
 
 NOTICE OF PUBLIC MEETING 

       WEDNESDAY, MARCH 5, 2025 – 6:00 P.M. 
BOARD OF ADJUSTMENT MEETING 

AGENDA 
 

 
 

I. MEETING CALLED TO ORDER 
 

II. ROLL CALL 
 

III. APPROVAL OF MINUTES: JULY 10, 2024 
 

IV. 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.  
 

V. PUBLIC HEARING: 286 PARKLAND AVENUE VARIANCE REQUEST 
 

VI. 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.  
 

VII. PUBLIC HEARING: 16 CAMBRIDGE COURT VARIANCE REQUEST 
 

VIII. 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.  
 

IX. PUBLIC HEARING: 400 PARKLAND AVENUE VARIANCE REQUEST 
 

X. 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 Pl. 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 Macaluso___  
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. 
 
 

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 



 

 
APPEAL TO THE BOARD OF ADJUSTMENT 

APPLICANT:    DATE:   

PROPERTY OWNER:    ZONING DISTRICT:   

ADDRESS of PROPERTY:    Glendale, MO 63122 

TELEPHONE:  Day (____)   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 

 
 
2. 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  

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

 
4. The use to be authorized by the variance would not alter the essential character of the neighborhood; and 
 
5. 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. 

, 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. 

KIM HANY 02/11/2025

LAURA DETMER R-1

286 PARKLAND AVENUE

314 368-6694 SAME















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
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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, I.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.
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WOOD BURNING
FIREPLACE - SEE NOTE 2
AND SECTION 1/3
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22'-7" X 15'-1"
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DECK
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PAINTED THIN BRICK VENEER

P.T. 4X6 TIGHT
TO EXIST WALL
- LAG BOLT AT
18" O.C. VERT.
INTO SOLID
FRAMING, E.S.

8" SQ. BUILT UP
COLUMN
AROUND
CONTINUOUS
6X6 POST

NEW D.S. TO
SPLASH BLOCK

1
2

NEW D.S. TO
SPLASH BLOCK

EDGE OF EXIST DECK

FLOOR PLAN DRAWING NOTES
1. POST INDICATED SHALL BE MINIMUM (2) 2X WALL THICKNESS, GLUED AND NAILED,

UNLESS NOTED OTHERWISE.  MINIMUM HEADER SIZE (2) 2X10'S GLUED AND NAILED.
2. FIREPLACE:  HEAT N GLO CASTLEWOOD (42" VIEWING ANGLE) WOOD BURNING

PRE-FABRICATED FIREPLACE OR AS SELECTED BY OWNER (SEE SECTION).  SURROUND,
MANTLE, AND HEARTH TO BE SELECTED BY OWNER.  COORD. WITH MFR. FOR MIN.
ROUGH-IN DIMENSIONS, HEARTH WIDTH, AND EXTENSION.

3. PROVIDE 2" MINIMUM CLEARANCE TO COMBUSTIBLES AT ALL GAS FLUES, TYPICAL.
4. SEE ELECTRIC SHEET FOR DEVICE LOCATIONS.
5. PROVIDE WOOD FURRING AT WALLS AND CEILING AS REQUIRED TO PROVIDE A LEVEL

FINISHED SURFACE.
6. REPAIR, PATCH, AND REFINISH TO BLEND WITH ADJACENT SURFACES ALL AREAS OPENED

UP FOR UTILITY ACCESS, ETC.
7. ALL MECHANICAL, ELECTRICAL, AND PLUMBING SHALL BE CONCEALED BEHIND FINISHED

WALL SURFACES, TYPICAL.  INSTALL DRYWALL FURRING AS REQUIRED TO CONCEAL ALL
PIPES, DUCTS, ETC.

8. EXTERNAL PAINTING/CAULK:  PAINT ALL SIDING, WOODWORK, PAINTED METALS,
SHUTTERS, PAINTED LOUVERS, AND EQUIPMENT BOXES WHERE NOTED.  DO NOT PAINT
PRE-FINISHED MATERIALS.

FOUNDATION DRAWING NOTES
1. EXTERIOR PORCH/PATIO SLABS:  4" CONCRETE SLAB WITH 6"X6" W1.4XW1.4 WWF OVER

MIN. 4" GRAVEL OR CRUSHED STONE.  SLOPE AWAY FROM FOUNDATION WITH EDGES
TURNED DOWN BELOW GRADE MINIMUM 12" OR TO TOP OF FOUNDATION WALL.

2. FOOTINGS AND PIERS:  BOTTOM OF FOOTINGS TO BE MINIMUM 30" BELOW GRADE.  PIERS
TO EXTEND MIN. 24" INTO SOLID, UNDISTURBED SOIL AND MIN. 30" BELOW GRADE.

3. ELECTRICAL PANEL: ELECTRICAL CONTRACTOR TO DETERMINE IF EXISTING ELECTRICAL
SUPPLY IS ADEQUATE FOR INTENDED IMPROVEMENTS.  IF NOT EXISTING SUPPLY WILL
NEED TO BE UPGRADED. (200 AMP. MINIMUM / 600 AMP. MAXIMUM) TO BE SIZED AND
LOCATED BY ELECTRICAL CONTRACTOR.

4. CONTRACTOR SHALL NOT BACKFILL UNTIL CONCRETE FOUNDATION HAS CURED FOR A
MINIMUM OF 7 DAYS.

DECK NOTES
1. COMPLY WITH ALL LOCAL BUILDING CODES AND ORDINANCES.
2. FIELD VERIFY ALL EXISTING CONDITIONS PRIOR TO STARTING CONSTRUCTION.
3. CONCRETE PIERS TO EXTEND MINIMUM 24" INTO SOLID, UNDISTURBED SOIL AND

MINIMUM 30" BELOW FINISHED GRADE.
4. ALL DECK JOISTS, BEAMS, AND STRINGERS TO BE PRESSURE-TREATED (P.T.) LUMBER .

MINIMUM 975 FB (2X12'S) AND 1050 FB (2X10'S) SINGLE MEMBER USE.
5. ALL DECKING, TRIM BOARDS, STEPS, POSTS, AND RAILINGS TO BE PRESSURE-TREATED

OR COMPOSITE.
6. METAL HARDWARE BY SIMPSON OR APPROVED EQUAL.  ALL HARDWARE HOT-DIP

GALVANIZED, NAILING AND FASTENING PER MANUFACTURER (OTHER NAILING PER
LOCAL CODES).

7. ALL NAILS, SCREWS, AND METAL FASTENERS TO BE NON-CORROSIVE (HOT-DIP
GALVANIZED OR STAINLESS STEEL PER MANUFACTURER'S RECOMMENDATION).

8. PROVIDE OWNER WITH OPTIONAL PRICE FOR FASTENING DECK BOARDS AND TREADS
WITH SIMPSON DBT1 ANCHOR TIES (NO SURFACE NAILING ON DECKING).

9. LANDSCAPING BY OTHERS.
10. OVERHEAD ELECTRIC WIRES (IF ANY) MUST BE AT LEAST 10 FT. ABOVE FINISHED DECK.
11. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE EXACT LOCATION OF ALL

UTILITIES PRIOR TO ANY GRADING AND/OR EXCAVATION.
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ELECTRIC PLAN DRAWING NOTES
1. MAINTAIN CONTINUITY OF EXISTING OUTLETS AND SWITCHES TO REMAIN.
2. ELECTRICAL CONTRACTOR TO DETERMINE IF EXISTING ELECTRICAL SUPPLY IS

ADEQUATE FOR INTENDED IMPROVEMENTS.  IF NOT, UPGRADE EXISTING SUPPLY.
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FRONT ELEVATION
1/4" = 1'-0"

EXIST
FIRST FLR.

TOP ⅊

TOC

SECOND FLR

TOP ⅊
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TOP ⅊
(GARAGE)

TOP ⅊ (FALSE DORMER)

8'-
6"

TOC

10
'-0

 7/
8"

EXIST

EXIST

ELEVATION DRAWING NOTES
1. SLOPE GRADE AWAY FROM FOUNDATION MINIMUM 1"/FT. FOR A DISTANCE OF 8'-0" OR TO

A SWALE.
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
MINIMUM 30" BELOW GRADE.

3. BRICK VENEER:  ALL SOLDIER AND ROWLOCK HEADERS, SILLS, AND TRIM TO PROJECT
3/4", UNLESS NOTED OTHERWISE.

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.

5. DECK DOORS:  SECURELY BARRICADE DOOR UNTIL DECK IS BUILT AND APPROVED.
6. ROOF FLASHING:  PROVIDE CORROSION-RESISTANT METAL FLASHING AT ALL ROOF

VALLEYS, WALL AND CHIMNEY INTERSECTIONS, PORCHES, DECKS, ETC.  ROLLED
ROOFING OR (2) LAYERS OF TYPE 1 UNDERLAYMENT MAY BE SUBSTITUTED FOR
FLASHING AT THE ROOF VALLEY PROVIDED THE SHINGLES ARE INTERLACED.

7. GENERAL CONTRACTOR SHALL CONFIRM USE OF ALL TRIM ACCESSORIES AND MODEL
NUMBERS WITH SUPPLIER BEFORE ORDERING.

GUTTER ON
FASCIA BRD, TYP.

CONTRACTOR TO FIELD VERIFY DEPTH REQUIRED TO SET FOOTINGS.
FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON VIRGIN SOIL AND
SHALL BE MINIMUM 30" BELOW GRADE.

CHIMNEY TO BE  MIN. 3'-0" ABOVE
ROOF AT POINT OF PENETRATION
AND 2'-0" HIGHER THAN ANY
PORTION OF THE BUILDING WITHIN
10' HORIZONTALLY.
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FOR MORE INFORMATION
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FOR CLARITY - SEE TYP.
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FOR MORE INFORMATION
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DECK
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MTL. FLUE CAP
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BRICK VENEER, TYP.
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BRICK
VENEER

VERIFY REROUTING
D.S. AT NEW DECK,
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LANDSCAPING
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(BY OTHERS)
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MATCH EXIST
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7 1/2" HEEL
TO ALIGN
GUTTERS

8"

VALLEY
FLASHING, TYP.

CHIMNEY TO BE  MIN. 3'-0" ABOVE
ROOF AT POINT OF PENETRATION
AND 2'-0" HIGHER THAN ANY
PORTION OF THE BUILDING WITHIN
10' HORIZONTALLY.
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12
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5/4X10 TRIM W/ DRIP

VERIFY FLASHING
ALONG SIDEWALL

CONTRACTOR TO FIELD VERIFY DEPTH REQUIRED TO SET FOOTINGS.
FOOTINGS: BOTTOM OF ALL FOOTINGS TO SET ON VIRGIN SOIL AND
SHALL BE MINIMUM 30" BELOW GRADE.

1
5

ELEVATION DRAWING NOTES
1. SLOPE GRADE AWAY FROM FOUNDATION MINIMUM 1"/FT. FOR A DISTANCE OF 8'-0" OR TO

A SWALE.
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
MINIMUM 30" BELOW GRADE.

3. BRICK VENEER:  ALL SOLDIER AND ROWLOCK HEADERS, SILLS, AND TRIM TO PROJECT
3/4", UNLESS NOTED OTHERWISE.

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.

5. DECK DOORS:  SECURELY BARRICADE DOOR UNTIL DECK IS BUILT AND APPROVED.
6. ROOF FLASHING:  PROVIDE CORROSION-RESISTANT METAL FLASHING AT ALL ROOF

VALLEYS, WALL AND CHIMNEY INTERSECTIONS, PORCHES, DECKS, ETC.  ROLLED
ROOFING OR (2) LAYERS OF TYPE 1 UNDERLAYMENT MAY BE SUBSTITUTED FOR
FLASHING AT THE ROOF VALLEY PROVIDED THE SHINGLES ARE INTERLACED.

7. GENERAL CONTRACTOR SHALL CONFIRM USE OF ALL TRIM ACCESSORIES AND MODEL
NUMBERS WITH SUPPLIER BEFORE ORDERING.

RIGHT SIDE ELEVATION
1/4" = 1'-0"

EXIST
FIRST FLR.

EXIST EXIST

EXIST TOC

EXIST
BSMT FLR.

SECOND FLR

12
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8

EXIST
SECOND FLR

EXISTING
FOOTING
(ASSUMED)
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1 1

/8"

EXISTEXIST

EXIST

EXISTEXIST

NEW ROOFING,
MATCH EXIST, TYP.

RIDGE VENT

EXIST
POSTS TO
REMAIN

MTL FLASHING, TYP.

CHIMNEY TO BE  MIN. 3'-0" ABOVE
ROOF AT POINT OF PENETRATION
AND 2'-0" HIGHER THAN ANY
PORTION OF THE BUILDING WITHIN
10' HORIZONTALLY.

NEW TOP ⅊ =
EXIST TOP ⅊

NEW
D.S.

12" DIA. CONC. PIER -
BELL PER
FOUNDATION PLAN 2'-

6"
MI

N.

VALLEY
FLASHING, TYP.
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NON-COMBUSTIBLE
HEARTH - TBD BY OWNER

PRE-MANUFACTURED WOOD BURNING
FIREPLACE INSERT (SEE FLOOR PLAN)

NON-COMBUSTIBLE SURROUND
AS SELECTED BY OWNER

22 GA. X 8" WIDE SHT. MTL. TO RUN
FULL LENGTH 4" ON EACH SIDE

P.T. FLR. JSTS. -
SEE PLAN

MANTEL AS SELECTED BY OWNER

INSULATED METAL FLUE
PER MANUFACTURER -
OFFSET & CLEARANCES
PER MANUFACTURER

THIN BRICK VENEER OVER
MORTAR SETTING BED OVER
SCRATCH COAT ON DIAMOND
METAL LATH OVER TWO
LAYERS TYVEK STUCCO WRAP
(OR WEATHER RESISTANT
BARRIER APPROVED EQUAL
BY MAUFACTURER) OVER TYP.
SHEATHING.

UL APPROVED SPARK
ARRESTOR MTL. FLUE CAP

STORM COLLAR

FIRESTOP PER
MANUFACTURER

METAL FLASHING

TYPICAL ROOF
CONSTRUCTION

DECKING TO
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FIREPLACE
SECTION

3/4" = 1'-0"1

HOUSE WRAP ON 1/2" SHEATHING
ON 2X6 STUDS @ 16" O.C.

HOUSE WRAP ON 1/2" SHEATHING
ON 2X6 STUDS @ 16" O.C.

NOTE: ALL WOOD TO BE
PRESSURE TREATED
LUMBER

SHEET METAL CAP OVER
2" STONE CAP OVER
ROWLOCK COURSE

SCISSOR TRUSSES, D.B.O.

CONCRETE FOOTING
(SEE FND. PLAN FOR SIZE)

CONCRETE FOUNDATION WALL -
SEE PLAN FOR WALL THICKNESS

#4 BENT DWLS @ 13" O.C.

2-#4'S BOTTOM
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TYP. DECK EXTENSION SECTION
3/4" = 1'-0"1

NOTE: ALL JST. & BEAMS TO BE
PRESSURE TREATED LUMBER

SIMPSON POST BASE
ABU 66 W/ STANDOFF

12" DIA. CONCRETE POST
PIER MIN. 24" INTO SOLID
SOIL.  MIN. 30" BELOW
GRADE, BELL PER PLAN

6X6 P.T. WOOD POST

BEAM PER PLAN - NOTCH
INTO POST WITH (2) 1/2"
THROUGH BOLTS W/
WASHER AT EACH POST

TRIM BOARD

P.T. 2X JOIST - SEE
PLAN W/ METAL
JOIST HANGERS

COMPOSITE DECKING
INSTALL PER MANUF. -
1/4" MAX SPACING

36" HIGH COMPOSITE GUARDRAIL
WITH BALUSTERS AT 4" MAX.
SPACING (MATCH EXISTING)

2'-
6"

P.T. 6X6 POST
P.T. 2X12 STRINGERS

P.T. 2X CENTERED UNDER
TREADS - ATTACH TO
STRINGER USING GALVANIZED
ANGLE BRACKETS

SIMPSON POST BASE
ABU 66

BENT STRAP TIE.
SIMPSON MSTAZ4 @
EACH STRINGER (TYP.)

8 (
F.

V.
) E

Q.
 R

IS
ER

S 
@

 M
AX

. 7
 3/

4"
 =

 ±
4'-

11
"

7T @ 12" EA. = 7'-0"

BEAM PER PLAN -
NOTCH INTO POST W/
(2) 1/2" THROUGH
BOLTS W/ WASHER AT
EACH POST

36" HT. COMPOSITE
GUARDRAIL IN
FOREGROUND

NOTE: ALL JST. & BEAMS
TO BE PRESSURE
TREATED LUMBER

12" DIA. CONCRETE POST
PIER MIN. 24" INTO SOLID
SOIL.  MIN. 30" BELOW
GRADE, BELL PER PLAN

2X6 COMPOSITE
DECKING - 1/4"
MAX SPACING

2'-
6"

P.T. 2X JOIST - SEE
PLAN W/ METAL
JOIST HANGERS

DECK STAIR SECTION
3/4" = 1'-0"4

1'-0"1"

SECTION @ OVERFRAME WALL
3/4" = 1'-0"

EXIST RAFTERS

EXIST EXT.
WALL (OVER
FOUNDATION)

LAP SHEATHING 1'-0" OVER
EXISTING FRAMING

PATCH / NEW SIDING AS
REQ'D

3

KNEE WALL: 2X6'S @ 16" O.C.
(COORDINATE W/ EXIST
TRUSSES) ALIGN W/ WALL
BELOW - LAP SHEATHING ±12",
PATCH SIDING AS REQ'D

REMOVE OVERHANG AS REQ'D

TYP. OVERFRAMING

2X TOP PLATE

TYPICAL ROOF
CONSTRUCTION

ROOF TRUSSES
D.B.O.

2-16D NAILS

2X4 OUTRIGGERS (FLAT)
@ 32" O.C.

GABLE END
TRUSS

PREFINISHED METAL
DRIP EDGE

1'-0" O.H.
TYP. UNO

TYP. RAKE - SEE OTHER
DETAILS

5/4 X4 SHADOW BRD.

SIDING TYP.

TYPICAL SOFFIT

8"
BOX BEAM TO MATCH
COLUMN WIDTH

DRIP CAP ON 5/4X10 TRIM EXT. GRADE T&G CLG
ON FURRING STRIPS
AS REQ'D

BEAM W/ PLATES, SEE PLAN

SECTION @ GABLE END
3/4" = 1'-0"5

8"

2X TOP PLATE

BOX BEAM TO MATCH
COLUMN WIDTH

BEAM W/ PLATES, SEE PLAN

3 1/2" COMPOSITE
BED MOULD

DOWNSPOUT (SIZE BY OTHERS) CONC.
SPLASH BLK. BELOW

TYPICAL SOFFIT
1/4" FIBER-CEMENT VENTED SOFFIT
PANELS (SMOOTH, PRIMED) ON 2X4
BLOCKING @ 16" O.C.

PREFINISHED
METAL DRIP EDGE

WOOD ROOF
TRUSSES DES.
BY FABRICATOR

SEE
ELEV.

12

TOP OF ⅊

SIMPSON H1 (TYP.)

SE
E 

EL
EV

.

TYPICAL ROOF CONST.
MIN. 235# ASPHALT SHINGLES W/SEAL
DOWN TABS OVER UNDERLAYMENT (SEE
GEN. NOTES) W/ 1/2" PLYWOOD SHEATHING
W/ PLYCLIPS PSI-74.

SECTION @ TRUSS BRG.
3/4" = 1'-0"2

8"

PREFINISHED GUTTER ON 1X8
FIBER CEMENT OR COMPOSITE
(MIRATEC) FASCIA BOARD W/ 2X
BACKER BOARD.

EXIST DECK JOISTS
W/ METAL HANGERS

EXIST 2-2X10 BEAM

REMOVE EXIST TRIM
AND NEW METAL
HANGERS

EXIST POST W/ POST
BASE

3'-0"

TYP. LEDGER SECTION
3/4" = 1'-0"6

FIRST FLR.

P.T. 2X JOIST - SEE
PLAN W/ METAL
JOIST HANGERS

EXIST WALL

METAL FLASHING
OVER LEDGER

2X LEDGER BOARD W/(1) 1/2" LAG BOLTS W/ WASHER
@ 16" O.C., STAGGER TOP & BOT. (LAG BOLTS TO BE
MIN. 2" FROM TOP & BOT. OF LEDGER BRD.)

3/4
"

2"
 M

IN
.

SIMPSON DTT1Z HOLD-DOWN (MIN. 750 LB.
CAPACITY) - INSTALL AT 4 LOCATIONS, EVENLY
DISTRIBUTED ALONG DECK & (1) WITHIN 2" EACH
END OF LEDGER - INSTALL PER MANUFACTURER EXIST

FOUNDATION
WALL

2-5/4X6 TREAD W/ 1"
NOSING TYP.

1X RISER BD. TYP.

MAX. 6" DIA. CLR.
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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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DEMOLITION NOTES
1. DEMOLITION IS INTENDED TO BE USED ONLY AS A GUIDE.  COMPLETE COORDINATION

WITH EXTENT OF PROPOSED WORK IS REQUIRED.  DEMOLITION REQUIRES THE
SELECTIVE REMOVAL AND SUBSEQUENT OFFSITE DISPOSAL OF ALL PORTIONS OF
BUILDING STRUCTURE INDICATED ON DRAWINGS TO BE REMOVED, AND AS REQUIRED
TO ACCOMMODATE NEW CONSTRUCTION.

2. REMOVAL OF ALL MATERIALS RESULTING FROM DEMOLITION SHALL BE TRANSPORTED
AND LEGALLY DISPOSED OF.  COMPLY WITH APPLICABLE  REGULATIONS, LAWS, AND
ORDINANCES CONCERNING REMOVAL.

3. THE ARCHITECT AND OWNER SHALL BE NOTIFIED OF ANY UNUSUAL CONDITIONS
UNCOVERED DURING DEMOLITION THAT WERE NOT PROVIDED FOR AND MAY IMPEDE
THE PROCESS OF DEMOLITION.

4. DURING THE DEMOLITION/CONSTRUCTION PROCESS, CONTRACTOR SHALL PROTECT
OTHER AREAS OF THE HOUSE FROM DUST AND DEBRIS.  LAY PROTECTIVE COVERINGS
OVER FINISHED FLOORS TO PROTECT THEM FROM TRAFFIC DAMAGE.  CONSTRUCT
TEMPORARY PARTITIONS AS NEEDED TO PROTECT NEW AND EXISTING CONSTRUCTION.

5. ALL PARTITIONS, WINDOWS, DOORS, AND CABINETRY SHOWN DASHED SHALL BE
REMOVED, INCLUDING ALL ELECTRICAL DEVICES WHICH SHALL BE REMOVED ALONG
WITH PARTITIONS, AND WIRES SHALL BE KILLED AND REMOVED TO A POINT SO AS NOT
TO INTERFERE WITH NEW CONSTRUCTION.

6. REMOVE ALL EXISTING SIDING DOWN TO EXISTING SHEATHING WHERE NEW SIDING
WILL BE INSTALLED.  VERIFY SUBSTRATE CONDITIONS WITH ARCHITECT BEFORE
PROCEEDING WITH NEW SIDING.

7. DOORS AND WINDOWS TO BE REMOVED (T.B.R.) SHALL ALSO HAVE ALL TRIM, CASING,
JAMB/HEAD BOARDS, AND HARDWARE REMOVED DOWN TO EXISTING FINISH.
NOTE:  SOME  DOORS MAY BE SALVAGED FOR REUSE.

8. MILLWORK:  REMOVE AND SALVAGE EXISTING MILLWORK/MOLDINGS WHERE
APPLICABLE FOR POSSIBLE REUSE.

9. ALL UTILITIES (MECHANICAL, ELECTRICAL, ETC.) SHALL NOT BE VISIBLE AT PROJECT
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
CONSTRUCTION OR SURFACES SOILED OR DAMAGED.
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POST
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EXISTING WALL

BUILDING CODE INFORMATION:
CITY OF GLENDALE / ST. LOUIS COUNTY, MISSOURI
BUILDING:            2009 INTERNATIONAL RESIDENTIAL CODE
PLUMBING: 2009 UNIFORM PLUMBING CODE
MECHANICAL: 2009 INTERNATIONAL MECHANICAL CODE
ELECTRICAL: 2008 NATIONAL ELECTRIC CODE
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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, I.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.

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

LOT AREA: 15,352 SF

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

FAR ASSESSMENT:

EXISTING IMPERVIOUS COVERAGE:

HOUSE: 1466 SF
DRIVE: 367 SF
PORCH/WALK: 132 SF
PATIO/WALK: 299 SF
TOTAL: 2264 SF

PROPOSED IMPERVIOUS COVERAGE:

HOUSE: 2591 SF
WALK (FRNT &REAR) 232 SF
DRIVE: 787 SF
.                                                  .
TOTAL: 3610 SF

SEE ATTACHED LETTER FOR CALCULATIONS AND COMMENT ON
EXISTING AND PROPOSED RUNOFF:

EXISTING RUNOFF = 0.69 CFS
PROPOSED RUNOFF = 0.74 CFS
DIFFERENTIAL RUNOFF = 0.05 CFS INCREASE
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APPEAL TO THE BOARD OF ADJUSTMENT 

 
APPLICANT:    DATE:   

PROPERTY OWNER:    ZONING DISTRICT:   

ADDRESS of PROPERTY:    Glendale, MO 63122 

TELEPHONE:  Day (____)   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 

 

2. 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  

 

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

neighborhood; and  

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

 
5. 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. 

 

 

 

 

Jenny Gossow
Jenny Gossow

02.12.25
R-2

1249 Carol Ann Place
314 496-8950



 

 

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 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                                                    

See enclosed.



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).

Area of existing front yard

Area of existing rear  yard

Area of existing side  yard

Location of proposed shed addition

Area of new roof of shed addition



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.

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. 

Diagram 2- Racetrack street diagram
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Area of 60’ gap in streetscape

Photos  3 & 4  view from Joanna showing  60’ gap at atypical corner lots at corners of Carol Ann Place and Nancy Jo 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 5, 6 showing views across from 1249 Carol Ann Place

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. 



Renderings of detached shed location 10,11 

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.

Many residences in the neighborhood have sheds and in some cases two which can be eyesores (see photo 12). 



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). 

Rendering 15- aerial view

Rendering 13- plan view

Rendering 14- view of covered area at garage door and blended roofline



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

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’.

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