
 

 

Date:  August 10, 2023 

To:  TRPA Hearings Officer 

From:  TRPA Staff 

Subject: Murphy Demolition/Rebuild of Eligible Historic Resource   
 747 Lakeview Avenue, City of South Lake Tahoe, California                               
                             APN 026-021-011, TRPA File Number ERSP2023-0004 
 
 
Requested Action:  
Hearings Officer action on the proposed project and a finding of no significant environmental 
effect.  
 
Staff Recommendation:  
Staff recommends the Hearings Officer make the required findings (Attachment A) and approve 
the proposed project based on this staff summary and the evidence contained in the project 
record. The recommended conditions of approval are contained in the attached Draft Permit 
(see Attachment B). 
 
Project Description/Background:  
The subject property is a single-family residence located at 747 Lakeview Avenue in the City of 
South Lake Tahoe, California. The property has a two-story cabin, rear and front decks, and a 
garage that is shared with the adjacent property at 741 Lakeview Avenue. The existing cabin was 
built in 1930 and is an eligible historic resource. It is significant for its architectural integrity. The 
building is a remaining example of the Tahoe Rustic architecture built during the first half of the 
twentieth century.  
The project proposes to demolish the existing cabin and replace it with a new two-story 
residence with a deck on the north side of the residence, a pervious paver patio, and associated 
flatwork. The property is visible from Lake Tahoe, and as such a scenic assessment has been 
prepared. Best Management Practices will be installed on the entire property as part of this 
project. 
 
Staff Analysis:  

A. Environmental Documentation: TRPA staff has completed the “Project Review 
Conformance Checklist and Article V (g) Findings” in accordance with Subsection 4.4.2 of 
the TRPA Code of Ordinances. All responses contained on said checklist indicate 
compliance with the environmental threshold carrying capacities. A copy of the 
completed checklist will be made available at the Hearings Officer meeting and at TRPA. 

B. Plan Area Statement: The project is located within Plan Area 099 –Al Tahoe, Special Area 
1. The Land Use Classification is Residential, and the Management Strategy is 
Redirection. Agency staff has reviewed the subject Plan Area and has determined that 
the project is consistent with the applicable planning statement, planning 
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considerations, and special policies. The proposed use (single family dwelling) is listed as 
an allowed use. 

C. Land Coverage: This project complies with the land coverage requirements in Chapter 
30 of the TRPA Code of Ordinances. The parcel is verified as Land Capability Class 7, with 
a portion of the property within the backshore of Lake Tahoe. The parcel is 13,870 
square feet in area with 3,416 square feet of base allowed coverage. A total of 4,438 
square feet of coverage was previously approved as part of permit 19960679STD, and 
therefore considered legally existing. The project will utilize coverage exemptions 
defined in Chapter 30 of the TRPA Code of Ordinances and will create a total of 4,361 
square feet of coverage. As a result of the project 77 square feet of Class 7 coverage will 
be banked on-site for future use. There is a five-foot-wide pedestrian access easement 
along the northern property line. The coverage rights within the easement area have 
been accrued to the City of South Lake Tahoe (Resolution 1993-39). 

D. Density: This project complies with residential density requirements of the TRPA Code of 
Ordinances.  

E. Historic Resources: The residence on the property is considered eligible as a historic 
resource by TRPA for planning purposes (Historic Determination file HIST2022-0940). It 
is significant for its architectural integrity. The building is a remaining example of the 
Tahoe Rustic architecture built during the first half of the twentieth century. It has not 
been nominated for designation as a historic resource per TRPA Code section 67.5, 
typically reserved for structures maintaining a high level of significance for Lake Tahoe 
(e.g. Camp Richardson or Thunderbird Lodge), and is not located within a recognized 
historic district. Additions, reconstruction, or demolition of eligible or designated 
historic resources requires review and approval by a Hearings Officer in accordance with 
Section 2.2.2.2.c of the TRPA Code. A resource recovery plan was prepared by two 
qualified Architectural Historians per the US Secretary of Interior Standards as 
mitigation for the loss of the eligible historic resource (Attachment E). 

F. Scenic: This property is visible from scenic shoreline unit #32- Al Tahoe, which is 
currently in-attainment with scenic thresholds. The project proposes to achieve a 
contrast rating score of 24, which allows 1,035 square feet of visible area. With 
mitigation, the project results in 802 square feet of total visible area. 

Contact Information:  
If you have any questions, please contact Julie Roll, Senior Planner at jroll@trpa.gov or (775) 
589-5247.  
 
Required Actions:  
Staff recommends that the Hearings Officer take the following actions: 

 
I. Approve the findings contained in this staff summary, and a finding of no 

significant environmental effect. 
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II. Approve the project, based on the staff summary, and record evidence, subject 
to the conditions contained in the attached Draft TRPA Permit (Attachment B). 

 
Attachments: 

A. Required Findings/Rationale 
B. Draft Permit 
C. Site Plans 
D. Photos 
E. Resource Recovery Plan 
F. Initial Environmental Checklist 
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Attachment A 
Required Findings/Rationale
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Attachment A: Required Findings/Rationale 
 
The following is a list of the required findings as set forth in Chapters 4, 30, 37, and 67 of the TRPA Code of 
Ordinances. Following each finding, Agency staff have indicated if there is sufficient evidence contained in the 
record to make the applicable findings or have briefly summarized the evidence on which the finding can be 
made. 

1. Chapter 4 – Required Findings: 
 

(a) The project is consistent with and will not adversely affect implementation of the Regional Plan, 
including all applicable Goals and Policies, Plan Area Statements and maps, the Code and other 
TRPA plans and programs. 

 
 Based on the findings provided on the Initial Environmental Checklist and the Article V(g) 

Findings Checklist, there is sufficient evidence in the project file to make this finding.  
 

(b) The project will not cause the environmental threshold carrying capacities to be exceeded. 
 

The project meets the provisions of the TRPA Code of Ordinances; no significant 
environmental impacts will occur, and it will not cause the environmental threshold 
carrying capacities to be exceeded. 

 
(c) Wherever federal, state or local air and water quality standards applicable for the Region, 

whichever are strictest, must be attained and maintained pursuant to Article V(g) of the TPRA 
Compact, the project meets or exceeds such standards. 

 
All potential effects are temporary and shall be mitigated through temporary and permanent 
Best Management Practices (BMPs). The applicant will meet or exceed all federal, state, or local 
water quality standards. Upon completion of construction, the project will have no impact upon 
water quality standards. 
 

2. Chapter 30- Relocation of TRPA-Verified Existing Land Coverage 
 
(a) The relocation is to an equal or superior portion of the parcel or project area, as determined by 

references to the following factors: 
 

1. Whether the area of relocation already has been disturbed 
 
The area of relocation was previously disturbed during construction of the 
original residence in 1930. 
 

2. The slope of and natural vegetation on the area of relocation 
 
The slope and vegetation (species and coverage) are consistent across the 
portion of the parcel where coverage relocation will occur. 
 

3. The fragility of the soil on the area of relocation 
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Coverage relocation will occur on the high capability portion of the parcel 
(Class 7). This area is flat, with well-draining soil that is not prone to erosion.  
 

4. Whether the area of relocation appropriately fits the scheme of use of the 
property 
 
The new residence will be located in approximately the same location as the 
existing residence. Coverage will be relocated for access and flatwork, but 
the overall use of the property will remain the same. 
 

5. The relocation foes not further encroach into a stream environment zone, 
backshore, or the setbacks established in the Code for the protection of 
stream environment zones or backshore 
 
Existing coverage within the backshore will remain in its current location, 
with no additional backshore coverage added. Coverage relocation will 
occur in the Class 7 portion of the property. 
 

6. The project otherwise complies with the land coverage mitigation program 
set forth in section 30.6 
 
Excess coverage mitigation fees will be assessed as part of the permit. 

(b) The area from which the land coverage was removed for relocation is restored 
in accordance with Subsection 30.5.3. 

 The conditional permit contains a condition requiring that all disturbed areas be 
restored and revegetated. 

(c) The relocation is not to Land Capability Districts 1a, 1b, 1c, 2, or 3 from any higher 
numbered land capability district. 

 
 All coverage relocation will be within the Class 7 portion of the parcel. No additional 

coverage will be added to the backshore. 
 

(d) If the relocation from one portion of a stream environment zone to another portion, 
there is a net environmental benefit to the stream environment zone. 

 
 No relocation of coverage within a stream environment zone is proposed. 

 
(e) Retirement of land coverage in the affected stream environment zone in the amount of 

1.5:1 of the amount of land coverage being relocated within a stream environment 
zone; or 

    
   No relocation of coverage within a stream environment zone is proposed. 
 

(f) For projects involving the relocation of more than 1,000 square feet of land coverage 
within a stream environment zone, a finding, based on a report prepared by a qualified 
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professional, that the relocation will improve the functioning of the stream environment 
zone and will not negatively affect the quality of existing habitats. 

 
No relocation of coverage within a stream environment zone is proposed. 

 
3. Chapter 37- Approval of Building Heights Greater than 26 feet. 

Additional height for roof pitch greater than 5:12 

(a) Finding 1: When viewed from major arterials, scenic turnouts, public recreation areas 
or the waters of Lake Tahoe, from a distance of 300 feet, the additional height will not 
cause a building to extend above the forest canopy, when present, or a ridgeline. For 
height greater than that set forth in Table 37.4.1-1 for a 5:12 roof pitch, the additional 
height shall not increase the visual magnitude beyond that permitted for structures in 
the shoreland as set forth in subsection 66.3.7. Additional Visual Magnitude, or 
Appendix H, Visual Assessment Tool, of the Design Review Guidelines. 
 
As viewed from Lake Tahoe, the proposed building height will not extend above the 
forest canopy as the maximum building height will be 30-feet 8 ½ inches. As seen on 
the elevation/perimeter screening plan, the trees extend well beyond the proposed 
roof.  

 
(b) Finding 2: When outside a community plan, the additional height is consistent with the 

surrounding uses. 
 
The proposed two-story house is consistent with surrounding development in the 
neighborhood. Almost all the homes in close proximity to this property are two-stores 
tall. 

 
(c) Finding 8: The maximum building height at any corner of two exterior walls of the 

building is not greater than 90 percent of the maximum building height. The maximum 
height at the corner of two exterior walls is the difference between the point of lowest 
natural ground elevation along an exterior wall of the building and point at which the 
corner of the same exterior wall meets the roof. 
 
The architectural design is such that the maximum height at any corner does not 
exceed 90% of the maximum building height.  

4. Chapter 67-Historic Resource Protection: Historic resources shall not be demolished, disturbed, 
or removed unless TRPA finds that: 

 A.  The action will not be detrimental to the historic significance of the resource; 

B.  The action is pursuant to a recovery plan approved by the applicable state historic 
preservation office;  

OR 

C.  It is the only feasible alternative to protect the health and safety of the public. 
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Two qualified Architectural Historians per the US Secretary of Interior Standards prepared a 
resource recovery plan for the property.  Pursuant to the existing TRPA Code of Ordinances 
section 67.7.3.B,the plan was submitted to the California State Historic Preservation Office on 
May 12, 2023, but they declined to provide any comments. As of July 2023, both the California 
and Nevada State Historic Preservation Offices will no longer review projects and mitigation 
measures on private properties within the Lake Tahoe Basin per their request. TRPA is in the 
process of amending the applicable Code sections including 67.7.3.B and finding 4.B above, 
scheduled for consideration of approval by the TRPA Governing Board September 2023. The 
revised proposed language reads a “the action is pursuant to a recovery plan approved by 
TRPA.” 
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Attachment B 
Draft Permit 
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August 17, 2023 
 
 
Exline & Company, Inc. 
P.O. Box 16789 
South Lake Tahoe, CA 96151 
general@exlineandcompany.com 
 
MURPHY SINGLE FAMILY DWELLING DEMOLITION/REBUILD, 747 LAKEVIEW AVENUE, CITY OF SOUTH 
LAKE TAHOE, CALIFORNIA, ASSESSOR’S PARCEL NUMBER (APN) 026-021-011, TRPA FILE NUMBER 
ERSP2023-0004 
 
Dear Exline & Company: 
 
Enclosed please find the Tahoe Regional Planning Agency (TRPA) permit and attachments for the project 
referenced above. If you accept and agree to comply with the Permit conditions as stated, please make 
a copy of the permit, sign the “Permittee’s Acceptance” block on the first page the Permit, and return 
the signed copy to TRPA within twenty-one (21) calendar days of issuance. Should the permittee fail to 
return the signed permit within twenty-one (21) calendar days of issuance, the permit will be subject to 
nullification. Please note that signing the permit does not in itself constitute acknowledgement of the 
permit, but rather acceptance of the conditions of the permit. 
 
TRPA will acknowledge the permit only after all standard and special conditions of approval have been 
satisfied. Please submit a final digital set of plans and a signed copy of the permit. 
 
Pursuant to Rule 11.2 of the TRPA Rules of Procedure, this permit may be appealed within twenty-one 
(21) days of the date of this correspondence. 
 
Thank you very much for your attention to this matter. If you have questions, please feel free to contact 
me by phone at (775) 589-5247 or by email at jroll@trpa.gov. 
 
Sincerely, 
 
 
 
 
Julie Roll 
Senior Planner 
Permitting & Compliance Department 
 
 
cc.  The Murphy Family, shahbhome@yahoo.com 
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DRAFT PERMIT 
 
PROJECT DESCRIPTION: Single Family Dwelling Rebuild APN: 026-021-011 
 
PERMITTEE(S): Stephen & Michelle Murphy FILE #: ERSP2023-0004 
 
COUNTY/LOCATION: El Dorado/747 Lakeview Ave. 
 
Having made the findings required by Agency ordinances and rules, the Hearings Officer approved the project on 
August 17, 2023 subject to the standard conditions of approval attached hereto (Attachment R) and the special 
conditions found in this permit. 
 
This permit shall expire on August 17, 2026 without further notice unless the construction has commenced prior to 
this date and diligently pursued thereafter. Commencement of construction consists of pouring concrete for a 
foundation and does not include grading, installation of utilities or landscaping. Diligent pursuit is defined as 
completion of the project within the approved construction schedule. The expiration date shall not be extended 
unless the project is determined by TRPA to be the subject of legal action which delayed or rendered impossible the 
diligent pursuit of the permit. 
 
NO DEMOLITION, TREE REMOVAL, CONSTRUCTION OR GRADING SHALL COMMENCE UNTIL: 
(1) TRPA RECEIVES A COPY OF THIS PERMIT UPON WHICH THE PERMITTEE(S) HAS ACKNOWLEDGED RECEIPT OF 

THE PERMIT AND ACCEPTANCE OF THE CONTENTS OF THE PERMIT; 
(2) ALL PRE-CONSTRUCTION CONDITIONS OF APPROVAL ARE SATISFIED AS EVIDENCED BY TRPA’S 

ACKNOWLEDGEMENT OF THIS PERMIT;  
(3) THE PERMITTEE OBTAINS A CITY BUILDING PERMIT. TRPA’S ACKNOWLEDGEMENT IS NECESSARY TO OBTAIN A 

CITY BUILDING PERMIT. THE CITY PERMIT AND THE TRPA PERMIT ARE INDEPENDENT OF EACH OTHER AND 
MAY HAVE DIFFERENT EXPIRATION DATES AND RULES REGARDING EXTENSIONS; AND 

(4) A TRPA PRE-GRADING INSPECTION HAS BEEN CONDUCTED WITH THE PROPERTY OWNER AND/OR THE 
CONTRACTOR. 

 
 
_______________________________________  _______________________________  
TRPA Executive Director/Designee      Date  
 
 
PERMITTEE’S ACCEPTANCE: I have read the permit and the conditions of approval and understand and accept them. 
I also understand that I am responsible for compliance with all the conditions of the permit and am responsible for 
my agents’ and employees’ compliance with the permit conditions. I also understand that if the property is sold, I 
remain liable for the permit conditions until or unless the new owner acknowledges the transfer of the permit and 
notifies TRPA in writing of such acceptance. I also understand that certain mitigation fees associated with this 
permit are non-refundable once paid to TRPA. I understand that it is my sole responsibility to obtain any and all 
required approvals from any other state, local or federal agencies that may have jurisdiction over this project 
whether or not they are listed in this permit. 
 
Signature of Permittee(s)___________________________ Date______________________ 
 

PERMIT CONTINUED ON NEXT PAGE 
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APN 026-021-011 

FILE NO. ERSP2023-0001 
 

Security Posted (1):   Amount $3,300 Type        Paid        Receipt No.   

Security Administrative Fee (2): Amount $242 Paid          Receipt No.    

Scenic Monitoring Security (3): Amount $5,000 Type        Paid        Receipt No.   

Security Administrative Fee (2): Amount $242 Paid          Receipt No.    

Scenic monitoring Inspection Fee (3): Amount $141 Paid        Receipt No.   

Excess Coverage Mitigation Fee (4): Amount $8,347 Paid   Receipt No.   

Notes: 
(1) See Special Condition 5.B  
(2) Subject to change; see TRPA Filing Fee Schedule for current administrative fee.  
(3) See Special Condition 5.C 
(4) See Special Condition 5.D 

 
Required plans determined to be in conformance with approval: Date:    
 
TRPA ACKNOWLEDGEMENT: The permittee has complied with all pre-construction conditions of approval 
as of this date: 
 
_____________________________________   __    
TRPA Executive Director/Designee    Date 
 

 
SPECIAL CONDITIONS 

1. This permit specifically authorizes the demolition and reconstruction of a lakefront single-family 
dwelling. The project includes a new residence, deck, patio, and walkways. The existing detached 
garage will be refurbished in its existing location. The property is verified as land capability class 
7 and 1b (backshore) with a total of 4,438 square feet of verified existing coverage. The project 
will use 4,361 square feet of coverage with 77 square feet of class 7 coverage to be banked on-
site for future use. New Water Quality Best Management Practices will be installed, and 
certificate of completion # 12818 will be reissued once the project passes final inspection. 
 

2. The property is visible from Shoreline Scenic Unit 32- Al Tahoe, which is currently in attainment 
with scenic thresholds. The project was reviewed under and complies with Level 5, Option 2 of 
the Visual Magnitude System (Section 66.3.3) of the TRPA Code of Ordinances). A contrast rating 
score of 24 will be achieved, and therefore the total square feet of visible area allowed for this 
project is 1,035 square feet.  With the proposed mitigation, the approved visible area for this 
project is 802 square feet.  
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3. The existing residence was built in 1930 and is treated as an eligible historic resource for 
planning purposes. The resource recovery plan prepared by Summit Envirosolutions serves as 
mitigation for the loss of the historic resource. 

4. The Standard Conditions of Approval listed in Attachment R shall apply to this permit. 
 
5. Prior to permit acknowledgement, the following conditions of approval must be satisfied: 

A. Revise the plans as follows: 

(1) Remove the RCI Topographic and Coverage Survey (Sheet 2 of 2) from the final 
plan set. This sheet has conflicting coverage information, as the coverage within 
the access easement was not deducted. 

(2) Include the mitigated contrast rating scores on the elevation/perimeter sheet to 
show that a contrast rating score of 24 will be achieved with vegetative 
screening. 

B. The security required under Standard Condition A.3 of Attachment R shall be $3,300.00. 
Please see Attachment J, Security Procedures, for appropriate methods of posting the 
security and for calculation of the required security administration fee.  

C. The shorezone scenic security of $5,000 shall be required per TRPA Code of Ordinances 
Section 5.9. Please see Attachment J, Security Procedures, for appropriate methods of 
posting the security and for calculation of the required security administration fee. A 
$141 non-refundable inspection/review fee is due at permit acknowledgement. 
 

D. The affected property has 982 square feet of excess land coverage. To take advantage of 
coverage exemptions, the permittee shall mitigate all of the excess land coverage on 
this property by removing and retiring 982 square feet of coverage within Hydrologic 
Transfer Area South Stateline - California side, or by submitting an excess coverage 
mitigation fee of $8,347.  
 

E. A copy of the recovery plan report shall be donated to the Lake Tahoe Historical Society. 
The applicant shall provide evidence, such as a certified mail receipt or receipt of 
delivery, of such donation. 

 
F. Submit a physical sample of the proposed metal roof to demonstrate that it has a low 

glare/non-reflective finish. 
 

G. The permittee shall submit an electronic version of the final revised plan set. 

6. By acceptance of this permit, the permittee agrees that the scenic mitigation authorized under 
this permit shall be maintained in perpetuity. Failure to meet scenic mitigation requirements is a 
violation of the permit and TRPA Code of Ordinance Section 5.4 and is subject to enforcement 
actions. If substantial changes to the approved plan are found by the TRPA Compliance 
Inspector, a post construction scenic analysis may be required. 
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A contrast rating score of 24 must be achieved to comply with the required scenic mitigation 
and qualify for security return. The project has a maximum of 5 years from final inspection to 
meet the necessary requirements. When the scenic mitigation requirements have been met, the 
following documentation shall be submitted at: https://www.trpa.gov/inspections-and-
securities/. 

 
 Post construction photos taken from 300 feet and one quarter mile offshore, with at least 

one photo from center and perpendicular to the project area, and photos of onsite existing 
conditions. 

 
7. Tree roots must be protected during excavation to prevent damage to the tree. The following 

practices are recommended: 
 
 Tree roots four inches in diameter or greater shall not be severed, if avoidable. Hand dig 

around roots if necessary. 
 If roots cannot be avoided, cut as far away from the trunk as possible.  
 A clean, vertical cut will provide more protection for the tree than leaving roots torn or 

crushed.  
 Construction materials shall not be stored within the dripline of the tree. 

 
8. Prior to security release photos shall be provided to TRPA taken during the construction of any 

subsurface BMP’s or of any trenching and backfilling with gravel.  
 

9. All Best Management Practices (BMPs) shall be maintained in perpetuity to ensure effectiveness 
which may require BMPs to be periodically reinstalled or replaced. 
 

10. Temporary and permanent BMPs may be field fit by the Environmental Compliance Inspector 
where appropriate. 

11. All exterior lighting shall be consistent with TRPA Code of Ordinances Section 36.8 Exterior 
Lighting Standards. Specifically, all exterior lighting shall be fully shielded and directed 
downward so as not to produce obtrusive glare onto the public right-of-way or adjoining 
properties. Illumination for aesthetic or dramatic purposes of any building or surrounding 
landscape utilizing exterior light fixtures projected above the horizontal is prohibited.  
 

12. All areas where coverage is removed for relocation must be restored in accordance with the 
revegetation standards in Sections 61.4 and 36.7 of the TRPA Code of Ordinances. 
 

13. Maximum excavation depth shall not exceed five feet. 
 

14. The permittee is responsible for ensuring that the project, as built, does not exceed the 
approved land coverage figures shown on the site plan. The approved land coverage figures 
shall supersede scaled drawings when discrepancies occur. 

15. This approval is based on the permittee’s representation that all plans and information 
contained in the subject application are true and correct. Should any information or 
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representation submitted in connection with the project application be incorrect or untrue, 
TRPA may rescind this approval, or take other appropriate action. 

16. To the maximum extent allowable by law, the Permittee agrees to indemnify, defend, and hold 
harmless TRPA, its Governing Board, its Planning Commission, its agents, and its employees 
(collectively, TRPA) from and against any and all suits, losses, damages, injuries, liabilities, and 
claims by any person (a) for any injury (including death) or damage to person or property or (b) 
to set aside, attack, void, modify, amend, or annul any actions of TRPA. The foregoing indemnity 
obligation applies, without limitation, to any and all suits, losses, damages, injuries, liabilities, 
and claims by any person from any cause whatsoever arising out of or in connection with either 
directly or indirectly, and in whole or in part (1) the processing, conditioning, issuance, or 
implementation of this permit; (2) any failure to comply with all applicable laws and regulations; 
or (3) the design, installation, or operation of any improvements, regardless of whether the 
actions or omissions are alleged to be caused by TRPA or Permittee.  
 
Included within the Permittee's indemnity obligation set forth herein, the Permittee agrees to 
pay all fees of TRPA’s attorneys and all other costs and expenses of defenses as they are 
incurred, including reimbursement of TRPA as necessary for any and all costs and/or fees 
incurred by TRPA for actions arising directly or indirectly from issuance or implementation of this 
permit. TRPA will have the sole and exclusive control (including the right to be represented by 
attorneys of TRPA’s choosing) over the defense of any claims against TRPA and over their 
settlement, compromise or other disposition. Permittee shall also pay all costs, including 
attorneys’ fees, incurred by TRPA to enforce this indemnification agreement. If any judgment is 
rendered against TRPA in any action subject to this indemnification, the Permittee shall, at its 
expense, satisfy and discharge the same. 
 

 
 

END OF PERMIT 
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Attachment C 
Site Plans 
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ARBORIST RECOMMENDATIONS:

(IF REQUIRED) FUTURE UTILITIES TO DOCK SHALL BE BROUGHT DOWN MIDDLE
OF PROPERTY TO CREATE THE LEAST ROOT DISTURBANCE TO NEARBY TREES.

CARE SHALL BE TAKEN WITH ALL TREES IN THE VICINITY OF FENCES
PROPOSED TO BE REMOVED OR INSTALLED.

CARE SHALL BE TAKEN WITH ALL TREES AND GRASS ON SLOPE ABOVE
RETAINING WALL TO HELP STABILIZE THIS SLOPE. CARE SHALL BE TAKEN
OF THESE TREE ROOTS DURING CONSTRUCTION OF THE RETAINING WALL.

AT PUBLIC PATH, SEE ARBORIST REPORTS FOR ANY REQUIREMENTS TO BE
MET.

SEE ARBORIST REPORT DATED 11.13.2022 BY SINNOTT CONSULTING FOR
FURTHER DETAILS ON TREE PROTECTION AND ROOT PRUNING
PROCEDURES.

INFILTRATION TRENCH SIZES:

ROOF-A 31.5'L x 24"W x 4"D

ROOF-B 31.5'L x 24"W x 4"D

ROOF-C 7'L x 24"W x 4"D

ROOF-D 10'L x 24"W x 4"D

ROOF-E 44'L x 24"W x 4"D

ROOF-F 25.5'L x 24"W x 4"D

ROOF-G 65.5'L x 24"W x 4"D

ROOF-H 45'L x 6"W x 6"D

A

B
C
D

E
F
G
H

FILTER FABRIC 42" WIDE
TENSILE STRENGTH 120#
EQUIVALENT OPENING SIZE 70

WIRE MESH, STAPLE TO POSTS
RUN DOWN TO BOTTOM OF
TRENCH. 6" MAX MESH 14GA

4x4 POSTS AT MAX 10' O.C.
12" INTO GROUND, 3' ABOVE
4"x4" CONTINUOUS DITCH
LINED WITH FILTER FABRIC
BACKFILL AND COMPACT

12
"

36
"

Scale: N/A
1EROSION CONTROL FILTER FENCE

FENCING SHALL
BE PLACED
AT PERIMETER
OF DRIPLINE
OF FURTHEST
BRANCHES

48" TALL
ORANGE PLASTIC
FENCING OR
WIREMESH

METAL OR
WOOD STAKES
48" MIN. HGT.

FLUORESCENT
FLAGGING

Scale: N/A
2VEGETATION PROTECTIVE FENCING

FINISHED
GRADE

FILL TRENCH
W/ 3 4" - 1 12"
DRAINROCK

Scale: N/A
3INFILTRATION TRENCH

DRIP LINE
FROM EAVE

6"

INSTALL
3

4"Ø - 1 12"Ø
PEA GRAVEL
OR DRAINROCK

Scale: N/A
4DRIP LINE TRENCH

OVERLAP FILTER
FABRIC 12"

3
4" - 1 12" WASHED

DRAIN ROCK WRAPPED
IN FILTER FABRIC,
NON-WOVEN NEEDLE PUNCHED
PER NRCS STD. 905

INSTALL SEDIMENT/SAND TRAP
@ UPPER + LOWER END
OF DRAIN.
SEE DTL. PER TRPA BMP HANDBOOK CHP. 4.4-1

Scale: N/A
5DRYWELL @ END OF SLOTTED

DRAIN OR SWALE

INSTALL AS FAR BACK
AS ACCESSIBLE

12" BEYOND
END OF DECK (MIN.)

NON-FLAMMABLE
BORDER

3
4" - 1 12" CLEAN

DRAIN ROCK
(3" DEPTH)

ACCESSIBLE
AREA

INACCESSIBLE
AREA

Scale: N/A
6GRAVEL BENEATH LOW DECKS

BEST MANAGEMENT PRACTICES:
PROVIDE TEMPORARY BMP INSTALLATION DURING CONSTRUCTION TO
CAPTURE SEDIMENT RUN-OFF FOR THE CONSTRUCTION AREA AND TO
PROTECT EXISTING VEGETATION. PROVIDE PERMANENT BMP INSTALLATION
BY PROJECT COMPLETION (SEE SHEET BMP), INCLUDING: RE-VEGETATION
OF BARREN AREAS; DRIP LINE INFILTRATION TRENCHES; DRIVEWAY
INFILTRATION; PARKING BARRIERS; SLOPE STABILIZATION AND GRAVEL
BENEATH DECKS AND PORCHES.

ROOF AREA CALCULATIONS:

747 LAKEVIEW:
RESIDENCE 2,275 SF
EXISTING GARAGE 1,191 SF
TOTAL: 3,466 SF

SLOPE CALCULATION ACROSS BLDG. SITE:

CROSS SLOPE = (6249 - 6249) / 72 = 0.000 x 100 = 0%

LAND COVERAGE INFORMATION:

747 LAKEVIEW - APN: 026-021-011

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

1,995
20

PROJECT DESCRIPTION:

PROPOSED PROJECT CONSISTS OF A 2-STORY
SINGLE-FAMILY RESIDENCE w/ (E) DETATCHED 3-CAR
GARAGE. SITE IMPROVEMENTS INCLUDE REFURBISHING
THE (E) REAR DECK. CURRENT PROPOSAL REDUCES
AND REPLACES PREVIOUSLY PERMITTED 2-STORY
SINGLE-FAMILY RESIDENCE PROJECT ON THIS SITE.

GENERAL INFORMATION:

PROJECT SITE: APN 026-021-011

PROPERTY ADDRESS: 747 LAKEVIEW AVE.
SOUTH LAKE TAHOE, CA.
EL DORADO COUNTY

PROPERTY OWNER: MR. + MRS. STEVE MURPHY

PROJECT AREA:

RESIDENCE: 1,887 SF
(E) GARAGE: 1,160 SF

TOTAL PROJECT: 3,047 SF

BUILDING CODE DATA:

OCCUPANCY GROUP: R-1

USE: SINGLE FAMILY RESIDENTIAL

CONSTRUCTION TYPE: V-B

APPLICABLE CODES:

ALL CONSTRUCTION SHALL COMPLY WITH 2019 EDITIONS OF:
CALIFORNIA RESIDENTIAL CODE (CRC)
CALIFORNIA MECHANICAL CODE (CMC)
RESIDENTIAL + NON-RESIDENTIAL ENERGY STDS
CALIFORNIA FIRE CODE (CFC)
CALIFORNIA PLUMBING CODE (CPC)
CALIFORNIA ELECTRICAL CODE (CEC)
CAL GREEN
CITY ORDINANCES + STATE LAWS
WILDLAND URBAN INTERFACE (WUI)

SHEET INDEX:
(*)  =  FUTURE BUILDING SHEETS

T1.0 TITLE PAGE
GN GENERAL NOTES
AR ARBORIST REPORT
AR2 ARBORIST REPORT (CONT.)
FAR PROPOSED FLOOR AREA CALC.
1OF2 TOPOGRAPHIC + COVERAGE SURVEY
2OF2 TOPOGRAPHIC + COVERAGE SURVEY
A1.0 PROPOSED SITE PLAN
BMP BMP DETAILS
BMP006 INFILTRATION SYSTEM COMPONENTS
BMP007 INFILTRATION SYSTEM
D1 DEFENSIBLE SPACE PLAN
LC LOT COVERAGE CALC,

ARCHITECTURAL DRAWINGS:
A2.0 PROPOSED FIRST FLOOR PLAN
A2.1 PROPOSED SECOND FLOOR PLAN
A2.2 PROPOSED ROOF PLAN
A2.3 PROPOSED ROOF PLAN - INFILTRATION
A3.0 PROPOSED FRONT + REAR ELEVATIONS
A3.1 PROPOSED LEFT + RIGHT ELEVATIONS
1 SCENIC ASSESSMENT DIAGRAMS
A4.0 PROPOSED BUILDING SECTIONS
A5.0 CONSTRUCTION DETAILS
A9.0 FINISH SCHEDULE
G1.0 EXISTING GARAGE PLANS
L1.0 LANDSCAPE NOTES + DETAILS
L2.0 REVEGETATION PLAN + SCHEDULE + FIRE DEFENSE PLAN
L3.0 LANDSCAPE PLAN AND SCHEDULE
L4.0 IRRIGATION NOTES + DETAILS
L5.0 IRRIGATION PLAN + SCHEDULE

MECHANICAL + ELECTRICAL DRAWINGS:
ME2.0 FIRST FLOOR MECH. + ELECT. PLANS
ME2.1 SECOND FLOOR MECH. + ELECT. PLANS
ME3.0 MECH. + ELECT. CUTSHEETS
ME4.0 TITLE-24
ME4.1 TITLE-24 CONT.

STRUCTURAL DRAWINGS:
- -
- -
- -

SUBMITTALS TO BE DEFERRED AND STAMPED BY ARCHITECT
OR ENGINEER OF RECORD: TRUSS CALCS. AND SHOP DRAWINGS;
FIRE SPRINKLER + ALARM DRAWINGS.

(*)
(*)
(*)

VICINITY MAP (N.T.S.)

DEFENSIBLE SPACE REQUIREMENTS:

REF. GUIDELINES FOR CREATING DEFENSIBLE SPACE AT www.livingwithfire.info/tahoe

1. ALL DEAD VEGETATION INCLUDING TREES, BRUSH AND OTHER VEGETATION SHALL BE REMOVED.

2. ALL RESIDUAL TREES SHALL BE LIMBED TO 10' FROM THE GROUND, AT THE HIGH SIDE OF THE NATURAL SLOPING GRADE. REMOVAL OF MIDDLE BRANCHES SHALL NOT
EXCEED 13 OF THE TOTAL TREE HEIGHT. IF MORE THAN 13 OF THE LIVE CROWN IS REMOVED TO ACHIEVE THIS LIMBING THEN USE GUIDELINES IN #6 BELOW.

3. ALL RESIDUAL TREES SHALL BE LIMBED TO ACHIEVE 10' OF CLEARANCE FROM ANY PART OF THE HOUSE TO THE BRANCHES OF THE TREE, IF LESS THAN 60% OF THE LIVE
CROWN REMAINS AFTER LIMBING, THEN THE TREE SHALL BE REMOVED.

4. ALL BRUSH, TREES OR FLAMMABLE MATERIAL SHALL BE REMOVED FROM UNDER THE DRIP LINE OF RESIDUAL TREES OR TREE GROUPS.

5. NO FLAMMABLE MATERIAL SHALL BE WITHIN 5' OF THE FOUNDATION OR SUPPORT POSTS OF ANY PART OF THE HOUSE.

6. TREE CANOPIES SHALL BE SPACED 10' APART, BETWEEN EDGES OF CROWNS, WHEN THEY ARE LOCATED 5' TO 30' FROM THE HOUSE. TREES GROUPED CLOSE TOGETHER
ACTING AS ONE UNIT SHALL MEET ALL OTHER REQUIREMENTS. LARGE STANDS OF TREES LOCATED 30' TO 100' FROM THE HOUSE SHALL REMAIN IF ALL VEGETATION
UNDERNEATH THEM ARE REMOVED.

7. BRUSH FIELDS SHALL BE SPACED HORIZONTALLY A MINIMUM DISTANCE OF 2X THE HEIGHT OF THE BRUSH, WHEN THEY ARE LOCATED 5' TO 30' FROM THE HOUSE.
INDIVIDUAL BRUSH PLANT SHALL BE MAXIMUM 100 SF IN AREA AND 3' HIGH.

CONSULTANTS:

DESIGNER
   FORM+ONE DESIGN
   CONTACT: TIM RADUENZ
   4843 SILVER SPRINGS DR.
   PARK CITY, UT. 84098
   P: 415.819.0304
   E: tim@formonedesign.com

OWNERS
   MR. + MRS. STEVE MURPHY
   747 LAKEVIEW AVE.
   SOUTH LAKE TAHOE, CA. 96150

INTERIOR DESIGNER
   TRUESTYLE + DESIGN
   CONTACT: SHANNON MASTALIR
   P: 415.215.0367
   E: shanbhome@yahoo.com

LANDSCAPE ARCHITECT
   RO ANDERSON
   CONTACT: MARIE HULSE
   1603 ESMERALDA AVE
   MINDEN, NV. 89423
   P: 775.782.2322

SURVEYOR
   RESOURCE CONCEPTS INC.
   CONTACT: JASEN SOLT, PLS
   340 N. MINNESOTE ST.
   CARSON CITY, NV. 89703
   P: 775.883.1600

ARBORIST
   SINNOTT CONSULTING ISA
   CERTIFIED ARBORIST
   P.O. BOX 3293
   CARSON CITY, NV. 89702
   P: 775.721.1231

SCENIC ANALYSIS
   3DFX DESIGN
   CHICO, CA.
   P: 530.682.0535
   E: asouza@3dfxdesign.com

PRELIMINARY 3D
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(*)
(*)
(*)
(*)
(*)

STPUD NOTES:

1" LINE TO SERVICE DOMESTIC WATER TO RESIDENCE.
1" LINE TO SERVICE FIRE SPRINKLER SYSTEM TO RESIDENCE.

STRUCTURAL
   T.B.D.
   -
   -
   P: -
   E: -

TRPA CONSULTANTS
   EXLINE + COMPANY INC.
   P.O. BOX 16789
   SOUTH LAKE TAHOE, CA. 96151
   P: 775.240.9361

TITLE 24
   NRG COMPLIANCE INC.
   P.O. BOX 3777
   SANTA ROSA, CA. 95402
   P: 707.237.6957
   E: asouza@3dfxdesign.com

11,928
3,578

13,923
3,598

HOUSE
GARAGE
CONCRETE WALKS
DECK, PORCH + STAIRS
COMPACTED DIRT DRIVE
TOTAL VERIFIED COVERAGE
EXCESS COVERAGE
EXISTING OFF-SITE COVERAGE
COMPACTED DIRT DRIVE

235

235
215

969
1,145

520
1,459

110
4,203

625

696

969
1,145

520
1,694

110
4,438

840

696

VERIFIED COVERAGE PER TRPA FILE# 960679; 950108 + 11/27/95 LETTER

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

2,570
26

11,300
3,390

13,870
3,416

RESIDENCE
STOOP
EXISTING GARAGE
ASPHALT
PERVIOUS PAVER WALKWAY
PERVIOUS PAVER FIREPLACE TERRACE
PERVIOUS DECK
STAIRS
MECHANICAL PAD

0

0
404

1,887
62

1,160
46

550
297
571

81

1,887
62

1,160
46

550
297
975

81

PROPOSED COVERAGE

PROPOSED COVERAGE
COVERAGE EXEMPTIONS
PROPOSED COVERAGE W/ EXEMPTIONS

0
0
0

0

80
0

484

484

0 80

4,654 5,138
777 777

3,877 4,361

PERVIOUS DECK
PERVIOUS PAVER WALKWAY

0
0

565
138

565
138

TOTAL COVERAGE EXEMPTIONS 777
74

777
74

PERVIOUS COVERAGE EXEMPTIONS

0
0PERVIOUS PAVER FIREPLACE TERRACE

PROPOSED PERVIOUS DECK
MAX. PERVIOUS DECK EXEMPTION

0
0

571
565

571
565

* 5% OF NON-SENSITIVE LANDS
6 6

PERVIOUS DECK CALCULATIONS

0PROPOSED DECK COVERAGE

ASPHALT
COMPACTED DIRT PARKING

0
0

595
147

595
147

742 742

PROPOSED OFF-SITE COVERAGE

0TOTAL OFF-SITE COVERAGE
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AGENDA ITEM NO. V. A.



MECHANICAL NOTES:
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
MECHANICAL CODE (CMC) AND ALL APPLICABLE FEDERAL,
STATE AND LOCAL CODES.
2. MECHANICAL CONTRACTOR TO ACCEPT SOLE
RESPONSIBILITY FOR PROPER DESIGN AND INSTALLATION
OF MECHANICAL SYSTEM.  SEE MECHANICAL DWGS. BY
OTHER FOR SPECIFIC INFORMATION.
3. MECHANICAL CONTRACTOR TO COORDINATE WITH
GENERAL CONTRACTOR TO DESIGN AND INSTALL
SUITABLE DISTRIBUTION SYSTEM PER TITLE 24.  MECH.
CONTRACTOR TO FIELD VERIFY AND DETERMINE SIZE AND
CONFIGURATION OF DUCTS AND REGISTER.  SEE SHEET
INDEX FOR LOCATION OF TITLE 24 CONFORMANCE
WORKSHEETS AND ENERGY COMPLIANCE NOTES WITHIN
THIS SET.  HVAC DUCTS LOCATED IN ATTIC SPACE SHALL
BE PLACED AS CLOSE TO PERIMETER AS POSSIBLE SO AS
NOT TO INTERFERE WITH USEABLE ATTIC STORAGE
SPACE.
4. MECHANICAL LAYOUT SHOWN IS SCHEMATIC AND IS
SHOWN FOR DESIGN INTENT ONLY.
5. PROVIDE COMBUSTION AIR SUPPLY TO GAS FIRED
APPLIANCES BY COMBUSTION AIR DUCTS PER (CMC) &
CPC.  VERIFY DUCT SIZE WITH MANUFACTURER'S
SPECIFICATIONS.
6. FURNACES OR BOILERS SHALL BE INSTALLED PER
MANUFACTURER'S SPECIFICATIONS AND SHALL MEET THE
REQUIREMENTS OF THE CALIFORNIA MECHANICAL CODE
(CMC)
7. PER CMC, COMBUSTION AIR DUCTS FROM THE ATTIC
SHALL BE LOCATED WITHIN THE UPPER AND LOWER 12
INCHES OF THE ENCLOSURE.  DUCTS SHALL BE SEPARATE
AND SHALL NOT BE OBSTRUCTED.
8. APPLIANCES DESIGNED TO BE FIXED IN POSITION SHALL
BE SECURELY FASTENED IN PLACE.  SUPPORTS FOR
APPLIANCES SHALL BE DESIGNED AND CONSTRUCTED TO
SUSTAIN VERTICAL AND HORIZONTAL LOADS AS REQUIRED
BY CMC.  WATER HEATERS TO BE SECURED WITH A
MINIMUM OF 2 STRAPS, ONE EACH TO BE LOCATED IN THE
UPPER AND LOWER THIRD OF THE UNIT.
9. UNDERCUT ALL INTERIOR DOORS (AS APPROPRIATE)
FOR AIR RETURN CIRCULATION TO VENTS, TYPICAL OF
INTERIOR CONDITIONED SPACES.
10. VERIFY ALL FIXTURE LOCATIONS WITH OWNER PRIOR
TO INSTALLATION.
11. ALL FIXTURES TO BE SELECTED (OR APPROVED) BY
OWNER.
12. EXHAUST FANS IN LAUNDRY AND BATHROOMS MUST
CONNECT DIRECTLY TO THE OUTSIDE AND PROVIDE A
MINIMUM OF 5 AIR CHANGES PER HOUR.  EXHAUST FAN
VENTS MUST TERMINATE A MINIMUM OF 3 FEET FROM ANY
OPENINGS INTO THE BUILDING AND BE PROVIDED WITH
BACKDRAFT DAMPERS.
13. AT NEW FORCED AIR FURNACE INSTALLATIONS
PROVIDE 3' MIN. WORKING SPACE ALONG EACH SIDE (WITH
A TOTAL OF AT LEAST 12" ON BOTH SIDES COMBINED),
BACK AND TOP OF FURNACE.
14. INSTALLATION INSTRUCTIONS FOR ALL LISTED
EQUIPMENT SHALL BE PROVIDED TO THE FIELD
INSPECTOR AT TIME OF INSPECTION.
PLUMBING NOTES:
1. VERIFY ALL FIXTURE LOCATIONS WITH OWNER PRIOR
TO INSTALLATION.
2. ALL FIXTURES TO BE SELECTED AND (OR APPROVED) BY
OWNERS.
3. ALL NEW WATER CLOSETS SHALL BE 1.28
GALLON/FLUSH MAXIMUM.
4. NO DISHWASHER MACHINE SHALL BE DIRECTLY
CONNECTED TO A DRAINAGE SYSTEM OR FOOD DISPOSER
WITHOUT THE USE OF AN APPROVED AIR GAP FITTING ON
THE DISCHARGE SIDE OF THE DISHWASHING MACHINE.
LISTED AIR-GAPS SHALL BE INSTALLED WITH THE FLOOD
LEVEL MARKING AT OR ABOVE FLOOD LEVEL OF SINK OR
DRAINBOARD, WHICHEVER IS HIGHER
5. (N) ELECTRIC WATER HEATER PER T24 REQUIREMENTS

ELECTRICAL NOTES:
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
ELECTRIC CODE (CEC) AND ALL APPLICABLE FEDERAL,
STATE, AND LOCAL CODES AND ORDINANCES.
2. PER CEC, ALL ELECTRICAL RECEPTACLES INSTALLED
AT CRAWL SPACES AT OR BELOW GRADE, AND
OUTDOORS SHALL HAVE GROUND-FAULT
CIRCUIT-INTERRUPTER (G.F.C.I.) PROTECTION.  ALL
RECEPTACLES LOCATED IN BATHROOMS SHALL HAVE
GROUND-FAULT CIRCUIT INTERRUPTER (G.F.C.I.)
PROTECTION.
3. SMOKE DETECTORS SHALL BE INSTALLED PER CBC.  A
DETECTOR SHALL BE INSTALLED IN EACH SLEEPING
ROOM AND AT A POINT CENTRALLY LOCATED IN THE
CORRIDOR OR AREA GIVING ACCESS TO ROOMS USED
FOR SLEEPING PURPOSES.  A DETECTOR SHALL BE
INSTALLED ON EACH LEVEL OF A MULTI-STORY
DWELLING, INCLUDING BASEMENT LEVELS.  IN
SPLIT-LEVEL OR MULTI-LEVEL FLOORS, A SMOKE
DETECTOR SHALL BE INSTALLED ON THE UPPER LEVEL,
OR ON BOTH LEVELS IF THE LOWER LEVEL CONTAINS
SLEEPING AREAS.  WHERE THE CEILING HEIGHT OF A
ROOM OPEN TO THE HALLWAY SERVING THE BEDROOMS
EXCEEDS THAT OF THE HALLWAY BY 24 INCHES, SMOKE
DETECTORS SHALL BE INSTALLED IN THE HALLWAY AND IN
THE ADJACENT ROOM.  DETECTORS SHALL BE INSTALLED
IN ACCORDANCE WITH APPROVED MANUFACTURER'S
INSTRUCTIONS.  WHEN THE VALUATION OF AN ADDITION
OR REPAIR EXCEEDS $1,000.00, OR WHEN ONE OR MORE
SLEEPING ROOMS ARE ADDED OR CREATED IN AN
EXISTING DWELLING, THE ENTIRE DWELLING SHALL BE
PROVIDED WITH SMOKE DETECTORS LOCATED AS
REQUIRED FOR NEW DWELLINGS.  IN NEW
CONSTRUCTION, REQUIRED SMOKE DETECTORS SHALL
RECEIVE THEIR PRIMARY POWER FROM THE BUILDING
WIRING WHEN SUCH WIRING IS SERVED FROM A
COMMERCIAL SOURCE AND SHALL BE EQUIPPED WITH A
BATTERY BACKUP.  THE DETECTOR SHALL EMIT A SIGNAL
WHEN THE BATTERIES ARE LOW.  WIRING SHALL BE
PERMANENT AND WITHOUT A DISCONNECTING SWITCH
OTHER THAN THOSE REQUIRED FOR OVER CURRENT
PROTECTION.  SMOKE DETECTORS MAY BE SOLELY
BATTERY OPERATED WHEN INSTALLED IN EXISTING
BUILDINGS, OR IN BUILDINGS WITHOUT COMMERCIAL
POWER, OR IN BUILDINGS WHICH UNDERGO ALTERATION,
REPAIRS, OR ADDITIONS REGULATED AS OUTLINED
ABOVE.
4. TELEPHONE OUTLETS TO BE PREWIRED BY
SUBCONTRACTOR. CONTRACTOR TO COORDINATE AS
REQUIRED. VERIFY LOCATION OF ALL TELEPHONE
OUTLETS WITH OWNER PRIOR TO INSTALLATION.
5. ELECTRICAL OPENINGS (SWITCHES, RECEPTACLES,
ETC.) ON OPPOSITE SIDES OF FIRE RATED WALLS SHALL
BE MAINTAINED AT LEAST 24 INCHES APART.
6. PER CEC, RECEPTACLE SPACING SHALL NOT EXCEED 12
FEET MEASURED HORIZONTALLY ALONG THE WALL.
7. PER CEC, AT LEAST ONE WALL SWITCH-CONTROLLED
LIGHTING OUTLET SHALL BE INSTALLED IN EVERY
HABITABLE ROOM;  IN BATHROOMS, HALLWAYS,
STAIRWAYS, ATTACHED GARAGES, AND DETACHED
GARAGES WITH ELECTRICAL POWER, AND OUTDOOR
ENTRANCES OR EXITS.
8. PER CEC, LIGHTING FIXTURES LOCATED WITHIN
CLOTHES CLOSETS SHALL BE MOUNTED ON THE WALL
ABOVE THE DOOR OR ON THE CEILING.  CLEARANCES
SHALL BE AS FOLLOWS:
A. SURFACE MOUNTED INCANDESCENT FIXTURES - 12"
B. SURFACE MOUNTED FLUORESCENT FIXTURES - 6" 9.
ELECTRICAL CONTRACTOR RESPONSIBLE FOR PROVIDING
NECESSARY TEMPORARY POWER.
10. VERIFY ANY AND ALL LANDSCAPE LIGHTING AND
SWITCHES WITH OWNER PRIOR TO INSTALLATION OF
ROUGH ELECTRICAL.
11. ALL ELECTRICAL HANGING FIXTURES TO BE SELECTED
AND PURCHASED BY OWNER.  VERIFY EXACT LOCATIONS
WITH OWNER PRIOR TO INSTALLATION.

13. ALL INCANDESCENT LIGHTING FIXTURES RECESSED
INTO INSULATED AREAS SHALL BE APPROVED FOR ZERO
CLEARANCE INSULATION COVER PER 2019 CALIFORNIA
ENERGY CODE AND RATED IC OR APPROVED EQUAL
MEETING UL RATING OR OTHER TESTING /RATING
LABORATORIES RECOGNIZED BY THE ICC.
14. THIS DRAWING IS FOR LAYOUT PURPOSES ONLY.  NEW
ELECTRICAL SHALL BE DESIGN-BUILD.  NEW ELECTRICAL
WORK SHALL BE DESIGNED AND BUILT IN ACCORDANCE
WITH THE NATIONAL ELECTRIC CODE AND APPLICABLE
CODES, STANDARDS AND REGULATIONS FOR BUILDING
LIFE SAFETY, EMERGENCY, EGRESS AND NIGHT LIGHTING.
ELECTRICAL CONTRACTOR IS RESPONSIBLE FOR
OBTAINING SEPARATE PERMIT.  ELECTRICAL CONTRACTOR
TO PROVIDE COMPLETE DESIGN-BUILD ELECTRICAL
SYSTEM AS REQUIRED TO PROVIDE THE (NEW) SERVICE
SHOWN (SCHEMATICALLY) ON THE DRAWINGS.
GENERAL NOTES:
ALL WORK SHALL COMPLY W/ THE 2019 EDITION OF THE CA.
BUILDING CODE AND ALL OTHER CODES AND
REQUIREMENTS, IN THEIR MOST RECENT EDITION
INCLUDING THE FOLLOWING:
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA ELECTRICAL CODE
2. THE INTENTION OF THE CONSTRUCTION DOCUMENTS IS
TO INCLUDE ALL LABOR, MATERIAL, EQUIPMENT FACILITIES
AND TRANSPORTATION NECESSARY FOR A COMPLETE AND
PROPER EXECUTION OF THE WORK IN AN ACCEPTABLE
INDUSTRY'S STANDARDS. CONTRACTOR IS TO OBTAIN ANY
REQUIRED PERMITS FOR THIS OR HER WORK.
3.THE MIN. ACCEPTABLE QUALITY OF MATERIALS,
WORKMANSHIP, AND METHOD OF INSTALLATION SHALL
MEET THE FOLLOWING CRITERION: CONFORM TO THE
AMERICAN NATIONAL INSTITUTE STANDARDS WHERE SUCH
STANDARDS EXISTS.
4. CONTRACTOR SHALL PERFORM ALL ADDITIONAL
ELECTRICAL, PLUMBING, AND FIRE PROTECTION WORK
REQUIRED BY THE BUILDING DEPARTMENT.
5. CONTRACTOR SHALL VISIT SITE PRIOR TO SUBMISSION
OF BID TO REVIEW SCOPE OF WORK, DEMOLITION, ETC.
6. DO NOT SCALE DRAWINGS, CONTRACTOR SHALL VERIFY
ALL DIMENSIONS AND EXISTING CONDITIONS PRIOR TO
STARTING WORK. ANY DISCREPANCIES SHALL BE
REPORTED TO THE DESIGNER FOR REVIEW.
7. DIMENSIONS ARE TO FACE OF FRAMING, UNLESS
OTHERWISE NOTED, (U.O.N.)
8. DIMENSIONS NOTED CLEAR (CLR.) ARE NOT ADJUSTABLE
WITHOUT
APPROVAL FROM THE DESIGNER.
9. SAFETY MEASURES: AT ALL TIMES THE CONTRACTOR
SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR
CONDITIONS OF THE JOB SITE INCLUDING SAFETY OF
PERSONS AND PROPERTY.
10. CUTTING AND DEMOLITION SHALL BE DONE BY
METHODS, WHICH WILL AND WILL NOT JEOPARDIZE
STRUCTURAL INTEGRITY OF EXISTING CONSTRUCTION AND
WILL NOT DAMAGE PORTIONS TO REMAIN.
11. CONTRACTORS SHALL REMOVE, CUT, CAP, AND REPAIR,
AS NECESSARY, ANY UTILITES. INCLUDING BUT NOT
LIMITED TO: ELECTRICAL, MECHANICAL, PLUMBING, AND
FIRE SPRINKLERS, WHERE PARTITIONS ARE SCHEDULED
FOR DEMOLITION OR ARE NO LONGER OPERATIONAL OR IN
SERVICE. ALL OTHER EXISTING UTILITES ARE TO REMAIN
FULLY OPERATIONAL.
12. IN GENERAL, THE OWNER RESERVES THE RIGHT TO
RETAIN ALL MATERIALS AND EQUIPMENT REMOVED FROM
THE PROJECT. ANY ITEMS OR MATERIAL NOT DESIRED BY
THE OWNER ARE TO BE REMOVED FROM THE SITE BY THE
CONTRACTOR AT CONTRACTOR'S EXPENSE.
13.CONTRACTOR IS TO PROVIDE ALL NECESSARY DUST
PROTECTION AND/OR BARRICADING REQUIRED TO
PROTECT ADJACENT SPACES AND EXISTING FINISHES.
CONTRACTOR   OS RESPONSIBLE TO REPAIR ANY
DAMAGES CAUSED BY CONTRACTOR OR THEIR
SUB-CONTRACTORS.

14. PATCH AND REPAIR ANY DAMAGES TO FLOORS,
WALLS, CEILINGS, HARDWARE, FIXTURES, WINDOWS,
ETC. AS A RESULT OF THE DEMOLITION PROCESS.
MATCH EXISTING ADJACENT FINISHES AS CLOSELY AS
POSSIBLE.
15. IF ANY QUESTIONS ARISE TO THE INSTALLATION OF
ANY MATERIALS AND/OR EQUIPMENT, OR WITH THE
CONSTRUCTION DOCUMENTS, THE CONTRACTOR SHALL
CLARIFY THE QUESTIONS W/ THE DESIGNER BEFORE
PROCEEDING. NO SUBSTITUTIONS SHALL BE MADE W/O
THE DESIGNERS AND OR OWNERS APPROVAL.
16. TOTAL THICKNESS OF NEW WALLS SHALLMATCH
THAT OF ADJACENT WALLS.
17. THE CONTRACTOR SHALL DO ALL CUTTING, FITTING,
OR PATCHING OF WORK THAT MAY BE REQUIRED TO
MAKE ITS PARTS FIT TOGETHER PROPERLY AND SHALL
NOT ENDANGER ANY OTHER WORK BY CUTTING,
EXCAVATION, OR OTHERWISE ALTERING THE TOTAL
WORK OR ANY PART OF IT. ALL PATCHING REPAIRING,
AND REPLACING OF MATERIALS AND SURFACES, CUT
OR DAMAGE IN EXECUTION OF WORK, SHALL BE DONE
W/ APPLICABLE MATERIALS SO THAT SURFACES
REPLACED WILL, UPON COMPLETION, MATCH
SURROUNDING SIMILAR SURFACES.
18. ALL WORK SHALL BE SCHEDULED AND PERFORMED
SO AS NOT TO DISTURB ANY OTHER TENANTS IN THE
BUILDING.  ANY WORK THAT WILL DISTURB ANOTHER
TENANT, ABOVE OR BELOW, OR IN THE FLOOR , SHALL
BE PERFORMED MOST EXPEDITIOUSLY AND THE
DISTURBED TENANT SHALL HAVE FULL USE OF THE
PREMISE.
19. ALL TRADES SHALL FURNISH ALL LABOR,
EQUIPMENT, MATERIALS, AND PERFORM ALL
NECESSARY, INDICATED, REASONABLY INFERRED OR
REQUIRED BY ANY CODE W/ JURISDICTION TO
COMPLETE THEIR SCOPE OF WORK FOR A COMPLETE
AND PROPER FINISHED JOB. ANY CUSTOMARY AND
NECESSARY ITEMS WHICH ARE REASONABLY IMPLIED
AND REQUIRED TO COMPLETE PROPERLY THE WORK
OUTLINED SHALL BE FURNISHED, EVEN IF NOT
SPECIFICALLY SHOWN ON THE DRAWINGS OR
MENTIONED IN THE SPECIFICATION.
20. CONTRACTOR IS RESPONSIBLE FOR ALL
CONSTRUCTION CLEAN-UP, DURING AND FINAL.
21. THE AMERICANS WITH DISABILITIES ART (ADA) IS
SUBJECT TO VARIOUS AND POSSIBLY CONTRADICTORY
INTERPRETATIONS.  THESE PLANS AND ANY
ACCOMPANYING SPECIFICATIONS ("PLANS") REPRESENT
THE DESIGNER'S OPINION REGARDING ITS
INTERPRETATION OF THE ADA AS IT APPLIES TO THE
SUBJECT PROJECT.  IT IS NOT IN ANY WAY A WARRANTY
OR GUARANTEE THAT SAID PLANS COMPLY WITH ANY
OR ALL POSSIBLE INTERPRETATIONS OF THE ADA BY
OTHERS.
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A. 1,887 SQ. FT.

CP. 62
SQ. FT.

B. 943
SQ. FT.

BB. 945
SQ. FT.

GENERATOR
(N) GAS

G. 1,160
SQ. FT.

(OFFSITE)
510 SQ. FT.

Fl
oo

r A
re

a 
C

al
c.

See Details

FAR

FLOOR AREA CALC.
PROPOSED FIRST FLOOR

LOCATION

AR
EA FAR

SQ. FT.:

COMPLETE FAR

A

B

1,887

-

REMARKS:

TOTAL:

LOT SIZE:   13,939 SQ. FT.

DETAILS
APN  =  026-021-011

MAX ALLOWABLE FAR =
N/A

1S
T 

FL
R

2,830

943

FAR

1

-

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

MAX ALLOWABLE LOT COVERAGE =
N/A

NEW HOUSE - SECOND FLOOR - PROPOSED

-

NEW COVERED FRONT PORCH - PROPOSED

NEW HOUSE - FIRST FLOOR - PROPOSED

LOT COVERAGE
SQ. FT.:
1,887

62

-

-

3,109
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PROPOSED SECOND FLOOR FAR

2

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

-

-

-

- -

(N) HOUSE - SECOND STORY VOL. 945 SQ.

2N
D

 F
LR

G
AR

AG
E G -

FLOOR AREA CALC.
(E) GARAGE FAR

3

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

1,160 (ON SITE)  (E) GARAGE - NO WORK

-

- -

--

-

CP

BB

AGENDA ITEM NO. V. A.
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GENERATOR(N) GAS

COMPACTED
DIRT PARKING
(OFF-SITE)
20 SQ. FT.

ASPHALT
(OFFSITE)

595 SQ.
FT.

COMPACTED
DIRT PARKING
(OFF-SITE)
127 SQ. FT.

ASPHALT
20 SQ. FT.

ASPHALT
19 SQ. FT.

REFURBISHED
GARAGE
1,670 SQ. FT.

(E) ROCK PLANTER
(PROTECT)

5'-0" 62
49

(E) GATE
(PROTECT)

(E) 6' WD. FENCE
(PROTECT)

(E) 3' WD. FENCE
(PROTECT)

(E) DIRT PATH

(E) DIRT PATH

6248

62
49

6249

(E) SHRUBS
REMOVE - SEE
LANDSCAPE PLANS

62
45

62
40

62
35

62
30

20
'-0

" F
R

O
N

T 
SE

TB
AC

K

5'-0" SIDE SETBACK

5'-0" SIDE SETBACK

15
'-0

" R
EA

R
 S

ET
BA

C
K

(E) BEAR BOX
(RELOCATE)

19'-5"

5'-0" PU
BLIC

 PED
ESTR

IAN

EASEM
EN

T TO
 TO

P O
F BLU

FF

PER
 R

ESO
LU

TIO
N

 N
O

. 1993-39,

BO
O

K 5018 PAG
E 423

(N) 2 STORY HOUSE
1,887 SQ. FT. 1ST FLR.
F.F.E. 1ST FLR - 6249.5'
F.F.E. 2ND FLR - 6260.7'
BUILDING CROSS SLOPE: 0%

LOT LINE: 195'-0"

LOT LINE: 201'-0"

LOT LINE: 195'-0"

LO
T 

LI
N

E:
 7

0'
-0

"

LO
T 

LI
N

E:
 5

0'
-0

"

LO
T 

LI
N

E:
 2

0'
-0

"

65" P
(PROTECT)

46" P
(PROTECT)

32" P
PROTECT

32" P
PROTECT

37" P
PROTECT

37" P
PROTECT

(N) INFILTRATION
TRENCH

20'-0"

5'-0"

72'-5"

36'-4"

(N) PERVIOUS
PAVER WALKWAY
538 SQ. FT.

(E) INFILTRATION
TRENCH

(E) STAIRS
80 SQ. FT.

(E) DECK
(N) TREX OR EQ.
945 SQ. FT.

(N) TERRACE
(N) PERVIOUS
PAVERS
297 SQ. FT.

(N) INFILTRATION
TRENCH, TYP.

SEE SIZES 'A' - 'H'
LISTED UNDER

BMP's, SHT. T1.0

36'-7"

54'-6"

65'-5"

26'-11"

15'-0"

20" P
(PROTECT)

37" P
PROTECT

R
O

O
F-

G

R
O

O
F-

A
R

O
O

F-
B

R
O

O
F-

C

R
O

O
F-

D

R
O

O
F-

E

R
O

O
F-

F

(E) CONTOUR LINE, TYP. NO
GRADING PROPOSED,
EXCEPT AT EXCAVATION
FOR ANY NEW FOUNDATION

PROVIDE 3" LAYER
GRAVEL BENEATH ALL
DECKS & STAIRS.

EROSION CONTROL FILTER
FENCING, TYP.

CONSTRUCTION BOUNDARY
FENCING, TYP.

COVERAGE RIGHTS IN THIS

AREA ACCRUED TO THE

CITY OF SOUTH LAKE

TAHOE PER  RESOLUTION

NO. 1993-39, BOOK 5018

PAGE 423

(E) RETAINING WALLS
(PROTECT)

BACKSHORE
(2,570 SQ. FT.)

(E) ROCK STEPS
(PROTECT)

CLASS 7
(11,300 SQ. FT.)

15'-0" SNOW
STORAGE
EASEMENT PER
DOC
NO. 1997-52898MURPHY FAMILY TRUST

AREA TO HWL:
(13,870+/- SQ. FT.)

(N
) S

TO
O

P

62
 S

Q
. F

T.

PIER
(OFFSITE)
638 SQ. FT.

(E) DECK
48 SQ. FT.

(E) DECK
71 SQ. FT.

HIGH WATER LINE

(E) GATE

BACKSHORE BOUNDARY

(E) 6' WD. FENCE
(PROTECT)
(N) GATE

20'-0"

62
25

L 
A 

K 
E 

   
T 

A 
H

 O
 E

15'-5"

(N) PAVER
WALKWAY
18 SQ. FT.

(N) MECH
81 SQ. FT.

(N) OUTDOOR
BBQ

6249' @ (E)
GRADE

(N) GAS METER
(N) ELECT. METER

TOP DRESSING TAHOE

CHIPS (FIRE RETARDENT)

SEE LANDSCAPING PLAN

TOP DRESSING TAHOE

CHIPS (FIRE RETARDENT)

SEE LANDSCAPING PLAN

(E) 3' WD. FENCE
(PROTECT)

(N) INFILTRATION
TRENCH, TYP.

SEE SIZES 'A' - 'H'
LISTED UNDER

BMP's, SHT. T1.0

PROVIDE 3" LAYER
GRAVEL BENEATH ALL
DECKS & STAIRS.

12" P
REMOVE
(SEE ARBORIST REPORT)

8" P
REMOVE
(SEE ARBORIST REPORT)

2% SLOPE DN

EDGE OF
PAVEMENT @
STREET, TYP.

(E) WATER
METER
(PROTECT)

STAGING AREA
FOR CONSTR.
EQUIP. + MAT.

(R) SSCO

4'-0"

BACKSHORE BOUNDARY

(N) 45' SLOTTED
TRENCH DRAIN,
CONVEYED TO
SUBSURFACE
INFILTRATION
SYSTEM
SEE SHEET BMP-007

SUBSURFACE
INFILTRATION
SYSTEM

(E) DECK
(REMOVE)

(E) DECK
(REMOVE)
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A1.0Scale:  1/8" = 1'-0"
1PROPOSED SITE PLAN

GENERAL NOTES & SCOPE
1. EXISTING INFORMATION ON THIS SITE PLAN OBTAINED FROM SURVEY DATED
12/07/2022 BY JASEN T. SOLT, R.C.E. & TRPA STAMPED APPROVED SITE PLAN DATED
12/07/2022.
2. ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF
ORDINANCES, CHAPTER 30, SECTION 30.8, EXTERIOR LIGHTING STANDARDS.
3. ALL BARREN AREAS AND AREAS DISTURBED BY CONSTRUCTION SHALL BE
REVEGETATED IN ACCORDANCE WITH THE TRPA HANDBOOK OF BEST
MANAGEMENT PRACTICES, AND LIVING WITH FIRE, LAKE TAHOE BASIN, SECOND
EDITION.
4. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION FOOTPRINT TO
MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED
OUTSIDE OF THE BUILDING FOOTPRINT.
5. ALL EXCAVATION WITHIN THE DRIP LINE OF EXISTING TREES TO BE RETAINED
SHALL BE PERFORMED BY HAND-DIGGING ONLY SO AS TO MINIMIZE ROOT DAMAGE.
6. DUST CONTROL MEASURES SHALL BE IN PLACE  DURING CONSTRUCTION.
BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST CONTROL. MEASURE
WITHIN 35ft. OF STRUCTURES.

LAND CAPABILITY CLASS: 7 + BACKSHORE

REVEGETATION + TRPA NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN
ACCORDANCE WITH THE TRPA "HANDBOOK OF BEST MANAGEMENT PRACTICES"
AND "LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.
2. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION FOOTPRINT TO
MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED
OUTSIDE OF THE BUILDING FOOTPRINT.
3. CONSTRUCTION PLANS SHALL BE CONFIRMED AT THE TIME OF THE TRPA
PRE-GRADING INSPECTION. ANY REQUIRED MODIFICATIONS, AS DETERMINED BY
TRPA, SHALL BE INCORPORATED INTO THE PROJECT PERMIT AT THAT TIME.
4. DUST CONTROL MEASURES SHALL BE IN PLACE DURING THE CONSTRUCTION.
BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST CONTROL MEASURE
WITHIN 30 FEET OF STRUCTURE.
5. FOR ALL AREAS DISTURBED BY CONSTRUCTION, INSTALL TEMPORARY
STABILIZATION MEASURES SUCH AS EROSION CONTROL BLANKETS OR
HYDROMULCH W/ TACKIFIERS. COVER STOCKPILES THAT WILL REMAIN COVERED IN
WINTER WITH A DURABLE MATERIAL OR PLASTIC SHEETING. THESE MEASURES
SHALL BE MAINTAINED FROM COMPLETION OF THE INITIAL GRADING THROUGH
COMPLETION OF THE PROJECT.

REVEGETATION + TRPA NOTES:
6. ALL EXTERIOR LIGHTING SHALL BE DIRECTED DOWNWARD AND BE CONSISTENT
WITH TRPA CODE OF ORDINANCES, SECTION 36.8, EXTERIOR LIGHTING STANDARDS.
7. THIS SITE SHALL BE WINTERIZED IN ACCORDANCE WITH THE PROVISIONS OF
ATTACHMENT R BY OCTOBER 15TH OF EACH CONSTRUCTION SEASON. ALL
DISTURBED AREAS SHALL BE STABILIZED WITH A 3-INCH LAYER OF MULCH OR
COVERED WITH AN EROSION CONTROL BLANKET.
8. THE PERMITTEE IS RESPONSIBLE FOR INSURING THAT THE PROJECT, AS BUILT,
DOES NOT EXCEED THE APPROVED LAND COVERAGE FIGURES SHOWN ON THIS
SITE PLAN. THE APPROVED LAND COVERAGE FIGURES SHALL SUPERCEDE SCALED
DRAWINGS WHEN DISCREPANCIES OCCUR.
9. TEMPORARY AND PERMANENT BMPS MAY BE FIELD FIT BY THE ENVIRONMENTAL
COMPLIANCE INSPECTOR WHERE APPROPRIATE.
10. PROVIDE A 3" LAYER OF CRUSHED 3/4" DRAINROCK BENEATH ALL RAISED BEDS.

GRADING QUANTITIES:
CUT: 55 C.Y.
FILL: 25 C.Y.
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BMP−006

  

infiltration system components

U.S. Department of Agriculture
Natural Resources Conservation Service

Tahoe Resource Conservation District
Nevada Tahoe Conservation District 
Drawn By:

CLT

Approved By:

in cooperation with

Date

, and 

USDA is an equal opportunity provider and employer  

InfiltrationFiltrationConveyance

notes:

Clean Out/

Junction Box

Roof Gutter System

Prefabricated 

Infiltration 

System

Drain Rock 

Infiltration 

System

Prefabricated System 

Product Alternatives:

Invisible Structures

Rainstore®

D−Raintank®

Cultec 

Stormchamber®

Subsurface conveyance:  

Sediment trap − 

top inlet

Sediment trap − 

side inlet

Sediment Trap Alternatives:

Precast 

12x12

Precast 12x18

18x24 

Polyethylene 

Sump 

This Standard Drawing is based on a reference to the NRCS standard practice 570−Stormwater Runoff Control, 560−Access Road, and 558−Roof Runoff Structure.   

This drawing is intended to assist the designer in preparation of a complete site specific design, and it is not to replace the independent judgment and analysis 

by a qualified designer. Infiltration system sizing is calculated based on the hydraulic conductivity of the soils on site and volume of runoff being captured.  

Spee−D Basin,

NDS product No’s,

see note 4

Standard Drawing References:

 
BMP‐020, 021, 022, 005, 007
 

BMP‐030
 

BMP‐007
 

Rock Lined 

Swale 

 

 
 

 

 
 

 

Driveway 

Conveyance 

Swale

Slotted 

Channel Drain

This drawing illustrates the various 

components and alternative products 

available to design infiltration 

systems. The Natural Resources 

Conservation Service and the 

Conservation Districts do not endorse 

any particular BMP products. 

Refer to BMP "site evaluation 

recommended treatments" form and BMP 

site plan for for the applicable BMPs 

designed for the property.

Install clean outs as necessary for 

subsurface conveyance systems. Refer 

to details in BMP−005, "Subsurface 

Conveyance System."

Use products shown (or equal) in 

conjunction with roof gutter systems  

to provide inlets and outlets, 

clean−outs, and join multiple pipes as 

necessary. 

Vegetated 

Swale 

1. 

2. 

Solid and Perforated 

HDPE Smooth Wall Rigid Pipe, &

Corrugated Flexible Pipe HDPE,

see note 3

3. 

4. 

Pop Up 

Emitter 

NDS 421 

201 300

350250 101

standard drawing no.

date: 4−6−2012

(residential use only)

best management practice
lake tahoe

standard

drawing
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filter fabric

solid pipe

infiltration system 
BMP−007

Notes 

This Standard Drawing is based on a reference to the NRCS standard practice 570 − Stormwater Runoff Control.   

Users of these drawings and associated information must be qualified personnel trained to interpret and adapt technology according to local conditions. 

Infiltration system sizing is calculated based on the hydraulic conductivity of the soils on site and volume of runoff being captured.  
USDA is an equal opportunity provider and employer  

U.S. Department of Agriculture
Natural Resources Conservation Service

Drawn By: Approved By: Date

Tahoe Resource Conservation District
in cooperation with

Nevada Tahoe Conservation District 
, and 

CLT

pop up 

emitter 

sediment trap

see BMP−030

slotted channel 

drain, see BMP−020

or BMP−021

drain rock

3" depth

washed 

3/4" to 1 1/2" 

drain rock 

PLAN VIEW
END VIEW

PROFILE

   

 

 

filter fabric non−

woven needle punched

overlap 12" minimum

sides and top ONLY

prefabricated 

infiltration system

         or

drain rock 

infiltration system

see note 2

GeoGrid 

(not required

for drain rock

filled systems)

 

 
concrete encasement

as required for traffic 

load

  

Infiltration System practice applies where concentrated stormwater runoff is infiltrated underground 

(e.g. at the end of a pipe, driveway conveyance swale or slotted channel drain, or at a low point). See BMP−006 

for other infiltration system components and alternative materials that may apply. 

For site specific trench dimensions (L, W and D) and backfill requirements, refer to the BMP "Site Evaluation Recommended 

Treatments" form or other approved BMP sizing calculations. Follow manufacturer’s specifications for installation and refer 

to the NRCS "Installing Infiltration Systems" tip sheet. Allow for 3" drain rock envelope on all sides of prefab. units.   

Bottom of trench must be level. On sloped sites, effective depth is measured on the downhill side of the trench.

Regularly scheduled maintenance is necessary to maintain full function. Inspect in spring, fall and after heavy rains. 
Remove and dispose of debris, pine needles and accumulated sediment properly. Remove pop−up emitter cover and backflush 
perforated outlet pipe if needed.    

2. 

1. 

3. 

drain rock 

backfill

concrete 

encasement

 

 

  

 
 

prefab

width 

overall 

width

prefab length
overall length

prefab 

depth

outlet distribution pipe

driveway swale

alternate inlet

see BMP−022

Inlet

 
 

 

4. 

outlet distribution pipe HDPE 4" diam. ADS 3000 

triple wall perforated sewer and drain pipe with 

2 rows of 5/8" holes at  4" O.C. (or equal)

place pipe with holes facing UP pop up 

emitter 

NDS 421

or equal

  

sediment trap 

L

W D

 

               options include: native soil stabilized 

with mulch or other landscape, or 

drain rock with containment borders  

effective 

depth

see 

note 3

Backfill

standard drawing no.

date: 4−6−2012

(residential use only)

best management practice
lake tahoe

standard

drawing
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D1Scale:  3/32" = 1'-0"
1DEFENSIBLE SPACE PLAN

TRPA REVEGETATION NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE

REVEGETATED IN ACCORDANCE WITH THE TRPA
"HANDBOOK OF BEST MANAGEMENT PRACTICES" AND
"LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.

2. FERTILIZER USE SHALL BE IN ACCORDANCE WITH THE
FERTILIZER MANAGEMENT STANDARDS IN TRPA CODE
60.1.8.

3. ALL VEGETATION SHALL BE CONSISTENT WITH THE
REQUIREMENTS OF THE TRPA CODE OF ORDINANCES,
INCLUDING THE SPECIFICATION FOR SIZING AND SPECIES
TYPE.  PLANT SPECIES ON THE TRPA RECOMMENDED
NATIVE AND ADAPTED PLANT LIST SHALL BE USED FOR
LANDSCAPING AND REVEGETATION PER TRPA CODE OF
ORDINANCES.

4. REMOVAL OF TREES 14" DIAMETER AT CHEST HEIGHT OR
GREATER REQUIRE TRPA APPROVAL. REMOVAL OF TREES
GREATER THAN 6" DBH ON LAKEFRONT PARCELS THAT
ARE BETWEEN A STRUCTURE AND THE LAKE REQUIRE
TRPA APPROVAL. ANY TREES THAT ARE REQUIRED TO BE
PLANTED OR RETAINED AS PART OF A PERMIT, OR THAT
ARE LOCATED IN A STREAM ENVIRONMENT ZONE OR
BACKSHORE AREA, CANNOT BE REMOVED WITHOUT TRPA
APPROVAL.

5. TREE ROOTS MUST BE PROTECTED DURING EXCAVATION
TO PREVENT DAMAGE TO THE TREE.  THE FOLLOWING
PRACTICES ARE RECOMMENDED:

A. TREE ROOTS FOUR INCHES IN DIAMETER OR
GREATER SHALL NOT BE SEVERED, IF      
AVOIDABLE. HAND DIG AROUND ROOTS IF NECESSARY.

B. IF ROOTS CANNOT BE AVOIDED, CUT AS FAR
AWAY FROM THE TRUNK AS POSSIBLE.

C. A CLEAN, VERTICAL CUT WILL PROVIDE MORE
PROTECTION FOR THE TREE THAN     LEAVING
ROOTS TORN OR CRUSHED.

D. CONSTRUCTION MATERIALS SHALL NOT BE
STORED WITHIN THE DRIPLINE OF THE     TREE.
6. THE TREES ON THIS PARCEL SHALL BE CONSIDERED AS

SCENIC MITIGATION AND SHALL NOT BE REMOVED OR
TRIMMED FOR PURPOSES OF VIEW ENHANCEMENT. ANY
SUCH REMOVAL OR TRIMMING SHALL CONSTITUTE A
VIOLATION OF PROJECT APPROVAL.

7. REMOVAL OF ANY ADDITIONAL TREES ON THE LAKESIDE
OF THE PROPERTY MAY TRIGGER THE REQUIREMENT FOR
A REVISED SCENIC ANALYSIS.

SAGEBRUSH, MANZANITA, HUCKLEBERRY OAK, AND OTHER SHRUBS:
ON FLAT TO GENTLY SLOPING TERRAIN, INDIVIDUAL SHRUBS OR
SMALL CLUMPS OF SHRUBS WITHIN THE DEFENSIBLE SPACE ZONE
SHOULD BE SEPARATED FROM ONE ANOTHER BY AT LEAST TWICE
THE HEIGHT OF THE AVERAGE SHRUB. FOR HOMES LOCATED ON
STEEPER SLOPES, THE SEPARATION DISTANCE SHOULD BE GREATER.

FOR EXAMPLE, IF THE TYPICAL SHRUB HEIGHT IS 2 FEET, THEN THERE
SHOULD BE A SEPARATION BETWEEN SHRUB BRANCHES OF AT LEAST
4 FEET. REMOVE SHRUBS OR PRUNE TO REDUCE THEIR HEIGHT
AND/OR DIAMETER.

A1.0NTS
2SEPARATION BETWEEN TREES & SHRUBS

A1.0NTS
3FOREST TREES

ALL RESIDUAL TREES WILL BE LIMBED TO A HEIGHT OF 10'-0"
FROM GROUND, NOT TO EXCEED 1/3 OF THE TOTAL TREE HEIGHT.

ALL RESIDUAL TREES WILL BE LIMBED TO ACHIEVE (10) FEET OF
CLEARANCE FROM ANY PART OF THE HOUSE TO THE BRANCHES
OF THE TREE. IF THIS WOULD REQUIRE REMOVAL OF THE CROWN
EXCEEDING THE LOWER 1/3 OF THE TREE, THEN THE ENTIRE
SHEET SHOULD BE REMOVED.

TRIM ALL LOW HANGING LIMBS SO THAT NONE ARE LOWER THAN
10'-0" OF THE GROUND.

A1.0NTS
4GUIDELINES FOR TRIMMING TREES

SEPARATION BETWEEN TREE BRANCHES & LOWER GROWING PLANT:
IF TREES ARE PRESENT WITHIN THE DEFENSIBLE SPACE ZONE, THERE SHOULD BE A REPARATION BETWEEN THE
LOWER GROWING VEGETATION AND THE LOWEST TREE BRANCHES. VEGETATION THAT CAN CARRY FIRE BURNING IN
LOW GROWING PLANTS TO TALLER PLANTS IS CALLED "LADDER FUEL." FOR LARGE TREES, THE RECOMMENDED
SEPARATION FOR LADDER FUELS IS THREE TIMES THE HEIGHT OF THE LOWER VEGETATION LAYER. PRUNE BRANCHES
FROM LOWER THIRD OF THE TREE HEIGHT, SHORTEN THE HEIGHT OF THE SHRUBS, OR REMOVE PLANTS. DO NOT
REMOVE MORE THAN ONE-THIRD OF THE TOTAL TREE BRANCHES. WHEN THERE IS NO UNDERSTORY VEGETATION
PRESENT, REMOVE LOWER TREE BRANCHES TO A HEIGHT OF AT LEAST FIVE FEET ABOVE GROUND. DURING FIRE,
THIS WILL HELP PREVENT BURNING NEEDLES AND TWIGS THAT ARE LYING ON THE GROUND FROM IGNITING THE TREE.
FOR SHORTER TREES, WHERE THREE TIMES THE HEIGHT OF THE LOWER VEGETATION LAYER EXTENDS BEYOND THE
LOWER THIRD OF THE TREE HEIGHT, SHORTEN THE HEIGHT OF THE SHRUBS OR REMOVE PLANTS BELOW THE TREE.

ON FLAT OR GENTLY SLOPING TERRAIN, TREES SHOULD BE
THINNED TO PROVIDE AN AVERAGE SEPARATION BETWEEN THE
CANOPIES OF AT LEAST 10 FEET (TRPA). FOR HOMES LOCATED ON
STEEPER SLOPES, THE SEPARATION DISTANCE SHOULD BE
GREATER. STUMPS SHOULD BE CUT FLUSH TO THE GROUND FOR
TREES LESS THAN 6 INCHES IN DIAMETER AT CHEST HEIGHT, AND
TO WITHIN 6 INCHES OF THE GROUND FOR LARGER TREES. THE
STUMPS CUT SURFACE SHOULD BE COATED WITH POWDERED
BORAX TO RETARD THE SPREAD OF ROOT DISEASES. WHEN
SELECTING TREES FOR REMOVAL, CONSIDER CUTTING
UNHEALTHY, DAMAGED, OR WEAK TREES. RETAIN LESS COMMON
SPECIES OF TREES, SUCH AS INCENSE CEDAR, SUGAR PINE, AND
WESTERN JUNIPER IF POSSIBLE.

ZONE 1: 0' - 5' NONCOMBUSTIBLE AREA:
CREATE A NONCOMBUSTIBLE AREA AT LEAST 5 FEET WIDE AROUND THE BASE OF THE STRUCTURE
(INCLUDING ALL DECKS). THIS AREA NEEDS TO HAVE A VERY LOW POTENTIAL FOR IGNITION FROM
FLYING EMBERS. USE IRRIGATED HERBACEOUS PLANTS SUCH AS LAWN, GROUND COVER, AND
FLOWERS THAT ARE RECOMMENDED FOR THE LAKE TAHOE BASIN; ROCK MULCHES; OR HARD
SURFACES, SUCH AS BRICK AND PAVERS, IN THIS AREA.
1. THE AREA WITHIN 0' - 5' OF THE FOUNDATION OR SUPPORT POSTS SHOULD CONTAIN NO

COMBUSTIBLE MATERIALS, INCLUDING COMBUSTIBLE PLANT MATERIAL. A 3" GRAVEL MOAT IS THE
PREFERRED MATERIAL OF USE. DRIP LINES MAY BE INCORPORATED INTO THIS AREA.

2. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 2: 5' - 30' LEAN, CLEAN AND GREEN AREA:
FOR A DISTANCE OF 5 FEET TO 30 FEET FROM THE STRUCTURE, THERE SHOULD BE A LEAN, CLEAN,
AND GREEN AREA. "LEAN" INDICATES THAT ONLY A SMALL AMOUNT OF FLAMMABLE VEGETATION, IF
ANY, IS PRESENT WITHIN 30 FEET OF THE STRUCTURE. "CLEAN" MEANS THERE IS LITTLE OR NO
ACCUMULATION OF DEAD VEGETATION OR FLAMMABLE DEBRIS WITHIN THE AREA DURING FIRE
SEASON. "GREEN" IMPLIES THAT PLANTS LOCATED WITHIN THIS AREA ARE KEPT HEALTHY, GREEN AND
IRRIGATED DURING FIRE SEASON.
1. TRIM ALL TREES OVER 20 FEET A MINIMUM OF 10 FEET ABOVE ADJACENT GRADE.
2. REMOVE ANY TREE 14 INCHES DIAMETER OR LESS (AS INDICATED ON DRAWINGS) TO CREATE A 10

FOOT SPACE BETWEEN ANY ADJACENT TREE CANOPY. REFER TO DETAIL 2.
3. REMOVE ACCUMULATION OF DEAD VEGETATION FROM TREES (FLAMMABLE DEBRIS, DEAD

BRANCHES AND LIMBS) 10 FEET ABOVE ADJACENT GRADE.
4. WITHIN 5' - 30' OF THE STRUCTURE ONLY SINGLE SPECIMENS OF WELL MAINTAINED AND WELL

IRRIGATED SHRUBS OR TREES SHOULD BE PRESENT. SUCH MATERIALS SHOULD NOT BE CAPABLE
OF READILY     TRANSMITTING FIRE TO THE STRUCTURE. COMBUSTIBLE MULCHES OR PINE
NEEDLES SHOULD NOT BE USED AS GROUND COVER WITHIN THIS ZONE.

5. ALL BRUSH, TREES OR FLAMMABLE MATERIAL WILL BE REMOVED FROM UNDER THE DRIP LINE OF
RESIDENTIAL TREES OF THE TREE GROUP.

6. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 3: 30' - 100' WILDLAND FUEL REDUCTION AREA:
THE WILDLAND FUEL REDUCTION AREA LIES BEYOND THE LEAN, GREEN AREA AND OFTEN CONSISTS OF
NATURALLY OCCURRING PLANTS (PINE TREES, MANZANITA, SAGEBRUSH, ETC.) WITHIN THIS AREA.
REMOVE DEAD VEGETATION, INCLUDING DEAD SHRUBS, DRIED GRASS, FALLEN BRANCHES, THICK
ACCUMULATION OF NEEDLES AND LEAVES ETC. THIN, DENSE STANDS OF SHRUBS AND TREES TO
CREATE A SEPARATION BETWEEN THEM. REMOVING TREES MORE THAN 14" IN DIAMETER REQUIRES A
PERMIT FROM THE TAHOE REGIONAL PLANNING AGENCY (TRPA) OR YOUR LOCAL FIRE PROFESSIONAL.
1. TREE CANOPIES WILL BE SPACED AT LEAST 10 FEET APART. IF TREES ARE GROUPED CLOSE

ENOUGH TOGETHER AS TO ACT AS ONE UNIT, THEN ALL OTHER REQUIREMENTS MUST BE MET.
REFER TO DETAIL 2.

2. BEYOND 30 FEET FROM THE STRUCTURE, BRUSH FIELDS MUST BE SPACED TO A DISTANCE EQUAL
OR GREATER THAN (2) TIMES THE HEIGHT OF THE BRUSH. INDIVIDUAL BRUSH PLANTS WILL NOT
EXCEED 100     SQUARE FEET. REFER TO DETAIL 1.

3. PINE NEEDLES ARE ACCEPTABLE WITHIN ZONE 3 AS LONG AS THEY ARE NO THICKER THAN 2 OR 3
INCHES.

NOTE*: IF THERE IS A NEED TO REMOVE ADDITIONAL TREES NOT INDICATED ON
THIS PLAN THE PROPERTY OWNER IS TO CONTACT THEIR LOCAL FIRE AGENCY.
ANY AND ALL TREES BETWEEN THE LAKE AND THE BUILDING(S) OR
STRUCTURE(S) TO BE REMOVED SHALL BE REVIEWED BY TRPA FOR SCENIC
IMPACTS.

FOR SLOPED PROPERTIES, USE THE FOLLOWING STANDARDS FOR THE ABOVE REQUIREMENTS:

0 - 20%
20 - 40%
40% - UP

TREES      SLOPE     SPACING

BRUSH      SLOPE     SPACING

10 FEET BETWEEN EDGES OF CROWNS
20 FEET BETWEEN EDGES OF CROWNS
30 FEET BETWEEN EDGES OF CROWNS

0 - 20%
20 - 40%
40% - UP

2X HEIGHT OF RESIDUAL BRUSH
4X HEIGHT OF RESIDUAL BRUSH
6X HEIGHT OF RESIDUAL BRUSH

NOTE: SEE PRUNING AND PROTECTION NOTES FROM ARBORIST.
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GENERATOR(N) GAS

ASPHALT
(OFFSITE)

595 SQ.
FT.

COMPACTED
DIRT PARKING
(OFF-SITE)
127 SQ. FT.

REFURBISHED
GARAGE
1,160 SQ. FT.

5'-0" 62
49

(E) DIRT PATH

(E) DIRT PATH

62
49

6249

62
45

62
40

62
35

62
30

20
'-0

" F
R

O
N

T 
SE

TB
AC

K

15
'-0

" R
EA

R
 S

ET
BA

C
K

19'-5"

5'-0" PU
BLIC

 PED
ESTR
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EASEM
EN
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 TO
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F BLU

FF
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TIO
N
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O

. 1993-39,

BO
O

K 5018 PAG
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(N) 2 STORY HOUSE
1,887 SQ. FT. 1ST FLR.
F.F.E. 1ST FLR - 6249.5'
F.F.E. 2ND FLR - 6260.7'

LO
T 

LI
N

E:
 7

0'
-0

"

LO
T 

LI
N

E:
 5

0'
-0

"

LO
T 

LI
N

E:
 2

0'
-0

"

65" P

46" P

32" P
PROTECT

37" P
PROTECT

37" P
PROTECT

20'-0"

72'-5"

36'-4"

(N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

(E) TERRACE
(N) TREX OR EQ.
888 SQ. FT.
(571 SQ. FT. CLASS 7)

(N) DECK
(N) PERVIOUS
PAVER
297 SQ. FT.

36'-7"

54'-6"

65'-5"

26'-11"

15'-0"

20" P

37" P
PROTECT

BACKSHORE
(2,570 SQ. FT.)

CLASS 7
(11,300 SQ. FT.)

MURPHY FAMILY TRUST
AREA TO HWL:

(13,870+/- SQ. FT.)
(N) STOOP
62 SQ. FT.

PIER
(OFFSITE)
638 SQ. FT.

(E) DECK
39 SQ. FT.

20'-0"

62
25

L 
A 

K 
E 

   
T 

A 
H

 O
 E

15'-5"

(N) MECH
81 SQ. FT.

HC-A

HC-B

SC1
SC2

HC-C
REFURBISHED
GARAGE
510 SQ. FT.

SC3HC-G1
HC-H

COMPACTED
DIRT PARKING
(OFF-SITE)
20 SQ. FT.

ASPHALT
20 SQ. FT.

ASPHALT
19 SQ. FT.

5'-0" SIDE SETBACK

LOT LINE: 195'-0"

(E) 3' WD. FENCE
(PROTECT)

LOT LINE: 195'-0"

COVERAGE RIGHTS IN THIS

AREA ACCRUED TO THE

CITY OF SOUTH LAKE

TAHOE PER  RESOLUTION

NO. 1993-39, BOOK 5018

PAGE 423

5'-0" SIDE SETBACK

LOT LINE: 201'-0"

HC-I1

HC-I2

(N) PERVIOUS
PAVER
WALKWAY
108 SQ. FT.
(9 SQ. FT. EA.)

HC-G8
(E) 6' WD. FENCE
(PROTECT)

(N) OUTDOOR
BBQ

HIGH WATER LINE

(E) DECK
48 SQ. FT.

HC-D

(E) STAIRS
80 SQ. FT.

HC-E

(N) PERVIOUS
PAVER
WALKWAY
18 SQ. FT.
(9 SQ. FT. EA.)

HC-F

32" P
PROTECT

12" P
REMOVE
(SEE ARBORIST REPORT)

8" P
REMOVE
(SEE ARBORIST REPORT)

ASPHALT
7 SQ. FT.

HC-J

(N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G2 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G3 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G4 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G5

(N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G7

(N) PERVIOUS
PAVER
WALKWAY
40 SQ. FT.

HC-G6

(317 SQ. FT.
BACKSHORE)

BACKSHORE BOUNDARY

BACKSHORE BOUNDARY

(N) 45' SLOTTED
TRENCH DRAIN,
CONVEYED TO
SUBSURFACE
INFILTRATION
SYSTEM
SEE SHEET BMP-007

SUBSURFACE
INFILTRATION
SYSTEM
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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LCScale:  1/8" = 1'-0"
1LOT COVERAGE CALC.

HARDSCAPE COVERAGE

A
B
C
D
E
F
G1
G2
G3
G4
G5
G6
G7
G8
H
I1
I2
J

        888 SQ. FT.
297 SQ. FT.

39 SQ. FT.
48 SQ. FT.
80 SQ. FT.
18 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
40 SQ. FT.
64 SQ. FT.

108 SQ. FT.
81 SQ. FT.
19 SQ. FT.
20 SQ. FT.

7 SQ. FT.
2,029 SQ.FT.

LOT SIZE:   13,370 SQ. FT.

LOT INFO.
APN  =  026-021-011

2,029 SQ.FT. /  13,923 SQ.FT. (LOT SIZE) = 14.57%

STRUCTURAL COVERAGE

SC1
SC2
SC3
TOTAL

1,887 SQ. FT.
62 SQ. FT.

1,160 SQ. FT.
3,109 SQ. FT.

3,109 SQ.FT. /  13,923 SQ.FT. (LOT SIZE) = 22.33%

= STRUCTURAL COVERAGE

= HARDSCAPE COVERAGE

+

LAND CAPABILITY CLASS: 7 + BACKSHORE

LCScale:  1/8" = 1'-0"
2LOT COVERAGE CALC. CONT.

RESIDENCE + GARAGE

DECK, TERRACE + WALKWAY

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

1,995
20

11,928
3,578

13,923
3,598

HOUSE
GARAGE
CONCRETE WALKS
DECK, PORCH + STAIRS
COMPACTED DIRT DRIVE
TOTAL VERIFIED COVERAGE
EXCESS COVERAGE
EXISTING OFF-SITE COVERAGE
COMPACTED DIRT DRIVE

235

235
215

969
1,145

520
1,459

110
4,203

625

696

969
1,145

520
1,694

110
4,438

840

696

VERIFIED COVERAGE PER TRPA FILE# 960679; 950108 + 11/27/95 LETTER

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

2,570
26

11,300
3,390

13,870
3,416

RESIDENCE
STOOP
EXISTING GARAGE
ASPHALT
PERVIOUS PAVER WALKWAY
PERVIOUS PAVER FIREPLACE TERRACE
PERVIOUS DECK
STAIRS
MECHANICAL PAD

0

0
404

1,887
62

1,160
46

550
297
571

81

1,887
62

1,160
46

550
297
975

81

PROPOSED COVERAGE

PROPOSED COVERAGE
COVERAGE EXEMPTIONS
PROPOSED COVERAGE W/ EXEMPTIONS

0
0
0

0

80
0

484

484

0 80

4,654 5,138
777 777

3,877 4,361

PERVIOUS DECK
PERVIOUS PAVER WALKWAY

0
0

565
138

565
138

TOTAL COVERAGE EXEMPTIONS 777
74

777
74

PERVIOUS COVERAGE EXEMPTIONS

0
0PERVIOUS PAVER FIREPLACE TERRACE

PROPOSED PERVIOUS DECK
MAX. PERVIOUS DECK EXEMPTION

0
0

571
565

571
565

* 5% OF NON-SENSITIVE LANDS
6 6

PERVIOUS DECK CALCULATIONS

0PROPOSED DECK COVERAGE

ASPHALT
COMPACTED DIRT PARKING

0
0

595
147

595
147

742 742

PROPOSED OFF-SITE COVERAGE

0TOTAL OFF-SITE COVERAGE

AGENDA ITEM NO. V. A.
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STONE

BED-1
WD

BATH-1
STONE

GREAT RM
WD

KITCHEN
WD

23'-0"31'-6"

14
'-6

"
9'

-0
"

17
'-6

"

23'-0"31'-6"

54'-6"

41
'-0

"

ENTRY

ST
O

N
E

BED-2
WD

BATH-2
STONE

33
'-8

"

7'
-0

"

4'-1"3'-0"3'-0"7'-3"11'-0 1/2"

3/0

PWD
STONE

MUD RM
STONE

2/8

2/8

ARTART

ARTART

18x18

18x18

2/8

12x18

12x18

BOOKCASE

BOOKCASE

2/8

1/6
HIDDEN DR

M
U

LT
I-S

LI
D

E
R

48" OR 42" RANGE

TV

48"  R
EF.

DW

TEMP.
100
10/0

101
3/0

102
3/0

103
4/0

TEMP.

104
4/0105

TEMP.
3/0
106

6/0
107

2/6
109
TEMP.

5/0
110
TEMP.

5/0
111
TEMP.

5/0
112
TEMP.

16/0
113
TEMP.

5/0
114
TEMP.

5/0
115
TEMP.

5/0
116
TEMP.

3/0
118

6/0
119 120

4/0
121
4/0

TEMP.

122
3/0

A3.0
2

A3.0
1

A3.1
1

A3.1
2

A4.0
1

A4.0
1

10'-4"

TERRACE

TERRACE

A4.0
2

A4.0
2

O
PT

IO
N

: F
R

E
N

C
H

 O
R

 S
LI

D
IN

G
 D

O
O

R
IN

 P
LA

C
E

 O
F 

W
IN

D
O

W
S

DOUBLE-SIDED FIREPLACE

HEARTH

HEARTH

W
O

O
D

36" HGT.

UNIT 2
AC

UNIT 1
AC

TEMP.

TEMP.

4'-11"6'-5"

DN TO
WATER

TR
EX

 O
R

 E
Q

.
ST

O
N

E

C
U

ST
O

M
 B

U
IL

T 
C

LT
 

C
U

ST
O

M
 B

U
IL

T 
C

LT
 

3'
-6

"
4'

-0
"

RECYCLE

w/ PERV. DECKING
F.F.G. 6249.50

ALL DECKING TO BE
CLASS B RATED TREX

OR EQ. SYS.

EGR.

EGR.

EGR.

EGR.

OPTION BARN
OR PKT DRS.

ART

ART

36
x8

8

PANTRY

GARAGE
APPLIANCE

UP

BENCH

36x36

30
x3

0

30x30

WASHER

DRYER

ON / OFF

SHOWER

ON / OFF

SHOWER

6/0
108
TEMP.

5/0
117

123
3/0

2/
8 

PK
T

C
U

ST
O

M
 B

U
IL

T 
C

AB
IN

ET

10
"

10
"

TEMP.

STONE
HALL

(N) ELECTRIC METER
400 AMP (UPGRADE)

TRPA APPROVED GAS
F.P. W/ T.V. ABOVE

24" x 36"
CRAWLSPACE
ACCESS

R
AI

LI
N

G
 @

 4
2"

 H
EI

G
H

T,
 T

YP
. WALKWAY

PERMEABLE PAVERS

STOOP
PERMEABLE PAVERS

F.F.E. 6249.50F.F.E. 6249.75

F.F.G. 6249.50

PERMEABLE PAVERS
F.F.G. 6249.50

PERM. PAVERS
F.F.G. 6249.25

2'-0"

(N)

(E)

(E)   (N)

(E)

(N)

(E)   (N)

(E)   (N)1'
-9

 1
/2

"
5'

-4
 1

/2
"

4'
-2

 1
/2

"

(N) GAS METER
(R) SSCO

4'
-0

"

INFILTRATION TRENCH - SEE SITE PLAN (A1.0)

30
'-0

"
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A2.0
A2.0Scale:  1/4 = 1'-0"

1PROPOSED FIRST FLOOR PLAN

RELATED CODE REQUIREMENTS: (EGRESS + WINDOWS + DRS.)
1. EGRESS WINDOWS SHALL HAVE A MIN. NET CLEAR OPERABLE AREA OF 5.7
SQUARE FEET.
2. THE MINIMUM NET CLEAR WIDTH DIMENSION SHALL BE 20"
3. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24"
4. MAX. U-FACTOR (0.58) FOR FENESTRATION + SKYLIGHTS 2019 CEC 150.0 (Q)
5. MAX. TOTAL AREA, 20%, NO MAXIMUM FOR WEST FACING AREA TABLE 150.1-A, & B
6. FENESTRATION MAX. U-FACTOR 0.30. NO SHGC REQUIREMENT TABLE 150.1-A, & B
7. DOOR MAX. U-FACTOR: 0.20 TABLE 150.1A, & B

2019 CODE REQUIREMENTS: (PLUMBING)
1. REQUIRES NON-COMPLIANT PLUMBING FIXTURES TO BE REPLACED BY
WATER-CONSERVING PLUMBING FIXTURES WHEN A PROPERTY IS UNDERGOING
ALTERATIONS OR IMPROVEMENTS. THIS LAW APPLIES TO ALL RESIDENTIAL AND
COMMERCIAL PROPERTY BUILT PRIOR TO JANUARY 1, 1994.  DETAILS CAN BE
FOUND AT
HTTP://LEGINFO.CA.GOV/PUB/09-10/BILL/SEN/SB0401-0450/SB407 BILL 20091011
CHAPTERED.HTML.
2. PER CALIFORNIA CIVIL CODE ARTICLE 1101.4 AND CAL GREEN SECTION 301.1,FOR
ALL BUILDING ALTERATIONS OR IMPROVEMENTS TO A SINGLE FAMILY RESIDENTIAL
PROPERTY, EXISTING PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT
MEET COMPLIANT FLOW RATES WILL NEED TO BE UPGRADED. WATER CLOSETS
WITH A FLOW RATE EXCESS OF 1.6 GPF WILL NEED TO BE REPLACED WITH W.C. W/
A MAX. FLOW RATE OF 1.28 GPF . SHOWER HEADS W/ A FLOW RATE GREATER THAN
2.5 GPM WILL NEED TO BE REPLACED W/ A MAX. 1.8 GPM SHOWER HEAD. LAVATORY
& KITCHEN FAUCETS W/ A FLOW RATE GREATER THAN 1.8 GPM WILL NEED TO BE
REPLACED W/ A FAUCET W/ MAX. FLOW RATE OF 1.5 GPM (OR 1.8 GPM FOR KITCHEN
FAUCETS)
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
PLUMBING:
- SHOWER MUST BE PROVIDED W/ TEMPERATURE CONTROL (ANIT-SCALD) TYPE
VALVE. TOILETS MUST HAVE A MIN. CLEAR SPACE OF 30" WIDE, & 24" CLEAR SPACE
IN FRONT. IF NEW, TOILETS MUST BE WATER CONSERVING 1.28 GALLON. SHOWER
DOORS SHALL OPEN OUTWARD AND SHALL BE A MIN.  22" WIDE, THE SHOWERHEAD
CANNOT DISCHARGE DIRECTLY AT ENTRANCE. ALL SHOWER COMPARTMENTS,
REGARDLESS OF SHAPE,
MUST BE CAPABLE OF ENCOMPASSING A 30" CIRCLE. JOB-FORMED SHOWER PAN
LINER MUST SLOPE 14" PER FOOT TO WEEP HOLES IN DRAIN, AND BE INSPECTED
UNDER TEST PRIOR TO COVERING.

RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
BUILDING:
- SHOWER WALL SHALL BE FINISHED TO A HEIGHT 72" ABOVE THE DRAIN INLET
WITH MATERIAL THAT IS NOT AFFECTED BY MOISTURE. GREEN BD. CANNOT BE
USED AS A BACKER FOR MASTIC TILE WHERE IT WILL BE EXPOSED TO SPLASHING
WATER AND IS NOT ALLOWED ON CEILINGS.
CEMENT BOARD WITH A MOISTURE BARRIER AND CORROSION-RESISTANT
FASTENERS IS AN APPROPRIATE BACKING MATERIAL IN WET LOCATIONS. MIN.
CEILING HEIGHT FOR ALL BATHROOMS IS 7'-0". SAFETY GLAZING IS
REQUIRED FOR WINDOWS IN TUB OR SHOWER LOCATIONS WHERE THE BOTTOM
EDGE OF GLASS IS LESS THAN 5'-0" ABOVE THE DRAIN. AS PART OF REMODEL
SMOKE DETECTORS WILL BE REQUIRED IN ALL BEDROOMS, ADJOINING HALL, AND
AT EACH LEVEL PER THE BUILDING CODE.

RELATED CODE REQUIREMENTS: (BATHS)(CONT.)
ELECTRICAL:
- IT IS REQUIRED TO HAVE AT LEAST ONE RECEPTACLE WITHIN 3-FEET OF THE
OUTSIDE EDGE OF EACH BASIN, THIS RECEPTACLE AND ANY OTHERS LOCATED
WITHIN THE BATHROOM MUST BE GFCI PROTECTED.
- A SEPARATE 20-AMP CIRCUIT IS REQUIRED TO SUPPLY BATHROOM OUTLETS
ONLY, OR A SINGLE BATHROOM.
- LIGHTING WILL BE REQUIRED TO BE HIGH EFFICACY OR CONTROLLED BY A
MANUAL ON OCCUPANT
SENSOR SWITCH. (TYPICALLY HIGH EFFICACY LIGHT FIXTURES ARE PIN BASE
FLUORESCENT WITH ELECTRONIC BALLAST.
MECHANICAL:
- A FAN CONNECTED TO THE OUTSIDE CAN BE PROVIDED, FAN EXHAUST SHOULD
BE 3-FEET FROM BUILDING OPENINGS AND PROPERTY LINES.
 BE INSPECTED UNDER TEST PRIOR TO COVERING.

GENERAL NOTES:
1. PROVIDE 30" MIN. CLEAR WIDTH, 15" ON BOTH SIDES FROM CENTERLINE OF W.C.)
AND 24" CLEARANCE IN FRONT OF THE W.C. PER CPC 402.5
2.  PROVIDE MIN. SHOWER AREA - 1024 SQ. INCHES, CAPABLE OF ENCOMPASSING A
30" CIRCLE. SEE PLANS PER CPC 408.6
3. TEMPERED GLAZING, TYP. AT ALL DOORS AND REQUIRED BY CODE
4. PROVIDE DEVICES TO ABSORB HIGH PRESSURES RESULTING FROM THE
WASHER & DISHWASHER, ETC., PER CPC
5.WATER CLOSETS SHALL BE AN ULTRA LOW FLUSH TYPE W/ 1.28 GALLONS MAX.
PER FLUSH, PER CPC & GCG 4.303.1.1
6. EXHAUST VENT FOR DRYER SHALL TERMINATE TO THE OUTSIDE OF THE
BUILDING AND SHALL BE EQUIPPED WITH A DRAFT DAMPER AND SHALL BE RIGID
METAL DUCT WITH SMOOTH INTERIOR SURFACES PER CMC SECT. 504.
7. VERIFY ALL FINISH FLOOR CALL-OUTS W/ OWNERS, TYP.
8. SUB- PANEL ELECT., VERIFY LOCATION W/ OWNER.
9. ALL SHOWER HEADS TO HAVE 1.8 GPM @ 60 PSA  FLOW MAX. PER 2019 CPC
SECT. 408.2 & (CGC 4.303.1.2)
10. ALL SHOWER WALLS TO BE WATERPROOF TO 72" ABOVE DRAIN INLET, WALL
FINISHES TO BE OF SMOOTH HARD NONABSORBENT SURFACE, PER CRC R307.2
(CEMENT BASED)
11. NA
12. ALL LAVATORY FAUCETS TO HAVE 1.2 GPM, + KITCHEN FAUCETS TO HAVE 1.8
GPM FLOW MAX. PER 2019 CPC SECT. 403.7, & 403.6 (CGC 4.303.1.4.4)
13. WATER HAMMER ARRESTORS AT ALL APPLIANCES THAT HAVE QUICK-ACTING
VALVES (I.E.) DISHWASHERS HOT WATER LINE AND THE HOT/COLD LINES OF THE
CLOTHES WASHER) 2019 CPC 609.10.
14. CONTROL VALVE FOR SHOWER OR TUB/SHOWER SHALL BE OF THE PRESSURE
BALANCE OR  THERMOSTATIC MIXING VALVE TYPE, PER CPC 420.0.
15. THRESHOLD FOR IN-SWING DOORS SHALL BE 7.75" MAX. AND 7" MAX. FOR
OUTSWING DOORS.
16. (E) GAS METER LOCATION, PG&E, TYPICAL 36" FROM OPERABLE WINDOWS.
17. (E) ELECTRICAL METER LOCATION TO BE MOVED PER PLANS.
18. MAX. DROP FROM TOP OF THRESHOLD TO THE EXT. LANDING AT ALL SLIDING
AND IN-SWINGING DOORS SHALL BE LIMITED TO 7.75", AND NOT MORE THAN 1.5"
LOWER THAN THRESHOLD FOR OUTSWING DRS. PER  2019 CRC R311.3
19. (N) STAIRS TO HAVE MAX. RISER HEIGHT OF 7.75" AND A MIN. TREAD DEPTH
OF 10" PER CRC R311.7.4.
20. A CAPILLARY BREAK WILL BE INSTALLED IF A SLAB ON GRADE FOUNDATION
SYSTEM IS USED. THE USE OF A 4" THICK BASE OF 1/2" OR LARGER CLEAN
AGGREGATE UNDER A 6 MIL VAPOR RETARDER WITH JOINT LAPPED NOT LESS
THAN 6" WILL BE PROVIDED UNLESS AND ENGINEERED DESIGN HAS BEEN
SUBMITTED AND APPROVED BY THE BUILDING DIVISION . 2019 CGC §4.505.2 AND
CALIFORNIA RESIDENTIAL CODE (CRC) §R5O6.2.3
21. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE WILL NOT BE
INSTALLED. WALL AND FLOOR FRAMING WILL NOT BE ENCLOSED WHEN THE
FRAMING MEMBERS EXCEED 19% MOISTURE CONTENT. MOISTURE CONTENT WILL
BE VERIFIED PRIOR TO FINISH MATERIAL BEING APPLIED. 2019 CGC §4.505.3
22. FITTINGS (FAUCETS AND SHOWER HEADS) HAVE ALL REQUIRED STANDARDS
LISTED ON PLANS AND ARE IN ACCORDANCE TO CGC 4.303.1.3 AND CGC 403.1.4
23. ANY GAS FIREPLACE SHALL BE DIRECT-VENT SEALED-COMBUSTIBLE TYPE.
2019 CGC 4.503.1
24. PROVIDE 36 INCH MIN.  DEEP LANDING OUTSIDE ALL EXTERIOR DOORS (NOT
MORE THAN 7.75 INCHES LOWER THAN THE THRESHOLD FOR IN-SWINGING DOORS
AND SLIDING DOORS, AND NOT MORE THAN 1.5 INCHES LOWER THAN THE
THRESHOLD FOR OUT-SWINGING DOORS) 2019 CRC R311.3
25. WALLS WITH 2 X 6 AND LARGER FRAMING REQUIRE R-19 INSULATION 150.0(C)2
26. CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT OF WAY ARE LIMITED TO THE
WEEKDAYS AND NON-CITY  HOLIDAYS BETWEEN 8:00 A.M AND 5:00 P.M.

1. ALL EXTERIOR 2X6 WALLS: R-21 BATT INSULATION, OR MIN. BY
TITLE-24
2. ALL EXTERIOR 2X4 WALLS: R-15 BATT INSULATION
OR MIN. BY TITLE-24
3. ALL CEILINGS TO RECEIVE R-32 MIN. INSULATION
OR MIN. BY TITLE-24
4. ALL UNDER FLOOR TO RECEIVE R-19 BAT INSULATION
5. ALL BATHROOMS, LAUNDRY ROOMS, TO RECEIVE SOUND BATT,
INSULATION, TYPICAL.
6. CEILING INSULATION, MIN. R-30 INSULATION REQUIRED.
7. BUILDING ENVELOPE INSULATION:  PER CLIMATE ZONE: 3 TABLE
150.1-A, & B
8. BUILDING ENVELOPE INSULATION:  WALLS, ABOVE OR BELOW
GRADE, MEET STANDARDS IN TABLE 150.1-A & B
9. QUALITY INSULATION INSTALLATION INSPECTION (QII) IS
REQUIRED BY A THIRD PARTY.

INSULATION: (See Title-24 For Min.)POLLUTANT CONTROL NOTES:
1. PAINTS + COATINGS WILL COMPLY WITH VOC LIMITS PER 2019 CGC
§4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE
TESTING + PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN
BUILDING CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR
AREA RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA
GREEN BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, + MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION
STANDARDS. 2019 CGC §4.504.5
6. AEROSOL PAINTS + COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND COMPLY W/ PERCENT VOC BY WEIGHT OF PRODUCT
LIMITS, REGULATION 8, RULE 49.  PER 2019 CGC 4.504.2.3
7. ADHESIVES, SEALANTS, + CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL + REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT
STANDARDS 2019 CGC §4.504.2.1

SQUARE FOOTAGE 1ST FLR.:  1,887

REVEGETATION + TRPA NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN
ACCORDANCE WITH THE TRPA "HANDBOOK OF BEST MANAGEMENT
PRACTICES" AND "LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.
2. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION
FOOTPRINT TO MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION
SHALL BE PERMITTED OUTSIDE OF THE BUILDING FOOTPRINT.
3. CONSTRUCTION PLANS SHALL BE CONFIRMED AT THE TIME OF THE TRPA
PRE-GRADING INSPECTION. ANY REQUIRED MODIFICATIONS, AS DETERMINED
BY TRPA, SHALL BE INCORPORATED INTO THE PROJECT PERMIT AT THAT TIME.
4. DUST CONTROL MEASURES SHALL BE IN PLACE DURING THE
CONSTRUCTION. BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST
CONTROL MEASURE WITHIN 30 FEET OF STRUCTURE.
5. FOR ALL AREAS DISTURBED BY CONSTRUCTION, INSTALL TEMPORARY
STABILIZATION MEASURES SUCH AS EROSION CONTROL BLANKETS OR
HYDROMULCH W/ TACKIFIERS. COVER STOCKPILES THAT WILL REMAIN
COVERED IN WINTER WITH A DURABLE MATERIAL OR PLASTIC SHEETING.
THESE MEASURES SHALL BE MAINTAINED FROM COMPLETION OF THE INITIAL
GRADING THROUGH COMPLETION OF THE PROJECT.
6. ALL EXTERIOR LIGHTING SHALL BE DIRECTED DOWNWARD AND BE
CONSISTENT WITH TRPA CODE OF ORDINANCES, SECTION 36.8, EXTERIOR
LIGHTING STANDARDS.
7. THIS SITE SHALL BE WINTERIZED IN ACCORDANCE WITH THE PROVISIONS
OF ATTACHMENT R BY OCTOBER 15TH OF EACH CONSTRUCTION SEASON. ALL
DISTURBED AREAS SHALL BE STABILIZED WITH A 3-INCH LAYER OF MULCH OR
COVERED WITH AN EROSION CONTROL BLANKET.
8. THE PERMITTEE IS RESPONSIBLE FOR INSURING THAT THE PROJECT, AS
BUILT, DOES NOT EXCEED THE APPROVED LAND COVERAGE FIGURES SHOWN
ON THIS SITE PLAN. THE APPROVED LAND COVERAGE FIGURES SHALL
SUPERCEDE SCALED DRAWINGS WHEN DISCREPANCIES OCCUR.
9. TEMPORARY AND PERMANENT BMPS MAY BE FIELD FIT BY THE
ENVIRONMENTAL COMPLIANCE INSPECTOR WHERE APPROPRIATE.
10. PROVIDE A 3" LAYER OF CRUSHED 3/4" DRAINROCK BENEATH ALL RAISED
BEDS.

AGENDA ITEM NO. V. A.
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1PROPOSED SECOND FLOOR PLAN

RELATED CODE REQUIREMENTS: (EGRESS + WINDOWS + DRS.)
1. EGRESS WINDOWS SHALL HAVE A MIN. NET CLEAR OPERABLE AREA OF 5.7
SQUARE FEET.
2. THE MINIMUM NET CLEAR WIDTH DIMENSION SHALL BE 20"
3. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24"
4. MAX. U-FACTOR (0.58) FOR FENESTRATION + SKYLIGHTS 2019 CEC 150.0 (Q)
5. MAX. TOTAL AREA, 20%, NO MAXIMUM FOR WEST FACING AREA TABLE 150.1-A, & B
6. FENESTRATION MAX. U-FACTOR 0.30. NO SHGC REQUIREMENT TABLE 150.1-A, & B
7. DOOR MAX. U-FACTOR: 0.20 TABLE 150.1A, & B

2019 CODE REQUIREMENTS: (PLUMBING)
1. REQUIRES NON-COMPLIANT PLUMBING FIXTURES TO BE REPLACED BY
WATER-CONSERVING PLUMBING FIXTURES WHEN A PROPERTY IS UNDERGOING
ALTERATIONS OR IMPROVEMENTS. THIS LAW APPLIES TO ALL RESIDENTIAL AND
COMMERCIAL PROPERTY BUILT PRIOR TO JANUARY 1, 1994.  DETAILS CAN BE
FOUND AT
HTTP://LEGINFO.CA.GOV/PUB/09-10/BILL/SEN/SB0401-0450/SB407 BILL 20091011
CHAPTERED.HTML.
2. PER CALIFORNIA CIVIL CODE ARTICLE 1101.4 AND CAL GREEN SECTION 301.1,FOR
ALL BUILDING ALTERATIONS OR IMPROVEMENTS TO A SINGLE FAMILY RESIDENTIAL
PROPERTY, EXISTING PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT
MEET COMPLIANT FLOW RATES WILL NEED TO BE UPGRADED. WATER CLOSETS
WITH A FLOW RATE EXCESS OF 1.6 GPF WILL NEED TO BE REPLACED WITH W.C. W/
A MAX. FLOW RATE OF 1.28 GPF . SHOWER HEADS W/ A FLOW RATE GREATER THAN
2.5 GPM WILL NEED TO BE REPLACED W/ A MAX. 1.8 GPM SHOWER HEAD. LAVATORY
& KITCHEN FAUCETS W/ A FLOW RATE GREATER THAN 1.8 GPM WILL NEED TO BE
REPLACED W/ A FAUCET W/ MAX. FLOW RATE OF 1.5 GPM (OR 1.8 GPM FOR KITCHEN
FAUCETS)
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
PLUMBING:
- SHOWER MUST BE PROVIDED W/ TEMPERATURE CONTROL (ANIT-SCALD) TYPE
VALVE. TOILETS MUST HAVE A MIN. CLEAR SPACE OF 30" WIDE, & 24" CLEAR SPACE
IN FRONT. IF NEW, TOILETS MUST BE WATER CONSERVING 1.28 GALLON. SHOWER
DOORS SHALL OPEN OUTWARD AND SHALL BE A MIN.  22" WIDE, THE SHOWERHEAD
CANNOT DISCHARGE DIRECTLY AT ENTRANCE. ALL SHOWER COMPARTMENTS,
REGARDLESS OF SHAPE,
MUST BE CAPABLE OF ENCOMPASSING A 30" CIRCLE. JOB-FORMED SHOWER PAN
LINER MUST SLOPE 14" PER FOOT TO WEEP HOLES IN DRAIN, AND BE INSPECTED
UNDER TEST PRIOR TO COVERING.

RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
BUILDING:
- SHOWER WALL SHALL BE FINISHED TO A HEIGHT 72" ABOVE THE DRAIN INLET
WITH MATERIAL THAT IS NOT AFFECTED BY MOISTURE. GREEN BD. CANNOT BE
USED AS A BACKER FOR MASTIC TILE WHERE IT WILL BE EXPOSED TO SPLASHING
WATER AND IS NOT ALLOWED ON CEILINGS.
CEMENT BOARD WITH A MOISTURE BARRIER AND CORROSION-RESISTANT
FASTENERS IS AN APPROPRIATE BACKING MATERIAL IN WET LOCATIONS. MIN.
CEILING HEIGHT FOR ALL BATHROOMS IS 7'-0". SAFETY GLAZING IS
REQUIRED FOR WINDOWS IN TUB OR SHOWER LOCATIONS WHERE THE BOTTOM
EDGE OF GLASS IS LESS THAN 5'-0" ABOVE THE DRAIN. AS PART OF REMODEL
SMOKE DETECTORS WILL BE REQUIRED IN ALL BEDROOMS, ADJOINING HALL, AND
AT EACH LEVEL PER THE BUILDING CODE.

RELATED CODE REQUIREMENTS: (BATHS)(CONT.)
ELECTRICAL:
- IT IS REQUIRED TO HAVE AT LEAST ONE RECEPTACLE WITHIN 3-FEET OF THE
OUTSIDE EDGE OF EACH BASIN, THIS RECEPTACLE AND ANY OTHERS LOCATED
WITHIN THE BATHROOM MUST BE GFCI PROTECTED.
- A SEPARATE 20-AMP CIRCUIT IS REQUIRED TO SUPPLY BATHROOM OUTLETS
ONLY, OR A SINGLE BATHROOM.
- LIGHTING WILL BE REQUIRED TO BE HIGH EFFICACY OR CONTROLLED BY A
MANUAL ON OCCUPANT
SENSOR SWITCH. (TYPICALLY HIGH EFFICACY LIGHT FIXTURES ARE PIN BASE
FLUORESCENT WITH ELECTRONIC BALLAST.
MECHANICAL:
- A FAN CONNECTED TO THE OUTSIDE CAN BE PROVIDED, FAN EXHAUST SHOULD
BE 3-FEET FROM BUILDING OPENINGS AND PROPERTY LINES.
 BE INSPECTED UNDER TEST PRIOR TO COVERING.

GENERAL NOTES:
1. PROVIDE 30" MIN. CLEAR WIDTH, 15" ON BOTH SIDES FROM CENTERLINE OF W.C.)
AND 24" CLEARANCE IN FRONT OF THE W.C. PER CPC 402.5
2.  PROVIDE MIN. SHOWER AREA - 1024 SQ. INCHES, CAPABLE OF ENCOMPASSING A
30" CIRCLE. SEE PLANS PER CPC 408.6
3. TEMPERED GLAZING, TYP. AT ALL DOORS AND REQUIRED BY CODE
4. PROVIDE DEVICES TO ABSORB HIGH PRESSURES RESULTING FROM THE
WASHER & DISHWASHER, ETC., PER CPC
5.WATER CLOSETS SHALL BE AN ULTRA LOW FLUSH TYPE W/ 1.28 GALLONS MAX.
PER FLUSH, PER CPC & GCG 4.303.1.1
6. EXHAUST VENT FOR DRYER SHALL TERMINATE TO THE OUTSIDE OF THE
BUILDING AND SHALL BE EQUIPPED WITH A DRAFT DAMPER AND SHALL BE RIGID
METAL DUCT WITH SMOOTH INTERIOR SURFACES PER CMC SECT. 504.
7. VERIFY ALL FINISH FLOOR CALL-OUTS W/ OWNERS, TYP.
8. SUB- PANEL ELECT., VERIFY LOCATION W/ OWNER.
9. ALL SHOWER HEADS TO HAVE 1.8 GPM @ 60 PSA  FLOW MAX. PER 2019 CPC
SECT. 408.2 & (CGC 4.303.1.2)
10. ALL SHOWER WALLS TO BE WATERPROOF TO 72" ABOVE DRAIN INLET, WALL
FINISHES TO BE OF SMOOTH HARD NONABSORBENT SURFACE, PER CRC R307.2
(CEMENT BASED)
11. NA
12. ALL LAVATORY FAUCETS TO HAVE 1.2 GPM, + KITCHEN FAUCETS TO HAVE 1.8
GPM FLOW MAX. PER 2019 CPC SECT. 403.7, & 403.6 (CGC 4.303.1.4.4)
13. WATER HAMMER ARRESTORS AT ALL APPLIANCES THAT HAVE QUICK-ACTING
VALVES (I.E.) DISHWASHERS HOT WATER LINE AND THE HOT/COLD LINES OF THE
CLOTHES WASHER) 2019 CPC 609.10.
14. CONTROL VALVE FOR SHOWER OR TUB/SHOWER SHALL BE OF THE PRESSURE
BALANCE OR  THERMOSTATIC MIXING VALVE TYPE, PER CPC 420.0.
15. THRESHOLD FOR IN-SWING DOORS SHALL BE 7.75" MAX. AND 7" MAX. FOR
OUTSWING DOORS.
16. (E) GAS METER LOCATION, PG&E, TYPICAL 36" FROM OPERABLE WINDOWS.
17. (E) ELECTRICAL METER LOCATION TO BE MOVED PER PLANS.
18. MAX. DROP FROM TOP OF THRESHOLD TO THE EXT. LANDING AT ALL SLIDING
AND IN-SWINGING DOORS SHALL BE LIMITED TO 7.75", AND NOT MORE THAN 1.5"
LOWER THAN THRESHOLD FOR OUTSWING DRS. PER  2019 CRC R311.3
19. (N) STAIRS TO HAVE MAX. RISER HEIGHT OF 7.75" AND A MIN. TREAD DEPTH
OF 10" PER CRC R311.7.4.
20. A CAPILLARY BREAK WILL BE INSTALLED IF A SLAB ON GRADE FOUNDATION
SYSTEM IS USED. THE USE OF A 4" THICK BASE OF 1/2" OR LARGER CLEAN
AGGREGATE UNDER A 6 MIL VAPOR RETARDER WITH JOINT LAPPED NOT LESS
THAN 6" WILL BE PROVIDED UNLESS AND ENGINEERED DESIGN HAS BEEN
SUBMITTED AND APPROVED BY THE BUILDING DIVISION . 2019 CGC §4.505.2 AND
CALIFORNIA RESIDENTIAL CODE (CRC) §R5O6.2.3
21. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE WILL NOT BE
INSTALLED. WALL AND FLOOR FRAMING WILL NOT BE ENCLOSED WHEN THE
FRAMING MEMBERS EXCEED 19% MOISTURE CONTENT. MOISTURE CONTENT WILL
BE VERIFIED PRIOR TO FINISH MATERIAL BEING APPLIED. 2019 CGC §4.505.3

1. ALL EXTERIOR 2X6 WALLS: R-21 BATT INSULATION, OR MIN. BY
TITLE-24
2. ALL EXTERIOR 2X4 WALLS: R-15 BATT INSULATION
OR MIN. BY TITLE-24
3. ALL CEILINGS TO RECEIVE R-32 MIN. INSULATION
OR MIN. BY TITLE-24
4. ALL UNDER FLOOR TO RECEIVE R-19 BAT INSULATION
5. ALL BATHROOMS, LAUNDRY ROOMS, TO RECEIVE SOUND BATT,
INSULATION, TYPICAL.
6. CEILING INSULATION, MIN. R-30 INSULATION REQUIRED.
7. BUILDING ENVELOPE INSULATION:  PER CLIMATE ZONE: 3 TABLE
150.1-A, & B
8. BUILDING ENVELOPE INSULATION:  WALLS, ABOVE OR BELOW
GRADE, MEET STANDARDS IN TABLE 150.1-A & B
9. QUALITY INSULATION INSTALLATION INSPECTION (QII) IS
REQUIRED BY A THIRD PARTY.

INSULATION: (See Title-24 For Min.)

GENERAL NOTES: (cont.)
22. FITTINGS (FAUCETS AND SHOWER HEADS) HAVE ALL REQUIRED
STANDARDS LISTED ON PLANS AND ARE IN ACCORDANCE TO CGC 4.303.1.3
AND CGC 403.1.4
23. ANY GAS FIREPLACE SHALL BE DIRECT-VENT SEALED-COMBUSTIBLE TYPE.
2019 CGC 4.503.1
24. PROVIDE 36 INCH MIN.  DEEP LANDING OUTSIDE ALL EXTERIOR DOORS
(NOT MORE THAN 7.75 INCHES LOWER THAN THE THRESHOLD FOR
IN-SWINGING DOORS AND SLIDING DOORS, AND NOT MORE THAN 1.5 INCHES
LOWER THAN THE THRESHOLD FOR OUT-SWINGING DOORS) 2019 CRC R311.3
25. WALLS WITH 2 X 6 AND LARGER FRAMING REQUIRE R-19 INSULATION
150.0(C)2
26 CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT OF WAY ARE LIMITED TO
THE WEEKDAYS AND NON-CITY  HOLIDAYS BETWEEN 8:00 A.M AND 5:00 P.M.

POLLUTANT CONTROL NOTES:
1. PAINTS + COATINGS WILL COMPLY WITH VOC LIMITS PER 2019 CGC
§4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE
TESTING + PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN
BUILDING CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR
AREA RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA
GREEN BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, + MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION
STANDARDS. 2019 CGC §4.504.5
6. AEROSOL PAINTS + COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND COMPLY W/ PERCENT VOC BY WEIGHT OF PRODUCT
LIMITS, REGULATION 8, RULE 49.  PER 2019 CGC 4.504.2.3
7. ADHESIVES, SEALANTS, + CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL + REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT
STANDARDS 2019 CGC §4.504.2.1
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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AGENDA ITEM NO. V. A.
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A3.0

A3.0Scale:  1/4 = 1'-0"
1PROPOSED FRONT ELEVATION

A3.0Scale:  1/4 = 1'-0"
2PROPOSED REAR ELEVATION

WUI REQUIREMENTS:
1. (N) ROOFING SHALL BE CLASS A, WITH CLASS A CONTINUOUS RIDGE VENT BY
LOMANCO, OR APPROVED EQUAL, TYP.

2. (N) VALLEY FLASHING SHALL BE MINIMUM NO. 26 GALVANIZED SHEET GAGE.

3. ANY SPACE BETWEEN ROOF COVERING AND ROOF DECKING OR AT EAVE ENDS
SHALL BE FIRE STOPPED TO PREVENT THE ENTRY OF FLAMES OR EMBERS.

4. ROOF GUTTERS AND DOWNSPOUTS SHALL BE OF NON-COMBUSTIBLE
MATERIALS AND PROVIDED WITH AN APPROVED MEANS TO PREVENT THE
ACCUMULATION OF LEAVES AND DEBRIS.

5. UNDERSIDE OF (N) ROOF OVERHANGS AND (N) BUILDING OVERHANGS SHALL
BE SOFFITED WITH 2x6 WESTERN RED CEDAR BOARDS. EAVE VENTS SHALL BE
BY VULCAN OR BRANDGUARD, OR APPROVED EQUAL.

6. (N) EXTERIOR WALL FINISH THAT IS NON-IGNITION RESISTANT SHALL BE
INSTALLED IN A FIRE RATED ASSEMBLY, USING TYPE 'X' GYPSUM BOARD ON THE
UNDERSIDE OF THE COMBUSTIBLE SIDING, OR FIRE RESISTANT STRUCTURAL
OSB SHEATHING BY LP-FLAMEBLOCK, OR APPROVED EQUAL.

7. (N) EXTERIOR WINDOWS, WINDOW WALLS, GLAZED DOORS, GLAZED OPENINGS
WITHIN EXTERIOR DOORS AND SKYLIGHTS SHALL BE TEMPERED GLASS,
INSULATING DUAL GLAZED GLASS UNITS, GLASS BLOCK OR HAVE A MINIMUM 20
MINUTE FIRE RESISTIVE RATING.

8. (N) EXTERIOR DOORS SHALL BE MINIMUM 1 3 4" SOLID CORE OR HAVE A 20
MINUTE FIRE RATING. DOOR TRIM, THRESHOLDS, SCREENS AND WEATHER
STRIPPING HAVE NO WUI REQUIREMENTS.

9. (N) EXTERIOR DECKING SHALL BE NON-COMBUSTIBLE MATERIAL, OR CLASS B
RATED DECK BOARDS. HANDRAILS, GUARDRAILS AND BALUSTERS HAVE NO WUI
REQUIREMENT.

HEIGHT CALCULATIONS:
CROSS SLOPE = (6249 - 6249) / 72
= 0.000 x 100 = 0%

ALLOWABLE BUILDING HEIGHT @ 0% CROSS SLOPE & 8:12 ROOF PITCH = 33'-7"

PROPOSED BUILDING HEIGHT:
0' - 0" LOWEST POINT @ NAT. GRADE E. 6249
+0' - 6" TO MAIN FLOOR F.F. EL. 6249.50
+11' - 2 3/4" TO UPPER FLOOR F.F. EL. 6260.73
+9' - 4" TO ROOF PLATE EL. 6270.06
+9' - 7 1/2" TO HIGHEST RIDGE @ 8:12 ROOF PITCH EL. 6279.69
=30' - 8 1/4" HT. OF HIGHEST POINT OF ROOF FROM

LOWEST POINT @ NATURAL GRADE

AGENDA ITEM NO. V. A.
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A3.1Scale:  1/4 = 1'-0"
1PROPOSED LEFT ELEVATION

A3.1Scale:  1/4 = 1'-0"
2PROPOSED RIGHT ELEVATION

STANDING SEAM METAL ROOF - BLACK

HORIZ. CEDAR SIDING - NATURAL STAIN

BOARD + BATTEN SIDING - GRAY

FIREPLACE - NATURAL STONE

EXTERIOR LIGHTING
SEE ME3.0 FOR SPEC SHT.
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18
'-6

"

10
'-0

"
1'

-2
 3

/4
"

9'
-4

"

2'
-1

"

SECOND FLR. T.O.P.

GREAT RM T.O.P

SECOND FLR. SUB. FLR.

FIRST FLOOR T.O.P.

1ST FLR. F.F.E.

(E) PROPOSED GRADE

RIDGE

9'
-7

 1
/2

"
6"

30
'-8

 1
/2

"
6249.00

TYP. ROOF / CLG ASSEMBLY:
COMP. SHINGLE / METAL ROOFING SYS.;
UNDERLAYMENT;
ICE + WATER MEMBRANE @ EAVES;
PLYWD. ROOF SHEATHING;
ROOF RAFTERS PER STRUC.;
1" MIN. AIR SPACE;
MIN. R-41 BATT INSULATION OR EQUAL SYS.;
5/8" GYPSUM @ CEILINGS

TYP. EXTERIOR WALL ASSEMBLY:
WD. SIDING;
BLDG PPR;
FIRE RATED OSB SHEATHING BY LP-FLAMEBLOCK;
2x6 STUDS @ 16" O.C.;
MIN. R-22 BATT INSULATION OR EQUAL SYS.;
1

2" GYPSUM WALLBD.;
(5 8" TYPE 'X' GYPSUM WALLBD. @ CEILINGS)

TYP. INTERIOR WALL ASSEMBLY:
1

2" GYPSUM WALLBD.;
2x STUDS @ 16" O.C.;
ACOUSTIC INSULATION;
1

2" GYPSUM WALLBD.;
(5 8" TYPE 'X' GYPSUM WALLBD. @ CEILINGS)

TYP. FLOOR ASSEMBLY:
CARPET, WOOD, STONE OR TILE SYS.;
PLYWD. SHEATHING;
FLOOR JOISTS PER STRUC.;
MIN. R-30 BATT. INSUL. OR EQUAL SYS.

GREAT RM /
KITCHEN

BED-2 MUD RM

LOFT / HANG FLEX / OFFICE

(E) WOOD DECK REFINISHED

6249.50'

6259.50'

6260.73'

6267.98'

6270.06'

6279.69'

B.O. FOUND. WALL 6246.00'
B.O. FOOTING 6245.17'

3'
-0

"
10

"

2'
-8

"

CONC. RAT PROOFING PAD
MIN. THICKNESS 3" W/ MIN.
6 MIL. VAPOR BARRIER

18
'-6

"

10
'-0

"
1'

-2
 3

/4
"

9'
-4

"

2'
-1

"

SECOND FLR. T.O.P.

GREAT RM T.O.P

SECOND FLR. SUB. FLR.

FIRST FLOOR T.O.P.

RIDGE

9'
-7

 1
/2

"
6"

30
'-8

 1
/2

"

41'-0"

LO
T 

LI
N

E

TYP. ROOF / CLG ASSEMBLY:
STANDING SEAM / METAL ROOFING SYS.;
UNDERLAYMENT;
ICE + WATER MEMBRANE @ EAVES;
PLYWD. ROOF SHEATHING;
ROOF RAFTERS PER STRUCT.;
1" MIN. AIR SPACE;
MIN. R-41 BATT INSULATION OR EQUAL SYS.;
5/8" GYPSUM @ CEILINGS

TYP. EXTERIOR WALL ASSEMBLY:
WD. SIDING;
BLDG PPR;
FIRE RATED OSB SHEATHING BY LP-FLAMEBLOCK;
2x6 STUDS @ 16" O.C.;
MIN. R-22 BATT INSULATION OR EQUAL SYS.;
1

2" GYPSUM WALL BD.;
(5 8" TYPE 'X' GYPSUM WALL BD. @ CEILING)

TYP. INTERIOR WALL ASSEMBLY:
1

2" GYPSUM WALLBD.;
2x STUDS @ 16" O.C.;
ACOUSTIC INSULATION;
1

2" GYPSUM WALLBD.;
(5 8" TYPE 'X' GYPSUM WALL BD. @ CEILING)

TYP. FLOOR ASSEMBLY:
CARPET, WOOD, STONE OR TILE SYS.;
PLYWD. SHEATHING;
FLOOR JOISTS PER STRUC.;
MIN. R-30 BATT. INSUL. OR EQUAL SYS.

FE
N

C
E 

LI
N

E

LO
T 

LI
N

E

BED-2 BED-1ENTRY HALL

LOFT / HANG M. BED M. BATH

1ST FLR. F.F.E.

(E) PROPOSED GRADE 6249.00

6249.50'

6259.50'

6260.73'

6267.98'

6270.06'

6279.69'

B.O. FOUND. WALL 6246.00'
B.O. FOOTING 6245.17'

3'
-0

"
10

"
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A4.0

A4.0Scale:  1/4 = 1'-0"
1PROPOSED BUILDING SECTION

A4.0Scale:  1/4 = 1'-0"
2PROPOSED BUILDING SECTION

AGENDA ITEM NO. V. A.



1 1/4" MAX.
3/4" MIN.

10" MIN.

7 
3/

4"
 M

A
X.

10"

1 1/4"

11" PREFERRED

NOTES ON HANDRAILS:
1. THE HANDRAIL SHALL TERMINATE AT A POST
OR NEWEL ON BOTH ENDS, 2016 CRC R311.7

34
"-

38
" 

M
A

X.

HANDRAIL

5/
8"

3 
1/

2"

4 
3/

4"

2 x4

MIN. R-13 (SOUND BATT) @
ALL BATHROOMS/LAUNDRY

5/8" TYPE X GYPSUM BD.
TYPCIAL THROUGHOUT HOUSE
SMOOTH FINISH OR MATCH EXISTING CONDITION

2x4 STUD WALL @
16" O.C. S.S.D.

STAGGER JOINTS EACH SIDE
(LOAD BEARING ONLY)

NOTES:
SEE WWW.GPGYPSUM.COM FOR
TECHNICAL SPEC'S

3/4"5/8" 1/2"
5 1/2"

7 3/8"

2 x 6

R-22 FIBERGLASS BATT INSULATION
FOR 2x6 WALLS, TYPICAL. IF TITLE-24 SHOWS
LOWER  MINIMUMS,
FOLLOW MORE STRINGENT VALUES.

FIRE RATED OSB SHEATHING BY
LP-FLAMEBLOCK

WOOD  SIDING
(SEE ELEVATIONS)

MIN. 2X6 STUDS @ 16" O.C.

5
8" DENSARMOR PLUS FIREGUARD, OR
TOUGHROCK FIREGUARD GYPSUM BD.
APPLIED VERTICALLY OR HORIZONTALLY
TO STUDS W/ 1-7/8" 6D COATED NAILS 7"
O.C. STAGGER JOINTS EACH SIDE

NOTES:

A. VISIT GRACECONSTRUCTION.COM FOR THE MOST CURRENT DETAILS, INSTALLATION VIDEO AND PRODUCT DATA SHEETS
B. REMOVE RIPCORD® FROM GRACE VYCOR PLUS FOR EASE OF INSTALLATION
C. IF APPLICABLE, LEAVE RELEASE PAPER ON LOWER HALF OF SILL FLASHING UNTIL FUTURE TIE-IN WITH WEATHER RESISTIVE BARRIER
D. FOR CONCRETE, MASONRY OR WHERE ADHESION IS MARGINAL, USE PERM-A-BARRIER®  WB PRIMER TO PROMOTE VYCOR  ADHESION
E. CHECK LOCAL BUILDING CODES FOR WEATHER RESISTIVE BARRIER REQUIREMENTS AND INSTALL GRACE VYCOR  PLUS WITH WEATHER
        RESISTIVE BARRIER TO FORM WATER-SHEDDING LAPS
F. INSTALL WINDOW PER MANUFACTURER'S RECOMMENDATION AND USE APPROPRIATE SEALANT FOR WINDOW AND WOOD BUCK
G. DETAIL ALSO RELEVANT FOR GRACE VYCOR V40 AND VYCOR BUTYL

EXTERIOR WALL

SILL PLATE
(SEE VCRDET-
106 FOR OPTIONS)

GRACE
VYCOR PLUS1

2

3

MECHANICALLY FASTEN AS NECESSARY IN CORNERS
THROUGH GRACE VYCOR PLUS

WINDOW WITH NAILING FLANGE
(SET IN SEALANT EXCEPT ALONG
SILL FLANGE)

GRACE
VYCOR PLUS

GRACE VYCORNER™ OR
CORNER PATCH RECOMMENDED
(SEE VCRDET-507 OR VCRDET-504 FOR OPTIONS)

GRADE LINE

STANDARD BRICK
MOULD, TYP.

STANDARD
BRICK
MOULD, TYP.

SIDING
AS PER
ELEVATIONS

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN &
VENT)

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN &
VENT)

1'-4"
VERIFY W/ REGGIO

CUT SECTION

ELEVATION

SIDING  FINISH

SIDING PER ELEVATIONS

5"

LARGE WD. SILL REDWOOD
(PAINT)

SIERRA PACIFIC ALUM.
WINDOWS (CLAD) OR
MARVIN

G.S.M. WINDOW FLASHING
(PAINTED TO MATCH TRIM)

4 1/2"

2 x 6
5/4 x 4
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Scale:  3" = 1'-0"
5Interior Stair Detail

A5.02019 CRC R311.7.8

A5.0Scale:  3" = 1'-0"
1INTERIOR WALL DTLS.

A5.0
2EXT. WALL DTLS.

A5.0Scale:  N.A.
3WINDOW FLASHING DTLS.

A5.0Scale: 3" = 1'-0"
6 TYPICAL WINDOW DETAIL

Sierra Pacific or Marvin or Equal

A5.0Scale:  3" = 1'-0"
4(N) EXT. WALL VENT DTLS.

AGENDA ITEM NO. V. A.



V.I.F.

7'
-0

"
A.

1-3/8" SOLID CORE
PAINT GRADE

SQ. CORNER 3.5"
HINGES TYP. (EMTEK)

DOOR HEIGHTS:
(VERIFY) FOR COST

2'-6" 4'-0" 2'-6"

2'
-0

"
8'

-0
" 10

'-0
"

9'-0"

100
A.

TEMP. / EGR.

3'-0"

1'
-1

0"
4'

-1
0" 6'

-8
"

101
B.

102
106
118

122
123

EGR.

4'-0"

2'
-0

"

103
C.

TEMP.

104
TEMP.

120
TEMP.

121
TEMP.

3'-0"

2'
-0

"
7'

-6
" 9'

-6
"

105
D.

TEMP. / EGR.

3'-0"

1'
-1

0"
4'

-1
0" 6'

-8
"

3'-0"

6'-0"

107
E.

119

6'-0"

9'
-6

"

108
F.

TEMP.
109
G.

TEMP.

2'-6"

9'
-6

"

110
H.

TEMP.

111
TEMP.

5'-0"

9'
-6

"

112
TEMP.

114
TEMP.

224

113
I.

TEMP. / EGR.

4'-0"

10
'-0

"

4'-0"

16'-0"

4'-0"4'-0" 5'-0"

7'
-0

"

115
J.

TEMP.

116
TEMP.

117
TEMP.

3'-0"

1'
-8

"
4'

-6
" 6'

-2
"

200
K.

201
EGR.

202
203
204
205

4'-0"

1'
-8

"
4'

-6
" 6'

-2
"

3'-0"

1'
-8

"
4'

-6
" 6'

-2
"

3'-0"

6'-0"

206
L.

207
M.

208
209
N.

TEMP.

6'-0"

6'
-6

"

2'-6"

6'
-6

"

210
O.

TEMP.

221

222

5'-0" 1'-0" 16'-0" 1'-0" 5'-0"

9'
-6

"
1'

-0
"

6'
-8

"

1'
-8

"

8'
-2

 1
/2

"
9'

-0
"

11
'-6

 1
/2

"

7'-6" 1'-0" 7'-6"

215
R.

TEMP.
213
R.

TEMP.
214
S.

TEMP.

216
T.

TEMP.
217
T.

TEMP.

5'-0"

6'
-6

"

211
P.

TEMP.

212
TEMP.

218
TEMP.

219
TEMP.

220
TEMP.

223
Q.

TEMP.

1'-6"

1'
-8

"
4'

-6
" 6'

-2
"
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A9.0
5

Scale:  1/2" = 1'-0"

 ROOM  APPLIANCE TYPE  FINISH  REMARKS

APPLIANCE SCHEDULE
NOTE: ALLOWANCE AND INSTALLED BY ALLOWANCE, CONTRACTOR TO INCLUDE BLOCKING / ROUGH-IN AS NEEDED PER SPEC. SHEETS

 MANUF.  MODEL #

KITCHEN (N) RANGE

(N) DISHWASHER
(N) DISPOSAL

T.B.D. T.B.D. T.B.D.T.B.D.

T.B.D. T.B.D. T.B.D., TYPICAL DUAL FUELT.B.D.
T.B.D. T.B.D. T.B.D., MIN. 100 CFM, VENT TO EXTERIOR PER CODET.B.D.

A9.0Scale:   NA

3

(N) VENT HOOD

T.B.D. T.B.D. T.B.D.T.B.D.

2N
D

 F
LR

TBS TBS PAINT (TBS) TBSLOFT/HANG WOOD
TBS TBS PAINT (TBS) TBSWOOD
TBS TBS PAINT (TBS) TBSM. BED WOOD

TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBSHALL STONE
TBS TBS PAINT (TBS) TBSPWD STONE
TBS TBS PAINT (TBS) TBSMUD RM STONE

TBS TBS PAINT (TBS) TBSBATH-1 STONE
WOOD TBS TBS PAINT (TBS) TBS

A NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADENTRY, SL, TR9'-0" x 10'-0"

101 NOTE # 1TBDSTD.SEE DETAILSMUD RM
102 NOTE # 1TBD

 ROOM FLOORING  REMARKSWALLS

PAINT 

CEILING MILLWORK CROWN PAINT SPECS.
1S

T
 F

LR

ROOM FINISH SCHEDULE

ROOM FINISH SCHEDULE

A9.0Scale:   NA
1

SAFETY GLAZING NOTES (CRC R308.4)
A. ALL SLIDING + SWINGING GLASS DOORS TO HAVE SAFETY GLAZING.
B. GLAZING IN SHOWER/TUB/SAUNA ROOMS LESS THAN 60" ABOVE THE
STANDING SURFACE AND LESS THAN 60" MEASURED HORIZONTIALLY
FROM THE WATER'S EDGE OF A BATHTUB, HOT TUB, SPA, WHIRLPOOL OR
SWIMMING POOL.
C. GLAZING WITHIN A  24" ARC OF A DOOR THAT IS LESS THAN 60" ABOVE
THE FLOOR.
D. GLAZING WHERE THE EXPOSED AREA IS GREATER THAN 9 SQ. FT.,
BOTTOM IS LESS THAN 18" AND AT LEAST 36" ABOVE THE FLOOR, AND
ADJACENT TO WALKING SURFACES.
E. WITHIN 60" OF THE BOTTOM TREAD OF A STAIRWAY AND LESS THAN 36"
ABOVE THE FLOOR
F. GLAZING IN GUARDS & RAILINGS.
G. GLAZING ADJACENT TO STAIRWAYS, LANDINGS, AND RAMPS WITHIN 36"
HORIZONTALLY OF THE WALKING
SURFACE LESS THAN 36"  ABOVE FINISH FLOOR.

 EXTERIOR DOORS & WINDOWS 
LOCATION DOORS

DOOR SIZE
WxH

MATERIALS
CORE EXT. FIN. INT.FIN.

DETAILS

HEAD JAMB TRIMSILL

REMARKSHDWR.

TYPE FIN.

NOTES

TYPE GLASSSYM.

HARDWARE FINISH SPECIFICATION:
ENTRY DOOR  HARDWARE: (BY OWNER) AND INSTALLED BY CONTRACTOR
WINDOW HARDWARE:  WHITE, TYP. (VERIFY W/ OWNER)

1. WOOD/CLAD SIERRA PACIFIC WINDOWS+ DOORS, WITH TRUE S.D.L 3/4"
MUNTIN BARS W/ SPACER BAR BETWEEN THE WINDOW PANES + MUNTIN
BARS ADHERED TO THE INTERIOR + EXTERIOR OF THE WINDOWS.
2. EGRESS PER CODE
3. DOOR BY SIMPSON OR EQUAL, VERIFY DESIGN WITH OWNER &
DESIGNER
4. VERIFY OPENING SIZE W/ CONTRACTOR
5. PRIVACY GLASS, OPTION BY LOCAL ARTISAN
6. DOOR BY SIMPSON FIBERGLASS DOOR OR EQ.
7. OVERHEAD DOOR (SHOP DRAWING REQUIRED, VERIFY SIDE MOUNT
MOTOR IN FIELD
8. TRANSOM ABOVE UNIT TO BE LEADED WINDOW MADE BY LOCAL
ARTISAN.
9. NA
10. NA
11. (*) FIELD MEASURE

 EXT. DOORS & WINDOWS SCHEDULE A9.0Scale:   NA
2

1. NEW MANDATORY U-FACTOR (0.58)  FOR FENESTRATION + SKYLIGHTS
§150.0 (q)
2. REDUCED U-FACTOR (0.30) AND SHGC (0.20) FOR HIGH PERFORMANCE
WINDOWS 2019 CAL ENERGY CODE §150.1 (c)3 A
3. FENESTRATION MAX U-FACTOR 0.30. NO SHGC REQUIREMENT. PER
TABLE 150.1-A & B
4. MAX TOTAL AREA, 20%, NO MAX FOR WEST FACING AREA. PER TABLE
150.1-A & B
5. DOOR MAX U-FACTOR 0.20 PER TABLE 150.1-A & B

CAL. GREEN REQUIREMENTS

CAL GREEN NOTES:
1. PAINTS AND COATINGS WILL COMPLY WITH VOC LIMITS PER CGC §4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE TESTING
AND PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN BUILDING
CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR AREA
RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA GREEN
BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, AND MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION STANDARDS.
2019 CGC §4.504.5
6. AEROSOL PAINTS AND COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND OTHER REQUIREMENTS PER CGC 4.504.2.3
7. ADHESIVES, SEALANTS AND CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL AND REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT STANDARDS
2019 CGC §4.504.2.1
8. NEW MANDATORY U-FACTOR (0.58)  FOR FENESTRATION + SKYLIGHTS §150.0 (q)
9. REDUCED U-FACTOR (0.30)  FOR HIGH PERFORMANCE WINDOWS 2019 CAL
ENERGY CODE §150.1 (c)3 A
10. MAX. TOTAL AREA, 20%, NO MAX. FOR WEST FACING AREA, TABLE 150.1-A, AND B
11. DOOR MAX. U-FACTOR 0.20, TABLE 150.1-A, AND B

TBS TBS PAINT (TBS) TBSWOOD
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LR

TBS TBS PAINT (TBS) TBSFLEX/OFFICE
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBSM. BATH STONE

TBS TBS PAINT (TBS) TBSENTRY STONE/WD
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBS

TBS TBS PAINT (TBS) TBS
BED-2 WOOD TBS TBS PAINT (TBS) TBS

100 NOTE # 1, 2TBDSTD.SEE DETAILSPRIMEDALUM. CLAD LO E (T)ENTRY
NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

 EXT. DOORS & WINDOWS ELEVATIONS  
A9.0

4

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

 INT. DOORS ELEVATIONS  A9.0

5

Scale:  1/2" = 1'-0"

 ROOM  APPLIANCE TYPE  FINISH  REMARKS

APPLIANCE SCHEDULE
NOTE: ALLOWANCE AND INSTALLED BY ALLOWANCE, CONTRACTOR TO INCLUDE BLOCKING / ROUGH-IN AS NEEDED PER SPEC. SHEETS

 MANUF.  MODEL #

KITCHEN (N) RANGE

(N) DISHWASHER
(N) DISPOSAL

T.B.D. T.B.D. T.B.D.T.B.D.

T.B.D. T.B.D. T.B.D., TYPICAL DUAL FUELT.B.D.
T.B.D. T.B.D. T.B.D., MIN. 100 CFM, VENT TO EXTERIOR PER CODET.B.D.

APPLIANCE SCHEDULE A9.0Scale:   NA

3

(N) VENT HOOD

T.B.D. T.B.D. T.B.D.T.B.D.

F
IR

S
T

 F
LO

O
R

TBS TBS PAINT (TBS) TBSBED-1 WOOD

BATH-2 TBS TBS PAINT (TBS) TBSSTONE
KITCHEN TBS TBS PAINT (TBS) TBSWOOD
GREAT RM TBS TBS PAINT (TBS) TBSWOOD

TBS TBS PAINT (TBS) TBSM. CLT. WOOD

INTERIORS:
MAIN ROOMS:
AURA, NATURA, REGAL SELEVT, OR APPROVED EQUIVALENT
CEILINGS:
WATERBORNE CEILING PAINT, OR APPROVED EQUIVALENT
BATHROOMS:
AURA BATH AND SPA, OR APPROVED EQUIVALENT
EXTERIORS:
HOUSE:
AURA, REGAL SELECT, OR APPROVED EQUIVALENT

LAUNDRY (N) WASHER
(N) DRYER

T.B.D. T.B.D. T.B.D.T.B.D.
T.B.D. T.B.D. T.B.D.T.B.D.

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120

121

122

BATH-2

BED-2

GREAT RM

GREAT RM / KITCH.

KITCHEN
KITCHEN

BATH-1

HALL
HALL

BATH-2

BED-2
BED-2

GREAT RM
GREAT RM
GREAT RM
GREAT RM

KITCHEN
KITCHEN

BED-1

BATH-1

PRIMEDPINE CLAD LO E

PRIMEDPINE CLAD LO E

NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1, 2TBDSTD.SEE DETAILS

PRIMEDPINE CLAD LO E (T)

PRIMEDPINE CLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO E

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDPINE CLAD LO E

PRIMEDALUM. CLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDCLAD

PRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILSPRIMEDALUM. CLAD LO E (T)

NOTE # 1, 2TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDCLAD

PRIMEDCLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD

LO E NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD LO E (T)

NOTE # 1, 2TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDPINE CLAD LO E

PRIMEDPINE CLAD LO E

NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDPINE CLAD LO E (T)

PRIMEDPINE CLAD LO E

ALUM.

ALUM.

ALUM.

3'-0" x 6'-8" CSMT, TR B

3'-0" x 6'-8" CSMT, TR B

4'-0" x 2'-0" C

3'-0" x 6'-8" CSMT, TR B

4'-0" x 2'-0" TRANSOM C

4'-0" x 2'-0" AWNING C

6'-0" x 6'-8"

AWNING

E

4'-0" x 2'-0"

TRANSOM

C

3'-0" x 9'-6" ENTRY, TR D

3'-0" x 6'-8" CSMT, TR B

3'-0" x 6'-8" CSMT, TR B

6'-0" x 6'-8" CSMT, TR E

6'-0" x 9'-6" FIXED F

2'-6" x 9'-6" FIXED G

5'-0" x 9'-6" FIXED H

5'-0" x 9'-6" FIXED H

ALUM. LO E (T)

ALUM. LO E (T)

ALUM. LO E (T)

ALUM. LO E (T)16'-0" x 10'-0" MULTI-SLIDER I

5'-0" x 9'-6" FIXED H

LO E (T)5'-0" x 7'-0" FIXED J

LO E (T)5'-0" x 7'-0" FIXED J

K NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADCSMT, TR3'-0" x 6'-2"

201 TBDSTD.SEE DETAILS

202 TBD

200 NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO EM. CLT.
TBDSTD.SEE DETAILS

TBDSTD.SEE DETAILS

203

204

205

206

207

208

209

210

211

212

213

214

215

216

217

M. CLT
M. CLT

LOFT / HANG

GREAT RM

GREAT RM / KITCH.

FLEX / OFFICE

LOFT / HANG

GREAT RM
GREAT RM
GREAT RM
GREAT RM

GREAT RM / KITCH.
KITCHEN

PRIMEDPINE CLAD

PRIMEDPINE CLAD

TBDSTD.SEE DETAILSPRIMEDPINE CLAD

TBDSTD.SEE DETAILS

TBDSTD.SEE DETAILS

PRIMEDPINE CLAD

PRIMEDPINE CLAD

NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO E

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDPINE CLAD LO E

PRIMEDCLAD LO E

NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDCLAD

PRIMEDCLAD

TBDSTD.SEE DETAILSPRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDCLAD

PRIMEDCLAD LO E (T)

NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLAD

NOTE # 1TBDSTD.SEE DETAILS

NOTE # 1TBDSTD.SEE DETAILS

PRIMEDCLAD

PRIMEDCLAD

ALUM.

ALUM.

ALUM.

4'-0" x 6'-2" CSMT, TR L

2'-6" x 6'-6" FIXED O

ALUM. LO E (T)

ALUM. LO E (T)

ALUM. LO E (T)

LO E (T)

GREAT RM / KITCH.

FLEX / OFFICE
FLEX / OFFICE

LO E (T)

LO E (T)

ALUM. LO E (T)FIXED

NOTE # 1ALUM. LO E (T)

5'-0" x 6'-6" FIXED P

218 NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADKITCHEN LO E (T)

219 NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADKITCHEN
220 TBDSTD.SEE DETAILSPRIMEDCLADKITCHEN
221 TBDSTD.SEE DETAILSPRIMEDCLADPINEM. BATH
222 NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADPINEM. BATH LO E6'-0" x 6'-2" CSMT, TR M

223 NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADPINEM. BATH LO E (T)1'-6" x 6'-2" CSMT, TR Q

NOTE # 1LO E (T)

6'-0" x 6'-2" CSMT, TR M

6'-0" x 6'-6" FIXED N

5'-0" x 11'-6 1/2" FIXED R

5'-0" x 6'-8" FIXED T

FIXED

FIXED

ALUM.16'-0" x 9'-6" FIXED S

123 NOTE # 1TBDSTD.SEE DETAILSPRIMEDPINE CLAD LO E3'-0" x 6'-8" CSMT, TR B

MUD RM

BED-1

2N
D

 F
LR

224 NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADPINEM. CLT. LO E4'-0" x 2'-0" TRANSOM C

M. CLT.

CSMT, TR

5'-0" x 9'-6" FIXED H

5'-0" x 7'-0" FIXED J ALUM.

KCSMT, TR3'-0" x 6'-2" NOTE # 1, 2LO E

KCSMT, TR3'-0" x 6'-2" NOTE # 1LO E

KCSMT, TR3'-0" x 6'-2" NOTE # 1LO E

KCSMT, TR3'-0" x 6'-2" NOTE # 1LO E

KCSMT, TR3'-0" x 6'-2" NOTE # 1LO E

KCSMT, TR3'-0" x 6'-2" NOTE # 1LO E

PINE6'-0" x 6'-2" CSMT, TR M

5'-0" x 6'-6" P

FIXED5'-0" x 6'-6" P ALUM.

LO E (T)FIXED5'-0" x 6'-6" P ALUM.

FIXED5'-0" x 6'-6" P ALUM.

5'-0" x 11'-6 1/2" R

5'-0" x 6'-8" T

AGENDA ITEM NO. V. A.
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G1.0Scale:  1/4 = 1'-0"

1EXISTING GARAGE FLOOR PLAN Scale:  3/16 = 1'-0"
EXISTING RIGHT ELEVATION

Scale:  3/16 = 1'-0"
EXISTING RIGHT ELEVATION

G1.0
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G1.0
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Scale:  3/16 = 1'-0"
EXISTING REAR ELEVATION

G1.0
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Scale:  3/16 = 1'-0"
EXISTING FRONT ELEVATION
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T1.0

MR. + MRS. STEVE MURPHY
747 LAKEVIEW AVENUE

SOUTH LAKE TAHOE, CA. 96150
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ARBORIST RECOMMENDATIONS:

(IF REQUIRED) FUTURE UTILITIES TO DOCK SHALL BE BROUGHT DOWN MIDDLE
OF PROPERTY TO CREATE THE LEAST ROOT DISTURBANCE TO NEARBY TREES.

CARE SHALL BE TAKEN WITH ALL TREES IN THE VICINITY OF FENCES
PROPOSED TO BE REMOVED OR INSTALLED.

CARE SHALL BE TAKEN WITH ALL TREES AND GRASS ON SLOPE ABOVE
RETAINING WALL TO HELP STABILIZE THIS SLOPE. CARE SHALL BE TAKEN
OF THESE TREE ROOTS DURING CONSTRUCTION OF THE RETAINING WALL.

AT PUBLIC PATH, SEE ARBORIST REPORTS FOR ANY REQUIREMENTS TO BE
MET.

SEE ARBORIST REPORT DATED 11.13.2022 BY SINNOTT CONSULTING FOR
FURTHER DETAILS ON TREE PROTECTION AND ROOT PRUNING
PROCEDURES.

INFILTRATION TRENCH SIZES:

ROOF-A 31.5'L x 24"W x 4"D

ROOF-B 31.5'L x 24"W x 4"D

ROOF-C 7'L x 24"W x 4"D

ROOF-D 10'L x 24"W x 4"D

ROOF-E 44'L x 24"W x 4"D

ROOF-F 25.5'L x 24"W x 4"D

ROOF-G 65.5'L x 24"W x 4"D

ROOF-H 45'L x 6"W x 6"D

A

B
C
D

E
F
G
H

FILTER FABRIC 42" WIDE
TENSILE STRENGTH 120#
EQUIVALENT OPENING SIZE 70

WIRE MESH, STAPLE TO POSTS
RUN DOWN TO BOTTOM OF
TRENCH. 6" MAX MESH 14GA

4x4 POSTS AT MAX 10' O.C.
12" INTO GROUND, 3' ABOVE
4"x4" CONTINUOUS DITCH
LINED WITH FILTER FABRIC
BACKFILL AND COMPACT

12
"

36
"

Scale: N/A
1EROSION CONTROL FILTER FENCE

FENCING SHALL
BE PLACED
AT PERIMETER
OF DRIPLINE
OF FURTHEST
BRANCHES

48" TALL
ORANGE PLASTIC
FENCING OR
WIREMESH

METAL OR
WOOD STAKES
48" MIN. HGT.

FLUORESCENT
FLAGGING

Scale: N/A
2VEGETATION PROTECTIVE FENCING

FINISHED
GRADE

FILL TRENCH
W/ 3 4" - 1 12"
DRAINROCK

Scale: N/A
3INFILTRATION TRENCH

DRIP LINE
FROM EAVE

6"

INSTALL
3

4"Ø - 1 12"Ø
PEA GRAVEL
OR DRAINROCK

Scale: N/A
4DRIP LINE TRENCH

OVERLAP FILTER
FABRIC 12"

3
4" - 1 12" WASHED

DRAIN ROCK WRAPPED
IN FILTER FABRIC,
NON-WOVEN NEEDLE PUNCHED
PER NRCS STD. 905

INSTALL SEDIMENT/SAND TRAP
@ UPPER + LOWER END
OF DRAIN.
SEE DTL. PER TRPA BMP HANDBOOK CHP. 4.4-1

Scale: N/A
5DRYWELL @ END OF SLOTTED

DRAIN OR SWALE

INSTALL AS FAR BACK
AS ACCESSIBLE

12" BEYOND
END OF DECK (MIN.)

NON-FLAMMABLE
BORDER

3
4" - 1 12" CLEAN

DRAIN ROCK
(3" DEPTH)

ACCESSIBLE
AREA

INACCESSIBLE
AREA

Scale: N/A
6GRAVEL BENEATH LOW DECKS

BEST MANAGEMENT PRACTICES:
PROVIDE TEMPORARY BMP INSTALLATION DURING CONSTRUCTION TO
CAPTURE SEDIMENT RUN-OFF FOR THE CONSTRUCTION AREA AND TO
PROTECT EXISTING VEGETATION. PROVIDE PERMANENT BMP INSTALLATION
BY PROJECT COMPLETION (SEE SHEET BMP), INCLUDING: RE-VEGETATION
OF BARREN AREAS; DRIP LINE INFILTRATION TRENCHES; DRIVEWAY
INFILTRATION; PARKING BARRIERS; SLOPE STABILIZATION AND GRAVEL
BENEATH DECKS AND PORCHES.

ROOF AREA CALCULATIONS:

747 LAKEVIEW:
RESIDENCE 2,275 SF
EXISTING GARAGE 1,191 SF
TOTAL: 3,466 SF

SLOPE CALCULATION ACROSS BLDG. SITE:

CROSS SLOPE = (6249 - 6249) / 72 = 0.000 x 100 = 0%

LAND COVERAGE INFORMATION:

747 LAKEVIEW - APN: 026-021-011

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

1,995
20

PROJECT DESCRIPTION:

PROPOSED PROJECT CONSISTS OF A 2-STORY
SINGLE-FAMILY RESIDENCE w/ (E) DETATCHED 3-CAR
GARAGE. SITE IMPROVEMENTS INCLUDE REFURBISHING
THE (E) REAR DECK. CURRENT PROPOSAL REDUCES
AND REPLACES PREVIOUSLY PERMITTED 2-STORY
SINGLE-FAMILY RESIDENCE PROJECT ON THIS SITE.

GENERAL INFORMATION:

PROJECT SITE: APN 026-021-011

PROPERTY ADDRESS: 747 LAKEVIEW AVE.
SOUTH LAKE TAHOE, CA.
EL DORADO COUNTY

PROPERTY OWNER: MR. + MRS. STEVE MURPHY

PROJECT AREA:

RESIDENCE: 1,887 SF
(E) GARAGE: 1,160 SF

TOTAL PROJECT: 3,047 SF

BUILDING CODE DATA:

OCCUPANCY GROUP: R-1

USE: SINGLE FAMILY RESIDENTIAL

CONSTRUCTION TYPE: V-B

APPLICABLE CODES:

ALL CONSTRUCTION SHALL COMPLY WITH 2019 EDITIONS OF:
CALIFORNIA RESIDENTIAL CODE (CRC)
CALIFORNIA MECHANICAL CODE (CMC)
RESIDENTIAL + NON-RESIDENTIAL ENERGY STDS
CALIFORNIA FIRE CODE (CFC)
CALIFORNIA PLUMBING CODE (CPC)
CALIFORNIA ELECTRICAL CODE (CEC)
CAL GREEN
CITY ORDINANCES + STATE LAWS
WILDLAND URBAN INTERFACE (WUI)

SHEET INDEX:
(*)  =  FUTURE BUILDING SHEETS

T1.0 TITLE PAGE
GN GENERAL NOTES
AR ARBORIST REPORT
AR2 ARBORIST REPORT (CONT.)
FAR PROPOSED FLOOR AREA CALC.
1OF2 TOPOGRAPHIC + COVERAGE SURVEY
2OF2 TOPOGRAPHIC + COVERAGE SURVEY
A1.0 PROPOSED SITE PLAN
BMP BMP DETAILS
BMP006 INFILTRATION SYSTEM COMPONENTS
BMP007 INFILTRATION SYSTEM
D1 DEFENSIBLE SPACE PLAN
LC LOT COVERAGE CALC,

ARCHITECTURAL DRAWINGS:
A2.0 PROPOSED FIRST FLOOR PLAN
A2.1 PROPOSED SECOND FLOOR PLAN
A2.2 PROPOSED ROOF PLAN
A2.3 PROPOSED ROOF PLAN - INFILTRATION
A3.0 PROPOSED FRONT + REAR ELEVATIONS
A3.1 PROPOSED LEFT + RIGHT ELEVATIONS
1 SCENIC ASSESSMENT DIAGRAMS
A4.0 PROPOSED BUILDING SECTIONS
A5.0 CONSTRUCTION DETAILS
A9.0 FINISH SCHEDULE
G1.0 EXISTING GARAGE PLANS
L1.0 LANDSCAPE NOTES + DETAILS
L2.0 REVEGETATION PLAN + SCHEDULE + FIRE DEFENSE PLAN
L3.0 LANDSCAPE PLAN AND SCHEDULE
L4.0 IRRIGATION NOTES + DETAILS
L5.0 IRRIGATION PLAN + SCHEDULE

MECHANICAL + ELECTRICAL DRAWINGS:
ME2.0 FIRST FLOOR MECH. + ELECT. PLANS
ME2.1 SECOND FLOOR MECH. + ELECT. PLANS
ME3.0 MECH. + ELECT. CUTSHEETS
ME4.0 TITLE-24
ME4.1 TITLE-24 CONT.

STRUCTURAL DRAWINGS:
- -
- -
- -

SUBMITTALS TO BE DEFERRED AND STAMPED BY ARCHITECT
OR ENGINEER OF RECORD: TRUSS CALCS. AND SHOP DRAWINGS;
FIRE SPRINKLER + ALARM DRAWINGS.

(*)
(*)
(*)

VICINITY MAP (N.T.S.)

DEFENSIBLE SPACE REQUIREMENTS:

REF. GUIDELINES FOR CREATING DEFENSIBLE SPACE AT www.livingwithfire.info/tahoe

1. ALL DEAD VEGETATION INCLUDING TREES, BRUSH AND OTHER VEGETATION SHALL BE REMOVED.

2. ALL RESIDUAL TREES SHALL BE LIMBED TO 10' FROM THE GROUND, AT THE HIGH SIDE OF THE NATURAL SLOPING GRADE. REMOVAL OF MIDDLE BRANCHES SHALL NOT
EXCEED 13 OF THE TOTAL TREE HEIGHT. IF MORE THAN 13 OF THE LIVE CROWN IS REMOVED TO ACHIEVE THIS LIMBING THEN USE GUIDELINES IN #6 BELOW.

3. ALL RESIDUAL TREES SHALL BE LIMBED TO ACHIEVE 10' OF CLEARANCE FROM ANY PART OF THE HOUSE TO THE BRANCHES OF THE TREE, IF LESS THAN 60% OF THE LIVE
CROWN REMAINS AFTER LIMBING, THEN THE TREE SHALL BE REMOVED.

4. ALL BRUSH, TREES OR FLAMMABLE MATERIAL SHALL BE REMOVED FROM UNDER THE DRIP LINE OF RESIDUAL TREES OR TREE GROUPS.

5. NO FLAMMABLE MATERIAL SHALL BE WITHIN 5' OF THE FOUNDATION OR SUPPORT POSTS OF ANY PART OF THE HOUSE.

6. TREE CANOPIES SHALL BE SPACED 10' APART, BETWEEN EDGES OF CROWNS, WHEN THEY ARE LOCATED 5' TO 30' FROM THE HOUSE. TREES GROUPED CLOSE TOGETHER
ACTING AS ONE UNIT SHALL MEET ALL OTHER REQUIREMENTS. LARGE STANDS OF TREES LOCATED 30' TO 100' FROM THE HOUSE SHALL REMAIN IF ALL VEGETATION
UNDERNEATH THEM ARE REMOVED.

7. BRUSH FIELDS SHALL BE SPACED HORIZONTALLY A MINIMUM DISTANCE OF 2X THE HEIGHT OF THE BRUSH, WHEN THEY ARE LOCATED 5' TO 30' FROM THE HOUSE.
INDIVIDUAL BRUSH PLANT SHALL BE MAXIMUM 100 SF IN AREA AND 3' HIGH.

CONSULTANTS:

DESIGNER
   FORM+ONE DESIGN
   CONTACT: TIM RADUENZ
   4843 SILVER SPRINGS DR.
   PARK CITY, UT. 84098
   P: 415.819.0304
   E: tim@formonedesign.com

OWNERS
   MR. + MRS. STEVE MURPHY
   747 LAKEVIEW AVE.
   SOUTH LAKE TAHOE, CA. 96150

INTERIOR DESIGNER
   TRUESTYLE + DESIGN
   CONTACT: SHANNON MASTALIR
   P: 415.215.0367
   E: shanbhome@yahoo.com

LANDSCAPE ARCHITECT
   RO ANDERSON
   CONTACT: MARIE HULSE
   1603 ESMERALDA AVE
   MINDEN, NV. 89423
   P: 775.782.2322

SURVEYOR
   RESOURCE CONCEPTS INC.
   CONTACT: JASEN SOLT, PLS
   340 N. MINNESOTE ST.
   CARSON CITY, NV. 89703
   P: 775.883.1600

ARBORIST
   SINNOTT CONSULTING ISA
   CERTIFIED ARBORIST
   P.O. BOX 3293
   CARSON CITY, NV. 89702
   P: 775.721.1231

SCENIC ANALYSIS
   3DFX DESIGN
   CHICO, CA.
   P: 530.682.0535
   E: asouza@3dfxdesign.com

PRELIMINARY 3D
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(*)
(*)
(*)
(*)
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STPUD NOTES:

1" LINE TO SERVICE DOMESTIC WATER TO RESIDENCE.
1" LINE TO SERVICE FIRE SPRINKLER SYSTEM TO RESIDENCE.

STRUCTURAL
   T.B.D.
   -
   -
   P: -
   E: -

TRPA CONSULTANTS
   EXLINE + COMPANY INC.
   P.O. BOX 16789
   SOUTH LAKE TAHOE, CA. 96151
   P: 775.240.9361

TITLE 24
   NRG COMPLIANCE INC.
   P.O. BOX 3777
   SANTA ROSA, CA. 95402
   P: 707.237.6957
   E: asouza@3dfxdesign.com

11,928
3,578

13,923
3,598

HOUSE
GARAGE
CONCRETE WALKS
DECK, PORCH + STAIRS
COMPACTED DIRT DRIVE
TOTAL VERIFIED COVERAGE
EXCESS COVERAGE
EXISTING OFF-SITE COVERAGE
COMPACTED DIRT DRIVE

235

235
215

969
1,145

520
1,459

110
4,203

625

696

969
1,145

520
1,694

110
4,438

840

696

VERIFIED COVERAGE PER TRPA FILE# 960679; 950108 + 11/27/95 LETTER

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

2,570
26

11,300
3,390

13,870
3,416

RESIDENCE
STOOP
EXISTING GARAGE
ASPHALT
PERVIOUS PAVER WALKWAY
PERVIOUS PAVER FIREPLACE TERRACE
PERVIOUS DECK
STAIRS
MECHANICAL PAD

0

0
404

1,887
62

1,160
46

550
297
571

81

1,887
62

1,160
46

550
297
975

81

PROPOSED COVERAGE

PROPOSED COVERAGE
COVERAGE EXEMPTIONS
PROPOSED COVERAGE W/ EXEMPTIONS

0
0
0

0

80
0

484

484

0 80

4,654 5,138
777 777

3,877 4,361

PERVIOUS DECK
PERVIOUS PAVER WALKWAY

0
0

565
138

565
138

TOTAL COVERAGE EXEMPTIONS 777
74

777
74

PERVIOUS COVERAGE EXEMPTIONS

0
0PERVIOUS PAVER FIREPLACE TERRACE

PROPOSED PERVIOUS DECK
MAX. PERVIOUS DECK EXEMPTION

0
0

571
565

571
565

* 5% OF NON-SENSITIVE LANDS
6 6

PERVIOUS DECK CALCULATIONS

0PROPOSED DECK COVERAGE

ASPHALT
COMPACTED DIRT PARKING

0
0

595
147

595
147

742 742

PROPOSED OFF-SITE COVERAGE

0TOTAL OFF-SITE COVERAGE
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AGENDA ITEM NO. V. A.



MECHANICAL NOTES:
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
MECHANICAL CODE (CMC) AND ALL APPLICABLE FEDERAL,
STATE AND LOCAL CODES.
2. MECHANICAL CONTRACTOR TO ACCEPT SOLE
RESPONSIBILITY FOR PROPER DESIGN AND INSTALLATION
OF MECHANICAL SYSTEM.  SEE MECHANICAL DWGS. BY
OTHER FOR SPECIFIC INFORMATION.
3. MECHANICAL CONTRACTOR TO COORDINATE WITH
GENERAL CONTRACTOR TO DESIGN AND INSTALL
SUITABLE DISTRIBUTION SYSTEM PER TITLE 24.  MECH.
CONTRACTOR TO FIELD VERIFY AND DETERMINE SIZE AND
CONFIGURATION OF DUCTS AND REGISTER.  SEE SHEET
INDEX FOR LOCATION OF TITLE 24 CONFORMANCE
WORKSHEETS AND ENERGY COMPLIANCE NOTES WITHIN
THIS SET.  HVAC DUCTS LOCATED IN ATTIC SPACE SHALL
BE PLACED AS CLOSE TO PERIMETER AS POSSIBLE SO AS
NOT TO INTERFERE WITH USEABLE ATTIC STORAGE
SPACE.
4. MECHANICAL LAYOUT SHOWN IS SCHEMATIC AND IS
SHOWN FOR DESIGN INTENT ONLY.
5. PROVIDE COMBUSTION AIR SUPPLY TO GAS FIRED
APPLIANCES BY COMBUSTION AIR DUCTS PER (CMC) &
CPC.  VERIFY DUCT SIZE WITH MANUFACTURER'S
SPECIFICATIONS.
6. FURNACES OR BOILERS SHALL BE INSTALLED PER
MANUFACTURER'S SPECIFICATIONS AND SHALL MEET THE
REQUIREMENTS OF THE CALIFORNIA MECHANICAL CODE
(CMC)
7. PER CMC, COMBUSTION AIR DUCTS FROM THE ATTIC
SHALL BE LOCATED WITHIN THE UPPER AND LOWER 12
INCHES OF THE ENCLOSURE.  DUCTS SHALL BE SEPARATE
AND SHALL NOT BE OBSTRUCTED.
8. APPLIANCES DESIGNED TO BE FIXED IN POSITION SHALL
BE SECURELY FASTENED IN PLACE.  SUPPORTS FOR
APPLIANCES SHALL BE DESIGNED AND CONSTRUCTED TO
SUSTAIN VERTICAL AND HORIZONTAL LOADS AS REQUIRED
BY CMC.  WATER HEATERS TO BE SECURED WITH A
MINIMUM OF 2 STRAPS, ONE EACH TO BE LOCATED IN THE
UPPER AND LOWER THIRD OF THE UNIT.
9. UNDERCUT ALL INTERIOR DOORS (AS APPROPRIATE)
FOR AIR RETURN CIRCULATION TO VENTS, TYPICAL OF
INTERIOR CONDITIONED SPACES.
10. VERIFY ALL FIXTURE LOCATIONS WITH OWNER PRIOR
TO INSTALLATION.
11. ALL FIXTURES TO BE SELECTED (OR APPROVED) BY
OWNER.
12. EXHAUST FANS IN LAUNDRY AND BATHROOMS MUST
CONNECT DIRECTLY TO THE OUTSIDE AND PROVIDE A
MINIMUM OF 5 AIR CHANGES PER HOUR.  EXHAUST FAN
VENTS MUST TERMINATE A MINIMUM OF 3 FEET FROM ANY
OPENINGS INTO THE BUILDING AND BE PROVIDED WITH
BACKDRAFT DAMPERS.
13. AT NEW FORCED AIR FURNACE INSTALLATIONS
PROVIDE 3' MIN. WORKING SPACE ALONG EACH SIDE (WITH
A TOTAL OF AT LEAST 12" ON BOTH SIDES COMBINED),
BACK AND TOP OF FURNACE.
14. INSTALLATION INSTRUCTIONS FOR ALL LISTED
EQUIPMENT SHALL BE PROVIDED TO THE FIELD
INSPECTOR AT TIME OF INSPECTION.
PLUMBING NOTES:
1. VERIFY ALL FIXTURE LOCATIONS WITH OWNER PRIOR
TO INSTALLATION.
2. ALL FIXTURES TO BE SELECTED AND (OR APPROVED) BY
OWNERS.
3. ALL NEW WATER CLOSETS SHALL BE 1.28
GALLON/FLUSH MAXIMUM.
4. NO DISHWASHER MACHINE SHALL BE DIRECTLY
CONNECTED TO A DRAINAGE SYSTEM OR FOOD DISPOSER
WITHOUT THE USE OF AN APPROVED AIR GAP FITTING ON
THE DISCHARGE SIDE OF THE DISHWASHING MACHINE.
LISTED AIR-GAPS SHALL BE INSTALLED WITH THE FLOOD
LEVEL MARKING AT OR ABOVE FLOOD LEVEL OF SINK OR
DRAINBOARD, WHICHEVER IS HIGHER
5. (N) ELECTRIC WATER HEATER PER T24 REQUIREMENTS

ELECTRICAL NOTES:
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
ELECTRIC CODE (CEC) AND ALL APPLICABLE FEDERAL,
STATE, AND LOCAL CODES AND ORDINANCES.
2. PER CEC, ALL ELECTRICAL RECEPTACLES INSTALLED
AT CRAWL SPACES AT OR BELOW GRADE, AND
OUTDOORS SHALL HAVE GROUND-FAULT
CIRCUIT-INTERRUPTER (G.F.C.I.) PROTECTION.  ALL
RECEPTACLES LOCATED IN BATHROOMS SHALL HAVE
GROUND-FAULT CIRCUIT INTERRUPTER (G.F.C.I.)
PROTECTION.
3. SMOKE DETECTORS SHALL BE INSTALLED PER CBC.  A
DETECTOR SHALL BE INSTALLED IN EACH SLEEPING
ROOM AND AT A POINT CENTRALLY LOCATED IN THE
CORRIDOR OR AREA GIVING ACCESS TO ROOMS USED
FOR SLEEPING PURPOSES.  A DETECTOR SHALL BE
INSTALLED ON EACH LEVEL OF A MULTI-STORY
DWELLING, INCLUDING BASEMENT LEVELS.  IN
SPLIT-LEVEL OR MULTI-LEVEL FLOORS, A SMOKE
DETECTOR SHALL BE INSTALLED ON THE UPPER LEVEL,
OR ON BOTH LEVELS IF THE LOWER LEVEL CONTAINS
SLEEPING AREAS.  WHERE THE CEILING HEIGHT OF A
ROOM OPEN TO THE HALLWAY SERVING THE BEDROOMS
EXCEEDS THAT OF THE HALLWAY BY 24 INCHES, SMOKE
DETECTORS SHALL BE INSTALLED IN THE HALLWAY AND IN
THE ADJACENT ROOM.  DETECTORS SHALL BE INSTALLED
IN ACCORDANCE WITH APPROVED MANUFACTURER'S
INSTRUCTIONS.  WHEN THE VALUATION OF AN ADDITION
OR REPAIR EXCEEDS $1,000.00, OR WHEN ONE OR MORE
SLEEPING ROOMS ARE ADDED OR CREATED IN AN
EXISTING DWELLING, THE ENTIRE DWELLING SHALL BE
PROVIDED WITH SMOKE DETECTORS LOCATED AS
REQUIRED FOR NEW DWELLINGS.  IN NEW
CONSTRUCTION, REQUIRED SMOKE DETECTORS SHALL
RECEIVE THEIR PRIMARY POWER FROM THE BUILDING
WIRING WHEN SUCH WIRING IS SERVED FROM A
COMMERCIAL SOURCE AND SHALL BE EQUIPPED WITH A
BATTERY BACKUP.  THE DETECTOR SHALL EMIT A SIGNAL
WHEN THE BATTERIES ARE LOW.  WIRING SHALL BE
PERMANENT AND WITHOUT A DISCONNECTING SWITCH
OTHER THAN THOSE REQUIRED FOR OVER CURRENT
PROTECTION.  SMOKE DETECTORS MAY BE SOLELY
BATTERY OPERATED WHEN INSTALLED IN EXISTING
BUILDINGS, OR IN BUILDINGS WITHOUT COMMERCIAL
POWER, OR IN BUILDINGS WHICH UNDERGO ALTERATION,
REPAIRS, OR ADDITIONS REGULATED AS OUTLINED
ABOVE.
4. TELEPHONE OUTLETS TO BE PREWIRED BY
SUBCONTRACTOR. CONTRACTOR TO COORDINATE AS
REQUIRED. VERIFY LOCATION OF ALL TELEPHONE
OUTLETS WITH OWNER PRIOR TO INSTALLATION.
5. ELECTRICAL OPENINGS (SWITCHES, RECEPTACLES,
ETC.) ON OPPOSITE SIDES OF FIRE RATED WALLS SHALL
BE MAINTAINED AT LEAST 24 INCHES APART.
6. PER CEC, RECEPTACLE SPACING SHALL NOT EXCEED 12
FEET MEASURED HORIZONTALLY ALONG THE WALL.
7. PER CEC, AT LEAST ONE WALL SWITCH-CONTROLLED
LIGHTING OUTLET SHALL BE INSTALLED IN EVERY
HABITABLE ROOM;  IN BATHROOMS, HALLWAYS,
STAIRWAYS, ATTACHED GARAGES, AND DETACHED
GARAGES WITH ELECTRICAL POWER, AND OUTDOOR
ENTRANCES OR EXITS.
8. PER CEC, LIGHTING FIXTURES LOCATED WITHIN
CLOTHES CLOSETS SHALL BE MOUNTED ON THE WALL
ABOVE THE DOOR OR ON THE CEILING.  CLEARANCES
SHALL BE AS FOLLOWS:
A. SURFACE MOUNTED INCANDESCENT FIXTURES - 12"
B. SURFACE MOUNTED FLUORESCENT FIXTURES - 6" 9.
ELECTRICAL CONTRACTOR RESPONSIBLE FOR PROVIDING
NECESSARY TEMPORARY POWER.
10. VERIFY ANY AND ALL LANDSCAPE LIGHTING AND
SWITCHES WITH OWNER PRIOR TO INSTALLATION OF
ROUGH ELECTRICAL.
11. ALL ELECTRICAL HANGING FIXTURES TO BE SELECTED
AND PURCHASED BY OWNER.  VERIFY EXACT LOCATIONS
WITH OWNER PRIOR TO INSTALLATION.

13. ALL INCANDESCENT LIGHTING FIXTURES RECESSED
INTO INSULATED AREAS SHALL BE APPROVED FOR ZERO
CLEARANCE INSULATION COVER PER 2019 CALIFORNIA
ENERGY CODE AND RATED IC OR APPROVED EQUAL
MEETING UL RATING OR OTHER TESTING /RATING
LABORATORIES RECOGNIZED BY THE ICC.
14. THIS DRAWING IS FOR LAYOUT PURPOSES ONLY.  NEW
ELECTRICAL SHALL BE DESIGN-BUILD.  NEW ELECTRICAL
WORK SHALL BE DESIGNED AND BUILT IN ACCORDANCE
WITH THE NATIONAL ELECTRIC CODE AND APPLICABLE
CODES, STANDARDS AND REGULATIONS FOR BUILDING
LIFE SAFETY, EMERGENCY, EGRESS AND NIGHT LIGHTING.
ELECTRICAL CONTRACTOR IS RESPONSIBLE FOR
OBTAINING SEPARATE PERMIT.  ELECTRICAL CONTRACTOR
TO PROVIDE COMPLETE DESIGN-BUILD ELECTRICAL
SYSTEM AS REQUIRED TO PROVIDE THE (NEW) SERVICE
SHOWN (SCHEMATICALLY) ON THE DRAWINGS.
GENERAL NOTES:
ALL WORK SHALL COMPLY W/ THE 2019 EDITION OF THE CA.
BUILDING CODE AND ALL OTHER CODES AND
REQUIREMENTS, IN THEIR MOST RECENT EDITION
INCLUDING THE FOLLOWING:
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA ELECTRICAL CODE
2. THE INTENTION OF THE CONSTRUCTION DOCUMENTS IS
TO INCLUDE ALL LABOR, MATERIAL, EQUIPMENT FACILITIES
AND TRANSPORTATION NECESSARY FOR A COMPLETE AND
PROPER EXECUTION OF THE WORK IN AN ACCEPTABLE
INDUSTRY'S STANDARDS. CONTRACTOR IS TO OBTAIN ANY
REQUIRED PERMITS FOR THIS OR HER WORK.
3.THE MIN. ACCEPTABLE QUALITY OF MATERIALS,
WORKMANSHIP, AND METHOD OF INSTALLATION SHALL
MEET THE FOLLOWING CRITERION: CONFORM TO THE
AMERICAN NATIONAL INSTITUTE STANDARDS WHERE SUCH
STANDARDS EXISTS.
4. CONTRACTOR SHALL PERFORM ALL ADDITIONAL
ELECTRICAL, PLUMBING, AND FIRE PROTECTION WORK
REQUIRED BY THE BUILDING DEPARTMENT.
5. CONTRACTOR SHALL VISIT SITE PRIOR TO SUBMISSION
OF BID TO REVIEW SCOPE OF WORK, DEMOLITION, ETC.
6. DO NOT SCALE DRAWINGS, CONTRACTOR SHALL VERIFY
ALL DIMENSIONS AND EXISTING CONDITIONS PRIOR TO
STARTING WORK. ANY DISCREPANCIES SHALL BE
REPORTED TO THE DESIGNER FOR REVIEW.
7. DIMENSIONS ARE TO FACE OF FRAMING, UNLESS
OTHERWISE NOTED, (U.O.N.)
8. DIMENSIONS NOTED CLEAR (CLR.) ARE NOT ADJUSTABLE
WITHOUT
APPROVAL FROM THE DESIGNER.
9. SAFETY MEASURES: AT ALL TIMES THE CONTRACTOR
SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR
CONDITIONS OF THE JOB SITE INCLUDING SAFETY OF
PERSONS AND PROPERTY.
10. CUTTING AND DEMOLITION SHALL BE DONE BY
METHODS, WHICH WILL AND WILL NOT JEOPARDIZE
STRUCTURAL INTEGRITY OF EXISTING CONSTRUCTION AND
WILL NOT DAMAGE PORTIONS TO REMAIN.
11. CONTRACTORS SHALL REMOVE, CUT, CAP, AND REPAIR,
AS NECESSARY, ANY UTILITES. INCLUDING BUT NOT
LIMITED TO: ELECTRICAL, MECHANICAL, PLUMBING, AND
FIRE SPRINKLERS, WHERE PARTITIONS ARE SCHEDULED
FOR DEMOLITION OR ARE NO LONGER OPERATIONAL OR IN
SERVICE. ALL OTHER EXISTING UTILITES ARE TO REMAIN
FULLY OPERATIONAL.
12. IN GENERAL, THE OWNER RESERVES THE RIGHT TO
RETAIN ALL MATERIALS AND EQUIPMENT REMOVED FROM
THE PROJECT. ANY ITEMS OR MATERIAL NOT DESIRED BY
THE OWNER ARE TO BE REMOVED FROM THE SITE BY THE
CONTRACTOR AT CONTRACTOR'S EXPENSE.
13.CONTRACTOR IS TO PROVIDE ALL NECESSARY DUST
PROTECTION AND/OR BARRICADING REQUIRED TO
PROTECT ADJACENT SPACES AND EXISTING FINISHES.
CONTRACTOR   OS RESPONSIBLE TO REPAIR ANY
DAMAGES CAUSED BY CONTRACTOR OR THEIR
SUB-CONTRACTORS.

14. PATCH AND REPAIR ANY DAMAGES TO FLOORS,
WALLS, CEILINGS, HARDWARE, FIXTURES, WINDOWS,
ETC. AS A RESULT OF THE DEMOLITION PROCESS.
MATCH EXISTING ADJACENT FINISHES AS CLOSELY AS
POSSIBLE.
15. IF ANY QUESTIONS ARISE TO THE INSTALLATION OF
ANY MATERIALS AND/OR EQUIPMENT, OR WITH THE
CONSTRUCTION DOCUMENTS, THE CONTRACTOR SHALL
CLARIFY THE QUESTIONS W/ THE DESIGNER BEFORE
PROCEEDING. NO SUBSTITUTIONS SHALL BE MADE W/O
THE DESIGNERS AND OR OWNERS APPROVAL.
16. TOTAL THICKNESS OF NEW WALLS SHALLMATCH
THAT OF ADJACENT WALLS.
17. THE CONTRACTOR SHALL DO ALL CUTTING, FITTING,
OR PATCHING OF WORK THAT MAY BE REQUIRED TO
MAKE ITS PARTS FIT TOGETHER PROPERLY AND SHALL
NOT ENDANGER ANY OTHER WORK BY CUTTING,
EXCAVATION, OR OTHERWISE ALTERING THE TOTAL
WORK OR ANY PART OF IT. ALL PATCHING REPAIRING,
AND REPLACING OF MATERIALS AND SURFACES, CUT
OR DAMAGE IN EXECUTION OF WORK, SHALL BE DONE
W/ APPLICABLE MATERIALS SO THAT SURFACES
REPLACED WILL, UPON COMPLETION, MATCH
SURROUNDING SIMILAR SURFACES.
18. ALL WORK SHALL BE SCHEDULED AND PERFORMED
SO AS NOT TO DISTURB ANY OTHER TENANTS IN THE
BUILDING.  ANY WORK THAT WILL DISTURB ANOTHER
TENANT, ABOVE OR BELOW, OR IN THE FLOOR , SHALL
BE PERFORMED MOST EXPEDITIOUSLY AND THE
DISTURBED TENANT SHALL HAVE FULL USE OF THE
PREMISE.
19. ALL TRADES SHALL FURNISH ALL LABOR,
EQUIPMENT, MATERIALS, AND PERFORM ALL
NECESSARY, INDICATED, REASONABLY INFERRED OR
REQUIRED BY ANY CODE W/ JURISDICTION TO
COMPLETE THEIR SCOPE OF WORK FOR A COMPLETE
AND PROPER FINISHED JOB. ANY CUSTOMARY AND
NECESSARY ITEMS WHICH ARE REASONABLY IMPLIED
AND REQUIRED TO COMPLETE PROPERLY THE WORK
OUTLINED SHALL BE FURNISHED, EVEN IF NOT
SPECIFICALLY SHOWN ON THE DRAWINGS OR
MENTIONED IN THE SPECIFICATION.
20. CONTRACTOR IS RESPONSIBLE FOR ALL
CONSTRUCTION CLEAN-UP, DURING AND FINAL.
21. THE AMERICANS WITH DISABILITIES ART (ADA) IS
SUBJECT TO VARIOUS AND POSSIBLY CONTRADICTORY
INTERPRETATIONS.  THESE PLANS AND ANY
ACCOMPANYING SPECIFICATIONS ("PLANS") REPRESENT
THE DESIGNER'S OPINION REGARDING ITS
INTERPRETATION OF THE ADA AS IT APPLIES TO THE
SUBJECT PROJECT.  IT IS NOT IN ANY WAY A WARRANTY
OR GUARANTEE THAT SAID PLANS COMPLY WITH ANY
OR ALL POSSIBLE INTERPRETATIONS OF THE ADA BY
OTHERS.
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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A. 1,887 SQ. FT.

CP. 62
SQ. FT.

B. 943
SQ. FT.

BB. 945
SQ. FT.

GENERATOR
(N) GAS

G. 1,160
SQ. FT.

(OFFSITE)
510 SQ. FT.

Fl
oo

r A
re

a 
C

al
c.

See Details

FAR

FLOOR AREA CALC.
PROPOSED FIRST FLOOR

LOCATION

AR
EA FAR

SQ. FT.:

COMPLETE FAR

A

B

1,887

-

REMARKS:

TOTAL:

LOT SIZE:   13,939 SQ. FT.

DETAILS
APN  =  026-021-011

MAX ALLOWABLE FAR =
N/A

1S
T 

FL
R

2,830

943

FAR

1

-

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

MAX ALLOWABLE LOT COVERAGE =
N/A

NEW HOUSE - SECOND FLOOR - PROPOSED

-

NEW COVERED FRONT PORCH - PROPOSED

NEW HOUSE - FIRST FLOOR - PROPOSED

LOT COVERAGE
SQ. FT.:
1,887

62

-

-

3,109
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Scale:  1/4" = 1'-0"

-
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- -

(N) HOUSE - SECOND STORY VOL. 945 SQ.

2N
D

 F
LR

G
AR

AG
E G -

FLOOR AREA CALC.
(E) GARAGE FAR

3

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

1,160 (ON SITE)  (E) GARAGE - NO WORK

-

- -

--

-

CP

BB
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GENERATOR(N) GAS

COMPACTED
DIRT PARKING
(OFF-SITE)
20 SQ. FT.

ASPHALT
(OFFSITE)

595 SQ.
FT.

COMPACTED
DIRT PARKING
(OFF-SITE)
127 SQ. FT.

ASPHALT
20 SQ. FT.

ASPHALT
19 SQ. FT.

REFURBISHED
GARAGE
1,670 SQ. FT.

(E) ROCK PLANTER
(PROTECT)

5'-0" 62
49

(E) GATE
(PROTECT)

(E) 6' WD. FENCE
(PROTECT)

(E) 3' WD. FENCE
(PROTECT)

(E) DIRT PATH

(E) DIRT PATH

6248

62
49

6249

(E) SHRUBS
REMOVE - SEE
LANDSCAPE PLANS

62
45

62
40

62
35

62
30

20
'-0

" F
R

O
N

T 
SE

TB
AC

K

5'-0" SIDE SETBACK

5'-0" SIDE SETBACK

15
'-0

" R
EA

R
 S

ET
BA

C
K

(E) BEAR BOX
(RELOCATE)

19'-5"

5'-0" PU
BLIC

 PED
ESTR

IAN

EASEM
EN

T TO
 TO

P O
F BLU

FF

PER
 R

ESO
LU

TIO
N

 N
O

. 1993-39,

BO
O

K 5018 PAG
E 423

(N) 2 STORY HOUSE
1,887 SQ. FT. 1ST FLR.
F.F.E. 1ST FLR - 6249.5'
F.F.E. 2ND FLR - 6260.7'
BUILDING CROSS SLOPE: 0%

LOT LINE: 195'-0"

LOT LINE: 201'-0"

LOT LINE: 195'-0"

LO
T 

LI
N

E:
 7

0'
-0

"

LO
T 

LI
N

E:
 5

0'
-0

"

LO
T 

LI
N

E:
 2

0'
-0

"

65" P
(PROTECT)

46" P
(PROTECT)

32" P
PROTECT

32" P
PROTECT

37" P
PROTECT

37" P
PROTECT

(N) INFILTRATION
TRENCH

20'-0"

5'-0"

72'-5"

36'-4"

(N) PERVIOUS
PAVER WALKWAY
538 SQ. FT.

(E) INFILTRATION
TRENCH

(E) STAIRS
80 SQ. FT.

(E) DECK
(N) TREX OR EQ.
945 SQ. FT.

(N) TERRACE
(N) PERVIOUS
PAVERS
297 SQ. FT.

(N) INFILTRATION
TRENCH, TYP.

SEE SIZES 'A' - 'H'
LISTED UNDER

BMP's, SHT. T1.0

36'-7"

54'-6"

65'-5"

26'-11"

15'-0"

20" P
(PROTECT)

37" P
PROTECT

R
O

O
F-

G

R
O

O
F-

A
R

O
O

F-
B

R
O

O
F-

C

R
O

O
F-

D

R
O

O
F-

E

R
O

O
F-

F

(E) CONTOUR LINE, TYP. NO
GRADING PROPOSED,
EXCEPT AT EXCAVATION
FOR ANY NEW FOUNDATION

PROVIDE 3" LAYER
GRAVEL BENEATH ALL
DECKS & STAIRS.

EROSION CONTROL FILTER
FENCING, TYP.

CONSTRUCTION BOUNDARY
FENCING, TYP.

COVERAGE RIGHTS IN THIS

AREA ACCRUED TO THE

CITY OF SOUTH LAKE

TAHOE PER  RESOLUTION

NO. 1993-39, BOOK 5018

PAGE 423

(E) RETAINING WALLS
(PROTECT)

BACKSHORE
(2,570 SQ. FT.)

(E) ROCK STEPS
(PROTECT)

CLASS 7
(11,300 SQ. FT.)

15'-0" SNOW
STORAGE
EASEMENT PER
DOC
NO. 1997-52898MURPHY FAMILY TRUST

AREA TO HWL:
(13,870+/- SQ. FT.)

(N
) S

TO
O

P

62
 S

Q
. F

T.

PIER
(OFFSITE)
638 SQ. FT.

(E) DECK
48 SQ. FT.

(E) DECK
71 SQ. FT.

HIGH WATER LINE

(E) GATE

BACKSHORE BOUNDARY

(E) 6' WD. FENCE
(PROTECT)
(N) GATE

20'-0"

62
25

L 
A 

K 
E 

   
T 

A 
H

 O
 E

15'-5"

(N) PAVER
WALKWAY
18 SQ. FT.

(N) MECH
81 SQ. FT.

(N) OUTDOOR
BBQ

6249' @ (E)
GRADE

(N) GAS METER
(N) ELECT. METER

TOP DRESSING TAHOE

CHIPS (FIRE RETARDENT)

SEE LANDSCAPING PLAN

TOP DRESSING TAHOE

CHIPS (FIRE RETARDENT)

SEE LANDSCAPING PLAN

(E) 3' WD. FENCE
(PROTECT)

(N) INFILTRATION
TRENCH, TYP.

SEE SIZES 'A' - 'H'
LISTED UNDER

BMP's, SHT. T1.0

PROVIDE 3" LAYER
GRAVEL BENEATH ALL
DECKS & STAIRS.

12" P
REMOVE
(SEE ARBORIST REPORT)

8" P
REMOVE
(SEE ARBORIST REPORT)

2% SLOPE DN

EDGE OF
PAVEMENT @
STREET, TYP.

(E) WATER
METER
(PROTECT)

STAGING AREA
FOR CONSTR.
EQUIP. + MAT.

(R) SSCO

4'-0"

BACKSHORE BOUNDARY

(N) 45' SLOTTED
TRENCH DRAIN,
CONVEYED TO
SUBSURFACE
INFILTRATION
SYSTEM
SEE SHEET BMP-007

SUBSURFACE
INFILTRATION
SYSTEM

(E) DECK
(REMOVE)

(E) DECK
(REMOVE)
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A1.0
A1.0Scale:  1/8" = 1'-0"
1PROPOSED SITE PLAN

GENERAL NOTES & SCOPE
1. EXISTING INFORMATION ON THIS SITE PLAN OBTAINED FROM SURVEY DATED
12/07/2022 BY JASEN T. SOLT, R.C.E. & TRPA STAMPED APPROVED SITE PLAN DATED
12/07/2022.
2. ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF
ORDINANCES, CHAPTER 30, SECTION 30.8, EXTERIOR LIGHTING STANDARDS.
3. ALL BARREN AREAS AND AREAS DISTURBED BY CONSTRUCTION SHALL BE
REVEGETATED IN ACCORDANCE WITH THE TRPA HANDBOOK OF BEST
MANAGEMENT PRACTICES, AND LIVING WITH FIRE, LAKE TAHOE BASIN, SECOND
EDITION.
4. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION FOOTPRINT TO
MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED
OUTSIDE OF THE BUILDING FOOTPRINT.
5. ALL EXCAVATION WITHIN THE DRIP LINE OF EXISTING TREES TO BE RETAINED
SHALL BE PERFORMED BY HAND-DIGGING ONLY SO AS TO MINIMIZE ROOT DAMAGE.
6. DUST CONTROL MEASURES SHALL BE IN PLACE  DURING CONSTRUCTION.
BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST CONTROL. MEASURE
WITHIN 35ft. OF STRUCTURES.

LAND CAPABILITY CLASS: 7 + BACKSHORE

REVEGETATION + TRPA NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN
ACCORDANCE WITH THE TRPA "HANDBOOK OF BEST MANAGEMENT PRACTICES"
AND "LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.
2. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION FOOTPRINT TO
MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED
OUTSIDE OF THE BUILDING FOOTPRINT.
3. CONSTRUCTION PLANS SHALL BE CONFIRMED AT THE TIME OF THE TRPA
PRE-GRADING INSPECTION. ANY REQUIRED MODIFICATIONS, AS DETERMINED BY
TRPA, SHALL BE INCORPORATED INTO THE PROJECT PERMIT AT THAT TIME.
4. DUST CONTROL MEASURES SHALL BE IN PLACE DURING THE CONSTRUCTION.
BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST CONTROL MEASURE
WITHIN 30 FEET OF STRUCTURE.
5. FOR ALL AREAS DISTURBED BY CONSTRUCTION, INSTALL TEMPORARY
STABILIZATION MEASURES SUCH AS EROSION CONTROL BLANKETS OR
HYDROMULCH W/ TACKIFIERS. COVER STOCKPILES THAT WILL REMAIN COVERED IN
WINTER WITH A DURABLE MATERIAL OR PLASTIC SHEETING. THESE MEASURES
SHALL BE MAINTAINED FROM COMPLETION OF THE INITIAL GRADING THROUGH
COMPLETION OF THE PROJECT.

REVEGETATION + TRPA NOTES:
6. ALL EXTERIOR LIGHTING SHALL BE DIRECTED DOWNWARD AND BE CONSISTENT
WITH TRPA CODE OF ORDINANCES, SECTION 36.8, EXTERIOR LIGHTING STANDARDS.
7. THIS SITE SHALL BE WINTERIZED IN ACCORDANCE WITH THE PROVISIONS OF
ATTACHMENT R BY OCTOBER 15TH OF EACH CONSTRUCTION SEASON. ALL
DISTURBED AREAS SHALL BE STABILIZED WITH A 3-INCH LAYER OF MULCH OR
COVERED WITH AN EROSION CONTROL BLANKET.
8. THE PERMITTEE IS RESPONSIBLE FOR INSURING THAT THE PROJECT, AS BUILT,
DOES NOT EXCEED THE APPROVED LAND COVERAGE FIGURES SHOWN ON THIS
SITE PLAN. THE APPROVED LAND COVERAGE FIGURES SHALL SUPERCEDE SCALED
DRAWINGS WHEN DISCREPANCIES OCCUR.
9. TEMPORARY AND PERMANENT BMPS MAY BE FIELD FIT BY THE ENVIRONMENTAL
COMPLIANCE INSPECTOR WHERE APPROPRIATE.
10. PROVIDE A 3" LAYER OF CRUSHED 3/4" DRAINROCK BENEATH ALL RAISED BEDS.

GRADING QUANTITIES:
CUT: 55 C.Y.
FILL: 25 C.Y.
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BMP−006

  

infiltration system components

U.S. Department of Agriculture
Natural Resources Conservation Service

Tahoe Resource Conservation District
Nevada Tahoe Conservation District 
Drawn By:

CLT

Approved By:

in cooperation with

Date

, and 

USDA is an equal opportunity provider and employer  

InfiltrationFiltrationConveyance

notes:

Clean Out/

Junction Box

Roof Gutter System

Prefabricated 

Infiltration 

System

Drain Rock 

Infiltration 

System

Prefabricated System 

Product Alternatives:

Invisible Structures

Rainstore®

D−Raintank®

Cultec 

Stormchamber®

Subsurface conveyance:  

Sediment trap − 

top inlet

Sediment trap − 

side inlet

Sediment Trap Alternatives:

Precast 

12x12

Precast 12x18

18x24 

Polyethylene 

Sump 

This Standard Drawing is based on a reference to the NRCS standard practice 570−Stormwater Runoff Control, 560−Access Road, and 558−Roof Runoff Structure.   

This drawing is intended to assist the designer in preparation of a complete site specific design, and it is not to replace the independent judgment and analysis 

by a qualified designer. Infiltration system sizing is calculated based on the hydraulic conductivity of the soils on site and volume of runoff being captured.  

Spee−D Basin,

NDS product No’s,

see note 4

Standard Drawing References:

 
BMP‐020, 021, 022, 005, 007
 

BMP‐030
 

BMP‐007
 

Rock Lined 

Swale 

 

 
 

 

 
 

 

Driveway 

Conveyance 

Swale

Slotted 

Channel Drain

This drawing illustrates the various 

components and alternative products 

available to design infiltration 

systems. The Natural Resources 

Conservation Service and the 

Conservation Districts do not endorse 

any particular BMP products. 

Refer to BMP "site evaluation 

recommended treatments" form and BMP 

site plan for for the applicable BMPs 

designed for the property.

Install clean outs as necessary for 

subsurface conveyance systems. Refer 

to details in BMP−005, "Subsurface 

Conveyance System."

Use products shown (or equal) in 

conjunction with roof gutter systems  

to provide inlets and outlets, 

clean−outs, and join multiple pipes as 

necessary. 

Vegetated 

Swale 

1. 

2. 

Solid and Perforated 

HDPE Smooth Wall Rigid Pipe, &

Corrugated Flexible Pipe HDPE,

see note 3

3. 

4. 

Pop Up 

Emitter 

NDS 421 

201 300

350250 101

standard drawing no.

date: 4−6−2012

(residential use only)

best management practice
lake tahoe

standard

drawing
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filter fabric

solid pipe

infiltration system 
BMP−007

Notes 

This Standard Drawing is based on a reference to the NRCS standard practice 570 − Stormwater Runoff Control.   

Users of these drawings and associated information must be qualified personnel trained to interpret and adapt technology according to local conditions. 

Infiltration system sizing is calculated based on the hydraulic conductivity of the soils on site and volume of runoff being captured.  
USDA is an equal opportunity provider and employer  

U.S. Department of Agriculture
Natural Resources Conservation Service

Drawn By: Approved By: Date

Tahoe Resource Conservation District
in cooperation with

Nevada Tahoe Conservation District 
, and 

CLT

pop up 

emitter 

sediment trap

see BMP−030

slotted channel 

drain, see BMP−020

or BMP−021

drain rock

3" depth

washed 

3/4" to 1 1/2" 

drain rock 

PLAN VIEW
END VIEW

PROFILE

   

 

 

filter fabric non−

woven needle punched

overlap 12" minimum

sides and top ONLY

prefabricated 

infiltration system

         or

drain rock 

infiltration system

see note 2

GeoGrid 

(not required

for drain rock

filled systems)

 

 
concrete encasement

as required for traffic 

load

  

Infiltration System practice applies where concentrated stormwater runoff is infiltrated underground 

(e.g. at the end of a pipe, driveway conveyance swale or slotted channel drain, or at a low point). See BMP−006 

for other infiltration system components and alternative materials that may apply. 

For site specific trench dimensions (L, W and D) and backfill requirements, refer to the BMP "Site Evaluation Recommended 

Treatments" form or other approved BMP sizing calculations. Follow manufacturer’s specifications for installation and refer 

to the NRCS "Installing Infiltration Systems" tip sheet. Allow for 3" drain rock envelope on all sides of prefab. units.   

Bottom of trench must be level. On sloped sites, effective depth is measured on the downhill side of the trench.

Regularly scheduled maintenance is necessary to maintain full function. Inspect in spring, fall and after heavy rains. 
Remove and dispose of debris, pine needles and accumulated sediment properly. Remove pop−up emitter cover and backflush 
perforated outlet pipe if needed.    

2. 

1. 

3. 

drain rock 

backfill

concrete 

encasement

 

 

  

 
 

prefab

width 

overall 

width

prefab length
overall length

prefab 

depth

outlet distribution pipe

driveway swale

alternate inlet

see BMP−022

Inlet

 
 

 

4. 

outlet distribution pipe HDPE 4" diam. ADS 3000 

triple wall perforated sewer and drain pipe with 

2 rows of 5/8" holes at  4" O.C. (or equal)

place pipe with holes facing UP pop up 

emitter 

NDS 421

or equal

  

sediment trap 

L

W D

 

               options include: native soil stabilized 

with mulch or other landscape, or 

drain rock with containment borders  

effective 

depth

see 

note 3

Backfill

standard drawing no.

date: 4−6−2012

(residential use only)

best management practice
lake tahoe

standard

drawing
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D1Scale:  3/32" = 1'-0"
1DEFENSIBLE SPACE PLAN

TRPA REVEGETATION NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE

REVEGETATED IN ACCORDANCE WITH THE TRPA
"HANDBOOK OF BEST MANAGEMENT PRACTICES" AND
"LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.

2. FERTILIZER USE SHALL BE IN ACCORDANCE WITH THE
FERTILIZER MANAGEMENT STANDARDS IN TRPA CODE
60.1.8.

3. ALL VEGETATION SHALL BE CONSISTENT WITH THE
REQUIREMENTS OF THE TRPA CODE OF ORDINANCES,
INCLUDING THE SPECIFICATION FOR SIZING AND SPECIES
TYPE.  PLANT SPECIES ON THE TRPA RECOMMENDED
NATIVE AND ADAPTED PLANT LIST SHALL BE USED FOR
LANDSCAPING AND REVEGETATION PER TRPA CODE OF
ORDINANCES.

4. REMOVAL OF TREES 14" DIAMETER AT CHEST HEIGHT OR
GREATER REQUIRE TRPA APPROVAL. REMOVAL OF TREES
GREATER THAN 6" DBH ON LAKEFRONT PARCELS THAT
ARE BETWEEN A STRUCTURE AND THE LAKE REQUIRE
TRPA APPROVAL. ANY TREES THAT ARE REQUIRED TO BE
PLANTED OR RETAINED AS PART OF A PERMIT, OR THAT
ARE LOCATED IN A STREAM ENVIRONMENT ZONE OR
BACKSHORE AREA, CANNOT BE REMOVED WITHOUT TRPA
APPROVAL.

5. TREE ROOTS MUST BE PROTECTED DURING EXCAVATION
TO PREVENT DAMAGE TO THE TREE.  THE FOLLOWING
PRACTICES ARE RECOMMENDED:

A. TREE ROOTS FOUR INCHES IN DIAMETER OR
GREATER SHALL NOT BE SEVERED, IF      
AVOIDABLE. HAND DIG AROUND ROOTS IF NECESSARY.

B. IF ROOTS CANNOT BE AVOIDED, CUT AS FAR
AWAY FROM THE TRUNK AS POSSIBLE.

C. A CLEAN, VERTICAL CUT WILL PROVIDE MORE
PROTECTION FOR THE TREE THAN     LEAVING
ROOTS TORN OR CRUSHED.

D. CONSTRUCTION MATERIALS SHALL NOT BE
STORED WITHIN THE DRIPLINE OF THE     TREE.
6. THE TREES ON THIS PARCEL SHALL BE CONSIDERED AS

SCENIC MITIGATION AND SHALL NOT BE REMOVED OR
TRIMMED FOR PURPOSES OF VIEW ENHANCEMENT. ANY
SUCH REMOVAL OR TRIMMING SHALL CONSTITUTE A
VIOLATION OF PROJECT APPROVAL.

7. REMOVAL OF ANY ADDITIONAL TREES ON THE LAKESIDE
OF THE PROPERTY MAY TRIGGER THE REQUIREMENT FOR
A REVISED SCENIC ANALYSIS.

SAGEBRUSH, MANZANITA, HUCKLEBERRY OAK, AND OTHER SHRUBS:
ON FLAT TO GENTLY SLOPING TERRAIN, INDIVIDUAL SHRUBS OR
SMALL CLUMPS OF SHRUBS WITHIN THE DEFENSIBLE SPACE ZONE
SHOULD BE SEPARATED FROM ONE ANOTHER BY AT LEAST TWICE
THE HEIGHT OF THE AVERAGE SHRUB. FOR HOMES LOCATED ON
STEEPER SLOPES, THE SEPARATION DISTANCE SHOULD BE GREATER.

FOR EXAMPLE, IF THE TYPICAL SHRUB HEIGHT IS 2 FEET, THEN THERE
SHOULD BE A SEPARATION BETWEEN SHRUB BRANCHES OF AT LEAST
4 FEET. REMOVE SHRUBS OR PRUNE TO REDUCE THEIR HEIGHT
AND/OR DIAMETER.

A1.0NTS
2SEPARATION BETWEEN TREES & SHRUBS

A1.0NTS
3FOREST TREES

ALL RESIDUAL TREES WILL BE LIMBED TO A HEIGHT OF 10'-0"
FROM GROUND, NOT TO EXCEED 1/3 OF THE TOTAL TREE HEIGHT.

ALL RESIDUAL TREES WILL BE LIMBED TO ACHIEVE (10) FEET OF
CLEARANCE FROM ANY PART OF THE HOUSE TO THE BRANCHES
OF THE TREE. IF THIS WOULD REQUIRE REMOVAL OF THE CROWN
EXCEEDING THE LOWER 1/3 OF THE TREE, THEN THE ENTIRE
SHEET SHOULD BE REMOVED.

TRIM ALL LOW HANGING LIMBS SO THAT NONE ARE LOWER THAN
10'-0" OF THE GROUND.

A1.0NTS
4GUIDELINES FOR TRIMMING TREES

SEPARATION BETWEEN TREE BRANCHES & LOWER GROWING PLANT:
IF TREES ARE PRESENT WITHIN THE DEFENSIBLE SPACE ZONE, THERE SHOULD BE A REPARATION BETWEEN THE
LOWER GROWING VEGETATION AND THE LOWEST TREE BRANCHES. VEGETATION THAT CAN CARRY FIRE BURNING IN
LOW GROWING PLANTS TO TALLER PLANTS IS CALLED "LADDER FUEL." FOR LARGE TREES, THE RECOMMENDED
SEPARATION FOR LADDER FUELS IS THREE TIMES THE HEIGHT OF THE LOWER VEGETATION LAYER. PRUNE BRANCHES
FROM LOWER THIRD OF THE TREE HEIGHT, SHORTEN THE HEIGHT OF THE SHRUBS, OR REMOVE PLANTS. DO NOT
REMOVE MORE THAN ONE-THIRD OF THE TOTAL TREE BRANCHES. WHEN THERE IS NO UNDERSTORY VEGETATION
PRESENT, REMOVE LOWER TREE BRANCHES TO A HEIGHT OF AT LEAST FIVE FEET ABOVE GROUND. DURING FIRE,
THIS WILL HELP PREVENT BURNING NEEDLES AND TWIGS THAT ARE LYING ON THE GROUND FROM IGNITING THE TREE.
FOR SHORTER TREES, WHERE THREE TIMES THE HEIGHT OF THE LOWER VEGETATION LAYER EXTENDS BEYOND THE
LOWER THIRD OF THE TREE HEIGHT, SHORTEN THE HEIGHT OF THE SHRUBS OR REMOVE PLANTS BELOW THE TREE.

ON FLAT OR GENTLY SLOPING TERRAIN, TREES SHOULD BE
THINNED TO PROVIDE AN AVERAGE SEPARATION BETWEEN THE
CANOPIES OF AT LEAST 10 FEET (TRPA). FOR HOMES LOCATED ON
STEEPER SLOPES, THE SEPARATION DISTANCE SHOULD BE
GREATER. STUMPS SHOULD BE CUT FLUSH TO THE GROUND FOR
TREES LESS THAN 6 INCHES IN DIAMETER AT CHEST HEIGHT, AND
TO WITHIN 6 INCHES OF THE GROUND FOR LARGER TREES. THE
STUMPS CUT SURFACE SHOULD BE COATED WITH POWDERED
BORAX TO RETARD THE SPREAD OF ROOT DISEASES. WHEN
SELECTING TREES FOR REMOVAL, CONSIDER CUTTING
UNHEALTHY, DAMAGED, OR WEAK TREES. RETAIN LESS COMMON
SPECIES OF TREES, SUCH AS INCENSE CEDAR, SUGAR PINE, AND
WESTERN JUNIPER IF POSSIBLE.

ZONE 1: 0' - 5' NONCOMBUSTIBLE AREA:
CREATE A NONCOMBUSTIBLE AREA AT LEAST 5 FEET WIDE AROUND THE BASE OF THE STRUCTURE
(INCLUDING ALL DECKS). THIS AREA NEEDS TO HAVE A VERY LOW POTENTIAL FOR IGNITION FROM
FLYING EMBERS. USE IRRIGATED HERBACEOUS PLANTS SUCH AS LAWN, GROUND COVER, AND
FLOWERS THAT ARE RECOMMENDED FOR THE LAKE TAHOE BASIN; ROCK MULCHES; OR HARD
SURFACES, SUCH AS BRICK AND PAVERS, IN THIS AREA.
1. THE AREA WITHIN 0' - 5' OF THE FOUNDATION OR SUPPORT POSTS SHOULD CONTAIN NO

COMBUSTIBLE MATERIALS, INCLUDING COMBUSTIBLE PLANT MATERIAL. A 3" GRAVEL MOAT IS THE
PREFERRED MATERIAL OF USE. DRIP LINES MAY BE INCORPORATED INTO THIS AREA.

2. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 2: 5' - 30' LEAN, CLEAN AND GREEN AREA:
FOR A DISTANCE OF 5 FEET TO 30 FEET FROM THE STRUCTURE, THERE SHOULD BE A LEAN, CLEAN,
AND GREEN AREA. "LEAN" INDICATES THAT ONLY A SMALL AMOUNT OF FLAMMABLE VEGETATION, IF
ANY, IS PRESENT WITHIN 30 FEET OF THE STRUCTURE. "CLEAN" MEANS THERE IS LITTLE OR NO
ACCUMULATION OF DEAD VEGETATION OR FLAMMABLE DEBRIS WITHIN THE AREA DURING FIRE
SEASON. "GREEN" IMPLIES THAT PLANTS LOCATED WITHIN THIS AREA ARE KEPT HEALTHY, GREEN AND
IRRIGATED DURING FIRE SEASON.
1. TRIM ALL TREES OVER 20 FEET A MINIMUM OF 10 FEET ABOVE ADJACENT GRADE.
2. REMOVE ANY TREE 14 INCHES DIAMETER OR LESS (AS INDICATED ON DRAWINGS) TO CREATE A 10

FOOT SPACE BETWEEN ANY ADJACENT TREE CANOPY. REFER TO DETAIL 2.
3. REMOVE ACCUMULATION OF DEAD VEGETATION FROM TREES (FLAMMABLE DEBRIS, DEAD

BRANCHES AND LIMBS) 10 FEET ABOVE ADJACENT GRADE.
4. WITHIN 5' - 30' OF THE STRUCTURE ONLY SINGLE SPECIMENS OF WELL MAINTAINED AND WELL

IRRIGATED SHRUBS OR TREES SHOULD BE PRESENT. SUCH MATERIALS SHOULD NOT BE CAPABLE
OF READILY     TRANSMITTING FIRE TO THE STRUCTURE. COMBUSTIBLE MULCHES OR PINE
NEEDLES SHOULD NOT BE USED AS GROUND COVER WITHIN THIS ZONE.

5. ALL BRUSH, TREES OR FLAMMABLE MATERIAL WILL BE REMOVED FROM UNDER THE DRIP LINE OF
RESIDENTIAL TREES OF THE TREE GROUP.

6. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 3: 30' - 100' WILDLAND FUEL REDUCTION AREA:
THE WILDLAND FUEL REDUCTION AREA LIES BEYOND THE LEAN, GREEN AREA AND OFTEN CONSISTS OF
NATURALLY OCCURRING PLANTS (PINE TREES, MANZANITA, SAGEBRUSH, ETC.) WITHIN THIS AREA.
REMOVE DEAD VEGETATION, INCLUDING DEAD SHRUBS, DRIED GRASS, FALLEN BRANCHES, THICK
ACCUMULATION OF NEEDLES AND LEAVES ETC. THIN, DENSE STANDS OF SHRUBS AND TREES TO
CREATE A SEPARATION BETWEEN THEM. REMOVING TREES MORE THAN 14" IN DIAMETER REQUIRES A
PERMIT FROM THE TAHOE REGIONAL PLANNING AGENCY (TRPA) OR YOUR LOCAL FIRE PROFESSIONAL.
1. TREE CANOPIES WILL BE SPACED AT LEAST 10 FEET APART. IF TREES ARE GROUPED CLOSE

ENOUGH TOGETHER AS TO ACT AS ONE UNIT, THEN ALL OTHER REQUIREMENTS MUST BE MET.
REFER TO DETAIL 2.

2. BEYOND 30 FEET FROM THE STRUCTURE, BRUSH FIELDS MUST BE SPACED TO A DISTANCE EQUAL
OR GREATER THAN (2) TIMES THE HEIGHT OF THE BRUSH. INDIVIDUAL BRUSH PLANTS WILL NOT
EXCEED 100     SQUARE FEET. REFER TO DETAIL 1.

3. PINE NEEDLES ARE ACCEPTABLE WITHIN ZONE 3 AS LONG AS THEY ARE NO THICKER THAN 2 OR 3
INCHES.

NOTE*: IF THERE IS A NEED TO REMOVE ADDITIONAL TREES NOT INDICATED ON
THIS PLAN THE PROPERTY OWNER IS TO CONTACT THEIR LOCAL FIRE AGENCY.
ANY AND ALL TREES BETWEEN THE LAKE AND THE BUILDING(S) OR
STRUCTURE(S) TO BE REMOVED SHALL BE REVIEWED BY TRPA FOR SCENIC
IMPACTS.

FOR SLOPED PROPERTIES, USE THE FOLLOWING STANDARDS FOR THE ABOVE REQUIREMENTS:

0 - 20%
20 - 40%
40% - UP

TREES      SLOPE     SPACING

BRUSH      SLOPE     SPACING

10 FEET BETWEEN EDGES OF CROWNS
20 FEET BETWEEN EDGES OF CROWNS
30 FEET BETWEEN EDGES OF CROWNS

0 - 20%
20 - 40%
40% - UP

2X HEIGHT OF RESIDUAL BRUSH
4X HEIGHT OF RESIDUAL BRUSH
6X HEIGHT OF RESIDUAL BRUSH

NOTE: SEE PRUNING AND PROTECTION NOTES FROM ARBORIST.
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A 
H

 O
 E

15'-5"

(N) MECH
81 SQ. FT.

HC-A

HC-B

SC1
SC2

HC-C
REFURBISHED
GARAGE
510 SQ. FT.

SC3HC-G1
HC-H

COMPACTED
DIRT PARKING
(OFF-SITE)
20 SQ. FT.

ASPHALT
20 SQ. FT.

ASPHALT
19 SQ. FT.

5'-0" SIDE SETBACK

LOT LINE: 195'-0"

(E) 3' WD. FENCE
(PROTECT)

LOT LINE: 195'-0"

COVERAGE RIGHTS IN THIS

AREA ACCRUED TO THE

CITY OF SOUTH LAKE

TAHOE PER  RESOLUTION

NO. 1993-39, BOOK 5018

PAGE 423

5'-0" SIDE SETBACK

LOT LINE: 201'-0"

HC-I1

HC-I2

(N) PERVIOUS
PAVER
WALKWAY
108 SQ. FT.
(9 SQ. FT. EA.)

HC-G8
(E) 6' WD. FENCE
(PROTECT)

(N) OUTDOOR
BBQ

HIGH WATER LINE

(E) DECK
48 SQ. FT.

HC-D

(E) STAIRS
80 SQ. FT.

HC-E

(N) PERVIOUS
PAVER
WALKWAY
18 SQ. FT.
(9 SQ. FT. EA.)

HC-F

32" P
PROTECT

12" P
REMOVE
(SEE ARBORIST REPORT)

8" P
REMOVE
(SEE ARBORIST REPORT)

ASPHALT
7 SQ. FT.

HC-J

(N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G2 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G3 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G4 (N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G5

(N) PERVIOUS
PAVER
WALKWAY
64 SQ. FT.

HC-G7

(N) PERVIOUS
PAVER
WALKWAY
40 SQ. FT.

HC-G6

(317 SQ. FT.
BACKSHORE)

BACKSHORE BOUNDARY

BACKSHORE BOUNDARY

(N) 45' SLOTTED
TRENCH DRAIN,
CONVEYED TO
SUBSURFACE
INFILTRATION
SYSTEM
SEE SHEET BMP-007

SUBSURFACE
INFILTRATION
SYSTEM
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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LCScale:  1/8" = 1'-0"
1LOT COVERAGE CALC.

HARDSCAPE COVERAGE

A
B
C
D
E
F
G1
G2
G3
G4
G5
G6
G7
G8
H
I1
I2
J

        888 SQ. FT.
297 SQ. FT.

39 SQ. FT.
48 SQ. FT.
80 SQ. FT.
18 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
64 SQ. FT.
40 SQ. FT.
64 SQ. FT.

108 SQ. FT.
81 SQ. FT.
19 SQ. FT.
20 SQ. FT.

7 SQ. FT.
2,029 SQ.FT.

LOT SIZE:   13,370 SQ. FT.

LOT INFO.
APN  =  026-021-011

2,029 SQ.FT. /  13,923 SQ.FT. (LOT SIZE) = 14.57%

STRUCTURAL COVERAGE

SC1
SC2
SC3
TOTAL

1,887 SQ. FT.
62 SQ. FT.

1,160 SQ. FT.
3,109 SQ. FT.

3,109 SQ.FT. /  13,923 SQ.FT. (LOT SIZE) = 22.33%

= STRUCTURAL COVERAGE

= HARDSCAPE COVERAGE

+

LAND CAPABILITY CLASS: 7 + BACKSHORE

LCScale:  1/8" = 1'-0"
2LOT COVERAGE CALC. CONT.

RESIDENCE + GARAGE

DECK, TERRACE + WALKWAY

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

1,995
20

11,928
3,578

13,923
3,598

HOUSE
GARAGE
CONCRETE WALKS
DECK, PORCH + STAIRS
COMPACTED DIRT DRIVE
TOTAL VERIFIED COVERAGE
EXCESS COVERAGE
EXISTING OFF-SITE COVERAGE
COMPACTED DIRT DRIVE

235

235
215

969
1,145

520
1,459

110
4,203

625

696

969
1,145

520
1,694

110
4,438

840

696

VERIFIED COVERAGE PER TRPA FILE# 960679; 950108 + 11/27/95 LETTER

LAND CLASS TOTALCLASS 7 30%1b/BACKSHORE 1%

LAND AREA
ALLOWABLE COVERAGE

2,570
26

11,300
3,390

13,870
3,416

RESIDENCE
STOOP
EXISTING GARAGE
ASPHALT
PERVIOUS PAVER WALKWAY
PERVIOUS PAVER FIREPLACE TERRACE
PERVIOUS DECK
STAIRS
MECHANICAL PAD

0

0
404

1,887
62

1,160
46

550
297
571

81

1,887
62

1,160
46

550
297
975

81

PROPOSED COVERAGE

PROPOSED COVERAGE
COVERAGE EXEMPTIONS
PROPOSED COVERAGE W/ EXEMPTIONS

0
0
0

0

80
0

484

484

0 80

4,654 5,138
777 777

3,877 4,361

PERVIOUS DECK
PERVIOUS PAVER WALKWAY

0
0

565
138

565
138

TOTAL COVERAGE EXEMPTIONS 777
74

777
74

PERVIOUS COVERAGE EXEMPTIONS

0
0PERVIOUS PAVER FIREPLACE TERRACE

PROPOSED PERVIOUS DECK
MAX. PERVIOUS DECK EXEMPTION

0
0

571
565

571
565

* 5% OF NON-SENSITIVE LANDS
6 6

PERVIOUS DECK CALCULATIONS

0PROPOSED DECK COVERAGE

ASPHALT
COMPACTED DIRT PARKING

0
0

595
147

595
147

742 742

PROPOSED OFF-SITE COVERAGE

0TOTAL OFF-SITE COVERAGE

AGENDA ITEM NO. V. A.

AutoCAD SHX Text
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STONE

BED-1
WD

BATH-1
STONE

GREAT RM
WD

KITCHEN
WD

23'-0"31'-6"

14
'-6

"
9'

-0
"

17
'-6

"

23'-0"31'-6"

54'-6"

41
'-0

"

ENTRY

ST
O

N
E

BED-2
WD

BATH-2
STONE

33
'-8

"

7'
-0

"

4'-1"3'-0"3'-0"7'-3"11'-0 1/2"

3/0

PWD
STONE

MUD RM
STONE

2/8

2/8

ARTART

ARTART

18x18

18x18

2/8

12x18

12x18

BOOKCASE

BOOKCASE

2/8

1/6
HIDDEN DR

M
U

LT
I-S

LI
D

E
R

48" OR 42" RANGE

TV

48"  R
EF.

DW

TEMP.
100
10/0

101
3/0

102
3/0

103
4/0

TEMP.

104
4/0105

TEMP.
3/0
106

6/0
107

2/6
109
TEMP.

5/0
110
TEMP.

5/0
111
TEMP.

5/0
112
TEMP.

16/0
113
TEMP.

5/0
114
TEMP.

5/0
115
TEMP.

5/0
116
TEMP.

3/0
118

6/0
119 120

4/0
121
4/0

TEMP.

122
3/0

A3.0
2

A3.0
1

A3.1
1

A3.1
2

A4.0
1

A4.0
1

10'-4"

TERRACE

TERRACE

A4.0
2

A4.0
2

O
PT

IO
N

: F
R

E
N

C
H

 O
R

 S
LI

D
IN

G
 D

O
O

R
IN

 P
LA

C
E

 O
F 

W
IN

D
O

W
S

DOUBLE-SIDED FIREPLACE

HEARTH

HEARTH

W
O

O
D

36" HGT.

UNIT 2
AC

UNIT 1
AC

TEMP.

TEMP.

4'-11"6'-5"

DN TO
WATER

TR
EX

 O
R

 E
Q

.
ST

O
N

E

C
U

ST
O

M
 B

U
IL

T 
C

LT
 

C
U

ST
O

M
 B

U
IL

T 
C

LT
 

3'
-6

"
4'

-0
"

RECYCLE

w/ PERV. DECKING
F.F.G. 6249.50

ALL DECKING TO BE
CLASS B RATED TREX

OR EQ. SYS.

EGR.

EGR.

EGR.

EGR.

OPTION BARN
OR PKT DRS.

ART

ART

36
x8

8

PANTRY

GARAGE
APPLIANCE

UP

BENCH

36x36

30
x3

0

30x30

WASHER

DRYER

ON / OFF

SHOWER

ON / OFF

SHOWER

6/0
108
TEMP.

5/0
117

123
3/0

2/
8 

PK
T

C
U

ST
O

M
 B

U
IL

T 
C

AB
IN

ET

10
"

10
"

TEMP.

STONE
HALL

(N) ELECTRIC METER
400 AMP (UPGRADE)

TRPA APPROVED GAS
F.P. W/ T.V. ABOVE

24" x 36"
CRAWLSPACE
ACCESS

R
AI

LI
N

G
 @

 4
2"

 H
EI

G
H

T,
 T

YP
. WALKWAY

PERMEABLE PAVERS

STOOP
PERMEABLE PAVERS

F.F.E. 6249.50F.F.E. 6249.75

F.F.G. 6249.50

PERMEABLE PAVERS
F.F.G. 6249.50

PERM. PAVERS
F.F.G. 6249.25

2'-0"

(N)

(E)

(E)   (N)

(E)

(N)

(E)   (N)

(E)   (N)1'
-9

 1
/2

"
5'

-4
 1

/2
"

4'
-2

 1
/2

"

(N) GAS METER
(R) SSCO

4'
-0

"

INFILTRATION TRENCH - SEE SITE PLAN (A1.0)

30
'-0

"
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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A2.0
A2.0Scale:  1/4 = 1'-0"

1PROPOSED FIRST FLOOR PLAN

RELATED CODE REQUIREMENTS: (EGRESS + WINDOWS + DRS.)
1. EGRESS WINDOWS SHALL HAVE A MIN. NET CLEAR OPERABLE AREA OF 5.7
SQUARE FEET.
2. THE MINIMUM NET CLEAR WIDTH DIMENSION SHALL BE 20"
3. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24"
4. MAX. U-FACTOR (0.58) FOR FENESTRATION + SKYLIGHTS 2019 CEC 150.0 (Q)
5. MAX. TOTAL AREA, 20%, NO MAXIMUM FOR WEST FACING AREA TABLE 150.1-A, & B
6. FENESTRATION MAX. U-FACTOR 0.30. NO SHGC REQUIREMENT TABLE 150.1-A, & B
7. DOOR MAX. U-FACTOR: 0.20 TABLE 150.1A, & B

2019 CODE REQUIREMENTS: (PLUMBING)
1. REQUIRES NON-COMPLIANT PLUMBING FIXTURES TO BE REPLACED BY
WATER-CONSERVING PLUMBING FIXTURES WHEN A PROPERTY IS UNDERGOING
ALTERATIONS OR IMPROVEMENTS. THIS LAW APPLIES TO ALL RESIDENTIAL AND
COMMERCIAL PROPERTY BUILT PRIOR TO JANUARY 1, 1994.  DETAILS CAN BE
FOUND AT
HTTP://LEGINFO.CA.GOV/PUB/09-10/BILL/SEN/SB0401-0450/SB407 BILL 20091011
CHAPTERED.HTML.
2. PER CALIFORNIA CIVIL CODE ARTICLE 1101.4 AND CAL GREEN SECTION 301.1,FOR
ALL BUILDING ALTERATIONS OR IMPROVEMENTS TO A SINGLE FAMILY RESIDENTIAL
PROPERTY, EXISTING PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT
MEET COMPLIANT FLOW RATES WILL NEED TO BE UPGRADED. WATER CLOSETS
WITH A FLOW RATE EXCESS OF 1.6 GPF WILL NEED TO BE REPLACED WITH W.C. W/
A MAX. FLOW RATE OF 1.28 GPF . SHOWER HEADS W/ A FLOW RATE GREATER THAN
2.5 GPM WILL NEED TO BE REPLACED W/ A MAX. 1.8 GPM SHOWER HEAD. LAVATORY
& KITCHEN FAUCETS W/ A FLOW RATE GREATER THAN 1.8 GPM WILL NEED TO BE
REPLACED W/ A FAUCET W/ MAX. FLOW RATE OF 1.5 GPM (OR 1.8 GPM FOR KITCHEN
FAUCETS)
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
PLUMBING:
- SHOWER MUST BE PROVIDED W/ TEMPERATURE CONTROL (ANIT-SCALD) TYPE
VALVE. TOILETS MUST HAVE A MIN. CLEAR SPACE OF 30" WIDE, & 24" CLEAR SPACE
IN FRONT. IF NEW, TOILETS MUST BE WATER CONSERVING 1.28 GALLON. SHOWER
DOORS SHALL OPEN OUTWARD AND SHALL BE A MIN.  22" WIDE, THE SHOWERHEAD
CANNOT DISCHARGE DIRECTLY AT ENTRANCE. ALL SHOWER COMPARTMENTS,
REGARDLESS OF SHAPE,
MUST BE CAPABLE OF ENCOMPASSING A 30" CIRCLE. JOB-FORMED SHOWER PAN
LINER MUST SLOPE 14" PER FOOT TO WEEP HOLES IN DRAIN, AND BE INSPECTED
UNDER TEST PRIOR TO COVERING.

RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
BUILDING:
- SHOWER WALL SHALL BE FINISHED TO A HEIGHT 72" ABOVE THE DRAIN INLET
WITH MATERIAL THAT IS NOT AFFECTED BY MOISTURE. GREEN BD. CANNOT BE
USED AS A BACKER FOR MASTIC TILE WHERE IT WILL BE EXPOSED TO SPLASHING
WATER AND IS NOT ALLOWED ON CEILINGS.
CEMENT BOARD WITH A MOISTURE BARRIER AND CORROSION-RESISTANT
FASTENERS IS AN APPROPRIATE BACKING MATERIAL IN WET LOCATIONS. MIN.
CEILING HEIGHT FOR ALL BATHROOMS IS 7'-0". SAFETY GLAZING IS
REQUIRED FOR WINDOWS IN TUB OR SHOWER LOCATIONS WHERE THE BOTTOM
EDGE OF GLASS IS LESS THAN 5'-0" ABOVE THE DRAIN. AS PART OF REMODEL
SMOKE DETECTORS WILL BE REQUIRED IN ALL BEDROOMS, ADJOINING HALL, AND
AT EACH LEVEL PER THE BUILDING CODE.

RELATED CODE REQUIREMENTS: (BATHS)(CONT.)
ELECTRICAL:
- IT IS REQUIRED TO HAVE AT LEAST ONE RECEPTACLE WITHIN 3-FEET OF THE
OUTSIDE EDGE OF EACH BASIN, THIS RECEPTACLE AND ANY OTHERS LOCATED
WITHIN THE BATHROOM MUST BE GFCI PROTECTED.
- A SEPARATE 20-AMP CIRCUIT IS REQUIRED TO SUPPLY BATHROOM OUTLETS
ONLY, OR A SINGLE BATHROOM.
- LIGHTING WILL BE REQUIRED TO BE HIGH EFFICACY OR CONTROLLED BY A
MANUAL ON OCCUPANT
SENSOR SWITCH. (TYPICALLY HIGH EFFICACY LIGHT FIXTURES ARE PIN BASE
FLUORESCENT WITH ELECTRONIC BALLAST.
MECHANICAL:
- A FAN CONNECTED TO THE OUTSIDE CAN BE PROVIDED, FAN EXHAUST SHOULD
BE 3-FEET FROM BUILDING OPENINGS AND PROPERTY LINES.
 BE INSPECTED UNDER TEST PRIOR TO COVERING.

GENERAL NOTES:
1. PROVIDE 30" MIN. CLEAR WIDTH, 15" ON BOTH SIDES FROM CENTERLINE OF W.C.)
AND 24" CLEARANCE IN FRONT OF THE W.C. PER CPC 402.5
2.  PROVIDE MIN. SHOWER AREA - 1024 SQ. INCHES, CAPABLE OF ENCOMPASSING A
30" CIRCLE. SEE PLANS PER CPC 408.6
3. TEMPERED GLAZING, TYP. AT ALL DOORS AND REQUIRED BY CODE
4. PROVIDE DEVICES TO ABSORB HIGH PRESSURES RESULTING FROM THE
WASHER & DISHWASHER, ETC., PER CPC
5.WATER CLOSETS SHALL BE AN ULTRA LOW FLUSH TYPE W/ 1.28 GALLONS MAX.
PER FLUSH, PER CPC & GCG 4.303.1.1
6. EXHAUST VENT FOR DRYER SHALL TERMINATE TO THE OUTSIDE OF THE
BUILDING AND SHALL BE EQUIPPED WITH A DRAFT DAMPER AND SHALL BE RIGID
METAL DUCT WITH SMOOTH INTERIOR SURFACES PER CMC SECT. 504.
7. VERIFY ALL FINISH FLOOR CALL-OUTS W/ OWNERS, TYP.
8. SUB- PANEL ELECT., VERIFY LOCATION W/ OWNER.
9. ALL SHOWER HEADS TO HAVE 1.8 GPM @ 60 PSA  FLOW MAX. PER 2019 CPC
SECT. 408.2 & (CGC 4.303.1.2)
10. ALL SHOWER WALLS TO BE WATERPROOF TO 72" ABOVE DRAIN INLET, WALL
FINISHES TO BE OF SMOOTH HARD NONABSORBENT SURFACE, PER CRC R307.2
(CEMENT BASED)
11. NA
12. ALL LAVATORY FAUCETS TO HAVE 1.2 GPM, + KITCHEN FAUCETS TO HAVE 1.8
GPM FLOW MAX. PER 2019 CPC SECT. 403.7, & 403.6 (CGC 4.303.1.4.4)
13. WATER HAMMER ARRESTORS AT ALL APPLIANCES THAT HAVE QUICK-ACTING
VALVES (I.E.) DISHWASHERS HOT WATER LINE AND THE HOT/COLD LINES OF THE
CLOTHES WASHER) 2019 CPC 609.10.
14. CONTROL VALVE FOR SHOWER OR TUB/SHOWER SHALL BE OF THE PRESSURE
BALANCE OR  THERMOSTATIC MIXING VALVE TYPE, PER CPC 420.0.
15. THRESHOLD FOR IN-SWING DOORS SHALL BE 7.75" MAX. AND 7" MAX. FOR
OUTSWING DOORS.
16. (E) GAS METER LOCATION, PG&E, TYPICAL 36" FROM OPERABLE WINDOWS.
17. (E) ELECTRICAL METER LOCATION TO BE MOVED PER PLANS.
18. MAX. DROP FROM TOP OF THRESHOLD TO THE EXT. LANDING AT ALL SLIDING
AND IN-SWINGING DOORS SHALL BE LIMITED TO 7.75", AND NOT MORE THAN 1.5"
LOWER THAN THRESHOLD FOR OUTSWING DRS. PER  2019 CRC R311.3
19. (N) STAIRS TO HAVE MAX. RISER HEIGHT OF 7.75" AND A MIN. TREAD DEPTH
OF 10" PER CRC R311.7.4.
20. A CAPILLARY BREAK WILL BE INSTALLED IF A SLAB ON GRADE FOUNDATION
SYSTEM IS USED. THE USE OF A 4" THICK BASE OF 1/2" OR LARGER CLEAN
AGGREGATE UNDER A 6 MIL VAPOR RETARDER WITH JOINT LAPPED NOT LESS
THAN 6" WILL BE PROVIDED UNLESS AND ENGINEERED DESIGN HAS BEEN
SUBMITTED AND APPROVED BY THE BUILDING DIVISION . 2019 CGC §4.505.2 AND
CALIFORNIA RESIDENTIAL CODE (CRC) §R5O6.2.3
21. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE WILL NOT BE
INSTALLED. WALL AND FLOOR FRAMING WILL NOT BE ENCLOSED WHEN THE
FRAMING MEMBERS EXCEED 19% MOISTURE CONTENT. MOISTURE CONTENT WILL
BE VERIFIED PRIOR TO FINISH MATERIAL BEING APPLIED. 2019 CGC §4.505.3
22. FITTINGS (FAUCETS AND SHOWER HEADS) HAVE ALL REQUIRED STANDARDS
LISTED ON PLANS AND ARE IN ACCORDANCE TO CGC 4.303.1.3 AND CGC 403.1.4
23. ANY GAS FIREPLACE SHALL BE DIRECT-VENT SEALED-COMBUSTIBLE TYPE.
2019 CGC 4.503.1
24. PROVIDE 36 INCH MIN.  DEEP LANDING OUTSIDE ALL EXTERIOR DOORS (NOT
MORE THAN 7.75 INCHES LOWER THAN THE THRESHOLD FOR IN-SWINGING DOORS
AND SLIDING DOORS, AND NOT MORE THAN 1.5 INCHES LOWER THAN THE
THRESHOLD FOR OUT-SWINGING DOORS) 2019 CRC R311.3
25. WALLS WITH 2 X 6 AND LARGER FRAMING REQUIRE R-19 INSULATION 150.0(C)2
26. CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT OF WAY ARE LIMITED TO THE
WEEKDAYS AND NON-CITY  HOLIDAYS BETWEEN 8:00 A.M AND 5:00 P.M.

1. ALL EXTERIOR 2X6 WALLS: R-21 BATT INSULATION, OR MIN. BY
TITLE-24
2. ALL EXTERIOR 2X4 WALLS: R-15 BATT INSULATION
OR MIN. BY TITLE-24
3. ALL CEILINGS TO RECEIVE R-32 MIN. INSULATION
OR MIN. BY TITLE-24
4. ALL UNDER FLOOR TO RECEIVE R-19 BAT INSULATION
5. ALL BATHROOMS, LAUNDRY ROOMS, TO RECEIVE SOUND BATT,
INSULATION, TYPICAL.
6. CEILING INSULATION, MIN. R-30 INSULATION REQUIRED.
7. BUILDING ENVELOPE INSULATION:  PER CLIMATE ZONE: 3 TABLE
150.1-A, & B
8. BUILDING ENVELOPE INSULATION:  WALLS, ABOVE OR BELOW
GRADE, MEET STANDARDS IN TABLE 150.1-A & B
9. QUALITY INSULATION INSTALLATION INSPECTION (QII) IS
REQUIRED BY A THIRD PARTY.

INSULATION: (See Title-24 For Min.)POLLUTANT CONTROL NOTES:
1. PAINTS + COATINGS WILL COMPLY WITH VOC LIMITS PER 2019 CGC
§4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE
TESTING + PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN
BUILDING CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR
AREA RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA
GREEN BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, + MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION
STANDARDS. 2019 CGC §4.504.5
6. AEROSOL PAINTS + COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND COMPLY W/ PERCENT VOC BY WEIGHT OF PRODUCT
LIMITS, REGULATION 8, RULE 49.  PER 2019 CGC 4.504.2.3
7. ADHESIVES, SEALANTS, + CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL + REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT
STANDARDS 2019 CGC §4.504.2.1

SQUARE FOOTAGE 1ST FLR.:  1,887

REVEGETATION + TRPA NOTES:
1. ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN
ACCORDANCE WITH THE TRPA "HANDBOOK OF BEST MANAGEMENT
PRACTICES" AND "LIVING WITH FIRE", LAKE TAHOE BASIN, SECOND EDITION.
2. EXCAVATION EQUIPMENT SHALL BE LIMITED TO THE FOUNDATION
FOOTPRINT TO MINIMIZE SITE DISTURBANCE. NO GRADING OR EXCAVATION
SHALL BE PERMITTED OUTSIDE OF THE BUILDING FOOTPRINT.
3. CONSTRUCTION PLANS SHALL BE CONFIRMED AT THE TIME OF THE TRPA
PRE-GRADING INSPECTION. ANY REQUIRED MODIFICATIONS, AS DETERMINED
BY TRPA, SHALL BE INCORPORATED INTO THE PROJECT PERMIT AT THAT TIME.
4. DUST CONTROL MEASURES SHALL BE IN PLACE DURING THE
CONSTRUCTION. BROADCAST MULCH SHALL NOT BE PERMITTED AS A DUST
CONTROL MEASURE WITHIN 30 FEET OF STRUCTURE.
5. FOR ALL AREAS DISTURBED BY CONSTRUCTION, INSTALL TEMPORARY
STABILIZATION MEASURES SUCH AS EROSION CONTROL BLANKETS OR
HYDROMULCH W/ TACKIFIERS. COVER STOCKPILES THAT WILL REMAIN
COVERED IN WINTER WITH A DURABLE MATERIAL OR PLASTIC SHEETING.
THESE MEASURES SHALL BE MAINTAINED FROM COMPLETION OF THE INITIAL
GRADING THROUGH COMPLETION OF THE PROJECT.
6. ALL EXTERIOR LIGHTING SHALL BE DIRECTED DOWNWARD AND BE
CONSISTENT WITH TRPA CODE OF ORDINANCES, SECTION 36.8, EXTERIOR
LIGHTING STANDARDS.
7. THIS SITE SHALL BE WINTERIZED IN ACCORDANCE WITH THE PROVISIONS
OF ATTACHMENT R BY OCTOBER 15TH OF EACH CONSTRUCTION SEASON. ALL
DISTURBED AREAS SHALL BE STABILIZED WITH A 3-INCH LAYER OF MULCH OR
COVERED WITH AN EROSION CONTROL BLANKET.
8. THE PERMITTEE IS RESPONSIBLE FOR INSURING THAT THE PROJECT, AS
BUILT, DOES NOT EXCEED THE APPROVED LAND COVERAGE FIGURES SHOWN
ON THIS SITE PLAN. THE APPROVED LAND COVERAGE FIGURES SHALL
SUPERCEDE SCALED DRAWINGS WHEN DISCREPANCIES OCCUR.
9. TEMPORARY AND PERMANENT BMPS MAY BE FIELD FIT BY THE
ENVIRONMENTAL COMPLIANCE INSPECTOR WHERE APPROPRIATE.
10. PROVIDE A 3" LAYER OF CRUSHED 3/4" DRAINROCK BENEATH ALL RAISED
BEDS.

AGENDA ITEM NO. V. A.
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1PROPOSED SECOND FLOOR PLAN

RELATED CODE REQUIREMENTS: (EGRESS + WINDOWS + DRS.)
1. EGRESS WINDOWS SHALL HAVE A MIN. NET CLEAR OPERABLE AREA OF 5.7
SQUARE FEET.
2. THE MINIMUM NET CLEAR WIDTH DIMENSION SHALL BE 20"
3. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24"
4. MAX. U-FACTOR (0.58) FOR FENESTRATION + SKYLIGHTS 2019 CEC 150.0 (Q)
5. MAX. TOTAL AREA, 20%, NO MAXIMUM FOR WEST FACING AREA TABLE 150.1-A, & B
6. FENESTRATION MAX. U-FACTOR 0.30. NO SHGC REQUIREMENT TABLE 150.1-A, & B
7. DOOR MAX. U-FACTOR: 0.20 TABLE 150.1A, & B

2019 CODE REQUIREMENTS: (PLUMBING)
1. REQUIRES NON-COMPLIANT PLUMBING FIXTURES TO BE REPLACED BY
WATER-CONSERVING PLUMBING FIXTURES WHEN A PROPERTY IS UNDERGOING
ALTERATIONS OR IMPROVEMENTS. THIS LAW APPLIES TO ALL RESIDENTIAL AND
COMMERCIAL PROPERTY BUILT PRIOR TO JANUARY 1, 1994.  DETAILS CAN BE
FOUND AT
HTTP://LEGINFO.CA.GOV/PUB/09-10/BILL/SEN/SB0401-0450/SB407 BILL 20091011
CHAPTERED.HTML.
2. PER CALIFORNIA CIVIL CODE ARTICLE 1101.4 AND CAL GREEN SECTION 301.1,FOR
ALL BUILDING ALTERATIONS OR IMPROVEMENTS TO A SINGLE FAMILY RESIDENTIAL
PROPERTY, EXISTING PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT
MEET COMPLIANT FLOW RATES WILL NEED TO BE UPGRADED. WATER CLOSETS
WITH A FLOW RATE EXCESS OF 1.6 GPF WILL NEED TO BE REPLACED WITH W.C. W/
A MAX. FLOW RATE OF 1.28 GPF . SHOWER HEADS W/ A FLOW RATE GREATER THAN
2.5 GPM WILL NEED TO BE REPLACED W/ A MAX. 1.8 GPM SHOWER HEAD. LAVATORY
& KITCHEN FAUCETS W/ A FLOW RATE GREATER THAN 1.8 GPM WILL NEED TO BE
REPLACED W/ A FAUCET W/ MAX. FLOW RATE OF 1.5 GPM (OR 1.8 GPM FOR KITCHEN
FAUCETS)
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
PLUMBING:
- SHOWER MUST BE PROVIDED W/ TEMPERATURE CONTROL (ANIT-SCALD) TYPE
VALVE. TOILETS MUST HAVE A MIN. CLEAR SPACE OF 30" WIDE, & 24" CLEAR SPACE
IN FRONT. IF NEW, TOILETS MUST BE WATER CONSERVING 1.28 GALLON. SHOWER
DOORS SHALL OPEN OUTWARD AND SHALL BE A MIN.  22" WIDE, THE SHOWERHEAD
CANNOT DISCHARGE DIRECTLY AT ENTRANCE. ALL SHOWER COMPARTMENTS,
REGARDLESS OF SHAPE,
MUST BE CAPABLE OF ENCOMPASSING A 30" CIRCLE. JOB-FORMED SHOWER PAN
LINER MUST SLOPE 14" PER FOOT TO WEEP HOLES IN DRAIN, AND BE INSPECTED
UNDER TEST PRIOR TO COVERING.

RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
BUILDING:
- SHOWER WALL SHALL BE FINISHED TO A HEIGHT 72" ABOVE THE DRAIN INLET
WITH MATERIAL THAT IS NOT AFFECTED BY MOISTURE. GREEN BD. CANNOT BE
USED AS A BACKER FOR MASTIC TILE WHERE IT WILL BE EXPOSED TO SPLASHING
WATER AND IS NOT ALLOWED ON CEILINGS.
CEMENT BOARD WITH A MOISTURE BARRIER AND CORROSION-RESISTANT
FASTENERS IS AN APPROPRIATE BACKING MATERIAL IN WET LOCATIONS. MIN.
CEILING HEIGHT FOR ALL BATHROOMS IS 7'-0". SAFETY GLAZING IS
REQUIRED FOR WINDOWS IN TUB OR SHOWER LOCATIONS WHERE THE BOTTOM
EDGE OF GLASS IS LESS THAN 5'-0" ABOVE THE DRAIN. AS PART OF REMODEL
SMOKE DETECTORS WILL BE REQUIRED IN ALL BEDROOMS, ADJOINING HALL, AND
AT EACH LEVEL PER THE BUILDING CODE.

RELATED CODE REQUIREMENTS: (BATHS)(CONT.)
ELECTRICAL:
- IT IS REQUIRED TO HAVE AT LEAST ONE RECEPTACLE WITHIN 3-FEET OF THE
OUTSIDE EDGE OF EACH BASIN, THIS RECEPTACLE AND ANY OTHERS LOCATED
WITHIN THE BATHROOM MUST BE GFCI PROTECTED.
- A SEPARATE 20-AMP CIRCUIT IS REQUIRED TO SUPPLY BATHROOM OUTLETS
ONLY, OR A SINGLE BATHROOM.
- LIGHTING WILL BE REQUIRED TO BE HIGH EFFICACY OR CONTROLLED BY A
MANUAL ON OCCUPANT
SENSOR SWITCH. (TYPICALLY HIGH EFFICACY LIGHT FIXTURES ARE PIN BASE
FLUORESCENT WITH ELECTRONIC BALLAST.
MECHANICAL:
- A FAN CONNECTED TO THE OUTSIDE CAN BE PROVIDED, FAN EXHAUST SHOULD
BE 3-FEET FROM BUILDING OPENINGS AND PROPERTY LINES.
 BE INSPECTED UNDER TEST PRIOR TO COVERING.

GENERAL NOTES:
1. PROVIDE 30" MIN. CLEAR WIDTH, 15" ON BOTH SIDES FROM CENTERLINE OF W.C.)
AND 24" CLEARANCE IN FRONT OF THE W.C. PER CPC 402.5
2.  PROVIDE MIN. SHOWER AREA - 1024 SQ. INCHES, CAPABLE OF ENCOMPASSING A
30" CIRCLE. SEE PLANS PER CPC 408.6
3. TEMPERED GLAZING, TYP. AT ALL DOORS AND REQUIRED BY CODE
4. PROVIDE DEVICES TO ABSORB HIGH PRESSURES RESULTING FROM THE
WASHER & DISHWASHER, ETC., PER CPC
5.WATER CLOSETS SHALL BE AN ULTRA LOW FLUSH TYPE W/ 1.28 GALLONS MAX.
PER FLUSH, PER CPC & GCG 4.303.1.1
6. EXHAUST VENT FOR DRYER SHALL TERMINATE TO THE OUTSIDE OF THE
BUILDING AND SHALL BE EQUIPPED WITH A DRAFT DAMPER AND SHALL BE RIGID
METAL DUCT WITH SMOOTH INTERIOR SURFACES PER CMC SECT. 504.
7. VERIFY ALL FINISH FLOOR CALL-OUTS W/ OWNERS, TYP.
8. SUB- PANEL ELECT., VERIFY LOCATION W/ OWNER.
9. ALL SHOWER HEADS TO HAVE 1.8 GPM @ 60 PSA  FLOW MAX. PER 2019 CPC
SECT. 408.2 & (CGC 4.303.1.2)
10. ALL SHOWER WALLS TO BE WATERPROOF TO 72" ABOVE DRAIN INLET, WALL
FINISHES TO BE OF SMOOTH HARD NONABSORBENT SURFACE, PER CRC R307.2
(CEMENT BASED)
11. NA
12. ALL LAVATORY FAUCETS TO HAVE 1.2 GPM, + KITCHEN FAUCETS TO HAVE 1.8
GPM FLOW MAX. PER 2019 CPC SECT. 403.7, & 403.6 (CGC 4.303.1.4.4)
13. WATER HAMMER ARRESTORS AT ALL APPLIANCES THAT HAVE QUICK-ACTING
VALVES (I.E.) DISHWASHERS HOT WATER LINE AND THE HOT/COLD LINES OF THE
CLOTHES WASHER) 2019 CPC 609.10.
14. CONTROL VALVE FOR SHOWER OR TUB/SHOWER SHALL BE OF THE PRESSURE
BALANCE OR  THERMOSTATIC MIXING VALVE TYPE, PER CPC 420.0.
15. THRESHOLD FOR IN-SWING DOORS SHALL BE 7.75" MAX. AND 7" MAX. FOR
OUTSWING DOORS.
16. (E) GAS METER LOCATION, PG&E, TYPICAL 36" FROM OPERABLE WINDOWS.
17. (E) ELECTRICAL METER LOCATION TO BE MOVED PER PLANS.
18. MAX. DROP FROM TOP OF THRESHOLD TO THE EXT. LANDING AT ALL SLIDING
AND IN-SWINGING DOORS SHALL BE LIMITED TO 7.75", AND NOT MORE THAN 1.5"
LOWER THAN THRESHOLD FOR OUTSWING DRS. PER  2019 CRC R311.3
19. (N) STAIRS TO HAVE MAX. RISER HEIGHT OF 7.75" AND A MIN. TREAD DEPTH
OF 10" PER CRC R311.7.4.
20. A CAPILLARY BREAK WILL BE INSTALLED IF A SLAB ON GRADE FOUNDATION
SYSTEM IS USED. THE USE OF A 4" THICK BASE OF 1/2" OR LARGER CLEAN
AGGREGATE UNDER A 6 MIL VAPOR RETARDER WITH JOINT LAPPED NOT LESS
THAN 6" WILL BE PROVIDED UNLESS AND ENGINEERED DESIGN HAS BEEN
SUBMITTED AND APPROVED BY THE BUILDING DIVISION . 2019 CGC §4.505.2 AND
CALIFORNIA RESIDENTIAL CODE (CRC) §R5O6.2.3
21. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE WILL NOT BE
INSTALLED. WALL AND FLOOR FRAMING WILL NOT BE ENCLOSED WHEN THE
FRAMING MEMBERS EXCEED 19% MOISTURE CONTENT. MOISTURE CONTENT WILL
BE VERIFIED PRIOR TO FINISH MATERIAL BEING APPLIED. 2019 CGC §4.505.3

1. ALL EXTERIOR 2X6 WALLS: R-21 BATT INSULATION, OR MIN. BY
TITLE-24
2. ALL EXTERIOR 2X4 WALLS: R-15 BATT INSULATION
OR MIN. BY TITLE-24
3. ALL CEILINGS TO RECEIVE R-32 MIN. INSULATION
OR MIN. BY TITLE-24
4. ALL UNDER FLOOR TO RECEIVE R-19 BAT INSULATION
5. ALL BATHROOMS, LAUNDRY ROOMS, TO RECEIVE SOUND BATT,
INSULATION, TYPICAL.
6. CEILING INSULATION, MIN. R-30 INSULATION REQUIRED.
7. BUILDING ENVELOPE INSULATION:  PER CLIMATE ZONE: 3 TABLE
150.1-A, & B
8. BUILDING ENVELOPE INSULATION:  WALLS, ABOVE OR BELOW
GRADE, MEET STANDARDS IN TABLE 150.1-A & B
9. QUALITY INSULATION INSTALLATION INSPECTION (QII) IS
REQUIRED BY A THIRD PARTY.

INSULATION: (See Title-24 For Min.)

GENERAL NOTES: (cont.)
22. FITTINGS (FAUCETS AND SHOWER HEADS) HAVE ALL REQUIRED
STANDARDS LISTED ON PLANS AND ARE IN ACCORDANCE TO CGC 4.303.1.3
AND CGC 403.1.4
23. ANY GAS FIREPLACE SHALL BE DIRECT-VENT SEALED-COMBUSTIBLE TYPE.
2019 CGC 4.503.1
24. PROVIDE 36 INCH MIN.  DEEP LANDING OUTSIDE ALL EXTERIOR DOORS
(NOT MORE THAN 7.75 INCHES LOWER THAN THE THRESHOLD FOR
IN-SWINGING DOORS AND SLIDING DOORS, AND NOT MORE THAN 1.5 INCHES
LOWER THAN THE THRESHOLD FOR OUT-SWINGING DOORS) 2019 CRC R311.3
25. WALLS WITH 2 X 6 AND LARGER FRAMING REQUIRE R-19 INSULATION
150.0(C)2
26 CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT OF WAY ARE LIMITED TO
THE WEEKDAYS AND NON-CITY  HOLIDAYS BETWEEN 8:00 A.M AND 5:00 P.M.

POLLUTANT CONTROL NOTES:
1. PAINTS + COATINGS WILL COMPLY WITH VOC LIMITS PER 2019 CGC
§4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE
TESTING + PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN
BUILDING CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR
AREA RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA
GREEN BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, + MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION
STANDARDS. 2019 CGC §4.504.5
6. AEROSOL PAINTS + COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND COMPLY W/ PERCENT VOC BY WEIGHT OF PRODUCT
LIMITS, REGULATION 8, RULE 49.  PER 2019 CGC 4.504.2.3
7. ADHESIVES, SEALANTS, + CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL + REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT
STANDARDS 2019 CGC §4.504.2.1
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4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098
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AGENDA ITEM NO. V. A.
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A3.0

A3.0Scale:  1/4 = 1'-0"
1PROPOSED FRONT ELEVATION

A3.0Scale:  1/4 = 1'-0"
2PROPOSED REAR ELEVATION

WUI REQUIREMENTS:
1. (N) ROOFING SHALL BE CLASS A, WITH CLASS A CONTINUOUS RIDGE VENT BY
LOMANCO, OR APPROVED EQUAL, TYP.

2. (N) VALLEY FLASHING SHALL BE MINIMUM NO. 26 GALVANIZED SHEET GAGE.

3. ANY SPACE BETWEEN ROOF COVERING AND ROOF DECKING OR AT EAVE ENDS
SHALL BE FIRE STOPPED TO PREVENT THE ENTRY OF FLAMES OR EMBERS.

4. ROOF GUTTERS AND DOWNSPOUTS SHALL BE OF NON-COMBUSTIBLE
MATERIALS AND PROVIDED WITH AN APPROVED MEANS TO PREVENT THE
ACCUMULATION OF LEAVES AND DEBRIS.

5. UNDERSIDE OF (N) ROOF OVERHANGS AND (N) BUILDING OVERHANGS SHALL
BE SOFFITED WITH 2x6 WESTERN RED CEDAR BOARDS. EAVE VENTS SHALL BE
BY VULCAN OR BRANDGUARD, OR APPROVED EQUAL.

6. (N) EXTERIOR WALL FINISH THAT IS NON-IGNITION RESISTANT SHALL BE
INSTALLED IN A FIRE RATED ASSEMBLY, USING TYPE 'X' GYPSUM BOARD ON THE
UNDERSIDE OF THE COMBUSTIBLE SIDING, OR FIRE RESISTANT STRUCTURAL
OSB SHEATHING BY LP-FLAMEBLOCK, OR APPROVED EQUAL.

7. (N) EXTERIOR WINDOWS, WINDOW WALLS, GLAZED DOORS, GLAZED OPENINGS
WITHIN EXTERIOR DOORS AND SKYLIGHTS SHALL BE TEMPERED GLASS,
INSULATING DUAL GLAZED GLASS UNITS, GLASS BLOCK OR HAVE A MINIMUM 20
MINUTE FIRE RESISTIVE RATING.

8. (N) EXTERIOR DOORS SHALL BE MINIMUM 1 3 4" SOLID CORE OR HAVE A 20
MINUTE FIRE RATING. DOOR TRIM, THRESHOLDS, SCREENS AND WEATHER
STRIPPING HAVE NO WUI REQUIREMENTS.

9. (N) EXTERIOR DECKING SHALL BE NON-COMBUSTIBLE MATERIAL, OR CLASS B
RATED DECK BOARDS. HANDRAILS, GUARDRAILS AND BALUSTERS HAVE NO WUI
REQUIREMENT.

HEIGHT CALCULATIONS:
CROSS SLOPE = (6249 - 6249) / 72
= 0.000 x 100 = 0%

ALLOWABLE BUILDING HEIGHT @ 0% CROSS SLOPE & 8:12 ROOF PITCH = 33'-7"

PROPOSED BUILDING HEIGHT:
0' - 0" LOWEST POINT @ NAT. GRADE E. 6249
+0' - 6" TO MAIN FLOOR F.F. EL. 6249.50
+11' - 2 3/4" TO UPPER FLOOR F.F. EL. 6260.73
+9' - 4" TO ROOF PLATE EL. 6270.06
+9' - 7 1/2" TO HIGHEST RIDGE @ 8:12 ROOF PITCH EL. 6279.69
=30' - 8 1/4" HT. OF HIGHEST POINT OF ROOF FROM

LOWEST POINT @ NATURAL GRADE

AGENDA ITEM NO. V. A.
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A3.1

A3.1Scale:  1/4 = 1'-0"
1PROPOSED LEFT ELEVATION

A3.1Scale:  1/4 = 1'-0"
2PROPOSED RIGHT ELEVATION

STANDING SEAM METAL ROOF - BLACK

HORIZ. CEDAR SIDING - NATURAL STAIN

BOARD + BATTEN SIDING - GRAY

FIREPLACE - NATURAL STONE

EXTERIOR LIGHTING
SEE ME3.0 FOR SPEC SHT.
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TYP. ROOF / CLG ASSEMBLY:
STANDING SEAM / METAL ROOFING SYS.;
UNDERLAYMENT;
ICE + WATER MEMBRANE @ EAVES;
PLYWD. ROOF SHEATHING;
ROOF RAFTERS PER STRUCT.;
1" MIN. AIR SPACE;
MIN. R-41 BATT INSULATION OR EQUAL SYS.;
5/8" GYPSUM @ CEILINGS

TYP. EXTERIOR WALL ASSEMBLY:
WD. SIDING;
BLDG PPR;
FIRE RATED OSB SHEATHING BY LP-FLAMEBLOCK;
2x6 STUDS @ 16" O.C.;
MIN. R-22 BATT INSULATION OR EQUAL SYS.;
1

2" GYPSUM WALL BD.;
(5 8" TYPE 'X' GYPSUM WALL BD. @ CEILING)

TYP. INTERIOR WALL ASSEMBLY:
1

2" GYPSUM WALLBD.;
2x STUDS @ 16" O.C.;
ACOUSTIC INSULATION;
1

2" GYPSUM WALLBD.;
(5 8" TYPE 'X' GYPSUM WALL BD. @ CEILING)

TYP. FLOOR ASSEMBLY:
CARPET, WOOD, STONE OR TILE SYS.;
PLYWD. SHEATHING;
FLOOR JOISTS PER STRUC.;
MIN. R-30 BATT. INSUL. OR EQUAL SYS.

FE
N

C
E 

LI
N

E

LO
T 

LI
N

E

BED-2 BED-1ENTRY HALL

LOFT / HANG M. BED M. BATH

1ST FLR. F.F.E.

(E) PROPOSED GRADE 6249.00

6249.50'

6259.50'

6260.73'

6267.98'

6270.06'

6279.69'

B.O. FOUND. WALL 6246.00'
B.O. FOOTING 6245.17'

3'
-0

"
10

"
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A4.0

A4.0Scale:  1/4 = 1'-0"
1PROPOSED BUILDING SECTION

A4.0Scale:  1/4 = 1'-0"
2PROPOSED BUILDING SECTION

AGENDA ITEM NO. V. A.



1 1/4" MAX.
3/4" MIN.

10" MIN.

7 
3/

4"
 M

A
X.

10"

1 1/4"

11" PREFERRED

NOTES ON HANDRAILS:
1. THE HANDRAIL SHALL TERMINATE AT A POST
OR NEWEL ON BOTH ENDS, 2016 CRC R311.7

34
"-

38
" 

M
A

X.

HANDRAIL

5/
8"

3 
1/

2"

4 
3/

4"

2 x4

MIN. R-13 (SOUND BATT) @
ALL BATHROOMS/LAUNDRY

5/8" TYPE X GYPSUM BD.
TYPCIAL THROUGHOUT HOUSE
SMOOTH FINISH OR MATCH EXISTING CONDITION

2x4 STUD WALL @
16" O.C. S.S.D.

STAGGER JOINTS EACH SIDE
(LOAD BEARING ONLY)

NOTES:
SEE WWW.GPGYPSUM.COM FOR
TECHNICAL SPEC'S

3/4"5/8" 1/2"
5 1/2"

7 3/8"

2 x 6

R-22 FIBERGLASS BATT INSULATION
FOR 2x6 WALLS, TYPICAL. IF TITLE-24 SHOWS
LOWER  MINIMUMS,
FOLLOW MORE STRINGENT VALUES.

FIRE RATED OSB SHEATHING BY
LP-FLAMEBLOCK

WOOD  SIDING
(SEE ELEVATIONS)

MIN. 2X6 STUDS @ 16" O.C.

5
8" DENSARMOR PLUS FIREGUARD, OR
TOUGHROCK FIREGUARD GYPSUM BD.
APPLIED VERTICALLY OR HORIZONTALLY
TO STUDS W/ 1-7/8" 6D COATED NAILS 7"
O.C. STAGGER JOINTS EACH SIDE

NOTES:

A. VISIT GRACECONSTRUCTION.COM FOR THE MOST CURRENT DETAILS, INSTALLATION VIDEO AND PRODUCT DATA SHEETS
B. REMOVE RIPCORD® FROM GRACE VYCOR PLUS FOR EASE OF INSTALLATION
C. IF APPLICABLE, LEAVE RELEASE PAPER ON LOWER HALF OF SILL FLASHING UNTIL FUTURE TIE-IN WITH WEATHER RESISTIVE BARRIER
D. FOR CONCRETE, MASONRY OR WHERE ADHESION IS MARGINAL, USE PERM-A-BARRIER®  WB PRIMER TO PROMOTE VYCOR  ADHESION
E. CHECK LOCAL BUILDING CODES FOR WEATHER RESISTIVE BARRIER REQUIREMENTS AND INSTALL GRACE VYCOR  PLUS WITH WEATHER
        RESISTIVE BARRIER TO FORM WATER-SHEDDING LAPS
F. INSTALL WINDOW PER MANUFACTURER'S RECOMMENDATION AND USE APPROPRIATE SEALANT FOR WINDOW AND WOOD BUCK
G. DETAIL ALSO RELEVANT FOR GRACE VYCOR V40 AND VYCOR BUTYL

EXTERIOR WALL

SILL PLATE
(SEE VCRDET-
106 FOR OPTIONS)

GRACE
VYCOR PLUS1

2

3

MECHANICALLY FASTEN AS NECESSARY IN CORNERS
THROUGH GRACE VYCOR PLUS

WINDOW WITH NAILING FLANGE
(SET IN SEALANT EXCEPT ALONG
SILL FLANGE)

GRACE
VYCOR PLUS

GRACE VYCORNER™ OR
CORNER PATCH RECOMMENDED
(SEE VCRDET-507 OR VCRDET-504 FOR OPTIONS)

GRADE LINE

STANDARD BRICK
MOULD, TYP.

STANDARD
BRICK
MOULD, TYP.

SIDING
AS PER
ELEVATIONS

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN &
VENT)

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN &
VENT)

1'-4"
VERIFY W/ REGGIO

CUT SECTION

ELEVATION

SIDING  FINISH

SIDING PER ELEVATIONS

5"

LARGE WD. SILL REDWOOD
(PAINT)

SIERRA PACIFIC ALUM.
WINDOWS (CLAD) OR
MARVIN

G.S.M. WINDOW FLASHING
(PAINTED TO MATCH TRIM)

4 1/2"

2 x 6
5/4 x 4
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Scale:  3" = 1'-0"
5Interior Stair Detail

A5.02019 CRC R311.7.8

A5.0Scale:  3" = 1'-0"
1INTERIOR WALL DTLS.

A5.0
2EXT. WALL DTLS.

A5.0Scale:  N.A.
3WINDOW FLASHING DTLS.

A5.0Scale: 3" = 1'-0"
6 TYPICAL WINDOW DETAIL

Sierra Pacific or Marvin or Equal

A5.0Scale:  3" = 1'-0"
4(N) EXT. WALL VENT DTLS.

AGENDA ITEM NO. V. A.



V.I.F.

7'
-0

"
A.

1-3/8" SOLID CORE
PAINT GRADE

SQ. CORNER 3.5"
HINGES TYP. (EMTEK)

DOOR HEIGHTS:
(VERIFY) FOR COST

2'-6" 4'-0" 2'-6"

2'
-0

"
8'

-0
" 10

'-0
"

9'-0"

100
A.

TEMP. / EGR.

3'-0"

1'
-1

0"
4'

-1
0" 6'

-8
"

101
B.

102
106
118

122
123

EGR.

4'-0"

2'
-0

"

103
C.

TEMP.

104
TEMP.

120
TEMP.

121
TEMP.

3'-0"

2'
-0

"
7'

-6
" 9'

-6
"

105
D.

TEMP. / EGR.

3'-0"

1'
-1

0"
4'

-1
0" 6'

-8
"

3'-0"

6'-0"

107
E.

119

6'-0"

9'
-6

"

108
F.

TEMP.
109
G.

TEMP.

2'-6"

9'
-6

"

110
H.

TEMP.

111
TEMP.

5'-0"

9'
-6

"

112
TEMP.

114
TEMP.

224

113
I.

TEMP. / EGR.

4'-0"

10
'-0

"

4'-0"

16'-0"

4'-0"4'-0" 5'-0"

7'
-0

"

115
J.

TEMP.

116
TEMP.

117
TEMP.

3'-0"

1'
-8

"
4'

-6
" 6'

-2
"

200
K.

201
EGR.

202
203
204
205

4'-0"

1'
-8

"
4'

-6
" 6'

-2
"

3'-0"

1'
-8

"
4'

-6
" 6'

-2
"

3'-0"

6'-0"

206
L.

207
M.

208
209
N.

TEMP.

6'-0"

6'
-6

"

2'-6"

6'
-6

"

210
O.

TEMP.

221

222

5'-0" 1'-0" 16'-0" 1'-0" 5'-0"

9'
-6

"
1'

-0
"

6'
-8

"

1'
-8

"

8'
-2

 1
/2

"
9'

-0
"

11
'-6

 1
/2

"

7'-6" 1'-0" 7'-6"

215
R.

TEMP.
213
R.

TEMP.
214
S.

TEMP.

216
T.

TEMP.
217
T.

TEMP.

5'-0"

6'
-6

"

211
P.

TEMP.

212
TEMP.

218
TEMP.

219
TEMP.

220
TEMP.

223
Q.

TEMP.

1'-6"

1'
-8

"
4'

-6
" 6'

-2
"
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A9.0
5

Scale:  1/2" = 1'-0"

 ROOM  APPLIANCE TYPE  FINISH  REMARKS

APPLIANCE SCHEDULE
NOTE: ALLOWANCE AND INSTALLED BY ALLOWANCE, CONTRACTOR TO INCLUDE BLOCKING / ROUGH-IN AS NEEDED PER SPEC. SHEETS

 MANUF.  MODEL #

KITCHEN (N) RANGE

(N) DISHWASHER
(N) DISPOSAL

T.B.D. T.B.D. T.B.D.T.B.D.

T.B.D. T.B.D. T.B.D., TYPICAL DUAL FUELT.B.D.
T.B.D. T.B.D. T.B.D., MIN. 100 CFM, VENT TO EXTERIOR PER CODET.B.D.

A9.0Scale:   NA

3

(N) VENT HOOD

T.B.D. T.B.D. T.B.D.T.B.D.

2N
D

 F
LR

TBS TBS PAINT (TBS) TBSLOFT/HANG WOOD
TBS TBS PAINT (TBS) TBSWOOD
TBS TBS PAINT (TBS) TBSM. BED WOOD

TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBSHALL STONE
TBS TBS PAINT (TBS) TBSPWD STONE
TBS TBS PAINT (TBS) TBSMUD RM STONE

TBS TBS PAINT (TBS) TBSBATH-1 STONE
WOOD TBS TBS PAINT (TBS) TBS

A NOTE # 1TBDSTD.SEE DETAILSPRIMEDCLADENTRY, SL, TR9'-0" x 10'-0"

101 NOTE # 1TBDSTD.SEE DETAILSMUD RM
102 NOTE # 1TBD

 ROOM FLOORING  REMARKSWALLS

PAINT 

CEILING MILLWORK CROWN PAINT SPECS.
1S

T
 F

LR

ROOM FINISH SCHEDULE

ROOM FINISH SCHEDULE

A9.0Scale:   NA
1

SAFETY GLAZING NOTES (CRC R308.4)
A. ALL SLIDING + SWINGING GLASS DOORS TO HAVE SAFETY GLAZING.
B. GLAZING IN SHOWER/TUB/SAUNA ROOMS LESS THAN 60" ABOVE THE
STANDING SURFACE AND LESS THAN 60" MEASURED HORIZONTIALLY
FROM THE WATER'S EDGE OF A BATHTUB, HOT TUB, SPA, WHIRLPOOL OR
SWIMMING POOL.
C. GLAZING WITHIN A  24" ARC OF A DOOR THAT IS LESS THAN 60" ABOVE
THE FLOOR.
D. GLAZING WHERE THE EXPOSED AREA IS GREATER THAN 9 SQ. FT.,
BOTTOM IS LESS THAN 18" AND AT LEAST 36" ABOVE THE FLOOR, AND
ADJACENT TO WALKING SURFACES.
E. WITHIN 60" OF THE BOTTOM TREAD OF A STAIRWAY AND LESS THAN 36"
ABOVE THE FLOOR
F. GLAZING IN GUARDS & RAILINGS.
G. GLAZING ADJACENT TO STAIRWAYS, LANDINGS, AND RAMPS WITHIN 36"
HORIZONTALLY OF THE WALKING
SURFACE LESS THAN 36"  ABOVE FINISH FLOOR.

 EXTERIOR DOORS & WINDOWS 
LOCATION DOORS

DOOR SIZE
WxH

MATERIALS
CORE EXT. FIN. INT.FIN.

DETAILS

HEAD JAMB TRIMSILL

REMARKSHDWR.

TYPE FIN.

NOTES

TYPE GLASSSYM.

HARDWARE FINISH SPECIFICATION:
ENTRY DOOR  HARDWARE: (BY OWNER) AND INSTALLED BY CONTRACTOR
WINDOW HARDWARE:  WHITE, TYP. (VERIFY W/ OWNER)

1. WOOD/CLAD SIERRA PACIFIC WINDOWS+ DOORS, WITH TRUE S.D.L 3/4"
MUNTIN BARS W/ SPACER BAR BETWEEN THE WINDOW PANES + MUNTIN
BARS ADHERED TO THE INTERIOR + EXTERIOR OF THE WINDOWS.
2. EGRESS PER CODE
3. DOOR BY SIMPSON OR EQUAL, VERIFY DESIGN WITH OWNER &
DESIGNER
4. VERIFY OPENING SIZE W/ CONTRACTOR
5. PRIVACY GLASS, OPTION BY LOCAL ARTISAN
6. DOOR BY SIMPSON FIBERGLASS DOOR OR EQ.
7. OVERHEAD DOOR (SHOP DRAWING REQUIRED, VERIFY SIDE MOUNT
MOTOR IN FIELD
8. TRANSOM ABOVE UNIT TO BE LEADED WINDOW MADE BY LOCAL
ARTISAN.
9. NA
10. NA
11. (*) FIELD MEASURE

 EXT. DOORS & WINDOWS SCHEDULE A9.0Scale:   NA
2

1. NEW MANDATORY U-FACTOR (0.58)  FOR FENESTRATION + SKYLIGHTS
§150.0 (q)
2. REDUCED U-FACTOR (0.30) AND SHGC (0.20) FOR HIGH PERFORMANCE
WINDOWS 2019 CAL ENERGY CODE §150.1 (c)3 A
3. FENESTRATION MAX U-FACTOR 0.30. NO SHGC REQUIREMENT. PER
TABLE 150.1-A & B
4. MAX TOTAL AREA, 20%, NO MAX FOR WEST FACING AREA. PER TABLE
150.1-A & B
5. DOOR MAX U-FACTOR 0.20 PER TABLE 150.1-A & B

CAL. GREEN REQUIREMENTS

CAL GREEN NOTES:
1. PAINTS AND COATINGS WILL COMPLY WITH VOC LIMITS PER CGC §4.504.2.2
2. DOCUMENTATION PROVIDED THAT VERIFIES COMPLIANCE WITH VOC FINISH
MATERIALS. 2019 CGC §4.504.2.4
3. CARPET SYSTEM INSTALLED IN THE BUILDING INTERIOR WILL MEET THE TESTING
AND PRODUCT REQUIREMENTS FOUND IN THE 2019 CALIFORNIA GREEN BUILDING
CODE. 2019 CGC §4.504.3
4. WHERE RESILIENT FLOORING IS INSTALLED, AT LEAST 80% OF THE FLOOR AREA
RECEIVING RESILIENT FLOORING WILL COMPLY WITH THE CALIFORNIA GREEN
BUILDING CODE REQUIREMENTS. 2019 CGC §4.504.4
5. HARDWOOD PLYWOOD, PARTICLEBOARD, AND MEDIUM DENSITY FIBERBOARD
COMPOSITE WOOD PRODUCTS USED ON THE INTERIOR AND EXTERIOR OF THE
BUILDING WILL COMPLY WITH THE LOW FORMALDEHYDE EMISSION STANDARDS.
2019 CGC §4.504.5
6. AEROSOL PAINTS AND COATINGS SHALL MEET THE PRODUCT-WEIGHTED MIR
LIMITS FOR ROC AND OTHER REQUIREMENTS PER CGC 4.504.2.3
7. ADHESIVES, SEALANTS AND CAULKS USED ON THE PROJECT SHALL FOLLOW
LOCAL AND REGIONAL AIR POLLUTION OR AIR QUALITY MANAGEMENT STANDARDS
2019 CGC §4.504.2.1
8. NEW MANDATORY U-FACTOR (0.58)  FOR FENESTRATION + SKYLIGHTS §150.0 (q)
9. REDUCED U-FACTOR (0.30)  FOR HIGH PERFORMANCE WINDOWS 2019 CAL
ENERGY CODE §150.1 (c)3 A
10. MAX. TOTAL AREA, 20%, NO MAX. FOR WEST FACING AREA, TABLE 150.1-A, AND B
11. DOOR MAX. U-FACTOR 0.20, TABLE 150.1-A, AND B

TBS TBS PAINT (TBS) TBSWOOD

1S
T

 F
LR

TBS TBS PAINT (TBS) TBSFLEX/OFFICE
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBSM. BATH STONE

TBS TBS PAINT (TBS) TBSENTRY STONE/WD
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBS
TBS TBS PAINT (TBS) TBS

TBS TBS PAINT (TBS) TBS
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MANAGEMENT SUMMARY 

 

The project consists of the proposed demolition of a cabin in South Lake Tahoe, California. The building 

consists of a two-story cabin located at 747 Lakeview Avenue (APN 026-021-06-100). The building is in 

the Al Tahoe subdivision and is considered a potential historic resource under Criterion C.  

 

Prior to the demolition of the cabin, a resource recovery plan was completed by Summit Envirosolutions, 

Inc. (Summit) per Section 67.7.3.B of the Code of Ordinances of the Tahoe Regional Planning Agency 

(TRPA Governing Board 2015). This consisted of a field survey and inventory of the property to 

document the current condition of the buildings, photodocumentation of the resource to be demolished, 

and the preparation of this report.  
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PROJECT DESCRIPTION 

 

The project consists of the proposed demolition of an existing, privately-owned cabin in the Al Tahoe 

subdivision of South Lake Tahoe, El Dorado County, California. The building is a two-story cabin 

constructed in 1930 in a Resort Rustic style, and is recognized as a potential historic resource under 

National Register of Historic Places (NRHP) Criterion C by the Tahoe Regional Planning Agency (TRPA 

File HIST2022-0940). The property is at 747 Lakeview Avenue (APN 026-021-06-100), located in 

Section 31 of T.13N, R.18E and on the South Lake Tahoe, CA 1992 USGS 7.5-minute topographic 

quadrangle (Figure 1). A garage constructed in 1930 and a pier built in 1954 are also located at the 

property (Figure 2). 

 

As part of compliance with the Code of Ordinations (Section 67.7.3.B) of the TRPA (TRPA Governing 

Board 2015), the property owners contracted Summit Envirosolutions, Inc. (Summit) to complete a 

resource recovery plan. This consisted of a field survey and inventory of the property to document the 

current condition of the buildings, photodocumentation of the resource to be demolished, and the 

preparation of this report.  

 

HISTORIC BACKGROUND 

 

The area of Al Tahoe was first settled by Euroamericans as a waystation for travelers in the late 1850s. 

The Lake Bigler House (or simply Lake House) was built in 1859 by Seneca Dean and William Lapham 

who owned 320 acres. The hotel burned down in 1866 and the land was then sold to Thomas Rowland. A 

couple of years later, Rowland Station (or Rowlands) had several homes, buildings, a new hotel, and a 

dance pavilion and saloon (Scott 1980a:210). After Thomas’ death in 1883, his wife Sophronia Rowland 

continued to operate the station, but mortgaged 400 acres of the property to a rancher. The Rowlands 

townsite was platted in 1896 and included blocks with lots, named streets, and dedicated public spaces. In 

1907, Almerin “Al” R. Sprague took over the property and began marketing the area as “Al Tahoe,” 

which is still referenced today. At least 273 acres were surveyed and the Rowlands town plat was 

amended as Al-Tahoe. The subdivision included 88 blocks with approximately 16 lots each, the lots 

measuring about 50 by 120 feet (Record-Courier 14 February 1908:1). Sprague built a new inn named the 

Al Tahoe or Liberty Hotel that had a “music room, billiard room, reading rooms, ladies’ parlor, and all the 

auxiliaries of a first-class inn” (Sacramento Bee 29 June 1909:12). Other buildings included the Rubican 

Cottage with four suites, a store with a post office and express service, and tents for rent. A pier was 

extended to accommodate steamers. Al Tahoe was advertised mainly toward Sacramento area residents, 

billing itself as an easily accessible summer resort for families due to the lack of liquor sold there 

(Sacramento Bee 8 April 1908:11). Lots could be purchased to build vacation cottages, and as a real 

estate investment where the cottages could be rented for enough money to pay for their wholesale cost 

within four to five years. The Al Tahoe Company offered to build the cottages themselves for the owners 

and provided an on-site, year-round caretaker. By the 1910s, the Al Tahoe Hotel was managed by M. M. 

Kaufman and then D. H. Chambers but was still owned by the Al Tahoe Company. The property was sold 

in 1917 to W. J. Wallace who took over the inn and the town lots.  

 

In 1924, Frank Globin and his wife purchased the inn and possibly all or at least a large portion of the 

subdivision. Globin was a notorious restaurateur from Sacramento. He began advertising the resort as a 

winter vacation destination that included sleighing, skiing, sledding, and ice skating. Globin placed a gate 

across the pier, prompting the summer homeowners of the subdivision to call him the “czar of Al Tahoe” 

for monopolizing the use of the pier (Sacramento Bee 7 August 1928:87). Globin also replaced the 

existing postmaster of 14 years with his wife.  
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Figure 1. Project Location Map 

 

747 Lakeview Avenue 

APN 026-021-011 
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Figure 2. Property Sketch Map 

AGENDA ITEM NO. V. A.



In 1931, the Globins built a two-story “chalet” on the pier that included a dance pavilion and guest 

quarters. A small building boom took place in Al Tahoe in the early 1930s as a number of summer 

cottages and log cabins were constructed (Sacramento Bee 5 July 1933:7). Globin took advantage of the 

nearby route of Highway 50 and constructed a new, year-round hotel, market, and restaurant called 

Globin’s Highway Hotel in 1939. In 1945, Aram Harootunian bought the entire Al Tahoe subdivision 

(Scott 1980b:18). A fire destroyed a portion of Globin’s complex along Highway 50 in 1956, and the old 

Al Tahoe Hotel was eventually abandoned and sold at auction. The inn, pier, and chalet were demolished 

in 1965. 

 

The current address of 747 Lakeview Avenue is located on Lots 9 and 10 of Block 1 of the Al Tahoe 1 

subdivision (Figures 3 through 6). Lots on this block began to sell in 1908 and Lot 9 was purchase by 

Josie L. Knight in 1910 (El Dorado Republican and Weekly Nugget 5 August 1910:6). The present cabin 

was built on the property in 1930 and it is unknown who constructed the building or owned the land at 

that time. At some point the property was owned by sisters Velma H. King and Suzanne Leonard, great 

grandchildren of Peter Lee Hickman. Hickman settled in Sacramento about 1852 and started a family real 

estate business in 1861 named the Hickman-Coleman Company. Peter’s son Frank P. Hickman joined the 

business in 1905; after his death in 1934 a family trust was created for his three grandchildren: Francis 

(Frank), Velma, and Suzanne. Frank’s son Carleton M. (C. M.) Hickman operated a pear farm in Camino, 

California and was the president of the El Dorado County Farm Bureau. The property changed ownership 

in 1968, 1994, 1999, and 2002. These changes may simply be transfers of ownership within the Hickman 

family, with the final transfer being to Velma Hickman King’s son Christopher King. As members of a 

successful real estate company, the Hickmans likely purchased the property as an investment and also for 

family vacations. C. M. Hickman is listed as the owner in 1974. The property was recently sold to the 

Murphy Family Trust in 2022. 

 

 

 
Figure 3. Detail of 1889 Markleeville, CA Topographic Map 

(USGS 1:125,000 scale map) 
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Figure 4. Detail of 1945 Amended Map of Al Tahoe Subdivision 

(Scott 1980b:19; arrow pointing to Lots 9 and 10 of Block 1) 

 

 

 
Figure 5. 1955 El Dorado County Assessor’s Map 

(El Dorado County Assessor’s Office; arrow points to Lots 9 and 10 of Block 1) 
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Figure 6. Detail of 1955 Bijou, CA Topographic Map  

(USGS 1:24,000 scale map; Arrow points to 747 Lakeview Avenue/APN 026-021-011) 

 

 

ARCHITECTURAL CONTEXT 

 

Several types of architectural styles have been identified within the Lake Tahoe Basin. From about 1900 

to 1940, a distinct Lake Tahoe style of architecture, also called “Rustic” or “Resort Rustic” architecture, 

emerged. The local newspaper routinely carried articles about new construction in the 1930s that showed 

an overwhelming preference for this “Tahoe-type architecture” (Tahoe Tattler 1938, 1939, 1940). Similar 

to trends used in National Parks for lodges and buildings, and rustic styles in the Adirondacks in upstate 

New York, the style embraced natural elements that reflected the building’s setting (Caterino and Koval 

1990). The style is defined by a mixture of native wood and stone on the exterior and interior including 

the floors, and at least one stone fireplace (Tweed et al. 1977). Large homes built at Lake Tahoe during 

the turn of the twentieth century embodied this Rustic style. Homes in the Rustic style include the use of 

unpeeled boards, grouped casement windows, and picture windows. The majority of the Lake Tahoe 

examples are characterized as vernacular, being small in scale and defined by the use of relatively 

inexpensive wood trim, such as siding shaped to look like logs, wood and bark shingles, and exposed 

rafters. True log construction is rare, as is the magnificent stonework often present in high-style examples. 

Natural finishes are preferred over paint. Gable, hip, and gambrel roofs tend to be moderate to steeply 

pitched, but can be low pitched on small buildings. Dormers are common. Most Tahoe buildings from this 

period do not exceed one-and-one half stories and basements are rare (Snyder et al. 2006:10). Rustic 

single-family residences were seasonally occupied and were considered second homes. These buildings 

exhibit the economy and practicality of the Rustic style, embracing simple furnishings and décor evoking 

outdoor sports, Native American and Western heritage, and nature (Mires 2016:47). The appropriateness 

and popularity of Rustic architecture was and continues to be recognized at Lake Tahoe.  

 

DOCUMENTATION METHODS 

 

A field visit was conducted on October 20, 2022 by Erika Johnson, M.A., RPA. Ms. Johnson meets the 

Secretary of Interior’s Standards for Archaeology and History. This document was supplemented and 

reviewed by Robert McQueen, M.S., RPA. Mr. McQueen meets the standards for Archaeology, History, 
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and Historical Architecture. An inventory of the 0.32-acre property was conducted. The cabin was 

examined and documented and photographs were taken.  

 

RESULTS 

 

Architectural Description 

 

The cabin sets within a partially wooded lakefront property with minimal formal landscaping (Figure 7). 

The residence was constructed in 1930 and embodies the Tahoe Rustic architecture of vacation cabins 

built during the first half of the twentieth century. The cabin is a two-story building with a simple square 

floor plan, consisting of four units over four units. The cabin measures 32 ft. N/S by 30 ft. E/W and is 

approximately 1,644 ft.2 The building contains a living/dining room, kitchen, utility room, bedroom, and 

half bath on the ground floor and four bedrooms, storage room, and a full bath on the second floor 

(Figures 8 and 9). The building is constructed with wood balloon framing one a concrete slab foundation. 

The roof is a steep pitched front gambrel with shed dormers with exposed rafter tails on the east and west 

sides. The material is green modern crimped sheet metal roofing installed in 1997. The siding is coursed 

wood shingles. The doors are shiplap panels and all have screen doors that are paneled on the lower half 

and screened on the upper half. The cabin has wood framed, one-over-one light single hung sash 

windows, fixed pane windows, and single light hopper windows. Some of the windows on the first floor 

have wooden shutters. All the windows that open have removable exterior screens. The doors and 

windows appear to be original to the structure. The trim, window frames, doors, screen doors, and 

shutters are painted a medium forest green to match the roof. A brick fireplace and chimney are centrally 

located in the building. Except for the modern roof material and some repairs in 1995, the cabin is 

essentially in the same condition as built.  

 

 

 
Figure 7. Overview of Cabin 

(Looking north toward front facade) 
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Figure 8. Floor Plan of First Floor 
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Figure 9. Floor Plan of Second Floor 

 

 

The front façade or south side of the cabin is the primary elevation of the cabin. This elevation faces south 

toward Lakeview Avenue. The windows and entry door are asymmetrically placed (Figure 10). The front 

door is a paneled, shiplap wooden door and screened door under a small traditional style wooden canopy 

supported by simple wood brackets. The canopy has the same modern green roofing material. To the west 

of the door is a one-over-one light single hung sash window. To the east of the door are two grouped, 

square single fixed pane windows with wooden shutters. The second floor has a one-over-one light single 

hung sash window and two grouped one-over-one light single hung windows. The east elevation has four 

symmetrically placed, square single fixed pane windows with shutters on the first floor (Figure 11). The 

second floor has a dormer with four symmetrically placed one-over-one light single hung sash windows, 

two of which are grouped at the center. The north elevation faces Lake Tahoe. This side of the cabin has 

asymmetrically placed two square fixed pane windows with wooden shutters at the east end and two 

paneled, shiplap doors with screened doors on the first floor (Figure 12). The second floor has four one-

over-one light single hung sash windows grouped in twos symmetrically placed on both sides of a wood 

panel door with screen door. The door accesses a small wooden deck. The west elevation has a single 

light hopper window with stippled privacy glass, two one-over-one light single hung sash windows, and a 

five-panel wood door with screen door asymmetrically placed on the first floor (Figure 13). The second 

floor has a dormer with one one-over-one light single hung sash window, a single light hopper window 

with stippled privacy glass, and a four light fixed pane window with stippled privacy glass. 
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Figure 10. Southeast Corner of Cabin 

(Looking northwest) 

 

 

 
Figure 11. East Elevation of Cabin 

(Looking west) 
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Figure 12. North Elevation of Cabin 

(Looking south) 

 

 

 
Figure 13. Southwest Corner of Cabin 

(Looking northeast) 
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The interior of the cabin has had minimal modern upgrades. The first floor has a large dining and living 

room area with exposed framing and ceiling beams (Figure 14). This room has a large brick fireplace 

centrally located within the cabin. The first floor also has a kitchen, a small half bath, a utility room with 

a sink and a closet, and a small room used as a bedroom. Stairs to the second floor have a wrought iron 

banister. The second story has four bedrooms with closets, a full bathroom with walk in shower, a storage 

room, a linen cabinet, and an exposed brick chimney.  

 

Large wooden decks are located at the front and rear of the cabin. The rear deck has been extended, 

indicated by a change in the direction of the decking (Figure 15). Wooden stairs lead down a steep slope 

from this extension to a wooden walkway and a pier. The pier was constructed in 1954 and is 

approximately 6 ft. wide and 60 ft. long (Figure 16). The pier has metal pilings and girders, a catwalk on 

the east side, and new wood decking. A concrete walkway connects the cabin to a three-bay, six-car 

garage at Lakeview Avenue (Figure 17). The large, one-and-one-half story garage was built in 1930 

according to the county assessor and is shared with the adjoining property to the west (one-third is located 

at 741 Lakeview Avenue and two-thirds are at 747 Lakeview Avenue). The garage measures 25 ft. N/S by 

70 ft. E/W (Figure 18). The structure has coursed, wood shingles for siding and has a moderately-pitched 

side gable roof with exposed rafter tails and modern green sheet metal roofing. The structure has three 

modern two-car garage doors on the south elevation. The east elevation has one two-over-three light fixed 

window and a shiplap paneled door on the ground floor, and one two-over-two light fixed window 

symmetrically placed on the second half story. The north elevation has a small rectangular single light 

fixed window near the northeast corner. The west elevation is similar to the east elevation except it lacks 

the second story window. The three garage doors and door and window on the 741 Lakeview Avenue 

portion are painted brown, and the windows and door on the 747 Lakeview Avenue portion are painted 

medium forest green to match the paint on the cabin’s trim.  

 

Eligibility 

 

The cabin and garage appear eligible under Criterion C of the NRHP and Criterion 3 of the California 

Register of Historical Resources (CRHR). The buildings were constructed in 1930 in a Resort Rustic style 

and retain their integrity of design, materials, workmanship, setting, feeling, and location. The cabin and 

garage are situated in the Al Tahoe subdivision of South Lake Tahoe but are not directly associated with 

an important event within the neighborhood or region. It is unknown who designed or built the cabin and 

garage. Although the property was owned by the Hickman family, the cabin was not a primary residence 

and is not associated with an important aspect of any of their lives. The cabin and garage are unlikely to 

yield additional important information about the history of the property or area. Therefore, the buildings 

fail to meet Criteria A, B, and D of the NRHP and Criteria 1, 2, and 4 of the CRHR. 

 

The pier was constructed in 1954, but has been maintained and repaired over the years. The original wood 

pilings have been replaced with steel ones and the entire upper structure and decking appear modern. The 

pier post-dates the construction of the cabin and garage and does not appear eligible for the NRHP or 

CRHR under any criteria. The pier is not directly related to a specific important event or person in the 

history of the property or area; it is a common form with replacement materials and is not built in a 

distinctive architectural style; and it does not have the potential to contribute additional important 

information about the history of the property.  
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Figure 14. Fireplace in Living/Dining Room 

(Looking northwest) 

 

 

 
Figure 15. Back Deck 

(Looking east) 
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Figure 16. Overview of Pier 

(Looking north) 

 

 

 
Figure 17. Overview of Garage 

(Looking northwest) 
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Figure 18. Floor Plan of Garage 

 

 

QUALIFICATIONS 
 

Erika Johnson is Summit’s Cultural Resources Program Manager in the Reno office. Ms. Johnson 

received an M.A. in Anthropology with a concentration in Historical Archaeology in 2000 from the 

University of Idaho, and a B.A. in Anthropology in 1991 from San Francisco State University. She has 

been professionally employed in archaeology since 1993 and has experience working for private cultural 

resource management firms, as well as the U.S. Forest Service, the Nez Perce Tribe, and the northern 

repository for the Idaho SHPO. Ms. Johnson has served as principal investigator and project manager on 

several inventory and data recovery projects, and has written data recovery and inventory reports for 

projects throughout Nevada, Idaho, Utah, and California.  

 

Robert McQueen is Summit’s Principal Investigator. Mr. McQueen received an M.S. in Industrial 

Archaeology in 1995 from Michigan Technical University, and a B.S. in Anthropology in 1992 from 

Michigan State University. His graduate work emphasized the built environment – the sites, structures, 

and landscapes built for and shaped by industry, specifically architectural history of the myriad forms of 

workers’ housing and numerous abandoned mines and mills. He has completed training using 

HABS/HAER documentation to study architectural history and documenting architectural resources. He 

has substantial experience in historic, architectural, and archaeological research projects, including 

preparing inventory reports, testing plans, historic properties treatment plans, and data recovery reports 

for projects in California, Nevada, Utah, and the Midwest. He has authored and contributed to hundreds 

of CRM reports, has designed public interpretation products, and has published his research.  
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*P2. Location:    Unrestricted   

 *a.  County  El Dorado       

 *b. USGS 7.5' Quad  South Lake Tahoe, Calif.  Date  1992  T 13N; R 18E; NW ¼ of SW ¼ of Sec  32 ; M.D. B.M. 

c.  Address  747 Lakeview Avenue  City  South Lake Tahoe  Zip  96150  

d.  UTM:  Zone 11S, 240984 mE/  4314774 mN 

 e. Other Locational Data: APN 026-021-011   

 

*P3a. Description: This is a cabin, garage, and pier in the Al Tahoe subdivision of South Lake Tahoe, California. The 

cabin and garage were constructed in 1930 and embody Tahoe Rustic Resort architecture. The pier was built in 1954. The 

two-story cabin measures 32 ft. N/S by 30 ft. E/W and is approximately 1,644 ft.2 The building contains a living/dining 

room, kitchen, utility room, bedroom, and half bath on the first/ground floor and four bedrooms, storage room, and a full 

bath on the second floor. The building is constructed with wood balloon framing one a concrete slab foundation. The roof 

is a steep pitched front gambrel with shed dormers with exposed rafter tails on the east and west sides. The material is 

green modern crimped sheet metal roofing installed in 1997. The siding is coursed wood shingles. The doors are shiplap 

panels and all have screen doors. The cabin has wood framed, one-over-one light single hung sash windows, fixed pane 

windows, and single light hopper windows. Some of the windows on the first floor have wooden shutters. The doors and 

windows appear to be original to the structure. The trim, window frames, doors, screen doors, and shutters are painted a 

medium forest green to match the roof. (See Continuation Sheet). 

 

*P3b. Resource Attributes:  Single 

Family Property HP2; Garage HP4; 

Pier HP39  

*P4. Resources Present:  Buildings 

P5b. Photograph: File 120204, 

overview of cabin, looking northwest 

*P6. Date Constructed/Age and 

Source:  Historic  

1930 (El Dorado County Assessor) 

 

*P7. Owner and Address: 

Murphy Family Trust 

747 Lakeview Avenue  

South Lake Tahoe, CA 96150 

 

*P8. Recorded by: Erika Johnson 

Summit Envirosolutions, Inc. 

9533 Gateway Drive 

Reno, NV 89521 
 

*P9. Date Recorded: October 20, 

2022 
 

*P10. Survey Type: Intensive 

*P11.  Report Citation:  

Resource Recovery Plan for 747 Lakeview Avenue, South Lake Tahoe, El Dorado County, California 

Erika Johnson and Robert McQueen, Summit Envirosolutions, Inc., Reno, 2023. 
 

*Attachments: Building, Structure, and Object Record Continuation Sheet  Location Map  Sketch Map   

P5a.  Photograph or Drawing (Photograph required for buildings, structures, and 

objects.) 
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B1. Historic Name: Unknown 

B2. Common Name: None 

B3. Original Use: Residence B4.  Present Use:  Residence 

*B5. Architectural Style: Tahoe Resort Rustic 

*B6.  Construction History:  The cabin was built in 1930. It is unknown who designed or constructed it. Repairs were made 

in 1995 and a new roof was installed in 1997. 

 

The current address of 747 Lakeview Avenue is located on Lots 9 and 10 of Block 1 of the Al Tahoe 1 subdivision. 

Lots on this block began to sell in 1908 and Lot 9 was purchase by Josie L. Knight in 1910. The present cabin was 

built on the property in 1930 and it is unknown who constructed the building or owned the land at that time. At 

some point the property was owned by sisters Velma H. King and Suzanne Leonard, great grandchildren of Peter 

Lee Hickman. Hickman settled in Sacramento about 1852 and started a family real estate business in 1861 named 

the Hickman-Coleman Company. Peter’s son Frank P. Hickman joined the business in 1905; after his death in 1934 a 

family trust was created for his three grandchildren: Francis (Frank), Velma, and Suzanne. Frank’s son Carleton M. 

(C. M.) Hickman operated a pear farm in Camino, California and was the president of the El Dorado County Farm 

Bureau. The property changed ownership in 1968, 1994, 1999, and 2002. These changes may simply be transfers of 

ownership within the Hickman family, with the final transfer being to Velma Hickman King’s son Christopher King. 

As members of a successful real estate company, the Hickmans likely purchased the property as an investment and 

also for family vacations. C. M. Hickman is listed as the owner in 1974. The property was recently sold to the 

Murphy Family Trust in 2022. 

 

*B7. Moved?   No   Yes   Unknown   Date:  N/A   Original Location:  N/A 

*B8.  Related Features:  Garage HP4 constructed in 1930; Pier HP39 constructed in 1954 

B9a.  Architect:  Unknown b. Builder:  Unknown 

 

*B10. Significance:  Theme  Recreation and Tourism; Community Development   Area  South Lake Tahoe  

 Period of Significance  1930  Property Type  Single family cabin with detached garage and pier     

 Applicable Criteria  The cabin and garage appear eligible under Criterion C of the NRHP and Criterion 3 of the 

California Register of Historical Resources (CRHR). The buildings were constructed in 1930 in a Resort Rustic style 

and retain their integrity of design, materials, workmanship, setting, feeling, and location. The cabin and garage 

are situated in the Al Tahoe subdivision of South Lake Tahoe but are not directly associated with an important 

event within the neighborhood or region. It is unknown who designed or built the cabin and garage. Although the 

property was owned by the Hickman family, the cabin was not a primary residence and is not associated with an 

important aspect of any of their lives. The cabin and garage are unlikely to yield additional important information 

about the history of the property or area. Therefore, the 

buildings fail to meet Criteria A, B, and D of the NRHP and 

Criteria 1, 2, and 4 of the CRHR. (See Continuation Sheet). 

 

B11. Additional Resource Attributes:  N/A 
 

*B12. References:  None 

B13. Remarks:  N/A 

*B14. Evaluator: Robert McQueen, M.S.  

*Date of Evaluation: Feb. 15, 2023 
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P3a: Description: A brick fireplace and chimney are centrally located in the building. The front façade or south 

side of the cabin is the primary elevation of the cabin. This elevation faces south toward Lakeview Avenue. 

The windows and door are asymmetrically placed. The front door is a paneled, shiplap wooden door and 

screened door under a small traditional style wooden canopy supported by simple wood brackets. The 

canopy has the same modern green roofing material. To the west of the door is a one-over-one light single 

hung sash window. To the east of the door are two grouped, square single fixed pane windows with wooden 

shutters. The second floor has a one-over-one light single hung sash window and two grouped one-over-one 

light single hung windows. The east elevation has four symmetrically placed, square single fixed pane 

windows with shutters on the first floor. The second floor has a dormer with four symmetrically placed one-

over-one light single hung sash windows, two of which are grouped at the center. The north elevation faces 

Lake Tahoe. This side of the cabin has asymmetrically placed two square fixed pane windows with wooden 

shutters at the east end and two paneled, shiplap doors with screened doors on the first floor. The second 

floor has four one-over-one light single hung sash windows grouped in twos symmetrically placed on both 

sides of a wood panel door with screen door. The door accesses a small wooden deck. The west elevation has 

a single light hopper window with stippled privacy glass, two one-over-one light single hung sash windows, 

and a five-panel wood door with screen door asymmetrically placed on the first floor. The second floor has a 

dormer with one one-over-one light single hung sash window, a single light hopper window with stippled 

privacy glass, and a four light fixed pane window with stippled privacy glass. 

 

The interior of the cabin has had minimal modern upgrades. The first floor has a large dining and living room 

area with exposed framing and ceiling beams. This room has a large brick fireplace centrally located within 

the cabin. The first floor also has a kitchen, a small half bath, a utility room with a sink and a closet, and a 

small room used as a bedroom. Stairs to the second floor have a wrought iron banister. The second story has 

four bedrooms with closets, a full bathroom with walk in shower, a storage room, a linen cabinet, and an 

exposed brick chimney.  

 

Large wooden decks are located at the front and rear of the cabin. The rear deck has been extended, indicated 

by a change in the direction of the decking. Wooden stairs lead down a steep slope from this extension to a 

wooden walkway and a pier. The pier was constructed in 1954 and is approximately 6 ft. wide and 60 ft. long. 

The pier has metal pilings and girders, a catwalk on the east side, and new wood decking. A concrete 

walkway connects the cabin to a three-bay, six-car garage at Lakeview Avenue. The one-and-one-half story 

garage was built in 1930 and is shared with the adjoining property to the west (one-third is located at 741 

Lakeview Avenue and two-thirds are at 747 Lakeview Avenue). The garage measures 25 ft. N/S by 70 ft. E/W. 

The structure has coursed, wood shingles for siding and has a moderately-pitched side gable roof with 

exposed rafter tails and modern green sheet metal roofing. The structure has three modern two-car garage 

doors on the south elevation. The east elevation has one two-over-three light fixed window and a shiplap 

paneled door on the ground floor, and one two-over-two light fixed window symmetrically placed on the 

second half story. The north elevation has a small rectangular single light fixed window near the northeast 

corner. The west elevation is similar to the east elevation except it lacks the second story window. The three 

garage doors and door and window on the 741 Lakeview Avenue portion are painted brown, and the 

windows and door on the 747 Lakeview Avenue portion are painted medium forest green to match the paint 

on the cabin’s trim.  
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P5. Photographs 

 

 
Overview of East Elevation (looking west). Photograph 120237, E. Johnson, October 20, 2022 

 

 
Overview of North Elevation (looking south). Photograph 120357, E. Johnson, October 20, 2022 
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P5. Photographs 

 

 
Overview of West Elevation (looking northeast). Photograph 120534, E. Johnson, October 20, 2022 

 

 
Overview of Southwest Corner (looking northeast). Photograph 120558, E. Johnson, October 20, 2022 
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P5. Photographs 

 

 
Overview of Garage (looking northwest). Photograph 120819, E. Johnson, October 20, 2002 

 

 
Overview of Pier (looking north). Photograph 103542, E. Johnson, October 20, 2022 
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B10. Significance:  The pier was constructed in 1954, but has been maintained and repaired over the years. 

The original wood pilings have been replaced with steel ones and the entire upper structure and decking 

appear modern. The pier post-dates the construction of the cabin and garage and does not appear eligible for 

the NRHP or CRHR under any criteria. The pier is not directly related to a known important event or person in 

the history of the property or area, is built in a usual and not distinct architectural style, and does not have the 

potential to contribute additional important information about the history of the property. 
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747 Lakeview Avenue 
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*Drawn by:  E. Johnson   *Date of map: Oct. 2022                       
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*Drawn by:  E. Johnson   *Date of map: Oct. 2022                       
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Resource Recovery Plan for 747 Lakeview Avenue, South Lake Tahoe, CA      TRPA File HIST2022-0940 

 

Photo: 120135 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: South façade of cabin 

Facing: North 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 120204 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Southeast corner of 

cabin 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 120237 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: East façade of cabin 

Facing: West 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 120255 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Northeast corner of 

cabin 

Facing: Southwest 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 120357 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: North façade of cabin 

Facing: South 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 120443 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Northwest corner of 

cabin 

Facing: Southeast 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 120534 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: East facade of cabin 

Facing: Northeast 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 120558 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Southwest corner of 

cabin 

Facing: Northeast 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133557 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Living/dining area of 

1st floor 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 133739 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Detail of fireplace on 

1st floor 

Facing: West 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133606 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Living/dining area on 

1st floor 

Facing: Northeast 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 133617 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Living/dining area on 

1st floor 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133748 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Detail of ceiling of 

living/dining area 

Facing: North 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 133634 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Kitchen, back door on 

1st floor 

Facing: North 

Date: Oct. 20, 2022 

Photographer: Johnson 

AGENDA ITEM NO. V. A.



 

 

Photo: 120135 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Kitchen on 1st floor 

Facing: South 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 133707 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bedroom 1 on 1st floor 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133825 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bedroom 2 on 2nd floor 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 133831 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bedroom 3 on 2nd floor 

Facing: East 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133837 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bedroom 4 on 2nd floor 

Facing: Southeast 

Date: Oct. 20, 2022 

Photographer: Johnson  

Photo: 133902 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bedroom 5 on 2nd floor 

Facing: East 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 133917 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Storage area on 2nd 

floor 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 133811 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Bathroom on 2nd floor 

Facing: West 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 103439 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Overview of property 

from Lake Tahoe 

Facing: South 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 103542 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Overview of pier 

Facing: North 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 120819 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Southeast corner of 

garage 

Facing: Northwest 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 121018 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: East façade of garage 

Facing: West 

Date: Oct. 20, 2022 

Photographer: Johnson 

 

Photo: 120954 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: Northeast corner of 

garage 

Facing: Southwest 

Date: Oct. 20, 2022 

Photographer: Johnson 
 

Photo: 120135 

747 Lakeview Avenue 

South Lake Tahoe, El Dorado 

County, California 

Description: West façade of garage 

at 741 Lakeview Avenue 

Facing: East 

Date: Oct. 20, 2022 

Photographer: Johnson 
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Attachment F 
Initial Environmental Checklist 
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