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BOROUGH OF HIGHLANDS 

LAND USE BOARD REGULAR MEETING 

151 Navesink Ave. - Court Room 
Thursday, April 10, 2025 at 7:00 PM 

AGENDA 

Please be advised that the agenda as shown may be subject to change. This meeting is a quasi-judicial 
proceeding. Any questions or comments must be limited to issues that are relevant to what the board 
may legally consider in reaching a decision and decorum appropriate to a judicial hearing must be 
maintained at all times. 

CALL TO ORDER: The chair reserves the right to change the order of the agenda. 

PLEDGE OF ALLEGIANCE 

OPEN PUBLIC MEETING STATEMENT: As per requirement, notice is hereby given that this is a Regular 
Meeting of the Borough of Highlands Land Use Board and all requirements have been met. Notice has 
been transmitted to the Asbury Park Press and the Two River Times. Notice has been posted on the 
public bulletin board. Formal Action will be taken. 

ROLL CALL 

OPEN FOR PUBLIC COMMENTS: General Questions or Comments not pertaining to Applications  

APPROVAL OF MINUTES 

1. March 13, 2025 LUB Meeting Minutes 

ACTION ON OTHER BUSINESS 

2. O-25-05 Amendment to Sign Ordinance 

HEARINGS ON NEW BUSINESS 

3. LUB25-01: Ayers – 19 Bay Ave., B38.01 L13 – Use Variance 

4. LUB25-03: Nastasi – 19 Gravelly Point, B100 L26.19 – Variance, revised approval 

5. LUB25-04: Honorable Plant – 123 Bay Ave., B46 L3 – Amendment to Resolution 

ADJOURNMENT 

Board Policy: • All meetings shall adjourn no later than 10:00 P.M. unless a majority of the quorum 
present at said hour vote to continue the meeting to a later hour. • No new hearing shall commence after 
9:15 P.M. unless the Chairperson shall rule otherwise. • The Chair may limit repetitive comments or 
irrelevant testimony and may limit the time or number of questions or comments from any one citizen to 
ensure an orderly meeting and allow adequate time for members of the public to be heard. 
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BOROUGH OF HIGHLANDS  
COUNTY OF MONMOUTH 

 

  ORDINANCE O-25-05 

AMENDING CHAPTER 10 (BUILDINGS AND HOUSING), SECTION 10-7 (SIGNS AND 
OUTDOOR DISPLAY STRUCTURES) AND CHAPTER 21 (ZONING AND LAND USE 
REGULATIONS), ARTICLE XXII (SIGNS) OF THE BOROUGH CODE OF THE BOROUGH 
OF HIGHLANDS  

 
WHEREAS, the Borough of Highlands (the “Borough”) Revised General Ordinances (“Code”) 
Chapter 10 (Building and Housing), Section 7 (Signs and Outdoor Display Structures) and Chapter 
21 (Zoning and Land Use Regulations), Article XXII (Signs) each contain provisions and 
requirements for signage placement, design, and standards within the Borough; and 
 
WHEREAS, certain portions of these Code sections are duplicative or conflicting; and 
 
WHEREAS, the governing body desires to clearly incorporate Attachment 2 – Sign Schedule of 
Chapter 21 (Zoning and Land Use Regulations) of the Borough Code into Section 21-103 (Specific 
Standards by Zone District) of the Borough Code; and  
 
WHEREAS, Attachment A – Sign Design Guidelines of Chapter 21 (Zoning and Land Use 
Regulations) of the Borough Code was renamed and the governing body desires to incorporate 
this new name into Code Section 21-102; and 
 
WHEREAS, the governing body desires to amend the aforementioned sections of the Code in 
order to ensure consistency with the provisions and requirements for signage placement, design, 
and standards and make minor changes to update the standards regarding signs within the 
Borough. 
 
NOW, THEREFORE, BE IT ORDAINED, by the governing body of the Borough of Highlands as 
follows: 
 
SECTION I.  
Borough Code Chapter 21 (Zoning and Land Use Regulations) Article XXII (Signs) is hereby 
amended to provide as follows: (All additions are shown in bold italics with underlines.  The 
deletions are shown as strikeovers in bold italics.): 
 
 Section 21-101 (Purpose): No Changes. 

 
Section 21-102 (General Standards) A. through B.: No Changes.  

  
C.   General Guidelines. 

1. Sign messages should be simple and clear, using short messages or graphic 
symbols, and contrasting colors. 

2. Sign materials and colors should harmonize with the building with which the sign 
is associated. 

3. Sign size and orientation should be appropriate to both the building with which 
the sign is associated and the audience to whom it is directed. 

4. Sign design should follow the guidelines established in the "Central Business 
District, Design Manual Signage Design Guidelines" developed by the 
Neighborhood Preservation Program and adopted by the Planning Board. 
However, any conflicts between the requirements of this chapter and the Design 
Manual Sign Design Guidelines shall be resolved in favor of the Chapter 21. 

  
D. through F.: No Changes. 

 
 Section 21-103 (Specific Standards by Zone District) A. through D.: No Changes.  
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E. Sign dimensions and placement should follow the guidelines established in the "Sign 
Schedule". (Please refer to Appendix 2.) However, any conflicts between the 
requirements of this chapter and the Sign Schedule shall be resolved in favor of 
Chapter 21. 

 
 Section 21-104 (Sign Permits)  

 
A. Applications. A sign permit shall be required for any sign to be erected, displayed, 
altered or enlarged that has not been approved as part of a site plan application and 
erected as part of site plan construction. Such permit shall be issued by the Zoning Officer 
upon the filing of an application including, at minimum, the following information: the 
name of the owner of the property upon which the sign is to be erected; the name of the 
owner of the sign and his address; the name and address of the person or firm engaged 
to construct and erect the sign; a scale drawing specifying dimensions, material, 
illumination, letter sizes, colors, support systems, and location on land or building. All sign 
permit applications shall comply with the requirements of this chapter and of NJDOT's 
outdoor advertising standards if applicable. 

 
B. Fees. The fee for a sign permit is twenty-five ($25.00) fifty ($50.00) dollars per year. 
Sign permits must be renewed annually. 

 
C. Action. The Zoning Officer shall act within thirty (30) days of the receipt of a complete 
sign application. Appeals of the action or decision of the Zoning Officer under this section 
may be taken to the Board of Adjustment under the provisions of N.J.S.A. 40:55D-70a. 

 
D. Temporary Signs. Temporary signs shall be subject to the same permit requirements 
as permanent signs, with the exception of political signs for which no permit shall be 
required.  Temporary signs related to an event shall be placed no more than one month 
before the event, and shall be removed within five days after the conclusion of the 
event. 

 
 Section 21-105 (Exemptions)  

 
A.   The provisions and regulations of this Part shall not apply to the following signs: 

1. Any sign(s) having an aggregate area of less than two (2) four (4) square feet. 
2. Nonilluminated directional signs, not exceeding four (4) square feet, which 

identify parking areas, loading zones, entrances, exits and similar locations and 
may contain either the company name or logo, but no advertising. 

3. Signs for the public convenience and welfare erected by a governmental agency; 
traffic controls; and legal notices, posters, directions, or warning, no trespassing 
or other regulatory signs, as may be required by law. 

4. Signs indicating public transportation stops, not to exceed two (2) square feet. 
5. Historical tablets, cornerstones, memorial plaques, and emblems, not to exceed 

six (6) square feet, installed by governmental, civic or religious organizations, and 
including flags or emblems flown from the buildings or grounds of such 
organizations. 

6. Signs which are an integral part of vending machines, including gasoline pumps, 
which do not exceed two (2) square feet per machine or pump. 

7. Temporary real estate signs pertaining to the lease or sale of the premises, in 
conformance with Section 21-104 above. 

8. Temporary signs for charitable, educational, or religious events, erected for a 
period not to exceed thirty (30) days in any calendar year. 

 
 Section 21-105A Enforcement 

 
A. The provisions of this Part shall be administered and enforced by the Zoning Officer, 
or his duly authorized designee, of the Borough. It shall be the duty of the Zoning Officer 
or his duly authorized designee to inspect any building or premises which may be in 
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violation of this chapter and to order in writing, the remedying of any conditions found 
to exist in violation of any provision of this Part. If the violation is not remedied in the 
time period established by the Zoning Officer, a summons may be issued. 

 
B. Any owner or agent and any person or corporation who shall violate any provisions 
of this chapter shall be guilty of a violation. Each and every day such violation continues 
shall be deemed a separate and distinct violation. Pursuant to N.J.S.A. 40:49-5, any 
person who violates any provisions of this chapter shall, upon conviction, be subject to 
a to a fine not to exceed two thousand ($2,000.00) dollars for each day of violation. 

 
SECTION II. 

 
 Section 21-102C.4, Land Use Appendix A Signage Design Guidelines shall be amended as 
follows: (All additions are shown in bold italics with underlines.  The deletions are shown as 
strikeovers in bold italics.) 
 
LAND USE APPENDIX A  SIGNAGE DESIGN GUIDELINES 
 
(Section 21-102C.4) 
 

SIGNS NOT REQUIRING PERMIT: 
a. Non-illuminated directional signs identifying parking areas, loading zones, entrances, 

exits, and similar locations. The signs may include a business name or professional 
name, but shall not include any advertising message and shall not exceed four (4) 
square feet in area. 

 
b. through i.: No Changes. 

 
SIGNS PROHIBITED.  
Signs are prohibited for various reasons such as: safety, sign pollution or non-contribution 
to the Highlands Central Business District. 
 
a. through d.:  No Changes. 
 
e. Signs or advertising matter of an indecent or obscene nature. 
 
f. through o.:  No Changes. 

 
SECTION III. 
Borough Code Chapter 10 (Building and Housing), Section 10-7 (Signs and Outdoor Display 

Structures) is hereby deleted in its entirety.  
 
 SECTION IV. SEVERABILITY. 
 If any section, subsection, sentence clause or phrase of the ordinance is for any reason 
held to be unconstitutional or invalid, such decision shall not affect the remaining portions of the 
ordinance, which shall otherwise remain in full force and effect. 
 
 SECTION V. REPEALER. 
 All ordinances or parts of ordinances inconsistent herewith are hereby repealed to the 
extent of such inconsistency. 
 
 SECTION VI:  EFFECTIVE DATE. 
 This Ordinance shall take effect after final passage as provided by law. 
 
  

5

Item 2.



First Reading and Set Hearing Date for O-25-05: 
 

This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: March 19, 2025 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
 
 
 
 

 
 
 
 
 
 
Public Hearing for O-25-05: 

This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: April 16, 2025 
 
 
___________________________________ 
Carolyn Broullon, Mayor 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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Control #:

Date Issued:

Z-0193

2/21/2025

Borough of Highlands
151 Navesink Ave

Highlands, NJ 07732
Phone: (732) 872-1224

DENIAL OF ZONING PERMIT

19 BAY AVENUE

Owner in Fee: AYERS, TIMOTHY

19 BAY AVENUE

HIGHLANDS NJ 07732

Address:

Telephone:

B-2Zone:13Lot:38.01Block:

Contractor/Agent: AYERS, TIMOTHY

Address: 19 BAY AVENUE

HIGHLANDS NJ 07732

(732)796-1500Telephone:

 Contractor License No:

Work Site Location:

IDENTIFICATION

Information on procedures for an appeal of this decision to the Land Use Board can be obtained from the Secretary of the Land 
Use Board. It should be noted that under State Statute, notice of appeal of this decision must be filed with this office not later 
than (20) days from the date of this notice. You can also file for a variance to the Land Use Board and can obtain from the 
Secretary of the Land Use Board the required forms.

Denied by:

Courtney Lopez

The permit which you submitted has been placed in the inactive files in the Zoning Department. Please contact this office to 
reactivate the permit.

Zoning Official

For the project/work located at the above address, your application for a permit to:

Requesting permission to use the 2nd floor of our building as a residential space so that we can advertise it as an AirBnb short 
term rental space.

has been denied for noncompliance with provisions of Sections:   of the Municipal Zoning Ordinance for the following reasons:

The property is located in the WC-1 Waterfront Commercial zone, where residential uses are not permitted. Approval from the 
Land Use Board is required for the residential use of the second-floor apartment.

Courtney Lopez, Zoning Official
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March 14, 2025 
 
Nancy Tran 
Land Use Board Secretary  
Borough of Highlands Land Use Board 
151 Navesink Avenue 
Highlands, New Jersey 07732 
 
Re: Completeness Review No. 1 
 Use Variance & Appeal 

Applicant: Timothy Ayers 
19 Bay Avenue 

 Block 38.01, Lot 13 
 Borough of Highlands, Monmouth County, New Jersey  
 Our File No.: HLPB25-01 
 
Dear Ms. Tran: 
 
As requested, we have reviewed the above referenced application in accordance with the Borough of Highlands 
Zoning and Land Use Regulations.  

The Applicant seeks approval for the 2nd floor of an existing 1,200 sf 2-story mulit-use commercial building as 
residential space for an AirBnb short term rental space. The 2nd floor is currently one room with a kitchenette and 
bathroom having a private entrance via an exterior stairwell. 

The lot is approximately 3,220 square feet located in the WC-1 Waterfront Commercial District within the AE Flood 
Hazard area and partially in Zone X500. The lot is fronted to the north and south by Bay Avenue (County Route 
No. 8) and Shore Drive (one way), respectively. Parking is provided by a lot with access to Bay Ave and parking 
onsite along the building having access from Shore Drive. Additional parking is along Shore Drive. 

The Applicant received a Denial of Zoning Permit on February 21, 2025, for a non-permitted residential use in the 
WC-1 Waterfront Commercial District. The Applicant must seek Planning Board approval for a use variance as 
directed by the Zoning Officer. 

The current application is for the use variance and an appeal for the zoning denial.  

We have reviewed the following documents submitted in support of the above referenced application for 
completeness purposes:  
 

1. Copy of the Land Use Board Application dated February 19, 2025. 
 

2. Copy of the Denial of Zoning Permit issued on February 21, 2025, by Courney Lopez, Zoning Officer for 
the Borough of Highlands. 

 
3. Copy of a Survey entitled, “Plan of Survey situate Borough of Highlands, Monmouth County, New Jersey, 

Block 38.01 Lot 13, prepared by Seneca Survey Co. Inc. and signed by Robert W. Smith, Jr., PLS, dated 
August 8, 2017”, 1 Sheet. 
 

4. Copies of two (2) sketches of floor plans. 
 
We recommend this application be deemed COMPLETE.  
The Applicant is seeking a use variance with existing bulk variances.  There are no site improvements other than 
clarification on the required number of parking spaces. 
 
We offer the following comments and recommendations: 
 

1. This property is located in the WC-1 Waterfront Commercial District. 
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Completeness Review No. 1 
Variance & Appeal 
Applicant: Timothy Ayers 
19 Bay Avenue 
Block 38.01, Lot 13 
Borough of Highlands, Monmouth County, New Jersey  
Our File No.: HLPB25-01 
Page 2 of 3 
 
 

2. The Applicant has noted a “B-2” zone on the application. This is not a designated zoning district. Please 
correct.  

 
3. The Applicant requires a D(1) use variance for approval of a non-permitted residential use in the WC-1 

Waterfront Commercial District. 
 

To be entitled to a D(1) use variance, the applicant must provide proof to satisfy the positive and 
negative criteria pursuance to N.J.S.A 40:55D-70d for use variance. 

The Applicant will be required to provide proof during testimony.  
 

4. According to the survey submitted, the Applicant will require five (5) bulk variances for the lot 
frontage/width for Bay Avenue and Shore Drive, minimum lot depth, minimum front yard setback for 
Shore Drive and maximum lot coverage as shown in Table 1 below.  

The Applicant is required to confirm the variances and quantities. 

To be entitled to bulk “c” variance relief, the applicant must provide proof to satisfy the positive and 
negative criteria pursuance to N.J.S.A 40:55D-70c for bulk variances. 

The Applicant will be required to provide proof during testimony.  
 

The following bulk requirement summary is provided for the Board’s reference. In accordance with 
Ordinance §21-85, existing and proposed bulk deficiencies which require bulk “c” variances are noted 
as follows: 

 

Table 1: Schedule I – Bulk and Area Requirements 

WC-1 Non-Residential Zone Required Existing Proposed 

Min. Lot Area (sf) - 3,220± 3,220± 

Lot Frontage/Width (ft)    

     Bay Avenue 100 52.5±** 52.5±* 

     Shore Drive 100 52.5±** 52.5±* 

Min. Lot Depth (ft) 150 61.1** 61.1* 

Min. Front Yard Setback (ft) 20   

     Bay Avenue  36.7± 36.7± 

     Shore Drive  0.1** 0.1* 

Min. Side Yard Setback (ft)  8/8 9.5/15.0± 9.5/15.0± 

Min. Rear Yard Setback (ft) - - - 

Max. Building Height (ft) 36 <36 <36 

Max Lot Coverage 65% 87.3±%** 87.3±%* 

Max Building Coverage 25% 18.6±% 18.6±% 

Min. Deck/Stairs Setback (ft) 3 5.6± 5.6± 
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Completeness Review No. 1 
Variance & Appeal 
Applicant: Timothy Ayers 
19 Bay Avenue 
Block 38.01, Lot 13 
Borough of Highlands, Monmouth County, New Jersey  
Our File No.: HLPB25-01 
Page 3 of 3 

Off-street Parking (spaces) 
Commercial, 1 space/600 sf GFA 

Residential, 1.8 spaces/1 bdrm 

3*** 5*** 5*** 

* Proposed Variance
**   Existing non-conformity
***ADA compliance required

5. The survey and the sketches do not indicate the dimensions and square footages of the first and second
floors.

6. Please confirm that the building can accommodate the required use and occupancy of space according
to N.J.A.C., Title 5. Community Affairs, Chapter 28. New Jersey State Housing Code, Subchapter 1.
Standards of Habitability, §5:28-1.11 Use and occupancy of space:

a. Every dwelling unit shall contain at least 150 square feet of floor space for the first occupant
thereof and at least 100 additional square feet of floor space for every additional occupant thereof,
the floor space to be calculated on the base of total habitable room area.

b. Every room occupied for sleeping purposes by one occupant shall contain at least 70 square feet
of floor space, and every room occupied for sleeping purposes by more than one occupant shall
contain at least 50 square feet of floor space for each occupant thereof.

c. At least one-half of the floor area of every habitable room shall have a ceiling height of at least
seven feet. The floor area of that part of any room where the ceiling is less than five feet shall not
be considered as part of the floor area in computing the total floor area in the room for the purpose
of determining the maximum permissible occupancy thereof.

7. The Applicant is required to provide the number of required parking spaces for the commercial space
and residential rental space according to the N.J.A.C., Title 5. Community Affairs, Chapter 21.
Residential Site Improvement Standards New Jersey State Housing Code, Subchapter 4. Street and
Parking, §5:28-4.14 Parking: number of spaces and the Borough of Highlands Municipal Code §21-
65.14.

Municipal Code §21-65.14 requires off street parking of 1 parking space for 600 sf commercial gross-
floor area and 1.8 spaces for a one bedroom.

Please confirm and indicate the existing and proposed parking spaces.

Provide or indicate the required handicapped accessible parking. Provide required signage.

Should you have any questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 
Land Use Board Engineer 

cc:  Michael Muscillo, Borough Administrator, (mmuscillo@highlandsborough.org) 
Dustin F. Glass, Esq., Land Use Board Attorney (dglass@semerarolaw.com) 
Courtney Lopez, Zoning Officer (clopez@highlandsborough.org) 
Daniel J. O’Hern, Jr., Applicant’s Attorney (dohern@byrnesohern.com) 
Cameron Corini, PE, CME, CPWM, Roberts Engineering Group, LLC 
GS Bachman, E.I.T., Roberts Engineering Group, LLC 
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1

19 Gravelly PR
19 Gravelly Point Road,
Highlands, NJ 07732

Block: 100
Lot: 26.19

© 2021 nastasi__architects

date:

scale:

drawn by:

checked by:

phase:

10-12-2022

as shown

NF

-

BD

n  a  s  t  a  s  i
a r c h i t e c t s

321 newark street  hoboken, nj  07030

t:  201-653-2577  f:  201-652-2577

www.nastasiarchitects.com

NJ license:  AI11550

Corrected Building Height 01-31-2025

2 Zoning/ Floodplain Review 01-03-2025

3 Building Department 01-23-2025

4 Zoning Board/ BD 02-13-2025

Proposed Site Plan 
Zoning Information
Bulk Regulations
Approved PB Site Plan

G102.1
Proposed Site Plan
1/4"=1'-0"

PL01

Updated Proposed
Design

Lot 26.19
Bungalow Colonies

2,758.25*

50.15

55.00*

3.11

6.56/7.1±

2.37*

29.1*

64.8±

53.2±

3

NO CHANGE

NO CHANGE

NO CHANGE

CONFORMING

CONFORMING

NO CHANGE

NO CHANGE

CONFORMING

CONFORMING

NO CHANGE

Planning Board Approved Site Plan
1/8"=1'-0"

PL02

(a) Every unit shall have associated with it a minimum yard requirement around the perimeter of the unit and attached accessory structures of
three (3) feet, except for those decks attached to the front of the dwellings situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28,
which may extend to locations equivalent to those which existed prior to elevation or reconstruction as determined by prior property surveys
conducted by a licensed surveyor. For those properties situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28 that do not have
prior property surveys available, any new decks attached to the front of the dwelling can extend to a location which is the equivalent of the location of
the front decks located on adjacent properties situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28. Structures shall be located
no closer together than the sum of the yard requirements, that is, six (6) feet. Detached accessory structures are prohibited in the minimum required
yard area.

** This code defines the scope for projection or (Extension) and not width/length. The proposed deck extends short of the existing deck marked
on the licensed survey; however the width/length is greater by ±21'-6" and connnects continuously to the elevated deck off of the main living
area (Not constrained or defined in the code).

SECOND FLOOR BALCONY CODE

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.
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Proposed Site Plan (Ground Floor)
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PL02Planning Board Approved Site Plan
3/16"=1'-0"

PL01

AS APPROVED MODIFIED
1 2

** This is the original site plan approved by the Planning Board. This
shows all existing and proposed setbacks are conforming, less the rear
yard setback at the western corner of the property which is an existing non
conforming condition to remain **

** This is modified/ proposed site plan with minor design revisions. The
proposed changes are bubbled on both the original and modified site plan
for reference **
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April 1, 2025 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Variance Application  

Applicant: Nastasi 

 19 Gravelly Point Road 

 Block 100, Lot 26.19 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB25-03 

 

Dear Ms. Tran: 

 

As requested, we have reviewed the above referenced application in accordance with the Borough of Highlands 

Zoning and Land Use Regulations. 

The Applicant is seeking approval to construct an elevated deck which was not shown on plans recently approved 

by the Land Use Board.  

The Applicant received approval per Resolution 2024-17 (memorialized September 12, 2024) to construct a 3-

story dwelling on an existing elevated 2-story frame dwelling. The Resolution granted bulk variance relief and 

height variance relief for a single-family dwelling.  

Please refer to Completeness Review No. 1 letter dated July 11, 2024 (attached). 

The Applicant received a Denial of Zoning Permit notification, dated March 10, 2025, upon seeking a new single 

family dwelling building permit and was deemed noncompliant per the Municipal Zoning Officer and advised to 

submit to the Land Use Board for approval. 

We have reviewed the following documents submitted in support of the above referenced application for 

completeness purposes:  

1. Copy of the Land Use Board Application for Variance, dated March 5, 2025. 

 

2. Copy of a Denial of Zoning Permit issued on March 10, 2025, by Courtney Lopez, Zoning Officer for the 

Borough of Highlands. 

 

3. Copy of the Borough of Highlands, County of Monmouth, Land Use Land Use Board Resolution 2024-17 

Memorialization of Height Variance and Bulk Variance Relief. Approved: August 8, 2024, and 

Memorialized: September 12, 2023 

 

4. Copy of plans entitled, “19 Gravelly PR, 19 Gravelly Point Road Highlands, NJ, Block: 100 Lot: 26.19”, 

prepared by John Nastasi, Architect, signed and dated October 12, 2022, and having a revision date of 

February 13, 2025, consisting of 2 sheets  

 

5. Copy of plans entitled, “Proposed Renovations & Addition, 19 Gravely Point Road, Unit 19, Highlands, 

NJ, Lot: 26.19 Block: 100”, prepared by Catherine Franco, Architect, unsigned and dated January 18, 

2024, and having a revision date of October 12, 2022, consisting of 3 sheets (survey & site plan, floor 

plans and elevations. 
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Completeness Review No. 1 

Applicant: Nastasi 

19 Gravelly Point Road 

Block 100, Lot 26.19 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-04 

Page 2 of 3 

 

We offer the following comments and recommendations for the Land Use Board’s consideration:  

 

I. VARIANCES 

§21-86.A.4.b(2)(a) for placement of a deck along the frontage of a building.in the Bungalow Colonies 

area.  

 

The Applicant requires one (1) variance for this modification to the approved plan.  

 

II. COMPLETENNESS 

Adequate information has been provided to perform a technical review and therefore the application is 

deemed COMPLETE.  

 

III. GENERAL COMMENTS 

The proposed elevated deck extends the entire front of the existing dwelling and the proposed addition, 3 ft 

towards the side yard and continues 3 ft along the addition (garage with first floor deck) towards the rear 

yard. Additionally, the proposed deck extends past the front yard setback and into Gravelly Point Road right-

of-way. The deck was not shown on plans that were approved by Resolution. 

 

The application presents the following items that deviate from the approved plans for a variance: 

 

1. Modified building footprint.  

2. Dwelling closer to right-of-way. 

3. Construction of new deck. 

4. Removal of existing shed and covered area. 

 

Our comments are as follows: 

 

1. A copy of the approved site plan is shown with the proposed site plan with this submission. 

The maximum building coverage has decreased by 6.1% in comparison to the approved plan  

 

a. The proposed addition has been shortened by 3 feet along the front of the dwelling nearest to 

the right-side yard.  

 

b. A foundation wall has been added to the front of the existing dwelling.  

 

c. The cantilevered second floor has been extended. 

 

2. The proposed plans indicate a new foundation wall along the front of the existing dwelling which was not 

delineated on the approved plans. The dwelling is now approximately 1 ft closer to the right-of-way. 

 

However, the closest building offset is outside the 3 ft front yard setback at 3’-1” and no variance is 

required.  

 

3. According to §21-86.A.4.b(2)(a) under the Bungalow Colonies standards, every unit shall have 

associated with it a minimum yard requirement around the perimeter of the unit and attached 

accessory structures of three (3) feet, except for those decks attached to the front of the dwellings 

situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28, which may extend to 

locations equivalent to those which existed prior to elevation or reconstruction as determined by prior 

property surveys conducted by a licensed surveyor. For those properties situated in Block 100, Lots 

26.01-26.76 and Block 69, Lots 15.01-15.28 that do not have prior property surveys available, any new 

decks attached to the front of the dwelling can extend to a location which is the equivalent of the 

location of the front decks located on adjacent properties situated in Block 100, Lots 26.01-26.76 and 

Block 69, Lots 15.01-15.28. Structures shall be located no closer together than the sum of the yard 

requirements, that is, six (6) feet. Detached accessory structures are prohibited in the minimum 

required yard area. 
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Completeness Review No. 1 

Applicant: Nastasi 

19 Gravelly Point Road 

Block 100, Lot 26.19 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-04 

Page 3 of 3 

Two options are noted in the code and are underlined for this discussion. 

a. The first option has a proposed deck replacing an existing deck of the same size as

determined by a prior survey.

The Applicant has a prior survey which indicates an existing elevated deck of approximately 9

ft x 17 ft. situated along the front of the existing dwelling. The proposed elevated deck is

approximately 39.5ft. The Applicant has indicated that the proposed deck is 21.5± feet longer

than the existing deck.

b. The second option has a proposed deck aligning with a neighboring deck if a survey is not

available.

The Applicant is placing the proposed elevated deck based upon the second option and has

indicated a “line of adjacent neighbor deck extents” and an outline of the existing deck on the

plan.

The proposed deck aligns with the neighboring deck according to the plan

The proposed deck extends into the right-of-way based upon the neighboring deck alignment

The Applicant is required to provide a full view of the neighboring decks. There appears to be

no dwelling with decking on the lot to the right.

Please provide internal building and deck dimensions. Please provide deck offsets to the right-

of-way.

The Ordinance would indicate the second option is not applicable since the existing survey indicates an 

existing elevated deck and the proposed deck would be restricted to the existing size under option one. 

Therefore, the Applicant requires a variance for option two. 

Please provide the proposed front and side offsets of the proposed deck to the property lines and right-

of-way on the plan. 

4. The existing shed and covered area are now proposed to be removed.

5. The Applicant will be required to provide testimony.

We will continue our review upon submission of revised plans. 

Should you have any questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, P.E., C.M.E., C.P.W.M. 

Land Use Board Engineer 

cc:  Michael Muscillo, Borough Administrator, (mmuscillo@highlandsborough.org) 

Dustin F. Glass, Esq., Land Use Board Attorney (dglass@semerarolaw.com) 
Courtney Lopez, Zoning Officer (clopez@highlandsborough.org) 

Cameron Corini, P.E., C.M.E., C.P.W.M., Roberts Engineering Group, LLC 

GS Bachman, E.I.T., Roberts Engineering Group, LLC 
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Site Map
THIS PROJECT IS DESIGNED USING
THE FOLLOWING CODES:

2021 International Residential Code New Jersey Edition

2020 National Electrical Code (NFPA 70)

2021 National Standard Plumbing Code (NJAC)

2021 International Energy Conservation Code (IECC)

and ANSI/ASHRAE/IES Standard 90.1-20192021

2021 International Mechanical Code (IMC)

2021 International Fuel Gas Code (IFGC)

2021 International Fire Code (IFC)

Code Compliance

T000.0 Title Sheet

G100.0 Project Data, Project Scope, Code Compliance, Drawing List, Site Map, 
Zoning Map, Area Map, Site Aerial, Existing Street View

G101.0 General Construction Specifications

G102.0 Zoning Information, Zoning Bulk Regulations, Proposed Site Plan

G103,0 Proposed Flood Proofing Plan, Flood Vent Details

A110.0 Proposed Ground Floor Plan, Proposed First Floor Plan

A111.0 Proposed Second Floor Plan, Proposed Roof Plan

A200,0 Proposed Elevations

A201.0 Proposed Elevations

A300.0 Typical Wall Section and Assembly Intersection Details

A301.0 South-East Wall Section, North-East Wall Section,
South-West Wall Section, North-West Wall Section

A400.0 General Partition Notes, Typ Wall Assemblies, Horizontal Assemblies

A600,0 Window/ Door Schedule, Window, Door Elevations

S110.0 First Floor Framing Plan, Second Floor Framing Plan

S111.0 Attic Floor Framing Plan, Roof Framing Plan

E110.0 Electrical Specifications, Electric Symbol Legend,
Electrical Service Diagram, Ground Floor Electric and Power Plan

E111.0 First Floor Electric and Power Plan, Second Floor Electric and Power Plan

P100.0 Plumbing Specifications, Gas Riser Diagram, Sanitary Rise Diagram, 
Plumbing Riser Diagram

Project Data

BLOCK NUMBER      = 100

LOT NUMBER           =  26 C00011

ZONING DISTRICT   =  R203

USE GROUP             =  R-5

CONST. CLASS        =  5B

Project Scope
The proposed project is a substantial renovation and expansions of a single-family
residential home.
The existing home is to be demolished down to the top of the existing foundation
block walls.
The foundations East corner will be extended, roughly squaring off the houses
footprint.
The new house will consist of:

- Ground Floor
-- (3) Car garage, storage space, main entry door, stair to main dwelling

floors, and elevator access to first floor.
- First Floor

-- Kitchen/ pantry, dining Area, living room, home office, (1)full bathroom,
elevator access to ground floor, elevated deck.

--- Deck extends past the property line but no further than the existing
deck marked on the survey.

- Second Floor
-- (2) En-Suite Bedrooms w/ attached bathrooms and walk-in closets,

laundry room, master Suite ( incld. master bedroom, bathroom, his/hers
closets, sitting room, and private covered balcony).

- Attic
-- Attic space for extra storage and mechanical equipment.

--- Access hatch will be provided on second floor to enter attic space.
--- Attic in non ventilated and conditioned within the building envalope

Drawing List

19 Gravelly Point Road, Highlands, NJ  07732

Zoning Map Area Map

Site Aerial

Existing Street View

19 Gravelly

19 Gravelly

# OF STORIES = 3

HEIGHT OF STRUCTURE =  38'-11"

AREA - LARGEST FLOOR =  1,570 SQ.FT.

NEW BUILDING AREA =  4,420 SQ.FT.

VOLUME OF STRUCTURE =  49,410 CU.FT.

or 29'-0" Above DFE (as per ZB Approval)

2
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Genreal Construction
Specifications

G101.0

GENERAL CONSTRUCTION SPECIFICATIONS

DIVISION 5:  METALS
Refer to Structural Drawings for additional Specifications

Structural steel should be procured from local sources, within 500 miles of the project site.

STRUCTURAL STEEL AND MISC. IRON:
1.  The Structural Steel Contractor shall submit complete shop drawings to the Architect for review
by the Structural Engineer prior to fabrication and installation.
2.  The Structural Steel Contractor shall verify the foundation construction for anchor bolt location,
elevation of top of concrete and bearing plates, alignment, etc., prior to start of erecting.
3.  All structural steel framing shall conform with the latest standard of AISC in connection with the
manufacture, detailing, fabrication, delivery and erection of all structural steel shapes.  Said framing
assembly and erection shall also comply with the requirements for welded or bolted connections for
buildings, as outlined by AISC.
4.  Structural steel shall conform with the structural specifications, unless shown otherwise on plan.
5.  All tubular columns shall conform with the structural specifications.
6.  All structural steel shop work to be welded or bolted with 3/4" high strength bolts. Connections to
be made as per structural specifications.
7.  All field connections to be made as per structural specifications, unless noted otherwise.
8.  All anchor bolts, straps, framing anchors and hangers to be galvanized or stainless steel.
9.  All columns shall be furnished with cap plates and base plates of sizes called for and shall be
shop welded.  Base plates shall bear on leveling nuts set 1-1/2" approved non-shrink grout, and
anchored with four 3/4" diameter x 18" bolts plus 4" hook.  Shim under base plates as required.
10.  General Contractor shall grout under all column base plates with an "approved" non-shrink
grout after columns are set and plumbed and prior to installation of supported decking.
11.  Where beams cantilever over columns, provide two 1/4" stiffeners on each side of beams.
12.  True shear connections shall be provided at all points of cantilever suspension.
13.  Beams bearing on walls shall be provided with bearing plates and anchored with bolts as
approved by Engineer.
14.  Punch holes in steel members at 2'-0" for fastening, blocking, etc., refer to all architectural
drawings.
15.  Provide temporary bracing as required to resist wind, construction loads, etc., during
construction.
16.  The Steel Contractor shall be responsible for exact location, elevation and alignment of all hung
lintels, as indicated on drawings and shall provide all necessary adjustable connections proposed
by and submitted to and approved by the Architect.
17.  All structural steel shall have two (2) coats shop primer (red lead iron oxide) or similar,
conforming to SSPC paint 2-64; retouch after erection.
18.  Interior columns will be nominal 4" diameter steel pipe, schedule 40, concrete filled unless
otherwise specified.  All lally columns shall be provided with both top plate and bottom plate with a
minimum thickness of 1/4" or otherwise specified and securely fastened or welded to column.
19.  STEEL REINFORCING BARS: shall be as indicated in DIVISION 3: CONCRETE and as shown
on the drawings.

NOTE: All exterior finish metals (i.e.: flashing, coping, louver frames) that are non-structural to the
integrity of the building frame to be copper, terne-coated zinc or powder-coated aluminum, color
t.b.d.; verify with Architect.

DIVISION 7:  THERMAL AND MOISTURE PROTECTION

07100:  WATERPROOFING AND DAMPROOFING

1.  Install damproofing from top of footing to above ground level as follows:
  a.  Prepare surface - fill all voids with bituminous material.
  b.  Cove at footing.
  c.  Two coats bituminous damproofing at unexposed surfaces.

07200:  INSULATION

1.  All batt insulation to be cellulose made from newsprint that is up to 80% post consumer material.
R-Value / in = 3.7-3.8
Add/Alt:  All insulation to be Mineral Wool Batts w/ an R-value / in = 4.2
2.  All rigid insulation to be mineral wool batts.  R-value / in = 4.2
Add/Alt: All rigid insulation should be EPS (expanded polystyrene)
3.  Spray-on insulation should contain no CFCs or HCFCs.
4.  Refer to ResCheck or ComCheck Reports for this specific project prepared by the Architect.

07270:  FIRESTOPPING

1.  Draftstopping and firestopping to be in accordance with International Building Code, most recent
edition.

07300:  SHINGLES AND ROOFING TILES

1.  EPDM roofing should be white, Energy Star compliant, and have an emissivity of at least 0.9.
2.  EPDM roofing as per Manufacturer's Specifications.

07600:  FLASHING AND SHEETMETAL

1.  Provide 16 oz. powder-coated aluminum metal (color t.b.d.) flashing across top and sides of
exterior window and door openings, and at other locations where needed.
2.  Flashing shall be installed:  at wall and roof intersections;  wherever there is a change in roof slope
of direction;  and around all roof openings.

DIVISION 9:  FINISHES

09250:  GYPSUM BOARD

1.  Gypsum board should contain 100% recycled content for both the gypsum itself and the paper
facing.
2.  Gypsum board should be procured locally, within 500 miles of the project site.
3.  A minimum of 64 s.f. of 5/8" FIRECODE gypsum wallboard shall be applied to ceiling located above
central heating system (boiler, furnace, etc.).
4.  Provide water-resistant gypsum board on walls and ceilings in bathroom.  Concrete composition
board shall be used at all tiled wall and ceiling areas.
5.  Gypsum board shall be fastened with approved screws spaced as per local and regional Building
Code, most recent edition.
6.  Provide gypsum board in thickness indicated in maximum lengths available to minimize end-to-end
joints.
7.  Provide gypsum board to comply with local and regional Building Code, most recent edition.
8.  Provide and install corner bead where required in compliance with ASTM C 840.
9.  All joint treatments to be from a single source and to comply with ASTM C 475, ASTM C 840, and
both gypsum board and joint treatment manufacturers' recommendations.
9.  All joint compounds to be applied in three coats and sanded.
10.  Joint tape to comply with ASTM C475, perforated type.
11.  Partitions to be gypsum board of thickness specified in construction documents, taped, spackled,
sanded and painted, unless otherwise noted in provided finish schedule.
12.  Metal trim and accessories:  Standard types of galvanized steel, of sizes required to suit
conditions of installation, similar and equal to those by United States Gypsum.  Casing beads and
edge trim shall be spackle L, USG 801B series, and corner beads be Durabead Reinforcement, or
approved equal.e int

l09900:  PAINTING AND STAINING

All paints and stains should conform to the following VOC levels:
1. Non-flat paint including primers: 150 g/L.
2. Flat paint including primers: 50 g/l.
3. Sanding sealers (non-lacquer): 550 g/L.
4. Sealers (including clear wood sealers): 400 g/L.
5. Stains, clear: 550 g/L.

6. Stains, semitransparent: 550 g/L.
7. Stains, opaque: 350 g/L.
8. Varnishes: 450 g/L.
9.  General Contractor shall be responsible for all painting and staining.
10.  All surfaces scheduled to be painted or stained shall be thoroughly cleaned and properly
prepared.
11.  All surfaces of wood, gypsum board and trim throughout the interior areas of new construction
shall be painted or stained as directed by the Owner and Architect, unless otherwise specified in finish
schedule.
12.  All areas to be painted shall receive three (3) coats on all surfaces (one prime coat and two
finish coats).  Painted wood trim shall be sanded between coats of paint.
13.  All areas to be painted to be specified in finish schedule unless otherwise noted.
14.  The Contractor shall provide samples of the interior paint colors for review and approval of the
Owner and Architect prior to any painting.
15.  If any exterior wood is to be painted it shall be fully primed prior to installation.
16.  All areas of finished work are to be protected and cleaned.
17.  Paint colors for the interior are to be selected by the Architect and Owner and provided and
applied by the Contractor.
18.  Paint to be delivered to the site in new, unopened containers.

TILE WORK
1.  All tile sealants and adhesives should contain no more than 130 g/L VOC content.
2.  All ceramic tile, stone flooring, saddles, trim pieces shall be selected by the Owner and
Architect.

DIVISION 15: MECHANICAL SYSTEMS
Refer to Mechanical Drawings for additional Specifications

All HVAC system equipment should be covered and/or sealed to avoid contamination and
exposure to water during construction.  No CFCs or HCFCs should be used in mechanical system
equipment.

15050:  BASIC MECHANICAL MATERIALS AND METHODS

1.  Every room or space intended for human occupancy shall be provided with natural or
mechanical ventilation.
2.  Heating system shall be capable of maintaining 68 degrees F inside when outside temperature
is 0 degrees F. Verify with local conditions; refer to Mechanical Specifications.
3.  Cooling system shall be capable of maintaining 78 degrees F inside when outside temperature
is 92 degrees F. Verify with local conditions; refer to Mechanical Specifications.
4.  Heating/cooling units are to be vented independent flues sized as per manufacturer's
specifications.
5.  Location of meters, main shutoff valves, relief valves and regulators other than integral
appliance regulators shall be approved by the administrative authority and shall conform to state
and local regulations.
6.  All plumbing work to conform to the National Standard Plumbing Code, most recent edition.

15255:  DUCTWORK INSULATION

1.  Provide 1 1/2" thick fiberglass duct wrap with foil faced vapor barrier on all supply ductwork in
non-air conditioned spaces and other locations as shown on the drawings. (GC to verify ducts fit
within open web joists)
2.  All slot diffusers in floors to be continuous along openings; provide continuous blank-off
extensions as required to maintain diffuser appearance aligned with opening in which the diffuser
is located in front of. Slot diffusers in ceilings to align with specified openings. Review with
Architect prior to installation.

15260:  PIPING INSULATION

1.  Insulate all heating hot water pipes in exterior walls, crawl spaces, basements and all other
unheated spaces and part of basement as shown on the Mechanical Drawings.
2.  All hot and cold supply piping shall be insulated to prevent heat loss and condensation.
3.  Insulation with a thickness of no less than 1 1/2" shall be installed on any space heating
distribution piping located outside of a conditioned space.
4.  Insulation with a minimum thickness of no less than 3/4" shall be installed on any service water
distribution piping that is greater than 3/4" in diameter.

15400:  PLUMBING

1.  The use of lead solder is prohibited on installation of potable water systems.
2.  All waste lines are to be PVC schedule 40.
3.  All water supply lines are to be type "L" copper.
4.  Contractor to be responsible to check soil pipe height and location and to adjust to job
conditions.
5.  Potable water system is to be protected from contamination by use of back flow preventers, as
conditions required.
6.  All hot and cold supply piping shall have air chambers to prevent water hammering.
7.  Supply and waste line sizes shall conform to the following.
    Fixture             HW      CW      Drain     Trap       Vent

    Water Closet     -         1/2"       4"*           -            3"
    Sink                1/2"       1/2"     1 1/2"     1 1/2"     1 1/2"
    Stall Shower    1/2"       1/2"       2"            2"       1 1/2"
    Laundry Tub    1/2"       1/2"     1 1/2"     1 1/2"     1 1/2"
    *3" PVC pipe may be used if approved by local Plumbing Sub-Code Official

15440:  PLUMBING FIXTURES

1.  All plumbing fixtures to be selected by the Owner in conjunction with the Architect.  Refer to the
Plumbing Fixture Schedule.

DIVISION 16:  ELECTRICAL
Refer to Electrical Drawings for additional Specifications

16050:  BASIC ELECTRICAL MATERIALS AND METHOD

1.  All fixtures to be selected by Owner in conjunction with the Architect.  See Lighting Fixture
Schedule.
2.  All wiring to be in accordance with N.E.C., most recent edition.
3.  All electrical, telephone, and data constrction work to be done in accordance with and conform
to the N.E.C., most recent edition, including subsequent additions and amendments thereto.
4.  Contractor shall recieve, handle, assemble, install and connect light fixtures, including initial
lamps.
5.  All visible electrical equipment such as switches, duplex outlets, cover plates and floor
mounted outlets shall be installed by competent mechanics in a first class manner.
6.  Notify Architect immediately (Prior to lighting installation) of any discrepancy or questions
regarding lighting intent.
7.  Upon completion of work, Electrical Contractor to supply all pertinent information in electrical
panel to Architect and Owner.  (i.e. Which breakers control which circuits/rooms/etc.).
8.  No floor mounted outlets shall be connected to lighting circuits.

16120:  WIRES AND CABLES

1.  All interior wiring to be "Romex" with ground or alternate as approved by Architect.
2.  All wiring to be as per article 517 of the N.E.C.

16505:  LENSES, LOUVERS AND ACCESSORIES

1.  All receptacles to be grounded type.  Bottom of base receptacles plate to be 6" A.F.F., unless
otherwise noted on Construction Drawings (refer to Interior Elevations).
2.  Bottom of all wall switches to be at 36" A.F.F., unless otherwise noted on Construction
Drawings (refer to Interior Elevations).
3.  All receptacles and switches are to be selected by the Owner and Architect.
4.  Contractor to provide all switches and receptacles U.O.N., Color: TBD by Architect.
5.  Contractor shall be responsible for all electrical connections for the kitchen appliances.

01400:  QUALITY REQUIREMENTS

CONSTRUCTION INDOOR AIR QUALITY
A high level of indoor air quality should be maintained throughout construction. Absorptive materials
(including but not limited to masonry units, lumber, finished architectural woodwork, flush wood
doors, gypsum board, and insulation) should be stored so as to avoid contact with water. All HVAC
system equipment should be covered and/or sealed to avoid contamination and exposure to water
during construction. If HVAC equipment is in operation during construction, filtration media should
be changed prior to occupancy. If possible HVAC equipment should be operated with a 100%
outside for a two week period after substantial construction is completed and before occupancy to
flush out dust and VOCs, after this flush out filtration media should be changed.

1. All labor and materials to carry out fully the intentions of the Plans and Specifications are part of
the Contract, whether or not specifically documented.  Contractor shall provide and install each item
mentioned, indicated or implied to achieve the intended building according to the methods of best
construction practice.  In no event is any article, operation, method or material to fall below the
standard set by the FHA Minimum Property Standard for One and Two Living Units, latest edition.
2.  The Contractor shall herewith agree to furnish only labor, materials and workmanship which are
first class. Should any trouble occur to the installation due to defective workmanship or materials
within one year from the date of acceptance, the Contractor shall repair same without cost to the
Owner. This guarantee shall apply to general construction and trades. This shall in no way void or
limit any extended warranty for service, equipment, etc.
3.  All work performed as a part of this Contract is to be guaranteed by the Contractor and/or
Subcontractor and to be free from defects on material and workmanship for a period of one (1) year
from the date of substantial completion of the work: the Contractor and/or Subcontractor agrees to
return to the job and make repairs and/or replacement to such defects at no cost to the Owner.
4.  The Contractor is to guarantee the water tightness of the structure for two (2) years after the
completion of the contract.
5.  All materials are to be installed in strict accordance with the manufacturer's recommendations
and are to be new and free of defects.
6.  Wherever the quality of the material or work called for in the drawings does not agree with that
called for in the specifications, the better of the two materials or work shall be installed or
performed.
7.  No deviations from the Contract Documents and Specifications shall be made except through
established Change Order Forms to be transmitted to and signed by the Architect and the Owner.
8. The Contractor is to submit samples or catalog cuts of all visible materials and equipment for the
Architect's and Designer's approval prior to installation. The work shall be in accordance with the
approved samples.
9. The Architect shall be the final judge of the quality of the workmanship and reserves the right  to
reject any work he/she considers unacceptable.
10.  Details and dimensions, shown in any section, apply to all similar sections unless otherwise
noted.
11.  These drawings were prepared with the intent that the Work shall be performed by a qualified
General Contractor.
12.  All Work shall be in conformance with all codes and regulations of any Federal, State, County or
Municipal agency having jurisdiction over such work.
13.  All Work is to be performed by qualified mechanics and technicians and shall be of the highest
levels of craftsmanship.
14. The Contractor is responsible for laying out the Work and that of the Subcontractors; verifying all
measurements, dimensions and sizes; checking all elevations and coordinating all floor elevations
and details. In the event of a discrepancy, the Contractor shall consult with the Architect before
ordering any material or performing any work.
15. The Contractor is responsible for the scheduling and coordination of all work that is to be
completed under this contract.  Coordination includes but is not limited to the scheduling of all
necessary Subcontractors, public utilities, inspections, materials suppliers, etc.
16.  Any discrepancies between the drawings and site conditions, and any incongruities present
within these drawings are to be brought to the attention of the Architect as soon as they are noticed
and prior to continuation of the work.
17.  During the course of the Work, conditions may be found that require Architectural or
Engineering intervention.  It is the responsibility of the Contractor to bring such conditions to the
attention of the Architect and the Owner immediately following discovery and prior to
commencement or continuation of Work.

18. The Contractor must protect all existing work, utilities, or any other existing property and
shall repair any damages to the building or site resulting from his work.
19.  Job Site Clean-up:
  A.  The Contractor is responsible for the complete removal and disposal of all debris and
discarded material. Transport materials removed from construction and legally dispose of off
site. The interior and exterior of the site shall be swept clean at the end of each working day.
There shall be no visual obstruction to the site or adjacent properties. The condition of the site
shall be maintained in an orderly manner. Leave site in a broom clean condition at the end of
each work day. Do not close or obstruct streets, walks, or other occupied or used facilities.
Secure all necessary permits.
  B.  At completion of the job, the Contractor shall leave the site and the house free of all
waste materials except those designated by the Owner. The building should be clean and
ready to be occupied.
20.  Security: The building, site and property shall be securely enclosed and locked - by the
last Contractor to leave the jobsite - at the end of each work day.
21.  Alcohol is not to be stored or consumed on the site, and work is not to be performed by
persons under the influence of alcohol.
22.  Do not scale Construction Documents.  Use written dimensions only.

01425:  EXAMINATION OF PREMISES

1.  Prior to submitting a proposal, each bidder will be held to have examined the premises
and satisfied him/herself as to the existing conditions under which he/she will be obliged to
work.
2.  If, in the Contractor's opinion, any work shown on the drawings or called for in the
specifications is portrayed in such a manner as to preclude first quality work and/or product,
the Contractor shall refer same to the Architect prior to proceeding.
3.  Contractors to verify all dimensions and report any discrepancies to the Architect.

01500:  PROTECTION OF PREMISES

1.  Contractor shall devise methods and procedures to ensure safe, orderly execution of the
work, and to allow safe passage of Owner's personnel, and general public to occupied
portions of the building.
2.  Contractor shall protect from damage all portions of the existing site to remain.
3.  Protect all floors with suitable coverings as required.
4.  Remove all protection at completion of work or as quickly as possible.
5.  All damage to adjacent facilities to be repaired promptly, at no cost to the owner.
6.  Maintain existing utilities to adjacent areas and protect against damage during
construction.

DIVISION 1:  GENERAL REQUIREMENTS

01060:  REGULATORY REQUIREMENTS

1.  Work shall comply with the "International Building Code/2021, NJ Edition" and other regulations,
ordinances, utility companies and all governmental agencies having jurisdiction, most recent
edition.
2.  All electrical work to be in accordance with and conform to "The National Electrical Code/2020,"
including all subsequent revisions and amendments thereto.
3.  All mechanical work to be in accordance with and conform to the "International Mechanical
Code/2021," including all subsequent revisions and amendments thereto.
4.  All construction work to be in accordance with and conform to the "International Fuel Gas
Code/2021," including all subsequent revisions and amendments thereto.
5.  All plumbing work to be in accordance with and conform to "The National Standard Plumbing
Code/2021, NJ Edition," including all subsequent revisions and amendments thereto.
6.  All Fire protection work to be in accordance with and conform to portions of building, electrical
and mechanical subcodes to the extent delineated in "International Fire Code, 2021" and other
regulations stipulated by agencies having jurisdiction in the State of New Jersey, most recent
edition.
7.  All Energy subcode work to be in accordance with and conform to "International Energy
Conservation Code/2021, NJ Edition", most recent edition, including all subsequent revisions and
amendments thereto.
8.  Wherever drawings state to be "Certified", test reports conducted by an approved testing agency
shall be provided to the Architect at the expense of the Contractor.
9.  Design loads are as follows:

Dead Load = 20 PSF + structure
Live Load = 40 PSF

10.  Contractor shall conform to all National, State, and Local codes, even in the event of conflicting
requirements in the Specifications and Plans at no additional cost to the Owner.
11. Contractor is responsible for obtaining all necessary permits, approvals, and Certificates of
Occupancy.

01100:  SPECIAL PROJECT PROCEDURES

1.  Work shall comply with the "International Residential Code/2021, NJ Edition" and other,
regulations, ordinances, utility companies and all governmental agencies having jurisdiction, most
recent edition.
2.  No Contractor nor Subcontractor shall commence work under this Contract until he/she has
provided proof of insurance of such character and in such amounts as will provide adequate
protection for the Owner, the Architect, the members thereof, and their successors, all agents,
officers and servants of the Owner, and the Contractor and Subcontractor against all claims,
liabilities, damages and accidents.  Such insurance shall remain in force throughout the life of this
Contract.
3.  Each Contractor must maintain all liability insurance and Workmen's Compensation as required
by law, and insure tools, materials and equipment.
4. The Owner will obtain the necessary homeowner's insurance to cover work incorporated into the
job.
5.  Each Contractor by making his/her bid represents that he/she has read and understands the
Contract Documents and his/her bid is made in accordance therewith; and that he/she visited the
site and has familiarized himself/herself with the local conditions under which the work is to be
performed; and that his/her bid is based upon the materials, systems, and equipment described in
the contract documents without exceptions.

DIVISION 6:  WOODS AND PLASTICS
Also Refer to Structural Drawings for additional Specifications

1.  All lumber, and engineered wood products (including framing, flooring, finishes,
furnishings, and non-rented temporary construction applications such as bracing, concrete
formwork and pedestrian barriers), shall be FSC certified to ensure that the wood was
harvested in a sustainable manner. Chain of custody certificates should be provided as proof
of FSC certification.
2.  Composite and prefabricated wood products should contain no added
urea-formaldehyde.
3.  Agrifiber products should be used in place of composite wood products wherever
possible. These products should also contain no added urea-formaldehyde.
4.  Whenever possible, wood products should be procured from local sources, within 500
miles of the project site.
5.  General Contractor to submit to the Architect all FSC certification forms for review and
approval.

TIMBER:
1.  All wood framing shall conform with the latest standard of AITC in connection with the
manufacture, fabrication, delivery and erection of all wood members.
2.  Wood framing where called for on drawings shall comply with National Design
Specifications for stress grade lumber and its fastenings and shall be as follows:
  Base Values for Douglas Fir-Larch
  (Surfaced Dry at 19% maximum M.C.) - No. 2.
  Extreme Fiber Stress in Bending "Fb" (Single member use) = 875 PSI
  Tension Parallel to Grain "Ft" = 575 PSI
  Compression Parallel to Grain "Fc" = 1300 PSI
  Horizontal Shear "Fv" = 95 PSI
  Modulus of Elasticity "E" = 1,600,000 PSI

ALL EXTERIOR GRADE LUMBER TO BE TREATED "ARSENIC FREE". CCA-TREATED
LUMBER IS UNACCEPTABLE. ACCEPTABLE ALTERNATIVES ARE AS FOLLOWS:
1. BORATE TREATED WOOD BY PAC-BOR/ADVANCE GUARD
2. ACQ TREATED WOOD BY ACQ PRESERVE AND NATURE WOOD
3. COPPER AZOLE TREATED WOOD BY ARCH WOOD PROTECTION
4. NATURAL CEDAR &/OR IPE

Exterior Siding, Decking, exposed wood, trim, fascias to be "Sustainably Harvested" wood.
Refer to Exterior Materials and Finish Schedule for additional Specifications.

06172: PREFABRICATED WOOD JOISTS AND TRUSSES
Refer to Structural Drawings for additional Specifications for:
ENGINEERED WOOD JOISTS
PARALLEL STRAND LUMBER (PSL)
LAMINATED VENEER LUMBER (LVL)
LAMINATED STRAND LUMBER (LSL)

06060:  CONNECTORS AND SUPPORTS

1.  Provide bridging of joist of not less than one row for every eight feet of span.
2.  All joist hangers to be galvanized metal and secured with galvanized nails as specified by
manufacturer of hangers being used.  Shall comply with IBC.
3.  Exterior walls shall be braced as per IBC.
4.  Nailing to be in accordance with IBC.

6100:  ROUGH CARPENTRY

1.  Framing lumber (studs, joists, girders, plates, sills, headers, trimmers, ridges, valleys,
tail beams, etc.) as noted in wall type legend with extreme fiber in bending 1450 PSI, modulus
of elasticity 1,600,000 PSI.
2.  Double up studs at all openings.  Support headers on studs, support headers longer
than 7'-0" on two studs each end.
3.  All wood framing members, including wood sheathing, which rests on exterior
foundation walls of in direct contact with masonry shall be of approved naturally durable of
preservative treated wood.
4.  Cut framing square on bearings, closely fitted, accurately set to required lines level
and plumb. Secure rigidly in place at bearings and connections.
5.  Do not use wood shims. Use slate or structural plastic shims with full bearing for
leveling on masonry or concrete. All bearing plates to be set on flex-seal.
6.  Provide 1/2" clear space at top, end and sides of wood girders entering masonry or
concrete walls.
7.  Provide minimum of 2" bearing for all wood structural members.
8.  Set all normal joists with camber up.
9.  Notches in joists, rafters and beams shall not exceed one sixth of the depth of the
member, shall not be longer than one third of the depth of the member and shall not be
located in the middle one third of the span.
10.  Wood floor joists within 18" of finished grade, wood girders within 12" of finished
grade, wood framing and sheathing within 8" of finished grade, and wood siding within 6" of
finished grade shall be of approved naturally durable or preservative treated wood.
11.  In all walls greater than 8'-0" in height, run continuous studs for full height of wall.
Above 15'-0" in height run double studs entire length.
12.  Keep wood framing min. 2" away from flues, chimneys and fireplaces, and 6" away
from flue openings.
13.  Clearance to combustibles:  The exterior surface of fireplace walls shall have a
minimum clearance of 4" to combustible materials.  Combustible materials, including framing
and sheathing, shall have a minimum clearance of 2" from the exterior surface of smoke
chamber walls.  Combustible material attached to a fireplace face, such as trim and mantels,
shall have a minimum clearance of 12" above a fireplace opening.
14.  Wall sill plates, shall be sized and anchored to foundation walls at intermediate
intervals as required to resist wind uplift.  Anchor bolts shall be a minimum diameter of 1/2".
The bolts shall be embedded in poured-in-place concrete or grouted unit masonry
foundations to a depth of not less than 10".  There shall be a minimum of two (2) anchor bolts
per section of plate and anchor bolts shall be placed 12" from the end of each section of plate
with intermediate bolts spaced a maximum of 6 feet on center one- and two-story buildings
and not more than 4 feet on center for buildings over two stories in height.
15.  Headers to be (2) 2 X 10's unless otherwise specified on architectural drawings.

6430:  WOOD STAIRS AND HANDRAILS

1.  Minimum headroom at stairs shall be as per International Residential Code, most
recent edition.
2.  Maximum riser height and minimum tread depth shall be as per International Building
Code, most recent edition.
3.  All decks, steps, platforms, landings, etc...raised 3 or more risers shall be in
accordance with the International Building Code, most recent edition.
4.  The triangular openings formed by the riser, tread and bottom rail at the open side of
a stairway shall be in accordance with the International Building Code, most recent edition.
5.  Guardrails and handrails shall be designed and constructed to the structural loading
conditions in International Building Code, most recent edition.

WOOD FINISHES AND TRIM
1.  The wood of the interior trim shall be selected by Architect &/or Owner, finishes (where
applicable) to be determined.
2.  Samples of all wood trim and finishes shall be submitted to the Architect for review
and approval prior to the ordering of the trim for this project.
4.  Exterior trim shall be clear select, exterior grade approved wood, species and finish to
be determined by Architect.
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G102.3

PROPOSED

Complies

REQUIRED

5,000 sf

Residential

ITEM

Residential - Single Family

Lot Area (Minimum)

EXISTING 

Residential

2,758 sf

R203  District - Bungalow Colony

Residential

No Change

ZONE DISTRICT

MINIMUM LOT SIZE

3 ft.All Yards (Minimum) 3 ft. 3 ft.

MINIMUM YARD REQUIREMENTS 

VARIATION

MAXIMUM BUILDING HEIGHT

Variance - Approved 20'-0"Feet (Maximum) 16'-0"

35%Building Coverage (Maximum) 48.2 % (1,330/2,758)

SITE COVERAGE REQUIREMENTS 

75%Lot Coverage (Maximum) 53.2 % (1,466/2,758)

59.5 % (1,640/2,758) Complies

Complies

Complies

Complies

29'-0"

(a) Every unit shall have associated with it a minimum yard requirement around the perimeter of the unit and attached accessory structures of three (3) feet, except for
those decks attached to the front of the dwellings situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28, which may extend to locations equivalent to
those which existed prior to elevation or reconstruction as determined by prior property surveys conducted by a licensed surveyor. For those properties situated in Block
100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28 that do not have prior property surveys available, any new decks attached to the front of the dwelling can extend to a
location which is the equivalent of the location of the front decks located on adjacent properties situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28.
Structures shall be located no closer together than the sum of the yard requirements, that is, six (6) feet. Detached accessory structures are prohibited in the minimum
required yard area.

(d) Building height shall not exceed twenty (20) feet.

** VARIANCE APPROVED FOR PROPOSED HEIGHT OF 27.5' ABOVE BASE FLOOD ELEVATION, WHERE 20' IS REQUIRED  **

(c) Total building coverage shall not exceed thirty-five (35%) percent of the total lot area and total lot coverage shall not exceed seventy-five (75%) percent except for
those situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28

§ 21-86R-2 SINGLE-FAMILY RESIDENCE.
[Ord. No. O-2007-06 § 26; Ord. No. O-2014-33; Ord. No. O-2016-23]

4. Bulk and Area Requirements. [Ord. No. O-2016-23]

a. Single-family dwellings shall meet the requirements shown in Schedule I.[1][1]

b. Existing bungalow colonies shall meet the following requirements:

(1) Density shall not exceed the number of units existing at the time of the adoption of this ordinance, as shown on existing Borough Tax Maps and/or other tax
records.

(2) Any application for expansion of an individual dwelling unit, either vertically or horizontally, shall meet the following standards:

(a) Every unit shall have associated with it a minimum yard requirement around the perimeter of the unit and attached accessory structures of three (3) feet, except
for those decks attached to the front of the dwellings situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28, which may extend to locations equivalent
to those which existed prior to elevation or reconstruction as determined by prior property surveys conducted by a licensed surveyor. For those properties situated in
Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28 that do not have prior property surveys available, any new decks attached to the front of the dwelling can
extend to a location which is the equivalent of the location of the front decks located on adjacent properties situated in Block 100, Lots 26.01-26.76 and Block 69, Lots
15.01-15.28. Structures shall be located no closer together than the sum of the yard requirements, that is, six (6) feet. Detached accessory structures are prohibited in
the minimum required yard area.

(b) Each unit shall have associated with it a minimum of one (1) parking space, located on site, either adjacent to the individual unit or in a common parking area.

(c) Total building coverage shall not exceed thirty-five (35%) percent of the total lot area and total lot coverage shall not exceed seventy-five (75%) percent except for
those situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28.

(d) Building height shall not exceed twenty (20) feet.

(e) Shall require an application for a site plan for the entire property except for those situated in Block 100, Lots 26.01- 26.76 and Block 69, Lots 15.0l-15.28.

(3) Bungalow colonies shall not be subject to the provisions of Section 21-98F below.
[Ord. No. O-2014-33; Ord. No. O-2016-23]

Zoning Bulk Regulations

** VARIANCE APPROVED FOR PROPOSED HEIGHT OF 29.1' ABOVE BASE
FLOOD ELEVATION, WHERE 20' IS REQUIRED  **

(f) Nonconforming Lots in a Residential Zone. Any parcel of land with an area, width or depth less than required in the zone in which such lot is located may be used as
a lot for purposes permitted in the zone without a variance, provided that it meets the requirements below.

Zoning Information R203  District - Bungalow Colony

64.8 % (1,787/2,758)

Proposed Site Plan (Ground Floor)
1/8"=1'-0"

PL02 Proposed Site Plan (Site Aerial)
1/8"=1'-0"

PL01Planning Board Approved Site Plan
1/8"=1'-0"

PL03

AS APPROVED MODIFIED ORIGINALLY SUBMITTED
1 2 3

** This is the original site plan approved by the Planning Board. This
shows all existing and proposed setbacks are conforming, less the rear
yard setback at the western corner of the property which is an existing non
conforming condition to remain **

** This is modified/ proposed site plan with minor design revisions. The
proposed changes are bubbled on both the original and modified site plan
for reference **

** This is the most recent site plan submitted and denied by Zoning. This
site plan used an aerial view, showing lot coverage, rather than a slice
through the ground floor plane. I believe this may have been
misunderstood as the new ground floor plan with more bulk than originally
approved **
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Ground Floor Flood Vent
/ Wet Floodproofing Plan
Smart Vent Specifications

G103.0
Ground Floor Wet Floodproofing Plan
1/4"=1'-0"

P1

UTILITY NOTE:
ALL ELECTRIC SERVICE UTILITY METERS/PANELS ARE TO BE INSTALLED ABOVE
ELEVATION 13.0 NAVD. GAS METERS ARE HIGH-PRESSURE AND AN EXCEPTION;
THEY MAY BE IN THE FLOOD PLAIN SO LONG AS THE EXTENSION OF THE VENT PIPE
OFF THE REGULATOR REACHES 4' TO 6'
ABOVE GRADE, PER PSE&G RECOMMENDATION. SPRINKLER AND WATER SERVICE IS
LOCATED ON THE GROUND FLOOR AND SUBMERSIBLE. Wet Flood Proof

Interior Area (Total) :

Total Area = 1,470 SF
or 8 Total Flood Vents

42

Item 4.

AutoCAD SHX Text
DETAIL DIAGRAM  MODEL 1540-520 FLOOD VENT INSULATED

AutoCAD SHX Text
SIZE

AutoCAD SHX Text
DWG NO.

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
REV

AutoCAD SHX Text
DATE.

AutoCAD SHX Text
SMART VENT FOUNDATION FLOOD VENTS

AutoCAD SHX Text
430 ANDBRO DR., UNIT 1

AutoCAD SHX Text
PITMAN NJ 08071

AutoCAD SHX Text
877-441-8368

AutoCAD SHX Text
WWW.SMARTVENT.COM

AutoCAD SHX Text
6-21-16

AutoCAD SHX Text
1 OF 2

AutoCAD SHX Text
A

AutoCAD SHX Text
8 1/4" R/O

AutoCAD SHX Text
FIGURE 3 SIDE VIEW

AutoCAD SHX Text
VENT  FRAME

AutoCAD SHX Text
VENT  DOOR

AutoCAD SHX Text
FIGURE 2 SIDE VIEW

AutoCAD SHX Text
FIGURE 1 FRONT VIEW

AutoCAD SHX Text
B

AutoCAD SHX Text
1540-520

AutoCAD SHX Text
FLOAT SLOTS

AutoCAD SHX Text
CLIP SLOTS USE TWO TOP AND TWO BOTTOM

AutoCAD SHX Text
FLOOD VENT INSULATED MODEL 1540-520

AutoCAD SHX Text
CLIPS INSTALLED: TWO ON TOP TWO ON BOTTOM

AutoCAD SHX Text
12" MAX FROM FINAL GRADE

AutoCAD SHX Text
HURRIBOND GRIP & SEAL ADHESIVE LOCATION (FLANGE)

AutoCAD SHX Text
INSTALLATION INSTRUCTIONS  & DETAILS MODEL 1540-520 FLOODVENT INSULATED REV. 6-21-16

AutoCAD SHX Text
Smart VENT 877- 441- 8368 www.smartvent.com

AutoCAD SHX Text
MATERIAL: STAINLESS STEEL

AutoCAD SHX Text
OPERATION: AUTOMATIC NON-POWERED ACTIVATION AND OPERATION

AutoCAD SHX Text
INSTALLATION:

AutoCAD SHX Text
     SECURED W/ 4 STAINLESS STEEL INSTALLATION CLIPS INCLUDED AND AN ADHESIVE

AutoCAD SHX Text
HYDROSTATIC RELIEF: 200 SQ. FT PER VENT

AutoCAD SHX Text
REQUIREMENTS: MINIMUM OF 2 VENTS PER ENCLOSED AREA

AutoCAD SHX Text
                                   MOUNTED ON AT LEAST TWO DIFFERENT WALLS

AutoCAD SHX Text
COLORS: STAINLESS (STANDARD)

AutoCAD SHX Text
                   EXTERIOR POWDER COATED WHITE, WHEAT, GRAY, AND BLACK  (AVAILABLE)

AutoCAD SHX Text
DETAIL SPECIFICATIONS:

AutoCAD SHX Text
MEETS THE REQUIREMENTS FOR ENGINEERED OPENINGS AS SET FORTH BY:  FEMA, NFIP, ICC, & ASCE SUPPORTIVE DOCUMENTS, TB 1-08, 44CFR 60.3(C)(5), ASCE 24-14          ICC EVALUATION # ESR-2074                               

AutoCAD SHX Text
INSTALLATION INSTRUCTIONS

AutoCAD SHX Text
1.  REMOVE VENT DOOR FROM VENT FRAME. (TURN UPSIDE DOWN, ROTATE BOTTOM OF DOOR OUTWARD AND SLIDE OUT)

AutoCAD SHX Text
2.  PREPARE A CLEAN 16.25" WIDE BY 8.25" HIGH ROUGH OPENING (APPROX. 1 BLOCK WIDE X 1 BLOCK HIGH)  FOR EACH VENT. ENSURE THE BOTTOM OF THE ROUGH OPENING IS NO MORE THAN         12" ABOVE THE FINISHED GRADE. 

AutoCAD SHX Text
5.  THE SPRING ARM OF THE CLIPS SHOULD BE ON THE OUTSIDE OF THE VENT FRAME.    COMPRESS THE BOTTOM TWO CLIPS AND BEGIN SLIPPING THE FRAME INTO THE OPENING. ENSURE THAT THE BOTTOM CLIPS ARE IN THE OPENING BEFORE ALLOW THEM TO DECOMPRESS.

AutoCAD SHX Text
9.  INSERT THE TOP STRAPS INTO THE TOP TWO STRAP SLOTS ABOUT TWO CLICKS.

AutoCAD SHX Text
7.  RE-CHECK THAT FRAME IS SQUARE AND SLOTS ARE CLEAR OF DEBRIS, AND CAULK.

AutoCAD SHX Text
8.  INSTALL THE DOOR INTO FRAME BY GRASPING THE BOTTOM OF DOOR (WITH FLOAT PINS DOWN) AND FRONT (SMALL SCREEN IN FRONT).  SLIDE DOOR INTO FRAME AND      ROTATE UNTIL IT IS LATCHED.

AutoCAD SHX Text
10.  TO OPEN THE DOOR INSERT TWO CREDIT CARDS INTO THE FLOAT SLOTS AS SHOWN IN THE DIAGRAM. THIS WILL UNLATCH THE DOOR FOR REMOVAL AND CLEANING.

AutoCAD SHX Text
4.  INSERT INSTALLATION CLIPS INTO THE TWO SLOTS ON THE TOP AND TWO SLOTS ON THE BOTTOM OF THE FRAME.

AutoCAD SHX Text
6.  WITH THE FRAME NOW IN THE OPENING, AND THE BOTTOM SPRINGS IN PLACE, COMPRESS THE TOP SPRINGS AND PUSH THE VENT FRAME INTO THE OPENING    COMPLETELY UNTIL THE FRAME IS FLUSH WITH THE WALL.

AutoCAD SHX Text
3.  APPLY A BEAD OF HURRIBOND GRIP & SEAL OR EQUIVALENT ADHESIVE AROUND THE BACK OF THE FLANGE ON THE VENT FRAME. (FIG. 2)



Tesla Powerwall 3 Gateway 200 AMP
Meter Panel

3-CAR

700 SF
001

GARAGE

60 SF
003

ELEVATOR

500 SF
002

STORAGE

EXTERIOR
STORAGE
CLOSET

NEW EXT. DOOR
3'-0" W X 7'-0" H

5

5

5

6

6

4

6 6

1

FURRED OUT EXISTING BLOCK
WALLS TO CREATE INSULATED
STORAGE SPACE.
ALL FRAMING AND INSULATION
MATERIALS TO BE WET
LOCATION RATED

ALL ELECTRIC/UTILITY
EQUIPMENT TO BE MOUNTED
ABOVE DFE OR 5'-6.5" ABOVE
FINISH FLOOR HEIGHT

Tesla Powerwall 3

A.F.F.
8'-2"

C
A

N
TI

LE
VE

R
E

D
 S

TR
U

C
TU

R
E

 A
B

O
VE

MACHINE
ROOM-LESS INLINE

GEAR DRIVE
RESIDENTIAL ELEV.

SUPPLIER TBD.
INSTALL PER

MANUF. SPECS.

CANTILEVERED STRUCTURE ABOVE

REF

OFFICE

125 SF
106 GUEST

38 SF
102

BTHRM

PANTRY

30 SF
105

KITCHEN

345 SF
104

KITCHEN

200 SF
107

LIVING

250 SF
106

ROOM

ELEVATOR

45 SF
101

VESTIBULE

14 SF
103

CLOSET

DECK

560 SF
108

60 SF
003

ELEVATOR

To
 S

ec
on

d 
Fl

oo
r

To
 G

ro
un

d 
Fl

oo
r

2

22

1

1A

1

1

2A

1A

1A

3

3

3

2

2

2

2

1

1

NEW INT.
POCKET DOOR
2'-8" W X 7'-0" H

NEW INT.
DOOR

2'-8" W X 7'-0" H

N
E

W
 IN

T.
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

NEW INT.
BI-FOLD DOOR
6'-0" W X 7-0" H

VENT NEW GAS
FIREPLACE DIRECTLY
THROUGH EXTERIOR

WALL

COFFEE BAR W/ BUILT
IN COFFEE MAKER

DWCM

DW

100,000 BTU
FURNACE

1ST FLOOR
(ZONE 01)

TANKLESS
WATER
HEATER

MACHINE
ROOM-LESS INLINE

GEAR DRIVE
RESIDENTIAL ELEV.

SUPPLIER TBD.
INSTALL PER

MANUF. SPECS.

200 AMP
Meter Panel

A.F.F.
9'-6"

A.F.F.
9'-6"

A.F.F.
9'-6"

GENERAL STAIR
SPECIFICATIONS:

MAX RISER =8-1/2"
MIN TREAD = 9"

FIELD VERIFY FOR #
OF STEPS REQUIRED

36" H HANDRAIL

C
A

N
TI

LE
VE

R
E

D
 S

TR
U

C
TU

R
E

 A
B

O
VE

ISSUE

REVISION

no. to whom issued date

1 Zoning Board 10-12-2022

descriptionno. date

1

19 Gravelly PR
19 Gravelly Point Road,
Highlands, NJ 07732

Block: 100
Lot: 26 C00011

© 2021 nastasi__architects

date:

scale:

drawn by:

checked by:

phase:

April 2, 2025

as shown

VP

AG

BD

n  a  s  t  a  s  i
a r c h i t e c t s

321 newark street  hoboken, nj  07030

t:  201-653-2577  f:  201-652-2577

www.nastasiarchitects.com

NJ license:  AI11550

2 Zoning/ Floodplain Review 01-03-2025

3 Building Department 01-23-2025

Corrected Building Height 01-31-2025

2

2 Block & Lot Number 03-31-2025

3 Completeness Review 04-02-2025

Proposed Ground Floor Plan
1/4"=1'-0"

PL01

Proposed Floor Plans:
Ground Floor Plan
First Floor Plan

A110.3Proposed First Floor Plan
1/4"=1'-0"

PL02

39'-8"

28
'-9

 1
/2

"

8'-5 1/2"

54
'-1

0 
3/

4"

6'
-3

"
19

'-1
0"

12
'-9

"
12

'-0
 1

/2
"

2'
-8

 1
/2

"

19
'-2

"
7'

-1
"

10'-9 1/2" 5'-0" 7'-0" 5'-6 1/2"

31'-2 1/2"

28
'-6

 1
/2

"

23'-4 1/2"

26
'-1

"

39'-8"

28
'-9

 1
/2

"

54
'-1

0 
3/

4"

6'
-4

 1
/2

"
21

'-0
"

24
'-1

1 
1/

2"

22
'-5

"

3'
-5

"
7'

-1
"

22'-2" 5'-6 1/2"

30'-1 1/2"

25
'-8

 1
/2

"

6'
-4

 1
/2

"

13
'-1

1"

35'-8" 3'-0"

25
'-1

0"

25
'-1

1 
1/

2"

1'-0"

3
Building & Deck
Dimensions Added

24'-0" 6'-2 1/2"

19
'-2

 1
/2

"

48
'-1

 1
/2

"

43

Item 4.

AutoCAD SHX Text
UP

AutoCAD SHX Text
15RISE

AutoCAD SHX Text
UP

AutoCAD SHX Text
17RISE

AutoCAD SHX Text
DN

AutoCAD SHX Text
15RISE



12"

6"

12"

6"

Queen

Queen

K
in

g

GUEST

170 SF
202

BEDROOM 01

WALK-IN

42 SF
204

CLOSET 01

EN SUITE

40 SF
205

BTHRM 01

30 SF
203

HALLWAY

WALK-IN

30 SF
207

CLOSET 02
EN SUITE

40 SF
208

BTHRM 02

GUEST

165 SF
206

BTHRM

WALK-IN

212
CLOSET

WALK-IN

211
CLOSET 

SITTING

90 SF
215

ROOM

MASTER

180 SF
213

BEDROOM

COVERED

60 SF
216

BALCONY

MASTER

214
BTHRM

MASTER BDRM

210
ENTRY HALL

45 SF
209

LAUNDRY

80 SF
201

HALLWAY

NEW INT.
SWING DOOR

2'-10" W X 7'-0" H

NEW INT.
SWING DOOR
2'-8" W X 7'-0" H

NEW INT.
SWING DOOR
2'-8" W X 7'-0" H

NEW INT.
SWING DOOR

2'-10" W X 7'-0" H

NEW INT.
POCKET DOOR
2'-8" W X 7'-0" H

NEW INT.
POCKET DOOR
5'-9" W X 7'-0" H

N
E

W
 IN

T.
P

O
C

K
E

T 
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

N
E

W
 IN

T.
P

O
C

K
E

T 
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

N
E

W
 IN

T.
P

O
C

K
E

T 
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

N
E

W
 IN

T.
S

W
IN

G
 D

O
O

R
2'

-1
0"

 W
 X

 7
'-0

" H

N
E

W
 IN

T.
S

W
IN

G
 D

O
O

R
2'

-1
0"

 W
 X

 7
'-0

" H

N
E

W
 IN

T.
P

O
C

K
E

T 
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

N
E

W
 IN

T.
P

O
C

K
E

T 
D

O
O

R
2'

-8
" W

 X
 7

'-0
" H

NEW INT. DOUBLE
POCKET DOOR
4'-0" W X 7'-0" H

1

2

2

2A

2A

1

1

2 2A

3

2

1A

1A

1A

1A

1

1

3

3

3A

3A

2A 2

2

2

1

1

1

1

1A

1A

1A

1

A.F.F.
9'-0"

A.F.F.
9'-0"

A.F.F.
9'-0"

A.F.F.
12'-0"

A.F.F.
12'-0"

A.F.F.
9'-0"

A.F.F.
9'-0"

A.F.F.
9'-0"

Sloped Clg.
12'-0"

Sloped Clg.
8'-3"

ISSUE

REVISION

no. to whom issued date

1 Zoning Board 10-12-2022

descriptionno. date

1

19 Gravelly PR
19 Gravelly Point Road,
Highlands, NJ 07732

Block: 100
Lot: 26 C00011

© 2021 nastasi__architects

date:

scale:

drawn by:

checked by:

phase:

April 2, 2025

as shown

VP

AG

BD

n  a  s  t  a  s  i
a r c h i t e c t s

321 newark street  hoboken, nj  07030

t:  201-653-2577  f:  201-652-2577

www.nastasiarchitects.com

NJ license:  AI11550

2 Zoning/ Floodplain Review 01-03-2025

3 Building Department 01-23-2025

Corrected Building Height 01-31-2025

2

2 Block & Lot Number 03-31-2025

3 Completeness Review 04-02-2025

Proposed Second Floor Plan
1/4"=1'-0"

PL01

Proposed Floor Plans:
Second Floor Plan
Roof Plan

A111.3Proposed Roof Plan
1/4"=1'-0"

PL02

39'-8"

28
'-9

 1
/2

"

8'-0 1/2"

55
'-0

"

4'
-1

0 
1/

2"

23
'-1

1"

31'-7 1/2"

31'-7"

4'
-1

0 
1/

2"

50
'-1

 1
/2

"

26
'-2

 1
/2

"

39'-8"

28
'-9

 1
/2

"

54
'-1

0 
1/

2"

4'
-1

0 
1/

2"

8'
-0

"

31'-2 1/2"

9'-6 1/2"

6'
-3

"

12
'-0

 1
/2

"

25
'-1

0"

12
'-9

"
6'

-0
"

8'
-8

 1
/2

"
6'

-0
"

1'
-4

 1
/2

"

14'-7" 9'-7" 5'-0"

12'-0" 7'-3 1/2"

1'
-6

"

12
'-0

"
11

'-3
"

5'
-0

"
8'

-2
"

22
'-6

 1
/2

"

31'-2 1/2" 8'-5"

3
Building & Deck
Dimensions Added

44

Item 4.

AutoCAD SHX Text
DN

AutoCAD SHX Text
17RISE



T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'

T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'

ISSUE

REVISION

no. to whom issued date

1 Zoning Board 10-12-2022

descriptionno. date

1

19 Gravelly PR
19 Gravelly Point Road,
Highlands, NJ 07732

Block: 100
Lot: 26 C00011

© 2021 nastasi__architects

date:

scale:

drawn by:

checked by:

phase:

April 2, 2025

as shown

VP

AG

BD

n  a  s  t  a  s  i
a r c h i t e c t s

321 newark street  hoboken, nj  07030

t:  201-653-2577  f:  201-652-2577

www.nastasiarchitects.com

NJ license:  AI11550

2 Zoning/ Floodplain Review 01-03-2025

3 Building Department 01-23-2025

Corrected Building Height 01-31-2025

2

2 Block & Lot Number 03-31-2025

3 Completeness Review 04-02-2025

Proposed Front Elevation (South-East)
1/4"=1'-0"

EL01

Proposed Elevations:
Front Elevation (South-East)
Side Elevation (North-East)

A200.1Proposed Side Elevation (North-East)
1/4"=1'-0"

EL02

A B
C

A B
C

A A

D D

EF

G

H

STANDING SEAM METAL
WRAPPING FASCIA

HARDIE CLAPBOARD SIDING
OR SIMILAR (COLOR/ STYLE
TBD BY ARCH.)

CONTINUOUS GUARDRAIL
AROUND RAISED DECK
@36" HIGH
(COLOR/ STYLE TBD BY
ARCH.)

STANDING SEAM METAL
WRAPPING FASCIA

COVERED MASTER BEDROOM

STANDING SEAM METAL ROOF
CONTINUOUS DOWN
SOUTH-WEST EXTERIOR WALL

K K K

L L

1

1

45

Item 4.



T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'

T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'

ISSUE

REVISION

no. to whom issued date

1 Zoning Board 10-12-2022

descriptionno. date

1

19 Gravelly PR
19 Gravelly Point Road,
Highlands, NJ 07732

Block: 100
Lot: 26 C00011

© 2021 nastasi__architects

date:

scale:

drawn by:

checked by:

phase:

April 2, 2025

as shown

VP

AG

BD

n  a  s  t  a  s  i
a r c h i t e c t s

321 newark street  hoboken, nj  07030

t:  201-653-2577  f:  201-652-2577

www.nastasiarchitects.com

NJ license:  AI11550

2 Zoning/ Floodplain Review 01-03-2025

3 Building Department 01-23-2025

Corrected Building Height 01-31-2025

2

2 Block & Lot Number 03-31-2025

3 Completeness Review 04-02-2025

Proposed Elevations:
Rear Elevation (South-West)
Side Elevation (South-West)

A201.1

Proposed Front Elevation (South-East)
1/4"=1'-0"

EL01

Proposed Side Elevation (North-East)
1/4"=1'-0"

EL02

A

J

I

STANDING SEAM METAL
WRAPPING FASCIA

HARDIE CLAPBOARD SIDING
OR SIMILAR (COLOR/ STYLE
TBD BY ARCH.)

CONTINUOUS GUARDRAIL
AROUND RAISED DECK
@36" HIGH
(COLOR/ STYLE TBD BY
ARCH.)

ADDITION EDGE CANTILEVERED
OUT APROX. 12" PAST
SOUTH-WEST FOUNDATION WALL

STANDING SEAM METAL ROOF
CONTINUOUS DOWN
SOUTH-WEST EXTERIOR WALL

STANDING SEAM METAL
WRAPPING FASCIA

A

A A J

A A

A

1

1

46

Item 4.



3
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

4
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 9 1/2" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB
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TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

Fascia Board

2x Sub-Fascia

Soffit Board

2x4 Soffit Framing

Standing Seam Roofing
(Style To Be Selected In Field)

Standing Seam Drip Edge

Pressure Treated Sill Plate
Attached to foundation wall
w/ 1/2" lag bolts @ 16" o.c.

#5 reinforcement bars @24" o.c.

Foundation Damp Proofing

Gravel Surround (No Fines)

2' wide concrete footer
w/ #5 rebar anchor set
below frost line

Perforated pvc drainage pipe
set in gravel bed w/ textile
drainage filter

Compacted backfill

Drip Edge

Standing Seam Roofing
Continuous Wrapping
Fascia & Soffit

TYP. Exterior Wall Assembly  
(Inside to Out)  

- (1) Layer 5/8" GWB

- 2x6 Wood studs @ 16" O.C.

- R-30 Closed Cell Spray Foam Insulation

- 1/2" Sheathing

- Waterproof Membrane

- Hardie Siding (Style TBD)

3

3

3

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (2) Layers 5/8" GWB

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Concrete Slab; 6" Thickness Min.

- 2' (R-10) Min. Continuous Rigid Insulation

- Vapor Barrier

- 6" Gravel Base Min.

T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'
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4
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 9 1/2" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

3
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (2) Layers 5/8" GWB

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (2) Layers 5/8" GWB

12"

6"

12"

6"

4
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 9 1/2" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

3
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (2) Layers 5/8" GWB

TYP. Exterior Wall Assembly  
(Inside to Out)  
- (1) Layer 5/8" GWB

- 2x6 Wood studs @ 16" O.C.

- R-30 Closed Cell Spray Foam Insulation

- 1/2" Sheathing

- Waterproof Membrane

- Hardie Siding (Style TBD)

3

3

3

T.O. First Floor

GRADE
5.46'

First Floor Sil Height

B.O. First Floor

Base Flood Elevation
11'-0"

First Floor Head Height

T.O. Second Floor

B.O. Second Floor

Second Floor Ceiling

T.O. Roof

Second Floor Sil Height

Second Floor Head Height

Roof Mean

8'
-2

 1
/4

"
1'

-4
"

10
'-0

"

Ground Floor Head Height

7'
-0

"
2'

-8
"

5'
-6

"
1'

-1
0"

1'
-4

"
9'

-6
"

2'
-6

"
5'

-6
"

1'
-6

"

29
'-0

"

38
'-1

1 
1/

4"

5'
-6

 1
/2

"

1'
-2

 1
/4

"

T.O. Attic Floor

11
"

6'
-7

 1
/2

"
1'

-0
"

Attic Ceiling
42'-2"

Ground Finish Floor
6.06'

3
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

Pressure Treated Sill Plate
Attached to foundation wall
w/ 1/2" lag bolts @ 16" o.c.

Drip Edge

TYP. Exterior Wall Assembly  
(Inside to Out)  
- (1) Layer 5/8" GWB

- 2x6 Wood studs @ 16" O.C.

- R-30 Closed Cell Spray Foam Insulation

- 1/2" Sheathing

- Waterproof Membrane

- Hardie Siding (Style TBD)

3

3

3

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Concrete Slab; 6" Thickness Min.

- 2' (R-10) Min. Continuous Rigid Insulation

- Vapor Barrier

- 6" Gravel Base Min.

5
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB

2
TYP. Floor Assembly (Garage)  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 14" TJI 560 Floor Joist @ 12" O.C.

- (2) Layers 5/8" GWB

4
TYP. Floor Assembly  
(Top to Bottom)  

- Finish Flooring (To Be Selected In Field)

- (1) 3/4" Plywood

- 9 1/2" TJI 560 Floor Joist @ 12" O.C.

- (1) Layer 5/8" GWB
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Exterior Wall Sections

A301.1North-East Wall Section 
1/2"=1'-0"

SE03South-West Wall Section 
1/2"=1'-0"

SE04 North-East Wall Section 
1/2"=1'-0"

SE01South-West Wall Section 
1/2"=1'-0"

SE02

1
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4
TYP. Existing Block Wall 

8 1/2"

New Direct Applied 3 Coat
Stucco Finish (Color TBD
by owner)

Existing 8" CMU Block
Foundation Wall

New Fluid Applied Vapor
Control Layer

10
 7

/8
"

Attic Space

9-1/2" TJI

(1) Layer 5/8" GWB

Second Floor

(1) 3/4" PLYWOOD

5

1'-1"

(1) Layer 5/8" GWB
( water resistant GWB at
all wet locations )

Insulate all plumbing in exterior
walls

Direct Applied 3 Coat
Stucco Finish (Color TBD
by owner)

Existing 8" CMU Block
Foundation Wall

Fluid Applied Vapor
Control Layer

Pressure Treated 2x4
Wood Studs @ 16 O.C.

(1) Layer 5/8" GWB
( water resistant GWB at
all wet locations )

TYP. Furred Out Existing Block Wall 

6
TYP. New Block Wall (To Match Existing)

8 1/2"

New Direct Applied 3 Coat
Stucco Finish (Color TBD
by owner)

New 8" CMU Block Foundation
Wall

New Fluid Applied Vapor
Control Layer

3
TYP. Standing Seam Exterior Wall  

(1) Layer 5/8" GWB
( water resistant GWB at
all wet locations )

1/2" Sheathing

2x6 Wood studs @ 16" O.C.

Vinyl Siding (Style TBD by
owner and Contractor)

R-21 Faced Batt Insulation

Insulate all plumbing in exterior
walls

Waterproof Membrane

Typical Standing Seam Tiled Exterior Wall  
3A

R-5 Continuous Insulation
(1" Rigid Foam Board
Insulation Sheathing or Similar)

7"

2
TYP. Shingle Siding Exterior Wall  

(1) Layer 5/8" GWB
( water resistant GWB at
all wet locations )

1/2" Sheathing

2x6 Wood studs @ 16" O.C.

Vinyl Siding (Style TBD by
owner and Contractor)

R-21 Faced Batt Insulation

Insulate all plumbing in exterior
walls

Waterproof Membrane

TYP. Shingle Siding Tiled Exterior Wall
2A

R-5 Continuous Insulation
(1" Rigid Foam Board
Insulation Sheathing or Similar)

7 1/2"

Typical Partition Wall
1

(1) Layer 1/2" @ each face
( water resistant GWB at all
wet locations )

2x4 Wood studs @ 16" O.C.

3" Rockwool Stone Wool Insulation

1/2" Cement backer board

Tile and grout

Typical Tiled Partition Wall
1A

4 1/2"

1'
-4

"

Second Floor

First Floor

14" TJI 560 @ 12" O.C.

(2) Layer 5/8" GWB

(1) 3/4" PLYWOOD

FINISH FLOORING
(TO BE SELECTED IN FIELD)

First Floor

Ground Floor

14" TJI 560 @ 12" O.C.

(2) Layer 5/8" GWB
In Garage

(1) 3/4" PLYWOODFINISH FLOORING
(TO BE SELECTED IN FIELD)

1'
-4

"
1'

-4
 5

/8
"

1'
-5

 7
/8

"

R-30 Min. Closed
Cell Spray Foam Insulation

Soffit Board Over Pressure
Treated Wood Furring

(1) Layer 5/8" GWB
In Ground Floor

Storage Area

1'
-2

"

Ground Floor

Below Grade
11

 1
/2

"
9"

 M
in

.
D

pe
th

Exterior

2 X 10 FLOOR JOIST @ 16" O.C.

R-60 CLOSED CELL SPRAY FOAM
INSULATION - MIN. 9" DEPTH

SUBFLOOR

UNDERLAYMENT

Attic Space

STANDING SEAM METAL
CLADDING
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General Partition Notes
Wall Assemblies
Horizontal Assemblies

A400.0

1. ALL WOOD FRAMING SHALL BE DOUG FIR UNLESS OTHERWISE NOTED

2. ALL FRAMING SHALL BE AT 16" O.C. UNLESS OTHERWISE NOTED

3. ALL 2X FRAMING SHALL BE HORIZONTALLY BRACED AT 48" O.C.

4. ENTIRE PERIMETER OF GWB PARTITIONS SHALL BE CAULKED WITH

ACOUSTICAL SEALANT

5. INSTALL MOISTURE AND MOLD RESISTANT GWB AT ALL WET LOCATIONS

6. REFER TO FINISH PLANS FOR FINISHES.  FINISHES MAY INCLUDE, BUT ARE

NOT LIMITED TO, PAINT, PLASTER, MILLWORK (PANELS) OR SIMILAR

MATERIAL APPLICATION

7. AT ALL POCKET DOORS, ADJUST FRAMING AS REQUIRED AND AS PER

DETAILS

8. PROVIDE SOLID WOOD BLOCKING WITHIN FRAMING FOR ALL

WALL-MOUNTED ITEMS

9. ALL LUMBER USED FOR WOOD BLOCKING / BACK UP SHALL BE FIRE

RETARDANT

10. INSULATION IS TO BE ROXUL MONOBOARD OR CAVITYROCK DD

INSULATION WITHOUT FOIL BACKING AS PER THE BUILDINGS

RECOMMENDATION. UNFACED CLOSED CELL POLYISOCYANURATE (A.K.A.

ICO) FOAM IS ALSO ACCEPTABLE BUT REQUIRES A 1 HOUR RATED

ENCLOSURE TO MEET NYC CODE REQUIREMENTS. NO SPRAY ON

INSULATION TO BE USED. FOAM INSULATION DOES NOT MEET NYC CODE

REQUIREMENTS FOR SMOKE DEVELOPED / FLAME SPREAD, THEREFORE

ALL INSULATION MUST BE ENCLOSED IN AT LEAST 1 LAYER OF GYPSUM

BOARD TO CREATE A 1 HOUR RATED ENCLOSURE. VAPOR BARRIERS AND

PAPER FACING ARE TO BE AVOIDED AT EXTERIOR WALL CONDITIONS.

11. CHOPPING, CUTTING, CHASING OR CHANNELING IS NOT PERMITTED FOR

ANY REASON IN BRICK OR BLOCK AT EXTERIOR WALLS, APARTMENT

DEMISING WALLS, BUILDING STRUCTURE, STRUCTURAL SLABS, BEAMS,

MASONRY COLUMNS OR THEIR ENCLOSURES. TYPICAL UNIT PARTITIONS

CAN BE COMPLETELY REMOVED ON CONDITION THEY ARE NOT

STRUCTURAL AND NO RISERS ARE DISTURBED IN THE PROCESS. IF IN

DOUBT VERIFY WITH THE RESIDENT MANAGER WHICH WALLS MAY/MAY

NOT BE REMOVED/CHOPPED/CHASED. ANY UNAPPROVED CHOPPING WILL

RESULT IN STOPPAGE OF WORK AND INSPECTION OF THE CONDITIONS BY

THE BUILDING'S ARCHITECT TO INDICATE A SOLUTION. FIREPROOF/FIRE

STOP AROUND ALL ELECTRICAL BOXES IN RATED PARTITIONS. VERIFY

WALL THICKNESS AND VIABILITY OF INSTALLATION OF ELECTRICAL BOXES

IN WALL PRIOR TO CUTTING.

12. ALL NEW WALL FRAMING MUST BE DOUGLAS FIR CONSTRUCTION AND

INCLUDE SOUND ATTENUATION INSULATION WHERE POSSIBLE. FIRE

RATED LUMBER TREATED WITH HAZARDOUS MATERIALS MAY NOT BE USED

IN CONSTRUCTION. NEW "WET ROOM" WALLS (KITCHEN, BATH, LAUNDRY

ETC.) ARE TO HAVE NEW WATER-RESISTANT SHEETROCK BRAND MOLD

TOUGH BOARD OR EQUAL, EXCEPT AT WALLS AROUND SHOWERS AND

TUBS WHICH ARE CEMENTITIOUS WALLBOARD SIMILAR TO DUROCK

INSTALLED ACCORDING TO MANUFACTURER'S GUIDELINES. ONE OR MORE

WALLS MAY LIE ON A DEMISING CHASE WALL. GC TO CONFIRM AND MATCH

EXISTING GYPSUM GRADE(S) AND SIZE(S) ON SUCH / MAINTAIN EXISTING

FIRE RATINGS. ALL WALLS MUST BE COMPLETELY SHEATHED AND ALL

OPENINGS PATCHED OR PLASTERED PRIOR TO INSTALLATION OF

CABINETRY. THE INTEGRITY OF THE FIRE RATING AT DEMISING AND SHAFT

WALLS MUST BE MAINTAINED. ALL RATED PARTITIONS MUST BE INSTALLED

FROM CONCRETE SLAB TO UNDERSIDE OF CONCRETE SLAB.

13. DEMISING WALLS ARE TO REMAIN UNDISTURBED. ALL RESIDENTIAL

DEMISING WALLS ARE 2 HOUR FIRE RATED CONSTRUCTION, THIS RATING

IS TO BE MAINTAINED. PENETRATIONS OF THE DEMISING WALLS WILL NOT

BE PERMITTED.

14. ANY ELECTRICAL PANELS / DEVICES / OUTLETS MAY NOT BE INSTALLED

INTO DEMISING WALLS AND MAY NOT BE CHOPPED INTO ANY MASONRY

PRESENT AT THE BUILDING PERIMETER OR COLUMN / SHAFT

ENCLOSURES. ALL ELECTRICAL INSTALLATIONS ARE TO MAINTAIN THE

INTEGRITY AND FIRE RATING OF THE WALL INTO WHICH THEY ARE

INSTALLED. WALLS TO BE FURRED OUT AS REQUIRED TO INSTALL NEW

OUTLETS. ALL INSTALLATIONS MUST MAINTAIN THE FIRE RATING OF THE

WALL FROM WHICH THE ARE REMOVED AND / OR ON / INTO WHICH THEY

ARE INSTALLED. CERTAIN WALLS DO NOT PROVIDE THE REQUIRED

CLEARANCES FOR RECESSED DEVICES, VERIFY WALL THICKNESS WITH

RESIDENT MANAGER PRIOR TO INSTALLATION. DO NOT CHOP PLUMBING

INTO ANY MASONRY PRESENT AT THE BUILDING PERIMETER OR COLUMN /

SHAFT ENCLOSURES.

Wall Assemblies Horizontal AssembliesScale: 1-1/2" = 1'-0" Scale: 1-1/2" = 1'-0"General Partition Notes

Roof Assembly

Attic Floor Assembly

Second Floor Assembly

First Floor Assembly

Ground Floor Assembly 
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Window/ Door Schedule 
Window/ Door Elevations

A600.0
Window/ Door Elevations
1/2"=1'-0"

EL01

W I N D O W    S  C  H  E  D  U  L  E

Casement  / 400 Series or similar /
Vinyl CladA

B

C

11
FRAME SIZE: 2'-7 1/2" W

 X 5'-4 13/16" H
Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

NOTESNOTESDIMENSIONSMODEL NO.MANUFACTURERWINDOW T<PE4UANTIT<TAG

CX145

D

E

FRAME: Vinyl Clad WoodAndersen
or Similar

H

I

NOTESNOTESDIMENSIONSMODEL NO.MANUFACTURERWINDOW T<PE4UANTIT<TAG

J

K

Triple Casement  / 400 Series or
similar / Vinyl Clad2

FRAME SIZE: 2'-7 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

CX145 FRAME: Vinyl Clad WoodAndersen
or Similar

Casement  / 400 Series or similar /
Vinyl Clad2

FRAME SIZE: 2'-7 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

CX135 FRAME: Vinyl Clad WoodAndersen
or Similar

Casement  / 400 Series or similar /
Vinyl Clad2

FRAME SIZE: 2'-7 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

CR13 FRAME: Vinyl Clad WoodAndersen
or Similar

Triple Casement  / 400 Series or
similar / Vinyl Clad1

FRAME SIZE: 2'-7 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

C145 FRAME: Vinyl Clad WoodAndersen
or Similar

G

F Glass Panel Swing Patio Door  /
400 Series or similar / Vinyl Clad1

FRAME SIZE: 3'-0" W
 X 8'-0" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

FWH31611 FRAME: Vinyl Clad Wood
   TEMPERED

Andersen
or Similar

Gliding Patio Doors  / 400 Series or
similar / Vinyl Clad

FRAME SIZE: 11'-8 1/2" W
 X 8'-0" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

FWG160611 FRAME: Vinyl Clad Wood
   TEMPERED

Andersen
or Similar

Entry Door With Sidelights  / 400
Series or similar / Vinyl Clad

FRAME SIZE: 6'-4" W X 7'-0" H Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

TBD FRAME: Vinyl Clad WoodAndersen
or Similar

Insulated Exterior Door Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

TBD FRAME: Vinyl Clad WoodAndersen
or Similar

Casement  / 400 Series or similar /
Vinyl Clad

FRAME SIZE: 2'-7 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

C145 FRAME: Vinyl Clad WoodAndersen
or Similar

Insulated Garage Door w/ Low
Headroom Conversion Kit

2738C.H.I

1

1

1

2

3

FRAME SIZE: 3'-0" W X 7'-0" H

FRAME SIZE: 10'-0" W X 7'-6" H R-10.29 Top Row Glass Face. Color
TBD by Arch.

2-Sided Steel Sandwich w/
Smooth Overlay Steel

L Casement  / 400 Series or similar /
Vinyl Clad

FRAME SIZE: 3'-11 1/2" W
 X 5'-4 13/16" H

Dual Pane, Low - E4,  No Tint,
U-Value=0.27  SHGC=0.32

tbd FRAME: Vinyl Clad WoodAndersen
or Similar
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Electric Specifications
Electric Symbol Legend

E110.0

GENERAL:

A.  Provide labor, materials, equipment and services for complete electrical
systems as shown on these drawings and as required by applicable city, state, and
federal codes, including OSHA. Pay all fees, obtain all certificates. Use new U.L.
approved equipment. Include all temporary light and power during construction.
Scope includes light and power systems, telephone raceway provisions, tests, and
power hook-up of Owner's equipment.

B.  All equipment and materials shall be installed in a neat and workmanlike
manner.

C.  All materials shall be of the best quality for the purpose intended.

D.  Render full cooperation to other trades where work of Contractor will be installed
in close proximity to work of other trades. This Contractor shall assist in working out
space conditions. If Contractor installs work before coordinating with other trades
or causes interferences, he shall make changes necessary to correct condition
without extra charge.

E.  For exact location of lighting fixtures, receptacles and telephone outlets, refer to
Architectural Drawings.

F.  This Contractor shall repair and damage done by himself or his workmen, and
shall coordinate his work with that of other crafts. All work shall be done to the
satisfaction of the Architect.

G.  Keep conduits and other openings closed to prevent entry of foreign matter:
cover fixtures, equipment and apparatus and protect against dirt, water, chemical
or mechanical damage, before and during the construction period until final
acceptance.  Restore to original condition any fixtures, apparatus, or equipment
damage prior to final acceptance,  including restoration of damaged shop coats of
paint. Equipment shall be delivered and stored at site, properly packed and crated,
until finally installed.

H.  Upon acceptance of Contract, Contractor agrees to guarantee all his Work and
equipment for a period not less than one (1) year from date of initial operation.
Manufactured equipment shall carry full period of manufacturer's guarantee and
shall not be less than one (1) year.
I.  Contractor shall maintain such limits of insurance as required by the building.

TEMPORARY LIGHT AND POWER:

Provide and fully maintain all facilities for temporary light and power within the
construction area during the entire building period, for safety of personnel, utilizing
the electric service in the area as arranged with building management and Public
Utility by the Electrical Contractor.

RUBBISH:

Remove all rubbish from premises as often as necessary or directed. Debris
removal during construction to be coordinated with the Landlord. All work and
equipment shall be cleaned to the satisfaction of the Tenant before turning same
over to the Tenant.

LIGHTING FIXTURES:

Install all fixtures as indicated on drawings and provided by the Owner.  Fixtures to
bear label of Underwriters Laboratories and be installed true and plumb, left clear
and free from grease and fingerprints. Lighting fixture installation to be complete
with all necessary mounting hardware, lamps, ballasts, starters and other
necessary equipment.

MISCELLANEOUS:

BASIC ELECTRICAL MATERIALS AND METHOD
1. All fixtures to be selected by Tenant in conjunction with the Architect.
2. All electrical, telephone, and data/com work to be done in accordance with

and conform to the "National Electrical Code/2015" including subsequent
additions and amendments thereto.

3. All visible electrical equipment such as switches, duplex outlets, cover plates
and floor-mounted outlets shall be installed by competent mechanics in a first
class manner.

4. Notify Architect immediately (prior to lighting installation) of any discrepancy or
questions regarding lighting intent.

5. Upon completion of work, electrical contractor to supply all pertinent
information in electrical panel to Architect and Landlord. (i.e. which breakers
control which circuits/rooms/etc.).

LENSES, LOUVERS AND ACCESSORIES

1. All receptacles to be grounded type.
2. All receptacles, telephone and cable television jacks to be at Tenant and

Landlord's request. (where installation is within an existing room, match style
of existing equipment - upgrade at Tenant's request).

3. All switches and wallplates to be selected by Tenant unless located in
Mechanical, Storage or Utility Rooms. Must be approved by Landlord prior to
installation.

4. Contractor to provide all switches, receptacles and wallplates U.O.N., Color:
To be selected by Tenant.

5. Contractor shall be responsible for all appliances + HVAC.
6. Contractor to provide all switches, receptacles and wallplates U.O.N., Color:

Lutron Satin Color.
7. Contractor shall be responsible for all electrical connections for the kitchen,

bar and laundry appliances.

ALARM AND DETECTION SYSTEMS

1. Smoke detectors shall be required on every floor including the basement, in
the immediate vicinity of the bedrooms and in each bedroom.  The detectors
shall be wired so that the actuation of one alarm will actuate all the alarms in
the dwelling (IBC 907.2.10.1.2 and 907.2.10.3).  Detectors shall be supplied
with a battery backup in case of AC power interruption (IBC 907.2.10.2).
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Plumbing Riser Diagrams

P100.0

PLUMBING

1. The use of lead solder is prohibited on installation of potable water
systems.

2. Contractor to be responsible to check soil pipe height and location and
to adjust to job conditions.

3. Potable water system is to be protected from contamination by use of
back flow preventers, as conditions required.

4. All hot and cold supply piping shall have air chambers to prevent water
hammering.

5. Supply and waste line sizes shall conform to the following.

Fixture HW CW Drain Trap     
Water Closet   - 1/2" 4" - 2"

   Lavatory 1/2" 1/2" 1-1/2" -         1-1/2"  
Sink 3/4" 3/4" 2" 2" 2"

    Tub 3/4" 3/4" 2" 2" 1-1/2"
   Shower 1/2" 1/2" 2" 2"   1-1/2"

*3" PVC pipe may be used if approved by local Plumbing Sub-Code Official

PLUMBING FIXTURES

1. All fitting, escutcheons, faucets, traps, exposed piping, etc., shall be
brass, chrome plated or nickel plated with polished finish, Contractor to
verify final finish selection with Owner.

2. Before roughing work is started submit to the Architect complete figured
drawings and cuts of each and all of the plumbing fixtures, fittings,
trimmings, etc., and secure his approval before proceeding with the
installation of any work - these drawings shall show accurately the
locations and indicate where dimensions on architectural drawings
cannot be met.

3. Provide all hangers, supports, brackets, etc., for the proper installation of
the lavatories, sinks, etc., requiring support - Such supports shall be in
accordance with the recommendations of the manufacturers of the
fixtures and it built into partitions or wall shall be set as the wall  
progresses.

4. All plumbing fixtures to be selected by the Owner in conjunction with the
Architect.  Refer to the Plumbing Fixture Schedule.

H.  MISCELLANEOUS:

PROVIDE FOR FOLLOWING:
-  Scaffolding, rigging, hoisting.
-  Rubbish removal.
-  Sleeves and openings (Waterproof sleeves and flashing through
   waterproofed construction).
-  Caulking, packing and filling of sleeves and openings.
-  Shop drawings.
-  Record (As-built) drawings.
-  Obtaining all required permits, approvals and inspection
certificates.
-  Guarantee all work, labor and materials for one year following
date of
   acceptance.
-  Verify site conditions at the project site.
-  Access doors for valves.
-  Spare parts and tools.
-  Test:  Operating, performance and code required tests.
-  Protection of work during construction.
-  Coordination with other trades.
-  Cleaning.
-  Adjusting and balancing.
-  Identification: Valve tags and valve tag schedules.
-  Hangers and supports for piping and equipment.
-  Flashing for drains and pipe penetrations.

A.  REFERENCE TO GENERAL CONDITIONS:
1.  Perform the Work in accordance with the requirements of the
General Conditions.

B.  SCOPE OF WORK:
1.  All work shown on the drawings and in the specifications shall
be included under the base bid, except where there is specific
reference to exclusion and incorporation in other quotations.

C.  GENERAL:
1.  Coordinate Work with all other trades and existing conditions
of the job site and maintain required ceiling heights and space
conditions.
2.  Provide all materials, equipment, services, labor and tests
necessary for complete execution of the plumbing work in
accordance with the governing codes and authorities

D.  CODES AND STANDARDS:
1.  All work shall meet or exceed the latest requirements of all
national, state, county, municipal and other authorities exercising
jurisdiction over construction work at the project.
2.  All required permits and inspection certificates shall be
obtained, paid for, and made available at the completion of the
work.

E.  TESTS:
1.  Before an application for final acceptance of the work will be
considered, all tests deemed necessary to show proper
execution of the Work shall have been performed and completed
in the presence of an Architect's/Owner's representative,
scheduling of all testing procedures shall be arranged to suit the
convenience of the Architect and/or Owner's Representative.

F.  GUARANTEES AND CERTIFICATIONS:

1.  All work shall be guaranteed to be free from leaks or defects.
Any defective materials or workmanship, as well as damage to the
work of all trades resulting from same, shall be replaced or
repaired as directed for the duration of stipulated guaranteed
periods. The duration of guarantee periods shall be one year.

G.  SHOP DRAWINGS AND OTHER INFORMATION
REQUIRED:

1.  Prior to assembling or installing the Work, the following
shall be submitted for approval:

(A)  Equipment drawings and scale drawings showing all
equipment and piping with sizes, elevations, dimensioned
locations and appropriate indication of coordination with other
trades.

PIPING INSULATION

1. Insulate all heating hot water pipes in exterior walls, crawl
spaces, basements and all other unheated spaces.

2. All hot and cold supply piping shall be insulated to prevent
heat loss and condensation.

3. Insulation with a thickness of no less than 1 1/2" shall be
installed on any space heating distribution piping located
outside of a conditioned space.

4. Insulation with a minimum thickness of no less than 3/4" shall
be installed on any service water distribution piping that is
greater than 3/4" in diameter.

Gas Riser Diagram
Not To Scale

D3 Sanitary Riser Diagram
Not To Scale

D2 Plumbing Riser Diagram
Not To Scale

D1
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