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9363 Shipman Lane
Colorado Springs, CO  80908

Lot 32,  Forestgate Subdivision, Filing No. 1,
El Paso County, Colorado

LOT AREA:   217,837 Sq Ft, 5.00 Acres
FOUNDATION FOOTPRINT AREA:  3,098.27 sq ft  (1.42%)
HIGHEST RIDGE HEIGHT FROM AVG GRADE:  25'

CONDITIONED LIVING AREA:
      MAIN LEVEL:   2,123 sq ft
      BASEMENT:     2,031 sq ft
      TOTAL:           4,154 sq ft  Conditioned
      Garage:          1,006 sq ft
      Covered Ext:     313 sq ft
TOTAL COVERED AREA:  5,473 sq ft   

PROPOSED BUILDING GRADES
    (Relative to 7,406 ft Elevation)

Finish Floor Living Area:  +2.67'  (7,408.67 ft  Elevation)
Basement Floor:  -7.47'  (7,398.53 ft Elevation)
Garage Floor at Overhead Doors:  +1.12' (7,407.12' ft
Elevation)
Highest Ridge:  +22.36'  (7,428.36 ft Elevation)

Solid topography line represents natural grade
Broken topography line represents proposed deviation
from natural grade
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LOT 32
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2011   PIKES PEAK REGIONAL BUILDING CODE
2009   IRC*
2009   IPC*
2009   IFCG*
2009   IMC*
2009   IECC*
2008   NEC**
*As amended by 2011 PPRBC
**Or the latest edition adopted by the State of Colorado
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DRAWING INDEX
SHEET 1:  SITE PLAN
SHEET 2:  FOUNDATION PLAN
SHEET 3:  BASEMENT FLOOR PLAN
SHEET 4:  MAIN LEVEL FLOOR PLAN
SHEET 5:  FLOOR FRAMING PLAN and CROSS SECTION
SHEET 6:  ROOF FRAMING PLAN
SHEET 7:  FRONT and FRONT SIDE ELEVATIONS
SHEET 8:  REAR and REAR SIDE ELEVATIONS
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SCALE:  1/4" = 1'

1)  Foundation Plan for dimensional reference only.  Soils Report and Foundation Design by
licensed Colorado Engineer must be onsite at first inspection
2)  Hatched area indicates position of mudsill.  Use treated or redwood 2x4 at top of wall under
floor framing and garage, 2x6 at garden level and walkout.
No Brickledge required for Cultured Stone Installation.
3)  See engineer's foundation plan for concrete lintel detail at subgrade windows.
4)  See engineer's foundation plan for pier and pad sizing and detail
5)  Pad dimensions are from exterior surface of wall to center of pad
6)  Main basement wall 9' plus double sill plate (3") for 107" net ceiling with 4" slab over
footing.
     Foundation top of wall and pier hts indicated are relative to top of main basement wall.
7)  Install min 15 sq ft well at all subgrade basement windows with min 36" dimension.
     Provide ladder at egress windows where well is deeper than 44" below grade. First rung of
ladder to be within 18" of grade.
     Refer to Basement floor Plan for Walkout/Garden Level window locations and sizes.

FOUNDATION PLAN

Patio door on top of wall, no cut out
in concrete.

Deck piers per Engineer's Foundation Plan

Service door on top of wall, no cut
out in concrete.
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5 3/4" x 10 3/8" Beam Pocket
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1)  BASEMENT CEILING HEIGHTS  (Basement Finish Optional):
   7'-7 1/2" Minimum Ceiling Height.  Beams, Girders and Ducts may project up to 10"
below required height.
Nominal 9' Standard basement ceiling:  107" slab to floor joist with 9' foundation wall
plus double (3") sill plate, less 4" slab over footing

2)  EGRESS WINDOWS:
   Basement includes Egress windows where indicated.  Install min 15 sq ft well at all
subgrade basement windows with min 36" dimension.  Provide ladder where well is
deeper than 44" below grade. First rung of ladder to be within 18" of grade.
   Minimum Egress opening dimensions:   Height: 24", Width:  20", 5.7 sq ft
   Maximum sill height:  44"

3)  VENTED EXHAUST FANS:
   Vented Exhaust Fans located as indicated by         , terminate through joist cavity or
duct soffit and out floor rim as indicated by arrows and may not terminate within 36" of
any opening which allows air into occupied area 
   Provide backdraft damper.

4)  DRYER VENT
   Dryer vent terminates Floor rim below to exterior wall as indicated by arrow. 
   Maximum dryer vent duct: 25', allow 5' for each elbow. Provide booster fan for
extended duct length. 
   Dryer vent may not terminate within 36" of any opening that allows air into occupied
area.
   Provide backdraft damper
   Provide 100 sq in make-up air

5)  STAIRS:
   Install minimum 1/2" drywall, firetaped, all surfaces under stairs if enclosed and
accessible.
   Provide Handrail minimum 34", maximum 38" from stair nosing.
   Provide minimum 36" half wall or guardrail at open landings and balconies.
   Maximum Riser:  7 3/4"",  Minimum Tread:  10",  Maintain Minimum 6'-8" Head
Clearance

6)  WATER HEATERS:
   Bradford-White #MI5036FBN:  50 gallon capacity, 86 gallon First Hour Rating, 40,
000BTU Input
   Provide combustion air and clearances per IMC for gas appliances.

7)  SMOKE and CO DETECTORS:
   Smoke Detectors located as indicated by         interconnected and to all other floors
with battery back-up.
   Carbon Monoxide detector       shall be installed within 15 ft of all bedroom entrances. 
Multiple detectors to be interconnected.

8)  Provide low resistance return air path to all closed rooms.  Recommend 1" clearance
at bottom of door.

9)  Allow Floor Lift under non-bearing partitions
     Treated or redwood sill plate on surface with bottom plate of wall elevated 3" above
sill plate held in place with 6" spike @4' max oc.

10)  Provide outside combustion air to gas appliances in basement.

BASEMENT GENERAL NOTES:
SCALE:  1/4" = 1'
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17'-0" x 19'-10"

12'-7" x 11'-2"

15'-0" x 11'-3"

16'-6" x 18'-2"

5'-8" x 15'-7"

3'-5" x 3'-7"

7'-8" x 20'-3"

11'-5" x 7'-4"

18'-10" x 22'-2"

13'-0" x 2'-11"

2123 sq ft

23'-8" x 11'-7"

7'-11" x 4'-11"

20'-4" x 11'-7"

15'-3" x 9'-7"

15''15''

1
'-

8
"

3
'-

7
 1

/2
"

8
'-

3
 1

/4
"

8
'-

8
 3

/4
"

1
1
'

5
'-

7
"

3
'-

3
 1

/2
"

4
'-

1
0
"

5
'-

3
 1

/2
"

15''15''

3'-5 1/2" 3'-5 1/2" 6'-0 1/2" 2'-3" 3'-0 1/2" 1'-6" 3'-5 1/2" 3'-7"

8
'-

9
"

4
'-

7
 1

/2
"

3'-7 1/2" 11'-4 3/4" 6'-10 1/4" 2'-4 1/2" 3'-5 1/2" 3'-5 1/2"

3
'-

7
 1

/2
"

3
'-

7
 1

/2
"

8
'-

6
 1

/2
"

8
'-

5
 1

/2
"

2
'-

4
"

2'
1 1/2"

2' 3'-6"
2"

3'-3 1/2" 3'-4 1/2" 7'

4
'-

0
 1

/2
"

2
'-

4
 1

/2
"

2
'-

7
 1

/2
"

1
1
'-

3
 1

/2
"

4
'-

8
 1

/2
"

5
'-

8
"

1
8
'-

5
 9

/1
6
"

14' 2' 8' 2' 12'

4
"

5
'

8
"

4
'

2
'

9
'-

9
"

3
'-

7
 1

/2
"

3
6
'

6
'

8
'-

1
0
 1

/2
"

5
'-

3
 1

/2
"

4
'-

7
"

6
'-

6
"

4
'-

9
"

6
'

1
'-

3
"

4
'

1
'-

3
"

1
0
'

2
'

6
'-

9
"

1
1
'-

8
 1

/2
"

2
'

9
'-

9
"

2
'

4
4
'

1
2
'

2
0
'

1
2
'

2
'

9
'

1
'

2
'

1
6
'

2
'

1
'

9
'

2
'

86'

2'6'3'-3"2'7'2'3'-1"18'-8"18'22'2'

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

5'
4 1/2"

2'-6"4'-7 1/2"5'-6"7'5'-6"4'-2"2'-8"3'-2"4'8'

6"6'6"

2'-6"2'1'-6"

86'

2' 24'-3 1/2" 5'-8 1/2" 16' 6'-10" 2'-4 1/2" 12'-9 1/2" 6'-10 1/4" 7'-1 3/4"

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

2'
4 1/2"

3'-6"4'-6" 7' 4'-6"

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

GARAGE

DINING

STUDY

MASTER BDRM

PANTRY

PORCH

COVERED DECK

L
IN

E
N

S

MAIN LEVEL FLOOR PLAN

LINENS

KITCHEN/NOOK

C
L

O
S

E
T

 T
B

D

M
/W

CLOSET

MASTER
BATHBENCH

DECK

BATH

MUD
ROOM

C
O

A
T

S

S
E

A
T

ENTRY

GREAT ROOM

GARAGE

1)  CEILINGS AND WALLS
   Standard ceilings:  9' except where otherwise indicated.  Verify
plate heights with framing plans.
   Garage ceiling:  109 1/8" from framed subfloor UON.
   Standard exterior walls: 2x6@16"oc UON

2)  WINDOWS:
   All window header heights 84" from subfloor UON
   Provide one Egress window at all bedrooms.
   Minimum Egress opening dimensions:   Height: 24", Width: 
20", 5.7 sq ft 
   Maximum Egress sill height:  44"

3)  VENTED EXHAUST FANS:
   Vented Exhaust Fans located as indicated by         , terminate
through roof or through floor rim as indicated by arrows and
may not terminate within 36" of any opening which allows air
into occupied area. 
   Where no arrow is indicated, exhaust fan vents straigt up
through roof.
   Provide backdraft damper.

4)  DRYER VENT
   Dryer vent terminates Floor rim below to exterior wall as
indicated by arrow. 
   Maximum dryer vent duct: 25', allow 5' for each elbow.  
   Dryer vent may not terminate within 36" of any opening that
allows air into occupied area.
   Provide backdraft damper
   Provide 100 sq in make-up air

5)  STAIRS and BALCONIES:
   Install minimum 1/2" drywall, firetaped, all surfaces under
stairs if enclosed and accessible.
   Provide Handrail minimum 34", maximum 38" from stair
nosing.
   Provide minimum 36" half wall or guardrail at open landings
and balconies.
   Maximum Riser:  7 3/4",  Minimum Tread:  10",  Maintain
Minimum 6'-8" Head Clearance

6)  SMOKE DETECTORS:
   Located as indicated by         Interlinked together and to all
other floors with battery back-up
   Carbon Monoxide detector      installed within 15 ft of all
bedroom entrances.  Multiple detectors to be interconnected.

7)  DISHWASHER
   Provide air gap device at dishwasher.

8)  GARAGE
   5/8" type X sheetrock at ceiling and common wall firetaped.
   Wrap all structural members.
   Provide minimum 1/8" slope per 1' at floor for drainage.

9)  ARCH RADIUS
   Use opening width for arch radius at all arched windows and
archways.

10)  Provide low resistance return air path to all closed rooms.  
Recommend 1" clearance at bottom of door.

Ceiling recess to 10'

10' ceiling

7050 Triple slider 84" to top
w/7013 FX Transom 102" to top (3" separation)
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Windows 84" to top
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Verify framed openings
prior to window order

60610 Tempered Patio Door

7040 Triple slider
Counter top Sill
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10' Ceiling

11' Ceiling

8' ceiling (from framed subfloor)

GARAGE AREA:  1,006 sq ft

5/8" type X sheetrock at ceiling and common wall firetaped.
   Wrap all structural members.  (See general note 8)
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W 10x26 Total Length: 16' 0"W 10x12 Continuous Total length: 23' 5 1/4" W 10x12 Continuous Total Length: 20' 5 3/4"

SCH40SCH40

W 10x26 Total Length: 17' 11"

(3)2x6

(3)2x6

SCALE:  1/4" = 1'

1)  Joist:  11 7/8" BCI 6000 @16"oc w/IUS2.37/11.88
hangers
2)  Rim:  11 7/8" Timberstrand or equivalent (Typ)
UON
3)  Framed Walls:  2x6@16"oc (if any)
4)  (1)1 3/4" x 11 7/8" 1.55E TS LSL at all stairwell
surfaces UON
5)     Default Header:  3 1/2" x 5 1/2" 1.3E LSL 2t/2k
UON 
6)     Default Column:  3" dia adjustable steel
column UON, SHEDULE 40 where indicated.
7)  Dimensions:
   Framing:  Rim to rim
   Columns and Beam Pockets:  Framed wall
exterior or Concrete surface to center
   Stairwell:  Rim or exterior of concrete wall surface
to stairwell surface
8)  DESIGN LOADS:
Live Load:  40 psf
Dead Load:  10 psf
Total Load:  50 psf

FLOOR FRAMING PLAN

*

1)  Ledger:  2x10 to Floor Rim w/(3)galv 12d and (3)3/8"x4 1/
2" lags@16"oc (typ). 66 psf (Tributary load)
2)  Structural Rim: (2)2x10, max 8' 6" span.
3)  Deck Joist:  2x10@16"oc to rim, beam or ledger w/
LUS28.  Use L70 at corners where joist aligns with end of
rim and ledger UON.
4)  Columns:  2x4 wall framed to 16" square columns. 
Treated or redwood mudsill to concrete pier below w/J-
bolts per engineers foundation plan.  Use (1)ST22 strap to
connect column above to structural rim and column below.
5)  Decking:  2x6 Redwood or manufactured
6)  Guardrail:  Min 36" Halfwall or rail with Max 4" openings
7)  Stairs:  Min 10" Tread, Max 7 3/4" Riser with handrail min
34"/max 38" from nose if any.
8)  DESIGN LOADS:
Live Load:  40psf
Dead Load:  15psf
Total Load: 55psf

DECK FRAMING
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Beam Pocket:
Min 3" brg

Beam Pocket:
Min 3" brg

*

2' Joist cantilever

3 1/2" x 7 1/4" LSL 2t/2k

Trimmer loads above

2' Joist cantilever 2' Joist cantilever

2' Joist cantilever
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2' Joist cantilever

See Deck Framing Notes
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Service door to Exterior

GARAGE

5/8" type X sheetrock at ceiling and common wall firetaped.
   Wrap all structural members.  (See Floor Plan general note 8)

Provide damp
proofing below grade

See Engineer's foundation Plan for foundation
reinforcing and anchor schedule

See Soils Report for
perimeter drain

requirement and detail

Garage slab:  Minimum 1/8" per foot drainage slope to overhead dooor openings

Bedroom
door to Hall

Linen
closet

HALL BATH
Coat

closet

Door to
Bedroom

KITCHEN and NOOK Beyond

MUD ROOM

Provide indoor shut off
or frost protection for
plumbing in garage

20 minute rated
tight fitting door

MASTER BATH

Provide min 4" gutters
and downspouts with

3' tip ups.

Provide ice and water shield protection from
edge of eave to 24" in from outside of exterior
wall required at elevations above 7,000 ft.

Basement Slab

Finish Grade: 
Allow 6" separation
from wood product
and drainage slope
6" in first 10'

Pre-engineered Trusses
@24"oc (Typ)

GREAT ROOM Beyond

Bedroom
door to Hall

Tempered
Patio Door

11 7/8" BCI 6000 floor Joist@16"oc

Premanufactured Stair System

Minimum 37" wide.
Risers:  Max 7 3/4", min 4"
Treads 10 1/4" plus 1" nosing
Head Clearance:  Maintain 6'-8"
Handrail:  Min 34", Max 38"
from stair Nose

1/2" Drywall minimum,
firetaped (all surfaces)
under stairs if enclosed
and accessible

Fire Block
at Landings

4" Concrete slab with expansion joint at perimeter and isolated from interior footings

5/8" Sheetrock at 24"oc
framing, 1/2" sheetrock
at 12" and 16" framing

Class A Asphault shingles weighing less
than 240#/100 sq ft may be installed only
from May 1st through October 31st.

15# felt paper over 15/32"
OSB roof sheathing

Install Roof ventilation @1/300 of total roof
area w/half at soffit and half at ridge

Stucco w/metal
lathe over
building paper
over 15/32" OSB
wall sheathing

12

6typ

Min 36" Open Guardrail at
Balcony w/4" max openings

CROSS SECTION
SCALE:  1/4" = 1'

MECHANICAL
(Unfinished)

3/4" t&g OSB Subfloor

2x4@16"oc Firring
Wall at subgrade

GAME ROOM
REC ROOM
Beyond

Top of Wall

Top of Subfloor

Top of Wall

Archway to
Bath

See RESCHECK Report and
HVAC docs for insulation R

values and window and
door U values

2x4 or 2x6 redwood
or treated mudsill

Allow Floor Lift under non-bearing partitions
Treated or redwood sill plate on surface with
bottom plate of wall elevated 3" above sill plate
held in place with 6" spike @4' max oc.

2x6@16"oc exterior walls to 15, 12"oc over 15' to 18'
2x4@16"oc interior walls except where otherwise noted.
2x6@16"oc at walkout and garden level.
Single bottom, douple top plates (typ)

Step footing to minimum 30" below finish grade and Provide 2" Rigid
Foam Insulation to extend 36" vertically or horizontally between slab
and foundation wall or outside of foundation wall as slope conditions
warrant or with walkout option
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TR-52 clear spans opening (No hdr)

ROOF FRAMING PLAN
SCALE:  1/4" = 1'

1)  6/12 Pitch 0-6-14 heel w/16 1/2" plumb cut tails UON.  Specific heels
heights indicated on plan are for total heel.
2)  Gable trusses:  Continuous bearing available except where noted
otherwise, 18" gable eave overhang.
3)  Use (1)H2.5T at all truss and Rafter Bearings UON
4)     Default Header:  3 1/2" x 5 1/2" 1.3E TS LSL 1t/1k UON
        Header Ht:  84" UON.
5)  Exterior Walls:  2x6 @16"oc, 0-5-8 bearing, DF top plates recommended
UON.  
     Garage Exterior walls: 2x4@16"oc, 0-3-8 bearing UON.
     Hatched walls indicate Interior Bearing:  2x4@16"oc 0-3-8 bearing UON
6)  Provide sheathing under all valley trusses (if any).
7)  Truss Blocking where heel is greater than 8" (0-8-0)
8)  Wall Heights indicated are relative to Main Level Framed Subfloor, 109 1/
8" UON.
9)  Balloon frame to bottom chord of vaulted trusses:  2x6@16"oc up to 15',
12"oc over 15', UON.
10)  Provide Ice and water shield protection from edge of eave to 24" from
outside of exterior wall at elevations above 7,000 ft.

DESIGN LOADS:  Over 7,000 ft elevation w/asphalt shingle roofing  
Live Load:   40psf
   Snow:
     Flat Roof (Pf):  40psf
     Unbalanced (pg):  27psf
Dead Load:  15psf
Total Load:  55psf
Wind:  100 mph exposure C

Hangers and hardware indicated using Simpson part numbers.  Engineering
and design is based on each manufacturer's design criteria.  
Manufacturer's design criteria supercedes cross reference schedules.

*

(2)1 3/4" x 9 1/2" LSL 2T/2K

*#    PORCH ROOF COLUMNS (typ) Quantity:  2
(3)2x6 with LPC6Z Cap and ABU66 Base w/5/8"
Dia. Expansion anchors w/6" Min. Embedment
into Foundation
OR
6x6 with LPC6Z Cap and ABE66 Base w/1/2"
Dia. Expansion anchors w/6" Min. Embedment
into Foundation
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TR-54 spans opening (No hdr)

2K2K 1K

1K

1K

1K (2)1 3/4" x 11 7/8" LVL 2t/2k1T/2K3T3T1T/2K

3 1/2" x 7 1/4" LSL continuous Hdr
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(2)1 3/4" x 9 1/2" LSL 2T/2K

 PORCH ROOF COLUMNS: 2x4 wall framed to 16" square
columns.  2T/2k for roof beam, (1)ST22 strap to connect
column above to structural rim and column below.
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(2)1 3/4" x 9 1/2" LSL 2T/2K 2 Ply 2x6 SPF2 Ply 2x8 DF (Bearing Chord)*1T/1K
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30" 2x8DF bearing block to BC of TR-53
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Basement Slab

Stucco Trim band
as capstone (typ)

Stucco Simulated 5/4 x 10 trim bands (typ)

12

6 typ

Provide ice and water shield protection
from edge of eave to 24" in from outside
of exterior wall required at elevations
above 7,000 ft.

FRONT ELEVATION
SCALE:  1/4" = 1'

Stucco w/metal lathe over building paper over 15/32"
OSB wall sheathing.  Simulated 5/4 x 6 trim pop-outs.

Finish Grade:  Allow 6"
separation from wood product
and drainage slope 6" in first 10'

Class A Asphault shingles weighing less
than 240#/100 sq ft may be installed only
from May 1st through October 31st.

Manufactured Stone Veneer

Top of wall

Subfloor

Top of Wall

Arch Radius:  96" (Framed)

SIDE ELEVATION
SCALE:  1/4" = 1'
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