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LAND USE APPLICATION SUMMARY 

Property Location: 5405 Dupont Avenue South 
Project Name:  5405 Dupont Avenue South Second Floor Addition 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Bryan Carter 

Project Contact:   Bryan Carter 

Request:  Second floor addition to a single-family dwelling. 
Required Applications: 

Variance 
To reduce the minimum front yard requirement adjacent to Dupont Ave S 
from 27.3 feet to 26.1 feet to allow a second floor addition to a single-family 
dwelling. 

 

SITE DATA 
 

Existing Zoning R1A Single-Family District 
AP Airport Overlay District 

Lot Area 5,406 square feet 
Ward(s) 13 
Neighborhood(s) Kenny Neighborhood Association 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable.  
Small Area Plan(s) Not applicable. 

  

BOA Agenda Item #3 
January 22, 2015 

BZZ-6971 

Date Application Deemed Complete December 19, 2014 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period February 17, 2015 End of 120-Day Decision Period Not applicable 

 

mailto:janelle.widmeier@minneapolismn.gov


Department of Community Planning and Economic Development 
BZZ-6971 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing use is a single-family dwelling.  It was 
permitted for construction in 1936.  The main entrance faces the south side lot line. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties in the 
immediate area are predominantly single-family dwellings.   

PROJECT DESCRIPTION. The applicant is proposing to construct a second floor addition and a 
rear addition to an existing one story single-family dwelling located at 5405 Dupont Avenue South.  The 
second floor addition will cantilever one foot over the existing first floor wall at the front of the house.  
In the R1A district, the minimum front yard requirement is 20 feet or the established front yard of the 
closest principal building originally designed for residential purposes located on the same block face on 
either side of the property, whichever is greater.  The adjacent residential structures are setback 27.3 
feet from the front lot line; therefore the established setback is the front yard requirement.  The 
proposed second story would be setback 26.1 feet from the front lot line.  A variance is required to 
reduce the front yard requirement.  The proposal would comply with all other applicable ordinances. 

PUBLIC COMMENTS. A letter from the Kenny Neighborhood Association was received and is 
attached to this report.  Any additional correspondence received prior to the public meeting will be 
forwarded on to the Board of Adjustment for consideration.  

 

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum front yard requirement adjacent to Dupont Ave S from 27.3 feet to 
26.1feet to allow a second floor addition to a single-family dwelling, based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  The existing 20 foot wide dwelling is set back 27.1 feet from the front lot line.  The 
applicant would like the second floor addition to extend 1 foot closer to the street to add a design 
element that would break down the scale of the house while adding character and charm.  Adding 
permitted obstructions to the front of the house was explored by the applicant, but found not 
feasible given the existing main entrance location on the side of the house and floor plan.  The 
zoning code authorizes obstructions in the front yard, such as a vestibule or a bay window, that are 
allowed to be up to 50 square feet in area.  The proposed cantilever is not a permitted obstruction, 
but at 20 square feet, it would have no more impact than the aforementioned permitted 
obstructions. 
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2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

In general, yard controls are established to provide for the orderly development and use of land and 
to minimize conflicts among land uses by regulating the dimension and use of yards in order to 
provide adequate light, air, open space and separation of uses.  The comprehensive plan supports 
setback requirements, but also encourages single-family development that includes building features 
that reflect the surrounding dwellings.  The applicant would like the second floor addition to extend 
1 foot closer to the street to add a design element that would break down the scale of the house 
while adding character and charm.  Variations with decorative elements in the front facades are 
characteristic of houses in the immediate area.  The addition would have minimal impacts on 
surrounding properties access to light, air, and open space. The request is reasonable and consistent 
with the intent of the ordinance and the comprehensive plan.   
 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The granting of the variance would not affect the character of the area or be injurious to the use or 
enjoyment of other property in the vicinity.  The request is for a reduction of the front yard 
requirement by a little over a foot to allow a second floor cantilever that would result in a design 
element that would break down the scale of the house while adding character and charm. Variations 
with decorative elements in the front facades are characteristic of houses in the immediate area.  
The applicant has included pictures of surrounding properties that are attached to this report for 
reference.  Also, the design of the addition will be consistent with the existing structure.  If granted, 
the proposed variance will not be detrimental to the health, safety or welfare of the public or those 
utilizing the property provided the proposed construction is built to current building codes. 

 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the minimum 
front yard requirement adjacent to Dupont Ave S from 27.3 feet to 26.1 feet to allow a second floor 
addition to a single-family dwelling located at the property of 5405 Dupont Ave S, subject to the 
following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by January 22, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
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ATTACHMENTS 

1. Written description and findings submitted by applicant with attachments 
2. Zoning map 
3. Photo of existing house 
4. Proposed rendering 
5. Site survey  
6. Site plan 
7. Floor plans 
8. Building elevations 
9. Photos of surrounding properties 
10. Correspondence 
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Kristy Barnes and Bryan Carter Residence  
5405 Dupont Avenue South 
Minneapolis, MN  55419 
 
Variance Request:  12/18/2014 
 
Project Description:  4’-0” addition to back of the home and full 2nd story addition.  The 
home will remain a single family home. 
 
Areas requiring variance: 
1.) Variance for 12” projection into front yard setback to allow for a 2nd story 
cantilever.   
 
VARIANCE  
A written statement by the applicant which addresses the following required findings:  
 
(1) Practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property. The unique circumstances were not created by persons presently 
having an interest in the property and are not based on economic considerations alone.  
 
The current house has the front entry located on the side.  This is the only house on 
the block like this and it is very uncommon in the neighborhood.  A typical home is 
allowed “permitted obstructions” which may extend past the primary front of the 
house and into the front setback.  These can be front porches, enclosed entries 
(vestibules), canopies, and bay windows, etc. (City Code Table 535-1 Permitted 
Obstructions in Required Yards).  These act as a design elements intended to break 
down the scale of the home while adding character and charm.  They keep the front 
of the home from becoming a flat mundane plane.  With a side entry and bedroom 
in the front of the house, a front porch, enclosed entry vestibule, or other entry 
motif on the front are not feasible.  
 
The maximum size for vestibules and bays that are allowable as permitted 
obstructions is 50sf.  The size of the proposed cantilever would be approximately 
20sf.  There are two other homes on the block that have upper cantilevered 
projections extending past the primary front of the home.  The proposed cantilever 
should be allowed to be considered a permitted obstruction. 
 
The front of the proposed cantilever would be 26.1 feet back from the property line 
which is farther back than the general 20 foot front setback.  There are currently 4 
other homes on the street that sit closer to the street than the proposed front of this 
house (see attached aerial).  The home to the north has a chimney and enclosed front 
entry projection that extend into the front setback.  The proposed 12” cantilever 
would not project beyond these existing elements. 
 
(2) The property owner or authorized applicant proposes to use the property in a 
reasonable manner that will be in keeping with the spirit and intent of the ordinance and 



the comprehensive plan.  
 
The home is currently a single family residence and will remain this way after the 
proposed remodel is done.   
 
(3) The proposed variance will not alter the essential character of the locality or be 
injurious to the use or enjoyment of other property in the vicinity. If granted, the 
proposed variance will not be detrimental to the health, safety, or welfare of the general 
public or of those utilizing the property or nearby properties. 
 
The proposed front cantilever will not be detrimental to the general public or 
neighbors.  It will have a positive impact on the neighborhood by adding aesthetic 
appeal and by helping the home to blend in better with the existing neighborhood 
character.  No other home on the block has a flat front elevation.   Removing the 
cantilever would result in a monolithic 2-story front face on the home.   
 
The cantilever also allows for square footage to be added above rather than on the 
main level; helping to maintain the open green space in the yard.   
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168 SF

EXISTING
692 SF

TRUE NORTH

1.

2.

3.
4.
5.
6.

LOWER LEVEL PLANS, SITE PLAN, &
FOUNDATION SCHEDULE

ELEVATIONS & WALL SECTION DETAIL

INTERIOR ELEVATIONS
ELECTRICAL PLANS
SPECIFICATIONS

DRAWING INDEX

7.

MAIN LEVEL/UPPER LEVEL PLANS, &

BUILDING SECTIONS & DETAILS

SCHEDULES

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

2 LOWER LEVEL PLAN "BEFORE"
1 SCALE: 1/4"   =    1'-0"

3 LOWER LEVEL PLAN "AFTER"
1

SCALE: 1/8"   =    1'-0"

1 SITE PLAN "AFTER"
1

*NOTE: ALL 11" X 17" COPIES ARE REDUCED 50% (HALF SCALE ).

FOOTING/FOUNDATION SCHEDULE

F1  TYPICAL FOOTING UNLESS OTHERWISE SPECIFIED TO BE 20" X 10" POURED CONCRETE W/(2) #4
CONTINUOUS REINFORCING BOTTOM BARS 3" CLEAR OF BOTTOM AND SIDES.

F2 TYPICAL STAIR FOOTING TO BE 16" X 10" POURED CONCRETE W/(2) #5 CONTINUOUS REINFORCING
BOTTOM BARS 3" CLEAR OF BOTTOM AND SIDES.

ALL FOOTINGS TO BEAR ON UNDISTURBED SOIL.  ALL EXTERIOR FOOTINGS TO HAVE A MINIMUM SOIL
COVERAGE FROM THE BOTTOM OF THE FOOTING TO A FINISHED GRADE OF 4'-0" FOR FROST
PROTECTION.

CONNECT NEW FOOTINGS TO EXISTING FOOTINGS WITH (2) #4 X 1'-0" DRILLED 6" INTO THE EXISTING
FOOTING  FILL CAVITY WITH EPOXY GROUT.

FOOTINGS ARE DESIGNED FOR AN ASSUMED SOIL BEARING CAPACITY ON VIRGIN SOIL OR COMPACTED
FILL OF 2500 PSF.   IF SOIL APPEARS TO BE OF POOR QUALITY NOTIFY THE ARCHITECT IMMEDIATELY.

TYPICAL FOUNDATION WALL UNLESS OTHERWISE SPECIFIED TO BE 12" CONCRETE BLOCK.   REINFORCE
VERTICALLY WITH #6 BARS @ 32" O.C. FILL CORES SOLID AND LOCATE REBAR 3" CLEAR FROM INSIDE
FACE.  REINFORCE HORIZONTALLY WITH DURWALL OR EQUIVALENT EVERY OTHER COURSE.  DOWEL
BLOCK TO FOOTING WITH 1'-6" DOWEL PINS @ 2'-0" O.C.  DIMENSIONS ASSUME MODULAR BLOCK.

MAKE FOUNDATION WALL VAPOR BARRIER CONTINUOUS WITH VAPOR BARRIER UNDER SLAB TO
PREVENT MOISTURE MIGRATION INTO BASEMENT.  PROVIDE GENEROUS SEALANT BEAD AROUND ALL
REINFORCING AND OTHER PENETRATIONS.

EMBED 1/2" DIAMETER HOOKED ANCHOR BOLTS INTO THE FOUNDATION WALL A MINIMUM OF 7."
LOCATE ANCHOR BOLTS 6'-0" O.C. AND WITHIN 12" OF THE END OF EACH SILL PLATE.

CONCRETE TO SLUMP NO MORE THAN 4"-6" AND TO HAVE THE FOLLOWING 28-DAY COMPRESSIVE
STRENGTHS:
     FOOTINGS                 3000 PSI
     FOUNDATION WALLS   4000 PSI
     SLABS                      3500 PSI

ALL CONCRETE TO HAVE A HIGH FLY ASH CONTENT.

CRAWL SPACE SLAB TO BE 4" POURED CONCRETE.  POUR BASEMENT SLAB OVER 2" R-10 EXTRUDED
POLYSTYRENE (XPS) OVER CONTINUOUS VAPOR BARRIER OVER 2" SAND OVER MINIMUM 4"
COMPACTED FILL BASE.  SLAB FINISH TO BE SMOOTH TROWEL.  ANY FILL UNDER THE SLAB IS TO BE
LAID IN MAXIMUM 6" THICK LIFTS AND COMPACTED WITH A VIBRATORY COMPACTOR.

ROOM NAME PAINT TYPE PAINT FINISH

LOW LUSTRE

COLOR NAME COLOR NUMBER
BARNES/CARTER EXTERIOR PAINT SCHEDULE

UPPER SIDING
LOWER SIDING

TRIM
ACCENT

MOORGARD LOW LUSTRE
MOORGARD
MOORGARD

MOORE'S HOUSE PT HIGH GLOSS
LOW LUSTRE

"COTTAGE RED" PRE-MIXED

"BRYANT GOLD" HC-7
"ACADIA WHITE" AC-41
"ACADIA WHITE" AC-41

BENJAMIN MOORE TO MANUFACTURE ALL INTERIOR AND EXTERIOR PAINTS.  NO SUBSTITUTIONS WITHOUT
PERMISSION.
POWER WASH ALL EXISTING EXTERIOR WALLS BEFORE PAINTING.  ALLOW WALLS TO DRY AFTER POWER
WASHING BEFORE PAINTING.
EXTERIOR PAINT STYLE TO BE
"MOORLIFE LATEX FLAT HOUSE PAINT (FLAT FINISH, VINYL ACRYLIC PAINT)
"MOORGLO LATEX HOUSE & TRIM PAINT" (SOFT GLOSS ACRYLIC LATEX PAINT)
"MOORGARD LATEX LOW LUSTRE HOUSE PAINT" LOW LUSTRE VINYL ACRYLIC PAINT
"MOORE'S HOUSE PAINT HIGH GLOSS" HIGH GLOSS, ALKYD BASED PAINT

PAINTER TO PAINT SAMPLES OF THE COLORS FOR OWNER APPROVAL BEFORE COMPLETING THE
PROJECT.
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SCALE: 1/4"   =    1'-0"

2 MAIN LEVEL PLAN "BEFORE"
2

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

3 MAIN LEVEL PLAN "AFTER"
2

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

1 UPPER LEVEL PLAN "AFTER"
2

1
2

4
3

5
6
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KEY QTY NOTES
BARNES/CARTER WINDOW SCHEDULE

R.O. (WXH)TYPE MFGR.
MARVIN
MARVIN
MARVIN
MARVIN
MARVIN
MARVIN
MARVIN

JAMBUNIT

MARVIN SPECIFICATIONS:
WINDOWS ARE TO BE FLASHED AND INSTALLED PER MANUFACTURER'S RECOMMENDATIONS.  CONTACT
WINDOW MANUFACTURER OR DEALER FOR MORE INFORMATION.
WINDOWS TO BE FSC CERTIFIED?

TYPICAL WINDOW TO BE ALUMINUM CLAD.  COLOR TO BE "STONE WHITE" (CONFIRM W/OWNER).

GLASS UNLESS NOTED OTHERWISE TO BE DOUBLE-GLAZED, LOW-E WITH ARGON GAS.

PROVIDE SCREENS FOR ALL OPERATING WINDOWS.  EXTERIOR SCREEN SURROUNDS TO MATCH
CLADDING (DOUBLE-HUNGS).  INTERIOR SCREEN SURROUNDS TO BE WOOD.  SCREENS TO BE HIGH
TRANSPARENCY.

INTERIOR WOOD TO BE SHIPPED UNFINISHED.

HARDWARE TO BE "BRONZE." (CONFIRM W/ARCHITECT BEFORE ORDERING.) HARDWARE FOR CASEMENTS
AND AWNINGS TO BE "FOLDING HANDLE."  PROVIDE SASH LIFTS FOR DOUBLE HUNGS.  PROVIDE 2
SASH LIFTS FOR WINDOWS LARGER THAN 2'-6".  LOCATE SASH LIFTS 1/4 OF THE DISTANCE FROM EACH
SIDE  (CONFIRM LOCATION W/ARCHITECT BEFORE INSTALLING).

MUNTINS TO BE "SIMULATED DIVIDED LITES" (SDL) WITH SPACER BARS (SEE ELEVATIONS FOR MUNTIN
PATTERN).  SPACER BARS TO BE "MILLED ALUMINUM".  MUNTIN SIZE TO BE DETERMINED (MATCH
EXISTING AS CLOSELY AS POSSIBLE).

ALL EXTERIOR AND INTERIOR CASING IS TO BE SUPPLIED AND INSTALLED BY BUILDER.

EXTENSION JAMBS WHERE NECESSARY TO BE FACTORY-INSTALLED.

"E" ON THE ELEVATIONS INDICATES A LEGAL EGRESS UNIT.  "F" INDICATES A FIXED UNIT AND "T" A
TEMPERED UNIT.

CONFIRM ANY FROSTED GLASS LOCATIONS WITH OWNER.

3'-10 3/8" x 7'-4 7/8"
2-2 3/8" X 4'-0 7/8"

3'-2 3/8" x 5'-0 7/8"
4'-1" x 4'-7 5/8"
4'-1" X 4'-7 5/8"

2'-2 3/8" X 4'-0 7/8"

CUDH4040? E DOUBLE-HUNG
CUDH2020

CUDH3226 E
CUCA2456 2W
CUFCA4856
CUDH2020

DOUBLE-HUNG

DOUBLE-HUNG
CASEMENT
CASEMENT

DOUBLE-HUNG

2X6
2X6
2X6
2X6
2X4
2X4
2X4

CUSTOM SIZE

2
1
1
3

2'-6 3/8" x 5'-0 7/8"CUDH2426 DOUBLE-HUNG3
4
2

A

BARNES/CARTER DOOR SCHEDULE

1

B 1
NEW DOOR TO BE 2'-8" X 6'-8".  MANUFACTURER & HARDWARE TO BE SELECTED.

NEW FRONT DOOR SIZE TO BE 3'-0" X 6'-8" X 1 3/4".  MFGR. TO BE MARVIN.  MATERIAL TO BE
WHITE ALUMINUM TO MATCH WINDOWS.  HARDWARE TO BE SELECTED.  NOTE EXISTING 2X4
WALL.

INTERIOR DOORS:

SEE PLANS FOR INTERIOR DOOR SIZES.

TYPICAL INTERIOR DOOR STYLE TO BE ONE-PANEL TO MATCH THE EXISTING DOORS AS CLOSELY AS
POSSIBLE.  PANEL EDGE TO MATCH EXISTING.
MATERIAL TO BE PAINT-GRADE WOOD.  FINISH TO BE PAINT.  COLOR TO BE "WOODWORK" (SEE
"INTERIOR PAINT SCHEDULE").  MFGR. TO BE SELECTED BY OWNER.
HARDWARE TO BE SELECTED BY OWNER AND ARCHITECT.  EITHER MATCH EXG. CRYSTAL KNOBS OR
OWNER TO SELECT SALVAGE KNOBS.

PANTRY AND MUDROOM DOORS TO BE 1 X 5 FRENCH DOORS W/FROSTED GLASS.

PROVIDE PRIVACY LOCKS AT ALL BEDROOMS AND BATHROOMS.

UNDERCUT ALL BATHROOM DOORS 1" TO INCREASE VENTILATION.

ROOM NAME
CEILING/DEFAULT

WOODWORK

PAINT TYPE
REGAL WALL SATIN

REGAL AQUAPEARL

PAINT FINISH

LOW LUSTRE
PEARL

FLAT

PEARL
PEARL

COLOR NAME COLOR NUMBER
BARNES/CARTER INTERIOR PAINT SCHEDULE

LIVING ROOM

LAUNDRY
KITCHEN

ML HALL/STAIRS

UL BATH
COZY ROOM

ENTRY/STAIRS

UL HALL
MASTER BATH

WEST BEDROOM
SOUTH BEDROOM
MASTER BEDROOM

REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL
REGAL AQUAPEARL

PEARL
PEARL
PEARL
PEARL
PEARL
PEARL
PEARL
PEARL
PEARL

SATIN IMPRVO ENML

1. BENJAMIN MOORE TO MANUFACTURE ALL INTERIOR AND EXTERIOR PAINTS.  NO SUBSTITUTIONS
WITHOUT PERMISSION.
2. CLEAN THE EXISTING CEILINGS, WALLS AND WOODWORK WITH TRISODIUMPHASPHATE (TSP) BEFORE
PRIMING.
3. ALL INTERIOR SHEETROCK WALLS TO BE PAINTD WITH TWO COATS OF THE HIGHEST QUALITY PAINT,
FREE OF RUNS AND DRIPS, WITH STRAIGHT CUTS.  FIRST COAT OF PAINT TO BE A PRIMER AS
RECOMMENDED BY THE MANUFACTURER.
4. "DEFAULT" PAINT TO BE USED FOR ALL CLOSET INTERIORS, THE BASEMENT, MECHANICAL AND ALL
STORAGE ROOMS.

"LINEN WHITE" PRE-MIXED
"LINEN WHITE" PRE-MIXED

TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
TO BE SELECTED
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EXISTING
EXISTING

EXISTINGEXISTING EXISTING

3

22

7

7
4

NORTH ELEVATION

7

T T

RIDGE VENT

EX
IS

TI
N
G

33

NEW     EXISTING

B

1

4
4

6

E

1
4

TRIM

TRIM
CORNERS
SOLID

CORBEL CORBEL

FLOWER BOX

EXISTING EXISTING

A

4

22

4
4

5

RIDGE VENT

T T

44

FLWR BOX FLWR BOX

TRIM SOLID BETWEEN WINDOWS TYPICAL.

E

TR
IM

GUTTERS?

NEW     EXISTING

2
3

'-1
1 1

/2
" M

ID
PO

IN
T 

O
F 

R
O

O
F

2
9

'-1
1"

1

EXG EXG EXG

7
4

E

CORBELS

FLOWER BOX

1'-0"

1'-
0

"

1'-
6
"+

/-

6'-0" TOP PLATE

5'-3 1/2" WINDOW R.O.

MATCH EXG. FLOOR

EXG. CEILING @ 8'-4" AFF

NEW FLOOR @ 10'-0" AFF

EXISTING ROOF

3" CONCRETE SLAB IN CRAWL
SPACE OVER VAPOR BARRIER
OVER 1 1/2" RIGID INSULATION
OVER 4" SAND AND COMPACTED
FILL.

TYPICAL ROOFING TO BE ASPHALT
SHINGLES OVER 15# ASPHALT
IMPREGNATED ROOFING PAPER
OVER SHEATHING.  FLASH ALL
VALLEYS W/ALUMINUM FLASHING.

ICE & WATER SHIELD TO EXTEND
FROM THE FASCIA TO A LINE 2'-0"
IN FROM THE PLATE.  RUN ICE &
WATER SHIELD UP ALL VALLEYS.

TYPICAL ROOF INSULATION TO BE
10" FIBERGLASS BATT (R-38).
MAINTAIN A MIN 1 1/2" AIR
CHANNEL FROM CONT. 2 1/2"
WHITE ALUM SOFFIT VENT TO
CONT. RIDGE VENT WITH
CARDBOARD BAFFLES.

HEEL HEIGHT ON TRUSS TO BE 12"

FASCIA TO BE 5/4" X 6" W/WHITE
ALUMINUM DRIP EDGE

TYPICAL SOFFIT TO BE 1X6 V-
JOINT PINE BOARDS.  FINISH TO
BE MARINE SPAR VARNISH.

CONT. 2X10 BARGEBOARD W/
WM-72 BED MOULD.   FINISH TO
BE PAINT. COLOR TO BE "TRIM"

PROVIDE AWHITE ALUM DRIP CAP
AT ALL DOORS AND WINDOWS.

TYPICAL WINDOW TRIM TO BE 2X2
WOOD BRICK MOULD.  FINISH TO
BE PAINT.  COLOR TO BE "TRIM."

UPPER SIDING TO BE 2X2
BATTENS @ 8" O.C. OVER 3/8" FIR
PLYWOOD.  FINISH TO BE PAINT.
COLOR TO BE "UPPER SIDING."

WATER TABLE AND 2X 8 APRON.
FINISH TO BE PAINT.  COLOR TO
BE "TRIM."

FLOOR TRUSSES W/CONTINUOUS
1-1/2" X 18" TIMBERSTRAND RIM
BOARD OVER TRUSS ENDS.  RIM
INSULATION TO BE R-19
FIBERGLASS BATTS.

UPPER LEVEL EXTERIOR WALL TO
BE 2X6 STUDS @ 16" O.C. W/1/2"
EXTERIOR-GRADE CDX PLYWOOD
SHEATHING (ALTERNATE 7/16"
OSB).  MAIN LEVEL TO BE 2X4.
WRAP SHEATHING WITH 15#
BUILDING PAPER.  INSULATION TO
BE R-19 FIBERGLASS BATTS.

VAPOR BARRIER (TU-TUFF
CROSS-LAMINATED POLY OR
EQUIVALENT)  TO BE
CONTINUOUS ON WARM SIDE OF
INSULATION.  SEAL ALL JOINTS
WITH TAPE, SPRAY ADHESIVES
AND SEALANTS.

TYPICAL INTERIOR FINISH TO BE
1/2" GYPSUM BOARD ON WALLS
AND 5/8" GYPSUM BOARD ON
CEILINGS.  TAPE, FILL AND SAND
SURFACE SMOOTH.  REINFORCE
OUTSIDE CORNERS WITH CORNER
BEADS.

NEW FLOOR TO MATCH EXG.
HARDWOOD OVER 3/4"
SHEATHING OVER 2X8'S @
16"O.C.

LOWER SIDING TO MATCH EXG.
LAP SIDING W/10" EXPOSURE.
FINISH TO BE PAINT.  COLOR TO
BE "LOWER SIDING" (SEE "PAINT
SCHEDULE").

EXPOSED FOUNDATION FINISH TO
BE PAINT TO MATCH EXG.

GRADE TO COME NO CLOSER TO
SIDING THAN 8".  SLOPE GRADE
AWAY FROM FOUNDATION WALL A
MINIMUM OF 5%.

BRUSHED-ON ASPHALTIC DAMP
PROOFING

1 1/2" THERMAX INSULATION

BACKFILL TO BE FREE FROM
DEBRIS, ORGANIC MATERIAL &
SILT.

SEE "FOOTING & FOUNDATION"
SCHEDULE FOR COMPLETE
INFORMATION.

NOTE: SEE SPECIFICATIONS FOR
MORE INFORMATION.

NOTE: THE GOAL OF USING THE
FLOOR TRUSSES IS TO KEEP THE
EXISTING LIVING ROOM AS
UNTOUCHED AS POSSIBLE
DURING CONSTRUCTION.  IDEALLY
WE WOULD PRESERVE THE EXG.
PLASTER AND TRIM.

FLOOR TRUSSES REQUIRE A MIN.
1 3/4" BEARING.

INTERIOR TRIM PACKAGE (CASING,
BASE AND STOOL) TO MATCH
EXG. TRIM.  MATERIAL TO BE
PAINT-GRADE WOOD.  FINISH TO
BE PAINT.  COLOR TO BE
"WOODWORK."

RIGID INSULATION OUTSIDE RIM
JOIST & UNFACED FIBERGLASS
ON INTERIOR.  (ALT: NO RIM
INSULATION & SPRAY FOAM AT
RIM INTERIOR ONLY)

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

1 NORTH ELEVATION
3

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

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

4 SOUTH ELEVATION
3

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

2 WEST ELEVATION
3

SCALE: 3/4"   =    1'-0"

5 SECTION @ TYPICAL WALL
3
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ACCESS
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11"
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'-0
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DETAIL @ KITCHEN BAY WINDOW

TYPICAL BOARD & BATTEN SIDING
AND CONTINUOUS WATER TABLE
AND TRIM BAND.

5/4" PAINT-GRADE TRIM

NOTE SPACE ABOVE BAY IS
FRAMED DOWN TO ALLOW FOR
THE CABINET CROWN MOULD TO
PASS CONTINUOUSLY BETWEEN
CABINETS (SEE INTERIOR ELEV.
13/5).  THIS DETAIL WILL NEED TO
BE REFINED AFTER THE CABINETS
ARE SELECTED.

KITCHEN BAY WINDOW

INTERIOR OF BAY IS STAIN-GRADE
PLYWOOD.  SPECIES AND FINISH
TO MATCH CABINETRY.

CONTINOUS SILL (2X CEDAR OR
AZEK- CONFIRM).  SLOPE 5
DEGREES & CREATE KERF CUT

5/4" X 10" (NOMINAL) APRON.

2X8 FRAMING EXTENDED INTO
STUD WALL & ANCHORED.  PACK
SPACE WITH INSULATION

1/4" EXTERIOR GRADE PLYWOOD
SOFFIT

1'-0"

8"

8
"

BRACKETS TO BE PAINT-GRADE
WOOD.  FINISH TO BE PAINT.
COLOR TO BE "EXTERIOR ACCENT"
(SEE "PAINT SCHEDULE").

NOTE:  IF THE BUILDER CAN'T FIND A STOCK BRACKET CLOSE IN DESIGN TO THIS,
THE ARCHITECT WILL PROVIDE A FULL-SCALE PROFILE SO ONE CAN BE CUT.

2'-8"

1'-
0

" H
EE

L 
H
EI

G
H
T

DETAIL @ DORMER EAVE

1X6 T&G V-JOINT SOFFIT
5/4" X 6" PAINT-GRADE FASCIA
2X4 SUBFASCIA
WM-72 BED MOULD
2X10 FRIEZE BOARD
BOARD AND BATTEN SIDING

VENTILATION BAFFLES

CONTINUOUS SOFFIT VENT

6
'-9

"

6
'-9

"

7'
-6

 1/
2
"+

/-

8'-4"

5
'-9

 1/
4
"+

/-

6"

5
'-0

"

1'-1 1/2"

7"

10"

3'-6"

3'-6"

1'-2 1/4"

3'
-9

 1/
2"

15.70°

20.23°

37.89°

30.00°

25.04°

2" X 12"

2" X 12"

CANOPY ROOF TO BE
ASPHALT SHINGLES TO
MATCH MAIN ROOF.
STRUCTURAL WOOD TO BE
CUT FROM 2X12 STOCK

UNDERSIDE OF CANOPY TO BE
1X6 V-JOINT PINE.  FINISH TO
BE MARINE SPAR VARNISH.

CANOPY BRACKETS TO BE
4"X4" & 4X6 CEDAR.  FINISH
TO BE PAINT OR STAIN.
COLOR TO BE "TRIM."

4X4 VERTICAL STRUTS
LAG BOLTED TO WALL
STUDS

4X6 HORIZONTAL &
ANGLED MEMBERS

SET CANOPY TOP AT
BASE OF BELLY BAND

STEP

DOOR

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

6 SECTION @ STAIRS
4SCALE: 1/4"   =    1'-0"

5 SECTION @ WEST BEDROOM
4 SCALE: 1/4"   =    1'-0"

7 SECTION @ LIVING ROOM
4 SCALE: 1/4"   =    1'-0"

8 SECTION @ KITGHEN
4

SCALE: 3/4"   =    1'-0"

1 DETAIL @ KITCHEN BAY WINDOW
4 SCALE: 3"       =    1'-0"

3 DETAIL @ CORBEL
4

SCALE: 1 1/2"=    1'-0"

2 DETAIL @ DORMER EAVE
4

SCALE: 1/2"   =    1'-0"

4 DETAIL @ CANOPY
4
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