
 

 

 
 

Erie Junction SRU 2025-00005 
Applicant Narrative 

 
 

Planning Commission & Town Council 
Town of Erie 
645 Holbrook Street 
Erie, CO 80516 
 
 
To Whom It May Concern:   
 
My name is Nick Jacobs, I am the owner of Diverge Homes.  I have been the point of contact 
and lead person for the Erie Junction development since our initial meetings with the Town in 
the summer of 2020.   
 
We are here now, applying again for the SRU, because the Town Planning Department and 
Planning Commission have conducted actions in bad faith at the expense of Diverge Homes.  
We should not be required to submit another application for SRU because we were awarded 
approval of the SRU and Triplex Site Plan concurrently with the Final Plat approval in November 
2023.   
 
Per the letter attached herein dated November 2021 from Town of Erie Planner, Chris LaRue, 
the SRU and Triplex Site Plan were to be approved prior to Final Plat.  For two years following 
this letter, Diverge Homes worked with the Town of Erie on staff reviews and meetings for the 
SRU and Triplex Site Plan.  Most importantly, when the Town scheduled the Final Plat hearing, I 
explicitly asked Mr. LaRue about the need for SRU and Triplex Site Plan approvals.  At that time, 
Mr. LaRue verbally told me that they would be approved simultaneously with the Final Plat.  On 
the night of the Final Plat hearing, Mr. LaRue reconfirmed the same message at the end of the 
hearing.   
 
The Town then proceeded with the development’s construction documents because the SRU 
and Triplex Site Plan were also approved.  Why else would all parties at Diverge Homes and the 
Town have worked so diligently on the development documents?    
 
Since then, we have met our obligations in every way.  We finished infrastructure in July 2025 
and received Town Initial Acceptance in August 2025.  We submitted our building permit plans 
for construction of the first duplexes in November 2025 and that is when the Town began 
working in bad faith.   
 
We have incurred 6 months of delays.  Each month this project costs approximately $19,000 in 
loan interest, property taxes, insurance, and property maintenance.   



 
 

 

 

 
 
 
With this current SRU application, we expect the Town to honor their commitments and ours 
since the inception of this project.   
 
Those commitments are as follows:   
 

1.) To make all duplex lots (Lots 1 through 20) within the Erie Junction Final Plat subject to 
the following Town codes and ordinances:  

a. The Unified Development code:  Chapter 10 of the Town Code: Mini TOC: Title 
10 - UNIFIED DEVELOPMENT CODE | Code of Ordinances | Erie, CO | Municode 
Library.  

b. Development Design Standards: Unified Development Code | Erie, CO  (also 
attached).   

2.) To allow for no variances whatsoever without being subject to another SRU process.   
3.) To acknowledge the right to submit different architectural styles for the duplexes, some 

of which are suggested below, provided that there are no conflicts with Town Code and 
Standards. 

a. Duplexes with Attached Garages 
b. Duplexes with Detached Garages 
c. Duplexes with no Garages if the home buyer chooses not build one.   

4.) To move forward with Triplex Site Plan as previously approved by the Town in 
November 2023.   

 
Lastly, I expect an apology from Planning Commission & Town Council and  remuneration for 
the Town’s cost of delays via reduction of building permit and water rights fees. 
 
 
Sincerely,  
 
 
 
Nicholas Jacobs, President 
Diverge Homes LLC 
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LEGAL DESCRIPTION:
Lot 13 & 14, Erie Junction. Parcel located in Section 18, Township 1 North, Range 68 West 
of the 6th P.M. Town of Erie, County of Weld, State of Colorado

JURISDICTION:
Town of Erie

ZONING 
Zone District: Old Town Residential (OTR)
Approvals:  Erie Junction Preliminary Plat & Site Plan

PP-001311-2021, SP-001312-2021

PROJECT DESCRIPTION:
Construct Duplex: 2-Family Residential Structure with attached garage 

BUILDING CODES:
2021 International Residential Code (IRC)
2021 International Energy Conservation Code (IECC)
2023 National Electrical Code (NEC)

FIRE SPRINKLERS
Sprinklers per IRC

STRUCTURAL ENGINEER
40th Parallel Structural Engineering 
263 2nd Avenue Suite 106A 
Niwot Colorado 80544 
Contact: Dana Michel 303-913-6474

CIVIL ENGINEER
Civil Resources 
8308 Colorado Blvd, Suite 200
Firestone, CO 80504
Contact: Jim Brzostowic 303-833-1416

PROJECT INFORMATION

KEY PLAN

BUILDER
Diverge Homes
Louisville, CO 80027
Contact: Nick Jacobs 720-539-3786

ARCHITECT
Stewart Architecture
1132 Jefferson Ave.
Louisville, CO  80027
Contact: Peter Stewart 303-665-6668

Architectural Drawings

A0.0 Cover Sheet
A1.0 Basement Floor Plan
A1.1 Main Floor Plan
A1.2 Second Floor Plan
A1.3 Roof Floor Plan
A2.0 Elevation 
A2.1 Elevation
A3.0 Section
A3.1 Section and Stair Elevation
A4.0 Party Wall Details

E1.0 Basement Lighting Plan
E1.1 Main Floor Lighting Plan
E1.2 Second Floor Lighting Plan

Structural Drawings

S1.0 General Notes
S1.1 Foundation Plan
S1.2 Main Floor Framing 
S1.3 2nd Floor/Low Roof Framing 
S1.4 Roof Framing 
S2.1 Foundation Details
S2.2 Framing Details
S2.3 Steel Framing Details

PROJECT DIRECTORY

SUSTAINABILITY MEASURESGENERAL NOTES
1. Drawing dimensions are to rough framing unless noted.
2. Do not scale drawings. Verify all dimensions and existing conditions on site.

Notify architect of any condition that does not agree with drawings.
3. Verify all rough openings for windows and doors.
4. All products to be installed per manufacturer's recommendations
5. Insulation to be minimum: See Plans
6. Fire stop flues, chases and walls at 10' maximum centers vertical.
7. Fireblocking at all dropped and coffered ceilings per IRC
8. Firecode  gypsum board required:

a. Under side of stairs where enclosed for storage.
b. Garage side of house/garage common wall 

9. Egress windows to be maximum sill height of 44" above finish floor, minimum 
vertical clear opening of 24" minimum horizontal clear opening of 20'' and
have a minimum clear openable area of 5.7 square feet.

10. Tempered glass required at the following locations;
a. Within 24" of door openings
b. Within 18" of finished floors
c. Adjacent to bath tub areas
d. Shower enclosures

11. Landings at exterior doors shall not be more than 7.75" lower than the top
of threshold. (door is not to swing over lower landing)

12. Finish all shower areas to 70" min. above the drain inlet with ceramic tile.
13. All roofing to comply with  IRC.
14. All products and quality of materials to be installed to be pre-approved by 

Owner, prior to ordering/ Installation.

* All contractors to be familiar with and enforce the regulations of the Occupational 
Safety and Health Act (OSHA) 

Construction Waste Management
All recyclable wood, metal, and cardboard materials, will be donated, 
reused, or recycled.

Radon Mitigation
Install a passive radon gas vent, and prepare for post-construction active 
fan if necessary. 

 
Water Efficiency

Install "WaterSense" labeled fixtures
Lavatory Faucet 1.5 gpm at 60 psi
Shower Heads 2.0 gpm at 80 psi
Sink Faucet 1.5 gpm at 60 psi
Water Closet 1.28 gallons per flush cycle

Renewable Energy
PV - roof mount solar ready
Offsite renewable (option by owner)

IECC Compliance Path:
2021 IECC Energy Code
ERI Compliance Alternative (See HERS Report)

Air Barrier
See Air barrier table (Sheet A3.0)

Insulation & Air Barrier
Basement: Drape R-19 full perimeter at walls (in unfinished areas)

Stud walls: R-21 cavity
Walls: R-29 cavity (2" CC Sprayfoam + 3 1/2" fiberglass fill)
Rims: Same as walls
Floor: R-40
Roof/Attic: R-59

Window Specifications 
U-Value: 0.27 SHGC: 0.35  

Heating-Cooling System Specification
Cold Climate Heat Pump (Energy Star Next Gen certified)

Water Heating System 
 Heat pump water heater- 80 Gallon for 4- bedrooms

Lighting Plan 
100%  LED

 
Appliance Plan

Energy Star

ENERGY EFFICIENCYCOORDINATION NOTES
The following design by others and design reports are part of the Scope of Work by reference.

Soils Report:
Refer to and follow recommendations in Geotechnical Report for site drainage and subsurface 

foundation drains.

HVAC Design:
HVAC systems and equipment to conform with manual D, J , & S reports

Energy Efficiency
Thermal envelope, air sealing, to conform to HERS report 

Electrical  
EV Parking Space- Minimum of 40 AMP 240- volt circut,  and    
receptacle next to parking space

EV Ready Parking Space- Supplied with conduit sized to handle second 
parking space

Lighting - 100% LED

Cover Sheet

A0.0

438 (LOT 13) 432 (LOT 14)
Principle Structure

Basement 821 822

First Floor 821 822

Second Floor 1,134 1,134
Total Principle Structure 2,776 2,778

Garage (Unfinished) 484 484

DRAWING INDEX

LOT DATA

FLOOR AREA

LOT 13 AREA: 3,320 SF
LOT 14 AREA: 3,059 SF
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HANDRAIL

1 STAIR AND STAIR HANDRAILS SEE STAIR 
SECTION DRAWINGS FOR DETAILS 

2 PARTY WALL DETAIL SEE SHEET A4.0
3 ATTIC ACCESS 30"X22" MIN.
4 PROVIDE WATER AND WASTE CONNECTIONS 

AND VENTING FOR LAUNDRY EQUIPMENT 
5 HVAC RETURN AIR RE:MECHANICAL
6 GUARDRAIL 36" A.F.F. MIN.
7 CLOSET ROD AND SHELF. INSTALL TOP OF 

SHELF AT 60” AFF. 
8 DROP CEILING FOR HVAC
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CROSS SECTION
1/4"=1'-0"A3.0

1

A3.0

Section

VERIFY ALL FLOOR TO FLOOR HEIGHTS AND HEADROOM 
CLEARANCES.

STAIR REQUIREMENTS
- TREADS AND RISERS - AS SPECIFIED ON DRAWINGS 
(MAXIMUM RISER 7 3/4", MINIMUM TREAD 10" UNLESS NOTED 
OTHERWISE). MAXIMUM DEVIATION 3/8".
- MINIMUM HEADROOM 6'-8" ABOVE NOSING.
- PROVIDE CONTINUOUS HANDRAIL FROM TOP TO BOTTOM 
RISER ONE SIDE OF STAIRWAY.
- HANDRAILS TO BE 34" TO 38" ABOVE STAIR NOSING, 

GUARD RAILS
-GUARDRAILS TO BE INSTALLED 36" ABOVE FINISHED 
FLOOR
-OPENINGS TO BE LESS THAN 4" 
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AIR BARRIERS Building air leakage testing required: See HERS report

COMPONENT AIR BARRIER CRITERIA INSULATION INSTALLATION CRITERIA PROJECT NOTES

General Requirements A continuous air barrier shall be installed 
in the building envelope. The exterior 
thermal envelope contains a continuous 
air barrier. Breaks or joints in the air 
barrier shall be sealed. 

Air-Permeable insulation shall not be used 
as a sealing material.

Exterior housewrap and interior drywall 
used as air barrier. Tape all housewrap 
seams. Caulk drywall to top and bottom 
plate. Gap interior wall studs to allow 
drywall to be cont. on exterior wall.

Ceiling/Attic The air barrier in any dropped 
ceiling/soffit shall be aligned with the 
insulation and any gaps in the air barrier 
sealed. Access openings, drop down 
stairs or knee wall doors to unconditional 
attic spaces shall be sealed.

The insulation in any dropped ceiling/ soffit 
shall be aligned with the air barrier

Weather strip and seal attic access hatch

Walls The junction of the foundation and sill 
plate shall be sealed. The junction of the 
top plate and the top of exterior walls 
shall be sealed. Knee walls shall be 
sealed.

Cavities within corners and headers of frame 
walls shall be insulated by completely filling 
the cavity with a material having a thermal 
resistance, R- value, of not less than R-3 per 
inch. exterior thermal envelope insulation for 
framed walls shall be installed in substantial 
contact and continuous alignment with the 
air barrier.

Utilize advanced framing techniques 
(3-stud corners, insulated headers etc.) 
Wals to have blown-in insulation for tight 
fill.   

Windows, Skylights, and Doors The space between window/door jambs 
and framing, and skylights and framing 
shall be sealed.

_____ Seal with low expanding spray foam.

Rim Joists Rim joists shall include an exterior air 
barrier. The junctions of the rim board to 
the sill board and the subfloor shall be air 
sealed.

Rim joists shall be insulated so that the 
insulation maintains permanent contact with 
the exterior rim board.

Caulk or spray foam rim top and bottom 
edges. Install insulation tight to rim

Flooring (Including above garage and 
cantilevered floor)

The air barrier shall be installed at any 
exposed edge of insulation

Floor framing cavity insulation shall be 
installed to maintain permanent contact with 
the underside of subfloor decking. 
Alternatively, floor framing cavity insulation 
shall be in contact with the top side of 
sheathing or continuous insulation installed 
on the underside of floor framing and 
extending from the bottom to the top of all 
perimeter floor framing members.

Glue and seal subfloor to joists. Caulk or 
tape seal sub floor joints.

Basement Crawl Space and Slab Foundations Exposed earth in unvented crawl spaces 
shall be covered with a Class I vapor 
retarder/barrier in accordance with 
Section R402.2.10 Penetrations through 
concrete foundation walls and slabs shall 
be air sealed. Class I vapor retarders 
shall not be used as an air barrier on 
below-grade walls and shall be installed 
in accordance with Section R702.7 of the 
International Residential Code.

Crawl space insulation, where provided 
instead of floor insulation, shall be installed 
in accordance with Section R402.2.10. The 
basement foundation wall insulation shall be 
installed in accordance with Section 
R402.2.8.1. Slab-on-grade floor insulation 
shall be installed in accordance with Section 
R402.2.10.

Cover earth with min 10 mil poly barrier.  
Overlap 6 inches and seal joint. wrap up 
walls 8 inches and seal to wall. Caluk 
seal floor slab to wall intersection

Shafts, Penetrations Duct and Flue shafts to exterior or 
unconditioned space shall be sealed. 
Utility penetrations of the air barrier shall 
be caulked, gasketed or otherwise sealed 
and shall allow for expansion, contraction 
of materials and mechanical vibration. 

Insulation shall be fitted tightly around 
utilities passing through shafts and 
penetrations in the building thermal 
envelope to maintain required R-value.

Caulk seal all penetrations through 
drywall including bath exhaust fans

Narrow Cavities Narrow cavities of 1 inch or less that are 
not able to be insulated shall be air 
sealed.

Batts to be installed in narrow cavities shall 
be cut to fit or narrow cavities shall be filled 
with insulation that on installation readily 
conforms to the available cavity space.

Caulk with backer rod or spray faom fill

Garage Separation Air sealing shall be provided between the 
garage and conditioned spaces.

Insulated portions of the garage separation 
assembly shall be installed in accordance 
with Sections R303 and R402.2.7.

Tape and Seal all penetrations on both 
sides of wall

Recessed Lighting Recessed light fixtures installed in the 
building thermal envelope shall be sealed 
in accordance with Section R402.4.5

Recessed light fixtures installed in the 
building thermal envelope shall be airtight 
and IC rated, and shall be buried or 
surrounded with insulation.

Build rigid insulation box around 
recessed lights- seal joints. Recessed 
cans located adjacent to insulation shall 
be IC rated and sealed with gasket. 

Plumbing,Wiring, or other obstructions All holes created by wiring,plumbing, or 
other obstructions in the air barrier 
assembly shall be air sealed.

Insulation shall be installed to fill the 
available space and surround wiring, 
plumbing, or other obstructions, unless the 
required R-Value can be met by installing 
insulation and air barrier systems completely 
to the exterior side of the obstructions.

Fill penetrations with spray foam or 
gasket type sealers. Minimize number of 
wires at each penetration.  

Shower/Tub on Exterior Wall The air barrier installed at exterior walls 
adjacent to showers and tubs shall 
separate them from the shower and tubs.

Exterior walls adjacent to showers and tubs 
shall be insulated.

Provide continuaous hardi panel behind 
tub and caulk seal joints and perimeter

Electrical Box on Exterior Wall The air barrier shall be installed behind 
electrical boxes or air-sealed boxes shall 
be installed

_____ Spray foam around back of elect box, 
caulk to drywall

HVAC Register Boots HVAC register boots that penetrate 
building thermal envelope shall be sealed 
to the subfloor or drywall

_____ caulk seal to drywall

Concealed Sprinklers When required to be sealed, concealed 
fire sprinklers shall only be sealed in a 
manner that is recommended by 
manufacturer. Caulking or other adhesive 
sealants shall not be used to fill voids 
between fire sprinkler cover plates and 
walls or ceiling

_____ N/A (none)
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LOT 21

441 (LOT 22) 449 (LOT 23)

Principle Structure

Basement 964 964

First Floor 958 958

Second Floor 986 980

Total Principle Structure 2,908 2,902

Accessory Structure

Garage 470 470

Bonus Room 470 470

Total Accessory Structure 940 940

Total (Princple + Accessory) 3,848 3,842

FLOOR AREA

LEGAL DESCRIPTION:
Lot 22 & 23, Erie Junction. Parcel located in Section 18, Township 1 North, Range 68 West 
of the 6th P.M. Town of Erie, County of Weld, State of Colorado

JURISDICTION:
Town of Erie

ZONING 
Zone District: Old Town Residential (OTR)
Approvals:  Erie Junction Special Review Use, Preliminary Plat & Site Plan

SRU-001313-2021, PP-001311-2021, SP-001312-2021

PROJECT DESCRIPTION:
Construct Duplex 2-Family Residential Structure and detached garage 

BUILDING CODES:
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A0.0

SUSTAINABILITY MEASURESGENERAL NOTES
1. Drawing dimensions are to rough framing unless noted.
2. Do not scale drawings. Verify all dimensions and existing conditions on site.

Notify architect of any condition that does not agree with drawings.
3. Verify all rough openings for windows and doors.
4. All products to be installed per manufacturer's recommendations
5. Insulation to be minimum: See Plans
6. Fire stop flues, chases and walls at 10' maximum centers vertical.
7. Fireblocking at all dropped and coffered ceilings per IRC
8. Firecode  gypsum board required:

a. Under side of stairs where enclosed for storage.
b. Garage side of house/garage common wall 

9. Egress windows to be maximum sill height of 44" above finish floor, minimum 
vertical clear opening of 24" minimum horizontal clear opening of 20'' and
have a minimum clear openable area of 5.7 square feet.

10. Tempered glass required at the following locations;
a. Within 24" of door openings
b. Within 18" of finished floors
c. Adjacent to bath tub areas
d. Shower enclosures

11. Landings at exterior doors shall not be more than 7.75" lower than the top
of threshold. (door is not to swing over lower landing)

12. Finish all shower areas to 70" min. above the drain inlet with ceramic tile.
13. All roofing to comply with  IRC.
14. All products and quality of materials to be installed to be pre-approved by 

Owner, prior to ordering/ Installation.

* All contractors to be familiar with and enforce the regulations of the Occupational 
Safety and Health Act (OSHA) 

Construction Waste Management
All recyclable wood, metal, and cardboard materials, will be donated, 
reused, or recycled.

Radon Mitigation
Install a passive radon gas vent, and prepare for post-construction active 
fan if necessary. 

 
Water Efficiency

Install "WaterSense" labeled fixtures
Lavatory Faucet 1.5 gpm at 60 psi
Shower Heads 2.0 gpm at 80 psi
Sink Faucet 1.5 gpm at 60 psi
Water Closet 1.28 gallons per flush cycle

Renewable Energy
PV - roof mount solar ready
Offsite renewable (option by owner)

IECC Compliance Path:
2021 IECC Energy Code, Appendix RC
ERI Compliance Alternative (See HERS Report)

Air Barrier
See Air barrier table (Sheet A3.0)

Insulation & Air Barrier
Basement: Drape R-19 full perimeter at walls (in unfinished areas)

Stud walls: R-21 cavity
Rims: R-23 (CC Sprayfoam)
Walls: R-29 (2" CC Sprayfoam + 3 1/2" fiberglass fill)
Floor: R-30 
Roof/Attic: R-60

Window Specifications 
U-Value: 0.27 SHGC: 0.29  

Heating-Cooling System Specification
Cold Climate Heat Pump (Energy Star Next Gen certified)

Water Heating System 
 Heat pump water heater- 80 Gallon for 4- bedrooms

Lighting Plan 
100%  LED

 
Appliance Plan

Energy Star

ENERGY EFFICIENCYCOORDINATION NOTES
The following design by others and design reports are part of the Scope of Work by reference.

Soils Report:
Refer to and follow recommendations in Geotechnical Report for site drainage and subsurface 

foundation drains.

HVAC Design:
HVAC systems and equipment to conform with manual D, J , & S reports

Energy Efficiency
Thermal envelope, air sealing,  to conform to HERS report 

Electrical  
EV Parking Space- Minimum of 40 AMP 240- volt circut,  and    
receptacle next to parking space

EV Ready Parking Space- Supplied with conduit sized to handle second 
parking space

Lighting - 100% LED

MULLIGAN ST.
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FAMILY ROOM
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FURN WH

BEDROOM-4MECH.

BATH

DUCTWORK
ABOVE

A1.0

Basement Plan

LEGEND:

S/CO INDICATES COMBINATION SMOKE AND 
CARBON MONOXIDE ALARM

S
INDICATES SMOKE ALARM

CONCRETE FOUNDATION WALL

NEW 2X STUD WALL 

FUTURE WALL 

INDICATES TEMPERED GLAZING 
WINDOWS (ALL GLAZING IN ALL 
DOORS TO BE TEMPERED)

T

EXHUST FANE

WINDOWS & DOORS ARE NOTED IN 
FEET-INCHES (3068 INDICATES 
3'-0" x 6'-8")

3068

WINDOWS AND DOORS
REFER TO WINDOW AN DOOR SCHEDULE FOR 
ROUGH OPENING SIZES

CABINETS AND COUNTER TOPS
SEE CABINET AND COUNTERTOP SHOP 
DRAWINGS. COORDINATE WITH APPLIANCES

ROOM FINISHES
SEE ROOM FINISH SCHEDULE BY OTHERS

PLUMBING FIXTURES
SEE FIXTURE SCHEDULE BY OTHERS

ELECTRICAL LIGHTING
SEE FIXTURE SCHEDULE AND SWITCH LOCATIONS  
BY OTHERS

COORDINATION NOTES

KEY NOTES #
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DRAWINGS FOR DETAILS
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DESIGN
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ROUGH OPENING SIZES

CABINETS AND COUNTER TOPS
SEE CABINET AND COUNTERTOP SHOP 
DRAWINGS. COORDINATE WITH APPLIANCES

ROOM FINISHES
SEE ROOM FINISH SCHEDULE BY OTHERS

PLUMBING FIXTURES
SEE FIXTURE SCHEDULE BY OTHERS

ELECTRICAL LIGHTING
SEE FIXTURE SCHEDULE AND SWITCH LOCATIONS  
BY OTHERS

COORDINATION NOTES
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5 HVAC CHASE
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DRAWINGS. COORDINATE WITH APPLIANCES

ROOM FINISHES
SEE ROOM FINISH SCHEDULE BY OTHERS

PLUMBING FIXTURES
SEE FIXTURE SCHEDULE BY OTHERS

ELECTRICAL LIGHTING
SEE FIXTURE SCHEDULE AND SWITCH LOCATIONS  
BY OTHERS
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RIDGE

3:12
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:1
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3:12 3:12

RIDGE
1

0
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1
0

:1
2

1
0

:1
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1
0

:1
2

VALLEY

VALLEY

HOUSE ROOF PLAN
1/4"=1'-0"

VALLEY

A1.3

Roof Plan

ROOF NOTES:
1. ROOF SYSTEM TO BE "CLASS A" 
2. SHINGLES CLASS 4 IMPACT RATING & 130 MPH WIND 

RESISTANCE WARRANTY
3. VENTS:  EMBER RESISTANT .
4. PROVIDE ICE & WATER GUARD UNDER SHIGLES AT 2:12 

PITCH.
5. LOW PITCH ROOFS (LESS THAN 2:12) TO  BE FULLY 

ADHEARED EPDM OR TPO OVER DENS DECK
6. INSTALL ALL ROOF SYSTEMS PER MANUFACTURES 

RECOMMENDATIONS

ATTIC VENT AREA REQUIRED:
AREA OF ATTIC = 2,004 SF
1980 / 300 = 6.60 SF VENT AREA REQUIRED

VENT AREA PROVIDED:
SOFFIT VENT (LOW): 117.5 FEET X 12 SQ. IN. =  
1,410 SQ IN. OR 9.79 SF

RIDGE VENT (HIGH): 103.5 FEET X 12 SQ. IN. =  
1,242 SQ IN. OR 8.63 SF

TOTAL NET FREE VENT AREA PROVIDED:  18.42 SF

GUTTER

LOWER SHED 
ROOF 4:12 PITCH

PARAPET WALL 
WITH METAL CAP

1
:1

2

MID-ROOF VENT
(LOW) TYP.

CONT. RIDGE VENT 
(HIGH) TYP.

METAL FLASHING
@ CRICKET

SHINGLE ROOF

EPDM OR METAL 
ROOFING

METAL ROOF

HOUSE ROOF CALCULATIONS:
ATTIC VENT AREA REQUIRED:

AREA OF ATTIC = 974 SF
974 / 300 = 3.16 SF VENT AREA REQUIRED

VENT AREA PROVIDED:
SOFFIT VENT (LOW): 30.5 FEET X 12 SQ. IN. =  
366 SQ IN. OR 2.54 SF

RIDGE VENT (HIGH): 49 FEET X 12 SQ. IN. =  
588 SQ IN. OR 4.08 SF

TOTAL NET FREE VENT AREA PROVIDED:  6.62 SF

GARAGE ROOF CALCULATIONS:

 GARAGE ROOF PLAN
1/4"=1'-0"

R
ID

G
E

4:12

LOWER SHED 
ROOF 4:12 
PITCH

10:12

4:12

4:12

4:124:12

1
0
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1
0

:1
2

PARAPET WALL 
WITH METAL CAP

PARAPET WALL 
WITH METAL CAP

PARAPET WALL 
WITH METAL CAP

CONT. RIDGE VENT 
(HIGH) TYP.

MID-ROOF VENT
(LOW) TYP.
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1ST FLR

100'-0"

2ND FLR

110'-1 3/4" T.O. PLATE
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SMOOTH 
VERTICAL SIDING

WRAP COLUMNS 
WITH SMOOTH 
TRIM

SMOOTH LAP SIDING 
4" EXPOSURE

SOLID TRIM 
WRAP  CORNERS 
(TYP.)

SHINGLE ROOF

METAL ROOF
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DOUBLE 
DOWNSPOUTS

1'-6"

STUCCO 
COL.

STUCCO (TYP.)

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

A2.0

Elevation

EXTERIOR MATERIALS
EAVES: SMOOTH LP SMART SIDE (NON VENTED)

HORZ. SIDING: SMOOTH LP SMART LAP SIDEING 4" 
EXPOSURE

STUCCO: HARD-COAT CONC. STUCCO

VERT. SIDING: LP SMART TRIM 5.5" WIDE SPACED WITH 
3/4" GAP OVER LP SMART SMOOTH 
PANEL

WINDOWS: ANDERSEN 100 SERIES, BLACK/BLACK

ROOFING: CLASS A FIRE RATING- SEE ROOF PLAN

1ST FLR

100'-0"

2ND FLR

110'-1 3/4" T.O. PLATE

T.O. PLATE
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3

SOUTH ELEVATION
1/4"=1'-0"
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PARAPET
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A2.1
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1ST FLOOR

100'-0" 
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G

FAMILY ROOM

BEDROOM-2CLOS.HALLWAYHALLWAYBATH-2BATH-1

KITCHENKITCHEN

7

12 7

12

1
'-

4
"

FAMILY ROOM

WOOD TRUSS

WOOD
TRUSS

WOOD
TRUSS

WOOD TRUSS

ROOF INSULATION (VENTED ATTIC)
BATT OR BLOWN-IN INSULATION PER 
HERS REPORT. INSTALL CONT 
VAPOR BARRIER & COVER WITH GYP 
BOARD FINISH 

TYPICAL ROOF

TYPICAL WALL
SIDING OVER ZIP (WRB) PANEL 
SHEATHING ON 2x6 STUDS @ 16" OC. 2" 
CCS FOAM + BLOWN-IN FILL @ CAVITY. 
COVER WITH GYP BD. @ INTERIOR SIDE 
(NO VAPOR BARRIER) PAINT FINISH  
WITH LATEX PAINT

TYPICAL FLOOR
FINISH FLOORING ON 3/4" SHEATHING 
GLUE AND SCREW TO JOISTS.

DIMENSIONAL SHINGLE ROOFING OVER 
UNDERLAYMENT ON SHEATHING, ON 
TRUSSES.  

BASEMENT
R19 DRAPE INSULATION -OR-2X4 STUDS 
OFF-SET FROM CONC WALLS- FILL WITH 
R19 BATTS 

DAMPPROOF BELOW GRADE

FOUNDATION DRAIN 
PER SOILS REPORT

BASEMENT FLOOR
CONCRETE SLAB ON 10 MIL VAPOR 
BARRIER. LAP VAPOR BARRIER JOINTS 
6" MIN. WRAP UP AND SEAL TO WALLS- 
OVER PEA GRAVEL 

6
" M

IN
. (

T
Y

P
.)

1
'-

4
"

H
E

E
L

 H
G

T
. (

T
Y

P
.)

1
4.0

CONTINUOUS 
RIDGE VENT (TYP.)

LOW MID-ROOF 
VENT (TYP.)

SLOPE SOFFIT, SMOOTH PANEL 
NOT VENTED

GYP BD OVER 
1X FURRING

4'-5 1/2"

4'-2 1/4"

4'-5 1/2"

4'-2 1/4"

1/2" GYP BD @ 
CLG (TYP.)

FLUSH STL 
BEAM

FLUSH LVL 
BEAM

CROSS SECTION
1/4"=1'-0"A3.0

1

A3.0

Section

AIR BARRIERS Building air leakage testing required: See HERS report

COMPONENT AIR BARRIER CRITERIA INSULATION INSTALLATION CRITERIA PROJECT NOTES

General Requirements A continuous air barrier shall be installed 
in the building envelope. The exterior 
thermal envelope contains a continuous 
air barrier. Breaks or joints in the air 
barrier shall be sealed. 

Air-Permeable insulation shall not be used 
as a sealing material.

Exterior housewrap and interior drywall 
used as air barrier. Tape all housewrap 
seams. Caulk drywall to top and bottom 
plate. Gap interior wall studs to allow 
drywall to be cont. on exterior wall.

Ceiling/Attic The air barrier in any dropped 
ceiling/soffit shall be aligned with the 
insulation and any gaps in the air barrier 
sealed. Access openings, drop down 
stairs or knee wall doors to unconditional 
attic spaces shall be sealed.

The insulation in any dropped ceiling/ soffit 
shall be aligned with the air barrier

Weather strip and seal attic access hatch

Walls The junction of the foundation and sill 
plate shall be sealed. The junction of the 
top plate and the top of exterior walls 
shall be sealed. Knee walls shall be 
sealed.

Cavities within corners and headers of frame 
walls shall be insulated by completely filling 
the cavity with a material having a thermal 
resistance, R- value, of not less than R-3 per 
inch. exterior thermal envelope insulation for 
framed walls shall be installed in substantial 
contact and continuous alignment with the 
air barrier.

Utilize advanced framing techniques 
(3-stud corners, insulated headers etc.) 
Wals to have blown-in insulation for tight 
fill.   

Windows, Skylights, and Doors The space between window/door jambs 
and framing, and skylights and framing 
shall be sealed.

_____ Seal with low expanding spray foam.

Rim Joists Rim joists shall include an exterior air 
barrier. The junctions of the rim board to 
the sill board and the subfloor shall be air 
sealed.

Rim joists shall be insulated so that the 
insulation maintains permanent contact with 
the exterior rim board.

Caulk or spray foam rim top and bottom 
edges. Install insulation tight to rim

Flooring (Including above garage and 
cantilevered floor)

The air barrier shall be installed at any 
exposed edge of insulation

Floor framing cavity insulation shall be 
installed to maintain permanent contact with 
the underside of subfloor decking. 
Alternatively, floor framing cavity insulation 
shall be in contact with the top side of 
sheathing or continuous insulation installed 
on the underside of floor framing and 
extending from the bottom to the top of all 
perimeter floor framing members.

Glue and seal subfloor to joists. Caulk or 
tape seal sub floor joints.

Basement Crawl Space and Slab Foundations Exposed earth in unvented crawl spaces 
shall be covered with a Class I vapor 
retarder/barrier in accordance with 
Section R402.2.10 Penetrations through 
concrete foundation walls and slabs shall 
be air sealed. Class I vapor retarders 
shall not be used as an air barrier on 
below-grade walls and shall be installed 
in accordance with Section R702.7 of the 
International Residential Code.

Crawl space insulation, where provided 
instead of floor insulation, shall be installed 
in accordance with Section R402.2.10. The 
basement foundation wall insulation shall be 
installed in accordance with Section 
R402.2.8.1. Slab-on-grade floor insulation 
shall be installed in accordance with Section 
R402.2.10.

Cover earth with min 10 mil poly barrier.  
Overlap 6 inches and seal joint. wrap up 
walls 8 inches and seal to wall. Caluk 
seal floor slab to wall intersection

Shafts, Penetrations Duct and Flue shafts to exterior or 
unconditioned space shall be sealed. 
Utility penetrations of the air barrier shall 
be caulked, gasketed or otherwise sealed 
and shall allow for expansion, contraction 
of materials and mechanical vibration. 

Insulation shall be fitted tightly around 
utilities passing through shafts and 
penetrations in the building thermal 
envelope to maintain required R-value.

Caulk seal all penetrations through 
drywall including bath exhaust fans

Narrow Cavities Narrow cavities of 1 inch or less that are 
not able to be insulated shall be air 
sealed.

Batts to be installed in narrow cavities shall 
be cut to fit or narrow cavities shall be filled 
with insulation that on installation readily 
conforms to the available cavity space.

Caulk with backer rod or spray faom fill

Garage Separation Air sealing shall be provided between the 
garage and conditioned spaces.

Insulated portions of the garage separation 
assembly shall be installed in accordance 
with Sections R303 and R402.2.7.

Tape and Seal all penetrations on both 
sides of wall

Recessed Lighting Recessed light fixtures installed in the 
building thermal envelope shall be sealed 
in accordance with Section R402.4.5

Recessed light fixtures installed in the 
building thermal envelope shall be airtight 
and IC rated, and shall be buried or 
surrounded with insulation.

Build rigid insulation box around 
recessed lights- seal joints. Recessed 
cans located adjacent to insulation shall 
be IC rated and sealed with gasket. 

Plumbing,Wiring, or other obstructions All holes created by wiring,plumbing, or 
other obstructions in the air barrier 
assembly shall be air sealed.

Insulation shall be installed to fill the 
available space and surround wiring, 
plumbing, or other obstructions, unless the 
required R-Value can be met by installing 
insulation and air barrier systems completely 
to the exterior side of the obstructions.

Fill penetrations with spray foam or 
gasket type sealers. Minimize number of 
wires at each penetration.  

Shower/Tub on Exterior Wall The air barrier installed at exterior walls 
adjacent to showers and tubs shall 
separate them from the shower and tubs.

Exterior walls adjacent to showers and tubs 
shall be insulated.

Provide continuaous hardi panel behind 
tub and caulk seal joints and perimeter

Electrical Box on Exterior Wall The air barrier shall be installed behind 
electrical boxes or air-sealed boxes shall 
be installed

_____ Spray foam around back of elect box, 
caulk to drywall

HVAC Register Boots HVAC register boots that penetrate 
building thermal envelope shall be sealed 
to the subfloor or drywall

_____ caulk seal to drywall

Concealed Sprinklers When required to be sealed, concealed 
fire sprinklers shall only be sealed in a 
manner that is recommended by 
manufacturer. Caulking or other adhesive 
sealants shall not be used to fill voids 
between fire sprinkler cover plates and 
walls or ceiling

_____ N/A (none)

VERIFY ALL FLOOR TO FLOOR HEIGHTS AND HEADROOM 
CLEARANCES.

STAIR REQUIREMENTS
- TREADS AND RISERS - AS SPECIFIED ON DRAWINGS 
(MAXIMUM RISER 7 3/4", MINIMUM TREAD 10" UNLESS NOTED 
OTHERWISE). MAXIMUM DEVIATION 3/8".
- MINIMUM HEADROOM 6'-8" ABOVE NOSING.
- PROVIDE CONTINUOUS HANDRAIL FROM TOP TO BOTTOM 
RISER ONE SIDE OF STAIRWAY.
- HANDRAILS TO BE 34" TO 38" ABOVE STAIR NOSING, 

GUARD RAILS
-GUARDRAILS TO BE INSTALLED 36" ABOVE FINISHED 
FLOOR
-OPENINGS TO BE LESS THAN 4" 

STAIR & GUARDRAIL NOTES
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MINIMUM HORIZONTAL STAIR DIMENSIONS

STAIR ELEVATION
1/4"=1'-0"A3.0

2

LOT 23- 449 MULLIGAN STREET SIMILAR
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1ST FLOOR

100'-0" 

T.O. PLATE

T.O. PLATE

2ND FLOOR

110'-1 3/4" 
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'-

1
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/
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T.O. PLATE
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KITCHEN DININGLIVING ROOM PATIO

BEDROOM-3 BEDROOM-2BATH-2 BATH-1W.I.C.

BATHROOM BEDROOM-4CLOS.

WOOD TRUSS

WOOD TRUSS

5
"

METAL PAN FLASHING

FAMILY ROOM

METAL CAP AT 
PARAPET WALL (TYP.)

DROP CLG AS 
NEEDED FOR HVAC

1ST FLOOR

100'-0" 

T.O. PLATE

T.O. PLATE

2ND FLOOR

110'-1 3/4" 
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/
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COAT
CLOSET
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PANTRY POWDER MUDROOM

PRIMARY
BEDROOM

BATHROOM STORAGE

WOOD TRUSS

FRONT
PORCH

5
"

12
3

3'-0"

12
4

16'-0"
STAIR OPG

5
"

METAL CAP @ 
PARAPET 
WALL (TYP.)

WOOD TRUSS

3'-5" 9'-2" 3'-5"
11T @ 10"

6'8
" H

EADROOM

PANLEL 
CIELING

WRAP DROP 
BEAM
TO MATCH 
COLUMN 
WIDTH

LONGITUDINAL SECTION
1/4"=1'-0"A3.1

1

LONGITUDINAL SECTION
1/4"=1'-0"A3.1

2 A3.1
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1ST FLOOR

100'-0" 

12
2
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PORCH

3
'-

0
" ±

METAL CAP AT 
PARAPET WALL (TYP.)

WRAP DROP BEAM
TO MATCH COLUMN 
WIDTH

WOOD
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9
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1
 1

/
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"

GUTTER

1'-6" 1'-6"

FRONT PORCH SECTION
1/4"=1'-0"A3.1

3

FRONT PORCH SECTION
1/4"=1'-0"A3.1
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CL

4
A4.0

3
A4.0

2
A4.0

PARTY WALL SECTION
3/8"=1'-0"

1
A4.0

ACOUSTICAL & AIR SEALANT

 PARTY WALL @ INTERMEDIATE FLOORS
3/4"=1'-0"

PARTY WALL @ FOUNDATION 
3/4"=1'-0"

11"

3 1/2" 3 1/2"4"

3
A4.0

4
A4.0

(2 LAYERS) 1" GYPSUM 
LINER PANEL

1" AIR SPACE EACH SIDE

1/2" GYP. BD. 

SOUND BATT @ RIM

(2 LAYERS) 1" SHEETROCK 
GYPSUM LINER PANEL

1" AIR SPACE EACH SIDE

SOUND BATT MINERAL INSULATION

2" USG C-RUNNER

1/2" GYP. BD. 

SEALANT

SOUND BATT @ RIMS

1" GYPSUM SHAFT 
LINER FIRE  BLOCKING 

 PARTY WALL @ ALIGNED ROOF
3/4"=1'-0"

2
A4.0

JOINT OR SAW CUT 
SHEATHING

ROOF INSULATION

SEALANT EACH SIDE

SEALANT EACH SIDE

1" GYPSUM SHAFT LINER 
FIRE  BLOCKING - EACH SIDE

ROOF FRAMING

CL

A4.0

Party Wall Detail

ROOF SHEATHING

SOUND BATT MINERAL INSULATION

Intersection at Roof	 Exterior Wall Intersection (as required)
	  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Intermediate Floor	 Foundation
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Runner Installation	 Components

 

21/2"

2"

2"

.063” USG aluminum 
breakaway clip

3/8" Type S 
pan head screw

11/4" Type W 
or S screw

two 2" USG 
C-runners

sound insulation 
(optional) 

sealant 

fire blocking 
as required 

sealant
as required

SHEETROCK 
acoustical 
sealant

joist

power-driven
fastener
24" o.c.

1" SHEETROCK

gypsum 
liner panels

2" USG  
C-runner 

Foundation

.063" USG 
aluminum 
angle clips

USG C-runner USG H-stud

2"

1"

Design Details

2" USG C-runner

roof rafter

fire blocking
as required

2 x 4 stud framing

0.063" USG aluminum 
breakaway clip

roof deck

saw cut

roof truss

1" SHEETROCK 
gypsum liner
panels

SHEETROCK gypsum 
panels as required

SHEETROCK  
gypsum panels

2" USG C-runners

2" USG H-stud

exterior cladding

exterior sheathing

weather barrier

2 X 4 stud

space runner 
1/4" apart

13/8" 2"

	10	 USG Area Separation Wall Systems

Basic Interfaces

Performance Selector

2-Hour Fire-rated Construction	 Non-load-bearing		  Acoustical Performance	 Reference

Construction Detail	 Description 	 Test Number	 STC		  ARL	 Index

	 •	1 Sheetrock gypsum liner panels 	 UL Des U336	 	 SA925	 1
	 •	2 USG H-studs 24 o.c.
	 –	minimum 3/4 air space both sides separating 
		  liner panels from adjacent construction

	 Separation wall (non-load-bearing)	 UL Des U336	 SA925	 2
	 •	1 Sheetrock gypsum liner panels 	
	 •	2 USG H-studs 24 o.c.
	 Protected wall (bearing or non-load-bearing) of
		  wood or steel studs each side min 3/4 from 
		  liner panels
	 •	1/2 Sheetrock gypsum panels
	
	

46	 RAL-TL-88-353

54	 RAL-TL-88-348
	 Based on 2 mineral wool batt
	 on one side

57	 RAL-TL-88-351
	 Based on 2x4s and 3 mineral 
	 wool batt one side

58	 RAL-TL-88-347
	 Based on 2x4s and 2 mineral 
	 wool batt on both sides

60	 RAL-TL-88-350
	 Based on 2x4s and 3 mineral  
	 wool batt on both sides

	 9	 USG Area Separation Wall Systems

All details, specifications and data contained in this literature are intended as a general 
guide. These products must not be used in a design or construction of any given structure 
without complete and detailed evaluation by a qualified structural engineer or architect to 
verify suitability of a particular product for use in the structure.

2-HR FIRE RATED PARTY WALL SYSTEM

 

 

1- HOUR FIRE WALL ASSEMBLY
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24

0
FI

XE
D

60
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 S
L
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68BATH
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0
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68BATH

2
3

'-
6

"
2

"
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6050 SL

10'-0" 10'-0"

6050 SL
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E
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"
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40
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L
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R
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0
"

4
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0
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4
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0
"

8
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0
"

D
O

R
M

E
R

3
'-

6
"

BONUS ROOM PLAN
1/4"=1'-0"

GARAGE PLAN
1/4"=1'-0"

LEGEND:

S/CO INDICATES COMBINATION SMOKE AND 
CARBON MONOXIDE ALARM

S
INDICATES SMOKE ALARM

CONCRETE FOUNDATION WALL

NEW 2X STUD WALL 

FUTURE WALL 

INDICATES TEMPERED GLAZING 
WINDOWS (ALL GLAZING IN ALL 
DOORS TO BE TEMPERED)

T

EXHUST FANE

WINDOWS & DOORS ARE NOTED IN 
FEET-INCHES (3068 INDICATES 
3'-0" x 6'-8")

3068

WINDOWS AND DOORS
REFER TO WINDOW AN DOOR SCHEDULE FOR 
ROUGH OPENING SIZES

CABINETS AND COUNTER TOPS
SEE CABINET AND COUNTERTOP SHOP 
DRAWINGS. COORDINATE WITH APPLIANCES

ROOM FINISHES
SEE ROOM FINISH SCHEDULE BY OTHERS

PLUMBING FIXTURES
SEE FIXTURE SCHEDULE BY OTHERS

ELECTRICAL LIGHTING
SEE FIXTURE SCHEDULE AND SWITCH LOCATIONS  
BY OTHERS

COORDINATION NOTES

KEY NOTES #

1 1/2" GYP BOARD AT GARAGE WALLS (ONLY 
WHEN UPPER FLOOR IS FINISHED-FUTURE) 

2 5/8" TYP GYP ON GARAGE CEILING (ONLY 
WHEN UPPER FLOOR IS FINISHED- FUTURE)

3 FURR DOWN UNDER STAIRS FOR R-30 
INSULATION. PROVIDE 5/8" TYP "X" GYP BD 
UNDER STAIRS

4 ATTIC ACCESS 30"X22" MIN.
5 GUARDRAIL MINIMUM 36” ABOVE FINISHED 

FLOOR

UNFINISHED
BONUS ROOM

UNFINISHED
BONUS ROOM

2ND FLOOR

108'-2 7/8" 

2ND FLOOR

108'-8 7/8" 
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"

1
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"
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(20'0"x23'6")

GARAGE
(20'0"x23'6")

3'-0" 20'-0"

99'-1"
(5041.80')

98'-8"
(41.40')

99'-5"
(5042.14')

SLOPE DN TOWARD
O.H. DOOR

SLOPE DN TOWARD
O.H. DOOR

99'-0"
(41.73')
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ELECT. PANEL AND 
METER (VERIFY W 
UTILITY PLAN)

M

SEE DETILS 
SHEET A4.0

EV READY 
OUTLET

3
'-

1
" I

.S
.

1
9

'-
2

 1
/

2
"
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WATER

PARTY WALL
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PLUMBING 
ROUGH-INS 
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L

DORMER ROOF 
(TYP.)

DOUBLE 
DOWNSPOUT

1'-0"

T.O. PLATE

T.O. PLATE

T.O. PLATE
@ DORMER
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2ND FLOOR
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4" EXPOSURE
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T

AVG. GRADE

(5041.01')(5041.80')

CONT. RIDGE 
VENT (TYP.)

MID ROOF 
VENT (TYP.)

CL
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Y
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A
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L

1'-0"

T.O. PLATE

T.O. PLATE

T.O. PLATE
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2ND FLOOR

108'-8 7/8"

T.O. SLAB (H.P.)
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1
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/
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T.O. PLATE
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6
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"
SHINGLE  ROOF 

(5041.80')
(5042.14')

SMOOTH LAP SIDING 
4" EXPOSURE

SMOOTH PANEL 
SIDING

ROOF

T.O. PLATE

T.O. PLATE

4
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6
"

2ND FLOOR

108'-8 7/8"
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4 12
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1
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U
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D
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G
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E
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H
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AVG. GRADE

(5041.01')
(5042.14')

G2.0

Garage Elevation
EAST ELEVATION

1/4"=1'-0"

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

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

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

EXTERIAL MATERIALS
EAVES: SMOOTH LP SMART SIDE

SIDING: SMOOTH LP SMART SIDE

WINDOWS: ANDERSEN 100 SERIES, BLACK/BLACK

ROOFING: CLASS A FIRE RATING- SEE ROOF PLAN
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