bathrooms or
wardrobe closets (UMC Section 315 and UPC Section 509).
F. Water heating and HVAC units installed in garages where they may be subjected to damage shall be suitably guarded
against every damage by being installed behind protective barriers or by being elevated or located out of normal path of
vehicles. Such equipment when located in a garage shall be installed so that pilots or burners are at least 18” above floor level
(UMC Section 508).
G. Warm-air furnaces installed in attics or furred spaces shall be installed as per UMC Section 304 and 904 and include the
following:
1.A minimum 22 inch by 30 inch access (maximum 20 feet from furnace).
(or as large as the largest component of the (P.a.u.)
2. Continuous solid flooring not less than 24 inches wide form access to furnace.
3. A level working platform 50 inches in depth along entire firebox side of furnace.
4. A permanent IIOV electrical outlet and lighting fixture (controlled by switch located at required access) at or near furnace.
5. FAU shall be listed for installation in attics and on combustible flooring – clearances shall be as specified in the listing and
as per UMC Section 304.
15.02 Heating, Ventilation and Air Condition (HVAC)
A. All work shall comply to the applicable standards of the ASHRAE handbooks and the SMACNA standards.
B. All ducts penetrating R-B/U-I occupancy firewalls shall be minimum 26 gauge galvanized sheet metal on garage side
(UMC, CBC).
C. A concrete pad shall be provided for grade mounted condensers.
15.03 Plumbing
A. American Standard Inc. plumbing products shall be the the minimum performance product standard for plumbing fixtures.
The Owner will select all plumbing fixtures. Water closets shall be 1.6 gallon/flush maximum. Shower heads and faucets shall
be 2.5 gallons per minute (GPM) maximum flow rate.
B. Waster and Vent System: All soil, waste and vent piping shall be approved ABS per local code (U.O.N). All soil pipes
penetrating rated fire walls shall be cast iron. All sewer pipes under driveway shall be cast iron. Provide minimum of ¼” per
foot slope for horizontal drainage pipe. (UPC Section 713). Cleanouts shall be installed as per UPC Section 719. Cleanout
locations shall be located at least visible areas. All plumbing vents shall be located in least visible areas. All plumbing vents
shall be combined into a minimum amount of roof penetrations. All roof penetrations shall occur to the rear of the main ridge.
C. Domestic Water Piping System: Water service main piping shall be one inch minimum or larger as per load and pressure
requirements. Provide shut-off valve at foundation wall, and cold water supply shall be copper. No water supply will be allowed
under concrete building slab. All runs shall be made so that branch connections occur at fixture locations where fittings can be
installed. System shall be as free as possible from fittings and sharp turns. Provide hose blobs as per drawings with toe
fittings above ground for future sprinklers installation at front and rear of house (U.O.N). Provide a non-removable back low
preventor or vacuum breaker at all hose blobs (UPC Section 60B).
D. Water Heating System: Water heater shall be size and type as specified in the Title 24 Energy Compliance. Water heater
shall have R-12 insulation blanket (U.O.N). Insulate the first 5 feet of the hot and cold water pipes with R-4 insulation. If
water heater is located on a second floor or above, provide a G.S.M. pan under water heater with drain to outside. Water
heaters shall be provided with a pressure relief valve as per UPC Section 608.
E. Domestic Gas Service: All gas piping shall be new and shall be clack steel or galvanized (U.O.N). No gas piping shall be
installed in or on the ground under any building or structure and all exposed gas piping shall be kept at least six inches above
grade or structure (UPC Section 1211.8).
F. Plumbing projecting through or embedded in concrete or masonry shall be protected during the placing of concrete and
placed in an oversized sleeve or approved expansion wrap to allow for expansion, contraction and structural movement (UPC
Section 313).
G. Provide 1/8” rubber between all water piping and any structure or framing member where contact would otherwise be
eminent. In framing members, provide strip of rock wool bott, packed in place, as a steal or stop around plumbing pipes
passing through members.
H. All copper pipe connections to Porrous piping shall be made with dielectric couplings or isolation flanges.

16.01 General Requirements
A. Electrical systems are shown for intent only. These systems shall be engineered by others. The contractor shall be
responsible for proper installation, placement, and performance.
B. Materials and equipment shall be new and listed by Underwriter’s Laboratories, Inc. (UL) and bear their label wherever
standards have been established and their label service is regularly furnished.
C. Service Distribution:
1.Main electrical services shall be 400 AMP minimum (U.O.N.).
2. Main service panel electrical load calculations shall conform to NEC Section 220.
3. Install a main service disconnect as per NEC 230-70.
4. Provide grounding at service entrance to comply with NEC Section 230-31.
5. Branch circuit load distribution shall conform to NEC Section 210.
6. Panels shall not be located in closets or similar confined spaces. (NEC 110-16)
7. Aluminum wire small than No. 6 A.W.G. shall not be used in electrical wiring.
8. Protection from wiring shall be as per NEC Section 320.
D. Receptacle Outlets:
1.Outlet boxes on opposite sides of rated walls (wall separating garage on dwelling) shall be separated by a horizontal
distance of 24 inches (NEC, CBC)
2.Provide GFCI (GFI) protection per NEC Section 210-8(a).
3. Outlet locations shall comply with NEC Sections 210-30 and 210-52.
4. Install outlets at 1”-B” above finished floor (U.O.N.).
5. Switched outlets shall be one-half hot (U.O.N.).
E. Lighting:
1. Owner shall select all lighting fixtures.
2. All light fixtures shall comply shall comply to NEC Section 410 for type, ratings, and installation.
3. Fixture locations shall comply to NEC Section 210-70 and 410.
4. Ceiling mounted junction boxes shall be capable of supporting 60” minimum (U.O.N.) and supported as per NEC Section
410-16.
5. Fixtures installed in closets shall comply to NEC Section 410-8.
6. Install switches at 42” above finished floor (U.O.N.)
F. Smoke Detectors: Install 110 volt smoke detectors with battery backup and battery conforming to NFPA 74. Install the
detector in strict accordance with the manufacturer’s printed installation instructions. (NEC, CBC)
G. Provide combustion air to HVAC and plumbing systems shall insure properly balanced and quiet operation.
H. Vibration isolation of mechanical equipment shall be incorporated into the installation.

3.Lay out carpeting with minimum number if seams. Seams shall be perpendicular to traffic. Four feet minimum
strip width, no more than one each side of room. Single cut centered at doorways. No seams in room field. Pile in
same direction throughout. All seams shall be sown with thread approved by the carpet manufacturer, and then
glued with an approved tape seaming adhesive, then “backed” with a thin tissue.
4. Finish installation of carpet shall be free from “tacks”, scraps, carpet ripples, scallops, and puckers.
5. Provide matching edge guard
 9. Painting
a. Application systems and materials shall comply to the P.D.C.A. “Architectural Specifications Manual”
b. Painting shall be included, but not limited to the following (U.O.N):
1.All exposed metal. This includes flashing scuppers, gutters, downspouts, louvers, gates, railings, etc. Sheet
metal roof valleys, roof flashings and valleys shall be painted to match roofing material.
2.All exposed exterior wood shall be painted and back primed.
3.All precast exposed concrete shall be sealed
4. All doors and frames shall be painted, after being hung and fitted, doors shall be painted on all six sides.
5. All gypsum board shall be painted except in garage or mechanical closets.
6. All gypsum wall receiving wall covering shall be primed.
7. All exposed interior wood shall be painted, including casework where indicated.
c. Surfaces not to be painted shall include the following (U.O.N.):
1.Prefinished materials such as acoustic ceiling board, baked and porcelain enamel, plated metals, laminated
plastics, vinyls, etc.
2.Stainless steel, bronze, and aluminum.
3.Do not paint any moving parts or operating units, mechanical and electrical parts, such as valve and damper
operators, linkages, sensing devices, motor and fan shafts.
4. Do not paint over any code-required labels, such as Underwriters, Laboratories and Factory Mutual, or any
equipment identification, performance rating, name, or nomenclature plates. Neatly mask all such items, and
remove masking at completion of painting.
d. Owner shall select the paint colors.
e. Paint all metal registers and grills to match adjacent surfaces (U.O.N.).
f. Paint all gutters to match fascia and paint all downspouts and vents to match adjacent surfaces (U.O.N.).
g. Kitchen and bathrooms shall receive semi-glass enamel paint (U.O.N.).
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5. All painted areas shall receive a texture except in garage and mechanical closets. The texture shall be as specified

by the Owner.

6. All areas to receive wall coverings shall be taped and sanded smooth.

e. Field Sample A sample panel shall be prepared approximately 2 feet by 2 feet. This sample panel will be a

separate part of the project. Installation shall not proceed until the sample panel is accepted by the Architect and

Owner. The sample shall show color, texture, and workmanship of finished work.

5. Tile:

a. Material and application shall comply to applicable sections of TCA “Handbook for Ceramic Tile Installation:”

and its referenced standards.

b. Tile shall meet or exceed the following standards:

1. Quarry and Ceramic Tile: ANSI 137.1.

2. Granite: ASTM 615

3. Marble: ASTM C505

4. Slate: ASTM C629

5. Limestone: ASTM C568

c. Product Application:

1. Tile shall be installed in accordance to the latest edition of TCA “Handbook for Ceramic Tile Installation”

(U.O.N).

2. Floor tile installed over wood framed floors shall be thickest and as per TCA F141.

3. Ceramic tile and grout shall be selected by the Owner.

4. Tile in all showers shall extend to +72” height (minimum) (U.O.N). Tile shall be thickest over 15” feet (U.O.N).

5. Provide and install porcelain soap and grab at tubs and showers (U.O.N).

6. Shower pans shall be tested with a full head of water for a period of not less than 24 hours, inspected, and

repaired before pan is covered with finish materials.

7. Conform to established pattern and expansion joint locations as approved by the Owner. Expansion joints should

be at 12’-O” o.c. maximum and at all wall intersections as per TCA EJ171. Align expansion joints with slab control

joints, or plywood joints.

8. Lay out for minimum cutting of tile, start at external corners, cut at internal corners, center on floor (U.O.N).

9. Gauge joints, uniform spacing throughout.

10. Prohibit traffic on floor not less than 48 hours after setting, not less than 24 hours after grouting, and do not

grout earlier than 48 hours after setting tile.

11. Prohibit work on walls, and on opposite side of wall not less than 24 hours after setting, not less than 24 hours

after grouting, and do not grout earlier than 24 hours after setting tile.

12. All tiles shall be sealed upon completion with appropriate products, no sooner than 48 hours after grouting.

6. Wood Flooring:

a. Installation shall comply with NOFMA “Installing Hardwood Flooring Manual” and “Hardwood Flooring

Finishing/Refinishing Manual”.

b. Material shall be in accordance to NOFMA “Grading Rules”, unfinished oak shall be “Select” or better (U.O.N).

Prefinished oak shall be “Prime” grade (U.O.N).

c. Product Application:

1. Wood flooring shall be selected by the Owner.

2. Provide expansion space at walls and other obstructions and terminations of flooring, not less than 1/2” unless

otherwise shown on drawings. Unless fully concealed by trim, fill expansion space with flush cork expansion strip.

Nail shoe molding or other trim to baseboard, rather than to flooring.

3. Matching wood transition strips shall be provided at the junction of wood flooring with adjacent materials. The

transition strips shall be provided by the flooring manufacturer and shall provide a smooth transition from one

material to another.

7. Resilient Flooring:

a. Material shall meet or exceed the following:

1. Vinyl sheet: FS L-F-475A, Type II, Grade

2. Vinyl tile: FS SS-T-312B, Type IV, Comp 1

3. Rubber tile: FS SS-T-312B, Type II

4. Vinyl Wall Base: FS SS-W-40, Type II

5. Rubber Wall Base: FS SS-W-40, Type I

b. Product Application:

1. Resilient flooring shall be selected by the Owner.

2. Install in strict accordance with manufacturer’s written instructions.
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DIVISION 08 – DOORS AND WINDOWS
8.01  Quality Control:
A.  Materials shall meet or exceed the following standards:
  1.  Wood Doors:
a.  Doors shall meet or exceed the standards of the WIC “Manual of Woodwork”, Section 20, Custom Grade (U.O.N).
b.  Wood doors shall be 1-3/4” thick solid core at exterior doors and where noted at selected interior doors, and 1-3/8” thick doors at

remaining locations.
  2.  Fire Ratings:
a.  Frame assemblies and fire rated doors shall carry equal rating. Fire rated doors and frames indicated shall carry Underwriters Laboratory

Label for exposures indicated. Construct and install assemblies to comply with NFPA Standard No. 80. Hardware shall include smoke
gasketing and self closures and be UL listed.
  3.  Doors, General Requirements:
a.  Accessible under-floor areas shall be provided with a minimum 18-inch by 24-inch opening unobstructed by pipes, ducts and similar

construction per C.B.C. 1209.1
b.  Provide attic access opening (22” x 80” min) readily accessible with a 80” min. clear head room drove access in all attic spaces with a

minimum vertical height of 30” per C.B.C. 1209.2.
c.  Doors between conditioned and unconditioned spaces shall be fully weatherstripped.
d.  All hardware shall be located per industry recognized standards and shall comply with applicable fire and building code requirements.
e.  Door stops shall be furnished wherever an open door or any item of hardware thereon strikes a wall, column, or part of the building

construction.
f.  All swinging doors shall be accurately hung to fit snug against all stops and shall hang free from hinge bind.

  4.   Metal and Vinyl Windows and Sliding Glass Doors:
              a.  Metal and vinyl units shall meet or exceed ANSI/AAMA 101 specifications.
b.  All units shall have a nail on flange (U.O.N).
c.  Frame color as selected by Owner.

  5.   Wood and Clad Windows and Doors:
              a.  Wood and clad units shall meet or exceed the following ANSI/NWWDA standards:

Windows: 1.5.2
Sliding Doors: 1.5.8
Hinged Doors: 1.5.8

b.  Frame color as selected by Owner.
6.  Glazing and Windows, General Requirements:
              a.  Provide tempered glass where required by the C.B.C. in all hazardous areas such as sliding glass doors, French doors, glass
panels adjacent to doors and walking surfaces glass panels in tub and shower enclosures, etc.
b.  Provide screens at all operable sash.
c.  All escape or rescue windows shall have a minimum net clear opening area of 5.7 square feet. The minimum net clear opening height

dimension shall be 24 inches. The minimum net clear opening width dimension shall be 20 inches when windows are provided as means of
escape or rescue they shall have a finished sill height not more than 44 inches above the floor.
d.  U-valves shall be determined in accordance to NFRC 100.
e.  Air infiltration shall meet the air infiltration requirements of the CEC.
f.  Water infiltration shall be tested in accordance with ASTM E 331.
g.  Window system manufacturer shall certify that its system can structurally perform to the following criteria for the local project wind

conditions:
1)  Maximum deflection of 1/175 of the span.
2)  Allowable stress with safety factor of 1.65.

h.  Test reports certified by an independent test laboratory must be made available upon request.
i.  Mirrors shall be float glazing select silvering quality, electrically deposited copper-backed mirror glass. Joint locations to be approved by

Architect prior to commencement of work.
j.  All windows and doors shall be certified and labeled in accordance with California Energy Commission requirements and the National

Fenestration Rating Council and comply with the Title 24 Energy Compliance documentation.
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9.01 Quality Control:
A. Materials shall meet or exceed the following standards:
1.Stucco - 1 coat system:
a.1” polystyrene system shall be La-Habra-Wall (ICBO #4226) or Architect approved squat.
b. 1/4" Fome-Cor System shall be by Monsanto Company (IC50 #3335) or Architect approved equal.
2.Stucco - 3 coat system:
a.Application shall be in compliance with applicable sections of ANSI A422 “Portland Cement and Portland Cement-Line Plastering, Exterior

(Stucco) and Interior” and ANSI A42.3 “Lathing and Furring for Portland Cement and Portland Cement-Line Plastering Exterior (Stucco) and
Interior.
b. In addition materials shall meet or exceed the following:
Portland cement: ASTM C 150, Type 1, natural color.
Special finishing hydrated lime: ASTM C 206, Type 3.
Aggregates: ASTM C 144, all sand to pass No. 8 sieve.

Cement Plaster Finish Coat: A packaged blend of Portland cement (ASTM C 150), hydrated lime (ASTM C 206), and properly graded quality 20
mesh aggregate, with integral color and paint finish.
Mixes: Job-mixed cement plaster mix, Bondcrete or Mortassal Mason’s Lime with Portland Cement and Sand in accordance with ANSI A422,
Type L.
Proportions:
Scratch Coat: 1 bag Portland cement, 3/4 to 1 bag lime to 6 cu. ft. sand.
Brown Coat: 1 bag Portland cement, 1 bag lime, 6 to 7 cu. ft. sand.
Finish Coat: 1 bag Portland cement, 2 bags lime, 7 to 10 cu. ft. sand. See drawings for location of cement plaster finish coat.
Maximum Slump: 2-1/2 in. using Slump test ASTM C148, modified slump cone 2 in. x 4 in. x 6 in.
Wall Metal Lath: At vertical surface: Paper-backed lath, U56 paper-backed lath or equal. No. 17 gauge galvanized stucco netting meeting
Federal specification QQ-L-101 with horizontal No. 19 gauge galvanized wires at 6 inches O.C. over one additional layer 15th, Type D felt. (See
Division 07).
Lath at horizontal soffit: Galvanized mesh, 3.4 lbs/sq yd. over 1 layer of 15th, Type D felt.
Staples: 14 gauge wire staples, divergent points, 5/4 inch crown, in. legs.
Nails (If soffit supported by wood framing): 3/4 inch II gauge, 3/8” head, 3/4" washer.
Stucco accessories shall meet or exceed the criteria of ASTM C1085.
3.Cement Plaster, General:
a.Finish texture and color shall be as approved by Owner.
b. Climate conditions: Air temperature must be 400 F. minimum and rising when applying cement plaster or exterior finish coat. Air temperature
must remain above 400 F. for a minimum of 24 hours. Consult National Weather Service before beginning work. Protect cement plaster and
exterior finish coat from uneven and excessive evaporation during hot dry weather.
c. Allowable Tolerances: Maximum deviation from true plan 1/8 inch in 10 feet as measured by straight edge placed at any location on surface.
d. Field Sample: A sample panel shall be prepared approximately 2 feet by 2 feet. This sample panel will be a separate part of the project.
Installation shall not proceed until the sample panel is accepted by the Architect and Owner. The sample shall show color, texture, and
workmanship of finished work. The sample panel shall remain on the project for comparison purposes with the actual work.
e.Other materials where applicable:
Polystyrene Board and Architectural Moldings: ASTM C-575 Type 1.

Nominal 1 lb/c.f. cured expanded polystyrene. Flame spread and smoke development equal to or less than 24 and 450 respectively per ASTM E-
B4/UL listed. Insulation Board shall carry the seal of the RADCO testing agency.
Fabric: A balanced, open weave, glass fiber fabric, complying ASTM D1682, standard mesh, as recommended for wrapping polystyrene board
and moldings.
Primer/Adhesive Mixture: A field-mixed blend of standard polymer-based primer adhesive and Portland cement. For use as primer and leveler
over cement plaster brown coat and for use as an adhesive for fabric and polystyrene board and moldings.
Acrylic Resin Bonding Agent: Bonsel, Tammeway, or approved equal. For use on concrete or masonry before application of cement plaster.
Add Mixtures: No add mixtures or plastic cement will be allowed without approval of the Architect.
Synthetic Exterior Finish Coating: A 100% pure acrylic resin based, textured, factory-mixed coating, having integral color, for exterior use.
Minimum standard shall be Dry-Vit Systems Inc., or architect approval equal.

f. Curing:
Wet base as necessary before application with fine fog spray to produce uniform moist condition.
When required, apply bond coat to concrete base and moist cure for minimum of 24 hours before applying first coat of cement plaster.
Do not apply brown coat sooner than 48 hours after application of scratch coat.
Do not apply cement plaster finish coat sooner than 14 days after application of brown coat.
Inspect and repair base coats before application of finish coat.
Cure base coasts minimum of 48 hours after application.
Maintain most conditions by the fog spray.
Cure finish coat for minimum of 7 days.
4.Gypsum Board:
a.Material, application, and finish shall comply to applicable sections of ASTM C 340 “Standard Specification for Application and Finishing of
Gypsum Board” and its referenced standards.
b. Specific assemblies for fire restive and sound transmission control construction shall be as specified in GA-600 “Fire Release Resistance and
Sound Control Design Manual for Gypsum Products” (U.O.N).
c. Provides 5/8” Type “X” gypsum wallboard minimum at ceiling only between garage (Occupancy Group U-U and dwelling (Occupancy Group
R-1 or R-3) if there is habitable space above.
1/2” gypsum wallboard shall be used at ceiling if there is no habitable space above. (Per C.B.C. Section 406.1.4).
d. Product Application (U.O.N):
1. Use 1/2" gypsum board on all walls and ceilings (ASTM C36).
2. Use 1/2" water resistant gypsum board at all wall areas subject to moisture (ASTM C630).
3. Use 5/8” type “X” gypsum board at all wall and ceiling areas of fire resistive construction (ASTM C36 and C630).
4. Square corner beads shall be at all outside corners.

11.01 Quality Control
A. All appliances will be selected by the Owner.
B. Gas fired appliance shall be equipped with intermittent type ignition devices
C. Provide recessed connections in wall for water and waste at clothes washer space and water shut off for refrigerator
icemaker. If washer is located on a second floor or above, provide a G.S.M. pan under washer with drain to outside. Washer
standpipe shall extend between 18 and 30 inches above its trap. The trap shall be between 6 and 10 inches above the floor
(UPC Section 804).
D. Clothes dryer exhaust duct will be limited to 14’ maximum length including 2, 900 elbows and 4” minimum diameter (UMC
504 & 908).
E. Kitchen hood and clothes dryer ducts shall be of metal and have a smooth interior surface. Kitchen hood ducts for
downdraft grill-range may be Schedule 40 PVC when installed below concrete slab floors (UMC 504.2). Dryer duct may have
six feet (maximum) of approved flexible duct (UMC 540).
F. Exhaust fans required in both and/or laundry rooms much connect directly to the outside and must provide 5 air changes
per hour. Environmental air ducts (vent fans, range hoods, dryers, etc.) shall not terminate less than 5 feet from property
line, or 5 feet from opening into the building (UMC 609.10, CBC)
G. Dishwasher shall be connected to a drainage system or food waste disposer with the use of an approved dishwasher
airgap fitting (UPC Section 807.4).
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15.01 General Requirements:
A. Mechanical and plumbing systems are shown for location intent only. These systems shall be engineered by others. The
contractor shall be responsible for proper installation, placement, and performance.
B. Fire sprinkler systems when required shall be “design build” and are not a part of the Architectural Documents. Layout of
sprinkler heads shall be approved by the Owner. Fire sprinkler plans and calculations shall be submitted to the Building
Department for reviews and approval prior to installation.
C. Anchor or strap water heater and HVAC units to structure to resist earthquake motion (UPC Section 510.5 and UMC
Section 304.4).
D. Water heater and HVAC units shall be accessible for inspection, service, repair, and placement for removing permanent
construction (UMC Section 305.1).
E. Furnaces and water heaters shall not be installed in or be accessible through rooms designed as bedrooms, bathrooms or
wardrobe closets (UMC Section 315 and UPC Section 509).
F. Water heating and HVAC units installed in garages where they may be subjected to damage shall be suitably guarded
against every damage by being installed behind protective barriers or by being elevated or located out of normal path of
vehicles. Such equipment when located in a garage shall be installed so that pilots or burners are at least 18” above floor level
(UMC Section 508).
G. Warm-air furnaces installed in attics or furred spaces shall be installed as per UMC Section 304 and 904 and include the
following:
1.A minimum 22 inch by 30 inch access (maximum 20 feet from furnace).
(or as large as the largest component of the (P.a.u.)
2. Continuous solid flooring not less than 24 inches wide form access to furnace.
3. A level working platform 50 inches in depth along entire firebox side of furnace.
4. A permanent IIOV electrical outlet and lighting fixture (controlled by switch located at required access) at or near furnace.
5. FAU shall be listed for installation in attics and on combustible flooring – clearances shall be as specified in the listing and
as per UMC Section 304.
15.02 Heating, Ventilation and Air Condition (HVAC)
A. All work shall comply to the applicable standards of the ASHRAE handbooks and the SMACNA standards.
B. All ducts penetrating R-B/U-I occupancy firewalls shall be minimum 26 gauge galvanized sheet metal on garage side
(UMC, CBC).
C. A concrete pad shall be provided for grade mounted condensers.
15.03 Plumbing
A. American Standard Inc. plumbing products shall be the the minimum performance product standard for plumbing fixtures.
The Owner will select all plumbing fixtures. Water closets shall be 1.6 gallon/flush maximum. Shower heads and faucets shall
be 2.5 gallons per minute (GPM) maximum flow rate.
B. Waster and Vent System: All soil, waste and vent piping shall be approved ABS per local code (U.O.N). All soil pipes
penetrating rated fire walls shall be cast iron. All sewer pipes under driveway shall be cast iron. Provide minimum of ¼” per
foot slope for horizontal drainage pipe. (UPC Section 713). Cleanouts shall be installed as per UPC Section 719. Cleanout
locations shall be located at least visible areas. All plumbing vents shall be located in least visible areas. All plumbing vents
shall be combined into a minimum amount of roof penetrations. All roof penetrations shall occur to the rear of the main ridge.
C. Domestic Water Piping System: Water service main piping shall be one inch minimum or larger as per load and pressure
requirements. Provide shut-off valve at foundation wall, and cold water supply shall be copper. No water supply will be allowed
under concrete building slab. All runs shall be made so that branch connections occur at fixture locations where fittings can be
installed. System shall be as free as possible from fittings and sharp turns. Provide hose blobs as per drawings with toe
fittings above ground for future sprinklers installation at front and rear of house (U.O.N). Provide a non-removable back low
preventor or vacuum breaker at all hose blobs (UPC Section 60B).
D. Water Heating System: Water heater shall be size and type as specified in the Title 24 Energy Compliance. Water heater
shall have R-12 insulation blanket (U.O.N). Insulate the first 5 feet of the hot and cold water pipes with R-4 insulation. If
water heater is located on a second floor or above, provide a G.S.M. pan under water heater with drain to outside. Water
heaters shall be provided with a pressure relief valve as per UPC Section 608.
E. Domestic Gas Service: All gas piping shall be new and shall be clack steel or galvanized (U.O.N). No gas piping shall be
installed in or on the ground under any building or structure and all exposed gas piping shall be kept at least six inches above
grade or structure (UPC Section 1211.8).
F. Plumbing projecting through or embedded in concrete or masonry shall be protected during the placing of concrete and
placed in an oversized sleeve or approved expansion wrap to allow for expansion, contraction and structural movement (UPC
Section 313).
G. Provide 1/8” rubber between all water piping and any structure or framing member where contact would otherwise be
eminent. In framing members, provide strip of rock wool bott, packed in place, as a steal or stop around plumbing pipes
passing through members.
H. All copper pipe connections to Porrous piping shall be made with dielectric couplings or isolation flanges.

16.01 General Requirements
A. Electrical systems are shown for intent only. These systems shall be engineered by others. The contractor shall be
responsible for proper installation, placement, and performance.
B. Materials and equipment shall be new and listed by Underwriter’s Laboratories, Inc. (UL) and bear their label wherever
standards have been established and their label service is regularly furnished.
C. Service Distribution:
1.Main electrical services shall be 400 AMP minimum (U.O.N.).
2. Main service panel electrical load calculations shall conform to NEC Section 220.
3. Install a main service disconnect as per NEC 230-70.
4. Provide grounding at service entrance to comply with NEC Section 230-31.
5. Branch circuit load distribution shall conform to NEC Section 210.
6. Panels shall not be located in closets or similar confined spaces. (NEC 110-16)
7. Aluminum wire small than No. 6 A.W.G. shall not be used in electrical wiring.
8. Protection from wiring shall be as per NEC Section 320.
D. Receptacle Outlets:
1.Outlet boxes on opposite sides of rated walls (wall separating garage on dwelling) shall be separated by a horizontal
distance of 24 inches (NEC, CBC)
2.Provide GFCI (GFI) protection per NEC Section 210-8(a).
3. Outlet locations shall comply with NEC Sections 210-30 and 210-52.
4. Install outlets at 1”-B” above finished floor (U.O.N.).
5. Switched outlets shall be one-half hot (U.O.N.).
E. Lighting:
1. Owner shall select all lighting fixtures.
2. All light fixtures shall comply shall comply to NEC Section 410 for type, ratings, and installation.
3. Fixture locations shall comply to NEC Section 210-70 and 410.
4. Ceiling mounted junction boxes shall be capable of supporting 60” minimum (U.O.N.) and supported as per NEC Section
410-16.
5. Fixtures installed in closets shall comply to NEC Section 410-8.
6. Install switches at 42” above finished floor (U.O.N.)
F. Smoke Detectors: Install 110 volt smoke detectors with battery backup and battery conforming to NFPA 74. Install the
detector in strict accordance with the manufacturer’s printed installation instructions. (NEC, CBC)
G. Provide combustion air to HVAC and plumbing systems shall insure properly balanced and quiet operation.
H. Vibration isolation of mechanical equipment shall be incorporated into the installation.

3.Lay out carpeting with minimum number if seams. Seams shall be perpendicular to traffic. Four feet minimum
strip width, no more than one each side of room. Single cut centered at doorways. No seams in room field. Pile in
same direction throughout. All seams shall be sown with thread approved by the carpet manufacturer, and then
glued with an approved tape seaming adhesive, then “backed” with a thin tissue.
4. Finish installation of carpet shall be free from “tacks”, scraps, carpet ripples, scallops, and puckers.
5. Provide matching edge guard
 9. Painting
a. Application systems and materials shall comply to the P.D.C.A. “Architectural Specifications Manual”
b. Painting shall be included, but not limited to the following (U.O.N):
1.All exposed metal. This includes flashing scuppers, gutters, downspouts, louvers, gates, railings, etc. Sheet
metal roof valleys, roof flashings and valleys shall be painted to match roofing material.
2.All exposed exterior wood shall be painted and back primed.
3.All precast exposed concrete shall be sealed
4. All doors and frames shall be painted, after being hung and fitted, doors shall be painted on all six sides.
5. All gypsum board shall be painted except in garage or mechanical closets.
6. All gypsum wall receiving wall covering shall be primed.
7. All exposed interior wood shall be painted, including casework where indicated.
c. Surfaces not to be painted shall include the following (U.O.N.):
1.Prefinished materials such as acoustic ceiling board, baked and porcelain enamel, plated metals, laminated
plastics, vinyls, etc.
2.Stainless steel, bronze, and aluminum.
3.Do not paint any moving parts or operating units, mechanical and electrical parts, such as valve and damper
operators, linkages, sensing devices, motor and fan shafts.
4. Do not paint over any code-required labels, such as Underwriters, Laboratories and Factory Mutual, or any
equipment identification, performance rating, name, or nomenclature plates. Neatly mask all such items, and
remove masking at completion of painting.
d. Owner shall select the paint colors.
e. Paint all metal registers and grills to match adjacent surfaces (U.O.N.).
f. Paint all gutters to match fascia and paint all downspouts and vents to match adjacent surfaces (U.O.N.).
g. Kitchen and bathrooms shall receive semi-glass enamel paint (U.O.N.).
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5. All painted areas shall receive a texture except in garage and mechanical closets. The texture shall be as specified

by the Owner.

6. All areas to receive wall coverings shall be taped and sanded smooth.

e. Field Sample A sample panel shall be prepared approximately 2 feet by 2 feet. This sample panel will be a

separate part of the project. Installation shall not proceed until the sample panel is accepted by the Architect and

Owner. The sample shall show color, texture, and workmanship of finished work.

5. Tile:

a. Material and application shall comply to applicable sections of TCA “Handbook for Ceramic Tile Installation:”

and its referenced standards.

b. Tile shall meet or exceed the following standards:

1. Quarry and Ceramic Tile: ANSI 137.1.

2. Granite: ASTM 615

3. Marble: ASTM C505

4. Slate: ASTM C629

5. Limestone: ASTM C568

c. Product Application:

1. Tile shall be installed in accordance to the latest edition of TCA “Handbook for Ceramic Tile Installation”

(U.O.N).

2. Floor tile installed over wood framed floors shall be thickest and as per TCA F141.

3. Ceramic tile and grout shall be selected by the Owner.

4. Tile in all showers shall extend to +72” height (minimum) (U.O.N). Tile shall be thickest over 15” feet (U.O.N).

5. Provide and install porcelain soap and grab at tubs and showers (U.O.N).

6. Shower pans shall be tested with a full head of water for a period of not less than 24 hours, inspected, and

repaired before pan is covered with finish materials.

7. Conform to established pattern and expansion joint locations as approved by the Owner. Expansion joints should

be at 12’-O” o.c. maximum and at all wall intersections as per TCA EJ171. Align expansion joints with slab control

joints, or plywood joints.

8. Lay out for minimum cutting of tile, start at external corners, cut at internal corners, center on floor (U.O.N).

9. Gauge joints, uniform spacing throughout.

10. Prohibit traffic on floor not less than 48 hours after setting, not less than 24 hours after grouting, and do not

grout earlier than 48 hours after setting tile.

11. Prohibit work on walls, and on opposite side of wall not less than 24 hours after setting, not less than 24 hours

after grouting, and do not grout earlier than 24 hours after setting tile.

12. All tiles shall be sealed upon completion with appropriate products, no sooner than 48 hours after grouting.

6. Wood Flooring:

a. Installation shall comply with NOFMA “Installing Hardwood Flooring Manual” and “Hardwood Flooring

Finishing/Refinishing Manual”.

b. Material shall be in accordance to NOFMA “Grading Rules”, unfinished oak shall be “Select” or better (U.O.N).

Prefinished oak shall be “Prime” grade (U.O.N).

c. Product Application:

1. Wood flooring shall be selected by the Owner.

2. Provide expansion space at walls and other obstructions and terminations of flooring, not less than 1/2” unless

otherwise shown on drawings. Unless fully concealed by trim, fill expansion space with flush cork expansion strip.

Nail shoe molding or other trim to baseboard, rather than to flooring.

3. Matching wood transition strips shall be provided at the junction of wood flooring with adjacent materials. The

transition strips shall be provided by the flooring manufacturer and shall provide a smooth transition from one

material to another.

7. Resilient Flooring:

a. Material shall meet or exceed the following:

1. Vinyl sheet: FS L-F-475A, Type II, Grade

2. Vinyl tile: FS SS-T-312B, Type IV, Comp 1

3. Rubber tile: FS SS-T-312B, Type II

4. Vinyl Wall Base: FS SS-W-40, Type II

5. Rubber Wall Base: FS SS-W-40, Type I

b. Product Application:

1. Resilient flooring shall be selected by the Owner.

2. Install in strict accordance with manufacturer’s written instructions.
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	496 Smilax - Sheet - G-100 - Cover Page
	Sheet - A-100 - Site Plan
	Sheet - A-101-1 - Floor Plan
	Sheet - S-102 - Foundation Plan
	Sheet - S-103-1 - Framing Plan
	Sheet - A-104-1 - Electrical Plan
	Sheet - A-105-1 - Roof Plan
	Sheet - A-201 - Elevations
	Sheet - A-202 - Elevations
	Sheet - A-203 - Elevations
	Sheet - A-401 - Details
	Sheet - A-402 - Details
	Sheet - G-102-1 - General Notes
	Sheet - G-102-2 - General Notes

