
HISTORIC AND DESIGN REVIEW COMMISSION 
February 19, 2020 

 
HDRC CASE NO: 2020-053 
ADDRESS: 815, 825, 827, 835, 841 E ASHBY PLACE 
LEGAL DESCRIPTION: NCB 3053 BLK LOT 11, 12, 13 & 14 (4.635 AC) & P-100 (0.142 AC) & P-101 

(0.3304 AC) TOTAL: 5.1074 AC 
ZONING: IDZ-3, RIO-2 
CITY COUNCIL DIST.: 1 
APPLICANT: Ashley Kaufman/Kaufman & Killen, Inc. 
OWNER: BORDEN RIVER ROAD LP 
TYPE OF WORK: Construction of a multi-story, multi-family residential structure 
APPLICATION RECEIVED: January 31, 2020 
60-DAY REVIEW: March 31, 2020 
CASE MANAGER: Edward Hall 
REQUEST: 

The applicant is requesting a Certificate of Appropriateness for approval to construct a 6-story, multi-family residential 
structure on the lots addressed as 815, 825, 827, 835 and 841 E Ashby Place. Within this proposed development, the 
applicant has also proposed to perform landscaping and river beautification improvements, trail improvements and low 
impact development features along the San Antonio River. The proposed new construction will feature 338 residential 
units. 

APPLICABLE CITATIONS: 

UDC Section 35-672. – Neighborhood Wide Design Standards 
 
(a) Pedestrian Circulation. Pedestrian access shall be provided among properties to integrate neighborhoods. 
       (1) Provide sidewalks that link with existing sidewalks on adjoining properties If no sidewalk currently exists on an  
       adjoining property, the applicant will have discretion in the placement of the sidewalk provided the following criteria  
       are met: 
               A. Provide a sidewalk connection from one (1) side of the applicant's property to the other, parallel to the public  
               right-of way, on the street sides of the property in all river improvement overlay districts 
               B. Provide a connection from the street level sidewalk to the Riverwalk at cross streets and bridges and other  
               designated access points. This requirement may be waived if there is already a public connection from the street  
               level to the Riverwalk. 
               C. In order to preserve the rural character of "RIO-6," the HPO, in coordination with the development services   
               department, may waive the requirement of sidewalks. 
                         • In "RIO-3," the width of the pathway along the river shall match those widths established in the historic   
                         Hugman drawings. If there are no sidewalks in the Hugman drawings, the path will not exceed eight (8)  
                         feet in width. 
       (2) Link the various functions and spaces on a site with sidewalks in a coordinated system. 
       Provide pedestrian sidewalks between buildings, parking areas and built features such as outdoor plazas and    
       courtyards. 
       (3) Paving materials. Paving materials for pedestrian pathways shall use visually and texturally different materials  
       than those used for parking spaces and automobile traffic. 
               A. Paving materials for pedestrian pathways shall be either: 
                      i. Broom-finished, scored, sandblasted or dyed concrete; 
                      ii. Rough or honed finished stone; 
                      iii. Brick or concrete pavers; or 
                      iv. Other materials that meet the performance standards of the above materials. 
               B. Asphalt is permitted for pedestrian pathways that also are designated as multi-use paths by the City of San    
               Antonio. The public works department will maintain the designated multi-use path locations. 
        (4) Street Connections to River. Retain the interesting and unique situations where streets dead-end at the river,    
        creating both visual and physical access to the river for the public. 
        (5) Pedestrian Access Along the Riverwalk Pathway Shall Not Be Blocked. 



               A. Queuing is prohibited on the Riverwalk pathway. 
               B. Hostess stations shall be located away from the Riverwalk pathway so as to not inhibit pedestrian flow on the   
               Riverwalk pathway. That is, the hostess station shall not be located in such a manner to cause a patron who has  
               stopped at the hostess stand to be standing on the Riverwalk pathway. Pedestrian flow shall be considered   
              "inhibited" if a pedestrian walking along the pathway has to swerve, dodge, change direction or come to a   
              complete stop to avoid a patron engaged at the hostess stand. 
              C. Tables and chairs shall be located a sufficient distance from the Riverwalk pathway so that normal dining and  
              service shall not inhibit the flow of pedestrian traffic. See inhibited definition in subsection B. above. 
(b) Automobile Access and Parking. Automobile circulation should be efficient, and conflicts with pedestrians minimized. 
Entry points for automobiles should be clearly defined and connections to auto circulation on adjoining properties are 
encouraged to facilitate access and reduce traffic on abutting public streets. 
       (1) Curb Cuts. 
              A. Limit curb cuts to two (2) on parking areas or structures facing only one (1) street, and one (1) for each   
              additional street face. The prohibition of additional curb cuts may be waived by the HDRC where the intent of  
              the standards are clearly met and specific site circulation patterns require an additional curb cut, such as on long  
              parcels or at nodes. 
              B. Curb cuts may be no larger than twenty-five (25) feet zero (0) inches. Continuous curb cuts are prohibited. 
              C. Sharing curb cuts between adjacent properties, such as providing cross property access easements, is  
              permitted. 
       (2) Location of Parking Areas. Automobile parking in new developments must be balanced with the requirements of  
       active environments. Large expanses of surface parking lots have a negative impact on street activity and the   
       pedestrian experience. New commercial and residential structures can accommodate parking needs and contribute to a  
       pedestrian-friendly streetscape. 
              A. Locate parking areas, that is any off-street, ground level surface used to park cars or any parking structure,  
              toward the interior of the site or to the side or rear of a building. 
              B. The extent of parking area that may be located along the street edge or riverside shall be limited to a  
              percentage of the lot line as per Table 672-1 as measured in a lineal direction parallel to the lot line. All parking  
              within a thirty-foot setback from the above mentioned lot line shall comply with the requirements of the table.  
              Where parking is located on corner sites only one (1) lot line has to meet the requirements of the table. 
              C. Parking lots should be avoided as a primary land use. Parking lots as a primary use are prohibited in RIO-3  
              and for all properties that fall within one hundred (100) feet of the river right-of-way in all RIO districts. 
       (3) Screen or Buffer Parking Areas From View of Public Streets, the River or Adjacent Residential Uses. (see Figure   
       672-2). Parking lots shall be screened with a landscape buffer as per the illustrations of bufferyards and Table 510-2 if   
       the parking area meets one (1) of the following conditions: 
               A. Within a fifty-foot setback from the edge of the river ROW use, at a minimum, type E; or 
               B. Within a twenty-foot setback from a property line adjacent to a street use, at a minimum, type B; or 
               C. Within a twenty-foot setback of commercial or industrial property that abuts a residential property use, at a  
               minimum, type C. 
        (4) Parking Structures Shall Be Compatible With Buildings in the Surrounding Area. Parking garages should have   
         retail space on the ground floor of a parking structure provided the retail space has at least fifty (50) percent of its  
         linear street frontage as display windows. Parking structures may be made visually appealing with a mural or public   
         art component approved by the HDRC on the parking structure. A parking garage will be considered compatible if: 
              A. It does not vary in height by more than thirty (30) percent from another building on the same block face; and 
              B. It uses materials that can be found on other buildings within the block face, or in the block face across the   
              street. 
         (5) Parking Structures Shall Provide Clearly Defined Pedestrian Access. Pedestrian entrances and exits shall be  
         accentuated with directional signage, lighting or architectural features so that pedestrians can readily discern the  
         appropriate path of travel to avoid pedestrian/auto conflicts. 
         (6) Parking lots, structures, and hardscape shall not drain directly into the river without installation of appropriate  
         water quality best management practices (WQ BMPs). Acequias shall not be used for any type of drainage. 
(c) Views. The river's course (both natural and manmade), and San Antonio's street pattern, creates unique views of 
certain properties from the public ROW. These properties often occur at prominent curves in the river or where a street 
changes direction and a property appears to be a terminus at the end of a street. 
          (1) Architectural Focal Point. When a property is situated in such a manner as to appear to be the terminus at the  
          end of the street or at a prominent curve in the river, the building shall incorporate into its design an architectural  
          feature that will provide a focal point at the end of the view. (see Figure 672-3) An architectural feature will be  



          considered to be a focal point through any of the following methods, but not limited to: 
              A. Additional height. 
              B. Creation of a tower. 
              C. Variation in roof shape. 
              D. Change of color or materials. 
              E. Addition of a design enhancement feature such as: 
                      i. Embellished entrance areas. 
                      ii. Articulated corners, especially when entrance is at corner, rounded or chamfered corners ease the   
                      transitions from one street facade to the adjoining facade. 
                      iii. Recessed or projecting balconies and entrances. 
                      Billboards, advertising and signage are expressly prohibited as appropriate focal points. 
 
UDC Section 35-673. – Site Design Standards 
 
(a) Solar Access. The intent of providing and maintaining solar access to the San Antonio River is to protect the river's 
specific ecoclimate. The river has a special microclimate of natural and planted vegetation that requires certain levels and 
balanced amounts of sunlight, space and water. Development must be designed to respect and protect those natural 
requirements, keeping them in balance and not crowding or altering them so that vegetation does not receive more or less 
space and water, but particularly sunlight, than is required for normal expected growth. 
       (1) Building Massing to Provide Solar Access to the River. Building massing shall be so designed as to provide direct  
       sunlight to vegetation in the river channel as defined: 
              A. The area to be measured for solar access shall be a thirty-foot setback from the river's edge or from the river's  
              edge to the building face, which ever is lesser, parallel to the river for the length of the property. 
              B. The solar calculations shall be measured exclusive to the applicant's property; that is, shades and shadows of  
              other buildings shall not be included in the calculations. The solar calculations shall only measure the impact of  
              new construction and additions. The shading impact of historic buildings on the site may be excluded from the  
              calculations. 
              C. The defined area shall receive a minimum of 5.5 hours of direct sunlight, measured at the winter solstice, and  
              7.5 hours of direct sunlight, measured at the summer solstice. 
              D. Those properties located on the south side of the river (whose north face is adjacent to the river) shall only be  
              required to measure the sunlight in the 30-foot setback on the opposite bank of the river. 
              E. Those properties within the river improvement overlay district not directly adjacent to the river are still subject  
              to the provisions of this section. To determine the solar access effect of these buildings on the river the applicant   
              must measure the nearest point to the river of an area defined by a thirty-foot setback from the river's edge,   
              parallel to the river for the length of their property that would be affected by their building. For those buildings  
              on the south side of the river, the 30-foot setback shall be measured only on the opposite bank. 
              F. However, in those cases where the above conditions cannot be met due to the natural configuration of the  
              river, existing street patterns, or existing buildings, the HDRC may approve a buildings mass and height as  
              allowed by table 674-2. 
              G. If there is a conflict with this section and another section of this chapter this section shall prevail. 
       (2) Prohibition of Structures, Buildings, Roofs or Skywalks Over the River Channel. No structure, building, roof or   
       skywalk may be constructed over the river channel, or by-pass channel with the exception of structures for flood  
       control purposes, open air pedestrian bridges at ground or river level, and street bridges. The river channel is the  
        natural course of the river as modified for flood control purposes and the Pershing-Catalpa ditch. 
(b) Building Orientation. Buildings should be sited to help define active spaces for area users, provide pedestrian 
connections between sites, help animate the street scene and define street edges. Consideration to both the street and 
riverside should be given. The placement of a building on a site should therefore be considered within the context of the 
block, as well as how the structure will support the broader design goals for the area. 
        (1) Two or More Buildings on a Site. 
                A. Cluster buildings to create active open spaces such as courtyards along the street and river edges. Site plazas  
                and courtyards, if possible, so that they are shaded in the summer and are sunny in the winter. 
        (2) Primary and Secondary Entrances 
                A. Orient a building's primary entrance toward the street with subordinate entrances located on the riverside  
                and/or the interior of the property. On a major thoroughfare street it is acceptable to provide the primary  
                entrance through a common courtyard and then to a street. 
                B. The primary entrance shall be distinguished by architectural features such as, but not limited to: an entry   



                portal; change in material or color; change in scale of other openings; addition of columns, lintels or canopies. 
                C. Secondary entrances shall have architectural features that are subordinate to the primary entrance in scale and   
                detail. For purposes of this division subordinate means that the entrance is smaller in height and width, and has  
                fewer or simpler architectural elements. 
(c) Topography and Drainage. The natural contours of occasional hillsides and riverbanks contribute to the distinct 
character of the San Antonio River and shall be considered in site designs for new development. Site plans shall minimize 
the need for cut and fill. It should be considered as an opportunity for positive enhancements through the creative use of 
terraces and retaining walls. 
       (1) Visual Impacts of Cut and Fill. Divide a grade change of more than ten (10) vertical feet into a series of benches   
       and terraces. Terrace steep slopes following site contours. When creating site benches, using sloped "transitional  
       areas" as part of the required landscaping is appropriate. 
       (2) Minimize the Potential for Erosion at the Riverbank. Grade slopes at a stable angle not to exceed four to one (4:1)  
       and provide plant material that will stabilize the soil such as vigorous ground covers, vines or turf planting that are  
       native and noninvasive species as found on the permissible plant list maintained by the parks and recreation  
       department. Use of stabilizing materials such as geo-web or geo-grid is permitted as long as plant material is used to  
       conceal the grid. 
       Use of terraced walls is permitted when there is a slope of more than four to one (4:1). 
       (3) Retaining Walls. Limit the height of a retaining wall to less than six (6) feet. If the retaining wall must exceed six  
       (6) feet, a series of six-foot terrace walls is acceptable. Walls at dams and locks are excluded from this requirement. If  
       in the opinion of the historic preservation officer a higher wall is consistent with the adopted conceptual plan of the  
       river, a higher wall (not to exceed twelve (12) feet) is allowed. Materials used for the walls may include limestone,  
       stucco, brick, clay, tile, timber, or textured concrete. (see Figure 673-2) 
       (4) Enhance or Incorporate Acequias Into The Landscape Design and Drainage Scheme of the Site. Where     
       archeological evidence indicates a site contains or has contained a Spanish colonial acequia, incorporate the original  
       path of the acequia as a natural drainageway or a landscape feature of the site by including it as part of the open  
       space plan, and a feature of the landscape design. 
       (5) Design of Stormwater Management Facilities to be a Landscape Amenity. Where above ground stormwater  
       management facilities are required, such facilities shall be multi-purpose amenities. For example, water quality  
       features can be included as part of the site landscaping and detention facilities can be included as part of a hardscape  
       patio. Using an open concrete basin as a detention pond is prohibited. 
       (6) Walls and Fences at Detention Areas. 
              A. When the topography of the site exceeds a four to one (4:1) slope and it becomes necessary to use a masonry  
              wall as part of the detention area, use a textured surface and incorporate plant materials, from the plant list  
              maintained by the parks department, that will drape over the edge to soften the appearance of the structure. 
              B. The use of solid board or chain link fence with or without slats is prohibited. A welded wire, tubular steel,   
              wrought iron or garden loop is permitted. 
(7) Roof Drainage into the River. 
              A. All roof drainage and other run-off drainage shall conform to public works department standards so that they \ 
             drain into sewer and storm drains rather than the river. Drainage of this type shall not be piped into the river  
             unless the outlet is below the normal waterline of the river at normal flow rates. 
              B. All downspouts or gutters draining water from roofs or parapets shall be extended underground under walks  
              and patios to the San Antonio River's edge or stormwater detention facility so that such drainage will not erode or  
              otherwise damage the Riverwalk, landscaping or river retaining walls. 
              C. All piping and air-conditioning wastewater systems shall be kept in good repair. Water to be drained purposely   
              from these systems, after being tested and adjudged free from pollution, shall be drained in the same manner   
              prescribed in subsection (7)A. above. 
(d) Riverside Setbacks. Riverside setbacks for both buildings and accessory structures are established to reinforce the 
defined character of the specific river improvement overlay district and help to define an edge at the river pathway that is 
varied according to the relationship of the river and the street. In the more urban areas, buildings should align closer to the 
river edge, while in more rural areas the buildings should be set farther away. 
       (1)Minimum setback requirements are per the following Table 673-1. 
 
Description              RIO-1          RIO-2          RIO-3        RIO-4        RIO-5        RIO-6 
Riverside Setback    20 FT          15 FT           0 FT          20  FT       50 ft            100 FT 
 
       (2)Designation of a development node district provides for a minimum riverside setback of zero (0) feet. 



(e)Landscape Design. Lush and varied landscapes are part of the tradition of the San Antonio River. These design 
standards apply to landscaping within an individual site. Additional standards follow that provide more specific standards 
for the public pathway along the river and street edges. 
       (1)Provide Variety in Landscape Design. Provide variety in the landscape experience along the river by varying  
       landscape designs between properties. No more than seventy-five (75) percent of the landscape materials, including    
       plants, shall be the same as those on adjacent properties. (see Figure 673-4). 
       (2) Planting Requirements in Open Space Abutting the River. On publicly-owned land leased by the adjoining   
       property owner, if applicable, and/or within privately owned setbacks adjacent to the river, a minimum percentage of  
       the open space, excluding building footprint, lease space under bridges and parking requirements, are required to be  
       planted according to Table 673-2. 
                 A. Planting requirements in RIO-4, RIO-5, and RIO-6 should continue the restoration landscape efforts along  
                 the river banks. Planting in these RIO districts is to be less formal so as to maintain the rural setting of the river. 
                 B. In "RIO-3," if existing conditions don't meet the standards as set out in Table 673-2, the owner or lessee will  
                 not have to remove paving to add landscaping in order to meet the standards until there is a substantial  
                 remodeling of the outdoor area. Substantial remodeling will include replacement of seventy-five (75) percent of   
                the paving materials, or replacement of balcony and stair structures. 
(f) Plant Materials. A number of soil conditions converge in the San Antonio area to create unique vegetation ecosystems. 
Along the route of the San Antonio River, the soil conditions vary greatly from the northern boundary near Hildebrand to 
the city limits near Mission San Francisco de la Espada (Mission Espada) and therefore native and indigenous plants will 
vary accordingly. Landscaping should reflect the unique soil characteristics of the specific site. 
        (1) Incorporate Existing Vegetation. Extend the use of landscape materials, including plants, shrubs and trees that are  
        used in the public areas of the river onto adjacent private areas to form a cohesive design. 
        (2) Use indigenous and noninvasive species characteristic of the specific site as found on the permissible plant list   
        maintained by the parks and recreation department or the Unified Development Code Plant List found in Appendix   
        E. In "RIO-3," plantings of tropical and semi-tropical plants with perennial background is permitted. 
        (3) Install Trees to Provide Shade and to Separate Pedestrians From Automobile Traffic. Install street trees along the   
        property line or in the ROW abutting all streets according to minimum requirement standards established in  
        subsection 35-512(b), except where this conflicts with existing downtown Tri-Party improvements in "RIO-3." In  
        "RIO-3" the owner has the option of placing trees at the property line, or along the street edge. 
(g) Paving Materials. An important San Antonio landscape tradition is the use of decorative surfaces for paving and other 
landscape structures. Paving materials and patterns should be carefully chosen to preserve and enhance the pedestrian 
experience. 
        (1) Vary Walkway, Patio and Courtyard Paving to Add Visual Interest on the Riverside of Properties Abutting the    
        River. Pervious paving is encouraged where feasible and appropriate to the site. 
                 A. A maximum of six hundred (600) square feet is allowed for a single paving material before the paving  
                 material must be divided or separated with a paving material that is different in texture, pattern, color or  
                 material. A separation using a different material must be a minimum of twenty-four (24) inches wide, the full  
                 width of the pathway. 
                 B. A maximum of one hundred (100) lineal feet is allowed in a walkway before the pattern must change in  
                 districts "RIO-2," "RIO-3," and "RIO-4." A maximum of five hundred twenty-eight (528) lineal feet is allowed  
                 before the pattern must change in districts "RIO-1," "RIO-5" and "RIO-6." The change of material at five  
                 hundred twenty-eight (528) lineal feet will define and delineate one-tenth-mile markers. 
                 C. In "RIO-3," the Riverwalk pathway shall be delineated by using a separate material that is clearly   
                 distinguished from the adjacent patio paving materials. If the historic Hugman drawings indicate a sidewalk  
                 width and pattern on the site, that paving pattern and material shall be replicated. 
(h) Site Walls and Fences. Site walls and fences are used to help divide spaces, screen unsightly objects and provide 
privacy. However, the character of the San Antonio River is such that walls shall not be erected in such a way as to block 
views of the river from public spaces. 
        (1) Use of Site Walls to Define Outdoor Spaces. 
                 A. Use of low scale walls (twenty-four (24) inches to forty-eight (48) inches) to divide space, create a variety in   
                 landscaping and define edges is permitted. 
                 B. Solid walls (up to seventy-two (72) inches) are permitted to: screen mechanical equipment, garbage   
                 receptacles and other unsightly areas; and provide privacy at the back of lots up to the front building face. 
        (2) Site Wall and Fence Materials. 
                 A. On properties abutting the river, site walls and fence materials may be constructed of: stone, block, tile,   
                 stucco, wrought iron, tubular steel, welded wire or a combination of masonry and metal, cedar posts and   



                 welded wire or garden loop or other materials having similar characteristics. All other properties, not abutting  
                 the river may use the above listed materials plus wood fencing. 
                 B. All chain link fences are prohibited for properties abutting the river. For properties that do not abut the river   
                 chain link is only allowed in the rear yard if not readily visible from the right-of-way. Barbed wire, razor wire,  
                 and concertina are prohibited in all RIO districts. 
(i) Street Furnishings. Street furnishings are exterior amenities, including but not limited to, tables, chairs, umbrellas, 
landscape pots, wait stations, valet stations, bicycle racks, planters, benches, bus shelters, kiosks, waste receptacles and 
similar items that help to define pedestrian use areas. Handcrafted street furnishings are particularly important in San 
Antonio, and therefore this tradition of craftsmanship and of providing street furniture is encouraged. 
       (1) Prohibited Street Furnishings in Riverwalk Area. The following street furnishings are prohibited within the  
       publicly owned portion of the Riverwalk area, whether or not the property is leased, and on the exterior of the  
       riverside of buildings directly adjacent to the publicly owned portion of the river: 
                 A. Vending machines. 
                 B. Automatic teller machines. 
                 C. Pay phones. 
                 D. Photo booths. 
                 E. Automated machines such as, but not limited to, penny crunching machines, blood pressure machines,  
                 fortune-telling machines, video games, animated characters and other machines that are internally illuminated,   
                 or have moving parts, or make noise, or have flashing lights. 
                 F. Inanimate figures such as horses, kangaroos, bears, gorillas, mannequins or any such animal, cartoon or   
                 human figure. This section does not affect public art as defined in Appendix "A" of this chapter. 
                 G. Monitors (i.e., television screens, computer screens). 
                 H. Speakers. 
        (2) Street Furnishing Materials. 
                 A. Street furnishings shall be made of wood, metal, stone, terra cotta, cast stone, hand-sculpted concrete, or  
                 solid surfacing material, such as Corian or Surell. 
                 B. Inexpensive plastic resin furnishings are prohibited. 
        (3) Advertising on Street Furnishings. 
                 A. No commercial logos, trademarks, decals, product names whether specific or generic, or names of  
                 businesses and organizations shall be allowed on street furnishings. 
                 B. Product or business advertising is prohibited on all street furnishings. 
                 C. Notwithstanding the restrictions above, applications may be approved for purposes of donor or non-profit  
                 recognition. 
        (4) Street furnishings, such as tables and chairs may not be stored (other than overnight storage) in such a way as to  
        be visible from the river pathway. 
(j) Lighting. Site lighting should be considered an integral element of the landscape design of a property. It should help 
define activity areas and provide interest at night. At the same time, lighting should facilitate safe and convenient 
circulation for pedestrians, bicyclists and motorists. Overspill of light and light pollution should be avoided. 
        (1) Site Lighting. Site lighting shall be shielded by permanent attachments to light fixtures so that the light sources   
        are not visible from a public way and any offsite glare is prevented. 
                 A. Site lighting shall include illumination of parking areas, buildings, pedestrian routes, dining areas, design   
                 features and public ways. 
                 B. Outdoor spaces adjoining and visible from the river right-of-way shall have average ambient light levels of  
                 between one (1) and three (3) foot-candles with a minimum of 0.5-foot candles and a maximum of six (6) foot- 
                 candles at any point measured on the ground plane. Interior spaces visible from the river right-of-way on the  
                 river level and ground floor level shall use light sources with no more than the equivalent lumens of a one  
                 hundred-watt incandescent bulb. Exterior balconies, porches and canopies adjoining and visible from the river  
                 right-of-way shall use light sources with the equivalent lumens of a sixty-watt incandescent bulb with average  
                 ambient light levels no greater than the lumen out put of a one hundred-watt incandescent light bulb as long as  
                 average foot candle standards are not exceeded. Accent lighting of landscape or building features including  
                 specimen plants, gates, entries, water features, art work, stairs, and ramps may exceed these standards by a   
                 multiple of 2.5. Recreational fields and activity areas that require higher light levels shall be screened from the  
                 river hike and bike pathways with a landscape buffer. 
                 C. Exterior light fixtures that use the equivalent of more than one hundred-watt incandescent bulbs shall not  
                 emit a significant amount of the fixture's total output above a vertical cut-off angle of ninety (90) degrees. Any   
                 structural part of the fixture providing this cut-off angle must be permanently affixed. 



                 D. Lighting spillover to the publicly owned areas of the river or across property lines shall not exceed one-half  
                 (½) of one (1) foot-candle measured at any point ten (10) feet beyond the property line. 
                         (2) Provide Lighting for Pedestrian Ways That is Low Scaled for Walking. The position of a lamp in a  
                         pedestrian-way light shall not exceed fifteen (15) feet in height above the ground. 
                         (3) Light Temperature and Color. 
                 A. Light temperature and color shall be between 2500° K and 3500° K with a color rendition index (CRI) of  
                 eighty (80) or higher, respectively. This restriction is limited to all outdoor spaces adjoining and visible from  
                 the river right-of-way and from the interior spaces adjoining the river right-of-way on the river level and  
                 ground floor level. Levels shall be determined by product specifications. 
       (4) Minimize the Visual Impacts of Exterior Building Lighting. 
                 A. All security lighting shall be shielded so that the light sources are not visible from a public way. 
                 B. Lighting (uplighting and downlighting) that is positioned to highlight a building or outdoor artwork shall be   
                 aimed at the object to be illuminated, not pointed into the sky. 
                 C. Fixtures shall not distract from, or obscure important architectural features of the building. Lighting fixtures   
                 shall be a subordinate feature on the building unless they are incorporated into the over-all design scheme of the   
                 building. 
       (5) Prohibited Lighting on the Riverside of Properties Abutting the River. 
                A. Flashing lights. 
                B. Rotating lights. 
                C. Chaser lights. 
                D. Exposed neon. 
                E. Seasonal decorating lights such as festoon, string or rope lights, except between November 20 and January   
                10. 
                F. Flood lamps. 
       (6) Minimize the visual impacts of lighting in parking areas in order to enhance the perception of the nighttime sky   
       and to prevent glare onto adjacent properties. Parking lot light poles are limited to thirty (30) feet in height, shall have   
       a 90° cutoff angle so as to not emit light above the horizontal plane. 
(k) Curbs and Gutters. 
       (1) Construct Curb and Gutter Along the Street Edge of a Property. 
                A. Install curbs and gutter along the street edge at the time of improving a parcel. 
                B. In order to preserve the rural character of RIO-5 and RIO-6, the HPO in coordination with public works and  
                the development services department may waive the requirement of curbs and gutters. 
(l) Access to Public Pathway Along the River. These requirements are specifically for those properties adjacent to the 
river to provide a connection to the publicly owned pathway along the river. The connections are to stimulate and enhance 
urban activity, provide path connections in an urban context, enliven street activity, and protect the ambiance and 
character of the river area. 
        (1) A stair, ramp or elevator connecting the publicly owned pathway at the river to private property along the river is   
        allowed by right at the following locations: 
                A. At all street and vehicular bridge crossings over the river. 
                B. Where publicly owned streets dead end into the river. 
                C. Where the pedestrian pathway in the Riverwalk area is located at the top of bank and there is a two-foot or   
                less grade change between the private property and the pathway. 
         (2) If there is a grade change greater than two (2) feet between the private property and the publicly owned pathway   
         at the river then the following conditions apply: 
                A. Access to the publicly owned pathway is limited to one (1) connection per property, with the exception that   
                connections are always allowed at street and vehicular bridge crossings. For example if one (1) property extends  
                the entire block face from street crossing to street crossing the owner would be allowed three (3) access points if  
                the distance requirements were met. 
                B. The minimum distance between access points shall be ninety-five (95) feet. Only street and vehicular bridge   
                connections are exempted. Mid-block access points must meet this requirement. 
                C. Reciprocal access agreements between property owners are permitted. 
          (3) Clearly define a key pedestrian gateway into the site from the publicly owned pathway at the river with  
          distinctive architectural or landscape elements. 
               A. The primary gateway from a development to the publicly owned pathway at the river shall be defined by an  
               architectural or landscape element made of stone, brick, tile, metal, rough hewn cedar or hand-formed concrete  
               or through the use of distinctive plantings or planting beds. 



(m) Buffering and Screening. The manner in which screening and buffering elements are designed on a site greatly affects 
the character of the river districts. In general, service areas shall be screened or buffered. "Buffers" are considered to be 
landscaped berms, planters or planting beds; whereas, more solid "screens" include fences and walls. When site 
development creates an unavoidable negative visual impact on abutting properties or to the public right-of-way, it shall be 
mitigated with a landscape design that will buffer or screen it. 
          (1) Landscape Buffers Shall be Used in the Following Circumstances: To buffer the edges of a parking lot from   
          pedestrian ways and outdoor use areas, (such as patios, and courtyards), and as an option to screening in order to  
          buffer service areas, garbage disposal areas, mechanical equipment, storage areas, maintenance yards, equipment  
          storage areas and other similar activities that by their nature create unsightly views from pedestrian ways, streets,  
          public ROWs and adjoining property. 
          (2) Screening Elements Shall be Used in the Following Circumstances: To screen service areas, storage areas, or   
          garbage areas from pedestrian ways. 
          (3) Exceptions for Site Constraints. Due to site constraints, in all RIOs and specifically for "RIO-3" where there is   
          less than ten (10) feet to provide for the minimum landscape berm, a screen may be used in conjunction with    
          plantings to meet the intent of these standards. For example a low site wall may be combined with plant materials to  
          create a buffer with a lesser cross sectional width. 
          (4) Applicable Bufferyard Types. Table 510-2 establishes minimum plant materials required for each bufferyard  
          type. For purposes of this section, type C shall be the acceptable minimum type. 
          (5) Applicable Screening Fence and Wall Types. Screening fences and walls shall be subject to conditions of   
          subsection 35-673(h), Walls and Fences. 
(n) Service Areas and Mechanical Equipment. Service areas and mechanical equipment should be visually unobtrusive 
and should be integrated with the design of the site and building. Noise generated from mechanical equipment shall not 
exceed city noise regulations. 
          (1) Locate service entrances, waste disposal areas and other similar uses adjacent to service lanes and away from   
          major streets and the river. 
                A. Position utility boxes so that they cannot be seen from the public Riverwalk path, or from major streets, by  
                locating them on the sides of buildings and away from pedestrian and vehicular routes. Locating them within   
                interior building corners, at building offsets or other similar locations where the building mass acts as a shield   
                from public view is preferred. 
                B. Orient the door to a trash enclosure to face away from the street when feasible. 
                C. Air intake and exhaust systems, or other mechanical equipment that generates noise, smoke or odors, shall   
                not be located at the pedestrian level. 
          (2) Screening of service entrance shall be compatible with the buildings on the block face. 
                A. When it would be visible from a public way, a service area shall be visually compatible with the buildings on   
                the block face. 
                B. A wall will be considered compatible if it uses the same material as other buildings on the block, or is painted   
                a neutral color such as beige, gray or dark green or if it is in keeping with the color scheme of the adjacent   
                building. 
(o) Bicycle Parking. On-site bicycle parking helps promote a long term sustainable strategy for development in RIO 
districts. Bicycle parking shall be placed in a well lit and accessible area. UDC bicycle parking requirements in UDC 35-
526 can be met through indoor bicycle storage facilities in lieu of outdoor bike rack fixtures. 
 
Sec. 35-674. Building Design Principles 
 
(a) Architectural Character. A basic objective for architectural design in the river improvement overlay districts is to 
encourage the reuse of existing buildings and construction of new, innovative designs that enhance the area, and help to 
establish distinct identities for each of the zone districts. At the same time, these new buildings should reinforce 
established building traditions and respect the contexts of neighborhoods. 
When a new building is constructed, it shall be designed in a manner that reinforces the basic character-defining features 
of the area. Such features include the way in which a building is located on its site, the manner in which it faces the street 
and its orientation to the river. When these design variables are arranged in a new building to be similar to those seen 
traditionally, visual compatibility results. 
(b) Mass and Scale. A building shall appear to have a "human scale." In general, this scale can be accomplished by using 
familiar forms and elements interpreted in human dimensions. Exterior wall designs shall help pedestrians establish a 
sense of scale with relation to each building. Articulating the number of floors in a building can help to establish a 
building's scale, for example, and prevent larger buildings from dwarfing the pedestrian. 



       (1) Express facade components in ways that will help to establish building scale. 
               A. Treatment of architectural facades shall contain a discernible pattern of mass to void, or windows and doors  
               to solid mass. Openings shall appear in a regular pattern, or be clustered to form a cohesive design. Architectural   
               elements such as columns, lintels, sills, canopies, windows and doors should align with other architectural  
               features on the adjacent facades. 
       (2) Align horizontal building elements with others in the blockface to establish building scale. 
               A. Align at least one (1) horizontal building element with another horizontal building element on the same block  
               face. It will be considered to be within alignment if it is within three (3) feet, measured vertically, of the existing  
               architectural element. 
       (3) Express the distinction between upper and lower floors. 
               A. Develop the first floor as primarily transparent. The building facade facing a major street shall have at least  
               fifty (50) percent of the street level facade area devoted to display windows and/or windows affording some  
               view into the interior areas. Multi-family residential buildings with no retail or office space are exempt from this  
               requirement. 
       (4) Where a building facade faces the street or river and exceeds the maximum facade length allowed in Table 674-1  
       divide the facade of building into modules that express traditional dimensions. 
               A. The maximum length of an individual wall plane that faces a street or the river shall be as shown in Table  
               674-1. 
 
Table 674-1 
 
Description                            RIO-1 RIO-2 RIO-3 RIO-4 RIO-5  RIO-6 
Maximum Facade Length 50 ft. 50 ft. 30 ft. 75 ft. 75 ft. 50 ft. 
  
               B. If a building wall plane facing the street or river and exceeds the length allowed in Table 674-1, employ at  
                    least two (2) of the following techniques to reduce the perceived mass: 
                    • Change materials with each building module to reduce its perceived mass; or 
                    • Change the height with each building module of a wall plane. The change in height shall be at least ten (10)  
                        percent of the vertical height; or 
                    • Change the roof form of each building module to help express the different modules of the building mass;  
                        or 
                    • Change the arrangement of windows and other facade articulation features, such as, columns, pilasters or   
                        strap work, which divides large planes into smaller components. 
       (5) Organize the Mass of a Building to Provide Solar Access to the River.  
               A. One (1) method of doing so is to step the building down toward the river to meet the solar access   
               requirements of subsection 35-673(a). 
               B. Another method is to set the building back from the river a distance sufficient to meet the solar access   
               requirements of subsection 35-673(a). 
(c) Height. Building heights vary along the river corridor, from one-story houses to high-rise hotels and apartments. This 
diversity of building heights is expected to continue. However, within each zone, a general similarity in building heights 
should be encouraged in order to help establish a sense of visual continuity. In addition, building heights shall be 
configured such that a comfortable human scale is established along the edges of properties and views to the river and 
other significant landmarks are provided while allowing the appropriate density for an area. 
       (1) The maximum building height shall be as defined in Table 674-2. 
              A. Solar access standards subsection 35-673(a), and massing standards subsection 35-674(b) also will affect  
              building heights. 
 
 
Table 674-2  
Description                           RIO-1 RIO-2   RIO-3   RIO-4    RIO-5    RIO-6 
Maximum # of Stories              5 10   None   7    5     4 
Maximum Height in Feet 60 ft. 120 ft.   None   84 ft.    60 ft.     50 ft. 
  
       (3)On the street-side, the building facade shall appear similar in height to those of other buildings found traditionally  
       in the area. 
       If fifty (50) percent of the building facades within a block face are predominantly lower than the maximum height  



       allowed, the new building facade on the street-side shall align with the average height of those lower buildings within  
       the block face, or with a particular building that falls within the fifty (50) percent range. However, the remainder of  
       the building may obtain its maximum height by stepping back fifteen (15) feet from the building face. 
       (4) Designation of a development node provides for the ability to increase the building height by fifty (50) percent  
       from the requirements set out in article VI. 
(d) Materials and Finishes. Masonry materials are well established as primary features along the river corridor and their 
use should be continued. Stucco that is detailed to provide a texture and pattern, which conveys a human scale, is also part 
of the tradition. In general, materials and finishes that provide a sense of human scale, reduce the perceived mass of a 
building and appear to blend with the natural setting of the river shall be used, especially on major structures. 
       (1) Use indigenous materials and traditional building materials for primary wall surfaces. A minimum of seventy-five  
       (75) percent of walls (excluding window fenestrations) shall be composed of the following: 
               A. Modular masonry materials including brick, stone, and rusticated masonry block, tile, terra-cotta, structural  
              clay tile and cast stone. Concrete masonry units (CMU) are not allowed. 
              B. Other new materials that convey the texture, scale, and finish similar to traditional building materials. 
              C. Stucco and painted concrete when detailed to express visual interest and convey a sense of scale. 
              D. Painted or stained wood in a lap or shingle pattern. 
       (2) The following materials are not permitted as primary building materials and may be used as a secondary material  
       only: 
             A. Large expanses of high gloss or shiny metal panels. 
             B. Mirror glass panels. Glass curtain wall buildings are allowed in RIO-3 as long as the river and street levels   
             comply with 35-674(d)(1) above. 
       (3) Paint or Finish Colors. 
             A. Use natural colors of indigenous building materials for properties that abut the Riverwalk area. 
             B. Use matte finishes instead of high glossy finishes on wall surfaces. Wood trim and metal trim may be painted  
             with gloss enamel. 
             C. Bright colors may highlight entrances or architectural features. 
(e) Facade Composition. Traditionally, many commercial and multi-family buildings in the core of San Antonio have had 
facade designs that are organized into three (3) distinct segments: First, a "base" exists, which establishes a scale at the 
street level; second a "mid-section," or shaft is used, which may include several floors. Finally a "cap" finishes the 
composition. The cap may take the form of an ornamental roof form or decorative molding and may also include the top 
floors of the building. This organization helps to give a sense of scale to a building and its use should be encouraged. 
In order to maintain the sense of scale, buildings should have the same setback as surrounding buildings so as to maintain 
the street-wall pattern, if clearly established. 
In contrast, the traditional treatment of facades along the riverside has been more modest. This treatment is largely a result 
of the fact that the riverside was a utilitarian edge and was not oriented to the public. Today, even though orienting 
buildings to the river is a high priority objective, it is appropriate that these river-oriented facades be simpler in character 
than those facing the street. 
       (1) Street Facade. Buildings that are taller than the street-wall (sixty (60) feet) shall be articulated at the stop of the  
       street wall or stepped back in order to maintain the rhythm of the street wall. Buildings should be composed to  
       include a base, a middle and a cap. 
              A. High rise buildings, more than one hundred (100) feet tall, shall terminate with a distinctive top or cap. This  
              can be accomplished by: 
                     i. Reducing the bulk of the top twenty (20) percent of the building by ten (10) percent. 
                     ii. By stepping back the top twenty (20) percent of the building. 
                     iii. Changing the material of the cap. 
              B. Roof forms shall be used to conceal all mechanical equipment and to add architectural interest to the structure. 
              C. Roof surfaces should include strategies to reduce heat island effects such as use of green roofs, photo voltaic  
              panels, and/or the use of roof materials with high solar reflectivity. 
        (2) Fenestration. Windows help provide a human scale and so shall be proportioned accordingly. 
              D. Curtain wall systems shall be designed with modulating features such as projecting horizontal and/or vertical  
              mullions. 
         (3) Entrances. Entrances shall be easy to find, be a special feature of the building, and be appropriately scaled. 
              A. Entrances shall be the most prominent on the street side and less prominent on the river side. 
              B. Entrances shall be placed so as to be highly visible. 
              C. The scale of the entrance is determined by the prominence of the function and or the amount of use. 
              D. Entrances shall have a change in material and/or wall plane. 



              E. Entrances should not use excessive storefront systems. 
         (4) Riverside facade. The riverside facade of a building shall have simpler detailing and composition than the street  
         facade. 
              A. Architectural details such as cornices, sills, lintels, door surrounds, water tables and other similar details  
              should use simple curves and handcrafted detailing. 
              B. Stone detailing shall be rough hewn, and chiseled faced. Smooth faced stone is not permitted as the primary  
              building material, but can be used as accent pieces. 
              C. Facades on the riverside shall be asymmetrical, pedestrian scale, and give the appearance of the back of a  
              building. That is, in traditional building along the river, the backs of building were designed with simpler details,  
              and appear less formal than the street facades. 
(g) Awnings, Canopies and Arcades. (See Figure 674-2) The tradition of sheltering sidewalks with awnings, canopies and 
arcades on commercial and multi-family buildings is well established in San Antonio and is a practice that should be 
continued. They offer shade from the hot summer sun and shelter from rainstorms, thereby facilitating pedestrian activity. 
They also establish a sense of scale for a building, especially at the ground level. Awnings and canopies are appropriate 
locations for signage. Awnings with signage shall comply with any master signage plan on file with the historic 
preservation officer for the property. Awnings and canopies installed at street level within the public right-of-way require 
licensing with the city's capital improvements management services (CIMS) department. Canopies, balconies and awnings 
installed at river level within the public right-of-way require licensing with the city's downtown operations department. 
       (1) If awnings, arcades and canopies are to be used they should accentuate the character-defining features of a  
       building. 
              A. The awning, arcade or canopy shall be located in relationship to the openings of a building. That is, if there are  
              a series of awnings or canopies, they shall be located at the window or door openings. However awnings,  
              canopies and arcades may extend the length of building to provide shade at the first floor for the pedestrian. 
              B. Awnings, arcades and canopies shall be mounted to highlight architectural features such as moldings that may  
              be found above the storefront. 
              C. They should match the shape of the opening. 
              D. Simple shed shapes are appropriate for rectangular openings. 
              E. Odd shapes and bubble awnings are prohibited except where the shape of an opening requires a bubble  
              awning, or historic precedent shows they have been previously used on the building. 
              F. Canopies, awnings and arcades shall not conflict with the building's proportions or with the shape of the  
              openings that the awning or canopy covers. 
              G. Historic canopies shall be repaired or replaced with in-kind materials. 
       (2) Materials and Color. 
              A. Awnings and canopies may be constructed of metal, wood or fabric. Certain vinyl is allowed if it has the  
              appearance of natural fiber as approved by the HDRC. 
              B. Awning color shall coordinate with the building. Natural and earth tone colors are encouraged. Fluorescent  
              colors are not allowed. When used for signage it is appropriate to choose a dark color for the canopy and use light  
              lettering for signage. 
       (3) Incorporating lighting into the design of a canopy is appropriate. 
              A. Lights that illuminate the pedestrian way beneath the awning are appropriate. 
              B. Lights that illuminate the storefront are appropriate. 
              C. Internally illuminated awnings that glow are prohibited. 
 
 
UDC Section. 35-675. Archaeology. 
 
When an HDRC application is submitted for commercial development projects within a river improvement overlay 
district the city archeologist shall review the project application to determine if there is potential of containing intact 
archaeological deposits utilizing the following documents/methods:  
       (1)The Texas Sites Atlas for known/recorded sites, site data in the files of the Texas Archeological Research   
       Laboratory and the Texas Historical Commission;  
       (2)USGS maps; 
       (3)Soil Survey maps; 
       (4)Distance to water; 
       (5)Topographical data; 
       (6)Predictive settlement patterns; 



       (7)Archival research and historic maps; 
       (8)Data on file at the office of historic preservation. 
 
 
If after review the city archeologist determines there is potential of containing intact archaeological deposits, an 
archaeological survey report shall be prepared and submitted. If, after review by the city archeologist, a determination is 
made that the site has little to no potential of containing intact archaeological deposits, the requirement for an 
archaeological survey report may be waived.  
 
Upon completion of a survey, owners of property containing inventoried archaeological sites are encouraged to educate 
the public regarding archaeological components of the site and shall coordinate any efforts with the office of historic 
preservation. 
 
UDC Section 35-676. – Alteration, Restoration and Rehabilitation 
 
In considering whether to recommend approval or disapproval of an application for a certificate to alter, restore, 
rehabilitate, or add to a building, object, site or structure, the historic and design review commission shall be guided by 
the National Park Service Guidelines in addition to any specific design guidelines included in this subdivision. 
 
(a) Every reasonable effort shall be made to adapt the property in a manner which requires minimal alteration of the 
building, structure, object, or site and its environment.  
(b) The distinguishing original qualities or character of a building, structure, object, or site and its environment, shall not 
be destroyed. The removal or alteration of any historic material or distinctive architectural features shall be avoided when 
possible.  
(c) All buildings, structures, objects, and sites shall be recognized as products of their own time. Alterations that have no 
historical basis and which seek to create an earlier appearance are prohibited.  
(d) Changes that may have taken place in the course of time are evidence of the history and development of a building, 
structure, object, or site and its environment. These changes may have acquired significance in their own right, and this 
significance shall be recognized and respected.  
(e) Distinctive stylistic features or examples of skilled craftsmanship, which characterize a building, structure, object, or 
site, shall be kept where possible.  
(f) Deteriorated architectural features shall be repaired rather than replaced, wherever possible. In the event replacement is 
necessary, the new material should reflect the material being replaced in composition, design, color, texture, and other 
visual qualities. Repair or replacement of missing architectural features should be based on accurate duplications of 
features, substantiated by historical, physical, or pictorial evidence rather than on conjectural designs or the availability of 
different architectural elements from other buildings or structures.  
(g) The surface cleaning of structures shall be undertaken with the gentlest means possible. Sandblasting and other 
cleaning methods that will damage the historic building's materials shall not be permitted.  
(h) Every reasonable effort shall be made to protect and preserve archaeological resources affected by, or adjacent to, any 
project.  
(i) Contemporary design for alterations and additions to existing properties shall not be discouraged when such alterations 
and additions do not destroy significant historical, architectural or cultural material, and such design is compatible with 
the size, scale, color, material, and character of the property, neighborhood or environment.  
(j) Wherever possible, new additions or alterations to buildings, structures, objects, or sites shall be done in such a manner 
that if such additions or alterations were to be removed in the future, the essential form and integrity of the building, 
structure, object, or site would be unimpaired. 
 

FINDINGS: 

a. The applicant is requesting a Certificate of Appropriateness for approval to construct a 6-story, multi-family 
residential structure on the lots addressed as 815, 825, 827, 835 and 841 E Ashby Place. Within this proposed 
development, the applicant has also proposed to perform landscaping and river beautification improvements, trail 
improvements and low impact development features along the San Antonio River. The proposed new construction 
will feature 338 residential units. 

b. CONCEPTUAL APPROVAL – This request received conceptual approval at the April 3, 2020, Historic and 
Design Review Commission hearing with the following stipulations: 



i. That the applicant coordinate with the San Antonio River Authority regarding landscaping and 
maintenance boundaries, direct access to the river and storm water control. 

ii. That all mechanical equipment be screened from view at the public right of way.  
iii. That the applicant recess windows at least two inches within walls and that windows feature dark colors.  
iv. Archaeological investigations shall be required. The archaeological scope of work should be submitted to 

the Office of Historic Preservation archaeologists for review and approval prior to beginning the 
archaeological investigation. The development project shall comply with all federal, state, and local laws, 
rules, and regulations regarding archaeology.   

c. SAN ANTONIO RIVER AUTHORITY COORDINATATION – Per the UDC Section 35-672(c)8, consultation 
with the San Antonio River Authority regarding direct access to the San Antonio River, landscaping and 
maintenance boundaries and storm water control measures prior to the submission for a Certificate of 
Appropriateness. The applicant is responsible for complying with this section of the UDC.  

d. PEDESTRIAN CIRCULATION – Per the UDC Section 35-672(a), pedestrian access shall be provided among 
properties to integrate neighborhoods. Additionally, the various functions and spaces on a site must be linked with 
sidewalks in a coordinated system. The applicant has proposed sidewalks adjacent to E Ashby, as well as 
sidewalks on the west, north and east of the proposed new construction. Additionally, the applicant has proposed 
a sidewalk adjacent to the San Antonio River. Staff finds the proposed sidewalks to be appropriate and consistent 
with the UDC. The applicant is responsible for continuing to coordinate with the San Antonio River Authority 
regarding low impact development, maintenance boundaries, and connections to any existing sidewalks and 
pathways.  

e. AUTOMOBILE PARKING – The UDC Section 35-672(b)(2) notes that automobile parking should be located 
toward the interior of the site. The applicant has proposed both structured parking to be wrapped by residential 
space as well as surface parking to be located to the east of the proposed new construction and the rear of the 
Borden Building. Staff finds the proposed parking locations to be appropriate; however, FAÇADE 
COMPOSITION (STRUCTURED PARKING) – As noted in finding e, staff finds that the applicant should 
incorporate design elements that work to break up the expanse of the parking garage structure on the north façade. 
Staff finds that the façade bays found above should be articulated on the exposed parking structure. 

f. CURB CUTS – The RIO design objectives outlined in the UDC include the creation of a “positive pedestrian 
experience” at the street edge. Standards related to curb cuts and interference with pedestrian traffic are also 
provided. The UDC requires projects to limit curb cuts to two (2) on parking areas or structures facing only one 
(1) street, and one (1) for each additional street face. The applicant has proposed to utilize the two existing curb 
cuts on E Ashby, and one existing curb cut on River Road. Staff finds this to be appropriate.  

g. SITE DESIGN – According to the UDC Section 35-673, buildings should be sited to help define active spaces for 
area users, provide pedestrian connections between sites, help animate the street scene and define street edges. 
Primary entrances should be oriented toward the street and shall be distinguishable by an architectural feature. 
The applicant has proposed to site the new construction adjacent to the right of way at E Ashby. Staff finds the 
proposed site design to be appropriate and consistent with the UDC.  

h. SITE DESIGN – The applicant has proposed to perform river beautification improvements, trail improvements 
and low impact development features along the San Antonio River. As noted in finding c, the applicant is 
responsible for coordinating with the San Antonio River Authority regarding any direct access to the river, storm 
water control and landscaping and maintenance boundaries. 

i. SITE DESIGN – As previously noted, the proposed dog parks and low impact development features are planned 
to be installed on public property. The City of San Antonio would be responsible for all maintenance. Staff finds 
that the applicant should coordinate with Transportation & Capital Improvements and Parks & Recreation for 
each proposed improvement on public property.  

j. RIVER BRIDGE – The applicant has proposed to construct a pedestrian bridge across the San Antonio River to 
the immediate south of US Highway 281. Staff finds the proposed location of the bridge to be appropriate; 
however, the final design should return to the Commission for approval. Additionally, the applicant is to 
coordinate with the San Antonio River Authority, COSA Transportation & Capital Improvements, COSA Parks & 
Recreation, and any other regulatory body, as required.  

k. LANDSCAPE DESIGN – The applicant has submitted a detailed landscaping plan that includes the locations of 
low impact development features, site walkways, plantings, and other landscaping elements and materials. Staff 
finds the proposed landscaping plan to be appropriate and consistent with the UDC. 

l. MECHANICAL & SERVICE EQUIPMENT – The UDC Section 35-673(n) addresses service areas and 
mechanical equipment and their impact on the public. Service areas and mechanical equipment should be visually 
unobtrusive and should be integrated with the design of the site and building. Noise generated from mechanical 



equipment shall not exceed city noise regulations. The applicant has noted that mechanical equipment will be 
located at the rooftop level. The rooftop equipment will be screened by parapet walls, which staff finds to be 
appropriate and consistent with the UDC. 

m. HUMAN SCALE – According to the UDC Section 35-674(b) a building shall appear to have a “human scale”. To 
comply with this, a building must (1) express façade components in ways that will help to establish building scale, 
(2) align horizontal building elements with others in the blockface to establish building scale, (3) express the 
distinction between upper and lower levels, (4) in this instance, divide the façade of the building into modules that 
express traditional and (5) organize the mass of a building to provide solar access to the river. The applicant has 
provided a human scale in multiple instances, including the installation of recessed balconies and human scaled 
facade openings. The applicant has also proposed various materials, including brick that features a human scale. 
Staff finds this to be consistent with the UDC. 

n. FAÇADE SEPARATION – The UDC Section 35-674 (b)(4) notes that a façade in RIO-2 that features more than 
fifty (50) feet in length should be divided into modules that express traditional dimensions. The applicant has 
proposed façade segments that are separated by both vertical and horizontal banding, variations in materials and 
textures and varying façade planes. This is consistent with the UDC. 

o. BUILDING MASSING & HEIGHT – The UDC regulates building height within the River Improvement Overlay 
Districts. For RIO-2, the maximum height for new construction is ten (10) stories or 120 feet. Staff finds the 
proposed height to be appropriate and consistent with the UDC. 

p. MATERIALS – The applicant has proposed materials that include brick and cementitious façade materials. 
Additionally, the applicant has proposed metal windows and metal balcony railings. The proposed materials are 
consistent with the UDC. 

q. FAÇADE COMPOSITION – The UDC Section 35-678(e) notes that traditionally, buildings have been organized 
into three distinct segments; a base, midsection and cap. This organization helps to give a sense of scale to a 
building and its use should be encouraged. The applicant has clearly defined a base through the use of materials, 
façade arrangement and massing, a midsection through varying materials and a horizontal façade emphasis, and a 
cap through parapet cap banding, cornice banding and rooftop railings. Staff finds the proposed façade 
composition to be appropriate and consistent with the UDC. 

r. FAÇADE COMPOSITION (STRUCTURED PARKING) – As noted in finding e, staff finds that the applicant 
should incorporate design elements that work to break up the expanse of the parking garage structure on the north 
façade. Staff finds that the façade bays found above should be articulated on the exposed parking structure. 

s. WINDOWS – The applicant has proposed vinyl windows; however, the applicant has not noted window colors. 
Per the submitted building sections, windows that are installed at locations with brick and stucco cladding will 
feature a two (2) inch inset. Additionally, staff finds that dark colored windows frames should be installed. White 
windows should not be installed.  

t. SIGNAGE – The applicant has not submitted formal signage documents; however, the applicant has noted wall 
signage on both the north and west facades to read “Borden”. The applicant has not provided the overall size or 
application of the proposed signs. Staff finds that a master signage plan should be submitted for the entire site for 
review and approval by the Commission.  

u. ARCHAEOLOGY – The property is located within the River Improvement Overlay District and is adjacent to the 
historic alignment of the San Antonio River. In addition, the project area is in close proximity to previously 
recorded archaeological site 41BX13, a designated State Antiquities Landmark, the Brackenridge Park Local 
Historic Landmark, the Brackenridge Park State Antiquities Landmark, and the Brackenridge Park National 
Register of Historic Places District. Therefore, archaeological investigations are required. Work within property 
owned by a political subdivision of the State of Texas is subject to the Texas Antiquities Code. The project shall 
comply with all federal, state, and local laws, rules, and regulations regarding archaeology, as applicable. 
 

RECOMMENDATION: 
Staff recommends approval based on findings a through t with the following stipulations: 

i. That the applicant continue coordination with the San Antonio River Authority (SARA) regarding direct access to 
the San Antonio River, landscaping and maintenance boundaries, and storm water control measures.  

ii. That the applicant coordinate with Transportation & Capital Improvements and Parks & Recreation for each 
proposed improvement on public property. 



iii. That the final design of the proposed river bridge return to the Commission for approval. Additionally, the 
applicant is to coordinate with the San Antonio River Authority, COSA Transportation & Capital Improvements, 
COSA Parks & Recreation, and any other regulatory body, as required. 

iv. That the applicant incorporate design elements that work to break up the expanse of the parking garage structure 
on the north façade. Staff finds that the façade bays found above should be articulated on the exposed parking 
structure.  

v. ARCHAEOLOGY – Archaeological investigations are required. The project shall comply with all federal, state, 
and local laws, rules, and regulations regarding archaeology, as applicable. 

  







HDRC Application

815 E. Ashby & River Way

100 West Houston Street, Suite 1250, San Antonio, Texas 78205-1457 
TELE: (210) 227-2000 FAX: (210) 227-2001 www.kk-lawfirm.com
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Project Description

HDRC Application – 815 E. Ashby & River Way



Project Description
815 E. Ashby

815 E. Ashby is a proposed mixed-use project, including multi-family housing and 
commercial, office, and retail uses.  The project site is 5.107 acres and currently 
used for self-storage. The project will consist of an approximately 3  units, with 
parking at the lower levels and residential living above. The existing Borden 
building will be redeveloped primarily for office use, along with some commercial 
and retail uses. The overall project is also planned to include River beautification 
improvements, trail improvements, and Low Impact Development features. 

This application includes a request for final design approval of the multi-family 
portion of the project and the off-site public improvements. A separate 
application is being submitted for the Borden building design. 



Site Plan
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815 E. Ashby - Final Elevation Corner View



815 E. Ashby - Final Elevation Main Entry Ashby Corner View



815 E. Ashby - Final Elevation 281 View
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2425 BROADWAY ST,
 SUITE #105

SAN ANTONIO, TX 78213
210.828.1155

2000 NW LOOP 410
SAN ANTONIO, TX 78213

210.375.9000

CODE SUMMARY

APPLICABLE CODES IN EFFECT FOR THE CITY OF SAN ANTONIO, TX
CODECODE ADOPTED EDITION
BUILDING CODE 2018 INTERNATIONAL BUILDING CODE, BUILDING (IBC)*
FIRE CODE                                                        2018 INTERNATIONAL FIRE CODE (IFC)*
ELECTRICAL CODE 2017 NATIONAL ELECTRIC CODE (NEC)*
MECHANICAL CODE 2018 INTERNATIONAL MECHANICAL CODE (IMC)*
PLUMBING CODE 2018 INTERNATIONAL PLUMBING CODE (IPC)*
ENERGY CODE 2018 INTERNATIONAL ENERGY CODE (IECC)*
ACCESSIBILITY CODE             2012 TEXAS ACCESSIBILITY STANDARDS (TAS)

2010 ADA STANDARDS FOR ACCESSIBLE DESIGN
FEDERAL FAIR HOUSING ACT

ALL DEFERRED SUBMITTALS SHALL BEAR THE SEAL AND SIGNATURE OF A LICENSED PROFESSIONAL, AS
REQUIRED. CONTRACTOR TO SUBMIT SHOP DRAWINGS TO THE ARCHITECT FOR REVIEW PRIOR TO THE START OF
CONSTRUCTION. ALL ITEMS THAT REQUIRE SEPARATE PERMITS SHALL BE OBTAINED BY THE CONTRACTOR.

1. PREFABRICATED FLOOR AND ROOF TRUSSES
2. FIRE ALARM (SEPARATE PERMIT)
3. FIRE SPRINKLER (SEPARATE PERMIT)
4. POOL AND POOL EQUIPMENT LAYOUT (SEPARATE PERMIT)
5. GUARDRAILS AND HANDRAILS
6. LOW VOLTAGE - ACCESS CONTROL AND SECURITY SYSTEMS (SEPARATE PERMIT)
7. SIGNAGE (SEPARATE PERMIT)
8. STAIRS
9. FORMWORK INCLUDING SHORING AND/OR RESHORING
10. STRUCTURAL STEEL
11. POST TENSION CABLE LAYOUT
12. PREMANUFACTURED AWNING/CANOPY

BUILDING SUMMARY

(1) 4 - STORY MULTI-FAMILY RESIDENTIAL, 338 UNITS TOTAL
(1)  ATTACHED AMENITY/LEASING CENTER
(1) 2-STORY PARKING GARAGE

PROJECT SCOPE

CONSTRUCTION TYPEOCCUPANCY CLASSIFICATION
APARTMENTS:   R-2
CLUBHOUSE: A-3
GARAGE: S-2

APARTMENTS: TYPE V-A
CLUBHOUSE: TYPE V-A
GARAGE: TYPE I-A

THE FIRE SPRINKLER SYSTEM MUST MEET ALL REQUIREMENTS OF NFPA 13 FIRE SPRINKLER SYSTEMS INCLUDING
BALCONIES.

AUTOMATIC FIRE ALARM AND SPRINKLER SYSTEM

THE FIRE ALARM SYSTEM MUST BE INSTALLED AND MEET ALL REQUIREMENTS OF IBC 907.2.9 & NFPA 72.

CONTACT:  DAVID EMLER

PROTECTION

EMAIL: demler@pdifire.com

8620 N. NEW BRAUNFELS AVE
SUITE 100

SAN ANTONIO, TX 78217
210.828.7533

DEVELOPMENT, INC.

CONTACT:  CELIA BOYLE

ACCESS PARTNERSHIP

EMAIL: celia@access-lp.com

3267 BEE CAVES ROAD
SUITE 107-502

AUSTIN, TX 78746
512.476.8675

CITY OF SAN ANTONIO

1901 SOUTH ALAMO STREET
SAN ANTONIO, TX 78204

210.207.1111

DEVELOPMENT SERVICES

01/06/20 100% DESIGN DEVELOPMENT
01/31/20 HDRC SUBMITTAL
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SYMBOL LEGEND - SITE PLAN
PROPERTY LINE

NUMBER OF
PARKING SPACES

6' WIDE SIDEWALK,
REF. CIVIL

26'-0" WIDE FIRE LANE FIRELANE-SEGMENTED
STRIPE TO BE PAINTED SW 7582-SALUTE OR
SW2839-ROYCROFT COPPER RED ON
HORIZONTAL SURFACE  NEXT TO CURB, FIRE
DEPT.  APPROVED SIGN TO BE LOCATED 75'
O.C MAX.

ACCESSIBLE PARKING SPACE -
9'-0" X 18'-0"

STANDARD PARKING SPACE -
9'-0" X 18'-0"ACCESSIBLE ENTRANCE/EXIT*

FDC FIRE DEPARTMENT CONNECTION

ACCESSIBLE ROUTE

1

FH FIRE HYDRANT

1. WHERE REQUIRED BY CODE, BUILDINGS ARE TO BE PROVIDED WITH AN AUTOMATIC SPRINKLER SYSTEM PER NFPA 13 OR
13R.

2. WHERE REQUIRED BY CODE,  STANDPIPES TO BE PROVIDED AT EACH FLOOR IN ORDER TO MAINTAIN MAXIMUM 150'
DISTANCE FROM ANY POINT IN A BUILDING TO NEAREST FIRE DEPT. HOSE CONNECTIONS.

3. FIRE APPARATUS ACCESS IS REQUIRED TO BE UNOBSTRUCTED, NOT LESS THAN 24'-0" IN WIDTH, 14'-0" CLEAR HEIGHT.  NO
FIXED OR MOVING GATE SECTION SHALL INTERFERE WITH MINIMUM FIRE DEPT. ACCESS WIDTH, TURNING RADII OR
OTHERWISE IMPEDE APPARATUS MOVEMENT OR USE OF FIRE HYDRANTS ETC.

4. CENTRAL STATION MONITORING (OR THIRD PARTY MONITORING AS APPROVED BY FIRE DEPARTMENT) OF THE SPRINKLER
SYSTEM IS REQUIRED PER FIRE CODE. FIRE DEPARTMENT CONNECTION FOR A BUILDING'S SPRINKLER SYSTEM IS TO
COMPLY WITH ALL APPLICABLE CODES.

5. FIRE LANE STRIPING, PLAQUES, AND/ OR SIGNAGE SHALL MEET LOCAL FIRE DEPARTMENT REQUIREMENTS.
6. FIRE DEPARTMENT CONNECTION TO BE ADJACENT TO FIRE SPRINKLER RISER ROOM OR AS LOCATED BY CIVIL.
7. FIRE LANE STRIPING TO MATCH SHERWIN WILLIAMS COLOR SW 2839 ROYCROFT COPPER RED OR SW 7582 SALUTE.
8. FIRE DEPARTMENT APPROVED SECURED KEY BOX SHALL BE PROVIDED AT THE MAIN GATES AND AREAS WHERE

REQUIRED BY THE FIRE DEPARTMENT. CONTRACTOR TO CONFIRM NUMBER AND LOCATIONS WITH LOCAL FIRE INSPECTOR
PRIOR TO INSTALLATION.

FIRE DEPARTMENT NOTES

1. THIS SITE PLAN IS FOR REFERENCE ONLY - REFER TO CIVIL FOR SITE ELEMENT AND BUILDING POSITION DIMENSIONAL
CONTROL.

2. REFER TO CIVIL ENGINEERING:
 - CONSTRUCTION DRAWINGS FOR ALL SITE RELATED HANDICAPPED ACCESS ELEMENTS INCLUDING RAMPS AND SIGNAGE.

PROVIDE RAMPS, PARKING DESIGNATION, SPACES AND SIGNAGE IN FULL COMPLIANCE WITH ALL APPLICABLE CODES.  -
CONSTRUCTION DOCUMENTS FOR WALK, GRADING AND FINISHED FLOOR ELEVATIONS.

 - DRAWINGS FOR ALL SITE PARKING CONFIGURATIONS AND FOR ALL PUBLIC WALK (DETAILS AND LAYOUTS), SCREENING,
AND SIGN LOCATIONS.

3. REFER TO LANDSCAPE/ARCHITECT:
 - CONSTRUCTION DOCUMENTS FOR POOL DECK, POOL FENCING AND POOL AREA ENTRY GATE CONFIGURATION.
 - FOR SITE FENCING, GATE LOCATIONS AND DETAILS.

3. REFER TO LANDSCAPE/ELECTRICAL CONSTRUCTION DOCUMENTS FOR SCREEN WALL AND LANDSCAPE LIGHTING INFO.
4. REFER TO  CIVIL/LANDSCAPE DRAWINGS FOR SIDEWALKS AND ACCESSIBLE ROUTE THROUGHOUT SITE.
5. REFER TO MECHANICAL AND ELECTRICAL DRAWINGS FOR CONDENSERS AND ELECTRICAL TRANSFORMER LOCATIONS.
6. DEVELOPMENT AND USE OF THIS SITE MUST CONFORM WITH ALL APPLICABLE CODES AND ORDINANCES.
7. ALL NEW OR RELOCATED UTILITIES WILL BE PLACED UNDERGROUND U.N.O.
8. ANY LIGHTING WILL BE PLACED SO AS TO DIRECT LIGHT AWAY FROM RESIDENTIAL DISTRICTS AND WILL NOT EXCEED

ONE-FOOT CANDLE AT THE PROPERTY LINE, UNLESS REQUIRED BY LOCAL ORDINANCE TO BE MORE.
9. OWNERS OF PROPERTY ADJACENT TO PUBLIC RIGHTS-OF-WAY SHALL HAVE RESPONSIBILITY FOR MAINTAINING ALL

LANDSCAPING LOCATED IN THE RIGHTS-OF-WAY, IN ACCORDANCE WITH APPROVED PLANS.
10. ALL ROOFTOP EQUIPMENT AND SATELLITE DISHES SHALL BE SCREENED TO THE HEIGHT OF THE TALLEST EQUIPMENT.
11. ALL SERVICE AREAS SHALL BE SCREENED TO CONCEAL TRASH CONTAINERS, GAS METERS, LOADING DOCKS,

TRANSFORMERS, BACKFLOW PREVENTERS AND OTHER MECHANICAL OR ELECTRICAL EQUIPMENT FROM EYE LEVEL
ADJACENT TO ALL PUBLIC STREETS.

12. BARBED, RAZOR, OR CONCERTINA WIRE (OR SIMILAR) SHALL NOT BE USED ON THIS SITE WHERE VISIBLE FROM PUBLIC
STREETS OR ADJACENT RESIDENTIAL AREAS.

13. SIDEWALK SLOPES SHALL NOT EXCEED 5%, CROSS SLOPES NOT TO EXCEED 2%. (REF. CIVIL) SHOULD SLOPES EXCEED 5%
WALK WILL BE CONSIDERED A RAMP AND BE REQUIRED TO HAVE HANDRAILS ON EACH SIDE AS WELL AS LEVEL LANDINGS
AT THE TOP AND BOTTOM OF RAMP FOR A DISTANCE OF 60" BEYOND THE EXTENT OF THE RAMP.

14. ALL ACCESSIBLE BUILDING ENTRANCES SHALL HAVE NO MORE THAN A 2% SLOPE FOR A DISTANCE OF 66" PERPENDICULAR
TO THE DOOR.  INCLUDING AN 18" MANEUVERING CLEARANCE ON PULL SIDE OF DOOR.

15. FINISH FREE STANDING UTILITY EQUIPMENT BOXES TO MATCH THE ADJACENT BUILDING FIELD COLOR. DO NOT PAINT
OVER WARNING DECALS OR IDENTIFIERS.

16. NO EXPOSED CONDUIT, PIPING, ETC. IS ALLOWED ON THE EXTERIOR FACE OF THE BUILDING. PROVIDE METAL CONDUIT
COVER FOR ELECTRIC METER FEED LINES, PAINT TO MATCH ADJACENT BUILDING FIELD COLOR.

17. REFER TO SHEET A1.02 FOR PARKING TABULATIONS.
18. EXPANSION JOINTS AT CONCRETE DRIVES ARE TO BE LOCATED EVERY 25 TO 50 FEET ON CENTER IN ALL DIRECTIONS.
19. PROVIDE 18" MANEUVERING CLEARANCE ON PULL SIDE OF ALL PEDESTRIAN GATES, MAINTAIN GROUND SLOPE AT 2%.

TYPE B UNIT PATIO/EXTENDED YARD GATES ARE EXCLUDED.
20. A 42" HIGH GUARDRAIL, MEASURED FROM FINISH FLOOR ELEVATION, SHALL BE PLACED ALONG WALKING SURFACE MORE

THAN 30" ABOVE THE ADJACENT GRADING.

SITE NOTES

NOT IN SCOPE; BY OTHERS

SCALE:1 ARCHITECTURAL SITE PLAN
1" = 30'-0"
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W/ WITH
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PLATE
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R.
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RECPT.

POL.
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REQ'D
REINF.
REFRIG.

STC
SIM.
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STD.
SPEC.
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TYP.
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HEADER
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HOUR

INSULATION
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LIGHT
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HEADER HEIGHT

GYPSUM BOARD
GENERAL CONTRACTOR

HEATING, VENTILATION, AND AIR CONDITIONING

MANUFACTURER
MASONRY

MAXIMUM

NORTH

MEDIUM
METAL
MINIMUM

MECHANICAL

ON CENTER

PLATE
PAVEMENT

OPENING

MASONRY DIMENSION
MASONRY OPENING

MISCELLANEOUS

NOT IN CONTRACT
NOT TO SCALE

MECHANICAL, ELECTRICAL, AND PLUMBING

OPPOSITE HAND

OVER HEAD DOOR

PLASTIC LAMINATE 
PLYWOOD OR O.S.B.

ORIENTED STRAND BOARD

RECEPTACLE

REFRIGERATOR
REINFORCING
REQUIRED
ROOM
ROOF DRAIN

SQUARE FOOT
SCHEDULE
SECTION
SHEET
SIMILAR

STANDARD

PRESSURE TREATED

RADIUS OR RISER
RESILIENT CHANNEL

REFERENCE TO

ROUGH OPENING

SOUND TRANSMISSION COEFFICIENT
SOUND ATTENUATION BLANKET
SPECIFIED OR SPECIFICATIONS

STRUCTURAL
STORAGE
SQUARE
THICK

TYPICAL

VERTICAL

TREAD, TILE OR TOP

UNLESS NOTED OTHERWISE

WELDED WIRE MESH

STEEL

POLISHED

ALT.
AVG.

ADJ.
ABV.
A.F.F.

C.O.
C.L.

BM.

BD.

CLO.

BLK.
BDRM.
BLDG.

BALC.
ARCH.

DIM.
DIA.

C.T.

DTL.
DECOR.

CONT.
CONST.
CONC.
COMP.
COL.

CLG.

EB.

EQ.
EL.

E.W.

EA.
D.S.
DN.

E.J.
EXP.
EXIST.

ELEC.

F.C.
FIN.
FAB.
EXT.

DWGS.

ALUM.

AVERAGE
ALTERNATE

ABOVE
ADJACENT

ABOVE FINISH FLOOR

ARCHITECT

BUILDING
BEDROOM
BLOCKING
BEAM

CENTER LINE

CLOSET

BOARD
BALCONY

COMPOSITION
CONCRETE

CONTINUIOUS
CERAMIC TILE

DECORATIVE
DETAIL
DIAMETER
DIMENSION

COLUMN

CEILING

CASED OPENING

CONSTRUCTION

EYEBROW
EACH

ELEVATION
EQUAL

DOWN
DOWN SPOUT

EACH WAY
ELECTRIC

EXISTING
EXPANSION

EXTERIOR
FABRICATE
FINISH
FIRE CODE

EXPANSION JOINT

DRAWINGS

ALUMINUM

ABBREVIATIONS

ABBREVIATION SYMBOLS

TYPICAL INTERIOR PROFILES AND NOTES

TOP OF DECKT.O.D.
TOP OF HEELT.O.H.

TOP OF PLATET.O.P.

LEGEND

1. ALL STUD WALLS ARE DIMENSIONED 3 1/2" (ACTUAL) U.N.O.
2. THE UNIT SEPARATION IS DIMENSIONED 8" (3 1/2" + 1" AIR SPACE + 3 1/2") FRAME TO FRAME UNLESS OTHERWISE NOTED.
3. UNIT-TO-UNIT ASSEMBLIES MEET THE FOLLOWING:  FLOOR/CEILING ASSEMBLIES ARE RATED AT STC 50 MIN. (EST.) & IIC 50 MIN. (EST.); WALLS SEPARATING UNITS ARE

RATED AT STC 50 MIN. (EST.) & IIC 50 MIN. (EST.) AS REQUIRED BY CODE.
4. ALL PLUMBING WALLS EXCEPT AS NOTED SHALL BE FRAMED WITH 2 X 6  STUDS (U.N.O.).  REMAINING INTERIOR STUD WALLS SHALL BE FRAMED WITH 2 X 4 STUDS

UNLESS NOTED OTHERWISE.
5. STUD SPACING SHALL BE AS FOLLOWS: REFER TO STRUCTURAL FRAMING PLANS FOR ALL STUD SIZING AND SPACING OR AS CODE REQUIRES.
6. ALL GYPSUM BOARD ASSEMBLIES TO ACHIEVE FIRE RESISTANCE RATINGS INDICATED ON DRAWINGS.  ASTM C 1396
7. ROOFING SHALL BE CLASS-A (MINIMUM).
8. NFPA 13: DRAFTSTOPPING OF FLOORS & ATTIC SPACES IS NOT REQUIRED WITH AN NFPA 13 SYSTEM PER IBC 718.3 EXCEPTION AND 718.4 EXCEPTION.
9. ALL SILLS IN CONTACT WITH CONCRETE TO BE BE PRESSURE TREATED AND HAVE A CONTINUOUS SILL SEALER ON ENTIRE PERIMETER OF BUILDING.
10. ALL HANDICAPPED RAMPS SHALL BE BROOM FINISHED  PERPENDICULAR TO SLOPE.  CONTRACTOR MUST PROVIDE MIN. 0.42 WET DCOF ON ALL RAMPS. SLOPE RAMPS

AT 1:12 (MAX.)  REFER TO LANDSCAPE AND CIVIL DRAWINGS FOR DETAILS.  ZERO TOLERANCE ALLOWED.
11. CABINET, CASEWORK & MILLWORK SUPPLIER TO FIELD MEASURE AREA OF WORK AFTER FINISHES ARE APPLIED. NOTIFY ARCHITECT OF ANY DISCREPANCIES PRIOR

TO FABRICATION.
12. CEMENT BACKER BOARD SHALL BE USED IN BOTH TUB AND SHOWER COMPARTMENTS, UNLESS NOTED OTHERWISE.  ALL WET WALLS SHALL HAVE CEMENT BOARD

PER CODE.
13. IF FLOOR FINISH IS NOT SPECIFIED, ALL FLOORING IN PUBLIC A/C AREAS SHALL BE VINYL PLANK OR CARPET WITH  PAD.  STORAGE CLOSETS OR UTILITY ROOMS TO

BE VINYL COMPOSITION TILE, U.N.O.  VERIFY FINISH WITH ARCHITECT.
14. MAXIMUM FLAME SPREAD RATING ON ALL INTERIOR FINISH MATERIALS SHALL NOT EXCEED 200
15. ALL EXPOSED MATERIALS FOR BALCONIES, SOFFITS, OVERHANGS, ETC, TO BE APPROVED EXTERIOR GRADE AND PER CODE
16. SUBMIT ENGINEERED SHOP DRAWINGS FOR PREFABRICATED WOOD TRUSSES AND FOR THE FIRE SUPPRESSION SYSTEM TO THE ARCHITECT FOR REVIEW PRIOR TO

START OF GENERAL CONSTRUCTION.
17. FRAMING AT WINDOWS AND DOORS SHALL BE ADEQUATE TO MINIMIZE  MOVEMENT AND LESSEN CRACKING OF EXTERIOR MATERIALS   (DOUBLE STUDS REQUIRED IN

SOME LOCATIONS).
18. ANY AND ALL PRECAUTIONS OVER AND ABOVE ANY SHOWN ON PLANS SHALL BE TAKEN BY CONTRACTOR TO MINIMIZE EXTERIOR MATERIALS CRACKING.
19. INSULATE ALL EXTERIOR WALLS W/ FACED FIBERGLASS INSULATION (PER ASSEMBLY LISTING).  R VALUE AS SHOWN ON DETAILS.  INSTALL PER MANUFACTURERS

INSTRUCTIONS SO BATTS DO NOT SAGE INSIDE OF WALL CAVITY.
20. CORROSION RESISTANT FLASHING IS REQUIRED AT THE HEAD, SILL, AND JAMBS OF ALL WINDOWS, ROOF OPENINGS, AND THE INTERSECTION OF ROOF AND FRAME

WALLS.  SEALANT TO BE USED AT THE TOP AND SIDES TO GUARANTEE LEAK-PROOF CONSTRUCTION.
21. ADD SEALANT TO ALL EXTERIOR JOINTS AROUND WINDOWS AND  DOOR FRAMES, BETWEEN WALL PANELS, AND TO ALL PENETRATIONS OR UTILITIES THROUGH

WALLS AND ROOFS.  REF. TO LOCAL CODES (OR M.E.P.) FOR REQUIREMENTS.
22. PROVIDE SELF-ADHERING BITUTHENE AT HEAD, JAMB AND SILL OF ALL DOORS AND WINDOWS.
23. WIND BRACE WALLS PER STRUCTURAL DRAWINGS OR AS REQUIRED BY CODE.
24. TYPICAL STAIR RISER HEIGHT SHALL NOT EXCEED 7" PER IBC 1011.5.2.
25. SMOKE DETECTORS ARE REQUIRED AND SHALL CONFORM TO IBC 907.2.11.2 AND LOCAL GOVERNMENTAL OR NATIONAL REQUIREMENTS INCLUDING NUMBER,

LOCATION, ETC.
26. REFER TO STRUCTURAL DRAWINGS FOR ALL SHEAR WALL LOCATIONS, LENGTHS, AND NAILING PATTERNS.
27. ALL PATIOS AND PORCHES TO SLOPE IN DIRECTION INDICATED ON FOUNDATION PLANS A TOTAL OF 2" FROM F.F., U.N.O..
28. REFER TO STRUCTURAL FOR LINTEL SCHEDULE.
29. REFER TO UNIT PLANS FOR LOCATION OF 2 X 6 WALLS. REFER TO STRUCTURAL DRAWINGS FOR UNUSUAL OR SPECIAL FRAMING CONDITIONS.
30. MINIMUM GUTTER SIZE TO BE 6" WITH 3" X 4" DOWNSPOUT LEADERS OFF GUTTERS.
31. INSTALL BLOCKING IN BATH AND KITCHEN WALL CAVITIES WHERE NEEDED TO SUPPORT CABINETS. PROVIDE ADEQUATE WOOD BLOCKING BETWEEN STUDS FOR

ATTACHMENT OF STAIR HANDRAILS, BALCONY GUARDRAILS, LIGHT FIXTURES, ETC. MINIMUM SIZE BLOCKING TO BE 2X10.  PROVIDE SOLID WOOD BLOCKING AT GRAB
BARS AS INDICATED ON THE DRAWINGS.

32. DOWNSPOUTS WILL DISCHARGE AT GRADE. RE: CIVIL/LANDSCAPE.
33. RAILING SUB-CONTRACTOR TO VERIFY POUND FORCE ON GUARD RAILING TO DETERMINE ADEQUATE NUMBER OF SUPPORT POSTS.  NO MIDDLE SUPPORT

PREFERRED.
34. FLASHING SHALL BE INSTALLED AROUND ALL WINDOW AND ROOF OPENINGS AND AT THE INTERSECTION OF CHIMNEYS, WOOD CONSTRUCTION, AND FRAME WALLS.

CAULK AND MAKE WEATHER-TIGHT.
35. ALL TOWEL BARS AND TOILET PAPER HOLDERS ARE REQUIRED.  PROPER BLOCKING IS  REQUIRED FOR INSTALLATION.
36. PROVIDE 3 STUD MINIMUM AT ALL EXTERIOR CORNERS.
37. INSULATE ALL TUB AND WASHER WALLS ON EXTERIOR AND COMMON WALLS PER PLANS.
38. ALL DRYER VENT HOOKUP TO BE AT STANDARD HEIGHT.  ALL EXHAUST HOODS SHALL BE MOUNTED ON EXT. WALLS AT CONSISTANT HEIGHTS.
39. PROVIDE SOLID BLOCKING AND/OR DOUBLE JOISTS UNDER ALL PERPENDICULAR AND PARALLEL PARTITIONS AND AT FIREPLACE HEARTH AND STAIR OPENINGS.
40. ALL WORK AND EQUIPMENT TO BE FULLY GUARANTEED FOR ONE (1) YEAR FROM DATE OF FINAL PAYMENT AND ACCEPTANCE.
41. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO PERSONALLY INSPECT THE WORK IN PROGRESS, AND AS A WHOLE, ASSURING HIMSELF THAT THE WORK ON

ANY OR ALL OR PART OF THE PROJECT IS READY FOR PERIODIC AND/OR FINAL  REVIEW, BEFORE CALLING UPON THE ARCHITECT AND OWNER TO MAKE  THEIR
SITE/PROJECT OBSERVATION VISIT OF THE WORK.

42. ALL UNITS SHALL HAVE DOOR VIEWER INSTALLED.
43. WARP CONCRETE SLAB AT FIRST LEVEL UNIT ENTRY DOOR THRESHOLDS.
44. PROVIDE WOOD BLOCKING IN CEILING AT CENTER OF ALL BEDROOMS FOR CEILING FAN INSTALLATION
45. IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE INSTALLED TO CUT OFF CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND SHALL

FORM AN EFFECTIVE BARRIER BETWEEN FLOORS, BETWEEN A TOP STORY AND A ROOF OR ATTIC SPACE.
46. BATTS OR BLANKETS OF MINERAL OR GLASS FIBER OR OTHER APPROVED NONRIGID MATERIALS SHALL BE ALLOWED AS FIREBLOCKING IN WALLS CONSTRUCTED

USING PARALLEL ROWS OF STUDS OR STAGGERED STUDS.
47. FIREBLOCKING SHALL BE PROVIDED IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS, INCLUDING FURRED SPACES, AT THE CEILING AND FLOOR LEVELS

AND AT 10-FOOT INTERVALS BOTH VERTICAL AND HORIZONTAL.
48. JOINTS INSTALLED IN OR BETWEEN FIRE-RESISTANCE-RATED WALLS, FLOOR OR FLOOR/CEILING ASSEMBLIES AND ROOFS OR ROOF/CEILING ASSEMBLIES SHALL BE

PROTECTED BY AN APPROVED FIRE-RESISTANT JOINT SYSTEM DESIGNED TO RESIST THE PASSAGE OF FIRE FOR A TIME PERIOD NOT LESS THAN THE REQUIRED
FIRE-RESISTANCE RATING OF THE WALL, FLOOR, OR ROOF IN OR BETWEEN WHICH IT IS INSTALLED.

49. FIRE-RESISTANT JOINT SYSTEMS SHALL NOT BE REQUIRED FOR JOINTS IN ALL OF THE FOLLOWING LOCATIONS: FLOORS WITHIN A SINGLE DWELLING UNIT; FLOORS
WHERE THE JOINT IS PROTECTED BY A SHAFT ENCLOSURE; FLOORS WITHIN OPEN PARKING STRUCTURES; MEZZANINE FLOORS; WALLS THAT ARE PERMITTED TO
HAVE UNPROTECTED OPENINGS; ROOFS WHERE OPENINGS ARE PERMITTED; CONTROL JOINTS NOT EXCEEDING A MAXIMUM WIDTH OF 0.625 INCH AND TESTED IN
ACCORDANCE WITH ASTM E 119.

50. PROVIDE PLYWOOD PANELS IN ALL TELECOMMUNICATIONS ROOMS FOR MOUNTING OF EQUIPMENT.
51. MANUAL PULL FIRE ALARM NOT REQUIRED.
52. A MANUAL FIRE ALARM SYSTEM WILL BE INSTALLED IN RISER ROOMS.
53. ALL FIBERGLASS TUB/SHOWER SURROUNDS MUST HAVE FACTORY INSTALLED BLOCKING.
54. ALL DWELLING UNITS MEET THE REQUIREMENTS OF THE FEDERAL FAIR HOUSING ACT.
55. ALL BLDGS W / GARAGE  OR FUEL BURNING APPLIANCES TO HAVE CARBON MONOXIDE DETECTORS IN UNITS.
56. ALL TUB/SHOWER VALVES IN FIRE RATED WALLS ARE TO BE PROTECTED THE SAME FIRE RATING AS THE WALL.
57. INSULATION FRICTION FIT NEEDS TO FIT SNUGLY. INSULATION SHOULD NE MECHANICALLY ADHERED SO THE TOP SO IT DOES NOT SAG.
58. ALL PRIMARY STRUCTURAL FRAME MEMBERS TO BE INDIVIDUALLY WRAPPED IN FIRE RESISTANT ASSEMBLY. THE PRIMARY STRUCTURAL FRAME INCLUDES ALL OF

THE FOLLOWING:
1.1. ALL COLUMNS
1.2. STRUCTURAL MEMBERS HAVING DIRECT CONNECTIONS TO COLUMNS, INCLUDING GIRDERS, BEAMS, TRUSSES AND SPANDRELS.
1.3. MEMBERS OF THE FLOOR CONSTRUCTION AND ROOF CONSTRUCTION HAVING DIRECT CONNECTION TO THE COLUMNS BRACING MEMBERS THAT ARE

ESSENTIAL TO THE VERTICAL STABILITY OF THE PRIMARY STRUCTURAL UNDER GRAVITY LOADING SHALL BE CONSIDERED PART OF THE PRIMARY STRUCTURAL
FRAME WHETHER OR NOT THE BRACING MEMBER CARRIES GRAVITY LOAD.

GENERAL NOTES
1. THE CONTRACTOR SHALL EXAMINE AND BECOME FAMILIAR WITH ALL CONTRACT DOCUMENTS IN THEIR ENTIRETY.  SURVEY THE PROJECT AND BECOME

FAMILIAR WITH THE EXISTING CONDITIONS AND SCOPE OF WORK.  ALL COSTS SUBMITTED SHALL BE BASED ON THOROUGH KNOW- LEDGE OF ALL WORK
AND MATERIALS REQUIRED.  ANY DISCREPANCY AND/OR UNCERTAINTY AS TO WHAT MATERIAL OR PRODUCT IS TO BE USED SHOULD BE VERIFIED WITH
THE OWNER OR ARCHITECT.

2. ALL CONSTRUCTION SHALL COMPLY WITH ALL APPLICABLE FEDERAL, LOCAL,  AND STATE CODES AND AMENDMENTS
3. ALL SITE WORK AND LANDSCAPING IS TO BE ESTABLISHED AND DESIGNED BY CIVIL AND LANDSCAPE ARCHITECT.
4. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES, AND PROCEDURES REQUIRED

FOR SAFE EXECUTION AND COMPLETION OF WORK, AND FOR INITIATING, MAINTAINING AND SUPERVISING ALL SAFETY PRECAUTIONS AND PROGRAMS IN
CONNECTION WITH THE WORK.

5. ANY ERRORS, OMISSIONS OR INCONSISTENCIES ON THESE DRAWINGS OR ANY VARIATIONS OR AMBIGUITIES BETWEEN THESE DRAWINGS AND ACTUAL
SITE AND CONSTRUCTION CONDITIONS AND/OR REQUIREMENTS SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT IN WRITING, IMMEDIATELY.

6. IN THE EVENT A DISCREPANCY IS FOUND IN THE CONTRACT DOCUMENTS, THE OWNER AND ARCHITECT SHALL BE NOTIFIED IMMEDIATELY.
7. CONTRACTOR SHALL VERIFY ALL DIMENSIONS IN THE FIELD AND NOTIFY THE ARCHITECT OF ANY DISCREPANCIES PRIOR TO  CONSTRUCTION.
8. CONTRACTOR SHALL VERIFY ALL MEASUREMENTS AT SITE AND BE RESPONSIBLE FOR ACCURACY AND CORRECTNESS OF SAME.
9. CONTRACTOR SHALL COORDINATE HIS WORK WITH ALL OTHER TRADES. NOTIFY ARCHITECT OF ANY DISCREPANCIES PRIOR TO CONSTRUCTION.
10. THESE DRAWINGS DO NOT CONTAIN COMPLETE SPECIFICATIONS, DETAILS AND INFORMATION REQUIRED FOR THE INTERIOR FINISHES OF THE PROJECT.

ADDITIONAL INFORMATION SHALL BE OBTAINED FROM THE OWNER.
11. STORE MATERIALS IN SPACES DESIGNATED BY OWNER.
12. REMOVE RUBBISH FROM PREMISES AS OFTEN AS NECESSARY OR AS DIRECTED TO MAINTAIN CLEAN AND SAFE PROJECT.
13. ALL WORK AND EQUIPMENT SHALL BE CLEANED TO THE SATISFACTION OF THE OWNER BEFORE TURNING SAME OVER TO  OWNER.
14. SHOP DRAWINGS SHALL BE SUBMITTED TO THE ARCHITECT AND OWNER FOR REVIEW PRIOR TO ORDERING, FABRICATION AND INSTALLATION FOR ANY

EQUIPMENT.
15. THE ARCHITECT IS NOT RESPONSIBLE FOR FEES, NOTICES, FILING OF NECESSARY DRAWINGS TO OBTAIN ALL PERMITS AND CERTIFICATES AND/OR

APPROVAL REQUIRED IN CONNECTION WITH ALL WORK UNDER THESE CONTRACT DOCUMENTS.  ALL WORK SHALL COMPLY WITH ALL LAWS,
ORDINANCES, RULES AND REGULATIONS OF ALL AUTHORITIES HAVING JURISDICTION.

16. THERE SHALL BE NO DEVIATION FROM SPECIFICATIONS WITHOUT THE WRITTEN APPROVAL OF THE OWNER AND/OR ARCHITECT AND/OR ENGINEER.
17. THE OWNER SHALL EMPLOY AN APPROVED TESTING LABORATORY TO MAKE ALL TESTS FOR CONCRETE, SOIL COMPACTION, WELDING OF STEEL, SHEER

NAILING, AND ROOFING TO INSURE COMPLIANCE WITH PLANS, STANDARDS AND CODES.  ALSO PROVIDE WRITTEN RESULTS TO ARCHITECT FOR THEIR
REVIEW.

18. DRYWALL INSTALLATION SHALL BE IN CONFORMANCE WITH THE GYPSUM ASSOCIATION'S RECOMMENDED PRACTICES FOR THICKNESS, NAILING, TAPING
AND CORRECT STUD SPACING.

19. THE CONTRACTOR SHALL VERIFY THE SIZE, LOCATION, OPENINGS AND CHARACTERISTICS OF ALL WORK AND EQUIPMENT TO BE FURNISHED BY THE
OWNER OR OTHERS WITH THE MANUFACTURER  OR SUPPLIER BEFORE STARTING ANY CONSTRUCTION RELATED TO SAID  WORK AND/OR EQUIPMENT.

20. ALL MATERIALS SHALL BE NEW AND OF PREFERRED DOMESTIC MANUFACTURE AND SHALL BE INSTALLED IN STRICT CONFORMANCE WITH
MANUFACTURER'S INSTRUCTIONS AND/OR RECOMMENDATIONS UNLESS INDICATED OTHERWISE IN THE DRAWINGS AND SPECIFICATIONS.  ANY
CONFLICT FOUND BETWEEN MANUFACTURER'S INSTRUCTIONS AND THE DRAWINGS OR SPECIFICATIONS SHOULD BE BROUGHT TO THE ATTENTION OF
THE OWNER/ARCHITECT PRIOR TO INSTALLATION.

21. REFER TO STRUCTURAL DRAWINGS FOR GRADES OF ALL LUMBER.
22. REFER TO MEP AND LANDSCAPE DRAWINGS FOR EXTERIOR SITE LIGHTING.
23. REFER TO CIVIL AND LANDSCAPE DRAWINGS FOR LOCATION OF SIDEWALKS AND DETAILS.
24. REFER TO CIVIL AND LANDSCAPE DRAWINGS FOR LOCATION OF FENCES, POOL, RETAINING WALLS AND DETAILS.
25. DO NOT SCALE DRAWINGS.  ALL DIMENSIONS ARE TO FACE OF STUD.
26. CONTROL JOINT MINIMUM SPACING OF 20'-0" O.C. EACH WAY OR AS RECOMMENDED BY A.C.I.
27. LOCATION OF MECHANICAL UNITS ARE APPROXIMATE.  INSTALL PER MANUFACTURER'S REQUIREMENTS.
28. REFER TO CIVIL DRAWINGS FOR DIMENSIONAL CONTROL PLAN AND  ROUGH GRADING.
29. REFER TO CIVIL DRAWINGS FOR FIRE HYDRANT LOCATIONS.
30. REFER TO CIVIL AND MEP AND LANDSCAPE DRAWINGS FOR TRANSFORMER LOCATIONS. (TO BE VERIFIED WITH LOCAL UTILITY SERVICE.)
31. REFER TO CIVIL DRAWINGS FOR CURB CUTS.
32. REFER TO MEP DRAWINGS FOR LOCATION OF ELECTRICAL AND GAS METERS.
33. CONTRACTOR TO VERIFY WITH ARCHITECT FOR ANY CHASE AREA NOT SHOWN ON DRAWINGS.  ALL SHOP DRAWINGS TO BE SUBMITTED FOR APPROVAL

PRIOR TO ORDERING ANY EQUIPMENT.
34. ALL EXISTING WORK OR LANDSCAPING NOT SHOWN TO BE ALTERED OR REMOVED SHALL BE PROTECTED FROM DAMAGE DURING CONSTRUCTION.  THE

CONTRACTOR SHALL BEAR THE TOTAL EXPENSE FOR AND SHALL REPAIR, TO EXISTING CONDITION, ANY DAMAGE TO EXISTING CONSTRUCTION,
EQUIPMENT OR IMPROVEMENTS  NOT INDICATED IN THE DRAWINGS OR SPECIFICATIONS TO RECEIVE ALTERATIONS, ADDITIONS OR REMOVAL.

35. CONTRACTOR SHALL BE RESPONSIBLE FOR DAMAGES TO EXISTING CONDITIONS THAT IS NOT ASSOCIATED WITH THE CONTRACT DOCUMENTS.
UNFORESEEN CONDITIONS AS A RESULT OF PERFORMING THE WORK ASSOCIATED WITH THE CONTRACT DOCUMENTS SHALL BE REVIEWED BY THE
OWNER, ARCHITECT, AND ENGINEERS.

36. SPECIFIED PRODUCTS HAVE BEEN USED IN PREPARING THE CONTRACT DOCUMENTS TO ESTABLISH MINIMUM QUALITIES.
37. EXIT CORRIDORS TO HAVE A MINIMUM RATED 2A:10B:C FIRE EXTINGUISHER WITHIN A 75-FOOT TRAVEL DISTANCE AND MOUNTED ON THE WALL OR IN

CABINETS SUCH THAT THE TOP IS NO MORE THAN 5-FEET ABOVE FLOOR LEVEL. REFER TO THE BUILDING  PLANS FOR LOCATIONS.
38. THE CONTRACTOR MUST PROVIDE ALL REQUIRED RATINGS FOR FIRE-RESISTIVE TENANT SEPARATION WALLS, FLOOR/CEILING ASSEMBLIES, IN

ACCORDANCE WITH THE LATEST EDITION OF THE GOVERNING CODE AND LOCAL CODES.
39. DYNAMIC COEFFICIENT OF FRICTION (DCOF) SHALL BE A MINIMUM OF 0.42 WET FOR ALL RAMPS AND ALL ACCESSIBLE ROUTES (SIDEWALKS)TO AVOID

SLIPPERY FOOTING.
40. THE CONTRACTOR SHALL VERIFY ALL ROUGH OPENINGS.
41. CONTRACTOR TO PROVIDE A MOCK-UP PER PLANS.
42. THE BOTTOM 10 INCHES OF ALL COMMON DOORS EXCEPT SLIDING DOORS SHALL HAVE A SMOOTH, UNINTERRUPTED SURFACE TO ALLOW THE DOOR TO

BE OPENED BY A WHEELCHAIR FOOTREST WITHOUT CREATING A TRAP OR HAZARDOUS CONDITION.
43. EVERY EXIT WAY OR CHANGE OF DIRECTION IN A EXIT CORRIDOR SHALL BE MARKED WITH WELL-LIGHTED EXIT SIGNS HAVING LETTERS OF AT LEAST 5

INCHES IN HEIGHT.
44. ALL DEFERRED SUBMITTALS SHALL BEAR THE SEAL AND SIGNATURE OF A LICENSED PROFESSIONAL, AS REQUIRED. CONTRACTOR TO SUBMIT SHOP

DRAWINGS TO THE ARCHITECT FOR REVIEW PRIOR TO THE START OF CONSTRUCTION. ALL ITEMS THAT REQUIRE SEPARATE PERMITS SHALL BE
OBTAINED BY THE CONTRACTOR.

45. ANY FIRE PROTECTION PLANS SHALL BE SUBMITTED AS A DEFERRED SUBMITTAL..
46.  ALL WALL PENETRATIONS SHALL BE HORIZONTALLY ALIGNED AT EACH FLOOR LEVEL.
47. PROTRUDING OBJECTS ARE PROHIBITED ALONG ALL CIRCULATION PATHS INCLUDING ACCESSIBLE ROUTES AND STAIRS.  A MAXIMUM PROJECTION OF 4"

FOR OBJECTS GREATER THAN 27" ABOVE FLOOR IS ALLOWED.  ANY PROTRUDING OBJECTS THAT EXTEND GREATER THAN 4" MUST BE MOUNTED WITH
THEIR BOTTOM EDGE AT 80" A.F.F.

48. PROVIDE OSB DECKING UNDER HVAC UNITS, REF. STRUCTURAL.

CONSTRUCTION  NOTES

APPLICABLE CODES IN EFFECT FOR CITY OF SAN ANTONIO, TX

(1) 4 - STORY MULTI-FAMILY RESIDENTIAL, 339 UNITS TOTAL
(1)  ATTACHED AMENITY/LEASING CENTER
(1) 2-STORY PARKING GARAGE

PROJECT SCOPE

CONSTRUCTION TYPEOCCUPANCY CLASSIFICATION

CODE SUMMARY

BUILDING - CODE SUMMARY

CODE ADOPTED EDITIONCODE ADOPTED EDITION
BUILDING CODE
FIRE CODE
ELECTRICAL CODE
MECHANICAL CODE

2018 INTERNATIONAL BUILDING CODE, BUILDING (IBC)*
2018 INTERNATIONAL FIRE CODE (IFC)*
2017 NATIONAL ELECTRIC CODE (NEC)*
2018 INTERNATIONAL MECHANICAL CODE (IMC)*

APARTMENTS:   R-2
CLUBHOUSE: A-3
GARAGE: S-2

APARTMENTS: TYPE V-A
CLUBHOUSE: TYPE V-A
GARAGE: TYPE I-A
TOWNHOME UNITS: TYPE I-A

THE FIRE SPRINKLER SYSTEM MUST MEET ALL REQUIREMENTS OF NFPA 13 FIRE SPRINKLER SYSTEMS INCLUDING BALCONIES.

AUTOMATIC FIRE ALARM AND SPRINKLER SYSTEM

EXIT WIDTHS

ALLOWABLE BUILDING HEIGHT

ONE EXIT REQUIRED IN ALL UNITS; TWO EXITS REQUIRED PER FLOOR EXCEPT WITHIN DWELLING UNITS
REMOTENESS REQUIREMENTS FOR EXITING: EXITS MUST BE ONE THIRD THE DISTANCE OF THE MAXIMUM DIAGONAL DISTANCE OF THE AREA SERVED IF SPRINKLERED PER SECTION 1007.1.1
EXCEPTION#2

PER IBC 1011.2
THE WIDTH OF STAIRWAYS SHALL BE DETERMINED AS SPECIFIED IN SECTION 1005.1, BUT SUCH WIDTH SHALL NOT BE LESS THAN 44 INCHES (1118 MM).
EXCPT 1: STAIRWAYS SERVING AN OCCUPANT LOAD OF 50 OR LESS SHALL HAVE A WIDTH OF NOT LESS THAN 36 INCHES (914 MM).
REFER TO EGRESS PLANS (A1.02b-A1.02g) FOR EXIT LOCATIONS.

NUMBER OF EXITS REQUIRED

*GROSS AREA IS COMPUTED TO INCLUDE SQUARE FOOTAGE FROM THE EXTERIOR FACE OF ALL EXTERIOR FRAME WALLS INCLUDING STAIRWELLS, BALCONIES, PORCHES, MECHANICAL
CLOSETS, AND CHASES.

THE FIRE ALARM SYSTEM MUST BE INSTALLED AND MEET ALL REQUIREMENTS OF IBC 907.2.9 & NFPA 72.

ALLOWABLE BUILDING AREA

PLUMBING CODE 
ENERGY CODE
ACCESSIBILITY CODE

2018 INTERNATIONAL PLUMBING CODE (IPC)*
2018 INTERNATIONAL ENERGY CODE (IECC)*
2012 TEXAS ACCESSIBILITY STANDARDS (TAS)
2010 ADA STANDARDS FOR ACCESSIBLE DESIGN
FEDERAL FAIR HOUSING ACT

CODE ADOPTED EDITION

ROOM FINISH SCHEDULE

DOOR TAG

WINDOW TAG

KEY DESIGNATIONS

INTERIOR ELEVATION TAG

EXTERIOR
ELEVATION TAG WALL ASSEMBLY TAG

WALL SECTION TAG:
NUMBER INDICATES
WALL SECTIONS FOUND
IN SHEET SERIES AX.XX.

DETAIL SECTION TAG:
NUMBER INDICATES
DETAIL FOUND IN
SHEET SERIES AX.XX.

ELEVATION
(HEIGHT) TAG

FURRDOWN
CEILING AREAS

MIN. 30" X 48" CLEAR
FLOOR SPACE
W/ 2" TOLERANCE
AREA (32"X52" SHOWN)

2 X STUD WALL FRAMING

WALL LEGEND

NOTE:  PLUMBING WALLS ARE 2 X 6 STUD FRAMING,
EXCEPT AS NOTED, ALL OTHER INTERIOR WALLS
ARE 2 X 4 TYP. U.N.O.

3-HR FIREWALL3-HR 3-HR

CMU WALL

1-HR FIRE PARTITION

1-HR FIRE PARTITION

1-HR FIRE BARRIER

2-HR FIRE BARRIER

CIP. CAST IN PLACE CONCRETE

LW. LIGHTWEIGHT CONCRETE

C.J. CONTROL JOINT

CMU CONCRETE MASONRY UNIT 
CLR CLEAR

GC. GENERAL CONTRACTOR 

F.O.B. FACE OF STUD

F.O.S. FACE OF BRICK 
F.O.C. FACE OF CONCRETE OR CMU

X/
AX

.X
X

2

1

AX.XX

X

#
#

XX

X

T.O.D. 100'-0"
1ST FLOOR

A4.XX

W.R.B. WEATHER RESISTANT BARRIER 

SHEET CONTENTS:

Issue for Construction

Revisions:

Issue for Permit Application:

Architect of Record:

Drawn by:

Designed by:

Date Plotted: 

#

SHEET NO.

Issue for Pricing / Bidding:

DATE COMMENTS

The architectural works depicted herein are the
sole property of Humphreys & Partners Architects,
L.P. and may not be constructed or used without
its express written permission.  No permission to
modify or reproduce any of the architectural
works, including without limitation the construction
of any building, is expressed or should be implied
from delivery of preliminary drawings or unsealed
construction drawings.  Permission to construct
the building depicted in sealed construction
drawings is expressly conditioned on the full and
timely payment of all fees otherwise due
Humphreys & Partners Architects, L.P. and, in the
absence of any written agreement to the contrary,
is limited to a one-time use on the site indicated
on these plans.

©          by Humphreys & Partners
Architects, L.P.
All Rights Reserved
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These drawings are for
preliminary coordination
only and not to be used

for construction.
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KIT.

1'-
0"

KIT.

1'-
6"

3'-
6"

9'-
0" VARIES

 BACKSPLASH

3'-
6"

CLOSET

3'-
6"

NOTE: REFER TO
UNIT PLAN FOR
LOCATION OF
SINGLE OR
DOUBLE ROD
AND SHELF.

MDF SHELF &
ROD

EQ
.

SHELF

3/4" MDF SHELF
W/ TRIM  AT
NOSING AND 1X
APRON

80
"

EQ
.

EQ
.

EQ
.

EQ
.

T.P. @ 26" A.F.F.
(REF PLAN FOR
LOCATION)

CLOSET

7'-
0"

5-
4"

3'-
6"

MDF SHELF &
ROD

TUB

BATH

2"

1"

STANDARD TUB WITH
CERAMIC TILE
SURROUND

6'-
8"

NOTE: CERAMIC TILE TO BE INSTALLED FULL HEIGHT ON ALL TUBS
AND WALK-IN SHOWERS (ALL 3 SIDES).
SHOWER HEADS ARE TO BE INSTALLED AT 6'-8" AFF ON ALL TUBS AND
WALK IN SHOWERS.

2'-
10

" R
IM

 O
F 

SI
NK

BATH

42" HT. FRANED
MIRROR AND
WIDTH PER UNIT
PLANS

WOOD
BASE

1'-
0"

3'-
6"

4'-
6"

SCALE : 1/4" = 1'-0"

PAINT :

COUNTER TOP :

CPT:- CARPET
VP:- VINYL PLANK
CT:-CERAMIC TILE
VCT:- VINYL COMPOSITION TILE (IN PUBLIC STORAGE & UTILITY ROOMS)

FINISH FLOOR :

MOULDING :

MEDIUM TEXTURE GYPSUM SPRAY (OWNER SELECTION)
ALL WALLS & CEILINGS TO BE PAINTED LEVEL 3 SAME COLOR.

WALL :

CEILING :

ALL MILLWORK TO BE FACTORY FINISHED.

REFER TO INTERIOR DESIGN & OWNER'S FINISH SCHEDULE FOR ADDITIONAL
INFORMATION.

BACKSPLASH :

BASE MOLDING & DOOR MOLDING AS SPECIFIED.

TILE

LEVEL 3 PAINTED GYP. BOARD WITH ORANGE PEEL FINISH (TYP. U.N.O)
(INCLUDING EXTERIOR STORAGE AREAS & GARAGES)
MOISTURE RESISTANT BACK BOARD REQUIRED BEHIND ALL TILE

QUARTZ & GRANITE; REFER FINISH SCHEDULE.

DOORS,CASINGS, BASE MOLDING- SEMI-GLOSS
WALLS, CEILINGS - FLAT,
BATHROOM, LAUNDRY, & KITCHEN WALLS  & CEILINGS - FLAT
REFER TO SPECIFICATIONS FOR SCHEDULE.LINEN/PANTRY

3/4" MDF SHELF
W/ TRIM  AT
NOSING AND 1X
APRON

1'-
6"

1'-
4"

1'-
0"

1'-
0"

1'-
0"

NFPA 13: DRAFTSTOPPING OF FLOORS & ATTIC SPACES IS NOT REQUIRED WITH AN NFPA 13 SYSTEM PER IBC 718.3.2 EXCEPTION #1 AND 718.4.2 EXCEPTION #2.
DRAFTSTOPPING

ALL DWELLING UNITS MUST MEET THE REQUIREMENTS SET FORTH IN THE FEDERAL FAIR HOUSING ACT.
THIS PROJECT IS REQUIRED TO MEET SEVERAL DIFFERENT ACCESSIBILITY CODES.  SOME OF THESE CODES CONTRADICT AND/OR HAVE VARYING DEGREES OF REQUIRED
ACCESSIBILITY.  ONLY THE MOST STRINGENT REQUIREMENTS SHALL BE UTILIZED IN THE CONSTRUCTION OF THIS PROJECT.  THE FOLLOWING NOTES ARE PROVIDED AS A
GUIDE TO BUILDING THIS PROJECT.  THE CONTRACTOR SHALL BE FAMILIAR WITH ALL CODES AND SHALL NOTIFY THE ARCHITECT IMMEDIATELY IF THESE NOTES ARE
CONTRADICTORY TO THE ACTUAL CONSTRUCTION.
ACCESSIBLE ROUTES THROUGHOUT THE SITE:
WHEN A BUILDING, OR PORTION OF A BUILDING, IS REQUIRED TO BE ACCESSIBLE OR ADAPTABLE, AN ACCESSIBLE ROUTE OF TRAVEL SHALL BE PROVIDED TO ALL
PORTIONS OF THE BUILDING, TO ACCESSIBLE BUILDING ENTRANCES AND BETWEEN BUILDINGS AND THE PUBLIC WAY.  REFER TO THE CIVIL ENGINEER'S AND/OR
LANDSCAPE ARCHITECT'S PLANS FOR ALL ACCESSIBLE ROUTES ON THE SITE AND THE APPLICABLE REQUIREMENTS INCLUDING BUT NOT LIMITED TO SIGNAGE, CURB
RAMPS, CROSS SLOPE, WIDTH OF ROUTE, ETC.
PUBLIC USE FACILITIES:
BUILDINGS, MAIL SERVICES, TRASH REFUSE AREAS, RECREATIONAL AREAS, SWIMMING POOLS, ETC. SHALL BE READILY ACCESSIBLE TO AND USABLE BY PEOPLE WITH
DISABILITIES.  REFER TO SHEET A1.04 FOR ADDITIONAL NOTES AND DIAGRAMS.
THE FAIR HOUSING ACT DESIGN MANUAL IS BEING INCLUDED AS PART OF THE PROJECTS CONTRACT DOCUMENTS AND IS BEING ISSUED UNDER SEPARATE COVER.

ACCESSIBILITY COMPLIANCE NOTES

DCOF. DYNAMIC COEFFICIENT OF FRICTION

*WITH LOCAL AMENDMENTS

BUILDING OCC. GROUP
CONSTRUCTI

ON TYPE
SPRINKLER

SYSTEM
# of UNITS

/BLDG

ALLOWABLE
AREA PER

FLOOR AREA FRONTAGE INCREASE

MAXIMUM
ALLOWABLE
AREA PER

FLOOR/ LEVEL

TOTAL
ALLOWABLE
AREA PER

BLDG 1ST FLOOR 2ND FLOOR 3RD FLOOR 4TH FLOOR 5TH FLOOR 6TH FLOOR TOTAL/ BLDG

BELOW PODIUM

GARAGE S-2 IA NFPA 13 UL 0.0% 0 UL UL 82,847 81,824 164,671

RESIDENTIAL R-2 IA NFPA 13 14 UL 0.0% 0 UL UL 18,286 20,462 38,748

AMENITY A-3 IA NFPA 13 UL 0.0% 0 UL UL 7,140 6,090 13,230

ABOVE PODIUM

FIRE AREA A R-2 VA NFPA 13 71 36,000 0.0% 0 36,000 108,000 20,479 20,410 22,226 22,226 85,341

FIRE AREA A A-3 VA NFPA 13 34,500 0.0% 0 34,500 34,500 2,590 2,590

FIRE AREA B R-2 VA NFPA 13 83 36,000 0.0% 0 36,000 108,000 22,828 22,868 22,868 22,868 91,432

FIRE AREA C R-2 VA NFPA 13 93 36,000 0.0% 0 36,000 108,000 20,324 22,286 22,286 22,286 87,182

FIRE AREA D R-2 VA NFPA 13 76 36,000 0.0% 0 36,000 108,000 18,602 18,663 18,663 18,662 74,590

TOTAL 337 108,273 108,376 84,823 84,227 86,043 86,042 557,784

BUILDING OCC. GROUP CONSTRUCTION TYPE SPRINKLER SYSTEM ALLOWABLE HEIGHT (FT)
MAXIMUM ALLOWABLE
ZONING HT (FT)**

ALLOWABLE HEIGHT
(STORIES/ TIER) ACTUAL HEIGHT (FEET)*

ACTUAL ZONING
HEIGHT (FEET)**

ACTUAL HEIGHT
STORIES

BELOW PODIUM

GARAGE S-2 IA NFPA 13 UL 65 UL 23'-3" 22'-3" 2

RESIDENTIAL R-2 IA NFPA 13 UL 65 UL 23'-3" 22'-3" 2

AMENITY A-3 IA NFPA 13 UL 65 UL 23'-3" 22'-3" 2

ABOVE PODIUM

FIRE AREA A R-2 VA NFPA 13 70 65 4 66'-7" 64'-7" 4

FIRE AREA A A-3 VA NFPA 13 70 65 3 44'-6" 43'-0" 2

FIRE AREA B R-2 VA NFPA 13 70 65 4 66'-7" 64'-7" 1

FIRE AREA C R-2 VA NFPA 13 70 65 4 66'-7" 64'-7" 4

FIRE AREA D R-2 VA NFPA 13 70 65 4 66'-7" 64'-7" 4
*BUILDING HEIGHT IS MEASURED VERTICALLY FROM GRADE PLANE TO THE AVERAGE HEIGHT OF THE HIGHEST ROOF SURFACE, NOT INCLUDING UNOCUPIED ROOF STRUCTURES.   **ZONING HEIGHT IS MEASURED VERTICALLY FROM AVERAGE GRADE PLANE TO THE
CEILING OF THE HIGHEST LEVEL.

5.12 ACRE SITE (66.0 UNITS / ACRE) 2018348
UNIT TABULATION

UNIT NAME
UNIT

DESCRIPTION UNIT COUNT

UNIT (SF)
W/O

PATIO

PATIO
STORAGE

(SF)

TOTAL PATIO
STORAGE

(SF) PATIO (SF)
GROSS

UNIT (SF)

UNIT NET
OVERALL

(SF) PERCENTAGE % BREAKDOWN
S1 Studio 31 579 0 0 0 579 17,949 9.17 9.47

S1-ALT1 Studio 1 579 0 0 60 639 579 0.30
A1 1Br/1Ba 16 643 0 0 44 687 10,288 4.73 62.43

A1-ALT1 1Br/1Ba 16 687 0 0 0 687 10,992 4.73
A1-ALT2 1Br/1Ba 32 687 0 0 0 687 21,984 9.47

A2 1Br/1Ba 12 692 16 192 40 748 8,304 3.55
A2-ALT1 1Br/1Ba 10 736 0 0 0 736 7,360 2.96
A2-ALT2 1Br/1Ba 16 742 0 0 0 742 11,872 4.73
A2-ALT3 1Br/1Ba 4 736 0 0 100 836 2,944 1.18
A2-ALT4 1Br/1Ba 4 745 0 0 0 745 2,980 1.18
A2-ALT5 1Br/1Ba 1 736 0 0 0 736 736 0.30

A3 1Br/1Ba 32 790 16 512 51 857 25,280 9.47
A3-ALT1 1Br/1Ba 30 790 16 480 51 857 23,700 8.88

A4 1Br/1Ba 38 864 0 0 44 908 32,832 11.24
B0 2Br/2Ba 16 1,023 0 0 73 1,096 16,368 4.73 28.11

B1 2Br/2Ba 35 1,096 0 0 56 1,152 38,360 10.36
B1-ALT1 2Br/2Ba 4 1,120 0 0 56 1,176 4,480 1.18
B1-ALT2 2Br/2Ba 8 1,120 0 0 78 1,198 8,960 2.37
B1-ALT3 2Br/2Ba 3 1,072 0 0 56 1,128 3,216 0.89
B1-ALT4 2Br/2Ba 8 1,120 0 0 56 1,176 8,960 2.37

B2 2Br/2Ba 4 1,163 0 0 82 1,245 4,652 1.18
B2-ALT1 2Br/2Ba 2 1,196 0 0 0 1,196 2,392 0.59
B2-ALT2 2Br/2Ba 1 1,196 0 0 385 1,581 1,196 0.30
B2-ALT3 2Br/2Ba 4 1,266 0 0 0 1,266 5,064 1.18

T1 2Br/2Ba 9 1,741 0 0 137 1,878 15,669 2.66
T1-ALT1 2Br/2Ba 1 1,741 0 0 137 1,878 1,741 0.30
TOTALS 338 1,184 288,858 100 100

UNIT AVERAGE NET SF : 855
* NET AREA IS COMPUTED TO INCLUDE SQUARE FOOTAGE FROM EXTERIOR FACE OF ALL EXTERIOR FRAME WALLS THAT ENCLOSE A/C SPACE.  IT DOES NOT
INCLUDE PATIOS, BALCONIES, PATIO/BALCONY STORAGE.
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These drawings are for
preliminary coordination
only and not to be used

for construction.

MIXED OCCUPANCY RATIOS

BUILDING EFFICIENCY & PROJECT MIX

* NOT TO SCALE

FIRE AREA DIAGRAMS

PARKING

RENTABLE STORAGE ROOMS

RENTABLE STORAGE ROOMS ARE INTENDED FOR RESIDENT USE AND ARE FOR NON-HAZARDOUS AND NON-TOXIC STORAGE ONLY.

BUILDING
EFFICIENCY

S.F. LEASABLE
AREA

S.F. GROSS
AREA

EFFICIENCY %
PER FLOOR

TOTAL EFF.
FOR BLDG.

1ST FLOOR 12,032 25,426 47.3%

2ND FLOOR 9,330 26,552 35.1%

3RD FLOOR 63,374 84,823 74.7%

4TH FLOOR 67,778 84,227 80.5%

5TH FLOOR 69,506 86,043 80.8%

6TH FLOOR 66,838 86,042 77.7%

TOTAL 288,858 393,113 73.5%

PARKING REQUIRED: UNITS SPACES

1 SPACE PER UNIT 338 338

50% REDUCTION -169

TOTAL REQUIRED 169

PARKING PROVIDED

GARAGE 329

GARAGE COMPACT 70

GARAGE ELECTRIC VEHICLE CHARGING 54

GARAGE EV ACCESSIBLE 2
GARAGE ACCESSIBLE  (INCLUDING 2 VAN SPACES) 9

TOTAL GARAGE PARKING PROVIDED 464

SURFACE PARKING BY OTHERS

BICYCLE SPACES REQUIRED 24

BICYCLE PARKING PROVIDED 36

Per Floor Area

Fire Area (3rd Floor)
Allowable Floor Area

(SF)
Actual Floor Area

(SF)
Sum of the Ratios
Shall Not Exceed 1

A (R-2) 36,000 20,479 0.57
A (A-3) 34,500 2,590 0.08

Sum of Ratios Shall Not Exceed 1 0.64

Fire Area (4th Floor)
Allowable Floor Area

(SF)
Actual Floor Area

(SF)
Sum of the Ratios
Shall Not Exceed 1

A (R-2) 36,000 20,410 0.57

Sum of Ratios Shall Not Exceed 1 0.57

Fire Area (5th Floor)
Allowable Floor Area

(SF)
Actual Floor Area

(SF)
Sum of the Ratios
Shall Not Exceed 1

A (R-2) 36,000 22,226 0.62

Sum of Ratios Shall Not Exceed 1 0.62

Fire Area (6th Floor)
Allowable Floor Area

(SF)
Actual Floor Area

(SF)
Sum of the Ratios
Shall Not Exceed 1

A (R-2) 36,000 22,226 0.62

Sum of Ratios Shall Not Exceed 1 0.62

Building Total (Sum of Floor Ratios Shall Not Exceed 3) 2.45

PROJECT MIX

UNIT TYPE TOTAL # TOTAL %

STUDIO 32 9.5%

1 BEDROOM 211 62.4%

2 BEDROOM 95 28.1%

TOTAL 338 100.0%

ACCESSORY OCCUPANCIES

FIRE AREA
ACCESSORY
OCCUPANCY

ACCESSORY
AREA FLOOR AREA PERCENTAGE*

A - 6TH FLOOR
A-3 (AMENITY

DECK) 2,169 22,226 9.76%
*Per IBC, 508.2.3 accessory occupancies shall not occupy more than 10% of the building area of
the story in which they are located.

A
(R-2 OCC.)

B
(R-2 OCC.)

C
(R-2 OCC.)

D
(R-2 OCC.)

FIFTH FLOOR PLAN

2 HR FIRE WALL

2 HR FIRE WALL

(S-2 OCC.)GARAGE

(R-2 OCC.)A
(R-2 OCC.)A
(R-2 OCC.)A(R-2 OCC.)B

(R-2 OCC.)B
(R-2 OCC.)B

LEVEL 1

LEVEL 2

LEVEL 3

LEVEL 4

LEVEL 5

2 HR FIRE WALL

3 HR SEPARATION

(S-2 OCC.)GARAGE

LEVEL 6

(R-2 OCC.)A(R-2 OCC.)B

SECTION

RENTABLE STORAGE ROOMS

1ST FLOOR 0

2ND FLOOR 7

3RD FLOOR 5

4TH FLOOR 4

5TH FLOOR 5

6TH FLOOR 6

TOTAL 27



DOOR SCHEDULEDWELLING UNITS

MK

1

2

3

4

THK DESCRIPTIONDOOR OPENING

DENOTES DOOR

FRAME

3'-0" X 8'-0" 6 RAISED PANEL - 20 MIN. FIRE RATED

REMARKS

F.F.

1-3/4"

INT. H.C. 5 RAISED PANEL 1-3/8" WD - NR

1. REFER TO A2.01c FOR DOOR HARDWARE SCHEDULE.  REFER TO SPECIFICATIONS FOR ADDITIONAL DOOR HARDWARE
REQUIREMENTS.  PROVIDE ACCESSIBLE HARDWARE AT ALL PUBLIC DOORS AND UNIT ENTRY DOORS.

2. ENTRY DEAD BOLT LOCK TO COMPLY WITH MOST STRINGENT CODE REQUIRED FOR THIS PROJECT.  CONTRACTOR TO
VERIFY WITH CODE OFFICIALS.

3. ALL DOORS TO BE FACTORY PRIMED AND FINISHED (WHITE).
4. EXTERIOR DOORS TO BE METAL WITH PERIMETER SEALS OR  AIRTIGHT WEATHERSTRIPPINGALL FRAMES AND SEALS TO

BE THOROUGHLY CAULKED AND WEATHERSTRIPPED TO PREVENT AIR LEAK TYPE TRANSMISSION OF SOUND.
5. COMMON AREA EXIT DOORS SHALL BE OPENABLE FROM THE INSIDE REQUIRING NO KEY, SPECIAL KNOWLEDGE OR

EFFORT.
6. REFER TO PLANS FOR DOOR SWING ORIENTATION AND SLIDING DIRECTION.
7. ALL PUBLIC AREA DOORS AND UNIT ENTRY DOORS TO HAVE MIN. 10" FLUSH SURFACE AT BOTTOM.
8. DOOR THRESHOLDS (COMMON AREAS AND UNITS) GREATER THAN 1/4" HIGH SHALL NOT EXCEED 1/2" IN HEIGHT WITH A

1:2 MAX. BEVELED SLOPE.  THRESHOLDS AT EXTERIOR SLIDING DOORS (UNITS) SHALL BE 3/4" MAX WITH A 1:2 MAX.
BEVELED SLOPE.

9. TYPICAL AT ALL PUBLIC DOORS, FOR 60" MIN., PERPENDICULAR TO DOOR, MAX 1.48 (2%) SLOPE ALLOWED.
10. ALL INTERIOR DOORS SHALL ALLOW 3 4" AIRFLOW FOR RETURN AIR AT BOTTOM OF DOOR.  HVAC DOORS SHALL ALLOW

11
4"AIRFLOW & LAUNDRY DOORS SHALL ALLOW 11

2" AIRFLOW.
11. HOLD-OPEN DOORS SHALL BE AUTOMATIC-CLOSING BY THE ACTUATION OF SMOKE DETECTORS OR LOSS OF POWER TO

THE HOLD-OPEN DEVICE. (IBC 716.5.9.3)
12. CARD ACCESS DEVISES ON MEANS OF EGRESS DOORS MUST COMPLY WITH ALL REQUIREMENTS ON IBC 1010.1.9.8 OR

1010.1.9.9.

GENERAL NOTES:

A. INSTALLATION OF ALL EXTERIOR DOORS SHALL BE IN ACCORDANCE WITH THE BUILDING CODE, ASTM E2112-07, AND ASTM E2266-11.
B. THE DRAWINGS MAY NOT ADDRESS ALL ISSUES RELATED TO EVERY POSSIBLE INSTALLATION SITUATION ONE MIGHT EXPERIENCE IN THE FIELD
NOR DO THEY PURPORT TO PROVIDE FAIL-SAFE INSTALLATION METHODS, ASSURANCE OR PROTECTION AGAINST INSTALLATION DEFICIENCIES, OR
A STANDARD THAT CAN ENSURE DELIVERED PERFORMANCE.
C. THE EFFECTIVE PERFORMANCE OF INSTALLED FENESTRATION PRODUCTS IS DEPENDENT IN PART UPON FOLLOWING PROPER INSTALLATION
PROCEDURES AND APPROPRIATE WORKMANSHIP.  THE COORDINATION OF TRADES AND PROPER SEQUENCING ARE ESSENTIAL FOR EFFECTIVE
FENESTRATION INSTALLATION.  THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR THE NECESSARY COORDINATION OF TRADES AND
PROPER CONSTRUCTION SEQUENCING OF THE INSTALLED FENESTRATION PRODUCT.
D. IMPROPER INSTALLATION OF UNITS CONTRIBUTES TO EXCESSIVE AIR, WATER AND SOUND LEAKAGE, AND CONDENSATION WHICH MAY PROMOTE
THE DETERIORATION OF WALL CONSTRUCTIONS, INSULATION, FENESTRATION PRODUCTS, AND THEIR RESPECTIVE FINISHES.
E. CONTINUITY SHALL BE MAINTAINED BETWEEN ELEMENTS IN THE FENESTRATION PRODUCT AND THE WEATHER RESISTANT BARRIER (W.R.B.)
THAT PROVIDES WEATHER PROTECTION, AIR LEAKAGE CONTROL, AND RESISTANCE TO HEAT FLOW AND VAPOR DIFFUSION.  THE GENERAL
CONTRACTOR SHALL ENSURE THE PROPER CONTINUITY OF ALL ELEMENTS.
F. A W.R.B. SERVES TO PRECLUDE THE ENTRY OF WATER INTO THE FENESTRATION PRODUCT PERIMETER AREA, OR PROMPTLY DRAIN WATER THAT
ENTERS THE FENESTRATION PRODUCT PERIMETER AREA, OR BOTH.  IT SHALL BE INSTALLED IN A HORIZONTAL SHINGLE-LAP MANNER.  THE
INSTALLED W.R.B. SHALL BE PROTECTED FROM DAMAGE DURING CONSTRUCTION.  ANY DAMAGE TO THE W.R.B. SHALL BE REPAIRED PRIOR TO
COMPLETING THE INSTALLATION OF THE FENESTRATION PRODUCT AND SHALL MEET THE REQUIREMENTS OF THE W.R.B. MANUFACTURER.

FLASHING REQUIREMENTS:
A. PROPER FLASHING AND SEALING ARE NECESSARY TO PREVENT WATER FROM ENTERING BETWEEN THE W.R.B., THE FENESTRATION PRODUCT
FRAME, AND THE ADJACENT CONSTRUCTION MATERIALS.
B. UNLESS OTHERWISE SPECIFIED, FLASHING MATERIAL SHALL  PROVIDE TWENTY-FOUR (24) HOUR MINIMUM PROTECTION FROM WATER
PENETRATION WHEN TESTED IN ACCORDANCE WITH TEST METHOD D 779.
C. THE FLASHING MEMBRANE SHALL BE SECURELY AFFIXED TO MINIMIZE ANY WEATHER DAMAGE PRIOR TO THE BUILDING'S EXTERIOR TREATMENT
BEING APPLIED.  THE FENESTRATION PRODUCT AND FLASHING SHALL BE INTEGRATED INTO THE OVERALL W.R.B.  THE GENERAL CONTRACTOR
SHALL CONSULT THE FENESTRATION AND FLASHING MANUFACTURERS  FOR ANY SPECIAL FLASHING REQUIREMENTS UNIQUE TO THEIR PRODUCTS.
D. UNLESS OTHERWISE SPECIFIED, GALVANIZED METAL FLASHING SHALL BE NO LESS THAN 26 GAGE IN THICKNESS AND SHALL BE ZINC COATED ON
BOTH SIDES BY EITHER HOT DIPPED GALVANIZED OR ELECTROPLATED.  IT CAN BE SURFACE TREATED FOR PAINTING BY PHOSPHATIZING.
E. TO PROVIDE ADEQUATE PROTECTION AGAINST GALVANIC CORROSION, USE ONLY FASTENERS THAT ARE COMPATIBLE WITH THE MATERIALS
JOINED AND THAT WILL NOT RESULT IN GALVANIC CORROSION.
F. FASTENER LENGTH SHALL BE SUFFICIENT TO PENETRATE THE SUBSTRATE TO A DEPTH DESIGNED TO MEET APPLICABLE BUILDING CODES,
MANUFACTURER'S RECOMMENDATIONS, AND STRUCTURAL CALCULATIONS.  NUMBER AND SPACING SHALL BE SUFFICIENT TO MEET LOADS.
G. FASTENERS SHALL NOT PENETRATE HORIZONTAL FLASHINGS.

INSTALLATION REQUIREMENTS:
A. ANCHORING OF DOOR PRODUCTS SHOULD ALWAYS BE DONE ACCORDING TO THE MANUFACTURER'S INSTRUCTIONS.
B. INSTALL SHIMS BETWEEN THE DOOR FRAME AND FRAMING STUDS.  THERE SHALL BE A SHIM AT EACH HINGE AND ONE FOR THE LOCK STRIKE.
C. WHEN APPLYING SEALANT, DO NOT PLUG WEEP HOLES.
D. WHEN PAN FLASHING IS USED, DO NOT SET THRESHOLD IN A BED OF SEALANT OR OTHERWISE IMPEDE THE DRAINAGE OF WATER BELOW THE
THRESHOLD.  ATTACH THE THRESHOLD TO THE JAMBS.  DO NOT ATTACH THE THRESHOLD THROUGH THE PAN FLASHING.
E. CONTRACTOR TO FIELD VERIFY ALL DOOR FRAME DEPTHS PRIOR TO ORDERING.
F. APPLY THE W.R.B. IN WATER SHEDDING FASHION, STARTING AT THE BASE OF THE WALL AND WORKING TOWARDS THE TOP.  INSTALL THE W.R.B.
TO THE FACE OF THE BUILDING SHEATHING FLUSH WITH THE ROUGH OPENING OF THE DOOR HEAD, JAMBS, AND SILL.

INSTALLATION NOTES:

6

DWELLING UNITS

INT. HC.

INT. MTL.
WD - NR

M - NR
M-20 MIN.

EXT. MTL. INSUL.

ABBREVIATIONS:

METAL - 20 MINUTES FIRE RATED
WOOD - NON RATED
INTERIOR METAL

METAL  - NON RATED

EXTERIOR METAL INSULATED
INTERIOR HOLLOW CORE (MASONITE)
INTERIOR SOLID CORE (MASONITE)INT. SC.

ABBREVIATIONS

REDIFRAME (CASING BY OTHERS)

5

EXT. MTL. INSUL

8

9

FIBERGLASS
M-45 MIN. METAL - 45 MINUTES FIRE RATED

5 RAISED PANEL 

2'-10" X 6'-8"

7

1'-8" X 6'-8" INT. H.C. 5 RAISED PANEL 1-3/8" WD - NR

INT. H.C.1-3/8" WD - NR(2)2'-6" X 6'-8"

INT. H.C.1-3/8" WD - NR

INT. H.C. 5 RAISED PANEL 1-3/8" WD - NR2'-6 X 6'-8"

10

11

12

2'-8" X 6'-8" INT. H.C. 5 RAISED PANEL 1-3/8" WD - NR

(2)1'-6" X 6'-8"

6'-8" HD.HT
WD- 20 MIN.

RF

1-3/4" FLUSH PANEL3'-0" X 6'-8" EXT. H.C.

2'-10" X 6'-8" INT. MTL.1-3/8" M - NR

INT. H.C. 5 RAISED PANEL1-3/8" WD - NR1'-6" X 6'-8"

INT. H.C.1-3/8" WD - NR

13

(2)2'-0" X 6'-8"

14

1 2

8'-0" HD.HT

8'-
0"

ENTRY

3

BED./BATH./W.I.C.

4

CLOSET MECHANICAL

5

CLOSET

6

CLOSET/
LINEN

7 9

CLOSET

8 10 12

CLOSET

13

CLOSET

11 14

PATIO
STORAGE

BALCONY

T T
FIXED

BALCONY

T

M - NR

1-3/4"(2)3'-0" X 8'-0" EXT. MTL. INSUL. M - NRTEMPERED GLASS - MUST PROVIDE 32" NOMINAL CLEAR
1 FIXED PANEL, 1 OPERABLE; REFER TO PLAN FOR LOC.

1-3/4"3'-0" X 8'-0" EXT. MTL. INSUL. M - NRTEMPERED GLASS - MUST PROVIDE 32" NOMINAL CLEAR
1 OPERABLE PANEL; REFER TO PLAN FOR LOC.

M-90 MIN. METAL - 90 MINUTES FIRE RATED
M-180 MIN. METAL - 180 MINUTES FIRE RATED
WD-20 MIN. WOOD - 20 MINUTES FIRE RATED

5 RAISED PANEL

5 RAISED PANEL

5 RAISED PANEL

5 RAISED PANEL

10
"

CLOSET 2'-0" X 6'-8" INT. H.C. 5 RAISED PANEL 1-3/8" WD - NRCLOSET/W.I.C.

FG

UNIT ENTRY DOOR
REF. TO DETAILS 21/A7.10 FOR ENTRY DOOR ELEVATION  

SWINGING U-0.83

SAN ANTONIO, TEXAS
 CLIMATE ZONE 2A

PERFORMANCE REQUIREMENTS - IECC

U VALUE SHGC
U-0.25

EXTERIOR DOORS:

COMMON AREAS COMMON AREAS

F.F.

8'-0" HD.HT

7'-0" HD.HT

T

102100

ENTRANCE/STAIR

8'-
0"

10
"

T T

1'-
6"

T T

9'-6" HD.HT

8'-
0"

10
"

1'-
2"

101

ENTRANCE/STAIR

104103

MK

100

101

102

103

THK DESCRIPTIONDOOR OPENING FRAME

(2) 3'-0" X 8'-0" 1 LITE TEMP GLASS - 18" TRANSOM, MUST PROVIDE 32" NOMINAL CLEAR

REMARKS

1-3/4" EXT. MTL. INSUL M - NR

1 LITE TEMP GLASS - 14" TRANSOM, MUST PROVIDE 32" NOMINAL CLEAR1-3/4" EXT. MTL. INSUL M - NR

104

105

106

107

108

109

110

3'-0" X 8'-0" EXT. MTL. INSUL.1-3/4" M - NR

3'-0" X 8'-0" 1-3/8"

1-3/8"

(2) 3'-0" X 8'-0" 1-3/8" 90 MIN. FIRE RATED M - 90 MIN.

-

8'-0" X 8'-0" - FLAT SLAB, COILING DOOREXT. MTL. INSUL M - NR

8'-0" X 8'-0"

INT. MTL.1-3/8"(2) 3'-0" X 8'-0"

(2) 3'-0" X 8'-0"

1 LITE TEMP GLASS, MUST PROVIDE 32" NOMINAL CLEAR

3'-0" X 8'-0" INT. MTL. 90 MIN. FIRE RATED M - 90 MIN.

105 107

FIRE/STAIR

106

INT. MTL.

INT. MTL.

ENTRANCE/STAIR/
F.S.R.R/DOG WASH

3'-0" X 8'-0" 1-3/8" INT. MTL.

STORAGE/METER/
TELECOM

TRASH ROOM

108

INT. MTL. FLAT SLAB, COILING DOOR; 90 MIN. FIRE RATED

109

ENTRANCE

110

MEP
M - NRFLUSH PANEL

M - 45 MIN.45 MIN. FIRE RATED

M - 20 MIN.20 MIN. FIRE RATED

ENTRANCE/CORRIDOR/
TRASH

M - 90 MIN.

1-3/8"3'-0" X 8'-0" INT. MTL. M - NRFLUSH PANEL

FIRE DOOR/STAIR/
CORRIDOR/TRASH

MAINTENANCE

111
111 -6'-0" X 8'-0" INT. MTL. FLAT SLAB, COILING DOOR M - NR

STORAGE/DOG WASH/
MAINTENANCE
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These drawings are for
preliminary coordination
only and not to be used

for construction.

A2.01

DETAILS AND NOTES

TC



UNIT WINDOWS

F.F.

8'-0" HD.HT

   REFER TO IBC

2406.4 HAZARDOUS LOCATIONS.
      THE LOCATIONS SPECIFIED IN SECTIONS 2406.4.1 THROUGH 2406.4.7 SHALL BE CONSIDERED SPECIFIC HAZARDOUS 
LOCATIONS REQUIRING SAFETY GLAZING MATERIALS.

2406.4.1 GLAZING IN DOORS.
GLAZING IN ALL FIXED AND OPERABLE PANELS OF SWINGING, SLIDING, AND BIFOLD DOORS SHALL BE CONSIDERED A
HAZARDOUS LOCATION.
EXCEPTIONS:
1. GLAZED OPENINGS OF A SIZE THROUGH WHICH A 3-INCH-DIAMETER (76 MM) SPHERE IS UNABLE TO PASS.
2. DECORATIVE GLAZING.
3. GLAZING MATERIALS USED AS CURVED GLAZED PANELS IN REVOLVING DOORS.
4. COMMERCIAL REFRIGERATED CABINET GLAZED DOORS.

2406.4.2 GLAZING ADJACENT TO DOORS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL ADJACENT TO A DOOR WHERE THE NEAREST VERTICAL EDGE OF
THE GLAZING IS WITHIN A 24-INCH (610 MM) ARC OF EITHER VERTICAL EDGE OF THE DOOR IN A CLOSED POSITION AND
WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 60 INCHES (1524 MM) ABOVE THE WALKING
SURFACE SHALL BE CONSIDERED A HAZARDOUS LOCATION.
EXCEPTIONS:
1. DECORATIVE GLAZING.
2. WHERE THERE IS AN INTERVENING WALL OR OTHER PERMANENT BARRIER BETWEEN THE DOOR AND GLAZING.
3. WHERE ACCESS THROUGH THE DOOR IS TO A CLOSET OR STORAGE AREA 3 FEET (914 MM) OR LESS IN DEPTH.
GLAZING IN THIS APPLICATION SHALL COMPLY WITH SECTION 2406.4.3.
4. GLAZING IN WALLS ON THE LATCH SIDE OF AND PERPENDICULAR TO THE PLANE OF THE DOOR IN A CLOSED POSITION
IN ONE- AND TWO-FAMILY DWELLINGS OR WITHIN DWELLING UNITS IN GROUP R-2.

2406.4.3 GLAZING IN WINDOWS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL THAT MEETS ALL OF THE FOLLOWING CONDITIONS SHALL BE
CONSIDERED A HAZARDOUS LOCATION:
1. THE EXPOSED AREA OF AN INDIVIDUAL PANE IS GREATER THAN 9 SQUARE FEET (0.84 M2);
2. THE BOTTOM EDGE OF THE GLAZING IS LESS THAN 18 INCHES (457 MM) ABOVE THE FLOOR;
3. THE TOP EDGE OF THE GLAZING IS GREATER THAN 36 INCHES (914 MM) ABOVE THE FLOOR; AND
4. ONE OR MORE WALKING SURFACE(S) ARE WITHIN 36 INCHES (914 MM), MEASURED HORIZONTALLY AND IN A STRAIGHT
LINE, OF THE PLANE OF THE GLAZING.

EXCEPTIONS:
1. DECORATIVE GLAZING.
2. WHERE A HORIZONTAL RAIL IS INSTALLED ON THE ACCESSIBLE SIDE(S) OF THE GLAZING 34 TO 38 INCHES (864 TO 965
MM) ABOVE THE WALKING SURFACE. THE RAIL SHALL BE CAPABLE OF WITHSTANDING A HORIZONTAL LOAD OF 50
POUNDS PER LINEAR FOOT (730 N/M) WITHOUT CONTACTING THE GLASS AND BE A MINIMUM OF 11/2 INCHES (38 MM) IN
CROSS-SECTIONAL HEIGHT.
3. OUTBOARD PANES IN INSULATING GLASS UNITS OR MULTIPLE GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE
GLASS IS 25 FEET (7620 MM) OR MORE ABOVE ANY GRADE, ROOF, WALKING SURFACE OR OTHER HORIZONTAL OR
SLOPED (WITHIN 45 DEGREES OF HORIZONTAL) (0.78 RAD) SURFACE ADJACENT TO THE GLASS EXTERIOR.

2406.4.4 GLAZING IN GUARDS AND RAILINGS.
GLAZING IN GUARDS AND RAILINGS, INCLUDING STRUCTURAL BALUSTER PANELS AND NONSTRUCTURAL IN-FILL PANELS,
REGARDLESS OF AREA OR HEIGHT ABOVE A WALKING SURFACE SHALL BE CONSIDERED A HAZARDOUS LOCATION.

2406.4.5 GLAZING AND WET SURFACES.
GLAZING IN WALLS, ENCLOSURES OR FENCES CONTAINING OR FACING HOT TUBS, SPAS, WHIRLPOOLS, SAUNAS, STEAM
ROOMS, BATHTUBS, SHOWERS AND INDOOR OR OUTDOOR SWIMMING POOLS WHERE THE BOTTOM EXPOSED EDGE OF
THE GLAZING IS LESS THAN 60 INCHES (1524 MM) MEASURED VERTICALLY ABOVE ANY STANDING OR WALKING SURFACE
SHALL BE CONSIDERED A HAZARDOUS LOCATION. THIS SHALL APPLY TO SINGLE GLAZING AND ALL PANES IN MULTIPLE
GLAZING.
EXCEPTION: GLAZING THAT IS MORE THAN 60 INCHES (1524 MM), MEASURED HORIZONTALLY AND IN A STRAIGHT LINE,
FROM THE WATER'S EDGE OF A BATHTUB, HOT TUB, SPA, WHIRLPOOL, OR SWIMMING POOL.

2406.4.6 GLAZING ADJACENT TO STAIRS AND RAMPS.
GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 60 INCHES (1524 MM) ABOVE THE PLANE
OF THE ADJACENT WALKING SURFACE OF STAIRWAYS, LANDINGS BETWEEN FLIGHTS OF STAIRS, AND RAMPS SHALL BE
CONSIDERED A HAZARDOUS LOCATION.

EXCEPTIONS:
1. THE SIDE OF A STAIRWAY, LANDING OR RAMP THAT HAS A GUARD COMPLYING WITH THE PROVISIONS OF SECTIONS
1015 AND 1607.8, AND THE PLANE OF THE GLASS IS GREATER THAN 18 INCHES (457 MM) FROM THE RAILING.
2. GLAZING 36 INCHES (914 MM) OR MORE MEASURED HORIZONTALLY FROM THE WALKING SURFACE.

2406.4.7 GLAZING ADJACENT TO THE BOTTOM STAIR LANDING.
GLAZING ADJACENT TO THE LANDING AT THE BOTTOM OF A STAIRWAY WHERE THE GLAZING IS LESS THAN 36 INCHES
(914 MM) ABOVE THE LANDING AND WITHIN 60 INCHES (1524 MM) HORIZONTALLY OF THE BOTTOM TREAD SHALL BE
CONSIDERED A HAZARDOUS LOCATION.

EXCEPTION: GLAZING THAT IS PROTECTED BY A GUARD COMPLYING WITH SECTIONS 1015 AND 1607.8 WHERE THE PLANE
OF THE GLASS IS GREATER THAN 18 INCHES (457 MM) FROM THE GUARD.

SAFETY GLAZING NOTEST= DENOTES TEMPERED GLASS PER IBC 2018
REFER TO UNIT PLANS FOR LOCATION

A

2'-
0"

T  - DENOTES TEMPERED GLASS 

REMARKS HEAD HT.

8'-0"

(REFER TO UNIT PLANS FOR LOCATIONS)
DENOTES WINDOWUNIT WINDOW SCHEDULE

(2) 3'-0" x 8'-0"

WINDOW SIZE

A

DESCRIPTION

B 8'-0"

C 3'-0" x 6'-0" 8'-0"

1 LITE OVER 1 LITE 

6-0" x 6'-0" 1 LITE / 1 LITE OVER 1 LITE / 1 LITE

1 LITE OVER 1 LITE 

VINYL SINGLE HUNG

VINYL SINGLE HUNG

D 9'-0" x 6'-0" 8'-0"1 LITE / 1 LITE OVER 1 LITE / 1 LITE

MK

E 6'-0" x 6'-0" 8'-0"3 LITES

VINYL SINGLE HUNG

VINYL SINGLE HUNG

VINYL SINGLE HUNG

A. INSTALLATION OF ALL EXTERIOR WINDOWS SHALL BE IN ACCORDANCE WITH THE BUILDING CODE, ASTM E2112-07, AND
ASTM E2266-11.
B. THE DRAWINGS MAY NOT ADDRESS ALL ISSUES RELATED TO EVERY POSSIBLE INSTALLATION SITUATION ONE MIGHT
EXPERIENCE IN THE FIELD NOR DO THEY PURPORT TO PROVIDE FAIL-SAFE INSTALLATION METHODS, ASSURANCE OR
PROTECTION AGAINST INSTALLATION DEFICIENCIES, OR A STANDARD THAT CAN ENSURE DELIVERED PERFORMANCE.
C. THE EFFECTIVE PERFORMANCE OF INSTALLED FENESTRATION PRODUCTS IS DEPENDENT IN PART UPON FOLLOWING
PROPER INSTALLATION PROCEDURES AND APPROPRIATE WORKMANSHIP.  THE COORDINATION OF TRADES AND PROPER
SEQUENCING ARE ESSENTIAL FOR EFFECTIVE FENESTRATION INSTALLATION.  THE GENERAL CONTRACTOR SHALL BE
RESPONSIBLE FOR THE NECESSARY COORDINATION OF TRADES AND PROPER CONSTRUCTION SEQUENCING OF THE
INSTALLED FENESTRATION PRODUCT.
D. IMPROPER INSTALLATION OF UNITS CONTRIBUTES TO EXCESSIVE AIR, WATER AND SOUND LEAKAGE, AND CONDENSATION
WHICH MAY PROMOTE THE DETERIORATION OF WALL CONSTRUCTIONS, INSULATION, FENESTRATION PRODUCTS, AND THEIR
RESPECTIVE FINISHES.
E. CONTINUITY SHALL BE MAINTAINED BETWEEN ELEMENTS IN THE FENESTRATION PRODUCT AND THE WEATHER RESISTANT
BARRIER (W.R.B.) THAT PROVIDES WEATHER PROTECTION, AIR LEAKAGE CONTROL, AND RESISTANCE TO HEAT FLOW AND
VAPOR DIFFUSION.  THE GENERAL CONTRACTOR SHALL ENSURE THE PROPER CONTINUITY OF ALL ELEMENTS.
F. A W.R.B. SERVES TO PRECLUDE THE ENTRY OF WATER INTO THE FENESTRATION PRODUCT PERIMETER AREA, OR
PROMPTLY DRAIN WATER THAT ENTERS THE FENESTRATION PRODUCT PERIMETER AREA, OR BOTH.  IT SHALL BE INSTALLED
IN A HORIZONTAL SHINGLE-LAP MANNER.  THE INSTALLED W.R.B. SHALL BE PROTECTED FROM DAMAGE DURING
CONSTRUCTION.  ANY DAMAGE TO THE W.R.B. SHALL BE REPAIRED PRIOR TO COMPLETING THE INSTALLATION OF THE
FENESTRATION PRODUCT AND SHALL MEET THE REQUIREMENTS OF THE W.R.B. MANUFACTURER.

FLASHING REQUIREMENTS:
A. PROPER FLASHING AND SEALING ARE NECESSARY TO PREVENT WATER FROM ENTERING BETWEEN THE W.R.B., THE
FENESTRATION PRODUCT FRAME, AND THE ADJACENT CONSTRUCTION MATERIALS.
B. UNLESS OTHERWISE SPECIFIED, FLASHING MATERIAL SHALL  PROVIDE TWENTY-FOUR (24) HOUR MINIMUM PROTECTION
FROM WATER PENETRATION WHEN TESTED IN ACCORDANCE WITH TEST METHOD D 779.
C. THE FLASHING MEMBRANE SHALL BE SECURELY AFFIXED TO MINIMIZE ANY WEATHER DAMAGE PRIOR TO THE BUILDING'S
EXTERIOR TREATMENT BEING APPLIED.  THE FENESTRATION PRODUCT AND FLASHING SHALL BE INTEGRATED INTO THE
OVERALL W.R.B.  THE GENERAL CONTRACTOR SHALL CONSULT THE FENESTRATION AND FLASHING MANUFACTURERS  FOR
ANY SPECIAL FLASHING REQUIREMENTS UNIQUE TO THEIR PRODUCTS.
D. UNLESS OTHERWISE SPECIFIED, GALVANIZED METAL FLASHING SHALL BE NO LESS THAN 26 GAGE IN THICKNESS AND
SHALL BE ZINC COATED ON BOTH SIDES BY EITHER HOT DIPPED GALVANIZED OR ELECTROPLATED.  IT CAN BE SURFACE
TREATED FOR PAINTING BY PHOSPHATIZING.
E. TO PROVIDE ADEQUATE PROTECTION AGAINST GALVANIC CORROSION, USE ONLY FASTENERS THAT ARE COMPATIBLE WITH
THE MATERIALS JOINED AND THAT WILL NOT RESULT IN GALVANIC CORROSION.
F. FASTENER LENGTH SHALL BE SUFFICIENT TO PENETRATE THE SUBSTRATE TO A DEPTH DESIGNED TO MEET APPLICABLE
BUILDING CODES, MANUFACTURER'S RECOMMENDATIONS, AND STRUCTURAL CALCULATIONS.  NUMBER AND SPACING SHALL
BE SUFFICIENT TO MEET LOADS.
G. THE INSTALLATION OF FASTENERS OR FASTENING SYSTEMS SHALL NOT CAUSE EXCESSIVE DISTORTION (+/- 1/16") OF ANY
FRAME OR SASH MEMBER, NOR IN ANY WAY IMPEDE THE OPERATION OF THE UNIT.  HOWEVER, WHEN FASTENING WINDOWS
TO THE BUILDING STRUCTURE THROUGH AN INTEGRAL NAILING FLANGE, THE FREQUENCY OF SAID FASTENERS SHALL BE AS
REQUIRED TO PREVENT EXCESSIVE BUCKLING (+/- 1/16") OF THE FLANGE AND ENSURE CONTINUOUS AND POSITIVE
COMPRESSION ON PERIMETER CAULKING BETWEEN FLANGE AND STRUCTURE.  THE INTEGRAL NAILING FLANGE AT THE HEAD
OF THE WINDOW SHALL BE FASTENED IN SUCH A MANNER AS TO INSURE THAT THE WINDOW HEAD WILL NOT BOW
DOWNWARDS IF THE HEAD BEAM OVER THE WINDOW DEFLECTS.  THIS CAN BE ACCOMPLISHED BY VERTICALLY ELONGATED
INSTALLATION HOLES IN THE INTEGRAL NAILING FLANGE AT THE WINDOW HEAD OR SPECIAL FLANGE CLIPS THAT ALLOW
MOVEMENT OF THEH FLANGE IN A VERTICAL DIRECTION.

INSTALLATION REQUIREMENTS:
A. ANCHORING OF WINDOW PRODUCTS SHOULD ALWAYS BE DONE ACCORDING TO THE MANUFACTURER'S INSTRUCTIONS.
B. WHEN REQUIRED, SHIMS SHALL BE INSTALLED IN A MANNER AND IN SUFFICIENT NUMBER TO MINIMIZE DEFLECTION,
DISTORTION, OR ROTATION OF THE FRAME TO ACHIEVE PROPER OPERATION OF THE FENESTRATION PRODUCTS, OR AS
RECOMMENDED BY THE FENESTRATION MANUFACTURER.  DO NOT OVER-SHIM.  PRODUCTS SHALL NOT BE RACKED MORE
THAN 1/8" OUT OF SQUARE FOR DIMENSIONS UP TO 4 FEET OR MORE THAN 3/16" FOR DIMENSIONS GREATER THAN 4 FEET.
REFER TO THE MANUFACTURER'S INSTRUCTIONS FOR UNIT SHIMMING REQUIREMENTS.
C. WINDOWS WITH PERIMETER MOUNTING FLANGES SHALL BE INSTALLED WITH FLASHING, WHICH SHALL BE APPLIED SO AS
TO INTEGRATE WITH THE FLANGES ON THE WINDOW UNIT AND WITH THE W.R.B. MATERIALS IN A HORIZONTAL SHINGLE-LAP
MANNER.
D. APPLY THE W.R.B. IN WATER SHEDDING FASHION, STARTING AT THE BASE OF THE WALL AND WORKING TOWARDS THE TOP.
INSTALL THE W.R.B. TO THE FACE OF THE BUILDING SHEATHING FLUSH WITH THE ROUGH OPENING OF THE WINDOW HEAD,
JAMBS, AND SILL.
E. REFER TO FLASHING INSTALLATION SEQUENCE FOR MORE INFORMATION.

GENERAL NOTES FOR WINDOW INSTALLATION

F.F.

7'-0" HD.HT

8'-0" HD.HT

GENERAL NOTES:
1. OPERABLE WINDOWS WITH SILLS LOWER THAN 36" MUST HAVE WINDOW FALL PREVENTION DEVICES THAT COMPLY WITH
ASTM F 2090.
2. WHERE OPERABLE WINDOWS ARE PROVIDED, CONTROLS THAT ARE ACCESSIBLE IN CLEAR FLOOR SPACE, HEIGHT AND
OPERATION SHALL COMPLY WITH ICC/ANSI  A117.1-2009 SECTION 309.
3.  ALL WINDOWS TO HAVE FACTORY INSTALLED LOCKING DEVICES.
4.  ALL WINDOWS TO HAVE HALF SCREENS BY MANUFACTURER.
5.  INSTALL TEMPERED GLASS IN ALL HAZARDOUS LOCATIONS AS DEFINED IN THE IBC SEC. 2406. REFER TO UNIT TYPE AND
ENLARGED FLOOR PLANS FOR SPECIFIC LOCATIONS.

COMMON WINDOWS

REMARKS

COMMON WINDOW SCHEDULE

WINDOW SIZE

AA

DESCRIPTIONMK

9'-6" HD.HT

6'-0" x 10'-6" 10'-6"EXT. ALUM. STOREFRONTSA

11'-0" HD.HT

B C D

UNIT STOREFRONT

F.F.

8'-0" HD.HT

10'-6" HD.HT

SA

2'-0" SILL

AA2'-
0"

6'-
0"

3'-0" x 6'-0" 8'-0"1 LITE OVER 1 LITE VINYL FIXED

AB

AB 6'-0" x 6'-0" 8'-0"1 LITE / 1 LITE OVER 1 LITE / 1 LITEVINYL FIXED

E

T T T

T T
UNIT STOREFRONT SCHEDULE

REMARKS HEAD HT.WINDOW SIZE DESCRIPTIONMK

PERFORMANCE REQUIREMENTS - IECC

FIXED FENESTRATION U-0.50

SAN ANTONIO, TX
CLIMATE ZONE 2A

U VALUE SHGC
U-0.25

OPERABLE FENESTRATION U-0.65 U-0.25

AC AD

F G
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A3.07

GARAGE ENTRY

GARAGE ENTRY

TRASH

MAINTENANCE SHOP

A4.10

FIRST FLOOR
OVERALL BUILDING PLAN

SCALE:1 FIRST FLOOR OVERALL BUILDING PLAN
1/16" = 1'-0"

1. PROVIDE A BROOM FINISH AT ALL SLOPED CONCRETE SURFACES.  ALL FLAT CORRIDOR SURFACES TO BE TROWELED
SMOOTH AND SEALED.

2. ALL ACCESSIBLE ENTRANCES SHALL HAVE NO MORE THAN A 2% SLOPE FOR A DISTANCE OF 60" PERPENDICULAR TO THE
DOOR.

3. ALL EXTERIOR COMMON USE DOOR THRESHOLDS TO BE ACCESSIBLE.  REF A2.01 FOR TYPICAL DOOR THRESHOLD FOR
COMMON AREAS.

4. NOTES, DIMENSIONS, AND TAGS ARE INCLUDED ON THE ENLARGED A4.00s PLANS.  REFER TO A8.00 SHEETS FOR AMENITIES;
AND A6.00 SHEETS FOR STAIRS, ELEVATORS, AND TRASH ROOMS.

5. ALL DOORS ARE 4" FROM ADJACENT WALL U.N.O.
6. FOR UNIT INTERIOR WALL TYPES REFER TO A300s UNIT SHEETS.
7. METER, RISER, AND TELECOM ARE LOCATED ON THE BUILDING PLANS FOR REFERENCE ONLY. REFER TO CIVIL, MEP, AND

TELECOM PLANS FOR THE ACTUAL METER AND EQUIPMENT SIZE AND LOCATION.
8. REFER TO EGRESS PLANS FIRE EXTINGUISHER SCHEDULE.
9. CONTROL JOINTS SHOULD BE SPACED IN GYPSUM WALL BOARD TO LIMIT EXPANSES TO 25' MAXIMUM. CONTROL JOINTS ARE

RECOMMENDED AT DOOR JAMBS, EXTENDING FROM DOOR HEAD TO CEILING. CEILING GYPSUM BOARD CONTROL JOINTS
SHOULD LIMIT THE CEILING AREA TO 2,500 SF MAX. AND 25' IN EITHER DIRECTION. CONTROL JOINTS SHOULD BE INSTALLED
WHERE THERE IS A CHANGE IN DIRECTION IN CEILING FRAMING, FURRING OR SPACE CONTROL JOINTS AT THE CEILING AND
WALL PER THE MANUFACTURER'S RECOMMENDED INSTALLATION GUIDELINES.  CEILING AND WALL CONTROL JOINTS ARE TO
ALIGN AT ALL INTERSECTIONS WHERE APPLICABLE TO FORM A CONTINUOUS CONTROL JOINT.  ENSURE THAT CONTROL
JOINTS ARE LOCATED AT STRUCTURAL CONSTRUCTION JOINTS AND AT THE TOP AND BOTTOM OF ALL INTERIOR RAMPS. 

10. WHERE AN ELEVATOR OR STAIR EXIT IS WITHIN 21'-0" OF AN ALCOVE, CORNER OR OTHER POTENTIAL HIDING PLACE,
POSITION A REFRACTING MIRROR TO ALLOW SOMEONE IN THE EXIT DOORWAY TO OBSERVE IN THE MIRROR THE AREA
AROUND THE CORNER OR WITHIN THE ALCOVE THAT IS ADJACENT TO THE DOORWAY

11. REFER TO SHEET A4.15 FOR ROOF NOTES AND LEGENDS.
12. REFER TO ROOF PLAN LEGEND ON SHEET A4.15FOR LOWER ROOF SYMBOLS.

GENERAL BLDG NOTES
EXTERIOR ELEVATION TAG

WALL SECTION TAG

DETAIL SECTION TAG
3HR FIRE WALL

M. METER

CMU WALL

WINDOW TAG SYMBOL

DOOR TAG SYMBOL

 FURRDOWN 7'-10" A.F.F.
U.N.O.

FLOOR DRAIN LOCATIONS,
REF. STRUCT & MEP

BUILDING UNDER
SEPARATE PERMIT

UNIT TYPE

FEC

SEMI-RECESSED FIRE
EXTINGUISHER (WOOD FRAME
WALLS), CABINETS MAX. 5'-0"
A.F.F. TO TOP OF CABINET,
MAX. 75 FT. TRAVEL
DISTANCE- LEADING EDGE
MUST BE BELOW 27"

2HR FIRE WALL

2HR FIRE BARRIER

1HR FIRE BARRIER

1-HR FIRE PARTITION
AT UNIT SEPARATION
1-HR FIRE PARTITION
AT CORRIDORS

ASSUMED PROPERTY LINE

X/AX.XX

X/AX.XX

1
AX.XX

1A PARTITION WALL TAG
REF A1.05

AX

AX.XX

0000

SHEET NUMER

ADDRESS NUMBER

X

X

100'-0"
FINISHED FLOOR
ELEVATION REFER TO CIVIL
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5. ALL DOORS ARE 4" FROM ADJACENT WALL U.N.O.
6. FOR UNIT INTERIOR WALL TYPES REFER TO A300s UNIT SHEETS.
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8. REFER TO EGRESS PLANS FIRE EXTINGUISHER SCHEDULE.
9. CONTROL JOINTS SHOULD BE SPACED IN GYPSUM WALL BOARD TO LIMIT EXPANSES TO 25' MAXIMUM. CONTROL JOINTS ARE

RECOMMENDED AT DOOR JAMBS, EXTENDING FROM DOOR HEAD TO CEILING. CEILING GYPSUM BOARD CONTROL JOINTS
SHOULD LIMIT THE CEILING AREA TO 2,500 SF MAX. AND 25' IN EITHER DIRECTION. CONTROL JOINTS SHOULD BE INSTALLED
WHERE THERE IS A CHANGE IN DIRECTION IN CEILING FRAMING, FURRING OR SPACE CONTROL JOINTS AT THE CEILING AND
WALL PER THE MANUFACTURER'S RECOMMENDED INSTALLATION GUIDELINES.  CEILING AND WALL CONTROL JOINTS ARE TO
ALIGN AT ALL INTERSECTIONS WHERE APPLICABLE TO FORM A CONTINUOUS CONTROL JOINT.  ENSURE THAT CONTROL
JOINTS ARE LOCATED AT STRUCTURAL CONSTRUCTION JOINTS AND AT THE TOP AND BOTTOM OF ALL INTERIOR RAMPS. 

10. WHERE AN ELEVATOR OR STAIR EXIT IS WITHIN 21'-0" OF AN ALCOVE, CORNER OR OTHER POTENTIAL HIDING PLACE,
POSITION A REFRACTING MIRROR TO ALLOW SOMEONE IN THE EXIT DOORWAY TO OBSERVE IN THE MIRROR THE AREA
AROUND THE CORNER OR WITHIN THE ALCOVE THAT IS ADJACENT TO THE DOORWAY

11. REFER TO SHEET A4.15 FOR ROOF NOTES AND LEGENDS.
12. REFER TO ROOF PLAN LEGEND ON SHEET A4.15FOR LOWER ROOF SYMBOLS.
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1. PROVIDE A BROOM FINISH AT ALL SLOPED CONCRETE SURFACES.  ALL FLAT CORRIDOR SURFACES TO BE TROWELED
SMOOTH AND SEALED.

2. ALL ACCESSIBLE ENTRANCES SHALL HAVE NO MORE THAN A 2% SLOPE FOR A DISTANCE OF 60" PERPENDICULAR TO THE
DOOR.

3. ALL EXTERIOR COMMON USE DOOR THRESHOLDS TO BE ACCESSIBLE.  REF A2.01 FOR TYPICAL DOOR THRESHOLD FOR
COMMON AREAS.

4. NOTES, DIMENSIONS, AND TAGS ARE INCLUDED ON THE ENLARGED A4.00s PLANS.  REFER TO A8.00 SHEETS FOR AMENITIES;
AND A6.00 SHEETS FOR STAIRS, ELEVATORS, AND TRASH ROOMS.

5. ALL DOORS ARE 4" FROM ADJACENT WALL U.N.O.
6. FOR UNIT INTERIOR WALL TYPES REFER TO A300s UNIT SHEETS.
7. METER, RISER, AND TELECOM ARE LOCATED ON THE BUILDING PLANS FOR REFERENCE ONLY. REFER TO CIVIL, MEP, AND

TELECOM PLANS FOR THE ACTUAL METER AND EQUIPMENT SIZE AND LOCATION.
8. REFER TO EGRESS PLANS FIRE EXTINGUISHER SCHEDULE.
9. CONTROL JOINTS SHOULD BE SPACED IN GYPSUM WALL BOARD TO LIMIT EXPANSES TO 25' MAXIMUM. CONTROL JOINTS ARE

RECOMMENDED AT DOOR JAMBS, EXTENDING FROM DOOR HEAD TO CEILING. CEILING GYPSUM BOARD CONTROL JOINTS
SHOULD LIMIT THE CEILING AREA TO 2,500 SF MAX. AND 25' IN EITHER DIRECTION. CONTROL JOINTS SHOULD BE INSTALLED
WHERE THERE IS A CHANGE IN DIRECTION IN CEILING FRAMING, FURRING OR SPACE CONTROL JOINTS AT THE CEILING AND
WALL PER THE MANUFACTURER'S RECOMMENDED INSTALLATION GUIDELINES.  CEILING AND WALL CONTROL JOINTS ARE TO
ALIGN AT ALL INTERSECTIONS WHERE APPLICABLE TO FORM A CONTINUOUS CONTROL JOINT.  ENSURE THAT CONTROL
JOINTS ARE LOCATED AT STRUCTURAL CONSTRUCTION JOINTS AND AT THE TOP AND BOTTOM OF ALL INTERIOR RAMPS. 

10. WHERE AN ELEVATOR OR STAIR EXIT IS WITHIN 21'-0" OF AN ALCOVE, CORNER OR OTHER POTENTIAL HIDING PLACE,
POSITION A REFRACTING MIRROR TO ALLOW SOMEONE IN THE EXIT DOORWAY TO OBSERVE IN THE MIRROR THE AREA
AROUND THE CORNER OR WITHIN THE ALCOVE THAT IS ADJACENT TO THE DOORWAY

11. REFER TO SHEET A4.15 FOR ROOF NOTES AND LEGENDS.
12. REFER TO ROOF PLAN LEGEND ON SHEET A4.15FOR LOWER ROOF SYMBOLS.
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1. PROVIDE A BROOM FINISH AT ALL SLOPED CONCRETE SURFACES.  ALL FLAT CORRIDOR SURFACES TO BE TROWELED
SMOOTH AND SEALED.

2. ALL ACCESSIBLE ENTRANCES SHALL HAVE NO MORE THAN A 2% SLOPE FOR A DISTANCE OF 60" PERPENDICULAR TO THE
DOOR.

3. ALL EXTERIOR COMMON USE DOOR THRESHOLDS TO BE ACCESSIBLE.  REF A2.01 FOR TYPICAL DOOR THRESHOLD FOR
COMMON AREAS.

4. NOTES, DIMENSIONS, AND TAGS ARE INCLUDED ON THE ENLARGED A4.00s PLANS.  REFER TO A8.00 SHEETS FOR AMENITIES;
AND A6.00 SHEETS FOR STAIRS, ELEVATORS, AND TRASH ROOMS.

5. ALL DOORS ARE 4" FROM ADJACENT WALL U.N.O.
6. FOR UNIT INTERIOR WALL TYPES REFER TO A300s UNIT SHEETS.
7. METER, RISER, AND TELECOM ARE LOCATED ON THE BUILDING PLANS FOR REFERENCE ONLY. REFER TO CIVIL, MEP, AND

TELECOM PLANS FOR THE ACTUAL METER AND EQUIPMENT SIZE AND LOCATION.
8. REFER TO EGRESS PLANS FIRE EXTINGUISHER SCHEDULE.
9. CONTROL JOINTS SHOULD BE SPACED IN GYPSUM WALL BOARD TO LIMIT EXPANSES TO 25' MAXIMUM. CONTROL JOINTS ARE

RECOMMENDED AT DOOR JAMBS, EXTENDING FROM DOOR HEAD TO CEILING. CEILING GYPSUM BOARD CONTROL JOINTS
SHOULD LIMIT THE CEILING AREA TO 2,500 SF MAX. AND 25' IN EITHER DIRECTION. CONTROL JOINTS SHOULD BE INSTALLED
WHERE THERE IS A CHANGE IN DIRECTION IN CEILING FRAMING, FURRING OR SPACE CONTROL JOINTS AT THE CEILING AND
WALL PER THE MANUFACTURER'S RECOMMENDED INSTALLATION GUIDELINES.  CEILING AND WALL CONTROL JOINTS ARE TO
ALIGN AT ALL INTERSECTIONS WHERE APPLICABLE TO FORM A CONTINUOUS CONTROL JOINT.  ENSURE THAT CONTROL
JOINTS ARE LOCATED AT STRUCTURAL CONSTRUCTION JOINTS AND AT THE TOP AND BOTTOM OF ALL INTERIOR RAMPS. 

10. WHERE AN ELEVATOR OR STAIR EXIT IS WITHIN 21'-0" OF AN ALCOVE, CORNER OR OTHER POTENTIAL HIDING PLACE,
POSITION A REFRACTING MIRROR TO ALLOW SOMEONE IN THE EXIT DOORWAY TO OBSERVE IN THE MIRROR THE AREA
AROUND THE CORNER OR WITHIN THE ALCOVE THAT IS ADJACENT TO THE DOORWAY

11. REFER TO SHEET A4.15 FOR ROOF NOTES AND LEGENDS.
12. REFER TO ROOF PLAN LEGEND ON SHEET A4.15FOR LOWER ROOF SYMBOLS.
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1. PROVIDE A BROOM FINISH AT ALL SLOPED CONCRETE SURFACES.  ALL FLAT CORRIDOR SURFACES TO BE TROWELED
SMOOTH AND SEALED.

2. ALL ACCESSIBLE ENTRANCES SHALL HAVE NO MORE THAN A 2% SLOPE FOR A DISTANCE OF 60" PERPENDICULAR TO THE
DOOR.

3. ALL EXTERIOR COMMON USE DOOR THRESHOLDS TO BE ACCESSIBLE.  REF A2.01 FOR TYPICAL DOOR THRESHOLD FOR
COMMON AREAS.

4. NOTES, DIMENSIONS, AND TAGS ARE INCLUDED ON THE ENLARGED A4.00s PLANS.  REFER TO A8.00 SHEETS FOR AMENITIES;
AND A6.00 SHEETS FOR STAIRS, ELEVATORS, AND TRASH ROOMS.

5. ALL DOORS ARE 4" FROM ADJACENT WALL U.N.O.
6. FOR UNIT INTERIOR WALL TYPES REFER TO A300s UNIT SHEETS.
7. METER, RISER, AND TELECOM ARE LOCATED ON THE BUILDING PLANS FOR REFERENCE ONLY. REFER TO CIVIL, MEP, AND

TELECOM PLANS FOR THE ACTUAL METER AND EQUIPMENT SIZE AND LOCATION.
8. REFER TO EGRESS PLANS FIRE EXTINGUISHER SCHEDULE.
9. CONTROL JOINTS SHOULD BE SPACED IN GYPSUM WALL BOARD TO LIMIT EXPANSES TO 25' MAXIMUM. CONTROL JOINTS ARE

RECOMMENDED AT DOOR JAMBS, EXTENDING FROM DOOR HEAD TO CEILING. CEILING GYPSUM BOARD CONTROL JOINTS
SHOULD LIMIT THE CEILING AREA TO 2,500 SF MAX. AND 25' IN EITHER DIRECTION. CONTROL JOINTS SHOULD BE INSTALLED
WHERE THERE IS A CHANGE IN DIRECTION IN CEILING FRAMING, FURRING OR SPACE CONTROL JOINTS AT THE CEILING AND
WALL PER THE MANUFACTURER'S RECOMMENDED INSTALLATION GUIDELINES.  CEILING AND WALL CONTROL JOINTS ARE TO
ALIGN AT ALL INTERSECTIONS WHERE APPLICABLE TO FORM A CONTINUOUS CONTROL JOINT.  ENSURE THAT CONTROL
JOINTS ARE LOCATED AT STRUCTURAL CONSTRUCTION JOINTS AND AT THE TOP AND BOTTOM OF ALL INTERIOR RAMPS. 

10. WHERE AN ELEVATOR OR STAIR EXIT IS WITHIN 21'-0" OF AN ALCOVE, CORNER OR OTHER POTENTIAL HIDING PLACE,
POSITION A REFRACTING MIRROR TO ALLOW SOMEONE IN THE EXIT DOORWAY TO OBSERVE IN THE MIRROR THE AREA
AROUND THE CORNER OR WITHIN THE ALCOVE THAT IS ADJACENT TO THE DOORWAY

11. REFER TO SHEET A4.15 FOR ROOF NOTES AND LEGENDS.
12. REFER TO ROOF PLAN LEGEND ON SHEET A4.15FOR LOWER ROOF SYMBOLS.

GENERAL BLDG NOTES
EXTERIOR ELEVATION TAG

WALL SECTION TAG

DETAIL SECTION TAG
3HR FIRE WALL

M. METER

CMU WALL

WINDOW TAG SYMBOL

DOOR TAG SYMBOL

 FURRDOWN 7'-10" A.F.F.
U.N.O.

FLOOR DRAIN LOCATIONS,
REF. STRUCT & MEP

BUILDING UNDER
SEPARATE PERMIT

UNIT TYPE

FEC

SEMI-RECESSED FIRE
EXTINGUISHER (WOOD FRAME
WALLS), CABINETS MAX. 5'-0"
A.F.F. TO TOP OF CABINET,
MAX. 75 FT. TRAVEL
DISTANCE- LEADING EDGE
MUST BE BELOW 27"

2HR FIRE WALL

2HR FIRE BARRIER

1HR FIRE BARRIER

1-HR FIRE PARTITION
AT UNIT SEPARATION
1-HR FIRE PARTITION
AT CORRIDORS

ASSUMED PROPERTY LINE

X/AX.XX

X/AX.XX

1
AX.XX

1A PARTITION WALL TAG
REF A1.05

AX

AX.XX

0000

SHEET NUMER

ADDRESS NUMBER

X

X

100'-0"
FINISHED FLOOR
ELEVATION REFER TO CIVIL

SYMBOL LEGEND - FLOOR PLANS

5 1/2" BRICK / STONE LEDGE

HEARING AND VISION
IMPAIRED UNITS

ENTRANCE DOOR
MANEUVERING CLEARANCE
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SCALE:1 OVERALL ROOF PLAN
1/16" = 1'-0"
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These drawings are for
preliminary coordination
only and not to be used
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SLOPE DIRECTION

PARAPET

PARAPET HEIGHT
FROM TOP OF PLATE

PARAPET HT. X'-X"

1/4" / FT

EXTERIOR ELEVATION TAG

WALL SECTION TAG

X/AX.XX

2-HR FIRE WALL

2-HR FIRE BARRIER

NO PENETRATIONS 4'-0" ON EITHER
SIDE OF 2 HOUR FIREWALL

ROOF SIDE WALL

X/AX.XX

ROOFTOP CONDENSING UNIT
ON CONDENSING PADS, AS
SPECIFIED, REF. MECH.
MAINTAIN 24" CLEAR SPACE
AROUND PERIMETER OF UNITS

X:12

NOTES SYMBOL LEGEND - ROOF PLANS
NOTE:
1. FOR LOW SLOPE ROOFS; SLOPES ARE TO BE MIN 1/4" PER FOOT, U.N.O.
2. PARAPET DIMENSIONS ARE FROM TOP OF PLATE TO TOP OF PARAPET.
3. REFER MEP FOR ALL ROOF DRAIN CONNECTIONS.
4. ALL ROOF DRAINS / DOWNSPOUTS IN COURTYARD TO CONNECT DIRECTLY TO STORM WATER SYSTEM.
5. ALL DOWNSPOUTS ON STAIRS AND ELEVATOR TOWER OR ANY NOT CONNECTED DIRECTLY TO STORM WATER SYSTEM TO

HAVE LEADERS AND SPLASH BLOCKS.
6. DRAFTSTOPPING IS NOT REQUIRED PER IBC, SECTIONS 718.3.2 EX.1 IN BUILDINGS EQUIPPED THROUGHOUT WITH AN

AUTOMATIC SPRINKLER SYSTEM IN ACCORDANCE WITH SECTION 903.3.1.1.
7. ALL ROOF AND FLOOR TRUSSES SHALL BE DESIGNED AND SEALED BY A REGISTERED ENGINEER IN THE STATE OF

PROJECT.  TRUSS SHOP DRAWINGS SHALL BE AVAILABLE AT THE JOBSITE.
8. REFER TO STRUCTURAL DRAWINGS FOR ROOF FRAMING PLANS AND SPECS.
9. PLATE AND TRUSS HEEL HEIGHTS ARE FOR DESIGN INTENT ONLY.  TRUSS MANUFACTURER TO VERIFY.
10. REFER TO STRUCTURAL DRAWINGS AND TRUSS FABRICATION DRAWINGS FOR EXACT PLATE AND HEEL HEIGHTS.
11. PROVIDE WALKWAY PADS TO AND AROUND ALL ROOFTOP MECHANICAL EQUIPMENT.
12. PROVIDE MIN. CLEARANCE TO ADJACENT EQUIPMENT, WALLS OR CURBS AT MECHANICAL ROOFTOP EQUIPMENT AND

PENETRATIONS AS REQUIRED BY EQUIPMENT MANUFACTURER (BUT NOT LESS THAN 24").
13. PROVIDE MIN. CLEARANCE TO ADJACENT EQUIPMENT, WALLS OR CURBS AT MECHANICAL ROOFTOP EQUIPMENT AND

PENETRATIONS AS REQUIRED BY EQUIPMENT MANUFACTURER (BUT NOT LESS THAN 24").
14. RIGID INSULATION TO BE USED FOR SLOPE AT SADDLES, CRICKETS AND OTHER LOCATIONS WHERE SLOPE IS REQUIRED.

INTAKE ROOF VENT BASIS OF DESIGN -
ACTIVE VENTILATION PROD., INC. -  PV-24
452 SQ. IN. NET FREE AREA

EXHAUST ROOF VENT BASIS OF DESIGN -
ACTIVE VENTILATION PROD., INC. -  AV-24
452 SQ. IN. NET FREE AREA

5'-0" x 4'-0" ROOF ACCESS HATCH
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SYMBOL LEGEND - ELEVATIONSELEVATION NOTES

DETAIL SECTION TAG

WALL SECTION TAG

WINDOW TAG

DOOR TAG
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO

SLOPE AWAY FROM THE BUILDING 5%  MIN FOR 10' PER IBC 1804.4.
8. GRADE ELEVATIONS ARE APPROXIMATE.  REFER TO CIVIL & HARDSCAPE DRAWINGS FOR FINE GRADING.
9. PROJECT ADDRESS SIGNAGE TO BE 12" HT. INDIVIDUAL MOUNT, METAL REVERSE PAN CHANNEL NUMBER, STREET NUMBERS

ONLY.
10. SIGNS ARE FOR REFERENCE ONLY.  ALL SIGNS SHALL BE REVIEWED AND INSTALLED UNDER SEPARATE PERMIT.
11. ALL EXTERIOR COLORS, FINISHES, AND DECORATIVE TRIM BANDS TO TERMINATE AT AN INSIDE CORNER, U.N.O.
12. ALIGN ALL MECHANICAL VENTS BOTH HORIZONTALLY AND VERTICALLY. FIRE RESISITED RATED WALL -

NON-COMBUSTIBLE MATERIALS 4'-0" ON
EITHER SIDE OF THE FIRE RESISTANT
RATED WALL

XX

A

1

XX
AX.XX

T.O.D. 100'-0"
XTH FLOOR TOP OF DECK

T.O.H. 100'-0"
XTH FLOOR TOP OF HEEL

T.O.P. 100'-0"
XTH FLOOR TOP OF PLATE

T.O.S. 100'-0"
XTH FLOOR TOP OF SLAB

F.F. 100'-0" FINISH FLOOR

12
66:1

2 SLOPE TAGS

ELEVATION MATERIAL LEGEND

EXHAUST VENTS REF. MEP FOR
LOCATIONS

WIFI ACCESS POINT REF. LOW
VOLTAGE FOR LOCATIONS

STUCCO

BRICK VENEER

ELEVATION COLOR LEGEND

STUCCO REVEALS

90º HERRINGBONE BRICK

KEY PLAN
2

1

34
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SCHEDULED

BRICK VENEER
BRICK VENEER WINDOW AS SCHEDULED

14 14 14 14 14

A A E A A AE EA A A A AE E

A A A A A A A A A A

E E B B B B B E E B E E B B B

BBBBBBBBB

BBBBBBBBB

BBBBBBBBB

E E

E E

E E

E E

E E

E E

E E

E E

E E

MA
TC

HL
IN

E:
 R

EF
 1/

A4
.17

a
MA

TC
HL

IN
E:

 R
EF

 1/
A4

.17
a

MA
TC

HL
IN

E:
 R

EF
 2/

A4
.17

a
MA

TC
HL

IN
E:

 R
EF

 2/
A4

.17
a

MA
TC

HL
IN

E:
 R

EF
 2/

A4
.17

a
MA

TC
HL

IN
E:

 R
EF

 2/
A4

.17
a

MA
TC

HL
IN

E:
 R

EF
 1/

A4
.17

b
MA

TC
HL

IN
E:

 R
EF

 1/
A4

.17
b

UNIT T1 L  - 1ST FLR UNIT T1 L  - 1ST FLR STORAGE ENTRY STAIR UNIT T1 L  - 1ST FLR UNIT T1 L  - 1ST FLR UNIT T1 L  - 1ST FLR

UNIT T1 U - 2ND FLR UNIT T1 U - 2ND FLR STORAGE CORRIDOR STAIR UNIT T1 U - 2ND FLR UNIT T1 U - 2ND FLR UNIT T1 U - 2ND FLR

UNIT B1 - 3RD FLR UNIT B1 - 3RD FLR STORAGE CORRIDOR STAIR UNIT B1 - 3RD FLR UNIT B1 - 3RD FLR UNIT B1 ALT2 - 3RD FLR

UNIT B1 - 4TH FLR UNIT B1 - 4TH FLR STORAGE CORRIDOR STAIR UNIT B1 - 4TH FLR UNIT B1 - 4TH FLR UNIT B1 ALT2- 4TH FLR

UNIT B1 - 5TH FLR UNIT B1 - 5TH FLR STORAGE CORRIDOR STAIR UNIT B1 - 5TH FLR UNIT B1 - 5TH FLR UNIT B1 ALT2- 5TH FLR
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These drawings are for
preliminary coordination
only and not to be used

for construction.
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2 SLOPE TAGS

EXHAUST VENTS REF. MEP FOR
LOCATIONS

WIFI ACCESS POINT REF. LOW
VOLTAGE FOR LOCATIONS

SCALE:1 PARTIAL SOUTH ELEVATION
1/8" = 1'-0"

SCALE:2 PARTIAL SOUTH ELEVATION
1/8" = 1'-0"

ELEVATION NOTES
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO

SLOPE AWAY FROM THE BUILDING 5%  MIN FOR 10' PER IBC 1804.4.
8. GRADE ELEVATIONS ARE APPROXIMATE.  REFER TO CIVIL & HARDSCAPE DRAWINGS FOR FINE GRADING.
9. PROJECT ADDRESS SIGNAGE TO BE 12" HT. INDIVIDUAL MOUNT, METAL REVERSE PAN CHANNEL NUMBER, STREET NUMBERS

ONLY.
10. SIGNS ARE FOR REFERENCE ONLY.  ALL SIGNS SHALL BE REVIEWED AND INSTALLED UNDER SEPARATE PERMIT.
11. ALL EXTERIOR COLORS, FINISHES, AND DECORATIVE TRIM BANDS TO TERMINATE AT AN INSIDE CORNER, U.N.O.
12. ALIGN ALL MECHANICAL VENTS BOTH HORIZONTALLY AND VERTICALLY.
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These drawings are for
preliminary coordination
only and not to be used

for construction.

SCALE:1 PARTIAL SOUTH ELEVATION
1/8" = 1'-0"

SCALE:2 PARTIAL NORTH ELEVATION
1/8" = 1'-0"
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ELEVATION NOTES
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO
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ONLY.
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These drawings are for
preliminary coordination
only and not to be used

for construction.

SCALE:1 PARTIAL NORTH ELEVATION
1/8" = 1'-0"

SCALE:2 PARTIAL NORTH ELEVATION
1/8" = 1'-0"

SYMBOL LEGEND - ELEVATIONS

DETAIL SECTION TAG

WALL SECTION TAG

WINDOW TAG

DOOR TAG

FIRE RESISITED RATED WALL -
NON-COMBUSTIBLE MATERIALS 4'-0" ON
EITHER SIDE OF THE FIRE RESISTANT
RATED WALL

XX

A

1

XX
AX.XX

T.O.D. 100'-0"
XTH FLOOR TOP OF DECK

T.O.H. 100'-0"
XTH FLOOR TOP OF HEEL

T.O.P. 100'-0"
XTH FLOOR TOP OF PLATE

T.O.S. 100'-0"
XTH FLOOR TOP OF SLAB

F.F. 100'-0" FINISH FLOOR

12
66:1

2 SLOPE TAGS

EXHAUST VENTS REF. MEP FOR
LOCATIONS

WIFI ACCESS POINT REF. LOW
VOLTAGE FOR LOCATIONS

ELEVATION NOTES
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO

SLOPE AWAY FROM THE BUILDING 5%  MIN FOR 10' PER IBC 1804.4.
8. GRADE ELEVATIONS ARE APPROXIMATE.  REFER TO CIVIL & HARDSCAPE DRAWINGS FOR FINE GRADING.
9. PROJECT ADDRESS SIGNAGE TO BE 12" HT. INDIVIDUAL MOUNT, METAL REVERSE PAN CHANNEL NUMBER, STREET NUMBERS

ONLY.
10. SIGNS ARE FOR REFERENCE ONLY.  ALL SIGNS SHALL BE REVIEWED AND INSTALLED UNDER SEPARATE PERMIT.
11. ALL EXTERIOR COLORS, FINISHES, AND DECORATIVE TRIM BANDS TO TERMINATE AT AN INSIDE CORNER, U.N.O.
12. ALIGN ALL MECHANICAL VENTS BOTH HORIZONTALLY AND VERTICALLY.

ELEVATION MATERIAL LEGEND
STUCCO

BRICK VENEER

ELEVATION COLOR LEGEND

STUCCO REVEALS

90º HERRINGBONE BRICK
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PARTIAL ELEVATIONS

SHEET CONTENTS:

Issue for Construction

Revisions:

Issue for Permit Application:

Architect of Record:

Drawn by:

Designed by:

Date Plotted: 

#

SHEET NO.

Issue for Pricing / Bidding:

DATE COMMENTS

The architectural works depicted herein are the
sole property of Humphreys & Partners Architects,
L.P. and may not be constructed or used without
its express written permission.  No permission to
modify or reproduce any of the architectural
works, including without limitation the construction
of any building, is expressed or should be implied
from delivery of preliminary drawings or unsealed
construction drawings.  Permission to construct
the building depicted in sealed construction
drawings is expressly conditioned on the full and
timely payment of all fees otherwise due
Humphreys & Partners Architects, L.P. and, in the
absence of any written agreement to the contrary,
is limited to a one-time use on the site indicated
on these plans.
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These drawings are for
preliminary coordination
only and not to be used

for construction.

SCALE:1 EAST ELEVATION
1/8" = 1'-0"

SYMBOL LEGEND - ELEVATIONS

DETAIL SECTION TAG

WALL SECTION TAG

WINDOW TAG

DOOR TAG

FIRE RESISITED RATED WALL -
NON-COMBUSTIBLE MATERIALS 4'-0" ON
EITHER SIDE OF THE FIRE RESISTANT
RATED WALL

XX

A

1

XX
AX.XX

T.O.D. 100'-0"
XTH FLOOR TOP OF DECK

T.O.H. 100'-0"
XTH FLOOR TOP OF HEEL

T.O.P. 100'-0"
XTH FLOOR TOP OF PLATE

T.O.S. 100'-0"
XTH FLOOR TOP OF SLAB

F.F. 100'-0" FINISH FLOOR

12
66:1

2 SLOPE TAGS

EXHAUST VENTS REF. MEP FOR
LOCATIONS

WIFI ACCESS POINT REF. LOW
VOLTAGE FOR LOCATIONS

ELEVATION NOTES
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO

SLOPE AWAY FROM THE BUILDING 5%  MIN FOR 10' PER IBC 1804.4.
8. GRADE ELEVATIONS ARE APPROXIMATE.  REFER TO CIVIL & HARDSCAPE DRAWINGS FOR FINE GRADING.
9. PROJECT ADDRESS SIGNAGE TO BE 12" HT. INDIVIDUAL MOUNT, METAL REVERSE PAN CHANNEL NUMBER, STREET NUMBERS

ONLY.
10. SIGNS ARE FOR REFERENCE ONLY.  ALL SIGNS SHALL BE REVIEWED AND INSTALLED UNDER SEPARATE PERMIT.
11. ALL EXTERIOR COLORS, FINISHES, AND DECORATIVE TRIM BANDS TO TERMINATE AT AN INSIDE CORNER, U.N.O.
12. ALIGN ALL MECHANICAL VENTS BOTH HORIZONTALLY AND VERTICALLY.
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ELEVATION COLOR LEGEND

STUCCO REVEALS
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Revisions:
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SHEET NO.
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The architectural works depicted herein are the
sole property of Humphreys & Partners Architects,
L.P. and may not be constructed or used without
its express written permission.  No permission to
modify or reproduce any of the architectural
works, including without limitation the construction
of any building, is expressed or should be implied
from delivery of preliminary drawings or unsealed
construction drawings.  Permission to construct
the building depicted in sealed construction
drawings is expressly conditioned on the full and
timely payment of all fees otherwise due
Humphreys & Partners Architects, L.P. and, in the
absence of any written agreement to the contrary,
is limited to a one-time use on the site indicated
on these plans.
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These drawings are for
preliminary coordination
only and not to be used

for construction.

SCALE:1 WEST ELEVATION
1/8" = 1'-0"

SYMBOL LEGEND - ELEVATIONS

DETAIL SECTION TAG

WALL SECTION TAG

WINDOW TAG

DOOR TAG

FIRE RESISITED RATED WALL -
NON-COMBUSTIBLE MATERIALS 4'-0" ON
EITHER SIDE OF THE FIRE RESISTANT
RATED WALL

XX

A

1

XX
AX.XX

T.O.D. 100'-0"
XTH FLOOR TOP OF DECK

T.O.H. 100'-0"
XTH FLOOR TOP OF HEEL

T.O.P. 100'-0"
XTH FLOOR TOP OF PLATE

T.O.S. 100'-0"
XTH FLOOR TOP OF SLAB

F.F. 100'-0" FINISH FLOOR

12
66:1

2 SLOPE TAGS

EXHAUST VENTS REF. MEP FOR
LOCATIONS

WIFI ACCESS POINT REF. LOW
VOLTAGE FOR LOCATIONS

ELEVATION NOTES
1. PROVIDE 1/2" MINIMUM OF SLOPE AWAY FROM WALL ON TOP SURFACE OF WALL PROJECTIONS.
2. MOUNT ALL EXTERIOR WALL LIGHT FIXTURES WHERE BOTTOM OF LIGHT FIXTURE IS AT 6'-8" A.F.F. WHERE THEY PROJECT

MORE THAN 4" FROM FACE OF WALL.
3. REFER TO CIVIL AND STRUCTURAL DRAWINGS FOR F.F.E. AND SLAB BREAKS
4. FLASHING, WATERPROOF MEMBRANES, PROPER CAULKS AND SEALANTS (BACKER RODS AS REQUIRED) SHALL BE INSTALLED

AROUND ALL WINDOWS, DOORS, ROOF OPENINGS,  HORIZONTAL AND VERTICAL JOINTS OF DISSIMILAR MATERIALS, MATERIAL
TRANSITIONS, TRIMS, BALCONIES AND OTHER WEATHER EXPOSED AREAS.

5. PROVIDE A WATER TIGHT BUILDING(S), ROOF AND EXTERIOR ENVELOPE THAT SHEDS WATER PROPERLY.
6. ALL UNIT BALCONIES TO SLOPE 1/8" PER 1'-0" AND 1ST FLOOR PATIOS 1/8" PER 1'-0".
7. GRADES AROUND ALL EXTERIOR WALLS OF THE BUILDING TO BE 8 INCHES MINIMUM BELOW THE FINISHED FLOOR AND IS TO

SLOPE AWAY FROM THE BUILDING 5%  MIN FOR 10' PER IBC 1804.4.
8. GRADE ELEVATIONS ARE APPROXIMATE.  REFER TO CIVIL & HARDSCAPE DRAWINGS FOR FINE GRADING.
9. PROJECT ADDRESS SIGNAGE TO BE 12" HT. INDIVIDUAL MOUNT, METAL REVERSE PAN CHANNEL NUMBER, STREET NUMBERS

ONLY.
10. SIGNS ARE FOR REFERENCE ONLY.  ALL SIGNS SHALL BE REVIEWED AND INSTALLED UNDER SEPARATE PERMIT.
11. ALL EXTERIOR COLORS, FINISHES, AND DECORATIVE TRIM BANDS TO TERMINATE AT AN INSIDE CORNER, U.N.O.
12. ALIGN ALL MECHANICAL VENTS BOTH HORIZONTALLY AND VERTICALLY.

ELEVATION MATERIAL LEGEND
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BRICK VENEER

ELEVATION COLOR LEGEND

STUCCO REVEALS
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SHEET L1.2

SHEET L1.3

TREE PRESERVATION NOTES

1. ALL TREES SHALL REMAIN UNLESS NOTED ON THE PLANS.
2. NO SITE PREPARATION WORK SHALL BEGIN IN AREAS WHERE TREE PRESERVATION AND TREATMENT MEASURES HAVE NOT BEEN COMPLETED.
3. ALL EXISTING TREES DENOTED TO REMAIN SHALL BE PROTECTED AT THE ROOT PROTECTION ZONE(RPZ).  THE RPZ SHALL BE DETERMINED BY TREE SIZE (RECOMMENDED 12" RADIUS FROM TRUNK

FOR EVERY 1" IN DIAMETER OF TRUNK AT 4.5' FROM GROUND) WITH A MINIMUM 5' DIAMETER FROM THE TRUNK.
4. A CHAIN LINK FENCE BARRIER DELINEATING THE RPZ SHALL BE ERECTED AND MAINTAINED BY THE CONTRACTOR UNTIL CONSTRUCTION IS COMPLETED.
5. RPZ SHALL BE SUSTAINED IN A NATURAL STATE AND SHALL BE FREE FROM VEHICULAR OR MECHANICAL TRAFFIC.
6. THE RPZ SHALL BE COVERED WITH MULCH AND BE MAINTAINED BY GENERAL CONTRACTOR DURING CONSTRUCTION PHASE TO REDUCE MOISTURE STRESS.
7. DURING CONSTRUCTION, NO EXCESS SOIL, ADDITIONAL FILL MATERIAL, EQUIPMENT, LIQUIDS, OR CONSTRUCTION DEBRIS SHALL BE PLACED INSIDE THE PROTECTION BARRIER, NOR SHALL ANY

SOIL BE REMOVED FROM WITHIN THE BARRIER.
8. ANY DAMAGE DONE TO EXISTING TREE CROWNS OR ROOT SYSTEMS SHALL BE CUT CLEANLY IMMEDIATELY AFTER INJURY.  ALL WOUNDS TO LIVE OAKS SHALL BE PAINTED WITH PRUNING PAINT

WITHIN 30 MINUTES AFTER DAMAGE.  ROOTS EXPOSED DURING CONSTRUCTION OPERATIONS WILL BE CUT CLEANLY.
9. THE PROPOSED FINISH GRADE AND ELEVATION OF LAND WITHIN THE RPZ OF ANY TREE TO BE PRESERVED SHALL NOT BE RAISED OR LOWERED MORE THAN THREE INCHES.  WELLING AND

RETAINING METHODS ARE ALLOWED OUTSIDE THE RPZ.
10. THE RPZ SHALL REMAIN PERVIOUS, I.E. GROUNDCOVER OR TURF AT COMPLETION OF LANDSCAPE INSTALLATION.
11. THE ASSOCIATED TREE PROTECTION DETAIL COMPLIES WITH THE MINIMUM TREE PROTECTION GUIDELINES FROM THE CITY OF SAN ANTONIO.  WHERE POSSIBLE, PROVIDE FENCE TO TREE DRIP LINE

OR GROUP TREES IN FENCE PERIMETER TO PROVIDE INCREASED PROTECTION.
12. WHERE TREES HAVE BEEN REMOVED FROM IRRIGATION, GENERAL CONTRACTOR SHALL SUPPLY SUPPLEMENTAL WATER ONCE A WEEK DURING THE DURATION OF CONSTRUCTION. COORDINATE W/

L.A. FOR AMOUNT OF WATER TO BE APPLIED.
13. NO WORK SHALL BEGIN IN AREAS WHERE TREE PRESERVATION AND TREATMENT MEASURES HAVE NOT BEEN COMPLETED AND APPROVED.
14. TREES WHICH ARE DAMAGED OR LOST DUE TO THE CONTRACTOR'S NEGLIGENCE DURING CONSTRUCTION SHALL BE MITIGATED PER UDC 35-523 (f) MITIGATION.
15. TREES MUST BE MAINTAINED IN GOOD HEALTH THROUGHOUT THE CONSTRUCTION PROCESS.  MAINTENANCE MAY INCLUDE BUT IS NOT LIMITED TO: WATERING THE ROOT PROTECTION ZONE,

WASHING FOLIAGE, FERTILIZATION, PRUNING, ADDITIONAL MULCH APPLICATIONS AND OTHER MAINTENANCE AS NEEDED ON THE PROJECT.
16. ROOTS SHALL BE CUT WITH A ROCK SAW OR BY HAND, NOT BY AN EXCAVATOR OR OTHER ROAD CONSTRUCTION EQUIPMENT.
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TREE RELOCATION NOTES

1. PRIOR TO DIGGING TREES, EXCAVATE NEW PLANTING PITS WITH VERTICAL SIDES AND SLIGHTLY RAISED CENTERS.  LOOSEN SUBSOIL IN BOTTOM.  REFER TO TREE
PLANTING NOTES IN SPECIFICATIONS.

2. USE SOIL EXCAVATED FROM NEW TREE LOCATIONS TO REFILL HOLES CREATED BY TREES BEING LOCATED.  FILL HOLE WITH SOIL AND COMPACT TO MATCH
SURROUNDING GRADE.  COORDINATE BACKFILL MATERIAL WITH GEOTECH ENGINEER PRIOR TO PLACEMENT.

3. PRIOR TO DIGGING, TRIM TREES SELECTIVELY, ON ADVICE OF ARBORIST.  MOISTEN BALL AREA THOROUGHLY AT LEAST TWO DAYS BEFORE DIGGING, WITH
APPROXIMATELY 20 GALLONS OF ROOT STIMULATOR MIXTURE AT SPECIFIED RATIO IN POTABLE WATER.  SPRAY TREE WITH ANTI-TRANSPIRANT.

4. CUT BALL TO A DEPTH SUFFICIENT TO CONTAIN MAJOR ROOT STRUCTURE.  THE DIAMETER OF THE ROOT BALL SHALL BE 1 FOOT DIAMETER PER CALIPER INCH.  CUT
EXPOSED ROOTS WITH CLIPPERS.  BURLAP AND WIRE BALLS TIGHTLY.  SECURE BALLS WITH A STRAPPING SYSTEM THAT SUPPORTS THE BALL AND UTILIZES A
MINIMUM OF FOUR STRAPS.  CONNECT CRANE CABLE LOCK TO STRAP LIFT ON BALL (NOT TREE TRUNK).  PAD VULNERABLE UNPROTECTED TRUNK AREAS.  PROTECT
BALL FROM CRACKING OR BREAKING APART.

5. LIFT TREE, MAINTAINING IT IN A VERTICAL POSITION, AND SET IT ONTO FLAT BED TRAILER.  KEEP ROOT BALL MOIST.  DO NOT LIFT TREE BY STRAPS WRAPPED
AROUND THE TREE TRUNK.

6. IF PLANTING IS DELAYED MORE THAN SIX HOURS FROM TIME OF DIGGING, SET BALLED AND BURLAP STOCK ON THE GROUND, HEEL THEM IN, AND BACKFILL AND
COVER THE ROOT BALLS WITH MULCH; WATER AS NECESSARY TO PREVENT ROOT BALL FROM DRYING OUT.

7. TO PLANT TREES, SET THE ROOT BALL ON LAYER OF COMPACTED PLANTING SOIL MIX, PLUMB AND IN CENTER OF PIT WITH TOP OF BALL AT ELEVATION SPECIFIED IN
THE PLANS.  LOOSEN BURLAP AT BASE OF TRUNK.  WHEN SET, PLACE PLANTING SOIL MIX AROUND BASE AND SIDES OF BALL, WORKING EACH LAYER TO SETTLE
BACKFILL AND ELIMINATE VOIDS AND AIR POCKETS.  WHEN EXCAVATION IS APPROXIMATELY 2/3 FILLED, WATER THOROUGHLY UNTIL NO MORE WATER IS ABSORBED.
COMPLETE PLACEMENT OF BACKFILL.

8. DISH TOP OF BACKFILL WITH 4-INCH TALL RING, 6 FEET IN DIAMETER.  MULCH TO DEPTH OF 3 INCHES INSIDE RING.  INJECT ROOT STIMULATOR INTO THE BALL AND
APPLY TO TRANSITION ZONE AT BALL'S EDGE.  REMOVE BROKEN LIMBS AND PAINT SCARS.   GUY AND STAKE ONLY IF REQUIRED TO MAINTAIN TREE IN PROPER
ALIGNMENT.

9. DO NOT LEAVE OPEN EXCAVATED TREE HOLES OVERNIGHT WITHOUT COVER OR APPROPRIATE BARRICADES.
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GENERAL CONSTRUCTION NOTES:

1. THE GENERAL CONTRACTOR SHALL SCHEDULE A PRE-CONSTRUCTION CONFERENCE WITH
LANDSCAPE ARCHITECT PRIOR TO MOBILIZATION TO DISCUSS AND MARK ALL TREES TO BE
PROTECTED AND REMOVED.

2. THE GENERAL CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT OF ANY EXISTING CONDITIONS
THAT PREVENT CONSTRUCTION AS DETAILED.

3. ALL DIMENSIONS MUST BE VERIFIED ON SITE.  NOTIFY THE LANDSCAPE ARCHITECT IF THERE ARE ANY
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK.

4. CONTRACTOR SHALL IMMEDIATELY NOTIFY THE LANDSCAPE ARCHITECT OF ANY QUESTIONS THAT
MAY ARISE CONCERNING THE INTENT, PLACEMENT, OR LIMITS OF DIMENSIONS NECESSARY FOR THE
CONSTRUCTION OF THIS PROJECT.

5. THE GENERAL CONTRACTOR IS RESPONSIBLE FOR ESTABLISHING SUBGRADE FOR ALL HARDSCAPE
AND PLANTING AREAS.  DO NOT EXCAVATE IN THE ROOT PROTECTION ZONE OF EXISTING TREES. SEE
SHEET L4.1 FOR PLANTING AREA AND TURF AREA SUBGRADES.

6. CONTRACTOR SHALL ALERT LANDSCAPE ARCHITECT WHEN SUBGRADE HAS BEEN ESTABLISHED, FOR
REVIEW PRIOR TO BACKFILLING WITH SOIL MIX.

7. PRIOR TO MAKING ANY EXCAVATION, CONTACT ALL UTILITY COMPANIES TO LOCATE UNDERGROUND
UTILITIES.

8. CONTRACTOR SHALL TAKE STEPS NECESSARY TO PROTECT UTILITIES AND EXISTING FENCING AT ALL
TIMES.

9. VERIFY ALL R.O.W. DIMENSIONS WITH APPROPRIATE JURISDICTION.

10. WHERE PAVING MEETS STRUCTURES, A CONTINUOUS EXPANSION JOINT WILL BE REQUIRED.
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GENERAL PLANTING SCHEDULE:

PLANTING QUANTITY NOTE
Landscape Contractor shall provide and
install 12” of planting mix and 4" mulch for
the entire hatched area.  Landscape
Contractor shall provide and install the
following plants based on container size
per 100 sq ft:

(1)   #15 container shrubs
(9)   #5 container shrubs
(30) #1 container ground covers
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