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TO MINIMIZE FLOODING AND FLOOD DAMAGE.
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ALL UTILITIES ARE ELEVATED ABOVE EL 15.0',
BFE EL +14'0" +1'0".
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CODE:

2015 INTERNATIONAL RESIDENTIAL CODE
2018 STATE BUILDING CODE
2015 INTERNATIONAL ENERGY CONSERVATION CODE

BUILDING USE GROUP: SINGLE FAMILY DETACHED R3
CONSTRUCTION TYPE: VB COMBUSTIBLE UNPROTECTED

WIND EXPOSURE: 110 MPH, 135 MPH Vult. EXPOSURE D
WINDBORNE DEBRIS REGION: NO - PER MODIFICATION REQUEST
GROUND SNOW LOAD: 30 PSF
WEATHERING: SEVERE
FROST LINE DEPTH: 42"
FLOOD ZONE:   VE EL14
CLIMATE ZONE: 5A
WINTER DESIGN TEMP.: 7 DEGREES F
ICE BARRIER REGUIRED: YES
AIR FREEZING INDEX: 1500
MEAN ANNUAL TEMP.: 50 DEGREES F
LATERAL BRACING: BRACED WALLS - SEE STRUCTURAL

SCOPE OF WORK:

MINIMUM DESIGN LIVE LOADS:

GROUND SNOW LOAD:
ATTICS W/ STORAGE: 
ATTICS W/O STORAGE:
SLEEPING AREAS:
GARAGES: 
DECKS & PORCHES: 
EXTERIOR BALCONIES:
ALL OTHER SPACES:   

BUILDING DATA:
SQUARE FOOTAGES:

SEE DRAWING A-101

WINDOW REQUIREMENTS:
IMPACT RATING:
PROTECTION SYSTEM:
DP RATING:
1ST FLR. EGRESS:
2ND FLOOR EGRESS:
OPENING LIMITING DEVICE:

INSULATION:
FENESTRATION U-FACTOR:
SKYLIGHT U-FACTOR:
CEILING R-VALUE:
FRAMED WALL R-VALUE:
FLOOR R-VALUE:
BASEMENT WALL R-VALUE:
SLAB R-VALUE:

30 P.S.F.
20 P.S.F.
10 P.S.F.
30 P.S.F.
50 P.S.F.
40 P.S.F.
40 P.S.F.
40 P.S.F.

N.A.
N.A.
DP50
YES, 5.7 S.F., 20" H MIN., 24" W MIN.
YES, 5.7 S.F., 20" H MIN., 24" W MIN.
YES @ SILLS 6'0" ABOVE GRADE

0.32
0.50
R-49 0R R-38 FULL TO EAVE
R-21 OR R-13 + R-5
R-30
R-10/R-13
R-10, 4FT.

NEW SINGLE FAMILY RESIDENCE
18 ROSELEAH DRIVE

MYSTIC (STONINGTON), CONNECTICUT

CORY RESIDENCE

NEW 2 STORY, ELEVATED SINGLE- FAMILY DWELLING  
AND RELATED SITE WORK IN VE EL14 FLOOD ZONE.
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STAIRWAY DN:
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-15 IPE TREADS @ 10" = 12'6" 
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NOTE:
THE DESIGNS, SPECIFICATIONS AND PLANS
FOR CONSTRUCTION ARE IN ACCORDANCE
WITH ACCEPTED STANDARDS OF PRACTICE
TO MINIMIZE FLOODING AND FLOOD DAMAGE.

NOTE:
ALL UTILITIES ARE ELEVATED ABOVE EL 15.0',
BFE EL +14'0" +1'0".
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-HARDWOOD FLR.
-CAHEDRAL CEILING

TILE FLR.

5-1/4"x5-1/4" PSL POST 
DOWN TO MAIN BEAM

3-1/2"x7-1/4" PSL POST 
DOWN TO MAIN BEAM

5-1/4"x5-1/4" PSL POST DOWN TO
DOOR HEADER ABOVE :
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-HANDRAIL @ 34" ABOVE NOSING ONE SIDE
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DIMMER SWITCH 

SINGLE POLE SWITCH/110V/WHITE

3 - WAY SWITCH/110V/ WHITE

4 - WAY SWITCH/ 110V/ WHITE PLASTIC

DUPLEX RECEPTACLE/ 110V/ WHITE PLASTIC 
18" A.F.F. OR AT EXISTING HEIGHT

DUPLEX RECEPTICAL/110V/ WHITE 
LOCATE 6" O.C. ABOVE COUNTERTOP

DUPLEX RECEPTICAL/ 110V/ WHITE 
LOCATE 6" O.C. ABOVE COUNTERTOP OR 18" AFF
AT EXTERIOR. GFCI PROTECTED DEVICE

HARDWIRE MOTOR OR APPLIANCE CONNECTION.

AC/DC CARBON MONOXIDE DECTECTOR WIRE IN 
SERIES TO ALL OTHER DETECTORS

HARD WIRED HEAT DETECTOR

AC/DC SMOKE DETECTOR WIRED IN 
SERIES TO ALL OTHER DECTECTORS

MODULAR TELEPHONE JACK

THERMOSTAT WIRING BY ELECTRICIAN / DEVICE BY PLUMBER:
HONEYWALL, TACO OR EQUAL W/ AUTO SETBACK

MODULAR CABLE TV JACK

CHIME

CHIME PUSH BUTTON

PLASTIC/PORCELAIN SOCKET W/75W A19

EXTERIOR WALL MOUNTED FIXTURE AS SELECTED
BY OWNER - SEE ALLOWANCES

EXTERIOR DAMP RATED CEILING RECESSED FIXTURE ,L.E.D.,
LIGHTOLIER OR EQUAL APPROVED BY THE ARCHITECT

VANITY WALL MOUNTED FIXTURE AS SELECTED 
BY OWNER - SEE ALLOWANCES

4" DIA. CEILING RECESSED L.E.D. FIXTURE LIGHTOLIER 
OR EQUAL APPROVED BY THE ARCHITECT. 

WALL SCONCE FIXTURE AS SELECTED 
BY OWNER - SEE ALLOWANCES

WALL MOUNTED CLOSET FIXTURE 
2' SINGLE BULB FLOURESCENT STRIP

CEILING SURFACE OR PENDANT MOUNTED FIXTURE AS SELECTED 
BY OWNER - SEE ALLOWANCES

CEILING HUNG PADDLE FAN AS SELECTED 
BY OWNER - SEE ALLOWANCES

UNDER CABINET FIXTURE AS SELECTED BY THE OWNER -
SEE ALLOWANCES.

CENTRAL VACUUM INLET

ELECTRICAL SCHEDULE:
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BATHROOM EXHAUST FAN RUN THROUGH
ENERGY RECOVERY VENTILATOR
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5" DIA. CEILING RECESSED FIXTURE, L.E.D. FIXTURE
LIGHTOLIER OR EQUAL APPROVED BY THE ARCHITECT. 
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LAVATORY WITH FAUCET SELECTED BY THE OWNER.
SEE SPECIFICATIONS FOR ALLOWANCES.

1.6 GAL./FLUSH TOILET SELECTED BY THE OWNER 
THE OWNER. SEE SPECIFICATION FOR ALLOWANCES.

SINGLE BOWL STAINLESS OR ENAMELED STEEL SINK WITH FAUCET AND 
DISPOSAL AS SELECTED BY THE OWNER, SEE SPECIFICATIONS FOR 
ALLOWANCES.

FROST PROOF HOSE BIB WITH HOT & COLD WATER SUPPLY.

WASHER HOT & COLD SUPPLY WITH SHUT-OFFS, DRAIN AND OVERFLOW 
PAN W/ DRAIN. DRYER EXHAUST DUCT WITH ROOF OR WALL MOUNTED 
RAIN CAP & BACKDRAFT DAMPER

OUTDOOR SHOWER HEAD AND PRESSURE 
BALANCING VALVE.

DRAIN AND HOT WATER SUPPLY CONNECTION 
W/ SHUT-OFF TO DISHWASHER.

COLD WATER SUPPLY CONNECTION WITH 
SHUT-OFF TO REFRIGERATOR.
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PROPANE GAS CONNECTION AND SHUT-OFF.

PLUMBING SCHEDULE:

ALL TILED 32"x60" SHOWER ENCLOSURE W/ GLASS DOOR UNIT, ACRYLIC
PAN W/ SCHLUTER MEMBRANE AND PRESSURE BALANCING VALVE & 
SPOUT AS SELECTED BY OWNER. SEE SPECIFICATIONS FOR ALLOWANCES.

6

ALL TILED 36"x68" SHOWER ENCLOSURE W/ BENCH, GLASS DOOR UNIT, 
MUD-SET TILED PAN W/ SCHLUTER MEMBRANE AND PRESSURE 
BALANCING VALVE & SPOUT AS SELECTED BY OWNER. SEE 
SPECIFICATIONS FOR ALLOWANCES.
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PETER J. SPRINGSTEEL
ARCHITECT LLC

105 STARR STREET
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THE CONTRACTOR IS RESPONSIBLE 
FOR CONFIRMING ALL DIMENSIONS IN 
THE FIELD, THE CONTRACTOR SHALL 
IMMEDIATELY CONTACT THE 
ARCHITECT WITH ANY DISCREPANCIES 
FROM THE DRAWINGS.

DO NOT SCALE THE DRAWINGS.
THE ARCHITECT SHALL NOT BE 
RESPONSIBLE FOR CONSTRUCTION 
MEANS, METHODS OR SAFETY 
PRECAUTIONS.
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1/4" = 1'-0"
3 1ST FLOOR M.E.P. PLAN

1/4" = 1'-0"
4 2ND FLOOR M.E.P. PLAN
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PROVIDE DECK FRAMING TIE-
BACK DEVICE AT BOTH ENDS 
OF DECK: SIMPSON DTT2Z

PROVIDE DECK FRAMING 
TIE-BACK DEVICE AT 
BOTH ENDS OF DECK: 
SIMPSON DTT2Z
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STAIRWAY UP:
-16 SEMI-CLOSED RISERS AT 7-1/8" = 9'7"
-15 IPE TREADS @ 9-1/2" PLUS LANDING
-36" TALL GUARDRAILS BOTH SIDES

STAIRWAY UP:
-16 SEMI-CLOSED RISERS AT 7-1/2" = 10'0"
-15 IPE TREADS @ 10" = 12'6" 
-36 TALL GUARDRAILS BOTH SIDES
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STRINGERS @ 
16" O.C.

CONCRETE PIER FOUNDATIONS:
12" DIA. 3000 PSI CONCRETE  SET BASE
AT 42" BELOW FINISH GRADE AND
TOP OF PIER 1" ABOVE FINISH
GRADE TYPICAL. SET 6"x6" POST
ON SIMPSON ABU66 POST BASE W/
1/2"x12" ANCHOR BOLT TYP.

CONCRETE PIER FOUNDATIONS:
8" DIA. 3000 PSI CONCRETE 
SET BASE AT 42" BELOW FINISH GRADE 
SET 2-2"x8" P.T. 
W/ SIMPSON AC6, 14 - 16D @
POST & BEAM & 1/2"x10" ANCHOR 
BOLT TYP.
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CONCRETE PIER FOUNDATIONS:
8" DIA. 3000 PSI CONCRETE 
SET BASE AT 42" BELOW FINISH GRADE 
SET 2-2"x8" P.T. 
W/ SIMPSON AC6, 14 - 16D @
POST & BEAM & 1/2"x10" ANCHOR 
BOLT TYP.

BREAK AWAY LATTICE

BREAK AWAY LATTICE

FLOOD VENT CALCULATION

TOTAL ENCLOSED SPACE 140 S.F.
FLOOD VENT REQUIRED:

FLOOD VENT PER UNIT

140 S.I. 
200 S.I.

FLOOD VENTS REQUIRED:     2 MIN.

ENGINEERED FLOOD 
VENTS (TYP.): SMART 
VENT MODEL#
1540-510(SVENT)
R.O 16-1/4" W x 8-1/4" H

ELECTRIC FEED IN
CONDUIT ANCHORED
TO PILE

WASTE & INSULATED
WATER LINE ANCHORED 
TO PILE AND ENCLOSED 
IN 1"x PVC CASING
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DORMER WALL
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NOTE:
BLOCK 2 END BAYS AT ALL GABLE 
ROOF ENDS W/ 2"x6" D.F. ON THE 
FLAT 48" O.C. AT SHEATHING SEAMS
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-15 PAINTED RISERS AT 7-5/8" = 9'4"
-13 HARDWOOD TREADS @ 9-1/2" PLUS LANDING
-GUARDRAILS AT CENTER
-HANDRAIL @ 34" ABOVE NOSING ONE SIDE
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-15 IPE TREADS @ 9-1/2" PLUS LANDING
-36" TALL GUARDRAILS BOTH SIDES

3'
-0

"

EL. 21'11"

EL. 11'11-1/2"

4'
-8

 1
/2

"
6'

-5
"

7"

8'-6 1/2"

EL. +7'3"

2"x10" P.T. DECK JOIST @ 16"O.C

2"x10" P.T. DECK JOIST @ 16"O.C
9" R-30 FIBERGLASS INSULATION.

4'
-1

0 
1/

2"
4'

-3
"

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

1'
-1

0"
1'

-0
"

7"

4" OPEN RISER
AREA

3

A-102

5

5

AA

BB

9 
1/

2"

CONCRETE PIER FOUNDATIONS:
8" DIA. 3000 PSI CONCRETE 
SET BASE AT 42" BELOW FINISH GRADE 
SET 2-2"x8" P.T. 
W/ SIMPSON AC6, 14 - 16D @
POST & BEAM & 1/2"x10" ANCHOR 
BOLT TYP.

2"x12" P.T. DECK 
STRINGERS @ 
16" O.C.

CONCRETE PIER FOUNDATIONS:
12" DIA. 3000 PSI CONCRETE  SET BASE
AT 42" BELOW FINISH GRADE AND
TOP OF PIER 1" ABOVE FINISH
GRADE TYPICAL. SET 6"x6" POST
ON SIMPSON ABU66 POST BASE W/
1/2"x12" ANCHOR BOLT TYP.

3'-0"

3'
-0

"

6'-0"
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THE CONTRACTOR IS RESPONSIBLE 
FOR CONFIRMING ALL DIMENSIONS IN 
THE FIELD, THE CONTRACTOR SHALL 
IMMEDIATELY CONTACT THE 
ARCHITECT WITH ANY DISCREPANCIES 
FROM THE DRAWINGS.

DO NOT SCALE THE DRAWINGS.
THE ARCHITECT SHALL NOT BE 
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1/4" = 1'-0"
1 GRADE LEVEL CONSTRUCTION PLAN

1/4" = 1'-0"
2 ROOF CONSTRUCTION PLAN

3/8" = 1'-0"
3 SECTION @ SEMI CLOSED STAIRS

1/4" = 1'-0"
4

FOUNDATION PLAN @ SEMI-CLOSED
STAIRS



1ST FLOOR
16' - 10"

2ND FLOOR
26' - 2"

GRADE LEVEL
4' - 6"

1

A-104

3

A-102

2 3 541

AAA

2

A-104

10
'-0

 1
/2

"

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

9'
-4

"

1'
-1

0"
1'

-0
"

9'
-6

"

1ST FLOOR
16' - 10"

2ND FLOOR
26' - 2"

GRADE LEVEL
4' - 6"

A B EDC F

CD101AA

AA

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

9'
-4

"
1'

-1
0"

1'
-0

"
9'

-6
"

1

A-104

3

A-102

235 4 1

A

BB 202

2

A-104

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

1ST FLOOR
16' - 10"

2ND FLOOR
26' - 2"

9'
-4

"

GRADE LEVEL
4' - 6"

ABE D CF

201

AAA A

B.F.E. EL. 14'0"

1'
-1

0"
1'

-0
"

D.F.E. EL. 15'0"

9'
-6

"

NOTE:
THE DESIGNS, SPECIFICATIONS AND PLANS
FOR CONSTRUCTION ARE IN ACCORDANCE
WITH ACCEPTED STANDARDS OF PRACTICE
TO MINIMIZE FLOODING AND FLOOD DAMAGE.

NOTE:
ALL UTILITIES ARE ELEVATED ABOVE EL 15.0',
BFE EL +14'0" +1'0".

"T"

"T"

1. ALL WINDOWS AND EXTERIOR DOORS, UNLESS OTHERWISE NOTED, ARE 
ANDERSEN A SERIES, HARVEY MAJESTY OR EQUAL APPROVED BY THE 
ARCHITECT AND OWNER.

2. GLAZING SHALL BE INSULATING LOW E2 WITH ARGON GAS, TEMPERED 
AT LOCATIONS INDICATED, DP50, NON-IMPACT RATED.

3. MUNTINS SHALL BE SIMULATED DIVIDED LITES.

4. GANGED WINDOWS SHALL BE SEPARATED BY TWO STUDS UNLESS 
OTHERWISE INDICATED.

5. EXTERIOR CASINGS SHALL BE 5/4"x4" w/ 2" HISTORIC SILL, SPLINED 
AND WELDED, PAINTED "BORAL" OR EQUAL.

6. ALL OPERABLE WINDOWS SHALL BE SUPPLIED WITH HIGH TRANSPARENCY 
MESH SCREENS, WITH WHITE FRAME. ALL HARDWARE SHALL MATCH EXISTING.

7. PROVIDE EXTENSION JAMBS AS NECESSARY AT EACH CONDITION.

8. ALUMINUM CLADDING SHALL BE WHITE.

9. GLAZING AT DOORS AND WHERE INDICATED BY "T" SHALL BE TEMPERED.

10. WINDOWS SHALL BE FLASHED AND SEALED IN STRICT ACCORDANCE WITH 
THE MANUFACTURER'S PRINTED SPECIFICATIONS. THE MANUFACTURER'S 
REPRESENTATIVE SHALL APPROVE THE WINDOW INSTALLATION ON SITE 
PRIOR TO INSTALLATION OF EXTERIOR AND INTERIOR CASINGS.

11. CONTRACTOR SHALL SUBMIT WINDOW/EXTERIOR DOOR SHOP DRAWINGS TO 
ARCHITECT FOR APPROVAL PRIOR TO RELEASING THE ORDER FOR FABRICATION.

WINDOW & DOOR SPECIFICATIONS:

A

B

ANDERSEN OR HARVEY  DOUBLE HUNG R.O. 3'0" W x 5'0" H,
6/1 LITES, 3W2H, R.O. HEAD @ 7'0-3/4" ABOVE 1ST FLOOR SUBFLOOR & 
2ND FLOOR SUBFLOOR & ATTIC SUBFLOOR.

ANDERSEN OR HARVEY DOUBLE HUNG R.O. 2'6" W x 4'0" H,
6/1 LITES, 3W2H, R.O. HEAD @ 7'0-3/4" ABOVE 1ST FLOOR SUBFLOOR & 
R.O. HEAD @5'5-3/4" ABOVE 2ND FLOOR SUBFLOOR.

101

THERMATRU "SMOOTHSTAR" PAINTED FIBERGLASS PREHUNG DOOR 
SYSTEM, 3'0"x6'8"x1-3/4", WEATHERSTRIPPING ON ALL SIDES, BRONZE 
THRESHOLD. SEE ALLOWANCES FOR HARDWARE. 

001

ANDERSEN A-SERIES  FRENCHWOOD HINGED INSWING DOOR 
FWHID3068, R.O. 3'0" W x  6'8" H, 15 - LITE, 3W5H.

201 ANDERSEN A-SERIES  FRENCHWOOD GLIDING PATIO DOOR FWGP6068, 
R.O. 6'0" W x  6'8" H, 1 - LITE & 1 - LITE.

WINDOW & DOOR SPECIFICATIONS:
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THE ARCHITECT SHALL NOT BE 
RESPONSIBLE FOR CONSTRUCTION 
MEANS, METHODS OR SAFETY 
PRECAUTIONS.

105 STARR ST.
MYSTIC, CT 06355

A R C H I T E C T

P     SPRINGSTEELJ
860            572   7306

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y
 R

E
SI

D
E

N
C

E

18
 R

O
S

E
LE

A
H

 D
R

IV
E

 -
S

TO
N

IN
G

TO
N

, C
O

N
N

E
C

TI
C

U
T

OWNER

C
O

R
Y

 R
E

SI
D

E
N

C
E

FRANK & VICTORIA CORY

DATE: 2 FEBRUARY 2019

DATE:         27 APRIL 2020

DATE:              2 MAY 2020

1/
4"

 =
 1

'-0
"

B
U

IL
D

IN
G

_
E

L
E

V
A

T
IO

N
S

A-103

1/4" = 1'-0"
2 LEFT SIDE / WEST ELEVATION

1/4" = 1'-0"
3 REAR / NORTH ELEVATION

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

1/4" = 1'-0"
1 FRONT / SOUTH ELEVATION



1ST FLOOR
16' - 10"

2ND FLOOR
26' - 2"

9'
-4

"

KITCHEN

M. BDRM.

BDRM. #2

FLOOD SPACE

ABE

BATH

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

26
'-4

 3
/4

"

6'
-1

1 
3/

4"
6'

-1
1 

3/
4"

18
'-1

0 
1/

4"

AVERAGE ROOF

11

12

D CF

ROOF SYSTEM:
-ARCHITECTURAL SHINGLES TO MATCH EXISTING 
OVER BREATHER MEMBRANE.
-ICE & WATER SHIELD.
-1/2" CDX SHEATHING FASTENED W/ 10D
COMMON @ 6" O.C.
-2"x10" NO. 2 OR BETTER STRUCTURAL GRADE 
DOUGLAS FIR RAFTERS @ 16" O.C.

NEW 1ST FLOOR SYSTEM:
-1"x T&G WOOD AND/OR TILE FINISH
FLOOR OVER 1/2" PTS UNDERLAYMENT.
-3/4" ADVANTECH T&G SUBFLOOR GLUED
AND NAILED.
-11-7/8" TJI 560 FLOOR JOISTS @ 16" O.C.
-9" R-30 FIBERGLASS INSULATION.
-2 R-10 RIGID FOAM INSULATION.
-5/8" MOISTURE RESISTANT FIRECODE 

GYPSUM BOARD

SIMPSON H2.5A HURRICANE
ANCHOR AT EACH RAFTER

2"x D.F. BLOCKING BETWEEN 
RAFTERS

8" R-52 CLOSED CELL
SPRAY FOAM INSULATION

1"x SOFFIT

1"x8" PROJECTED 
RAKE

2ND FLOOR SYSTEM:
-1"x T&G WOOD AND/OR TILE FINISH
FLOOR OVER 1/2" PTS UNDERLAYMENT.
-3/4" ADVANTECH T&G SUBFLOOR GLUED
AND NAILED.
-9-1/2" TJI 230 FLOOR JOISTS @ 16" O.C.
-1/2" GYPSUM BOARD

3-1/2" FIBERGLASS
ACOUSTICAL INSULATION

TJI BLOCKING IN 
BETWEEN JOIST

2"x6" @16" O.C. 
BEARING WALL

2- 1-3/4" x 14" LVL RIDGE BEAM

SOLID BLOCK 
NAILER BEHIND 
RIM BOARD

7'
-0

"

(1) 5-1/4"x14" WOLM-2 
PSL FLUSH RIM (CONT)

12

5.75

EL. +6'6" EL. +6'6" EL. +6'6" EL. +6'6"

FLOOD SPACE
/STORAGE

6'
-0

"

1'-1"

8'
-0

"

1'-1"

CONTINUOUS PVC
DRIP CAP

1ST FLOOR
16' - 10"

2ND FLOOR
26' - 2"

6"

CONTINUOUS LEAD 
COATED COPPER PAN
FLASHING AT DOOR
CURB TYPICAL

FULLY ADHERED EPDM
OR FIBERGLASS ROOF SYSTEM 
BONDED TO LEAD COATED
COPPER FLASHINGS

3/4"  ADVANTECH SHEATHING
OVER TAPERED 2"x P.T.
JOISTS AT 16" O.C.

TAPERED 2"x8" P.T. @ 
16" O.C.

SOLID BLOCKING

8" R-52 CLOSED CELL
SPRAY FOAM INSULATION

FLOOD SPACE
/STORAGE BREAK AWAY PANEL:

-HEAVY GUAGE STAINED CEDAR LATTICE IN 
RECTANGULAR PATTERN
PROVIDE NAILING BLOCKS @ 24" O.C
-1"X8" PAINTED "BORAL" FASCIA TRIM.
-2"X4" PRESSURE TREATED SOUTHERN YELLOW PINE
STUDS AT 16" O.C AND FRAME -  SEE STRUCTURAL
DRAWING FOR ATTACHMENT DETAILS.

X-BRACE FRAME SEE STRUCTURAL
FOR DETAILS

42" TALL POWDER COATED
ALUMINUM GUARD RAIL
SYSTEM

ACCESS DOOR5 3/4"

B.F.E. EL. 14'0"

D.F.E. EL. 15'0"

1'
-1

0"

11

12

NOTE:
THE DESIGNS, SPECIFICATIONS AND PLANS
FOR CONSTRUCTION ARE IN ACCORDANCE
WITH ACCEPTED STANDARDS OF PRACTICE
TO MINIMIZE FLOODING AND FLOOD DAMAGE.

NOTE:
ALL UTILITIES ARE ELEVATED ABOVE EL 15.0',
BFE EL +14'0" +1'0".

S
C

A
L

E
:

E - Mail:
peter.springsteel@snet.net

ARCHITECT

PETER J. SPRINGSTEEL
ARCHITECT LLC

105 STARR STREET
MYSTIC, CT 06355

T:(860)572-7306

C
O

P
Y

R
IG

H
T

 ©
 2

02
0 

P
E

T
E

R
 J

. S
P

R
IN

G
S

T
E

E
L

 A
R

C
H

IT
E

C
T

, L
L

C

NOTES:

THE CONTRACTOR IS RESPONSIBLE 
FOR CONFIRMING ALL DIMENSIONS IN 
THE FIELD, THE CONTRACTOR SHALL 
IMMEDIATELY CONTACT THE 
ARCHITECT WITH ANY DISCREPANCIES 
FROM THE DRAWINGS.

DO NOT SCALE THE DRAWINGS.
THE ARCHITECT SHALL NOT BE 
RESPONSIBLE FOR CONSTRUCTION 
MEANS, METHODS OR SAFETY 
PRECAUTIONS.

105 STARR ST.
MYSTIC, CT 06355

A R C H I T E C T

P     SPRINGSTEELJ
860            572   7306

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y
 R

E
SI

D
E

N
C

E

18
 R

O
S

E
LE

A
H

 D
R

IV
E

 -
S

TO
N

IN
G

TO
N

, C
O

N
N

E
C

TI
C

U
T

OWNER

C
O

R
Y

 R
E

SI
D

E
N

C
E

FRANK & VICTORIA CORY

DATE: 2 FEBRUARY 2019

DATE:         27 APRIL 2020

DATE:              2 MAY 2020

3/
8"

 =
 1

'-0
"

B
U

IL
D

IN
G

_
S

E
C

T
IO

N
S

A-104

3/8" = 1'-0"
1 SECTION @ MAIN STRUCTURE

3/8" = 1'-0"
2 SECTION @ MECH. DECK



S
C

A
L

E
:

E - Mail:
peter.springsteel@snet.net

C
O

P
Y

R
IG

H
T

 ©
 2

02
0 

P
E

T
E

R
 J

. S
P

R
IN

G
S

T
E

E
L

 A
R

C
H

IT
E

C
T

, L
L

C

105 STARR ST.
MYSTIC, CT 06355

A R C H I T E C T

P     SPRINGSTEELJ
860            572   7306

GENERAL:
-CONTRACTOR SHALL BE LICENSED & INSURED FOR $2,000,000 GENERAL LIABILITY & WORKMEN'S 
COMPENSATION AS REQUIRED BY THE STATE OF CONNECTICUT, CONTRACTOR SHALL MAINTAIN 
CURRENT HOME IMPROVEMENT CONTRACTOR'S LICENSE AND NEW HOME CONSTRUCTION CONTRACTOR'S 
CERTIFICATE. ALL SUBCONTRACTORS SHALL BE LICENSED IN THEIR SPECIFIC TRADE. 

-THE CONTRACTOR IS RESPONSIBLE FOR CONFIRMING ALL DIMENSIONS IN THE FIELD.
THE CONTRACTOR SHALL IMMEDIATELY CONTACT THE ARCHITECT WITH ANY DISCREPANCIES
WITHIN THE DRAWINGS.

-DEMOLISH & REMOVE EXISTING DWELLING STRUCTURE PER ALL LOCAL AND STATE REGULATION. WORK
SHALL BE EXECUTED BY LICENSED DEMOLITION CONTRACTOR

-CONTRACTOR SHALL PROVIDE EROSION CONTROL SILT FENCING & HAYBALING AS NECESSARY TO 
PREVENT EROSION OF SOILS TO THE POND AND DOWNGRADE AREAS. SEE SITE PLAN FOR MORE DETAILS.

-PROVIDE DRIVEWAY FINISH PER SITE PLAN SPECIFICATIONS.

-PROTECT & RECONNECT EXISTING WATER LINE AS SHOWN ON THE SITE PLAN. ALL WORK SHALL BE 
INSPECTED AND INSTALLED PER REQUIREMENTS OF LOCAL AUTHORITIES HAVING JURISDICTION. 
CONTRACTOR SHALL APPLY AND PAY FOR ALL RELATED PERMITS.

-RE-CONNECT ELECTRIC, CATV & TELEPHONE TO EXISTING MUNICIPAL SYSTEMS. ALL WORK SHALL BE 
INSPECTED AND INSTALLED PER REQUIREMENTS OF LOCAL AUTHORITIES HAVING JURISDICTION. 
CONTRACTOR SHALL APPLY AND PAY FOR ALL RELATED PERMITS. SEE SITE PLAN FOR DETAILS.

-PROVIDE BURIED 500 GALLON LPG TANK WITH CONCRETE BALLAST AND CHAIN RESTRAINT SYSTEM.
COORDINATE LOCATION TIN THE FIELD WITH THE ENGINEER AND THE ARCHITECT.

-SEE SITE PLAN DRAWINGS C0-1, C0-2 & CO-3 FOR COMPLETE SITE PLANS, SEPTIC SYSTEM
DESIGN, DETAILS & SPECIFICATIONS.

-1/2" PAINTED GYPSUM BOARD W/ 3 COAT SPACKLE & TAPE SYSTEM TO SMOOTH FINISH EACH SIDE OF 
STUDS. FASTEN WITH SCREWS ONLY. RUN DRYWALL SHEETS HORIZONTALLY ACROSS STUDS. 
SUBSTITUTE 1/2" FIBERGLASS REINFORCED CEMENT BACKER BOARD W/ FIBERGLASS TAPE AT ALL 
WALLS TO BE TILED.

-PAINT SYSTEM AT GYPSUM BOARD: BENJAMIN MOORE 1 COAT LATEX QUICK DRY PRIME SEAL AND 
2 COATS REGAL AQUAVELVET OR EQUAL SYSTEM APPROVED BY THE ARCHITECT.

-2"x4" & 2"x6" DOUGLAS FIR, NO.2 STRUCTURAL GRADE OR BETTER STUDS @ 16 O.C. SET BOTTOM 
PLATE IN CONTINUOUS BED OF ACOUSTICAL SEALANT AT ALL BATH AND BEDROOM DEMIZING WALLS.

-3-1/2" FIBERGLASS ACOUSTICAL INSULATION FIT TIGHTLY BETWEEN STUDS AT ALL BATH AND 
BEDROOM DEMIZING WALLS.

-INTERIOR CASINGS, BASEBOARDS, AND OTHER TRIM AS SPECIFIED ABOVE.

-INTERIOR DOORS ARE PAINT GRADE MDF UNLESS OTHERWISE NOTED: 1-3/4", 1-PANEL, MADISON
MOLDED PANEL SERIES, JELDWEN SOLID CORE W/ SOLID WOOD PAINT GRADE DOOR FRAMES & 
INTEGRATED STOPS. PROVIDE $75/DOOR ALLOWANCE FOR INTERIOR DOOR HARDWARE.

-SEE STRUCTURAL DRAWINGS FOR COMPLETE WOOD PILE FOUNDATION DESIGN AND SPECIFICATIONS.

-FINISH FLOOR AT ALL AREAS - PREMIUM ENGINEERED HARDWOOD, T&G FLOORING, 
FACTORY-FINISHED, AS SELECTED BY THE OWNER - SEE ALLOWANCES FOR MATERIAL. INSTALL WOOD
OVER ROSIN PAPER. THINSET CERAMIC OR PORCELAIN TILE, WHERE INDICATED ON DRAWINGS, 
OVER SCHLUTER "DITRA" UNDERLAYMENT MAT SYSTEM.

-1/2" APA SPAN RATED UNDERLAYMENT NAILED 3" O.C. AT TILE FLOORS.

-3/4" APA SPAN RATED "ADVANTECH" T&G PLYWOOD SUBFLOOR GLUED AND NAILED PER
MANUFACTURER'S SPECIFICATIONS.  

-ENGINEERED LUMBER: TJI FLOOR JOISTS @ 16" O.C. & 1-3/4"x MICROLLAM LVL AND PARALLAM PSL 
BEAMS AS MANUFACTURED BY ILEVEL, OR EQUAL APPROVED BY THE ARCHITECT, WITH METAL JOIST
HANGERS AT FLUSH FRAMED CONDITIONS. DOUBLE MEMBERS AT OPENINGS AND PER STRUCTURAL
NOTES. ADHERE TO MANUFACTURER'S SPECIFICATIONS AND DETAILS. PROVIDE CONTINUOUS BEAD 
OF PL200 ADHESIVE BENEATH 1-3/4" TIMBERSTRAND BAND JOIST. VENDOR SHALL PROVIDE FRAMING 
PLAN SHOP DRAWINGS FOR APPROVAL BY ARCHITECT, SHOWING LOADS, BEAM AND JOIST SIZES 
AND HANGER SPECIFICATIONS. SEE STRUCTURAL DRAWINGS.

-9" R30 FIBERGLASS THERMAL INSULATION. INSURE TIGHT FIT AT ALL ADJACENT MATERIAL 
SURFACES.

-2" R-10 OWENS CORNING "FOAMULAR 250" OR EQUAL RIGID INSULATION BOARD WITH TAPED SEAMS.

-CONTINUOUS ALUMINUM DRIP EDGE.

-1"x PAINTED PVC SOFFITS AND FASCIA

-SEAMLESS ALUMINUM GUTTERS AT ALL EAVES AS INDICATED ON THE DRAWINGS. PROVIDE 
ALUMINUM DOWNSPOUTS AS NECESSARY TO SURFACE SPLASHBLOCKS. LOCATE 
DOWNSPOUTS IN THE FIELD WITH THE ARCHITECT. 

-CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS & EQUIPMENT NECESSARY TO INSTALL 
PLUMBING, RELATED FIXTURES,VENTILATION, FLOOR DRAINS, DOMESTIC HOT WATER, HEATING AND AIR 
CONDITIONING SYSTEMS, ALL WORK SHALL CONFORM TO THE LATEST STATE OF CT BUILDING CODE, 
LOCAL CODES, ORDINANCES AND THE 2015 IECC. SUBCONTRACTORS SHALL COORDINATE WORK WITH 
OTHER TRADES.

-ALL EQUIPMENT, ACCESSORIES AND APPURTENANCES SHALL BE UL LISTED AND INSTALLED IN 
ACCORDANCE WITH SAME. 

-PROVIDE SHUT-OFF VALVES AT ALL FIXTURES AND APPLIANCES.

-PROVIDE PEX SUPPLY PIPING WITH MANIFOLD SYSTEM PER CODE. 

-PROVIDE HOSE BIBS WHERE INDICATED ON PLANS.

-PITCH ALL WATER LINES TO LOW POINT TO DRAIN AND PROVIDE CENTRAL DRAIN VALVE AND DRAIN 
VALVES AT ALL SHUT-OFFS. WATER SUPPLY LINES SHALL NOT BE EXPOSED TO UNHEATED OR 
UNINSULATED SPACES.

-PLUMBING FIXTURES SHALL BE SUPPLIED AND INSTALLED BY PLUMBING SUBCONTRACTOR.

-PLUMBING AND HVAC SUBCONTRACTORS SHALL BE LICENSED AND INSURED AND SHALL OBTAIN A 
SEPARATE PERMIT FOR THE SUBCONTRACT WORK CONTAINED HEREIN.

-HEATING / AIR CONDITIONING SYSTEM SHALL CONSIST OF A 4 ZONE, VRF, HIGH EFFICIENCY SPLIT-
DUCTLESS, HEAT PUMP SYSTEM. THERE SHALL BE 2 ZONES ON THE 1ST FLOOR AND 2 ZONES ON
THE 2ND FLOOR RUN OFF A SINGLE, EXTERIOR WALL MOUNTED COMPRESSOR  ABOVE THE DFE OF
EL. 15'0".

PROVIDE DUCTED OUTDOOR, TEMPERED, FRESH AIR SUPPLY SYSTEM PER CODE REQUIREMENTS. 
PROVIDE ENERGY RECOVERY VENTILATOR SYSTEM. 

A PROPANE FIRED, ON-DEMAND, DOMESTIC HOT WATER HEATER SHALL BE PROVIDED. ALL EQUIPMENT 
SHALL BE APPROVED BY THE ARCHITECT. ALL ACCESSORIES AND COMPONENTS SHALL BE PROVIDED 
TO ENSURE A COMPLETE AND FUNCTIONING SPACE HEATING, COOLING AND DOMESTIC HOT WATER 
SYSTEM. 

-ALL SUPPLY AND RETURN DUCTWORK SHALL BE SEALED AND THERMALLY INSULATED 
PER THE 2015 IECC. PROVIDE SPACE-GUARD OR EQUAL, APPROVED BY THE ARCHITECT, 
ELECTROSTATIC AIR FILTER IN THE DUCTWORK. SYSTEM SHALL. INCLUDE FRESH AIR 
INTAKE AND ENERGY RECOVERY VENTILATOR.
  
-PLUMBING CONTRACTOR SHALL SUPPLY ALL COMPONENTS AND ACCESSORIES AS 
NECESSARY TO ENSURE COMPLETE AND FUNCTIONING PLUMBING SUPPLY, WASTE 
AND VENT SYSTEMS.

-WARRANTIES AND MANUALS SHALL BE PROVIDED FOR ALL EQUIPMENT. TAG ALL 
VALVES. ITEMS SHALL BE COMPLETE PRIOR TO FINAL PAYMENT.

-PROVIDE SUPPLY LINE WATER HAMMER ARRESTOR.

-ALL WORK UNDER THIS SECTION SHALL INCLUDE CUTTING AND PATCHING AS NECESSARY 
TO INSTALL MECHANICAL & PLUMBING WORK.  ALL SUCH CUTTING AND PATCHING SHALL 
BE DONE IN A NEAT AND WORKMANLIKE MANNER BY WORKERS SKILLED IN THE TRADE, 
AND WITH THE APPROVAL OF THE ARCHITECT. ROUTING OF ALL PIPING AND VENTILATION 
DUCTWORK SHALL BE REVIEWED AND APPROVED IN THE FIELD WITH THE ARCHITECT.

-ALL EQUIPMENT AND FIXTURES SHALL BE TESTED, LEFT CLEAN AND IN OPERATIONAL 
ORDER PRIOR TO FINAL PAYMENT.

-ALL WORK SHALL CONFORM TO LATEST CONNECTICUT STATE CODE, NFPA AND LOCAL 
JURISDICTION REQUIRMENTS.

-ALL LOCATIONS OF FIXTURES AND DEVICES SHALL BE CONFIRMED IN THE FIELD WITH THE 
ARCHITECT AND OWNER PRIOR TO INSTALLATION.

-ELECTRICAL CONTRACTOR SHALL PROVIDE AN ALLOWANCE OF $3,000.00 FOR LIGHT 
FIXTURES & BULBS NOT SPECIFIED ON THE DRAWINGS. ALL FIXTURES SHALL BE INSTALLED 
BY THE ELECTRICAL CONTRACTOR.

-ELECTRICAL CONTRACTOR SHALL BE LICENSED AND INSURED AND SHALL OBTAIN A SEPARATE 
PERMIT FOR THE ELECTRICAL WORK CONTAINED HEREIN.

-ELECTRICAL CONTRACTOR SHALL FURNISH ALL LABOR AND MATERIALS NECESSARY TO 
COMPLETE THE NEW ELECTRICAL SERVICE AND DISTRIBUTION SYSTEM.

-NEW OVERHEAD SERVICE SHALL BE PROVIDED WITH EXTERIOR METER AND SERVICE PANEL 
LOCATED AS SHOWN ON THE DRAWINGS. NEW SERVICE SHALL BE 120/240 VOLT, SINGLE PHASE 
WITH 200 AMP CAPACITY. ALL CIRCUITS SHALL BE IDENTIFIED AT THE SERVICE PANEL WITH 
TYPED TAG.

-ELECTRICAL CONTRACTOR SHALL COORDINATE WITH LOCAL UTILITY TO INSURE COMPLETE 
AND FUNCTIONING SERVICE.

-ELECTRICAL CONTRACTOR SHALL PROVIDE CENTRAL ALARM INCLUDING SMOKE, CO AND 
LOW TEMPERATURE  NOTIFICATION, TELEPHONE AND CATV SYSTEMS.

-ALL WORK UNDER THIS SECTION SHALL INCLUDE CUTTING AND PATCHING AS NECESSARY TO 
INSTALL ELECTRICAL WORK. ALL SUCH CUTTING AND PATCHING SHALL BE DONE IN A NEAT AND 
WORKMANLIKE MANNER BY WORKERS SKILLED IN THE TRADE, AND WITH THE APPROVAL OF THE 
ARCHITECT.

-MANUALS AND WARRANTY DOCUMENTS FOR ALL EQUIPMENT SHALL BE PROVIDED TO THE 
OWNER PRIOR TO FINAL PAYMENT.

-ALL EQUIPMENT AND FIXTURES SHALL BE TESTED, LEFT CLEAN AND IN OPERATIONAL ORDER 
PRIOR TO FINAL PAYMENT.

-PROVIDE WHOLE HOUSE. LPG FIRED, BACK-UP OUTDOOR 
GENERATOR, EQUIPPED WITH AUTOMATIC TRANSFER SWITCH AND WEEKLY TESTING/EXERCISE 
FUNCTION. 

OWNER:

-CERTAINTEED "CEDAR IMPRESSIONS" VINYL SHINGLE SIDING SYSTEM WITH ALL FASTENERS,  WOVEN 
CORNER PIECES AND OTHER ACCESSORIES INSTALLED PER THE MANUFACTURER'S PRINTED 
SPECIFICATIONS. PROVIDE IN MANUFACTURER'S STANDARD COLOR AND TEXTURE AS SELECTED BY THE 
OWNER. INSTALL BENJAMIN OBDYKE "HYDROGAP" HOUSE WRAP WITH TAPED SEAMS OVER SHEATHING 
PER MANUFACTURER'S SPECIFICATIONS AND AS APPROVED BY THE ARCHITECT. ALL FASTENERS ARE
STAINLESS STEEL.

-VINYL LINEAL WINDOW AND DOOR CASINGS.

-1/2" APA SPAN RATED CDX SHEATHING NAILED PER STRUCTURAL SPECIFICATIONS.

-2"x6" DOUGLAS FIR NO.2 OR BETTER STRUCTURAL GRADE STUDS AT 16" O.C. SEAL ALL BOTTOM 
PLATES W/ CONTINUOUS BEAD OF PL200 ADHESIVE.                                                                       

-6" R21 FIBERGLASS INSULATION. PROVIDE LOW-EXPANSION SPRAY FOAM INSULATION AT ALL 
CAVITIES AT DOOR & WINDOW FRAMES & OTHER PENETRATIONS. 

-1/2" PAINTED GYPSUM BOARD W/ 3 COAT SPACKLE AND TAPE SYSTEM TO SMOOTH FINISH. FASTEN WITH 
SCREWS ONLY. RUN DRYWALL SHEETS HORIZONTALLY ACROSS STUDS. SUBSTITUTE 1/2" FIBERGLASS 
REINFORCED CMENT BACKER BOARD W/ FIBERGLASS TAPE AT ALL WALLS TO BE TILED OR SIMILAR 
BACKER SYSTEM APPROVED BY THE ARCHITECT.  

-PAINTED POPLAR INTERIOR CASINGS & BASEBOARDS, 5-1/2" SPEED BASE , 1"x4 EASED EDGE CASINGS,
TRADITIONAL WOOD STOOL & APRON AT WINDOWS.              

-NEW WINDOWS SHALL BE ANDERSEN A-SERIES OR HARVEY MAJESTY CLAD WOOD UNITS WITH 
SIMULATED DIVIDED LITES. WINDOW GLAZING IS INSULATED, LOW-E ARGON GLASS. WINDOWS SHALL BE 
FLASHED & SEALED PER MANUFACTURER'S DETAILED SPECIFICATIONS. MANUFACTURER SHALL 
INSPECT AND APPROVE WINDOW INSTALLATION AND FLASHING PRIOR TO APPLICATION OF 
CASINGS & INTERIOR DRYWALL.   

-EXTERIOR DOORS ARE AS NOTED ON THE SCHEDULE.

-2"x8" DOUGLAS FIR NO. 2 OR BETTER STRUCTURAL GRADE JOISTS AT 16" O.C. 

-1/2" PAINTED GYPSUM BOARD W/ 3 COAT SPACKLE & TAPE SYSTEM TO SMOOTH FINISH. PROVIDE 
PAINT FINISH AS DESCRIBED ABOVE FOR INTERIOR WALLS. FASTEN WITH SCREWS ONLY.

NOTE:
THE CONTRACTOR SHALL INCLUDE THE SERVICES OF A "HERS" HOME ENERGY RATING SYSTEM 
RATER TO EVALUATE AND TEST THE STRUCTURE TO QUALIFY FOR ALL AVAILABLE FEDERAL AND 
STATE TAX CREDITS AND UTLILITY COMPANY REBATES BASED UPON THE BUILDING DESIGN SPECIFIED 
HEREIN. THE RATER SHALL COORDINATE AND PROVIDE ALL NECESSARY PAPERWORK TO THE OWNER 
AND APPROPRIATE AGENCIES. THE CONTRACTOR SHALL PROVIDE POTENTIAL CREDITS AND REBATES 
IN THE BUDGET.

APPROVED RATERS ARE AS FOLLOWS:
ROBERT MATTO / RPM ENERGY SOLUTIONS:  203-823-0066

203-288-1231  
PETER HARDING / HOME ENERGY TECHNOLOGIES: 877-800-6440

-FINISH FLOOR AT ALL AREAS - PREMIUM CLEAR ENGINEERED HARDWOOD, T&G FLOORING, 
FACTORY-FINISHED, AS SELECTED BY THE OWNER - SEE ALLOWANCES FOR MATERIAL. INSTALL WOOD 
OVER ROSIN PAPER. THINSET CERAMIC, PORCELAIN TILE OR WALL TO WALL CARPET & PAD, WHERE 
INDICATED ON DRAWINGS, TILE OVER SCHLUTER "DITRA" UNDERLAYMENT MAT SYSTEM. 

-1/2" APA SPAN RATED UNDERLAYMENT NAILED 3" O.C. AT TILE & NEW MASTER BEDROOM FLOORS.

-3/4" APA SPAN RATED "ADVANTECH" T&G PLYWOOD SUBFLOOR GLUED AND 
NAILED PER MANUFACTURER'S SPECIFICATIONS.  

-ENGINEERED LUMBER: TJI FLOOR JOISTS @ 16" O.C. & 1-3/4"x MICROLLAM 
LVL AND PARALLAM PSL BEAMS AS MANUFACTURED BY ILEVEL, OR EQUAL APPROVED BY THE 
ARCHITECT, WITH METAL JOIST HANGERS AT FLUSH FRAMED CONDITIONS. DOUBLE MEMBERS AT 
OPENINGS AND PER STRUCTURAL NOTES. ADHERE TO MANUFACTURER'S SPECIFICATIONS AND 
DETAILS. PROVIDE CONTINUOUS BEAD OF PL200 ADHESIVE BENEATH 1-3/4" TIMBERSTRAND BAND 
JOIST. VENDOR SHALL PROVIDE FRAMING PLAN SHOP DRAWINGS FOR APPROVAL BY ARCHITECT, 
SHOWING LOADS, BEAM AND JOIST SIZES AND HANGER SPECIFICATIONS. SEE STRUCTURAL DRAWINGS.

-6" FIBERGLASS ACOUSTICAL INSULATION. INSURE TIGHT FIT AT ALL ADJACENT MATERIAL SURFACES.

-5/4"x6" IPE DECKING W/ STAINLESS STEEL SCREW FASTENERS W/ STAINLESS STEEL
SPLINE, BLIND FASTENING SYSTEM, WAX SEALS ENDS, PENOFIN OIL FINISH.

-CONTINUOUS LEAD COATED COPPER FLASHING AT HOUSE FRAME. PAN FLASHING AT ALL 
DOOR OPENINGS.

-2"x10" SOUTHERN YELLOW PINE DECK JOISTS @ 16" O.C.

-PROVIDE GALVANIZED STEEL, G185, OR STAINLESS STEEL HANGERS, CAPS, CLIPS, ETC. AS OUTLINED 
ON THE STRUCTURAL DRAWINGS.

-36" TALL AZEK "RESERVE" COMPOSITE DECK RAILING SYSTEM.

ALLOWANCES:

SITE WORK SPECIFICATIONS:

NEW WOOD PILE FOUNDATION SYSTEM:

EXTERIOR WALL SYSTEM:

INTERIOR WALL SYSTEM:

FIRST FLOOR SYSTEM:

SECOND  FLOOR SYSTEM:

FLAT CEILING SYSTEM @ 2ND FLOOR:

-1/2" PAINTED GYPSUM BOARD W/ 3 COAT SPACKLE & TAPE SYSTEM TO SMOOTH FINISH. PROVIDE 
PAINT FINISH AS DESCRIBED ABOVE FOR INTERIOR WALLS. FASTEN WITH SCREWS ONLY.

FASCIA/SOFFIT:

GABLE ROOF SYSTEM:

PORCH CEILING SYSTEM:

DECK SYSTEMS:

INTERIOR STAIRWAY/RAILING SYSTEM:

SHELVING @ NEW CLOSETS:

MECHANICAL / PLUMBING SPECIFICATIONS:

ELECTRICAL SPECIFICATIONS:

NOTES:

THE CONTRACTOR IS RESPONSIBLE FOR 
CONFIRMING ALL DIMENSIONS IN THE 
FIELD, THE CONTRACTOR SHALL 
IMMEDIATELY CONTACT THE ARCHITECT 
WITH ANY DISCREPANCIES FROM THE 
DRAWINGS.

DO NOT SCALE THE DRAWINGS.
THE ARCHITECT SHALL NOT BE 
RESPONSIBLE FOR CONSTRUCTION 
MEANS, METHODS OR SAFETY 
PRECAUTIONS.

ARCHITECT
PETER J. SPRINGSTEEL

ARCHITECT LLC

105 STARR STREET
MYSTIC, CT 06355

T:(860)572-7306

OWNER

DATE:            2 MAY 2020
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ALLOWANCES SHALL COVER MATERIALS ONLY UNLESS OTHERWISE NOTED. LABOR TO 
INSTALL THESE ITEMS SHALL BE INCLUDED ELSEWHERE IN THE BUDGET.

KITCHEN CABINETS:
-KITCHEN CABINETS & INSTALLATION:         $30,000
-KITCHEN COUNTERTOPS & INSTALLATION:     $8,000
-RANGE:        $2,500
-RANGE HOOD:   $2,500
-36" REFRIGERATOR:   $4,000
-DISHWASHER:   $1,500
-MICROWAVE:   $1,000
-DISPOSAL:      $800
-SINK & FAUCET:      $700

LAUNDRY:
-WASHER:   $1,800

M. BATH: 
-BATH CABINETS:         $800
-COUNTERTOPS:      $800
-SINK:      $300
-SINK FAUCET:          $250
-SHOWER VALVE & HEAD:      $500
-WATER CLOSET:      $400
-GLASS SHOWER DOOR:   $1,800

BATH:
-BATH CABINETS:         $800
-COUNTERTOPS:      $800
-SINK:      $300 x 2
-SINK FAUCETS:      $250 x 2
-SHOWER VALVE & HEAD:      $400
-GLASS SHOWER DOOR:   $1,800

-TOILET SPECIALTIES (MIRRORS, TOWEL BARS, ETC.:    $1,000
-INTERIOR DOOR HARDWARE: $75/DOOR
-EXTERIOR DOOR HARDWARE:              $250/DOOR
-CERAMIC TILE AT FLOORS & WALLS:         $8/S.F.
-HARDWOOD FLOORS:    $8/S.F. 
-UNSPECIFIED LIGHT FIXTURES:    $3,000
-M. CLOSET SHELVING:    $1,000

-5/8" PAINTED MOISTURE RESISTANT, FIRECODE GYPSUM BOARD W/ 3 COAT SPACKLE & TAPE SYSTEM 
TO SMOOTH FINISH. PROVIDE PAINT FINISH AS DESCRIBED ABOVE FOR INTERIOR WALLS. FASTEN 
WITH STAINLESS STEEL SCREWS ONLY.

-NEW GAF "TIIMBERLINE HD" ROOF SHINGLES W/LIFETIME LIMITED 
WARRANTY IN STANDARD COLOR. PROVIDE ICE & WATER SHIELD FLASHING AT VALLEYS, 
HIPS EAVES & RAKES & DOUBLE STARTER COURSE PER MANUFACTURER'S SPECIFICATIONS.
PROVIDE HIP AND RIDGE SHINGLES WHERE RECOMMENDED BY MANUFACTURER. 
HURRICANE NAIL SHINGLES - STRICTLY ADHERE TO MANUFACTURER'S SPECIFICATIONS 
REGARDING NUMBER AND TYPE OF NAILS AND LOCATION OF NAILS.

-CONTINUOUS WHITE, HEAVY GUAGE ALUMINUM DRIP EDGE ALONG RAKES & EAVES. PROVIDE
LEAD COATED COPPER STEP FLASHINGS AT WALL AND CHIMNEY INTERSECTIONS

-5/8" APA SPAN RATED ZIP SYSTEM SHEATHING NAILED PER STRUCTURAL DRAWINGS. RUN 
PERPENDICULAR TO RAFTERS. USE MANUFACTURER'S COMPATIBLE TAPE AT ALL JOINTS. 
DO NOT OVERDRIVE FASTENERS.

-8" R-52 CLOSED CELL SPRAY FOAM INSULATION IN ALL RAFTER CAVITIES DOWN TO PLATE 
AND UP TO RIDGE.

-2"x10" DOUGLAS FIR NO. 2 OR BETTER STRUCTURAL GRADE RAFTERS AT 16" O.C.

-CERTAINTEED VINYL BEADED BOARD PORCH CEILINGS W/ MATCHING BED MOULDING 
AT PERIMETERS. SIMILAR PRODUCTS ARE ACCEPTABLE.

-1/2" PAINTED GYPSUM BOARD W/ 3 COAT SPACKLE & TAPE SYSTEM TO SMOOTH FINISH. PROVIDE 
PAINT FINISH AS DESCRIBED ABOVE FOR INTERIOR WALLS. FASTEN WITH SCREWS ONLY.

-1"x HARDWOOD TREADS, HANDRAILS AND NEWELS WITH CLEAR FINISH AS DESCRIBED FOR 
FINISH WOOD FLOORING.

-PAINT GRADE RISERS, SCOTIA, SKIRT, NEWEL POST, BALUSTERS AND STRINGER BASEBOARDS 
AS SELECTED BY THE OWNER.

-RAILING SYSTEM: CROWN HERITAGE 5060 BALUSTERS, 3 PER TREAD, POST TO POST HANDRAIL 
AND CROWN HERITAGE 4092 OAK NEWEL POSTS AND CROWN HERITAGE 6100PB HANDRAIL IN OAK.

-LINEN CLOSETS: 7 - 16" x 3/4" PAINTED M.D.O. PLYWOOD SHELVES W/ SOFTWOOD NOSING.

-BDRM. & FOYER CLOSETS: 2 - 12" x 3/4" PAINTED M.D.O. PLYWOOD SHELVES W/SOFTWOOD NOSING,
STAINLESS STEEL CLOSET POLE & HARDWARE.

-SHELVING HEIGHTS SHALL BE APPROVED BY THE OWNER IN THE FIELD.

-SEE ALLOWANCES FOR M. CLOSET SHELVING.
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