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1. ALL CONCRETE WORK SHALL CONFORM TO THE AMERICAN CONCRETE INSTITUTES
SPECIFICATIONS FOR STRUCTURAL CONCRETE FOR BUILDINGS.

2. ALL CONCRETE IS DESIGNED BY ULTIMATE STRENGTH METHODS AND SHALL BE
NORMAL WEIGHT, AIR ENTRAINED (5% TO 6%) WITH A 28-DAY COMPRESSIVE STRENGTH
AS FOLLOWS:

FOUNDATION  3,000 PSI
SLAB ON GRADE INTERIOR 3,500 PSI
SLAB ON GRADE EXTERIOR 4,500 PSI

3. ALL REINFORCING SHALL BE HIGH STRENGTH DEFORMED BARS, ASTM A 615
GRADE 60.

4. DETAIL ALL BARS IN ACCORDANCE WITH "ACI DETAILING MANUAL.
ON THE PLACING DRAWINGS, SHOW THE NUMBER AND LOCATION OF ALL BAR
SUPPORTS AND ACCESSORIES NECESSARY TO SUPPORT REINFORCEMENT IN
POSITIONS INDICATED.

5. MINIMUM CONCRETE PROTECTION FOR REINFORCEMENT WHEN NOT OTHERWISE
INDICATED SHALL BE:

CONCRETE POURED AGAINST EARTH  3"
CONCRETE POURED IN FORMS, BUT
EXPOSED TO EARTH OR WEATHER:

a. BARS #5 AND SMALLER  1-1/2"
b. BARS LARGER THAN #5     2"

6. CONCRETE MEMBERS SHALL NOT HAVE JOINTS IN A HORIZONTAL PLANE.

REINFORCED CONCRETE

1. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE 2009 INTERNATIONAL
RESIDENTIAL CODE PORTION OF THE 2005 STATE BUILDING CODE, STATE OF CT
2013 AMENDMENT TO THE STATE BUILDING CODE.  STRUCTURAL ELEMENTS EXCEEDING THE
LIMITS, OR NOT CONFORMING TO THE CODE SHALL BE DESIGNED IN ACCORDANCE

 WITH ACCEPTED ENGINEERING PRACTICE.
2. DIMENSIONS AND DETAILS SHALL BE CHECKED AGAINST ARCHITECTURAL DRAWINGS
 AND EXISTING CONDITIONS.
3. THE CONTRACTOR SHALL VERIFY AND COORDINATE THE SIZE AND LOCATION OF

ALL OPENINGS, SLEEVES AND ANCHOR BOLTS AS REQUIRED BY ALL TRADES.  OPENINGS
NOT SPECIFICALLY SHOWN SHALL BE APPROVED BY THE ENGINEER.

4. THE STRUCTURE IS DESIGNED TO BE STABLE AND SELF-SUPPORTING
AFTER CONSTRUCTION IS COMPLETE.  IT IS THE CONTRACTOR'S SOLE RESPONSIBILITY

 FOR THE BUILDING DURING CONSTRUCTION, INCLUDING, BUT NOT LIMITED TO
 METHOD AND SEQUENCING OF ERECTION, AND TEMPORARY SHORING AND BRACING.

SNOW LOADS
GROUND SNOW LOAD, Pg = 30 PSF
FLAT/SLOPED ROOF SNOW LOAD, Pf/Ps = 30 PSF

WIND LOADS 

BASIC WIND SPEED = 105 MPH (3 SEC. GUST)
WIND EXPOSURE CATEGORY: C
IMPORTANCE FACTOR, I = 1.0

GENERAL

LIVE LOADS

RESIDENTIAL DWELLING HABITABLE AREAS
FIRST FLOOR AND DECKS 40 PSF

WOOD

NAILING SCHEDULE

1. ALL FRAMING LUMBER SHALL BE DRY (19% MAXIMUM MOISTURE CONTENT)
DOUGLAS-FIR #2 OR BETTER, WITH THE FOLLOWING ALLOWABLE UNIT
STRESSES:

BENDING, REPETITIVE USE Fb  =1, 035 psi
BENDING, SINGLE USE Fb  =    900   
TENSION PARALLEL TO GRAIN Ft   =    575
COMPRESSION PARALLEL TO GRAIN Fc (Par.) = 1, 350 
SHEAR PARALLEL TO GRAIN Fv  =     180
COMPRESSION PERPENDICULAR TO GRAIN Fc (Per.)  =    625
MODULUS OF ELASTICITY E        =  1,700,000

2 . WHERE FRAMING CLIPS OR JOIST HANGERS ARE USED, FASTENERS SHALL BE
PER MANUFACTURER'S RECOMMENDATIONS.

3. FOR PLYWOOD NAILED TO FRAMING,10d NAILS SHALL BE SPACED AT 4"oc, UNLESS NOTED OTHERWISE
AT EDGES, 10" OC AT INTERMEDIATE SUPPORTS, UNLESS SHOWN
OTHERWISE.

4. ALL OPENINGS SHALL BE FRAMED WITH DOUBLE MEMBERS UNLESS OTHERWISE NOTED ON PLANS.
5. ALL ENGINEERED LUMBER SHALL CONFORM WITH THE FOLLOWING ALLOWABLE UNIT STRESSES

UNLESS OTHERWISE NOTED:
 TRUS JOIST WEYERHAEUSER

LAMINATED VENEER LUMBER (LVL)
MODULUS OF ELASTICITY, MIN. E =1,900,000 psi
BENDING, SINGLE USE Fb =       2,500
COMPRESSIONAL PARALLEL TO GRAIN Fc (Par) =       2,510
HORIZONTAL SHEAR Fv =          285
COMPRESSION PERPENDICULAR TO GRAIN/ Fc (Per) =          750

6. BUILT-UP LVL's TO BE CONSTRUCTED PER MANUFACTURER'S SPECIFICATIONS.
7. ALL PENETRATIONS THROUGH ENGINEERED LUMBER SHALL BE SUBMITTED TO THE

STRUCTURAL ENGINEER FOR REVIEW AND APPROVAL PRIOR TO PROCEEDING.
8. ALL EXPOSED LANDING/STAIR FRAMING TO BE PRESSURE TREATED WOOD.
9. ALL EXPOSED FRAMING CONNECTORS AND NAILS TO BE STAINLESS STEEL,

OR OTHER FINISH APPROVED BY ENGINEER.
10. INSTALL BLOCKING BETWEEN JOISTS AT ALL SUPPORTS.

8d      0.131"
10d    0.148"
12d    0.148"
16d    0.162"

SCHEDULE BASED UPON COMMON WIRE NAILS.
LARGER NAIL SIZES REQUIRED FOR BOX OR PNEUMATIC DRIVEN FASTENERS.

COMMON WIRE NAIL DIAMETERS

FASTENERS IF DIFFERENT THAN INDICATED ON THE STRUCTURAL DRAWINGS.

SUBSTITUTING PNEUMATIC NAILS OF EQUAL DIAMETER OR LARGER IS ACCEPTABLE.
SUBMIT PRODUCT DATA AND ALL PERTINENT EVALUATION REPORTS FOR ALL PROPOSED

BUILT-UP GIRDER AND BEAMS (U.O.N.)

STURD-I-FLOOR
PLYWOOD SHEATHING

WALL SHEATHING

6d      0.113"

NOTES:

1/2"

RAFTER TO PLATE, TOE NAIL
BUILT-UP CORNER STUDS

3/4" TONGUE AND GROOVE

PLYWOOD:  UNLESS OTHERWISE NOTED

8d

3-8d
16d AT 24"oc

20d AT 32"oc AT TOP

2-20d AT ENDS AND AT
EACH SPLICE

8d

AND BOTTOM AND STAGGERED

BRIDGING TO JOIST, TOE NAIL EACH END
SOLE PLATE TO JOIST OR BLOCKING, FACE NAIL

CONTINUOUS HEADER TO STUD, TOE NAIL

CEILING JOISTS TO PARALLEL RAFTERS, FACE NAIL

TOP PLATES, LAPS AND INTERSECTIONS, FACE NAIL

CEILING JOISTS, LAPS OVER PARTITIONS, FACE NAIL

TOP PLATE TO STUD, END NAIL
STUD TO SOLE PLATE, TOE NAIL
DOUBLED STUDS, FACE NAIL
DOUBLED TOP PLATES, FACE NAIL

CONTINUOUS HEADER, TWO PIECES

CEILING JOISTS TO PLATE, TOE NAIL

JOIST TO SILL OR GIRDER, TOE NAIL
CONNECTION

2-8d
16d AT 16"oc

2-16d
4-8d

16d AT 24"oc
16d AT 16"oc

2-16d
16d AT 16"oc

ALONG EACH EDGE
3-8d
4-8d

3-16d
3-16d

3-8d
NAILING

20d    0.192"

FOUNDATIONS

1. THE EXISTING HOUSE TO BE ELEVATED ON A NEW CONCRETE PIER FOUNDATION.
2. FOUNDATION SHALL BE TEMPORARILY BRACED AGAINST EARTH PRESSURE,

WIND AND OTHER LATERAL FORCES.
3. SEE GNCB CONSULTING ENGINEER'S GEOTECHNICAL REPORT DATED MARCH 3,

2016 FOR RECOMMENDATIONS.
4. REFER TO SPECIFICATIONS FOR EXCAVATION AND BACKFILL REQUIREMENTS.

BUILDING DESIGN LOADS

FLOOD HAZARDS 

1.  VE FLOOD ZONE WITH 100 YEAR BASE FLOOD ELEVATION 14.0
 PLUS 1 FT. FREEBOARD, NAVD 1988 DATUM PER FEMA FIRM MAP

DATED AUG. 5, 2013.

2. ALL FRAMING BELOW FLOOD ELEVATION 15.0 SHALL BE PRESSURE
TREATED OR OTHERWISE FLOOD DAMAGE RESISTANT MATERIAL
PER FEMA TECHNICAL BULLETIN 2.

3. PER STATE OF CONNECTICUT DEPT. OF HOUSING COMMUNITY DEVELOPMENT
BLOCK GRANT DISASTER RECOVERY REQUIREMENTS, THE TOP OF FINISH FLOOR
SHALL BE ELEVATED TO THE 500-YEAR DESIGN FLOOD ELEVATION OF 20'-6".

(OLD LYME, CT)

GENERAL STRUCTURAL NOTES:

2x CUT FOR STEPS
PLUS 2x6 SLOPED

2-2x LANDING
FRAMING

12" DIA CONC
PIER W/1-#5
+ HOOK
CENTER

2-2x6 WITH
POST BASE
TO PIER TYP

TYPICAL EXTERIOR
STAIR FRAMING

MID
SUPPORT

UPPER LANDING

DECKING

LSC ADJUSTABLE
STRINGER HANGER

2x6 EA SIDE

4x4

CONT RIM
BOARD

CONT PT
LEDGER

JO
IS

TS

LEDGERLOK
SCREWS
STAGGERED

JOISTS FRAMING TO
LEDGER ON FLOOR
RIM JOIST

HANGER

LEDGERLOKS AT
STAGGERED TOP AND
BOTTOM 8"oc

BEAM AT TOP
OF POST

2-5/8"x4"
LAGS. TYP

2-5/8" GALV
BOLTS STAIR

LANDING
JOIST

6x6 PT WOOD
POST

JOIST
HANGERS
AT BEAM TYP

LS50
CLIP

TYP SECTION

5/8" THRU
BOLT. TYP

2x4 STABILITY
BRACING

STAIR LANDING/
STAIR
POST BASE

12" DIA
CONC PIER
WITH 1-#5 VERT +
HOOK
AT CENTERLINE

CB66
POST
BASE

6"

GRAPHICFRAMING CONDITION CONNECTOR COMMENTS
APPLY AT ALL TYPICAL AND SIMILAR CONDITIONS

2-#5 BARS
TOP &
BOTTOM
CONT.

SE
E 

PL
AN

BO
TT

. O
F 

G
R

AD
E 

BE
AM

 M
IN

.

CONCRETE
GRADE BEAM/FOOTING

1'-6"

.

ATTACH DECK TO HOUSE
FRAME,
SIMPSON DTT2Z
TENSION TIE
2 MIN. REQUIRED/DECK

ELEVATED
SUPPORTING
HOUSE FRAME

ATTACHMENT TO
HOUSE FRAME:
JOIST HANGERS

VA
R

IE
S

3" CLEAR COVER

.

.

.

SEE REINF. ABOVE

1'-6" AT
STAIR LANDINGS

1'
-4

"

1'
-4

"

REFERENCE IS MADE TO THE
FOLLOWING INFORMATION:

ARCHITECTURAL DRAWINGS:

PREPARED BY: CAPITAL STUDIO ARCHITECTS LLC
EAST HARTFORD, CT

TITLE: GENERAL RENOVATIONS
FRASCARELLI RESIDENCE
32 MASSACHUSETTS ROAD
SOUTH LYME, CT 06376

DATED: MAY 2, 2016

PROPERTY SURVEY:

PREPARED BY: DESIGN PROFESSIONALS, INC.
SOUTH WINDSOR, CT

TITLE: PROPERTY & TOPOGRAPHIC SURVEY
FRASCARELLI

 32 MASSACHUSETTS ROAD
OLD LYME, CONNECTICUT

PREPARED FOR: RICHARD J SR. & RICHARD J. JR.
& MICHELLE FRASCARELLI
P.O. BOX 64
SOUTH LYME, CONNECTICUT 06376
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GENERAL NOTE & TYPICAL DETAILS

"T"

"T
"

G
R

.
BM

.

"D
"

2x "D" + 2x "T"

"D
"

2'
-6

" M
AX

2 "T" MIN

BOTTOM
REINFORCING

TOP REINFORCING
WHERE INDICATED

1'-0"

TYPICAL STEPPED GRADE BEAM/FOOTING DETAIL

/F
TG

.

ALLUVIUM

SAND &
GRAVEL

COMPACTED
STRUCTURAL FILL

2'-0" TYP.

COMPACTED
GRANULAR
FILL

FINISH GRADE

FO
R

 F
R

O
ST

 P
R

O
TE

C
TI

O
N

3'
-6

" (
M

IN
.)

BOF EL.
SEE PLAN

(EACH DIRECTION)

FINISH GRADE

SEE STRUCTURAL DWG.
FOR SIZE AND REINF.

REINF.
CONCRETE
PIER ON
GRADE BEAM/FTG.

2'-0"

MIN. LATERAL DIMENSION

NOTE:

REFER TO GNCB CONSULTING ENGINEER'S
MARCH.3, 2016 GEOTECHNICAL REPORT FOR A
DESCRIPTION OF SOIL CONDITIONS.

IN THE EVENT THAT UNSUITABLE SOILS
SUCH AS MAN PLACED FILL OR ORGANIC SOILS ARE
ENCOUNTERED AT THE FOOTING LEVEL,
UNSUITABLE SOILS SHOULD BE REMOVED
AND REPLACED BY AN OFF-SITE COMPACTED
STRUCTURAL FILL.

. 12
"

FILTER FABRIC

DEWATER AS REQUIRED TO COMPLETE
WORK IN-THE-DRY.
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BELOW GRADE BEAM/FOOTINGS



A B C D E

1

2

3

7'-9" 11'-11" 11'-8 7/8" 9'-3 1/8"

10
'-6

 3
/4

" +
/-

.

1'
-6

"

[B
O

TT
 G

R
 B

M
/F

TG
 E

L 
2.

3]

[BOTT GR BM/FTG EL+0.0]

[B
O

TT
 G

R
 B

M
/F

TG
 E

L 
-1

.5
]

[BOTT GR BM/FTG EL -0.5]

S.F.
INDICATES
STEPPED GRADE BEAM/FOOTING
SEE TYP. DETAILS

S.F.

S.F.

S.F.

S.F. S.F.

S.F.
1

S2.1

SEE TYP. DETAILS
AND ARCH DRAWINGS
FOR DECK AND STAIRS/LANDING

[BOTT GR BM/FTG EL +0.5]

4" THICK LAYER
CRUSHED STONE

SLOPED SURFACE

5" 1'-6" 5"

2'-4"

TYP, U.N.O.
GRADE BEAM/
FOOTING
2'-4" W x 1'-4" D
ALIGN PIER ON
CENTERLINE
OF GRADE BEAM/FTG

1'-6"

3'
-0

"
2'-0"

GRADE BEAM/FTG
AT DECK
2'-0" W x 1'-4"D

2'
-0

"

GRADE BEAM/FTG
AT STAIRS
1'-6"Wx1'-4"D

S.F.

S.F.

18" SQ. CONC PIER
TYP, UNO
SEE TYP. DETAILS
AND SECTION
FOR REINF.

9" 9"

42'-2"

9"
9"

26
'-4

"

ALIGN PIER BELOW
COLUMN ABOVE
V.I.F.

12" SQ. CONC
PIERS AT DECK

1'-0"6" 6"

1'
-0

"
6"

6"

12" DIA. CONC SONOTUBE
FORMED PIERS AT
STAIR LANDINGS
SEE TYP. DETAILS

11 3/4"
9'-7 1/4" 9'-7 1/4" 9'-7 1/4" 1'-0"

4

11
'-1

0"

8 1/2"

3'-1 1/2" 7'-9 1/2" 3'-1 1/2"

1'
-6

"
6'

-1
1 

1/
4"

1'-6" 1'-7 1/2" 1'-6" 1'-6" 1'-7 1/2" 1'-6"

3'
-8

 1
/2

"
3'

-4
 1

/2
"

1'
-5

 3
/4

"

1 
1/

2"

ALIGN FACE OF FRAMING ABOVE
WITH EDGE OF PIER, TYP.

OUTLINE OF BUILDING ABOVE

5"

1'
-6

"
5"

2'
-4

"

A/C UNIT
 ABOVE

FIREPLACE UNIT
ABOVE

4" CONCRETE SLAB
AT GRADE (NO REINF.)
PROPANE TANK PAD

2'
-4

"

2'-4"

1
S2.2

PROJECT
NORTH +/-

4'-4 1/4"

SEE ARCH
PLAN FOR
LOCATION

4'-8"

2'-10"

4'-8"

DN

14
'-3

 1
/4

"

2'-0"

2
S2.2

ANY PERIMETER PARTITIONS BELOW
FIRST FLOOR FRAMING TO BE
BREAKAWAY CONSTRUCTION
SEE TYPICAL DETAILS

FOUNDATION PLAN

NOTE: ALL BUILDING
DIMENSIONS SHOWN TO
BE VERIFIED IN FIELD BY
CONTRACTOR.
EXTERIOR AND SIDE
PIERS TO ALIGN WITH
OUTER FRAME OF
EXISTING HOUSE FRAME

NOTE: REMOVE ALL OLD
FOUNDATIONS ONCE
BUILDING IS LIFTED.
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 1/4" = 1'-0"1 FOUNDATION PLAN



A B C D E

1

2

3
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) 1
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" x
 1

1 
7/

8"
  L

VL

(2
) 1
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11
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2x8 RIM
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2x8 RIM
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) 1

 3
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"x
9 

1/
2"

 L
VL

(2) 1 3/4"x9 1/2" LVL

(2) 1 3/4"x9 1/2" LVL

2x6 RIM

2x6 RIM, TYP.

4"
x 

5 
5/

8"
  R

IM

4"x 5 5/8"  (LOW)

(+ 1 3/4"x5 1/2" LVL
     EACH SIDE

1 7/8x5 3/4"

+ 1 3/4"x5 1/2" LVL, TYP.

2x8
AT 16" oc
TYP.

(3) 1 3/4"x11 7/8" LVL
CONT.

(3) 1 3/4"x11 7/8" LVL CONT.

1 
3/

4"
 x

5 
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 L

VL
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MEP/HVAC
EQUIPMENT

SQ. CONC PIER
BELOW
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"
.

24
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40'-8"
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x62x6 AT 12"oc
CANTL

2x10 PT LEDGER, TYP.

(3)2x10 PT DROP BEAM  CONT
CONC DECK PIER
12" SQ.
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 R

IM

(2)2x10 PT RIM
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DN

DN DN
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TYP.
(2)2x10 PT RIM,
STAIR LANDING
2x8 PT AT 16"oc
JOISTS
6x6 PT POSTS

SEE TYP. DETAILS AND ARCH. DRAWINGS
FOR DECK AND STAIRS/LANDING
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ANGLE/PIER
CONNECTION
DETAIL
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 1/4" = 1'-0"1 FIRST FLOOR FRAMING PLAN



FOUNDATION
LEVEL

2'-10 3/4"

FIRST FLOOR
FRAMING LEVEL

20'-6"

A B C D E

BASE FLOOD
ELEVATION

14'-0"

TYP.
18" SQ. CONC PIER
REINF. W/
4-#6 BARS VERTICAL
#3-TIES AT 12"oc
4-#6 DOWELS TO MATCH
VERTICAL BARS

STEP GRADE BM/FTG
SEE TYP. DETAILS

S.F.

1'
-4

"

GRADE BEAM/FOOTING
2'-4" Wx 1'-4" D
TYP., U.N.O.

REINF. GRADE BEAM/FTG
W/ 3-#5 BARS
TOP & BOTTOM, CONT.
TYP.

2x PT PLATE
BELOW LVL, TYP.

LVL BEAMS
PER PLAN

FEMA 100 YEAR

FREEBOARD
15'-0"

SEE TYP. DETAILS
ANGLE/PIER
CONNECTION

EXISTING JOIST + LVL SISTER
SEE PLAN

2x8 JOIST
AT 16" oc

2 1/4"x5 7/5" JOISTS
LAP OVER DROPPED BEAM

SISTER EACH SIDE WITH
1 3/4"x5 1/2" LVL

+ SISTER EACH SIDE
   W/ 1 3/4"x 5 1/2" LVL

4"x5 5/8" DROP BEAM

(EL 2.9)

APPROX. GRADE
LOW POINT

BOTT OF
GRADE BEAM/FTG.
MIN. BELOW
GRADE,.

4" THICK LAYER
CRUSHED STONE
SLOPING SURFACE

STATE OF CT DEPT. OF HOUSING
FIN. FLOOR EL.
500 YEAR FLOOD REQUIREMENT

(TOP OF FIN. FLOOR)

SEE EXISTING/NEW
FRAMING TYP.
DETAILS

SPRAY-ON FOAM
INSULATION
ON UNDERSIDE OF
EXISTING FRAMING

SOME EXISTING
FRAMING CONCEALED
BY FOAM,
VERIFY FRAMING IN THE
FIELD

[BOTT FTG
EL -1.5]

[BOTT FTG
EL -0.5]
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PLATELINE

(2)2x8 PT PLATFORM
FASTEN TO CONC PIER
WITH SIMPSON
1/4" DIA. TITEN
CONC SCREWS

TWIST STRAP EACH
2x6 PT JOIST, EA.END
TO PLATFORM FRAME

MECH EQUIP PLATFORM

4"

EL. 16'-5 1/4"

PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE
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FOUNDATION
LEVEL

2'-10 3/4"

FIRST FLOOR
FRAMING LEVEL

20'-6"

123

BASE FLOOD
ELEVATION

14'-0"

4

FREEBOARD
15'-0"

FEMA 100 YEAR

(TOP OF FIN. FLOOR)

7 
1/

2"

SEE NOTES AND
TYP. PIER REINF.
SECTION 1/S2.1

2x10 PT DECK JOISTS, TYP., 16"oc(2)2x10
PT RIM

(3)2x10
PT DROP BEAM

APPROX. GRADE
LOW POINT

(EL. 2.9)

2-#5 BARS
TOP & BOTTOM
CONT.
AT DECK
GRADE BEAM/FTG

CLR

4-#5 BARS
TOP & BOTTOM
CONT.
AT GRID 2
GRADE BEAM/FTG

1'
-4

"

3'-0"

LVL PER PLAN

STEP GRADE BM/FTG
SEE TYP. DETAILS

TYP.
12" SQ. CONC PIER
AT DECK
REINF. W/
4-#5 BARS VERTICAL
#3-TIES AT 12"oc
4-#5 DOWELS TO MATCH
VERTICAL BARS

1'
-4

"

2'-0"

4'
-4

 3
/4

"

BOTTOM OF
GRADE BEAM/FTG.
MIN.
BELOW GRADE

[BOTT GR BM/FTG
EL. - 1.5

[BOTT GR BM/FTG
EL. + 0.0

S.F.

[BOTT GR BM/FTG
EL. + 0.5

4" THICK LAYER
CRUSHED STONE
SLOPING SURFACE

STATE OF CT DEPT. OF HOUSING
FIN. FLOOR EL.
500 YEAR FLOOD REQUIREMENT

EXISTING JOIST

+ SISTER LVL

CANT'L

1'-6" 1'-6"

2'-4"2'-4"

SPRAY-ON FOAM
INSULATION
ON UNDERSIDE OF
EXISTING FRAMING

SOME EXISTING
FRAMING CONCEALED
BY FOAM,
VERIFY FRAMING IN THE
FIELD

3"

CLR

3"

6" 1'-0" 6"

GRADE +/-
4'-10 5/8"

(APPROX. EL. 4.9)
VARIES

PLATE LINE

PLATELINE
PLATELINE

TS12 TWIST STRAP
AT EACH JOIST BEARING
ALTERNATE SIDES,
TYP.

2'
-6

"

M
IN

. L
AP

PLATE LINE

T.O.PIER
EL 18'-1.5"
AT DECK
TYP.

T.O.PIER
EL. 18'-9.375"
TYP., U.N.O.

PLATE LINE

SEE  SECTION AT DECK
PIER
SEC 1/S2.3

4'
-4

 3
/4

"

SEE TYP. DETAILS
DECK/HOUSE

MECH EQUIP
PLATFORM

4"

TOP OF PLATFORM
EL. 16'-5 1/4"

2x6 JO
PT

(2)2x8 PT FRAME

1/2" PLYWD
SHEATHING

2"

MAX.

9" 1'-6"

3'-6"

3"
1 1/2"MIN.

EDGE

SPACING

2"

SECTION

FIRST FLOOR
FRAMING LEVEL

20'-6"

BASE FLOOD
ELEVATION

14'-0"

4

FREEBOARD
15'-0"

(FEMA 100  YEAR)

1'-0" CONC DECK
PIER

SEE SECTION 1/S2.2

DECK JOISTS

DECK BEAM

5 1/2"
6x6 PT POST

STAIR LANDING
RIM

JOISTS
FLUSH FRAMED

DECK
RIM

(FIN. FLOOR EL.)

SEE SECTION 1/S2.3POST BRACING
NOT SHOWN
SEE TYP. DETAILS

6"

2x8 PT BLOCKING
AT 16" oc AT
STAIR LANDING
+ LS70 CLIP AT
EACH END

CONSTRUCTION PHASE
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INDICATED ON
PLAN AS LC

CONC. SQ PIER
SEE PLAN

C PIERL

L4x4x1/2"x1'-11 1/2" GALV WITH
(2) 1" DIA GALV EXPANSION
BOLTS 5" EMBED TO PIER AND
(2) 1" GALV CARRIAGE BOLTS TO
LVL BEAM

CONC. SQ PIER
SEE PLAN

EMBED
5"

INTERIOR
CONC PIER

ADD
L4x4x1/2
BOLTED TO
INTERIOR
LVL

CONC. SQ PIER
SEE PLAN

LV
L 

BM

LV
L 

BM

2"
6"

4"

2"
6"

2"

PT WOOD  PLATE

2x WOOD PT SILL PLATE
UNDER ALL LVL BEAMS
AT PIER, TYP.
ATTACH TO CONCRETE
WITH 4-1/4" SIMPSON
TITEN CONCRETRE
SCREWS.
EMBED 3" MIN.

1'
-1

1 
1/

2"

EXTERIOR
CONC PIER

7 8 9

7" 11.5" 6.5" 10.0"8" 13"10" 16"

NOTES:
1. NAILS ARE GALVANIZED COMMON NAILS.
2. ELEVATION AND NAIL SPACING BASED ON FEMA TECH BULLETIN #9.
3. FOR WALL HEIGHT BETWEEN TABULATED VALUES USE SPACING
    FOR WALL HEIGHT CLOSEST TO ACTUAL WALL HEIGHT.
     i.e., FOR 6'-8" HT, USE SPACING FOR 7 FT WALL,
            FOR 6'-4" HT,  USE SPACING FOR 6 FT WALL.

BREAKAWAY WALL HT (FT) 6 7 8 9

NAIL SIZE 8d 10d 8d 10d 8d 10d 8d 10d

7" 11.5" 6.5" 10.0"8" 13"10" 16"

TYPICAL BREAKAWAY WALL
ELEVATION

TYPICAL BREAKAWAY WALL
SECTION

4" CONCRETE
SLAB

PERMANENT 2x PT PLATE
w/ 1/4"x2 3/4" TITEN SCREWS
TO CONCRETE AT 16"ocPER NAIL SCHEDULE

NAIL SPACING

PIER

CONCRETE

1/2"

GAP

2x
4 

AT
 2

4"
oc

2x EDGE PLATE
w/  8D NAILS
AT 24"oc

2" TYP. NAIL SPACING

2-16D
TOENAILS, TYP.
TOP & BOTTOM
PLATES

2x4  BREAKAWAY PLATES
NAILED TO PERMANENT
PLATES PER NAIL
SCHEDULE BELOW

.

PERMANENT
2x4 PT PLATE
w/ 16D NAILS TO BEAM
AT 16"oc
ELEVATED FLOOR BEAM

ELEVATED FLOOR BEAM

W
A

LL
 H

E
IG

H
T

4" CONCRETE
SLAB

NAIL SPACING

BREAKAWAY WALL NAIL SCHEDULE

NOTES:

1.   BREAKAWAY WALL DESIGNED TO WITHSTAND
 UP TO 20 PSF OF LATERAL PRESSURE,
 BUT WILL BREAK AWAY AT WATER PRESSURE
 OF LESS THAN 4 FEET IN HEIGHT.

2. THE INTERIOR OF ENCLOSURES BELOW THE BASE
FLOOD ELEVATION WILL NOT BE FINISHED WITH DRYWALL
OR OTHER FINISH MATERIALS, UNLESS REQUIRED TO
ADDRESS LIFE-SAFETY AND FIRE CODE REQUIREMENTS.
IN SUCH INSTANCES, ALL MATERIALS SHALL CONFORM
TO FEMA FLOOD RESISTANT MATERIAL REQUIREMENTS.

3. NO UTILITIES TO BE ATTACHED TO OR THROUGH
BREAKAWAY WALL PANELS.  UTILITIES TO BE PLACED
ON THE LANDWARD SIDE OF VERTICAL FOUNDATION
MEMBERS.

4. BREAKAWAY WALL MAY ATTACH TO PIER
WITHOUT CONCRETE SLAB AT GRADE LEVEL.

12" THICK LAYER OF CRUSHED STONE
AT LEADING EDGE OF SLAB

GRADE

10
8d 10d

5.75" 9"

11
8d 10d

5.25" 8.25"

2-LVL

2"
2"

A307 BOLTS

2 ROWS
1/2" DIA. BOLTS AT 24"oc

STAGGERED

3-LVL

.

TYPICAL 18"x18" SQUARE
CONCRETE PIER.
REINF WITH:
4-#6 VERT AND
#3 TIES AT 12"oc
4-#6 DOWELS TO
GRADE BEAM / FOOTING

1 1/2" CLR.

1'-6"

.
1'

-6
"

TYPICAL DETAILS

.

.

TYPICAL 12"x12" SQUARE
CONCRETE PIER.
REINF WITH:
4-#5 VERT AND
#3 TIES AT 12"oc
4-#5 DOWELS TO
GRADE BEAM / FOOTING

SEE 1/S2.1 FOR
ADDITIONAL REINF
INFORMATION

1'
-0

"

1'-0"

FIRST FLOOR
FRAMING LEVEL
20'-6"

A

CONC PIER

1'-6"

SIMPSON STHD
HOLDOWN
HARDWARE
6x ON PLAN

2

8
2x 8 JOIST

P.T. PLATE ON PIER
FASTEN WITH
4-1/4" CONCRETE
SCREWS TO PIER

LVL BEAM PER PLAN

2x RIM

EXTEND SHEATHING
AS REQUIRED
TOP OF PIER TO
1 FT MIN ABOVE RIM WOOD STUD

SEE SECTIONS
FOR CONC PIER
REINF

PLATE
LINE

TS12 TWIST
STRAP

SEE ANGLE/LVL/PIER
TYP. DETAIL
CONNECTION

JOISTS PERPENDICULAR
TO WALL

T.O.PIER
EL. 18'-9.375"
TYP., U.N.O.

1'
-0

"

SOLID BLOCK
PANEL EDGE

X

(FIN. FLOOR EL.)
FIRST FLOOR

FRAMING LEVEL
20'-6"

E

CONC PIER

1'-6"

SIMPSON STHD
HOLDOWN HARDWARE
6x PER PLAN

2xPT PLATE
ON TOP OF PIER

LVL BEAM
PER PLAN

BEAM

RIM BEAM

(FIN. FLOOR EL.)

1'
-0

"
X

EXTEND SHEATHING
AS REQUIRED
SOLID BLOCK
PANEL EDGE

MIN. ABOVE
RIM

JOISTS LAP

LVL
SISTER

TO TOP OF
PIER

BLOCKING AT 48" oc
+ L70 CLIPS

PLATE
LINE

SEE TYP. DETAIL
ANGLE/LVL/PIER
CONNECTION

PLATE
LINE

PLATE
LINE

JOISTS PARALLEL
WITH WALL

T.O.PIER
EL. 18'-9.375"

TWIST
STRAP
JO/BM

SISTER
NEW LVL + EXISTING JOIST

8"

END
DISTANCE

8"

1'-4"

1'-4"

2"

INTERMEDIATE
SPACING

2"

8"

SIMPSON 1/4"
SDS SCREWS

1 3/4"
DIM. VARIES

FIRST FLOOR
FRAMING LEVEL

20'-6"

BASE FLOOD
ELEVATION

14'-0"

FREEBOARD
15'-0"

(FEMA100 YEAR)

(FIN. FLOOR EL.)

DECK BEAM

DECK JOISTS

CONC DECK PIER
SEE S2.2 FOR REINF.

1'-0"

(2)2x10
PT RIM

2x PT
PLATE BELOW BEAM
FASTEN WITH
4-1/4" CONCRETE
SCREWS TO
TOP OF PIER

PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE PLATELINE

TS12 TWIST STRAP
EACH JOIST TO BEAM

SIMPSON (FJA)
FOUNDATION JOIST
ANCHOR
AT EACH DECK PIER

CONSTRUCTION PHASE
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BEAM TO CONCRETE PIER CONNECTION (ANGLE)

BREAKAWAY WALL

LVL MULTI MEMBER CONNECTION

18"x18" CONCRETE PIER PLAN VIEW 12"x12" CONCRETE PIER PLAN VIEW

 3/4" = 1'-0"2

TYP. EXISTING FLOOR TO NEW BEAM
CONNECTION - PERPENDICULAR

 3/4" = 1'-0"3

TYP. EXISTING FLOOR TO NEW BEAM
CONNECTION - PARALLELSISTER JOIST DETAIL

 3/8" = 1'-0"1 SECTION AT DECK PIER
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A-1.0

FLOOR PLANS
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A-2.0

ELEVATIONS
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SECTIONS
and DETAILS



A-3.0

STAIR DETAILS
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DECK AND



A-3.1

MISC. DETAILS
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GENERAL NOTES ALL TRADES
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