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AGENDA 

ZONING BOARD OF APPEALS 
May 11, 2016 

6:30 PM 
CITY HALL, 101 GREEN STREET, GALENA, IL 

 
1. Call to Order 

 
2. Roll Call and Declaration of Quorum 

 
3. Approval of January 13, 2016 and April 13, 2016 ZBA Meeting Minutes are to be approved at the 

June 8, 2016 ZBA Meeting.  No ZBA Meeting Minutes are up for approval at this meeting. 
 

OLD BUSINESS 
 

4. None 
NEW BUSINESS 

 
5. Cal. No. 16S-02, Applicant: Adam Johnson – 211 Fourth Street, Galena, IL 61036 and Owner: 

Daniel Balocca, 125 South Prospect Street, Galena, IL 61036.  Location:  Parcel: 22-100-565-00, 
Lots Fifteen (15) and Sixteen (16) in Block Number Three (3) in the City of Galena on the West 
side of the Galena River in the County of Jo Daviess in the State of Illinois.  Common address is 
125 South Prospect Street, Galena, IL.  Request for Special Use Permit to allow an eighth, room 
for the Small Inn.  The property currently operates with a Special Use Permit as a seven-room 
Small Inn.  ***A PUBLIC HEARING WILL BE HELD FOR THIS ITEM*** 
 

COUNTY ZONING 
6. None 
 

WORKSESSION & OTHER 
 

7. None 
 

PUBLIC COMMENTS 
8. Public Comments 
 
9. Adjourn 
 
Anyone who may require special assistance or special accommodation should contact City staff during office 
hours at 777-1050, prior to the meeting. 
 
Posted May 6, 2016 
By Matt Oldenburg 
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MEMO 
 
To: The Zoning Board of Appeals 
 
From: Matt Oldenburg, Zoning Administrator 
 
Date: May 6, 2016 
 
RE: Cal. No. 16S-02, Applicant: Adam Johnson – 211 Fourth Street, Galena, IL 61036 and 
Owner: Daniel Balocca, 125 South Prospect Street, Galena, IL 61036.  Location:  Parcel: 22-100-
565-00, Lots Fifteen (15) and Sixteen (16) in Block Number Three (3) in the City of Galena on 
the West side of the Galena River in the County of Jo Daviess in the State of Illinois.  Common 
address is 125 South Prospect Street, Galena, IL.  Request for Special Use Permit to allow an 
eighth, room for the Small Inn.  The property currently operates with a Special Use Permit as a 
seven-room Small Inn. 
 
Summary: 
 
The applicant, on behalf of the owner, is requesting a Special Use Permit to operate as an 8-room 
Small Inn in a Low Density Residential District.  This would allow the owner to make use of the 
available space in the Carriage House basement at the Felt Manor.  The property was approved as 
a seven-room Small Inn in a 2014 request to add two guest rooms, located in the Carriage House 
after it is restored. The construction / restoration of the Carriage House is approaching completion 
this Summer and the owner would like to create an ADA accessible room on the lower, walk-out 
level of the structure because there is space available and it would be a beneficial accommodation 
for people with disabilities.   
 
After approval of the Small Inn in 2014, the owner began construction and obtained a building 
permit to restore the Carriage House and make site improvements to accommodate parking, 
landscaping and lighting requirements per the Special Use Permit.  Additionally, at the time of 
the building permit, the owner requested to place an additional two parking spaces for the owner 
near the South side of the property with access to High Street; the request was granted 
administratively as it met the bulk and density / intensity standards. 
 
A site plan review of the proposed request has been conducted per the criteria listed in §154.914.  
The criteria have largely been met already for the site improvements when the Special Use was 
granted for the 7 rooms, therefore, with no change to the footprint, floor area ratio, etc., and the 
additional two parking spaces that were administratively approved and constructed, the addition 
of one room would not warrant further physical site improvements.   
 
The Building Department and Staff will ensure that the room improvements meet current 
building, electrical, plumbing and life safety codes after building permit is issued.  The Fire 
Inspector has conducted preliminary review and ensured that life safety and fire codes are met.  
No other alterations will be done on the outside and no further site improvements are required as 
the site has adequate landscaping, parking and lighting already.  
 
Staff recommends approval of this request. 
 
Land uses to the North include residences, church, park, guesthouse and tour home.  Land uses to 
the South include residences, Turner Hall, Fire Department and Downtown Commercial.  Land 
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uses to the East include residential, church and guesthouses.  Land uses to the West include 
residences and guesthouses. 
 
Approval Criteria & Recommendation: 
 
The purpose of a special use review is to provide an opportunity to utilize property for an activity, 
which under usual circumstances, could be detrimental to other permitted uses and which normally is 
not permitted within the same district. A special use may be permitted under circumstances particular 
to the proposed location and subject to conditions that provide protection to adjacent land uses. A 
special use is not a use by-right and one that is otherwise prohibited without approval of a special use 
permit. 
The application shall demonstrate that the proposed development will comply with the following: 

          (1)     Site plan review standards. All applicable site plan review criteria in § 154.914. 

          (2)     District standards. The underlying zoning district standards established in § 154.201 
through § 154.209 including the defining characteristics of the district; 

          (3)     Specific standards. The land use regulations established in § 154.406; 

          (4)     Availability of complementary uses. Other uses complementary to, and supportive of, 
the proposed project shall be available including, but not limited to: schools, parks, hospitals, 
business and commercial facilities, and transportation facilities. 

          (5)     Compatibility with adjoining properties. Compatibility with and protection of 
neighboring properties through measures such as: 

               (a)     Protection of privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, walls, 
barriers and/or vegetation shall be arranged to protect and enhance the property and to enhance 
the privacy of on-site and neighboring occupants; 

               (b)     Protection of use and enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of adjoining 
property. 

               (c)     Compatible design and integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to consider 
include: buildings, outdoor storage areas and equipment, utility structures, building and paving 
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in the same zoning district 
will be effectively confined so as not to be injurious or detrimental to nearby properties. 
The Zoning Board of Appeals can grant, conditionally grant, or deny all applications for a 
Special Use Permit or an amendment thereof.  If the Board would like to grant the request, a 
motion to draft Findings of Fact should be entertained.  The Findings of Fact will then be 
presented for final consideration at the next Board meeting. 
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Revisions:
4/28/16
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existing retaining walls & steps to remain

provide lanscaping buffer, remove grass,
provide more substantial year-round plantings,

takes steps to prevent erosion & drainage from site

maintain edge of paving
along North property line,
no new paving beyond this line

retaining walls at steps in concrete
foundation as needed along drive
retaining walls at steps in concrete
foundation as needed along drive
retaining walls at steps in concrete
foundation as needed along drive

trench & conduit
by owner

new asphalt paving

sewer & water
connections

place sleeve forDeck
columns, typ. for 6

provide 12" of black dirt
at Lawn areas minimum

edge of ex. paving, patch or
provide new asphalt to match

stone steps placed
within retaining walls

stone steps placed
within retaining walls

new retaining wall as needed
to provide parking area

existing tree to remain

steps as needed to get
grade below existing window

existing concrete curb

storm water inlet

restore existing landscaping
path as needed

reconfigure end of
retaining wall as needed

new retaining wall

new asphalt paving,
pave to wall

provide level concrete
entrance as

required for ADA Entry

trench for utilities

storm water inlet & piping
placed by owner

cut existing concrete
for curb cut

new trench drain

re-set stone
paving path

new retaining wall

connect new trench drain
to existing trench drain

connect downspout
to new storm drain

existing tree to remain

existing steps

provide level 5' x 6' concrete entrance
as required for ADA Entry below

provide retaining walls at each side
of steps with draintile & free-draining backfill3' x 6' concrete pad for AC condensors,

with conduit to Mech. Rm.

asphalt drive

extend paving under deck
to new doors  for ADA
parking space loading,
no posts in parking area

total parking paving area
approx. 4,500 s.f.

relocated retaining wall

new pathway lighting,
hardwired downcast
fixtures, lumens as
needed, typical

existing lamppost

ex.
ex.

ex.

New
Deck

lawn

8

down

down

up

updown

down

lawn

lawn lawn

down

lawn

posted 15 min.
drop-off
parking

270'

Parking
Space 1 3 4 5

2
ADA

9 10

6

7

Proposed Site Plan
1/8" = 1'-0" 0 10' 20' 40'

North

medium evergreen tree, 20 pts.

40" tall evergreen shrub, 5 pts.

medium evergreen shrub, 5 pts.
tall deciduous shrub, 5 pts.

medium deciduous
tree, 20 pts.

Key to PlantingsLandscaping Points

New Paved Area
160 new points shown
7 Parking spaces x 20 = 140 points required

Zoning Standards
Lot Size: 0.62 acres, 27,000 s.f.
Zoning: LDR Low Density Residential
Minimum Landscaping 40% = 10,800 s.f.,
 approx. 15,000 s.f. shown (56%)
Maximum Building Coverage 40% = 10,800 s.f.,
 approx. 4,600 s.f. existing (17%)
Parking 1 per Guest Room + 1 For Inn Keeper = 9 required,
 10 shown including ADA space,
 not counting drop off space

Rehabilitated
Carriage
House

3 Guest Rooms

Existing
House

Existing
Garage

Existing
House

Existing
Garage

Existing
Felt Manor
5 Guest Rooms
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Revisions:
2/26/15
3/25/15
4/9/15
5/1/15

5/26/15
9/30/15
10/15/15

3'
7'

2'
-8

" 7'

6'-8"
3'

3'
6

'-8
"

+/
-1

7'
-3

"

16'-6"

+/-5'-1" 4' +/-15'-3"

1'-
7"

4'
-6

"
4'

-6
"

+/
-5

'-1
1"

6
'-1

"

9'-5 3/4" 15'-3 5/8"

new fire
separation

tile over concrete
buttress

tile over concrete
buttress

drop grade at exterior as
needed to vent HVAC
thru side wall

provide new window
with exterior shutters

direct vent gas
fireplace

provide new
window with
exterior shutter
to resemble ex. dr.,
remove existing
door & store

roll-in
shower

steel column

steel column

build in closet
provide ADA rod

Mechanical

Bedroom

Note: All work in Future Suite 8 to be future, rough in plumbing only.
Pending Zoning Approval, space to be unfinished storage.

crawlspace
fd

Proposed Basement Plan
1/4" = 1'-0" 1,114 s.f.

Future
ADA Accessible

Suite #8

Bath

ejector
pit

6'

7'
-6

"

12'-2"

5'-4" 2'4'-6"2'3'-8"

5'

7'-9"

6
'-3

"
7"

2'
-6

"
5"

2'
-6

"

3'
-1

1"

7'
-4

"

3'
-1

"
7'

-1
0

"

24
'

10
"

10"

5'

3'-4"

new doors & frame
in new opening

mechanical
chase

2x6 studs at 16" oc

mechanical
chase

sliding
door

new brick
veneer

repair & paint existing windows,
typical, provide new wood

storm windows as needed

new painted wood carriage doors
with inset mandoor & frame
in new masonry opening

drop celing between beams
as needed for MEP

drop celing at Wet Bar
as needed for MEP

partial ht. walls
at P'dr. & L'dry.

new steel col.

Full ht. walls
at Mech. chases

1x bead bd. to match ex.
chutes w/ hidden door

modify ex. salvage stair
7 3/4" riser, (6) 10" tread

modify ex. salvage stair
7 3/4" riser, (4) 10" tread
new stair 7 3/4" riser, (7) 10" tread,
remainder of stair

platform ht.
as needed

wrap dropped beams

new steel col.

ADA
Entry

down

up

Parlour

ref. w/
ice

Wetbar

range
w/ MW
hood

DW

W/D

P.

Powder
Room

sink

tub

fd

Nook

New
Deck

Proposed First Floor Plan
1/4" = 1'-0" 1,114 s.f. 5' 10'0

North

upup

1'-6 1/2"

4" 5' 4"

4"
3 1/4"

3/4"
1/2"

5"
1/4"

3/4" 1'-5" 3/4"
1/4"

3"
1/4"

3/4" 1'-5" 3/4"
1/4"

5"
1/2"

3/4"
3 1/4"

4"
4" 4" 4'-4" 4" 4"

2x4 frame with
1/2" sheathing

1 3/4" x 2 1/4" louver sash
with insect screen

line of base below

4x4 in corner

1x trim1x corner boards

Cupola Plan
3/4" = 1'-0"

12'-7"

7'-2"

remove wood post,
support ex. beam
with new wall,
solid blocking to
beam below, typ.

remove wood post,
support ex. beam
with new wall,
solid blocking to
beam below, typ.

support existing wood
beam on door head,

provide solid blocking
to steel beam below

frame to support new
cupola above as needed
frame to support new
cupola above as needed

remove wood post, add
MC8x8.5 steel channel on
inside of ex. beam, bolt thru
with 3/8" dia. bolts at 12" o.c.,
alternate top & bottom

remove wood post, add
MC8x8.5 steel channel on
inside of ex. beam, bolt thru
with 3/8" dia. bolts at 12" o.c.,
alternate top & bottom

Roof Framing Plan
1/8" = 1'-0"

6'-6"19'-4"

15'-10
"14

'-3
"

15
'-2

"

new steel column
with 1/2" baseplate

support as needed

new steel column
with 1/2" baseplate

steel column steel column
steel beams

support existing column above
with (3) 11 1/4" x 1 3/4" ML beams

support existing column above
with (3) 11 1/4" x 1 3/4" ML beams

new steel column
with 1/2" baseplate

new steel column
with 1/2" baseplate

support existing floor
with (3) steel beams
W14 x 53 (13 7/8" x 8")

support existing floor
with (3) steel beams
W14 x 53 (13 7/8" x 8")

frame to support new
cupola above as needed
frame to support new
cupola above as needed

support existing floor
with (3) steel beams
W14 x 53 (13 7/8" x 8")

2nd Floor Framing Plan
1/8" = 1'-0"

Scope of Work
1. This Project is a rehabilitation project which will be subject to the Secretary of the Interiors Standards for
Rehabilitation and the Part 2 Application for State and Federal Historic Tax Credits.
2. Existing roof strucutre to remain, building to be shored up by House Mover, existing overhead doors, existing walls
from overhead doors around north end and north half of east wall to be totally rebuilt from the ground up to the existing
roof structure.  Concrete contractor, Caprenter and other trades to work around shoring until new structure is in place.
Brick and stone veneer to be applied after shoring is removed.
General Notes
1. Contractor to verify existing conditions before proceeding with the work.
2. All work to conform to governing National, State, and Local Codes.
3. At all existing plaster walls with sound plaster to remain, plaster to remain & be protected from damaging
vibration.
4. New exterior walls to be 2x6 studs at 16" on center, minimum, with brick veneer over Tyvek, tape seams with Tyvek
tape & seal windows with Tyvek Window Wrap on ½" OSB sheathingwith 2" closed cell spray foam insulation to seal
structure with blown cellulose insulation to fill cavity, interior finish to be 1/2" drywall & painted.
5. Repair existing stairs.  New doors, casing & trim to match existing within space.  Retain all existing woodwork and
trim as possible.  Retain existing beadboard ceilings & wainscot.
6. Repair existing Masonry as required using NPS Historic Preservation briefs as guidance.  Match existing mortar &
proceed with work after State approval.  Rebuild existing chimney.  Inspect existing foundation walls for damage &
deterioration, repoint as required.  New brick veneer to be similar to existing masonry, provide new cut sills.
7. All existing windows to be refurbished & painted.  All glazing within 18" of floor and/or 24" of doors to be tempered
safety glazing.  Main entry doors to be Therma Tru or approved equal, with entry lockset, verify style with owner.
8. Roofing to be asphalt shingle roofing over ice & water shield on exisitng roof framing, repair & replace as needed.
Provide R-50 blown cellulose with preformed rigid vent pans at each rafter space and roof vents as required.
9. All ceramic tile to be installed over decoupling board or cement board.  Wood floors to be site finished oak.  Exterior
Decks to be T&G composite deck.
Sitework
1. Sitework to include all demolition, site clearing, excavation, back-filling, drainage grading.  Provide silt fence &
erosion control around perimeter of construction area.
2. Provide 4" perforated drain tile around building perimeter set in 12" clean stone with 15# felt over.
3. Provide new asphalt drive drive as required to be laid over 6" compacted gravel base, minimum.
Concrete
1. Concrete to be 3000 psi at 28 days for walls & footings and 4000 psi at 28 days for slabs, minimum.  All wood in
contact with concrete to be wolmanized.  Provide a layer of sill seal at wood plates.
2. Foundation walls to be continuous concrete as noted on drawings with 2" closed cell foam insulation &
waterproofing.  Footings to be 12" deep x 24" wide continuous concrete with three #4 bars continuous and keyway.
3. Interior slab to be 4" concrete minimum, sealed, over 2" closed cell foam, 6 mil vapor barrier, on 6" minimum
compacted fill.  Protect edge of concrete slab with 2" closed cell foam around edge of slab.
4. Provide ½" x 12" anchors bolts 12" from each corner and at 4' -0" o.c. elsewhere.
Structural
1. Structural wood to be Doug-fir #2 or better unless noted otherwise.  Contractor to provide all miscellaneous
blocking, bracing, headers, hangers, and anchors as required.
2. Provide new 9 1/2" I floor joists at new floors with 3/4" OSB sunfloor.  Provide additional structure as indicated on
framing plans.
3. Structural Loads to be  Floor: 40 psf live load, 15 psf dead load,  Deck: 100 psf live load, 15 psf dead load, Roof: 35
psf live load, 10 psf dead load.
Mechanical
1. Provide all new high efficeincy gas forced air furnace with air conditioning.  Provide gas piping & relocated meters as
required.  Size in accordance with ACCA manual parts D, I, S.
2. Provide Energy Star rated exhaust fans.
Electrical
1. All electrical wiring to conform to the National Electrical Code.
2. Provide smoke detectors & Carbon Monoxide detectors as required.
3. Provide electrical hook-ups for all new equipment.
Plumbing
1. Install new plumbing fixtures as required, faucest to be by Delta, fixtures by Kohler or approved equal.  Provide 1.6
GPF tolets, 1.75 GPM shower heads, 2.0 GPM Kitchen faucets, & 1.5 GPM bath faucets, maximum.
2. Provide new 75 gallon electric water heater.  Provide drain at Mechanical Equipment & Laundry as required with
drainage pan.

5'

4"
4'

-4
"

4"

frame one louver panel
to be operable fo access

5' x 5' curb

new cupola

frame chimney as required
for thinset brick veneer

Proposed Roof Plan
1/4" = 1'-0"

12
'-3

"

11"
12

'-9
"

4"
11'

-9
"

4"
12

'-4
"

3'
-4

"
2'

-8
"

5'
-6

"

2'
-8

"
3'

-4
"

18'-8"

11'
-1

0
"

4" 5'-9"4' 4" 3'-6" 4" 3' 4" +/-7'-7 1/8"

+/-6'-3" 4" 3'-1" 4" 4' 6" 4'-6"

6'-4"4"11'4"3'-6"

21'-7"4"4'

new storm sash
at exterior

furr out, support &
insulation existing
structure to remain

remove wood post,
support ex. beam
with new wall,
solid blocking to
beam below, typ.

existing chutes
to remain, provide
lid for safety

wrap ex. wood
post with 2x,
chamfer corner

remove wood post, add
MC8x8.5 steel channel on
inside of ex. beam, bolt thru
with 3/8" dia. bolts at 12" o.c.,
alternate top & bottom

remove wood post, add
MC8x8.5 steel channel on
inside of ex. beam, bolt thru
with 3/8" dia. bolts at 12" o.c.,
alternate top & bottom

24" h. borrowed lite,
verify width

wrap ex. wood
post with 2x,

chamfer corner

raised reading Nook,
ht. at window sill,
maintain 80" hd. ht.
below for Stair

24" h. borrowed lite,
verify width

wrap ex. wood
post with 2x,
chamfer corner

Bath B

32"x48" Spa
Tub

Bedroom Suite B

Bedroom Suite A

Bath Adown

32"x48"

38"

57"

32"x72"
tub

Proposed Second Floor Plan
1/4" = 1'-0" 1,114 s.f.

down
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1
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2'-8"

1'-4" 2'-8"

3'-8"

2'
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 1/
4"

16
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ou
rs
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 =

 +
/-

 4
2"

1
2

1
5"

3'

1'-
9"

3 1/2"2'-2"3 1/2"
2'-9"

3 
1/2

"
11"

3 
1/2

"
1'-

6
"

3'

1'-
9"

3 1/2"2'-2"3 1/2"
2'-9"

3 
1/2

"
11"

3 
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1'-

6
"

joistsjoists

9" flues

joists

9" flues

1930s Historic Photo ExistingProposed Full Masonry
Proposed Thinset BrickChimney Details

1/2" = 1'-0"

5'-6"

7'

provide new window with bars to match

new deck with
1x cut-out
painted railings

relocated window
with bars

new door &
masonry opening

new concrete sill

all brick this
end to be
new salvage
brick to match

repair & paint existing
wood trim & fascia

repair & paint existing
wood trim & fascia repair & paint existing

wood trim & fascia

new louvers with insect screen

repair & paint existing windows typical, provide
new wood storm windows as needed

seal below grade
opening as needed

new asphalt
shingle roofing

repair
chimney

repair & paint existing
wood siding

new flue for
future wooodstove

rebuild chimney

re-use existing
foundation stone
for veneer as needed

repair failed masonry
as needed

new painted wood carriage doors with
inset mandoor & frame in new masonry opening,
door design to be similar to original doors

new concrete
footing & foundation

remove existing overhead doors &
infill with brick to match existing repair & paint existing

wood door & frame,
restore transom

rebuild chimney

new door &
masonry opening

new door & rebuild
ex. masonry opening

new concrete footing & foundation
new concrete piers for Deck

re-point existing stone as needed

new masonry arches
to match existing

new brackets to be similar
to existing at dormer

new trim to be similar
to existing at dormer

new cupola
lightning rod with glass ball

new metal roof & flashing

new fascia to match existing

operable panel to south

new deck with
1x cut-out

painted railings
re-use existing
foundation stone
for veneer as needed

all brick this
elevation to be

new salvage
brick to match

all brick this
elevation to be

new salvage
brick to match

new concrete
footing & foundation

provide new
casment window

provide new 2/2 double hung window with exterior
shutter to resemble ex. door, remove existing door & store

facing the House
Southeast ElevationProposed Elevations

1/8" = 1/-0"
facing the driveway

Northeast Elevation

facing High Street facing opposite the driveway
Northwest Elevation Southwest Elevation

facing the House
Southeast Elevation

facing the driveway
Northeast ElevationExisting Elevations

1/8" = 1/-0"

facing High Street facing opposite the driveway
Northwest Elevation Southwest Elevation
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2"

5'

11 
3/

4"
1/2

"
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-6
"

3'
-6

 1/
8

"
11 

3/
4"

3 
1/2

"
1/4

" 1 1
/4

"
3'

-7
 1/

2"
3/

4"
1/4

" 5"

1x trim

2x4 frame with
1/2" sheathing

new trim to be similar
to existing at dormer

new fascia to
match existing

new brackets
to be similar
to existing
at dormer

2x8 rafter

new metal roof & flashing

1 3/4" x 2 1/4" louver sash
with insect screen

lightning rod with glass ball

sheet metal flashing

sheet metal flashingsheet metal flashing

4x4 columns in corners

allow to drain beneath trim

tie into ceiling framing

12
2 1/2

Cupola Section
3/4" = 1'-0"

2
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SD

GFI

GFI
GFI

SD

SD

exit
exit

GFI

indirect lighting

indirect lighting

2nd Floor Electrical Plan
1/4" = 1'-0"

G
FI

G
FI

W
P

W
P

GFI

W
P

GFI

G
FI

exit

exit

ex
it

G
FI

G
FI

G
FI

SD

indirect lighting

1st Floor Electrical Plan
1/4" = 1'-0"

G
FI

G
FI

W
P

W
P

W
P

SD

SD

G
FI

G
FI

GFI

Basement Electrical Plan
1/4" = 1'-0"

3
D

S
W

W
P

G
FI

22
0

SD

ex
it

Wall Switch

Wall Sconce Fixture

Ceiling Fan/Light

Ceiling Mounted Fixture
Canlight Fixture
Fluorescent Fixture

Wall Switch - Dimmer
Wall Switch - 3-Way

Telephone Outlet
Duplex Outlet

Cable Television Outlet

Floor Outlet
GFI Outlet

Junction Box
Hardwire Appliance

Dedicated Outlet
220 Outlet

Clock Outlet
Weather-proof GFI Outlet

Switched Outlet

Exhaust Fan

Smoke Detector
Lighting Circuit

Exhaust/Light Combo

Illuminated Exit Signage

Emergency Lighting with
Battery Backup

Electrical Symbols
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1'-
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1"

1'
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-1
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"

1'
11 
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"

mechanical chase

new I joists2" spray foam to seal wall,
fill void with batt inslution

existing roof
framing & plate

strengthen existing
roof beam as needed

new concrete slab,
over 2" foam
insulation on
compacted fill

wood wrap exposed beamswood wrap exposed beams

drop ceiling with
plywood deck

2x6 studs at 16" oc
with brick veneer

rebuild existing floor
& joists to remain

new steel beam with
salvaged wood wrap,

maintain req'd hd. ht.

drop ceiling

wrap existing exposed
wood co;umns & chamfer

new steel beam with
salvaged wood wrap,

maintain req'd hd. ht.

rebuild existing floor
& joists to remain

new fascia to match existing

new metal roof & flashing

new metal flashing

new louvers with insect screen

new trim to be similar
to existing at dormer

new brackets to be similar
to existing at dormer

lightning rod with glass ball

operable panel to south

provide blocking
as needed to support
existing floor & joists

new concrete floor, over 2" foam
insulation on compacted fill

2x4 furring at foundation,
spray foam to seal wall &

provide insulation

new steel beam with
salvaged wood wrap

existing roof
framing & plate

Spa TubBath

Wet
BarP'dr. Rm.

Mech.crawlspace

Section A
1/4" = 1'-0"

Section B
1/4" = 1'-0"

Section A
1/4" = 1'-0"

schematic sketch of Stair
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 1/
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1'-
1"

10
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0
"

1'-
1"

3'

10
'-1

0
"

EQ EQ

10
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+/
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'-1
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+/
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3 
1/2

"
11'

-7
 1/

2"

11'
-1

1"

4'
-2

"
6

'-7
 1/

2"

6
'-8

"
2" spray foam to seal wall,
fill void with batt inslution

2x6 studs at 16" oc
with brick veneer

rebuild existing floor
& joists to remain

drop ceiling at
Wet Bar

place new borrowed lites on
either side of existing post

to be conceled in wall

Section C
1/4" = 1'-0"

schematic sketch of Stair
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