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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION

STAFF REPORT

Address: 51 Elm Ave., Takoma Park Meeting Date: 9/17/2025
Resource: Contributing Resource Report Date: 9/10/2025

Takoma Park Historic District
Applicant: Aleksandra Johnson & Mark Murray Public Notice: 9/3/2025

Brian McCarthy, Architect
Review: Historic Area Work Permit Tax Credit: n/a
Permit Number: 1098627 Staff: Dan Bruechert
Proposal: Partial Demolition and Construction of Rear Addition, Screen Porch, and Exterior Stair
RECOMMENDATION

Staff recommends the HPC approve with two (2) conditions the HAWP application with final approval
authority for all details delegated to Staff.
1. Exterior porch material specification must be provided to Staff before issuance of the final
HAWP approval documents;
2. A tree impact assessment from the City of Takoma Park needs to be submitted to Staff before the
issuance of the final approval documents. A finding that the proposal will impact any trees larger
than 6” d.b.h. will require a HAWP amendment.

PROPERTY DESCRIPTION

SIGNIFICANCE: Contributing Resource to the Takoma Park Historic District
STYLE: Craftsman

DATE: c.1916
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BACKGROUND

The HPC held a Preliminary Consultation on February 18, 2025, to discuss the appropriateness of
constructing an addition at the rear of the subject property.! The commissioners were supportive of the
proposal in general and found the proposed addition was sympathetic to the design of the house and that it
would not overwhelm the historic mass.

In this instance, the HPC found the lack of an inset to be acceptable, because the proposed wall plane was
an extension of an existing modified wall plane.

One commissioner encouraged revisions to the stair tower, specifically revising its nearly flat roof.
The applicant has made revisions to the proposal and returns for a HAWP.

PROPOSAL

The applicant proposes to partially demolish a portion of the rear addition and construct a new rear
addition, a screened-in porch, and a new exterior stair.

APPLICABLE GUIDELINES

The Historic Preservation Office and Historic Preservation Commission (HPC) consult several documents
when reviewing alterations and new construction within the Takoma Park Historic District. These
documents include the historic preservation review guidelines in the approved and adopted amendment
for the Takoma Park Historic District (Guidelines), Montgomery County Code Chapter 244 (Chapter
24A), and the Secretary of the Interior’s Standards for Rehabilitation (Standards).

Takoma Park Historic District Guidelines
There are two broad planning and design concepts which apply to all categories. These are:

e The design review emphasis will be restricted to changes that are all visible from the public right-
of-way, irrespective of landscaping or vegetation (it is expected that the majority of new additions
will be reviewed for their impact on the overall district), and

e The importance of assuring that additions and other changes to existing structures act to reinforce
and continue existing streetscape, landscape, and building patterns rather than to impair the
character of the historic district.

A majority of the buildings in the Takoma Park Historic District have been assessed as being
“Contributing Resources.” While these buildings may not have the same level of architectural or
historical significance as Outstanding Resources or may have lost some degree of integrity, collectively,
they are the basic building blocks of the Takoma Park district. They are important to the overall character
of the district and the streetscape due to their size, scale, and architectural qualities, rather than for their
particular architectural features.

Contributing Resources should receive a more lenient level of design review than those structures that
have been classified as Outstanding. This design review should emphasize the importance of the resource

1 The recording of the February 2025 Preliminary Consultation is available here:
https://mncppc.granicus.com/MediaPlayer.php?publish_id=30375224-cef2-11ef-a9¢2-005056a89546.
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to the overall streetscape and its compatibility with existing patterns rather than focusing on a close
scrutiny of architectural detailing. In general, however, changes to Contributing Resources should respect
the predominant architectural style of the resource.

The following guidance which pertains to this project are as follows:

All exterior alterations, including those to architectural features and details, should be generally
consistent with the predominant architectural style and period of the resource and should preserve
the predominant architectural features of the resource; exact replication of existing details and
features is, however, not required

Minor alterations to areas that do not directly front on a public right-of-way such as vents, metal
stovepipes, air conditioners, fences, skylights, etc. — should be allowed as a matter of course;
alterations to areas that do not directly front on a public way-of-way which involve the
replacement of or damaged to original ornamental or architectural features are discouraged, but
may be considered and approved on a case-by-case basis

Major additions should, where feasible, be placed to the rear of existing structures so that they are
less visible from the public right-of-way; additions and alterations to the first floor at the front of
a structure are discouraged, but not automatically prohibited

While additions should be compatible, they are not required to be replicative of earlier
architectural styles

Original size and shape of window and door openings should be maintained, where feasible

Some non-original building materials may be acceptable on a case-by-case basis; artificial siding
on areas visible to the public right-of-way is discouraged where such materials would replace or
damage original building materials that are in good condition

Alterations to features that are not visible from the public right-of-way should be allowed as a
matter of course

All changes and additions should respect existing environmental settings, landscaping, and
patterns of open space.

Montgomery County Code, Chapter 24A4-8
The following guidance which pertains to this project are as follows:

(b) The commission shall instruct the director to issue a permit, or issue a permit subject to such
conditions as are found to be necessary to ensure conformity with the purposes and requirements
of this chapter, if it finds that:

(1) The proposal will not substantially alter the exterior features of an historic site or historic
resource within an historic district; or

(2) The proposal is compatible in character and nature with the historical, archeological,
architectural or cultural features of the historic site or the historic district in which an
historic resource is located and would not be detrimental thereto or to the achievement of
the purposes of this chapter;
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(d) In the case of an application for work on an historic resource located within an historic district,
the commission shall be lenient in its judgment of plans for structures of little historical or design
significance or for plans involving new construction, unless such plans would seriously impair the
historic or architectural value of surrounding historic resources or would impair the character of
the historic district. (Ord. No. 9-4, § 1; Ord. No. 11-59.)

Secretary of the Interior’s Standards for Rehabilitation

The Secretary of the Interior defines rehabilitation as “the act or process of making possible a compatible
use for a property through repair, alterations, and additions while preserving those portions or features,
which convey its historical, cultural, or architectural values.” The applicable Standards are as follows:

2. The historic character of a property will be retained and preserved. The removal of distinctive
materials or alteration of features, spaces and spatial relationships that characterize a property will
be avoided.

9. New additions, exterior alterations, or related new construction shall not destroy historic materials
that characterize the property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to protect the historic integrity
of the property and its environment.

10. New additions and adjacent or related new construction shall be undertaken in such a manner that
if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

STAFF DISCUSSION

The subject property is a two-story, side gable Craftsman bungalow, with a large front gable dormer. The
house has stuccoed walls with shingle siding in the gables and on the rear enclosed porches. Most of the
existing windows are 6/1 wood sash and multi-light casement windows; however, there are some single-
light casement windows on the rear and left elevations. Based on Staff’s review of the relevant Sanborn
Fire Insurance maps (see Figure 2, below), the rear and sleeping porches appear to have been enclosed
with shingle siding sometime before 1927.
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The applicant proposes to demolish portions of the house’s rear porch and the sleeping porch and
construct a rear addition with a screened-in porch at the basement level. The plans presented for this
HAWP are nearly identical to the propels presented at the Preliminary Consultation with the exception of
the treatment of the stair tower. Based on Staff’s observations at a preliminary site visit, it does not
appear that the proposed addition will impact any trees on site; however, an arborists report was not
submitted as part of the HAWP application.

Interior alterations to the existing shed were included in the HAWP application; however, no exterior
alterations are proposed so this work does not require a HAWP.

Rear Porch Demolition

At the rear of the subject property, the applicant proposes to selectively demolish portions of all three
floors to accommodate the proposed rear addition (see Figure 3, below). Based on Staff’s observations at
a previous site visit, Staff concluded that several of the alterations, including the second-story sleeping
porch and much of the enclosure of the rear porch were not historic alterations and their removal would
not have a substantial impact on the historic character of the house under 24A-8(b)(2) and (d), the Design
Guidelines, and Standard #2. During the discussion at the Preliminary Consultation, the HPC concurred
with Staff’s finding and voiced unanimous support to demolish the sleeping porch, portions of the first
floor at the rear and the non-historic deck and pergola.
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Figure 3: Demolition plan showing the west elevation.

Rear Addition and Exterior Staircase
At the rear of the subject property, the applicant proposes to construct a two-story addition that will

provide additional interior space for an enlarged kitchen and primary bedroom, but also includes space to
install a new interior staircase, as the existing staircase is very narrow and steep.
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Figure 4: Proposed right (west) elevation.

===



LI

» = ST R
g - _ G
R CRICKETS T DRAR v |—|
SROUNT HPPES S00F TVER a
TN ——————————————— ™, 7 1%
T ., A 5
NN / rﬁ%\
\'\_\ (== = A T R
. P
1 1 1
| | P ||_l |_|| o
T TICLTT T <
)| P s | ;
L :
A T TR s
ACTITONS 70 MrTH DS 4
T T L O CALe

T I
J NI T ITCTTITETIR 1]
O
] T LT ] i
0
T [1T 4
| (NNEEN III ITITITT
L 1T

[T10]
1% 1
TETHT I I

Py

Figure 5: Proposed left side (east) elevation.

Beginning at the basement, the applicant proposes to alter the existing fenestration in the basement
sunroom. The windows on the left (east) elevation will be removed as will the French doors and one
window on the rear (south) elevation. On the first floor, the applicant proposes to demolish most of the
existing walls and windows, but will retain the existing wall on the left (east) and the left-rear (southeast)
corner. On the second story, the applicant proposes to demolish all of the existing enclosed sleeping
porch.

The basement’s rear door will be relocated so it is centered on the elevation. This relocation will
accommodate the construction of a new wall along the left (east) elevation to accommodate the new
staircase.

On the first and second stories, the applicant proposes to construct a rear addition that will project an
additional 4’ 6” (four feet, six inches) from the rear of the existing house and measures 12’ 6” (twelve
feet, six inches) wide with a rear gable roof with exposed rafter tails. The proposed staircase will widen
the second story by approximately 2’ (two feet) to the left (east) to be co-planer with the existing gable
end and will have a hipped roof (see Figure 6, below). Because the addition utilizes the existing enclosed
porch footprint, the proposed addition will have a nominal inset, not the 1’ (one foot) the HPC typically
requires.

The exterior of the addition will be covered in wood shakes to match the existing rear elevation.
Proposed windows and doors will be a combination of aluminum clad wood Weathershield casement and
sash windows. Exterior doors will be wood. The applicant identified the proposed window material but
has not identified a window specification at this stage. The proposed gable and hipped roofs will be
covered with architectural shingles.
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Figure 6: Proposed rear elevation.

The proposed addition will be partially visible from the public right-of-way from Westmoreland Ave.
when considered in the absence of vegetation (see Figure 7, below).
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Figure 7: The proposed rear addition will be partially visible from Westmoreland Ave.
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The addition will be visible from the right-of-way; however, the rear elevation has been substantially
altered from its historic form already. Staff finds the proposed modestly sized addition will not have a
significant impact on the character of the surrounding streetscape as required in the Design Guidelines.

Staff further finds the design of the proposed addition is generally compatible with the character of the
Craftsman resource and the surrounding district by using many of the same materials and architectural
elements. Staff finds the shake siding, exposed rafter tails, 6/1 aluminum clad wood sash and multi-light
casement windows are features found on the existing historic house and are typical of additions and new
construction and are appropriate under the Design Guidelines, 24A-8(b)(2) and (d), and Standards #2 and
9. Staff notes the revision to the roof form over the stair tower was undertaken based on the
recommendation of one of the commissioners who found a shed roof in this location to be generally
incompatible with the character of the subject property and surrounding district.

Staff’s primary concern regarding the compatibility of the proposed addition was the lack of an inset,
particularly on the right (west) elevation. In the discussion at the Preliminry Consultation, the HPC
unanimously supported the proposed inset because the addition was extending from an existing modified
wall plane. A minority of the commissioners encouraged the applicant to attempt to increase this setback,
even though they were supportive of the justification provided by the application. Staff concurs with the
commissioners finding that the minimal setback is appropriate and recommends the HPC approve the
two-story addition under Design Guidelines, 24A-8(b)(2) and (d), and Standards #2 and 9.

Screened-in Porch Construction

On the ground floor at the rear, there is a patio and pergola that were constructed as part of an approved
2014 HAWP.? The applicant proposes to demolish the existing pergola and to construct a screened-in
porch, measuring approximately 14’ 8” x 11’ 6” (fourteen feet, eight inches wide by eleven feet, six
inches deep), and will be covered by a shed standing seam metal roof. The application materials do not
indicate if this porch will have exposed wood or synthetic trim.

Staff finds this proposed porch will not be at all visible from the public right-of-way due to two factors.
First, the porch is at the rear of the house and second, because the lot slopes away from the street so
much, this porch is on grade. As a new feature, Staff finds that either wood or synthetic trim would be
appropriate on the exterior under the Design Guidelines, and recommends the HPC add a condition to the
approval of this HAWP that requires the applicant to provide the material specification for the exposed
elements on the basement screened-in porch. Final approval authority can be delegated to Staff.

With the recommended condition Staff finds the proposed assessment level screened-in porch is
consistent with 24A-8(b)(2) and (d), the Design Guidelines, and Standards #2, 9, and 10.

While it did not appear to Staff that the proposed demolition and new construction would impact any trees
on site, Staff recommends the HPC add a final condition to the approval of this HAWP requiring the
applicant to submit a tree impact assessment from the City of Takoma Park before Staff can release the
final approval documents. A finding that the proposal will impact any trees that exceed 6 d.b.h. (six
inches diameter at breast height), the tree size that requires a HAWP approval before removal, will
require an amended HAWP application to address this issue.

2 The file for the 2014 HAWP to construct the rear patio, pergola, and alter the run of the rear stairs is available here:
https://mcatlas.org/tiles6/06_HistoricPreservation PhotoArchivess HAWP/HAWP_Archive/3703-
14AA_TAKOMA%20PARK%20H.D. 51%20ELM%20AVENUE,%20TAKOMA%20PARK 08-14-2014.PDF.
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STAFF RECOMMENDATION

Staff recommends that the Commission approve with two (2) conditions the HAWP application, with
final approval authority for all details delegated to Staff:
3. Exterior porch material specification must be provided to Staff before issuance of the final
HAWP approval documents;
4. A tree impact assessment from the City of Takoma Park needs to be submitted to Staff before the
issuance of the final approval documents. A finding that the proposal will impact any trees larger
than 6” d.b.h. will require a HAWP amendment;

under the Criteria for Issuance in Chapter 24A-8(b)(2) and (d), and the Takoma Park Historic District
Guidelines, having found that the proposal will not substantially alter the exterior features of the historic
resource and is compatible in character with the district and the purposes of Chapter 24A;

and with the Secretary of the Interior’s Standards for Rehabilitation #2, 9 and 10;

and with the general condition that the applicant shall present an electronic set of drawings, if
applicable, to Historic Preservation Commission (HPC) staff for review and stamping prior to
submission for the Montgomery County Department of Permitting Services (DPS) building permits;

and with the general condition that final project design details, not specifically delineated by the
Commission, shall be approved by HPC staff or brought back to the Commission as a revised HAWP
application at staff’s discretion;

and with the general condition that the applicant shall notify the Historic Preservation Staff if they
propose to make any alterations to the approved plans. Once the work is completed the applicant will
contact the staff person assigned to this application at 301-563-3400 or
dan.bruechert@montgomeryplanning.org to schedule a follow-up site visit.

10



FOR STAFF ONLY:
N APPLICATION FOR DPATEASSIGNED____
\ HlSTORlC AREA WORK PERMIT

HISTORIC PRESERVATION COMMISSION

5{!;&%:&& 301.563.3400
APPLIC)-\ET:
Name: Aleksandra Johnson & Mark Murray E-mail: brian@bfmarch.com
Addres 51 Elm Avenue City: Takoma Park Zip:20912
301-585-2222 (BFM Arch.) 13-01065045

Daytime Phone: Tax Account No.:

AGENT/CONTACT (if applicable):

_Brian McCarthy i: brian@bfmarch.com

Name E-mail
Addres BFM Architects, 1400 Spring St City: Silver Spring Zip:20910
Daytime Phone: 301-602-0115 Contractor Registration No.:

LOCATION OF BUILDING/PREMISE: MIHP # of Historic Property

- e . Takoma Pk Historic
Is the Property Located within an Historic District? X Yes/District Name

__No/Individual Site Name
Is there an Historic Preservation/Land Trust/Environmental Easement on the Property? If YES, include a
map of the easement, and documentation from the Easement Holder supporting this application.

Are other Planning and/or Hearing Examiner Approvals /Reviews Required as part of this Application?
(Conditional Use, Variance, Record Plat, etc.?) If YES, include information on these reviews as
supplemental information.

Building Number: Street:
Town/City: Nearest Cross Street:
Lot: Block: Subdivision: Parcel:

TYPE OF WORK PROPOSED: See the checklist on Page 4 to verify that all supporting items
for proposed work are submitted with this application. Incomplete Applications will not

be accepted for review. Check all that apply: [] Shed/Garage/Accessory Structure
[[]  New Construction VI  Deck/Porch [] Solar

¥4 Addition ] Fence [] Tree removal/planting

] Demolition ] Hardscape/Landscape [/] Window,/Door

[ Grading/Excavation [/]  Roof [] Other:

I hereby certify that | have the authority to make the foregoing application, that the application is correct
and accurate and that the construction will comply with plans reviewed and approved by all necessary

agencies and hﬁ%kno ledge and accept this to be a condition for the issuance of this permit.
Brian McCarth J January 1, 2025

Signature of owner or authorized agent Date 11




HAWP APPLICATION: MAILING ADDRESSES FOR NOTIFING

[Owner, Owner’s Agent, Adjacent and Confronting Property Owners]

Owner’s mailing address
Aleksandra Johnson & Mark Murray
51 Elm Avenue

Takoma Park, MD 20912

Owner’s Agent’s mailing address
Brian McCarthy

Bennett Frank McCarthy Architects
1400 Spring St., Suite 320
Silver Spring, MD 20910

Adjacent and confronting Property Owners mailing addresses

49 Elm Avenue
Takoma Park, MD 20912

55 EIm Avenue
Takoma Park, MD 20912

50 EIm Avenue
Takoma Park, MD 20912

54 EIm Avenue
Takoma Park, MD 20912

0

6811 Westmoreland Avenue
Takoma Park, MD 20912

12




Description of Property: Please describe the building and surrounding environment. Include information on significant structures,
landscape features, or other significant features of the property:

Please see Memorandum, dated Dec. 26, 2024, Addendum A.

Description of Work Proposed: Please give an overview of the work to be undertaken:

Please see Memorandum, dated Dec. 26, 2024, Addendum B.
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Work Item 1: Interior Stairway

escription of Current Condition:

Existing interior stairway is not
code-compliant.

IProposed Work:

Build new code-compliant stairway adjacent to
proposed kitchen renovation & extension.

Work Item 2: Rear yard at sunroom

escription of Current Condition:

Ground level sunroom with doors to outdoor
trellis and rear yard.

IProposed Work:

Remodel sunroom to provide new stair from main
level, as well as a storage area. Provide new
sunroom door to the proposed ground level screen
porch addition.

Work Ttem 3: Kitchen & Study, Second floor

escription of Current Condition:

The Kitchen & Study are on the main level
rear over the existing ground level sunroom.

The primary bedroom is at the second floor
rear of the house.

IProposed Work:

Extend the kitchen into the Study and to the rear
over the proposed ground level screen porch.

Extend the 2nd floor primary bedroom over the rear
addition (kitchen extension / screen porch.) Relocate
the bathroom to expand the prmary bedroom area
and to accommodate the new code-compliant
stairway.

14




BFM

1400 Spring Street, Suite 320
Silver Spring, Maryland 20910
bfmarch.com  (301)585-2222

archltecture

Memorandum
26 August 2025

To: Historic Preservation Commission (HPC)
Maryland-National Capital Park & Planning Commission
c/o Department of Permitting Services, Montgomery County

From: Brian McCarthy

Re: Preliminary Design Consultation
51 Elm Avenue, Takoma Park Historic District
Written Description of Project

Addendum a.

The property is a 1-1/2-story wood frame Cottage-Bungalow (with finished walk-out basement) on
an 8,260 square foot lot located at 51 Elm Avenue, near the cross street of Westmoreland Avenue.
The site slopes gradually down to the rear. The house, built circa 1916, is designated as a
contributing resource in the Takoma Park Historic District. The basic form is fairly typical of the
bungalow style — a full width front porch under a dormered roof sloping up to a ridgeline that’s
parallel to the street. The roof is punctuated by a very wide, gabled dormer that provides headroom
for two small front bedrooms. Each bedroom has a tall, slender pair of casement windows that
provide access to a balcony positioned over the porch.

A similarly wide dormer occupies the rear roof slope where the primary bedroom is located.
However, the rear dormer has been extended, rather awkwardly, by a nearly flat roofed element with
deep eaves supported on the sides by diagonal wood brackets. The perimeter of the extension, which
was perhaps formerly a sleeping porch, consists of a continuous band of more tall, slender casements
over a low, railing-height wood wall. The rear also features a modest wood deck off the kitchen with
a wooded staircase down to a flagstone patio in the back yard.

The exterior finishes are a mix of aggregate textured stucco and painted cedar shingles. The roof
features exposed rafter tails and architectural fiberglass composition shingles. The windows are mix
of the aforementioned slender casements as well as double hungs with a 6 over 1 muntin pattern.

The first floor consists of the usual complement of living areas - foyer, living, dining and kitchen —
as well as a half bath. The second floor has three bedrooms and one bathroom. There is a central
masonry fireplace whose chimney emerges at the intersection of the dormers with the main ridge.
Unfortunately, the placement of the L-shaped staircase next to the central fireplace results in a
staircase that’s notably contorted and narrow (29.5”). The two landings are remarkably tight even by
old house standards, with depths ranging from 16.5” to 25.25”. The upstairs hallway is a similarly
uncomfortable 30.5” wide.

15



Addendum b.

The owners would like to remodel the house to open up the compartmentalized interior, refinish
wood floors, and restore existing windows. They would also like to resolve the stair deficiencies by
building a new, code-compliant stair in the rear in the area of the current kitchen. This in turn
necessitates a modest rear addition to accommodate the relocated kitchen over a new basement/yard
level screen porch. The top/second floor of the rear addition will replace the flat roofed portion of
the primary bedroom with an extension of the current gabled dormer roof form. The new stair will be
capped with hipped roof. The stair roof was flat in the initial PDC submission and this revision was
made to address an aesthetic concern expressed by the commission.

The dormer extension/rear addition will feature painted cedar shingle siding, and exposed rafter tails
and fly rafters to match the existing features. New windows will be a mix of aluminum clad wood
double hungs and casements. The rear dormer roof surfaces will be laminated fiberglass composition
shingles and the screen porch roof will be standing seam metal. Metal roofing shall be Englert or
Pac-Clad pre-finished 26 gauge steel Galvalume roofing system. Standing Seam Architectural panel
with striations, 18” o.c. standard with Kynar clips. Finish shall be factory applied Kynar 500 coating
with minimum 35 year finish warranty. Color TBD. Provide matching gutters, gutter guards, and
Beger AP-516 snow guards. New trim will be Boral TruExteriors.

We feel the proposed expansions are consistent with and sympathetic to the resource, and the
historic district at large.

16



JOHNSON-MURRAY ADDITION

51 Elm Ave, Takoma Park, Maryland 20912 Project #2419

PROJECT DESCRIPTION

BATHROOM AND MODEST MODIFICATTIONS TO THE BEDROOMS.

THE PROJECT INVOLVES REMODELING AN EXISTING 1-1/2 STORY WOOD FRAME BUNGALOW (W WALK-OUT BASEMENT) AND BUILDING A
TWO-STORY REAR ADDITION OVER A SCREEN PORCH. THE REAR ADDITION WILL CONSIST OF A PRIMARY BEDROOM SUITE OVER THE
ENLARGED KITCHEN AS WELL AS A STAIR TOWER. THE REMODELING SCOPE CONSISTS OF RECONFIGURING THE SECOND FLOOR HALL
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CONTROL JOINT

CONTROL JOINT
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FOUNDATION PLAN
] Scale:1/4"=1-0"

@ EXISTING FOUNDATION WALL AND FOOTING. [IF THE EXISTING WALL IS

FOUND TO BOW INWARD BY 3" OR MORE, NOTIFY THE STRUCTURAL
ENGINEER SO THAT REPAIR DETAILS CAN BE PROVIDED.

@ EXISTING COLUMN AND FOOTING.
@ EXISTING POST AND FOOTING.

@ 24" WIDE TURN DOWN SLAB FOOTING. REINFORCE THE FOOTING WITH
(2)#4 BARS.

@ EXISTING POST. EXPAND THE TURN DOWN SLAB AS NEEDED TO
SUPPORT THE POST. ATTACH THE POST TO THE TURN DOWN SLAB
FOOTING WITH A SIMPSON ABA66. PROVIDE TEMPORARY SHORING
DURING CONSTRUCTION AS NEEDED.

@ PLACE A PT 2X4 SILL PLATE ON THE EXISTING CONCRETE SLAB
PLACED ON THE EXISTING FOUNDATION WALL AND FOOTING. ATTACH
THE SILL PLATE TO THE EXISTING SLAB AND WALL WITH §'¢ KWIK
BOLT 3'S AT 24" 0.C. WITH 7" EMBEDMENT. FILL HOLLOW CELLS
SOLID IN THE WALL AS NEEDED TO PLACE THE BOLTS.

@ PT6X6 POST UP. ATTACH THE POST TO THE SLAB WITH A SIMPSON
ABAG6.

EXISTING SLAB ON GRADE TO REMAIN.

FRAMING NOTES:

—_

©w

10.

n.

14.
15.
16.

17.
18.

20.
21.
22.

23.

12.

13.

24.

25.

THE BOTTOM OF ALL FOOTINGS SHALL BE 30" MINIMUM BELOW GRADE.

ALL HEADERS ARE ASSUMED TO BE SUPPORTED BY A DOUBLE JACK AND
SINGLE KING STUD, UNLESS NOTED OTHERWISE.

PROVIDE SQUASH BLOCKING AS NEEDED BELOW ALL POSTS, COLUMNS, AND
MULTIPLE STUDS.

ATTACH ALL QUADRUPLE AND QUINTUPLE BEAMS TOGETHER WITH 2 ROWS OF

}"8 BOLTS AT 16” 0.C. STAGGERED.

THE CONTRACTOR SHALL PROVIDE TEMPORARY SHORING DURING CONSTRUCTION
AS NEEDED FOR THE EXISTING AND PROPOSED STRUCTURAL ELEMENTS OF THE
HOME.

ATTACH VENEER TO THE WOOD OR CMU BACKING STRUCTURE WITH METAL TIES
AT 16" 0.C. IN EACH DIRECTION. PROVIDE FLASHING, WATERSTOPS AND WEEP
HOLES IN THE VENEER PER THE IRC CODE.

ALL STEEL ANGLE LINTELS SHALL BE LONG LEG VERTICAL (LLV). PROVIDE 6"
BEARING FOR STEEL ANGLES ON SOLID MASONRY.

ALL NAILS USED FOR EXTERIOR APPLICATIONS SHALL BE RING SHANK NAILS.
ALL NAILS, HANGERS, BOLTS, AND SCREWS EXPOSED TO THE EXTERIOR SHALL
BE GALVANIZED.

ALL LUMBER EXPOSED TO EXTERIOR CONDITIONS SHALL BE TREATED SOUTHERN
PINE #2.

ALL SLAB CONCRETE SHALL HAVE A 28 DAY COMPRESSIVE STRENGTH OF
4500PS| AND HAVE 6%+1% AR ENTRAINMENT.

WHEN ATTACHING EXISTING JOISTS TO FLUSH BEAMS USE OVERSIZED SIMPSON
LUS HANGERS. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE
JOIST AND THE HANGER.

THE CONTRACTOR SHALL SURVEY ALL EXPOSED MASONRY IN THE HOME AND
POINT ANY DETERIORATED JOINT THAT IS DISCOVERED AND REPLACE ANY
DETERIORATED BRICKS OR BLOCKS. USE MORTAR, BRICKS AND BLOCKS THAT
MATCH THE STRENGTH AND POROSITY OF THE EXISTING WALL.

TYPICAL JOIST HANGER SHALL BE A SIMPSON LUS HANGER.

TYPICAL RAFTER TO RIDGE HANGER SHALL BE A SIMPSON LSSR.

TYPICAL RAFTER TO FLUSH BEAM HANGER SHALL BE A SIMPSON L70 ON EACH
SIDE OF THE RAFTER.

TYPICAL POST TO BEAM CONNECTOR SHALL BE A SIMPSON LPC ON EACH SIDE.
TYPICAL POST TO FLOOR PLATE CONNECTOR SHALL BE A SIMPSON L30 ON
EACH SIDE OF THE POST.

TYPICAL STRINGER TO FRAMING CONNECTOR SHALL BE A SIMPSON MTS16 ON
EACH SIDE.

TYPICAL DIMENSIONAL BEAM TO BEAM HANGER SHALL BE A SIMPSON HU MAX.
TYPICAL LVL TO LVL BEAM HANGER SHALL BE A SIMPSON HHUS.

TYPICAL FLITCH BEAM HANGER SHALL BE AN OVERSIZED SIMPSON HHUS
HANGER. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE FLITCH
BEAM AND THE HANGER.

SEE THE MONTGOMERY COUNTY TYPICAL DECK DETAILS FOR ITEMS NOT SHOWN
ON THESE PLANS SUCH AS GUARD RAILS, STAIRS, LEDGER BOARD
ATTACHMENTS ETC . . .

PLACE A DOUBLE JOIST BELOW ALL WALLS THAT ARE PARALLEL TO THE FLOOR
FRAMING. ALTERNATE: PLACE BLOCKING BETWEEN THE JOISTS BELOW THE
WALLS AT 16” O.C.

ADD JOIST HANGERS TO ALL EXISTING FRAMING CONNECTIONS THAT ARE FOUND
TO LACK THEM SUCH AS FRAMING AROUND PLUMBING STACKS, CHIMNEYS, OR
THE EXISTING STAIRS.

NEW SLAB ON GRADE (3)

NEW TURN DOWN SLAB FOOTING

Z,|:|'|__| T

3OII

aq . : -4

IIIIIIIIIIIIIIIII
\—(2)#4BAR5

Typical Turn Down Slab Detail

@ ©

D@ Bc

. 3
Scale: 3

— 1,—0"

TURN THE SLAB DOWN TO THE EXISTING FOOTING. CAULK THE JOINT
BETWEEN THE NEW SLAB AND THE EXISTING WALL WITH WATERSTOP
RX BY CETCO.

5" CONCRETE SLAB ON 4" GRAVEL. REINFORCE THE SLAB WITH #4
BARS AT 12" O.C. IN EACH DIRECTION. SLOPE THE SLAB AS NEEDED
TO SHED WATER AWAY FROM THE HOME.

6X6 PSL POST UP. ATTACH THE POST TO THE EXISTING SLAB AND
FOUNDATION WALL WITH A SIMPSON ABAG6.

PLACE A 36"X36°X10" FOOTING BELOW THE EXISTING FOOTING BELOW
THE NEW POST. REINFORCE THE FOOTING WITH (4)#4 BARS IN EACH

DIRECTION.

PLACE N-S GROUT BETWEEN THE TOP OF THE FOOTING

AND THE BOTTOM OF THE EXISTING FOOTING. CLEAN THE BOTTOM OF
THE EXISTING FOOTING BEFORE THE POUR.

34"X7" PSL POST UP. ATTACH THE POST TO THE EXISTING SLAB AND
FOUNDATION WALL WITH TWO SIMPSON ABA44'S.

THE BOTTOM OF THE TURN DOWN SLAB FOOTING SHALL MATCH THE
BOTTOM OF THE EXISTING FOOTING. DOWEL THE FOOTING REBAR INTO
THE EXISTING FOOTING WITH SIMPSON SET-XP EPOXY AND 3”

EMBEDMENT.
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EXISTING BEAM.
EXISTING COLUMN.

EXISTING 1ST FLOOR FRAMING. SISTER ANY DAMAGED JOIST THAT IS
FOUND WITH A DOUBLE 2X8.

EXISTING FRONT PORCH FRAMING UNCHANGED.

EXISTING POST.

SET THE BEAM ON THE EXISTING SILL PLATE. NOTCH THE BOTTOM OF
THE BEAM OR PLACE PLYWOOD SHIMS BETWEEN THE BOTTOM OF THE
BEAM AND THE SILL PLATE ON AN AS NEEDED BASIS.

FRAME THE WALL WITH DOUBLE 2X4 STUDS AT 16" 0.C. CONTINUOUS
FROM THE SILL PLATE TO THE PSL WALL PLATE. THE STUDS SHALL
BE SPF#2 GRADE LUMBER. DO NOT USE STUD GRADE LUMBER.

BUILD THE NEW BASEMENT STAIRS ON THE BASEMENT SLAB. PLACE
A 6 MIL POLY VAPOR BARRIER BETWEEN THE STAIRS AND THE SLAB.

PLACE BLOCKING BETWEEN THE JOISTS AT THE MID—-POINT OF THE
SPAN. PLACE FURRING STRIPS ON THE BOTTOM OF THE JOISTS AS
NEEDED TO PLACE THE CEILING.

EXISTING DECK STAIRS TO REMAIN UNCHANGED.

ATTACH THE 1ST STUD TO THE EXISTING WALL WITH "¢ SIMPSON
TITEN SCREWS AT 12" O.C.

(4)S5TUDS UP

FRE ®O & @ @ PR @@ G

P @

PT6X6 POST DOWN. ATTACH THE POST TO THE DECK FRAMING WITH
A SIMPSON LCE IN EACH DIRECTION.

PT6X6 POST DOWN. ATTACH THE POST TO THE BEAM WITH A
SIMPSON LPC6 ON EACH SIDE OF THE BEAM.

PLACE FLAT PT1X6 BRACING ON THE UNDERSIDE OF THE EXISTING
DECK. ATTACH THE BRACING TO EACH JOIST WITH (2)#8 SCREWS.

SIMPSON DTT2Z TENSION ANCHOR.

PT2X LEDGER FOR THE EXISTING JOISTS. ATTACH THE LEDGER TO
THE WALL WITH "¢ THRU BOLTS AT 16" 0.C. TOP AND BOTTOM
STAGGERED. ATTACH EACH EXISTING JOIST TO THE LEDGER WITH A
SIMPSON LUS HANGER. PLACE FLASHING PER THE MONTGOMERY
COUNTY TYPICAL DECK DETAILS. THE LEDGER SHALL MATCH THE SIZE
OF THE EXISTING DECK JOISTS. PLACE DOUBLE 2X10 BLOCKING
BETWEEN THE STUDS AT THE LEDGER. ATTACH EACH BLOCKING TO
EACH STUD WITH A SIMPSON HUC CONCEALED FLANGE HANGER OR
PLACE A JACK STUD BELOW EACH BLOCKING.

EXISTING DECK JOISTS. SISTER ANY DAMAGED JOIST THAT IS FOUND
WITH A PT2X8.

ATTACH EACH RAFTER TO THE SUPPORTING BEAM WITH A SIMPSON
H2.5A HURRICANE TIE.

THE ROOF DECKING SHALL CANTILEVER OVER THE END WALL TO
SUPPORT THE RAKE. NO SPLICE SHALL OCCUR IN THE ROOF DECKING
WITHIN 4'-0" OF THE END WALL. PROVIDE 2X LADDER FRAMING AT
24" 0.C. OR BLOCKING AS NEEDED TO FORM THE RAKE DETAIL.

PT2X CLEAT FOR THE EXISTING DECK. ATTACH THE CLEAT TO THE
RIM BEAM WITH "¢ THRU BOLTS AT 16” 0.C. TOP AND AND BOTTOM
STAGGERED. PLACE FLASHING OVER THE CLEAT PER THE MONTGOMERY
COUNTY TYPICAL DECK DETAILS.

FRAME THE ROOF WITH 2X8 RAFTERS AT 24" 0.C. AND 2X4 CEILING
JOISTS AT 24" 0.C.

2X8 LEDGER FOR THE RAFTERS. ATTACH THE LEDGER TO EACH WALL
STUD WITH (2)LEDGERLOK SCREWS AT EACH STUD. ATTACH EACH
RAFTER TO THE LEDGER WITH A SIMPSON LSSR HANGER.

FLUSH DOUBLE 2X8 HEADER. PLACE THE HEADER ON A DOUBLE
JACK STUD AT EACH SIDE OF THE OPENING.

PLACE A DOUBLE JACK STUD BETWEEN THE WINDOWS.

2X8 LEDGER FOR THE FLOOR JOISTS. ATTACH THE LEDGER TO THE
EXISTING RIM BOARD WITH (2)LEDGERLOK SCREWS AT 16" 0.C. OR TO
EACH WALL STUD WITH (2)LEDGERLOK SCREWS. ATTACH EACH JOIST
TO THE LEDGER WITH A SIMPSON LUS HANGER. ATTACH THE FLOOR
DECKING TO THE LEDGER WITH #8 SCREWS AT 4” 0.C. FOR WIND
SHEAR TRANSFER.

SPLICE THE NEW AND EXISTING FLOOR DECKING ON THE BEAM.
ATTACH THE NEW DECKING AND THE EXISTING DECKING TO THE BEAM
WITH #8 SCREWS AT 4" 0.C. FOR WIND SHEAR TRANSFER.

VERIFY THAT THE POST ALIGNS WITH THE EXISTING BEAM. IF IT
DOES, PLACE SQUASH BLOCKING BETWEEN THE TOP OF THE BEAM
AND THE FLOOR DECKING BELOW THE POST. IF IT DOES NOT, PLACE
TRIPLE 2X8 BLOCKING BETWEEN THE EXISTING JOISTS BELOW THE NEW
POST. HANG THE BLOCKING FROM THE EXISTING JOISTS WITH
SIMPSON HU-MAX HANGERS.

ATTACH THE FLUSH HEADER TO THE WALL PLATE WITH SIMPSON LTP4
PLATES AT 16" 0.C. FOR WIND SHEAR TRANSFER. ATTACH THE
FLOOR DECKING TO THE HEADER WITH #8 SCREWS AT 4" O.C.

PLACE 2X8 BLOCKING BETWEEN THE JOISTS OVERTOP OF THE WALL.
ATTACH EACH BLOCKING TO THE WALL PLATE WITH A SIMPSON LTP4
PLATE FOR WIND SHEAR TRANSFER. ATTACH THE FLOOR DECKING TO
THE BLOCKING WITH #8 SCREWS AT 4" 0.C.

THE FLOOR DECKING FORMS A DIAPHRAGM TO PROVIDE WIND BRACING
FOR THE ADDITION. PLACE THE FLOOR DECKING IN RUNNING BOND.
GLUE THE DECKING TO THE FLOOR JOISTS AND ATTACH THE DECKING
TO THE FLOOR JOISTS WITH #8 SCREWS AT 6" 0.C. AT PANEL EDGES
AND 12" 0.C. ELSEWHERE. ALL SPLICES IN THE DECKING SHALL
OCCUR AT A FLOOR JOIST. PLACE BLOCKING BETWEEN THE JOISTS
BELOW ALL SPLICES THAT ARE PERPENDICULAR TO THE FLOOR
DECKING.

ATTACH THE BEAM TO THE POST WITH A SIMPSON BC6.
THE POST DOWN SHALL BE OFFSET FROM THE BEAM. ATTACH THE

POST ABOVE AND THE POST BELOW TO THE BEAM WITH A SIMPSON
LPC6 ON EACH SIDE OF THE POST.
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Silver Spring, MD 20910-2755
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| certify that these contract documents
were prepared under my supervision or
approved by me and | am a duly
licensed Structural Engineer under the
laws of the State of Maryland.

License # :

Expiration :

©) 2025 BFM Architecture Inc.
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12 &12) 12 12 orchltecture
FRAMING NOTES: (A7) \/ \/ 1400 Spring Street, Suite 320
T ﬂ E i 1. THE BOTTOM OF ALL FOOTINGS SHALL BE 30" MINIMUM BELOW GRADE g Slverspring, MB 20710-2755
e = 2. ALL HEADERS ARE ASSUMED TO BE SUPPORTED BY A DOUBLE JACK AND (A1) ~6) RAFTERS PER THE FRAMING PLAN. () ~#6) el: 301.585.2222 1 bfmareh.com
= SINGLE KING STUD, UNLESS NOTED OTHERWISE. ‘
3. PROVIDE SQUASH BLOCKING AS NEEDED BELOW ALL POSTS, COLUMNS, AND ~ I}X CEILING JOISTS PER THE FRAMING PLAN. @ DATE ISSUE - REMARKS
4. ATTACH ALL QUADRUPLE AND QUINTUPLE BEAMS TOGETHER WITH 2 ROWS OF NEW FLOOR JOISTS PER THE FRAMING PLAN. WHEN APPLICABLE ) OF/26/2025 | PROGRESS SET
1" BOLTS AT 16" 0.C. STAGGERED ATTACH THE FLOOR JOISTS TO THE UPSET LVL BEAM WITH SIMPSON \ 12
2 L : LUS HANGERS.
5. THE CONTRACTOR SHALL PROVIDE TEMPORARY SHORING DURING CONSTRUCTION I
AS NEEDED FOR THE EXISTING AND PROPOSED STRUCTURAL ELEMENTS OF THE -~ UPSET LVL BEAM PER THE FRAMING PLAN )
HOME. :
6. ATTACH VENEER TO THE WOOD OR CMU BACKING STRUCTURE WITH METAL TIES
AT 16" 0.C. IN EACH DIRECTION. PROVIDE FLASHING, WATERSTOPS AND WEEP . IS A tégl)S#IONE)((JEETWOS T D ATTACH THE JOIST 10 . IS "
HOLES IN THE VENEER PER THE IRC CODE. T g
|
L 7. ALL STEEL ANGLE LINTELS SHALL BE LONG LEG VERTICAL (LLV). PROVIDE 6" .
o BEARING FOR STEEL ANGLES ON SOLID MASONRY. @ NEW EXTERIOR WALL.
8. ALL NAILS USED FOR EXTERIOR APPLICATIONS SHALL BE RING SHANK NAILS. .
o 9. ALL NAILS, HANGERS, BOLTS, AND SCREWS EXPOSED TO THE EXTERIOR SHALL @ @ @ @ LEDGER AND HANGERS PER THE FRAMING PLAN. @ @ .
| | BE GALVANIZED. . '
i o 10. ALL LUMBER EXPOSED TO EXTERIOR CONDITIONS SHALL BE TREATED SOUTHERN (&) (18) N e NG JSTS 1O THE WAL SHEATHING WITH SIMPSON (ne) (A4)
| PINE #2. ‘
| |
11. ALL SLAB CONCRETE SHALL HAVE A 28 DAY COMPRESSIVE STRENGTH OF
| |
L @ 4500PS| AND HAVE 6%1% AR ENTRAINMENT. SECTION N SECTION 72N
_ — - 12. WHEN ATTACHING EXISTING JOISTS TO FLUSH BEAMS USE OVERSIZED SIMPSON — — :
B — LUS HANGERS. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE SCALE: 3" =1-0 NG SCALE:§'=1-0 NG
: : : : @ /— (5)9TUDS DOWN JOIST AND THE HANGER. | certify that these contract documents
A 13. THE CONTRACTOR SHALL SURVEY ALL EXPOSED MASONRY IN THE HOME AND were prepared under my supervision or
.. ] /g e N A % POINT ANY DETERIORATED JOINT THAT IS DISCOVERED AND REPLACE ANY Y% BOLTS STAGGERED eansad Suchurol Engineer undr the
ETR DETERIORATED BRICKS OR BLOCKS. USE MORTAR, BRICKS AND BLOCKS THAT AS SHOWN. ADJUST LOCATION laws o fhe State of Maryiand.
(3)5TUDS UP — (3)STUDS UP MATCH THE STRENGTH AND POROSITY OF THE EXISTING WALL. ) AS NEEDED TO AVOID CONFLICTS .
523 14. TYPICAL JOIST HANGER SHALL BE A SIMPSON LUS HANGER. iy WITH THE FLOOR FRAMING. License # :
522 1 15. TYPICAL RAFTER TO RIDGE HANGER SHALL BE A SIMPSON LSSR. | Expiration :
(5)STUDS DOWN W 16. TYPICAL RAFTER TO FLUSH BEAM HANGER SHALL BE A SIMPSON L70 ON EACH = ' + = = =
o <:SE> SIDE OF THE RAFTER. f © 2025 BFM Architecture Inc.
o1 17. TYPICAL POST TO BEAM CONNECTOR SHALL BE A SIMPSON LPC ON EACH SIDE. . . .
' 18. TYPICAL POST TO FLOOR PLATE CONNECTOR SHALL BE A SIMPSON L30 ON f Vs
Al

E EACH SIDE OF THE POST. “
3PX55" PSL - 19. TYPICAL STRINGER TO FRAMING CONNECTOR SHALL BE A SIMPSON MTS16 ON le (2) Y2 BOLTS AT EACH END
(4)STUDS 20. TYPICAL DIMENSIONAL BEAM TO BEAM HANGER SHALL BE A SIMPSON HU MAX. FLITCH BEAM SEE PLAN OF THE BEAM AS FEASIBLE e
UP ¢ DOWN 21. TYPICAL LVL TO LVL BEAM HANGER SHALL BE A SIMPSON HHUS. \ BTG oL TS 200
| / 22. TYPICAL FLITCH BEAM HANGER SHALL BE AN OVERSIZED SIMPSON HHUS POST DOWN . . '
| HANGER. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE FLITCH Silver Spring, MD 20910-2755
. BEAM AND THE HANGER. v B} ) . . 4 Tel: 301.565.0543 | Fax: 301.563.94677
. 23. SEE THE MONTGOMERY COUNTY TYPICAL DECK DETAILS FOR ITEMS NOT SHOWN Typ|ca| Flitchbeam Frammg Elevation
A325) ON THESE PLANS SUCH AS GUARD RAILS, STAIRS, LEDGER BOARD
@@@ | — @ ATTACHMENTS ETC . . . Scale: NOT TO SCALE
<1/ . 24. PLACE A DOUBLE JOIST BELOW ALL WALLS THAT ARE PARALLEL TO THE FLOOR
: - i 2i U (D%?JLJDS m/mNi.T 1Aél_"T%F?gATE: PLACE BLOCKING BETWEEN THE JOISTS BELOW THE
| N L] s 25. ADD JOIST HANGERS TO ALL EXISTING FRAMING CONNECTIONS THAT ARE FOUND
| L TN (S3) TO LACK THEM SUCH AS FRAMING AROUND PLUMBING STACKS, CHIMNEYS, OR
' 3 | - L7 THE EXISTING STAIRS.
: _ | < (2)%(10 b
=1 J | o .
Al 'J.E%rj' ,,,,,,, 1' ,,,,,,, 1' ,,,,,,, L. N 516 NOTE: THE STRINGERS, LANDING THE SHADED AREA IS
G l‘x%ﬁ I T A T R lig gﬁ'OSJS: D":E)éTKEK'gRAFgVEA%\jLOS,T QH%WN A DOUBLE 12" LVL STRINGER
————3,27 | | | | | | | | :: 3 "
2X 10 RAFTERS ¢ 2X6 T iﬁ'é e FOR CLARITY. CUT OUT OF A DOUBLE 12'%23%" LVL Z
C.J.'S AT 24" 0.C. \_IH is}l/l e
g o 1 — (4)STUDS DOWN
SN ) s AT AR |
@ |>E4__| ..... T YT P el 3” u 3” 1” ,
V R R b @ X9” FLITCH BEAM PLACED BETWEEN (2)13"X93” LVL'S. SEE THE
B R E o e - FRAMING ELEVATION FOR THE BOLTING PATTERN BETWEEN THE LVL'S WOOD POST IN THE —
— e AND THE STEEL PLATE. WALL AT THE LEFT AND —
(4)STUDS DOWN —/ 2)2XT0 RIGHT SIDE OF THE STAIRS —
FLUSH BEAM. #'X7” FLITCH BEAM PLACED BETWEEN (2)13'X7§" LWL'S. PER THE FRAMING PLAN
SEE THE FRAMING ELEVATION FOR THE BOLTING PATTERN BETWEEN
THE LVL'S AND THE STEEL PLATE.
i i @ CONTINUE THE LVL PORTION OF THE FLITCH BEAM OVER THE WOOD D
POST. PLACE A $” PLYWOOD FILLER PLATE BETWEEN THE LVL'S OVER A,
SECOND FLOOR FRAMING PLAN THE STARS <{
] Scale:1/4" = 1-0" PLACE A 4X4 PSL WALL PLATE AT THE ELEVATION OF THE TOP AND Detail at Kev Note @ o'_\
BOTTOM OF THE WINDOW AT THE LANDING. PLACE PLATES IN THE y O
REAR AND LEFT WALL OF THE STAIRS. THE PLATES SHALL BE Seato P — 1o >— N —
CONTINUOUS FOR THE ENTIRE LEFT WALL AND REAR WALL OF THE cale: ¥ = 10 LLI
@ EXISTING 2ND FLOOR FRAMING. SISTER ANY DAMAGED JOIST THAT IS STAIRS. O W
FOUND WITH A DOUBLE 2X8. C
@ @ PLACE A QUADRUPLE STUD AT THE CORNER. Dﬁ O y)
EXISTING BALCONY FRAMING UNCHANGED. ~
ATTACH EACH PSL WALL PLATE TO THE QUADRUPLE STUD WITH A Z‘ &
@ FRAME THE LANDING WITH 2X8'S AT 16” 0.C. PLACE A 2X8 LEDGER SIMPSON L30 ABOVE AND BELOW THE PLATE. (2)10d NAILS (2)10d NAILS Dﬁ ®) O
ON THE LEFT, RIGHT AND REAR WALL OF THE STAIRS. ATTACH EACH AT 6" O.C. AT 6" O.C.
LEDGER TO THE WALL WITH (2) LEDGERLOK SCREWS AT EACH STUD. 2X10 LEDGER FOR THE ROOF. ATTACH THE LEDGER TO EACH WALL Y - STAGGER THE - STAGGER THE ) E O
ATTACH EACH JOIST TO THE LEDGER WITH A SIMPSON LUS HANGER. EgggEéVlmTﬁZi\LEgaE&%K L%CSF;EVIE\-NGQFITACH EACH RAFTER TO THE X 1N SIDES THE NAILS SISTER il SIDES THE NAILS &
. ARE DRIVEN ARE DRIVEN ;
PARTIALLY UPSET BEAM PER THE ARCHITECTURAL DRAWINGS. NOTCH | FROM i FROM L al
THE NEW OR EXISTING JOISTS AND PLACE THEM ON THE BEAM. ATTACH THE PARTIALLY UPSET BEAM TO THE UPSET BEAM WITH A j j 1 O
ATTACH EACH NEW OR EXISTING JOIST TO THE BEAM WITH A SIMPSON SIMPSON THAI HANGER. o SISTER < SISTER | o
LUS24 OR AN OVERSIZED SIMPSON LUS24-2. N 0T EX. JOIST .
@ SET THE PARTIALLY UPSET FLITCH BEAM ON THE POST. NOTCH THE 1 2 ®)
@ REBUILD THE WALL USING 2X6 STUDS AT 16” O.C. (%ZS%:EL\&A%Z\M QFBPTSHEET FFLLllJTSCHH DgEUABMLE 2X8 BEAM AND PLACE IT E
2X10 CLEAT FOR THE ROOF. ATTACH THE CLEAT TO THE EXISTING _ (2)10d NAILS (2)10d NAILS O To)
PLACE SQUASH BLOCKING BETWEEN THE SILL PLATE AND THE FLOOR | STAGGER THE STAGGER THE » 5 AN
@ 2X6 CLEAT FOR THE CEILING. ATTACH THE CLEAT TO THE EXISTING DECKING BELOW THE POST. £ ' S SIDES THE NALS — SIDES THE NALS V) = O~ 8
WALL WITH (2)#0 SCREWS AT 6” O.C. @ PLACE TRIPLE 2X8 BLOCKING BETWEEN THE EXISTING JOISTS BELOW I FROM FROM Z (15 <t —
THE NEW POST. HANG THE BLOCKING FROM THE EXISTING JOISTS N
T CACH RAFTER 10 e S ORTINC AL WL 2 eSO WITH SIMPSON HU-MAX HANGERS. SISTER THE EXISTING ADJACENT T > 3+ (S
NEEDED FOR VENTILATION AND INSULATION AT THE EAVE FLOOR JOISTS WITH A 1§"X74” LVL. PLACE BLOCKING BETWEEN THE EN SISTER SISTER. SANDWICH THE 12 <
' SISTERED JOIST AND THE ADJACENT JOISTS AT THE MID—POINT OF - Eﬁ'?g‘g 5%5(; n?grjééfgﬁ "(—) O
THE ROOF DECKING SHALL CANTILEVER OVER THE END WALL TO THE SPAN. PXSTING JOIST & o )
o o S L e e N AT PLACE TRIPLE 2X8 BLOCKING BETWEEN THE EXISTING JOISTS BELOW Sinale S D le S L - o) <
; ‘ THE NEW JAMBS IN THE 2ND FLOOR BEARING WALL. HANG THE - I I
. | -
24" 0.C. OR BLOCKING AS NEEDED TO FORM THE RAKE DETAIL. BLOCKING FROM THE EXISTING JOISTS WITH SIMPSON HU—MAX @sSingle Sister @Double Sister "™ 6 A C\gl
HANGERS.
ATTACH THE 1ST STUD TO THE EXISTING WALL WITH (2)#10 SCREWS
AT 8” 0O.C. @ SPECIAL LVL STRINGER PER THE STRUCTURAL DETAIL. SECOND FLOOR
@ PLACE BLOCKING BETWEEN THE JOISTS AT THE MID—POINT OF THE SET THE FRONT TO BACK UPSET BEAM ON THE POST. ATTACH THE Typica| Sistering Details . | FRAMING PLAN
SPAN. PLACE FURRING STRIPS ON THE BOTTOM OF THE JOISTS AS SIDE TO SIDE LVL BEAM TO THE UPSET BEAM WITH A SIMPSON HHUS
NEEDED TO PLACE THE CEILING. HANGER. EXTEND THE UPSET BEAM PAST THE FLUSH BEAM AS Scale: NTS
NEEDED TO PLACE THE CONNECTOR. NOTCH THE BOTTOM OF THE
S12)  EXISTING POST. FLUSH BEAM AS NEEDED TO PLACE IT IN THE CONNECTOR.




BFM

orchltecture

FRAMING NOTES: 1400 Spring Street, Suite 320

Silver Spring, MD 20910-2755
Tel: 301.585.2222 | bfmarch.com

BEAM PER THE FRAMING PLAN
/ DATE ISSUE - REMARKS

NOTCH THE BOTTOM 0&8/26/2025 | PROGRESS SET

~~____——— OF THE BEAM AS NEEDED 12

THE BOTTOM OF ALL FOOTINGS SHALL BE 30" MINIMUM BELOW GRADE. &

— 2. ALL HEADERS ARE ASSUMED TO BE SUPPORTED BY A DOUBLE JACK AND

SINGLE KING STUD, UNLESS NOTED OTHERWISE.

3. PROVIDE SQUASH BLOCKING AS NEEDED BELOW ALL POSTS, COLUMNS, AND
MULTIPLE STUDS.

4. ATTACH ALL QUADRUPLE AND QUINTUPLE BEAMS TOGETHER WITH 2 ROWS OF
3’8 BOLTS AT 16” 0.C. STAGGERED.

5. THE CONTRACTOR SHALL PROVIDE TEMPORARY SHORING DURING CONSTRUCTION

TO PLACE THE CONNECTORS.
AS NEEDED FOR THE EXISTING AND PROPOSED STRUCTURAL ELEMENTS OF THE
ETR ETR HOME.

- 6. ATTACH VENEER TO THE WOOD OR CMU BACKING STRUCTURE WITH METAL TIES \ SIMPSON LPC EACH SIDE

AT 16" 0.C. IN EACH DIRECTION. PROVIDE FLASHING, WATERSTOPS AND WEEP A, ”
HOLES IN THE VENEER PER THE IRC CODE. eXe FOST
- 7. ALL STEEL ANGLE LINTELS SHALL BE LONG LEG VERTICAL (LLV). PROVIDE 6”
RO— ! BEARING FOR STEEL ANGLES ON SOLID MASONRY.
I 8. ALL NAILS USED FOR EXTERIOR APPLICATIONS SHALL BE RING SHANK NAILS.
| 9

—_

re—==
e |

=

LPC Connectors(Quadruple 2x to 6x6 Post)

- BE GALVANIZED. 20
o N 10. ALL LUMBER EXPOSED TO EXTERIOR CONDITIONS SHALL BE TREATED SOUTHERN

0 PINE #2.
\ @D <§> 11. ALL SLAB CONCRETE SHALL HAVE A 28 DAY COMPRESSIVE STRENGTH OF
\ 4500PSI AND HAVE 6%+1% AIR ENTRAINMENT. CUT THE BEAMS

|
) |
o
. | | [ | j 12. WHEN ATTACHING EXISTING JOISTS TO FLUSH BEAMS USE OVERSIZED SIMPSON WITH MITER. CUTS
< )STUDS LWL RS | LUS HANGERS. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE AS SHOWN
\/sT D DOWN _\ I - JOIST AND THE HANGER
‘ | X L

_____ ; 13. THE CONTRACTOR SHALL SURVEY ALL EXPOSED MASONRY IN THE HOME AND SIMPSON LCE IN

s ! (2)2x8 POINT ANY DETERIORATED JOINT THAT IS DISCOVERED AND REPLACE ANY EACH DIRECTION ] [
1 DETERIORATED BRICKS OR BLOCKS. USE MORTAR, BRICKS AND BLOCKS THAT
MATCH THE STRENGTH AND POROSITY OF THE EXISTING WALL.

ALL NAILS, HANGERS, BOLTS, AND SCREWS EXPOSED TO THE EXTERIOR SHALL

ETR

?_

ETR

ETR

| certify that these contract documents
were prepared under my supervision or
approved by me and | am a duly
BEAM licensed Structural Engineer under the
laws of the State of Maryland.

-— POST BELOW

20'

/. EXISTING FLOOR JOISTS Z
/
< <
B RN R . qb M
00 | 5‘.&* | Q
& 30 R30 ~N
B HIY/AR s S NG e
Y e — = I I_
(2)2X8 (2)2)X8 (2)2x8 NEW BEAM —
- - Typical Ex. Joist to New Beam Detail D
© & e St ¥ - -0 O
ROOF FRAMING PLAN <{
2 —~
Scale:1/4" =1-0" %
>= S "
EXISTING RAFTERS. SISTER ANY DAMAGED RAFTER THAT IS FOUND PLACE A 2X12 CLEAT FOR THE NEW ROOF DECKING. ATTACH THE PLACE A 2X12 HIP BEAM IN THE ROOF AND A DIAGONAL 2X8 BEAM < © %)
WITH A 2X8 OR A DOUBLE 2X6. CLEAT TO THE EXISTING WALL WITH (2)#10 SCREWS AT 6” 0.C. THETHHEPCE'EL'ANMG' AN‘STE?ESOEQEHBE:&TEVTT;\%)fgdc'*TO%E'h”:l‘Esdg'ﬁg I\O - o
)
WITH A 2X8 OR A DOUBLE 2X6. NOTIFY THE STRUCTURAL ENGINEER JOISTS AT 24” 0.C. THE CEILING JOISTS SHALL BE PARALLEL TO THE 10 THE HIP BEAM WITH A SIMPSON LTP4 PLATE ON EACH SIDE OF Dé Z‘ (0%
§ i SAISTING RAFTERS DO NOT SPAN I THE FRONT O BACK RAFTERS AND CHANGE DIRECTION AT EACH HIP. THE DIAGONAL BEAM. ATTACH THE DIAGONAL BEAM TO THE BEAM IN O @)
2X12 LEDGER FOR THE RAFTERS. ATTACH THE LEDGER TO EACH ;'SEESVES'L'NG AT THE CENTER OF THE ROOM WITH (4)LEDGERLOK TOE ) > O
é\HFf\SCgN EI_/?ZC';') ANEVJREEEE %(E THSOEBJPTPHOERTT'E‘)S é’)Vé\LTLHgV'E*AF‘}ER S Up WALL STUD WITH (2)LEDGERLOK SCREWS OR TO THE EXISTING RIM : R v
AS NEEDED FOR VENTILATION AND INSULATION AT THE EAVE BOARD WITH (2)LEDCERLOK SCREWS AT 16° OC. ~ATTACH EACH ATTACH THE DIAGONAL BEAM AND THE HIP BEAM TO THE LEDGER g al
' RAFTER TO THE LEDGER WITH A SIMPSON L90 ON EACH SIDE OF THE WITH A SIMPSON SUR/L SKEWED ANGLE HANGER. NOTCH THE 5
THE ROOF DECKING SHALL CANTILEVER OVER THE END WALL TO EG\SF;ER- ATTACH EACH CEILING JOIST TO THE BEAM WITH A SIMPSON BOTTOM OF THE HIP BEAM AS NEEDED TO FIT IN THE CONNECTOR. . o
SUPPORT THE RAKE. NO SPLICE SHALL OCCUR IN THE ROOF DECKING : .
WITHIN 4—0" OF THE END WALL. PROVIDE 2X LADDER FRAMING AT . . PLACE A SPECIAL LVL COLUMN IN THE CORNER PER THE WIND @)
24" 0.C. OR BLOCKING AS NEEDED TO FORM THE RAKE DETAL. (R16)  (3)248 BEAM IN THE CELING. Q29 ERAGNC PLAN AND THE STRUCTURAL DETAL 2 -
NEW RAKE PER THE TYPICAL DETAIL. ATTACH THE 1ST STUD TO THE EXISTING WALL WITH (2)#10 SCREWS THE JACK STUDS SHALL BE CONTINUOUS FROM THE FLOOR TO CEILING O
AT 6” 0.C. FOR LATERAL STABILITY. ATTACH EACH HEADER TO THE JACK STUDS iV, LO
OVERBUILT CRICKET WITH A SIMPSON HH HANGER. ADD BLOCKING TO THE HEADERS AS » S N
PLACE A (4)STUDS BETWEEN THE HIPS AND THE BEAM IN THE NEEDED TO FIT IN THE CONNECTOR. m ~ o~ O
PLACE A DOUBLE JACK STUD BETWEEN EACH WINDOW. CEILING. — N
SISTER THE 1ST EXISTING ATTIC JOIST ADJACENT TO THE ATTIC HATCH 05 <t —
NEW LOAD BEARING WALL FOR THE EXISTING ATTIC JOISTS USING 2X4 PLACE A 2X6 COLLAR Tl,E P’\,T EACH RAFTER. THE BOTTOM OF THE WITH A 2X8 OR A DOUBLE 2X6. > QN v
STUDS AT 16" O.C. COLLAR TIE SHALL BE 2'—6" BELOW THE TOP OF THE RIDGE BOARD. +- -
ATTACH EACH COLLAR TIE TO EACH RAFTER WITH (10)10d NAILS. NEW DOUBLE 2X HEA'DER AT THE ATTIC HATCH OR AT THE INFILLED 12 < o O
EXISTING SKYLIGHT TO REMAIN. STAIRS. RIP THE 2X’S TO MATCH THE HEIGHT OF THE EXISTING ATTIC I O
OVERBUILT ROOF. RIP THE RAFTERS AND PLACE THEM ON THE JOISTS (53" MIN). E )
ATTACH EACH RAFTER TO THE RIDGE WITH A SIMPSON LSSR HANGER. LOWER ROOF. ATTACH EACH RAFTER TO THE LOWER ROOF WITH TN G_), <
HOLD THE TOP OF THE RIDGE DOWN AS NEEDED FOR VENTILATION (3)10d TOE NAILS AND A SIMPSON LS50 ON EACH SIDE OF THE NEW ATTIC HATCH. PLACE BLOCKING BETWEEN THE HEADERS ON THE o)
AND SO THAT THE BOTTOM OF THE RIDGE IS EVEN WITH OR DEEPER RAFTER. USE 2X8 RAFTERS AT 24” 0.C. LEFT AND RIGHT SIDE OF THE HATCH. - = — DL_ O
THAN THE BOTTOM OF THE RAFTERS. o) N
PLACE A 2X8 LEDGER FOR THE NEW OVERBUILT ROOF FRAMING. FLUSH DOUBLE 2X8 HEADER. HANG THE HEADER FROM THE DROPPED
EIXSJER EACH THE EXISTING DOUBLE JOIST WITH A 2X8 OR A DOUBLE ATTACH THE LEDGER TO THE WOOD WALL WITH (2)LEDGERLOK SCREWS LVL BEAM WITH A SIMPSON LUS HANGER.
: AT EACH STUD. ATTACH EACH RAFTER TO THE LEDGER WITH A
SIMPSON LSSR HANGER. ATTACH THE HEADER TO THE LVL COLUMN WITH A SIMPSON HH ROOF FRAMING PLAN
REMOVE THE EXISTING HEADER AT THE STAIRS AND SISTER EACH HANGER. s
EXISTING ATTIC JOIST WITH A 2X8 OR A DOUBLE 2X6. PLACE
FURRING STRIPS ON THE UNDERSIDE OF THE SISTERED ATTIC JOISTS
AS NEEDED TO PLACE THE CEILING. PLACE BLOCKING BETWEEN THE
SISTERED JOISTS AT THE MID—POINT OF THE SPAN.

SIDE OF THE RAFTER.

EACH SIDE OF THE POST.
EACH SIDE.

BEAM AND THE HANGER.

ATTACHMENTS ETC . . .

WALLS AT 16" O.C.

THE EXISTING STAIRS.

14. TYPICAL JOIST HANGER SHALL BE A SIMPSON LUS HANGER.
15. TYPICAL RAFTER TO RIDGE HANGER SHALL BE A SIMPSON LSSR.
16. TYPICAL RAFTER TO FLUSH BEAM HANGER SHALL BE A SIMPSON L70 ON EACH @

25. SEE THE MONTGOMERY COUNTY TYPICAL DECK DETAILS FOR ITEMS NOT SHOWN
ON THESE PLANS SUCH AS GUARD RAILS, STAIRS, LEDGER BOARD

25. ADD JOIST HANGERS TO ALL EXISTING FRAMING CONNECTIONS THAT ARE FOUND
TO LACK THEM SUCH AS FRAMING AROUND PLUMBING STACKS, CHIMNEYS, OR

WOOD BEAM /

SIMPSON LPC EACH SIDE

///

POST

17. TYPICAL POST TO BEAM CONNECTOR SHALL BE A SIMPSON LPC ON EACH SIDE.
18. TYPICAL POST TO FLOOR PLATE CONNECTOR SHALL BE A SIMPSON L30 ON

@ Corners @ Simpson LPC Connectors

19. TYPICAL STRINGER TO FRAMING CONNECTOR SHALL BE A SIMPSON MTS16 ON

20. TYPICAL DIMENSIONAL BEAM TO BEAM HANGER SHALL BE A SIMPSON HU MAX.

21. TYPICAL LVL TO LVL BEAM HANGER SHALL BE A SIMPSON HHUS.

22. TYPICAL FLITCH BEAM HANGER SHALL BE AN OVERSIZED SIMPSON HHUS
HANGER. ADD BLOCKING AS NEEDED TO FILL THE GAPS BETWEEN THE FLITCH

Typ. Wood Post To Wood Beam Details

Scale: ¥ = 1’-0"

24. PLACE A DOUBLE JOIST BELOW ALL WALLS THAT ARE PARALLEL TO THE FLOOR
FRAMING. ALTERNATE: PLACE BLOCKING BETWEEN THE JOISTS BELOW THE

FILL THE GAPS BETWEEN THE JOIST
HANGER AND THE JOIST WITH
WOOD BLOCKING AS NEEDED

WHEN HANGING THE EXISTING JOISTS
FROM THE NEW BEAM USE OVERSIZED
SIMPSON LUS HANGERS

License # :

Expiration :

©) 2025 BFM Architecture Inc.

PAC

ENGINEERING,Inc

8555 16th Street, Suite 200
Silver Spring, MD 20910-2755
Tel: 301.565.0543 | Fax: 301.563.94677

20

30



20'

20'

20' 16' 12

(2)

L]

L]

o
&

BIFM

1400 Spring Street, Suite 320
Silver Spring, MD 20910-2755

ooigln Tel: 301.585.2222 | bfmarch.com
| I | lu 2
22'-55 22'-5
> >
DATE ISSUE - REMARKS
- F— I F— | S — ‘ 08/26/2025 PROGRESS SET
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| certify that these contract documents
were prepared under my supervision or
e approved by me and | am a duly
licensed Structural Engineer under the
; laws of the State of Maryland.
License # :
Expiration :
B ©) 2025 BFM Architecture Inc.
P T — 1
o -
5|_2%u IL__: t‘ 9']3“—@ ENG'NEER'NG Inc
@ e ) i © 8555 16th Street, Suite 200
B @ @—gy ”"‘f@ i Silver Spring, MD 20910-2755
- D N ~ f Tel: 301.565.0543 | Fax: 301.563.94677
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AN
e e —
: FOUNDATION PLAN 5 FIRST FLOOR FRAMING PLAN 5 ROOF FRAMING PLAN <
Scale:1/4" = 1'-0" Scale:1/4"=1'-0" Scale:1/4"=1'-0" %
>_ AN —
L
<| [O) W
C w
Y O %
- L]
B1 Dé > 2%
@ NEW EDP WIND BRACING PANEL. - - O O
@ THE EXISTING FOUNDATION WALL IS A PERFORATED MASONRY SHEAR NEW WINDOW PER THE ARCHITECTURAL DRAWINGS. D E O
OR A REGULAR MASONRY SHEAR WALL. y ~ 2%
WIND BRACING NOTES: 4X4 PSL PLATE ABOVE AND BELOW THE WINDOW PER THE FRAMING Aé 0
@ EXISTING PERFORATED WOOD SHEAR WALL. PLAN. O
1. WALLS BRACED PER IRC R602.10 AND R301.1.3 o
"ENGINEERED DESIGN”. SPECIAL LVL COLUMN PER THE FRAMING ELEVATION. @ DOUBLE JACK STUD PER THE FRAMING PLAN. . |
2. APPLY % OSB SHEATHING TO ALL EXTERIOR WALLS. |
3 ATTACH 0SB 0 WOOD FRAMING WITH 8d NAILS AT 4” @ SIMPSON DTT2Z TENSION ANCHOR. 86 NEW DOUBLE 12" LVL COLUMN AT THE CORNER FOR WIND SHEAR Z g
) RESISTANCE. NOTCH THE COLUMN AROUND THE WINDOW AND
) gb% SENE;#ESEL”?(;EN?;EQEE SES?(';%EDELE%";EBE' THE 1ST FLOOR DECKING FORMS A DIAPHRAGM TO PROVIDE LATERAL HEADERS AS SHOWN. PLACE A 2X4 JACK STUD IN THE LEFT OR o)
: : BRACING TO THE ADDITION. GLUE AND SCREW THE FLOOR DECKING RIGHT WALL BEHIND THE COLUMN. ATTACH THE JACK STUD TO THE v, LD
5 ﬁCIITSAF(;HO;HEL%%I(ITI\?g ;lLTAHTE ?ZdTH((E) 1v§g§L3 1;ONZTLE TO THE JOISTS WITH #8 SCREWS AT 6” 0.C. AT PANEL EDGES AND COLUMN WITH (2)#0 SCREWS AT 6” 0.C. ATTACH THE WALL ” O o 8
- : 7 : 12” 0.C. ELSEWHERE. PLACE THE DECKING IN RUNNING BOND. EACH SHEATHING TO THE COLUMN WITH 8d NAILS AT 4” 0.C. IN EACH
ATTACH THE BOTTOM PLATE TO THE RIM BOARD WITH SPLICE SHALL OCCUR AT A FLOOR JOIST. PLACE BLOCKING BETWEEN DIRECTION. (/) = — AN
16d NAILS AT 12" O.C. THE JOISTS BELOW SPLICES THAT ARE PERPENDICULAR TO THE N\ NN —
6. ATTACH EACH JOIST AND RAFTER TO THE TOP PLATE JOISTS. LEVEL OF THE 2ND FLOOR. (I>) N N
OF THE WALL WITH 2—16d (0.135X33) TOE NAILS. H
7. ATTACH THE RIM BOARD TO THE TOP PLATE OF THE @ ATTACH THE FLOOR DECKING TO THE LEDGER WITH #8 SCREWS AT 4” HANG THE HEADER FROM THE LVL COLUMN WITH A SIMPSON HH 12 I <( =
WALL WITH 16d (0.135X33) TOE NAILS AT 12” O.C. 0.C. FOR WIND SHEAR TRANSFER. B1 HANGER. "6 O
8. ATTACH RIM BOARD TO SILL PLATE WITH 16d (0.135X33) @ E D
TOE NAILS AT 12" O.C. SPLICE THE NEW AND EXISTING FLOOR DECKING ON THE BEAM. ATTACH THE WALL PLATE TO THE COLUMN WITH (4) SIMPSON LTP4 1] )] <
ATTACH THE NEW DECKING AND THE EXISTING DECKING TO THE BEAM PLATES. 6‘
WITH #8 SCREWS AT 4” 0.C. FOR WIND SHEAR TRANSFER. 232 . 237 \ . — O
5 B8) ATTACH THE WALL PLATE TO THE COLUMN WITH (2) SIMPSON LTP4 v 0O N
ATTACH THE FLUSH HEADER TO THE WALL PLATE WITH SIMPSON LTP4 PLATES.
PLATES AT 16" 0.C. FOR WIND SHEAR TRANSFER. ATTACH THE Z
FLOOR DECKING TO THE HEADER WITH #8 SCREWS AT 4” 0.C. 238 ATTACH THE WALL PLATE TO THE COLUMN WITH A SIMPSON LTP4
FRAMING PLATE. WIND BRACING PLANS
PLACE 2X8 BLOCKING BETWEEN THE JOISTS OVERTOP OF THE WALL. £
ATTACH EACH BLOCKING TO THE WALL PLATE WITH A SIMPSON LTP4
PLATE FOR WIND SHEAR TRANSFER. ATTACH THE FLOOR DECKING TO ELEVATION
THE BLOCKING WITH #8 SCREWS AT 4” 0.C. m
SCALE: 3" = 10" -/
8 12 16' 20 20" 16' 12' (0}

31




RAFTERS
architecture
AURRICANE TIES 1400 Spring Street, Suite 320
All work and materials to comply with the requirements of the 2021 IBC and IRC codes 6. Fasteners: Dead Loads: M M M M M M Tel: 301.585.2222 | bfmarch.com
as revised by Montgomery County . A. All prefabricated angles, bearing plates, and joist hangers shall be installed SPF #2 - 25 PCF —N I I I I I I
Codes: the foIIOW|.ng. design standa!'ds are applicable by reference: per the manufacturer recommendations. 1% Decking - 1.7 PSF g
TMS 402-2016 BU"dmg Code Reqwremen.ts for Masonry Structures. ) . B. Follow the manufacturer recommendations for Setting epoxy bolts. 3" Decking _ 2.5 PSF ° o ¢ DATE ISSUE - REMARKS
AWC NDS -2018 - Wood Frame Construction Manuel for One and Two Family Dwellings. C. Expansion bolts shall be rawl power studs. Asphalt Shingles - 2.5 PSF . [ . 08/26/2025 = PROGRESS SET
ACI 318-19 Building Code Requirements for Reinforced Concrete 7. Masonry: Slate Shingles - 15 PSF
AISC - 360-16 Specifications for Steel Buildings. ' ' A. Masonry construction shall be in conformance with the applicable sections of 4" Drywall - 2.2 PSF
Foyndatlons: footmgg, underpinning and TQ,Iab on grades are designed to b'e_ar on native TMS 402-2016, "Building Code Requirements for Masonry Structures." Insulation - 1.5 PSF
so!l type _SM.or SC with an allowable bearing pressure of 200_0 psf. A qyallfled B. Concrete masonry units shall be hollow load bearing units (ASTM C90) grade Siding - 2.0 PSF i S S S
soil-bearing inspector prior to placement of concrete shall verify all bearing values. n-1 with a net strength of 2000psi and F'm - 1500psi. CMU - 87 PCF . 1 . PLACE BLOCKING BETWEEN THE STUDS
Structural steel: C. Alljoints to be filled solid with mortar. Brick - 130 PCF -
A. Al structural steel, including detail material shall conform to ASTM A572 Fy = 50ksi, D. Mortar to comply with ASTM C270 (type M or S). LIVE LOADS: : i . AT ALL SPLICES IN THE SAEATRING
U.N.O. E. Provide corrugated masonry ties between brick facia and wood walls or cmu DECK: 40PSF
B. All structu.ral tubing shall conform to ASTM A500, grd.B walls at 16" O.C. in each direction. ATTIC: 20PSF
C. All steel pipe shall be ASTM AS53, type E or S, grade B F. Provide 9ga truss style joint reinforcement @ 16" O.C. vertically. FLOOR: 40PSF
D. All welders shop and field, shall be certified. Use E70xx electrodes only. G. Lintels shall be as follows: BALCONY 60PSF
E. ?cl)lasttgflcgfr%(;?s: itr:)h\i/;ﬁ?r:g?rﬁ:grexterior masonry support shall receive one shop Opening < 3'-0" - L4x3% x% LLV/ 4" of wall BEDROOM 40PSF i
o on- et . . 3'-0" < Opening < 7'-0" - L6x33x& LLV/ 4" of wall. ROOF: 30PSF ’ il ’ NAIL SHEATHING TO THE
" el et srecton sl e 1 ecoiance i AISC: Adequatl oL - | | Woop FRANING Wi B NALS
G. All exterior structural steel shall receive rust preventative paint. 8. Castin place concretg. . . . . WIND LOAD IMPORTANCE FACTOR: 1.0 ' . ’ . AT 4" O.C. AT PANEL EDGES AND
H. Connections: A. Concrete construction shall be in conformance with the applicable sections of : : I 8" O.C. ELSEWHERE. INTERMEDIATE
’ : . . . . ACI 318-19, "Part 3 - Construction Requirements." WIND EXPOSURE FACTOR: B 4 NAILS NOT SHOWN FOR CLARITY
I. All beam connections shall be simple shear connections, U.N.O. Where no reaction B C te shall h - ive strenath at 28 d £ 30000si WIND DESIGN PRESSURE: 11PSF ‘
is provided, the beam shall be assumed to carry 120 % of the allowable uniform load : Ul(:lr(l)cre el sha ta\(/je et\hmlnllmum compressive strengih a ayso psi, SNOW LOADS:
in Kips for beams laterally supported, as given in the AISC steel construction manual. (unless noted o er\lee).. . GROUND SNOW LOAD (PG): 30PSF
Il. Except as noted, all fasteners shall be 3/4" diameter ASTM A325 bolts, designed to C. All concrete shall be placed W'th a slump of 4" (+ 3") FLAT ROOF SNOW LOAD(PF): 30PSF
act in bearing type connections with threads included. D. All concrete shall be normal weight, UNO. o SNOW EXPOSURE FACTOR (CE): 0.9 | | certify that these contract documents
Lumber: E. All concrete exposed to weather shall have 6% +1% entrained air. SNOW IMPORTANCE FACTOR (I): 1 .O : Y : were prepared under my supervision or
A. Lumber shall be SPF #2 with a min. Fb = 875psi Min. Fv = 135psi and min. E = F. Contractor shall pour extra concrete to account for the deflection of the e e ' ' . I approved by me and | am a duly
1,400,000psi. formwork to provide a flat finished surface. g:g:fst:'on Limitations: L/240 i — NV\/%I\':’ll—ﬂ5;dEﬁITA|—I1]lgGA'IT’a'TgEng(l\)l?fAFgfi\MING licensed Structural Engineer under the
B. LVL and PSL shall have a min. Fb = 2850psi; Fv = 285psi; E = 2,000,000psi. G. Concrete cover for reinforcement shall l1>ei Interior Walls and Partitions: H/180 : - T —— SIDF OF SPLIGES. STAGGER NAILS AS laws of the State of Maryland.
C. Floor decking shall be %" APA rated decking. Roof decking shall be 3"APA rated Columns and beams 15 Floors and Plastered Ceilings: L/360 SHOWN SPI_ICEé SHALL OCCUR AT A CONTINUE THE NAILING License # :
decking. Wall sheathing shall be 75" APA rated sheathing. Glue and screw the floor SIabg 4 All Other Structural Members: L/240 - WALL ST'UD SCHEDULE AT THE WINDOWS Expiration :
decking to the joists with #8 screws at 6" O.C. at panel edges and 12" O.C. . Footings 3 Ext. Walls with plaster or stucco finishes: L/360 : I : ‘ TO MAKE THE PERFORATED '
elsewhere. Place blocking between the joists below all splices in the decking 9. Reinforcement: _ Ext. Walls - Wind Loads with Brittle Finishes: L/240 | SHEAR. WALLS © 2025 BFM Architecture |
perpendicular to the floor joists. A. Reinforcing bars shall be deformed bars conforming to ASTM A615, grade 60 Ext. walls - Wind Loads with Flexible Finishes: L/120 1 reniiecture ine.
D. Interior wood walls shall be 2x4 studs at 16" O.C. and exterior walls shall be 2x6 (Fy =60ksi) _ SEISMIC DESIGN DATA: : - : /
studs at 16" O.C. with a double top plate and single bottom plate. Provide solid B. Welded wire fat:r}c (wwf) shall conform to ASTM a185. Lap edges of wire SEISMIC IMPORTANCE FACTOR (le): 1.0 . I e I e T Y I E—
blocking at the midheight of each wall and at a minimum of 48" O.C. vertically. Place fabric at least 6" in each direction. _ S . o SPECTRAL RESPONSE ACCELERATIONS: i ! i
blocking between the studs behind all splices in the sheathing perpendicular to the 10. Dimensions: The contractor shall field verify all dimensions prior to fabrication of (Ss): 20.0% . .
studs. structgral components. . . (S1): 8.0%
E. Provide double joists under all walls that run parallel to floor framing. 11. Coordination: The contractor shall coordinate all sleeves, duct openings and SPECTRAL RESPONSE COEFFICIENTS: ENGINEERING, Inc
F. Nail all multiple members together per the manufacturer's recommendations and at a holes between trades. Any conduits or pipes embedded in concrete must be in (Sds): 33% E
minimum use 2-10d nails at 6" O.C. stagger sides that nails are driven from. accordance with ACI 318-19, chapter 6. Where sleeves are closely spaced in a (Sd1): 18.7% O I S S S S S S S S S S S S S S S S S S R 8555 16th Street, Suite 200
G. U.N.O. all members shall be fastened together per .tablel R?02.3(1)_ . gzoglrzittzrea%zléz z:icv:)nzt;e”aézg:ii:r;igepgglrr:g E)r;:\tf):g?:;ﬁﬂ:g;%ﬂgglhl;y e SEISMIC DESIGN CATEGORY: B PLACE A SIMPSON LSTAZ2 | Silver Spring, MD 20910-2755
H. Pr_owde bridging atlcente'r o'f all JOIS.’[ spans Excegdlng 8'-0 anq at 1/3 points of all ructural ! SEISMIC SITE CLASSIFICAT'ION. D HOLD DOWN STRAP AT THE Tel: 301.565.0543 | Fax: 301.563.94677
joist spans exceeding 16'-0". Provide solid blocking at all bearing points on top of structural engineer. SEISMIC COEFFICIENT (Cs): 0.05 EDGE OF EACH WALL SEGMENT
walls or beams. SEISMIC MODIFICATION FACTOR (R): 6.5 L] L
I.  Provide solid blocking below all wood posts. BASE SHEAR: 1.3k
J.  All posts shall have Simpson Cap and Base Plates typ. ANALYSIS PROCEDURE: EQUIV. LATERAL FORCE
K. Alljoists shall have Simpson Hangers where applicable. BASIC SFRS: LIGHT FRAMED WALLS
L. Glue all multiple studs together. Nail together with 2-10d nails at 3" O.C. Stagger the . i .
sides of the studs that the nails are driven from. < ! <
M. All lumber in contact with masonry or concrete or within in 8" of soil shall be pressure ) I )
treated. All lumber to conform to IRC R317 and R318 for protection against corrosion
and termite damage.
N. All lumber shall be kiln dried. Store lumber on site in such a manner as to prevent
the seepage of water into the wood.
O. Wood Lintels shall be as follows:
Opening < 3'-0" - 2-2x6
3'-0" < Opening < 5'-0" - 2-2x8
5'-0"< Opening < 8'-0" - 2-2x10
Greater than 8'-0" - See plans Z
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20'

20'

20' 16'

SPECI FICATIONS (CONTINUED FROM SP100)

MECHANICAL NOTES

@ EXISTING RADIATOR TO REMAIN
@ EXISTING RADIATOR TO BE REMOVED
<_=5> EXISTING BOILER TO BE REMAIN

@ NEW FLUSH RANGE EXHAUST
RECESSED INTO CEILING. VICTORY
RANGE HOOD MODEL SUNSET 600
CFM W/ DIMMABLE LED

@ BATH EXHAUST FAN. VENT TO
EXTERIOR AT WEATHERIZED,
DAMPERED OUTLET

@ AREA OF WARMBOARD RADIANT
FLOOR HEAT. SEE SPECIFICATIONS.

@ MOTORIZED ZONE DAMPERS

ATTIC MOUNTED CENTRAL AC AHU DAIKIN
MODEL AMST 36CU1300

OUTDOOR CONDENSING UNIT DAKIN
MODEL DCESEA3G10

PROVIDE ADD / ALTERNATE PRICE FOR:

ATTIC MOUNTED HEAT PUMP AHU
DAIKIN MODEL DMV T4ZCP1300 W/
HKTSDOSX1 BACK UP HEATER

OUTDOOR CONDENSING UNIT DAKIN
MODEL DHESEA3GIO

INCOMING WATER

SERVICE

FRONT PORCH

POSITION OF EXISTING
RADIATOR

RELOCATE EXISTING

o
&

20’

BIFM

1400 Spring Street, Suite 320
Silver Spring, MD 20910-2755

Tel: 301.585.2222 | bfmarch.com

DATE ISSUE - REMARKS
0&8/26/2025 PROGRESS SET

| certify that these contract documents
were prepared under my supervision or
approved by me and | am a duly
licensed registered architect under the
laws of the state of Maryland.

License # : XXXXX

Expiration : xx/xx/xx

RADIATOR ©) 2025 BFM Architecture Inc.
I | I /. MECHANICAL CONSULTANT
<) EXISTING RADIATOR ioxe ~—Eloxe g 1OX& Gallant Mechanical
- TO REMAIN 20 CFM i | 22cm, L [ 80 CFM 13001 Cleveland Drive
, | / LS <> / Rockville, Maryland 20850
- ‘ ! | s Tel: 240.750.4988
 BATH LAUNDRY ~ — | | ,’
| |
: : : BEDROOM OFFICE
& : m s - | ol B2
%@ I “’: I PULL DOWN STAIR
EX. WATER | ; %: | :
TANK ——{ > — |\ : |
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20'

20'

SPECIFICATIONS (CONTINUED FROM SP100)
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CELLAR ELECTRICAL PLAN

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

ELECTRICAL
CHARGING
DRAWER

AR SWITCH

FIRST FLOOR ELECTRICAL PLAN

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

MOUNT SCONCES
@ 59" A.FF. TO CENTER
OF JUNCTION BOX.

LIGHTING SYMBOLS

< SURFACE MOUNTED CEILING LIGHT FIXTURE

o FULLY RECESSED LED LIGHT - 3 INCH DIAMETER
':u'c UNDER CABINET MOUNTED FIXTURE

® SUSPENDED PENDANT FIXTURE

FULLY RECESSED INCANDESCENT WALL WASH LIGHT-
MOUNT 2'-0" FROM WALL U.N.O.

o
-<>— PENDANT FIXTURE

VANITY LIGHT
< WALL-MOUNTED LIGHT FIXTURE
a SCONCE FIXTURE

CEILING FAN/LIGHT

— LED LIGHT FIXTURE
¥ SWITCH
$s THREE WAY SWITCH
$r TIMER SWITCH
P DIMMER SWITCH
P> DIMMER THREE WAY SWITCH
JS JAMB SWITCH

W SECURITY FLOODLIGHT ON MOTION DETECTOR

F— F—

F=_-——=

GENERAL: PROVIDE'L.C." HOUSING AS NECESSARY IN INSULATED CAVITIES

ELECTRICAL SYMBOLS

[
—

BEDROOM #2 CFFICE |« !

DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP @ 18' A FF-
=5 COORDINATE W/ PANEL & EQUIP.
= GFI DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP
P EXTERNALLY MOUNTED IN WATERPROOF HOUSING
N DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP @ 45" AFF-
COORDINATE W/ PANEL & EQUIP
== GFI OUTLET - 20 AMP @ 18" A.FF
=¢ GFI OUTLET - 20 AMP @ 45' AFF
-© HALF-SWITCH OUTLET - 20 AMP @ 18' AFF.
=@ QUAD RECEPTACLE 15/20 AMP @ 18" AFF. (UN.O)
=l FLOOR MOUNTED DUPLEX RECEPTACLE
A4 W/ FLUSH DECORATIVE COVER
©) JUNCTION BOX. SIZE AS REQUIRED
- ELECTRIC DRYER RECEPTACLE
<] DATA/TELEPHONE JACK - MOUNT @ 18" AFF. (UN.O)
CABLE TV OUTLET
® EXISTING SMOKE DETECTOR - REPLACE/RELOCATE
EX AS NECESSARY TO MEET CODE
® SMOKE DETECTOR - HARDWIRED INTERCONNECT PER CODE
© EXHAUST FAN-CEILING MOUNTED
Q EXHAUST FAN-WALL MOUNTED

SECOND FLOOR ELECTRICAL PLAN

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

1400 Spring Street, Suite 320
Silver Spring, MD 20910-2755
Tel: 301.585.2222 | bfmarch.com

DATE ISSUE - REMARKS

0&8/26/2025 | PROGRESS SET

20’

| certify that these contract documents
were prepared under my supervision or
approved by me and | am a duly
licensed registered architect under the
laws of the state of Maryland.

License # : XXXXX

Expiration : xx/xx/xx

©) 2025 BFM Architecture Inc.
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Existing Property Condition Photographs (duplicate as needed)

o

Detail: 51 ELM AVE. FRONT (NORTH)

Applicant:_Sasha Johnson & Mark Murray

3Page: 1



Existing Property Condition Photographs (duplicate as needed)

Detail: 51 ELM AVE. SOUTH-EAST CORNER

Applicant:_Sasha Johnson & Mark Murray

3@age:;



Existing Property Condition Photographs (duplicate as needed)

Detail: 51 ELM AVE. SOUTH-WEST CORNER

Applicant:_Sasha Johnson & Mark Murray

3Page: 3



Existing Property Condition Photographs (duplicate as needed)
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Detail: CONTEXT: 49 ELM AVE.

Detail: CONTEXT: 55 ELM AVE.

Applicant:_Sasha Johnson & Mark Murray
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Existing Property Condition Photographs (duplicate as needed)

Detail: CONTEXT: 50 ELM AVE.

Applicant:_Sasha Johnson & Mark Murray

3?’age:i



Existing Property Condition Photographs (duplicate as needed)

Detail: CONTEXT: 54 ELM AVE.

Applicant:_Sasha Johnson & Mark Murray

4(Page: 6



Meeting Date: 2/18/2025
HPC Case No.: Agenda ltem III.A
Master Plan Site/District/Atlas: Takoma Park Historic District

Historic Preservation Commission Preliminary Consultation Report

Address: 51 ElIm Ave., Takoma Park

Applicant(s): Mark Murray (Brian McCarthy, Architect)

Proposal: Partial Demolition, Building Addition, Screened-in Porch, and Exterior Stair

Staff Contact: Dan Bruechert

HPC Commissioners Providing Comments: Karen Burditt (Chair), Jeff Hains (Vice Chair), Michael Galway, Julie
Pelletier, Marc Dominianni, Cristina Radu, and James Doman.

Recommendations

A majority of the commissioners concurred with Staff’s finding that the rear addition had been modified sometime
after construction and the existing fenestration and wall surfaces did not date to the time of construction.

A majority of the HPC found that the massing of the proposed addition was sympathetic to the design of the house
and that it would not overwhelm the historic mass.

The HPC found the lack of inset was acceptable because the wall plane was extending from the existing modified
wall plane.
e A minority of the HPC indicated they would have preferred to see a larger setback but were supportive of
the scheme presented.
e The project architect indicated one of the reasons there was not a more substantial inset is the house’s
narrow size made it challenging.

One commissioner indicated that the design of the addition could be improved by redesigning the new stair tower
roof from the nearly flat roof proposed.

A commissioner noted there was an error in the first floor plan drawings showing a window on the east side of the
proposed stair tower.

[ Return for an additional preliminary consultation
Return for a HAWP in accordance with the Commission’s recommendations
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