
CHARTER TOWNSHIP OF GARFIELD 

ZONING BOARD OF APPEALS MEETING 

Thursday, April 18, 2024 @ 6:00 p.m. Garfield 

Township Hall 

3848 Veterans Drive 

Traverse City, MI 49684 

A G E N D A 

ORDER OF BUSINESS 

Call meeting to order 

Pledge of Allegiance 

Roll call of Board Members 

1. Review and approval of the Agenda and declaration of a Conflict of Interest

2. Minutes – March 21, 2024

3. Unfinished Business:

a. A request made by VT Construction on behalf of Alan D Strange for a 16 ft variance

from the front setback requirements. The specific request is asking for a variance from

30 ft to 14 ft to allow construction of an addition to an existing dwelling. The property

is zoned R-1 Single Family Residential and is currently used as single-family

residential. The property is located at 5091 Case Court with a property number of 05-

285-005-00

4. Other Business

5. Items for next agenda

6. Public Comment

7. Adjournment

The Garfield Township Board will provide necessary reasonable auxiliary aids and services, such as signers 

for hearing impaired and audio tapes of printed materials being considered at the meeting to individuals with 

disabilities upon the provision of reasonable advance notice to the Garfield Township Board. Individuals 

with Disabilities requiring auxiliary aids or services should contact the Garfield Township Board by writing 

or calling Lanie McManus, Clerk, Ph: (231) 941-1620. 
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CHARTER TOWNSHIP OF GARFIELD 
ZONING BOARD OF APPEALS  

MEETING MINUTES 
March 21, 2024 

Call to Order: Vice Chair Fudge called the meeting to order at 6:00pm. 

Pledge of Allegiance: Recited by everyone in attendance. 

Roll Call of Board Members: 
Members Present: Robert Fudge, Kent Rozycki, Steve Duell, Scott Swan and 
Fern Spence 

Also in Attendance: Zoning Administrator Mike Green 

1. Review and Approval of the Agenda – Conflicts of Interest (6:01)
Swan moved and Duell seconded to approve the agenda as presented.

Yeas:  Swan, Duell, Rozycki, Fudge, Spence
Nays:  None

2. Review and Approval of Meeting Minutes – February 15, 2024 (6:02)
Rozycki moved and Swan seconded to approve the minutes of February 15,
2024 as amended noting that Vice Chair Fudge called the meeting to order.

Yeas:  Rozycki, Swan, Spence, Duell, Fudge
Nays:  None

3.` Correspondence
One piece of correspondence was noted from Haggards Plumbing and Heating.

4. Public Hearing (6:02)
a. A request has been made by VT Construction on behalf of Alan D Strange

for a 16 ft variance from the front setback requirements. The specific
request is asking for a variance from 30 ft to 14 ft to allow construction of
an addition to an existing dwelling. The property is zoned R-1 Single
Family Residential and is currently used as single-family residential. The
property is located at 5091 Case Court with a property number of 05- 285-
005-00 The parcel is located within the Silver Knoll Acres subdivision and
is described as Lot 5 of the Silver Knoll Acres including an interest in Park
A. According to Township records and information supplied by the
application, the property contains a dwelling with an attached garage
along with a detached accessory building.  A front yard variance was
granted by the Zoning Board of Appeals in 1980 to allow for construction
of the attached garage that is located within the front yard. The applicant
did not include a site plan showing proposed improvements nor did the
application include any statements as to what would be built if the
variance is approved.  A variance may only be granted if the Zoning Board

2.
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of Appeals finds that each of the Practical Difficulty standards under 
Section 454.E.1 are met, each of the General Criteria under Section 
454.E.2 are met, and at least one of the Special Conditions or
Circumstances are met.
Fudge opened the public hearing at 6:04pm
Justin with VT Construction handed out elevations to commissioners and
stated that a second story would be added to the existing garage structure
to accommodate a family room.  The foundation and footprint of the
garage would remain the same.  The setback variance is needed because
of a proposed cul-de-sac and because the second story porch and
overhang would encroach into the setback. The Grand Traverse Road
Commission stated that they had no future plans to build the cul-de-sac.
and the 16 feet needed.
Fudge closed the public hearing at 6:12pm.

Commissioners discussed the proposed plans and variance and 
determined that there was not enough information on record to make a 
decision this evening.  Board members wanted to see specific plans for 
the proposed addition with the specific setback calculations for the record 
to be complete.  Footprint would not change, but overhand would be 
extended.  Board members noted that the shed roof over the garage front 
door would be an additional variance.   

Rozycki moved and Swan seconded to table the variance request until 
more information could be collected from the applicant.  

Yeas:  Rozycki, Swan, Duell, Spence, Fudge 
Nays: None 

5. Unfinished Business (6:21)
None

6. Other Business (6:22)
None

7. Items for Next Agenda (6:22)
None at this time

8. Public Comment (6:22)
None

9. Adjournment: Duell moved and Swan seconded to adjourn the meeting at
6:23pm.

______________________________ 
Lynn Fricke, Secretary 
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Charter Township of Garfield 
Grand Traverse County 

3848 VETERANS DRIVE 

TRAVERSE CITY, MICHIGAN 49684 

PH: (231) 941-1620  •  FAX:  (231) 941-1588 

ZONING BOARD OF APPEALS 

STAFF REPORT 

Meeting Date:  Thursday, April 18, 2024 

Case #: 2024-01 Section 313.E front yard setback variance request 

Owner:  Alan D Strange 

Applicant: VT Construction 

Property ID #:  05-285-005-00

Property Location: 5091 Case Court

Zoning District:   R-1 One Family Residential

Parcel Overview and History 

The parcel is located within the Silver Knoll Acres subdivision and is described as Lot 5 of the Silver Knoll Acres 

including an interest in Park A.  The property is zoned R-1 One Family Residential, and is located at 5091 Case 

Court, with a property number of 05-285-005-00.  Adjacent properties within the subdivision and surrounding 

areas are also zoned R-1 One Family Residential.  According to Township records and information supplied by 

the application, the property contains a dwelling with an attached garage along with a detached accessory building.  

According to information attached to this report, a front yard variance was granted by the Zoning Board of Appeals 

in 1980 to allow for construction of the attached garage that is located within the front yard.   

Request 

A request has been made by the applicant/property owner for a sixteen (16) foot variance from the thirty (30) foot 

front yard setback, resulting in a fourteen (14) foot setback for the proposed addition.  The applicant did not 

include a site plan showing proposed improvements nor did the application include any statements as to what 

would be built if the variance is approved.  Staff review has been provided in the following pages of this report.  

Update – 4/2/2024 

This report has been revised to reflect the additional site and elevation drawings provided by the applicant.  The 

revised drawings show a proposed 2nd story addition over the existing garage and expanded covered porch.  The 

revised site plan shows proposed setbacks to each addition.  I did not make any additional findings based on the 

additional information from last month’s report.    

3a.
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Aerial view of subject parcel and adjacent properties 

(subject property is highlighted in light blue) 
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Aerial View of the subject property 

 

 
 

Land Sketch of the subject property from the Assessor’s Office 
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Building Sketch of the subject property from the Assessor’s Office 

 

 
 

Approval Criteria (Section 454.E) 

A variance may only be granted if the Zoning Board of Appeals finds that each of the Practical Difficulty 

standards under Section 454.E.1 are met, each of the General Criteria under Section 454.E.2 are met, 

and at least one of the Special Conditions or Circumstances are met.  The applicant has provided a letter 

written by Dusty Christiansen of Mansfield and Associates with responses to each of the approval criteria 

below. In addition, I have provided you with recommended findings for each Practical Difficulty 

standard and General Criteria below. As stated in Section 454.E, a variance can be granted only if the 

Zoning Board of Appeals makes at least one finding in favor of each of these standards.   

 
(1)  Practical Difficulty 

To qualify for a dimensional variance, the applicant shall be required to show “practical difficulty” by 

demonstrating compliance with all the following criteria:  

a) Special conditions or circumstances exist that are peculiar to the land, buildings, or other structures 

for which the variance is sought, do not apply generally to lands, buildings, or other structures in the 

same district, and could not reasonably be addressed through the formation of general regulation for 

such conditions. Special circumstances or conditions to be considered for variances shall include, but 

not be limited to, the circumstances as described in § 454.E.(3); 

• Staff Response in opposition:  Although the lot meets Special Condition (c) due to the nonconforming 

lot width and size, staff was unable to determine any Special Conditions that prevent the applicant from 
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complying with the R-1 District Setback requirements.  In addition, the aforementioned nonconformities 

are somewhat common throughout the R-1 Zoning District and particularly present around Silver Lake. 

b) The special conditions and circumstances peculiar to the land, buildings or other structures did not 

result from a self-created condition or action taken by the applicant or an owner of the lands; 

• Staff Response in opposition: While the subject property does not meet the minimum width (100 ft. 

required – 92 ft property width) or the minimum lot size (20,000 square foot required – 15,992 square foot 

property size), nonconforming lots of this type are very common in areas around Silver Lake and other 

areas zoned R-1.       

c) The special conditions and circumstances are such that strict application of the provisions of this 

ordinance would deprive the applicant of any reasonable use of the land, building, or structure 

authorized by this Zoning Ordinance; 

• Staff response in opposition: The strict application of the setback requirements of this Ordinance does 

not preclude the applicant from constructing an addition to the existing dwelling outside of the required 

front setback area that otherwise meets the requirements of this Ordinance.   The dwelling appears to be 

located at least 100 feet from the Silver Lake ordinary high-water mark; the required lakefront setback is 

only 50 feet. 

d) Literal interpretation of the provisions of this ordinance would deprive the applicant of rights 

commonly enjoyed by other properties in the same zoning district under the terms of this ordinance;  

• Staff response in opposition:  The applicant has failed to adequately demonstrate that a denial of their 

request would deprive them of rights enjoyed by other properties in the same zoning district.  As stated 

above, there appears to be ample buildable area toward the lake to expand the current dwelling that would 

not require any variances.    

e) For the purpose of this section, a practical difficulty shall not exist because an applicant would incur 

additional costs to achieve full compliance or could receive additional income with less than full 

compliance with the ordinance.  

• Staff Response in favor: The applicant is not claiming a financial hardship.   

(2) General Criteria 

Where the applicant is able to demonstrate “practical difficulty” by satisfying all of the criteria of 

 § 454.E.(1), a dimensional variance may be granted if it meets the following general criteria: 

(a) The requested variance shall relate only to property that is under the control of the applicant; 

• Staff response in favor – N/A:  The variance only relates to property under control of the applicant. 

(b) No nonconforming neighboring lands, buildings, or other structures, legal or illegal, in the same 

district, and no permitted buildings, or other structures in adjacent districts, shall be considered as 

grounds for the issuance of a variance; 

• Staff response in favor – N/A: The applicant is not asking for a variance based on any other 

nonconformities in adjacent properties or within the R-1 District.  

(c) The requested variance shall be in harmony with the general purpose and intent of this ordinance 

and shall not be detrimental to the public health, safety and welfare; 

• Staff response in opposition: The requested variance for the addition to the existing dwelling would not 

be detrimental to the public health, safety and welfare but could create unnecessary precedent and weaken 

the Zoning Ordinance as it pertains to setback requirements in the R-1 District. 

(d) The requested variance shall not alter the essential character of the area or cause a substantial adverse 

effect upon properties in the immediate vicinity or in the district in which the property of the 

applicant is located; 

• Staff response in favor:  The requested variance would not cause a noticeable effect on neighboring 

properties beyond what is permitted by right.  

(e) The requested variance is the minimum variance that will make possible the reasonable use of the 

land, building, or structure, and there is no reasonable alternative location on the parcel for the 

proposed improvements for which a variance is sought where such alternative location would 

eliminate the need for the requested variance or reduce the extent of the condition(s) necessitating 

the variance. 
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• Staff response in opposition: The applicant has not adequately demonstrated that there is no reasonable 

alternative location on the parcel for the proposed improvements that wouldn’t require a variance.    

            (3) Special Conditions or Circumstances 

 Special conditions or circumstances to be considered for the purposes of  § 454.E.(1) shall include, 

 but not limited to, the circumstances as described below: 

(a) Physical Conditions 

 The proposed project site contains physical conditions such as narrowness, shallowness, shape, or 

 topography of the property involved that do not generally apply to other property or uses in the 

 same zoning district.   

• Staff response in opposition:  Although located on a platted but unbuilt cul-de-sac, the cul-de-sac does 

not create any unusual lot conditions such as narrowness, shallowness, shape or topography that would 

require relief from the front setback requirement.  

(b) Significant Vegetation or Natural Features 

 The proposed project site contains significant vegetation or other natural features identified as 

 Stream environment/Wetland by the Garfield Township Master Plan.   

• Staff response in opposition:  The subject property does not contain any streams or wetlands that 

would limit the available buildable area.      

(c) Substandard Lots(s)  

The proposed project involved the utilization of an existing legal nonconforming lot(s).  

• Staff response in favor: The subject property is considered a non-conforming lot due to size and width.  

(d) Historic Resources 

The proposed project site contains historical significance.  

• Staff response in opposition:  There is no known historic designations for the subject property.   

(e) Neighborhood Character 

The proposed project promotes the established historical or traditional development pattern of a 

blockface, including setbacks, building height, and other dimensional requirements.  

• Staff response in opposition:  An aerial view of the area shows that every other home on Jefferson 

Avenue within the Township is located further back from the road and appear to meet the 30 ft. front yard 

setback requirements.       

  

Staff Comments 

As you see in my staff findings for the Practical Difficulty standards and General Criteria, I was unable 

to make findings in favor of each standards based on information provided by the applicants.  My 

analysis, however, is not meant to steer the Zoning Board of Appeals to deny the request or preclude 

the Zoning Board of Appeals from considering additional information provided by the applicant in 

support for each standard.  I am including a chart below to assist you in reviewing the applicable 

standards prior to making a motion to grant or deny the request. 

 

Review Standard Staff Response ZBA Determination/Comments  

Practical Diff. (a) Standard not met  

(b) Standard not met  

(c) Standard not met  

(d) Standard not met  

(e) Standard met – N/A  

Gen. Criteria (a) Standard met – N/A  

(b) Standard met – N/A  

(c) Standard not met  

(d) Standard met – N/A  

(e) Standard not met  
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Possible Motion 

Upon review of each finding, the Zoning Board of Appeals may consider a motion to take one of the 

following actions: 

 

Motion to GRANT the request for variance from Sections 313.E of the Garfield Township Zoning 

Ordinance to sixteen (16) foot variance based on findings for each Practical Difficulty standard and 

General Criteria for granting such request being met. 

 

Motion to DENY the request for variance from Sections 313.E of the Garfield Township Zoning 

Ordinance to allow a sixteen (16) foot variance based on findings for each Practical Difficulty standard 

and General Criteria for granting such request NOT being met.  

 

Please feel free to contact me if you have any questions before the meeting. 

 

Sincerely, 

 

 

Michael Green, Zoning Administrator 

Charter Township of Garfield  

 

Attachments: 

1. ZBA Application, site plan, and elevation drawings. 

2. Section 313.E of the Zoning Ordinance (R-1 District Dimensional Standards) and Section 535 

Supplemental Shoreline Regulations. 

3. ZBA-1980-26 Staff Report, Site Plan, and October 21, 1980 ZBA Minutes detailing a previously 

granted front yard variance for the attached garage facing Case Court. 

4. Email from Wayne Schoonover from the Grand Traverse County Road Commission dated 

February 16, 2024 regarding the unbuilt cul-de-sac. 
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General Notes
THE CONTRACTOR SHALL TAKE ALL NECESSARY FIELD MEASUREMENTS AND  OTHERWISE VERIFY ALL DIMENSIONS SHOWN
ON THE DRAWINGS, INCLUDING THE CONTRACTORS, SUBCONTRACTORS, AND MANUFACTURERS SHOP DRAWINGS.
SHOULD ANY ERROR OR INCONSISTENCY EXIST, THE CONTRACTOR SHALL NOT PROCEED WITH THE WORK AFFECTED
THEREBY UNTIL CORRECTIONS HAVE BEEN MADE.

CONSTRUCTION SHALL COMPLY WITH ALL CODES, STANDARD BUILDING PRACTICES AND REGULATIONS OF GOVERNING
AUTHORITIES.

VERIFY ALL WORK TO COMPLY WITH OWNER REQUIREMENTS.

SITE CONDITIONS: BY COMMENCING THE WORK , ALL CONTRACTORS ACCEPT THE CONDITIONS OF THE SITE..  ANY
DISCREPANCIES BETWEEN DRAWINGS AND ACTUAL CONDITIONS SHOULD BE BROUGHT TO THE ATTENTION OF THE OWNER
PRIOR TO BEGINNING THE WORK.

DRAWINGS: ALL CONTRACTORS SHALL REVIEW ALL DRAWINGS AND SPECIFICATIONS IF INCLUDED.  CONTRACTORS ARE
RESPONSIBLE FOR COMPLETE REVIEW.  ITEMS AFFECTING ALL TRADES ARE PLACED THROUGHOUT THE SET OF
DRAWINGS. NO "EXTRAS" FOR MISSED ITEMS IN OTHER SECTIONS WILL BE PERMITTED. THE CONTRACTOR SHALL
PROMPTLY NOTIFY THE OWNER OF ANY AMBIGUITY, INCONSISTENCY OR ERROR WHICH THEY DISCOVER UPON
EXAMINATION OF THE CONTRACT DOCUMENTS, THE SITE, OR LOCAL CONDITIONS.  THE CONTRACTOR SHALL DISTRIBUTE
COMPLETE SETS OF DRAWINGS TO ALL SUBCONTRACTORS.  DO NOT SEPARATE DRAWINGS BY DISCIPLINE.  DO NOT SCALE
DRAWINGS.

COMPLETENESS: ANY MATERIAL OR LABOR, NEITHER SHOWN ON THE DRAWINGS, NOR SPECIFIED, BUT WHICH IS
OBVIOUSLY NECESSARY TO COMPLETE THE WORK OF A SIMILAR NATURE OR TO COMPLY WITH ALL APPLICABLE CODES
SHALL BE FURNISHED.  IN THE CASE OF CONFLICTING QUANTITIES / VALUES, THE GREATER AMOUNT OR THE ONE OF
GREATER VALUE SHALL PREVAIL AND BE PROVIDED BY THE CONTRACTOR AS PART OF HIS BASE CONTRACT AND SHALL
NOT BECOME A BASIS FOR CHANGE ORDERS OR CLAIMS FOR ADDITIONAL COMPENSATION.  IN THE CASE OF CONFLICTING
OR INCONSISTENT INFORMATION, THE MOST STRINGENT REQUIREMENTS SHALL PREVAIL AND BE PROVIDED BY THE
CONTRACTOR AS PART OF HIS BASE CONTRACT AND SHALL NOT BECOME A BASIS FOR CHANGE ORDERS OR CLAIMS FOR
ADDITIONAL COMPENSATION.

PERMITS: EACH CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS, FEES, LABORS, EQUIPMENT, ETC. AS MAY BE
REQUIRED TO COMPLETE THEIR RESPECTIVE WORK CATEGORY.  CONTRACTORS SHALL FORWARD TO THE ARCHITECT A
COPY OF ALL APPROVED PERMITS, DRAWINGS AND CODE COMPLIANCE ADDENDA WITH PLAN EXAMINERS COMMENTS
WITHIN 48 HOURS OF RECEIPT OF THE SAME AT NO COST TO THE ARCHITECT.  ANY ADDITIONAL WORK REQUIRED AS A
RESULT OF PLAN REVIEWERS COMMENTS SHALL BE PROVIDED BY THE CONTRACTOR.

SUBSTITUTIONS: NO SUBSTITUTION OF SPECIFIED MATERIALS OR EQUIPMENT WILL BE ACCEPTED WITHOUT OWNER
APPROVAL.

PROTECTION: ALL CONTRACTORS SHALL BE JOINTLY RESPONSIBLE FOR TAKING ALL STEPS NECESSARY TO PROTECT THE
PUBLIC FROM INJURY AND ADJACENT PROPERTY FROM DAMAGES DURING CONSTRUCTION AS REQUIRED BY LOCAL
CODES. ALL CONTRACTORS SHALL ALSO BE RESPONSIBLE FOR PROJECT SECURITY FROM THE START OF THE WORK UNTIL
THE OWNER ACCEPTS THE PROJECT AS TOTALLY COMPLETE.

DRAWINGS INDICATE THE MINIMUM STANDARDS, SHOULD ANY WORK INDICATED BE SUBSTANDARD TO ANY ORDINANCE,
LAWS, CODES, RULES OR REGULATIONS BEARING ON THE WORK, THE CONTRACTOR SHALL EXECUTE THE WORK IN
ACCORDANCE WITH SUCH ORDINANCES, LAWS, CODES, RULES, OR REGULATIONS AS A PART OF HIS BASE CONTRACT
WITHOUT INCREASE IN COST.

ALL DIMENSIONS ARE TO ROUGH FRAMING, UNLESS OTHERWISE NOTED.

ALL DIMENSIONS ARE FROM FACE OF MASONRY, UNLESS OTHERWISE NOTED.

CONTRACTOR SHALL REMOVE ALL CONSTRUCTION DEBRIS RELATED TO THEIR WORK CATEGORY FROM JOB SITE.  ALL
CONSTRUCTION DEBRIS SHALL BE CONTAINED WITHIN LIMITS OF CONTRACT.

ALL CONTRACTORS ARE JOINTLY RESPONSIBLE TO HAVE ENTIRE AREA CLEAN AT TIME OF TURN OVER.

PRESERVATIVE-TREATMENT: ALL WOOD EXPOSED TO MOISTURE SHALL BE NON-ARSNIC PRESERVATIVE TREATED WOOD.
ALL FASTENERS IN PRESERVATIVE TREATED WOOD SHALL BE STAINLESS STEEL OR EQUIVALENT CORROSION RESISTANT
DUE TO ELECTROLYSIS CAUSED BY METALLIC CONTENT OF THE PRESERVATIVE.

MECHANICAL AND ELECTRICAL CONTRACTORS MUST COORDINATE WITH OTHER TRADES TO ASSURE COMPATIBILITY
INCLUDING, BUT NOT LIMITED TO THE FOLLOWING:
  A. STRUCTURAL LOADING
  B. POWER REQUIREMENTS
  C. CLEARING FOR INSTALLATION & MAINTENANCE

MECHANICAL, PLUMBING, AND ELECTRICAL CONTRACTORS ARE FULLY RESPONSIBLE FOR THEIR OWN WORK IN TERMS OF
BUT NOT LIMITED TO: ALL CODES, DIMENSIONS, COORDINATION WITH OTHER TRADES & ALL APPLICABLE MUNICIPAL AND
OTHER GOVERNMENTAL APPROVALS.

ALL ELECTRICAL OUTLETS SHALL BE LOCATED 18" A.F.F., UNLESS OTHERWISE NOTED.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

STRANGE ADDITION
5091 CASE COURT  .  TRAVERSE CITY  .  MI

DRAWING INDEX:

FOUNDATION
A-2 MAIN FLOOR PLAN (RENOVATAION)
A-3

NORTH & EAST ELEVATIONSA-4
SOUTH & WEST ELEVATIONSA-5
FLOOR FRAMING PLANSA-6
ROOF FRAMING PLANA-7

TITLE SHEETT-1

A-1

SECOND FLOOR PLAN (ADDITION)

DESIGN LOADS:
WIND LOADING:   115 MPH
WIND EXP. CATAGORY:  B

SEISMIC DESIGN CATEGORY: A

GROUND SNOW LOAD:  60 PSF
IMPORTANCE FACTOR:  1.0
EXP. FACTOR:   1.0
THERMAL FACTOR:   1.1 HEATED 1.2 NON-HEATED
ROOF SNOW LOAD:   51PSF (NON-HEATED) 47PSF (HEATED)

LIVE LOADS:    40 PSF (OTHER THAN SLEEPING ROOMS)
     30 PSF (SLEEPING ROOMS)
     200 PSF (GUARD / HAND RAILS)
     PSF (ROOF LIVE LOAD)
DEAD LOADS:   17 PSF FLOOR LOAD INCL. ROOF
TRUSS TOP CHORD DEAD: 7PSF
TRUSS BOTTOM CHORD:  10PSF

UNIFORM TOTAL:   64PSF ROOF

CONCENTRATED:    200#

SOIL BEARING CAP:  2000 PSI (pending soil type)
FOOTING DESIGN / MATERIAL: AS ITEMIZED ON PLANS AND DETAILS

WALL SECTIONS & DETAILSA-8
WALL SECTIONS & DETAILSA-9
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GRAPHIC SCALE: 1 inch = feet

60'40'20'10'
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Measured
Record

Legend

Iron Set
Iron Found

Concrete Monument

A/C Unit
Gas Meter
Telephone Riser
CATV Riser
Water Well

Shoreline
Fence

Overhead Electric
Centerline

LEGAL DESCRIPTION:
LOT 5, PLAT OF SILVER KNOLL
ACRES, INCLUDES INTEREST IN
PARK "A", GARFIELD TOWNSHIP,
GRAND TRAVERSE COUNTY,
MICHIGAN

Setback

NOTE:
-UNDERGROUND STRUCTURES AND
UTILITIES, IF ANY, ARE NOT SHOWN HEREON.

15'-4"

EXISTING
ASPHALT
DRIVE

SECOND STORY
ADDITION

PORCH ROOF
EXTENSION

EXIST.
HOUSE

LINE OF OVERHANGS

1.  THE INFORMATION ON THIS SITE PLAN IS AS PROVIDED BY SURVEY DATED
02.13.2024 BY MANSFIELD LAND USE CONSULTANTS.  WITH ADDITION OVERLAY PER
THE DESIGN ARCHITECT A. RINK ARCHITECTS INC.
2.  ALL FINAL MEASUREMENTS TO BE VERIFIED ON THE ACTUAL SURVEY AND SITE
PENDING APPROVALS.
3.  PROPOSED GARAGE SECOND STORY IS BASED ON THE EXISTING GARAGE FOOTPRINT
AS SHOWN ON THIS SITE PLAN.

GENERAL SITE NOTES:

SITE PLAN
1"   = 20'N
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4'-3" 3'-0" 3'-5" 3'-0" 3'-5" 3'-0"

8'
-6

"
3'

-0
"

4'
-0

"
3'

-0
"

4'
-0

"
3'

-0
"

5'
-0

"
3'

-0
"

DESIGN OPTION: EXTRA COLUMN
SEE EAST ELEVATION FOR NOTES

EXISTING GARAGE
FOOTING VERIFY

@ EXAVATION

PROPOSED COLUMN SUPPORT
FOOTING W/ PIER OR SIM

TYPICAL ALL COLUMNS

EXISTING HOUSE
FOOTING VERIFY

TO REMAIN AS-IS

F1

F1

F1 F1 F1

F1

EX
IS
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EXISTING
HOUSE

1
A-8

2
A-8

1
A-9

FOUNDATION PLAN NOTES:

TYPICAL FOUNDATION WALL LEGEND:
EXISTING HOUSE & GARAGE FOUNDATION SYSTEM TO REMAIN AS-IS UNLESS
NOTED ON PLANS VERIFY ALL EXISTING FOOTING SYSTEM AT TIME OF EXCAVATION
TO ASSURE GOOD STRUCTURAL CONDITION.

1.  CALL MISS DIG BEFORE COMENCEMENT OF ANY FOUNDATION EXCAVATION
2.  SOIL BEARING PRESSURE ASSUMED TO BE 2000 PSF MIN. UNLESS ACTUAL SOIL BORINGS ARE PROVIDED.
3.  ANY STRUCTURE ON THE DRAWINGS NOT COVERED SHALL BE VERIFIED BY AN ENGINEER AND OR
PROVIDED TO ARCHITCT FOR REVIEW AND APPROVAL.

2'-6" X 2'-6" X 10" PAD FOOTING W/ (3) # 4 BARS E.W.
SUPPORT STEEL REINF. 3" ABOVE SOIL

F3

F2

2'-0" X 2'-0" X 10" PAD FOOTING W/ (3) # 4 BARS E.W.
SUPPORT STEEL REINF. 3" ABOVE SOIL

F1

FOOTING SCHEDULE

MARK
3'-0" X 3'-0" X 10" PAD FOOTING W/ (4) # 4 BARS E.W.
SUPPORT STEEL REINF. 3" ABOVE SOIL

FOUNDATION PLAN
1/4"   =    1'-0"N
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6'-0" 4'-5" 2'-8" 4'-1"

3'
-7

"
16

'-
2"

3'
-2

"
22

'-
11

"

9'
-8

"
8"

1'
-6

"

5'-51/2" 8" 5'-81/2" 8" 5'-93/4" 8" 1'-6"

5" 10'-9" 10" 19'-101/2"

52'-111/4"

11/2" 1'-7" 11/2"

11
/2

"
1'

-7
"

11
/2

"

3'
-2

1/
2"

1
A-8

2
A-8

1
A-9

VERIFY 80" CLEAR
HEADROOM BETWEEN
DOOR & NEW STAIRS

EXISTING
OVERHEAD BEAM

DESIGN & AESTHETIC PER
OWNER SPECS

RAILINGS (36") TO MATCH
SECOND FLOOR GUARDRAIL

PORCH ROOF BEAM
PENDING ENGINEERING

EXISTING WALL TO BE
LOAD BEARING VERIFY

MINI SPLIT CONDENSOR
ON CONC. PAD VERIFY
FINAL LOCATION

PORCH ROOF BEAM
PENDING ENGINEERING P.T. 6X6 POST W/

BUILD-OUT OR WRAP
8"X8" FINISHED DIM.

POST BASE:
CULTURED STONE PER OWNER
SPEC W/ CONC OR LIMESTONE
CAP SEE ELEVATIONS

VERIFY NEW STAIR WIDTH
FLUSH W/ EXIST. WALL

EXISTING WALL TO BE
LOAD BEARING VERIFY

EXISTING WALL TO BE
LOAD BEARING VERIFY

EXISTING WALL TO BE
LOAD BEARING VERIFY

PROVIDE BLOCKING
IN WALLS AS NEEDED

FOR MONO-TRUSS SUPPORT

PROVIDE BLOCKING
IN WALLS AS NEEDED

FOR MONO-TRUSS SUPPORT

VERIFY EXISITNG DOOR
TO BE A 20 MINUNTE
RATED DOOR MIN.

ENTIRE CEILING OR EXISTING
GARAGE HAVE (1) LAYER 5/8"

TYPE "X" RATED DRYWALL
TAPED AND FINISHED

RELOCATE DOOR
TO HERE

U
P

(1
7)
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EXISTING
GARAGE

EXISTING
SEWING
STUDIO

EXISTING
KITCHEN

EXISTING
LIVING

EXISTING
MASTER

NEW STAIRS UP

COVERED
ENTRY
PORCH

COVERED
ENTRY
PORCH

ex

exex

ex

ex

ex

ex

ex

ex

ex

ex

ex

ex1
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ex
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EXISTING
HOUSE

742 SF

SQUARE FOOTAGE MATRIX:

SECOND FLOOR ADDITION:

FIRST FLOOR (EXISTING): N/A

GARAGE (EXISTING): N/A

46 SFFIRST FLOOR NEW STAIR:

NEW WALLS 2X6 (EXTERIOR CONDITIONED SPACE):
STUDS @ 16" O.C.
1/2" APPROVED SHEATHING ON EXTERIOR FACE
PRESCRIPTIVE R-21 CAVITY INSUL. W/ 1/2" GWB INTERIOR
& OWNER SPECIFIED SIDING ON OUTSIDE SURFACE OVER
TYVEK OR SIM VERIFY ALL MATERIALS ON ELEVATION DRAWINGS
OR WITH OWNER SPEC.

NEW WALLS 2X4 (INTERIOR) STUDS @ 16" O.C.
1/2" GWB BOTH SIDES UNLESS NOTED ON PLANS
INSULATION OPTIONAL UNLESS SPECIFIED ON PLANS

WALL LEGEND:

GENERAL PLAN STRUCTURAL NOTES:
1.  ENGINEERED FLOOR & ROOF SYSTEMS TO BE ENGINEERED BY THE TRUSS MANUFACTURER
2.  ALL PLAN STRUCTURE NOT NOTED OR COVERED ON THE DRAWING SET SHALL BE VERIFIED
PRIOR TO CONSTRUCTION WITH ARCHITECT OR ENGINEER.
3.  TYPICAL DOOR / WINDOW HEADER PENDING ENGINEERING OR
APPROVED EQUAL UNLESS NOTED OTHERWISE ON PLANS VERIFY ALL WINDOW DOOR HEADERS
W/ ARCHITECT / ENGINEER IF IN QUESTION.

EXISTING WALLS TO REMAINN UNLESS NOTED ON PLANS

VERIFY EXISTING WALL BETWEEN GARAGE & HOUSE (1) LAYER OF 5/8"
TYPE "X" GWB BOTH SIDES.  DRYWALL CONTINUOUS FROM CONC. FLOOR
TO UNDERSIDE OF SECOND FLOOR JOIST GARAGE SIDE FINISHED JOINTS
& PRIMED / PAINTED

FR

WINDOW OPTIONS (TYP.
ALL WINDOWS) PENDING
OWNER SPECS VERIFY

GENERAL DOOR SCHEDULE & NOTES:
GENERAL
NOTES

PANEL
STYLE

DOOR
HARDWARE

A)  DOOR / PANEL STYLE PER OWNER SPEC
B)  VERIFY HARDWARE W/ OWNER SPEC

INTERIOR
WD DOOR

3'-0"W X 6'-8"H

5'-0"W X 6'-8"H

FINISH
SPEC

EXTERIOR
DBL FRENCH DOOR

WINDOW AND DOOR MAUFACTURERS PENDING TO BE VERIFIED
PROVIDE REVIEW SPEC TO ARCHITECT PRIOR TO ORDERING

2'-6"W X 4'-6"H

1.  WINDOWS ARE ESTIMATED TO THE NEAREST INCH FOR DESIGN PURPOSES...VERIFY ALL NEW WINDOWS AND
CUT SHEETS WITH ARCHITECT PRIOR TO ORDERING.
2.  USE THE CLOSEST WINDOW SIZE THAT COMPARES TO THESE DRAWINGS
3.  REFER TO OWNER SPECS FOR ALL WINDOW INFORMATION REGARDING STYLE, COLOR, FINISH, HARDWARE ETC.
4.  ON ALL SECOND STORY WINDOWS W/ > 6'-0" SILL TO GRADE MUST MAINTAIN 2'-0" FROM FLR TO
WINDOW OPENINGS OTHERWISE PROVIDE OPENING PROTECTIVE SYSTEM TO BE VERIFIED BY ARCHITECT.
5.  ANY WINDOW LESS THAN 18" FROM GLASS TO FLOOR MUST BE TEMPERED VERIFY TEMPERED GLASS
WHERE REQUIRED BY CODE
6.  REFER TO PLAN FOR EGRESS REQUIREMENTS
7.  VERIFY ALL HAZARDOUS GLASS LOCATIONS PRIOR TO WINDOW ORDER

GENERAL WINDOW SCHEDULE / NOTES:

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

A

1.1

2.1

A)  FULL LIGHT GLASS
B)  STYLE & COLOR PER OWNER SPEC.
C)  SCREEN DOOR VERIFY

ex1
A)  RELOCATE EXISTING DOOR AS SHOWN
ON PLANS VERIFY ON SITE
B)  VERIFY DOOR CLEARANCE UNDER NEW STAIR

EXISTING DOOR RELOCATED

B A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

2'-6"W X 3'-6"H

C A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

6'-0"+W X 2'-6"H

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

1) PICTURE UNIT VERIFY

A)  DOORS EXISTING UNLESS NOTED ON PLANS
OR PER OWNER SPECSEXISTING DOOR AS-ISex

LP SMART
SIDING

DWPP

EAST
WALL

CEILING

THESE ARE RELATIVELY BASIC FINISH SUGGESTIONS FOR
PRELIMINARY BID PURPOSES.  TO BE VERIFIED W/ OWNWER
SPEC POST BID PRIOR TO CONSTRUCTION

NORTH
WALL

GENERAL ROOM FINISH SCHEDULE & NOTES:

FLOOR

COVERED ENTRY

SOUTH
WALL

01 CARPET

POLISHED CONC
FINISH

SHIP LAP

WEST
WALL

BEADBOARD

5' CORRUGATED
METAL BKSPLASH
DWPP ABOVE

TILE
PVC

CONC.

(DRYWALL  PRIMED
& PAINTED)

DWPP DWPP DWPP DWPP

DWPP DWPP DWPP DWPP

DWPP DWPP DWPP DWPP

DECKING MATERIAL (T.B.D.)

CD COMPOSITE DECKING

CD

DWPP

DWPP

DWPP

01 WOOD / VINYL

GENERAL ROOM FINISH LEGEND:
1)  THESE ARE RELATIVELY BASIC FINISH SUGGESTIONS FOR
PRELIMINARY BID PURPOSES.
2)  VERIFIED W/ OWNWER SPEC POST BID PRIOR TO CONSTRUCTION
3)  LEGEND TO EXPAND AS NEEDED FOR MULTIPLE FINISHES
UNDER THE SAME CATAGORY PER OWNER SPECS

02 CARPET
03 CARPET

02 WOOD / VINYL

NEW STAIRWAY 01 CARPET

NEW SECOND FLOOR

STORAGE ROOM

EXIST. MAIN FLOOR

UNFINISHED

FAMILY ROOM 01 CARPET

FAMILY ROOM 01 CARPET

MAIN FLOOR PLAN
1/4"   =    1'-0"N
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1
A-8

2
A-8

1
A-9

5'
-3

1/
2"

3'
-8

"
5'

-0
"

3'
-8

"
5'

-3
1/

2"

32'-41/2"

4'-83/4" 2'-6" 13'-8" 2'-6" 8'-113/4"

12
'-

51
/2

"
51

/2
"

3'
-8

"

22
'-

11
"

6'
-5

1/
2"

6'
-0

"
51

/2
"

3'
-2

1/
2"

51
/2

"
6'

-4
"

11'-61/2" 51/2" 20'-41/2"

22
'-

11
"

32'-41/2"

15'-31/2" 2'-6" 8'-4" 2'-6" 3'-9"

1'-111/2"

36" GUARDRAIL 3 1/2"
SPACING MAX. DESIGN
TO MATCH FRENCH
BALCONY RAILING

DIRECT VENT GAS CORNER
UNIT FP VERIFY WINDOW /

VENT CODE REQ'D CLEARANCE
SEE OWNER SPEC SHEET

FRENCH BALCONY
GUARDRAIL KIT

PER OWNER SPECS

VERIFY 80" CLEAR
FOR BEAM SUPPORT

UNDER THIS WALL

ALIGN WINDOWS W/
BELOW UNITS VERIFY

ALIGN WINDOWS W/
BELOW UNITS VERIFY

MINI SPLIT EXCHANGE
UNIT WALL MOUNTED or
OPTION FOR CEILING CASSETTE
VERIFY FINAL LOCATION
IN-FIELD

D
W

N

(1
7)

 R
IS
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S

@
 6

.8
" E

A.
 &

10
" T

RE
AD

S
VE
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NEW
FAMILY
ROOM

STORAGE
ROOM

2.1

1.1

A

A

BBBB

BB BB

C
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EXISTING
HOUSE

NEW 2ND
FLOOR ADDITION

742 SF

SQUARE FOOTAGE MATRIX:

SECOND FLOOR ADDITION:

FIRST FLOOR (EXISTING): N/A

GARAGE (EXISTING): N/A

46 SFFIRST FLOOR NEW STAIR:

NEW WALLS 2X6 (EXTERIOR CONDITIONED SPACE):
STUDS @ 16" O.C.
1/2" APPROVED SHEATHING ON EXTERIOR FACE
PRESCRIPTIVE R-21 CAVITY INSUL. W/ 1/2" GWB INTERIOR
& OWNER SPECIFIED SIDING ON OUTSIDE SURFACE OVER
TYVEK OR SIM VERIFY ALL MATERIALS ON ELEVATION DRAWINGS
OR WITH OWNER SPEC.

NEW WALLS 2X4 (INTERIOR) STUDS @ 16" O.C.
1/2" GWB BOTH SIDES UNLESS NOTED ON PLANS
INSULATION OPTIONAL UNLESS SPECIFIED ON PLANS

WALL LEGEND:

GENERAL PLAN STRUCTURAL NOTES:
1.  ENGINEERED FLOOR & ROOF SYSTEMS TO BE ENGINEERED BY THE TRUSS MANUFACTURER
2.  ALL PLAN STRUCTURE NOT NOTED OR COVERED ON THE DRAWING SET SHALL BE VERIFIED
PRIOR TO CONSTRUCTION WITH ARCHITECT OR ENGINEER.
3.  TYPICAL DOOR / WINDOW HEADER PENDING ENGINEERING OR
APPROVED EQUAL UNLESS NOTED OTHERWISE ON PLANS VERIFY ALL WINDOW DOOR HEADERS
W/ ARCHITECT / ENGINEER IF IN QUESTION.

EXISTING WALLS TO REMAINN UNLESS NOTED ON PLANS

VERIFY EXISTING WALL BETWEEN GARAGE & HOUSE (1) LAYER OF 5/8"
TYPE "X" GWB BOTH SIDES.  DRYWALL CONTINUOUS FROM CONC. FLOOR
TO UNDERSIDE OF SECOND FLOOR JOIST GARAGE SIDE FINISHED JOINTS
& PRIMED / PAINTED

FR

WINDOW OPTIONS (TYP.
ALL WINDOWS) PENDING
OWNER SPECS VERIFY

GENERAL DOOR SCHEDULE & NOTES:
GENERAL
NOTES

PANEL
STYLE

DOOR
HARDWARE

A)  DOOR / PANEL STYLE PER OWNER SPEC
B)  VERIFY HARDWARE W/ OWNER SPEC

INTERIOR
WD DOOR

3'-0"W X 6'-8"H

5'-0"W X 6'-8"H

FINISH
SPEC

EXTERIOR
DBL FRENCH DOOR

WINDOW AND DOOR MAUFACTURERS PENDING TO BE VERIFIED
PROVIDE REVIEW SPEC TO ARCHITECT PRIOR TO ORDERING

2'-6"W X 4'-6"H

1.  WINDOWS ARE ESTIMATED TO THE NEAREST INCH FOR DESIGN PURPOSES...VERIFY ALL NEW WINDOWS AND
CUT SHEETS WITH ARCHITECT PRIOR TO ORDERING.
2.  USE THE CLOSEST WINDOW SIZE THAT COMPARES TO THESE DRAWINGS
3.  REFER TO OWNER SPECS FOR ALL WINDOW INFORMATION REGARDING STYLE, COLOR, FINISH, HARDWARE ETC.
4.  ON ALL SECOND STORY WINDOWS W/ > 6'-0" SILL TO GRADE MUST MAINTAIN 2'-0" FROM FLR TO
WINDOW OPENINGS OTHERWISE PROVIDE OPENING PROTECTIVE SYSTEM TO BE VERIFIED BY ARCHITECT.
5.  ANY WINDOW LESS THAN 18" FROM GLASS TO FLOOR MUST BE TEMPERED VERIFY TEMPERED GLASS
WHERE REQUIRED BY CODE
6.  REFER TO PLAN FOR EGRESS REQUIREMENTS
7.  VERIFY ALL HAZARDOUS GLASS LOCATIONS PRIOR TO WINDOW ORDER

GENERAL WINDOW SCHEDULE / NOTES:

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

A

1.1

2.1

A)  FULL LIGHT GLASS
B)  STYLE & COLOR PER OWNER SPEC.
C)  SCREEN DOOR VERIFY

ex1
A)  RELOCATE EXISTING DOOR AS SHOWN
ON PLANS VERIFY ON SITE
B)  VERIFY DOOR CLEARANCE UNDER NEW STAIR

EXISTING DOOR RELOCATED

B A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

2'-6"W X 3'-6"H

C A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

6'-0"+W X 2'-6"H

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

1) PICTURE UNIT VERIFY

A)  DOORS EXISTING UNLESS NOTED ON PLANS
OR PER OWNER SPECSEXISTING DOOR AS-ISex

LP SMART
SIDING

DWPP

EAST
WALL

CEILING

THESE ARE RELATIVELY BASIC FINISH SUGGESTIONS FOR
PRELIMINARY BID PURPOSES.  TO BE VERIFIED W/ OWNWER
SPEC POST BID PRIOR TO CONSTRUCTION

NORTH
WALL

GENERAL ROOM FINISH SCHEDULE & NOTES:

FLOOR

COVERED ENTRY

SOUTH
WALL

01 CARPET

POLISHED CONC
FINISH

SHIP LAP

WEST
WALL

BEADBOARD

5' CORRUGATED
METAL BKSPLASH
DWPP ABOVE

TILE
PVC

CONC.

(DRYWALL  PRIMED
& PAINTED)

DWPP DWPP DWPP DWPP

DWPP DWPP DWPP DWPP

DWPP DWPP DWPP DWPP

DECKING MATERIAL (T.B.D.)

CD COMPOSITE DECKING

CD

DWPP

DWPP

DWPP

01 WOOD / VINYL

GENERAL ROOM FINISH LEGEND:
1)  THESE ARE RELATIVELY BASIC FINISH SUGGESTIONS FOR
PRELIMINARY BID PURPOSES.
2)  VERIFIED W/ OWNWER SPEC POST BID PRIOR TO CONSTRUCTION
3)  LEGEND TO EXPAND AS NEEDED FOR MULTIPLE FINISHES
UNDER THE SAME CATAGORY PER OWNER SPECS

02 CARPET
03 CARPET

02 WOOD / VINYL

NEW STAIRWAY 01 CARPET

NEW SECOND FLOOR

STORAGE ROOM

EXIST. MAIN FLOOR

UNFINISHED

FAMILY ROOM 01 CARPET

FAMILY ROOM 01 CARPET

SECOND FLOOR ADDITION
1/4"   =    1'-0"N
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1'
-4

"
1"

POTENTIAL VAULTED
CEILING 2:12 +/-
OR FLAT PENDING

WROUGHT IRON
FRENCH BALCONY UNIT PER

OWNER SPECS. VERIFY

DESIGN OPTION: IN-FILL
EXIST. OPEN AREA W/
NEW ROOF?

WORK AREA:
NEW FRONT PORCH & ENTRY
W/ NEW COLUMNS

WORK AREA:
NEW SECOND FLOOR
ADDITION OVER EXIST.
GARAGE

BID OPTION:
HORZONTAL LEDGESTONE
OR SIM CULTURED SPEC
PER OWNER

8"X8" WOOD WRAPPED
COLUMN FINISH PER

OWNER SPECS

CONT. RIDGE VENTING

METAL ROOF

CONT. RIDGE VENTING

METAL ROOF

METAL ROOF

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

NEW GARAGE DOOR
PER OWNER SPEC SEE

PHOTO RESEARCH 1X10 ACCENT BASE
BOARD W/ FLASING

WINDOW & DOOR TRIM TYP.
3 1/2" PVC TRIM OR SIM

HORIZONTAL LAP OR
SIM SIDING PER SEE

OWNER SPEC

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

CEDAR SHINGLE
OR SIM SIDING

1X10 ACCENT TRANSITION
BOARD W/ FLASING

CEDAR SHINGLE
OR SIM SIDING

1'-6" AFF
2'-0" AFF

8'-3" EXIST.
CEILING

0'-0" MAIN FLR.

0'-0" NEW
FLOOR

0'-0" NEW
TRUSS BRG

8'-0" AFF

7'-6" AFF

1.1

2'-0" AFF

A A

3.5
12

OPTION 4

ex

ex

7'-6" AFF

4
12

4
12

2
12

80" CLEAR
HEADROOM

STAIR OVERLAY

EXIST. ROOF LINES

WORK AREA:
NEW FRONT PORCH &

ENTRY W/ NEW COLUMNS

WORK AREA:
NEW SECOND FLOOR

ADDITION OVER EXIST.
GARAGE

CONT. RIDGE VENTING

METAL ROOF

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

HORIZONTAL LAP OR
SIM SIDING PER SEE

OWNER SPEC

CEDAR SHINGLE
OR SIM SIDING

WINDOW & DOOR TRIM TYP.
3 1/2" PVC TRIM OR SIM

1X10 ACCENT BASE
BOARD W/ FLASING

BID OPTION:
HORZONTAL LEDGESTONE
OR SIM CULTURED SPEC
PER OWNER

8"X8" WOOD WRAPPED
COLUMN FINISH PER

OWNER SPECS

METAL ROOF

VERIFY EXIST.
RIDGE LINE VS
NEW WALL

3'-0" AFF

1'-6" AFF
2'-0" AFF

8'-3" EXIST.
CEILING

0'-0" MAIN FLR.

-3" GARAGE FLR

0'-0" NEW
TRUSS BRG

3.35
12

8'-3" EXIST.
CEILING

0'-0" NEW
FLOOR

3'-0" AFF

B B B B

ex

ex ex

7'-6" AFF

WINDOW OPTIONS (TYP.
ALL WINDOWS) PENDING
OWNER SPECS VERIFY

GENERAL DOOR SCHEDULE & NOTES:
GENERAL
NOTES

PANEL
STYLE

DOOR
HARDWARE

A)  DOOR / PANEL STYLE PER OWNER SPEC
B)  VERIFY HARDWARE W/ OWNER SPEC

INTERIOR
WD DOOR

3'-0"W X 6'-8"H

5'-0"W X 6'-8"H

FINISH
SPEC

EXTERIOR
DBL FRENCH DOOR

WINDOW AND DOOR MAUFACTURERS PENDING TO BE VERIFIED
PROVIDE REVIEW SPEC TO ARCHITECT PRIOR TO ORDERING

2'-6"W X 4'-6"H

1.  WINDOWS ARE ESTIMATED TO THE NEAREST INCH FOR DESIGN PURPOSES...VERIFY ALL NEW WINDOWS AND
CUT SHEETS WITH ARCHITECT PRIOR TO ORDERING.
2.  USE THE CLOSEST WINDOW SIZE THAT COMPARES TO THESE DRAWINGS
3.  REFER TO OWNER SPECS FOR ALL WINDOW INFORMATION REGARDING STYLE, COLOR, FINISH, HARDWARE ETC.
4.  ON ALL SECOND STORY WINDOWS W/ > 6'-0" SILL TO GRADE MUST MAINTAIN 2'-0" FROM FLR TO
WINDOW OPENINGS OTHERWISE PROVIDE OPENING PROTECTIVE SYSTEM TO BE VERIFIED BY ARCHITECT.
5.  ANY WINDOW LESS THAN 18" FROM GLASS TO FLOOR MUST BE TEMPERED VERIFY TEMPERED GLASS
WHERE REQUIRED BY CODE
6.  REFER TO PLAN FOR EGRESS REQUIREMENTS
7.  VERIFY ALL HAZARDOUS GLASS LOCATIONS PRIOR TO WINDOW ORDER

GENERAL WINDOW SCHEDULE / NOTES:

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

A

1.1

2.1

A)  FULL LIGHT GLASS
B)  STYLE & COLOR PER OWNER SPEC.
C)  SCREEN DOOR VERIFY

ex1
A)  RELOCATE EXISTING DOOR AS SHOWN
ON PLANS VERIFY ON SITE
B)  VERIFY DOOR CLEARANCE UNDER NEW STAIR

EXISTING DOOR RELOCATED

B A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

2'-6"W X 3'-6"H

C A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

6'-0"+W X 2'-6"H

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

1) PICTURE UNIT VERIFY

A)  DOORS EXISTING UNLESS NOTED ON PLANS
OR PER OWNER SPECSEXISTING DOOR AS-ISex

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

EAST ELEVATION 4

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

NORTH ELEVATION 4
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1'
-4

"
1"

EXISTING CRAFT ROOM
DOOR CLEARANCE TO
UNDER SIDE OF STAIR

80" CLEAR
HEADROOM

STAIR OVERLAY

WORK AREA:
NEW SECOND FLOOR

ADDITION OVER EXIST.
GARAGE

CONT. RIDGE VENTING

METAL ROOF

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

ACCENT ROOF STRUTS
WROUGHT IRON TO
TO MATCH TYP. ALL

HORIZONTAL LAP OR
SIM SIDING PER SEE
OWNER SPEC

CEDAR SHINGLE
OR SIM SIDING

WINDOW & DOOR TRIM TYP.
3 1/2" PVC TRIM OR SIM

1X10 ACCENT BASE
BOARD W/ FLASING

1X10 ACCENT TRANSITION
BOARD W/ FLASING

DIRECT VENT PENDING
FINAL SPEC & LOC.

3'-0" AFF

1'-6" AFF
2'-0" AFF

8'-3" EXIST.
CEILING

0'-0" MAIN FLR.

-3" GARAGE FLR

8'-3" EXIST.
CEILING

0'-0" MAIN FLR.

0'-0" NEW
FLOOR

0'-0" NEW
TRUSS BRG

BB

3'-0" AFF

BB

exex

WORK AREA:
NEW SECOND FLOOR

ADDITION OVER EXIST.
GARAGE

POTENTIAL VAULTED
CEILING 2:12 +/-
OR FLAT PENDING

CONT. RIDGE VENTING

METAL ROOF

WINDOW & DOOR TRIM TYP.
3 1/2" PVC TRIM OR SIM

CEDAR SHINGLE
OR SIM SIDING

CEDAR SHINGLE
OR SIM SIDING

3'-0" AFF

1'-6" AFF
2'-0" AFF

8'-3" EXIST.
CEILING

0'-0" MAIN FLR.

3'-0" AFF

0'-0" NEW
TRUSS BRG

C

ex

ex

exex
ex

4
12

4
12 2

12

WINDOW OPTIONS (TYP.
ALL WINDOWS) PENDING
OWNER SPECS VERIFY

GENERAL DOOR SCHEDULE & NOTES:
GENERAL
NOTES

PANEL
STYLE

DOOR
HARDWARE

A)  DOOR / PANEL STYLE PER OWNER SPEC
B)  VERIFY HARDWARE W/ OWNER SPEC

INTERIOR
WD DOOR

3'-0"W X 6'-8"H

5'-0"W X 6'-8"H

FINISH
SPEC

EXTERIOR
DBL FRENCH DOOR

WINDOW AND DOOR MAUFACTURERS PENDING TO BE VERIFIED
PROVIDE REVIEW SPEC TO ARCHITECT PRIOR TO ORDERING

2'-6"W X 4'-6"H

1.  WINDOWS ARE ESTIMATED TO THE NEAREST INCH FOR DESIGN PURPOSES...VERIFY ALL NEW WINDOWS AND
CUT SHEETS WITH ARCHITECT PRIOR TO ORDERING.
2.  USE THE CLOSEST WINDOW SIZE THAT COMPARES TO THESE DRAWINGS
3.  REFER TO OWNER SPECS FOR ALL WINDOW INFORMATION REGARDING STYLE, COLOR, FINISH, HARDWARE ETC.
4.  ON ALL SECOND STORY WINDOWS W/ > 6'-0" SILL TO GRADE MUST MAINTAIN 2'-0" FROM FLR TO
WINDOW OPENINGS OTHERWISE PROVIDE OPENING PROTECTIVE SYSTEM TO BE VERIFIED BY ARCHITECT.
5.  ANY WINDOW LESS THAN 18" FROM GLASS TO FLOOR MUST BE TEMPERED VERIFY TEMPERED GLASS
WHERE REQUIRED BY CODE
6.  REFER TO PLAN FOR EGRESS REQUIREMENTS
7.  VERIFY ALL HAZARDOUS GLASS LOCATIONS PRIOR TO WINDOW ORDER

GENERAL WINDOW SCHEDULE / NOTES:

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

A

1.1

2.1

A)  FULL LIGHT GLASS
B)  STYLE & COLOR PER OWNER SPEC.
C)  SCREEN DOOR VERIFY

ex1
A)  RELOCATE EXISTING DOOR AS SHOWN
ON PLANS VERIFY ON SITE
B)  VERIFY DOOR CLEARANCE UNDER NEW STAIR

EXISTING DOOR RELOCATED

B A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

2'-6"W X 3'-6"H

C A) MULLED AS SHOWN IN ELEVATIONS / PLAN
B) SEE ELEVATIONS FOR MULLING PATTERN
C) HARDWARE SYLE / FINISH PER OWNER SPEC

6'-0"+W X 2'-6"H

1) TILT-WASH DOUBLE HUNG
2) IN-SWING CASEMENT

1) PICTURE UNIT VERIFY

A)  DOORS EXISTING UNLESS NOTED ON PLANS
OR PER OWNER SPECSEXISTING DOOR AS-ISex

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

SOUTH ELEVATION 4

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

WEST ELEVATION 4
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742 SF

SQUARE FOOTAGE MATRIX:

SECOND FLOOR ADDITION:

FIRST FLOOR (EXISTING): N/A

GARAGE (EXISTING): N/A

46 SFFIRST FLOOR NEW STAIR:

NEW WALLS 2X6 (EXTERIOR CONDITIONED SPACE):
STUDS @ 16" O.C.
1/2" APPROVED SHEATHING ON EXTERIOR FACE
PRESCRIPTIVE R-21 CAVITY INSUL. W/ 1/2" GWB INTERIOR
& OWNER SPECIFIED SIDING ON OUTSIDE SURFACE OVER
TYVEK OR SIM VERIFY ALL MATERIALS ON ELEVATION DRAWINGS
OR WITH OWNER SPEC.

NEW WALLS 2X4 (INTERIOR) STUDS @ 16" O.C.
1/2" GWB BOTH SIDES UNLESS NOTED ON PLANS
INSULATION OPTIONAL UNLESS SPECIFIED ON PLANS

WALL LEGEND:

GENERAL PLAN STRUCTURAL NOTES:
1.  ENGINEERED FLOOR & ROOF SYSTEMS TO BE ENGINEERED BY THE TRUSS MANUFACTURER
2.  ALL PLAN STRUCTURE NOT NOTED OR COVERED ON THE DRAWING SET SHALL BE VERIFIED
PRIOR TO CONSTRUCTION WITH ARCHITECT OR ENGINEER.
3.  TYPICAL DOOR / WINDOW HEADER PENDING ENGINEERING OR
APPROVED EQUAL UNLESS NOTED OTHERWISE ON PLANS VERIFY ALL WINDOW DOOR HEADERS
W/ ARCHITECT / ENGINEER IF IN QUESTION.

EXISTING WALLS TO REMAINN UNLESS NOTED ON PLANS

VERIFY EXISTING WALL BETWEEN GARAGE & HOUSE (1) LAYER OF 5/8"
TYPE "X" GWB BOTH SIDES.  DRYWALL CONTINUOUS FROM CONC. FLOOR
TO UNDERSIDE OF SECOND FLOOR JOIST GARAGE SIDE FINISHED JOINTS
& PRIMED / PAINTED

FR

4'
-9

1/
2"

4'
-2

"
5'

-0
"

4'
-2

"
4'

-9
1/

2"

32'-41/2"

4'-83/4" 2'-6" 13'-73/4" 2'-6" 9'-0"

11
'-

51
/2

"
1'

-0
"

51
/2

"
3'

-8
"

1'
-0

"

22
'-

11
"

11'-61/2" 51/2" 20'-41/2"

22
'-

11
"

32'-41/2"

15'-31/2" 2'-6" 8'-4" 2'-6" 3'-9"

11'-61/2"

2'-0"

GIRDER TRUSS AS PER
TRUSS MANUF ENG.

GIRDER TRUSS
CANTILEVER
(IF POSSIBLE)

LOAD BEARING
WALL FIRST FLOOR
LOAD BEARING
WALL FIRST FLOOR

REINFORCE EXIST.
HEADER AS NEEDED
PENDING ENG.

FLOOR TRUSSES TO
HANG FROM GT

CANTILEVER 2-3 FLR
TRUSSES OF POSSIBLE

NEW
FAMILY
ROOM

OFFICE

STORAGE
ROOM

FLOOR SYSTEM FLOOR TRUSS NOTES:
1.  THIS DRAWING IS FOR BASIC LAYOUT AND GENERAL INFORMATION ONLY
REFER TO THE MANUF. SHOP DRAWINGS AND LAYOUT + DETAILS FOR
CONSTRUCTION PURPOSES.
2.  ALL TJI FLOOR SHOPS SHALL BE REVIEWED BY ARCH OR ENGINEER
PRIOR TO ORDER + MANUF.

GT1

GT2

B1

(1
6"?

) F
LO

OR

TRUSSES

(1
6

"?
) 

FL
O

O
R

TR
U

SS
ES

M
O

N
O

-
TR

U
S

S
ES

FLOOR FRAMING PLAN
1/4"   =    1'-0"N

O
R
TH
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742 SF

SQUARE FOOTAGE MATRIX:

SECOND FLOOR ADDITION:

FIRST FLOOR (EXISTING): N/A

GARAGE (EXISTING): N/A

46 SFFIRST FLOOR NEW STAIR:

NEW WALLS 2X6 (EXTERIOR CONDITIONED SPACE):
STUDS @ 16" O.C.
1/2" APPROVED SHEATHING ON EXTERIOR FACE
PRESCRIPTIVE R-21 CAVITY INSUL. W/ 1/2" GWB INTERIOR
& OWNER SPECIFIED SIDING ON OUTSIDE SURFACE OVER
TYVEK OR SIM VERIFY ALL MATERIALS ON ELEVATION DRAWINGS
OR WITH OWNER SPEC.

NEW WALLS 2X4 (INTERIOR) STUDS @ 16" O.C.
1/2" GWB BOTH SIDES UNLESS NOTED ON PLANS
INSULATION OPTIONAL UNLESS SPECIFIED ON PLANS

WALL LEGEND:

GENERAL PLAN STRUCTURAL NOTES:
1.  ENGINEERED FLOOR & ROOF SYSTEMS TO BE ENGINEERED BY THE TRUSS MANUFACTURER
2.  ALL PLAN STRUCTURE NOT NOTED OR COVERED ON THE DRAWING SET SHALL BE VERIFIED
PRIOR TO CONSTRUCTION WITH ARCHITECT OR ENGINEER.
3.  TYPICAL DOOR / WINDOW HEADER PENDING ENGINEERING OR
APPROVED EQUAL UNLESS NOTED OTHERWISE ON PLANS VERIFY ALL WINDOW DOOR HEADERS
W/ ARCHITECT / ENGINEER IF IN QUESTION.

EXISTING WALLS TO REMAINN UNLESS NOTED ON PLANS

VERIFY EXISTING WALL BETWEEN GARAGE & HOUSE (1) LAYER OF 5/8"
TYPE "X" GWB BOTH SIDES.  DRYWALL CONTINUOUS FROM CONC. FLOOR
TO UNDERSIDE OF SECOND FLOOR JOIST GARAGE SIDE FINISHED JOINTS
& PRIMED / PAINTED

FR

1'-4" 32'-41/2" 1'-4"

11
'-

51
/2

"
1'

-0
"

51
/2

"
3'

-8
"

1'
-0

"

1'
-4

"
22

'-
11

"
1'

-4
"

11'-61/2" 51/2" 20'-41/2"

1'
-4

"
22

'-
11

"
1'

-4
"

1'-4" 32'-41/2" 1'-4"

4'-6" 1'-9"

VERIFY SPACING
FOR SNOW &
DRIFT LOADING

PROCH COLUMN & BEAM
SUPERIMPOSED FROM BELOW
PROCH COLUMN & BEAM
SUPERIMPOSED FROM BELOW

NEW ROOF TO BE FRAMED
OVER EXISTING FIELD VERIFY
EXIST. CONDITIONS & STRUCTURE

NEW VALLEY BEAM
PENDING ENG.

OPTION FOR 2X12
HAND FRAMED?

PROVIDE BLOCKING
IN WALLS AS NEEDED

FOR MONO-TRUSS SUPPORT

PROVIDE BLOCKING
IN WALLS AS NEEDED

FOR MONO-TRUSS SUPPORT

1.  THIS DRAWING IS FOR BASIC LAYOUT AND GENERAL INFORMATION ONLY
REFER TO THE MANUF. SHOP DRAWINGS AND LAYOUT + DETAILS FOR
CONSTRUCTION PURPOSES.
2.  ALL TJI FLOOR SHOPS SHALL BE REVIEWED BY ARCH OR ENGINEER
PRIOR TO ORDER + MANUF.

ROOF TRUSS SYSTEM NOTES:

GT1

M
O

N
O

-
TR

U
S

S
ES

TR
USSES

ROOF SCIS
SOR

TRUSSES

PORCH R
OOF

TRUSSES

2X
12

 H
AND

FR
AMED

 V
ER

IF
Y

2X
12

 H
AN

D

FR
AM

ED
 V

ER
IF

Y

ROOF FRAMING PLAN
1/4"   =    1'-0"N

O
R
TH
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1'-6"

EXISITNG FOUNDATION WALL
& FOOTING SYSTEM TO REMAIN
AS-IS VERIFY

EXISTING WALL SYSTEM
TO REMIAN AS-IS

5/8" TYPE "X" GWB ENTIRE
GARAGE CEILING

FLOOR TRUSS:
16" ASSUMED DEPTH
VERIFY W/ MANUF
ENGINEERING & LAYOUT

FLOOR SYSTEM INSULATION
PRESCRIPTIVE R-35

WALL INSULATION
PRESCRIPTIVE R-21

SCISSOR TRUSSES @ 2' O.C.
REFER TO MANUF. SPECS

+ CEMENT BOARD OR LP SMART SIDING OR
SIM VERIFY ON ELEVATIONS COLOR PER OWNER SPEC.
+ EXTERIOR APA APPROVED SHEATHING
+ 2X6 STUDS @ 16" O.C.
+ (STUD CAVITY SPACE INSULATION (R-21 PRESCRIPTIVE)
OR COORDINATE W/ ENERGY CODE AUDIT
+ 1/2" DRYWALL ON INTERIOR FINISHED / PAINTED

STANDING SEAM OR OTHER
METAL ROOF OPTION

GRACE ICE & WATER SHEILD
FIRST 6-0 UP FROM FACIA

(R-49 PRESCRIPTIVE) OR INSULATION TO BE
COORDINATED W/ ENERGY CODE AUDIT

TRUVENT SOFFIT
OR SIM VERIFY

PROVIDE AIR FLOW
BAFFLES 2" MIN

METAL DRIP EDGE
+ METAL FASCIA

DOUBLE 2X6 TOP PLATE
STRAP DOWN EA TRUSS
W/ SIMPSON H1 OR H2
HURRICANE CLIP

SLOPED:  5/8" DRYWALL CEILING

CONTINUOUS
RIDGE VENT

METAL ROOF UNDERLAYMENT
AS APPROVED BY MANUF. SPEC
APA APPROVED ROOF DECK W/

CLIPS AS REQ'D

SOFFIT + FASCIA
TO MATCH EXIST.

VERIFY FINAL
OVERHANG DIM.

2X FACIA & 1XTRIM BAORD
VERIFY DETAIL PAINTED

CAULK @ CMU & FLASH

9" BASE BOARD MATERIAL
SPEC PENDING

0'-0" GARAGE SLAB

8'-6 1/2" EXIST. GARAGE CEILING
FLOOR BEARING VERIFY

8'
-6

 1
/2

" 
EX

IS
T.

G
A
R
A
G

E 
C
EI

LI
N

G

CONDITIONED
SPACE

SECOND FLOOR
ADDITION

12

4

8'-0" TRUSS BEARING

PEAK:  SEE
ELEVATIONS

12

2 OR 3

EXISTSING
GARAGE

(UN-CONDITIONED)

SCALE: 3/4"   =    1'-0"2 WALL SECTION (HOUSE / GARAGE)
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1'-10"

91/2"

8"

13/4"

1'-4"
13/4"

2'
-0

"
4"

8"
V
ER

IF
Y

21
/2

"

10'-0"

1'
-9

"

7'
-6

"

1'-10"

91/2"

8"

2'
-0

"
4"

8"
4'

-3
1/

2"
21

/2
"

1'-8"

CULTURED STONE
PER OWNER SPECS

CONC. OR
LIMESTONE CAP

WRAP DECORATIVE TRIM
AROUND POST VERIFY
FINAL MATERIAL
PAINTED

CONC. PAD FOOTING
SEE FOUNDATION PLAN

TYP. CMU PIER:  16"X16"X8" PILASTER
BLOCK OR EQUAL POUR SOLID W/
(4) #4 BARS VERT. & #3 TIES @ 12"

APPROVED SIMPSON POST
BASE PENDING ENGINEERING

18" PATIO TO GRADE

#4 BENT BARS @ 2'-0"
O.C. EXTEND INTO SLAB

AND FDN 12" TYP.

PORCH BEAM PENDING ENGINEERING
VERIFY ESTIMATED 11 1/4" TALL
PROVIDE COLUMN BEAM SIMPSON CAP

P.T. 6" X 6" PORCH COLUMN
W/ 8" SQARE WHITE WOOD OR

FIBERGLASS WRAP TYP ALL
COLUMNS

(2) #4 REBAR @ 3"
FROM TOP OF WALL. EXISTING PATIO TO BE

SAW-CUT IN AREAS OF
COLUMNS

PRE-ENGINEERED TRUSSES AS
PER MANUF. SPECS

VERIFY DESIGN W/ ARCHITECT

CEILING  BEADBOARD
OR T&G CEDAR
FINISH SPEC PENDING

2X NAILER FRIEZE
BOARD

SOFFIT TRUVENT WHITE

PROVIDE AIR FLOW
BAFFLES 2" MIN IF

NEEDED

DRIP EDGE
METAL / WHITE

2X FACIA & 1XTRIM
BAORD  WHITE

APA APPROVED ROOF DECK W/
METAL CLIPS AS REQ'D

STANDING SEAM METAL ROOF
OR SIM APPROVED UNDERLAYMENT &

GRACE ICE & WATER SHEILD
FIRST 6-0 UP FROM FACIA

HANGER TRUSS FROM
BEAM TYP OR ALT.
W/ SIMPSON H-1 OR H-2
HURRICANE CLIP

MIN.  INSULATION TO BE
COORDINATED W/ ENERGY
CODE AUDIT (R-49 MIN)

COORDINATE W/
EXIST. RIDGE SEE

ELEVATIONS

P.T. WOOD FRAMING FOR
CULTURED STONE W/ DURA

ROCK SHEATHING WIRE
MESH & SCRATCH COAT

EXISITNG FOUNDATION WALL
& FOOTING SYSTEM TO REMAIN
AS-IS VERIFY

EXISTING WALL SYSTEM
TO REMIAN AS-IS

CAULK @ CMU & FLASH

9" BASE BOARD MATERIAL
SPEC PENDING

2X10 LEDGER BOARD LOC. VERIFY
USE ENGINEERED HANGERS

OR EQUAL @ ALL TRUSSES  OR
RAFTERS PENDING FINAL BID

ATTACH BOARD TO SHEATHING
PENDING ENG.

FLASH OR GRACE ICE WATER
SHIELD NEW ROOF INTO WALL
2'-0" MIN UNDER EXIST. SIDING

CAULK @ SIDING

APROX. FLR TO
TOP OF TRUSS
TO BE VERIFIED

HANG FLR TRUSSES FROM
GIRDER TRUSS ON NORTH
WALL VERIFY W/ TRUSS MANF.
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7'-6" CEILING

7'-0" BEARING
+/- VERFIY

0'-0" GARAGE SLAB

8'-6 1/2" EXIST. GARAGE CEILING
FLOOR BEARING VERIFY

PEAK:  SEE
ELEVATIONS

EXISTING
GARAGE

NEW
ADDITION

SCALE: 3/4"   =    1'-0"1 WALL SECTION ENTRY ROOF







SECTION 535 SUPPLEMENTAL SHORELINE REGULATIONS 

Purpose. The intent of this Section is to preserve and protect the water quality of the lakes and streams of 
our region.  These regulations seek to balance the protection of the ecosystem while allowing 
development where appropriate.  Methods to accomplish this purpose include, but are not limited to, 
preservation and/or enhancement of vegetation along lake-stream banks, maintaining lake-stream bank 
stabilization, preventing sediment from entering the water bodies, allowing for nutrient absorption, 
providing wildlife habitat and corridors, screening man-made structures, and providing shade, wood or 
wooden fiber material along the shoreline.  

A. Setbacks from Lakes, Rivers, and Streams  
(1) Every commercial, industrial or multi-family residential building hereafter erected having 

frontage on any body of water, with the exception of Silver and Boardman Lakes, and with the 
exception of on-site storm water ponds and artificial water bodies created as part of the site’s 
landscape treatment, shall be set back at least seventy-five (75) feet from the watermark or 
normal stream bank.  Single family residential uses shall observe a setback of fifty (50) feet.  
Along those sections of the Boardman River controlled under the Natural River Act, PA 231 of 
1970, as amended, setbacks shall be as required by the Act. 

(2) Every building hereafter erected having frontage on Silver and Boardman Lakes shall set back at 
least fifty (50) feet from the water mark. 

(3) Storm water retention or detention ponds, with the exception of customary release structures 
including pipe, swales and ditches shall be set back fifty (50) feet from a natural lake or normal 
stream bank. 

(4) Streets and access drives other than where they intersect lakes or streams and for such a distance 
as is required to cross a lake or stream shall be set back fifty (50) feet from a watermark or normal 
stream bank. 
 

B. Minimum Construction Elevations - Silver Lake  
Within five hundred (500) feet of Silver Lake, the lowest grade for any building construction or 
accessory building construction shall be elevation 866.N.V.G.D. (NOTE- SILVER LAKE WATER 
MARK - 862.32 feet above sea level USGSD.  

C. Riparian Vegetative Buffers  
(1) Required. A vegetated buffer strip shall parallel and extend thirty-five (35) feet inland from all 

points along the water mark of a lake-stream shoreline or normal stream bank, with the exception 
of on-site storm water ponds and artificial water bodies created as a part of site landscape 
treatment which does not flow or overflow into a natural lake-stream.  The general standards for 
the buffer strip are as follows: 
(a) The buffer strip shall consist of native trees, shrubs and other vegetation.  Dead, diseased, 

unsafe or fallen trees and noxious plants and shrubs, including poison ivy, poison sumac and 
poison oak, may be removed.  Trees and shrubs shall not be removed but may be pruned for 
a filtered view of the lake-stream, however, clear cutting shall be prohibited. 

(b) Subject to (1) above; ground cover vegetation shall be left in a natural state and shall not be 
removed.  Chemical control and/or fertilization of vegetation shall be prohibited. 

(c) Footpaths, bicycle paths and hiking paths as well as fences, walls and stairways may be 
constructed under the following conditions: 
(i) All paths and stairways must be constructed in a location and manner to avoid soil and 

slope failure. 



(ii) Construction shall avoid removal of existing trees, shrubs and any other vegetation 
whenever feasible. 

(2) Reduction. In the event that the application of the vegetated buffer strip standards of this Section, 
together with any other dimensional restrictions applicable under this Ordinance, results in a 
legal parcel that cannot be reasonably developed for permitted land uses in the district within 
which the property is located, the Planning Commission may approve a reduction of the buffer 
area upon a finding that the proposed site plan provides the maximum possible buffer strip, 
while permitting a reasonable use of the property. 

 
D. Filling and Grading within 200 Feet of the Water Mark or Stream Bank 

The following rules shall apply to any filling, grading or any other earth movement within 200 feet of 
the water mark or normal stream bank of any lake, river, stream, or other body of water to prevent 
harmful erosion and related sedimentation: 
(1) The smallest amount of bare ground shall be exposed for as short a time as feasible. 
(2) Temporary ground cover such as mulch must be used as soon as possible and permanent cover 

such as sod be planted. 
(3) Diversions, silting basins, terraces and other methods must be used to trap any sediment. 
(4) Fill must be stabilized according to accepted engineering practices. 
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Mike Green

From: Wayne Schoonover <wschoonover@gtcrc.org>
Sent: Friday, February 16, 2024 11:04 AM
To: justin@versatiletc.com
Cc: Alan Strange; Mike Green
Subject: RE: Case ct. Cal-de-sac 

Good morning Justin, 
 
As discussed this morning during our phone call, the platted cul-de-sac of Case Court within the platted 
subdivision of Silver Knoll Acres, established in 1970, does not serve as a turn-around any longer as Case Court was 
joined to Roman Drive. 
 
As far as the Road Commission would be concerned with this Right-Of-Way (ROW), no permanent structures or 
trees/large bushes are permitted to be constructed/planted in the ROW.  The Grand Traverse County Road Commission 
has no jurisdiction outside of the ROW and would have no opinion of proposed construction at 5091 Court Case 
provided the existing driveway is unaffected. 
 
Please feel free to share this information as needed. 
 

Wayne A. Schoonover, PE 
 
Wayne A. Schoonover, PE 
Grand Traverse County Road Commission 

 
 
 

From: Alan Strange <strangeae@aol.com>  
Sent: Friday, February 16, 2024 8:50 AM 
To: Wayne Schoonover <wschoonover@gtcrc.org> 
Subject: Re: Case ct. Cal-de-sac  
 
Good morning Wayne  
 
What’s the chances of you calling me today  
about this issue.   
 
Just got an email from the builder and he 
was told to talk to you folks about it…. 
 
Thank you for your time…… 

Alan Strange.  
Sent from my iPhone 
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On Feb 7, 2024, at 8:40 AM, Alan Strange <strangeae@aol.com> wrote: 

Good morning Wayne, 
 
It would be more like 21,000’ from there to here, and that’s ok,  
you are closer to the information then I am at this point. 
 
At best, all that would be gained here would be the removal of 
the 30’ set back rule and that’s all that’s needed. 
 
again thank you for your time……. 
 
2313134973….. 
 
Alan Strange.  
Sent from my iPhone 
 

On Feb 7, 2024, at 7:36 AM, Wayne Schoonover <wschoonover@gtcrc.org> wrote: 

  
Good morning Alan, 
  
I am not opposed to speaking to you about this on a very general basis, like t aa 10,000 
foot view, but I am not a lawyer and don’t want to lead you in a wrong direction. 
  

Wayne A. Schoonover, PE 
  
Wayne A. Schoonover, PE 
Grand Traverse County Road Commission 
<image001.png> 
  
  

From: Alan Strange <strangeae@aol.com>  
Sent: Tuesday, February 6, 2024 4:14 PM 
To: Wayne Schoonover <wschoonover@gtcrc.org> 
Subject: Re: Case ct. Cal-de-sac  
  
Thank you for your quick response  
  
Would we be able to talk about these 
Land division acts, as you know more about them then I, and what they mean.. 
  
Again, Thank you for your time……. 
  
2313134973 
  
Alan Strange.  
Sent from my iPhone 
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On Feb 6, 2024, at 2:25 PM, Wayne Schoonover 
<wschoonover@gtcrc.org> wrote: 

  
Good afternoon Alan, 
  
As Case Ct within the Silver Knoll Acres platted subdivision, was 
established as a plat in 1970. It is my understanding that in order to 
revise the plat, one would have to follow Public Act 288 of 1967, known 
as the Land Division Act, more specifically MCL 560.222. 
  
This would be accomplished by retaining the services of a Professional 
Surveyor licensed in Michigan and an attorney familiar with this part of 
the law. 
  

Wayne A. Schoonover, PE 
  
Wayne A. Schoonover, PE 
Manager of Engineering/County Highway Engineer 
Grand Traverse County Road Commission 
1881 LaFranier Road 
Traverse City MI  49696 
231-922-4848, ext 216 
231-929-1836 FAX 
www.gtcrc.org 
Find us on Facebook 
<image001.png> 
  
  

From: Alan Strange <strangeae@aol.com>  
Sent: Tuesday, February 6, 2024 12:39 PM 
To: Wayne Schoonover <wschoonover@gtcrc.org> 
Subject: Case ct. Cal-de-sac  
  
Good day Wayne, 
  
Question, 
  
Location- 
Grand Traverse County- 
Garfield Township- 
East Silver Lake Rd- 
Roman Dr-o 
Case Ct. 
  
Long Long time ago, (1980s) anyway, 
Case ct entered off East Silver Lake Road directly, 
About 50’ (ish) south of Roman, 
and there was a cal-de-sac at the end of Case ct. 
  
At some point, the entrance to Case ct got closed and moved to 
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Roman Dr, the cal-de-sac was taken out, and a second out let  
to Roman dr way put in.   
  
The entrance to Case ct off Silver Lake rd somehow got deeded  
back to the land owner, which shows up on the county plat. 
  
The cal-de-sac still shows up on the county plat, even tho the likely  
hood of it ever coming back is near “0%” the township still goes by  
the county plat of the cal-de-sac in regards to to set backs.   
  
What is the best course of action be needed for the  land owners  
around the former cal-de-sac, take to get the property back, minus 
the current road going through the former cal-de-sac, utility  
that are in place now, along with the county plat showing the removal 
of  the cal-de-sac freeing the land owner of old set backs from the  
Township and the GTCRC. 
  
https://grand-
traverse.maps.arcgis.com/apps/webappviewer/index.html?id=1f27e1d5
c8bc4d8ea91e000305a8b6eb 
  
Thank you for your time in this matter………. 
  
Alan  
  
Sent from my iPad 
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