HISTORIC AND DESIGN REVIEW COMMISSION

April 19, 2017
HDRC CASE NO: 2017-181
ADDRESS: 330 E MYRTLE
LEGAL DESCRIPTION: NCB 1751 BLK 6 LOT 2 & W 2.8 OF 1
ZONING: MF-33 H
CITY COUNCIL DIST.: 1
DISTRICT: Tobin Hill Historic District
APPLICANT: Ricardo McCullough/McCullough Design Associates
OWNER: Imagine Holdings
TYPE OF WORK: Construction of a two story addition, modification of existing facade

elements, roof replacement
REQUEST:

The applicant is requesting a Certificate of Appropriateness for approval to:
1. Construct a two story addition in the rear of the property.
2. Replace existing shingle roof with new metal roof.
3. Remove existing facade elements, including windows and siding, from the primary structure for addition.
4. Remove an existing chimney.
5. Reconfigure windows on the left elevation and add a window on the right elevation.

APPLICABLE CITATIONS:

Historic Design Guidelines, Chapter 2, Exterior Maintenance and Alterations

1. Materials: Woodwork

A. MAINTENANCE (PRESERVATION)

i. Inspections—Conduct semi-annual inspections of all exterior wood elements to verify condition and determine
maintenance needs.

ii. Cleaning—Clean exterior surfaces annually with mild household cleaners and water. Avoid using high pressure power
washing and any abrasive cleaning or striping methods that can damage the historic wood siding and detailing.

iii. Paint preparation—Remove peeling, flaking, or failing paint surfaces from historic woodwork using the gentlest
means possible to protect the integrity of the historic wood surface. Acceptable methods for paint removal include
scraping and sanding, thermal removal, and when necessary, mild chemical strippers. Sand blasting and water blasting
should never be used to remove paint from any surface. Sand only to the next sound level of paint, not all the way to the
wood, and address any moisture and deterioration issues before repainting.

iv. Repainting—Paint once the surface is clean and dry using a paint type that will adhere to the surface properly. See
General Paint Type Recommendations in Preservation Brief #10 listed under Additional Resources for more information.
v. Repair—Repair deteriorated areas or refasten loose elements with an exterior wood filler, epoxy, or glue.

B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)

i. Facade materials—Avoid removing materials that are in good condition or that can be repaired in place. Consider
exposing original wood siding if it is currently covered with vinyl or aluminum siding, stucco, or other materials that have
not achieved historic significance.

ii. Materials—Use in-kind materials when possible or materials similar in size, scale, and character when exterior
woodwork is beyond repair. Ensure replacement siding is installed to match the original pattern, including exposures. Do
not introduce modern materials that can accelerate and hide deterioration of historic materials. Hardiboard and other
cementitious materials are not recommended.

iii. Replacement elements—Replace wood elements in-kind as a replacement for existing wood siding, matching in
profile, dimensions, material, and finish, when beyond repair.

3. Materials: Roofs
A. MAINTENANCE (PRESERVATION)



i. Regular maintenance and cleaning—Avoid the build-up of accumulated dirt and retained moisture. This can lead to the
growth of moss and other vegetation, which can lead to roof damage. Check roof surface for breaks or holes and flashing
for open seams and repair as needed.

B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)

i. Roof replacement—Consider roof replacement when more than 25-30 percent of the roof area is damaged or 25-30
percent of the roof tiles (slate, clay tile, or cement) or shingles are missing or damaged.

ii. Roof form—~Preserve the original shape, line, pitch, and overhang of historic roofs when replacement is necessary.

iii. Roof features—Preserve and repair distinctive roof features such as cornices, parapets, dormers, open eaves with
exposed rafters and decorative or plain rafter tails, flared eaves or decorative purlins, and brackets with shaped ends.

iv. Materials: sloped roofs—Replace roofing materials in-kind whenever possible when the roof must be replaced. Retain
and re-use historic materials when large-scale replacement of roof materials other than asphalt shingles is required (e.g.,
slate or clay tiles). Salvaged materials should be re-used on roof forms that are most visible from the public right-of-way.
Match new roofing materials to the original materials in terms of their scale, color, texture, profile, and style, or select
materials consistent with the building style, when in-kind replacement is not possible.

v. Materials: flat roofs—Allow use of contemporary roofing materials on flat or gently sloping roofs not visible from the
public right-of-way.

vi. Materials: metal roofs—Use metal roofs on structures that historically had a metal roof or where a metal roof is
appropriate for the style or construction period. Refer to Checklist for Metal Roofs on page 10 for desired metal roof
specifications when considering a new metal roof. New metal roofs that adhere to these guidelines can be approved
administratively as long as documentation can be provided that shows that the home has historically had a metal roof.

vii. Roof vents—Maintain existing historic roof vents. When deteriorated beyond repair, replace roof vents in-kind or with
one similar in design and material to those historically used when in-kind replacement is not possible.

Maintenance and Alterations Checklist for Roofs

1. Preserve the original roof shape and overhang when replacement is necessary.

2. Preserve and repair distinctive roof features.

3. Replace sloped roofing materials with in-kind materials when possible.

4. Clean gutters and downspouts regularly to prevent water damage to historic materials.

5. Match downspouts and gutters to those historically used or to the color and finish of the building as to not distract from
the character of the building.

6. Inspect roofs regularly and replace before deterioration of the roof surface reaches significant levels.

7. A modern standing seam metal roof may not be a suitable replacement for historic standing seam roof.

Checklist for Metal Roofs

New metal roofs that adhere to the guidelines below can be approved as long as documentation can be provided that
shows that the home has historically had a metal roof or is of a style or construction period where a metal roof is
appropriate.

1. Use panels that are 18 to 21 inches in width.

2. Ensure seams are an appropriate height for the slope of the roof (1 to 2 inches).

3. Use a crimped ridge seam that is consistent with the historic application.

4. Use a low-profile ridge cap with no ridge cap vent or end cap when a crimped ridge seam is not used.

5. Match the existing roof color or use the standard galvalume; modern manufacturer’s colors are not recommended.

6. Architectural Features: Doors, Windows, and Screens

A. MAINTENANCE (PRESERVATION)

i. Openings—Preserve existing window and door openings. Avoid enlarging or diminishing to fit stock sizes or air
conditioning units. Avoid filling in historic door or window openings. Avoid creating new primary entrances or window
openings on the primary facade or where visible from the public right-of-way.

ii. Doors—Preserve historic doors including hardware, fanlights, sidelights, pilasters, and entablatures.

iii. Windows—~Preserve historic windows. When glass is broken, the color and clarity of replacement glass should match
the original historic glass.

iv. Screens and shutters—Preserve historic window screens and shutters.

v. Storm windows—Install full-view storm windows on the interior of windows for improved energy efficiency. Storm
window may be installed on the exterior so long as the visual impact is minimal and original architectural details are not
obscured.



B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)

i. Doors—Replace doors, hardware, fanlight, sidelights, pilasters, and entablatures in-kind when possible and when
deteriorated beyond repair. When in-kind replacement is not feasible, ensure features match the size, material, and profile
of the historic element.

ii. New entrances—Ensure that new entrances, when necessary to comply with other regulations, are compatible in size,
scale, shape, proportion, material, and massing with historic entrances.

iii. Glazed area—Avoid installing interior floors or suspended ceilings that block the glazed area of historic windows.

iv. Window design—Install new windows to match the historic or existing windows in terms of size, type, configuration,
material, form, appearance, and detail when original windows are deteriorated beyond repair.

v. Muntins—Use the exterior muntin pattern, profile, and size appropriate for the historic building when replacement
windows are necessary. Do not use internal muntins sandwiched between layers of glass.

vi. Replacement glass—Use clear glass when replacement glass is necessary. Do not use tinted glass, reflective glass,
opaque glass, and other non-traditional glass types unless it was used historically. When established by the architectural
style of the building, patterned, leaded, or colored glass can be used.

vii. Non-historic windows—Replace non-historic incompatible windows with windows that are typical of the architectural
style of the building.

viii. Security bars—Install security bars only on the interior of windows and doors.

iX. Screens—Ultilize wood screen window frames matching in profile, size, and design of those historically found when
the existing screens are deteriorated beyond repair. Ensure that the tint of replacement screens closely matches the original
screens or those used historically.

X. Shutters—Incorporate shutters only where they existed historically and where appropriate to the architectural style of
the house. Shutters should match the height and width of the opening and be mounted to be operational or appear to be
operational. Do not mount shutters directly onto any historic wall material.

Historic Design Guidelines, Chapter 3,Guidelines for Additions

1. Massing and Form of Residential Additions

A. GENERAL

i. Minimize visual impact—Site residential additions at the side or rear of the building whenever possible to minimize
views of the addition from the public right-of-way. An addition to the front of a building would be inappropriate.

ii. Historic context—Design new residential additions to be in keeping with the existing, historic context of the block. For
example, a large, two-story addition on a block comprised of single-story homes would not be appropriate.

iii. Similar roof form—Utilize a similar roof pitch, form, overhang, and orientation as the historic structure for additions.
iv. Transitions between old and new—Ultilize a setback or recessed area and a small change in detailing at the seam of the
historic structure and new addition to provide a clear visual distinction between old and new building forms.

B. SCALE, MASSING, AND FORM

i. Subordinate to principal facade—Design residential additions, including porches and balconies, to be subordinate to the
principal fagade of the original structure in terms of their scale and mass.

ii. Rooftop additions—Limit rooftop additions to rear facades to preserve the historic scale and form of the building from
the street level and minimize visibility from the public right-of-way. Full-floor second story additions that obscure the
form of the original structure are not appropriate.

iii. Dormers—Ensure dormers are compatible in size, scale, proportion, placement, and detail with the style of the house.
Locate dormers only on non-primary facades (those not facing the public right-of-way) if not historically found within the
district.

iv. Footprint—The building footprint should respond to the size of the lot. An appropriate yard to building ratio should be
maintained for consistency within historic districts. Residential additions should not be so large as to double the existing
building footprint, regardless of lot size.

v. Height—Generally, the height of new additions should be consistent with the height of the existing structure. The
maximum height of new additions should be determined by examining the line-of-sight or visibility from the street.
Addition height should never be so contrasting as to overwhelm or distract from the existing structure.

3. Materials and Textures

A. COMPLEMENTARY MATERIALS

i. Complementary materials—Use materials that match in type, color, and texture and include an offset or reveal to
distinguish the addition from the historic structure whenever possible. Any new materials introduced to the site as a result
of an addition must be compatible with the architectural style and materials of the original structure.

ii. Metal roofs—Construct new metal roofs in a similar fashion as historic metal roofs. Refer to the Guidelines for



Alternations and Maintenance section for additional specifications regarding metal roofs.

iii. Other roofing materials—Match original roofs in terms of form and materials. For example, when adding on to a
building with a clay tile roof, the addition should have a roof that is clay tile, synthetic clay tile, or a material that appears
similar in color and dimension to the existing clay tile.

B. INAPPROPRIATE MATERIALS

i. Imitation or synthetic materials—Do not use imitation or synthetic materials, such as vinyl siding, brick or simulated
stone veneer, plastic, or other materials not compatible with the architectural style and materials of the original structure.
C. REUSE OF HISTORIC MATERIALS

i. Salvage—Salvage and reuse historic materials, where possible, that will be covered or removed as a result of an
addition.

4. Architectural Details

A. GENERAL

i. Historic context—Design additions to reflect their time while respecting the historic context. Consider character-
defining features and details of the original structure in the design of additions. These architectural details include roof
form, porches, porticos, cornices, lintels, arches, quoins, chimneys, projecting bays, and the shapes of window and door
openings.

ii. Architectural details—Incorporate architectural details that are in keeping with the architectural style of the original
structure. Details should be simple in design and compliment the character of the original structure. Architectural details
that are more ornate or elaborate than those found on the original structure should not be used to avoid drawing undue
attention to the addition.

iii. Contemporary interpretations—Consider integrating contemporary interpretations of traditional designs and details for
additions. Use of contemporary window moldings and door surroundings, for example, can provide visual interest while
helping to convey the fact that the addition is new.

FINDINGS:

a. The structure at 330 E. Myrtle St is a single-family home with Craftsman details. The home features a deep, low-
pitched double gable roofline and exposed rafter beams. The property is a contributing structure in the Tobin Hill
Historic District.

b. FOOTPRINT - The proposed addition is located at the rear of the structure and is less than a third of the existing
footprint in size. The block also features historic homes with much larger footprints extending deep into lots. Staff
finds the additional footprint consistent with guideline 1.B.iv and compatible with the lot size, existing setbacks,
and neighborhood context.

c. HEIGHT - The guidelines stipulate that an addition should be consistent with the height existing structure as to
not overwhelm or distract from the primary form. The proposed rear addition matches the height of the original
structure and does not overwhelm the primary fagade. Additionally, the home is neighbored on the west, north,
and south by two-story structures, which are common in the neighborhood and the district as a whole. Staff finds
the height of the proposed addition acceptable and consistent with the guidelines.

d. ROOF DESIGN - Guideline 3.A.i states that additions should include an offset or reveal to distinguish the
addition from the historic structure whenever possible. The proposal indicates a continuous primary roof that
encapsulates the entire width of the structure, both primary and addition, on the east and west sides of the home,
with a small gable on either side to break the plane. Currently, the lot on the east side of the house is vacant, and
its east facade is directly visible from the public right-of-way. Staff does not find the roof form consistent with the
guidelines. The roof of the addition should feature a steeper slope which falls behind the existing side gables.

e. ROOF MATERIAL - The checklist for metal roofs in the Historic Design Guidelines do not recommend
replacing an existing non-metal roof with metal unless metal roofs were common for the construction style and
era. Metal roofs are historically common on Craftsman homes and are highly characteristic of homes along this
particular corridor of E Myrtle St. Staff finds the proposal consistent with these guidelines given the style of the
home and the material context of the surrounding district.

f. CHIMNEY REMOVAL - According to the Guidelines for Exterior Maintenance and Alterations, historic
masonry should be preserved or replaced with in-kind material whenever possible. Staff does not find the
proposed removal of the chimney consistent with the guidelines.

g. WINDOWS AND DOORS - The guidelines stipulate that original windows, window screens, and doors, as well
as their openings, should be retained. These elements are character defining features of the home, especially the 7



over 1 Craftsman-style window screens on the front facade. Any windows removed from the existing structure for
the addition are reused in the addition to continue the materiality and rhythm of the original home. Additionally,
all new windows must match the existing in size, material, profile, inset, and configuration.

RECOMMENDATION:

Staff does not recommend approval as submitted at this time. Staff recommends the following modifications to the
proposal to be consistent with the historic design guidelines:
1. That the addition’s roof pitch be modified to reflect the existing pitch and eliminate the need to modify the
existing side gables based on finding d.
2. That the side chimney is preserved and an alternate window configuration on the side gables is explored based on
finding f.
3. That existing original elements such as windows and doors be salvaged and reused in the addition based on
finding g.

CASE MANAGER:

Stephanie Phillips

CASE COMMENTS:

The applicant met with the Desigh Review Committee (DRC) on April 11, 2017.
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12455 Blanco Rd. Ste. 105, San Anfonio, Texas 78216
210-843-1632, email: icardo@mcculloughda.com

03.30. 2017

City Of San Antonio
Development Services.
Historical Department

Re: 330 E. Myrtle St.
Tobin Hills
San Antonio, Tx

Scope of work:

An interior remodel and addition to the existing living area and a new second story

addition.

1. 497 sq. ft. will be added at the rear of the dwelling.

2. The interior of the existing structure will be demolished and rebuilt with a new
layout according to plans.

3. A 927 sq. ft. second floor will be added to include a bedroom, bathroom and a
game room.

4. All new electrical to meet local codes.

5. All new plumbing to meet local codes.

Please feel free to contact me should there be any questions.

it s | |

Ricardo McCullough
Project designer
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McCuLLoOUuCHDESIGN

ASSOCIATES

14255 BLANCO
SAN ANTONIO, TX 782156
PH. 843-1632
ricardo@mcculloughda.com

THESE PLANS AND ARCHITOCTURAL WORKS
DEPICTOD HEREOIN ARE SOLELY THE
PROPERTY OF McCULLOUGH DESIGN
ASSOCIATOS . THEY MAY NOT BE COPIED,
USED, OR REPRODUCED IN ANY FASHION,
INCLUDING THE CREATION OF DERIVATIVE
WORKS. UNLESS OTHERWISE AGREED IN
WRITING, THE CLIENT OF McCULLOUGH
DESIGN ASSOCIATOS HAS A
NON-TRANSFERABLE SINGLE USE LICENSE TO
CONSTRUCT ONE HOUSE FROM THIS PLAN,
CONDITIONED ON THE TIMELY PAYMENT OF
ALL SUMS DUE.

LOT 2 & W 2.8 OF 1, BLK 6, NCB 1751,
330 E. MYRTLE ST,
TOBIN HILLS,
SAN ANTONIO, TEXAS
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PEMOLITION NOTES

. REMOVE ALL EXISTING CONSTRUCTIONS AND FINISHES NECESSARY FOR THE COMPLETION OF THE WORK AS DEPICTOD ON
THE DRAUWINGS. INCLUDING BUT NOT LIMITOD TO, ITEMS SHOUWN ON THE PLANS WITH DASHED LINES. NECESSARY DISCONNECTS
AND ALTORATIONS TO EXISTING MECHANICAL AND ELECTRICAL SYSTOMS SHALL BE INCLUDED. PATCH AS REQUIRED ALL
CONSTRUCTIONS TO REMAIN IN ACCORDANCE WITH THE CONTRACT DRAWINGS. WHERE CONTRACTOR 1S DESIGNATOD TO MAKE
REMOVALS, DISPOSITION OF MATORIALS 1S THE RESPONSIBILITY OF THE CONTRACTOR. VERIFY WITH OWUNER, THE DISPOSITION
AND REMOVAL OF ANY COMPONENTS OF SALVAGEABLE VALUE.

2. ALL REMOVALS AND SALVAGE, UNLESS SPECIFICALLY NOTED OR REQUESTOD BY THE OUNER SHALL BECOME THE
PROPERTY OF THE CONTRACTOR.

2. REMOVE ONLY NONLOAD BEARING CONSTRICTION AND PARTITIONS. CONTRACTOR TO VERIFY, PRIOR TO REMOVAL, THAT
NO STRUCTURAL COMPONENTS, | E. BEARING WALLS, BEAMS, HEADERS, ETC.. SUPPORTING FLOOR, ROOF OR CEILING JOISTS

OR DEVIATING FROM THE DESIGN INTONT. CONTRACTOR'S NONCONTACT OF ARCHITOCT PRIOR TO REMOVAL OF ANT WORK
INDICATOS HIS COMPLETO UNDERSTANDING THAT NO LOAD BEARING OR STRUCTURAL WORK IS BEING ALTORED UNDER THIS
CONTRACT.

4. ALL STRUCTURAL SYSTOMS SHALL BE MAINTANED AND SHALL BE OF SUFFICIENT STRENGTH TO SUPPORT THE DESIGN
LOADS AND TO RESIST THE DEFORMATION CAUSED BY SUCHO LOADS.

5. PATCH ALL FINISHES TO MATCH EXISTING, NCLUDING BUT NOT LIMITOD TO, GYPSUM BOARD, PLASTOR, ACOUSTIC SYSTOMS,
WOOD TRIM, COVERS, BASE, PANELS, RAILS AND WAINSCOT. VERIFY MATCH OF NEW FINISH MATORIALS TO EXISTING IN COLOR,
TOXTURE, THICKNESS, CUT, TO SATISFACTION OF OUNER PRIOR TO INSTALLATIONS. PROVIDE OTHER MATORIALS TO MATCH
EXISTING WHEN REQUIRED. TO BE APPROVED BY OUNER.

©. PATCH EXISTING WALLS GYPSUM DRYWALL OR PLASTOR TO MATCH EXISTING OF SUFFICIENT THICKNESS TO MAINTAIN
UNIFORM WALL THICKNESS. ALL EXPOSED PORTIONS OF WALL SHALL BE FINISHED, SAND AND LEFT IN A PAINT READYT
CONDITION.

1. WHERE APPLICABLE LEVEL ALL EXISTING FLOORS AS REQUIRED TO RECEIVE NEW FLOOR FINISHES. INSTALL REQUIRED
TRANSITION PIECES BETWEEN VARIOUS FLOOR FINISHES SUITABLE FOR CONDITIONS AND ACCEPTABLE TO THE OUWNER. MATCH
EXISTING WHEREVER POSSIBLE.

8. REMOVE POPOCORN TOXTURE ON CEILINGS THRUOUT THE HOUSE.

CONTRACTOR NOTES

CONTRACTOR SHALL INSURE ALL WORK 1S IN CONFORMANCE WITH ALL APFPLICABLE BUILDING CODES. WORK SHALL BE
COMPLETOD IN STRICT ACCORDANCE WITH THE LATOST EDITIONS OF THE N.Y.S. UNIFORM FIRE PREVENTION AND BUILDING
CODE, NT .S ENERGY CONSERVATION CODE, N.T.8. PLUMBING CODE, NATIONAL ELECTRIC CODE, AND ALL OTHER FEDERAL,
STATO AND LOCAL AGENCY REGULATIONS HAVING JURISDICTION OVER THIS PROJECT. IN THE EVENT OF ANY DISCREFPANCIES
BETWEEN AGENCY REQUIREMENTS. THE CONTRACTOR SHALL OBSERVE THE MORE STRINGENT OF REQUIREMENTS.

CONTRACTOR (AND HIS SUBCONTRACTORS) SHALL BE LICENSED BY THE STATO IN WHICH THE PROJECT 1S LOCATOD AND
APPROVED IN ADVANCE BY THE OUNER.

CONTRACTOR SHALL FILE ALL APPLICATIONS, PAYT FOR ALL NECESSARY PERMITS AND SECURE CERTIFICATOS OF OCCURPANCTY
FOR THE PROJECT.

ALL WORK IS TO BE COORDINATOD WITH THE OWNER. THE CONTRACTOR IS TO MEET WITH THE OUWNER PRIOR TO STARTING
CONSTRUCTION. THE CONTRACTOR UWILL PRESENT THE BUILDING PERMIT AND INSURANCE CERTIFICATOS TO THE OUNER PRIOR
TO STARTING CONSTRUCTION.

CONTRACTOR SHALL PROVIDE ANY NECESSARY MEASURES TO PROTOCT THE WORKERS AND OTHER PERSONS DURING
CONSTRUCTION.

CHECK WITH THE OUNER FOR COORDINATION OF THE WORK UNDER THIS CONTRACT WITH WORK OF OTHER TRADES. OWNER'S
REGULATIONS GOVERN ALL ASPECTS OF OUTSIDE CONTRACTORS WORKING ON THE PROPERTT.

CONTRACTOR SHALL KEEP THE JOB FREE OF DEBRIS AND MAKE FINAL CLEANUP TO THE SATISFACTION OF THE OUWNER
CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL OF ALL CONSTRUCTION DEBRIS FROM PROJECT SITO AND SHALL
PROVIDE DUMPSTORS ETC. AS REQUIRED. REMOVE ALL DEBRIS ON A DAILYT BASIS.

CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTOCTION OF ALL EXISTING BUILDINGS AND OTHER INSTALLATIONS THAT
ARE TO REMAIN INTACT WHILE PERFORMING THE SPECIFIED WORK. PROVIDE AND MAINTANN FIRE EXTINGUISHERS ON PROJECT
SITO DURING CONSTRUCTION.

UNLESS INDICATOD OTHERWISE, ALL MATORIAL FURNISHED AND INCORPORATOD INTO THE WORK SHALL BE NEW, UNUSED AND
OF QUALITY STANDARD TO THE INDUSTRY FOR FIRST CLASS WORK OF SIMILAR EQAtw-2NATURE AND CHARACTOR. INSTALL ALL
MATORIALS TO THE MANUFACTURER'S RECOMMENDATIONS AND BEST STANDARD OF THE TRADES INVOLVED.

CONTRACTOR SHALL FIELD VERIFT ALL DIMENSIONS IN FIELD PRIOR CONSTRUCTION. NOTIFY ARCHITOCT OF ANY
DISCREPANCIES ON DRAUWINGS.

PAINTING FOR GTPSUM BOARD AND WOOD CONSTRICTION PROVIDE TWO (2) FINISH COATS OF PREMIUM GRADE PAINT OVER
SINGLE COAT OF COMPATIBLE PRIME2R, PROMAR 202 SERIES BY SHERWIN WILLIAMS, CLEVELAND, OHIO OR APPROVED
EQUAL. ALL PAINT BY SINGLE MANUFACTURER.

VISIT THE SITO TO VERIFY EXISTING CONDITIONS. EXISTING CONCEALED CONDITIONS AND CONNECTIONS ARE BASED UPON
INFORMATION TAKEN FROM LIMITOD FIELD INVESTIGATIONS. CONTRACTOR SHALL MAKE REQUIRED ADJUSTMENTS TO STSTOM
COMPONENTS AS NECESSITATOD BY ACTUAL FIELD CONDITIONS AT NO ADDITIONAL COST TO OUNER OR ARCHITOCT. REFPORT
ANY DISCREPANCIES BETWEEN THE DRAWINGS AND ACTUAL FIELD CONDITIONS TO THE ARCHITOCT BEFORE CONSTRUCTION
BEGINS.

UNLESS OTHERWISE NDICATOD ALL INTORIOR FINISHES SHALL BE AS DIRECTOD BY THE OUNER.

CONTRACTOR TO OBTAIN AND PROVIDE OUNER WITH COLOR SAMPLES FOR PROPER COLOR SELECTION AND FINAL
APPROVAL OF ALL FINISHES PRIOR TO INSTALLATION.

ALL GYPSUM BOARD WORK SHALL BE DONE N ACCORDANCE WITH THE DRYWALL CONSTRICTION HANDBOOK, LATOST EDITION,
PREPARED BY UNITOD STATOS GYPSUM. ALL JOINTS AND SEAMS SHALL BE TAPED AND FINISHED IN ACCORDANCE WITH
MANUFACTURER'S INSTALLATION RECOMMENDATIONS.
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GENERAL NOTES:

APPLICABLE CODES:

2016 INTORNATIONAL RESIDENTIAL CODE WITH LOCAL CITY AMENDMENTS
UNIFIED DEVELOPMENT CODE

20l UNIFORM MECHANICAL CODE WITH LOCAL CITY AMENDMENTS

20l NATIONAL ELECTRICAL CODE CITY CODE CHAFPTOR 1@ (ELECTRICAL)
20l UNIFORM PLUMBING CODE WITH LOCAL CITY AMENDMENTS

20l INTORNATIONAL ENERGT CONSERVATION CODE.

. ATTIC ACCESS - MINIMUM 22"X322" IRC SECTION 1525 |

2. BPEDROOM UINDOUWS - EVERY SLEEPING ROOM SHALL HAVE AT LEAST ONE
OPERABLE WINDOW WITH A NET CLEAR OFENING OF 5.7 SQUARE FEET (MINIMUM
DIMENSIONAL REQUIREMENTS WIDTH 22", HEIGHT 24"). MAXIMUM HEIGHT OF SILL
TO FLOOR 44". IRC SECTION 310.4

3. ELECTRICAL - TO COMPLY WITH NATIONAL ELECTRICAL CODENEC)/CITYT
CODE 2216. GROUND FAULT INTORRUPTORS REQUIRED ON EXTORIOR
FRONT/REAR OUTLETS. ALSO, IN BATHROOM LAVATORIES, APPLIANCES AT
KITCHEN COUNTOR TOPS, INCLUSIVE OF ISLAND COUNTORS. ELECTRICAL
CONVENIENCE OUTLETS SERVING KITCHEN ARTICLE 21©-52(c) OF THE 2016 NEC.
ACCESS DOORS SHALL BE PROVIDED FOR HTDRO MASSAGE TUuB MOTORS.
NEC 420-14.

4. FRAMING - ALL FRAMING MEMBERS TO COMPLY WITH IRC CHAPTOR 22 FOR
SPANS AND MATORIALS, ALSO FOR LOADS AND WEIGHTS. BRICK LINTOLS,
HEADER BEAMS OVER GARAGES, AND ROOF AND FLOOR TRUSSES TO BE
ENGINEERED. STRUCTURE SPANS EXCEEDING 24! REQUIRE ENGINEERING OF
SUCH MEMBERS AND ALL SUPPORTING MEMBERS. AT THE TIME OF FRAMING
INSFPECTION, PROVIDE A COMPLETO SET OF ENGINEERED TRUSS LOADING
DESIGN PLANS AND TRUSS LATOUT PLANS FOR ALL TRUSS APPLICATIONS.

1. GLASS - SAFETY GLAZING REQUIRED IN INGREES AND EGRESS DOORS,
SLIDING DOORS, STORM DOORS, AND DOORS AND ENCLOSURES FOR HOT
TUBS, WHIRLPOOLS, SAUNAS, STOAM ROOM, BATH ROOMS AND SHOWERS.
GLAZING IN ANY PORTION OF A BUILDING WALL ENCLOSING THESE
COMPARTMENTS WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS
THAN 62" ABOVE A STANDING SURFACE AND DRAIN INLET. GLAZING FIXED
OPERABLE PANELS ADJACENT TO A DOOR WHERE THE NEAREST EXPOSED
EDGE OF THE GLAZING IS WITHIN A 24" ARC OF EITHER VERTICAL EDGE OF THE
DOOR N A CLOSED POSITION AND WHERE THE BOTTOM EXPOSED EDGE 1S
LESS THAN e@" ABOVE A WALKING SURFACE. IRC SECTION 24924, GLAZING IN
WALLS ENCLOSING A STAIRWAYT LANDINGS OR WITHIN B' OF THE BOTTOM AND
TOP OF STAIRWAYS WHERE THE BOTTOM EDGE OF THE BOTTOM AND TOP OF
STAIRWAYS WHERE THE BOTTOM EDGE OF THE GLASS 1S LESS THAN o'
ABOVE A WALKING SURFACE. IRC SECTION 24206 41©

5. GUARDRAILS - 26" MINIMUM HEIGHT. OPEN GUARDRAILS SHALL HAVE
INTORMEDIATO RAILS OF AN ORNAMENTAL PATTORN SUCH THAT A SPHERE
4" IN DIAMETOR CANNOT PASS THROUGH. UNENCLOSED FLOOR AND ROOF
OPENINGS, OFPEN AND GLAZED SIDES OF STAIR- WAYS, LANDINGS AND
RAMPS, BALCONIES OR PORCHES WHICH ARE MORE THAN 22" ABOVE GRADE
OR FLOOR LEVEL SHALL BE PROTOCTOD BY A GUARDRAIL. IRC SECTION
503.

e. MASONRY WALL WITH STUDS - NOT TO EXCEED le" ON CENTOR. IRC
SECTwW?27?7ION 14032462

1@, PLUMBING, GAS AND SEUWER - TO COMPLY WITH THE 2216 UNIFORM
PLUMBING CODE AND LOCAL AMENDMENTS. WATOR SAVING FIXTURES
SHALL BE USED. NO WATOR HEATOR REGUARDLESS OF THE HEAT SOURCE
SHALL BE INSTALLED UNDER ANY STAIRWAY OR LANDING. AMENDMENTS
SECTION 502. WATOR HEATORS GENERATING A GLOUW, SPARK OR FLAME
CARPABLE OF IGNITNG FLAMMABLE VAPORS MAY BE INSTALLED N A GARAGE
PROVIDED THE PILOTS, BURNERS, OR HEATING ELEMENTS AND SWITCHES ARE
AT LEAST 18" ABOVE THE FINISH FLOOR. UPC SECTION 5102

1. SMOKE DETOCTORS - DWELLING UNITS SHALL BE PROVIDED WITH A SMOKE
DETOCTOR IN ALL SLEEPING AREAS AND AT A POINT CENTRALL LOCATOD
N THE CORRIDOR OR AREA GIVING ACCESS TO EACH SEPARATO SLEEPING
AREA. WHEN THE DWEELING UNIT HAS MORE THAN ONE STORY AND IN
DWELLINGS WITH BASEMENTS, A DETOCTOR SHALL BE INSTALLED ON EACH
STORY AND IN THE BASEMENT. SMOKE DETOCTORS SHALL RECEIVE THEIR
PRIMARY POUWER FROM THE BUILDING WIRING WHEN SUCH WIRING 1S SERVED
FROM A COMMERCIAL SOURCE AND SHALL BE EQUIPPED WITH A BATTORY
BACKUP. IRC SECTION 21231 AND AMENDMENTSIZ. STAIRS - STAIR RISERS &
MAXIMUM, RUN 2" MINIMUM, HANDRAILS(24"-28) AND LANDINGS TO COMPLY WITH
IRC SECTION SECTION 1©0@6.3

8. BATHTUBS AND SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH
INSTALLSHOWER HEADS AND IN SHOUWER COMPARTMENTS SHALL BE FINISHIED
WITH A NON ABSORBENT SURFCE. IRC SECTION R 22712

9. HANDRAILS SHALL BE A ROUNDED WITH MINIMUM OF | 174" THICK AND MAX. 2"

CONTRACTOR NOTES:

WORKING DRAWINGS SHALL NOT BE SCALED BEFORE PROCEEDING WITH
ANY WORK OR ORDERING MATORIALS, THE CONTRACTOR AND/OR
SUBCONTRACTOR SHALL VERIFY ALL NOTES, DIMENSIONS AND DETAILS.
CONTRACTOR SHALL REPORT ANY DISCREPANCIES OR OMISSIONS FROM
THE WORKING DRAWINGS. DETAILS AND DRAWNGS ARE BUILDER'S TYPE
AND THE DESIGNER OF THIS SET OF PLANS, HERBY NOTIFIES BOTH OUNER
AND CONTRACTOR, THAT HE, THE "DESIGNER" RELIVES HIMSELF OF
LIABILITIES TO SAID WORKING DRAWNGS.

ALL OF THE DESIGN CONCEPTS, WORKING DRAWINGS AND DETAILED
PLANS CONTAIN HERIN REMAIN THE SOLE AND EXCLISIVE PROPERTY OF
RICARDO McCULLUOGH, WHO EXPRESSLY RESERVES AND RETAINS THE
RIGHT TO DUPLICATO CONSTRUCTION OF THIS PLANS IN WHOLE OR IN
PART TO IT'S SOLE DISCRETION.

IT 15 THE RESPONSABILITY OF THE GENERAL CONTRACTOR TO INSURE
THAT THE CONSTRUCTION OF THIS PROJECT MEETS ALL LOCAL CODES.

NOTES:
. MAN FLOOR ADDITION PLATE HEIGHT TO MATCH EXISTING.

2. A/C UNIT IN ATTIC, PROVIDE 220v AND GAS, PROVIDE LIGHT FIXTURE
NEAR UNIT SWITCHED AT ATTIC ENTRANCE, PROVIDE METAL DRIP PAN WITH
OUTSIDE DRAIN LINE, PROVIDE SUBFLOOR WALKWAY TO AND AROUND UNIT
COMFORMING TO APPLICABLE CODE, VERIFY LOCATION OF UNIT WITH
MECHANICAL AND GENERAL COMTRACTOR.

3. lst AND 2nd FLOOR ADDITION WINDOWS HEADER HT. AT &'-8"AFF, UNLESS
OTHERUWISE NOTED.

AREAS
EXISTING LIVING 14128
lsT FLOOR ADDTION 497#
TOTAL lst FLOOR | #31D
2nad FLOOR ADDITION Q27T
TOTAL NEW LIVING 2,2371%
FPORCH & T#
TOTAL BUILDING 20044

PROPOSED Znd PLAN 927#
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