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NOTICE OF PUBLIC MEETING
WEDNESDAY, MARCH 5, 2025 — 6:00 P.M.
BOARD OF ADJUSTMENT MEETING
AGENDA

II.

II1.

IV.

VL

VIIL

VIIL.

IX.

MEETING CALLED TO ORDER

ROLL CALL

APPROVAL OF MINUTES: JULY 10, 2024

REQUEST FOR VARIANCE BY LAURA DETMER

Appeal by Laura Detmer to construct an addition and attached garage at the existing
residence of 286 Parkland Avenue which would encroach into the side yard setback
in the R-1 zoning district in violation of Section 400.190 of the Glendale Zoning
Code and would exceed the maximum allowed Floor Area Ration (FAR) in
violation of Section 400.190.

PUBLIC HEARING: 286 PARKLAND AVENUE VARIANCE REQUEST

REQUEST FOR VARIANCE BY SEAN AND MEGAN DOLAN

Appeal by Sean and Megan Dolan to enclose a deck and construct a new uncovered
deck at the existing residence at 16 Cambridge Ct. which would encroach into the
maximum allowed offset for attached decks in violation of Section 400.  of the
Glendale Zoning Code.

PUBLIC HEARING: 16 CAMBRIDGE COURT VARIANCE REQUEST

REQUEST FOR VARIANCE BY DANIEL GARGAN

Appeal by Daniel Gargan to construct a new attached garage to the existing
residence at 400 Parkland Ave. which would encroach into front yard setback in
the R-1 zoning district in violation of Section 400.140 of the Glendale Zoning Code.

PUBLIC HEARING: 400 PARKLAND AVENUE VARIANCE REQUEST

REQUEST FOR VARIANCE BY JENNY GASSOW

Appeal by Jenny Gassow to construct an attached shed to an existing two-car garage
at 1249 Carol Ann PIl. which would encroach into rear yard setback in the R-2
zoning district in violation of Section 400.190 of the Glendale Zoning Code.



XI. PUBLIC HEARING: 1249 CAROL ANN PLACE VARIANCE REQUEST

XII. MISCELLANEOUS

XIII. ADJOURNMENT

This meeting will be held at the Glendale City Hall Auditorium at 424 N. Sappington Road
and will be open to the public.

Gabrielle Wacaluso
Gabrielle Macaluso
Deputy City Clerk POSTED: February 28, 2025 — 9:00 A.M.




MINUTES
BOARD OF ADJUSTMENT MEETING
WEDNESDAY, JULY 10, 2024- 6:00 P.M.

“Clondudd

CHAIRMAN THOMAS LANE
KEN FINNERTY
WILLIAM SMIT

MARK HEWLITT
SUSAN SCHOEN

ALTERNATES
WRENN KATES
JOHN BUGEE

CITY ATTORNEY, ALEXANDRA SIEVERS
CITY ADMINISTRATOR, FRANK JOHNSON
DEPUTY CITY CLERK, JOANNE CARR

MEETING CALLED TO ORDER
The meeting was called to order by Chairman Lane at 6:00 p.m.

ROLL CALL
Present: Chairman Lane, Ms. Schoen, Mr. Finnerty, Mr. Smit

Absent: Mr. Hewlett, Ms. Kates, Mr. Bugee

APPROVAL OF MINUTES: DECEMBER 6, 2023 AND JUNE 5, 2024

Chairman Lane asked if there were any additions or corrections to the minutes from
December 6, 2023. Mr. Finnerty motioned approval of the minutes as written. Mr. Smit
seconded the motion. Chairman Lane asked if there were any additions or corrections to
the minutes from June 5, 2024. Mr. Smit moved approval of the minutes as written.

Mr. Finnerty seconded the motion, which was approved.

REQUEST FOR VARIANCE BY GEORGE GENUNG, 736 GLENWAY DRIVE
Appeal by George Genung to construct a covered patio at the existing residence of 736
Glenway Drive which would encroach into the rear yard setback in the R-2 zoning district
in violation of Section 400.190 under the Glendale Zoning Code.

Present: George Genung, Owner
James Thomas, RW Home Solutions

Ms. Alexandra Sievers offered the applicant’s packet dated June 10, 2024, the
supplemental executive memo dated July 5, 2024, and the entire Glendale Municipal code
into the minutes.



Mr. Thomas, RW Home Solutions and Patio Products was sworn in by the court reporter,
Jude Arndt,

Mr. Thomas asked for a variance to the setback rule on behalf of the owner of 736 Glenway,
Mr. George Genung, for the construction of an attached patio cover, adding that the existing
patio has been updated with frost cover. Mr. Thomas stated that the shallowness of the lot
requires the variance request adding that the streets a block over do not have the same issue.

Chairman Lane asked if there were any questions. Ms. Schoen asked about the frost wall.
Mr. Thomas stated that the frost wall was put in place so it will not shift when the patio
freezes adding that the stress on the patio could cause problems for the home. Ms. Schoen
asked if the patio size was increased with the change to the patio. Mr. Thomas stated that
they did not increase the size of the patio but noted that the patio was the same size as
originally built.

Chairman Lane asked if there were any other questions, and there were none.
Chairman Lane asked if there were any public comments. There was none.

Mr. Finnerty moved approval of the variance request as follows:

JUDGEMENT OF BOARD OF ADJUSTMENT
CITY OF GLENDALE, MISSOURI

Hearing Date: July 10, 2024

Appellant: Mr. George Genung

Address of Affected Property: 736 Glenway Drive

Nature of Extension or Addition and Use: To construct a covered porch which would
invade the required 30’ rear yard setback by 8’.

Resolution:

WHEREAS, The Board of Adjustment of the City of Glendale, Missouri, does find and
determine that the above-described property is in Zoning District R-2, which said district
requires a rear-yard setback of 30’ feet; and,

WHEREAS, the applicant desires to construct a covering over an existing patio which
would be in violation of the Zone Code of the City of Glendale Section 400.190 in that it
would encroach into the required rear-yard setback by 8’; and,

WHEREAS, The Board finds that the property on which such violation is proposed
possessed the following extraordinary or exceptional situations not generally prevalent in
the neighborhood which would result in peculiar and exceptional practical difficulties or
exceptional and undue hardship on the owner of such property as set out below, if the
strict application of the zoning regulations as to setback were followed: project would not
alter the essential character of the neighborhood, does not significantly impact the line of



site, and is similar to covered patios and covered porches that the Board of Adjustment
has consistently approved in the past.

NOW THEREFORE BE IT RESOLVED, that the appeal of the above applicant for a
variance in the strict application of the zoning regulations is approved based on the

findings of fact set out above.

The applicant is hereby authorized to encroach into the rear yard setback by 8 due to the
exceptional narrowness of the lot compared to others in Glendale but not on Glenway.

The Building Commissioner of the City is instructed to act accordingly.

Ms. Schoen seconded the motion which was unanimously approved.
Voice Vote:

Ayes: Chairman Lane, Ms. Schoen, Mr. Finnerty, Mr. Smit

Nays: None

Not Present: Mr. Hewlett, Ms. Kates, Mr. Bugee

REQUEST FOR VARIANCE BY KRISTEN AND MIKE CROCE, 129 ELM AVENUE
Appeal by Kristen and Mike Croce at 129 Elm for a variance to the plumbing code which
requires the drain inlet/outlet to be not less than 10’ from any property line per IAPMO
2015 Uniform Plumbing Code section 1101.5.6.

Ms. Sievers stated that a simple majority vote was required for an approval for the change in the
MSD inlet and the drainage discharge encroaching into the required 10’ setback.

Ms. Sievers offered the applicant’s packet dated June, 14, 2024, the July 5, 2024 executive
summary, the narrative letter dated July 1, 2024, the site plan and images, the strict letter of the
ordinance regulations of the building code, and the Municipal Codes 500.010, 105.640 which
outline the Board of Appeals authority for this evening’s meeting.

Nick Liuzza, NJL Custom Homes was sworn in by Mr. Arndt.

Mr. Liuzza stated that he was the owner of NJL and reported that he had a means by which a
retaining wall problem could be remedied. Mr. Liuzza stated that in 2019, a retaining wall was
constructed which restricted the flow of water, causing a backup at the neighboring home.

Mr. Liuzza stated that MSD had approved plans to remedy the problem which included the
construction of a concrete trench and an ingress and egress piping to be located beyond the 10’
property line which would encroach upon the existing location per code which indicates drainage
must flow within the 10’ property line. Mr. Liuzza stated that it would be impossible to place the
drainage pipes anywhere else on the property to make the flow work.

Mr. Finnerty noted that the drainage flows from south to north and asked if there were other yards
with swales which collect water. Mr. Liuzza stated that most do but noted that there was a



massive about of water coming to the home. Mr. Liuzza advised Mr. Finnerty that the plan was to
connect at the lowest point of the property for proper drainage.

Chairman Lane asked if the water would eventually empty into the Beverly Avenue storm sewer.
Mr. Liuzza stated that the only storm sewer is on the property line to the north adding that they
were trying to move all the water from the south to the north MSD storm drain. Chairman Lane
asked about the maintenance of the storm drain and the trench. Mr. Liuzza stated that the
homeowner would be responsible for the basic maintenance of the storm drain and the full
maintenance of the trench.

Ms. Schoen asked if this issue has been going on since 2019. Mr. Liuzza stated that the issue was
most pronounced following the 2022 rainstorm which produced enough rain to cause it to back up
and there continues to be evidence of pooling water. Mr. Liuzza noted that there was no water in
the basement.

The narrative letter from NJL Custom Homes was read into the minutes as follows:

To Whom it May Concern:

I am writing to formally request a variance from Section 1101.6.5 of the 2015 Uniform Plumbing
Code, as adopted by the City of Glendale, regarding the proposed construction of a covered
concrete trench in the rear of my property. The trench is intended to manage water discharge
effectively, but due to property constraints and existing conditions (retaining walls and fences),
the inlet and outflow discharges would be located closer to the property lines than the stipulated
ten feet requirement.

Justification for Variance:

1. Practical Difficulties and Unnecessary Hardships: the primary challenge we face is the
physical layout of our property. The lot dimensions restrict us from placing the trench in
a manner that adheres strictly to the ten-foot setback requirement without significantly
reducing the functionality fo the back yard and access to the garage. Our property is
narrow, with limited space in the rear yard due to existing structures and landscaping.

2. Consideration of Public Welfare and Safety: Despite the variance request, the proposed
construction of the covered trench aims to enhance rather than compromise public
welfare and safety. By managing water runoff effectively, it mitigates the risk of
localized flooding during heavy rains, thereby contributing positively to public safety.

3. Observing the Spirit of the Code: Although we are unable to meet the exact letter of the
building code regarding setback distances, the design and construction of the trench still
adhere to the spirit of the Code. It ensures that water management is addressed
responsibly and effectively, aligning with the broader goads of the Uniform Plumbing
Code to promote environmental sustainability and community welfare.

4. Substantial Justice: Granting the variance would serve the interest of substantial justice
by allowing us to utilize our property in a manner that balances practicality with
regulatory compliance. Denial of the variance would impose undue hardship without
corresponding benefits to the community or neighbors.

In conclusion, I respectfully request the Board of Appeals to grant the variance from Section
1101.6.5 of the 2015 Uniform Plumbing Code for the proposed covered trench. The reasons
outlined above demonstrate the practical difficulties and hardships we face, along with our
commitment to upholding public welfare and safety while maintaining the spirit of the
building code. Thank you for considering my request. I look forward to the opportunity to
discuss this matter further at the upcoming meeting on July 10.



Nick Liuzza, NJL Custom Homes.
Chairman Lane asked if there were any other questions.
Mr. Frank Johnson was sworn in by Mr. Arndt.

Mr. Johnson stated that Mr. Liuzza summarized the variance request well adding that the house
was built in 2019, and the backyard was graded and raised which necessitated a retaining wall.
Mr. Johnson stated due to the water issues identified by the neighbor, he investigated the land
disturbance code and asked Lochmueller group to review the stormwater plan given by

Mr. Liuzza. Lochmueller Group stated that there were sufficient storm water calculations to
remedy the stormwater flow. Chairman Lane asked Mr. Johnson if he believed the practical
difficulties have been remedied with the plan which could lead to a quick resolution in the most
practical way. Mr. Johnson agreed that the plan would.

Chairman Lane asked if there were any other questions.
Ms. Alison Manion, Lochmueller Group, was sworn in by Mr. Arndt.

Chairman Lane asked Ms. Manion if she had determined that the trench was sufficiently sized
based on the water calculations. Ms. Manion agreed that it was sufficiently sized and added that
typical calculations by MSD for a 100-year storm would carry this much water and it follows the
2015 pluming codes. Ms. Manion stated that she had reviewed the plans as well as 2 other
designs adding that her only concern was that the residents at 125 and 129 Elm would need to
keep in inlet clean in order for there not to be any hinderance to water flow. Ms. Manion stated
that the lot was 1.98 acres and noted that the plans showed the correct drainage area with the inlet
located at the lowest point. Ms. Schoen asked if the fence near the retaining wall an impediment .
Ms. Manion stated that it was not but added that debris must be cleaned at the fence line or water
could backup to the fence.

Mr. Schoen moved approval of the variance as follows:

JUDGMENT OF BOARD OF APPEALS
CITY OF GLENDALE, MISSOURI

Hearing Date: July 10, 2024

Appellants: Michael and Kristen Croce

Address of Affected Property: 129 Elm Ave.

Nature of Proposed Use: To construct a concrete trench for stormwater drainage which
would invade the required drainage inlet and discharge setbacks.

Resolution:

WHEREAS, the Board of Appeals of the City of Glendale, Missouri, does find and
determine that the above-described property is subject to the IAPMO 2015 Uniform
Plumbing Code, as adopted by the City of Glendale, which said code requires that
exterior stormwater drain inlets/outlets to not be less than 10 feet from any property line;
and,



WHEREAS, the Applicants desire to construct a concrete drainage trench in their rear
yard that would be in violation of the 2015 Uniform Plumbing Code Section 1101.6.5 in
that the inlet would be located 3.5 feet from the south property line and the discharge
would be located 1 foot from the north property line; and,

WHEREAS, the Board finds that the Appellants will face the following practical
difficulties or unnecessary hardships if they are required to follow the strict letter of the
plumbing code (that is having the inlet and discharge of the trench at least 10 feet into
their yard due to the challenge of the physical layout of the property and the lot
dimensions that restrict the placement of the trench in manner that adheres strictly to the
ten-foot setback requirement without significantly reducing the functionality of the
backyard, access to the garage and due to the narrowness of the lot and limited space in
the rear yard due to existing structures and landscaping, and that such hardships and
practical difficulties justify the granting of the variance while still managing to have the
spirit of the Code observed, public welfare and safety secured and substantial justice
done.

NOW THEREFORE BE IT RESOLVED, that the appeal of the above applicant for a
variance in the strict application of the plumbing code is approved based on the findings
of fact set out above.

The applicant is hereby authorized to encroach into the inlet drainage setback by 6.5 and
the outlet drainage setback by 9” due to the findings described above.

The Building Commissioner of the City is instructed to act accordingly.

Mr. Finnerty seconded the motion.

Voice Vote:

Ayes: Chairman Lane, Ms. Schoen, Mr. Finnerty, Mr. Smit
Nays: None

Not Present: Mr. Hewlett, Ms. Kates, Mr. Bugee

MISCELLANEOUS
None

ADJOURNMENT
Mr. Finnerty moved to adjourn the meeting, which was seconded by Mr. Smit. The motion
was unanimously approved.

These minutes approved/amended as submitted this 2nd day October, 2024

Joanne Carr, Deputy City Clerk



CITY 4 OF

424 N. Sappington Road Glendale, Missouri 63122 (314) 965-3600 fax (314) 9654772

APPEAL TO THE BOARD OF ADJUSTMENT

APPLICANT: KIM HANY DATE: 02/11/2025
PROPERTY OWNER: LAURA DETMER ZONING DISTRICT: __R-1
ADDRESS of PROPERTY: 286 PARKLAND AVENUE Glendale, MO 63122
TELEPHONE: Day (314) 368-6694 Home () SAME

Section 1: Basis for Granting Variances:

A variance can only be granted when the strict application of the zoning regulations of Chapter 400 of the Glendale
Municipal Code would result in peculiar and exceptional practical difficulties or exceptional and undue hardship upon the
owner of such property by reason of at least one of the following:

a. Area Variances. When, by reason of exceptional narrowness, shallowness or shape of a specific piece of property on April 24,
1963, or by reason of exceptional topographical conditions or other extraordinary or exceptional situation or condition of a
specific piece of property, which condition is not generally prevalent in the neighborhood, the strict application of the area
regulations of this Chapter would result in peculiar and exceptional practical difficulties or exceptional and undue hardship
upon the owner of such property, the Board is hereby empowered to authorize upon an appeal relating to such property, a
variation from such strict application so as to relieve such difficulty or hardships.

b. Use Variances. The Board of Adjustment is empowered to grant use variances only upon findings that all of the following five
factors are established:

1.

The applicant will be deprived of all beneficial use of the property under any of the permitted uses in the zoning district in
which the property is located, all beneficial use being lost only where the property is not suitable for any use permitted in
the City’s zoning ordinance for that zoning district; and

The applicant has sufficiently demonstrated unnecessary hardship by expert testimony and/or documentation and not mere
conclusionary or lay opinion that the property in question cannot yield a reasonable return if used only for a purpose or
purposes permitted in the zoning district in which that property is located; and

The plight of the owner is due to exceptional or unique circumstances and not due to general conditions in the
neighborhood; and

The use to be authorized by the variance would not alter the essential character of the neighborhood; and

The proposed use to be authorized by the use variance would not constitute a change in the district map, impair an adequate
supply of light and air to adjacent property, increase congestion in public streets, increase the danger of fire, materially
diminish or impair established property values within the surrounding area and would not in any other respect impair the
public health, safety, comfort, morals and welfare of the City.

For details of the Board’s authority to grant a variance, see Sections 400.910-400.970 of the Glendale Code.

Please note that the desire to use certain space, whether interior or exterior, in a particular manner is not a basis for the
Board to grant a variance.



Section 2: Explanation for Applicant’s Appeal.:
Please explain the basis for the appeal. In order to qualify for a variance, you must provide information as to why the
variance request fits within_at least one of the reasons under Section 1 above.

Dear Board of Adjustment,

We seek a variance to the Glendale Municipal Code due to the exceptional practical difficulties placed
upon Laura Detmer, owner of 286 Parkland Avenue. We seek an Area Variance due to the exceptional
narrowness of her property. The property at 286 Parkland Avenue is zoned R-1 with side setbacks of 10
feet and FAR of 30%.

10-foot side setbacks are required for properties of 10,000 square feet or more, and 80 feet wide or
more. However, this particular Parkland property is only 9583 square feet and 62 feet wide. R-1, when
applied to 286 Parkland, limits the home to 42 feet wide (62-20=42). Yet R-1 as it is written, allows for
homes a minimum of 60 feet wide (80-20=60).

As Laura ages in her home of over twenty years, health issues are beginning to limit her mobility. The
upper-level bedrooms are a challenge to use on a regular basis. The only full bath is upstairs near the
bedrooms. There are no bedrooms, or full baths, on the main level. And the laundry is on the lower
level.

To make the house more livable for Laura as she ages, she would like to add an Owner’s Suite with
laundry, and an attached Garage, to the main level of the house. The addition is to be designed with
Aging in Place standards in mind. Doorways, hallways, turning radius, etc. will need to be generous. The
30% maximum FAR required of all residential lots, severely limits opportunities to expand the existing
homes’ main level living space. Laura had intended this home would be her forever home, but the
limitations placed on her by Glendale Zoning Code create an undue hardship as she seeks to adapt her
home to meet her needs. '

We propose a 6-foot side back on the right {south) side of the house, which would be in accordance with
what is allowed for R-2, homes 65 feet or less, 6-foot side setbacks. We propose also a FAR of 32% be
allowed to enable the homeowner to Age in Place with single level living.

Variance Argument: We seek a variance to the Glendale Municipal Code due to the exceptional practical
difficulties placed upon Laura Detmer, by reason of exceptional narrowness.

The Board of Adjustment meeting is the first Wednesday of every month at 6:00 p.m. Along with the $100.00 application
fee, the following must be submitted:
1.) The reason(s) for the variance under the Board’s authority (see above).
2.) Ten (10) copies of scaled drawings to include an existing survey, site plan and any other construction drawings.
3.) Photographs of both the owner’s property and the adjacent property or properties relevant to the property line and
setback requirements in question. Photographs should include existing structures and other existing site
improvements relevant to the property line.

KIM HANY

updated 9/19 Petitioner
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424 N. Sappington Road  Glendale, Missouri 63122 (314} 965-3600 fax (314} 9654772

APPEAL TO THE BOARD OF ADJUSTMENT

APPLICANT: Sean and Megan Dolan DATE:

PROPERTY OWNER: _Sean and Megan Dolan ZONING DISTRICT: __R-2
ADDRESS of PROPERTY: __ 16 Cambridge Court Glendale, MO 63122
TELEPHONE: Day ( ) Home ( 636) 346-7475 (Sean)

Section 1: Basis for Granting Variances:

636 667-7252 (Megan(

A variance can only be granted when the strict application of the zoning regulations of Chapter 400 of the Glendale
Municipal Code would result in peculiar and exceptional practical difficulties or exceptional and undue hardship upon the
owner of such property by reason of at least one of the following:

a. Area Variances. When, by reason of exceptional narrowness, shallowness or shape of a specific piece of property on April 24,
1963, or by reason of exceptional topographical conditions or other extraordinary or exceptional situation or condition of a
specific piece of property, which condition is not generally prevalent in the neighborhood, the strict application of the area
regulations of this Chapter would result in peculiar and exceptional practical difficulties or exceptional and undue hardship
upon the owner of such property, the Board is hereby empowered to authorize upon an appeal relating to such property, a
variation from such strict application so as to relieve such difficulty or hardships.

b. Use Variances. The Board of Adjustment is empowered to grant use variances only upon findings that all of the following five
factors are established:

1.

The applicant will be deprived of all beneficial use of the property under any of the permitted uses in the zoning district in
which the property is located, all beneficial use being lost only where the property is not suitable for any use permitted in
the City’s zoning ordinance for that zoning district; and

The applicant has sufficiently demonstrated unnecessary hardship by expert testimony and/or documentation and not mere
conclusionary or lay opinion that the property in question cannot yield a reasonable return if used only for a purpose or
purposes permitted in the zoning district in which that property is located; and

The plight of the owner is due to exceptional or unique circumstances and not due to general conditions in the
neighborhood; and

The use to be authorized by the variance would not alter the essential character of the neighborhood; and

The proposed use to be authorized by the use variance would not constitute a change in the district map, impair an adequate
supply of light and air to adjacent property, increase congestion in public streets, increase the danger of fire, materially
diminish or impair established property values within the surrounding area and would not in any other respect impair the
public health, safety, comfort, morals and welfare of the City.

For details of the Board’s authority to grant a variance, see Sections 400.910-400.970 of the Glendale Code.

Please note that the desire to use certain space, whether interior or exterior, in a particular manner is not a basis for the
Board to grant a variance.




Section 2: Explanation for Applicant’s Appeal:
Please explain the basis for the appeal. In order to qualify for a variance, you must provide information as to why the
variance request fits within_at least one of the reasons under Section 1 above.

The owners of 16 Cambridge Court, in the R-2 zoning district wish to
~ expand their existing deck and cover a portion of said deck. Due to the lot
——being a double frontage lot that is also pie shaped, both the traditional front ———
——and rear of the home are considered front yards, resulting in the proposed —
_____covered porch projecting too far into the (rear) front yard per Section

400.070.A.7. The Owner's request a variance of 7'-8" to allow for a covered
—porch and fireplace projecting 17'-8" in front of the house in the rear front
——vard setback off of Glenvista Place. If the home only had a front yard along ————
— Cambridge Court, the proposed could be built as proposed without -

variance.

The Board of Adjustment meeting is the first Wednesday of every month at 6:00 p.m. Along with the $100.00 application
fee, the following must be submitted:
1.) The reason(s) for the variance under the Board’s authority (see above).
2.) Ten (10) copies of scaled drawings to include an existing survey, site plan and any other construction drawings.
3.) Photographs of both the owner’s property and the adjacent property or properties relevant to the property line and
setback requirements in question. Photographs should include existing structures and other existing site
improvements relevant to the property line.

updated 9/19 Petitioner
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November 18, 2024

Zoning Board of Adjustment c/o City Planner, City of Glendale
424 N Sappington Rd
Glendale, MO 63122

Re: Dolan Residence
16 Cambridge Court
Glendale, MO 63122

Dear Members of the Glendale Board of Adjustment:

Sean and Megan Dolan would like to request a variance for their home located at 16 Cambridge Court, in the R2 Zoning District. The
variance requested is to the maximum allowable front porch offset from the house in order to expand their existing deck and add a
covered portion with fireplace. The proposed covered porch is in violation of 400.070.A.7 of the Zoning Ordinance of the City of
Glendale, which states that an unenclosed porch may project up to 10 feet in depth fron the front of the building within the required front
yard.

The Dolan’s plans are to expand the existing deck by a depth of 3 feet and add a roof and fireplace on the rear of their home in order to
provide usable outdoor living space for their modest 2-story home of approximately 3,300 sq. ft. The existing home has a deck that
projects 13’-1” perpendicular to the house towards Glenvista Place on the traditional rear of the home.. The proposed 17 foot — 7 inch
deep porch will extend into the front yard causing it to be in violation of the maximum porch projection. We would request that this
maximum projection be increased to 17°-8” in order to allow for the proposed covered porch to be constructed. If the site had only a
single frontage along Cambridge Court, the proposed could be built in the rear yard without variance.

The lot located at 16 Cambridge Court has a lot area of approximately 15,349 sq. ft. with a lot width at the front yard line of
approximately 50 feet. The rear lot line has a length of 148.43 feet resulting in a lot that narrows towards the front. The lot is pie
shaped with a double frontage with Glenvista Place on the traditional rear property line. The applicant faces an unnecessary
hardship peculiar to the size and shape of this lot due to the double frontage, pie shape. If the property line at the rear of the home
weren’t along a street, the proposed could be built without a variance.

It is the Dolan’s intention to construct the proposed porch addition to gain some outdoor space protected from direct sun and be
able to entertain outdoors. The porch addition will be constructed in a practical manner consistent with the architecture and setting
of the existing house and neighborhood. The addition will not affect neighboring properties visually or practically by limiting light or
increasing water runoff. The proposed additions will be in keeping with the architectural style and materials of the existing home
and will be landscaped in a similar fashion as the rest of the yard. These improvements will have no negative effect on the
neighborhood.

Respectfully submitted,

Sean Dolan Megan Dolan

Prepared by: Jim Bulejski, Architect

345 Marshall Avenue, Suite 100, St Louis, MO 63119 e v:314.962.6700 e f:314.962.6702 e www.jbarchitect.com
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SITE NOTES

1. UTILITIES: CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE EXACT LOCATION
OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,
PRIOR TO ANY GRADING AND/OR EXCAVATION. CONTRACTOR SHALL BE RESPONSIBLE
TO RESTORE SERVICE AND REPAIR DAMAGED UTILTIES, AT NO ADDITIONAL COST TO THE
OWNER.

2. DRAINTILE: INSTALL DRAIN TILE AROUND NEW CONSTRUCTION PER SECTIONS.

3. SILTATION AND EROSION CONTROL: CONTRACTOR SHALL PROVIDE PROTECTION AT ALL
ADJACENT PROPERTIES AND PUBLIC RIGHT-OF-WAYS. CONTROL SHALL INCLUDE STRAW
BALES OR OTHER METHODS THAT MAY BE REQUIRED BY LOCAL AUTHORITIES.

4. TRENCH BACKFILL: ALL TRENCHES BENEATH ASPHALT OR CONCRETE PAVING SHALL BE
BACKFILL WITH CRUSHED GRANULAR FILL MATERIAL.

5. SITE DATA: THE FOLLOWING INFORMATION HAS BEEN FURNISHED BY THE OWNER OR
OWNERS CONSULTANT. THE ARCHITECT MAY ASSIST IN OBTAINING THIS INFORMATION
BUT ACCEPTS NO RESPONSIBILITY FOR ITS ACCURACY. PROPERTY BOUNDARY

INFORMATION INDICATED HEREIN WAS OBTAINED FROM: MERIDIAN LAND SURVEYING, ST.

CHARLES, MISSOURI, DATED APRIL 16, 2019. THIS PROPERTY INFORMATION SHALL BE
CONSIDERED PART OF THESE CONSTRUCTION DOCUMENTS AS IF BOUND HEREIN.
CONTRACTOR SHALL REFER TO FOR OTHER INFORMATION AND BE FAMILIAR WITH THIS
DOCUMENTATION BEFORE PROCEEDING WITH CONSTRUCTION. FIELD VERIFY ALL
EXISTING CONDITIONS BEFORE PROCEEDINGS WITH WORK.

6. DISCLAIMER: THE ARCHITECT DISCLAIMS ANY RESPONSIBILITY FOR ALL BOUNDARY,
TOPOGRAPHIC SITE RESTRICTIONS, EASEMENTS, BENCHMARKS, LEGAL DESCRIPTION,
OR OTHER DOCUMENTS PREPARED BY THE ENGINEERS LISTED ABOVE. NOTE THAT THE
PROPOSED SITE IMPROVEMENTS, |.E., NEW BUILDINGS AND GRADING HAS BEEN DRAWN
ON THE SURVEY BY THE ARCHITECT. THE ARCHITECTS SEAL, IF ON THIS SHEET, APPLIES
ONLY TO WORKING DRAWINGS PREPARED BY THE ARCHITECT.

7. GENERAL CONTRACTOR SHALL VERIFY AND COMPLY WITH ALL CITY AND SUBDIVISION
REQUIREMENTS FOR PAVEMENT CONSTRUCTION WHERE DRIVEWAY ABUTS THE STREET.

8. SEE SPECIFICATIONS FOR ADDITIONAL SITE RELATED INFORMATION.

9. STAKEOUT: THE ADDITION SHALL BE STAKED OUT ON THE LOT BY A LICENSED
SURVEYOR TO ASSURE COMPLIANCE WITH ALL SITE RESTRICTIONS EXISTING
EASEMENTS, LOCAL AND SUBDIVISION SET BACK ORDINANCE, INDENTURES, AND
EXISTING PROPERTY LINES. VERIFY ELEVATIONS (TOPO) AND LOCATION OF ADDITIONS
WITH THE OWNER, BEFORE PROCEEDING WITH THE WORK.

10. LANDSCAPING: BY OTHERS

11. SITE CLEANING: TREES AND BRUSH, WHERE REQUIRED TO BE REMOVED OR INTERFERE
WITH NEW CONSTRUCTION SHALL BE TAKEN DOWN, STUMPS REMOVED, AND HAULED
AWAY.

12. PROTECT ALL TREES TO REMAIN. COORDINATE ALL TREE MODIFICATIONS WITH OWNER,
TREES TO REMAIN SHALL HAVE ROOTS PRUNED BY OWNERS LANDSCAPE CONTRACTOR
IF NECESSARY. GENERAL CONTRACTOR SHALL FENCE OFF AREA (USING TEMPORARY
ORANGE FENCING OR EQUAL) AROUND TREES THAT ARE ADJACENT TO CONSTRUCTION.
THE INTENT IS TO AVOID DRIVING OR STORING HEAVY EQUIPMENT ON THE TREE ROOT
SYSTEM.

13. COORDINATE LOCATION FOR STOCKPILING OF TOPSOIL WITH OWNER.

14. DRAINAGE SYSTEM: DRAINAGE SYSTEM SHALL DISCHARGE BY GRAVITY TO DAYLIGHT.
DISCHARGING TO OR WITHIN 10" OF A SIDEWALK, DRIVEWAY, STREET, PROPERTY LINE OR
TO CREATE A NUISANCE TO ADJOINING PROPERTIES IS PROHIBITED.

1. FOUNDATION PLAN AND STAIR SECT.
7] NEW WALL/
2. FLOOR PLANS A erick
3. FRONT AND LEFT SIDE ELEVATION
4. REAR AND RIGHT SIDE ELEVATION I;l EXISTING WALL
5. GENERAL NOTES, SECTIONS AND [ ] WALLTBR
DETAILS B2 BRG. WALL
55005 BRG. FROM ABV.
mmm m mmm \WALL BRACING
#— — — POST & HEADER
=== GIRDER TRUSS
= MTL. HANGER
® POST

BUILDING CODE INFORMATION:

GLENDALE (ST. LOUIS COUNTY), MISSOURI

BUILDING: 2015 INTERNATIONAL RESIDENTIAL CODE
PLUMBING: 2015 UNIFORM PLUMBING CODE
MECHANICAL: 2015 INTERNATIONAL MECHANICAL CODE
ELECTRICAL: 2014 NATIONAL ELECTRIC CODE
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EXIST DECK . . L ‘ I — MIN. 4" GRAVEL OR CRUSHED STONE. SLOPE AWAY FROM FOUNDATION WITH EDGES
COMPOSITE DECKING TO RAISED SLAB EXIST VENTS WILL HAVE TO BE SIMPSON DTT1Z HOLD- EXIST CRAWL SPACE TURNED DOWN BELOW GRADE MINIMUM 12" OR TO TOP OF FOUNDATION WALL.
MATOH EXIST STONE HEARTH RELOCATED FOR UNCOVERED | DOWN (MIN. 750 LB, 2. FOOTINGS AND PIERS: BOTTOM OF FOOTINGS TO BE MINIMUM 30" BELOW GRADE. PIERS
. DECK, FV. W/ MECH. —— ———~ CAPACITY) - INSTALL AT 2 TO EXTEND MIN. 24" INTO SOLID, UNDISTURBED SOIL AND MIN. 30" BELOW GRADE.
‘ LOCATIONS, EVENLY 3. ELECTRICAL PANEL: ELECTRICAL CONTRACTOR TO DETERMINE IF EXISTING ELECTRICAL
B \ v SUPPLY IS ADEQUATE FOR INTENDED IMPROVEMENTS. IF NOT EXISTING SUPPLY WILL o
FIRE LAC E ELEVAT ON FO UNDAT O N PLAN NEED TO BE UPGRADED. (200 AMP. MINIMUM / 600 AMP. MAXIMUM) TO BE SIZED AND o
1 . o LOCATED BY ELECTRICAL CONTRACTOR. g
p—p o — 4. CONTRACTOR SHALL NOT BACKFILL UNTIL CONCRETE FOUNDATION HAS CURED FOR A
\//”‘ 1/47=1-0 MINIMUM OF 7 DAYS. <
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X <
STEP FLASHING: ICE AND WATER BARRIER - + 55
" q.)
4" MIN. LEGS RUN UP WALL 2" HIGHER ELEVATION DRAWING NOTES SEQ
LENGTH EQ. TO . THAN STEP FLASHING geos
SHINGLE EXPOSURE +2" ey TYPICAL ROOF CONST. - 1. SLOPE GRADE AWAY FROM FOUNDATION MINIMUM 1"/FT. FOR A DISTANCE OF 8-0" OR TO > 2
TYPICAL WALL CONST "y SEE TYPICAL WALL SECTIONS A SWALE, .. S
- FLASHING "¢ FOR MORE INFORMATION 2. FOOTINGS AND PIERS: BOTTOM OF ALL FOOTINGS TO SET ON SOLID, UNDISTURBED SOIL. | @ N
SEE TYPICAL WALL SECTIONS TAPE——“4 2% ASPHALT SHINGLES PIERS TO EXTEND MINIMUM 24" INTO SOLID, UNDISTURBED SOIL. BOTH SHALL BE T €
FOR MORE INFORMATION . MINIMUM 30" BELOW GRADE. o =
STEP FLASHING 3. BRICK VENEER: ALL SOLDIER AND ROWLOCK HEADERS, SILLS, AND TRIM TO PROJECT S
3/4", UNLESS NOTED OTHERWISE.
SHEATHING FLASHING TAPE 4. CHIMNEY HEIGHT: SHALL EXTEND ABOVE ROOF MIN. 3-0" AT POINT OF PENETRATION <0
o ROOF SHEATHING AND 2-0" HIGHER THAN ANY PORTION OF THE BUILDING WITHIN 10' HORIZONTALLY. &
] 5. DECK DOORS: SECURELY BARRICADE DOOR UNTIL DECK IS BUILT AND APPROVED. 0 0
HOUSEWRAP DRIP EDGE 6. ROOF FLASHING: PROVIDE CORROSION-RESISTANT METAL FLASHING AT ALL ROOF -
VALLEYS, WALL AND CHIMNEY INTERSECTIONS, PORCHES, DECKS, ETC. ROLLED S
ICE AND WATER BARRIER - ROOFING OR (2) LAYERS OF TYPE 1 UNDERLAYMENT MAY BE SUBSTITUTED FOR o -
RUN ONTO FASCIA COUPLE FLASHING AT THE ROOF VALLEY PROVIDED THE SHINGLES ARE INTERLACED. s =
SDNG NOT OF INCHES 7. GENERAL CONTRACTOR SHALL CONFIRM USE OF ALL TRIM ACCESSORIES AND MODEL =T
NUMBERS WITH SUPPLIER BEFORE ORDERING.
SHOWN) FASCIA (GUTTER OMITTED UMBERS WITH SU OREO ¢ )
FOR CLARITY - SEE TYP, Y
TYP. KICKOUT FLASHING T
1 1l| = 1|_0|l
U.L. APPROVED
MTL. FLUE CAP
CHIMNEY TO BE MIN. 3-0" ABOVE
SHEET METAL CAP ROOF AT POINT OF PENETRATION
OVER ROWLOCK AND 2-0" HIGHER THAN ANY >=
COURSE PORTION OF THE BUILDING WITHIN @ec oe
PAINTED BRICK 10' HORIZONTALLY. =
VENEER,TYP.\ Z @
- = UL
- EXIST TOP = = —
= RIDGE VENT ﬁ O
L 1T T 1T T T T T I T T T T T [ [ T ] “' I “, Z
T IO e LT e > o
:: [ u I u I u I u I u I u I u I u I u I u I u ”%L NEW ROOFING, S Bt B e e — EXIST Oy
o L MATCH EXIST, TYP. T mmr 1 .
LT T 1T T T T T T T T T 1 & 1 1 1 1 1 1 T T T T T T T T T T (DS) -~ I
LT T T T T T T T T T T T T T T T T T T T T T T T T T T T T / >
' I “ I “ | H I “ I “ I “ | H I “ I “ I “ I H I “ I “ I “ I H I “ I “ I “ I H I “ I “ I “ I H I “ I “ I “ I H I “ I “ I - ':
L T T T T T T T T T T T T T T T T T T T T T T T T T T T T T - 2
LT T T T T T T T T T T T T T T T T T T T T T T T T T T T T g !
| “ I “ | H I “ I “ I “ | H I “ I “ I “ I H I “ LT T T T T T T “ I “ I “ I H I “ I “ I “ I H I “ I “ I I ©
“ L L L T T T VALLEY S i —— I — -
T FASING TP,
_ _ L e L e e o L e e B i B L B B I A B L i B B e 74 _ it
PORCH TOP & = EXIST TOP & jj “ I “ [T | [T ‘ I H I “ I “ I “ I ‘ 1T ‘ I ‘ I “ I “ I “ I “ I ‘ I “ I “ I “ I | 1T ‘ I | I J/H/ EXIST TOP &
il P o _ _ _ _ _ o
GUTTER ON | | |
FASCIA BRD, TYP. m | ‘ ‘ —
|
| | | | 1
NEW D.S. B | | |[ExisT ; |
36" HT. OPEN GUARDRAIL W/ N 5 | ‘ T NEW } ]
n (& @
BALUSTERS @ 4" SPACING N | — ——— UNDERGROUND ‘ 2
MAX. - F.V. REUSING R 5 | - | Ny
EXISTING RAILING | - SeECTRIC | *
| | Ol SERVICE |
| - - . i I' L - - —-—- "= " — L ‘
PAINTED BRICK VENEER } } ‘ | i
|
|
| \
| | I I | - EXIST
‘ g — FIRST FLR.
= — — — - i — DN - T - - - - - - I Tl T = -
I /| J/ I - ) EXISTTOC
‘ FFF———¢o = T
== ‘ uﬂ/ﬂ J\ Lﬁﬁf\\\\/://j
ﬁg@ I H Ct () —====f= e — = = — = - - -
\ ] _— —_—— ~
e i N - M
BN S - ‘ — Ko
AN r C
& LS 3 I , . D
— | <‘71z" DIA. CONC. PIER - CONTRACTOR TO FIELD VERIFY DEPTH REQUIRED TO SET FOOTINGS.
| BELL PER FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON VIRGIN SOIL AND EXIST - -
A1 \ FOUNDATION PLAN SHALL BE MINIMUM 30" BELOW GRADE. BSMT FLR. % )
- LEFT SIDE ELEVATION 0
s O=
n 1 " Q
14"=1-0 &
o O
ol C
A ©
L -
5 @©
L]
5 ()
TOP R <
TOP & (FALSE DORMER) _ _ _ — - T
= . - - - — S =
LLl
a EXIST EXIST 1
| ) LLl
%o =
= o) I
. - o
o o 3 LL
© S LLl
—
— — | _ SECOND FLR Z
T (TG?\PT;GE)_ - - - R <
% I—
z Z
EXIST o
] B N o L
Q ~
~ ] e N3
o >
é B ] ]
EXIST
FIRST FLR.
TOC TOC m
Aﬁ U U —
ﬁ
FRONT ELEVATION o
()
<
1/ n = 1'_0" U)
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~ <
ELEVATION DRAWING NOTES NER
S28
1. SLOPE GRADE AWAY FROM FOUNDATION MINIMUM 1*/FT. FOR A DISTANCE OF 8-0" OR TO < <
A SWALE. 220
2. FOOTINGS AND PIERS: BOTTOM OF ALL FOOTINGS TO SET ON SOLID, UNDISTURBED SOIL. —
PIERS TO EXTEND MINIMUM 24" INTO SOLID, UNDISTURBED SOIL. BOTH SHALL BE o
MINIMUM 30" BELOW GRADE. I
3. BRICK VENEER: ALL SOLDIER AND ROWLOCK HEADERS, SILLS, AND TRIM TO PROJECT .8 £
3/4", UNLESS NOTED OTHERWISE. hut
4. CHIMNEY HEIGHT: SHALL EXTEND ABOVE ROOF MIN. 3-0" AT POINT OF PENETRATION =
AND 2-0" HIGHER THAN ANY PORTION OF THE BUILDING WITHIN 10' HORIZONTALLY. Z )
5. DECK DOORS: SECURELY BARRICADE DOOR UNTIL DECK IS BUILT AND APPROVED. &5
6. ROOF FLASHING: PROVIDE CORROSION-RESISTANT METAL FLASHING AT ALL ROOF o
VALLEYS, WALL AND CHIMNEY INTERSECTIONS, PORCHES, DECKS, ETC. ROLLED L O
ROOFING OR (2) LAYERS OF TYPE 1 UNDERLAYMENT MAY BE SUBSTITUTED FOR sSu
FLASHING AT THE ROOF VALLEY PROVIDED THE SHINGLES ARE INTERLACED. o -
12 7. GENERAL CONTRACTOR SHALL CONFIRM USE OF ALL TRIM ACCESSORIES AND MODEL s =
12 8 NUMBERS WITH SUPPLIER BEFORE ORDERING. =T
8 (EXIST) - QO
(EXIST) CHIMNEY TO BE MIN. 3-0" ABOVE Y
N ROOF AT POINT OF PENETRATION <
UL APPROVED SPARK N AND 2-0" HIGHER THAN ANY
ARRESTOR MTL. FLUE CAP \ PORTION OF THE BUILDING WITHIN
STORM COLLAR il 10' HORIZONTALLY.
L i ™ [TTTTTTTTTTI0T
[
SHEET METAL CAP OVER 7% 5 \1 N
2" STONE CAP OVER — — - | — — — — [ MTL FLASHING, TYP
/o ;:1 ’:‘ , ]
ROWLOCK COURSE - | N RIDGE VENT
‘ ‘ ‘ H L T T T T ] M N I N N N N N N N N N N N I | =
l J 1 } } H || I I I I I | I I I I I I I | I I I I I I I | I H;“‘H I I I | I I I I I I I | I I I I ‘ I I | I I I | I | I | I | I | I | I | I | I | I | I | I | I | I | I | Ay
\ |
] — } i EXIST i ‘ | I | | | I | I | I | I | I | I | I | I HI“H\ I | I | I | I | I | I | I | I | “ | H N A N N | “ | “ | “ | H | “ | “ | “ | H | T >l
| ] S D ) | 5 D S ) B = NEW ROOFING, e =
| | H o e S e S S T S S e T o T T 2 MATCH EXIST, TYP. %ﬁbﬁbﬁbﬁ%i @ (af
‘ ‘ ‘ H - || I | I I I I I I I | I Hm“ I I I | I I I I I I I | I I I I ‘ I I | “ 1 I 1 I 1 I I I 1 I 1 I 1 I I I I I I I I I | I I I I I | I | I | I | I | I @
‘ | [ ] ~ - N LT T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T 17 Z
‘ i 0 e | “ | “ | “ | H | “W” | “ | H | “ | “ | “ | H | “ | “ | “ | H | “ | “ | “ | H | “ | “ | “ | H | “ | “ | “ | H | “ | “ | “ | H | “ | “ | “ —] P— I&.
METAL FLASHING H m T N\ 1 I S N = [—
H i H — E R R B T e B A i S B B i i S B j
i N - 12 VALLEY J\WWWW V‘\L’HH - HLW L] O
TYPICAL ROOF I I — I FLASHING, TYP. 5 L EXIST oc =
w SECOND_FLR _ ais _ _ _ _ 1 _ _ _ | ! - e _ _ _ & "N T T E\—rﬂ—u—ru—ru—m_u I ) [ I B o SECQ\I DFLR @.
INSULATED METAL FLUE TOP B B bk — — — — — — — — ‘H/_ — — — — \\”\l “ I “ I : | “ I “ I “ I : | “ I “ I “ I : | “ I ‘ I “ I : | “ I “ I “ I : | ‘ I “ I “ I : | ‘ I ‘ I “ I : NEW_TOP R =
— PER MANUFACTURER - = T EXIST TOP &
OFFSET & CLEARANCES e | ]
a PER MANUFACTURER |
HOUSE WRAP ON 1/2" SHEATHING T i ; | I
ON 2X6 STUDS @ 16" O.C. EXIST] EXIST ] EXIST | Il
T THIN BRICK VENEER OVER EXIST FP | » I .
MORTAR SETTING BED OVER VENT | I &
SCRATCH COAT ON DIAMOND | I iy
SCISSOR TRUSSES, D.B.0. METAL LATH OVER TWO ‘ |l >
LAYERS TYVEK STUCCO WRAP |8 - : il
(OR WEATHER RESISTANT | Il
BARRIER APPROVED EQUAL | | Il
BY MAUFACTURER) OVER TYP. | : | EXIST
SHEATHING. 1 il _ _ _ _ _ _ _ _ _ _ _ _ _ Riin || , ! L FIRST FLR.
i FIRESTOP PER . - =] ExstTOC
% A MANUFACTURER it ehisk EXIST | ',
] I
i |
A ’ % i P 13
N\ 5 IS
' | - e300 o2 s o Y /i” :‘_? i
EXISTING ) SR
FOOTING F 5 12" DIA. CONC. PIER - ( o
o }' .
(ASSUMED) - Y Y YV BELL PER ;L &E EXIST
FOUNDATION PLAN oL —-§J—| BSMTFLR.
- - - - - - - - - < 5 - - - - . - - T c
- RIGHT SIDE ELEVATION ©
MANTEL AS SELECTED BY OWNER . 6
. QO
u | S ®
Sm ,| ® O
= L (@))
=8% u )
N= = T
< Q7 | NON-COMBUSTIBLE SURROUND —t- O 2
AS SELECTED BY OWNER T
I o ©O
] ol c
i CHIMNEY TO BE MIN. 3-0" ABOVE U.L. APPROVED - @©
ROOF AT POINT OF PENETRATION MTL. FLUE CAP L -
PRE-MANUFACTURED WOOD BURNING AND 20" HIGHER THAN ANY o <
FIREPLACE INSERT (SEE FLOORPLAN) —— | | | PORTION OF THE BUILDING WITHIN :gEVELTOI\éETéé LSJF:\SPEOVER L >
| 10' HORIZONTALLY. =
NON-COMBUSTIBLE OENN?))
HEARTH - TBD BY OWNER O
LTI \‘\ [TTII EQ:ETKEVDELIEEIR TYP
) 8" ﬂ B S
| \ mgn  EXISTTOP® B _ B = = N . - N N
R THIS SLOPE IS ” H > | | _
DECKING TO M - ! SAME ASFRONTTO = = I\:/&SLELG P | ;
] [ 1 BACK SLOPE 3-6"  TYP. i i | i
MATCH EXIST S o - . . SHINGLE HOULD O — — } EXIS —||® ; EXIS
2 1X8 RAKE BRD, TYP. = = | | CDZ
T || || || 1 - H } } H ‘ ‘
% 5/4"X4 SHADOW = ~ ‘
P.T.FLR. JSTS. - 712" HEEL BOARD = = | | Q
SEE PLAN e i = . | O
GUTTERS 5 <=
" — = 12 = = N S H— VERIFY FLASHING } <
IEfJIiALI)E(NBGmE)IFSSEA%LLSTSERUN '|_EXIST SECOND FLR. Z = AP SDING /= N SO ALONG SIDEWALL ‘ =
N = 1 | s ~ — — - — — — — -
(| _NEWTOP® = Z MATCH EXIST ¢/ = N N TOP® LIJI
HOUSE WRAP ON 112" SHEATHING =" EXISTTOP® R — = 5 — —— TP SIDNG — — _ _ _ _ _ _ _ _ | (GARAGE) LLl
ON 2X6 STUDS @ 16" O.C. = CONNECT TO———= | S4XI0 TRIMW/DRIP__ [~ m =
= EXISTD.S. 8 ; = EXIST CAMERA ; —
P.T. POST W/ ABUB6 POST M EXIST EXIST BAINTED | exisT||l| ExisT| || EXIST | | 1
BASE W/ STANDOFF 8'X8" SQ. COLUMNS —— BRIEK EXIST — ad
. WRAPPED W/ 1X | - VENEER | EXIST O
= TRIM SIMILAR TO | . =3 | © o
NOTE: ALL WOOD TO BE 5| EXISTFRONTPORCH | |f | % | N s Py
PRESSURE TREATED | TW;.(V' ) B | ] ) A EXIST 2
LUMBER B [ RT0RR il | EXIST VERIFY REROUTING L =
existT (I | == | OUTLET D.S. AT NEW DECK, é é <
GRADE TO SLOPE AWAY S - OUTLET | I | In | - TIE INTO EXIST PIPE I —— B o
FROM FOUNDATION AND S EXIST FIRST FLR. | . L L | EXIST FIRST FLR. L =
WALE INTO YARD H = = e e
S 0 ~ __EXSTTOC S E 8 1 | B g Ttoc LL]
— | | L FEE=FIES ) o
T ———— Ei—M—w— 1 J | L 1
| - \ ,
- -FLH—MBLNT DWLS @ 13" O.C. s A T\ e
F I RE P LAC E = 2 CONCRETE FOUNDATION WALL i e ST =
2-#4'S BOTTOM ~ — - O Y NAEI BT SSEIZE SIS
SEE PLAN FOR WALL THICKNESS
SECTION 9| | CONCRETE FOOTING e | | 12'DIA.CONC.PIER-———} |  EXIST VENTS WILL HAVE TO BE
. > (SEE FND. PLAN FOR SIZE) EXIST QE | BELL PER | | RELOCATED FOR UNCOVERED
a4 = 1" I s BSMT FLR. Lo t _________ j FOUNDATION PLAN || DECK L #
- - - - - - - =1 - - - =1 - - -
LANDSCAPING o
CONTRACTOR TO FIELD VERIFY DEPTH REQUIRED TO SET FOOTINGS.
SIMILAR TO EXIST REAR ELEVATI O N FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON VIRGIN SOIL AND ¥
(BY OTHERS) SHALL BE MINIMUM 30" BELOW GRADE. c
14" = 10" 0
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< <t
GENERAL NOTES %8S
DIVISION 1 - GENERAL REQUIREMENTS 6.10 Guards: along open-sided stairs with a total rise more than 30" shall be a minimum of 34"in height above the leading edge of the ftread and minimum of \ ~ E }
Examination of Documents and Project Site: Contractors warrant they have carefully examined the drawings, read the specifications, visited the site (to verify, 36” in height at the stair landings. Minimum 36" high guards shall be provided along balconies, areaways, mezzanines and open-sided walking surfaces g © —
topography, site restrictions, existing conditions), and that his bid includes all items necessary to perform the work. Prior to beginning the work, promptly where the difference in floor levels is more than 30". Open guards shall have intermediate vertical balusters spaced less than 4" apart. > g’>
notify the architect of any discrepancies or errors discovered in the documents. Do not scale drawings. Follow written dimensions only. Only written 6.1 Roof Qver Framing: Minimum 2x6 at 16"oc (max. 10'-0" span) UNO, with 2x sill plate anchored through roof sheathing into solid blocking -- or -- fruss — c
interpretations or documented changes from the architect are binding. Architect will not be responsible for oral insfruction. the over framing where possible. cut openings in sheathing to vent to attic. P ,91
. . . . . . . 6.12  Truss Requirements: _ TYP. OVERFRAMING ..q_':)
Codes & Permifs: All work shall be done in accordance with all applicable local codes, ordinances, state and federal codes. Compliance with these notes and - . B B . . , o) £
drawings does not necessarily cover all restrictions required. Notify architect immediately of any inconsistencies. Contractor shall bear correction cost if he ¢ Trusses.f.o. t,'e d,ESIQHEd by ofhers w-,'d,Shu“ compr Y“fh 2015 IRC, ANSI/AF&PA NDS-2001, and ANS.I / TP1 172002 os The design sfrundurds. Fa.bmcafor > KNEE WALL: 2X6'S @ 16" O.C. o =
) ) . o ; ) ) Responsibilities include but are not limited to designing all connections and truss te truss connections. All trusses must be designed fo resist o
knowingly performs any work contrary to the regulations. Building and fire district permit approval must be obtained before construction starts. horizontal thrust. No horizonfal thrust shall be applied to any walls, ALl frusses fo be fwo (2) point bearing unless noted ofherwise. Trusses fo be EXIST WALL & (COORDINATE W/ EXIST a5
) ’ ’ ’ ’ ’ ) - ) ) ' ) o - */S TRUSSES) ALIGN W/ WALL
Copyright: These plans are the sole and absolute property of the Architects. Any use, copying or reproducing of these plans without the express written designed to minimize total deflection. Compound deflection must be taken into account when designing truss system. Total Load Deflection of truss 7‘,? " —_
consent of Jim Bulejski Architects is illegal. The architect takes no responsibility for work that does not bear his seal and signature. system not to exceed 1/360. Scissor Trusses with horizontal movement greater than 1/2” to be anchored with TC simpson anchors on one end, or METAL FLASHING 4/0;&\ BELOW - LAP SHEATH”'\IG +12", Ve U)
Substituti ; ; approved equal. OVER LEDGER Re AN PATCH SIDING AS REQ'D ) |_
ubstitutions of materials and equipment ) ) ) ) ) ) N AN )
Certain materials and equipment are specified by manufacture or trade name to establish minimum standards of quality and performance and not for the Truss supplier to provide shop drawings, product data for all truss components, stress diagrams [which have been signed and sealed X | FIRST FLR ﬁ w O
- " . . . . by a structural engineer licensed to practice structural engineering in missouri) and a truss layout plan showing all truss locations, hangers, R — -
purpose of limiting competition. Material suppliers and phone numbers may be included as a convenience and purchase may be made through any competent - ) ) ) : ; ) ) . . i = \ D Lu
source. Contractor shall strictly adhere to manufacturers installation instructions. connec’rors, spucmg,'plfch, glr"ders and cn"os§ bracing. Fabricator shc%ll coordlnu.fe his work V{Ifh the urchlf'ecff.urul/sfruc’rurul' plans and notify 1 | 1 | 1 NI o l_
the architect of variations prior to fabrication. General contractor is responsible for checking and coordinating truss drawings. General o P.T. 2X JOIST - SEIBEA _ ﬁ L - e o
Indemnities contractor shall submit truss drawings to the architect for review for general conformance with the construction documents. All variations - PLAN W/ METAL ? ] B E I
The Contractors shall indemnify, protect, defend and save, and hold harmless the Owner and Architect from and against any and all claims, demands, liability, must be brought to the attention and approved by the architect. JOIST HANGERS 5 i Nl \ )
and costs, including attorney’s fee, arising from injury to persons during the life of this contract. b. All roof framing shall be designed te support the following minimums: 4 I Z\ REMOVE OVERHANG AS REQ'D O
Guarantees Top chaord of frusses snow load 20 lb. per sq. ft., approx. 10 lb. per sq ft. dead load SIMPSON DTT1Z HOLD-DOWN (MIN. 750 LB. °l ° s o Cf
The contractor shall include in his contract, provisions to promptly correct, “within reason”, any defects (settlement, shrinkage, door or window adjustments or roof rafter: use actual dead load. (note: dead load must include 2 layers of roofing) CAPAClTY) - INSTALL AT 4 LOCATIONS, EVENLY E?(TS‘SFTNEQ-IE:K\II\%;I(;O OVER <
needed) in the Work which may appear within twelve months after the date of final payment to the contractor or within such longer period of time as may be Ceiling joists or use a live load of 20 Lb. per sq. ft when fhere is attic storage. DISTRIBUTED ALONG DECK & (1) WITHIN 2" EACH L EXIST
prescribed By law. The contractor shall not be responsible for general maintenance or to compensate for homeowners neglect. The contractor and his Bottom chord of frusses: use 10 Lb per sq. ff. live load where there is no aftic storage. END OF LEDGER - INSTALL PER MANUFACTURER FOUNDATION EXISTEXT. — PATCH / NEW SIDING AS
subcontractor’s warrant that all materials and equipment shall be new, unless otherwise specified, and that work shall be of good quality and free of defects. dead load-use actual dead load WALL WALL (OVER REQD
In addition, the contractor shall assume full responsibility for any damage to the building and its contents caused by defects or improper installation of 2X LEDGER BOARD Wi/(1) 1/2" LAG BOLTS W/ WASHER FOUNDATION) N
equipment or materials. Provide owner with receipts and warranty information on all items that carry a manufacturer's warranty. DIVISION 7 - THERMAL AND MOISTURE @ 16" 0.C., STAGGER TOP & BOT. (LAG BOLTS TO BE J
Construction shall comply with “International Energy Conservation Code” & the IRC (Prescriptive Method). MIN. 2" FROM TOP & BOT. OF LEDGER BRD.) var
Acceptance of Previous Work 71 Dampproofing / Waterproofing: Walls that retain earth and enclose interior spaces shall be waterproofed or dampproofed depending on the presence or IL
Commencement of work by any frade indicates acceptance of previous work by others to be suitable for proper application of a subconfractor’'s work unless the non-presence of groundwater. An evaluation of the soil for the presence or absence of ground water is required prior to pouring concrete. I s
owner is given a written notice of damage or defective werkmanship and the possible effects upon the succeeding work. It is the responsibility of each No Groundwater Present:
subcontractor fo notify the general contractor and architect of any problem before beginning construction. Provide perforated drain pipe inside or oufside of foundation. Drainage system shall discharge by gravity to daylight or be connected to an approved >'
sump. Walls shall be dampproofed with a bituminous material, 3 |b. per sq. yd. of acrylic modified cement, 1/8" coat of surface bonding mortar, or by any @
of the materials permitted for wall waterproofing. @
DIVISION 2 - SITE WORK Groundwater Present - Provide perforated drain pipe both inside and outside of foundation. Drainage system shall discharge by gravity te daylight or be Z
21 Flood plain: Basement floor elevation must be above 100 year flood plain. low sill must be minimum 2 feet above flood plain elevation. connected to an approved sump. Foundation to be “waterproofed” with approved system per manufacturer’s instruction in accordance with R406.2. =
22 Soil bearing capacity: General Contractor to hire a soils engineer licensed in the state of Missouri for soil testing, the owner shall be required to pick waterproofing to be applied from the top of the footing to the finished grade. All joints in walls and floors to be water tight. TYP LE DG E R S ECTlON S ECTlON @ OVE RFRAM E WALL E
up the cost of these services. The architect shall be informed of the engineer’'s written recommendations and shall review prior to the work proceeding. 7.2 ROOFING: Provide and install the roofing shown on the drawings and everything required to complete a good weather tight reof installation that ' j
If less than 1500 psf. soil bearing capacity, redesign may be required. All footings and column pads shall bear on virgin soil. The architect and owner qualifies for the manufacturers warranty. (Verify final color selections with owner.) 6 f f o LL]
shall be notified during excavation if additional excavation is required. Roofing shall be: Match existing asphalt shingles 3/4"=1-0" 3/4"=1'-0 oF
23 Finish Grading: Finished grades at the bldg. to be a min. of 6" below top of foundation for wood frame and 4" below for wood frame with brick veneer. General Roofing: Asphalt shingles shall not be installed on roof slopes below (2:12). (verify with manuf.) Class A, B, or C roofing shall be required where @y,
All wood framing members that rest on top of the foundation located less than 8 inches above the exposed ground and all other wood less than 6 the edge of the roof is less than 3’ to the property line. 1-0" O.H. TYPICAL ROOF
inches from the ground shall be pressure treated. Grade shall slope away from foundation a minimum of a 6” drop within the first 10" or to a swale. Felt Underlayment: Minimum type | Per ASTM D226-97A or type | Per ASTM D4869-88(1993)E (coammonly called 154 asphalt felt). 2X4 OUTRIGGERS (FLAT) TYP. UNO CONSTRUCTION
25 Existing Topsoil: Carefully scrape up in areas of new construction only. Stockpile topsoil on site in area that does not disturb any existing trees, and Slopes of 2:12 to less than 4:12 shall be protected with two layers of underlayment. Apply a 19" strip of underlayment felt parallel with and starting @32"'0.C. /
redistribute on site during finish grading. at the eaves, fastened sufficiently to hold into place. Starting at the eave, apply 36" wide sheets of underlayment. Successive 36" wide sheets of N
27 Backfill and fill: Backfill shall be free of all free roots, large rocks consfruction debris. underlayment shall overlap the previous 36" wide sheet by 19”. All underlayment shall be fastened sufficiently to hold into place. /4 < = = =T =
21 Termite Treatment: “Termidor”. Treaf below all slabs, enfry pads, porches, and on fthe outside face of all foundation walls to include dirt just slopes equaling or exceeding 4:12 shall be protected with one layer of underlayment. Underlayment shall be applied shingle fashion, parallel to and PREFINISHED METAL . /Y
outside foundations. Furnish written warranty for 5-year period from freatment date signed by applicator. starting from the eave and lapped 2", fastened sufficiently to hold in place. End laps shall be offset by 6. DRIP EDGE / -
212 Drain tile: 4" (Agricultural drain tile) Black corrugated performed with filter fabric drain tile. (nstall drain tile all around house, see details on plans. Ice and Water Shield: is required under shingles/roofing of 2 layers of type 1 underlayment cemented together or an approved waterproofing membrane 7 T \
Provide owner with an optional price to connect downspouts fo a separate under ground drainage sysfem. extending from the edge of the eave to at least 24" (measured horiz.) inside the exterior wall line where the roof slope is greater than or equal to TYP. RAKE - SEE OTHER GABLE END 2-16D NAILS
213 Concrefe Driveway: 4" thick concrete with 10/10 wire mesh using 6 sack meramec gravel concrefe over 3” to 4" of 1"minus crushed compacted rock. 4:12 and the eave overhang is less than 12" (measured horizontally) from the sheathing to the outside face of the gutter board, or where the roof DETAILS TRUSS
Woad or carpet float finish and broom finish at steep driveways exceeding 5%. Round all edges 1/4" radius. Provide 1/4" per foot crown slope UNO. No slope is less than 4:12 and greater than or equal to 2:12. TYPICAL ROOF CONST.
ponding on driveway will be accepted. Roof Flashing: provide corrosion-resistant flashing at all wall and roof intersections, changes in roof slope or direction, around all roof openings, TYPICAL SOFFIT ROOF TRUSSES MIN. 235# ASPHALT SHINGLES W/SEAL .
214 Concrete Patio or Walkway: 4" concrefe walk with 6" x 6" W14 x @ 1.4 WWF over minimum 4" crushed stone. Slope fo drain water. infersections with chimneys, intersection of exterior walls and porches and decks, etc. Installed per SMACNA. Valley flashing shall be installed per D.B.O. | DOWN TABS OVER UNDERLAYMENT (SEE
214 Exposed Aggreqate Patio or Walkway: 4" concrete walk with 6” x 6" W14 x @ 1.4 WWF over minimum 4” crushed stone. Finish shall be exposed R905.2.8.2 S GEN. NOTES) W/ 1/2" PLYWOOD SHEATHING
aggregate using Meramec River gravel. Verify selection of expased aggregate finish with owner. Round all edges 1/4" radius. Slope to drain water. Metal flashing shall be 26 gauge-galvanized steel. Upgrade to min 16 oz. copper flashing where noted on drawings. WIPLYCLIPS PSI-74.
215 Concrete Expansion/Control Joints: At drives and walks 172" expansion joints with premolded filler at maximum 15 ft OC. and at building junctures. Rolled roofing or two (2) layers of Type 1 underlayment may be substituted for flashing at the roof valley provided the shingles are interlaced. °
Control joints to be 1/4" wide af least 1" deep at maximum 6 feet OC. Underlayment substituted for valley flashing shall be installed to extend at least 18" beyond a roof valley or hip from either direction. Flashing at 5/4 X4 SHADOW BRD.
these locations is required. PREFINISHED
DIVISION 3 - CONCRETE Ridge Vents OmniRidge By Lomanco || METAL DRIP EDGE
3.1 Compressive strength of concrete at 28 days shall be minimum: 13 GUTTERS & DOWNSPOUTS: All gutters and downspouts to be sized and located by others, and be installed per "SMACNA" recommendations. Verify all SIDING TYP. | \WOOD ROOF TOP QF &
a. 2500 psi - basement slabs. downspout locations with owner. Gutters shall be seamless minimum 5" (EDIT 6") prefinished aluminum gutters (with leaf screens), well sealed and N\ =< TRUSSES DES
b. 3000 psi - foundation, basement walls, footings, and piers. watertight, with oversized downspouts. Verify color with owner. Install downspouts as indicated on plans if shown with at least 1 downspout per 25' N \ PREFINISHED GUTTER ON 1X8 s
¢. 3500 psi - porches, walks, patios, steps, garage slabs, and driveways. gutter run. Downspouts shall discharge to “splash blocks” directed away from foundation. Provide owner with opticnal price to connect downspouts to, DRIP CAP ON 5/4X10 TRlM\ EXT. GRADE T&G CLG FIBER CEMENT OR COMPOSITE ! i BY FABRICATOR
32 AUl concrete shall be air-entrained in accordance with IRC separate 4" dia. Non-perforated underground drainage system, which is connected to storm sewer if allowed by municipality (verify), or “day lighted” ON FURRING STRIPS (MIRATEC) FASCIA BOARD W/ 2X ! 31/2" COMPOSITE -
33 Admixtures used must conform with IRC and be approved by the archifect. unless noted on plans. Install screened end caps where drain tile discharges to daylight. Gutters and downspouts required on roof overhangs less than ASREQD BACKER BOARD- BED MOULD E
3.4 Footings & piers: must be a minimum of 2'-6" below finished grade and bear on undisturbed soil or prepared fill. 36" SIMPSON H1 (TYP,) 3
Exterior fostings & piers shall extend a minimum of 12" into undisturbed soil and af least 30" below finished grade. 7.6 Caulking and Sealants: Exterior joints around windows and door frames, between wall and penetrations for utility service through walls, floors and roof > \ 2X TOP PLATE TYf’lCAL SOFFIT . : L
35 Vertical Reinforcing: for foundation walls to be derived from 2015 IRC table 404.1.2(8). Alternate spacing for different bar sizes or different grades of and all other openings in the exterior envelope shall be sealed in an approved manner. Weather stripping is required on all exterior windows and doors. ( BEAM W/ PLATES. SEE PLAN 1/4" FIBER-CEMENT VENTED SOFFIT 2X TOP PLATE
steel is derived from table 404.1.2(9). Bars shall not be spaced less than one-half the wall thickness, or more than 48" on center. Corrosion resistant flashing is required at the top and sides of all exterior doors and windows and at the intersection of all masonry and frame \ ' PANELS (SMOOTH, PRIMED) ON 2X4
3.6 Horizontal Reinforcing: per 2015 IRC table 404.1.2(1). construction. Sill seal is required at foundation. BOX BEAM TO MATCH BLOCKING @ 16" O.C. BEAM W/ PLATES, SEE PLAN -
3.7 Basement walls and floors shall be treated to provide resistance to the infiltration of water and properly reinforced to withstand water pressure as Sealant used shall be Vulkem 116 as manufactured by Tremco. COLUMN WIDTH 8" 8" BOX BEAM TO MATCH CU
necessary per Rl"06~2' . N o . N o 11 Sheef Metal and Flashing (other than roof flashing): shall be: minimum 26-gauge aluminum with baked on enamel finish where exposed. DOWNSPOUT (SIZE BY OTHERS) CONC. COLUMN WIDTH i
3.8 Provide construction, isolation, and control joints as indicated or required. Locate joints so as te not impair strength or appearance of structure. Comply with “Architectural Sheet Metal Manual” by SMACNA. SPLASH BLK. BELOW O
3.9 Protect concrete from weather extremes during mixing, placing and curing. In cold weather comply with ACl 306; in hot weather comply with ACI 305. 7.10 Weather- Resistant Sheathing Paper (asphalt saturated felt 144 per square otherwise known as type | felt, Tyvek, Typar, or other approved weather
310 Interior concrete: Finish surface by froweling to a uniform texture and appearance. resistant material) shall be installed under siding and brick/stone veneer listed in table R703.4. D
Y Y
DIVISION 4 - MASONRY DIVISION 9 - FINISHES % -
Includes masonry fireplaces and masonry on exterior of house. 9.1 Drywall: Drywall installation must be in accordance with the Gypsum Association recommended practices for thickness, fastening and taping on correct O (U
41 General Masonry: 1" min. air space between veneer and sheafhing. Brick veneer shall be anchored to the supporting wall with corrosion resistant stud spacing. Fire rated drywall assemblies shall be installed in accordance with approved test assemblies. Drywall to be fastened in accordance with L (@))
corrugated sheet metal wall ties with min. 22 gage by 7/8" ties (or 2 piece hot dipped galvanized) placed not more than 24" on center horizontally and table R702.3.5 of the IRC. S ECTlON @ GABLE E N D S ECTlON @ TRU SS B RG q)
vertically and shall support no more than 2.67 square feet of wall area. Construct a sample panel at the job site for owner’s approval before ordering. All drywall shall all be 1/2” thick with smooth finish and screw applied UNO. Edit Use 5/8" thick drywall on ceiling framing/trusses spaced 24" OC. Screw ' T
Mortar: ASTM C 270. and glue to ceiling. This installer shall not damage vapor barrier. Appropriate drywall corner beads shall protect exposed drywall corners. Use USG 5 / 2 / . O 2
Provide flashing and weepholes af least 3/16" in diameter spaced less than 24" apart over all wall openings and at foundations, typical. Sheetrock Brand paperfaced metal drywall bead and trim or equal to resist edge cracking. 3/4"=1-0 o
Provide ASPHALT COATED COPPER FLASHING OR PEEL AND STICK FLASHING (min. 16" wide sheets) and weeps (min. 3/16") at max. 24" OC. over all wall Ceiling shall be smooth, no texture unless noted otherwise, see finish schedule. O -O
openings and at foundations typical. Provide Tyvek House Wrap over sheathing, behind veneer. 95 PAINTING: shall be done using highest quality Porter Paints, Benjamin Moore, or equal paint approved by the owner. Owner will pick a variety of interior 7T @12"EA.= 70" = @ a (-
colors. Verify all color selections with owner. Painting shall include finishing all built-in custom millwerk cabinets that are not pre-finished. f o I CU
DIVISION 6 - WOOD FRAMING Interior drywall shall be sprayed or rolled with acrylic latex. Use Porter Paints #426 Drywall sealer, and two coats minimum of “Vinyl Suede” or equal. ﬁ | O
6.1 M.u’r.eriuls & [?escrip’rit.)r?s: B ' N . . If drywall is sprayed, then the second spraying shall be back rolled. 36" HIGH COMPOSITE GUARDRAIL/ E -
Minimum Bearing Conditions: All joists, g|rd§r§, and beams shall bear a minimum Of 11/2 inches on wood and 3 |'nches on masonry. External Painting/Caulk: Paint all woodwork, painted metals, shutters, painted louvers and equipment boxes. Do not paint prefinished materials. WITH BALUSTERS AT 4" MAX. 0L m
Grade: Wall studs and plc%’res shall be a mlmmurrf No. 2 stud .grude or better. Utility grade studs are not permitted .’ro be used for wull. studs. SPACING (MATCH EXISTING) = ®
Treated Lumber: All exterior lumber and lumber in contact with concrete to be pressure treated. Treated lumber drilled or cut in the field to be treated DIVISION 13-SPECIALTIES O U)
fo meet AWPA standard M. 131 Pre-fab Fireplace Unit: Nofe that framing carpenters and general contractor shall carefully review pre-fab fireplace unit installation instructions before
Floor joists: to be grade-marked minimum 1000/1150 fb (2x12's) or 1050/1208 fb (2x10's) single member use / repetitive, unless noted otherwise. framing enclc?sure for fireplace, and befgre inps’ralling unif.gEomply carefully with all manufaycfurers iﬁs’rrucfions,pﬁre stopping requirements (including NOTE: ALL JST. & BEAMS NOTE: AL JST. & BEAMS TO BE -
(substructure exposed to exterior - pressure freafed, use cedar or other exterior grade wood for finish surfaces). local fire stopping requirements) and clearances. Fire stop all chases with non-combustible fire stops wherever chases exceed 8'-0" in height. Do not TOBE PRESSURE PRESSURE TREATED LUMBER COMPOSITE DECKING
Sil plates: 2x6 Pressure Treated installed over fiberglass sill sealer. Grout level as required. alter or modify the fireplace or its components under any circumstances. Any modification or alteration of the fireplace system, including but not TREATED LUMBER INSTALL PER MANUF. -
Stairs shall be designed for a 40 psf live load or 300 Ib. concentrated load on 4 sg. inches af mid span of a tread; whichever produces the greafer limited to the fireplace, chimney components and accessories, may void the warranty, listings and approvals of this system and could result in an unsafe 36" HT. COMPOSITE 1/4" MAX SPACING '
stress and deflections. Stair winders must have 9" minimum tread depth at a point not more than 12" from the narrow end and be af least 6" in depth and potentially dangerous installation. Fireplace units shall be equipped with an exterior air supply to assure proper fuel combustion. The air duct GUARbRAlL N 2X6 COMPOS'IE
af the narrow end. serving the exterior air intake and the interior air outlet shall be listed and installed in accordance with the manufacturer’s installation instructions. FOREGROUND DECKING - 1/4
Posts: (2) 2x to be interpreted as (2) 2x “cripples”, glued and nailed, plus minimum (1) full height unbroken stud. all posts to be blocked solid The cross sectional area of the passageway shall be a minimum of 6 sq. in. but not more than 55 sq. in. unless otherwise noted in the installation MAX SPACING O |
to top of structure below. studs used as posts to be spruce-pine-fir. minimum past size 2-2x wall thickness, fypical under all beams and instructions. The exterior air intake (covered with a corrosion resistant screen of 1/4" mesh) may draw air from a naturally ventilated crawl space or / \ l
headers uno. Exception: posts carrying minimal loads, less than 8'-0" in height and supporting headers spanning 3'-0" or less may consist of a attic. The interior air outlet may be located in the back or sides of the fireplace chamber or within 24 in. of the firebox opening on or near the floor. I 1 1 1 TRIM BOARD x‘ 1 1 1 1 I I | I | I I
single 2x cripple and (1) full ht. unbroken stud unless noted otherwise. The interior air outlet shall be closable and designed to prevent burning material from dropping into a concealed combustible space. Exterior air intakes -x. ‘ P.T.2X JOIST - SEE @ ‘ P.T. 2X JOIST - SEE ‘
Headers: minimum 2-2x10’s glued and nailed unless noted otherwise.Typical at all doors and windows. Glue and nail all beams together. shall be installed below the level of the base of the firebox when the interior air inlet is installed inside the fireplace chamber. _%X i ' PLAN W/ METAL ~ BEAM PER PLAN - NOT('J'H >< 5 PLAN W/ METAL —E
Subfloor: APA Rated Sturd-I-Floor or Avantec, 24"0C (23/32") %" nom., Exposure 1, (Plywoad only) glued and nailed. (using ring shanks) to joists. Do \ - 4 :  JOIST HANGERS INTO POST WITH (2) 1/2 P JOIST HANGERS
not use ring shanks on | joist. DIVISION 16 - ELECTRICAL 114 1-0" THROUGH BOLTS W/ \\
Exterior Wall Sheathing: APA rated sheathing exposure 1, span rating 24/16, (7/16" 0SB) or 32/16, (15/32" plywood) 1/2” nominal. Use plywood under 161 Work shall consist of all services typically known as “Design/Build”, and shall include the furnishings of construction documents as required, materials, = — BEAM PER PLAN - WASHER AT EACH POST
EIFS not OSB! Bracing shall comply with IRC. labor, equipment and tools, to provide a complete and operable system of electric, power, and lighting. % NOTCH INTO POST W/ EXIST DECK JOISTS
Roof Sheathing; APA Rated Sheathing, Exposure 1, span rating 32/16, (15/32" plywood) %" nom. w/ plyclips. 16.2  All work to be installed in accordance with the all local codes, rules and ordinances. All materials to be used shall be approved by (UL.) Underwriters n (2) 172" THROUGH 6X6 P.T. WOOD POST W/ METAL HANGERS
Laminated Strand Lumber: LSL 155E, fb 2325 psi “TimberStrand” beams as manufactured by Truss Joist Corporation or approved equal. Laboratories. :g) - BOLTS W/ WASHER AT a
Laminated Veneer Lumber: LVL 2.0, fb 2600 psi "Microllam” beams as manufactured by Truss Joist Corporation or approved equal. 6.8 Ground Fault Circuit-Interruption protection shall be provided for all 125 volt, single phase, 15 and 20 ampere receptacles installed in bathrooms, ~ | MAX 6"DIA. CLR. ‘ EACH POST ‘ ‘ — EXIST 2-2X10 BEAM
Parallel Strand Lumber: PSL 2.0E, fb 2900 psi "Parallam” beams as manufactured by Truss Joist Corporation or approved equal. garages (except ceiling receptacle for door opener), outdoors (including inside screened enclosures), unfinished basement areas and crawl spaces excepf % [ | —— BENT STRAP TIE. ‘ ‘
T & G Wood Bead Board Ceiling: Standard available 1x6 (23/32) Tongue & Grove with "V" groove af each joint on each side, surfaced one for laundry circuit and single receptacle dedicated to sump pumps. Receptacles intended to serve kitchen counter top surfaces, receptacles intended to = | 1XRISER BD. TYP. — SIMPSON MSTAZ4 @ . — REMOVE EXIST TRIM
side in cedar or pine. Typical where noted on plans  (Back prime before installation at exterior use) serve the counter top surfaces of a wet bar that are located within 6°-0” of the outside edge of the wet bar sink. g [ | P.T.6X6 POST— EACH STRINGER (TYP.) ﬂ\' 3-0 WL AND NEW METAL cD
Nailing: Nailing and Fastening of floor, wall, and roof assemblies shall be fastened in accordance with fables R602.3(1) through R602.3(4) gypsum 16.14  Arc-Fault Circuit Interruption protection shall be provided for all circuits supplying power to family rooms, dining rooms, living rooms, parlors, libraries, & | 2-5/4X6 TREAD W/ 1" — HANGERS LL]
sheathing shall be fastened in accordance with table R602.3(1) rafter/ceiling joist systems shall be nailed to the top plate of the wall in accordance dens, bedrooms, sunrooms recreation rooms closets, hallways and similar rooms. g NOSING TYP. ‘ P.T. 2X CENTERED UNDER
with table R602.3(1). Trusses shall be nailed to the top plate of the wall with 3-16d nails toe nailed without splitting the end of 16.15  Tamper Resistant receptacles shall be provided in areas specified by code e TREADS - ATTACH TO I—
the truss. All fasteners (nails, bolts, hangers, flashing, efc.) that come into direct contact with ACQ Preservative Treated Wood to be hot 16.16  Install wiring for special items as shown on plans, including but not limited to wiring for whirlpool tub, central vacuum system and all appliances and g STRINGER USING GALVANIZED O
dipped galvanized or stainless steel. fixtures. i ‘ ANGLE BRACKETS Z
Interior Millwork: As detailed on plans -Match existing. Provide base shoe mold at all weod or file floors. Flat jambs shall be %" thick min., wall caps, 16.17  Light fixtures: Recessed light fixtures to be type "I.C." Recessed lights and to be sealed with a gasket or caulk between the housing and the interior g
bookcase shelving, and window sills shall be minimum 5/4" thick, UNO. Install trim with minimum number of joints. Cope inside corners and returns. Miter wall or ceiling covering. Recessed lighting in thermal envelope to be air sealed. Heat lights, exhaust fans (which shall be extra quiet units), and ceiling 12" DIA. CONCRETE POST —
and glue corners. Scarf end-to-end joints. fans shall be selected by owner based on allowance, but installed by electrical contractor. Verify all fixture types with owner before ordering. L ‘ ‘ PIER M.IN 24" INTO SOLID . ° SIMPSON POST BASE . EXIST POST W/ POST <
Expased Exterior Materials to be approved exterior grade. Typical. Exterior metal connectors shall be galvanized. 16.18  Electrician and Owner to walk though project prior to installation and confirm location of all electrical devices including but not limited to switches | SOLL. MIN. 30" BELOW . ABU 66 W/ STANDOFF BASE m
6.3 Fireblocking: Top and bottom af all conventional, double stud, furred spaces, and staggered stud frame walls are fo be fireblocked vertically at the (confirm dimmers), light fixtures, outlets and telephones. GRAbE BELL PER PLAN — SIMPSON POST BASE A .o LIJ
ceiling and floor levels and horizontally af infervals not exceeding 10". Fireblocking required at all soffits and dropped ceilings. Mid-span wall blocking 16.20  Cable TV: Rough in Cable TV as indicated on drawings. Cable used shall consist of: (1 cat.6e’s, and 1 RG6 wires, quad shield). Terminate in 4" electric = ' ABU 66
shall be required on all exterior and interior walls. Fireblocking required between stairway stringers at the top and bottom of the run. Enclosed box. All runs shall be home run to basement. Provide outlet at cable entrance for power booster if required. —_— Z
accessible spaces under stairs shall have walls and clg. clad with % " dw. Fireblocking required around vent, pipe, and duct penetrations of ceilings and + J L LIJ
floors. All spaces between the chimney and the floors and ceilings shall be fireblocked (1" depth of batt or blanket of mineral wool or glass fiber LJ
supported by strips of metal or metal lath). All penetrations shall be properly fire caulked with approved caulking. \ (D
6.4 Druf’rsfogging:' Ceilings suspended below wood joists or attached directly to wood floor trusses shall be draftstopped at 1000 sq. ft. intervals and CLIMATIC AND GEGGRAPHICAL DESIGN CRITERIA 12" DIA. CONCRETE POST
parallel fo main framing members. , o , WIND DESIGN SUBJECT TO DAMAGE FROM PIER MIN. 24" INTO SOLID
6.6 Deck Doors; Securely barricade doors until deck is built and approved, typical. X SOIL. MIN. 30" BELOW X
6.7 Double Floor Joists around stair openings, fireplace hearths, at corners of cantilevered bays and under parallel partitions (typical at all openings, uno). GROUND| WIND | TOPOGRAPHIC EFFECTS/| SEISMIC | WEATHER | FROST | TERMITE WINTER | ICE SHIELD |FLOOD AR MEAN CLIMATE N GRADE. BELL PER PLAN X
Bearing partitions and post shall be unbroken (run continuous) from bearing to structure below. SNOW | SPEED  |SPECIAL WIND REGION/ | DESIGN | ING LINE DESIGN | UNDER- HAZARDS FREEZING | ANNUAL | ZONE / \ ' / \
6.8 Cutting, Notching, and/cr Boring holes on wood beams, joists, rafters, or studs shall not exceed the limitations noted in sections R502.8, R602, and LOAD | (MPH)  |wINDBORNE DEBRIS CAT. DEPTH TEMP. LAYMENT INDEX TEMP
R802.7. Reinforcement of studs shall be done in accordance with IRC.  Notches and holes in top plates, bottom plates and mid-span fireblocking shall REQUIRED
be praperly sealed with fire caulking or other methods as approved by the Code Official. Valt=115 SLIGHT TO
Install 1x4 each side of steel beam nailed to floor joist, or ramset 2x4 to top of beam and toe nail joist, or block solid between joist over beam. 20 Vasd=89 |NO / NO / NO c SEVERE | 30" MODERATE | 2°F NO MAY 24,1985 [1000 DAYS |55.2°F LA J
NGOTE: Framing crew shall review HVAC layout drawings provided by heating contractor and thicken walls where required for ductwork. Do not cut out ~
substantial areas of bearing walls. .o
6.9 Handrails: shall not project more than & 1/2" into required stairway width. Handrails at straight run stairs to be continuous. Handrail shall have D ECK STAI R S ECTI ON TYP . D ECK EXTEN S | ON S ECTI ON "q's
circular cross section with minimum diameter of 11/4" but not more than 2“, or other approved shapes having a maximum allowable horizontal width of QO
2 1/4", maximum graspable perimeter dimension of 6 1/4”, and a minimum 4" graspable perimeter dimension. Handrail ends shall return to the wall or 4 / 1 / N -
newel post. 3/4"=1-0" 3/4"=1-0" n
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AutoCAD SHX Text
DIVISION 1 - GENERAL REQUIREMENTS Examination of Documents and Project Site:   Contractors warrant they have carefully examined the drawings, read the specifications, visited the site (to verify, :   Contractors warrant they have carefully examined the drawings, read the specifications, visited the site (to verify, topography, site restrictions, existing conditions), and that his bid includes all items necessary to perform the work. Prior to beginning the work, promptly notify the architect of any discrepancies or errors discovered in the documents. Do not scale drawings. Follow written dimensions only.  Only written interpretations or documented changes from the architect are binding.  Architect will not be responsible for oral instruction.   Codes & Permits: All work shall be done in accordance with all applicable local codes, ordinances, state and federal codes. Compliance with these notes and : All work shall be done in accordance with all applicable local codes, ordinances, state and federal codes. Compliance with these notes and drawings does not necessarily cover all restrictions required. Notify architect immediately of any inconsistencies. Contractor shall bear correction cost if he knowingly performs any work contrary to the regulations. Building and fire district permit approval must be obtained before construction starts.  Copyright:  These plans are the sole and absolute property of the Architects.  Any use, copying or reproducing of these plans without the express written :  These plans are the sole and absolute property of the Architects.  Any use, copying or reproducing of these plans without the express written consent of Jim Bulejski Architects is illegal.  The architect takes no responsibility for work that does not bear his seal and signature. Substitutions of materials and equipment Certain materials and equipment are specified by manufacture or trade name to establish minimum standards of quality and performance and not for the purpose of limiting competition. Material suppliers and phone numbers may be included as a convenience and purchase may be made through any competent source. Contractor shall strictly adhere to manufacturers installation instructions. Indemnities The Contractors shall indemnify, protect, defend and save, and hold harmless the Owner and Architect from and against any and all claims, demands, liability, and costs, including attorney's fee, arising from injury to persons during the life of this contract. Guarantees The contractor shall include in his contract, provisions to promptly correct, "within reason", any defects (settlement, shrinkage, door or window adjustments needed) in the Work which may appear within twelve months after the date of final payment to the contractor or within such longer period of time as may be prescribed by law. The contractor shall not be responsible for general maintenance or to compensate for homeowners neglect. The contractor and his subcontractor's warrant that all materials and equipment shall be new, unless otherwise specified, and that work shall be of good quality and free of defects. In addition, the contractor shall assume full responsibility for any damage to the building and its contents caused by defects or improper installation of equipment or materials.  Provide owner with receipts and warranty information on all items that carry a manufacturer's warranty. Acceptance of Previous Work Commencement of work by any trade indicates acceptance of previous work by others to be suitable for proper application of a subcontractor's work unless the owner is given a written notice of damage or defective workmanship and the possible effects upon the succeeding work.  It is the responsibility of each subcontractor to notify the general contractor and architect of any problem before beginning construction.   DIVISION 2 - SITE WORK 2.1 Flood plain:  Basement floor elevation must be above 100 year flood plain.  low sill must be minimum 2 feet above flood plain elevation. Flood plain:  Basement floor elevation must be above 100 year flood plain.  low sill must be minimum 2 feet above flood plain elevation. :  Basement floor elevation must be above 100 year flood plain.  low sill must be minimum 2 feet above flood plain elevation. 2.2 Soil bearing capacity:  General Contractor to hire a soils engineer licensed in the state of Missouri for soil testing, the owner shall be required to pick Soil bearing capacity:  General Contractor to hire a soils engineer licensed in the state of Missouri for soil testing, the owner shall be required to pick   General Contractor to hire a soils engineer licensed in the state of Missouri for soil testing, the owner shall be required to pick up the cost of these services. The architect shall be informed of the engineer's written recommendations and shall review prior to the work proceeding.  If less than 1500 psf. soil bearing capacity, redesign may be required. All footings and column pads shall bear on virgin soil. The architect and owner shall be notified during excavation if additional excavation is required.   2.3 Finish Grading:  Finished grades at the bldg. to be a min. of 6" below top of foundation for wood frame and 4" below for wood frame with brick veneer.  Finish Grading:  Finished grades at the bldg. to be a min. of 6" below top of foundation for wood frame and 4" below for wood frame with brick veneer.  :  Finished grades at the bldg. to be a min. of 6" below top of foundation for wood frame and 4" below for wood frame with brick veneer.  All wood framing members that rest on top of the foundation located less than 8 inches above the exposed ground and all other wood less than 6 inches from the ground shall be pressure treated. Grade shall slope away from foundation a minimum of  a 6" drop within the first 10' or to a swale.  2.5 Existing Topsoil:  Carefully scrape up in areas of new construction only.  Stockpile topsoil on site in area that does not disturb any existing trees, and Existing Topsoil:  Carefully scrape up in areas of new construction only.  Stockpile topsoil on site in area that does not disturb any existing trees, and   Carefully scrape up in areas of new construction only.  Stockpile topsoil on site in area that does not disturb any existing trees, and redistribute on site during finish grading.   2.7 Backfill and fill:  Backfill shall be free of all tree roots, large rocks construction debris.   Backfill and fill:  Backfill shall be free of all tree roots, large rocks construction debris.     Backfill shall be free of all tree roots, large rocks construction debris.   2.11 Termite Treatment:  "Termidor".   Treat below all slabs, entry pads, porches, and on the outside face of all foundation walls to include dirt just  Termite Treatment:  "Termidor".   Treat below all slabs, entry pads, porches, and on the outside face of all foundation walls to include dirt just    "Termidor".   Treat below all slabs, entry pads, porches, and on the outside face of all foundation walls to include dirt just  outside foundations.  Furnish written warranty for 5-year period from treatment date signed by applicator. 2.12 Drain tile:  4" (Agricultural drain tile) Black corrugated performed with filter fabric drain tile. lnstall drain tile all around house, see details on plans.  Drain tile:  4" (Agricultural drain tile) Black corrugated performed with filter fabric drain tile. lnstall drain tile all around house, see details on plans.    4" (Agricultural drain tile) Black corrugated performed with filter fabric drain tile. lnstall drain tile all around house, see details on plans.  Provide owner with an optional price to connect downspouts to a separate under ground drainage system. 2.13 Concrete Driveway:  4" thick concrete with 10/10 wire mesh using 6 sack meramec gravel concrete over 3" to 4" of 1"minus crushed compacted rock.  Concrete Driveway:  4" thick concrete with 10/10 wire mesh using 6 sack meramec gravel concrete over 3" to 4" of 1"minus crushed compacted rock.    4" thick concrete with 10/10 wire mesh using 6 sack meramec gravel concrete over 3" to 4" of 1"minus crushed compacted rock.  Wood or carpet float finish and broom finish at steep driveways exceeding 5%.  Round all edges 1/4" radius.  Provide 1/4" per foot crown slope UNO. No ponding on driveway will be accepted. 2.14 Concrete Patio or Walkway: 4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Slope to drain water. Concrete Patio or Walkway: 4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Slope to drain water.  4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Slope to drain water. 2.14 Exposed Aggregate Patio or Walkway: 4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Finish shall be exposed Exposed Aggregate Patio or Walkway: 4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Finish shall be exposed  4" concrete walk with 6" x 6" W1.4 x @ 1.4 WWF over minimum 4" crushed stone.  Finish shall be exposed aggregate using Meramec River gravel. Verify selection of exposed aggregate finish with owner.  Round all edges 1/4" radius.  Slope to drain water. 2.15  Concrete Expansion/Control Joints:  At drives and walks 1/2' expansion joints with premolded filler at maximum 15 ft OC. and at building junctures.   Concrete Expansion/Control Joints:  At drives and walks 1/2' expansion joints with premolded filler at maximum 15 ft OC. and at building junctures.     At drives and walks 1/2' expansion joints with premolded filler at maximum 15 ft OC. and at building junctures.   Control joints to be 1/4" wide at least 1" deep at maximum 6 feet OC. DIVISION 3 - CONCRETE 3.1 Compressive strength of concrete at 28 days shall be minimum: Compressive strength of concrete at 28 days shall be minimum:  at 28 days shall be minimum: a.  2500 psi - basement slabs. b.  3000 psi - foundation, basement walls, footings, and piers. c.  3500 psi - porches, walks, patios, steps, garage slabs, and driveways. 3.2 All concrete shall be air-entrained in accordance with IRC  All concrete shall be air-entrained in accordance with IRC  3.3 Admixtures used must conform with IRC and be approved by the architect. Admixtures used must conform with IRC and be approved by the architect.  used must conform with IRC and be approved by the architect. 3.4 Footings & piers: must be a minimum of 2'-6" below finished grade and bear on undisturbed soil or prepared fill. Footings & piers: must be a minimum of 2'-6" below finished grade and bear on undisturbed soil or prepared fill. : must be a minimum of 2'-6" below finished grade and bear on undisturbed soil or prepared fill. Exterior footings & piers shall extend a minimum of 12" into undisturbed soil and at least 30" below finished grade.  3.5 Vertical Reinforcing:  for foundation walls to be derived from 2015 IRC table 404.1.2(8). Alternate spacing for different bar sizes or different grades of Vertical Reinforcing:  for foundation walls to be derived from 2015 IRC table 404.1.2(8). Alternate spacing for different bar sizes or different grades of :  for foundation walls to be derived from 2015 IRC table 404.1.2(8). Alternate spacing for different bar sizes or different grades of steel is derived from table 404.1.2(9). Bars shall not be spaced less than one-half the wall thickness, or more than 48" on center. 3.6 Horizontal Reinforcing: per 2015 IRC table 404.1.2(1). Horizontal Reinforcing: per 2015 IRC table 404.1.2(1). : per 2015 IRC table 404.1.2(1). 3.7 Basement walls and floors shall be treated to provide resistance to the infiltration of water and properly reinforced to withstand water pressure as Basement walls and floors shall be treated to provide resistance to the infiltration of water and properly reinforced to withstand water pressure as necessary per R406.2 3.8  Provide construction, isolation, and control joints as indicated or required.  Locate joints so as to not impair strength or appearance of structure. Provide construction, isolation, and control joints as indicated or required.  Locate joints so as to not impair strength or appearance of structure. 3.9 Protect concrete from weather extremes during mixing, placing and curing.  In cold weather comply with ACI 306; in hot weather comply with ACI 305. Protect concrete from weather extremes during mixing, placing and curing.  In cold weather comply with ACI 306; in hot weather comply with ACI 305. 3.10 Interior concrete:  Finish surface by troweling to a uniform texture and appearance. Interior concrete:  Finish surface by troweling to a uniform texture and appearance. DIVISION 4 - MASONRY   Includes masonry fireplaces and masonry on exterior of house. Includes masonry fireplaces and masonry on exterior of house. 4.1 General Masonry: 1" min. air space between veneer and sheathing.  Brick veneer shall be anchored to the supporting wall with corrosion resistant General Masonry: 1" min. air space between veneer and sheathing.  Brick veneer shall be anchored to the supporting wall with corrosion resistant corrugated sheet metal wall ties with min. 22 gage by 7/8" ties (or 2 piece hot dipped galvanized) placed not more than 24" on center horizontally and vertically and shall support no more than 2.67 square feet of wall area. Construct a sample panel at the job site for owner's approval before ordering. Mortar: ASTM C 270. Provide flashing and weepholes at least 3/16" in diameter spaced less than 24" apart over all wall openings and at foundations, typical.  Provide ASPHALT COATED COPPER FLASHING  OR PEEL AND STICK FLASHING (min. 16" wide sheets) and weeps (min. 3/16") at max. 24" OC. over all wall openings and at foundations typical. Provide Tyvek House Wrap over sheathing, behind veneer.  DIVISION 6 - WOOD FRAMING  6.1 Materials & Descriptions:  Materials & Descriptions:  Minimum Bearing Conditions: All joists, girders, and beams shall bear a minimum of 1 1/2 inches on wood and 3 inches on masonry.  All joists, girders, and beams shall bear a minimum of 1 1/2 inches on wood and 3 inches on masonry. Grade: Wall studs and plates shall be a minimum No. 2 stud grade or better. Utility grade studs are not permitted to be used for wall studs. : Wall studs and plates shall be a minimum No. 2 stud grade or better. Utility grade studs are not permitted to be used for wall studs. Wall studs and plates shall be a minimum No. 2 stud grade or better. Utility grade studs are not permitted to be used for wall studs. Treated Lumber: All exterior lumber and lumber in contact with concrete to be pressure treated. Treated lumber drilled or cut in the field to be treated : All exterior lumber and lumber in contact with concrete to be pressure treated. Treated lumber drilled or cut in the field to be treated to meet AWPA standard M4. Floor joists: to be grade-marked minimum 1000/1150 fb (2x12's) or 1050/1208 fb (2x10's) single member use / repetitive, unless noted otherwise.  : to be grade-marked minimum 1000/1150 fb (2x12's) or 1050/1208 fb (2x10's) single member use / repetitive, unless noted otherwise.  (substructure exposed to exterior - pressure treated, use cedar or other exterior grade wood for finish surfaces). Sill plates:  2x6 Pressure Treated installed over fiberglass sill sealer.  Grout level as required. :  2x6 Pressure Treated installed over fiberglass sill sealer.  Grout level as required. Stairs shall be designed for a 40 psf live load or 300 lb. concentrated load on 4 sq. inches at mid span of a tread;  whichever produces the greater  shall be designed for a 40 psf live load or 300 lb. concentrated load on 4 sq. inches at mid span of a tread;  whichever produces the greater stress and deflections. Stair winders must have 9" minimum tread depth at a point not more than 12" from the narrow end and be at least 6" in depth at the narrow end. Posts:  (2) 2x to be interpreted as (2) 2x "cripples", glued and nailed, plus minimum (1) full height unbroken stud. all posts to be blocked solid    (2) 2x to be interpreted as (2) 2x "cripples", glued and nailed, plus minimum (1) full height unbroken stud. all posts to be blocked solid  to top of structure below. studs used as posts to be spruce-pine-fir. minimum post size 2-2x wall thickness, typical under all beams and  headers uno. Exception: posts carrying minimal loads, less than 8'-0" in height and supporting headers spanning 3'-0" or less may consist of a  single 2x cripple and (1) full ht. unbroken stud unless noted otherwise. Headers:  minimum 2-2x10's glued and nailed unless noted otherwise.Typical at all doors and windows. Glue and nail all beams together.    minimum 2-2x10's glued and nailed unless noted otherwise.Typical at all doors and windows. Glue and nail all beams together.  Subfloor:  APA Rated Sturd-I-Floor or Avantec, 24"OC (23/32") ¾" nom., Exposure 1,  (Plywood only) glued and nailed. (using ring shanks) to joists. Do :  APA Rated Sturd-I-Floor or Avantec, 24"OC (23/32") ¾" nom., Exposure 1,  (Plywood only) glued and nailed. (using ring shanks) to joists. Do not use ring shanks on I joist.  Exterior Wall Sheathing:  APA rated sheathing exposure 1, span rating 24/16, (7/16" OSB) or 32/16, (15/32" plywood) 1/2" nominal. Use plywood under :  APA rated sheathing exposure 1, span rating 24/16, (7/16" OSB) or 32/16, (15/32" plywood) 1/2" nominal. Use plywood under EIFS not OSB!  Bracing shall comply with IRC. Roof Sheathing; APA Rated Sheathing, Exposure 1, span rating 32/16, (15/32" plywood) ½" nom. w/ plyclips. ; APA Rated Sheathing, Exposure 1, span rating 32/16, (15/32" plywood) ½" nom. w/ plyclips. Laminated Strand Lumber:  LSL 1.55E, fb 2325 psi "TimberStrand" beams as manufactured by Truss Joist Corporation or approved equal.   LSL 1.55E, fb 2325 psi "TimberStrand" beams as manufactured by Truss Joist Corporation or approved equal. Laminated Veneer Lumber: LVL 2.0E, fb 2600 psi "Microllam" beams as manufactured by Truss Joist Corporation or approved equal.  : LVL 2.0E, fb 2600 psi "Microllam" beams as manufactured by Truss Joist Corporation or approved equal.  Parallel Strand Lumber:  PSL 2.0E, fb 2900 psi "Parallam" beams as manufactured by Truss Joist Corporation or approved equal.      PSL 2.0E, fb 2900 psi "Parallam" beams as manufactured by Truss Joist Corporation or approved equal.    T & G Wood Bead Board Ceiling:  Standard available 1x6 (23/32) Tongue & Grove with "V" groove at each joint on each side, surfaced one  :  Standard available 1x6 (23/32) Tongue & Grove with "V" groove at each joint on each side, surfaced one  side in cedar or pine. Typical where noted on plans (Back prime before installation at exterior use) (Back prime before installation at exterior use) Nailing:  Nailing and Fastening of floor, wall, and roof assemblies shall be fastened in accordance with tables R602.3(1) through R602.3(4)  gypsum :  Nailing and Fastening of floor, wall, and roof assemblies shall be fastened in accordance with tables R602.3(1) through R602.3(4)  gypsum sheathing shall be fastened in accordance with table R602.3(1)  rafter/ceiling joist systems shall be nailed to the top plate of the wall in accordance with table R602.3(1).  Trusses shall be nailed to the top plate of the wall with 3-16d nails toe nailed without splitting the end of  the truss. All fasteners (nails, bolts, hangers, flashing, etc.) that come into direct contact with ACQ Preservative Treated Wood to be hot  dipped galvanized or stainless steel.  Interior Millwork:  As detailed on plans -Match existing. Provide base shoe mold at all wood or tile floors. Flat jambs shall be ¾" thick min., wall caps,   As detailed on plans -Match existing. Provide base shoe mold at all wood or tile floors. Flat jambs shall be ¾" thick min., wall caps, bookcase shelving, and window sills shall be minimum 5/4" thick, UNO. Install trim with minimum number of joints.  Cope inside corners and returns.  Miter and glue corners.  Scarf end-to-end joints.   Exposed Exterior Materials to be approved exterior grade.  Typical.   Exterior metal connectors shall be galvanized.  to be approved exterior grade.  Typical.   Exterior metal connectors shall be galvanized. 6.3 Fireblocking: Top and bottom of all conventional, double stud, furred spaces,  and staggered stud frame walls are to be fireblocked vertically at the Fireblocking: Top and bottom of all conventional, double stud, furred spaces,  and staggered stud frame walls are to be fireblocked vertically at the : Top and bottom of all conventional, double stud, furred spaces,  and staggered stud frame walls are to be fireblocked vertically at the ceiling and floor levels and horizontally at intervals not exceeding 10'. Fireblocking required at all soffits and dropped ceilings. Mid-span wall blocking shall be required on all exterior and interior walls.  Fireblocking required between stairway stringers at the top and bottom of the run.  Enclosed accessible spaces under stairs shall have walls and clg. clad with ½ " dw. Fireblocking required around vent, pipe, and duct  penetrations of ceilings and floors. All spaces between the chimney and the floors and ceilings shall be fireblocked (1'' depth of batt or blanket of mineral wool or glass fiber supported by strips of metal or metal lath). All penetrations shall be properly fire caulked with approved caulking. 6.4 Draftstopping:  Ceilings suspended below wood joists or attached directly to wood floor trusses shall be draftstopped at 1000 sq. ft. intervals and Draftstopping:  Ceilings suspended below wood joists or attached directly to wood floor trusses shall be draftstopped at 1000 sq. ft. intervals and :  Ceilings suspended below wood joists or attached directly to wood floor trusses shall be draftstopped at 1000 sq. ft. intervals and parallel to main framing members. 6.6 Deck Doors; Securely barricade doors until deck is built and approved, typical. Deck Doors; Securely barricade doors until deck is built and approved, typical. ; Securely barricade doors until deck is built and approved, typical. 6.7 Double Floor Joists around stair openings, fireplace hearths, at corners of cantilevered bays and under parallel partitions (typical at all openings, uno).  Double Floor Joists around stair openings, fireplace hearths, at corners of cantilevered bays and under parallel partitions (typical at all openings, uno).   around stair openings, fireplace hearths, at corners of cantilevered bays and under parallel partitions (typical at all openings, uno).  Bearing partitions and post shall be unbroken (run continuous) from bearing to structure below. 6.8 Cutting, Notching, and/or Boring holes on wood beams, joists, rafters, or studs shall not exceed the limitations noted in sections R502.8, R602, and Cutting, Notching, and/or Boring holes on wood beams, joists, rafters, or studs shall not exceed the limitations noted in sections R502.8, R602, and  on wood beams, joists, rafters, or studs shall not exceed the limitations noted in sections R502.8, R602, and R802.7.  Reinforcement of studs shall be done in accordance with IRC.   Notches and holes in top plates, bottom plates and mid-span fireblocking shall be properly sealed with fire caulking or other methods as approved by the Code Official. Install 1x4 each side of steel beam nailed to floor joist, or ramset 2x4 to top of beam and toe nail joist, or block solid between joist over beam. NOTE: Framing crew shall review HVAC layout drawings provided by heating contractor and thicken walls where required for ductwork.  Do not cut out substantial areas of bearing walls.  6.9 Handrails: shall not project more than 4 1/2" into required stairway width.  Handrails at straight run stairs to be continuous.  Handrail shall have Handrails: shall not project more than 4 1/2" into required stairway width.  Handrails at straight run stairs to be continuous.  Handrail shall have : shall not project more than 4 1/2" into required stairway width.  Handrails at straight run stairs to be continuous.  Handrail shall have circular cross section with minimum diameter of 1 1/4" but  not more than 2", or other approved shapes having a maximum allowable horizontal width of 2 1/4", maximum graspable perimeter dimension of 6 1/4", and a minimum 4" graspable perimeter dimension. Handrail ends shall return to the wall or newel post. 6.10 Guards:  along open-sided stairs with a total rise more than 30'' shall be a minimum of 34''in height above the leading edge of the tread and minimum of Guards:  along open-sided stairs with a total rise more than 30'' shall be a minimum of 34''in height above the leading edge of the tread and minimum of :  along open-sided stairs with a total rise more than 30'' shall be a minimum of 34''in height above the leading edge of the tread and minimum of 36" in height at the stair landings.  Minimum 36" high guards shall be provided along balconies, areaways, mezzanines and open-sided walking surfaces where the difference in floor levels is more than 30''. Open guards shall have intermediate vertical balusters spaced less than 4" apart.  6.11 Roof Over Framing: Minimum 2x6 at 16"oc (max. 10'-0" span) UNO, with 2x sill plate anchored through roof sheathing into solid blocking -- or -- truss Roof Over Framing: Minimum 2x6 at 16"oc (max. 10'-0" span) UNO, with 2x sill plate anchored through roof sheathing into solid blocking -- or -- truss : Minimum 2x6 at 16"oc (max. 10'-0" span) UNO, with 2x sill plate anchored through roof sheathing into solid blocking -- or -- truss the over framing where possible. cut openings in sheathing to vent to attic. 6.12 Truss Requirements: Truss Requirements: : a. Trusses to be designed by others and shall comply with 2015 IRC, ANSI/AF&PA NDS-2001, and ANSI / TPI 1-2002 as the design standards. Fabricator's Trusses to be designed by others and shall comply with 2015 IRC, ANSI/AF&PA NDS-2001, and ANSI / TPI 1-2002 as the design standards. Fabricator's Fabricator's Responsibilities include but are not limited to designing all connections and truss to truss connections.  All trusses must be designed to resist  include but are not limited to designing all connections and truss to truss connections.  All trusses must be designed to resist horizontal thrust.  No horizontal thrust shall be applied to any walls.  All trusses to be two (2) point bearing unless noted otherwise.  Trusses to be designed to minimize total deflection.  Compound deflection must be taken into account when designing truss system.  Total Load Deflection of truss Total Load Deflection of truss  of truss system not to exceed l/360.  Scissor Trusses with horizontal movement greater than 1/2" to be anchored with TC simpson anchors on one end, or  Scissor Trusses with horizontal movement greater than 1/2" to be anchored with TC simpson anchors on one end, or   with horizontal movement greater than 1/2" to be anchored with TC simpson anchors on one end, or  approved equal.   Truss supplier to provide shop drawings, product data for all truss components, stress diagrams (which have been signed and sealed  shop drawings, product data for all truss components, stress diagrams (which have been signed and sealed  , product data for all truss components, stress diagrams (which have been signed and sealed  by a structural engineer licensed to practice structural engineering in missouri) and a truss layout plan showing all truss locations, hangers,  connectors, spacing, pitch, girders and cross bracing.  Fabricator shall coordinate his work with the architectural/structural plans and notify  the architect of variations prior to fabrication.  General contractor is responsible for checking and coordinating truss drawings.  General  contractor shall submit truss drawings to the architect for review for general conformance with the construction documents.  All variations  must be brought to the attention and approved by the architect.  b. All roof framing shall be designed to support the following minimums: All roof framing shall be designed to support the following minimums: Top chord of trusses  snow load 20 lb. per sq. ft., approx. 10 lb. per sq ft. dead load snow load 20 lb. per sq. ft., approx. 10 lb. per sq ft. dead load or roof rafter:   use actual dead load. (note:  dead load must include 2 layers of roofing)  use actual dead load. (note:  dead load must include 2 layers of roofing)  Ceiling joists or   use a live load of 20 lb. per sq. ft when there is attic storage.   use a live load of 20 lb. per sq. ft when there is attic storage.   Bottom chord of trusses: use 10 lb per sq. ft. live load where there is no attic storage.   use 10 lb per sq. ft. live load where there is no attic storage.   dead load-use actual dead load DIVISION 7 - THERMAL AND MOISTURE Construction shall comply with "International Energy Conservation Code" & the IRC (Prescriptive Method).   7.1 Dampproofing / Waterproofing: Walls that retain earth and enclose interior spaces shall be waterproofed or dampproofed depending on the presence or Dampproofing / Waterproofing: Walls that retain earth and enclose interior spaces shall be waterproofed or dampproofed depending on the presence or : Walls that retain earth and enclose interior spaces shall be waterproofed or dampproofed depending on the presence or non-presence of groundwater.  An evaluation of the soil for the presence or absence of ground water is required prior to pouring concrete.   No Groundwater Present: Provide perforated drain pipe inside or outside of foundation. Drainage system shall discharge by gravity to daylight or be connected to an approved sump. Walls shall be dampproofed with a bituminous material, 3 lb. per sq. yd. of acrylic modified cement, 1/8" coat of surface bonding mortar, or by any of the materials permitted for wall waterproofing.  Groundwater Present - Provide perforated drain pipe both inside and outside of foundation. Drainage system shall discharge by gravity to daylight or be  - Provide perforated drain pipe both inside and outside of foundation. Drainage system shall discharge by gravity to daylight or be connected to an approved sump. Foundation to be "waterproofed" with approved system per manufacturer's instruction in accordance with R406.2. waterproofing to be applied from the top of the footing to the finished grade. All joints in walls and floors to be water tight. 7.2 ROOFING: Provide and install the roofing shown on the drawings and everything required to complete a good weather tight roof installation that ROOFING: Provide and install the roofing shown on the drawings and everything required to complete a good weather tight roof installation that : Provide and install the roofing shown on the drawings and everything required to complete a good weather tight roof installation that qualifies for the manufacturers warranty. (Verify final color selections with owner.)   Roofing shall be:   Match existing asphalt shingles General Roofing: Asphalt shingles shall not be installed on roof slopes below (2:12). (verify with manuf.) Class A, B, or C roofing shall be required where : Asphalt shingles shall not be installed on roof slopes below (2:12). (verify with manuf.) Class A, B, or C roofing shall be required where the edge of the roof is less than 3' to the property line.  Felt Underlayment: Minimum type I Per ASTM D226-97A or type I Per ASTM D4869-88(1993)E   (commonly called 15# asphalt felt).   Underlayment: Minimum type I Per ASTM D226-97A or type I Per ASTM D4869-88(1993)E   (commonly called 15# asphalt felt).  Underlayment: Minimum type I Per ASTM D226-97A or type I Per ASTM D4869-88(1993)E   (commonly called 15# asphalt felt).  : Minimum type I Per ASTM D226-97A or type I Per ASTM D4869-88(1993)E   (commonly called 15# asphalt felt).  Slopes of 2:12 to less than 4:12 shall be protected with two layers of underlayment.  Apply a 19" strip of underlayment felt parallel with and starting at the eaves, fastened sufficiently to hold into place.  Starting at the eave, apply  36" wide sheets of underlayment. Successive 36" wide sheets of underlayment shall overlap the previous 36" wide sheet by 19".  All underlayment shall be fastened sufficiently to hold into place.   slopes equaling or exceeding 4:12 shall be protected with one layer of underlayment.  Underlayment shall be applied shingle fashion, parallel to and starting from the eave and lapped 2", fastened sufficiently to hold in place. End laps shall be offset by 6'. Ice and Water Shield: is required under shingles/roofing of 2 layers of type 1 underlayment cemented together or an approved waterproofing membrane ce and Water Shield: is required under shingles/roofing of 2 layers of type 1 underlayment cemented together or an approved waterproofing membrane : is required under shingles/roofing of 2 layers of type 1 underlayment cemented together or an approved waterproofing membrane extending from the edge of the eave to at least 24" (measured horiz.) inside the exterior wall line where the roof slope is greater than or equal to 4:12 and the eave overhang is less than 12" (measured horizontally) from the sheathing to the outside face of the gutter board, or where the roof slope is less than 4:12 and greater than or  equal to 2:12. Roof Flashing: provide corrosion-resistant flashing at all wall and roof intersections, changes in roof slope or direction, around all roof openings, : provide corrosion-resistant flashing at all wall and roof intersections, changes in roof slope or direction, around all roof openings, intersections with chimneys, intersection of exterior walls and porches and decks, etc.  Installed per SMACNA. Valley flashing shall be installed per R905.2.8.2      Metal flashing shall be 26 gauge-galvanized steel. Upgrade to min 16 oz. copper flashing where noted on drawings. Metal flashing shall be 26 gauge-galvanized steel. Upgrade to min 16 oz. copper flashing where noted on drawings. Rolled roofing or two (2) layers of Type 1 underlayment may be substituted for flashing at the roof valley provided the shingles are interlaced. shingles are interlaced. . Underlayment substituted for valley flashing shall be installed to extend at least 18" beyond a roof valley or hip from either direction. Flashing at these locations is required.  Ridge Vents  OmniRidge By Lomanco    OmniRidge By Lomanco  7.3 GUTTERS & DOWNSPOUTS:  All gutters and downspouts to be sized and located by others, and be installed per "SMACNA" recommendations. Verify all GUTTERS & DOWNSPOUTS:  All gutters and downspouts to be sized and located by others, and be installed per "SMACNA" recommendations. Verify all   All gutters and downspouts to be sized and located by others, and be installed per "SMACNA" recommendations. Verify all downspout locations with owner.  Gutters shall be seamless minimum 5" (EDIT 6") prefinished aluminum gutters (with leaf screens), well sealed and watertight, with oversized downspouts. Verify color with owner.  Install downspouts as indicated on plans if shown with at least 1 downspout per 25' gutter run. Downspouts shall discharge to "splash blocks" directed away from foundation.  Provide owner with optional price to connect downspouts to, separate 4" dia. Non-perforated underground drainage system, which is connected to storm sewer if allowed by municipality (verify), or "day lighted" unless noted on plans. Install screened end caps where drain tile discharges to daylight. Gutters and downspouts required on roof overhangs less than 36". 7.6 Caulking and Sealants: Exterior joints around windows and door frames, between wall and penetrations for utility service through walls, floors and roof Caulking and Sealants: Exterior joints around windows and door frames, between wall and penetrations for utility service through walls, floors and roof : Exterior joints around windows and door frames, between wall and penetrations for utility service through walls, floors and roof and all other openings in the exterior envelope shall be sealed in an approved manner.  Weather stripping is required on all exterior windows and doors. Corrosion resistant flashing is required at the top and sides of all exterior doors and windows and at  the intersection of all masonry and frame construction.  Sill seal is required at foundation.  Sealant used shall be Vulkem 116 as manufactured by Tremco.  Vulkem 116 as manufactured by Tremco.   as manufactured by Tremco.  7.7 Sheet Metal and Flashing (other than roof flashing):  shall be: minimum 26-gauge aluminum with baked on enamel finish where exposed.   Sheet Metal and Flashing (other than roof flashing):  shall be: minimum 26-gauge aluminum with baked on enamel finish where exposed.   :  shall be: minimum 26-gauge aluminum with baked on enamel finish where exposed.   Comply with "Architectural Sheet Metal Manual" by SMACNA. 7.10 Weather- Resistant Sheathing Paper (asphalt saturated felt 14# per square otherwise known as type I felt, Tyvek, Typar, or other approved weather Weather- Resistant Sheathing Paper (asphalt saturated felt 14# per square otherwise known as type I felt, Tyvek, Typar, or other approved weather  (asphalt saturated felt 14# per square otherwise known as type I felt, Tyvek, Typar, or other approved weather resistant material) shall be installed under siding and brick/stone veneer listed in table R703.4.  DIVISION 9 - FINISHES 9.1 Drywall:  Drywall installation must be in accordance with the Gypsum Association recommended practices for thickness, fastening and taping on correct Drywall:  Drywall installation must be in accordance with the Gypsum Association recommended practices for thickness, fastening and taping on correct :  Drywall installation must be in accordance with the Gypsum Association recommended practices for thickness, fastening and taping on correct stud spacing.  Fire rated drywall assemblies shall be installed in accordance with approved test assemblies.  Drywall to be fastened in accordance with table R702.3.5 of the IRC.   All drywall shall all be 1/2" thick with smooth finish and screw applied UNO. Edit Use 5/8" thick drywall on ceiling framing/trusses spaced 24" OC. Screw and glue to ceiling. This installer shall not damage vapor barrier. Appropriate drywall corner beads shall protect exposed drywall corners. Use USG Sheetrock Brand paperfaced metal drywall bead and trim or equal to resist edge cracking.   Ceiling shall be smooth, no texture unless noted otherwise, see finish schedule.    Ceiling shall be smooth, no texture unless noted otherwise, see finish schedule.    .    9.5 PAINTING: shall be done using highest quality Porter Paints, Benjamin Moore, or equal paint approved by the owner. Owner will pick a variety of interior  PAINTING: shall be done using highest quality Porter Paints, Benjamin Moore, or equal paint approved by the owner. Owner will pick a variety of interior   shall be done using highest quality Porter Paints, Benjamin Moore, or equal paint approved by the owner. Owner will pick a variety of interior  colors. Verify all color selections with owner. Painting shall include finishing all built-in custom millwork cabinets that are not pre-finished.   Interior drywall shall be sprayed or rolled with acrylic latex. Use Porter Paints #426 Drywall sealer, and two coats minimum of "Vinyl Suede" or equal.  shall be sprayed or rolled with acrylic latex. Use Porter Paints #426 Drywall sealer, and two coats minimum of "Vinyl Suede" or equal. If drywall is sprayed, then the second spraying shall be back rolled.  External Painting/Caulk:  Paint all woodwork, painted metals, shutters, painted louvers and equipment boxes. Do not paint prefinished materials.   :  Paint all woodwork, painted metals, shutters, painted louvers and equipment boxes. Do not paint prefinished materials.   DIVISION 13-SPECIALTIES 13.1 Pre-fab Fireplace Unit: Note that framing carpenters and general contractor shall carefully review pre-fab fireplace unit installation instructions before Pre-fab Fireplace Unit: Note that framing carpenters and general contractor shall carefully review pre-fab fireplace unit installation instructions before : Note that framing carpenters and general contractor shall carefully review pre-fab fireplace unit installation instructions before framing enclosure for fireplace, and before installing unit. Comply carefully with all manufacturers instructions, fire stopping requirements (including local fire stopping requirements) and clearances. Fire stop all chases with non-combustible fire stops wherever chases exceed 8'-0" in height. Do not alter or modify the fireplace or its components under any circumstances.  Any modification or alteration of the fireplace system, including but not limited to the fireplace, chimney components and accessories, may void the warranty, listings and approvals of this system and could result in an unsafe and potentially dangerous installation.  Fireplace units shall be equipped with an exterior air supply to assure proper fuel combustion.  The air duct serving the exterior air intake and the interior air outlet shall be listed and installed in accordance with the manufacturer's installation instructions.  The cross sectional area of the passageway shall be a minimum of 6 sq. in. but not more than 55 sq. in. unless otherwise noted in the installation instructions.  The exterior air intake (covered with a corrosion resistant screen of 1/4" mesh) may draw air from a naturally ventilated crawl space or attic.  The interior air outlet may be located in the back or sides of the fireplace chamber or within 24 in. of the firebox opening on or near the floor.  The interior air outlet shall be closable and designed to prevent burning material from dropping into a concealed combustible space.  Exterior air intakes shall be installed below the level of the base of the firebox when the interior air inlet is installed inside the fireplace chamber. DIVISION 16 - ELECTRICAL 16.1 Work shall consist of all services typically known as "Design/Build", and shall include the furnishings of construction documents as required, materials, Work shall consist of all services typically known as "Design/Build", and shall include the furnishings of construction documents as required, materials, Design/Build", and shall include the furnishings of construction documents as required, materials, ", and shall include the furnishings of construction documents as required, materials, labor, equipment and tools, to provide a complete and operable system of electric, power, and lighting. 16.2 All work to be installed in accordance with the all local codes, rules and ordinances.  All materials to be used shall be approved by (U.L.) Underwriters All work to be installed in accordance with the all local codes, rules and ordinances.  All materials to be used shall be approved by (U.L.) Underwriters Laboratories. 16.8 Ground Fault Circuit-Interruption protection shall be provided for all 125 volt, single phase, 15 and 20 ampere receptacles installed in bathrooms, Ground Fault Circuit-Interruption protection shall be provided for all 125 volt, single phase, 15 and 20 ampere receptacles installed in bathrooms,  protection shall be provided for all 125 volt, single phase, 15 and 20 ampere receptacles installed in bathrooms, garages (except ceiling receptacle for door opener), outdoors (including inside screened enclosures), unfinished basement areas and crawl spaces except for laundry circuit and single receptacle dedicated to sump pumps. Receptacles intended to serve kitchen counter top surfaces, receptacles intended to serve the counter top surfaces of a wet bar that are located within 6'-0" of  the outside edge of the wet bar sink. 16.14 Arc-Fault Circuit Interruption protection shall be provided for all circuits supplying power to family rooms, dining rooms, living rooms, parlors, libraries, Arc-Fault Circuit Interruption protection shall be provided for all circuits supplying power to family rooms, dining rooms, living rooms, parlors, libraries,  protection shall be provided for all circuits supplying power to family rooms, dining rooms, living rooms, parlors, libraries, dens, bedrooms, sunrooms recreation rooms closets, hallways and similar rooms. 16.15 Tamper Resistant receptacles shall be provided in areas specified by code  Tamper Resistant receptacles shall be provided in areas specified by code   shall be provided in areas specified by code  16.16 Install wiring for special items as shown on plans, including but not limited to wiring for whirlpool tub, central vacuum system and all appliances and Install wiring for special items as shown on plans, including but not limited to wiring for whirlpool tub, central vacuum system and all appliances and fixtures.  16.17 Light fixtures:  Recessed light fixtures to be type "I.C." Recessed lights and to be sealed with a gasket or caulk between the housing and the interior Light fixtures:  Recessed light fixtures to be type "I.C." Recessed lights and to be sealed with a gasket or caulk between the housing and the interior :  Recessed light fixtures to be type "I.C." Recessed lights and to be sealed with a gasket or caulk between the housing and the interior wall or ceiling covering. Recessed lighting in thermal envelope to be air sealed.  Heat lights, exhaust fans (which shall be extra quiet units), and ceiling Recessed lighting in thermal envelope to be air sealed.  Heat lights, exhaust fans (which shall be extra quiet units), and ceiling  Heat lights, exhaust fans (which shall be extra quiet units), and ceiling fans shall be selected by owner based on allowance, but installed by electrical contractor. Verify all  fixture types with owner before ordering.  16.18 Electrician and Owner to walk though project prior to installation and confirm location of all electrical devices including but not limited to switches Electrician and Owner to walk though project prior to installation and confirm location of all electrical devices including but not limited to switches (confirm dimmers), light fixtures, outlets and telephones. 16.20 Cable TV: Rough in Cable TV as indicated on drawings. Cable used shall consist of:  (1 cat.6e's, and 1 RG6 wires, quad shield). Terminate in 4" electric Cable TV: Rough in Cable TV as indicated on drawings. Cable used shall consist of:  (1 cat.6e's, and 1 RG6 wires, quad shield). Terminate in 4" electric : Rough in Cable TV as indicated on drawings. Cable used shall consist of:  (1 cat.6e's, and 1 RG6 wires, quad shield). Terminate in 4" electric box. All runs shall be home run to basement. Provide outlet at cable entrance for power booster if required.
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T.B.R.) SHALL ALSO HAVE ALL TRIM, CASING,

(

SECOND FLOOR,

OUTLINE OF

INDICATES

DEMOLITION IS INTENDED TO BE USED ONLY AS A GUIDE. COMPLETE COORDINATION
WITH EXTENT OF PROPOSED WORK IS REQUIRED. DEMOLITION REQUIRES THE
REMOVAL OF ALL MATERIALS RESULTING FROM DEMOLITION SHALL BE TRANSPORTED
AND LEGALLY DISPOSED OF. COMPLY WITH APPLICABLE REGULATIONS, LAWS, AND
TEMPORARY PARTITIONS AS NEEDED TO PROTECT NEW AND EXISTING CONSTRUCTION.
ALL PARTITIONS, WINDOWS, DOORS, AND CABINETRY SHOWN DASHED SHALL BE

ORDINANCES CONCERNING REMOVAL.
OTHER AREAS OF THE HOUSE FROM DUST AND DEBRIS. LAY PROTECTIVE COVERINGS

OVER FINISHED FLOORS TO PROTECT THEM FROM TRAFFIC DAMAGE. CONSTRUCT
WITH PARTITIONS, AND WIRES SHALL BE KILLED AND REMOVED TO A POINT SO AS NOT

BUILDING STRUCTURE INDICATED ON DRAWINGS TO BE REMOVED, AND AS REQUIRED
TO INTERFERE WITH NEW CONSTRUCTION.

TO ACCOMMODATE NEW CONSTRUCTION.
DURING THE DEMOLITION/CONSTRUCTION PROCESS, CONTRACTOR SHALL PROTECT

COMPLETION. LOCATE IN WALL, FLOOR, OR ABOVE CEILING LINES AND PATCH/FINISH
TO MATCH ADJACENT SURFACE. ITEMS THAT CANNOT BE CONCEALED SHALL BE

ENCLOSED IN A DRYWALL FURRING CHASE WHETHER SHOWN OR NOT.
10. REPAIR DEMOLITION PERFORMED IN EXCESS OF THAT REQUIRED. REPAIR ADJACENT

UNCOVERED DURING DEMOLITION THAT WERE NOT PROVIDED FOR AND MAY IMPEDE
REMOVED, INCLUDING ALL ELECTRICAL DEVICES WHICH SHALL BE REMOVED ALONG
ALL UTILITIES (MECHANICAL, ELECTRICAL, ETC.) SHALL NOT BE VISIBLE AT PROJECT

THE PROCESS OF DEMOLITION.
REMOVE ALL EXISTING SIDING DOWN TO EXISTING SHEATHING WHERE NEW SIDING

WILL BE INSTALLED. VERIFY SUBSTRATE CONDITIONS WITH ARCHITECT BEFORE

THE ARCHITECT AND OWNER SHALL BE NOTIFIED OF ANY UNUSUAL CONDITIONS
PROCEEDING WITH NEW SIDING.

SELECTIVE REMOVAL AND SUBSEQUENT OFFSITE DISPOSAL OF ALL PORTIONS OF
MILLWORK: REMOVE AND SALVAGE EXISTING MILLWORK/MOLDINGS WHERE

JAMB/HEAD BOARDS, AND HARDWARE REMOVED DOWN TO EXISTING FINISH.
APPLICABLE FOR POSSIBLE REUSE.

DOORS AND WINDOWS TO BE REMOVED
NOTE: SOME DOORS MAY BE SALVAGED FOR REUSE.
CONSTRUCTION OR SURFACES SOILED OR DAMAGED.

EXISTING ROOF PLAN

DEMOLITION NOTES
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SITE NOTES

1. UTILITIES: CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE EXACT LOCATION
OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,
PRIOR TO ANY GRADING AND/OR EXCAVATION. CONTRACTOR SHALL BE RESPONSIBLE
TO RESTORE SERVICE AND REPAIR DAMAGED UTILTIES, AT NO ADDITIONAL COST TO THE
OWNER.

2. DRAINTILE: INSTALL DRAIN TILE AROUND NEW CONSTRUCTION PER SECTIONS.

3. SILTATION AND EROSION CONTROL: CONTRACTOR SHALL PROVIDE PROTECTION AT ALL
ADJACENT PROPERTIES AND PUBLIC RIGHT-OF-WAYS. CONTROL SHALL INCLUDE STRAW
BALES OR OTHER METHODS THAT MAY BE REQUIRED BY LOCAL AUTHORITIES.

4. TRENCH BACKFILL: ALL TRENCHES BENEATH ASPHALT OR CONCRETE PAVING SHALL BE
BACKFILL WITH CRUSHED GRANULAR FILL MATERIAL.

5. SITE DATA: THE FOLLOWING INFORMATION HAS BEEN FURNISHED BY THE OWNER OR
OWNERS CONSULTANT. THE ARCHITECT MAY ASSIST IN OBTAINING THIS INFORMATION
BUT ACCEPTS NO RESPONSIBILITY FOR ITS ACCURACY. PROPERTY BOUNDARY
INFORMATION INDICATED HEREIN WAS OBTAINED FROM: MERIDIAN LAND SURVEYING, ST.
CHARLES, MISSOURI, DATED APRIL 16, 2019. THIS PROPERTY INFORMATION SHALL BE
CONSIDERED PART OF THESE CONSTRUCTION DOCUMENTS AS IF BOUND HEREIN.
CONTRACTOR SHALL REFER TO FOR OTHER INFORMATION AND BE FAMILIAR WITH THIS
DOCUMENTATION BEFORE PROCEEDING WITH CONSTRUCTION. FIELD VERIFY ALL
EXISTING CONDITIONS BEFORE PROCEEDINGS WITH WORK.

6. DISCLAIMER: THE ARCHITECT DISCLAIMS ANY RESPONSIBILITY FOR ALL BOUNDARY,
TOPOGRAPHIC SITE RESTRICTIONS, EASEMENTS, BENCHMARKS, LEGAL DESCRIPTION,
OR OTHER DOCUMENTS PREPARED BY THE ENGINEERS LISTED ABOVE. NOTE THAT THE
PROPOSED SITE IMPROVEMENTS, |.E., NEW BUILDINGS AND GRADING HAS BEEN DRAWN
ON THE SURVEY BY THE ARCHITECT. THE ARCHITECTS SEAL, IF ON THIS SHEET, APPLIES
ONLY TO WORKING DRAWINGS PREPARED BY THE ARCHITECT.

7. GENERAL CONTRACTOR SHALL VERIFY AND COMPLY WITH ALL CITY AND SUBDIVISION
REQUIREMENTS FOR PAVEMENT CONSTRUCTION WHERE DRIVEWAY ABUTS THE STREET.

8. SEE SPECIFICATIONS FOR ADDITIONAL SITE RELATED INFORMATION.

9. STAKEOUT: THE ADDITION SHALL BE STAKED OUT ON THE LOT BY A LICENSED
SURVEYOR TO ASSURE COMPLIANCE WITH ALL SITE RESTRICTIONS EXISTING
EASEMENTS, LOCAL AND SUBDIVISION SET BACK ORDINANCE, INDENTURES, AND
EXISTING PROPERTY LINES. VERIFY ELEVATIONS (TOPO) AND LOCATION OF ADDITIONS
WITH THE OWNER, BEFORE PROCEEDING WITH THE WORK.

10. LANDSCAPING: BY OTHERS

11. SITE CLEANING: TREES AND BRUSH, WHERE REQUIRED TO BE REMOVED OR INTERFERE
WITH NEW CONSTRUCTION SHALL BE TAKEN DOWN, STUMPS REMOVED, AND HAULED
AWAY.

12. PROTECT ALL TREES TO REMAIN. COORDINATE ALL TREE MODIFICATIONS WITH OWNER,
TREES TO REMAIN SHALL HAVE ROOTS PRUNED BY OWNERS LANDSCAPE CONTRACTOR
IF NECESSARY. GENERAL CONTRACTOR SHALL FENCE OFF AREA (USING TEMPORARY
ORANGE FENCING OR EQUAL) AROUND TREES THAT ARE ADJACENT TO CONSTRUCTION.
THE INTENT IS TO AVOID DRIVING OR STORING HEAVY EQUIPMENT ON THE TREE ROOT

SYSTEM.

13. COORDINATE LOCATION FOR STOCKPILING OF TOPSOIL WITH OWNER.

14. DRAINAGE SYSTEM: DRAINAGE SYSTEM SHALL DISCHARGE BY GRAVITY TO DAYLIGHT.
DISCHARGING TO OR WITHIN 10" OF A SIDEWALK, DRIVEWAY, STREET, PROPERTY LINE OR
TO CREATE A NUISANCE TO ADJOINING PROPERTIES IS PROHIBITED.

FAR ASSESSMENT:
15,352 SF LOT X .30 = 4606 SF MAX FLOOR AREA

1,264 SF EXIST TOTAL FLOOR AREA

08 FAR
3,347 SF W/ PROPOSED TOTAL FLOOR AREA

22 FAR

STORM WATER RUNOFF CALCULATIONS (PROVIDED BY SEE VANCE
ENGINEERING, INC. DATED 5/20/19. SEE ATTACHED LETTER):

LOT AREA: 15,352 SF

EXISTING IMPERVIOUS COVERAGE: PROPOSED IMPERVIOUS COVERAGE:

HOUSE:
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CITY 4 OF

424 N. Sappington Road  Glendale, Missouri 63122 (314} 965-3600 fax (314} 9654772

APPEAL TO THE BOARD OF ADJUSTMENT

APPLICANT: MIEI, &U@M\) DATE: __ 2 .12 26

PROPERTY OWNER: [ anlirz Zaecpmtr) ZONING DISTRICT: __ 42
ADDRESS of PROPERTY: __ Y00 faelLardts AV Glendale, MO 63122
TELEPHONE: Day I5) 252 20577 Home ()

Section 1: Basis for Granting Variances:

A variance can only be granted when the strict application of the zoning regulations of Chapter 400 of the Glendale
Municipal Code would result in peculiar and exceptional practical difficulties or exceptional and undue hardship upon the
owner of such property by reason of at least one of the following:

a. Area Variances. When, by reason of exceptional narrowness, shallowness or shape of a specific piece of property on April 24,
1963, or by reason of exceptional topographical conditions or other extraordinary or exceptional situation or condition of a
specific piece of property, which condition is not generally prevalent in the neighborhood, the strict application of the area
regulations of this Chapter would result in peculiar and exceptional practical difficulties or exceptional and undue hardship
upon the owner of such property, the Board is hereby empowered to authorize upon an appeal relating to such property, a
variation from such strict application so as to relieve such difficulty or hardships.

b.  Use Variances. The Board of Adjustment is empowered to grant use variances only upon findings that all of the following five
factors are established:

1

The applicant will be deprived of all beneficial use of the property under any of the permitted uses in the zoning district in
which the property is located, all beneficial use being lost only where the property is not suitable for any use permitted in
the City’s zoning ordinance for that zoning district; and

The applicant has sufficiently demonstrated unnecessary hardship by expert testimony and/or documentation and not mere
conclusionary or lay opinion that the property in question cannot yield a reasonable return if used only for a purpose or
purposes permitted in the zoning district in which that property is located; and

The plight of the owner is due to exceptional or unique circumstances and not due to general conditions in the
neighborhood; and

The use to be authorized by the variance would not alter the essential character of the neighborhood; and

The proposed use to be authorized by the use variance would not constitute a change in the district map, impair an adequate
supply of light and air to adjacent property, increase congestion in public streets, increase the danger of fire, materially
diminish or impair established property values within the surrounding area and would not in any other respect impair the
public health, safety, comfort, morals and welfare of the City.

For details of the Board’s authority to grant a variance, see Sections 400.910-400.970 of the Glendale Code.

Please note that the desire to use certain space, whether interior or exterior, in a particular manner is not a basis for the
Board to grant a variance.



Appeal to the Board of Adjustment

Our appeal to the Board for an adjustment is justified for various reasons under Section 1: Basis
for Granting Variances.

Under Section 400.490 Powers Generally, section A2a, the Board of Adjustment has the power
to authorize a variation from the strict application so as to relieve such difficulty or hardships as
a result of the shape of our specific piece of property. Being located at 400 Parkland, on the
corner of Parkland & Essex, the piece of property we own has a shortened perimeter on the
east property line running N to S.

Our intention is to add a garage to our home. Being built in 1956, as it is currently constructed,
the garage is intended to be a two car garage. Automobiles have significantly changed in the 69
years since our home was built, and neither one of our cars fit in the current size of our garage.
We own two midsize SUV’s. We endured a hardship of $18,000 worth of hail damage last year
due to the inability to put our vehicles in our garage.

The plot of our land grades lower from N to S, which would aid in creating a deeper garage, and
not have to raise the structure to impede on second story windows. The home is situated in a
way that creates 90 degree angles with the NW and NE corners of the plat of land. When you
add the square footage necessary for the garage, the construction plans have the SW corner of
the garage within the building line and the SE corner of the garage slightly over the building line
at 16’ from the easement plat. Even with the edge of the newly constructed garage inching over
the building line at two points of 11.54’ & 12.14’ from the easement plat, it would still be further
from the easement lines compared to multiple homes on similar corner lots in the same Zone.

Please refer to the Adjacent House Exhibit to see two of the other three corners at this
intersection to show corners of their properties at distances of 14.10’, 9.34’, 10.45’, 5.82’. The
average of all three other homes at this intersection is 12.93’ from the easement plats.

We believe this adjustment to be well within reason, and fall within the need for an area variance
that causes undue hardship and practical difficulties.
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400 Parkland Ave

FLOOR AREA RATIO:

Lot Area 10,499 sq fi

Existing Conditions:
House Third Floor

House First Floor 944.9 sqft
House Second Floor 903.2sq ft
House Total 1848.1 sq ft
Proposed Additions:

First Floor 452.9 sq ft
Second Floor 185.9 sq ft
Third Floor 000.0 sq ft
Garage Addition 705sq ft-
Attached Garage (50%) 352.5sq ft

Total Floor Area
2839.43sq ft
Floor area Ratio
27.04%

Maximum FAR is .3 or 30% or 3500 sq ft whichever is greater

30% of 10,499 sq ft is 3149.7 sq ft

972.1sqt



FRONTENAC FORESTRY

Install and maintain tree protection fence as indicated on preservation plan for all trees marked PRESERVE.
Silt protection shall be installed in a trenchless manner if introduced within the critical root zone of any tree to be
PRESERVED. ( L.LE. woodchips, wattles, and hay bales)

I hereby certify that I have viewed the premises and provided this professional opinion regarding the
survivability of significant trees on this site and abutting the site. Attached is a site plan illustrating the
recommended location of tree protection fencing. This fence must meet all of the requirements set
forth by the city of Glendale and is to remain erect throughout the construction project . All tree
inspections were performed from the ground and are limited in scope. Tree and utility locations are
approximate and locations of utilities are subject to change.

-
S L

Nick Wibbenmeyer
I.S.A. Certified Arborist
MW 6357A

FrontenacForestry@gmail.com ~ 2460 Driftwood Ln. St. Louis, MO. 63146 ~ 314-496-2020
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ERECT TREE PROTECTION
FENCE PRIOR TO ANY
WORK WITHIN THE DRIP
LINE OF THE iREE

——ROOT PRUNING
TRENCH

NOTES,

1

ROOT PRUNING SHALL BE DONE WHENEVER THERE WILL BE
GRADING, CUTTING OR COMPACTION DISTURBANCE UNDERNEATH
THE DRIP LINE OF A TREE PRIOR TO ANY WORK WITHIN DRIP LINE
THE CONTRACTOR SHALL ERECT A TREE PROTECTION F ENCE AND
CONTACT AN 15A CERTIFIED ARBORIST TO COORDINATE WORK NG
DISTURBANCE SHALL BE DONE WITHIN A DISTANCE OF 3X THE
DIAMETER OF THE TREE, DUE TO STABILITY CONCERNS

ROOT PRUNING SHALL BE DONE WITH A SHARP TOOL. IN SUCH A WAY
THAT DOES NOT PULL ON THE ROOTS, BUT LEAVES SMOOTH CUTS
DO NOT TEAR ROOTS WITH EXCAVATION EQUIPMENT 1T 1S
PREFERABLE TO EXPOSE THE ROOTS PRIOR TC RCOT PRUNING
AFTER PRUNING, FiLL THE AREA WITH QUALITY TOPSOIL AND WATER
UNTIL THORDUGHLY SOAKED

ONCE EXPOSED. ROOTS MUST BE COVERED WITHIN B HOURS. IF
ROOTS WILL BE LEFT EXPOSED FOR LONGER THAN 8 HOURS, THEY
MUST BE KEPT MOIST. ONE OPTICON IS TO PUT MOIST BURLAP OVER
THE EXPOSED ROOTS

4 ROOT PRUNING SHALL MEET OR EXCEED ANSI A300 OR

1 THE PRUNING TRENCH SHOULD BE CLEARED IN A WAY THAT
EXPOSES THE ROOTS WHILE LEAVING THEM INTACT

1 USE HAND TOOLS OR AN AiR KNIFE 1) DO NOT USE AN
EXCAVATOR. AS THIS WILL PULL ON THE ROOTS AND
POSSIBLY DAMAGE THE TRUNK 111} iF A ROOT LARGER
THAN 27 18 EXPOSED. LEAVE THIS ROOT INTACT AND
CONTACT LANDSCAPE SERVICES

2 ONCE THE ROOTS ARE EXPOSED USE A SHARP TOOL TO
CLEANLY CUT ALL RODTS WHICH ARE
BETWEEN 1.2 DIAMETER TO THE DEPTH OF THE PROPOSED
DISTURBANCE

21 APPROFRIATE TOOLS INCLUDE SHARP LOPPING SHE ARS
HANDSAWS A SHARPENED AXE. A ROOT PRUNER
GRINDER. A RECIPROCATING SAW AND ANY OTHER SHARP
TOOL WHICH LEAVES A CLEAN CUT

22 YOU MAY NIDT USE A CHAINSAW OR CHAIN TRENCHER 10
MAKE THE FINAL CUTS

23 ALL ROOTS SHALL BE LEFT WITH A CLEAN. SMOOTH ENDS
AND NO RAGGED EDGES

3 POST PRUNING

31 TREE ROOTS MUST BE KEPT MOIST (F ROOTS ENDS WILL BE
LEFT EXPOSED FOR MORE THAN 8 HOURS, COVER THE HOLE
WITH MOIST BURLAP

32 FILL THE HOLE WITH HIGH QUALITY TOP SOIL, MULCH THE
AREA WITH TRIPLE SHREDDED HARDWOOD TO A DEPTH
OF 3 AND WATER WELL
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DEED BOOK
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PAGE

FINISH FLOOR
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USE IN PLACE
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WINDOW WELL
APPROXIMATE
EXISTING
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N/F
THOMAS F. & PATRICIA A, CHURTON BUSH
b8

9480 PG. 0421
LOCH 23440011
#21 DEVON RD.

NOO'16'00E 100.00(R/S)
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NJF
DIANNE WICKENHEISER
D.B. 16783 PG. 2336
LOCH 230411521
#408 PARKLAND AVE.

NOO'DO’'00"E 100.00°(R/S)

A TRACT OF LAND BEING LOT 76 OF "PARKLAND HILLS" (P 79 PG 9),
LOCATED IV SECTION 37, 7TOWNSHIP 45 NORTH, RANGE 6 £AS7;

C/7Y OF GLENDALE S7. LOULS COUNTY, MISSOUR!

29

ALGONQUIN ESTATES
P.B. 23 PG

OHW

S00"16'00"W 100.00°(R/S)

TIMOTHY W. & ANNE D. WALKENHORST
0.8 23864 PC. 1858

LOCY 231420561 |

#19 DEVON RD. |

72" wooo /
FENCE

NOTE;

THE PROFESSIONAL'S SEAL THAT APPEARS ON THIS SHEET ONLY CERTIFIES FOR THE
PREPARATION OF THE PLOT PLAN FOR THE ADDITIONS AND THE STORM WATER
CALCULATIONS. NO EXISTING FIELD TOPOGRAPHY WAS PERFORMED. CONTRACTOR
SHALL VERIFY THE EXISTING FIELD CONDITION PRIOR TO ANY EXCAVATION OR
CONSTRUCTION.

FOUND IRON PIPE
~HELD-

CALL BEFORE
YOU DIG! %
1-800-DIG—RITE ;

SITE _NOTES:

1. THIS TRACT CONTAINS 10,499 SQUARE FEET OR 0.241 ACRES MORE OR LESS.
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(0.19s)
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LOT 18

BASIS OF BEARING: THE BEARINGS ARE ASSUMED.
SOURCE OF RECORD TTLE: THE DANIEL C. & KELLY L. GARGAN REVOCABLE LIVING TRUST IS DESCRIBED

oHW

OHW OHW

PER PLAT

NG LNE

- X

X

LOT 16

0.241 AC

BRICK WALK - (TBR)

10,499 SQ. FT.

WALK

FOUND IRON PIPE
(0.29W, 0.30'%)

R=20.00"

FOUND IRON ROD
W/CAP "TURNER”
(0.14%)

AS THE OWNER AS RECORDED IN DEED BOOK 23635 PAGE 265 OF THE ST. LOUIS COUNTY, MISSOURI

RECORDS..

4. THE PROFESSIONAL WHOSE SEAL AND SIGNATURE APPEARS BELOW ASSUMES RESPONSIBILITY ONLY FOR
WHAT APPEARS ON THIS PAGE AND DISCLAIMS (PURSUANT TO SECTION 327.411

THE PROJECT FOR WHICH THIS PAGE REFERS.

RSMO) ANY
RESPONSIBILITY FOR PLANS, SPECIFICATIONS, ESTIMATES, REPORTS OR OTHER DOCUMENTS OR INSTRUMENTS
NOT SEALED BY THE UNDERSIGNED RELATING TO OR INTENDED TO BE USED FOR ANY PART OR PARTS OF

NO EXISTING FIELD TOPOGRAPHY WAS PERFORMED BY THE STERLING COMPANY. THE STERLING COMPANY
ASSUMES NO RESPONSIBILITY FOR ANY ERRORS WITH EXISTING FIELD TOPOGRAPHY.

CONTRACTOR SHALL VERIFY THE EXISTING FIELD CONDITION PRIOR TO ANY EXCAVATION OR CONSTRUCTION.

CONTRACTOR SHALL FIELD VERIFY ALL UTILITY LOCATIONS AND DEPTHS PRIOR TO ANY EXCAVATION OR
CONSTRUCTION.

8. THE UTILITV CONNECTION LOCATION AND COORDINATION SHALL BE THE RESPONSIBILITY OF THE

CONTRACTOR.

9. ‘H\SH.ANISGILYFMTHEPWEPARAHMGWEPLOTFLMFOR THE ADDITIONS AND THE STORM
WATER CALCULATIONS.

NOO'00'00"E 94.88'(S)
119.25'(R)
(ASSUMED BEARING)

PARKLAND AVENUE (50'W)

NOODO'00E 65.68(S)

LOT 17

ZONING INFO:

"R-1" SINGLE FAMILV RESIDENTIAL

FRONT SETB.

ON FARKLAND AVENUE 30" PER P.B. 79, PG. 9
ON ESSEX AVENUE: 16’ PER P.B. 79, PG.
REAR SETBACK: 30

SIDE SETBACK: 10% OF THE WIDTH OF THE LOT = 10% x 113.3' = 11.33"
(THE WIDTH OF THE LOT MEASURED AT 30’ FRONT SETBACK)

HEIGHT: 35' / 2 1/2 STORIES

TITLE NOTES

A CURRENT TITLE COMMITMENT OF THE SUBJECT TRACT HAS NOT BEEN PROVIDED TO THE
SURVEYOR. IT IS POSSIBLE THERE ARE EASEMENTS AND OTHER INSTRUMENTS OF RECORD THAT

AFFECT THE SUBJECT TRACT THAT WOULD BE EXPOSED !N THE TTLE
AND ARE UNKNOWN TO THE SURVEYOR AT THE TIME
THEREFORE NOT PLO

PLAT BOOK 79 PAGE 9.

L=35.34'

ChD=30.92

50.00(R/S)

| S00'00'007 34.32'(S)

G

Plot Plan Prepared by
':;HE STERLING COMPANY (314) 487-0440
otes:

G i O

) GRAPHIC SCALE

3
9V)3ﬂN3AVXESS

(W

ChB=N50"37"29"W

FOUND IRON ROD
W/CAP "TURNER"

finished grades at the building to be a minimum of 8 inches below top of foundation for wood

h'umu and 8 in

ches below for wood frame with brick veneer.

2. All wood framing members that rest on top of the foundation located less than 8 inches above the
expond ground and all other wood less than 6 inches from the ground shall be pressure treated in
ccordance

with section R318.1.
the first 10 feet or to a swal

required by local building codes.
This plot plan conforms to "GLENDALE CODE".
714,

SO W

Grude shall be noted to ulope away from foundation a minimum of a 8 inch drop or min. 5% within
Foundation footings shall be connructed s0 as to maintain a 2' 6" depth of earth cover or as

) ting

IN EFFECT AS OF THE DATE OF THIS PLOT PLAN.

THE STERLING COMPANY
MO. REG. 307-D

COMMITMENT REPORT
SURVEY W EXECUTED AND

TTED THIS SURVEY DOES NDT CONSTITUTE A CH BY
THE SURVEYOR. BUILDING LINES AND EASEMENTS OF THE SUBJECT TRACT ARE SHOWN PER

714.0(P)

)’ P

THIS IS NOT A SURVEY AND DOES NOT MEET THE "MISSOURI STANDARDS FOR PROPERTY BOUNDARY SURVEYS"

JAMEY A. HENSON, P.L.S. — VICE PRESIDENT DATE
MO. REG. L.S. #2007017963

[ISSUE| REMARKS/DATE
1
2
3

L

|

DANIEL C. &
KELLY L. GARGAN

400 PARKLAND AVENUE
GLENDALE, MO 63122

St. Louis, Missouri 83129

Ph 314-487-0440 Fax 314-487-8944

www.sterling-eng-sur.com
Corporate Certificate of Authority #001348

5055 New Baumgartner Road

#400 PARKLAND AVENUE
GLENDALE, MISSOURI 63122
EXISTING CONDITIONS / DEMOLITION PLAN
PLOT PLAN FOR ADDITIONS
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TOTAL VOLUME OF WATER TO BE STORED: 23.37 C.F. > 21.60 C.F. (REQ. FOR ROOF AREA)

THE THICKNESS OF THE GRAVEL BACKFILL AROUND THE FLO-WELL: 1’

TOTAL VOLUME OF WATER TO BE STORED: 23.37 C.F.
NOTE; FLO-WELL DRY WELL SHALL BE A MINIMUM OF 10 FEET FROM ANY STRUCTURE.
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GENERAL SPECIFICATIONS:
SITE

1. BACK FILL SHALL BE FREE OF DEBRIS AND LARGE ROCKS, INSTALLED IN 8" LIFTS AND
EACH LIFT COMPACTED TO FILL ALL VOIDS. SLOPE GRADE AWAY FROM BUILDING AT 1 INCH
PER FOR MINIMUM FOR A DISTANCE OF 80" MINIMUM OR TO A SWALE.

2. IF PROJECT IS LOCATED IN THE CITY OF ST. LOUIS, CONNECT ALL DOWNSPOUTS TO
SEWER PER LOCAL CODES.

CONCRETE

1. FOOTINGS ARE DESIGNED ON THE BASIS OF AN ASSUMED ALLOWABLE SOIL BEARING
PRESSURE OF 1500 P.S.F. AND A FLUID PRESSURE OF 45 PCF, DOWN BELOW BEARING
ELEVATIONS INDICATED AND AS REQUIRED TO REACH SOIL WHICH PROVIDES ADEQUATE
BEARING CAPACITY.

2. MINIMUM COMPRESSIVE STRENGTH OF CONCRETE USED FOR STRUCTURAL PURPOSES
SHALL BE 3000 P.S.I. @ EXTERIOR EXPOSED/UNEXPOSED BASEMENT WALLS AND 2500 FOR
EXTERIOR SLABS AND GARAGE SLABS. PROVIDE AIR ENTRAINMENT IN ALL SLABS EXPOSED
TO POSSIBLE FREEZING INCLUDING BASEMENT SLABS. ALL OTHER CONCRETE SHALL HAVE
A MINIMUM COMPRESSIVE STRENGTH OF 2500 P.S.I.

3. ALL VOIDS UNDER BASEMENT, GARAGE, PORCH, OR EXTERIOR STAIR CONCRETE SLABS
SHALL BE FILLED WITH GRANULAR FILL.

4. MINIMUM OF (2) #5 REBARS AROUND ALL WINDOW AND DOOR OPENINGS IN PLAIN
CONCRETE FOUNDATION AND BASEMENT WALLS. BAR SHALL EXTEND A MINIMUM OF 24"
BEYOND THE CORNERS OF THE OPENINGS,

METALS

1. REINFORCING STEEL:
FOUNDATION WALL GRADE 60 YIELD STRENGTH
SLAB FLOORS AND WALKS: 6X8 #10 WWM.

2. 172" DIAMETER ANCHOR BOLTS TO BE PLACED AT A MAXIMUM OF 4-0" O.C. SET 8" MIN. INTO
CONCRETE REQUIRED FOR ANCHORING OF SILL PLATES AROUND ENTIRE FOUNDATION WITH
NUTS AND 1-1/2* WASHERS PROVIDED. MINIMUM 2 BOLTS PER SECTION OF PLATE
REGARDLESS OF LENGTH. SILL PLATES TO BE GROUTED LEVEL.

WOOD FRAMING

1. EXTERIOR WALLS, INTERIOR BEARING WALL, AND TRUSS BRACING TO BE #2 GRADE
SOUTHERN YELLOW PINE 2X4'S (UN.O.) OR E = 1,600,000 P.S.I. Fc=625P.S.|. OR BETTER (19%
MAX. MC)

2. FRAMING LUMBER SHALL BE #2 SPF OR BETTER HAVING AN ALLOWABLE BENDING STRESS
OF 1050 MIN. P.S.J. FOR ALL 2X10 MEMBERS AND 950 MIN, P.S.I. FOR ALL 2X12 MEMBERS, WITH
MODULUS OF ELASTICITY OF 1,600,000; FLOOR JOISTS, WOOD LINTELS, WOOD BEAMS, ALL
HEADERS, AND STAIR TREADS (NOSED). ALL STRUCTURAL WOOD MEMBRANES SHALL BE
"DENSE SELECT" STRUCTURAL MIN. 1560 FIBER STRESS.

3. ALL SOUTHERN YELLOW PINE STRUCTURAL NUMBER 2 WOOD COLUMNS INDICATED ON
THE PLANS SHALL MEET THE FOLLOWING SPECIFICATIONS:

* 2X4 SPF STRUCTURAL NUMBER 2

* FB= 1500 PSIFC 11 = 1650 PSIE = 1.6 106 PS|

4. ALL HEADERS SHALL BE 2-2X10'S FB= 1050 PSI; NUMBER 2 GRADE SOUTHERN YELLOW
PINE. UNLESS OTHERWISE NOTED. ALL INTERIOR PARTITIONS SHALL BE 2X4 STUDS AT 16"
0.C., ALL PLUMBING PARTITIONS TO BE 2X6'S AT 16" 0.C. UNLESS OTHERWISE NOTED.

5. CUTTING, NOTCHING AND/ OR BORING HOLES IN WOOD BEAMS, JOISTS, RAFTERS, OR
STUDS SHALL NOT EXCEED THE LIMITATIONS SET FOR IN SECTIONS 2308.9.10, 2308.9.11,
R502.8, R602.6, AND R802.7 OF THE 2003 IBC CODE.

6. ALL LUMBER FRAMING MUST BE NAILED INTO PLACE ACCORDING TO THE MOST
DEMANDING REQUIREMENTS OF THE FOLLOWING STANDARDS. THE NATIONAL FOREST
PRODUCTS MANUAL FOR HOUSE FRAMING, THE NAILING SCHEDULE IN ACCORDANCE WITH
TABLE 2305.2 OF 1999 BOCA OR TABLE R802.3(1) OF 2003 IRC, AND, IF INCLUDED, PER THE
STRUCTURAL GENERAL NOTES. PLYWOOD SUB FLOORING, EXTERIOR PLYWOOD SIDING
AND ROOF SHEATHING SHALL ALSO BE NAILED IN ACCORDANCE WITH SCHEDULE.

7.3/8" OR 1/2" PLYWOOD SHEATHING A.P.A. RATED 24/0 EXPOSURE #1 ON ALL ROOFS, (IF 3/8"
IS USED, BLOCK EDGES OR USE CLIPS.) 3/4" T&G PLYWOOD SHEATHING A.P.A. RATED 48/24
EXPOSURE #1 NAIL TO FLOOR JOIST. SEE STRUCTURAL FRAMING ON PLANS TO DETERMINE
IF GLUING OF PLYWOOD SUB FLOOR TO FLOOR JOIST IS REQUIRED.

8. ALL EXPOSED MATERIALS FOR SOFFITS AND OVERHANGS, ETC. SHALL BE APPROVED
EXTERIOR GRADE MATERIALS WITH 3/8" MINIMUM OF 1/2" PLYWOOD SHEATHING C.D., C.C.,
OR A.C. EXTERIOR WATERPROOFED TYPE OR INTERIOR TYPE BONDED WITH EXTERIOR GLUE
ON ALL EXPOSED OVERHANGS, EAVES, ETC. EXTERIOR WALL SHEATHING TO BE BOCA OR
IRC APPROVED. EXTERIOR TYPE MATERIAL TO BE USED ON PORCH SOFFITS,

9. MINIMUM (3) 2X4 STUDS UNDER ALL MULTIPLE 2X BEAMS, MICRO-LAMS AND GIRDER
TRUSSES, UNLESS NOTED OTHERWISE.

10. PROVIDE 2X4 BLOCKING OVER STEEL BEAMS BETWEEN PERPENDICULAR JOISTS OR
PROVIDE CONTINUOUS 1X4 ON BOTH SIDES OF BEAMS TO BOTTOM OF PERPENDICULAR
JOISTS.

11. PROVIDE CONTINUOUS MID-POINT BRACING/BLOCKING ATTACHED TO EACH STUD AT ALL
EXTERIOR FRAME WALLS AND INTERIOR FRAME BEARING WALLS DURING THE
CCONSTRUCTION PROCESS. AFTER SHEATHING AND/OR DRYWALL ARE INSTALLED ON BOTH
SIDES OF THESE TYPE WALLS THIS BRACING/BLOCKING CAN BE REMOVED.

12. EXTERIOR CORNER BRACING IS REQUIRED. IF 1X4 OR STEEL TEE IS USED IN LIEU OF
BOCA /IRC APPROVED SHEATHING THE FOLLOWING APPLIES: WOOD LET-IN BRACING WHICH
CONSISTS OF NOT LESS THAN ONE (1) PIECE OF ONE (1) BY FOUR (4) INCH CONTINUOUS
DIAGONAL BRACE LET INTO THE STUDS, SOLE AND CAP PLATES. DIAGONAL BRACE SHALL BE
SECURED WITH NOT LESS THAN TWO (2) 8d COMMON NAILS AT EACH INTERSECTING POINT.
OPTION: INSTALL A TEE SHAPED STRAP THAT IS INSTALLED INTO A 1/2" DEEP KERF CUT INTO
STUDS AT A 45 DEGREE ANGLE BEGINNING AT THE UPPER CORNER OF THE WALL. WHERE
NECESSARY THIS STRAP MAY BEGIN A MAXIMUM OF 32" AWAY FROM THE CORNER OR MAY
BE INSTALLED AT 60 DEGREES IN ORDER TO AVOID A WALL OPENING.

14, PROVIDE FIREBLOCKING AT TOP AND BOTTOM OF ALL WALL FURRING.

15. TOP AND BOTTOM OF ALL CONVENTIONAL, DOUBLE STUD, AND STAGGERED STUD FRAME
WALLS TO BE FIREBLOCKED.

16. DROPPED CEILINGS AND SOFFITS BELOW WOOD JOISTS OR ATTACHED DIRECTLY TO
WOOD FLOOR TRUSSES SHALL BE DRAFTSTOPPED AT 500 SQ. FT. INTERVALS AND PARALLEL
TO FRAMING MEMBERS. A 22" X 30" MINIMUM ACCESS OPENING IS REQUIRED FOR ATTIC
AREAS WHICH HAVE A CLEAR HEIGHT OF AT LEAST 30". WHEN ACCESS DOORS IN
DRAFTSTOPPING ARE PROVIDED THEY SHALL BE SELF CLOSING AND OF APPROVED
MATERIALS.

17. PROVIDE FIREBLOCKING AT ALL INTERCONNECTIONS BETWEEN VERTICAL AND
HORIZONTAL SPACES SUCH AS OCCUR AT SOFFITS OVER CABINETS, DROP CEILINGS, COVE
CEILINGS AND SIMILAR LOCATIONS.

18. ALL REQUIRED UNDERLAYMENT TO BE A MINIMUM OF TYPE 1 PER ASTM D226.

AR & MOISTURE PROTECTION

1. CAULKING AND SEALANT: EXTERIOR JOINTS AROUND WINDOWS AND DOOR FRAMES,
BETWEEN WALL CAVITIES AND WINDOW OR DOOR FRAMES, BETWEEN WALL AND
FOUNDATION, BETWEEN WALL AND ROOF, BETWEEN WALL PANELS, AT PENETRATIONS OR
UTILITY SERVICES THROUGH WALLS, FLOORS, AND ROOFS, AND ALL OTHER OPENINGS IN
THE EXTERIOR ENVELOPE SHALL BE SEALED IN AN APPROVED MANNER.

2. AIR INFILTRATION RATE FOR WINDOWS SHALL NOT EXCEED 0.5 CFM PER FOOT OF SASH
CRACK. DOORS SHALL NOT EXCEED 0.5 CFM PER SQ. FT. OF DOOR AREA.

3. APPROVED CORROSION-RESISTIVE FLASHING SHALL BE PROVIDED AT TOP AND SIDES OF
ALL EXTERIOR WINDOW AND DOOR OPENINGS IN SUCH MANNER AS TO BE LEAK PROOF,
EXCEPT FLASHING IS NOT REQUIRED WHEN A BOCA / IRC APPROVED WATER-RESISTANT
SHEATHING IS USED AND APPROVED WATER RESISTANT CAULKING IS USED AT THE TOP AND
SIDES OF WALL WINDOW AND DOOR OPENINGS IN SUCH A MANNER TO BE LEAKPROOF.

4. IF EXPOSED CONCRETE FOUNDATION WALL ABOVE FINISHED OUTSIDE GRADE/GROUND
BECOMES GREATER THAN 20% OF THE TOTAL FOUNDATION WALL AREA, THEN THE PORTION
OF CONCRETE FOUNDATION WALL GREATER THAN THE ALLOWED 20% IS REQUIRED TO BE
INSULATED WITH R-5 MINIMUM INSULATION. TOTAL FOUNDATION WALL AREA IS COMPUTED
BY MULTIPLYING THE BASEMENT WALL HEIGHT OF ALL BASEMENT WALLS (INCLUDING
INSULATED EXTERIOR FRAME WALLS AT WALKQUT BASEMENTS, CONCRETE FOUNDATION
WALLS COMMON TO BOTH BASEMENT AND ATTACHED FIRST FLOOR GARAGES, AND ALL
EXTERIOR BASEMENT WALLS) TIMES THE PERIMETER LENGTH OF ALL THESE WALLS.

6. INSULATION: BATT FIBERGLASS INSULATION OR EQUAL W/ VAPOR BARRIER TO THE WARM
SIDE:

EXTERIOR WALLS: R-13 3" THICK CR R-19 6" THICK.

CEILING: R-30 9" THICK

FLOOR: R-19 6" THICK
WHILE FIBERGLASS BATT IS THE INDUSTRY STANDARD, IT IS BECOMING APPARENT THAT
BLOWN CELLULOSE PROVIDES SUPERIOR PERFORMANCE AND IS MORE ENVIRONMENTALLY
SENSITIVE; ITS USE SHOULD BE CONSIDERED.

GLASS & GLAZING

1. GLAZING IN STORM DOORS, EXTERIOR OR INTERIOR DOORS, GUARDS, AND RAILING, PATIO
DOORS AND SHOWER AND BATHTUB ENCLOSURES (CONSISTING OF GLAZED WALLS,
PANELS, AND DOORS) MUST BE TEMPERED OR LAMINATED SAFETY GLASS MEETING CPSC16
CFR; 1201, FIRE RATED WIRED GLASS MEETING ANSI 297.1, OR APPROVED SHATTER
RESISTANT PLASTIC MEETING THE WEATHERING REQUIREMENTS OF ANSI 297.1.

2. SEE 'FIRE PROTECTION/LIFE SAFETY' FOR EGRESS WINDOWS.
GYPSUM BOARD

1. DRYWALL INSTALLATION SHALL BE IN ACCORDANCE WITH TABLE R702.3,5 OF 2003 IRC OR
TABLE 2503.3 OF 1999 BOCA AND IN CONFORMANCE WITH THE GYPSUM ASSOCIATION
RECOMMENDED PRACTICE FOR THICKNESS, NAILING AND TAPING ON CORRECT STUD
SPACING SUPERSEDED BY LOCAL CODE REQUIREMENTS. ALL FIRE RATED DRYWALL
ASSEMBLIES SHALL BE INSTALLED IN ACCORDANCE WITH SPECIFICATIONS OF THE
APPROVED TEST ASSEMBLY.

2. WATER RESISTANT GYPSUM BOARD MEETING ASTM C630 REQUIRED IN BATHTUB/SHOWER
AREAS & AT ALL PLUMBING PENETRATIONS.

FIRE PROTECTION/LIFE SAFETY

1. ALL FIRE RATED DRYWALL ASSEMBLIES SHALL BE INSTALLED PER SPECIFICATIONS OF
THE APPROVED TEST ASSEMBLY.

2. EXPOSED INSULATION SHALL HAVE A FLAME SPREAD RATING NOT GREATER THAN 25 AND
SMOKE DEVELOPED RATING OF 450 OR LESS.

3. SMOKE DETECTORS TO BE A.C. POWERED W/ BATTERY BACKUP, U.L. APPROVED AND
INSTALLED PER NFPA 72-96 (INTERCONNECT ALL DETECTORS). SMOKE DETECTORS SHALL
BE LOCATED ON EACH FLOOR IN THE VICINITY OF ALL BEDROOM ENTRANCE DOORS
(BEDROOM HALLWAY) AND WITHIN EACH BEDROOM. LOCATE BEDROOM HALLWAY
DETECTORS UPSTREAM FROM OR NEAR RETURN AIR GRILLS. FLOOR LEVELS WITHOUT
BEDROOMS SHALL HAVE THE DETECTOR LOCATED AT THE CEILING NEAR THE STAIRWAY.

4. ALL MEANS OF EGRESS DOORS SHALL BE READILY OPENABLE FROM THE SIDE FROM
WHICH EGRESS IS TO BE MADE WITHOUT THE USE OF A KEY OR SPECIAL KNOWLEDGE OR
EFFORT.

EXCEPTION: KEY OPERATION SHALL BE PERMITTED FROM A DWELLING UNIT PROVIDED
THAT THE KEY CANNOT BE REMOVED FROM THE LOCK WHEN THE DOOR IS LOCKED FROM
THE SIDE FROM WHICH EGRESS IS TO BE MADE,

5. INTERIOR FINISH MATERIALS SHALL NOT HAVE A FLAME SPREAD RATING EXCEEDING 200.
VENTILATION

1. ATTIC VENTILATION AREA IS TO BE AT LEAST 1/150 OF THE AREA SERVED. TWO REMOTE
VENTS REQUIRED FOR EACH (MINIMUM). WHERE RIDGE OR GABLE VENTS ARE USED, HALF
OF THE REQUIRED VENTILATION AREA IS TO BE PROVIDED BY RIDGE OR GABLE VENTS AND
THE OTHER HALF TO BE PROVIDED BY EAVE OR CORNICE VENTS. EXCEPTION: THE
REQUIRED VENTILATION AREA MAY BE REDUCED TO 1/300 IF THE GABLE OR RIDGE VENTS
ARE LOCATED IN THE UPPER ONE THIRD OF THE ATTIC OR ENCLOSED RAFTER SPACE.

2. ENCLOSED ATTIC, RAFTER AND CRAWL SPACE AREAS MAY BE VENTILATED BY A
MECHANICAL EXHAUST AND SUPPLY AIR SYSTEM OF .02 CFM/SQ. FT. OF HORIZONTAL AREA.
THE VENTILATION SYSTEMS SHALL OPERATE WHEN THE RELATIVE HUMIDITY EXCEEDS 60%
IN THE SPACE.

ATTICS

1. PROVIDE ALL OF THE FOLLOWING (A, B, AND C) WHERE ATTIC TRUSSES WITH A WEB
CCONFIGURATION ALLOW A RECTANGULAR SPACE OF 42° VERTICALLY X 24" HORIZONTALLY
BETWEEN THE WEBS AND BOTTOM CHORD.
a. ATTICS WITH DRYWALL CEILINGS BELOW THAT ARE ACCESSED ONLY BY A
22" X 30" SCUTTLE OPENING WITHOUT A PULL-DOWN STAIRWAY.
b. WARNING SIGNS ATTACHED TO THE TRUSSES ON EACH SIDE OF THE 22" X 30
SCUTTLE OPENING AT LEAST 36" ABOVE THE BOTTOM CHORD AND WITHIN 18"
OF THE EDGE OF THE OPENING, THE SIGNS SHALL BE CONSTRUCTED OF
METAL OR OTHER APPROVED DURABLE MATERIALS SUITABLE FOR THE
LOCATION AND BE A MINIMUM OF 40 SQ. INCHES IN AREA WITH 3/4" MINIMUM
HIGH LETTERS ON A CONTRASTING BACKGROUND THAT READS "WARNING-
TRUSSES NOT DESIGNED FOR ATTIC STORAGE".
€. ATTIC AREAS OVER GARAGE AREAS WITH DRYWALL CEILINGS SHALL ALSO BE
PROVIDED WITH WARNING SIGNS AS DESCRIBED IN ITEM "B" ABOVE AND A
HORIZONTAL RAILING ATTACHED TO THE TRUSSES ON EACH SIDE OF THE 22*
X 30" SCUTTLE OPENING AT LEAST 24" AND NOT MORE THAN 36" ABOVE THE
BOTTOM CHORD. THE RAILING IS INTENDED TO BE AN OBSTRUCTION TO EASY
ACCESS FOR STORAGE AND SHALL BE CONSTRUCTED OF EITHER 1X4's, 2X4's
OR 3/8" X 6" PLYWOOD. IT MAY BE SHOP QR FIELD APPLIED.

ELECTRIC

1. ALL EXTERIOR STAIRWAYS SERVING THE DWELLING SHALL HAVE LIGHTING CONTROLLED
BY ONE OF THE FOLLOWING METHODS:

a. CONTROLS INSIDE THE DWELLING.

b. AUTOMATICALLY ACTIVATED WITH A MANUAL OVERRIDE.

2.U.L. APPROVED NONMETALLIC ELECTRICAL OUTLET AND SWITCH BOXES MAY BE USED IN
FIRE RATED WALLS. (U.L. BOX CLASSIFICATION TO MATCH FIRE RATED WALL DESIGN
ASSEMBLY AND TO BE INSTALLED PER CLASSIFICATION SPEC.) BOX, SIZE, SPACING, AND
INSTALLATION TO MEET THE REQUIREMENTS FOR METALLIC BOXES AS LISTED BELOW
(MINIMUM) UNLESS NONMETALLIC BOX CLASSIFICATION SPEC. REQUIRED MORE
RESTRICTIVE REQUIREMENTS.

3. IN FIRE RATED GYPSUM WALLS NOT EXCEEDING 2 HR. RATING, SINGLE AND DOUBLE GANG
U.L. APPROVED METALLIC ELECTRICAL OUTLET AND SWITCH BOXES WITH METALLIC OR
NONMETALLIC COVER PLATES MAY BE USED. THE SURFACE AREA OF INDIVIDUAL BOXES
SHALL NOT EXCEED 16 SQ. IN. AND THE AGGREGATE SURFACE AREA OF BOXES SHALL NOT
EXCEED 100 SQ. IN. PER 100 SQ. FT. OF WALL AREA. BOXES LOCATED ON OPPOSITE SIDES
OF WALL SHALL BE SEPARATED BY A HORIZONTAL DISTANCE OF 24 IN. GYPSUM BOARD
SHALL BE CUT WITH NO MORE THAN A 1/8" CLEARANCE AROUND BOX.

4. ALUMINUM WIRING IS PROHIBITED FROM THE LOAD SIDE OF SERVICE EQUIPMENT TO ANY
OUTLETS.

GENERAL CONDITIONS:

1. ALL CONTRACTORS SHALL OBSERVE ALL REGULATIONS IMPOSED BY THE APPROPRIATE GOVERNING BODIES, AND ALL WORK SHALL COMPLY WITH THE REQUIREMENTS OF
THE BUILDING CODES, ACCIDENT AND FIRE PREVENTION REGULATIONS. ALL MATERIALS, EQUIPMENT, WORKMANSHIP, WORKING CONDITIONS, AND CONSTRUCTION METHODS
SHALL COMPLY WITH THE LATEST APPLICABLE SECTIONS OF LOCAL, MUNICIPAL, CITY, STATE & FEDERAL CODES, ORDINANCES, & STANDARDS.

2. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS & CONDITIONS PRIOR TO STARTING ANY CONSTRUCTION AND SHALL NOTIFY THE ARCHITECT OF ANY DISCREPANCIES
OR INCONSISTENCIES AT THE BUILDING SITE.

3. THE CONTRACTOR SHALL CONSTRUCT ALL NEW WORK IN A NEAT & APPROVED MANNER.

4. THE CONTRACTOR SHALL ESTABLISH AND VERIFY ALL OPENINGS & INSERTS FOR MECHANICAL AND ELECTRICAL WORK AS REQUIRED FOR THEIR INSTALLATION AND PER
DRAWINGS (IF APPLICABLE).

5. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY TEMPORARY BRACING, SHORING, GUYING, OR OTHER MEANS TO AVOID EXCESSIVE STRESSES AND TO HOLD
STRUCTURAL ELEMENTS IN PLACE.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SAFETY AND SECURITY IN & AROUND THE JOB SITE DURING CONSTRUCTION.
7. THE CONTRACTOR SHALL SUBMIT / FILE FOR, PAY & SECURE ALL APPROVALS, BUILDING PERMITS, FIRE PERMITS, TEST, AND CERTIFICATES OF COMPLIANCE & OCCUPANCY.
8. THE DIMENSIONS ON THESE DRAWINGS IN ALL CASES SUPERSEDE SCALE. CONTRACTOR IS NOT TO SCALE DRAWINGS.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR RUBBISH SWEPT UP & REMOVED. UPON COMPLETION OF WORK, THE CONTRACTOR SHALL LEAVE WORK IN A FINISHED
CONDITION.

10. IT WILL BE THE DUTY OF THE CONTRACTORS TO COMMUNICATE IMMEDIATELY WITH EACH OTHER IN ORDER TO SCHEDULE WORK, STORAGE AREAS, ETC. IN AN APPROVED
MANNER AND WITHIN THE TIME SPECIFIED.

11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DAMAGE TO OWNER'S OR OTHER'S PROPERTY DONE BY HIM/HER OR INDIVIDUALS IN THE CONTRACTOR'S EMPLOY, OR
THROUGH NEGLIGENCE.

12. THE CONTRACTOR SHALL VERIFY THE LOCATION OF ALL EXPOSED AND CONCEALED UTILITIES BEFORE CONSTRUCTION BEGINS,

13. ALL ARCHITECTURAL DRAWINGS ARE IN CONFIDENCE AND DISSEMINATION MAY NOT BE MADE WITHOUT PRIOR WRITTEN CONSENT OF THE ARCHITECT, ALL COMMON LAW
RIGHTS OF COPYRIGHTS AND OTHERWISE ARE HEREBY SPECIFICALLY RESERVED.

14. IF THE CONTRACTOR DOES NOT CLEARLY UNDERSTAND THE PLANS, HE SHOULD OBTAIN THE ARCHITECT'S WRITTEN EXPLANATION PRIOR TO BIDDING. THE CONTRACTOR
WILL BE HELD RIGIDLY TO INTERPRETATIONS OF THE ARCHITECT.

15. MINOR DETAILS NOT USUALLY SHOWN OR SPECIFIED, BUT TYPICAL FOR STANDARD CONSTRUCTION OF ANY OF THE WORK, SHALL BE INCLUDED IN THIS CONTRACT
DOCUMENT SET AS THOUGH IT WERE SHOWN IN THE DOCUMENTS.

RESIDENTIAL ADDITIONS
400 PARKLAND AVENUE
GLENDALE, MO 63122
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PROJECT DATA:

Ann Begemann, ARCHITECT
begemann_ann@sbcglobal.net

(314) 614-0686

PROJECT NAME: RESIDENTIAL ADDITIONS
400 PARKLAND AVENUE
GLENDALE, MO 63122
OWNER DAN & KELLY GARGAN
400 PARKLAND AVENUE
GLENDALE, MO 63221
(303) 859-7372
ARCHITECT: ANN BEGEMANN ARCHITECT
3207 CHARLESTON BLVD.
ROCKINGHAM, VA 22801
(314) 614-0686
BUILDING 2015 INTERNATIONAL RESIDENTIAL CODE
ELECTRICAL: 2014 NATIONAL ELECTRIC CODE
PLUMBING 2015 UNITED PLUMBING CODE
MECHANICAL: 2015 INTERNATIONAL MECHANICAL CODE NOTE:
GENERAL: 2015 IPMC PROPERTY MAINTENANCE CODE s
ALL WORK TO ADHERE TO THE 2015
SINGLE FAMILY DWELLING CHECKLIST AS
PROVIDED BY ST. LOUIS COUNTY.
CLIMATIC AND GEOGRAPHICAL DESIGN CRITERIA
SUBJECT TO DAMAGE FROM
GROUND | WIND  [SEISMIC | WEATHER| FROST | TERMITE WINTER | ICE FLOOD | AR MEAN
SNOW | SPEED [DESIGN  |ING LINE DESIGN | BARRIER |HAZARDS | FREEZING| ANNUAL
LOAD (MPH)  |CATEGORY DEPTH TEMP. | UNDER- INDEX | TEMP
LAYMENT
— REQUIRED|
20PSF [115MPH | C SEVERE | 30" HEAVY 2F NO 02/04/15 1500 DAYS| 54° F
FLOOR LOADING:
ROOMS OTHER THAN SLEEPING ROOMS 40 LB LIVE LOAD
SLEEPING ROOMS 30 LB LIVE LOAD
25 LB DEAD LOAD
ROOF LOADING: 16 LB LIVE LOAD
15 LB DEAD LOAD
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at 400 Parkland Avenue
Glendale, MO 63122
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GENERAL FLOOR PLAN NOTES:

1. ALL DIMENSIONS ARE TO FACE OF STUD FOR NEW CONSTRUCTION AND TO FACE OF DRYWALL FOR
EXISTING WALLS.

2. CONTRACTOR TO FIELD VERIFY ALL MEASUREMENTS AND EXISTING CONDITIONS. NOTIFY
ARCHITECT OF ANY DISCREPANCIES.

3. ALL FINISHES TO BE APPROVED BY OWNER.

4. ALL FIRST FLOOR CEILING HEIGHTS TO MATCH EXISTING UNLESS INDICATED OTHERWISE.

5. COORDINATE WITH OWNER FOR ALL CABINETS & COUNTERTOPS.

6. TOP OF ALL WINDOWS TO BE A MINIMUM OF 6'-10" ABOVE FINISHED FLOOR OR TO MATCH EXISTING.

7. CONTRACTOR TO VERIFY AND COORDINATE BEFORE CONSTRUCTION WITH ALL DOOR & WINDOW
CENTER LINE DIMENSIONS WITH DOOR & WINDOW MANUFACTURER'S ROUGH OPENING DIMENSIONS.

8. ALL INTERIOR PARTITIONS TO BE 2x4 WOOD STUDS @ 16" 0.C. WITH 1/2" GWB BOTH SIDES UNLESS
NOTED OTHERWISE. EXTERIOR WALLS TO BE 2x4 WOOD STUDS @ 16" 0.C. WITH 1/2" GWB ON
INTERIOR & 1/2" SHEATHING ON EXTERIOR.

8. ALL DOORS TO BE 6-8" HIGH UNLESS NOTED OTHERWISE.

10. FLOOR ELEVATIONS IN ADDITION SHALL MATCH & ALIGN W/ EXISTING FLOOR LEVELS.

11. ALL FINISH FLOORS PER OWNER.
12. ALL STEPS: MAX. RISER = 7%", MIN. TREAD = 10" W/ 1" NOSING.

13. ALL SOFFITTS TO BE FIREBLOCKED IN ACCORDANCE WITH THE 2015 IRC.

14. ALL FURRED WALLS TO BE FIREBLOCKED VERTICALLY AT THE CEILING AND HORIZONTALLY EVERY
10' MAXIMUM IN ACCORDANCE WITH THE 2015 IRC.

15. ALL EXTERIOR FULL LITE DOORS TO HAVE TEMPERED GLASS.

SYMBOL LEGEND

EXISTING WALL TO REMAIN
. NEW WALL CONSTRUCTION

1]\ NEW DOOR

/\ EXISTING DOOR TO REMAIN

GENERAL FRAMING NOTES:

1. FLOOR CONSTRUCTION: 3/4" T 8G. PLYWOOD SUBFLOOR GLUED AND SCREWED TO FLOOR
JOISTS.

2. ALL FLOOR FRAMING TO BE SPACED AS SHOWN ON PLAN.

3. BEAMS AND HEADERS: (2) 2 X108 UNLESS NOTED OTHERWISE.

4. PROVIDE DOUBLE FLOOR JOISTS UNDER ALL PARALLEL PARTITIONS.

5. PROVIDE SOLID WOOD BLOCKING THROUGH FLOOR AT ALL POSTS ABOVE.

6. ALL INTERIOR WALLS TO BE 2X4'S @ 16" O.C. UNLESS NOTED OTHERWISE. ALL EXTERIOR
WALLS TO BE 2X4'S @ 16" O.C. UNLESS NOTED OTHERWISE.

7. ALL SOFFITS AND DROPPED CEILINGS TO BE FIRESTOPPED. ALL FRAME WALLS TO BE
FIRESTOPPED @ 8-0" MAX. ALL FIREBLOCKING TO BE INSTALLED IN ACCORDANCE WITH THE
2009 IRC.

8. ALL FURRED WALLS TO BE FIREBLOCKED VERTICALLY AT THE CEILING AND HORIZONTALLY
EVERY 10' MAXIMUM TO BE INSTALLED IN ACCORDANCE WITH THE 2015 IRC.

10. ALL EXTERIOR SHEATHING TO BE 1/2* PLYWOOD OR OSB BOARD.
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GENERAL FLOOR PLAN NOTES:

1. ALL DIMENSIONS ARE TO FACE OF STUD FOR NEW CONSTRUCTION AND TO FACE OF DRYWALL FOR
EXISTING WALLS.

2. CONTRACTOR TO FIELD VERIFY ALL MEASUREMENTS AND EXISTING CONDITIONS. NOTIFY
ARCHITECT OF ANY DISCREPANCIES.

3. ALL FINISHES TO BE APPROVED BY OWNER.

4. ALL FIRST FLOOR CEILING HEIGHTS TO MATCH EXISTING UNLESS INDICATED OTHERWISE.

5. COORDINATE WITH OWNER FOR ALL CABINETS & COUNTERTOPS.

6. TOP OF ALL WINDOWS TO BE A MINIMUM OF 610" ABOVE FINISHED FLOOR OR TO MATCH EXISTING.

7. CONTRACTOR TO VERIFY AND COORDINATE BEFORE CONSTRUCTION WITH ALL DOOR & WINDOW
CENTER LINE DIMENSIONS WITH DOOR & WINDOW MANUFACTURER'S ROUGH OPENING DIMENSIONS.

8. ALL INTERIOR PARTITIONS TO BE 2x4 WOOD STUDS @ 16" O.C. WITH 1/2* GWB BOTH SIDES UNLESS
NOTED OTHERWISE. EXTERIOR WALLS TO BE 2x4 WOOD STUDS @ 16" 0.C. WITH 1/2" GWB ON
INTERIOR & 1/2" SHEATHING ON EXTERIOR.

9. ALL DOORS TO BE 68" HIGH UNLESS NOTED OTHERWISE.

10. FLOOR ELEVATIONS IN ADDITION SHALL MATCH & ALIGN W/ EXISTING FLOOR LEVELS.

11. ALL FINISH FLOORS PER OWNER.
12. ALL STEPS: MAX RISER = 73‘. MIN. TREAD = 10" W/ 1" NOSING.

13, ALL SOFFITTS TO BE FIREBLOCKED IN ACCORDANCE WITH THE 2015 IRC,

14, ALL FURRED WALLS TO BE FIREBLOCKED VERTICALLY AT THE CEILING AND HORIZONTALLY EVERY
10' MAXIMUM IN ACCORDANCE WITH THE 2015 IRC.

15. ALL EXTERIOR FULL LITE DOORS TO HAVE TEMPERED GLASS,

SYMBOL LEGEND

EXISTING WALL TO REMAIN
NEW WALL CONSTRUCTION

|r\ NEW DOOR

/\ EXISTING DOOR TO REMAIN

GENERAL FRAMING NOTES:

1. FLOOR CONSTRUCTION: 3/4" T.&G. PLYWOOD SUBFLOOR GLUED AND SCREWED TO FLOOR
JOISTS.

2. ALL FLOOR FRAMING TO BE SPACED AS SHOWN ON PLAN.

3. BEAMS AND HEADERS: (2) 2 X10S UNLESS NOTED OTHERWISE.

4. PROVIDE DOUBLE FLOOR JOISTS UNDER ALL PARALLEL PARTITIONS.

5. PROVIDE SOLID WOOD BLOCKING THROUGH FLOOR AT ALL POSTS ABOVE.

6. ALL INTERIOR WALLS TO BE 2X4'S @ 16" 0.C. UNLESS NOTED OTHERWISE. ALL EXTERIOR
WALLS TO BE 2X4'S @ 16" O.C. UNLESS NOTED OTHERWISE.

7. ALL SOFFITS AND DROPPED CEILINGS TO BE FIRESTOPPED. ALL FRAME WALLS TO BE
FIRESTOPPED @ 80" MAX. ALL FIREBLOCKING TO BE INSTALLED IN ACCORDANCE WITH THE
2009 IRC.

8. ALL FURRED WALLS TO BE FIREBLOCKED VERTICALLY AT THE CEILING AND HORIZONTALLY
EVERY 10' MAXIMUM TO BE INSTALLED IN ACCORDANCE WITH THE 2015 IRC.

10. ALL EXTERIOR SHEATHING TO BE 1/2" PLYWOOD OR OSB BOARD.
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Ann Begemann, ARCHITECT
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GENERAL ELEVATION NOTES:

1. ROOF TO HAVE ASPHALT ARCHITECTURAL SHINGLES OVER 1/2* EXTERIOR GRADE 2009 IRC APPROVED

SHEATHING & 15 LB. ROOFING FELT. ROOF SHINGLES TO MATCH EXISTING ROOF OR TO BE SELECTED BY OWNER.

2. ALL GUTTERS TO BE ALUMINUM OGEE GUTTERS ON A 1x8 FASCIA BOARD W/ DOWNSPOUTS,

3. ALL WINDOWS TO HAVE LOW 'E' INSULATED GLASS. OPERABLE WINDOWS TO HAVE REMOVABLE SCREENS.
WINDOW SIZES ARE IN FOOT INCHES (EXAMPLE: A 3050 IS A 30" x 50" WINDOW).

4. PROVIDE LAP SIDING TO MATCH EXISTING. PROVIDE CORNER BOARDS & WINDOW TRIM TO MATCH EXISTING.

5. PROVIDE VENTED SOFFITS TO MATCH EXISTING.
6. ROOF OVERHANGS AS INDICATED.
7. VERIFY ALLROUGH OPENINGS OF ALL SELECTED WINDOWS & DOCRS PRIOR TO FRAMING WALLS.

8. PROVIDE CONTINUQUS METAL FLASHING AT ALL ROOF TO WALL CONNECTIONS. USE COPPER STEP FLASHING
AT ALL MASONRY WALLS. FLASH ALL VALLEYS W/ INTERLACING SHINGLES.

9. ALL FULL LITE DOORS & SIDELITES TO HAVE TEMPERED GLASS.

10. WINDOW HEAD HEIGHT TO BE 6-10" A.F.F. MINIMUM OR MATCH EXISTING WINDOW HEAD HEIGHT.
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GRADE.

e

NEW CONCRETE FOUNDATION &
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FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON
VIRGIN SOIL AND SHALL BE MINIMUM 30" BELOW
GRADE.

AS




SEAL
GENERAL ELEVATION NOTES:

1. ROOF TO HAVE ASPHALT ARCHITECTURAL SHINGLES OVER 172" EXTERIOR GRADE 2009 IRC APPROVED
SHEATHING & 15 LB, ROOFING FELT. ROOF SHINGLES TO MATCH EXISTING ROOF OR TO BE SELECTED BY OWNER.

2. ALL GUTTERS TO BE ALUMINUM OGEE GUTTERS ON A 1 x 8 FASCIA BOARD W/ DOWNSPOUTS.

3. ALL WINDOWSTO HAVE LOW 'E' INSULATED GLASS. OPERABLE WINDOWS TO HAVE REMOVABLE SCREENS.
WINDOW SIZES ARE IN FOOT INCHES (EXAMPLE: A 3050 IS A 3-0" x 50" WINDOW).

4, PROVIDE LAP SIDING TO MATCH EXISTING. PROVIDE CORNER BOARDS & WINDOW TRIM TO MATCH EXISTING.

5. PROVIDE VENTED SOFFITS TO MATCH EXISTING.

6. ROOF OVERHANGS AS INDICATED. T J

7. VERIFY ALL ROUGH OPENINGS OF ALL SELECTED WINDOWS & DOORS PRIOR TO FRAMING WALLS. PROVIDE
/ CONTINUOUS METAL
8. PROVIDE CONTINUOUS METAL FLASHING AT ALL ROOF TO WALL CONNECTIONS. USE COPPER STEP FLASHING WALL FLASHING
AT ALL MASONRY WALLS. FLASH ALL VALLEYS W/ INTERLACING SHINGLES.
2 P i TIEL

9. ALL FULL LITE DOORS & SIDELITES TO HAVE TEMPERED GLASS. Praae—m—
e & 21056 21056 sl
CSMNT CSMNT

146"

10. WINDOW HEAD HEIGHT TO BE 6-10" A.F.F. MINIMUM OR MATCH EXISTING WINDOW HEAD HEIGHT.

Ann Begemann, ARCHITECT
begemann_ann@sbcglobal.net

(314) 614-0686
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EXPOSED CONCRETE FOUNDATION TO
BE A MAXIMUM OF 12" ON THE FRONT
ELEVATION & 24" ON THE REAR & SIDE
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TO SET FOOTINGS, SEE FOUNDATION PLAN. E SRR S— C I e —— ro--- ‘; :
FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON NEW INSULATED METAL GARAGE DOOR.
VIRGIN SOIL AND SHALL BE MINIMUM 30" BELOW VERIFY DOOR ROUGH OPENING PRIOR NEW CONCRETE FOUNDATION &
GRADE. 7O FRAMING DOOR FOOTING. FOOTING TO BE 30" BELOW
GRADE AND TO SIT ON 24" VIRGIN
SOIL.

PROPOSED DRIVEWAY ELEVATION

SCALE: 1/4"= 10"

RESIDENTIAL ADDITIONS
at 400 Parkland Avenue
Glendale, MO 63122
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CITY4 OF

424 N. Sappington Road Glendale, Missouri 63122 (314) 965-3600 fax (314) 9654772

APPEAL TO THE BOARD OF ADJUSTMENT

APPLICANT: Jenny Gossow DATE: 02.12.25

PROPERTY OWNER: Jenny Gossow ZONING DISTRICT: R-2
ADDRESS of PROPERTY: 1249 Carol Ann Place Glendale, MO 63122
TELEPHONE: Day (314) 496-8950 Home ()

Section 1: Basis for Granting Variances:

A variance can only be granted when the strict application of the zoning regulations of Chapter 400 of the Glendale
Municipal Code would result in peculiar and exceptional practical difficulties or exceptional and undue hardship upon the
owner of such property by reason of at least one of the following:

a. Area Variances. When, by reason of exceptional narrowness, shallowness or shape of a specific piece of property on April 24,
1963, or by reason of exceptional topographical conditions or other extraordinary or exceptional situation or condition of a
specific piece of property, which condition is not generally prevalent in the neighborhood, the strict application of the area
regulations of this Chapter would result in peculiar and exceptional practical difficulties or exceptional and undue hardship
upon the owner of such property, the Board is hereby empowered to authorize upon an appeal relating to such property, a
variation from such strict application so as to relieve such difficulty or hardships.

b. Use Variances. The Board of Adjustment is empowered to grant use variances only upon findings that all of the following five
factors are established:

1.

The applicant will be deprived of all beneficial use of the property under any of the permitted uses in the zoning district in
which the property is located, all beneficial use being lost only where the property is not suitable for any use permitted in
the City’s zoning ordinance for that zoning district; and

The applicant has sufficiently demonstrated unnecessary hardship by expert testimony and/or documentation and not mere
conclusionary or lay opinion that the property in question cannot yield a reasonable return if used only for a purpose or
purposes permitted in the zoning district in which that property is located; and

The plight of the owner is due to exceptional or unique circumstances and not due to general conditions in the
neighborhood; and

The use to be authorized by the variance would not alter the essential character of the neighborhood; and

The proposed use to be authorized by the use variance would not constitute a change in the district map, impair an adequate
supply of light and air to adjacent property, increase congestion in public streets, increase the danger of fire, materially
diminish or impair established property values within the surrounding area and would not in any other respect impair the
public health, safety, comfort, morals and welfare of the City.

For details of the Board’s authority to grant a variance, see Sections 400.910-400.970 of the Glendale Code.

Please note that the desire to use certain space, whether interior or exterior, in a particular manner is not a basis for the
Board to grant a variance.



Section 2: Explanation for Applicant’s Appeal:
Please explain the basis for the appeal. In order to qualify for a variance, you must provide information as to why the
variance request fits within_ at least one of the reasons under Section 1 above.

See enclosed.

The Board of Adjustment meeting is the first Wednesday of every month at 6:00 p.m. Along with the $100.00 application
fee, the following must be submitted:
1.) The reason(s) for the variance under the Board’s authority (see above).
2.) Ten (10) copies of scaled drawings to include an existing survey, site plan and any other construction drawings.
3.) Photographs of both the owner’s property and the adjacent property or properties relevant to the property line and
setback requirements in question. Photographs should include existing structures and other existing site

improvements relevant to the property line. ,

updated 9/19 Petitioner




Appeal to Board of Adjustment
1249 Carol Ann Place

The homeowners are seeking approval for an attached shed addition to an existing two-car garage at 1249 Carol Ann Place. More specifically, they are

asking for approval to build into the rear yard setback 10’ feet due to practical difficulties not encountered with other corner lots in Glendale (see site
diagram 1).
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The house is situated on a block that could be described as a “racetrack” shape (see diagram 2 below) within the Glenridge
Neighborhood. Houses facing Carol Ann and Nancy Jo are closer to 14’ apart. The corner houses at each end of the racetrack
are 60’ apart since there are no houses facing Joanna. This leaves an out of scale gap in the streetscape.

osnralavel onsavel

s

Joanna Ave

s o

Nancy Jo Pl
CarolP:nh Pl

Area of 60’ gap in streetscape

bl lcasii)

Nancy Carol Ln
Diagram 2- Racetrack street diagram

The houses on each end of the “racetrack” must adhere to two front yard setbacks and comply with a rear yard setback that from the street

reads like a side yard. Where most blocks in Glendale would have a street facing home in between two corner lots, this street layout does not
(see photo, 3) leaving a large, out of scale gap in the streetscape.

it £

Photos 3 &4 view from Joanna showing 60’ gap at atypical corner lots at corners of Carol Ann Place and Nancy Jo Place



Photos 5, 6 showing views across from 1249 Carol Ann Place

This condition looks less cohesive along those properties relative to the houses on the same block across the street (see
photos 5, 6 above) and at typical corner lots in the Glenridge Subdivision (see photos 7,8,9).

Photos 7,8,9

Having studied the options for a detached shed of this size that conform to the setbacks would put this shed in the middle
of the yard and making it much more visible from the street (see renderings 10, 11). The rear yard has an existing easement
that also impedes the location closer to the property line.
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Renderings of detached shed location 10,11

Many residences in the neighborhood have sheds and in some cases two which can be eyesores (see photo 12).
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Photo 12-The residence (also located on Carol Ann Place ) has 2 sheds, a covered porch, a pergola and patio. These are permissible
but add visual clutter. These are not visible from the street. The homeowners at 1249 Carol Ann are hoping to avoid the visual clutter
as it would be seen from Joanna.



The homeowners have designed a solution to their storage needs that addresses the view from Joanna, while also minimizing the
impact on the useable yard (see renderings 13, 14,15,16,17).
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Rendering 13- plan view

Rendering 15- aerial view
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Rendering 16- Joanna Avenue view Rendering 17- interior backyard view

The homeowners would like to fully integrate the shed into the existing style of the house, create a covered area outside the side door of the garage to
blend the roof line and match all existing details. They are requesting a variance of 10’ into the required rear yard setback to construct an attached
12’x10’ shed, creating a setback of 20’ and a distance from the neighbor’s house of 48’.

If the variance is granted, the homeowners will then submit final plans to Glendale Architectural Review Board for further review.

Thank you for your consideration,

Jenny Gossow, Architect Owner
JG Design Studio

7412 Manchester Road

Saint Louis, MO 63143

314-496-8950



BOUNDARY AND IMPROVEMENT SURVEY

1249 CAROL ANN PLACE

LOT 30 OF APPEL TRACT
PLAT BOOK: 38 PAGE: 81
ST. LOUIS COUNTY, MO
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	To:  Board of Adjustment
	The applicant has requested two variances for the proposed addition stating that the variances are based primarily on the narrowness of the lot. The applicant notes in detail that the property owner desires to make the property more livable as she age...
	The applicant has requested a variance for the proposed addition based primarily on the pie shape of the lot and its double frontage, which requires front yards on both Cambridge Ct and Glen Vista Pl. They state the deck is located in the traditional ...
	The applicant has requested a variance for the proposed addition based primarily on the way the angle of Essex Ave. shortens the perimeter of their property from west to east. Because of this, the southwest corner of the garage is within the building ...
	The applicant also supplied additional survey data comparing the proposed front building line with the building lines of other existing houses on Essex. The survey shows that there are multiple other corner lots on Essex that have building corners tha...
	The applicant has requested a variance for the proposed addition based primarily on the fact that the “racetrack” nature of the subdivision makes it a unique corner lot with a larger distance between houses than is typical. They state that it is more ...
	The applicant also states that detaching the shed would result in accessory building that would be more visible from the street and result in more visual clutter. They also note that there is an easement along the rear property line that limits placem...
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