Bluegrass Legacy Group
118 Olive Street
Keller, TX 76248

June 2, 2026

City of Keller Planning Department
Attn: Ethan Flanders, Planner |

RE: Narrative Letter for Special Use Permit (SUP) Request — 118 W. Olive Street, Keller,
X

Dear Mr. Flanders,

Bluegrass Legacy Group respectfully submits this narrative in support of our Special Use Permit
(SUP) request for our property located at 118 W. Olive Street in Keller, Texas.

Bluegrass Legacy Group is a financial services firm that provides financial planning, wealth
management, retirement planning, investment management, and insurance services. We have
proudly operated at this location since 2021 and have continued to experience steady growth as
we serve clients throughout Keller and the surrounding communities.

Our current office hours are Monday through Thursday from 8:00 a.m. to 5:00 p.m. and Friday
from 8:00 a.m. to 3:30 p.m. We currently employ approximately 4 to 5 team members and
anticipate continued growth as demand for our services increases.

The purpose of this SUP request is to allow for an expansion of our existing office space. The
proposed addition will provide needed room for staff, improve operational efficiency, enhance
accessibility for our clients, and better accommodate our growing client base. This expansion
will allow us to continue serving our clients effectively while maintaining the professional
character and appearance of the property.

Our intent is to remain a long-term member of the Keller business community and invest in a
facility that supports both our current operations and future growth. We believe the proposed
expansion is a positive improvement that will benefit our business, our clients, and the
surrounding area.

We appreciate your consideration of this request and look forward to working with the City
throughout the review process. Please let us know if any additional information is needed.

Sincerely,

Kyle Gabhart

Managing Partner
Bluegrass Legacy Group
817-854-8833



Bluegrass Legacy Project: Facade Improvement Proposal

Property Address: 118 W Olive St, Keller, TX 76248
Contractor: Kingdom Construction
Project Category: Commercial Fagade Modernization

l. Project Overview

This proposal outlines the specific exterior enhancements for the Bluegrass Legacy property as
part of the City of Keller Fagade Improvement Grant application. The scope focuses exclusively
on public-facing aesthetic and structural exterior improvements designed to enhance the historic
character and visual appeal of the Old Town Keller area.

Il. Itemized Scope of Work (Qualifying Items)

Improvement Description of Work Estimated
Category Cost
Siding & Cladding | Complete removal of existing exterior materials and $14,500.00

installation of premium Board & Batten siding around
the entire structure for a modernized, cohesive look.

Architectural Construction of a 7-foot deep wrap-around porch $9,500.00
Porch providing a pedestrian-friendly interface and traditional
architectural interest.

Fenestration Installation of energy-efficient, high-visibility $7,200.00
commercial windows and entry doors to replace
aged units.
Exterior Finish & | Professional-grade exterior painting and sealant $5,500.00
Paint application. Color palette selected to complement the

Old Town Keller aesthetic.




Exterior Lighting

Installation of decorative and security lighting
fixtures consistent with the building's new modernized
design.

$2,200.00

TOTAL COST

$38,900.00
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COMPOSITION ROOFING
FULL THICK BATT OUER WO LAvERS o [NOTE.-
e SPreeaons 154 FELT, ON 5/8" LvL. To be Determinated
LSTATS N PLYWOOD' DECKIG. b Contractor or Follow
tniting o depth 2% S5TON CENTER = 2X RAFTERS AT 16" O.C. tk{e Lumber Supplier Specifications T
1 rafter : DOUBLE 2x4 TOP PLATE PP P ' ‘ Y '
2x T-br: it I J
coiling et raer than 45 degroe with see arch ‘ g - 2x4 SOFFIT FRAMING
horizontala)}(\s.Braceto (4) 10d nails GALVANIZED METAL GENERAL NOTES
run perpendicular to rafter /2" CYPSUM WALL BOARD E FLASHING STRIP. Purlins should be fastened to Kl NG DOM
< TAPED, FLTOATED, TEXTURED, D:\) Rafters by Hurricane straps. CONSTRUCTION
AND PAINTED. ]
[ 5 3 1/2° FULL THIG F/‘,}j ~ 1x2 HARDI BD. DRIP TRIM| Rafters should be securely fastened to the \E-DEFINING THE STANDARD
2x4 collar tie at 1/3 top BATT INSULATION x x R an S h A Ridgeoard by hurricane straps
BLOCKING
/ ® indicate the location of collar tie on roof framing plan \ SCREEN SOFFIT VENTS (972) 704-4330
colig et o rater /18 14 2.4 STUDS @ 16” OC. PROVIDE 1 PER 150 ..
e w FOR PROPER VENTALATION.
3/8" HARDI BD. SOFFIT
CAULKED AND PAINTED




MATERIALS

WOOD: All design values in psi, M indicates 1,000,000

Dimensional Lumber Hem-fir No. 2 or SPF No. 2,
Kiln dried to 19% moisture content
min. Fb = 875, Fc = 1150, E = 1.4M

Machine Graded Lumber (MSR) 2400f-2.0E Hem-Fir or Spruce-Pine Fir
min. Fb = 2400, Fc = 1975, E =2.0M,
Fch =525

Treated Lumber AWPA U1-19, below grade UC4,

above grade UC3

min. Fb = 1100, Fc = 1450, E =1.4M
Ijoist chords & LVL min. Fb = 2600, Fv = 285, E = 1.8M
1.8E PSL min. Fb = 2600, Fv = 285, E = 1.8M
1.3E LSL min. Fb = 1700, Fc = 1835, E = 1.3M

min. Fb = 2200, Fv = 2285, E = 1.8M

min. Fb = 1700, Fc = 1835, E = 1.3M

All work shall conform to the requirements of the most recent version of the following referenced
standards:

Building Code IBC 2024
Structural Loads ASCE-7
Wood “National Design Specification for Wood Construction,”

ANSI/AF&PA NDS IRC 2024

Wood Truss. “Building Component Safety Information”, WTCA and TPI

DESIGN LOADS
All loads are subject to modification per requirements of ASCE-7

Risk Category ]

Snow
Ground snow Pg =5 psf
Importance factor Is=1.0
Exposure factor Ce=1.0
Thermal factor Ct = 1.0 typical, 1.2 at overhangs
Roof uniforrm snow load Pf =5 psf
Wind 105 mph
Basic wind speed V =105 mph
Exposure category B
Ceiling DL =5 psf
where header is located within a wall,
provide plywood between header
members to match wall thickness
16d common nails at 12" o.c, in single row *\ 2
centered for 8" deep members or less, i X/F X 1 2

(2) rows for headers up to 14", and (3) rows
for headers deeper than 14" =%

2x, nailed to each ply at 12" o.c., stagger —1} ] o
between rows ——— | X/ X Y/ X

each ply to be fastened to the adjacent ply. 1/4" Simpson SDS
screws may be used at 16" o.c. instead of nails.

multi-ply wood header (2x)
no scale typical detail 1

elog of wall

100"

(2) 12d loe nail, each side,

lop and bottom

(2) 12d toe nail, each side

7/16" OSB sheathing

2555

2x482°3 ce

ridge beam
(2) 2x6

7/16" OSB sheathing,
mie 16312

MST48a

@ 16" LVL

100"

MST48a—/

LVL at parking garage

LVL beam, see plan

jack stud,
see plan

(9

LVL at walls

ridge beam, see plan

simpsan cannection of baam o post

see plan

Ti116" OSB shanthing

simpson conneclion of beam o post

\$1.3/
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$1.3

1/2" OSB
sheathing

stud, from
celing joist to rafter

2x8 gusset to match
rafter depth

2x4 brace at angle more
than 45 degree with
horizontal axis. Brace to
run perpendicular to rafter

H clip

min 2 ft panel dimension—)b \\\x

panel edge nailing, 8d 7

@ 6o.c.

7/16" OSB sheathing —— | .=

field nailing at intermediate
framing members, 8d @
12" a.c.

sheathing joint panel ——_|-

edge nailing per plan

panel-panel 1ap

m w notes:
1. run the long dimension of sheathing
panels perpendicular to framing

typical roof and floor sheathing

(T2
S1.3

no scale

locate upper plate joint
centered over stud
48" min lap

wi/min (16) 16d(3-1/2" x .162" ) nails
or (18) 10d(3" x .148") nails

"

wall studs
locale lower plate
joint centered on stud

note: space nalls equally and stagger in two rows,
provide min 3" end distance

/0

typical top plate splice

S1.3 no scale
king studs, %
see schedule below j !
E=ql 4
opening
above |1
king stud bottom U ’-
plate connection, 11 T T M
see schedule below
N A
|

ridge

rafter

——— (4) 10d nails

2x4 collar tie at 1/3 top

1

see arch. ‘

/\ @ Indicates the location of collar tie on roof framing plan
14
S1.3

simpson hanger

sill plate anchor, see
il / shear wall schedule
¢elevated floor " - .- | . 11| —

/— floor joist

wall studs —\ header

jack studs or ‘post, see
see schedule below

/

opening I

\‘ header to king stud end
S~

connection, see schedule below LVL beam,
see plan

2x8 sill & head member

king studs, g
see schedule below

king stud bottom i
plate connection,
see schedule below

sill member, connection

11— jack and king studs to adjacent ply

see schedule below whow

fasten each ply of trimmer,

with min (100 nd nails at 12" o/c
| max at 12" oc max

_¢ base of wall i | kN | LI i

@

window | # king header # jack

3 sill and head member
width studs studs

connection

header to king stud
end connection

king stud to top and bottom plate
connection

up.hd.ft |[(2)2x4 | (2)2x10 | (2) 2x6 (4) #10 screws min (4) 16d fina ar and

6" long nails each member

(3) 16d end nails per stud
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g
CORROSION RESISTANT METAL CUP %
POSITIONED IN EACH RAFTER SPACE Q GENERAL NOTES
>
8d NAILS @ 8"0.c. MAX. (>
25
o~ s —~7 q
STAGGER END JOINTS . , éLﬁET P Wall Sheathing & d.
BETWEEN ADJAGENT ROWS Blocking Req’d for Brick
some sheathing—8&
o @ 16d
finished < TYPICAL > d a.
e (3 10d Top & Bottom of woodl || | [N] || s P i
Brace < g MASONRY
Cross Bridging IS R
e o 8 s wood or steel *
/17, S0LD PLYWOOD SHEATHING Corner Brace 1"x4 Min. or 1 1/4” |26 sole Plate
wide 16ga. steel strap brace @ % X 2 L= plate
FALS 0 EAcH RALTER OF a5t deg, also plywood panel will Suffice MASONRY TEE
must nail to sill plate Doukle or Tripple end

STAGGER BUTT JOINTS IN
ADJACENT ROWS OF BOARDS

ANOTHER TYPE OF FRAMING
ANCHOR FOR STUDS

RAFTER

SINGLE FRAMING ANCHOR USED
WHEN RAFTERS & STUDS ALIGN
WHEN RAFTERS & STUDS DO NOT ALIGN,
EACH MUST BE FASTENED TO THE

TOP PLATE WITH SEPARATE ANCHORS

TOP PLATE

5/8” Anchor Bolts

Joist
10d staggared 12” Vert,
8d Toenails (TYP)

TwO STORY EXTERIOR WALL

EXTERIOR SHEATHING

m ANCHORING MASONRY VENEER TO WALL FRAMING

N

INTERIOR WALL
WITH STUDS @ 16"0.c

FASTEN EACH BOARD WITH 2-8d
NAILS @ EACH RAFTER OR JOIST

/77\, S0LID BOARD SHEATHING

LET-N DIAGONAL BRACING

ES (METAL
BE USED)

/

SOLE PLATE
— STUDS

|/— SPLICING OF THE SOLE PLATE
SHOULD OCCUR WITH THE JOINT
HALF WAY BETWEEN ADJACENT
STUDS AND A MIN. NOMINAL 2x4

LATERAL BRACING OF INTERIOR WALL

m AT INTERSECTION WITH AN EXTERIOR WALL

e

SOLE PLATE

T EXTERIOR WALL
WITH STUDS @ 16”0.c

ANCHOR BOLT
s

SPLICE PLATE POSITIONED ACROSS
THE JOINT AND WELL NAILED TO
EACH PLATE

] —

‘/— SOLE PLATE
#

)
f

s

i(_—m/z" DIA

'

e

ANCHOR BOLF3)

b

+
S = 18" MAX. SPACING OF ANCHOR BOLTS Fi
THE ENDS OF D

ROM

ISCONTINUOUS SILLS OR SOLE PLATES

m SPLICING OF SILLS OR SOLE PLATES

USE 2 OR MORE ANCHORS TQ
ALLOW ADEQUATE NUMBER OF
NAILS FOR CONNECTION

=

AMING ANCHOR / THIS ANCHOR
WILL RESIST THE VERTICAL FORCE, Fr~VI!,
BUT NOT THE HORIZONTAL FORCE, Fr~H!!

MEETING MIN. NAIL REQUIREMENTS WITH

m PROPER USE OF FRAMING ANCHORS m LARGE LUMBER OR TIMBER CONNECTIONS

N

BASE ANCHOR SET IN
CONCRETE FOUNDATION

TYPICAL ANCHORAGE OF WOOD COLUMN

WOOD COLUMN

OR POST FRAMING ANCHOR AT MIN.

OF EVERY OTHER STUD

ANCHOR BOLT

SOLE PLATE

NOTE:

OR POST TO A CONCRETE FOUNDATION

m ANCHOR SILL PLATE TO FOUNDATION

CONC. SLAB
FOUNDATION

ANCHOR BOLTS SHOULD BE EMBEDDED A MIN. OF 7° INTO THE CONCRETE
ND SHOULD HAVE PROPER SIZE WASHERS UNDER THE NUTS

OLLAR BEAM
RIDGE BEAM 2X8
COMMON RAFTER

2X6 RAFTERS AT
EVERY 16" OC

TYP. GABLE
DETAIL

32" MAX. DISTANGE BETNEEN ANCHORS OR STRAPS

"—)‘ CRPPLE STUDS

H U U i N M |

. HEADER I HEADER

N—

f— TRUNER STID

16" WAX. BETWEEN
CRPPLE STUDS

T T T

m ANCHORAGE OF HEADERS

NOTE:
11/8” =20 GAGE SHEET
METAL — CORROSION

RESISTANT STRAPS.
TYPICAL TO ALL STRAPS

THIS DETAIL SHEET IS MEANT TO OFFER ONE METHOD
TO COMPLY WITH THE BUILDING CODE REQUIREMENTS
OF THE T.C.P.ILA. AND, THUS, MAKE THE STRUCTURE
ELIGIBLE TO OBTAIN WINDSTORM INSURANCE FROM

THE T.C.P..A. THE BUILDER MUST OBTAIN A "BUILDING
GUIDELINES MANUEL" FROM THE T.C.P.LA. AND COMPLY
WITH IT.

11/8" ~20 GAGE SHEE
METAL ~ CORROSION
RESISTANT STRAPS,

EVERY OTHER RAFTER

m CONNECTING GABLE STUDS TO RAFTER AND TOP PLATE
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| ABBREV |

GENERAL NOTES |

CONCRETE NOTES |

|FOUNDA TION MAINTENANCE |

MASONRY NOTES

ABBREV
ADD'L
AFF
ALT

ARCH

ABBREVIATION
ADDITIONAL

ABOVE FINISHED FLOOR
ALTERNATE

ANCHOR ROD
ARCHITECTURAL

BOTTOM OF
BUILDING

DESIGN CODES AND GENERAL INFORMATION

DESIGN LOADS

ROOF MEP 7 PSF
MIsC 3 PSF
LIVE LOADS
FLOOR 40 PSF
ROOF 20 PSF
WIND LOADS

2. THE ENGINEERING ANALYSIS FOR THIS PROJECT WAS DONE

. THE DESIGN OF THIS FOUNDATION

. THIS BUILDING IS BEING CONSTRUCTED IN AN AREA OF NORTH TEXAS

2021 IRC

SUPERIMPOSED DEAD LOADS

BASIC WEND SPEED =90 MPH (3 SECOND GUST)

IS BASED UPON THE
INTERNATIONAL BUILDING CODE REQUIREMENTS FOR REINFORCED
CONCRETE, ACI 318.

EXCLUSIVELY TO VERIFY CODE COMPLIANCE OF THE HOME
FOUNDATION. THE ENGINEER SEALING THESE FOUNDATION
DRAWINGS HAS PERFORMED NO ANALYSIS ON ANY OTHER ELEMENTS
OF THE STRUCTURE. IT IS THE CONTRACTOR'S RESPONSIBILITY TO
ENSURE THAT ALL OTHER ARCHITECTURAL, ELECTRICAL,
MECHANICAL, FIRE PROTECTION AND OTHER REQUIREMENTS OF TH
BUILDING CODE ARE SATISFIED.

WHERE EXPANSIVE SOILS ARE KNOWN TO BE PRESENT. SOME

FOUNDATION MOVEMENT MAY BE ENCOUNTERED DUE TO SEASONAL

MOISTURE VARIATION IN THE SOIL. THE HOMEOWNER SHOULD BE
ADVISED THAT MAINTENANCE IS CRUCIAL TO THE PERFORMANCE (
A HOME FOUNDATION. THE MOISTURE CONTENT OF THE SOIL
SURROUNDING THE STRUCTURE SHOULD BE MAINTAINED AS TO
ALLOW WATER TO EXIT THE AREA AROUND THE FOUNDATION.
GUTTERS SHOULD DIRECT WATER A MINIMUM OF 5 FT AWAY FROM
THE FOUNDATION. SHRUBS AND FLOWER BEDS MUST ALLOW WATE
TO DRAIN AWAY FROM THE FOUNDATION. ROOT BARRIERS ARE
RECOMMENDED TO DETER ROOTS FROM ENTERING THE PERIMETER OF|
THE FOUNDATION .

l

1. ALL STRUCTURAL CONCRETE SHALL BE CLASSIFIED AS NORMAL
WEIGHT CONCRETE WITH A UNIT WEIGHT OF 145LB/CU. FT. CONCRET]
MEMBERS SHALL NOT BE LOADED UNTIL THE SPECIFIED CONCRETE

STRENGTH HAS BEEN ACHIEVED.

2.MINIMUM CONCRETE 28 DAY COMPRESSIVE STRENGTH AND SLUMP:
STRENGTH MIN MAX SLUMP

a. GRADE BEAMS
b.SLABS ON GRADE

3000 PSI
3000 PSI
c. ALL OTHER CONCRETE 3000 PSI

3IN  5IN
2IN  4IN
3IN  5IN

3.CONCRETE MIX DESIGNS SHALL BE SUBMITTED FOR EVALUATION.
4.FLY ASH AND OR BLAST FURNACE SLAG CEMENT SHALL NOT BE USED

IN ANY CONCRETE.

5. ALL CAST-IN-PLACE CONCRETE WORK SHALL BE IN ACCORDANCE

WITH ACI 301.

6. ALL DETAILING, FABRICATION, AND INSTALLATION OF STEEL
REINFORCEMENT SHALL BE IN ACCORDANCE WITH ACI 315 AND ACI

318, LATEST ADDITION.

7.CONCRETE REINFORCING: REINFORCING BARS SHALL CONFORM TO

ASTM A615, GRADE 60 BARS.

8.MINIMUM COVERAGE OF REINFORCING STEEL:

a. CONCRETE CAST AGAINST EARTH:
b. CONCRETE CAST AGAINST FORMS:

c. GRADE BEAMS

3" CLEAR TO STIRRUP
2" CLEAR TO STIRRUP
%" TOP, 3" BOTTOM

9.GRADE BEAMS: GRADE BEAMS SHALL BE OF SIZE AND WITH
REINFORCEMENT AS INDICATED ON THE PLANS. BEAMS MAY BE
TRENCH FORMED BUT CARE SHALL BE TAKEN TO ACCURATELY
TRENCH BEAMS TO WIDTHS AND DEPTHS INDICATED. TRENCHES
SHALL BE KEPT CLEAN AND CARE SHALL BE TAKEN TO PREVENT
SLOUGHING OF TRENCH SIDES. VAPOR BARRIER SHALL BE FOLDED
INTO TRENCH TO WITHIN TWO INCHES OF TRENCH BOTTOM. DETAIL
REINFORCING AND CORNER BARS SHALL BE AS SHOWN IN THE

DETAILS.

10. BEAM TRENCHES SHALL BE CLEAN AND BEAM BOTTOMS SHALL BE
FOUNDED IN AT LEAST 6" OF UNDISTURBED SOIL OR PROPERLY
COMPACTED FILL. BEAMS MAY BE DEEPENED IF NECESSARY TO

FULFILL THIS REQUIREMENT.

NAILING SCHEDULE |

DRAINAGE:

E - NEVER ALLOW WATER TO POND NEAR OR AGAINST FOUNDATION

MAINTAIN POSITIVE DRAINAGE AWAY FROM THE FOUNDATION. THE

MINIMUM SLOPE SHALL BE 5% FOR A DISTANCE OF 10 FEET FROM THE EDGH

OF THE FOUNDATION WHICH IS A 6-INCH DROP IN 10 FEET. WHERE THIS IS
NOT POSSIBLE, CONSTRUCT A BERM OR SWALE WHICH PROVIDES A
MINIMUM 2% SLOPE ROUTING THE WATER AWAY FROM FOUNDATION.
THE INSTALLATION AND MAINTENANCE OF GUTTERS AND DOWNSPOUTS
ARE HIGHLY RECOMMENDED; THEY SHOULD BE KEPT CLEAR AND
DISCHARGE WATER AWAY FROM THE FOUNDATION.

2. LANDSCAPING:

THERE SHOULD BE A MINIMUM DISTANCE OF 8 INCHES BETWEEN THE TOP Q

THE SLAB AND THE GROUND. LANDSCAPE BEDS MUST ALSO MAINTAIN THE
MINIMUM POSITIVE SLOPE OF 5% AWAY FROM THE FOUNDATION.

WHERE LANDSCAPE BEDS ARE PLACED ADJACENT TO THE FOUNDATION,
THEY SHOULD BE EQUIPPED WITH A MOISTURE BARRIER AND/OR AREA

DRAINS WHICH ROUTE WATER BY MEANS OF BURIED PIPE TO THAT ALLOWS]

WATER TO EXIT AWAY FROM FOUNDATION. AREA DRAINS MUST BE
CHECKED PERIODICALLY FOR CLOGS.
SINCE TREES REMOVE MOISTURE FROM THE GROUND, THEY SHOULD BE
WATERED REGULARLY.
TREES SHOULD BE PLACED NO CLOSER TO THE FOUNDATION THAN THE
FULL HEIGHT OF THE MATURE TREE.
IF EXISTING TREE REMOVAL IS NOT AN ACCEPTABLE OPTION, A ROOT
GUARD SYSTEM SHOULD BE USED AROUND THE FOUNDATION IN THE AREA
OF THE TREE(S).
REPLACE AND COMPACT ANY LOOSE FILL ADJACENT TO THE FOUNDATION
WITH NATIVE SOIL. WATER QUICKLY MOVES THROUGH THROUGH SAND OR
GRANULAR MATERIALS; THESE MATERIALS SHOULD NOT BE USED
ADJACENT TO THE FOUNDATION UNLESS ACCOMPANIED BY AN
APPROPRIATE DRAIN SYSTEM.

3. SEASONAL CHANGES

- AVOID EXCESSIVE DRYING AROUND THE PERIMETER OF THE FOUNDATION;
WHEN SOIL PULLS AWAY FROM FOUNDATION IT IS TOO DRY.
EXCESSIVE MOISTURE IS ALSO A PROBLEM; THEREFORE, AVOID OVER
WATERING, EVEN DURING DRY SEASONS.

4. SWIMMING POOLS:

-~ ROUTINELY CHECK FOR LEAKS.

FOUNDATION NOTES

cl CONSTRUCTION JOINT
ciP COMPLETE JOINT PENETRATION
¢ CENTERLINE

CLR CLEAR

MU CONCRETE MASONRY UNIT
coL COLUMN

CONC  CONCRETE

CONN_ CONNECTION

CONST  CONSTRUCTION

CONT  CONTINUOUS

cu cusic

DBE DECK BEARING ELEVATION
DEMO  DEMOLITION

DET DETAIL

9, DA DIAMETER

DIM DIMENSION

DL DEAD LOAD

DWG DRAWING

£A EACH

€F EACH FACE

£ EXPANSION JOINT

ELEV ELEVATION

€Q EQUAL

W EACH WAY

EXIST  EXISTING

£XP EXPANSION

EXT EXTERIOR

FFE FINISHED FLOOR ELEVATION
FLG FLANGE

FP FULL PENETRATION

Fs FAR SIDE

L F FOOT, FEET

FTG FOOTING

GA GAUGE

GALV  GALVANIZED

HI HIGH

HK HOOK

HORIZ ~ HORIZONTAL

HP HIGH POINT

HS HEADED STUD(S)

HSS HOLLOW STRUCTURAL STEEL
ICF INSULATED CONCRETE FORM
D INSIDE DIAMETER

"IN INCH(ES)

INTER  INTERMEDIATE

JT JOINT

K KIP(S) (1,000 Ibs.)

KSF KIPS PER SQUARE FOOT
Ks| KIPS PER SQUARE INCH
L ANGLE

L DOUBLE ANGLE

L LIVE_LOAD

LLH LONG LEG HORIZONTAL
LV LONG LEG VERTICAL

Lo Low

P LOW POINT

MAX MAXIMUM

MBM METAL BUILDING MANUFACTURER
MECH  MECHANICAL

MEZZ  MEZZANINE

MFR MANUFACTURER

MIN MINIMUM

MISC MISCELLANEOUS

MTL ETAL

NIC NOT \N CONTRACT

NF NEAR

NO NUMBER

NS NEAR SIDE

NTS NOT TO SCALE

oc ON CENTER

OCEW  ON CENTER EACH WAY
oD OUTSIDE DIAMETER

OF OUTSIDE FACE

OPPOSITE HAND
OPENING

OPPOSITE

OPEN WEB STEEL JOIST

PRECAST CONCRETE
PENETRATION

PIECE

PLATE

POUNDS PER LINEAR FOOT
POUNDS PER SQUARE FOOT
POUNDS PER SQUARE INCH

N

w

(o2}

o<

. CURRENT GEOTECHNICAL INFORMATION IS NOT AVAILABLE FOR THIS

. EARTHWORK: ALL DEBRIS VEGETATION AND TOP SOIL CONTAINING

. ALL DEBRIS, VEGETATION, AND TOPSOIL CONTAINING ORGANIC

. POSITIVE SURFACE DRAINAGE AWAY FROM THE STRUCTURES SHALL B

. THE FINISH GRADES OF THE HOME SITE SHALL SLOPE AWAY FROM THE

SITE. IT IS RECOMMENDED A SITE-SPECIFIC REPORT BE OBTAINED.
WITHOUT THIS REPORT, THE STRUCTURAL DESIGN IS BASED ON THE
STRUCTURAL ENGINEER'S BEST ESTIMATE OF THE SOIL CONDITIONS.
THESE DRAWINGS USE WHAT IS CONSIDERED CONSERVATIVE SOIL
PROPERTIES, WHICH MAY RESULT IN AN INCREASED CONSTRUCTION
COST TO THE OWNER. THE OWNER SHOULD BE AWARE THE
GEOTECHNICAL INFORMATION IS NOT THE STRUCTURAL ENGINEERS
AREA OF EXPERTISE AND ALL SOIL PROPERTIES ARE SPECULATIVE.

ORGANIC MATERIALS SHALL BE CLEARED AND GRUBBED FROM THE
BUILDING. EXCAVATE GRADE AS REQUIRED TO OBTAIN 18" TO BOTTOM
SIDE OF WOOD. SLOPE FINAL CUT OF EXCAVATED SURFACE 1% TO
ALLOW DRAINAGE AWAY FROM FOUNDATION. AFTER REMOVAL OF
VEGETATION, THE BUILDING PAD SHALL BE PROOF ROLLED AND ANY
SORT OF COMPRESSIBLE MATERIAL SHALL BE REMOVED.

MATERIALS SHALL BE CLEARED AWAY FROM THE SITE. NO ORGANIC
MATERIAL SUCH AS TREE ROOTS ARE PERMITTED BELOW THE
FOUNDATION.

ESTABLISHED AND MAINTAINED AT ALL TIMES BOTH DURING AND

AFTER CONSTRUCTION. WATER SHALL NOT BE ALLOWED TO COLLECT, 0\ nG JoISTS. LAPS OVER PARTITIONS.

NEAR THE FOUNDATION AT ANY TIME.

FOUNDATION A MINIMUM OF 6" IN 6 FEET. CARE SHALL BE TAKEN THAT
NO LOW SPOTS EXIST THAT ALLOW WATER TO COLLECT.

E

LUMBER NOTES

RADIUS

REFER TO
REINFORCE (ING)
EQUIRED
REVISION

ROOF TOP UNIT

SCHEDULE
SIMILAR

STEEL JOIST
SPACE
SPECIFICATIONS
STANDARD
STIFFENER
STEEL
SYMMETRICAL

TOP AND BOTTOM

. PER IRC R301's ENGINEERING DESIGN: THESE DRAWINGS ONLY DEMONSTRATE
COMPLIANCE OF NON-CONVENTIONAL ELEMENTS OF THE IRC. ALL OTHER ELEMENTS
SHALL BE COMPATIBLE WITH THE PERFORMANCE OF THE CONVENTIONAL FRAMED
SYSTEM SET IN THE IRC.

. THE QUALITY OF LUMBER AND THE DESIGN FOR LOADING SUPPORTING SHALL CONFOR
TO THE STANDARDS OF NATIONAL SPECIFICATIONS FOR WOOD CONSTRUCTION AND IT§
FASTENINGS, LATEST ADDITION.

. ALL MEMBERS SHALL BE SO FRAMED, ANCHORED, TIED, AND BRACED AS TO COMPLY
WITH THE STANDARDS OF NATIONAL DESIGN SPECIFICATIONS FOR WOOD
CONSTRUCTION, AND LOCAL CODES.

4. LUMBER GRADES SHALL BE DIMENSIONAL LUMBER No2 OR BETTER, WITH VALUES FRO
TABLE 4B OF THE LATEST NDS

. PLYWOOD SHALL MEET THE REQUIREMENTS OF THE LATEST EDITION OF THE US
PRODUCT STANDARDS PS 1 FOR VENEER GRADE C/D. PLYWOOD ROOF PANES SHALL Bl
AMERICAN PLYWOOD ASSOCIATION SPAN RATED FOR EXPOSURE 1.

. PLYWOOD ROOF DECK PANELS SHALL BE LAID IN PARALLEL COURSES WITH
TRANSVERSE JOINTS IN EACH COURSE STAGGERED WITH THOSE OF ADJOINING COURSY
A 1/8" JOINT SHALL BE LEFT BETWEEN ADJOINING EDGES OF PANELS. PANELS SHALL N
BE FORCED IN PLACE. PANELS SHALL BE LAID WITH THE SURFACE AT RIGHT ANGLES T(Q
THE DIRECTION OF THE JOISTS. ENDS AND EDGES SHALL OCCUR OVER JOISTS AND SO
BLOCKING BETWEEN JOISTS.

N

w

s

o

ES.

FOUNDATION INSPECTION

1. THESE PLANS ARE OF NO USE IF THEY ARE NOT FOLLOWED. E

1. REINFORCED MASONRY WORK AND MATERIALS TO BE IN ACCORDANCE
WITH THE BUILDING CODE REQUIREMENTS FOR MASONRY STRUCTURES ACI
530/ASCE 5/TMS 402

REINFORCED MASONRY TO CONFORM TO THE SPECIFICATIONS FOR

MASONRY STRUCTURES ACI 5301/ ASCE 6/ TMS 602 (WITH THE EXCEPTIONS

NOTED IN THE JOB SPECIFICATIONS).

. PROVIDE CONCRETE MASONRY UNITS (CMU) OF NORMAL WEIGHT (125 PCF
MINIMUM). GRADE N, TYPE |, CONFORMING TO THE LATEST EDITION OF THE
ASTM C90. LAY IN RUNNING BOND UNLESS NOTED OTHERWISE.

. WATER USED FOR GROUT AND MORTAR SHALL BE CLEAN AND POTABLE.

NO ADMIXTURES WILL BE PERMITTED IN MORTAR OR GROUT.

PROVIDE MORTAR MEETING THE REQUIREMENTS OF TYPE S PER ASTM C 270

PROVIDE AGGREGATES FOR MORTAR CONFORMING TO ASTM C404.

PROVIDE MORTAR WITH A MINIMUM COMPRESSIVE STRENGTH OF 1,800 PSI

AT 28 DAYS.

. PROVIDE MASONRY GROUT WITH MINIMUM 28-DAY COMPRESSIVE
STRENGTH OF 2,000 PSI TESTED IN ACCORDANCE WITH ASTM C 1019. GROUT|
TO MEET THE MINIMUM REQUIREMENTS SPECIFIED IN ASTM C 476.

. PROVIDE MASONRY ASSEMBLAGES WITH MINIMUM PRISM STRENGTH (F'm)
OF 1,500 PSI, TESTED IN ACCORDANCE WITH ASTM C140.

. PROVIDE CONCRETE MASONRY UNITS IN ACCORDANCE WITH ASTM C 426
LIMITS FOR DRYING SHRINKAGE OF CONCRETE CLOCKS.

. PROVIDE VERTICAL REINFORCEMENTS IN CMU WALLS AS SHOWN IN THE
DRAWINGS. FILL THE REINFORCED CELLS SOLID WITH GROUT. MAXIMUM
HEIGHT OF GROUT POURS TO BE AS PER IBC.

10. PROVIDE HORIZONTAL JOINT REINFORCING IN WALL AT 16"0C VERTICAL
SPACING. JOINT REINFORCEMENT TO BE HOT DIP GALVANIZED NO 9 GAUGE
LADDER TYPE WITH CROSS TIES AT 16°0C, CONFORMING TO THE ASTM A 82.
SPACE JOINT REINFORCEMENT AT 8” OC AT PARAPETS. LAP SPLICE ENDS A
MINIMUM OF 12 INCHES AT SPLICES.

11. LAY HOLLOW UNITS WITH FULL MORTAR COVERAGE ON THE
HORIZONTAL AND VERTICAL FACE SHELLS. PROVIDE FULL MORTAR
COVERAGE FOR WEBS WHEN ADJACENT TO GROUTED CELLS.

12. ALIGN VERTICAL CELLS TO BE FILLED WITH GROUT TO PROVIDE
CONTINUOUS UNOBSTRUCTED VERTICAL CELLS. REMOVE OVERHANGING
MORTAR OR OTHER OBSTRUCTION AND DEBRIS FROM THE INSIDES OF SUCH
CELL WALLS. PROVIDE GROUT WITH 8" SLUMP AND CONSOLIDATE BY
MEANS OF HAND TAMPING TO ENSURE COMPLETE FILLING OF CELLS.

13. PROVIDE 8” HIGH BOND BEAM (MINIMUM DEPTH UNLESS OTHERWISE
NOTED) AT TOP & BOTTOM OF ALL CMU WALLS. REINFORCING BOND BEAM
PER DETAILS. IN BOND BEAMS AT INTERESTING WALLS MEET AT
DIFFERENT ELEVATIONS, EXTEND BOND BEAM AROUND INTERSECTING
CORNER TO FIRST INTERIOR REINFORCED CELL, BUT NO LESS THAN 4 FEET.
CONSTRUCT BOND BEAMS WITH PORTLAND CEMENT GROUT 2,000 PSI
MINIMUM COMPRESSIVE STRENGTH AND A MAXIMUM AGGREGATE SIZE OF
%

Xt PROVIDE VERTICAL REINFORCING AT CORNERS OF CMU WALLS, AT ENDS

N

w

IS

o

o

~

=]

©

WHEN ALL THE PARTS SHOWN HERE ARE PRESET AT THE JOBSITE, OF WALLS, EACH SIDE OF CONTROL JOINT, AND EACH SIDE OF WALL

THEIR CONSTRUCTION RESULT IN AN IMPROPER FOUNDATION.

2. AN ENGINEERING INSPECTION IS RECOMMENDED DURING
CONSTRUCTION AND AT THE VERY LEST PRIOR TO POURING
CONCRETE. THE FOLLOWING IS A SUBSET OF REVIEWED ITEMS:

2.1. DIMENSIONS OF THE SLAB: PERIMETER AND SLAB THICKNESS
2.2. DIMENSIONS OF THE GRADE BEAMS: WIDTH, DEPTH, LOCATIONS
2.3. SLAB REINFORCING STEEL, SIZE, SPACING, LOCATIONS
2.3. GRADE BEAM STEEL, SIZE, SPACING, LOCATIONS
2.4. REINFORCING STEEL SPLICING
2.4. REINFORCING STEEL TIES
2.5. PIER DIAMETER, DEPTH, LOCATIONS, AND REINFORCING STEEL
2.6. WIND/LATERAL BRACING SYSTEM

3. ENGINEER DOES PROVIDE THESE SERVICES.

OPENINGS PER DETAILS. PROVIDE MINIMUM 3/8” THROUGH-WALL CONTROL
JOINTS AT 40'-0" MAXIMUM SPACING UNLESS NOTED ON DRAWINGS.

Sheet #

S-1

Sheet Name

GENERAL NOTES

Date: 19- 04 - 2026

Scale: 1/4"=1-0"

Drawn By: J. Lainez

1. JOIST TO SILL OR GIRDER, TOENAIL 3-8d
2. BRIDGING TO JOIST, TOENAIL EACH END 2-8d
3, 1"x6” SUBFLOOR TO EACH JOIST, 2-8d
FACE NAIL
4. WIDER THAN 1"x6" SUBFLOOR TO JOIST, 3-8d
FACE NAIL
5. 2" SUBFLOOR TO JOIST GIRDER, 2-16d
BLIND AND FACE NAIL
6. SOLE PLATE TO JOIST OR BLOCKING,
TYP FACE NAIL 16d @ 16" OC
SOLE PLATE TO JOIST OR BLOCKING,
AT BRACED WALL PANELS 3-16d PER 16"
7. TOP PLATE TO STUD, END NAIL 2-16d
8. STUD TO SOLE PLATE 4—8d, TOENAIL OR 2-16d END NAIL
9. DOUBLE STUDS, FACE NAIL 16d AT 24” OC
10. DOUBLED TOP PLATES, TYP FACE NAIL 16d AT 16” OC
DOUBLE TOP PLATES, LAP SPLICE 8-16d
11. BLOCKING BETWEEN JOISTS OR 3-8d
RAFTERS TO TOP PLATE, TOENAIL
12.RIM JOIST TO TOP PLATE, TOENAIL 8d AT 6” OC
13. TOP PLATES LAPS AND INTERSECTIONS, 2-16d

FACE NAIL
14. CONTINUOUS HEADER, TWO PIECES
15. CEILING JOISTS TO PLATE, TOENAIL
16. CONTINUOUS HEADER TO STUD, TOENAIL

FACE NAIL

. CEILING JOISTS TO PARALLEL RAFTERS,
FACE NAIL

19. RAFTER TO PLATE, TOENAIL

20.1" BRACE TO EACH STUD AND PLATE
FACE NAIL

1"x8"” SHEATHING OR LESS TO EACH
BEARING, FACE NAIL

22.WIDER THAN 1"x8" SHEATHING TO EACH
BEARING, FACE NAIL

23.BUILT-UP CORNER STUDS
24 BUILT-UP GIRDER AND BEAMS

0

21.

25.2" PLANKS

26.WOOD STRUCTURAL PANELS
AND PARTICLEBOARD:
A. SUBFLOOR AND WALLS SHEATHING
(TO FRAMING):

1/2" AND LESS
19/32" — 3/4"
7/ -

11/8"—1 1/4"

B. COMBINATION SUBFLOOR—
UNDERLAYMENT
3/4" AND LESS
7/8"
11/8" 71 1/4"
PANEL SIDING (TO FRAMING):
1/2" OR LESS

FIBERBOARD SHEATHING:

25/32"

INTERIOR PANELING

16d @ 16" OC ALONG EACH EDGE
3-8d
4—-8d
3-16d

3-16d

3-8d
2-8d
2-8d
3-8d

16d AT 24" OC

20d AT 32" OC AT TOP AND BOTTOM
AND STAGGERED 2-20d AT ENDS
ENDS AND AT EACH SPLICE

2—16d AT EACH BEARING

10d OR 8d

10d OR 8d

No. 11 GA

No. 16 GA
No. 11 GA

No. 16 GA STAPLE

4d
6d
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= = = & Floor joists -
2X10's spaced at 16" centers
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P + <+ P P CONCRETE PERIMETER
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501"

FLOOR DECKING

1" PLYWOOD OVER FRAMING. ATTACH

NOTES:

Sheet #
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SLAB ON GRADE NOTE

Sheet Name

FOUNDATION

Date: 19-04 - 2026

Scale: 1/8"=1'-0"

PREFERRED, CONCRETE SLAB-—OMN-GRADE
REINFORCED WITH #3 DEFORMED REINF @
12" OCEW OQVER VAPOR RETARDER.
REFER TO FOUNDATION NOTES FOR
COMPACTION, MOISTURE CONTENT, AND
PREPARATION OF BUILDING PAD. REFER
TO CONCRETE NOTES FOR CONCRETE,
REINFORCING, AND RELATED MATERIALS
FOR PROPORTIONING, INSTALLATION, AND
PLACEMENT.

Drawn By: J. Lainez

FFE = 0'-0"

PIERS OPTIONALS

EXISTING FOUNDATION 900 SF
BUILDING q
67x6” HIERS /r | 415" 6°x6” PIERS ’
5” CONC @16”0C
N N COVERED PORCH EXISTING N

[ l2”L

199 /16"

10 3/4"

10-& 1 1/16"

FOUNDATION PLAN

SCALE:

5’

1/8=1-0"

WITH 12d NAILS AT 67 OC EACH
WAY. REFER TO WOOD NOTES FOR
INSTALLATION AND PLACEMENT.

PLAN NOTES:

6x6 Posts

w (4)B4BARS @5 0.C.
COUNTINUOS

#3 REBAR @24' O.C.

TIMBER LINX A475
CONNECTIONS W T/ GALY
THREADED ROD OF 5 " -+

IHE BOTTOM #5 GRAVEL
PLAN DOES
TURNED DOLN FOOTER
AND SLAB
U 3000 PSI COCRETE

BARRIER

UNDISTURBED SOIL

DETAILS A.C.1
POST FOR PATIO COVER

DETAIL APPLIED TO THE COVERED PATIO

REFER TO FOUNDATION DETAILS ON sao
2. CONCRETE CONTRACTOR TO UTILIZE THE P-PCHITECTURAL DRAWINGS

TO SET THE FORMBOARDS.

THIS PLAN DOES

NOT CONTAIN ALL OF THE DIMENSIONS REQUIRED TO SET FORMBOARDS

No®m ;AL

FOR EXACT SLAB SLOPES REFER TO ARCH.

REFER TO ARCH FOR LOCATION AND DIMENSIONS OF SLOPING SLAB AND TREMCH DRAIN.
COORDINATE ALL BRICK LEDGE ELEVATIONS AND DIMENSIONS WITH ARCH.

FINISHED FLOOR ELEWATION = [0'-0"

SITE SHALL BE GRADED TO RDUTE WATE‘? AWAY FROM UNDER FOUNDATION

ALL WOOD WITHIN 18" OF GRADE SHALL BE TREATED

PROJECT NAME
AND ADDRESS

118 WEST OLIVE
STREET KELLER,
TARRANT COUNTY
TEXAS 76248
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RECOMMENDATIONS e Sheet Name
] TREATED RIM
? 74/BOARDS ? T ? ? ~
| U — ‘ I ! | ‘ ] i FOUNDATION DETAILS
o P~— g
* 5 — 1
Zx.mé | ~—1ReateD SILL i il — — TREATED TIMBER L
z3u3 [ PLATE 19, R X1, — 1 g i DRILL & EPOXY
mfia : P -'dj_ MINIMUM ! |-" “ " 12" @ 48%0c
2%c - A
S é L b j; || Fe—| Date: 19- 04 - 2026
&
<z L =5 TR Al = — 5
R 11 B9 o | 5 RRULL ~;| T R N | Scale: 1/4"=1-0"
2 @ P P> ] < P
zx a NS B a -
== ‘ . J_' f—
|' ‘s 1\ N% |' ‘| SEE DETAIL L7 e o~ FL’;A“;FO SEE DETAL |' . 1
"A" FOR INFO "A" FOR INFO . i
| | 5 | | NOT SHOWN # @ 9"ocew ] NOT SHOWN NOT SHOWN | | Drawn By: J. Lainez
| | \ | | 2'-0" SQUARE MINIMUM | |
(2) #5. TOP & BOT x CONT.
-0"
PROJECT NAME
EXTERIOR BEAM @ EXTERIOR BEAM INTERMEDIATE PILASTER EXTERIOR BEAM AND ADDRESS
"= -0 "= -0 T=n-0 T=1-0 M
118 WEST OLIVE
77 pLwiooD DECK STREET KELLER,
TARRANT COUNTY
- TEXAS 76248
FFE =
‘ r _ _‘ I — T
[
I I TREATED TIMBER 4 —I
I I 24 BAR DIA. 24 BAR DIA. @, i
| |
| | | |‘ — |
| | < . a4
} } EXTEND REBAR 2' E ar 77— ] 2 — r _/l — |<
INTO ADJACENT e ¢ _1_____ 1 ___ L __ 7 YN 4 RLLLLL a
GRADE BEAM e ';'_n— ————— — /Zz<<j§§< . J R 5 < |
N 3 N _h 2 T
S I | 3 S ? ‘ 2 | rr—
//>\>j>>>/ 7 f 9 ///}); I: « see petaL |, | | 4%\//\\
AKX . SN = A" FOR INFO = o [
% CORNER BARS TO watci— A1 1 l >
% ) &% - NOT SHOWN %
| ”l p’ BEAM REINFORCEMENT (TYP.) |: I 3 N &
1 | 20" B SR,
A 1 -
(I L L
L a a )
Eod \ b d
SEE DETAL WOTH B SEE DETALL
[ [ NOT SHOWN I I A" FOR INFO

NOT SHOWN
INTERSECTION BEAM DETAIL
I NOT TO SCALE INTERMEDIATE PILASTER l
E’XTF?’IOR BEAM LEAVE-OUT "= oo EXTERIOR BEAM
== "= 10"
05/05/2026
24 BAR DIA. PLWOOD DECK SIMPSON HANGER
24]BAR DIA.
\ e, e aren S g —
TS J-BOLT ¥'#Xi2’, WITH WASHERS, g L= g TBPE F - 18915
~N A\T 48" 0.C. (8" EMBE/DMENT) = '_-_—_—_—_—_—_-f:'_:I § T ?
TREWED SILL PLAJE M 22 | |
~ / y CORNER BARS TO MATCH/ I! ; i g
At BEAM REINFORCEMENT (TYP.) g 12" CMU, FULLY GROUTED,

#4 VERTICAL REBAR EACH
CELL

WDTH VE};Z{\"" "
4 4 2O 1\ 0
L — & —s— |
CORNER BEA'\/I\!O?E)-I—SQAlLLE B ) : - —

2x_ CROSS BRIDGING @ STANDARD HOOK KINGDOM
MID—POINT — CONSTRUCTION
ATTACHED WITH (2) 12d e D ErINING THE STANDARD
TOE—NAILS EACH END CEDERITING THE STANDARE

DIAGONAL BRIDGIN

sme.-?g'.o" GING @ INTERMEDIATE PILASTER - ALTERNATE

1" = 10"

(972) 704-4330




J-BOLT "¢x12” AT 48"
0.C. (8" EMBEDMENT)
RE: ARCH Sheet #
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AREAS SUMMARY

LIVING AREA EXISTING 980 Sqg.F

LIVING AREA ADDITION 813 Sq.F

COVERED PORCH 394 Sq.F

TOTAL: 2.187 Sq.F

WINDOWS TAGS SCHEDULE

SIZE MATERIAL FRAME REMARKS U—FACTOR S.H.G.C. | QTY
@ 4°0"X8'0" (84"X96") VINYL VINYL SINGLE—HUNG/LOWE 0.29 0.20 2
278"X8'0" (33"X96") VINYL VINYL SINGLE—HUNG/LOWE 0.29 0.20 3
TOTAL WINDOWS= 5

DOORS TAGS SCHEDULE

SIZE MATERIAL FRAME U—FACTOR S.H.G.C. | QTY
@ 2'8"X6'8" (32”x80") | SC WOOD WooD 0.50 0.30 8
TOTAL DOORS = 8
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ELECTRICAL SYMBOLS
S ELECTRIC OUTLET
Scrci GROUND FAULT INTERRUPTOR ELECTRIC OUTLET
Sweieric WATERPROOF ELECTRIC OUTLET
$ SWITCH
%, THREE WAY SWITCH

I— 0 FLUORESCENT LIGHT FIXTURE
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LIGHT FIXTURE

WALL LIGHT FIXTURE

LIGHT FIXTURE

CARBON MONOXIDE DETECTOR/

HARD WIRED W/BATTERY BACKUP

EXHAUST VENT- 5 AIR CHANGES / HOUR MINIMUM
ENERGY STAR COMPLIANT, MECHANICAL VENT

Bathroom exhaust fan shall be Ener
controlled shower by an accessible

with control

s capable of

y Star compliant,
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SMOKE DETECTOR / HARD WIRED W/BATTERY BACKUP
@& (E)SD EXISTING SMOKE DETECTOR / HARD WIRED

functioning as part of a whole house ventilation system.

(50 CFM intermittent ventilation minimum)

F < oon

GAS WALL FURNACE

GAS METER

ELECTRICAL METER

CEILING FAN (OUTLET ONLY).

ELECTRICAL CIRCUIT BOARD

coLp| | DOMESTIC ELECTRIC WATER HEATER

g g \WASH\NC MACHINE
4 el ROUGH—IN UNIT

-0SE BIBB

SUPPLY
Prings — |

2" STAND PIPE
/ 12" x 127 ACCESS PANEL

1-1/2" VENT

APPROX. 38" AFF

NISHED

2" DRAIN TO
SAN. SEWER

LOOR
\ 2*“ P—TRAP-

CLEANOUT

WASHING MACHINE HOOK—UP DETAIL

N.TS.

- | CABINE
40" 8"
-
1 5" — J: L

TSTANDARI:OUTLET AT OUTLET AT TYP. WALL
OUTLET 30"H.CAB. 36"H.CAB. SWITCH

FLECTRIC FIXTURE HEIGHTS

(UNLESS NOTED OTHERWISE)
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WATER SUPPLY
PIPE SUPPORT

ENCLOSERE
EFER TO ARCH DWS

REFER TO ARCH
HOT AND COLD WATER

DRAWINGS
/_5UPPLY TO SINK
2" VENT

é

-
L P-7
(1 BOWL SHOWN)
1

—&" COLLECTION
g fj‘ DRAIN ABOVE FLOOR

_DOUBLE BOWL TYPE

Tipical Bath Diagram
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DRYER

WASHER AND DRYER

SCALE: 12" = 1-0"

WASHER

28 1/4"

A--2° re-vent, ¥'-6° above floor
B--2* Vent, 6’ Through Roof &
10 from cooler

C--3‘ Cleanaut

D--1 1/2" Waste Line
E--Sanitary Tee

F--Fltting Double fixture
G--Combination Wye & eighth

Bend

H--2* Clothes WasherTrap 6
to 10° abave floor

[--2” Clothes Washer
Standpipe

J=-L/1/2* Plumking Vent 6”
cbove Roof

K--2* Cleanout
L--Sanitary Tee

M--2 waste Line

N--2* Woste Line
0--2*Cleanout

p--L 1/2° vent Thru Roof
0--Sanitary Cross
R--Trap Arm

$--3* Woste Line

T--2* Shower Trap

U--Tub Trap

V--Cast Iron--90 deg Short
Swep

W--3'x2* Side Inlet *T*
X--2* Way Cleanout

PLUMBING LEGEND

ITEM DESCRIPTION

SANITARY SEWER

HOT WATER

COLD WATER

VENTILATION

STEP KEY PLUMBING
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=~ COLOR._-FINISH FAMILY SILVER
o DIAMETER.- INCHES 10.0
o 3010
0
1 4-7 // Hﬂ 47"
i H oW LEGEND
‘ f\i ‘ INTARE
sL7 34 a4 177 38" -4 7/8" Z" IZ%
o o 32.5" 5 Q,
] ] ] ERMOSTAT
COVERED PORCH EXISTING E— |
—— 1 P— ¢ \ \>
- ey
21-115/16"
ENEY-L 19-9 1/16" 1-0 3/4" 10-8 11/16" KINGDOM
CONSTRUCTION
MECHANICAL PLAN o e e
SCALE: W/8 =1"-0"
¢ Y 10 (972) 704-4330
1/8 — 1'=0" GRAFIC SCALE




MAXIMUM JOIST SPANS BETWEEN BEAMS
BEAM SPACING, INCHES O.C., BASED ON..
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SPECIES JOIST SIZE 3 - 3
GROUP (INCHES) 16” JOIST 24" JOIST 32" JOIST
SPACING SPACING SPACING
; 2X6 99 A g 62"
A ; 2X8 12' 10" 10’ 6™ 81
| 2X10 16' 5" 13' 47 | 10' 4"
| 2X12 19' 11" 16'2" ‘ 127
I 2X6 | 87 | L | 58"
. | 2xs e 93 ] 76
| 2X10 14'6" 11" 10" } 9'6"
| 2x12 176" 14'5° \ 11'6°
i 2X6 7o 62" | 50
o ‘ 2X8 10' 2" 81 | 6 8"
| 2X10 13' 0" 1047 | 86"
2X12 15'9" 127 \ 10'2"
NOTE.-
LvL. To be Determinated
by Contractor or Follow
the Lumber Supplier Specifications .
CEILING JOIST =2 X 12 FLOOR

@14
VL

BEAM
@) 2X4
TOP FLATE

LVL DETAIL
( : T

JoisT

214" LV
BEAM
JOIST JOIST

HANGER

LVL DETAIL
( :>—sms NTS

— JoisT
| HANGER
il (s
<> VL —,
i BEAM
CEILING
JoisT
R =
BEAM
Pt ==/ -
£ W CELING L=
<DJGIST
@ JOIST TO LVL DETAIL ISOMETRIC
SCALE. NTS SCALE. NTS
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 LVLBEAM
TOP PLATE =\ CEILING JOIST
4-2X4 COLUMN
\—2X4 STUD
BEAM CONNECTED TO ALIGNED WALL
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ROOF PLAN RAFER PLAN

SCALE: 1/8 =1-0"

COVERED PORCH EXISTING

COVERED PORCH EXISTING SCALE: 1/8 =1"-0"

SEE ROOF PLAN

COMPOSITION ROOFING

FULL THICK BATT OVER TWO LAYERS OF

NOTE.-

7/16" OSB
sheathing

2x purlin to match
rafter depth

2x T-brace at angle more
than 45 degree with
horizontal axis. Brace to
run perpendicular to rafter

(6)10d, from
ceiling joist to rafter

+ + +
+ +
+ +
(6)10d, from /
ceiling joist to rafter m
S1.3

ridge
LSTA 15

1

see arch

rafter

(4) 10d nails

2x4 collar tie at 1/3 top

® indicate the location of collar tie on roof framing plan

N

INSULATION — SEE
SPECIFICATIONS

2x CEILING JOISTS
AT 16” ON CENTER

1/2" GYPSUM WALL BOARD I o~

TAPED, FLOATED, TEXTURED,

154 FELT, ON 5/8"
PLYWOOD DECKING.

2X RAFTERS AT 16" O.C.
DOUBLE 2x4 TOP PLATE

LvL. To be Determinated
by Contractor or Follow
the Lumber Supplier Specifications .

2x4 SOFFIT FRAMING

GALVANIZED METAL
FLASHING STRIP.

AND PAINTED. %
s

3 1/2” FULL THICK

. 1x HARDI BD. FASCIA

BATT INSULATION

2.X4 STUDS @ 16” OC.

GENERAL NOTES
Purlins should be fastened to
Rafters by Hurricane straps.

~— 1x2 HARDI BD. DRIP TRIM | Rafters should be securely fastened to the
Ridgeoard by hurricane straps

BOARD OVER 2x4
BLOCKING
SCREEN SOFFIT VENTS

PROVIDE 1 PER 150 S.F.
OF FREE ATTIC AREA
FOR PROPER VENTALATION.

3/8" HARDI BD. SOFFIT
CAULKED AND PAINTED

‘* O \¢ ’
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MATERIALS

WOOD: All design values in psi, M indicates 1,000,000

Hem-fir No. 2 or SPF No. 2,
Kiln dried to 19% moisture content
min. Fb = 875, Fc = 1150, E = 1.4M

Dimensional Lumber

2400f-2.0E Hem-Fir or Spruce-Pine Fir
min. Fb = 2400, Fc = 1975, E =2.0M,
Fch =525

Machine Graded Lumber (MSR)

AWPA U1-19, below grade UC4,
above grade UC3

Treated Lumber

min. Fb = 1100, Fc = 1450, E =1.4M

I-joist chords & LVL min. Fb = 2600, Fv = 285, E =1.8M
1.8E PSL min. Fb = 2600, Fv = 285, E = 1.8M
1.3E LSL min. Fb = 1700, Fc = 1835, E = 1.3M

min. Fb = 2200, Fv = 2285, E = 1.8M

min. Fb = 1700, Fc = 1835, E = 1.3M

All work shall conform to the requirements of the most recent version of the following referenced

standards:

Building Code IBC 2024

Structural Loads ASCE-7

Wood “National Design Specification for Wood Construction,”
ANSI/AF&PA NDS IRC 2024

Wood Truss. “Building Component Safety Information”, WTCA and TPI

DESIGN LOADS
All loads are subject to modification per requirements of ASCE-7

Risk Category ]

Snow

Ground snow Pg =5 psf
Importance factor Is=1.0
Exposure factor Ce=1.0
Thermal factor Ct = 1.0 typical, 1.2 at overhangs
Roof uniforrm snow load Pf =5 psf
Wind 105 mph
Basic wind speed V =105 mph
Exposure category B
Ceiling DL =5 psf

where header is located within a wall,
provide plywood between header
members to match wall thickness

16d common nails at 12" o.c, in single row j\ 7
centered for 8" deep members or less, i X/F X 1 2

(2) rows for headers up to 14", and (3) rows
for headers deeper than 14" e

2x, nailed to each ply at 12" o.c., stagger —1}

]

n

between rows ———a|[ X/ X Y/ X 12
iﬂ:ﬂ'

each ply to be fastened to the adjacent ply. 1/4" Simpson SDS
screws may be used at 16" o.c. instead of nails.

multi-ply wood header (2x)
no scale typical detail 1

7/16" OSB sheathing

)

2x482°3 ce

ridge beam
(2) 2x6

7/16" OSB sheathing,
mie 16312

MST48a

100"

elog of wall ’ -

@ 16" LVL

100"

MST48a—/

(2) 12d loe nail, each side,
lop and bottom

LVL at parking garage

(8
S1.2

LVL beam, see plan

(2) 12d toe nail, each side

jack stud,
see plan

(9

LVL at walls

\$1.3/

ridge beam, see plan
simpsan cannection of baam o post
see plan

Ti116" OSB shanthing

simpson conneclion of beam o post
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&
25
O

(9
$1.3

1/2" OSB
sheathing

stud, from
celing joist to rafter

2x8 gusset to match
rafter depth

2x4 brace at angle more
than 45 degree with
horizontal axis. Brace to
run perpendicular to rafter

H clip

min 2 ft panel dimension—)b \\\x
panel edge nailing, 8d ¥

@ 6o.c.

7/16" OSB sheathing —— | .=

field nailing at intermediate
framing members, 8d @
12" a.c.

sheathing joint panel ——_|-

edge nailing per plan

panel-panel 1ap

m w notes:
lllllllllll _— | 1.run the long dimension of sheathing
— — — 7 — — | panels perpendicular to framing

typical roof and floor sheathing

(T2
S1.3

no scale

locate upper plate joint
centered over stud
48" min lap

wi/min (16) 16d(3-1/2" x .162" ) nails
or (18) 10d(3" x .148") nails

"

wall studs
locale lower plate
joint centered on stud
note: space nalls equally and stagger in two rows,
provide min 3" end distance

m typical top plate splice

S1.3 no scale

king studs, A
see schedule below RS !
1 EEE
opening

above H
king stud bottom H ’-
plate connection, 1l 1 T I

see schedule below

1

see arch. ‘

ridge

rafter

——— (4) 10d nails

2x4 collar tie at 1/3 top

/\ @ Indicates the location of collar tie on roof framing plan
14

S1.3

sill plate anchor, see
/ shear wall schedule

¢elevated floor ¥ T — 1 1 I 1

wall studs —\ header

jack studs or ‘post, see

\‘ header to king stud end
S~

connection, see schedule below

2x8 sill & head member

see schedule below T
i opening I
king studs, q
see schedule below \ 4 ~._/
N /
king stud bottom f f il
plate connection, UL .

see schedule below

sill member, connection

see schedule below whow

fasten each ply of trimmer,

11— jack and king studs to adjacent ply

with min (100 nd nails at 12" o/c
| max at 12" oc max

_¢ base of wall i | kN | LI i

window | # king header # jack

" header to king stud | sill and head member
width studs studs

end connection connection

king stud to top and bottom plate
connection

up.hd.ft |[(2)2x4 | (2)2x10 | (2) 2x6 (4) #10 screws min (4) 16d fina ar and
6" long nails each member

(3) 16d end nails per stud

simpson hanger

/— floor joist

LVL beam,
see plan

—
3]

1.3
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Sheet #
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FOSHIONED N EACH RAFER sPAGE e i GENERAL NOTES
>
24 WAL 0 S > Sheet Name
>
o~ s —~7 i
@ CONSTRUCTIVE DETAILS
. >
2'x6* T '
STAGGER END JOINTS . , PLZtE P Wall Sheathing & d.
BETWEEN ADJAGENT ROWS Blocking Req’d for Brick
some sheathing—8&
finished < i > i d Date: 19- 04 - 2026
=
116" (3> 10d Top & Bottom of wood P
I T B2z, B (L ' "
Brace ! 'y MASONRY Scale: 1/8"=1'-0
Cross Bridging LS i %
~N
o e RAFTER OR 0T wood or steel g g Drawn By: J. Lainez
/17, S0LD PLYWOOD SHEATHING Corner Brace 1"x4 Min. or 1 1/4” |26 sole Plate
wide 16ga. steel strap brace @ 2 X 2 L=t plate
VALS o EACH RARIER OF o8t deg, also plywood ponel will suffice MASONRY TIE
must nail to sill plate Doukle or Tripple end
SDACINT ROWS OF BONRDS M S/8" Anchor Bolt Joist
nchor Bolts P EXTERIOR SHEATHING
10d staggored 12” Vert.
. e PROJECT NAME
MRSTALL TOUNGE MO GROVE DIAGNALLY 2, 8d Toenails (TYP) AND ADDRESS
TWO STORY EXTERIOR WALL m ANCHORING MASONRY VENEER TO WALL FRAMING Kingdom Construction
" RAFTER OR JOIST .
X N 118 W Olive St, Keller,
MIN. 1 NOMINAL THICKNESS TX 76248
2"\ S0LID END-MATCHED BOARD SHEATHING
INTERIOR WALL OLLAR BEAM
WITH STUDS @ 16"0.c RIDGE BEAM 2X8
FASTEN EACH BOARD WITH 2-8d
NAILS @ EACH RAFTER OR JOIST COMMON RAFTER
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DESIGN CODES AND GENERAL INFORMATION

DESIGN LOADS

ROOF MEP 7 PSF
MISC 3 PSF
LIVE LOADS
FLOOR 40 PSF
ROOF 20 PSF
WIND LOADS

2. THE ENGINEERING ANALYSIS FOR THIS PROJECT WAS DONE

. THE DESIGN OF THIS FOUNDATION

2021 IRC

SUPERIMPOSED DEAD LOADS

BASIC WEND SPEED =90 MPH (3 SECOND GUST)

IS BASED UPON THE
INTERNATIONAL BUILDING CODE REQUIREMENTS FOR REINFORCED
CONCRETE, ACI 318.

EXCLUSIVELY TO VERIFY CODE COMPLIANCE OF THE HOME
FOUNDATION. THE ENGINEER SEALING THESE FOUNDATION
DRAWINGS HAS PERFORMED NO ANALYSIS ON ANY OTHER ELEMENTS
OF THE STRUCTURE. IT IS THE CONTRACTOR'S RESPONSIBILITY TO
ENSURE THAT ALL OTHER ARCHITECTURAL, ELECTRICAL,
MECHANICAL, FIRE PROTECTION AND OTHER REQUIREMENTS OF THE
BUILDING CODE ARE SATISFIED.

1. ALL STRUCTURAL CONCRETE SHALL BE CLASSIFIED AS NORMAL
WEIGHT CONCRETE WITH A UNIT WEIGHT OF 145LB/CU. FT. CONCRET]
MEMBERS SHALL NOT BE LOADED UNTIL THE SPECIFIED CONCRETE
STRENGTH HAS BEEN ACHIEVED.

2.MINIMUM CONCRETE 28 DAY COMPRESSIVE STRENGTH AND SLUMP:

STRENGTH MIN MAX SLUMP

a. GRADE BEAMS 3000 PSI 3IN 5IN
b.SLABS ON GRADE 3000 PSI  2IN 4IN
c. ALL OTHER CONCRETE 3000 PSI  3IN 5IN

3.CONCRETE MIX DESIGNS SHALL BE SUBMITTED FOR EVALUATION.

4.FLY ASH AND OR BLAST FURNACE SLAG CEMENT SHALL NOT BE USED
IN ANY CONCRETE.

5. ALL CAST-IN-PLACE CONCRETE WORK SHALL BE IN ACCORDANCE
WITH ACI 301.

6. ALL DETAILING, FABRICATION, AND INSTALLATION OF STEEL
REINFORCEMENT SHALL BE IN ACCORDANCE WITH ACI 315 AND ACI
318, LATEST ADDITION.

7.CONCRETE REINFORCING: REINFORCING BARS SHALL CONFORM TO
ASTM A615, GRADE 60 BARS.

8.MINIMUM COVERAGE OF REINFORCING STEEL:

a. CONCRETE CAST AGAINST EARTH: 3" CLEAR TO STIRRUP
b. CONCRETE CAST AGAINST FORMS: 2" CLEAR TO STIRRUP
c. GRADE BEAMS %" TOP, 3" BOTTOM

9.GRADE BEAMS: GRADE BEAMS SHALL BE OF SIZE AND WITH
REINFORCEMENT AS INDICATED ON THE PLANS. BEAMS MAY BE
TRENCH FORMED BUT CARE SHALL BE TAKEN TO ACCURATELY
TRENCH BEAMS TO WIDTHS AND DEPTHS INDICATED. TRENCHES

DRAINAGE:

NEVER ALLOW WATER TO POND NEAR OR AGAINST FOUNDATION
MAINTAIN POSITIVE DRAINAGE AWAY FROM THE FOUNDATION. THE
MINIMUM SLOPE SHALL BE 5% FOR A DISTANCE OF 10 FEET FROM THE EDGH
OF THE FOUNDATION WHICH IS A 6-INCH DROP IN 10 FEET. WHERE THIS IS
NOT POSSIBLE, CONSTRUCT A BERM OR SWALE WHICH PROVIDES A
MINIMUM 2% SLOPE ROUTING THE WATER AWAY FROM FOUNDATION.

THE INSTALLATION AND MAINTENANCE OF GUTTERS AND DOWNSPOUTS
ARE HIGHLY RECOMMENDED; THEY SHOULD BE KEPT CLEAR AND
DISCHARGE WATER AWAY FROM THE FOUNDATION.

LANDSCAPING:

THERE SHOULD BE A MINIMUM DISTANCE OF 8 INCHES BETWEEN THE TOP
THE SLAB AND THE GROUND. LANDSCAPE BEDS MUST ALSO MAINTAIN THE
MINIMUM POSITIVE SLOPE OF 5% AWAY FROM THE FOUNDATION.

WHERE LANDSCAPE BEDS ARE PLACED ADJACENT TO THE FOUNDATION,
THEY SHOULD BE EQUIPPED WITH A MOISTURE BARRIER AND/OR AREA
DRAINS WHICH ROUTE WATER BY MEANS OF BURIED PIPE TO THAT ALLOWS
WATER TO EXIT AWAY FROM FOUNDATION. AREA DRAINS MUST BE
CHECKED PERIODICALLY FOR CLOGS.

SINCE TREES REMOVE MOISTURE FROM THE GROUND, THEY SHOULD BE
WATERED REGULARLY.

TREES SHOULD BE PLACED NO CLOSER TO THE FOUNDATION THAN THE
FULL HEIGHT OF THE MATURE TREE.

IF EXISTING TREE REMOVAL IS NOT AN ACCEPTABLE OPTION, A ROOT
GUARD SYSTEM SHOULD BE USED AROUND THE FOUNDATION IN THE AREA
OF THE TREE(S).

REPLACE AND COMPACT ANY LOOSE FILL ADJACENT TO THE FOUNDATION
WITH NATIVE SOIL. WATER QUICKLY MOVES THROUGH THROUGH SAND OR
GRANULAR MATERIALS; THESE MATERIALS SHOULD NOT BE USED
ADJACENT TO THE FOUNDATION UNLESS ACCOMPANIED BY AN
APPROPRIATE DRAIN SYSTEM.

SEASONAL CHANGES

AVOID EXCESSIVE DRYING AROUND THE PERIMETER OF THE FOUNDATION;
WHEN SOIL PULLS AWAY FROM FOUNDATION IT IS TOO DRY.

EXCESSIVE MOISTURE IS ALSO A PROBLEM; THEREFORE, AVOID OVER
WATERING, EVEN DURING DRY SEASONS.

SWIMMING POOLS:

ROUTINELY CHECK FOR LEAKS.

cl CONSTRUCTION JOINT
ciP COMPLETE JOINT PENETRATION
¢ CENTERLINE

CLR CLEAR

MU CONCRETE MASONRY UNIT
coL COLUMN
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3. THIS BUILDING IS BEING CONSTRUCTED IN AN AREA OF NORTH TEXAS SHALL BE KEPT CLEAN AND CARE SHALL BE TAKEN TO PREVENT
WHERE EXPANSIVE SOILS ARE KNOWN TO BE PRESENT. SOME SLOUGHING OF TRENCH SIDES. VAPOR BARRIER SHALL BE FOLDED
FOUNDATION MOVEMENT MAY BE ENCOUNTERED DUE TO SEASONAL INTO TRENCH TO WITHIN TWO INCHES OF TRENCH BOTTOM. DETAIL
MOISTURE VARIATION IN THE SOIL. THE HOMEOWNER SHOULD BE REINFORCING AND CORNER BARS SHALL BE AS SHOWN IN THE
ADVISED THAT MAINTENANCE IS CRUCIAL TO THE PERFORMANCE QF DETAILS.

A HOME FOUNDATION. THE MOISTURE CONTENT OF THE SOIL 10. BEAM TRENCHES SHALL BE CLEAN AND BEAM BOTTOMS SHALL BE

SURROUNDING THE STRUCTURE SHOULD BE MAINTAINED AS TO FOUNDED IN AT LEAST 6" OF UNDISTURBED SOIL OR PROPERLY

ALLOW WATER TO EXIT THE AREA AROUND THE FOUNDATION. COMPACTED FILL. BEAMS MAY BE DEEPENED IF NECESSARY TO

GUTTERS SHOULD DIRECT WATER A MINIMUM OF 5 FT AWAY FROM FULFILL THIS REQUIREMENT.

THE FOUNDATION. SHRUBS AND FLOWER BEDS MUST ALLOW WATER

TO DRAIN AWAY FROM THE FOUNDATION. ROOT BARRIERS ARE

RECOMMENDED TO DETER ROOTS FROM ENTERING THE PERIMETER OF

TR PoONDATION | NAILING SCHEDULE |

CONNECTION NAILING
FOUNDA TION NO TES 1. JOIST TO SILL OR GIRDER, TOENAIL 3-8d
2. BRIDGING TO JOIST, TOENAIL EACH END 2-8d

1. CURRENT GEOTECHNICAL INFORMATION IS NOT AVAILABLE FOR THIS 3. ;}gg SUBFLOOR TO EACH JOIST, 2-8d

SITE. IT IS RECOMMENDED A SITE-SPECIFIC REPORT BE OBTAINED. .
WITHOUT THIS REPORT, THE STRUCTURAL DESIGN IS BASED ON THE | MDER THAN 1567 SUBFLOOR TO JOIST, 3-8
STRUCTURAL ENGINEER'S BEST ESTIMATE OF THE SOIL CONDITIONS. N
THESE DRAWINGS USE WHAT IS CONSIDERED CONSERVATIVE SOIL 5 2 IBILOOR, T2 JOIST CIRDER, 27164
PROPERTIES, WHICH MAY RESULT IN AN INCREASED CONSTRUCTION
COST TO THE OWNER. THE OWNER SHOULD BE AWARE THE & ?%EF%@E;\E JOIST OR BLOGKING. 16d @ 16" OC
GEOTECHNICAL INFORMATION IS NOT THE STRUCTURAL ENGINEERS SOLE PLATE TO JOIST OR BLOCKING, R
AREA OF EXPERTISE AND ALL SOIL PROPERTIES ARE SPECULATIVE. AT BRACED WALL PANELS 3-16d PER 16
2. EARTHWORK: ALL DEBRIS VEGETATION AND TOP SOIL CONTAINING 7. TOP PLATE TO STUD, END NAIL 2-16d
ORGANIC MATERIALS SHALL BE CLEARED AND GRUBBED FROM THE 8. STUD TO SOLE PLATE 4—8d, TOENAIL OR 2-16d END NAIL
BUILDING. EXCAVATE GRADE AS REQUIRED TO OBTAIN 18" TO BOTTOM g, DOUBLE STUDS, FACE NAIL 16d AT 24" OC
SIDE OF WOOD. SLOPE FINAL CUT OF EXCAVATED SURFACE 1% TO 10. DOUBLED TOP PLATES, TYP FACE NAIL 16d AT 16” OC
ALLOW DRAINAGE AWAY FROM FOUNDATION. AFTER REMOVAL OF DOUBLE TOP PLATES, LAP SPLICE 8-16d
VEGETATION, THE BUILDING PAD SHALL BE PROOF ROLLED AND ANY 11. BLOCKING BETWEEN JOISTS OR 3-84
SORT OF COMPRESSIBLE MATERIAL SHALL BE REMOVED. RAFTERS TO TOP PLATE, TOENAIL
3. ALL DEBRIS, VEGETATION, AND TOPSOIL CONTAINING ORGANIC 12.RIM JOIST TO TOP PLATE, TOENAIL 8d AT 6” OC
MATERIALS SHALL BE CLEARED AWAY FROM THE SITE. NO ORGANIC 13. TOP PLATES LAPS AND INTERSECTIONS, 2-16d
MATERIAL SUCH AS TREE ROOTS ARE PERMITTED BELOW THE FACE NAIL
FOUNDATION. 14. CONTINUOUS HEADER, TWO PIECES 16d @ 16" OC ALONG EACH EDGE
6. POSITIVE SURFACE DRAINAGE AWAY FROM THE STRUCTURES SHALL BE 15, CEILING JOISTS TO PLATE, TOENAIL 3-8d
ESTABLISHED AND MAINTAINED AT ALL TIMES BOTH DURING AND | 15 conTINUOUS HEADER TO STUD, TOENAL g4
AFTER CONSTRUCTION. WATER SHALL NOT BE ALLOWED TO COLLEC
NEAR THE FOUNDATION AT ANY TIME. 1. EE{%\ENE‘AJ‘E\STS. LAPS OVER PARTITIONS, 3-16d
8. THE FINISH GRADES OF THE HOME SITE SHALL SLOPE AWAY FROM THE[ 15 cciinG JoISTS TO PARALLEL RAFTERS, 1164
FOUNDATION A MINIMUM OF 6" IN 6 FEET. CARE SHALL BE TAKEN THAT FACE NAIL
NO LOW SPOTS EXIST THAT ALLOW WATER TO COLLECT. 19. RAFTER TO PLATE, TOENAILL 3_8d
20.1” BRACE TO EACH STUD AND PLATE 2-8d
FACE NAIL
LUMBER NO TES 21.1”x8” SHEATHING OR LESS TO EACH 2-8d
BEARING, FACE NAIL
22.WIDER THAN 1"x8" SHEATHING TO EACH 3—-8d
1. PER IRC R301's ENGINEERING DESIGN: THESE DRAWINGS ONLY DEMONSTRATE BEARING, FACE NAIL
COMPLIANCE OF NON-CONVENTIONAL ELEMENTS OF THE IRC. ALL OTHER ELEMENTS 23, BUILT—UP CORNER STUDS 164 AT 24" OC

SHALL BE COMPATIBLE WITH THE PERFORMANCE OF THE CONVENTIONAL FRAMED
SYSTEM SET IN THE IRC.

. THE QUALITY OF LUMBER AND THE DESIGN FOR LOADING SUPPORTING SHALL CONFOR
TO THE STANDARDS OF NATIONAL SPECIFICATIONS FOR WOOD CONSTRUCTION AND IT:
FASTENINGS, LATEST ADDITION.

. ALL MEMBERS SHALL BE SO FRAMED, ANCHORED, TIED, AND BRACED AS TO COMPLY
WITH THE STANDARDS OF NATIONAL DESIGN SPECIFICATIONS FOR WOOD
CONSTRUCTION, AND LOCAL CODES.

4. LUMBER GRADES SHALL BE DIMENSIONAL LUMBER No2 OR BETTER, WITH VALUES FRO
TABLE 4B OF THE LATEST NDS

. PLYWOOD SHALL MEET THE REQUIREMENTS OF THE LATEST EDITION OF THE US
PRODUCT STANDARDS PS 1 FOR VENEER GRADE C/D. PLYWOOD ROOF PANES SHALL Bl
AMERICAN PLYWOOD ASSOCIATION SPAN RATED FOR EXPOSURE 1.

. PLYWOOD ROOF DECK PANELS SHALL BE LAID IN PARALLEL COURSES WITH

N

w

s

o

TRANSVERSE JOINTS IN EACH COURSE STAGGERED WITH THOSE OF ADJOINING COURSES.

A 1/8" JOINT SHALL BE LEFT BETWEEN ADJOINING EDGES OF PANELS. PANELS SHALL N
BE FORCED IN PLACE. PANELS SHALL BE LAID WITH THE SURFACE AT RIGHT ANGLES T(Q
THE DIRECTION OF THE JOISTS. ENDS AND EDGES SHALL OCCUR OVER JOISTS AND SOLID
BLOCKING BETWEEN JOISTS.

FOUNDATION INSPECTION

THESE PLANS ARE OF NO USE IF THEY ARE NOT FOLLOWED. E
WHEN ALL THE PARTS SHOWN HERE ARE PRESET AT THE JOBSI
THEIR CONSTRUCTION RESULT IN AN IMPROPER FOUNDATION.

AN  ENGINEERING INSPECTION IS RECOMMENDED DURING
CONSTRUCTION AND AT THE VERY LEST PRIOR TO POURING

TE OF WALLS, EACH SIDE OF CONTROL JOINT, AND EACH SIDE OF WALL

1. REINFORCED MASONRY WORK AND MATERIALS TO BE IN ACCORDANCE
WITH THE BUILDING CODE REQUIREMENTS FOR MASONRY STRUCTURES ACI
530/ASCE 5/TMS 402

REINFORCED MASONRY TO CONFORM TO THE SPECIFICATIONS FOR

MASONRY STRUCTURES ACI 5301/ ASCE 6/ TMS 602 (WITH THE EXCEPTIONS

NOTED IN THE JOB SPECIFICATIONS).

. PROVIDE CONCRETE MASONRY UNITS (CMU) OF NORMAL WEIGHT (125 PCF
MINIMUM). GRADE N, TYPE |, CONFORMING TO THE LATEST EDITION OF THE
ASTM C90. LAY IN RUNNING BOND UNLESS NOTED OTHERWISE.

. WATER USED FOR GROUT AND MORTAR SHALL BE CLEAN AND POTABLE.

NO ADMIXTURES WILL BE PERMITTED IN MORTAR OR GROUT.

PROVIDE MORTAR MEETING THE REQUIREMENTS OF TYPE S PER ASTM C 270

PROVIDE AGGREGATES FOR MORTAR CONFORMING TO ASTM C404.

PROVIDE MORTAR WITH A MINIMUM COMPRESSIVE STRENGTH OF 1,800 PSI

AT 28 DAYS.

. PROVIDE MASONRY GROUT WITH MINIMUM 28-DAY COMPRESSIVE
STRENGTH OF 2,000 PSI TESTED IN ACCORDANCE WITH ASTM C 1019. GROUT|
TO MEET THE MINIMUM REQUIREMENTS SPECIFIED IN ASTM C 476.

. PROVIDE MASONRY ASSEMBLAGES WITH MINIMUM PRISM STRENGTH (F'm)
OF 1,500 PSI, TESTED IN ACCORDANCE WITH ASTM C140.

. PROVIDE CONCRETE MASONRY UNITS IN ACCORDANCE WITH ASTM C 426
LIMITS FOR DRYING SHRINKAGE OF CONCRETE CLOCKS.

. PROVIDE VERTICAL REINFORCEMENTS IN CMU WALLS AS SHOWN IN THE
DRAWINGS. FILL THE REINFORCED CELLS SOLID WITH GROUT. MAXIMUM
HEIGHT OF GROUT POURS TO BE AS PER IBC.

10. PROVIDE HORIZONTAL JOINT REINFORCING IN WALL AT 16"0C VERTICAL
SPACING. JOINT REINFORCEMENT TO BE HOT DIP GALVANIZED NO 9 GAUGE
LADDER TYPE WITH CROSS TIES AT 16°0C, CONFORMING TO THE ASTM A 82.
SPACE JOINT REINFORCEMENT AT 8” OC AT PARAPETS. LAP SPLICE ENDS A
MINIMUM OF 12 INCHES AT SPLICES.

11. LAY HOLLOW UNITS WITH FULL MORTAR COVERAGE ON THE
HORIZONTAL AND VERTICAL FACE SHELLS. PROVIDE FULL MORTAR
COVERAGE FOR WEBS WHEN ADJACENT TO GROUTED CELLS.

12. ALIGN VERTICAL CELLS TO BE FILLED WITH GROUT TO PROVIDE
CONTINUOUS UNOBSTRUCTED VERTICAL CELLS. REMOVE OVERHANGING
MORTAR OR OTHER OBSTRUCTION AND DEBRIS FROM THE INSIDES OF SUCH
CELL WALLS. PROVIDE GROUT WITH 8" SLUMP AND CONSOLIDATE BY
MEANS OF HAND TAMPING TO ENSURE COMPLETE FILLING OF CELLS.

13. PROVIDE 8” HIGH BOND BEAM (MINIMUM DEPTH UNLESS OTHERWISE
NOTED) AT TOP & BOTTOM OF ALL CMU WALLS. REINFORCING BOND BEAM
PER DETAILS. IN BOND BEAMS AT INTERESTING WALLS MEET AT
DIFFERENT ELEVATIONS, EXTEND BOND BEAM AROUND INTERSECTING
CORNER TO FIRST INTERIOR REINFORCED CELL, BUT NO LESS THAN 4 FEET.
CONSTRUCT BOND BEAMS WITH PORTLAND CEMENT GROUT 2,000 PSI
MINIMUM COMPRESSIVE STRENGTH AND A MAXIMUM AGGREGATE SIZE OF
'

Xt PROVIDE VERTICAL REINFORCING AT CORNERS OF CMU WALLS, AT ENDS

N

w

IS

o

o

~

=]

©

’  OPENINGS PER DETAILS. PROVIDE MINIMUM 3/8” THROUGH-WALL CONTROL
JOINTS AT 40'-0” MAXIMUM SPACING UNLESS NOTED ON DRAWINGS.
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Drawn By: J. Lainez

CONCRETE. THE FOLLOWING IS A SUBSET OF REVIEWED ITEMS:
2.1. DIMENSIONS OF THE SLAB: PERIMETER AND SLAB THICKNESS
2.2. DIMENSIONS OF THE GRADE BEAMS: WIDTH, DEPTH, LOCATIONS
2.3. SLAB REINFORCING STEEL, SIZE, SPACING, LOCATIONS
2.3. GRADE BEAM STEEL, SIZE, SPACING, LOCATIONS
2.4. REINFORCING STEEL SPLICING
2.4. REINFORCING STEEL TIES
2.5. PIER DIAMETER, DEPTH, LOCATIONS, AND REINFORCING STEEL
2.6. WIND/LATERAL BRACING SYSTEM

24 BUILT-UP GIRDER AND BEAMS 20d AT 32" OC AT TOP AND BOTTOM
AND STAGGERED 2-20d AT ENDS

ENDS AND AT EACH SPLICE

25.2" PLANKS 2—16d AT EACH BEARING

26.WOOD STRUCTURAL PANELS
AND PARTICLEBOARD:
A. SUBFLOOR AND WALLS SHEATHING
(TO FRAMING):

1/2" AND LESS 6d
19/32" — 3/4" 8d OR 6d
7/8" - 1" 8d
11/8"—1 1/4" 10d OR &d
B. COMBINATION SUBFLOOR—
UNDERLAYMENT
3/4 AND LESS 6d
8d
1 1/5 71 1/4" 10d OR 8d
PANEL SIDING (TO FRAMING):
1/2" OR LESS 6d

FIBERBOARD SHEATHING:

No. 11 GA

6d

No. 16 GA

25/32" No. 11 GA

No. 16 GA STAPLE
INTERIOR PANELING
4d
6d

Scope Limitations

This review and design are limited strictly to the elements explicitly shown in these drawings. Engineering services are limited to code compliance of
identified structural components only. No evaluation of architectural, electrical, plumbing, mechanical, fire protection, or life safety systems is included.

Geotechnical & Soil Disclaimer

No site-specific geotechnical investigation was provided. Soil parameters are assumed. The engineer assumes no responsibility for soil variability,
expansive soil behavior, or groundwater conditions. A geotechnical report is recommended.

Construction Means & Methods

The engineer is not responsible for construction means, methods, sequences, or site safety. The contractor is solely responsible for workmanship and

compliance.
Field Verification

All dimensions and existing conditions must be verified in the field. The engineer assumes no responsibility for errors from inaccurate field data.

Deferred / Delegated Design

Certain elements must be designed by others. The engineer assumes no liability for delegated designs.

Limited Site Observation

No continuous observation is included. Site visits do not constitute full inspection.

Inspection Disclaimer

Recommended inspections are advisory only. Failure to obtain inspections voids reliance on design performance.

Code Compliance Limitation

Compliance is limited to referenced codes and scope only. Jurisdictional interpretations may vary.

Expansive Soil Disclaimer

Foundation movement due to soil conditions and moisture variation is outside engineer control.

Drainage & Maintenance Responsibility

Proper drainage and maintenance are owner responsibilities. The engineer is not liable for related damage.

Material & Installation Disclaimer

The engineer is not responsible for defective materials or improper installation.

As-Built Conditions

Final construction may differ from design. Unauthorized deviations void responsibility.

Revisions & Unauthorized Changes
Changes without written approval void engineer responsibility.
Third-Party Reliance

These documents are for the identified client only and may not be relied upon by others.

Standard of Care

Services are performed consistent with the professional standard of care. No warranties are provided.

No Guarantee Clause

No guarantees are made regarding future performance or absence of movement or cracking.

Limitation of Liability

Liability is limited to the fee received or a specified cap. No consequential damages are included.

Contractor Responsibility

Contractor is responsible for coordination, safety, and code compliance of all non-structural systems.

Use of Drawings
Drawings are only for the specified project and may not be reused.
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1 SLAB ON GRADE NOTE
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