
CITY OF BEACON, NEW YORK
COURTROOM, CITY HALL

1 MUNICIPAL PLAZA
BEACON, NY 12508

1. Review and hold public hearing on application submitted by Catrinel Bartolomeu & Bruno
Maddox, 1080 Wolcott Avenue, Tax Grid No. 30-5954-34-659817-00, R1-40 Zoning District,
for relief from Section 223-17(D) to allow for the creation of an accessory apartment in an
existing barn with less than a one-foot (1 ft.) rear yard setback (50 ft. required)

2. Continue public hearing on application submitted by Kristine Allen, 9 Violet Drive, Tax Grid
No. 30-6054-02-508868-00, R1-10 Zoning District, for relief from Section 223-17(D) for a
second story addition with 12.8 ft. side yard setback (15 ft. required)

 
September 21, 2021

7:00 PM
Zoning Board of Appeals Agenda

Regular Meeting
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/8526334cd023c25766034a4961d6ce660.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/0b8b929bd31de84ff2f62c3cffde29f80.pdf


City of Beacon Zoning Board of Appeals Agenda
09/21/2021

Title:

Review and hold public hearing on application submitted by Catrinel Bartolomeu & Bruno Maddox, 1080
Wolcott Avenue, Tax Grid No. 30-5954-34-659817-00, R1-40 Zoning District, for relief from Section 223-
17(D) to allow for the creation of an accessory apartment in an existing barn with less than a one-foot (1
ft.) rear yard setback (50 ft. required)

ATTACHMENTS

1080 Wolcott Avenue Application.pdf

1080 Wolcott Avenue Site Plan.pdf

2

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1052874/1080_Wolcott_Avenue_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1052875/1080_Wolcott_Avenue_Site_Plan.pdf
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ZONING ANALYSIS

ZONING DISTRICT

REQUIRED BY ORDINANCE PROPOSED

R1-40: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY

LOT AREA

STREET FRONTAGE

1.599 ACRES (69,654.9 SF)

USE GROUPS EXISTING ON SITE

BUILDING FOOTPRINT

MAX LOT COVERAGE

203 FT ALONG WOLCOTT AVENUE

YARD REGULATIONS (SEC. 223-17C)

MINIMUM LOT AREA:
MINIMUM LOT WIDTH:
MINIMUM LOT DEPTH:

RESIDENTIAL

N/A 3,709.2 SF - NO CHANGE

15% NO CHANGE

40,000 SF
150 FT
150 FT

NO CHANGE
+/- 419' - COMPLIES
+/- 203' - COMPLIES

SETBACK REGULATIONS (SEC. 223-17C)

FRONT YARD SETBACK:
SIDE YARD SETBACK:
REAR YARD SETBACK: 

40 FT MIN
25 FT MIN
50 FT MIN

NO CHANGE - COMPLIES
NO CHANGE- COMPLIES

NO CHANGE - 49.4' VARIANCE REQ'D

HEIGHT REGULATIONS (SEC. 223-17C)

MAX HEIGHT (STORIES): 2.5 STORIES / MAX 35 FT NO CHANGE

LANDSCAPE REGULATIONS

PARKING REGULATIONS (SEC. 223-26)

2 SPACES FOR EACH DWELLING
-

SPACES REQUIRED:
ACCESSIBLE SPACES:

NO CHANGE

USE GROUPS PROPOSED ON SITE RESIDENTIAL ACCESSORY BUILDING

ZONING ANALYSIS - ACCESSORY BUILDING

ZONING DISTRICT

REQUIRED BY ORDINANCE PROPOSED

R1-40: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY

USE GROUPS EXISTING ON SITE

BUILDING FOOTPRINT

MAX LOT COVERAGE

RESIDENTIAL

N/A 955 SF - NO CHANGE

N/A NO CHANGE

SETBACK REGULATIONS (SEC. 223-17E)

FRONT YARD SETBACK:
SIDE YARD SETBACK:
REAR YARD SETBACK: 

MAX CUMULATIVE SQUARE FOOTAGE 
FOR ALL ACCESSORY BUILDINGS:

MAX SQUARE FOOTAGE PERMITTED 
FOR EACH ACCESSORY BUILDING:

MAX NUMBER OF SHEDS PERMITTED:

NOT PERMITTED IN FRONT YARD
25 FT MIN
25 FT MIN

1,625 SF

40% OF PRINCIPAL BUILDING

2

N/A
EXISTING - 76'-3", 52'-5"

EXISTING, NON-COMPLIANT - 2'-2 1/2"

EXISTING, NON-COMPLIANT -
371 SF (GARAGE) + 1,720 SF (BARN) 

= 2,091 SF > 1,625 SF

3,709.2 SF (PRINCIPAL BUILDING) X 40% 
= 1,484 SF ALLOWABLE

NO CHANGE - 2 EXISTING ACCESSORY 
BUILDINGS

USE GROUPS PROPOSED ON SITE RESIDENTIAL - ACCESSORY BUILDING CONVERSION

VARIANCE SUMMARY:

1.  REAR YARD SETBACK ACCESSORY BUILDING (SEC. 223-17E): REAR YARD SETBACK (24.4' VARIANCE REQ'D)
2.  PERMITTED ACCESSORY BLDG SF (SEC. 223-17): TOTAL SF OF BARN = 1,720 SF
3.  CUMULATIVE ACCESSORY BLDGS AREA (SEC. 223-17): TOTAL SF OF CUMULATIVE BLDGS =  2,091 SF
4.  FLOOR AREA REQS FOR ACCESSORY APT/ (SEC. 223-24.1): TOTAL SF OF PROPOSED APT. = 1,320 SF
5.  2ND FL. OF ACCESSORY B'D'G SHALL BE STORAGE (SEC. 223-14E(3)(e)): PROPOSED RESIDENTIAL USE

SETBACK REGULATIONS (SEC. 223-24.1)

FLOOR AREA REQUIREMENTS FOR AN 
ACCESSORY APARTMENT IN AN 
ACCESSORY BUILDING:

300 SF MIN
600 SF MAX

1,320 SF FOR PROPOSED 
APARTMENT

N/A -

TAX MAP

GENERAL NOTES
LOCATION:

TAX MAP: 

DEED REFERENCE: 

OWNER OF RECORD:

APPLICANT: 

ZONING DISTRICT:

PROPOSED USE: 

NARRATIVE: 

HOURS OF OPERATION:

1080 WOLCOTT AVENUE, BEACON, NY 12508

130200-5954-34-659817-0000

BOOK: 22020, PAGE: 30

CATRINEL AND BRUNO BARTOLOMEU
1080 WOLCOTT AVE
BEACON NY 12508

CATRINEL AND BRUNO BARTOLOMEU
1080 WOLCOTT AVE
BEACON NY 12508

R1-40: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY

BARN CONVERSION

CONVERSION OF AN EXISTING BARN NON-SPRINKLERED. CURRENTLY ZONED 
AS RESIDENTIAL, NO CHANGE TO ZONING. PROPOSED USE OF BARN TO BE 
APARTMENT SPACE FOR OWNER'S FAMILY.

N/A - RESIDENTIAL USE

• ■ ◦ ISSUED WITH NO CHANGESREVISED ISSUENEW ISSUE
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GARAGE

371 SF
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EXISTING BARN 

2 STORY W/ BASEMENT  

1,720 TOTAL SF
FOOTPRINT 1,060 SF

THE UNDERSIGNED, OWNER OF THE PROPERTY SHOWN HEREON, STATES THAT HE IS 
FAMILIAR WITH THIS MAP, ITS CONTENTS, LEGENDS AND DATA AND HEREBY CONSENTS 
TO ALL SAID TERMS AND CONDITIONS AS STATED HEREON.

OWNER DATE

OWNER'S CERTIFICATION

RECOMMENDED FOR APPROVAL BY THE CITY OF BEACON PLANNING BOARD ON THE DAY OF , 2020. 
SUBJECT TO ALL REQUIREMENTS AND CONDITIONS OF SAID RESOLUTION. ANY CHANGES, ERASURES, MODIFICATIONS OF 
REVISIIONS TO THE PLAT AS APPROVED SHALL VOID THIS APPROVAL.

CHAIRMAN DATE

PLANNING BOARD APPROVAL

22nd December

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM
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Architect:

NAME
ADDRESS
PHONE
EMAIL

Consultant:

1080 WOLCOTT AVENUE
BEACON, NEW YORK 12508
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SCALE:

DATE:

DRAWING TITLE

KEY PLAN

DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM

BEACON, NEW YORK 12508

1080 WOLCOTT AVE.
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DRAWING TITLE
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DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM
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DUPLICATION, MODIFICATION OR CHANGE.
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City of Beacon Zoning Board of Appeals Agenda
09/21/2021

Title:

Continue public hearing on application submitted by Kristine Allen, 9 Violet Drive, Tax Grid No. 30-6054-
02-508868-00, R1-10 Zoning District, for relief from Section 223-17(D) for a second story addition with
12.8 ft. side yard setback (15 ft. required)

ATTACHMENTS

9 Violet Drive EAF.pdf

9 Violet Drive House Plans.pdf

9 Violet Drive Site Plan.pdf

9 Violet Drive Application.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1052878/9_Violet_Drive_EAF.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/1052879/9_Violet_Drive_House_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1052880/9_Violet_Drive_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1052881/9_Violet_Drive_Application.pdf
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DIVISION 1: GENERAL REQUIREMENTS:
1. All construction shall be performed in accordance with the following codes:

· 2020 Residential coad of NYS
· 2020 Energy Conservation Code of NYS
· Town of Cortlandt zoning & building codes
· If conflicts exist between different codes, the stricter code shall always apply

2.  All initial building permit fees shall be paid by the Owner/Contractor. All subcontractors shall be responsible for securing their own permits and shall
arrange for all necessary inspections and approvals.
3.  The Contractor shall keep work area clean of all debris and be responsible for removing such debris from the site and the cost of such removal.
4.  All specified items shall be installed in conformance to manufacturer's recommendations and specifications.
5.  If any unusual conditions or discrepancies with the drawings are found, the Contractor shall immediately notify the Architect and not proceed with
affected work until authorized.
6.  The building structure in the completed state is intended to be stable.  It is the Contractor's responsibility to protect new construction during the course
of construction until complete. The Contractor shall assume all responsibility for all temporary shoring as required.
7.  All dimensions are taken to the face of rough framing or masonry, unless otherwise noted. All dimensions are indicated in writing only and should not
be scaled from drawings.
8.  All window and door openings are dimensioned from centerline of unit to face of rough framing or masonry unless otherwise noted. Reference sheet
WD-1 for window and door schedules.
9.  All work performed under this contract shall be guaranteed for a period of one (1) year.
10. The Contractor shall be responsible for the final cleaning (including washing of all windows) and leaving it broom-clean. Each Subcontractor at the
completion of his work shall remove from the premises all surplus material, debris, etc. caused by his work as required and specified herein.
11. The Contractor shall carry liability and workmen's compensation insurance. NO WORK SHALL BEGIN UNTIL ALL PERMITS ARE SECURED
AND INSURANCE CERTIFICATES ARE IN PLACE.
12. The Contractor shall provide the higher quality standard of materials, equipment or details if conflict of such descriptions of the work exist within the
construction documents (plans & specifications).
13. Equipment warrantees, operation and maintenance literature and the names and telephone numbers of mechanical contractors with warrantee
responsibilities shall also be provided to the buyer.
14. Except for agreed upon exclusions, the construction documents (plans & specifications) shall supersede all/any descriptions of the work represented in
the contractors bid proposals, cost breakdowns or builders contract documents.
15. The Contractor shall provide and maintain in a neat and sanitary condition such accommodations for the use of his employees as will comply with laws
and regulations. Temporary toilet facilities may consist of portable toilets. Toilet facilities shall be kept supplied and clean and in sanitary condition until the
completion of the work and then shalL  be removed from the site.

DIVISION 5: METALS
1. General Conditions:
a. All steel work shall be performed in accordance with the accepted standard of the American  Institute of Steel Construction, Inc. (AISC) and the
American Iron & Steel Institute (AISI).
b. All structural steel shall be A992 or A36 type and comply with the American Society of  Testing & Materials (ASTM).
c. All structural steel shall be thoroughly clean, free of all loose mill scale, grease, dirt and foreign matter, and shall have a primer coat applied.
d. Reinforcing materials shall comply with ASTM standards and have a minimum yield stress, f' y = 60,000 psi.
e. Erection of structural steel shall comply with AISC specifications and "Code of Standard Practice".
f. The G.C. shall be responsible for the accurate dimensional fabrication of all steel components including beams, plates, columns and fasteners.
g. The G.C. shall be responsible for delivery of structural steel to the job site, properly marked to identify the locations intended and stored in a manner to
prevent damage.
h. All steel shall be shop inspected and primed, with holes drilled and located per approved final shop drawings (if applicable). Hot-dip galvanizing is
required for all steel exposed to the weather & shall be done after all shop cutting, punching, welding & drilling is complete. If field welding, cutting or hole
drilling is required, all affected areas shall be touched up according to ASTM A780 standards.
i. Field welding of moment connections (if applicable) shall be inspected by the appropriate  authorities and tested, if required, at the sole expense of the
G.C.
2. Steel Beams and Columns:
a. All steel columns shall be 4" diameter 12" wall steel lally columns with 10"x10"x3

8 " steel base  plates welded to the column, w/ (4) "simpson" titen hd
1

2 x 6 screw anchors (predrill & install anchor per "simpson strong-tie" installation specifications).  Cap plates shall be 10"x8"x3
8"  steel plates welded to the

column with (4) 12" diameter A325 steel bolts.
b. All steel columns shall be centered, bear directly on and be anchored to concrete walls, slabs or footings.
3. Anchor Bolts:
a.  ½" diameter x 10" long anchor bolts at 6'-0" o.c. at foundation walls, min. (2) per sill plate  and 12" minimum from corners. Anchor bolts shall be
hot-dip galvanized & extend a minimum of 7" into masonry or concrete, secured with nuts and washers.
4. Fasteners & Connectors:
a. All fasteners & connectors in contact w/ pressure treated lumber shall be hot-dip galvanized (“Simpson” Zmax G-185). Powder coated or standard
G90 zinc galvanized coated fasteners  and/or connectors shall not be used.
b. "Simpson Strong Tie" connectors are specifically required to meet the structural design criteria. Prior to substituting another brand, the Contractor shall
confirm the load capacity of all substituted fasteners which should meet or exceed the "Simpson" hardware. The structural engineer and/or the Architect shall
evaluate this information and give written approval for substitution prior to installation.

DIVISION 6: WOOD AND PLASTICS
1. General Conditions:
a. Lumber shall be protected from direct precipitation at all times and installed dry. Roof or floor sheathing shall be immediately installed after framing as
a level is complete,  leaving the framing members in a dry state.
b. For connection details not indicated or if unusual field conditions are found, it is the G.C.'s responsibility to request in writing those questions
regarding these conditions for the  Architect and/or Engineer to review.
c. Framing shall be erected true to line in accordance to the dimensions and be squared,  plumbed, nailed and screwed as required.
d. Provide temporary shoring walls & bracing supports as required during construction.
2. Framing Lumber:
a. All framing lumber (joists & rafters, as noted) shall be Douglas Fir No. 2 or better,  f' b = 900 psi (unless otherwise noted).
b. All exterior walls shall be framed with 2” x 6” studs @16”o.c., and all interior walls shall be  framed with 2” x 4” studs @ 16” o.c. unless otherwise
noted.
3. Pressure Treated Lumber:
a. All framing in contact with masonry or concrete shall be pressure treated southern yellow  pine (SYP) (#2 or better) f'b=850 psi. All pressure treated
lumber shall either be “ACQ” or  “CA” according to standards and testing methods established by the American Wood  Protection
Association (AWPA). Alternate: “Timbersil” engineered lumber.
4. Engineered Lumber:
a. Where specified on the drawings, engineered LVL, PSL and LSL beams, posts or headers  shall be manufactured by "ILevel by Weyerhaeuser" or
approved equal. Substitutions  MUST be approved by the Architect or Engineer PRIOR to installation.
1. All “Microllam” LVL shall be 1.9E unless otherwise noted.
2. All “Parallam” PSL headers, beams & posts shall be 2.0E unless otherwise noted.
3. All “Timberstrand” LSL headers, beams, or posts shall be 1.3 E.
b. Where specified on the drawings, engineered joists to be "ILevel by Weyerhaeuser" or  approved equal. LSL rim board shall be used throughout where
TJI joists are  specified (unless otherwise noted as LVL). Substitutions MUST be approved by the  Architect or Engineer PRIOR to installation.
c. The G.C. shall install engineered lumber floor systems in accordance with the  manufacturer's recommendations including but not limited to bridging,
rim joists, and nailing of built-up members. Comprehensive literature is available by the manufacturer, "ILevel by  Weyerhaeuser" (1-866-295-2170,
www.weyerhauser.com).
5. Framing Methods:
a. All bearing posts shall be continuously supported through to the foundation.  Use sawn  lumber squash blocks with grain oriented parallel to the load in
joist spaces for sawn lumber framing, or engineered lumber squash blocks for engineered floor joists. Squash blocks or squash blocks in combination with
adjacent framing shall form a width and depth to a  minimum size of the supported post above.
b. Bearing posts indicated in plan shall be (3) plies of the studs of the wall thickness shown on  the drawings for supports supporting the attic and roof
framing (or as specified). All posts  supporting the loads of the second floor, attic and roof level shall be (4) studs (or as  specified). All studs shall be nailed to
the adjacent stud with 8d nails @ 6" o.c.
c. Double wall plates shall be used on top of bearing walls unless otherwise noted in plan.  Use  single plates on floors.  All plate joints shall be staggered
and shall be terminated at studs.   Plates shall be nailed together with a minimum of 12d common nails @ 8" o.c., staggered and overlapped 1'-4".
d. All sawn lumber floor framing shall have steel strap bridging or solid blocking lines located  8'-0" maximum.
e. Unless otherwise noted, install DOUBLE TJI joists or LVL's (as noted) under partitions running  parallel to the span. For sawn lumber, install double
joists under partitions running parallel to the span.
f. All doors and window openings shall have double jack studs unless otherwise noted, with all  other bearing points having triple studs.
g. Provide horizontal reinforcing (cats) for all equipment to be secured to walls including, but  not limited to, wall hung cabinets, railings, etc.
h. All nails and screws used on exposed exterior surfaces shall be stainless steel.
i. Wood members shall not be notched or bolts be countersunk into wood members of any  bolted connections (unless otherwise noted).
j. All bolted connections shall be pre-drilled to avoid splitting, cracking, or other damage to  wood members.
6. Fireblocking:
a. Fireblocking shall be provided as required to cut off both vertical and horizontal concealed  draft openings to form an effective fire barrier between
stories, and between a top story and  the roof space.  Fireblocking shall be provided in the following spaces:
1. In concealed spaces of stud walls and partitions, including furred spaces and parallel rows of studs or staggered studs. (Vertically at the ceiling and
floor levels & horizontally at  intervals not exceeding 10 feet.)
2. At intersections between concealed vertical and horizontal spaces such as occur at soffits, drop ceilings and cove ceilings.
3. In concealed spaces between stair stringers at the top and bottom of the run & at any   enclosed spaces under the stair.
4. At openings around vents, pipes, ducts, cables and wires at ceiling and floor level, with an   approved material to resist the free passage of flame and
products of combustion.
7. Plywood subflooring:
a. Subfloor decking: 3/4" tongue and groove "Advantech" engineered structural subflooring panels or equal. Alternate: 6 ply ¾" tongue and groove
plywood; APA-rated, exposure I, exterior glue. Subflooring to run perpendicular to floor joists with staggered joints, glued and screwed at 6" o.c.
b. Subfloor underlayment: 4 ply ½" APA-rated, C-C plugged with sanded face, exposure I (at all framed floors to receive tile or marble).  Underlayment
shall be glued with subfloor  adhesive (1/8" bead at 2" intervals).  Both inner surfaces of plywood shall be sanded clean  prior to applying glue. Screw
underlayment to subfloor 6" o.c. in both directions.  Leave       an 1/8" gap between underlayment sheets for expansion relief.
c. Nailing schedules for all plywood sheathing or decking shall comply with the manufacturer's  specifications.
8. Plywood Sheathing:
a. Wall sheathing: 5 ply 5/8" APA-rated CDX sheathing, exposure I, exterior glue. Sheathing  panels shall be installed perpendicular to the studs with 3"
galvanized nails @ 6" o.c. into the bottom plate, with 8d nails @ 6" o.c. at the perimeter and 12" o.c. in the field. All wall sheathing shall be gapped 1/8” on
all sides to allow for expansion. All plywood seams shall be taped to minimize air infiltration.
b. Roof sheathing: 5 ply 5/8 " APA-rated CDX sheathing, exposure I, exterior glue.  Sheathing  panels shall be installed perpendicular to the rafters with
staggered joints, with 8d nails @  6" o.c. at the perimeter and 12" o.c. in the field.
c. Nailing schedules for all plywood sheathing or decking shall comply with the manufacturer's  specifications & current code requirements.

9. Exterior trim
a. All exterior trim shall be cellular PVC trim as manufactured by “Azek”, “Koma” or "Kleer”, or Boral TruExterior® trim installed in strict accordance
to the manufacturer's  instructions.
10. Interior trim:
a. All wood casing, base trim & crown moulding shall be selected by the Owner.
b. The longest available stock lengths of trim shall be used to minimize the number of joints.  All nails and screws shall be hidden by setting and puttying.

DIVISION 7: THERMAL AND MOISTURE PROTECTION
1. Roofing:
a. All workmanship shall conform to standard trade practices and be performed by persons skilled and experienced in their respective trades.
b. The roofing contractor shall proceed with roofing installation only when all flashing and  penetrating work (i.e. vents) have been completed, when
substrate is dry and weather  conditions are favorable.
c. The G.C. shall be responsible for making the roof and all roof connections weather tight. All roofing shall be as noted in typical wall section with ice
and water shield and roofing underlayment per notes on plans
d. Copper flashing installation shall be done according to best practices & industry standards. Copper roof shall be installed over 30# building felt & 5/8"
plywood sheathing, with a copper drip edge.
e. Provide a continuous bituminous membrane at all eaves, valleys and roof to wall junctions.  Membrane shall extend 24" up slope on the rafters, beyond
the inside face of the framed wall per code.
f. At roof to wall junctions, the membrane shall extend 24” up the vertical face of wall.
2. Siding:
a. All siding shall as noted on elevations and details
3. Exterior Trim
a. All exterior trim shall be cellular PVC trim as manufactured by “Azek”, “Koma” or Kleer” or  Boral TruExterior® trim, installed in strict accordance to
the manufacturer's instructions.
4. Moisture Barrier / Drainage Plane:
a. All house wrap shall be "HENRY BLUESKIN" drain-able house wrap or equal.
1. House wrap shall be installed with plastic cap nails, cap screws or large head roofing nails   (not staples).
2. House wrap shall be installed in strict accordance with the manufacturer's instructions,   with all horizontal joints being lapped 6”min. & all vertical
joints to be lapped 12” min.
3. All housewrap joints shall be sealed with seam tape compatible with the housewrap.
5. Flashing:
a. Provide flashing in the following locations:
1. roof drip edge (shingled roofs): white aluminum
2. window/door heads: copper flashing (16 oz./24 gauge)
3. roof step flashing at sidewall: copper flashing (16 oz./24 gauge)
4. through wall flashing, step flashing & counter flashing at chimney: copper flashing   (16 oz./24 gauge)
6. Window & Door Openings/Sill Flashing:
a. All windows and doors shall be installed explicitly according to manufacturer's instructions.
b. All windows & doors shall have copper pan or bituminous membrane flashing installed  over a sloping sill (use cedar clapboard set on the rough sill) to
provide positive drainage to  the exterior.
c. Wrap both sides of all windows & door rough openings with a 40 mil. bituminous “peel &  stick” membrane or a butyl based flashing tape (such as
made by “Carlisle”, “Grace”,   “Vycor Plus” or “Tyvek” flex wrap).
7. Gutters & leaders:
a. All gutters shall be 4” 1/2 round copper with 3” diameter copper leaders.
b. Gutter hangers shall be spaced at 36" o.c. max and be nailed to the top of sheathing or into the fascia. Gutters shall pitch 1/16" per foot minimum.
8. Insulation:
a.  Insulation values shall meet or exceed state and local energy codes where applicable.
1. In all exterior 2 x 6 walls of house: 51

2" of closed cell spray foam insulation or R-20 Faced batt
2. At all rafters: 91

4" of closed cell spray foam insulation or R-49 (built-up) batt insulation
3. At all first floor joists above garage: 91

4" of open cell spray foam insulation or R-30 faced batt
4. At all foundation walls: 2" XPS rigid insulation (on inside face of wall)
5. Under slab insulation: 2" XPS rigid insulation
6. At interior walls where noted: 3 1/2" mineral wool ("Roxul") or fiberglass sound batt  insulation.
b. Ceilings and partitions containing new waste drain or soil pipes adjacent to living areas, shall  be insulated (full depth) for sound reduction.
c. Avoid placing plumbing supply lines in exterior walls when possible. When unavoidable,  insulate all plumbing supply lines in exterior walls with
closed cell foam pipe insulation.
d. Spray foam insulation shall be used to seal all wire, pipe and duct penetrations of all top and bottom exterior wall plates, from foundation to roof.
e. All spray foam insulation to be finished with gyp bd., but if any is left exposed / uncovered  the spray foam insulation shall have a required ignition
barrier such as an intumescent paint.
9. Vapor Retarder:
a. At all exterior framed walls: Closed cell spray foam insulation shall provide the vapor  retarder or as noted in typical wall section.
b. At all rafters: the full depth closed cell foam at the underside of the rafters shall serve as the  vapor retarder.  If open cell is used within the rafters the
first 2" min. against the sheathing is  required to be closed cell.
c. Below basement & garage slabs: a 6 mil polyethylene vapor barrier shall serve as the vapor  retarder. Alternate: 4 mil cross-laminated 2 ply high
density polyethylene vapor barrier  (“Tu-Tuff”#4, by Sto-Cote, 888-786-2683).
10. Sill Sealer/ Termite Shield:
a. All foundation walls shall have a metal termite shield and a continuous sill sealer installed   between the foundation wall and the sill plates (termite
shield shall be installed first).
11. Foundation water-proofing:
a. All foundation walls shall be waterproofed proofed and insulated as shown in section details.
12. Caulking, sealants and gasketing:
a. All joints, seams, penetrations and openings between window and door assemblies and their  respective jambs and framing, and other sources of air
leakage (infiltration and exfiltration)  through the building envelope shall be caulked, gasketed, weather-stripped, wrapped or otherwise sealed to limit
uncontrolled air movement.

DIVISION 8: DOORS AND WINDOWS
1. General Conditions:
a. All windows & doors shall be installed in strict accordance with the manufacturer's  instructions.
b. Refer to door and window schedules sheet for sizes, type, finishes and hardware.
2. Windows:
a. All windows as per the window schedule, with final hardware, finish & accessory selections being confirmed with the Owner prior to ordering.
3. Exterior Doors:
a. All doors shall per the door schedule, with final hardware, finish & accessory selections being confirmed with the Owner prior to ordering.
b. All exterior doors where the manufacturer is not specified in the schedule shall be selected by  the Owner.
c. G.C. shall provide and install hardware at all doors (as selected by the Owner).
4. Interior Doors:
a. All interior doors per schedule
5. Interior Door Hardware:
a. All hardware (hinges, knobs & lockset's) at all doors shall be selected by the Owner.
6. Garage Doors:
a. Garage doors per schedule with side mounted door opener.
b. Doors shall be installed complete with tracks, openers, wall switches, remote controls &  weatherstripping.
DIVISION 9: FINISHES
1. Sheetrock/plaster:
a. All interior wall & ceiling surfaces shall receive sheetrock as needed for a complete and  proper installation (unless otherwise noted) Sheetrock shall be
screw  attached according to the manufacturer's specification for thickness, and three coat taping shall be applied throughout. Sheetrock work shall not be
considered complete until inspection has been made after application of prime paint coat and all flaws and irregularities have been corrected. A "level 4"
finish shall be applied throughout all spaces:
1. All first floor walls: 1/2" sheetrock, ceilings: including the 2 story foyer): 5/8" sheetrock, taped with 3 coats of joint compound,  skim coat plaster,
primed & painted.
2. All second floor walls: 1/2" sheetrock and ceilings; including 2 story foyer: 5/8" sheetrock, taped with 3 coats of joint compound, primed & painted.
3. Garage ceiling: 5/8" type “X” sheetrock, taped with 3 coats of joint compound,  primed & painted.
4. Moisture resistant sheetrock shall be installed in all wet areas & rooms subject to high humidity (bathrooms).
b. "Dur-A-Bead" corner reinforcement and edge molding shall be used throughout.
c. Joint treatment shall be "Perf-A-Tape" and spackled in a (3) coat operation then sanded and spot checked, leaving it paint-ready.
d. Install gypsum board using 1" long Type 'S' bugle head screws at 8" o.c. in center of  field and 12" o.c. at joints or as required by manufacturer. (NO
NAILING OF DRYWALL  WILL BE PERMITTED)
e. Shower walls and floors and all walls surrounding bathtubs shall receive ½” thick cement  backer board (such as “Wonderboard” or “Durock”) or ½
thick fiberglass mat-faced mold &  mildew resistant tile backer such as “GP DensShield” or “GP DensGuard”.
f. Install ½” thick “GP DensArmor Plus” (or equal) paperless mold resistant drywall to all walls and ceilings in all bathrooms outside of wet areas.

a. If a (“mud job”) thick mortar bed (1 ¼”-2”) installation is preferred, installation shall be  according to ANSI A108 specification standards.
b. All floors & walls of showers shall have a self curing liquid rubber polymer  waterproofing/crack isolation membrane applied (such as "Hydroban" by
"Latticrete").
2. Wood Flooring:
a. All solid wood flooring shall be selected by owner.
b. Provide permanent heat, light & ventilation in all areas of wood flooring prior to  installation. Maintain minimum room temperature of 65 degrees F for
a period of 2 days  prior to delivery of materials, during and after installation until Substantial Completion.  Wood flooring moisture content shall be verified
prior to installation & shall not be installed  if above the max. allowed moisture content as allowed by the manufacturer. Installation: Wood flooring shall be
installed over 15# building felt (not rosin paper), with 2” lapped edges & ends, stapled in place. Blind nail flooring in accordance with the
      manufacturer's instructions, with the flooring being installed perpendicular to the floor If the  flooring is to be installed parallel to the floor joists, install
solid bridging between the joists at 16” o.c. Provide ¼" gap at all walls & interruptions, allowing for expansion. Provide  saddles, reducer strips & thresholds
as required at flooring transitions.
c. Finishing: Sand flooring to a smooth & even finish with no evidence of sanding marks and take precautions to contain dust, & remove dust by vacuum.
If stain is being applied, buff as required and provide an even application of stain over all surfaces. A low VOC oil based polyurethane penetrating sealer shall
be applied, followed in 24 hour intervals with two coats of a low VOC polyurethane low gloss finish. The G.C. and/or the flooring contractor shall confirm
the finish options and selections with the Owner once the wood flooring is selected.
d. Protection: Prohibit traffic on wood flooring during finishing operations and for a minimum  of  3 days after completion. Protect finished floors from
traffic until completion of project.

Division 13: SPECIAL CONSTRUCTION
1. Wood Stairs:
a. All wood stairs shall be designed for a 60 PSF live load. The structural design of the stair &  landings shall be the responsibility of the stair fabricator.
Shop drawings shall be submitted to the Owner & Architect for review & approval prior to fabrication.
b. All wood stairs shall be constructed with oak treads (to match the wood flooring) and pine (or poplar) risers. The treads shall be stained to match the
flooring & the risers shall be painted.
c. All railings, balusters and newel posts shall be selected by the Owner.
d. Handrails shall be at a minimum of 34" and a maximum of 38" above nose of treads at stairs.
e. Balusters shall be spaced as required at the open end of a stair as to not allow the passage of a 4" sphere.
f.  Handrails for stairways shall be continuous for the full length of the flight, from a point directly above the top riser to a point above the lowest riser of
the flight.  Handrail ends shall terminate in newel posts or safety terminals.  Handrails adjacent to a wall shall have a space of not less than 1-1/2" between the
wall and the handrails.  Handrails shall be permitted       to be interrupted by a newel post at a turn.  The use of a volute, turnout, starting easing or starting
newel shall be allowed over the lowest tread.
g. All landings or open-sided walking surfaces that are located more than 30" measured  vertically to the floor or grade below at any point within 36"
horizontally to the edge of the open side, require a guard/ railing 36" high above the finished landing / walking surface: all spaces between balusters shall be
less than 4" (shall not permit the passage of a 4"Ø sphere)

DIVISION 15: PLUMBING
1. All water supply lines shall be Type L or M, 3/4” diameter minimum, hard copper tubing  with sweat fittings and valves, or PEX tubing (if allowed by
local codes).
2. All rough plumbing lines shall be installed between joists where possible and tight to  joists in other cases.
3. All hot & cold water piping shall be insulated with 1” thick closed cell foam pipe insulation. All piping in exterior walls or floors subject to freezing
shall be wrapped with closed cell foam pipe insulation.
4.  All sanitary lines for soil and waste shall be PVC.
5.  All gaps between plumbing pipes & holes cut in framing members shall be filled with a flexible acoustic caulk.
6.  Neoprene pads shall be used where metal hangers that support piping and ductwork are fastened to joists or studs.
7.  All piping shall be provided with valves so located to give complete regulating control for all pipes, equipment, fixtures, and at the base of all
plumbing fixtures.
8.  All piping shall pitch to low points and be provided with drain valves. Provide cleanouts at all turns in the pipe at base of all stacks, and the base of all
drains.
9.  Plumbing contractor shall provide and install all parts and labor required to adequately  complete the assigned work (rough-in and set fixtures as
required).
10. All exterior hose bibs shall be frost proof type.
11. Provide & install an automatic shutoff valve for the entire house.

DIVISION 16: HVAC
1. Proposed system: G.C. / HVAC subcontractor shall discuss options with Owner & Architect.
2. Design & Performance:
a. Mandatory: the heating & cooling equipment must be sized in accordance with ACCA   Manual S for building loads calculated in accordance with
ACCA Manual J, or other  approved heating & cooling calculation methods.
b. The heating system shall be designed to provide for indoor air temperature of 70 degrees F  throughout the building when outdoor temperature is 5
degrees F with a 15 MPH wind.
c. HVAC contractor shall size all HVAC equipment to maximize efficiency and avoid short  cycling of equipment. All equipment shall be sized taking
into account the volume of  conditioned area, orientation of the building, door & window performance & the level of  insulation used.
d. HVAC contractor shall assume full responsibility for the successful performance of all new components of the heating and cooling system, and shall
thoroughly test and balance the system.
e. HVAC contractor shall provide shop drawings/layout plan for all equipment, duct runs & supply & return locations to the Owner & Architect for
review & approval prior to installation.
f. Air sealing is required to be a minimum of 3 air changes per hour and a completed inspection checklist must be submitted. A minimum of 2 blower
door tests shall be done; after insulation is installed (but before sheetrock is installed), and again after sheetrock is installed.
g. A permanent certificate shall be posted on or in the electrical distribution panel with air  leakage & duct leakage testing results.
5. Cooling System:
a. The cooling system shall have a complete refrigeration cycle to provide adequate cooling,  with cooling coils & air handlers. Air handlers shall be
located in the basement & the attic and be complete with filters, automatic temperature controls and spring vibration isolators.
b. All air conditioning equipment shall have a minimum SEER rating of 16.
c. Outdoor condensers shall be set on a concrete slab, with locations being determined in the All condensate pans installed in attics shall be alarm
protected with automatic overflow shutdown equipment.  Trunks and feed shall be run in insulated sheet metal ductwork with a max of 5' flexible allowed.
All delivery and distribution equipment shall be located to preserve maximum access and storage area.  Ductwork running parallel to ceiling joists  shall be
run within the bays.
6. Domestic Hot Water:
a. A 40 gallon water heater shall be provided to provide domestic hot water. The plumber  shall discuss options with the Owner prior to ordering.
7. Materials & Installation:
a. All work shall be performed in strict accordance with the requirements of all the agencies and authorities having jurisdiction.
b. All materials shall be new and free from defects, and all equipment shall be U.L. listed.
c. All work performed or provided under this contract shall be guaranteed against defects in  workmanship and/or materials for a minimum period of one
year from date of installation.

2. Interior Painting:
a. At all gypsum board walls and ceilings:
1. One (1) coat of Benjamin Moore latex drywall primer (or equal).
2. Two (2) coats of Benjamin Moore Latex (or equal), color & sheen selected.
b. At all interior doors, windows & trim:
1. One (1) coat of Benjamin Moore Alkyd Primer or 100% acrylic primer (or equal).
2. Two (2) coats of Benjamin Moore Alkyd Satin Impervo Enamel semi-gloss (or equal).  Color to be selected.
3. Exterior painting & staining:
a. At all PVC trim:
1. One (1) coat of Benjamin Moore 100% acrylic primer (or equal).
2. Two (2) coats of Benjamin Moore 100% acrylic exterior semi-gloss latex paint
b. Paint all other surfaces with a minimum of (2) two coats of appropriate type paint over  primer unless otherwise noted.
c. All primers, stains and paint material shall be used without thinning unless otherwise noted.
3. Tile and Marble:
a. All tile, material & installation shall comply with specifications of the Tile Council of  North America, Inc. (864-646-8453, www.tcnatile.com ) & be
done to industry standards and best  practices.
b. All other materials not specifically described but required for a complete and proper tile installation shall be provided by the G.C.
c. All grout shall be non-shrinking, waterproofing grout and be sealed as required.
d. All tile and/or marble shall be installed in a thin mortar bed (“thinset”) over an decoupling  membrane (such as “Spiderweb II” uncoupling mat
by “Jamo” or “Schluter- DITRA” by   “Schluter Systems”), ½” plywood underlayment, or ½” cement backer board (such as “GP  Denshield Tile
Backer”) and installed according to accepted industry standards.

d. HVAC contractor shall provide all labor, supervision, materials, equipment, tests, and  permits necessary to provide a complete, satisfactory, and
working heating and air conditioning system which meets the requirements of these specifications
e. All ductwork (if required per system selection shall rise and/or drop and/or change in shape to clear any and all conduits, lighting fixtures, plumbing
and heating mains, and structural elements in order to maintain established ceiling heights.
f. Hot water piping shall be Type 'L' copper water tube, with copper fittings and solder joints.
g. All ductwork shall (if required per system selection) shall be galvanized steel and shall be insulated  with 3" FSK \wrap R-8 (or lined internally).
h. All thermostats shall be electronic programmable models.
i. All floor registers (if required per system selection)  shall be wood when installed in wood floors, stained to match the flooring. All floor registers
installed in tile floors shall be metal. All wall & ceiling mounted supply & return grilles shall be paintable metal.
6. Exhaust Ventilation:
a. Provide exhaust ventilation as required for the dryer with a galvanized metal duct to  the exterior of the building, with a 'flapper” damper & insect
screening.
b. Provide exhaust ventilation in bathroom with ceiling mounted exhaust fan  (minimum 125 CFM).  The fan shall be ducted to the exterior with a
galvanized steel duct, terminating with a exterior wall cap containing a “flapper” damper and insect screening.
d. All outside vent covers shall have wind flappers & rain covers.
e. If a hydro-air system is selected, provide an energy recovery ventilator ("ERV") tied into  the HVAC system which shall be designed to provide proper
air changes per hour taking into account the tightness of the house.

DIVISION 17: ELECTRICAL
1. General Conditions:
a. All work shall be performed in strict conformance with the requirements of the New York State Residential Code (2020edition), NFPA National
Electric Code (2020 edition), the local Building Department and all other agencies having jurisdiction.
b. All material shall be free from defects and shall be U.L. listed.
c. The panel shall have enough breakers with a minimum of 4 spares. All panels and sub-panels  shall be clearly marked by Electrical Subcontractor as
connections occur.
d. All wiring shall be run concealed where possible in, ceiling and/or joist spaces. All other wiring shall be exposed conduit joists and/or studs.
e. Provide all necessary wiring for HVAC equipment, controls and thermostats.
f. All switches, outlets & light fixtures shall be selected by the Owner.
g. All dimmer switches shall be selected by the Owner, rated to handle total wattage of all  fixtures connected to them.
h.  Supply 220V outlets as required for kitchen appliances, laundry appliances or other equipment.
i. All cover plates for switches & outlets shall be selected by the Owner.
4. Recessed Lights:
a. All recessed light fixtures, bulbs & trim kits shall be selected by the Owner, provided and  installed by the electrician.
b. All recessed light fixtures in insulated ceilings shall be ICAT rated.
c. Smoke Detectors/Carbon monoxide detectors:
a. Provide smoke/carbon monoxide or heat detectors in the locations as noted on the plans.
1. All detectors shall receive their primary power from the building wiring. When primary power is interrupted, they shall receive power from a battery.
All detectors shall be  interconnected such that the actuation of one alarm will actuate all the alarms in the house and shall provide an alarm which will be
audible in all sleeping areas. All detectors shall be approved and listed and shall be installed in accordance with the manufacturer's  instructions. Wiring shall
be permanent and without a disconnecting switch other than  those required for overcurrent protection.
2. All smoke detectors shall be dual sensor (combination photoelectric and ionization) type.
3. All ceiling mounted smoke detectors shall be mounted a minimum of 12" away from  walls.
4. All wall mounted smoke detectors shall be mounted a minimum of 8" from the ceiling (from the top of the detector), centered above the door (unless
otherwise noted).
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WINDOW & EXTERIOR DOOR SCHEDULE NOTES:

1. ALL UNITS TO BE ANDERSEN 400 SERIES STYLE WINDOWS AND DOORS OR AS SELECTED.

2. ALL GLAZING TO HAVE A U-VALUE  OF 0.30 OR BETTER; LOW-E4 WITH A SHGC RATING OF 0.16.

3. EXTERIOR COLOR - TO BE DETERMINED.

4. INTERIOR  - FACTORY WHITE PRIMED AND PAINTED.

5. GRILLS -  3/4 FULL DIVIDED LIGHT WITH 5/8 SIERRA BRONZE FLAT GRILL AND 5/8 INTERIOR AND

EXTERIOR GRILL

6. INSECT SCREENS - TRUSCENE INSECT SCREEN

7. HARDWARE STYLE: TO BE DETERMINED.

8. ALL WINDOW UNITS INSTALLED WITHIN 18" OF ANY OPERATING DOOR UNIT OR FLOOR SURFACE 

TO HAVE TEMPERED GLAZING.

9. ALL UNITS TO HAVE FACTORY INSTALLED NAILING FLANGE

10. PROVIDE ALL RECOMMENDED MANUFACTURED METAL FLASHING AND JAMB EXTENSION.

MODELMANUFACTURETAG

ROUGH OPENING

(width x height)

REMARKS

WINDOW AND EXTERIOR DOOR SCHEDULE

LIGHT PATTERN

11. WINDOW AND DOOR UNITS CAN BE SUBSTITUTED HOWEVER ALL  EGRESS UNITS MUST MEET

EMERGENCY ESCAPE AND RESCUE OPENING SIZES:

5.0 S.F. CLEAR OPENING AT FIRST FLOOR AND BASEMENT

5.7 S.F. CLEAR OPENING AT SECOND FLOOR

24" CLEAR HEIGHT

20" CLEAR WIDTH

12. ALL ROUGH OPENINGS AT WINDOWS AND DOORS SHALL HAVE COPPER PAN OR BITUMINOUS

MEMBRANE FLASHING, AND ALL WINDOWS & DOORS SHALL BE INSTALLED EXPLICITLY

ACCORDING TO THE MANUFACTURER'S INSTRUCTIONS

13. COPPER PAN OR BITUMINOUS MEMBRANE FLASHING AT ALL WINDOW SILLS SHALL BE INSTALLED

OVER A SLOPING SILL (USE CEDAR CLAPBOARD SET ON THE ROUGH SILL) TO PROVIDE POSITIVE

DRAINAGE TO THE EXTERIOR.

14. WRAP BOTH SIDES & THE SILL OF ALL WINDOWS & DOOR ROUGH OPENINGS WITH A 40 MIL

BITUMINOUS PEEL & STICK  MEMBRANE OR A BUTYL BASED FLASHING TAPE (SUCH AS MADE BY

CARLISLE , GRACE , VYCOR PLUS  OR TYVEK  FLEX WRAP).

15. ALL NAILING FLANGES SHALL BE EMBEDDED IN CAULK AND SHALL BE COVERED WITH 6  WIDE

FLASHING TAPE (EXCEPT FOR THE BOTTOM FLANGE AND SILL).

16. ALL VOIDS (SHIM SPACES) AROUND ALL WINDOW & DOOR FRAMES WITHIN THE ROUGH OPENING

SHALL BE FILLED WITH LOW EXPANDING CLOSED CELL FOAM SPRAY INSULATION.

2A

SECOND  FLOOR

2C

2D

LIGHT  AND

VENTILATION

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

TW210410 - 2

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

LIGHT 10.45 sf each

VENT 5.83 sf  each

CLEAR OPENING: 5.81sf

2B

2E

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

UNIT SPECIFIED MEETS SECOND FLOOR EGRESS

UNIT REQUIREMENTS OF:

5.7 SF CLEAR OPENING

24" CLEAR HEIGHT

20" CLEAR WIDTH

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

TW2042

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

BOTTOM SASH TO BE FROSTED,

THIS IS THE BATHROOM UNIT

EGRESS UNIT

TW2042

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

TW2042

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

LIGHT 5.79 sf each

VENT 3.40 sf  each

CLEAR OPENING: 3.38sf

2A 

2E

2B

2D2C

6
'
-
1

0
"
 
R

O

UNIT 2D RECEIVES

FROSTED BOTTOM SASH

UNIT 2C RECEIVES FROSTED BOTTOM SASH. THIS

IS A BATHROOM UNIT

TW210410 - 2

LIGHT 10.45 sf each

VENT 5.83 sf  each

CLEAR OPENING: 5.81sf

2F

2F

ANDERSEN 400 SERIES

DOUBLE HUNG WINDOW

TW2036

CONFIRM WITH SUPPLIER

4 / 1 (each unit)

LIGHT 4.73 sf each

VENT 2.79 sf  each

CLEAR OPENING: 2.77sf

LIGHT 5.79 sf each

VENT 3.40 sf  each

CLEAR OPENING: 3.38sf

LIGHT 5.79 sf each

VENT 3.40 sf  each

CLEAR OPENING: 3.38sf

STYLE AS SELECTED BY OWNER

AA - INTERIOR  DOOR ELEVATION

INTERIOR DOOR SCHEDULE

TAG THICKNESS REMARKSWIDTH HEIGHT STYLE

HARDWARE

MANUFACTURE FINISH

SETMANUF.

INTERIOR DOOR SCHEDULE NOTES:

1. INTERIOR DOORS SHALL BE BY REEB OR AS SELECTED

2. FACTORY BORE WITH 2-3/8" BACK-SET.

3. HARDWARE: AS SELECTED

4. ALL STANDARD HEIGHT DOORS (UP TO 7'-0") SHALL BE PRE-HUNG

WITH 1 1/2 PAIR, 4" SQUARE HINGES WITH BALL BEARING.

3-KNUCKLE LEAF ON THE JAMB SIDE. HARDWARE SELECTION TO BE

DETERMINED.

5. VERIFY ALL SIZES AND STYLES BEFORE ORDERING.

6. POCKET DOORS TO HAVE HEAVY DUTY TRACKS BY JOHNSON

HARDWARE 2060 SERIES, RATED UP TO 400 lbs WITH MORTISED

EDGE PULL AS SELECTED BY OWNER. ALL POCKET DOORS TO BE

INSTALLED IN 2x6 WALL

7. ALL DOORS TO BE 1-3/8" UNLESS OTHERWISE OTHERWISE NOTED
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N
D

 
F

L
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O
R

200
PRIVACY

PAINTED

2'-8"
AS SELECTED

1 3/8"
6'-8"

201

202

203

2'-8"

2'-6"204

205

PAINTED

REEB OR EQUAL

AS SELECTED

3/4 x 4 CASING, PAINTED

5/8 FLAT PANEL,

SHAKER STICKING OR

AS SELECTED

HINGE

HINGE

HINGE

3/4 x 6 CASING, PAINTED

HANDSET AS SELECTED

REEB OR EQUAL

INTERIOR DOOR. SEE

SCHEDULE

GWB (TYP)

R.O. SPACE TO BE FILLED

WITH INSULATION PRIOR

TO SHEETROCK

3/16"

RABBETED POPLAR

DOOR FRAME

MAX.

DOOR FRAME WITH CASING

THIS IMAGE IS NOT TO SCALE

3/4 x  PRIMED POPLAR

TRIM (TYP) OR AS

NOTED IN INTERIORS

FRAMED

PARTITION

AS NOTED

ON PLAN

1 3/8"
6'-8"

1 3/8"
6'-8"

1 3/8"
6'-8"

1 3/8"
6'-8"

1 3/8"
6'-8"

CLOSET

CLOSET

PRIVACY

BATH

AA OR AS SELECTED

AA OR AS SELECTED2'-6"

2'-6"

2'-6"

PRIVACY

TYPICAL WINDOW OPENING FLASHING
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EXISTING  WALL SURFACE
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EXISTING STAIRS TO

BASEMENT TO REMAIN

O
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D

S

EXISTING BASEMENT PLAN WAS SHOWN IN

ORIGINAL SUBMISSION BY CONTRACTOR.

THIS PLAN IS FOR FOUNDATION WALL AND

LALLY COLUMN EXISTING LOCATION IF

ADDITIONAL STRUCTURAL SUPPORT IS

REQUIRED FOR NEW SECOND FLOOR AND

ROOF STRUCTURE.

ENTIRE CEILING TO RECEIVE NEW 

1

2

"

GYPSUM WALL BOARD SURFACE WITH A

LEVEL-4 FINISH (MIN) SEE BUILDING

SECTION AND WALL SECTION FOR

INSULATION REQUIREMENTS

EX BEDROOM

HGT. 8'-0"

EX BEDROOM

HGT. 8'-0"

EX BATH

HGT. 8'-0"

EX KITCHEN/DINING

HGT. 8'-0"

EX FAMILY

HGT. 8'-0"

EX LIVING

HGT. 8'-0"

EX HALL

EX ENTRY

HGT. 8'-0"

EX FP

EX CL

EX CL

EX SUNROOMEX DECK

UP

DN

EXISTING STAIRS TO

BASEMENT TO REMAIN

WALL PLACEMENT TO BE

ADJUSTED FOR CODE

COMPLIANCY OF 6'-8" CLR

HEADROOM ABV

CEILING BREAK FOR NEW

STAIRCASE ABOVE
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KITCHEN BY OTHERS
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D
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GENERAL STAIR INFO:

MAX. RISER: 7 3/4"

MIN. TREAD DEPTH: 10"

PLUS NOSING: 3/4" - 1 1/4"

MIN. CLEAR HEAD ROOM: 80" (6'-8")

HANDRAIL: 34 - 38"

1

2

3

4

5

6

7

8

DN

EX STOOP

EXISTING FLOOR PLAN WAS SHOWN IN

ORIGINAL SUBMISSION BY CONTRACTOR.

THIS PLAN IS SUBMITTED ONLY TO NOTE

WALL LOCATIONS FOR POSSIBLE

STRUCTURAL USES

EX BEDROOM

EX BEDROOM

EX BATH

EX KITCHEN/DINING

EX FAMILY

HGT. 8'-0"

EX LIVING

EX HALL

EX ENTRY

EX FP

EX CL

EX CL

EX SUNROOM

EX DECK

DN

DN

ROOF/CEILING TO REMAIN.

MODIFY AS REQUIRED FOR

NEW STRUCTURE

DEMOLITION AT CEILING:

· ENTIRE FIRST FLOOR CEILING

SYSTEM TO BE REMOVED DOWN TO

EXISTING TO REMAIN DOUBLE PLATE

EXISTING CHIMNEY MASSING TO

BE REMOVED DOWN TO UNDER

NEW ROOF LINE ALONG WITH

BRICK SURFACE, WATERPROOF

AND FINISH WITH VERTICAL

CEDAR SIDING WITH FLASHING

ETC. REQUIRED. CORD WITH

ARCHITECT.

EXISTING STAIR AND

RAILING TO REMAIN.

EX CHIMNEY

EX ROOF

EX ROOF
DEMOLITION AT ROOF:

· SHADED AREA DENOTES AREA OF

REMOVAL OF ENTIRE ROOF SYSTEM,

INSULATION ETC. DOWN TO

EXISTING TO REMAIN FIRST FLOOR

DOUBLE TOP PLATE.

ROOF ABOVE SUNROOM TO

REMAIN. MODIFY AS REQUIRED

FOR NEW STRUCTURE

EXISTING CONSTRUCTION TO REMAIN

UNLESS NOTED OTHERWISE

DEMO PLAN KEY:

EXISTING CONSTRUCTION TO BE

REMOVED

EXISTING DOOR TO REMAIN

EXISTING WINDOW TO REMAIN

E
X

 
D

O
O

R

EX WINDOW

DEMOLITION NOTES:

1.  STRUCTURAL INTEGRITY: PROTECT FROM DAMAGE

ALL STRUCTURES, PAVING, STONE WALLS, CONCRETE

WALLS, UTILITIES, SEPTIC SYSTEM, VEGETATION, ETC.

SCHEDULED TO REMAIN.  MAINTAIN STRUCTURAL

INTEGRITY OF BUILDING AND PROVIDE TEMPORARY

SHORING AS REQUIRED.  PROVIDE TEMPORARY

BARRIERS AND  ENCLOSURES WHEN AND WHERE

REQUIRED. PROVIDE ALL SIGNAGE, NOTIFICATIONS,

ETC. AS REQUIRED BY ANY AND ALL GOVERNING

AGENCIES.

2.  INSPECTIONS: CONTRACTOR IS RESPONSIBLE FOR

THE COORDINATION OF ALL TRADES AND THE

PROCUREMENT AND PAYMENT OF ALL INSPECTION

CERTIFICATES, AND SHALL ARRANGE INSPECTIONS.

NO WORK SHALL BE CLOSED UNTIL INSPECTED AND

APPROVED.  ARCHITECT WILL NOT MAKE SITE VISITS

AND OBSERVATIONS UNLESS SPECIFICALLY

REQUESTED TO DO SO.

3.  REMOVE ALL DEBRIS, EXISTING SIDING, FRAME

WALLS, WINDOWS, DOORS, EQUIPMENT, ELECTRICAL,

MECHANICAL ETC.  BRACE EXISTING WALLS AS

REQUIRED; EXISTING STRUCTURAL COLUMNS, BEAMS

WALLS AND ROOF TO REMAIN. COORDINATE WITH

UTILITY COMPANIES FOR SHUT-OFFS AND REMOVAL

OF UTILITY COMPANY EQUIPMENT AND/OR MATERIALS.

STORE ALL MATERIALS AND ASSEMBLIES SCHEDULED

FOR REUSE IN LOCATION AS DIRECTED BY OWNER.

4.  REFUSE TO BE KEPT IN COVERED DUMPSTER AND

REMOVED FROM SITE ON A REGULAR BASIS. BURNING

OR BURYING OF DEBRIS ON SITE WILL NOT BE

PERMITTED. ALL HAZARDOUS AND/OR DANGEROUS

MATERIALS SHALL BE REMOVED IN STRICT

COMPLIANCE WITH ALL APPLICABLE FEDERAL, STATE

AND LOCAL REGULATIONS.

EXISTING CONSTRUCTION AREA TO BE

REMOVED. SEE NOTES

EXISTING CONSTRUCTION TO REMAIN

EXISTING PLAN KEY:

EXISTING DOORWAYS TO REMAIN

EXISTING WINDOW TO REMAIN

EX WINDOW
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BATH VENT WITH RIGID ALUMINUM

PIPE EXTERIOR VENT BY SEIHO
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VENT DUCTS TO BE HEAVY DUTY

ALUMINUM PIPE WITH WALL VENT

BY SEIHO MODEL SFX OR EQ. WITH

BACK-DRAFT PREVENTION

PROVIDE 2 x 4 PARTITION ON INSIDE

FACE OF EXTERIOR WALL FOR

RECESSED MEDICINE CABINETS AND

PLUMBING TO SINK SO INSULATION

SYSTEM IS NOT INTERUPTED

PITCHED SHOWER PAN SYSTEM BY

SCHLUTER SYSTEMS

KERDI-SHOWER ASSEMBLY FOR

TILE FLOOR. FULLY

WATERPROOFED.

CURB TO BE 4" min.
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BASEMENT EX: 1,341 sf 
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NEW ROOFING UNDERLAYMENT AND SHINGLES:

- 25 YEAR ARCHITECTURAL GRADE ASPHALT

SHINGLES OR SELECTED BY OWNER OVER

- ICE AND WATER SHIELD AS NOTED (min.) AS

MEASURED FROM THE EXTERIOR WALL

SURFACE AND UP THE ROOF LINE, OVERLAP PER

MANUFACTURE SPECIFICATIONS.

- DUPONT ' TYVEK' PROTEC' ROOFING

UNDER-LAYMENT  OR EQUAL ON THE

REMAINDER OF ROOF SURFACE. 36" INCH

SHEETS WITH A 6" OVERLAP (min)

- DRIP FLASHING ENTIRE PERIMETER OF ROOF.

COLOR: WHITE (ALUMINUM)

INSTALL STEP FLASHING

AND COUNTER FLASHING

AT DORMER

INTERSECTION WITH 24"

MIN. ICE AND WATER

SHIELD AT ROOF

SURFACE
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A 4 A 3

1

A 4

NEW OR RELOCATED DOOR, WIDTH INDICATE

BY FIRST TWO NUMBERS HEIGHT BY

SECOND TWO, NUMBERS RELATE TO FEET

AND INCHES (Ex.: 2668 = 2'-6 x 6'-8").

DOORS STYLE AS SELECTED

EXISTING CONSTRUCTION TO REMAIN

PLAN KEY:

EXISTING DOOR TO REMAIN

EXISTING WINDOW TO REMAIN

NEW WINDOW. SEE WINDOW SCHEDULE

EX WINDOW

E
X

 
D

O
O

R

NEW EXTERIOR WALL CONSTRUCTION:

2 x 6 @ 16" O.C WITH FULLY INSULATED BAYS,

1/2" EXTERIOR SHEATHING AND 1/2" GYPSUM

BOARD INTERIOR SURFACE. SEE SECTION AND

DETAILS FOR ADDITIONAL NOTES.

NEW INTERIOR PARTITIONS:

2 x 4 WOOD STUDS @ 16" O.C., 1/2" GYPSUM

BOARD ON EACH SIDE OF STUD, USE WATER

RESISTANT BD. AT WET LOCATIONS.

DURO-ROCK AT SHOWER STALLS. READY

FOR PAINT WITH LEVEL 4 FINISH (min) SEE

SECTION AND DETAILS FOR ADDITIONAL

NOTES.

CARBON MONOXIDE

DETECTOR

SMOKE DETECTOR

HARDWIRED AND

INTERCONNECTED

D

S

O

C

2

6

6

8

Symbol Legend

ELEVATION MARKER

SECTION MARKER

DETAIL MARKER

VIEW DIRECTION

DRAWING

DESIGNATION

SHEET

DESIGNATION

MARKER REFERENCE

--

--

-

NEW WINDOW OR

EXTERIOR DOOR

-

NEW INTERIOR DOOR

ALL EXPOSED EXTERIOR WALLS, FLOOR AND CEILING

CAVITIES TO BE INSULATED AS NOTED ON TYPICAL

WALL SECTION.

INSULATION VALUES (min.)

· BASEMENT CEILING = R-30

· BASEMENT WALLS = R-15 AT NEW SPACE

· FIRST FLOOR EXTERIOR WALLS = R-21 min

· FIRST FLOOR CEILING = R-30 FIRST 36" min

· SECOND FLOOR EXTERIOR WALLS = R-21 min

· SECOND FLOOR CEILING = R-49

· ALL INTERIOR BATHROOM WALLS TO RECEIVE min.

R-19 SOUND AND SAFE UN-FACED BATT INSULATION

CARBON MONOXIDE ALARMS

APPROVED CARBON MONOXIDE ALARM

MUST BE INSTALLED OUTSIDE OF EACH

SEPARATE SLEEPING AREA IN THE

IMMEDIATE VICINITY OF THE BEDROOMS.

- ONE (1) AT EACH LEVEL AND IF

- THERE IS A FUEL-FIRED APPLIANCE

- THERE IS AN ATTACHED GARAGE.

CONTRACTOR TO VERIFY AND INSTALL

FOR FULL CODE COMPLIANCY.

SMOKE ALARMS

SMOKE ALARMS MUST BE LOCATED IN ALL

OF THE FOLLOWING LOCATIONS

- ONE (1) AT EACH SLEEPING ROOM

- ONE (1) OUTSIDE EACH SLEEPING

AREA IN THE IMMEDIATE VICINITY OF

THE BEDROOMS.

- ONE (1) AT EACH STORY OF THE

DWELLING INCLUDING BASEMENT

AND HABITABLE ATTICS.

CONTRACTOR TO VERIFY AND INSTALL

FOR FULL CODE COMPLIANCY.
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CONCEALED FLASHINGCONCEALED FLASHING

CONCEALED FLASHING

NEW ASPHALT ROOFING

AND UNDER-LAYMENT PER

FINISH CHART, COLOR AS

SELECTED

PROVIDE NEW STEP FLASHING

AND COUNTER FLASHING AT

ROOF INTERSECTION.

EX WINDOW TO

REMAIN

EX WINDOW TO

REMAIN

EX WINDOW TO

REMAIN

EX DOOR TO

REMAIN

EX BRICK SURFACE TO

REMAIN. REPAIR AS

REQUIRED FOR NEW

CONSTRUCTION ABV.

SEE DETAIL
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8'-1" +/- aff
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EX SUNROOM TO

REMAIN

NEW WINDOW PER SCHEDULE

INSTALLED PER MANUFACTURE

SPECIFICATIONS

5/4 x 4 BOREL OR EQ. CASING

AND 2" HISTORIC SILL AT ALL

WINDOW OPENINGS.

NEW  SIDING (AS SELECTED)

AND WEATHER BARRIER AT

DORMER. ALLOW FOR min 1"

GAP BETWEEN SIDING AND

ROOFING.
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AND 2" HISTORIC SILL AT ALL

WINDOW OPENINGS.

NEW  SIDING (AS SELECTED)

AND WEATHER BARRIER AT

DORMER. ALLOW FOR min 1"

GAP BETWEEN SIDING AND

ROOFING.

NEW ASPHALT ROOFING
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FINISH CHART, COLOR AS

SELECTED
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5/4 x 4 BOREL OR EQ. CASING

AND 2" HISTORIC SILL AT ALL

WINDOW OPENINGS.

EXISTING GRADE TO REMAIN

NEW FASCIA, EAVE AND SOFFIT

SEE DETAIL SECTION

NEW  SIDING (AS SELECTED)

AND WEATHER BARRIER AT

DORMER. ALLOW FOR min 1"

GAP BETWEEN SIDING AND

ROOFING.

NEW ASPHALT ROOFING

AND UNDER-LAYMENT PER

FINISH CHART, COLOR AS

SELECTED

PROVIDE NEW STEP FLASHING

AND COUNTER FLASHING AT

ROOF INTERSECTION.

CONCEALED FLASHING

CONCEALED FLASHING

EX BRICK SURFACE TO

REMAIN. REPAIR AS

REQUIRED FOR NEW

CONSTRUCTION ABV.

EX WINDOW TO

REMAIN

EX WINDOW TO

REMAIN

EXISTING ENTRY STEPS TO

REMAIN

EXISTING CHIMNEY MASSING TO

BE REMOVED DOWN TO UNDER

NEW ROOF LINE ALONG WITH

BRICK SURFACE, WATERPROOF

AND FINISH WITH VERTICAL

CEDAR SIDING WITH FLASHING

ETC. REQUIRED. CORD WITH

ARCHITECT.

EX 1st FLR TOP PLATE

NEW 2nd FLR. DECK

8'-1" +/- aff

NEW 2nd FLR PLATE/CEILING

WINDOW  HEAD

12

4

12

10 +/-

CONCEALED FLASHING

SEE DETAIL

EX 1st FLR

EX BASEMENT SLAB

EX SUNROOM TO

REMAIN

NEW  SIDING (AS SELECTED)

AND WEATHER BARRIER AT

DORMER. ALLOW FOR min 1"

GAP BETWEEN SIDING AND

ROOFING.
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GENERAL STRUCTURAL NOTES:

FRAMING LUMBER:

1.   JOISTS AND RAFTERS SHALL BE DOUGLAS FIR NO. 2 GRADE OR

BETTER AS GRADED BY WCLIB OR WWPA.

2.   STUDS SHALL BE EQUAL TO DOUGLAS FIR CONSTRUCTION GRADE

OR BETTER AS GRADED BY WCLIB OR WWPA.

3.   ALL LUMBER MATERIALS SHALL BE NEW, SOUND, DRY MATERIAL

FREE FROM DEFECT AND IMPERFECTIONS WHEREBY THE

STRENGTH MAY BE IMPAIRED, AND SHALL BE OF THE SIZE

INDICATED ON THE DRAWINGS.

4.   ALL HORIZONTAL DIMENSIONS ARE TO FACE OF FRAMING OR FACE

OF FURRING.

5.   ALL VERTICAL DIMENSIONS ARE TO TOP OF SUB FLOORING OR FACE

OF CEILING FRAMING.

6.   WINDOW ROUGH OPENING HEAD HEIGHTS ARE TO BE SET SO THAT

FINISHED DOOR AND WINDOW HEAD CASINGS ARE THE SAME

HEIGHT.

7.   ALL FRAMING SHALL BE 16" O.C. UNLESS INDICATED OTHERWISE.

ALL STUDDING SHALL BE TOE NAILED.

8. PROVIDE SOLID CROSS-BRIDGING FOR ALL FLOOR JOISTS AND

RAFTERS AT MIDSPANS.

9. ALL WOOD IN CONTACT WITH CONCRETE OR GROUND SHALL BE

PRESSURE TREATED YELLOW PINE.

10. DO NOT CUT, DRILL, REMOVE OR DAMAGE IN ANY WAY STRUCTURAL

MEMBER WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT.

LAMINATED VERTICAL LUMBER:

1. ALL BEAMS, JOISTS AND HEADERS DESIGNATED AS LVL SHALL BE

MICRO-LAM OR APPROVED EQUAL. WITH A MODULUS OF ELASTICITY

OF 2.Oe MINIMUM.

2. REFER TO MANUFACTURER'S RECOMMENDATIONS FOR BEARING,

BLOCKING, BRIDGING PENETRATIONS AND HANDLING.

MANUFACTURED I-BEAM JOISTS:

1. ALL BEAMS, JOISTS AND HEADERS DESIGNATED AS TJI SHALL BE

LOUISIANA PACIFIC (LP) PRODUCTS OR APPROVED EQUAL.

2. REFER TO MANUFACTURER'S RECOMMENDATIONS FOR BEARING,

BLOCKING, BRIDGING PENETRATIONS AND HANDLING.

3. DO NOT NOTCH I-BEAM JOIST FLANGES.

4. LOCATION OF I-JOIST CAN BE ADJUSTED FOR PLUMBING LOCATIONS

ABOVE. LOCATION MAY BE MAX 3" IN EITHER DIRECTION.
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THIS SURVEY IS A SCANNED IMAGE FROM A

DOCUMENT PREPARED BY:

JOHN MacAvery

LAND SURVEYOR

20 CEDAR STREET

BEACON, NY

SBL: 6054 - 02 - 508868, ZONE: R1-10

Dated: MARCH 1995

BUILDING DATA - ZONE R1-10

YARD SETBACKS:

FRONT

SIDE

REAR

VALUE

LOT AREA

ALLOWABLE EXISTING PROPOSED

10,000 SF

25.0'

15.0'

35.0'

LOT WIDTH

85.0'

MAX BUILDING

COVERAGE

25%

2,385 SF ALLOWABLE

LOT DEPTH

100.0'

BUILDING HEIGHT 35.0'  / 2 1/2 STORIES

9,540 SF +/-

91.0'

105.0'

36.6' +/- EXISTING HOUSE

12.8' +/- EXISTING HOUSE

28.6' +/- EXISTING SUN PORCH

36.6' +/- EXISTING HOUSE

12.8' +/- EXISTING HOUSE

28.6' +/- EXISTING SUN PORCH

PRINCIPAL

YARD SETBACKS:

FRONT

SIDE

REAR

NOT PERMITTED

15.0'

15.0'

NOT PERMITTED

6.1' +/- EXISTING HOUSE

4.7' +/- EXISTING SUN PORCH

ACCESSORY

MAX ACCESSORY

COVERAGE

40% OF PRINCIPAL BUILDING

605 SF ALLOWABLE

BUILDING

22%

2,064 SF HOME

1,514 SF EXISTING HOUSE

550 SF EXISTING GARAGE

36%

550 SF EXISTING GARAGE

N/C

N/C

N/C

N/C

26.2 ' +/-16.5 ' +/-

N/C

N/C

1173 NOXON ROAD

LAGRANGEVILLE, NY 12540

PHONE - TEXT: 845.728.8751

TOMORROWSARCHITECTURE@GMAIL.COM

Edward Mauro, Architect

Tomorrow's Architecture, pllc
06.16.2021

SP 

9 VIOLET AVENUE

BEACON, NY 

SBL: 6054 - 02 - 508868  ZONE: R1-10

ALLEN RESIDENCE

SHEET NO.
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