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ARCHITECTURE, LLC

P R O J E C T  S U M M A R Y

LOCATION: 22557 LOCUST ROAD

SCOPE: SINGLE FAMILY HOME ADDITION 		
	       AND RENOVATION

VARIANCES: NONE

H U N T
R E S I D E N C E

B R A N D T
ARCHITECTURE, LLC

SITE INFORMATION:

LOT: 89X153 = 		      13,617 SF
EXIST HOUSE:     		        1,982 SF
			            		     14.5%

NEW FOOTPRINT
EXIST HOUSE TO REMAIN: 1,820 SF
ADDITION: 				       740 SF
TOTAL:		                        2,560 SF 
						      = 18.8%
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S T R E E T  V I E W S
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P R O P O S E D  S I T E  P L A N

N O T  T O  S C A L E
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C
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U
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EM
EN

TS
This project shall com

ply w
ith the

R
C

O
 requirem

ents for energy
efficiency using the perscritive
m

ethod outlined in sections 1101.14 -
1104 of the R

C
O

.

B
U

ILD
IN

G
 TH

ER
M

A
L EN

VELO
PE

1.Insulation  R
 values shall be as

follow
s:

W
alls:

R
=20

C
eilings R

=49  for new
 construction

a.R
=38 w

here insulation is installed
over 100%

 of the area and
extends over w

all top plate
Floor:

R
= 30

Basem
ent R

=10 to depth of 10' below
grade or basem

ent floor.
Slab

R
=10 at 2' from

 perim
eter

W
indow

 U
=.30

A perm
anent certificate shall be

com
pleted and posted by furnace

listing R
= values of all insulation

com
ponents.

2.W
here insulation extends over top

plate in a vented attic, install an eave
baffle.  Baffles shall m

aintain an
opening equal or greater than the size
of the vent. The baffle shall extend
over the top of the attic insulation.

3.Access doors from
 conditioned spaces

to unconditioned spaces such as attics
and craw

l spaces shall be
w

eatherstripped and insulated to a
level equivalent to the insulation on the
surrounding surfaces.

4.Floor fram
ing-cavity insulation shall be

installed to m
aintain perm

anent
contact w

ith the underside of the
subfloor decking

A
IR

 LEA
K

A
G

E
1.The building therm

al envelope shall be
constructed to lim

it air leakage and
com

ply w
ith sections 1102.4 of the

R
C

O
.

2.Sealing m
ethods betw

een dissim
ilar

m
aterials shall allow

 for differential
expansion and contraction.

3.The building or dw
elling unit shall be

tested and verified as having an air
leakage rate of not m

ore than five air
changes per hour. Testing shall be
conducted in accordance w

ith
R

ESN
ET/IC

C
 380, ASTM

 E779 or
ASTM

 E1827 and reported at a
pressure of 0.2 inch w

.g. (50 Pascals).
A w

ritten report of the results of the
test shall be signed by the party
conducting the test and provided to the
building official. Testing shall be
perform

ed at any tim
e after creation of

all penetrations of the building therm
al

envelope.
4.R

ecessed lum
inaires installed in the

building therm
al envelope shall be

sealed to lim
it air leakage betw

een
conditioned and unconditioned spaces.
R

ecessed lum
inaires shall be IC

-rated
and labeled as having an air leakage
rate of not greater than 2.0 cfm

SYSTEM
S

1.N
ot less than one therm

ostat shall be
provided for each separate heating
and cooling system

.
2.Supply and return ducts in attics shall

be insulated to an R
-value of not less

than R
-8 for ducts 3 inches (76 m

m
) in

diam
eter and larger and not less than

R
-6 for ducts sm

aller than 3 inches (76
m

m
) in diam

eter.
3.Seal all ducts, air handlers and filter

boxes. Joints and seam
s shall com

ply
w

ith Section 1601.4.1.
4.D

ucts shall be pressure tested to
determ

ine air leakage per section
1103.3.3 of the R

C
O

.  D
ucts can be

tested at rough-in or post construction.
A w

ritten report of the results of the
test shall be signed by the party
conducting the test and provided to the
building official

5.Building cavities shall not be used as

supply ducts.
6.M

echanical system
 piping capable of

carrying fluids greater than 105°F
(41°C

) or less than 55°F (13°C
) shall

be insulated to an R
-value of not less

than R
-3.

VEN
TILA

TIO
N

1.The building shall be provided w
ith

ventilation that com
plies w

ith the
requirem

ents of Section 1505
2.O

utdoor air intakes and exhausts shall
have autom

atic or gravity dam
pers

that close w
hen the ventilation system

is not operating.
3.H

eating and cooling equipm
ent shall

be sized in accordance w
ith AC

C
A

M
anual S based on building loads

calculated in accordance w
ith AC

C
A

M
anual J or other approved heating

and cooling calculation m
ethodologies.

N
ew

 or replacem
ent heating and

cooling equipm
ent shall have an

efficiency rating equal to or greater
than the m

inim
um

 required by federal
law

 for the geographic location w
here

the equipm
ent is installed.

G
EN

ER
AL N

O
TES AN

D
 SPEC

IFIC
ATIO

N

G
EN

ER
AL C

O
N

D
ITIO

N
S

1. M
aterials and m

ethods of construction shall
com

ply w
ith all applicable local, state and federal

building codes.
C

urrent issue code = R
C

O
 effective July 1, 2019.

2. C
ontractor to provide m

inim
um

 1 year w
arranty on

m
aterial and labor as w

ell as provide O
w

ner w
ith

m
anufacturer’s w

arranty w
here applicable.

3. All w
ork shall be installed in com

pliance w
ith

m
anufacturers’ recom

m
ended installation m

ethods
and lim

itations.

4. W
ork schedule shall be coordinated w

ith O
w

ner
prior to the start of construction.  This shall include
but not be lim

ited to the days and hours of operation,
as w

ell as estim
ated com

pletion date.

5. C
ontractor shall be responsible for rem

oval of
debris from

 site at the com
pletion of w

ork.

6. C
ontractor responsible for verifying dim

ensions &
locations of existing w

alls, stairs, ceiling heights etc.

7. C
ontractor responsible for verifying locations of

existing utilities and roads.

8. C
ontractor shall ensure structural stability of

existing building during construction.  C
ontractor

shall m
aintain integrity of structural, m

echanical,
plum

bing and electrical system
s of existing building

w
here im

pacted by new
 w

ork.

9. C
ontractor shall patch and repair areas im

pacted
by new

 w
ork.  Finishes to m

atch existing.

10. C
ontractor shall cap all electrical and plum

bing
lines disconnected by scope of w

ork in these
docum

ents

11. If any unfavorable or unforeseen conditions are
discovered, contractor shall bring them

 to O
w

ner’s
attention prior to proceeding w

ith w
ork.

12. Base bid shall consist of m
anufacturers as noted

on draw
ings and this specification.  Any

substitutions, i.e.; casew
ork, w

indow
s, fixtures,

hardw
are, siding, etc. recom

m
ended by C

ontractor
shall be separately listed for O

w
ner review

.
Substitutions shall include change in cost and
schedule as w

ell as product inform
ation or sam

ples.

13. All subm
ittals to be review

ed by C
ontractor prior

to review
 by O

w
ner.  Subm

ittals shall include but not
be lim

ited to cut sheets for hardw
are, equipm

ent,
plum

bing and electrical fixtures, and color selections
for finish m

aterials.

EAR
TH

W
O

R
K

1.
 Protect all adjacent structures, utilities,

sidew
alks, pavem

ents and other facilities from
dam

age caused by excavation, settlem
ent, w

ashout
and any other hazards created by earthw

ork
operations.  C

ontractor is responsible for locating all
utilities.

2.
 U

nused excavated soil to be transported to
on site location as designated by O

w
ner.

3.
 Prevent surface w

ater and ground w
ater from

entering excavations or flooding Project site and
surrounding area.

4.
Excavate to ensure footings and foundations

bear on undisturbed soil.  If soil is found to be
insufficient bearing, C

ontractor shall notify O
w

ner
and Engineer prior to proceeding w

ith w
ork.

5.
Backfill at foundations to w

ithin 12" of finish
grade w

ith #57 gravel fill.

6.
Provide term

ite control m
ethods per section

318 of R
C

O
.

7.
U

tility trenches shall be excavated to provide
uniform

 w
idth and w

orking clearance around utility
line.  Back fill w

/ sand then soil.

8.
At areas to receive concrete slab, install

m
inim

um
 4” #57 lim

estone over com
pacted soil.

7.
All foundation and sew

er w
ork in the C

ity or
R

ocky R
iver w

ill be required to verify and correct if
necessary any cross connections of storm

 vs.
sanitary lines. This includes, but is not lim

ited to,
dow

nspouts, drain tile, yard, drivew
ay or garage

drains.

8.
C

ontractor m
ust perform

 dye test or visual
inspections of the drainage system

 and subm
it

results in w
riting to the R

ocky R
iver Building

D
epartm

ent prior to any footer inspections.

9.
9.  All new

 w
ork shall com

ply w
ith  section

914.1 of the C
ity's O

rdinances.

10.
C

ontractor to finish grade site effected by
w

ork.  Provide sm
ooth transition betw

een adjacent
grades.  Slope aw

ay from
 building O

w
ner shall seed

and landscape.

C
O

N
C

R
ETE

1.
1.C

oncrete slab at building shall be Portland
C

em
ent ASTM

 C
 150 Type 1 cem

ent.  C
oncrete to

have a m
inim

um
 cem

ent content of 564# / cu.yd., a
m

axim
um

 w
ater to cem

ent ratio of 0.53 and obtain a
m

inim
um

 strength of 4,000 psi at 28 days. (unless
noted otherw

ise - u.n.o.)
2.

All garage slabs and exterior slabs shall have
a m

inim
um

 strength of 4,000 psi.
3.

All reinforcing steel shall conform
 w

ith astm
a615, 60 ksi yield.
4.

Trow
el finish for interior concrete and broom

finish for exterior concrete.    C
om

ply w
ith ASTM

 C
94 for m

ixing, delivery and testing.

2. All reinforcing steel, anchor bolts, plum
bing &

electrical sleeves shall be placed prior to pouring
concrete.

3. C
ut joints for all slabs on grade shall be a

m
axim

um
 of 12’-0” O

.C
. unless otherw

ise noted. All
cuts shall be m

ade 8 hours after placing concrete.

4. At all expansion joints, install backer rod and
sealant.

R
EIN

FO
R

C
IN

G
 STEEL

1. R
einforcing bars shall com

ply w
ith the AC

I code,
ASTM

 A615, grade 60 U
.N

.O
.

2. Lap all horizontal bars at corners and intersection.

3. D
ow

el all vertical rebar to foundations.

M
ASO

N
R

Y
1. C

onstruct all m
asonry w

alls in accordance w
ith

AC
I 530.

2. Foundations w
alls shall be standard 12x8x16 &

8x8x16 m
asonry units as show

n on plans.

3. M
ortar for reinforced m

asonry and load bearing
w

alls shall be type S. N
on- bearing w

alls shall use
Type N

.

4. G
rout solid m

inim
um

 2 courses (16”) below
 beam

bearing.

5.
Apply ½

” m
in. cem

ent parging from
 the

bottom
 of the footing up the foundation w

all to grade
w

ith 1 coat of ironite w
aterproofing and 1 coat

asphaltic em
ulsion over parging

6.
Provide pipe sleeves for any through w

all
penetrations per O

PC
 305.

FR
AM

IN
G

1.
All fram

ing shall be Southern Yellow
 Pine

species #2 grade or better.

2.
LVL's shall be Boise C

ascade 2.0E G
P Lam

LVL or equal.

3.
W

here m
ultiple plies of LVL are used, beam

s
shall be nailed w

ith  3 row
s of m

in.  3" 10d nails, 12"
O

.C
. If three or m

ore plies are used, beam
s shall be

nailed on both sides, staggered. Follow
m

anufacturer's recom
m

endation for alternate
fasteners.
4.

Plyw
ood shall be standard PS-1 and O

SB
shall be standard PS-2

5.
All exposed lum

ber or lum
ber in contact w

ith
concrete or m

asonry shall be ppt (u.n.o).
6.

All preservative pressure treated (ppt) lum
ber

shall be southern pine #2.
7.

rovide blocking at m
id span of joists

exceeding 2x12.

8.
Provide bridging or lateral support betw

een
rafters and ceiling joists greater that 2x10 at point of
bearing.

9.
A

ny necessary holes or notching in load
bearing studs shall be in accordance w

ith section
602.6 of R

C
O

.

10.
Any necessary holes in load bearing top

plates shall be in accordance w
ith section 602.6 of

the R
C

O
. provide m

in. 16 ga. strap 1.5" w
ide and

m
in. 16" long at notch.

11.
Provide fire blocking at exterior w

alls betw
een

stories, at stairs, soffits, openings and vents
betw

een floors, at chim
neys and other locations

outlined in section 302.11 of the R
C

O
.

12.
Provide draftstopping in floor/ ceiling locations

as outlined n section 302.12 of the R
C

O
.

D
O

O
R

S AN
D

 H
AR

D
W

AR
E

1. Provide 2'-6”x 6’-8”x 1 3/8” solid core w
ood door

unless otherw
ise noted on plan.   Panel size and

pattern selected by ow
ner.  D

oors shall be prim
ed

and painted.  C
olor selected by O

w
ner.  D

oor shall
be hung level and true.

2.Exterior doors to have screen door w
ith storm

s,
glazing & lock.  C

oordinate keying w
ith O

w
ner.

3. Exterior doors shall be Fiberglass Pella, Therm
a

Tru or O
w

ner approved equal.

4. Interior & exterior doors & hardw
are to m

atch
exist.  W

here possible, new
 door hardw

are shall be
by Schlage or approved equal. Style and finish
selected by O

w
ner.

W
IN

D
O

W
S

1. W
indow

s shall be Pella 250 vinyl low
 e glass.

W
indow

s shall be double hung & aw
ning w

ith
screens, traditional grilles and locks.  finish to m

atch
existing. Alternates shall be Andersen, or O

w
ner

approved equal.

2. Exterior w
indow

s and sliding doors shall be tested
by an independent laboratory and bear a label
identifying m

anufacturer, perform
ance

characteristics and approved inspection agency to
indicate com

pliance w
ith AAM

A/W
D

M
A/C

SA
101/I.S.2/A440.

3. W
indow

s shall m
eet standards for w

ind design
loads per section 301.2 of R

C
O

.

EXTER
IO

R
 FIN

ISH
ES

1.
Shake siding to be JL H

AR
D

IE "northw
oods"

shake siding, slight stagger edge  or O
w

ner
approved equal. Standard color to be selected by
O

w
ner.

H
orizontal siding to be JL H

AR
D

IE 5" w
ood grained

vinyl siding collection. Standard color to be selected
by ow

ner.

2. R
oof shingles shall be G

AF Tim
berline “N

atural
Shadow

”. C
olor and texture to be selected by

O
w

ner.

3.   M
etal roof to be 26 ga. steel, 36" w

ide panel w
ith

3/4" rib C
lassic rib pattern by ABC

 or O
w

ner
approved equal. Standard color to be selected by
O

w
ner.

4. Install self sealing hip and ridge cap shingle
m

atching the color of selected roof shingle.

10.
Eave and ridge vents m

ust supply open space
for ventilation of not less than 1 to 150 of the area
w

hich they are ventilating.  provide
corrosion-resistant screening over openings as per
the details and notes in these construction
docum

ents or contact the designer.

5. Provide #30 R
oofing U

nderlaym
ent

6. Provide ice & w
ater shield m

inim
um

 5’-0” up from
all eaves and valleys and 2’-0” up from

 w
alls w

here
abutting roof. Install per m

anufacturer's
recom

m
endation.

7. Exposed flashing shall be pre- finished m
etal

flashing 24 gauge hot-dip galvanized steel sheet,
com

plying w
ith ASTM

 A 653/A 653M
, G

90/Z275.

8. C
oncealed flashing shall be self-adhesive

m
em

brane type flashing.

9. W
here applicable, flashing shall extend m

in. 6” up
w

all and behind vapor barrier to prevent w
ater entry.

10. Flashing shall be installed in a shingle style or

overlapping to prevent w
ater entry.

11. At valleys Install eaves protection m
em

brane at
least 36 (914m

m
) inches w

ide and centered on the
valley.  Lap ends 6 inches (152m

m
) and seal.

14. Install 5” K style seam
less alum

inum
 gutters w

ith
3” dow

nspouts. Install all necessary endcaps,
brackets, screw

s, elbow
 and joints. Install per

m
anufacturer’s recom

m
endation. G

utter to be w
hite,

dow
nspouts to m

atch siding.

IN
SU

LATIO
N

1. Provide batt  insulation as indicated in building &
w

all sections.

2.All insulation R
 values shall m

eet or exceed
m

inim
um

 standards outlined in R
C

O
.

3. Acceptable m
anufacturers for batt insulation shall

be O
w

ens C
orning, C

ertainteed, John’s M
anville or

O
w

ner approved equal.

IN
TER

IO
R

 FIN
ISH

ES
1.

G
ypsum

 Board shall be ASTM
 C

 36, regular
1/2" and 5/8"  type “x” w

ith tapered edges.
as indicated in draw

ings

2.
 Provide w

ater resistant gypsum
 board in all

w
et room

s such as bathroom
s and at kitchen

counters.

3.
Install “durorock” w

all board w
here tile to be

installed.

4.
 Provide in m

axim
um

 lengths and w
idths to

m
inim

ize joints and correspond w
ith support system

.

5.
 G

ypsum
 board trim

 shall be galvanized or
alum

inum
 coated steel, rolled zinc, plastic, or paper

faced galvanized stainless steel.  Provide corner
beads at outside corners and LC

 bead, j- shaped, on
long exposed edges.

6.
Joint treatm

ent shall com
ply w

ith ASTM
 C

475. Prefill open joints, beveled edges and any
dam

aged surface areas.  Tape and em
bed joints

and fasteners to ASTM
 C

 840 standards.

7.
 All w

ood trim
, including but not lim

ited to
w

ood base, crow
n m

ould, w
indow

 & door trim
, to

m
atch existing size and profile.

8.
Provide thresholds and reducer strips as

needed w
ith finish floor m

aterials.

9.
 Provide sm

ooth finish at ceiling.

10.
All gyp. bd. to be prim

ed and painted.

11.
Apply paint according to m

anufacturer's
w

ritten instruction using applicators and techniques
best suited for substrates and m

aterial applied.
Provide sm

ooth opaque surface of uniform
 finish,

color, appearance and coverage.  C
loudiness,

spotting, laps, brush m
arks runs and other

im
perfections w

ill not be accepted.

12.
 Provide the follow

ing finish system
 over

interior gypsum
 board: Tw

o finish coats of low
 luster

acrylic - enam
el finfish, over a prim

er.  Prim
er shall

be interior gypsum
 prim

er.  Acceptable
m

anufacturers shall be Benjam
in M

oore, Sherw
in

W
illiam

s.

13.
All finish colors and m

aterials to be selected
by O

w
ner.

14.
Kitchen countertops to be Q

uartz . C
olor &

texture to be selected by O
w

ner.

15.
C

abinetry design by others.

16.
Provide allow

ance for tile w
here noted on

plan. Tile and grout selection by O
w

ner.

17.
Provide concrete substrates w

ith dry-set or
latex-portland cem

ent m
ortar.

18.
Trow

el level, free of any bum
ps and

protrusions.

19.
Install tile under counters and equipm

ent to
provide com

plete floor covering w
ithout interruption.

20.
Lay tile in grid pattern on floor and brick

pattern on w
alls unless otherw

ise indicated verify
layout w

ith O
w

ner prior to installation.

21.
Accurately form

 intersections and evenly
space joints.

22.
G

rout tile com
pletely per grout m

anufacturer's
recom

m
endations. C

lean tile after grouting

23.
Toilet room

 accessories: m
irror, soap, tow

el
and toilet paper holders shall be provided by O

w
ner

and installed by contractor.

M
EC

H
AN

IC
AL, ELEC

TR
IC

AL & PLU
M

BIN
G

1. All Kitchen equipm
ent to be purchased by O

w
ner

and installed by C
ontractor.  C

ontractor responsible
for coordinating plum

bing and electrical
requirem

ents for kitchen equipm
ent.  O

w
ner shall

provide equipm
ent cut - sheets 1 w

eek prior to
delivery.

2. Provide new
 200 am

p electric panel. C
onnect to

house service. Field verify location.

3. Provide new
 electrical w

iring, outlets, junction
boxes etc. throughout

4. C
oordinate light fixture locations w

ith O
w

ner.
C

oordinate sw
itching w

ith existing sw
itch and fixture

locations.

5. All bath exhaust fans and dryer exhaust duct runs
shall be vented out through exterior w

alls or up
through the roof.  Avoid venting at the front of house
w

here possible. D
o not vent through soffits into

soffits or into attics.  Provide a duct term
ination kit

(energy efficient w
ith screen) and roof flashing as

required at the duct exterior outlet.  Paint the
exterior w

all and roof penetrations to m
atch the

finished surface.  The duct run shall be sm
ooth

m
etal w

ith foil 'm
astic' tape joints and clam

ps (no
screw

s) and insulated or in an insulated cavity for
the exterior outlet.

6.  Plum
bing system

s to connect to existing
dom

estic supply & w
astelines.  C

ontractor to notify
O

w
ner of any necessary upgrades in existing

system
s and include w

ork in base bid.

7. Provide new
 50 gallon gas w

ater heater.

8.Provide pipe protection for exterior plum
bing line

sand utilities  per O
PC

 305.

9. Plum
bing contractor to provide isom

etric of
system

 upon request of the C
ity prior to pulling

perm
its.

10. Plum
bing fixtures by O

w
ner.Acceptable

m
anufacturers shall be M

oen, Kohler, D
elta.

11. Provide new
 furnace and AC

 condensor.
C

oordinate condensor location w
ith O

w
ner.

12.Furnace shall be high efficiency direct vent unit.
C

ontractor to provide heating and ventilation to
areas as required by all applicable building codes

13. N
ew

 furnace & duct sizing and layout by
m

echanical contractor.

14. J Schedule provided by H
VAC

 contractor.
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SITE PLAN
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DRAW
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 INDEX
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SITE PLAN & DEM
O

 PLAN
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FO
UNDATIO

N PLAN
A-1  
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F PLAN
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FLO
O

R PLANS & SCHEDULE
A-3

ELEVATIO
NS

A-4
SECTIO

N

E-1 
ELECTRICAL PLANS

SCOPE OF W
ORK:

NEW
 CONSTRUCTION OF 608 SF SINGLE

STORY ADDITION & 460 SF INTERIOR
RENOVATION OF EXISTING HOME TO
INCLUDE OW

NERS SUITE, GREAT ROOM,
KITCHEN, LOUNGE, PANTRY, AND HALF
BATH, NEW

 BASEMENT AND
CRAW

LSPACE.

LOT COVERAGE:
LOT SIZE:      

 =   13,617 SF
EXIST. HOUSE FOOTPRINT: 

 =     1,982 SF
             14.5%

NEW
 FOOTPRINT:

EXISTING HOUSE TO REMAIN     
=     1,820  SF

NEW
 ADDITION FOOTPRINT

=        740  SF
TOTAL :

=      2,560 SF
   

            18.8%
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F L O O R  P L A N S

S C A L E :  N T S

NEW 48"
VANITY &
SINK

NEW TILE
FLOORING

EXTEND EXIST.
GASLINE TO
NEW GAS STOVE

HANGING ROD
& SHELF

VENT

PROVIDE STOVE HOOD
VENT AT EXTERIOR
WALL. FIELD VERIFY
LENGTH OF RUN.

1
2" TEMPERED
GLASS

NEW
TOILET

D
N

 4
"

PROVIDE
TRANSITION
STRIP TYP.

NEW  HDWD
FLOORING

CABINETRY.
DETAILS BY
OTHERS

NEW SHOWER W/
TILE SURROUND

SHIPLAP

TONGUE AND
GROOVE ACCENT
WALL

TILE RAISED
HEARTH

NEW BRICK & STONE
STEPS. FIELD VERIFY
HEIGHT

EXIST. CONCRETE
PORCH

CABINETRY.
DETAILS BY
OTHERS

HANGING
ROD &
SHELF

1

3

4 5

11

AD

C

BHDWDTILE

CLOSET DESIGN
BY OTHERS

CLG = 9'-0"

CLG = 8'-0"

CLG = 8'-0"

CLG = 8'-0"

CLG = 9'-0"

HDWD TILE

PROVIDE
TRANSITION
STRIP TYP.

D
N

 2
R

 @
 8

" E
A

DN

DN 8"

N
EW

 2
X1

0 
R

AF
TE

R
S

@
 1

6"
 O

.C
. A

BV
.

N
EW

 2
X1

2 
R

AF
TE

R
S

@
 1

6"
 O

.C
. A

BV
.

EXIST 2X6 RAFTERS
@ 16" O.C. ABV.

EXIST 2X6CLG JOIST
@ 16" O.C. ABV.

EXIST 2X6 RAFTERS
@ 16" O.C. ABV.

EXIST 2X6CLG JOIST
@ 16" O.C. ABV.

EXIST 2X6 RAFTERS
@ 16" O.C. ABV.

EXIST 2X6CLG JOIST
@ 16" O.C. ABV.

EX
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T 
2X

6 
R

AF
TE

R
S

@
 1

6"
 O

.C
. A

BV
.

EX
IS

T 
2X

6C
LG

 J
O

IS
T

@
 1

6"
 O

.C
. A

BV
.

N
EW

 2
X8

 R
AF

TE
R

S
@

 1
6"

 O
.C

. A
BV

.

N
EW

 2
X6

 C
LG

 J
O

IS
T

@
 1

6"
 O

.C
. A

BV
.

(3) 1 3/4" x 16" LVL'S
(3) 1 3/4" x 14" LVL'S
(2) 1 3/4" x 16" LVL'S

3.5 X 3.5 PSL  POST
AT WALL

3.5 X 3.5 PSL  POST
ABOVE CEILING

3.5 X 3.5 PSL  POST
AT WALL

3.5 X 3.5 PSL  POST
ABOVE CEILING

(3)2X4 POST
AT WALL

3.5 X 3.5 PSL  POST
ABOVE CEILING

3.5 X 3.5 PSL  POST
ABOVE CEILING

(3)2X4 POST
AT WALL

(3) 2X4 POST
TYP

ALT: INFILL WINDOW
OPENING

FARMHOUSE SINK

EXISTING POST

EX
IS

T 
2X

6 
R

AF
TE

R
S

@
 1

6"
 O

.C
. A

BV
.

EX
IS

T 
2X

6C
LG

 J
O
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T

@
 1

6"
 O

.C
. A

BV
.

EX
IS

T 
2X

6 
R
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TE

R
S

@
 1

6"
 O

.C
. A

BV
.

EX
IS

T 
2X

6C
LG

 J
O

IS
T

@
 1

6"
 O

.C
. A

BV
.

FIELD VERIFY EXISTING
ROOF FRAMING

(2) 2X8

(3) 1 3/4" x 11 1/4" LVL'S

N
EW

 2
X1

2 
R

AF
TE

R
S

@
 1

6"
 O

.C
. A

BV
.

GAS FIRE PLACE
VENT THROUGH
ROOF

EXTEND EXIST.
GASLINE TO
NEW FIRE PLACE
STARTER

2

CABINETRY.
DETAILS BY
OTHERS

CLG = 9'-0"

UPSET 2X12

UPSET 2X12

6

WINE

DW

PANTRY

KITCHEN

REF OWNERS SUITE

BAR

LOUNGE/BAR

8'
-6

"

4'-0"
4'-0"2'-0"

3'
-6

"
15

'-6
"

2'
-0

"

3'
-6

"

8'-0"

30'-0"

18
'-0

"

GREAT ROOM

C

MI
CR

O

6'-0" 6'-0" 6'-0"6'-0"6'-0"

29'-01
2"

13'-5"3'-0"3'-81
2"

4'
-6

"

3'
-0

"
11

"

EXISTING BATH

EXISTING LIVING ROOM

EXISTING GARAGE

EXISTING OFFICE EXISTING BEDROOM

2'
-8

1 2"
2'

-6
"

1'
-3

"
2'

-6
"

3"

3'
-0

"

2'
-3

"

S

DISP

3'
-8

"

15
'-2

"
10

'-0
"

17
'-9

"

3'-81
2"

6'-11
2" 31

2"

8'
-1

01
2"

31
2"

FREEZE

2'-0" 3'-10"

ICE

9'
-0

"

11
'-0

"

C

4'
-5

3
4"

BATH

6'
-0

"

2'-81
2"

C

3'
-0

"

5'-0"

6'
-0

"

9'-11
2"

10
'-6

"

17
'-6

"

16
'-1

11
2"

12'-5"

6'-0"6'-0"2'-6"

6'
-6

"
6'

-6
"

18'-21
2"

7'
-0

"

B

7

D
N

 2
R

 @
 8

" E
A

NEW BRICK & STONE
STEPS. FIELD VERIFY
HEIGHT

1'
-6

"
2'

-6
"

6'
-6

"

3'
-0

"
11

"

2'
-6

"

EXPAND EXISTING
OPENING

EXISTING
FIXTURES TO
REMAIN

36" HIGH
HALF WALL

CLG = 8'-0"

NEW
SHOWER
W/ TILE
SURROUND

D
N

 4
"

DIMENSIONAL  NOTES:
1. INTERIOR DIMENSIONS ARE STUD TO STUD.
2. ALL WINDOW DIMENSIONS ARE TO
CENTERLINE ON WINDOW UNIT. SEE WINDOW
SCHEDULE FOR SIZES . COORDINATE WITH
MANUFACTURER FOR ROUGH OPENING SIZES.
3. ALL DOOR DIMENSIONS ARE TO DOOR SIZE.
COORDINATE WITH DOOR SCHEDULE.

WALL TYPES

EXISTING 2X4 STUD WALL WITH SIDING &
SHEATHING EXT. SIDE TO REMAIN.
INSTALL R-13 KRAFT FACED BATT
INSULATION, + 12" GYP. BD. INTERIOR SIDE

NEW INTERIOR PARTITION WALL:
2X4 STUDS 16" O.C. W/  12" GYP. BD. EACH
SIDE.

EXISTING 2X4 STUD WALL  TO REMAIN.
PROVIDE NEW INSULATION IN ALL
EXTERIOR WALLS.

NEW EXTERIOR WALL:
2X6 STUDS 16" O.C. W/ R= 19 KRAFT FACED
BATT INSUL + 12" OSB + TYVEK + VINYL
SIDING. PROVIDE 12" GYP. BD. INTERIOR
SIDE.

FINISH NOTES:
1. PROVIDE 1/2" GYP BD AT ALL WALLS AND
CEILING OF ADDITION.
2. IN ALL AREAS MODIFIED BY THIS SCOPE OF
WORK PROVIDE BASE TRIM, DOOR & WINDOW
CASING TO MATCH EXISTING.
3. PAINT ALL WALLS, CEILINGS AND TRIM IN
AREAS IMPACTED BY SCOPE OF WORK.
COLORS TO BE SELECTED BY OWNER.
4.PROVIDE NEW FLOORING AS INDICATED ON
PLANS. PROVIDE TRANSITION STRIPS AT
CHANGES IN MATERIAL.

HEIGHTWIDTH# THICK.

1

DOOR

MAT'L

FRAME

MAT'LFINISH FINISH

HARDWARE REMARKS

HINGELOCKSET SILENCERS KICKPLATE HAND

GENERAL NOTES:
1. INTERIOR DOORS SHALL BE SOLID CORE WOOD DOORS.  PANEL DESIGN TO MATCH EXISTING.  RE-USE
EXISTING OR SALVAGED DOORS WHERE POSSIBLE. ACCEPTABLE MANUFACTURERS ARE ALGOMA,
EGGERS,  OR OWNER APPROVED EQUAL.
2. NEW DOORS TO BE STAINED TO MATCH EXISTING.
3. ALL LOCKSETS AND LATCH SETS SHALL MATCH EXISTING STYLE .  HANDLES SHALL BE MOUNTED WITH
THE CENTERLINE 36" A.F.F.   COORDINATE LOCKSET FUNCTION WITH OWNER.  ALL HARDWARE FINISHES
SHALL MATCH EXISTING.
4. ACCEPTABLE  HARDWARE MANUFACTURERS ARE SCHLAGE OR OWNER APPROVED EQUAL
5.VERIFY THICKNESS OF ALL FINISH FLOOR MATERIALS TO PROVIDE 1/4" CLEARANCE AT ALL DOORS.
6. PROVIDE TEMPERED GLASS IN ALL LOCATIONS AS REQUIRED BY BUILDING CODE.

DOOR SCHEDULE

2

3

4

5

7

1

6

BUTT YES -6'-8" WOOD PAINT PAINTWOOD2'-6" 1 3/8" PASSAGE RHRB

BUTT YES -6'-8" WOOD PAINT PAINTWOOD2'-6" 1 3/8" PRIVACY LH

BUTT YES -6'-8" WOOD PAINT PAINTWOOD2'-6" 1 3/8" LH

BUTT YES -6'-8" WOOD PAINT PAINTWOOD LH1 3/8"2'-6" PASSAGE

BUTT YES -7'-8" PAINT PAINTWOOD ENTRACE 8'-0" HEAD HTGLASS
FIBER DEADBOLT

1 1/2"(2) 3'-0" RH ACTIVE

BUTT YES -7'-8" PAINT PAINTWOOD ENTRACE 180 HINGEGLASS
FIBER DEADBOLT

1 1/2"(2) 3'-0" RH ACTIVE

PASSAGE

BUTT YES -6'-8" WOOD PAINT PAINTWOOD2'-6" 1 3/8" PRIVACY RHRB

8'-0" HEAD HT

QTY#

A

UNIT SIZE MAT'L FUNCTION GLASS REMARKS

WINDOW SCHEDULE

B

C

VINYL

W X H

39" X 84" DOUBLE HUNG1A

VINYL32" X 52"2

VINYL26" X 44" DOUBLE HUNG1

DOUBLE HUNG

DOUBLE

D VINYL1

TEMPERED

HEAD HT

7'-8"

6'-8"

7'-8"

7'-8"

(2) 26" X 44" DOUBLEDOUBLE HUNG

FLOOR
PLANS

A-2

1
A-2

1ST FLOOR PLAN
SCALE: 1/4" = 1'-0"
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HEIGHT
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GUTTER
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STEPS. FIELD VERIFY
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NEW ASPHALT
SHINGLES

EXIST. WINDOW
EXIST NEW

INFILL WINDOW

10'-0"

2'
-0

"

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

1
A-3

NORTH ELEVATION
SCALE: 1/4" = 1'-0"

3
A-3

EAST  ELEVATION
SCALE: 1/4" = 1'-0"

4
A-3

SOUTH  ELEVATION
SCALE: 1/4" = 1'-0"

2
A-3

WEST  ELEVATION
SCALE: 1/4" = 1'-0"

ELEVATIONS

A-3

TH
E 

H
U

N
T 

R
ES

ID
EN

C
E

22
55

7 
LO

C
U

ST
 L

N
.

R
O

C
KY

 R
IV

ER
, O

H
IO

  4
41

16

10/11/22    REVIEW
10/28/22    REVIEW
11/3/22    REVIEW

Jill L. Brandt
OH #12657
EXP 12/31/25

12/5/22   PERMIT

Sheet: 1
File: C:\Brandt Architecture\BA Professional credentialing\E stamps\OH\eSeal_OH_Brandt_292560.pdf
Missing or invalid reference

2/6/23   REVISIONS1
4/25/24  REVISIONS2

6/6/25  REVISIONS
3 5/7/25 REVISIONS
4

3/10/26  REVISIONS5



C I T Y  O F  R O C K Y  R I V E R
D E S I G N  R E V I E W
MARCH, 2026

H U N T  R E S I D E N C E
2 2 5 5 7  L O C U S T  L A N E

R O C K Y  R I V E R ,  O H I O
PAGE 8B R A N D T

ARCHITECTURE, LLC

 E L E V A T I O N

VINYL LAP SIDING -
COLOR: GRAPHITE

EXISTING BRICK
PAINT WHITE

NEW ASPHALT
SHINGLES
EXTEND
EAVE 12"

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

VINYL LAP SIDING -
STRAIGHTS EDGE
COLOR: GRAPHITE

EXISTNEW

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

FASCIA BD. AND
GUTTER

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

NEW BRICK & STONE
STEPS. FIELD VERIFY
HEIGHT

VINYL WINDOWS

3 12" WINDOW TRIM VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

NEW
ASPHALT
SHINGLES

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

VINYL WINDOWS

3 12" WINDOW TRIM

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

BRICK TO MATCH
EXISTING

4" TRIM BD

NEW ROOF

EXIST. ROOF
NEW ASPHALT
SHINGLES

EXIST. WINDOW
EXIST NEW

INFILL WINDOW

10'-0"

2'
-0

"

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

1
A-3

NORTH ELEVATION
SCALE: 1/4" = 1'-0"

3
A-3

EAST  ELEVATION
SCALE: 1/4" = 1'-0"

4
A-3

SOUTH  ELEVATION
SCALE: 1/4" = 1'-0"

2
A-3

WEST  ELEVATION
SCALE: 1/4" = 1'-0"

ELEVATIONS

A-3
TH

E 
H

U
N

T 
R

ES
ID

EN
C

E
22

55
7 

LO
C

U
ST

 L
N

.
R

O
C

KY
 R

IV
ER

, O
H

IO
  4

41
16

10/11/22    REVIEW
10/28/22    REVIEW
11/3/22    REVIEW

Jill L. Brandt
OH #12657
EXP 12/31/25

12/5/22   PERMIT

Sheet: 1
File: C:\Brandt Architecture\BA Professional credentialing\E stamps\OH\eSeal_OH_Brandt_292560.pdf
Missing or invalid reference

2/6/23   REVISIONS1
4/25/24  REVISIONS2

6/6/25  REVISIONS
3 5/7/25 REVISIONS
4

3/10/26  REVISIONS5



C I T Y  O F  R O C K Y  R I V E R
D E S I G N  R E V I E W
MARCH, 2026

H U N T  R E S I D E N C E
2 2 5 5 7  L O C U S T  L A N E

R O C K Y  R I V E R ,  O H I O
PAGE 9B R A N D T

ARCHITECTURE, LLC

 E L E V A T I O N

VINYL LAP SIDING -
COLOR: GRAPHITE

EXISTING BRICK
PAINT WHITE

NEW ASPHALT
SHINGLES
EXTEND
EAVE 12"

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

VINYL LAP SIDING -
STRAIGHTS EDGE
COLOR: GRAPHITE

EXISTNEW

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

FASCIA BD. AND
GUTTER

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

NEW BRICK & STONE
STEPS. FIELD VERIFY
HEIGHT

VINYL WINDOWS

3 12" WINDOW TRIM VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

NEW
ASPHALT
SHINGLES

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

VINYL WINDOWS

3 12" WINDOW TRIM

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

BRICK TO MATCH
EXISTING

4" TRIM BD

NEW ROOF

EXIST. ROOF
NEW ASPHALT
SHINGLES

EXIST. WINDOW
EXIST NEW

INFILL WINDOW

10'-0"

2'
-0

"

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

1
A-3

NORTH ELEVATION
SCALE: 1/4" = 1'-0"

3
A-3

EAST  ELEVATION
SCALE: 1/4" = 1'-0"

4
A-3

SOUTH  ELEVATION
SCALE: 1/4" = 1'-0"

2
A-3

WEST  ELEVATION
SCALE: 1/4" = 1'-0"

ELEVATIONS

A-3

TH
E 

H
U

N
T 

R
ES

ID
EN

C
E

22
55

7 
LO

C
U

ST
 L

N
.

R
O

C
KY

 R
IV

ER
, O

H
IO

  4
41

16

10/11/22    REVIEW
10/28/22    REVIEW
11/3/22    REVIEW

Jill L. Brandt
OH #12657
EXP 12/31/25

12/5/22   PERMIT

Sheet: 1
File: C:\Brandt Architecture\BA Professional credentialing\E stamps\OH\eSeal_OH_Brandt_292560.pdf
Missing or invalid reference

2/6/23   REVISIONS1
4/25/24  REVISIONS2

6/6/25  REVISIONS
3 5/7/25 REVISIONS
4

3/10/26  REVISIONS5



C I T Y  O F  R O C K Y  R I V E R
D E S I G N  R E V I E W
MARCH, 2026

H U N T  R E S I D E N C E
2 2 5 5 7  L O C U S T  L A N E

R O C K Y  R I V E R ,  O H I O
PAGE 10B R A N D T

ARCHITECTURE, LLC

 E L E V A T I O N

VINYL LAP SIDING -
COLOR: GRAPHITE

EXISTING BRICK
PAINT WHITE

NEW ASPHALT
SHINGLES
EXTEND
EAVE 12"

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

VINYL LAP SIDING -
STRAIGHTS EDGE
COLOR: GRAPHITE

EXISTNEW

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

FASCIA BD. AND
GUTTER

NEW ASPHALT SHINGLES

BRICK TO MATCH
EXISTING

NEW BRICK & STONE
STEPS. FIELD VERIFY
HEIGHT

VINYL WINDOWS

3 12" WINDOW TRIM VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

NEW
ASPHALT
SHINGLES

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

VINYL WINDOWS

3 12" WINDOW TRIM

VINYL LAP SIDING -
STRAIGHT EDGE
COLOR: GRAPHITE

BRICK TO MATCH
EXISTING

4" TRIM BD

NEW ROOF

EXIST. ROOF
NEW ASPHALT
SHINGLES

EXIST. WINDOW
EXIST NEW

INFILL WINDOW

10'-0"

2'
-0

"

EXTEND EXISTING
CHIMNEY. FIELD COORD
HEIGHT

1
A-3

NORTH ELEVATION
SCALE: 1/4" = 1'-0"

3
A-3

EAST  ELEVATION
SCALE: 1/4" = 1'-0"

4
A-3

SOUTH  ELEVATION
SCALE: 1/4" = 1'-0"

2
A-3

WEST  ELEVATION
SCALE: 1/4" = 1'-0"

ELEVATIONS

A-3

TH
E 

H
U

N
T 

R
ES

ID
EN

C
E

22
55

7 
LO

C
U

ST
 L

N
.

R
O

C
KY

 R
IV

ER
, O

H
IO

  4
41

16

10/11/22    REVIEW
10/28/22    REVIEW
11/3/22    REVIEW

Jill L. Brandt
OH #12657
EXP 12/31/25

12/5/22   PERMIT

Sheet: 1
File: C:\Brandt Architecture\BA Professional credentialing\E stamps\OH\eSeal_OH_Brandt_292560.pdf
Missing or invalid reference

2/6/23   REVISIONS1
4/25/24  REVISIONS2

6/6/25  REVISIONS
3 5/7/25 REVISIONS
4

3/10/26  REVISIONS5


