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Edward Larkin, PE, NYSCCEO, LEED AP

Vice President

Regional Manager Buildings Engineering

Manager Building Code & Life Safety Services 

As the Regional Manager of Buildings Engineering in the Eastern Region, Ed leads a diverse 

and talented team of Structural, Mechanical, Electrical and Fire Protection engineers. In 

addition to design professionals, Ed’s team includes the firm’s Building Code and Life Safety 

Services group that provides consulting services to both municipalities and private sector 

clients (including our internal architecture practice), as well as a small Construction Services 

team that specializes in Owner's Representative Services on large and technical complex 

projects.



About
Labella

• Full-service firm in business since 1978

• 36 Offices across the US

• 15 New York state offices 

• Over 1,700 employees
(~950 in NYS)

EL0



Building Code 
Services

LOCAL

Government

City of Binghamton

City of Glens Falls

City of New Rochelle

City of Mount Vernon

City of Rye

City of Saratoga Springs

City of Utica 

City of Yonkers 

Town of Lewisboro 

Town of Malta

Town of Paris 

Village of Briarcliff  Manor

Village of Pawling

Village of Port Chester 

Village of Menands

S tat e w i d e  S u p p o r t

STATE 

AGENCIES

NYSOGS

DASNY

ORDA

NYSERDA

COUNTIES

Dutchess

Warren 

MS0



Building Code 
Services

• Plan Review, Including Cloud-based Collaboration & 

DOR Engagement

• BESS, Hazardous Materials and Other Specialty 

Construction 

• Inspection Services 

• Review & Oversight of Special Inspections 

• Delegated Design & Deferred Submittal Reviews 

• Code Analysis & Interpretation

• Alternative Means & Methods 

• Review and Guidance for State Variance Application 

Support 

• More Restrictive Local Standards

• Policies, Procedures & Department Efficiency 

Consulting

i n  a l l  fa c e t s  o f  
c o d e  e n f o r c e m e n t  
a n d  b u i l d i n g  
c o n s t r u c t i o n



Who’s Here

Building Code Officials

Building Code Inspectors

Engineers

Architects

Contractors/Builders

Municipal Government (other)



Available
Resources/ 

Budget 
Constraints

Emerging 
Technologies/

Technical
expertise

What are your Challenges?

While every jurisdiction in New York State faces different challenges, 

there are common issues that nearly all Building Departments face. 

Quality of 
Design 

professional 
and contractor



NYCRR, Title 19,  Part 1203 (1204)

M in imum standards  for  adm in istrat ion  and  
enforcement

References Article 147 of NYS 
Education Law. NYSED  regulates  des ign  
profess ionals  

NYS Department of Labor regulates  
contractors

Required by law

MS0



1 .administration

2.New Construction

i . P l a n n i n g / Z o n i n g

i i . B u i l d i n g  C o d e  

3.Building code enforcement

4.Annual Inspections

5.complaints

6.Questions/code interpretations

Department Operations



Evaluate and organize your  department 
roles  and responsibi l i t ies .  

Ass ign to  staff  and ident i fy  gaps. 

MS0



1 .administration

2.New Construction

i . P l a n n i n g / Z o n i n g

i i . B u i l d i n g  C o d e  

3.Building code enforcement

4.Annual Inspections

5.complaints

6.Questions/code interpretations

Department Operations



Owner/Developer
Designer of Record (A&E)
Construction Manager
Contractor 
Subcontractors 

Applicant

Building Official/Inspectors 
Special Inspectors
3rd Party Inspectors
NYSDOS
NYSED
NYSERDA

AHJ



• Pay the bills

• Understand the process

Education is key!

It is important to understand 

that They may not be getting 

the best information from 

their consultants and/or 

contractors 

Owner/Developer



Design Phase



• Des ign profess ionals  are regulated 

by NYS  Department of Educat ion

• Must be l icensed in  New York State

• Profess ional cert if icat ion >$ 10 ,000

• Documents can be paper or d ig ital 

and shall :

“ include information suff ic ient to 

enable  the  authority having 

jurisdiction to determine  that the  

intended work accords with the  

requirements of the  Codes.”

Engineer/Architect



i . D e s c r i b i n g  t h e  l o c a t i o n ,  n a t u r e ,  e x t e n t ,  a n d  s c o p e  o f  t h e  p r o p o s e d  w o r k ;  

i i . S h o w i n g  t h a t  t h e  p r o p o s e d  w o r k  w i l l  c o n f o r m  t o  t h e  a p p l i c a b l e  p r o v i s i o n s  

o f  t h e  C o d e s ;  

i i i . S h o w i n g  t h e  l o c a t i o n ,  c o n s t r u c t i o n ,  s i z e ,  a n d  c h a r a c t e r  o f  a l l  p o r t i o n s  o f  

t h e  m e a n s  o f  e g r e s s ;  

i v . S h o w i n g  a  r e p r e s e n t a t i o n  o f  t h e  b u i l d i n g  t h e r m a l  e n v e l o p e ;  

v . S h o w i n g  s t r u c t u r a l  i n f o r m a t i o n  i n c l u d i n g  b u t  n o t  l i m i t e d  t o  b r a c e d  w a l l  

d e s i g n s ;  t h e  s i z e ,  s e c t i o n ,  a n d  r e l a t i v e  l o c a t i o n s  o f  s t r u c t u r a l  m e m b e r s ;  

d e s i g n  l o a d s ;  a n d  o t h e r  p e r t i n e n t  s t r u c t u r a l  i n f o r m a t i o n ;  

v i . S h o w i n g  t h e  p r o p o s e d  s t r u c t u r a l ,  e l e c t r i c a l ,  p l u m b i n g ,  m e c h a n i c a l ,  f i r e -

p r o t e c t i o n ,  a n d  o t h e r  s e r v i c e  s y s t e m s  o f  t h e  b u i l d i n g ;  

v i i . A  w r i t t e n  s t a t e m e n t  i n d i c a t i n g  c o m p l i a n c e  w i t h  t h e  E n e r g y  C o d e ;  

v i i i . A  s i t e  p l a n ,  d r a w n  t o  s c a l e  a n d  d r a w n  i n  a c c o r d a n c e  w i t h  a n  a c c u r a t e  

b o u n d a r y  s u r v e y ,  s h o w i n g  t h e  s i z e  a n d  l o c a t i o n  o f  n e w  c o n s t r u c t i o n  a n d  

e x i s t i n g  s t r u c t u r e s  a n d  a p p u r t e n a n c e s  o n  t h e  s i t e ;  d i s t a n c e s  f r o m  l o t  

l i n e s ;  t h e  e s t a b l i s h e d  s t r e e t  g r a d e s  a n d  t h e  p r o p o s e d  f i n i s h e d  g r a d e s ;  

a n d ,  a s  a p p l i c a b l e ,  f l o o d  h a z a r d  a r e a s ,  f l o o d w a y s ,  a n d  d e s i g n  f l o o d  

e l e v a t i o n s ;   

i x . E v i d e n c e  t h a t  t h e  d o c u m e n t s  w e r e  p r e p a r e d  b y  a  l i c e n s e d  a n d  r e g i s t e r e d  

a r c h i t e c t  i n  a c c o r d a n c e  w i t h  A r t i c l e  1 4 7  o f  t h e  N e w  Y o r k  S t a t e  E d u c a t i o n  

L a w  o r  a  l i c e n s e d  a n d  r e g i s t e r e d  p r o f e s s i o n a l  e n g i n e e r  i n  a c c o r d a n c e  

w i t h  A r t i c l e  1 4 5  o f  t h e  N e w  Y o r k  S t a t e  E d u c a t i o n  L a w .  

x . I n c l u d e  a n y  o t h e r  i n f o r m a t i o n  a n d  d o c u m e n t a t i o n  t h a t  t h e  a u t h o r i t y  

h a v i n g  j u r i s d i c t i o n  m a y  d e e m  n e c e s s a r y  t o  a l l o w  t h e  a u t h o r i t y  h a v i n g  

j u r i s d i c t i o n  t o  d e t e r m i n e  t h a t  t h e  p r o p o s e d  w o r k  c o n f o r m s  t o  t h e  C o d e s .  

Part 1203



• B u i l d i n g  t h e r m a l  e n v e l o p e ;  

• S t r u c t u r a l  i n f o r m a t i o n  i n c l u d i n g  b u t  n o t  

l i m i t e d  t o  b r a c e d  w a l l  d e s i g n s ;  e l e c t r i c a l ,  

p l u m b i n g ,  m e c h a n i c a l ,  f i r e - p r o t e c t i o n ,  a n d  

o t h e r  s e r v i c e  s y s t e m s  o f  t h e  b u i l d i n g ;  

• B o u n d a r y  s u r v e y ;  

• A n y  o t h e r  i n f o r m a t i o n  a n d  d o c u m e n t a t i o n  

t h a t  t h e  a u t h o r i t y  h a v i n g  j u r i s d i c t i o n  m a y  

d e e m  n e c e s s a r y

Part 1203



Deferred submittal 
A port ion  of  the  des ign  that i s  not 

subm i t ted  at  the  t ime  of  bu i ld ing  perm i t  

appl icat ion .  

Delegated design
A bu i ld ing  system  or  component in  wh ich  

the  deta i led  des igned  and  cert i f icat ion  i s  

not done  by the  des igner  of  record .  

Phased permit
The  use  of  delegated  des ign  and  deferred  

subm i t tals  to  enable  a project to  start 

construct ion  pr ior  to  all  bu i ld ing  systems  

and  components  hav ing  been  advanced  

through  f inal  des ign .  

Engineer/Architect



Del egator
The Architect, Professional Engineer, Land Surveyor or Landscape Architect of Record (the delegator) shall provide 

performance specifications in writing for the delegated components or systems.

The delegator must provide sufficient information, in writing, for the delegatee (the licensee to whom the work is 

delegated) to understand the scope and nature of the delegated work and its connection to the general design. 

The information that is required to perform the delegated design functions shall be commensurate with the nature 

of the project, and may include, but is not limited to, technical data, loads, references to the American Society for 

Testing and Materials and other performance standards and other relevant and related conditions as appropriate 

and contained in the construction contract documents.

Del egatee
The person responsible for the design of the component or system shall be a New York licensee, or otherwise 

authorized, and shall sign and certify his/her design work.

The delegatee will be professionally responsible for the delegated design work; therefore, before signing and 

certifying the work, a professional judgment should be made about the reliability and quality of the work.

R ev i ew an d  appr oval 
The Architect, Professional Engineer, Land Surveyor, or Landscape Architect of Record is required to review and 

determine that the delegated component or system design conforms to the performance specifications and any 

subsequent amendments; to the overall project design; and that it can be integrated into the building system. The 

Design Professional of Record shall be required to provide written notification of the decision or the submittal may 

be so marked (Approved; Disapproved; Revise/Resubmit). If not approved, a clear explanation should be provided.

Delegated design
R e g e n t s  R u l e s ,  p a r t  2 9 . 3

g e n e r a l  p r o v i s i o n s  f o r  d e s i g n  p r o f e s s i o n s



Delegator
The Architect, Professional Engineer, Land Surveyor or Landscape 

Architect of Record (the delegator) shall provide performance 

specifications in writing for the delegated components or systems.

The delegator must provide sufficient information, in writing, for the 

delegatee (the licensee to whom the work is delegated) to 

understand the scope and nature of the delegated work and its 

connection to the general design. The information that is required to 

perform the delegated design functions shall be commensurate with 

the nature of the project, and may include, but is not limited to, 

technical data, loads, references to the American Society for Testing 

and Materials and other performance standards and other relevant 

and related conditions as appropriate and contained in the 

construction contract documents.

Delegated design
Regents  Rules ,  part  2 9. 3

general prov i s ions  for  des ign  profess ions



Delegatee
The person responsible for the design of the component or system 

shall be a New York licensee, or otherwise authorized, and shall sign 

and certify his/her design work.

The delegatee will be professionally responsible for the delegated 

design work; therefore, before signing and certifying the work, a 

professional judgment should be made about the reliability and 

quality of the work.

Delegated design
Regents  Rules ,  part  2 9. 3

general prov i s ions  for  des ign  profess ions



Review and approval 
The Architect, Professional Engineer, Land Surveyor, or Landscape 

Architect of Record is required to review and determine that the 

delegated component or system design conforms to the 

performance specifications and any subsequent amendments; to the 

overall project design; and that it can be integrated into the building 

system. The Design Professional of Record shall be required to 

provide written notification of the decision or the submittal may be 

so marked (Approved; Disapproved; Revise/Resubmit). If not 

approved, a clear explanation should be provided.

Delegated design
Regents  Rules ,  part  2 9. 3

general prov i s ions  for  des ign  profess ions



Alternate Means and methods

L O C A L  A P P R O V A L

“ C o m p l i e s  w i t h  I n t e n t ”

“ e q u i va l e n t  s a f e t y ”

NYS Variance
R o u t i n e  a n d  f u l l  va r i a n c e  o p t i o n s

L e d  by  D O R ,  b u t  A H J  r e v i e w  a n d  s u p p o r t  i s  i m p o r ta n t

Deviation from code



Construction Phase



i . W o r k s i t e  p r i o r  t o  t h e  i s s u a n c e  o f  a  p e r m i t ;  

i i . F o o t i n g  a n d  f o u n d a t i o n ;  

i i i . P r e p a r a t i o n  f o r  c o n c r e t e  s l a b ;  

i v . F r a m i n g ;  

v . S t r u c t u r a l ,  e l e c t r i c a l ,  p l u m b i n g ,  m e c h a n i c a l ,  f i r e - p r o t e c t i o n ,  a n d  

o t h e r  s i m i l a r  s e r v i c e  s y s t e m s  o f  t h e  b u i l d i n g ;  

v i . F i r e  r e s i s t a n t  c o n s t r u c t i o n ;  

v i i . F i r e  r e s i s t a n t  p e n e t r a t i o n s ;  

v i i i . S o l i d  f u e l - b u r n i n g  h e a t i n g  a p p l i a n c e s ,  c h i m n e y s ,  f l u e s ,  o r  g a s  

v e n t s ;  

i x . I n s p e c t i o n s  r e q u i r e d  t o  d e m o n s t r a t e  E n e r g y  C o d e  c o m p l i a n c e ,  

i n c l u d i n g  b u t  n o t  l i m i t e d  t o  i n s u l a t i o n ,  f e n e s t r a t i o n ,  a i r  l e a k a g e ,  

s y s t e m  c o n t r o l s ,  m e c h a n i c a l  e q u i p m e n t  s i z e ,  a n d ,  w h e r e  r e q u i r e d ,  

m i n i m u m  f a n  e f f i c i e n c i e s ,  p r o g r a m m a b l e  t h e r m o s t a t s ,  e n e r g y  

r e c o v e r y ,  w h o l e - h o u s e  v e n t i l a t i o n ,  p l u m b i n g  h e a t  t r a p s ,  h i g h -

p e r f o r m a n c e  l i g h t i n g ,  a n d  c o n t r o l s ;   

x . I n s t a l l a t i o n ,  c o n n e c t i o n ,  a n d  a s s e m b l y  o f  f a c t o r y  m a n u f a c t u r e d  

b u i l d i n g s  a n d  m a n u f a c t u r e d  h o m e s ;  a n d ,  

x i . A  f i n a l  i n s p e c t i o n  a f t e r  a l l  w o r k  a u t h o r i z e d  b y  t h e  b u i l d i n g  

p e r m i t  h a s  b e e n  c o m p l e t e d .   

Part 1203 
requirements



Special Inspections
3rd Party 
Inspectors• Governed by NYSBC, including 

requirements and qualifications 
(Chapter 17)

• Primarily structural but expanding to 
include fire rated assemblies. 

• Complete Statement of Special 
Inspections (SOSI) shall be prepared by 
the DOR.

• SOSI should be filed with AHJ as part 
of the building permit package.

• Special Inspection Agency(s) shall be 
approved by the AHJ.  

• The Special Inspector is there for you!

• Regulated locally, by each AHJ.
• Inspection agencies can be pre-

approved or approved on a 
project-by-project basis. 

• Electrical is most commonly used. 
• Blower door, building envelope 

and energy rating (HERS).
• NYSDOS has provided guidance 

through code outreach program:

3rd Party “provider has qualifications 
comparable to those of an individual 
who has met the requirements of [19 

NYCRR Part 1208].”



Commissioning

E C N Y S  1 0 6 . 2 . 6  – D e f i n e s  R e q u i r e m e n t

E C N Y S  1 0 6 . 2 . 6 . 1  – D O R  c e r t i f i c a t i o n  o f  
H V A C  s y s t e m

E C N Y S  4 0 8  – C o m m i s s i o n i n g  P l a n  a n d  

r e q u i r e m e n t s

“ C o p i e s  o f  a l l  d o c u m e n t a t i o n  s h a l l  b e  
g i v e n  t o  t h e  o w n e r  o r  o w n e r ’ s  a u t h o r i z e d  

a g e n t  a n d  m a d e  a v a i l a b l e  t o  t h e  
b u i l d i n g  o f f i c i a l  u p o n  r e q u e s t  i n  

a c c o r d a n c e  w i t h  S e c t i o n s  C 4 0 8 . 2 . 4  a n d  
C 4 0 8 . 2 . 5 ”



i . W o r k s i t e  p r i o r  t o  t h e  i s s u a n c e  o f  a  p e r m i t ;  

i i . F o o t i n g  a n d  f o u n d a t i o n ;  

i i i . P r e p a r a t i o n  f o r  c o n c r e t e  s l a b ;  

i v . F r a m i n g ;  

v . S t r u c t u r a l ,  e l e c t r i c a l ,  p l u m b i n g ,  m e c h a n i c a l ,  f i r e - p r o t e c t i o n ,  

a n d  o t h e r  s i m i l a r  s e r v i c e  s y s t e m s  o f  t h e  b u i l d i n g ;  

v i . F i r e  r e s i s t a n t  c o n s t r u c t i o n ;  

v i i . F i r e  r e s i s t a n t  p e n e t r a t i o n s ;  

v i i i . S o l i d  f u e l - b u r n i n g  h e a t i n g  a p p l i a n c e s ,  c h i m n e y s ,  f l u e s ,  o r  g a s  

v e n t s ;  

i x . I n s p e c t i o n s  r e q u i r e d  t o  d e m o n s t r a t e  E n e r g y  C o d e  c o m p l i a n c e ,  

i n c l u d i n g  b u t  n o t  l i m i t e d  t o  i n s u l a t i o n ,  f e n e s t r a t i o n ,  a i r  l e a k a g e ,  

s y s t e m  c o n t r o l s ,  m e c h a n i c a l  e q u i p m e n t  s i z e ,  a n d ,  w h e r e  

r e q u i r e d ,  m i n i m u m  f a n  e f f i c i e n c i e s ,  p r o g r a m m a b l e  t h e r m o s t a t s ,  

e n e r g y  r e c o v e r y ,  w h o l e - h o u s e  v e n t i l a t i o n ,  p l u m b i n g  h e a t  t r a p s ,  

h i g h - p e r f o r m a n c e  l i g h t i n g ,  a n d  c o n t r o l s ;   

x . I n s t a l l a t i o n ,  c o n n e c t i o n ,  a n d  a s s e m b l y  o f  f a c t o r y  m a n u f a c t u r e d  

b u i l d i n g s  a n d  m a n u f a c t u r e d  h o m e s ;  a n d ,  

x i . A  f i n a l  i n s p e c t i o n  a f t e r  a l l  w o r k  a u t h o r i z e d  b y  t h e  b u i l d i n g  

p e r m i t  h a s  b e e n  c o m p l e t e d .   

Part 1203 
requirements



Emerging technologies
1. NYSERDA – Clean Energy Siting Program

Available resources to support plan reviews and AHJ support for clean energy siting 

and code enforcement. 

2. Inter-Agency Fire Safety Working Group - Battery Energy Storage Systems (BESS)

Providing standardization of review and inspection process, as well as petitioning for 

code updates to better accommodate these systems. 



1 .administration

2.New Construction

i.Planning/zoning

ii .Building code 

3.Building code enforcement

4.Annual Inspections

5.complaints

6.Questions/code interpretations

Operations



Third Party Inspections

1 . F i r e  S u p p r e s s i o n  S y s t e m s

2 . F i r e  A l a r m  a n d  D e t e c t i o n  S y s t e m

3 . E l e v a t o r s

4 . E m e r g e n c y  a n d  S t a n d b y  P o w e r  S y s t e m s

5 . P a r k i n g  S t r u c t u r e s

6 . F i r e  E s c a p e  I n s p e c t i o n s

MUNICIPAL INSPECTIONS

1 . A s s e m b l y  O c c u p a n c y  I n s p e c t i o n s

2 . D o r m i t o r y  F i r e  S a f e t y  a n d  P r o p e r t y  M a i n t e n a n c e  I n s p e c t i o n s

3 . M u l t i p l e  D w e l l i n g  F i r e  S a f e t y  a n d  P r o p e r t y  M a i n t e n a n c e  

I n s p e c t i o n s

4 . C o m m e r c i a l  B u i l d i n g  F i r e  s a f e t y  a n d  P r o p e r t y  M a i n t e n a n c e  

I n s p e c t i o n

5 . R e s i d e n t i a l  R e n t a l  P r o p e r t y  I n s p e c t i o n  P r o g r a m

Operating Permit 
Program



Third Party Inspections

R e v i e w  a n d  v e t  l o c a l  c o n t r a c t o r s .  

E s t a b l i s h  w h a t  y o u  e x p e c t  t o  s e e  a n d  w h a t  t h e  m i n i m u m  p r o g r a m  

r e q u i r e m e n t s  a r e .  

P o s t  r e q u i r e m e n t s  o n  y o u r  w e b s i t e  a n d  l i s t  l o c a l  v e n d o r s  s o  

o w n e r s  k n o w  w h o  t o  u s e .   

MUNICIPAL INSPECTIONS

C o l l a b o r a t i o n  w i t h  l o c a l  F i r e  D e p a r t m e n t s  i s  c r i t i c a l .  T h e y  m a y  

a l r e a d y  b e  s u p p o r t i n g  t h i s .  

S c h e d u l i n g  i s  k e y ,  w e  n e e d  t o  s p a c e  t h i s  w o r k  o u t  a c r o s s  t h e  y e a r ,  

a n d  a r o u n d  p e r i o d s  o f  i n c r e a s e d  p e r m i t  a c t i v i t y .   

Operating Permit 
Program



Building permit fees 
i . S h o u l d  c o v e r  t h e  c o s t  o f  p l a n  r e v i e w ,  i n s p e c t i o n  a n d  a d m i n i s t r a t i o n .  

i i . A d d i t i o n a l  f e e s :

i . A m e n d m e n t s  a f t e r  p l a n  r e v i e w  b e g i n s ;

i i . A d d i t i o n a l  p l a n  r e v i e w s  a f t e r  2  r o u n d s ;

i i i . P l a n  r e v i e w  o f  t e c h n i c a l l y  c o m p l e x  a p p l i c a t i o n s ;

i v . E x p e d i t e d  p l a n  r e v i e w s ;

v . R e i n s p e c t i o n ;  a n d ,

v i . P h a s e d  i n s p e c t i o n  p r o g r a m s .  

Operating Permits
i . M i n i m u m  r e q u i r e m e n t s  a r e  d e f i n e d  b y  N Y S D O S ,  a n d  a l l  c o m p o n e n t s  

s h o u l d  b e  i n c l u d e d  i n  p e r m i t  f e e s .  

Violations and Penalties
i . F e e  s t r u c t u r e  n e e d s  t o  a c c o m m o d a t e  p e n a l t i e s .  

i i . F e e  s h o u l d  p r o v i d e  f o r  e s c a l a t i o n  b a s e d  o n  f r e q u e n c y  a n d  t i m e .  

Fees shall cover the cost of 

enforcement

Building Dept Fees



MS0



technology

Technology is not a magic bullet. Without proper staffing

and functional department, it will only make things worse.

When implemented correctly it will increase efficiency.

1. Operating software is critical;

2. Digital, consolidated plan review saves time;

3. Digital permit documents for field access; and,

4. Tablet based inspection forms avoid re-work.



Summary

1. Understand the legislation and requirements that 

govern design and construction. 

2. Educate the stakeholders in your community.

3. Hold each of the stakeholders (owner, DoR, 

contractor, ect) accountable for their responsibilities.

4. Utilize available resources! 

5. Understand and be able to convey all department 

requirements by task to your leadership, and; 

6. Ensure fee structure provides an adequate 

operational budget. 



Questions?

elarkin@labellapc.com

www.labellapc.com


