
EL DORADO COUNTY 
PLANNING & BUILDING DEPARTMENT 

2850 Fairlane Court, Placerville, CA 95667 
Phone (530) 621-5355, Fax (530) 642-0508

Date: December 21, 2023 

To: Honorable Board of Supervisors 

From: Karen L. Garner, Planning & Building Director  

Subject:  Limited Density Owner Built Rural Dwelling (Title 25) for Grizzly Flats 

On November 13, 2023, County staff from various departments and divisions as well as 
representatives from other agencies with jurisdiction in Grizzly Flats convened to discuss the 
feasibility of applying a Limited Density Owner-Built Rural Dwellings (Title 25) program in Grizzly 
Flats and how such a program should be structured to best serve the needs of Grizzly Flats 
residents and the general public.  Group members included: 

• Kim Gustafson, General Manager, Grizzly Flats CSD
• Art Davidson, Board Member, Grizzly Flats CSD
• Dave Whitt, Chief, Pioneer Fire District
• Ken Earle, Battalion Chief/Fire Marshal, Pioneer Fire District
• Greg Horsfall, Chief Building Official, City of Placerville/Building Industry Advisory

Committee Member
• Sue Hennike, Assistant CAO, El Dorado County
• Jefferson Billingsley, Deputy County Counsel, El Dorado County
• Chris Simonson, Building Inspector, Planning & Building, El Dorado County
• Chris Smith, Administrative Analyst, Planning & Building, El Dorado County
• Kathy Witherow, Executive Assistant, Planning & Building, El Dorado County
• Karen Garner, Director, Planning & Building, El Dorado County

Following are the sections of Title 25 where there was group consensus, areas for further research 
and areas where there was not complete consensus and Board feedback is requested.  Please 
note that the Title 25 Sections are summary descriptions.  Please see attached Title 25 for 
complete language. 

Requirements 

The following items are requirements of Title 25.  No changes recommended. 

Title 25 Section Requirement 
§ 96. Permits Permits must be issued by the Building 

Division once application and plans approved. 
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§ 106. Permit Validity Permits are valid, without renewal, for a 

minimum period of three years. (Compared to 
one year under Title 24). 

§ 116. Certificate of Occupancy A certificate of Occupancy will be issued after 
structure completed and inspected. 

§ 122. General Requirements 
§ 124. Intent of General Requirements 
§ 126. Technical Codes to Be a Basis of 
Approval 

Structures must comply with certain sections 
of the California Building Code (Title 24), but 
there are allowances for alternatives, 
provided that alternatives, materials, methods 
of construction, and structural integrity shall 
perform in application for the purpose 
intended.  The Building Division and other 
reviewing agencies shall use reasonable 
judgment in determining compliance.  
Structures need not conform with the Uniform 
Building, Plumbing, and Mechanical Codes 
and the National Electrical Code or other 
technical codes, however, such codes shall 
be a basis of approval. 

§ 128. Mechanical Requirements Fireplaces, heating and cooking appliances, 
and gas piping shall be installed and vented 
in accordance with the applicable 
requirements contained in the California 
Mechanical Code. 

§ 134. Plumbing Requirements 
 

Plumbing equipment and installation shall be 
in accordance with the applicable 
requirements contained in the California 
Plumbing Code (Title 24), 

 
Recommendations 
 
The following are areas of Title 25 with flexibility and the review group’s recommendations. 
 
Title 25 Section & Summary Recommendation 
§ 82. Regulation of Use 
Requires homeowner to live in home a 
minimum of one year before selling, leasing 
or renting. 

Require homeowner to live in home a 
minimum of three years before selling, leasing 
or renting (same as Butte County). 

§ 92. Recording 
Allows jurisdictions to require recordation on 
property to disclose structure was built under 
Title 25 

Require recording disclosing Title 25 

§ 98. Application 
Specifies required information on building 
permit application. 

A special application will be prepared 
specifically for Title 25 applications modeled 
after Butte County example. 

§ 100. Plans 
Specifies minimum information required on 
plans. Architectural drawings and structural 
analyses shall not be required except for 

Will allow simplified plans modeled after Butte 
County example.  Snow load information will 
be required. 
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structures of complex design or unusual 
conditions.  
§ 108. Inspections 
Inspections are at the discretion of the 
Building Division. 

Require minimum of four inspections: 
foundation, framing, rough electrical & 
plumbing, final (modeled on Butte County 
example).  More inspections may be required 
for unconventional construction or special 
circumstances (i.e., addition of solar). 

§ 118. Temporary Occupancy 
The use and occupancy of a portion or 
portions of the dwelling may be allowed prior 
to completion of the entire structure provided 
that approved sanitary facilities are available 
at the site and there are no health or safety 
issues. 

Will allow but recommend referring to it as 
“Partial occupancy” since temporary 
occupancy is usually used to describe a 
different condition. 

§ 120. Fees 
Fees may be collected by the County but 
must be based on actual inspection and 
administrative costs. 

Title 25 structures in Grizzly Flats would be 
covered under existing Caldor Fire Urgency 
Ordinance (Ord. 5150) and therefore fees for 
plan check, inspection or other County fees 
will be waived. 

§ 130. Electrical Requirements 
§ 132. Installation Requirements 
Dwelling not required to be connected to a 
source of electrical power, or wired, or 
otherwise fitted for electrification. 

Will not require that dwellings, or portions of 
dwellings, be electrified.  Where electrical 
wiring or appliances are installed, it shall be in 
accordance with the California Electrical Code 
(Title 24) 

 
 
Other Requirements 
 
The following are areas outside of Title 25 and the review group’s recommendations. 
 
Topic Recommendation 
Qualifications for Program • Grizzly Flats residents only.  Will use 

Grizzly Flats Rural Community Center 
boundary (General Plan). 

• Proof of ownership prior to Caldor Fire 
(same as current fee waiver program).  
Residents who owned lots prior to Caldor 
Fire but subsequently purchased adjacent 
lot will qualify, even if proposed structure 
is on newly purchased parcel. 

Pilot Program/Sunset Date • Initial Two Year Program with ability for 
Board to extend. 

Sale of Property • Once property sold (minimum three years 
after built), Title 25 structure must either be 
brought up to Title 24 standards, 
converted to another use, such as U 
occupancy (storage, garage) or removed. 

Snow Load • Structures must meet snow load 
requirements.  Most of Grizzly Flats is 70 
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lbs./sq. ft. or less.  Title 24 includes 
structural standards for up to 70 lbs./sq. ft, 
so design is easy to incorporate into plans. 

Grizzly Flats CSD Service • If parcel was previously served by Grizzly 
Flats CSD for water, will require water 
service again. 

Septic • Sites will need to meet standard septic 
requirements. 

PG&E • Site will need to meet PG&E requirements.  
Solar must be permitted through County 
Building Division (state limits cost of solar 
permits). 

 
  
Further Discussion/Feedback from Board Requested 
 
Includes the group’s discussion. 
 
Topic Discussion 
Fire Sprinklers 
• Requirement based on size? 

 
• 1,200 sf – this is based on old 

requirements that have since been 
superseded.  Butte County still uses this 
threshold for fire sprinklers.    State ADU 
law does not require fire sprinklers for 
1,200 sf or less only if the primary 
residence is not required to have fire 
sprinklers (i.e., existing single-family home 
built prior to fire sprinkler requirements).  
Of course, those that may use this 
program no longer have a primary 
residence. 

• 800 sf – not based on any particular law, 
but rather a smaller square footage yet still 
seemed a reasonable size. 

•  320 sf – based on state & local fire laws 
for manufactured homes.  Law does not 
require fire sprinklers for manufactured 
homes that do not exceed 320 sq. ft.  

• Committee proposed 320 sf (even if stick 
built). 

• Consider different requirements based on 
lot size? (i.e., no fire sprinklers for 800 sq. 
ft if on ½ acre or more; no fire sprinklers for 
1,200 sq. ft if on 1 acre or more) 

Fire Sprinklers 
• Are there less expensive alternatives? 
• Are there other items that could be 

required in lieu of fire sprinklers? 

 
• Are there fire suppression systems that 

can be run off domestic water line rather 
than dedicated fire suppression water 
line?  Are water tanks less expensive? 
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• Are there home hardening alternatives that
are less cost that provide protection?
Require fire extinguishers?  Smoke
detectors already required by code.

Milled Lumber 
• Require 7A compliance?

• May be lack of lumber inspectors in the
state for 7A compliance.

• Butte County example: Owner produced
materials or milled lumber is allowed with
a review and approval by the Building
Official – 19% moisture content.

Generators as Source of Power • Will allow as primary source of power
through partial occupancy but must have
electrical or solar power upon final
occupancy.

Additional Recommended Research 

• Actual costs of fire sprinklers including design, installation, connection to water and any line
upgrades that may be necessary.

• Complete list of permits issued in Grizzly Flats since Caldor Fire.  Stick-built vs. modular and
Temp RV permits.

• Additional information regarding 7A compliant lumber including feasibility and cost.
• Explore if pre-approved ADU program can include an option specific to Title 25 structure.
• Grant or other funding sources available to cover cost of fire sprinklers for Title 25 structures

(may require income verification).
• Outreach to Grizzly Flats Community to obtain resident feedback.

24-0003 A 5 of 5



Title 25 

25 CCR § 74. Purpose 

The purpose of this article is to provide minimum requirements for the protection of life, limb, 
health, property, safety, and welfare of the general public and the owners and occupants of 
limited density owner-built rural dwellings and appurtenant structures. It is also the expressed 
purpose of this article to conform the regulations regarding the construction and use of limited 
density, rural owner-built dwellings and appurtenant structures to the requirements of Article 1, 
Section 1, of the California State Constitution, and the statutes of the State of California which 
require the department to consider the uniform model codes and amendments thereto; and local 
conditions, among which are conditions of topography, geography and general development; and 
to provide for the health, safety and general welfare of the public in adopting building standards. 
Any section, subsection, sentence, clause, or phrase of this article if, for any reason, held to be 
unconstitutional, or contrary to California statutes, such ruling shall not affect the validity of the 
remaining portions of this article. 

§ 76. Intent and Application

The provisions of this article shall apply to the construction, enlargement, conversion, alteration, 
repair, use, maintenance, and occupancy of limited density owner-built rural dwellings and 
appurtenant structures. It is the intent of this article that the requirements contained herein shall 
apply to seasonally or permanently occupied dwellings, hunting shelters, guest cottages, vacation 
homes, recreational shelters and detached bedrooms located in rural areas. 

§ 78. Definitions

For the purposes of this article the following definitions shall apply: 
"Limited density, rural dwelling." A "limited density, rural dwelling" is any structure consisting 
of one or more habitable rooms intended or designed to be occupied by one family with facilities 
for living and sleeping, with use restricted to rural areas that fulfill the requirements of this 
article. 
"Owner built." 
(a) "Owner built" shall mean constructed by any person or family who acts as the general
contractor for, or the provider of, part or all of the labor necessary to build housing to be
occupied as the principal residence of that person or family, and not intended for sale, lease, rent
or employee occupancy.
(b) For the purposes of this article the sale, lease, renting (see local authority Section 82(b))
or employee occupancy of owner-built structures in one year of issuance of a Certificate of
Occupancy shall be presumptive evidence that the structure was erected for the purpose of sale,
lease, or renting.
"Rural." For the purpose of this article only, "rural" shall mean those unincorporated areas of
counties designated and zoned by the appropriate local agency for the application of this article.
In defining "rural," the agency shall consider local geographical or topographical conditions,
conditions of general development as evidenced by population densities and availability of
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utilities or services, and such other conditions that the agency deems relevant to its 
determination. 
Suitable areas may include those wherein the predominate land usage is forestry, timber 
production, agriculture, grazing, recreation, or conservation. 
 
§ 80. Local Standards 
 
Pursuant to Sections 17958, 17958.5, and 17958.7 of the Health and Safety Code, the governing 
body of every jurisdiction in which there exist rural areas displaying conditions appropriate for 
the application of this article and designated as such by the appropriate local agency shall adopt 
regulations imposing the same requirements as are contained in this article. 
 
§ 82. Regulation of Use 
 
(a) For the purposes of this article the sale, lease, renting or employee occupancy of owner-
built structures within one year of the issuance of a Certificate of Occupancy shall be 
presumptive evidence that the structure was erected for the purpose of sale, lease or renting. 
(b) The restrictions of this article on the sale, lease, renting, or employee occupancy of these 
dwellings may be reasonably amended to be more restrictive if the governing body determines 
that such an amendment is necessary to ensure compliance with the intent of this article. 
 
§ 84. Abatement of Substandard Buildings 
 
All structures or portions thereof which are determined by the enforcing agency to constitute a 
substandard building shall be declared to be a public nuisance and shall be abated by repair, 
rehabilitation, or removal in accordance with Health and Safety Code Sections 17980 through 
17995. In cases of extreme hardship to owner-occupants of the dwellings, the appropriate local 
body should provide for deferral of the effective date of orders of abatement. 
 
§ 86. Petitions for Interpretations 
 
Any person or local agency may petition the Department for an interpretation of any provision of 
this article. Petitions shall be submitted in writing, after which the Department may consider 
such requests and the Department may make a determination as to the meaning or intent of any 
provision of this article with respect to the petition in question. The consideration of petitions for 
interpretation shall be discretionary with the Department. 
 
§ 88. Interpretation 
 
Interpretations by the Department as to the meaning, intent, or application of the provisions of 
this article are not intended to preempt the exercising of building or housing appeals processes 
established by Sections 17930-17932 of the Health and Safety Code, but are intended to facilitate 
public understanding and the effective enforcement of this article. 
 
§ 90. Notice of Findings 
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The Department shall keep a record of all interpretations made by the Commission which shall 
be available for review by the public or any governmental agency and shall provide notice to the 
petitioner(s) of the Department's findings. 
 
§ 92. Recording 
 
No provision of this article is intended to prohibit or limit a local governing body from 
establishing and enforcing reasonable regulations for the recording of information regarding the 
materials, methods of construction, alternative facilities, or other factors that may be of value in 
the full disclosure of the nature of the dwelling and appurtenant structures. 
 
§ 94. Violations 
 
The critical concern in the promulgation of this article is to provide for health and safety while 
maintaining respect for the law and voluntary compliance with the provisions of this article, and 
therefore, in the event that an order to correct a substandard condition is ignored, it is the intent 
of this section that civil abatement procedures should be the first remedy pursued by the 
enforcement agency. 
 
§ 96. Permits 
 
Permits shall be required for the construction of rural dwellings and appurtenant structures. The 
application, plans, and other data filed by an applicant for such permit shall be reviewed by the 
appropriate enforcement agency to verify compliance with the provisions of this article. When 
the enforcement agency determines that the permit application and other data indicate that the 
structure(s) will comply with the provisions of this article, the agency shall issue a permit 
therefore to the applicant. 
Exemptions: Permits shall not be required for small or unimportant work, or alterations or repairs 
that do not present a health or safety hazard, and which are in conformance with local zoning 
requirements or property standards. The determination, if any, of what work is properly 
classified as small or unimportant or without relation to health and safety hazards is to be made 
by the appropriate local agencies. 
 
§ 98. Application 
 
To obtain a permit, the applicant shall first file an application therefore with the designated 
enforcement agency. Permit applications shall contain the following information: (1) name and 
mailing address of the applicant; (2) address and location of the proposed structure(s); (3) a 
general description of the structure(s) which shall include mechanical installations with all 
clearances and venting procedures detailed, electrical installations, foundation, structural, and 
construction details; (4) a plot plan indicating the location of the dwelling in relation to property 
lines, other structures, sanitation and bathing facilities, water resources, and water ways; (5) 
approval for the installation of a private sewage disposal system or alternate waste disposal 
means from the local health enforcement agency; (6) a stipulation by the applicant that the 
building or structure is to be owner-built; (7) the signature of the owner or authorized agent; (8) 
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the use or occupancy for which the work is intended; (9) and any other data or information as 
may be required by statute or regulation. 
 
§ 100. Plans 
 
Plans shall consist of a general description of the structure(s), including all necessary information 
to facilitate a reasonable judgment of conformance by the enforcing agency. This may include a 
simplified diagram of the floor plan and site elevation in order to determine the appropriate 
dimensions of structural members. Architectural drawings and structural analyses shall not be 
required except for structures of complex design or unusual conditions for which the 
enforcement agency cannot make a reasonable judgment of conformance to this article based 
upon the general description and simplified plan(s). 
 
§ 102. Waiver of Plans 
 
The enforcement agency may waive the submission of any plans if the agency finds that the 
nature of the work applied for is such that the reviewing of plans is not necessary to obtain 
compliance with this article. 
 
§ 104. Modifications 
 
Modifications to the design, materials, and methods of construction are permitted, provided that 
the structural integrity of the building or structure is maintained, the building continues to 
conform to the provisions of this article and the enforcement agency is notified in writing of the 
intended modification. 
 
§ 106. Permit Validity 
 
Permits shall be valid, without renewal, for a minimum period of three years. 
 
§ 108. Inspections 
 
All construction or work for which a permit is required may be subject to inspection by the 
designated enforcement agency. If an inspection is required, the inspection of the building or 
structure(s) shall be conducted after the structure(s) is completed and ready for occupancy, in 
order to determine compliance with the provisions of this article. Structures of conventional or 
simple construction shall be inspected at a single inspection. 
 
§ 110. Special Inspections 
 
Additional inspections may be conducted under the following circumstances: An inspection may 
be conducted where there is a reasonable expectation that the footing will be subjected to serious 
vertical or lateral movement due to unstable soil conditions; or the application indicates that 
interior wall coverings or construction elements will conceal underlying construction, electrical 
or mechanical systems; or where an unconventional construction method is indicated which 
would preclude examination at a single inspection. 
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§ 112. Inspection Waivers 
 
Inspections may be waived by the enforcement agency for structures which do not contain 
electrical or mechanical installations or for alterations, additions, modifications, or repairs that 
do not involve electrical or mechanical installations; or where the applicant stipulates in writing 
that the work has been conducted in compliance with the permit application and the provisions of 
this article. 
 
§ 114. Inspection Requests and Notice 
 
It shall be the duty of the applicant to notify the enforcement agency that the construction is 
ready for inspection and to provide access to the premises. Inspections shall be requested by the 
applicant at least (48) hours in advance of the intended inspection. It shall be the duty of the 
enforcement agency to notify or inform the applicant of the day during which the inspection is to 
be conducted. 
 
§ 116. Certificate of Occupancy 
 
After the structure(s) is completed for occupancy and any inspections which have been required 
by the enforcing agency have been conducted, and work approved, the enforcement agency shall 
issue a Certificate of Occupancy for such dwelling(s) and appurtenant structure(s) which comply 
with the provisions of this article. 
 
§ 118. Temporary Occupancy 
 
The use and occupancy of a portion or portions of a dwelling or appurtenant structure prior to the 
completion of the entire structure shall be allowed, provided that approved sanitary facilities are 
available at the site and that the work completed does not create any condition to an extent that 
endangers life, health or safety of the public or occupants. The occupants of any such 
uncompleted structure shall assume sole responsibility for the occupancy of the structure or 
portion thereof. 
 
§ 120. Fees 
 
Fees may be required and collected by the enforcement agency to provide for the cost of 
administering the provisions of this article. It is the intent of this article that permit and 
inspection fee schedules be established to reflect the actual inspection and administrative costs 
resulting from the application of this article. 
 
§ 122. General Requirements 
 
(a) Each structure shall be constructed in accordance with applicable requirements contained 
in Subchapter 2-12, Title 24, California Code of Regulations. 
(b) Each structure shall be maintained in a sound structural condition to be safe, sanitary, and 
to shelter the occupants from the elements. 
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§ 124. Intent of General Requirements 
 
It shall be the purpose and intent of this article to permit the use of ingenuity and preferences of 
the builder, and to allow and facilitate the use of alternatives to the specifications prescribed by 
the uniform technical codes to the extent that a reasonable degree of health and safety is provided 
by such alternatives, and that the materials, methods of construction, and structural integrity of 
the structure shall perform in application for the purpose intended. To provide for the application 
of this article, it shall be necessary for the enforcement agency to exercise reasonable judgment 
in determining the compliance of appropriate structures with the general and specific 
requirements of this article. 
 
§ 126. Technical Codes to Be a Basis of Approval 
 
Except as otherwise required by this article, dwellings and appurtenant structures constructed 
pursuant to this part need not conform with the construction requirements prescribed by the latest 
applicable editions of the Uniform Building, Plumbing, and Mechanical Codes, the National 
Electrical Code, or other applicable technical codes; however, it is not the intent of this section to 
disregard nationally accepted technical and scientific principles relating to design, materials, 
methods of construction, and structural requirements for the erection and construction of 
dwelling and appurtenant structures as are contained in the uniform technical codes. Such codes 
shall be a basis for approval. 
 
§ 128. Mechanical Requirements 
 
Fireplaces, heating and cooking appliances, and gas piping installed in buildings constructed 
pursuant to this article, shall be installed and vented in accordance with the applicable 
requirements contained in the California Mechanical Code, Part 4, Title 24, California Code of 
Regulations. 
 
§ 130. Electrical Requirements 
 
No dwelling or appurtenant structure constructed pursuant to this article shall be required to be 
connected to a source of electrical power, or wired, or otherwise fitted for electrification, except 
as set forth in Section 132. 
 
§ 132. Installation Requirements 
 
Where electrical wiring or appliances are installed, the installation shall be in accordance with 
the applicable requirements contained in the California Electrical Code, Part 3, Title 24, 
California Code of Regulations. 
Exceptions to Installation Requirements. In structures where electrical usage is confined to one 
or more rooms of a structure, the remainder of the structure shall not be required to be wired or 
otherwise fitted for electrification unless the enforcement agency determines the electrical 
demands are expected to exceed the confinement and capacity of that room(s). In these instances, 
the enforcement agency may require further electrification of the structure. 
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It is the intent of this subsection to apply to buildings in which there exists a workshop, kitchen, 
or other single room which may require electrification, and where there is no expectation of 
further electrical demand. The enforcement agency shall, at the time of a permit application or 
other appropriate point, advise the applicant of the potential hazards of violating this section. 

§ 134. Plumbing Requirements

Plumbing equipment and installation shall be in accordance with the applicable requirements 
contained in the California Plumbing Code, Part 5, Title 24, California Code of Regulations 
applicable to the construction of limited density owner-built rural dwellings. 
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Sheet Contents/Title

cV

4-6-25

-cover sheet

project description
1. occupancy type:         improved, single-family

2. type of construction:       type V, wood

3. soil bearing conditions:      varies

4. lateral design:       wind- 100mph basic wind speed

                              exposure- "b"

                              importance- 1

5. seismic conditions:  soil profile- sd

                              category zone- d

                              importance- 1

                              r= 5.5  ca= 0.36  cv= 0.54

                              importance- 1

6. climate zone:  16

7. snow loads:     pg=70 psf (ground)

8. fire sprinklers: not required

9. FLOOD ZONE: Review not required

10. fire hazard zone: very high

site description
1. parcel number:   x                               

2. current zoning:    x

3. site address:      x

4. site area:           x

5. water service:    x

6. sewer service:    septic

7. electrical service:  p.g.e.

8. telephone service:   at&t

9. fire protection:       x

10.  school district:       x

         area summary
1. existing dwelling space: 748 s.f.   (gross)

2. covered porch area:  72  s.f. (gross)

index of drawings
cv cover sheet

sp site plan

       (provided separately)

a1 floor plan

building section

a2 building elevations

interior elevations

a3   foundation plan

foundation details

a4 Roof Framing Plan

      Roof Plan

ventillation requirements

          attic floor Plan

 A5   electrical & mechanical plan

          reflected ceiling plan

          gas piping plan

nailing schedule

el dorado county
prototype title-25 rural dwelling

general Notes
1. not used

2. setbacks and encroachments. the contractor is

responsible for locating all property lines,

verifying all setbacks, easements, and rights of

ways. contractor shall verify that the footprint

of the structure will be constructed without

encroaching any applicable boundaries.

discrepancies will be brought to the attention of

the el dorado county building department prior

to construction.

3. precedence of information. written dimensions,

construction details, and approved building

department sets of drawings shall have

precedence over scaled dimensions or alternate

building drawings sets.

4. not used

5. not used.

6. fixtures and equipment. all equipment, appliances,

fixtures, hardware, finish materials, and color

selections to be determined by agreement solely

between the owner and contractor.

7. instruments of service. these documents, and the

ideas and design elements incorporated herein,

as instruments of professional service, are the

exclusive property of el dorado county and

are not to be used whole, or in part, without

     prior written authorization of el dorado county.

8. reuse of plans and documents. el dorado county

does not represent that these details and plans,

or the specifications in connection therewith, are

suitable, whether or not modified, for any other

site than for the one for which they were

prepared. the architect disclaims responsibility

for these plans and associated construction

documents if they are used whole, or in part, at

any other site or project.

9. use of approved plans. these drawings and

associated construction documents are not to be

used for construction until approved by the

owner and appropriate regulatory agencies.

10. proper completion of work. the owner and

contractor agree and recognize that by use of

these plans and documents for the commencement

of construction that that these construction

plans and documents exhibit only the intent and

purposes of the owner and architect and they

are not complete in every detial. by use of these

plans, owner and contractor agree that any

part of the work not set forth in these

documents, but which is necessary for the proper

completion of the work to the satisfaction of the

owner, is to be supplied as agreed upon by the

owner and contractor only.

11. additional services (expenses) .  additional

services required by regulatory agency reviews

shall be the sole responsibility of the owner.

approvals

these drawings provided for planning and vizualization purposes only.

they may be used for construction only if bearing an original

building department and other appropriate jursidiction approval stamps
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keyed notes sheet a1-

 floor plans & building section

1. Roofline above

2. 200A Panel

3. Concrete or wood stoop.

30" a.f.g. max. Dimensions

may vary

4. closet w/ rod(s) & shelves

5. attic access. 20"x30" min.

6. fixtures & hardware per

owner.

7. built-in Shelves & desk per owner

8. not used

9. exterior wall. typical. 2x6, d.f.#2 @

16" o.c. w/ t-111 (or Eq) @ exterior

face & 
1
2" gyp. bd. @ int. Face. r-19

batt insulation, w/ "tyvek" building

wrap

10. Interior walls. typical. d.f.#2 @ 16"

o.c. w/ 
1
2" Gyp. bd. @ ea. face

11. Plumbing wall. 2x8 d.f.#2 @ 24" o.c. w/
1
2" type "x" green gyp. bd. @

bathroom face

12. alcove for stacked washer &

dryer

13. wood stove w/8" flu on 4" raised

stone or brick hearth. maintain Min.

8" clearance to combustible

materials

14. wood entry porch or conc. porch.

not to exceed 30"a.f.g.

15. electric Oven/cooktop/microwave

16. refrigerator

17. casework pantry

18. Dishwasher

19. drop-in double sink w/ disposal

20. wall-hung cabinets per owner

21. countertops per owner

22. Plant & display shelf. see detail

4/a1

23. 40x30 garden window w/ tempered

glass. as selected by owner

24. 2x12 blocking atop top plate

between each pair of roof joists

25. r-33 batt insulation @ roof. typical

26. r-20 batt insulation @ all exterior

walls. typical

27. operable skylight. see keyed note

note 1. Sheet A4

28.
3
4" ply

29. double 2x blocking each bay

30. Built-up decorative wood beam

31. 2x4 blocking @ ea. rafter bay

32. 2x12 fascia

33. 15/32 "a.p.a rated  sheathing

        performance catagory 
32
16 ,

        exposure 1,(or equal in cdx or

        osb)

34.
1
2" fire-resistant cement backer

board

35. continuous 2 
3
4"x96"

corrosion-resistant soffit vent.

see 1/a4
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floor plan                             1

748 s.f.gross dwelling space           1
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keyed notes

sheet a2 - building elevations

1. vinyl pre-mfg. 6050 bay window w/

dh. at each side. double-glazed,

low E, tempered glass.  provide

blocking and siding to underside

of eave above

2. 40x30 garden window as selected

by owner

3. 200a covered panel

4. surface mounted light fixture per

owner

5. 24" diameter, double-glazed, fixed

round window. provide 4" circular

wood trim

6. decorative beam-to-post bracket

by "simpson"

7. 1x4 bands @ 40" and 7'-4" above

finish floor @ all exterior faces

8. wall-hung cabinets & shelves per

owner

9. dishwasher

10. double sink w/ disposal unit

11. cooktop w/ oven & microwave

above

12. refrigerator

13. pantry cabinet w/ shelves

14. plant shelf. see detail 4/a4

15. base cabinets w/ shelves per

owner

16. 4" backsplash. material similar to

countertop

17. 14"x24" screened attic vent

18. bar seating area w/12" overhang

19. Operable skylight. see keyed note

no. 1, sheet a4

20. not used

21. Lp smartSide Cedar texture 8" oc

Panel, Engineered treated woos

siding, 8" application as 
3
8"x4'x8',

paint o stain per owner or

        plywood siding Panel t1-11 8",

        
19
32"x48"x96". Paint or stain per

        owner
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       braced wall nailing

6d common (2" × 0.113") nails

at 6" spacing (panel edges)

and at 12" spacing

(intermediate supports)

or 16 ga. × 13/4 staples

at 3" spacing (panel edges)

and 6" spacing (intermediate

supports)
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foundation notes- sheet a3

1. Porch post footing. see detail 2/a3

2. Turned-down slab edge. see detail

3/a3

3. interior bearing wall. see detail

4/a3

4. undisturbed native soil

5. 2" sand

6. 4" clean compacted gravel

7. 4" concrete slab w/6x6 e.w.w.m.

-#10/#10 ea. way

8. 2" rigid insulation board. optional

9. 4 mil. continuous vapor barrier

10. continuous #4, top and bottom.

place bottom bar min. 3" from

bottom of turned-down slab edge

11. #4 vertical rebar @48"0.c. bend

and extend 24" into slab

12. finish grade. maintain 6" below

bottom of bottom sill plate

13. aluminum flashing and

counter-flashing @ all ext. walls

14. 2x6 ptdf bottom plate. or equal.

caulk and provide insect seal

15.
5
8" min. ext. rated osb. or equal

16. r-20 batt insulation. typical all

ext. walls

17. 2x6 ptdf studs @ House. 2x4 @

garage  (or equal)  @ 16" o.c. uno

18. hardi-board wood siding. or

similar

19. 1/2"dx12" anchor bolt w/2x2, 
3
16"

square plate washers

20.
1
2" gypsum board. use type "x" @

laundry, kitchen, & bath areas

21. elastomeric water-proofing

coating

22. continuous 4" perforated drain

pipe @ all ext. walls, drain to

daylight

23. 3"x15 
1
4"x47" sound-proofing wool

batts @ wall line E and wall line a.1

24. 2x8 @ 16" o.c. plumbing wall

25. 2-#4 ea. way @ top & bottom

26. "simpson" CB66 Post Base

27. 6x6 wood post, typical

28. use bottom bar shown in detail 4/a3

as  grounding rod (continuous for

min. 20')

29. #4 ea. way

30. 2 #4 @ botttom footing
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attic venting requirements

371.03 s.f.g. attic floor

space  / 150 s.f = 2.4' x 144" =

356 sq. in. required vent area.

356 sq. in. / 38 sq. in. per vent =

9.5 vents required = 10 vents

provided
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1
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roofing notes- sheet a4

1. 22 
1
2"x46 

1
2" fresh-air operable

venting curb-mounted skylight w/

low E3 glass by "home Depot."

provide double joist @ upper and

lower area between joist bays

2. 6" aluminum gutter and downspout.

typical. provide metal drip-edge

flashing

3. aluminum chimney w/ spark

arrestor as selected by owner

4. wall line below

5. 12' Small rib galvalume steel

29-gauge roofing panel (or equal).

install per mfg. requirements.

install over 2 layers 15# roofing

paper and 15/32 "a.p.a rated

sheathing performance catagory
32
16 , exposure 1,(or equal in cdx or

osb), attach sheathing w/ 8d @ 6"

o.c. @ edges and 12" o.c. @ field.

color per owner. by "home Depot".

provide metal vallely flashing.

        class "a" assembly required.

        optional roofing finish material is

        lightweight composite roofing on 2

        layers 15# roofing felt

6. provide galvanized metal valley

flashing per mfg. requirements for

metal roofing or composite

roofing

7. Metal ridge vent w/ metal ridge

cap. by "menard", or equal. color

per owner

8. 36" metal rain diverter

9. not used

10. 6" vertical dryer vent w/ cap

11. 6" horizontal stove/oven vent w/

wall cap

12. "simpson" a35 framing anchor, G90

galvanized. Typical @ ea.

joist-to-Fascia

13. "simpson" rca335/97-r35 rigid

connector angle. typical @ ea.

joist-to-top-plate condition

14. "simpson" ridge strap mst148" 12

gauge strap tie. Typical @ ea. joist

15. 2x12 outlooker. 2' o.c. recess

top-plate below to accommodate

depth of outlooker/beam. typical

16. 2x12 fascia. typical

17. 6x6 post. see detail 2/a3

18. ml 2"x4" 12-gauge z max galvanized

medium l bracket by "simpson."

typical @ interior bearing wall,

column line E

19. "simpson" jb 2"x6" top-flange

hanger, galvanized. typical

20. "simpson" jb28 2"x8" top-flange joist

hangar g90 galvanized

21. double-joist to support attic

access opening

22. provide 2-z"x8" @ attic access

opening

23. apa rated osb, 4x8x
5
8", nail 6" o.c. @

edges, 12" o.c. @ field. use #8 2"

star-bit screws. continuous

24. 4"x2" wp metal flashing @ rake and

eave

25. 6x6 kingpost

26. 6x8 gable end beam

27. 2x10 fascia typical @ porch roof

28. 22"x30" attic acess  w/ hinged door

29. 6"d drier vent to roof. provide

vent screen w/ wp cap

30. 8.4gpm "rheem" on-demand,

tankless water heater. 120v

31. surface-mounted light fixture per

owner

32. roof/attic vent w/ min. 38 sq. in. vent

area ea. vent. 10 required

33. continuous 2 
3
4"x96

corrosion-resistant soffit vent.

"gibralter" by home depot. w/ 
1
8" x 1"

fire-safe louvres. or equal

34. cal-fill framing atop main roof

for entry roof

35. decorative saw-cut corbel. see

5/a2

36. 2x12 blocking atop top plate

between each pair of roof joists

37. 2x12 fascia. typical
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electrical & mechanical notes -

                   sheet a5

1. Washer supply & drain  box

2. receptacle for holiday lights.

gfci w/ cap

3. hose bib

4. 6" drier vent. 2" vent stack

5. combination vent fan/light

6. suspended chanelier fixture

per owner

7. 200Amp panel w/ cover

8. provide 4-plex outlet and

surface-mounted light fixture

in attic w/ switch within 36" of

attic access opening

9. ceiling-mounted fan/light

combination fixture per owner

10. surface mounted light fixture per

owner

11. exterior floodlight per owner

12. ceiling-mounted smoke detector.

hard-wired w/ battery backup.

detector alarms to be audible in all

sleeping areas

13. "Gentex" hard-wired co2 alarm w/

battery back-up, or equal.. install @

5' a.f.f.

14. ceiling-mounted fixture per owner

15. 1200 btu mini-split ac/heatpump. snl

12cd, 110v. wall-mount heatpump @

exterior. install per mfg.

recommendations

16. surface-mounted split-system

heating/cooling unit per owner

17. 22 
1
2"x46 

1
2" fresh-air operable venting

curb-mounted skylight w/ low E3

glass by "home Depot."

18. 1"x6" decorative pine ceiling.stain

and finish per owner

19. 4"x10" faux beams. stain and finish

per owner

20. outdoor spli-system condensor &

fan

21. route of split-system liquid & suction

lines in center line wall
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1. Joist-to-sill or girder, toe nail         3-8d

2. bridging to joist, toe nail each end                             2-8d

3. 1x6 sub-floor or les to each joist                               2-8d

4. wider than 1x6 sub floor to each joist, face nail         3-8d

5. 2" subfloor, joist to girder, blind & face nail              2-16d

6a. sole plkate to joist or blocking. typ. face nail      16d @ 16" o.c.

6b. sole plate to jopist or blocking @ braced wall panels  3ea. 16d per 16" o.c.

7.    top plate to stud, end nail                                                 2ea. 16d

8.   stud to sole plate                                                              4-8d, toenail or 2-16d, end nail

9.   double studs, face nail 16d @ 24" o.c.

10a.  Double top plates, typical face nail 16d @ 16" o.c.

10B.  double top plate, lapsplice 8-16d

11.   blocking between joists or rafters to top plate, toenail 3-8d

12.   rim joist to top plate, toenail 8d @ 16" o.c.

13.  top plates, laps & intersections, face nail 2-16d

14.  continuous header, two pieces 16d @ 16" o.c. along each edge

15.  ceiling joist to top plate, toenail 3-8d

16.  continuous header to stud, toenail 4-8d

17.  ceiling joists, laps over partitions 3-16d

18.  Ceiling joists to parallel rafters, face nail 3-16d

19.  rafter to placte, toe nail 3-8d

20.  1" brace  to each stud & end plate, face nail 2-8d

21.   1x8 sheathing or less to each bearing, face nail 2-8d

22.  wider than 1x8 sheathing to each bearing, face nail 3-8d

23.  built-up corner studs 16d @ 24" o.c.

24.  built-up girder & beams 20d @ 32" o.c. @ top & bottom &

staggered @ ends, & @ each splice

25.  2" planks 2-16d @ each bearing

26.  Wood stuctuural panels & particle board

subfloor & wall sheathing (to framing):

1
2" or less 6d

19
32" - 

3
4" 8d or 6d

7
8" - 1" 8d

1 
1
8" - 1 

1
4" 10d 0r 8d

combination subfloor - underlayment (to framing):

3
4" and less 6d

7
8" - 1" 8d

1 
1
8" - 1 

1
4" 10d or 8d

27.  Panel Siding (to framing)

1/2" or less 6d

5
8" 8d

28.  Fiberboard sheathing

1
2" No. 11 ga., 6d, no. 16 Ga.

25
32" no. 11 ga., 8d, no. 16 ga.

29.  Interior Panelling

1
4" 4d

3
8" 6d

electrical & mechanical plan      1
1
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