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CONSTRUCTION PLANS FOR:
RESIDENTIAL ADDITION/ REMODEL AT
160 RICHTER LANE NEW BRAUNFELS

TX 78130

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 KNOWLEDGE 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 DESIGNER.

CONSTRUCTION SHALL COMPLY WITH THE ALL APPLICABLE STATE, FEDERAL, &  LOCAL CODES.

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.

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 DESIGNER.

IN THE EVENT A DISCREPANCY IS FOUND IN THE CONTRACT DOCUMENTS, THE OWNER & DESIGNER  SHALL
BE NOTIFIED IMMEDIATELY.

CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND MEASUREMENTS IN THE FIELD AND NOTIFY THE
DESIGNER OF ANY  DISCREPANCIES PRIOR TO CONSTRUCTION.

ANY DISCREPANCIES PRIOR TO CONSTRUCTION.

STORE MATERIALS IN SPACES DESIGNATED BY OWNER.

REMOVE RUBBISH FROM PREMISES AS OFTEN AS NECESSARY OR AS DIRECTED.

ALL WORK AND EQUIPMENT SHALL BE CLEANED TO THE SATISFACTION OF THE OWNER BEFORE  TURNING
SAME OVER TO THE OWNER.

SHOP DRAWINGS SHALL BE SUBMITTED TO THE OWNER FOR APPROVAL PRIOR TO ORDERING AND
INSTALLATION OF ANY EQUIPMENT.

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

THERE SHALL BE NO DEVIATION FROM SPECIFICATIONS WITHOUT THE WRITTEN APPROVAL OF THE  OWNER,
DESIGNER, AND/OR ENGINEER.

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

MECHANICAL CONTRACTOR TO VERIFY WITH DESIGNER ANY CHASE AREA NOT SHOWN ON DRAWINGS.   ALL
SHOP DRAWINGS TO BE SUBMITTED FOR APPROVAL PRIOR TO ORDERING ANY EQUIPMENT.

DO NOT SCALE DRAWINGS; DIMENSIONS GOVERN. IF THERE IS A DISCREPANCY BETWEEN LARGE SCALE  AND
SMALL SCALE DRAWINGS, CONTACT THE DESIGNER FOR CLARIFICATION.

CONTRACT DRAWINGS AND SPECIFICATIONS REPRESENT FINISHED STRUCTURE.  THEY DO NOT INDICATE
METHOD OF CONSTRUCTION.  CONTRACTOR SHALL PROVIDE ALL MEASURES NECESSARY TO PROTECT
STRUCTURE AND PERSONNEL DURING CONSTRUCTION.  SUCH MEASURES SHALL INCLUDE, BUT NOT BE
LIMITED TO, BRACING, SHORING OF LOADS DUE TO CONSTRUCTION EQUIPMENT, EXCAVATION
PROTECTION, SCAFFOLDING, JOB SITE SAFETY, ETC.  OBSERVATION VISITS TO THE SITE BY THE  DESIGNER,
OWNER, OR ENGINEER SHALL NOT INCLUDE INSPECTION OF ABOVE ITEMS.

THE CONTRACTOR SHALL NOT STORE BUILDING MATERIALS, STAGE CONSTRUCTION OPERATIONS FROM,
NOR GAIN ACCESS TO THE CONSTRUCTION SITE OVER ADJACENT PROPERTIES.

THIS FACILITY HAS BEEN DESIGNED WITH THE INTENT TO COMPLY WITH THE TEXAS ACCESSIBILITY
STANDARDS (TAS) AND THE AMERICANS WITH DISABILITIES ACT (ADA).  GRAPHIC GUIDELINES FOR
CLEARANCES AT DOORS AND TOILET ROOMS HAVE BEEN PROVIDED FOR REFERENCE. WHERE  DIMENSIONS
INDICATED OR PRODUCTS SPECIFIED HEREIN DO NOT COMPLY WITH GUIDELINES, NOTIFY  THE DESIGNER IN
WRITING PRIOR TO ORDERING THE ITEM IN QUESTION OR CONSTRUCTING THE  AFFECTED ASSEMBLY.

GENERAL NOTES: WALL SCHEDULE
PLAN - SECTIONMK.

A1

DENOTES WALL
STUD SIZE & SPACE

2" x 6" WOOD @ 16"
o.c.

EXTERIOR WALL HEIGHT GYP BD. & INSULATION
FULL (STUDS TO

B.O.R.)
5/8" GYP. BD. (Both Sides),

R-23 BATT, U305 2 hr. rated

A3

A2 2" x 6" WOOD @ 16"
o.c.

2" x 4" WOOD
 @ 16" o.c. B.O.J. 5/8" GYP. BD. (Both Sides)

5/8" GYP. BD. (Both Sides)B.O.J.

A4 5/8" GYP. BD. (Both Sides)2" x 6" WOOD @ 16"
o.c.

EXTERIOR

INTERIOR /
PLUMBING

PARAPET

INTERIOR

SHEET INDEX

COVER SHEET

PROPOSED SITE PLAN

DEMOLITION PLAN

EXISTING FLOOR PLAN

PROPOSED FLOOR PLANVICINITY MAP

A001 EXISTING SITE PLAN

A002

A003

A004

A006

C001

ROOF PLANA007

PRPOSED EXTERIOR ELEVATIONS-IA008

A009

EXISTING FRONT VIEW

B.O.J.

PRPOSED EXTERIOR ELEVATIONS-II

MECHANICAL PLANM001

E001 ELECTRICAL PLAN

GENERAL NOTESS-1

FOUNDATION PLANS-2

FRAMING PLANS-3

STRUCTURAL DETAILS-1S-4

ADDITION-DOOR AND WINDOW DETAILS

APPLICABLE CODES:
2021 International Fire Code
2021 International Building Code
2021 International Plumbing Code

 2021  International Mechanical Code
2020 National Electrical Code
2021 International Residential Code
 2021 International Existing Building Code
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SCOPE OF WORK:
RESIDENTIAL ADDITION AND INTERIOR BUILT-OUT

PROJECT DATA:
EXISTING COVERED AREA:        1465 SQFT
ADDITION AREA:                         235 SQFT
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BUILDING LAYOUT NOTES:

All finished concrete surfaces shall be a minimum of 1
inch above the finished grade.

The exterior cladding will be fiber cement 

 lap siding (hardi board) with RT Trim,
(i.e. “ready finish trim”)
stick framing with 2x4s – not 2x6s on the exterior walls.

The only areas where we have 2x6 walls is (a) the 
plumbing walls and (b) the 8’ 6” wall that is “open to below”

And the minimum R-value is R-13 (not R23).

Approval: Architect reserves the right to reject any work
that does not satisfy the design intent.

The roof will be standard composition shingles. 

We’re going to have foam insulation on walls and ceiling

slab with: 4” thickness 
18” wide exterior beams (2 no. 5 bars top and bottom)
with minimum depth of 18” and 6” into undisturbed soil 
12” wide interior beams (2 no. 4 bars top and bottom)
with minimum depth of 12” and 6” into undisturbed soil 

Wood Studs: All exterior wall and demising wall studs to
be 2"x4" spaced at 16" on center. All other interior walls
to be 2"x4" studs spaced at 16" on center. Refer to
Structural Drawings for load bearing stud layout, sections,
and details.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to
be Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Control, Grades, and Elevation:
1.

Veneer Walls (B &B Siding,stucco and stone):

4.

Stud Walls:

15.

5.

6.

7.

8.

9.

10.

11.

13.

14.

16.

3.

2.
 lap siding (hardi board)

as you walk in the front door 5/8 gypsum board is only
required on one side of each 2x6 partition wall – not both sides.

Place ladder type horizontal reinforcement at every other
course.

Roofing:

 (min R-21 for walls and R31 for roof) 

Slab:

18” wide center beam with 2 no. 5 bars top and bottom
 with minimum depth of 18” and 12” into undisturbed soil 

12. No. 3 stirrups at 24” OC. 
No. 3 grid reinforcement at 24” OC throughout slab.

WALL BRACING NOTES
1. All wall bracing to comply with 2015 IRC or newer

building code currently adopted by city Install bracing
panels as noted on attached sketch according to details
shown on this page..

2. Nail "Red" Thermoply with 1-1/4" galvanized roofing
nails or 16 guage 7/16" min. crown staples spaced 3"
o.c. on all panel edges and 6" o.c. in the field.

1/8" = 1'
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BUILDING LAYOUT NOTES:

All finished concrete surfaces shall be a minimum of 1
inch above the finished grade.

The exterior cladding will be fiber cement 

 lap siding (hardi board) with RT Trim,
(i.e. “ready finish trim”)
stick framing with 2x4s – not 2x6s on the exterior walls.

The only areas where we have 2x6 walls is (a) the 
plumbing walls and (b) the 8’ 6” wall that is “open to below”

And the minimum R-value is R-13 (not R23).

Approval: Architect reserves the right to reject any work
that does not satisfy the design intent.

The roof will be standard composition shingles. 

We’re going to have foam insulation on walls and ceiling

slab with: 4” thickness 
18” wide exterior beams (2 no. 5 bars top and bottom)
with minimum depth of 18” and 6” into undisturbed soil 
12” wide interior beams (2 no. 4 bars top and bottom)
with minimum depth of 12” and 6” into undisturbed soil 

Wood Studs: All exterior wall and demising wall studs to
be 2"x4" spaced at 16" on center. All other interior walls
to be 2"x4" studs spaced at 16" on center. Refer to
Structural Drawings for load bearing stud layout, sections,
and details.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to
be Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Control, Grades, and Elevation:
1.

Veneer Walls (B &B Siding,stucco and stone):

4.

Stud Walls:

15.

5.

6.

7.

8.

9.

10.

11.

13.

14.

16.

3.

2.
 lap siding (hardi board)

as you walk in the front door 5/8 gypsum board is only
required on one side of each 2x6 partition wall – not both sides.

Place ladder type horizontal reinforcement at every other
course.

Roofing:

 (min R-21 for walls and R31 for roof) 

Slab:

18” wide center beam with 2 no. 5 bars top and bottom
 with minimum depth of 18” and 12” into undisturbed soil 

12. No. 3 stirrups at 24” OC. 
No. 3 grid reinforcement at 24” OC throughout slab.

WALL BRACING NOTES
1. All wall bracing to comply with 2015 IRC or newer

building code currently adopted by city Install bracing
panels as noted on attached sketch according to details
shown on this page..

2. Nail "Red" Thermoply with 1-1/4" galvanized roofing
nails or 16 guage 7/16" min. crown staples spaced 3"
o.c. on all panel edges and 6" o.c. in the field.

1 PROPOSED SITE PLAN
0 16' 32' 64'

1/8" = 1'

1/8" = 1'

16
0 

RI
CH

TE
R 

LA
N

E 
N

EW
 B

RA
U

N
FE

LS

AutoCAD SHX Text
EXISTING FEATURES LEGEND

AutoCAD SHX Text
ELECTRIC TRANSFORMER

AutoCAD SHX Text
SANITARY SEWER & MANHOLE

AutoCAD SHX Text
STORM SEWER; END SECTION, INLET & M.H.

AutoCAD SHX Text
UTILITY RISER; TELE., ELEC. & CTV

AutoCAD SHX Text
POWER POLE

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
ELECTRIC LINE (AERIAL)

AutoCAD SHX Text
TELEPHONE LINE (AERIAL)

AutoCAD SHX Text
CABLE TELEVISION (AERIAL)

AutoCAD SHX Text
BURIED TELE. CABLE

AutoCAD SHX Text
BURIED ELEC. CABLE

AutoCAD SHX Text
VALVE; GAS & WATER

AutoCAD SHX Text
D.       DEED DIMENSION

AutoCAD SHX Text
M.       MEASURED DIMENSION

AutoCAD SHX Text
P.       PLAT DIMENSION

AutoCAD SHX Text
R.       RADIUS

AutoCAD SHX Text
L.       ARC LENGTH

AutoCAD SHX Text
GAS LINE

AutoCAD SHX Text
WATER LINE

AutoCAD SHX Text
LIGHT POLE

AutoCAD SHX Text
TRAFFIC MANHOLE AND SIGNAL POLE

AutoCAD SHX Text
GUY WIRE

AutoCAD SHX Text
STREET LIGHT

AutoCAD SHX Text
FENCE LINE (FNC)

AutoCAD SHX Text
FND.

AutoCAD SHX Text
FOUND

AutoCAD SHX Text
STREET SIGN

AutoCAD SHX Text
E

AutoCAD SHX Text
WATER, TELE, AND ELEC. MANHOLE

AutoCAD SHX Text
T

AutoCAD SHX Text
SEWER CLEANOUT

AutoCAD SHX Text
ELECTRIC, GAS AND WATER METER

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
SPRINKLER HEAD

AutoCAD SHX Text
SPOT GRADE

AutoCAD SHX Text
800.25

AutoCAD SHX Text
GUARDRAIL

AutoCAD SHX Text
BURIED CABLE TV

AutoCAD SHX Text
S

AutoCAD SHX Text
D

AutoCAD SHX Text
E.T.

AutoCAD SHX Text
G

AutoCAD SHX Text
W

AutoCAD SHX Text
FLOOD LIGHT 

AutoCAD SHX Text
PIPELINE MARKER POST

AutoCAD SHX Text
RIGHT OF WAY LINE (R/W)

AutoCAD SHX Text
EASEMENT LINE

AutoCAD SHX Text
CENTER LINE

AutoCAD SHX Text
SWALE LINE

AutoCAD SHX Text
H.H.     HANDHOLE

AutoCAD SHX Text
CONC.    CONCRETE

AutoCAD SHX Text
ASPH.    ASPHALT

AutoCAD SHX Text
AIR CONDITIONER UNIT

AutoCAD SHX Text
GUARD POST

AutoCAD SHX Text
TOP CURB OVER GUTTER GRADE

AutoCAD SHX Text
799.75

AutoCAD SHX Text
800.25

AutoCAD SHX Text
IRRIGATION CONTROL BOX

AutoCAD SHX Text
IRR

AutoCAD SHX Text
TC       TOP OF CASTING ELEVATION

AutoCAD SHX Text
IE       INVERT ELEVATION

AutoCAD SHX Text
DENOTES A 5/8" DIA. REBAR WITH YELLOW PLASTIC CAP SET.

AutoCAD SHX Text
CAP STAMPED "CRIPE FIRM NO. 0055" UNLESS OTHERWISE NOTED.

AutoCAD SHX Text
DENOTES A MAG NAIL WITH WASHER SET. WASHER STAMPED

AutoCAD SHX Text
MONITORING WELL

AutoCAD SHX Text
FIRE SERVICE STAND PIPE

AutoCAD SHX Text
GAS VENT PIPE

AutoCAD SHX Text
SEPTIC TANK LID

AutoCAD SHX Text
FFE      FINISH FLOOR ELEVATION

AutoCAD SHX Text
TBM      TEMPORARY BENCHMARK

AutoCAD SHX Text
WELL CAP

AutoCAD SHX Text
1234

AutoCAD SHX Text
SITE ADDRESS

AutoCAD SHX Text
W

AutoCAD SHX Text
TR

AutoCAD SHX Text
AIR RELIEF VALVE

AutoCAD SHX Text
UNDERGROUND TANK FILLER PIPE

AutoCAD SHX Text
"CRIPE FIRM NO. 0055" UNLESS OTHERWISE NOTED.

AutoCAD SHX Text
7.5

AutoCAD SHX Text
0

AutoCAD SHX Text
45

AutoCAD SHX Text
22.5

AutoCAD SHX Text
15

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
SCALE: 1"=30'

AutoCAD SHX Text
CONTOUR LINES SHOWN ARE PLOTTED WITHIN %%P ONE-HALF INTERVAL.

AutoCAD SHX Text
                                         %%P0.10 FEET

AutoCAD SHX Text
ELEVATIONS ON SOIL, GRASS OR OTHER NATURAL SURFACES;

AutoCAD SHX Text
                                         %%P0.05 FEET

AutoCAD SHX Text
BUILDING FLOOR ELEVATIONS, MANHOLES AND OTHER STRUCTURES;

AutoCAD SHX Text
ELEVATIONS ON PAVEMENT, CURBS, OR OTHER HARD SURFACES,

AutoCAD SHX Text
ACCURATE WITHIN THE FOLLOWING LIMITS UNLESS OTHERWISE NOTED:

AutoCAD SHX Text
                  .  I FURTHER CERTIFY THAT THE ELEVATIONS SHOWN ARE

AutoCAD SHX Text
A TOPOGRAPHIC SURVEY COMPLETED UNDER MY SUPERVISION ON

AutoCAD SHX Text
PROFESSIONAL KNOWLEDGE AND BELIEF THE WITHIN PLAT REPRESENTS

AutoCAD SHX Text
I, THE UNDERSIGNED, HEREBY CERTIFY THAT TO THE BEST OF MY

AutoCAD SHX Text
SEPTEMBER 9, 2022



42'-2"

34
'-9

"

11
'-9

"
11

'-7
"

9'
-7

"

42'-2"

12'-2"3'-11"10'-7"7'-11"5'-3"

34
'-9

"

14'-3" 9'-2" 17'-1"

11
'-9

"
11

'-7
"

9'
-7

"

BEDROOM
14'-3"X11'-9"

BEDROOM
9'-2"X9'-5"

LIVING/KITCHEN
17'-1"X23'-8"

BEDROOM
14'-3"X11'-6"

HALL WAY
15'-6"X3'-11"

BATHROOM
5'-3"X9'-5"

CL
O

SE
T

6'
-0

"X
3'

-7
"

CLOSET
5'-3"X9'-7"

CLOSET
7'-11"X9'-7"

BEDROOM
10'-7"X9'-7"

HALLWAY
3'-11"X9'-7"

BEDROOM
12'-2"X9'-7"

9'
-5

"
3'

-1
1"

3'
-4

"
6'

-0
"

6'
-1

"
7'

-4
"

7'
-3

"

7'-11" 4'
-4

"

8'-1"

CLOSET
4'-0"X2'-0"

EXISTING COVERED AREA: 1465 SQ.FT

Scale

Project number

Date

Drawn by

Checked by

A-003

   EXISTING

FLOOR PLAN

Project Number

08-06-24

Author

Checker

No. Description Date

16
0 

RI
CH

TE
R 

LA
N

E 
N

EW
 B

RA
U

N
FE

LS
TX
 7
81
30

1/4" = 1'

BUILDING LAYOUT NOTES:

All finished concrete surfaces shall be a minimum of 1
inch above the finished grade.

The exterior cladding will be fiber cement 

 lap siding (hardi board) with RT Trim,

The only areas where we have 2x6 walls is (a) the 

And the minimum R-value is R-13 (not R23).

Approval: Architect reserves the right to reject any work
that does not satisfy the design intent.

The roof will be standard composition shingles. 

Wood Studs: All exterior wall and demising wall studs to
be 2"x4" spaced at 16" on center. All other interior walls
to be 2"x4" studs spaced at 16" on center. Refer to
Structural Drawings for load bearing stud layout, sections,
and details.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to
be Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Control, Grades, and Elevation:
1.

Veneer Walls (B &B Siding,stucco and stone):

4.

Stud Walls:

15.

5.

6.

7.

8.

9.

10.

11.

13.

14.

16.

3.

2.
 lap siding (hardi board)

as you walk in the front door 5/8 gypsum board is only

Place ladder type horizontal reinforcement at every other
course.

Roofing:

 (min R-21 for walls and R31 for roof) 

Slab:

12.

WALL BRACING NOTES
1. All wall bracing to comply with 2015 IRC or newer

building code currently adopted by city Install bracing
panels as noted on attached sketch according to details
shown on this page..

2. Nail "Red" Thermoply with 1-1/4" galvanized roofing
nails or 16 guage 7/16" min. crown staples spaced 3"
o.c. on all panel edges and 6" o.c. in the field.

1 EXISTING FLOOR PLAN
0 16' 32' 64'

1/4" = 1'
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1/4" = 1'

BUILDING LAYOUT NOTES:

All finished concrete surfaces shall be a minimum of 1
inch above the finished grade.

The exterior cladding will be fiber cement 

 lap siding (hardi board) with RT Trim,

The only areas where we have 2x6 walls is (a) the 

And the minimum R-value is R-13 (not R23).

Approval: Architect reserves the right to reject any work
that does not satisfy the design intent.

The roof will be standard composition shingles. 

Wood Studs: All exterior wall and demising wall studs to
be 2"x4" spaced at 16" on center. All other interior walls
to be 2"x4" studs spaced at 16" on center. Refer to
Structural Drawings for load bearing stud layout, sections,
and details.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to
be Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Control, Grades, and Elevation:
1.

Veneer Walls (B &B Siding,stucco and stone):

4.

Stud Walls:

15.

5.

6.

7.

8.

9.

10.

11.

13.

14.

16.

3.

2.
 lap siding (hardi board)

as you walk in the front door 5/8 gypsum board is only

Place ladder type horizontal reinforcement at every other
course.

Roofing:

 (min R-21 for walls and R31 for roof) 

Slab:

12.

WALL BRACING NOTES
1. All wall bracing to comply with 2015 IRC or newer

building code currently adopted by city Install bracing
panels as noted on attached sketch according to details
shown on this page..

2. Nail "Red" Thermoply with 1-1/4" galvanized roofing
nails or 16 guage 7/16" min. crown staples spaced 3"
o.c. on all panel edges and 6" o.c. in the field.

1 PROPOSED FLOOR PLAN
0 16' 32' 64'

1/4" = 1'
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BUILDING LAYOUT NOTES:

All finished concrete surfaces shall be a minimum of 1
inch above the finished grade.

The exterior cladding will be fiber cement 

 lap siding (hardi board) with RT Trim,

The only areas where we have 2x6 walls is (a) the 

And the minimum R-value is R-13 (not R23).

Approval: Architect reserves the right to reject any work
that does not satisfy the design intent.

The roof will be standard composition shingles. 

Wood Studs: All exterior wall and demising wall studs to
be 2"x4" spaced at 16" on center. All other interior walls
to be 2"x4" studs spaced at 16" on center. Refer to
Structural Drawings for load bearing stud layout, sections,
and details.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to
be Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Control, Grades, and Elevation:
1.

Veneer Walls (B &B Siding,stucco and stone):

4.

Stud Walls:

15.

5.

6.

7.

8.

9.

10.

11.

13.

14.

16.

3.

2.
 lap siding (hardi board)

as you walk in the front door 5/8 gypsum board is only

Place ladder type horizontal reinforcement at every other
course.

Roofing:

 (min R-21 for walls and R31 for roof) 

Slab:

12.

WALL BRACING NOTES
1. All wall bracing to comply with 2015 IRC or newer

building code currently adopted by city Install bracing
panels as noted on attached sketch according to details
shown on this page..

2. Nail "Red" Thermoply with 1-1/4" galvanized roofing
nails or 16 guage 7/16" min. crown staples spaced 3"
o.c. on all panel edges and 6" o.c. in the field.

1 PROPOSED ADDITION
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1/2"-8" = 1'
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1/8" = 1'

1 ENLARGE ADDITION
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1/2" = 1'
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DEMOLITION NOTES:
REMOVE THE WALL ,DOOR AND WINDOW OR EXTEND

REMOVE BOTH WALLS AND PLACE THE LVL BEAM IN 

REMOVE THE WALL AND DOOR OR EXTEND BOTH 1

REMOVE THE DIAGONAL WALL. 

D-1

D-4

D-5

D-3

D-2

1 DEMOLITION PLAN
0 16' 32' 64'

1/4" = 1'

THE WALL 13 FEET TO THE FRONT

CIELING FRAMING OVER THE PLACE OF WALL

FEET TO THE LIVING AREA

REMOVE THE WALL AND DOOR OR EXTEND 
 TO THE RIGHT SIDE.
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1 ENLARGE ADDITION
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ROOFING NOTES:

Wood Studs: All exterior wall and demising wall studs to be
2"x6" spaced at 16" on center. All other interior walls to be
2"x4" studs spaced at 16" on center, unless noted
otherwise. Refer to Structural Drawings for load bearing
stud layout, sections, and details. All lumber in contact with
concrete shall be pressure treated.

Fasteners: All exterior stud screws and fasteners to be
stainless steel with neoprene washers.

Sheathing: All exterior sheathing used in Cavity Walls to be
Wood Structural Panel (ex: OSB).

Vapor Barrier: Vapor barrier used over sheathing to be
wrapped above flashing at the base and above window
locations.

Gypsum Board: Walls and ceiling shall be covered with 5/8"
gypsum board unless noted otherwise. Garage walls and
ceiling shall be covered with 5/8" Firecode "X" gypsum
board.

Slope: 1 4" per foot slope to be achieved using built-up
tapered insulation. Base insulation shall be a minimum of
3" thick with an R-value not less than R-15.

Roof Drains: Roof Drains to be connected to one trunk line
and connect to the site drainage. Reference Civil Drainage
and Plumbing Drawings.

Overflow Drains: Overflow drain(s) and scupper(s) are to
drain to daylight in an inconspicuous location(s). Reference
Plumbing Drawings.

Roof Deck: Sheathing to be 3/4" plywood or other Wood
Structural Panel. Minimum 1 layer of Grace Ice and Water
Shield HT, or approved equal.

Membrane Roofing: Firestone UltraPly TPO membrane.
60mil thickness. Color to be either white or tan. Heat weld
membrane and wrap parapet per manufacturer's specs.

Canopy: All canopies are standing seam on 2x2 aluminum
tube frame. Reference structural drawings for canopy
connections and details.

Approval: Designer reserves the right to reject any work
that does not satisfy the design intent.

Refer to plan sheets A5.1 to A6.1 for wall sections and
details.

All columns, beams, struct., connections, and canopy
details shall be built based on structural drawings.

Stud Walls:
1.

2.

4.

14.

5.

6.

7.

8.

9.

10.

11.

12.

13.

General Notes:

3.

Roofing:
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1 MECHANICAL PLAN
0 16' 32' 64'

1/4" = 1'

MECHANICAL LAYOUT NOTES:

Air Handling Unit: Packaged, self-contained,
factory-assembled, pre-wired, indoor unit consisting
of cabinet, evaporator fan, evaporator coil, heater,
controls and filters in draw-through air flow
configuration.

Condensing Unit: Packaged, self-contained,
factory-assembled, pre-wired, outdoor unit
consisting of cabinet, condenser coil, condenser fan,
compressor and controls.

Install units where indicated on Drawings, making
connections as required to place units into operation.
Provide flexible duct connections and spring
vibration isolators for the air handling unit.  Care
shall be taken when lifting units into position to not
apply any force to unit casing.

Install refrigerant lines from Air Handling Unit to
Condensing Unit in accordance with manufacturer's
recommendations.

Install condensate drain pipes from Air Handling Unit
drain pan to designated location shown on drawings.
Provide minimum 1/8 inch per foot slope on all
horizontal pipes.

Provide rubber-in-sheer vibration isolators on all
ceiling suspended Air Handling Units.

Provide unit with standard programmable
thermostat.

Thermostat must start and stop the system under
different time schedules for seven different day
types per week, are capable of retaining
programming and time setting during loss of power
for a period of at least 10 hours, and include an
accessible manual override, or equivalent function,
that allows temporary operation of the system for up
to two hours.

Provide duct smoke detectors in supply and return
air ducts.

All supply & return air ducts located in unconditioned
attics shall be insulated using r-8 insulation.

All supply and return ducts located in a conditioned
space or inside the envelope shall be insulated using
a minimum r-5.6 insulation.

Both outdoor air supply and exhaust systems shall be
equipped with motorized dampers that will
automatically shut when the systems or spaces
served are not in use.

Provide proper sleeving and sealant for all piping
penetrations through outside wall and roof.

Equipment indicated in the drawings, together with
its rough-ins and electrical service (if any), are based
on the make and model indicated in the equipment
schedule or in these specifications. Should the
contractor select an alternate make or model of
equipment, contractor shall coordinate and make the
modifications in the work without change in contract
amount.

Unless otherwise shown in the drawings or specified
herein, products used in the work shall be installed in
accordance with manufacturer's installation
instructions and recommendations. Contractor shall
verify rough-in sizes with manufacturer.

All work shall be done in conformance with all
governing codes, including amendments, bulletins,
etc. as well as standards of installation for buildings,
and equipment and requirements of the Owner.

Equipment:
Coordinate all work with other trades to ensure
installation is made in accordance with the contract
documents.

Contractor shall verify all dimensions prior to
fabrication and installation of pipes and equipment.

Contractor to be covered with all required, and
industry recommended, insurance coverages.

Drawings are in part diagrammatic and intended to
show the scope and general arrangement of the
work under the contract. Contractor shall determine
the exact location, size and capacity of all utilities
before commencing work. Drawings are not intended
to be scaled for roughing in measurement nor to
serve as shop drawings. Where job conditions require
minor changes or adjustments in the indicated
locations or arrangement of the work, such changes
shall be made without a change in the contract
amount.

Thermostat:

Ducts:

General Notes:

General Notes Con't:

DIFFUSER SCHEDULE
DESCRIPTIONMARK

S-1 6"x24" SUPPLY DIFFUSER W/ 8" Ø ROUNDNECK,
 4-WAY THROW EQUAL TO TITUS MODEL TMS.

24"x12" EGGCRATE RETURN GRILLE
EQUAL TO TITUS MODEL 50F.R-1

S-2 6"x12" SUPPLY DIFFUSER W/ 8" Ø ROUNDNECK,
 4-WAY THROW EQUAL TO TITUS MODEL TMS.
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Pendant, Progress Lighting,
P500051-143, 8.5w

Bathroom Sconce

3" Directional Down,
Commercial Electric, 91266,
6.5w

3" Down, Lithonia Lighting,
LK3BMW LED M4, 8w

6" LED Down, R.A.B., ND6R26D
& NDLED6RD-50YY-S-W, 26w

5" Up/Down, Progress Lighting,
P5675-82/30K, (2)16w

wp

D

1x4 LED Panel, Feit Electric,
71802, 45w

Chandelier, Progress Lighting,
Alexa P4458-09, (3)32w

Home Decorators Collection,
Nepal YG556-CH, (1)21w

6" LED Down, R.A.B., ND6R26D
& NDLED6RD-50YY-S-W, 26w

S
S

120V, 20A Duplex Receptacle

120V, 20A Duplex Dedicated
Receptacle

240V, 30A Dedicated Dryer
Receptacle

Single Pole Switch

Three way Pole Switch

Dimmer Pole Switch

120V, 20A Duplex Receptacle
Waterproof

TV

Plaster Ring & Pull String for
Telephone and Data

Plaster Ring & Pull String for
Cable TV

120V, 20A GFCI Receptacle
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1 ELECTRICAL PLAN
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1/4" = 1'

ELECTRICAL LAYOUT NOTES:

All work shall be done in conformance with all
governing codes, including amendments, bulletins,
etc. as well as standards of installation for buildings,
and equipment and requirements of the Owner.

Coordinate all work with other trades to ensure
installation is made in accordance with the contract
documents.

Exact locations and mounting heights of all lighting
fixtures, wall outlets, etc. shall be in accordance with
the Architectural drawings.

All light fixtures shall be specified on the Electrical
and/or Architectural drawings.

Contractor to be covered with all required, and
industry recommended, insurance coverages.

Work required by the Contract Documents for which
no separate bid item has been provided in the Bid
Proposal, shall be provided for as required by the
Contractor. Cost for such work shall be considered
subsidiary to the total amount bid. No separate
payment will be made for subsidiary work.

Work provided by the Contractor to facilitate the
successful completion of the project for which no bid
item has been provided, should also be considered as
subsidiary to the total amount bid or the item it
pertains to.

Wiring and Conduits:
1.

2.

3.

4.

5.

6.

7.
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PLUMBING LAYOUT NOTES:

All water supply piping shall be type PEX-A, or
approved equal. Install cut-off valves on all future
sinks, lavatories, and water heaters.

Install double acting backflow preventor on water
supply service line between meter and building.
Backflow preventor to have positive shut-off
capabilities with anti-siphon break characteristics.

Where PEX pipe and fittings meet or connect to
other metals like steel, iron, aluminum, or others, use
couplings or fittings equipped with dielectric type
materials to separate the contact between PEX and
these other metals.

Sanitary sewer piping shall be PVC schedule 40
wastewater pipe. All vent piping shall be 2"Ø.

Plumbing and utility lines are shown in approximate
locations only. The contractor shall determine the
exact location of all utilities.

Air conditioning condensate lines from Air Handling
Unit shall be PVC and piped at the full size of the
outlet drain.

Provide proper sleeving and sealant for all piping
penetrations through outside wall and roof.

Equipment indicated in the drawings, together with
its rough-ins and electrical service (if any), are based
on the make and model indicated in the equipment
schedule or in these specifications. Should the
contractor select an alternate make or model of
equipment, contractor shall coordinate and make the
modifications in the work without change in contract
amount.

Unless otherwise shown in the drawings or specified
herein, products used in the work shall be installed in
accordance with manufacturer's installation
instructions and recommendations. Contractor shall
verify rough-in sizes with manufacturer.

All work shall be done in conformance with all
governing codes, including amendments, bulletins,
etc. as well as standards of installation for buildings,
and equipment and requirements of the Owner.

Coordinate all work with other trades to ensure
installation is made in accordance with the contract
documents.

Contractor shall verify all dimensions prior to
fabrication and installation of pipes and equipment.

Contractor to be covered with all required, and
industry recommended, insurance coverages.

Contractor shall make all arrangements with utility
companies for service and connections and shall pay
for all permits, fees, charges, and meters.

Drawings are in part diagrammatic and intended to
show the scope and general arrangement of the
work under the contract. Contractor shall determine
the exact location, size and capacity of all utilities
before commencing work. Drawings are not intended
to be scaled for roughing in measurement nor to
serve as shop drawings. Where job conditions require
minor changes or adjustments in the indicated
locations or arrangement of the work, such changes
shall be made without a change in the contract
amount.

Piping:
1.

General Notes:

FIXTURE SCHEDULE
Mark

LAV-1
Pedestal Type American Standard Evolution

Faucet: Pfister Vega 4" Centerset Single Handle
LF-042-VGKK

Description C. W.

1/2"

H. W.

1/2"

S. S.

1-1/4"

LAV-2

WC-1

Vent

1-1/2"

Drop-in Type Kohler Serif K-2075
Faucet: Pfister Vega 4" Centerset Single Handle

LF-042-VGKK
Kohler Santa Rosa K-10491

QT.

---

1

1

1

2

TUB-1

S-1

DW-1
1W-1

3/8" --- 4" 2"
American Standard Ovation 2647.212

Faucet: Pfister Venturi Single-Handle 1-Spray Tub and
Shower 8P8-WS2VNSGS

Undermount Type Kohler Kennon K-RH8185-1-CM1
Faucet: American Standard Montvale 9379315.075

1SH-1
Custom w/ Built-In Seat

Faucet: Pfister Venturi Single-Handle 1-Spray Tub and
Shower 8P8-WS2VNSGS

1/2" 1/2" 1-1/4" 1-1/2"

1/2" 1/2" 2" 1-1/2"

1-1/2"

1/2" 1/2" 1-1/2" 1-1/2"

2HB-1

3/8" --- 4" 2"
3/8" --- 4" 2"
1/2" --- --- ---

To Be Selected by Future Owner

To Be Selected by Future Owner

1/2" 1/2" 2"

Aquor Water Systems  HH012-G

WATER HEATER SCHEDULE
Mark

WH-1 Rheem Performance Plus Electric Tank
Water Heater XE50M09EL45U1

Description Cap.

50 gal.

Elect.

240v

Amps

18.75

kW

4.5

QT.

1

UEF

0.93

FR

1.2gpm

1.28gpm

1.2gpm

1.8gpm

1.8gpm

1.8gpm

6.8gpm

---
---

WC-1

TUB-1

LAV-2
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BEARING PRESSURE

FT

DEAD

1.

2.

NOTES SHOWN ON THIS SHEET SHALL GOVERN THE MINIMUM STANDARDS FOR MATERIALS, WORKMANSHIP, AND
GENERAL CONSTRUCTION PRACTICES UNLESS NOTED OTHERWISE IN SPECIFICATIONS OR ON DRAWINGS.

IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO OBTAIN AND DISTRIBUTE ALL CURRENT CONTRACT
DOCUMENTS AND ADDENDA TO SUPPLIERS AND SUB-CONTRACTORS FOR THE USE OF SHOP DRAWING PRODUCTION
AND FABRICATION PRIOR TO CONSTRUCTION.

IT IS THE RESPONSIBILITY OF THE SUB-CONTRACTOR TO VERIFY ALL DIMENSIONS TO ALL AREAS OF SIMILAR OR LIKE
CONDITIONS THROUGHOUT THE DRAWINGS.

STRUCTURAL DRAWINGS INDICATE TYPICAL AND INDIVIDUAL SPECIFIC CONDITIONS ONLY. IT IS THE RESPONSIBILITY
OF THE SUB-CONTRACTOR TO PREPARE SHOP DRAWINGS DETAILING CONDITIONS IN ACCORDANCE WITH SPECIFIED
STANDARDS AND SPECIFIC REQUIREMENTS OF THIS PROJECT AS INDICATED ON DRAWINGS.

THE USE OF THESE STRUCTURAL DRAWINGS BY ANY SUB-CONTRACTOR, MATERIAL SUPPLIER, FABRICATOR, OR
ERECTOR WITHOUT THE PREPARATION OF SHOP DRAWINGS REPRESENTS HIS ACCEPTANCE OF THESE DRAWINGS AS
COMPLETE AND CORRECT. AS A RESULT, ANY EXPENSE ACQUIRED AS A RESULT OF ERRORS OCCURRING ON
DRAWINGS IS THE RESPONSIBILITY OF SUCH INDIVIDUAL PARTY.

SHOP DRAWINGS MAY BE SUBMITTED TO ENGINEER FOR REVIEW FOR CORRECTNESS OF STRUCTURAL INTENT.
SUB-CONTRACTOR, MATERIAL SUPPLIER, FABRICATOR, OR ERECTOR SHOULD ANTICIPATE A MINIMUM TEN (10) DAY
REVIEW PERIOD BY ENGINEER.

THE DESIGN AND PROVISION FOR ALL TEMPORARY SUPPORTS OR FRAMING, AND NON-STRUCTURAL FRAMING IS THE
RESPONSIBILITY OF THE RESPECTIVE SUB-CONTRACTOR. TEMPORARY SUPPORTS SHALL NOT OVER STRESS OR CAUSE
DAMAGE TO THE PERMANENT STRUCTURAL ELEMENTS. REFERENCE ARCHITECTURAL DRAWINGS AND
SPECIFICATIONS FOR ALL NON-STRUCTURAL FRAMING REQUIRED.

THE STRUCTURAL DRAWINGS AND ITEMS SHOWN HEREIN REPRESENT THE FINISHED STRUCTURE AND DO NOT
NECESSARILY REPRESENT THE MEANS OR METHODS OF CONSTRUCTION. THE GENERAL CONTRACTOR AND THE
RESPECTIVE SUB-CONTRACTOR SHALL BE JOINTLY RESPONSIBLE FOR SUPERVISING THE WORK, AND THE MEANS,
METHODS, PROCEDURES, TECHNIQUES, AND SEQUENCES OF CONSTRUCTION.

THE STRUCTURE SHOWN HEREIN IS STRUCTURALLY SOUND WHEN ALL HORIZONTAL AND LATERAL PERMANENT
BRACING INDICATED ON DRAWINGS ARE INSTALLED IN THEIR ENTIRETY. THE GENERAL CONTRACTOR SHALL BE
RESPONSIBLE FOR ALL TEMPORARY SUPPORT OF ALL ELEMENTS TO RESIST GRAVITY, EARTH, WIND, SEISMIC, AND
CONSTRUCTION LOADS DURING CONSTRUCTION.

ALL WORK SHOULD BE SUPERVISED BY A CERTIFIED STRUCTURAL ENGINEER.

THE DESIGN ENGINEER'S AND DESIGN COMPANY'S LIABILITY IS STRICTLY LIMITED TO THE ACTUAL AMOUNT RECEIVED
FROM THE CLIENTS AS COMPENSATION FOR THE DESIGN WORK. ANY LIABILITY OR RESPONSIBILITY BEYOND SUCH
AMOUNT IS HEREWITH DECLINED AND ABJURED. CLIENTS ACKNOWLEDGE AND ACCEPT SUCH LIABILITY DECLINATION
THROUGH THEIR RECEIPT OF OR PAYMENT FOR DESIGN/INSPECTION WORK.

GENERAL NOTES:
STRUCTURAL NOTES

BUILDING CODE: 2021EDITION INTERNATIONAL BUILDING CODE, 2022 CALIFORNIA BUILDING CODE

SUPPLEMENTAL CODES AND REFERENCES TO BE USED FOR DESIGN, DETAILING, AND CONSTRUCTION
ARE:

A. "BUILDING CODE REQUIREMENTS FOR REINFORCED CONCRETE" (ACI 318-019).
B. "SPECIFICATION FOR STRUCTURAL CONCRETE FOR BUILDINGS" (ACI 301-96).
C. "SPECIFICATION FOR THE DESIGN, FABRICATION AND ERECTION OF STRUCTURAL STEEL FOR

                 BUILDINGS" (AISC, 14 EDITION).
D. "ISO - TC 44 / SC 12 SOLDERING MATERIALS", "ISO - TC 44 WELDING AND ALLIED PROCESSES"

                 (ISO ), AND THE LATEST AWS STRUCTURAL WELDING CODE.

ANY OTHER CODES AS SPECIFIED BY THE DESIGN ENGINEER AND/OR THE DESIGN COMPANY.

1.
CODE AND DESIGN SPECIFICATIONS:

DESIGN LOADING:
FLOOR: LIVE LOAD ......................................................................................................   40 PSF

DEAD LOAD ....................................................................................................   20 PSF (ASSUMED)

3 SECOND GUST WIND LOAD (EXPOSURE C) .............................................................   90 PSF

ROOF: UNIFORM LIVE LOAD .....................................................................................   20 PSF
SNOW LOAD ..................................................................................................     5 PSF
RAIN LOAD .....................................................................................................   29 PSF
DEAD LOAD ....................................................................................................   20 PSF

1.

2.

3.

2.

3.

BUILDING PAD PREPARATION:
1. BUILDING PAD PREP. DESIGN IS BASED ON THE GEOTECHNICAL REPORT PREPARED BY:

STRIP THE BUILDING PAD AREA OF ORGANIC MATERIAL AND DISPOSE  OF THE STRIPPINGS.

REMOVE THE EXISTING CLAY FILL SOILS TO A DEPTH OF UP TO 5'-0" BELOW THE FINISHED GRADE ELEVATION. THE
TOP 6" OF THE SUBGRADE SOIL SHOULD BE SCARIFIED, WATERED, AND PROOF-ROLLED WITH HEAVY EQUIPMENT.

INSTALL SUFFICIENT SELECT FILL MATERIAL TO ACHIEVE UNIFORM DISPERSAL AND RESULT IN A PERMANENT
REDUCTION IN AVERAGE PVR MOVEMENT OF ±3.5" PER THE PTI PARAMETERS PROVIDED IN THE GEOTECHNICAL
REPORT.

IMPORTED FILL MATERIAL UTILIZED TO ACHIEVE FINISH SUB-GRADE ELEVATION SHALL BE SELECT FILL HAVING A
LIQUID LIMIT OF NOT MORE THAN 30, A PLASTICITY INDEX OF AT LEAST SIX (6) BUT NOT GREATER THAN SIXTEEN (16)
WITH NO MORE THAN FORTY PERCENT (40%) PASSING THE NO. 200 SIEVE.

IMPORTED FILL SHALL BE PLACED IN 8" MAXIMUM LOOSE LIFTS AND COMPACTED TO WITHIN NINETY-SEVEN
PERCENT (97%) OF STANDARD PROCTOR DENSITY AT TWO (2) POINTS ABOVE OPTIMUM MOISTURE CONTENT.

2.

3.

4.

5.

3.

2.

CAST-IN-PLACE CONCRETE:
ALL CONCRETE WORK SHOULD BE PERFORMED IN ACCORDANCE WITH THE A.C.I. "STANDARD BUILDING CODE
REQUIREMENTS FOR REINFORCED CONCRETE" (A.C.I. 318-19) AND THE LATEST EDITION OF THE ASTM CODE,
WHICHEVER IS MORE RESTRICTIVE.

SHEAR KEYS IN HORIZONTAL CONSTRUCTION JOINTS IN BEAMS AND WALLS SHALL BE DISCONTINUOUS, FORMED OF
TWO INCH BY 4 INCH BY ONE FOOT (2" x 4" x 1'-0") KEYWAYS SPACED AT TWO FEET (2'-0) ON CENTER.

SEE ARCHITECTURAL AND MECHANICAL PLANS FOR VERIFICATION AND LOCATION OF CAST-IN-PLACE BOLTS, INSERTS,
ANCHORS, ETC., AND FOR SLAB LEAVE-OUTS, SLOPES, DEPRESSIONS, ETC.

1.

6.

CONCRETE MIX DESIGNS:

MAX. SIZE

3/4"

3/4"

3/4"

AGG. TYPE

HARDROCK

HARDROCK

HARDROCK

MAX.
SLUMP (IN.)

5

5

5

28 DAY COMP.
STRENGTH PSI

3500

3500

3500

PROVIDE CONCRETE HAVING THE FOLLOWING GENERAL CHARACTERISTICS:

USAGE

SLABS-ON-GRADE

GRADE BEAMS

FOOTINGS

WORKABILITY ADMIXTURES MAY BE UTILIZED, PROVIDED THAT BATCH PROPORTIONS ARE DETERMINED IN THE
MANNER DESCRIBED IN THE SPECIFICATIONS.

PROVIDE THREE PERCENT (3%) TO FIVE PERCENT (5%) AIR ENTRAINMENT IN CONCRETE PERMANENTLY EXPOSED TO
THE WEATHER (AND ELSEWHERE AT THE CONTRACTOR'S OPTION). USE OF AIR ENTRAINMENT, AND CORRESPONDING
REDUCTION OF THE W/C RATIO, MUST BE NOTED ON THE MIX DESIGNS.

USE OF ACCELERATING OR SET-RETARDING ADMIXTURES REQUIRES PRIOR APPROVAL FROM THE ARCHITECT. IN
GENERAL, USE OF CALCIUM CHLORIDE WILL NOT BE PERMITTED.

ALL CONCRETE SHALL CONTAIN A MINIMUM OF FIVE (5) SACKS OF TYPE I PORTLAND CEMENT PER CUBIC YARD.

WHERE GROUT IS CALLED FOR, USE A NON-SHRINK, NON-STAINING PREMIXED GROUT.

ALL CONCRETE TO BE PUMPED FROM DELIVERY TRUCK. HAND MIXING IS UNACCEPTABLE.

1.

CONCRETE REINFORCEMENT:
REINFORCING STEEL SHALL BE NEW DOMESTIC DEFORMED BILLET STEEL CONFORMING TO A.S.T.M. A-615,
GRADE 60.

REINFORCING BARS SHALL BE DETAILED IN ACCORDANCE WITH THE A.C.I. DETAILING MANUAL. PROVIDE BAR
SUPPORTS AND SPACERS AS REQUIRED.

PROVIDE CORNER BARS AT ALL INTERSECTING REINFORCING MEMBERS IN WALLS AND BEAMS. CORNER BARS SHALL
BE THE SAME SIZE AS THE LARGER INTERSECTING BAR AND SHALL PROVIDE A MINIMUM LAP OF THIRTY (30) BAR
DIAMETERS.

THE FOLLOWING MINIMUM CONCRETE COVER SHALL BE PROVIDED FOR REINFORCEMENT:

A. SLAB-ON-GRADE .............................................................................................................................. 2 12" CLEAR

B. GRADE BEAMS .................................................................................................................................. 21
2" CLEAR

C. PIERS ................................................................................................................................................. 21
2" CLEAR

DETAILING OF REINFORCING BARS IN GRADE SLABS AND GRADE BEAMS SHALL BE AS FOLLOWS:

A. TOP AND BOTTOM BARS TO BE CONTINUOUS BETWEEN SUPPORTS.

B. TOP BARS AT THE ENDS OF BEAMS TO HAVE STANDARD NINETY DEGREE (90°) HOOKS.

C. SPLICE TOP BARS AT THE MIDSPAN BETWEEN SUPPORTS (U.N.O.).

D. SPLICE BOTTOM BARS DIRECTLY OVER SUPPORTS (U.N.O.).

E. ALTERNATE SPLICES IN MIDDLE BARS BETWEEN SUPPORTS AND MIDSPANS WITH NO
               MORE THAN ONE HALF (1/ 2) OF THE BARS SPLICED AT ANY ONE LOCATION.

F. ALL BAR SPLICES SHALL BE THIRTY (30) BAR DIAMETERS MINIMUM

5.

1.

2.

3.

4.

3.

2.

SLAB-ON-GRADE:
1. THE FLOOR SLAB SHALL BE SIX INCH (6") THICK CONCRETE REINFORCED WITH #4 REBARS AT SIXTEEN INCHES (16") ON

CENTER EACH WAY. REBAR SHALL BE PLACED A MINIMUM OF TWO AND ONE-HALF INCHES (21
2") FROM THE TOP OF

THE SLAB.

A TEN (10) MIL POLYETHYLENE VAPOR BARRIER SHALL BE INSTALLED BENEATH THE CONCRETE SLAB PRIOR TO
POURING.

THE CONCRETE SLAB SHALL BE SAW CUT PRIOR TO THE FORMATION OF SHRINKAGE CRACKS. SAWING SHALL
COMMENCE JUST AFTER THE CONCRETE HAS ATTAINED ENOUGH SET TO PREVENT DISLODGING OF COARSE
AGGREGATE. SAW CUT ONE-QUARTER INCH WIDE BY ONE INCH DEEP (1/4" x 1") AT CENTER LINES OF ALL COLUMNS
IN EACH DIRECTION. NOT EXCEEDING TWENTY-FIVE FEET (25'-0") ON CENTER EACH WAY MAXIMUM SPACING.

WOOD FRAMING:
ALL FLOOR AND ROOF FRAMING MEMBERS SHALL BE #2 K.D. SOUTHERN PINE OR STANDARD GRADE DOUGLAS FIR
HAVING AN ALLOWABLE EXTREME FIBER STRESS IN BENDING OF 975 TO 1500 PSI (2x12 thru 2x4) UNLESS NOTED
OTHERWISE ON PLANS. #1 K.D. FRAMING MEMBERS SHALL HAVE ALLOWABLE BENDING STRESS OF 1250 TO 1850 PSI
(2x12 thru 2x4).

PLACE A SINGLE PLATE AT THE BOTTOM AND A DOUBLE PLATE AT THE TOP OF ALL STUD WALLS. SILL PLATES SHALL
BE BOLTED TO THE FOUNDATION BEAM AT A MAXIMUM OF 48" o.c. FOR BOLTS. BOLTS ARE TO BE 3/4" HILTI J-BOLT
W/ A MINIMUM OF 12" EMBEDMENT.

ALL STUDS SHALL BE #2 DOUGLAS FIR OR FINGER JOINTED #2 SOUTHERN YELLOW PINE WITH AN ALLOWABLE
FLEXURAL STRESS OF 725 PSI. FOR BEARING WALLS, INSTALL 2x6 STUDS AT A SPACING OF 16" o.c. AND STUDDING
SHALL BE DOUBLED AT ALL ANGLES, CORNERS, AND AROUND OPENINGS.

INSTALL TWO OR MORE JOISTS BELOW ALL WALLS RUNNING PARALLEL TO SPAN. FOUR OR MORE JOISTS SHALL BE
INSTALLED AT ALL LOCATIONS SUPPORTING SIGNIFICANT UPPER FLOOR OR ROOF LOADS.

WOOD LINTELS (HEADERS) LOADED OVER OPENINGS 7'-0" AND LESS SHALL BE DOUBLE 2x12 HEADERS, 3.5"x11.25"
PARALAMS FOR OPENINGS UP TO 9'-0", AND HAVE NOT LESS THAN 3" BEARING AT EACH END OF LINTEL.

FLOOR AND ROOF JOIST CONNECTIONS TO SUPPORTING BEAMS (FLUSH TYPE CONNECTIONS) USE TYPE "LU" JOIST
HANGERS AS MANUFACTURED BY THE SIMPSON CO. OR TYPE "TECO-U-GRIP" JOIST HANGERS AS MANUFACTURED BY
THE TIMBER ENGINEERING CO. THE HANGER SIZE USED SHALL BE AS RECOMMENDED BY THE MANUFACTURER PER
JOIST SIZE.

PROVIDE 1x4 BRIDGING IN ALL SPANS OVER 8'-0". MAXIMUM DISTANCE BETWEEN BRIDGING AND BEARING WALL
SHALL BE 8'-0".

ALL EXTERIOR WALLS AND INTERIOR BEARING WALLS SHALL BE BRACED AT EACH END AND AT 20'-0" o.c. WITH A
DIAGONAL 1x4 LET INTO OUTSIDE EDGE.

ALL OUTSIDE AND INSIDE CORNERS OF EXTERIOR WALLS SHALL BE BRACED WITH A MINIMUM OF THREE 4'x8'x1/2"
SHEETS OF EXTERIOR GRADE OSB CONTINUOUS FROM FOUNDATION TO ROOF. INSTALL ON EXTERIOR FACE OF EACH
CORNER.

PLACE SIMPSON HOLDDOWN ANCHORS, TYPE "PA-51", OR EQUAL, AT ALL CORNERS OF ALL EXTERIOR WALLS AND AT
THE ENDS OF ALL BRACED OR SHEAR WALLS. SECURELY NAIL ANCHORS TO 2x4 OR 2x6 END STUDS.

WHERE MULTIPLE TRUSSES OR JOISTS OCCUR, A STUD SHALL SUPPORT EACH MEMBER OF THE BEAM CONTINUOUS
TO FOUNDATION.

ALL WALL SHEATHING SHALL BE 1/2" EXTERIOR PLYWOOD SHEATHING ATTACHED DIRECTLY TO THE EXTERIOR FACE
OF THE STUD WALL WITH 8d GALVANIZED BOX NAILS @ 4" o.c. ALONG PANEL EDGES AND 12" o.c. @ INTERMEDIATE
FRAMING MEMBERS.

GLULAMS, MICROLAMS, AND PARALAMS SHALL HAVE ALLOWABLE EXTREME FIBER STRESS IN BENDING OF 2400 PSI,
2800 PSI, AND 3100 PSI, RESPECTIVELY.

INSTALL SOLID BLOCKING BELOW LOAD BEARING JAMBS. INSTALL 3 4"x6"x6" STEEL SHIMS IN PLANE OF PLYWOOD AT
HEAVILY LOADED JAMBS.

ROOF DECK SHALL BE 3/4" EXTERIOR PLYWOOD SHEATHING WITH PANEL EDGE CLIP SUPPORTS BETWEEN RAFTER
SUPPORTS. NAIL WITH 6d NAILS @ 6" o.c. AT PANEL EDGES AND 12" o.c. AT INTERMEDIATE SUPPORTS.

FLOOR DECK SHALL BE 1" PLYWOOD (STURD-I-FLOOR, A.P.A.) WITH TONGUE AND GROOVE EDGE SUPPORTS. NAIL
WITH 8d DEFORMED SHANED NAILS @ 6" o.c. AT DIAPHRAGM BOUNDARIES AND 12" o.c. AT ALL OTHER PANEL
EDGES AND INTERIOR FRAMING MEMBERS. A BEAD OF GLUE SHALL BE PLACED ON THE FRAMING MEMBERS PRIOR
TO APPLYING THE PLYWOOD DECK. ADHESIVE SHALL CONFORM WITH A.P.A. SPECIFICATION "AFG-01" (ALTERNATIVE
3

4" PLYWOOD SUBFLOOR WITH HARDWOOD FINISH FLOOR).

ALL PLYWOOD DECKING SHALL BE INSTALLED WITH FACE GRAIN ACROSS FRAMING MEMBERS AND CUT SUCH THAT
ENDS OF SHEETS ARE CENTERED OVER FRAMING MEMBERS. OFFSET HORIZONTAL JOINTS BETWEEN ADJACENT
SHEETS.

SECOND FLOOR JOISTS SHALL BE 2x12's @ 16" o.c., UNLESS NOTED OTHERWISE.

ROOF RAFTERS SHALL BE 2x6's @ 24" o.c., CEILING JOISTS SHALL BE 2x6's @ 24" o.c. BRACE AND SUPPORT RAFTERS
WITH 2x6 LEDGERS AND (2) 2x4 BRACES IN ACCORDANCE WITH RECOMMENDATIONS FOR MAX. SPANS OF RAFTERS.
INSTALL 2x6 + 2x4 DIAGONAL T-POSTS TO SUPPORT HIPS, VALLEYS, AND RIDGES TO LIMIT SPANS TO 8'-0" WHERE
POSSIBLE.

HIP, VALLEY, AND RIDGE RAFTERS SHALL BE 2x8's AND SHALL BE BRACED IN ACCORDANCE WITH CITY
OF RICHARDSON REQUIREMENTS.

EXPOSED MULTIPLE WOOD BEAMS CONSISTING OF 3 OR MORE MEMBERS SHALL BE BOLTED WITH 3/4" BOLTS TOP
AND BOTTOM AT 2'-0" o.c. ALL BOLTS SHALL HAVE HEAVY DUTY WASHERS.
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6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

GENERAL
NOTES

S-1

No. Description Date

OWNER:

Project number

Date

Drawn by

Checked by

Scale 1/4" = 1'-0"

Project Number
6/24/2024

HN
NKL

NICK LOKKEN
CONSTRUCTION &

CONTRACTING

(817) - 894 - 6234
www.nicklokken.com

16
0 

R
IC

H
TE

R
 L

AN
E 

N
EW

 B
R

AU
N

FE
LS

TX
 7

81
30

S-1   GENERAL NOTES
S-2   FOUNDATION PLAN
S-3   FRAMING PLAN
S-4   ROOF FRAMING PLAN
S-5   STRUCTURE DETAILS 1



18"

3"
 C

LR
.24

"

4" thick, 3/4" crushed
rock

4"
4"

#4 REBAR @
16" o.c.b.w. (TYP.)
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2 SECTION C: Interior Beam
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SCALE: 1" = 1'-0"
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3 SECTION D: Slab
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8D COMMON NAILS (0.113"
x 2-1/2" ) @ 6" O.C., ON ALL
PANELS' EDGES

16D NAIL (0.131" x 3-1/2" ) @
12" O.C.

(A) OUTSIDE CORNER DETAIL (PLAN)
SCALE: N.T.S

BRACED WALL LINE WITH
CONTINUOUS SHEATHING

GYPSUM WALL BOARD AS
REQUIRED AND INSTALLED

MINIMUM 30" WOOD STRUCTURAL
PANEL SHEATING

8D COMMON NAILS (0.113"
x 2-1/2" ) @ 6" O.C., ON ALL
PANELS' EDGES

OPTIONAL NON-STRUCTURAL
FILLER PANEL

8D COMMON NAILS (0.113"
x 2-1/2" ) @ 6" O.C., ON ALL
PANELS' EDGES

MINIMUM 32" WOOD
STRUCTURAL PANEL
SHEATHING

8d COMMON NAILS (0.113" x
2-1/2") @ 12" O.C. ON ALL
INTERMEDIATE SUPPORTS

ORIENTATION OF
STUDS MAY VARY

ORIENTATION OF
STUDS MAY VARY

MINIMUM 30" WOOD
STRUCTURAL PANEL SHEATHING

16" o.c MAX.
STUD SPACING

BRACED WALL LINE WITH
CONTINUOUS SHEATHING

16d COMMON(0.131" x 2-1/2")
@ 12" O.C. ON ALL
INTERMEDIATE SUPPORTS

16D NAIL (0.131" x 3-1/2" ) @
12" O.C.

8d COMMON(0.131" x
2-1/2") @ 6" O.C. ON ALL
PANELS' EDGES

(B) INSIDE CORNER DETAIL  (PLAN)
SCALE: N.T.S

MINIMUM 32" WOOD
STRUCTURAL PANEL
SHEATHING

SIZE

CEILING  JOIST SCHEDULE

1

SPAN NOTESSPACING

16" o.c.2x10

STHD 14HD1 HDU8HD4

HOLD DOWN
USE STHD 14 & HDU 8 FROM DETAIL HD1 (PAGE FS-5.2)

LOAD BEARING WALL
2X6 STUDS @ 16" C/C

FRAMING PLAN2

NON-LOAD BEARING WALL
2x4 STUDS @ 16" O.C

FRAMING
 PLAN
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FOR CAST IN PLACE CONCRETE USE TIE MAX ANCHOR BOLTS.
(1/2" X 10" WITH MIN 7" EMBEDMENT WITH 2,5" X 2.5" X 316" TOP
PLATE WASHERS SPACES AS PER DRAWING)
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FRAMING NOTES:

All exterior wall studs shall be 2"x6" at 16" on centers
unless noted otherwise.

All interior wall studs shall be 2"x4" at 16" on centers,
with 5/8" gypsum board on both sides, unless noted
otherwise.

All columns are to be (3) 2x6 studs, back to back, unless
noted otherwise.

Beam to Column connections to use Simpson Strong-Tie
LCE4 or equal.

All headers (H) are to be - (2) 2x10 unless noted
otherwise.

Continuously sheathed wood structural panel method
used. Minimum sheathing thickness is 1/2".

All floor joists shall be 2-1/2" x 12"  TJI joists.

Roof deck to be 3/4" exterior grade plywood sheathing.

All roof members shall be 2"x8", unless noted
otherwise.

Roof members to be spaced a maximum of 1'-4" on
centers.

All connector plates to be 16 ga. Simpson Strong-Tie or
approved equal. See details for nailing patterns.

All lumber to be Grade No. 1, unless noted otherwise

Contractor must verify all of the dimensions prior to
construction.

It is the contractor's responsibility to provide any and
all shop drawings and ask for Owner/Engineer approval
prior to construction.

Work required by the Contract Documents for which no
separate bid item has been provided in the Bid
Proposal, shall be provided for as required by the
Contractor. Cost for such work shall be considered
subsidiary to the total amount bid. No separate
payment will be made for subsidiary work.

Work provided by the Contractor to facilitate the
successful completion of the project for which no bid
item has been provided, should also be considered as
subsidiary to the total amount bid or the item it
pertains to.

All work procedures should be supervised by a licensed
structural engineer(s) to ensure safety and quality.

Contractor to be covered with all required and industry
recommended insurance coverages.

Contractor to follow all required ACI, ASCI, ASTM, and
IBC codes.

Stud Walls:
1.

Columns, Beams and Headers:

Shear Walls, Deck, & Trusses:

2.

3.

4.

5.

6.

7.

8.

9.

10.

General Notes:
12.

13.

15.

16.

17.

18.

19.

11.

14.

2 DETAIL: Beam & Rafter Tie

CEILING JOIST

TOP PLATE

2x8 RAFTER
@ 16" O.C.

RAFTER TIE

(TYP)

2-2x6 BEAM SUPPORTING
CEILING JOISTS

3 DETAIL: Typical Ridge

2x10 MIN. RAFTERS SAME
SPACING AS JOIST

2x10 MIN. RIDGE, HIPS, VALLEYS
INCREASE ONE SIZE LARGER
THAN RAFTER

STIFFBACK @
MID SPANS 2x6 MIN COLLAR TIES

@ 48" O.C. MAX

2x4 MIN. BRACES @ 48" O.C. MAX.
DOUBLE 2x4'S IF OVER 8'-0"
32" O.C. WINDSTORM AREAS

2x6 MIN JOIST

2x4 STUDS @ 16" O.C.

2-2x4 TOP PLATES

4 DETAIL: Rafter to Wall Connection

TOP PLATE

STUD

RAFTER ANOTHER TYPE OF
ANCHOR FOR STUDS

USED WHEN RAFTERS &
SINGLE FRAMING ANCHOR

WHEN RAFTERS & STUDS DO
NOT ALIGN, EACH MUST BE
FASTENED TO THE TOP PLATE

STUDS ALIGN

WITH SEPARATE ANCHORS
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N.T.S.N.T.S.
LATERAL BRACING OF FLOAT BEAM (TYP.)

CEILING JOISTS

TOE-NAIL BRACE TO BEAM AND
JOISTS WITH THREE(3) 12D NAILS.
BEAM SHALL BE BRACED 48" O.C

FLOAT BAM

2X4 FLAT BRACE
BETWEEN 45° AND 30°

FROM HORIZONTAL

2X STRONG BACK

JOIST CUT DETAIL AT EXT. WALL6 7

8 N.T.S.
TYPICAL SECTION AT EXT. WALL 9 N.T.S.

10 N.T.S.
ROOF OVERFRAME INSTALLATION (TYP.)

ALTERNATE LOCATION
FOR THE SECOND
SIMPSON HTT5
HOLD-DOWN ANCHOR

SIMPSON HTT5
HOLD-DOWN ANCHOR

THESE ANCHORS CAN
BE INSTALLED ON
EITHER SIDE OF
PANEL.

"A" BRACING PANEL

2X6 STUDS, TYP.

"C" BRACING PANEL.
NAIL ACCORDING TO
"C" DETAIL.

ATTACH TO
BOTTOM PLATE W/
8D NAILS, 3" O.C.

ATTACH TO
TOP PLATE W/
8D NAILS, 3" O.C.

BRACING PANEL DETAIL

48" WIDE 7
16"

O.S.B. PANEL.

8D NAILS, 6"
O.C. ON EDGES.

8D NAILS, 12"
O.C. IN FIELD.

ALTERNATE CORNER BRACING
NOTE: USE THIS DETAIL IF TWO ANCHORS CANNOT FIT ON "C" PANEL.

SECTION AT SLAB

SIMPSON HTT5

IF A PANEL SPLICE
IS NEEDED, PROVIDE
2X BLOCKING

TWO 2X STUDS
EACH END OF
PANEL

INSTALL SIMPSON STHD10
HOLDOWN ANCHORS PRIOR
TO CONCRETE BEING
POURED. ATTACH TO
STUDS WITH 28-16D
NAILS.

TYPICAL ALTERNATE BRACE PANEL

CONCRETE DESIGN
BY OTHERS

CONCRETE DESIGN
BY OTHERS

HILTI HIT
 ANCHORS

8D NAILS, 3" O.C.TREATED PLATE

7/16" OSB PANEL. NAIL
WITH 8D NAILS INTO ALL
STUDS, 3" O.C. INSTALL
SHEATHING ON OUTSIDE
OF WALL ONLY.

VIEW FROM OUTSIDE HOUSE
BRACED WALL DETAIL

VIEW FROM INSIDE HOUSE
BRACED WALL DETAIL

8D NAILS, 3" O.C.

OUTSIDE OF WALL IF 2 STORY ABOVE PANEL.
NOTE: INSTALL SHEATHING ON INSIDE AND

IF A PANEL SPLICE
IS NEEDED, PROVIDE
2X BLOCKING

FASTEN TOP PLATE
TO HEADER WITH 2
ROWS OF 16D SINKER
NAILS AT 3" O.C., TYP.

7/16" OSB PANEL. NAIL WITH
8D NAILS INTO ALL STUDS,
3" O.C. NAIL INTO HEADER
WITH 8D NAILS ON A 3" O.C.
GRID PATTERN. INSTALL
SHEATHING ON OUTSIDE OF
WALL ONLY.

TWO 2X STUDS
EACH END OF
PANEL

TREATED PLATE

8D NAILS, 3" O.C.

GARAGE HEADER

NAIL INTO HEADER WITH 8D
NAILS ON A 3" O.C. GRID
PATTERN. INSTALL SHEATHING
ON OUTSIDE OF WALL ONLY.

HILTI HIT
ANCHORS

CONCRETE DESIGN
BY OTHERS

CONCRETE DESIGN
BY OTHERS

FIELD NAIL MSTA24
STRAPS TO POST AND
HEADER WITH (18) 10D
COMMON NAILS

GARAGE HEADER

INSTAL SIMPSON STHD10
HOLDOWN ANCHORS PRIOR
TO CONCRETE BEING POURED.
ATTACH TO STUDS WITH
(24) - 16D NAILS.

NOTE '    '  BRACING
PANEL TO BE A
MINIMUM OF 4" WIDE
OR AS SHOWN ON
PLAN.

TYPICAL CORNER BRACE AT GARAGE

WALL BRACING NOTES
1. ALL WALL BRACING TO COMPLY WITH 2015 IRC OR NEWER

BUILDING CODE CURRENTLY ADOPTED BY CITY OFFICIAL.
2. INSTALL BRACING PANELS AS NOTED ON ATTACHED DWG S-4

ACCORDING TO DETAILS SHOWN ON THIS PAGE.
3. OSB WALL SHEATHING TO BE INSTALLED WITH GRAIN

VERTICAL.
4. AT HORIZONTAL JOINTS, INSTALL 2X4 BLOCKING AT JOINTS

AND NAIL.
5. "RED" THERMOPLY, STRUCTURAL GRADE CAN BE SUBSTITUTED

FOR OSB BRACING IN ALL AREAS EXCEPT AT ALTERNATE
BRACE PANELS "C" AND "D". USE 7/16" OSB ON ALL BRACING PANELS.

6. NAIL "RED" THERMOPLY WITH 1-1/4" GALVANIZED ROOFING
NAILS OR 16 GUAGE 7/16" MIN. CROWN STAPLES SPACED 3" O.C.
ON ALL PANEL EDGES AND 6" O.C. IN THE FIELD.

ALTERNATE TIE DOWN ANCHORS
(USE THESE ANCHORS AFTER THE SLAB IS CURED)
1. LOCATE HTT5 SIMPSON TIES AT CORNERS OF THE "C" AND "D"

WALL BRACING PANELS AS NOTED ON  WALL BRACING PLANS.
2. DRILL INTO SLAB WITH 7/8" DIA. DRILL BIT. HOLES SHOULD BE

DRILLED 8" DEEP MIN.
3. HOLES SHOULD BE CLEANED WITH COMPRESSED AIR AND

BRUSH IN EACH HOLE. ALL CONCRETE DUST MUST BE
REMOVED FROM HOLES

4. IN EACH HOLE, INJECT SIMPSON ACRYLIC-TIE ADHESIVE PER
MANUFACTURER'S REQ'TS.

5. INSTALL 5/8" X 8" THREADED ROD INTO EACH HOLE (SIMPSON
RFB#5X12). DO NOT DISTURB THREADED ROD FOR AT LEAST
TWO HOURS TO ALLOW GLUE TO CURE.

6. AFTER WAITING FOR GLUE TO CURE, INSTALL SIMPSON HTT5
TIES AND NAIL TO STUDS WITH (26) -  16d NAILS.

10
'-0

" M
A

X
. H

G
T.

VARIES

View from inside house
BRACED WALL DETAIL

View from outside house
BRACED WALL DETAIL

VARIES

NOTE: THIS PANEL TO BE USED
AT 1ST FLOOR WALL BRACES
LESS THAN 48" IN WIDTH.

1 2

3 4 5

RAFTERS (REFER TO
STRUC. FOR SIZE)

FULL ROOF SHEATHING SHALL
BE INSTALLED PRIOR TO ROOF
OVERFRAMING.

FLAT 2X VALLEY.
SEE PLANS FOR SIZE
NAIL WITH IOD NAILS,
 6" O.C

ROOF OVERFRAME SHAPE
MAY VARY, SEE PLAN

ROOF RAFTER
SEE GEN. NOTES

ROOF SHEATHING
REF. GEN NOTES

A35 SIMPSON CLIP
@ ALL CLG JSTS

ROOF RAFTER
SEE GEN. NOTES

ROOF SHEATHING
REF. GEN NOTES

A35 SIMPSON CLIP
@ ALL CLG JSTS

CEILING JSTS
SEE PLAN

CEILING JSTS
SEE PLAN

TYPICAL SECTION AT EXT. WALL

N.T.S.
BEAM TO COLUMN CONN., TYP.

N.T.S.
JOIST TO BEAM CONN., TYP.11 12

SIMPSON LCE4 OR EQUAL
BOTH SIDES OF COLUMN

WOOD COLUMN
SEE PLANS FOR TYPE

(2) 2x12 BEAM

(3) 2x12 BEAM

5/8" GYP. BOARD CEILING

CEILING JOIST
SEE PLANS FOR SIZE

SIMPSON LUC210Z
OR EQUAL

AND SPACING
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AutoCAD SHX Text
Joist Cut Detail

AutoCAD SHX Text
Glue and nail 3/4"x?x24" plywood web fillers to both sides of web with 3 rows of 10d nails spaced at 6" o.c staggered from either side and clinch

AutoCAD SHX Text
12

AutoCAD SHX Text
6" MIN.PITCH

AutoCAD SHX Text
4 1/2" MIN. HEEL

AutoCAD SHX Text
1/4" GAP @ TOP.

AutoCAD SHX Text
2'-0" MIN.

AutoCAD SHX Text
EXTERIOR BEARING WALL 3 1/2" MINIMUM

AutoCAD SHX Text
LATERIALL BRACE TOP OF JOIST AT 8'-0" IF NO SHEATHING IS APPLIED



VICINITY MAP

CALL 1-800-344-8377 FOR LOCATES
PRIOR TO ANY EXCAVATION

1-800-DIG TESS

To the best of our knowledge these plans are drawn to
comply with owner's and/ or builder's specifications and any

changes made on them after prints are made will be done at
the owner's and / or builder's expense and responsibility. The
contractor shall verify all dimensions and enclosed drawing.

GTCE is not liable for errors once construction has begun.
While every effort has been made in the preparation of this

plan to avoid mistakes, the maker can not guarantee against
human error.  The contractor of the job must check all

dimensions and other details prior to construction and be
solely responsible thereafter.

SHEET INDEX
CIVIL DRAWINGS

COVER PAGE
C-1.0     GENERAL NOTES
C-2.0     EXISTING CONDITIONS
C-3.0     SITE PLAN
C-4.0     GRADING PLAN
C-5.0     LANDSCAPING AND IRRIGATION PLAN
C-6.0     EROSION CONTROL PLAN

________________
DATE

08 / 13 / 2024

PROJECT DESCRIPTION:

1. THE LAND PROPOSED FOR DEVELOPMENT A TOTAL OF 1.10 ACRES.

2. THE TYPE OF CONSTRUCTION IS WOOD FRAMING.

3. ALL UTILITY IS DESIGNED UNDERGROUND AS PER CITY OF BEAUMONT

STANDARDS AND SPECIFICATIONS.

160 RICHTER LANE NEW
BRAUNFELS

TX 78130

160 RICHTER LANE NEW
BRAUNFELS
TX 78130

AutoCAD SHX Text
N.T.S.
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DEVIATION FROM THE DRAWINGS

ANY DEVIATION FROM THE ORIGINAL DESIGN MUST BE APPROVED BY THE ENGINEER FIRST.

 CONTRACTOR'S RESPONSIBILITY

· SAFETY IS THE CONTRACTOR'S RESPONSIBILITY.  GOLDEN TRIANGLE CONSULTING ENGINEERS IS NOT
RESPONSIBLE FOR OR HAVE THE ABILITY TO CHANGE OR DIRECT THE PROCEDURES, METHODS, MEANS,
TECHNIQUES AND WORK SEQUENCE USED BY THE CONTRACTOR.

· IT IS THE CONTRACTOR'S RESPONSIBILITY TO MAKE SURE THE WORK IS COMPLETED AS PER THE PLANS
PROVIDED BY GOLDEN TRIANGLE CONSULTING ENGINEERS AND ANY CHANGES/ADDITIONS
RECOMMENDED BY GOLDEN TRIANGLE CONSULTING ENGINEERS DURING THE CONSTRUCTION PHASE.

· IT IS THE CONTRACTOR'S RESPONSIBILITY TO ENSURE THAT THE CIVIL AND ARCHITECTURAL DRAWINGS
COINCIDES WITH THE STRUCTURAL DRAWINGS PRIOR TO COMMENCING THE CONSTRUCTION.  ANY
DISCREPANCIES MUST BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE ENGINEER AND THE ARCHITECT.
IT IS THE CONTRACTOR'S RESPONSIBILITY TO PERFORM ANY TESTING THAT MIGHT BE REQUIRED BY THE
AUTHORITIES AND AGENCIES (CITY, COUNTY, ETC.) THAT HAVE JURISDICTION IN THE AREA WHERE THE
STRUCTURE IS BEING BUILT.

· IT IS THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL THE DIMENSIONS TO ENSURE THEY MATCH WITH THE
DRAWINGS PROVIDED BY THE ENGINEER AND THE ARCHITECT.

·  IT IS THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY GOLDEN TRIANGLE CONSULTING ENGINEERS OF ANY
CHANGES DURING THE CONSTRUCTION THAT WILL REQUIRE A DESIGN BY THE ENGINEER.  CHANGES NOT
APPROVED BY THE ENGINEER MAY NOT BE ACCEPTED.

· IT IS THE CONTRACTORS RESPONSIBILITY TO VERIFY FINISH FLOOR ELEVATION.

GENERAL NOTES FOR SANITARY SEWER INSTALLATION
1. ALL SANITARY SEWER LINES SHALL BE POLYVINYL CHLORIDE (PVC) SDR 26 OR CL 150 PVC 160 PSI PIPE

AND SHALL CONFORM TO ASTM D1784. ALL SANITARY SEWER LINES SHALL BE BEDDED AND BACKFILLED
IN ACCORDANCE WITH MANUFACTURER RECOMMENDATIONS

2. ALL SANITARY SEWER LINES UNDER THE PAVEMENT OR WITHIN FIVE (5) FEET OF THE BACK OF CURBS ARE
TO BE BACKFILLED WITH (1 1/2 SACKS/CY) OF CEMENT STABILIZED SAND TO THE BOTTOM OF THE
PAVEMENT SUBGRADE.  ALL OTHER LINES SHALL BE BACKFILLED TO ONE (1) FOOT ABOVE THE FLOWLINE.
ALL BACKFILLING AND BEDDING MATERIALS WILL NOT BE PAID FOR SEPARATELY BUT SHALL BE
CONSIDERED SUBSIDIARY TO THE VARIOUS BID ITEMS.

3. DURING CONSTRUCTION A FIVE (5') LONG 2”X4” STAKE, PAINTED RED, SHALL BE DRIVEN INTO THE
GROUND ADJACENT TO ALL SERVICE WYES AND SANITARY CLEANOUTS FOR PROTECTION DURING
CONSTRUCTION.

4. WATER UTILIZED FOR TESTING PURPOSES OR INFILTRATED THE SEWER LINES SHALL BE PUMPED OUT AND
DISPOSED OF BY THE CONTRACTOR PRIOR TO FINAL INSPECTION AT THE CONTRACTOR'S COST.

5. ALL SANITARY SEWER MANHOLES WHOSE EXCAVATION COMES WITHIN FIVE (5) FEET OF EXISTING,
PROPOSED, OR FUTURE PAVEMENT WILL BE BACKFILLED WITH CEMENT STABILIZED SAND FOR THE ENTIRE
AREA OF EXCAVATION TO A POINT ONE (1') FOOT BELOW TOP OF PAVEMENT SUBGRADE OR ONE (1')
BELOW NATURAL GROUND OR FINISHED GRADE WHICHEVER IS LOWER WHEN OUTSIDE OF PAVEMENT.
THE CEMENT STABILIZED SAND, CONSISTING OF (1 1/2 SACKS/CY), IS TO BE THOROUGHLY COMPACTED.
THE REMAINING BACKFILL ABOVE THIS LEVEL IS TO BE COMPACTED SELECT MATERIAL.

6. ALL SANITARY SEWER MANHOLE OPENINGS, STUBS AND PLUGS SHALL BE INCLUDED IN THE COST OF
INSTALLING MANHOLE.

7. CONNECTING ALL PROPOSED SANITARY SEWER LINES TO EXISTING OR PROPOSED MANHOLES OR
JUNCTION BOXES WILL NOT BE PAID FOR SEPARATELY BUT WILL BE INCIDENTALS NECESSARY TO
COMPLETE THE WORK.

8. THE CONTRACTOR SHALL INSTALL SANITARY SEWER SERVICES LINES USING PVC SCHEDULE 40(AS TM
D1785) IN ACCORDANCE WITH THE DETAILS IN THIS CONTRACT.

9. CONTRACTOR SHALL CONTACT CITY INSPECTION OFFICE 5 DAYS PRIOR TO BEGINNING
CONSTRUCTION. SEE NOTE FOR CITY NOTIFICATION ON THIS SHEET.

GENERAL CONSTRUCTION NOTES

1. THE TEXAS STANDARD SPECIFICATIONS 2014 WILL GOVERN ALL SPECIFICATIONS NOT DIRECTLY ADDRESSED
IN THIS DOCUMENT.  THE CONTRACTOR WILL ESTABLISH THE PROJECT CONTROL POINT, POINTS OF
TANGENCY, PI'S (POINTS OF INTERSECTIONS), POINT OF CURVATURE (PC'S AND PT'S), AND BENCHMARK
ELEVATIONS PRIOR TO BEGINNING CONSTRUCTION.  ASSUME OWNERSHIP FOR ALL DESIGNATED WASTE
MATERIAL AND DISPOSE OF IT AT A PLACE OFF OF THE RIGHT OF WAY, AS APPROVED BY THE ENGINEER.  ALL
QUANTITIES SHOWN ON PLANS ARE FOR INFORMATIONAL PURPOSES ONLY.  THESE QUANTITIES ARE IN PLACE
AND CONSIDERED PAY QUANTITIES. CONTRACTOR IS TO VERIFY ALL QUANTITIES PRIOR TO ORDERING ANY
MATERIAL. IF ANY DISCREPANCIES ARE FOUND, CONTRACTOR IS TO NOTIFY ENGINEER IN A TIMELY FASHION
SO THAT ADJUSTMENTS MAY BE MADE (IF NECESSARY).  DIRECT ATTENTION TO COMPLY WITH ALL
ORDINANCES AND REGULATIONS OF LOCAL MUNICIPAL AND COUNTY GOVERNMENTS AND THE TCEQ
(TEXAS COMMISSION ON ENVIRONMENTAL QUALITY), WHICH MAY BE APPLICABLE ON THIS PROJECT. THIS
WILL NOT BE PAID FOR DIRECTLY AND WILL BE CONSIDERED SUBSIDIARY TO VARIOUS BID ITEMS.   PROCURE
ALL THE NECESSARY CITY AND/OR COUNTY AND DRAINAGE DISTRICT 6 PERMITS AND LICENSES BEFORE THE
START OF THIS PROJECT. THIS WILL NOT BE PAID FOR DIRECTLY AND WILL BE CONSIDERED SUBSIDIARY TO
VARIOUS BID ITEMS.  THE APPROXIMATE LOCATION OF THE KNOWN UNDERGROUND UTILITY INSTALLATIONS IS
AS SHOWN ON THE PLANS.  CONFIRM THE LOCATION OF THESE UTILITY LINES AND THE EXACT LOCATION OF
ANY OTHERS WHICH MAY EXIST. ASSUME FULL RESPONSIBILITY FOR NOTIFYING THE UTILITY INVOLVED IN CASE
OF CONFLICT OR DAMAGE AND HE/SHE SHALL BE RESPONSIBLE FOR DAMAGE THAT OCCURS DUE TO
HIS/HER NEGLIGENCE.  REMOVE AND DISPOSE OF ABANDONED LINES ENCOUNTERED THAT INTERFERE WITH
THE CONSTRUCTION OF THIS PROJECT. CONSIDER THIS WORK TO BE SUBSIDIARY TO THE VARIOUS BID ITEMS
OF THE CONTRACT.  BEFORE EXCAVATING, CONTRACTOR TO CONTACT UTILITY COMPANIES WITH EXISTING
FACILITIES IN THE AREA OF CONSTRUCTION AT LEAST 48 HOURS BEFORE BEGINNING CONSTRUCTION. WHEN
UTILITY POLES NEED TO BE RELOCATED, TO FACILITATE CONSTRUCTION, THE CONTRACTOR IS TO NOTIFY THE
PROPER UTILITY COMPANIES AT LEAST TWO (2) WEEKS BEFORE BEGINNING CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR CONSTRUCTING FACILITY IN ACCORDANCE WITH ALL FEDERAL,
STATE, & LOCAL GOVERNING CODES, ORDINANCES AND REGULATIONS PERTAINING TO COMMERCIAL
CONSTRUCTION.

3. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO HAVE BUILDING INSPECTED & TESTED
BY AN APPROVED INSPECTION AGENCY WITH THE CITY OF BEAUMONT FOR THE
COMPLIANCE OF IECC 2015.

4. IT IS THE CONTRACTORS RESPONSIBILITY TO ENSURE BUILDING AND SITE MEET TEXAS
ACCESSIBILITY STANDARDS AND ADA REGULATIONS. SEE ADA SHEETS.

5. CONTRACTOR IS RESPONSIBLE FOR VERIFYING THAT THE METAL BUILDING DESIGN
MATCHES THESE DRAWINGS. IF THE CONTRACTOR PURCHASES THE METAL BUILDING,
THAN ANY FINANCIAL EXPENSE, INCLUDING BUT NOT LIMITED TO CONSTRUCTION
COST AND ADDITIONAL DESIGN CHANGE FEE DUE TO METAL BUILDING DRAWINGS
NOT MATCHING THESE DRAWINGS, IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR.
IF THE OWNER PURCHASES THE METAL BUILDING AND APPROVES THE DRAWINGS
WITHOUT THE CONTRACTORS KNOWLEDGE THE CONTRACTOR IS RESPONSIBLE TO
REVIEW THE METAL BUILDING DRAWINGS AND VERIFY THEY MATCH THESE DRAWINGS
BEFORE CONSTRUCTION BEGINS. CONTRACTOR SHALL NOTIFY GTCE IF METAL
BUILDING DOES NOT MATCH THESE DRAWINGS BEFORE CONSTRUCTION BEGINS SO
DESIGN CAN BE MODIFIED. IF CONSTRUCTION BEGINS WITHOUT NOTIFYING GTCE OF
DISCREPANCIES OR NOT VERIFYING DRAWINGS THE CONTRACTOR SHALL BE
RESPONSIBLE FOR ANY FEE INCURRED FOR DESIGN CHANGES.

6. CONTRACTOR SHALL PROVIDE COMM CHECK.
7. ALL COUNTERS SHALL BE DESIGNED BY OTHERS.
8. CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS FOR EQUIPMENT AND SHALL

NOTIFY OWNER OF ANY DISCREPANCIES.
9. INSTALL KNOX BOX PER CITY OF BEAUMONT REQUIREMENTS.

GENERAL NOTES FOR PAVING OPERATIONS

1. IT IS THE CONTRACTOR’S RESPONSIBILITY TO MAKE INDEPENDENT TESTING LABORATORY TO TAKE ALL SAMPLES
OF AND TEST CONCRETE, MAKE AND TEST ALL BEAMS AND CYLINDERS IN ACCORDANCE WITH THE
APPROVED TEST METHODS AND THE APPROPRIATE STANDARD SPECIFICATIONS FOR THE VARIOUS ITEMS.

2. ALL DOWELS USED FOR EXPANSION AND CONSTRUCTION JOINTS MUST BE SUPPORTED ADEQUATELY TO
INSURE THEIR POSITION WILL BE MAINTAINED DURING CONSTRUCTION OPERATIONS.

3. ALL JOINTS SHALL BE SEALED WITH A TXDOT 2004 DMS-6310, CLASS 5 SEALANT.
4. ALL SUBGRADE SHALL BE PROOF ROLLED PRIOR TO PLACING AND FILL.  ANY SOFT AREAS SHALL BE

EXCAVATED AND BACKFILLED WITH AN APPROVED MATERIAL AND COMPACTED TO 95% OF THE STANDARD
PROCTOR DENSITY. REFER TO GEOTECHNICAL REPORT.

5. T.C. AND T.P. INDICATE TOP OF CURB AND TOP OF PAVEMENT ELEVATIONS.

GENERAL NOTES FOR WATER INSTALLATION

1. CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO PROTECT EXISTING WATERLINES
LOCATED WITHIN THE PROJECT LIMITS.

2. ALL UTILITIES SHOWN ARE FOR INFORMATIONAL PURPOSES AND THEIR EXACT LOCATION MUST BE
DETERMINED BY THE CONTRACTOR PRIOR TO ANY CONSTRUCTION.

3. CONTRACTOR TO EXPOSE AND VERIFY LOCATION, SIZE, AND DEPTH OF ALL EXISTING WATER LINES
AT PROPOSED CONNECTION LOCATIONS PRIOR TO ANY CONSTRUCTION.

4. FITTINGS WILL NOT BE PAID FOR DIRECTLY BUT SHALL BE INCLUDED IN THE UNIT BID PRICE PER
LINEAR FOOT OF PIPE.

5. PROPOSED WATER LINES SHALL BE A MINIMUM OF 3' COVER BELOW FINISHED GRADES. VARY
FLOW LINES UNIFORMLY TO DEPTHS AND LOCATIONS AS SHOWN ON THE PLANS.

6. CONTRACTOR TO PROVIDE VALVE BOX EXTENSIONS WHERE REQUIRED TO CONSTRUCT VALVE
BOXES FLUSH WITH PROPOSED FINISHED GRADE. NO DIRECT PAYMENT WILL BE MADE FOR THIS
WORK. CONSIDER THIS WORK TO BE SUBSIDIARY TO THE VARIOUS BID ITEMS .

7. CONTRACTOR TO PROVIDE ADEQUATE CONCRETE THRUST BLOCKING TO WITHSTAND TEST
PRESSURES OR TO PROVIDE FITTINGS WITH RESTRAINED JOINTS.

8. ALL NEWLY INSTALLED PIPES AND RELATED PRODUCTS MUST CONFORM TO THE AMERICAN
NATIONAL STANDARDS INSTITUTE/NATIONAL SANITATION FOUNDATION (ANSI/NSF) STANDARD 61
AND MUST BE CERTIFIED BY AN ORGANIZATION ACCREDITED BY ANSI.

9. ALL PLASTIC PIPE USED IN PUBLIC WATER SYSTEMS MUST BEAR THE NATIONAL SANITATION
FOUNDATION SEAL OF APPROVAL AND HAVE AN ASTM PRESSURE RATING OF AT LEAST 150 PSI.

10. WATERLINES SHALL BE INSTALLED AS DETAILED ON THE PLAN SHEETS. FIELD ADJUSTMENTS MAY BE
NECESSARY TO AVOID UNFORESEEN OBSTRUCTIONS.

11. CONTRACTOR IS MADE AWARE THAT THE OWNER MAY NOT HAVE THE ABILITY TO ISOLATE
EXISTING WATER LINES FOR TIE-INS. CONNECTIONS TO THE CITY WATER MAINS SHALL BE
PERFORMED BY THE WATER UTILITIES DEPARTMENT.  THE CONTRACTOR SHALL BE RESPONSIBLE
FOR ALL COST FOR THIS WORK AND SHALL COORDINATE HIS WORK WITH THE CITY. COST OF THE
TIE-INS SHALL BE INCLUDED IN THE UNIT BID PRICE PER LINEAR FOR TO WATERLINES.

12. ALL WATER METERS SHALL BE INSTALLED WITHIN THE PROPOSED UTILITY EASEMENT.
13. ALL WATER MAINS (AND FIRE HYDRANT LEADS, IF PROPOSED) WILL BE HYDROSTATICALLY TESTED

PRIOR TO ACCEPTANCE BY THE CITY. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY
EQUIPMENT FOR TESTING AND THE COST FOR TESTING SHALL BE CONSIDERED SUBSIDIARY TO THE
VARIOUS BID ITEMS ON THE CONTRACT. ALL TESTING SHALL BE WITNESSED BY THE INSPECTOR;
ANY SEGMENTS OF LINE NOT PASSING THE REQUIRED TESTS SHALL BE PROMPTLY CORRECTED.

14. BACTERIOLOGICAL AND PRESSURE TESTING TO BE WITNESSED BY THE WATER UTILITIES
CONSTRUCTION INSPECTOR. NOTIFY THE UTILITY DEPARTMENT 48 HOURS PRIOR TO TESTING.

GENERAL NOTES FOR CITY OF BEAUMONT WATER AND SEWER INSTALLATION
TECHNICAL SPECIFICATIONS AND STANDARD DRAWINGS CAN BE FOUND ON THE CITY'S WEBSITE: www.beaumonttexas.gov

CONTRACTOR IS TO USE THESE STANDARDS UNLESS OTHERWISE NOTED ON THE PLANS.

TECHNICAL SPECIFICATIONS

https://beaumonttexas.gov/wp-content/uploads/pdf/water/water_technical_specifications.pdf

STANDARD DRAWINGS

 https://beaumonttexas.gov/wp-content/uploads/pdf/water/water_standards.pdf

FURNISH AND INSTALL FIRE HYDRANT ASSEMBLY COMPLETE IN PLACE, OF THE TYPE DARLING B-84-B OR APPROVED EQUAL IN
ACCORDANCE WITH PLANS, SPECIFICATIONS.

ALL WATER AND SANITARY SEWER LINES WILL BE TESTED PRIOR TO CITY ACCEPTANCE. PLUMBING CONTRACTOR TO MAKES
SEWER TAPS AND/OR INSTALL SANITARY SEWER MANHOLE TO CITY SPECIFICATIONS AND BE INSPECTED BY THE WATER
UTILITIES CONSTRUCTION PROJECT MANAGER. ALL WATER MAINS AND FIRE LINES TO BE INSTALLED TO CITY
SPECIFICATIONS.

48-HOUR NOTICE IS REQUIRED PRIOR TO ANY INSTALLATIONS OR INSPECTIONS CALL (409) 785-3019 OR (409) 785-3001.

INSTALL A CLEAN OUT AT THE PROPERTY LINE PER CITY SPECIFICATIONS.

THE CITY FORCES WILL MAKE TAP, INSTALL VALVE, AND/OR SET WATER METERS AT THE EXPENSE OF THE CONTRACTOR.

NO STRUCTURES OR APPURTENANCES SHALL BE PLACED WITHIN EASEMENT PROPERTY. THE CITY WILL NOT BE RESPONSIBLE
FOR ANY SURFACE RESTORATION WHEN WATER AND/OR SANITARY SEWER REPAIRS ARE NECESSARY WITHIN THE CITY OF
BEAUMONT WATER LINE OR SANITARY SEWER EASEMENT.

PLUMBING CONTRACTOR TO MAKE ALL FINAL TIE-IN TO THE WATER METER.

NOTE:

1. ALL WATER LINES SHALL HAVE MIN. OF 3 FOOT COVER.
2. THE CONTRACTOR WILL PERFORM THE TAPS ON THE PROPOSED WATER LINE AND THE CITY WILL INSTALL THE

METERS AT THE CONTRACTOR’S EXPENSE.  THIS INCLUDES ALL DOMESTIC AND IRRIGATION METERS.
        THE PLUMBING CONTRACTOR MUST COMPLY WITH THE CITY OF BEAUMONT BUILDING CODE REQUIREMENTS.

3. THE PLUMBING CONTRACTOR MUST VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION.

GENERAL NOTES:

1. EXCLUSIVE WATER UTILITY EASEMENT DOCUMENTS (INCLUDING EASEMENT DESCRIPTION PREPARED BY
A TEXAS PROFESSIONAL LAND SURVEYOR AND THE EASEMENT DOCUMENTS SIGNED BY THE OWNER)
WILL BE REQUIRED BEFORE WATER TAPS WILL BE MADE BY THE CITY. NO EXCEPTIONS. GUIDELINES FOR
SUBMITTING EASEMENT DOCUMENTS MAY BE PICKED UP FROM THE REAL PROPERTY COORDINATOR AT
801 MAIN ST., ROOM 200, ENGINEERING DIVISION OR CALL (409) 880-3725.

2. ALL WATER MAINS AND FIRE LINES TO BE INSTALLED TO CITY SPECIFICATIONS.
3. 24 HOURS NOTICE IS REQUIRED PRIOR TO ANY INSTALLATIONS OR INSPECTIONS.  CALL (409)-785-3019

OR (409)-785-3001.
4. PLUMBING CONTRACTOR TO MAKE FINAL TIE IN TO WATER METER.
5. CITY FORCES WILL MAKE TAP, INSTALL VALVE AND/OR SET WATER METERS AT THE EXPENSE OF THE

CONTRACTOR.
6. NO STRUCTURES OR APPURTENANCES SHALL BE PLACED WITHIN THE EASEMENT PROPERTY.
7. THE CITY WILL NOT BE RESPONSIBLE FOR ANY SURFACE RESTORATION WHEN WATER AND/OR SANITARY

SEWER REPAIRS ARE NECESSARY WITHIN THE CITY OF BEAUMONT WATERLINE AND/OR SANITARY SEWER
LINE EASEMENT.

8. PLUMBING CONTRACTOR IS TO MAKE SEWER TAPS AND/OR INSTALL SANITARY SEWER MANHOLE TO
CITY SPECIFICATIONS AND BE INSPECTED BY THE WATER UTILITIES CONSTRUCTION PROJECT MANAGER.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR FOLLOWING THE CITY OF BEAUMONT’S INSPECTION
REQUIREMENTS AND COORDINATE WITH THE CITY OF BEAUMONT STAFF THE DATES AND TIMES OF
INSPECTIONS.

10. ALL CONSTRUCTION AND TESTING SHALL MEET THE CITY OF BEAUMONT REGULATIONS, CODES AND
ORDINANCES.

11. ALL WATER AND WASTEWATER MAINS INCLUDING BUT NOT LIMITED TO PIPE, MANHOLES, FIRE
HYDRANTS CLEANOUTS, VALVES, ETC. SHALL BE INSTALLED AS PER THE CITY OF BEAUMONT’S
STANDARD DETAILS, DRAWINGS AND SPECIFICATIONS.

12. ALL TRENCHES UNDER PAVEMENT SHALL BE FILLED WITH  CEMENT STABILIZED SAND.

Texas Commission on Environmental Quality Chapter 290- Public Drinking Water Section
290.44 - Water Distribution Item e - Location of Water Lines Subsection 4(A)(iii) which reads:
Where a new potable waterline parallels a new wastewater main, the wastewater main or
lateral shall be constructed of at least 150 psi pressure-rated pipe. The new potable waterline
shall be located at least two feet above the wastewater main or lateral, measured vertically,
and at least four feet away, measured horizontally, from the wastewater main or lateral.
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Structural Drawings for load bearing stud layout, sections,

7'-0"

GRAVEL

EXISTING
35'-0"X24'-0"

EXISTING
13'-2"X10'-0"

(S 42'42'37'E 135.32')

44'-6"

RICHER LANE
RICHER LANE

(N 35'45'44' E 169.55')

10
'-4

"

48
'-8

"

(S 46'53'25' W
 166.21')

5.7 ACRE
TRACT

6'-0"

LOT-1
19,752 SQFT
0.453 ACRES

LOT-7 LOT-2

ADDITION
13'-0"X17'-0"

O
N

E 
ST

O
R

Y

FRAME SIDING

DRIVE

25' B.S

10' U.L
(N 42'56'33'W 102.46')

COV. CONC

PORCH

PORCH

CONCRETE

94'-7"

PROPOSED SITE PLAN
SCALE 1: 20

C-3.0

SITE PLAN

No. Description Date

OWNER:

Project number

Date

Drawn by

Checked by

Scale 1/4" = 1'-0"

Project Number
6/24/2024

HN
NKL

NICK LOKKEN
CONSTRUCTION &

CONTRACTING

(817) - 894 - 6234
www.nicklokken.com

16
0 

RI
C

HT
ER

 L
A

N
E 

N
EW

 B
RA

UN
FE

LS
TX

 7
81

30

1 : 20

AutoCAD SHX Text
0

AutoCAD SHX Text
20

AutoCAD SHX Text
SCALE 1: 20



7'-0"

GRAVEL

EXISTING
35'-0"X24'-0"

EXISTING
13'-2"X10'-0"

(S 42'42'37'E 135.32')

44'-6"

RICHER LANE
RICHER LANE

(N 35'45'44' E 169.55')

10
'-4

"

48
'-8

"

(S 46'53'25' W
 166.21')

5.7 ACRE
TRACT

6'-0"

LOT-1
19,752 SQFT
0.453 ACRES

LOT-7 LOT-2

ADDITION
13'-0"X17'-0"

O
N

E 
ST

O
R

Y

FRAME SIDING

DRIVE

25' B.S

10' U.L
(N 42'56'33'W 102.46')

COV. CONC

PORCH

PORCH

CONCRETE

94'-7"

GRADING PLAN
SCALE 1:20 C-6.0

UTILITIES PLAN

No. Description Date

OWNER:

Project number

Date

Drawn by

Checked by

Scale 1/4" = 1'-0"

Project Number
6/24/2024

HN
NKL

NICK LOKKEN
CONSTRUCTION &

CONTRACTING

(817) - 894 - 6234
www.nicklokken.com

16
0 

RI
C

HT
ER

 L
A

N
E 

N
EW

 B
RA

UN
FE

LS
TX

 7
81

30

GRADING NOTES:

Top soil around the perimeter of the foundation shall be graded at a positive slope to ensure proper drainage away from the building.

At the completion of the final grading, the disturbed areas shall be revegetated in accordance with the plans and specifications.

Proposed contours and spot elevations shown in paved areas reflect top of pavement surface or top of curb at curb line. The limit of earthwork in
paved areas is the bottom of pavement. Proposed contours shown outside paved areas are the exact limits of grading.

Rough grading under proposed paving and all general site rough grading shall be brought to within +/- 0.1 foot. Rough grading elevations in paved
areas are to bottom of pavement. See Landscape plans for additional grading elevations in landscaped areas.

Grading between the contours depicted on this plan shall be uniform.

Before any earthwork is done, the Contractor shall stake out and mark the limits of pavement and other items established by the plans. The
Contractor shall protect and preserve control points at all times during the course of the project. The grading contractor shall provide all necessary
engineering and surveying for line and grade control points related to earthwork.

All accessible routes must meet current T.A.S. (Texas Accessibility Standards). Contractor must be familiar and comply with all of the T.A.S. standards as
they pertain to this project.

Match existing grade at property line.

Compact all sub-grades to 95% S.P.D. at optimum moisture content.

The Contractor shall maintain adequate site drainage during all phases of construction. The Contractor shall use silt fences as required to prevent silt
and construction debris from flowing onto adjacent properties. Contractor shall comply with all applicable federal, state, or local erosion,
conservation, and siltation ordinances. Contractor shall remove all temporary erosion control devices upon completion of permanent drainage
facilities and the establishment of a stand of grass or other growth to prevent erosion.

All excavating is unclassified and shall include all materials encountered. Unusable excavated material and all waste resulting from site clearing and
grubbing shall be disposed of off site by the contractor at his expense.

Refer to Architectural drawings for building dimensions.

All construction shall comply to the requirements of the standard specifications of the City of New braunfels and any applicable NCTCOG
specifications and details.

Existing surface and underground utilities and other appurtenances indicated on these plans have been located from the best information available.
The Engineer/Owner does not accept the responsibility for the utility locations shown. It shall be the contractor's responsibility to verify exact (both
horizontal and vertical) location of all existing utilities prior to construction.

It shall be the contractor's responsibility to notify Owner/Engineer promptly of any conflicts of the work with existing facilities. The contractor shall
preserve and protect all existing facilities from damage during construction. Any damage by the contractor to existing facilities shall be repaired by
the contractor at his/her expense.

The contractor(s) is (are) to provide "red lined" mark-ups of these plans to the owner/engineer for any field changes made during construction after
the project is complete. These mark-ups will be used to prepare "Construction Record Drawings".

Control, Grades, and Elevation
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PLANT SCHEDULE
LOCATION ON PROPERTY TREE / SHURB CLASS TREE / SHRUB SPACING TREE / SHRUB SIZE TOTAL NUMBER

OF TREE
STRIP WIDTH

(FT)

LANDSCAPING AT RIGHT OF
WAY S MAJOR DRIVE

- 74.40

Example

CLASS A: 2 INCHES OR
GREATER IN CALIPER WHEN
PLANTED. MATURE HEIGHT
IS GREATER THAN 30 FEET.
BRANCHES BEGIN AT 6 FEET

CLASS B :8 TO10 FEET HEIGHT
WHEN PLANTED AND  30
MATURE HEIGHT

SHRUBS: MUST
MAINTAIN 3-FOOT
HEIGHT OR GREATER.
MUST BE EVERGREEN

1
FAGUS GRANDIFOLIA,
FAGUS AMERICANA

ERIOBOTRYA JAPONICA,
PHOTINIA JAPONICA LIGUSTRUM JAPONICUM

2 FRAXINUS MAGNOLIA OSMANTHUS
HETEROPHYLLUS

3 TAXODIUM DISTICHUM LIGUSTRUM AMURENSE NANDINA DOMESTICA

4 QUERCUS ALBA ILEX ALTACLARENSIS VAR ABELIA X GRANDIFLORA

6'

Not To Scale

QUICK COUPLER - RAIN BIRD 3RC

Not To Scale

SPRAY HEAD - RAIN BIRD 1800 SERIES

Not To Scale

IRRIGATION SLEEVING

Not To Scale

RAIN SENSOR - HUNTER MINI-CLIK

CONTINUOUS

MUST MAINTAIN  MINIMUM
OF THREE FT (3')HEIGHT OR
GREATER

SHRUBS WILL BE CHOSEN
FROM THE  LIST IN CITY OF
BEAUMONT ORDINANCE
SECTION 28.04.006

PARKING AREA

PENINSULA

2 INCHES OR GREATER IN
CALIPER WHEN PLANTED.
MATURE HEIGHT IS
GREATER THAN 30 FEET.
BRANCHES BEGIN AT 6
FEET.

CLASS A .TREE(S) TYPE WILL
BE CHOSEN FROM CLASS A
TREE LISTED IN CITY OF
BEAUMONT ORDINACE
SECTION 28.04.007

1 PER PENINSULA 4 9.00
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required on one side of each 2x6 partition wall – not both sides.

Structural Drawings for load bearing stud layout, sections,
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2. EXCAVATE A 4"X4" TRENCH

4"
4"

OF STAKES
UPSLOPE ALONG THE LINE

FLOW

6' MAX.

1. SET THE STAKES

4. BACKFILL AND COMPACT
THE EXCAVATED SOIL.

4"

3' MAX

A
FLOW

IT INTO THE TRENCH.
TO STAKES AND EXTEND

4"

B
A

4"

SHEET FLOW INSTALLATION
(PERSPECTIVE VIEW)

HIGHER THAN POINT `B'
POINT `A' SHALL BE

N.T.S.
SILT FENCE BARRIER

DRAINAGEWAY INSTALLATION
(FRONT ELEVATION)

FENCE DETAIL, EXCEPT AS NOTED ABOVE.
NOTE: INSTALL IN ACCORDANCE WITH SILT

3. STAPLE FILTER MATERIAL

4"

EROSION AND SEDIMENTATION

MAINTENANCE OF EROSION CONTROL MEASURES IS OF PARAMOUNT IMPORTANCE. THE
CONTRACTOR IS RESPONSIBLE FOR COMPLYING WITH ALL EROSION CONTROL MEASURES
SHOWN ON THE PLANS. THE EROSION CONTROL SYSTEM DESCRIBED WITHIN THE
CONSTRUCTION DOCUMENTS SHOULD BE CONSIDERED TO REPRESENT THE MINIMUM
ACCEPTABLE STANDARDS FOR THIS PROJECT. ADDITIONAL EROSION CONTROLS MEASURES
MAY BE REQUIRED DEPENDENT UPON THE STAGE OF CONSTRUCTION, THE SEVERITY OF THE
RAINFALL EVENT AND/OR AS DEEMED NECESSARY AS A RESULT OF ON-SITE INSPECTIONS BY
THE OWNER, THEIR  REPRESENTATIVES OR THE JURISDICTIONAL AUTHORITIES. THESE
ADDITIONAL MEASURES SHALL BE  INSTALLED AT NO ADDITIONAL COST TO THE OWNER. IT IS
THE CONTRACTOR'S ULTIMATE RESPONSIBILITY TO ASSURE THAT THE STORM WATER
DISCHARGE FROM THE SITE DOES NOT EXCEED THE TOLERANCES ESTABLISHED BY ANY OF
THE  JURISDICTIONAL AUTHORITIES.

CONTROL NOTES

NOTE:

1. SEDIMENT CONTROL STONE SHALL
BE NO. 5 OR NO. 57.

2. WIRE MESH SHALL BE  HARDWARE
CLOTH 23 GAUGE MIN. AND SHALL HAVE
1/4  INCH MESH OPENINGS.

3. TOP OF WIRE MESH SHALL BE A
MINIMUM OF ONE FOOT BELOW THE
SHOULDER OR ANY DIVERSION POINT.

4. STEEL POST SHALL BE 5 FT. IN
HEIGHT, BE INSTALLED 1.5 FT.  DEEP
MINIMUM, AND BE OF THE
SELF-FASTENER  ANGLE STEEL TYPE.

5. WOOD POST SHALL BE 6 FT.  IN
HEIGHT, BE INSTALLED TO 1.5 FT. DEEP
MINIMUM, AND BE 3 INCHES IN
DIAMETER.

6. POST SPACING SHALL BE  A
MAXIMUM OF 4 FT.

REINFORCED INLET PROTECTION

AA

SECTION A-A
MULTI-DIRECTIONAL FLOW

2'

2'

2'

6"

1'-6"

SEDIMENT
CONTROL STONE

FILTERED
 WATER

12"

*

MAXIMUM POST SPACING 4 FT.

*

AVERAGE BOX
DIMENSION VARIABLE

FRAME

2" x 2" STAKE

FABRIC

AT CORNERS

DROP INLET
WITH GRATE

GATHER EXCESS

N.T.S.
PROTECTION

5' MIN.
(TYP.)

15"
MIN.

MAX.
18"

2" X 4" WOOD FRAME

3' MIN.

FABRIC EXTENDS 1' MIN.

SILT FENCE INLET

    UNDER GRATE.
NOTE: PUT FILTER FABRIC

DITCH BOTTOM INLETS

STAKED SILT BARRIER OR SILT
FENCE PROTECTION AROUND

FILTER FABRIC

ROADWAY
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PROFILE

PLAN

CROWN TO MINIMIZE RUNOFF
GETTING INTO THE STREET.

TRANSITION TO ROADWAY

RADIUS = 5' MIN.

GRADE TO PREVENT RUNOFF
FROM LEAVING SITE

GRADE TO DRAIN AWAY FROM
STABILIZATION AND PAVED ENTRANCE

50'

50'

EXISTING GRADE

N.T.S.

STABILIZED CONSTRUCTION ENTRANCE

6" DIAMETER ROCK

FILTER FABRIC

COMPACTED FILL

WIRE

NOTES
1. WIRE SHALL BE A MINIMUM OF 32"
IN WIDTH AND SHALL HAVE A MINIMUM 
OF 6 LINE WIRES WITH 12" STAY
SPACING.

2. FILTER FABRIC SHALL BE A MINIMUM
OF 36" IN WIDTH AND SHALL BE 

HEIGHT AND BE OF THE SELF-FASTENER
ANGLE STEEL TYPE.

FASTENED ADEQUATELY TO THE WIRE. FILTER FABRIC

3. STEEL POST SHALL BE 5'-0" IN

EXTENSION OF FABRIC AND
WIRE INTO TRENCH

4. STEEL POST SHALL BE 6'-0" IN
HEIGHT AND 3" IN DIAMETER.

MIDDLE AND VERTICAL WIRES
SHALL BE 12 1/2  GAUGE MIN.

TOP AND BOTTOM STRAND
SHALL BE 10 GAUGE MIN.

N.T.S.

SILT FENCE DETAIL

NOTES:
1) THE CONTRACTOR SHALL INSPECT SILT FENCE WEEKLY AND
AFTER MAJOR RAIN EVENTS TO ENSURE THAT THE DEVICE IS
FUNCTIONING PROPERLY AND MAINTAIN IN ACCORDANCE WITH
NCTCOG ITEM 3.12.

2) THE CONTRACTOR SHALL REMOVE SEDIMENT FROM BEHIND
FENCE WHEN THE DEPTH OF SEDIMENT HAS BUILT UP TO
ONE-THIRD THE HEIGHT OF THE FENCE ABOVE GRADE.

3) THE CONTRACTOR SHALL INSPECT THE BASE OF THE FENCE TO
ENSURE THAT NO GAPS HAVE DEVELOPED AND RE-TRENCH AS
NECESSARY.

4) THE CONTRACTOR SHALL INSPECT FENCE POSTS TO ENSURE
THAT THEY ARE PROPERLY SUPPORTING THE FENCE. IF
NECESSARY, THE CONTRACTOR SHALL RESET AND ADD POSTS.

5) IF FILTER FABRIC IS RIPPED, DAMAGED OR DETERIORATED, THE
CONTRACTOR SHALL REPLACE IT IN ACCORDANCE WITH THE
ORIGINAL SPECIFICATIONS AND DETAILS. (MAINTENANCE OF THE(POST-PAVEMENT)

GRAVEL AND WIRE MESH INLET SEDIMENT FILTER

FILTERED WATER
WIRE MESH

GRAVEL
(12" MIN. DEPTH)SEDIMENT

RUNOFF WATER
WITH SEDIMENT

18" MIN.

THIS METHOD OF INLET PROTECTION IS APPLICABLE
WHERE HEAVY CONCENTRATED FLOWS ARE EXPECTED,
BUT NOT WHERE PONDING AROUND THE STRUCTURE
MIGHT CAUSE EXCESSIVE INCONVENIENCE OR DAMAGE
TO ADJACENT STRUCTURES AND UNPROTECTED ACRES.

* GRAVEL SHALL BE 2"-3" CLEAN STONE

SPECIFIC APPLICATION

Stabilized
construction

entrance
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