TOWN OF CORTLANDT

ZONING BOARD OF APPEALS
Town Hall, 1 Heady Street
Michael Fleming Cortlandt Manor, NY 10567 Town Supervisor
Chairman 914-734-1080 Richard H. Becker, MD

Wai Man Chin

Vice-Chairman Town Board

James F. Creighton

Chris Beloff Cristin Jacoby

Frank Franco Robert Mayes

Michelle Piccolo Hill Joyce C. White
Benito Martinez
Thomas Walsh

TO JOIN THE MEETING REMOTELY USE THE ZOOM LINK BELOW:
https://us02web.zoom.us/j/83982743855?pwd=Kw8ZAHsTsNOYGzil29bjFUaiXskeMd.1

AGENDA. ... e . ZLONING BOARD OF APPEALS

Town Hall — 1 Heady Street
Cortlandt Manor, NY 10567

Work Session — Thursday, March 27, 2025 at 6:30 PM

1.

Discuss Agenda for the Regular Meeting

Regular Meeting — Thursday, March 27, 2025 at 7:00 PM *

).—\

Pledge to the Flag and Roll Call
Adoption of the Meeting Minutes for January 16 and February 27, 2025

ADJOURNED PUBLIC HEARING

A. Case No. 2025-1 Application of Kathryn Breidenbach, on behalf of 163 Locust Avenue, LLC, for
area variances for a proposed roof over a porch and an addition to the existing residence located at 163
Locust Avenue.

NEW PUBLIC HEARINGS

A. Case No. 2025-3 Application of Ralph and Julia Amato, for property owned by Edward and
Christina McLaughlin, for an area variance for a front yard setback for an existing gazebo and a rear yard
setback for an existing enclosed rear porch and stair for property located at 2234 Maple Ave.

B. Case No. 2025-4 Robert J. Keeler, R.A., on behalf of Jason & Lisa Gotay, for an area variance for
maximum area of accessory structures and for a side yard setback for an existing shed for property located
at 12 Frances Dr.

C. Case No. 2025-5 Application of 77 Montrose Station, LLC for area variances for an accessory
structure located in the front yard and for detached building height for a proposed garage located at 77
Montrose Station Rd.

*Regular meeting to begin at conclusion of the work session

NEXT REGULAR MEETING THURSDAY, APRIL 24, 2025
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ZONING BOARD OF APPEALS FACT SHEET

ZBA Member Assigned:  Benito Martinez CASE NO.: 2025-3

Name of Applicant:  Ralph and Julia Amato for property owned by Edward and Christina
McLaughlin

Owner: Edward and Christina McLaughlin

Address of property: 2234 Maple Avenue
Section, Block, Lot:  44.8-4-15
Prior ZBA Case No.: 43-90

Zone: R-40

Lot Size: 0.390-acre (£16,988 sq. ft.)

Request: Area variances from §307-17 Table of Dimensional Regulations to legalize an
existing gazebo extension to the front porch, and an enclosed rear porch and
stair:

e Front Yard Setback for existing gazebo extension to the front porch:
50’ required, 45.2° existing (variance of 4.8’ requested).

e Rear Yard Setback for existing enclosed rear porch and stair:
30’ required, 11.1° existing (variance of 18.9’ requested).

Staff Comments: The Code Enforcement office received a building permit application on
January 8, 2025 to legalize the existing gazebo attached to the front porch, and the existing
enclosed porch and stair behind the house located at 2234 Maple Avenue, and issued a denial
letter on February 14, 2025. As per the code, the existing structures encroach into the front
and rear yard setbacks.

Variance(s) Requested: A front yard setback variance for the gazebo extension to the front
porch, and a rear yard setback variance for the enclosed porch/stair.

REQUIRED PROPOSED VARIANCE Y%

Min. Front Yard Setback 50 ft. 45.2 ft. 4.8 sq. ft. 10%
Min. Rear Yard Setback 30 ft. 11.1 ft. 18.9 ft. 63%

SEQR: TYPE II — No further compliance required



TOWN OF CORTLANDT

DEPARTMENT OF TECHNICAL SERVICES
CODE ENFORCEMENT DIVISION

Michael Preziosi, P.E. qun Supervisor
Director - D.O.T.S Town Hall, 1 Heady Street Richard H. Becker
Martin G. Rogers, P.E. Cortlandt Manor, NY 10567 Town Board
Director of Code Main #: 914-734-1010 James F. Creighton
Enforcement/D.O.T.S. Fax #: 914-293-0991 CI‘iStil'l Jacoby
. Holly.Haight Robert E. Mayes
Assistant Director of Code Joyce C. White

Enforcement /D.O.T.S.

Thomas Nugent
79 Austin Road
Mahopac, NY 10541

February 14, 2025

Re: Permit Application Amato Residence
2234 Maple Ave
Tax ID 44.8-4-15

Mr. Nugent:

| am in receipt of your Building Permit Application received January 8, 2025 to Legalize three
season room and front porch enlargement at the above referenced premises.

| must deny this request under the following of the Town of Cortlandt Zoning Code: 307-17
Table of Dimensional Regulations, Front and Rear Yard Setbacks. The Front Porch extension
is not compliant. 50.0’ required, 45.2’ existing requiring a variance for 4.8’. The Enclosed Rear
Porch and Stair is not compliant. 30.0" required, 11.1" existing to the stair requiring a variance
for 18.9'. Request for variances from the Code is required.

The Zoning Board of Appeals application shall be completed online. If the application is deemed
complete additional instructions will follow and then the project will then be placed on the agenda
for the next availible Zoning Board of Appeals meeting.

Additional information may be required upon subsequent reviews. Technical comments for the
submission may be issued separately. If you have any questions or comments please feel free
to contact me by email or at 914-734-1010.

Sincerely,

ik & Wiww

Martin G. Rogers, P.E.

Director of Code Enforcement
Department of Technical Services
Cc: Chris Kehoe, Town Planner

2025-2-14 2234 Maple Ave ZBA Denial Ltr.Docx
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Shown on a map entitled "Section No. 2, Peekskill Heights, Inc.”

Filed in the Westchester County Clerk's Office, Division of
Land Records, on June 24, 1948 as Map No. 6585
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To: Ralph Amato

From: Marco Ramirez

Re: 2234 Maple Ave. Cortlandt Manor, NY 10567
Date: February 19, 2025

Dear Ralph,

I hope this letter finds you well. | am writing to express my appreciation for the impeccable
maintenance and aesthetic appeal of your house at 2234 Maple Ave. Living next door for
these last fourteen years, | have witnessed the care and effort you put into ensuring that
your property remains in pristine condition.

Your house has always stood out for its well-manicured lawns, vibrant flower beds, and
overall cleanliness that displays your sense of pride and dedication. The attention to detail
in every aspect of your home's upkeep is truly commendable.

One of the most striking features that enhances the charm of your property is the
beautifully enclosed back porch. It serves as an inviting and cozy extension of your home,
blending seamlessly with the surrounding landscape. The porch adds a touch of elegance
and sophistication to the entire property.

In addition, the gazebo at the front of the house is an enhancement that further elevates
the appeal of your home. Its thoughtful design and placement create a picturesque focal
point, offering a space where one can unwind and enjoy the beauty of nature.

Once again, thank you for your outstanding commitment to maintaining such an attractive
home. Your hard work and attention to detail are truly appreciated.

Sincerely,

Marco Ramirez
2230 Maple Ave.
Cortlandt Manor, NY 10567



Amato, Ralph Peter

From:
Sent:
To:
Subject:

Categories:

Mary Lynn Joyce <ljoyce44@verizon.net>
Wednesday, February 19, 2025 11:20 AM
Amato, Ralph Peter

[EXTERNAL] The Amato House

External, Orange Category

This Message Is From an Untrusted Sender

You have not previously corresponded with this sender.

Ralph,

Report Suspicious

In all of the 30+ years | have lived on Henry Place, your house has always been an attractive,
meticulously maintained addition to our small street.

The back porch fits in beautifully with your lawn and backyard and adds a graceful note to the setting.
The gazebo is lovely and, in my opinion, adds to the overall attractiveness of your property.

| pass them every day and neither has ever been an eyesore in any way. In fact, your house is and has
always been an attractive addition to our street.

Sincerely,

Lynn Joyce

17 Henry Place
Cortlandt Manor

Sent from the all new AOL app for iOS



2/19/2025

To Whom It May Concern,

| am writing this on behalf of Ralph & Julia Amato who resided at 2234 Maple Ave Cortlandt Manor.

I was told that their existing porch that was screened in and now needs a variance as well as the
gazebo which is at the end of there existing front porch. In my opinion this has been a beautiful
enhancement to the property. The Amato’s kept the house inimmaculate aesthetically shape and it
compliments the neighborhood. | have absolutely no objections at all.

Best regards,
Jesse Stackhouse
3 Hill and Dale Rd.

Cortlandt Manor NY,10567



ZONING BOARD OF APPEALS FACT SHEET

ZBA Member Assigned:  Franco CASE NO.: 20254

Name of Applicant:  Robert J. Keeler, R.A., on behalf of Jason & Lisa Gotay
Owner: Jason & Lisa Gotay

Address of property: 12 Frances Drive

Section, Block, Lot:  54.11-3-36

Prior ZBA Case No.: N/A

Zone: R-15
Lot Size: 0.308-acre (13,416 sq. ft.)
Request: Area variances from §307-17 Table of Dimensional Regulations:

e Total area of accessory structure shall not exceed 50% of area of the
Principal Building: Principal building is 1,414 sf which allows 707 sf
of total area of accessory structure. Proposed total area of accessory
structures is 1,137 sf, requiring a variance of 430 sf (80.5% of area of
principal structure).

e Side Yard Setback for existing shed (“Ex. Shed #2” on plans):

4’ required, 1.6’ proposed (variance of 2.4°).

Staff Comments: The Code Enforcement office received a building permit application on
August 14, 2024 for the proposed removal and reconstruction of an existing detached garage
at 12 Frances Drive and issued a denial letter on February 21, 2025. As per the code, the total
area of all accessory structures shall not exceed 50% of the area of the principal building.
The property has multiple pre-existing accessory structures which, combined with the
reconstructed garage, have a total area of 1,137 square feet. The applicant’s principal
dwelling is 1,414 square feet, allowing a maximum of 707 square feet of accessory
structures; the total area of all accessory structures exceeds the amount permitted by 430
square feet.

The pre-existing shed #2 did not require a building permit but is still subject to setbacks. Said
shed #2 was constructed 1.6 feet from the side yard property line where a setback of 4 feet is

required. A variance of 2.4 feet is requested.

Variance(s) Requested: An area variance for the maximum total area of accessory
structures, and an area variance for the side yard setback of one of the accessory structures.

REQUIRED PROPOSED VARIANCE Y%

Max. Area Accessory Structures 707 sq. ft. 1,137 sq. ft. 430 sq. ft. 61%
Min. Side Yard Setback 4 ft. 1.6 ft. 2.4 ft. 60%

SEQR: TYPE II — No further compliance required



TOWN OF CORTLANDT

DEPARTMENT OF TECHNICAL SERVICES
CODE ENFORCEMENT DIVISION

Michael Preziosi, P.E. qun Supervisor
Director - D.O.T.S Town Hall, 1 Heady Street Richard H. Becker
Martin G. Rogers, P.E. Cortlandt Manor, NY 10567

Town Board

Director of Code Main #: 914-734-1010 James F. Creighton
Enforcement/D.O.T.S. Fax #: 914-293-0991 Cristin Jacoby
. Holly.Halght Robert E. Mayes
Assistant Director of Code Joyce C. White

Enforcement /D.O.T.S.

Robert Keeler, R.A.
37 Luigi Rd
Putnam Valley, NY 10579

February 21, 2025

Re: Proposed Garage
12 Frances Drive
Tax ID 54.11-3-36

Mr. Keeler:

| am in receipt of your Building Permit Application A-24-752 received August 14, 2024 for
Removal and Reconstruction of an Existing Detached Garage at the above referenced premises.

| must deny this request under the following Section of the Town of Cortlandt Zoning Code:

Section 307-17 Table of Dimensional Regulations, Residential Districts Accessory Structures.
4’ Side Yard setback is required. 1.6’ is existing for “Shed 2” requiring a variance for 2.4’.

Section 307-17. Accessory Structures total area shall not exceed 50% of the area of the
Principal Building. Principal Dwelling = 1,414 SF. 1,414 x .50 = 707 SF. Total Accessory
Structures = 1,137 SF. 80.5% is proposed.

Additional comments:

Shed 2 did/does not require a permit. However, it is subject to required setbacks and total
allowable accessory SF.

The Survey shows the sanitary system under the existing pool deck and close to the pool.
This is required to be resolved with the WCDOH and Town simultaneously with the Building
Permit application. Repairs or modifications to the sanitary system will need to be approved
by WCDOH prior to BP and completed prior to CO. If the application is rescinded, correction
to the sanitary system is still required.

The Zoning Board of Appeals application shall be completed online. If the application is deemed
complete additional instructions will follow and then the project will then be placed on the agenda
for the next availible Zoning Board of Appeals meeting.



Additional information may be required upon subsequent reviews. Technical comments for the
submission may be issued separately. If you have any questions or comments please feel free
to contact me by email or at 914-734-1010.

Sincerely,

Mk § Voo

Martin G. Rogers, P.E.
Director of Code Enforcement
Department of Technical Services

Cc: Chris Kehoe - Town Planner
Michael Cunningham, Esq - Town Atty
Michael Preziosi, P.E. - Dir D.O.T.S.
Jason Gotay, Property Owner

2025-2-21 12 Frances Drive ZBA Denial Ltr.Docx

Page 2
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Docusign Envelope ID: 4C9F 1846-05EA-4A7A-8AAC-7A5290397629

SPINELLI SURVEYING

Mamaroneck, NY

SINCE 1947

630 Halstead Avenue

10543

(914> 381-2357
www.SpinelliSurveying.com

1929 Commerce Street
Yorktown Heights, NY 10598

Survey of Lot 8 as shown on “Map of
Montrose Manor, Inc, Section A’ in the Town
of Cortlandt, Westchester County, NY. Filed

October 26, 1950 as Map No. 7227.
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NOTES:
1. THIS PLAT WAS PREPARED WITHOUT
BENEFIT OF A TITLE REPORT AND
THEREFORE DOES NOT NECESSARILY
INDICATE ALL ENCUMBRANCES UPON
THE PROPERTY, AND THIS IS SUBJECT
TO ALL RESERVATIONS, RESTRICTIONS,
EASEMENTS AND AGREEMENTS OF
RECORD TO THE EXTENT THAT THEY
LAWFULLY APPLY TO THE PROPERTY.
2. THIS PLAT IS BASED ON A CURRENT
FIELD SURVEY AND RESEARCH
PERFORMED ON OR PRIOR TO THE
DATE SHOWN ON PLAT AND IS BASED
ON MONUMENTS AND EVIDENCE FOUND
IN THE FIELD AND MAY NOT CONFORM
TO DEEDS, DESCRIPTIONS OR PLATS
OF RECORD.
3. PROPERTY CORNER MONUMENTS
WERE NOT SET DURING THIS SURVEY
4. SEPTIC TANK, FIELDS AND SEPTIC

SYSTEM SHOWN AS MARKED BY OTHERS.

S 5412'00" W 75.00°

FRANCIS DRIVE

Richard’ J—Sphelli, L.S. NYS Lic. 50975

—Unauthorized additions to or alterations of this
plan is a violation of Section 7209 of the N.Y.S.

Education Law.
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REMLACEMENT & ALDITION FOR

OENERAL NOTES

. CONTRACTOR 1S TO NOTIFY ARCHITECT IMMEDIATELY OF

™

SCALE PRAWINGS.
ARCHITECT 1S NOT RESFONSIBLE FOR SUPERVISION OF CONSTRUCTION.

RN

INVESTIGATION (IE. CRACKS, DEFECTIONS, STRUCTURAL INSTAPILITIES, ETC.

REGULATIONS OF THE CITY.
PRAWINGS AND SPECIFICATIONS OF
ARCHITECT PRIOR T¢ THE START ¢OF THEIR WORK.

0. ALL CONTRACTORS ARE TO SUPMIT CERTIFICATES OF
oF ANY WORK.

o PUBLIC WORKS.

2. AL WORK 1S TO cOMPLY WITH NEW YORK STATE ENEROY COVE.
INFILTRATION IN THE PUILPING.

ANY DISCREPANCIES IN FLANS AND SITE CONPITION.
FAILURE TO Do <0 PRIOR TO WORK WILL FUT ALL RESFONSIPILITY ON CONTRACT OR.

ANY UNAUTHORIZED ALTERATION OR ADDITION TO THIS DRAWING 1S IN VIQLATION OF SECTION 7209 (1) OF THE
NEW YORK STATE EPUCATION LAW. SUctt AUTHORIZATION SHALL ONLY BE IN WRITING. IT MUST BE SIEONED AND
SEALED BY ARCHITECT. ALL CHANGES MUST BE IN WRITING. VERPAL CHANGES ARE NOT FINAL AUTHORIZATIONS.
CONTRACTOR 1S TO VISIT SITE AND VERIFY ALL PIMENSIONS IN FIELD PRIOR TCO PIPPING.

WRITTEN DIMENSIONS TAKE FPRECEPENCE OVER SCALED DIMENSIONS. ALL DIMENSIONS ARE NOMINAL. D@ NOT

NO WORK IS TO ¢cOMMENCE UNTIL PERMITS HAVE BPEEN OPTAINED FROM REQUIRED BUILPING DEFPARTMENT.

CONTRACTOR 1S TO MAKE CONTINUAUS OPSERVATIONS OF EXISTING STRUCTURE PURING PERFORMANCE OF HIS
WORK AND SHALL. NOTIFY ARCHITECT IF HE PECOMES AWARE OF ANY SITUATIONS THAT REQUIRE FURTHER

ALL WORK 6HALL CONFORM T THE NEW YORK STATE BPULDING CONSTRUCTION COPE AND TO THE LAWS AND

ALL CONTRACTORS SHALL CHECK AND VERIFY ALL CONDITIONS AND DIMENSIONS AND SHALL REVIEW THE THE
THEIR RESFECTIVE TRAPES AND REVIEW ANY DISCREFANCIES WITH THE

INSURANCE FOR GENERAL LIAPILITY AND WORKMAN'S
CONMPENSATION INSURANCE TO THE OWNER, TOWN HALL AND GENERAL CONTRACTOR FRIOR TO THE PEGINNING

| AL WORK ON THE cITY'S RIGHT OF WAY REQURES SEPARATE PERMIT AND APPROVAL FROM THE DEPARTMENT

2. AL AVAC, ELECTRIC AND FPLUMPING WORK 1S T¢ BE FILED UNPER SEFPARATE AFFLICATION. ARCHITECT HAS NOT
BEEN RETAINED TQ DESION : ELECTRICAL, PLUMPING, HEATING OR VENTILATING SYSTEMS.

4. THE CONTRACTOR 1S RESPONSIBLE FOR ALL SITE DRAINAGE, WATERFROCFING AND FREVENTION OF WATER

)
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THESE DRAWINGS WERE PREPARED IN COMPLIANGE WITH NEW YYORK. STATE
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SITE FLAN

EXSTING WO FRAVE SHED (#2 40 SF) TO REMAN

EXSTING PROPANE TANK TO BE RELOCATED ON NEW 4" CONC. PRD. SEE CONBTRUCTION ALANG,

NEW 5" CONC. LANDING PAD(S) AT NEW GARACE ENTRY DOCRS, TYP.
REMAVE AN REALACE EXISTING ASPHALT DRIVEWAY AT GARACE APRIN AS REQD BY CONSTRIETION.

EXISTING VINYL FENCE TO BE REMVED, SAVAGED AND RENSTALLED (N-KIND) A5

NEW ELECTRICAL FEED FROM EXISTING MAN BLECTRICAL PANEL TO NEW SBPANEL. S ALANG,
EXISTING ¢MU RETAINING WALL T¢© REMAIN.

REMAIN.

EXISTING GRAVEL AREA TO REMAIN.

YORK 0545

EXISTING VINYL PRE(R & GATES TO BE REMAMED, SAVACED AND RENSTALLED (IN-KIND) AS RERD
RETRAFIT EXST IN@ MU RETANNG WAL TO' REMAN. RETROFIT AS REQD BY CONSTRUCTIN ¢F

COVERAGE

MIN. LANDSCAPE

MIN 50% SF

22.9% 3,024 SQFT (ACTUAL)
50% 6,598 SQFT (REQUIRED)

23.8% 3,141 SQFT (ACTUAL)
50% 6,598 SQFT (REQUIRED)

13,000 SF LOT

1,414 SF +/- (ACTUAL)

MAX. BLDG FLOOR AREA|  3,050SF  |3,050 SF (ALLOWABLE) MBSl NEE FER S SR IACKEIENT &

ACCESSORY BUILDING

BUILDING HEIGHT 10' - 7' MAX. gL - 3 940" -3-0" PER 307 ATTACHMENT 4, NOTE 1

VARIANCE REQUIRED: 430 SF
50% BLDG 920 SOPL [RCHUAL) L LT SAFTIACTUAL) 50% OF FLOOR AREA PER 307
707 SQFT (ALLOWABLE) 707 SQFT (ALLOWABLE)

MAX AREA ATTACHMENT 3 NOTE 3

SIDE YARD 6' MIN. 4.8' (SHED #1) 6.1' (PROP. GAR) EXISTING NON-CONFORMING

REAR YARD 6' MIN. 19.6' (+/-) NO CHANGE SHED #1

ELECTRICAL NOTE:

SOs0S T

ELECTRICAL BY OTHERS.
LICENSED ELECTRICAL CONTRACTOR T¢ FILE UNPER

SEFPARATE FERMIT AS REQUIRED PE THE LOCAL PUILPING
PEFARTMENT.

SCALE: | = 10
JONING DATA

LOCATION: 12 FRANCES DRIVE, MONTROSE NEW YORK, 10548
ZONING DISTRICT: R-15 SECTION: 54.11 BLOCK: 3 LOT: 36
PROPOSED USE: SINGLE FAMILY RESIDENTIAL
LOT AREA 15,000 SF 13197 SF NO CHANGE
LOT WIDTH 80' MIN. 75' NO CHANGE EXISTING NON-CONFORMING
PRINCIPAL BUILDING
BUILDING HEIGHT 35' MAX 26.00' +/- / 1.5 STORIES NO CHANGE
FRONT YARD 35' MIN. 23.4 FT NO CHANGE EXISTING NON-CONFORMING
REAR YARD 25' MIN. 106.1 FT (+/-) NO CHANGE EXISTING NON-CONFORMING
SIDE YARD 14' MIN. 9.76 FT NO CHANGE

65% OF F.R.A S SR NO CHANGE PER 307 ATTACHMENT 3 & 4
MAX. BLDG COVERAGE | (ALLOWABLE)

A A A A A A A A A A A AN A A A A A A A A A A AL A A AL A A A A A A LA A A S A A A LA A A AL A A A A A AL A A A A A A AL A A A S A A A A A A

EXCAVATED S0IL NOTES:
| N PROPOSD EXCAVATED S0 (R FLL PROFOSED

SEQUENCE OF OPERATIONS:

AL CONEIRITION ACTMITY SAL FALON THE FALOWNG
INSTALL AL ERCAION CONTROL MEASRES, SEE I&N
CONTROL NOTES,

UEARING AND ERUPPING
INSTALL A STARILIZED CONSTRUCTION ENTRANCE
EXCAVATION AND ERADING
FANPATION AND UTILITY INSTALLATION
PACK FILL AND FINISH ERAVING

SCOPE OF WORK

SE ALANS FR AL INFORMVATION.

THE FROFOED SCOPE OF WORK INCLLDES THE REMOVAL. AND RECONSTRILTION OF AN EXISTING TETACHED GARACE. THE
PROPOSED OARACE WILL BE USED AS A HOME 6 AD SHALL BE ENARGED AS PER FLANS AND ZONING REQUREMENTS,

VT et _,
/ RETROFIT EXSTING (MU RETANNG WAL T0 REVAN. RETROFIT AS RERD
55" 2[—5" BY CONSTRUCTION OF NEW FOUNDATION
; BUSTING VINYL FENCE T0 BE REMOVED, SAVAGED AND RENSTALLED
| L | (N-KIND) AS RERD BY CONSTRUCTION
B
. - (er BISTING PROPANE TANK TO BE RELOLATED. SEE CONBTRILTION ALANG
AT —
¥ i - EXSTING GARACE AND ALL TS COVPONENTS TO BE DEMALISED.
o | BEne BASTING CAAEE SANAGE AL NJTED TEMG AND ITEMG REQUESTED BY OMNER
SR VD)
| REVAVED) EXSTING VERHEAD GARACE DOLR TO BE REMOVED, SAVAGED AND
RENSTALED IN NEW GARACE. . TO STORE PROFERLY DLRNG
{ L CONSTRUCTIN. TYP. FOR AL SAVAGED ITEMS
EXSTING VINYL ARBCR & GATES TO BE REMOVED, SAVAGED AND
RENSTALLED (N-KIND) A5 RERD BY CONSTRUCTION
SCALE: | /2=
DSLROEE (g
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SCALE: | /&"=|

Keeler
ARCHITECTURE P.C.

PEMCLITION GENERAL NOTES:

PDISCREFPANCY.

SURRANPING SURFACES.

SN

PETWEEN TENANTS.

AN

. THE GENERAL CONTRACTOR SHALL PE RESPONSIELE FOR PROVIDING ALL LAPOR, EQUPMENT AND SERVICES TO
PROPERLY EXECUTE THE DEMALITION AND REMOVAL WORK INPICATED ON THESE CONSTRUCTION POCUMENTS.
7. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING CONDITIONS AND SHALL NOTIFY ARCHITECT /ENGINEER OF ANY

2. SELECTIVE DEMALITION INCLUPES, BUT 1S NOT LIMITED TO, REMOVAL AND LEGAL DISPOSAL OF EQUIPMENT AND
SYSTEMS MADE OPSALETE AND/ OR REPLACED BY NEW WORK. SELECTIVE DEMALITION INCLUPES REMOVAL AND
RELOCATION OR RE-INSTALLATION, PISCONNECTIONS AND RE-CONNECTIONS F SERVICES, TEMPORARY CAPFING AND
RE-RATING OF TEMPORARY SERVICES TO PERMIT NEW OR RENOVATION WORK TO PROCEED.

ALL DEBRIS AND MATERIALS FROM THE SITE SHALL BE DISPOSED OF OFF THE SITE IN A LEGAL MANNER. NO
RECLAMED MATERIAL SHALL PE RE-USED EXCEFT AS SPECIFICALLY APPROVED BY ARCHITECT OR OWNER.

5 WHERE DPEMALITION AND cUTTING WORK HAS OCCURRED OR WHERE EXISTING SURFACES, MATERIALS OR OTHER ITEMS
HAVE BEEN DAMAGED OR DISTURBED AS A RESULT OF THIS CONTRACT, THE SAD SURFACES AND AREAS SHALL BPE
CAREFULLY CLOSED UP, PATCHED AND FINISHED, AND OR RESTORED AS REQUIRED TO PE CONTIGUOUS TO EXISTING

6. ANY DAMAGE TO THE PUBLIC SPACES OF THE BULPING SHALL BE RECTIFIED TO THE SATISFACTION OF THE OWNER
pY ©c¢. AT HIS OWN EXPENSE. CLIEENT AND ARCHITECT ARE TO BE HELD HARMLESS.

7. No STRUCTURAL DEMOLITION 1S REQUIRED FOR THIS PROJECT, BUT SHOULD THERE BE ANY DOUPT OF STRUCTURAL
STAPILITY AT THE JOP SITE, ©¢. 1S5 TO NOTIFY ARCHITECT /ENGINEER IMMEDIATELY IF THERE ARE ANY PORTIONS OF
THE STRUCTURE THAT ARE OR PECOME UNSTABLE DURING CONSTRUCTION.

PROVIPE PUST AND DEPRIS PROTECTION COVER OVER ANY OFPENINGS INTO PUBLIC SPACES

THE eWp ON THE PEMISING WALLS & CEILINGS PETWEEN TENANTS IS RATED AND CAN ONLY BE REMOVED WHEN
CONTRACTOR 1S READY TO REFLACE 6WP WITH SAME RATING, S0 AS NOT TO COMPROMISE THE

FIRE SEPARATION

0. ONLY REMOVE NON-STRUCTURAL PARTITIONS. IF THERE ARE ANY QUESTIONS REGARDING ANY PARTITIONS, CALL
ARCHITECT OR ENGINEER PEFORE PROCEEPING WITH THE DEMALITION.
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WITH EXISTING CONPITIONS.

WORK WHICH ARE T© REMAIN.

. PEFORE PROCEEPING WITH ANY WORK WITHIN THE EXISTING PROPERTY, THE CONTRACTOR SHALL FAMILIARIZE HIMSELF
IT SHALL BPE THE CONTRACTOR'S RESPONSIPILITY TO PROVIDE ALL NECESSARY PRACING,
SHORING AND OTHER  SAFEGUARDS TO MAINTAIN ALL PARTS oF THE EXISTING WORK IN A SAFE cONPITION PURING
THE PROCESS OF DEMALITION AND CONSTRUCTION AND T¢ PROTECT FROM DPAMAGE THOSE PORTIONS OF THE EXISTING

7. THE CONTRACTOR SHALL FIELD VERIFY THE PIMENSIONS, ELEVATIONS, ETC. NECESSARY FOR THE PROFPER
CONSTRUCTION AND ALIGNMENT OF THE NEW PORTIONS OF THE WORK TO THE EXISTING WORK.  ANY DISCREPANCY
SHALL PE IMMEPIATELY BROUGHT TO THE ATTENTION OF THE ARCHITECT /ENGINEER. G¢. TO VERIFY ALL FIELD
CONDITIONS & NOTIFY ARCHITECT /ENGINEER IMMEDIATELY OF ANY CONCEALED STRUCTURAL PROPLEMS.

Il PO NOT DISTIRP EXIST. SPRINKLER HEADS & PIPING, EXISTING SMOKE/FIRE DETECTION AND EXIT SIGNAGE. 01-12-15 | DB COMENTS A\
2. DO NOT DISTURE EXIST. DUCTS, AR-HANDLER, ET¢. UNLESS OTHERWISE NOTED. O1-19-15 | DOP COMENTS /N

0% |4—14 | FILNG SET

Date Description
EXISTING CcONPITIONS NOTES: Scale: AS NOTED

Drawn By: R.K.

Job No.:

24605

A_




OENERAL SFECIFICATIONS

MECHANICAL, ELECTRICAL & FLUMPING

OENERAL EROSION CONTRAL DETAILS

WINPOW SCHEPULE LIeHT & VENT CALCULATIONS

SITE WORK

THE WORK UNPER THIS SECTION SHALL INCLUPE FURNISHING ALL LABOR, MATERIALS, TOALS, APFLIANCES
AND  EQUIPMENT AND PERFORMING ALL OPERATIONS NECESSARY FOR COMPLETE EXECUTION OF CLEARING,
EXOA\/AT NG, ﬁA&KFILLIN@ AND GRADING AS INDICATED HERE AND IN WORKING DRAWINGS.
REMOVE ALL BRUSH WITHIN CONTRACT AREA

REMOVE UNNECESSARY WALLS, FOUNPATIONS, CURPS, AS INPICATED ON FLANS
EXCAVATION OF EARTH, ROCK, AND OBSTRUCTIONS PELOW PRESENT GRADES AS NECESSARY FOR

L NEW FOUNDATIONS, UTILITY TRENCHES AND SITE GRADING.
MIN. 6" PORAUS FILL UNPER INTERIOR CONCRETE GROUND SLAD.

FURNISHING AND PLACING SHORING AND BPEARING REQUIRED. AND REMOVAL OF SAME FROM SITE.
PACKEILLING AGAINST FOUNPATION WALLS, PIERS AND FOOTINGS AND UTILITY TRENCHES
INPICATEDR. UNPER NO CIRCUMSTANCES SHALL EXCAVATION CONTRACTOR PACKFILL AGAINST
FOUNDATION WALLS. DIAGONAL SHORING AT INSIDE OF FANDATION WALLS SHALL PE PROVIDED @

&-0" 0C. PRIOR TO PACKFILLING.
SITE DRAINAGE SHALL PE EXECUTED ACCORDING TO A SEPARATE DRAINAGE FPLAN PREFPARED PY A
CERTIFIED ENGINEER.

EXCAVAT ING:
EXCAVATING SHALL INCLUPE REMOVAL OF ALL MATERIALS T¢Q PERMIT PROPER WORKING CLEARANCE — AND
INSTALLATION  OF CONCRETE FOOTINGS, WALLS, PIERS, AREAWAYS, SLAPS, PORAUS FILL UNDER SLAR AND
ANY PRACING, UNDERFPINNING AND WATERPROCFING.  ALL ROCK REMOVED SHALL PE DONE BY MEANS OF
MECHANICAL HAMMER OR HYDRAULIC SPLITTER. ARCHITECTS cosT ESTIMATE FOR REMOVAL OF
UNPERGROUND ROCK. FORMATIONS & RO BED FOR COMPLETION oF PROJECT SHALL PE FINAL & PINPING.
UNPER NO CIRCUMSTANCES SHALL ROCK-BLASTING BE PERMITTED ON THIS JoB SITE
PACKFILLING & GRADING:  CONTRACTOR SHALL PACKFILL AS PROMPTLY AS THE WORK SITE PERMITS,
GOMF’I_YING WITH GRADES AND ELEVATIONS INDICATED ON WORKING DRAWINGS.
EARTH FOR PACKFILL SHALL CONSIST OF CLEAN, EASILY COMPACTED PACKFILL, FREE FROM
EXCESS CLAY, DEBERIS OR ORGANIC MATTER.

UL

©.

p. ﬁA&KFILL SHALL BE PLACED IN UNIFORM HORIZONTAL I_AYER€5 OF NOT MORE THAN 27 DEPTH,
PUPPLED AND TAMPED OR ROLLED, S TO PREVENT FUTURE SETTLEMENT.

c. ENTIRE AREAS UNDER INTERIOR &ONGRETE SLAD SHALL BE PACKFILLED WITH 4" TO 4" DURABLE
CLEAN BRUSHED TRAF ROCK COMPACTED AND LEVELED TO A REASONABLY EVEN SURFACE OR AS
PER SITE PLAN.

ILITY TRENCHES:
Iélﬁ\lLE I\/I|IT\= \g RENCHES SHALL PE EXCAVATED TO ALLOW UTILITY LINES TO BE PLACED PELOW THE FROST
’ - _é .
SEEDING

LANDSCAPING 1S NOT THE RESPONSIPILITY OF THE GENERAL CONTRACTOR UNLESS OTHERWISE NOTED.
OWNER SHALL PROVIDE A SEPARATE LANDSCAPING CONTRACTOR AT HIS OWN EXPENSES. cOST OF ANY
PAMAGES TO BULT STRUCTURES R SITE STRUCTURES DUE T@ LANDSCAPING CONTRACTOR'S NEGLIGENCE
ARE SOLELY THE RESFONSIPILITY OF THE LANDSCAPING CONTRACTOR.

CONCRETE & MASONRY

7.

CONTRACTOR SHALL PROVIDE AL MATERIALS, LAPOR gl\J‘IPMENT AND APPLIANCES REQUIRED FOR THE
COMPLETION  EXECUTION OF AL CONCRETE FOUNDATION WORK, CONCRETE SLAPS AND PLATFORMS,
CONCRETE FOOTINGS AND  MASONRY WALLS AS INDICATED IN WORKING DRAWINGS.

ALL CONCRETE SHALL HAVE MIN. COMPRESSIVE STRENGTH OF 4000 PSI AFTER 18 DAYS, INCLUDING
Eﬁ%ﬁ% PIERS, SLARS AND FLATFORMS.  ALL CONCRETE EXPOSED T WEATHER MUST PE AR
CONCRETE SLAD, PIER AND FOOTINGS SHALL BE OF THE SIZE AND THICKNESS INPICATED ON FLANS.
INTERICR ~ CONCRETE SLAP SHALL BE PROVIDED WITH COMBINATION EXPANSION JOINTS WATER STOP
WHERE INDICATED ON PLANS. PERIMETER OF SLAR ADWIINING WALLS SHALL HAVE |/2" EXPANSION JOINT
WITH PITUMINOUS FILLER.

CONCRETE SLAP SHALL BE PROVIPED  WITH X6 /|1OX10 WELDED WIRE MESH REINFORCING THROUGHOUT .
PERIMETER OF SLAB AREA ON PACKFILL SHALL RECEIVE #4 RE-PARS 24°0cC. TIED INTO FOUNPATION WALL
R AS INDICATED ON FLANS.

gémz PARRIER UNDER INTERIOR SLAP SHALL BE (2) & MILS. THICK, UNLESS OTHERWISE INPICATED ON

ToF 0F GONGRETE SLARD To RECEIVE CERAMIC TILE OR CARFPETING ANP SHALL PE SCREENED TZ AN
EVEN, TRUE LEVEL FLANE, FLOATED AND TROWELED TO A HARD SMOOTH AND EVEN FINISH.

ALL MASONRY INITS SHALL BE OF THE SIZE INDICATED ON THE PLANS. NON—CORROSIVE PURO-WALL. TIES
To BE PROVIPED EVERY OTHER CARSE PETWEEN MASONRY JOINTS & VERTICAL REPARS @ 21" OcC
gfélN?\;%ngﬁ\llgATED ON FLANS. SEE SPECIFICATIONS ON PRAWINGS FOR P CONCRETE WALLS

CEMENT FOR MASONRY SHALL PE PORTLAND CEMENT CONFORMING TO ASTM DESIGNATION Cl44 PASSING
NO. & SIEVE, HYDRATED LIME SHALL CcONFORM TO ASTM PESIGNATION C—6.

MORTAR FOR THE ENTIRE WORK EXCEFT OTHERWISE SFECIFIED SHALL PE PROPORTIONED BY VOALUME, |
PART  PORTLAND CEMENT, | / 4 PART HYDPRATE LIME, AND 2 PARTS SAND. WATER / CEMENT  RATIO
SHALL BE 025 — 040 NAXIMUM.

METALS

STRUCTURAL STEEL — ALL STRUCTURAL STEEL SHALL CONFORM TO REQUREMENTS OF ASTM — A — 2%
LATEST EDITION. _SIZE AND LOCATION F ALL  STRUCTURAL STEEL 1S INPICATED ON WORKING DRAWINGS.
THIS INCLUWDES  STEEL BEAMS, STEEL PIPE CALUMNS, STEEL ANGLES, AND STEEL PEAMS USED AS HEADERS
NER DOORS AND  WINDOWS.

Woop & PLASTICS

I

7
£
4.
5.
o

élTli_ZE FggAMél)l'\zl@MLLyprR SHALL BE PAUGLAS FIR NO. | AND 2 COMMON HAVING A MIN. ALLOWABLE BENPING
LUMPER SIZE AND SPACING AS INPICATED ON WORKING DRAWINGS.

ALL PLYWOOD SHALL BPE MIN. I/ﬁ "CPX” EXTERIOR GRADE FOR SIPINg AND MIN. 5/&" "cPX" FOR ROOF
PECKING, OR AS INDICATED ON FLANS.

AL FRAMING LUMPER SHALL BE KILN DRIED.

WHERE

HEATING

| FEATING CONTRACTOR SHALL GUARANTEE THAT THE HEATING SYSTEM SHAL PE PROFERLY PESIONED,
NSTALLED AN ADLSTER T MANTAN A CONSTANT 70° FINDOOR TEMPERATURE WHEN AUTDOOR

TEMPERATURE IS 0 Al MR WIND

HEATING SYSTEM 6|‘IALL 6/\6 FRED (O IF ©@AS NOT AVALAPLE) HEATING SYSTEM SHALL HAVE A
M. COMPUSTION e B T o TR ANk BTt PR v AR e 2 e e
MIN. [ OF  PIPE INSULATION WHEN IN UNHEATED SPACES, IN ADDITION TO REGULAR BULDING INSULATION.
EXTERIOR JOINTS ARDUND WINDOWS AND DOOR FRAMES, UTILITY SERVICES AND OTHER 2UcH COPENINGS N
BLDG. ENVELOPE SHALL PE CAULKED, GASKETED, WEATHER STRIPPED OR OTHERWISE SEALED.

HVAC CONTRACTOR SHALL SI7E SYSTEMS. DETERMINE MAKE & MODEL #5 OF FEATING AND COOLING
SYSTENMS, AND SHALL  PROVIDE THIS INFORMATION TO LOCAL BULPING DEPARTMENT IN CONFORMANCE
WITH THE ~ ENERGY CODES.

SEE MECHANICAL PLANS FOR ADDITIONAL INFORMATION. [AS PROVIDED]

ELECTRICAL

AL ELECTRICAL WORK SHALL SHALL PE PERFORMED BY A WESTCHESTER COUNTY LICENSED
ELECTRICAL CONTRACTOR AND SHALL ¢ONFORM WITH ALL PROVISIONS OF THE NYS UNIFORM CODE,
NATIONAL ELECTRIC COPE AND ALL APPLICABLE LOCAL CODES.

1. SEE ELECTRICAL PLANS FOR ADDITIONAL INFORMATION. [AS PROVIPED]

PLUMBING

I Q_O%\l TT{LAJEA%I%@ WORK SHALL BE PERFORMED BY A WESTCHESTER CANTY LICENSED PLUMBING

1. HOUSE DRAIN AND SEWER LINE WILL BE CAST IRON FPIPE OR AS REQUIRED BY LOCAL PLUMBING CODES.
AL BELOW GRADE WASTE FPIPING TO BE EXTRA HEAVY CAST IRON WITH LEAD AND OAKUM JOINTS.

32 AL HOT AND cOD WATER LINES TO BE TYPE L COPPER, W/95/5 SOLDERED JOINTS, COPPER FITTINGS

AND PRASS VALVES AND OF PROPER SIZE. PROVIDE () 2/4" HOSE PP AS INDICATED ON_ PLANS.

KEWIEEEEEERQ\AE PLATED sHUT—OF VALVES UNPER ALL FIXTURES. HOSE CONNECTIONS To BE

PROVIDE HOT AND ¢ D WATER LINES TO DISHWASHER, CLOTHES WASHER ANP TQ ALL OTHER FIXTURES.

AL PLUMPING FIXTURES ARE TO BE MFG. BY AMERICAN STANDARD, KOHLER OR EQUIVALENT, MODEL #

TO BE SELECTED PY OWNER

SEE FLUMPING PLANS FOR ADDITIONAL INFORMATION [AS PROVIDED]

5.

EROSION CONTRAL

l.
7

STEEL & CONCRETE DESION DATA

IN

)

STEEL DE6I6N DATA
STRUCT.

ASTM

Tl = ASQO, G
UPE CALUMN nede RADE P

S 6T TS: ASTM —
gil'%ﬁé RE'\il’LAHjEﬁa_ AéTm — A%
WELDPING TRIDES — SERIES: 2
ANGH(,I)\IR ﬁEOII__E 6:R ERIE f/Z|6Tl\/l - A%

CONCRETE DESION DATA

. ONCRETE WORK (BOTH MATERIALS AND CONSTRUCTION
| A&G&PANGE WITH ACl O%TANDARD 2le—-29. e

7. ONCRETE SHALL PE CAPABLE OF DEVELOPING A MINIMUM

PROCEPURES) SHALL BE IN

COMPRESSIVE STRENGTH OF 4000

SIAT 18 DAYS.
2. INFORCI SHALL FORM ILLET STEEL [ W/ ASTM A 6 ORAD
{25 ﬁ_RI_O EETE ILIN& All 15ERIENQEREIIQI@%6 ALL BE IN 1?AOOORPANOE WITAI‘[\I zO‘\EI ANDARD % é .

CALCIM CHLORIPE OR SALUTIONS CONTAINING CHLORIPDE WILL NOT BE PERMITTED AS ADMI)CFUREEB IN
ANY CONCRETE.

CONCRETE PROTECTION FOR REINFOROIN@ STEEL SHALL BE AS FALLOWS:
EAM6 AND GOLUN‘AQN TES: | | /2 # OR SMALLER,

FOOTIN@éé AND PADS POUREE6 N 6ROUNP e

PETAILING AND FABRICATION OF REINFORCING UNLESS OTHERWISE NOTED, <HALL BE IN ACCORDANCE
WITH ACl 215, LATEST EDITION.

PLACING AND SUPPORTS OF REINFORCING PARS SHALL BE IN ACCORDANCE  WITH CRSI.
RECOMMENDED FRACTICE FOR PLACING REINFORCING PARS  AND ACI-2[2.

DESION LOAPS PER CODE AS FALOWS -

TOTAL LOAD PER TABLE R20|5

SLAR /GARAGES IST FLOOR
50 PSF. 40 PSF.

AL OIS TO PE VIRGIN. ASSIMED SOIL BEARING CAPACITY : booo FPSE.

N e e e S e N T e S PP

=

7.

ATTIC
10 PSF.

ROOF
40 PSE.

IND FLOOR
20 PSFE.

A

ALL EROSION CONTROL MEASURES SHALL BE PUT INTQ PLACE PRIOR TO START OF ANY CONSTRUCTION
ACTNVITY TAKING PLACE.

CONTRACTCR SHALL BE RESPONSIRLE FUR COMPLIANCE WITH - AL SEDIMENT AND ERCBION CONTRAL. PRACTICES. THE
SEDMENT AND EROCSION CONTRAL. PRACTICES ARE TO BE INSTALLED PRICR TO ANY MAKR SO DISTURPANCES, AND
MAINTAINED UNTIL PERMANENT FROTECTION 1S ESTARLISHED.

TIMELY MANTENANCE OF SEDIMENT CONTROL. STRUCTIRES 15 THE RESPONSIPILITY OF THE CONTRACTCR. AL STRICTIRES
SHALL BE MANTANED IN 6P WCRKING (RUER AT AL TMES.  THE SEDIMENT LEVEL IN AL SEDIMENT TRAPS AL BE
ALY MNTORED AD SEPIMENT REMAVED PROMPTLY. WHEN MAXMM  LEVELS ARE REACHED (R AS ORDERED BY THE
ENGINEER - AL SEDIMENT CONTRAL STRICTIRES SHALL BE INSPECTED ON A REGUAR PASIS, AP AFTER EACH HEAVY RAN
TO INGLRE PROFER (FERATICN AS DESIGNED. AN INSFECTION SAHEDULE SHALL BE <ET FORTH FRICR TQ THE START OF
CONSTRUCTION.

THE LACATIONS AND THE INSTALLATION TMES oF THE SEDIMENT CAPTIRING STANDARDS SALL BE AS (RDERED BY THE
ENGINEER, AND IN ACCORDANCE WITH THE STANDARDS <ET FORTH BY THE MUNICIPALITY.

AL TOP2OIL NOT TO BE USED FOR FINAL GRADING SHALL BE REMOVED FROM THE SITE MVEDIATELY AND FLACED IN A
STADILIZED STOKPLE (R FILL AREA. AL TOPSOIL REQURED FCR FINAL GRAVING AND STCRED ON SITE SHALL BE LIMED,
FERTILIZED, TEMPCRARLY SEEDED AND LULCHED WITH 14 DAYS,

ANY DISTUREED AREAS THAT WILL BE LEFT BXPOSED MORE THAN 2| DAYS AP NIT SUBECT TO CONSTRUCTION TRATIC,
SHALL IMMEDIATELY RECEVE TEMPERARY SEEDING. MULcH SiAL BE USED IF THE SEASON PREVENTS THE ESTAELISHMENT OF
A TEMPCRARY ¢OVER DISTIREED AREAS SHALL BE LIMED AND FERTILIZED PRICR TO TEMPORARY SEEDING.

AL DISTIRBED AREAS WITHIN 500 FEET OF AN INARITED DVELLING SHALL BE WETTED AS NECESSARY TO PRVIDE DUsT
CONTRAL.

THE CONTRACTR SHALL KEEP ROADWAYS WITHIN THE PROECT AdEAR OF S0 AD DEPRIS AND 1S RESPONSIBLE FOR ANY
SIREET AEANNG NECESSARY DIRING THE CARSE F THE PROECT.

SEDMENT AND EROSION CONTRAL STRUCTIRES SHALL BE REMVED AND THE AREA STAPILIZED WHEN THE DRAINACE AREA HAS
BEEN PROFERLY STABILIZED BY FERMANENT MEASRES.

AL SEDIMENT AND EROSION CONTRAL MEASURES SHALL BE INSTALLED IN ACCORPANCE WITH AURRENT EDITION ¢FF
"WESTCHESTER CANTY PEST MANAGEMENT PRACTICES MANUAL FOR EROSION AND SEDIMENT  CONTRAL”.

AL CONBTRUCTION MBT cOMPLY WITH 205 STORMWATER MANAGEMENT  DESIGN MANUAL PUBLISHED BY
NYSDEC

A STABILIZED CONSTRUCTION ENTRANCE SHALL BE PROVIDED, EXISTING DRIVEWAY WILL ALSC BE USED
FOR CONSTRUCTION VEHICLE ACCESS.

SUPPORT NET
STALLATION NOTES: UPPORT NE

|
7.

2.

4.

5.

ALONG LOWER PERMETER OF THE SITE

POSITION THE POSTS AGAINST THE PACK
(POWNSTREAM) WALL ¢F THE TRENcH (NET SPE
ANAT FROM DIRECTION OF FLOW).

THE NETTING IS APPROXIMATELY 2 INCHES FROM
THE TRENCH POTTOM.

UNPISTUREED BOTTOM OF THE TRENCH, BACKFILL
THE TRENCH AND TAMP THE S0l STEEFER
S OPES REQURE AN INTERCEPT TRENCH.

EXCAVATE A 4 INCH x 4 INcH TRENCH POST—]

—FILTER FAERIC

— FLOW
/fPAGKFILL

UINRALL A SECTION AT A TIME AND

PRIVE THE POST INTO THE GROUND INTIL

LAY THE TCE-IN FLAP OF FABRIC ONTO THE
NATIVE S0IL

JON SECTIONS AS SHOWN APOVE. JOINING SECTIONS OF FENCING

TCE-IN METHD

* PoST 9L BE NO LESS THAN 9IX (p) FEET APART,
AN IRVEN TO A MNMM PETH ¢F 12 INHES

| | SILT FENCE DETAIL

IN

SCALE: NTS.

STAPILLIZE EN
WITI’? VEGETA

STALLATION NOTES:

|
2.
2,

4.

Y,

CPERATIONS SHALL BE DRY AND STARLE
2.
EACH PILE SHALL BE SURRCUNDED WITH EITHER

SLT FENCING OR STRAWBALES, THEN
STAPILIZED WITH VEGETATICN R COVERED.

AREA CHOSEN FOR STOCKPILING
MAXMIM SLOFE OF STOCKPILE SHALL BE
UPON COMPLETION OF 201 STOUKPILING,

VYV
PIWVVY WYWW py vy v v sy v v WY

SEE SPECIFICATIONS | /A% FOR

WINDOW SCHEDULE

TAG

MODEL #

ROUGH OPENING

UNIT

TYPE w H w

H EXTERIOR FINSH

INTERIOR FINISH

LIGHT SF | VENTSF QUANTITY

NOTES

A 244DH3040

DOUBLE-HUNG 3-0" 4-0"

2'-111/2"

3-1112" CLAD-WHITE

WOOD-PRIMED 8.06 4.74

8

TOTAL

[ 8 UNITS

WINDOW NOTES:

3.PROVIDE (2) 2x10 HEADER

AT ALL WINDOWS UNLESS NOTED OTHERWISE. SEE PLAN FOR SIZES

4.G.C. TO VERIFY ALL ROUGH FRAME & MASONRY OPENINGS PRIOR TO ORDERING WINDOW UNITS

1.WINDOWS TO BE ANDERSEN 200 SERIES OR EQUAL. PROVIDE EXTENSION JAMBS & INSECT SCREENS AS REQUIRED
2.ALL WINDOW HEADS TO MATCH EXISTING HEAD HEIGHTS UNLESS OTHERWISE NOTED

|(§§ ler
ARCHITECTURE P.C.

LIGHT & VENT CALCULATIONS

NOT REQUIRED — GARACE
STANDARD SYMPXL S CONST. PLAN LEGEND
TEM DESCRIPTION TEM PESCRIPTION

— DETAIL NO.
‘ - DRAWING N2

(ON WHIcH DETAIL
APPEARS)

/?(— DETAIL NoO.

; 71— REVISION NO.

2
— DPRAWING NO.

(ON WHicH DETALL
APPEARS)

INDICATES
ALIGNMENT

INDICATES EXISTING
DOOR /FRAME TO REMAN,

REFER TO DOOR SCHEDULE
DRAWING(S)

INDICATES NEW
DOCR /FRAME  AND

HARDWARE WITH 4"
TYPICAL BETWEEN DOOR &
ADJACENT PARTITION, REFER
TO DOOR SCHEPULE DWG(S)

EXISTING WALL TO REMAIN
WALL T¢ PE REMOVED

NEW WALL
INDICATES CENTERLINE

INPICATES LINE oF GYFSUM
POARD SOFFIT APOVE, SEE
REFLECTED CEILING FLANS

INPICATES BREAKLINE

Robert J. Keeler, R.A.
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FLAN

LEGEND

EXISTING WALL TO REMAIN.

UINLESS OTHERWISE NOTED ON FPLANS

GARAGE REPLACEMENT

& ADDITION FOR
GOTAY RESIDENCE

12 FRANCES DRIVE
MONTROSE, NY 10548

CONSTRUCTION & GENERAL

Drawings Title

Drawings and specifications as instruments of professional service are and shall remain the

property of Keeler Architecture P.C. Any reproduction or use in whole or in part without

the written authorization of Keeler Architecture P.C. is prohibited.
This document is intended solely for the construction of the project named herein and shall

not be used for any other construction without the written permission of Keeler

General Note
Architecture P.C.

6 6 1" 6 1" 1" 6 '
ﬁg&:{p Pﬁgﬁﬁ&) WIDER THAN 24" Oc. SHALL HAVE 2° X 4" WOP BLOCKING UNDER ALL PLYWOOP JOINT ? MLESERY STRUCTIRE. AREA CALLUATIONS § INSTALLATION (F SILTFENCE. NN, sLore CTRANBALES (R MIN. SLOFEN -
RVIDE DOUBLE JOISTS UNPER ALL PARTITIONS RUNNING PARALLEL WITH FLOOR SPANS AND AROUND ALL C C ) SILTFENCE — T T EXsTING WALL REMOVED
FLOOR OPENNGS.  DOUBLE RAFTERS & CEILING JOISTS AROUND ALL SKYLIGHT OPENINGS (IF APPLICABLE). ( §
¢ ACCESSORY STRUCTURE FLOOR AREA CALCULATIONS - PER 307 ATTACHMENT 3 NOTE 3 NEW MU FOUNDATION WALL
THERMAL & MOISTURE PROTELTION ( ST T ) L1501 STOKPILE DETAIL SEE WALL DETAL FCR ADDL INFO,
( .
. INSULATION — ALL EXTERIOR WALLS, CEILING, AND ROOFS, AS INDICATED ON WORKING DRAWINGS AND P SCALE: NTS.
L NGUATION - AL EXTERIOR WALLS, CELNG, AND ROCE CATED ORKING DRA FR § DWLLING LEVEL FLOOR AREA S.F. LOCATION OF WORK / COMMENTS ﬁ - R WAL CONBTRITON
2. EXTERIOR DOOR FRAMES, SADDLES AND WINDOW FRAVES AND WINDOW WALLS SHALL PE CAUKED WITH FIRST FLOOR 818 NO WORK g BXER] '
NON— BITUMINAUS, NON-STAINING "MONO” MANUFACTURED BY TREMCO OR EQUAL AND PACKED WITH ( SECOND FLOOR (1/2 STORY) 596 NO WORK 3 SPING (MATCH EXISTING) ON TYWEK
INSULATION AT EPEES T PREVENT DIRECT AR INFILTRATION. t BLDE WRAP, %" (DX ALYWD SEATHING
¢ = 1414 J DN 16 Wb 5105 @ ' 0c. w/
DOORS & WINDOWS g ATLOWABLE ACCESSORY S.F. 707 50% OF FLOOR AREA PER 307 ATTACHMENT 3 NOTE 3 f 2 wXbATT NELLATION & 54" @YV; D
/ T &
| AL DOORS AND WINDOWS SHALL BE SIZE, TYPE AND FIRE RATING INDICATED ON PLANS AND SCHEDULES. ( EXISTING ACCESORY STRUCTURE AREA(S) ] FINEH AT INTERIR. — TYP INES5
éilil" A%Zl;Ne;ég&% EENE%%%ARR?A%O{EAIXED&N%ST@ GLASS BY ANPERSEN WINPOWS & DOORS MFE. ( STRUCTURE FLOOR AREA S.F. LOCATION OF WORK / COMMENTS ) OTHERWISE NOTED ON ALANS
2. EXTERIOR DOORS SHALL HAVE INSLLATING CORES WITH AN ALLMINUM SADDLE OR _ EQUIVALENT INDICATED GARAGE 345 TO BE DEMOLISHED & RECONSTRUCTED )
ON FLANS. * ALL DOORS TO GARAGES AND MECHANICAL ROOMS SHALL BE EQUPFED WITH SELF—LOSNE SHED #1 220 NO WORK ] pmm NEW INTERICR WAL CONSTRUCTION: 2x4
HNEES. AL DOOR FIRE RATING SHALL BE AS INDICATED ON PLANS. ¢ N TDE) =5 O WORK f WOD STLD5 8 ' 0. w/ % OF B
¢ POOL (ABOVE GROUND) 176 NO WORK ) FINISH AT BOTH SIDES. — TYP UINLESS
(
FINISHES ; POOL DECK 219 NO WORK 3 OTHERWISE NOTED N FLANG
I CONCRETE 9LAD — CONCRETE FLOOR 9 APS SHALL PE CLEANED  ANP TREATED WITH SEALER T¢ HELFP [EXTSTING TOTAL ACCESSORY S.F. 1.020 EXISTING NONCONFORMING ) _ —— LINE OF NEW STRUCTURE APOVE
SLAP RESIST  APRASION, WEAR, IMPACT AND CRACKING AND CONCRETE PUST. SEALER TO PREVENT ( . )
2 EAEAI;E&L%H@I\ALEZ WA;E{_QW—QE{%EL%R%%O{’ éEN DTlséZA_TVIIEEI;I Tvfx?im WATERPROCFING AGENT UPON COMPLETION ? FROPOSDE ACCESORY STRUCTURE AREALS) 3
% FRAME WALLS — FRAME WALLS SHALL RECEIVE GYPSIM POARD PANELS (THILKNESS — INDICATED ON T o L L A OONARE LOICET 01 OL OO ) ) EMOKE/ CARBON MONOXIDE. DETECTCR
PLANS) WHICH SHALL RECEIVE 2 COATS OF PANT PROVIDNG A WASHABLE FINISHED SURFACE. g ( ) 462 TO BE DEMOLISHED & RECONSTRUCTED )
PATHROOMS SHALL  RECEIVE STANDARD GRADE GRYEBTAI_LINE CERAMIC TILE, OR PER OWNER'S ¢ SHED #1 220 EXISTING (NO WORK) ) CARPON MONOXIDE DETECTOR
i é POOL (ABOVE GROUND) 176 EXISTING (NO WORK) 4 SMOKE DETECTOR
¢ POOL DECK 219 EXISTING (NO WORK) g HEAT DETECTOR
( Fms-"- 1,137 |VARIANCE REQUIRED: 430 SF )
WINDOW, DOOR & HWARE NOTES ~ENGINEERED WooD STRUCTURE STICKER DETAL CLIMATIC 8. GEOGRAPHIC DESIGN CRITERIA — TARLE R20|2 (|)

A N U

8%@15@?%'5&@'%" WINPOW SIZES PRIOR TO ORPERING & INFORM ARCH IMMEPIATELY OF ANY

%L Wleglvl\\l/ EXTERIOR /INTERIOR FINISHt TO MATcH EXISTING WINDOWS. CONFIRM WITH OWNER PRIOR
AL HARDWARE & SCREENS T© PE PRICED & PRESENTED TQ OWNER FOR SELECTION.

ALL NEW POORS SHALL BE FINISHED FPER OWNERS REQMNTS.  ALL HARDWARE & RELATED MTL FINISH
ACCESSORIES SHALL BE SELECTED & CONFIRMED BY OWNER PRIOR TO ORDERING.

oc. SHALL PAY FOR ALL LOCK CYLINDERS AND KEYING, ACCORPING T¢ OWNER REQUREMENTS.

ALL DOORS SHALL PE INSTALLED 4 FROM ADJ. PARTITION TO CLEAR DAYLITE FOR LOCKEET /LEVER

UON

AL l>00R6 SHALL PE UNPERCUT. CONTRACTOR SHALL BE RESFONSIELE FOR DETERMINING THE THKNS
OF THE FLRING MATERIAL6 AND COORD. WITH THE EXIST. G_Aﬁ/FLOOR CONDITIONS T DETERMINE THE
TOTAL UNDERCUT REQUIRED TO ACHIEVE AN UNPERCUT OF 5/%

PROVIDE STRIKE PLATES @ EVERY JAMP & ARMOR FRONTS @ EVERY EDEE. ALL ACCESS. TO MATcH

SECTION 12455, SIoN R SYMPAL .

(A) WHEN TRUSS TYPE CONSTRUCTION, PRE-ENGINEERED
WOOP CONSTRUCTION, AND/OR TIMPER CONSTRUCTION 1S
UTILIZED IN THE CONSTRUCTION OF A NEW RESIPENTIAL
STRUCTURE OR IN AN ADDITION TO OR REHAPILLITATION OF
AN EXISTING RESIDENTIAL STRUCTURE, SUctt RESIPENTIAL

€——— 6" DIAMETER ——)

THE CONSTRUCTION
TYPE DESIGNATION

STRUCTURE SHALL BPE IDENTIFIED BY A SIoN OR SYMPOL
IN ACCORDANCE WITH THE PROVISIONS OF THIS PART.
(P) THE SIGN OR SYMPOL REQUIRED BY THIS PART
SHALL PY AFFIXED TO THE ELECTRIC BOX ATTACHED TO

THE EXTERIOR OF THE RESIPENTIAL STRUCTURE;
PROVIDED, HOWEVER, THAT:
() IF AFFIXNG THE SIGN OR SYMPOL TO THE ELECTRIC

POX WOULD OBSCURE ANY METER ON THE ELECTRIC BOX,
OR IF THE UTILITY PROVIPING ELECTRIC SERVICE TO THE
RESIPENTIAL STRUCTURE DOES NOT ALLOW THE SIEN OR
SYMPOL TO BE AFFIXED TO THE ELECTRIC POX, THE SIGN
OR SYMPAL SHALL PE AFFIXED T¢ THE EXTERIOR WALL
OF THE RESIPENTIAL STRUCTURE AT A POINT

IMMEDIATELY ADJACENT T¢@ THE ELECTRIC BOX; AND
(2) IF NO ELECTRIC POX 15 ATTACHED TO THE EXTERIOR
OF THE RESIDENTIAL STRUCTURE OR IF, IN THE OPINION

1/2"

STROKE OF THE AUTHORITY HAVING JURISPICTION, THE ELECTRIC
POX ATTACHED TO THE EXTERIOR ¢F THE PULDPING IS
NOT LOCATED IN A PLACE LIKELY TO PE SEEN BY
FIREFIGHTERS OR OTHER FIRST RESFONDERS
RESPONDPING TO A FIRE OR OTHER EMERGENCY AT THE
RESIPENTIAL STRUCTURE, THE SIEGN OR SYMPAL REQUIRED
pY THIS PART SHALL BE AFFIXED TO THE EXTERIOR OF
THE RESIDENTIAL STRUCTURE IN A LOCATION APPROVED
PY THE AUTHORITY HAVING JURISPICTION AS A LOCATION
LIKELY T@ PE SEEN PY FIREFIGHTERS OR OTHER FIRST
RESPONDERS RESPONDPING

TO A FIRE OR OTHER EMERGENCY AT THE RESIPENTIAL
STRUCTURE.

REFLECTIVE RED
PANTONE #187

REFLECTIVE WHITE

DESIGNATION FOR STRUCTURAL
COMPONENTS THAT ARE OF TRUSS
TYPE CONSTRUCTION

"R" | ROOF FRAMING

oo

INSULATION SHALL PE NOT LESS THAN THE R—-VALUE SPECIFIED IN THE TABLE.

THE FENESTRATION U-FACTOR COLUMN EXCLUPES SKYLIEHTS. THE stoc cOLUMN APPLIES TO ALL GLAZED FENESTRATION.

. Ao/ MEANS R—0 CONTINUOUS INSULATION ON THE INTERIOR OR EXTERIOR OF THE HOME OR R—[2 CAVITY INSULATION ON THE INTERIOR OF THE PASEMENT WALL.

“5/19 MEANS R—[5 CONTINUOUS INSULATION ON THE

INTERIOR OR EXTERIOR OF THE HOME OR R—9 CAVITY INSULATION AT THE INTERIOR OF THE PASEMENT WALL. ALTERNATIVELY, COMPLIANCE WITH —[5/19" SHALL PE R—[> CAVITY INSULATION ON THE INTERIOR OF THE

PASEMENT WALL PLUS R-5 CONTINUAUS INSULATION ON THE INTERIOR OR EXTERIOR OF THE HOME.

R=5 INSULATION SHALL BE PROVIDED UNPER THE FULL SLAD AREA OF A HEATED SLAB IN ADDITION TO THE REQUIRED 9LAD EDCE INSULATION R-VALLE FOR SLABS. AS INDICATED IN THE TABLE THE SLAB EDGE INSULATION

FOR HEATED SLAPS SHALL NOT PE REQUIRED TO EXTEND PELOW THE SLAP.
RESERVED.
RESERVED.

ALTERNATIVELY, INSULATION SUFFICIENT T¢@ FILL THE FRAMING CAVITY AND PROVIPING NOT LESS THAN AN R-VALLE &F R—[9.

THE FIRST VALUE 1S CAVITY INSULATION, THE SECOND VALUE 1S CONTINUAUS INSULATION. THEREFORE, AS AN EXAMPLE,

B45" MEANS R—[2 CAVITY INSULATION PLUS R—5 CONTINUAUS INSULATION. |

MASS WALLS SHALL PE IN ACCORPANCE WITH SECTION R40L15 THE SECOND R-VALUE APFLIES WHERE MORE THAN HALFE OF THE INSULATION IS ON THE INTERIOR OF THE MASS WALL

EROUND WIND DESIGN FINIC SBECT TO PDAVACE FROM WINTER (F SHAD  |ALOD
SNOW SPEED TOFO SPECIAL WIND-PORNE | DESIEN  IWEATHERING [FROST TERMITE  |PESIEN INPERLAYMENT | HAZARD
L OAD MPH FFECTS | WIND REGION | DEBRI ZONE | CATEGORY LINE TEMP REGURED
/1) TE
2 5 5 WAERA
0 5 NPH NO \E N C FVERE | 42 T FEAN S F YES NZ,
INSULATION & FENESTRATION REQUIREMENTS &Y COMFPONENT (V\/E6T&HE6TER)
FENESTRATION | <YLIEHT CFILING WOD FRAVE | MASS WAL AOR PASEMENT . (RANL SPACE
AMATE ZRE ) yrarr® | uraerer |TIRAN D RVALE WAL RVALE | RVALET | RVALE WAL RvALE | N lwal RvalE |[ZEZ | 220w 2
h 0P—4—14 | FILING <ET
4A &62 &66 &467 49 267 0R |6+6 5/|5 |@ |&/|5 |&, Zf J[ |ﬁ/|5 Date Description
a. R—VALUES ARE MINIMUMS. UFACTORS AND SHEC ARE MAXIMUMS. WHERE INSULATION 1S INSTALLED IN A CAVITY THAT 1S LESS THAN THE LAPEL OR DESIGN THICKNESS OF THE INSULATION, THE INSTALLED R—-VALUE OF THE S::ﬁ By: ;l\l\.SKf\lOTED
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EXISTING

FLAN LEGEND

V4

v$\, TOP OF RDEE

-

24'%12" CONTINUOS ———~|
CONC. FOOTING w/ (2) I
# REPAR POTHWAYS |
AT BOTTOM. (BOTTOM |
OF FTo @ %—4" MIN |
PELOW GRAPE) |

I

AL SR

X XX

10" CMU. FOUNPATION ———— 800

WALL w/ GALV TRUSS |
WIRE REINFORCING @
EVERY OTHER COURSE.

LINE OF 4" ¢MU. -
FOUNDATION WALL (APOVE *
SAP) w/ GALV TRUSS
WIRE REINFORCING @7 °

EVERY OTHER CAURSE.
SEE WALL DETAIL.

)
4.

Lo s

oA

54/_0'/

7%,

AN

S8R

PROPOSED GARAGE FOUNPATION
(RECONSTRUCTED)

UNEXCAVATED
5" CONCRETE SLAB w/ 6x6 1%, WWM. ON VAPOR
PARRIER (6 MIL MIN), 6" GRAVEL PASE COMPACTED IN
4" LAYERS MAX (©¢. TO PROVIDE & INSTALL EXPANSION
JOINT AT CONC. SLAP PERIMETER)
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REINFORCE WALL FILL EXET. oMU oL

W/ CONG — |6 WIDE SECTION — TYP.
FIEA. & EXSTING FANATION WAL)

NEW MU FOUNDATION WALL
SEE WALL DETAL FOR ADDL INFO.

NEW EXTERICR WAL CONSTRILTION: SDNG (A5 FER

ONNER) ON TWEK BLDG WRAP, %" cDX ALYWD
SGEATHNG N 1x6 WD STUS @ 6° O¢. w/ R

PATT INALLATION & %" ©YP BD FINSH AT INTER(R —

TP INESS JHRME NP N ALANG
LINE oF NEW STRUCTURE ABOVE
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RIGHT SIPE ELEVATION

SCALE: | /4=

(
( )
§ EXISTING : =) NEW CONTINUES
( 3%\1 T , 10 RR. @ 16 OC. i RIDEE VENT (TYP)
¢ r ) N NEW INSUATED OVERHEAD r— — 2
; 3 ! GARAGE DOCR —_| 4
‘ S J STRUTIRAL RDEE BEAV,
( $“ S § ASEs) \\I EAMSFR AL IO |
( — N 1 ) HlPs -TYP Ly
é é HARDI POARD SIDING | | PROFPOSED GARAGE
%' TYFE X FRE RATED NEW HOME GYM
iy ] _ &P D FINEH AT l l E i 6TE TY ;
_(| ] 3 g \) OARAEE. INTERICR. —TYP RECONSTRUCTED
(T ) r )
(= ) ¢ ? 3 :
? N J A\ § ; HARDI BORRD SDNG 5 ! | L 3
( = ) ¢
3 ﬁ § 3 //LE;\)—_ £ BN BRIE (O A 15 )
WAL CONSTRICTION. (BTERCR TO ( 4 e : ] ( Frep vy MN) ] /
R e R 5 | ST ¢ AR ﬁ
e R 7
ALYWD SEATHNE, 2x6 WD STLDS N OIRAGE LMD ' ;
@5’ oc. w/ R4 BATT INﬁJ.Aﬂ&f;I“P’c 3 AL D LoeH] | i q ) ( NEW CMU FANDATION WAL :I 5 e T
AD RATED 2’ TYP X 6YP ED FIN T ¢ w/ GV TRUSS WIRE f = || PR L =
AT NTERGR - TP Il N Ol MIROR DAL N ( RNTRANo 0 BERY TR i R Gz I %
S g [aN Sy MONT N (A A A ¢ CARSE IF DETALS - o« = =] I
@ I N “; TRED ‘ N OvERED N | S é ) F 7 F Tg WXL CONT. CONC. FOOTING 'ﬂ. it = s 3 ITﬁl'_” ves = H_II-‘
FNHI>< ¢ — — ‘ IA £ BUSTING NUATED EARAEE DOR ) S FOOTING AS REGURED LT T | s ™
RIS I R e pre || GREEPOR g g | ¢ T0EE NTALED W TR A ) (12 MAC MIN 54" BRLOW ___J )
NS g L ©) St ' ( GRAE DIR WEATTER STRFANG - ( FINSHED GRAE J
¢ %4 [ chmeNeg | Rl w20 B ( REQL B S
nHy @ RO ST M —_ 2L 5= Al g @ﬁe&wvww»wi« 5 | FRONT ELEVATION o | REAR ELEVATION PULDING SECTION
(0 ) 0 PROPOSED 7777T7W W ™
¢ 2 B o Ak / e El SCALE: | /4"=] SCALE: | /4= SCALE: | /4=
~ REP o <
A o RN === / u‘j\é EUSTING ———————— ————— ——————————
- - 3 A\ = —— — e —— — — —— —— — — —— — — - ——— —
FRIAC 1) 6—T0RA6E; i Iat;" ) \% EXISTING PRIVEWAY >v$ ) 5 =—— == == ——— = = — =— = —— = = ——
\ Faas D [ TN \ T (T0_REMAIN) R —— s =
LS . — P — AL © —— — ————— — — —— — — ——— — — — —
| —- e % TOP ALATE —
B i) 2xjo H @) 2xj0 HIR B
b N NEW A WAL EVAPERATION INIT APVE
S Qb - ORGEMERNEFRADAND,
: " ¢ \
< — - F—— BN NALATED ENTRY DUR. 46 FER OMNR - TYP ) i
F —— 344434 CONGRETE LADIG PAD — TP, ) =
7;6/_0// %’5’_@" A (\/\_/v\_/\_/\/\./\/\_/\—f\_/»\/\«\/\./\/\/\/\«\/\/\_/\/\,/ ‘ﬁ
& 5 JAN 3
N NEW (LH WAL MANTED CODENSING NIT AT N
GARAéE &0 NgTRU&T | 0 N SDE VARD. SFE MEP FLANG FOR ADOL. INFO) \iU%/
SCALE: | /4"= -y R S
o o e = == NI I [ [ =S T = = = =R
e T Tl T
PEARING POST & HEADER BELOW, SEE PLANS, Sl
/ 'X2" CONT. CONC. FOOTING STEP FOOTING AS TL ]
REQURED |2 MAX. MIN Z—" BELOW FINISHED ERADE
¢
2 LEFT 2lDE ELEVATION
N Qg i 20 YEAR ARCHITECTURAL COMPOSITION
S o ROOF SHINGLES (AS SELECTED MY OWNER) : n_yp
| OARACE vl = 2= ON 154 BLDG PAPER, %’ (DX PLYWOOD SCALE: |/47=
RooF S § [ MIN. SHEATHING ON 2xl0 ROOF RAFTERS
Nk @ 16" Oc. AP BLOCKING @ MID SPAN

NEW/LVL RIPGE PEAM

/ =

(3) |-3/4"x20" LOE LVL PEAM

PROVIDE ICE PROTECTION PARRIER OF 7+ AYERS OF
SELF-ADHERING POLYMER MODIFIED BITUMEN SHEET
(TYP) ICE SHELD SHALL EXTEND P THE SLOPE OF
THE ROOF TO A DISTANCE MEASIRING 24" INSIDE
THE ENVELOPE OF THE BULDING MEASURED FROM
THE EXTERIOR WALL HORIZONTALLY. ADDITIONALLY

1 X

IXIJ RO RAFTERS
@ s oc PRVDE 7/

R45 INAL & PATFLE

PROVIDE 1-LAYERS ICE-SHIELD AT ALL ROOF
SIRFACE 4/12 (R LESS.

GARAGE ROOF CONSTRUCTION PLAN

SCALE: |/4"=|

OENERAL RO NOTES:

ROCE NOTES:

| PROVIDE MIN. 8" "WEATHER-WATCH" SELF-APHERING ICE-SHIELD BY GAF
CORP, (R APPROVED EQUVALENT AT VALLEYS (MIN. 12" RETURN). RETURN
ICE-SHIELD MIN. [2° ON ALL VERTICAL WALLS (TYP)

2 AL ¢cAUMNS (R SOLIP FRAMING SHALL EXTEND POWN THRU ALL LEVELS
AND TERMINATE AT FOUNPATION DESIENED TO (ARRY LOAD. AL CEILING
JOISTS AND RAFTER BRACING T BEAR ON LOAD PEARING WALLS DESIGNED
][g gﬁE\Yf tg% THRU ALL LEVELS AND TERMINATE AT FOUNPATION DESIGNED

2. PROVDE COUAR TIES AT LOWER |/2 OF VERTICAL DISTANCE BETWEEN
RIDGE BEAM AND CEILING J0ISTS.

4 HP, VALEY RAFTERS, AND RDGE BEAVS SHALL BE ONE "2x” SIZE
LARGER THAN RAFTERS (R AS OTHERWISE INDICATED ON PLANS.

5 WAL AND ROCE SHEATHING ROCF SHEATHING SHALL PE 5/&" cDX
PII:IYWO%% ,l/Ué)N., FOR A MAXMM SPAN OF 24" 6APS B/W PLYWD PANELS
SHALL

6. SO SANN ROOF FRAMING SIZE AND SPACING SHALL BE AS FER FLAN.
AL WO SHALL BE DOUGLAS FIR, COMMON ERADE MIX. RIDGE/ LEDEER
POARD SHALL PE 2" THICK AND DEPTH SHALL BE NOT LESS THAN AUT END
OF RATTER. A ID BLOCKING SHALL BE PROVIDE AT MID SPAN BUT SHALL
NOT PISRFT AR FLOW

ZW[?E)WDE METAL CONT. FLASHING AT ALL ROOF/WALL  INTERSECTIONS

2. NSTALL NEW ALLMNM GUTTERS AND. LEADER AT AL ROF EDGES.
%I\IJ[T)TEEN%OFILE TO BE SELECTED PY OWNER SOLDER AL GUTTER SEAMS

9. PRVIE DABLE 1x& STRONGPACK AT MID SPAN FOR CELING
JOISTS /COLLAR TIES WITH SPAN GREATER THAN -0

ROFE NOTE:

©cC. TO MAINTAIN STRUCTURAL INTEGRITY
oF EXISTING ROF & SEQUENCE WORK AS
REQUIRED TO MAINTAIN SAME.

PO NOT |LOAD ROF WITH SHINGLES
PRIOR TO cOMPLETION oF ALL FRAMING.

FLASHING NOTE:
Gc. TO PROVIDE & INSTALL MIN. [2" FLASHING
@ RoCF & EXTERIOR WALL CONNECTIONS

GUTTER NOTE:
PROVIDE STANDARD OGEE SEAMLESS ALM GUTTERS
& LEADERS. CONNECT TO RAIN GARDEN, TYPICAL
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ELECTRICAL LEGEND

TYP. MOUNTING HEIGHTS DETAIL

MECHANICAL LEGEND

CONPENSER  SFECIFICATIONS
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WALL SECTION & DETALS
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I DR DRAN VALVE ‘ euscs s et
$3 S e (A e ey s FAl FRESH AR INET @ meme mer | e 2 RECE LS
Rated Capacity Cooling/Heating BTU/n[818,000/22,000 22,000/24,000 35,200/36,400 45,000/48,000
$ AN ) él/.L EAQ EXHAUQT AR 0U|’|_ET Clg. Operating Range °F(C) 14t00115 *j4to°115 :]4100115 j4to°115
EE POLE ShiTer - QW PAE BECTRI REEFTACE AHU AR HANDLING INIT b * (ELNG SPRLY DFREER | s rmemsnns e e Bwrel e | Swrs)
@ @ PENENT LIGHT FIXTURE WP WATER FROOF HXT[RE/ OUTLET FA6 FRE:“ AR . - @] et F@Jvlvtzge(/;é%/e?geﬁ;gh‘;v:;72015%%23)/1 2018'-7;:3%};:3/1 20%%(3);28/1 2&-2%%28/1
Current: Total Max. (A) y B K d
Q CELING SURFACE MONTED CF - GRAND FALT INTERRUPTER 6? QUTSIPE AR SENSIR o G 01 l A S
|_|6ﬁT F|XT[RE DC DED'&ATED OlRCUlT 7THERM06‘|’A‘|’ ANP Va_I.ME DAMPER Ri RETURN eR"_LE Sound Pressu;a[.e;v;ygi ;|i(,3;?;t(iglpropi|§rx1 7rope5I!1erx1 Propesl:lserx1 Propgl‘!;erﬂ
Ty WAL NONTED LEFT FITLRE SR SWITCHED RECEPTACLE Y@WE'LL Pive 147 CELING DIFFUSER S°“"g,:fzzi7“,;zLtzV:;tEe;z‘:::gf,‘i::;Feej%g) 1?33?) ;gg’?;g; ;gfgg;
MONTED @ NDICATED HEIGHT. db CELING MANTED JINCTION. B DOR HANLE U AR CHAMBER [T rLexeie puer conecTion o Lo ol 200 Mmea . men moes
in. Len, ac m) 16 (5) 16 (5) 16 (5) 16 (5)
@ RECFSSED (ELING LIGHT FIXTLRE T WAL NONTED JNCTIN \ B —F —f~1—— STRANRR @ INVICATES ROUND TUCTWORK ﬁf"u“&g“’““:”:mjl 4 (15) I 05 w0 48
W/ VANITY LietT [N LIGHT %FP AND / (R PIPE DIAMETER g‘:@ggeln:zg‘bz‘gesm 33(10)  33(10) 33 (10) 33 (10)
f)A&KFLO\N PREVENTER Connection Method Flare _ Flare _ Flare _ Flare
@ God] Gt SRnicE Lot CELING SLRFACE NOUNTED SITCHES | EE:' RADIUS ELBOW (RAND) om Py vomotr | e 152 [ERTARS T Lo vaxe T Lo aes
LIEtT FXTURE W/ EXHAUST FAN | X WIS FLEXLE PPN6 COMECTR |~ Notwegh s 4 119058 124068 1o oe) 208089
UOL UNDER OAblNET Ll@HTlN@ REGE%ED Ll@ﬁ_r Fl R N THERM O'\AETER - A&60U5T|(/AL DUOT LlNER Dimensions: Height /nch™ 277-%16 277-(%16 32;31(;16 399—3/816
FROPAE TANC (FLING RFACE MANTED O 0| w/ prmst N ¥ ] LY T TIRNING waneel wrie Wagie s T s
(RELZATED) CARBON MONOYIE (10 WRED) o T [l D FRE DAVPER /PO = == @
OE“_lN@ a.RFAOE MMTED THERMOGTAT wTR AL 1] :ﬁ RETURN WGT TLRN|N6 . eezzllofoArallo c?r:li(r):‘lionswilhinﬁ: S::mectable ca'::tjimr\an e.
T aq . SMOKE DETECTCR (HARD WIRED) v RECEPT, | | @ ROOM THERMOSTAT L] P /DOWN J—I" p o
- Ui CELING SIRFACE MOLINTED EXTERIR RLOGP LieriT . —————— CONTROL WRNe e REL 0L SFRLY LNE | EVAPORATOR INIT SCHEDULE W/ HEAT PUMP
HEAT DETECTOR (HARD WIRED) M. MOTION SENSOR NOTE: ALL DIMENSIONS TO CENTER LINE ——— FEL-0L FLTER ‘
— ¢ — CONDENSATE DRAN ASU7RLF1  ASUSRLF1  ASU12RLF1  ASU18RLF
(D OHQ&ULA'HN@ PLMP Heat Pump Heat Pump Heat Pump Heat Pump
Nominal Cooling BTU/h 7,000 9,000 12,000 18,000
EI_E&TR|&AL mgﬂQUO'ﬂa\] N&TE6 /—\ 6ENERAL ELEOTR'GAL NOTEe ,\/E&HA]\“ CAL WW'H N N&TE6 olgl;:/'s:l,;uzan"cr;?;?s/: 233?2;;2?60/)1 2081-(2)‘320.;/20/)1 2081-2:’35(;:/20/)1 Izog.gf(:i/goq
‘@ Air Cire. M. () Hi (18330 (580) g 359 (600) iy 388 (50) iy 342 (o20)
_ Clg 294 (500) Clg 306 (520) Clg 330 (560) Clg 436 (740)
ITEM PESCRIPTION e | % E#E.Ea@% évE% ?:10% %HQEAH_;N p@r%sﬁrﬂm%a%ﬂ@w% ITEM PESCRIPTION s B I e
6 ; & OW  Htg 253 (430) Hitg 253 (430) Htg 277 (470) Htg 365 (620)
M —[— 6 M @ AS PER SECTION Nilo4l (R4o4. |) LIGHTING EQUIPMENT (MANDATORY) NOT IN &%OYRMQILYWV]\GHSNHFE?E DEE@?&%EQMENTQ WHETHER (R NOT SUch WORK 1S @ E‘Sﬁgﬁ% g;gﬁ;uéwé\ll__# I(EO\[/QAPORAT;(‘)R w/ HEQJ PUv1P) L o e EEEN
55 THAN 90 PERCENT ¢F TH ANENTLY INSTALLED LIGHTING SFEC . : EQUAL & ATPROVED BY ONNER
E& H/A\N |0/A\|_ & EI_E& R'O/A\I_ D |/A\ RA S 5,12& CONTAN ONLY Eﬁlgﬁfymf}j&jmm 2. FIRNISHINGS AND INSTALLING FEEDERS, PANEL BOARDS, BRANCH CRCUT PTU/h:  SEE SCHEDULES o a2 s i
' WIRING, WAL SWITCHES, RECEFTACLES, QUTLET BOXES, FLATES, CONITS, PROPOSED MINI-SPLIT CONDENSER INIT TO BE WALL MOUNTED iR
] “— ) WlRE A6 REQU'RED . — Clﬁ::z: 21/22 21/22 21/22
SCALE: 2/4"=| @ E¢. TO PRNDE DEDICATED CRCUT AS BY PROPOSED EVAPRATR, & | 2. FURNISHING AND INSTALLING LIGHT FIXTURES AS SHOWN AND INSTALLING LIEHT @ FUJTSU MOPEL: ACUIBRLXFZ (R EQUAL & APFRAVED BY OWMNER) aco 4y Coaing 043 015 019
CONDENSING (NI — TYPICAL &EE S F(R PONER REQUREMENTS. Hx]TUREs 6PEo|F|ED{,?J0 o SELECTED PEY 0%NERWE L ) BTU/h:  Booo-11000 Power Use ot Cly 16, e =1
4 MATERIAL AND EQUPMENT SHALL COMPLY Wi 12 REN i
EL. TO FROWE NEW 100 AP ELECTRICAL PAEL SUp PANEL %P 46 FER AT OF N AT ELECTRA. 000 HIE AR MECHANICAL CONTRACTOR TO PROVDE SPECIFCATION SHEETS OF | rovspusctst soie s soe |
@ LA 152 10 VERIFYPE_EGTRI&A_ Lo REQURED WITH RERD "SPARE" SPACE 5 PROVDE INDIVIDUAL BRANCH CIRCUT FOR ANY FIXED APPLIANCES OR @ AL "OWNER" APPROVED EQUPMENT TO ARCHITECT FOR A Dicton zona! S Manua vanual
5& YEAR AR&H”_E&TURAL OWP%F“ON ROOF 5H|N@LE5 (A5 SELEOTED PRlaQ 0 |N6TA_|_"\6 A]\EL é EQUFMEAN&]LERATED ’_?_2 '\lANO;_E THAN "\lfal—ivx\_l/_% ?5 6ARA6E5 AND AU_ EXTER|0R APPROVAL AND 6UW|66|0N TO PO& (A6 REQU'RED) Primary Air Filter Washable Washable Washable I Washable
5 2 X P 0 =) @ g ) f lon Deodorizing Filter Disposable Disposable Disposable Disposable
WY TRNER) ON 158 PG PATER, B oK FLINOD (HEATIING O ALECTRCA CONTRACTCR (EC) TO PROVDE AD INSTAL AL BLECTRCA. R e A o T NELAANEAL CONTRACTOR T0 VERIFY AL NI BTU ol 8 B
2 RALHHN WRIN, POES/PAFLS, REETIAES & FILRES CORDNATE THRD | 1 EY(EPT FUR WHERE OTHERWISE SHUNN ON DRANINGS. THE MOINTING HEIGHT e s S Fore For For
PARTY INSFECTION. & AL AS T FARTH IN THE 7010 RESPENTIAL ) % THEORFLUOEREOR Vr\t/ElR_ngg\/lT&HES QHAI_LPRAﬁEl 45//’ ANPEW A%IL\I NG fiEl REQUREMENTS AND NOTIFY ARCHITECT IF DIFFERENT FROM Conn. Pipe Diameter inch  suc J8dis 1/4  suc3/Bdis 1/4  suc 38 dis 14 Isuc 112 dis 1/4
PROVIDE ICE PROTECTION PARRIER OF 1-LAYERS OF SELF-ADHERING POLYMER ﬁ%&m@ (OF %D % Y%WﬂE 8 NFPA 70, NATIONAL ELECTRICAL CODE R EPTALES Sl BE 1 SPECIFICATIONS NOTED ON THESE PLANS. etnenes o 005 BENEEERN w60 JESER
MODIFIED BITWEN SHEET (TYP) ICE SHIELD SHALL EXTEND P THE SLOPE OF THE (), CLRREN - & THE ELECTRICAL CONTRACTCR SHALL COORDINATE HIS WORK WITH WORK ¢F T R R
EA% A FgIOSJATNﬁE &?&wewﬁ H%"z)gm ﬂ;ﬁ EN\/ELOPE OF THE BULDNG v i QMATER N@m ?WDE Ié&ER %&m@%@ r? o'k‘ém WRE% OFTRADEOTﬁEélgD HAVE HiS WORK SCHEDULED 50 AS NOT TO DELAY THE WORK ( : ) pabporant— RTOA i o
' AN 4~ L NG K1) A5 , MANTAC FCATIONS, 2000 A | 9 THE ELECTRICAL CONTRACTOR SHALL PE RESPONSIBLE FOR INSPECTION AND CONDENSER SCHEDULE
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ZONING BOARD OF APPEALS FACT SHEET

ZBA Member Assigned:  Piccolo-Hill CASE NO.: 2025-5

Name of Applicant: 77 Montrose Station, LLC
Owner: Same

Address of property: 77 Montrose Station Rd.
Section, Block, Lot: 44.17-1-11

Prior ZBA Case No.: N/A

Zone: R-80
Lot Size: Approximately 8.1 acres
Request: Detached Building Height. 7.0” allowed from eaveline (top of wall) to the roof

ridge, 12°-8” proposed requiring a variance for 5°-8”.
Accessory Structure not permitted in the Front Yard.

Staff Comments: The Code Enforcement office received a building permit application on
September 27, 2024 for a residential remodel/alteration at the subject property for the
construction of a proposed garage. The Code Office denied the request on February 25,
2025. The garage is proposed to have a building height of 12.8 feet from the eaveline to the
roof ridge, and only 7 ft. is permitted. ~According to the applicant the increase in height is a
better architectural treatment for the garage and is in keeping with the architectural character
of the newly renovated house on the subject lot.

In addition, the foundation for the proposed garage has already been partially constructed.
Based on the survey location of the existing foundation the garage will be located in the
defined front yard to Montrose Station Rd. The existing house is located 583.94 ft. from
Montrose Station Road and the garage is proposed to be located 551.94 ft.

Variance(s) Requested: Detached Building Height. 7.0” allowed from eaveline (top of
wall) to the roof ridge, 12°-8” proposed requiring a variance for
5°-8”.

Accessory Structure not permitted in the Front Yard.

REQUIRED PROPOSED VARIANCE Y%

Detached building height 7 ft. 12.8 ft. 5.8 ft. 83%

Accessory structure in the Front Yard NA NA NA

SEQR: TYPE II — No further compliance required



TOWN OF CORTLANDT

DEPARTMENT OF TECHNICAL SERVICES
CODE ENFORCEMENT DIVISION

Michael Preziosi, P.E. Town Supervisor
Director - D.O.T.S Town Hall, 1 Heady Street Richard H. Becker
Martin G. Rogers, P.E. Cortlandt Manor, NY 10567 Town Board
Director of Code Main #: 914-734-1010 .

Enforcement/D.O.T.S. Fax # 914-293-0991 James F. Creighton

. ax #. . ) CristinJacoby

. Holly. Haight Robert E. Mayes

Assistant Director of Code Joyce C. White

Enforcement /D.O.T.S.

Mark Giordano
1340 Baptist Church Road
Yorktown Heights, NY 10598

February 25, 2025

Re: Proposed Garage
77 Montrose Station Road
Tax ID 44.17-1-11

Mr. Giordano:

| am in receipt of your proposed amendment for Building Permit A-24-749 issued September 27,
2024 for Residential Remodel/Alteration at the above referenced premises.

I must deny this request under the following chapter of the Town of Cortlandt Zoning Code: 307-
17 Table of Dimensional Regulations Accessory Residential Structures;

Detached Building Height. Request for a variance from the Code is required. 7.0’ allowed from
eaveline (top of wall) to the roof ridge, 12’-8” proposed requiring a variance for 5’-8”.

Accessory Structures are not permitted in the Front Yard. Section 307-17, 307 Attachment 3,
Table of Dimensional Regulations, Residential Districts.

The Zoning Board of Appeals application shall be completed online. If the application is deemed
complete additional instructions will follow and then the project will then be placed on the agenda
for the next availible Zoning Board of Appeals meeting.

Additional information may be required upon subsequent reviews. Technical comments for the
submission may be issued separately. If you have any questions or comments please feel free
to contact me by email or at 914-734-1010.

Sincerely,

Mk & Wiowe

Martin G. Rogers, P.E.

Director of Code Enforcement
Department of Technical Services
Cc: Chris Kehoe, Town Planner
2025-2-25 77 Montrose Station Road ZBA Denial Ltr.Docx
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10.

11.

12.

13.

14.

16.

DISTURBANCE OF ROCK OUTCROPS SHALL BE BY MEANS OF EXPLOSIVE ONLY IF LABOR AND MACHINES ARE NOT EFFECTIVE
AND ONLY IF ROCK BLASTING IS CONDUCTED IN ACCORDANCE WITH ALL APPLICABLE REGULATIONS OF THE TOWN OF

CORTLANDT AND THE STATE OF NEW YORK.
ALL OF THE INFORMATION ON THE PROPOSED HOUSE PLANS IS CONSISTENT WITH THIS SITE DEVELOPMENT PLAN.

THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS IF BLASTING IS REQUIRED.

PRIOR TO ANY EXCAVATION, THE OWNER AND/OR CONTRACTOR SHALL CALL THE UNDERGROUND LINE LOCATION SERVICE
(CODE 811/FKA CODE 753). FOR MORE INFORMATION, VISIT "DIG SAFELY NEW YORK" AT WWW.DIGSAFELYNEWYORK.COM.

ALL TREES TO BE REMOVED SHALL BE TAGGED BY THE APPLICANT AND INSPECTED BY THE TOWN OF CORTLANDT PRIOR TO
CUTTING AND A BUILDING PERMIT BEING ISSUED.

ALL PROPOSED OR DISTURBED SLOPES 1V:3H OR GREATER SHALL BE STABILIZED BY AN EROSION CONTROL BLANKET. (SEE
PLAN FOR MANUFACTURER AND TYPE WHERE APPLICABLE).

CONSTRUCTION BEYOND THE FOUNDATION MAY NOT CONTINUE UNTIL AN "AS-BUILT" FOUNDATION SURVEY WHICH INDICATES
THE FOUNDATION DIMENSIONS AND THE ELEVATION OF THE TOP OF FOUNDATION IS SUBMITTED AND APPROVED BY THE

TOWN OF CORTLANDT.

NO BUILDING PERMIT FOR THE PARCEL WILL BE ISSUED UNTIL SUCH TIME THERE IS MUNICIPAL WATER AND SEWER SERVICE
AVAILABLE OR A WELL AND SEPTIC PERMIT HAVE BEEN APPROVED FOR THE PARCEL.

THE ROOF LEADERS AND FOOTING DRAINS SHALL BE SEPARATE PIPES.

THERE SHALL BE A MINIMUM 10" SEPARATION BETWEEEN THE WATER SERVICE AND THE SEWER SERVICE.

NO

TESTED AND A CERTIFICATION LETTER PROVIDED TO THE TOWN AND ACCEPTED PRIOR TO PLACING THE MATERIAL.

FILL TO BE IMPORTED TO THE SITE SHALL MEET THE NYSDEC STANDARDS OF UNRESTRICTED FILL AND BE DEEMED SUITABLE
FOR RESIDENTIAL USE.

ANY EXCESS MATERIAL REMOVED FROM THE SITE SHALL BE DISPOSED OF OFF SITE IN A LAWFUL MANNER.

ALL UTILTIES SHALL BE INSTALLED UNDERGROUND. ELECTRIC & GAS AND OTHER COMMUNICATIONS SHALL BE PER THE
REQUIREMENTS OF THE INDIVIDUAL UTILITY COMPANY.

PRIOR TO THE BACKFILLING OF ANY STORM WATER BEST MANAGEMENT PRACTICE, TOWN PLANNING BOARD ENGINEER SHALL
BE NOTIFIED TO PERFORM AN INSPECTION.

ALL REQUIRED FIELD CHANGES SHALL BE REVIEWED AND ACCEPTED BY THE TOWN OF CORTLANDT AND SHOWN ON THE
AS-BUILT SURVEY AND/OR AMENDED SITE PLAN AT THE COMPLETION OF CONSTRUCTION.

THE APPLICANT IS AWARE THAT THE ENTIRE SITE MUST BE 100% STABILIZED PRIOR TO THE ISSUANCE OF A CERTIFICATE OF
OCCUPANCY. DISTURBED AREAS SHALL BE RESTORED AND STABILIZED APPROPRIATELY AND IN A TIMELY MANNER. THE
APPLICANT SHALL SUBMIT A NOTICE OF TERMINATION FOR THE SPDES GENERAL PERMIT, IF APPLICABLE.

PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY, THE ENGINEER/ARCHITECT SHALL SUBMIT A CERTIFICATION
ADDRESSED TO "THE TOWN OF CORTLANDT PLANNING BOARD ENGINEER" STATING THAT THE COMPLETED SITE WORK AND
DRAINAGE IMPROVEMENTS WILL NOT CAUSE AN ADVERSE IMPACT ON ADJOINING OR DOWNSTREAM PROPERTIES AND HAVE
BEEN COMPLETED IN ACCORDANCE WITH THE APPROVED PLANS ON FILE WITH THE TOWN.

PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY/COMPLIANCE, AN AS-BUILT DETAIL OF ALL RETAINING WALLS SHALL BE
SUBMITTED ALONG WITH CERTIFICATION BY THE DESIGN PROFESSIONAL THAT ALL FACTORS OF SAFETY HAVE BEEN IN ACCORDANCE

WITH THE APPROVED PLANS ON FILE WITH THE TOWN.

PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY AN "AS-BUILT" SURVEY PREPARED BY A LICENSED
PROFESSIONAL LAND SURVEYOR OF THE PROPERTY SHALL BE SUBMITTED TO THE DEPARTMENT OF TECHNICAL SERVICES

AND THE TOWN PLANNING BOARD ENGINEER FOR REVIEW.

WHEN NECESSARY, PERMITTEE IS TO ESTABLISH A WORK ZONE, SUPPLY AND MAINTAIN APPROPRIATE SIGNS, CONES, LIGHTS
& FLAG PEOPLE IN ACCORDANCE WITH SECTION 104 OF THE HIGHWAY LAW.

ROAD CLOSURES ARE NOT ALLOWED.
STONE CURBS ARE THE OWNER'S RESPONSIBILITY TO MAINTAIN.

OVERNIGHT EXCAVATIONS WILL NOT BE PERMITTED.

SIGNS, MASONRY, CONCRETE, STONE WALLS, FENCES, BUSH, PLANTINGS AND/OR TREES ARE NOT ALLOWED WITHIN THE
RIGHT-OF-WAY. MASONRY/STEEL MAILBOX STRUCTURES WILL NOT BE PERMITTED. WOODEN MAILBOX POSTS ARE
RECOMMENDED. A STANDARD U.S. MAILBOX SHALL BE UTILIZED.

THE APPLICANT SHALL BE REQUIRED TO FILL OUT AND SUBMIT AN APPLICATION FOR A BUILDING PERMIT WITH FEE.

THE APPLICANT SHALL CONTACT THE TOWN OF CORTLANDT DEPARTMENT OF ENVIRONMENTAL SERVICES, HIGHWAY DIVISION
AT 914-737-0047 AS TO THE INFORMATION REQUIRED TO ACQUIRE A UTILITY PERMIT FOR WORK WITHIN THE TOWN RIGHT OF

WAY.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFYING THE TOWN OF CORTLANDT WATER DEPARTMENT BUSINESS
OFFICE, ENGINEERING DIVISION AND DIVISION OF CODE ENFORCEMENT A MINIMUM OF 24 HOURS PRIOR TO REQUESTING A

CONSTRUCTION INSPECTION.

ROUGH GRADING FOR THE DRIVEWAY MUST BE COMPLETED AND BEFORE WORK CAN CONTINUE, AN "AS-BUILT" SURVEY WHICH
SHOWS SPOT ELEVATIONS MUST BE APPROVED BY TOWN PLANNING BOARD ENGINEER.

TOWN OF CORTLANDT GENERAL NOTES

TOWN OF CORTLANDT CONSTRUCTION NOTES

RECYCLED MATERIAL (C & D) IS PERMITTED TO BE UTILIZED ON-SITE. IF RECYCLED ITEM 4 IS PROPOSED IT SHALL BE

TOWN OF CORTLANDT CURB CUTTING NOTES

TOWN OF CORTLANDT MINOR PROPOSAL NOTES

TOWN OF CORTLANDT WATER SERVICE NOTES

ANY MODIFICATIONS TO THE EXISTING WATER SERVICE WILL NEED TO BE INSPECTED BY THE TOWN. THE METER AND RADIO HEAD WILL
NEED TO BE REPLACED.

A DOUBLE CHECK VALVE SHALL BE INSTALLED TO PREVENT BACKFLOW TO THE PUBLIC WATER SUPPLY IN ACCORDANCE WITH NYS UNIFORM

SEPTIC SYSTEM NOTES

THE TOWN OF CORTLANDT IS REMINDING ALL RESIDENTS THAT IT IS GOOD PRACTICE AND RECOMMENDED TO HAVE

YOUR
SUBSURFACE SANITARY SYSTEM VISUALLY INSPECTED AND PUMPED ONCE EVERY FIVE YEARS OR MORE FREQUENTLY

AS RECOMMENDED BY A LICENSED SANITARY HAULER OR ENGINEER.

THE TOWN IS REQUESTING THAT PROPERTY OWNER'S UPLOAD PROOF OF INSPECTION AND CLEAN-OUT TO PERMIT
APPLICATIONS. ACCEPTABLE PROOF MAY BE IN THE FORM OF A RECEIPT, WASTE TRANSPORTER LOG, OR SIMILAR

DOCUMENT.

IF YOU HAVE NOT HAD YOUR SEPTIC SYSTEM INSPECTED WITHIN THE LAST FIVE-YEARS, WE ENCOURAGE YOU TO DO
SO IMMEDIATELY. IF YOU CANNOT FIND A RECORD, WE ASK THAT YOU MAKE EFFORT TO CONTACT YOUR SEPTIC

CONTRACTOR FOR A COPY.
STONE WALL NOTES

RECENTLY CONSTRUCTED AND/OR MODIFIED STONE WALLS ARE SHOWN APPROXIMATE BASED ON A FIELD INSPECTION
BY THIS OFFICE ON SEPTEMBER 23, 2024. WALL HEIGHTS VARY BUT ALL WALLS SHALL BE LESS THAN 3'-0" FOLLOWING

FINAL CONSTRUCTION AND GRADING.

ZONING DATA CHART - R-80 (SINGLE FAMILY RESIDENTIAL)

1)

2)

3)

4)

5)

6)

7

8)

9)

10)

EROSION AND SEDIMENT CONTROL NOTES

CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE WITH ALL SEDIMENT AND EROSION CONTROL
PRACTICES. THE SEDIMENT AND EROSION CONTROL PRACTICES ARE TO BE INSTALLED PRIOR TO ANY MAJOR
SOIL DISTURBANCES, AND MAINTAINED UNTIL PERMANENT PROTECTION IS ESTABLISHED.

TIMELY MAINTENANCE OF SEDIMENT CONTROL STRUCTURES IS THE RESPONSIBILITY OF THE CONTRACTOR. ALL
STRUCTURES SHALL BE MAINTAINED IN GOOD WORKING ORDER AT ALL TIMES. THE SEDIMENT LEVEL IN ALL
SEDIMENT TRAPS SHALL BE CLOSELY MONITORED AND SEDIMENT REMOVED PROMPTLY WHEN MAXIMUM LEVELS
ARE REACHED OR AS ORDERED BY THE ENGINEER. ALL SEDIMENT CONTROL STRUCTURES SHALL BE INSPECTED
WEEKLY, PRIOR TO EXPECTED RAIN EVENTS, AND AFTER EACH HEAVY RAIN TO INSURE PROPER OPERATION AS
DESIGNED. AN INSPECTION SCHEDULE SHALL BE SET FORTH PRIOR TO THE START OF CONSTRUCTION.

THE LOCATIONS AND THE INSTALLATION TIMES OF THE SEDIMENT CAPTURING STANDARDS SHALL BE AS
ORDERED BY THE ENGINEER, AND IN ACCORDANCE WITH ACCEPTED STANDARDS.

ALL TOPSOIL NOT TO BE USED FOR FINAL GRADING SHALL BE REMOVED FROM THE SITE IMMEDIATELY AND
PLACED IN A STABILIZED STOCKPILE OR FILL AREA. ALL TOPSOIL REQUIRED FOR FINAL GRADING AND STORED ON
SITE SHALL BE LIMED, FERTILIZED, TEMPORARILY SEEDED AND MULCHED WITHIN 14 DAYS.

ANY DISTURBED AREAS THAT WILL BE LEFT EXPOSED MORE THAN 21 DAYS AND NOT SUBJECT TO CONSTRUCTION
TRAFFIC, SHALL IMMEDIATELY RECEIVE TEMPORARY SEEDING. MULCH SHALL BE USED IF THE SEASON PREVENTS
THE ESTABLISHMENT OF A TEMPORARY COVER. DISTURBED AREAS SHALL BE LIMED AND FERTILIZED PRIOR TO

TEMPORARY SEEDING.

ALL DISTURBED AREAS WITHIN 500 FEET OF AN INHABITED DWELLING SHALL BE WETTED AS NECESSARY TO
PROVIDE DUST CONTROL.

THE CONTRACTOR SHALL KEEP THE ROADWAYS WITHIN THE PROJECT AREA CLEAR OF SOIL AND DEBRIS AND IS
RESPONSIBLE FOR ANY STREET CLEANING NECESSARY DURING THE COURSE OF THE PROJECT.

SEDIMENT AND EROSION CONTROL STRUCTURES SHALL BE REMOVED AND THE AREA STABILIZED WHEN THE
DRAINAGE AREA HAS BEEN PROPERLY STABILIZED BY PERMANENT MEASURES.

SOIL SEEDING AND FERTILIZER AMENDMENTS SHALL BE PERFORMED IN ACCORDANCE WITH THE CURRENT
EDITION OF "NEW YORK GUIDELINES FOR URBAN EROSION AND SEDIMENT CONTROL".

ALL SEDIMENT AND EROSION CONTROL MEASURES SHALL BE INSTALLED IN ACCORDANCE WITH THE CURRENT
EDITION OF "NEW YORK GUIDELINES FOR URBAN EROSION AND SEDIMENT CONTROL".

MINIMUM | MINIMUM | MINIMUM | MINIMUM | MINIMUM | MAXIMUM MINIMUM MAXIMUM HECESHORT ST RUICTLIRES
LOT DESCRIPTION | LOT AREA | LOT WIDTH HElGHT | FRONT YARD | SIDE YARD | REAR YARD | BUILDING | LANDSCAPE | FLOOR AREA MAXIMUM BUILDING MIN. MIN. 1. PARCEL TAX MAP DESIGNATION: SECTION: 44.17, BLOCK: 1, LOT(S): 6 & 11 o
(SF) (FT) (FT) (FT) (FT) COVERAGE [COVERAGE (%) (SF) FLOOR AREA MAX. HEIGHT (FT) FRONT SIDEF\T(ARD REAI;TYARD
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Deed Liber #12229, Page #339

Surveyed: July 10, 2024

Map Prepared: July 12, 2024
Map Revised: October 16, 2024 to show as built walls

Map Revised: October 19, 2024
Map Revised: December 6, 2024 to show asbuilt new improvements
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Only copies from the original of this survey marked with an original of
the Land Surveyors embossed seal or red colored seal shall be considered

to be true, valid copies.

Said certifications shall run only to the person for whom this survey is
prepared and on his/her behalf to the title company, governmental
agency and lending institutions listed hereon. Certifications are not

transferable to additional institutions or subsequent owners.

Unauthorized alteration or addition to a survey map bearing a licensed
Land Surveyors seal is a violation of Section 7209, Subdivision 2 of the

New York State Education Law.

Possession only where indicated.

Adjacent property lines and easements not surveyed or certified.
Access to adjacent rights of way, easements and public or private lands

not guaranteed or certified.

Underground utilities shown hereon are approximate and should be

verified before excavating.
Additional underground utilities are not shown or certified.

Encroachments and structures below grade, if any, not shown or certified.

Subject to covenants, easements, restrictions, conditions and agreements

of record.

Elevations shown hereon generally in accordance with North American

Vertical Datum 88.

Surveyed in accordance with Deed Liber 11186, Page 287.

Premises shown hereon designated on the Town of Cortlandt Tax
Maps as: Section 44.17, Block 1, Lot 6 & 11.

Property Address: 77 Montrose Station
Montrose, NY 10548

THIS MAP IS FOR BUILDING DEPARTMENT PURPOSES ONLY.
MAP IS NOT TO BE USED FOR TITLE TRANSFER PURPOSES.
MAP MAY NOT BE CERTIFIED TO TITLE COMPANIES AND/OR

BANKS.

ASBUILT SURVEY
PREPARED FOR
STEVE GIORDANO BUILDERS, INC.

SITUATE IN THE
TOWN OF CORTLANDT
WESTCHESTER COUNTY, NEW YORK

SCALE: 1" = 40'
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TC MERRITTS LAND SURVEYORS
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Project: Reference:
24-188 NA
Field Survey By: COPYRIGHT © 2024
PRIJC/BFC TC MERRITTS LAND SURVEYORS
ALL RIGHTS RESERVED, UNAUTHORIZED DUPLICATION OR

Drawn By ELECTRONIC TRANSMISSION WITHOUT PRIOR PERMISSION
BJC/BFC/CP 1S A VIOLATION OF APPLICABLE LAWS.
Checked By:| P-Manager:
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m Architectural Rendering (17' Garage Height)

W Scale: 3/16" = 1'-0"

/2\ Architectural Rendering (21' Garage Height)

W Scale: 3/16" = 1'-0"

JOSEPH THOMPSON
ARCHITECT

Joseph G. Thompson Architect, PLLC
108 N Division Street, Ste 100
Peekskill, New York 10566

PH:(845)532-8156
EM: joe@jthompsonarch.com

e ______________________|
NOTES:

IT IS A VIOLATION OF THE LAW FOR
ANY PERSON, UNLESS ACTING
UNDER THE DIRECTION OF A
LICENSED ARCHITECT OR ENGINEER,
TO ALTER AN ITEM IN ANY WAY. IF AN
ITEM BEARING THE SEAL OF AN
ARCHITECT OR ENGINEER IS
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JOSEPH THOMPSON
ARCHITECT

108 N DIVISION STREET, SUITE 100, PEEKSKILL, NEW YORK 10566

To: Town of Cortlandt Zoning Board of Appeals
Town Hall
1 Heady Street
Cortlandt Manor, New York 10567

Attn: Chair Fleming & Zoning Board of Appeals Members
Date: March 20, 2025
RE: PROJECT NARRATIVE- GIORDANO RESIDENCE GARAGE HEIGHT VARIANCE

77 Montrose Station Road, Cortlandt Manor, New York 10567
S-B-L: 44.17-1-11

Our office is pleased to present a proposal for a new garage accessory structure to be
constructed at 77 Montrose Station Road. The accessory structure is planned to support the
existing single-family residence on the property that is currently receiving significant restoration
and renovation efforts. The property is located in a R-80 Single-Family Residential Zone.

Figure 1. Proposed Accessory Dwelling Unit Rendering

To support the new garage structure as proposed, this application is requesting consideration
from the Zoning Board of Appeals for relief from the following Zoning Code Sections:
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77 Montrose Station Road March 20, 2025

e Height- Maximum accessory structure height from top of eave to top of ridge as per
Town of Cortlandt Zoning Code 307 Attachment 3 Table of Dimensional Regulations:

Permitted Proposed Area Variance Required
7’-0” (17’ Total Height) 12’-8” (21’ Total Height) | 5’-8”

e Location- Accessory structures are not permitted in the front yard as per Town of
Cortlandt Zoning Code 307 Attachment 3 Table of Dimensional Regulations, 207
Attachment 3.

In the review of a request for area variances, there are five factors that are typically considered
as part of determining if the benefit to the applicant outweighs potential for adverse impact:

Height Variance Request

1. Whether an undesirable change will be produced in the character of the neighborhood,
or if a detriment to nearby properties will occur:

We do not believe the increase in height of the structure will have an adverse impact to
the neighboring properties nor the character of the neighborhood. The parcel is 9.73
Acres with significant vegetation along all property lines buffering the visual impact of
the subject structure. The structure is set back over 550’ from the road. Please find
renderings depicting the visual difference between a zoning compliant 17’ height
structure and the proposed 21’ height structure below for review:

Figure 3. Proposed Accessory Dwelling Unit Rendering- Proposed 21’ Height
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2. Whether the benefit sought by the applicant can be achieved by some method, feasible
for the applicant to pursue, other than an area variance:

The garage would allow for storage of vehicles and is seeking an increased height
beyond the maximum allowed by zoning in order to provide an attic space capable to
supporting needed storage space as the existing home does not have the ability to
accommodate storage in either the existing attic nor basement. The existing topography
on the property makes planning of another reasonably accessible accessory structure for
storage purposes difficult to accomplish and would result in a greater impact to the
neighboring properties to the rear.

3. Whether the requested variance is substantial:

Since the height dimension is measured to the peak of the ridge of a sloped roof, we do
not believe the visual impact of the height increase to be substantial.

4. Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district:

We do not believe the increase in height of the structure will have an adverse impact to
the physical or environmental conditions of the neighboring properties nor the character
of the neighborhood. The parcel is 9.73 Acres with significant vegetation along all
property lines buffering the visual impact of the subject structure. The structure is set
back over 550’ from the road.

5. Whether the alleged difficulty was self-created:

While the action taken is self-created, the existing limitations of the primary structure
and property that create the need to accommodate additional storage space are not.
The existing residence is vintage construction that does not provide for a storage attic
nor full basement area that newer construction would typically offer and the challenges
the property topography presents limits the amount of reasonably buildable area. Sub-
surface rock also limits the ability to construct basement spaces in both the original
residence and any new accessory structures.

Location Variance Request

1. Whether an undesirable change will be produced in the character of the neighborhood,
or if a detriment to nearby properties will occur:

We do not believe the location of the structure will have an adverse impact to the
neighboring properties nor the character of the neighborhood. The parcel is 9.73 Acres
with significant vegetation along all property lines buffering the visual impact of the
subject structure. The structure is set behind the plane of the front facade of the
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primary residence and the new structure is proposed to have a front yard setback of
over 550’ from the road.

2. Whether the benefit sought by the applicant can be achieved by some method, feasible
for the applicant to pursue, other than an area variance:

The challenges the property topography presents limits the amount of reasonably
buildable area. The proposed location is the only reasonably suitable location to
construct the garage in close proximity to the primary residence without the need for
significant re-grading, rock removal and disturbance of the property.

3. Whether the requested variance is substantial:

Proposed garage is located behind the plane of the primary residence. However, based
on the geometry of the property and orientation of the existing residence to the road,
the proposed garage placement has a front yard setback that is less than that of the
primary residence:

Existing Residence Front Yard Setback Accessory Structure Front Yard Setback
583.94’ 551’

Since the front yard setback of the structure is proposed to be over 550’, we do not
believe the variance request to be substantial.

4. Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district:

We do not believe the location of the structure will have an adverse impact to the
physical or environmental conditions of the neighboring properties nor the character of
the neighborhood. The parcel is 9.73 Acres with significant vegetation along all property
lines buffering the visual impact of the subject structure. The structure is set behind the
plane of the front facade of the primary residence and the new structure is proposed to
have a front yard setback of over 550’ from the road.

5. Whether the alleged difficulty was self-created:

While the action taken is self-created, the existing limitations property are not. The
challenges the property topography presents limits the amount of reasonably buildable
area. The proposed location is the only reasonably suitable location to construct the
garage in close proximity to the primary residence without the need for significant re-
grading, rock removal and disturbance of the property.
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We respectfully request that the board consider these variance requests as we believe the
benefit to the applicant outweighs any potential for adverse effect. We look forward to further
reviewing this application with the Board. Please contact me should you have any questions or
should any further information be required.

Respectfully Submitted,

Joseph G. Thompson, rRa, M. Arch, NCARB, LEED AP, CSBA, CDT
NYS Registered Architect

Attachments:

1. Photographs of current existing conditions taken March 19, 2025 (2 Images)
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e ZrL St

Figure 5. Photograph of Current Existing Conditions taken on arch , 2025
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