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Code Review
Applicable Code: IEBC 2009 / Level 2 Alteration

Occupancy: R-2 Residential: Highrise Apartment Building IRC § 302.2
Existing structure, no change of occupancy

Compliance: Newly installed electrical equipment shall comply with 
the requirements  of section 708

IEBC § 701.3

Fire Protection: Existing building is sprinklered IEBC § 704

Corridor Fire Rating: .5 hour IBC Table 1018.1
Fire Door Rating: 1/3 hour IBC Table 715.4

Means of Egress: 2 are existing, 1 additional door being provided IEBC § 705

Egress Doors: All doors opening onto an exit passageway at grade 
shall be self-closing

IEBC § 705.4

Shall be at least 1 3/8" solid core wood  or approved 
equivalent

IEBC § 705.5.1

Codes: All work shall be done in strict accordance with applicable codes and regulations and the highest written standards specified by 
applicable trade associations.

Permits and Inspections: The building permit and all other required permits and inspections shall be procured by the general contractor.  

Coordination: Contractors shall thoroughly familiarize themselves with existing conditions, finishes, and materials prior to submitting proposals.  
Field confirmation shall include, but not be limited to, critical dimensions, trueness of existing framing (where applicable) and critical substrates 
prior to commencing work.  Notify architect of any discrepancies or imperfections noted above that would affect progress and/or installations of 
this contract.

Cutting & Patching: All existing finishes disturbed during the course of this work shall be restored to original condition.  New finishes shall 
match existing, where adjacent, as closely as possible, unless noted otherwise.

Cleaning: All existing surfaces, cabinets, appliances, fixtures, etc. are to be cleaned with the appropriate cleaners prior to painting or 
refinishing (if applicable).  When possible, use low or no VOC product to reduce toxins in the air.

Fire-rated Construction: Any penetrations through existing fire rated construction is to be sealed with fire-retardant sealants.

Material & Equipment: The contractor shall provide all materials, labor and equipment necessary for completion of the work.  All materials shall 
be new unless specifically indicated otherwise.  Materials damaged in transport or during construction shall be replaced at no cost to the 
tenant.

Blocking: Provide concealed blocking for all wall mounted equipment, including cabinets, toilet accessories, ornamental metal, railings and the 
like, as described in the bid documents. Also provide concealed blocking for wall mounted equipment and cabinets indicated on the ffe 
drawings. 

Do not scale the drawings.  All dimensions shall be field verified by the contractor.

Materials noted on one drawing are typical for all materials similarly depicted.
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Site Demolition / Grading Plan
Scale: 1:601

REMOVE EXISTING CONCRETE PAVEMENT
APPROX. 2975 SQ. FT.

 

REMOVE (3) TREES AND GRIND STUMPS

EXISTING LILAC SHRUB TO REMAIN, 
PROTECT AS REQUIRED

 REMOVE SHRUBS

REMOVE BENCHREMOVE BENCH

REMOVE BENCH, POWERWASH, AND 
SALVAGE FOR REINSTALLATION TO 
FRONT YARD, LOCATION TBD BY 
ARCHITECT

REMOVE FENCE, DISCARD POSTS, 
SALVAGE ALL OTHER PARTS FOR 
REINSTALLATION

REMOVE WEEDS

  

(2) EXISTING GRILLS ARE TO BE REMOVED AND RELOCATED, 
POWERWASH TO CLEAN PRIOR TO RE-INSTALLATION

LIMIT OF WORK Existing contour to be changed
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PLANT SCHEDULE
QTY SYM BOTANICAL NAME (COMMON NAME) SIZE ROOT SPACING DETAIL NOTE

TREES
1 AC Aesculus x carnea (Red Horse-Chestnut) 2''–2.5'' CAL B&B
1 AP Acer pensylvanicum (Striped Maple) 6' – 7' HT. B&B multistem
2 CV Chionanthus virginicus (White Fringetree) 5' – 6' HT. B&B multistem
3 MS Magnolia stellata (Star Magnolia) 5' – 6' HT. B&B multistem

1 MX Malus 'Prairifire' (Prairifire Crabapple) 2''–2.5'' CAL B&B

GRASSES
3 CK Calamagrostis 'Karl Foerster' (Feather Reedgrass) #3 FP
3 HS Helictotrichon sempervirens (Blue Oatgrass) #1 FP

18 MI Miscanthus sinensis (Maidengrass) #5 FP

4 PA Pennisetum alopecuroides (Fountain Grass) #2 FP

SHRUBS
11 AA Aronia arbutifolia (Red Chokeberry) 2.5'-3' HT. FP 30" O.C. ideal pH 7.5
6 CF Calycanthus floridus (Carolina allspice) 3'– 4' HT. FP 36" O.C.
1 HV Hamamelis virginiana (Witch Hazel) 4' – 5' HT. B&B
3 HP Hydrangea paniculata 'Limelight' (Panicle Hydrangea) 3'– 4' HT. FP
2 RX Rhododendron cv. (Blue Rhododendron) 3'– 4' HT. FP ideal pH 5.5

PERENNIALS
17 AF Agastache foeniculum (Anise Hyssop) #1 12" O.C.
14 AR Actaea racemosa (Black Cohosh) #2 24" O.C.
12 AH Anemone hupehensis (Japanese Anemone) #2 24" O.C.
20 AS Astilbe x rosea 'Peach Blossom' (Early Pink Astilbe) #1 15" O.C.
14 AT Asclepias tuberosa (Butterfly Weed) #1 15" O.C.
20 AX Astilbe x arendsii (Red Astilbe) #1 15" O.C.
24 BC Bergenia cordifolia (Heart-leaved Bergenia) #1 18" O.C.

58 BM Brunnera macrophylla (Brunnera) #SP5 15" O.C. non-variegated 
leaf

8 CO Coreosis verticillata (Treadleaf Coreopsis) #1 15" O.C.
12 CR Coreosis verticillata 'Broad Street' (Red Treadleaf Coreopsis) #1 15" O.C.
11 EP Echinacea purpurea (Purple Coneflower) #1 18" O.C.
32 ER Epimedium x rubrum (Bishop's Hat) #1
7 EU Eupatorium purpureum (Sweet Joe Pye Weed) #2 30" O.C.
56 GM Geranium macrorrhizum (Bigroot Geranium) #SP5 15" O.C.
22 HC Hypericum calycinum (St. John's Wort) #1 18" O.C.
5 HH Heliopsis helianthoides (Oxeye Sunflower) #2 30" O.C.
15 HX Heuchera x cv. (Heuchera) #1 15" O.C.
6 LS Lamprocapnos spectabilis (Bleeding Heart) #2 18" O.C.
16 MF Monarda fistulosa (Wild Bergamot) #1 24" O.C.
15 PS Polystichum setiferum (Soft Shield Fern) #2 24" O.C. ideal pH 6.5
15 RF Rudbeckia fulgida (Black-eyed Susan) #1 18" O.C.
8 SN Symphyotrichum novae-angliae cv. (Blue New England Aster) #1 18" O.C.
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Planting Bed Longitudinal Section
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Exploded Axon
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TREE PLANTING
Scale: 1" = 1'-0"1

DO NOT CUT LEADER

THIN BRANCHES & FOLIAGE 
BY 1/3 RETAINING NATURAL 
TREE SHAPE

REMOVE TOP 1/3 OF NATURAL FIBER BURLAP

REMOVE ENTIRELY IF BALLED IN SYNTHETIC, 
NON-BIODEGRADABLE FABRIC

REMOVE TOP 1/2 IF BALLED IN WIRE BASKET

DO NOT DAMAGE ROOT BALL

TAMP SOIL FIRMLY ADJACENT TO ROOT BALL

PLANT TREE TO PREVIOUS NURSERY GRADE

4" DEPTH OF BARK MULCH

FINISH GRADE

AMENDED TOPSOIL

3" IMPORTED TOPSOIL MIXED W/ TOP 6" 
OF EXISTING SUBSOIL

(3) WOOD POLES SPACED EVENLY 
AROUND OUTSIDE OF ROOTBALL 

TIE POLES TO TRUNK W/ BURLAP ROPE

FOR MULTI-TRUNK TREES TIE POLES TO THE 
STRONGEST LEADING OR MIDDLE TRUNK W/ 
POLES SPACED SO THE ROPES ARE NOT IN 
CONTACT WITH OTHER TRUNKS

SUBGRADE

2'-0" 2'-0"

MULCHED CIRCLE

3"
9"

PLANTING SAUCER WIDTH 8'-10' ACCORDING TO SIZE OF TREE

SMALL TREE OR SHRUB PLANTING
Scale: 1" = 1'-0"2

DO NOT CUT LEADER

THIN BRANCHES & FOLIAGE 
(NOT ALL END TIPS) BY 1/3 
RETAINING NATURAL PLANT 
SHAPE

REMOVE TOP 1/3 OF NATURAL 
FIBER BURLAP

REMOVE ENTIRELY IF BALLED 
IN SYNTHETIC, 
NON-BIODEGRADABLE FABRIC

REMOVE TOP 1/2 IF BALLED 
IN WIRE BASKET

DO NOT DAMAGE ROOT BALL

TAMP SOIL FIRMLY ADJACENT 
TO ROOT BALL

PLANT TO PREVIOUS NURSERY 
GRADE

4" DEPTH OF BARK MULCH

FINISH GRADE

AMENDED TOPSOIL

3" IMPORTED TOPSOIL MIXED W/ 
TOP 6" OF EXISTING SUBSOIL

SUBGRADE

2'-0" 2'-0"

MULCHED CIRCLE

PLANTING SAUCER WIDTH 4'-6'

HEDGE AND PERENNIAL PLANTING
Scale: 1" = 1'-0"3

PLANT TO PREVIOUS NURSERY 
GRADE

3" DEPTH OF BARK MULCH
2" FOR LOW GROUNDCOVERS
KEEP MULCH OUT OF CROWNS

FINISH GRADE

AMENDED TOPSOIL

50% STERILIZED TOPSOIL MIXED 
W/ 50% EXISTING SUBSOIL
ADJUST DEPTH TO PLANT SIZE

SUBGRADE

PLANT SPACING SEE PLANT SCHEDULE

ADJACENT 
PAVEMENT

4"
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"
3"

BOCCE COURT
Scale: 1/2" = 1'-0"?

DETAIL FORTHCOMING

NOTES:

PLANTS PROVIDED TO BE OF HIGH QUALITY MEETING
ANSI Z60.1-2004 STANDARD OF NURSERY STOCK

AMENDED TOPSOIL: 40% NATIVE TOPSOIL
40% STERILIZED TOPSOIL
20% SHREDDED LEAVES

ADJUST SOIL PH WHEN NEEDED: USE LIME TO RAISE PH
USE SULPHUR TO LOWER PH

COMPACTED #2 AGGREGATE SUBBASE

4" EXPOSED AGGREGATE CONCRETE PAVEMENT
Scale: 1" = 1'-0"4

CONTROL JOINT 1" MIN. DEPTH

CONCRETE W/ EXPOSED AGGREGATE FINISH

6 X 6 X 6/6 WELDED WIRE FABRIC

SOLID, UNDISTURBED OR COMPACTED SUBGRADE 
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GEOTEXTILE FABRIC
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EXPANSION MATERIAL, CAULK
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Community Room - Demo Plan
Scale: 3/16" = 1'-0"1

remove portion of wall for new door 
installation

existing vct flooring to remain, prep for new 
flooring overlay

trench floor for new floor boxes, typ. of 2 

remove ex'g carpet and glue shown hatched, level
surface as req'd for new flooring

Community Room
101

Corridor
100

ex'g cabinets to remain

Floor Plans &

Scale: 3/16" = 1'-0"
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100 Ross Street
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PROJECT
NORTH

4 November 2014

Consultants
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Watson Engineers
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existing wall outlet to daisy chain
power to new floor box

Community Room - New Work
Scale: 3/16" = 1'-0"2

level floor at wall scar, install new dot pattern 
rubber flooring and threshold, color tbd

new fire door and partition, partition to continue to 
underside of structure above

   

new inset carpet tile "area rug"

new lvt plank flooring border, three
colors, pattern tbd

new lvt plank field color, tbd
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Community Room - New Furniture Plan
Scale: 3/16" = 1'-0"4

Community Room
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Corridor
100

Note: See Interior Furniture Specification for Furniture Schedule

ex'g bookshelves

Drop Leaf Table
1,2,3
A1.1

ex
'g 

ca
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Community Room - Existing RCP w/ New Work
Scale: 3/16" = 1'-0"3

new ceiling tile in existing grid, typ
throughout.  salvage several clean tile for

reuse in corridor

ex'g sprinkler head to remain in place

new wall mounted exit sign to
match existing in room

relocated light fixture
new or modified grid req'd at new door 
location in corridor, replace tile as shown 
with salvaged tile from community rm.

paint all gwb bulkheads, typ

existing speaker to be re-mounted
on ceiling mounted post

Note: All devices existing unless noted otherwise

clean diffusers, typ of 3

Note: All devices existing unless noted otherwise

Door Schedule
ID DOOR SIZE FRAME GLAZING RATED
No. Width Height Mat'l Mat'l Type Fire Label

1/ 101 3'0" 7'-0" vif wd hm 20 min 20 min
Remarks:
1.  Match glazing and finishes to ex'g community rm/ corridor doors

Finish Schedule

NO. LOCATION FLOOR WALLS BASE CEILING
mat'l mat'l/ finish mat'l/ color mat'l/ finish

100 Corridor rubb dot gwb/pt'd rubb / tbd act / match ex'g
101 Community Rm lvt gwb/pt'd rubb / tbd act / linear

Remarks:
1.  Corridor finishes only at new work area, match ex'g paint color

Exit Sign

Recessed Can Light

Sprinkler Head

Camera

Smoke Detector

Legend
New Floor Box

Existing Duplex

3 5/8" Mtl. Stud Wall Partition
UL # U419 (1 Hr)1

5/8" type X gwb, both sides

3 5/8" mtl. studs @ 16"o.c. - 
20 gauge min.

4 7
/8"



Drop Leaf Table &

Scale: As Noted
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Interior Details

Terrace Improvements

Key Plan

PROJECT
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Consultants
Multi-Lynx Companies, Inc.
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Watson Engineers
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30" dia. base

3 1/2" dia.

15" mounting plate

7" leaf

180 deg drop leaf hinges

Drop Leaf Table - Plan and Section
Scale: 3/4" = 1'-0"1

2'-
6"

180 deg drop leaf hinges

Hinge Detail
Scale: 3" = 1'-0"3

Table Top Composition Detail
Scale: Actual Size2

plastic laminate top 

2mm pvc edge at drop leaf 

plastic laminate top 

plastic laminate bottom

1 1/8" hi-density particle bd 2mm pvc edge

hollow metal frame
solid core wood fire door (20 min.)

4 7
/8"

cont. fire block sealant, both sides, typ.

Door Head/Jamb Detail
Scale: 1 1/2" = 1'-0"4

hollow metal frame

solid core wood fire door (20 min.)

cont. fire block sealant, both
sides, typ.

5/8" gwb to continue up to
underside of structure above, fire

seal at structure, typ

1

1

Door Elevation
Scale: 1/2" = 1'-0"5

3'-0"

fie
ld 

ve
rify

match new door to 
existing double door 
entrance to community 
room

Vinyl to Carpet Transition Detail
Scale: Actual Size6

new carpet tile flooring
new vinyl tile flooring
flash patch apron 2'-0" wide

1/
4"
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