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JC ENGINEERING, Inc. 
Civil & Environmental Engineering 

2854 Cranberry Highway 
East Wareham, Massachusetts 02538 

Ph. 508-273-0377—Fax 508-273-0367 
 
 
July 22, 2021 
 
 
Town of Wareham 
Zoning Board of Appeals 
Memorial Town Hall 
54 Marion Road 
Wareham, MA 02571 
 
RE: Special Permit Application for 278 Lake Avenue, East Wareham, MA 
 
Dear Board Members, 
 
On behalf of the applicant, Karen Duke, please find enclosed a Special Permit Application 
accompanied by supporting design drawing entitled “Proposed Site Plan located at 278 Lake 
Avenue, E. Wareham, MA” revised through July 16, 2021 (Plan) for your review and approval.  
This property is shown as Lots 607, 608, and 609 on Assessor’s Map 124.  The existing property 
contains a 1.5 story, single-family dwelling built around 1930 according to the Town Assessor’s 
records.  The applicant would like to raze and rebuild the single family dwelling on 
approximately the same non-conforming footprint, while adding an addition that conforms to 
setback requirements.  Besides adding additional habitable space to the first and second floors, 
and reconfiguring the location of the bedrooms, the intention of the proposed expansion is to 
allow for habitable space to be constructed for Ms. Duke’s handicapped child.  This additional 
habitable space is proposed in the basement level walkout area of the proposed addition.  In 
accordance with the determination issued by the Building Commissioner, a Special Permit under 
Article 13, Section 1355 would be required for this proposed project. 
 
Zoning Requirements 
The property is located in the R-130 Zoning District and has street frontage on three separate 
roadways.  The frontage on Lake Avenue is the primary access, therefore, front setback 
requirements are measured from Lake Avenue.  Below is a list of the various zoning 
requirements that classifies the lot and structure as being pre-existing non-conforming. 
 

• In accordance with Article 6, Table 621, a minimum lot area of 130,000 square feet is 
required in this district. The current lot contains 10,063 square feet. 
 

• In accordance with Article 6, Table 628, minimum setback requirements for structures on 
lots 15,000 square feet and under are 20 feet from the front property line and 10 feet from 
the side and rear lot lines.  The existing and proposed side setback of the structure is as 
close as 6.2 feet on the west side of the structure. 

 





T O W N  o f  W A R E H A M  
        

   Massachusetts 
 

 BUILDING DEPARTMENT 
 

David L Riquinha 
Building Commissioner 
 
Karen Duke                                                 July 13, 2021 
C/o Bradley Bertolo, J.C Engineering 
2854 Cranberry Highway 
Wareham, MA 02538 
 
RE: 278 Lake Ave.                         Map # 124, Lot # 607 
 
 We have reviewed your application to raze your existing dwelling, and reconstruct a new 
dwelling on the same site. The proposal, as presented, is not in compliance with current zoning 
regulations and must be denied at this time. 
 
After reviewing the details of your submittal, it appears that you are looking to completely 
demolish the existing dwelling in order to reconstruct a new dwelling in the same location, with 
an increase building area, and footprint. The height, and floor area ratio are both compliant; 
however, the structure does not meet the side yard setback requirement of 10’, and cannot be 
approved for construction. You will need to apply for, and secure a special permit from the 
Zoning Board of Appeals in order to continue with this request. 
 
Your permit application is being denied under the following sections of the Wareham Zoning By-
law: 
 

 Article 6, Table 621, Residential Districts, The proposed residential dwelling 
does not conform to the setback requirements for the R-130 zoning district. 

 
 Article 13 Section 1355 Non-conforming Structures: A lawfully preexisting 

nonconforming single family structure, may be demolished and reconstructed by 
special permit, provided that construction complies with the criteria listed in 
items 1-4, in section 1355, of the Wareham zoning by-law. A variance will be 
required if Board of Appeals finds the expansion to be substantially more 
detrimental to the neighborhood. (ZBL §1356) 

 
The subject dwelling is located in Zoning district R-130. 
 
Respectfully, 
 
 
David Riquinha 
Building Commissioner 
Zoning Enforcement Officer 
 
It is the owners’ responsibility to check with other departments, i.e. Health, and 
conservation, etc. to ensure full compliance.  
 
In accordance with the provisions of MGL chapter 40A §§ 15, you may apply to the Zoning Board of 
Appeals for the above noted relief within thirty (30) days of receipt of this letter. 



X

Karen Duke

752 School Street, Stoughton, MA 02072

kdstealth93@verizon.net

278 Lake Avenue

Donald B. Coe & Nancy G. Coe, c/o Karen Duke

752 School Street, Stoughton, MA 02072

Bradley Bertolo,JC Engineering Inc 508-273-0377

124 607, 608, 609 R-130
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Building Department

Owner

Karen Duke

752 School Street 

Stoughton, MA 02072

(781) 344-8827

kdstealth93@verizon.net

Architect

Neil Silva - 8TFive Studio, LLC
16 Jordan Lane

East Freetown, MA 02717

(774) 243-2432

nsilva@8tfive.com

Civil Engineer

Bradley M. Bertolo - JC Engineering, Inc.
2854 Cranberry Highway

East Wareham, MA 02538

(508) 273-0377

bbertolo@jcengineeringinc.com

General Contractor

Alan Gifford

Natick, MA 01760

(508) 273-2698

bos.cms@gmail.com

PROJECT DIRECTORY

DRAWING INDEX Revision     Date

VICINITY MAP

Assessor's Data Map (124) Parcel (607)

Zoning Info Zoning District (R130) Proposed Use (Same)

Property Info Lot [130,000 SF]/(10,063 SF) Frontage [200']/(184')

Blding Setbacks Front [20']/(27') Side [30']/(15')Rear [30']/(6.2')

Blding Restrictions Coverage [NR]/(~20%) Height [35']/(~26.5')

Site Information Water Supply (Public) Sewage (Septic)

Flood Zone Within Area (No) Zone X

Floor Area Exist. 1,358 SF Mod. +1,077 SF New 2,435 SF *

PROJECT ZONING DATA [Required] / (Provided)

Building Codes

Local Jurisdiction

City, State

Occupancy Group

Type of Construction

Massachusetts Building Code

Provisions of '780 CMR 51.00'

9th Edition - (Jan. 2018)

Zoning & General By-Laws

Type V-B (Wood Construction)

,

PROJECT CODE SUMMARY

,

PROJECT DESCRIPTION

These plans describe an addition and alteration to a single-family conventional-style residence built 

in 1930. The scope of work includes renovation to the entire existing footprint of approximately 984 SF 

with addition of two-story 24’ x 24’ space to with additional bedroom and basement garage.

The drawing set and specifications were developed by 8TFive Studio with support from team 

members listed in the Project Directory. 3D images for visualization purposes only.
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A1.03 Roof Plan & Details
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A2.01 Exterior Elevations
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A3.01 Building Sections

A5.01 High Wind Details
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A5.03 Foundation Details

A5.04 Building Details

A6.01 Door & Window Schedules

Total Drawing Sheets: 27

Drawing Disclaimer: This Document contains confidential and proprietary information that cannot be reproduced or divulged, in whole or in part, without written authorization from the Architect.

Do not scale from a drawing. Work to figured dimensions only. All dimensions to be checked on site prior to the execution of any work. The Copyright of these drawings belong to 8TFive Studio, LLC

Wareham MA

Wareham, MA 02571

54 Marion Road

(508) 291-3100

International Residential Code (IRC) 2015

Residential (One/Two Family) R-3
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DEMOLITION NOTES

1. Demolition indicated is for general reference purposes only 

and is not intended to identify all of the demolition, removal 

of finishes, etc. General Contractor shall be responsible for 

all demolition and legal disposal of waste necessary to 

accommodate new work in whether indicated or not.

2. The Contractor must adhere to the scope of work shown on 

the drawings. No work is authorized if it expands the original 

scope of work unless it is approved in writing by the owner. 

Any work undertaken by the Contractor and any additional 

required documentation or cost to the project without prior 

written approval is the sole responsibility of the Contractor.

3. Coordinate removal of existing floor finishes to 

accommodate new proposed flooring.  Adjust under -

layments as necessary to ensure smooth/level transitions 

between different materials and new and existing work.

4. Remove vents, jacks, wiring, etc. where abandoned.

5. Notify Owner of any scheduled shut-off of utilities which 

serve currently occupied spaces.

6. Items to be salvaged for reinstallation are indicated as such 

on the Architectural drawings.

7. Perform demo Work to prevent dust and pollutant hazards. 

Do not endanger adjacent spaces, structures, or the public.

MEASURED DRAWING DISCLAIMER

This measured drawing has been prepared, in part, based upon 

information furnished by others as well as with on-site field 

measurement, photography, and documentation. While this 

information is believed to be reliable, the Architect assumes no 

responsibility for the accuracy of this measured drawing or for 

any errors or omissions that may have been incorporated into it 

as a result of incorrect information provided to the Architect. 

Those relying on this measured document are advised to obtain 

verification of its accuracy on-site prior to construction.

Refer to Door & Window Schedule Sheet   DOOR SCHEDULE - EXISTINGRefer to Door & Window Schedule Sheet  WINDOW SCHEDULE - EXISTING

Note: Imagery is from Assessor's Office, Google Street View 

and/or Personal Photos taken at or around (11/15/2020).

EXISTING CONDITIONS PHOTOS

Exterior Photo of House from Street

Exterior Photo of House from Sideyard
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Basement - Existing Plan

Mark Type Size Room Comments

1 Double-Flush 8-0 x 5-8

Mark Type Size Room Comments

1 Basement-Awning 32" x 15"

2 Basement-Awning 32" x 15"
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DEMOLITION NOTES

1. Demolition indicated is for general reference purposes only 

and is not intended to identify all of the demolition, removal 

of finishes, etc. General Contractor shall be responsible for 

all demolition and legal disposal of waste necessary to 

accommodate new work in whether indicated or not.

2. The Contractor must adhere to the scope of work shown on 

the drawings. No work is authorized if it expands the original 

scope of work unless it is approved in writing by the owner. 

Any work undertaken by the Contractor and any additional 

required documentation or cost to the project without prior 

written approval is the sole responsibility of the Contractor.

3. Coordinate removal of existing floor finishes to 

accommodate new proposed flooring.  Adjust under -

layments as necessary to ensure smooth/level transitions 

between different materials and new and existing work.

4. Remove vents, jacks, wiring, etc. where abandoned.

5. Notify Owner of any scheduled shut-off of utilities which 

serve currently occupied spaces.

6. Items to be salvaged for reinstallation are indicated as such 

on the Architectural drawings.

7. Perform demo Work to prevent dust and pollutant hazards. 

Do not endanger adjacent spaces, structures, or the public.

Refer to Door & Window Schedule Sheet   DOOR SCHEDULE - EXISTINGRefer to Door & Window Schedule Sheet  WINDOW SCHEDULE - EXISTING
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Refer to Civil Engineer: 68.0' Elevation

1,042 SF

MEASURED DRAWING DISCLAIMER

This measured drawing has been prepared, in part, based upon 

information furnished by others as well as with on-site field 

measurement, photography, and documentation. While this 

information is believed to be reliable, the Architect assumes no 

responsibility for the accuracy of this measured drawing or for 

any errors or omissions that may have been incorporated into it 

as a result of incorrect information provided to the Architect. 

Those relying on this measured document are advised to obtain 

verification of its accuracy on-site prior to construction.

Note: Imagery is from Assessor's Office, Google Street View 

and/or Personal Photos taken at or around (11/15/2020).

EXISTING CONDITIONS PHOTOS

Exterior Photo of House from Street

Exterior Photo of House from Sideyard
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Scale: 1/8" = 1'-0"1
Existing First Floor Plan

Mark Type Size Room Comments

3 Double Hung 1x 2-4 x 4-6

4 Double Hung 1x 2-4 x 4-6 Shutters,

5 Double Hung 1x 2-4 x 4-6 Shutters,

6 Double Hung 1x 2-4 x 4-6 Shutters,

7 Double Hung 1x 2-4 x 4-6

8 Double Hung 1x 2-4 x 3-6 Reuse and Relocate in Bath,

9 Double Hung 1x 2-6 x 3-6

10 Double Hung 1x 3-4 x 3-6

11 Double Hung 1x 2-4 x 4-6 Shutters,

12 Double Hung 1x 2-4 x 3-6 Shutters,

13 Double Hung 1x 2-4 x 4-6 Shutters,

Mark Type Size Room Comments

2 Single-Flush 3-0 x 6-8

3 Single-Flush 3-0 x 6-8

4 Single-Entry 3-0 x 6-8

5 Single-Flush 2-4 x 6-8

6 Opening-Cased 3-0 x 6-8

7 Opening-Cased 4-0 x 6-8

8 Double-Flush 5-0 x 6-8 Ex. French Door to be Reused

9 Single-Flush 2-4 x 6-8

10 Single-Flush 2-4 x 6-8

11 Single-Flush 2-4 x 6-8

12 Single-Flush 2-4 x 6-8



DEMOLITION NOTES

1. Demolition indicated is for general reference purposes only 

and is not intended to identify all of the demolition, removal 

of finishes, etc. General Contractor shall be responsible for 

all demolition and legal disposal of waste necessary to 

accommodate new work in whether indicated or not.

2. The Contractor must adhere to the scope of work shown on 

the drawings. No work is authorized if it expands the original 

scope of work unless it is approved in writing by the owner. 

Any work undertaken by the Contractor and any additional 

required documentation or cost to the project without prior 

written approval is the sole responsibility of the Contractor.

3. Coordinate removal of existing floor finishes to 

accommodate new proposed flooring.  Adjust under -

layments as necessary to ensure smooth/level transitions 

between different materials and new and existing work.

4. Remove vents, jacks, wiring, etc. where abandoned.

5. Notify Owner of any scheduled shut-off of utilities which 

serve currently occupied spaces.

6. Items to be salvaged for reinstallation are indicated as such 

on the Architectural drawings.

7. Perform demo Work to prevent dust and pollutant hazards. 

Do not endanger adjacent spaces, structures, or the public.

Refer to Door & Window Schedule Sheet  WINDOW SCHEDULE - EXISTING Refer to Door & Window Schedule Sheet   DOOR SCHEDULE - EXISTING

1415

16 17 18

~ 76.0' Elevation

316 SF

MEASURED DRAWING DISCLAIMER

This measured drawing has been prepared, in part, based upon 

information furnished by others as well as with on-site field 

measurement, photography, and documentation. While this 

information is believed to be reliable, the Architect assumes no 

responsibility for the accuracy of this measured drawing or for 

any errors or omissions that may have been incorporated into it 

as a result of incorrect information provided to the Architect. 

Those relying on this measured document are advised to obtain 

verification of its accuracy on-site prior to construction.

Note: Imagery is from Assessor's Office, Google Street View 

and/or Personal Photos taken at or around (11/15/2020).

EXISTING CONDITIONS PHOTOS

Exterior Photo of House from Street

Exterior Photo of House from Sideyard

N

4'

8'

16'

32'

64'

G
ra

p
h

ic
 S

c
a

le

D
R

A
W

N
 B

Y

S
C

A
LE

A
D

D
R

E
S
S

C
LI

E
N

T
P

R
O

JE
C

T 
S
TA

TU
S

R
E
V

IS
IO

N
S

1
/8

"

P
ro

je
c

t 
#

A
R

C
H

IT
E
C

T 
S
TA

M
P

F
o

rm
a

tt
e

d
 f

o
r 

1
1

 x
 1

7

1
6

 J
o

rd
a

n
 L

a
n

e
 

E
a

st
 F

re
e

to
w

n
, 

M
A

 0
2

7
1

7

(7
7

4
) 

2
4
3

-2
4

3
2

 
  

 i
n

fo
@

8
TF

iv
e

.c
o

m

8
TF

iv
e

 S
tu

d
io

, 
LL

C
7

/9
/2

0
2

1
 9

:2
7

:0
1

 P
M

A
s 

in
d

ic
a

te
d

2
0
2
0
0
8
0
 -

B
E
A

C
H

 H
O

U
S
E
 R

E
N

O
V

A
TI

O
N

AD1.2

E
x

is
ti
n

g
 2

n
d

 F
lo

o
r

2
7
8
 L

a
k
e

 A
v
e

n
u

e
,

W
a

re
h

a
m

, 
M

A
 0

2
5
3
8

K
a

re
n

 D
u

k
e

P
e

rm
it
 S

e
t

2
0
2
0
0
8
0

N
e

il 
S
ilv

a
0
6
/3

0
/2

0
2
1

©
 2

0
2
0

Mark Type Size Room Comments

13 Opening-Cased 2-6 x 6-8

14 Opening-Cased 2-6 x 6-8

15 Bifold-4 Panel 4-0 x 6-8

Mark Type Size Room Comments

14 Double Hung 1x 2-4 x 4-0 Shutters,

15 Double Hung 1x 2-4 x 4-0 Shutters,

16 Skylight 2-0 x 3-0

17 Skylight 2-0 x 3-0

18 Skylight 2-0 x 3-0

Scale: 1/8" = 1'-0"1
Existing Second Floor Plan



First Floor

68' - 0"

Second Floor

77' - 0"

Roof Ridge

86' - 6"

First Floor PL

76' - 0"

Grade

62' - 6"

Basement

61' - 0"
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MEASURED DRAWING DISCLAIMER

This measured drawing has been prepared, in part, based upon 

information furnished by others as well as with on-site field 

measurement, photography, and documentation. While this 

information is believed to be reliable, the Architect assumes no 

responsibility for the accuracy of this measured drawing or for 

any errors or omissions that may have been incorporated into it 

as a result of incorrect information provided to the Architect. 

Those relying on this measured document are advised to obtain 

verification of its accuracy on-site prior to construction.

DEMOLITION NOTES

1. Demolition indicated is for general reference purposes only 

and is not intended to identify all of the demolition, removal 

of finishes, etc. General Contractor shall be responsible for 

all demolition and legal disposal of waste necessary to 

accommodate new work in whether indicated or not.

2. The Contractor must adhere to the scope of work shown on 

the drawings. No work is authorized if it expands the original 

scope of work unless it is approved in writing by the owner. 

Any work undertaken by the Contractor and any additional 

required documentation or cost to the project without prior 

written approval is the sole responsibility of the Contractor.

3. Coordinate removal of existing floor finishes to 

accommodate new proposed flooring.  Adjust under -

layments as necessary to ensure smooth/level transitions 

between different materials and new and existing work.

4. Remove vents, jacks, wiring, etc. where abandoned.

5. Notify Owner of any scheduled shut-off of utilities which 

serve currently occupied spaces.

6. Items to be salvaged for reinstallation are indicated as such 

on the Architectural drawings.

7. Perform demo Work to prevent dust and pollutant hazards. 

Do not endanger adjacent spaces, structures, or the public.
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Scale: 1/8" = 1'-0"1
West - Existing

Scale: 1/8" = 1'-0"2
East - Existing
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MEASURED DRAWING DISCLAIMER

This measured drawing has been prepared, in part, based upon 

information furnished by others as well as with on-site field 

measurement, photography, and documentation. While this 

information is believed to be reliable, the Architect assumes no 

responsibility for the accuracy of this measured drawing or for 

any errors or omissions that may have been incorporated into it 

as a result of incorrect information provided to the Architect. 

Those relying on this measured document are advised to obtain 

verification of its accuracy on-site prior to construction.

DEMOLITION NOTES

1. Demolition indicated is for general reference purposes only 

and is not intended to identify all of the demolition, removal 

of finishes, etc. General Contractor shall be responsible for 

all demolition and legal disposal of waste necessary to 

accommodate new work in whether indicated or not.

2. The Contractor must adhere to the scope of work shown on 

the drawings. No work is authorized if it expands the original 

scope of work unless it is approved in writing by the owner. 

Any work undertaken by the Contractor and any additional 

required documentation or cost to the project without prior 

written approval is the sole responsibility of the Contractor.

3. Coordinate removal of existing floor finishes to 

accommodate new proposed flooring.  Adjust under -

layments as necessary to ensure smooth/level transitions 

between different materials and new and existing work.

4. Remove vents, jacks, wiring, etc. where abandoned.

5. Notify Owner of any scheduled shut-off of utilities which 

serve currently occupied spaces.

6. Items to be salvaged for reinstallation are indicated as such 

on the Architectural drawings.

7. Perform demo Work to prevent dust and pollutant hazards. 

Do not endanger adjacent spaces, structures, or the public.
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Scale: 1/8" = 1'-0"1
North - Existing
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South - Existing
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Masonry Opening Calculations:

For Man-Door (Opening ≤ 3') = Man-Door R.O. + 6"

For Garage-Door (Opening > 3') = R.O. for Door + 9"

All rough openings to be verified by Contractor per 

MFR's specs prior to foundation work & prior to framing.
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Refer to Door & Window Schedule Sheet for All Windows  WINDOW SCHEDULE Refer to Door & Window Schedule Sheet for All Doors  DOOR SCHEDULE FOUNDATION & CONCRETE NOTES

Soil Conditions & Structural Fill:
1. The foundation design is based on an allowable bearing 

capacity of 2000 psf. All excavations for footings shall 

extend down to suitable bearing subgrade as determined 

by a geotechnical engineer. If questionable bearing is 

detected it is to be removed & replaced with structural fill.

2. Structural fill shall be well graded bank run, screened or 

crushed gravel, and shall be placed in 8" maximum lifts and 

compacted to 95% maximum density at optimum moisture 

content as determine by ASTM D1557, modified proctor.

3. Exterior footings that will be exposed to freeze thaw cycles 

shall extend a minimum of 4'-0" below finished grade.

4. Unless directed otherwise by the geotechnical engineer, all 

footings excavations shall be finished by hand. Foundations 

shall not be placed on frozen ground or in puddled water.

Concrete:
1. All concrete work shall conform to the 2008 edition of the 

ACI building code requirements for reinforced concrete 

(ACI 318) and specifications for building structural concrete 

(ACI 301) referenced by the governing State Building Code.

2. Concrete shall be normal weight concrete unless otherwise 

noted with sand and gravel aggregate, type I or type II 

portland cement and minimum compressive strength (f'c) in 

28 days as specified below - maximum slump 4 1/2".

• Footings f'c = 4000 psi Walls f'c = 4000 psi

• Piers f'c = 4000 psi Fill concrete = 3000 psi

• Interior slabs = 3000 psi Mud mats = 2000 psi

• Garage slab = 4000 psi

3. Concrete exposed to the weather or possible freeze/thaw 

action shall be air entrained. Total air content (percent by 

concrete volume) shall not be less than 5% or more than 7%.

4. Grout under column base plates and under other bearing 

plates shall be non-shrink, nonmetallic grout with a minimum 

compressive strength of 5000 psi at 3 days.

5. All exposed edges of concrete members shall be 

chamfered 3/4" U.N.O. on architectural drawings.

6. Refer to architectural drawings for door and window 

openings, drips, washes, reglets, concrete finishes, and 

miscellaneous embedded plates, bolts, anchors, angles, etc

7. Cast in place concrete construction or control joints in slab 

on grade to be as shown on plans. Where not shown, limit 

control joint spacing to no greater than 15 feet on any side 

for 5 inch slabs and 12 feet for 4 inch slabs on grade. The 

sections bounded by control or construction joints shall be 

approx. square, with the length to width ratio less than 1.5.

8. Concrete clear cover on steel reinforcing shall be per ACI:

A. Surfaces cast against earth = 3"

B. Formed surfaces exposed to earth or weather

a. #6 to #18 bar = 2"

b. #5 and less = 1 1/2"

C. Formed surfaces not exposed to earth or weather

a. Slabs and walls = 3/4"

b. Beams and columns = 1 1/2"

D. Slabs-on-grade = 1 1/2" (from top of slab)

E. Slabs-on-deck

a. Top = 3/4"

b. Bottom = 3/4"

Steel Reinforcing:
1. All reinforcing steel shall be deformed bars conforming to 

ASTM A615, Grade 60. WWF shall conform to astm A496 and 

A497 Grade 60, for deformed and plain wire respectively.

2. All continuous reinforcement shall have Class B lap splices, 

u.n.o. All hooks shown shall be standard hooks, u.n.o.

3. At no time is the reinforcing steel to be welded.

4. Where reinforcing steel is bent it is to be done so the end 

result is a gradual arc with a minimum of a three inch radius.

5. Anchor bolts to be installed within 12" of all joints and 

corners. Do not install anchor bolt within 12” of anchor rod 

for hold-down.

Anchor Bolts:
1. Anchor Bolts = 5/8" Dia. x 12" Long J-Bolts @ 36" o.c. (Typical)
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Basement Floor Plan

Mark Type Size Room Comments

19 Double Hung 1x 3-0 x 4-0 Living Area

20 Double Hung 1x 3-0 x 4-0 Living Area

21 Double Hung 1x 3-0 x 4-0 Bedroom

22 Basement-Awning 32" x 15"

23 Basement-Awning 32" x 15"

Mark Type Size Room Comments

16 Single-Entry 3-0 x 6-8

17 Double-Flush 8-0 x 6-8

18 Single-Pocket 3-0 x 6-8 Living Area

19 Single-Pocket 3-0 x 6-8 Bedroom

20 Bifold-4 Panel 4-0 x 6-8 Bedroom

21 Single-Pocket 3-0 x 6-8 Train Room

22 Single-Flush 3-0 x 6-8

23 Single-Flush 3-0 x 6-8
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FLOOR PLAN NOTES

Dimensions: 
All dimensions are to face of stud for new construction and 

finish face for existing conditions, unless otherwise noted.

Wall Construction: 
1. All exterior walls to be framed with 2x6. Interior walls to be 

2x4. unless noted otherwise. Refer to Floor Plan.

2. All exterior walls to be sheathed whether shear or not.

Wall Insulation:
1. All thermal or acoustical walls to be insulated full depth.

2. Refer to Building Section sheet for Energy Requirements.

Bathrooms:
1. Bath walls to be provided with 2x6 wall blocking for towel 

bars, shower rods, etc. Coordinate accessories with Owner.

2. Shower: To be smooth, hard, non-absorbent surface over a 

moisture resistant underlayment 70" min. above drain inlet.

3. Shower enclosures: If applicable to be tempered glass, 24" 

min door. Actual size to be reviewed with Owner.

4. Shower size: Stall showers to be min 1024 sq in and capable 

of encompassing 30" dia. See Plan for sizing & placement.

5. Refer to MEP plans for fixture flow rates, notes, etc.

Exhaust Vents: 
1. Exterior vents to be min 3 ft away from doors, windows, 

operable skylights and roof vents.

Handrails & Guardrails:
Railing systems and posts to be wood with handrail 34" - 38" 

above stair treads. Guardrails to be 42" min above finish floor. 

Provide no more than 4" space between balustrades. 

Complete railing system to conform to Building Code per 

resistent loading.

Detectors: 
Smoke detectors and CO detectors to be 110V with battery 

backup, all interconnected. All smoke alarms shall either be 

dual sensor (photo/ion) or may be photoelectric when more 

than 20 feet from a kitchen, wood burning stove or fireplace.

Garage:
The living space-garage fire separation shall be as required per 

R302.6 where not less than 1/2" GWB or equivalent shall be 

applied to the garage side separating the residence and/or 

attic. If habitable rooms are above the garage then not less 

than 5/8" Type X GWB or equivalent shall be used.

Refer to Door & Window Schedule Sheet for All Doors  DOOR SCHEDULERefer to Door & Window Schedule Sheet for All Windows  WINDOW SCHEDULE
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First Floor Plan

Mark Type Size Room Comments

24 Single-Entry 3-0 x 6-8

25 Single-Flush 3-0 x 6-8

26 Single-Flush 3-0 x 6-8 Living Room

27 Single-Flush 2-4 x 6-8 Office

28 Single-Flush 2-4 x 6-8 Living Room

29 Opening-Cased 3-0 x 6-8 Living Room

30 Barn Door 3-0 x 6-8

31 Double-Flush 5-0 x 6-8 Kitchen * Reuse Ex. French Doors, if possible

32 Single-Flush 2-4 x 6-8 Bathroom

Mark Type Size Room Comments

24 Double Hung 1x 3-0 x 3-8 Kitchen Shutters,

25 Double Hung 1x 3-0 x 3-8 Dining Room Shutters,

26 Casement 1x 3-0 x 4-6 Dining Room Casement,

27 Casement 1x 3-0 x 4-6 Dining Room Casement,

28 Casement 1x 3-0 x 4-6 Dining Room Casement,

29 Double Hung 1x 2-8 x 4-0 Living Room Shutters,

30 Double Hung 1x 2-8 x 4-0 Living Room Shutters,

31 Double Hung 1x 2-8 x 4-0 Living Room Shutters,

32 Double Hung 1x 2-8 x 4-0 Sunroom Shutters,

33 Double Hung 1x 2-8 x 4-0 Sunroom Shutters,

34 Double Hung 1x 2-8 x 4-0 Sunroom Shutters,
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FLOOR PLAN NOTES

Dimensions: 
All dimensions are to face of stud for new construction and 

finish face for existing conditions, unless otherwise noted.

Wall Construction: 
1. All exterior walls to be framed with 2x6. Interior walls to be 

2x4. unless noted otherwise. Refer to Floor Plan.

2. All exterior walls to be sheathed whether shear or not.

Wall Insulation:
1. All thermal or acoustical walls to be insulated full depth.

2. Refer to Building Section sheet for Energy Requirements.

Bathrooms:
1. Bath walls to be provided with 2x6 wall blocking for towel 

bars, shower rods, etc. Coordinate accessories with Owner.

2. Shower: To be smooth, hard, non-absorbent surface over a 

moisture resistant underlayment 70" min. above drain inlet.

3. Shower enclosures: If applicable to be tempered glass, 24" 

min door. Actual size to be reviewed with Owner.

4. Shower size: Stall showers to be min 1024 sq in and capable 

of encompassing 30" dia. See Plan for sizing & placement.

5. Refer to MEP plans for fixture flow rates, notes, etc.

Exhaust Vents: 
1. Exterior vents to be min 3 ft away from doors, windows, 

operable skylights and roof vents.

Handrails & Guardrails:
Railing systems and posts to be wood with handrail 34" - 38" 

above stair treads. Guardrails to be 42" min above finish floor. 

Provide no more than 4" space between balustrades. 

Complete railing system to conform to Building Code per 

resistent loading.

Detectors: 
Smoke detectors and CO detectors to be 110V with battery 

backup, all interconnected. All smoke alarms shall either be 

dual sensor (photo/ion) or may be photoelectric when more 

than 20 feet from a kitchen, wood burning stove or fireplace.

Garage:
The living space-garage fire separation shall be as required per 

R302.6 where not less than 1/2" GWB or equivalent shall be 

applied to the garage side separating the residence and/or 

attic. If habitable rooms are above the garage then not less 

than 5/8" Type X GWB or equivalent shall be used.
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Refer to Door & Window Schedule Sheet for All Windows  WINDOW SCHEDULE Refer to Door & Window Schedule Sheet for All Doors  DOOR SCHEDULE
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Scale: 1/8" = 1'-0"1
Second Floor Plan

Mark Type Size Room Comments

33 Opening-Cased 2-6 x 6-8 Walk-In Clo.

34 Barn Door 2-6 x 6-8 Master Bath

35 Bifold-4 Panel 5-0 x 6-8 Master Bath

Mark Type Size Room Comments

41 Double Hung 1x 2-4 x 4-0 Master Bath Shutters,

42 Casement 3x 3x 2-6 x 4-6 3x Casement,

43 Casement 3x 3x 2-6 x 4-6 3x Casement,

44 Casement 3x 3x 2-6 x 4-6 3x Casement,

45 Casement 3x 3x 2-6 x 4-6 3x Casement,

46 Casement 3x 3x 2-6 x 4-6 3x Casement,

47 Double Hung 1x 2-4 x 4-0 Master Bed Shutters,



EXTERIOR ELEVATION NOTES

Sloped Roofing:
1. Composition shingle roofing to match existing, UL Class A 

mininum fire resistance.

2. Installation shall be per Manufactuter's and State's Building 

Code requirements for shingle roofing. 

3. Flash at all transitions per mfr's req'ts and industry standards.

Gutters and Downspouts:
1. Galv sheet metal gutters and downspouts to match existing.

2. Downspouts to be daylighted & surface drained to grade. 

Flashing: 
1. All roof flashing (tile pans, roof to wall, valleys, pipe collars, 

vents, cricket chimney flashing, attic vents) to be sheet 

metal. Flashing shall be provided at all the following 

transitions per IBC: All doors and windows to have sheet 

metal head flashing; Above projecting wood trim; At 

porches, closed decks, or stairs to wall or floors; At all wall 

and roof intersections.

Attic Venting:
1. Refer to Roof Plan

Finishes: 

1. New exterior siding to match existing, UNO.

2. New exterior wood to be painted to match existing.
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EXTERIOR ELEVATION NOTES

Sloped Roofing:
1. Composition shingle roofing to match existing, UL Class A 

mininum fire resistance.

2. Installation shall be per Manufactuter's and State's Building 

Code requirements for shingle roofing. 

3. Flash at all transitions per mfr's req'ts and industry standards.

Gutters and Downspouts:
1. Galv sheet metal gutters and downspouts to match existing.

2. Downspouts to be daylighted & surface drained to grade. 

Flashing: 
1. All roof flashing (tile pans, roof to wall, valleys, pipe collars, 

vents, cricket chimney flashing, attic vents) to be sheet 

metal. Flashing shall be provided at all the following 

transitions per IBC: All doors and windows to have sheet 

metal head flashing; Above projecting wood trim; At 

porches, closed decks, or stairs to wall or floors; At all wall 

and roof intersections.

Attic Venting:
1. Refer to Roof Plan

Finishes: 

1. New exterior siding to match existing, UNO.

2. New exterior wood to be painted to match existing.
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