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OFFICE OF CAMPUS PLANNING & OPERATIONS

ARCHITECTURAL REVIEW BOARD MEETING NOTIFICATION

October 5t 2026

Dear Chautauquan,

The owners of 20 Hurst, the Jennifer Jansen Revocable Trust, are coming before the
Architectural Review Board with a scope of work proposing a new Building on the site.
This new construction falls within the rear and side yard setbacks, and is higher than the
recommended height for new construction within the Neighborhood Traditional District.
This scope of work also proposed a series of stepped retaining walls on Chautauqua
Institution property along Hurst avenue. Therefore, this project requires an
Architectural Review Board review for the following considerations required as a part of
this proposal’s scope of work.

Variances/Requests being considered:

1. Construction approximately 2’-0” into the 10’-0” interior side yard setback
(ALU 4.4.6)

2. Construction approximately 6'-0” into the 10’-0” rear yard setback (ALU 4.4.6)

3. First Floor Height exceeding the district recommended height of 16” by
approximately 24” (ALU 4.4.11.3)

4. Stepped retaining walls on Chautauqua Institution property along the Hurst
Avenue street frontage, changing elevation approx. 6’-0” (ALU 5.7.3.7)
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You are receiving this notification because your property is within approximately 150" of
the proposed project site. Additional information regarding this project’s scope of work
may be reviewed online at the Architecture Review Board (ARB) News and Notes Page
at the following link:

www.chg.org/ARB

The Architectural Review Board will meet on November 5th 2026 at 12:00pm Noon in
the Turner Community Center Conference Room. Please submit any comments that you
may have in writing for the Architectural Review Board’s consideration. E-mails are
preferred and may be submitted to the Administrator of Architectural and Land Use
Regulations at arb@chg.org until 12:00pm noon the day before on November 4th 2026
at 12:00pm Noon. Thank you for your time!

Respectfully,

e

Ryan B. Boughton, Assoc. AIA
Administrator of Architectural and Land Use Regulations
rboughton@chg.org | o: 716.357.6245

PO Box 28 ¢ Chautauqua, NY 14722
716.357.6245 » 716.357.9014 (fax)
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“ SHEET NUMBER
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ELEVATION\A -~ SHEET

NUMBER

NUMBER 5/ A4

FIRST FLOOR

ELEV. +0'-0"

A\

NEW POURED CONC. FDN WALL CONSTRUCTION

NEW CMU FDN WALL CONSTRUCTION

NEW WOOD STUD WALL CONSTRUCTION

EXISTING WOOD STUD WALL CONSTRUCTION

WALLS TO BE REMOVED

NEW SINGLE DOOR

NEW DOUBLE DOOR

NEW SLIDING DOOR

NEW BI-FOLD DOOR

NEW SINGLE POCKET DOOR

DOOR TO BE REMOVED

WINDOW TO BE REMOVED

BUILDING SECTION

WALL SECTION

EXTERIOR ELEVATIONS

ELEVATION INDICATOR

EGRESS WINDOW

SMOKE DETECTOR/ALARM
HARDWIRED INTERCONNECTED

W/BATTERY BACKUP

SMOKE /CO DETECTOR /ALARM
HARDWIRED INTERCONNECTED

W/BATTERY BACKUP

BATHROOM EXHAUST FAN/LIGHT
COMBO, DUCTED TO THE EXTERIOR

HEAT DETECTOR INTER CONNECTED
WITH BATTERY BACK UP
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THE FLANAGAN COTTAGE IN HAPPIER TIMES, PLEASE NOTE THE HISTORIC SLOPED
GRADE AND THE TERRACED GRADE ALONG HURST. PLEASE NOTE THE DISTANCE
TO THE TOP OF DECK TO THE FINISHED GRADE. ALSO, PLEASE NOTE THE FENCE
IN THE BACK GROUND. THE HIGH POINT ON THE CORNER HAS BEEN USED AS A
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HOME REPLACEMENT
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IN THIS SHOT 1S LOOKS LIKE IT IS A FAIRLY LEVEL
SHOT FROM THE HIGH POINT ON THE PROPERTY AND
CLEARLY A BUILDING CODE VIOLATION AS THE FLOOR
JOISTS ARE NEARLY IN THE GROUND. AS THE PICTURE
INDICATES THE TOP OF THE FINISHED FLOOR IS
APPROXIMATELY 4" ABOVE THE HISTORIC GRADE,
FINISHED FLOOR IS IN THE MIDDLE OF THE FIRST ROW

OF SIDING

AND

AT

ABOVE FINISHED FLOOR
ALUMINUM
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CLEAR
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DISPLAY OR DISPENSER
DETAIL
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EACH WAY

ELECTRIC, ELECTRICAL
EXPANDED POLYSTYRENE
FOAM INSULATION

EQ
EXP
EXIST.
EXT.
FE.
FDN
FF
FIN.
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G.C.
G.W.B.
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HB.
HDW
HM
HDR
HT.
H.W.
I.D.
i.e.
INT
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JAN.

THIS SAHOT SHOWS THE HICKORY TREE THAT DESTROYED THE COTTAGE. PLEASE NOTE THE
TERRACED LANDSCAPING AND FINISHED GRADE ALONG BOTH STREETS. IN THIS SHOT YOU
CAN ALSO SEE A LOT OF THE ROOF AND WALL DETAIL OF THE COTTAGE. YOU CAN ALSO
SEE MORE CLEARLY THE GRADE DROP FROM FRONT TO BACK IS NOT THE SAME PITCH AS
THAT OF PRATT AND 1S SLOPED.

IN THIS SHOT LOOKING AROUND GRADE
DISTURBANCE FROM THE TREE REMOVAL YOU CAN
SEE THE SLOPED FINISHED GRADE AND THE EXTENT

OF THE DAMAGE DONE BY THE TREE. AND STONE STEFS.

ABBREVIATIONS
EQUAL JT. JOINT PTD PAINTED
EXPANSION LB POUND PL PLATE
EXISTING LVL LAMINATED VENEER LUMBER RECEP. RECEPTACLE
EXTERIOR MATL. MATERIAL REF. REFER, REFERENCE
FIRE EXTINGUISHER MAX. MAXIMUM REINF. REINFORCED
FOUNDATION MFR. MANUFACTURER REQ'D REQUIRED
FACTORY FINISH MIN. MINIMUM R.O. ROUGH OPENING
FINISH(ED) M.O. MASONRY OPENING SQ. FT. SQUARE FEET
FACE OF MOD MODIFIED SQ.IN. SQUARE INCHES
FOOTING MTD MOUNTED SCW SOLID CORE WOOD
GAUGE MTL. METAL S.S. STAINLESS STEEL
GENERAL CONTRACTOR NEC'Y NECESSARY SHT. SHEET
GYPSUM WALL BOARD N.I.C. NOT IN CONTRACT SHTS.  SHEETS
GYPSUM NO. NUMBER SIM. SIMILAR
HIGH N/A NOT APPLICABLE SPECS SPECIFICATIONS
HOSE BIBB 0O.C. ON CENTER STL. STEEL
HARDWARE O.D. OUTSIDE DIAMETER T&G TONGUE AND GROOVE
HOLLOW METAL OPP. OPPOSITE TBD TO BE DETERMINED
HEADER P. LAM. PLASTIC LAMINATE TELE. TELEPHONE
HEIGHT PART. PARTITION, PARTIAL THK THICKNESS
HOT WATER PLYWD. PLYWOOD THRESH THRESHOLD
INSIDE DIAMETER P.O.S. POINT OF SALE T.O. TOP OF
THAT IS
INTERIOR
INSULATION
JANITOR

IN THIS SHOT YOU CAN SEE THE STONE WALK THAT
EXTENDS TO THE PAVEMENT THAT IS TO BE
REPLACED AS WELL AS THE TERRACED STONE
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THIS SHOT PROVIDES A CLEARER VIEW OF THE TERRACED LANDSCAPING AND FINISHED
GRADE AT THE EASTERN PROPERTY CORNER ON HURST. PLEASE NOTE THE DISTANCE FROM
THE PAVEMENT TO THE FINISHED GRADE
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IN THIS IMAGE YOU CAN CLEARLY SEE THE SLOPED ™
AND TERRACED LANDSCAPING OF THE FRONT AND
PRATT SIDE YARD UP AND AWAY FROM THE PAVEMENT.
THIS LANDSCAPING AND APPROACH TO THE FINISHED
GRADE 15 TO REPLICATED IN THE RECONSTRUCTION.
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1. Use 1/2" or 7/16" M-1 sheathing for walls, 5/8" sheathing for roof or equivalent.

FLANAGAN RESIDENCE

HOME RECONSTRUCTION

20 HURST AVENUE, CHAUTAUQUA, NY 14722

CONSTRUCTION NOTES

2. Install electric, heating, and plumbing according to NYS Building Code.
3. These plans do not show all the standard details used during construction. New York State Building code
standards and practices should be followed.
4. Footing design is based on normal soil conditions with an allowable load of 1500 psf. If substandard soil
(soft clay or silt) is encountered the designer should be contacted.
5. Design is based on a 48 psf ground snow load with applicable modifications. Roof design dead load is 10 psf.
Floor design loads are 10 psf dead and 40 psf live.
6. Minimum 28 day compressive strength is 3000 psi for concrete footers and walls and 4000 psi for concrete

slabs.

7. Maximum U value for doors and windows to be .27.

8. Minimum floor to sill window installation height without safety glazing is 18".

9. One installed window in each bedroom to provide emergency escape dimensions of 24 inches high, 20 inches

wide, and a minimum net clear opening of 5.7 square feet.

10. Smoke alarms are required in each bedroom, outside the bedroom area, and on each floor. Units shall be
wired to the electric system, be interconnected, and have battery backup. A CO detector is required on each
floor with a sleeping unit and all floors with CO emitting appliances. Units shall be wired to the electric system,
be interconnected, and have battery backup.
11. Max allowable rise in stairs is 8 1/4", minimum allowable tread depth is 9", min head clearance 6'-8". Hand
rail to be mounted 34 to 38 inches above the stair tread nosing.
12. Minimum vent pipe diameter is 3"

13. LVLs for headers are to be Trus Joist Microlam, 1.9E, 2600 psi or better.

14. All lumber to be SPF #2 or better.

15. Bridging should be installed at mid span of floor joists.

16. For pressure treated lumber applications use hot dipped galvanized G185 connectors and hardware or

stainless steel.

17. Windows less than 24" from floor where ground is greater than 72" below sill must be fall protected.

MARK SIZE TYPE RO REMARKS QTY

Wi 3050 FRENCH| 3'3"X 5'3" | EGRESS AS MARKED, EXISTING (3)2X 12W/ 2X6CAP, (1) JACK| 8

w2 3046 DH | 33"X 49" | EGRESS AS MARKED, BASEMENT MASONRY OR (3) 2 X 12, (1) JACK 4

W3 3040 FRENCH| 3'3" X 4'3" | EXISTING - CUSTOM, BATH, KITCHEN | (3)2X 12 W/ 2X &6 CAP, (1) JACK | 5

MARK SIZE TYPE HINGE REMARKS HEADER QTY

DI 3'0"X 68" EXT (1)L PER OWNERS REQUIREMENTS (3)2X 12 W/ 2 X6 CAP, (1) JACK |

D2 2'6"X 68" INT (7)L (4)R PER OWNERS REQUIREMENTS (2) 2X 10 W/ CAP, (1) JACK I

D3 | 20'X g8 INT (1L (2R PER OWNERS REQUIREMENTS (2) 2 X 10 W/ CAP, (1) JACK 3

D4 | 60'x6c8" EXT FRENCH | IN-SWING FRENCH PATIO, BASEMENT | MASONRY OR (3) 2 X 12 W/ 2 JACKS| |

D5 | 26'xe8" INT POCKET PER OWNERS REQUIREMENTS (2) 2 X 10 W/ CAP, (2) JACK I

D6 30" X 68" EXT (1R PER OWNERS REQUIREMENTS (3)2X 12 W/ 2 X6 CAP, (1) JACK |
& AND EQ EQUAL JT. JOINT
@ AT EXP EXPANSION LB POUND
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INSTITUTE FDN FOUNDATION MFR. MANUFACTURER
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D.S. DOWNSPOUT HDR HEADER P. LAM. PLASTIC LAMINATE
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DISP. DISPLAY OR DISPENSER H.W. HOT WATER PLYWD. PLYWOOD
DTL DETAIL .D. INSIDE DIAMETER P.O.S. POINT OF SALE
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ELECTRICAL NOTES o=
1. Arc fault circuit interrupter protection provided at all branch circuits, 15-20 amp, 120 volt, single phase. B g
2. GFI at wet locations per code. Kitchens, bathrooms, basements, garage, and egress areas. Max three outlets 3 O
per GFIL. 4 =
3. Install two 20 amp circuits for kitchen, pantry, breakfast, and dining areas. 20 amp circuits for each % N
appliance. Consult appliance requirements. O
4. 20 amp circuit for laundry room. 0
5. Bathrooms require 20 amp GFI circuits. 1L
6. Hallways 10 ft or longer to have one outlet. N
7. 15 amp circuits for lights use #14 awg copper.
8. 20 amp circuits use #12 awg copper.
9. Install outlets at spacing per code.
10. Install switched light or outlet at each habitable room or switched outlet.
11. At least one wall switch/light at hallway, stairwell, egress door, detached/attached garage.
12. Attic, crawl space, basement, utility room to be provided with wall switch/integral light switch.
13. Install high efficiency lighting.
These plans may be used by the client's design professional as the basis for the
remainder of the plan set. Any other plans required for permitting must be submitted
by the client or their registered design professional. Required plans may include
mechanical and stormwater.
These Plans meet the Prescriptive Requirements of the New York State Energy
Conservation Construction Code. O
Contractor is responsible for verifying all dimensions and call outs on this plan and —
should notify the engineer of record of any discrepancies &Dﬁ
<
DESIGN LOAD INFORMATION Js
v I
| ST FLOOR DESIGN LOAD 40 PSF LIVE/ | O PSF DEAD SITE ELEVATION UP TO 1370 FT AUl w2
DESIGN WIND SPEED 90 MPH (ASD), | 15 MPH (ULTIMATE) GROUND SNOW LOAD 48 PSF << Z 23
SEISMIC DESIGN CATEGORY "B', SITE CLASS "D" CT=1.1.CE=1.1.1=1.0. C5=1.0 0/ = Oz
UNKNOWN SOIL TYPE ALLOWABLE SOIL BEARING |1 500 PSF DESIGN SNOW LOAD = 4| PSF @ OZn[Q
2025 NEW YORK STATE RESIDENTIAL BUILDING CODE CEILING DEAD LOAD = 7 PSF M e 8% G
ROOF DEAD LOAD = |0 PSF THEINELSS
NEIGHBORHOOD TRADITIONAL TOTAL ROOF DESIGN LOAD 58 PSF ‘__ | ga(_ =
FAR CALCULATIONS: ISR CALCULATIONS: BUILDING AREA: OLLj :-l %
ST FLOOR 921 SF FOOT PRINT 921 ]:
2ND FLOOR  N/A PORCH/ENTRY 219 BASEMENT FLOOR AREA 921 SF
THIRD N/A DRIVE WAY N/A FIRST FLOOR AREA 921 SF Sé
BASEMENT 921 SF *STAIRS/WALKS 76 X .50 =36 TOTAL LIVING AREA 1.842 SF
TOTAL 18642 SF TOTAL: 176 COVERED PORCH 219 SF .o U
LOT 2,000 SF LOT 2,000 o/ O
1642 /2,000 = .92 | 1176 /2,000 = .56 L M
L
* WALKS ARE CLEAN STONE, STAIRS ARE OPEN -
**FAR EXEMPTIONS: (4.3.4.1) ANY FLOOR AREA IN A FINISHED BASEMENT THAT HAS A FINISHED FLOOR HEIGHT BELOW 36" 6
OF THE ESTABLISHED NATURAL GRADE OF THE GROUND ADJOINING THE BUILDING AND DOES NOT HAVE WINDOW WELLS
FACING THE PRIMARY STREET SHALL NOT BE INCLUDED IN THE FAR CALCULATIONS E
ENERGY CODE COMPLIANCE INFORMATION
*TABLE R301 .1 CLIMATE ZONE 5A
*PER TABLE .402, .2 (PRESCRIBED VALUES)
MAXIMUM "U" VALUES WINDOWS .27 |NDEX OF DRAW'NGS
CEILING R-VALUE R-49
WOOD FRAME WALLS R-30 - —
BASEMENT WALLS R-23 CONTINUOUS
G—1 GENERAL NOTES L]
G-2  GENERAL NOTES O
G-3  GENERAL NOTES N =
A-1 WEST ELEVATION T
A-2 SOUTH ELEVATION — O o
PAINTED T.S. TRANSITION STRIP A-3 EAST ELEVATION Q T~ eh
PLATE TJI TRUSS JOIST I-JOIST A—4 NORTH ELEVATION m -
RECEPTACLE TYP TYPICAL Z | >§
REFER, REFERENCE UON UNLESS OTHERWISE NOTED A-5 GRADE SECTION 1 M i<“
REINFORCED VCT VINYL COMPOSITION A-6 FOUNDATION—BASEMENT PLAN < 93
REQUIRED VIF  VERIFY IN FIELD A—8 FIRST FLOOR=ROOF PLAN o/ =Z 22
ROUGH OPENING W WIDE A—Q SECTION < o
SQUARE FEET W/ WITH N Q2
SQUARE INCHES WD  WOOD A-10 SECTION = Q) 5
SOLID CORE WOOD WT  WATER A—11 SECTION TR
STAINLESS STEEL WWF WELDED WIRE FABRIC
SHEET XPS EXTRUDED RIGID POLYSTYRENE S—1 HISTORIC—PROPOSED SIRE PLAN @ Z
SHEETS FOAM INSULATION S-2 STORM WATER—-DETAILS <_El
SIMILAR E-1 BASEMENT—FIRST FLOOR ELECTRIC L
SPECIFICATIONS
STEEL P—1 BASEMENT-FIRST FLOOR PLUMBING
TONGUE AND GROOVE
TO BE DETERMINED
TELEPHONE
THICKNESS REVISION
THRESHOLD
TOP OF DATE DESCRIPTION <
10/5/2¢ | UPDATE WALL HEIGHT,FREEZE BOARD = o |9
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6.1 2.REBUILDING OF A STRUCTURE DEMOLISHED THRU FIRE OR OTHER CASUALTY

When a Building, Structure, or Accessory Structure, or portion thereof, has been damaged or
destroyed as the result of a fire or other casualty and requires Demolition, then in certain cases it may
be appropriate for nonconformities that rendered the former Structure either a Legally Existing
Nonconforming Structure or a Nonconforming Structure to remain and be carried forward in the
replacement Structure. In other cases, it may be inappropriate to do so.

6.12.1. Grandfathered Reconstruction When either a Nonconforming Structure or a Legally Existing

Nonconforming Structure, or portion thereof, 1s demolished as the result of fire or other casualty and 15
proposed to be reconstructed, then the nonconformities that existed in the demolished Structure can
be maintained and replaced in the Reconstruction, if approved by the Town of Chautauqua, and provided

that the reconstructed Structure constitutes a true Reconstruction and follows the exact same foot
print, includes the same amount of square footage, and duplicates the exact size, Building Heights,
shapes, forms, and architectural design of the prior Structure. Changes in building materials to better

address fire and life safety codes can be made provided they replicate the aesthetic appearance of the

original materials.

I) THE RECONSTRUCTED HOUSE DESIGN 1S THE EXACT FOOT PRINT, HEIGHT, WALL HEIGHT AND MATCHING ROOF DESIGN AS
THE RISTORIC STRUCTURE THAT WAS DESTROYED. THE EXCEPTIONS ARE; THE FOOTPRINT HAD TO BE MOVED TO THE EAST

AND SOUTH TO MEET FIRE CODE AND THE ALU REGULATIONS OF NO BLANK WALLS, THE TOPOGRAPHY PROVIDED FOR A

WALK OUT BASEMENT, FOLLOWING THE NYS RESIDENTIAL BUILDING CODE REQUIREMENTS AND BEST PRACTICES THE
FINISHED FLOOR HEIGHT IS 1'-9-1/2" ABOVE THE HISTORIC FINISHED FLOOR (THE FINISHED FLOOR HEIGHT OF THE

HISTORIC STRUCTURE WAS IN VIOLATION OF NYS RESIDENTIAL BUILDING CODE AT A MINIMUM OF |' BELOW MINIMUMS

R401.3 MINIMUM HEIGHT OF FINISHED GRADE ADJACENT TO 10" AWAY, AND R404. 1.6 MINIMUM HEIGHT OF FOUNDATION

ABOVE FINISHED GRADE, THIS DOES NOT TAKE INTO ACCOUNT BEST PRACTICES REQUIRED FOR THE SITE CONDITIONS

PRESENT

4.4.12.2. In the context of both a Building Project and New Construction, doors, windows and other

appropriate Fenestration shall be incorporated into all sides of a Building. There shall be no blank facades.
For multi-Story Buildings, no portion of a facade corresponding to the height between two floors shall
contain a blank area greater than |2 feet in width.

4.4.12.3. In the context of both a Building Project and New Construction, at least 30 percent of primary
and secondary street fagcades shall consist of Fenestration. At least 20 percent of interior side and rear
facades shall have Fenestration. At least two-thirds of the Fenestration shall be transparent (1.e., window
glass). One-third may consist of trim work, shutters, brackets and other architectural features. Entry doors
shall be counted toward Fenestration if side panel or decorative windows are provided. Garage doors do not

count toward Fenestration.

4.4.12.4. Where in the context of both a Bullding Project and New Construction, a Structure 1s situated on
a corner Lot, a through Lot, or on a Lot that, by the nature of the site layout, results in a facade of the
Structure being clearly visible from a right- of-way, then the Structure shall be designed with full architectural
treatment on all sides visible from rights-of-way. Full architectural treatment shall include roof design, wall
materials, architectural trim, and door and window openings. Construction materials and detailing should be

similar throughout the Structure even though the Structure will have primary and secondary facades.

2) THE DESIGN AND PLANS PROVIDED FOR THE RECONSTRUCTION OF THE HOME DESTROYED AT 20
HURST WERE OF THE EXACT SAME FOOT PRINT, WALL HEIGHTS ABOVE FINISHED FIRST FLOOR, ROOF
CONFIGURATION AND PITCH. THE HEIGHT ABOVE GRADE HAD TO BE ADJUSTED TO MEET NYS 2025
RESIDENTIAL BUILDING REQUIREMENTS. THE RECONSTRUCTION ALSO HAD TO BE MOVED TO TO THE EAST
2' AND TO THE SOUTH &" TO KEEP THE HISTORIC WINDOW ORIENTATION IN THE WEST AND NORTH WALLS
DUE TO PROXIMITY TO THE PROPERTY LINE AND FIRE CODE REQUIREMENTS. A BASEMENT WAS ADDED IN
LIEU OF A FOUNDATION AND CRAWL SPACE. THERE WAS NOT ENOUGH ROOM WITHIN THE
RECONSTRUCTION COTTAGE TO ACCOUNT FOR STAIRS S0, THE ENTRANCE 1S ON THE EXTERIOR. THE LOT
SLOPE LENDS ITSELF TO A WALK OUT BASEMENT AND THE BASEMENT 1S FOR STORAGE AND FAMILY
OVERFLOW NOT AN ACCESSORY UNIT (THERE 1S NO KITCHEN)

4.4.4.1. Any floor area located within a finished Basement area that has a finished first floor height
no greater than 36 inches off of the average established natural grade of the ground adjoining the

Building and does not have window wells facing the primary street shall not be included in the FAR

calculation.

3) DUE TO THE LOCATION, MEETING BUILDING CODE REQUIREMENTS AND THE TOPOGRAPHY OF THE BUILDING LOT THE FAR
CALCULATIONS APPLY TO THIS BASEMENT AND ARE .92 |

& AND

@ AT

AFF ABOVE FINISHED FLOOR

ALUM ALUMINUM

ANSI AMERICAN NATIONAL STANDARDS
INSTITUTE

APPROX. APPROXIMATE, APPROXIMATELY

B.O. BOTTOM OF

BD. BOARD

BRG. BEARING

CLG. CEILING

CLR. CLEAR

CMU CONCRETE MASONRY UNIT

COL. COLUMN

COLS. COLUMNS

CONC. CONCRETE

CONT. CONTINUOUS

COORD. COORDINATE

D.S. DOWNSPOUT

DIA. DIAMETER

DISP. DISPLAY OR DISPENSER

DTL DETAIL

=N EGRESS WINDOW

E.W. EACH WAY

ELEC. ELECTRIC, ELECTRICAL

EPS EXPANDED POLYSTYRENE

FOAM INSULATION

EQ
EXP

EXIST.

EXT.
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FDN
FF
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GA.
G.C

G.W.B.

GYP.

HB.
HDW
HM
HDR
HT.
H.W.
1.D.
i.e.
INT

INSUL.

JAN.

ABBREVIATIONS
EQUAL JT.
EXPANSION LB
EXISTING LVL
EXTERIOR MATL.
FIRE EXTINGUISHER MAX.
FOUNDATION MFR.
FACTORY FINISH MIN.
FINISH(ED) M.O.
FACE OF MOD
FOOTING MTD
GAUGE MTL.
GENERAL CONTRACTOR NEC'Y
GYPSUM WALL BOARD N.I.C.
GYPSUM NO.
HIGH N/A
HOSE BIBB o.C.
HARDWARE o.D.
HOLLOW METAL OPP.
HEADER P. LAM.
HEIGHT PART.
HOT WATER PLYWD.
INSIDE DIAMETER P.O.S.

THAT IS
INTERIOR
INSULATION
JANITOR

JOINT
POUND

LAMINATED VENEER LUMBER

MATERIAL
MAXIMUM
MANUFACTURER
MINIMUM

MASONRY OPENING
MODIFIED
MOUNTED

METAL

NECESSARY

NOT IN CONTRACT
NUMBER

NOT APPLICABLE
ON CENTER
OUTSIDE DIAMETER
OPPOSITE

PLASTIC LAMINATE
PARTITION, PARTIAL
PLYWOOD

POINT OF SALE

PTD
PL
RECEP.
REF.
REINF.
REQ'D
R.O.
SQ. FT.
SQ. IN.
SCW
S.S.
SHT.
SHTS.
SIM.
SPECS
STL.
T&G
TBD
TELE.
THK
THRESH
T.0.

6.2. COMPLIANCE CERTIFICATE

The prior approval of the Administrator or the ARB, as the case may be, and the 1ssuance of a
Compliance Certificate, shall be required for all construction, repair, replacement, Demolition,
Renovation, Restoration, expansion or structural alteration of any Building, Structure or Accessory
Structure, other than Maintenance, but including New Construction, a Bullding Project and a
Landscaping Project, all as indicated and provided for in the Compliance Process Matrix.

6.4.2. Basic Diagrams For New Construction or a Bullding Project, including a Building Project
that includes only minor alterations to windows, doors, porches, dormers or the like (but no
Additions or structural changes to the Bullding), or for replacements thereof, the application shall
contain basic diagrams drawn to scale showing both the existing and the proposed
alterations/replacements.

6.4.3. Elevations and Scale Drawings For New Construction or a Building Project, the application
shall contain such information as will demonstrate compliance with the requirements of these
Regulations, including Article 4 and Article 5 hereof, which information shall include, but not be
limited to, scale drawings of all exterior Elevations with dimensions showing both the Bullding
Height and the Bullding Footprint, pre- and post-project FAR and ISR calculations, explanatory
sections, details of door and window types, porch steps and railings, detalls of Bullding finishes,
baseline grade and elevation calculations for the Lot, and an indication of finished floor and ceiling
levels.

6.4.6. Certification of Completeness Prior to the 1ssuance of a Compliance Certificate by the
Administrator, the Applicant shall certify in writing to the Administrator that all documents delivered by
or on behalf of the Applicant to the Administrator and the ARB in connection with the application are
identical to those that have been submitted to the Town of Chautauqua in connection with its building
permit review, and the Applicant subsequent to the 1ssuance of the Compliance Certificate shall deliver
to the Administrator from time to time such supplemental or additional documents as shall be needed
to ensure continued compliance with this requirement.

6.4.7. Condition Precedent to Construction Work on New Construction, a Bullding Project, a
Landscaping Project or Demolition shall not be commenced until the required Compliance Certificate
has been i1ssued by the Administrator.

4) A COMPLETE SET OF "TO BE REVIEWED" PLANS WAS PROVIDED TO THE ADMINISTRATOR AND WAS SUBSEQUENTLY AWARDED

A COMPLIANCE CERTIFICATE. THE SAME SET OF PLANS, WERE REVIEWED AND STAMPED AND PROVIDED TO THE TOWN OF
CHAUTAUQUA CODE ENFORCEMENT WHERE IT WAS GRANTED A BUILDING PERMIT. WORK COMMENCED ON THE FOUNDATION ONCE
THE DESTROYED BUILDING WAS RAISED AND REMOVED. THE FOUNDATION WAS INSTALLED AS PER THE PLANS, NYS 2025 RESIDENTIAL
BUILDING AND BEST PRACTICES CONSIDERING SITE CONDITIONS. THE FINISHED FOUNDATION WAS INSPECTED BY THE CODE
ENFORCEMENT OFFICER WHERE IT PASSED. A COMPLAINT WAS FILED AND THE ARB RECONSIDERED ITS POSITION AND REQUESTED
RE-SUBMITTING UNDER NEW CONSTRUCTION.

4.4.11.3. New Construction shall be bullt to have the appearance of a house
raised above the average established natural grade level of the ground adjacent
to the Bullding by | 6 inches. The appearance of slab on grade construction 15
prohibited.

5) THE TRIM DETAIL PROVIDED MEETS THIS REQUIREMENT. THE WORDING OF THIS REQUIREMENT NEEDS TO BE UPDATED TO REPRESENT

PROPER BUILDING TERMS THAT MEET CODE REQUIREMENTS SUCH AS " MUST HAVE THE APPEARANCE OF A HOUSE WITH A FINISHED FLOOR
HEIGHT 1 &" ABOVE THE CODE REQUIRED FINISHED GRADE OR TO THE BOTTOM OF THE FREEZE BOARD OR SIDING " AS WRITTEN IT COULD BE

OPEN TO MANY INTERPRETATIONS AND NO WHERE DOES IT STATE THE TOP OF THE FINISHED FLOOR.
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CONTINUOUS VENTED RIDGE

'z I 0" PROPERTY REAR

YARD SET BACK
LINE UNDER 24'

VARIANCE SOUGHT FOR
o ya RN FOR THE ENCROACHMENT OF THE
|O' REAR YARD SETBACK. BELOW 24",

& CONTINUOUS VENTED RIDGE RECONSTRUCTION IS CLASSIFIED
AS NEW CONSTRUCTION, THE HEIGHT
IS DIFFERENT THAN HISTORIC DESTROYED
FLOOR HEIGHT AS A RESULT OF MEETING
CURRENT NYS RESIDENTIAL DRAINAGE
CODE REQUIREMENTS, BUILDING WAS

MOVED &' SOUTH FROM HISTORIC

LOCATION TO MEET FIRE CODE REQUIREMENTS

FOR WINDOWS AND ALU REGULATIONS FOR
/ NO BLANK WALLS

ROOFING AS PER

OWNER'S REQUIREMENTS \(z
' 2|I 1
5II !
\ CONTINUOUS SOFFIT
VENT AT WALL
pd /
/
T
! — REAR
- PROPERTY
Z-4 ! > LINE
: 7
WINDOWS AS
PER OWNER'S
REQUIREMENTS
4 X & KNEE BRACE - W3
W Wl
8 X & POSTS N - A\
= SIDING AS A\
o PER. OWNER'S
N REQUIREMENTS —— ]
RAILING AND GUARDS
AS PER LOCAL CODE

REQUIREMENTS

LANDSCAFING TO MATCH THE PREVIOUS
HISTORIC LANDSCAFPING AS CLOSELY
AS POSSIBLE

I _ _

4655 BAKER STREET
(425) 238-7422

LAKEWOOD, NY 14750
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PETER RADKA
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EAST SIDE PROPERTY LINE

VARIANCE SOUGHT FOR

FOR THE ENCROACHMENT OF THE

I O" EAST SIDE YARD SETBACK BELOW 24
RECONSTRUCTION IS CLASSIFIED

AS NEW CONSTRUCTION, THE HEIGHT

IS DIFFERENT THAN HISTORIC DESTROYED
FLOOR HEIGHT AS A RESULT OF MEETING
CURRENT NYS RESIDENTIAL DRAINAGE
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LEGEND:

OUTLINE OF HISTORIC FINISHED GRADE BASED ON PICTURES BEFORE AND AFTER
THE CATASTROPHIC DESTRUCTION OF THE HOUSE. THE PREVIOUS CONSTRUCTION
WAS IN VIOLATION OF NYS BUILDING CODE AND COULD NOT BE REFLICATED AT
THIS ELEVATION

. OUTLINE OF PROPOSED FINISHED GRADE UTILIZING BEST PRACTICES OF THE
NYS CURRENT RESIDENTIAL BUILDING CODE

. OUTLINE OF APPROXIMATE HEIGHT OF HISTORIC FIRST FLOOR LINE BASED ON
PHOTOGRAPHIC EVIDENCE AND FIRST HAND KNOWLEDGE

FIRST FLOOR ELEVATION
PROPOSED FINISHED +2-10-7/8"
GRADE AS MARKED

ON FOUNDATION

1'-9%4"

5%"
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|
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11_1 3/8"
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@9\ Y
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@/ i 36349050
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BUILDING REQUIREMENT NOTES

NYS RESIDENTIAL BUILDING CODE MINIMUM &" GRADE REQUIREMENT ABOVE | 0" AWAY
NON SLOFPED GRADE, NOT SUBJECT TO PONDING OR SIGNIFICANT SNOW DRIFT

NYS RESIDENTIAL BUILDING CODE BEST PRACTICES 8" TO | 2" GRADE REQUIREMENT

NYS BUILDING CODE BEST PRACTICES

© O © 0O

ABOVE 10" AWAY SLOPED GRADE, SUBJECT TO PONDING AND SIGNIFICANT SNOW DRIFT
CODE ENFORCEMENT OFFICER RESERVES THE RIGHT TO DETERMINE MINIMUM REQUIREMENTS

DIMENSIONS THAT WERE PROVIDED IN THE REVIEW SET THAT WERE SUBMITTED TO THE
ADMINISTRATOR AND APPROVED FOR THE COMPLIANCE CERTIFICATE AND THE EXACT SAME SET
THAT WAS REVIEWED AND STAMPED THEN SUBMITTED TO THE TOWN OF CHAUTAUQUA CODE

NYS RESIDENTIAL BUILDING CODE BEST PRACTICES 12" TO 18" TOP OF FOUNDATION ABOVE
GRADE REQUIREMENT SLOPED GRADE, SUBJECT TO PONDING AND SIGNIFICANT SNOW DRIFT
CODE ENFORCEMENT OFFICER RESERVES THE RIGHT TO DETERMINE MINIMUM REQUIREMENTS

DISTANCE OF NEW RE-CONSTRUCTION FIRST FLOOR ABOVE FINISHED GRADE DETERMINED BY
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ENFORCEMENT OFFICE ALONG WITH COMPLIANCE CERTIFICATE FOR A SUCCESSFUL ISSUANCE

OF BUILDING PERMIT AND SUBSEQUENT FOUNDATION INSPECTION.

© 060 ©

DIMENSION THAT WAS NOT PROVIDED IN EITHER SUBMISSION SET AS IT WAS ASSUMED THAT THOSE
PROVIDING THE REVIEW WOULD HAVE NO TROUBLE WITH THE MATH, AS IT TURNED OUT
S+ 1'+4"+ 1'=10-4"-7-10" (BOTTOM OF FOOTING TO PROPOSED FINISHED GRADE)= 2'-&"

DISTANCE OF NEW RE-CONSTRUCTION FIRST FLOOR ABOVE APPROXIMATE HEIGHT OF HISTORIC

FIRST FLOOR

HISTORIC BACK FILL AND FINISHED GRADE WAS SLOPED AND TERRACED AS SUPPORTED BY

PHOTOGRAPHIC EVIDENCE

DISTANCE BETWEEN NEW RE-CONSTRUCTION FINISHED GRADE AND APPROXIMATE HISTORIC

FINISHED GRADE

GROUND ELEVATION AT 10" AWAY FROM FOUNDATION
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PIER FOOTING NOTES

@ 30" X 16" POURED CONCRETE UPLIFT

BLOCK W/ (2) 18" LONG #4 RE-BAR

PINS THROUGH POST @ 8" ABOVE Z
30" DIA X | 2" THICK. CONCRETE @ NOTCH DOUBLE 2 X |2 PT BEAM INTO 8 X & PT POST AS SHOWN ON SECTION, FASTEN Q)
BEARING PAD FOR & X & PT POSTS WITH (3) 5" LEDGER LOCK SCREWS ~
" ” @ (4) GANG JACK STUD/POST BELOW HEADERS, MULTIPLE JOISTS AND FLOOR BEAMS W/ SOLID BLOCKING UNDER p
24" X 16" POURED CONCRETE UPLIFT POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS) L
BLOCK W/ (2) 18" LONG #4 RE-BAR 0O
PINS THROUGH POST @ &' ABOVE @ FASTEN 2 X | 2 LOOK OUTS TO TRIPLE | I-1/4" LVL, DOUBLE | |-1/4" LVL AND DOUBLE 2 X |2 W/ <
24" DIA X 10" THICK CONCRETE SIMPSON STRONG TIE US2 1 0 JOIST HANGERS — o
BEARING PAD FOR & X & PT POSTS . - , > < N
710 8-6 11 @ FASTEN DOUBLE 2 X | 2 FLOOR JOIST TO DOUBLE/TRIPLE 2 X |2 FLUSH FLOOR BEAM Ll < 2o
W/ SIMPSON STRONG TIE HU22 | 0-2 BEAM HANGER v = BN
| " n M |
%ET?NFG’ ;EP EOE%ABTH%%‘K @ (2) GANG JACK STUD UNDER DOUBLE FLOOR JOIST W/ SOLID BLOCKING UNDER TRIPLE | |-1/4" v =z gz«%
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS) 5% 12 LOOK OUTS AT LVL FLOOR JOIST — ‘%8 o
| 6" ON CENTER, LINE UP |2 RISERS TR O 52 0
UP WITH ROOF @ 7-3/4" W/ | 1" NS
6" CONCRETE FOUNDATION 2 X 12 LOOK OUTS AT FRAMING LAYOUT TREADS AND (N} E T
WALL WITH #5 RE-BAR @ | 6" ON CENTER, LINE /1) I" NOSING O
o 24" ON CENTER VERTICALLY UP WITH ROOF s \A-8/ 1 (CONTRACTOR TO
7-10 AND #4 RE-BAR @ 12" ON FRAMING LAYOUT DOUBLE2X 2 1-3 . . 21 FIELD VERIFY DIM) )
CENTER HORIZONTALLY FLOOR JOIST 1 1
CONFeree—— = —— == 5 O
h— 1 1 ” 1 ”» I/ T M Z
2-1% 3-8)% T
LINE OF 1-5 T 7 / &Q‘ < / 3_3 1 » - Lﬂ
FOOTING STEP : —— ~ - oo
- ] 1 -~ DOUBLE 2 X |2 \ — = " 4 1Y X D
-T0/ N FLOOR JOIST — | |[=X \ | X i Dt
— io i |
) » | \\\ LOAD '~I W2 ™~ m
. N 2-1)5 @\ ABOVE © }~LOAD I
T'Jl) - (\Il /i, /i, T ~~] 8o ) ABO\/E D
kg & — A ® oz ] A =
___________ i i Hal ‘S:Ql
BN 7z i —= 5
CONCRETE LINTEL "< 1 = (3) 11-1/4" —(©) o
_____________________ A\l / ABOVE 2 (A-10) BEARING WALL — LVL FLUSH 544 we
A\ | FLOOR BEAM " 2
2-0" WIDE X |'-O" | DOUBLE 2 X 12 | | 8_g" I ﬁ
DEEP THICKENED | o FLOOR JOIST —_
\
I VC\/O,\;CSETE ESLBAE | T TRIPLE | |-1/4" LVL k/l/_ =~ 2 X | 2 FLOOR JOISTS .
TOP OF CONCRETE / (3) #4 RE-BAR | h FLOOR JOIST ABOVE @ 16" ON =
FOUNDATION LONG WAY | o~ ] UNDER PARALLEL CENTER W/ SOLID &
¥ o TOP OF SLAB T | 2 X 12 LOOK OUTS AT %’F\k @‘\\ | WAL | LOAD CBJIEIED“DCFEK\ING .
- -9-0' | | | 6" ON CENTER, LINE ™ ~ oren ABOVE \ /@
: | CONCRETE LINTEL UP WITH ROOT |
ABOVE ] MING LAYOU —
= 7 Y 2 X 12 FLOOR JOISTS : T DOuBLE | L
| | © ABOVE @ 16" ON - TOP OF WALL E
WIDEN TO 3 'X 3' X |' THICK | | . | CENTER W/ SOLID e D4 A
W (3) #4 REBAR EACH WAY | | © e BRIDGING CENTER M
| < ) | OF SPAN { : ) i
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Te)
N | Ty \'\ H
____________________ | @7 i 27 NN
()
Q| he : NI o E'I)
___________ -4 _ ____ = NN D2 N —
J B I | 5 @/ I N\ n
| - , R | 2-0" WIDE X 1'-O" DEEP ™ | — 2 X 12 LOOK OUTS Al O
| 11-3 3 1'-3 | | THICKENED CONCRETE SLAB 2 X 12 FLOOR JOISTS I'6" ON CENTER, LINE
: | i | W/ (3) #4 RE-BAR LONG WAY ABOVE @ 16" ON TRIPLE | 1-1/4" - UP WITH ROOF Z
| | | CENTER W/ SOLID LVL FLOOR JOIST — | F FRAMING LAYOUT <o
- BRIDGING CENTER 0/ 2
| 4" CONCRETE SLAB WITH 6 X 6 | i . w2 \Z L1 0
| WWF REINFORCEMENT OVER OVER | | we N | OF SPAN 0 L O
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A | 274 _ ~ R sg— — — — - — — |
= A A asN ‘ / ) =7 / T
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FRAMING NOTES

STRONG TIE U28 JOIST HANGERS

FASTEN 2 X & PT LEDGER TO BAND OVER SELF HEALING FLASHING
WITH (2) 5" LEDGER LOCK SCREWS @ |&" ON CENTER

FASTEN 2 X & PT FLOOR JOISTS TO NEW 2 X & PT LEDGER WITH SIMPSON
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2 X 12 RAFTERS AND JACK
RAFTERS @ 16" ON CENTER
OVER THIS SPAN

31_6)1

30

=
21 9’_9" 91_9" —
RAFTERS @ | 6" ON CENTER
) ” H ” /
31_711 41_311 3 _6)/2 4 _11}/2 51_611 51_611 O\/ER TH[S SPAN < D
21 5,—6" 5’—6" 2!_4" E Z ‘_O
o
1 D~
L] <C &%
RIDGE Vv SE N
Q
o POST 3_4 Z gdg
-3 ABOVE 6X6 1 D085
RIDGE 0S8
TRIPLE | 1-1/4" (11 POST e ©) gég
DOUBLE 2 X 12 LVL CEILING /@ OUTLINE OF ROOF \4-8 Ll >S5
CEILING JOIST — JOIST 1 2 X 12 RAFTERS AND JACK PITCH CHANGE —| O
714 \ A-8 s RAFTERS @ |6" ON CENTER
- 2 @\ ) AN OVER THIS SPAN ~_ D) g
Ln W3 — — 2)_41) 71_1 OH | i.l S i
M~ = N LIy
NN a : CONTINUOUS B ™ %
= ©
N — VENTED SOFFIT — | ‘
o i T w — - © 1 %
g o i 1S O
- DOUBLE @\ g - RIDGE 2 X 12 CEILING JOISTS RIDGE -
i “§~ MUD D6 POST e ABOVE @ 16" ON = N @)
S 2X10 ™| | RoOMm : & POST~ | = L}
] HEADER — ABOVE SN CENTER OUTLINE OF ROOF H— = oy 3
S Lm W'\T /@ PITCH CHANGE \ \ | o @/ O
S 7 DOUBLE 2 X |2 - N ——[— — —\ Q; ~1
< I ) — — | 1
N ' D3 | £\ HEADER : ! \ © DOUBLE 7-1/4" LVL
T Chue st L 7 X | 5] 2" ‘ OUTLINE OF ROOF {(10) RIDGE BEAM
e 5 : PITCH CHANGE — —_
N \ |
¥ Wi N | 1 DOUBLE 16" LVL
2 X 12 CEILING JOISTS wi [y ™ | _— BEVELED VALLEY
ABOVE @ |6" ON | OO0 6=’ \@ ~ | SEAL Il ——1—— CONTINUOUS VENTED RIDGE
CENTER W/ SOLID Z | 2 7
BRIDGING CENTER I O | RIDGE J &
/ 1_ ” — 11
] OF SPAN = 7 KITCHEN/EATING O | ros 210 7 S — ﬂ\ =
: S5 O~ =
% o g ) ABOVE Y o BEVELED HIP /// 6 X6 \
o « = DOUBLE I'1-1/4 TRIPLE | 1-1/4" LVL - = BEAM — 8"12" RIDGE | TRIPLE | I-1/4"
- | LVL HEADER — || D2 7Z CEILING JOIST S W | POST —_, LVL RIDGE BEAM
2 X 12 LOOK OUTS AT g - B NN D2 L & e R \
| 6" ON CENTER, LINE % = | ATTIC ACCESS — . — N
UP WITH ROOF / | = ~
FRAMING LAYOUT —] Wi ‘ RIDGE POST © \
ABOVE ~—(4) > A
3 /— 7 CONTINLOUS 24121 VENTED SOPFT
X ‘ R NOR VENTED SOFFIT -, /
] 7% D2 i \ I i T
o S | g BATH w3 N = 6X6 T DOUBLE 2 X |2
= 7 — N % X | RIDGE BEVELED HIP
! | D3 ™ POST — BEAM
o DOUBLE | 1-1/4" LVL J | X Q
| — U ©
HEADER ————— /@ 2 N —1
‘ 7'—5" 3 —1J/2 — — — — % %3\ 3 —
Wi | o “ z OUTLINE OF ROOF | & d
| 16'—4 .D2 ? | ) = PITCH CHANGE J\» —| = =
. 2'=10" { ' } e o | =&
I = y | o - CONTINUOUS VENTED RIDGE —
D A—9 . TRIPLE | [-1/4" LVL =1 = ———
(3) 16" LVL | /I H 2-10" 7 g Q ~ RIDGE BEAM /// é Bf‘ %
f oo i< CEILING JOIST =TT 7N
N ”? |  ABOVE SIDGE POST 7, exe | T OUTLINE OF ROOF O Wl %§§
I - ” ”
J TN \ oL % A A RIDGE <@ PITCH CHANGE <{Zz-«
NEY, LIVING ROOM = N - TN 0/ RSy
Al
| BEDROOM #3 W R NEY, = \ N, O <™
- ] - 1 — — T T 1 - T - — /1 — 7 %:\I- O | @-/ '2||/12|| & MZ%§®
CHAUTAUQUA - | 2>
lCLOSET—\ I 2 X 12 CEILING JOISTS ‘g\ o . — = —T— T — - —J/ — — E 1 é%b
| ~~ QES%ER@V%/ 'SQOL?DN 2 X |2 LOOK OUTS AT R ™ | j %
H >~ " [{e]
N Wi 2-1)4" D BRIDGING CENTER | {ﬁ, \AO/E‘_HCE(’)TSFR’ LINE e DOUBLE 16" LVL | DOUBLE 16" LVL N —
" OF SPAN ) BEVELED HIP BEVELED HIP =
N FRAMING LAYOUT BEAM BEAM
| L \
— /Jiﬁxaﬁil/ 2% —_— A%z — VA
O—1T1 W | AN W A\ - —0 - . o O
=N ” I ’ ” » R » i »
- ) 50 14-4) 3% 11'-9 5%, 0 09
® (©) | Te— 812 =
| —1 1 n
o SS/SDBELRE §E>/<xl\,/12—// d ‘ DOUBLE 2 X 12 =
I-7 / 6’—8”I 3-5" 3-5" 6'-8" 3-7 HEADER BEAM | | J/ 6
e . ' |
iz Z 2 _ - 52 _ _\; —5 CODE COMPLIANT OPEN STAIRS =
/ — A > £ / AND LANDING WITH HANDRAILS ) | AN J ™
AND GUARDS PER SITE CONDITIONS / - - - = - J
© " @ PRONT FORCH R ‘ 512" OUTLINE OF ROOF
2-1)’- 2=t} A ‘ PITCH CHANGE
&X & / TRIPLE2 X 12 < |
POSTS (TYP) : | ’
2 X |2 CEILING JOISTS A_8 ELEUASDER BEAM |
ABOVE @ 16" ON 8-674" 9—4" 8'-674" 5% DN 10 RISERS
CENTER W/ SOLID @8 W I
BRIDGING CENTER 'TRNEgglﬁNéND N
OF SPAN ) _
(CONTRACTOR TO \A-8/
5% —_ FIELD VERIFY DIM) <_E| T
2’_4" 13’—8" 13’—8" 2’_4" D_ U
=
Ly
FRAMING NOTES O Oy
2 X 12 RAFTERS AND JACK Q — LN
@ (4) GANG JACK STUD/POST FLOOR BEAMS W/ SOLID BLOCKING UNDER RAFTERS @ | 6" ON CENTER (ﬂ g‘_r
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS) OVER THIS SPAN 4 TS
| <
FASTEN 2 X | 2 LOOK OUTS TO TRIPLE | |-1/4" LVL, DOUBLE | I-1/4" LVL AND DOUBLE 2 X 12 W/ 0/ AN
SIMPSON STRONG TIE US2 10 JOIST HANGERS Q — 23
=22
@ FASTEN DOUBLE 2 X | 2 FLOOR JOIST TO DOUBLE/TRIPLE 2 X |2 FLUSH FLOOR BEAM Q < o=
W/ SIMPSON STRONG TIE HU22 | 0-2 BEAM HANGER PROPOSED ROOF PLAN Q) Q2
-
@ POCKET HEADER BEAM INTO EXTERIOR WALL AS SHOWN, AT HEIGHT SHOWN IN L < ©
SECTION, PROVIDE (4) 2 X 6 JACK POST BELOW WITH SOLID BLOCK TO FOUNDATION r o — =
NOTCH TRIPLE 2 X |2 HEADER BEAM INTO & X & PT POST AS SHOWN ON SECTION, ) <C
FASTEN WITH (3) 5" LEDGER LOCK SCREWS o/ —
@ (2) GANG JACK STUD UNDER DOUBLE FLOOR JOIST W/ SOLID BLOCKING UNDER ™ L
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS)
FD RO FDOS E D F—" RST FLOO R ]D LAN FASTEN € X 6 POST TO RIDGE BEAM AND TRIPLE LVL CEILING JOIST WITH SIMPSON
STRONG TIE BCE POST CAP, SHIM AS NECESSARY.
4 = 1O @ NOTCH OVER AND FASTEN HIP AND VALLEY BEAMS TO RIDGE BEAM WITH | 5" GRK REVISION
CONSTRUCTION SCREWS. sye= SeRETION
10/5/2¢ | UPDATE WALL HEIGHT,FREEZE BOARD

LOCATION AND RAFTER TAILS

DRAWN:

JOE FLIKKEMA
DATE:
10/5/2026
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2

X 12 GABLE

END RAFTERS
NOTCHED

2 X 4 FLY RAFTER

@ 16" ON CENTER \
2 X 12 FLY RAFTER \

2 X 12 GABLE

LOOK-OUTS

31_1 3/41:

2 X 12 RAFTERS AND JACK
RAFTERS @ 16" ON CENTER

31_13/411

2 X 12 OVER BUILD PEAK
RAFTERS @ |6&" ON CENTER

2 X 12 RAFTERS AND JACK
RAFTERS @ | 6" ON CENTER

[1 BEYOND]]

END RAFTERS

NOTCHED |

\_

TRIPLE | 1-1/4" LVL
RIDGE BEAM

2 X |2 RAFTERS AND JACK
RAFTERS @ 16" ON CENTER

L~

z
¥ed

BEYOND

[ —|
[ —|
[ —|

[ —|

S/

N
_k BEYOND
S

[ —|
[ —|

I 2||

I 2||

SEE ROOF RAFTER DETAILS
FOR RAFTER CONSTRUCTION

l 2"
5"

COMPOSITE ROOF SHINGLES OVER

ROOFING MEMBRANE. ICE AND WATER SHIELD

OVER 2" CDX PLYWOOD ROOF DECK

2' X 3" T4¢G CEILING

NN \nv

@/

2 X 4 FLY RAFTER LOOK-OUTS < OUTLINE OF
\. | | 7 RIDGE BEAM GLUED AND NAILED TO BEYOND
——— BEYOND AN CEILING JOISTS Vs
2 X |2 FLY RAFTER | | N OUTLINE OF
\ ' . § 6X6 2 X |2 CEILING JOISTS @ @ (3) 16" LVL
| | | ~— | POST | 6" ON CENTER W/ SOLID CEILING JOIST
‘| I | DOUBLE 7-1/4" LVL BLOCKING MID SPAN BEYOND BEYOND
2 X 12 LOOK OUTS AT | il M| 7 RIDCE BEAM @
| 6" ON CENTER, LINE _ | | | 5 X 12 TAIL RAFTER |_— R-49 INSULATION REQUIRED BEYOND
UP WITH ROOF = ST AS SHOWN
FRAMING LAYOUT —— ||| I I
DOUBLE 2 X & Tt f—
TOP PLATE iy X ;
1 T 5%?;
| A 5
g\E/C/EIELR?SDIIQNEgUISREP&ENTS Y 5" DRYWALL ON CEILING )
DOUBLE 2 X & DOUBLE 2 X 6 >
RAFTER PLATE TOP PLATE N
NOULTEX Reo FOIL PACED BEYOND 2 X 12 SOLID RAFTER
HOUSE WRAP ~
BEYOND BLOCKING CUT TO T
FIT WITH SOFFIT VENTING 2 X € WALLSTUD @ | &
R-2 I UNFACED-INSULATION ON CENTER
REQUIRED IN WALLS BEYOND
BATHROOM MUDROOM N 5" DRYWALL ON WALLS
2 X 6 WALL STUDS @ 0 5" DRYWALL ON WALLS LIVING ROOM ]
| 6" ON CENTER J / kG
n
KITCHEN/EATING
1 CDX PLY WOOD SHEATHING BEARING WALL
(EQUAL OR BETTER)
N 2' T¢G PLYWOOD SUB-FLOOR.
2 X 6 BOTTOM PLATE |_—2X 12 LOOK OUTS AT SLLCL)JCE)DR ﬁg%ﬁ‘g“w 10 R
| 6" ON CENTER, LINE ———
Lx 1 2" ANCHOR BOLTS UP WITH ROOF 2 X 12 FLOOR JOISTS @ .
> 2 X 6 BOTTOM PLATE
@ 48" ON CENTER FRAMING LAYOUT | 6" ON CENTER W/ SOLID T
4" PERFORATED PVC BLOCKING MID SPAN -
PERIMETER DRAIN .
IN BED OF CLEAN 2 X 6 PT SILL PLATE — 5 > > v / ‘
STONE TO CISTERN FOAM SILL SEAL — | = — 7
f_\d- ‘it ‘ ‘ ‘ \
o | = ) :
FINISHED GRADE S : |2 1" DRYWALL ON CEILING \
\ . : DOUBLE 2 X 6
N 1 TOP PLATE
"4 .A- 4 || a . s
N i -
CLEAN STONE BACK FILL ——— e d \
@_/ TS~ 2XGCWALLSTUD @ TG
SUPERSEAL DIMPLED MEMBRANE BEYOND 1
OVER TAR FOUNDATION COAT —— - 1" DRYWALL ON WALLS
&' CONCRETE FOUNDATION BEARING WALL
WALL WITH #5 RE-BAR @ - L' DRYWALL ON WALLS 1" DRYWALL ON WALLS
24" ON CENTER VERTICALLY ° e \
AND #4 RE-BAR @ | 2" ON ~
CENTER HORIZONTALLY — 2 X 6 SPF BOTTOM PLATE
4" CONCRETE SLAB WITH 6 X 6 WWF 5 X 5" WEDGE ANCHORS
| 2" THICK X 24" WIDE FOOTING REINFORCEMENT OVER OVER 6 MIL POLY @ 48" ON CENTER
W/ (3) #4 R-BAR CONTINUOUS, VAPOR BARRIER OVER 6" OF COMPACTED
LAP CORNERS \ CLEAN STONE 2 X 6 PT SILL PLATE

4" PERFORATED PVC
FOUNDATION DRAIN

TO DAYLIGHT — | .

FRAMING NOTES

STRONG TIE U285 JOIST HANGERS

WITH (3) 5" LEDGER LOCK SCREWS

ONONONORONONGC,

FASTEN 2 X & PT LEDGER TO BAND OVER SELF HEALING FLASHING
WITH (2) 5" LEDGER LOCK SCREWS @ 16" ON CENTER

FASTEN 2 X & PT FLOOR JOISTS TO NEW 2 X & PT LEDGER WITH SIMPSON

NOTCH DOUBLE 2 X |2 PT BEAM INTO 8 X & PT POST AS SHOWN ON SECTION, FASTEN

(4) GANG JACK STUD/POST FLOOR BEAMS W/ SOLID BLOCKING UNDER
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS)

FASTEN 2 X 12 LOOK OUTS TO TRIFLE | I-1/4" LVL, DOUBLE 1 1-1/4" LVL AND DOUBLE 2 X |2 W/
SIMPSON STRONG TIE US2 10 JOIST HANGERS

ONOGNONO

FASTEN DOUBLE 2 X |2 FLOOR JOIST TO DOUBLE 2 X |2 FLUSH FLOOR BEAM
W/ SIMPSON STRONG TIE HU22 1 O-2 BEAM HANGER

POCKET HEADER BEAM INTO EXTERIOR WALL AS SHOWN, AT HEIGHT SHOWN IN
SECTION, PROVIDE (4) 2 X 6 JACK POST BELOW WITH SOLID BLOCK TO FOUNDATION

Wi

.4

NG )
BEYOND
N
S
ke,)
2X86PT
FLOOR JOISTS
— Y%  @IE"ONCIR
~ A /
x

X2

T~ 2 X & PT LEDGER -

FLASH AS PER CODE
REQUIREMENTS

EXEFPT POST/

NOTCH TRIPLE 2 X |1 2 HEADER BEAM INTO & X 8 PT POST AS SHOWN ON SECTION,
FASTEN WITH (3) 5" LEDGER LOCK SCREWS

(2) GANG JACK STUD UNDER DOUBLE FLOOR JOIST W/ SOLID BLOCKING UNDER

POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS)

FASTEN 6 X 6 POST TO RIDGE BEAM AND TRIPLE LVL CEILING JOIST WITH SIMPSON
STRONG TIE BCe POST CAP, SHIM AS NECESSARY.

RUN NOTCHED PT POST FLUSH WITH TOP OF FLOOR JOISTS TO RECEIVE & X & PORCH
POST AS SHOWN ON SECTION, FASTEN WITH (2) 5" LEDGER LOCK SCREWS

SECTION

2'-0" WIDE X I'-O" THICK
THICKENED CONCRETE SLAB

W/ (3) #4 RE-BAR LONG WAY

l/2|\ — l I_OII

=
L
2 Z 2
— El\ a\]
L] <exy
e
NOTE: 54 ‘_ gz>_ N
DOUBLE 16" LVL BEVELED v/ =z S
HIP BEAMS NOT SHOWN — 20w
19)
L Og:d
(1} E T
= g
%4 =
L 0
=
5
> T
&
. TRIPLE2 X |2
] HEADER BEAM
FLUSH
2’_4”
1
1
& X & POST .
=
< M 0
VATHRS
THEIN
O g
Al
' X 6 PT DECKING < Zz-a
/ Vv RSz
QR
O <
i N Z 256
N Lty 22~
— 35
—1 3
| ] ULl
i 0=
2 flo :I:
— FINISHED GRADE N
\gzx;zPTFLOOR .. Q
BEAM M O
L o/
(1}
\ =
O =
\ (1}
4" PERFORATED PVC
PERIMETER DRAIN ‘s
IN BED OF CLEAN w}
STONE TO CISTERN N
[de]
L4 4
- hi L]
- @)
a =C) Z
- 1}
' RN
= s
PIER FOOTING TO SIT O L] @;
ON UNDISTURBED = o/ <=
SOIL O nsS
[\
= 35
PIER FOOTING NOTES o
&5z
24" X | 6" POURED CONCRETE UPLIFT < ©
BLOCK W/ (2) 18" LONG #4 RE-BAR =
PINS THROUGH POST @ 8" ABOVE <
24" DIA X 10" THICK CONCRETE 5
BEARING PAD FOR & X & PT POSTS T
REVISION
DATE DESCRIPTION -
10/5/2¢ | UPDATE WALL HEIGHT,FREEZE BOARD = o | 2
LOCATION AND RAFTER TAILS L% 8 e
= .. 8 = W
; w i ~ 1] O
Rl R |E Z
aQ I © |v =
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FRAMING NOTES

(4) GANG JACK STUD/POST FLOOR BEAMS W/ SOLID BLOCKING UNDER

POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS)

@ FASTEN 2 X 12 LOOK OUTS TO TRIPLE | |-1/4" LVL, DOUBLE | |-1/4" LVL AND DOUBLE 2 X |2 W/ =
SIMPSON STRONG TIE US2 10 JOIST HANGERS D
@ (2) GANG JACK STUD UNDER DOUBLE FLOOR JOIST W/ SOLID BLOCKING UNDER (D)
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS) CONTINUOUS VENTED RIDGE L]
FASTEN 6 X 6 POST TO RIDGE BEAM AND TRIPLE LVL CEILING JOIST WITH SIMPSON | o N0
STRONG TIE BCG POST CAP, SHIM AS NECESSARY. <
12! Z 2
=> = R o
USE SIMPSON STRONG Ll <Cexy
2 X 12 CAP PIECE TIE ST18& STRAP TIE Vv ESIN
FASTEN TO ROOF OVER EACH RAFTER SET v =55y
RAFTERS WITH 10" AT RIDGE (TYPICAL) — 3% S
| o GRK CONSTRUCTION ™ el
SCREWS O 8% Q)
&' S ¥
= §
TRIPLE |- 1/4NWL L Z
RIDGE BEAM
2 X 12 RAFTERS @ = @
I&" ON CENTER N COMPOSITE ROOF SHINGLES OVER Q)
ROOFING MEMBRANE. ICE AND WATER SHIELD =
OVER 2" CDX PLYWOOD ROOF DECK @)
6X6 N
2 POST a
5
g r-oy” DOUBLE 2 X 6
" 2 T¢G PLYWOOD SUB-FLOOR RAFTER PLATE
GLUED AND NAILED TO
CEILING JOISTS 2 X 12 SOLID RAFTER
2 X 12 TAIL RAFTER TRIPLE 11 -1/47 LVL (3) 16 LVL (9 BLOCKING CUT TO
CEILING JOIST FIT WITH SOFFIT VENTING
CUT AS SHOWN CEILING JOIST 2 X 12 CEILING JOISTS @
| 6" ON CENTER W/ SOLID
| R-49 INSULATION REQUIRED & BLOCKING MID SPAN
|
5 5
OB X e ) L' DRYWALL ON CEILING = ‘
TOP PLATE 2 CEILING JOIST . 2 X |2 LOOK OUTS AT
—— 2 X |12 LOOK OUTS AT ’ “olj | 6" ON CENTER, LINE
| 6" ON CENTER, LINE - UP WITH ROOF
DEVEL SIDING /S PER UP WITH ROOF BEYOND FRAMING LAYOUT
OWNER'S REQUIREMENTS FRAMING LAYOUT
Aﬁ
INSULTEX R-6 FOIL FACED BEYOND
HOUSE WRAP /
" Lo —1
R-2 | UNFACED-INSULATION \ #' DRYWALL ON WALLS 2" DRYWALL ON WALLS 3
REQUIRED IN WALLS s OUTLINE OF ) ]
N (4) 2 X 6 JACK i Wi -
© POST BEYOND i Q)
2 X 6 WALL STUDS @
| 6" ON CENTER TRIPLE | |-1/4" LVL Z
2' T¢G PLYWOOD SUB-FLOOR FLOOR JOIST § o
) GLUED AND NAILED TO o
3' CDX PLY WOOD SHEATHING L AN
FQUAL OR BETTER FLOOR JOISTS oS e O Wlxerd
—/ <Z
2 X 12 FLOOR JOISTS @ . 2 X 6 CRIPPLE STUDS @ %4 D Sz
2 X 6 BOTTOM PLATE | 6" ON CENTER W/ SOLID © | 6" ON CENTER 0™
) BLOCKING MID SPAN - v = 225
4" PERFORATED PVC ’ \ 2 X 6 BOTTOM PLATE THITHFES
PERIMETER DRAIN z X | 2" ANCHOR BOLTS v = o< =
IN BED OF CLEAN @ 48" ON CENTER X A Ll—o
STONE TO CISTERN - 5 0 1o
2 X 6 PT SILL PLATE 5 = (4) #4 REBAR IN I
FOAM SILL SEAL I @—/cl\l ' POURED CONCRETE
FINISHED GRADE i  DOUBLE 2 X |2 | BEYOND = LINTELS V4
\ N 5" DRYWALL ON CEILING DOUBLE 2 X 4 TOP PLATE N 3 O
FLOOR JOIST N
p 4 BEYOND o/ O
- OUTLINE OF \ .
. 2X4WALLSTUD @ |6 Ly o/
| (4) 2 X 6 JACK ON CENTER =
i(E POST BEYOND \
CLEAN STONE BACK FILL — SF _ rd
O ik e O
SUPERSEAL DIMPLED MEMBRANE Al L 5y |2 LOOK OUTS AT N wa
OVER TAR FOUNDATION COAT — | | - | 6" ON CENTER, LINE NON BEARING WALL = =
) UP WITH ROOF BEVEL SIDING AS PER Ll
6" CONCRETE FOUNDATION = FRAMING LAYOUT OWNER'S REQUIREMENTS
WALL WITH #5 RE-BAR @ =g H
24" ON CENTER VERTICALLY 5 1. BEYOND 5" DRYWALL ON WALLS
CENTER HORIZONTALLY ~ N J
S ] . 2 X 4 SPF BOTTOM PLATE — =
4" CONCRETE SLAB WITH 6 X 6 WWF | - I
| 2" THICK X 24" WIDE FOOTING - REINFORCEMENT OVER OVER 6 MIL POLY z X 5" WEDGE ANCHORS — . y..
W/ (3) #4 R-BAR CONTINUOUS, R VAPOR BARRIER OVER &' OF COMPACTED @ 48" ON CENTER N s 2’ CDX PLY WOOD SHEATHING
N | (EQUAL OR BETTER) FINISHED GRADE
LAP CORNERS CLEAN STONE B
| 2 X 4 PT SILL PLATE ‘I L
.i . 4 ) — = ‘.X. LI /“‘- - = — = ‘,.\(" -4 x dn 2z ki < L] = 4%-.‘{ 4"0' K 3- .-4.4.. M a U
e SR L O aw ” " : A 5 " - a4 =
< el F— CIFAN STONE BACK FILL T
- ,,O‘-.* e B e o
A . T k Al
1 SUPERSEAL DIMPLED MEMBRANE = — un
4" PERFORATED PVC ! B
OUNDATION DRAIN : OVER TAR FOUNDATION COAT O g_l) ="
TO DAYLIGHT > o b = o >z
’Q- " ‘—<n
| 2" THICK X 24" WIDE FOOTING —— 6" CONCRETE FOUNDATION QO 03
W/ (3) #4 R-BAR CONTINUOUS, WALL WITH #5 RE-BAR @ I =22
LAP CORNERS —— _ _ 24" ON CENTER VERTICALLY < T
R AND #4 RE-BAR @ 2" ON (D) Q2
/ e - CENTER HORIZONTALLY Q) T
STEP FOOTING S O <E
=
5 ECTI O N , 4" PERFORATED PVC <
@ 2 PERIMETER DRAIN ]
/2" = |-0" IN BED OF CLEAN I
STONE TO CISTERN
4" PERFORATED PVC
FOUNDATION DRAIN
TO DAYLIGHT
REVISION
DATE DESCRIPTION -
10/5/2¢ | UPDATE WALL HEIGHT,FREEZE BOARD = o |2
LOCATION AND RAFTER TAILS L o ls O
s |o € |E o5
xSl 8 |2 «
aQ I © |v =
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FRAMING NOTES

@ (4) GANG JACK STUD/POST FLOOR BEAMS W/ SOLID BLOCKING UNDER
POST TO FOUNDATION (SEE FOUNDATION AND FLOOR PLAN FOR LOCATIONS)

@ FASTEN 2 X 12 LOOK OUTS TO TRIPLE | I-1/4" LVL, DOUBLE | I-1/4"LVL AND DOUBLE 2 X |2 W/
SIMPSON STRONG TIE US2 10 JOIST HANGERS

FASTEN 6 X € POST TO RIDGE BEAM AND TRIPLE LVL CEILING JOIST WITH SIMPSON
STRONG TIE BCE POST CAP, SHIM AS NECESSARY.

FINISHED GRADE —\

LINTEL NOTE:

HORIZONTAL

24" PAST OP

CLEAN STONE BACK FILL

CONTINUOUS VENTED RIDGE

USE SIMPSON STRONG
TIESTI1& STRAP TIE
OVER EACH RAFTER SET

2"

l 2II

CONTINUOUS VENTED RIDGE

, 2”

8" TRIPLE | 1-1/4" LVL
RIDGE BEAM

4" PERFORATED PVC
PERIMETER DRAIN
IN BED OF CLEAN

STONE TO CISTERN ————— |

SUPERSEAL DIMPLED MEMBRANE

OVER TAR FOUNDATION COAT

6" CONCRETE FOUNDATION
WALL WITH #5 RE-BAR @
24" ON CENTER VERTICALLY
AND #4 RE-BAR @ | 2" ON
CENTER HORIZONTALLY

AT RIDGE (TYPICAL)
DOUBLE 7-1/4" LVL \/
RIDGE BEAM
l 2II
5! 2 X 12 GABLE 5 y
END RAFTERS
NOTCHED O /
BEYOND
- -
2 X 4 FLY RAFTER LOOK-OUTS //@ g
@ 16" ON CENTER \
\
21_4" bl ld V2
CEILING JOIST CEe oot
TRIPLE | 1-1/4" LVL
2 X 12 LOOK OUTS AT~ CEILING JOIST
| 6" ON CENTER, LINE 2 X 12 LOOK OUTS AT
UP WITH ROOF | 6" ON CENTER, LINE
FRAMING LAYOUT UP WITH ROOF
FRAMING LAYOUT
1" DRYWALL ON WALLS
2 X |2 LOOK OUTS AT ~—— R-49 INSULATION REQUIRED
| 6" ON CENTER, LINE
UP WITH ROOF
WINDOW 15 FRAMING LAYOUT
wil BEYOND BEYOND
SECTION 1" DRYWALL ON WALLS
OUTLINE OF
/ (4) GANG JACK
POST BEYOND
ggﬁgfﬁﬁ © 2 X |2 FLOOR JOISTS @
BEYOND | &" ON CENTER W/ SOLID %H DRYWALL ON WALLS
BLOCKING MID SPAN
2 X 6 CRIPPLE STUDS @
| 6" ON CENTER
BEYOND DOUBLE | |-1/4" LVL .
FLOOR JOIST >
2 X 6 BOTTOM PLATE BEYOND
~ X
(4) #4 REBAR IN i > i
POURED CONCRETE A0 5" DRYWALL ON CEILING [ [
LINTELS 23 gl 4§
- TRIPLE | I-1/4" LVL TRIPLE | |-1/4" LVL A DOUBLE 2 X |2 B
FLOOR JOIST FLOOR JOIST il FLOOR JOIST “IF
(2) #4 BAR VERTICAL EACH SIDE OF OPENING 2 X 12 LOOK OUTS AT s 2 X 12 LOOK OUTS AT s
AND WITHIN 6" OF OPENING (4) #4 REBAR | 6" ON CENTER, LINE s | 6" ON CENTER, LINE Ny
TOP AND BOTTOM OF OPENING UP WITH ROOF UP WITH ROOF (1
ITHIN &' | . FRAMING LAYOUT -
W2 | 6" ON CENTER, LINE - /@ -
UP WITH ROOF . B
WINDOW 1S BEYOND
FRAMING LAYOUT B -
BEVEL SIDING AS PER 2?&%’& ¥ CUTLNE OF ¥
OWNER'S REQUIREMENTS ¥ 1 1
5" DRYWALL ON WALLS I (4) GANG JACK. 1
POST BEYOND &
INSULTEX R-6 FOIL FACED " T
HOUSE WRAP . .
{: 4" CONCRETE SLAB WITH 6 X 6 WWF (3 | (3
N REINFORCEMENT OVER OVER 6 MIL POLY - 5" DRYWALL ON WALLS -
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PLUMBING SYMBOL SCHEDULE
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