
 
 
   
 
 
 

      
 

 NORTH MIAMI BOARD OF ADJUSTMENT MEETING AGENDA                              
VIRTUAL MEETING 

Wednesday, October 21, 2020, 2:00 PM 
Meeting access link: https://www.gotomeet.me/NOMICPD/boa10212020 

Dial in: (571) 317-3122    Access Code: 461-905-661 
 

I. ASSEMBLY AND ORGANIZATION: 
 

  A.     Call to Order 
  B. Pledge of Allegiance 
  C. Roll Call of Board Members 
  D. Announcement to Audience of the Public Hearing Process 

QUASI-JUDICIAL ITEMS: THESE ITEMS MAY EITHER BE APPROVED, DENIED, 
OR APPROVED WITH CONDITIONS. 

 
PUBLIC HEARINGS: PLEASE BE ADVISED THAT THE FOLLOWING ITEMS ON 
THE AGENDA ARE QUASI-JUDICIAL IN NATURE. THE APPLICANT OR DULY 
AUTHORIZED AGENT FOR THE APPLICANT MUST BE PRESENT. IF NO 
REPRESENTATIVE IS PRESENT, THE APPLICATION WILL BE TABLED TO THE 
NEXT BOARD OF ADJUSTMENT MEETING. WHEN THE PETITION IS 
ANNOUNCED, THE APPLICANT OR HIS/HER AGENT SHALL STATE HIS/HER 
NAME AND ADDRESS FOR THE RECORD. 
 
ANY INTERESTED PARTY WISHING TO SPEAK ON ANY ITEM MAY PROVIDE 
ORAL OR WRITTEN COMMENTS ON THE MATTER. PLEASE NOTE THAT YOU 
WILL JOIN THE MEETING IN LISTEN-ONLY MODE, IF YOU HAVE COMMENTS 
YOU CAN TYPE YOUR COMMENT AS A QUESTION DURING THE MEETING, OR 
RAISE YOUR HAND IN THE APPLICATION TO BE ALLOWED TO SPEAK. EACH 
PARTY SHALL STATE HIS/HER NAME AND ADDRESS FOR THE RECORD, AND 
SHALL ADDRESS HIS/HER COMMENTS TO THE BOARD. EACH PARTY SHALL 
SPEAK FOR NOT MORE THAN 3 (THREE) MINUTES IN ORDER TO PROVIDE FOR 
ORDER AND TIME FOR OTHER INTERESTED PARTIES TO ADDRESS THEIR 
CONCERNS/COMMENTS TO THE BOARD.  

 
E.     Quasi-Judicial Oath  
F.        Amendments to the Agenda  

II.  APPROVAL OF MINUTES:   January 15th, 2020 

III.  COMMUNICATIONS: BOARD MEMBER ROSTER UPDATE   

IV.  CONTINUED PETITIONS: NONE 

https://www.gotomeet.me/NOMICPD/boa10212020


V.   NEW PETITIONS: 
 
V-02-20 VARIANCE TO ALLOW AN ADA RAMP WITHIN THE REQUIRED FRONT 

SETBACK OF 20 FEET FOR M-1 INDUSTRIAL DISTRICT - 1840 NE 144 STREET 
 
A VARIANCE TO ARTICLE 4, DIVISION 2, SECTION 4-203 OF CHAPTER 29 OF THE CITY OF 
NORTH MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT REGULATIONS (“LDRS”) TO 
ALLOW AN AMERICANS WITH DISABILITIES ACT (ADA) RAMP TO ENCROACH 
APPROXIMATELY THIRTEEEN (13) FEET WITHIN THE REQUIRED FRONT YARD SETBACK 
OF TWENTY (20) FEET AT THE PROPERTY LOCATED AT 1840 NE 144 STREET WITHIN THE 
M-1 INDUSTRIAL DISTRICT; SAID VARIANCE IS TO BE REVIEWED UNDER THE CRITERIA 
SET FORTH IN ARTICLE 3, DIVISION 6, SECTION 3-606 OF THE LDRS. 
 
V-03-20 SPECIAL EXCEPTION TO ALLOW A CHILD CARE CENTER (6+) WITHIN A C-1 

COMMERCIAL DISTRICT - 13381 MEMORIAL HIGHWAY 
 
A SPECIAL EXCEPTION USE PURSUANT TO ARTICLE 4, DIVISION 2, SECTION 4-202 OF THE 
LAND DEVELOPMENT REGULATIONS (LDRs) TO ALLOW A PROPOSED CHILD CARE 
CENTER (6+) AT THE PROPERTY LOCATED AT 13381 MEMORIAL HIGHWAY IN THE C-1 
COMMERCIAL DISTRICT; SAID SPECIAL EXCEPTION TO BE REVIEWED UNDER THE 
CRITERIA SET FORTH IN ARTICLE 3, DIVISION 5, SECTION 3-504 OF THE LDRS. 
 
V-04-20 SPECIAL EXCEPTION TO ALLOW A PRIVATE SCHOOL WITHIN A R-2 SINGLE-

FAMILY DISTRICT - 12128 NW 2 AVENUE 
 
A SPECIAL EXCEPTION USE PURSUANT TO ARTICLE 4, DIVISION 2, SECTION 4-202 OF 
CHAPTER 29 OF THE CITY OF NORTH MIAMI CODE OF ORDINANCES, LAND 
DEVELOPMENT REGULATIONS (“LDRS”) TO ALLOW A PROPOSED EDUCATIONAL-
PRIVATE SCHOOL AT THE PROPERTY LOCATED AT 12128 NW 2 AVENUE WITHIN THE R-2 
SINGLE-FAMILY DISTRICT; SAID SPECIAL EXCEPTION IS TO BE REVIEWED UNDER THE 
CRITERIA SET FORTH IN ARTICLE 3, DIVISION 5, SECTION 3-504 OF THE LDRS. 
 
V-05-20 VARIANCE TO ALLOW TWO-STORY SINGLE-FAMILY RESIDENCE WITHIN 

THE REQUIRED SECONDARY FRONTAGE (SIDE STREET) SETBACK OF A 
CORNER LOT - 2233 KEYSTONE BOULEVARD 

 
A VARIANCE TO ARTICLE 4, DIVISION 2, SECTION 4-203 OF CHAPTER 29 OF THE CITY OF 
NORTH MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT REGULATIONS (“LDRS”) TO 
ALLOW A NEW TWO-STORY SINGLE-FAMILY RESIDENCE TO ENCROACH 
APPROXIMATELY SEVEN AND ONE-HALF (7.5) FEET WITHIN THE FIFTEEN (15) FEET 
REQUIRED SECONDARY FRONTAGE (SIDE STREET) SETBACK OF A CORNER LOT AT THE 
PROPERTY LOCATED AT 2233 KEYSTONE BOULEVARD WITHIN THE R-1 RESIDENTIAL 
ESTATE DISTRICT; SAID VARIANCE IS TO BE REVIEWED UNDER THE CRITERIA SET 
FORTH IN ARTICLE 3, DIVISION 6, SECTION 3-606 OF THE LDRS. 
 
VI.   OLD BUSINESS: NONE 
  
VII.        NEW BUSINESS: NONE 
 
VIII. ADJOURNMENT:  



 
Members of the public are invited to attend the virtual Public Hearing and provide oral or written comments 
on any item. Comments which must include your full name and address, may be provided in advance of the 
hearing via telephone at 305-895-9803, or by sending an email to publiccomment@northmiamifl.gov. 
Comments received by 10 a.m., October 21, 2020, will be read into the record during the hearing. Comments 
received after the deadline will become part of the record, but will not be read during the hearing. 
 
NOTICE: No stenographic record by a certified court reporter will be made of the foregoing meeting. 
Accordingly, any person wishing to appeal the recommendations of the Board of Adjustment will need a verbatim 
record of the meeting's proceedings, which record includes the testimony and evidence upon, which the appeal is 
to be based (Chapter 286.0105 F.S.). 
 
IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT OF 1990, PERSONS 
NEEDING SPECIAL ACCOMMODATION TO PARTICIPATE IN THIS PROCEEDING SHOULD 
CONTACT THE ZONING DEPARTMENT NO LATER THAN FOUR (4) DAYS PRIOR TO THE 
PROCEEDING. TELEPHONE (305) 893-6511, EXT. 19012 FOR ASSISTANCE. IF HEARING 
IMPAIRED, TELEPHONE OUR TDD LINE AT (305) 893-7936 FOR ASSISTANCE.  
 



MINUTES 
NORTH MIAMI BOARD OF ADJUSTMENT 

6:30 P.M. 
WEDNESDAY, JANUARY 15, 2019 

COUNCIL CHAMBERS 
 
 
The meeting was called to order at 6:36p.m.  After the pledge of allegiance, a roll call of the 
members was taken. 
 
 

 Name Present Excused Absent 

1. Roseline Philippe 
Chair 

X   
2. Michael McDearmaid 

Vice Chair X   
3. Holly Cohen X   
4. Cassandra Arnold X   
5. Lumana Joseph X   

 
 
Staff was represented by: 
 

Derrick Cook, MBA, Zoning Manager 
Lorna Louis-Pierre, Senior Planning Technician 
Gary Held, Consulting Land Use Attorney 
Jennifer Warren, Deputy City Attorney 
 

I. Assembly and Organization:  None 
 

II. Amendments to the Agenda: None  
 
III. Approval of Minutes:   

 
A motion to approve the minutes from the meeting on June 19, 2019 was made by Vice 
Chair McDearmaid, seconded by Board member Arnold. The minutes were unanimously 
approved.   

 
IV. Communications:    

 
Vice Chair McDearmaid advised the board that he was contacted by neighboring residents 
in opposition of  petition V-01-20. 

 
V.      Continued Petitions:  None 
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VI. New Petitions: 
 
V-01-20 REFLEXIONS FUNERAL HOME - 13455 WEST DIXIE HIGHWAY 
  
SPECIAL EXCEPTION USE PURSUANT TO ARTICLE 4, DIVISION 2, SECTION 4-202 
OF THE LAND DEVELOPMENT REGULATIONS (LDRS) TO ALLOW A PROPOSED 
FUNERAL HOME AT THE PROPERTY LOCATED AT 13455 WEST DIXIE HIGHWAY 
IN THE C-1 DISTRICT; SAID SPECIAL EXCEPTION TO BE REVIEWED UNDER THE 
CRITERIA SET FORTH IN ARTICLE 3, DIVISION 5, SECTION 3-504 OF THE LDRS. 
 
A VARIANCE TO ARTICLE 4, DIVISION 2, SECTION 4-203 OF CHAPTER 29 OF 
THE CITY OF NORTH MIAMI CODE OF ORDINANCES, LAND DEVELOPMENT 
REGULATIONS (“LDRS”) TO ALLOW DEVIATION OF THE REQUIRED PARKING 
SPACE SETBACK FROM THE EDGE OF THE CURB ON THE PROPERTY 
LOCATED AT 13455 WEST DIXIE HIGHWAY IN THE C-1 DISTRICT; SAID 
VARIANCE IS TO BE REVIEWED UNDER THE CRITERIA SET FORTH IN 
ARTICLE 3, DIVISION 6, SECTION 3-606 OF THE LDRS. 
 
Zoning Manager, Mr. Derrick Cook, introduced the new Board Secretary, Lorna Louis-Pierre. 
Mr. Cook provided an update regarding the petition for a variance advising that it would not be 
needed for this non-conforming site. He continued with providing a brief synopsis of previous 
hearings of this item before the Board of Adjustment and City Council. Mr. Cook proceeded to 
read the title into record and summarized the staff report as well as the department’s 
recommendations for approval of this item with the conditions as follows; that the business 
obtain a Certificate of Use and Business Tax Receipt from the City; the site plans are approved 
by the City’s Development Review Committee(DRC); a parking license agreement is reviewed 
and approved by City staff; and a permit for embalming must be obtained from Miami-Dade 
County.  
 
Consulting Land Use Attorney, Gary Held, advised the Board that an additional condition that he 
discussed with City staff that the board may considered imposing; the applicant shall return before 
the Board within one year  
 
Applicant, Frank Wolland, Esq. on behalf of Reflexions Funeral Home, discussed the special 
exception request for his client’s proposed funeral home. Mr. Wolland provided details for the 
funeral home’s day to day operations with emphasis that if there are large funeral services it will 
take place at a local church to accommodate the size. Mr. Wolland also into detail of the on-site 
parking and the proposed off-site parking agreement. 
 
Applicant, Mr. Pierre of Reflexions Funeral confirmed on record that the description of the 
operations provided by Mr. Wolland is accurate. 
 
Public Hearing: A total of six residents and one neighboring business owner came forward to the 
podium to oppose the project. The concerns included: The proposed funeral home will bring 
down the property value of neighboring homes; it will disturbed the walkability of the 
neighborhood;  there is not sufficient parking on the site to accommodate funeral services; that 
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even with a parking agreement there would still be those that attend the services who will illegal 
park in the swales; and that there are already too many funeral homes on West Dixie Highway. 
One resident came forward to the podium in support of the special exception request for 
Reflexions Funeral Home.  
 
Board Discussion: Chair Philippe expressed that she understands the concern of the walkability 
from the off-site parking lot to the funeral home but believes it can be done. Also mentioned that 
with large viewing and funeral services it can be considered using a local church instead of using 
the funeral home. Board member Arnold expressed that she is conflicted as she is for businesses 
coming into the city but is concerned about the parking and wanted to know if the viewing and 
some services can be contracted out. Chair Philippe advised that it could be at the discretion of the 
funeral director to seek another site for larger services. Board member Cohen expressed her 
concerns of intervening with the day to day operations of the business. Also mentioning that she 
didn’t see how the site’s parking lot could accommodate the business needs as there are at least 
one hundred seats being shown. Ms. Cohen didn’t feel that it would bring that the proposed funeral 
home would bring in business and jobs to the City. Vice Chair McDearmaid had some questions 
regarding the embalming license and inquired if security would be provided for those walking 
from the off-site parking lot. Mr. Frank Wolland, Esq. and Mr. Pierre, advised that all permits for 
the embalming will be acquired and that attendants will be on site to direct those parking in off-
site parking lots. Mr. Wolland advised that some neighboring business have verbally agreed to 
allow off-site parking at their locations after business hours. Board member Joseph stated that her 
only concern was the parking. Mr. Wolland, expressed that the site has the number of parking 
spaces required by the City but is providing additional parking to respond to the concerns. Mr. 
Gary Held addressed the board and presented the guidelines in making a decision for the Special 
exception request.  
 
Board motioned for approval the special exception to allow the use for a funeral home with 
conditions at 13455 West Dixie Hwy. Motion was made by Vice Chair McDearmaid and seconded 
by Board member Joseph. Motion was passed 4-1. 
 
VII.  Committee reports: None 

 
VIII.  Old business: None 

 
IX.       New business: None  

     
 

 
X.   ADJOURNMENT 
 

 The motion for adjournment was made by Vice Chair McDearmaid and seconded by Board 
 Arnold. The meeting adjourned at 8:07p.m. 
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Respectfully submitted:  Attest: 
 
 
 
           
Roseline Philippe, Chairperson  Derrick Cook, MBA, Zoning Manager 
Board of Adjustment  Community Planning & Development 
 
Prepared by: 
 
 
    
Lorna Louis- Pierre, Senior Planning Technician 
Community Planning & Development 
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BACKGROUND 

 

The applicant underwent permits in order to renovate the existing site for business and storage 

needs as the new Bal Harbour Operations Facility. The applicant intends to use the existing 

manufacturing building as an office for four to five members, equipment storage, and the 

improved parking area for fleet vehicles when not in use. The proposed improvements on the site 

are permitted through an Administrative Site Plan review. 

 

On May 28, 2020 the City of North Miami, Community Planning and Development Department 

received an Administrative Site Plan Review application for the subject property. Upon 

reviewing the application, staff noted that the proposed ramp does not meet the setbacks of the 

principal building based upon the minimum standards of development for the M-1 industrial 

zoning district. According to Section 4-203 (B): Non-residential Districts the minimum front 

setback for M-1 shall be twenty (20) feet and the minimum side setback shall be fifteen (15) feet.  

 

The property is approximately 24,500 square feet, and the 5,523 square foot building’s existing 

setbacks are 24.92 feet in the front and 5 feet on the side. Upon affixing the proposed ramp, the 

setbacks will thereafter be 7.03 feet in the front and will maintain the existing 5-foot setback on 

the side. As a result, the ramp will encroach approximately 18 feet into the required front setback 

and 10 feet into the required side setback.  

 

The applicant is seeking a reasonable modification to grant a variance for zoning setbacks.  

 

PUBLIC HEARING HISTORY  

 

The item was first scheduled to be heard at the August 19, 2020 Board of Adjustment (BOA) 

meeting, but the meeting was cancelled due to no quorum. Thereafter, a BOA special meeting 

was set for September 3, 2020, but it was also cancelled due to a lack of members, resulting 

again in no quorum. Subsequently, the regularly scheduled September 16 meeting did not occur, 

as new BOA members required appointment in order to have quorum. On Tuesday, September 

22, 2020, the City Council at its regularly scheduled meeting appointed two new BOA members. 

At this time, the BOA has a minimum number of active members to conduct business with each 

member in attendance for the regularly scheduled BOA meeting of October 21, 2020.  

 

PRIOR CITY CASES RELEVANT TO SUBJECT PROPERTY  

 

1. BBC00-2020-0011: Building permit dated, January 23, 2020 for interior remodel of 

existing warehouse/office building, resurface and restripe parking lot and complete 

reroof. Permit was issued May 26, 2020 only for interior work. 

2. BSWPD-2020-00001: Building permit dated, May 21, 2020 for resurface of existing 

driveway and parking, and adding additional parking spaces.  

3. ZASP0-2020-00006: Administrative Site Plan Review dated, May 28, 2020 to remodel, 

increase the building’s gross floor area, increase the gross impervious area of the site, and 

add parking spaces, landscaping and any associated infrastructure improvements. Staff 

routed for comments and provided feedback on June 9, 2020.  

4. The subject property has no open code violations.  
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SURROUNDING LAND USE CHARACTERISTICS 

 
Property Future Land Use Existing Zoning Existing Use/Subdivision 

Site Industrial  M-1 Industrial  Light Manufacturing / Office / Storage 

North Industrial  M-1 Industrial  Light Manufacturing / Mineral Processing  

South  Industrial  M-1 Industrial  North Miami Motor Pool / Light Manufacturing  

East Industrial  M-1 Industrial  Light Manufacturing / Warehouse / Storage  

West Industrial  M-1 Industrial  Retail / Warehouse / Storage  

 

The subject property is zoned M-1, Industrial. The surrounding properties are located within the 

M-1 Industrial zoning district that runs primarily along the Florida East Coast (FEC) Railway 

and provides an array of industrial related uses such as, manufacturing, warehouse and storage in 

the City. Figures 1 and 2 illustrate the zoning map, and an aerial image of the subject property 

and its surroundings, respectively.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PD-1 

PD-2 

Figure 1: North Miami Zoning Map  
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OVERVIEW OF REQUEST 

 

At this time, the applicant is requesting a variance to allow the ramp to encroach within the 

required front and side setbacks, as highlighted on the proposed site plan in which 20 feet from 

front and 15 feet from side property lines are required in accordance to LDR Section 4-203(B).  

 

ANALYSIS  

 

Article 3, Division 6, Section 3-606 of the City’s LDRs authorizes the Board of Adjustment 

(BOA) to hear and grant or deny applications for variances from the terms of these LDRs. In 

evaluating an application for variances, the BOA shall find that the applicant demonstrates 

compliance with four (4) of the six (6) items as listed below: 

 

1. Special conditions and circumstances exist which are peculiar to the land, structure or 

building involved and which are not applicable to other lands, structures or buildings in 

the same zoning district.  

 

Recognizing the building was constructed in 1954 (note, the surrounding buildings where 

constructed in the 1950’s as well) and the Americans with Disability Act (ADA) was 

signed into law on July 26, 1990, the building is in violation of the federal law. However, 

the variance request is not a result of any unique condition of the property but rather the 

evolving decrees have created a special circumstance for this site. Refraining from 

demolishing and building anew, the suitable location for the ramp is towards the front of 

the building, where the disabled parking space is located. Due to the elevated floor level 

of the existing structure at three (3) feet above grade, the ramp requires alternations to 

comply with the elevation to access the building.  

1840 NE 144th Street 

NE 143rd St 

NE 144th St 
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1
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North Miami Motor Pool 

Figure 2: Aerial Map 
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It is important to note, the rear of building is intended for a loading dock/bay, and there 

are no points of ingress/egress on the sides (east/west) of the building. The awareness to 

comply with ADA regulations has necessitated a variance that is peculiar to the building, 

but is not applicable to other lands, structures or building in the same zoning district (M-

1), keeping in mind the following item.  

 

2. The unusual circumstances or conditions necessitating the variance request are present in 

the neighborhood and are not unique to the property. 

 

No, as stated above the unusual circumstance is unique to the subject property/building. 

Upon conducting a site visit of the area, staff observed that a few buildings have elevated 

entrances, but may be providing access elsewhere. Without a current survey and proper 

inspection of the area, it is difficult to say whether the properties comply with the current 

LDRs, ADA regulations and/or the Florida Building Code.  

 

The applicant for the subject property is doing their part to remedy the accessibility to 

the building by renovating, and improving the site.  

 

3. That the requested variance maintains the basic intent and purpose of the subject 

regulations, particularly as it affects the stability and appearance of the City. 

 

Upon improving the site and currently undergoing the Administrative Site Plan Review 

process, the proposed ramp will encroach into the setbacks screened by proposed 

landscaping. This will provide a screening from the roadway (NE 144 Street) and 

buffering for the pedestrians from the existing concrete sidewalk.  

 

4. The literal interpretation of the provisions of these LDRs would deprive the applicant of 

the rights commonly enjoyed by other properties in the same zoning district under the 

terms of these LDRs.  

 

Yes, the literal interpretation of the provisions of these LDRs, pursuant to Section 5-101 

states that an accessory structure shall be subject to the same regulations that apply to 

the principal building in each district. Consequently, per Section 4-203, the minimum and 

applicable standards for a principal building located within the M-1 Industrial zoning 

designation are as follows:  

 

Zoning District 
Minimum Setbacks (feet) Maximum Lot 

Coverage  
Front Side Rear 

M-1 20 15 15 75% 

 

The above-mentioned provisions would deprive the applicant the capability to affix the 

ramp to the existing building. In addition, the ramp shall be separated/pushed away from 

the building at a minimum of ten feet according to the Florida Fire Prevention Code of 
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Miami Dade County. As a result, the ramp protrudes into the existing building’s front 

setback that is approximately twenty-five feet.  

 

More than that, the ramp will protrude into the required side setback that is fifteen feet. 

Based on the survey of the subject property, the existing building is nonconforming, in 

that its minimum side setback is less than 15 feet as required and is approximately five 

feet. Pursuant to Article 6, Division 1 (D), the literal interpretation states that, 

nonconforming structures shall not be expanded beyond twenty-five percent of the 

existing gross floor area of the building (that is 5,618 square feet), “providing that all 

other nonconformities either created as a result of the expansion or existing shall be 

brought into conformity to the best extent physically possible”.  

 

The ramp’s size is drastically below 1,404 square feet (25% mark), the ramp cannot 

possibly meet the required front and side setbacks based on the actual location of the 

building in its zoning district, compelling the applicant’s request for a variance allowing 

equal access for all to enjoy the provisions of the property. 

 

5. The variance requested is the minimum variance that will make possible the reasonable 

use of the land, structure or building.  

Yes, the variance requested is a reasonable modification to avoid discrimination on 

based on a person’s abilities.  

 

6. The granting of the variance will be in harmony with the general intent and purpose of 

these LDRs and such variance will not be injurious to the area involved.  

 

Yes, the variance requested conforms to the goals, objectives and policies of the 

Comprehensive Plan, and the regulations of the LDRs. The intent is to create a more 

accessible building compliant with ADA regulations and to uphold the provisions of the 

LDRs, “to protect, promote and improve the public health, safety, comfort, order, 

appearance, convenience, morals and general welfare and quality of life in the City of 

North Miami”.  

 

STAFF RECOMMENDATION 

In light of these findings, staff recommends approval of the requested variance from Article 4, 

Division 2, Section 4-203: Minimum Standards of Development of the Land Development 

Regulations (LDRs), and completion of the Administrative Site Plan Review process to allow the 

ADA compliant ramp to encroach within the required front (northern) setback that is 20 feet, and 

side (eastern) setback that is 15 feet within the M-1 industrial zoning district, to have a setback of 

7.03 feet in the front and 5 feet on the side. 

 

PUBLIC NOTIFICATION/COMMENTS 

 

In accordance with Subsections (A), (B) and (C) of Article 3, Division 3, Section 3-302 of the 

LDRs, notification of the applicant’s request was published in the Daily Business Review, posted 

on the property, and mailed to property owners within a 500-foot radius of the subject property.  
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Mailed Written Notification:     August 3, 2020 

Published Newspaper Notification:    October 8, 2020   

Posted Property Notice:      October 9, 2020  

 

To date, no comments were received from neighboring property owners within a 500-foot radius.  

 

APPLICABLE LDR SECTIONS 

 

Article 3, Division 3, Section 3-302 (A), (B) and (C); 

Article 3, Division 6, Section 3-606 (A) and (B); 

Article 4, Division 2, Section 4-203;  

Article 5, Division 1, Section 5-101 (C); and  

Article 6, Division 1 (D).  

 

ATTACHMENTS 

 

Exhibit A: Application 

Exhibit B: Letter of Intent  

Exhibit C: Survey  

Exhibit D: Proposed Site Plan  













 
1001 SW 67 AVE, STE 102 
Miami, FL 33144-4756 
(305) 894-6605 OFFICE 
(786) 347-7692 FAX 
 
email: info@arm-architect.com 
website: www.arm-architect.com 
Florida License Number AA26001833 
 
June 24, 2020 
 
Board of Adjustment 
City of North Miami 
12800 NE 8 AVE 
North Miami, FL 33161 
 
RE: 1840 NE 144 ST – Board of Adjustment Public Hearing Application for Variance – Statement of Hardship 

Dear Board of Adjustment: 

The variance we are requesting is to allow an accessible ramp in the required front yard to provide both access 
and a means of egress to and from the proposed operations facility within an existing building for persons with 
physical disabilities and to fulfill the requirements of the 1990 Americans With Disabilities Act and the Florida 
Building Code, Accessibility (2017), 6th Edition.  
 
The floor level of the existing structure proposed to be altered as required for the proposed operations facility is 
approximately 3’-0” above grade. The existing concrete ramp located at the west side of the building was not 
compliant with current accessibility code requirements; it was too steep and too narrow. The existing concrete 
ramp was adjacent to the paving for vehicle traffic at the side of the building, not the front, and did not provide 
a safe or equal entry experience for people with disabilities. 
 
The following are four of the six standards applicable to this project: 
 
That the requested variance maintains the basic intent and purpose of the subject regulations, particularly as 
it affects the stability and appearance of the City. 
 
It is our opinion that the proposed ramp maintains the basic intent and purpose of the subject regulations, 
particularly as it affect the stability and appearance of the city. Although the proposed ramp is considered an 
accessory structure which must comply with the same setback requirements as the principal building it is also a 
structure which is, at its highest point (excluding guards) only 3’-0” high above grade. The proposed ramp will 
also be screened by landscape which will further reduce the physical impact of the proposed ramp on the front 
yard of the building. The ramp is separated by 10’-0” from the existing building due to requirements of the 
current Florida Fire Prevention Code and comments enforcing this code from the Miami Dade County Fire 
Department. 
 
The variance requested is the minimum variance that will make possible the reasonable use of the land, 
structure or building. 
 



RE:1840 NE 144 ST – Board of Adjustment Public Hearing Application for Variance – Statement of Hardship  
June 24, 2020 
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This land is reasonably used given its limitations. The west side of the property is the only side which may be 
reasonable used for parking and ingress/egress. A ramp should not be located in this area because it will limit 
the required drive aisle width for vehicles. Also, this area is dangerous for an accessible ramp due to proximity 
to moving vehicles. Due to space limitations the east side of the property cannot be reasonable used for the 
location of a ramp. The rear of the lot, the south side, is most reasonably used for parking and for the area 
designated for receiving and for staging. A ramp simply would not function well there. The front yard of the 
property is only reasonable location for the ramp. It provides the disable person an equal experience of entry 
into the building which is safe and logical. 
 
The granting of the variance will be in harmony with the general intent and purpose of these LDRs and 
such variance will not be injurious to the area involved. 
 
The life safety and welfare of the users is the primary purpose of any development code. It is our opinion that 
the location of the proposed ramp is most conducive to the life safety and welfare of the users and that the 
proposed ramp will be essentially in harmony with the general intent and purpose of North Miami’s land 
development regulations. The location of the proposed ramp will in no way be injurious to the area involved. 
 
No variance may be granted if the property has any open code violations or unpaid code enforcement 
fines, except that the granting of a variance whose purpose is to cure or assist in curing a code 
violation shall be permitted. 
 
Although there isn’t a formal code violation on this property, it is our opinion that the property as it existed 
regarding accessibility was not up to code and therefore a liability. Given that this building is for municipal use 
and of a public nature, we did not want to occupy a building with non-compliant accessibility for ingress and 
egress susceptible to lawsuits and an unsafe condition but moe importantly we wanted to provide a safe and 
legal way to access and egress the renovated building. 
 
 
Sincerely, 
 
 
 
 
 
 
 
 
 
 
 
 
 
Amilcar R. Melendez, RA 
President – ARM Architect PA 
Florida Registration - AR 93063 

Amilcar
ARM Seal





ZONING LEGEND
M-1

INDUSTRIAL
ZONING REQUIREMENT EXISTING PROPOSED

BUILDING HEIGHT 55 FT MAX 10'-10" (1 STORY) NO CHANGE
LOT AREA 20000 SF MIN 24476.0 SF NO CHANGE
LOT WIDTH 100 FT MIN 100.00 FT NO CHANGE

BUILDING COVERAGE (LOT AREA
SF MAX)

75% 22.56% 21.78%
18357.00 SF 5523 SF 5330 SF

GREEN OPEN SPACE
(MAX)

25% 39.17 % 25.03 %
6119.00 SF 9587 SF 6126 SF

BUILDING SETBACKS REQUIREMENT EXISTING PROPOSED
FRONT 20 FT 24.92 FT NO CHANGE

INTERIOR SIDE 15 FT 5.00 FT NO CHANGE

ZONING NOTES

1 AREA ADJACENT TO LAKE OR CANAL TO BE GRADED SO AS TO PREVENT DIRECT OVERLAND DISCHARGE OF
STORM WATER INTO LAKE OR CANAL.

2 LOT WILL BE GRADED SO AS TO PREVENT DIRECT OVERLAND DISCHARGE OR STORM WATER ONTO
ADJACENT PROPERTY. APPLICANT WILL PROVIDE CERTIFICATION PRIOR TO FINAL INSPECTION.

3
IN ADDITION TO THE REQUIREMENT OF THIS PERMIT, THERE MAY BE ADDITIONAL RESTRICTIONS
APPLICABLE TO THIS PROPERTY THAT MAY BE FOUND IN THE PUBLIC RECORDS OF THIS COUNTY. SECTION
553.79(10), FLORIDA STATUTES, EFFECTIVE 7/10/87.

4 MUST COMPLY WITH SECTION 13-13.1 OF THE MIAMI-DADE COUNTY CODE: (NOTICE OF ROCK MINING
OPERATIONS WHERE BLASTING IS PERMITTED) - PRIOR TO STARTING CONSTRUCTION.

5 A SEPARATE PERMIT WILL BE REQUIRED FOR ALL DRIVEWAY APPROACHES ONTO PUBLIC RIGHT-OF-WAY.
CONTACT PUBLIC WORKS DEPARTMENT.

6 THE HEIGHT OF FENCES, WALLS AND HEDGES SHALL NOT EXCEED 2.5 FEET IN HEIGHT WITHIN 10 FEET OF
THE EDGE OF ANY DRIVEWAY LEADING TO A RIGHT-OF-WAY.

7 THE HEIGHT OF FENCES IS MEASURED FROM GRADE. GRADE = ELEVATION OF PUBLIC SIDEWALK OR CROWN
OF ROAD.

PROPOSED KEYNOTES
01 PROPOSED STAIRS AND LANDING

01A PROPOSED AREA OF REFUGE
02 PROPOSED PAVED DRIVEWAY
03 PROPOSED PAVED WALKWAY
04 PROPOSED ACCESSIBLE RAMPS AND LANDINGS
05 PROPOSED ACCESSIBLE PARKING SPACE
06 PROPOSED PARKING SPACE, TYP.

07 PROPOSED 6'-8" HIGH PEDESTRIAN GATE AND 8' FENCE BY OTHER
08 EXISTING BUILDING TO REMAIN
09 PROPOSED TRUCK DRIVE
10 PROPOSED 8'-0" HIGH MOTORIZED VEHICULAR GATE AND FENCE BY OTHER
11 PROPOSED 60" LONG PRE-CAST CONCRETE WHEEL STOP
12 EXISTING FENCE TO REMAIN
13 PROPOSED STREET TREES
14 PROPOSED LOT TREES
15 PROPOSED CONCRETE SLAB (±288 SF)

16 RE-SOD AREA
17 PROPOSED CONCRETE SLAB (±182 SF)

18 PROPOSED FRAME AND HINGE GRATE. SEE CIVIL PLANS
19 PROPOSED LIGHT POLE. SEE ELECTRICAL PLANS

20
PROPOSED BICYCLE PARKING SPACES. BICYCLE RACK SHALL PERMIT THE LOCKING OF THE
FRAME AND AT LEAST ONE (1) WHEEL WITH A STANDARD SIZE "U" LOCK AND ACCOMMODATE THE
TYPICAL RANGE OF BICYCLE SIZES. BICYCLE RACK SHALL RESIST REMOVAL AND BE SOLIDLY
CONSTRUCTED TO RESIST RUST, CORROSION AND VANDALISM

21 PROPOSED "ONE-WAY" DIRECTIONAL SIGN. BOTTOM OF SIGN SHALL BE AT A MIN. OF 7 FEET
ABOVE GRADE

22 PROPOSED "SECURED BICYCLE PARKING" SIGN. BOTTOM OF SIGN SHALL BE AT A MIN. OF 7 FEET
ABOVE GRADE

GENERAL NOTE
ADEQUATE PROVISIONS SHALL BE MADE FOR THE DISPOSAL OF STORM WATER SUBJECT TO STANDARDS

PRESCRIBED ON THE MANUAL OF PUBLIC WORKS CONSTRUCTION. SEE CIVIL DRAWINGS

01 SCALE: 3/32" = 1'-0"
PROPOSED SITE PLAN

AREA TABULATIONS
EXISTING REMOVEDPROPOSED TOTAL

COVERED AREA FIRST FLOOR -  NON-AC 0 0 0 0

COVERED AREA FIRST FLOOR - AC 5523 0 0 5523

TOTAL NON-AC AREA 0 0 0 0

TOTAL AC AREA 5523 0 0 5523

TOTAL AREA 5523 0 0 5523

LANDSCAPE & PLANTING REQUIREMENTS
M-1

INDUSTRIAL
ZONING REQUIREMENT EXISTING PROPOSED

LOT TREES 16 (28 PER ACRE OF NET
LOT AREA) X 16

STREET TREES 4 (1 EVERY 30' O.C.) 0 8

SHRUBS 200 (10 PER REQ. TREE) X 200

LANDSCAPE NOTES

1 ALL PLANTS MATERIAL SHALL BE FL. N.1 OR BETTER IN GRADE AND QUALITY.
2 THE SOD MATERIAL TO BE PLANTED SHALL BE ST. AUGUSTINE FLORATUM.
3 30% OF THE REQUIRED TREES, PALMS AND OR SHRUBS SHALL BE NATIVE SPECIES.

4 50% OF THE REQUIRED TREES, PALMS AND OR SHRUBS SHALL BE LOW MAINTENANCE & DROUGHT
TOLERANT.

5 80% OF THE REQUIRED TREES, PALMS AND OR SHRUBS SHALL BE LISTED IN THE MIAMI-DADE
LANDSCAPE MANUAL

6 A MAXIMUM OF 30% OF REQUIRED TREES MAY BE PALMS.

7 IRRIGATION REQUIRED:  TEMPORARY IRRIGATION PROVIDED THROUGH HOSE BIBS. SEE PLUMBING
DRAWINGS.

PLANT LEGEND

T1 QUERCUS VIRGINIANA, LIVE OAK, MINIMUM 12' TALL AND 2" DBH AT 4'-0" FROM GRADE

T2 SWIETENIA MAHAGONI, MAHOGANY, MINIMUM 12' TALL AND 2" DBH AT 4'-0" FROM GRADE.

T3 BURSERA SIMARUBA, GUMBO LIMBO, MINUMUM 12' TALL AND 2" DBH AT 4'-0" FROM GRADE.

S1 HIBISCUS ROSA-SINENSIS, HIBISCUS SHRUB, MINIMUM 18" TALL @ 30" O.C.

S2 CHRYSOBALANUS ICACO, COCCOPLUM, MINIMUM 18" TALL @ 30" O.C.

S3 CONOCARPUS ERECTUS, GREEN BUTTONWOOD, MIN 18" TALL @ 30" O.C.
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BACKGROUND 

 

If the Board approves the special exception, the applicant/business, Bright Future PPEC, LLC 

intends to lease five bays totaling approximately 5,355 square feet. The “Prescribed Pediatric 

Extended Care (PPEC)” identifies the operation as a childcare center with a medical therapy 

treatment component. Pursuant to LDRs, Article 7: Definitions, a child care center is defined as, 

“any child care arrangement which provides child care for more than five (5) children unrelated 

to the operator and which receives a payment, fee, or grant for any of the children receiving care, 

wherever operated, and whether or not operated for profit”.  

 

As noted in the letter of intent enclosed, the PPEC will operate Monday to Fridays from 7:00am 

to 5:00pm. The facility has the space to care for 50-60 children as licensed through the Agency 

of Health Care Administration (AHCA); but at this time, the facility will “serve five (5) or more 

medically dependent or technologically dependent children” and have three (3) staff members on 

board. Upon being at full capacity, that will require thirteen (13) staff members on board.  

 

Children drop-off will occur between the hours of 7:30am to 8:30am and pick-up between the 

hours of 3:30pm to 4:30pm. A private company will provide transportation for drop-off and 

pick-up that will occur in a designated drop-off zone located at first two (2) parking spots to the 

front entrance of the facility. Furthermore, providing ADA access to a sidewalk leading to the 

entrance of the childcare center.  

 

In reviewing the applicant’s special exception request inclusive of the analysis below for the 

subject property, staff considered Section 5-201: Daycare and Child Care of the LDRs to ensure 

there is adequate parking per Section 5-1402. Additionally, the applicant shall meet the standards 

set forth by the Agency of Health Care Administration (ACHA).  

 

PUBLIC HEARING HISTORY  

 

The item was first scheduled to be heard at the August 19, 2020 Board of Adjustment (BOA) 

meeting, but the meeting was cancelled due to no quorum. Thereafter, a BOA special meeting 

was set for September 3, 2020, but it was also cancelled due to a lack of members, resulting 

again in no quorum. Subsequently, the regularly scheduled September 16 meeting did not occur, 

as new BOA members required appointment in order to have quorum. On Tuesday, September 

22, 2020, the City Council at its regularly scheduled meeting appointed two new BOA members. 

At this time, the BOA has a minimum number of active members to conduct business with each 

member in attendance for the regularly scheduled BOA meeting of October 21, 2020.  

 

PRIOR CITY CASES RELEVANT TO SUBJECT PROPERTY  

 

None / No open code violations  
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SURROUNDING LAND USE CHARACTERISTICS 

 
Property Future Land Use Existing Zoning Existing Use/Subdivision 

Site Commercial / Office (55 ft.)   C-1 Commercial Mixed Use / Retail Stores / Residential 

North Commercial / Office (55 ft.)   C-1 Commercial Vacant Land / Commercial / Extra FEA 

other than parking  

South  Commercial / Office (55 ft.)   C-1 Commercial Office Building / Daycare  

East Commercial / Office (55 ft.)   C-1 Commercial Vacant Land Commercial  

West Commercial / Office (55 ft.) | 

Community Facility (55 ft.) 

C-1 Commercial | 

Public Use (PU) 

Service / Gas Station | Educational / 

Scientific / Private Elementary School   

 

The subject property is in the C-1, Commercial zoning district of the City’s Adopted Zoning 

Map. Many of the adjacent properties are also located within C-1. The C-1 zoning district 

intends to provide local, neighborhood scale, convenience commercial goods and services to the 

surrounding residential neighborhoods without adversely influencing its integrity. West of the 

subject property is a public use district with a recently approved educational use, to allow a 

private/charter elementary school on site. Figures 1 and 2 illustrate the zoning map, and an aerial 

image of the subject property and its surroundings.  

 

 

13381 Memorial Highway 

R-6 
Multifamily 
District 

Figure 1: North Miami Zoning Map  

R-2 Single-
family District 

R-4 
Multifamily 
District 

PU 
Public Use  

R-5 
Multi- 
family  
District 

City Limits / 

Unincorporated Miami  

NE 135th St.  

C-1 
Commercial 
District  
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CONSISTENCY WITH THE NORTH MIAMI 2036 COMPREHENSIVE PLAN 

 

Commercial/Office – The areas classified as Commercial/Office on the Future Land Use Map 

are intended to provide land area for business, office, retail, service, light industrial and other 

commercial enterprises. Uses permitted in areas classified Commercial/Office are as follows:  

1. Retail uses, including restaurants.  

2. Office and business uses.  

3. Professional offices and businesses.  

4. Community facilities such as schools, museums, places of worship, child and adult 

day care centers, nursing homes, governmental administration, police and fire 

protection facilities, and libraries.  

5. Passive parks and open space.  

6. Nonprofit neighborhood social and recreational facilities.  

7. Light industrial uses.  

8. Residential (Mixed) Uses.  

 

The applicant intends to use a portion of the existing mixed use commercial building, as a child 

care center for 6 or more for students from under the age of twenty-one (21) to infant. The 

proposed use is permitted through a special exception review and approval by the Board of 

Adjustment (BOA). As presented, the applicant’s special exception request conforms to the 

goals, objectives and policies of the Comprehensive Plan that encourages mixed-use 

development that provide services to the area.  

13381 Memorial Highway 

Figure 2: Aerial Map 

NE 135th St.  
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COMPLIANCE WITH THE CITY OF NORTH MIAMI LDRs 

  

Criteria for granting special exceptions pursuant to Article 3, Division 5, Section 3-504 of the 

City’s LDRs provides authority to the BOA to hear and grant or deny applications for special 

exceptions. In evaluating an application for such request, the BOA shall find that the application 

demonstrates compliance with the following standards:  

A. The use is a listed special exception in the district where the property is located.  

B. There is appropriate provision for access facilities adequate for the estimated traffic from 

public streets and sidewalks to assure the public safety and to avoid traffic congestion.  

C. There are adequate parking areas and off-street truck loading spaces (if applicable) for 

the anticipated number of occupants, employees, patrons, and the layout of the parking is 

convenient and conducive to safe operation.  

D. There is suitable landscaping or fencing alongside lot and rear lot lines adjacent to 

residential uses or residential zoning districts.  

E. The proposed special exception is reasonable in terms of logical, efficient and 

economical extension of public services and facilities, such as public water, sewers, 

police and fire protection, and transportation.  

F. The proposed special exception will constitute an appropriate use in the area and will not 

substantially injure or detract from the use of the surrounding property or from the 

character of the neighborhood.  

G. No open code violations or unpaid code enforcement fines exist. 

 

ANALYSIS 

 

Review of the applicant’s request was performed using a six-prong test based on the standards 

noted above and set forth in Section 3-504 of the LDRs. The request is found to comply with all 

such applicable standards, as demonstrated below. 

 

 Is the use a listed special exception in the district where the property is located?  

 

Yes. The Uses Permitted chart provided in Article 4, Division 2, Section 4-202 of the 

LDRs lists, “Child Care Center (6+)” as a use that is permitted but only through special 

exception review and approval by the BOA in the C-1, Commercial District. 

 

 Is there appropriate provision for access facilities adequate for the estimated traffic 

from public streets and sidewalks so as to assure the public safety and to avoid 

traffic congestion?  

 

Traffic access to the subject property is currently off Memorial Highway and NE 2nd 

Court. Three (3) ingress/egress exists on the site that provides adequate access and 

circulation for traffic from public streets to avoid traffic congestion. According to the 

2010 Federal Functional Classification by the Florida Department of Transportation 

(FDOT) District 6, Memorial Highway is classified as an urban major collector – 
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provides relatively moderate average traffic volume. NE 2nd Court serves as an alternate 

local route, both connected northbound to NE 135th Street an urban minor arterial – 

provides relatively continuous and of relatively high traffic volume. The proposed 

childcare center is not anticipated to have significant affect the roadway, nor the existing 

mixed-use site. In that, the facility’s drop-off and pick-up of its participants will generate 

the principal source of the traffic use. The applicant will utilize a private transportation 

company to bus many of the PPEC clients to and from the facility that will mitigate the 

use’s traffic generation. The site will have a dedicated drop-off and pick-up zone, where 

the transport company will retrieve and deposit the students at designated times. The 

zone will have direct vehicular access off NE 2nd Court and the site’s layout allow any 

traffic redirected to the remaining two (2) ingress/egress on site. There is also pedestrian 

access from the zone, by way of a walkway to the entrance of the facility.  

 

As earlier mentioned, the site contains twenty (20) residential units located on the 

building’s second floor. Per the site survey, the property encompasses fifty-(50) parking 

spaces within the property’s rear. The space principally accommodates the residents of 

the residential units and guest parking that traffic their vehicles to the rear. In addition, 

the site pedestrian access exists through a continuous five-foot wide sidewalk that runs 

along the western perimeter of the property parallel to Memorial Highway / NE 2nd 

Court.  

 

 Are there adequate parking areas and off-street truck loading spaces (if applicable) 

for the anticipated number of occupants, employees, patrons, and the layout of the 

parking is convenient and conducive to safe operation?  

 

Yes. As per Article 5, Division 14, Section 5-1402, childcare center requires a minimum 

of one (1) parking space per two hundred (200) square feet of gross usable floor area. 

The childcare center has a floor area of approximately 5,000 square feet that shall 

require a minimum parking of twenty-five (25) parking spaces on site. The childcare 

required parking, coupled with the site’s current uses required parking will exceed the 

amount available on site. In that, the site contains several uses with a minimum parking 

requirement as follows:   

 

1. Child Care Center – one (1) parking space for each three hundred (300) sq. ft. of 

gross floor area = 5,000 sq. ft. / 200 sq. ft. = 25 

2. Retail – one (1) parking space for each three hundred (300) sq. ft. of gross floor 

area = 8,000 sq. ft. / 300 sq. ft. = 27 

3. Restaurant – one (1) parking space for each one hundred fifty (150) sq. ft. of 

gross floor area = 1,000 sq. ft. / 150 sq. ft. = 7 

4. Residential – one and one-half (1.50) parking space per dwelling unit plus five (5) 

percent of total required parking for guest parking = 20 units x 1.5 = 30 x 5% = 

1.5 + 30 = 31.5 

In total ninety-one (91) parking spaces is required where there is eighty-four (84) and 

one (1) ADA accessible space on site. 
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However, pursuant to LDRs, Section 5-1403: Shared Parking, an applicant may propose 

a shared parking agreement in conjunction with a development approval. Shared parking 

may occur when one or more required parking spaces are shared by more than one use. 

The shared parking methodology allows a maximum of twenty-five percent (25%) 

reduction of the minimum required parking. However, the shared parking program does 

not permit any reserved parking spaces (i.e. handicap spaces) in the methodology 

calculation. Hence, the site has eighty-five (85) spaces that includes one (1) handicap 

space that reduces the available shared parking spaces to eighty-four (84).  

 

In this case, the mixed-use site comprises residential and commercial uses. The current 

assemblage of uses have a minimum required parking of sixty-six (66) spaces. Wherein, 

the site provides eighty-four (84) parking space that leaves a surplus of eighteen (18) 

spaces. However, the proposed childcare has a minimum required parking of twenty-five 

(25) spaces that exceeds the site’s surplus of eighteen (18) spaces by seven (7) spaces. 

Thus, the proposed use created a seven (7) spaces minimum required parking deficit for 

the site.  

 

Based on the shared parking methodology, the site’s unreserved residential minimum 

required parking of thirty-two (32) spaces is anticipated to only utilize sixty percent 

(60%) of the its minimum required parking. The calculation is specific to weekdays 

between the hours of 7am to 6pm. Consequently, an anticipated forty percent (40%) of 

the residential minimum required parking will be available for shared parking during 

weekdays between the hours of 7am to 6pm. Forty percent (40%) of the thirty-two (32) 

minimum required residential parking represents thirteen (13) spaces.  

 

 
Figure 3: Percent Demand for Parking by Use and Time of Day 

 

The childcare proposed hours of operation are weekdays between the hours of 7am to 

5pm. The center’s hours of operation corresponds with the residential minimum required 

parking available of thirteen (13) spaces. Thus, the childcare center’s staff and patrons 

may utilize the space through a shared parking agreement.  

Pursuant to LDRs, Section 5-1403(G): Shared Parking Agreement, the owner(s) of 

record of a property for which shared parking is requested shall be responsible for 
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preparing a written agreement between the owners of the properties sharing parking, 

indicating the terms under which the shared parking shall be used. The agreement shall 

be approved by the City Attorney and the Community Planning and Development 

Department, and shall be recorded in the county official records. The owners of record 

shall update the shared parking agreement to address any change in the uses identified in 

the agreement which would cause an increase in peak parking demand, or a finding of 

any other related change in conditions by the City.  

 

However, the City Attorney’s Office recently determined that when a shared parking 

agreement will result in an owner establishing an agreement with him/herself, a recorded 

shared parking agreement is unnecessary. That said, if any change of uses occur within 

the site that could cause an increase in peak parking demand or a finding of any related 

change in conditions by the City, the applicant will be required to obtain an 

Administrative Site Plan approval through the Community Planning and Development 

Department.  

 

 Is there suitable landscaping or fencing alongside lot and rear lot lines adjacent to 

residential uses or residential zoning districts.  

 

Yes, the property owner will maintain the existing site’s landscape. In addition, vacant 

properties separate the subject property from single-family homes with residential zoning 

district to the rear/east.  

  

 Is the proposed special exception reasonable in terms of logical, efficient and 

economical extension of public services and facilities, such as public water, sewers, 

police and fire protection, and transportation?  

 

Yes. All basic public services, such public water, sewers, police and fire protection, are 

readily available and currently serve the property at the appropriate level-of-service. The 

proposed use will not require an extension of public water and sewer lines and will not 

negatively impact the transportation system.  

 

 Will the proposed special exception constitute an appropriate use in the area and 

will not substantially injure or detract from the use of the surrounding property or 

from the character of the neighborhood? 
 

Yes. The childcare center will provide a service within an existing commercial/residential 

mixed-use building, respecting the desired neighborhood’s character. The neighboring 

properties to the south and west also provides service of childcare means. The 

commercial node that is Memorial Highway and NE 135th Street promotes the means of 

accessing services, food, retail, employment, education, childcare, and other 

destinations, as such are located within a commercial zoning district. Such use, childcare 

center (6+) may be permitted after review and recommendation by the Board of 

Adjustment, pursuant to the procedures and criteria of Section 3-504 of the LDRs.  
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STAFF RECOMMENDATION 

 

In light of these findings, staff recommends approval of the requested special exception use in 

accordance to Article 3, Division 5, Section 3-504: Standards of Approval of the Land 

Development Regulations (LDRs), to allow a child care center (6+) on the subject property with 

the following conditions:  

1. Staff recommends the applicant identifies, by way of markings, signs or similar 

identifiers, the drop-off and pick-up zone for the child care center; and  

2. That any change of uses occurring within the site that would cause an increase in peak 

parking demand or a finding of any related change in conditions by the City, the applicant 

will be required to obtain an Administrative Site Plan approval.  

 

PUBLIC NOTIFICATION/COMMENTS 

 

In accordance with Subsections (A), (B) and (C) of Article 3, Division 3, Section 3-302 of the 

LDRs, notification of the applicant’s request was published in the Daily Business Review, posted 

on the property, and mailed to property owners within a 500-foot radius of the subject property.  

 

Mailed Written Notification:     August 3, 2020  

Published Newspaper Notification:    October 8, 2020 

Posted Property Notice:      October 9, 2020  

 

To date, no comments were received from neighboring property owners within a 500-foot radius.  

 

APPLICABLE LDR SECTIONS 

 

Article 3, Division 3, Section 3-302 (A), (B) and (C); 

Article 3, Division 5, Section 3-504;  

Article 4, Division 2, Section 4-201 & 4-202;  

Article 5, Division 2, Section 5-201; 

Article 5, Division 14, Section 5-1402; and  

Article 7, Section 7-101. 

 

ATTACHMENTS 

 
Exhibit A: Application 

Exhibit B: Letter of Intent  

Exhibit C: Survey  

Exhibit D: Proposed Site Plan  

Exhibit E: Floor Plan 

Exhibit F: Images of the Site  



 

 



 

 



 

 









 



Owner:  Douglaston Properties, Inc. Main Address: 13381 Memorial Highway, North Miami, FL 33161 Folio# 06-2230-073-0010 

EXISTING FLOOR PLAN 
 

Subject Space:                13407-13409-13411-13413-13415 Memorial Highway, North Miami, FL 33161 

Previous Use:                 Aspira Schools / Office Use                                                       

Square Foot:                  Usable:  5,000, Leasable:  5,355 sf 
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BACKGROUND  

 

The three (3) subject properties total approximately 0.58 acres located south of NW 122nd Street 

and west of NW 2nd Avenue (folio numbers: 06-2125-017-0960; 06-2125-000-0170; and 06-2125-

000-0160). The primary property with folio number 06-2125-017-0960, owned by Greek Orthodox 

Church of the Annunciation, Inc. also known as, Greek Orthodox Church of North Miami totals 

approximately 0.35 acres, and consists of a building (1,917 square feet) with six (6) on-site parking 

spaces to the east, provides access off NW 2nd Avenue, and further extends where it interposes 

onto the six (6) parking spaces and one (1) ADA accessible space to the north. The property with 

folio number 06-2125-000-0170, owned by Greek Orthodox Church of North Miami totals 

approximately 0.14 acres, provides fifteen (15) off-site parking spaces and one (1) ADA accessible 

space adjacent to the north of the primary property, and provides access off NW 122nd Street. The 

property with folio number 06-2125-000-0160, owned by North Dade Greek Orthodox also known 

as, Greek Orthodox Church of North Miami totals approximately 0.09, provides five (5) off-site 

parking spaces adjacent to the northeast of the primary property, and provides access off NW 2nd 

Avenue. The applicant, It Takes a Village Academy of Excellence is seeking this special exception 

approval to operate a private elementary school from grades kindergarten through fifth (K-5), 

utilizing all three parcels of land cooperatively.  

 

Official records from the County and City indicate the primary site was utilized as a “private 

school, including playgrounds (for K-12, vocational education, daycare, and child nurseries)” 

known as the Universal Tech and Training Center (leased from 2009, and closed as of June 22, 

2018). The site also served as a religious institution and ancillary parking lots for the adjacent 

“house of worship” to the north. It is the applicant intent, as noted above and in the letter of intent 

enclosed, to open a private school for approximately 40-45 children, with six (6) staff members on 

board during the largest shift and aims to provide full-day schooling, before and aftercare, tutoring, 

and extra-curricular activities. The hours of operation for the school will be Mondays to Fridays 

from 7:00 am to 6:00 pm. Children will be picked up and dropped off by way of vehicles parking 

in the northern adjacent parking lots, as children are being escorted to the building’s main entrance. 

Staff will assist and monitor during designated drop-off times from 7:00 am to 9:00 am and 

designated pick-up times from 3:00 pm to 6:00 pm.  

 

Upon utilizing the existing 1,917 square foot building on site, It Takes a Village will operate with 

five (5) classrooms with a floor area of about 1,051 square feet, two (2) bathrooms, a kitchenette, 

reception/office area with a total square footage of 170 square feet and an outdoor recreation/play 

area approximately 4,300 square feet located on the southwest side of the building enclosed by a 

fence, as depicted on the floor and site plans enclosed.  

 

In reviewing the applicant’s special exception request inclusive of the analysis below for the 

subject property, staff considered Section 5-105: Private/Non-Public Educational Facilities and 

Child Care Facilities of the LDRs. Additionally, the applicant shall meet the standards set forth by 

the State Requirements for Educational Facilities and Department of Children and Families (DCF) 

facility requirements.  
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PRIOR CITY CASES RELEVANT TO SUBJECT PROPERTY  

 

None / No open code violations  

 

SURROUNDING LAND USE CHARACTERISTICS 

 
Property Future Land Use Existing Zoning 

District 

Existing Use/Subdivision 

Site Low-Density Residential (35 

ft., 5.1 du/ac)   

R-2 Single-family  Religious Institution, Private School, 

including playgrounds (K-12, vocational 

education, daycare, and child nurseries) 

North Low-Density Residential (35 

ft., 5.1 du/ac)   

R-2 Single-family  Parking Lot / NW 122nd Street / Religious 

Institution, Greek Orthodox Church of the 

Annunciation   

South  Low-Density Residential (35 

ft., 5.1 du/ac)   

R-2 Single-family  Single-Family Homes  

East Low-Density Residential (35 

ft., 5.1 du/ac)   

R-2 Single-family  NW 2nd Avenue / Single-Family Homes  

West Low-Density Residential (35 

ft., 5.1 du/ac)   

R-2 Single-family  Single-Family Homes 

 

The subject property together with the surrounding properties is zoned R-2 single-family district 

providing a low-density residential neighborhood characteristic. To the immediate north of the 

proposed private elementary school is the parking lots servicing said use. Adjacent to the north is 

the Greek Orthodox Church of the Annunciation, established within the neighborhood since 1965. 

The subject properties sit on a corner lot with adequate means of entry and the childcare site is 

mainly surrounded by single-family residences. Figures 1 and 2 illustrate the zoning map, and an 

aerial image of the subject property and its surroundings. 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

12128 NW 2nd Avenue  

City Limits / Unincorporated 

Miami Dade County  

Figure 1: North Miami Zoning Map  

 

Single-family  

N
W

 2
N

D
 A

V
E

 



Page 4 of 9 
 

Figure 2: Aerial Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CONSISTENCY WITH THE NORTH MIAMI 2036 COMPREHENSIVE PLAN 

 

Residential – The areas classified as Residential on the Future Land Use Map are intended 

primarily for residential dwellings, but other land uses related to a residential environment, 

including schools and places of worship, may also be appropriate. Uses permitted in areas 

classified Residential are as follows:  

1. Residential dwelling units (subject to limitations);  

2. Nonprofit neighborhood social and recreational facilities;  

3. Home occupations (as permitted in the LDRs);  

4. Active and passive parks; 

5. Community facilities, such as schools, places of worship, in-home child and adult 

daycare, nursing homes, governmental administration, police and fire protection 

facilities, and libraries;  

6. Ancillary uses and activities such as clubhouses and private restaurants owned by a 

homeowners’ association, neighborhood community centers, small daycare centers, 

low-impact public facilities and utilities, and parks and recreational facilities; and  
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12128 NW 2nd Avenue  
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7. Small-scale public facilities and utilities intended to serve the immediate needs of the 

residential community may be permitted on compatible sites in all residential land use 

categories subject to adequate design and buffering as determined by the City.  

The applicant has proposed private school, before and aftercare, tutoring, and extra-curricular 

activities for approximately 40-45 children. The residential land use and zoning district permits 

the childcare use in through a special exception review and approval by the Board of Adjustment 

(BOA). The applicant’s special exception request conforms to the goals, objectives, and policies 

of the Comprehensive Plan that support community facilities related to a residential environment.   

 

COMPLIANCE WITH THE CITY OF NORTH MIAMI LDRs 

  

Criteria for granting special exceptions according to Article 3, Division 5, Section 3-504 of the 

City’s LDRs provides authority to the BOA to hear and grant or deny applications for special 

exceptions. In evaluating an application for such a request, the BOA shall find that the application 

demonstrates compliance with the following standards:  

A. The use is a listed special exception in the district where the property is located.  

B. There is appropriate provision for access facilities adequate for the estimated traffic from 

public streets and sidewalks to assure the public safety and to avoid traffic congestion.  

C. There are adequate parking areas and off-street truck loading spaces (if applicable) for the 

anticipated number of occupants, employees, patrons, and the layout of the parking is 

convenient and conducive to safe operation.  

D. There is suitable landscaping or fencing alongside lot and rear lot lines adjacent to 

residential uses or residential zoning districts.  

E. The proposed special exception is reasonable in terms of logical, efficient and economical 

extension of public services and facilities, such as public water, sewers, police and fire 

protection, and transportation.  

F. The proposed special exception will constitute an appropriate use in the area and will not 

substantially injure or detract from the use of the surrounding property or from the 

character of the neighborhood.  

G. No open code violations or unpaid code enforcement fines exist. 

 

ANALYSIS 

 

A review of the applicant’s request was performed using a six-prong test based on the standards 

noted above and outlined in Section 3-504 of the LDRs. The request is found to comply with all 

such applicable standards, as demonstrated below. 

 

 Is the use a listed special exception in the district where the property is located?  

 

Yes. The Type of Uses chart provided in Article 4, Division 2, Section 4-202 of the LDRs 

lists, “Educational-Private, including Charter” as a use that is permitted but only through 

special exception review and approval by the BOA in the R-2, Single-Family District.  
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 Is there appropriate provision for access facilities adequate for the estimated traffic 

from public streets and sidewalks so as to assure the public safety and to avoid traffic 

congestion?  

 

Yes. The proposed use, the educational-private school will create additional traffic, 

especially during the times of drop-off between the hours of 7:00 am to 9:00 am and pick-

up between the hours of 3:00 pm to 6:00 pm. Currently, traffic access to the subject 

property is off both NW 122nd Street and NW 2nd Avenue. According to the 2010 Federal 

Functional Classification by the Florida Department of Transportation (FDOT) District 

6, NW 2nd Avenue is classified as an urban major collector – provides direct property 

access and traffic circulation in high-density residential neighborhoods, relatively 

moderate average traffic volume – and NW 122nd Street serves as a local street – provides 

direct property access, relatively low traffic volume.   

 

The principal traffic circulation/flow onto the site will be directed onto the two (2) adjacent 

parcels of land to the north consisting a total of twenty (20) parking spaces, and one (1) 

ADA accessible parking space. It will serve as the dedicated pick-up and drop-off zone, 

providing two-way traffic circulation with access off both NW 122nd Street and NW 2nd 

Avenue, relieving both roadways of traffic congestion. However, the parking lots are 

considered off-street parking due to being located on two separate pieces of property. Per 

Section 5-1401(H)1 of the LDRs, off-street parking shall be located on a parcel of land 

within six-hundred feet, provided there is a unity of title, or covenant in lieu of the unity of 

title, between the parcel being served and the parcels on which such off-street parking is 

located, or provided that a shared parking agreement is in place per Section 5-1403 as 

approved by the City Attorney and the Community Planning and Development Department. 

At this time, a unity of title will be required as a condition of this special exception between 

the three (3) subject properties located south of NW 122nd Street and west of NW 2nd Avenue 

(folio numbers: 06-2125-017-0960; 06-2125-000-0170; and 06-2125-000-0160).   

 

Located to the east of the primary property are six (6) parking spaces and a one-way 

circular driveway, providing additional access off NW 2nd Avenue. This may provide 

reprieve in parking and if necessary, can serve as an additional drop-off, pick-up, and/or 

parking. In conjunction with the two northern parcels, four (4) total ingress/egress to the 

site provides adequate access and circulation for traffic from public streets to avoid traffic 

congestion.  

 

It is important to note that the site has fencing with gates at each access point 

(ingress/egress). During the drop-off and pick-up times, the gates must be open to allow 

admission into the parking and to avoid unimpeded ingress and egress of vehicles onto and 

off the property to drop-off/pick-up students. The building’s main entrance connects to an 

accessible sidewalk that provides pedestrian connection to parking/drop-off zones.  
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 Are there adequate parking areas and off-street truck loading spaces (if applicable) 

for the anticipated number of occupants, employees, patrons, and the layout of the 

parking is convenient and conducive to safe operation?  

 

Yes. As per Article 5, Division 14, Section 5-1402 of the LDRs, an educational facility 

requires a minimum of one (1) parking space per two hundred (200) square feet of gross 

usable floor area. The school has a floor area of approximately 1,917 square feet that shall 

require a minimum parking of ten (10) parking spaces on site. Additionally, under the State 

Requirement for Educational Facilities, Chapter 5, Section 5, the minimum parking space 

required is one (1) parking space for each faculty/staff member, whereas It Takes a Village 

proposes six (6) faculty/staff members. 

 

Six (6) total parking spaces are provided on-site. Adjoining the primary parcel, as stated 

above, are two properties to the north providing ancillary parking, totaling twenty-one 

(21) parking spaces inclusive of an ADA accessible space. As a condition of this special 

exception, a unity of title will be required between the three (3) subject properties that will 

furthermore provide adequate parking for the site.  

 

Additionally, the applicant shall provide a minimum of ten bicycle parking spaces. 

According to Section 5-802(G)(2)(b)(1) of the LDRs, bicycle parking requirement for 

elementary/middle/private schools shall be one hundred percent (100%) of the required 

number of motor vehicle parking.  

 

 Is there suitable landscaping or fencing alongside lot and rear lot lines adjacent to 

residential uses or residential zoning districts.  

 

Yes, the existing landscape on site shall be maintained. The existing security/boundary 

fencing along the perimeter of the site of about five (5) feet in height shall be maintained 

in a safe condition and shall be free from jagged or sharp projection and other hazards. 

There is additional fencing around the playground/recreational area that restricts access 

of the playground area from inside the facility. Additionally, the fence serves as a clear 

separation of the school use from the abutting and adjacent religious institutions and 

residential homes.  

 

The outdoor recreation playground area totals approximately 4,300 square feet and is 

located on the south and west side of the building. According to Section 5-105(C)(9)(c) of 

the LDRs, the minimum standard for outdoor recreation playground/play area for 

kindergarten level is forty-five (45) square feet per child for the first half, resulting with 

approximately five (5) students; and for elementary level is five hundred (500) square feet 

per student for the first thirty (30) students and three hundred (300) square feet for each 

student thereafter. As a result, the approximate total area for playground area shall be 

approximately 16,725 square feet, far exceeding the existing 4,300 square feet accessible. 

However, not all forty-five (45) students will be on the playground at once and not all are 

the same level. It Takes a Village has devised a schedule for students to access the 

playground accordingly, whereas no more than ten (10) children will utilize the 
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playground at once, which will furthermore meet the minimum standards aforementioned, 

additionally, a breakdown of the levels are illustrated below.  

 

 

 

 

 

 

 

 Is the proposed special exception reasonable in terms of logical, efficient and 

economical extension of public services and facilities, such as public water, sewers, 

police and fire protection, and transportation?  

 

Yes. All basic public services, such as public water, sewers, police, and fire protection, are 

readily available and currently serve the property at the appropriate level-of-service. The 

proposed use will not require an extension of public water and sewer lines and will not 

negatively impact the transportation system.  

 

 Will the proposed special exception constitute an appropriate use in the area and will 

not substantially injure or detract from the use of the surrounding property or from 

the character of the neighborhood? 
 

Yes. The proposed elementary school to serve grades kindergarten through fifth (K-5), is 

intended to provide a relatable use within an established residential area that consists of 

low-density residential uses. In conjunction with the religious institute to the north, the 

school does not present an adverse impact on the surrounding neighborhood, as a prior 

school was located at the subject property for approximately nine years. Thus, the 

elementary school constitutes an appropriate use to serve the children of the residential 

neighborhoods and may be permitted after review and recommendation by the Board of 

Adjustment, according to the procedures and criteria of Section 3-504 of the LDRs.  

 

STAFF RECOMMENDATION 

 

In light of these findings, staff recommends approval of the requested special exception use in 

accordance to Article 3, Division 5, Section 3-504: Standards of approval of the Land 

Development Regulations (LDRs), to allow an educational – private school on the subject property 

with the following conditions:  

1. The applicant shall obtain a unity of title between the three (3) subject properties located 

south of NW 122nd Street and west of NW 2nd Avenue (folio numbers: 06-2125-017-0960; 

06-2125-000-0170; and 06-2125-000-0160).   

2. The proposed before and aftercare, tutoring, and extra-curricular activities proposed will 

remain as an ancillary to the educational – private elementary school serving grades 

kindergarten through fifth (K-5).  

3. The applicant shall provide ten (10) bicycle parking spaces located near the principal 

entrance to the building and shall post and maintain an above-ground sign entitled, 

“Secured Bicycle Parking” per LDR Section 5-802(G)(6).  

Breakdown of Students  

 Amount of Students   Minimum Recreation Area 

Kindergarten Level  10 225 sq. ft.  

Elementary Level  30-35 15,000 + 1,500 = 16,500 sq. ft.  

Total  40-45 16,725 sq. ft.  
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4. The applicant shall mark (by way of directional and traffic control signage or pavement 

markings) the one-way directional movement entering and exiting the subject property at 

the southeastern parking lot.  

5. Playgrounds and equipment where provided shall be maintained in a safe and acceptable 

condition for the intended function, and shall furthermore comply with State Requirement 

for Educational Facilities, Section 5(2)(d). 

 

PUBLIC NOTIFICATION/COMMENTS 

 

In accordance with Subsections (A), (B) and (C) of Article 3, Division 3, Section 3-302 of the 

LDRs, notification of the applicant’s request was published in the Daily Business Review, posted 

on the property, and mailed to property owners within a 500-foot radius of the subject property.  

 

Mailed Written Notification:     October 9, 2020  

Published Newspaper Notification:    October 9, 2020 

Posted Property Notice:      October 9, 2020 

 

To date, no comments were received from neighboring property owners within a 500-foot radius.  

 

APPLICABLE LDR SECTIONS 

 

Article 3, Division 3, Section 3-302 (A), (B) and (C); 

Article 3, Division 5, Section 3-504;  

Article 4, Division 2, Section 4-201 & 4-202;  

Article 5, Division 1, Section 5-105; 

Article 5, Division 14, Section 5-1402; and  

Article 7, Section 7-101. 

 

ATTACHMENTS 

 
Exhibit A: Application 

Exhibit B: Letter of Intent  

Exhibit C: Survey  

Exhibit D: Site Plan  

Exhibit E: Floor Plan 

Exhibit F: Images of the Site 
 

 

 

 

 

 

 





It Takes a Village Academy of Excellence 

12128 NW 8 Avenue 

North Miami, Fl 33168 

(786) 985-8634 

 

July 9, 2020 

 

North Miami Community Planning & Development  

12400 NE 8 Avenue 

North Miami, Fl. 33161 

(305) 893-6511, Ext. 19011 

 

RE: Letter of Intent  

 

This letter is being written express our interest in opening a private school at the property located at 

12128 NW 2 Avenue, Miami, Fl. 33168. The square footage for the property is 1917 sq. ft and will hold 

approximately 40-45 children and require a maximum of 6 employees during the largest shift. We will 

provide all-in-one educational and enrichment services such as full-day schooling, before and after care, 

tutoring and extra-curricular activities. We intend to be in operation Monday – Friday from 7 a.m. to 6 

p.m. Lastly, we are confident that our business would be an asset to the North Miami neighborhood in 

which it intends to reside and ask that you formally accept this letter of intention.  

 

 

Respectfully, 

 

 

Ashley Shaw 





 



 



 

View from NW 122 Street  



 

View from NW 122 Street  



 

View from NW 2 Avenue  

 

View from the corner of NW 122 Street and NW 2 Avenue   



 

 

 

View from NW 2 Avenue  



 

 

 

View from NW 2 Avenue  
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side setback requirement is fifteen (15) feet for a corner lot within the R-1 Residential Estate 
zoning district. 
 
BACKGROUND 
 
The property is approximately 11,245 square feet (0.25 acres) and is located at the northeast 
corner of the intersection of Keystone Boulevard and N Bayshore Drive. According to the 
Miami-Dade County’s Property Appraiser, the subject property contains a single-story 
residential building that totals approximately 3,550 square feet and the structure built in year 
1956. The current setback of the existing residential building, as depicted on the survey, is 5.97 
feet from the secondary side frontage (off N Bayshore Drive), resulting in a nonconforming 
structure.  
 
The applicants intend to demolish the existing residential building and build a new two-story 
residential building with a gross total of approximately 5,889.14 square feet. The future building, 
as depicted on the proposed site plan, is seven and one-half (7.5) feet setback from the secondary 
side frontage, where a minimum of fifteen (15) feet corner lot side street setback is required 
according to Section 4-203 (A): Minimum Standards of Development, Residential Districts.  
 
The applicants seek a variance to deviate from the required minimum setback of fifteen (15) feet 
to proposed setback of seven and one-half (7.5) feet and the request requires Board of 
Adjustment (BOA) approval.  
 
PRIOR CITY CASES RELEVANT TO SUBJECT PROPERTY  
 

1. The subject property has no open code violations.  
 
SURROUNDING LAND USE CHARACTERISTICS 
 
Property Future Land Use Existing Zoning Existing Use/Subdivision 

Site Low Density Residential 
(35 ft., 5.1 du/ac) 

R-1 Residential Estate 
District  

Single-Family Home  

North Low Density Residential 
(35 ft., 5.1 du/ac) 

R-1 Residential Estate 
District  

Waterway (Little Arch Creek) / 
Single-Family Home  

South  Low Density Residential 
(35 ft., 5.1 du/ac) 

R-1 Residential Estate 
District  

Intersection of Keystone 
Boulevard and N Bayshore Drive  

East Low Density Residential 
(35 ft., 5.1 du/ac) 

R-1 Residential Estate 
District  

Single-Family Home 

West Low Density Residential 
(35 ft., 5.1 du/ac) 

R-1 Residential Estate 
District  

N Bayshore Drive / Single-
Family Home 

 
The subject property together with the surrounding properties are zoned R-1 residential estate 
district providing a low-density residential neighborhood characteristic. The subject property 
fronts a four-way and fork-like intersection with a median to the south. To the west of the subject 
property is N Bayshore Drive roadway, which at the point of intersection heading north is raised 
as an “overpass” providing vehicular and pedestrian access over Little Arch Creek giving 
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traverse to the Keystone Islands community. Furthermore, the property fronts said waterway on 
the north. Figures 1 and 2 illustrate the zoning map, and an aerial image of the subject property 
and its surroundings, respectively.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: North Miami Zoning Map  

Little Arch Creek  

R-1 Residential Estate District  

2233 Keystone 
Boulevard 
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OVERVIEW OF REQUEST 
 
The applicants request a variance to allow a deviation from the minimum required corner lot side 
setback. The variance request involves a reduction of the required side street setback by 
approximately seven and one-half (7.5) feet. This would reduce the required setback of fifteen 
(15) feet to seven and one-half (7.5) feet in accordance to LDR Section 4-203(A).  
 
ANALYSIS  
 
Article 3, Division 6, Section 3-606 of the City’s LDRs authorizes the Board of Adjustment 
(BOA) to hear and grant or deny applications for variances from the terms of these LDRs. In 
evaluating an application for variances, the BOA shall find that the applicant demonstrates 
compliance with four (4) of the six (6) items as listed below: 
 

1. Special conditions and circumstances exist which are peculiar to the land, structure or 
building involved and which are not applicable to other lands, structures or buildings in 
the same zoning district.  

 
Yes. An elevated traverse of approximately twelve (12) feet abuts the subject property, 
which is North Bayshore Drive. For this reason, the west portion of the subject property 

Figure 2: Aerial Map  

Keystone Blvd 

N Bayshore Dr 

2233 Keystone 
Boulevard 
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is largely (concealed) by the roadway. Because of the roadway configuration to the 
property, the existing residence and any new structure locate along the west portion of 
the property will be greatly obscured from visual view. The circumstance serves to quail 
the visual impact of the residence. Therefore, any setback deviation would have 
minimalist to no impact on the aesthetics of the surround area and sight visibility 
triangle.  Additionally the west portion of the property is aggressively landscaped with 
large planting that furthers concealed the property.  
 

Recognizing the proposed residential building will not impact nor obstruct the cross-
visibility, the elevated abutting roadway has created a peculiar circumstance to the 
subject property.  

 
2. The unusual circumstances or conditions necessitating the variance request are present in 

the neighborhood and are not unique to the property. 
 

No. Several corner lots exist in the neighborhood that abuts elevated roadways. Per the 
applicant, at least one other corner lot residence’s side setback is approximately 7.5’, 
which matches the applicant’s request. That said, staff’s unofficial review of the 
neighborhood’s corner lot through Google Earth using its measuring tool, the exercise 
revealed the prevailing character of corner lot properties of the neighborhood meets or 
exceed the minimum side street setback of 15’. However, without a current survey or 
staffs proper inspection of each property, staff cannot officially state whether the 
properties comply with the current LDRs.  

 
3. That the requested variance maintains the basic intent and purpose of the subject 

regulations, particularly as it affects the stability and appearance of the City. 
 
Yes, the property is zoned R-1 Residential Estate and the future land use classification is 
Low-Density Residential. Both the zoning district and the land use classification permits 
a residential development of single-family. The proposed new residence does not deviate 
from the allowed single-family use to the property. Furthermore, the subject property is a 
corner lot and requires a minimum secondary frontage setback of fifteen (15) feet. The 
LDR’s intent of doubling the minimum side setback for principle structures on corner lots 
is to provide a buffer and safe visibility from the right-of-way(s). Abutting N Bayshore 
Drive, as stated above, the elevated roadway creates a unique circumstance of how the 
right-of-way relates with the property. For this reason, the unique location reduces the 
need of a fifteen (15) foot side street setback.  
 

Additionally, the R-1 zoning district’s minimum required side setback (Table 1) is seven 
and one-half (7.5) feet or 10% of the lot frontage. The applicant’s setback deviation 
matches the standard city’s lot side setback within the R-1 at seven and one-half (7.5) 
feet. Thus, the requested side setback deviation of 7.5 feet will not adversely affect the 
stability and appearance of the city.  

 
     Table 1: LDRs Section 4-203: Minimum Standards of Development | Residential Districts 

Zoning District Minimum Setbacks (feet) Maximum 
Height (feet)  Front Side Rear 
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R-1 25 7.5 or 10%** 25 35 
** Seven and one-half (7.5) feet or ten (10) percent of the lot frontage, whichever is greater. Corner lot setback: minimum fifteen (15) 
feet or front setback of adjoining lot fronting on side street. 

 
4. The literal interpretation of the provisions of these LDRs would deprive the applicant of 

the rights commonly enjoyed by other properties in the same zoning district under the 
terms of these LDRs.  

 
No, the literal interpretation of the provisions of these LDRs would not prevent the 
construction of a single-family residence.  

 
5. The variance requested is the minimum variance that will make possible the reasonable 

use of the land, structure or building.  

No. Even though the existing residence is a nonconforming structure with a side street 
setback of 5.89’ that does not meet the required corner lot setback of fifteen (15) feet, a 
variance is not required to construct new a single-family residence, reasonable to the 
land. In that the minimum require lot size of the R-1 zoning district is 8,200 square feet. 
The subject property is a standard lot with no tangible irregularities of approximately 
11,245 square feet, which exceeds the minimum required lot size within the R-1 zoning 
district.  
 

6. The granting of the variance will be in harmony with the general intent and purpose of 
these LDRs and such variance will not be injurious to the area involved.  

 
Yes, the granting of the requested variance of seven and one-half (7.5) feet would not be 
injurious to the area. In that, the corner lot side street setback reduction from fifteen (15) 
to seven and one-half (7.5) feet aligns with the prevalent side yard setbacks within the R-
1 Residential Estate zoning district. Hence, the side setback reduction is harmonious and 
upholds the provisions of the LDRs, “to protect, promote and improve the public health, 
safety, comfort, order, appearance, convenience, morals and general welfare and quality 
of life in the City of North Miami”.  
 
Furthermore and based upon the proposed site plan, the applicant for the subject 
property is doing their part to ensure that the new two-story residence does not obstruct 
a full view of vehicular traffic concerning the corner lot and meets at a minimum the 
development standards.  

 
STAFF RECOMMENDATION 

The request variance of the Land Development Regulations (LDRs) represents a diminutive 
deviation of the LDRs. That said, in light of the findings pursuant to LDRs Article 3, Section 3-
606, staff recommends denial of the requested variance from Article 4, Division 2, Section 4-
203. The minimum Standards of Development of the Land Development Regulations (LDRs) to 
allow a deviation from the required minimum corner lot setback in the R-1 Residential Estate 
District of fifteen (15) feet to proposed setback of seven and one-half (7.5) feet from the 
secondary frontage off N Bayshore Drive.  

https://codehub.gridics.com/us/fl/north-miami#/c8542402-0879-46d1-bbc4-262f6a2c9c87/2f62fb2c-fa3f-4ac5-aa0c-af84111a1826&anchor=frontage
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PUBLIC NOTIFICATION/COMMENTS 
 
In accordance with Subsections (A), (B) and (C) of Article 3, Division 3, Section 3-302 of the 
LDRs, notification of the applicant’s request was published in the Daily Business Review, posted 
on the property, and mailed to property owners within a 500-foot radius of the subject property.  
 
Mailed Written Notification:     October 9, 2020 
Published Newspaper Notification:    October 9, 2020 
Posted Property Notice:      October 9, 2020 
 
To date, no comments were received from neighboring property owners within a 500-foot radius.  
 
APPLICABLE LDR SECTIONS 
 
Article 3, Division 3, Section 3-302 (A), (B) and (C); 
Article 3, Division 6, Section 3-606 (A) and (B);  
Article 4, Division 2, Section 4-203;  
Article 6, Division 1; and  
Article 7, Section 7-101. 
 
ATTACHMENTS 
 
Exhibit A: Application 
Exhibit B: Letter of Intent  
Exhibit C: Survey  
Exhibit D: Proposed Site Plan  







 
Letter   of   Intent  
 
To:  Planning   and   Zoning   Board   Members   of   North   Miami  
From:  Mario   Behr   -   Home   owner   /   developer  

Alan   Egert   /   Ace   Construction   -   Contractor  
Date: July   29th,   2020  
RE: Corner   Lot   Setback   Variance   for   New   Home   Construction   @   2233   Keystone   Blvd  
 
--------------  
 
Location   information  
 
Property   Owners: Mario   &   Stacy   Behr  
Property   Address: 2233   Keystone   Boulevard,   North   Miami,   FL   33181  
Folio   number: 06-2228-013-0030  
Existing   Zoning:  R-2   Residential   single-family   district  
Existing   Land   Use: Residential  
Future   Land   Use   Designation: Residential   Low   Density  
 
Request:  
The   applicants   /   property   owners,   Mario   &   Stacy   Behr,   request   one   (1)   variance   from    (Ord.   No.  
57-19,   §   30(B),   10-22-57)    in   order   to   permit   the   construction   of   a   new   home   that   would   result   in  
the   western   most   wall   of   the   remodeled   residential   structure   having   a   7’   6”   setback,   where   a   15’  
corner   lot   setback   is   required   by   Code.   
 
Hardships:  

● Unique   location   causes   special   circumstances:     The   home   is   located   on   the   east   side  
of   the   bridge   at   the   intersection   of   Bayshore   Drive   and   Keystone   Blvd.   in   Keystone   Point.  
While   this   property   is   zoned   as   a   corner   lot   and   therefore   subject   to   the   15’   setback  
regulations   on   the   corner,   this   lot   has   special   conditions   and   circumstances   that   are  
peculiar   to   the   land   which   are   not   applicable   to   other   lands.   
 
Existing   conditions:  

○ There   is   a   bridge   separating   the   residence   from   the   neighbor   on   the   west   side   of  
the   road.   The   neighboring   buildings   are   not   visible   to   one   another   due   to   the  
rising   elevation   of   the   roadway   (up   to   12’)   blocking   the   view.  

○ No   sidewalk   is   present   on   the   east   side   of   the   road   /   bridge   adjacent   to   the  
property   seeking   the   variance  

○ An   existing   12’   easement   separates   the   roadway   from   the   property   line  
○ A   6’   -   12’   high   coral   rock   wall   further   separates   the   property   from   the   roadway   

 



Granting   the   variance   to   place   the   new   exterior   wall   with   a   setback   of   7’6”   from   the  
property   line   does   not   infringe   on   anyone   or   any   other   property   owners   as   there   is   no  
neighbor   visible   on   that   side,   only   the   rising   elevation   of   the   bridge   and   the   easement.   
 
It   should   be   noted   that   the   western   exterior   wall   of   the   existing   residence   is   currently   only  
5.89’   away   from   the   property   line,   so   the   new   exterior   wall   would   be   2’   further   away   from  
the   roadway   than   the   existing   structure.  
 
Bridge   at   N.   Bayshore   &   Keystone   Blvd.   w/   sidewalk   on   west   side   visible,   and   12’   wide  
easement   on   east   side.  

 
 
 

  



Existing   residence   at   2233   Keystone   Blvd.   with   a   5.89’   setback   on   the   west   side.  

 

 



Coral   Rock   wall   that’s   part   of   the   bridge   easement  

 
Bridge   roadway   with   no   sidewalk   bordering   the   property.  
 

 



● Deprivation   of   rights   commonly   enjoyed   by   other   properties   in   the   same   zoning  
district.    When   compared   to   neighboring   properties   in   the   same   development,   most  
corner   lots   have   either   a   15’   setback   from   the   sidewalk,   or   7’6”   setback   from   the  
sidewalk.   In   addition,   some   properties   are   either   directly   contacting   the   sidewalk   with   no  
setback   (cinder   block   walls   at   12880   Hickory   Rd.)   or   some   have   been   granted   recent  
permits   for   a   setback   of   7’   6”   from   the   sidewalk   on   the   corner   (exterior   walls   of   the  
residence   at   12885   Bayshore   Dr.).   In   both   cases   (there   are   more   in   the   neighborhood  
not   listed   here)   there   are   no   mitigating   circumstances   for   the   setback   variance   such   as   at  
2233   Keystone   Blvd   where   there   is   separation   or   insulation   from   neighboring   properties  
as   a   result   of   the   easement,   the   bridge,   a   12’   high   coral   rock   wall   and   the   absence   of   a  
sidewalk.   Photos   are   attached   to   this   LOI   for   reference.  

 
Newly   constructed   home   at   12885   N.   Bayshore   Dr   with   7’6’   setback   from   the   corner  
property   line   without   mitigating   circumstances.  
 

 
 
  



Additional   comparable   corner   lots   without   the   standard   15’   setback  

 
 

 



 
 

● Improvement   over   existing   setback:    The   existing   structure   at   2233   Keystone   Blvd.  
currently   has   the   western   most   wall   with   a   setback   of   only   5.89’   from   the   property   line  
(17.89’   from   the   road).   The   property   owners   are   requesting   the   remodeled   structure  
have   the   same   setback   applied   as   the   interior   setback   between   most   homes   in   Keystone  
Point,   which   is   7’   6”.   If   granted,   this   new   setback   would   move   the   western   most   wall   of  
the   new   structure   almost   2’   further   away   from   the   roadway   than   it   is   currently,   for   a   total  
distance   of   19’   6”   from   the   roadway   (including   the   easement).   Additionally,   the   owners  
would   relocate   the   driveway   that   currently   exists   inside   the   15’   triangle   on   the   corner   and  
move   it   to   the   east   side   of   the   property,   bringing   that   aspect   of   the   property   up   to   Code  
and   eliminating   the   risk   of   collision   with   cars   navigating   the   intersection   and   cars   leaving  
the   driveway   at   2233   Keystone   Blvd.  
 

 
 
The   request   complies   with   at   least   4   of   the   6   standards   listed   in   (Sec.   3-606)  
 

1. Special   conditions   and   circumstances   exist   which   are   peculiar   to   the   land   which   are   not  
applicable   to   other   lands.   Both   the   bridge   and   the   easement   are   unique   to   this   section   of  
the   neighborhood.   The   10’   high   coral   rock   wall   is   unique   as   well.   Further,   the   fact   there   is  
no   sidewalk   on   that   side   of   the   bridge   /   street   is   a   material   factor.  



2. The   requested   variance    maintains   the   basic   intent   and   purpose   of   the   subject  
regulations   particularly   as   it   affects   the   stability   and   appearance   of   the   City   in   that   the  
request   is   for   the   standard   7’   6”   setback   that   applies   for   interior   setbacks   throughout   the  
neighborhood.   The   western   most   wall   of   the   remodeled   structure   will   still   be   a   total   of   19’  
6”   away   from   the   roadway   if   the   variance   is   granted.   In   addition,   that   moves   the   new   wall  
2’   further   away   from   the   roadway   than   the   currently   existing   wall.  

3. The   literal   interpretation   of   the   provisions   of   these   LDRs   would   deprive   the   applicant   of  
rights   commonly   enjoyed   by   other   properties   in   the   same   zoning   district   under   the   terms  
of   these   LDRs   in   that   multiple   other   corner   lots   in   the   neighborhood   have   received  
permission   for   7’   6”   corner   lot   setbacks   (even   though   there   is   a   sidewalk,   and   no   bridge  
or   coral   wall   separating   them   from   the   adjacent   roadway).  

4. The   granting   of   the   variance   will   be   in   harmony   with   the   general   intent   and   purpose   of  
these   LDRs   and   such   variance   will   not   be   injurious   to   the   area   involved   for   several  
reasons.   The   remodeled   building   will   be   2’   further   away   from   the   roadway   than   it   is  
currently   (19’   6”   away   from   the   roadway   vs.   17’6”   currently),   thereby   not   infringing   in   any  
way   on   anyone   and   actually   improving   the   current   situation.   In   addition,   this   variance   is  
similar   to   other   variances   that   have   been   granted   for   recent   remodels.   Finally,   the  
setback   requested   is   consistent   with   the   standard   interior   setbacks   most   residents   living  
in   Keystone   Point   currently   enjoy   between   their   own   homes.  

 
In   closing,   this   request   is   not   detrimental   to   the   community   and   does   not   impact   the   appearance  
of   the   community   at   large   since   the   existing   building   is   closer   to   the   roadway   than   the   requested  
variance   if   granted.   The   remodeled   building   will   be   further   away   from   the   property   line   and  
roadway   than   the   current   building   as   a   result.   Further,   similar   variances   have   been   granted   for  
setbacks   of   7’6”   to   comparable   properties   in   the   same   neighborhood.   
 
Attachments:  

1. Letter   of   Intent  
2. Variance   request   -   statement   of   hardship  
3. Certified   Map   &   2   sets   of   mailing   labels  
4. Site   Survey  
5. Site   Plan   including   landscaping  
6. Floor   Plan   including   how   building   will   be   used   and   square   footage  
7. Elevations   /   Renderings  

  



Setback   Tables  
 

Sec.   33-41.   -   Setbacks—Application   of   tables.  

Front   building   lines   for   all   structures   shall   be   set   back   from   the   nearest   highway  
right-of-way   according   to   sections   on   official   right-of-way   plan   and   minimum   widths   and   tables  
in   this   article.   The   setback   from   all   side   and   rear   property   lines   shall   be   not   less   than   ten   (10)  
percent   of   the   average   width   of   the   lot,   provided   such   setback   is   not   less   than   five   (5)   feet,   but  
in   no   case   shall   such   setback   requirements   exceed   seven   and   one-half   (7½)   feet,   except   where  
greater   distance   is   required   for   a   specified   district   by   tables   in   this   article   and   for   corner   lots.  

(Ord.   No.   57-19,   §   30(B),   10-22-57)  

 

Featured   snippet   from   the   web  

North   Miami   Beach,   FL  

Yard   Setback   (feet)  

Rear   15  

Rear   (waterfront)   25  

Side   (interior)   7½  

Side   ( corner )   15  
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MARIO AND STACY BEHR
2233 KEYSTONE BLVD, NORTH MIAMI FLORIDA 33131

Behr Residence
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ZONING

SITE DATA

PROJECT:  NEW SINGLE FAMILY RESIDENCE
LEGAL DESCRIPTION

MARIO BEHR TRS BEYOND THE BEHR NECESSITIES
REVOCABLE TRUST STACY BEHR TRS
2233 KEYSTONE BLVD
NORTH MIAMI, FLORIDA 33131
06-2228-013-0030
TYPE VB - NEW RESIDENCE
TBD FROM FEMA D.F.E. TO TOP OF ARCH FEATURES
R-3

11,245 SF  (0.258 ACRES)

NEW TWO STORY SINGLE FAMILY RESIDENCE WITH
TWO CAR GARAGE

SEE APPLICATION

OWNER

PROJECT ADDRESS

PARCEL CONTROL NUMBER
CONSTRUCTION
HEIGHT (TO TOP OF ROOF)
OCCUPANCY TYPE PER FBC 310.1
GROSS LOT AREA
NET LOT AREA (NOT INCL
INGRESS/EGRESS OR STREET

CONSTRUCTION /
PROJECT DESCRIPTION

ESTIMATED CONSTRUCTION COST

ZONING DISTRICT:

FEMA FLOOD ZONE:

PROPOSED FINISHED FLOOR
(DATUM)

CROWN OF THE ROAD

CURRENT USE
PROPOSED USE

SEPT 11, 2009        AE         9 NAVD

120655 0144 L

R-1 ZONING DISTRICT.

AE 5

+10.0' NAVD 88 (+9'-0" F.B.E. PLUS 1'-0"
FREEBOARD)

+4.56'  (VERIFY W/SURVEY )

VACANT LAND
RESIDENTIAL

SURVEY

BEFORE SLAB INSPECTION OR PRIOR TO FRAMING THE BUILDING DEPARTMENT SHALL
BE SUPPLIED TWO SURVEYORS ENGINEERING PLANS CERTIFIED BY A FLORIDA
REGISTERED ENGINEER OR SURVEYOR, SHOWING SETBACK DISTANCES FROM EACH
PROPERTY LINE TO THE STEM WALLS OR SILLS OF THE BUILDING OR STRUCTURE UNDER
CONSTRUCTION.  THE BUILDING DEPARTMENT SHALL ALSO BE FURNISHED WRITTEN
CERTIFICATIONS FROM A FLORIDA REGISTERED ENGINEER OR LAND SURVEYOR
STATING THAT THE TOP OF THE FLOOR SLAB IS ABOVE THE ONE HUNDRED YEAR FLOOR
PLAIN AND A MINIMUM OF 18 INCHES ABOVE THE CROWN OF THE ROAD OR
MEASURED TO THE BOTTOM OF THE WOOD JOISTS WILL BE A MINIMUM OF 18 INCHES
ABOVE THE CROWN OF THE ROAD.  AMD ORD 21-96

ALL  LANDSCAPED AREAS SHALL RECEIVE  COVERAGE BY MEANS OF AN AUTOMATIC
SPRINKLER/IRRIGATION SYSTEM W/AN AUTOMATIC RAIN SENSOR IN ORDER TO RENDER
THE SYSTEM INOPERATIVE IN THE EVENT OF RAIN. LANDSCAPED RIGHT OF WAY AREAS
SHALL ALSO BE INCORPORATED AS PART OF THE IRRIGATION SYSTEM.  DESIGNED AND
CONSTRUCTED IN ACCORDANCE WITH THE CITY'S CODE OF ORDINANCE, FLORIDA
BUILDING CODE,  STATE LAW AND THE REGULATIONS OF THE SOUTH FLORIDA WATER
MANAGEMENT DISTRICT.
IRRIGATION UNDER SEPARATE PERMIT AND SHALL COMPLY W/ ULDR SECT 7.3.12

IRRIGATION NOTES

IRREGULAR LOT NOTE:
IN THE EVENT THE LOT IS IRREGULAR IN SHAPE AND/OR THE PROPOSED LAYOUT OF THE
STRUCTURE, THE CONTRACTOR SHALL BE RESPONSIBLE TO HAVE A REGISTERED LAND
SURVEYOR STAKE OUT THE SLAB PERIMETER, BEARING WALLS AND STRUCTURAL
COLUMN LOCATIONS AND VERIFY THAT THE STRUCTURE IS WITHIN ALL REQUIRED CITY
SETBACKS AND EASEMENTS.  THE SURVEYOR SHALL NOTIFY THE ARCHITECT AND
CONTRACTOR IMMEDIATELY IF ANY PORTION OF THE HOUSE ENCROACHES INTO A
REQUIRED SETBACK OR EASEMENT. BASED UPON THE INFORMATION PROVIDED BY THE
SURVEYOR, THE ARCHITECT SHALL COORDINATE WITH THE CONTRACTOR TO MAKE
ANY NECESSARY ADJUSTMENTS TO THE CONSTRUCTION DRAWINGS. NO WORK SHALL
COMMENCE ON THE STRUCTURE UNTIL THE CONTRACTOR HAS RECEIVED FROM THE
ARCHITECT REVISED DRAWINGS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR
COORDINATING ALL TRADES AND INFORMING SUBCONTRACTORS OF THE REVISION.
DUE TO THE INTRACASY OF THE PROPERTY ANGLES THE CONTRACTOR SHALL EXERCISE
EXTREME CARE DURING THE LAYOUT OF THE FOUNDATION PERIMETER AND  BEARING
WALLS.

UPON PLACEMENT OF THE LOWEST FLOOR AND PRIOR TO FURTHER VERTICAL
CONSTRUCTION, AN ELEVATION CERTIFICATE SHALL BE SUBMITTED TO THE BUILDING
DEPARTMENT FOR REVIEW AND APPROVAL (FBC 2017, BUILDING SECTION 110.3); IN
ADDITION, AN AS BUILT ELEVATION CERTIFICATE FOR FINISHED CONSTRUCTION SHALL
BE SUBMITTED TO BUILDING DEPARTMENT FOR REVIEW AND APPROVAL PRIOR TO
OBTAINING A CERTIFICATE OF OCCUPANCY.

SCALE : N.T.S.

DISTRIBUTION

THESE DESIGNS AND DRAWINGS ARE THE
COPYRIGHTED PROPERTY OF IN-SITE DESIGN
GROUP, LLC. AND MAY NOT BE REPRODUCED
EXCEPT WITH SPECIFIC WRITTEN CONCENT OF THE
COMPANY.  THE CONTACTOR MUST CHECK AND
VERIFY ALL DIMENSIONS OF THE JOB AND BE
RESPONSIBLE FOR SAME  REPORTING ANY
DISCREPANCIES TO THE ARCHITECT BEFORE
COMMENCEMENT OF WORK.  DRAWINGS ARE
NOT TO BE SCALED.

JULY-10-2020

IN-SITE

DESIGN

GROUP  LLC

REVISIONS

ANNIE K. CARRUTHERS

954 921 5333

ARCHITECT

1546 JACKSON STREET
HOLLYWOOD, FL 33020
AA26001758
WWW.INSITEDESIGNGROUP.COM

SEAL

STATE OF FLORIDA LICENSE No AR-97156

DESIGN DEVELOPMENT
APPROVAL
07-29-2020

XXX-2020

VARIANCE SUBMITTAL

DATE

SHEET NAME

BEHR RESIDENCE

OWNER: MARIO AND STACY

BEHR

ADDRESS:

2233 KEYSTONE BLVD

NORTH MIAMI, FL  33181

VARIANCE SUBMITTAL
NOT FOR CONSTRUCTION

THIS PROJECT

ANY APPLICABLE RESOLUTION

NOTICE: IN ADDITION TO THE REQUIREMENTS OF THIS PERMIT, THERE MAY BE OTHER
ADDITIONAL RESTRICTIONS APPLICABLE TO THIS PROPERTY THAT MAY BE FOUND IN THE
PUBLIC RECORDS OF THIS COUNTY. APPLICANTS WILL COMPLY WITH ANY APPLICABLE
CITY ORDINANCE INCLUDING PERMIT APPLICATION, REVIEW AND APPROVAL PRIOR
TO THE COMMENCEMENT OF CONSTRUCTION.

SITE PLAN NOTES:

SOIL STATEMENT

1.

2.

3.

4.

5.

REFER TO THE RECORDED PLAT FOR INFORMATION RELATED TO THIS PROPERTY.

REFER TO LEGAL DESCRIPTION FOR SITE GEOMETRY, BOUNDARIES, ELEVATIONS AND
LOCATION OF EXISTING STRUCTURES

FIELD VERIFY ALL DIMENSIONS PRIOR TO COMMENCEMENT OF WORK IF ANY
DISCREPANCY ARISES PLEASE NOTIFY THE ARCHITECT IMMEDIATELY AND PRIOR TO
COMMENCEMENT OR CONTINUATION WITH THE WORK IN QUESTION.

GENERAL CONTRACTOR TO VISIT SITE PRIOR TO BIDDING AND VERIFY ALL EXISTING
CONDITIONS

GENERAL CONTRACTOR TO VERIFY LOCATION OF ALL UTILITIES, SEWER, WATER AND
ELECTRICAL CONNECTIONS BEFORE BIDDING

UNDER NO CIRCUMSTANCES SHALL ANY PART OF THE MAIN STRUCTURE BE
CONSTRUCTED WITHIN THE SETBACKS.  ARCHITECT SHALL BE NOTIFIED OF ANY
DISCREPANCIES OR POTENTIAL ENCROACHMENTS. IN-SITE DESIGN GROUP AND/OR
ARCHITECT MAKE NO REPRESENTATIONS OR GUARANTEES AS TO INFORMATION
REFLECTED HEREON PERTAINING TO THE LOCATION OF STRUCTURES, DIMENSIONS OF
PROPERTY, SETBACK LINES, RIGHT OF WAYS AND EASEMENTS.  SUCH INFORMATION
INCLUDING SETBACKS SHALL BE VERIFIED BY THE SURVEYOR AND THE CONTRACTOR.

CONTRACTOR TO PROVIDE COUNTY W/ CERTIFIED COMPACTION REPORT BEFORE
INSPECTION AS PER F.B.C. R4404.1
A SPOT SURVEY IS REQUIRED SHOWING LOCATION AND ELEVATION OF SLAB

SOIL TREATMENT FOR PROTECTION AGAINST TERMITES SHALL BE SUBMITTED TO
BUILDING DEPT. FROM A NATIONAL PEST CONTROL ASSOC. BEFORE CONCRETE CAN
BE POURED SEC. F.B.C. R320 TERMITE PEST CONTROL TO COMPLY W/F.B.C. SECT 105.10

APPLICABLE CODES

SITE TO BE FILLED IN ACCORDANCE WITH THE COUNTY FLOOD CRITERIA ELEVATION
AND/OR FEMA FLOOD CRITERIA: OR AN ELEVATION NOT LESS THAN 18" ABOVE THE
CROWN OF THE ROAD ELEVATION FRONTING THE PROPERTY.  LOT WILL BE GRADED SO
AS TO PREVENT DIRECT OVERLAND DISCHARGE OF STORM WATER ONTO ADJACENT
PROPERTY.

A COMPLETE GEOTECHNICAL EVALUATION HAS BEEN COMPLETED BY A FLORIDA
ENGINEERING AND TESTING COMPANY FOR THIS SITE.  A COPY OF THE REPORT SHALL
BE SUBMITTED WITH THESE DOCUMENTS BY THE OWNER.

NOTES (2):
OTHER PERMITS OR AFFIDAVITS MAY BE REQUIRED BY CITY INCLUDING, BUT NOT
LIMITED TO FENCE, MANURE BIN, ARENA, IRRIGATION, ROOF, DRIVEWAY, DEMOLITION,
GAS, TEMPORARY STRUCTURES, PRE-FAB FIREPLACES, GENERATOR AND/OR
LANDSCAPING AS PER CITY ORD. AS REQUIRED  TREES TO BE RELOCATED OR
REMOVED UNDER SEPARATE PERMIT.

A LAND DEVELOPMENT PERMIT MAY BE REQUIRED.  CONTRACTOR TO PROVIDE A
PERMIT FOR THE DEMOLITION OF EXISTING STRUCTURES IF REQUIRED, UNDER SEPARATE
PERMIT.

ASCE-7-10                   170             ENCLOSED, RIGID

II                       1. 0                   C

DRAINAGE NOTES

OTHER PERMITS:

ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE FOLLOWING CODES AS
APPLICABLE TO THIS PROJECT AND SCOPE OF WORK (TYP):

THE FLORIDA BUILDING CODE 2017 6TH EDITION AND ALL BROWARD COUNTY
AMMENDMENTS, FLORIDA BUILDING CODE 2017 6TH EDITION WHICH INCLUDES:
A. BUILDING
B. ACCESSIBILITY
C. RESIDENTIAL
D. EXISTING BUILDING
E. PLUMBING
F. FUEL GAS
G. MECHANICAL
H. ENERGY CONSERVATION
I.  TEST PROTOCOLS

FLORIDA FIRE PREVENTION CODE 2012 WITH LOCAL AMENDMENTS:
A.  NATIONAL FIRE PROTECTION ASSOCIATION (NFPA) 101, LIFE SAFETY CODE-
    FLORIDA EDITION 2012
B. NATIONAL FIRE PROTECTION ASSOCIATION'S FIRE CODE NFPA 1
    FLORIDA EDITION 2012

APPLICABLE HOMEOWNERS ASSOCIATION DESIGN GUIDELINES, REGULATIONS AND
HOMEOWNER BY LAWS

STRUCTURE SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE PROVISIONS OF THE 2017
FLORIDA BUILDING CODE AS LIMITED BY THE PROVISIONS OF SECTION R301.2.
ADDITIONAL CRITERIA SHALL BE SET FORTH IN TABLE R301.2(1).

R301.2.1WIND DESIGN CRITERIA.
BUILDINGS AND PORTIONS THEREOF SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE
WIND PROVISIONS OF THE FBC CODE USING THE ULTIMATE DESIGN WIND SPEED IN TABLE
R301.2(1) AS DETERMINED FROM FIGURE R301.2(4). WHERE DIFFERENT CONSTRUCTION
METHODS AND STRUCTURAL MATERIALS ARE USED FOR VARIOUS PORTIONS OF A
BUILDING, THE APPLICABLE REQUIREMENTS OF THIS SECTION FOR EACH PORTION SHALL
APPLY. WHERE NOT OTHERWISE SPECIFIED, THE WIND LOADS LISTED IN TABLE R301.2(2)
ADJUSTED FOR HEIGHT AND EXPOSURE USING TABLE R301.2(3) SHALL BE USED TO
DETERMINE DESIGN LOAD PERFORMANCE REQUIREMENTS FOR WALL COVERINGS,
CURTAIN WALLS, ROOF COVERINGS, EXTERIOR WINDOWS, SKYLIGHTS, AND EXTERIOR
DOORS (OTHER THAN GARAGE DOORS). WHERE LOADS FOR GARAGE DOORS ARE NOT
OTHERWISE SPECIFIED, THE LOADS LISTED IN TABLE R301.2(4) ADJUSTED FOR HEIGHT AND
EXPOSURE USING TABLE R301.2(3) SHALL BE USED TO DETERMINE DESIGN LOAD
PERFORMANCE REQUIREMENTS. ASPHALT SHINGLES SHALL BE DESIGNED FOR WIND SPEEDS
IN ACCORDANCE WITH SECTION R905.2.4. A CONTINUOUS LOAD PATH SHALL BE
PROVIDED TO TRANSMIT THE APPLICABLE UPLIFT FORCES FROM THE ROOF ASSEMBLY TO
THE FOUNDATION.

BUILDINGS AND STRUCTURES LOCATED WITHIN THE HIGH VELOCITY HURRICANE ZONE
SHALL COMPLY WITH SECTIONS R302 TO R327, INCLUSIVE AND THE PROVISIONS OF
CHAPTER 44 AND SECTION R301.2.5 AND R406. IN ADDITION, BUILDINGS AND
STRUCTURES LOCATED IN FLOOD HAZARD AREAS ESTABLISHED IN TABLE R301.2(1)
SHALL COMPLY WITH SECTIONS R301.2.4, R301.2.5 AND R322.

THE FINISHED FLOOR SHALL BE IN ACCORDANCE WITH THE COUNTY FLOOD CRITERIA
ELEVATION AND/OR FEMA FLOOD CRITERIA: OR AN ELEVATION NOT LESS THAN 18"
ABOVE THE CROWN OF THE ROAD ELEVATION FRONTING THE PROPERTY.  LOT WILL BE
GRADED SO AS TO PREVENT DIRECT OVERLAND DISCHARGE OF STORM WATER ONTO
ADJACENT PROPERTY.

THE SITE SHALL BE DESIGNED TO DISPOSE OF ANY ORIGINATING RAINWATER OR OTHER
LIQUID WASTE. IT SHALL NOT BE DISPOSED OF OR FLOW ACROSS ANY ADJOINING
PROPERTY OR SIDEWALK, EITHER PUBLIC OR PRIVATE BUT SHALL BE DISPOSED OF IN
ACCORDANCE WITH THE FLORIDA BUILDING CODE.  IN NO CASE SHOULD ANY
BURMING, MOUNDING, OR REGRADING IMPEDE THE FLOW OF WATER TO OR IN THE
SWALES IN THE VARIOUS EASEMENTS.

RUNOFF SHALL BE DISCHARGED FROM IMPERVIOUS SURFACES THROUGH RETENTION
AREAS, DETENTION DEVICES, FILTERING AND CLEANSING DEVICES OR SUBJECTED TO
SOME OTHER TYPE OF BEST MANAGEMENT PRACTICE PRIOR TO DISCHARGE FROM THE
PROJECT SITE.
ALL RUNOFF MUST BE CONTAINED ON SITE FOR A 5-YEAR 24-HOUR STORM

ALL STORM WATER RUNOFF MUST REMAIN ON SITE DURING CONSTRUCTION AS WELL.
CONSTRUCTION SHALL HAVE NO DRAINAGE IMPACTS TO ADJACENT PROPERTIES,
SURROUNDING RIGHTS OF WAY, STORM WATER FACILITIES AND NEIGHBORING WATER
BODIES.

THE LOCATION AND DIMENSIONS OF THE FENCE AND GATE HAVE BEEN NOTED ON THE DRIVEWAY AND HARDSCAPE PLAN ON
SHEET SP-1.2 . ALL WALLS AND FENCES ALONG THE WEST PROPERTY LINE ARE EXISTING TO REMAIN. SEE SURVEY FOR EXISTING FOR
EXISTING FENCES AND WALLS  THEY HAVE BEEN NOTED AS EXISTING ON THIS PLAN AS WELL. A WOOD FENCE ON THE EAST AND
SOUTH SIDES PROPERTY LINES HAS BEEN ADDED, DIMENSIONED AND A DETAIL ADDED ON SHEET SP-1.2 DETAIL 9.  REGULATIONS FOR
FENCING ARE ALSO ON THIS SHEET
POOL SHALL BE UNDER SEPARATE PERMIT.  POOL IS SHOWN ON THESE PLANS FOR INFORMATION ONLY AND FOR COORDINATION
OF POOL BARRIERS.

POOL BARRIER NOTES:
ONE OF THE FOLLOWING WILL BE USED TO MEET THE REQUIREMENTS OF CHAPTER 15, FLORIDA STATUTES AND FLORIDA BUILDING
CODE RESIDENTIAL 4501.171.1 THROUGH 4501.17.1.14

THE POOL MAY BE EQUIPPED WITH AN APPROVED SAFETY POOL COVER THAT COMPLIES WITH THE AMERICAN SOCIETY FOR TESTING
MATERIALS (ASTM) STANDARD F1346-91
R4501.17RESIDENTIAL SWIMMING BARRIER REQUIREMENT.
RESIDENTIAL SWIMMING POOLS SHALL COMPLY WITH SECTIONS R4501.17.1 THROUGH R4501.17.3.
EXCEPTION: A SWIMMING POOL WITH AN APPROVED SAFETY POOL COVER COMPLYING WITH ASTM F1346.
R4501.17.1OUTDOOR SWIMMING POOLS.
OUTDOOR SWIMMING POOLS SHALL BE PROVIDED WITH A BARRIER COMPLYING WITH R4501.17.1.1 THROUGH R4501.17.1.14.
R4501.17.1.1
THE TOP OF THE BARRIER SHALL BE AT LEAST 48 INCHES (1219 MM) ABOVE GRADE MEASURED ON THE SIDE OF THE BARRIER WHICH
FACES AWAY FROM THE SWIMMING POOL. THE MAXIMUM VERTICAL CLEARANCE BETWEEN GRADE AND THE BOTTOM OF THE
BARRIER SHALL BE 2 INCHES (51 MM) MEASURED ON THE SIDE OF THE BARRIER WHICH FACES AWAY FROM THE SWIMMING POOL.
WHERE THE TOP OF THE POOL STRUCTURE IS ABOVE GRADE THE BARRIER MAY BE AT GROUND LEVEL OR MOUNTED ON TOP OF THE
POOL STRUCTURE. WHERE THE BARRIER IS MOUNTED ON TOP OF THE POOL STRUCTURE, THE MAXIMUM VERTICAL CLEARANCE
BETWEEN THE TOP OF THE POOL STRUCTURE AND THE BOTTOM OF THE BARRIER SHALL BE 4 INCHES (102 MM).
R4501.17.1.2  THE BARRIER MAY NOT HAVE ANY GAPS, OPENINGS, INDENTATIONS, PROTRUSIONS, OR STRUCTURAL COMPONENTS
THAT COULD ALLOW A YOUNG CHILD TO CRAWL UNDER, SQUEEZE THROUGH, OR CLIMB OVER THE BARRIER AS HEREIN DESCRIBED
BELOW. ONE END OF A REMOVABLE CHILD BARRIER SHALL NOT BE REMOVABLE WITHOUT THE AID OF TOOLS. OPENINGS IN ANY
BARRIER SHALL NOT ALLOW PASSAGE OF A 4-INCH-DIAMETER (102 MM) SPHERE.
R4501.17.1.3  SOLID BARRIERS WHICH DO NOT HAVE OPENINGS SHALL NOT CONTAIN INDENTATIONS OR PROTRUSIONS EXCEPT FOR
NORMAL CONSTRUCTION TOLERANCES AND TOOLED MASONRY JOINTS.
R4501.17.1.4  WHERE THE BARRIER IS COMPOSED OF HORIZONTAL AND VERTICAL MEMBERS AND THE DISTANCE BETWEEN THE TOPS
OF THE HORIZONTAL MEMBERS IS LESS THAN 45 INCHES (1143 MM), THE HORIZONTAL MEMBERS SHALL BE LOCATED ON THE
SWIMMING POOL SIDE OF THE FENCE. SPACING BETWEEN VERTICAL MEMBERS SHALL NOT EXCEED 13/4 INCHES (44 MM) IN WIDTH.
WHERE THERE ARE DECORATIVE CUTOUTS WITHIN VERTICAL MEMBERS, SPACING WITHIN THE CUTOUTS SHALL NOT EXCEED 13/4
INCHES (44 MM) IN WIDTH.
R4501.17.1.5  WHERE THE BARRIER IS COMPOSED OF HORIZONTAL AND VERTICAL MEMBERS AND THE DISTANCE BETWEEN THE TOPS
OF THE HORIZONTAL MEMBERS IS 45 INCHES (1143 MM) OR MORE, SPACING BETWEEN VERTICAL MEMBERS SHALL NOT EXCEED 4
INCHES (102 MM). WHERE THERE ARE DECORATIVE CUTOUTS WITHIN VERTICAL MEMBERS, SPACING WITHIN THE CUTOUTS SHALL NOT
EXCEED 13/4 INCHES (44 MM) IN WIDTH.
R4501.17.1.6  MAXIMUM MESH SIZE FOR CHAIN LINK FENCES SHALL BE A 21/4-INCH SQUARE (57 MM) UNLESS THE FENCE IS PROVIDED
WITH SLATS FASTENED AT THE TOP OR BOTTOM WHICH REDUCE THE OPENINGS TO NO MORE THAN 13/4 INCHES (44 MM).
R4501.17.1.7  WHERE THE BARRIER IS COMPOSED OF DIAGONAL MEMBERS, THE MAXIMUM OPENING FORMED BY THE DIAGONAL
MEMBERS SHALL BE NO MORE THAN 13/4 INCHES (44 MM).
R4501.17.1.8  ACCESS GATES, WHEN PROVIDED, SHALL BE SELF-CLOSING AND SHALL COMPLY WITH THE REQUIREMENTS OF SECTIONS
R4501.17.1.1 THROUGH R4501.17.1.7 AND SHALL BE EQUIPPED WITH A SELF-LATCHING LOCKING DEVICE LOCATED ON THE POOL
SIDE OF THE GATE. WHERE THE DEVICE RELEASE IS LOCATED NO LESS THAN 54 INCHES (1372 MM) FROM THE BOTTOM OF THE GATE,
THE DEVICE RELEASE MECHANISM MAY BE LOCATED ON EITHER SIDE OF THE GATE AND SO PLACED THAT IT CANNOT BE REACHED BY
A YOUNG CHILD OVER THE TOP OR THROUGH ANY OPENING OR GAP FROM THE OUTSIDE. GATES THAT PROVIDE ACCESS TO THE
SWIMMING POOL MUST OPEN OUTWARD AWAY FROM THE POOL. THE GATES AND BARRIER SHALL HAVE NO OPENING GREATER
THAN 1/2 INCH (12.7 MM) WITHIN 18 INCHES (457 MM) OF THE RELEASE MECHANISM.
R4501.17.1.9   WHERE A WALL OF A DWELLING SERVES AS PART OF THE BARRIER, ONE OF THE FOLLOWING SHALL APPLY:
1.ALL DOORS AND WINDOWS PROVIDING DIRECT ACCESS FROM THE HOME TO THE POOL SHALL BE EQUIPPED WITH AN EXIT ALARM
COMPLYING WITH UL 2017 THAT HAS A MINIMUM SOUND PRESSURE RATING OF 85 DBA AT 10 FEET (3048 MM). ANY DEACTIVATION
SWITCH SHALL BE LOCATED AT LEAST 54 INCHES (1372 MM) ABOVE THE THRESHOLD OF THE ACCESS. SEPARATE ALARMS ARE NOT
REQUIRED FOR EACH DOOR OR WINDOW IF SENSORS WIRED TO A CENTRAL ALARM SOUND WHEN CONTACT IS BROKEN AT ANY
OPENING.
EXCEPTIONS: A.SCREENED OR PROTECTED WINDOWS HAVING A BOTTOM SILL HEIGHT OF 48 INCHES (1219 MM) OR MORE
MEASURED FROM THE INTERIOR FINISHED FLOOR AT THE POOL ACCESS LEVEL.
B.WINDOWS FACING THE POOL ON FLOOR ABOVE THE FIRST STORY.
C.SCREENED OR PROTECTED PASS-THROUGH KITCHEN WINDOWS 42 INCHES (1067 MM) OR HIGHER WITH A COUNTER BENEATH.
2.ALL DOORS PROVIDING DIRECT ACCESS FROM THE HOME TO THE POOL MUST BE EQUIPPED WITH A SELF-CLOSING, SELF-LATCHING
DEVICE WITH POSITIVE MECHANICAL LATCHING/LOCKING INSTALLED A MINIMUM OF 54 INCHES (1372 MM) ABOVE THE THRESHOLD,
WHICH IS APPROVED BY THE AUTHORITY HAVING JURISDICTION.
3.A SWIMMING POOL ALARM THAT, WHEN PLACED IN A POOL, SOUNDS AN ALARM UPON DETECTION OF AN ACCIDENTAL OR
UNAUTHORIZED ENTRANCE INTO THE WATER. SUCH POOL ALARM MUST MEET AND BE INDEPENDENTLY CERTIFIED TO ASTM STANDARD
F2208, TITLED “STANDARD SAFETY SPECIFICATION FOR RESIDENTIAL POOL ALARMS,” WHICH INCLUDES SURFACE MOTION, PRESSURE,
SONAR, LASER, AND INFRARED ALARMS. FOR PURPOSES OF THIS PARAGRAPH, THE TERM “SWIMMING POOL ALARM” DOES NOT
INCLUDE ANY SWIMMING PROTECTION ALARM DEVICE DESIGNED FOR INDIVIDUAL USE, SUCH AS AN ALARM ATTACHED TO A CHILD
THAT SOUNDS WHEN THE CHILD EXCEEDS A CERTAIN DISTANCE OR BECOMES SUBMERGED IN WATER.
R4501.17.1.11
STANDARD SCREEN ENCLOSURES WHICH MEET THE REQUIREMENTS OF SECTION R4501.17 MAY BE UTILIZED AS PART OF OR ALL OF
THE “BARRIER” AND SHALL BE CONSIDERED A “NONDWELLING” WALL. REMOVABLE CHILD BARRIERS SHALL HAVE ONE END OF THE
BARRIER NONREMOVABLE WITHOUT THE AID OF TOOLS.
R4501.17.1.12  THE BARRIER MUST BE PLACED AROUND THE PERIMETER OF THE POOL AND MUST BE SEPARATE FROM ANY FENCE,
WALL, OR OTHER ENCLOSURE SURROUNDING THE YARD UNLESS THE FENCE, WALL, OR OTHER ENCLOSURE OR PORTION THEREOF IS
SITUATED ON THE PERIMETER OF THE POOL, IS BEING USED AS PART OF THE BARRIER, AND MEETS THE BARRIER REQUIREMENTS OF THIS
SECTION.
R4501.17.1.13  REMOVABLE CHILD BARRIERS MUST BE PLACED SUFFICIENTLY AWAY FROM THE WATER’S EDGE TO PREVENT A YOUNG
CHILD OR MEDICALLY FRAIL ELDERLY PERSON WHO MAY MANAGE TO PENETRATE THE BARRIER FROM IMMEDIATELY FALLING INTO
THE WATER. SUFFICIENTLY AWAY FROM THE WATER’S EDGE SHALL MEAN NO LESS THAN 20 INCHES (508 MM) FROM THE BARRIER TO
THE WATER’S EDGE. DWELLING OR NONDWELLING WALLS INCLUDING SCREEN ENCLOSURES, WHEN USED AS PART OR ALL OF THE
“BARRIER” AND MEETING THE OTHER BARRIER REQUIREMENTS, MAY BE AS CLOSE TO THE WATER’S EDGE AS PERMITTED BY THIS CODE.
R4501.17.1.14  A WALL OF A DWELLING MAY SERVE AS PART OF THE BARRIER IF IT DOES NOT CONTAIN ANY DOOR OR WINDOW
THAT OPENS TO PROVIDE DIRECT ACCESS FROM THE HOME TO THE SWIMMING POOL.
R4501.17.1.14.1ADJACENT WATERWAYS.
PERMANENT NATURAL OR PERMANENT MAN-MADE FEATURES SUCH AS BULKHEADS, CANALS, LAKES, NAVIGABLE WATERWAYS, ETC.,
ADJACENT TO A PUBLIC OR PRIVATE SWIMMING POOL OR SPA MAY BE PERMITTED AS A BARRIER WHEN APPROVED BY THE
AUTHORITY HAVING JURISDICTION. WHEN EVALUATING SUCH BARRIER FEATURES, THE AUTHORITY MAY PERFORM ON-SITE
INSPECTIONS AND REVIEW EVIDENCE SUCH AS SURVEYS, AERIAL PHOTOGRAPHS, WATER MANAGEMENT AGENCY STANDARDS AND
SPECIFICATIONS, AND ANY OTHER SIMILAR DOCUMENTATION TO VERIFY, AT A MINIMUM, THE FOLLOWING:1.THE BARRIER FEATURE IS
NOT SUBJECT TO NATURAL CHANGES, DEVIATIONS, OR ALTERATIONS AND IS CAPABLE OF PROVIDING AN EQUIVALENT LEVEL OF
PROTECTION AS THAT PROVIDED BY THE CODE.
2.THE BARRIER FEATURE CLEARLY IMPEDES, PROHIBITS OR RESTRICTS ACCESS TO THE SWIMMING POOL OR SPA.

GRADE = FEMA = +9'-0"  NAVD 88  PLUS ONE FOOT FREEBOARD =
+10'-0" NAVD 88 = TOP OF FIRST FLOOR LIVING AREA CONC SLAB. =
0'-0" DATUM.
VERIFY ALL HEIGHTS W/SURVEYOR

PARKING  TABULATIONS

TOTAL GROSS PARKING 4 PARKING STALLS

TOTAL PARKING STALLS AT RESIDENCE COVERED 2 PARKING STALLS ON GRADE
TOTAL PARKING STALLS AT RESIDENCE ONGRADE 2 PARKING STALLS ON GRADE

POOL BARRIER REQUIREMENTS:

LANDSCAPE NOTES:

C. FLOODPLAIN ADMINISTRATOR IS HEREBY AUTHORIZED TO ENTER, EXAMINE AND SURVEY, AT REASONABLE HOURS,
THOSE PORTIONS OF STRUCTURES AND PREMISES FOR WHICH NONCONVERSION AGREEMENTS ARE ESTABLISHED BY
THIS ARTICLE.

D. THE OWNER, OPERATOR, LESSEE, OCCUPANT, OR THE PERSON IN CHARGE OF EVERY DWELLING, DWELLING UNIT,
HOTEL AND ROOMING HOUSE AND BUSINESS ESTABLISHMENT SHALL GIVE THE FLOODPLAIN ADMINISTRATOR FREE
ACCESS FOR THE PURPOSE OF MAKING SUCH INSPECTION, EXAMINATION AND SURVEY; AND, SHALL SUPPLY, AS
CORRECTLY AND PROMPTLY AS POSSIBLE, ALL INFORMATION REQUESTED BY THE INSPECTING OFFICER.

E. THE FLOODPLAIN ADMINISTRATOR SHALL BE PROVIDED WITH OFFICIAL IDENTIFICATION AND SHALL EXHIBIT SUCH
IDENTIFICATION WHEN MAKING ANY INSPECTION.

(1) SUBSTANTIAL IMPROVEMENT. IN THE FLORIDA BUILDING CODE, BUILDING AND THE FLORIDA BUILDING CODE,
EXISTING BUILDING, DEFINITIONS FOR THE TERM "SUBSTANTIAL IMPROVEMENT" SHALL BE AS FOLLOWS:

SUBSTANTIAL IMPROVEMENT. ANY REPAIR, RECONSTRUCTION, REHABILITATION, ADDITION, OR OTHER IMPROVEMENT OF
A BUILDING OR STRUCTURE OR ANY COMBINATION OF REPAIR, RECONSTRUCTION, REHABILITATION, ADDITION, OR
OTHER IMPROVEMENT OF A BUILDING OR STRUCTURE TAKING PLACE DURING A TEN-YEAR PERIOD, THE CUMULATIVE
COST OF WHICH EQUALS OR EXCEEDS FIFTY (50) PERCENT OF THE MARKET VALUE OF THE BUILDING OR STRUCTURE
BEFORE THE IMPROVEMENT OR REPAIR IS STARTED. IF THE STRUCTURE HAS INCURRED "SUBSTANTIAL DAMAGE," ANY
REPAIRS ARE CONSIDERED SUBSTANTIAL IMPROVEMENT REGARDLESS OF THE ACTUAL REPAIR WORK PERFORMED. THE
TERM DOES NOT, HOWEVER, INCLUDE ANY PROJECT FOR IMPROVEMENT OF A BUILDING REQUIRED TO CORRECT
EXISTING HEALTH, SANITARY, OR SAFETY CODE VIOLATIONS IDENTIFIED BY THE BUILDING OFFICIAL AND THAT ARE THE
MINIMUM NECESSARY TO ASSURE SAFE LIVING CONDITIONS.

SAID CODE PROHIBITS THE USE OF FILL FOR STRUCTURAL SUPPORT OF BUILDINGS.  THE SITE SHALL REMAIN AT EXISTING
GRADE

ORDINANCE 14-11 CONTINUED

SPECIFIC METHODS OF CONSTRUCTION AND REQUIREMENTS.
PURSUANT TO BROWARD COUNTY ADMINISTRATIVE PROVISIONS FOR THE FLORIDA
BUILDING CODE, THE FOLLOWING SPECIFIC METHODS OF CONSTRUCTION AND
REQUIREMENTS APPLY:

(1) ELEVATION REQUIREMENTS. ALL NEW BUILDINGS AND SUBSTANTIAL
IMPROVEMENTS OF BUILDINGS SHALL HAVE THE LOWEST FLOOR, INCLUDING
BASEMENT, ELEVATED TO OR ABOVE THE ELEVATION REQUIRED IN THE FLORIDA
BUILDING CODE OR THE BASE FLOOD ELEVATION PLUS ONE (1) FOOT,
WHICHEVER IS HIGHER.

(2) LIMITATION ON USE OF FILL TO SUPPORT BUILDINGS AND STRUCTURES. THE USE OF
FILL TO ELEVATE BUILDINGS AND STRUCTURES IS NOT PERMITTED, (WITH THE
EXCEPTION OF THE INTERIOR AREA OF SLAB-ON-STEM-WALL CONSTRUCTION).
MINOR GRADING, AND THE PLACEMENT OF MINOR QUANTITIES OF FILL, SHALL BE
PERMITTED FOR LANDSCAPING AND FOR DRAINAGE PURPOSES UNDER AND
AROUND BUILDINGS AND FOR SUPPORT OF PARKING SLABS, POOL DECKS,
PATIOS, WALKWAYS, AND SIMILAR ANCILLARY USES.

(3) LIMITATIONS ON ENCLOSED AREAS BELOW BASE FLOOD ELEVATION. FOR
BUILDINGS IN SPECIAL FLOOD HAZARD AREAS, THE FOLLOWING LIMITATIONS
APPLY TO ENCLOSED AREAS BELOW ELEVATED BUILDINGS:

A. FOR ENCLOSURES THAT ARE FOUR (4) FEET OR HIGHER ABOVE THE INTERIOR
GRADE OR FLOOR, A DECLARATION OF LAND RESTRICTION (NONCONVERSION
AGREEMENT) WHICH SHALL BE SUBMITTED WITH THE BUILDING PERMIT
APPLICATION.

B. SUBJECT TO CONSTITUTIONAL LIMITATIONS, THE FLOODPLAIN ADMINISTRATOR IS
HEREBY AUTHORIZED AND DIRECTED TO MAKE INSPECTIONS TO DETERMINE THE
CONDITION OF ENCLOSED AREAS.

ORDINANCE 14-11

LOT 1, BLOCK 2 OF KEYSTONE ISLAND NO ONE ACCORDING TO THE PLAT
THEREOF, AS RECORDED IN PLAT BOOK 53, PAGE 87, OF THE PUBLIC
RECORDS OF MIAMI DADE COUNTY, FLORIDA
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FLORIDA BUILDING CODE F.B.C.

ALL PRODUCTS AND THEIR INSTALLATION SPECIFIED IN THESE DOCUMENTS SHALL
HAVE PRODUCT APPROVAL BY AND BE ACCORDING WITH THE STANDARDS OF
QUALITY. PROTECTION AND PERFORMANCE OF AT LEAST ONE OF THE FOLLOWING
AGENCIES AS APPLICABLE:

ASTM - AMERICAN SOCIETY TESTING MATERIALS
ACI - AMERICAN CONCRETE INSTITUTE
AF&PA - AMERICAN FOREST & PAPER ASSOCIATION
AISC - AMERICAN INSTITUTE OF STEEL CONSTRUCTION
AWI - AMERICAN WOODWORK INSTITUTE
AWPB - AMERICAN WOOD PRESERVATIVES BUREAU
ANSI - AMERICAN NATIONAL STANDARDS INSTITUTE
AAMA - ARCHITECTURAL ALUMINUM MANUFACTURERS ASSOCIATION
DCPA - (MIAMI) DADE PRODUCT APPROVAL
FBC - FLORIDA BUILDING CODE
GA - GYPSUM ASSOCIATION
LSC - LIFE SAFETY CODE
NER - NATIONAL EVALUATION SERVICE INC
NFPA - NATIONAL FIRE PROTECTION ASSOCIATION
NDS - NATIONAL DESIGN SPECIFICATION FOR WOOD CONSTRUCTION
OSHA - OCCUPATIONAL SAFETY AND HEALTH ACT
SJI - STEEL JOIST INSTITUTE
TCA - TILE COUNCIL OF AMERICA
UL - UNDERWRITERS LABORATORIES
WHI - WARNOCK HERSEY INTERNATIONAL

DISTRIBUTION

THESE DESIGNS AND DRAWINGS ARE THE
COPYRIGHTED PROPERTY OF IN-SITE DESIGN
GROUP, LLC. AND MAY NOT BE REPRODUCED
EXCEPT WITH SPECIFIC WRITTEN CONCENT OF THE
COMPANY.  THE CONTACTOR MUST CHECK AND
VERIFY ALL DIMENSIONS OF THE JOB AND BE
RESPONSIBLE FOR SAME  REPORTING ANY
DISCREPANCIES TO THE ARCHITECT BEFORE
COMMENCEMENT OF WORK.  DRAWINGS ARE
NOT TO BE SCALED.

JULY-10-2020

IN-SITE

DESIGN

GROUP  LLC

REVISIONS

ANNIE K. CARRUTHERS

954 921 5333

ARCHITECT

1546 JACKSON STREET
HOLLYWOOD, FL 33020
AA26001758
WWW.INSITEDESIGNGROUP.COM

SEAL

STATE OF FLORIDA LICENSE No AR-97156

DESIGN DEVELOPMENT
APPROVAL
07-29-2020

XXX-2020

VARIANCE SUBMITTAL

DATE

SHEET NAME

BEHR RESIDENCE

OWNER: MARIO AND STACY

BEHR

ADDRESS:

2233 KEYSTONE BLVD

NORTH MIAMI, FL  33181

VARIANCE SUBMITTAL
NOT FOR CONSTRUCTION

SHEET NUMBER (WHERE SECTION IS DRAWN)

INTERIOR ELEVATION(S) (UNFOLD)
ARROWS INDICATE ELEVATIONS 
SHEET NUMBER

INTERIOR DOOR TYPE

EXTERIOR DOOR/WINDOW TYPE

DOOR MARK (NUMBER)

WINDOW MARK (LETTER)

DETAIL NUMBER

SHEET NUMBER

SECTION NUMBERS
WALL SECTIONS

SECTION LETTERS
BUILDING SECTIONS

SHEET NUMBER (WHERE SECTION IS DRAWN)

1.  STEEL REINFORCING
2.  STRUCTURAL COLUMNS AND ACCESS
3.  PRE-ENGINEERED TRUSSES
4.  WATERPROOFING MEMBRANES
5.  INSULATION
6.  RAILINGS AND HANDRAILS
7.  DECORATIVE MOLDINGS/TRIM
8. AIR CONDITIONING EQUIPMENT

9. WINDOWS, DOORS AND HARDWARE
10. FIREPLACES
11. FABRICATED STAIRS
12. IRON GATES/FINIALS AND 

    DECORATIVE FIXTURES
13. EXTERIOR VENEERS ON STRUCTURE
14. PREFABRICATED CONC PANELS (HOLLOW CORE)

CONTROL OR DATUM POINT

ELEVATION OR POINT

DESCRIPTION OF POINT
(TOP OF CONC., TOP OF PLATE, TOP OF T.B.)

#

H#

M

STEP DOWN
CHANGE IN ELEVATION

4" CURB AT SHOWER

HEADER KEYNOTE
DRAWING NOTE (NUMBER) SEE SHT
A-8.1 FOR HEADER SCHEDULE AS
APPLICABLE
KEYNOTE
DRAWING NOTE NUMBER SEE FLOOR
PLAN AND ELEVATIONS

MOLDING KEYNOTE
DRAWING NOTE NUMBER SEE
MOLDING SCHEDULE SHT A-2 AS
APPLICABLE.

REVISION REFERENCE
NUMBER OF REVISION WHICH
CORRESPONDS TO TITLE BLOCK

CONTRACTOR SHALL SUBMIT DETAILED FABRICATION AND INSTALLATION DRAWINGS AND /OR PRODUCT LITERATURE (SHOP DRAWINGS)
TO THE ARCHITECT/DESIGNER OF RECORD FOR THEIR RECORDS AND APPROVAL FROM THE MANUFACTURERS SUPPLIERS OR INSTALLERS
OF THE FOLLOWING ITEMS PRIOR TO THE FABRICATION OR INSTALLATION.  DRAWINGS FOR ENGINEERED PRODUCTS OR PRODUCTS OF A
STRUCTURAL SAFETY NATURE SHALL BEAR THE SEAL AND SIGNATURE OF A FLORIDA REGISTERED ENGINEER OR SHOW REFERENCE TO
PRODUCT APPROVAL BY THE APPLICABLE AUTHORITY.  IF THE ARCHITECT'S REVIEW OF SUCH DRAWINGS IS REQUESTED AND OR
REQUIRED, THEY SHALL BE SUBMITTED IN REPRODUCIBLE FORM OR WITH FIVE (5) COPIES.  SUCH REVIEW  IS SOLELY FOR COMPLIANCE
WITH THE INFORMATION GIVEN IN THESE DOCUMENTS AND WITH THE INTENT OF THE DESIGN CONCEPT OF THE PROJECT. THE
CONTRACTOR REMAINS RESPONSIBLE FOR DETAILS,  ACCURACY, JOB CONDITIONS, QUANTITIES AND DIMENSIONS, SELECTING
FABRICATION PROCESS AND TECHNIQUES.  CONTRACTOR IS RESPONSIBLE FOR THE CONSTRUCTION AND COORDINATION WITH OTHER
TRADES.  THE PERFORMANCE OF THE PRODUCTS REMAINS SOLEY WITH THE MANUFACTURER AND/OR THE GENERAL CONTRACTOR AS
APPLICABLE.  REFER TO PERFORMANCE STANDARDS FOR PRODUCT APPROVAL/ COMPLIANCE.  THE BUILDER/CONTRACTOR IS
RESPONSIBLE FOR PROVIDING TRUSS ENGINEERING TO ARCHITECT, STRUCTURAL AND MECHANICAL ENGINEERS PRIOR TO
CONSTRUCTION.  ANY SHOP DRAWINGS AND FABRICATION DRAWINGS OR MATERIAL SUBMITTED MUST BE IN CONFORMANCE WITH THE
PLANS AND CONTRACT DOCUMENTS.  ARCHITECT/ENGINEERS MUST BE CLEARLY INFORMED OF ANY DEVIATION FROM THESE PLANS (IF
APPLICABLE) WHEN SHOP DRAWINGS ARE SUBMITTED TO ARCHITECT.  ARCHITECT SHALL NOT BE RESPONSIBLE FOR FINDING DEVIATIONS
THAT ARE NOT EXPLICITLY NOTED.

SHOP DRAWINGS, INCLUDING BUT NOT LIMITED TO TRUSS AND STAIRS, MUST BE REVIEWED BY THE DESIGNER OF RECORD, STRUCTURAL
ENGINEER AND CONTRACTOR PRIOR TO BLDG DEPT SUBMITTAL

SHOP DRAWINGS REQUIRE CITY REVIEW AND APPROVAL.
ROOF AND/OR FLOOR TRUSS ENGINEERING AND LAYOUT MUST BE SUBMITTED TO ARCHITECT FOR APPROVAL  WITH FIVE PRINTED COPIES
PRIOR TO POURING ANY SLAB OR FOOTINGS.  ARCHITECT AND STRUCTURAL MUST BOTH REVIEW AND SIGN OFF ON TRUSS ROOF
AND/OR SHOP DRAWINGS.  CONTRACTOR TO OBTAIN BOTH APPROVALS (ARCHITECT AND STRUCTURAL ENGINEER) ON SHOP
DRAWINGS PRIOR TO SUBMITTAL TO CITY.  PRELIMINARY SHOP DRAWINGS MAY BE EMAILED TO ARCHITECT FOR PRELIMINARY REVIEW
ONLY. ROOF TRUSS DESIGN BY TRUSS MANUFACTURER MUST ACCOMMODATE FOR ALL REQUIRED WIND LOADING PER LATEST F.B.C.
ELECTRONIC EMAIL COMMENTS AND NOTES SHALL NOT BE CONSTRUED AS FINAL APPROVAL ON SHOP DRAWINGS.
TRUSS MANUFACTURER MUST INCLUDE PERMANENT BRACING AS PART OF THE TRUSS DESIGN.  TRUSS DRAWINGS MUST BE SEALED BY A FL
LICENSED ENGINEER.  TRUSS DESIGN MUST MET OR EXCEED CODE REQUIRED LOADS.  REFER TO FLOOR PLANS FOR ALL REQUIRED ATTIC
SPACES.  PROVIDE TRUSS SHOP DRAWING TO ARCHITECT FOR FINAL ATTIC SPACE REVIEW AND APPROVAL.
THE FOLLOWING SHOP DRAWINGS AND/OR SAMPLES SHALL BE SUBMITTED FOR REVIEW AND APPROVAL AS APPLICABLE TO THIS
PROJECT. REVIEW MAY REQUIRE ADDITIONAL SERVICES FEE:

INTERIOR PARTITION - 5/8" GYP BOARD
BOTH SIDES ON 3-5/8" MTL STUDS @ 16"
O.C. (U.O.N.)

INTERIOR PARTITION - 5/8" GYP BOARD
BOTH SIDES ON 6" MTL STUDS @ 16"
O.C

INTERIOR PARTITION W/SOUND
ATTENUATION BATT INSULATION

5/8" GYP BOARD ON GALV MTL OR
P.T. FURRING CHANNELS ON 8" C.M.U.
WALL THICKNESS PER PLAN. STUCCO
EXTERIOR AS NOTED ON PLANS.  SEE
STRUCT DWGS FOR FILLED CELL
LOCATION AND DTLS.  WALL SHALL BE
INSULATED AS PER INSULATION NOTES
ON SHEET A-3.1 AND CONFIRMED
WITH MECHANICAL CALCS

SKIM COAT PLASTER ON INTERIOR AT
GARAGE ON 8" CMU WALL
(THICKNESS PER PLAN) STUCCO
EXTERIOR AS NOTED ON PLANS

POURED CONC WALL OR COLUMN -
SIZE AND THICKNESS AS PER
STRUCTURAL DWGS.

EXTERIOR WALLS SHOWN ARE DIMENSIONED TO EXTERIOR FACE OF MASONRY OR TO
EXTERIOR FACE OF PLYWOOD SHEATHING. SEE SHT A-5.2 FOR ALL WALL TYPE DETAILS

4"
6"

6"
10

"
8"

 
 

 
 

 
 

EXTERIOR FINISHES ON STRUCTURE AND DESIGN REVISIONS:

CONTRACTOR SHALL PREPARE SAMPLES OF ALL EXTERIOR FINISHES THAT ARE TO BE APPLIED
TO THE STRUCTURE TO THE ARCHITECT INCLUDING BUT NOT LIMITED TO COLOR, STAINS,
APPLIED FINISHES AND DETAILS.  ARCHITECT SHALL REVIEW THE SAMPLES FOR COMPLIANCE
WITH THE CONSTRUCTION DOCUMENTS AND THE OVERALL DESIGN AND VISION.  UPON
APPROVAL OF THE SAMPLES THE OWNER SHALL THEN REVIEW AND APPROVE SAID SAMPLES
WITH THE ARCHITECT.   UNDER NO CIRCUMSTANCES SHALL THE OWNER BE PRESENTED WITH
SAMPLES PRIOR TO ARCHITECT'S REVIEW.

ANY CHANGES TO THE DESIGN AND/OR ANY PART OF THESE CONSTRUCTION DOCUMENTS
SHALL BE REVIEWED BY ARCHITECT.  ARCHITECT SHALL REVIEW AND APPROVE ANY EXTERIOR
OWNER DIRECTED REVISIONS PRIOR TO MODIFICATIONS.

1. CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE LOCAL, STATE AND FEDERAL BUILDING

CODES.  PERMIT SHALL BE POSTED IN A VISIBLE PLACE AT ALL TIMES.

2. ALL WORK, MATERIALS AND EQUIPMENT UTILIZED IN THIS PROJECT SHALL BE INSTALLED IN STRICT

ACCORDANCE WITH THE MANUFACTURER'S RECOMMENDATIONS AND SPECIFICATIONS.

3. ALL WORK FOR THIS PROJECT SHALL CONFORM TO STANDARDS PUBLISHED BY RECOGNIZED

PROFESSIONALS AND INDUSTRY ORGANIZATIONS.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR VISITING THE SITE PRIOR TO BIDDING AND

FAMILIARIZING HIMSELF WITH ALL EXISTING CONDITIONS AFFECTING THE WORK, INCLUDING BUT

NOT LIMITED TO PRIVATE AND PUBLIC UTILITIES, ON AND OFF SITE, ACCESS ROADS, WATERWAYS

AND OTHER SUPPORT FACILITIES.

5. ALL PERMITS, INSPECTIONS, APPROVALS, ETC SHALL BE APPLIED FOR AND PAID FOR BY THE

CONTRACTOR  IN ALL FIELDS OF THE WORK AND CONTRACTOR SHALL BE RESPONSIBLE FOR THE

COORDINATION OF ALL INSPECTIONS AND APPROVAL OF THE WORK

6. THE CONTRACTOR SHALL REVIEW THE DRAWINGS IN THEIR ENTIRETY BEFORE STARTING WORK

AND SHALL ACCEPT FULL RESPONSIBILITY FOR ANY ERRORS OR OMISSIONS NOT REPORTED

IMMEDIATELY IN WRITING TO THE ARCHITECT. BACK CHARGES WILL NOT BE ACCEPTED.

7. CONTRACTOR SHALL COORDINATE THE WORK OF ALL TRADES, STRUCTURAL, PLUMBING, FIRE

PROTECTION, ELECTRICAL AND AIR CONDITIONING AT THE TIME THE WORK IS PERFORMED ON THIS

STRUCTURE.

8. CONTRACTOR TO VERIFY LOCATION OF ALL ELECTRICAL, WATER, GAS, SEPTIC TANK, OR ANY

OTHER UTILITY LINES ENCOUNTERED DURING CONSTRUCTION.

9. CONTRACTOR MUST NOTIFY ARCHITECT IMMEDIATELY OF ANY UNEXPECTED OR UNKNOWN

CONDITIONS, DISCREPANCIES IN THE DRAWINGS AND CONTRACTOR DOCUMENTS, ANY ERRORS OR

OMISSIONS ON THE DRAWINGS IN THE FIELD PRIOR TO PROCEEDING WITH WORK OR SHOP

FABRICATION.

10. CONTRACTOR SHALL NOTIFY ARCHITECT FOR CLARIFICATION PRIOR TO BIDDING OF ANY

DISCREPANCIES BETWEEN ARCHITECTURAL, MECHANICAL, STRUCTURAL, PLUMBING AND

ELECTRICAL DRAWINGS.  ANY DISCREPANCIES DISCUSSED AFTER BIDDING SHALL BE INTERPRETED

AS IF IT WAS BID BASED ON THE MOST EXPENSIVE METHOD OF FINISH.

11. CONTRACTOR AND SUBCONTRACTORS SHALL REVIEW ALL THE CONSTRUCTION DOCUMENTS AND

SPECIFICATIONS AND ISSUE ALL REQUESTS FOR INFORMATION (RFI) PRIOR TO THE AWARDING OF

THE CONTRACT.  ANY RFI ISSUED AFTER THE CONTRACTORS AWARDED CANNOT BE USED AS A

BASE FOR A FINANCIAL OR TIME DELAY CLAIM.

12. CONTRACTOR TO OBTAIN WRITTEN APPROVAL FROM OWNER OR ARCHITECT PRIOR TO ANY

CHANGES OR DEVIATION FROM CONTRACT DOCUMENTS.

13. UNDER NO CIRCUMSTANCES WILL ASSUMPTIONS BY THE CONTRACTOR OR SUBCONTRACTOR BE

CONSIDERED THE DESIGN INTENT OR APPROVAL OF THE ARCHITECT OR ENGINEER UNLESS THERE

IS WRITTEN APPROVAL BY THEM.

14. CONTRACTOR SHALL PREPARE AND MAINTAIN ALL CONSTRUCTION AREAS, AS WELL AS

SURROUNDING AREAS FREE OF DEBRIS OR HAZARDOUS EQUIPMENT.

15. CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR AND/OR THE REPLACEMENT OF ANY

EQUIPMENT DAMAGED DURING CONSTRUCTION OR CLEAN-UP. CONSTRUCTION PERSONNEL SHALL

BE CONFINED TO THE LIMITS OF THE CONSTRUCTION AREA.  ALL OSHA REGULATIONS FOR

CONSTRUCTION AREAS SHALL BE STRICTLY FOLLOWED.

16. DRAWINGS ARE NOT TO BE SCALED. DIMENSIONS SHALL BE FOLLOWED.  CONTRACTOR SHALL

CONTACT THE ARCHITECT FOR ANY CLARIFICATION OR DIMENSIONS REQUIRED AND ARE NOT

PROVIDED IN THE CONTRACT DOCUMENTS.

17. ALL DIMENSIONS ARE BASED ON NOMINAL SIZES OF MEMBERS AND ARE GIVEN TO THE OUTER

FACE OF SUCH MEMBERS, NOT TO FACE OR FINISH MATERIAL UNLESS OTHERWISE NOTED ON

DRAWINGS.

18. CONTRACTOR TO SUBMIT SHOP DRAWINGS FOR APPROVAL BEFORE COMMENCING FABRICATION

AND/OR INSTALLATION OF ALL APPLICABLE ITEMS OF CONSTRUCTION. ALL SHOP DRAWING

DIMENSIONS SHALL BE FIELD VERIFIED, REVIEWED AND APPROVED BY CONTRACTOR BEFORE

SUBMITTAL.  INCOMPLETE SHOP DRAWINGS OR LACKING SUFFICIENT INFORMATION WILL BE

RETURNED WITHOUT REVIEW. THE ARCHITECT MUST BE CLEARLY ADVISED OF ANY DEVIATIONS

FROM THE ORIGINAL CONSTRUCTION DOCUMENTS ON THE SHOP DRAWINGS WHEN SHOP

DRAWINGS ARE SUBMITTED.   SPECIALTY ENGINEERING SHOP DRAWINGS SHALL BE SIGNED AND

SEALED BY A FLORIDA REGISTERED PROFESSIONAL ENGINEER.

19. CONTRACTOR TO SUBMIT A MINIMUM OF FIVE (5) SETS OF COMPLETE SHOP DRAWINGS OR AS

SUBMITTALS FOR APPROVAL BEFORE COMMENCING FABRICATION AND/OR INSTALLATION OF ALL

APPLICABLE ITEMS OF CONSTRUCTION.  RE-REVIEW BY ARCHITECT OR ENGINEER OR REVIEW OF

SHOP DRAWINGS NOT IN SCOPE MAY REQUIRE ADDITIONAL SERVICES. ALL SHOP DRAWINGS SHALL

BE SUBMITTED BY THE  CONTRACTOR NO LATER THAN 30 DAYS AFTER THE START DATE OF

CONSTRUCTION.

20. THE CONTRACTOR SHALL BE AWARE THAT SPECIFIC FIRE RATED SEPARATION WITHIN THE

BUILDINGS CONSTRUCTION ARE REQUIRED BY CODE.  THE USE OF SPECIFIC MATERIALS AND

COMBINATIONS OF MATERIALS WITHIN FIRE RATED ASSEMBLIES AS CALLED FOR ON THE

DRAWINGS AND SPECIFICATIONS ARE FOR THE PURPOSE OF ACHIEVING THOSE REQUIRED FIRE

SEPARATION.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY THAT THE CHANGE IN

MATERIAL THAT ARE REQUESTED BY OR MADE BY THE CONTRACTOR AND/OR ITS

SUBCONTRACTORS, FROM THOSE MATERIALS DRAWN OR SPECIFIED, DOES NOT IN ANY WAY

AFFECT OR LESSEN THE REQUIRED FIRE RATED CONSTRUCTION OR ASSEMBLY.

21. WHERE CMU IS INDICATED TO HAVE A SPECIFIC HOURLY FIRE RATING THIS SHALL BE TAKEN AS

THE MINIMUM ALLOWED.

22. ALL WOOD FRAMING INCLUDING PLYWOOD WHICH IS CONCEALED WITHIN WALLS OR CEILINGS OR

USED FOR SUPPORT OF WALLS OR CEILINGS MUCH BE FIRE RETARDANT, PRESSURE TREATED

WOOD AND MUST BE USED WHERE IN CONTACT WITH CONCRETE OR MASONRY.

23. ALL PIPING SHALL BE SLEEVED THROUGH SLAB.  CONTRACTOR TO FULLY SEAL SPACE AROUND

PIPES WITH A 2-HOUR U.L. APPROVED FIRE RESISTIVE "THERMAFIBER" GLASS FIBER SAFING

INSULATION AS MANUFACTURED BY U.S. GYPSUM CO. COMPLYING WITH ASTM E-119 OR APPROVED

SIMILAR.  PENETRATIONS THROUGH FIRE RATED WALLS OR FLOOR SYSTEM SHALL BE PROTECTED

AS TO MAINTAIN THE FIRE RATING OR SAID WALL.

24. ALL SHAFTS WHERE APPLICABLE TO BE 2-HOUR RATED WITHOUT EXCEPTION, UL DESIGN NO U-505

OR APPROVED SIMILAR AND SHALL CONTINUE AS SUCH TO UNDERSIDE OF ROOF OR FLOOR

STRUCTURAL DECKING.

25. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION OF ELECTRICAL BOXES WITH

CABINET MANUFACTURER AND ELECTRICAL SUBCONTRACTOR.

26. CONTRACTOR SHALL HAVE CONTRACTED ALL SUBCONTRACTORS AND VENDORS PRIOR TO THE

COMMENCEMENT OF CONSTRUCTION.

27. GENERAL CONTRACTOR TO SECURE ALL POINTS OF ENTRY DURING CONSTRUCTION AND IS TO

COORDINATE WITH THE OWNER MEANS OF INGRESS AND EGRESS OF CONSTRUCTION WORKS,

MATERIALS, SUPPLIES, TRASH ETC.  AND PARKING FOR ALL PROJECT RELATED VEHICLES.

28. ALL CONTRACTORS WORK SHALL BE PERFORMED IN A HI END, FIRST CLASS WORKMANLIKE

MANNER, MATCHING AND ALIGNING ALL SURFACES WHERE APPLICABLE TO THE HIGHEST LEVEL OF

APPEARANCE AND QUALITY.

29. CONTRACTOR TO FURNISH AND INSTALL ALL METAL AND WOOD BLOCKING REQUIRED FOR ALL

WALL MOUNTED OR BRACED FIXTURES, MILLWORK, SHELVES, BATHROOM FIXTURES AND

BATHROOM ACCESSORIES OR BY OTHER ITEMS DESCRIBED IN INTERIOR DESIGN AND

ARCHITECTURAL DRAWINGS.

30. CONTRACTOR TO PROVIDE CONTINUOUS WOOD BLOCKING AT ALL INTERIOR PARTITION FOR

INSTALLATION OF BASE BOARDS.  COORDINATION PLACEMENT HEIGHTS WITH LOCATION OF BASE

BOARDS.

31. FOR ALL BATHROOMS PROVIDE WOOD BLOCKING IN SHOWERS AND BEHIND TOILETS FOR GRAB

BARS AS REQUIRED.

32. IN ADDITION TO WALL TYPES SHOWN ON PLANS, THE CONTRACTOR SHALL REFER TO THE ROOM

FINISH SCHEDULE, INTERIOR ELEVATIONS AND DETAILS FOR ADDITIONAL INFORMATION

REGARDING FINISHES.

33. CONTRACTOR SHALL COORDINATE WITH MECHANICAL AND ELECTRICAL CONTRACTORS THE

LOCATION OF ALL ACCESS PANELS SO AS TO ALLOW FOR PROPER EQUIPMENT ACCESSIBILITY,

MAINTENANCE, REPLACEMENT AND/OR FOR PROPER OPERATION OF THE BUILDING SYSTEMS.

CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER CLEARANCE AND/OR AREA.  THE ARCHITECT

SHALL BE ADVISED IF CHANGES TO THE PLANS WILL BE REQUIRED.  THE OMISSION OF ANY OR ALL

ACCESS PANELS OR CLEARANCE DOES NOT RELIEVE THE CONTRACTOR OF THE RESPONSIBILITY

FROM PROVIDING AND/OR INSTALLING SUCH PANELS OR DOORS.

34. WINDOW UNITS SHALL DISPLAY LABELS SHOWING COMPLIANCE WITH THE FLORIDA ENERGY

EFFICIENCY CODE FOR BUILDING CONSTRUCTION

35. CONTRACTOR TO PROVIDE ACCESS PANELS FOR ALL A/C FIRE DAMPERS.

36. AIR-HANDLING UNITS ARE LOCATED IN THE ATTIC SPACE AND SHALL COMPLY WITH FLORIDA

BUILDING CODE 6TH EDITION (2017) BUILDING MECHANICAL SECTION 306 ACCESS AND SERVICE

SPACE - 306.3

37. CONTRACTOR SHALL PAINT ALL VISIBLE SURFACES OF FACTORY PRIMED OR FACTORY PAINT

FINISHED EQUIPMENT, A/C GRILLS OR REGISTERS, COVERS ETC. UNLESS SPECIFICALLY NOTED

OTHERWISE VERIFY AND COORDINATE COLORS WITH INTERIOR DESIGNER, ARCHITECT OR OWNER.

38. BEFORE INSTALLATION, THE CONTRACTOR SHALL COORDINATE WITH THE ARCHITECT THE EXACT

MOUNTING LOCATION OF ALL SWITCHES, WALL RECEPTACLES, PLUGS, THERMOSTATS AND OTHER

WALL MOUNTED FIXTURES.

39. ALL INTERIOR AND EXTERIOR JOINTS BETWEEN DISSIMILAR MATERIALS OR FINISHES SHALL

RECEIVE A BEAD OF CAULKING TO MATCH COLOR OF ADJACENT SURFACE. COORDINATE COLORS

WITH ARCHITECT OR OWNER.

40. THE UNDERSIDE OF ALL EXTERIOR SOFFITS AND SLABS EXPOSED TO WEATHER SHALL RECEIVE A

CONTINUOUS DRIP STRIP WITHOUT EXCEPTION.

41. ALL METAL FLASHING, SCUPPERS ETC. TO RECEIVE PAINT AS RECOMMENDED BY MANUFACTURER,

UNLESS OTHERWISE NOTED ON DRAWINGS OR PROJECT MANUAL.

42. CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVING ALL DEBRIS AND CONSTRUCTION MATERIAL

FROM THE SITE.  CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR PROPERLY CLEANING ALL

AREAS PRIOR TO FINAL ACCEPTANCE BY THE OWNER INCLUDING BUT NOT LIMITED TO WINDOWS,

STOREFRONT, FLOORS, CARPETS, WALLS, DOORS ETC.

43. ALL REQUIRED TESTS SHALL BE PERFORMED AT THE EXPENSE OF THE CONTRACTOR AND BY AN

APPROVED TESTING LABORATORY.

44. THE CONTRACTOR AND SUB CONTRACTORS, NOT IN-SITE DESIGN GROUP, LLC, ARCHITECT OR

ENGINEERS, IS RESPONSIBLE FOR THE CONSTRUCTION OF THE PROJECT, AND THAT IN-SITE

DESIGN GROUP, LLC. AND ARCHITECT IS NOT RESPONSIBLE FOR THE ACTS OR OMISSIONS OF ANY

CONTRACTOR, SUB CONTRACTOR OR MATERIAL SUPPLIER AS WELL AS SAFETY PRECAUTIONS,

PROGRAMS OR ENFORCEMENT; OR FOR CONSTRUCTION MEANS, METHODS, TECHNIQUES,

SEQUENCES AND PROCEDURES EMPLOYED BY THE CONTRACTOR. CONTRACTOR IS ALSO

RESPONSIBLE FOR BIDS AND COSTS FOR ALL MATERIALS AND LABOR. DISCUSSIONS WITH IN-SITE

DESIGN GROUP REGARDING COSTS FOR MATERIALS, LABOR AND CONSTRUCTION ARE ONLY

ESTIMATES AND SHALL BE VERIFIED WITH A CONTRACTOR.

45. UPON COMPLETION OF THIS PROJECT, THE GENERAL CONTRACTOR SHALL GIVE THE OWNER A

COMPLETE SET OF "AS-BUILT" ARCHITECTURAL, MECHANICAL, ELECTRICAL, PLUMBING AND

STRUCTURAL DRAWINGS NOTING ANY CHANGES THAT HAVE NOT BEEN INCORPORATED INTO THE

FINAL SET OF THE ARCHITECT'S CONSTRUCTION DOCUMENTS.    THE GENERAL CONTRACTOR

SHALL MAINTAIN A  COPY OF THE CURRENT SET OF "AS-BUILT" DRAWINGS.  INFORMATION SHALL BE

RECORDED BY THE GENERAL CONTRACTOR AS CONSTRUCTION PROGRESSES.  UPON FINAL

COMPLETION OF THE PROJECT, THE GENERAL CONTRACTOR SHALL ISSUE AN "AS-BUILT" SET OF

DRAWINGS AND DOCUMENTS TO THE OWNER, ALONG WITH AN AFFIDAVIT CERTIFYING THAT TO

THE BEST OF HIS KNOWLEDGE AND BELIEF THESE "AS-BUILT" DRAWINGS AND DOCUMENTS WERE

USED IN THE CONSTRUCTION OF THIS PROJECT AND REFLECT THE "AS-BUILT" CONDITIONS THAT

HAVE NOT BEEN INCORPORATED INTO THE FINAL CONSTRUCTION DOCUMENTS SET.  ANY AS BUILT

CHANGES TO BE INCORPORATED INTO THE ARCHITECTS FINAL SET AS REQUIRED BY OWNER OR

CITY SHALL BE ADDITIONAL SERVICES.

46. UPON COMPLETION OF THE PROJECT THE CONTRACTOR SHALL PROVIDE WRITTEN GUARANTEES,

OPERATION AND MAINTENANCE MANUALS OF ALL EQUIPMENT AND FINISHES INSTALLED.

47. THE CONTRACTOR AND ALL SUBCONTRACTORS AND SUPPLIERS SHALL GRANT TO THE

OWNER/DEVELOPER AND INSTITUTIONAL MORTGAGEE, IMPLIED WARRANTIES OF FITNESS AS TO

THE WORK PERFORMED OR MATERIALS SUPPLIED BY THEM AS FOLLOWS:  A) FOR THE PERIOD OF

FIVE YEARS FROM THE DATE OF COMPLETION OF A BUILDING OR IMPROVEMENTS WARRANTY AS

TO THE MECHANICAL AND PLUMBING ELEMENTS, B) FOR A PERIOD OF ONE YEAR AFTER

COMPLETION OF THE BUILDING OR IMPROVEMENT A WARRANTY AS TO ALL OTHER IMPROVEMENTS,

LABOR AND MATERIALS.  SHOULD DEFECTS OCCUR, ALL WORK SHALL BE REPLACED OR PROPERLY

REPAIRED AT NO ADDITIONAL COST TO THE OWNER.

48. COMPLETION OF A BUILDING OR IMPROVEMENT MEANS FINAL COMPLETION OF CONSTRUCTION,

FINISHING, AND EQUIPPING OF THE BUILDING OR IMPROVEMENT ACCORDING TO THE PLANS AND

SPECIFICATIONS AND THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY FOR THE ENTIRE BUILDING

OR IMPROVEMENT OR THE EQUIVALENT AUTHORIZATION BY THE GOVERNMENTAL BODY HAVING

JURISDICTION.  THE WARRANTIES PROVIDED HEREIN SHALL INSURE TO THE BENEFIT OF THE

OWNER AND ITS SUCCESSOR TO THE BENEFIT OF THE OWNER/DEVELOPER AND TO THE BENEFIT

OF THE INSTITUTIONAL MORTGAGEE.

49. THE UNDERSIDE OF ALL EXTERIOR SOFFITS AND SLABS EXPOSED TO WEATHER SHALL RECEIVE A

CONTINUOUS DRIP STRIP WITHOUT EXCEPTION.

50. ALL METAL FLASHING, SCUPPERS ETC. TO RECEIVE PAINT AS RECOMMENDED BY MANUFACTURER,

UNLESS OTHERWISE NOTED ON DRAWINGS OR PROJECT MANUAL.

51. STRUCTURAL ENGINEERING, MECHANICAL, ELECTRICAL AND PLUMBING ENGINEERING DRAWINGS

ARE PART OF THIS PROJECT AND SHALL BE USED BY THE CONTRACTOR IN FULL COORDINATION

WITH ALL THE DRAWINGS ISSUED.

52. CONTRACTOR IS RESPONSIBLE FOR INCLUDING IN HIS BID, LABOR AND MATERIAL COSTS FOR ANY

CHANGE OR ALTERATION OF ADJACENT AREAS TO BE DISTURBED DURING CONSTRUCTION SUCH

AS BUT NOT LIMITED TO, PAVING, SIDEWALKS, STREETS, EXISTING TREES AND LANDSCAPING TO

INSURE THEIR PROPER DRAINAGE AND RETURN THEM TO THEIR ORIGINAL FINISHED CONDITION.

53. ALL SLABS ON GRADE, INTERIOR AND EXTERIOR, TO BE ON 6 MIL POLYETHYLENE VAPOR BARRIER

WITHOUT EXCEPTION, UNLESS OTHERWISE NOTED.

54. THE STRUCTURE SHALL BE DESIGNATED AS A NON SMOKING BUILDING AT ALL TIMES DURING

CONSTRUCTION ONCE FOUNDATION HAS COMMENCED.  CONTRACTOR TO ASSIGN A REMOTE AREA

ON SITE FOR SMOKERS AND CIGARETTES SHALL BE DISPOSED OF IN TRASH
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CONTRACTOR SHALL COMPLY WITH APPLICABLE LOCAL AND STATE CODES AND ORDINANCES INCLUDING, BUT NOT LIMITED TO THE FLORIDA
BUILDING CODE RESIDENTIAL AND EXISTING BUILDINGS 2017 6TH ED AND APPLICABLE UPDATES FOR THIS PERMIT. THE FOLLOWING ARE EXCERPTS
FROM THE FBC - RESIDENTIAL.  THESE EXCERPTS ARE FOR REFERENCE ONLY AND AS APPLICABLE TO THIS PROJECT.  ADDITIONAL SECTIONS OF THE
FLORIDA BUILDING CODE MAY APPLY AND MAY BE REFERENCED IN THESE PLANS:

STRUCTURE SHALL BE CONSTRUCTED FOR ULTIMATE DESIGN WIND SPEEDS PER FIGURE
301.2 (4) AND TABLE R301.2(2) COMPONENT AND CLADDING LOADS FOR A
BUILDING WITH A MEAN ROOF HEIGHT OF 30 FEET LOCATED IN EXPOSURE B AND
R301.2(3) HEIGHT AND EXPOSURE ADJUSTMENT COEFFICIENTS FOR TABLE R301.2(2).
WHEN REQUIRED,  ULTIMATE DESIGN WIND SPEEDS, OF FIGURE R301.2 (4) SHALL BE
CONVERTED TO NOMINAL DESIGN WIND SPEEDS, USING TABLE R301. 2. 1. 3. FOR
EACH WIND DIRECTION CONSIDERED, AN EXPOSURE CATEGORY THAT ADEQUATELY
REFLECTS THE CHARACTERISTICS OF GROUND SURFACE IRREGULARITIES SHALL BE
DETERMINED FOR THE SITE AT WHICH THE BUILDING OR STRUCTURE IS TO BE
CONSTRUCTED.

R301.1APPLICATION.
BUILDINGS AND STRUCTURES, AND PARTS THEREOF, SHALL BE CONSTRUCTED TO
SAFELY SUPPORT ALL LOADS, INCLUDING DEAD LOADS, LIVE LOADS, ROOF LOADS,
FLOOD LOADS, SNOW LOADS, WIND LOADS AND SEISMIC LOADS AS PRESCRIBED BY
THIS CODE. THE CONSTRUCTION OF BUILDINGS AND STRUCTURES IN ACCORDANCE
WITH THE PROVISIONS OF THIS CODE SHALL RESULT IN A SYSTEM THAT PROVIDES A
COMPLETE LOAD PATH THAT MEETS THE REQUIREMENTS FOR THE TRANSFER OF
LOADS FROM THEIR POINT OF ORIGIN THROUGH THE LOAD-RESISTING ELEMENTS TO
THE FOUNDATION. BUILDINGS AND STRUCTURES CONSTRUCTED AS PRESCRIBED BY
THIS CODE ARE DEEMED TO COMPLY WITH THE REQUIREMENTS OF THIS SECTION.

EXCEPTION: BUILDINGS AND STRUCTURES LOCATED WITHIN THE HIGH VELOCITY
HURRICANE ZONE SHALL COMPLY WITH SECTIONS R302 TO R327, INCLUSIVE AND THE
PROVISIONS OF CHAPTER 44, SECTIONS R301.2.5 AND R406. IN ADDITION, BUILDINGS
AND STRUCTURES LOCATED IN FLOOD HAZARD AREAS ESTABLISHED IN TABLE
R301.2(1) SHALL COMPLY WITH SECTIONS R301.2.4, R301.2.5 AND R322.
R302.5DWELLING-GARAGE OPENING AND PENETRATION PROTECTION.
OPENINGS AND PENETRATIONS THROUGH THE WALLS OR CEILINGS SEPARATING THE
DWELLING FROM THE GARAGE SHALL BE IN ACCORDANCE WITH SECTIONS R302.5.1
THROUGH R302.5.3.

R302.5.1OPENING PROTECTION.
OPENINGS FROM A PRIVATE GARAGE DIRECTLY INTO A ROOM USED FOR SLEEPING
PURPOSES SHALL NOT BE PERMITTED. OTHER OPENINGS BETWEEN THE GARAGE AND
RESIDENCE SHALL BE EQUIPPED WITH SOLID WOOD DOORS NOT LESS THAN 13/8 INCHES
(35 MM) IN THICKNESS, SOLID OR HONEYCOMB-CORE STEEL DOORS NOT LESS THAN
13/8 INCHES (35 MM) THICK, OR 20-MINUTE FIRE-RATED DOORS.

R302.5.2DUCT PENETRATION.
DUCTS IN THE GARAGE AND DUCTS PENETRATING THE WALLS OR CEILINGS SEPARATING
THE DWELLING FROM THE GARAGE SHALL BE CONSTRUCTED OF A MINIMUM NO. 26
GAGE (0.48 MM) SHEET STEEL, 1 INCH (25.4 MM) MINIMUM RIGID NONMETALLIC CLASS
0 OR CLASS 1 DUCT BOARD, OR OTHER APPROVED MATERIAL AND SHALL NOT HAVE
OPENINGS INTO THE GARAGE.

R302.5.3OTHER PENETRATIONS.
PENETRATIONS THROUGH THE SEPARATION REQUIRED IN SECTION R302.6 SHALL BE
PROTECTED AS REQUIRED BY SECTION R302.11, ITEM 4.

R302.6DWELLING-GARAGE FIRE SEPARATION.
THE GARAGE SHALL BE SEPARATED AS REQUIRED BY TABLE R302.6. OPENINGS IN
GARAGE WALLS SHALL COMPLY WITH SECTION R302.5. ATTACHMENT OF GYPSUM
BOARD SHALL COMPLY WITH TABLE R702.3.5. THE WALL SEPARATION PROVISIONS OF
TABLE R302.6 SHALL NOT APPLY TO GARAGE WALLS THAT ARE PERPENDICULAR TO THE
ADJACENT DWELLING UNIT WALL.
TABLE R302.6 DWELLING/GARAGE SEPARATION

FROM THE RESIDENCE AND ATTICS: NOT LESS THAN 1/2-INCH GYPSUM BOARD OR
EQUIVALENT APPLIED TO THE  GARAGE SIDE

FROM ALL HABITABLE ROOMS ABOVE THE GARAGE: NOT LESS THAN 5/8-INCH TYPE X
GYPSUM BOARD OR EQUIVALENT

STRUCTURE(S) SUPPORTING FLOOR/CEILING ASSEMBLIES USED FOR SEPARATION

REQUIRED BY THIS SECTION:  NOT LESS THAN 1/2-INCH GYPSUM BOARD OR EQUIVALENT

GARAGES LOCATED LESS THAN 3 FEET FROM A DWELLING UNIT ON THE SAME
LOT:  NOT LESS THAN 1/2-INCH GYPSUM BOARD OR EQUIVALENT APPLIED TO THE

INTERIOR SIDE OF EXTERIOR WALLS THAT ARE WITHIN THIS AREA

R302.7 UNDER-STAIR PROTECTION.
ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE ENCLOSED SIDE WITH 1/2-INCH (12.7 MM) GYPSUM
BOARD.

R302.8 FOAM PLASTICS.
FOR REQUIREMENTS FOR FOAM PLASTICS SEE SECTION R316.

R302.9 FLAME SPREAD INDEX AND SMOKE-DEVELOPED INDEX FOR WALL AND CEILING
FINISHES.
FLAME SPREAD AND SMOKE INDEX FOR WALL AND CEILING FINISHES SHALL BE IN
ACCORDANCE WITH SECTIONS R302.9.1 THROUGH R302.9.4.

R302.9.1 FLAME SPREAD INDEX.
WALL AND CEILING FINISHES SHALL HAVE A FLAME SPREAD INDEX OF NOT GREATER THAN
200.

EXCEPTION: FLAME SPREAD INDEX REQUIREMENTS FOR FINISHES SHALL NOT APPLY TO TRIM
DEFINED AS PICTURE MOLDS, CHAIR RAILS, BASEBOARDS AND HANDRAILS; TO DOORS
AND WINDOWS OR THEIR FRAMES; OR TO MATERIALS THAT ARE LESS THAN 1/28 INCH (0.91
MM) IN THICKNESS CEMENTED TO THE SURFACE OF WALLS OR CEILINGS IF THESE
MATERIALS EXHIBIT FLAME SPREAD INDEX VALUES NO GREATER THAN THOSE OF PAPER OF
THIS THICKNESS CEMENTED TO A NONCOMBUSTIBLE BACKING.

R302.9.2 SMOKE-DEVELOPED INDEX.
WALL AND CEILING FINISHES SHALL HAVE A SMOKE-DEVELOPED INDEX OF NOT GREATER
THAN 450.
R302.9.3 TESTING.
TESTS SHALL BE MADE IN ACCORDANCE WITH ASTM E 84 OR UL 723.

R302.9.4 ALTERNATIVE TEST METHOD.
AS AN ALTERNATIVE TO HAVING A FLAME SPREAD INDEX OF NOT GREATER THAN 200 AND
A SMOKE-DEVELOPED INDEX OF NOT GREATER THAN 450 WHEN TESTED IN ACCORDANCE
WITH ASTM E 84 OR UL 723, WALL AND CEILING FINISHES SHALL BE PERMITTED TO BE TESTED
IN ACCORDANCE WITH NFPA 286. MATERIALS TESTED IN ACCORDANCE WITH NFPA 286
SHALL MEET THE FOLLOWING CRITERIA:

THE INTERIOR FINISH SHALL COMPLY WITH THE FOLLOWING:

1. DURING THE 40 KW EXPOSURE, FLAMES SHALL NOT SPREAD TO THE CEILING.

2. THE FLAME SHALL NOT SPREAD TO THE OUTER EXTREMITY OF THE SAMPLE ON ANY WALL
OR CEILING.

3. FLASHOVER, AS DEFINED IN NFPA 286, SHALL NOT OCCUR.

4. THE PEAK HEAT RELEASE RATE THROUGHOUT THE TEST SHALL NOT EXCEED 800 KW.

5. THE TOTAL SMOKE RELEASED THROUGHOUT THE TEST SHALL NOT EXCEED 1,000 M2.

R302.10 FLAME SPREAD INDEX AND SMOKE-DEVELOPED INDEX FOR INSULATION.
FLAME SPREAD AND SMOKE-DEVELOPED INDEX FOR INSULATION SHALL BE IN
ACCORDANCE WITH SECTIONS R302.10.1 THROUGH R302.10.5.

R302.10.1 INSULATION.
INSULATION MATERIALS, INCLUDING FACINGS, SUCH AS VAPOR RETARDERS AND
VAPOR-PERMEABLE MEMBRANES INSTALLED WITHIN FLOOR-CEILING ASSEMBLIES,
ROOF-CEILING ASSEMBLIES, WALL ASSEMBLIES, CRAWL SPACES AND ATTICS SHALL HAVE
A FLAME SPREAD INDEX NOT TO EXCEED 25 WITH AN ACCOMPANYING
SMOKE-DEVELOPED INDEX NOT TO EXCEED 450 WHERE TESTED IN ACCORDANCE WITH
ASTM E84 OR UL 723.

EXCEPTIONS:
1.WHERE SUCH MATERIALS ARE INSTALLED IN CONCEALED SPACES, THE FLAME SPREAD
INDEX AND SMOKE-DEVELOPED INDEX LIMITATIONS DO NOT APPLY TO THE FACINGS,
PROVIDED THAT THE FACING IS INSTALLED IN SUBSTANTIAL CONTACT WITH THE
UNEXPOSED SURFACE OF THE CEILING, FLOOR OR WALL FINISH.
2.CELLULOSE FIBER LOOSE-FILL INSULATION, THAT IS NOT SPRAY APPLIED, COMPLYING
WITH THE REQUIREMENTS OF SECTION R302.10.3, SHALL NOT BE REQUIRED TO MEET A
FLAME SPREAD INDEX REQUIREMENT BUT SHALL BE REQUIRED TO MEET A
SMOKE-DEVELOPED INDEX OF NOT MORE THAN 450 WHERE TESTED IN ACCORDANCE
WITH CAN/ULC S102.2.
3.FOAM PLASTIC INSULATION SHALL COMPLY WITH SECTION R316.

R302.10.2 LOOSE-FILL INSULATION.
LOOSE-FILL INSULATION MATERIALS THAT CANNOT BE MOUNTED IN THE ASTM E84 OR UL
723 APPARATUS WITHOUT A SCREEN OR ARTIFICIAL SUPPORTS SHALL COMPLY WITH THE
FLAME SPREAD AND SMOKE-DEVELOPED LIMITS OF SECTION R302.10.1 WHERE TESTED IN
ACCORDANCE WITH CAN/ULC S102.2.

EXCEPTION: CELLULOSIC FIBER LOOSE-FILL INSULATION SHALL NOT BE REQUIRED TO BE
TESTED IN ACCORDANCE WITH CAN/ULC S102.2, PROVIDED SUCH INSULATION COMPLIES
WITH THE REQUIREMENTS OF SECTIONS R302.10.1 AND R302.10.3.
R302.10.3CELLULOSIC FIBER LOOSE-FILL INSULATION.
CELLULOSIC FIBER LOOSE-FILL INSULATION SHALL COMPLY WITH CPSC 16 CFR, PARTS 1209
AND 1404. EACH PACKAGE OF SUCH INSULATING MATERIAL SHALL BE CLEARLY LABELED
IN ACCORDANCE WITH CPSC 16 CFR, PARTS 1209 AND 1404.

R302.10.4 EXPOSED ATTIC INSULATION.
EXPOSED INSULATION MATERIALS INSTALLED ON ATTIC FLOORS SHALL HAVE A CRITICAL
RADIANT FLUX NOT LESS THAN 0.12 WATT PER SQUARE CENTIMETER.

R302.10.5TESTING.
TESTS FOR CRITICAL RADIANT FLUX SHALL BE MADE IN ACCORDANCE WITH ASTM E970.

R302.11 FIREBLOCKING.
IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF ALL
CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM AN
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND BETWEEN A TOP STORY AND THE ROOF
SPACE.

FIREBLOCKING SHALL BE PROVIDED IN WOOD-FRAME CONSTRUCTION IN THE FOLLOWING
LOCATIONS:

1. IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS, INCLUDING FURRED SPACES
AND PARALLEL ROWS OF STUDS OR STAGGERED STUDS, AS FOLLOWS:

1.1. VERTICALLY AT THE CEILING AND FLOOR LEVELS.

1.2. HORIZONTALLY AT INTERVALS NOT EXCEEDING 10 FEET (3048 MM).

2. AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND HORIZONTAL
SPACES SUCH AS OCCUR AT SOFFITS, DROP CEILINGS AND COVE CEILINGS.

3. IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND BOTTOM OF THE
RUN. ENCLOSED SPACES UNDER STAIRS SHALL COMPLY WITH SECTION R302.7.

4. AT OPENINGS AROUND VENTS, PIPES, DUCTS, CABLES AND WIRES AT CEILING AND
FLOOR LEVEL, WITH AN APPROVED MATERIAL TO RESIST THE FREE PASSAGE OF FLAME
AND PRODUCTS OF COMBUSTION. THE MATERIAL FILLING THIS ANNULAR SPACE SHALL
NOT BE REQUIRED TO MEET THE ASTM E 136 REQUIREMENTS.

5. FOR THE FIREBLOCKING OF CHIMNEYS AND FIREPLACES, SEE SECTION R1003.19.

6. FIREBLOCKING OF CORNICES OF A TWO-FAMILY DWELLING IS REQUIRED AT THE LINE OF
DWELLING UNIT SEPARATION.

R302.11.1 FIREBLOCKING MATERIALS.
EXCEPT AS PROVIDED IN SECTION R302.11, ITEM 4, FIREBLOCKING SHALL CONSIST OF THE
FOLLOWING MATERIALS.

1. TWO-INCH (51 MM) NOMINAL LUMBER.

2. TWO THICKNESSES OF 1-INCH (25.4 MM) NOMINAL LUMBER WITH BROKEN LAP JOINTS.

3. ONE THICKNESS OF 23/32-INCH (18.3 MM) WOOD STRUCTURAL PANELS WITH JOINTS
BACKED BY 23/32-INCH (18.3 MM) WOOD STRUCTURAL PANELS.

4. ONE THICKNESS OF 3/4-INCH (19.1 MM) PARTICLEBOARD WITH JOINTS BACKED BY
3/4-INCH (19.1 MM) PARTICLEBOARD.

5. ONE-HALF-INCH (12.7 MM) GYPSUM BOARD.

6. ONE-QUARTER-INCH (6.4 MM) CEMENT-BASED MILLBOARD.

7. BATTS OR BLANKETS OF MINERAL WOOL OR GLASS FIBER OR OTHER APPROVED
MATERIALS INSTALLED IN SUCH A MANNER AS TO BE SECURELY RETAINED IN PLACE.

8. CELLULOSE INSULATION INSTALLED AS TESTED FOR THE SPECIFIC APPLICATION.

R302.11.1.1 BATTS OR BLANKETS OF MINERAL OR GLASS FIBER.
BATTS OR BLANKETS OF MINERAL OR GLASS FIBER OR OTHER APPROVED NONRIGID
MATERIALS SHALL BE PERMITTED FOR COMPLIANCE WITH THE 10-FOOT (3048 MM)
HORIZONTAL FIREBLOCKING IN WALLS CONSTRUCTED USING PARALLEL ROWS OF STUDS
OR STAGGERED STUDS.

R302.11.1.2 UNFACED FIBERGLASS.
UNFACED FIBERGLASS BATT INSULATION USED AS FIREBLOCKING SHALL FILL THE ENTIRE
CROSS SECTION OF THE WALL CAVITY TO A MINIMUM HEIGHT OF 16 INCHES (406 MM)
MEASURED VERTICALLY. WHEN PIPING, CONDUIT OR SIMILAR OBSTRUCTIONS ARE
ENCOUNTERED, THE INSULATION SHALL BE PACKED TIGHTLY AROUND THE OBSTRUCTION.

R302.11.1.3 LOOSE-FILL INSULATION MATERIAL.
LOOSE-FILL INSULATION MATERIAL SHALL NOT BE USED AS A FIREBLOCK UNLESS
SPECIFICALLY TESTED IN THE FORM AND MANNER INTENDED FOR USE TO DEMONSTRATE ITS
ABILITY TO REMAIN IN PLACE AND TO RETARD THE SPREAD OF FIRE AND HOT GASES.

R302.11.2 FIREBLOCKING INTEGRITY.
THE INTEGRITY OF ALL FIREBLOCKS SHALL BE MAINTAINED.

R302.12 DRAFTSTOPPING.
IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE BOTH ABOVE AND
BELOW THE CONCEALED SPACE OF A FLOOR/CEILING ASSEMBLY, DRAFTSTOPS SHALL BE
INSTALLED SO THAT THE AREA OF THE CONCEALED SPACE DOES NOT EXCEED 1,000
SQUARE FEET (92.9 M2). DRAFTSTOPPING SHALL DIVIDE THE CONCEALED SPACE INTO
APPROXIMATELY EQUAL AREAS. WHERE THE ASSEMBLY IS ENCLOSED BY A FLOOR
MEMBRANE ABOVE AND A CEILING MEMBRANE BELOW, DRAFTSTOPPING SHALL BE
PROVIDED IN FLOOR/CEILING ASSEMBLIES UNDER THE FOLLOWING CIRCUMSTANCES:

1. CEILING IS SUSPENDED UNDER THE FLOOR FRAMING.

2. FLOOR FRAMING IS CONSTRUCTED OF TRUSS-TYPE OPEN-WEB OR PERFORATED
MEMBERS.

R302.12.1 MATERIALS.
DRAFTSTOPPING MATERIALS SHALL NOT BE LESS THAN 1/2-INCH (12.7 MM) GYPSUM
BOARD, 3/8-INCH (9.5 MM) WOOD STRUCTURAL PANELS OR OTHER APPROVED
MATERIALS ADEQUATELY SUPPORTED. DRAFTOPPING SHALL BE INSTALLED PARALLEL TO
THE FLOOR FRAMING MEMBERS UNLESS OTHERWISE APPROVED BY THE BUILDING
OFFICIAL. THE INTEGRITY OF THE DRAFTSTOPS SHALL BE MAINTAINED.

R302.13 COMBUSTIBLE INSULATION CLEARANCE.
COMBUSTIBLE INSULATION SHALL BE SEPARATED A MINIMUM OF 3 INCHES (76 MM) FROM
RECESSED LUMINAIRES, FAN MOTORS AND OTHER HEAT-PRODUCING DEVICES.

EXCEPTION: WHERE HEAT-PRODUCING DEVICES ARE LISTED FOR LESSER CLEARANCES,
COMBUSTIBLE INSULATION COMPLYING WITH THE LISTING REQUIREMENTS SHALL BE
SEPARATED IN ACCORDANCE WITH THE CONDITIONS STIPULATED IN THE LISTING.

RECESSED LUMINAIRES INSTALLED IN THE BUILDING THERMAL ENVELOPE SHALL MEET THE
REQUIREMENTS OF SECTION R402.4.4 OF THE FLORIDA BUILDING CODE, ENERGY
CONSERVATION.

SECTION R303 LIGHT, VENTILATION AND HEATING

R303.1 HABITABLE ROOMS.
ALL HABITABLE ROOMS SHALL HAVE AN AGGREGATE GLAZING AREA OF NOT LESS THAN 8
PERCENT OF THE FLOOR AREA OF SUCH ROOMS. NATURAL VENTILATION SHALL BE
THROUGH WINDOWS, DOORS, LOUVERS OR OTHER APPROVED OPENINGS TO THE
OUTDOOR AIR. SUCH OPENINGS SHALL BE PROVIDED WITH READY ACCESS OR SHALL
OTHERWISE BE READILY CONTROLLABLE BY THE BUILDING OCCUPANTS. THE MINIMUM
OPENABLE AREA TO THE OUTDOORS SHALL BE 4 PERCENT OF THE FLOOR AREA BEING
VENTILATED.

EXCEPTIONS:

1. THE GLAZED AREAS NEED NOT BE OPENABLE WHERE THE OPENING IS NOT REQUIRED BY
SECTION R310 AND A WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM IS INSTALLED IN
ACCORDANCE WITH SECTION M1507.

2. THE GLAZED AREAS NEED NOT BE INSTALLED IN ROOMS WHERE EXCEPTION 1 ABOVE IS
SATISFIED AND ARTIFICIAL LIGHT IS PROVIDED CAPABLE OF PRODUCING AN AVERAGE
ILLUMINATION OF 6 FOOTCANDLES (65 LUX) OVER THE AREA OF THE ROOM AT A HEIGHT
OF 30 INCHES (762 MM) ABOVE THE FLOOR LEVEL.

3. USE OF SUNROOM AND PATIO COVERS, AS DEFINED IN SECTION R202, SHALL BE
PERMITTED FOR NATURAL VENTILATION IF IN EXCESS OF 40 PERCENT OF THE EXTERIOR
SUNROOM WALLS ARE OPEN, OR ARE ENCLOSED ONLY BY INSECT SCREENING.

R303.2 ADJOINING ROOMS.
FOR THE PURPOSE OF DETERMINING LIGHT AND VENTILATION REQUIREMENTS, ANY ROOM
SHALL BE CONSIDERED AS A PORTION OF AN ADJOINING ROOM WHEN AT LEAST
ONE-HALF OF THE AREA OF THE COMMON WALL IS OPEN AND UNOBSTRUCTED AND
PROVIDES AN OPENING OF NOT LESS THAN ONE-TENTH OF THE FLOOR AREA OF THE
INTERIOR ROOM BUT NOT LESS THAN 25 SQUARE FEET (2.3 M2).

EXCEPTION: OPENINGS REQUIRED FOR LIGHT AND/OR VENTILATION SHALL BE PERMITTED
TO OPEN INTO A SUNROOM WITH THERMAL ISOLATION OR A PATIO COVER, PROVIDED
THAT THERE IS AN OPENABLE AREA BETWEEN THE ADJOINING ROOM AND THE SUNROOM
OR PATIO COVER OF NOT LESS THAN ONE-TENTH OF THE FLOOR AREA OF THE INTERIOR
ROOM BUT NOT LESS THAN 20 SQUARE FEET (2 M2). THE MINIMUM OPENABLE AREA TO THE
OUTDOORS SHALL BE BASED UPON THE TOTAL FLOOR AREA BEING VENTILATED.

R303.3 BATHROOMS.
BATHROOMS, WATER CLOSET COMPARTMENTS AND OTHER SIMILAR ROOMS SHALL BE
PROVIDED WITH AGGREGATE GLAZING AREA IN WINDOWS OF NOT LESS THAN 3 SQUARE
FEET (0.3 M2), ONE-HALF OF WHICH MUST BE OPENABLE.

EXCEPTION: THE GLAZED AREAS SHALL NOT BE REQUIRED WHERE ARTIFICIAL LIGHT AND A
LOCAL EXHAUST SYSTEM ARE PROVIDED. THE MINIMUM LOCAL EXHAUST RATES SHALL BE
DETERMINED IN ACCORDANCE WITH SECTION M1507. EXHAUST AIR FROM THE SPACE
SHALL BE EXHAUSTED DIRECTLY TO THE OUTDOORS.

R303.7INTERIOR STAIRWAY ILLUMINATION.
INTERIOR STAIRWAYS SHALL BE PROVIDED WITH AN ARTIFICIAL LIGHT SOURCE TO ILLUMINATE
THE LANDINGS AND TREADS. THE LIGHT SOURCE SHALL BE CAPABLE OF ILLUMINATING TREADS
AND LANDINGS TO LEVELS OF NOT LESS THAN 1 FOOTCANDLE (11 LUX) AS MEASURED AT THE
CENTER OF TREADS AND LANDINGS. THERE SHALL BE A WALL SWITCH AT EACH FLOOR LEVEL TO
CONTROL THE LIGHT SOURCE WHERE THE STAIRWAY HAS SIX OR MORE RISERS.

EXCEPTION: A SWITCH IS NOT REQUIRED WHERE REMOTE, CENTRAL OR AUTOMATIC CONTROL
OF LIGHTING IS PROVIDED.

R303.8  EXTERIOR STAIRWAY ILLUMINATION.
EXTERIOR STAIRWAYS SHALL BE PROVIDED WITH AN ARTIFICIAL LIGHT SOURCE LOCATED AT THE
TOP LANDING OF THE STAIRWAY. EXTERIOR STAIRWAYS PROVIDING ACCESS TO A BASEMENT
FROM THE OUTDOOR GRADE LEVEL SHALL BE PROVIDED WITH AN ARTIFICIAL LIGHT SOURCE
LOCATED AT THE BOTTOM LANDING OF THE STAIRWAY.

SECTION R304.1  MINIMUM AREA.
HABITABLE ROOMS SHALL HAVE A FLOOR AREA OF NOT LESS THAN 70 SQUARE FEET (6.5 M2).
EXCEPTION: KITCHENS.
R304.2MINIMUM DIMENSIONS.
HABITABLE ROOMS SHALL BE NOT LESS THAN 7 FEET (2134 MM) IN ANY HORIZONTAL DIMENSION.
EXCEPTION: KITCHENS.
R304.3HEIGHT EFFECT ON ROOM AREA.
PORTIONS OF A ROOM WITH A SLOPING CEILING MEASURING LESS THAN 5 FEET (1524 MM) OR
A FURRED CEILING MEASURING LESS THAN 7 FEET (2134 MM) FROM THE FINISHED FLOOR TO THE
FINISHED CEILING SHALL NOT BE CONSIDERED AS CONTRIBUTING TO THE MINIMUM REQUIRED
HABITABLE AREA FOR THAT ROOM.

SECTION R305 CEILING HEIGHT

R305.1  MINIMUM HEIGHT.
HABITABLE SPACE, HALLWAYS AND PORTIONS OF BASEMENTS CONTAINING THESE SPACES
SHALL HAVE A CEILING HEIGHT OF NOT LESS THAN 7 FEET (2134 MM). BATHROOMS, TOILET
ROOMS AND LAUNDRY ROOMS SHALL HAVE A CEILING HEIGHT OF NOT LESS THAN 6 FEET 8
INCHES (2032 MM).

EXCEPTIONS:
1. FOR ROOMS WITH SLOPED CEILINGS, THE REQUIRED FLOOR AREA OF THE ROOM SHALL

HAVE A CEILING HEIGHT OF NOT LESS THAN 5 FEET (1524 MM) AND NOT LESS THAN 50
PERCENT OF THE REQUIRED FLOOR AREA SHALL HAVE A CEILING HEIGHT OF NOT LESS
THAN 7 FEET (2134 MM).

2. THE CEILING HEIGHT ABOVE BATHROOM AND TOILET ROOM FIXTURES SHALL BE SUCH
THAT THE FIXTURE IS CAPABLE OF BEING USED FOR ITS INTENDED PURPOSE. A SHOWER OR
TUB EQUIPPED WITH A SHOWERHEAD SHALL HAVE A CEILING HEIGHT OF NOT LESS THAN 6
FEET 8 INCHES (2032 MM) ABOVE AN AREA OF NOT LESS THAN 30 INCHES (762 MM) BY 30
INCHES (762 MM) AT THE SHOWERHEAD.

3. BEAMS, GIRDERS, DUCTS OR OTHER OBSTRUCTIONS IN BASEMENTS CONTAINING
HABITABLE SPACE SHALL BE PERMITTED TO PROJECT TO WITHIN 6 FEET 4 INCHES (1931 MM)
OF THE FINISHED FLOOR.

SECTION R307 TOILET, BATH AND SHOWER SPACES

R307.1 SPACE REQUIRED.
FIXTURES SHALL BE SPACED IN ACCORDANCE WITH FIGURE R307.1, AND IN ACCORDANCE WITH
THE REQUIREMENTS OF SECTION P2705.1.
FIGURE R307.1 MINIMUM FIXTURE CLEARANCES

R307.2 BATHTUB AND SHOWER SPACES.
BATHTUB AND SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS
AND IN SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE. SUCH
WALL SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET (1829 MM) ABOVE THE
FLOOR.
SECTION R308 GLAZING

R308.1IDENTIFICATION.
EXCEPT AS INDICATED IN SECTION R308.1.1 EACH PANE OF GLAZING INSTALLED IN HAZARDOUS
LOCATIONS AS DEFINED IN SECTION R308.4 SHALL BE PROVIDED WITH A MANUFACTURER’S
DESIGNATION SPECIFYING WHO APPLIED THE DESIGNATION, DESIGNATING THE TYPE OF GLASS
AND THE SAFETY GLAZING STANDARD WITH WHICH IT COMPLIES, WHICH IS VISIBLE IN THE FINAL
INSTALLATION. THE DESIGNATION SHALL BE ACID ETCHED, SANDBLASTED, CERAMIC-FIRED,
LASER ETCHED, EMBOSSED, OR BE OF A TYPE THAT ONCE APPLIED CANNOT BE REMOVED
WITHOUT BEING DESTROYED. A LABEL SHALL BE PERMITTED IN LIEU OF THE MANUFACTURER’S
DESIGNATION.

EXCEPTIONS:
1 .FOR OTHER THAN TEMPERED GLASS, MANUFACTURER’S DESIGNATIONS ARE NOT REQUIRED
PROVIDED THAT THE BUILDING OFFICIAL APPROVES THE USE OF A CERTIFICATE, AFFIDAVIT OR
OTHER EVIDENCE CONFIRMING COMPLIANCE WITH THIS CODE.

2. TEMPERED SPANDREL GLASS IS PERMITTED TO BE IDENTIFIED BY THE MANUFACTURER WITH A
REMOVABLE PAPER DESIGNATION.
R308.1.1IDENTIFICATION OF MULTIPLE ASSEMBLIES.

MULTIPANE ASSEMBLIES HAVING INDIVIDUAL PANES NOT EXCEEDING 1 SQUARE FOOT (0.09 M2)
IN EXPOSED AREA SHALL HAVE NOT LESS THAN ONE PANE IN THE ASSEMBLY IDENTIFIED IN
ACCORDANCE WITH SECTION R308.1. OTHER PANES IN THE ASSEMBLY SHALL BE LABELED “CPSC
16 CFR 1201” OR “ANSI Z97.1” AS APPROPRIATE.
R308.4HAZARDOUS LOCATIONS.
THE LOCATIONS SPECIFIED IN SECTIONS R308.4.1 THROUGH R308.4.7 SHALL BE CONSIDERED TO
BE SPECIFIC HAZARDOUS LOCATIONS FOR THE PURPOSES OF GLAZING.
R308.4.1GLAZING IN DOORS.
GLAZING IN FIXED AND OPERABLE PANELS OF SWINGING, SLIDING AND BIFOLD DOORS SHALL
BE CONSIDERED TO BE A HAZARDOUS LOCATION.
EXCEPTIONS:
1.GLAZED OPENINGS OF A SIZE THROUGH WHICH A 3-INCH-DIAMETER (76 MM) SPHERE IS
UNABLE TO PASS.

2.DECORATIVE GLAZING.

R308.4.2GLAZING ADJACENT TO DOORS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL ADJACENT TO A DOOR SHALL BE
CONSIDERED TO BE A HAZARDOUS LOCATION WHERE THE BOTTOM EXPOSED EDGE OF THE
GLAZING IS LESS THAN 60 INCHES (1524 MM) ABOVE THE FLOOR OR WALKING SURFACE AND IT
MEETS EITHER OF THE FOLLOWING CONDITIONS:
1.WHERE THE GLAZING IS WITHIN 24 INCHES (610 MM) OF EITHER SIDE OF THE DOOR IN THE
PLANE OF THE DOOR IN A CLOSED POSITION.
2.WHERE THE GLAZING IS ON A WALL PERPENDICULAR TO THE PLANE OF THE DOOR IN A
CLOSED POSITION AND WITHIN 24 INCHES (610 MM) OF THE HINGE SIDE OF AN IN-SWINGING
DOOR.

EXCEPTIONS:
1.DECORATIVE GLAZING.
2.WHERE THERE IS AN INTERVENING WALL OR OTHER PERMANENT BARRIER BETWEEN THE DOOR
AND THE GLAZING.
3.WHERE ACCESS THROUGH THE DOOR IS TO A CLOSET OR STORAGE AREA 3 FEET (914 MM) OR
LESS IN DEPTH. GLAZING IN THIS APPLICATION SHALL COMPLY WITH SECTION

R308.4.3.
4.GLAZING THAT IS ADJACENT TO THE FIXED PANEL OF PATIO DOORS.
R308.4.3GLAZING IN WINDOWS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL THAT MEETS ALL OF THE FOLLOWING
CONDITIONS SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION:
1.THE EXPOSED AREA OF AN INDIVIDUAL PANE IS LARGER THAN 9 SQUARE FEET (0.836 M2),
2.THE BOTTOM EDGE OF THE GLAZING IS LESS THAN 18 INCHES (457 MM) ABOVE THE FLOOR,
3.THE TOP EDGE OF THE GLAZING IS MORE THAN 36 INCHES (914 MM) ABOVE THE FLOOR; AND
4.ONE OR MORE WALKING SURFACES ARE WITHIN 36 INCHES (914 MM), MEASURED
HORIZONTALLY AND IN A STRAIGHT LINE, OF THE GLAZING.

EXCEPTIONS:
1.DECORATIVE GLAZING.
2.WHERE A HORIZONTAL RAIL IS INSTALLED ON THE ACCESSIBLE SIDE(S) OF THE GLAZING 34 TO
38 INCHES (864 TO 965 MM) ABOVE THE WALKING SURFACE. THE RAIL SHALL BE CAPABLE OF
WITH STANDING A HORIZONTAL LOAD OF 50 POUNDS PER LINEAR FOOT (730 N/M) WITHOUT
CONTACTING THE GLASS AND HAVE A CROSS-SECTIONAL HEIGHT OF NOT LESS THAN 11/2
INCHES (38 MM).
3.OUTBOARD PANES IN INSULATING GLASS UNITS AND OTHER MULTIPLE GLAZED PANELS WHERE
THE BOTTOM EDGE OF THE GLASS IS 25 FEET (7620 MM) OR MORE ABOVE GRADE, A ROOF,
WALKING SURFACES OR OTHER HORIZONTAL [WITHIN 45 DEGREES (0.79 RAD) OF HORIZONTAL]
SURFACE ADJACENT TO THE GLASS EXTERIOR.
R308.4.4GLAZING IN GUARDS AND RAILINGS.
GLAZING IN GUARDS AND RAILINGS, INCLUDING STRUCTURAL BALUSTER PANELS AND
NONSTRUCTURAL IN-FILL PANELS, REGARDLESS OF AREA OR HEIGHT ABOVE A WALKING
SURFACE SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION.
R308.4.5GLAZING AND WET SURFACES.
GLAZING IN WALLS, ENCLOSURES OR FENCES CONTAINING OR FACING HOT TUBS, SPAS,
WHIRLPOOLS, SAUNAS, STEAM ROOMS, BATHTUBS, SHOWERS AND INDOOR OR OUTDOOR
SWIMMING POOLS WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 60
INCHES (1524 MM) MEASURED VERTICALLY ABOVE ANY STANDING OR WALKING SURFACE
SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION. THIS SHALL APPLY TO SINGLE GLAZING
AND EACH PANE IN MULTIPLE GLAZING.
EXCEPTION: GLAZING THAT IS MORE THAN 60 INCHES (1524 MM), MEASURED HORIZONTALLY
AND IN A STRAIGHT LINE, FROM THE WATER’S EDGE OF A BATHTUB, HOT TUB, SPA, WHIRLPOOL
OR SWIMMING POOL OR FROM THE EDGE OF A SHOWER, SAUNA OR STEAM ROOM.

SECTION R309 GARAGES AND CARPORTS

R309.1FLOOR SURFACE.
GARAGE FLOOR SURFACES SHALL BE OF APPROVED NONCOMBUSTIBLE MATERIAL.
THE AREA OF FLOOR USED FOR PARKING OF AUTOMOBILES OR OTHER VEHICLES
SHALL BE SLOPED TO FACILITATE THE MOVEMENT OF LIQUIDS TO A DRAIN OR
TOWARD THE MAIN VEHICLE ENTRY DOORWAY.

R309.2CARPORTS.

CARPORTS SHALL BE OPEN ON NOT LESS THAN TWO SIDES. CARPORT FLOOR
SURFACES SHALL BE OF APPROVED NONCOMBUSTIBLE MATERIAL. CARPORTS NOT
OPEN ON TWO OR MORE SIDES SHALL BE CONSIDERED TO BE A GARAGE AND SHALL
COMPLY WITH THE PROVISIONS OF THIS SECTION FOR GARAGES.
EXCEPTION: ASPHALT SURFACES SHALL BE PERMITTED AT GROUND LEVEL IN
CARPORTS.
THE AREA OF FLOOR USED FOR PARKING OF AUTOMOBILES OR OTHER VEHICLES
SHALL BE SLOPED TO FACILITATE THE MOVEMENT OF LIQUIDS TO A DRAIN OR
TOWARD THE MAIN VEHICLE ENTRY DOORWAY.

R309.3FLOOD HAZARD AREAS.

FOR BUILDINGS LOCATED IN FLOOD HAZARD AREAS AS ESTABLISHED BY TABLE
R301.2(1), GARAGE FLOORS SHALL BE:
1.ELEVATED TO OR ABOVE THE DESIGN FLOOD ELEVATION AS DETERMINED IN
ACCORDANCE WITH SECTION R322; OR
2.LOCATED BELOW THE DESIGN FLOOD ELEVATION PROVIDED THAT THE FLOORS ARE
AT OR ABOVE GRADE ON NOT LESS THAN ONE SIDE, ARE USED SOLELY FOR PARKING,
BUILDING ACCESS OR STORAGE, MEET THE REQUIREMENTS OF SECTION R322 AND
ARE OTHERWISE CONSTRUCTED IN ACCORDANCE WITH THIS CODE.
R309.4AUTOMATIC GARAGE DOOR OPENERS.
AUTOMATIC GARAGE DOOR OPENERS, IF PROVIDED, SHALL BE LISTED AND LABELED
IN ACCORDANCE WITH UL 325.

R309.5FIRE SPRINKLERS.

PRIVATE GARAGES SHALL BE PROTECTED BY FIRE SPRINKLERS WHERE THE GARAGE
WALL HAS BEEN DESIGNED BASED ON TABLE R302.1, FOOTNOTE A. SPRINKLERS IN
GARAGES SHALL BE CONNECTED TO AN AUTOMATIC SPRINKLER SYSTEM THAT
COMPLIES WITH SECTION P2904. GARAGE SPRINKLERS SHALL BE RESIDENTIAL
SPRINKLERS OR QUICK-RESPONSE SPRINKLERS, DESIGNED TO PROVIDE A DENSITY OF
0.05 GPM/FT2. GARAGE DOORS SHALL NOT BE CONSIDERED OBSTRUCTIONS WITH
RESPECT TO SPRINKLER PLACEMENT

R310.1EMERGENCY ESCAPE AND RESCUE OPENING REQUIRED.
BASEMENTS, HABITABLE ATTICS AND EVERY SLEEPING ROOM SHALL HAVE NOT LESS
THAN ONE OPERABLE EMERGENCY ESCAPE AND RESCUE OPENING. WHERE
BASEMENTS CONTAIN ONE OR MORE SLEEPING ROOMS, AN EMERGENCY ESCAPE
AND RESCUE OPENING SHALL BE REQUIRED IN EACH SLEEPING ROOM. EMERGENCY
ESCAPE AND RESCUE OPENINGS SHALL OPEN DIRECTLY INTO A PUBLIC WAY, OR TO
A YARD OR COURT THAT OPENS TO A PUBLIC WAY.
EXCEPTIONS:
1.STORM SHELTERS AND BASEMENTS USED ONLY TO HOUSE MECHANICAL EQUIPMENT
NOT EXCEEDING A TOTAL FLOOR AREA OF 200 SQUARE FEET (18.58 M2).
2.THE EMERGENCY ESCAPE AND RESCUE OPENING SHALL BE PERMITTED TO OPEN
INTO A SCREEN ENCLOSURE, OPEN TO THE ATMOSPHERE, WHERE A SCREEN DOOR IS
PROVIDED LEADING AWAY FROM THE RESIDENCE.
R310.1.1OPERATIONAL CONSTRAINTS AND OPENING CONTROL DEVICES.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE OPERATIONAL FROM THE
INSIDE OF THE ROOM WITHOUT THE USE OF KEYS, TOOLS OR SPECIAL KNOWLEDGE.
WINDOW OPENING CONTROL DEVICES COMPLYING WITH ASTM F2090 SHALL BE
PERMITTED FOR USE ON WINDOWS SERVING AS A REQUIRED EMERGENCY ESCAPE
AND RESCUE OPENING.
R310.2EMERGENCY ESCAPE AND RESCUE OPENINGS.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE MINIMUM DIMENSIONS
AS SPECIFIED IN THIS SECTION.
R310.2.1MINIMUM OPENING AREA.
EMERGENCY AND ESCAPE RESCUE OPENINGS SHALL HAVE A NET CLEAR OPENING
OF NOT LESS THAN 5.7 SQUARE FEET (0.530 M2). THE NET CLEAR OPENING
DIMENSIONS REQUIRED BY THIS SECTION SHALL BE OBTAINED BY THE NORMAL
OPERATION OF THE EMERGENCY ESCAPE AND RESCUE OPENING FROM THE INSIDE.
THE NET CLEAR HEIGHT OPENING SHALL BE NOT LESS THAN 24 INCHES (610 MM) AND
THE NET CLEAR WIDTH SHALL BE NOT LESS THAN 20 INCHES (508 MM).
EXCEPTION: GRADE FLOOR OR BELOW GRADE OPENINGS SHALL HAVE A NET CLEAR
OPENING OF NOT LESS THAN 5 SQUARE FEET (0.465 M2).
R310.2.2WINDOW SILL HEIGHT.
WHERE A WINDOW IS PROVIDED AS THE EMERGENCY ESCAPE AND RESCUE
OPENING, IT SHALL HAVE A SILL HEIGHT OF NOT MORE THAN 44 INCHES (1118 MM)
ABOVE THE FLOOR; WHERE THE SILL HEIGHT IS BELOW GRADE, IT SHALL BE PROVIDED
WITH A WINDOW WELL IN ACCORDANCE WITH SECTION R310.2.3.
R310.2.3WINDOW WELLS.
THE HORIZONTAL AREA OF THE WINDOW WELL SHALL BE NOT LESS THAN 9 SQUARE
FEET (0.9 M2), WITH A HORIZONTAL PROJECTION AND WIDTH OF NOT LESS THAN 36
INCHES (914 MM). THE AREA OF THE WINDOW WELL SHALL ALLOW THE EMERGENCY
ESCAPE AND RESCUE OPENING TO BE FULLY OPENED.
EXCEPTION: THE LADDER OR STEPS REQUIRED BY SECTION R310.2.3.1 SHALL BE
PERMITTED TO ENCROACH NOT MORE THAN 6 INCHES (152 MM) INTO THE REQUIRED
DIMENSIONS OF THE WINDOW WELL.
R310.2.3.1LADDER AND STEPS.
WINDOW WELLS WITH A VERTICAL DEPTH GREATER THAN 44 INCHES (1118 MM) SHALL
BE EQUIPPED WITH A PERMANENTLY AFFIXED LADDER OR STEPS USABLE WITH THE
WINDOW IN THE FULLY OPEN POSITION. LADDERS OR STEPS REQUIRED BY THIS
SECTION SHALL NOT BE REQUIRED TO COMPLY WITH SECTIONS R311.7 AND R311.8.
LADDERS OR RUNGS SHALL HAVE AN INSIDE WIDTH OF NOT LESS THAN 12 INCHES
(305 MM), SHALL PROJECT NOT LESS THAN 3 INCHES (76 MM) FROM THE WALL AND
SHALL BE SPACED NOT MORE THAN 18 INCHES (457 MM) ON CENTER VERTICALLY
FOR THE FULL HEIGHT OF THE WINDOW WELL.
R310.2.3.2DRAINAGE.
WINDOW WELLS SHALL BE DESIGNED FOR PROPER DRAINAGE BY CONNECTING TO
THE BUILDING’S FOUNDATION DRAINAGE SYSTEM REQUIRED BY SECTION R405.1 OR
BY AN APPROVED ALTERNATIVE METHOD.
EXCEPTION: A DRAINAGE SYSTEM FOR WINDOW WELLS IS NOT REQUIRED WHERE THE
FOUNDATION IS ON WELL-DRAINED-SOIL OR SAND-GRAVEL MIXTURE SOILS IN
ACCORDANCE WITH THE UNITED SOIL CLASSIFICATION SYSTEM, GROUP I SOILS, AS
DETAILED IN TABLE R405.1.
R310.2.4EMERGENCY ESCAPE AND RESCUE OPENINGS UNDER DECKS AND PORCHES.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE PERMITTED TO BE INSTALLED
UNDER DECKS AND PORCHES PROVIDED THAT THE LOCATION OF THE DECK ALLOWS
THE EMERGENCY ESCAPE AND RESCUE OPENINGS TO BE FULLY OPENED AND
PROVIDES A PATH NOT LESS THAN 36 INCHES (914 MM) IN HEIGHT TO A YARD OR
COURT.
R310.2.5REPLACEMENT WINDOWS.
REPLACEMENT WINDOWS INSTALLED IN BUILDINGS MEETING THE SCOPE OF THIS
CODE SHALL BE EXEMPT FROM THE MAXIMUM SILL HEIGHT REQUIREMENTS OF
SECTIONS R310.1 AND SECTIONS R310.2.1 AND R310.2.2, PROVIDED THE
REPLACEMENT WINDOW MEETS THE FOLLOWING CONDITIONS:
1.THE REPLACEMENT WINDOW IS THE MANUFACTURER’S LARGEST STANDARD SIZE
WINDOW THAT WILL FIT WITHIN THE EXISTING FRAME OR EXISTING ROUGH OPENING.
THE REPLACEMENT WINDOW IS OF THE SAME OPERATING STYLE AS THE EXISTING
WINDOW OR A STYLE THAT PROVIDES FOR AN EQUAL OR GREATER WINDOW
OPENING AREA THAN THE EXISTING WINDOW.
2.THE REPLACEMENT WINDOW IS NOT PART OF A CHANGE OF OCCUPANCY.

R311.7.5.3NOSINGS.
THE RADIUS OF CURVATURE AT THE NOSING SHALL BE NOT GREATER THAN
9/16 INCH (14 MM). A NOSING PROJECTION NOT LESS THAN 3/4 INCH (19
MM) AND NOT MORE THAN 11/4 INCHES (32 MM) SHALL BE PROVIDED ON
STAIRWAYS WITH SOLID RISERS. THE GREATEST NOSING PROJECTION SHALL
NOT EXCEED THE SMALLEST NOSING PROJECTION BY MORE THAN 3/8
INCH (9.5 MM) BETWEEN TWO STORIES, INCLUDING THE NOSING AT THE
LEVEL OF FLOORS AND LANDINGS. BEVELING OF NOSINGS SHALL NOT
EXCEED 1/2 INCH (12.7 MM).

EXCEPTION: A NOSING PROJECTION IS NOT REQUIRED WHERE THE TREAD
DEPTH IS NOT LESS THAN 11 INCHES (279 MM).
R311.7.5.4EXTERIOR PLASTIC COMPOSITE STAIR TREADS.
PLASTIC COMPOSITE EXTERIOR STAIR TREADS SHALL COMPLY WITH THE
PROVISIONS OF THIS SECTION AND SECTION R507.3.

R311.7.6LANDINGS FOR STAIRWAYS.
THERE SHALL BE A FLOOR OR LANDING AT THE TOP AND BOTTOM OF
EACH STAIRWAY. THE WIDTH PERPENDICULAR TO THE DIRECTION OF
TRAVEL SHALL BE NOT LESS THAN THE WIDTH OF THE FLIGHT SERVED.
LANDINGS OF SHAPES OTHER THAN SQUARE OR RECTANGULAR SHALL BE
PERMITTED PROVIDED THAT THE DEPTH AT THE WALK LINE AND THE TOTAL
AREA IS NOT LESS THAN THAT OF A QUARTER CIRCLE WITH A RADIUS
EQUAL TO THE REQUIRED LANDING WIDTH. WHERE THE STAIRWAY HAS A
STRAIGHT RUN, THE DEPTH IN THE DIRECTION OF TRAVEL SHALL BE NOT LESS
THAN 36 INCHES (914 MM).

EXCEPTIONS:
1.A FLOOR OR LANDING IS NOT REQUIRED AT THE TOP OF AN INTERIOR
FLIGHT OF STAIRS, INCLUDING STAIRS IN AN ENCLOSED GARAGE,
PROVIDED THAT A DOOR DOES NOT SWING OVER THE STAIRS.
2.SEE SECTION R311.3 FOR EXTERIOR DOORS WHERE A STEP DOWN IS
PROVIDED.

R311.7.7STAIRWAY WALKING SURFACE.
THE WALKING SURFACE OF TREADS AND LANDINGS OF STAIRWAYS SHALL
BE SLOPED NOT STEEPER THAN ONE UNIT VERTICAL IN 48 INCHES
HORIZONTAL (2-PERCENT SLOPE).

R311.7.8HANDRAILS.
HANDRAILS SHALL BE PROVIDED ON NOT LESS THAN ONE SIDE OF EACH
CONTINUOUS RUN OF TREADS OR FLIGHT WITH FOUR OR MORE RISERS.
R311.7.8.1HEIGHT.
HANDRAIL HEIGHT, MEASURED VERTICALLY FROM THE SLOPED PLANE
ADJOINING THE TREAD NOSING, OR FINISH SURFACE OF RAMP SLOPE,
SHALL BE NOT LESS THAN 34 INCHES (864 MM) AND NOT MORE THAN 38
INCHES (965 MM).

EXCEPTIONS:
1.THE USE OF A VOLUTE, TURNOUT OR STARTING EASING SHALL BE
ALLOWED OVER THE LOWEST TREAD.
2.WHERE HANDRAIL FITTINGS OR BENDINGS ARE USED TO PROVIDE
CONTINUOUS TRANSITION BETWEEN FLIGHTS, TRANSITIONS AT WINDER
TREADS, THE TRANSITION FROM HANDRAIL TO GUARD, OR USED AT THE
START OF A FLIGHT, THE HANDRAIL HEIGHT AT THE FITTINGS OR BENDINGS
SHALL BE PERMITTED TO EXCEED 38 INCHES (956 MM).

R311.7.8.2CONTINUITY.
HANDRAILS FOR STAIRWAYS SHALL BE CONTINUOUS FOR THE FULL LENGTH
OF THE FLIGHT, FROM A POINT DIRECTLY ABOVE THE TOP RISER OF THE
FLIGHT TO A POINT DIRECTLY ABOVE THE LOWEST RISER OF THE FLIGHT.
HANDRAIL ENDS SHALL BE RETURNED OR SHALL TERMINATE IN NEWEL
POSTS OR SAFETY TERMINALS. HANDRAILS ADJACENT TO A WALL SHALL
HAVE A SPACE OF NOT LESS THAN 11/2 INCHES (38 MM) BETWEEN THE
WALL AND THE HANDRAILS.

EXCEPTIONS:
1.HANDRAILS SHALL BE PERMITTED TO BE INTERRUPTED BY A NEWEL POST
AT THE TURN.
2.THE USE OF A VOLUTE, TURNOUT, STARTING EASING OR STARTING NEWEL
SHALL BE ALLOWED OVER THE LOWEST TREAD.

R311.7.8.3GRIP-SIZE.
REQUIRED HANDRAILS SHALL BE OF ONE OF THE FOLLOWING TYPES OR
PROVIDE EQUIVALENT GRASP-ABILITY.
1.TYPE I. HANDRAILS WITH A CIRCULAR CROSS SECTION SHALL HAVE AN
OUTSIDE DIAMETER OF NOT LESS THAN 11/4 INCHES (32 MM) AND NOT
GREATER THAN 2 INCHES (51 MM). IF THE HANDRAIL IS NOT CIRCULAR, IT
SHALL HAVE A PERIMETER DIMENSION OF NOT LESS THAN 4 INCHES (102
MM) AND NOT GREATER THAN 61/4 INCHES (160 MM) WITH A CROSS
SECTION OF DIMENSION OF NOT MORE THAN 21/4 INCHES (57 MM).
EDGES SHALL HAVE A RADIUS OF NOT LESS THAN 0.01 INCH (0.25 MM).
2.TYPE II. HANDRAILS WITH A PERIMETER GREATER THAN 61/4 INCHES (160
MM) SHALL HAVE A GRASPABLE FINGER RECESS AREA ON BOTH SIDES OF
THE PROFILE. THE FINGER RECESS SHALL BEGIN WITHIN A DISTANCE OF 3/4
INCH (19 MM) MEASURED VERTICALLY FROM THE TALLEST PORTION OF THE
PROFILE AND ACHIEVE A DEPTH OF NOT LESS THAN 5/16 INCH (8 MM)
WITHIN 7/8 INCH (22 MM) BELOW THE WIDEST PORTION OF THE PROFILE.
THIS REQUIRED DEPTH SHALL CONTINUE FOR NOT LESS THAN 3/8 INCH (10
MM) TO A LEVEL THAT IS NOT LESS THAN 13/4 INCHES (45 MM) BELOW THE
TALLEST PORTION OF THE PROFILE. THE WIDTH OF THE HANDRAIL ABOVE
THE RECESS SHALL BE NOT LESS THAN 11/4 INCHES (32 MM) AND NOT
MORE THAN 23/4 INCHES (70 MM). EDGES SHALL HAVE A RADIUS OF NOT
LESS THAN 0.01 INCH (0.25 MM).

R311.7.8.4EXTERIOR PLASTIC COMPOSITE HANDRAILS.
PLASTIC COMPOSITE EXTERIOR HANDRAILS SHALL COMPLY WITH THE
REQUIREMENTS OF SECTION R507.3.

R311.7.9ILLUMINATION.
STAIRWAYS SHALL BE PROVIDED WITH ILLUMINATION IN ACCORDANCE
WITH SECTION R303.7.

R311.7.10SPECIAL STAIRWAYS.
SPIRAL STAIRWAYS AND BULKHEAD ENCLOSURE STAIRWAYS SHALL
COMPLY WITH THE REQUIREMENTS OF SECTION R311.7 EXCEPT AS
SPECIFIED IN SECTIONS R311.7.10.1 AND R311.7.10.2.

R311.7.10.1SPIRAL STAIRWAYS.
SPIRAL STAIRWAYS ARE PERMITTED, PROVIDED THAT THE CLEAR WIDTH AT
AND BELOW THE HANDRAIL IS NOT LESS THAN 26 INCHES (660 MM) AND
THE WALKLINE RADIUS IS NOT GREATER THAN 241/2 INCHES (622 MM).
EACH TREAD SHALL HAVE A DEPTH OF NOT LESS THAN 63/4 INCHES (171
MM) AT THE WALKLINE. ALL TREADS SHALL BE IDENTICAL, AND THE RISE
SHALL BE NOT MORE THAN 91/2 INCHES (241 MM). HEADROOM SHALL BE
NOT LESS THAN 6 FEET 6 INCHES (1982 MM).

R311.7.10.2BULKHEAD ENCLOSURE STAIRWAYS.
STAIRWAYS SERVING BULKHEAD ENCLOSURES, NOT PART OF THE REQUIRED
BUILDING EGRESS, PROVIDING ACCESS FROM THE OUTSIDE GRADE LEVEL
TO THE BASEMENT SHALL BE EXEMPT FROM THE REQUIREMENTS OF
SECTIONS R311.3 AND R311.7 WHERE THE HEIGHT FROM THE BASEMENT
FINISHED FLOOR LEVEL TO GRADE ADJACENT TO THE STAIRWAY IS NOT
MORE THAN 8 FEET (2438 MM) AND THE GRADE LEVEL OPENING TO THE
STAIRWAY IS COVERED BY A BULKHEAD ENCLOSURE WITH HINGED DOORS
OR OTHER APPROVED MEANS.

R312.1GUARDS.

GUARDS SHALL BE PROVIDED IN ACCORDANCE WITH SECTIONS R312.1.1
THROUGH R312.1.4.

R312.1.1WHERE REQUIRED.
GUARDS SHALL BE LOCATED ALONG OPEN-SIDED WALKING SURFACES,
INCLUDING STAIRS, RAMPS AND LANDINGS, THAT ARE LOCATED MORE THAN
30 INCHES (762 MM) MEASURED VERTICALLY TO THE FLOOR OR GRADE BELOW
AT ANY POINT WITHIN 24 INCHES (610 MM) HORIZONTALLY TO THE EDGE OF THE
OPEN SIDE. INSECT SCREENING SHALL NOT BE CONSIDERED AS A GUARD.

R312.1.2HEIGHT.
REQUIRED GUARDS AT OPEN-SIDED WALKING SURFACES, INCLUDING STAIRS,
PORCHES, BALCONIES OR LANDINGS, SHALL BE NOT LESS THAN 36 INCHES (914
MM) IN HEIGHT AS MEASURED VERTICALLY ABOVE THE ADJACENT WALKING
SURFACE OR THE LINE CONNECTING THE LEADING EDGES OF THE TREADS.

EXCEPTIONS:
1.GUARDS ON THE OPEN SIDES OF STAIRS SHALL HAVE A HEIGHT NOT LESS THAN
34 INCHES (864 MM) MEASURED VERTICALLY FROM A LINE CONNECTING THE
LEADING EDGES OF THE TREADS.
2.WHERE THE TOP OF THE GUARD SERVES AS A HANDRAIL ON THE OPEN SIDES
OF STAIRS, THE TOP OF THE GUARD SHALL BE NOT LESS THAN 34 INCHES (864
MM) AND NOT MORE THAN 38 INCHES (965 MM) AS MEASURED VERTICALLY
FROM A LINE CONNECTING THE LEADING EDGES OF THE TREADS.
R312.1.3OPENING LIMITATIONS.
REQUIRED GUARDS SHALL NOT HAVE OPENINGS FROM THE WALKING SURFACE
TO THE REQUIRED GUARD HEIGHT THAT ALLOW PASSAGE OF A SPHERE 4
INCHES (102 MM) IN DIAMETER.

EXCEPTIONS:
1.THE TRIANGULAR OPENINGS AT THE OPEN SIDE OF STAIR, FORMED BY THE
RISER, TREAD AND BOTTOM RAIL OF A GUARD, SHALL NOT ALLOW PASSAGE OF
A SPHERE 6 INCHES (153 MM) IN DIAMETER.
2.GUARDS ON THE OPEN SIDE OF STAIRS SHALL NOT HAVE OPENINGS THAT
ALLOW PASSAGE OF A SPHERE 43/8 INCHES (111 MM) IN DIAMETER.

R312.1.4EXTERIOR PLASTIC COMPOSITE GUARDS.
PLASTIC COMPOSITE EXTERIOR GUARDS SHALL COMPLY WITH THE
REQUIREMENTS OF SECTION R317.4.
R312.2WINDOW FALL PROTECTION.
WINDOW FALL PROTECTION SHALL BE PROVIDED IN ACCORDANCE WITH
SECTIONS R312.2.1 AND R312.2.2.

R312.2.1WINDOW SILLS.
IN DWELLING UNITS, WHERE THE TOP OF THE SILL OF AN OPERABLE WINDOW
OPENING IS LOCATED LESS THAN 24 INCHES (610 MM) ABOVE THE FINISHED
FLOOR AND GREATER THAN 72 INCHES (1829 MM) ABOVE THE FINISHED GRADE
OR OTHER SURFACE BELOW ON THE EXTERIOR OF THE BUILDING, THE OPERABLE
WINDOW SHALL COMPLY WITH ONE OF THE FOLLOWING:
1.OPERABLE WINDOWS WITH OPENINGS THAT WILL NOT ALLOW A
4-INCH-DIAMETER (102 MM) SPHERE TO PASS THROUGH THE OPENING WHERE
THE OPENING IS IN ITS LARGEST OPENED POSITION.
2.OPERABLE WINDOWS THAT ARE PROVIDED WITH WINDOW FALL PREVENTION
DEVICES THAT COMPLY WITH ASTM F2090.
3.OPERABLE WINDOWS THAT ARE PROVIDED WITH WINDOW OPENING
CONTROL DEVICES THAT COMPLY WITH SECTION R312.2.2.

R312.2.2WINDOW OPENING CONTROL DEVICES.
WINDOW OPENING CONTROL DEVICES SHALL COMPLY WITH ASTM F2090. THE
WINDOW OPENING CONTROL DEVICE, AFTER OPERATION TO RELEASE THE
CONTROL DEVICE ALLOWING THE WINDOW TO FULLY OPEN, SHALL NOT
REDUCE THE NET CLEAR OPENING AREA OF THE WINDOW UNIT TO LESS THAN
THE AREA REQUIRED BY SECTION R310.2.1.
R314.1 GENERAL.
SMOKE ALARMS SHALL COMPLY WITH NFPA 72 AND SECTION R314.

R314.1.1 LISTINGS.
SMOKE ALARMS SHALL BE LISTED IN ACCORDANCE WITH UL 217.
COMBINATION SMOKE AND CARBON MONOXIDE ALARMS SHALL BE LISTED IN
ACCORDANCE WITH UL 217 AND UL 2034.

R314.2WHERE REQUIRED.
SMOKE ALARMS SHALL BE PROVIDED IN ACCORDANCE WITH THIS SECTION.

R314.2.1 NEW CONSTRUCTION.
SMOKE ALARMS SHALL BE PROVIDED IN DWELLING UNITS.

R314.2.2 ALTERATIONS, REPAIRS AND ADDITIONS.
WHERE ALTERATIONS, REPAIRS OR ADDITIONS REQUIRING A PERMIT OCCUR, OR
WHERE ONE OR MORE SLEEPING ROOMS ARE ADDED OR CREATED IN EXISTING
DWELLINGS, THE INDIVIDUAL DWELLING UNIT SHALL BE EQUIPPED WITH SMOKE
ALARMS LOCATED AS REQUIRED FOR NEW DWELLINGS.

EXCEPTIONS:
1.WORK INVOLVING THE EXTERIOR SURFACES OF DWELLINGS, SUCH AS THE
REPLACEMENT OF ROOFING OR SIDING, THE ADDITION OR REPLACEMENT OF
WINDOWS OR DOORS, OR THE ADDITION OF A PORCH OR DECK, ARE EXEMPT
FROM THE REQUIREMENTS OF THIS SECTION.
2.INSTALLATION, ALTERATION OR REPAIRS OF PLUMBING OR MECHANICAL
SYSTEMS ARE EXEMPT FROM THE REQUIREMENTS OF THIS SECTION.

R314.3LOCATION.
SMOKE ALARMS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS:
1.IN EACH SLEEPING ROOM.
2.OUTSIDE EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE
BEDROOMS.
3.ON EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING BASEMENTS
AND HABITABLE ATTICS AND NOT INCLUDING CRAWL SPACES AND
UNINHABITABLE ATTICS. IN DWELLINGS OR DWELLING UNITS WITH SPLIT LEVELS
AND WITHOUT AN INTERVENING DOOR BETWEEN THE ADJACENT LEVELS, A
SMOKE ALARM INSTALLED ON THE UPPER LEVEL SHALL SUFFICE FOR THE
ADJACENT LOWER LEVEL PROVIDED THAT THE LOWER LEVEL IS LESS THAN ONE
FULL STORY BELOW THE UPPER LEVEL.
4.SMOKE ALARMS SHALL BE INSTALLED NOT LESS THAN 3 FEET (914 MM)
HORIZONTALLY FROM THE DOOR OR OPENING OF A BATHROOM THAT
CONTAINS A BATHTUB OR SHOWER UNLESS THIS WOULD PREVENT PLACEMENT
OF A SMOKE ALARM REQUIRED BY SECTION R314.3.

R314.3.1INSTALLATION NEAR COOKING APPLIANCES.
SMOKE ALARMS SHALL NOT BE INSTALLED IN THE FOLLOWING LOCATIONS
UNLESS THIS WOULD PREVENT PLACEMENT OF A SMOKE ALARM IN A LOCATION
REQUIRED BY SECTION R314.3.
1.IONIZATION SMOKE ALARMS SHALL NOT BE INSTALLED LESS THAN 20 FEET
(6096 MM) HORIZONTALLY FROM A PERMANENTLY INSTALLED COOKING
APPLIANCE.
2.IONIZATION SMOKE ALARMS WITH AN ALARM-SILENCING SWITCH SHALL NOT
BE INSTALLED LESS THAN 10 FEET (3048 MM) HORIZONTALLY FROM A
PERMANENTLY INSTALLED COOKING APPLIANCE.
3.PHOTOELECTRIC SMOKE ALARMS SHALL NOT BE INSTALLED LESS THAN 6 FEET
(1828 MM) HORIZONTALLY FROM A PERMANENTLY INSTALLED COOKING
APPLIANCE.

SECTIONR315
CARBON MONOXIDE ALARMS
R315.1CARBON MONOXIDE PROTECTION.
EVERY SEPARATE BUILDING OR AN ADDITION TO AN EXISTING BUILDING FOR
WHICH A PERMIT FOR NEW CONSTRUCTION IS ISSUED AND HAVING A
FOSSIL-FUEL-BURNING HEATER OR APPLIANCE, A FIREPLACE, AN ATTACHED
GARAGE, OR OTHER FEATURE, FIXTURE, OR ELEMENT THAT EMITS CARBON
MONOXIDE AS BYPRODUCT OF COMBUSTION SHALL HAVE AN OPERATIONAL
CARBON MONOXIDE ALARM INSTALLED WITHIN 10 FEET OF EACH ROOM USED
FOR SLEEPING PURPOSES.

EXCEPTION: THIS SECTION SHALL NOT APPLY TO EXISTING BUILDINGS THAT ARE
UNDERGOING ALTERATIONS OR REPAIR UNLESS THE ALTERATION IS AN
ADDITION AS DEFINED IN SECTION R315.1.3.

R315.1.1CARBON MONOXIDE ALARM.
THE REQUIREMENTS OF SECTION R315.1 SHALL BE SATISFIED BY PROVIDING FOR
ONE OF THE FOLLOWING ALARM INSTALLATIONS:
1.A HARD-WIRED CARBON MONOXIDE ALARM.
2.A BATTERY-POWERED CARBON MONOXIDE ALARM.
3.A HARD-WIRED COMBINATION CARBON MONOXIDE AND SMOKE ALARM.
4.A BATTERY-POWERED COMBINATION CARBON MONOXIDE AND SMOKE
ALARM.

R315.1.2COMBINATION ALARMS.
COMBINATION SMOKE/CARBON MONOXIDE ALARMS SHALL BE LISTED AND
LABELED BY A NATIONALLY RECOGNIZED TESTING LABORATORY.

R315.1.3ADDITION SHALL MEAN.
AN EXTENSION OR INCREASE IN FLOOR AREA, NUMBER OF STORIES OR HEIGHT
OF A BUILDING OR STRUCTURE.

REQUIREMENTS PER 2017 FLORIDA BUILDING CODE, RESIDENTIAL

R308.4.6GLAZING ADJACENT TO STAIRS AND RAMPS.
GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 36
INCHES (914 MM) ABOVE THE PLANE OF THE ADJACENT WALKING SURFACE OF
STAIRWAYS, LANDINGS BETWEEN FLIGHTS OF STAIRS AND RAMPS SHALL BE
CONSIDERED TO BE A HAZARDOUS LOCATION.

EXCEPTIONS:
1.WHERE A RAIL IS INSTALLED ON THE ACCESSIBLE SIDE(S) OF THE GLAZING 34 TO 38
INCHES (864 TO 965 MM) ABOVE THE WALKING SURFACE. THE RAIL SHALL BE
CAPABLE OF WITHSTANDING A HORIZONTAL LOAD OF 50 POUNDS PER LINEAR FOOT
(730 N/M) WITHOUT CONTACTING THE GLASS AND HAVE A CROSS-SECTIONAL
HEIGHT OF NOT LESS THAN 11/2 INCHES (38 MM).
2.GLAZING 36 INCHES (914 MM) OR MORE MEASURED HORIZONTALLY FROM THE
WALKING SURFACE.

R308.4.7GLAZING ADJACENT TO THE BOTTOM STAIR LANDING.
GLAZING ADJACENT TO THE LANDING AT THE BOTTOM OF A STAIRWAY WHERE THE
GLAZING IS LESS THAN 36 INCHES (914 MM) ABOVE THE LANDING AND WITHIN A
60-INCH (1524 MM) HORIZONTAL ARC LESS THAN 180 DEGREES FROM THE BOTTOM
TREAD NOSING SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION.
EXCEPTION: THE GLAZING IS PROTECTED BY A GUARD COMPLYING WITH SECTION
R312 AND THE PLANE OF THE GLASS IS MORE THAN 18 INCHES (457 MM) FROM THE
GUARD

R311.1MEANS OF EGRESS.

DWELLINGS SHALL BE PROVIDED WITH A MEANS OF EGRESS IN ACCORDANCE
WITH THIS SECTION. THE MEANS OF EGRESS SHALL PROVIDE A CONTINUOUS AND
UNOBSTRUCTED PATH OF VERTICAL AND HORIZONTAL EGRESS TRAVEL FROM
ALL PORTIONS OF THE DWELLING TO THE REQUIRED EGRESS DOOR WITHOUT
REQUIRING TRAVEL THROUGH A GARAGE. THE REQUIRED EGRESS DOOR SHALL
OPEN DIRECTLY INTO A PUBLIC WAY OR TO A YARD OR COURT THAT OPENS TO
A PUBLIC WAY.

R311.2 EGRESS DOOR.
NOT LESS THAN ONE EGRESS DOOR SHALL BE PROVIDED FOR EACH DWELLING
UNIT. THE EGRESS DOOR SHALL BE SIDE-HINGED, AND SHALL PROVIDE A CLEAR
WIDTH OF NOT LESS THAN 32 INCHES (813 MM) WHERE MEASURED BETWEEN THE
FACE OF THE DOOR AND THE STOP, WITH THE DOOR OPEN 90 DEGREES (1.57
RAD). THE CLEAR HEIGHT OF THE DOOR OPENING SHALL BE NOT LESS THAN 78
INCHES (1981 MM) IN HEIGHT MEASURED FROM THE TOP OF THE THRESHOLD TO
THE BOTTOM OF THE STOP. OTHER DOORS SHALL NOT BE REQUIRED TO COMPLY
WITH THESE MINIMUM DIMENSIONS. EGRESS DOORS SHALL BE READILY
OPENABLE FROM INSIDE THE DWELLING WITHOUT THE USE OF A KEY OR SPECIAL
KNOWLEDGE OR EFFORT.

EXCEPTION: BUILDINGS THAT ARE 400 SQUARE FEET OR LESS AND THAT ARE
INTENDED FOR USE IN CONJUNCTION WITH ONE-AND TWO-FAMILY RESIDENCES
ARE NOT SUBJECT TO THE DOOR HEIGHT AND WIDTH REQUIREMENTS OF THIS
CODE.

R311.3FLOORS AND LANDINGS AT EXTERIOR DOORS.
THERE SHALL BE A LANDING OR FLOOR ON EACH SIDE OF EACH EXTERIOR
DOOR. THE WIDTH OF EACH LANDING SHALL BE NOT LESS THAN THE DOOR
SERVED. EVERY LANDING SHALL HAVE A DIMENSION OF NOT LESS THAN 36
INCHES (914 MM) MEASURED IN THE DIRECTION OF TRAVEL. THE SLOPE AT
EXTERIOR LANDINGS SHALL NOT EXCEED 1/4 UNIT VERTICAL IN 12 UNITS
HORIZONTAL (2 PERCENT).

EXCEPTION: EXTERIOR BALCONIES LESS THAN 60 SQUARE FEET (5.6 M2) AND
ONLY ACCESSIBLE FROM A DOOR ARE PERMITTED TO HAVE A LANDING LESS
THAN 36 INCHES (914 MM) MEASURED IN THE DIRECTION OF TRAVEL.

R311.3.1FLOOR ELEVATIONS AT THE REQUIRED EGRESS DOORS.
LANDINGS OR FINISHED FLOORS AT THE REQUIRED EGRESS DOOR SHALL BE NOT
MORE THAN 11/2 INCHES (38 MM) LOWER THAN THE TOP OF THE THRESHOLD.

EXCEPTION: THE LANDING OR FLOOR ON THE EXTERIOR SIDE SHALL BE NOT
MORE THAN 73/4 INCHES (196 MM) BELOW THE TOP OF THE THRESHOLD.
WHERE EXTERIOR LANDINGS OR FLOORS SERVING THE REQUIRED EGRESS DOOR
ARE NOT AT GRADE, THEY SHALL BE PROVIDED WITH ACCESS TO GRADE BY
MEANS OF A RAMP IN ACCORDANCE WITH SECTION R311.8 OR A STAIRWAY IN
ACCORDANCE WITH SECTION R311.7.
R311.3.2FLOOR ELEVATIONS FOR OTHER EXTERIOR DOORS.
DOORS OTHER THAN THE REQUIRED EGRESS DOOR SHALL BE PROVIDED WITH
LANDINGS OR FLOORS NOT MORE THAN 73/4 INCHES (196 MM) BELOW THE TOP
OF THE THRESHOLD.

EXCEPTION: A TOP LANDING IS NOT REQUIRED WHERE A STAIRWAY OF NOT
MORE THAN TWO RISERS IS LOCATED ON THE EXTERIOR SIDE OF THE DOOR.

R311.3.3STORM AND SCREEN DOORS.
STORM AND SCREEN DOORS SHALL BE PERMITTED TO SWING OVER EXTERIOR
STAIRS AND LANDINGS.

R311.4VERTICAL EGRESS.
EGRESS FROM HABITABLE LEVELS INCLUDING HABITABLE ATTICS AND BASEMENTS
NOT PROVIDED WITH AN EGRESS DOOR IN ACCORDANCE WITH SECTION R311.2
SHALL BE BY A RAMP IN ACCORDANCE WITH SECTION R311.8 OR A STAIRWAY IN
ACCORDANCE WITH SECTION R311.7.
R311.5CONSTRUCTION.
R311.5.1ATTACHMENT.
EXTERIOR LANDINGS, DECKS, BALCONIES, STAIRS AND SIMILAR FACILITIES SHALL
BE POSITIVELY ANCHORED TO THE PRIMARY STRUCTURE TO RESIST BOTH
VERTICAL AND LATERAL FORCES OR SHALL BE DESIGNED TO BE
SELF-SUPPORTING. ATTACHMENT SHALL NOT BE ACCOMPLISHED BY USE OF
TOENAILS OR NAILS SUBJECT TO WITHDRAWAL.
R311.6HALLWAYS.
THE WIDTH OF A HALLWAY SHALL BE NOT LESS THAN 3 FEET (914 MM).
R311.7STAIRWAYS.
R311.7.1WIDTH.
STAIRWAYS SHALL BE NOT LESS THAN 36 INCHES (914 MM) IN CLEAR WIDTH AT
ALL POINTS ABOVE THE PERMITTED HANDRAIL HEIGHT AND BELOW THE
REQUIRED HEADROOM HEIGHT. HANDRAILS SHALL NOT PROJECT MORE THAN
41/2 INCHES (114 MM) ON EITHER SIDE OF THE STAIRWAY AND THE CLEAR WIDTH
OF THE STAIRWAY AT AND BELOW THE HANDRAIL HEIGHT, INCLUDING TREADS
AND LANDINGS, SHALL BE NOT LESS THAN 311/2 INCHES (787 MM) WHERE A
HANDRAIL IS INSTALLED ON ONE SIDE AND 27 INCHES (698 MM) WHERE
HANDRAILS ARE PROVIDED ON BOTH SIDES.
EXCEPTION: THE WIDTH OF SPIRAL STAIRWAYS SHALL BE IN ACCORDANCE WITH
SECTION R311.7.10.1.

R311.7.2HEADROOM.
THE HEADROOM IN STAIRWAYS SHALL BE NOT LESS THAN 6 FEET 8 INCHES (2032
MM) MEASURED VERTICALLY FROM THE SLOPED LINE ADJOINING THE TREAD
NOSING OR FROM THE FLOOR SURFACE OF THE LANDING OR PLATFORM ON
THAT PORTION OF THE STAIRWAY.

EXCEPTIONS:
1.WHERE THE NOSINGS OF TREADS AT THE SIDE OF A FLIGHT EXTEND UNDER THE
EDGE OF A FLOOR OPENING THROUGH WHICH THE STAIR PASSES, THE FLOOR
OPENING SHALL BE ALLOWED TO PROJECT HORIZONTALLY INTO THE REQUIRED
HEADROOM NOT MORE THAN 43/4 INCHES (121 MM).
2.THE HEADROOM FOR SPIRAL STAIRWAYS SHALL BE IN ACCORDANCE WITH

SECTION R311.7.10.1.

R311.7.3VERTICAL RISE.
A FLIGHT OF STAIRS SHALL NOT HAVE A VERTICAL RISE LARGER THAN 147 INCHES
(3734 MM) BETWEEN FLOOR LEVELS OR LANDINGS.

R311.7.4WALKLINE.
THE WALKLINE ACROSS WINDER TREADS SHALL BE CONCENTRIC TO THE CURVED
DIRECTION OF TRAVEL THROUGH THE TURN AND LOCATED 12 INCHES (305 MM)
FROM THE SIDE WHERE THE WINDERS ARE NARROWER. THE 12-INCH (305 MM)
DIMENSION SHALL BE MEASURED FROM THE WIDEST POINT OF THE CLEAR STAIR
WIDTH AT THE WALKING SURFACE OF THE WINDER. IF WINDERS ARE ADJACENT
WITHIN THE FLIGHT, THE POINT OF THE WIDEST CLEAR STAIR WIDTH OF THE
ADJACENT WINDERS SHALL BE USED.

R311.7.5STAIR TREADS AND RISERS.
STAIR TREADS AND RISERS SHALL MEET THE REQUIREMENTS OF THIS SECTION. FOR
THE PURPOSES OF THIS SECTION, DIMENSIONS AND DIMENSIONED SURFACES
SHALL BE EXCLUSIVE OF CARPETS, RUGS OR RUNNERS.

R311.7.5.1RISERS.
THE RISER HEIGHT SHALL BE NOT MORE THAN 73/4 INCHES (196 MM). THE RISER
SHALL BE MEASURED VERTICALLY BETWEEN LEADING EDGES OF THE ADJACENT
TREADS. THE GREATEST RISER HEIGHT WITHIN ANY FLIGHT OF STAIRS SHALL NOT
EXCEED THE SMALLEST BY MORE THAN 3/8 INCH (9.5 MM). RISERS SHALL BE
VERTICAL OR SLOPED FROM THE UNDERSIDE OF THE NOSING OF THE TREAD
ABOVE AT AN ANGLE NOT MORE THAN 30 DEGREES (0.51 RAD) FROM THE
VERTICAL. OPEN RISERS ARE PERMITTED PROVIDED THAT THE OPENINGS
LOCATED MORE THAN 30 INCHES (762 MM), AS MEASURED VERTICALLY, TO THE
FLOOR OR GRADE BELOW DO NOT PERMIT THE PASSAGE OF A
4-INCH-DIAMETER (102 MM) SPHERE.

EXCEPTIONS:
1.THE OPENING BETWEEN ADJACENT TREADS IS NOT LIMITED ON SPIRAL
STAIRWAYS.
2.THE RISER HEIGHT OF SPIRAL STAIRWAYS SHALL BE IN ACCORDANCE WITH
SECTION R311.7.10.1.
R311.7.5.2TREADS.
THE TREAD DEPTH SHALL BE NOT LESS THAN 10 INCHES (254 MM). THE TREAD
DEPTH SHALL BE MEASURED HORIZONTALLY BETWEEN THE VERTICAL PLANES OF
THE FOREMOST PROJECTION OF ADJACENT TREADS AND AT A RIGHT ANGLE TO
THE TREAD’S LEADING EDGE. THE GREATEST TREAD DEPTH WITHIN ANY FLIGHT OF
STAIRS SHALL NOT EXCEED THE SMALLEST BY MORE THAN 3/8 INCH (9.5 MM).

R311.7.5.2.1WINDER TREADS.
WINDER TREADS SHALL HAVE A TREAD DEPTH OF NOT LESS THAN 10 INCHES (254
MM) MEASURED BETWEEN THE VERTICAL PLANES OF THE FOREMOST
PROJECTION OF ADJACENT TREADS AT THE INTERSECTIONS WITH THE WALKLINE.
WINDER TREADS SHALL HAVE A TREAD DEPTH OF NOT LESS THAN 6 INCHES (152
MM) AT ANY POINT WITHIN THE CLEAR WIDTH OF THE STAIR. WITHIN ANY FLIGHT
OF STAIRS, THE LARGEST WINDER TREAD DEPTH AT THE WALKLINE SHALL NOT
EXCEED THE SMALLEST WINDER TREAD BY MORE THAN 3/8 INCH (9.5 MM).
CONSISTENTLY SHAPED WINDERS AT THE WALKLINE SHALL BE ALLOWED WITHIN
THE SAME FLIGHT OF STAIRS AS RECTANGULAR TREADS AND DO NOT HAVE TO
BE WITHIN 3/8 INCH (9.5 MM) OF THE RECTANGULAR TREAD DEPTH.
EXCEPTION: THE TREAD DEPTH AT SPIRAL STAIRWAYS SHALL BE IN ACCORDANCE
WITH SECTION R311.7.10.1.
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LANDSCAPE AREA.  SEE LANDSCAPE PLAN FOR DTLS.  IRRIGATION UNDER
SEPARATE PERMIT AS REQUIRED.  SEE SURVEY AND LANDSCAPE PLAN FOR

LOCATION OF EXISTING TREES AND DTLS

ALL EXTERIOR DOORS TO HAVE LANDINGS TO COMPLY WITH R311.4.3 (TYP).
SEE SITE PLAN AND STRUCT DWGS FOR DTLS .

POOL PLAN AND DETAILS NOT INCLUDED IN THIS SUBMITTAL - POOL SHOWN
IS FOR REFERENCE ONLY. POOL UNDER SEPARATE PERMIT. CONTRACTOR TO
COMPLY W/SEC R4501.17 FBC RESIDENTIAL BARRIER REQUIREMENT.
SWIMMING POOLS AND SPAS MUST BE ENCLOSED EITHER BY A SCREEN
ENCLOSURE OR FENCE AT LEAST FIVE (5) FEET HIGH, CONSTRUCTED OF
MATERIALS THAT WILL PRECLUDE UNAUTHORIZED ACCESS TO THE POOL OR
SPA AREA.  ALL SCREEN DOORS AND FENCE GATES SHALL BE EQUIPPED
WITH SELF-CLOSING, SELF LATCHING MECHANISMS OPERABLE FROM THE
INTERIOR OF THE FENCED AREA ONLY, EXCEPT FOR CHILD FENCES DESIGNED

TO ENCLOSE THE PERIMETER OF THE POOL BUT NOT THE POOL DECKING.

METHOD OF COMPLIANCE SHALL BE A PERIMETER FENCE WITH GATE AS
SHOWN.

POOL SAFETY BARRIER AS REQUIRED TO COMPLY W/FBC RESIDENTIAL
4501.17.1.1 THROUGH 4501.17.1.14 - SEE NOTES SHEET A-0.2

CONTRACTOR TO PROVIDE LINEAR DRAINS  SUCH AS SLOT DRAIN SYSTEMS
AT POOL DECK AS REQUIRED FOR DRAINAGE. PVC COVER OR PERFORATED

TILE COVER TO MATCH DECK

SIGHT TRIANGLE.  A TRIANGULAR SHAPED AREA OF LAND, AS DEFINED IN
SECTION 47-35, DEFINITIONS, AND MEASURED AS FOLLOWS: 

1.   TEN (10) FEET FROM THE INTERSECTION POINT OF THE EDGE OF A
DRIVEWAY AND CURB, OR IN THE EVENT THAT THERE IS NO CURB, THE EDGE

OF THE ALLEY OR STREET PAVEMENT; OR
2.   FIFTEEN (15) FEET FROM THE INTERSECTION POINT OF THE EXTENDED

PROPERTY LINES AT AN ALLEY AND A STREET; OR
3.   TWENTY-FIVE (25) FEET FROM THE INTERSECTION POINT OF THE EXTENDED

PROPERTY LINES AT A STREET AND A STREET.

CONC DRIVEWAY WITH PAVERS. SEE DTL 6 SHT SP-1.2 DRIVEWAYS SHOWN IN
SWALE ARE UNDER SEPARATE PERMIT SHOWN FOR REFERENCE ONLY (TYP).
TEMPORARY STRUCTURE AFFIDAVIT FORM FOR PAVERS IN THE R.O.W.

REQUIRED AND MUST BE SIGNED BY OWNER AND RECORDED AT COUNTY

 CONCRETE HEADER WILL BE PROVIDED AT THE CITY RIGHT OF WAY, AS PER
THE CITY DETAIL STANDARDS MENTIONED BELOW. PLEASE ADD THE CITY
DETAIL STANDARD ON THE SITE PLANS FOR MASTER APPROVAL. CONCRETE
HEADER SHALL BE 2500 PSI @ 28 DAYS CONCRETE, REINFORCED WITH #4
REBAR AND WILL BE 6-INCH X 6-INCH. SAWCUT & MATCH EXISTING
ASPHALT ELEVATION. CONSTRUCT PAVER DRIVEWAY AND CONCRETE
HEADER PER PROVIDED DECORATIVE PAVER DRIVEWAY CONSTRUCTION

UP TO THE CITY RIGHT-OF-WAY DETAIL,

MECHANICAL EQUIPMENT SHALL BE SETBACK MIN 5' FROM PROPERTY LINES
AND NOT EXCEED 5 FEET IN HEIGHT 40 SQ FT IN AREA. RAISE EQUIPMENT TO
MIN FEMA ELEVATION PLUS FREEBOARD.  ALL EQUIPMENT TO BE
CONCEALED BY A LANDSCAPE HEDGE ON CONC SLAB (TYP). ALL
EQUIPMENT ON SITE SHALL BE RAISED TO MIN BASE FLOOD ELEVATION PLUS

FREEBOARD TYP
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EXISTING SEAWALL AND DOCK TO REMAIN.  NO CHANGES PROPOSED IN
THIS SUBMITTAL.

CONTRACTOR TO COORDINATE STEPS W/FINISH GRADE. PROVIDE
GUARDRAIL/ HANDRAIL IF REQUIRED TO COMPLY W/FBC R311 AND R312
AND SECT 7.2.2.2.1 OF THE FFPC/NFPA.  PROVIDE GUARDRAIL WHERE

CHANGE OF GRADE EXCEEDS 30"

NEW CBS /RETAINING WALL AT SIDE OF PROPERTY.  SEE SHEET SP-1.2 FOR
DETAILS .  TO COMPLY W/ULDR.  UNDER SEPARATE PERMIT AS REQUIRED.
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XXX-2020

VARIANCE SUBMITTAL

DATE

SHEET NAME

BEHR RESIDENCE

OWNER: MARIO AND STACY

BEHR

ADDRESS:

2233 KEYSTONE BLVD

NORTH MIAMI, FL  33181

VARIANCE SUBMITTAL
NOT FOR CONSTRUCTION

ALL APPLICABLE FEDERAL, STATE, COUNTY, DRAINAGE DISTRICT AND CITY PERMITS
FOR CONSTRUCTION OF PAVING, GRADING, DRAINAGE, WATER AND SANITARY
SEWER SHALL BE OBTAINED PRIOR TO CONSTRUCTION AS REQUIRED.

CONTRACTOR SHALL VERIFY ALL SETBACKS PRIOR TO CONSTRUCTION WITH CITY,
STATE, SFWMD AND APPLICABLE AGENCIES AND UTILITY DEPARTMENTS FOR ALL
BUILDINGS, STRUCTURES, UTILITIES, ACCESSORY AREAS, FENCES, WALKERS, MANURE
BINS, POOLS, TENNIS COURTS AND DRIVEWAYS.  FINISHED FLOOR SHALL ALSO BE
VERIFIED WITH CIVIL DRAWINGS.  IN-SITE DESIGN GROUP SHALL BE HELD HARMLESS
FOR ANY AND ALL ENCROACHMENTS

OTHER PERMITS MAY BE REQUIRED INCLUDING FENCE,, BARN, MANURE BIN, POOL,
SPA, WALKER, DEMOLITION, DRIVEWAY, GENERATOR, SEPTIC, IRRIGATION AND/OR
TREES TO BE RELOCATED OR REMOVED UNDER SEPARATE PERMIT.

NOTES:
THE SITE WAS DESIGNED TO DISPOSE OF ANY ORIGINATING RAINWATER OR OTHER
LIQUID WASTE. IT SHALL NOT BE DISPOSED OF OR FLOW ACROSS ANY ADJOINING
PROPERTY OR SIDEWALK, EITHER PUBLIC OR PRIVATE BUT SHALL BE DISPOSED OF IN
ACCORDANCE WITH THE FLORIDA BUILDING CODE.  IN NO CASE SHOULD ANY
BERMING, MOUNDING, OR REGRADING IMPEDE THE FLOW OF WATER TO OR IN THE
SWALES IN THE VARIOUS EASEMENTS. SEE ORIGINAL PERMIT PLANS FOR DETAILS

NOTES:
UNDERGROUND UTLITY INFORMATION IS TAKEN FROM THE BEST AVAILABLE
SOURCES, BUT SHOULD BE VERIFIED BY THE CONTRACTOR IN THE FIELD WITH THE
APPROPRIATE UTILITY AGENCY PRIOR TO COMMENCEMENT OF ANY WORK.

EXISTING UTILITY LINES OTHER THAN THOSE INDICATED IN THIS DRAWING MAY BE ON
SITE.  THE CONTRACTOR IS WARNED TO PROCEED WITH CAUTION IWTH ALL WORK.
HE IS TO MAKE ALL POSSIBLE INVESTIGATION AS TO POSSIBLE UNMARKED UTILITY
LINES.
CONTRACTOR TO PROVIDE COUNTY W/ CERTIFIED COMPACTION REPORT BEFORE
INSPECTION.

A SPOT SURVEY IS REQUIRED SHOWING LOCATION AND ELEVATION OF SLAB

SOIL TREATMENT FOR PROTECTION AGAINST TERMITES SHALL BE SUBMITTED TO
BUILDING DEPT. FROM A NATIONAL PEST CONTROL ASSOC. BEFORE CONCRETE
CAN BE POURE. D BUILDINGS SHALL HAVE PRE-CONSTRUCTION TREATMENT
PROTECTION AGAINST SUBTERRANEAN TERMITES IN ACCORDANCE WITH THE RULES
AND LAWS ESTABLISHED BY THE FLORIDA DEPARTMENT OF AGRICULTURE AND
CONSUMER SERVICES.  A CERTIFICATE OF COMPLIANCE SHALL BE ISSUED TO THE
BUILDING DEPARTMENT BY THE LICENSED PEST CONTROL COMPANY PERFORMING
THE TREATMENT.

A/C MECHANICAL, POOL EQUIPMENT AND ALL OUT-DOOR EQUIPMENT,
INCLUDING REF, ICE AND BBQ, GENERATOR (IF APPLICABLE) AND POOL
EQUIPMENT SHALL BE ELEVATED AT OR ABOVE BFE PLUS FREEBOARD,   TYP

1.1.IN FLOOD HAZARD AREAS, UPON PLACEMENT OF THE LOWEST FLOOR,
INCLUDING BASEMENT, AND PRIOR TO FURTHER VERTICAL CONSTRUCTION,
THE ELEVATION CERTIFICATION SHALL BE SUBMITTED TO THE AUTHORITY
HAVING JURISDICTION. (FBC 2017, BUILDING SECTION 110.3); IN ADDITION,
AN AS BUILT ELEVATION CERTIFICATE FOR FINISHED CONSTRUCTION SHALL
BE SUBMITTED TO BUILDING DEPARTMENT FOR REVIEW AND APPROVAL
PRIOR TO OBTAINING A CERTIFICATE OF OCCUPANCY.

ALL EXTERIOR DOORS TO HAVE LANDINGS TO COMPLY WITH R311.3 (TYP).
SEE SITE PLAN AND STRUCT DWGS FOR DTLS  HEIGHT OF LANDINGS SHALL
NOT EXCEED MIDPOINT BETWEEN GRADE AND MIN FEMA BASE FLOOD
ELEV STEPS ON SIDE OF RESIDENCE SHALL NOT EXCEED 30" ABOVE MID
GRADE.

SITE LIGHTING SHALL BE INSTALLED TO ENSURE SAFE MOVEMENT OF
PERSONS AND VEHICLES AND REFLECTION ON PUBLIC PROPERTY FOR
SECURITY PURPOSES AND TO MINIMIZE GLARE AND REFLECTION ON
ADJACENT PROPERTIES.  LIGHTING SHALL ENHANCE THE APPEARANCE OF
STRUCTURES AT NIGHT

CONTRACTOR TO PROVIDE COUNTY W/ CERTIFIED COMPACTION REPORT
BEFORE INSPECTION.

A SPOT SURVEY IS REQUIRED SHOWING LOCATION AND ELEVATION OF
SLAB

SOIL TREATMENT FOR PROTECTION AGAINST TERMITES SHALL BE SUBMITTED
TO BUILDING DEPT. FROM A NATIONAL PEST CONTROL ASSOC. BEFORE
CONCRETE CAN BE POURE. D BUILDINGS SHALL HAVE PRE-CONSTRUCTION
TREATMENT PROTECTION AGAINST SUBTERRANEAN TERMITES IN
ACCORDANCE WITH THE RULES AND LAWS ESTABLISHED BY THE FLORIDA
DEPARTMENT OF AGRICULTURE AND CONSUMER SERVICES.  A CERTIFICATE
OF COMPLIANCE SHALL BE ISSUED TO THE BUILDING DEPARTMENT BY THE
LICENSED PEST CONTROL COMPANY PERFORMING THE TREATMENT.

TWO (2) ELEVATION CERTIFICATES ARE REQUIRED DURING THE
DEVELOPMENT PROCESS:
 - FOUNDATION ELEVATION CERTIFICATE (EC)
 - FINAL (AS-BUILT) ELEVATION CERTIFICATE (EC) AND FINAL
INSPECTION IS REQUIRED BEFORE THE STRUCTURE CAN BE OCCUPIED

INDICATES EXISTING GRADE ELEVATIONS TAKEN  BY R.
MINGUELL INC SURVEYING AMD MAPPING
SURVEYORS. BASED ON SURVEY DATED JUNE 26,2020.
IF SHOWN, ELEVATIONS ARE REFERRED TO N.A.V.D OF
1988

8.0

+8'-0" NAVD 88 INDICATES PROPOSED ELEVATIONS  FOR THE TOP OF SLAB
AT RESIDENCE, CONC SLABS, DECKS AND EQUIPMENT.
ELEVATIONS ARE REFERRED TO N.A.V.D OF 1988

7.00' INDICATES PROPOSED SITE GRADE ELEVATIONS.  SEE
GRADING PLAN SHEET C-1

ALL ELEVATIONS NOTED ARE FROM THE TOP OF
CONCRETE SLAB. DATUM REFERS TO THE ENCLOSED
FIRST FLOOR LIVING AREA TOP OF SLAB.

LOT 1, BLOCK 2 OF KEYSTONE ISLAND NO ONE ACCORDING TO THE PLAT
THEREOF, AS RECORDED IN PLAT BOOK 53, PAGE 87, OF THE PUBLIC
RECORDS OF MIAMI DADE COUNTY, FLORIDA

GRADE = FEMA = +8'-0"  NAVD 88  PLUS ONE FOOT
FREEBOARD = +9'-0" NAVD 88 = TOP OF FIRST FLOOR
LIVING AREA CONC SLAB. = 0'-0" DATUM.
VERIFY ALL HEIGHTS W/SURVEYOR
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NOTE: SEE SITE PLAN SP-1.1 FOR LOCATION OF
POOL DECKS, EQUIPMENT, DRIVEWAYS AND
HARDSCAPE
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RESIDENCE
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PROPOSED

SIDE
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ROW

PROPERTY LINE

GARAGE T.O. CONC SLAB
+0'-0" DATUM
+6'-10 1/2" NAVD 88

GARAGE T.O. CONC SLAB
+0'-0" DATUM
+6'-8 1/2" NAVD 88

-0'-6" DATUM
DECK

-0'-6" DATUM
DECK

ENCLOSED ONE STORY
LIVING AREA
REQUESTED IN
VARIANCE 236 SF

OPEN ONE STORY
TERRACE AREA
REQUESTED IN
VARIANCE 122 SF

NOTES TO BUILDER:
BUILDER IS RESPONSIBLE FOR PROVIDING FINAL TRUSS ENGINEERING PRIOR TO
CONSTRUCTION TO ARCHITECT.

OWNER TO SELECT ALL APPLIANCES FINISHES AND FIXTURES.  ITEMS NOTED ARE
SUGGESTED AND SHOULD BE CONFIRMED W/OWNER PRIOR TO PURCHASE OR
INSTALLATION (TYP). CONTRACTOR TO COORDINATE FINAL APPLIANCE LAYOUT
& SELECTIONS W/ALL TRADES PRIOR TO ROUGH IN.

EXTERIOR DOORS AND WINDOWS LABELED EMERGENCY ESCAPE AND RESCUE
MUST COMPLY W/ F.B.C. SECT R310(TYP)

ALL WORK TO BE DONE IN ACCORDANCE W/THE FLORIDA BUILDING CODE 2017
ED AND 2017 FLORIDA BUILDING CODE RESIDENTIAL (TYP)

GREEN TECHNOLOGIES WILL BE UTILIZED WHEREVER POSSIBLE INCLUDING BUT,
NOT LIMITED TO, ENERGY STAR APPLIANCES, TANKLESS HEATERS, UPGRADED
WINDOWS, MECHANICAL SYSTEMS AND INSULATION, LOW FLOW WATER
EFFICIENT FIXTURES, ENERGY EFFICIENT LIGHTING AND NO V.O.C. PAINTS.

1. UNDERMOUNT S.S. SINK W/GARBAGE DISPOSAL SEE NOTES
2. SEE APPLIANCE SCHEDULE ON SHEET A-6.1. FOR ALL APPLIANCES.
3. RESYSTA DECORATIVE WOOD
4. COUNTER TOPS AND CABINETS TO BE SELECTED BY OWNER SEE DTL 8 SHT

A-5.4. PROVIDE LIGHT RAIL TRIM PIECE AT EDGE OF UPPER CABINETS FOR
LIGHTING AND ELECT OUTLETS. PROVIDE FULL BACKSPLASH AT KITCHEN.
STONE COUNTER TOP AND CENTER ISLAND

5. FRAMELESS SHOWER ENCLOSURE TO BE CAT II SAFETY TEMP GLASS BOTTOM
OF HEADER @8'-6" AFF TOP OF TEMP GLASS AT 7'-4" AFF TYP. ALL GLASS
ENCLOSURES TO BE MIN 12" THICK.

6. SEE SHEET A-5.4 FOR TYPICAL BATHROOM NOTES, CLEARANCES AND
SYMBOLS. OWNER/I.D. TO SELECT FINISHES AND FIXTURES.

7. NOT USED - 22"X52" ATTIC ACCESS TO COMPLY W/F.B.C R807 SEE DETAIL #5
SHT A-5.3. CONTRACTOR TO PROVIDE OPTION FOR PULL DOWN STAIR. (NOT
APPLICABLE)

8. LINE OF FLOOR ABOVE
9. PROVIDE SOUND INSULATION BETWEEN STUDS WHERE NOTED - (AT LAUNDRY

ROOMS, BATHROOMS AND BETWEEN BEDROOM 2 & 3)
10. NOT USED - ALL TOILETS TO BE WALL MOUNTED.
11. ACCESS ROUTE TO BATHROOM AND DOOR TO COMPLY   SECT R320 MIN 29"

CLEAR OPENING
12. DECORATIVE CBS LOW PLANTER WITH VENEER AND PRECAST SQUARE EDGE

CONC CAP.  PROVIDE WEEP HOLES AS REQUIRED FOR DRAINAGE.  SEE
ELEVATIONS FOR HEIGHT

13. CASED OPENING. SEE CASING DTL SHT A-7.1 AND  RCP
14. AIR HANDLING UNIT. PROVIDE ACCESS TO EQUIPMENT  (SEE MECH. DWGS

FOR SIZE)
15. KNEE WALL W/ WATER FALL COUNTER TOP EDGE. SEE DTL 7 SHT A-5.4
16. KNEE WALL W/BAR TOP SEE DTL.7 SHT A-5.4.
17. NOT USED - T & G WOOD CEILING AT EXTERIOR TERRACES TYP FRAME DOWN

FOR LIGHTING SEE RCP SHEET A-8.1
18. VENTILATED SHELVING
19. PROVIDE ALLOWANCE OF BUILT IN CLOSETS. 
20. POT FILLER ON BACKSPLASH BY RANGE.  VERIFY EXACT LOCATION WITH

OWNER
21. R-11 INSULATION (MIN) GARAGE SEPARATION, WALL SHALL BE WOOD STUDS

BETWEEN GARAGE AND RESIDENCE.
22. DRYWALL SOFFIT FOR MECH DUCTS SEE DTL RCP INSULATE AS REQUIRED.
23. WALL MOUNTED GARAGE DOOR OPENER
24. NOT USED - CONTRACTOR TO PROVIDE OPTION FOR CENTRAL VAC SYSTEM

THROUGH OUT.
25. CONC BLOCK COLUMN WITH DECORATIVE STONE COLUMN WRAP.  SEE

ELEVATIONS AND MOLDING SCHEDULE FOR DETAILS SHEETS A-2.1 AND
A-2.2..

26. NOT USED - 1" X 1 1/2" X 12' RESYSTA POLYMER COMPOSIT JOIST MEMBER AT
3 1

2" O.C.  ATTACHED TO WALL AND CEILING AS PER MANUF SPECS. RESYSTA
STAIN PRIOR TO INSTALLATION. COLOR SELECTED BY ARCHITECT.

27. 34"-38" HANDRAIL TO COMPLY W/SECT R311.7 OF THE 2017 F.B.C
RESIDENTIAL (TYP ALL HANDRAILS) SEE DTLS SHT A-4.1 HANDRAIL MUST
RETURN TO WALL OR RETURN TO FLOOR W/NEWEL POSTS. HANDRAILS SHALL
BE PROVIDED ON AT LEAST ONE SIDE OF EACH CONTINUOUS RUN OF
TREADS OR FLIGHT.

28. 42" MTL AND GLASS GUARDRAIL WITH PICKETS/SPACING TO COMPLY W/
SECTION R312 OF THE 2017 F.B.C RESIDENTIAL. PICKETS TO REJECT A 4" DIA
OBJECT (TYP). SEE DETAILS AND NOTES  SHT A-4.1.

29. NOT USED - ISOKERN SIZE: 42" STYLE: MAGNUM SERIES
30. VENTLESS LINEAR GAS FIREPLACE BURNER MANUF: EUROPEAN HOME

MODEL: MODORE 240 SEE SPEC FOR SPECIFIC INSTALLATION INSTRUCTIONS
AND REQUIREMENTS. CENTERED ON LIVING ROOM WALL.  FRAME OUT
ABOVE FIRE PLACE.

31. NEW WOOD AND METAL CUSTOM STAIR W/MTL AND GLASS HANDRAIL
WHERE NOT ADJACENT TO A WALL STAIRS TO COMPLY W F.B.C 311.7 MIN
36" STAIR WIDTH AND CLEARANCE MUST BE MAINTAINED.

32. ALL TERRACES ON FIRST FLOOR TO HAVE MECHANICALLY OPERATED
PHANTOM SCREENS AND TO BE COORDINATED WITH BEAM. FRAME OUT AS
REQUIRED TO BE FLUSH. SEE DETAILS 12 AND 13 SHT A-5.1 AND A-8.3.

33. OUTDOOR SHOWER - SEE PLUMBING PLANS FOR DETAILS.
34. SURVEYOR TO CONFIRM IF A PIT ELEVATOR IS ALLOWED. IN ACCORDANCE

WITH LOCAL CODES. IF  NOT CONTRACTOR TO PROVIDE PITLESS ELEVATOR.
ELEV EQUIP TO BE COORDINATED BY CONTRACTOR.

35. NOT USED - SOLATUBE SKYLIGHT 290 DS 14" DIA  F4/T4/CCI/L13  CENTERED
WITH HALL.  INSTALL AS PER MANUF SPECS

36. RESYSTA 1 1
2" X 5 1

2" X 12' MEMBERS SPACED AT 5" O.C.  ATTACHED  TO CONC
CURB AND BEAM  WITH METAL CLIPS.  INTERIOR STEEL RODS FOR RIGIDITY.

37. STEAM UNIT SELECTED BY OWNER
38. PREFAB SAUNA. INSTALL AS PER MANUF SPECS.  SUGGESTED CELARLIGHT

INFRARED SANCTUARY 2 WWW.INFRAREDSAUNA.COM
39. LIGHT FIXTURE COORDINATE WITH INTERIOR DESIGNER.

ALL ELEVATIONS NOTED ARE FROM THE TOP
OF CONCRETE SLAB. DATUM REFERS TO THE
ENCLOSED FIRST FLOOR LIVING AREA TOP OF
SLAB.

GRADE = FEMA = +5'-0"  NAVD 88  PLUS ONE FOOT
FREEBOARD = +6'-0" NAVD 88 = TOP OF FIRST FLOOR
LIVING AREA CONC SLAB. = 0'-0" DATUM.
VERIFY ALL HEIGHTS W/SURVEYOR
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NOTE: SEE SITE PLAN SP-1.1 FOR LOCATION OF
POOL DECKS, EQUIPMENT, DRIVEWAYS AND
HARDSCAPE
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NOTES TO BUILDER:
BUILDER IS RESPONSIBLE FOR PROVIDING FINAL TRUSS ENGINEERING PRIOR TO
CONSTRUCTION TO ARCHITECT.

OWNER TO SELECT ALL APPLIANCES FINISHES AND FIXTURES.  ITEMS NOTED ARE
SUGGESTED AND SHOULD BE CONFIRMED W/OWNER PRIOR TO PURCHASE OR
INSTALLATION (TYP). CONTRACTOR TO COORDINATE FINAL APPLIANCE LAYOUT
& SELECTIONS W/ALL TRADES PRIOR TO ROUGH IN.

EXTERIOR DOORS AND WINDOWS LABELED EMERGENCY ESCAPE AND RESCUE
MUST COMPLY W/ F.B.C. SECT R310(TYP)

ALL WORK TO BE DONE IN ACCORDANCE W/THE FLORIDA BUILDING CODE 2017
ED AND 2017 FLORIDA BUILDING CODE RESIDENTIAL (TYP)

GREEN TECHNOLOGIES WILL BE UTILIZED WHEREVER POSSIBLE INCLUDING BUT,
NOT LIMITED TO, ENERGY STAR APPLIANCES, TANKLESS HEATERS, UPGRADED
WINDOWS, MECHANICAL SYSTEMS AND INSULATION, LOW FLOW WATER
EFFICIENT FIXTURES, ENERGY EFFICIENT LIGHTING AND NO V.O.C. PAINTS.

1. UNDERMOUNT S.S. SINK W/GARBAGE DISPOSAL SEE NOTES
2. SEE APPLIANCE SCHEDULE ON SHEET A-6.1. FOR ALL APPLIANCES.
3. RESYSTA DECORATIVE WOOD
4. COUNTER TOPS AND CABINETS TO BE SELECTED BY OWNER SEE DTL 8 SHT

A-5.4. PROVIDE LIGHT RAIL TRIM PIECE AT EDGE OF UPPER CABINETS FOR
LIGHTING AND ELECT OUTLETS. PROVIDE FULL BACKSPLASH AT KITCHEN.
STONE COUNTER TOP AND CENTER ISLAND

5. FRAMELESS SHOWER ENCLOSURE TO BE CAT II SAFETY TEMP GLASS BOTTOM
OF HEADER @8'-6" AFF TOP OF TEMP GLASS AT 7'-4" AFF TYP. ALL GLASS
ENCLOSURES TO BE MIN 12" THICK.

6. SEE SHEET A-5.4 FOR TYPICAL BATHROOM NOTES, CLEARANCES AND
SYMBOLS. OWNER/I.D. TO SELECT FINISHES AND FIXTURES.

7. NOT USED - 22"X52" ATTIC ACCESS TO COMPLY W/F.B.C R807 SEE DETAIL #5
SHT A-5.3. CONTRACTOR TO PROVIDE OPTION FOR PULL DOWN STAIR. (NOT
APPLICABLE)

8. LINE OF FLOOR ABOVE
9. PROVIDE SOUND INSULATION BETWEEN STUDS WHERE NOTED - (AT LAUNDRY

ROOMS, BATHROOMS AND BETWEEN BEDROOM 2 & 3)
10. NOT USED - ALL TOILETS TO BE WALL MOUNTED.
11. ACCESS ROUTE TO BATHROOM AND DOOR TO COMPLY   SECT R320 MIN 29"

CLEAR OPENING
12. DECORATIVE CBS LOW PLANTER WITH VENEER AND PRECAST SQUARE EDGE

CONC CAP.  PROVIDE WEEP HOLES AS REQUIRED FOR DRAINAGE.  SEE
ELEVATIONS FOR HEIGHT

13. CASED OPENING. SEE CASING DTL SHT A-7.1 AND  RCP
14. AIR HANDLING UNIT. PROVIDE ACCESS TO EQUIPMENT  (SEE MECH. DWGS

FOR SIZE)
15. KNEE WALL W/ WATER FALL COUNTER TOP EDGE. SEE DTL 7 SHT A-5.4
16. KNEE WALL W/BAR TOP SEE DTL.7 SHT A-5.4.
17. NOT USED - T & G WOOD CEILING AT EXTERIOR TERRACES TYP FRAME DOWN

FOR LIGHTING SEE RCP SHEET A-8.1
18. VENTILATED SHELVING
19. PROVIDE ALLOWANCE OF BUILT IN CLOSETS. 
20. POT FILLER ON BACKSPLASH BY RANGE.  VERIFY EXACT LOCATION WITH

OWNER
21. R-11 INSULATION (MIN) GARAGE SEPARATION, WALL SHALL BE WOOD STUDS

BETWEEN GARAGE AND RESIDENCE.
22. DRYWALL SOFFIT FOR MECH DUCTS SEE DTL RCP INSULATE AS REQUIRED.
23. WALL MOUNTED GARAGE DOOR OPENER
24. NOT USED - CONTRACTOR TO PROVIDE OPTION FOR CENTRAL VAC SYSTEM

THROUGH OUT.
25. CONC BLOCK COLUMN WITH DECORATIVE STONE COLUMN WRAP.  SEE

ELEVATIONS AND MOLDING SCHEDULE FOR DETAILS SHEETS A-2.1 AND
A-2.2..

26. NOT USED - 1" X 1 1/2" X 12' RESYSTA POLYMER COMPOSIT JOIST MEMBER AT
3 1

2" O.C.  ATTACHED TO WALL AND CEILING AS PER MANUF SPECS. RESYSTA
STAIN PRIOR TO INSTALLATION. COLOR SELECTED BY ARCHITECT.

27. 34"-38" HANDRAIL TO COMPLY W/SECT R311.7 OF THE 2017 F.B.C
RESIDENTIAL (TYP ALL HANDRAILS) SEE DTLS SHT A-4.1 HANDRAIL MUST
RETURN TO WALL OR RETURN TO FLOOR W/NEWEL POSTS. HANDRAILS SHALL
BE PROVIDED ON AT LEAST ONE SIDE OF EACH CONTINUOUS RUN OF
TREADS OR FLIGHT.

28. 42" MTL AND GLASS GUARDRAIL WITH PICKETS/SPACING TO COMPLY W/
SECTION R312 OF THE 2017 F.B.C RESIDENTIAL. PICKETS TO REJECT A 4" DIA
OBJECT (TYP). SEE DETAILS AND NOTES  SHT A-4.1.

29. NOT USED - ISOKERN SIZE: 42" STYLE: MAGNUM SERIES
30. VENTLESS LINEAR GAS FIREPLACE BURNER MANUF: EUROPEAN HOME

MODEL: MODORE 240 SEE SPEC FOR SPECIFIC INSTALLATION INSTRUCTIONS
AND REQUIREMENTS. CENTERED ON LIVING ROOM WALL.  FRAME OUT
ABOVE FIRE PLACE.

31. NEW WOOD AND METAL CUSTOM STAIR W/MTL AND GLASS HANDRAIL
WHERE NOT ADJACENT TO A WALL STAIRS TO COMPLY W F.B.C 311.7 MIN
36" STAIR WIDTH AND CLEARANCE MUST BE MAINTAINED.

32. ALL TERRACES ON FIRST FLOOR TO HAVE MECHANICALLY OPERATED
PHANTOM SCREENS AND TO BE COORDINATED WITH BEAM. FRAME OUT AS
REQUIRED TO BE FLUSH. SEE DETAILS 12 AND 13 SHT A-5.1 AND A-8.3.

33. OUTDOOR SHOWER - SEE PLUMBING PLANS FOR DETAILS.
34. SURVEYOR TO CONFIRM IF A PIT ELEVATOR IS ALLOWED. IN ACCORDANCE

WITH LOCAL CODES. IF  NOT CONTRACTOR TO PROVIDE PITLESS ELEVATOR.
ELEV EQUIP TO BE COORDINATED BY CONTRACTOR.

35. NOT USED - SOLATUBE SKYLIGHT 290 DS 14" DIA  F4/T4/CCI/L13  CENTERED
WITH HALL.  INSTALL AS PER MANUF SPECS

36. RESYSTA 1 1
2" X 5 1

2" X 12' MEMBERS SPACED AT 5" O.C.  ATTACHED  TO CONC
CURB AND BEAM  WITH METAL CLIPS.  INTERIOR STEEL RODS FOR RIGIDITY.

37. STEAM UNIT SELECTED BY OWNER
38. PREFAB SAUNA. INSTALL AS PER MANUF SPECS.  SUGGESTED CELARLIGHT

INFRARED SANCTUARY 2 WWW.INFRAREDSAUNA.COM
39. LIGHT FIXTURE COORDINATE WITH INTERIOR DESIGNER.

ALL ELEVATIONS NOTED ARE FROM THE TOP
OF CONCRETE SLAB. DATUM REFERS TO THE
ENCLOSED FIRST FLOOR LIVING AREA TOP OF
SLAB.

GRADE = FEMA = +5'-0"  NAVD 88  PLUS ONE FOOT
FREEBOARD = +6'-0" NAVD 88 = TOP OF FIRST FLOOR
LIVING AREA CONC SLAB. = 0'-0" DATUM.
VERIFY ALL HEIGHTS W/SURVEYOR
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NOTES TO BUILDER:
BUILDER IS RESPONSIBLE FOR PROVIDING FINAL TRUSS ENGINEERING PRIOR TO
CONSTRUCTION TO ARCHITECT.

OWNER TO SELECT ALL APPLIANCES FINISHES AND FIXTURES.  ITEMS NOTED ARE
SUGGESTED AND SHOULD BE CONFIRMED W/OWNER PRIOR TO PURCHASE OR
INSTALLATION (TYP). CONTRACTOR TO COORDINATE FINAL APPLIANCE LAYOUT
& SELECTIONS W/ALL TRADES PRIOR TO ROUGH IN.

EXTERIOR DOORS AND WINDOWS LABELED EMERGENCY ESCAPE AND RESCUE
MUST COMPLY W/ F.B.C. SECT R310(TYP)

ALL WORK TO BE DONE IN ACCORDANCE W/THE FLORIDA BUILDING CODE 2017
ED AND 2017 FLORIDA BUILDING CODE RESIDENTIAL (TYP)

GREEN TECHNOLOGIES WILL BE UTILIZED WHEREVER POSSIBLE INCLUDING BUT,
NOT LIMITED TO, ENERGY STAR APPLIANCES, TANKLESS HEATERS, UPGRADED
WINDOWS, MECHANICAL SYSTEMS AND INSULATION, LOW FLOW WATER
EFFICIENT FIXTURES, ENERGY EFFICIENT LIGHTING AND NO V.O.C. PAINTS.

1. UNDERMOUNT S.S. SINK W/GARBAGE DISPOSAL SEE NOTES
2. SEE APPLIANCE SCHEDULE ON SHEET A-6.1. FOR ALL APPLIANCES.
3. RESYSTA DECORATIVE WOOD
4. COUNTER TOPS AND CABINETS TO BE SELECTED BY OWNER SEE DTL 8 SHT

A-5.4. PROVIDE LIGHT RAIL TRIM PIECE AT EDGE OF UPPER CABINETS FOR
LIGHTING AND ELECT OUTLETS. PROVIDE FULL BACKSPLASH AT KITCHEN.
STONE COUNTER TOP AND CENTER ISLAND

5. FRAMELESS SHOWER ENCLOSURE TO BE CAT II SAFETY TEMP GLASS BOTTOM
OF HEADER @8'-6" AFF TOP OF TEMP GLASS AT 7'-4" AFF TYP. ALL GLASS
ENCLOSURES TO BE MIN 12" THICK.

6. SEE SHEET A-5.4 FOR TYPICAL BATHROOM NOTES, CLEARANCES AND
SYMBOLS. OWNER/I.D. TO SELECT FINISHES AND FIXTURES.

7. NOT USED - 22"X52" ATTIC ACCESS TO COMPLY W/F.B.C R807 SEE DETAIL #5
SHT A-5.3. CONTRACTOR TO PROVIDE OPTION FOR PULL DOWN STAIR. (NOT
APPLICABLE)

8. LINE OF FLOOR ABOVE
9. PROVIDE SOUND INSULATION BETWEEN STUDS WHERE NOTED - (AT LAUNDRY

ROOMS, BATHROOMS AND BETWEEN BEDROOM 2 & 3)
10. NOT USED - ALL TOILETS TO BE WALL MOUNTED.
11. ACCESS ROUTE TO BATHROOM AND DOOR TO COMPLY   SECT R320 MIN 29"

CLEAR OPENING
12. DECORATIVE CBS LOW PLANTER WITH VENEER AND PRECAST SQUARE EDGE

CONC CAP.  PROVIDE WEEP HOLES AS REQUIRED FOR DRAINAGE.  SEE
ELEVATIONS FOR HEIGHT

13. CASED OPENING. SEE CASING DTL SHT A-7.1 AND  RCP
14. AIR HANDLING UNIT. PROVIDE ACCESS TO EQUIPMENT  (SEE MECH. DWGS

FOR SIZE)
15. KNEE WALL W/ WATER FALL COUNTER TOP EDGE. SEE DTL 7 SHT A-5.4
16. KNEE WALL W/BAR TOP SEE DTL.7 SHT A-5.4.
17. NOT USED - T & G WOOD CEILING AT EXTERIOR TERRACES TYP FRAME DOWN

FOR LIGHTING SEE RCP SHEET A-8.1
18. VENTILATED SHELVING
19. PROVIDE ALLOWANCE OF BUILT IN CLOSETS. 
20. POT FILLER ON BACKSPLASH BY RANGE.  VERIFY EXACT LOCATION WITH

OWNER
21. R-11 INSULATION (MIN) GARAGE SEPARATION, WALL SHALL BE WOOD STUDS

BETWEEN GARAGE AND RESIDENCE.
22. DRYWALL SOFFIT FOR MECH DUCTS SEE DTL RCP INSULATE AS REQUIRED.
23. WALL MOUNTED GARAGE DOOR OPENER
24. NOT USED - CONTRACTOR TO PROVIDE OPTION FOR CENTRAL VAC SYSTEM

THROUGH OUT.
25. CONC BLOCK COLUMN WITH DECORATIVE STONE COLUMN WRAP.  SEE

ELEVATIONS AND MOLDING SCHEDULE FOR DETAILS SHEETS A-2.1 AND
A-2.2..

26. NOT USED - 1" X 1 1/2" X 12' RESYSTA POLYMER COMPOSIT JOIST MEMBER AT
3 1

2" O.C.  ATTACHED TO WALL AND CEILING AS PER MANUF SPECS. RESYSTA
STAIN PRIOR TO INSTALLATION. COLOR SELECTED BY ARCHITECT.

27. 34"-38" HANDRAIL TO COMPLY W/SECT R311.7 OF THE 2017 F.B.C
RESIDENTIAL (TYP ALL HANDRAILS) SEE DTLS SHT A-4.1 HANDRAIL MUST
RETURN TO WALL OR RETURN TO FLOOR W/NEWEL POSTS. HANDRAILS SHALL
BE PROVIDED ON AT LEAST ONE SIDE OF EACH CONTINUOUS RUN OF
TREADS OR FLIGHT.

28. 42" MTL AND GLASS GUARDRAIL WITH PICKETS/SPACING TO COMPLY W/
SECTION R312 OF THE 2017 F.B.C RESIDENTIAL. PICKETS TO REJECT A 4" DIA
OBJECT (TYP). SEE DETAILS AND NOTES  SHT A-4.1.

29. NOT USED - ISOKERN SIZE: 42" STYLE: MAGNUM SERIES
30. VENTLESS LINEAR GAS FIREPLACE BURNER MANUF: EUROPEAN HOME

MODEL: MODORE 240 SEE SPEC FOR SPECIFIC INSTALLATION INSTRUCTIONS
AND REQUIREMENTS. CENTERED ON LIVING ROOM WALL.  FRAME OUT
ABOVE FIRE PLACE.

31. NEW WOOD AND METAL CUSTOM STAIR W/MTL AND GLASS HANDRAIL
WHERE NOT ADJACENT TO A WALL STAIRS TO COMPLY W F.B.C 311.7 MIN
36" STAIR WIDTH AND CLEARANCE MUST BE MAINTAINED.

32. ALL TERRACES ON FIRST FLOOR TO HAVE MECHANICALLY OPERATED
PHANTOM SCREENS AND TO BE COORDINATED WITH BEAM. FRAME OUT AS
REQUIRED TO BE FLUSH. SEE DETAILS 12 AND 13 SHT A-5.1 AND A-8.3.

33. OUTDOOR SHOWER - SEE PLUMBING PLANS FOR DETAILS.
34. SURVEYOR TO CONFIRM IF A PIT ELEVATOR IS ALLOWED. IN ACCORDANCE

WITH LOCAL CODES. IF  NOT CONTRACTOR TO PROVIDE PITLESS ELEVATOR.
ELEV EQUIP TO BE COORDINATED BY CONTRACTOR.

35. NOT USED - SOLATUBE SKYLIGHT 290 DS 14" DIA  F4/T4/CCI/L13  CENTERED
WITH HALL.  INSTALL AS PER MANUF SPECS

36. RESYSTA 1 1
2" X 5 1

2" X 12' MEMBERS SPACED AT 5" O.C.  ATTACHED  TO CONC
CURB AND BEAM  WITH METAL CLIPS.  INTERIOR STEEL RODS FOR RIGIDITY.

37. STEAM UNIT SELECTED BY OWNER
38. PREFAB SAUNA. INSTALL AS PER MANUF SPECS.  SUGGESTED CELARLIGHT

INFRARED SANCTUARY 2 WWW.INFRAREDSAUNA.COM
39. LIGHT FIXTURE COORDINATE WITH INTERIOR DESIGNER.

ALL ELEVATIONS NOTED ARE FROM THE TOP
OF CONCRETE SLAB. DATUM REFERS TO THE
ENCLOSED FIRST FLOOR LIVING AREA TOP OF
SLAB.

GRADE = FEMA = +5'-0"  NAVD 88  PLUS ONE FOOT
FREEBOARD = +6'-0" NAVD 88 = TOP OF FIRST FLOOR
LIVING AREA CONC SLAB. = 0'-0" DATUM.
VERIFY ALL HEIGHTS W/SURVEYOR
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VARIANCE REQUEST

KEY NOTES:
1. COLUMN OR WALL W/ RESYSTA TRUGRAIN POLYMER COMPOSITE SIMULATED WOOD VENEER.

RESYSTA TO RUN HORIZONTALLY AS NOTED. THE RESYSTA SHALL BE STAINED PRIOR TO
INSTALLATION. VARNISH/STAIN AND SEALER SHALL BE SELECTED FROM RESYSTA. CONTRACTOR
TO PROVIDE SAMPLE OF FINAL COLOR PRIOR MANUFACTURE FOR APPROVAL BY ARCHITECT.
VENEER WILL BE PLACED WHERE NOTED ON ELEVATIONS. INSTALL AS PER MANUF SPECS. SEE
NOTES ON SHT A-6.1

2. NEW STEPS TOTAL HEIGHT NOT TO EXCEED 30" ABOVE MID GRADE, OTHERWISE PROVIDE
HANDRAIL/GUARDRAIL TO  COMPLY W/FBC R311.7

3. NEW EXTERIOR GRADE LIGHT FIXTURE . SEE ELECT DWGS FOR DTLS ELEVATION NOT TO EXCEED
8'-0" IN HEIGHT.

4.  LINE OF T.B. SEE STRUCT DWGS
5.  LINE OF CONCRETE SLAB
6. MIAMI DADE COUNTY APPROVED FLAT ROOF - SEE WATERPROOFING DETAILS ON SHT A-9.1,

A-9.2 AND WALL SECTIONS ON SHEET A-3.2.
7. SMOOTH STUCCO ON CONC BLOCK. STUCCO SHALL BE 5

8" AND SHALL BE INSTALLED  AS PER
ASTM C326 EXCLUDING TABLE 4

8. NOT USED -  5" STUCCO BAND
9.  NOT USED - CANTILEVER BALCONY
10. VENT IN BLOCK AT GARAGE AS REQUIRED SEE DETAIL 4 SHT A-5.2 SPACE EVENLY AND/OR

ALIGN W/CENTER OF WINDOWS.
11.  NEW IMPACT RESISTANT EXTERIOR WINDOWS AND DOORS WITH BRONZE FRAME AND CLEAR

GLASS WITH LOW E AS PER SCHEDULE ON SHEET A-7.1.  AS NOTED TYP.
12. CBS PLANTER TO MATCH RESIDENCE. VENEER WITH STONE AND PROVIDE A PRECAST CONC

CAP.  CONTRACTOR TO PROVIDE WATERPROOFING AT INTERIOR OF PLANTER.  SEE SITE PLAN
DRAWINGS FOR EXACT LOCATION AND DETAILS. PROVIDE WEEP HOLES OR DRAIN AS REQUIRED
FOR DRAINAGE TYP. WITH DECORATIVE BLOCKS

13.  CONTRACTOR TO PROVIDE ALUMN DOWNSPOUTS OR ROOF DRAINS AS REQUIRED
14. ALIGN UPPER AND LOWER WINDOWS AND/OR DOORS W/ WINDOW  DIVISIONS.  WINDOW

SIZES TO BE ADJUSTED TO ALIGN VERTICALLY WITH SLIDERS.
15. 42" HIGH GLASS EXTERIOR GUARDRAIL (SUBMIT SHOP DRAWINGS OR SAMPLE FOR ARCHITECT'S

REVIEW PRIOR TO FABRICATION).  PICKETS TO REJECT A 4" DIA OBJECT. GUARDRAIL TO COMPLY
W/FBC R311 AND R312. FRAMELESS GLASS SYSTEM MIN  13

16" LAMINATED GLASS THICKNESS.  SEE
DETAILS SHEET A-4.2. INSTALL AS PER MANUF SPECS

16. SITE ADDRESS MAIL BOX SHALL BE PROVIDED IN ACCORDANCE W/F.B.C.  R321 ON HOUSE OR
FRONT WALL.  NUMBERS SHALL BE VISIBLE FROM THE STREET

17.  COLUMN OR WALL WITH NATURAL STONE VENEER MORTARED TO BLOCK WALL.  AS NOTED
BELOW TO COMPLY W/R702.1 AND R703.

18.  OUTDOOR SHOWER - SEE PLUMBING DRAWINGS FOR DETAILS.
19.  5-1/2" X 1-1/2" RESYSTA  MEMBERS INSTALLED VERTICALLY AT 8" O.C.
20. STEEL SUPPORT COLUMN POWDER COATED TO MATCH WINDOW FRAME (SEE STRUCTURAL FOR

DETAILS)
21. NOT USED - RESYSTA HORIZONTAL STAINED SLATS 2X4 SPACED 5" O.C.
22. OUTDOOR CABINETRY
23. STEEL COL POWDER COATED OR WRAPPED IN BREAK METAL  TO MATCH WINDOW AND DOOR

FINISH. SEE STRUCTURAL DRAWINGS FOR DETAILS.
24. NOT USED - 3"X2" CONTINUOUS RAISED STUCCO BAND BETWEEN WINDOWS. CARRY STUCCO

BAND AROUND STRUCTURE.  RETURN ALL TRIM AROUND WALLS
25. DECORATIVE BREAK MTL. WRAP AT CORNERS WHERE TWO WINDOWS MEET. COLOR TO MATCH

WINDOW FRAMESNOTE:
ALL WORK TO BE DONE IN ACCORDANCE W/THE 2017 FLORIDA BUILDING CODE (TYP)

ALL ELEVATIONS NOTED ARE FROM THE TOP OF CONCRETE SLAB. DATUM REFERS TO THE
ENCLOSED FIRST FLOOR LIVING AREA TOP OF SLAB
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VARIANCE REQUEST

KEY NOTES:
1. COLUMN OR WALL W/ RESYSTA TRUGRAIN POLYMER COMPOSITE SIMULATED WOOD VENEER.

RESYSTA TO RUN HORIZONTALLY AS NOTED. THE RESYSTA SHALL BE STAINED PRIOR TO
INSTALLATION. VARNISH/STAIN AND SEALER SHALL BE SELECTED FROM RESYSTA. CONTRACTOR
TO PROVIDE SAMPLE OF FINAL COLOR PRIOR MANUFACTURE FOR APPROVAL BY ARCHITECT.
VENEER WILL BE PLACED WHERE NOTED ON ELEVATIONS. INSTALL AS PER MANUF SPECS. SEE
NOTES ON SHT A-6.1

2. NEW STEPS TOTAL HEIGHT NOT TO EXCEED 30" ABOVE MID GRADE, OTHERWISE PROVIDE
HANDRAIL/GUARDRAIL TO  COMPLY W/FBC R311.7

3. NEW EXTERIOR GRADE LIGHT FIXTURE . SEE ELECT DWGS FOR DTLS ELEVATION NOT TO EXCEED
8'-0" IN HEIGHT.

4.  LINE OF T.B. SEE STRUCT DWGS
5.  LINE OF CONCRETE SLAB
6. MIAMI DADE COUNTY APPROVED FLAT ROOF - SEE WATERPROOFING DETAILS ON SHT A-9.1,

A-9.2 AND WALL SECTIONS ON SHEET A-3.2.
7. SMOOTH STUCCO ON CONC BLOCK. STUCCO SHALL BE 5

8" AND SHALL BE INSTALLED  AS PER
ASTM C326 EXCLUDING TABLE 4

8. NOT USED -  5" STUCCO BAND
9.  NOT USED - CANTILEVER BALCONY
10. VENT IN BLOCK AT GARAGE AS REQUIRED SEE DETAIL 4 SHT A-5.2 SPACE EVENLY AND/OR

ALIGN W/CENTER OF WINDOWS.
11.  NEW IMPACT RESISTANT EXTERIOR WINDOWS AND DOORS WITH BRONZE FRAME AND CLEAR

GLASS WITH LOW E AS PER SCHEDULE ON SHEET A-7.1.  AS NOTED TYP.
12. CBS PLANTER TO MATCH RESIDENCE. VENEER WITH STONE AND PROVIDE A PRECAST CONC

CAP.  CONTRACTOR TO PROVIDE WATERPROOFING AT INTERIOR OF PLANTER.  SEE SITE PLAN
DRAWINGS FOR EXACT LOCATION AND DETAILS. PROVIDE WEEP HOLES OR DRAIN AS REQUIRED
FOR DRAINAGE TYP. WITH DECORATIVE BLOCKS

13.  CONTRACTOR TO PROVIDE ALUMN DOWNSPOUTS OR ROOF DRAINS AS REQUIRED
14. ALIGN UPPER AND LOWER WINDOWS AND/OR DOORS W/ WINDOW  DIVISIONS.  WINDOW

SIZES TO BE ADJUSTED TO ALIGN VERTICALLY WITH SLIDERS.
15. 42" HIGH GLASS EXTERIOR GUARDRAIL (SUBMIT SHOP DRAWINGS OR SAMPLE FOR ARCHITECT'S

REVIEW PRIOR TO FABRICATION).  PICKETS TO REJECT A 4" DIA OBJECT. GUARDRAIL TO COMPLY
W/FBC R311 AND R312. FRAMELESS GLASS SYSTEM MIN  13

16" LAMINATED GLASS THICKNESS.  SEE
DETAILS SHEET A-4.2. INSTALL AS PER MANUF SPECS

16. SITE ADDRESS MAIL BOX SHALL BE PROVIDED IN ACCORDANCE W/F.B.C.  R321 ON HOUSE OR
FRONT WALL.  NUMBERS SHALL BE VISIBLE FROM THE STREET

17.  COLUMN OR WALL WITH NATURAL STONE VENEER MORTARED TO BLOCK WALL.  AS NOTED
BELOW TO COMPLY W/R702.1 AND R703.

18.  OUTDOOR SHOWER - SEE PLUMBING DRAWINGS FOR DETAILS.
19.  5-1/2" X 1-1/2" RESYSTA  MEMBERS INSTALLED VERTICALLY AT 8" O.C.
20. STEEL SUPPORT COLUMN POWDER COATED TO MATCH WINDOW FRAME (SEE STRUCTURAL FOR

DETAILS)
21. NOT USED - RESYSTA HORIZONTAL STAINED SLATS 2X4 SPACED 5" O.C.
22. OUTDOOR CABINETRY
23. STEEL COL POWDER COATED OR WRAPPED IN BREAK METAL  TO MATCH WINDOW AND DOOR

FINISH. SEE STRUCTURAL DRAWINGS FOR DETAILS.
24. NOT USED - 3"X2" CONTINUOUS RAISED STUCCO BAND BETWEEN WINDOWS. CARRY STUCCO

BAND AROUND STRUCTURE.  RETURN ALL TRIM AROUND WALLS
25. DECORATIVE BREAK MTL. WRAP AT CORNERS WHERE TWO WINDOWS MEET. COLOR TO MATCH

WINDOW FRAMESNOTE:
ALL WORK TO BE DONE IN ACCORDANCE W/THE 2017 FLORIDA BUILDING CODE (TYP)

ALL ELEVATIONS NOTED ARE FROM THE TOP OF CONCRETE SLAB. DATUM REFERS TO THE
ENCLOSED FIRST FLOOR LIVING AREA TOP OF SLAB
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