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CHAIN LINK FENCE
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EXISTING BUILDING 

N

PROPERTY LINE

LOT 7

LOT 3

LOT 2

PROPERTY LINE

33'-9"

33'-9"

33'-9"

28
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(M
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STORM WATER RETENTION 
SYSTEM. 10'-0" MIN TO 
PROPERTY LINE. (3)8'-6"x4'-6" 
UNITS SEPERATED AND 
SURROUNDED 1'-0" OF 
GRAVEL. SEE SPECS FOR 
STORM WATER CALCS.  

NOTES:

59 TOMPKINS AVENUE
HASTINGS ON THE HUDSON, NEW YORK

ZONING: R-10
SETBACKS: FRONT 30, REAR 30 OR 30% OF LOT DEPTH, 
WHICHEVER IS LESS, SIDE 30

MAXIMUM HEIGHT: 35'
BUILDING COVERAGE 25%
TOTAL LOT COVERAGE 35%

CURRENT BUILDING/DECK/OUT BUILDING: 1,731 SF 
LOT COVERAGE:  16%

BUILDING IMPROVEMENTS:
REAR ADDITION 320 SF
REAR DECK 328 SF
BOTH ADDITIONS ARE BUILT OVER EXISTING COVERAGE AREA
INCREASED BUILDING COVERAGE 161 SF
NEW BUILDING COVERAGE 17%

LOT SIZE: .25 ACRE
LOT COVERAGE: 1892 SF HOUSE + 610 SF DRIVEWAY + WALKWAY. 
TOTAL: 2502 SF OR 23%

SCALE : 1" = 20'-0"
SITE PLAN

Mitch
Text Box
2/25/20



DW

W
D

N

SC
A

LE
:

D
A

TE
:

ST
A

TU
S:

N

A
s i

nd
ic

at
ed

E
X

IS
T

IN
G

 E
X

T
E

R
IO

R
E

L
E

V
A

T
IO

N
S

02
.2

1.
20

20

A1

PE
R

M
IT

 S
ET

SCALE : 1/4" = 1'-0"2EX WEST ELEVATION

SCALE : 1/4" = 1'-0"3EX NORTH ELEVATION
SCALE : 1/4" = 1'-0"4EX EAST ELEVATION

SCALE : 1/8" = 1'-0"1AEXISTING FIRST FLOOR PLAN
SCALE : 1/8" = 1'-0"1BEXISTING LOWER LEVEL PLAN
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3'-0"
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334 SF
EX DEN

471 SF
EX GARAGE
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EX HALL

31
 S

F
N

E
W

 H
A

L
L

41 SF
EX BATH
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88 SF
NEW HALL

25 SF
SAUNA

87 SF
NEW BEDROOM

70 SF
NEW OFFICE
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26'-3" 20'-0"
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'-0
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"

16'-11" 7'-1" 22'-3"

42
'-1

0"

5'-
7 

1/
4" 4'-
0"

70 SF
EX LAUNDRY

NEW TILE & ELECTRIC 
RADIANT FLOOR IN OFFICE & 
BEDROOM (DITRA MAT)

INFRARED CLEAR LIGHT 
SAUNA (71"x48")

5'-
11

"

4'-2"

TILE ALL OF BASEMENT 
INCLUDING NEW & 
EXISTING PORTIONS  (SEE 
SPECS FOR ADDL INFO)

TOWEL & LINEN 
CABINATE FOR SAUNA 

30
'-0

" S
ET

 B
A

C
K

12'-0" SET BACK

HATCHED AREA OF 30SF REAR 
YARD ENCROACHMENT

DARK GRAY HATCH INDICATES 
NEW ADDITION EXTENSE

12
'-1

 1
/2

" 8'-0" 8'-0" 6'-8" 3'-3"

9'-
2 

1/
2"

11'-0"

8'-6 1/2"2'-1"
7'-7 1/2"

9'-
2 

1/
2"

19'-0"

EGRESS WINDOW

HEADERS AT ALL OPENINGS. 
DOUBLE KING STUDS REQUIRED 
FOR SPANS GREATER THAN 5'-0".

NEW ADDITION TOTAL SQUARE FOOTAGE : 320 SF

10"⌀ CONC FOUNDATION PIER (TYP) 

8'-0" 8'-0" 6'-8" 3'-3"

10"⌀ CONC FOUNDATION 
PIER 42" BELOW THE 
FROST LINE (TYP)

STRUCTURAL FOOTING 
(SEE SECTION)

EXTERIOR & INTERIOR 
DRAINAGE PIPES

HIDE RADON PIPE IN CLOSET

PERIMETER INSULATION 
(SEE SECTION)

ALIGN FOUNDATION 
COLUMNS WITH BEAM 
AND BEARING WALL 
ABOVE. 

INSTALL COLUMN IN 
EXIST WALL

2'-0"x2'-0" ISOLATED 
FTGS AT COLS
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SCALE : 1/4" = 1'-0"1LOWER LEVEL PLAN

SCALE : 1/8" = 1'-0"2FOUNDATION PLAN
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161 SF

NEW MASTER
BEDROOM

50 SF
NEW WIC

53 SF

NEW MASTER
BATH

180 SF
EX BEDROOM

132 SF
EX BEDROOM
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L

54 SF
EX BATH

84 SF

EX MIDLEVEL
LANDING

183 SF

EX LIVING
ROOM

121 SF

EX DINING
ROOM
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EX KITCHEN

15 SF
EX PANTRY

81 SF
EX HALL
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EX CL
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NEW HALL

2'-
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15 SF
NEW CL
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4 
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4'-
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CARPET IN 
BEDROOM & CLOSETS

NEW TILE & ELECTRIC 
RADIANT FLOOR IN MASTER 
BATHROOM (DITRA MAT)

1
A7

LI
N
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C
L

STEP 
UP

(2)2x10 LEDGER

(2)2x10 LEDGER

6x6 POST 8'-0" MAX 
SPACING (TYP)

(2
)2

x1
0 

(2)2x10 (2)2x10 (2)2x10 (2)2x10 

P.T. 2x10 JOISTS @16" O.C.

3
A3

30
'-0

" S
ET

 B
A

C
K

HATCHED 30SF AREA OF REAR
YARD ENCROACHMENT

DARK GRAY HATCH 
INDICATES EXTENT OF 
NEW ADDITION

26'-3" 20'-0"

12'-0" SET BACK

EMERGENCY EGREE 
REQD OPENING

HEADERS AT ALL OPENINGS (TYP)

8'-0" 8'-0" 6'-8" 3'-3"

MAINE DECK BRACKET (SEE 
MANUF FOR SIZE & SPACING) 

P.T. (2)2x10 LEDGER
CUT AWAY SHTG TO INSTALL INTERIOR 
BRACKET FLANGE FLUSH AGAINST EXTERIOR 
FACE OF RIM JOIST. OUTTER FLANG TO BE FLUSH 
W/BACK SIDE OF DOUBLE LEDGER.  

1/2"Ø BOLTS (WASHERS 
ON INTERIOR)

CUT SMALL SLIT IN SIDING FOR BRACKET 
WEB TO GO THROUGH.  ENSURE SLIT IS 
SMALL ENOUGH TO LEAVE NO SIGNIFICANT 
ENTRY POINT FOR WATER OR INSECTS & 
SEAL W/SILICONE CAULKING. 

P.T. 2x10 JOISTS

GAP (MIN)
0'-1 1/2"

DECKING

EXIST EXTERIOR WALL SYSTEM

EXIST FLOOR SYSTEM

EXIST RIM JOIST

0'-1" O.H.

P.T. (2)2x10 BEAM

FACIA BOARD

P.T. 6x6 STRUCT POST 

10"⌀ CONC FOUNDATION PIER 
42" BELOW GRADE (MIN)

3'-
6"
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U

A
RD

 R
A

IL

3" SPACE AT BOT

JOIST HANGER

SIMPSON DTT 2Z TENSION 
TIE @ EACH RAILING POST

POST TO GIRDER CONN 
SHOULD BE NOTCHED 
AND BOLTED OR A 
SIMPSON AC TYPE 

POST TO FTG CONN 
SHOULD BE STANDOFF 
TYPE SUCH AS 
SIMPSON AB TYPE.

GRADE

2x6 BLOCKING

SHIMS BELOW BASE

4x3/8"x6" GRK RSS STRUCT SCREW OR 
EQUAL (VERIFY LOCAL CODE REQMTS 
FOR POST ATTACHMENT HARDWARE.

AZEK IMPRESSION 
EXPRESS RAILING 
SYSTEM OAE

(2)2x10 LEDGER

(2)2x10 LEDGER

(2
)2

x1
0 

(2)2x10 (2)2x10 (2)2x10 (2)2x10 

P.T. 2x10 JOISTS @16" O.C.
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HEADER OVER 
POCKET DOOR

2x6 BEARING WALL

HEADER OVER 
WIC DOOR

TRIPPLE BM 
ALIGNED 
W/COLUMNS 
BELOW AND BRG 
WALL ABOVE
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SCALE : 1/4" = 1'-0"1FIRST FLOOR PLAN

SCALE : 1" = 1'-0"A3
MAINE DECK BRACKET CONNECTION DETAIL3

NEW ADDITION SQUARE FOOTAGE
NAME AREA

NEW ADDITION 290 SF
VARIANCE AT NEW ADDITION 30 SF
TOTAL SF 320 SF

SCALE : 1/8" = 1'-0"2SECOND FLOOR FRAMING PLAN
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SCUPPERS FOR DRAINAGE 
(SEE ASSEMBLY DETAIL THIS DWG)

1
A6

4:
12

4:
12

4:
12

NEW FLAT RUBBER ROOF W/ 2 LAYERS 
OF CONT 2" RIGID INSULATION, R-30 
ROXUL & AIR BARRIER (SEE SECTION 
1/A9 FOR ADDL DETAILS)

STACK PIPE

1
A7

SLOPE FOR DRAINAGE

SLOPE FOR DRAINAGE

SLOPE FOR DRAINAGE INSTALL METAL FLASHING AT 
CONN BTWN FLAT ROOF & 
EXIST SLOPING ROOF

PARAPET, SEE DWG A8 FOR ADDL 
PARAPET & FLASHING DETAILS

RUN MEMBRANE UP 3'-0" UNDER 
SHINGLES AT EXIST ROOF. 
INSURE MEMBRANE IS
SELF-HEALING AROUND NAIL
PENETRATIONS.
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LEDGER TO ATTACH 
NEW FRAMING TO 
EXISTING ROOF

STRUCTURAL BEAM 
LOCATED ABOVE 
BEARING WALL 
BELOW
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SCALE : 1/4" = 1'-0"1ROOF PLAN

SCUPPER ASSEMBLY DETAIL

SCALE : 1/8" = 1'-0"2ROOF FRAMING PLAN
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30'-0" SET BACK 
BOUNDRY LINE. 
HATCHED AREA 
INDICATES 
ENCROACHMENT.

HEADER OVER 
PATIO DOOR (TYP)

FIRST FLOOR CEILING
13'-2"

FOUNDATION SLAB
-4'-10 3/4"

BASEMENT CEILING
3'-3 1/4"

FIRST FLOOR
4'-2"

9'-
0"

8'-
2"

8'-
0"

1
A7

HEIGHT COMPLIANCE
30'-1 1/4"
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"  
 

TOP OF WALL AT NEW ADDITION
15'-10"
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HEIGHT OF EXIST STRUCTURE
18'-0"
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'-1

0 
3/

4"

2 1/2 STORY (MAX)FROM LOWEST POSSIBLE GRADE

1
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30'-0" SET BACK 
BOUNDRY LINE. 
HATCHED AREA 
INDICATES 
ENCROACHMENT.
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SCALE : 1/4" = 1'-0"1SOUTH ELEVATION
SCALE : 1/4" = 1'-0"2WEST ELEVATION

SCALE : 1/4" = 1'-0"3NORTH ELEVATION
SCALE : 1/4" = 1'-0"4EAST ELEVATION
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RUBBER MEMBRANEROOFING OVER 
TAPERED INSULATION TO CREATE 0'-1/2" /12 
PITCH FOR WATER MANAGEMENT 

SCUPPER DRAINAGE PIPE

MAINE DECK BRACKET 
(SEE DETAIL 3/A3)

STRUCTURAL 
BEAM W/HANGERS

2x10 JOISTS @16" O.C. 2x10 JOISTS @16" O.C.

2x12 JOISTS @16" O.C.

STRUCTURAL BEAM 

2x12 JOISTS @16" O.C.
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SCALE : 1/2" = 1'-0"A3
SECTION AT NEW ADDITION1
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8'-
0"

TILE OVER ELECTRIC 
RADIANT FLOOR IN OFFICE & 
BEDROOM (DITRA MAT)

METAL CAP AT TOP OF PARAPET

(2) CONT LAYERS OF 2" RIGID 
INSULATION W/OVERLAPPING 
SEAMS (R-20 MIN)

2x12 RAFTERS @16" O.C. W/ CEILING 
ROXUL INSULATION R-30 (MIN)

MAJREX AIR BARRIER. TAPE & 
SEAL ALL PENETRATIONS THRU 
AIR BARRIER.

MAJREX SHEETROCK

MAJREX AIR BARRIER

2X6 STUDS W/DENSE PACK 
INSULATION OR ROCXUL 

SHTG & VERT CEADER SIDING

WRB VAPOR OPEN MAJREX

SHEATHING 

A7
2

1'-6"x0'-10" FTG W/ (2)#4 CONT. 
INSTALL ON UNDISTURBED 
EARTH BELOW FROST  LINE.

8" CONC WALL W/#4@24" O.C. 
HORIZ & #4@24" O.C. VERT (TYP). 
ALTERNATE HOOK DIRECTION 
INTO FTG. CONTINUOUS REBAR 
CORNERS AT FOOTINGS.

INSTALL DRAIN PIPES, INSIDE 
AND OUTSIDE OF FOUNDATION 
WITH RADON LOOPS AND 
PIPED TO ATTIC. ALL DRAINS 
TO BE COVERED WITH STONE.

UNDISTURBED EARTH

BASEBOARD

SILL GASKET UNDER 
ENTIRE WALL SYSTEM AT 
WALLS OPEN TO CONC 
WALL BELOW TO 
PREVENT AIR LEAKAGE & 
MOISTURE TRANSFUSION 
FROM FDN WALL TO  
FRAMED WALL.

2" OF RIGID INSULATION 

(2) LAYERS OF 2" OF RIGID 
INSULATION UNDER 4" 
CONCRETE SLAB W/6 MILL 
POLY VAPOR BARRIER

FENTRIM SEAL TAPE

ADDL LAYER OF 2" RIGID 
INSULATION AT PERIMETER 
TO AVOID THERMAL 
BRIDGING 

CAPILARY BREAK

PROVIDE ELECTRICAL 
GROUND BONDING TO 
FOUNDATION REBAR AS REQD

P.T. SILL PLATE W/ 
TERMITE SHIELD & 
VAPOR BARRIER ABOVE. 
GRAVEL TURNED UP AT 
FDN WALL.

0'-5" 0'-8" 0'-5"

1'-6" TYP

G
RA

D
E 

M
IN

0'-
8"

4'-8" (MIN) TYPICAL FROST 
DEPTH (U.N.O.)

1/2"Ø x 8" ANCHOR BOLTS @ 
MAX 48"O.C. MAX 12" FROM 
EACH CORNER W/MIN 6" 
EMBEDMENT

0'-8"

0'-6"

A7
3

9'-
0"

CONNECT NEW (2)2x10 
LEDGER TO EXISTING 
BAND JOIST

NEW STRUCTURAL 
POST IN EXIST WALL

RUBBER MEMBRANE ROOFING OVER 
TAPERED INSULATION TO CREATE 
0'-1/2" /12 PITCH FOR WATER 
MANAGEMENT & DRAIN WATER TO 
SCUPPERS (SEE ROOF PLAN)

INSTALL METAL FLASHING AT 
CONN BTWN FLAT ROOF & 
EXIST SLOPING ROOF

RUN MEMBRANE UP 3'-0" UNDER 
SHINGLES AT EXIST ROOF. 
INSURE MEMBRANE IS
SELF-HEALING AROUND NAIL
PENETRATIONS.

CUT BACK EXIST FACIA & 
OVERHANG. ADD NEW LEDGER 
TO ATTACH NEW FRAMING TO 
EXISTING ROOF.

METAL CAP AT TOP OF PARAPET

(2) CONT LAYERS OF TAPERED 2" 
RIGID INSULATION 
W/OVERLAPPING SEAMS (R-20 MIN)

2x12 RAFTERS @16" O.C. 
W/ CEILING ROXUL 
INSULATION R-30 (MIN)

MAJREX AIR BARRIER. TAPE & 
SEAL ALL PENETRATIONS THRU 
AIR BARRIER.

MAJREX SHEETROCK

SHEATHING 

SHEATHING 

COPING WEDGE

FLASHING

WRB MAJVEST OAE

RUBBER MEMBRANE ROOFING OVER 
TAPERED INSULATION TO CREATE 0'-1/2" /12 
PITCH FOR WATER MANAGEMENT 

PARAPET FRAMING 
SISTER RAFTERS FOR 
STRENGTH

FLOOR JOISTS (SEE 
FRAMING PLAN

TIE WALL SECTIONS 
TOGETHER AT TOP WITH 
3/4" OSB CONNECTOR

(2)2x10 BAND JOIST. MIN 
R-21 SPRAY FOAM 
INSULATION AT INTERIOR

2x6 SILL PLATE

(2)2x6 TOP PLATE

MAJREX AIR BARRIER

2X6 STUDS W/DENSE PACK 
INSULATION OR ROCXUL 

STRAPPING OVER SHTG 

WRB VAPOR OPEN MAJREX

STRAPPING & 
SHEETROCK

VERT CEADER SIDING
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SCALE : 3/4" = 1'-0"A3
TYPICAL WALL SECTION1

SCALE : 1 1/2" = 1'-0"A7
TYPICAL PARAPET SECTION2

SCALE : 1 1/2" = 1'-0"A7
TYPICAL FLOOR TO FLOOR CONN3
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W
D

W
P

W
D

3

3

S

S/C

GFI

R

220

DW

D

2

3

WP

S

S/C

NEW TILE & ELECTRIC 
RADIANT FLOOR IN OFFICE & 
BEDROOM (DITRA MAT)

INFRARED CLEAR LIGHT 
SAUNA (71"x48") POWER 
AS REQD

TOWEL & LINEN 
CABINATE FOR SAUNA 

TOWEL & LINEN 
CABINATE FOR SAUNA 

R5R5

R5

R5

R5

R5
UC

UC

UC

DISHWASHER OUTLET

GFI OUTLET

ELECTRICAL LEGEND 

STANDARD OUTLET

RANGE OUTLET

220 VOLT OUTLET

SMOKE DETECTOR

SMOKE / CO COMBO 
DETECTOR

SINGLE SWITCH 
W/DIMMER (TYP U.N.O.)

DOUBLE SWITCH

THREE WAY SWITCH

SINGLE SWITCH 

ELECTRICAL PANEL

SYMBOL DESCRIPTION SYMBOL DESCRIPTION

WEATHER PROOF 
OUTLET

IN FLOOR OUTLET

DATA TERMINAL 

NOTES:
1. ALL SWITCHES AND ABOVE COUNTER OUTLETS SHALL ALIGN. 
2. ELECTRICIAN SHALL DO A FINAL WALK THROUGH WITH HOMEOWNER TO 

VERIFY ALL SWITCH, OUTLET AND LIGHT FIXTURE PLACEMENT.
3. ELECTRICIAN IS RESPONSIBLE FOR MEETING ALL NATIONAL, STATE AND 

LOCAL CODE REQUIREMENTS.
4. ALL FIXTURES AND BULBS SHALL BE LED UNLESS NOTED OTHERWISE.
5. VERIFY ALL DATA LOCATIONS WITH OWNER. 
6. ELECTRICIAN IS RESPONSIBLE FOR COORD WITH SOLAR INSTALLATION.  

WHISPER GREEN 
BATHROOM FAN 
W/LED LIGHT

UNDER CABINATE/CLOSET 
LED STRIP LIGHT

WALL VANITY LIGHT

5" RECESSED LIGHT

LIGHTING LEGEND 

WALL EXTERIOR 
LIGHT/EXTENSION LIGHT

WALL SCONCE 

CEILING FAN W/ 
LIGHT

SURFACE MOUNTED 
LIGHT

PENDANT LIGHT

CHANDELER

SYMBOL DESCRIPTION SYMBOL DESCRIPTION

GOOSENECK 
EXTERIOR LIGHT

4" RECESSED LIGHTR4

R5
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SCALE : 1/4" = 1'-0"1LOWER LEVEL ELECTRICAL PLAN
SCALE : 1/4" = 1'-0"2LOWER LEVEL LIGHTING PLAN

Mitch
Text Box
2/25/20



DW
G
FI

G
FI

W
P

3

3

S

S/C

GFI

R

220

DW

D

2

3

WP

S

S/C

NEW TILE & ELECTRIC 
RADIANT FLOOR IN MASTER 
BATHROOM (DITRA MAT)

R4 R4

R4 R4

R4R4

R4

R4

VENT 
WHISPER 
GREEN FAN 
TO WEST

DISHWASHER OUTLET

GFI OUTLET

ELECTRICAL LEGEND 

STANDARD OUTLET

RANGE OUTLET

220 VOLT OUTLET

SMOKE DETECTOR

SMOKE / CO COMBO 
DETECTOR

SINGLE SWITCH 
W/DIMMER (TYP U.N.O.)

DOUBLE SWITCH

THREE WAY SWITCH

SINGLE SWITCH 

ELECTRICAL PANEL

SYMBOL DESCRIPTION SYMBOL DESCRIPTION

WEATHER PROOF 
OUTLET

IN FLOOR OUTLET

DATA TERMINAL 

NOTES:
1. ALL SWITCHES AND ABOVE COUNTER OUTLETS SHALL ALIGN. 
2. ELECTRICIAN SHALL DO A FINAL WALK THROUGH WITH HOMEOWNER TO 

VERIFY ALL SWITCH, OUTLET AND LIGHT FIXTURE PLACEMENT.
3. ELECTRICIAN IS RESPONSIBLE FOR MEETING ALL NATIONAL, STATE AND 

LOCAL CODE REQUIREMENTS.
4. ALL FIXTURES AND BULBS SHALL BE LED UNLESS NOTED OTHERWISE.
5. VERIFY ALL DATA LOCATIONS WITH OWNER. 
6. ELECTRICIAN IS RESPONSIBLE FOR COORD WITH SOLAR INSTALLATION.  

WHISPER GREEN 
BATHROOM FAN 
W/LED LIGHT

UNDER CABINATE/CLOSET 
LED STRIP LIGHT

WALL VANITY LIGHT

5" RECESSED LIGHT

LIGHTING LEGEND 

WALL EXTERIOR 
LIGHT/EXTENSION LIGHT

WALL SCONCE 

CEILING FAN W/ 
LIGHT

SURFACE MOUNTED 
LIGHT

PENDANT LIGHT

CHANDELER

SYMBOL DESCRIPTION SYMBOL DESCRIPTION

GOOSENECK 
EXTERIOR LIGHT

4" RECESSED LIGHTR4
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SCALE : 1/4" = 1'-0"1FIRST FLOOR ELECTRICAL PLAN
SCALE : 1/4" = 1'-0"2FIRST FLOOR LIGHTING PLAN
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