
The public may attend the meeting in person or view it online at 
https://www.facebook.com/CityofPrairieVillage. 

 
To participate in the public hearing, residents can email their comments to City Clerk Adam 

Geffert at cityclerk@pvkansas.com. All comments must be received by 5:00 p.m. on Tuesday, 
July 12th. If you would like to speak live during the public hearing, you must notify the City Clerk 
with your name, address, and email address. The City will call on those who signed up to speak 

once the public hearing begins. Members of the public will not be able to participate in the 
meeting unless you sign up with the City Clerk ahead of time. Each individual that wishes to 

speak during the public hearing will be given 3 minutes. 

BOARD OF ZONING APPEALS 
CITY OF PRAIRIE VILLAGE 
TUESDAY, JULY 12, 2022 

7700 MISSION ROAD 
COUNCIL CHAMBERS 

6:30 P.M. 
 
 

I. ROLL CALL 
 
 

II. APPROVAL OF BZA MINUTES – September 14, 2021 
      

 
III. PUBLIC HEARINGS 

 
BZA2022-01  Variance of Required Side Setback 

   5106 W. 69th Terrace 
   Zoning: R-1A 
   Applicant: Michael and Kelly Simonett 

 
IV.  OTHER BUSINESS 

 
 

V. ADJOURNMENT 
 

 
 
 

Plans available at City Hall if applicable 
If you cannot be present, comments can be made by e-mail to 

cityclerk@pvkansas.com 
 
*Any Commission members having a conflict of interest, shall acknowledge that conflict prior to 
the hearing of an application, shall not participate in the hearing or discussion, shall not vote on 
the issue and shall vacate their position at the table until the conclusion of the hearing. 

https://www.facebook.com/CityofPrairieVillage
mailto:cityclerk@pvkansas.com
mailto:cityclerk@pvkansas.com


BOARD OF ZONING APPEALS 
CITY OF PRAIRIE VILLAGE, KANSAS 

MINUTES 
TUESDAY, SEPTEMBER 14, 2021 

 
 
ROLL CALL 
 
The meeting of the Board of Zoning Appeals of the City of Prairie Village, Kansas was 
held on Tuesday, September 14, 2021, at 6:30 p.m. Due to the COVID-19 pandemic, 
Board members attended a virtual meeting via the Zoom software platform. Chair Patrick 
Lenahan called the meeting to order at 6:30 p.m. with the following members present: 
Jonathan Birkel, James Breneman, Greg Wolf, Melissa Brown, Nancy Wallerstein and 
Jeffrey Valentino. 
 
Also present via Zoom in their advisory capacity to the Board of Zoning Appeals were: 
Chris Brewster, Gould Evans; Jamie Robichaud, Deputy City Administrator; Mitch 
Dringman, City Building Official, Ron Nelson, Council Liaison, and Adam Geffert, City 
Clerk/Board Secretary. 
 
 
APPROVAL OF MINUTES 
 
Mrs. Wallerstein moved for the approval of the minutes of the April 6, 2021 Board of 
Zoning Appeals meeting as presented. Mr. Wolf seconded the motion, which passed 6-0, 
with Mr. Breneman in abstention. 
 
 
PUBLIC HEARINGS 
 
BZA2021-03 Building Coverage Variance for Installation of Shed 

 3913 W. 69th Street 
 Zoning: R1-B 
 Applicant: Matt Sayers 

 
Mr. Brewster stated that the applicant was requesting a variance from Section 19.08.015 
to allow an 80 square feet accessory structure in the rear yard. The R-1B district allows a 
maximum building coverage of 30% of the lot, and accessory buildings and structures 
over 30” high count toward the building coverage standards. The existing home was built 
in 2016; the lot is 8,125.78 square feet, and the building footprint is 2,398.39 square feet. 
The existing lot coverage of all structures over 30 inches high is 29.51%. The proposal to 
locate an 80 square feet shed in the rear yard would exceed the 30% lot coverage 
maximum by 40.66 square feet. All other requirements of the R-1B district and accessory 
building standards would be met. 
 
Mr. Brewster added that the zoning ordinance required the Board to find that all five of the 
following Golden Factors be met to grant a variance: 



 
1. Uniqueness - That the variance requested arises from such condition which is 

unique to the property in question and which is not ordinarily found in the same 
zone or district; and is not created by an action or actions of the property owner or 
the applicant. 
 

2. Adjacent Property - That the granting of the permit for the variance would not 
adversely affect the rights of adjacent property owners or residents. 
 

3. Hardship - That the strict application of the provisions of these regulations from 
which a variance is requested will constitute an unnecessary hardship upon the 
property owner represented in the application. 
 

4. Public Interest - That the variance desired will not adversely affect the public 
health, safety, morals, order, convenience, prosperity, or general welfare. 

 
5. Spirit and Intent of the Regulation - That the granting of the variance desired would 

not be opposed to the general spirit and intent of these regulations. 
 
Property owner / resident Matt Sayers was present to discuss the variance. He noted that 
the proposed shed would be 8’ x 10’, and stand 8’ tall. 
 
Mr. Lenahan opened the public hearing at 6:38 p.m. With no one present to speak, Mr. 
Lenahan closed the public hearing at 6:39 p.m. 
 
Mr. Valentino asked if there was a tolerance percentage within the coverage requirement 
that would allow the shed to be installed. Mr. Brewster said there was no margin of error 
included in the coverage standard. 
 
Board members considered the Golden Factors, noting that the proposal likely did not 
meet the uniqueness factor. Mr. Breneman asked if Mr. Sayers built the house to its 
current specifications, or bought the house after it had already been constructed. Mr. 
Sayers stated that he had the house designed and built. He added that the house backed 
up to Brenizer Park, and felt the shed was necessary to keep items in the backyard safe. 
Mr. Wolf and Mr. Valentino said that they believed the uniqueness factor had been met 
based on the home’s proximity to the park. A vote was taken with board members voting 
5-2 against the uniqueness factor being met. 
 
After further discussion, Mr. Birkel made a motion to deny the variance. Mrs. Wallerstein 
seconded the motion, which passed 5-1, with Mr. Wolf in opposition and Mr. Valentino 
absent due to technical issues. 
 
 
OTHER BUSINESS 
 
 
ADJOURNMENT 



 
Chair Patrick Lenahan adjourned the meeting of the Board of Zoning Appeals at 7:07 p.m. 
 
 
Adam Geffert 
City Clerk/Board Secretary 
 



 

 

 

 

 
 
 

STAFF REPORT 
 

 TO: Prairie Village Board of Zoning Appeals 
 FROM: Chris Brewster, Gould Evans, Planning Consultant 
 DATE: July 12, 2022  

 
Application: BZA 2022-01 

Request: Variance building separation to allow and addition closer than 14’ 
to an existing structure on the adjacent lot. 

Action: A variance request requires the Board of Zoning Appeals to 
evaluate facts and weigh evidence, and a majority of the Board 
must find that all 5 criteria for a variance have been met in order to 
approve the request. 

Property Address: 5106 W 69th Terrace 

Applicant: Michael and Kelly Simonett, Owner 

Current Zoning and Land Use: R-1A Single-Family Residential - Single-Family Dwelling 

Surrounding Zoning and Land Use: North: R-1A Single-Family Residential – Single-Family Dwellings 
 East:   R-1A Single-Family Residential - Single-Family Dwellings 
 South: R-1A Single-Family Residential - Single-Family Dwellings 
 West: R-1A Single-Family Residential - Single-Family Dwellings 

Legal Description: , NALL AVENUE GARDENS LOT 32, BLK 1 PVC-0441 0032 

Property Area: 0.23 acres (9,995.58 s.f.) 

Related Case Files: None 

Attachments: Application, lot survey, and building plans and specifications 
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General Location Map 

 
 

 
Aerial Map 
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Aerial Site 

 

 
 

Birdseye View 
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Street View 
 

 
 

Looking north on W. 69th Terrace at the side lot line condition (subject property on the left)  
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COMMENTS: 

The applicant is requesting a variance from Section 19.06.015 to allow an addition be built closer than 14’ 
to an existing building on an adjacent lot.  The property is zoned R-1A.  The development standards require 
a side setback that is (1) at least 7’ on each side; (2) at least 20% of the lot width on both sides; and (3) at 
least 14’ from any adjacent building.  [19.06.015].   

The existing house on the subject lot and the house on the adjacent lot were each built in 1947 (according 
to Johnson County AIMS data).  The lot is 9,995.58 s.f. (70’ x 142’) and the existing house is approximately 
13.6 feet from the west side lot line and 19.6 feet from the east side lot line.  The proposed addition would 
change that to 8.5 feet from the west side lot line, and 7 feet from the east side lot line.  While this meets 
the side setbacks standards for both the minimum (7’) and the overall percentage (20% of width), due to 
the location of the house on the west adjacent lot the proposed addition would be approximately 11.8 feet 
from that house.  That house is a corner lot and is 4.8 feet from the side lot line, a preexisting non-
conforming situation.  In this circumstance it would require that any new building in the vicinity of the 
adjacent structure be setback 9.2 feet, rather than the minimum required 7 feet.   

All other requirements of the R-1B district and accessory building standards will be met. 

The applicant had a neighborhood meeting as required by the Prairie Village Resident Participation Policy 
and has supplemented the application with background on that meeting. 

 

ANALYSIS: 

Section 19.54.030 of the Zoning Ordinance requires the Board to find that all five of the following conditions 
are met in order to grant a variance.  If the Board finds that even one of these conditions is not met, a 
variance should not be granted: 

A. Uniqueness 

That the variance requested arises from such condition which is unique to the property in 
question and which is not ordinarily found in the same zone or district; and is not created by 
an action or actions of the property owner or the applicant. 

In order for the property to meet the condition of uniqueness, it must have some peculiar 
physical surroundings, shape, or topographical condition that would result in a practical 
difficulty as distinguished from a mere inconvenience to utilize the property without granting 
the variance. 

The lot is not necessarily unique, as there are many similar lot sizes in the area.  It is situated towards 
the end of a rectangular block and is the next lot in from the corner lot on Fonticello and West 69th 
Terrace.  The house on the corner lot is shifted west towards the subject lot with an approximately 
18.5 feet side setback on the street side, and a 4.8 feet side setback on the interior side.  The subject 
lot is approximately 70 feet wide and 142’ deep.   Although the R-1A district requires a minimum width 
of 80 feet, this lot and other lots in the area were platted before the zoning ordinance was adopted 
and is a legal, nonconforming lot with respect to the required width.  Most other lots in the vicinity are 
a similar size and width except for the end or corner blocks affected by the intersection configurations.    

B. Adjacent Property 

That the granting of the permit for the variance would not adversely affect the rights of 
adjacent property owners or residents. 

The proposal meets the minimum setbacks both in regard to the basic minimum on each property 
line (7’) and the combined percentage of both sides based on the lot width (20%).  Therefore, although 
the proposed addition would be closer to the lot lines on each side, it would not necessarily impact 
anything that either property owner otherwise could do with their lots.  The applicant has also 
submitted a drainage study to support the application and demonstrate no impacts on adjacent 
property.   Provided that the proposed additions meet all other applicable design and development 
standards, the variance if granted would not negatively impact adjacent property owners. 

C. Hardship 

https://library.municode.com/ks/prairie_village/codes/code_of_ordinances?nodeId=CHXIXZORE_CH19.06DISIFAREDI_19.06.015DEST
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That the strict application of the provisions of these regulations from which a variance is 
requested will constitute an unnecessary hardship upon the property owner represented in 
the application. 

The lot is slightly larger than is required by the zoning ordinance and therefore has a typical buildable 
area.  The current situation affects the allowed buildable area by approximately 2.2 feet in the vicinity 
of the existing house on the adjacent lot.  The proposed addition has a staggered wall plane on the 
east side with a rear portion of the building setback 9 feet from the lot line, and the front portion 
setback 7 feet.  The front 7 feet setback portion is a proposed attached garage that is approximately 
21.5 feet wide and is extended from the existing exterior east wall of the existing home.  

D. Public Interest 

That the variance desired will not adversely affect the public health, safety, morals, order, 
convenience, prosperity, or general welfare. 

The side setback requirements are intended to ensure the appropriate scale and compatibility of 
buildings throughout a zoning district and building separation requirements are intended to manage 
the mutual interest of adjacent property owners on shared property boundaries.  In this case, the 
community interest is generally being met by the minimum setbacks on the subject lot, and all other 
design and development standards being met.  The specific impact of granting the variance more 
directly impacts the mutual interests of the adjacent property owners. 

E. Spirit and Intent of the Regulation 

That the granting of the variance desired would not be opposed to the general spirit and intent 
of these regulations. 

The intent of setback standards is to manage the scale of buildings and lots on a district-wide basis 
to ensure compatible development on all lots, and to address the relationship of adjacent structures.  
The Prairie Village zoning ordinance bases required setbacks on three independent factors – a 
minimum setback, a percentage of the lot width, and a building separation requirement.  In some 
circumstances these elements can lead to different specific requirements even though the overall 
intent is being addressed.  In this case, the fact that an existing adjacent building is closer to the side 
property line than ordinarily occurs, the applicant is required to have and additional 2.2 feet setback 
in the vicinity of the existing structure on the adjacent lot. 

EFFECT OF DECISION: 

After reviewing the information submitted and considering the testimony during the public hearing, if the 
Board finds that all five conditions can be met as required by state statutes and Section 19.54.030 of the 
Prairie Village Zoning Ordinance, then it may grant the variance. If the Board does approve the variance, it 
should be subject to the following conditions: 

1. That the variance be granted only to the extent shown on the submitted plans. 

2. The variance, if approved, be recorded with the County Register of Deeds within 1 year of approval. 



CITY OF PRAIRIE VILLAGE, KANSAS 

BOARD OF ZONING APPEALS 

APPLICATION FOR APPEAL / VARIANCE / EXCEPTION 

PROCEDURE FOR FILING APPLICATION 
 
 

1. Applications shall be made on forms prescribed by the Board of Zoning 
Appeals and filed with the Secretary of the Board.  
 
2. A deposit of seventy-five dollars ($75.00) shall accompany each 
application.  If this sum is inadequate to cover incurred expenses; additional 
money will be required. 
 
3. The applicant shall furnish, at the time of filing the application, a certified 
list of all the owners of property (not just occupants) located within two hundred 
(200) feet, excepting public streets and ways, of the area for which the Appeal / 
Variance has been requested, obtained from the County Clerk’s Offices at the 
Johnson County Courthouses in Olathe or from a title company.  The applicant 
shall also furnish a sketch, plan or information showing details of the variance 
requested. The applicant shall submit a written statement in response to the five 
criteria necessary for granting a variance.  For an appeal, the applicant shall 
submit a written statement providing information justifying the appeal requested.  
 
4. All applications shall be set for a public hearing before the Board of Zoning 
Appeals.  
 
5. Notice of such hearing shall be published in one issue of the official 
newspaper of the City of Prairie Village; such notice to be published not less than 
twenty (20) days or more than forty (40) days, exclusive of the days of 
publications and hearing, prior to the date of said hearing of the Board.   
 
6. The applicant shall mail, by certified mail, return receipt requested, a copy 
of the notice of hearing to all owners of property as set out in #3 at least twenty 
(20) days prior to the hearing, thus providing an opportunity to all interested 
persons to be heard.  
 
 
OFFICE OF THE CITY CLERK 
CITY OF PRAIRIE VILLAGE 
7700 MISSION ROAD 
PRAIRIE VILLAGE, KS 66208 
  913-381-6464 
 
 
 

The Board may grant a variance only upon finding that the requirements of 
PVMC 19.44.070 have been met.  The following is intended as a simplified 



discussion of the criteria considered in the request for a variance and is provided 
for your convenience and assistance in making your request.  While this 
discussion is intended to be helpful, the Board is governed by its interpretation of 
PVMC 19.44.070 as applied to the facts and circumstances of your case and the 
following simplified discussion is not intended to be an exhaustive analysis of all 
applicable principles. 
 
Criteria #1 – That the variance requested arises from such  
condition which is unique to the property in question and which is not ordinarily 
found in the same zone or district, and is not created by an action or actions of 
the property owner or applicant.  

 
  The variance must arise from a condition of the property.  That condition 
must be unique to the property.  That does not mean that the condition is 
“unique” but rather that it is “unique to the property;” that is, the condition relates 
solely to the property and not to external factors, structures, etc.   The condition 
must not be ordinarily found in the zone or district; i.e., the condition must not 
exist with respect to a number of properties.  Its occurrence must be infrequent.  
The owner/applicant cannot have done anything to the property which cased the 
condition.  This does not refer to what the owner proposes with the variance, but 
some act done with the property; for example, subdividing a lot that causes the 
condition from which relief is sought. 

 
Criteria #2 – That the granting of the permit for the variance will not            
adversely affect the rights of adjacent property owners or residents.  
 
  The variance may not adversely affect the rights of adjacent property 
owners.  The crucial terms here are “adversely” and “rights”. While objections of 
adjacent property holders will be heard and considered, the variance proceeding 
is not a plebiscite.  The Board will consider whether or not any impact on 
adjacent property holders constitutes an adverse affect on their rights.  
 
 
Criteria #3 – That the strict application of the provisions of this title   of which 
variance is requested will constitute unnecessary hardship upon the property 
owner represented in the application. 
 
  A variance may be granted where strict application will result in 
unnecessary hardship.  Unnecessary hardship shall be considered to mean that 
the property owner cannot do with his property that which others can ordinarily 
do and/or that which is a reasonable expectation for a similar property owner and 
/or where special circumstances of the particular property exist. 

 
 Criteria #4 – That the variance desired will not adversely affect the 
public health, safety, morals, order, convenience, prosperity, or general welfare.  
 



  The variance may not adversely affect the public interest.  The Board shall 
consider the impact of the requested variance upon the concerns of the public; 
such as fire protection, environmental impact, police protection, vision, safety and 
morals.  

 
Criteria #5 – That granting the variance desired will not be opposed to the 
general spirit and intent of this title.  
 
  The variance must not conflict with the intent and spirit of the zoning 
regulation.  The Board shall consider that the zoning regulation was adopted for 
a purpose; such as, green space, traffic safety, light and air, neighborhood 
conformity, etc.  Therefore, the Board will evaluate whether or not the variance 
requested will conflict with that purpose.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



VARIANCE APPLICATION 
BOARD OF ZONING APPEALS 

 

CITY OF PRAIRIE VILLAGE, KANSAS  For Office Use Only 

      Case No:_____BZA2022-01 
      Filing Fee:__________$75__________ 
      Deposit:_________________________ 
      Date Advertised:__________________ 
      Public Hearing Date:_______________ 
 
 ________________________________________________ 
 
APPLICANT: Michael and Kelly Simonett   PHONE: 913-669-3459 
ADDRESS: 5106 W 69th Terrace             ZIP: 66208 
OWNER: Michael and Kelly Simonett                            PHONE: 913-669-3459 
ADDRESS 5636 Norwood St Fairway KS                    ZIP: 66205 
LOCATION OF PROPERTY: 5106 W 69th terrace Prairie Village KS 66205 
LEGAL DESCRIPTION :Lot 32, Block 1, NALL AVENUE GARDENS, 
Prairie Village, KS 66208 
 

Variance Requested  
Proposed east wall plane noted at 7 feet from side lot line does not comply with PVZC 
table 19.06 A required distance between dwelling units in R1A zoning must be 14' 
where measured from foundation to foundation, the neighboring structure is 
noted at 4.8 feet from same lot line this is a violation of 2.2' of the zoning 
code. Requesting variance of 2.2’.  
 
ADJACENT ZONING AND LAND USE: 
  Land Use     Zoning 
   North Single Family Residential     R1-A 
   South Single Family Residential   R1-A 
   East Single Family Residential  R1-A 
   West Single Family Residential  R1-A 
 
Present use of Property: Single Family Residential 
 
Proposed Use of Property: Single Family Residential 
 
Utility lines or easements that would restrict proposed development: 
None 
Please complete both pages of the form and return to: 
City Clerk 
 City of Prairie Village 
 7700 Mission Road 
Prairie Village, Kansas 66208 

 







TITLE: __________________________________________ 
Minimum Required Information (to be shown on the site plan 
 
The site plan shall be legibly and accurately drawn on paper suitable for 
reproduction.  The plan shall be drawn to a scale of 1 inch to 50 feet or less.  
Architect’s drawings will also be acceptable.  The plan shall contain the following 
information: 
 
1. The name and address of the person filing the application 
2. The date, scale, and north arrow 
3. Property lines, building lines and easements 
4. Streets, sidewalks and alleys 
5. Existing and/or proposed structures or improvements  
   (i.e. trees, patios, driveways, etc.) 
      6.       Existing structures within 20 feet of the property 
      7.        Accurate dimensions of the property and all structures involved 
 
Elevations 
 
Elevations shall be submitted for all sign applications, new additions and 
alterations to existing structures, new accessory structures, and fences.  They 
shall contain the following information: 
        
1. Dimensions including height, width, length and area 
2. In the case of sign, the elevation should also indicate the exact 
appearance of the sign, whether or not it is illuminated, and the type of 
illumination. 
 
Other 
 
Any other information deemed necessary by the code official or building official 
should be stipulated below: 
________________________________________________________________
________________________________________________________________
____________ 
 
Checked by: ________________________________ 
 Date:_________________ 
 
 
 
 
 
 
 
 



 
 
  
 

 

Uniqueness of property - due to the westside foundation of our eastern neighbor 
only being 4.8 ft from their property line, the PV ordinance makes our property 
unique. In accordance with PV guidelines our proposed renovation complies with 
all regulations related to our property. If our neighbor’s foundation was 7’ from 
their property line, a variance wouldn’t be necessary.   
 
 

Hardship - if the variance isn’t granted, we will be unable to build a two-car 
garage. In doing so we will increase the number of vehicles parked on 69th ter, 
which at times can be congested. Our goal was to utilize as much of the existing 
house as possible. I understand value isn’t a legit reason for a hardship, but the 
increased costs associated with having to push into the existing structure to meet 
the requirements and the associated increased structural cost will make it difficult 
to complete all necessary renovations. We’ve completed a drainage study to 
ensure all renovations will not cause any issues with our neighbor’s current 
foundation location.  
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CONTRACT DOCUMENTS: This Drawing may be a single part of a set of 

Construction “Contract Documents” that may include an Agreement, General 

/ Supplemental Conditions, Division-01 “General Requirements”, other 

related Drawings, and Specifications. The Contract Documents are 

complementary: what is required by one is as binding as if required by all. 

THE INTENT of the Contract Documents is to include all items necessary for 

the proper legal execution and completion of the construction Work indicated. 

Provide (furnish and install) all products, materials, equipment or accessories 

required for proper operation and use, in accordance with manufacturer’s 

requirements, except as noted. Other related Documents affecting the Work 

described on this Drawing may include geo-technical recommendations, 

Manufacturer's Product Data and installation requirements, Shop Drawings 

and Coordination Drawings. 

STUDY AND COMPARE the Contract Documents and other related 

Documents with the existing conditions - and verify existing dimensions 

before starting construction Work. Report errors, inconsistencies or 

omissions discovered for clarification. While prepared with due care and 

diligence, perfection is not possible - as every possible condition or 

contingency cannot be anticipated or fully shown within the Contract 

Documents. Failure to review other documents does not affect any 

contractual obligation to provide complete or otherwise function and operable 

building components or a useable building facility. 

COMPLY WITH LAWS, CODES & ORDINANCES of Authorities Having 

Jurisdiction (AHJ), and with requirements of the Developer or Landlord, as 

applicable. 

DIMENSIONS noted are to the “face” of a material or assembly - but not to a 

tile or paneling finish) unless noted otherwise. Calculate and measure 

required dimensions - do not scale the Drawings unless directed to do so. 

APPLICATION OF A MATERIAL or equipment item to Work installed by 

others constitutes acceptance of that Work, and assumption of responsibility 

for satisfactory installation. 

THIS DRAWING IS AN “INSTRUMENT OF SERVICE” intended solely for 

use by our Client on this project. The Designer disclaims responsibility for the 

existing building structure, existing site conditions, existing construction 

elements, and drawings or documents not provided by the Designer. The 

information, ideas and designs indicated - including the overall form, 

arrangement and composition of spaces or building elements - constitutes 

the original, confidential, and unpublished Work and property of the 

Designer. Receipt or possession of this Drawing confers no right in, or 

license to disclose to others the subject matter contained herein for any but 

authorized purposes. Unauthorized reproduction, distribution or 

dissemination – in whole or in part – is strictly prohibited. All rights reserved 

© 2019 by Adam Reilly.

THIS DRAWING MAY BE PART of an integrated set of Construction 

Documents, including the Contract, the Conditions and the Specifications. 

The Contract Documents are complementary: what is required by one is as 

binding as if required by all. Application of a material or equipment item to 

Work installed by others constitutes acceptance of that Work. Calculate and 

measure dimensions – DO NOT SCALE DRAWINGS unless directed by the 

Architect to do so. Dimensions indicated are to the face of a material, unless 

noted otherwise.

Metro Area

IN ASSOCIATION WITH THE ARCHITECT:

Richard H Sweers II, Proprietor

RH Sweers Architect

rhs@sweersarch.com

THIS DRAWING HAS BEEN PREPARED UNDER MY SUPERVISION, AND I 

DISCLAIM RESPONSIBILITY FOR EXISTING BUILDING, CONSTRUCTION 

OR SITE CONDITIONS / IMPROVEMENTS, OR ANY DOCUMENTS WHICH 

DO NOT BEAR MY SIGNATURE AND SEAL. DO NOT CONTACT THE 

ARCHITECT FOR BIDDING INFORMATION OR QUESTIONS, AS THE 

ARCHITECT IS NOT INVOLVED IN BIDDING.
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DESIGN

e: areilly@adam-reilly.com
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adam reilly

e: taylor@ericksonbuild.com

p: 785-366-0347

1625 Locust St, Kansas City, MO 64108

816-421-3222

GENERAL CONTRACTOR STRUCTURAL ENGINEER
S&E Development Apex Engineering

APPROVED PLANS ARE REQUIRED ON JOB SITE. A COPY OF THE CITY- STAMPED SET  OF BUILDING PLANS AND THE CITY-STAMPED PLAN WILL BE REQUIRED TO BE ON THE 

JOB SITE FOR ALL INSPECTIONS.

NOTE THAT THE COMPLETE SET OF CITY-STAMPED PLANS, INCLUDING SITE PLAN, SHALL BE PROVIDED ON SITE FOR EACH INSPECTION WHERE PLANS ARE REQUIRED -

PARTIAL SETS ARE NOT ACCEPTABLE.

FAILURE TO PROVIDE THE CITY-STAMPED PLANS ON THE JOB SITE FOR THE INSPECTOR'S USE MAY RESULT IN A DISAPPROVED INSPECTION AND ASSESSMENT OF 

REINSPECTION FEES.

CONSTRUCTION, ZONING, BUILDING HEIGHT:

CONSTURCTION: TYPE V

ZOINING: R-1A

BUILDING HEIGHT: 2 ABOVE GRADE 

EXIST. ELECTRICAL SERVICE: 

NEW ELECTRICAL SERVICE: 

THIS PROJECT IS TO COMPLY WITH AND REFERENCE THE 

FOLLOWING CODES: 

2018 INTERNATIONAL BUILDING CODE

2018 INTERNATIONAL RESIDENTIAL CODE 

2018 INTERNATIONAL FIRE CODE

2018 INTERNATIONAL PLUMBING CODE

2018 INTERNATIONAL ENERGY CODE

2018 INTERNATIONAL MECHANICAL CODE

2018 INTERNATIONAL FUEL GAS CODE

2018 INTERNATIONAL PROPERTY MAINTENANCE CODE

2018 INTERNATIONAL PRIVATE SEWAGE DISPOSAL CODE

2017 NATIONAL ELECTRIC CODE

RESIDENCE TO COMPLY WITH ENVELOPE REQUIREMENTS OF THE 

2018 IRC. 

FOLLOWING MINIMUM R-VALUES MUST BE MAINTAINED 

THROUGHOUT. 

49    ROOF R-VALUE

20     WOOD FRAME WALL R-VALUE

19 FLOOR R-VALUE

10/13 BASEMENT R-VALUE

10/13 CRAWL SPACE WALL R-VALUE

10, 2 FT SLAB

0.32 FENESTRATION U-FACTOR

0.40 SKYLIGHT U-FACTOR

NR GLAZED FENESTRATION SHGC
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CONTRACT DOCUMENTS: This Drawing may be a single part of a set of 

Construction “Contract Documents” that may include an Agreement, General 

/ Supplemental Conditions, Division-01 “General Requirements”, other 

related Drawings, and Specifications. The Contract Documents are 

complementary: what is required by one is as binding as if required by all. 

THE INTENT of the Contract Documents is to include all items necessary for 

the proper legal execution and completion of the construction Work indicated. 

Provide (furnish and install) all products, materials, equipment or accessories 

required for proper operation and use, in accordance with manufacturer’s 

requirements, except as noted. Other related Documents affecting the Work 

described on this Drawing may include geo-technical recommendations, 

Manufacturer's Product Data and installation requirements, Shop Drawings 

and Coordination Drawings. 

STUDY AND COMPARE the Contract Documents and other related 

Documents with the existing conditions - and verify existing dimensions 

before starting construction Work. Report errors, inconsistencies or 

omissions discovered for clarification. While prepared with due care and 

diligence, perfection is not possible - as every possible condition or 

contingency cannot be anticipated or fully shown within the Contract 

Documents. Failure to review other documents does not affect any 

contractual obligation to provide complete or otherwise function and operable 

building components or a useable building facility. 

COMPLY WITH LAWS, CODES & ORDINANCES of Authorities Having 

Jurisdiction (AHJ), and with requirements of the Developer or Landlord, as 

applicable. 

DIMENSIONS noted are to the “face” of a material or assembly - but not to a 

tile or paneling finish) unless noted otherwise. Calculate and measure 

required dimensions - do not scale the Drawings unless directed to do so. 

APPLICATION OF A MATERIAL or equipment item to Work installed by 

others constitutes acceptance of that Work, and assumption of responsibility 

for satisfactory installation. 

THIS DRAWING IS AN “INSTRUMENT OF SERVICE” intended solely for 

use by our Client on this project. The Designer disclaims responsibility for the 

existing building structure, existing site conditions, existing construction 

elements, and drawings or documents not provided by the Designer. The 

information, ideas and designs indicated - including the overall form, 

arrangement and composition of spaces or building elements - constitutes 

the original, confidential, and unpublished Work and property of the 

Designer. Receipt or possession of this Drawing confers no right in, or 

license to disclose to others the subject matter contained herein for any but 

authorized purposes. Unauthorized reproduction, distribution or 

dissemination – in whole or in part – is strictly prohibited. All rights reserved 

© 2019 by Adam Reilly.

THIS DRAWING MAY BE PART of an integrated set of Construction 

Documents, including the Contract, the Conditions and the Specifications. 

The Contract Documents are complementary: what is required by one is as 

binding as if required by all. Application of a material or equipment item to 

Work installed by others constitutes acceptance of that Work. Calculate and 

measure dimensions – DO NOT SCALE DRAWINGS unless directed by the 

Architect to do so. Dimensions indicated are to the face of a material, unless 

noted otherwise.
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DISCLAIM RESPONSIBILITY FOR EXISTING BUILDING, CONSTRUCTION 

OR SITE CONDITIONS / IMPROVEMENTS, OR ANY DOCUMENTS WHICH 

DO NOT BEAR MY SIGNATURE AND SEAL. DO NOT CONTACT THE 

ARCHITECT FOR BIDDING INFORMATION OR QUESTIONS, AS THE 

ARCHITECT IS NOT INVOLVED IN BIDDING.
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ABBREVIATIONS:

SYMBOLS LEGEND:

All work and materials furnished shall comply with ALL applicable building codes, 
including, but not limited to The State of Kansas Regulations, the regulations of 
the National Board of Fire Underwriters, National Fire Protective Association 
Requirements and all Federal, State, and Municipal authorities having jurisdiction 
over the work and the 2018 INTERNATIONAL RESIDENTIAL CODE .

Contractor is responsible for securing and obtaining all necessary permits, 
approvals, and inspections and paying all applicable fees for all trades.

Contractors must comply with all appropriate municipal and regulatory agencies, 
codes and requirements.  The contractor shall submit certificates of insurance in 
accordance with building requirements and shall include a hold harmless clause for 
the owner, building management, and the Architect.

Contractor shall provide controlled inspections as required for the Prairie Village 

Building Department approval.  All controlled inspections are to be performed by 
licensed professionals and the cost of these services is to be paid by the contractor.

The submission of a proposal by the contractor will be construed as evidence that a 
careful and thorough examination of the premises has been made and later claims 
for labor, materials or equipment required or for difficulties encountered, which could 
have been foreseen had such an examination been made, will not be recognized.  It 
shall also constitute a representation that the contractor has checked and verified all 
quantities, work and materials involved and that he or she shall take responsibility or 
any deficiencies therein.  

Provide each subcontractor with a complete set of contract documents for their use 
and reference and verify receipt upon request.

Before ordering any materials or doing any work, each trade shall verify all 
measurements at the building and shall be responsible for correctness of same. No 
extra charge or compensations will be allowed on account of difference between 
actual dimensions and the measurements indicated on the drawings; any 
discrepancies between the drawings and field conditions which may be found shall 
be submitted to the Architect for consideration and clarification before proceeding 
with the work.  The contractor shall be responsible for any deviations from the 
contract documents.

The intent of the contract documents is to include all items necessary for proper 
execution and completion of the work. The contract documents are 
complementary – what is required by one is as binding as if required by all. If 
discrepancies exist between the drawings, the specifications, or between the 
drawings and the specifications, the contractor will be responsible to provide the 
highest quality or greatest quantity of work, product, or material as indicated in either 
the drawings or the specifications.

All the Architect's drawings and construction notes are complementary and what is 
called for by either will be binding as if called for by all; any work shown or referred 
to on any one drawing shall be provided as shown on all drawings.  Whenever an 
item is specified and/or shown on the drawings by detail or reference it shall be 
considered typical for other items which are obviously intended to be the same, 
even though not so designated or specifically named but do serve the same 
function.

Full size or large scale details or drawings shall govern small scale drawings which 
they are intended to amplify. Details or conditions indicated for a portion of the work 
but not carried out fully for other portions shall apply throughout to all similar portions 
except as otherwise specifically noted.  In every case a more expensive item or 
method shall be assumed over a less expensive one and dimensions shall be 
figured rather than determined by rule or scale.

The character and scope of the work are illustrated by the drawings.  To interpret 
and explain the drawings, other information deemed necessary by the Architect will 
be furnished to the contractor when and as required by the work.  It is to be 
understood that the said additional drawings are to be of equal force as the original 
drawings, and shall be considered as forming a part of this set.

The contractor shall abide by and comply with the true intent and meaning of the 
drawings and notes taken as a whole and shall not avail himself or herself of any 
obvious errors or omissions, should any exist.  Should any error or discrepancy 
appear or any doubt arise as to the true meaning of the drawings or notes, the 
contractor shall bring such items to the attention of the Architect before submission 
of proposal for explanation or correction of the same. After the submission of the 
proposal, the contractor will be held responsible for all such items.

The work to be performed consists of furnishing all labor, equipment, tools, 
transportation, supplies, fees, materials, and services in accordance with these 
notes and drawings; and includes performing all operations necessary to construct 
and install complete, in satisfactory condition, the various materials and equipment 
at the locations shown.  It is intended that the drawings include everything requisite 
and necessary to finish the entire work properly, notwithstanding the fact that every 
item necessarily involved may not be specifically mentioned or shown.  Any item 
which may be reasonably construed as incidental to the proper and satisfactory 
completion of the work in accordance with the intent of these notes and drawings is 
hereby included.

The contractor shall notify the Architect immediately if he cannot for any reason 
comply with all the requirements of these notes and drawings.

The contractor shall submit in writing all proposals for additional work to the 
Architect for review and approval. No additional work is to proceed until a signed 
authorization to proceed is returned to the contractor.

Work affected by changes proposed in any revised drawings or other documents 
issued to the contractor shall not be executed unless changes are accompanied by 
letter of authorization to proceed accordingly. In cases where instructions 
accompanying an issue of revised drawings or specifications request estimates of 
cost, such estimates shall be prepared and submitted promptly in order not to affect 
the progress of the work.

Payment will not be made to the general contractor on changes or extras unless 
they are approved in writing by owner or owner's representatives.

The project has been designed and detailed for the specific materials and equipment 
specified. No substitutions shall be made without the express written consent of the 
Architect.  If the specified material is not available, the contractor shall propose an 
alternate material and shall provide drawings, samples, specifications, 
manufacturer's literature, performance data, etc., in order that the Architect can 
evaluate the proposed substitution. If the substitution affects a correlated function, 
adjacent construction, or the work of any other contractor or trade, the necessary 
changes and modifications to the affected work shall be accomplished by the 
contractor at no additional expense to the owner.  No requests for substitutes will be 
entertained by the Architect due to the contractor's failure to order materials in a 
timely manner.

All materials required for the performance of this work shall be new and of the best 
quality of the kinds specified.  The use of old or second-hand materials is strictly 
forbidden, except for locations on the drawings that refer to removal and relocation 
of materials or equipment.  Materials shall be used in accordance with the 
manufacturer's specifications. The contractor shall submit all product warranties. 
The contractor shall warranty all work as per state or local regulations.  Upon 
request, the manufacturer's representative shall go to the site and instruct the 
mechanics in the use of the materials or shall supervise their use.

The standard specifications of the manufacturers approved for use in the project are 
hereby made a part of these notes with the same force and effect as though herein 
written out in full, except that wherever the drawings require heavier members, 
better quality materials or are otherwise more stringent, those more stringent 
requirements shall govern.

GENERAL NOTES:

The contractor shall submit all fabrication shop drawings, samples, and fixture cuts 
for the Architect's review as required and/or indicated on the drawings. The 
Architect's review shall not be constructed as an indication that the submittal is 
correct or suitable nor that work represented by submittal complies with the 
drawings, except as to the matters of finish, color, and other aesthetic matters. 
Action noted above does not relieve the contractor from responsibility to coordinate 
all trades and to check quantities and dimensions against conditions in the field.   
Contractors shall assume responsibility for all errors on their drawings.

The contractor shall submit all shop drawings complete with manufacturer's 
equipment cuts, for approval prior to commencement of work.  

When "approved equal", "equal to", or other general qualifying terms are used it 
shall be based upon the review and approval by client or his/her representative. No 
material substitutions shall be made without first informing the client. Submit 
substitute materials specifications and samples for approval, in writing prior to 
commencement of work.

Any materials delivered or work performed, contrary to the drawings and 
specifications and approved shop drawings, shall be removed by the contractor at 
his own expense, and the same shall be replaced with other materials or work 
satisfactory to the Architect. The contractor shall also assume the cost of replacing 
the work which may be disturbed.

The contractor shall be responsible for properly and accurately laying out the work 
and for the lines and measurements herein. The contractor shall establish 
necessary reference lines and permanent benchmarks from which building lines and 
elevation shall be taken.  Heights of all work called for "A.F.F." including but not 
limited to soffits, ceilings, doors, and hollow metal shall be true and level within a 
maximum tolerance of 1/8" overall throughout the entire project.

All HVAC, plumbing, sprinkler and electrical lines are to be coordinated so that no 
conflicts occur. Any conflicts which result in a relocation of a finished surface must 
be brought to the attention of the Architect/Engineer prior to installation.

Unless otherwise noted, the contractor shall provide a one year warranty covering 
all work performed and equipment installed, from the time of Substantial Completion.

Contractor shall carefully remove and protect items indicated to be saved for re-use.

The contractor shall keep the Architect informed of the progress of the work. No 
work shall be closed or covered until it has been duly inspected and approved. 
Should uninspected work be covered the contractor shall, at their own expense, 
uncover all such work so that it can be properly inspected and after such inspection, 
shall properly be repaired and replaced all work interfered with.

All work shall be subject to final inspection by the Architect and acceptance by the 
owner.

Contractor is responsible for the protection of workers, public, and property.

A copy of the latest signed and sealed set of construction drawings shall be kept at 
the job site for review by the client, his representatives, the Architect, or inspectors.

The contractor shall have a competent superintendent on the premises at all times 
when the work is in progress.

All plumbing and electrical work shall be performed by persons licensed in their 
trades.

The general contractor shall coordinate their own work with the work of all other 
contractors, whether their own or those on separate contracts. Prior to commencing 
work, the general contractor shall provide a work schedule to show estimated 
commencement and completion dates of each trade identifying also long lead items.  
Contractor shall be responsible for giving all trades such information, plans or details 
as may be required for the proper installation of their work. All materials shall be 
ordered sufficiently ahead of time so that work can proceed on schedule. No 
substitutions will be accepted because of failure to do so.

The owner reserves the right to let other contacts in connection with the work of the 
project. The contractor shall be responsible for coordination of work with other 
contractors. The contractor shall afford other contractors reasonable opportunity for 
the introduction and storage of their materials and equipment and the execution of 
their work. 

THE PREMISES

The premises and the job site shall be maintained in a reasonably neat and orderly 
condition and kept free from accumulations of waste materials and rubbish during 
the entire construction period.  Remove crates, cartons and other flammable waste 
materials or trash from the work areas at the end of each working day.   Contractor 
to control cleaning to prevent dirt or dust from leaving the job site and infiltrating 
areas not involved in the project.  No material or debris storage shall be permitted at 
the street or sidewalk at any time.

Electrical closets, pipe and duct shafts chases, furred spaces and similar spaces 
shall be cleaned and left free from rubbish loose plaster, mortar drippings, 
extraneous construction materials, dirt and dust.

Contractor shall protect and be responsible for the existing structure, facilities and 
improvements adjoining the area under this contract.  Any disturbance or damage to 
adjoining property resulting directly or indirectly from the contractor's operation shall 
be promptly restored, repaired or replaced to the satisfaction of the client at no 
additional cost.

Clean up immediately upon completion of each trade's work.

This cleaning includes the removal of trash and rubbish from these areas, broom 
cleaning of floors, the removal of any plaster, mortar, dust and other extraneous 
materials from finish surfaces, including but not limited to miscellaneous metal, 
woodwork, plaster, glass, gypsum drywall, masonry, concrete, mechanical and 
electrical equipment, piping ductwork, conduit, and surfaces visible after permanent 
fixtures, induction unit covers, grilles, registers, and other such fixtures or devices 
are in place.

In addition to the cleaning specified above and the more specific cleaning which 
may be required in various sections of the specifications the premises shall be 
prepared for occupancy by:

(i) a thorough cleaning throughout including washing or cleaning by other approved 
methods of all floors and surfaces on which dirt or dust has collected and by 
washing glass, removing all paint, foreign material, and stains thereon.

(ii) providing and maintaining adequate runner strips of non-staining reinforced kraft 
building paper on finished floors as required for protection.

(iii) leaving all fixtures and equipment in an undamaged, bright, clean, polished 
condition.

(iv) clean and polish all hardware and all other metal work.

(v) do all other cleaning as required to turn the premises over to the owner in a 
spotless and orderly condition.

The Owner reserves the right to accept or refuse any bids/ proposals from any 
subcontractor without exception.

SAFETY OF PUBLIC AND PROPERTY

Institute and maintain safety measures and provide all equipment or temporary 
construction necessary to safeguard all persons and property affected.

Structures, devices, or construction equipment shall not be loaded in excess of their 
design capacity.

Before using construction equipment or devices, same shall be inspected by the 
person superintending the work, and defects or unsafe conditions shall be promptly 
corrected before use.

Determine location, protect and safeguard all utilities on or adjacent to site. Notify all 
utility companies and building management as required.

Maintain fire preventive, sanitary and safety facilities.

THE WORK

All machines, tools, service lines and conduits shall be shielded or barricaded to 
provide safety and prevent contact by the public.

No materials shall be dropped or thrown outside the exterior walls of the building.

Areas used by the public shall be maintained free from debris, equipment, materials

Interior finish scope: no new building area will be constructed – this project is within 
existing building construction

Provide all product options, trims, accessories, and component parts necessary for 
installation and intended use, even if not specifically indicated.

Coordinate and verify clearances required of products and equipment for delivery, 
installation use and operation.

Fill and patch exposed holes or cracks in floor, wall or ceiling surfaces and finish 
level, smooth and flush with adjacent surfaces.

Brace walls, partitions, ceilings, soffits, platforms, suspended construction and 
similar elements to structural elements – even if bracing is not specifically indicated. 
Do not brace to metal roof decking, plumbing or sprinkler pipes, ductwork, electrical 
conduits or similar elements.

Except at load-bearing walls or partitions, provide slip-type top connections of 
framing to permit structural deflection of the floor or roof above.

Install framing and furring to avoid conflict or interference with concealed or 
recessed plumbing, mechanical, electrical or control components.

Provide escutcheons, grommets and similar trim closures at exposed piping 
penetrations of wall or partition surfaces.

Drywall partitions are nominal 5 inch thick, and cmu walls are nominal 8 inch thick 
unless otherwise indicated.

Locate doors & openings not indicated with dimensions in the center of the partition 
or 3 inches min from an adjacent partition to the hinge-side jamb (inside face of 
frame) with a minimum 18 inch clearance from the strike side jamb to a partition or 
other protruding object.

Seal and fill slab control / expansion joints, and cracks in exposed concrete greater 
than 1/16 inch width.

At new concrete curbs, trowel-finish top & sides, cove inside corners, and ease 
outside corners of concrete pads or equipment bases.

Provide satin-sheen concrete sealer on exposed interior concrete floors unless other 
finish is indicated.

Provide concealed 2x6 min wood blocking within metal-framed drywall construction 
for secure anchorage of casework cabinets, wall-mounted shelves, grab-bars, wall-
mounted door stops, wood frames, tv mounting brackets, toilet partition anchors, 
toilet / bath accessories, drinking fountains, door stops, wall appliances, plumbing 
fixtures, light fixtures, handrails, and wall-hung accessories, and similar locations.

In non-combustible buildings (type I or type ii), provide fire-retardant treated (frt) 
wood blocking when concealed in walls or partitions and when concealed above 
ceilings (surface-mounted, exposed wood trim does not require fire-retardant 
treatment – only concealed wood)

Provide preservative-treated wood blocking when in contact with masonry or 
concrete or when associated with roofing or flashings.

Provide min 3/4-inch-thick paint-finished frt plywd for mounting electrical and 
phone/data panels.

Provide door hardware at each swinging door (leaf) to include 3 hinges, lever entry 
lockset, 3 frame silencers and a wall stop mounted onto concealed blocking 
minimum - if not otherwise scheduled

Inspect and test fire-rated doors and other openings per nfpa 80 before substantial 
completion - and provide documentation of testing to owner.

Provide safety glass at glazed openings of doors, and in adjacent construction within 
five (5) feet of a door in any position and when 18 inches or less from the finish floor.

Exposed drywall is to receive min 5/8 inch gypsum board with a level 4 painted 
finish unless otherwise indicated.

Provide gypsum tile backer board behind wall tile, and extending up 12 inches aff 
min at wet-area floor tile, seamless resilient, or resinous floor /base finishes. 

Refer to finish / material / color schedule for exposed finishes of building materials, 
walls, floors, ceiling, doors, trim, casework, countertops, and similar construction 
elements.

Verify flatness and levelness of concrete slabs or floors before application of 
finishes. Provide self-leveling epoxy underlayment if flatness exceeds 1/8 inch over 
ten (10) feet or as otherwise indicated.

Prepare floor and wall substrates as required to properly install indicated finish 
materials per manufacturer’s requirements.

Between floor finishes of different heights, provide sloped transitions not exceeding 
more than 1 vertical in 2 horizontal typically.

Extend new floor / base finishes into recesses and under open-based countertops. 
Locate changes of floor finishes and transitions under center of doors unless noted 
otherwise.

Before application of finishes to new or existing concrete floors, verify that substrate 
moisture content is acceptable to the finish manufacturer by testing per their 
requirements. Provide finish manufacturer’s acceptable moisture vapor emission 
(mve) treatment if moisture content exceeds recommendations.

Install hold-down clips at suspended ceiling panels within twenty (20) feet of an 
entrance or entrance vestibule door.

Paint or otherwise field-finish new exposed material surfaces throughout the project, 
except when pre-finished or integrally-finished, or when indicated to receive a 
different finish or no finish.

Finish closets, alcoves, aisles, hallway and recessed areas without a room number 
with the same finishes as the adjoining rooms or spaces.

Paint finish structural elements including columns, beams, joists, braces and 
decking - including fire-protection materials when applicable – except when 
concealed by ceilings, soffits, chases or other finished construction elements.

Paint finish mechanical and plumbing components when exposed to view, including 
hvac units, ductwork, devices piping and valves. Paint finish electrical & control 
panels when not located within electrical or mechanical rooms.

Paint finish exposed concrete housekeeping pads and equipment bases with sealer 
and min 2-coat semi-gloss enamel paint, unless otherwise indicated.

Paint finish exterior exposed metal including doors and frames, metal trim & guards, 
handrails & railings, bollards, equipment supports and similar items.

Alteration / addition / demo notes:

Seal-off and protect existing construction, and repair existing construction damaged 
by new construction.

Provide temporary dustproof enclosures between existing occupied areas and the 
construction area.

When adjacent areas are occupied, perform work by means that will not produce 
noise, vibration, odors or dust that could affect ongoing use or occupancy. 

Verify locations of existing utilities - disconnect and make new connections as 
required to accommodate the new work.

Remove existing mechanical, electrical, plumbing, and fire-protection elements, and 
housekeeping pads not intended to be reused in the new construction work.

Core or cut concrete slabs for mechanical, plumbing fire-protection and electrical 
penetrations.

Remove and replace, or otherwise patch and repair existing substrates not suitable 
for installation of new finishes.

Remove existing partitions, ceilings, soffits and mechanical, electrical and plumbing 
components as required to facilitate new construction.

Remove existing finishes to existing framing, concrete or masonry substrates as 
required for flush installation of new finishes, unless otherwise indicated                

Remove existing floor drains and floor sinks and cap-off drain line if not to be 
reused.

Cut and patch existing drywall as required for installation of new electrical and 
plumbing work, and for installation of wall blocking / backing.

Align new finishes with existing finishes except as otherwise indicated.

Saw-cut and patch existing concrete slabs for installation of new plumbing or 
electrical lines. Patch with min 4 inch deep drainage fill, insecticide treatment, 10 mil 
poly vapor barrier and min 4 inch concrete with wwf and w/ # 4 rebar dowels drilled 
into existing slab at 24 inch oc unless otherwise indicated.

Align top of new concrete floors and curbs with existing, as applicable.

Wood shall be protected from decay per IRC 2018. Provide preservative-treated 
wood blocking when in contract with masonry or concrete or when associated with 
roofing or flashings. 

All glazing to conform with the requirements of IRC 2018 for egress and safety 
glazing. All glazing to have fall protection where req. By IRC 2018. Provide safety 
glass at glazed openings of doors, and in adjacent construction within five (5) feet of 
a door in any position and when 18 inches of less from the finish floor. 

Provide full enclosure of the building with a continuous air / moisture barrier. Install 
complete from the under-slab vapor barrier extending over footings and sealed to 
waterproofing outside of the below-grade foundation walls (or damp proofing at slab-
edge conditions), connected to a weather-resistant barrier (WRB) on exterior walls 
to an air-moisture barrier at interior ceilings, with all joints between materials 
permanently sealed and air-tight. Provide joint seals at penetrations through the air 
and WRB materials to provide a permanent, air-tight, vermin and water-proof 
building enclosure throughout. 

All carbon monoxide detectors to be installed per IRC 2018, R315

All smoke detectors to be installed per IRC 2018, R314

All handrails and guardrails shall comply with IRC 2018, R311 AND R312

All roofs and soffits to be vented in compliance with IRC 2018

Contractor to supply and install electrical components and outlets compliant 

with IRC 2018. Provide GFCI protection as required by the 2017 NEC. 

Provide AFCI protection as required by the 2017 NE. 

House will be provided with a concrete encased electrode (ufer) ground per IRC 
2018

Bath exhaust fan shall be shown vented directly to the outside. 

NO. DATE ISSUE



13'-2 1/2" 25'-0" 10'-7 1/2" 2'-0"

50'-10"

NEW CONCRETE PATIO

NEW DRIVEWAY

NEW WALK

NEW 

WINDOW 

WELL

NEW ONE STORY ADDITION

NEW TWO STORY ADDITION (HEIGHT 

TO MATCH EXISTING)

NEW COVERED 

PORCH

EXISTING RESIDENCE

LINE OF EXISTING 

HOUSE PERIMETER

PROPERTY LINE

SIDE SETBACK

REAR SETBACK

FRONT SETBACK

SIDE 

SETBACK

27
'-7

 1
/2

"
15

'-1
1"

5'
-0

"

48
'-6

 1
/2

"
11

'-9
"

LEGAL DESCRIPTION (ABBREVIATED)

NALL AVENUE GARDENS LOT 32 BLK 1 PVC-0441 0032

40 '-0"
25 '-0"

7'-0" 7'-0"

18'-2"

4'
-0

"

19'-4"

69TH TERRACE

ADJACENT RESIDENCE

ADJACENT RESIDENCE

2'-0"

10" ELM (DEMO)

30" WALNUT (PROTECT)

10" TREE (PROTECT)

10" TREE (PROTECT)

18" CHERRY (DEMO)

15" ELM (DEMO)

4" ORNAMENTAL (DEMO)

12" REDBUD (DEMO)

10" PINE (PROTECT)

32" OAK (DEMO)

69TH TERRACE

CONSTRUCTION ENTRANCE

PROPERTY LINE

SIDE SETBACK

FRONT SETBACK

SIDE 

SETBACK

REAR SETBACK

PROTECTIVE FENCING

PROTECTIVE 

FENCING

ADJACENT RESIDENCE

ADJACENT RESIDENCE

Adam Reilly

DESIGN

e: areilly@adam-reilly.com 

p: 785-806-1621

PROJECT INFORMATION

REVISION SCHEDULE:

NOT F
OR 

CONSTRUCTIO
N

DO N
OT C

OPY/ 

DIS
TRIB

UTE

ISSUE

GENERAL NOTES

OWNER

P
rin

te
d:

adam reilly

CONTRACT DOCUMENTS: This Drawing may be a single part of a set of 

Construction “Contract Documents” that may include an Agreement, General 

/ Supplemental Conditions, Division-01 “General Requirements”, other 

related Drawings, and Specifications. The Contract Documents are 

complementary: what is required by one is as binding as if required by all. 

THE INTENT of the Contract Documents is to include all items necessary for 

the proper legal execution and completion of the construction Work indicated. 

Provide (furnish and install) all products, materials, equipment or accessories 

required for proper operation and use, in accordance with manufacturer’s 

requirements, except as noted. Other related Documents affecting the Work 

described on this Drawing may include geo-technical recommendations, 

Manufacturer's Product Data and installation requirements, Shop Drawings 

and Coordination Drawings. 

STUDY AND COMPARE the Contract Documents and other related 

Documents with the existing conditions - and verify existing dimensions 

before starting construction Work. Report errors, inconsistencies or 

omissions discovered for clarification. While prepared with due care and 

diligence, perfection is not possible - as every possible condition or 

contingency cannot be anticipated or fully shown within the Contract 

Documents. Failure to review other documents does not affect any 

contractual obligation to provide complete or otherwise function and operable 

building components or a useable building facility. 

COMPLY WITH LAWS, CODES & ORDINANCES of Authorities Having 

Jurisdiction (AHJ), and with requirements of the Developer or Landlord, as 

applicable. 

DIMENSIONS noted are to the “face” of a material or assembly - but not to a 

tile or paneling finish) unless noted otherwise. Calculate and measure 

required dimensions - do not scale the Drawings unless directed to do so. 

APPLICATION OF A MATERIAL or equipment item to Work installed by 

others constitutes acceptance of that Work, and assumption of responsibility 

for satisfactory installation. 

THIS DRAWING IS AN “INSTRUMENT OF SERVICE” intended solely for 

use by our Client on this project. The Designer disclaims responsibility for the 

existing building structure, existing site conditions, existing construction 

elements, and drawings or documents not provided by the Designer. The 

information, ideas and designs indicated - including the overall form, 

arrangement and composition of spaces or building elements - constitutes 

the original, confidential, and unpublished Work and property of the 

Designer. Receipt or possession of this Drawing confers no right in, or 

license to disclose to others the subject matter contained herein for any but 

authorized purposes. Unauthorized reproduction, distribution or 

dissemination – in whole or in part – is strictly prohibited. All rights reserved 

© 2019 by Adam Reilly.

THIS DRAWING MAY BE PART of an integrated set of Construction 

Documents, including the Contract, the Conditions and the Specifications. 

The Contract Documents are complementary: what is required by one is as 

binding as if required by all. Application of a material or equipment item to 

Work installed by others constitutes acceptance of that Work. Calculate and 

measure dimensions – DO NOT SCALE DRAWINGS unless directed by the 

Architect to do so. Dimensions indicated are to the face of a material, unless 

noted otherwise.
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ARCHITECT FOR BIDDING INFORMATION OR QUESTIONS, AS THE 
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CONTRACT DOCUMENTS: This Drawing may be a single part of a set of 

Construction “Contract Documents” that may include an Agreement, General 

/ Supplemental Conditions, Division-01 “General Requirements”, other 

related Drawings, and Specifications. The Contract Documents are 

complementary: what is required by one is as binding as if required by all. 

THE INTENT of the Contract Documents is to include all items necessary for 

the proper legal execution and completion of the construction Work indicated. 

Provide (furnish and install) all products, materials, equipment or accessories 

required for proper operation and use, in accordance with manufacturer’s 

requirements, except as noted. Other related Documents affecting the Work 

described on this Drawing may include geo-technical recommendations, 

Manufacturer's Product Data and installation requirements, Shop Drawings 

and Coordination Drawings. 

STUDY AND COMPARE the Contract Documents and other related 

Documents with the existing conditions - and verify existing dimensions 

before starting construction Work. Report errors, inconsistencies or 

omissions discovered for clarification. While prepared with due care and 

diligence, perfection is not possible - as every possible condition or 

contingency cannot be anticipated or fully shown within the Contract 

Documents. Failure to review other documents does not affect any 

contractual obligation to provide complete or otherwise function and operable 

building components or a useable building facility. 

COMPLY WITH LAWS, CODES & ORDINANCES of Authorities Having 

Jurisdiction (AHJ), and with requirements of the Developer or Landlord, as 

applicable. 

DIMENSIONS noted are to the “face” of a material or assembly - but not to a 

tile or paneling finish) unless noted otherwise. Calculate and measure 

required dimensions - do not scale the Drawings unless directed to do so. 

APPLICATION OF A MATERIAL or equipment item to Work installed by 

others constitutes acceptance of that Work, and assumption of responsibility 

for satisfactory installation. 

THIS DRAWING IS AN “INSTRUMENT OF SERVICE” intended solely for 

use by our Client on this project. The Designer disclaims responsibility for the 

existing building structure, existing site conditions, existing construction 

elements, and drawings or documents not provided by the Designer. The 

information, ideas and designs indicated - including the overall form, 

arrangement and composition of spaces or building elements - constitutes 

the original, confidential, and unpublished Work and property of the 

Designer. Receipt or possession of this Drawing confers no right in, or 

license to disclose to others the subject matter contained herein for any but 

authorized purposes. Unauthorized reproduction, distribution or 

dissemination – in whole or in part – is strictly prohibited. All rights reserved 

© 2019 by Adam Reilly.

THIS DRAWING MAY BE PART of an integrated set of Construction 

Documents, including the Contract, the Conditions and the Specifications. 

The Contract Documents are complementary: what is required by one is as 

binding as if required by all. Application of a material or equipment item to 

Work installed by others constitutes acceptance of that Work. Calculate and 

measure dimensions – DO NOT SCALE DRAWINGS unless directed by the 

Architect to do so. Dimensions indicated are to the face of a material, unless 

noted otherwise.
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CONTRACT DOCUMENTS: This Drawing may be a single part of a set of 

Construction “Contract Documents” that may include an Agreement, General 

/ Supplemental Conditions, Division-01 “General Requirements”, other 

related Drawings, and Specifications. The Contract Documents are 

complementary: what is required by one is as binding as if required by all. 

THE INTENT of the Contract Documents is to include all items necessary for 

the proper legal execution and completion of the construction Work indicated. 

Provide (furnish and install) all products, materials, equipment or accessories 

required for proper operation and use, in accordance with manufacturer’s 
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described on this Drawing may include geo-technical recommendations, 

Manufacturer's Product Data and installation requirements, Shop Drawings 

and Coordination Drawings. 
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Documents with the existing conditions - and verify existing dimensions 
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omissions discovered for clarification. While prepared with due care and 

diligence, perfection is not possible - as every possible condition or 

contingency cannot be anticipated or fully shown within the Contract 

Documents. Failure to review other documents does not affect any 

contractual obligation to provide complete or otherwise function and operable 

building components or a useable building facility. 

COMPLY WITH LAWS, CODES & ORDINANCES of Authorities Having 

Jurisdiction (AHJ), and with requirements of the Developer or Landlord, as 

applicable. 

DIMENSIONS noted are to the “face” of a material or assembly - but not to a 

tile or paneling finish) unless noted otherwise. Calculate and measure 

required dimensions - do not scale the Drawings unless directed to do so. 

APPLICATION OF A MATERIAL or equipment item to Work installed by 

others constitutes acceptance of that Work, and assumption of responsibility 

for satisfactory installation. 

THIS DRAWING IS AN “INSTRUMENT OF SERVICE” intended solely for 

use by our Client on this project. The Designer disclaims responsibility for the 

existing building structure, existing site conditions, existing construction 

elements, and drawings or documents not provided by the Designer. The 

information, ideas and designs indicated - including the overall form, 

arrangement and composition of spaces or building elements - constitutes 

the original, confidential, and unpublished Work and property of the 

Designer. Receipt or possession of this Drawing confers no right in, or 

license to disclose to others the subject matter contained herein for any but 

authorized purposes. Unauthorized reproduction, distribution or 

dissemination – in whole or in part – is strictly prohibited. All rights reserved 

© 2019 by Adam Reilly.
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Documents, including the Contract, the Conditions and the Specifications. 

The Contract Documents are complementary: what is required by one is as 

binding as if required by all. Application of a material or equipment item to 
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noted otherwise.
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WINDOW SCHEDULE

TAG COUNT MFR SERIES OPERATION Width Height COMMENTS

A 5 CASEMENT 3' - 0" 4' - 10"

B 1 CASEMENT 2' - 4" 2' - 0"

C 2 CASEMENT 2' - 6" 7' - 6"

D 4 CASEMENT 2' - 6" 4' - 0"

E 3 CASEMENT 2' - 8" 6' - 0"

F 6 CASEMENT 2' - 6" 3' - 2"

G 2 CASEMENT 2' - 8" 4' - 6"

H 7 CASEMENT 2' - 6" 4' - 0"

I 13 CASEMENT 2' - 6" 2' - 0"

DOOR SCHEDULE

TAG

DOOR SIZE DETAILS

MFR DESCRIPTION

FINISH HDWR
SETWIDTH HEIGHT HEAD JAMB SILL DOOR FRAME REMARKS

01 36" 80" EXT. IN-SWING SINGLE DOOR

02 30" 80" INT. POCKET DOOR, PNT'D

04 36" 80" INT. SINGLE SWING DOOR, PNT'D

05 30" 80" INT. SINGLE SWING DOOR, PNT'D

06 28" 80" INT. POCKET DOOR, PNT'D

07 80"

08 60" 80"

09 28" 80"

10 192" 84" GARAGE DOOR

11 72" 90" EXT. SLIDING PATIO DOOR

1/4" = 1'-0" RE:  1/A200
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FLOOR PLAN - LEVEL 1

WINDOW GENERAL NOTES:

• GENERAL CONTRACTOR TO VERIFY ALL QUANTITIES AND FIELD VERIFY EXISTING DIMENSION PRIOR TO ORDER AND INSTALL

• ALL GLAZING TO CONFORM WITH THE REQUIREMENTS OF IRC 2018 SECTION 308 FOR SAFETY GLAZING
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complementary: what is required by one is as binding as if required by all. 
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Hi Adam,  
 
Hope you had a great weekend. I sent the letters last week and held an open house yesterday with the 
drawings. Unfortunately, the turnout was small, not sure if that's good or bad. In the letter I explained 
why we needed the variance.  
 
The neighbors directly to the west and south did come over. I explained the situation and both thought 
the request made sense. The west neighbor was happy to hear we did a drainage study.  
 
Is there anything else you need from me before 7/12? 
 
Thanks, 
Mike 
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