
 Zoning Board of Appeals 
October 23, 2019 Regular Meeting 

 
STAFF REPORT 

 
Subject: ZBA19-029; 614 Soule Boulevard 
 

Summary: 
Forward Design Build, representing the property owners, is requesting a 17 foot 
variance from Table 5.17-1 Single-Family Residential Zoning District Dimensions. The 
property is zoned R1D and has a 20 foot rear yard setback requirement. The owners 
are proposing construction of a new one car garage and mudroom on the first floor and 
a master bedroom and bathroom on the second floor. 
 
Background: 
The subject property is located on a corner lot at the intersection of Soule Boulevard and 
Lutz Avenue. The home was built in 1926 and is approximately 1,332 square feet in size.  
 
Description: 
The proposed addition will replace their existing detached garage and mudroom to 
construct a new attached addition to the home. The new first floor area will consist of a 
mudroom and expanded kitchen that will comprise 960 additional square feet. The second 
story master bedroom and bathroom will contain 924 square feet. A 1,048 square foot 
unfinished basement will be excavated for the project. 
 
Standards for Approval- Variance 
 
The Zoning Board of Appeals has all the power granted by State law and by Section 
5.29.12, Application of the Variance Power from the UDC.  The following criteria shall 
apply: 
 
(a). That the practical difficulties are exceptional and peculiar to the property of 

the person requesting the variance, and result from conditions which do not 
exist generally throughout the City. 

 
 The applicant has listed corner lot location, existing nonconforming mudroom, site 

layout constraints, age of home and limited floor area as reasons a variance is 
being requested.  

  
 (b). That the practical difficulties will result from a failure to grant the variance, 

include substantially more than mere inconvenience, inability to attain a 
higher financial return, or both. 

  
 The applicant states the property meets the minimum lot size requirements for the 

R1D district, but the double front setbacks because of a corner lot presents 
difficulties in expanding the home. 

 
(c). That allowing the variance will result in substantial justice being done, 

considering the public benefits intended to be secured by this Chapter, the  
individual hardships that will be suffered by a failure of the Board to grant a   
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variance, and the rights of others whose property would be affected by the 
allowance of the variance. 

  
The demolition of a detached garage and the attachment of a new addition will 
improve the physical appearance of the home. The addition will reduce the existing 
nonconforming garage by one foot.  

 
(d). That the conditions and circumstances on which the variance request is 

based shall not be a self- imposed hardship or practical difficulty. 
  
 The applicants have stated the hardship is related to the size of the lot and the 

setbacks that have been applied on a corner lot. The garage must face the south 
side of the property as the driveway is located and accessed from Lutz Avenue. 

  
 (e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure. 
 
The intersection of the three streets in this neighborhood has created a tree-lined 
street and park-like characteristic for the area. The siting of the addition allows the 
preservation of the trees and vegetation in the front yard, which mirrors the other 
corner lots in the neighborhood. 

 
Respectfully submitted, 
 

 
 
Jon Barrett 
Zoning Coordinator 
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VARIANCE APPLICATION 
 

Tuesday, September 24th, 2019,  
 
 
City of Ann Arbor Planning and Development Services 
301 East Huron Street,  
Ann Arbor MI 48107 
Att: Jon Barrett, Zoning Coordinator  
 
Re: Variance Request - 614 Soule Blvd. Ann Arbor MI 48103 

 
 
Members of the Board,  
 
Thank you for considering our request for a variance at the address 614 Soule Blvd. Enclosed 
you will find the following to support our request: 
 

1. Completed Zoning Board of Appeals Application 
2. Description of Proposed Work and Reason for Variance 
3. Aerial View of Property and Adjacent Neighbors 
4. Topographic Survey 
5. Full Construction Drawing Set,  

a. Site Plan  
b. Floor Plans 
c. Elevations 
d. Details 

6. Photos with Additional Notes Describing Work 
7. Letter of Authorization 
8. Written Letter Michelle Segar and Jeff Horowitz, owner of address 614 Soule Blvd.  
9. Community Approval, Neighbors Letters Approving of the Project 

 
We look forward to discussing our application with you in person at your upcoming meeting on 
Wednesday, October 23rd, 2019.  
 
 
 
Thanks,  
 
Forward Design Build  (Design/Build Contractor) 
6087 Jackson Rd  s-100  
Ann Arbor Mi 48103 
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(2) COURSES 6" CONCRETE OVER
12" CONCRETE TRENCH FOOTING
42" BELOW GRADE

EXISTING 8" CONCRETE
WALLS

ADDITION FOUNDATION - (12)
COURSES 8" CONCRETE OVER 16"
CONCRETE STRIP FOOTING

OFFSET NEW FOUNDATION WALL
3" OFF CORNER OF EXISTING WALL

EXISTING ELECTRICAL
BOX IN CABINET

NEW 6" H CONCRETE
STEP

(4) 8" PIER FOOTINGS
@ 42" BELOW GRADE

NEW LEDGER BOARD
& DECK JOISTS TO
RUN UNDER EXISTING
OVERHANG

EXISTING DINING ROOM
OVERHANG

SQUASH BLOCKING FOR
KITCHEN BEAM ABOVE

R-10 RIGID FOAM
INSULATION FOR 2'-0"

AROUND PERIMETER
RIGID FOAM INSULATION MIN R-10
@ INTERIOR OF
BASEMENT WALLS

NEW 4" CONCRETE SLAB OVER
6 MILL VAPOR BARRIER
OVER 4" PEASTONE

CORE FILL BLOCK AT
POINT LOADS

NEW SUMP PUMP

NEW DRAIN TILE AROUND
BASEMENT ADDITION WALLS

EX
IS

TI
N

G
 2

X8
 F

LO
O

R
JO

IS
TS

 -
 1

6 
" 

O
.C

.

F

WH

+83 1/2"

+80 1/2"

+80 1/2"

+80"

UP

2X
8 
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O

O
R 
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TS
 -

 1
6 

" 
O

.C
.

2X
8 
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O

O
R 

JO
IS
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6 

" 
O

.C
.

BEAM 4: W8X31

EX
IS

TI
N

G
 2

X8
 F

LO
O

R
JO

IS
TS

 -
 1

6 
" 

O
.C

.
EX

IS
TI

N
G

 2
X8

 F
LO

O
R

JO
IS

TS
 -

 1
6 

" 
O

.C
.

2X8 JOISTS @ 16" O.C.

SUMP

BATH
LINOLEUM
A: 49 sq ft

STORAGE
CONCRETE
A: 193 sq ft

STORAGE
CONCRETE
A: 96 sq ft

BASEMENT
4" CONCRETE

A: 224 sq ft

UNEXCAVATED
A: 321 sq ft

1
A301

1'-2 3/4"
4'-1" 6'-8 3/4"

1
A300

EXISTING WOOD BEAM

EXISTING GLASS BLOCK
WINDOW

STEEL BEAM W/ BEAM POCKET
EACH SIDE (CORE FILL BLOCK)

BEAM POCKET ON
BOTH SIDES

EX. 2 x 8 JOIST CHANGE
DIRECTION

INFILL OPENING WITH
CONCRETE BLOCK

INFILL OPENING WITH
CONCRETE BLOCK

MAINTAIN EXISTING RADON
PIPE LOCATION, REDIRECT
VENTING THROUGH ROOF

EX. COLUMNS

NEW HEADER

NEW RADON PIPE

LIVING ROOM
CARPET

A: 213 sq ft

WALL LEGEND:

EXISTING POURED CONCRETE
WALL, 8" THICK

EXISTING INTERIOR WALLS; ASSUMED
ASSEMBLY 2x4 W/ 3/4" PLASTER BOTH
SIDES

8" CONCRETE BLOCK WALL OVER
CONCRETE TRENCH FOOTING, MIN 42"
BELOW GRADE

DRAWING KEY:

= ALL EXISTING ITEMS

= ALL ITEMS TO BE
DISMANTLED AND / OR
REMOVED, SALVAGED-
SEE SCOPE OF WORK

= NEW COUNTERTOPS

= NEW WALLS; SEE SCOPE OF
WORK AND WALL LEGEND

Beam 
Number Beam Location Beam Size

End 
Reaction in 
Pounds

Bearing 
Condition Notes

B1 Living Room Header (2) 11-7/8" 
Versa-Lam 2.0 
3100

6,136 min (3) 2x4 solid blocking to beam below

B2 Kitchen Beam 7"x14" Versa-
Lam 2.0 3100

9,206 Colmn Type 1 Provide solid blocking at floor joist cavity to bear onto foundation 
wall

B3 Garage Beam (2) 16" Versa-
Lam 2.0 3100

6,283 min (4) 2x4 at 2x4 
wall
min (4) 2x6 at 2x6 
wall

2x4 wall bearing is less than 7'-0" and 2x6 wall bearing is 
approximatly 9'-6"

B4 Basement Addition W8x31 6,487 beam pocket bear onto foundation wall

Loading Criteria

First Floor Loading
Live Load 40 PSF
Dead Laod 15 PSF
Total Load 55 PSF
Live Load Deflection L/480
Total Load Deflection L/240

Second Floor Loading
Live Load 40 PSF
Dead Laod 10 PSF
Total Load 50 PSF
Live Load Deflection L/480
Total Load Deflection L/240

Third Floor Loading
Live Load 40 PSF
Dead Laod 10 PSF
Total Load 50 PSF
Live Load Deflection L/480
Total Load Deflection L/240

Roof Loading
Rafter Live Load 20 PSF
Rafter Dead Laod 10 PSF
Total Load 30 PSF

Uninhabitale Attic w/ Storage Loading
Live Load 20 PSF
Dead Laod 10 PSF
Total Load 30 PSF

Point Load Bearing Notes

Column Type 1 
3-1/2" x 5-1/4" x 8' Versa lam 1.8 2750
Max Capcity = 10,950 lbs

(2)2x4 studs SPF #2
Max Capcity = 2137 lbs

(3)2x4 studs SPF #2
Max Capcity = 6380 lbs

(3)2x6 studs SPF #2 (8' height)
Max Capcity = 9906 lbs

N

0 2' 4' 8'1 NEW FOUNDATION PLAN
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NEW FOUNDATION PLAN
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NEW EXTERIOR ELEVATIONS

NEW EXTERIOR ELEVATIONS

BUILDING SECTIONS

BUILDING SECTION

3D VIEWS
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D
01

7'
6'

D
07

6'-8"
2'-6"

W02

D
02

7'
8'-1/2"

D
03

6'-8"
3'

D
04

6'-8"
3'

W
03

W
04

W
05

D
05

6'-8"
2'-6"

D06

6'
-8

"4'

W01

F

D
W

21'-2 3/4" 14'-7"

7'-9 1/2" 4'-8 1/2" 8'-8 3/4" 5'-11" 8'-8"

35'-9 3/4"

17
'

4'
-4

 1
/4

"
5'

-8
 3

/4
"

6'
-7

 1
/4

"
10

'-
4 

3/
4"

32
'-

8 
1/

4"
16

'-
7 

1/
4"

1'-
11

"
2'

-5
 1

/2
"

7'
-1

1 
3/

4"
4'

-3
"

4 1/2" 5"
4'-2 1/2"

4 1/2"
5'-5 1/4"

4 1/2"
3'

5 1/4"

2'-3 3/4"

2'

1'-11 1/4" 9" 2'-10 3/4"
9'-10 1/4"

2'-10 3/4"

4'-2 1/2" 5'

10
'-

1"

2'-1 1/2"

18'-10"

10'-1 1/4"

1
A301

DN

UP

CEILING HEIGHT
CHANGE. SEE A301.

NEW ELECTRIC
PANEL

+98 1/4"

+99 1/8"

+102 3/4"

P

P
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G
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R 
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O
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2X8 FLOOR JOISTS - 16 " O.C.

2X
8 

RA
FT

ER
S 

@
 2

4"
 O

.C
. W

IT
H

2X
6 

C
EI

LI
N

G
 J

O
IS

TS

NOTE:

-DINING ROOM AND
KITCHEN WALLS HAVE
ALL NEW DRYWALL

- DINING ROOM AND
KITCHEN HAVE A 2"
DROPPED DRYWALL
CEILING TO HIDE CENTER
BEAM

- DINING ROOM AND
KITCHEN HAVE ALL NEW
BASE AND CASE TRIM

- LIVING ROOM TO HAVE
ALL NEW DRYWALL AT
WALLS AND CEILING

- LIVING ROOM TO HAVE
ALL NEW BASE AND
CASE

M
IC

RO
.

A/C
UNIT

CONDENSER

+104" +125"

+96"

VENT TO
OUTSIDE

H
B

LIVING ROOM
NEW WOOD
A: 238 sq ft

3-SEASON ROOM
WOOD

A: 99 sq ft

KITCHEN
NEW WOOD
A: 207 sq ft

DINING
NEW WOOD
A: 176 sq ft

POWDER
NEW TILE
A: 24 sq ft

MUD ROOM
NEW TILE
A: 83 sq ft

GARAGE
CONCRETE
A: 321 sq ft

SUNROOM
NEW WOOD

A: 95 sq ft

RG

1
A300

5 1/4"
20'-11 1/2"

4 1/2"

5 
1/

4"
6'

-1
1 

1/
2"

5'
-5

"
3'

-8
"

7 
1/

4"

1'-
9 

1/
4"

5'
-3

"
1'-

3"

8'-6 1/2" 13'-9 3/4"
7 1/2"

8'
-6

 1
/4

"
4 

1/
2"

11
'-

1 
1/

4"
5 

1/
4"

11
'-

6 
1/

2"

NEW WALL FRAMING AND DROP
SOFFIT FOR MECHANICAL RUNS -

VERIFY EXACT SIZE BEFORE FRAMING.
WE WANT TO MINIMIZE SIZE

NEW CASED
OPENING

INFILL (2) EXISTING WINDOW
OPENINGS WITH 2X4 FRAMING

NEW TREATED DECK &
STAIRWAY WITH (2) SIDE
RAILINGS & GRASPABLE

HANDRAIL

BOX OUT RECESS AND
CLAD WITH SIDING,

FRAME IN OLD WINDOW
LOCATIONS. PATCH &
REPAIR SIDING.

FUR OUT EXISTING WALL TO ALIGN
W/ NEW EXTERIOR WALL

NEW BEAM BEARS ON
NEW FOUNDATION WALL

REFINISH STAIRS & INSTALL NEW
CARPET RUNNER TO SECOND FLOOR

VENT RADON PIPE
THROUGH ROOF

BUILT-IN BENCH W/
SHOE STORAGE

NEW PRE-FINISHED FLOORING &
SHOE MOLDING @ SUNROOM NEW TRANSITION

STRIP

1-HOUR FIRE RATED WALL,
 2X6 CONSTRUCTION @ WEST

ELEVATION ONLY SOFFIT ABOVE

BUILDER GRADE
LANDING & STEPS,

W/ GUARDRAIL

FURR DOWN CEILING IN
KITCHEN / DINING ROOM.
VERIFY FINAL HEIGHT IN FIELD.

NEW HOSE BIB

ALIGN POINT LOAD W/ COLUMN
BELOW

NEW RADON
PIPE

BEAM 1: NEW (2) 11-7/8" LVLs

BEAM 2: NEW 7"X14" LVL

BE
A

M
 3

: N
EW

 (2
) 1

6"
 V

ER
SA

LA
M

U
P-

SE
T 

BE
A

M
DRAWING KEY:

= ALL EXISTING ITEMS

= ALL ITEMS TO BE
DISMANTLED AND / OR
REMOVED, SALVAGED-
SEE SCOPE OF WORK

= NEW COUNTERTOPS

= NEW WALLS; SEE SCOPE OF
WORK AND WALL LEGEND

NOTE:
EXTERIOR DIMENSIONS ARE TO OUTSIDE
STUD WALL FRAMING

INTERIOR DIMENSIONS ARE TO FINISHED
DRYWALL UNLESS OTHERWISE NOTED

WALL LEGEND:

EXISTING EXTERIOR WALLS; PRESUMED
WITH 3/4" SUBSTRATE, ASBESTOS TILE
COVERED BY 4" ALUM LAP SIDING.
INTERIOR IS PLASTER

EXISTING INTERIOR WALLS; ASSUMED
ASSEMBLY 2x4 W/ 3/4" PLASTER BOTH
SIDES

NEW GARAGE WALL, 2X4 @ 16" O.C. WITH 1/2"
OSB SHEATHING AND FIBERGLASS INSULATION,
1/2" DRYWALL AT INTERIOR

NEW EXTERIOR WALL, 2X4 @ 16" O.C. WITH 1/2"
OSB SHEATHING AND CLOSED CELL FOAM
INSULATION, 1/2" DRYWALL AT INTERIOR

NEW INTERIOR WALL ASSEMBLY- 2x4 @ 16"
O.C. W/ 1/2" DRYWALL BOTH SIDES.  iN SOME
INSTANCES, IT WILL ONLY BE ON 1 SIDE, WHERE
AN EXTERIOR WALL IS BEING THINKENED

EXISTING EXTERIOR WALLS WITH ALL
INSULATION REMOVED

EXISTING EXTERIOR WALLS WITH NEW CLOSED
CELL SPRAY FOAM INSULATION AND 1/2"
INTERIOR DRYWALL

NEW 1-HOUR FIRE RATED WALL, 2X6 @ 16" O.C.
WITH 7/16" APA RATED SHEATHING AND
MINERAL WOOL INSULATION, VAPOR BARRIER,
5/8" TYPE X GYPSUM BOARD AT INTERIOR

Beam 
Number Beam Location Beam Size

End 
Reaction in 
Pounds

Bearing 
Condition Notes

B1 Living Room Header (2) 11-7/8" 
Versa-Lam 2.0 
3100

6,136 min (3) 2x4 solid blocking to beam below

B2 Kitchen Beam 7"x14" Versa-
Lam 2.0 3100

9,206 Colmn Type 1 Provide solid blocking at floor joist cavity to bear onto foundation 
wall

B3 Garage Beam (2) 16" Versa-
Lam 2.0 3100

6,283 min (4) 2x4 at 2x4 
wall
min (4) 2x6 at 2x6 
wall

2x4 wall bearing is less than 7'-0" and 2x6 wall bearing is 
approximatly 9'-6"

B4 Basement Addition W8x31 6,487 beam pocket bear onto foundation wall

N
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COVER SHEET

 SITE PLAN

DEMO FOUNDATION PLAN

DEMO FIRST FLOOR PLAN

DEMO SECOND FLOOR PLAN

NEW FOUNDATION PLAN

NEW FIRST FLOOR

NEW SECOND FLOOR PLAN

NEW ROOF PLAN

NEW EXTERIOR ELEVATIONS

NEW EXTERIOR ELEVATIONS

BUILDING SECTIONS

BUILDING SECTION

3D VIEWS
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D08

6'
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"
4'

W09
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-5

"
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"

W
07

4'-5"
3'-1/2"

W
06

4'-5"
3'-1/2"

W
08

4'-5"
3'-1/2"

D11
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-8

"
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-8
"

W
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2'
4'-6 1/2"

W10

4'
-5

"
2'

-1
/2

"

D
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6'-8"
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D
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6'-8"
2'-6"

D
14

6'-8"
2'-6"

D
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6'-8"
2'-6"

D13

6'
-8

"
1'

-6
"1

A301

2'-1 1/4"
9'-3 1/2" 12'-1"

23'-5 1/2"

5'
-1

1 
1/

4"
3'

-4
 1

/2
"

3'
-4

 1
/2

"
3'

-1
1 

1/
2"
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'-

9"
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7 

3/
4"

23
'-

9"
16
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7 

3/
4"
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'-

2 
1/

4"
3'

-5
 1

/2
"

6'-1/4"

3'
-6

"
1'-

8 
1/

4"
7'

-4
 1

/2
"

3'
-6

 1
/4

"

3' 4 1/2" 6'-6 1/4"

23'-10 3/4"

3'-6 1/2"

NEW SKYLIGHT
CENTERED ON
ROOM

NEW WOOD THRESHOLDS
@ ALL BEDROOM DOORS

INFILL EXISTING DOORWAY WITH
2X4 FRAMING AND CLAD WITH
DRYWALL.  PATCH INTO PLASTER
AS BEST AS POSSIBLE

NEW BATHTUB IN
EXISTING LOCATION

NEW TOLIET IN EXISTING
LOCATION

NEW VANITY AND SINK IN
EXISTING LOCATION

GARAGE ROOF BELOW

NEW DRYWALL ON THIS WALL

NEW DRYWALL @ EXISTING WALL &
NEW DRYWALL OVER EXISTING
PLASTER

DOORWAY BULKHEAD

NEW WOOD NOSING @
LANDING

PATCH RAW HARDWOOD
FLOORING IN NEW CLOSET. NO
FINISH.

DN

+93 1/4" +93 1/4"

+93 1/2"

+92 3/4"

+93 1/2"

2X
8 

FL
O

O
R 

JO
IS

TS
 -

 1
6 

" 
O

.C
.

ROD & SHELF

ROD & SHELF

LINEN
SHELVES

SKYLIGHT

BDRM #1
WOOD

A: 104 sq ft

MASTER BATH
NEW TILE
A: 86 sq ft

BDRM #2
WOOD

A: 139 sq ft BDRM #3
WOOD

A: 106 sq ft

MASTER BED
CARPET

A: 210 sq ft

WIC
CARPET
A: 48 sq ft

HALL / LINEN
NEW WOOD

A: 38 sq ft
BATHROOM

NEW TILE
A: 40 sq ft

CLO.
RAW WOOD

A: 12 sq ft

1
A300

9'
-5

"
4 

1/
2"

0 
3/

4"
2'

-4
 1

/2
"

13
'-

8"
7 

1/
4"

7'
-8

 1
/4

"
5 

1/
4"

6'
-1

0"
6 

1/
2"

8'
-8

"
7 

1/
4"

12'-6 1/4"
4 1/2" 2'-6 1/4"

4 1/2" 7'

4 1/2"
3'-11"

4 1/2"
7'-2 1/4"

5 1/4"

3 X 3 COMPOSITE
SHOWER W/ FRAMED
SHOWER DOOR

(1) COURSE OF 12" TILE
@ PERIMETER OF TUB

2 X 6 WALL

1-HOUR FIRE RATED WALL,
 2X6 CONSTRUCTION @ WEST
ELEVATION ONLY

NEW RADON PIPE

ALL NEW DRYWALL WALLS AND
NEW 1/4" DRYWALL OVER
EXISTING PLASTER CEILING

INFILL EXISTING DOORWAY WITH
2X4 FRAMING AND CLAD WITH
DRYWALL.  PATCH INTO PLASTER
AS BEST AS POSSIBLE

NEW BATHTUB IN
EXISTING LOCATION

NEW TOLIET IN EXISTING
LOCATION

NEW VANITY AND SINK IN
EXISTING LOCATION

GARAGE ROOF BELOW

NEW DRYWALL ON THIS WALL

NEW DRYWALL @ EXISTING WALL &
NEW DRYWALL OVER EXISTING
PLASTER

DOORWAY BULKHEAD

NEW WOOD NOSING @
LANDING

PATCH RAW HARDWOOD
FLOORING IN NEW CLOSET. NO
FINISH.

WALL LEGEND:

EXISTING EXTERIOR WALLS; PRESUMED
WITH 3/4" SUBSTRATE, ASBESTOS TILE
COVERED BY 4" ALUM LAP SIDING.
INTERIOR IS PLASTER

EXISTING INTERIOR WALLS; ASSUMED
ASSEMBLY 2x4 W/ 3/4" PLASTER BOTH
SIDES

NEW GARAGE WALL, 2X4 @ 16" O.C. WITH 1/2"
OSB SHEATHING AND FIBERGLASS INSULATION,
1/2" DRYWALL AT INTERIOR

NEW EXTERIOR WALL, 2X4 @ 16" O.C. WITH 1/2"
OSB SHEATHING AND CLOSED CELL FOAM
INSULATION, 1/2" DRYWALL AT INTERIOR

NEW INTERIOR WALL ASSEMBLY- 2x4 @ 16"
O.C. W/ 1/2" DRYWALL BOTH SIDES.  iN SOME
INSTANCES, IT WILL ONLY BE ON 1 SIDE, WHERE
AN EXTERIOR WALL IS BEING THINKENED

EXISTING EXTERIOR WALLS WITH ALL
INSULATION REMOVED

EXISTING EXTERIOR WALLS WITH NEW CLOSED
CELL SPRAY FOAM INSULATION AND 1/2"
INTERIOR DRYWALL

NEW 1-HOUR FIRE RATED WALL, 2X6 @ 16" O.C.
WITH 7/16" APA RATED SHEATHING AND
MINERAL WOOL INSULATION, VAPOR BARRIER,
5/8" TYPE X GYPSUM BOARD AT INTERIOR

DRAWING KEY:

= ALL EXISTING ITEMS

= ALL ITEMS TO BE
DISMANTLED AND / OR
REMOVED, SALVAGED-
SEE SCOPE OF WORK

= NEW COUNTERTOPS

= NEW WALLS; SEE SCOPE OF
WORK AND WALL LEGEND

NOTE:
EXTERIOR DIMENSIONS ARE TO OUTSIDE
STUD WALL FRAMING

INTERIOR DIMENSIONS ARE TO FINISHED
DRYWALL UNLESS OTHERWISE NOTED

Beam 
Number Beam Location Beam Size

End 
Reaction in 
Pounds

Bearing 
Condition Notes

B1 Living Room Header (2) 11-7/8" 
Versa-Lam 2.0 
3100

6,136 min (3) 2x4 solid blocking to beam below

B2 Kitchen Beam 7"x14" Versa-
Lam 2.0 3100

9,206 Colmn Type 1 Provide solid blocking at floor joist cavity to bear onto foundation 
wall

B3 Garage Beam (2) 16" Versa-
Lam 2.0 3100

6,283 min (4) 2x4 at 2x4 
wall
min (4) 2x6 at 2x6 
wall

2x4 wall bearing is less than 7'-0" and 2x6 wall bearing is 
approximatly 9'-6"

B4 Basement Addition W8x31 6,487 beam pocket bear onto foundation wall

N

0 2' 4' 8'1 NEW SECOND FLOOR PLAN
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 SITE PLAN
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SK03SK02

SK
01 12" O.H.

12
" 

O
.H

.

EXTEND SHED ROOF OVER
GARAGE ADDITION

N
EW

 A
D

D
IT

IO
N

EX
IS

TI
N

G
 R

ES
ID

EN
C

E

NEW VELUX FIXED SKYLIGHT AT MASTER
BATH. R.O. 21" W x 45-3/4"

REMOVE AND REPLACE
SHINGLE @ BACK SIDE
OF HOUSE

INFILL FRAMING @
OLD SKYLIGHT LOCATIONS

NEW 14" SOLAR TUBES @ ATTIC.
VERIFY LOCATION IN FIELD

NEW 14" SOLAR TUBES @ ATTIC.
VERIFY LOCATION IN FIELD

CONTINUOUS RIDGE VENT

EXISTING ASPHALT SHINGLES
2.5:12

EXISTING ASPHALT SHINGLES
2.5:12

EX
IS

TI
N

G
 A
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H

A
LT
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H
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G
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S

8:
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N
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NEW ASPHALT SHINGLES
6:12

NEW ASPHALT SHINGLES
6:12N
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A
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6:
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0 2' 4' 8'1 NEW ROOF PLAN
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17'-1"

10'-2 1/2"

3'
-2

 1
/4

"
7'

-9
"

12" O.H.

M
ID

PO
IN

T 
O

F 
RO

O
F 

24
'-

3"

+/-28'-3 3/4"

EXISTING ROOF W/ NEW SHINGLES

EXTEND ROOF TO OVER
NEW GARAGE

SHADED AREA DENOTES
EXISTING SIDING TO REMAIN

MAINTAIN ASPHALT SHINGLE
ROOF @ FRONT OF HOUSE

CONTINUOUS RIDGE VENT

NEW ASPHALT SHINGLE ROOF
TO MIMIC EXISTIN

ANGLED VINYL SOFFITS

CEDAR DECK & STEPS W/ GUARDRAIL
- CLEAR COAT FINISH

12
6

12
6

12
8

12
8

T/O ADDITION WALL

2ND FLOOR
MATCH EXISTING

1ST FLOOR
MATCH EXISTING

-4" EXPOSURE VINYL LAP SIDING TO MATCH EXISTING
-3" VINYL CORNER BOARDS TO MATCH EXISTING
-1X8 FASCIA WRAPPED W/ALUMINUM  TO MATCH
EXISTING
-ANGELED VINYL VENTED SOFFITS
-WINDOW AND DOOR CASING TO MATCH EXISTING
-SHADED AREA IS EXISTING SIDING

SIDING NOTES

NEW SIDING

CEDAR DECK & STEPS
W/ GUARDRAIL

- CLEAR COAT FINISH

NEW GUTTERS & DOWNSPOUT

0 2' 4' 8'1 SOUTH ELEVATION

0 2' 4' 8'4 EAST ELEVATION
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NEW EXTERIOR ELEVATIONS

BUILDING SECTIONS
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3D VIEWS
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SHADED AREA
DENOTES EXISTING

SIDING

NEW ASPHALT SHINGLES
TO MATCH EXISTING

PATCH WINDOW OPENINGS
WITH SALVAGED VINYL

SIDING

NEW SIDINGEXISTING VINYL SIDING

12
8

12
8

23'-11 1/4" 16'-8 1/2"

NEW SKYLIGHT AT
MASTER BATHROOM

NEW GUTTER &
DOWNSPOUT

-4" EXPOSURE VINYL LAP SIDING TO MATCH EXISTING
-3" VINYL CORNER BOARDS TO MATCH EXISTING
-1X8 FASCIA WRAPPED W/ALUMINUM  TO MATCH
EXISTING
-ANGELED VINYL VENTED SOFFITS
-WINDOW AND DOOR CASING TO MATCH EXISTING
-SHADED AREA IS EXISTING SIDING

SIDING NOTES

14'-6 3/4" 21'-4 3/4"

2'

CONTINUOS RIDGE VENT

NEW ASPHALT
SHINGLES TO
MATCH EXISTING

NEW SIDING

12
6

12
6

NEW GUTTER &
DOWNSPOUT

NEW GUTTER &
DOWNSPOUT

NEW GUTTER &
DOWNSPOUT

0 2' 4' 8'1 NORTH  ELEVATION

0 2' 4' 8'3 WEST ELEVATION
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NEW EXTERIOR ELEVATIONS
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3D VIEWS
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12"

97
 1

/2
"

8"
+

/-
10

0 
1/

8"
8"

97
 1

/8
"

4"
93

 1
/2

"

6 
3/

4"

BLOWN-IN CELLULAR
INSULATION

PRE-ENGINEERED ROOF TRUSSES
@ 24" O.C. LINE OF EXISTING

ROOF

NEW JOIST HANGERS

NEW JOIST HANGERS
ON EXISTING JOISTS

BEAM 2:
7" X 14" L.V.L. BEAM BOLTED
TO EXISTING RIM BOARD

5/8" DRYWALL CEILING

NEW INTERIOR WALLS:
1/2"  D'WALL ON 2 X 4
STUDS @ 16" O.C. (TYP)

ASPHALT SHINGLES ON
1/2" SHEATHING

PRE-FINISHED WOOD FLOOR ON
3/4" SHEATHING ON 2X8 FLOOR
JOISTS @ 16" O.C.

12 COURSES OF 8" BLOCK
@ BASEMENT ADDITION

NEW 16" X 12"  CONCRETE
FOOTING

EXISTING BASEMENT
TO REMAIN

2 X 6 TREATED SOLE PLATE
ANCHORED TO FOUNDATION

BEAM 4: W8X31

ALUMINUM VENTED SOFFIT

1-HOUR FIRE RATED WALL
CONSTRUCTION (WEST WALL ONLY):
HORIZONTAL SIDING W/  WRAP ON
DENSEGLASS FIREGARD SHEATHING
ON 2X6 STUDS @ 16" O.C.  W/
MINERAL WOOL INSULATION W/ 5/8"
TYPE "X" DRYWALL INSIDE

5/8" DRYWALL CEILING

ADD UNDERPINNING
UNDER EXISTING
FOUNDATION WALL

NEW 4" CONCRETE SLAB OVER 6 MILL
VAPOR BARRIER OVER 4" PEASTONE

R-10 RIGID FOAM FOR 2'-0"
AROUND PERIMETER

RIGID FOAM INSULATION MIN R-10
@ INTERIOR OF
BASEMENT WALLS

INSULATE BASEMENT BANDS
W/ CLOSED CELL FOAM R-10

INSULATE RIM BOARDS W/ CLOSED
CELL FOAM INSULATION

NEW CEILING HEIGHT @ ADDITION
TO FINISH @ 8' (THIS WILL NOT ALIGN
W/ EXISTING)

NEW CONCRETE STEP
BEYOND

LINE OF EXISTING
EXTERIOR WALL

NEW DRAIN TILE AROUND
BASEMENT ADDITION

NEW ADDITION EXISTING RESIDENCE

TOP OF ADDITION WALL

2ND FLOOR
MATCH EXISTING

1ST FLOOR
MATCH EXISTING 2 X 8 FLOR JOISTS @ 16" O.C.

2 X 8 FLOR JOISTS @ 16" O.C.

MUDROOM KITCHEN

UNFINISHED
BASEMENT

MASTER BATH MASTER CLOSET

B/O FOUNDATION

0 2' 4' 6'1 CROSS SECTION
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12" 12"

97
 1

/2
"

8"
+

/-
10

0 
1/

8"
8"

97
 1

/8
"

12"

6 
1/

16
"

33
 1

/2
"

86
"

10
4 

1/
16

"

98
 1

/1
6"

16
"

33
 1

/2
"

64
 9

/1
6"

4"
93

 1
/2

"

281 1/2" FRAMING

148 1/4" FRAMING

2 X 8 FLOR JOISTS @ 16" O.C.

BLOWN-IN CELLULOSE INSULATION.
R-38

SPRAY FOAM INSULATION

SPRAY FOAM INSULATION

PRE- FAB 2 X 6 BOTTOM JOISTS
W/ 5/8" DRYWALL CEILING

5/8" TYPE "X" DRYWALL

BEAM 3:
(2) 16" LVL BEAM UNDER
2ND FLOOR WALL

SPRAY FOAM INSULATION
IN SOFFIT BELOW JOISTS

3/4" PLYWOOD SHEATHING

2 X 8 FLOOR JOISTS @ 16" O.C.

INTERIOR WALLS:
1/2"  D'WALL ON 2 X 4 STUDS @ 16"

O.C.

2 X 6 TREATED SOLE PLATE
ANCHORED TO
FOUNDATION

NEW 2 X 8 FLOOR JOISTS @
16" O.C.

EXTERIOR WALLS: HORIZONTAL SIDING ON
HOUSE WRAP ON 1/2" SHEATHING ON 2X4
STUDS @ 16" O.C.  W/ SPRAY FOAM
INSULATION W/ 1/2" DRYWALL PRIMED

1" BAFFLE
1" BAFFLE

ALUMINUM ANGLED VENTED SOFFIT

1 X 6 FASCIA

ALUMINUM ANGLED
VENTED SOFFIT

1 X 6 FASCIA

MECHANICAL SOFFIT

3/4" SHEATHING
GLUED AND SCREWED

ALUMINUM
VENTED SOFFIT

(2) 2 X 10 HEADER

CONC. APRON

NEW CONC. DRIVEWAY

8'-0" X 8'-0" O.H. DOOR

FIBERGLASS BATT INSULATION
@ GARAGE CEILING. R-21

5/8" DRYWALL

1-HOUR FIRE RATING
 @ CEILNG

2 X 6 C.J. @ 16" O.C. W/ 5/8"
TYPE "X" DRYWALL

12 COURSES OF 8" BLOCK
@ BASEMENT ADDITION

NEW 16" X 12"  CONCRETE
FOOTING

2 X 6 TREATED SOLE PLATE
ANCHORED TO FOUNDATIONNEW STEEL BEAM

BEYOND

NEW 4" CONCRETE SLAB OVER 6 MILL
VAPOR BARRIER OVER 4" PEASTONE

R-10 RIGID FOAM FOR 2'-0"
AROUND PERIMETER

ECOCELL CMS INSULATION R-10
@ INTERIOR OF
BASEMENT WALLS

PRE-ENGINEERED ROOF TRUSSES
@ 24" O.C.

PRE-ENGINEERED ROOF TRUSSES
@ 24" O.C.

NEW DRAIN TILE AROUND
BASEMENT ADDITION

6
12

6
12

TOP OF WALL

2ND FLOOR
MATCH EXISTING

1ST FLOOR
MATCH EXISTING

FIRST FLOOR

T/O WALL

T/FOUNDATION

MASTER BEDROOM MASTER CLOSET

KITCHEN

GARAGE

UNFINISHED
BASEMENT

B/O FOUNDATION

0 2' 4' 6'1 LONGITUDINAL SECTION
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614 Soule Blvd. Site Photos 

 

 
Front entry on Soule Blvd. 

 
Front of house showing neighboring house on 608 Soule Blvd. and relationship to neighboring 
house & garage. 



614 Soule Blvd. Site Photos 

 
Front setback on Lutz Ave. showing relationship to road and neighboring house at  
1402 Lutz Ave. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Elevation from Lutz Ave. showing existing garage, driveway and mudroom. 



614 Soule Blvd. Site Photos 

 
Driveway off of Lutz Ave. showing existing relationship to neighboring garage, driveway and 
house at 1402 Lutz Ave.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing side of house, mudroom, garage and driveway. 



614 Soule Blvd. Site Photos 

 
Corner of property 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Corner of property persepective from opposite side of street 
 



614 Soule Blvd. Site Photos 

 
Existing Kitchen. Approx. 100 SF.  








