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TYPICAL NOTES
1.  All Contractors must verify all field conditions & dimensions prior 
to commencement of the work of the contract & coordinate 
accordingly. Notify the architect promptly of any inconsistencies or 
conditions which could contribute to a material change in the scope 
or execution of the work as defined by the contract documents.

2.  Unless otherwise specifically indicated, all work for which a 
building permit is issued shall comply with all applicable portions of 
the Building Code of New York State, the Residential Code of New 
York State, the Fuel Gas Code of New York State, the Mechanical 
Code of New York State, the Plumbing Code of New York State, 
the Property Maintenance Code of New York State, the Fire Code 
of New York State, the Energy Conservation Construction Code of 
New York State, and all supplementary codes and standards 
referenced therein. In the event that multiple codes apply, including 
any applicable local ordinances, the Contractor shall comply with 
the most stringent requirements.

3.  In the event of inconsistencies in the contract documents or of 
inadequate information, consult with the Architect.

4.  Provide labor, material, equipment and services required to 
execute and complete all items of work as shown or indicated on 
the drawings and as specified herein, including incidental items to 
effect a finished and complete job, even though such items are not 
shown or particularly mentioned.    

5.  Structural work, including material stresses and methods of 
construction, shall be in compliance with the New York State Fire 
Prevention and Building Code, the Uniform Building Code, OSHA 
and governing agencies having jurisdiction.  

6.  Contractor shall be responsible for shoring and temporary 
supports.  All means, methods, scheduling and sequencing of work 
shall be the responsibility of the Contractor.  Shoring and temporary 
support of structure and any engineering costs associated with it to 
facilitate completing of the work of this contract are the 
responsibility of the Contractor.

7.  Contractor shall use construction methods that are in strict 
accordance with manufacturer's specifications.   

8.  Centerline of footings, walls, grade beams, columns, and beams 
shall coincide, unless otherwise noted. Beams and joists shall be 
equally spaced between columns, unless otherwise noted.

9.  Stainless steel connectors, including hangers, nails, screws, 
bolts, & plates, shall be used for all pressure treated woods that are 
ACQ-C (Alkaline Copper Quat Type C), ACQ-D Carbonate 
(Alkaline Copper Quat Type D, Carbonate formulation), CBA-A and 
CA-B (Copper Azole Types A and B), or as specifically 
recommended by pressure treated lumber manufacturer.      

10.  Material and equipment storage shall be on site and as 
directed by Owner.     

11.  Maintain premises and public properties free from 
accumulations of waste materials, debris and rubbish caused by 
operations.          

12.  After completion of work, Contractor shall remove all waste 
materials, rubbish, tools, and surplus materials and clean sight 
exposed surfaces.  Construction site shall be organized and 
cleaned up by Contractor on a daily basis.  

13.  The Contractor shall restore to its original condition all site 
appurtenances damaged under this contract at no additional cost to 
the Owner.     

14.  All details, sections and notes shown on the drawings are 
intended to be typical and shall apply to similar situations 
elsewhere, unless specifically shown or noted otherwise.

15.  Do not scale the drawings.

16.  Dimensions are typically to rough framing, UNO.

17. Scales on drawings are in reference to the full size 22"x34" 
drawing sheet. For the 11"x17" format, reduce written scales 
by 50%.
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

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

1
A-0

Basement Plan

TOWER BASEMENT
RB01

AREAWAY
RB04

2

1

4

3

(ARCHWAY)
 

Called
North

Up

Up

Existing 
tanks

KITCHEN BASEMENT
RB03

Existing 
mech. 
equipment

STAIR B
RB02

Window Restoration:   

1     &     3    at this level will be new clad wooden casement windows 
w/ insulated glass. See Window Schedule on A-7.
2     &     4    at this level will be cleaned, repaired & painted.

Selective Finishes Removal:

Generally N. I. C. at this level unless mandated by hazmat mitigation. 
Removal of bathroom vents & soffit is included per plan above.

A-0

Remove two bathroom vents & portion of int. 
soffit @ window as req'd. for window work. 
Reloctaion of vent exhausts to window #4 is 
N.I.C. (to be done in future phase).
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

First Floor Plan
1/4" = 1'-0"

1
A-1

First Floor Plan

KITCHEN
R103 TOWER ROOM 1

R101

56

78

9 10

11 12

13

STAIR 1
R102

(ARCHWAY)
R104

Called
North

Up

Dn

Window Restoration:   

5    through   12   at this level will all be new clad wooden casement windows w/ "leaded" 
insulating glass.    5    &    6     will also have clad fixed wooden transoms w/ leaded glass.   
13   will be cleaned, repaired & repainted. See window schedule.

Selective Finishes Removal:

In general, remove gypsum/plaster board walls & ceilings, but not wooden framing, in all 
rooms. Leave related wooden framing in place. 

A-1
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

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

1
A-2

Second
Floor Plan

TOWER ROOM 2
R201

14

15

16 17
18 19

20

Called
North

U
p

Up

U
p

ROOM OVER ARCHWAY
R203

Dn

STAIR 2
R202

Window Restoration:   

14   through   20   at this level will be new clad wooden casement windows w/ "leaded" insulating glass, 
except   16   , which will be repair of original.    14   ,  15     &    17   will also have clad fixed wooden 
transoms w/ leaded glass. See window schedule.    

Selective Finishes Removal:

Remove gypsum/plaster board walls & false ceiling in Tower Room. Leave related wooden framing & 
beadboard in place. Remove gypsum/plaster board walls & ceiling in Room Over Archway.

Stair 1

A-2

See A-3 for roof plans
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

23

Third Floor Plan & Roofs
1/4" = 1'-0"

1
A-3

Third, Fourth
& Tower

Roof PlansTOWER ROOM 3
R301

21

22

Called
North

STAIR 3
R302

U
p

DnStair 2

A-3

Install new tile roof 
to match existing, 
per PWS&A.

1&2

A-7

Rehabilitate 
roof scupper 
drain, (1 of 2).

OBSERVATION DECK
R401

Repair existing planter 
box covers (8 total)

Rehabilitate 
existing roof 
drain

Replace existing 
hatch cover. 
Repair damaged 
hatch opening 
framing in-kind.

Rehabilitate 
roof scupper 
drain, (1 of 2).

Repair observation 
deck coverings in-kind. 

Fourth Floor Plan
1/4" = 1'-0"

2
A-3

Called
North

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

3
A-3

Called
North

24

1'-6"

Notes: 
Extent of new ice & water membrane shown shaded. Install 24" up roof from 
interior finish line over heated spaces, 18" @ ridges & hips, 18" @ roof/wall 
intersections, & 36" @ valleys, typ. At intersections w/ walls, run up walls min. 6".

Ridge, hip & valley details will all be standard Ludowici tile details, adapted for 
batten system installation, similar to details on A-8.

Line of interior finish

Line of exterior wall

Install new 5" Ø half round 
gutter. Pitch 1/16":12" to drain 
toward west. Turn end 90º w/ 
12" open ended extension to 
south. Provide natural splash 
stone at outfall.

+/
- 4

'-7
"

Existing Akron Spanish 
tile roof to remain. Repair 
damaged tiles in-kind, 
using salvage from 
archway roof.

3'-
0"

1'-0"

Sidewall tiles (on north dormer): 
Carefully remove & reinstall to 
extent necessary for replacement 
of roof tiles & flashings. Replace 
damaged wall tiles in-kind. Check 
condition of fasteners.

Roof Restoration:
Under Base Contract, carefully remove 100% of roof tile & flashings @ roof on archway roof only. Save tile for reuse on other 
roofs. Coordinate removals w/ hazmat mitigation. Repair damage to roof deck. Install underlayments, batten system & new roof 
tile & copper flashings in historic configuration per details. At kitchen & tower roofs, remove existing damaged tiles. Install tiles 
salvaged from archway roof. Replace damaged flashings in-kind.
At observation deck level, clean out & repair drainage scuppers. Repair membrane as needed. Install new wooden hatch & 
copper cover in historic configuration. Reuse existing hinges, isolated from dissimilar metals for galvanic protection.  See 
Alternates. 

Window Restoration:   

21   ,   22   &   24   at this level will be new clad wooden casement windows & clad fixed wooden transoms.   
 

23    will be a new clad wooden casement window. All units will have leaded glass. See window schedule.

Selective Finishes Removal:
Remove all gypsum & plaster board finishes, & false ceiling. Leave related wooden framing & ferro concrete partitions in place. 

Existing chimney

Stone wall below, 
shown dashed

2
A-8

4
A-8

4
A-8

3
A-8

5
A-8

6
A-8

1
A-8

2
A-8

3
A-8

sim.

Provide soldered copper boot 
@ vent. Flash to tile per tile 
mfr's recommendations.

Match existing ball fixtures 
@ ridge/hip intersections, 
three locations, typ.

Match existing flat 
hip ends, typ.

Archway Roof

Existing Akron Spanish 
tile roof to remain. Repair 
damaged tiles in-kind, 
using salvage from 
archway roof.

Kitchen Roof
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

Building Section Looking West
3/16" = 1'-0"

1
A-4

Building Section Through Archway Looking South
3/16" = 1'-0"

2
A-4

A-4

Building
Sections

13



East Elevation
3/16" = 1'-0"

1
A-5

North Elevation
3/16" = 1'-0"

2
A-5

East &
North

Elevations

21

20

NTS    NTS    

A-5

12

56

7

8

14

24

New windows in 
historic configuration, 
u.n.o. See A-7.

Install new tile roof 
to match existing, 
per PWS&A.

Existing Akron Spanish tile 
roof to remain. Repair 
damaged tiles in-kind, using 
salvage from archway roof.

Existing Akron Spanish tile 
roof to remain. Repair 
damaged tiles in-kind, using 
salvage from archway roof.

Install new gutter. 
See roof plan. 

Note:
Per Unit Cost UC2, repoint mortar joints to 2" depth, using Rosendale Natural 
Cement or naturally hydraulic lime equivalent. Aggregate shall be clean, w/ 
color & composition to precisely match existing when dry. Mix w/ clean, 
potable water. Ratio shall be 1 part Rosendale Natural Cement & 2 1/2 parts 
sand, measured by dry volume. Contractor shall provide samples of 
aggregate & fully cured samples w/ written description of each mix by 
ingredients & proportions for approval before removal of deteriorated mortar. 
Provide 24" square mock-up area using approved mix on southwest corner of 
building, for Architect approval.
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.



West &
South

Elevations

West Elevation
3/16" = 1'-0"

1
A-6

South Elevation
3/16" = 1'-0"

2
A-6

4

13

NTS    NTS    

A-6

3

9
10

11

12

15

16

17

1819

22

23

New windows in 
historic configuration, 
u.n.o. See A-7.

Install new tile roof 
to match existing, 
per PWS&A.

Existing Akron Spanish tile roof to 
remain. Repair damaged tiles 
in-kind, using salvage from 
archway roof.

Existing Akron Spanish tile 
roof to remain. Repair 
damaged tiles in-kind, using 
salvage from archway roof.

Install new gutter. 
See roof plan. 
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

Stair 3 to
Roof

5/8" muntins, ogee. Remove non-historic frame. Prep for new.

5/8" muntins, ogee. Bathroom vents to be removed. Relocation of existing bathroom vents to window #4 is N.I.C.

Casement, 2 pane x 2. Repair & paint. Under Alternate 4, replace sash & accommodate oil pipe penetrations.

Tower Room 1
to Basement

"Kitchen" Door: Existing
door is a replacement &

will remain in place. Door
shown here is original

design, & is NIC.

W i n d o w    S c h e d u l e
Room

Basement

Existing
vs.

New
Type Masonry Op'g

(to be field
verified)

Remarks

1

2

3

4

First Floor
5

6

7

8

9

10

11

12

13

Second Floor
14

15

16

17

18

19

20

Third Floor
21

22

23

24

A

M1

A

M1 Casement, 2 pane x 2 csmt. Repair & paint. Accommodate future relocated bathroom vents. Under Alternate 4, replace sash.

E

E

F

C

C

B

D

D

M2

E

E

M3

E

D

D

C

E

E

B

E

Lancet. Restore extant frame & sash in-kind.

Casement w/ lead caming. Restore extant frame & sash in-kind.

2'-8" x 3'-6"

2'-8" x 3'-6"

2'-7 1/4" x 6'-6"

2'-7 1/4" x 6'-6"

1'-6" x 2'-4"

1'-6" x 2'-11"

2'-8" x 6'-5"

2'-8" x 6'-5"

2'-7 1/4" x 6'-6"

2'-7 1/4" x 4'-5"

2'-7 1/4" x 4'-5"

2'-8" x 6'-6"

2'-8" x 6'-6"

2'-7 1/2" x 2'-11 1/4"

2'-8" x 6'-6"

2'-4 1/2" x 2'-7 3/4"

2'-7 1/4" x 4'-5"

2'-7 1/4" x 4'-5"

2'-7 1/2" x 2'-11 1/4"

B C D E M1

Window Notes:

1. Removal of existing windows shall be by installer of new windows.

2. Masonry openings are approximate, & not measured. All dimensions & conditions must be verified in the field.

3. Single line muntins shown here are intended to represent leaded caming. Lead caming light patterns shall be as shown on elevations & window types.

4. New window units shall be Marvin Clad Ultimate Casement/Push out Casement w/ insulated Low E glass. See elevations for units w/ transoms.

5. Caming shall be 12mm wide flat natural finish soldered lead to match historic original (window #16). Install caming on #1 & #2 glass surfaces, typ.

6. Two new basement units (type A windows) shall have clad 5/8" muntins w/ spacer bars. See schedule. 

7. Provide 1 1/2" clad casings, u.n.o.

8. Bottom rail of all new sash shall be 3 1/2" high.

9. All cladding shall be "Medium Bronze" color, factory finish.

10. Interiors shall be non-finger jointed Pine w/ factory primer.

11. New units shall include sash & frame, without nailing flanges.

12. Provide wood framed bronze screens, factory primed.

13. Standard 4 9/16" jambs.

14. Window latch shall be classic push-out hardware system. All hardware to be dark bronze color.

15. Provide complete shop drawings of all new windows for approval.

16. Historic original interior casings shall be carefully removed & reinstalled on new window units per detail. Replicate damaged & deteriorated original casings exactly.

M2 M3A

Basement Door "Arch" Door

Door Types

F

--

2'-8" x 3'-1 3/4"

R o o m    R e h a b i l i t a t i o n    S c h e d u l e
Room

Basement

Floor Walls Remarks

RB01

RB02

RB03

First Floor
R101

R102

Second Floor
R201

R202

Third Floor
R301

No. Base
North East South West

Ceiling Ceiling Height

R103

Tower Room 1

Stair 1

Kitchen

Tower Bsmt.

Stair B

Kitch. Bsmt.

Fourth Floor
R401

RB04 Areaway

R104 Archway

Tower Room 2

Stair 2

Rm Over ArchwayR203

R302

Tower Room 3

Stair 3

Observation Deck

9'-6 1/2"

8'-8" (landing)

9'-0 3/4"

--

9'-4 1/2"

6'-2 3/4" & 7'-6" (landings)

8'-10 1/2"

--

14'-7 1/4"

9'-3 3/4" (landing)

10'-7" (ridge)

14'-8"

13'-2 1/4" (lower landing)

--

2nd Floor
Bathroom Door

Tower Room
2 Door

Room over
Arch-way

A-7

Modern Flush
Door at Tower
Room 3, to be

removed

New

3" casing. Window installed in wood framed wall.

Existing

New

Existing

New

New

New

Existing

New

New

Existing

Window Types

Safety glazing required.

Safety glazing required.

Muntins/Caming

SDL

Existing wood

SDL

Existing wood

Lead Caming

Existing wood

Existing Lead Caming

Lead Caming

Lead Caming

Lead Caming

Maintain in place Remove

See selective finishes removal notes on all plan drawings, typ.

See selective finishes removal notes on all plan drawings, typ.

See selective finishes removal notes on all plan drawings, typ.

See selective finishes removal notes on all plan drawings, typ.

Window & Room
Rehabilitation

Schedules

Under Alternate 4, replace sash in historic design.

Carefully remove existing leaded transom. Give to Owner.

Jamb Detail @ Window #23- Existing
Schematic

1
A-7

Exterior

Interior

Plaster 
missing

Face of 
existing 
plaster 

Face of stone

Extant deteriorated 
components of original  
windows to be replaced w/ 
new in historic configuration

Note:
Lead caming shown in historic 
configuration for comparison to 
new. Historic caming exists in 
only two extant units, of which 
one is original sash.

Jamb Detail @ Window #23- New
Schematic

2
A-7

Line of existing 
window profile

New clad 
casement 
window

Backer rod 
& sealant

Clad casing

New wood 
screen

Exterior

Interior

Original interior casing & trim. 
Carefully remove, restore, & reinstall. 
Replace non-original trim w/ new to 
match historic configuration.

Provide cont. blocking as 
req'd. Maintain shim space 
per mfr's specs.

Typ. of all clad unit installations

Existing brick
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General Notes: 
1. These plans and elevations are based on a facsimile of the original drawings by 

"JAS E. WARE & SONS ARCHITECTS 1170 BROADWAY, NYC"  
provided by the Mohonk Preserve. They are not known to be as-built drawings.

2. Stone balconies at observatory level & ground level buttresses were modified from that 
shown in historic drawings.

3. Scales on drawings are in reference to the full size 22"x34" drawing sheet. For the 
11"x17" format, reduce written scales by 50%.

A-8

Section @ Eave Edge
3" = 1'-0"

6
A-8

Roof Details

Field tiles

Batten system:
"Vertical" p.t. 1x2 battens 
on roof @ 16" o.c. to allow 
drainage. Install horizontal 
p.t. 1x2 battens @ tile 
coursing interval, over 
vertical battens. 

Hold back end of 
lower battens 2"

1x4 as last 
upper batten

Cont. metal drip, 2" 
exposure, max.

Waterproof underlayment- 
run under drip edge.

Cover drip edge w/ 6" strip of 
waterproof underlayment

Existing concrete 
roof deck

3/8" p.t. cant strip @ 
roof edge, to match 
historic roof 
configuration

Section @ Eave Edge
3" = 1'-0"

5
A-8

1/2"

Half round gutter per roof plan. 
Install 1/2" below outfall of 
tiles, pitched 1/16":12" to outlet 
for drainage. Hang from 
concrete roof deck edge w/ 
circle & shank hanger @ 16" 
o.c. Do not drill stone facings. 

Note:
If Alternate 3 is selected, hang gutter 
from new batten system w/ Regal Bar 
hanger straps @ 16" o.c. Dado upper 
batten to recess straps, as req'd for flush 
condition.

Corrugated poly vent strip 
btwn battens. Color black.

Closer 
(birdstop)

Existing roof tile

Cover edge of valley metal 
& cleats w/ 6" wide min. 
strip of waterproof 
underlayment.

Existing masonry

16 oz. copper channel flashing, min. 4" 
up side wall & min. 3" on roof deck.

Existing concrete 
roof deck 1 1/2" x 2" 

p.t. nailer

1/2" min. leg

Required fasteners

Solid p.t. under channel 

Field tiles

16 oz. copper continuous counter 
flashing embedded in mortar joint. Lap 
each successive piece by 2".

Waterproof 
underlayment

Waterproof 
underlayment

Full tile or end band, 
depending on conditions.

Batten system

Ridge tile: 90º #210 Cresting tile, typ. Fasten to 
ridge board w/ required fasteners.  At hips, break 
standard circular hip cover w/ nippers to fit over 
upper course of field tile; mortar in gaps w/ 
colored mortar, per original installation.

Field tile

Batten system

Pressure treated 
2x ridge board. 

Waterproof underlayment. 
Lap 2" min. over roof fabric 
& run over ridge board.

Existing concrete 
roof deck

Section @ Ridge Cap
1 1/2" = 1'-0"
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Section @ Roof & Wall
1 1/2" = 1'-0"

2
A-8

Section @ Valley
1 1/2" = 1'-0"

3
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Field tiles
Batten system

Existing concrete 
roof deck

Match original 
dimension

3/8" V @ end 
of battens 

2" wide cleats @ 12" o.c., 
bent over nail head.

20 oz. copper valley 
flashing. Form from 
24" wide stock. Lap 
next valley piece by 
6". Min. 4" under tile.

Rosin paper slip 
sheet under metal

Existing masonry

16 oz. copper continuous counter 
flashing embedded in mortar joint. 
Cover tile min. 5". Seal to tile.

Section @ Roof & Wall
1 1/2" = 1'-0"
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Field tile

Batten system

Existing concrete 
roof deck

Waterproof 
underlayment

Spanish flat top fixture

Pressure 
treated nailer

4a

A-8

4b

A-8

Plan @ Ridge Cap
Schematic

4a
A-8

Elevation @ Ridge Cap
Schematic

4b
A-8

Field tile

Required 
fastener

Pressure 
treated 2x 
ridge board


