Permit vs. Plan Check

What Is Really Going On Behind Your Project

| The 2026 Homeowner 's Dossier
on Pre-Construction Timelines
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PLAM REVIEW

The Pre-Construction

CITY COMMENT RESPONSE

Bottleneck

| STRUCTURAL ENGINEERING REVIEW I ——

ELMALAEEROVA
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According to a 2026 National Association

of Home Builders (NAHB) survey, permitting
0 and plan review delays are responsible for
up to 25 percent of timeline overruns on
0 e major kitchen and bath projects.

| COMMENT RESPONSE

PLAY REVJEW
ZONING CHECK

@ Understanding the opaque mechanics
behind this process is not just about
patience—it is the ultimate financial
strategy for a successful build.

STRUCTURAL ENGIMNEERING REVIEW

FINAL APPROVAL
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It's Not a Transaction. It's a Flight Check

Reality
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The Myth

'S

and

fill out a form, pay a fee
receive a piece of paper.

I

Treating the permit like a driver
license—assuming you just
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The Crucial Distinction

Plan Check
(The Game)

Building Permit
(The Trophy)

The detailed, iterative review of architectural
drawings by city engineers to ensure strict
code compliance.

This is where the time, money, and frustration
actually live. It is a grueling, multi-stage test.

The official legal document granting
permission to start construction.

Issued ONLY after the plans pass the check.
It is simply the final piece of paper proving
you won the game.
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The 2026 Pressure Cooker
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Sustained Demand

The post-2024 interest rate
environment means homeo-
wners are improving rather
than moving. The renovation
market remains hyper-active,
keeping city desks flooded.

|

System Complexity

Inflation Reduction Act (IRA)
tax credits are driving a
massive wave of complex

| electrical and HVAC upgrades,

=

requiring intense review
against new energy codes.

1|

|

Staffing Bottlenecks

Plan examiners are highly
specialized. Rising wages and
a tight labor market for
construction inspectors leave
municipalities severely
understaffed.

Financial Impact: Regulatory hurdles currently add an average of $90,000+ to the cost of a
new home (HUD)—a systemic cost burden that heavily trickles down into remodel timelines.
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The National Timeline Reality

4 to 12 Weeks

total added to pre-construction for major kitchen/bath projects.
(Scales up to 6 months for larger additions or ADUSs).
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Variables: Major code
changes can instantly add
20-30% to review time.
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Initial Submittal to First Comments
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Revisions & Resubmittal

3-4 weeks per round e
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; 1-3 rounds total : j

Average Revision Rounds
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Strategic Buffer: Hold a
10-15% overall contingency
for homes over 30 years
old, factoring in these
timeline delays before

cabinets can be installed.
_
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Normalizing the Corrections Loop

= ] =

1. Initial Submission
Full drawing set delivered
to the city.

2. City Review

)  Examiner checks against structural,
—  electrical, and energy codes.

¥

R . & 4 ArchitectRevisions ||
= - (=) .
[ 3 The Corrections Letter & /5 Design professional modifies
ol e — Cr_umal note: This is NOT a rejection. @ drawings to address every
o— | [Itisastandard list of missing numbered point. _
5 details or code adjustments. —

5 §
5. Resubmittal
g Package re-enters the queue.

Expect at least one complete cycle of corrections for any complex project.
It is a built-in feature of the system, not a bug.
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Classifying Your Project
| e

Evaluation Criteria | Over-the-Counter (OTC) Formal Plan Check

Simple, like-for-like swaps (water | Moving walls, adding bathrooms,
Scope Profiles heater, re-roofing, identical building additions, or reconfiguring
window swaps). layouts.

X Extensive (requires

Structural Changes None. architectursl drawings). |
TR X Rerouting core plumbing,
System Impact Minimal to none. electrical, or mechanical networks.

Same-day turnaround at the Weeks to months of iterative

Speed Expectation building department. review.
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The Threshold of Compliance

|s it strictly cabinetry
and a countertop?

‘ YES

Scenario: Adding a new kitchen

island. Does it require a permit?
|

Does it contain a prep sink

(plumbing), outlets (electrical),

or a cooktop (gas line)?

Treat it like furniture.
NO PERMIT REQUIRED.

‘ YES

You have crossed the '

system threshold.
PERMIT REQUIRED.
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The Chain Reaction of Early Demolition

Rule Zero: Never start demolition before the physical
permit is officially issued and posted at the job site.

« The Stop-Work Order ¢ Punitive Fines + Retroactive Scrutiny Mandatory Tear-Out

An inspector flags the site; the Penalties are often assessed The project is forced into a Expensive retroactive
project freezes immediately. at double the original permit fee. harsher, heavily scrutinized engineering and forced
retroactive review queue. rebuilding of unpermitted demo.
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Permitting is Not a DIY Sport

City Codes & o The Quarterback o The Homeowner
Bureaucracy (Design Professional)
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Speaks the technical language of
municipal code and has working
relationships with local examiners.

Your architect, designer, or design-build firm acts as a firewall. Their precision on the front
end is the only way to prevent endless, expensive revision loops on the back end.
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The 3-Question Pro Playbook

1. Submittal
Management

Ask: Who creates the docs
and manages the city
submittal?

Green Flag Response: "Our
in-house draftsperson, Maria,
prepares the drawing sets. She

has 10 years of experience with
the city’s online portal and
communicates directly with the
examiner."

2. Hurdle
Forecasting

Ask: What is the estimated
timeline and what are the
specific hurdles?

Green Flag Response: “First
review is tracking at 8 weeks.
Because we are moving a gas
line, we need a separate
mechanical drawing. Budget
3-4 months total before
groundbreaking.”

3. Proof of
Competency

Ask: Can you show me a
recently permitted drawing
set?

Green Flag Response:
Provides a dense, heavily
detailed PDF showing structural

calculations for elements like
load-bearing beams, not just
pretty floor plans.”
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The Meta-Pattern

The Design Shift: After reviewing hundreds of projects, the data is clear: the
minimalist era is over. Moving walls for better flow, adding waterfall quartzite
peninsulas, and installing massive windows all require deep structural engineering.

The Core Insight: Projects succeed when
homeowners fundamentally change their
mindset. Stop viewing the permitting process
as an adversarial bureaucratic tax.

The Resolution: View it as a collaborative quality-control step. Your plan
examiner is your partner in safety and durability. Embrace the process, hire a
pro who speaks the code, and build the time into your schedule from day one.
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