HISTORIC AND DESIGN REVIEW COMMISSION

July 19, 2017
HDRC CASE NO: 2017-332
ADDRESS: 309 PIERCE
LEGAL DESCRIPTION: NCB 1276 BLK 8 LOT 14 PIERCE DUPLEX SUBD
ZONING: R-5H
CITY COUNCIL DIST.: 2
DISTRICT: Government Hill Historic District
APPLICANT: Nicole Garza Jim Cox/Jim Cox Designs
OWNER: Adrienne Davis
TYPE OF WORK: Construction of a 2-story single family home
REQUEST:

The applicant is requesting a Certificate of Appropriateness for approval to construct a new 2-story single family home
with an attached garage.

APPLICABLE CITATIONS:

Historic Design Guidelines, Chapter 4,Guidelines for New Construction

1. Building and Entrance Orientation

A. FACADE ORIENTATION

i. Setbacks—Align front facades of new buildings with front facades of adjacent buildings where a consistent setback has
been established along the street frontage. Use the median setback of buildings along the street frontage where a variety of
setbacks exist. Refer to UDC Article 3, Division 2. Base Zoning Districts for applicable setback requirements.

ii. Orientation—Orient the front facade of new buildings to be consistent with the predominant orientation of historic
buildings along the street frontage.

B. ENTRANCES

i. Orientation—Orient primary building entrances, porches, and landings to be consistent with those historically found
along the street frontage. Typically, historic building entrances are oriented towards the primary street.

2. Building Massing and Form

A. SCALE AND MASS

1. Similar height and scale—Design new construction so that its height and overall scale are consistent with nearby
historic buildings. In residential districts, the height and scale of new construction should not exceed that of the majority
of historic buildings by more than one-story. In commercial districts, building height shall conform to the established
pattern. If there is no more than a 50% variation in the scale of buildings on the adjacent block faces, then the height of
the new building shall not exceed the tallest building on the adjacent block face by more than 10%.

ii. Transitions—Uetilize step-downs in building height , wall-plane offsets, and other variations in building massing to
provide a visual transition when the height of new construction exceeds that of adjacent historic buildings by more than
one-half story.

iil. Foundation and floor heights—Align foundation and floor-to-floor heights (including porches and balconies) within
one foot of floor-to-floor heights on adjacent historic structures.

B. ROOF FORM

i. Similar roof forms—Incorporate roof forms—pitch, overhangs, and orientation—that are consistent with those
predominantly found on the block. Roof forms on residential building types are typically sloped, while roof forms on non-
residential building types are more typically flat and screened by an ornamental parapet wall.

C. RELATIONSHIP OF SOLIDS TO VOIDS

i. Window and door openings—Incorporate window and door openings with a similar proportion of wall to window space
as typical with nearby historic facades. Windows, doors, porches, entryways, dormers, bays, and pediments shall be
considered similar if they are no larger than 25% in size and vary no more than 10% in height to width ratio from adjacent
historic facades.



il. Fagade configuration— The primary facade of new commercial buildings should be in keeping with established
patterns. Maintaining horizontal elements within adjacent cap, middle, and base precedents will establish a consistent
street wall through the alignment of horizontal parts. Avoid blank walls, particularly on elevations visible from the street.
No new facade should exceed 40 linear feet without being penetrated by windows, entryways, or other defined bays.

D. LOT COVERAGE

i. Building to lot ratio— New construction should be consistent with adjacent historic buildings in terms of the building to
lot ratio. Limit the building footprint for new construction to no more than 50 percent of the total lot area, unless adjacent
historic buildings establish a precedent with a greater building to lot ratio.

3. Materials and Textures

A. NEW MATERIALS

i. Complementary materials—Use materials that complement the type, color, and texture of materials traditionally found
in the district. Materials should not be so dissimilar as to distract from the historic interpretation of the district. For
example, corrugated metal siding would not be appropriate for a new structure in a district comprised of homes with wood
siding.

ii. Alternative use of traditional materials—Consider using traditional materials, such as wood siding, in a new way to
provide visual interest in new construction while still ensuring compatibility.

iil. Roof materials—Select roof materials that are similar in terms of form, color, and texture to traditionally used in the
district.

iv. Metal roofs—Construct new metal roofs in a similar fashion as historic metal roofs. Refer to the Guidelines for
Alterations and Maintenance section for additional specifications regarding metal roofs.

v. Imitation or synthetic materials—Do not use vinyl siding, plastic, or corrugated metal sheeting. Contemporary
materials not traditionally used in the district, such as brick or simulated stone veneer and Hardie Board or other
fiberboard siding, may be appropriate for new construction in some locations as long as new materials are visually similar
to the traditional material in dimension, finish, and texture. EIFS is not recommended as a substitute for actual stucco.

B. REUSE OF HISTORIC MATERIALS

Salvaged materials—Incorporate salvaged historic materials where possible within the context of the overall design of the
new structure.

4. Architectural Details

A. GENERAL

i. Historic context—Design new buildings to reflect their time while respecting the historic context. While new
construction should not attempt to mirror or replicate historic features, new structures should not be so dissimilar as to
distract from or diminish the historic interpretation of the district.

ii. Architectural details—Incorporate architectural details that are in keeping with the predominant architectural style
along the block face or within the district when one exists. Details should be simple in design and should complement, but
not visually compete with, the character of the adjacent historic structures or other historic structures within the district.
Architectural details that are more ornate or elaborate than those found within the district are inappropriate.

iii. Contemporary interpretations—Consider integrating contemporary interpretations of traditional designs and details for
new construction. Use of contemporary window moldings and door surroundings, for example, can provide visual interest
while helping to convey the fact that the structure is new. Modern materials should be implemented in a way that does not
distract from the historic structure.

5. Garages and Outbuildings

A. DESIGN AND CHARACTER

i. Massing and form—Design new garages and outbuildings to be visually subordinate to the principal historic structure in
terms of their height, massing, and form.

ii. Building size — New outbuildings should be no larger in plan than 40 percent of the principal historic structure
footprint.

iii. Character—Relate new garages and outbuildings to the period of construction of the principal building on the lot
through the use of complementary materials and simplified architectural details.

iv. Windows and doors—Design window and door openings to be similar to those found on historic garages or
outbuildings in the district or on the principle historic structure in terms of their spacing and proportions.

v. Garage doors—Incorporate garage doors with similar proportions and materials as those traditionally found in the



district.

B. SETBACKS AND ORIENTATION

i. Orientation—Match the predominant garage orientation found along the block. Do not introduce front-loaded garages
or garages attached to the primary structure on blocks where rear or alley-loaded garages were historically used.

ii. Setbacks—Follow historic setback pattern of similar structures along the streetscape or district for new garages and
outbuildings. Historic garages and outbuildings are most typically located at the rear of the lot, behind the principal
building. In some instances, historic setbacks are not consistent with UDC requirements and a variance may be required.

6. Mechanical Equipment and Roof Appurtenances

A. LOCATION AND SITING

i. Visibility—Do not locate utility boxes, air conditioners, rooftop mechanical equipment, skylights, satellite dishes, and
other roof appurtenances on primary facades, front-facing roof slopes, in front yards, or in other locations that are clearly
visible from the public right-of-way.

ii. Service Areas—Locate service areas towards the rear of the site to minimize visibility from the public right-of-way.
B. SCREENING

i. Building-mounted equipment—Paint devices mounted on secondary facades and other exposed hardware, frames, and
piping to match the color scheme of the primary structure or screen them with landscaping.

ii. Freestanding equipment—Screen service areas, air conditioning units, and other mechanical equipment from public
view using a fence, hedge, or other enclosure.

iii. Roof-mounted equipment—Screen and set back devices mounted on the roof to avoid view from public right-of-way.

7. Designing for Energy Efficiency

A. BUILDING DESIGN

i. Energy efficiency—Design additions and new construction to maximize energy efficiency.

ii. Materials—Ultilize green building materials, such as recycled, locally-sourced, and low maintenance materials
whenever possible.

iii. Building elements—Incorporate building features that allow for natural environmental control — such as operable
windows for cross ventilation.

iv. Roof slopes—Orient roof slopes to maximize solar access for the installation of future solar collectors where
compatible with typical roof slopes and orientations found in the surrounding historic district.

B. SITE DESIGN

1. Building orientation—Orient new buildings and additions with consideration for solar and wind exposure in all seasons
to the extent possible within the context of the surrounding district.

ii. Solar access—Avoid or minimize the impact of new construction on solar access for adjoining properties.

C. SOLAR COLLECTORS

i. Location—Locate solar collectors on side or rear roof pitch of the primary historic structure to the maximum extent
feasible to minimize visibility from the public right-of-way while maximizing solar access. Alternatively, locate solar
collectors on a garage or outbuilding or consider a ground-mount system where solar access to the primary structure is
limited.

ii. Mounting (sloped roof surfaces)—Mount solar collectors flush with the surface of a sloped roof. Select collectors that
are similar in color to the roof surface to reduce visibility.

iil. Mounting (flat roof surfaces)—Mount solar collectors flush with the surface of a flat roof to the maximum extent
feasible. Where solar access limitations preclude a flush mount, locate panels towards the rear of the roof where visibility
from the public right-of-way will be minimized.

Historic Design Guidelines, Chapter 5, Guidelines for Site Elements

1. Topography

A. TOPOGRAPHIC FEATURES

i. Historic topography—Avoid significantly altering the topography of a property (i.e., extensive grading). Do not alter
character-defining features such as berms or sloped front lawns that help define the character of the public right-of-way.
Maintain the established lawn to help prevent erosion. If turf is replaced over time, new plant materials in these areas
should be low-growing and suitable for the prevention of erosion.

ii. New construction—Match the historic topography of adjacent lots prevalent along the block face for new construction.



Do not excavate raised lots to accommodate additional building height or an additional story for new construction.

iii. New elements—Minimize changes in topography resulting from new elements, like driveways and walkways, through
appropriate siting and design. New site elements should work with, rather than change, character-defining topography
when possible.

2. Fences and Walls

A. HISTORIC FENCES AND WALLS

i. Preserve—Retain historic fences and walls.

ii. Repair and replacement—Replace only deteriorated sections that are beyond repair. Match replacement materials
(including mortar) to the color, texture, size, profile, and finish of the original.

iii. Application of paint and cementitious coatings—Do not paint historic masonry walls or cover them with stone facing
or stucco or other cementitious coatings.

B. NEW FENCES AND WALLS

i. Design—New fences and walls should appear similar to those used historically within the district in terms of their scale,
transparency, and character. Design of fence should respond to the design and materials of the house or main structure.
ii. Location—Avoid installing a fence or wall in a location where one did not historically exist, particularly within the
front yard. The appropriateness of a front yard fence or wall is dependent on conditions within a specific historic district.
New front yard fences or wall should not be introduced within historic districts that have not historically had them.

iii. Height—Limit the height of new fences and walls within the front yard to a maximum of four feet. The
appropriateness of a front yard fence is dependent on conditions within a specific historic district. New front yard fences
should not be introduced within historic districts that have not historically had them. If a taller fence or wall existed
historically, additional height may be considered. The height of a new retaining wall should not exceed the height of the
slope it retains.

iv. Prohibited materials—Do not use exposed concrete masonry units (CMU), Keystone or similar interlocking retaining
wall systems, concrete block, vinyl fencing, or chain link fencing.

v. Appropriate materials—Construct new fences or walls of materials similar to fence materials historically used in the
district. Select materials that are similar in scale, texture, color, and form as those historically used in the district, and that
are compatible with the main structure. Screening incompatible uses—Review alternative fence heights and materials for
appropriateness where residential properties are adjacent to commercial or other potentially incompatible uses.

C. PRIVACY FENCES AND WALLS

1. Relationship to front facade—Set privacy fences back from the front facade of the building, rather than aligning them
with the front facade of the structure to reduce their visual prominence.

ii. Location — Do not use privacy fences in front yards.

FINDINGS:

a. The applicant has proposed to construct a 2-story single family home on the vacant lot located at 309 Pierce.
The lot is located within the boundary of the Government Hill Historic District and is flanked to the north by a
1-story historic single family home, to the west by a 1.5-story historic single family home, and to the east by a
vacant lot and a cluster of contributing residential structures ranging from 1 to 2 stories in height. The lot is also
adjacent to Interstate 35 Frontage Road to the south. This area of the Government Hill Historic District is
characterized primarily by 1, 1.5, and 2-story single family homes, many with rear accessory structures.
However, the configurations of the lots in the area vary in orientation, setback, lot coverage, and lot size.

b. Conceptual approval is the review of general design ideas and principles (such as scale and setback). Specific
design details reviewed at this stage are not binding and may only be approved through a Certificate of
Appropriateness for final approval.

c. The applicant met with the Design Review Committee (DRC) on July 11, 2017. The DRC noted that the
attached garage is a departure from typical configurations in the district, but recognized the limitations of the lot
size and the associated easements, stating that the solution is appropriate for the constraints. A key concept
discussed was the massing of the building and its proposed roof forms. The DRC noted that the typical
configuration of structures in the area is a projection of the front entryway towards the streetscape, which is the
opposite condition indicated in the submission; the proposed structure’s garage mass is the element that projects
closest to Pierce. The DRC suggested simplifying the various roof forms and incorporating shed dormers to



make ridgelines less complex, and to allow the central mass to read as one distinct element, which responds
more closely to the historic massing found in the surrounding vicinity.

SETBACKS - According to the Guidelines for New Construction, the front facades of new buildings are to
align with front facades of adjacent buildings where a consistent setback has been established along the street
frontage. The orientation of new construction should be consistent with the historic example found on the block.
Additionally, established setbacks average to approximately 10 feet from the public right-of-way. The proposed
structure will be set back from Pierce by 10 feet and closely match the setback of neighboring structures
fronting Interstate 35 Frontage Road. Staff finds the proposal generally consistent with the Guidelines.

LOT COVERAGE — New construction should be consistent with adjacent historic buildings in terms of the
building to lot ratio. The building footprint for new construction should be no more than fifty (50) percent of the
size of total lot area. The proposed footprint is less than this percentage. Staff finds the proposal generally
consistent with the Guidelines.

ORIENTATION - The applicant has proposed to orient the structure towards Pierce. According to the
Guidelines for New Construction, the front facade should be oriented to be consistent with those historically
found along the street frontage. The adjacent single family homes orient towards the Interstate 35 Frontage
Road. Staff finds the primary orientation inconsistent with the Guidelines.

ENTRANCES AND MASSING - In the surrounding vicinity, historic structures are situated on narrow, deep
lots, allowing for the front facade to be smaller in width than the side facades; however, the lot condition at 309
Pierce is wide and shallow. Therefore, the primary entrance will be located on the longest elevation, facing west
towards Pierce. This is a departure from standard entrance configurations in the district. Historic single family
homes in the area also utilize massing or a design element, such as a front porch with recessed entry, to clearly
delineate the front entrance. As indicated in the elevations, the front door features a porch projection; however,
the mass is set back from the projection to the north, and set back even further from the garage mass, which is
the most prominent form in terms of location towards the Pierce right-of-way. Staff finds the entrance
configuration inconsistent with typical patterns of the district.

SCALE - The applicant has proposed a 2-story single family structure. Per the submitted elevations, the
ridgeline of the highest point appears to measure approximately 24 feet in height. Guideline 2.A.i stipulates that
the height and scale of new construction should be consistent with nearby historic buildings and should not
exceed that of the majority of historic buildings by more than one-story. Staff finds the proposed scale
acceptable for the surrounding context of the district.

FOUNDATION & FLOOR HEIGHTS — According to the Guidelines for New Construction 2.A.iii., foundation
and floor heights should be aligned within one (1) foot of neighboring structure’s foundations. Throughout this
block, the foundation heights of historic structures are between two and three feet. The submitted elevations do
not indicate the dimension of the foundation height, but it appears to be approximately 1 foot. Staff finds the
proposal generally consistent with the Guidelines based on the submitted documentation.

ROOF FORM - The Historic Design Guidelines for New Construction state that new structures should
incorporate roof forms, including pitch, overhangs, and orientation, that are consistent with those predominantly
found on the block. The applicant has proposed an overall gable form that is reflective of historic homes in the
area; however, each elevation contains several ridgelines with associated overhangs. Staff finds the number of
roof forms and projections to be inconsistent with development patterns of the district.

WINDOW & DOOR OPENINGS - According to the Historic Design Guidelines for New Construction,
window openings with a similar proportion of wall to window as compared to nearby historic facades should be
incorporated. Similarity is defined by windows that are no larger than 25% in size and vary no more than 10%
in height to width ratio from adjacent historic facades. The applicant has proposed several window and door
openings that generally feature sizes that are found on historic structures. However, the west (left) elevation
contains several small fixed windows on the second story that are not consistent with the OHP Window Policy
Document or historic fenestration precedents in the district. Additionally, the first floor of the west elevation
includes larger windows that exceed the proportions indicated in the Historic Design Guidelines. All proposed
window detailing can be modified to relate closer to historic examples, such as the use of approximately six
inches of separation between double windows. Each window should be inset at least two (2) inches within walls
to ensure that a proper facade depth is maintained. Additionally, the applicant should install wood windows that
include traditional dimensions and profiles, be recessed within the window frame, feature traditional materials
or appearance and feature traditional trim and sill details.



MATERIALS - The applicant has proposed materials that include board and batten siding with trim, a standing
seam metal roof, rock veneer, and a wooden front door. According to the Historic Design Guidelines for New
Construction, materials should complement the type, color, and texture of materials traditionally found in the
district. Additionally, materials should not be so dissimilar as to distract from the historic interpretation of the
district. Contemporary interpretations of traditional materials are encouraged. Staff finds the proposal consistent
with the Guidelines and the historic materials of the district.

ARCHITECTURAL DETAILS — New buildings should be designed to reflect their time while representing the
historic context of the district. Additionally, architectural details should be complementary in nature and should
not detract from nearby historic structures. Staff finds the proposal consistent with the Guidelines with the
stipulations outlined in the recommendation.

MECHANICAL EQUIPMENT - The applicant has not noted the location and screening of mechanical
equipment. The applicant is responsible for screening all mechanical equipment from view of the public right-
of-way.

LANDSCAPING - The applicant has not provided staff with a landscaping plan at this time. The applicant
should provide this information prior to returning to the HDRC.

FENCING - The applicant has proposed to install a six foot cedar plank privacy fence in the rear and side yard.
The fence will be located along the west property line and extend into the front and side yard. According to the
Historic Design Guidelines, front and side yard fences should be limited to a height of 4 feet. Staff finds the six
foot privacy fence consistent with the guidelines up to the south fagade boundary of the structure, but finds a six
foot fence beyond that boundary inconsistent with the Guidelines.

RECOMMENDATION:

Staff does not recommend conceptual approval as submitted based on findings a through o. Staff recommends that the
applicant address the following items if they wish to return with a new design proposal:

a. That the applicant simplifies the roof forms and incorporate massing and configuration that are more consistent
with the surrounding district as noted in finding j.

b. That the applicant orients the primary entrance of the structure towards Interstate 35 Frontage Road to be more
consistent with the development pattern of the block.

c. That the applicant clearly delineates the front entrance utilizing a distinctive massing element or other formal
design gesture, such as a prominent front porch that engages the streetscape, as noted in finding g.

d. That the applicant proposes a fenestration pattern and window opening proportions that are more consistent
with the Guidelines, the OHP Window Policy document, and the historic examples found in the Government
Hill Historic District as noted in finding k.

e. That the applicant submits a site plan indicating the location of any plants or trees to remain and the location of
all proposed new landscaping elements.

f.  That the applicant submits a fence proposal that includes exact dimensions of the proposed location. The fence
in the front and side yard is limited to a maximum of 4 feet per the Historic Design Guidelines.

CASE MANAGER:

Stephanie Phillips



N Flex Viewer

Powered by ArcGIS Server Printed:Jul 07, 2017

The City of San Antonio does not guarantee the accuracy, adequacy, completeness or usefulness of any information. The City does not warrant the completeness, timeliness, or positional,
thematic, and attribute accuracy of the GIS data. The GIS data, cartographic products, and associated applications are not legal representations of the depicted data. Information shown on
these maps is derived from public records that are constantly undergoing revision. Under no circumstances should GIS-derived products be used for final design purposes. The City provides
this information on an "as is" basis without warranty of any kind, express or implied, including but not limited to warranties of merchantability or fitness for a particular purpose, and assumes no
responsibility for anyone's use of the information.






Go g|e Maps 3009 Pierce Ave

&

»

Image capture: Mar 2016 ~ © 2017 Google  United States

San Antonio, Texas

Street View - Mar 2016












TEXN.

181

N %
srverom 25

SPOFFORD -, @

! w

®

224

MRCHORMIZED

= e
@ .
N
2
L] ey
X [y |
v Y
N : 5
"]
4 o
S, =]
SR 5 m
73 (9]
¢
N
§
3
5
%

'

z
Q H
2 9 S
= I
| A ]Nd

N N o !

N H

\ { 2 iz o R

N v N u i3 S

VlZ__o 3 S P G

A e Y73 orivirs [T T )

SEsrs 2w/8

@

[

N. PALMETTO &
Y @

161/

v8.

G4

672
610

s 608

506
604

3

I

PRy
" ~N| |
B
N

B .
.74

Go7 v e

ZZr

VAN NESS

CRIVELED

(@
o

CROY®

Aor Pareo

)

G pomsese.

2

&5

209
o’

.605

T gy
603



140732
Highlight

140732
Highlight


June 21, 2017

To: Historic and Design Review Commission

From: Adrienne Davis and Nicole Garza

Subject: Narrative: 309 Pierce Avenue San Antonio, TX 78208

The following is requesting approval for a new home build in Government Hill at 309 Pierce
Avenue, San Antonio, Texas.

e New Home Build
e 2 Story, 2 Bedroom, 2.5 Bath, with attached 2 Car Garage.
e Exterior Materials:

0 White Board and Batty Siding with 1x4 Trim
Gray Standing Seam Metal Roof 7:12 Roof Pitch
Front Rock Veneer (Gray)
Brown Wooden Front Door
6 ft. Cedar Privacy fence (designated on plans)

O O 0O

e Exterior Colors: White, Grays, Wood Color, and Metal like Colors.
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WORKING DRAWINGS SHALL NOT BE SCALED. BEFORE PROCEEDING WITH ANY WORK OR ORDERING

MATERIALS, THE CONTRACTOR AND/OR SUB-CONTRACTOR SHALL VERIFY ALL NOTES AND
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ATTIC YENT NOTES

AREA TO BE VENTED:
2089 # / 300 = 5O REQ'D. FREE AR

PROVIDE MINIMUM : 40%-50% TO BE VENTED ABOVE SOFFIT

TURBINES TO ALLOW 28 # FA.
Ble8 LF. 2" CONT. SOFFIT

VENT @ |0 # PER. 16'-0" = 42 % FA
TOTAL FREE AIR : 70 #

30% FEL

IRZEIN

RAFTER AS SPECD.

R-38 BLOWN INSULATION AS SPECD:

STUCCO VENEER

xo METAL FLASHING

N MIN, 1" AIRSPACE

ROCK WANSCOT TO HEIGHT
PER PLAN W/ POSITIVE \\
8LOPE FOR DRAINAGE

STANDING SEAM METAL ROCF
VERIFY W/ SPECIFICATIONS

i 1" ROGF PLYHD.

DECKNG

CLa. Jois

DEL. 2x4 PLATE

2x6 FASCIA W/
X2 SHINGLE MOULDING

I

%" GYP. BOARD 6 CLG.-)

112" GYP. BOARD @ WALL™
OR MATERIAL MEETING THE
TEST REQ OF NFPA 275

8EC. R3l64

R-13 INSULATION —

%" EXT. GRADE
PLYWD. SOFFIT

x4 FRAME @ 16" OC. METAL WALL TIES

o 32" HOR. ¢ 24" VER.
PER IRC R10314l

j MASONRY VENEER

RAFTER AS 8PECD.

R-38 BLOWN INSULATION

SEEDETAL \ H AS SFEC'D. W/ WEEP HOLES
o 33" OC. (MAX) PER IRC R10376
e
00D BAE HOLDNG 2x4 PRESSURE TREATED WOOD

SOLE PLATE PER IRC R317.2, ON
30% FELT - 2" UP. PRESSURE
TREATED WOOD FASTENERS

CORROSION RESISTIVE FLASHING

%// PER IRC R10375

A% SPECIFIED \
FLOOR COVERING A$ SPEC'%

[ 15" ANCHOR BOLTS @ 6'-0" OC.

SEE ENGINEERED FOUNDATION
FLAN FOR DETAILS

SECTION PER IRC R403.6

TYP. WALL SECTION
W/ ROCK WAINSCOT

SCALE: " = I'-0"

STANDING SEAM METAL ROCF
VERIFY W/ SPECIFICATIONS

i ," ROOF PLYKD.

DECKING

Il_oll

CLG. JOIS
AS SPEC'D

[

DBL. 2x4 FLATE

%" GYP. BOARD @ CLG.-)

2x6 FASCIA W/
Ix2 SHINGLE MOULDING

%" EXT. GRADE
112" GYP. BOARD @ WALL™ | PLYWD. SOFFIT
OR MATERIAL MEETING THE
TEST REQ OF NFPA 275

SEC. R3lb4
R-13 INSULATION ~—

2x4 FRAME 6 I6" OC.

|

SIDING AS SPEC'D
ON 30% FELT

WOOD BASE MOULDING 2x4 PRESSURE TREATED WOOD
A% SPECIFIED S0LE PLATE PER IRC R3I1.12, ON
\ 30 FELT - 12" UP. PRESSURE
TREATED WOOD FASTENERS
FLOOR COVERING AS SPEC'D.

" ANCHOR BOLTS 4 6'-0" OC.
ANCHOR BOLTS SHALL BE LOCATED
WITHIN 12" OF THE ENDS OF EACH PLATE
SEE ENGINEERED FOUNDATION SECTION PER IRC R40316

PLAN FOR DETAILS

TYP. SIDING WALL SECTION

SCALE: " = I'-0"

ANCHOR BOLTS SHALL BE LOCATED
KITHIN 12" OF THE ENDS OF EACH PLATE

STANDING SEAM METAL ROOF
VERIFY W/ SPECIFICATIONS

i 14" ROOF PLYKD.
U7/ DG
RAFTER AS SPECD,
(Lo
CLG. JOIS FROM
R-38 BLOWN INSULATION\ 26 SPECD: FRAME

N TN DEL. 2x4 PLATE

& AN
A M 26 FASCIA W
12 SHINGLE MOULDING

%" GYP. BOARD # CLG.-)

112" GYP. BOARD 8 WALL™ |
OR MATERIAL MEETING THE
TEST REQ OF NFPA 275

8EC. R3lb4

R-13 INSULATION ——

%" EXT. GRADE
PLYWD. SOFFIT

x4 FRAME @ 16" OC.

N :

FLOOR COVERING A% SPEC'D.
[ — 2x4 SOLE PLATE

<

ENGINEERED FLOOR
TRUSSES

—<
—<

%" GYP. BOARD @ CEILNG

112" GYP. BOARD 8 WALL™ |
OR MATERIAL MEETING THE
TEST REQ OF NFPA 275

SEC. R3l6.4

R-13 INSULATION —

I 8IDING A% SPEC'D
24 FRAME @ 16" OC. ON 30¢ FELT
WOOD BASE MOULDING 2x4 PRESSURE TREATED WOOD

SOLE PLATE PER IRC R3ITI2, ON
30% FELT - 12" UP. PRESSURE
TREATED WOOD FASTENERS

AS SPECIFIED \

FLOOR COVERING AS SPEC'D. ‘

T " ANCHOR BOLTS 4 6'-0" OC.
e ANCHOR BOLTS SHALL BE LOCATED

: WITHIN 12" OF THE ENDS OF EACH PLATE
SECTION PER IRC R4031%

ba

SEE ENGINEERED FOUNDATION
FLAN FOR DETAILS Y

TYP. TWO-STORY WALL SECTION

GENERAL NOTES FOR 2015 IRC AND [ECC

* ALL FRAMNG AND STRUCTURAL DESIGN NEEDS TO MEET
90 MPH. WIND CRITERIA AS PER SEC. R3012] AND TABLE R3012 (4).

} PRESSURE TREATED WOOD, OR OTHER APPROVED DECAY-RESISTANT
WOOD $ILLS, SILLS AND SLEEPERS, OR BOTTOM PLATES THAT REST ON
CONCRETE OR MASONRY WALLS OR SLABS ON GRADE TO MEET SEC R4042

¥ PRESSURE TREATED WOOD FASTENERS SHALL BE HOT DIPPED GALV. STEEL,
STAINLESS STEEL, SILICON BRONZE OR COPPER ONLY A$ PER SEC 4042

¥ HANDRAILS SHALL BE PROVIDED ON ALL STAIRS/STERS WITH A MINIMUM OF
FOUR (4) RISERS A$ PER SEC R3118 (MIN STAIR TREAD 10" MAX. RISER 7 3/4")
8EC R3I75

¥ MASONRY VENEER TO BE ANCHORED AT 32" HORIZONTALLY AND 24" VERTICALLY
A% PER SEC R10384) AND WEEP HOLES TO BE AT A MAXIMIM OF 33" OC.
A% PER S$EC R10386.

¥ INFORMATION ABOUT BRACED WALL LINES (BWL'3) LENGTH, SPACING, AND
ORIENTATION - SECTION R602101 BRACED WALL PANEL INFORMATION
SECTION 602102

* OPENINGS BETWEEN THE GARAGE AND RESIDENCE SHALL BE EQUIPPED
W/ SOLID WOOD DOORS NOT LESS THAN | 2" THICKNESS, S0LID OR
HONEYCOMB CORE STEEL DOORS NOT LESS THAN | 2" THICK, OR
20 MINUTE FIRE-RATED DOORS, EQUIPPED WITH A SELF-CLOSING DEVICE
SECTION R30251

¥ ALL HABITABLE ROOMS ABOVE THE GARAGE SHALL BE SEPARATED
BY NOT LESS THAN 2" TYPE X GYPSUM BOARD OR EQUIVALENT
A% PER SECTION R3026 AND TABLE R3026

* ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,
UNDER-STAIR SURFACE AND ANY SOFFIT PROTECTED ON THE
ENCLOSED SIDE WITH ' GYPSUM BOARD A$ PER SECTION R3027

* AT LEAST ONE EGRESS DOOR SHALL BE PROVIDED FOR EACH
DWELLING UNIT. THE EGRESS DOOR SHALL BE 8IDE-HINGED AND SHALL
PROVIDE A MIN. CLEAR WIDTH OF 32". THE MIN. CLEAR HEIGHT OF THE
DOOR OPENING SHALL NOT BE LESS THAN 78" IN HEIGHT MEASURED
FROM TOP OF THRESHOLD TO BOTTOM OF THE $TOP A$ PER SEC. R3I12

* TYPE I. HANDRAILS WITH A CIRCULAR CRO%% SECTION SHALL HAVE AN
OUTSIDE DIAMETER OF AT LEAST 11" AND NOT GREATER THAN 2"
A8 PER SECTION 31783

* IN DWELLING UNITS, WHERE THE OPENING OF AN OPERABLE WINDOW 15
LOCATED MORE THAN 72" ABOVE THE FINISHED GRADE OR SURFACE
BELOW, THE LOWEST PART OF THE CLEAR OPENING OF THE WINDOW SHALL
BE MINIMUM OF 24" ABOVE THE FINISHED FLOOR OF THE ROOM IN WHICH
THE WINDOW 15 LOCATED. OPERABLE SECTIONS OF WINDOWS SHALL NOT
PERMIT A 4 INCH DIAMETER SPHERE WHERE SUCH OPENINGS ARE
LOCATED WITHIN 24" OF THE FIN. FLOOR. $EC R 31221

* AR BARRIER AND INSULATION INSTALLATION SHALL COMPLY WITH
IECC TABLE R4024.

* BUILDING THERMAL ENVELOPE SHALL BE INSTALLED AND COMPLY WITH
IRC TABLE RI032!

GENERAL NOTES FOR 2015 IRC AND [ECC

SCALE: h" = 1-0"

* LIGHTING 18 PROVIDED DIRECTLY OVER EACH STAIRWAY SEC. AS PER SEC R3031
WITH LIGHT ACTIVATION AT TOP AND BOTTOM LAND AREA WHERE STAIRWAY
HAS SIX OR MORE RISERS. AS PER SEC R30311

* SMOKE DETECTORS ARE TO BE INSTALLED PER SECTION R3143

* ALL SMOKE DETECTORS ARE TO BE HARD WIRED WITH A BATTERY BACKUP
POWER FER SEC R3144

* CARBON MONOXIDE DETECTORS 10 BE INSTALLED AS PER SECTION R3152

* ALL WATER HEATERS TO BE MOUNTED ON 18" HIGH PLYWOOD
PLATFORM IN GARAGE PER 205 IRC CHAPTER 28

¥ LIGHTING FIXTURE CONTROLLED BY A SWITCH LOCATED AT THE OPENING ¢
A RECEPTACLE QUTLET SHALL BE PROVIDED NEAR THE A/C UNIT IN ATTIC
PER SECTION MI305.13)

* ATTIC A/C UNIT - PROVIDE OVERFLOW PAN TO OUT-SIDE ON (32) 8Q. FT.
OF PLYWOOD DECKING.

¥ ALL APPLIANCES SHALL HAVE 30" OF WORKING SPACE IN FRONT OF THE
CONTROL SIDE FOR SERVICE, PER IRC SECTION M205!

CHECK SET: ©&-15-2017

FINAL SET:

WORKING DRAWINGS SHALL NOT BE SCALED. BEFORE PROCEEDING WITH ANY WORK OR ORDERING

MATERIALS, THE CONTRACTOR AND/OR SUB-CONTRACTOR SHALL VERIFY ALL NOTES AND
DETAILS AND DRAWINGS ARE BUILDERS' TYFE AND THE DESIGNER OF THIS SET OF FLANS HEREBY

NOTIFIES BOTH OWNER AND CONTRACTOR THAT HE, THE "DESIGNER", HAS NO LIABILITY FOR ANY

PROBLEMS AT SITE IN REFERENCE TO SAID WORKING DRAWINGS.

ALL OF THE DESIGN CONCEPTS, WORKING DRAWINGS AND DETAILED PLANS CONTAINED HEREN, ARE

FOR A SINGLE USE AND REMAIN THE SOLE AND EXCLUSIVE PROPERTY OF JIM COX DESIGNS INC,
WHO EXPRESSLY RESERVES AND RETAINS THE RIGHT TO DUPLICATE THESE PLANS N WHOLE

OR IN PART 1O [T SOLE DISCRETION.

MEASUREMENTS. CONTRACTOR SHALL REPORT ANY DISCREPANCES N OR OMISSIONS FROM THE

WORKING DRAMINGS.
© 2015 JIM COX DESIGNS, INC

NOTES:

IT 1S THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO INSURE THAT THE

CONSTRUCTION OF THIS PROJECT MEETS ALL LOCAL CODES.
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CITY OF SAN ANTONIO Design Review Committee
OFEICE OF HISTORIC Report & Recommendation
PRESERVATION
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ADDRESS:_%09 Pitrce Ave Meeting Location:_2# P

APPLICANT: Vicele Garza [ Jim Cix, Jim Cox Design s [not present)

DRC Members present: él/f AN
Staff present: S*ﬁb[‘l Anre phl."ip [4
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