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City of Atlanta
Office of Zoning & Development 
55 Trinity Avenue
Atlanta, GA 30303

Design Review Committee for SPI-9
SAP Application – Updated Project Summary Letter 

Project: 99 West Paces (Restaurant)
Address: 99 West Paces Ferry Rd NW Atlanta, GA 30305
Project Area: 3,576 SF Interior Conditioned Area (+744 SF Kitchen Mezzanine)
Building Height: 12 Story High Rise, Tenant Space Height is ~18'-0”

To Whom it May Concern,

This project consists of a Commercial Tenant Fit-up for a Restaurant & Bar at 99 West Paces Ferry Rd.  The 3,576 
SF existing space is at the Ground Level of the multi-story Residential building with no adjacent tenants.  
Tenant space is adjacent to underground parking garage entry and parking is provided for the tenant in the 
garage. See following pages to this letter for exterior existing imagery.

The scope of work for this project is majority interior work that includes new floor infill slab, new steel 
framed mezzanine above Kitchen of 744 sf, new interior partitions, new finishes, furniture and fixtures along 
with related mechanical, electrical and plumbing work.  

Exterior alternations are limited in scope of work and only include modifications to existing storefront along 
West Paces Ferry frontage. We are proposing to alter one section of the existing storefront to replace the 
storefront single entrance door with a different opaque style wood entry door.  The existing door is 3'-4” x 8'-
0” and the new infill door will be 4'-0” x 9'-0”.  This will adjust the existing storefront panels on each side 
of the door in their widths, but their glazing quantities will remain the same.  This is all in order to create 
an upscale and dramatic emphasis on the entry to this restaurant that we think aesthetically also aligns with the
overall building as well as the look and feel of the interior of the restaurant. There is no longer any interior 
partitions that are blocking view into the restaurant along West Paces Ferry frontage.

The adjustments to the exterior storefront at the facade are limited to 12'-6” in height from the sidewalk and 
only for one section of the existing storefront. Entry door finish is a custom Sho Sugi Ban wood plank with 
custom hardware and pulls by Mill & Woods.  Finishes and hardware are all code compliant. All awnings, lighting 
and existing exterior storefront and finishes to remain.  

No exterior dining or outdoor patio seating is planned for.

These alterations to the existing storefront for an opaque new entry door will reduce the fenestration percentage
calculations for the length of the building along West Paces Ferry at ground level. See our updated Fenestration 
Calculations provided on the drawings.



We are Requesting a Variation from the Atlanta zoning code 16-18I.017-5 fenestration requirement of 65%.
We are altering a section of storefront / fenestration to become opaque at the entry door, which calculates to a 
decrease in fenestration from 65.3% down to 54.2% for the length of the street frontage along West Paces Ferry at
ground level. 

Recommendations Regarding Variations: 
Sec. 16-18I.017.5: Fenestration including all window and door openings shall be provided at the sidewalk level 
for a minimum of 65 percent of the length of the building for nonresidential uses. The code requires 65% 
fenestration along West Paces Ferry Road and the approved SAP 18-131 which allowed for construction of the full 
building met this requirement at 65.3%. While this SAP will only modify a portion of the full street frontage, 
fenestration in the affected area will drop to zero and significantly reduce the overall fenestration to well 
below code requirements. 

Recommendation: One of the major goals of the Special Public Improvement District regulation is to create a 
walkable community. Fenestration requirements are a key tactic to achieve this as they are intended to create an 
engaging pedestrian experience along the adjacent sidewalk by allowing passersby to see into the establishment. 
While the committee understands, the applicant desires to achieve an intimate feeling inside the space, the 
proposed approach, literally blocking out the windows, would set an undesirable precedent counter to the goals of
the district. Therefore, the committee recommended the applicant revise their design, particularly as it relates 
to the treatment of the windows along West Paces Ferry that are not proposed to receive the stone and wood 
entrance treatment. 

Specifically, the committee suggested the following potential options, but is also open to considering 
alternative ideas to be proposed by the applicant: 

1. Reconfigure the layout of the restaurant to allow for the remaining windows along West Paces to be 
converted into (retail) display windows that are internally illuminated and provide visual interest to 
pedestrians. 

2. Establish an artistic, visually attractive installation on the street facing side of the proposed 
partition walls to provide an engaging pedestrian experience on the exterior of the space, 

3. Retain the windows proposed to be converted to opaque glass and walled over in some manner to allow for 
pedestrians to look into the restaurant before 5p. 

Additional Recommendations: 
None 



Design Team Response to DRC Recommendations:

For Resubmission and Response to the DRC Recommendations above, we are submitting revised design drawings.  The 
change to the design aligns with the DRC Recommendation #3.  

Our revision to the design proposes to keep the existing storefront and visibility into the space from the 
sidewalk for the entirety of the West Paces Ferry storefront frontage aside from the 4 linear feet of new opaque 
entry door and the equipment that is being visibly blocked at the far right portion.  We have removed the 
interior partitions and will plan for views in and out.  The portion of windows at the far right / East side of 
our space along West Paces Ferry will have some custom wine storage and cooling equipment that will not allow for
any views to the interior of the space.  Our design intent is to keep those windows in the design as opaque.

Thank you in advance for your consideration,

Margaret McBride, RA
Smith Hanes Studio
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project description: interior tenant fit out of a cold dark shell

with facade design modifications of the 

existing storefront along west paces ferry rd

nw

building address: 99 west paces ferry rd nw

suite a

atlanta, ga 30305

zoning: spI-9 sa2, buckhead parking overlay

occupancy: a-2, assembly - restaurant use

construction type: type 1a, sprinklered

building height: 12 story, exceeds 180ft

(Complies with unlimited height , per IBC 

        503.1.3 for type 1a)

fire ratings: primary structural frame 3 hr

bearing walls - exterior 3 hr

bearing walls - interior 3 hr

nonbearing walls - interior 0 hr

nonbearing walls - exterior - hr

floor construction          2 hr

roof construction         1.5 hr

separation of

occupancies no separation required between a2 and s2 (per

ibc 508.4)

sprinkler: tenant space is fully sprinklered (ibc 

903 - nfpa 13 system)

fire alarm: provided

req'd protection:           shaft enclosures   U415

vertical openings  n/a

tenant area:     3,576 s.f. - interior tenant area ground level

744 s.f. - interior tenant area mezzanine level
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DNDN

BUILDING CODE INFORMATION (IBC)

Description: interior tenant fit out of a cold dark shell with facade design 

modifications of the existing storefront along west paces ferry rd nw

Building: 99 west paces ferry rd nw

suite a

atlanta, georgia 30305

Occupancy: a-2 assembly, restaurant use

Construction Type: Type 1a, fully sprinklered (nfpa 13 system)

Building Height: 12 story, exceeds 180ft

(Complies with unlimited height , per IBC 503.1.3 for type 1a)

Fire Ratings: primary structural frame 3 hour

bearing walls - exterior 3 hour

bearing walls - interior 3 hour

nonbearing walls - interior 0 hour

nonbearing walls - exterior - hour

floor construction          2 hour

roof construction        1.5 hour

Separation of Occupancies (per ibc 508.4):  no separation required between a2 and s2 (per

   ibc 508.4)

  

Horizontal Separation of Occupancies: no separation required

corridor rating: n/a

Sprinkler: fully sprinklered (ibc 903 - nfpa 13 system)

Fire Alarm: existing fire alarm provided

Req'd Protection: shaft enclosures   U415

vertical openings  n/a

Tenant Area: 3,576 s.f. - interior tenant area ground level

744 s.f. - interior tenant area mezzanine level

LIFE SAFETY CODE INFORMATION (NFPA 101 LSC 7.3.1.2)

Occupant Load Calculations

Occupancy Type     Occupant / actual provided

omakase

(428sf/100 per occ.) = 4

omakase stool seating

(115sf total/actual provided) = 18

omakase corridor

(282 sf total) = n/a

entry vestibule

(143 sf/15 per occ.) = 10

waiting seating

(52 sf/ 5 per occ.) = 3

cocktail bar corridor seating

(24" per occ/208 linear inches) = 8

cocktail bar corridor

(387 sf total) = n/a

cocktail bar banquette seating

(24" per occ/488 linear inches) = 20

cocktail bar stools

(71sf total/actual provided) = 16

cocktail bar

(258 sf/100 per occ.) = 2

restroom corridor

(68sf total) = n/a

private dining tables and chairs

(298 sf/15 per occ.) = 20

kitchen

(682sf/100 per occ.) = 6

office

(72sf/100 per occ.) 1

mezzanine

(568sf/100 per occ.) 5

    

TOTAL OCCUPANTS                             113 occupants

Maximum Travel Distance:

88'-0" provided (Complies with NFPA 101 12.2.6.1 maximum 250 ft)

Number of Exits:

2 provided, 2 required (Complies with NFPA 101 7.4.1.2(2))

1 tenant accessible entrance provided / required per ibc 1105.1.6

employees in back of house and kitchen areas have access to an egress door, separately.

Separation of Exits:

53'-5 1/2" distance provided between exits

(Complies with 27'-7 1/2" min. per nfpa 101 2018 7.5.1.3.5)

Common Path of Travel:

43'-10" provided (Complies with NFPA 101 12.2.5.1.2  maximum 75 ft)

Egress Capacity Width:

3'-0" min Provided - (Complies with NFPA 101 7.3.3.1  113 occ x 0.2” = 22.6" required)

Egress Door Width:

3'-0" Min at each exit provided (Complies with 32” min. per NFPA 101 7.2.1.2.3.2)

exit doors to have panic hardware complying with nfpa 101 7.2.1.7 (nfpa  10112.2.2.3 over 100

occupants)

Egress Corridor Width:

3'-0" min.

Egress Stair Width:  36" at mezzanine stair

Egress Ramp Width: n/a

Dead End Corridor: n/a

Plumbing Fixture Requirements (IBC 2902.1 & IPC 424):

113 (tenant) occ  / 2 = 56 women & 56 men

total women's WCs required = 1 (1 accessible req'd per sex)

1 WCs provided (1 ada accessible)

total women's lavatories req'd =1

1 lavs provided, 1 ada accessible

total men's WCs required = 1 (1 accessible req'd per sex)

1 WCs provided (1 ada )

total men's lavatories req'd =1

1 lavs provided, 1 ada accessible

APPLICABLE CODES:

 International Building Code, 2018 Edition, with Georgia Amendments

 International Fuel Gas Code, 2018 Edition, with Georgia Amendments

 National Electrical Code, 2020 Edition, with Georgia Amendments

 International Fire Code, 2018 Edition

 International Energy Code, 2015 Edition, with Georgia Supplements and Amendments

 International Plumbing Code, 2018 Edition, with Georgia Amendments

 NFPA 101 Life Safety Code, 2018 Edition with State Amendments

 International Mechanical Code, 2018 Edition,with Georgia Amendments

 Georgia Accessibility Codes

project code compliance summary
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1. exit and emergency lighting to provide adequate illumination and signage for designated exits per nfpa 101. refer to

electrical drawings for more details.

2. fire extinguisher in kitchen to be class 'k'.

3. any modifications of electric system or mechanical system to comply with the applicable codes for this jurisdiction.

4. the contractor is responsible for safety at the site, including but not limited to maintaining appropriate fire

extinguishers in required quantities during construction.

5. a sign clearly stating that smoking is prohibited shall be conspicuously posted by the building owner, operator,

manager, or other person n control in every public place and place of employment. 'no smoking' signs or the

international 'no smoking' symbol consisting of a pictorial representation of a burning cigarette enclosed in a red

circle with a red bar cross it shall be posted.
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sheet notes
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1. exit and emergency lighting to provide adequate illumination and signage for designated exits per nfpa 101. refer to

electrical drawings for more details.

2. fire extinguisher in kitchen to be class 'k'.

3. any modifications of electric system or mechanical system to comply with the applicable codes for this jurisdiction.

4. the contractor is responsible for safety at the site, including but not limited to maintaining appropriate fire

extinguishers in required quantities during construction.

5. a sign clearly stating that smoking is prohibited shall be conspicuously posted by the building owner, operator,

manager, or other person n control in every public place and place of employment. 'no smoking' signs or the

international 'no smoking' symbol consisting of a pictorial representation of a burning cigarette enclosed in a red

circle with a red bar cross it shall be posted.
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general demolition notes

1. field verify all existing conditions and notify architect of any discrepancies in

writing prior to onset of demolition.

2. demolition/restoration items may not be all inclusive. the demolition contractor is

to review the requirements of new construction and is to complete all demolition/

restoration, cutting, and patching necessary to achieve intended new condition and

quality.

3. selective demolition is not indicated in areas where it may be necessary to demolish

all or part of an existing building component to gain access to areas for tie-in to

building systems, or which may be required to install new construction indicated on

the drawings.demolition for these purposes shall be done at no additional cost to

the owner, and the areas shall be returned to their original condition prior to

beginning construction.

4. demolition work shall be executed in conformance with the  local building codes.

5. exercise extreme caution in this demolition.  cost of repair to any adjacent

conditions which are damaged as a result of this.  demolition shall be the

responsibility of the contractor.

6. relocation of material: relocation of any items involved in the project is subject

to the ability, to do so without permanently damaging or marring the items to be

relocated.  if relocation of any item is not possible as prescribed herein, new

materials shall be substituted to match existing. safely store material to be

reused until time of installation.

7. certain items are to be returned to the building owner. coordinate with the

building owner which items are to be returned and the location said items are to be

stored.

8. all materials to be disposed of are to be disposed of by the restrictions unless

noted otherwise herein.

9. all areas shall be kept in a broom clean condition at all times.

10. remove all flooring in demolition region down to sub floor, and prepare for new

finish specified.

11. architect has no knowledge of, and shall not be held liable for any asbestos or

other hazardous materials discovered on the jobsite.  if asbestos or other

hazardous materials are discovered during demolition or construction, isolate the

affected area and contact the owners representative for further instructions

before proceeding with the work.

12. the g.c. recognizes that it is imperative that all work on this contract proceed

uninterrupted and that any work stoppage caused by any jurisdictional disputes

arising out of the assignment of any work performed by the g.c. or its subs would

result in irreparable damage to the owner and agrees to use its best efforts to

prevent or resolve such disputes as soon as possible.

13.  prior to the start of demolition the demolition contractor with the general

contractor shall survey the extents of demolition to occur and make note of the

condition of all surfaces adjacent to areas marked for demolition and provide the

necessary protection for existing flooring, walls, ceiling and fixtures, etc., which

shall remain during demolition. the g.c. will be held responsible for any damage

incurred to same by the trades and will be obligated to restore or replace items to

their original condition prior to the start of the alteration.

14. contractor shall reference complete document package for scope of demolition

work, and not rely solely on the demolition package.

15. the contractor shall review existing conditions before and during construction

and notify architect of any unusual items such as cracks in walls or slabs, etc.  if

further analysis is required, g.c. shall provide an allowance in the bid to cover the

cost for necessary studies necessary by qualified persons and list these items

separately as not part of the bid.

16. the contractor shall repair existing construction damage in the performance of

this contract to the satisfaction of the owner.

17. the contractor shall take all precautions to maintain access for sub-contractors.

18. where specified, or noted and shown on the drawings, it is the responsibility of the

contractor to relocate existing items within the limits of this demolition contract

in their entirety.  contractor shall provide all necessary components to make

relocated items fully functional and operational.

19. removal as identified on drawings shall be accomplished without storing excessive

quantities of any dirt, rubbish, debris or waste.  all debris shall be removed from

the construction site and disposed of in accordance with all applicable codes and

ordinances.

20. the contractor shall properly dispose of or salvage any unused items from the

demolition (i.e.: cabinets, sinks, doors, glass windows and frames, hardware,

toilets, etc.) which are not scheduled for reuse or relocation by the owner.

21. the g.c. shall coordinate and be responsible for demolition of existing partitions,

mouldings, bases, (wood, vinyl, etc.) and other items specified for removal as

implied or intended by the character of design shown on the plans.

22. remove all existing drywall partitions as indicated on plans by dashed lines. do not

disturb existing drywall on or below windows, except where that drywall shows

water or moisture damage or other damage such as holes which would render it

unusable.  in such cases bring to the attention of the architect in writing to

determine cause of damage and remediation required.  remove any damaged drywall

in partitions that are to remain and replace with the same type and fire rating as

required in that location.

23. contractor shall exercise caution if chases are encountered during demolition,

which are not noted or shown on the plans.  in such event the demolition

contractor shall inform general contractor, architect and/or engineers before

proceeding with demolition in the specific area of discovery.

24. remove all pipe sleeves projecting thru slab, holes. etc. and patch to match exist.

surfaces unless otherwise noted.

25. all pipes and conduits in walls that are to be demolished shall be removed and/or

relocated as noted or required.  all plumbing shown as demolished shall be

properly capped at the source noted by the engineer.

26. all items, such as ceiling grids, doors, bucks, metal and glass windows, lighting

fixtures, etc., that are to be salvaged for reuse, shall be carefully dismantled and

handled, tagged and stored properly in a designated area determined by owner.  the

demo contractor shall coordinate with the owner those items to be reused before

removal.

27. in all areas where flooring is removed, contractor shall review existing conditions

after the removal of carpeting or other flooring materials inclusive of tack

strips, mastic, glue, and/or grout, etc., and leave floor clean in a smooth and level

condition.  allow for patching. repair and floating of the existing slab as

necessary to allow for the proper installation of new flooring materials.  the gc

shall notify the architect if the transition does not match the design intent shown

on the drawings, in order to specify the proper materials required at the

transition of finish materials.

28. remove existing window blinds and return to building owner.

29. the demolition contractor shall remove all existing telephone and computer lines.

30. remove door handles, latchsets & locksets on all doors requiring retrofitting

with new ada comp. lever handles.

31.   remove all un-used material above ceiling, including but not limited to: framing,

sheet rock, insulation, conduit, ducting, low voltage wiring, plumbing, hvac

equipment, and controls.

32.  building management has first right of refusal on all demolished equipment, piping,

appliances, finished mill work, wiring, plumbing fixtures, etc.

33. any material above the ceiling that cannot be removed due to routing over occupied

spaces (i.e. plumbing lines, duct work, electrical conduit, etc.). contractor is

responsible for contacting property manager/chief engineer to determine

termination point.

34. when removing abandoned equipment within the scope of work area, all associated

electrical starters, main feed wiring, conduit, meters, controls, control wiring,

water lines, etc. will be removed back to the source.

35. if there are any contradictions to the building standards list issued by the building

and architectural and or mep drawings, coordinate directly with property manager

and chief engineer for direction.

36.  it shall be the responsibility of the contractor to locate all existing utilities

whether shown herein or not, and to protect them from damage. the contractor

shall bear all expenses of repair or replacement of utilities or other property

damaged by operations in conjunction with the execution of the work. inactive or

abandoned utilities shall be capped in accordance with local restrictions. remove

inactive services (plumbing, mechanical, electrical, etc.) as required to maintain

operation.

37.  maintain complete security of the job site while job is in progress and until job is

complete.

38. the building envelope shall be maintained in a water tight condition at all times.

39. all doors to be removed are to be put in storage for future use by   building owner.

building owner is to direct contractor as to where these items should be

stored.

40.  protect all structural members from damage.

41.  during demolition, brace all existing structures  as needed.

42.  do not cut structural work in a manner resulting in a reduction of load carrying

capacity or load/deflection ratio. notify architect of all structural cuts prior to

execution to obtain approval.

43.  in all areas where demolition causes unevenness in the floor deck,  perform the

necessary work required to provide a smooth deck prepared to receive new

finishes.

44.  provide all necessary demolition for new plumbing, mechanical, and electrical work

as required. coordinate with construction  documents for new construction.

45.  see mech., elec., and plumbing drawings for demolition of utilities and mechanical

systems.

46.  all electrical, mechanical, plumbing, or communication services located in walls,

ceilings, or floors to be removed are to be capped and relocated as required for

new conditions and in accordance with applicable codes.

47.  all electrical, mechanical, plumbing, or communication services not being used are

to be capped and/or removed as required for new conditions and in accordance

with applicable codes.

48.  all plumbing lines to be removed are to be cut below the slab or above the ceiling

and capped. adjacent finishes are to be repaired as required for flush finish.

49.  any existing to remain fire assemblies damaged during demolition shall be repaired

to meet original fire protection requirements.

50.  patch and repair all areas where a demolished wall intersects a remaining wall.

finish existing wall to match adjacent surfaces, and prepare wall to receive new

finishes, as directed by finish plans, schedules, and notes.

51. remove all flooring in demolition region down to sub floor, and prep for new finish

specified.

DEMO NOTE:

demising walls at rear exit door

continue up to underside of structure

above. refer to sec sheets in set for

further details. walls to terminate at

underside of mezzanine floor framing.

existing concrete building

stair enclosure not to be

penetrated.

exiting open gravel

area with existing

concrete columns

and footings, gc to

prep for new poured

slab here

A

existing

conditions +

demo plan
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general notes�

1. do not scale these drawings.

2. the intent of these drawings is to indicate the scope of work required in order

to construct a complete and finished space ready for tenant occupancy. the

contractor and sub-contractors are expected to visit the project site prior to

construction and notify the architect - prior to construction - of any

discrepancies within the drawings or possible conflicts which affect the

progress of this project. the contractor shall verify all dimensions and field

conditions notifying the architect of any discrepancies before proceeding with

the work.

3. all dimensions on floor plans are from face of gyp to face of gyp, unless noted

otherwise.

4. verify existence of fire alarm and detection systems. include in the bid price any

work required to modify existing system, in order to comply with local and

federal codes - no change orders will be accepted for any fire detection or

alarm system modifications.

5. where new construction joins existing surfaces match and align new finishes

with the existing.

6. seal all penetrations of fire-rated wall assemblies, if applicable in accordance

with  u.l.  fire-rated penetration detail(s).

7. provide fire extinguishers having a minimum rating of 2-a, 10-b,c for every 3000

square feet of floor area.  travel distance to reach an extinguisher shall not

exceed 75 feet. - mount bottom at 2'-9 1/2" a.f.f. - existing fire  extinguishers

and cabinets may be recharged, refurbished and reinstalled in the appropriate

locations as directed by the local fire inspection official in lieu of purchasing

new extinguishers, however, if required contractor will also provide and install

new additional extinguishers to meet current codes.

8. refer to mechanical, electrical, & plumbing drawings for all mechanical,

plumbing, and electrical work required. locations for mech. elec. & plumbing

fixtures shall be as shown on the architectural/interior floor & ceiling plans

9. all construction shall comply with applicable local codes and restrictions

10. approved plans shall be kept in a plan box and shall be used only by the

super-intendant. all construction sets shall reflect the same information. the

contractor shall also maintain, in good condition, one complete set of plans

with all revisions, addenda and change orders,  on the premises at all times.

these shall be under the care of the job superintendent.

11. take all necessary precautions to ensure the safety  of the occupants and the

workers at all times.

12. contractor shall submit (2) samples of concrete stain and finish for architect/

tenant approval prior to finishing existing concrete floor throughout.

13. interior steel framed gypsum board partition design criteria shall be based on

astm c 754 standard specification for installation of steel framing members to

receive screw attached gypsum panel products, latest version. allowable

deflection with a 5 psf uniform load perpendicular to the partition is l/240.

  partitions with ceramic tile finish shall have an allowable deflection of l/360.

14. contractor shall verify and coordinate all new and existing conditions and

dimensions at the job site for comparison with the drawings and prior to bidding,

start of, and during construction.  notify owner in writing of any discrepancies,

inconsistencies or omissions found for clarification before commencement or

resumption of work.

15. no structural member shall be notched, cut, altered or moved in any way without

previous authorization in writing from the  structural engineer through the

architect/owner.

16. all common interior walls, partitions and floor/ceiling assemblies between

adjacent dwelling units and other tenant spaces, or between dwelling units meet

the following minimum requirements for sound transmission when not

specifically noted elsewhere on the drawings or in the specifications for (a)

air-borne sound.(a) where not specifically shown in the documents, walls,

partitions and floor/ceiling assemblies separating dwelling, units and other

tenant spaces from each other or from public or service areas shall have a

minimum sound transmission class (stc) of not less than 50 (45 if field tested)

for air-borne noise when tested in accordance with astm e 90. penetrations or

openings in construction assemblies for piping; electrical devices; recessed

cabinets; bathtubs; soffits; or heating,ventilating or exhaust ducts shall be

sealed, lined, insulated or otherwise treated to maintain the required ratings.

this requirement shall not apply to dwelling unit entrance doors, except for the

stc ratings specified; such doors shall be tight fitting to the frame and sill and

contain sound seals

17. where discrepancies exist between the details and the stc ratings indicated or

required. the requirements for achieving the desired stc rating for the type of

space indicated shall govern.

18. acoustic insulation shall be placed in all walls surrounding rooms with noise

generating devices and equipment included in the project such as; mechanical

equipment and pump rooms, elevator equipment- machine or controller rooms,

electrical transformer and switchgear rooms, generator or emergency

generator rooms, toilet rooms, conference rooms, and offices located adjacent

to public assembly rooms or traffic spaces, and rooms elsewhere indicated on

the plans.

19. the following minimum stc ratings shall be provided for the enclosure of the

following types of spaces listed, unless noted otherwise in the documents to be

higher.  where two spaces of differing stc requirements occur  adjacent, the

more stringent stc shall be maintained.

a-mechanical room - stc 55

b-toilet/restrooms - stc 55

c-conference rooms - stc 50

d-offices - stc 45

20. electrical outlet boxes located in opposite faces of sound rated walls shall be

separated horizontally by a minimum of 24”.  backs and sides of boxes shall be

sealed with 1/8” minimum resilient sealant and backed with 2” of mineral fiber

insulation.

21. provide a bead of acoustical sealant at the top and bottom of all gypsum board

walls in accordance with astm c919. where gypsum board walls terminate at

curtain wall or other window and door frames of dissimilar materials provide a

vertical seal of acoustical foam tape. permanent resilient acoustical sealant

shall also be provided along the closure joint between the top of cmu and

the structure above at all sound separation walls.  additionally at all cmu

vertical joints between concrete columns or wall terminations to curtainwall

or other window and door frames of dissimilar materials provide the acoustical

foam tape behind the sealant.

22. provide all necessary dust-proof temporary partitions and doors and hardware

required during construction to prevent dust from entering adjacent finished

areas.

23. all existing piping, ductwork, conduits, etc., interfering with the intended light

fixture layout are to be rerouted as required and a line item bid cost identified

for such work.

24. contractor shall verify clearances required for all fixtures before ordering

material.

25. all drywall (gypsum wallboard) construction shall receive the following joint &

surface treatment.  joints in finish room spaces shall receive compound and

taped level to a “level 4” finish per ga-214.  exterior corners shall receive

metal corner reinforced bead and be compounded in a conventional manner.  no

horizontal joints shall be accepted unless approved by owner. butted, untapered

gypsum board joints are unacceptable except where specifically noted on the

plans or where describe in the specifications to receive level 1 or 2 finishes.

full height gypsum board sheets shall be used.

a. all new gypsum board construction shall be properly prepared to receive

specified finish material in a manner fully acceptable to the owner.

b. all existing drywall surfaces shall be carefully examined to assure their

installation satisfies the above requirements. remedial work necessary to

upgrade these surfaces shall be undertaken.

c. taped joints, corner bead “dimples” or screw heads shall be trowelled

smooth and level, using joint compound, to match adjacent gypsum board

surfaces.  no bulging or uneven finished gypsum board will be accepted.

26. verify that mechanical, electrical or fire-protection devices are not located on

walls designated for branding or accent paint.

27. refer to sheet a006 for wall partition types

28. coordinate wood blocking with all owner provided millwork and equipment.

29. contractor shall install owner provided signage.

30. where partitions abut exterior walls or window mullions, install building sound

baffles in air conditioning slot diffusers.

31. contractor shall test all a/c and plumbing for possible leaks prior to the

reinstallation of ceiling tiles and finishes to assure that there will not be any

unforeseen water damage.

32. contractor shall be responsible for inspecting and restoring the integrity of

existing fire rated partitions and all fire rated ceilings above acoustical

ceilings.  any missing panels, openings and penetrations shall be properly sealed

to comply with the fire code.

33. exit lights & emergency lighting shall be furnished & installed as required by

local city building codes.  all existing fixtures shall be brought up to code as

required.

34. where new doors are provided, or are furnished, they shall be finished to match

existing doors. existing doors shall be repaired and refinished as required

to resemble a like new condition.

35. if field conditions necessitate any changes or modifications, same must be

approved by owner/architect prior to performing said changes or modifications.

36. prior to cutting into any existing structural portion of any building for

necessity or expediency the architect shall be notified for consultation with

structural engineer to determine reinforcement, shoring, bracing or other

support is satisfactory before proceeding with the work.
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general notes�

1. do not scale these drawings.

2. the intent of these drawings is to indicate the scope of work required in order

to construct a complete and finished space ready for tenant occupancy. the

contractor and sub-contractors are expected to visit the project site prior to

construction and notify the architect - prior to construction - of any

discrepancies within the drawings or possible conflicts which affect the

progress of this project. the contractor shall verify all dimensions and field

conditions notifying the architect of any discrepancies before proceeding with

the work.

3. all dimensions on floor plans are from face of gyp to face of gyp, unless noted

otherwise.

4. verify existence of fire alarm and detection systems. include in the bid price any

work required to modify existing system, in order to comply with local and

federal codes - no change orders will be accepted for any fire detection or

alarm system modifications.

5. where new construction joins existing surfaces match and align new finishes

with the existing.

6. seal all penetrations of fire-rated wall assemblies, if applicable in accordance

with  u.l.  fire-rated penetration detail(s).

7. provide fire extinguishers having a minimum rating of 2-a, 10-b,c for every 3000

square feet of floor area.  travel distance to reach an extinguisher shall not

exceed 75 feet. - mount bottom at 2'-9 1/2" a.f.f. - existing fire  extinguishers

and cabinets may be recharged, refurbished and reinstalled in the appropriate

locations as directed by the local fire inspection official in lieu of purchasing

new extinguishers, however, if required contractor will also provide and install

new additional extinguishers to meet current codes.

8. refer to mechanical, electrical, & plumbing drawings for all mechanical,

plumbing, and electrical work required. locations for mech. elec. & plumbing

fixtures shall be as shown on the architectural/interior floor & ceiling plans

9. all construction shall comply with applicable local codes and restrictions

10. approved plans shall be kept in a plan box and shall be used only by the

super-intendant. all construction sets shall reflect the same information. the

contractor shall also maintain, in good condition, one complete set of plans

with all revisions, addenda and change orders,  on the premises at all times.

these shall be under the care of the job superintendent.

11. take all necessary precautions to ensure the safety  of the occupants and the

workers at all times.

12. contractor shall submit (2) samples of concrete stain and finish for architect/

tenant approval prior to finishing existing concrete floor throughout.

13. interior steel framed gypsum board partition design criteria shall be based on

astm c 754 standard specification for installation of steel framing members to

receive screw attached gypsum panel products, latest version. allowable

deflection with a 5 psf uniform load perpendicular to the partition is l/240.

  partitions with ceramic tile finish shall have an allowable deflection of l/360.

14. contractor shall verify and coordinate all new and existing conditions and

dimensions at the job site for comparison with the drawings and prior to bidding,

start of, and during construction.  notify owner in writing of any discrepancies,

inconsistencies or omissions found for clarification before commencement or

resumption of work.

15. no structural member shall be notched, cut, altered or moved in any way without

previous authorization in writing from the  structural engineer through the

architect/owner.

16. all common interior walls, partitions and floor/ceiling assemblies between

adjacent dwelling units and other tenant spaces, or between dwelling units meet

the following minimum requirements for sound transmission when not

specifically noted elsewhere on the drawings or in the specifications for (a)

air-borne sound.(a) where not specifically shown in the documents, walls,

partitions and floor/ceiling assemblies separating dwelling, units and other

tenant spaces from each other or from public or service areas shall have a

minimum sound transmission class (stc) of not less than 50 (45 if field tested)

for air-borne noise when tested in accordance with astm e 90. penetrations or

openings in construction assemblies for piping; electrical devices; recessed

cabinets; bathtubs; soffits; or heating,ventilating or exhaust ducts shall be

sealed, lined, insulated or otherwise treated to maintain the required ratings.

this requirement shall not apply to dwelling unit entrance doors, except for the

stc ratings specified; such doors shall be tight fitting to the frame and sill and

contain sound seals

17. where discrepancies exist between the details and the stc ratings indicated or

required. the requirements for achieving the desired stc rating for the type of

space indicated shall govern.

18. acoustic insulation shall be placed in all walls surrounding rooms with noise

generating devices and equipment included in the project such as; mechanical

equipment and pump rooms, elevator equipment- machine or controller rooms,

electrical transformer and switchgear rooms, generator or emergency

generator rooms, toilet rooms, conference rooms, and offices located adjacent

to public assembly rooms or traffic spaces, and rooms elsewhere indicated on

the plans.

19. the following minimum stc ratings shall be provided for the enclosure of the

following types of spaces listed, unless noted otherwise in the documents to be

higher.  where two spaces of differing stc requirements occur  adjacent, the

more stringent stc shall be maintained.

a-mechanical room - stc 55

b-toilet/restrooms - stc 55

c-conference rooms - stc 50

d-offices - stc 45

20. electrical outlet boxes located in opposite faces of sound rated walls shall be

separated horizontally by a minimum of 24”.  backs and sides of boxes shall be

sealed with 1/8” minimum resilient sealant and backed with 2” of mineral fiber

insulation.

21. provide a bead of acoustical sealant at the top and bottom of all gypsum board

walls in accordance with astm c919. where gypsum board walls terminate at

curtain wall or other window and door frames of dissimilar materials provide a

vertical seal of acoustical foam tape. permanent resilient acoustical sealant

shall also be provided along the closure joint between the top of cmu and

the structure above at all sound separation walls.  additionally at all cmu

vertical joints between concrete columns or wall terminations to curtainwall

or other window and door frames of dissimilar materials provide the acoustical

foam tape behind the sealant.

22. provide all necessary dust-proof temporary partitions and doors and hardware

required during construction to prevent dust from entering adjacent finished

areas.

23. all existing piping, ductwork, conduits, etc., interfering with the intended light

fixture layout are to be rerouted as required and a line item bid cost identified

for such work.

24. contractor shall verify clearances required for all fixtures before ordering

material.

25. all drywall (gypsum wallboard) construction shall receive the following joint &

surface treatment.  joints in finish room spaces shall receive compound and

taped level to a “level 4” finish per ga-214.  exterior corners shall receive

metal corner reinforced bead and be compounded in a conventional manner.  no

horizontal joints shall be accepted unless approved by owner. butted, untapered

gypsum board joints are unacceptable except where specifically noted on the

plans or where describe in the specifications to receive level 1 or 2 finishes.

full height gypsum board sheets shall be used.

a. all new gypsum board construction shall be properly prepared to receive

specified finish material in a manner fully acceptable to the owner.

b. all existing drywall surfaces shall be carefully examined to assure their

installation satisfies the above requirements. remedial work necessary to

upgrade these surfaces shall be undertaken.

c. taped joints, corner bead “dimples” or screw heads shall be trowelled

smooth and level, using joint compound, to match adjacent gypsum board

surfaces.  no bulging or uneven finished gypsum board will be accepted.

26. verify that mechanical, electrical or fire-protection devices are not located on

walls designated for branding or accent paint.

27. refer to sheet a006 for wall partition types

28. coordinate wood blocking with all owner provided millwork and equipment.

29. contractor shall install owner provided signage.

30. where partitions abut exterior walls or window mullions, install building sound

baffles in air conditioning slot diffusers.

31. contractor shall test all a/c and plumbing for possible leaks prior to the

reinstallation of ceiling tiles and finishes to assure that there will not be any

unforeseen water damage.

32. contractor shall be responsible for inspecting and restoring the integrity of

existing fire rated partitions and all fire rated ceilings above acoustical

ceilings.  any missing panels, openings and penetrations shall be properly sealed

to comply with the fire code.

33. exit lights & emergency lighting shall be furnished & installed as required by

local city building codes.  all existing fixtures shall be brought up to code as

required.

34. where new doors are provided, or are furnished, they shall be finished to match

existing doors. existing doors shall be repaired and refinished as required

to resemble a like new condition.

35. if field conditions necessitate any changes or modifications, same must be

approved by owner/architect prior to performing said changes or modifications.

36. prior to cutting into any existing structural portion of any building for

necessity or expediency the architect shall be notified for consultation with

structural engineer to determine reinforcement, shoring, bracing or other

support is satisfactory before proceeding with the work.
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