
 

October 15, 2025 Planning Commission Meeting Agenda 
October 15, 2025 at 5:30 PM 

 598 Main Street, Bay St. Louis, MS 39520 

 

Call to Order 

Minutes Approval 

1. Motion to approve the minutes of September 10, 2025.  

Action Items 

2. LIUZZA – Application for variance to the zoning ordinance submitted by Juliet Liuzza. 

The applicant is requesting to reconfigure one existing parcel into two separate parcels 

of land. Both proposed parcels will not meet the required minimum lot area or lot width 

for the R-2 Two-Family Zoning District. Parcel A needs a variance of 1,463 sq. ft. 

resulting in a total of 9,037 sq. ft. to the lot area, and a variance of 15.5'  resulting in a 

total 59.5' to the minimum lot width. Parcel B needs a variance of 1,765 sq.ft. resulting 

in a total of 8,735 sq. ft. to the lot area and a variance of 15.5' resulting in a total of 

59.5' to the total lot width. The property is located at 211 St. Francis Street. Parcel 

149E-0-29-395.000; 115 2nd Ward Bay St. Louis. The property is zoned R-2 Two-

Family District. 

3. KNOLL – Application for variance to the Zoning Ordinance submitted by Laura Knoll. 

The applicant wants to construct a pole barn. The applicant is requesting a variance of 

114%, resulting in an accessory structure that is 164% size of the primary dwelling. 

The property is located at 325 Daffodil Street; Parcel 138A-0-46-218.001; 17-19 BLK 

20 UN 3 SHORELINE ESTATES S/D. The property is zoned R-1 Single Family 

District. 

4. SALES – Application for special exception to the Zoning Ordinance submitted by 

Kennon Sales. The applicant is requesting a special exception to construct a boat 

storage facility on property zoned C-3 Highway Commercial. The property is located 
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on the 3300 block of Longfellow Drive. Parcel 138G-0-46-163.000, PT GUIDON 

TOULME CL 46-8-14. The property is zoning C-3 Highway Commercial. 

5. BONNER – Application for Special Exception to the Zoning Ordinance submitted by 

Charles Bonner. The applicant is requesting a Special Exception to construct an 

accessory dwelling in the rear yard of a parcel over 15,000 sq ft. The property is 

located at 703 Hancock Street. Parcel 149N-0-30-052.001; PT6 & PT8 FOURTH 

WARD BAY ST LOUIS. The property is zoned R-1 Single Family Zoning District. 

6. BOUDIN – Application for special exception to the Zoning Ordinance submitted by 

Robert J. Boudin Jr. The applicant is requesting a special exception to construct a boat 

storage facility on property zoned C-3 Highway Commercial. The property is located 

on the 9700 block of Highway 603. Parcel 138G-0-46-161.000. Legal Description PT 

GUIDON TOULME CL 30 & 34 N OF HW,  The property is zoned C-3 Highway 

Commercial. 

7. STIEFFEL & LIOKIS – Application for sketch plat and final plat approval submitted by 

Matt Stieffel and Louie Liokis for a proposed reconfiguration of 5 parcels into 4 parcels 

located along the 400 Block of Labat Street, 400 Block of Sycamore Street, and 500 

Block of St. Francis Street. The new reconfiguration of the parcel received a variance 

for the wider size in May 2025. Parcels 149M-1-30-126.001; 186 & E 18.6 OF 187 

3RD WARD BAY ST LOUIS, 137J-0-44-057.000; 100D 3RD WARD BAY ST LOUIS, 

137J-0-44-053.000; 100C, 108, 109B, 110, 111 3RD WARD BAY ST LOUIS, and 

137J-0-44-056.000; 109A 3RD WARD BAY ST LOUIS. 149M-1-30-094.000; 95B & 

94B THIRD WARDBAY ST LOUIS. The property is zoned R-1 Single-Family District. 

 

8. L&H HOLDINGS, LLC – Application for variance to the subdivision regulations 

submitted by L&H Holdings, LLC for a proposed replat of one existing parcel into two 

separate parcels located at 717 N 2nd Street. Both proposed parcels will meet the 

minimum lot width and minimum lot square footage requirements of the Bay St. Louis 

Zoning Ordinance. However, one of the newly created parcels will not have direct 

frontage on a dedicated public street and will instead be accessed via a recorded 

easement providing sufficient ingress/egress. A variance is requested to Subdivision 

Regulation Section 314.4, which requires every lot to abut a dedicated street for at 

least the minimum width of the lot at the building setback line. The easement will serve 
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as the only access to the lot. Parcel 149C-0-20-074.000; PT 174B, 174C, 174D FIRST 

WARD BAY ST. LOUIS. The property is zoned R-3 Multi-Family Residential District. 

9. CORONA – Application for Minor Site Plan Review for the construction of an office 

and multi-family dwelling submitted by Pablo Corona. The property in question is 

located at 9045 McLaurin Street and is identified on the Hancock County Land Rolls 

as Parcel No. 138J-1-34-006.000: Legal Description LOT 24 BLK 2 MELVIN OTT 

SUBD. The property is zoned C-3 Highway Commercial District. 

10. 507 ON MAIN LLC – Application for Variance to the Zoning Ordinance submitted by 

Andrew Harwell on behalf of 507 ON MAIN, LLC. The applicant is proposing the 

development of a condominium project on the property. The applicant is requesting a 

variance to Section 802.3 to allow a total number of 22 parking spaces instead of the 

required 23 spaces for the 10 total dwelling units that will be on the parcel. The 

applicant is requesting to be allowed 9' by 18' parking spaces to the required parking 

space size of 10' by 20' for the project. The applicant is also requesting a variance to 

Section 802.3 to allow a landscape perimeter of 5’ landscape with an opaque fence as 

opposed to the required 10’ landscape buffer. Additionally, the applicant is requesting 

a variance to allow a condominium dwelling unit at a size of 648 square feet, which is 

below the minimum required 750 square feet dwelling requirement. The property is 

located at 507 Main Street. Parcel: 1ST WARD PT 568 BAY ST. LOUIS. The property 

is zoned C-2, Neighborhood Commercial District. 

11. 507 ON MAIN, LLC – Application for Major Site Plan Review for a condo submitted by 

Andrew Harwell on behalf of 507 on Main LLC. The property in question is located at 

507 Main Street and is identified on the Hancock County Land Rolls with the legal 

description 1ST WARD PT 568 BAY ST LOUIS. The property is zoned C-2, 

Neighborhood Commercial District. 

Adjourn 

12. Motion to adjourn the meeting of October 15, 2025. 
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Planning Commission Meeting Minutes 
September 10, 2025 at 5:30 PM 

 598 Main Street, Bay St. Louis, MS 39520 

 

Call to Order 

PRESENT 

Commissioner Clark Breland 

Commissioner John Romano 

Commissioner Dean Agee 

Commissioner MJ Krankey 

ABSENT 

Chairman Amy Doescher 

Commissioner Mikayla Brown 

Minutes Approval 

1. Motion to approve the minutes of August 13, 2025. 

Motion made by Commissioner Agee, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

 

Action Items 

2. TYNDALL - Application for Variance to the Zoning Ordinance submitted by Toni and 

Ray Tyndall. The applicant is requesting a variance of 3’ resulting in a 5’ setback to the 

side yard, a variance of 6’ resulting in a 19’ setback to the front yard and a variance of 

10’ resulting in a 10’ setback to the rear yard to complete proposed renovation. The 

property is located at 306 North Toulme Street. Parcel 149F-0-29-129.000, 25 B 

CARROLL SUBD. The property is zoned R-2 Two-Family District. 

Motion made by Commissioner Agee, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

APPROVE 

 

3. BALLAY – Application for variance to the Zoning Ordinance submitted by Ben and 

Kelly Ballay. The applicants are requesting a variance of 6’, resulting in a 2’ setback to 

the side yard, to construct an attached carport. The property is located at 107 Carroll 

Avenue, Parcel 149F-0-29-095.000, Legal Description 4 E Carroll Subdivision. The 

property is zoned R-1 Single Family Residential District. 

Kenny Monti spoke representing the application.   
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Motion made by Commissioner Agee, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

APPROVE 

 

4. CORBITTNICAUD LLC - Application for major Site Plan Review for a 4-story Bar, 

Tavern, Nightclub, and Lounge . The property in question, located at 105 North Beach 

Blvd, is identified on the Hancock County Land Rolls as Parcel No. 149L-0-29- 

035.000, legal description as 510 1ST WARD BAY ST LOUIS, and parcel NO 149L-0- 

29-036.000, Legal District PT 510 1ST WARD BAY ST LOUIS. The property is zoned 

C-1, Central Business District. 

Miles Corbitt, Freddie spoke representing the application.  

Anita Warner spoke with questions regarding the application.  

Motion made by Commissioner Krankey, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

APPROVE 

 

Adjourn 

Motion to move the October 8 meeting to October 15, 2025 

Motion made by Commissioner Krankey, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

APPROVE 

5. Motion to adjourn the meeting of September 10, 2025. 

Motion made by Commissioner Krankey, Seconded by Commissioner Romano. 

Voting Yea: Commissioner Breland, Commissioner Romano, Commissioner Agee, 

Commissioner Krankey 

APPROVE 

 

 

 

 

 

 

____________________________________________________________________ 

Amy Doescher, Chairman                           Date 

 

____________________________________________________________________ 

Caitlin Bourgeois, Secretary       Date 
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TO:​
 Planning and Zoning Commission​
 City of Bay St. Louis 

RE: 211 St. Francis Street​
​ 149E-0-29-395.000​
​ 115 2nd Ward, Bay St. Louis 

HEARING DATE: October 15, 2025 

I have reviewed the variance application submitted by Juliet Liuzza. The applicant is requesting 
to reconfigure one existing parcel into two separate parcels of land. The property lies within the 
R-2 Two-Family Zoning District, which requires a minimum lot area of 10,500 sq. ft. and a 
minimum lot width of 75 feet. 

The variance requests for the properties that will result from the proposed reconfiguration are as 
follows: 

Parcel A: 

-​ Minimum Lot Area: 10,500 sq. ft. 
-​ Proposed Lot Area: 9,037 sq. ft. 
-​ Variance Needed: 1,463 sq. ft.​

 
-​ Minimum Lot Width: 75 ft 
-​ Proposed Lot Width: 59.5 ft 
-​ Variance Needed: 15.5 ft​

 

Parcel B: 

-​ Minimum Lot Area: 10,500 sq. ft. 
-​ Proposed Lot Area: 8,735 sq. ft. 
-​ Variance Needed: 1,765 sq. ft.​

 
-​ Minimum Lot Width: 75 ft 
-​ Proposed Lot Width: 59.5 ft 
-​ Variance Needed: 15.5 ft​

 

The administration recommends denying the variance. 

-​ The new parcels will be similar in size and character to neighboring properties. 
-​ The parcels across the street from these parcels are 45’ wide 
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-​ Several parcels in the neighborhood are 40’ wide, and it isn’t uncommon for the parcels 
to be 50’ wide in this neighborhood, these lots would be the same size if not a little larger 
than other parcels in the neighborhood 

-​ The re-division of this one parcel into two parcel is not as large as the Singleton 
application from June 27, 2023 (Application for Special Subdivision Plat approval and 
variance to the Zoning Ordinance submitted by Maurice Singleton. The applicant is 
requesting to reconfigure 3 parcels into 4 new parcels of land. Parcels 1-4 will need 
variances to lot width and lot area. The property is located at 443, 445 and 447 
Easterbrook Street. Parcel 149E-0-29-390.000, 2 ND WARD 119 BAY ST LOUIS 
X-6-280. Parcel 149E-0-29-391.000, PT 117E, 118C, 118D 2 ND WARD BAY Page 2 of 
2 ST LOUIS EASTERBROOK BAY ST. Parcel 149E-0-29-392.000, 117-D & 118-B 2 ND 
WARD BAY ST LOUIS. The property is zoned R-2 Two-Family District) 

-​ The applicant is going to build a new house for her growing family on a newly created 
parcel and the house at 211 St Francis will go to her parent’s  

-​ No hardship 

Please feel free to contact my office if I can further assist in this matter. 

Jeremy L Burke​
 Zoning Administrator 
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TO:  ​
 Planning and Zoning Board​
 City of Bay St. Louis 

RE: 325 Daffodil Street​
 ​  138A-0-46-218.001​
​ 17-19, Block 20, Unit 3, Shoreline Estates S/D 

DATE: October 15, 2025 

I have reviewed the application for Variance to the Zoning Ordinance submitted by Laura Knoll. 
The property in question is located at 325 Daffodil Street. The property is zoned R-1, 
Single-Family. 

The applicant is requesting a variance to allow for the construction of a pole barn that will 
exceed the allowable size limit for an accessory structure in relation to the primary dwelling. 

According to Section 1002.2 (C):​
 “An accessory structure shall be no more than fifty (50) percent of the floor area of the principal 
structure without approval of the City Council after review and recommendation of the Planning 
& Zoning Commission.” 

The proposed accessory structure will be 164% of the floor area of the existing residence. A 
variance of 114% will be needed to allow the accessory structure to exceed the maximum 
allowed size in relation to the primary structure.​
​
The administration recommends denying the variance 

-​ No hardship 
-​ Owns 5 parcels together, so it is an oversize parcel 
-​ Has a letter of support from across the street neighbor​

 

 

If I can be of any further assistance in this matter, please feel free to contact my office. 

Jeremy L Burke​
 Zoning Administrator 
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:   3300 Block of Longfellow Drive​
       Parcel: 138G-0-46-163.000​
       Legal Description: PT GUIDON TOULME CL 46-8-14 

HEARING DATE: October 15, 2025 

I have reviewed the application for Special Exception submitted by Kennon Sales. The property 
is located on the 3300 block of Longfellow Drive and is zoned C-3 Highway Commercial. 

Boat storage is a permitted use by special exception in the C-3 Highway Commercial district. 
The applicant is requesting the following: 

-​ A special exception to construct a boat storage facility  in C-3 Highway Commericial 
district 

The administration recommends denying the special exception request. 

-In April 2023, the Bay St. Louis Zoning Ordinance was amended, changing the status of 
mini storage and warehouse-type developments in the C-3 Highway Commercial District from a 
permitted use to a use allowed only by special exception. 

- This boat storage would likely be seen from HWY 603​
​ - If this special exception is approved, the proposed development will still be required to 
undergo site plan review  

 

If I can be of any further assistance in this matter, please feel free to contact my office at (228) 
466-5516. 

 

Sincerely,​
 Jeremy L. Burke​
 Zoning Administrator 
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TO:      Planning and Zoning Commission​
          City of Bay St. Louis 

RE:     703 Hancock Street​
          Parcel 149N-0-30-052.001​
          PT6 & PT8, Fourth Ward, Bay St. Louis 

HEARING DATE: October 15, 2025 

I have reviewed the application for Special Exception submitted by Charles Bonner. The 
property is located at 703 Hancock Street. It lies in an R-1 Single Family Residential District, 
where accessory dwellings are only allowed by special exception on parcels exceeding 15,000 
square feet. 

The applicant is requesting the following:​
  - A special exception to construct an accessory dwelling in the rear yard of the parcel. 

The administration’s recommendation is to deny the special exception. 

-​ One of the plans, the “pool house” is the accessory dwelling 
-​ The parcel exceeds the 15,000 square foot minimum requirement 
-​ The site plans show plenty of parking areas 
-​ No variance to setback would be required  

 

Jeremy L Burke​
 Zoning Administrator 
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SCALE:

DATE:DRWN BY:

Benfatti Construction
D E S I G N • B U I L D • I N T E R I O R S

NOTES:
NO REPRODUCTION OR OTHER USE OF THIS 
DRAWING OR ITS CONTENTS IS PERMITTED 
WITHOUT WRITTEN CONSENT OF LEGAL OWNER.

THESE PLANS HAVE BEEN PREPARED TO THE 
BEST OF OUR ABILITIES, HOWEVER IT IS THE 
RESPONISBILITY OF THE BUILDING CONTRACTOR 
TO VERIFY THEIR ACCURACY

© BENFATTI CONSTUCTION LLC 2023
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GENERAL NOTES:

ALL MEANS OF EGRESS WINDOWS MUST COMPLY WITH SECTION R-310.2 OF THE 2018 IRC

ALL EXTERIOR WINDOWS/OPENINGS MUST COMPLY WITH SECTION R-301.2.1.2 OF THE 2018 IRC

FACTORY BUILT FIREPLACES SHALL BE LISTED IN ACCORDANCE WITH THE UL 127 AS PER ARTICLE R1004.1 OF THE 2015 IRC

WINDOWS IN HAZARDOUS LOCATIONS (OVER BATHTUBS) BUST BE TEMPERED AND COMPLY WITH ARTICLE R308.4 OF THE 
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RESIDENCE MUST COMPLY WITH FOLLOWING INSULATION REQUIREMENTS AS PER TABLE N1102.1 OF THE 2015 IRC.
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ALL EXTERIOR FOOTINGS MUST BE A MINIMUM OF 12" BELOW UNDISTURBED SOIL

ALL STRUCTURAL STEEL MUST BE PROPERLY PLACED, SPACED, SUPPORTED AND INSPECTED

BEFORE POURING CONCRETE INCLUDE ANCHOR BOLTS, STRAPS, WIRE MESH, VISQUEEN ETC.
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MICRO. 
OUTLET

HOOD OUTLET

220V

UNDERCOUNTER 
ICE MACHINE

OUTLET
BEER REF.

OUTLET

FLOOR 
OUTLETS

220V

HEATED 
FLOORSGAS 

DROP

IN-CAB 
OUTLET

TO SOFFIT OUTLET  IN 
DORMER ABOVE

GAS 
DROP

GAS 
DROP

110V 
DEDICATED 
FP OUTLET

110V 
DEDICATED 
FP OUTLET

TA
N

KL
ES

S 
G

AS
 W

H

C

C

C S

S

S

IRON BOARD 
DWR OUTLET

CEILING MOUNTED FAN

CEILING MOUNTED FIXTURE

WALL MOUNTED FIXTURE

6" RECESSED CAN

4" RECESSED CAN

UNDER CABINET LED BAR LIGHT

LED BAR LIGHT

VENT

HEAT/VENT COMBO

SMOKE DETECTOR
CARBON MONOXIDE/ SMOKE DETECTORC

S

HV

V

4

R

SYMBOLS

WALL MOUNTED FAN

DUPLEX OUTLET, 120V
MOUNTED 14" ABOVE FIN. FLR.

DUPLEX OUTLET, 120V
GROUND FALT INTERRUPTER CIRCUIT BREAKER

DUPLEX OUTLET, 120V, WATER PROOF COVER PLATE AND 
BOX, GROUND FALT INTERRUPTER CIRCUIT BREAKER

SILENT SWITCH

3 WAY SWITCH

OCCUPANCY SENSOR ON SWITCH

CABEL TELEVISION JACK, MOUNTED 84" ABOVE FIN. FLR.

120V UNDER CABINET OUTLET

TRIPLEX OUTLET, 240V
MOUNTED 14" ABOVE FIN. FLR.

GFI

WPGFI

3

OS

TV

MUST MAINTAIN PROPER PENETRATION PROTECTION OF 
OPENING FROM GARAGE TO DWELLINGS PER SECTION R-302.5 
OF THE 2018 IRC

ALL 125 VOLT 12/20 AMP CIRCUTS SERVING BEDROOMS MUST 
BE ARC FAULT PROTECTED, INCLUDING S/DS

ALL RECEPTICALS MUST COMPLY WITH SECTION E-4002.14 OF 
THE 2018 IRC (TAMPER RESISTANT)

NOTES:

ISLAND 
ELEC.

WINE REF. 
OUTLET

@48"

DRAWER 
OUTLET
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G
FI

G
FI

G
FI

GFI

GFI

GFI

G
FI

G
FI

G
FI

G
FI

GFI

GFI

WPGFI

W
PG

FI

WPGFI

WPGFI

W
PG

FI

WPGFI

WPGFI

W
PG

FI

W
PG

FI

GFI

GFI G
FI

G
FI

TV

TV

WPGFI

G
FI

110V 30A CAR 
LIFT OUTLET

DW 
OUTLET

100A
ELEC. 
PANEL

ELEC. METER  
& 400A ELEC. 
PANEL

100A
ELEC. 
PANEL

ELEC. METER  
& 400A ELEC. 
PANEL

LIFT OUTLET 
ABV.

120V ICE 
MACHINE 
OUTLET

GFI

220V 30A 
MINI SLIT 
OUTLET

220V 30A 
MINI SLIT 
OUTLET

TO POOL 
EQUIP

GRILL
OUTLET

GAS 
DROP

BEER REF. 
OUTLET

2 ELEC 
GRIDDLE 
OUTLETS

220 V

110V 
DEDICATED 
FP OUTLET

GARBAGE 
DISPOSAL 
OUTLET
(TO AIR 

SWITCH)

G
AS

 
TA

N
KL

ES
 

W
H

120V W/H 
OUTLET 
BELOW

IRRIGATION 
OUTLET

@120"

WALL MOUNT 
GARAGE MOTOR.  

VERIFY HEIGHT 
W/ CONTRACTOR

WALL MOUNT 
GARAGE MOTOR.  

VERIFY HEIGHT 
W/ CONTRACTOR

GAS 
DROP

C

CEILING MOUNTED FAN

CEILING MOUNTED FIXTURE

WALL MOUNTED FIXTURE

6" RECESSED CAN

4" RECESSED CAN

UNDER CABINET LED BAR LIGHT

LED BAR LIGHT

VENT

HEAT/VENT COMBO

SMOKE DETECTOR
CARBON MONOXIDE/ SMOKE DETECTORC

S

HV

V

4

R

DUPLEX OUTLET, 120V
MOUNTED 14" ABOVE FIN. FLR.

DUPLEX OUTLET, 120V
GROUND FALT INTERRUPTER CIRCUIT BREAKER

DUPLEX OUTLET, 120V, WATER PROOF COVER PLATE AND 
BOX, GROUND FALT INTERRUPTER CIRCUIT BREAKER

SILENT SWITCH

3 WAY SWITCH

OCCUPANCY SENSOR ON SWITCH

CABEL TELEVISION JACK, MOUNTED 84" ABOVE FIN. FLR.

120V UNDER CABINET OUTLET

SYMBOLS

WALL MOUNTED FAN
TRIPLEX OUTLET, 240V
MOUNTED 14" ABOVE FIN. FLR.

GFI

WPGFI

3

OS

TV

GAS 
DROP
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O
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3

3

3

3

3

3

3
3

3

G
FI

G
FI

GFI

3

R

MEDIA SHELF 
ABV.

GAS 
LANTERNS

GAS LANTERN

INFRATECH DUEAL ELEMENT ELECTRIC 
INFRARED PATIO HEATER - 240V - CD6024SS

INFRATECH DUAL ELEMENT ELECTRIC 
INFRARED PATIO HEATER - 240V - CD4024SS

20
0A

EL
EC

. 
PA

N
EL

WH 
ABV.

R

R R

R

R RR

R

R

R

R

R R

RR

R OS R
TO ATTIC 
LIGHTS

R R

RR

R

RR

R

R

R

R

OCCUPANCY SENSOR 
ON SWITCH (OS)

R

RECESSED VENT LIGHT

A/C DISCONNECT

A/C DISCONNECT

R

R

R

57" CHANDELIER
R

RR

R R

R

R R

R

R

R

R

R B.A.F.

INFRATECH DUAL ELEMENT ELECTRIC 
INFRARED PATIO HEATER - 240V - CD4024SS

R R

RR

R

R

R

R

R

RR

R R

R R

UNDER 
CABINET 
LIGHTING

GAS METER

C

C

C

C S

R

R

44

4 4

S

S

OS

OS

OS OS

OS

OS

DRYER VENT

WALL MOUNTED 
FAN, ~ 120" HIGH

(VEIRFY W/ 
CONTRACTOR)

OS

LED SHELVING LIGHTS

44 44

(2) - 4" SOFFIT LIGHTS IN DORMER 
ABOVE

4

4

4

4

4

4

4

CONT. 
POWER

TA
N

KL
ES

S 
G

AS
 W

H

V

V

V

R

R

CONT. 
POWER

HEATED 
FLOORS 

CONTROL 
PANEL

TO 
SOFFIT 

OUTLETS

CEILING MOUNTED FAN

CEILING MOUNTED FIXTURE

WALL MOUNTED FIXTURE

6" RECESSED CAN

4" RECESSED CAN

UNDER CABINET LED BAR LIGHT

LED BAR LIGHT

VENT

HEAT/VENT COMBO

SMOKE DETECTOR
CARBON MONOXIDE/ SMOKE DETECTORC

S

HV

V

4

R

SYMBOLS

WALL MOUNTED FAN

DUPLEX OUTLET, 120V
MOUNTED 14" ABOVE FIN. FLR.

DUPLEX OUTLET, 120V
GROUND FALT INTERRUPTER CIRCUIT BREAKER

DUPLEX OUTLET, 120V, WATER PROOF COVER PLATE AND 
BOX, GROUND FALT INTERRUPTER CIRCUIT BREAKER

SILENT SWITCH

3 WAY SWITCH

OCCUPANCY SENSOR ON SWITCH

CABEL TELEVISION JACK, MOUNTED 84" ABOVE FIN. FLR.

120V UNDER CABINET OUTLET

TRIPLEX OUTLET, 240V
MOUNTED 14" ABOVE FIN. FLR.

GFI

WPGFI

3

OS

TV

MUST MAINTAIN PROPER PENETRATION PROTECTION OF 
OPENING FROM GARAGE TO DWELLINGS PER SECTION R-302.5 
OF THE 2018 IRC

ALL 125 VOLT 12/20 AMP CIRCUTS SERVING BEDROOMS MUST 
BE ARC FAULT PROTECTED, INCLUDING S/DS

ALL RECEPTICALS MUST COMPLY WITH SECTION E-4002.14 OF 
THE 2018 IRC (TAMPER RESISTANT)

NOTES:
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ABOVE
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M
IN

I S
PL

IT

M
IN

I S
PL

IT

100A
ELEC. 
PANEL

POOL EQUIP

22
0 

3A

ELEC. METER  
& 400A ELEC. 
PANEL

22
0 

3A

G
AS

 
TA

N
KL

ES
 

W
H

MINI SPLIT

R R

RR

R

R

R

R

4

4

4

4

4

R
R

LED STRIP

GAS 
LANTERNS

OS

LED STRIP

LE
D

 S
TR

IP

LE
D

 S
TR

IP

LE
D

 S
TR

IP

LE
D

 S
TR

IP C

WALL MOUNTED 
FAN, ~ 120" HIGH

(VEIRFY W/ 
CONTRACTOR)

GAS 
LANTERNS

LED STRIP FOR WORKSPACE 
BELOW

V

TO WALL MOUNTED 
FANS ON PORCH

CEILING MOUNTED FAN

CEILING MOUNTED FIXTURE

WALL MOUNTED FIXTURE

6" RECESSED CAN

4" RECESSED CAN

UNDER CABINET LED BAR LIGHT

LED BAR LIGHT

VENT

HEAT/VENT COMBO

SMOKE DETECTOR
CARBON MONOXIDE/ SMOKE DETECTORC

S

HV

V

4

R

DUPLEX OUTLET, 120V
MOUNTED 14" ABOVE FIN. FLR.

DUPLEX OUTLET, 120V
GROUND FALT INTERRUPTER CIRCUIT BREAKER

DUPLEX OUTLET, 120V, WATER PROOF COVER PLATE AND 
BOX, GROUND FALT INTERRUPTER CIRCUIT BREAKER

SILENT SWITCH

3 WAY SWITCH

OCCUPANCY SENSOR ON SWITCH

CABEL TELEVISION JACK, MOUNTED 84" ABOVE FIN. FLR.

120V UNDER CABINET OUTLET

SYMBOLS

WALL MOUNTED FAN
TRIPLEX OUTLET, 240V
MOUNTED 14" ABOVE FIN. FLR.

GFI

WPGFI

3

OS

TV
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6 of 15

16" HARDIE TRIM

HORIZONTAL HARDIE 
SIDING W/ 1x6 BREAKS 

1x6 HARDIE TRIM

HARDIE SOFFIT & FASCIA

HORIZONTAL HARDIE 
SIDING (7' REVEAL)

1x4 HARDIE 
WIN/DOOR TRIM

1x10 HARDIE BTTM 
BAND W/ DRIP

 CAP

BRICK SKIRTTING 
OVER FOUNDATIONBRICK STEPS

BRICK FACADE
(THIS WALL ONLY)

HARDIE CLAD PORCH BEAM

HARDIE CLAD PORCH POST 
~10"x10"

LOUVERED 
SHUTTERS

STANDING SEAM
METAL ROOFING

BRICK STEPS
BRICK STEPS

PVC "X" RAILING
DESIGN TRUE TO OWNER 

REQUEST

VINYL FRAMED 
WINDOWS (WHITE)

1x8 HARDIE BOTTOM 
BAND W/ DRIP CAP

PARAPET CAP FLASHING

3-2650 FX.  REF. PG. 6 DET. 4 
FOR HD HGHT

2
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3
6 of 15

6:12 SLOPE
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6 of 15

6:12 SLOPE

OPEN TO DRAIN 
ROOFLINE 
BEYOND

12" HARDIE TRIM

5
6 of 15

BRICK FACADE
(OUTDOOR LIVING 

AREA ONLY)

HORIZONTAL 
HARDIE SIDING

 (7" REVEAL)
ALUMINUM SCREEN 

SYSTEM

BRICK STEPS

7"x10" LOUVER 
BREAK

LOUVERED 
PORCH BEAM

3-2650 FX.  REF. PG. 6 DET. 4 
FOR HD HGHT
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6:12 SLOPE

6:12 SLOPE

3:12 SLOPE

9'
-6

"
7"

1'-6"
2-2x8 BEAM

30"x30" 2x4 
BRACKET
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2"x10" OR 2"x12"

2"x6" PURLIN

CLG JST 16"OC

2"x8" TOP PLATE

UNDER ALL ROOF BRACING
DOUBLE CEILING JOIST

TYP EACH SIDE
2"x8" SIDE BRACE

ROOF BRACING 48"OC

8'
-1

" M
IN

.  
TO

  1
2'

-1
" M

AX
. H

G
H

T.

SHEATHING FROM TOP

3"OC VERTICAL AND HORIZONTAL
AROUND SHEET PERIMETER

24"OC TYPICAL
5/8" ANCHOR BOLT

2"x4" CC BOTTOM PLATE

OF TOP PLATE TO BOTTOM

SHEET INTERIOR
6"OC VERTICAL ALONG EACH

8d COMMON NAILS OR EQUAL

OF BOTTOM PLATE

2-2"x4" TOP PLATE

SOLID OSB WINDSTORM

2"x4" STUDS 16"OC
6'-0"

1 3_
4"

6 1_
2" 2'-0"

ALL ANCHOR BOLTS TO BE 5/8"

2'
-0

"

C
O

N
TI

N
U

O
U

S 
O

.C
.

TY
PI

C
AL

 E
XT

ER
IO

R
 W

AL
L 

N
O

 B
R

IC
K

PROJECTION ABOVE CONCRETE
DIAMETER x 10" LONG WITH A 3"

ALL ANCHOR BOLTS MAY BE
MILD STEEL WITH NUT AND
3"x3"x1/4" PLATE WASHER

TYPICAL EXTERIOR WALL NO BRICK

1'-4"1'-4" 1'-4"

ALL CORNERS AND EXTERIOR WALLS
TYPICAL ANCHOR BOLT SPACING FOR

1'-4"

6
1 _ 2"

CONTINUOUS O.C.

BRACING 48"OC WITH

ALL RIDGES, HIPS AND VALLEYS ARE 2"x8"
ALL RAFTERS ARE 2"x6" @ 16"OC (8'-0" MAX SPAN)

ALL BRACING WILL BE
FROM A LOAD BEARING
WALL OR SUPPORT BEAM

16"OC (8' MAX SPAN)

2"x6" PURLIN AND
SIDE BRACE TYPICAL

2"x4" OR 2"x6" ROOF

2"x6" COLLAR BRACES

2"x6" RAFTERS

16"OC (AT EVERY RAFTER)

BEAM TYPICAL
2"x8" RIDGE

5/8" DIAMETER x 10" LONG
"J" TYPE ANCHOR BOLT

CONTINUOUS
2"x4" BOTTOM PLATE

STUD POST
2"x4" CORNER

SIMPSON HTT-22 CONNECTOR
TYPICAL EACH CORNER OF HOUSE

VARIES

2"x6" SUB-FASCIA

2"x4" SOFFIT LOOKOUTS

AS PER IRC 905.2.8
ROOF DRIP EDGE

5
1 _ 2"

AFTER STORM SHEATHING
CUT RAFTER BIRD MOUTH

CEILING JOIST 16"OC

7/16" STORM SHEATHING

2"x4" STUDS 16"OC

2-2"x4" TOP PLATE

7/16" OSB ROOF SHTG

PITCH
ROOF

2-2"x10" HEADER BEAM

2 EACH 2"x4" JACK STUDS

2-2"x4" TOP PLATE

2"x4" PLATE ABOVE
AND BELOW HEADER

2 EACH FULL LENGTH STUDS

OF HEADER TYPICAL

LTSA-36 SIMPSON
STRAP EACH SIDE

MAX GLAZING
(FENESTRATION)
U-FACTOR

0.75

CLGS. WALLS FLOORS BASEMENT CRAWL SP.

R-30 R-21 R-13 R-5 R-5

MIN. INSULATION R-VALUE

WALLSWALLS

WALL SHEATHING REQUIRED
FOR WIND LOAD RESISTANCE*

SHEATHING
LOCATION

INTERIOR ZONE

PERIMETER EDGE
ZONE

STUD
EDGES FIELDS

SPACING MAX NAIL SPAC. G F/ 8d

BOX NAILS (INCES OC)
COMMON OR 10d

4" 6"
4"
4"
4"
4"
4"

12" O.C.
16" O.C.
16" O.C.
12" O.C.
16" O.C.
16" O.C.

7" 6"12" O.C.
16" O.C.
16" O.C.
12" O.C.
16" O.C.
16" O.C.

SHEATHING
LOCATION

INTERIOR ZONE

PERIMETER EDGE
ZONE

ROOF SHEATHING REQUIRED
FOR WIND LOAD RESISTANCE*

EDGES FIELDS

MAX NAIL SPAC. G F/ 8d

BOX NAILS (INCES OC)
COMMON OR 10d

TRUSS/

SPACING
RAFTER

* 130 MPH WIND, EXPOSURE - B

(NO SMALLER THAN
SUPPORTED RAFTER)

NO LESS THAN 45°

2"x4" STUDS 16"OC

2"x4" CONT. OUTLOOKER
MAX 24" O.C

TOP OF GABLE MUST BE
DROPPED WIDTH OF OUTLOOKER

H10A SADDLE-TYPE
HURRICANE CLIP AT GABLE END

SIMPSON LU24 OR USP JL24
JOIST FACE HANGER W/ 4 0.162

x 3-1/2" NAILS TO TRUSS AND (2) 0.148
x 1-1/2" NAILS TO OUTLOOKER

NO LESS THAN O.H.

24" M
AX O.H.

GABLE END TRUSS

NAILS INTO GABLE END
TOP CHORD OR INTO BOTH
PILES OF TOP PLATE IF FRAMED
GABLE END WALL

CONTINUOUS
2-2"x4" TOP PLATE

SIMPSON LTS12 CONNECTOR
TYPICAL EACH RAFTER

2"x6" RAFTER 16"oc

7" 6"
7" 6"
7" 6"
7" 6"
7" 6"

6"
6"
6"
6"
6"

EMBEDDED MIN. 7"

NOT TO SCALE

STRONGBACK DETAIL

7/16" STORM SHEATHING
TYPICAL ALL EXTERIOR WALLS

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

ANCHOR BOLT LAYOUT
SCALE: 3/4" = 1'-0"

NOT TO SCALE
TYPICAL ROOF BRACING DETAIL

NOT TO SCALE
CORNER HOLDOWN

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

TYP ROOF SOFFIT DETAIL

NOTE:

NOTE:

OR WINDOW HEADER
SCALE: 3/4" = 1'-0"

TYPICAL EXTERIOR DOOR

NOT TO SCALE
GABLE END OUTLOOKER FRAMING

NOT TO SCALE
RAFTER TO TOP PLATES

I

504-452-6974
2107 Nicholson Avenue, Suite B

Waveland, MS 39576
https://benfatticonstruction.com/

SCALE:

DATE:DRWN BY:

Benfatti Construction
D E S I G N • B U I L D • I N T E R I O R S

NOTES:
NO REPRODUCTION OR OTHER USE OF THIS 
DRAWING OR ITS CONTENTS IS PERMITTED 
WITHOUT WRITTEN CONSENT OF LEGAL OWNER.

THESE PLANS HAVE BEEN PREPARED TO THE 
BEST OF OUR ABILITIES, HOWEVER IT IS THE 
RESPONISBILITY OF THE BUILDING CONTRACTOR 
TO VERIFY THEIR ACCURACY

© BENFATTI CONSTUCTION LLC 2023
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Caitlin Bourgeois <cthompson@baystlouis-ms.gov>

Bonner request for variance
1 message

Anita Warner <anitawarner.law@gmail.com> Mon, Oct 13, 2025 at 6:50 AM
To: Burke Jeremy <jburke@baystlouis-ms.gov>, Bourgeois Caitlin <cthompson@baystlouis-ms.gov>

The Bonners are requesting a variance for an accessory structure, their pool house.

 In designing their home they took care to avoid crowding and to preserve a 75 year old oak on the right hand side of their
property. The registry supports their request for a variance.

Anita Warner, Chair
Live Oak Registry

Sent from my iPhone
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:   9700 Block of Highway 603​
       Parcel: 138G-0-46-161.000​
       Legal Description: PT GUIDON TOULME CL 30 & 34 N OF HW 

HEARING DATE: October 15, 2025 

I have reviewed the application for Special Exception submitted by Robert J. Boudin Jr. The 
property is located on the 9700 block of Highway 603 and is zoned C-3 Highway Commercial. 

Boat storage is a permitted use by special exception in the C-3 Highway Commercial district. 
The applicant is requesting the following: 

●​ A special exception to construct a boat storage facility in the C-3 Highway Commercial 
district.​
 

The administration recommends denying the special exception request. 

- In April 2023, the Bay St. Louis Zoning Ordinance was amended, changing the status 
of mini storage and warehouse-type developments in the C-3 Highway Commercial 
District from a permitted use to a use allowed only by special exception. 

-The proposed boat storage facility would likely be visible from Highway 603, 

- If this special exception is approved, the proposed development will still be required to 
undergo site plan review.​
 

If I can be of any further assistance in this matter, please feel free to contact my office at (228) 
466-5516. 

Sincerely,​
 Jeremy L. Burke​
 Zoning Administrator 
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:   400 Block of Labat Street​
       400 Block of Sycamore Street​
       500 Block of St. Francis Street 

Parcels:​
       149M-1-30-126.001; 186 & E 18.6 OF 187, 3rd Ward, Bay St. Louis​
       137J-0-44-057.000; 100D, 3rd Ward, Bay St. Louis​
       137J-0-44-053.000; 100C, 108, 109B, 110, 111, 3rd Ward, Bay St. Louis​
       137J-0-44-056.000; 109A, 3rd Ward, Bay St. Louis​
       149M-1-30-094.000; 95B & 94B, 3rd Ward, Bay St. Louis 

HEARING DATE: October 15, 2025 

Matt Stieffel and Louie Liokis submitted an application for Sketch Plat and Final Plat approval for 
a proposed reconfiguration of five parcels into four parcels. The properties are located along the 
400 Block of Labat Street, the 400 Block of Sycamore Street, and the 500 Block of St. Francis 
Street. 

The proposed reconfiguration received a variance for the lot width in May 2025. 

Each of the newly created parcels would exceed the minimum required square footage. 

The administration recommends approval of both the Sketch Plat and the Final Plat. 

If I can be of any further assistance in this matter, please feel free to contact my office at (228) 
466-5516.​
 

Sincerely,​
 Jeremy L. Burke​
 Zoning Administrator 
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TO:​
 Planning and Zoning Commission​
 City of Bay St. Louis 

RE: 717 N 2nd Street, Bay St Louis, MS 39520​
 ​ Parcel: 149C-0-20-074.000  

Legal D PT 174B, 174C, 174D FIRST WARD BAY ST. LOUIS​
 

HEARING DATE: October 15, 2025 

I have reviewed the application for a variance to the subdivision regulations submitted by L&H 
Holdings, LLC. The applicant is proposing to replat one existing parcel into two separate 
parcels. Both proposed parcels will meet the minimum lot width and minimum lot square footage 
requirements as outlined in the Bay St. Louis Zoning Ordinance for the R-3 Multi-Family 
Residential District. 

However, one of the newly created parcels will not have direct frontage on a dedicated public 
street. Instead, access to this parcel will be provided via a recorded easement, which will ensure 
sufficient ingress and egress to the lot. As such, the applicant is requesting a variance from 
Subdivision Regulation Section 314.4, which requires that every lot abut a dedicated public 
street for at least the minimum lot width at the building setback line. 

The proposed easement will serve as the only access to the landlocked parcel. 

This configuration is not uncommon in older developed areas of Bay St. Louis, where access via 
easement has historically been used to accommodate.  

The administration recommends approval of the variance request, subject to verification of the 
recorded access easement and compliance with all applicable building and fire access codes. 

Please feel free to contact my office if I can be of further assistance in this matter. 

Sincerely,​
 Jeremy L. Burke​
 Zoning Administrator 
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:   9045 McLaurin Street​
    ​ 138J-1-34-006.000​
       Lot 24, Block 2, Melvin Ott Subdivision 

HEARING DATE: October 15, 2025 

An application for Minor Site Plan Review has been submitted by Pablo Corona for the 
construction of an office and multi-family dwelling. The property is located in the C-3 Highway 
Commercial District. 

The applicant is requesting approval of the Minor Site Plan for the proposed development on the 
above-referenced parcel. 

A complete set of plans has been submitted and is ready for permit issuance, pending approval 
by the Planning and Zoning Commission. 

The administration recommends approval of the Minor Site Plan Review. 

If I can be of any further assistance in this matter, please feel free to contact my office at (228) 
466-5516. 

Jeremy L. Burke​
 Zoning Administrator 
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TO:    Planning and Zoning Commission​
        City of Bay St. Louis 

RE:    507 Main Street 

Parcel: 149E-0-29-293.000​
    1ST WARD PT 568 BAY ST. LOUIS 

HEARING DATE: October 15, 2024 

I have reviewed the application for Variance to the Zoning Ordinance submitted by Andrew 
Harwell on behalf of 507 ON MAIN, LLC. The property is located at 507 Main Street and lies 
within the C-2 Neighborhood Commercial District. The applicant proposes the development of a 
condominium project comprising 10 total dwelling units. ​
​
The large house on the front part of the property is going to be demolished, and an 8-unit condo 
development is going to be constructed.  The 2-unit dwelling in the rear of the property is going 
to stay and will just be remodeled. The major site plan approval for 507 Main Street is on the 
agenda.  

The applicant is requesting the following variances: 

Variance 1​
 The applicant requests a variance to Section 802.3 of the Bay St. Louis Zoning Ordinance, 
Number of Required Parking Spaces. The applicant is requesting to allow 22 total parking 
spaces in lieu of the required 23 parking spaces for the 10 dwelling units.  

Variance 2​
 The applicant requests a variance to Section 802.3 regarding the required dimensions of 
parking spaces. The code requires each parking space to be 10’ by 20’. The applicant is 
requesting to allow 9’ by 18’ parking spaces for this project.​
​
Note: The developers need either Variance 1 or Variance 2; they do not need both variances. 
Since the condos are one-bedroom condos, I believe Variance 1 needs to be approved, not 
Variance 2.   

Variance 3​
 The applicant requests a variance to Section 802.3, allowing a 5-foot landscape perimeter 
buffer with an opaque fence in lieu of the required 10-foot landscape buffer along the 
property lines. 

Note: The 315 Main Street condo project received a 9’ variance to the landscape buffer for the 
side yard and rear yard.  This project will feature 5 feet of landscaping and will be accompanied 
by an opaque fence to buffer it from neighboring properties.  
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Variance 4​
 The applicant requests a variance to the minimum dwelling unit size requirement. The 
zoning ordinance requires a minimum of 750 square feet per dwelling unit. The applicant is 
requesting to allow a 648 square foot condominium unit. 

According to the zoning ordinance, dwellings must be at least 750 square feet.  Although the 
smallest unit in the development is 648 square feet, as stated in the zoning ordinance, the units 
will need to obtain a variance. I believe the spirit of the minimum dwelling size having to be 750 
square foot rule was intended for single-family houses and was not mentioned to apply to 
condos, which are dwellings by definition. No exception was adopted for the 750 square foot 
minimum dwelling requirement.  

It is important to point out that the 124 Court Street condo development has 547 square foot 
dwelling units, and Farragut Lofts will have a dwelling unit as small as a 563 square foot unit.  It 
is common for condos and apartments to be much smaller than the required 750 square foot 
minimum.  

It is recommended to deny the variances. 

-​ No hardship is present. 
-​ Of the two parking variance requests, the reduction of requested parking spaces is the 

variance that the administration prefers.  
-​ Have not heard any opposition to the variance request 
-​ This type of house option is one of the objectives of the recently adopted Bay St Louis 

2045 Comprehensive City Plan 

​
It is recommended that a variance for one parking spot, a variance of five feet for the landscape 
buffer, and a minimum dwelling variance of 102 square feet be approved.​
​
If I can be of any further assistance in this matter, please feel free to call my office at 
228-466-5516. 

Sincerely,​
  ​
 Jeremy L Burke​
 Zoning Administrator 
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

© 2025 - Watters Architecture
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TWO STORY
8-UNIT BUILDING

ETR BUILDING

PORCH

MAIN STREET

DUMPSTER W
/

ENCLOSURE

Building Footprint

Conditioned Space

Room Name

Unconditioned Space

First Floor Under Roof

Second Floor Under Roof

First Floor

Second Floor

Unit 1

Unit 2

Unit 3

Unit 4

Unit 5

Unit 6

Unit 7

Unit 8

First Floor Porch

Second Floor Porch

3,359.10

3,359.10

2,634.07

2,634.07

680.29

648.00

648.00

657.79

680.29

648.00

648.00

657.79

725.02

725.02

18,704.54 ft²

N

Non-Negotiable Project Specifications
FRAMING	 	 	 Provide sill-seal below framing.
	 	 	 	 Seal the sill-plate to the foundation.
	 	 	 	 Provide joist tape @ tops of all decking/porch locations.

BOTTOM OF OSB	 	 Seal bottom of OSB to slab with liquid flashing or Tremco ExoAir 110AT

VAPOR BARRIER	 	 Tape seams of Zip.
	 	 	 	 Lap Zip sheathing per manufacture specifications.

COMPLETE AIR BARRIER	 Provide a complete air barrier of exterior envelope.
	 	 	 	 Seal walls from foundation to bottom of roof.

WINDOWS	 	 	 Provide flashing pan per manufacture specs
	 	 	 	 Tape sides of windows
	 	 	 	 Lap house-wrap over top of window; tape
	 	 	 	 Do not tape bottom of window
	 	 	 	 It is ideal practice to provide a wind skirt where a strip of house wrap
	 	 	 	 	 laps over lap of siding below.

DOORS	 	 	 Provide sill pan with side- and back-dam that drains to outdoors
	 	 	 	 Seal jams and head similar to windows. Provide head flashing

KICK-OUT FLASHING	 	 Provide kick-out flashing at all wall-to-roof intersections

ROOF FLASHING	 	 Provide step-flashing at roof-to-wall transition
	 	 	 	 Tape top edge of roof-to-wall flashing to wall. Lap house wrap over taped
flashing
	 	 	 	 Provide rake trim to enable future replacement of flashing

PENETRATIONS	 	 Wall penetrations shall be taped with flexible tape.
	 	 	 	 Provide through wall flashing boot as applicable.

LEDGER	 	 	 Ledger shall have continuous house wrap behind and shall have taped
flashing above
	 	 	 	 Ledger shall be installed on 1/4” rubber washers to prevent trapped
water

FIBER CEMENT SIDING	 Best practice is to install siding on furring to allow air movement
	 	 	 	 Simple furring: sill seal @ 16” o.c vertically

SCALE: 1"   = 10'1 Site Plan

507 on Main
507 Main St Bay St. Louis MS 39520

Project Team
Property Owner(s):
Andrew Harwell
507 Main Street, Bay St. Louis, MS 39520
andrewharwell@att.net
601.966.2454

Architect Point-of-Contact
Leah Watters 
228.276.9006
leah@wattersarch.com

Abbreviations
AFF	 	 ABOVE FINISH FLOOR
AFS	 	 ABOVE FINISH SLAB
ALUM	 	 ALUMINUM
BFE	 	 BASE FLOOD ELEVATION
B.O.	 	 BOTTOM OF
B/T	 	 BETWEEN
C.O.	 	 CASED OPENING
CL	 	 CLOSET
CLG 	 	 CEILING
CONC	 	 CONCRETE
DB	 	 DROPPED BEAM
DP	 	 DESIGN PRESSURE
DS	 	 DOWN SPOUT
DTD	 	 DUSK TO DAWN
EJ	 	 EXPANSION JOINT
ETR	 	 EXISTING TO REMAIN
EXG	 	 EXISTING
F.O.	 	 FACE OF
F.C.	 	 FIBER CEMENT
GB	 	 GYPSUM BOARD
GFCI	 	 GROUND FAULT CIRCUIT INTERRUPTER
HVAC	 	 HEATING, VENTALATION, & AIR CONDITIONING
HT	 	 HEIGHT
MAX	 	 MAXIMUM
MIN	 	 MINIMUM
O.C.	 	 ON CENTER
OF	 	 OWNER FURNISHED
PEMB	 	 PRE-ENGINEERED METAL BUILDING
PT	 	 PRESSURE TREATED
RO	 	 ROUGH OPENING
SF	 	 SQUARE FEET
STL	 	 STEEL
T.O.	 	 TOP OF
TYP.	 	 TYPICAL
UNO	 	 UNLESS NOTED OTHERWISE
WD	 	 WOOD
WH	 	 WATER HEATER
VIF	 	 VERIFY IN FIELD

Project Information
Site Address: 507 Main St Bay St. Louis, MS,
Assessor Parcel Number: 149E-0-29-293.000
Zoning: C2
Setbacks: Side 5', Rear 5', Front 25'
Building Height: 38'-2"

Flood Plain Management:  X Flood Zone
Base Flood Elevation: 0'
Occupancy Classification: R-2

Sheet Index Project Areas
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

© 2025 - Watters Architecture
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SCALE: 3/16" =    1'-0"1 First Floor Furniture Plan

SCALE: 3/16" =    1'-0"2 Second Floor Furniture Plan

Back of Complex

Front of Complex

Street View
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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Brick Ledge

4" Concrete
Slab

3A
2

4
A2

5
A2

2A
2

2
A2
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3/16" SLOPE

3/16" SLOPE

3/16" SLOPE

HOUSE:
4" CONCRETE SLAB

3500 PSI w/
Fiber Mesh Reinforcement

-0.5"

-0.5"

2'-0"

2'
-0

"

#4 @ 16" O.C.

(4)#5 Bars, Typ.

6 MIL Poly Vapor Barrier
Extended Under Grade Beam
To Act As Capillary Break

4" Conc. Slab (3500 PSI)
w/ 6x6 10/10 WWM

Compacted Fill

P.T. 2x6 Bottom plate w/ Sill Seal,
Fastened to Slab w/ 5/8"ø Galv Bolt

@ 24" O.C. and 12" from each corner

1/2" ZIPP Panels, installed per
manufacturers specifications

1/2" Gyp. Bd, w/
Smooth, Level-4 Finish

2x6 @ 16" O.C.

2'-0"

4"
8"

2'
-0

"

Compacted Fill

#5 @ 16" O.C.

(4) #5 Bars, Typ.

6 Mil. Poly Vapor Barrier

4" 3500 PSI Conc.
Slab with Fiber Mesh

P.T. 2x6 Sole Plate w/ Sill Seal,
Fastened to Slab w/5/8" ø GALV
BOLT @ 24" O.C. AND 12" From
Each Corner

2x6 w/ Straps to Sole Plate

2'-0"

1/
2"

1'
-1

1 
1/

2"

2'
-0

"

#4 @ 16" O.C.

(4)#5 Bars, Typ.

6 MIL Poly Vapor Barrier
Extended Under Grade Beam

To Act As Capillary Break

4" Conc. Slab (3500 PSI)
Fiber Mesh

Compacted Fill

P.T. 2x6 Bottom plate w/ Sill Seal,
Fastened to Slab w/ 5/8"ø Galv Bolt
@ 24" O.C. and 12" from each corner

1/2" ZIPP Panels, installed per
manufacturers specifications

1/2" Gyp. Bd, w/
Smooth, Level-4 Finish

2x6 @ 16" O.C.

Slope

3'
-6

"
2'

-0
"

2'-0"

6"

Compacted Fill w/ Termite
Treatment

(4)#5 Bars, Typ.

Brick veneer w/ 1" air gap

Brick cap protruding 1/2" all sides

#4 @ 16" O.C.

Simpson stand off, epoxy bolted

1x2 trim

PT 6x6 wrapped w/ Miratec,
corners mitred. (2) 3/8" ⌀ galv.
carriage bolts top and bottom

N
SCALE: 1/4"   =    1'-0"1 Foundation

SCALE: 1"       =    1'-0"2 Typ. Footing Detail
SCALE: 1"       =    1'-0"3 Grade Beam Footing Detail

SCALE: 1"       =    1'-0"4 Slab Step-down Footing Detail
SCALE: 1"       =    1'-0"5 Column Footing Detail

Grade/ Foundation Notes:

1. All Concrete Shall Be 3500 PSI with Vapor Barrier

2. All Concrete Shall Bear on Either Virgin Soil or 95%
Compacted Fill

3. All Concrete Exposed to Weather Shall Have
Between 5-7% Air Entrapment

4. Provide Steel Reinforcement:
 - Provide 3" Min. Clear Cover When Cast

Against Earth
 - Provide 1-1/2" Min. Clear Cover When Cast

Against Wood Form

5. Provide Fiber Mesh Reinforment

6. Slab Shall Be Crowned to Drain To Outside &
Receive a Smooth Finish unless otherwise
noted.
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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SCALE: 1/4"   =    1'-0"1 First Floor

SCALE: 1/4"   =    1'-0"2 Second Floor

PLAN NOTES

1. DIMENSIONS ARE TO FACE OF
FRAMING

2. COORDINATE WINDOW & DOOR
OPENINGS WITH MANUFACTURER

3. COORDINATE W/ HVAC
CONTRACTOR AND MECHANICAL
DRAWINGS FOR RETURN LOCATION,
SIZE AND UNIT ACCESS.

4. PROVIDE SOFT CLOSE HARDWARE
ON ALL POCKET DOORS.  POCKET
DOOR FRAMES TO ACCOMMODATE 1
3/4" WIDTH DOORS.

5. PROVIDE MOISTURE RESISTANT
BOARD IN ALL WET LOCATIONS.

6. VENT STACKS SHALL BE ON BACK
OF BUILDING.

7. SHADED AREAS INDICATE AREAS OF
8'-6" CLG HT FOR MECHANICAL.

STAIR NOTES

1. STAIRS SHALL BE CONSTRUCTED W/
2x12 STRINGERS @ 12" O.C.

2. STAIR RISERS = 7" MAX., TREADS =
11" MIN.

3. HANDRAILS SHALL BE 34-38" AFF

4.  A 4" SPHERE MAY NOT BE ABLE TO
PASS THROUGH RAILINGS.

5. HANDRAIL SHALL BE PROVIDED AT
ALL STAIRS. PROVIDE GRASPABLE
HANDRAIL WITHIN GUARDRAIL, OR
PROVIDE GRASPABLE TOP RAIL,
DEFINED BY 1-1/2" TO 2" DIAMETER
FOR ROUND RAIL, AND 4" TO 6-1/4"
PERIMETER FOR RECTANGULAR  RAIL.

Construction Notes

 Wall Type Legend:
Interior Wall: 2x6
	 1/2" Gypsum Board
	 2x6 @ 16" o.c.
	 1/2" Gypsum Board

Interior Wall: 2x4
	 1/2" Gypsum Board
	 2x4 @ 16" o.c.
	 1/2" Gypsum Board

Exterior Wall: 2x6 w/ Siding
	 1/2" Gypsum Board
	 2x6 @ 16" o.c.
	 1/2" OSB Sheathing
	 Fiber Cement Siding

Exterior Wall: 2x6 w/ Brick
	 1/2" Gypsum Board
	 2x6 @ 16" o.c.
	 1/2" OSB Sheathing
	 1" Air gap
	 Brick Veneer
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of the Architect. They are not to be used on
extensions of the project, or other projects,
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appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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SCALE: 1/8"   =    1'-0"1 1st Floor Framing Plan
SCALE: 1/8"   =    1'-0"2 2nd Floor Ceiling Framing Plan

SCALE: 1/8"   =    1'-0"3 Roof Framing Plan
SCALE: 1/8"   =    1'-0"4 Roof

ROOF & FRAMING NOTES:
1. MULTIPLE 2X12'S SHALL BE FASTENED TOGETHER WITH (4)
RING-SHANK NAILS, VERTICALLY 16" O.C. (ALTERNATE SIDES OF (3)
2X12 BEAMS)

2. INTERIOR WALLS PARALLEL TO JOIST SHALL BE SUPPORTED BY
BRIDGING OR DOUBLED JOISTS

3. WHERE OUTSIDE WALL ALIGNS WITH RIM JOIST, LAP SHEATHING
TO BOTTOM OF JOIST & OVER BEAM IN LIEU OF HURRICANE
STRAPS

4. PORCH BEAMS SHALL HAVE 1/8" SPACERS @ 16" O.C. BETWEEN
MEMBERS TO PREVENT ROT FROM TRAPPED WATER.

5. PLUMBING VENT STACK SHALL BE LOCATED ON BACK SIDE OF
MAIN ROOF.

6. EVERY RAFTER SHALL BE STRAPPED TO DOUBLED TOP PLATE,
WHICH SHALL BE STRAPPED TO STUDS 32" O.C.

Ceiling Joist Notes
1. Ceiling Height shall be 10'-0" above U.N.O..

2. All ceiling joists shall be 2x6 U.N.O.

3. Taper Cuts at the End of Ceiling Joist Shall not exceed
1 -3/8" on 2x6 Joists & 1 7/8" on 2x8 Joists. (Depth/4)

4. Overlap and Face Nail all Ceiling Joist w/ Subsequent
Joist to Form a Continuous Rafter Tie.

5. LVLs shall be Installed per Manuf. Specs
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

© 2025 - Watters Architecture

A5

E
le

va
tio

ns
50

7 
on

 M
ai

n
P

E
R

M
IT

 D
O

C
U

M
E

N
TS

50
7 

M
ai

n 
S

t B
ay

 S
t. 

Lo
ui

s 
M

S
39

52
0

8
12

1'-4"
OVHG

38
'

3:12

9:12

D1

AAAAAA

A

A A A A

A

AA

D1

D1

D1

D1D1

D1

D1

5/4x6 F.C.Beam continuesHardie Panel

3
12

9
12

9
12

1'-
0"

1'-0"

1'-0"

1'-0"

1'-1 7/8"
OVHG

1'-4"
OVHG

Framing beyond

C C

C C

Beam wraps
at end

3
12

9
12

9
12

1'-0"

1'-0"

1'-
0"

1'-0"
6"

1'-1 7/8"
OVHG

1'-4"
OVHG

6'
-6

 3
/8

" L
an

di
ng

 H
T

Metal Roof

Framing beyond

8:12

C C

C C

Parapet Cap with 6"
Downward reveal

FC panel5/4x6 F.C.5/4x4 F.C. around all
windows combined

Faux tails, see detail

Beam wraps
at end

8
12

1'-4"
OVHG

8'
-0

" H
ea

d 
H

T
8'

-0
" H

ea
d 

H
T

37
'-8

"
11

'-4
"

26
'-4

"

9:12

B B B B B B B B

BBBBBBBB

Type Undefined Undefined Undefined

View

Dimensions 2'-6"×6'-0" 2'-6"×5'-0" 3'-0"×6'-0"

ID A B C

Note

Window Types
Position Exterior

Type Inswing Door

View

Dimensions 3'-0"×8'-0"

ID D1

Exterior Door Types

2'-0"
Dishwasher

3" Filler

2'-6" Base
3-Drawer

3'-0" Base
1-Panel
2-Door

7'-9"

3'
-0

"

11
 1

/2
"

6 
1/

2"
3'

-0
"

1'
-6

"
3'

-6
"

9'
-6

"

2'-5 1/2" Base
1-Drawer
2-Door

2'-5 1/2" Base
1-Drawer
2-Door

4'-11"

2'-5 1/2" Wall
2-Door

2'-5 1/2" Wall
2-Door

3'-0" Base
1-Panel
2-Door

1'-0" Base
3-Drawer

7'
-0

"
3'

-0
"

4'-0"

4" filler 2'-6 1/2" Base
1-Drawer
2-Door

3'-0" Ref.
2'-6 1/2" Base

1-Drawer
2-Door

2'-6" Range

4" filler
2'-6 1/2" Wall

2-Door
3'-0" Wall

2-Door
2'-6 1/2" Wall

2-Door
2'-6" Wall

OTS Micro
2-Door

10'-7"

SCALE: 3/16" =    1'-0"1 Side Elevation (North)

SCALE: 3/16" =    1'-0"3 Rear Elevation (East)

SCALE: 3/16" =    1'-0"2 Front Elevation (West)

SCALE: 3/16" =    1'-0"4 Side Elevation (South)

SCALE: 1/2"   =    1'-0"6 Kitchen Island

SCALE: 1/2"   =    1'-0"7 Cabinet Pantry

SCALE: 1/2"   =    1'-0"8 Bathroom Vanity

SCALE: 1/2"   =    1'-0"5 Kitchen Wall Cabinets

EXTERIOR MATERIALS:
Foundation	 4" Concrete slab with footing	

Siding + Trim	 James Hardie Fiber Cement (F.C.)
	 Siding: 	 F.C. Lap Siding Smooth (6" Exposure)
	 Base: 	 F.C. (Fiber Cement) 5/4x8 + Drip Cap
	 Rake: 	 F.C. 1x6
	 Fascia:	 F.C. 1x6 w/ 1x2
	 Soffit:	 Smooth Vented

Win./Door Trim	 F.C. 1x4 Trim + Apron w/ sloped composite sill

Porches 	 Columns: P.T. 6x6 (see Sections)
	 Floors: PT Decking (See sections)
	 Ceilings: V-Groove, painted + sealed

Soffits	 F.C. Soffit, vented

Roof	 3/4" CDX Plywood w/ self-adhering underlayment
	 Standing Seam Metal roof panels OR architectural shingles
	 	 2" seams @ 16" o.c. w/ no striations
	 	 Standard Galvalume color

78

Item # 11.



AR
C

H
IT

EC
TU

R
E

W
AT

TE
R

S
22

8.
27

6.
90

06
   

le
ah

@
w

at
te

rs
ar

ch
.c

om
   

w
w

w.
w

at
te

rs
ar

ch
.c

om
13

3 
D

av
is

 A
ve

nu
e 

   
 S

az
er

ac
 S

qu
ar

e 
   

 P
as

s 
C

hr
is

tia
n 

M
S 

39
57

1

Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

© 2025 - Watters Architecture
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0

3
12

9

12

9

12

10
'-0

"
1'

-4
"

10
'-0

"

1'-4 7/8"
OVHG

1'-4"
OVHG

4 5/8"

3"
 c

ha
ng

e 
in

 g
ra

de
10

'-0
" t

o 
T.

O
 B

ea
m

/
B

.O
. c

ei
lin

g

3'
-6

"

10'-0"

6"

8'
-6

"

8'
-6

"

3/4" CDX plywood w/ synthetic
underlayment & shingles w/
continuous ridge vent

Blocking in line w/
sheathing below

Fiber cement 1x6
fascia

Fiber cement
vented soffit

Beam padded to
full width of col.

PT 6x6 wrapped w/
Miratec, corners
mitred. (2) 3/8" ⌀
galv. carraige bolts
top & bottom

PT 2x12 @ 16" O.C.

Fiber cement 5/4x6
water table

Fiber cement panel
installed
perpendicular to
walls w/ 1x2
battens @ 24" O.C.

(2) PT 2x12
rim joist

4"x8"x2" tick
composite block @
24" O.C.

(2) PT 2x12, w/ (2)
5/8" ⌀ galv.
carriage bolts ea.
end

Beam padded to
full width of col.

Brick veneer w/
brick caps
protruding 1/2" all
sides

Simpson stand-off
bracket

Synthetic decking
installed tightly

PT 2x12 ledger on
spacers, w/ 1/2" ⌀ galv.
lag bolts @ 16" O.C.

Open joists painted

1x4 fiber cement trim

Fiber cement lap siding
w/ 6" exposure, 5/4x8
water table

1/2" change in elev.

R-21 batt insulation
in 16" joists

5/8" gyp. board. Any
penetrations shall be
1-hr rated

3/4" T&G OSB

2x6 @ 16" O.C. w/
R-15 batt insulation
w/ 1/2" GB

1/2" Zip long length
sheathing spanning
across floor system

Full blocking at first 2
joist bays @ 32" O.C.

2x12 @ 16" O.C.
ceiling joists w/ 1/2"
gyp. board & R-30
batt insulation

3/16" Slope

Full blocking at
first 2 joist bays
@ 32" O.C.

2x6 Bracing

2x8 Rafters @ 16" O.C.

2x10 Ridge Board

Full blocking at first 2
joist bays @ 32" O.C.

Full blocking at
first 2 joist bays
@ 32" O.C.

4x4 Faux beams,
spaced per elect. planStud plate tie @ 16"

O.C. and at every
king post

2x6 Collar Tie

H8 ea. rafter

Twist strap
@ ea. joist

Joist hanger

HVAC Bulkhead

HVAC Bulkhead

Wall continuous to
B.O. Roof OR 1-hr

rated ceiling w/
penetrations rated

10
'-0

"
1'

-4
"

10
'-0

"

Sloping

Continuous through
wall flashing

2x6 Framing @ 16" O.C.

R-15 Fiberglass batt insulation

2x6 PT Bottom plate w/ sill seal &
sealant. Sealant shall not be omitted

Finish floor as scheduled

Metal Cap

F.C. 1x on 5% slope

Underlayment lapup parapet wall

16" Engineer Floor Joists

1/2" OSB Zip

Double framed wall for flush
finish w/ brick at ends

Flashing w/ counter flashing

2x12 Ceiling Joists @ 16" O.C.

Vapor barrier across parapet top
& bottom 6" down each side

Sheathing on parapet
shall span across

floor system for
reinforcement of

vertical cantilever

Veneer brick on 1" air
gap kept clear of mortar

Veneer brick on 1" air
gap kept clear of mortar

8

12

1'-4"
OVHG

Sloping

10
'-0

"

2x6 Framing @ 16" O.C.

R-15 Fiberglass batt insulation

2x6 PT Bottom plate w/ sill seal &
sealant. Sealant shall not be omitted

Finish floor as scheduled

Metal Cap

F.C. 1x on 5% slope

Underlayment lapup parapet wall

LVL over
opening

1/2" OSB Zip

Double framed wall for flush
finish w/ brick at ends

Flashing w/ counter flashing

2x12 Ceiling Joists @ 16" O.C.

Vapor barrier across parapet top
& bottom 6" down each side

Sheathing on parapet
shall span across

floor system for
reinforcement of

vertical cantilever

Veneer brick on 1" air
gap kept clear of mortar

Wall beyond

Fiber cement
5/4x6 water table

Fiber cement
panel w/ 1x2
fiber cement
battens @ 8"

O.C.

5/4x6 Fiber
cement trim

PT 4x4 @
16" O.C.

Fiber
cement 1x6
& 1x2 fascia

2x6 rafters, see 4/A4 for roof
details

Steel Angle

LVL over opening

2x6 Ceiling Joists @ 16" O.C.

Finish Flooring

15/32" WD T&G Subfloor

23/32" WD Structural Panel

OWJ or Web-stiffened Eng. Joist

3 1/2" thick min. insulation

25 gauge 1/2" resilient
furring channels (RC-1,
RC-2) 16" O.C.

5/8" Type-X gyp. board
UL Design: M563

Floor/Ceiling Assembly

Double top plate

Fire caulk

Rated or Non-Rated
wall assembly

1/2" gyp. board w/
or w/o insulation

2x6 or 2x4 Studs

5/8" Type-X gyp.
board joints
staggered from
opposite side

2x6 @ 16" O.C.

5 1/2" Acoustic
batt insulation

UL Design: U305

9

12

2x12 Ceiling Joists @ 16" O.C.

R-30 batt or blown insulation

25 gauge 1/2" resilient
furring channels (RC-1,
RC-2) 16" O.C.
5/8" Type-X gyp. board

15/32" CD plywood

Synthetic underlayment

Asphalt Shingles (not shown)

UL Design: D522

SCALE: 3/8"   =    1'-0"1 Building Section
SCALE: 1/2"   =    1'-0"3 Parapet Wall Section

SCALE: 1/2"   =    1'-0"2 Wall Section through Dormer

SCALE: 3/4"   =    1'-0"4 Floor/Ceiling Assembly: 1-hour
SCALE: 3/4"   =    1'-0"5 Partition Detail

SCALE: 3/4"   =    1'-0"6 Wall Assembly: Non-Rated

SCALE: 3/4"   =    1'-0"7 Wall Assembly: 1-hour
SCALE: 3/4"   =    1'-0"8 Ceiling/Roof Assembly: 1-hour

Wall Section Notes
1. 5/8 Diameter Anchor Bolts Shall be Embedded in
Foundation a min. of 7" and be Spaced at a max. of 25" O.C.
and 12" max. from corners.
	 - 3" Square Washers Shall be Installed within 1/2" 	
	 max. of the Edge of the Sill Plate
	 (Alternate Sides if 2x6 Wall is Used)

2. Sill Plate shall be Borate Treated
	 - Provide Foam Gasket Sill & 2 Continuous Beads 	
	 of Sealant Between Sill Plate and Foundation
	 - Outermost Bead Shall be Below Gasket
	 - Innermost Bead Shall be Above Gasket

3. ZIP Sheathing Shall Span Continuously from Sill Plate 	
to Top Plate or provide solid blocking at break.
	 - Nailing shall be per Figure 3.2f

4. All Seams and Holes in Weather Barrier Shall be Taped
and Lapped per Manufacturer's Instructions.
	 - Fasteners Shall have Button Cap

5. Provide Hurricane Fasteners in the Folllowing Locations

	 - At All Door and Window Openings Provide:
Simpson CS16

	 Wrapping Over Each End of Header 	
	 w/ (18) 10d Nails into Innermost Jack Stud

Simpson SPH4 or H8
Above and Below Outermost King Stud

	 and Below Innermost Jack Stud

	 - At Column to Beam Connections Provide:
(2) Simpson ST22 Straps Per Post

	 with 18-16D Nails

	 - At Garage Portal Per Simpson Specs

	 - Every Rafter Provide:
 H8, or H10 Connecting Rafter to Top Plate

	 If Strap is installed on outside of OSB, Use a 2 1/2" 	
	 Galvanized Nail
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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P

P
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BB

P

P

WS

BB

P

P

WS

BB

4'-0" 4'-0" 4'-0" 4'-0" 2'-5 1/4"

10 1/2"
2'-0" 2'-0" 2'-0"

10 1/2"

AC 1

AC 1

AC 2

W
H

 2
W

H
 1

AC 3

AC 4

AC 5

AC 6

AC 7

AC 8

W
H

 4
W

H
 3

W
H

 6
W

H
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W
H
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W

H
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AC 1

AC 1

AC 1

3'
-0

"
1'

-9
"

4'
-0

"
2'

-0
"

1'
-4

"

4"x4" Faux Beams
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P.

E.
P.
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P.

E.
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W/D
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F.
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BB

P

P
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BB

P
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4'-0" 4'-0" 4'-0" 4'-0"

2'-0" 2'-0" 2'-0"
10 1/2"

1'
-9

"
4'

-0
"

2'
-0

"

1'
-4

"

DB

T

Ceiling Fan
(Light Kit TBD by Owner)

Recessed Fixture
Surface Mounted Ceiling Fixture
	 D - Decorative
	 P - Pendant
	 C - Chandelier
	 F - Flush Mount

Surface Mounted Wall Fixture
	 BB - Bath Bar
	 WS - Wall Sconce
	 DS - Directional Spot

Under LED Cabinet LightUC

Door Bell

Thermostat

Surface Mounted 4' LED Shop Light

Flood Light

Gas Lantern

V.L.
Recessed can light w/ exhaust fan

3

Switch w/ dimmer
(Toggle style switch)

3-way Switch

xx
22

0v
G

FC
I S

Duplex Floor

Duplex Wall, 18" AFF

Duplex Wall, xx" AFF

220 Volt Wall Outlet

Ground Fault Circuit Interrupter

ELECTRICAL LEGEND

Quadplex Wall, 18" AFF

Electric Panel

Power Meter

E.P.

70 CFM ceiling-mounted Exhaust
E.F.

Smoke Detector

METER

ELECTRICAL NOTES
1. GFCI RECEPTACLES IN ALL WET AREAS

2. EACH BED ROOM SHALL INCLUDE ONE HARD-WIRED INTERNET &
CABLE CONNECTION AT 56" AFF, U.N.O.

3. THERMOSTAT SHALL BE SMART, PROGRAMMABLE

4. MOUNTING HEIGHTS:	 TV AT 56" AFF
	 	 SWITCHES 48" AFF TO TOP OF BOX
	 	 RECEPTACLES 18" AFF TO TOP OF BOX
	 	 COUNTERS 40"

5.  PROVIDE COUNTER TOP AIR SWITCH AT DISPOSAL

6.  ALL LIGHT FIXTURES SHALL BE LED U.N.O.

7.  PROVIDE POWER FOR AC.

8.  PROVIDE SERVICE LIGHTS W/ SWITCH NEXT TO ATTIC ACCESS.

SCALE: 3/16" =    1'-0"1 First Floor Electrical Plan
SCALE: 3/16" =    1'-0"2 Second Floor Electrical Plan

1. SHADED AREAS INDICATE AREAS OF
8'-6" CLG HT FOR MECHANICAL.

Notes
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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Supply

HVAC Return

1. Duct layout is diagrammatic. Provide 3 electric
Variable Speed Heat Pump Systems.  System
shall be designed by mechanical contractor. Heat
load calculations shall determine equipment sizes.

2. Provide all equipment calculations and
product cut sheets to Owner prior to
commencement of work.

3. Contractor shall consider whole house
dehumidification in his or her calculations and
proposal.

4. Contractor shall abide by local codes

5. Flexible ductwork shall not be permitted unless
expressly permitted by owner, and then code
governing flexible ductwork shall dictate.

6. All joints shall be taped and parged.

7. Return plenums shall be lined with a continuous
air barrier made of nonporous materials.  All
penetrations to the air barrier shall be sealed with
a suitable long life mastic material.

8. Bathroom, kitchen, and dryer exhaust shall vent
directly outdoors. Dryer exhaust connection shall
be supplied in the form of a recessed in-wall
housing.

9. Contractor shall provide condensation pump in
line with overflow drain, with float switch alarm
that alerts home owner in the event of a system
failure.

10. Penetration of HVAC refridgerent lines through
exterior wall shall be flashed with boot
(Airex Titan Outlet or similar)

11. Wall return vents shall allow for 1x8 base trim
w/o being notched.

12.  At exterior Utility Deck, maintain clear floor
area by running all lines under finished floor
material between joists and then up to panels at
wall.

13. Seiho International vent caps shall be used at
all thru Wall / Soffit exhaust locations.  See
Architect for specific model/style per location.
Models: SFZC, SB-P, SFB-P

14.  Provide one mini-split system at Pool Cabana
storage rooms for humidity control only.  Owner to
review all proposed equipment prior to work
begining.

HVAC Notes

Bathroom Exhaust Fan

Dryer Vent

Kitchen Hood
Vent Thru

Vent Thru

Vent Thru

Exhaust Ductwork

E.F.

Dryer

Hood

Return

HVAC Legend

Supply Ductwork

V.L.

Recessed Light w/
Exhaust Fan
Vent Thru

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

AHU

Hood

E.F.

SCALE: 3/16" =    1'-0"1 First Floor Mechanical Plan
SCALE: 3/16" =    1'-0"2 Second Floor Mechanical Plan

1. SHADED AREAS INDICATE AREAS OF
8'-6" CLG HT FOR MECHANICAL.

Notes
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Date: 08.27.2025

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

© 2025 - Watters Architecture
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SCALE: 3/8"   =    1'-0"1 Room Option 1
SCALE: 3/8"   =    1'-0"2 Room Options 2

SCALE: 3/8"   =    1'-0"3 Room Option 3
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