
 
HISTORIC AND DESIGN REVIEW COMMISSION 

August 19, 2020 
 
HDRC CASE NO: 2020-339 
ADDRESS: 725 E GUENTHER ST 
LEGAL DESCRIPTION: NCB 2882 BLK 7 LOT E IRR 124.4 FT OF 7 
ZONING: RM-4,H 
CITY COUNCIL DIST.: 1 
DISTRICT: King William Historic District 
APPLICANT: MICHAEL LOCKWOOD 
OWNER: Bob Lord 
TYPE OF WORK: Exterior alterations, rehabilitation, window replacement, site modifications 
APPLICATION RECEIVED: July 24, 2020 
60-DAY REVIEW: Not applicable due to City Council Emergency Orders 
CASE MANAGER: Stephanie Phillips 
REQUEST: 
The applicant is requesting approval to: 

1. Perform several fenestration modifications on the side elevations, to include the replacement of non-original windows 
on the right and left side of the house with new wood windows, and the removal of two windows on the right side of 
the structure.  

2. Replace the wrought iron front porch columns with new wood columns.  
3. Install a new ribbon driveway.  
4. Install stained concrete squares in the front yard. 

APPLICABLE CITATIONS: 
 
Historic Design Guidelines, Chapter 2, Exterior Maintenance and Alterations  
  
1. Materials: Woodwork   
A. MAINTENANCE (PRESERVATION)   
i. Inspections—Conduct semi-annual inspections of all exterior wood elements to verify condition and determine 
maintenance needs.   
ii. Cleaning—Clean exterior surfaces annually with mild household cleaners and water. Avoid using high pressure 
power washing and any abrasive cleaning or striping methods that can damage the historic wood siding and detailing.   
iii. Paint preparation—Remove peeling, flaking, or failing paint surfaces from historic woodwork using the gentlest 
means possible to protect the integrity of the historic wood surface. Acceptable methods for paint removal include 
scraping and sanding, thermal removal, and when necessary, mild chemical strippers. Sand blasting and water blasting 
should never be used to remove paint from any surface. Sand only to the next sound level of paint, not all the way to the 
wood, and address any moisture and deterioration issues before repainting.   
iv. Repainting—Paint once the surface is clean and dry using a paint type that will adhere to the surface properly. 
See General Paint Type Recommendations in Preservation Brief #10 listed under Additional Resources for more 
information.   
v. Repair—Repair deteriorated areas or refasten loose elements with an exterior wood filler, epoxy, or glue.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Façade materials—Avoid removing materials that are in good condition or that can be repaired in place. Consider 
exposing original wood siding if it is currently covered with vinyl or aluminum siding, stucco, or other materials that 
have not achieved historic significance.   
ii. Materials—Use in-kind materials when possible or materials similar in size, scale, and character when exterior 
woodwork is beyond repair. Ensure replacement siding is installed to match the original pattern, including exposures. 
Do not introduce modern materials that can accelerate and hide deterioration of historic materials. Hardiboard and other 
cementitious materials are not recommended.   
iii. Replacement elements—Replace wood elements in-kind as a replacement for existing wood siding, matching in 
profile, dimensions, material, and finish, when beyond repair.   



  
2. Materials: Masonry and Stucco   
A. MAINTENANCE (PRESERVATION)   
i. Paint—Avoid painting historically unpainted surfaces. Exceptions may be made for severely deteriorated material 
where other consolidation or stabilization methods are not appropriate. When painting is acceptable, utilize a water 
permeable paint to avoid trapping water within the masonry.   
ii. Clear area—Keep the area where masonry or stucco meets the ground clear of water, moisture, and vegetation.   
iii. Vegetation—Avoid allowing ivy or other vegetation to grow on masonry or stucco walls, as it may loosen mortar and 
stucco and increase trapped moisture.   
iv. Cleaning—Use the gentlest means possible to clean masonry and stucco when needed, as improper cleaning can 
damage the surface. Avoid the use of any abrasive, strong chemical, sandblasting, or high-pressure cleaning method.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Patching—Repair masonry or stucco by patching or replacing it with in-kind materials whenever possible. Utilize 
similar materials that are compatible with the original in terms of composition, texture, application technique, color, and 
detail, when in-kind replacement is not possible. EIFS is not an appropriate patching or replacement material for 
stucco.   
ii. Repointing—The removal of old or deteriorated mortar should be done carefully by a professional to ensure that 
masonry units are not damaged in the process. Use mortar that matches the original in color, profile, and composition 
when repointing. Incompatible mortar can exceed the strength of historic masonry and results in deterioration. Ensure 
that the new joint matches the profile of the old joint when viewed in section. It is recommended that a test panel is 
prepared to ensure the mortar is the right strength and color.   
iii. Removing paint—Take care when removing paint from masonry as the paint may be providing a protectant layer or 
hiding modifications to the building. Use the gentlest means possible, such as alkaline poultice cleaners and strippers, to 
remove paint from masonry.   
iv. Removing stucco—Remove stucco from masonry surfaces where it is historically inappropriate. Prepare a test panel 
to ensure that underlying masonry has not been irreversibly damaged before proceeding.   
 
6. Architectural Features: Doors, Windows, and Screens   
A. MAINTENANCE (PRESERVATION)   
i. Openings—Preserve existing window and door openings. Avoid enlarging or diminishing to fit stock sizes or air 
conditioning units. Avoid filling in historic door or window openings. Avoid creating new primary entrances or window 
openings on the primary façade or where visible from the public right-of-way.   
ii. Doors—Preserve historic doors including hardware, fanlights, sidelights, pilasters, and entablatures.   
iii. Windows—Preserve historic windows. When glass is broken, the color and clarity of replacement glass should match 
the original historic glass.   
iv. Screens and shutters—Preserve historic window screens and shutters.   
v. Storm windows—Install full-view storm windows on the interior of windows for improved energy efficiency. Storm 
window may be installed on the exterior so long as the visual impact is minimal and original architectural details are not 
obscured.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Doors—Replace doors, hardware, fanlight, sidelights, pilasters, and entablatures in-kind when possible and when 
deteriorated beyond repair. When in-kind replacement is not feasible, ensure features match the size, material, and 
profile of the historic element.   
ii. New entrances—Ensure that new entrances, when necessary to comply with other regulations, are compatible in size, 
scale, shape, proportion, material, and massing with historic entrances.   
iii. Glazed area—Avoid installing interior floors or suspended ceilings that block the glazed area of historic windows.   
iv. Window design—Install new windows to match the historic or existing windows in terms of size, type, configuration, 
material, form, appearance, and detail when original windows are deteriorated beyond repair.   
v. Muntins—Use the exterior muntin pattern, profile, and size appropriate for the historic building when replacement 
windows are necessary. Do not use internal muntins sandwiched between layers of glass.   
vi. Replacement glass—Use clear glass when replacement glass is necessary. Do not use tinted glass, reflective glass, 
opaque glass, and other non-traditional glass types unless it was used historically. When established by the architectural 
style of the building, patterned, leaded, or colored glass can be used.   
vii. Non-historic windows—Replace non-historic incompatible windows with windows that are typical of the 
architectural style of the building.   



viii. Security bars—Install security bars only on the interior of windows and doors.   
ix. Screens—Utilize wood screen window frames matching in profile, size, and design of those historically found when 
the existing screens are deteriorated beyond repair. Ensure that the tint of replacement screens closely matches the 
original screens or those used historically.   
x. Shutters—Incorporate shutters only where they existed historically and where appropriate to the architectural style of 
the house. Shutters should match the height and width of the opening and be mounted to be operational or appear to be 
operational. Do not mount shutters directly onto any historic wall material.   
  
7. Architectural Features: Porches, Balconies, and Porte-Cocheres   
A. MAINTENANCE (PRESERVATION)   
i. Existing porches, balconies, and porte-cocheres—Preserve porches, balconies, and porte-cocheres. Do not add new 
porches, balconies, or porte-cocheres where not historically present.   
ii. Balusters—Preserve existing balusters. When replacement is necessary, replace in-kind when possible or with 
balusters that match the originals in terms of materials, spacing, profile, dimension, finish, and height of the railing.   
iii. Floors—Preserve original wood or concrete porch floors. Do not cover original porch floors of wood or concrete 
with carpet, tile, or other materials unless they were used historically.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Front porches—Refrain from enclosing front porches. Approved screen panels should be simple in design as to not 
change the character of the structure or the historic fabric.   
ii. Side and rear porches—Refrain from enclosing side and rear porches, particularly when connected to the main porch 
or balcony. Original architectural details should not be obscured by any screening or enclosure materials. Alterations to 
side and rear porches should result in a space that functions, and is visually interpreted as, a porch.   
iii. Replacement—Replace in-kind porches, balconies, porte-cocheres, and related elements, such as ceilings, floors, and 
columns, when such features are deteriorated beyond repair. When in-kind replacement is not feasible, the design should 
be compatible in scale, massing, and detail while materials should match in color, texture, dimensions, and finish.   
iv. Adding elements—Design replacement elements, such as stairs, to be simple so as to not distract from the historic 
character of the building. Do not add new elements and details that create a false historic appearance.   
v. Reconstruction—Reconstruct porches, balconies, and porte-cocheres based on accurate evidence of the original, such 
as photographs. If no such evidence exists, the design should be based on the architectural style of the building and 
historic patterns.   
  
8. Architectural Features: Foundations   
A. MAINTENANCE (PRESERVATION)   
i. Details—Preserve the height, proportion, exposure, form, and details of a foundation such as decorative vents, grilles, 
and lattice work.   
ii. Ventilation—Ensure foundations are vented to control moisture underneath the dwelling, preventing deterioration.   
iii. Drainage—Ensure downspouts are directed away and soil is sloped away from the foundation to avoid moisture 
collection near the foundation.   
iv. Repair—Inspect foundations regularly for sufficient drainage and ventilation, keeping it clear of vegetation. Also 
inspect for deteriorated materials such as limestone and repair accordingly. Refer to maintenance and alteration of 
applicable materials, for additional guidelines.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Replacement features—Ensure that features such as decorative vents and grilles and lattice panels are replaced in-kind 
when deteriorated beyond repair. When in-kind replacement is not possible, use features matching in size, material, and 
design. Replacement skirting should consist of durable, proven materials, and should either match the existing siding or 
be applied to have minimal visual impact.   
ii. Alternative materials—Cedar piers may be replaced with concrete piers if they are deteriorated beyond repair.   
iii. Shoring—Provide proper support of the structure while the foundation is rebuilt or repaired.   
iv. New utilities—Avoid placing new utility and mechanical connections through the foundation along the primary 
façade or where visible from the public right-of-way.   
 
  
Historic Design Guidelines, Chapter 5, Guidelines for Site Elements   

  
1. Topography   



A. TOPOGRAPHIC FEATURES   
i. Historic topography—Avoid significantly altering the topography of a property (i.e., extensive grading). Do not alter 
character-defining features such as berms or sloped front lawns that help define the character of the public right-of-way. 
Maintain the established lawn to help prevent erosion. If turf is replaced over time, new plant materials in these areas 
should be low-growing and suitable for the prevention of erosion.   
ii. New construction—Match the historic topography of adjacent lots prevalent along the block face for new 
construction. Do not excavate raised lots to accommodate additional building height or an additional story for new 
construction.   
iii. New elements—Minimize changes in topography resulting from new elements, like driveways and walkways, 
through appropriate siting and design. New site elements should work with, rather than change, character-defining 
topography when possible.   
 
5. Sidewalks, Walkways, Driveways, and Curbing   
A. SIDEWALKS AND WALKWAYS   
i. Maintenance—Repair minor cracking, settling, or jamming along sidewalks to prevent uneven surfaces. Retain and 
repair historic sidewalk and walkway paving materials—often brick or concrete—in place.   
ii. Replacement materials—Replace those portions of sidewalks or walkways that are deteriorated beyond repair. Every 
effort should be made to match existing sidewalk color and material.   
iii. Width and alignment— Follow the historic alignment, configuration, and width of sidewalks and walkways. Alter the 
historic width or alignment only where absolutely necessary to accommodate the preservation of a significant tree.   
iv. Stamped concrete—Preserve stamped street names, business insignias, or other historic elements of sidewalks and 
walkways when replacement is necessary.   
v. ADA compliance—Limit removal of historic sidewalk materials to the immediate intersection when ramps are added 
to address ADA requirements.   
B. DRIVEWAYS   
i. Driveway configuration—Retain and repair in place historic driveway configurations, such as ribbon drives. 
Incorporate a similar driveway configuration—materials, width, and design—to that historically found on the site. 
Historic driveways are typically no wider than 10 feet. Pervious paving surfaces may be considered where replacement 
is necessary to increase stormwater infiltration.   
ii. Curb cuts and ramps—Maintain the width and configuration of original curb cuts when replacing historic driveways. 
Avoid introducing new curb cuts where not historically found.   
C. CURBING   
i. Historic curbing—Retain historic curbing wherever possible. Historic curbing in San Antonio is typically constructed 
of concrete with a curved or angular profile.   
ii. Replacement curbing—Replace curbing in-kind when deteriorated beyond repair. Where in-kind replacement is not 
be feasible, use a comparable substitute that duplicates the color, texture, durability, and profile of the 
original. Retaining walls and curbing should not be added to the sidewalk design unless absolutely necessary.  

 
FINDINGS: 
 

a. The primary structure located at 725 E Guenther is a 1-story residence constructed circa 1915 in the Queen 
Anne style. The home features woodlap siding with decorative shake siding in the gable, a prominent side 
chimney, and an asymmetrical front porch. The structure is contributing to the King William Historic District 

b. WINDOW REPLACEMENT – The applicant has proposed to replace several non-original windows on the side 
of the structure. The windows are located in the portion of the home that features non-original stucco siding. 
The several of the new windows will feature a one over one configuration, and two will feature a horizontal 
clerestory configuration. The clerestory window proposed on the right elevation will feature a taller header 
height than the adjacent original windows. While staff finds the replacement of non-original windows generally 
appropriate, staff does not find the proposed configurations consistent at this time. Staff finds that the windows 
should feature a one over one configuration, be vertically oriented, and feature head and sill heights that 
generally align with existing original windows on the structure. 

c. WINDOW REMOVAL – The applicant has proposed to remove several non-original windows on the rear 
portion of the side elevations of the structure. While staff finds the proposal to be generally appropriate due to 
the existing conditions, staff finds that the applicant should incorporate a minimum of one window opening on 



the rearmost portion of the right elevation to ensure that the Guidelines for siding-to-opening ratios are 
maintained. 

d. PORCH COLUMNS – The applicant has proposed to remove the non-original wrought iron columns on the 
front porch and install new wood columns. Staff generally finds the proposal appropriate with the stipulations 
listed in the recommendation. 

e. RIBBON DRIVEWAY – The applicant has proposed to modify the existing concrete driveway to include two 
ribbons. Staff finds the request appropriate and to be an improvement to the existing conditions and finds that 
the maximum width of the driveway should be 10 feet to align with the applicable Guidelines for Site Elements. 

f. FRONT YARD HARDSCAPING – The applicant has proposed to install several stained concrete stairs in the 
front yard per the proposed site plan. According to the Guidelines, new hardscaping modifications in the front 
yard should be consistent with existing precedents in the district. Staff does not find the use of square pavers 
appropriate. Staff finds that a continuous concrete or decomposed granite walkway between the existing front 
walkway and the proposed ribbon driveway would be appropriate.  

g. ADMINISTRATIVE ITEMS – The request also incudes several items that are eligible for administrative 
approval, including the removal of non-original stucco siding on the side and rear of the structure with woodlap 
siding to match the existing on the front of the structure, painting, foundation and skirting repair, and the repair 
and restoration of original wood windows. 

RECOMMENDATION: 
 
Item 1, Staff recommends approval of the window replacement based on finding b with the following stipulations: 

i. That the proposed clerestory windows be modified to feature a one over one configuration, vertical orientation, 
and proportions and sill and header heights that are consistent with existing original windows on the structure as 
noted in finding b. The applicant is required to submit updated elevation drawings to staff for review and 
approval prior to the issuance of a Certificate of Appropriateness. 

ii. That the windows meet the following stipulations: windows must be fully wood or aluminum-clad wood 
windows and feature a true one-over-one configuration. Meeting rails must be no taller than 1.25” and stiles no 
wider than 2.25”. White manufacturer’s color is not allowed, and color selection must be presented to staff. 
There should be a minimum of two inches in depth between the front face of the window trim and the front face 
of the top window sash. This must be accomplished by recessing the window sufficiently within the opening or 
with the installation of additional window trim to add thickness. Window trim must feature traditional 
dimensions and architecturally appropriate sill detail. Window track components must be painted to match the 
window trim or concealed by a wood window screen set within the opening.  

 
Item 2, Staff recommends approval of the window removal based on finding c with the following stipulation: 

i. That the applicant retains or installs a window on the rear portion of the right elevation as noted in finding c. 
The applicant is required to submit updated elevation drawings to staff for review and approval prior to the 
issuance of a Certificate of Appropriateness. 

ii. That the window meets the following stipulations: windows must be fully wood or aluminum-clad wood 
windows and feature a true one-over-one configuration. Meeting rails must be no taller than 1.25” and stiles no 
wider than 2.25”. White manufacturer’s color is not allowed, and color selection must be presented to staff. 
There should be a minimum of two inches in depth between the front face of the window trim and the front face 
of the top window sash. This must be accomplished by recessing the window sufficiently within the opening or 
with the installation of additional window trim to add thickness. Window trim must feature traditional 
dimensions and architecturally appropriate sill detail. Window track components must be painted to match the 
window trim or concealed by a wood window screen set within the opening.  

 
Item 3, Staff recommends approval of the front porch column modifications based on finding d with the following 
stipulations: 

i. That the columns be no wider than 6x6 inches and feature chamfered corners and a traditional base and trim. 
Updated drawings with dimensions are required. 

 
Item 4, Staff recommends approval of the ribbon driveway based on finding e with the following stipulation: 

i. That the driveway is no wider than 10 feet. An updated site plan with dimensions is required. 
 



Item 5, Staff does not recommend approval of the installation of concrete squares in the front yard. Staff recommends 
that a continuous concrete or decomposed granite walkway between the existing walkway and driveway be proposed, 
which may be generally eligible for administrative approval. 
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11314 Acuff Station   San Antonio, Texas 78254

210-383-9281  lockwood.mike1@gmail.com

RESIDENTIAL REMODEL

725 E. GUENTHER ST.

SAN ANTONIO, TX 78210

DESIGNER:

SHEET INDEX

A-1 PLAT & SITE SURVEY

A-2 EXISTING FLOOR PLAN

DEMOLITION PLAN

A-3 PROPOSED FLOOR PLAN

TRIM/FINISH PLAN

FRAMING PLAN

A-4 EXTERIOR ELEVATIONS

A-5 INTERIOR ELEVATIONS

A-6 HEADER DETAILS & WALL SECTIONS

A-7 FRAMING DETAILS

A-8 STAIR DETAILS

E-1 ELECTRICAL

SQUARE FOOTAGE CALCULATIONS

TOTAL HEATED AREA 2932

TOTAL COVERED AREA 1001

TOTAL SLAB AREA 3933

1. THE SCOPE OF WORK FOR THE PROJECT SHALL
INCLUDE ALL LABOR, MATERIALS, DEVICES,
SUPPLIES, EQUIPMENT, AND OTHER FACILITIES
NECESSARY FOR AND INCIDENTAL TO THE
EXECUTION AND COMPLETION OF WORK
DESCRIBED IN THESE DOCUMENTS.

2. THE CONTRACTOR SHALL SECURE AND PAY FOR
THE BUILDING PERMIT AND OTHER PERMITS AND
GOVERNMENT FEES, LICENSES AND INSPECTIONS
NECESSARY FOR PROPER EXECUTION AND
COMPLETION OF WORK.

3. THE CONTRACTOR SHALL PAY ALL FEDERAL,
STATE, LOCAL AND ALL OTHER TAXES THAT ARE
APPLICABLE TO THIS CONTRACT.

4. IT IS THE RESPONSIBILITY OF THE CONTRACTOR
TO BECOME GENERALLY FAMILIAR WITH THE JOB
SITE AND EXISTING CONDITIONS PRIOR TO
PROCEEDING WITH WORK. THE CONTRACTOR
SHALL VERIFY ALL DIMENSIONS AND CONDITIONS
AT THE SITE AND REPORT ANY DISCREPANCIESTO
THE ARCHITECT BEFORE PROCEEDING WITH THE
WORK.

5. THESE DRAWINGS ARE DIAGRAMMATIC AND
SHALL NOT BE SCALED. WHERE LACK OF
INFORMATION, OR ANY DISCREPANCY SHOULD
APPEAR IN THE DRAWINGS OR SPECIFICATIONS,
THE G.C. SHALL REQUEST WRITTEN
INTERPRETATION FROM THE ARCHITECT BEFORE
PROCEEDING WITH THAT PORTION OF THE WORK.

6. NO CHANGES, MODIFICATIONS OR DEVIATIONS
SHALL BE MADE FROM THE DRAWINGS OR
SPECIFICATIONS WITHOUT FIRST SECURING
WRITTEN PERMISSION FROM THE ARCHITECT.

7. ITEMS LABELED NIC ARE "NOT IN CONTRACT".
THE G.C., HOWEVER, IS RESPONSIBLE FOR ALL
R.O., NECESSARY BLOCKING AND COORDINATION
OF WORK.

8. WHERE A SYSTEM OR ASSEMBLY IS CALLED FOR,
ALL NECESSARY PARTS AND MATERIALS REQUIRED
FOR A COMPLETE INSTALLATION/SYSTEM SHALL
BE PROVIDED AND INSTALLED ACCORDING TO
THE MANUFACTURERS INSTRUCTIONS.

9. ALL SYSTEMS & MATERIALS SHALL BE INSTALLED
IN STRICT ACCORDANCE WITH THE
MANUFACTURERS RECOMMENDATIONS,
INSTRUCTIONS AND SPECIFICATIONS.

10. PROVIDE ADEQUATE CONCEALED BLOCKING AND
ANCHORING FOR ALL CEILING AND WALL
MOUNTED EQUIPMENT, HARDWARE AND
ACCESSORIES. COORDINATE WITH ALL TRADES
THE LOCATIONS OF SLEEVES, BLOCKING OR
OTHER PRESET ACCESSORIES INVOLVING OTHER
TRADES.

11. CONTRACTOR TO COORDINATE AND SCHEDULE
WORK OF ALL TRADES SO AS TO NOT DELAY AT
ANY PHASE OF COMPLETION, CONSTRUCTION
DUE TO INTERCONNECTING WORK OR LATE
SCHEDULING. IT IS THE RESPONSIBILITY OF THE
GENERAL CONTRACTOR TO ENSURE THAT ALL
SUB-TRADES ARE FAMILIAR WITH THE COMPLETE
CONSTRUCTION DOCUMENTS PACKAGE
INCLUDING WORK THAT MAY OR MAY NOT BE
PART OF THEIR SCOPE.

12. ALL WORK SHALL BE PERFORMED WITH THE BEST
ACCEPTED PRACTICES OF THE RESPECTED TRADES.

13. ALL MATERIALS TO BE NEW (UNLESS OTHERWISE
NOTED ON DRAWINGS), FIRST CLASS, IN EVERY
RESPECT, AND SHALL CONFORM TO CONTRACT
DOCUMENTS.

14. CONTRACTOR TO COORDINATE CUTTING &
PATCHING OF ALL TRADES. MATCH EXISTING
MATERIALS AS REQUIRED.

15. CONTRACTOR TO COORDINATE KEYING SYSTEMS
AND ALL HARDWARE FUNCTIONS WITH OWNER.

16. CONTRACTOR TO COORDINATE THE
INSTALLATION OF ALL ELECTRICAL, ALARM,
SECURITY, DATA AND TELEPHONE LINES.
CONCEAL ALL NEW UTILITIES IN FINISHED AREAS
AS REQUIRED. TELEPHONES TO BE FURNISHED
AND INSTALLED BY OWNER.

17. LIFE SAFETY SYSTEMS SHALL BE INSTALLED AS
REQUIRED, PER N.F.P.A., AND LOCAL
REGULATIONS.

18. CONTRACTOR TO COORDINATE ALL DELIVERY
SCHEDULES AND LOCATIONS FOR ALL OWNER
FURNISHED ITEMS WITH EACH SUPPLIER. VERIFY
SUCH OWNER FURNISHED ITEMS WITH OWNERS
REPRESENTATIVE, G.C. TO PROVIDE SOLID WOOD
BLOCKING AS REQUIRED.

19. CONTRACTOR SHALL REMOVE ALL TEMPORARY
ITEMS, TRASH, TOOLS, AND EXCESS MATERIALS
AT THE COMPLETION OF WORK AND LEAVE THE
ENTIRE PROJECT SITE IN A NEAT, CLEAN,
ACCEPTABLE CONDITION.

20. PRIOR TO TURNING THE COMPLETED PROJECT
OVER TO THE OWNER, THE CONTRACTOR SHALL
REMOVE ALL GREASE, DUST, DIRT, STAINS,
LABELS, FINGERPRINTS AND OTHER FOREIGN
MATERIALS FROM SIGHT, AND SWEEP, WET-MOP
AND VACUUM ALL FLOORS.

21. THE CONTRACTOR SHALL PROVIDE TEMPORARY
ELECTRICAL POWER AND LIGHTING AS REQUIRED.

22. THE GENERAL CONTRACTOR SHALL MAINTAIN A
SAFE AND SECURE SITE DURING ALL PHASES OF
CONSTRUCTION.

23. ALL WORK PERFORMED SHALL COMPLY WITH ALL
FEDERAL, STATE AND LOCAL BUILDING CODES
AND REQUIREMENTS, AS WELL AS THE MOST
RECENT REQUIREMENTS OF THE APPLICABLE
ACCESSIBILITY CODES.

24. THE GENERAL CONTRACTOR SHALL SUBMIT A
WRITTEN GUARANTEE FOR THEIR MATERIALS
AND WORKMANSHIP FOR ONE (1) YEAR FROM
THE DATE OF FINAL ACCEPTANCE OF OWNER.

25. DISRUPTED ELECTRICAL AND WATER LINES
RE-ROUTED DURING PROJECT CONSTRUCTION
ARE TO REMAIN IN CONTINUOUS SERVICE.

26. ANY EXISTING UTILITIES TO BE ABANDONED
SHALL BE PROPERLY DISCONNECTED, PLUGGED
OR CAPPED, AS REQUIRED BY CODE AND SOUND
CONSTRUCTION PRACTICE.

27. UNLESS OTHERWISE NOTED, ELECTRICAL
CONDUITS, PLUMBING LINES, ETC., SHALL BE RUN
CONCEALED AND FRAMING SHALL BE ADEQUATE
SIZE TO ACCOMPLISH RESULT WITHOUT CAUSING
ANY VARIATIONS IN THE WALL PLANE.

GENERAL NOTES:

REVISED: 07/22/2020
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CABINET BLOCKING: VANITY 26"/32" 26"/32" WALL  54" & 80" 54" & 80" BASE  32" 32" (MEASUREMENTS ARE FROM CONC.  FLR TO BOTTOM OF BLOCK)
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5.   NAIL SCHEDULE:
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D.  POST & BEAM DECKING
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C.  STUDS
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B.  SILLS, PLATES, BLOCKING, BRIDGING ETC.
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NO.2 DOUGLAS FIR.
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A.  POST, BEAMS, HEADERS, JOISTS & RAFTERS.
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4.   LUMBER SPECIES:
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A. THE RESIDENTIAL ENERGY CODE ALLOWS FOR SELECTION OF ONE OF THE RESIDENTIAL ENERGY CODE ALLOWS FOR SELECTION OF ONE OF NINE PRESCRIPTIVE INSULATION PATHS, PROVIDING THE HOMEOWNER OR BUILDER OPS FOR SUN TEMPERED SITUATIONS, LIMITED HOUSE SIZE, LOG HOMES, VARIABLES IN INSULATION IN SPECIFIC LOCATIONS, ETC. PATH #1 WAS BASED ON COST-EFFECTIVENESS, WHILE THE OTHER PATHS ARE BASED ON ENERGY EQUIVALENCE WITH PATH #1. UNLESS SPECIFIC INFORMATION IS RECEIVED OUTLINING THE PATH FOLLOWED AND SPECIFIC INSULATION STANDARDS MET, THE BUILDING DEPARTMENT WILL REVIEW THE BUILDING FOR CONFORMANCE WITH PATH #1. THE FOLLOWING SPECIFIC STANDARDS ARE APPLICABLE FOR PATH #1: APPENDIX C, TAB. C401.1(1).  1.  Windows, Class 40:  Allwindows must be labed showing the class. Windows, Class 40:  Allwindows must be labed showing the class. Site built windows are not permissible with this path. 2.  DOORS .  MAIN ENTRY DOOR (MAXIMUM 24 SF) U=.54; OTHER DOORS DOORS .  MAIN ENTRY DOOR (MAXIMUM 24 SF) U=.54; OTHER DOORS U=.20. DOCUMENTATION MUST BE PROVIDED TO THE INSPECTOR SHOWING THE APPTOPRIATE U VALUE. 3.  WALL INSULATION.  R-21 ADVANCED FRAMING R-19 MAY BE WALL INSULATION.  R-21 ADVANCED FRAMING R-19 MAY BE SUBSTITUTED. 4.  UNDERFLOOR INSULATION:   R-25.  FOUNDATION PERIMETER UNDERFLOOR INSULATION:   R-25.  FOUNDATION PERIMETER INSULATION MAY NOT BE SUBSTITUTED FOR THE UNDERFLOOR INSULATION. 5.  CEILINGS:  FLAT CEILINGS R-38; VAULTED CEILINGS (CEILING PITCH CEILINGS:  FLAT CEILINGS R-38; VAULTED CEILINGS (CEILING PITCH 2:12 OR GREATER)  R-30 (CEILING INSUALTION LESS THAN R-38 MAY NOT BE IN MORE  THAN 1/2 OF THAN 1/2 OF 6. SKYLIGHTS: (CLASS 50) AREA MAY NOT EXCEED 2% OF THE ROOF SKYLIGHTS: (CLASS 50) AREA MAY NOT EXCEED 2% OF THE ROOF AREA. SKYLIGHTS (CLASS40) ARE UNLIMITED IN AREA. 7. FORCED AIR DUSTS:  R-8 IN ALL UNHEATED AREAS. FORCED AIR DUSTS:  R-8 IN ALL UNHEATED AREAS. 8. BASEMENT WALLS:  R-21 EXTENDING FROM THE BOTTOM OF THE  BASEMENT WALLS:  R-21 EXTENDING FROM THE BOTTOM OF THE  ABOVE-GRADE SUBFLOOR TO THE TOP OF THE BELOW-GRADE FINISHED FLOOR. 9. SLAB FLOOR EDGE:  R-15 INSULATION MUST BE PLACED FROM THE SLAB FLOOR EDGE:  R-15 INSULATION MUST BE PLACED FROM THE TOP OF THE SLAB DOWN 24" OR FROM THE TOP DOWN OT THE BOTTOM OF THE SLAB AND HORIZONTALLY BACK UNDER THE SLAB FOR A TOTAL OF 4".  FOR MONOLITHIC SLABS, INSULATION MUST EXTEND FROM THE TOP OF THE SLAB DOWN TO THE BOTTOM OF THE THICKENED EDGE. ABOVE GRADE PROTECTION MUST BE PROVIDED FOR INSULATION INSTALLED ON THE EXTERIOR SIDE OFTHE SLAB.  ALL SLAB EDGES AT JUNCTURES BETWEEN HEATED AND UNHEATED SPACES MUST BE INSULATED. B. INSULATION FACING, SUCH AS VAPOR BARRIERS, SHALL NOT BE INSULATION FACING, SUCH AS VAPOR BARRIERS, SHALL NOT BE EXPOSED IN THE ATTIC, CRAWL SPACE OR ANY OTHER AREA UNLESS THE FLAME-SPREAD OF THE FACING MATERIAL IS 25 OR LESS AND SMOKE DENSITY IS NOT GREATER THAN 450.   SEC. 319.1.  C. IF PLASTIC FOAM INSULATION IS EXPOSED, IT SHALL BE APPROVED TO IF PLASTIC FOAM INSULATION IS EXPOSED, IT SHALL BE APPROVED TO BE EXPOSED OR SHALL BE PROTECTED AS REQUIRED IN  SEC. 317  D. PROVIDE A VAPOR BARRIER WITH 1 PERM DRY CUP RATING OR LESS ON PROVIDE A VAPOR BARRIER WITH 1 PERM DRY CUP RATING OR LESS ON THE WARM SIDE 9IN WINTER) OF ALL INSULATION IN EXTERIOR WALLS AND INTERIOR FLOORS (EXCEPT GARAGE CONCRETE SLAB FLOORS) OF HEATED RESIDENTIAL BUILDINGS. IN ALL EXTERIOR CEILINGS WITHOUT AN ATTIC SPACE ABOVE, AN APPROVED VAPOR BARRIER HAVING A 0.5 PERM DRY CUP RATING OR LESS SHALL BE INSTALLED ON THE WARM SIDE OF THE INSULATION. LAP EDGES AT THE FRAMING MEMBERS.  SEC. C401.9.1.
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MECHANICAL, PLUMBING, ELECTRICAL
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1. Smoke detectors shall be installed in each sleeping room,
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outside each separate sleeping area in the immediately vicinity of
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the bedrooms and on each additional story of the dwelling,
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including basements. In dwellings with split levels, a smoke
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detector need to be installed only on the upper level provided the
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lower level is less than 1 full story below the upper level,unless
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there is a doorseparating the levels, in which case s detector is
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required on both levels. All detectors shall be interconnected such

AutoCAD SHX Text
that the actuation of one alarm will actuate all the alarms in the
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individual unit providing an alarm which will be audible in all
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sleeping areas. Required smoke detectors shall receive their
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primary power from the building wiring when such wiring is served
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from a commercial source and when primary power is interrupted,
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shall receive power from a battery. Wiring shall be permanent and
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without a disconnecting switch other than those required for

AutoCAD SHX Text
overcurrent protection.  Sec. 316.1.
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2. Required smoke detectors shall not be located within

AutoCAD SHX Text
kitchens or garages. Ionization smoke detectors shall not be

AutoCAD SHX Text
located closer than 3' horizontally from the door to a kitchen;

AutoCAD SHX Text
the door to a bathroom containing a tub or shower; or  the
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supply register of a force air heating or cooling system. A
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smoke detector installed within 20' (direct linear path) of a
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cooking appliance shall be photoelectric or the detector shall
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have an approved alarm silencing means.  Sec. 316.1
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3. For any additional or alteration requiring a building permit, the
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entire building shall be provided with smoke detectors located as
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required for new buildings. Smoke detectors installed under this
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provision need not be interconnected unless other remodeling
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considerations require removal of the appropriate wall and ceiling
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coverings to facilitate conceled interconnected.  Sec 316.1
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4. Heating: Each thermostat shall be capable of being let from

AutoCAD SHX Text
55degrees F--75 degrees F.  Cooling equipment: Each thermostat

AutoCAD SHX Text
shall be capable of being set for 70 degrees F--85 degrees F only.  
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5. Free standing or built-in ranges require a vertical clearance above the

AutoCAD SHX Text
cooking top not less than 30" to unprotected combustiables or 24" if

AutoCAD SHX Text
protected by noncombustible material. Vented ranges hoods shall be vented

AutoCAD SHX Text
to the outside by a single-wall pipe constructed of galvanized steel,

AutoCAD SHX Text
stainless, copper or other approved material. The duct shall have a smooth

AutoCAD SHX Text
interior surface, be substantially airtight and shall be equipped with a

AutoCAD SHX Text
back-draft damper. Open top btoler units shallbe provided with a hood
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complying with Sec. 1804 or incorporate an integral exhaust system listed
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for use without a hood. Self venting ranges or unvented hoods shall be
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installed in accordance with their listings.   Sec. 1802.1. 2201.1, 2202.
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6. Clothes dryer exhaust vents shall convey products of combustion
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and moisture to the exterior. They shall not be connected with
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sheet-metal screws or other fastening means extending into the vent.
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They shall be equipped with back-draft dampers. Ducts shall be
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constructed of minimum .016" ridid metal with joints running in the
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direction of airflow. Transition ducts shall not be concealed within
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construction. Ducts shall terminate with a full opening exhaust hood.
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The maximum length of a 4" vent shall not exceed 25' from the dryer

AutoCAD SHX Text
location to wall or roof termination. Length reductions of 2.5' for 45
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degree bends and 5' for 90 degree bends are required. Installations
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when this length is exceeded shall be installed in accordance with the
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MFG's installation instructions.  Sec. 1801.
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7. Wood stoves must be installed as per their installation instructions and
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must be labled indicating they meet  emissions requirements. Wood stoves
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installed in an alcove must be specifically approved for such installation.

AutoCAD SHX Text
Used wood stoves must comply with Sec. 1307.5
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8. Fireplaces and masonry chemneys shall be installed per Chapter

AutoCAD SHX Text
10. A minimum 2" clearance to combustible wood framing is
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required.
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9. Gas water heaters shall not be installed in a bedroom, closet,

AutoCAD SHX Text
bathroom or utility room unless is a direct vent appliance or

AutoCAD SHX Text
complies with Sec 2307.
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BATHROOMS
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1. The center line of water closet shall be not less than 15"

AutoCAD SHX Text
from adjacent walls/partitions or 12" from a tub.  A minimum

AutoCAD SHX Text
21" clearance is required in front of water closets.   Sec 307.2
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2. Shower compartments shall have at least 1,024 sq. in. of

AutoCAD SHX Text
floor area and be of sufficient size to encompass a circle with
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a diameter not less than 30".  Sec 3209.
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3. The wall area above built-in tubs having shower heads and

AutoCAD SHX Text
in shower compartemnts shall be finished with a smooth,
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hard and non-absorbent surface to a height of not less than
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6' above the floor. If gypsun board is used as a base or
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backer board for adhesive application of tile or similar
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material, it shall be a type manufactured for that use.
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SEC 702.4 &  702.4.2
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4. Bathrooms and water closets rooms shall be provided with

AutoCAD SHX Text
glazing not less than 3 sq. ft., 1/2 of which must be operable,

AutoCAD SHX Text
or a mechanical ventilation system. Ventilation shall be either
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intermittent---50cfm or continuous 20cfm. For rooms larger
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than 75 sq.ft., the intermittent ventilation shall provide 5 air
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changes per hour. Ventilation shall be exhausted to outside.
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10"X10" CORNER TILE SHELF @ 20" A.F.F.
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PLUMBING NOTES: 1. THE DRAIN/WASTE/VENT (DWV) SYSTEM SHALL BE CONSTRUCTED THE DRAIN/WASTE/VENT (DWV) SYSTEM SHALL BE CONSTRUCTED OF MATERIALS LISTED IN, OR ALLOWED BY, THE FLORIDA PLUMBING CODE. 2. DWV SYSTEMS MAY BE ABS OR PVC PIPING. DWV SYSTEMS MAY BE ABS OR PVC PIPING. 3. TUB AND / OR SHOWERP-TRAP ACCESS IS PROVIDED UNDER TUB AND / OR SHOWERP-TRAP ACCESS IS PROVIDED UNDER HOME, UNLESS OTHERWISE NOTED ON PLANS (WHEN INSTALLED). 4. THE BUILDING DRAINS AND CLEAN-OUTS, WHEN DESIGNED BY THE BUILDING DRAINS AND CLEAN-OUTS, WHEN DESIGNED BY OTHERS AND SITE INSTALLED BY OTHERS, ARE SUBJECT TO LOCAL JURISDICTION APPROVAL. 5. THE WATER HEATER SHALL HAVE A SAFETY PAN WITH 1 INCH THE WATER HEATER SHALL HAVE A SAFETY PAN WITH 1 INCH MINIMUM DRAIN TO THE EXTERIOR OF THE BUILDING (ON-SITE, BY OTHERS). 6. THE WATER HEATER T&P RELIEF VALVE SHALL DRAIN TO THE THE WATER HEATER T&P RELIEF VALVE SHALL DRAIN TO THE EXTERIOR (ON-SITE BY OTHERS). 7. THERMAL EXPANSION DEVICE, IF REQUIRED BY WATER HEATER THERMAL EXPANSION DEVICE, IF REQUIRED BY WATER HEATER INSTALLATION INSTRUCTIONS, SHALL BE INSTALLED ON-SITE, BY OTHERS AND SHALL BE SUBJECT TO LOCAL APPROVAL. 8. ALL PLUMBING FIXTURES SHALL HAVE SEPARATE SHUTOFF ALL PLUMBING FIXTURES SHALL HAVE SEPARATE SHUTOFF VALVES. 9. A SHUTOFF VALVE SHALL BE INSTALLED WITHIN THREE FEET OF A SHUTOFF VALVE SHALL BE INSTALLED WITHIN THREE FEET OF THE FRESH WATER INLET TO THE BUILDING (THIS SHALL BE INSTALLED ON-SITE, BY OTHERS AND SHALL BE SUBJECT TO LOCAL APPROVAL). 10. WATER SUPPLY PIPING INSTALLED IN ANY WALL EXPOSED TO THE WATER SUPPLY PIPING INSTALLED IN ANY WALL EXPOSED TO THE EXTERIOR SHALL BE LOCATED ON THE HEATED SIDE OF THE EXTERIOR WALL INSULATION.  ALL WATER LINES WATER SUPPLY LINES SHALL BE IN ANY UNCONDITIONED SPACES SHALL BE INSULATED WITH MINIMUM R-6.5 INSULATION (ON-SITE BY OTHERS). 11. WATER SUPPLY LINES SHALL BE PEX , CPVC, OR COPPER. WATER SUPPLY LINES SHALL BE PEX , CPVC, OR COPPER. 12. WATER SUPPLYS TUB UPS TO BE ½”. WATER SUPPLYS TUB UPS TO BE ½”. . 13. ALL SUPPLY “CROSSOVER” (MATING LINES) PIPING SHALL BE ALL SUPPLY “CROSSOVER” (MATING LINES) PIPING SHALL BE CROSSOVER” (MATING LINES) PIPING SHALL BE (MATING LINES) PIPING SHALL BE CONNECTED ON-SITE BY OTHERS, AND SHALL BE SUBJECT TO LOCAL APPROVAL. 14. ALL SHOWER STALLS SHALL BE COVERED WITH A NONABSORBENT ALL SHOWER STALLS SHALL BE COVERED WITH A NONABSORBENT MATERIAL TO A MINIMUM HEIGHT OF 70 INCHES ABOVE THE FINISHED FLOOR LEVEL.  IF THIS IS NOT FACTORY INSTALLED IT SHALL BE COMPLETED ON-SITE BY OTHERS, AND SHALL BE SUBJECT TO LOCAL APPROVAL. 15. WHEN PROVIDED, ALL SHOWER FIXTURES SHALL BE CONTROLLED WHEN PROVIDED, ALL SHOWER FIXTURES SHALL BE CONTROLLED BY AN APPROVED MIXING VALVE WITH A MAXIMUM TEMPERATURE OF 120’ (48.8’C). (48.8’C). C). 16. ALL LAVS SHALL BE CONTROLLED BY AN APPROVED MIXING ALL LAVS SHALL BE CONTROLLED BY AN APPROVED MIXING VALVE. 17. THE BUILDING DRAINS AND CLEAN-OUTS, WHEN DESIGNED BY THE BUILDING DRAINS AND CLEAN-OUTS, WHEN DESIGNED BY OTHERS AND SITE INSTALLED BY OTHERS, ARE SUBJECT TO LOCAL JURISDICTION APPROVAL. 18. THE WATER HEATER SHALL HAVE A SAFETY PAN WITH 1 INCH THE WATER HEATER SHALL HAVE A SAFETY PAN WITH 1 INCH MINIMUM DRAIN TO THE EXTERIOR OF THE BUILDING (ON-SITE, BY OTHERS). 19. THE WATER HEATER T&P RELIEF VALVE SHALL DRAIN TO THE THE WATER HEATER T&P RELIEF VALVE SHALL DRAIN TO THE EXTERIOR (ON-SITE BY OTHERS). 20. THERMAL EXPANSION DEVICE, IF REQUIRED BY WATER HEATER THERMAL EXPANSION DEVICE, IF REQUIRED BY WATER HEATER INSTALLATION INSTRUCTIONS, SHALL BE INSTALLED ON-SITE, BY OTHERS AND SHALL BE SUBJECT TO LOCAL APPROVAL. 21. ALL PLUMBING FIXTURES SHALL HAVE SEPARATE SHUTOFF ALL PLUMBING FIXTURES SHALL HAVE SEPARATE SHUTOFF VALVES. 22. A SHUTOFF VALVE SHALL BE INSTALLED WITHIN THREE FEET OF A SHUTOFF VALVE SHALL BE INSTALLED WITHIN THREE FEET OF THE FRESH WATER INLET TO THE BUILDING (THIS SHALL BE INSTALLED ON-SITE, BY OTHERS AND SHALL BE SUBJECT TO LOCAL APPROVAL). 23. WATER SUPPLY PIPING INSTALLED IN ANY WALL EXPOSED TO THE WATER SUPPLY PIPING INSTALLED IN ANY WALL EXPOSED TO THE EXTERIOR SHALL BE LOCATED ON THE HEATED SIDE OF THE EXTERIOR WALL INSULATION.  ALL WATER LINES WATER SUPPLY LINES SHALL BE IN ANY UNCONDITIONED SPACES SHALL BE INSULATED WITH MINIMUM R-6.5 INSULATION (ON-SITE BY OTHERS). 24. WATER SUPPLY LINES SHALL BE PEX , CPVC, OR COPPER. WATER SUPPLY LINES SHALL BE PEX , CPVC, OR COPPER. 25. WATER SUPPLYS TUB UPS TO BE ½”. WATER SUPPLYS TUB UPS TO BE ½”. . 26. ALL SUPPLY “CROSSOVER” (MATING LINES) PIPING SHALL BE ALL SUPPLY “CROSSOVER” (MATING LINES) PIPING SHALL BE CROSSOVER” (MATING LINES) PIPING SHALL BE (MATING LINES) PIPING SHALL BE CONNECTED ON-SITE BY OTHERS, AND SHALL BE SUBJECT TO LOCAL APPROVAL. 27. ALL SHOWER STALLS SHALL BE COVERED WITH A NONABSORBENT ALL SHOWER STALLS SHALL BE COVERED WITH A NONABSORBENT MATERIAL TO A MINIMUM HEIGHT OF 70 INCHES ABOVE THE FINISHED FLOOR LEVEL.  IF THIS IS NOT FACTORY INSTALLED IT SHALL BE COMPLETED ON-SITE BY OTHERS, AND SHALL BE SUBJECT TO LOCAL APPROVAL. 28. WHEN PROVIDED, ALL SHOWER FIXTURES SHALL BE CONTROLLED WHEN PROVIDED, ALL SHOWER FIXTURES SHALL BE CONTROLLED BY AN APPROVED MIXING VALVE WITH A MAXIMUM TEMPERATURE OF 120’ (48.8’C). (48.8’C). C). 29. ALL LAVS SHALL BE CONTROLLED BY AN APPROVED MIXING ALL LAVS SHALL BE CONTROLLED BY AN APPROVED MIXING VALVE.
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