
PLEASE RESPOND ELECTRONICALLY TO TERESA GARCIA 2ND FLOOR, 602-262-7399

To: 

Date: July 25, 2025From: 

Departments Concerned 

Joshua Bednarek
Planning & Development Department Director 

Subject: P.H.O. APPLICATION NO. PHO-1-25--Z-58-24-8 – Notice of Pending Actions

by the Planning Hearing Office r

1. Your attention is called to the fact that the Planning Hearing Officer will consider the

following case at a public hearing on August 20, 2025.

2. Information about this case is available for review at the Zoning Counter in the
Planning and Development Department on the 2nd Floor of Phoenix City Hall,
telephone 602-262-7131, Option 6.

3. Staff, please indicate your comments and respond electronically to
pdd.pho@phoenix.gov or you may provide hard copies at the Zoning Counter in the
Planning and Development Department on the second floor of Phoenix City Hall by
August 1, 2025.

DISTRIBUTION

Mayor’s Office (Tony Motola), 11th Floor
City Council  (Stephanie Bracken), 11th Floor
City Council District 8 (council.district.8@phoenix.gov, Breon Robinson)
Aviation (Jordan D. Feld)
CED (Michelle Pierson), 20th Floor
Fire Prevention (Joel Asirsan), 2nd Floor
Neighborhood Services (Gregory Gonzales,  Lisa Huggins), 4th Floor
Parks & Recreation (Todd Shackelford), 16th Floor
Public Transit (Skitch Kitchen) 
Street Transportation Department (Maja Brkovic, Josh Rogers, Alan Hilty, Chris Kowalsky),  
5th Floor 
Street Transportation - Ped. Safety Coordinator  (Kurt Miyamoto), 5th Floor 
Street Transportation - Floodplain Management (Tina Jensen, Priscilla Motola, Rudy  
Rangel), 5th Floor
Water Services (Don Reynolds, Victor Romo),  8th Floor
Planning and Development (Joshua Bednarek, Tricia Gomes),  3rd Floor
Planning and Development/Information Services (Andrew Wickhorst), 4th Floor Planning and
Development/Historic  Preservation Office (Kevin Weight), 3rd Floor
Planning Hearing Officer (Byron Easton, Teresa Garcia), 2nd Floor 
Village Planner (Samuel Rogers, South Mountain) 
Village Planning Committee Chair  (Mr. Arthur Greathouse III, South Mountain) 

ATTACHMENT D



200 W. Washington St., 2nd Floor, Phoenix, AZ  85003 ● 602-626-7131 

APPLICATION FOR PLANNING HEARING OFFICER ACTION 
APPLICATION NO: PHO-1-25--Z-58-24-8 

Council District: 8 

Request For: Stipulation Modification 
Reason for Request: Legislative review and approval of conceptual site plan and landscape plan by the Planning Hearing 
Officer per Stipulation 1.; Legislative review and approval of conceptual elevations by the Planning Hearing Officer per 
Stipulation 2. 

Contact Information 

Name Relationship 
Type 

Address Phone Fax Email 

Dorothy Hallock Owner 2050 West South 
Mountain Avenue 
Phoenix AZ 85041 

480-720-6854 dorthymhallock@gmail.com 

John Fox Applicant 428 East Thunderbird 
Road Phoenix AZ 
85022 United States 

602-573-2895 wscing@cox.net 

John Fox Representative 428 East Thunderbird 
Road Phoenix AZ 
85022 United States 

602-573-2895 wscing@cox.net 

Property Location: Approximately 710 feet north and 305 feet west of the  northwest corner of 20th Avenue and South Mountain  
Avenue 
Acreage: 4.54 

Village: 
South Mountain 

An applicant may receive a clarification from the city of its interpretation or application of a statute, ordinance, code or authorized 
substantive policy statement. To request clarification or to obtain further information on the application process and applicable 
review time frames, please call 602-262-7131 (option 6), email zoning@phoenix.gov or visit our website at 
https://www.phoenix.gov/pdd/licensing-time-frames 

A Filing Fee had been paid to the City Treasurer to cover the cost of processing this application. The fee will be retained to cover 
the cost whether or not the request is granted 

I declare that all information submitted is true and correct to the best of my knowledge and belief. I acknowledge that any error in 
my application may be cause for changing its normal scheduling. 

Signature: ____________________________________________________     DATE: ___________________ 

Fee Information 

Fee Fee Waived Fee Date Purpose 

$1,080.00 $0.00 06/24/25 PHO (1-2 stipulations) 

https://www.phoenix.gov/pdd/licensing-time-frames


SOUTH MOUNTAIN MODERN 

PROJECT NARRATIVE 

Z-58-24 (G-7386) 

 

Owner  

Dorothy M Hallock 

2050 W South Mountain Ave 

Phoenix, AZ 85041 

 

Applicant  

William Seymour Co. Inc 

John Fox 

428 E Thunderbird Rd #234 

Phoenix, AZ 85022 

602-573-2895 

wscing@cox.net 

 

Project Site 

1050 W South Mountain Ave  

Phoenix AZ 85022 

APN 300-17-004Y 

 

DESCRIPTION 

R1-10 Planned Residential Development   

The original proposal was a 20 single family lot subdivision; this application is for 16 lots.  

Density allowed with bonus is 4.55 no bonus points are required, due to additional open space 

of 8% >5%  

 

The project consists of 4.5 acres, north of South Mountain Ave west of 19th Ave  

The site slopes to the north, so retention and open space are situated on the north portion of 

the property. 

 

The access to the site is 20th lane, an extension of Wyndham Square subdivision  

A 50’ ROW dedication is proposed with 5’ offset sidewalks, a 8’ PUE consistent with Wyndham 

Square development. Water and sewer and dry utilities are in 20th lane at the north property 

line. 

  

  

 

 

 

 

 

mailto:wscing@cox.net


This request is submitted to satisfy the requirements of Zoning Ordinance G-7386 for the Site 

Plan, Conceptual Landscape Plan, and Building Elevations to be reviewed by the Zoning Hearing 

Officer in compliance with the Rio Montana Overlay District and the plans previously approved 

by City Council. 

 

Specific Stipulations being addressed:  

 

1.The conceptual site plan and landscape plan for future development of the site shall be 

reviewed and approved by the Planning Hearing Officer through the public hearing process, 

including review by the South Mountain Village Planning Committee, for stipulation 

modification prior to preliminary site plan approval. This is a legislative review for conceptual 

purposes only Specific development standards and requirements will be determined by the 

Planning Hearing Officer and the Planning and Development Department. 

2.The conceptual elevations for future development of the site shall be reviewed and  

approved by the Planning Hearing Officer through the public hearing process, including review 

by the South Mountain Village Planning Committee, for stipulation modification prior to final 

site plan approval. This is a legislative review for conceptual purposes only. Specific 

development standards and requirements will be determined by the Planning Hearing Officer 

and the Planning and Development Department. 
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SOUTH MOUNTAIN VILLAGE
COUNCIL DISTRICT: 8

APPLICANT'S NAME:

APPLICATION NO:

GROSS AREA INCLUDING 1/2 STREET
AND ALLEY DEDICATION IS APPROX.

MULTIPLES PERMITTED CONVENTIONAL OPTION * UNITS P.R.D OPTION

REQUESTED CHANGE:

FROM:

TO:

DATE:

REVISION DATES:

AERIAL PHOTO &
QUARTER SEC. NO.

ZONING MAP

* Maximum Units Allowed with P.R.D. Bonus
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PROJECT

SITE

WYNDHAM

SQUARE

SILVA

MOUNTAIN

UNIT 2

PROJECT DESCRIPTION

FINAL SITE PLAN FOR
SOUTH MOUNTAIN MODERN

A DETACHED SINGLE- FAMILY PLANNED RESIDENTIAL DEVELOPMENT (prd)
SUBJECT TO SINGLE FAMILY DESIGH REVIEW

NOTES:

1. NO STRUCTURE OF ANY KIND SHALL BE CONSTRUCTED ON, OVER, OR PLACED

WITHIN A PUBLIC UTILITY EASEMENT, DRAINAGE EASEMENT, SANITARY SEWER

EASEMENT, OR WATER EASEMENT EXCEPT AS NOTED BELOW. PAVING AND

REMOVABLE TYPE FENCES, WITH NO CONTINUOUS FOOTING, ARE ALLOWED IN

PUBLIC UTILITY EASEMENTS, SEWER EASEMENTS, AND WATER EASEMENTS WITH

APPROVAL FROM THE PLANNING AND DEVELOPMENT DEPARTMENT. NO

VEGETATION SHALL BE PLANTED WITHIN ANY EASEMENT WITHOUT PRIOR

APPROVAL FROM THE PLANNING AND DEVELOPMENT DEPARTMENT LANDSCAPE

ARCHITECT. PUBLIC SANITARY SEWER OR WATER MAINS SHALL BE PLACED IN

THE APPROPRIATE WATER AND SEWER EASEMENT. WATER MAINS THAT ARE

PLACED WITHIN AN EASEMENT ARE REQUIRED TO BE DUCTILE IRON PIPE PER

THE WATER SERVICES DEPARTMENT "DESIGN STANDARDS FOR WATER

DISTRIBUTION MAIN". IT SHALL BE FURTHER UNDERSTOOD THAT THE CITY OF

PHOENIX SHALL NOT BE REQUIRED TO REPLACE ANY OBSTRUCTIONS, PAVING,

OR VEGETATION THAT BECOMES DAMAGED OR MUST BE REMOVED DURING THE

COURSE OF MAINTENANCE, CONSTRUCTION, RECONSTRUCTION, OR REPAIR. THE

CITY OF PHOENIX MAY, BUT IS NOT REQUIRED TO, CONSTRUCT AND/OR

MAINTAIN, AT ITS SOLE DISCRETION, DRAINAGE FACILITIES ON OR UNDER THE

LAND IN THE DRAINAGE EASEMENTS.'

2. DEVELOPMENT AND USE OF THIS SITE WILL CONFORM TO ALL APPLICABLE

CODES AND ORDINANCES."

3. THIS SUBDIVISION IS LOCATED WITHIN THE CITY OF PHOENIX WATER SERVICE

AREA AND HAS BEEN DESIGNATED AS HAVING AN ASSURED WATER SUPPLY."

4. ALL NEW OR RELOCATED UTILITIES WILL BE PLACED UNDERGROUND." "ALL

SIGNAGE REQUIRES SEPARATE APPROVALS AND PERMITS."

5. ANY LIGHTING WILL BE PLACED SO AS TO DIRECT LIGHT AWAY FROM THE

ADJACENT RESIDENTIAL DISTRICTS AND WILL NOT EXCEED ONE FOOT CANDLE

AT THE PROPERTY LINE. NO NOISE, ODOR OR VIBRATION WILL BE EMITTED SO

THAT IT EXCEEDS THE GENERAL LEVEL OF NOISE, ODOR OR VIBRATION

EMITTED BY USES OUTSIDE OF THE SITE."

6. OWNERS OF PROPERTY ADJACENT TO PUBLIC RIGHT-OF-WAY WILL HAVE THE

RESPONSIBILITY FOR MAINTAINING ALL LANDSCAPING WITHIN THE

RIGHTS-OF-WAY IN ACCORDANCE WITH APPROVED PLANS."

7. STRUCTURES AND LANDSCAPING WITHIN A TRIANGLE MEASURING 33' X 33'

ALONG THE PROPERTY LINES WILL BE MAINTAINED AT A MAXIMUM HEIGHT OF

3'." (THIS NOTE IS TO BE USED AT ALL INTERSECTIONS EXCEPT WHEN

ARTERIAL STREETS INTERSECT WITH LOCAL STREETS.)

8. AN ASSOCIATION, INCLUDING ALL PROPERTY OWNERS IN THE DEVELOPMENT,

WILL BE FORMED AND HAVE THE RESPONSIBILITY FOR MAINTAINING ALL

COMMON AREAS TO BE NOTED AS "TRACTS" OR EASEMENTS (INCLUDING

LANDSCAPED AREAS AND DRAINAGE FACILITIES) IN ACCORDANCE WITH

APPROVED PLANS

9. EACH LOT IN THIS SUBDIVISION IS PERMITTED ONE DWELLING UNIT FOR A

TOTAL OF FIFTY FOUR DWELLING UNITS WITH IN THE ENTIRE SUBDIVISION

10. A MINIMUM 20' SETBACK ( 18' IF VERTICALLY OPENING GARAGE DOORS ARE

PROVIDED) WILL BE PROVIDED FROM THE BACK OF THE SIDEWALK TO THE

FACE OF THE GARAGE DOOR

THIS APPLICATION IS FOR THE REZONING OF THE PROPERTY

FROM S-1 TO R1-10 TABLE A  PLANNED RESIDENTIAL

DEVELOPMENT OPTION.

PROPOSED  DEVELOPMENT A 16 SINGLE FAMILY LOT

SUBDIVISION, WITH ACCESSORY DWELLING UNIT ADU PROPOSED

ON EACH LOT.

THE PROJECT CONSISTS OF 4.5 ACRES, NORTH OF SOUTH

MOUNTAIN ROAD

ZONING CONTIGUOUS NORTH R1-10, SOUTH, EAST & WEST S-1

GENERAL PLAN IS 3.5 – 5.0 DU/AC

THE ACCESS TO THE SITE IS 20TH LANE,  AN EXTENSION OF

WYNDHAM SQUARE SUBDIVISION TO THE NORTH.

A 50’ROW  DEDICATION IS PROPOSED  WITH 5’ OFFSET
SIDEWALKS CONSISTENT WITH WYNDHAM SQUARE

WATER AND SEWER AND DRY UTILITIES ARE IN 20TH LANE
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RETENTION CALCULATIONS
VOLUME REQUIRED FOR SITE DEVELOPMENT

A = 196,051 SF (4.5) ACRES

P = 2.23" (NOAA-14, 100YR-2HOUR)

WEIGHTED Cw = LOTS (R1-10) C=0.75 A=1 196,051 SF

Vr = C*P*A (0.75)(2.23/12) (196,051)

Vr = 27,324 CF

Vr = TOTAL VOLUME REQUIRED

TRACT A 15,669 CF

TRACT B 18,595 CF

TOTAL   34,264 CF>27,324 CF

LEGAL DESCRIPTION 

THE NORTH 595.00 FEET OF THE WEST HALF OF THE WEST HALF

OF FARM UNIT H, MORE PARTICULARLY DESCRIBED AS THE WEST

HALF OF THE WEST HALF OF THE SOUTHEAST QUARTER OF THE

NORTHEAST QUARTER OF SECTION 1, TOWNSHIP 1 SOUTH, RANGE

2 EAST OF THE GILA AND SALT RIVER BASE AND MERIDIAN,

MARICOPA COUNTY ARIZONA.

UTILITIES:

WATER:  CITY OF PHOENIX

SEWER: CITY OF PHOENIX

ELEC.:  SRP

CABLE:  COX

GAS:  SOUTHWEST GAS

FIRE:  CITY OF PHOENIX

POLICE:  CITY OF PHOENIX

REFUSE:  CITY OF PHOENIX

PHONE:  QWEST

OWNER 

DOROTHY M HALLOCK

2050 W SOUTH MOUNTAIN AVE

PHOENIX AZ. 85041

PHONE#: 480-720-6854

CONSULTANT

JOHN FOX

WILLIAM SEYMOUR CO. INC.

428 E. THUNDERBIRD RD. #234

PHOENIX AZ. 85022

PHONE#: 602-573-2895

WSCING@COX.NET

PROJECT NUMBERS

KIVA  24-140

PAPP 2400620

SDEV 2400045

QS# 01-24

TYPICAL UTILITY LOCATIONS 
SCALE: 1"=20'

ENGINEER
EVERLAND ENGINEERING ASSOC.

GEORGE R. EVERLAND, P.E.

515 E. CAREFREE HWY., PMB-327

PHOENIX, AZ 85085-8839

PHONE: (623) 764-5286

EMAIL: Geverland@aol.com

PHO-1-25--Z-58-24-8 Proposed Conceptual Site Plan Hearing Date: August 20, 2025

Teresa Garcia
Stamp
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DOROTHY M HALLOCK

2050 W SOUTH MOUNTAIN AVE

PHOENIX AZ. 85041

PHONE#: 480-720-6854

CONSULTANT

JOHN FOX

WILLIAM SEYMOUR CO. INC.

428 E. THUNDERBIRD RD. #234

PHOENIX AZ. 85022

PHONE#: 602-573-2895

WSCING@COX.NET
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PHOENIX, AZ 85085-8839

PHONE: (623) 764-5286

EMAIL: Geverland@aol.com

CITY OF PHOENIX GENERAL LANDSCAPE NOTES

1. THE CITY OF PHOENIX GENERAL NOTES ARE THE ONLY NOTES

APRROVED ON THIS PLAN. ADDITIONAL GENERAL NOTES GENERATED

BY THE SEALANT AND PLACED ON THE PLANS ARE NOT APPROVED

AS PART OF THIS PLAN AND ARE NOTED AS SUCH ON THE PLANS.

2. THE DESIGN ON THESE PLANS IS ONLY APPROVED BY THE CITY

IN SCOPE AND NOT IN DETAIL. CONSTRUCTION QUANTITIES ON

THESE PLANS ARE NOT VERIFIED BY THE CITY. APPROVAL OF THESE

PLANS ARE FOR PERMIT PURPOSES ONLY AND SHALL NOT PREVENT

FROM REQUIRING CORRECTION OF ERRORS IN THE PLANS WHERE

SUCH ERRORS ARE SUBSEQUENTLY FOUND TO BE IN VIOLATION OF

ANY LAW, ORDINACE, HEALTH, SAFTEY, OR OTHER DESIGN ISSUES.

3. CONSTRUCTION WITHIN THE RIGHT-OF-WAY SHALL CONFORM TO

THE LATEST APPLICABLE MAICAOPA ASSOCIATION OF

GOVERMENTS(MAC) UNIFORM STANDARD SPECIFICATIONS AND DETAILS

AND THE LATEST CITY OF PHOENIX SUPLEMENT TO THE MAG

UNIFORM STANDARD AND DETAILS.

4. FINAL BUILDING PERMIT CANNOT BE OBTAINED UNTIL BONDING

OR APPROVED ASSURANCES ARE PROVIDED FOR THE LANDSCAPING

WITHIN THE RIGHT-OF-WAY.

5. NO PLANT SUBSTITUTIONS, TYPE, SIZE, OR QUANTITY DEVIATIONS

FROM THE APPROVED LANDSCAPE OR IRRIGATION PLANS WiTHOUT

PRIOR APPROVAL FROM THE CITY OF PHOENIX LANDSCAPE SECTION

AT (602) 262-7811.

6. ALL PLANT MATERIAL AND SPECIFICATIONS TO CONFORM TO THE

ARIZONA NURSERYMAN ASSOCIATION STANDARDS.

7. ALL RIGHT-OF-WAY AND CITY REQUIRED (PERIMETER, RETENTION,

AND PARKING) PLANT MATERIAL TO BE IN COMPLIANCE WITH THE

DEPARTMENT OF WATER RESOURCES LOW WATER USE PLANT LIST.

8. CONTACT THE PARKS AND RECREATION DEPARTMENT, FORESTRY

SUPERVISOR, AT 602-262-6862, TO VERIFY OWNERSHIP OF ANY

PLANT MATERIAL IN THE PUBLIC R.O.W. PRIOR TO ANY PLANT

RE-LOCATIONS OR REMOVALS. OBTAIN WRITTEN PERMISSION FROM

THE PARKS AND RECREATION DEPARTMENT PRIOR TO THE

RE-LOCATION OR REMOVAL OF ANY CITY PLANT MATERIAL.

9. CONTACT THE STREETS TRANSPORTATION DEPARTMENT,

HORTICULTURIST, AT 602-262-6284, PRIOR TO THE RELOCATION

OR REMOVAL OF EXISTING PLANT MATERIAL IN THE A.D.T.O. R.O.W.

THAT IS ON THE CITY'S SIDE OF THE SOUND WALL. OBTAIN WRITTEN

PERMISSION FROM THE STREET TRANSPORTATION DEPARTMENT PRIOR

TO THE RE-LOCATION OR REMOVAL OF ANY PLANT MATERIAL OE

EQUIPMENT.

10,ALL EXISTING TREES AND SHRUBS IN RIGHT-OF-WAY DESIGNATED

TO REMAIN BUT ARE DAMAGED OR DESTROYED WILL BE REPLACED

IN LIKE SIZE AND KIND BY THE CONTRACTOR.

11.ThE PROPOSED IRRIGATION SYSTEM SHALL INCLUDE ANY

MODIFICATIONS REQUIRED TO TIE THE EXISTING CITY OF PHOENIX

IRRIGA11ONSYSTEM IN RIGHT-OF-WAY TO THE PROPOSED SYSTEM.

ALL THROUGH IRRIGATION SYSTEMS IN THE RIGHT-OF-WAY SHALL

BE MAINTAINED. THE CONTRACTOR SHALL BE RESPONSIBLE FOR

CAPPING AND/OR ABANDONING EXISTING IRRIGATION TO PLANT

MATERIALS AND PROVIDING NEW IRRIGATION TO THE EXISTING PLANT

MATERAIL, IN RIGHT-OF-WAY, PER THE APPROVED PLAN.

12.WALLS ARE NOT APPROVED AS PART OF THE LANDSCAPE PLAN

BUT ARE SHOWN FOR REFERENCE ONLY.

13.TREES ADJACENT TO PEDESTRAIN WALKWAYS SHOULD HAVE A

MINIMUM CANOPY CLEARANCE OF SIX FEET EIGHT INCHES (6'-8")

PER SECTION 507 TSB A.11.A3.1.10 OF THE CITY OF PHOENIX

ZONING ORDINACE.

14P.V.C. PIPE LATERALS ARE REQUIRED. A MAXIMUM OF FIVE FEET

(5') OF POLY TUBING OFF OF THE P.V.C. PIPE LATERAL IS

ALLOWED. NO POLY TUBING LATERALS ARE ALLOWED.

15.PLANT QUAN11ES AND CALIPER SIZES, PER THE SPECIFIED

ZONING REQUIREMENTS FOR THIS SITE PROVIDED IN THE LEGEND

ON THE APPROVED PLANS ARE REQUIRED TO BE INSTALLED IN

Ti-IE FIELD. ANY DEVIATION FROM THE PLAN WILL REQUIRE A

REVISION TO THE APPROVED PLAN.

NOTE: MINIMUM CALIPER SIZE IS A ZONING REQUIREMENT. IF

THE MINIMUM CALIPER CAN

NOT BE MET AT BOXSIZE THAT IS SPECIFIED, THEN THE BOX MUST

BE INCREASED TO MEET CALIPER REQUIREMENTS.

16.PLAN APPROVAL IS VAUD FOR 180 DAYS. PRIOR TO PLAN

APPROVAL EXPIRATION,

ALL ACCOCIATED PERMITS SHALL BE PURCHASED OR THE PLANS

SHALL BE RESUBMITTED FOR EXTENSION OF PLAN APPROVAL. THE

EXPIRATION, EXTENSION, AND REINSTATEMENT

OF LANDSCAPE PLANS AND PERMITS SHALL FOLLOW THE SAME

GUIDELINES AS THOSE INDICATED IN THE PHOENIX BUILDING

CONSTRUCTION CODE AND ADMINISTRATIVE PROVISIONS SECTION

105.3 FOR BUILDING PERMITS.

SPECIAL LANDSCAPE NOTES PER APPROVED ZONING

CASE Z-58-24 ( MAY 7, 2025)

ONLY LANDSCAPE MATERIALS LISTED IN THE PHOENIX ACTIVE

MANAGEMENT AREA LOW WATER-USE/DROUGHT-TOLERANT PLANT

LIST SHALL BE UTILIZED IN THE COMMON AREAS AND WITHIN THE

FRONT YARDS OF INDIVIDUAL RESIDENTIAL LOTS, AS APPROVED OR

MODIFIED BY THE PLANNING AND DEVELOPMENT DEPARTMENT.

NATURAL TURF SHALL ONLY BE UTILIZED ON INDIVIDUAL

SINGLE-FAMILY LOTS (BEHIND THE FRONT YARD); REQUIRED

RETENTION AREAS (BOTTOM OF BASIN); AND FUNCTIONAL TURF

AREAS WITHIN COMMON AREAS, AS APPROVED BY THE PLANNING

AND DEVELOPMENT DEPARTMENT

THE SOUTHERN END OF THE STREET SHALL HAVE LANDSCAPING

AND WROUGHT IRON VIEW

A RETAINING WALL SHALL BE PROVIDED ALONG THE NORTHERN

BOUNDARY OF TRACT A AND

TRACT B

ALL PEDESTRIAN PATHWAYS (INCLUDING SIDEWALKS) SHALL BE

SHADED BY A STRUCTURE, LANDSCAPING, OR A COMBINATION OF

THE TWO TO PROVIDE A MINIMUM OF 75% SHADE, AS APPROVED

BY THE PLANNING AND DEVELOPMENT DEPARTMENT.

NOTE

THIS PLAN IS CONCEPTUAL ONLY

TREES AND SHRUBS MAY BE SUBSTITUTED AND NOT LIMITED TO

PLANING LIST AS SHOWN

DOOLEY WALL FENCE BETWEEN LOTS 

CMU BLOCK PERIMETER FENCE

SPLIT RAIL FENCE

LANDSCAPE PLANT LIST 
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NOTES: NO SCALETYPICAL PLYWOOD SHEATHING LAYOUT - 24" O.C. SUPPORTS07 FRAMING MEMBER AT PANEL EDGE.EDGE ATTACHMENT.INTERMEDIATE ATTACHMENT, TYPICAL EXCEPT AT EDGES.PLYWOOD SHEATHING PANEL -PERPENDICULAR TO FRAMING MEMBERS.16" O.C. SUPPORT SPACING SIMILAR. 1.2.3.4.4'-O" STAGGER(4) (4) (3)(1)(2)NOTE:FOR ADDITIONAL INFO., SEE PLAN AND G.S.N.NOTES: NO SCALEPLAN VIEW - TYPICAL FRAMING AROUND SMALL OPENING08 (4)(3)(2)(1) TOP CHORDS OF TRUSSJOISTS.2 X 4 WITH SIMPSON F24HANGER EACH END.FOR OPENING DIMENSION, SEE MECHANICAL AND/ORARCHITECTURAL DRAWINGS.2 - 2 X 4 WITH SIMPSONF24-2 HANGER EACH END.1.2.3.4.4'-0" MAX. NOTES: NO SCALEONE-STORY SHEAR WALL ELEVATION09 (1) (2) (3) (4)(5)(6)(7)(6) MULTIPLE STUDS (MIN 2 U.N.O.)AT EACH END OF PANEL NAILEDAS BUILT-UP POST - TYP.WOOD STUDS.SHEATHING MATERIAL.MIDHEIGHT BLOCKING REQUIREDAT SHEATHING PANEL JOINTS.FINISHED FLOOR.HOLDOWN AS OCCURS.ANCHOR BOLTS.1.2.3.4.5.6.7.10 NO SCALETYPICAL WOOD STUD WALL NOTES:1. CONTINUOUS DOUBLE 2x TOP PLATE AT ROOF PER TYPICALNAILING DETAIL.  LAP ASNOTED.CONTINUOUS SINGLE 2x BOTTOMPLATE AT LOWEST LEVEL PERDETAILS.STUD TO PLATE CONNECTIONPER TYPICAL NAILING DETAIL.INSTALL SIMPSON CLIPS PERG.S.N. WHERE REQUIRED.WHERE SHEAR WALL SCHEDULEINDICATES OTHER REQUIREMENTINSTALL PER SHEAR WALLSCHEDULE.NOTE:A. PLATES SHALL NOT BE LAPPED OR SPLICED WITHIN8'-0" OF END OF WALL.B. CONNECTION TO BEGINWITHIN 6" OF ENDS AND SPLICES.8'-0" MIN TOP PLATE LAP16d AT 6" O.C.AT LAPS(3)(3) (1)(1)(4) 2.3.4.1.NOTES:11 NO SCALETYPICAL - NON BEARING INTERIOR WALLS AT WOOD TRUSSESPREFAB WOOD TRUSS.SIMPSON DTC ROOF TRUSS CLIPCONTINUOUS 2x WOOD TOP PLATE.INTERIOR WALL.2.4.(1)(5)(2) (3)(4)(3)(4)(1)(2) 2x4 WOOD BLOCKING AT 24" O.C.5.3.12 NO SCALETYPICAL SHEAR PANEL NOTES:1.(2)(1) (4)(3) (5)(6)(8)(7) CONTINUOUS SIMPSON CMST14 STRAP. FILL ALL HOLES. OVERLAP44" MIN. AT STRAP SPLICE.PLYWOOD SHEATHING.PREFAB WOOD TRUSS.4x WOOD BLOCKING BETWEENTRUSSES WITH SIMPSON H2.5AAT EACH END.2x WOOD BLOCKING AS SHOWN.DOUBLE 2x TOP PLATE OR WOOD BEAM AS OCCURS.MINIMUM 3/8" PLYWOOD SHEATHING WITH 8d AT 6" O.C. INTO BLOCKING.NAILING INTO 2x PLATE SHALLMATCH NAILING ALONGROOF ABOVE.2.3.4.5.6.7.8.13 NO SCALETYPICAL LINTEL IN WOOD STUD WALL 8.7.6.5.4.3.2. ADDITIONAL FULL HEIGHT STUDBEARINGS.2X FLAT.WOOD LINTEL.16d AT 12" O.C.LINTEL AS SHOWN.RUN VERTICAL STUD UP PASTSIDE, EACH END.2-16d TOENAILS - EACH2-16d AS SHOWN.BOTH SIDES.16d AT 12" O.C. STAGGERED(8)(7) (4)ROUGHOPENING WIDTH (6)(5)(3)(2)(1) DOUBLE TOP PLATE.1.NOTES:18 9. DOUBLE STUDS UNDER LINTEL10. (IF STUD IS PRESENT BELOW)WITH NOTE #6 NAILING.(9)(10) (11) 11. SIMPSON H2.5A EACH SIDE ATOPENINGS GREATER THAN 4'-0"GENERAL STRUCTURAL NOTES TOTAL LOADTL SHORT LEG HORIZONTALSLH LONG LEG HORIZONTALLLHLL LIVE LOAD1000 POUNDSK(KIP)o OR DIA DIAMETEREDGE OF SLABE.O.S. EXPANSION BOLTEXP. BOLT (E.B.)F.O.M. FACE OF MEMBERB.F.F BELOW FINISHED FLOORWITHVERTICAL REINFORCINGUNLESS NOTED OTHERWISETYPICALSTANDARDSQUARESIMILARSHORT LEG VERTICALREINFORCINGPOUNDS PER SQUARE INCHPOUNDS PER SQUARE FOOTPREFABRICATEDPOUNDS PER LINEAR FOOTOPPOSITEOUTSIDE FACE OF WALLON CENTERNOT TO SCALENOT APPLICABLEMECHANICALMANUFACTURER('S)LONG LEG VERTICALLOCATION OF DETAILSW/VERTU.N.O.TYPSTDSQ.SIMSLVREINFPSIPSFPREFABPLFOPPO.F.W.O.C.N.T.S.N/AMECH'LMFR('S)LLVL.O.D. GENERAL STRUCTURAL NOTESGALVANIZED GAGE (UNIT OF MEASUREMENT)FACE OF WALLFACE OF STEELFINISHED FLOOREACH WAYEXPANSION JOINTEQUIPMENTEQUALDRAWING(S)DOWNDEAD LOADCONTINUOUSCONNECTIONCONCRETECLEARCENTERLINEBEARINGBEAMAT (MEASUREMENT)ALTERNATEABOVE FINISHED FLOORAIR CONDITIONERAGGREGATE BASE COURSEG.S.N.GALVGAF.O.W.F.O.S.F.F.E.W.EXP. JT (E.J.)EQUIPEQDWG(S)DNDLCONTCONNCONCCLRC.L.BRGBM@ALT.A.F.F.A/CA.B.C. ABBREVIATIONSKLF KIPS PER LINEAR FOOTE.C. END TO CENTERLINEI.F.W. INSIDE FACE OF WALLSTL STEELHORIZ HORIZONTAL REINFORCINGMAX MAXIMUMMIN MINIMUM± PLUS OR MINUSWITHOUTW/OE.E. END TO ENDI.O.D. INTERPRETATION OF DRAWINGSLBS (#) POUNDSLGS LIGHT GAGE STEELA.B. ANCHOR BOLTASTM AMERICAN SOCIETY FOR TESTING   AND MATERIALSICC INTERNATIONAL CODE COUNCILIBC INTERNATIONAL BUILDING CODEBLK BLOCKC CAMBERACI AMERICAN CONCRETE INSTITUTEAISC AMERICAN INSTITUTE OF STEEL  CONSTRUCTIONAWS AMERICAN WELDING SOCIETYAPA AMERICAN PLYWOOD ASSOCIATIONANSI AMERICAN NATIONAL STANDARDS  INSTITUTEAITC AMERICAN INSTITUTE OF TIMBER  CONSTRUCTION  INSTITUTEAMERICAN IRON AND STEELAISICRSI CONCRETE REINFORCING STEEL  INSTITUTEOCCUPATIONAL SAFETY AND  HEALTH ADMINISTRATIONOSHAPTI POST-TENSIONING INSTITUTESJI STEEL JOIST INSTITUTESSMA STEEL STUD MANUFACTURERSASSOCIATIONT&G TONGUE AND GROOVELGSEA LIGHT GAGE STEEL ENGINEERS  ASSOCIATIONNOTE:  ABBREVIATIONS MAY OR MAY NOT HAVEPERIODS, BUT SHALL BE READ AS SAME.ARCH'L ARCHITECTURALSDI STEEL DECK INSTITUTEBUILDING CODE:2012 EDITION OF THE INTERNATIONAL BUILDING CODE WITH MARICOPA COUNTYAMENDMENTS.LOADS:ROOFS:ROOF LIVE LOAD = 20 PSF (REDUCIBLE).ROOF DEAD LOAD = 14 PSF.FLOORS:FLOOR LIVE LOAD = 40 PSF (REDUCIBLE).FLOOR DEAD LOAD = 12 PSF.LATERAL:ULTIMATE WIND VELOCITY = 115 MPH, EXPOSURE C.INTERNAL PRESSURE COEF. = +/- 0.18LONGITUDINAL WIND FORCE  AND ANCHORAGE DESIGNED BY OTHERSTRANSVERSE WIND FORCE AND ANCHORAGE DESIGNED BY OTHERSSOIL SITE CLASS D.SHORT PERIOD SPECTRAL ACCELERATION Ss = .272.ONE SECOND SPECTRAL ACCELERATION S1 = .157.RISK CATEGORY = IIR = 6.5V = CsWSEISMIC DESIGN CATEGORY DEQUIVALENT LATERAL FORCE PROCEDUREFOUNDATIONS:DESIGN OF SOILS IS BASED ON CLASS 5 MATERIAL IN ACCORDANCE WITH SECTION1803.5.1 THROUGH 1813.5.6 AND SECTIONS 1803.5.10 AND 1803.5.11 OF THEINTERNATIONAL BUILDING CODE WITH LOCAL AMENDMENTS.  THESE PRESUMPTIVEVALUES ASSUME THE FOLLOWING SOIL CHARACTERISTICS UTILIZING THE PRESUMPTIVELOAD-BEARING VALUES OF TABLE 1806.2.  SPREAD FOOTINGS SHALL BEAR ON FIRM,UNDISTURBED SOIL 1'-6" MINIMUM BELOW ADJACENT FINISHED GRADE.  FINISHED GRADEIS DEFINED AS TOP OF SLAB FOR INTERIOR FOOTINGS AND LOWEST ADJACENT GRADEWITHIN 5 FEET FOR PERIMETER FOOTINGS.   DESIGN SOIL BEARING VALUE = 1500 PSF.LATERAL BEARING PRESSURE = 100 PSF/FT.  LATERAL SLIDING RESISTANCE = 130 PSF/FT.ACTIVE PRESSURE = 35 PSF FOR CANTILEVER RETANING WALLS AND 55 PSF FORRESTRAINED RETAINING WALLS.  A SOILS TEST SHALL BE PERFORMED BY A GEOTECHNICALENGINEER TO VERIFY THE CLASS 5 SOIL MATERIAL.  STRUCTURAL ENGINEER IS NOTPERMITTED TO VALIDATE SOIL CONDITION.CONCRETE:MINIMUM 28 DAY STRENGTH 3,000 PSI EXCEPT AS FOLLOWS:FOUNDATIONS (DESIGN BASED ON 2,500 PSI)--------------------- 3,000 PSIGENERAL:ALL CAST-IN-PLACE CONCRETE CONSTRUCTION SHALL CONFORM TO THE LATESTEDITION OF THE ACI.   MECHANICALLY VIBRATE ALL CONCRETE WHEN PLACED UNLESSNOTED OTHERWISE.   FOR CONCRETE WITHOUT PLASTICIZER, MAXIMUM SLUMP 4 1/2" ATPOINT OF PLACEMENT U.N.O.   IF PLASTICIZER IS USED, A HIGHER FINAL SLUMP MAY BEALLOWED UPON STRUCTURAL ENGINEER'S APPROVAL.FOR REINFORCING INFORMATION, SEE REINFORCING SECTION OF G.S.N., PLANS,SCHEDULES AND DETAILS.UNLESS NOTED OTHERWISE ON THE DRAWINGS, THE EMBEDMENT OF CONDUITS, PIPES,SLEEVES, ETC. OF ANY MATERIAL SHALL NOT BE PERMITTED WITHIN ANY CONCRETESTRUCTURAL ELEMENT (IE: COLUMNS, BEAMS, ELEVATED SLABS, ETC.) OR STRUCTURALCONCRETE TOPPINGS WITHOUT THE EXPRESSED APPROVAL OF THE STRUCTURALENGINEER.FLY ASH - IF PERMITTED BY ARCHITECTURAL SPECIFICATIONS, SHALL BE LIMITED TO 18% OFCEMENTITIOUS MATERIALS AND SHALL HAVE A REPLACEMENT FACTOR OF 1.2 RELATIVETO CEMENT REPLACED.   NO FLY ASH ADDITIVES SHALL BE USED IN FLATWORK ORARCHITECTURALLY EXPOSED CONCRETE.REINFORCING:ALL REINFORCING PER CRSI SPECIFICATIONS AND HANDBOOK.  ASTM A615 (Fy = 60 KSI /GRADE 60) DEFORMED BARS FOR ALL BARS #4 AND LARGER (AND FOR ALL CONCRETEWALLS, BEAMS, SLABS AND COLUMN REINFORCING).  ASTM A615 (Fy = 40 KSI / GRADE40) DEFORMED BARS FOR ALL BARS #3 AND SMALLER.  WHERE SHOWN ON DRAWINGSALL GRADE 60 REINFORCING TO BE WELDED SHALL BE ASTM A706.  WELDED WIRE FABRICPER ASTM A185, WIRE PER ASTM A82.  NO TACK WELDING OF REINFORCING BARSALLOWED WITHOUT PRIOR REVIEW OF PROCEDURE WITH THE STRUCTURAL ENGINEER.LATEST ACI CODE AND DETAILING MANUAL APPLY.   CLEAR CONCRETE COVERAGES ASFOLLOWS:CAST AGAINST AND PERMANENTLY EXPOSED TO EARTH ------------------- 3"EXPOSED TO EARTH OR WEATHER     #6 OR LARGER ----------------------------------------- 2"     #5 AND SMALLER ------------------------------------- 1 1/2"ALL OTHER PER LATEST EDITION OF ACI 318ALL REINFORCING SHALL BE CHAIRED TO ENSURE PROPER CLEARANCES.  SUPPORT OFFOUNDATION REINFORCING MUST PROVIDE ISOLATION FROM MOISTURE/CORROSIONBY USE OF A PLASTIC OR CONCRETE CHAIR.  DUCT-TAPE COVERED REINFORCING IS NOTAN ACCEPTABLE CHAIR.ALL DIMENSIONS REFERENCED IN DRAWINGS AS "CLEAR" SHALL BE FROM FACE OFSTRUCTURE TO EDGE OF REINFORCING, AND SHALL NOT BE LESS THAN STATED, NORGREATER THAN "CLEAR" DIMENSION PLUS 3/8".  ALL OTHERS SHALL BE PLUS OR MINUS 1/4"TYPICAL UNLESS NOTED OTHERWISE.FIELD BENDING OR STRAIGHTENING OF DEFORMED BARS SHALL BE LIMITED TO #5 BARSAND SMALLER AND SHALL BE FIELD BENT OR STRAIGHTENED ONLY ONCE.  ANY BENDSHALL BE LIMITED TO 90 DEGREES.  IF FIELD BENDING OR STRAIGHTENING OF #6 BARS ORLARGER IS REQUIRED, OR IF A SECOND BEND IS REQUIRED FOR #5 BARS AND SMALLER,HEAT SHALL BE APPLIED FOR BENDING OR STRAIGHTENING.  CONTRACTOR SHALL SUBMITPROCEDURE FOR APPLYING HEAT TO ENGINEER FOR REVIEW AND APPROVAL PRIOR TOBENDING OR STRAIGHTENING BARS.LAP SPLICES IN CONCRETE:ALL SPLICE LOCATIONS SUBJECT TO APPROVAL BY THE STRUCTURAL ENGINEER.  PROVIDEBENT CORNER BARS TO MATCH AND LAP WITH HORIZONTAL BARS AT ALL CORNERS ANDINTERSECTIONS PER TYPICAL DETAILS.  REINFORCING BAR SPACING GIVEN AREMAXIMUM ON CENTERS.  DOWEL VERTICAL REINFORCING TO FOUNDATION WITHSTANDARD 90-DEGREE HOOKS UNLESS NOTED OTHERWISE.  SECURELY TIE ALL BARS INLOCATION BEFORE PLACING CONCRETE.  ONLY WHEN SPECIFICALLY NOTED ONDRAWINGS MAY CONCRETE COLUMN DOWEL EMBEDMENT BE A STANDARDCOMPRESSION DOWEL WITH EMBEDMENT LENGTH ACCORDING TO THE LATEST EDITIONOF THE ACI 318.LAP SPLICES, UNLESS NOTED OTHERWISE, SHALL BE CLASS "B" TENSION LAP SPLICES PERLATEST EDITION OF ACI 318.  STAGGER SPLICES A MINIMUM OF ONE LAP LENGTH.  ONLYWHEN SPECIFICALLY NOTED ON DRAWINGS MAY LAP SPLICES IN CONCRETE COLUMNSBE STANDARD COMPRESSION LAP SPLICES.

LAPS IN WELDED WIRE FABRIC SHALL BE MADE SO THAT THE OVERLAP, MEASUREDBETWEEN OUTERMOST CROSS WIRES OF EACH FABRIC SHEET, IS NOT LESS THAN THESPACING OF CROSS WIRES PLUS 2 INCHES.WOOD:GENERAL:WOOD FRAMING MEMBER SHALL NOT BE NOTCHED OR DRILLED WITHOUT PRIORAPPROVAL OF THE STRUCTURAL ENGINEER THROUGH THE ARCHITECT.   ALL NAILING NOTNOTED SHALL BE PER TYPICAL DETAIL.   ALL BOLTING SHALL BE PER STEEL SECTION.WOOD CONNECTORS SHALL BE AS MANUFACTURED BY SIMPSON STRONG-TIECOMPANY, INC. OR OTHER MANUFACTURER WITH CURRENT AND EQUIVALENT ICCAPPROVAL.  WHERE "TYPE" OF CONNECTOR IS INDICATED ON THE DRAWINGS, THECONNECTOR AND ATTACHMENT SHALL BE PER THE MAXIMUM MODEL NUMBER BASEDON THE SIZE OF THE MEMBERS CONNECTED.IN STUD WALLS, UNLESS NOTED OTHERWISE, INSTALL DOUBLE BEARING STUDS AND ONEFULL HEIGHT STUD AT ALL JAMBS, CORNERS, INTERSECTION AND AT ISOLATED BEARINGPOINTS OF FRAMING MEMBERS ABOVE.    EVERY OTHER STUD OF WOOD FRAME BEARINGWALL SHALL HAVE A SIMPSON H3 ANCHOR TOP AND BOTTOM, EXCEPT AT THOSE WALLSWHERE PLYWOOD SHEATHING IS NAILED DIRECTLY TO THE TOP AND BOTTOM PLATES.PROVIDE 2X SOLID BLOCKING AT MID-HEIGHT OF BEARING STUD WALLS.PROVIDE 2" SOLID BLOCKING AT SUPPORTS OF ALL JOISTS.   DOUBLE UP FLOOR JOISTSAND BLOCKING UNDER PARTITIONS.DO NOT SUSPEND ANY SPRINKLERS, PIPING, CEILINGS OR ANY OTHER ITEMS FROM 2XJOISTS IN PANELIZED ROOF SYSTEM.SAWN LUMBER:FRAMING LUMBER SHALL COMPLY WITH THE LATEST EDITION OF THE GRADING RULES OFTHE WWPA OR THE WCLIB.  ALL SAWN LUMBER SHALL BE STAMPED WITH THE GRADEMARK OF AN APPROVED LUMBER GRADING AGENCY AND SHALL HAVE MINIMUMPROPERTIES WHICH MEET OR EXCEED THE FOLLOWINGWOOD TYPES:2 X 4 --------------------------------------------------------------- H.F. STNDALL LUMBER AND PLYWOOD SHALL BE WEATHER TREATED TO BE ROT RESISTANT AS THEWOOD WILL BE PERMANENTLY EXPOSED TO EARTH AND MOISTURE.  SIMPSONCONNECTORS SHALL BE ADEQUATELY PROTECTED FROM MOISTURE INFILTRATION TOPREVENT OXIDIZATION OF THE METAL.SHOP DRAWINGS:SHOP DRAWINGS SHALL BE SUBMITTED FOR ALL STRUCTURAL ITEMS IN ADDITION TO ITEMSREQUIRED BY ARCHITECTURAL SPECIFICATIONS.THE CONTRACTOR SHALL REVIEW ALL SHOP DRAWINGS PRIOR TO SUBMITTAL.   ITEMSNOT IN ACCORDANCE WITH CONTRACT DOCUMENTS SHALL BE FLAGGED UPONCONTRACTOR'S REVIEW.VERIFY ALL DIMENSIONS WITH ARCHITECTURAL DRAWINGS AND FIELD CONDITIONS.MANUFACTURER OR FABRICATOR SHALL CLOUD ANY CHANGES, SUBSTITUTIONS, ORDEVIATIONS FROM CONTRACT DOCUMENTS.   ANY OF THE AFOREMENTIONED WHICHARE NOT CLOUDED OR FLAGGED BY SUBMITTING PARTIES, SHALL NOT BE CONSIDEREDAPPROVED AFTER ENGINEER'S REVIEW, UNLESS NOTED ACCORDINGLY.THE ENGINEER HAS THE RIGHT TO APPROVE OR DISAPPROVE ANY CHANGES TOCONTRACT DOCUMENTS AT ANYTIME BEFORE OR AFTER SHOP DRAWING REVIEW.THE SHOP DRAWINGS DO NOT REPLACE THE CONTRACT DOCUMENTS.   ITEMS OMITTEDOR SHOWN INCORRECTLY AND ARE NOT FLAGGED BY THE STRUCTURAL ENGINEER ORARCHITECT SHALL NOT BE CONSIDERED CHANGES TO CONTRACT DOCUMENTS.   IT ISTHE CONTRACTOR'S RESPONSIBILITY TO ENSURE ITEMS ARE CONSTRUCTED TO CONTRACTDOCUMENTS.THE ADEQUACY OF ENGINEERING DESIGNS AND LAYOUT PERFORMED BY OTHERS RESTSWITH THE DESIGNING OR SUBMITTING AUTHORITY.REVIEWING IS INTENDED ONLY AS AN AID TO THE CONTRACTOR IN OBTAINING CORRECTSHOP DRAWINGS.   RESPONSIBILITY FOR CORRECTNESS SHALL REST WITH THECONTRACTOR.GENERAL NOTES:THE STRUCTURAL CONSTRUCTION DOCUMENTS REPRESENT THE FINISHED STRUCTURE.EXCEPT WHERE NOTED, THEY DO NOT INDICATE THE METHOD OF CONSTRUCTION.   THECONTRACTOR SHALL PROVIDE ALL MEASURES NECESSARY TO PROTECT THE STRUCTUREDURING CONSTRUCTION.   SUCH MEASURES SHALL INCLUDE, BUT NOT BE LIMITED TO,BRACING, SHORING FOR LOADS DUE TO CONSTRUCTION EQUIPMENT, ETC.  THEBUILDING STRUCTURE SHALL NOT BE CONSIDERED LATERALLY STABLE OR ABLE TO RESISTWIND OR SEISMIC FORCES UNTIL THE ENTIRE BUILDING IS COMPLETE OR WRITTENDOCUMENTATION IS PROVIDED BY THE ENGINEER OF RECORD.  THE STRUCTURALENGINEER OF RECORD SHALL NOT BE RESPONSIBLE FOR THE CONTRACTOR'S MEANS,METHODS, TECHNIQUES, SEQUENCES FOR PROCEDURE OF CONSTRUCTION, OR THESAFETY PRECAUTIONS AND THE PROGRAMS INCIDENT THERETO (NOR SHALLOBSERVATION VISITS TO THE SITE INCLUDE INSPECTION OF THESE ITEMS).WHERE REFERENCE IS MADE TO VARIOUS TEST STANDARDS FOR MATERIALS, SUCHSTANDARDS SHALL BE THE LATEST EDITION AND/OR ADDENDA.   ANY ENGINEERINGDESIGN, PROVIDED BY OTHERS AND SUBMITTED FOR REVIEW, SHALL BEAR THE SEAL OF AREGISTERED ENGINEER RECOGNIZED BY THE BUILDING CODE JURISDICTION OF THISPROJECT.NOTES AND DETAILS ON DRAWINGS SHALL TAKE PRECEDENCE OVER GENERALSTRUCTURAL NOTES AND TYPICAL DETAILS.   WHERE NO DETAILS ARE SHOWN,CONSTRUCTION SHALL CONFORM TO SIMILAR WORK ON THE PROJECT, AND/OR ASPROVIDED FOR IN THE CONTRACT DOCUMENTS.   WHERE DISCREPANCIES OCCURBETWEEN PLANS, DETAILS, GENERAL STRUCTURAL NOTES AND SPECIFICATIONS, THEGREATER REQUIREMENTS SHALL GOVERN.CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL DIMENSIONS WITHARCHITECTURAL DRAWINGS PRIOR TO START OF CONSTRUCTION.   RESOLVE ANYDISCREPANCY WITH THE ARCHITECT.   ESTABLISH AND VERIFY ALL OPENINGS AND INSERTSFOR ARCHITECTURAL, CIVIL, MECHANICAL, PLUMBING AND ELECTRICAL ITEMS WITH THEAPPROPRIATE TRADE DRAWINGS AND SUBCONTRACTORS PRIOR TO CONSTRUCTION.TYPICAL DETAILS MAY NOT NECESSARILY BE CUT ON PLANS, BUT APPLY UNLESS NOTEDOTHERWISE.AT EXISTING CONDITIONS, CONTRACTOR SHALL VERIFY IN THE FIELD ALL DIMENSIONSAND CONDITIONS OF THE EXISTING STRUCTURE PRIOR TO BEGINNING ANY PERTINENTWORK.  NOTIFY THE ARCHITECT/ENGINEER OF ANY DISCREPANCIES BETWEEN THEDRAWINGS AND ACTUAL CONDITIONS.CONSTRUCTION MATERIALS SHALL BE SPREAD OUT IF PLACED ON FRAMEDCONSTRUCTION.  LOAD SHALL NOT EXCEED THE DESIGN LIVE LOAD PER SQUARE FOOT.OPTIONS ARE FOR CONTRACTOR'S CONVENIENCE.   IF AN OPTION IS CHOSEN,CONTRACTOR SHALL BE RESPONSIBLE FOR ALL NECESSARY CHANGES, APPROVALS ANDTHE COORDINATION OF THE WORK WITH ALL RELATED TRADES AND SUPPLIERS.NOTE:REFER TO NOTE UNDER WOOD SECTION OF G.S.N. FOR WEATHER - TREATED WOODREQUIREMENTS.
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(2)(3)(3)(2) (3)(2)(1)(3)(2) 14-12314 NO SCALETYPICAL BOX HEADER FRAMING NOTES:1.3.2. 2X WOOD PLATE.PLANS.2X FRAMING MEMBERS PERBOTTOM, BOTH SIDES.16d AT 12" O.C. TOP ANDHEADER TYPE 'A' EXTERIORINTERIOR (1)HEADER TYPE 'B'(4) 4. PLYWOOD TO MEET TOP ANDBOTTOM PLATE THICKNESS.NOTES: NO SCALEWOOD RIPPER AT WOOD JOIST15 660-411.6"3" MIN.1/2" MAX RIPPER AT ROOF JOIST (3)(2)(1)OPTIONAL (5)(4)(6) PLYWOOD SHEATHING OVER2X RIPPER.16d AT 12" O.C. FOR RIPPER1 1/2" DEEP MAX.1/2" PLYWOOD GUSSET AT36" O.C. (STAGGEREDEACH SIDE) WITH 3 - 10dMIN AT RIPPER AND JOISTWHERE RIPPER IS GREATERTHAN 1 1/2" DEEP.PLYWOOD SHEATHING OVER SLOPED ROOF JOIST.2X CEILING JOIST WITH 16dAT 12" O.C. TOP AND BOTTOMSTAGGERED.BOTTOM OF ROOF JOIST.2.3.4.5.6.

Roof Vent CalculationsZone 1        753 Sq. Ft.Required Roof Vent Area = 1/150    5.02 Sq. Ft.Provided Vent: 4 - 18" Sq. vent (1.5 Sq. Ft. per vent)       6 Sq. Ft.
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KEYNOTES; FLOOR PLANS        .1. NEW ENTRY DOOR TO APARTMENT; SOLID CORE, PAINT GRADE W/ 1-1/2” PAIR KNUCKLEHINGES, W/ DEAD BOLT & LOCKSET.  WEE OPENING SCHEDULE & ELEVATIONS.2. INSTALL NEW EXTERIOR FRAME WALL; 2” X 4” @ 16” O.C. W/ R-13 FIBERGLASS BATTINSULATION; COVER W/ 3/8” CDX PLYWOOD & 'SYNTHETIC STUCCO SYSTEM'.  SEEELEVATIONS & SECTION.3. INSTALL NEW INTERIOR FRAME WALL; 2” X 4” @ 16” O.C. W/ R-13 SOUND ATTENUATIONBATT INSULATION, TEXTURE & PAINT. TYP.4. INSTALL NEW INTERIOR FRAME WALL FOR PLUMBING STACK; 2” X 6” @ 16” O.C. W/TEXTURE & PAINT, W/ SOUND ATTENUATION.  TYP.5. INSTALL NEW INTERIOR FRAME WALL; 2” X 4” @ 16” O.C. W/ R-13 SOUND ATTENUATIONBATT INSULATION.  SEE BUILDING SECTION.  TYP. @ HVAC CABINET.6. INSTALL NEW ALUMINUM FRAME, DOUBLE GLAZED WINDOW SYSTEM, MUST MEET I.E.C.C.REQ'S.MINIMUM OF 'U' FACTOR; 40 & SHGC OF 25 OR BETTER.7. NEW INTERIOR, PAINT GRADE HC DOOR; W/ 1 (ONE) PAIR KNUCKLE HINGES, PAINTEDWHITE, W/ DOOR HARDWARE.  SEE OPENING SCHEDULE.8. NEW INTERIOR, PAINT GRADE HC 'BI-PASS' DOOR; W/ 'GLIDES @ TOP' HARDWARE,PAINTED WHITE.  SEE OPENING SCHEDULE.9. NEW INTERIOR, PAINT GRADE HC 'BI-FOLD' DOOR; W/ 1-1/2 (ONE & ONE HALF) PR. HINGES,DOOR PAINTED WHITE.  SEE OPENING SCHEDULE.10. NEW INTERIOR CLOTHING CLOSET 'SHELF & ROD' @ 70” A.F.F., PAINTED W/ NOSING.11. NEW, 'HARD WIRED' SMOKE DETECTOR, CEILING MOUNTED, PER I.R.C. #314.  TYP. OFTHREE (3).12. PROVIDE PANTRY SHELVING; (5) PARTICLE BOARD SHELVES, W/ NOSING @ 16” O.C.13. NEW INTERIOR, PAINT GRADE HC 'BI-PASS' DOOR; LOUVERED, W/ 1 (ONE) PR. HINGES,PAINTED WHITE. SEE OPENING SCHEDULE.14. PROVIDE 32” REFRIGERATOR, W/ ICE MAKER OPTION.  SELECTION BY GENERALCONTRACTOR.15. INSTALL NEW WOOD WALL 15” MOUNTED CABINETS ABOVE REFRIGERATOR.  SEE INT.ELEVATIONS.16. PROVIDE DISHWASHER HERE.  GENERAL CONTRACTOR TO APPROVE.17. INSTALL NEW WOOD WALL 30” MOUNTED CABINETS.  SEE INTERIOR ELEVATIONS.18. NEW 18 GA. STAINLESS STEEL KITCHEN SINK W/ GOOSENECK FAUCET IN COUNTERTOPCABINET.  SEE MECHANICAL/PLUMBING FLOOR PLAN.19. PROVIDE NEW 'IN-SINK-ERATOR' GARBAGE DISPOSER, OR EQUAL, IN RIGHT BOWL OFSINK.20. INSTALL NEW ELECTRIC RANGE.  SELECTED BY GENERAL CONTRACTOR.21. PLACE NEW ELECTRIC MICROWAVE OVEN ABOVE RANGE.  GENERAL CONTRACTOR TOSELECT.22. INSTALL NEW WOOD BASE 36” FLOOR MOUNTED CABINETS, W/ LAMINANT COUNTERTOP.SEE INTERIOR ELEVATIONS.23. INSTALL NEW WOOD BASE 32” FLOOR MOUNTED VANITY CABINET, W/ LAMINANTCOUNTERTOP.  SEE INTERIOR ELEVATIONS.24. INSTALL WHITE OVAL 19” X 16” PORCELAIN ON STELL LAVATORY W/ 4” CENTER SETFAUCET & LAMINANT COUNTERTOP.  SEE INTERIOR ELEVATIONS.25. INSTALL WHITE “BRIGGS”, OR EQUAL, ELONGATED WATER CLOSET, W/ WOOD SEAT.  SEEMECHANICAL/PLUMBING FLOOR PLAN.26. INSTALL 3/8” SILVER BACKED MIRROR; PLACE ON TOP OF BACK SPLASH.  SEE INTERIORELEVATIONS.27. INSTALL WHITE “BRIGGS”, OR EQUAL, 5'-0” BATHTUB, W/ TUB/SHOWER VALVE.  SEEMECHANICAL/PLUMBING FLOOR PLAN.28. PLACE 1” SHOWER ROD @ 70” A.F.F. TYP.29. LOCATION OF NEW 200 AMP ELECTRICAL PANEL & METER; TO BE WITHIN 36” OF FRONTBUILDING ELEVATION.  HOST UTILITY COMPANY, TO VERIFY, TYP.30. LOCATION OF WOOD FRAMED STAIRS TO 2nd LEVEL RESIDENCE; SEE DETAILS, EXTERIORBUILDING ELEVATION & SECTION;  #”C-C”/A-4.  TYP.31. LOCATION OF STEEL HANDRAIL W/ METAL PICKETS AT STAIRS TO 2nd LEVEL RESIDENCE;SEE DETAILS @ #”C-C”/A-4 & EXTERIOR BUILDING ELEVATION.  TYP.32. PLACE 'FURR-DOWN' AT KITCHEN WALL CABINETS, TYP.  SEE INTERIOR ELEVATIONS.33. PLACE 4” BACKSPLASH AT KITCHEN BASE CABINETS, TYP.  SEE INTERIOR ELEVATIONS.34. PLACE INCANDESCENT LIGHT FIXTURE ABOVE MIRROR @ 76” A.F.F..  SEE ELECTRICALFLOOR PLAN.35. PLACE 42” X 42” X 4” THICK CONCRETE PAD HERE, FOR CONDENSING HVAC UNIT, TYP. OFTWO.  SEE MECHANICAL/PLUMBING FLOOR PLAN.36. PLACE HVAC AIR HANDLER IN CLOSET ON 24” PLATFORM.  PLACE 'RETURN AIR GRILL' ATFLOOR BELOW PLATFORM.  SEE MECHANICAL/PLUMBING FLOOR PLAN.37. PLACE PLUMBING WATER HEATER IN THIS CLOSET, W/ 'CATCH DRIP PAN', PLACE 'T & PLINE', TO OUTSIDE.  SEE MECHANICAL/PLUMBING FLOOR PLAN.38. PLACE TILE FLOORING, TO THIS BOUNDARY LINE, TYP.39. PLACE CARPET FLOORING, TO THIS BOUNDARY LINE, TYP.40. THIS WINDOW TO BE INSTALLED W/ 'TEMPERED GLAZING' PER I.R.C. # 302.4.1.

WALL LEGEND            .INTERIOR FRAME WALL:  TO 96-1/2" PLATEINTERIOR FRAME WALL:  TO 96-1/2" PLATE, SOUND INSULATEDNEW FRAME EXTERIOR WALL, W/FULL FIBERGLASS INSULATION:

SQUARE FOOTAGE:1st FLOOR; 1019.962nd FLOOR; 1019.96TOTAL: 2040.00BOTH FLOORS, ARE IDENTICALBD ACINTERIOR ELEVATION KEY

SHEAR PANEL NOTE:ALL NEW FRAME CONSTRUCTION SHALL BE SHEATHED @ CORNERSAND EVERY TWENTY FIVE FEET (25'-0").  SHEAR W/ 3/8" C.D.X.PLYWOOD, USE 6d NAILS @ 6" O.C. AT EDGES, & 6d NAILS @ 12" O.C.IN FIELD.

KEYNOTES;                                  .1. PROVIDE SYNTHETIC STUCCO WASH ON CMU, PAINTED PRIMARY COLOR.  AREA OF NEWWALL TO MATCHING FINISH & TEXTURE, TYP. “WESTERN ONE KOTE” #ER-382 OR EQUAL.2. 3'-0” X 6'-8” SOLID PAINT GRADE ENRTY DOOR W/ WEATHER STRIPPING.3. PROVIDE 2” X FASCIA AT NEW ROOF LINE, PAINTED ACCENT, SEE DETAIL.4. NEW ROOF LINE OF MAIN BUILDING ROOF, BEYOND.  INSTALL NEW “GAF,'RUBBEROID'-SINGLE PLY ROOFING, PER#UL ER-1306-02, OR APPROVED EQUAL.5. NEW ALUMINUM 'THERMAL BREAK' FRAMED WINDOWS AT ALL LOCATIONS.  WINDOW SPECMUST BE COMPLIANT W/ 0.32 U-FACTOR IN CLIMATE ZONE '5B'.  SEE FLOOR PLAN; #A-2.6. INSTALL CONT. 25 GA. GALVANIZED 'DRIP EDGE' AT ALL BOTTOM EAVE ROOF EDGE,EXTEND MIN. OF 6” BACK ON ROOF SHEATHINGL PER 2012 I.R.C. #R905.2.8.5.7. INSTALL D.F. #2 WOOD 4' X 6” POSTS COLUMN AT STAIR LANDING; SEE DETAILS “C-C”/A-6.8. WOOD 12” X 46” STAIR TREADS W/ 6-3/4” RISERS FOR ENTRY STAIRSL SEE FLOOR PLAN &WOOD STAIR CONSTRUCTION DRAWING & DETAILS.9. LOCATION OF ELECTRICAL PANELS & METER; SEE ELECTRICAL FLOOR PLANS.10. LOCATION OF ELECTRICAL 'TANKLESS WATER HEATER'; SEE PLUMBING FLOOR PLANS.11. 1-1/4” STEEL HANDRAIL & 5/8”DIA. METAL PICKETS ABOVE STAIR TREADS; SEE FLOOR PLAN& KEYNOTE #8, & WOOD STAIR CONSTRUCTIONS DETAILS; DRAWING #A-6.12. EXISTING FINISH GRADE.13. NEW CONCRETE LANDING AT ENTRY DOOR; SEE FLOOR & FOUNDATION PLANS, TYP.14. NEW STYRO-FOAM 'POP-OUT' AT TWINDOWS; 1” AT ALL SIDES, 2” AT BOTTOM SILL, TYP.PAINTED 'ACCENT COLOUR'; SEE GENERAL CONTRACTOR.  “OPTIONAL”.15. GALVANIZED STEEL PANEL, 'B' DECK; 48” X 36” X 126”, MOUNTED W/ CARRAIGE BOLTS, @FRONT CORNER; PAINTED 'ACCENT COLOUR'; SEE DETAIL; #11/-.

KEYNOTES;                                  .1. LOCATION OF HVAC GROUND MOUNTED COMPRESSOR; SEE MECHANICAL/PLUMBINGPLAN.2. NEW ROOF LINE OF MAIN BUILDING ROOF, BEYOND.  INSTALL NEW 3) TAB ASPHALTSHINGLES ON NEW ROOF PORTIONS.  “GAF ROOFING”; #ESR-3267, OR APPROVED EQUAL.3. LOCATION OF ROOF BARGE BOARDS, SEE EXTERIOR ELEVATIONS.4. LOCATION OF ROOF FASCIA BOARDS, SEE EXTERIOR ELEVATIONS.5. LOCATION OF ROOF CRIPPLE WALL FRAMING, SEE ELEVATIONS & SECTION 'B'.6. NEW ROOF 'OUTRIGGER' FRAMING; SEE DETAIL #3/A-7.7. PLACE DOUBLE TOP PLATE @WALL TO TRUSS, W/ 'SIMPSON' H2.5A; SEE DETAIL #6/1-7.8. NEW ROOF CRIPPLE 45 DEG. BRACING AT END TRUSS; SEE DETAIL #8/A-7.9. PROVIDE 2” X 4” WALL FRAMING @ 16” O.C. W/ 1/2” CDX SHEAR PANELING FULL HEIGHT.COVER W/ SYNTHETIC WALL STUCCO; 'WESTERN ONE KOTE', ESR-1607 OR EQUAL.10. PLACE 1/2” GYPSUM BOARD @ CEILING IN 1ST % 2ND LEVELS, TYP.11. OUTLINE OF ENTRY DOOR BEYOND, BOTH LEVELS, TYP.12. OUTLINE OF KITCHEN CABINETS, TYP. AT BOTH LEVELS.13. PROVIDE 2” X 4” WALL FRAMING CABINET FOR HVAC AIR HANDLER, PLACE PLATFORM @24” ABOVE FINISHED FLOOR.  PLACE 'RETURN AIR GRILL' IN WALL BELOW PLATFORM.  SEEMECHANICAL/PLUMBING FLOOR PLAN.14. PROVIDE 5/8” 'T & G' PLYWOOD W/ 8d NAILS @ 12” O.C., SUBSTRATE ON GANG NAIL 4” X 2”FLOOR TRUSSES @ 16” O.C.  SEE SECOND FLOOR FRAMING PLAN; #A-6, DETAIL #4/-.15. PROVIDE R-15, 10” FIBERGLASS BATT INSULATION IN FLOOR TRUSSES, @ 16” O.C..16. OUTLINE OF MAIN ROOM, BATHROOM WINDOW, BEYOND, BOTH LEVELS, TYP.17. OPEN AREA BEYOND, TYP.18. INCANDESCENT LIGHT FIXTURE AT MIRROR IN BATHROOM, TYP.19. PLACE 3/16” SILVER BACKED MIRROR IN BATHROOM, TYP.20. PLACE 32” HIGH BASE CABINET IN BATHROOM, W/ OVAL LAVATORY, TYP.21. PLACE WHITE, ELONGATED WATER CLOSET IN BATHROOM, TYP.22. PLACE PROCELAIN ON STEEL BATHTUB IN BATHROOM, TYP.23. PLACE SHOWER CURTAIN ROD @ 70” A.F.F., TYP.24. PLACE 1) LAYER 3/8” PLYWOOD AT TRUSS ENDS FOR LATERAL, SEE DETAIL #7/A-7.25. PLACE CONCRETE 'MONOLITH DOWN TURN FOOTING' AT FLOOR BOUNDARY; SEE DETAIL#1/A-7.26. PLACE 4” CONCRETE SIDEWALK @ EAST ELEVATION; SEE SITE PLAN.27. PLACE 4” CONCRETE FLOOR SLAB IN CONSTRUCTION; SEE FOUNDATION & FLOOR PLANS.28. PLACE 4” ABC UNDER CONCRETE FLOOR SLAB ON TERMITE TREATED SOIL; SEEFOUNDATION PLAN; #A-5.29. PLACE 2” X 4” STUD GRADE FRAMING @ 16” INTERIOR WALL FRAMING, W/ 1/2” GYPSUNBOARD AT BOTH SIDES, TYP.  SEE FLOOR PLAN; #A-2.30. PLACE 4” ABC UNDER 4” CONCRETE SIDEWALK SLAB ON COMPACTED EARTH W/THICKENED EDGE AT PERIMETER.  SEE DETAIL & FOUNDATION PLAN.31. PLACE 2” X 4” 'GANG NAIL' TRUSSES @ 24” O.C., BY 'MARICOPA APPROVED TRUSSMANUFACTURER'.  SEE DETAILS & ROOF FRAMING PLAN.32. EXTEND SHEAR PANELING UP / OVER TRUSS END AT EXTERIOR WALL.  COVER W/SYNTHETIC STUCCO.  SEE K.N. #9, DETAILS & ROOF FRAMING PLAN.33. AREA OF LAUNDRY CLOSET; SEE FLOOR PLANS, #A-2.34. LOCATION OF DRYER EXHAUST VENT; TO COMPLY W/ 2018 I.R.C. #M1502.35. LOCATION OF 1 HOUR RATED CEILING, AT BOTTOM OF FLOOR TRUSSES, SPACED AT 16”O.C., 2018 I.B.C. RATING; CH. #7, TABLE #721.1(3) ASSM. #21-1.1.  SEE DETAILS #3 & 4/-.36. LOCATION OF U.L. DRYER EXHAUST VENT TERMINATION; TO COMPLY W/ 2018 I.R.C.#M1502.
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KEYNOTES;                                  .1. POUR NEW CONCRETE FLOOR SLAB, OVER 4” A.B.C., PER CONCRETE SPECIFICATIONS;SEE FLOOR PLANS, A-2.2. PROVIDE CONCRETE LANDING AT ENTRY DOOR, W/ THICKEN EDGE; SEE DETAIL #3/A-7.3. NEW 4” CONCRETE EQUIPMENT SLABAT NEW HVAC COMPRESSOR LOCATION; MUST BE 3”A.F.G. SEE ARCHITECTURAL, MECHANICAL/PLUMBING FLOOR PLANS; A-2 & A-9.4. NEW PLUMBING FIXTURE; SEE PLUMBING PLAN, #A-9.5. PLACE NEW 4” CONCRETE LANDING AT STAIR BASE LANDING; SEE FLOOR PLAN, #A-2.6. POUR NEW 16” X 16” X 18” DEEP CONCRETE FOOTING AT WOOD COLUMN BASE, SEEVENDOR SEE DETAIL #4/A-7 SHEET, FOR MORE INFORMATION.  TYP. OF TWO (2).7. MONOLITHIC TURN DOWN FLOOR SLAB FOUNDATION; W/ REDWOOD SILL PLATE, ATTACHW/ 3/4” DIA. X 12” ANCHOR BOLT & 2” DIA. WASHER @ 48” O.C.  SEE DETAIL #1/A-7.8. PLACE 'MONOLITHIC TURN DOWN' CONCRETE FOOTING @ EDGE OF FOUNDATION; SEEDETAIL #1/A-7.9. PLACE 4” X 4” STRUCTURAL POST; CONNECT W/ “SIMPSON” #S/PAHD42 STRAP; SEE DETAIL#10/A-7.10. PROVIDE 'TRANSITION STRIP CUT', JOINT HERE, IN TRANSITION FLOOR SLAB, AT NEW SLABCONNECTION; SEE DETAIL #5C/A-7. KEYNOTES;                                  .1. PLACE 'GANG NAIL', TWO POINT BEARING COMMON TRUSSES @ 24” O.C., SPANS 33'-8”, W/1'-0” OVERHANG AT BOTH SIDES, BY MARICOPA, M.A.G. APPROVED TRUSSMANUFACTURER.2. PROVIDE 2” X FASCIA AT NEW ROOF LINE, PAINTED ACCENT COLOR.  SEE GENERALCONTRACTOR.3. PROVIDE 2” X BARGE AT NEW ROOF LINE, PAINTED ACCENT COLOR.  SEE GENERALCONTRACTOR.4. PLACE DOUBLE 2” X STUDS AT BEARING POINTS, FOR SIMPLE WINDOW & DOOR OPENINGHEADER, TYP.5. LOCATION OF 3) 1-1/2” X 7-1/2” “CLINCH HEADER” AT WINDOW OPENING, TYP.6. LOCATION OF 4” X 6” D.F. #2 HEADER AT WINDOW OPENING; SUPPORTS 483 LBS. P.L.F.,TYP.7. LOCATION INTERIOR WALL BELOW, NON-BEARING; TYP.8. NEW FRAME WALL; 2” X 4” STUD FRAME @ 16” W/ 'WESTERN ONE-KOTE' SYNTHETICSTUCCO, PER ICBO ER #382.  INSTALL FIBERGLASS R-14 BATT INSULATION, OR APPROVEDEQUAL.9. LINE OF FASCIA, AT LOWER ROOF.  SEE BUILDING SECTION DRAWING #A-4/'B-B'.10. LINE OF FASCIA, AT UPPER ROOF.  SEE BUILDING SECTION DRAWING #A-4/'B-B'.11. PLACE GANG NAIL COMMON 4” X 2” TRUSS @ 16” O.C., W/ NO TAILS; NO SPAN OVER 24'-6”,BY M.A.G. APPROVED TRUSS MANUFACTURER.  GENERAL CONTRACTOR TO VERIFYLENGTH BEFORE ORDERING.12. PLACE 5/8” CDX 'T & G' PLYWOOD, PERPENDICULAR TO TRUSSES, W/ 6d BOX NAILS PERI.B.C. 2018 NAILING SCHEDULE, TABLE #2304.10.1 @ 12” O.C. MAXIMUM.13. PLACE D.F. #2 4” X 4” COLUMN AT HEADER BEARING; TYP. SEE DETAIL #15/A-7.14. PLACE D.F. #2 4” X 8” HEADER @ WINDOW/DOOR SPAN; TYP. SEE DETAIL #20/A-7.15. PROVIDE 2” X 4” “PICTURE FRAMING” AT ROOF SCUTTLE; SEE DETAIL #9/A-7.16. PROVIDE WOOD CONSTRUCTED STAIRS; SEE DETAILS #4, 14, 15 & 20/A-7.17. PROVIDE 1-1/2” DIA. METAL HAND RAILING, 5/8” DIA. W/ METAL PICKETS, AT STAIRS; SEEDETAILS #1/- AND #4, 15 & 20/A-7.18. PROVIDE METAL HAND RAILING 5/8” DIA. PICKETS, AT 4” C. TO C.; PAINTED BLACK, TYP.19. PROVIDE 15) D.F. #2 TREADS; 2” X 12” W. 16) 3/4” X RISERS; BUILD STAIRS FOR 14'-6-1/4”SPAN, RISING 9'-8” ABOVE FINISHED FLOOR.  FINISH W/ “WATCO PENETRATINGTRANS-LUCIENT OIL”.20. PROVIDE D.F. #2 TREADS, BUTT SEAM, AT STAIR LANDING; SEE DETAIL #14 & 20/A-7.RISING 9'-10” ABOVE FINISHED FLOOR.  FINISH W/ “WATCO PENETRATINGTRANS-LUUCIENT OIL”.21. PLACE D.F. #2 4” X 8” BEAM @ TOP OF COLUMNS; SEE DETAIL #14 & 20/A-7.22. PROVIDE D.F. #2 4” X 6” COLUMN AT STAIR LANDING; SEE DETAIL #14/A-7.23. CONCRETE LANDING AT ENTRY TO 1ST FLOOR APARTMENT; SEE FOUNDATION PLAN, A-4.24. CONCRETE SIDEWALK, BELOW/BEYOND; SEE SITE PLAN, A-1.25. PLACE CONCRETE FOOTING FOR WOOD COLUMN; TYP. OF 2, SEE DETAIL #4/A-7.26. CONCRETE WALK, BELOW; SEE FLOOR & FOUNDATION PLANS, #A-2 & A-5.27. PLACE DOUBLE 2” X 12” D.F. #2 STRINGERS AT STAIR FRAMING; SEE DETAILS #14 & 15/A-7.28. PLACE 2” X 6” REDWOOD SILL CLEAT AT STAIR STRINGER FRAMING; SEE DETAIL #15/A-7.29. INSTALL “SIMPSON” #LPCZ 'COLUMN CAP' FOR COLUMN TO BEAM; SEE DETAIL #14/A-7.30. INSTALL “SIMPSON” #HUS210-2 'HANGER' FORSTRINGERS TO BEAM; SEE DETAIL #14/A-7.31. INSTALL “SIMPSON” #ABA46 'POST BASE' FOR WOOD COLUMN; SEE DETAIL #4/A-7.32. PLACE 'GANG NAIL' COMMON 4” X 2” TRUSS @ 16” O.C., W/ NO TAILS; NO SPAN OVER 14'-5”,BY M.A.G. APPROVED TRUSS MANUFACTURER.  GENERAL CONTRACTOR TO VERIFYLENGTH BEFORE ORDERING.

KEYNOTES;                                  .1. PROVIDE MICROWAVE OUTLET IN CABINET, 76” A.F.F., COORDINATE W/ CABINETINSTALLATION, DEDICATED CIRCUIT.2. NEW 200 AMP PANEL LOCATION; BOTH PANELS @ GROUND LEVEL.  SEE LOADCALCULATION.3. INTERIOR, WHITE 42” FAN BLADE, CEILING FAN, 'SNUG FIT'.  GEN. CONTRACTOR TOAPPROVE.  PLACE AT CENTER LINE OF WINDOW, CENTER OF WALL, TYP. AT BEDROOMS,OF TWO (2).4. DECORATIVE, INCANDESCENT LIGHT BRACKET AT ENTRY DOOR & WALL TO PARKING, TYP.OF 16.5. INSTALL FLUORESCENT, 12” X 48”, SURFACE MOUNT LIGHT FIXTURE, WOOD FRAMED.6. PROVIDE BARE BULB, INCANDESCENT LIGHT FIXTURE @ MIRROR, TYP.7. PROVIDE 240 V OUTLET FOR ELECTRIC WATER HEATER, W/ DISCONNECT, SURFACEMOUNTED.8. PLACE 42 SPACE ELECTRICAL PANEL, HERE.  SEE ONE LINE DIAGRAM.  TYP. EA. UNIT.9. PROVIDE 'DEDICATED OUTLET', FOR HOME OFFICE/COMPUTER.  CIRCUIT #19.10. PROVIDE 'DEDICATED 220V, 30 AMP OUTLET', FOR HVAC, W/ DISCONNECT ON PADMOUNTED COMPRESSOR.  SEE MECHANICAL/PLUMBING FLOOR PLAN; #A-9.11. PROVIDE 'DEDICATED' 120V, 20 AMP JUNCTION BOX, FOR HVAC AIRHANDLER, SEEMECHANICAL PLAN.

KEYNOTES;                                  .1. NEW SANITARY SEWER LINE INTO NEW CONSTRUCTION; SEE MAIN FLOOR PLAN.  NEWSANITARY SEWER LINE WILL REQUIRE GRADE TRENCHING, SEE SITE AND FOUNDATIONPLAN; #A-1 & A-5.2. SAW-CUT CONCRETE SLAB; SEE FOUNDATION PLAN; #A-5.3. WHITE 1.6 GALLON WATER CLOSET, ELONGATED BOWL, PLASTIC SEAT. SEE SCHEDULE.4. 60” PORCELAIN ON STEEL TUB, WHITE, W/ SHOWER ROD @ 70” A.F.F., TYP.5. AREA OF NEW 60” TUB/SHOWER W/ LINED MOISTURE PROOF ENCLOSURE TO 72” A.F.F.6. WHITE 16” X 19.” OVAL CAST IRON LAVATORY, TOP COUNTER MOUNT W/ 4” C. TO C. BRASS;SEE FIXTURE SCHEDULE, THIS PLAN.7. LOCATION FOR 'VENT THROUGH ROOF', SEE RISER DIAGRAM; THIS DRAWING.8. LOCATION OF 2” DIA. DRAIN LINE IN FLOOR.9. LOCATION OF 2” DIA. WALL CLEAN OUT AT EXTERIOR, FIRST FLOOR.10. LOCATION OF DISHWASHER, AT LEFT OF KITCHEN SINK, BY GENERAL CONTRACTOR, TOAPPROVE & SELECT APPLIANCE, TYP.11. KITCHEN SINK; WHITE, STAINLESS STEEL, 20 GA., W/ 'BRIGGS' PULL OUT FAUCET;GENERAL CONTRACTOR TO APPROVE SELECTION.  'IN-SINK-ERATOR' #333 GARBAGEDISPOSER, IN LEFT BASIN.12. LOCATION OF REFRIGERATOR, PLUMB 1/4” WATER LINE FOR ICE MAKER.13. LOCATION OF STACKED WASH MACHINE; PLACE ON AS SHOWN, INSTALL DRAINSTANDPIPE AT REAT WALL W/ 90 DEGREEM BALL SHUT OFF VALVES, TYP. SEE RISERDIGRAM.14. LOCATION OF 'PROGRAMABLE ELECTRIC THERMOSTAT', TYP. OF ALL.  MECHANICALCONTRACTOR TO VERIFY W/ GENERAL CONTRACTOR.15. LOCATION OF TWO (2) WAY CLEAN-OUT, AT THE JOINT OF BOTH SANITARY SEWER LINES.SEE SPECIFICATIONS, COVER SHEET.16. PLACE 4” DIA. METAL FLEX VENT PIPE TO ROOF, MUST NOT EXCEED DIMENSIONS LISTEDIN #1502 AND TABLE #1502.4.4.1.17. LOCATION OF HOSE BIBB, TO BE VERIFIED BY GENERAL CONTRACTOR.18. LOCATION OF POTABLE WATER LINES IN TRUSSES, TO PLUMBING FIXTURE, W/ STOPS.19. LOCATION OF 40 GALLON WATER HEATER AT CLOSET IN HALLWAY, PROVIDE 'T & P' RELIEFTO OUTSIDE.20. LOCATION OF 'TWO WAY' CLEAN OUT AT GRADE, AT WEST SIDE OF BUILDING, SEE SITEPLAN.21. LOCATION OF MAIN D.W.V. SEWER IN SECOND FLOOR, DOWN TO FIRST.  SEE RISERDIAGRAM.22. LOCATION OF WALL CLEAN OUT AT KITCHEN SINK, TYP. AT BOTH FLOORS.23. LOCATION OF GROUND MOUNTED H.V.A.C. EQUIPMENT, SEE MECHANICAL EQUIPMENTSCHEDULE.24. LOCATION OF H.V.A.C. DUCTS, THROUGH TRUSS CHASE; SEE BUILDING SECTION.
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FIN. 2nd FLOOR.EL = +9'-3"       T.O. PLATEEL = +17-4"       FINISH FLOOREL = 0'-0"      T.O. PLATEEL = +8'-1"       FIN. 2nd FLOOR.EL = +9'-3"       T.O. PLATEEL = +17-4"       FINISH FLOOREL = 0'-0"      FIN. 1st CEILINGEL = +8'-0 1/2"       FIN. 2nd FLOOR.EL = +9'-3"       FIN. 2nd CEILINGEL = +8'-0 1/2" / +17-3 1/2"       BOT. OF HEADEREL = +6'-8"       BOT. OF HEADEREL = +6'-8"       5'-0"10'-6"1312

GENERAL STRUCTURAL NOTESA. VERTICAL:LIVE LOADS;ROOF, FLAT; 20 LBS. REDUCIBLEDEAD LOADS;ROOF, FLAT; 15 LBS. P.S.F.ROOF, PITCHED; 22 LBS. P.S.F.FLOOR, ROOM; 40 LBS. P.S.F.HORIZONTAL:WINDLOAD 115 MPH, EXP. 'C'P = 25.5 PSISEISMIC LOAD ZONE; 2-B;SOIL BEARING: PER 2018 I.R.C. TABLE #4O1.4.1WALL FOOTINGS; 1,500 P.S.F., @ 1'-6” BELOW 'NATURAL GRADE''NATURAL GRADE'; IS DEFINED AS THAT AREA OF THE SOIL THAT IS CONSIDERED “UNDISTURBED” &SHALL APPEAR LIGHTER THAN 'TOP SOIL'B. CONCRETE:1. MECHANICALLY VIBRATE ALL CONCRETE UNLESS OTHERWISE SPECIFIED, (U.N.O.)2. MAXIMUM, SLUMP: 4-1/2”3. MINIMUM SPECIFIED COMPRESSIVE STRENGTH, AT 28 DAYS, SHALL BE:FOOTINGS AND STEM WALLS;…………………………………..2,500 PSIFLOORS, SIDEWALKS & OTHER 'FLATWORK';…………….2,500 PSI4. MINIMUM SPECIFIED COVER FOR REINFORCEMENT TO EARTH = 3”C. MASONRY:1. HOLLOW CONCRETE UNITS; ASTM #'C' 90, TYPE N F'M = 1,350.2. PSI MORTAR; ASTM, #'C270', TYPE S F'C = 1,800.3. GROUT; F'C - 2,000 PSI4. MASONRY DESIGN; IS FOR 'HALF STRENGTHS', NO “SPECIAL INSPECTION”.5. CONCRETE MASONRY UNITS, MUST BE PRODUCED BY A MANUFACTURER THAT IS IN CURRENTCOMPLIANCE WITH THE MASONRY INSTITUTE OF ARIZONA CERTIFIED BLOCK PROGRAM.D. REINFORCING:1. DEFORMED BARS, ASTM A615 (FY = 40KSI) WELDED WIRE FABRIC A185.2. ALL REINFORCEMENT, THAT IS WELDED, SHALLBE ASTM, A615, GRADE 40 W/ CARBON CONTENT THATINSURES WELDABILITY.3. ALL SMOOTH BARS SHALL CONFORM TO ASTM A182.4. DETAILING OF ALL REINFORCING AND CONCRETE TOP COVER, SHALL CONFORM TO A.C.I. REQUIREMENTS.5. REINFORCING OF ANY LAP SPLICING:  MINIMUM SHALL BE 40 BAR DIAMETERS. (U.N.O.).6. LAP SPLICES FOR WELDING WIRE FABRIC SHALL WIRE SPACING +2”.HORIZONTAL REINFORCEMENT:1. HORIZONTAL BARS ARE CONTINUOUS AT ALL JOINTS.  WRAP ALL 1'-6” EACH SIDE OF JOINTS WITH BONDBREAKING TAPE.2. STAGGER SPLICES A MINIMUM OF 40 BAR DIAMETERS.3. PROVIDE BENT BARS AT CORNERS TO MATCH AND LAP HORIZONTAL REINFORCEMENT A MINIMUM OF2'-0”.4. PROVIDE STANDARD TRUSS TYPE HORIZONTAL REINFORCEMENT @ 1'-4” O.C. VERTICALLY. (U.N.O.).STRUCTURAL STEEL:1. ALL STRUCTURAL STEEL SHALL BE ASTM A36 FY = 36.000 PSI, U.N.O.2. ALL BOLTS STEEL TO STEEL CONNECTIONS SHALL BE ASTM A325N, ALL OTHER BOLT CONNECTIONS SHALLBE ASTM A307. (U.N.O.).3. ALL EXPANSION BOLT CONNECTIONS, SHALL BE “PHILLIPS” 'RED-HEAD' ICBO #1372.4. ALL ANCHORS AND ANCHOR BOLTS, SHALL BE ASTM A307 OR ASTM A36. (U.N.O.).5. ALL CONSTRUCTION PER LATEST EDITION OF AISC STEEL CONSTRUCTION MANUAL.6. WELDING ELECTRODES SHALL BE E7018. (U.N.O.).7. ALL WELDING PER 2018 I.B.C. SECTION #2204.1 AND AWS REQUIREMENTS.WOOD - SAWN LUMBER:1. ALL STRUCTURAL / FRAMING LUMBER SHALL HAVE THE FOLLOWING MINIMUM PROPERTIES AS HEREININDICATED;SIZE: CLASSIFICATION: FB FV E (KSI)STUDS; 2” X 4” DF STUD GRADE 675* 95 1,500JOISTS; DF NO. 2 OR BETTER 675* 95 1,700BEAMS; DF NO. 1 1200 85 1,600LEDGERS; DF NO. 2 OR BETTER 1100 95 1,700POSTS; DF NO. 2 OR BETTER 1100 95 1,700*REPETITIVE MEMBERS2. GLU-LAM BEAMS SHALL BE COMBINATION 24F OR BETTER. (U.N.O.).'A' SIMPLE: V3'B' CONTINUOUS / CANTILEVER: V8'C' OTHERS:3. GLU-LAM BEAMS SHALL HAVE THE LATEST AITC CERTIFICATION AND GRADE STAMP.4. ALL GLU-LAM BEAMS SHALL HAVE MINIMUM CAMBER OF EQUAL TO RADIUS OF 1,600 FEET, UNLESSNOTED WITHIN THE PLANS.

TYPICAL NAILING SCHEDULE:1. ALL NAILING TO COMPLY WITH 2018 I.R.C. CHAPTER #6, CONNECTION TABLE #R602.3(1).CONNECTIONS:1. ALL FRAMING CONNECTIONS SHALL BE BY “SIMPSON STRONG TIE”, NO OTHER CONNECTOR, IS APPROVED.2. ALL BOLTED WOOD CONNECTIONS SHALL HAVE STEEL SIDE PLATES AND / OR WASHERS.3. ALL NQAILS, SHALL BE 'COMMON NAILS'.  ALL HOLES SHALL BE FILLED.4. CONNECTORS SHOWN OR INDICATED ON PLANS, ARE IN ADDITION TO TYPICAL 2018 I.B.C. NAILINGSCHEDULE; #2304.10.1.FRAMING CONDITIONS:1. DO NOT NOTCH OR DRILL JOISTS, BEAMS OR LOADED BEARING STUDS WITHOUT PRIOR APPROVAL OF ASTRUCTURAL ENGINEER OR THIS DESIGNER.2. STAGGER ALL SPLICES AT DOUBLE BEARING PLATES ON WALLS A MINIMUM OF 4'-0” AND LOCATE SPLICEAT CENTER OF STUD.3. ALL JOISTS WITH SAME SPACING OF STUDS AS BEARING WALL, TO ALIGN WITH BEARING STUD BELOW.4. ALL SILL PLATES, TOP BEARING PLATES, LEDGERS, BUCKS, ETC., SHALL HAVE BOLTS WITHIN 6” OF END OFALL SPLICES AND SHALL HAVE A MINIMUM OF TWO ANCHORS.  PER SECTION. (U.N.O.).PLYWOOD SHEATHING:1. ALL SHEATHING SHALL CONFORM TO THE PRODUCT STANDARD #PS-1-83 AND N.E.R. #108. ALSO I.C.B.O.REPORT CONCERNING LAYERED PLYWOOD.2. STAGGER ALL SPLICES AT DOUBLE BEARING PLATES ON WALLS A MINIMUM OF 4'-0” AND LOCATE SPLICEAT CENTER OF STUD.3. ALL JOISTS WITH SAME SPACING OF STUDS AS BEARING WALL, TO ALIGN WITH BEARING STUD BELOW.4. ALL SILL PLATES, TOP BEARING PLATES, LEDGERS, BUCKS, ETC., SHALL HAVE BOLTS WITHIN 6” OF END OFALL SPLICES AND SHALL HAVE A MINIMUM OF TWO ANCHORS.  PER SECTION. (U.N.O.).5. MINIMUM NAILING FOR SHEATHING AT ROOFING AND FLOORS SHALL BE AS NOTED ON THE PLANS.6. ALL PLYWOOD SHEATHING SHALL HAVE PLYWOOD SHEATHING CLIPS, 'PLY-CLIPS', INSTALLED AT 24” O.C.BETWEEN JOIST OR TRUSSES, TYP.GENERAL CONSTRUCTION NOTES:1. WRITTEN DIRECTION / DIMENSIONS', TAKE “PRECEDENCE”.  DO NOT SCALE DRAWINGS!!2. THE PROJECT CONSTRUCTION DOCUMENTS, CONSISTING OF THE STRUCTURAL DRAWINGS / ANDSPECIFICATIONS, REPRESENT THE FINISHED STRUCTURE.  THEY DO NOT INDICATE THE METHOD OFCONSTRUCTION.  THE CONTRACTOR SHALL PROVEDE ALL THE NECESSARY MEASURES TO PROTECT THESTRUCTURE DURING CONSTRUCTION.  SUCH MEASURES SHALL INCLUDE, BUT NOT LIMITED TO BRACING,SHORING FOR LOADS, DUE TO CONSTRUCTION EQUIPMENT, ETC.  OBSERVATION VISITS TO THE PROJECTSITE BY A STRUCTURAL ENGINEER OR THE DESIGNER, SHALL NOT INCLUDE INSPECTION OF THE 'ABOVE'.3. WHERE REFERENCE IS MADE TO THE VARIOUS TEST STANDARDS FOR MATERIALS, SUCH STANDARDSSHALL BE THE LATEST ADDITION AND / OR ADDENDUM.4. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL VERIFY DIMENSIONS AND NOTIFY THIS DESIGNER OFANY DISCREPANCIES OR OMISSIONS IN THE PLANS.5. ANY ENGINEERING DESIGN PROVIDED BY OTHERS AND SUBMITTED FOR APPROVAL, SHALL BEAR THE SEALOF A REGISTERED ENGINEER FROM THE STATE OF ARIZONA.6. ALL OPENINGS IN ROOF AND FLOOR DECK SHALL BE FRAMED AND DECK SHALL BE ATTACHED WITHPERIMETER TYPE ATTACHMENTS AROUND THE PERIMETER OF THE OPENING.7. ESTABLISH AND VERIFY ALL OPENINGS AND INSERTS FOR ARCHITECTURAL, MECHANICAL, ELECTRICAL ANDPLUMBING TRACES, DRAWINGS AND SUBCONTRACTORS PRIOR TO CONSTRUCTION.8. RADIUS ALL EXPOSED CORNERS OF CONCRETE SLABS, CURBS, ETC. AS DIRECTIED BY THE DESIGNER.9. SEE ARCHITECTURAL PLANS OF LOCATION OF ALL SLAB DEPRESSION, CURBS AND SIDEWALK FLATWORK.

ELECTRICAL GENERAL NOTES;1. NEW INSTALLED, ELECTRICAL SERVICE TO BE TO 200 AMPS, U.N.O.2. RECEPTACLES SHALL BE SPACED SO THER IS NOT A POINT ALONG THE FLOORLINE WHICH IS MORE THAN 6'-0” FROM AN OUTLET.  PROVIDE ONE (1)OUTLET MIN. FOR EACH KITCHEN COUNTER WHICH IS WIDER THAN 12”,MAXIMUM OF 4'-0” ALONG ANY BACKSPLASH WALL.  ALL OUTLETRECEPTACLES SHALL BE INSTALLED PER I.R.C. #E4002.14 & E3901.1, AS FOR“TAMPER RESISTANT RECEPTACLES”.3. RECEPTACLES IN BATHROOMS, GARAGES WITHIN 6'-0” OF WATER AND ANYEXTERIOR LOCATIONS, SHALL BE 'GROUND FAULT CIRCUIT INTERRUPTION'SYSTEM, G.F.C.I.4. SMOKE DETECTORS SHALL BE PLACED NO MORE THAN 12” FROM CEILING &BE 3'-0” FROM ANY DUCT OPENINGS.  S.D.'S SHALL BE PERMANENTLY WIREDAND INTERCONNECTED.  SHALL PROTECT ALL SLEEPING AREAS.  ALL S.D.'SSHALL HAVE A BATTERY BACK-UP.  WHERE HIGHEST POINT IN A ROOM THATOPENS UP TO A HALLWAY SERVING THE SLEEPING AREAS EXCEEDS THAT OFTHE OPENING INTO THE HALLWAY BE 24” OR MORE, SMOKE DETECTORSHALL BE INSTALLED IN THE HALLWAY AND ADJACENT ROOM.  ALL SMOKEDETECTORS SHALL BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS.5. SWITCH PLATES AND OUTLET HEIGHTS;SWITCH PLATES: - 46” TO CLOUTLETS: - 12” TO CLBATHROOM OUTLETS: - 44” TO TOP OF BOXLAUNDRY OUTLETS: - 46” TO CLWASHER / DRYER OUTLETS: - 36” TO CLGARAGE OUTLETS: - 42” TO CLWATER HEATER: - 60” TO CLDOOR BELL BUTTON: - 60” TO CL6. ALL LIGHTING FIXTURES IN CLOSETS SHALL BE LOCATED MINIMUM OF 24”FROM WALLS, U.N.O.7. OUTLET BOXES IN WALLS BETWEEN DWELLING AND GARAGE, SHALL BEMETAL OR U.L. APPROVED PLASTIC.8. TWO (2) OR MORE 20 AMP APPLIANCE CIRCUITS SHALL BE PROVIDED TOSERVE THE KITCHEN, BREAKFAST AND DINING AREAS.  SUCH CIRCUITS SHALLHAVE NO OTHER OUTLETS; N.E.C. #210-32.9. PROVIDE ONE (1) MINIMUM 20 AMP BRANCH CIRCUIT TO SERVE THELAUNDRY ROOM.  EACH CIRCUIT SHALL HAVE NO OTHER OUTLETS; N.E.C.#210-46.10. PROVIDE ONE (1) MINIMUM 20 AMP BRANCH CIRCUIT TO SERVE THEBATHROOM RECEPTACLES.  SUCH CIRCUIT SHALL HAVE NO OTHER OUTLETS;N.E.C. #210-52(a).11. KITCHEN COUNTERTOP RECEPTACLES PER N.E.C. #210-52(a).  RECEPTACLES.SUCH CIRCUIT SHALL HAVE NO OTHER OUTLETS; N.E.C. #210-52(a).12. MINIMUM 30 AMP CIRCUIT REQUIRED FOR RANGE AND / OR OVENOUTLETS; N.E.C. #210-52(a).13. EXTERIOR WATERPROOF G.F.I. OUTLETS TO BE 16” TO C OF PHONE JACKS &T.V. JACKS PER STANDARD APPLICABLE HEIGHT, SERVICE ENTRANCE.14. STUB CABLE LEADS TO JACK LOCATIONS IN ATTIC AND PHONE JACKS & T.V.JACKS PER STANDARD APPLICABLE HEIGHT, SERVICE ENTRANCE.15. PROVIDE CONVENIENCE OUTLET & LIGHT OF EACH AIR HANDLER IN ATTICSPACE.  LOCATE SWITCH AT ATTIC ACCESS.  HEIGHT, SERVICE ENTRANCE.16. HEIGHTS INDICATED FOR EXTERIOR LIGHTING FIXTURES ARE TO CENTER OFFIXTURE, NOT NECESSARILY THE CENTER OF JUNCTION BOX.  VERIFY SIZE &TYPE OF FIXTURE.17. EXTERIOR RECEPTACLES AND FIXTURES TO BE LISTED FOR DAMP / WETLOCATIONS, PER 2018 I.R.C. SECTIONS #E-4003.9, E-1003.10 AND E-4003.11.18. PANELBOARD TO COMPLY W/ 2018 I.R.C. SEC. #E-3706.2 FOR PANELBOARD CIRCUIT IDENTIFICATION.  ALL CIRCUITS & CIRCUIT MODIFICATIONSSHALL BE LEGIBLY IDENTIFIED AS TO THEIR CLEAR, EVIDENT & SPECIFICPURPOSE OR USE.  THE IDENTIFICATION SHALL INCLUDE AN APPROVEDDEGREE OF DETAIL THAT ALLOWS EACH CIRCUIT TO BE DISTINGUISHEDFROM ALL OTHERS.  THE IDENTIFICATION SHALL BE INCLUDED ON A 'CIRCUITDIRECTORY', LOCATED ON THE INSIDE OF THE PANELBOARD DOOR, OR ONTHE FACE OF THE PANELBOARD. MECHANICAL DIFFUSER SCHEDULEMARK C P M CONNECTION SIZE: MANUFACTURER: REMARKS:A 250 10" Ø ROUND NECK "TITUS" #TSMA - 12" x 12"B 200 10" Ø ROUND NECK "TITUS" #TSMA - 10" x 10"C 400 14" Ø ROUND NECK "TITUS" #TSMA - 16" x 16"D 150 8" Ø ROUND NECK "TITUS" #TSMA - 8" x 8"E 100 6" Ø ROUND NECK "TITUS" #TSMA - 8" x 8"F 80 6" Ø ROUND NECK "TITUS" #TSMA - 6" x 6"SPLIT SYSTEM HEAT PUMP SCHEDULEEQUIP.# SERVICE/LOCATION NOM.TONS NOM.CFM MIN.OSACFM EXT.S.P.IN WG FANBPH COOLING CAPACITY HTG. CAPACITY ELEC. HEAT UNITMCA VOLT/PHASE MOCP WEIGHTLBS. MANUFACTURER& MODEL NO.TOTALMBH SENS.MBH ENT. AIR TEMP AMB.TEMP. MBH AMB.TEMP. KW NO.STAGESDB (F) WB (F)SEE PLAN 2.0 800 225 .5 1/2 14.1 18.4 18.4 115° 27.0 32° - 2 21.3 240 30 365 TRANE                  *#4TWR4024G1000AW/ TEM4AOB24S21SB1Ø* = OR 'APPROVED EQUAL'HP1&2

PLUMBING FIXTURE SCHEDULESYMBOL TYPE OF FIXTURE SPECIFICATION C - SUPPLY - H DRAIN VENT FIXTUREUNITSP-1 WATER CLOSET 'BRIGGS' #4035 'ALTIMA' E.B.WHITE CLOSET W/ "KOHLER"#K-4774-47 SEAT & TRIM        * 1/2" 3" 2" 2.2-P-2 LAVATORY 'MR DIRECT' #02018- WHITE W/'BRIGGS' #B484 CHROMEFAUCET & #B251 TRIM            * 1/2" 2" 1-1/2" 21/2"P-3 KITCHEN SINK 'KOHLER' #K-5922-2 CAST IRONSINK W/ GROHE 'LADY LUX'#33-759 FAUCET & TRIM         * 1/2" 2" 1 1/2" 21/2"P-4 BATH TUB 'AMERICAN STANDARD'#0255.212.020 W/ 'BRIGGS'  #B230ST&S W/ 'SAYCO' #153 TRIM          * 1/2" 2" 1-1/2" 1.41/2"P-5 TANKLESS WATERHEATER 'STIEBEL ELETRON'#TEMPRA-12 ELECTRICTANKLESS WATER HEATER   * 3/4" 2" 1" 21/2"* = OR 'APPROVED EQUAL'

GENERAL MECHANICAL NOTESALL WORK TO BE PERFORMED IN ACCORDANCE WITH 2018 I.M.C. / I.R.C. CODES (OR LATEST ADOPTED) INTERNATIONALMECHANICAL CODES, ALL APPLICABLE LOCAL MECHANICAL CODES & ORDINANCES AND M.A.G. AMENDMENTS TO I.M.C.  ALL NEWWORK TO BE AS PER A.S.H.R.A.E. AND S.M.A.C.N.A. GUIDELINES.  NEW MECHANICAL SYSTEM INSTALLATIONS SHALL COMPLY W/MECHANICAL SYSTEM SIZING PER A.C.C.A. MANUAL S FOR COOLING LOADS, A.C.C.A. MANUAL D, FOR DUCT SIZING, PER IMO#M14013, I.R.C. #M1601.1, I.R.C. #N1103.6, I.E.C.C. #R406.3, OR OTHER APPROVED METHODS.ALL DUCTS TO BE WRAPPED WITH A MINIMUM OF 2” OF FIBERGLASS INSULATION BLANKETS.  ALL DUCT SIZES SHOWN ARE CLEARNET INSIDE.  ALL DUCTS TO BE SHEET METAL DUCTS PER A.S.H.R.A.E. AND S.M.A.C.N.A. GUIDELINES.A MAXIMUM OF FIVE FEET OF FLEX DUCT MAY BE USED FOR MAKING FINAL CONNECTION TO ROOM AIR DIFFUSERS.CONTRACTOR TO PROVIDE NECESSARY TURNING VANES, SPLITTER DAMPERS, VOLUME EXTRACTORS AND OTHER FEATURES NEEDEDFOR A SMOOTH AND CONTROLLED VOLUME OF AIR.COORDINATE WITH ELECTRICAL CONTRACTOR FOR EXACT LOCATION AND REQUIREMENTS OF ALL ELECTRICAL FEATURES PRIOR TOROUGH-IN.LOCATIONS SHOWN OF HVAC EQUIPMENT AND OTHER DUCTS ARE SCHEMATIC ONLY.  VERIFY STRUCTURAL DETAILS AND OTHERDETAILS OF THAT WILL EFFECT ROUTING AND PLACEMENT OF THESE COMPONENTS.  IF MORE SUPPORTS ARE REQUIRED FOR HVACEQUIPMENT, COORDINATE WITH THE GENERAL CONTRACTOR & DESIGNER.PROVIDE PROPER DUCT TRANSFORMATIONS FOR ACTUAL UNITS INSTALLED.  ROOF PENETRATIONS IF ANY, TO BE FABRICATED PERLANDLORD SPECIFICATIONS.  VERIFY ALL DETAILS W/ GENERAL CONTRACTOR.PROVIDE AND INSTALL HVAC PROGRAMABLE THERMOSTATS AT LOCATIONS AS DIRECTED BY THE PLANS.CONTRACTOR SHALL COORDINATE ALL EQUIPMENT RELOCATION WITH OWNER'S REPRESENTATIVE ALL ELECTRICAL CONNECTIONSREQUIRING AN OUTAGE, SHALL BE MADE DURING AND APPROVED TIME LIMIT.  ALL WORK AFFECTING BUILDING OPERATION SHALLBE COORDINATED WITH THE OWNER.  PROVIDE NECESSARY TEMPORARY FEEDERS AND ANY ADDITIONAL ELECTRICAL EQUIPMENTREQUIRED TO MAINTAIN CONTINUOUS OPERATION OF EMERGENCY AND / OR FORE ALARM SYSTEMS.CO-ORDINATE ACTUAL LOCATIONS OF DIFFUSERS, AIR REGISTERS AND GRILLES WITH CEILING DETAILS AND OTHER FEATURES SUCHAS LIGHTING FEATURES, ETC. THAT MAY AFFECT THE PLACEMENT OF THE HVAC COMPONENTS.  FINAL LOCATIONS MUST BEAPPROVED BY CONTRACTOR & BUILDING OWNER.

PLUMBING FIXTURE UNITS SCHEDULEFIXTURE USED REMARKS NUMBER OFFIXTURES USED PRIVATE/PUBLICFIXTURE UNITS TOTAL UNITSBARSINK 0 X 1 / 2 = 0BATHTUB (W/ OR WITHOUT SHOWER) 2 X 1.4 / 4 = 2.8BIDET 0 X 2 / 2 = 0CLOTHESWASHER 1 X 1.4 / 3 = 1.4DRINKING FOUNTAIN (EACH HEAD) 0 X .25 = 0HOSE BIB 1 X 2.5 / 5 = 2.5LAUNDRY SINK 0 X 2 / 4 = 0LAVATORY 2 X 0.7 / 2 = 1.4=SHOWER (EACH HEAD) 0 X 1.4 / 4 = 0SINK (BAR) 0 X 1 / 2 = 0SINK (KITCHEN) 1 X 1.4 / 4 = 1.4SINK OR DISHWASHER 1 X 1.4 / 1.4 = 1.4SINK (WASH-UP CIRCULAR SPRAY) 0 X 0 / 4 = 0SINK (SERVICE) 0 X 0 / 2 = 0URINAL (FLUSH TANK) 0 X 0 / 3 = 0URINAL (WALL) 0 X 0 / 10 = 0WATER CLOSET (FLUSH TANK) 2 X 2.2 / 5 = 4.4WATER CLOSET (FLUSHOMETER) 0 X 6 / 10 = 0TOTAL PLUMBING FIXTURE UNITS 15.3 SAY 16SIZE OF BUILDING SERVICE: 1"ØSIZE OF REQUIRED WATER METER:  5/8" FROM EXISTING BUILDING SOURCE

R314.3.1 - ALTERATIONS, REPAIRS & ADDITIONS:WHEN ALTERATION, REPAIRS OR ADDITIONS OCCUR, REQUIRINGA BUILDING PERMIT, OR WHEN ONE OR MORE BEDROOMS AREADDED OR CREATED IN EXISTING DWELLINGS, THE EXISTINGDWELLIING SHALL BE EQUIPPED WITH NEW SMOKE ALARMSLOCATED AS REQUIRED FOR NEW DWELLINGS.  THE SMOKEALARMS SHALL BE INTERCONNECTED, HARD WIRED AND ABLETO DETECT CARBON MONOXIDE.E3902.16 - ARC FAULT CIRCUIT INTERRUPTER PROTECTION:ALL BRANCH CIRCUITS THAT SUPPLY 120 VOLT, SINGLE PHASE 15OR 20 AMPERE OUTLETS INSTALLED IN FAMILY ROOMS,KITCHENS, LIVING ROOMS, DINING ROOMS, PARLORS,LIBRARIES, BEDROOMS, DENS, SUNROOMS, RECREATIONROOMS, CLOSETS, HALLWAYS, LAUNDRY AREAS AND SIMILARROOMS TO BE PROTECTED BY A COMBINATION TYPE ARC-FAULTCIRCUIT INTERRUPTER TO PROVIDE PROTECTION OF THE ENTIREBRANCH CIRCUIT.N1104.1 - (R404.1) - LIGHTING EQUIPMENT (MANDATORY)A MINIMUM OF 90% OF THE LAMPS IN PERMANENTLYINSTALLED LIGHTING FIXTURES, SHALL BE HIGH EFFICACY LAMPSOR A MINIMUM OF 90% OF THE PERMANENTLY INSTALLEDLIGHTING FIXTURES SHALL CONTAIN ONLY HIGH-EFFICACYLAMPS.  EXCEPTION:  LOW VOLTAGE LIGHTING SHALL NOT BEREQUIRED TO UTILIZE HIGH EFFICIENCY LAMPS.

ELECTRICAL SYMBOLS LEGENDSurface mounted Incandescent fixture6" Recessed can lights (high-efficacy)Halogen wall sconceSuspended ceiling fixtureUnder upper cabinet fluorescent light1X4 FluorescentCeiling fan Electrical fan with light kitExterior mounted flood-lite with motion detectorsExterior wall mounted light fixtureSmoke detector or combinationSmoke and carbon monoxide detectorExhaust fan110 Volt outlet110 Volt outlet, 1/2 hot110 Volt outlet (under counter or in cabinet)220 Volt outletSwitch3-Way switch4-Way switchDoor activated switchDimmer switchPush buttonJunction box220 Disconnect switchFloor outletTV/CATV outletTelephone outletF.P.         -        Floor plug verify location w/ sub-contractorC.P.         -        Ceiling plug verify location w/ sub-contractorG.F.I.       -        Ground fault circuit interrupterW.P.        -        Waterproof box or approved for wet locationP.C.         -        Pull chainA.F.C.I.   -         Arc fault circuit interrupterH.E.         -        High efficacy lampProvide gfci protection for receptacle outlets at the following locations:  per E3902A)   BathroomsB)   Garrages and accessory buildingsC)   OutdoorsD)   Crawl spacesE)   Unfinished basementsF)   Kitchen countertopsG)   Within 6 feet of any sink, basin, lavatory, or similar water receptorH)   BoathouseI)     Boat HoistsJ)    Electricity heated floors

C.O.S.D.220SS3S4S    DR.SDS    P.B.JSECOND FLOOR LANDING CALCNEW FLOOR LOADS: 2018 I.R.C. CHPR. #16DEAD LOADS; PER SQUARE FOOT2" X 4" TREAD; BUTT SEAM 3.0 LBS./SQ. FT.MISCELLANEOUS 1.5 LBS./SQ. FT.TOTAL DEAD LOADS; PER SQUARE FOOT 4.5 LBS./SQ. FT.LIVE LOADS; PER SQ. FT. (I.R.C. #1607.1) 100.0 LBS./SQ. FT.TOTAL L & D LOADS; PER SQUARE FOOT 104.5 LBS./SQ. FT.LOAD CALCULATION @ COLUMN;POINT LOAD AT EACH CORNER;                46" X 46" = 14.75 SQ. FT.14.75 S.F. X 105 DIV. 4 = 387 PLF FOR PT. LOAD

ROOF LOAD CALCULATIONNEW ROOF LOADS: 2018 I.R.C. CHPR. #5DEAD LOADS; PER SQUARE FOOT2" X 4" G.NAIL TRUSSES; 24" O.C. 3.0 LBS./SQ. FT.5/8" T & G SUBSTRATE PLYW'D 2.5 LBS./SQ. FT.12" FIBERGLASS INSULATION 3.0 LBS./SQ. FT.CARPET FLOORING 3.5 LBS./SQ. FT.MISCELLANEOUS 1.5 LBS./SQ. FT.TOTAL DEAD LOADS; PER SQUARE FOOT 13.5 LBS./SQ. FT.LIVE LOADS; PER SQ. FT. (I.R.C. #301.5) 20.0 LBS./SQ. FT.TOTAL L & D LOADS; PER SQUARE FOOT 34.5 LBS./SQ. FT.SPAN LOAD CALCULATION;USE 2" X 4" GANG NAIL ROOF TRUSSES          =         512 SQ. FT.AT CONNECTIONS.  PER TABLE #502.3.1(1),        @      24" O.C.

FLOOR  LOAD CALCULATIONNEW FLOOR LOADS: 2018 I.R.C. CHPR. #16DEAD LOADS; PER SQUARE FOOT4" X 2" G.NAIL TRUSSES; 16" O.C. 3.0 LBS./SQ. FT.3/4" T & G SUBSTRATE PLYW'D 2.5 LBS./SQ. FT.10" FIBERGLASS INSULATION 3.0 LBS./SQ. FT.CARPET FLOORING 3.5 LBS./SQ. FT.MISCELLANEOUS 1.5 LBS./SQ. FT.TOTAL DEAD LOADS; PER SQUARE FOOT 13.5 LBS./SQ. FT.LIVE LOADS; PER SQ. FT. (I.R.C. #1607.1) 40.0 LBS./SQ. FT.TOTAL L & D LOADS; PER SQUARE FOOT 54.5 LBS./SQ. FT.SPAN LOAD CALCULATION;USE 4" X 2" GANG NAIL FLOOR TRUSSES          =         7.13 SQ. FT.AT CONNECTIONS.  PER TABLE #502.3.1(1),        @      16" O.C.

I.B.C. #21-1.1 - FOR 1 HOUR RATING AT WOOD CEILING;21. WOOD JOISTS, WOOD 'I-JOISTS', FLOOR TRUSSES AND FLAT OR PITCHEDROOF TRUSSES, SPACED A MAXIMUM OF 24” O.C. W/ MIN. 1/2” WOODSTRUCTURAL PANELS, WITH EXTERIOR GLUE APPLIED AT RIGHT ANGLES TOTOP OF JOIST OR TOP CHORD OF TRUSSES, W/ 8d NAILS.  THE WOODSTRUCTURAL PANEL THICKNESS SHALL NOT BE LESS THAN A NOMINAL 1/2” NORLESS THAN REQUIRED BY CHAPTER #23, 2018 I.B.C.BASE LAYER 5/8” TYPE 'X' GYPSUM WALLBOARD APPLIED AT RIGHT ANGLES TOJOIST OR TRUSS 24” O.C. FACE LAYER 5/8” TYPE 'X' GYPSUM WALL BOARD ORVENEER BASE APPLIED AT RIGHT ANGLES TO JOIST OR TRUSS THROUGH BASELAYER W/ 1-1/4” TYPE S OR W DRYWALL SCREWS 12” O.C. AT JOINTS &IMMEDIATE JOIST OR TRUSS.  FACE LAYER TYPE G DRYWALL SCREWS PLACED2” BACK ON EITHER SIDE OF FACE LAYER END JOINTS, 12” O.C.             I.B.C. TABLE        #721.1(3)          #21-1.1                                                                                                      UNKNOWN1 H'R ASSEMBLY - CEILING3              I.B.C. TABLE        #721.1(3)          #21-1.1                                                                                                           1" = 1'-0"1 H'R ASSEMBLY @ CEILING4

PANEL SERVICE CALCULATION:NEW STRUCTURE ELECTRICAL SERVICE: 200 AMPSGENERAL LIGHTING AT 3.0 VA/782 SQ. FT. 2,346 VASMALL APPLIANCE; (2) DEDICATED CIRCUITS 4,500 VAGARBAGE DISPOSAL; 1,500 VAGAS WATER HEATER;      14.4 KW = 36,000 VAMICROWAVE APPLIANCE; 2,500 VAWASH MACHINE; 4,000 VACLOTHES DRYER; 6,000 VASINGLE OVEN (G.E.) 6,500 VACOMPUTED LOAD W/O HTG / COOL'G 63,326 VAFIRST 10,000 KW @ 100% 10,000 VAREMAINDER @ 40% 21,340 VA1) HVAC UNIT; 22,000 BTU'S 7,500 VACOMPUTED LOAD; 38,840 VANET COMPUTED LOAD / AMPS AT 240 V; 161.84 AMPSTHEREFORENEW HOUSE ELECTRICAL  IS                        "OK"     AT     200 AMPSPANELBOARD SCHEDULEMAINS:  225A MLO LOAD - VA LOCATION:  SEE PLANVOLTAGE:  120 / 240 V  1Ø  3W MOUNTING:  RECESSED / SURFACETYPE:  FPE  (DOUBLE SECTION) MIN.  A.I.C.  22,000CIRCUIT DESCRIPTION BKR. CIR. # Ø A Ø B Ø C CIR. # BKR. CIRCUIT DESCRIPTION* WATER HEATER 60 1 2 20 KITCHEN GFI *13 4 20 KITCHEN GFI *1Z 4 5 6 20 BATHROOM GFI17 8 30 DRYER* EXTERIOR GFI 20 9 10 2 *1* HVAC ROOF MOUNTED 30 11 12 20 MICROWAVE *1* 2 13 14 20 WASH MACHINE *130 15 16 20 SPARE *12 17 18 20 BEDROOM #1 & #2 OUTLETS *1HOME OFFICE DEDICATED CIRCUIT 20 19 20 20 BEDROOM #1 & #2 LIGHTING *1 1SPARE 21 22 20 *1SPARE 23 24 SPARESPARE 25 26 SPARESPARE 27 28 SPARESPARE 29 30 SPARESPARE 31 32 SPARESPARE 33 34 SPARESPARE 35 36 SPARESPARE 37 38 SPARESPARE 39 40 SPARESPARE 41 42 SPARE* OUTLETS & CEILING LIGHTING TO BE 'A.F.C.I.' PROTECTED

6BC 220V+15+60" G.F.I.+42"S3 S13 14 13 4 5 4

28'-4"

36'-0"36'-0"

28'-4" 3'-3 3/4"3'-3 1/2"21'-8 3/4" 3'-4 3/4"4'-0" 3'-9 1/2" 5'-0" 12'-8 1/2" 3'-9" 3'-1"3'-9"

14'-1"3'-6"6" 3'-6"
14'-5" 3'-6"

1436" 15PANTRY 212033 22 173232" 42"12"3'-0"1'-8"2'-6"10"3316 2218 19 3236" 12"24" 27" 27"

3'-7"3'-7 1/2" 10

#4 C.U. #4 C.U. #4 C.U.#4 C.U. UFERIN FOOTINGWATER PIPESYSTEM. (TYP.)GAS PIPESYSTEM.(WHERE APPLICABLE) #4 C.U.200/2P NG(1)KTN200FUSESNEMA 3RU.G. PULLSECTION200 AMPMETERM SERVICE ENTRANCE METER /MAIN PANEL:                                                   .225 AMP - 120 / 240 VOLT 1Ø 3 WATT - 3WIRE 42 SPACE - 22K BRACING NEMA 110,000 A.I.C. W/ 42 POLE PANEL AND 10KA.I.C. BRANCH CIRCUIT BREAKERS EQUALTO "SQUARE D" - HOMELINE ALL - IN - ONECHALLENGER #SMB2 0 < 40 - 40 > 36" HIGH,21" WIDE & 6" DEEP, SURFACE MOUNT

200 AMPERE SERVICE MAXIMUM AVAILABLE FAULT: CURRENT = 22,000 AMPSONE LINE ELECTRICAL DIAGRAM

1'-6" NATURAL GRADE8" CLR. 1'-4"FINISH GRADEB.N.Scale: 1"=1'-0"FOOTING 'A'1 Scale: 1"=1'-0"SIDEWALK TO HOUSE FOOTING2 4" Scale: 1"=1'-0"SLAB TURN-DOWN3 2'-0"4"8" - 10" Scale: 1"=1'-0"WOOD COLUMN FOOTING4

8'-5 3/8" 3'-0" 3'-2 5/8" 3'-1" 10'-7"8'-10 7/8" 5'-7 5/8" 3'-1"3'-0" 10'-1 7/8"2'-7"3'-1 1/8" 2'-3 1/2"3'-1 1/2"2'-8" 12'-1" 2'-7 1/2"
7'-1"

8"9'-10" 2ND FLOOR LANDING ABOVE GRADE3'-6" HANDRAIL MIN. HGT.22 2229 213027 2331252624 34"-38" HANDRAIL HGT. 1719 1828 17 182014'-2 1/2" ±2ND FLOOR LANDING STAIR STRINGER SPAN 2ND FINISHED FLOOR1ST FINISHED FLOOR15A-7 4A-714A-71-

8A-7

6A-7 11A-713A-7 15A-7 20A-714A-71A-7 5CA-7

15A-7 3A-7 10A-7 2A-74A-7

6A-77A-76A-76A-7 13A-71A-7 FINISH FLOOREL = 0'-0"      T.O. PLATEEL = +8'-1"       FIN. 2nd FLOOR.EL = +9'-3"       T.O. PLATEEL = +17-4"       BOT. OF HEADEREL = +6'-8"       FINISH FLOOREL = 0'-0"      T.O. PLATEEL = +8'-1"       FIN. 2nd FLOOR.EL = +9'-3"       T.O. PLATEEL = +17-4"       ROOF PEAK HEIGHTEL = +21-4"+/-       8A-7 1:121:12 2 24 3210314 364 9 16 1516 35 353534 3334 3323 2223 2216164A-72728 3515 25 72 35 498

Scale: 1"=1'-0"JOINTS IN SLAB5 ABC1'-6" 3" CLR.1'-0"FINISH GRADE SEE FOUNDATIONPLAN NOTESScale: 1"=1'-0"TRUSS TO SILL PLATE6 Scale: 1"=1'-0"TRUSS TO TALL WALL7 Scale: 1"=1'-0"TRUSS BRACING8 Scale: N.T.S.SCUTTLE ACCESS9 Scale: N.T.S."S/PA" HOLDDOWN @ SLAB108224 BN MIN. EMBEDMENT NOTE:INSTALL PERMANUFACTURERSRECOMENDATIONSS/PAHD42                 6 3/8"S/MPAHD                  8"S/HPAHD                  10"Scale: N.T.S.BEARING HEADER11 Scale: N.T.S.BEARING PLATE12 Scale: 1"=1'-0"BEAM TIE AT ENTRY13 Scale: 1"=1'-0"STRINGER ATTACHMENT14 Scale: 1"=1'-0"STRINGER ANCHOR15Scale: N.T.S.M.A.G. CURB CUT - #1255-116 Scale: N.T.S.HANDICAP 'ACCESSIBLE' SIGN18 Scale: 1"=1'-0"LANDING ANCHOR20ROUGH OPENINGOPENINGS OVER 6'-0" PROVIDE(2) KING STUDS 2X STUDS SEE PLAN FOR SIZE & SPACING48" MIN BETWEEN SPLICE26'-0" 1'-0" 5'-0" 5'-0"1'-0"5'-0"5'-0"4'-0" OR 5'-0"3'-0" MIN. NOTES:DECOMPRESSED SLAB SHALL BE PAID FOR AS COMBINED"CURB & GUTTER".CONCRETE "CURB & GUTTER" SHALL BE M.A.G. CLASS 'A'TOP OF WING TO TOP OF WING.PAYMENT FOR DRIVEWAY SHALL BE ON A "SQ. FOOT"BASIS.EXPANSION JOINT MATERIAL SHALL BE SECURED IN PLACEPRIOR TO POURING CONCRETE AND SHALL COMPLETELYSEPERATE THE DRIVEWAY SLAB FROM THE SIDEWALK,EXTENDING FROM THE SURFACE TO THE SUB-GRADE.WHEN THE DRIVEWAY IS CONSTRUCTED OR A 'T'INTERSECTION, AND USED AS A RAMP, USE DETAIL #1244.9" CLASS 'A' CONCRETE FOR COMMERCIAL ANDINDUSTRIAL DRIVEWAYS, 6" CLASS 'A' CONCRETE FORRESIDENTIAL DRIVEWAYS, AS PER SECTION #725.123456SECTION 'A-A'                                     .PROVIDE CONSTRUCTION JOINTS TOMATCH CURB JOINTS, (10" SPACING) WINGWARPWINGWARP 3'-0" MIN.4'-0" MIN.0.58"1.42" 1.5% MIN. CROSS SLOPE2% MAX. CROSS SLOPE NOTES:ACCESSIBLE PARKING SPACES SHALL BE DESIGNATED AS 'RESERVED' FOR PERSONS W/ DISABILITIES BY A SIGNSHOWING THE INTERNATIONAL WHEEL CHAIR SYMBOL SHOWN.THE SIGN MUST BE THE MINIMUM VERBAGE OF "RESERVED PARKING", INTERNATIONAL WHEELCHAIR SYMBOLAND PHOENIX CODE #36-149.THE SIGN PLATE MUST BE A MINIMUM OF 12" X 24" W/ A MINIMUM THICKNESS OF 0.080 ALUMINUM CONSTRUCTION.THE SIGN FACE SHALL HAVE A WHITE, REFLECTIVE BACKGROUND, W/ A BLUE LEGEND (STANDARD 3MSCOTCHLITE SIGN FACE NUMBER R7-32 OR EQUIVALENT, W/ BLUE SCREEN PRINTED LETTERS AS SHOWN).ONE IN SIX COVERED ACCESSIBLE SPACES SHALL BE DESIGNATED FOR 'HIGH PROFILE', UNLESS ALL SPACESARE 'HIGH PROFILE' SPACES. AN ADDITIONAL SPACE SHALL BE DESIGNATED "VAN ACCESSIBLE", SHALL BEPROVIDED.THE SIGNS SHALL BE ON A 'STATIONARY POST', OR APPROVED WALL LOCATION. SIGNS SHALL NOT BEOBSTRUCTED.THE BOTTOM OF THE SIGN, SHALL BE LOCATED NO LESS THAN FIVE (5) FEET OR MORE THAN SIX (6) FEET ABOVETHE GRADE (PARKING LOT SURFACE) AND SHALL BE VISIBLE DIRECTLY IN FRONT OF THE PARKING SPACE.1234567 PROVIDE CONSTRUCTION JOINTS TOMATCH CURB JOINTS, (10" SPACING)RESERVEDPARKINGFOR VEHICLESSHOWING DISABLEDINSIGNIA OR LICENSEPLATE ONLYPHOENIX CITY CODESEC. 36-149CITY OF PHOENIXRESERVEDPARKINGFOR VEHICLESSHOWING DISABLEDINSIGNIA OR LICENSEPLATE ONLYPHOENIX CITY CODESEC. 36-149CITY OF PHOENIX18"5'-0" MIN. 6'-0" MAX.24" 12" 24" 3/16"Scale: 1 1/2"=1'-0"PICKET TO STRINGER TYP.1

PLUMBING LEGEND            .SANITARY D.W.V. / SEWER LINEWALL CLEAN - OUTD.W.V. VENT LINECOLD WATER SUPPLYHOT WATER SUPPLYSANITARY DRAIN CONNECTIONCOLD WATER CONNECTIONHOT WATER CONNECTION

TUBC/O C/OW.C. C/OLAVVTR

TUBC/O C/OW.C. C/OLAVVTRWASHERBOXC/OC/OKIT.SINK DW

TUBC/O C/OW.C. C/OLAV TUBC/O C/OW.C. C/OLAVWASHERBOXC/O

VTRVTR

MAIN SEWER LINE IN DRIVEWAY;SEE SITE PLAN FOR TRUNK SIZE

20 9 2217 2" 2" 2"3" 2"2" 2"3" 2"3"4" 2" 2" 2"3" 2"2" 2"3" 2"3"1799 13131414LIVING ROOMCARPET                          8'-0"KITCHENTILE                8'-0" 36 58202122 19 1817 16 13 37A BC

WALLS BETWEENLIVING AREA &GARAGE MUST BEMIN. OF 1/2" GYP.BD. ON THEGARAGE SIDE OFADJOINING WALL &CEILING.1-3/8" SOLID COREDOOR SHALL BESELF-CLOSING &SELF-LATCHING W/GASKETS & SWEEPS. T&P DRAIN LINE.DRYER VENTTHROUGH ROOF.SEE DETAIL 11/D1RECESSEDPLUMBING BOX.SEE DETAIL 11/D1.RECESSEDCOLD WATERBIB & VALVE. 22"X30" ATTICACCESS. SEEDETAIL 12/D1

5/8" T & G PLYWOOD SUBSTRATEDECKINGGANG NAIL TRUSSES @ 24" O.C.SEE FRAMING PLAN12" BATT FIBERGLASS INSULATION5/8" BASE LAYER TYPE 'X' GYP. BOARD @ RIGHTANGLES; W/ 1 1/4" TYP. 'S' OR 'W' DRYWALLSCREWS @ 24" O.C.5/8" FACE LAYER TYPE 'X' GYP. BOARD @ RIGHTANGLES; W/ 1 7/8" TYP. 'S' OR 'W' DRYWALLSCREWS @ 12" O.C. AND INTERMEDIATE JOISTSOR TRUSSES. FACE LAYER TYPE 'G' DRYWALLSCREWS PLACED 2" BACK ON EITHER SIDE OFFACE LAYER JOINTS, 12" O.C.

METERINGCOMPARTMENT(1) 2"Ø RIDGID STEELRISER W/ STEELWEATHERHEAD

16" MONOLITHIC FOOTINGW./ (2) #4 CONT. SEEFOUNDATION PLAN.#4 REBAR CONT. SEEFOUNDATION PLAN.3/4"Ø X 10" A.B. W/ 2"WASHER @ 48" O.C.; SEEFOUNDATION PLAN.2" X 4" @ 16" O.C. W/ BATTFIBERGLASS INSULATION.1/2" GYP. BD. ON 2" X FRAME.3/8" CDX SHEAR PANELING;SEE EXTERIOR ELEVATIONS.2" X REDWOOD PLATE W/ (2)16d @ 24" O.C. CONCRETE SIDEWALKSTRUCTURE FOOTING / SLAB.#4 X 12" PIN INTO EPOXYGROUT @ BOTH SLABS @ 36"O.C. THICKENED EDGE AT BOTTOMOF SLAB.4" THICK CONC. SLAB ONMIN. 4" ABC FILL (TERMINTETREATED). 1/4" X 1/2" DEEP SAWCUT.1/2" RADIUS CORNER AT SAWCUT.GALVANIZED 2" STRIP CONTINUOUS.4" THICK CONCRETE SLAB ON MINIMUM4" THICK A.B.C. FILL (TERMITE TREATED).4" THICK CONCRETE SLAB ON MINIMUM4" THICK A.B.C. FILL (TERMITE TREATED).4" THICK CONCRETE SLAB ON MINIMUM4" THICK A.B.C. FILL (TERMITE TREATED).#3 TIE.LANDING SLABWHERE OCCURS.(4) #4 VERTICAL.4" X POST SEE PLAN."SIMPSON" POSTHOLDDOWN BASESEE PLAN.1/2" GYP. BD. AT CEILING;TEXTURE AND PAINTED.2" X 4" @ GANG NAILCOMMON TRUSS @ 24" O.C.W/ 2X BLK'G.TWO (2) LAYERS, 15# FELTSON 3/4" CDX PLYWOOD.ROOF MATERIAL; SEEEXTERIOR ELEVATIONS.22" KRAFT FACED FIBERGLASSBATT. INSULATION.3/8" CDX SHEAR PANELING;ON FRAMING, SEEELEVATIONS. 1/2" GYP. BD.; TEXTURE ANDPAINTED.DOUBLE 2X TOP PLATE; SEEDETAIL, THIS DRAWING."SIMPSON" H2.5 ANCHOR ATEACH TRUSS.2"X WALL FRAMING @ 16"O.C.; SEE CROSS SECTION.TRUSS OUTRIGGER W/ 2" X 4"TRIM TO MATCH EXISTINGTRIM PAINTED, SEEELEVATIONS.CONT. 25 GA. GALV. EDGEDRIP FLANGE. DOUBLE TOP PLATE, SEEFRAMING PLAN.FIBERGLASS R-38 BATT.INSULATION, TYP.GANG NAIL TRUSS @ 24" O.C.SEE FRAMING PLAN.ROOFING ON 5/8" SHEARPANEL PLYWOOD, TYP.SYNTHETIC STUCCO OVERPLYWOOD SHEAR PANEL, TYP.R-14 INSULATION.5/8" SHEAR PANEL ON 2" X 4"BUILDING WALL @ 16" O.C."SIMPSON" H2.5 EACH TRUSS;TYP.1/2" CEILINGAND WALL.1/2" CEILINGAND WALL. 2X DOUBLE TOP PLATE @WALL FRAMING, TYP.ROOF DECK SHEATHING.OUTRIGGER FRAMING.12" FIBERGLASS BATT.INSULATION, TYP."SIMPSON" A35 W/ 6d NAILS,ALL HOLES FILLED.GANG NAIL 2" X 4" TRUSS @24" O.C., TYP.2" X 4" CROSS BRACING @CENTER STRUT. GANG NAIL 2" X 4" TRUSS @24" O.C., TYP.5/8" CDX PLYWOOD LID.1/2" GYP. BD. CEILING, TYP.5/8" TYPE 'X' GYP. BD. LID,GLUED TO CDX.1/2" GYP. BD. CEILING, TYP. 4" X 4" OR (2) WOOD STUDS.SIMPSON "S/PA" TYPE HOLDDOWNSEE PLAN FOR SIZE & LOCATIONATTACHED WITH:  S/PAHD-42   (9) #10 SMS                               S/MPAHD    (12) #10 SMS                               S/HPAHD22 (14) #10 SMSSILL PLATE.STUDS/SHEAR WALL.TOP OF CONCRETE ORFOOTING.STUDS.STUDS. KING STUD.MATCH TONUMBER OFJACK STUDSBELOW.(8) 16dSINKERSEACH END.(2) TRIMMERSTUDS MIN.NAILED WITH16d @ 16" O.C.HEADER - SEEPLAN FOR SIZE. SPLICE. 16d @ 16"  TYPICAL. (8) 16d @ 3"  EACHSIDE OF SPLICE.CONT. (2) 2X4PLATES. SYNTHETIC STUCCO SYSTEM OVER3/8" C.D.X. PLYWOOD SHEATHING,SEE SECTIONS & PLANS.PLUMBING FIXTURE, WHERE OCCURS,SEE PLAN.12" FIBERGLASS BATT. INSULATION,SEE PLAN.GANG NAIL OR TJI FLOOR TRUSS,SEE PLAN.5/8" 'T&G' PLYWOOD SUBSTRATEFLOORING, SEE PLAN.1 HOUR FIRE RATED CEILING PERI.R.C. TABLE #721.1(3), SEE SECTION,#A-4.2" X 4" WALL, SEE BUILDING SECTIONS.4"Ø DRYER EXHAUST DUCT, WHEREOCCURS, SEE PLAN. 5/8"Ø PICKETS @ 4" CENTER TOCENTER, SEE PLAN.1 1/2"Ø HANDRAIL POST @ DOORLANDING, SEE PLAN.3/4" X RISERS ON TREADS, INSIDESTRINGER PER PLAN.2" X 12" D.F. #2 TREADS ON NOTCHINSIDE STRINGER, SEE PLAN.4" X D.F. #2 WOOD POST; SEE CROSSSECTION #'C-C'/A-6."SIMPSON" HANGER; SEE CROSSSECTION #'C-C'/A-6.(2) 2" X 12" D.F. #2 STRINGERS ATENDS, NOTCH INSIDE STRINGER, SEEPLAN."SIMPSON" POST CAP; SEE CROSSSECTION #'C-C'/A-6. 5/8"Ø PICKETS @ 4" CENTER TOCENTER, SEE PLAN.2" 'U' BRACKET AT STRINGER; W/5/8"Ø HOLES FOR 1/2"Ø X 4 1/2"CARRIAGE BOLTS @ 24" O.C., SEEDETAIL #1/A-6.3/4" X RISERS ON TREADS, INSIDESTRINGER PER PLAN.2" X 12" D.F. #2 AT EACH NOTCH,3/4" RISERS, SEE PLAN.CONCRETE PAD FOOTING; SEE PLAN.(2) 2" X 12" D.F. #2 STRINGERS ATENDS, NOTCH INSIDE STRINGER, SEEPLAN.2" X 6" REDWOOD SILL CLEAT @STRINGER ATTACHMENT, W/ (2)1/2"Ø X 5" ANCHOR BOLTS W/ 2"ØWASHER @ 6" FROM EDGE OFCLEAT.2" X 6" REDWOOD SILL CLEAT @STRINGER ATTACHMENT, W/ (2)1/2"Ø X 5" ANCHOR BOLTS W/ 2"ØWASHER @ 6" FROM EDGE OFCLEAT.SYNTHETIC STUCCO SYSTEM OVER 3/8" C.D.X.PLYWOOD SHEATHING, SEE SECTIONS & PLANS.2" X WALL FRAMING TYP., SEE PLAN.PLACE 25 GA. GALV. FLASHING AT HEADER,BEHING SYNTHETIC STUCCO.2" X 6"' REDWOOD, OR 'TREX' DECKING, BUTTSEAM W/ (2) 16d NAILS, 'PENETRATING OIL';SEE PLAN.PLACE 4" X 8" HEADER FOR DECKINGATTACHMENT, PAINTED, W/ 3/8"Ø X 6 - 10"CARRIAGE BOLTS @ 12" O.C., STAGGEREDDRILLING.PLACE 2" X 8" D.F. #2 JOIST @ 12" O.C. FORLANDING DECK SUPPORT, W/ "SIMPSON"#LU26, EA. END.PLACE 2" X BLOCKING FOR HEADER ANCHOR.TRUSS END BLOCKING, BY TRUSS MANUF.FLOOR TRUSS @ 16" O.C., SEE PLAN."SIMPSON" H2.5A AT EA. TRUSS, TYP.DBL. TOP PLATE @ WALL FRAMING, SEE SECTION.1 HOUR FIRE RATED CEILING, SEE SECTION, A-4.2" X WALL FRAMING TYP., SEE PLAN.BACK OF CURB CONSTRUCTIONJOINT OR SCOREMARK.SIDE WALK DETAIL #1230.FLOW LINE OF GUTTER. CONSTRUCTION JOINT.FULL DEPTH EXPANSION JOINT THROUGHDRIVEWAY, CURB, AND GUTTER EXPANSIONJOINT FILLER SHALL BE 1/2" BITUMINOUS TYPEPERFORMED JOINT FILLER, A.S.T.M. #D-1751. COMPACTED SUB-GRADEAS PER SECT. #301. RECOMMENDEDLETTERING SIZES; 2" X1/4" LETTERS.6" H. X 6" W. SYMBOL.1 1/8" X 1/8" LETTERS.3/4" X 3/32" LETTERS.3/4" X 1/8" LETTERS.APPROVED SIGN.GRADE AT PARKINGLOT SURFACE.ALTERNATE SYMBOL.SECURE MOUNT SIGN ONA POST OR APPROVEDWALL LOCATION.DEPRESSED CURB. 5/8"Ø PICKETS @ 4" C. TO C., SEE PLAN.2" X 12 "D.F. #2 STAIR TREAD, TYP. CUT TO FIT,PER PLAN.1 15/16" METAL 'U' BRACKET, AT OUTSIDESTRINGER W/ 5/8"Ø HOLES @ 24" O.C. FOR1/2" X 3 1/2" CARRIAGE BOLTS.(2) 2" X 12" D.F. #2 STRINGERS AT ENDS.NOTCH INSIDE STRINGER, PER PLAN.2" X 12" D.F. OUTSIDE STRINGER CONTINUOUS,TYP. @ EACH SIDE.1 15/16" METAL 'U' BRACKET, AT OUTSIDESTRINGER W/ 5/8"Ø HOLES @ 24" O.C. FOR1/2" X 3 1/2" CARRIAGE BOLTS.
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8. STEEL BEAM.NOTES: NO SCALESTEEL STAIR BEAM TO STEEL BEAM CONNECTION AT LANDINGXXX 736-511. 3/16" END PLATES - BUTTWELD ALL AROUND.FOR TREADS AND RISERS,SEE ARCH'L. DRAWINGS.STEEL STAIR BEAM.PLATE 3/8" X 6".BEAM TO BEAM.CONCRETE OVER STEEL DECKFOR DIRECTION OF DECK - SEE PLAN.#4 X 24" X AS REQUIREDAT 24" O.C. - 2 MIN.2.3.4.5.6.7.(1)(2)(3)(4)(6)(7)(8) 1/4 3/163/163/16(5) 1.2.2002730-30XXX TYPICAL STEEL PANS TO STEEL BEAM NO SCALENOTES:1/8(5) (2)(1)(4)(3) STEEL STAIR BEAM.FOR TREADS AND RISERS,SEE ARCHITECTURAL DWGS.ANGLE 1 1/4" X 1 1/4" X3/16" - TYPICAL.3/4" DIA. EXPANSION BOLTSAT 24" O.C. WITH PIPESPACERS - BOLTS SHALLBE IN GROUTED CELLS ATMASONRY WALLS.WELD EACH END OF EACHANGLE - TYPICAL.1.2.3.4.5.2 1.2.2002

-TYP.9. EACH END OF EACH ANGLE1/8 (9) NOTES: NO SCALESTEEL PAN STAIRS AT SLAB ON GRADEXXX 731-011.(8)3/16(7) (6)(5)(4)(3) (2)(1) CLR3" MIN8" 12" 8.7.6.5.4.3.2. 3 SIDES.1 #4 CONTINUOUS.CONCRETE SLAB ON GRADE.3/4" DIA. EXPANSION BOLT.(SLV) X 3" LONG WITH 1 -STEEL ANGLE 4" X 3" X 1/4"WELD ALL AROUND.3/16" CLOSURE PLATE - BUTT X 3/16" - TYPICAL.STEEL ANGLE 1 1/4" X 1 1/4"ARCH'L DRAWINGS.FOR TREADS AND RISERS, SEESTEEL STAIR BEAM.1.2.2002736-21XXX STAIR LANDING AT STEEL STAIR BEAM NO SCALENOTES:3/16(4) (1)(3)(2) 2-12 STEEL STAIR BEAM.FOR LANDING, SEE ARCH'LDRAWINGS.CONTINUOUS STEEL LEDGER 1 1/4" X 1 1/4" X 3/16".WELD LEDGER TO BEAM.1.2.3.4.1.2.2002730-05XXX TYPICAL SPLICE AT STEEL BEAM NO SCALENOTES:(1)TYP STEEL STAIR BEAM.1. NOTE:FOR CLARITY, STAIR TREADS,RISERS AND LANDING NOTSHOWN.1.2.2002(1) SHOWN.RISERS AND LANDING NOTFOR CLARITY, STAIR TREADS,NOTE:1. STEEL STAIR BEAM.TYP NOTES: NO SCALETYPICAL SPLICE AT STEEL BEAMXXX 730-061.2.2002 NOTES: NO SCALESTEEL STAIR BEAM AT STEEL COLUMNXXX 739-021. STEEL STAIR BEAM.1/4" STEEL STIFFENER PLATE.1/4" CAP PLATE (BUTT WELD).STEEL COLUMN.STAIR LANDING.2.3.4.5.3/161/4 (1)(2)(3)(4)(5) 1.2.2002

UP DN.DN.7'-2"11'-9"6'-8"3'-1"6'-10" 4" 7'-4"12'-0"6'-5"7'-0" 3" 3'-3"

3/16 (4)3/163/16(5)(3)(2)(1)(1)(1) 5.4.3.2. 3/16" - TYP.ANGLE 1 1/4" X 1 1/4" XAT UP BEAM.EXPOSED ENDS.BETWEEN BEAMS AND AT3/16" CLOSURE PLATESLANDING, SEE ARCH'L.FOR TREADS, RISERS AND STEEL STAIR BEAM.1.736-01XXX STEEL STAIR BEAM CONNECTION AT LANDING NO SCALENOTES:(1)(2) 1.2.2002
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6. Application #:  Z-58-24-8 (Continued from September 5, 2024) 
 From: S-1 
 To: R1-10 
 Acreage: 4.54 
 Location: Approximately 710 feet north and 305 feet west of the 

northwest corner of 20th Avenue and South Mountain 
Avenue 

 Proposal: Single-family residential 
 Applicant: John Fox 
 Owner: Dorothy M. Hallock 
 Representative: John Fox 
   
 Ms. Racelle Escolar stated that Item No. 6 is Z-58-24-8, a rezoning request on 

4.54 acres at approximately 710 feet north and 305 feet west of the northwest 
corner of 20th Avenue and South Mountain Avenue for R1-10 (Single-Family 
Residence District) zoning to allow single-family residential. 
 
The South Mountain Village Planning Committee recommended approval, per the 
staff recommendation, with additional stipulations by a 7 to 5 vote. 
 
Staff recommends deletion of one of the stipulations which restricts the maximum 
building height to 2 stories and 32 feet. Two stories and 30 feet is the maximum 
allowed in the R1-10 zoning district. The stipulation exceeds to height limit in the 
Zoning Ordinance and is therefore not compliant. This update is reflected in a staff 
memo dated October 7, which was available at the back of the room. 
 
Staff recommends approval, per the staff memo dated October 7, 2024. 
 
Chairman Gaynor stated that there were speakers in favor and in opposition 
wishing to speak. He called on the applicant, Mr. John Fox to speak first. 
 
Mr. John Fox introduced himself. He stated he would need 10 minutes to speak. 
He is purchasing this property for development of a 20-lot subdivision. The 
development layout was approved by the South Mountain Village Planning 
Committee. They went through at least nine meetings with the neighborhood and 
had three meetings with South Mountain Village. The Village generally thought that 
this is a good layout. He displayed his property on the presentation. The density of 
the property is 4.5 dwelling units per acre. The property to the north is Anderson 
Park, which is 5.4 dwelling units per acre. Dobbins Heights, to the south is 7.3 
dwelling units per acre. They have been through a lot of discussions with the 
neighborhood, and they did not come to an agreement. They did come to an 
agreement with the Village Planning Committee that would support 18 units. The  
neighborhood is requesting 16 units, which does not fit the general area.  He 
displayed his proposal for 20 units. He wanted to show the Commission members 
where this 20-unit design is coming from. He stated that they are having to add 
density bonus points to the property in order to create the density that they have. 
That will include extra shade trees, open space, offset sidewalks, and other 
modifications. It promotes increase in density in the infill areas, adding to the 
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housing supply. It adds affordable newer homes to an older neighborhood, it allows 
property owners having the same zoning to be allowed to develop property to the 
full potential. It does not significantly impact traffic. He stated that they have a 
traffic letter. It promotes diversity in housing. They are requesting two modifications 
to the stipulations. Stipulation No. 17 requires a maximum of 18 dwelling units per 
acre, and they are requesting 20. Stipulation No. 19 requires maximum building 
height of 80 percent of the lots be limited to one story or 26 feet. They are asking 
to have equal housing units in one story and two story.  
 
Chairman Gaynor stated that he had six minutes for rebuttal. He would give 
opposition 10 minutes to speak. He asked if commissioners had any questions for 
Mr. Fox. 
 
Vice-Chairperson Busching stated to Mr. Fox they had met before at the Village 
meeting. She stated that she was a little confused at this point because she 
thought that when she made the motion at Village Planning Committee meeting to 
approve this case, they walked through the additional stipulations one by one, and 
he agreed with each of them that were added and approved. Now, she is hearing 
him take back the agreement. 
 
Mr. Fox replied, no. The only thing he was taking back was that he wants to hold 
his original density. There is a housing shortage as everyone has indicated. If the 
18 units is the approval, he is willing to accept that, as well. He was just indicating 
that he feels there needs to be an optimal use of infill land. That is his position, but 
he is not opposed to a reduction. He wanted to modify the number of two-story 
houses. It makes better sense to him, from a streetscape. He asked if they had any 
questions. 
 
Vice-Chairperson Busching asked him if he meant to take it from “no more than 80 
percent of the lots shall be one story, and no more than 50 percent”. 
 
Mr. Fox replied yes. He wanted to know the reason why they could only go with 20 
only percent two-story houses. He did not understand the logic. 
 
Commissioner Gorraiz stated that was the question he had earlier. He stated that 
Mr. Fox had stated he came to an agreement with the Village Planning Committee 
at 18 units. Now he is looking at 20 units. He had not caught that going from 20 to 
50 percent on the two stories. It sounded like there was quite bit of dialogue and 
back and forth at the Village. It is not unusual for the Commission to pass 
something here, and when applicant’s go to Council, they ask for a little bit more 
than the Planning Commission recommended. So, he is not offended by anything. 
He just wanted clarification from Mr. Fox. After having gone through all this with the 
Village, he wanted to know if this was a change from what he had agreed to with 
them. 
 
Mr. Fox replied yes. It is a change from what he had agreed to with them, but he is 
willing to pull his density back down. He stated, I would like an increase of the two-
story units. It makes for a better mix of housing. 
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Chairman Gaynor stated that was bold of Mr. Fox to ask for the additional density 
and for the increase in two-story houses, but it is not undoable; it is worthy of 
discussion. It sounds like the Village worked with him in good faith. He did not want 
to overturn anything that was agreed upon in good faith. There would be more 
discussion. He called on opposition speakers next for a total of 10 minutes. He 
gave Ms. Jewel Clark six minutes to speak. 
 
Ms. Jewel Clark stated that she was speaking in opposition to the current plan for 
18 homes. The conceptual site plan that they saw was the 18 homes on 4.5 acres. 
That is about 4.1 houses per acre, 80 percent single story, stipulated, which they 
were in favor of. In general, the community remains opposed. It is not aligned with 
the Rio Montana community vision. It is not aligned with Rio Montana municipal 
codes in the General Plan regarding compatibility, sensitivity, contextualism and 
character. In addition, it has unique traffic issues and historic flooding that are 
material issues that need to be addressed, and so far, have not been. She 
provided an exhibit showing all the neighbors that have written in or have signed a 
petition in opposition. They continue to do outreach with other neighbors to the 
west. She diagrammed homes that have signed the petition. Their area in general 
still looks open on a map. In the last few years, the approval for construction has 
been very robust. They already have a lot of the open land shown, scheduled for 
development. All the development is mostly single-family, R1-10. There is some 
R1-18 to the south, but none of it is more dense than 3.5 acres. This property is 
not compatible at all with their immediate area, which also includes S-1 established 
homes. They are not getting redeveloped any time soon. The grey area on the 
exhibit is 100 acres of previous nursery, which is getting redeveloped with 
multifamily, some 3.5, R1-10, and some apartments. So, they do have a good mix 
of diversity. In their little area, it is S-1 and low density R1-10. She added that most 
of the houses are single story, which is why they wanted to maintain as much 
single story as possible. 
 
Ms. Clark stated the Windham Square Neighborhood, which is directly to the north 
with density at 2.98, is 53 homes. They have only one ingress/egress onto 
Baseline Road. Baseline Road has dramatically increased in traffic over the course 
of the years. In 1997, it had an average east/west traffic of 8,100 cars. In 2023, 
that annual daily average increased to 49,000. They already have a tremendous 
problem getting on to Baseline Road. Additional traffic of the development to the 
south with the only access through this neighborhood and on to Baseline Road is a 
material burden. The traffic increase between 1997 and 2023 is 505 percent. It will 
increase because of that new development on the other side of 19th Avenue. In 
addition, there is a commercial development to the north of the Windham Square 
Neighborhood, and their entrance is directly aligned with an ingress/egress for that 
commercial development. So, the one-hour peak time averages, as prepared by 
Mr. Fox with his traffic statement, do not reflect the actual traffic burden that is on 
that neighborhood. In addition, they are in South Mountain. They get a lot of run-off 
from the park. Windham Square gets a lot of run-off, as well. All the water flows 
from 19th Avenue to the north and west, across their S-1 properties, onto that 
parcel and then through Windham Square. She displayed an image of the 19th 
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Avenue and West South Mountain Avenue intersection during a 2018 rain. That 
water moves over to 20th Avenue and across that property. When Windham 
Square was built, every house had on-lot retention, in addition to basins at the front 
of the development. This proposal does not have any on-lot retention and the 20-
lot plan that Mr. Fox just presented takes away one retention basin that he had put 
in for the 18-lot plan. The neighborhood is extremely concerned about the flood 
issues. They would like a comprehensive flood impact study. They would like a 
traffic study, and they want to preserve the character of their area, which is more 
appropriately not bonus density but 3.5. The reduction down two more houses is 
not a big ask and would be much more in character with their area. 
 
Mr. Julian Galindo stated that he lives six houses directly north of the proposed 
community. He stated that he is an engineer by trade, so he is not opposed to 
construction and design. He has offered up his services to Mr. Fox, just reviewing 
some of the general plans that he provided to them. He has attended all the 
meetings Mr. Fox had with the community in order to develop a cohesive plan for 
something that is going to parallel the community and the Rio Montana Plan. The 
lots that the applicant is proposing are 5,000 square feet. He stated that their lots 
range from 11,000 to 17,000. That is quite a significant drop off. His lot cover is 
about 18 percent lot coverage, where the proposed plans are going to be up in the 
40 to 50 percent range. A statement was made that the proposed plan does not 
directly align with the community. He is directly in line or on the traffic route into the 
community that Mr. Fox is proposing. He is a family man. His kids play outside 
every evening with the neighbors across the street. There are many families with 
kids that ride their bikes. That is why he bought into the community, because of the 
bigger lots. That is going to be taken away from them, unfortunately. There is also 
increased traffic flow that is coming into the community. He is aware of the housing 
crisis; however, this project he is proposing is a good project, but unfortunately not 
the one for the neighborhood. 
 
Mr. Jai Goudeau stated that he lives directly north on the boundary of the proposed 
development. He was speaking on the neighborhood’s behalf. He and his wife 
move here in 2003. They are professionals in the community. In 2009, when their 
kids started to drive, the traffic was already getting bad, to the point where they 
were not allowed to make a left-hand turn onto Baseline Road. Since then, traffic 
has gone from 30,000 per day to over 50,000. In their neighborhood, they have a 
specific issue that is not being addressed by Mr. Fox. He is showing different 
communities that are not even in the same zoning. Those have no neighborhoods 
that were directly affected by the increased density. They have streets that empty 
out into side streets, not onto busy Baseline Road. Dobbins Heights, Anderson 
Park, and Silva Estates do not have the single ingress/egress that they have to 
deal with onto Baseline Road. He wishes Mr. Fox was as cooperative as some of 
the other developers they heard tonight. The neighborhood has had a lot of 
challenges working with Mr. Fox. Right before a meeting he throws all his plans out 
and changes them, like he did tonight. They thought they were gaining ground and 
were going to come to a compromise, and then he showed up to the Village 
Planning Committee meeting with a blank sheet of paper saying that he was just 
going to go for everything. He thinks that Mr. Fox’s intentions are to get it zoned for 
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as many houses as he can, so that he can sell and flip it. They have asked him 
numerous times to bring in a builder so that they can have specific issues 
addressed. Not once, has he brought a builder to the table. The neighbors are 
getting tired.  
 
Mr. Goudeau stated that he has been hospitalized already from the stress of this. 
He would love it if the Commission voted this case down. The seller is going to 
reap all the rewards while their neighborhood has to have all the burden, because 
he has not asked for or come up with an easement. They could create an 
easement to allow the construction and have the traffic go through there. But 
instead, all this traffic has to come through their neighborhood. The streets are 
narrow, as it is. This development is the wrong development for this neighborhood. 
They are not opposed to putting something on this parcel, but if he wants that type 
of density why does he not buy the entire 10 acres or make some other 
concessions? His design does not even appear to be legal, with a cul de sac as 
long as it is. It is over 700 feet long. If vehicles cannot turn around, they have to 
back up all the way into their development to turn around. He asked the Planning 
Commission to vote no. 
 
Chairman Gaynor called on Ms. Lynette Meyers. 
 
Ms. Lynette Meyers stated that she is the last house in their neighborhood. This 
development would butt right up against her house. Her first and foremost issue is 
that Mr. Fox has never once considered their neighborhood. He never came to 
them before purchasing the property to find out if they could work something out  
so his property could connect through Windham Square. He continually changes 
his plans. He is not communicating properly with their neighborhood and their 
representatives. She is so thankful to the speakers tonight who are doing a great 
job getting the facts. She would be the first and most impacted because of where 
her house sits. There has been no discussion directly related to her and her house. 
The other opposition speakers butt up to the property, however, it is their back 
wall. For her, it is her front yard. This is a huge concern to her that he did not show 
respect in speaking to them ahead of purchase. He should have worked it out with 
whomever he bought the property from, to have a road through their property, not 
a road through her neighborhood. She picked this neighborhood and her lot 
because of the view. Putting in two story homes will destroy her view. She built her 
home in 2005. She specifically picked that lot for the views. If they allow any two-
story homes, it will impede the views. Anything more than 20 percent will 
absolutely impede views. She does not agree with Mr. Fox and his continual 
change of plans and lack of communication. She 100 percent opposes this request 
and asked the Commission to vote this case down. 
 
Chairman Gaynor thanked everyone for participating in this process. He called Mr. 
Fox up for rebuttal and gave him five minutes to speak. 
 
Mr. Fox addressed several issues that came up. He stated that the flooding 
problem is a product of poor engineering design in their subdivision. They have 
onsite retention. They do not have any onsite retention specifically designed to 
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retain the water for a 200-year flood. He is providing three open-space areas that 
will mitigate the flooding that goes on. The flooding on their property is not coming 
from his property. It is coming from the property to the east, going through and up 
through mole holes into their neighborhood. This project will be designed to the 
highest engineering standards the City of Phoenix has, including additional 
retention and storm-water requirements that have recently come forward. 
Regarding the traffic issue, he stated that he is adding 18 units to the property. He 
is not adding 500 percent of the traffic. He had a traffic letter prepared, because 
the traffic was so insignificant to the intersections this contributed to. It makes no 
sense that they want a traffic study on such a small project. 
 
Mr. Fox stated that he is upgrading the neighborhood, and he is going to be 
compatible with the context of the neighborhood. He displayed an exhibit from the 
Rio Montana Plan, suggesting that they have an array of one- and two-story 
houses. A better mix of one- and two-story houses is per the Rio Salado Plan. The 
neighborhood indicated that all these other things do not comply with the General 
Plan, and they indicate that the traffic study is not adequate. They also indicate 
that they had offered to work with him on specific plans, and they have not. He had 
nine meetings with them. He canceled one of the Village Planning Committee 
meetings just so he could have another month to work with the neighborhood. 
Every time the neighborhood came to the table, they were asking him for revisions 
to the plan. They had probably eight different concepts. It came down to the last 
concept plan of the 18 units, which was an acceptable plan to engineering, to the 
Planning Department, and to the area. It does not make a lot of sense to not allow 
this project to have the same proposal that other properties have. He stated that 
the reason why they have 3.5 units per acre is because they used a different 
Ordinance requirement within the R1-10 zone. That is the only reason why they 
have the 3.5 units. If that developer would have come forward originally with the 
planned residential development concept, it would have drastically changed that 
development. He is not asking for anything out of the ordinary with this plan. He 
thinks it is a good addition to the area, and it provides some progress in the area. 
 
Chairman Gaynor asked for questions and comments from commissioners. 
 
Commissioner Read stated that she was looking through the interdepartmental 
comments and stated that sometimes fire will comment. She asked staff if the 
Street Transportation Department or Fire had any concerns with such apparatuses 
being able to make a turn, including school busses. 
 
Ms. Escolar replied that she could check the file. She did not know if there was any 
specific concern regarding turning. Fire will typically provide standard comments. 
 
Commissioner Read stated that she did not see anything in the Staff Report. She 
is not familiar with the requirements regarding a cul de sacs for vehicles to be able 
to turn around. She knows that school buses cannot go in reverse when students 
are onboard. She asked where a school bus would pick children up in that 
neighborhood, and if that is a concern. 
 



Planning Commission Hearing 
Approved – October 10, 2024 

Page 45 of 51 
 
 

Chairman Gaynor asked if that would be part of the early process, getting the plan 
approved and then getting feedback from Fire. 
 
Ms. Escolar stated that they would have gone through a development pre-
application already and they would get feedback from Fire, and with the preliminary 
approval, as well. She would check on the digital file to see if she could find 
anything. 
 
Commissioner Matthews stated that he would be frank with Mr. Fox. He was not 
thrilled with him coming to Planning Commission expressing the support of the 
Village Planning Committee with a 7 to 5 vote for a certain layout, and then 
requesting additional units and additional lot changes. He stated that one of the 
important things is a good-faith engagement with the community. That frustrates 
him; therefore, he will not support any changes to the stipulations when it comes to 
those requests. He would remand this back to the Village before he would go and 
make those changes. For future reference, he stated that it does not present a 
great approach. 
 
Commissioner James agreed with Commissioner Matthews and stated that he was 
taken aback when he made the presentation and come to find out that this was not 
what was recommended by the Village Planning Committee.  
 
Commissioner Hu stated that a subdivision design with a single access is 
something that she would like to take a closer look at to make sure that traffic, 
safety, and emergency services do have proper access, especially in consideration 
with this particular project that is attached to an existing built environment. 
Although she is not opposed to a zoning that is similar to the adjacent property, 
she is concerned with both the quality of the design that is proposed here today 
and that the community asked for single-story. She also lives in South Mountain 
and understands that the community that is currently living here really values the 
mountain view. Since they had gone through the Village with a certain set of 
negotiations, she just wanted to make a comment that she is only comfortable in 
pursuing what was narrowly recommended by the Village Planning Committee, but 
nothing more. 
 
Commissioner Gorraiz stated that he would be candid. He was not offended that 
Mr. Fox came to the Planning Commission asking for things that were above and 
beyond what was agreed to through his discussions with the Village Planning 
Committee. However, he has never seen this ever before, to come to Planning 
Commission after having reached an agreement and then changing it. Then, 
coupled with some of the comments he heard from those in opposition saying that 
he had done the same thing with them in talking about presentations, proposals, 
and that every day is a brand-new day. If Mr. Fox wants to work something out with 
the neighborhood, he will give him another shot to do that; however, he is not 
supporting Mr. Fox’s project. 
 
Chairman Gaynor stated that he is perfectly okay with coming to Planning 
Commission and asking for something different, but he would like to be warned 
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and told that, “I am coming, and I would like to ask for something different than 
what was approved.” On to another point, he stated that they had a case before 
them approved by the Village. The project was negotiated, we need housing. He is 
not in favor of adding or changing anything on this case, but he is in support of the 
case, only as it was approved by the Village. He believes that was reached in good 
faith. He understands the concerns by the neighborhood, however, he has a lot of 
faith in the City, as it relates to flooding, traffic, fire. They do their homework before 
they provide this zoning approval. He has never seen them not do that. The 
neighborhood concerns are compelling. He just does not feel comfortable changing 
it to 20 units. It was approved by the Village in good faith, as it is. There was a lot 
of work that went into it. That is what he is supporting. He asked for further 
discussion or a motion. 
 
Commissioner Matthews stated that he concurred with Chairman Gaynor on the 
technical challenges. He asked Mr. Fox if he would be willing to push those two-
story homes to the south end to help limit some of those effects of use from those 
existing homes to the north of him, towards South Mountain.   
 
Mr. Fox replied yes. 
 
Commissioner Matthews asked staff if they could identify lots to that effect, 
something west of and inclusive of Lot 6. 
 
Chairman Gaynor suggested language to add a stipulation. 
 
Commissioner Matthews replied that he did not know if they could reference the 
graphic or something else to say where those specifics are. He wanted staff’s 
suggestion on how they could restrict the two-story houses to be further south. 
 
Chairman Gaynor asked Ms. Escolar for her assistance. He asked if anyone else 
wanted to speak. They did not.  
 
Commissioner Matthews stated that he did not want to make a motion. He was just 
suggesting that if a motion was made, a stipulation be identified to restrict the two-
story homes further south. That was a question for staff. 
 
Chairman Gaynor stated that if somebody makes a motion to approve the case, 
just as it is, and you feel strongly about the amendment and the stipulation, you 
can amend the motion. 
 
Commissioner Matthews reiterated that he was just looking to staff for guidance to 
say what language does he need to provide to clarify that within stipulation 
language. If he is looking at this graphic he would say, “I don’t want all four homes 
to be the farthest south, because you do not want that type of layout. He would 
say, something south of and inclusive of Lot 6, or something south of the mid-point 
of the property, for example. He wanted staff’s thoughts on what that language 
would be. He asked if they needed that exact language or could he just give them 
a stipulation with his idea. 
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Ms. Escolar responded that it could be done in a variety of ways. Stipulation No. 19 
does limit 80 percent of the lots to be one story, a maximum of 26 feet. A provision 
could be added that the majority of those be on the south end of the subdivision, or 
he can specify certain lot numbers to be restricted to one story. 
 
He asked if he could say, “restricted to south of the midpoint of the property, north 
to south.” 
 
Ms. Escolar suggested, “south of Lots 5 and 15, as depicted on the site plan, date 
stamped September 5, 2024”. She asked Commissioner Matthews if he was 
considering adjusting the percentage, which is currently at 80 percent. 
 
Commissioner Matthews replied that he was not. He confirmed the 20 percent, two 
story, and it would also include striking Stipulation No. 20, per the staff request. He 
stated that it was one of the staff stipulations to delete Stipulation No. 20, as it 
seeks to limit the height of the development to 32 feet. 
 
Chairman Gaynor interjected, “per the staff memo”. 
 
Vice-Chairperson Busching stated that she would make the motion. 
 
Vice-Chairperson Busching made a MOTION to approve Z-58-24-8, per the 
staff memo dated October 7, 2024, with a modification to Stipulation No. 19 
to add language stating that two-story lots shall be south of lots 5 and 15, as 
shown on the site plan, date stamped September 5, 2024. 
 
Commissioner Hu SECONDED 
 
Roll Call: 
Boyd – yes 
Gorraiz – no 
Hu – yes 
James – yes 
Jaramillo – yes 
Matthews – no 
Read – yes 
Busching – yes 
Gaynor – yes 
 
Commissioner Boyd explained his vote. He is okay with the stipulations as agreed 
to. He is not a typical fan of some of these stipulations. He does not love the 
number of things they do to limit density down below three units, but in this case, 
he thinks it is better to just get these 18 units in. 
 
The motion passed with a vote of 7-2 (Gorraiz, Matthews). 
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Stipulations: 
 
1. The conceptual site plan and landscape plan for future development of the site 

shall be reviewed and approved by the Planning Hearing Officer through the 
public hearing process, including review by the South Mountain Village Planning 
Committee, for stipulation modification prior to preliminary site plan approval. This 
is a legislative review for conceptual purposes only. Specific development 
standards and requirements will be determined by the Planning Hearing Officer 
and the Planning and Development Department. 

  
2. The conceptual elevations for future development of the site shall be reviewed 

and approved by the Planning Hearing Officer through the public hearing process, 
including review by the South Mountain Village Planning Committee, for 
stipulation modification prior to final site plan approval. This is a legislative review 
for conceptual purposes only. Specific development standards and requirements 
will be determined by the Planning Hearing Officer and the Planning and 
Development Department. 

  
3. Prior to preliminary plat approval, documentation shall be provided that 

demonstrates participation in the Environmental Protection Agency’s WaterSense 
certification program, or an equivalent program, as approved by the Planning and 
Development and Water Services departments. 

  
4. A WaterSense inspection report from a third-party verifier shall be submitted that 

demonstrates successful participation in the Environmental Protection Agency’s 
WaterSense certification program, or an equivalent program, prior to certificate of 
occupancy, as approved by the Planning and Development Department. 

  
5. Only landscape materials listed in the Phoenix Active Management Area Low-

Water-Use/Drought-Tolerant Plant List shall be utilized in the common areas and 
within the front yards of individual residential lots, as approved or modified by the 
Planning and Development Department. 

  
6. Natural turf shall only be utilized on individual single-family lots (behind the front 

yard); required retention areas (bottom of basin); and functional turf areas within 
common areas, as approved by the Planning and Development Department. 

  
7. Pressure regulating sprinkler heads and/or drip lines shall be utilized in any turf 

areas to reduce water waste. 
  
8. A minimum of two green infrastructure (GI) techniques for stormwater 

management shall be implemented per the Greater Phoenix Metro Green 
Infrastructure and Low-Impact Development Details for Alternative Stormwater 
Management, as approved or modified by the Planning and Development 
Department. 

  
9. Participation in the City of Phoenix Homeowner’s Association Water Efficiency 

Program shall be incorporated into to Covenants, Conditions, and Restrictions for 
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the subdivision, prior to final site plan approval. 
  
10. Swimming pools on individual single-family lots shall be limited to 600 square feet 

in size. 
  
11. A minimum 50 feet of right-of-way shall be dedicated and constructed for the full 

width of 20th Lane for the full length of the subject site, connecting to the southern 
adjacent parcel.   

  
12. A minimum 50-foot radius easement shall be dedicated and a minimum 45-foot 

radius temporary turnaround shall be constructed at the southern terminus of 20th 
Lane. Alternatively, a permanent turn around design may be considered and shall 
include a center landscaped island, designed to City of Phoenix standards, as 
approved by the Street Transportation Department. 

  
13. All streets within and adjacent to the development shall be constructed with 

paving, curb, gutter, sidewalk, curb ramps, streetlights, median islands, 
landscaping, and other incidentals, as per plans approved by the Planning and 
Development Department. All improvements shall comply with all ADA 
accessibility standards. 

  
14. The property owner shall record documents that disclose the existence, and 

operational characteristics of Phoenix Sky Harbor Airport to future owners or 
tenants of the property. The form and content of such documents shall be 
according to the templates and instructions provided which have been reviewed 
and approved by the City Attorney. 

  
15. In the event archeological materials are encountered during construction, the 

developer shall immediately cease all ground-disturbing activities within a 33-foot 
radius of the discovery, notify the City Archeologist, and allow time for the 
Archeology Office to properly assess the materials. 

  
16. Prior to final site plan approval, the landowner shall execute a Proposition 207 

waiver of claims form. The waiver shall be recorded with the Maricopa County 
Recorder's Office and delivered to the City to be included in the rezoning 
application file for record. 

  
17. THE DEVELOPMENT SHALL BE LIMITED TO A MAXIMUM OF 18 UNITS. 
  
18. A MINIMUM OF 30% OF BUILDING ELEVATIONS SHALL INCLUDE COVERED 

PORCHES IN THE FRONT YARD AND REAR YARD AT A MINIMUM OF 60 
FEET EACH AND AT A DEPTH OF AT LEAST 6 FEET, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT. 

  
19. THE MAXIMUM BUILDING HEIGHT FOR 80% OF THE LOTS SHALL BE 

LIMITED TO ONE STORY AND 26 FEET, AS APPROVED BY THE PLANNING 
AND DEVELOPMENT DEPARTMENT. TWO-STORY LOTS SHALL BE SOUTH 
OF LOTS 5 AND 15, AS SHOWN ON THE SITE PLAN DATE STAMPED 
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SEPTEMBER 5, 2024. 
  
20. THE MAXIMUM BUILDING HEIGHT SHALL BE TWO-STORIES AND 32 FEET, 

AS APPROVED BY THE PLANNING AND DEVELOPMENT DEPARTMENT. 
  
21. 
20. 

A MINIMUM OF 8% OF THE GROSS PROJECT AREA SHALL BE RETAINED 
AS COMMON AREA, AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT. 

  
22. 
21. 

BUILDING ELEVATIONS SHALL CONTAIN MULTIPLE COLORS, EXTERIOR 
ACCENT MATERIALS AND TEXTURAL CHANGES THAT EXHIBIT QUALITY 
AND DURABILITY SUCH AS BRICK, STONE, COLORED TEXTURED 
CONCRETE OR STUCCO, OR OTHER MATERIALS TO PROVIDE A 
DECORATIVE AND AESTHETIC TREATMENT, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT. 

  
23. 
22.  

ALL STREET-FACING GARAGE DOORS LENGTHS SHALL BE LESS THAN 
50% OF THE TOTAL WIDTH OF THE FAÇADE, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT. 

  
24. 
23. 

FRONT SETBACKS FOR COVERED BUILDING ELEMENTS SHALL BE 
STAGGERED BY A MINIMUM OF 5 FEET, AS APPROVED BY THE PLANNING 
AND DEVELOPMENT DEPARTMENT 

  
25. 
24.  

LOT WIDTHS SHALL VARY, AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT. 

  
26. 
25. 

THE SOUTHERN END OF THE STREET SHALL HAVE LANDSCAPING AND 
WROUGHT IRON VIEW FENCING TO ENHANCE THE VIEW OF SOUTH 
MOUNTAIN, UNTIL 20TH LANE IS CONSTRUCTED TO THE SOUTH OF THE 
PROPERTY, AS APPROVED BY THE PLANNING AND DEVELOPMENT 
DEPARTMENT. 

  
27. 
26. 

A RETAINING WALL SHALL BE PROVIDED ALONG THE NORTHERN 
BOUNDARY OF TRACT A, AS APPROVED OR MODIFIED BY THE PLANNING 
AND DEVELOPMENT DEPARTMENT.  

  
28. 
27. 

THE DEVELOPMENT SHALL BE IN GENERAL CONFORMANCE WITH THE 
SITE PLAN DATE STAMPED SEPTEMBER 5, 2024, AS MODIFIED BY THE 
ABOVE STIPULATIONS AND AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT.   

 
*** 
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 A.J. Imperial shared the history of Speedway Raceway and explained that the 

Parks Department is not renewing the lease for the raceway. Mr. Imperial stated 
that while the raceway does not generate income directly, it does generate money 
for the City through tourism and spending within the area. Mr. Imperial explained 
that the high cost of demolishing the site would be better used if invested into the 
community. Mr. Imperial stated that without the raceway, there will be no place for 
kids to race and explained that the site is small but operations occur for nine 
months out of the year. 
 
Julia Taggart explained the City of Phoenix Parks Department is doing a 10-year 
master plan, which aims to understand what people want in their parks. Ms. 
Taggart informed the committee about the South Mountain Visitor Center grand 
reopening, scheduled for November 8th at 9:00 AM. Ms. Taggart explained the 
Mystery Castle survey had been completed and stated $3.1 million will need to be 
allocated for its renovation. Ms. Taggart shared that a nonprofit is willing to fund the 
repairs, but they need to know if the City or another nonprofit will take over the 
property. Ms. Taggart encouraged others to help and explained that the demolition 
permit will be approved on November 22nd. Ms. Taggart discussed the South 
Mountain Speedway, explained that it was discussed by the Parks Board, and 
stated that no vote was taken yet. Ms. Taggart shared that at a Parks Board 
meeting a member stated they would vote to demolish the speedway if they had 
been voting that day. Ms. Taggart emphasized the need for an alternative location 
where kids could race, encouraged the Village Planning Committee (VPC) to 
request a presentation from the Historic Preservation team if they wanted more 
information, and encouraged VPC members to attend Parks Board meetings. 
Committee Member Kay Shepard asked about how much land the speedway 
occupies. Ms. Taggart explained that she is unsure about the specific size of the 
speedway and stated that Mystery Castle site is close to 9 acres. 

  
4. Z-58-24-8: Presentation, discussion, and possible recommendation regarding a 

request to rezone 4.54 acres located approximately 710 feet north and 305 feet 
west of the northwest corner of 20th Avenue and South Mountain Avenue from S-1 
(Ranch or Farm Residence) to R1-10 (Single-Family Residence District) to allow 
single-family residential. 

  
 12 members of the public registered to speak in opposition to this item and 10 

members of the public registered in opposition but did not wish to speak. Four 
members of the public donated their time to Jewel Clark and four members of the 
public donated their time to Jai Goudeau. 

  
 STAFF PRESENTATION 

 
Samuel Rogers, staff, presented the request, the location of the subject site, the 
surrounding context, the General Plan Land Use Map designation, the site plan, 
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proposed elevations, the staff recommendation, the staff findings, and concluded 
by presenting the proposed stipulations. 

  
 APPLICANT PRESENTATION 

 
John Fox, representing the applicant, presented the history of the rezoning 
process, including his attendance at two previous Village Planning Committee 
(VPC) meetings. Mr. Fox stated that the City is recommending approval of the 
rezoning request, explained that his team had provided a site plan to the neighbors 
that reduced the number of units from 20 to 18, explained that he had received 
additional stipulations from neighborhood representatives asking for a 16-unit 
proposal, explained he thought his team and the neighbors could meet in the 
middle with an 18-unit proposal, and explained that his team is now proposing a 
20-unit development. 
 
PUBLIC COMMENT 
 
Chair Trent Marchuk noted that there were 22 cards in opposition to the project, 
with no cards in support and explained that five cards were submitted to Jai 
Goudeau, five to Jewel Clark, and one card to Mike Josic. 
 
Jewel Clark explained where she lives and stated that she has consistently 
opposed an 18-unit development. Ms. Clark asked Mr. Fox about compliance with 
the Rio Montaña Plan, expressed concerns about preserving the character of the 
area, and referenced City of Phoenix policy plans that emphasize compatibility. Ms. 
Clark explained that she is not opposed to a development but wants a development 
that fits the neighborhood. Ms. Clark explained that she would support the proposal 
if it included stipulations provided by the neighborhood representatives. 
Committee Member Marcia Busching asked how the proposed neighborhood 
stipulations were developed and if they came from City of Phoenix policy plans or 
previous cases. Ms. Clark explained that many of the neighborhood requested 
stipulations came from the Rio Montaña Plan and other rezoning cases in the area.  
 
Julian Galindo explained he attended the meeting with the developer and that the 
neighborhood had been against an 18-unit proposal, explained he is a civil 
engineer, and stated that he has concerns about stormwater management and the 
project’s density. Committee Member Busching asked a question regarding the 
retaining wall. Mr. Galindo confirmed that he advocated for the stipulation regarding 
the retaining wall and explained that the retaining wall will help to mitigate flooding 
concerns. Committee Member Busching asked whether Mr. Fox was in opposition 
to the stipulation. Mr. Galindo responded that the stipulation had been discussed 
but not agreed to. 
 
Committee Member Greg Brownell inquired about the project's floodplain review. 
Mr. Rogers explained that the project had gone through a preliminary floodplain 
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review, but a full grading and drainage review will occur when the development 
comes in for permitting. Chair Marchuk stated that the existing homes to the north 
are four feet lower than the proposed development, explained that the retaining 
wall will mitigate flooding issues, and explained that Mr. Fox had agreed to the 
retaining wall in concept.  
 
Kara Moreno echoed other neighbors’ concerns regarding the proposed 
development and explained concerns about the impact of the development if 
additional street access is not provided. Ms. Moreno emphasized the potential 
safety risks associated with construction activities, including traffic and car safety. 
Ms. Moreno also raised concerns about the increased length of the street, which 
she believed could encourage faster driving, potentially leading to safety hazards 
due to speeding vehicles. 
 
Jai Goudeau explained that he owns the first home built in the neighborhood to the 
north, highlighted ongoing flooding issues, and stated traffic accidents occur every 
2.5 days at 19th Avenue and Baseline Road. Mr. Goudeau expressed concerns 
about the proposed street length and the temporary turnaround in the 
development, noting potential difficulties for large trucks navigating the roundabout. 
Mr. Goudeau explained that the community proposed several design alternatives 
and stated the developer backed out of negotiations at the last minute. Mr. 
Goudeau expressed concerns about the meeting noticing, stated that the HOA 
failed to send timely notices, and stated more neighbors would be in attendance if 
they had been properly noticed. Mr. Goudeau stated that he is not opposed to 
building a community, emphasized that all traffic from the new development would 
flow through Wyndham Square, and explained the development would effectively 
an extension of the Wyndham Square neighborhood. 
 
Mike Josic voiced his understanding of the housing crisis but argued that reducing 
the number of homes by four would not significantly impact the crisis. Mr. Josic 
emphasized that the proposed development feels unfair to current residents and 
urged the committee to vote against it. 
 
APPLICANT RESPONSE 
 
Mr. Fox provided examples of other developments in the area that were not held to 
the same requirements the neighborhood is asking his team to comply with. Mr. 
Fox explained that the neighborhood’s stipulations were received too late and that 
the staff is already stipulating that the site plan, elevations, and landscape plan be 
reviewed by the Planning Hearing Officer (PHO) and the South Mountain VPC. Mr. 
Fox explained that the Rio Montaña plan is an older plan and explained that he 
disagrees with some of the stipulations but stated that he is open to compromise 
on others. 
 
QUESTIONS FROM THE COMMITTEE 
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Committee Member Coleman asked when other subdivisions Mr. Fox referenced 
were built. Mr. Fox explained that they were constructed within the last 15 to 20 
years. 
 
Committee Member Beehler asked if Mr. Fox was the purchaser or the owner of 
the property, who owns the parcel to the south, and asked about a potential access 
easement across the parcel to the south. Mr. Fox explained that he is in escrow for 
the purchase of the subject site, explained that the property owner also owns the 
parcel to the south, and stated the owner is not open to an access easement 
across the property to the south.  
 
Chair Marchuk asked staff to explain the City's perspective on the street 
termination. Mr. Rogers explained that the proposed street must be designed to 
accommodate a future connection to the parcel to the south and stated that most 
potential uses for the southern parcel, aside from a single-family home, would 
require this connection to the subject site. 
 
Committee Member Busching asked if Mr. Fox was amenable to any of the 
neighborhood’s stipulations. Mr. Fox explained which stipulations his team is not 
okay with and others he is willing to accept. 
 
Committee Member Coleman asked if Mr. Fox was willing to comply with a 
retaining wall if approved by grading and drainage standards. Mr. Fox affirmed that 
he would comply if necessary. 
 
Chair Marchuk mentioned that although the stipulation language was new, the 
content had been received on Sunday. 
 
Committee Member Petra Falcon asked if the current plan was the one that the 
Planning Commission would see. Mr. Rogers explained that the stipulations are 
written so that the plans will come back in front of the VPC through the PHO 
process and explained that Mr. Fox may provide updated plans for the Planning 
Commission hearing.  
 
Committee Kay Shepard asked about the VPC’s ability to stipulate to a specific 
site plan. Mr. Rogers confirmed that the VPC can stipulate conformance to a site 
plan. Committee Member Busching asked if there was an updated site plan. Mr. 
Rogers confirmed that the applicant had submitted an updated site plan date 
stamped September 5, 2024 and stated the site plan was included in the slide deck 
he had sent to the VPC.  
 
Committee Member Greg Brownell expressed concerns about denying the case 
and it getting approved at the next hearing body without the VPC’s input. 
Committee Member Brownell emphasized the need for more discussion, stated 
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that an old plan does not imply a weaker plan, and clarified that the overlay is not 
law but guidance. Committee Member Brownell explained that if the committee 
opposes this, they are essentially out of the discussion, expressed a preference to 
keep the case at the committee level, explained that both citizens and the builder 
will need to compromise, and explained he would like the development team to 
return with a proposal that the committee can vote on. 
 
Committee Member Beehler stated that the VPC should deny the project, stated 
the proposal does not adequately address key access issues to Baseline Road. 
expressed a belief that the property owner is selling prematurely, and explained 
that the owner should sell the entire property. 
 
Committee Member Holmerud stated that most arguments against the 
development focus on perceived shortcomings and explained that the fact previous 
developments were not held to the same standards should not prevent negotiations 
on the proposed project.  
 
Committee Member Brownell stated that the committee should not decline the 
proposal and recommended continuing the case and explained that declining the 
project would result in losing the opportunity for the VPC to impact the 
development. 
 
Committee Member Beehler expressed that this project is unsuitable for the site 
at this time and reiterated the recommendation to decline. 
 
Committee Member Busching mentioned her usual support for the neighborhood 
but expressed a different perspective due to the relatively small community. 
Committee Member Busching explained that people have the right to buy and 
develop land and referenced that the Wyndham Square builder had constructed 
the development with a stub road intended to connect to the adjacent parcel to the 
south. Committee Member Busching acknowledged the hard work of the neighbors 
and the VPC and stated she would like to make a motion to approve the rezoning 
request with additional stipulations. 
 
Committee Member Holmerud questioned the financial viability of a project with 
16 lots. Chair Marchuk stated that his understanding is that 18 lots is the minimum 
acceptable for the development.  
 
Chair Marchuk echoed Committee Member Busching, explained that VPC 
members, the applicant, and community representatives had been meeting weekly 
since the previous month’s continuance of the case, and explained that the 
applicant declined to attend the final meeting. Chair Marchuk explained that the site 
plan had been extensively reviewed and explained that the layout makes the most 
sense with the current parcel dimensions. Chair Marchuk stated that negotiations 
were going well until the neighborhood provided a list of stipulations they would like 
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considered, stated there was not adequate time to vet the neighborhood 
stipulations, stated there is still an opportunity for negotiation, and stated it may be 
premature to pass the project in its current form. 
 
Committee Member Shepard stated that 18 lots are the bottom line for the 
developer, while 16 lots are the maximum for the community and expressed 
skepticism about any potential movement by either party on the proposal. 
 
Committee Member Beehler explained there are ongoing access issues and 
expressed concern about burdening neighbors with additional traffic. 
 
Committee Member Shepard inquired about the traffic generated by an 18-lot 
subdivision per day. Mr. Fox stated that traffic was analyzed by peak hour trips, not 
per day. 

  
 FLOOR/PUBLIC DISCUSSION CLOSED: MOTION, DISCUSSION, AND VOTE 

 
MOTION 
Committee Member Mark Beehler made a motion to deny Z-58-24-8. Committee 
Member Gene Holmerud seconded the motion.  
 
VOTE 
4-8, motion to recommend denial of Z-58-24-8 fails with Committee Members 
Beehler, Coleman, F. Daniels, and Holmerud in favor and Committee Members 
Brooks, Brownell, Busching, Falcon, T. Muhammad, Shepard, Greathouse, and 
Marchuk in opposition.  
 
MOTION 
Committee Member Marcia Busching made a motion to approve Z-58-24-8 with 
additional stipulations. Committee Member Lee Coleman seconded the motion.  
 
VOTE 
7-5, motion to recommend approval of Z-58-24-8 with additional stipulations 
passed with Committee Members Committee Members Busching, Coleman, 
Falcon, Holmerud T. Muhammad, Shepard, and Greathouse in favor and 
Committee Members Beehler, Brooks, Brownell, F. Daniels, and Marchuk and in 
opposition.  
 
Vice Chair Greathouse explained that he had been a part of the process, 
including multiple iterations of the site plan, and stated it is unfortunate to have 
reached this point. Vice Chair Greathouse explained that good collaboration had 
been happening but was lost along the way. Vice Chair Greathouse stated that 
this is the most logical and feasible plan and wished there was more support, as a 
lot of work had gone into reaching this point. Vice Chair Greathouse emphasized 
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that nobody was going to win everything or concede on every negotiation point and 
stated his support for the project. 
 
Chair Marchuk stated that he would be voting in opposition to the motion to 
approve and explained there are several unresolved questions that should have 
been addressed and still have the potential to be resolved. 

  
 Stipulations listed for clarity:  

 
1. The conceptual site plan and landscape plan for future development of the si  

shall be reviewed and approved by the Planning Hearing Officer through the 
public hearing process, including review by the South Mountain Village 
Planning Committee, for stipulation modification prior to preliminary site plan 
approval. This is a legislative review for conceptual purposes only. Specific 
development standards and requirements will be determined by the Planning 
Hearing Officer and the Planning and Development Department. 

  
2. The conceptual elevations for future development of the site shall be reviewe  

and approved by the Planning Hearing Officer through the public hearing 
process, including review by the South Mountain Village Planning Committee  
for stipulation modification prior to final site plan approval. This is a legislative 
review for conceptual purposes only. Specific development standards and 
requirements will be determined by the Planning Hearing Officer and the 
Planning and Development Department. 

  
3. Prior to preliminary plat approval, documentation shall be provided that 

demonstrates participation in the Environmental Protection Agency’s 
WaterSense certification program, or an equivalent program, as approved by 
the Planning and Development and Water Services departments. 

  
4. A WaterSense inspection report from a third-party verifier shall be submitted 

that demonstrates successful participation in the Environmental Protection 
Agency’s WaterSense certification program, or an equivalent program, prior t  
certificate of occupancy, as approved by the Planning and Development 
Department. 

  
5. Only landscape materials listed in the Phoenix Active Management Area Low

Water-Use/Drought-Tolerant Plant List shall be utilized in the common areas 
and within the front yards of individual residential lots, as approved or modifie  
by the Planning and Development Department. 

  
6. Natural turf shall only be utilized on individual single-family lots (behind the 

front yard); required retention areas (bottom of basin); and functional turf area  
within common areas, as approved by the Planning and Development 
Department. 
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7. Pressure regulating sprinkler heads and/or drip lines shall be utilized in any turf 

areas to reduce water waste. 
  
8. A minimum of two green infrastructure (GI) techniques for stormwater 

management shall be implemented per the Greater Phoenix Metro Green 
Infrastructure and Low-Impact Development Details for Alternative Stormwater 
Management, as approved or modified by the Planning and Development 
Department. 

  
9. Participation in the City of Phoenix Homeowner’s Association Water Efficiency 

Program shall be incorporated into to Covenants, Conditions, and Restrictions 
for the subdivision, prior to final site plan approval. 

  
10. Swimming pools on individual single-family lots shall be limited to 600 square 

feet in size. 
  
11. A minimum 50 feet of right-of-way shall be dedicated and constructed for the 

full width of 20th Lane for the full length of the subject site, connecting to the 
southern adjacent parcel.   

  
12. A minimum 50-foot radius easement shall be dedicated and a minimum 45-foot 

radius temporary turnaround shall be constructed at the southern terminus of 
20th Lane. Alternatively, a permanent turn around design may be considered 
and shall include a center landscaped island, designed to City of Phoenix 
standards, as approved by the Street Transportation Department. 

  
13. All streets within and adjacent to the development shall be constructed with 

paving, curb, gutter, sidewalk, curb ramps, streetlights, median islands, 
landscaping and other incidentals, as per plans approved by the Planning and 
Development Department. All improvements shall comply with all ADA 
accessibility standards. 

  
14. The property owner shall record documents that disclose the existence, and 

operational characteristics of Phoenix Sky Harbor Airport to future owners or 
tenants of the property. The form and content of such documents shall be 
according to the templates and instructions provided which have been reviewed 
and approved by the City Attorney. 

  
15. In the event archeological materials are encountered during construction, the 

developer shall immediately cease all ground-disturbing activities within a 33-
foot radius of the discovery, notify the City Archeologist, and allow time for the 
Archeology Office to properly assess the materials. 
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16. Prior to final site plan approval, the landowner shall execute a Proposition 207 
waiver of claims form. The waiver shall be recorded with the Maricopa County 
Recorder's Office and delivered to the City to be included in the rezoning 
application file for record. 

  
17. THE DEVELOPMENT SHALL BE LIMITED TO A MAXIMUM OF 18 UNITS. 
  
18. A MINIMUM OF 30% OF BUILDING ELEVATIONS SHALL INCLUDE 

COVERED PORCHES IN THE FRONT YARD AND REAR YARD AT A 
MINIMUM OF SIXTY SQUARE FEET EACH AND AT A DEPTH OF AT 
LEAST SIX FEET, AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT. 

  
19. THE MAXIMUM BUILDING HEIGHT FOR 80% OF THE LOTS SHALL BE 

LIMITED TO ONE STORY AND 26 FEET, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT. 

  
20. THE MAXIMUM BUILDING HEIGHT SHALL BE TWO-STORIES AND 32 

FEET, AS APPROVED BY THE PLANNING AND DEVELOPMENT 
DEPARTMENT. 

  
21. A MINIMUM OF 8% OF THE GROSS PROJECT AREA SHALL BE 

RETAINED AS COMMON AREA, AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT. 

  
22. BUILDING ELEVATIONS SHALL CONTAIN MULTIPLE COLORS, 

EXTERIOR ACCENT MATERIALS AND TEXTURAL CHANGES THAT 
EXHIBIT QUALITY AND DURABILITY SUCH AS BRICK, STONE, 
COLORED TEXTURED CONCRETE OR STUCCO, OR OTHER MATERIALS 
TO PROVIDE A DECORATIVE AND AESTHETIC TREATMENT, AS 
APPROVED BY THE PLANNING AND DEVELOPMENT DEPARTMENT. 

  
23. ALL STREET-FACING GARAGE DOORS LENGTHS SHALL BE LESS THAN 

50% OF THE TOTAL WIDTH OF THE FAÇADE, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT. 

  
24. FRONT SETBACKS FOR COVERED BUILDING ELEMENTS SHALL BE 

STAGGERED BY A MINIMUM OF 5 FEET, AS APPROVED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT 

  
25. LOT WIDTHS SHALL VARY, AS APPROVED BY THE PLANNING AND 

DEVELOPMENT DEPARTMENT. 
  
26. THE SOUTHERN END OF THE STREET SHALL HAVE LANDSCAPING AND 

ROD IRON VIEW FENCING TO ENHANCE THE VIEW OF SOUTH 
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MOUNTAIN, UNTIL 20TH LANE IS CONSTRUCTED TO THE SOUTH OF 
THE PROPERTY, AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT. 

  
27. A RETAINING WALL SHALL BE PROVIDED ALONG THE NORTHERN 

BOUNDARY OF TRACT A, AS APPROVED OR MODIFIED BY THE 
PLANNING AND DEVELOPMENT DEPARTMENT.  

  
28. THE DEVELOPMENT SHALL BE IN GENERAL CONFORMANCE WITH THE 

SITE PLAN DATE STAMPED SEPTEMBER 5, 2024, AS MODIFIED BY THE 
ABOVE STIPULATIONS AND AS APPROVED BY THE PLANNING AND 
DEVELOPMENT DEPARTMENT.   

 

  
5. INFORMATION ONLY - Z-TA-3-24: Presentation and discussion regarding a 

request to amend the Phoenix Zoning Ordinance Chapter 2, Section 202 
(Definitions) to revise and clarify definitions regarding affordable housing and related 
items; replace Chapter 6, Section 632 (High-Rise H-R1 – High-Rise and High 
Density District) and establish a new Adaptive Reuse and Multifamily (ARM) Overlay 
District; and amend Section 662 (Interim Transit-Oriented Zoning Overlay District 
One (TOD-1)) and Section 663 (Transit-Oriented Zoning Overlay District Two (TOD-
2)) to clarify how the new Section 632 interacts with the provision of the TOD-1 and 
TOD-2 overlay districts. 

  
 STAFF PRESENTATION 

 
Samuel Rogers, staff, provided a presentation regarding the proposed text 
amendment Z-TA-3-24, highlighting the background of the legislation approved by 
the Arizona Legislature, the areas of applicability, the proposed allowances for 
multifamily development and adaptive reuse, and the timeline for the proposal. 
 
QUESTIONS FROM THE COMMITTEE 
 
Committee Member Greg Brownell asked about where the provisions of the bill 
would apply. Mr. Rogers stated that the bill is creating an overlay zone over the 
existing Transit Oriented Communities (TOC) areas and explained how the overlay 
makes site review more feasible.  
 
Chair Trent Marchuk asked for clarification on whether the text amendment would 
permit T5:5 transect development standards only within the Affordable Residential 
Overlay (ARM). Mr. Rogers confirmed Chair Marchuk's question. 
 
Vice Chair Arthur Greathouse III inquired about what percentage of the Area 
Median Income (AMI) qualifies as affordable and workforce housing. Committee 
Member Marcia Busching stated that affordable housing is considered to be 80% 
of AMI, while workforce housing is at 120% of AMI. 
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