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CITY OF WEST LAKE HILLS, TEXAS 
NOTICE OF BOARD OF ADJUSTMENT (BOA) REGULAR MEETING 

Wednesday, March 8, 2023 at 7:00 PM 
 

Notice is hereby given that the Board of Adjustment (BOA) of the City of West Lake Hills, 
Texas, will hold a Regular Meeting on the 8th day of March 2023 at 7:00 p.m., in the Council 
Chamber, Municipal Building, 911 Westlake Drive, West Lake Hills, Texas, at which time the 
following items will be discussed, to-wit: 

 
REMOTE ACCESS: 
Due to the COVID-19 status in Travis County, any citizens or applicants that wish to speak at 
the meeting are encouraged to attend virtually, as the number of people in the chambers will be 
limited due to physical distancing. Facial Coverings are not required, but highly recommended, 
and will be available for any that need one. 

 
Join Zoom Meeting: 
https://us02web.zoom.us/j/3499549035 

 

Meeting ID: 349 954 9035 
 

If you wish to listen to the meeting via telephone: Dial (346) 248-7799, Meeting ID 349 954 
9035. 

 
If you wish to speak during the meeting or provide written comments, please email your name, 
phone number, comments, and the item number you wish to speak on to 
citysec@westlakehills.gov by 1:00 P.M. on March 8, 2023. 

 
1. Call to Order 

 
2. Citizen Communications The City Council welcomes public comments at this point on any 

issue. If the issue is listed on the agenda, the speaker may choose to comment during the 
Public Comment period or when the specific agenda item is taken up by the Council later in 
the meeting. The Council cannot respond to or discuss matters not listed on the agenda. The 
Council may provide factual information, refer the item to a staff member, or request the 
item be added to a future meeting agenda. Speakers shall limit their comments to five (5) 
minutes each. 

 
3. Consent Agenda All Consent Agenda items listed are considered to be routine by the Board 

of Adjustment and will be enacted by one (1) motion. No separate discussion or action on 
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any of the items is necessary unless requested by a Board Member. 
 

a. Approval of the February 8, 2023 Regular Meeting Minutes. 
 

4. Land Use 5002 Jeffery Place: Discuss and consider action on a variance request to exceed 
the maximum allowed impervious cover for a pool and deck remodel (Section 22.03.281 of 
the West Lake Hills Code). Applicant Neelam Julian. 

 
5. Land Use 800 Ox Eye Trail: Discuss and consider action on a variance to exceed the 

maximum allowed cut in a building setback for a driveway (Section 22.03.170 of the West 
Lake Hills Code). Applicants David Magstadt and Biljana Bosanac. 

 
6. Land Use 4015 Bee Cave Road: Discuss and consider action on a variance request for a 

building setback encroachment for a wooden pedestrian bridge (Section 22.03.281 of the 
West Lake Hills Code). Applicant Chris Seebach with Trinity Episcopal School. 

 
7. Land Use 3901 Bee Cave Road: Discuss and consider action on a variance to maintain an 

elevated walkway between two school properties (Section 22.03.281 of the West Lake Hills 
Code). Applicant Trinity Episcopal School. 

 
8. Adjournment 

 
Approved by: Linda Anthony, Mayor 

Certificate 

I certify that the above Notice of the March 8 2023 Board of Adjustment Regular Meeting was 
posted on the bulletin board at the Municipal Building, 911 Westlake Drive, West Lake Hills, 
Texas on Friday, March 3, 2023 by 5:00 pm. and will remain posted continuously until said 
meeting is convened. 

 
Signed by: Terry Blanchard, City Secretary 

 
The City of West Lake Hills is committed to compliance with the Americans with Disabilities 
Act. Reasonable accommodations and equal access to communications will be provided upon 
request. 

 
All items on the agenda are for discussion and/or action. City Council reserves the right to 
adjourn into executive session at any time during the course of this meeting to discuss any of the 
matters listed above, as authorized by Texas Government Code Sections 551.071 (Consultation 
with Attorney), 551.072 (Deliberations about Real Property), 551.073 (Deliberations about Gifts 
and Donations), 551.074 (Personnel Matters), 551.076 (Deliberations about Security Devices), 
and 551.086 (Economic Development). 
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CITY OF WEST LAKE HILLS, TEXAS 
MINUTES OF A BOARD OF ADJUSTMENT (BOA) REGULAR MEETING 

Wednesday, February 8, 2023 at 7:00 PM 
 
 

1. Call to Order 

With a quorum present, Chair Anthony called the meeting to order at 7:00 p.m. 

BOARD MEMBERS PRESENT: CITY STAFF PRESENT: 
Chair Linda Anthony City Administrator Trey Fletcher 
Gordon Bowman City Secretary Terry Blanchard 
James Vaughan Director of BDS Ashby Grundman 
Brian Plunkett Chief of Police Scott Gerdes 
Beth South City Attorney Patty Akers 
Darin Walker 

 
2. Citizen Communications The City Council welcomes public comments at this point on any 

issue. If the issue is listed on the agenda, the speaker may choose to comment during the 
Public Comment period or when the specific agenda item is taken up by the Council later in 
the meeting. The Council cannot respond to or discuss matters not listed on the agenda. The 
Council may provide factual information, refer the item to a staff member, or request the 
item be added to a future meeting agenda. Speakers shall limit their comments to five (5) 
minutes each. 

 
Chair Anthony opened the meeting for public comments. Hearing none, the public 
comment section was closed. 

 
3. Consent Agenda All Consent Agenda items listed are considered to be routine by the Board 

of Adjustment and will be enacted by one (1) motion. No separate discussion or action on 
any of the items is necessary unless requested by a Board Member. 

a. Approval of the December 14, 2022 Regular Meeting Minutes. 
 

MOTION: Upon a motion made by Board Member Bowman and a second by Board 
Member Vaughan, the Board voted six (6) for and none (0) opposed to approve the 
consent agenda as presented. Motion carried. 

 
4. Land Use 103 Yaupon Valley: Discuss and consider action on variances to remove 5 trees 

with diameters larger than 14 inches and three building setback encroachments for the 
construction of a new single family residence (Sections 22.03.304 and 22.03.281 of the 
West Lake Hills Code). Applicants Ashton and Erica Weinberger. 

 
DUAL ACTION ITEM 

 
Ashby Grundman gave a brief summary. Three (3) emails were received prior to the 
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meeting from Roxanne and Fred Yates, Katherine Loayza, and Cindy Brandimarte (on 
behalf of Roderick and Elizabeth Coffin and Cheryl Ferguson) in opposition to the requests. 
During the meeting, applicant Erica Weinberger spoke to Council regarding the history of 
the project and was available to answer questions. The following individuals addressed 
Council in opposition to the requests: Terry Stewart, Deborah Stewart, and Cindy 
Brandimarte. Council discussed their concerns regarding the variance requests. Architect 
Joseph Skelton clarified the number of variances being requested and answered questions 
for Council. 

 
Applicant requested that the item be postponed to allow time for plans to be reworked. 

 
5. Land Use 425 Ridgewood Road: Discuss and consider action on a variance request to 

allow an addition of a second story to a non-conforming structure (Section 22.03.281 of the 
West Lake Hills Code). Applicant Patrick Stewart. 

 
Ashby Grundman gave a brief summary. Architect Katie Hastings presented specifics of the 
request to Council on behalf of the applicants. 

 
MOTION: Upon a motion made by Board Member Vaughan and a second by Board 
Member Walker, the Board voted six (6) for and none (0) opposed to approve the 
variance request as presented. Motion carried. 

 
6. Adjournment 

 
MOTION: Upon a motion made by Board Member Walker and a second by Board 
Member South, the Board voted six (6) for and none (0) opposed to adjourn the 
meeting at 7:53 p.m. Motion carried. 

 
Respectfully submitted, 

 
 

LINDA ANTHONY, CHAIR 
 
 

ATTEST: 
 
 
Terry Blanchard, TRMC 
City Secretary 

 
These minutes were approved on March 8, 2023. 
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Recommendation 
Staff recommends approval of the proposed variance. 
 
Zoning and Planning Commission voted to recommend denial unanimously (5-0) for lack of hardship.  
 
The Board of Adjustment shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the 

difficulty or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 
Discussion 

Meeting Date: March 8, 2023  Item Number: 4 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 
Exhibits: See Attached  Source of Funds: N/A 
     

Subject 
5002 Jeffery Place: Discuss and consider action on a variance request to exceed the maximum allowed 
impervious cover for a pool and deck remodel (Section 22.03.281 of the West Lake Hills Code).  Applicant 
Neelam Julian. 
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Property Information, Zoning & Site Characteristics:  
Owner: Neelam Julian 
Legal Description: Lot 2 Dellana Hills Section 2 
Lot Size:  0.3788 acres (16,500.26  square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
The applicant has amended the application to reduce the request by 0.4% impervious cover by removing the 
proposed deck addition. The total impervious cover requested is 35.16%, which exceeds the maximum 
allowed impervious cover of 31.06% by 4.1%. 
 
The applicant is seeking a variance for a remodel and addition to an existing pool and pool deck and add a spa. 
The property was previously granted an impervious cover variance to go to 34.6% and is requesting 35.5%, a 
0.9% or approximately 148 square feet. By code, the lot is allowed 31.06% impervious cover, so the request is 
to exceed the code allowed impervious cover by 4.44%, or approximately 726 square feet.  
 
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
The homeowners are under extreme hardship to follow the City of West Lake Hills code due to differing 
rules for neighboring cities. Their lot is .3788 acres which is a small lot compared to many others within 
the City of West Lake Hills. The City of West Lake Hills codes were written to accommodate much bigger 
lot sies regarding impervious coverage. Neighboring cities such as the City of Rollingwood and the City 
of Austin do not count the water in the pool as impervious coverage and generally allow more 
Impervious Coverage than the City of West Lake Hills does on a lot of this size. 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
Only 107 additional square feet of Impervious coverage will be added under this proposal if approved. 
The current drainage pattern stays exactly how it is. 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
The only other alternative that would still allow for a spa to be installed would be to completely fit it 
into the current outline of the pool. The pool is already on the smaller side and taking that large of a 
chunk out of it would make the pool no longer viable for their children to play in. 

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
We are keeping the overall footprint as small as we can while still accomplishing the addition of the 
spa. 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
The issuance of this Variance does not adversely affect the environment or the neighbors in any way 
while improving the overall health and wellness of the homeowners and their family. 
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6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
The neighboring properties will not have any change in drainage onto their properties. The work 
encompassed here will not create anything that is an eye sore for the neighbors or create any differing 
conditions that could cause problems. 

Outdoor Lighting 
Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the 
City’s Code.    
Compliance with Adopted Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
There is no change to the subdivision proposed with this application.  
Comprehensive Planning Analysis 
The existing and future land use is in conformance with the City of West Lake Hills Master Plan.  
 
Links to Relevant Code: 
 

• Sec. 22.03.281                Schedule of Regulations  
• Section 38.05.031          Variances 
• Section 22.03.511          Criteria and process required for granting variance 
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Zoning: 
 

 
 
 
Aerial: 
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Barrett Wilson Custom Homes, LLC 

Luxury Home Remodels and Additions 
New Custom homes 

 
 
Barrett Wilson Custom Homes, LLC 
1800 Sarong Way 
Austin, Texas 78748 
 
January 12, 2023 
 
Mr. Robert Meisel – Chairman of Zoning and Planning Commission 
City of West Lake Hills, Texas 
911 Westlake Drive 
West Lake Hills, Texas 78746 
 
Dear Mr. Robert Meisel, 
 
I am writing on behalf of Neelam Julian who owns 5002 Jeffery Place West Lake Hills, Texas 
78746. On November 24, 2010, the Board of Adjustment approved a variance for the property to 
allow 34.6% Impervious Coverage in connection with a home remodel and new pool build. 
 
We are requesting a new variance to allow 35.5% impervious coverage to accommodate a 
remodel of the existing pool and addition of a spa to it. 
 
The homeowners are under extreme hardship to follow the City of West Lake Hills code due to 
differing rules for neighboring cities. Their lot is .3788 acres which is a small lot compared to 
many others within the City of West Lake Hills. The City of West Lake Hills codes were written 
to accommodate much bigger lot sies regarding impervious coverage. Neighboring cities such as 
the City of Rollingwood and the City of Austin do not count the water in the pool as impervious 
coverage and generally allow more Impervious Coverage than the City of West Lake Hills does 
on a lot of this size.  
 
There will be zero impact on the neighbors and to the drainage patterns with the addition of this 
spa and pool remodel.  
 
Respectfully Submitted, 
 
 
Barrett Wilson 
President 
Barrett Wilson Custom Homes, LLC 
(512) 909-6166 
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ITEM SQ.FT. %
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DRIVE /SW

POOL/ NEW CONC.

3490

POOL/CONC.

A/C

TOTAL AREA OF LOT: 16,682 SQ.FT.

TOTAL

799

107

1178

18

5930

20.9%

4.8%

.6%

7.1%

0.1%

35.55%

5002 JEFFERY PLACE IN TRAVIS COUNTY, TEXAS, DESCRIBED AS
FOLLOWS:

LOT 2, DELLANA HILLS SECTION TWO, A SUBDIVISION IN TRAVIS
COUNTY, TEXAS, ACCORDING TO THE MAP OR PLAT RECORDED IN
BOOK 8, PAGE 165 OF THE PLAT RECORDS OF TRAVIS COUNTY,
TEXAS.

FLOOD NOTE:

THE PROPERTY DEPICTED HEREON _IS_NOL WITHIN A
SPECIAL FLOOD

HAZARD AREA AS DETERMINED BY THE FEDERAL
EMERGENCY

MANAGEMENT AGENCY: THE FLOOD AREA BEING IDENTIFIED
ON F. I. R.

M. PANEL NO. 48453 C0445H EFFECTIVE 9-26-08 LOCATED IN
ZONE "X"

TO: SPRING BRANCH INVESTMENTS, INC.

RE: 5002 JEFFERY PLACE, PROJ. NO. 11-141

NOTE: THIS TRACT IS SUBJECT TO EASEMENTS, COVENANTS,

CONDITIONS, RESTRICTIONS AND RIGHT TO CREATE ADDITIONAL
PUBLIC

UTILITY EASEMENTS, IF ANY, ACROSS SUBJECT PROPERTY AS
SHOWN

IN BOOK 8, SLIDE 165 PRTC.

NOTE: NO TITLE COMITIMENT SUPPLIED OR REVIEWED FOR THIS

PROJECT. PARTIES TO THIS TRANSACTION ARE RESPONSIBLE FOR

VERIFICATION OF ALL EASEMENTS, COVENANTS AND CONDITIONS
WHICH

MAY AFFECT THIS TRACT BUT ARE NOT SHOWN HEREON.
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AUTO WATER LEVELER

SHEER DESCENT

MAIN DRAIN

SPA LIGHT

POOL LIGHT

SKIMMER

SPA JET

GFI RECEPTACLE

HEATER

J-BOX 

PUMP-FEATURES

POOL FILTER

OZONATOR

ELECTRIC PANEL

GAS METER

HOSE BIB-EXIST

BUBBLER-LED

UV SYSTEM

MAIN PUMP-VARIABLE

POLE SLEEVE INSERT

INFLOOR-WATER VALVE

SYMBOL KEY POOL AND SPA SPECIFICATIONS

POOL SPECIFICATIONS

STEPS:

SPA SPECIFICATIONS

WIDTH: LENGTH:

AREA:

GALLONS:

PERIMETER: 

DEPTH:

DAM WALL: SPILLWAY:

REINFORCEMENT (VERIFY STRUCTURAL)

BOND BEAM:

WALLS: FLOORS:

SKIMMER: MAIN DRAIN:

BASE ROCK:

EQUIPMENT

FORMS:

MAIN PUMP:

FILTER:

HEATER:

MAIN DRAIN:

SIDE SUCTION:

CHLORINATOR:

SANITIZATION:

SPA BLOWER:

LIGHTING & FEATURES

SPA:

COPING AND TILE

POOL:

SPA:

RAISED BOND BEAM:

WATERLINE TILE:

GROUT:

CONTROLS

MAIN:

REMOTE:

INTERIOR FINISH

TYPE:

TURNOVER RATE

(4) #4 horizontal bars continuous

#4 rebar @ 10" on center #4 rebar @ 10" on center

RETURNS:

ELECTRICAL/ GAS

PANEL SIZE:

ELEC. HOUSE RUN:

GAS HOUSE RUN:

GAS LINE SIZE:

SUB PANEL AMP:

U.G. STRAP:

U.G. STRAP:

P

SIDEWALL COVER

RETURN LINE

A.C. UNIT

PUMP-BOOSTER

CLEANER

SPA BLOWER

WATER BOWL

SCUPPER

P-1.08

13 l.f.

36' l.f.

RAISED: SPA:#4 rebar @ 10" O.C.-DBL MAT #4 rebar @ 10" on center

#4 rebar looped#4 rebar looped

3/4" limestone (angular) new wood only

Paramount Ultra UV-Lamp 230V

Auto Feed: Petair Model 320

10" lt blue drain and frame

Pentair 520 Cartridge

3HP 230V Intelliflow3 VSF Pump w/ relay i/o 

1.5" MPT Gry Pulsator Therapy Massage

15W 12V  Globright Color LED

2-1/4" Lueder Stone 1"x2" Porcelain Tile-Blue

Platinum Grey

Pentair Easy Touch PS 4-Pool/ Spa Combo

Wireless Kit: Screen Logic Bundle-Adapter and Wireless Kit

Plaster-Light Blue-Match Existing

FLOW RATE CHART-INTELLIFLOW FLOW RATE CHART-WHISPERFLOW Stable rock natural solid mineral matter which can be excavated with vetical sides

105 gpm 75 tdh

(area: 520 s.f., 150 gpm, 8 hr Turnover=72,000 gal)

RATE: Pool turn over rate will be programmed at 6 hrs.

BOOSTER PUMP: Hydroboost booster pump .8THP 115/230V

PLUMBING GENERAL SPECS

POOL DRAINS:

FEATURES:

SPA DRAINS:

SKIMMERS: SPA JETS:2" SCH 40 PVC 2'-1/2" SCH 40 PVC LOOP

1 1/2" SCH 40 PVC VALVES: 2" SCH 40 PVC

and remain intact while exposed. TYPE A: soil cohesive with an unconfined compressive 

 strength of 1.5 tons per sq. ft.

OSHA SOIL CLASSIFICATION-MIN

300 60

1"x2" Porcelain Tile-Blue

 

5' 6'

30' 26'

3.5'

  6' l.f. inverse

Pentair 400 BTU

1.5HP 240V Silencer Air Blower

18" Raised-MATCH HOUSE FINISH-COLOR

8'2'

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

4'0'

10" lt blue drain and frame
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Ground Fault Interrupter is required
on all electrical equipment, motors,
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serving the pool or located in close
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PLUMBING LAYOUT
SCALE : NTS
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DUPLEX

ELEVATION -A
SCALE : NTS

ELEVATION -B
SCALE : NTS
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MINUTES OF A ZAPCO         PAGE 1 

REGULAR MEETING 

CITY OF WEST LAKE HILLS, TEXAS 

MINUTES OF A ZONING & PLANNING COMMISSION (ZAPCO) REGULAR MEETING 

Wednesday, February 15, 2023 at 6:30 PM 

 
 

  

1. Call to Order. Chairman Robert Meisel.  
 With a quorum present, Chairman Robert Meisel called the meeting to order at 6:30 

p.m. 

 

ZAPCO COMMISSIONERS 

PRESENT: 

CITY STAFF PRESENT: 

Chairman Robert Meisel Director of BDS Ashby Grundman 

Vice-Chairman Jim Pledger Assistant City Attorney Nicole Warren 

Karen Bartoletti ZAPCO Secretary Mark Littrell 

Patrick Stewart  

Laurie Maccini 

Julia Webber 
 

 

 

  

2. Consent Agenda The following items are considered to be self-explanatory by the 

Commission and will be enacted with one motion. There will be no separate discussion of 

these item/s unless a Commission Member or citizen so requests. 

 

a. Approval of the January 18, 2023 Regular Zoning and Planning Commission 

Meeting Minutes. 

b. Report on Board of Adjustment and City Council Responses. 

 

 
 Motion for Approval made by Vice-Chairman Pledger with a Second by Commissioner 

Bartoletti.  Motion for Approval carried unanimously by a vote of 5 ayes to 0 nays.  
 

  

3. Land Use 5002 Jeffery Place - Discussion/Recommendation on a variance request to 

exceed the maximum allowed impervious cover for a pool and deck remodel (Section 

22.03.281 of the West Lake Hills Code).  Applicant Neelam Julian.  
 Staff Briefing 

 

Director Grundman gives the staff briefing. 

 

Staff Recommendation:  Denial due to a lack of hardship. 

 

Presentation by Applicant 

 

Neelam Julian is the property owner.  We've lived in the house since 2010.  We want to 

be good neighbors and our hardship is a small lot.  We worked with the architect to 

have the most minimal impact on the neighbors.  We took down a small building so 

we're still over the impervious cover by 146 square feet. 
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Public Hearing 

 

Chairman Meisel opened the meeting for public comments. Hearing none, the public 

comment section was closed. 

 

Discussion/Recommendation 

 

Commissioner Webber:  I'm sensitive to impervious cover.  I live on a very small lot.  I 

understand the placement of the house.  Are there other areas maybe switching 

concrete to decking because if would be 50% impervious?  I see some solutions.  Those 

are some of my comments. 

 

Commissioner Maccini:  I echo what Julia said.  Keeping water going into the ground 

is important. 

 

Chairman Meisel:  Decking is a reasonable alternative. 

 

Applicant's husband:  We could tear out the concrete.  Austin treats pool water as 

pervious.  If we move the concrete it would be more intrusive. 

 

Commissioner Webber:  You do need clearance for the trees. 

 

Commissioner Stewart:  Do we allow pervious concrete? 

 

Director Grundman:  At 50%. 

 

Commissioner Maccini:  Native ground cover can grow there. 

 

Applicant's Builder:  The property slopes from back to front.  The current decking 

drains toward the house.  It improves the drainage. 

 

Commissioner Webber:  Rather than concrete, have you considered a fire pit or 

crushed granite could be used in the area?  I question other solutions. 

 

Motion for Denial made by Vice-Chairman Pledger due to lack of hardship, with a 

Second by Commissioner Bartoletti. 

 Motion for Denial carried unanimously by a vote of 5 ayes to 0 nays.  
 

4. Land Use 800 Ox Eye Trail - Discussion/Recommendation on a variance to exceed the 

maximum allowed cut in a building setback for a driveway (Section 22.03.170 of the West 

Lake Hills Code).  Applicants David Magstadt and Biljana Bosanac.  
  

Staff Briefing 

 

Director Grundman gives the staff briefing. 

 

Staff Recommendation:  Denial 
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Presentation by Applicant 

 

Reza Lankerani is the architect.  The hardship is the size of the lot.  As a designer, we 

need to have more parking spaces.  We are not touching any trees.  If we moved the 

garage to the front we would still need a variance.  Those are the issues.  If we push the 

house out, height is an issue. 

 

Public Hearing 

 

Philip Schani lives at 607 Spurlock Valley.  I'm concerned about runoff.  We don't 

want any more water coming down.  What hill are they talking about? 

 

Trisha is a consultant.  It's a dome house built in the 70's.  There is drainage work 

being done by the City. 

 

Director Grundman:  There are going to be capital improvements coming to the area. 

 There are drainage plans with the application.  They are two separate projects. 

 

Chairman Meisel closes the Public Hearing. 

 

Discussion/Recommendation 

 

Commissioner Bartoletti:  Discusses concerns about the drainage onto Spurlock 

Valley.  There is a lot of water on that cul-de-sac.  Where does it drain? 

 

Rezi:  The drainage report shows solutions.  The driveway will change it. 

 

Commissioner Webber:  Drainage reports have been calculated? 

 

Rezi:  Yes. 

 

Commissioner Webber:  This may improve drainage. 

 

Rezi:  The septic field will be terraced.  It can't be flooded either. 

 

Commissioner Maccini:  To me it is design driven.  It is a difficult road.  That is not a 

hardship.   

 

Commissioner Webber:  This is a challenging lot.  You don't have the luxury of being 

able to park more cars.  You've done a tremendous job.  The 12 foot cut should have a 

safety measure. 

 

Commissioner Webber moves to recommend approval.  Motion dies with no second. 

 

Motion for Denial made by Commissioner Maccini due to lack of hardship, with a 

Second by Commissioner Stewart. 

 Motion for Denial carried by a vote of 4 ayes to 1 nays.  Commissioner Webber 

opposes.  
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5. Land Use 4015 Bee Cave Road - Discussion/Recommendation on a variance request for a 

building setback encroachment for a wooden pedestrian bridge (Section 22.03.281 of the 

West Lake Hills Code).  Applicant Chris Seebach with Trinity Episcopal School.   
  

Staff Briefing 

 

Director Grundman addresses 4015 Bee Cave and 3901 Bee Cave items together. 

 

Staff Recommendation:  Approval for both. 

 

Chairman Meisel:  Was a stop work order written? 

 

Director Grundman:  Yes. 

 

Commissioner Maccini:  4015 Bee Cave and 3901 Bee Cave own both properties? 

 

Director Grundman:  Yes. 

 

Commissioner Bartoletti:  Why is it here? 

 

Director Grundman:  They built it without a permit.  It's after-the-fact. 

 

Presentation by Applicant 

 

Chris Seebach gives his presentation.  Our hardship is safety to the community. 

 

Public Hearing 

 

Chairman Meisel opened the meeting for public comments. Hearing none, the public 

comment section was closed. 

 

Discussion/Recommendation 

 

Commissioner Maccini:  There are two Live Oaks.  How are they affected by the 

walkway? 

 

Chris:  No impact. 

 

Commissioner Maccini:  I don't want those trees affected. 

 

Chairman Meisel:  On the record, I'm the one that dropped the dime on the walkway. 

 The problem is there are two legally recognized properties.  There should be a plat 

amendment to make it one property.  That's my problem.  It's a much simpler option 

with no variances. 

 

Chris:  Both properties are zoned differently. 
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Director Grundman:  Trinity School cannot expand. 

 

Motion for Approval for both 4015 Bee Cave and 3901 Bee Cave made by 

Commissioner Bartoletti with a Second by Vice-Chairman Pledger.  Motion for 

Approval carried unanimously by a vote of 5 ayes to 0 nays. 
 

  

6. Land Use 3901 Bee Cave Road - Discussion/Recommendation on a variance to maintain an 

elevated walkway between two school properties (Section 22.03.281 of the West Lake Hills 

Code).  Applicant Trinity Episcopal School.  
 Combined with previous item.  

 

  

7. Adjournment. Chairman Robert Meisel. 

  

Chairman Meisel adjourns the meeting at 7:31 p.m.  
 

  

Respectfully submitted, 

 

____________________________________ 

      ROBERT MEISEL, CHAIRMAN  

 

 

ATTEST: 

 

_______________________________________         

ZAPCO Secretary Mark Litrell 

 

 

These minutes were approved on __________, 2020. 
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City of West Lake Hills  
Board of Adjustment 

AGENDA REPORT 
 

Page 1   

 

 

Recommendation 

Staff recommends approval of the proposed variance. The applicant has amended the application and made 
efforts towards minimizing the request.  
 
Zoning and Planning Commission voted to recommend denial unanimously (5-0) for lack of hardship.  
 
The Board of Adjustment shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the 

difficulty or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 

Discussion 

Meeting Date: March 8, 2023  Item Number: 5 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

800 Ox Eye Trail: Discuss and consider action on a variance to exceed the maximum allowed cut in a building 
setback for a driveway (Section 22.03.170 of the West Lake Hills Code).  Applicants David Magstadt and Biljana 
Bosanac. 
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Property Information, Zoning & Site Characteristics:  
Owner: David Magstadt and Biljana Bosanac 
Legal Description: Lot 4 Block G Stonehedge Estates  
Lot Size:  0.9520 acres (41,469.12 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
The applicant has amended their application and reduced the variance request from an 11-foot cut in the 
setback to an 8-foot cut in the setback for the driveway. As before, the request is for a cut into the hillside for 
the driveway and will not be visible. They are proposing to keep the cut natural with proposed vegetation.  
 
Previous Staff Report: 
The applicant is seeking a variance to have a cut of up to 11 feet in the building setback for the driveway. The 
driveway and house fully comply with the code, however in order to get the elevation needed for the garage and 
driveway, there would need to be a cut of up to 11 feet in the 25-foot side setback. The cut would go up to about 3 feet 
from the property line.  
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
A redesign of the entire project may require placing a three-car garage to face the street and still have 
to back out onto Ox Eye Trail.  The hardship of height restrictions on a steep site and the lack of 
available developable area caused the previous owner to place an existing 2-car carport outside of the 
building setback line.  

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
The existing bluff would be restored after it is cut farther back from the narrow driveway.  The 
configuration allows ample room for the disturbed area to be replanted and improved with native 
species and additional landscape design.  The existing bluff would still exist but much taller and will 
reinforce the house's connection to the site better.  

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
The only viable alternate would be to bring the lower garage up to the main level of the house, but the 
issue of the variance would not go away due to the limiting site conditions and the required backup 
space for a vehicle within a 25' side yard setback.  The back up space minus 5' from the property line 
would create a tighter turnaround and force a more aggressive and unnatural cut with less room for 
restorative planting.   

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
The variance is limited to the driveway area during construction and is the least evasive for the number 
of benefits gained.  The lower level of the house during construction has no access due to the steep 
nature of the site and mature tree obstacles.  The variance will help in safely getting workers to the 
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base of the existing structure for demolition and to allow heavy equipment to use the earth ramp 
without triggering a tree variance on that side of the property. 

5.  The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
The existing bluff would be restored after it is cut farther back from the narrow driveway.  The 
configuration allows ample room for the disturbed area to be replanted and improved with native 
species and additional landscape design.  The existing bluff would still exist but much taller and will 
reinforce the house's connection to the site better.  

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
The proposed design makes best use of the limited space available on the property for comfortable and 
discreet access to garages and allows for additional on-site parking.  Ox Eye is a single lane road that is 
not conducive to safe guest parking.  By providing additional on-site parking the neighbors will not be 
disturbed or blocked access to Ox Eye Trail.  Also, a narrow driveway cut into an existing step/cliff in the 
side setback also helps to gather site drainage on the property and the adjacent properties above as 
part of the civil drainage plan.  
 

Outdoor Lighting 
Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the 
City’s Code.    
Compliance with Adopted Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
There is no change to the subdivision proposed with this application.  
Comprehensive Planning Analysis 
The existing and future land use is in conformance with the City of West Lake Hills Master Plan.  
 
Links to Relevant Code: 
 

• Section 22.03.170           Site Disturbance 

• Section 38.05.031          Variances 

• Section 22.03.511          Criteria and process required for granting variance 
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Zoning: 
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Aerial: 
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VARIANCE APPLICATION

**All applications and supporting documents should be submitted electronically to 
pzsec@westlakehills.org and planner@westlakehills.org**

APPLICANT & PROPERTY INFORMATION

The agent is the official contact person for this project and the single point of contact. All correspondence 
and communication will be conducted with the agent. If no agent is listed, the owner will be considered 
the agent.

Property Owner:  ____________     Phone: _____________________

Email: _________________________

Address: Zip: __

Agent*: _

Email: _____________________________

State:______Zip:_______

State:______ Zip:_______ 

Block: _____________________  Lot: ________________    TCAD Tax Parcel ID: ______

____________

PROJECT INFORMATION

Please list all variances being applied for: (Please be detailed-for tree variances, must include tree #, size, 
species; setback variances-which setback and how far is requested encroachment; for height specify how 
much height being requested; etc.) 

1) ________________________________________________________________________________

3) _________________________________________________________________________________
4) _________________________________________________________________________________
5) _________________________________________________________________________________

Date Received: _________________Received By: __________________
Amount Due $_____________ Date Payment Received:______________
Admin Complete Date:__________   Permit No:_____________________ 

Address:________________________  City:________________ 

Property Address:________________City:________________

Property Information

Subdivision Name: __________________________________________________________________

Current Zoning Classification: __________________ Total Lot Size (Acres): 

*Please submit Power of Attorney form designating authorized agent.

2) ________________________________________________________________________________

City: State: 

Phone:_________________________Rez Lankerani

6109 Mesa Dr 78731

512.294.4278
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David Magstadt

646-271-4009

202 Nueces St., #1907

Austin

TX

78701

800 Ox Eye Trail

Austin

TX

78746

Austin

TX

Stonehedge Estates

R-1

0.8867 ac

G

4

0119130404

Cut up to 8' necessary outside of side yard building setback for driveway to access garage.



VARIANCE APPLICATION

City of West Lake Hills December 2020
Variance Application         Page 2 of 5

Variance Questionnaire (Applicant must demonstrate a hardship for variance request. The ZAPCO 
Commissioners, Board of Adjustment/City Council consider these responses when evaluating your 
application.)

1) Describe in detail any special conditions you believe will result in unnecessary hardship to you if the
terms of this ordinance are strictly or literally enforced.
_____________________________________________________________________________________
_____________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
_____________________________________________________________________________________

2) Why do you think the natural terrain and existing flora will not be unreasonably disrupted or destroyed
if the variance you are requesting is granted?
_____________________________________________________________________________________
____________________________________________________________________________________
______________________________________________________________________________________
_____________________________________________________________________________________

_____________________________________________________________________________________ 
______________________________________________________________________________________ 
_____________________________________________________________________________________

Brief Description of project/why variances are needed: ____________________________________ 
____________________________________________________________________________________

____________________________________________________________________________________ 

____________________________________________________________________________________

3) What other alternatives have you considered? Why won’t those other options alleviate the difficulty or
hardship that you think exists?
_____________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________

4) Why do you believe the variance you are requesting is the minimum required to alleviate the difficulty
or hardship you think exists?
_____________________________________________________________________________________
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                                                                  The driveway as designed takes advantage of the only existing narrow "flat" portion of the property to access the discreetly placed lower level garage.  However, ample back out space from the garages is necessary.  The existing trees have been strategically avoided and provides a solution for a preferred three car garage home.  

The only viable alternate would be to bring the lower garage up to the main level of the house, but the issue of the variance would not go away due to the limiting site conditions and the required backup space for a vehicle within a 25' side yard setback.  The back up space minus 5' from the property line would create a tighter turnaround and force a more aggressive and unnatural cut with less room for restorative planting.  

The existing bluff would be restored after it is cut farther back from the narrow driveway.  The
configuration allows ample room for the disturbed area to be replanted and improved with native species and additional landscape design.  The existing bluff would still exist but much taller and will reinforce the house's connection to the site better.

A redesign of the entire project may require placing a three-car garage to face the street and still have to back out onto Ox Eye Trail.  The hardship of height restrictions on a steep site and the lack of available developable area caused the previous owner to place an existing 2-car carport outside of the building setback line. 

The variance is limited to the driveway area during construction and is the least evasive for the amount of benefits gained.  The lower level of the house during construction has no access due to the steep nature of the site and mature tree obstacles.  The variance will help in safely getting workers to the base of the existing structure for demolition and to allow heavy equipment to use the earth ramp without triggering a tree variance on that side of the property.
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5) Why do you believe your variance does not violate the intent of the Zoning Ordinance or the goals of
the City’s Comprehensive Plan?
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

6) Why do you believe your variance will not adversely affect neighboring properties or interfere with the
enjoyment of these properties by their owners?
_____________________________________________________________________________________
_____________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________

AUTHORIZATION & ACKNOWLEDGEMENT 

The above information is true to the best of my knowledge. I attest that the real property described is 
owned by me and all others as signed below. If the below is signed by the authorized agent of said property, 
the signature of the property owner must be included below or consent must be attached (Power of 
Attorney Form). 

_______________________________
Date

_____________________________________
Signature

_____________________________________ 
Printed Name

1/16/2023

Tisha Ritta
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The proposed design makes best use of the limited space available on the property for comfortable and discreet access to garages and allows for additional on-site parking.  Ox Eye is a single lane road that is not conducive to safe guest parking.  By providing additional on-site parking the neighbors will not be disturbed or blocked access to Ox Eye Trail.  Also a narrow driveway cut into an existing step/cliff in the side setback also helps to gather site drainage on the property and the adjacent properties above as part of the civil drainage plan.  

There is precedence for cut and/or fill on other difficult properties where comfortable access from the street to private property needed such a variance.  The proposed design of a narrow driveway cut into an existing bluff in the side setback also actually helps to gather site drainage on the property and from the adjacent properties above.  The driveway catches the rainwater runoff and sends it safely to a controlled area on-site down the hill.
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APPLICATION CHECKLIST

Zoning Change Application Checklist

�� Completed, signed application
� Power of Attorney form, if applicable
� Proof of ownership of subject property
� Completed Variance Hardship Questionnaire 
� Letter addressed to ZAPCO Chairperson explaining zoning change request and proposed use
� Property survey
� Proposed site plan with building setbacks clearly labeled 
� Building elevations, if applicable
� Tree and topo survey, if applicable
�  Preliminary plans for proposed project (pool plans, building plans, fence design, etc.)
� Photos of property showing existing conditions (for tree variances, include photos of proposed variance 
trees)
� Letters/emails of support from neighbors, if able to obtain 
� Payment of application fees (refer to Appendix A: Fee Schedule in the Code of Ordinances for current 
fees. Fees are due upfront with application.)
� Other relevant information, as determined necessary by staff (for example, if variance is for 
cut/fill/retaining wall, you may be requested to provide a drainage report)

Variance Process and Information

City staff will prepare public notification letters and will provide you a public notice sign to place on the 
property. You will be notified when the public notice sign is available to be picked-up.

 If you want to see example variance applications, please see the Agenda page on the City website at 
https://www.westlakehills.org/ to view the latest ZAPCO, Council and BOA packets

 All variance applications are first considered by the Zoning and Planning Commission (ZAPCO), which is 
an advisory commission only. Final action is then determined by either City Council or Board of 
Adjustment, depending on the type of variance being requested. 

 Agenda packets are digital and posted on the website the Friday prior to the meeting by 5pm. Staff will 
send you a meeting reminder email after the agenda and packet are posted.

 Applicants or a designated representative are required to attend/speak at each public hearing; 
otherwise you will risk postponement or denial for no-show. Applicants should keep remarks brief and 
the typical time allotment is 5 minutes for ZAPCO and 5 – 10 minutes for City Council/BOA.

 Please note ZAPCO is an advisory commission only – final action must be taken by City Council or BOA, 
depending on the type of variance. If ZAPCO recommends denial, you can still move forward to City 
Council/BOA unless you decide to withdraw or postpone your variance request.
● If City Council/BOA denies your variance, you have to wait one year before you can reapply for the same 
variance.
● If approved by City Council/BOA, variances expire within one year of the approval date if a permit
application has not been filed to perform the scope of work related to the variance. 
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VARIANCE APPLICATION

City of West Lake Hills December 2020
Variance Application                   Page 5 of 5

STAFF NOTES 

For Completion by Staff Only

Date public notification letters mailed:________________________

Date of ZAPCO Meeting:_________________

ZAPCO Recommendation:________________________________________________________________

Date of City Council/BOA Meeting:  _________________

City Council/BOA 
Action:_____________________________________________________________________

Notes: 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
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Ranger Engineering, PLLC       TBPE#22406  
Civil Engineering       5524 Bee Cave Road, Suite J-3 
512-785-8446       Austin, Texas 78746 

  
 

ENGINEER’S DRAINAGE SUMMARY 
 
February 27, 2023 
 
City of West Lake Hills 
Development Services 
911 Westlake Drive 
West Lake Hills, Texas 78646 
 
 

 
Re: Type II Drainage Plan for 

800 Ox Eye Trail 
 Westlake Hills, Texas 78746 

 

Whom it May Concern, 
 
The purpose of this letter is to provide a drainage summary of the proposed residential site 
improvements at the above references address. 
 
The project consists of the demolition of an existing house and construction of a new 4100 sf 
footprint residence with associated driveway and drainage improvements. The proposed site 
impervious cover totals approximately 17.3% of the 0.887 acre site, thereby meeting the criteria for a 
Type II residential development.  
 
The existing drainage patterns can be described as sheet and shallow concentrated flows flowing 
southerly toward and existing roadside ditch in the ROW of Spurlock Valley. Approximately 1 acre 
of off-site area north of this site flows through this site. The proposed development will keep with 
the character of the existing drainage patterns by constructing the new house near the same location 
as the existing house as well as the installation of a trench drain and storm pipe system on the uphill 
side of the house to convey the off-site drainage around the new house and discharge near the ROW 
of Spurlock Valley. The proposed drainage system was designed to bypass any adjacent properties 
and will not have any negative impact on downstream or adjacent properties. 
 
Please reference the engineering drainage and grading plans for additional information. 
 
Should you have any questions or comments, feel free to contact Marco Castaneda, PE at (512) 785-
8446. 
 
Sincerely, 
Marco Castaneda, PE        
 
     2/27/23 
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GENERAL NOTES 1. All materials and construction methods for site grading, paving, sitework, and drainage shall be in All materials and construction methods for site grading, paving, sitework, and drainage shall be in accordance with the current City of Austin Standard Specifications, unless otherwise noted. All work shall be in accordance with the building codes, ordinances, safety codes, and rules and procedures of the City of West Lake Hills. 2. All responsibility for the adequacy of these plans remains with the Engineer who prepared them. In All responsibility for the adequacy of these plans remains with the Engineer who prepared them. In reviewing these plans, the City of West Lake Hills must rely on the adequacy of the work of the design engineer. 3. Prior to any construction, the Contractor shall apply for and secure all proper permits from the Prior to any construction, the Contractor shall apply for and secure all proper permits from the appropriate authorities. 4. Blasting or burning shall not be permitted on this project. Blasting or burning shall not be permitted on this project. 5. The contractor shall verify all depths and locations of existing utilities prior to beginning construction. The contractor shall verify all depths and locations of existing utilities prior to beginning construction. Any discrepancies with the construction plans found in the field shall be brought to the attention of the design engineer immediately. The design engineer shall be responsible for revising the plans as appropriate and submitting a revision to the City. 6. Contractor will be responsible for keeping roads and drives adjacent to and near the site free from soil, Contractor will be responsible for keeping roads and drives adjacent to and near the site free from soil, sediment, and debris. Contractor will not remove soil, sediment, or debris from any area or vehicle by means of water, only shoveling and sweeping will be allowed. Contractor will be responsible for dust control from the site. 7. Any existing utilities, pavement, curbs, sidewalks, structures, trees, etc., not planned for destruction or Any existing utilities, pavement, curbs, sidewalks, structures, trees, etc., not planned for destruction or removal or other public infrastructure damaged or removed will be by the contractor at his expense before acceptance of the project. 8. After the construction permit has been issued and prior to the beginning construction, the owner or his After the construction permit has been issued and prior to the beginning construction, the owner or his representative shall schedule a pre-construction conference between the City of West Lake Hills, Design construction conference between the City of West Lake Hills, Design Engineer, Contractor(s), other utility companies, and any other affected parties. The City of West Lake Hills shall be contacted to set up the meeting at least 48 hours prior to the proposed meeting time. 9. Any changes or revisions to these approved plans must be submitted by the design engineer and Any changes or revisions to these approved plans must be submitted by the design engineer and approved by the City of West Lake Hills prior to construction of the revision. 10. Available benchmarks that may be utilized for the construction of this project are described as Available benchmarks that may be utilized for the construction of this project are described as follows:  TRIANGLE SET IN CONCRETE NEAR OX EYE ENTRY = 696.38' TRENCH SAFETY NOTES 1. In accordance with the Laws of the State of Texas and the U. S. Occupational Safety and Health In accordance with the Laws of the State of Texas and the U. S. Occupational Safety and Health Administration regulations, all trenches over 5 feet in depth in either hard and compact or soft and unstable soil shall be sloped, shored, sheeted, braced or otherwise supported. Furthermore, all trenches less than 5 feet in depth shall also be effectively protected when hazardous ground movement may be expected. Trench safety systems to be utilized for this project will be provided by the contractor. 2. In accordance with the U. S. Occupational Safety and Health Administration regulations, when persons are In accordance with the U. S. Occupational Safety and Health Administration regulations, when persons are in trenches 4-feet deep or more, adequate means of exit, such as a ladder or steps, must be provided feet deep or more, adequate means of exit, such as a ladder or steps, must be provided and located so as to require no more than 25 feet of lateral travel. 3. If trench safety system details were not provided in the plans because trenches were anticipated to be If trench safety system details were not provided in the plans because trenches were anticipated to be less than 5 feet in depth and during construction it is found that trenches are in fact 5 feet or more in depth or trenches less than 5 feet in depth are in an area where hazardous ground movement is expected, all construction shall cease, the trenched area shall be barricaded and the Engineer notified immediately. Construction shall not resume until appropriate trench safety system details, as designed by a professional engineer, are retained and copies submitted to the City of West Lake Hills. STREET AND DRAINAGE NOTES 1. All testing shall be done by an independent laboratory at the Applicant’s expense. A City Inspector shall All testing shall be done by an independent laboratory at the Applicant’s expense. A City Inspector shall s expense. A City Inspector shall be present during all tests. Testing shall be coordinated with the City Inspector and he shall be given a minimum of 24‐]hour notice prior to any testing. ]hour notice prior to any testing. 2. Backfill behind the curb shall be compacted to obtain a minimum of 85% maximum density to within 3 Backfill behind the curb shall be compacted to obtain a minimum of 85% maximum density to within 3 inches of the top of curb. Material used shall be primarily granular with no rocks larger than 3 inches in the greatest dimension. The remaining 3 inches shall be clean topsoil free from all clods and suitable for sustaining plant life. 3. All RCP shall be minimum Class III. All RCP shall be minimum Class III. 4. The subgrade material for the streets shown herein was tested by ___N/A__________. The paving The subgrade material for the streets shown herein was tested by ___N/A__________. The paving N/A__________. The paving __________. The paving sections were designed by ___N/A________ in accordance with the current City of West Lake Hills N/A________ in accordance with the current City of West Lake Hills ________ in accordance with the current City of West Lake Hills design criteria. The paving sections are to be constructed as follows: Street   Station  Flex. Base  HMAC   Lime Stab. Station  Flex. Base  HMAC   Lime Stab. Flex. Base  HMAC   Lime Stab. HMAC   Lime Stab. Lime Stab. Thickness  Thickness  Thickness Thickness  Thickness Thickness N/A   --  --   --   -- --  --   --   -- --   --   -- --   -- -- 5. Lots in this subdivision are located over the Edwards Aquifer Recharge Zone and subject to the current Lots in this subdivision are located over the Edwards Aquifer Recharge Zone and subject to the current Texas Commission on Environmental Quality Edwards Rules. No building permit will be issued by the City of West Lake Hills until the requirements of the Edwards Rules are fully complied with. The applicant for a building permit is responsible for furnishing the City written compliance to the Edwards Aquifer Rules from the Texas Commission on Environmental Quality. (if applicable) 6. The FEMA maps for the City of West Lake Hills, Texas, indicate that the property shown hereon The FEMA maps for the City of West Lake Hills, Texas, indicate that the property shown hereon does/does not lie within a special flood hazard area as defined by FIRM Panel 48453C-0445K, dated 48453C-0445K, dated , dated January 22, 2020. . 7. FLOOD WARNING: The degree of flood protection required by the City of West Lake Hills Flood Damage FLOOD WARNING: The degree of flood protection required by the City of West Lake Hills Flood Damage Prevention Ordinance is considered reasonable for regulatory purposes and is based on scientific and engineering considerations. On rare occasions, greater floods can and will occur and flood heights may be increased by man‐]made or natural causes. Acceptance of this plan by the City Council does not ]made or natural causes. Acceptance of this plan by the City Council does not imply that land outside the areas of special flood hazards or uses permitted within such areas will be free from flooding or flood damages. Nor shall acceptance of this plan create liability on the part of the City of West Lake Hills or any official or employee thereof for any flood damages that result from reliance on the information contained within this plan or any administration decision lawfully made hereunder. TRAFFIC MARKING NOTES 1. Barricades built to the Texas Manual on Uniform Traffic Control Devices standards shall be constructed Barricades built to the Texas Manual on Uniform Traffic Control Devices standards shall be constructed on all dead-end streets and as necessary during construction to maintain job and public safety. end streets and as necessary during construction to maintain job and public safety. 2. Any methods, street markings, and signage necessary for warning motorists, warning pedestrians, or Any methods, street markings, and signage necessary for warning motorists, warning pedestrians, or diverting traffic during construction shall conform to the Texas Manual of Uniform Traffic Control Devices for Streets and Highways, latest edition. 3. All pavement markings, markers, paint, traffic buttons, traffic controls, and signs shall be installed in All pavement markings, markers, paint, traffic buttons, traffic controls, and signs shall be installed in accordance with the Texas Department of Transportation Standard Specifications for Construction of Highways, Streets and Bridges and the Texas Manual of Uniform Traffic Control Devices for Streets and Highways, latest editions. EROSION CONTROL NOTES 1. Every lot in this subdivision is subject to the City of West Lake Hills’ site clearance procedures. No site Every lot in this subdivision is subject to the City of West Lake Hills’ site clearance procedures. No site site clearance procedures. No site clearance, excavation, grading or landfill shall commence unless a permit shall have first been issued for such work in accordance with the provisions of applicable ordinances. Impervious cover shall not exceed the maximum percentage permitted under City Ordinance. 2. The contractor shall install erosion/sedimentation controls and tree/natural area protective fencing prior The contractor shall install erosion/sedimentation controls and tree/natural area protective fencing prior to any site preparation work (clearing, grubbing or excavation). The placement of erosion/sedimentation controls shall be in accordance with the current City West Lake Hills Drainage and Erosion Control Manual and the approved Erosion and Sedimentation Control Plan. No erosion controls shall be placed beyond the property lines of the site unless written permission has been obtained from adjacent property owners. 3. All slopes shall be sodded or seeded with approved grass, grass mixtures, or ground cover suitable to All slopes shall be sodded or seeded with approved grass, grass mixtures, or ground cover suitable to the area and season in which they are applied. 4. Any major variation in materials or locations of controls or fences from those shown on the approved Any major variation in materials or locations of controls or fences from those shown on the approved plans will require a revision and must be approved by the Engineer. Major revisions must be approved by the City. Minor changes to be made as field revisions to the Erosion and Sedimentation Control Plan may be required by the City Inspector during the course of construction to correct control inadequacies. 5. The contractor is required to inspect the controls at weekly intervals and after any rainfall event to The contractor is required to inspect the controls at weekly intervals and after any rainfall event to ensure that they are functioning properly. The person(s) responsible for maintenance of controls and fences shall immediately make any necessary repairs to damaged areas. Silt accumulation at controls must be removed when the depth reaches six (6) inches. 6. All temporary erosion control measures shall not be removed until final inspection and approval of the All temporary erosion control measures shall not be removed until final inspection and approval of the project by the City Inspector. It shall be the responsibility of the Contractor to maintain all temporary erosion control structures and to remove each structure as approved by the City Inspector. 7. Per TPDES requirements, disturbed areas on which construction activities have ceased (temporarily or Per TPDES requirements, disturbed areas on which construction activities have ceased (temporarily or permanently) shall be stabilized within 14 days unless activity resumes within 21 days. Seeding does not constitute as stabilization. 8. Stripping of vegetation from project sites shall be phased so as to expose the minimum amount of area Stripping of vegetation from project sites shall be phased so as to expose the minimum amount of area to soil erosion for the shortest possible period of time per the Drainage and Erosion Control Design Manual Sec.7.1(l). 9. Prior to final acceptance by the City, haul roads and waterway crossings constructed for temporary Prior to final acceptance by the City, haul roads and waterway crossings constructed for temporary contractor access must be removed, accumulated sediment removed from the waterway and the area restored to the original grade and revegetated. All land clearing debris shall be disposed of in approved spoil disposal sites.

AutoCAD SHX Text_335
SEQUENCE OF CONSTRUCTION 1. Temporary erosion and sedimentation controls are to be installed as indicated on the approved Temporary erosion and sedimentation controls are to be installed as indicated on the approved site plan and in accordance with the Erosion Sedimentation Control Plan (ESC) and Stormwater Pollution Prevention Plan (SWPPP) that is required to be posted on the site. Install tree protection. 2. The Environmental Project Manager or Site Supervisor must contact the Development Services The Environmental Project Manager or Site Supervisor must contact the Development Services Department, Environmental Inspection, 72 hours prior to the scheduled date of the required on-site pre-construction meeting. 3. The Environmental Project Manager, and/or Site Supervisor, and/or Designated Responsible Party, The Environmental Project Manager, and/or Site Supervisor, and/or Designated Responsible Party, and the General Contractor will follow the Erosion Sedimentation Control Plan (ESC) and Storm Water Pollution Prevention Plan (SWPPP) posted on the site. Temporary erosion and sedimentation controls will be revised, if needed, to comply with City Inspectors' directives, and revised construction schedule relative to the erosion plan. 4. Temporary erosion and sedimentation controls will be inspected and maintained in accordance with Temporary erosion and sedimentation controls will be inspected and maintained in accordance with the Erosion Sedimentation Control Plan (ESC) and Storm Water Pollution Prevention Plan (SWPPP) posted on the site. 5. Begin site clearing/construction (or demolition) activities. Begin site clearing/construction (or demolition) activities. 6. Complete construction and start revegetation of the site and installation of landscaping. Complete construction and start revegetation of the site and installation of landscaping. 7. Upon completion of the site construction and revegetation of a project site, the design engineer Upon completion of the site construction and revegetation of a project site, the design engineer shall submit an engineer's letter of concurrence bearing the engineer's seal, signature, and date to the Development Services Department indicating that construction, including revegetation, is complete and in substantial compliance with the approved plans. After receiving this letter, a final inspection will be scheduled by the appropriate City inspector. 8. After a final inspection has been conducted by the City inspector and with approval from the City After a final inspection has been conducted by the City inspector and with approval from the City inspector, remove the temporary erosion and sedimentation controls and complete any necessary final revegetation resulting from removal of the controls.
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 1 

January 13, 2023 
 
City of Westlake Hills 
Westlake Hills, TX 78746 
Attn: Board of Adjustment 
 
RE: 800 Ox Eye Trail, Variance Request 
 
 
Board of Adjustment Members, 

 
Thank you for your time and consideration of this request before you, which is a variance request for the 
following as it relates to the property located at 800 Ox Eye Trail. Currently there sits an existing geodesic 
dome house on stilts built in 1973. The Owner’s intent is to redevelop the site via demolition of the existing 
structure and new construction of a single-family home that will abide by the prescribed side lot line setback, 
height requirements and will comply with the 25% impervious cover limit.   
 
The first variance request is to increase the allowable cut outside of the side yard building setback. This cut is 
necessary to straighten the driveway and allow vehicle access to the garage below the house. Per the 
guidance of the City of Westlake, we removed the guest parking as it was too close, within 20’ of the property 
line at the street. However, providing additional parking on site would prevent neighbors from being disturbed 
or blocked access on Ox Eye Trail.  
 
The height restrictions compiled with a steep site creates an undue hardship. The lack of available developable 
area is what led the previous owner to place the existing 2-car carport outside of the building setback. 
Without a variance approval, a redesign of the entire project would result in a street facing garage and the 
owners would have to back out onto Ox Eye Trail. Alternatives were considered, however, lowering the garage 
to the main level of the house would create a tighter turnaround and force a more aggressive and unnatural 
cut. 
 
The proposed driveway design takes advantage of the only existing narrow “flat” portion of the property, 
while also providing discreet access to the lower-level garage. Design modifications have been strategically 
made to avoid and preserve the existing protected trees on the property. This configuration allows the existing 
bluff to be restored after it is cut back from the narrow driveway, by replanting the disturbed areas with 
native species and landscape elements. The existing bluff would still exist but much taller and will reinforce 
the house’s connection to the site better. 
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This variance request is limited to the driveway only during construction and we believe it is the least invasive 
route comparative to the benefits gained. Due to the steep nature of the site and mature trees there is 
currently no access to the lower level of the house. Approval of this variance request would provide a safe 
access path to the base of the existing home structure for workers during demolition and allow heavy 
equipment to use the earth ramp without triggering a tree variance. The proposed existing bluff cut in the 
setback will further aid in gathering site drainage by catching rainwater runoff and directing the flow safely 
down the hill to a controlled area on site.  
 
In closing, we ask the Board to please consider the hardship placed on this lot and the efforts made by the design 
team to create a solution for new development on an excessive slope. We ask the Board please recognize that 
the proposed development offers improvements in compliance wherever possible. The proposed design 
ensures that its impact to existing vegetation and neighboring residences presents a relief and not a burden. 
We appreciate your consideration and help in achieving our goal of leaving this site better than it was found. 
 
Thank you for your time, I look forward to our discussion at the board meeting.  
 
 
 
 
Respectfully,  
 

 
Tisha Ritta 
Permit Partners, LLC 
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Images of Existing Carport 
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3D Imagery of Proposed Driveway cut into the Existing bluff 
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SPECIAL POWER OF ATTORNEY FORM: 

KNOW ALL PERSONS BY THIS DOCUMENT that I, Dc:\,v j\� .Mct J s ft:tv/ f 
have made, constituted and appointed----------­
to be my duly authorized representative in connection with an application dated )�,ii,a 0/ f 

J 
zoi, �

to be heard by the Building Design Committee, Zoning & Planning Commission, and City 
Council/Board of Adjustment of the City of West Lake Hills, Texas. All representations, whether 
oral or written. made by the representative in support of the request have the full force and effect 
of the applicant's approval. I do by this document constitute the above named representative as 
my true and lawful attorney-in-fact to act in my name, place and stead, to do and perfonn any act 
in connection with such application which I myself might perform or do ifl was personally present. 

Property Owner/Applicant Name Property Owner/Applicant Signature 
-rx Street Adtlress City State Zip Code 

Property Owner/ Applicant Phone Number 
This instrument was acknowledged before me on this the ___'j__ day of�. 20 �-

faa::5.it� 

Rez Lankerani
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1.  BUILDER TO VERIFY METES AND BOUNDS,

TOTAL IMPERVIOUS COVERAGE

PERCENTAGE IMPERVIOUS COVERAGE

AREA OF WALKS & DRIVES

AREA OF PADS,  WALLS, ETC.

AREA OF LOT

AREAS

AREA OF SLAB

7,513

0.8867 ACRES

19.45 %

COVERAGE  (S.F.)

2,470

174

4,530

2.  TREE LIST

7.  BUILDER

5. IMPERVIOUS COVERAGE CHART

4.  GENERAL NOTES 

LOT 4, STONEHEDGE ESTATES, BLOCK "G", A SUBDIVISION IN TRAVIS 

3.  LEGAL DESCRIPTION

BUILDING LINES AND EASEMENTS PRIOR

TO PERFORMING ANY LOT IMPROVEMENTS.

AUSTIN, TX 78701

202 NUECES ST, #1907

DAVID MAGSTADT & BILJANA BOSANAC

6.  OWNER

9.  SURVEYOR

(38,626 SQ. FT)

APPROX. AREA OF TURF OR LANDSCAPE ~1,500 (TBD)

s i t e   p l a n 1"  =  10' - 0"

Copyright © 2022, Lankerani Architecture
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8.  STRUCTURAL ENGINEER

COUNTY, TEXAS ACCORDING TO THE MAP OR PLAT RECORDED IN 

VOLUME 32, PAGE 41, PLAT RECORDS OF TRAVIS COUNTY, TEXAS.

GOSSETT AND COMPANY, LLC

10.  SEPTIC ENGINEER

A1.1D
A1.1N

A1.2D
A1.2N

A2.1
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9-0 X 8-0 O.H. GARAGE DOOR
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2.  ABBREVIATIONS:
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3.  LEGEND

2 x 4 WALL
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MECH/STOR 60

V.W.O. - VERIFY WITH OWNER
V.W.B. - VERIFY WITH BUILDER
V.W.A. - VERIFY WITH ARCHITECT
S.R.O. - SHEET ROCK OPENING
RND - ROUND 
OPT - OPTIONAL
MTL - METAL
MFCTR. - MANUFACTURER
MAS - MASONRY

WM - WALL MOUNT FAUCET OR TOILET
HB - HOSE BIB
FD - FURR DOWN
ELL. - ELLIPTICAL
COL - COLUMN
C.O. - CASED OPENING
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R.A.G. - RETURN AIR GRILL
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TEMP - TEMPERED GLASS
GL. - GLASS

S. TILE - STONE TILE
HDWD - HARDWOOD V.W.L.A. - VERIFY WITH LAND. ARCH.

V.W.I.D. - VERIFY WITH INT. DESIGNER

5.  REVISIONS
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2.  ABBREVIATIONS:
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FD. - FURR DOWN
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SDL. - SIMULATED DIVIDED LIGHT
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V.W.L.D. - VERIFY WITH LIGHTING DESIGNER

1.  GENERAL NOTES:

1. PLANS THAT ARE NOT SIGNED AND SEALED BY REZA LANKERANI,

ARCHITECT ARE TO BE CONSIDERED PRELIMINARY.

2. THE WORKING DRAWINGS IN THIS SET MAY NOT ADDRESS ALL THE

REQUIREMENTS IN THE BUILDING CODES.  IT IS THE CONTRACTORS

RESPONSIBILITY TO KNOW THE CODES AND THAT CONSTRUCTION

COMPLY WITH THE LATEST VERSION OF THE BUILDING CODES AS ADOPTED

BY THE JURISDICTION HAVING AUTHORITY OVER THIS PROJECT.  THE

CONTRACTOR SHALL PERFORM THE WORK IN ACCORDANCE WITH ALL

APPLICABLE LOCAL GOVERNMENT CODES AND SHALL CONFORM TO THE

APPLICABLE BUILDING AND PERFORMANCE STANDARDS PROTECTED BY THE

DECEPTIVE TRADE PRACTICES ACT OF TEXAS, THE RESIDENTIAL

CONSTRUCTION LIABILITY ACT OF TEXAS, OR ANY SUCCESSOR THERETO.

5. REFER TO NOTE, DIMENSION AND ENGINEERING PLANS TO FRAME OR TO

PROVIDE ENGINEERED TRUSSES.
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3.  LEGEND

PLATE

HEADER

FINISHED FLOOR

BRICK LINE

FINISHED GRADE (GROUND)

MASONRY VENEER

STUCCO VENEER

CONCRETE

EXISTING GRADE (GROUND)

2.    s o u t h   e l e v a t i o n  

1.    w e s t   e l e v a t i o n  

2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)

CSMT
8-1 HDR

HINGED SIDE

P.G. - PAINT GRADE

V.W.E. - VERIFY WITH ENGINEER (STRUCTURAL)
V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER
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3.  LEGEND

PLATE

HEADER

FINISHED FLOOR

BRICK LINE

FINISHED GRADE (GROUND)

MASONRY VENEER

STUCCO VENEER

CONCRETE

EXISTING GRADE (GROUND)

2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)

CSMT
8-1 HDR

HINGED SIDE

P.G. - PAINT GRADE

V.W.E. - VERIFY WITH ENGINEER (STRUCTURAL)
V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER
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"
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"
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9'
-1

"

18" FLOOR TRUSS

10'-1" PLATE

10'-1" PLATE

12'-1" PLATE

18" FLOOR TRUSS

3'
-0

"

30' BUILDING HT,

< 25% SLOPE
NAT GRADE

32' BUILDING HT,

> 25% SLOPE
NAT GRADE

3'
-6

"

TOP OF FOUNDATION
GARAGE FLOOR- 685.42

TOP OF SUBFLOOR

SECOND FLOOR- 707.77

TOP OF FOUNDATION

THIRD FLOOR- 682.42

TOP OF FOUNDATION

FIRST FLOOR- 696.09

LIVING

(3) 3-4 X 12-0 FXD

(3) 3-4 X 4-0 FXD
16-2 HDR

MEDIA

PARTIAL, RE: 1/A2.3

OFFICE

(4) 3-5 X 10-0 FXD
10-1 HDR

CASITA BDRM

2-10 X 3-0 FXD

2-10 X 5-6 CSMT
8-7 HDR

S BATH

2-6 X 10-0 FXD

10-1 HDR

STUCCO

STUCCOSTONE
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13
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"
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'-9
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"
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"
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"
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"
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"

10
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"
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CANTILEVER CONCRETE
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COVER, TYP
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CATCH BASIN

8' POOL DEPTH, VWO
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2 / A
-2.3

2 / A
-2.4
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"
10
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"
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"
10
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"
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10'-1" PLATE
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9'-1" PLATE

18" FLOOR TRUSS
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TOP OF SUBFLOOR

SECOND FLOOR- 707.77

TOP OF FOUNDATION

FIRST FLOOR- 696.09

C. BATH

1-6 X 10-0 FXD
10-1 HDR

C. LIVING

(3) 5-3 X 1-6 FXD
10-1 HDR

KITCHENETTE

2-6 X 10-0 FXD
10-1 HDR

FOYER

4-0 X 10-0 FXD
10-1 HDR

POWDER

4-4 X 8-0 FXD (FROSTED)
4-4 X 1-10 FXD

10-1 HDR

WC

1-6 X 10-0 FXD
10-1 HDR

FOYER

2-8 X 10-0 FXD
10-1 HDR

LOFT

4-0 X 11-1 FXD

10-1 HDR

LOFT

2-8 X 10-1 FXD

9-1 HDR

LOFT

4-0 X 11-1 FXD

10-1 HDR

HALL 2

8-6 X 9-0 FXD

9-1 HDR

BDRM 3

2-10 X 9-0 FXD

9-1 HDR

STUCCO
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STONE

STONE

WD SIDING
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GLASS RAIL, TYP

PARAPET SCREED,

TYP

PARAPET SCREED, TYP
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'-6
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-1
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2.    e a s t - w e s t    s e c t i o n  

1.    n o r t h - s o u t h   s e c t i o n  
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3.  LEGEND

PLATE

HEADER

FINISHED FLOOR

BRICK LINE

FINISHED GRADE (GROUND)

MASONRY VENEER

STUCCO VENEER

CONCRETE

EXISTING GRADE (GROUND)

2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)

CSMT
8-1 HDR

HINGED SIDE

P.G. - PAINT GRADE

V.W.E. - VERIFY WITH ENGINEER (STRUCTURAL)
V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER
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"

TOP OF SUBFLOOR
SECOND FLOOR- 707.77
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2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

3.  LEGEND

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)
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P.G. - PAINT GRADE
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V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER
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D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER
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3.  LEGEND

PLATE

HEADER

FINISHED FLOOR

BRICK LINE

FINISHED GRADE (GROUND)

MASONRY VENEER

STUCCO VENEER

CONCRETE

EXISTING GRADE (GROUND)

2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)
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8-1 HDR

HINGED SIDE

P.G. - PAINT GRADE

V.W.E. - VERIFY WITH ENGINEER (STRUCTURAL)
V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER
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3.  LEGEND

PLATE

HEADER

FINISHED FLOOR

BRICK LINE

FINISHED GRADE (GROUND)

MASONRY VENEER

STUCCO VENEER

CONCRETE

EXISTING GRADE (GROUND)

2.  ABBREVIATIONS:

1.  GENERAL NOTES:

1. WINDOW SIZES:    3'X5' = 3'-0" OVERALL FRAME X 5'-0"
OVERALL FRAME, V.W.M.

8'-1" HDR. =  BOTTOM OF HEADER @ 8'-1"

2. EX.   OPERABLE CASEMENT WINDOW OR AWNING

WINDOW.

CSMT. - CASEMENT 

FXD. - FIXED 
HDR. - HEADER

MAS. - MASONRY

D.H. - DOUBLE HUNG

AWN. - AWNING 

MISC.

WDW. - WINDOW
WD. - WOOD

OPT - OPTIONAL

COL. - COLUMN

MFCTR. - MANUFACTURER

V.W.B. - VERIFY WITH BUILDER
V.W.O. - VERIFY WITH OWNER

MTL. - METAL

V.W.A. - VERIFY WITH ARCHITECT

HDWD. - HARDWOOD

A.F.F. - ABOVE FINISHED FLOOR 

A.M.C. - ALUMINUM MULL COVER 

D.S. - DOWNSPOUT

(BY WINDOW MANUFACTURER)

CSMT
8-1 HDR

HINGED SIDE

P.G. - PAINT GRADE

V.W.E. - VERIFY WITH ENGINEER (STRUCTURAL)
V.W.M.E. - VERIFY WITH MECHANICAL ENGINEER
V.W.I.D. - VERIFY WITH INTERIOR DESIGNER
V.W.L.D. - VERIFY WITH LIGHTING DESIGNER

2.    n o r t h - s o u t h    s e c t i o n  

1.    n o r t h - s o u t h   s e c t i o n  

1'
-6

"
10

'-1
"

1'
-6

"
10

'-1
"

9'
-1

"

18" FLOOR TRUSS

10'-1" PLATE

10'-1" PLATE

12'-1" PLATE

18" FLOOR TRUSS

3'
-0

"

TOP OF FOUNDATION
GARAGE FLOOR- 685.42

TOP OF SUBFLOOR
SECOND FLOOR- 707.77

TOP OF FOUNDATION

THIRD FLOOR- 682.42

TOP OF FOUNDATION

FIRST FLOOR- 696.09

BATH 4
1-6 X 8-4 FXD

(FROSTED)
8-7 HDR

LOFT

FOYER LIVING KITCHEN

MEDIABAR

HALL 3

12
0.25

12
0.25

12
0.25

LOFT
2-0 X 11-1 FXD

10-1 HDR
AFF 2ND FLR

FOYER

2-0 X 10-0 FXD

10-1 HDR

3'
-6

"

2 / A
-2.3

2 / A
-2.4

3'
-6

"

TOP OF SUBFLOOR
SECOND FLOOR- 707.77

TOP OF FOUNDATION
THIRD FLOOR- 682.42

TOP OF FOUNDATION

FIRST FLOOR- 696.09

18" FLOOR TRUSS

10'-1" PLATE

10'-1" PLATE

12'-1" PLATE

18" FLOOR TRUSS

12
0.25

DINING

HALL 3

9'-1" PLATE

1'
-6

"
10

'-1
"

1'
-6

"
8'

-7
"

9'
-1

"
3'

-0
"

TOP OF FOUNDATION

GARAGE FLOOR- 685.42

SPA, VERIFY DEPTH &

DESIGN W/ POOL BLDR

MEDIA

(3) 3-4 X 10-4 FXD

12-1 HDR

HALL 3
2-6 X 9-0 FXD

9-1 HDR, AFF HALL 3

STUCCO

STUCCO

STONE

GLASS RAIL, TYP

FOYER
2-0 X 10-0 FXD

10-1 HDR

11
'-9

"

10
'-9

"

14
'-0

"

6'
-3

"

12
'-0

"

10
'-0

"

13
'-6

"

CANTILEVER CONCRETE

MTL MULL

COVER, TYP

MTL MULL

COVER, TYP

9'
-1

"

10
'-9

"

11
'-9

"

MTL MULL

COVER, TYP

PIVOT GATE

BRZ WAY

BATH 4

2 / A
-2.3

2 / A
-2.4

9'
-1

"

FRENCH DRAIN, TYP

FRENCH DRAIN, TYP

M

B

P

2-3

1-16

2-14

1-4 D

1-5

3-4

3-3

M

B1-4 1-1

2-3

1-21-3

P

3-4 3-3

EXPOSED
STL BM, VWE

MULL

COVER,
TYP

12
0.25

GLASS RAIL

GLASS RAIL

LIVING

(3) 3-4 X 12-0 FXD

(3) 3-4 X 4-0 FXD
16-2 HDR

2
/A

3
.1

1
/A

3
.1

4
/A

3
.1

EJ

2/A3.2

2
/A

3
.4

FOYER
5-6 X 10-0 FXD

10-1 HDR

FOYER
4-0 X 10-0 FXD

10-1 HDR

KITCHEN
1-10 X 6-0 FXD

9-1 HDR

3.    p a r t i a l   e l e v a t i o n 

TOP OF SUBFLOOR
SECOND FLOOR- 707.77

TOP OF FOUNDATION

FIRST FLOOR- 696.09

10
'-1

"
1'

-6
"

10
'-1

"

STUCCO

10
'-9

"

14
'-0

"

10
'-6

"

12
0.25

SKYLIGHT

EJ

12
0.25

HALL 2

3-5 X 9-0 FXD

9-1 HDR

EXPOSED

STL BM, VWE

MULL

COVER

10
'-3

"

1" REGLET, PNTD

LUEDER STEPS &
COPING

FLOAT WD

DECK O/
COPING PLANTER
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GARAGE
2  x 12 FASCIA W/ 20-GAUGE MTL CLADDING (TYP.)

STONE VENEER

STONE VENEER

STL LINTEL, VWE

ZINC OR LEAD COATED COPPER HEAD FLASHING

GARAGE DOOR

WEEPS

12 RE: A1.3R

FOR SLOPE
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GARAGE

06. garage door header 1 1/2" = 1'-0"

FLUSH MOUNT W/ VERTICAL WD CLADDING

FLUSH MOUNT GARAGE DOOR
W/ VERTICAL CLAD SIDING

04. low-slope roof 1 1/2" = 1'-0"

18" FLOOR TRUSS, V.W.E.

DENSGLASS SHEATHING,
PLASTER SOFFIT

ENG HDR, VWE

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

VERTICAL WD SIDING

RAINSCREEN

07. garage door header 1 1/2" = 1'-0"

W-BEAM, RE: ENG DWGS

2 X  BLOCKING

PRESSURE TREATED WOOD SILL

WITH ANCHOR BOLTS

5/8" GYP. WALL BD.

CONT. BASE FLASHING EXTEND 18" UP WALL MIN.

12" MIN
16" MAX

FINISHED GRADE

SLOPED AWAY FROM BLDG

STEEL REBAR, V.W.E.

CONCRETE SLAB
RE: ENG. DRAWINGS

FINISHED FLOOR AS SPECIFIED

BASE TRIM AS SPECIFIED, 4"

2x FRAMING

WEEP HOLES @ 24" O.C.

INSULATION

STONE VENEER

MASONRY TIES (TYP.)

2x CLG. JOIST @ 16" O.C.

5/8" GYP. WALL BD.

MOISTURE BARRIER

03. typical wall section

1 1/2" = 1'-0"

1 1/2" = 1'-0"

AIR SPACE

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

@ STONE VENEER

'MORTAR NET' CONTINUOUS @ BASE

SLOPE

2X ROOF RAFTER

5/8'' ROOF DECK

2x FRAMING

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

3
4'' 3-COAT STUCCO

FINISHED GRADE

PRESSURE TREATED WD.
SILL WITH ANCHOR BOLTS

CONCRETE SLAB PER
STRUCTURAL ENG.

STEEL REBAR, V.W.E.

2X6 FRAMING, STUDS @ 16" O.C.

3/4" STUCCO

CONT. BASE FLASHING EXTEND 18" UP WALL MIN.

WEEP SCREED

SEAL BOTTOM EDGE OF SHEATHING

SILL SEALING GASKET

08. typical wall section 1 1/2" = 1'-0"

@ STUCCO

12" MIN

16" MAX

BASE TRIM AS SPECIFIED, 4"

01. parapet - stucco

TPO COMPATIBLE
COVER BOARD

1" RIGID FOAM ISO PANEL

TPO MEMBRANE, VERIFY W/ MFR

FOR ASSEMBLY

INSULATION, RE: SPECS

STUCCO RAINSCREEN

RE: A/1.3R

FOR SLOPE

12 ICE & WATER MEMBRANE FLASHING

TEKTRIM PARAPET SCREED

MTL PARAPET FLASHING

1 1/2" = 1'-0"

SLOPE

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

02. parapet - stone

ICE & WATER MEMBRANE FLASHING

TEKTRIM PARAPET SCREED, EXTENDED FOR STONE

PLYWOOD SHIM TO MATCH RAINSCREEN THICKNESS

3"

21
4"

2x FRAMING

STONE VENEER

MASONRY TIES (TYP.)

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

INSULATION, RE: SPECS

AIR SPACE

TPO MEMBRANE STRIP O/ TPO PRIMED METAL ROOF

FLASHING

UNDERLAYMENT MEMBRANE

TPO MEMBRANE ROOF, VERIFY W/ MFR

FOR ASSEMBLY

5/8" ROOF DECK

METAL DRIP EDGE, PNTD TO MATCH FASCIA

2 X BLOCKING

TS BEAM, VWE

05. porch canopy roof 1 1/2" = 1'-0"

2 x 12 FASCIA W/ MTL CLADDING

1x6 W.R. CEDAR SOFFIT, FIRE-RETARDANT
TREATED, RE: PLANS FOR LOCATIONS

RE: A/1.3R
FOR SLOPE

12

EXPOSED TS BEAM, VWE, PNTD

2 x NAILER W/ MTL CLADDING

TS BEAM, VWE

STEEL WINDOW UNIT, V.W.M.

MTL CLADDING

CONTINUOUS SEALANT (TYP.)

INTERIOR EXTERIOR

AIR/VAPOR BARRIER

2x FRAMING

TPO MEMBRANE, VERIFY W/ MFR

FOR ASSEMBLY, MIN 14"/FT TO DRAIN

2x RAFTER

1
2'' SHEATHING, 'ZIP' WALL SYSTEM

3
4'' 3-COAT STUCCO

CASING BEAD

SEALANT, TPO MEMBRANE FLASHING STRIP
TO TPO COATED METAL DRIP EDGE AND

ROOFING MEMBRANE

TAPERED POLYISOCYANURATE INSULATION TAPERED POLYISOCYANURATE INSULATION

TPO MEMBRANE STRIP O/ TPO PRIMED METAL ROOF

FLASHING, PNTD TO MATCH STUCCO

18" FLOOR TRUSS, V.W.E.

RE: A/1.3R

FOR WALL

TERMINATION

HEAD FLASHING

DO NOT CAULK

INTERIOR BRAKE MTL
HEADER AND JAMB TRIM

3
16" GAP

12

2X ROOF RAFTER

5/8'' ROOF DECK

TPO COMPATIBLE
COVER BOARD

1" RIGID FOAM ISO PANEL

TPO MEMBRANE, VERIFY W/ MFR

FOR ASSEMBLY

MTL PARAPET FLASHING
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MATERIALMODELNUMBERPRODUCTTRADENAME

2/A2.2

SINK

W/ DISP.DW
48" RANGE W/

DN DRAFT VENT

GAS

48
" 

R
EF

R
IG

H20

Copyright © 2022, Lankerani Architecture
Drawn By:  RL

f i r s t   f l o o r   e l e c t r i c a l   p l a n

2.  LEGEND

1.  GENERAL NOTES

DB

CB

SMOKE (SD),

CARBON MONOXIDE (CM),

AND/OR HEAT DETECTOR (HD)
SD/CM

CEILING RECEPTACLE, DUPLEX

DUPLEX RECEPTACLE (120 VOLT)

220V OUTLET
220V

TELEPHONE OUTLET

ENTERTAINMENT

(CAT5, ETHERNET, COAX)

DOORBELL

CIRCUIT BREAKER

AIR SWITCH (FOR DISPOSAL)

HVAC 
THERMOSTAT

CHIME
CHIME  

SINGLE POLE SWITCH

4-WAY SWITCH

DIMMER SWITCH

RHEOSTAT SWITCH

JAMB SWITCH

RECESSED OR SURFACE
FLUORESCENT FIXTURE

CEILING FAN

CEILING FAN

w/ LIGHT KIT

4" RECESSED CAN

REFER TO PLAN FOR OTHER SIZES

4" RECESSED DIRECTIONAL CAN

REFER TO PLAN FOR OTHER SIZES

DECORATIVE FIXTURE (DF)

CHANDELIER (C)
PENDANT (P)

SCONCE/

WALL MOUNTED FIXTURE

SURFACE MOUNTED FIXTURE

J JUNCTION BOX

WL

EXHAUST VENT

UNDER (UCL) OR
ABOVE (ACL) CABINET

STRIP LIGHT

FLOOD LIGHT

HOODED, DIRECTIONAL

COVE LIGHT

SEC. PANEL
SECURITY PANEL

60" A.F.F.

4" RECESSED CAN FOR LOCATIONS

WITH SLOPED CEILINGS

REFER TO PLAN FOR OTHER SIZESSL

4" RECESSED CAN FOR WET LISTED

LOCATIONS
REFER TO PLAN FOR OTHER SIZES

DF
C

DUPLEX RECEPTACLE,
WEATHERPROOFWP

GROUND FAULT RECEPTACLE
GFI

SWITCHED RECEPTACLE

DOUBLE DUPLEX RECEPTACLE

FLOOR RECEPTACLE, DUPLEX

AS

3-WAY SWITCH

OCCUPANCY SENSOR SWITCH

OS

HALF HOT RECEPTACLE

T

STEP LIGHT
UP LGT.
IN FLR.

UPLIGHTING IN THE FLOOR

FP

METER
METER

HOMEWORKSH

1. PLANS THAT ARE NOT SIGNED AND SEALED BY REZA LANKERANI, ARCHITECT ARE
TO BE CONSIDERED PRELIMINARY.

2. ALL LIGHTING AND SWITCH FIXTURES AND CONTROLS WILL BE PROVIDED BY LIGHTING
CONSULTANT.

3. ALL ELECTRICAL OUTLETS MOUNTED ABOVE A COUNTERTOP TO BE LOCATED 2" ABOVE
COUNTERTOP HEIGHT TO BOTTOM OF OUTLET COVER.

4.  VERIFY ALL FLOOR OUTLET LOCATIONS WITH OWNER OR LIGHTING CONSULTANT.

5. VERIFY ELECTRICAL REQUIREMENTS WITH SPECIFICATIONS.

6. CONFIRM ELECTRICAL REQUIREMENTS FOR FIREPLACE WITH BUILDER/MANUFACTURER.

7. ADD BLOCKING FOR  FAN LOCATIONS; VERIFY WITH OWNER OR LIGHTING CONSULTANT.

A5.1

AUG 3, 2022
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RECESSED OR PENDANT

LED FIXTURE

FI
R

ST
 F

LO
O

R

EL
EC

T
R

IC
 P

LA
N

0'0'

1 / 4"  =  1' - 0"

5' 10' 20' 30'

SI
N

K

W
/ 

D
IS

P.

36
" 

R
EF

R
IG

H20

30
" 

R
A

N
G

E 
W

/

V
EN

T
H

O
O

D

30
" 

M
/O

M
IC

R
O

 D
W

R

36" GAS GRILL

GAS

SI
N

K

W
SH

R
D

R
Y

ER

G
A

S

UNIT 3

UNIT 1

B
EV

SIN
K

2/A2.1

1/A
2.2

1/A
2.1

A-2.3

2

A
-2.3

1

A
-2.4

1

A
-2.5

1

A
-2.5

2

A-2.4

2

A
-2.6

1

A
-2.6

2

HB

T
W

H
 #

1&
2,

 G
A

S

HB

HB

FP, VWO

J

J TO DRIVE LIGHTS

LANDSCAPEJ

WP/GFI

WP/GFI

SOFFIT

WP/GFI

SD/HD/CM

SD/HD/CM

W
P/G

FI

W
P/G

FI

CLG. PLUG FOR

GAR. DR. OPNR.

GFI

C
A

R
 C

H
A

R
G

E

W
P/G

FI
60" SPR

IN
K

LER

W
P/G

FI

WP/GFIWP/GFI

22
O

 V

22O V
WP/GFI

60" ±

V
ER

IFY
W

/ID

FP, VWO

DRIVEWAY

SAUNA S BATH

CASITA LIVING

MECH

BATH 1

CLO 1 LIVING

DINING

KITCHEN

POOL

GARAGE 1

OUT LIVING

PORCH

B NOOK

BRZ WAY

C BATH

CASITA BDRM

WC

FOYER

KITCHENETTE

DECK

PWDR

GUEST PARKING

BALCONY

BDRM 1

MUD 

LAUNDRY

SHOWER

BALCONY

SPA ROOM

WALKWAY

44"GFI

44"GFI

44"GFI

J

J

J

J

TRASH

CT CT

FP, VWO

FP, VWO

44"GFI

44"GFI
44"GFI 44"GFI

CT
44"GFI

44"GFI

44"GFI

44"GFI

FP, VWO

44"GFI, UC

60" ±
V

ER
IFY

W
/ID

FP, VWO

FP, VWO

44"GFI44"GFI

LANDSCAPE J

AS

GFI

SD

SD

SD

SD

LED RECESSED CLG

TO LIGHT
ABOVE

TO TIMER

SWITCH

LE
D

 M
IR

VENT

LE
D

 U
C

LE
D

 R
EC

ES
SE

D
 C

LG

U
C

L

U
C

L

LE
D

 R
EC

ES
SE

D
 C

LG

VENT

90"

LED MIR
LED UC

DF

22O
 V

NICHE LED

WL
VENT

DB

CHIME  

LE
D

 S
T

EP
S

LE
D

 S
T

EP
S

DF, VWID

DF(5),
VWID

U
C

L

DF, VWID

VL

WLLE
D

 N
IC

H
E

LED, BACKLIGHT WALL

SEC.
PANEL

T

METER

CB

WLWL
WL WL WL WL WL WL

WL

WL

WL WL WL

A
-2.5

3

U
C

L
U

C
U

C

UNDER CABINET
UC

ON COUNTERTOP
CT

FP, VWO

FP, VWO

LED RECESSED CLG

LE
D

 M
IR

LE
D

 U
C

44"GFI, UC

44"GFI, UC

LED UNDER RAIL

LE
D

 U
N

D
ER

 R
A

IL

LED UNDER RAIL

TO TIMER
SWITCH

TO TIMER

SWITCH

A
-2.6

3
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2.  LEGEND

1.  GENERAL NOTES

s e c o n d   f l o o r   e l e c t r i c a l   p l a n

DB

CB

SMOKE (SD),

CARBON MONOXIDE (CM),

AND/OR HEAT DETECTOR (HD)
SD/CM

CEILING RECEPTACLE, DUPLEX

DUPLEX RECEPTACLE (120 VOLT)

220V OUTLET
220V

TELEPHONE OUTLET

ENTERTAINMENT
(CAT5, ETHERNET, COAX)

DOORBELL

CIRCUIT BREAKER

AIR SWITCH (FOR DISPOSAL)

HVAC 
THERMOSTAT

CHIME
CHIME  

SINGLE POLE SWITCH

4-WAY SWITCH

DIMMER SWITCH

RHEOSTAT SWITCH

JAMB SWITCH

RECESSED OR SURFACE
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CEILING FAN
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REFER TO PLAN FOR OTHER SIZES

4" RECESSED DIRECTIONAL CAN

REFER TO PLAN FOR OTHER SIZES
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PENDANT (P)

SCONCE/
WALL MOUNTED FIXTURE

SURFACE MOUNTED FIXTURE

J JUNCTION BOX
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COVE LIGHT
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WEATHERPROOFWP

GROUND FAULT RECEPTACLE
GFI

SWITCHED RECEPTACLE

DOUBLE DUPLEX RECEPTACLE

FLOOR RECEPTACLE, DUPLEX
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3-WAY SWITCH

OCCUPANCY SENSOR SWITCH

OS

HALF HOT RECEPTACLE

T

STEP LIGHT
UP LGT.
IN FLR.

UPLIGHTING IN THE FLOOR

FP

METER
METER

HOMEWORKSH

1. PLANS THAT ARE NOT SIGNED AND SEALED BY REZA LANKERANI, ARCHITECT ARE
TO BE CONSIDERED PRELIMINARY.

2. ALL LIGHTING AND SWITCH FIXTURES AND CONTROLS WILL BE PROVIDED BY LIGHTING
CONSULTANT.

3. ALL ELECTRICAL OUTLETS MOUNTED ABOVE A COUNTERTOP TO BE LOCATED 2" ABOVE
COUNTERTOP HEIGHT TO BOTTOM OF OUTLET COVER.

4.  VERIFY ALL FLOOR OUTLET LOCATIONS WITH OWNER OR LIGHTING CONSULTANT.

5. VERIFY ELECTRICAL REQUIREMENTS WITH SPECIFICATIONS.

6. CONFIRM ELECTRICAL REQUIREMENTS FOR FIREPLACE WITH BUILDER/MANUFACTURER.

7. ADD BLOCKING FOR  FAN LOCATIONS; VERIFY WITH OWNER OR LIGHTING CONSULTANT.
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City of West Lake Hills  
Board of Adjustment 

AGENDA REPORT 
 

Page 1   
 

 

Recommendation 
Staff recommends approval of the proposed variance as the request allows for the safest access to the 
properties for students, faculty, and families.  
 
Zoning and Planning Commission voted to recommend approval unanimously (5-0).  
 
The Board of Adjustment shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the 

difficulty or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 
Discussion 

Meeting Date: March 8, 2023  Item Number: 6 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 
Exhibits: See Attached  Source of Funds: N/A 
     

Subject 
4015 Bee Cave Road: Discuss and consider action on a variance request for a building setback encroachment 
for a wooden pedestrian bridge (Section 22.03.281 of the West Lake Hills Code).  Applicant Chris Seebach with 
Trinity Episcopal School.  
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Property Information, Zoning & Site Characteristics:  
Owner: Trinity Episcopal School (F0 Properties LLC) 
Legal Description: Lot 1 Evans Charles Confirming Plat 
Lot Size:  2.3090 acres (100,580.00 square feet) 
Zoning: B1 – Business 1 
 
The site is surrounded by non-residential uses. Schools on two sides, offices on the other two sides.   
 
Background & Analysis:  
The applicant is seeking a variance to allow a wooden pedestrian bridge to be constructed from the existing 
trinity to construct a second story addition to an existing nonconforming residence. The bridge runs across two 
properties owned by Trinity Episcopal School and will allow safe pedestrian passage between the two 
properties without crossing a creek or having to walk along Camp Craft Road.  
 
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
The hardship that not having a walkway which joins both properties is an unsafe, often hazardous route 
for students/parents/faculty and staff walking to and from both campuses. Without the walkway, our 
community must walk through our main campus' busy parking lot, out to Campcraft Rd during heavy 
traffic times, and through our busy pre-school parking lot, then walk back the same way they came.. 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
Due to the needed height of the elevated walkway, posts will be used for structural support, which 
minimizes the disruption of the existing terrain. 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
One of the other alternatives that we've considered involves extending a walkway along the North side 
of the parking lot, but that still brings our community out to the right of way adjacent to Campcraft Rd, 
with very heavy traffic patterns. Having children walking along that right of way, is still an unsafe 
measure to get our community to and from either campus. 

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
An elevated walkway would be the safest direct route for students/parents/faculty & staff all the while 
keeping our community out of the right of way. 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
Both properties are owned and operated by Trinity Episcopal School. The variance would not affect any 
other adjoining properties. 

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
The elevated walkway would only affect both of our properties, currently owned by Trinity Episcopal 
School. There are no other adjoining properties that this would affect. 
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Outdoor Lighting 
Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the 
City’s Code.    
Compliance with Adopted Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
There is no change to the subdivision proposed with this application.  
Comprehensive Planning Analysis 
The existing and future land use is in conformance with the City of West Lake Hills Master Plan.  
 
Links to Relevant Code: 
 

• Sec. 22.03.281                Schedule of Regulations  
• Section 38.05.031          Variances 
• Section 22.03.511          Criteria and process required for granting variance 

 
 
Zoning: 
 

l  
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https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20000405
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Aerial: 
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New Elevated Wood Walkway
(6' Wide x 90' Long)

Added Impervious Cover Calculation:
   Elevated Wood Walkway (6' x 90' x 50%) = 270 sf
   Footings (1 sf/each x 21) = 21 sf
   Total = 291 sf Impervious Cover
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SCALE: 1/4" = 1'-0"

ELEVATED WALKWAY FRAMING PLAN
1

SCALE: 3/4" = 1'-0"

TYPICAL SECTION THROUGH WALKWAY
2

SCALE: 3/4" = 1'-0"

TYPICAL SECTION ALONG EDGE OF WALKWAY
3

SCALE: 3/4" = 1'-0"

Detail 3
4SCALE: 3/4" = 1'-0"

SECTION
5SCALE: 3/4" = 1'-0"

SECTION
6

NOTE:

ALL WOOD FRAMING & DECKING SHALL BE 

PRESSURE TREATED WITH A WOOD PRESERVATIVE

GENERAL NOTES

1. If an inconsistency exists between specifications, plans, details, and these General Notes,

the most stringent requirement shall govern.  Specific detail drawings take precedence

over general notes and typical details.

2. These drawings represent the design intent for the finished structure.  It is the

Contractor's responsibility to determine means and methods of construction and to

provide all measures necessary to protect the structure during construction.  The design

and provision of all temporary supports required for the execution of the Contract, such

as excavation retention, guys, braces, shores, re-shores, falsework, supports and anchors

are not included in these drawings and shall be the responsibility of the Contractor.

Temporary supports shall not result in overstress or damage to the structure.  Shoring

drawings and calculations shall be sealed by a registered professional engineer and

submitted to Architect and Engineer for review.

BUILDING CODES & REFERENCES STANDARDS

1. All work shall be performed in accordance with the applicable sections of the governing

building code, all local amendments, and all referenced standards listed below.

2. Building Code: International Building Code (IBC) 2015 Edition, as adopted and amended

by City of West Lake Hills, Texas.

SUBSTITUTION

1 All requests for substitutions of materials or details shown in the contract documents

shall be submitted for approval during the bidding period.  Once bids are accepted,

proposed substitutions will be considered only when they are officially submitted with

an identified savings to be deducted from the contract.

DESIGN LOADS

1. Live Loads

a. Walkways and Elevated Platforms (other than exitways) 60 psf

2. Dead Loads include the self weight of the structural elements and the

following superimposed loads

a. Wood Decking 3.5 psf

3. Wind Lateral Load on Structural Frame is based on the following:

a. Ultimate Design Wind Speed, Vult (3-sec. gust) 115 mph

b. Nominal Design Wind Speed, Vasd (3-sec gust) 90 mph

b. Risk Category II

c. Wind Exposure B

4. Ground Snow Loat 5 psf

5. Earthquake Loads

a. Seismic Lateral Load on Structural Frame is based on the following:

b. Seismic Importance Factor 1.0

c. Seismic Occupancy Category II

d. Mapped Spectral Response Accelerations S/S = 0.063g

S/1= 0.033g

e. Site Class B

f. Spectral Response Coefficients S/DS = 0.042g

S/D1= 0.022g

g. Seismic Design Category A

CAST-IN-PLACE CONCRETE

1. Cast in place concrete shall meet the following requirements:

Type

28- Day

Strength Aggr. Type

Aggr.

Max. Size

Max. W/C

Ratio Use

A 3,000 psi Pea Gravel 3/8" 0.55 Footings

EXPANSION ANCHORS

1. Expansion anchors shall only be used where specified on the drawings.  The contractor

shall obtain approval from the engineer of record prior to using the anchors for

missing or misplaced cast-in-place anchors.

2. Unless otherwise noted, size and depth of the expansion anchors specified in the

drawings are based on the Hilti Fastening System products - Hilti Kwik Bolt TZ.

3. Substitution of expansion anchor products with similar capacities shall be submitted to

the engineer of record for approval.

4. Expansion anchors of the size and embedment shown on the Drawings shall be

installed in accordance with the Contract Documents, the manufacturer's

recommendations, and the manufacturer's current ICBO report for the anchor.  If

conflicts exist between these referenced documents, the most stringent requirements

shall govern.

5. The Contractor shall locate all existing reinforcing steel and other embedded items

contained in the concrete using non-destructive methods and shall position anchor

locations to avoid conflicts with existing embedded items.  Anchor locations can be

adjusted by a maximum of 1 ½" from detailed locations to avoid conflicts, unless noted

otherwise.

6. Based on field verified locations of reinforcing steel and embedded items, the

Contractor shall create templates for each anchor group.  Submit template dimensions

for review prior to fabrication of connection plates.

7. Holes for anchors shall be drilled in a continuous operation using the bit type and size

recommended by the anchor manufacturer.  Holes shall be drilled perpendicular to the

concrete surface and shall not be enlarged or redirected at any point along its length.

All debris shall be blown out of the holes with compressed air after drilling.

8. All abandoned holes shall be filled with non-shrink grout.

9. Holes in connection plates shall be no more than 1/16" larger than the anchor

diameter.  If larger holes are required for erection purposes, Contractor shall provide

1/4" x 3" x 3" plate washers sufficiently welded to the connection plate to transfer the

specified load.

10. Installation of expansion anchors shall be continuously inspected by the testing agency

to ensure that holes are of specified size, and that bolts are properly installed including

application of minimum installation torques.

WOOD FRAMING

1. Reference Standards:

 a.IBC Chapter 23 “WOOD”

 b.NDS 2005 NaQonal Design SpecificaQon for Wood ConstrucQon

2. All sawn lumber and pre-manufactured wood products shall be identified by the grade

mark or a certificate of inspection issued by the certifying agency.

3. Unless otherwise noted, all structural framing lumber shall be clearly marked No. 2

Southern Yellow Pine, except that non-loadbearing interior walls may be stud grade

Southern Yellow Pine.

4. Timber Connectors be Simpson Strong-tie as specified in the latest catalog.  Connectors

by other manufacturers may be substituted provided such connectors have the current

ICC approval for equal or greater load capacities and is submitted for approval by the

engineer of record.  Connectors shall be installed per the manufacturer’s directions.

a. Where straps are used as tie-downs, nail straps to wood just prior to drywall

applications, as late as possible in the framing to allow wood shrinkage and allow the

building to settle.  This will minimize strap buckling and potential finish damage.

b. Where connectors are used in exposed or exterior applications, and when

connectors are in contact with preservative treated (PT) lumber,  connectors are to be

hot dipped galvanized (HDG), mechanically galvanized (ASTM B695, Class 40 or greater)

stainless steel, or zinc galvanizing equal or greater to ZMAX Simpson finish.

5. Fasteners shall conform to IBC 2304.9 “Connection and Fasteners,” unless otherwise

noted. Nail according to IBC Section 2304.9.1.  Nails shall be common.  Alternate nails

may be used upon review and approval by structural engineer of record.  Staples for

the nailing or rated sheathing is subject to review and approval by the structural

engineer of record.

6. All bolts and lag screws shall have standard washers.  All anchor and expansion bolts

used in wood to concrete connections in crawlspace areas shall be hot dip galvanized

or stainless steel.

7. Moisture content of all sawn lumber shall have a maximum of 19%, with the exception

of the pressure treated wood sill plate.  Moisture content can be lower than 19%.

Refer to architect’s drawings and project specifications and with cladding installer for

maximum recommended moisture content.

8. Preservative Treated (PT) wood materials are to be used per IBC Section 2304.11.

“Decay and Termite Protection” shall conform to the appropriate standards of the

American Wood Preservers Association (AWPA) for sawn lumber.  Fasteners, anchors,

and connectors touching treated wood shall be either stainless steel or hot-dipped

galvanized per IBC section 2304.9.5.

ISSUE DATE

FOR CONSTRUCTION 1/11/2023
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City of West Lake Hills  
Board of Adjustment 

AGENDA REPORT 
 

Page 1   

 

 

Recommendation 

Staff recommends approval of the proposed variance as the request allows for the safest access to the 
properties for students, faculty, and families.  
 
Zoning and Planning Commission voted to recommend approval unanimously (5-0). 
 
The Board of Adjustment shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the 

difficulty or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 

Discussion 

Meeting Date: March 8, 2023  Item Number: 7 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

3901 Bee Cave Road: Discuss and consider action on a variance request for a building setback encroachment 
for a wooden pedestrian bridge (Section 22.03.281 of the West Lake Hills Code).  Applicant Chris Seebach. 
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Property Information, Zoning & Site Characteristics:  
Owner: Austin Trinity School  
Legal Description: Lot 1B Barton Springs Estates, Amended, Tract 2 Resubdivision of Part of Lot 15 and 1, 
McClure Subdivision and Part of Tract 1 Lamplighter Subdivision 
Lot Size:  15.2050 acres (662,329.00 square feet) 
Zoning: GUI – Government, Utility, Institutional (with PDD) 
 
The site is surrounded by non-residential uses including school and office uses.  
 
Background & Analysis:  
The applicant is seeking a variance to allow a wooden pedestrian bridge to be constructed from the existing 
trinity to construct a second story addition to an existing nonconforming residence. The bridge runs across two 
properties owned by Trinity Episcopal School and will allow safe pedestrian passage between the two 
properties without crossing a creek or having to walk along Camp Craft Road.  
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
The hardship that not having a walkway which joins both properties is an unsafe, often hazardous route 
for students/parents/faculty and staff walking to and from both campuses. Without the walkway, our 
community must walk through our main campus' busy parking lot, out to Campcraft Rd during heavy 
traffic times, and through our busy pre-school parking lot, then walk back the same way they came.. 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
Due to the needed height of the elevated walkway, posts will be used for structural support, which 
minimizes the disruption of the existing terrain.. 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
One of the other alternatives that we've considered involves extending a walkway along the North side 
of the parking lot, but that still brings our community out to the right of way adjacent to Campcraft Rd, 
with very heavy traffic patterns. Having children walking along that right of way, is still an unsafe 
measure to get our community to and from either campus. 

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
An elevated walkway would be the safest direct route for students/parents/faculty & staff all the while 
keeping our community out of the right of way. 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
Both properties are owned and operated by Trinity Episcopal School. The variance would not affect any 
other adjoining properties. 

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
The elevated walkway would only affect both of our properties, currently owned by Trinity Episcopal 
School. There are no other adjoining properties that this would affect. 
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Outdoor Lighting 
Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the 
City’s Code.    
Compliance with Adopted Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
There is no change to the subdivision proposed with this application.  
Comprehensive Planning Analysis 
The existing and future land use is in conformance with the City of West Lake Hills Master Plan.  
 
Links to Relevant Code: 
 

• Sec. 22.03.281                Schedule of Regulations  

• Section 38.05.031          Variances 

• Section 22.03.511          Criteria and process required for granting variance 
 
 
Zoning: 
 

l  
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Aerial: 
 

 
 

 
 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       

      

  

Page 102 of 106



Page 103 of 106



New Elevated Wood Walkway
(6' Wide x 15'-6" Long)
Concrete Sidewalk
(6' Wide x 6' Long)

Added Impervious Cover Calculation:
   Elevated Wood Walkway (6' x 15.5' x 50%) = 46.5 sf
   Concrete Sidewalk (6' x 6') = 36 sf
   Footings (1 sf/each x 4) = 4 sf
   Total = 86.5 sf Impervious Cover
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SCALE: 1/4" = 1'-0"

ELEVATED WALKWAY FRAMING PLAN
1

SCALE: 3/4" = 1'-0"

TYPICAL SECTION THROUGH WALKWAY
2

SCALE: 3/4" = 1'-0"

TYPICAL SECTION ALONG EDGE OF WALKWAY
3

SCALE: 3/4" = 1'-0"

Detail 3
4SCALE: 3/4" = 1'-0"

SECTION
5SCALE: 3/4" = 1'-0"

SECTION
6

NOTE:

ALL WOOD FRAMING & DECKING SHALL BE 

PRESSURE TREATED WITH A WOOD PRESERVATIVE

GENERAL NOTES

1. If an inconsistency exists between specifications, plans, details, and these General Notes,

the most stringent requirement shall govern.  Specific detail drawings take precedence

over general notes and typical details.

2. These drawings represent the design intent for the finished structure.  It is the

Contractor's responsibility to determine means and methods of construction and to

provide all measures necessary to protect the structure during construction.  The design

and provision of all temporary supports required for the execution of the Contract, such

as excavation retention, guys, braces, shores, re-shores, falsework, supports and anchors

are not included in these drawings and shall be the responsibility of the Contractor.

Temporary supports shall not result in overstress or damage to the structure.  Shoring

drawings and calculations shall be sealed by a registered professional engineer and

submitted to Architect and Engineer for review.

BUILDING CODES & REFERENCES STANDARDS

1. All work shall be performed in accordance with the applicable sections of the governing

building code, all local amendments, and all referenced standards listed below.

2. Building Code: International Building Code (IBC) 2015 Edition, as adopted and amended

by City of West Lake Hills, Texas.

SUBSTITUTION

1 All requests for substitutions of materials or details shown in the contract documents

shall be submitted for approval during the bidding period.  Once bids are accepted,

proposed substitutions will be considered only when they are officially submitted with

an identified savings to be deducted from the contract.

DESIGN LOADS

1. Live Loads

a. Walkways and Elevated Platforms (other than exitways) 60 psf

2. Dead Loads include the self weight of the structural elements and the

following superimposed loads

a. Wood Decking 3.5 psf

3. Wind Lateral Load on Structural Frame is based on the following:

a. Ultimate Design Wind Speed, Vult (3-sec. gust) 115 mph

b. Nominal Design Wind Speed, Vasd (3-sec gust) 90 mph

b. Risk Category II

c. Wind Exposure B

4. Ground Snow Loat 5 psf

5. Earthquake Loads

a. Seismic Lateral Load on Structural Frame is based on the following:

b. Seismic Importance Factor 1.0

c. Seismic Occupancy Category II

d. Mapped Spectral Response Accelerations S/S = 0.063g

S/1= 0.033g

e. Site Class B

f. Spectral Response Coefficients S/DS = 0.042g

S/D1= 0.022g

g. Seismic Design Category A

CAST-IN-PLACE CONCRETE

1. Cast in place concrete shall meet the following requirements:

Type

28- Day

Strength Aggr. Type

Aggr.

Max. Size

Max. W/C

Ratio Use

A 3,000 psi Pea Gravel 3/8" 0.55 Footings

EXPANSION ANCHORS

1. Expansion anchors shall only be used where specified on the drawings.  The contractor

shall obtain approval from the engineer of record prior to using the anchors for

missing or misplaced cast-in-place anchors.

2. Unless otherwise noted, size and depth of the expansion anchors specified in the

drawings are based on the Hilti Fastening System products - Hilti Kwik Bolt TZ.

3. Substitution of expansion anchor products with similar capacities shall be submitted to

the engineer of record for approval.

4. Expansion anchors of the size and embedment shown on the Drawings shall be

installed in accordance with the Contract Documents, the manufacturer's

recommendations, and the manufacturer's current ICBO report for the anchor.  If

conflicts exist between these referenced documents, the most stringent requirements

shall govern.

5. The Contractor shall locate all existing reinforcing steel and other embedded items

contained in the concrete using non-destructive methods and shall position anchor

locations to avoid conflicts with existing embedded items.  Anchor locations can be

adjusted by a maximum of 1 ½" from detailed locations to avoid conflicts, unless noted

otherwise.

6. Based on field verified locations of reinforcing steel and embedded items, the

Contractor shall create templates for each anchor group.  Submit template dimensions

for review prior to fabrication of connection plates.

7. Holes for anchors shall be drilled in a continuous operation using the bit type and size

recommended by the anchor manufacturer.  Holes shall be drilled perpendicular to the

concrete surface and shall not be enlarged or redirected at any point along its length.

All debris shall be blown out of the holes with compressed air after drilling.

8. All abandoned holes shall be filled with non-shrink grout.

9. Holes in connection plates shall be no more than 1/16" larger than the anchor

diameter.  If larger holes are required for erection purposes, Contractor shall provide

1/4" x 3" x 3" plate washers sufficiently welded to the connection plate to transfer the

specified load.

10. Installation of expansion anchors shall be continuously inspected by the testing agency

to ensure that holes are of specified size, and that bolts are properly installed including

application of minimum installation torques.

WOOD FRAMING

1. Reference Standards:

 a.IBC Chapter 23 “WOOD”

 b.NDS 2005 NaQonal Design SpecificaQon for Wood ConstrucQon

2. All sawn lumber and pre-manufactured wood products shall be identified by the grade

mark or a certificate of inspection issued by the certifying agency.

3. Unless otherwise noted, all structural framing lumber shall be clearly marked No. 2

Southern Yellow Pine, except that non-loadbearing interior walls may be stud grade

Southern Yellow Pine.

4. Timber Connectors be Simpson Strong-tie as specified in the latest catalog.  Connectors

by other manufacturers may be substituted provided such connectors have the current

ICC approval for equal or greater load capacities and is submitted for approval by the

engineer of record.  Connectors shall be installed per the manufacturer’s directions.

a. Where straps are used as tie-downs, nail straps to wood just prior to drywall

applications, as late as possible in the framing to allow wood shrinkage and allow the

building to settle.  This will minimize strap buckling and potential finish damage.

b. Where connectors are used in exposed or exterior applications, and when

connectors are in contact with preservative treated (PT) lumber,  connectors are to be

hot dipped galvanized (HDG), mechanically galvanized (ASTM B695, Class 40 or greater)

stainless steel, or zinc galvanizing equal or greater to ZMAX Simpson finish.

5. Fasteners shall conform to IBC 2304.9 “Connection and Fasteners,” unless otherwise

noted. Nail according to IBC Section 2304.9.1.  Nails shall be common.  Alternate nails

may be used upon review and approval by structural engineer of record.  Staples for

the nailing or rated sheathing is subject to review and approval by the structural

engineer of record.

6. All bolts and lag screws shall have standard washers.  All anchor and expansion bolts

used in wood to concrete connections in crawlspace areas shall be hot dip galvanized

or stainless steel.

7. Moisture content of all sawn lumber shall have a maximum of 19%, with the exception

of the pressure treated wood sill plate.  Moisture content can be lower than 19%.

Refer to architect’s drawings and project specifications and with cladding installer for

maximum recommended moisture content.

8. Preservative Treated (PT) wood materials are to be used per IBC Section 2304.11.

“Decay and Termite Protection” shall conform to the appropriate standards of the

American Wood Preservers Association (AWPA) for sawn lumber.  Fasteners, anchors,

and connectors touching treated wood shall be either stainless steel or hot-dipped

galvanized per IBC section 2304.9.5.
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