
 

APPEALS: “If a person decides to appeal (Belle Isle’s City Code Section 42-71) any decision made by the Board with respect to any matter considered at such 
meeting or hearing, he/she will need a record of the proceedings, and that, for such purpose, he/she may need to ensure that a verbatim record of the 
proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based.”(F. S. 286.0105). A notice of appeal to the City 
Clerk should be submitted within fifteen (15) days after such recommendation or decision is made “Persons with disabilities needing assistance to participate in 
any of these proceedings should contact the City Clerk‘s Office (407-851-7730) at least 48 hours in advance of the meeting. –Page 1 of 1 

 

CITY OF BELLE ISLE, FL 

PLANNING & ZONING BOARD MEETING 
Held in City Hall Chambers 1600 Nela Avenue, Belle Isle 
Held the 4th Tuesday of Every Month 
Tuesday, March 26, 2024 * 6:30 PM 

AGENDA 
Planning and Zoning Board Members 
District 5 – Rainey Conduff, Chairman 

District 1 – David Woods, VChair 
District 2 – Christopher Shenefelt | District 3 – Randy Holihan | District 4 – Vinton Squires  

District 6 member – Andrew Thompson | District 7 member – Dr. Leonard Hobbs 

 
Welcome to the City of Belle Isle Planning & Zoning meeting. Agendas and all backup material supporting each agenda item are 
available at the City Clerk's office or the city's website at www.belleislefl.gov.  

 
1. Call to Order and Confirmation of Quorum 

2. Invocation and Pledge to Flag – Board member Hobbs, District 7 
3. Approval of Minutes 

a. Approval of the January 3, 2024 meeting minutes 
4. Public Hearings 

a. PUBLIC HEARING #2024-02-017 - PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 50-73 (A), THE CITY OF BELLE ISLE 
PLANNING AND ZONING BOARD WILL CONSIDER AND TAKE ACTION ON A REQUESTED VARIANCE FOR A MAXIMUM 
BUILDING HEIGHT OF 40 FEET, INSTEAD OF THE STANDARD MAXIMUM BUILDING HEIGHT IN A R-1-AA ZONING DISTRICT 
OF 35 FEET, SUBMITTED BY APPLICANT JASON LEE, REPRESENTING PROPERTY OWNER GREG MEERBAUM, LOCATED AT 
1916 HOFFNER AVENUE, BELLE ISLE, FL 32809, ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #18-23-30-3648-00-
220. 

b. PUBLIC HEARING #2024-02-024 - PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 50-73 (A), THE CITY OF BELLE ISLE 
PLANNING & ZONING BOARD WILL CONSIDER AND TAKE ACTION ON A REQUESTED VARIANCE FROM THE BUILDING 
SETBACKS REQUIREMENTS OF A R-1-AA ZONING DISTRICT, SUBMITTED BY APPLICANTS TIMOTHY SHIPE AS TRUSTEE OF 
THE GARY SHIPE TRUST DATED JANUARY 27, 1999 AND FRANK WILSON, LOCATED AT 1832 WIND HARBOR ROAD, BELLE 
ISLE, FL 32809 ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #30-23-30-9330-00-260. 

5. Other Business 
6. Adjournment 
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CITY OF BELLE ISLE, FL 

PLANNING & ZONING BOARD MEETING 
 
 
Wednesday, January 3, 2024 * 6:30 PM 

MINUTES 
 
The Belle Isle Planning & Zoning Board met on January 3, 2024, at 6:30 p.m. at the City Hall Chambers at 
1600 Nela Avenue, Belle Isle, FL 32809.  
 

Present was:       Absent was:   
Board member Thompson    Board member Woods 
Board member Shenefelt    Board Member Holihan 
Board member Squires    Board member Hobbs 
Board member Conduff 
 
Also present were City Manager Rick Rudometkin, Attorney Hilary Griffith, City 
Planner Raquel Lozano, and City Clerk Yolanda Quiceno.  

 
1. Call to Order and Confirmation of Quorum 

Chairman Conduff opened the meeting at 6:30 p.m. and confirmed the quorum. 
 
2. Invocation and Pledge to Flag  

Chairman Conduff gave the invocation and led the pledge to the flag. 
 
Mayor Fouraker expressed his gratitude to the Board for serving the residents of the City.  He welcomed 
Rick Rudometkin to the City and gave a brief introduction to the years of experience of the Board and 
staff. 

 
3. Appointment of Chairman and Vice Chairman  

Board member Shenefelt nominated Rainey Conduff as Chairman. 
Board member Squires seconded the motion, which passed unanimously. 
 
Board member Shenefelt moved to nominate David Woods as Vice Chair. 
Chairman Conduff seconded the motion, which passed unanimously. 

 
4. Approval of Minutes 

a. Approval of minutes – November 28, 2023 
Board member Thompson moved to approve the November 28, 2023, minutes. 
Board member Shenefelt seconded the motion, which passed unanimously 4:0. 
 

5. Public Hearings 
a. PUBLIC HEARING #2023-09-028 - PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 50-102 

(A) (1), THE CITY OF BELLE ISLE PLANNING & ZONING BOARD WILL CONSIDER AND TAKE 
ACTION ON A REQUESTED VARIANCE TO ALLOW A DETACHED METAL GARAGE TO BE 
BUILT ARCHITECTURALLY DIFFERENT FROM THE PRINCIPAL BUILDING WITH UNLIKE 
MATERIALS, SUBMITTED BY APPLICANT MARK ADAMS, LOCATED AT 3104 INDIAN DRIVE, 
BELLE ISLE, FL 32812 ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #29-23-30-4389-
03-040. (Continuation from Nov 28, 2023)  

 
Chairman Conduff read Public Hearing 2023-09-028 by title. 
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Chairman Conduff opened for public comment. 

 Mark Adams, a resident, spoke in favor of the proposed variance. 

 Steven Lindas, who resides at 3106 Indian Drive, spoke in favor of the proposed variance. 

 City Planner Lozano noted that the petition and Letter in favor of the variance were emailed to the 
Board. 

 
There being no further comments, Chairman Conduff closed the public comment section. 
 

City Planner Raquel Lozano presented the variance and said the applicant seeks to build a detached metal 
garage in the rear yard.  Code Section states buildings detached from the principal building are 
architecturally similar to the principal building and of like materials.  The house has an 8-10 ft setback 
behind the principal building and may not be visible from the road.   
 
Based on the variance criteria, the Staff recommends that the Board not approve the requested variance to 
build a detached garage architecturally different from the principal building with unlike materials as there are 
no special conditions or circumstances of the land; the request is a self-created hardship. It does not meet 
the purpose and intent of the city code. 
 
Board member Shenefelt stated that he appreciates neighbors not in opposition; however, the proposed 
variance does not comply with the code.  The Board spoke on parking vehicles on an unpaved surface.  
City Planner noted that they cannot park vehicles outside the building.  If they were conditioned to add a 
driveway, it would be on the opposite side of the building and may not meet the allowed impervious surface 
ratio.  The applicant stated that the structure will be used for storage and not parked outside the building 
area. 
 
Margaret Adams, residing at 3104 Indian Drive, stated they would be willing to add bushes to hide the back 
of the building. 
 

After the Board discussed it, Board member Squires moved, pursuant to Belle Isle Code Sec. 
42-64 and 50-102 (A) (1), to approve the application for a detached metal garage to be built 
architecturally different from the principal building with unlike materials submitted by 
applicant Mark Adams located at 3104 Indian Drive, Belle Isle, FL 32812, also known as 
Orange County Tax Parcel ID #29-23-30-4389-03-040. 

 
Board member Thompson seconded the motion, which passed unanimously 3:1 with Board 
member Shenefelt, nay. 
 

Chairman Conduff stated that there is a 15-day waiting period for appeals before starting construction. 
 

b. PUBLIC HEARING #2023-11-026 – PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 50-73 (A), 
THE CITY OF BELLE ISLE PLANNING & ZONING BOARD WILL CONSIDER AND TAKE ACTION ON 
A REQUESTED VARIANCE TO ALLOW A FRONT BUILDING SETBACK OF 20 FEET FROM THE 
REQUIRED 30-FOOT FRONT BUILDING SETBACK, SUBMITTED BY APPLICANTS JON BERGMAN 
AND DANIELLE BROWNE BERGMAN, LOCATED AT 3606 QUANDO DRIVE, BELLE ISLE, FL 32812 
ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #20-23-30-1646-00-910. 

 
Board member Thompson read Public Hearing 2023-11-026 by Title. 
City Planner Lozano stated that Public Hearing 2023-11-026 was pulled at the request of the applicant. 

 
c. PUBLIC HEARING #2023-11-033 - PURSUANT TO BELLE ISLE CODE SEC. 42-64, 50-73 (A), 54-

3(D), AND 54-3(E), THE CITY OF BELLE ISLE PLANNING & ZONING BOARD WILL CONSIDER AND 
TAKE ACTION ON A REQUESTED VARIANCE TO ALLOW A REAR BUILDING SETBACK OF 45 
FEET AND 11 INCHES FROM THE REQUIRED 50-FOOT BUILDING SETBACK FROM THE 86.9 
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CONTOUR LINE (OR NORMAL HIGH-WATER ELEVATION) OF LAKE CONWAY, TO ALLOW 
STRUCTURAL ALTERATIONS TO AN EXISTING NONCONFORMING STRUCTURE AND TO 
ALLOW AN EXTENSION OF A NONCONFORMING STRUCTURE, SUBMITTED BY APPLICANTS 
NATHIN AND KRISTINE DAVENPORT, LOCATED AT 3433 CULLEN LAKE SHORE DRIVE, BELLE 
ISLE, FL 32812, ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #17-23-30-4380-04-140. 

 
Board member Shenefelt read Public Hearing 2023-11-033 by Title. 
 
Nathin Davenport, residing at 3473 Cullen Lake Shore Drive, stated that his request is seeking to 
replace the currently covered porch due to a failing roof and excessive leaking.  The porch was 
constructed in 2001 and does not extend past the house.  The only way to correct the issue is to 
reconstruct the roof covering approximately 62’ from the NHWE, which will not exceed the back of the 
house.  
 
City Planner Lozano presented the variance and said the applicants inherited the existing rear porch area 
upon purchasing the property in 2019. The property survey shows the rear setback from the waterline is 
approximately 46 feet from the existing covered porch, and the setback from the porch to the seawall is 50 feet 
and 11 inches. The current porch area partially encroaches four feet within the designated setback from the 
normal high-water elevation of Lake Conway. The covered porch area aligns with the setback of the principal 
building. Under section 54-3(d) and (e), a nonconforming building or structure may be maintained and repaired 
so long as there are no structural changes, extensions, or enlargements to the site. The covered porch area 
shows signs of visible damage, as provided in the variance application, and the extent of damage is only 
determined once construction work commences. 
 
Based on the variance criteria, Staff recommends that the Board approve the requested variances to allow a 
building setback of 45 feet and 11 inches from the required 50-foot setback of the normal-high water elevation of 
Lake Conway. 
 

After Board discussion, Board member Thompson moved, pursuant to Belle Isle Code 
Section 42-64 and 50-73 (A), to approve a front building setback of 20 feet from the required 
30-foot front building setback, submitted by applicants Jon Bergman and Danielle Browne 
Bergman, located at 3606 Quando Drive, Belle Isle, FL 32812 also known as Orange County  
Tax Parcel ID #20-23-30-1646-00-910. 
 
Board member Shenefelt seconded the motion, which passed unanimously 4:0. 
 

Staff stated that there is a 15-day waiting period for appeals before starting construction. Due to the mold, 
Ms. Lozano said she would contact UES about an early start permit that may allow the applicant to start 
demolition during the 15-day waiting period. 

 
6. Other Business 

Live Local Update – City Planner 
 City Planner Lozano provided the Board with a Fact Sheet, provided by RVi, for review on the Live Local 

Act and how it affects the City for affordable housing.  After some research, she found that the new law 
may affect larger cities with undeveloped land.  She recommends staff outline administrative operating 
procedures to share with the Council for approval.  

 
Chairman Rainey recommended that staff create administrative procedures regarding the Live 
Local Act for Council approval.  Comm Shenefelt seconded the motion, which passed 
unanimously. 

 
7. Adjournment 

There being no further business, the meeting unanimously adjourned at 7:45 p.m. 
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Raquel Lozano, Planner for the City of Belle Isle   |   407.793.5348   |   planner@belleislefl.gov   
1600 Nela Avenue   |   Belle Isle FL 32809 

CITY OF BELLE ISLE, Florida 

Planning and Zoning: Staff Report 

 

 

March 18, 2024 

Variance Request: 1916 Hoffner Avenue 

Application Request: Public Hearing #2024-02-017 - PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 

50-73 (A), THE CITY OF BELLE ISLE PLANNING AND ZONING BOARD WILL CONSIDER AND TAKE ACTION 

ON A REQUESTED VARIANCE FOR A MAXIMUM BUILDING HEIGHT OF 40 FEET, INSTEAD OF THE 

STANDARD MAXIMUM BUILDING HEIGHT IN A R-1-AA ZONING DISTRICT OF 35 FEET, SUBMITTED BY 

APPLICANT JASON LEE, REPRESENTING PROPERTY OWNER GREG MEERBAUM, LOCATED AT 1916 

HOFFNER AVENUE, BELLE ISLE, FL 32809, ALSO KNOWN AS ORANGE COUNTY TAX PARCEL ID #18-23-30-

3648-00-220. 

Existing Zoning/Use:  R-1-AA / Single-Family Home 

Background 

The applicant seeks to build a new two-story single-family residence that exceeds the standard 

maximum building height of 35 to 40 feet. Under section 41-4, for Definitions and Rules of Construction, 

the code defines building height as “the vertical distance from the grade to the highest point of the roof, 

including all appurtenances.” 

Staff Recommendation 

Staff provides an evaluation based on the variance criteria for the application below. 

1. Special Conditions and/or Circumstances (Section 42-64 (1) d): 

The literal enforcement of the code does not result in an unnecessary hardship for the applicant to build 

a new single-family residence in compliance with the City’s height requirement. An unnecessary 

hardship exists when compliance would unreasonably prevent or burden the homeowner from using the 

property for a permitted purpose. 

2. Not Self-Created (Section 42-64 (1) e): 

The owner/applicant’s preference for the architectural design of a new single-family residence is a self-

created hardship. A personal hardship is not an allowable basis for granting a variance approval; a 

hardship results from the conditions of the property or the structure. 
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Raquel Lozano, Planner for the City of Belle Isle   |   407.793.5348   |   planner@belleislefl.gov   
1600 Nela Avenue   |   Belle Isle FL 32809 

3. Minimum Possible Variance (Section 42-64 (1) f): 

The variance request makes reasonable use of the land, as the proposed structure meets all other zoning 

requirements for a new single-family residence. The applicant had revised the applicable building height 

sheets to their active building permit to detail the building height measurement from the finished floor 

to the roof’s peak, including appurtenances, as 35 feet in height. The five-foot difference in height for 

the requested variance accounts for the natural elevations and sloping of the land from the finished floor 

of the proposed structure. 

4. Purpose and Intent (Section 42-64 (1) g): 

The proposed variance request is not in harmony with the purpose and intent of the land development 

code.   

Based on the variance criteria of sections 42-64 (d), (e), and (g), City staff recommends that the Board 

not approve the requested variance to build a new single-family residence at a height of 40 feet from the 

natural grade. City staff have determined there are no special conditions or circumstances of the land, 

the request is a self-created hardship, and it does not meet the purpose and intent of the city code. 

Additional Notes 

The Board may approve the proposed variance application as it is presented to them, approve with 

specific conditions, continue the application if additional information is being requested for 

consideration, or deny the application, citing which variance criteria are not met. A decision by the Board 

may be appealed by an aggrieved person to the City Council pursuant to Code Sec. 42-71. 
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MEERBAUM HOUSE
PAD SIZE: 00'-0" x 00'-0"

A-00 COVER SHEET

A-01 FIRST FLOOR PLAN
A-02

FOUNDATION PLAN
A-04

FIRST FLOOR TRUSST-01

L-02 SECOND FLOOR LINTEL PLAN

D-01 DETAILS
D-02 DETAILS
D-03 DETAILS

E-01 FIRST FLOOR ELECTRICAL LAYOUT

A-03

S-01 SITE LAYOUT

SECOND FLOOR PLAN

A-05

A-10 ROOF LAYOUT + STAIRS SECTIONS

SECOND FLOOR TRUSST-02

E-02 SECOND FLOOR ELECTRICAL LAYOUT

D-04 DETAILS
D-05 DETAILS

FIRST + SECOND DOWEL PLANS
EXT. ELEVATIONS

GENERAL NOTES:
· NO STRUCTURAL CHANGES FROM THE APPROVED PLANS SHALL BE MADE IN THE FIELD UNLESS, PRIOR TO MAKING CHANGES, A WRITTEN APPROVAL IS OBTAINED FROM THE ENGINEER /

ARCHITECT OF RECORD. IF CHANGES ARE MADE WITHOUT WRITTEN APPROVAL, SUCH CHANGES SHALL BE THE LEGAL AND FINANCIAL RESPONSIBILITY OF THE CONTRACTORS INVOLVED,
AND SHALL BE THE RESPONSIBILITY OF SAID PARTIES TO REPLACE OR REPAIR THE CONDITION AS DIRECTED BY THE ENGINEER.

· CONNECT A/C UNIT TO CONCRETE SLAB W/ AT FOUR CORNERS USING (1) 3/16" TAPCON, MIN. OF 2" LENGTH INTO CONCRETE AND (2) #8 METAL SCREWS INTO A/C UNIT FRAME (LOCATION TO
BE DETERMINED BY A/C CONTRACTOR) PER CLIP

· ELECTRIC SERVICE GROUND TO BE BONDED TO FOOTING STEEL
· CONTRACTOR TO VERIFY ALL HOSE BIBB LOC. & TYPE
· CONTRACTOR TO ROUGH IN A/H CHASE A/O DRAIN LINES, & CONDUITS AS NEEDED
· CONTRACTOR TO VERIFY A/O PROVIDE FOR SLAB RECESSES, SILLS & CURB REQUIREMENTS @ ALL DOORS
· RECESS SHOWERS TO HAVE THICKENED EDGES AND REINFORCEMENT TO BE DETER BY GENERAL CONTRACTOR
· CONTRACTOR TO DETERMINE ANY SLOPE OF SLAB REQUIREMENTS
· BOTTOM OF FOOTING MIN 12" BELOW FINISH GRADE
· ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE FLORIDA BUILDING CODE 2023 RESIDENTIAL (8TH ED.), NEC 2017, AND LOCAL CODES AS THEY MAY APPLY

A. FLOOR PLAN:
A.1. WINDOW, DOOR AND PANEL CRITERIA:

A.1.1. GARAGE DOOR TO BE CERTIFIED BY MANUFACTURER FOR WIND EXPOSURE / COMPONENT CLADDING DEPENDANT ON PERMIT MUNICIPALITY DEPENDANT ON WIND-BORNE DEBRIS
REGION. GARAGE DOOR GLAZED OPENING PROTECTION FOR WIND-BORNE DEBRIS SHALL MEET THE REQUIREMENTS OF AN APPROVED IMPACT-RESISTING STANDARD OR ANSI /
DASMA 115.

A.1.2. ALL DOORS TO BE 8'-0" TALL U.N.O. OR PER BUILDER/CLIENT.
A.1.3. ALL EXTERIOR DOOR MATERIALS SHALL BE ABLE TO RESIST THE LOADING REQUIREMENTS OF THE FBC SECTION 1609.1 FOR THE 140 MPH WIND LOAD.  THE CONTRACTOR IS

REQUIRED TO PROVIDE DOCUMENTATION FOR DOORS DEMONSTRATING COMPLIANCE WITH THESE SPECIFICATIONS.
A.1.4. THE MANUFACTURER'S SPECIFICATIONS AND TEST RESULTS FOR THE REFERENCED WINDOWS, SGD, DOORS AND PANELS (IN REGARDS TO COMPLIANCE WITH FLORIDA BUILDING

CODE- BUILDING 1609.1.2.3) HAS BEEN REVIEWED AND ACCEPTED BY THE ENGINEER OF RECORD FOR USE ON THIS PROJECT. WHEN INSTALLED IN ACCORDANCE WITH THESE
PLANS AND THE MANUFACTURER'S SPECIFICATIONS.

A.2. SAG RESISTANT DRYWALL ON ALL CEILINGS.
A.3. 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 1-3/8" THICK, SOLID OR HONEYCOMB CORE  STEEL DOORS NOT LESS THAN 1-3/8" THICK, OR 20-MINUTE  FIRE-RATED
DOORS.

A.4. DUCTS IN THE GARAGE AND DUCTS PENETRATING THE  WALLS OR CEILINGS SEPARATING THE DWELLING FROM THE GARAGE SHALL BE CONSTRUCTED OF A MIN. NO. 26 GAGE  SHEET
STEEL OR OTHER APPROVED MATERIAL AND SHALL HAVE NO OPENINGS INTO GARAGE.

A.5. THE GARAGE SHALL BE SEPARATED FROM THE RESIDENCE AND ITS ATTIC BY NOT LESS THAN 1/2 INCH GYPSUM BOARD APPLIED TO THE GARAGE SIDE.  GARAGES BENEATH  HABITABLE
ROOMS SHALL BE SEPARATED FROM ALL  HABITABLE ROOMS ABOVE BY NOT LESS THAN 5/8 INCH  TYPE "X" GYPSUM BOARD OR EQUIVALENT.  WHERE THE  SEPARATION IS A
FLOOR-CEILING ASSEMBLY, THE  STRUCTURE SUPPORTING THE SEPARATION  SHALL ALSO  BE PROTECTED BY NOT LESS THAN 1/2 INCH GYPSUM  BOARD OR EQUIVALENT

A.6. C.M.U. WALL SYSTEM SEGMENTS WHICH HAVE AN UNINTERRUPTED  LENGTH OF 12'-0" OR MORE SHALL BE CONSIDERED SHEAR WALL SWS = SHEAR WALL SEGMENTS
A.7. FRAME WALL SEGMENTS WHICH HAVE AN UNINTERRUPTED LENGTH  OF 12'-0" OR MORE SHALL BE CONSIDERED SHEAR WALL SWS = SHEAR WALL SEGMENTS
A.8. COLUMNS SHALL BE CONSTRUCTED OF STANDARD MASONRY UNITS OR PILASTER BLOCK OR MAY BE CAST IN PLACE CONCRETE.  MAXIMUM COLUMN HEIGHT SHALL BE 12 FEET TO TOP

OF BOND BEAM. COLUMNS SHALL CONTAIN A MINIMUM OF FOUR VERTICAL BARS, ONE IN EACH CORNER.
A.9. BATHROOMS:

A.9.1. ALL TUB & SHOWER UNITS WILL HAVE ANTI-SCALDING DEVICES INSTALLED.
A.9.2. ALL BATHROOM VANITIES SHALL BE 34" HEIGHT, U.N.O.

B. FOUNDATION:
B.1. FLOOR SLAB OF PLANT MIX CONCRETE MIN. 2500 P.S.I. 4" THICK WITH FIBER-MESH REINFORCEMENT WITH 6 MIL. POLY. VAPOR BARRIER OVER COMPACTED CLEAN FILL OR, FLOOR SLAB

OF PLANT MIX CONCRETE MIN. 2500 P.S.I. 4" THICK WITH 6X6 10/10 GAUGE REINFORCING MAT. WITH MIN. 1" COVER WITH 6 MIL. POLY. VAPOR BARRIER OVER COMPACTED CLEAN FILL.
B.2. AS AN ALTERNATE, A 6X6 NO. 10 WELDED WIRE FABRIC EXTENDING A MIN. OF 10" INTO SLAB AND 6" INTO CHAIR BLOCK OR TOP COURSE.
B.3. SOIL TESTING IS RECOMMENDED. FOOTINGS SHALL BEAR ON UNDISTURBED SOIL A/O PROPERLY COMPACTED FILL AT A REQUIRED 2000 PSF SOIL BEARING CAPACITY. FILL MATERIAL

SHALL BE COMPACTED IN 12" LIFTS TO 95% DENSITY OF A MODIFIED PROCTOR TO BE VERIFIED BY GENERAL CONTRACTOR / OWNER. PRIOR TO PLACEMENT OF FILL ALL VEGETATION /
ORGANIC MATERIAL SHALL BE STRIPPED AWAY TO MIN. 5'-0" DISTANCE FROM THE PERIMETER OF THE STRUCTURE. IF THE BUILDER AND/OR HOMEOWNER CHOOSE NOT TO COMPLETE
SOIL TESTING, MJS DESIGNERS GROUP AND THE E.O.R. WILL BE HELD HARMLESS AND NOT LIABLE FOR ANY DAMAGES, MODIFICATIONS, OR COSTS ASSOCIATED WITH FOUNDATION
ISSUES.

B.4. NO WOOD GRADE STAKES PERMITTED
B.5. TERMITE TREATMENT TO BE APPLIED BY EITHER TREATED SOIL, BORA-CARE APPLICATION OR SENTRICON PER. MANUFACTURER SPEC'S. CERTIFICATE OF APPLICATION MUST BE MADE

AVAILABLE AT TIME OF INSPECTION TO PROVIDE APPLICATION USED.
B.6. FOR ALL STEMWALLS GREATER THAN 35" IN HEIGHT PLEASE REFER TO SCHEDULE BELOW FOR FOOTER AND STEEL REINFORCEMENT SPECIFICS. ADDITIONALLY IT IS REQUIRED TO

PLACE (1) #3 REBAR 4' O.C. HOOKED INTO BOND BEAM AND TIED OFF TO REINFORCEMENT LOCATED IN TOP COURSE / BOND BEAM WHILE ALSO EXTENDING A MIN. OF 12" INTO SLAB.
B.7. A SOIL OR WASTE PIPE OR A BUILDING DRAIN PASSING UNDER A FOOTING OR THROUGH A FOUNDATION WALL SHALL BE PROVIDED WITH A RELIEVING ARCH, OR THERE SHALL BE BUILT

INTO THE MASONRY WALL WITH AN IRON PIPE  SLEEVE (TWO PIPE SIZES) GREATER THAN THE PIPE PASSING THROUGH.
B.8. THE OUTER BAR OF FOUNDATION STEEL SHALL BE CONTINUOUS AROUND CORNERS USING CORNER BARS OR BY BENDING THE BAR IN ACCORDANCE WITH 100.3.4. IN BOTH CASES, THE

MINIMUM BAR LAP SHALL BE 25 INCHES.
B.9. STEMWALLS SHALL BE AS THICK OR THICKER THAN THE WALL  SUPPORTED ABOVE, BUT IN NO CASE LESS THAN 8 INCHES THICK, AND SHALL HAVE SAME VERTICAL REINFORCING AS

THE WALL ABOVE.
B.10. ALL FOOTING DOWEL BARS SHALL HAVE A STANDARD 90 DEGREE HOOK AND SHALL BE EMBEDDED A MINIMUM OF 6 INCHES INTO ALL FOOTINGS; DOWEL BARS SHALL LAP VERTICAL

WALL REINFORCEMENT A MINIMUM OF 25 INCHES.
B.11. MINIMUM CONCRETE COVER OVER REINFORCING BARS SHALL BE:

B.11.1. 3 INCHES IN FOUNDATIONS WHERE CONCRETE IS CAST AGAINST AND PERMANENTLY IN CONTACT WITH THE EARTH.
B.11.2. 1-1/2 INCHES FOR NO. 5 AND SMALLER BARS, AND 2 INCHES FOR NO. 6 AND LARGER BARS WHERE CONCRETE IS FORMED AND WILL BE EXPOSED TO THE WEATHER.
B.11.3. IN NARROW  FOOTINGS WHERE INSUFFICIENT WIDTH IS AVAILABLE TO ACCOMMODATE A STANDARD 90 DEGREE HOOK, PROVIDE THE REQUIRED CONCRETE COVER. THE HOOK

SHALL BE ROTATED IN THE HORIZONTAL DIRECTION UNTIL THE REQUIRED CONCRETE COVER IS ACHIEVED.
B.12. CONNECTION OF COLUMNS TO THE FOUNDATION BELOW AND TO THE BOND BEAM AT THE TOP SHALL BE AS FOLLOWS:

B.12.1. 8X8 INCH COLUMN; TWO NO. 5 STANDARD 90  HOOK INTO THE SUPPORT AT THE BOTTOM AND INTO THE BOND BEAM AT THE TOP.
B.12.2. 8X16 INCH COLUMN; TWO NO. 5 STANDARD 90  HOOKS (ONE IN EACH CELL) BOTH AT THE BOTTOM AND INTO THE BOND BEAM AT THE TOP.
B.12.3. 12X12 INCH COLUMN AND 16X16 INCH COLUMN; FOUR NO. 5 STANDARD  90  HOOKS (ONE AT EACH VERTICAL BAR) EXTENDING FROM THE FOUNDATION AND SPLICED WITH THE

VERTICAL COLUMN REINFORCEMENT FOR THE BOTTOM; THREE NO. 5 STANDARD 90  HOOKS INTO THE BOND BEAM AT TOP, MINIMUM,  AND EACH SPLICED INTO A VERTICAL
COLUMN BAR FOR CORNER COLUMNS; & TWO NO. 5 STANDARD 90  HOOKS INTO THE BOND BEAM AT THE TOP EACH SPLICED TO SEPARATE VERTICAL COLUMN BARS FOR
COLUMNS NOT LOCATED IN A CORNER.

C. SITE PREPARATION FOR SITES W/ IMPORTED FILL:
C.1. THE PROPOSED BUILDING AREA, PLUS A MINIMUM MARGIN OF FIVE FEET BEYOND THE PROPOSED BUILDING LIMITS, SHALL BE STRIPPED AND GRUBBED OF SURFACE DEBRIS,

INCLUDING VEGETATION, ROOTS & ORGANIC MATTER ALONG WITH ANY REMNANTS OF PREVIOUS CONSTRUCTION SUCH AS OLD FOOTINGS AND/OR SLABS.
C.2. THE BUILDING PAVEMENT AREAS SHALL BE FILLED TO THE DESIRED GRADES. THE HORIZONTAL PORTION OF THE BUILDING PAD SHALL EXTEND A MINIMUM FIVE FEET BEYOND THE

BUILDING & PAVEMENT AREAS. THE CLEAN FILL MATERIAL SHALL BE PLACED IN LOOSE LAYERS OF 12 INCH LIFTS IN THICKNESS. COMPACT EACH LIFT TO A MINIMUM OF 95 PERCENT OF
ITS MODIFIED DRY PROCTOR VALUE.

C.3. FIELD DENSITY TESTS AND ON-SITE INSPECTION ARE REQUIRED TO BE PERFORMED, BY A STATE OF FLORIDA LICENSED GEOTECHNICAL ENGINEER, AT APPROPRIATE TIMES DURING
THE EARTH WORK OPERATIONS IN ORDER TO VERIFY THAT THE SITE PREPARATIONS HAVE BEEN PROPERLY CONSTRUCTED.

D. SITE PREPARATION FOR SITES W/ NO IMPORTED FILL:
D.1. THE PROPOSED BUILDING AREA, PLUS A MINIMUM MARGIN OF FIVE FEET BEYOND THE PROPOSED BUILDING LIMITS, SHALL BE STRIPPED AND GRUBBED OF SURFACE DEBRIS,

INCLUDING VEGETATION, ROOTS & ORGANIC MATTER ALONG WITH ANY REMNANTS OF PREVIOUS CONSTRUCTION SUCH AS OLD FOOTINGS AND/OR SLABS.
D.2. A MINIMUM SOIL BEARING CAPACITY OF 2000 PSF IS REQUIRED.

E. MORTAR:
E.1. SHALL BE EITHER TYPE M OR S IN ACCORDANCE WITH  ASTM C 270
E.2. ALL MORTAR JOINTS FOR HOLLOW UNIT MASONRY SHALL EXTEND THE FULL WIDTH OF FACE SHELLS. MORTAR JOINTS FOR SOLID  MASONRY SHALL BE FULL HEAD AND BED JOINTS.
E.3. BED JOINTS SHALL BE 3/8 INCH (+ 1/8 INCH) THICK. HEAD JOINTS SHALL BE 3/8 INCH (+ 3/8 INCH OR -1/4 INCH) THICK.
E.4. THE BED JOINT OF THE STARTING COURSE PLACED OVER FOOTINGS SHALL BE PERMITTED TO VARY IN THICKNESS FROM A MINIMUM OF 1/4 INCH TO A MAXIMUM OF 3/4 INCH.

F. CLEANOUTS:
F.1. PER FBC R606.3.5.2, PROVISIONS SHALL BE MADE FOR CLEANING THE SPACE TO BE GROUTED. MORTAR THAT PROJECTS MORE THAN 1/2 INCH (12.7 MM) INTO THE GROUT SPACE AND

ANY OTHER FOREIGN MATTER SHALL BE REMOVED FROM THE GROUT SPACE PRIOR TO INSPECTION AND GROUTING. WHERE REQUIRED BY THE BUILDING OFFICIAL, CLEANOUTS SHALL
BE PROVIDED IN THE BOTTOM COURSE OF MASONRY FOR EACH GROUT POUR WHERE THE GROUT POUR HEIGHT EXCEEDS 64 INCHES (1626 MM). IN SOLID GROUTED MASONRY,
CLEANOUTS SHALL BE SPACED HORIZONTALLY NOT MORE THAN 32 INCHES (813 MM) ON CENTER. THE CLEANOUTS SHALL BE SEALED BEFORE GROUTING AND AFTER INSPECTION.

G. GROUT:
G.1. SHALL HAVE A MAXIMUM COARSE AGGREGATE SIZE OF 3/8 INCH PLACED AT AN 8 TO 11 INCH SLUMP AND HAVE A MINIMUM SPECIFIED COMPRESSIVE STRENGTH OF 2500 PSI AT 28 DAYS

WHEN TESTED IN ACCORDANCE WITH ASTM C 1019, OR SHALL BE IN ACCORDANCE WITH ASTM C 476.
G.2. MAXIMUM POUR HEIGHTS AND THE MINIMUM DIMENSIONS OF SPACES PROVIDED FOR GROUT PLACEMENT SHALL CONFORM TO TABLE R606.3.5.1. GROUT SHALL BE POURED IN LIFTS OF

8-FOOT (2438 MM) MAXIMUM HEIGHT. WHERE A TOTAL GROUT POUR EXCEEDS 8 FEET (2438 MM) IN HEIGHT, THE GROUT SHALL BE PLACED IN LIFTS NOT EXCEEDING 64 INCHES (1626 MM)
AND SPECIAL INSPECTION DURING GROUTING SHALL BE REQUIRED. IF THE WORK IS STOPPED FOR 1 HOUR OR LONGER, THE HORIZONTAL CONSTRUCTION JOINTS SHALL BE FORMED
BY STOPPING ALL TIERS AT THE SAME ELEVATION AND WITH THE GROUT 1 INCH (25 MM) BELOW THE TOP.

H. CONCRETE:
H.1. SHALL HAVE A MINIMUM SPECIFIED COMPRESSIVE STRENGTH OF 2500 PSI FOR FOOTINGS (3000 PSI FOR SLABS & TIE BEAMS) AT 28 DAYS PER ACI 318, SECTION 5.3.  INSTALLATION OF

CONCRETE SHALL BE PER ACI 318, SECTION 5.10.
H.2. FOR CAST-IN-PLACE BOND BEAMS WHERE CONCRETE IS NOT EXPOSED TO WEATHER, THE MINIMUM CONCRETE COVER FOR REINFORCING SHALL BE 1 1/2 INCHES REGARDLESS  OF

BAR SIZE.
H.3. FOR CAST-IN-PLACE BOND BEAMS WHERE CONCRETE IS EX- POSED TO WEATHER, THE MINIMUM CONCRETE COVER FOR REINFORCING SHALL BE: 1 1/2 INCHES FOR NO. 5 BARS AND

SMALLER, 2 INCHES FOR NO. 6 BARS AND LARGER.

I. REINFORCING STEEL:
I.1. SHALL BE MINIMUM GRADE 40 AND IDENTIFIED IN ACCORDANCE WITH ASTM A 615, A 616, A 617, OR A 706.
I.2. REINFORCING STEEL SHALL BE NO. 5 BARS WITH FY=60 KSI. EXCEPTION: WHERE TWO NO. 5 BARS ARE REQUIRED WITHIN THE SAME GROUTED MASONRY CELL OR BOND BEAM, ONE NO.

7 BAR MAY BE SUBSTITUTED.
I.3. REINFORCEMENT BARS EMBEDDED IN GROUTED MASONRY CELLS SHALL HAVE A MINIMUM CLEAR DISTANCE OF 1/4 INCH FOR  FINE GROUT OR 1/2 INCH FOR COARSE GROUT BETWEEN

REINFORCING BARS AND ANY FACE OF A CELL.
I.4. REINFORCING BARS USED IN MASONRY WALLS SHALL HAVE A  MASONRY COVER (INCLUDING GROUT) OF NOT LESS THAN: 2 INCHES FOR MASONRY UNITS WITH FACE EXPOSED TO

EARTH OR WEATHER. 1 1/2 INCH FOR MASONRY UNITS NOT EXPOSED TO EARTH  OR WEATHER.
I.5. CLEARANCE FROM THE VERTICAL BAR TO THE MASONRY FACE SHALL BE 1/2 INCH.  MINIMUM COVER FOR CAST IN PLACE COLUMNS SHALL BE 1-1/2 INCHES OVER THE COLUMN TIES.
I.6. REINFORCEMENT MAY BE BENT IN THE SHOP OR IN THE FIELD IF:

I.6.1. ALL REINFORCEMENT IS BENT COLD.
I.6.2. THE DIAMETER OF THE BEND, MEASURED ON THE INSIDE OF THE  BAR, IS NOT LESS THAN SIX BAR DIAMETERS.
I.6.3. REINFORCEMENT PARTIALLY EMBEDDED IN CONCRETE SHALL NOT BE FIELD BENT. EXCEPTION: WHERE BENDING IS NECESSARY TO  ALIGN DOWEL BARS WITH A VERTICAL CELL,

BARS PARTIALLY  EMBEDDED IN CONCRETE SHALL BE PERMITTED TO BE BENT AT A SLOPE OF NOT MORE THAN 1 INCH OF HORIZONTAL DISPLACEMENT TO 6 INCHES OF VERTICAL
BAR LENGTH.

I.7. WHEN TWO BARS ARE REQUIRED IN THE SAME CELL OR BOND BEAM, THEY MAY BE BUNDLED.
I.8. SPLICES SHALL BE LAP SPLICES. AND DICTATED AS SUCH:

I.8.1. NON-CONTACT LAP SPLICES MAY BE USED PROVIDED REINFORCING  BARS ARE NOT SPACED FARTHER APART THAN 5 INCHES FOR NO. 5 BARS AND 7 INCHES FOR NO. 7 BARS.
I.8.2. SPLICE LENGTHS SHALL BE A MINIMUM OF 25 INCHES FOR NO. 5 BARS AND 35 INCHES FOR NO. 7 BARS (40 BAR DIAMETERS). SPLICES OF A NO. 5 BAR WITH ONE NO. 7 BAR SHALL BE

A MINIMUM OF 25  INCHES, AND TWO NO. 5 BARS WITH ONE NO. 7 BAR SHALL BE A  MINIMUM OF 35 INCHES.

J. GALVANIZATION:
J.1. METAL ACCESSORIES FOR USE IN EXTERIOR WALL CONSTRUCTION AND NOT DIRECTLY EXPOSED TO THE WEATHER SHALL BE GALVANIZED IN ACCORDANCE WITH ASTM A 153, CLASS

B-2.  METAL ACCESSORIES FOR USE IN INTERIOR WALL CONSTRUCTION SHALL BE MILL GALVANIZED IN ACCORDANCE WITH ASTM A 641, CLASS 1.

K. METAL ACCESSORIES:
K.1. JOINT REINFORCEMENT, ANCHORS, TIES, AND WIRE FABRIC  SHALL CONFORM TO THE FOLLOWING STANDARDS: 1. ASTM A 82 FOR JOINT REINFORCEMENT AND WIRE ANCHORS AND

TIES. 2. ASTM A 36 FOR PLATE, HEADED AND BENT BAR ANCHORS. 3. ASTM A 366 FOR SHEET METAL ANCHORS AND TIES.
K.2. UNLESS OTHERWISE STATED, SIZES GIVEN FOR NAILS ARE  COMMON WIRE NAILS. FOR EXAMPLE, 8D = 2 1/2 INCHES LONG X 0.131-INCH DIAMETER. SEE TABLE 8.8A IN THE  NATIONAL

DESIGN SPECIFICATIONS FOR WOOD CONSTRUCTION.

L. MASONRY:
L.1. LATERAL TIES OF A MINIMUM 1/4 INCH DIAMETER SHALL BE USED TO ENCLOSE VERTICAL COLUMN REINFORCEMENT AS FOLLOWS:

L.1.1. MAXIMUM VERTICAL SPACING OF LATERAL TIES SHALL NOT EXCEED THE LEAST NOMINAL CROSS SECTIONAL DIMENSION OF THE COLUMN.
L.1.2. LATERAL TIES MAY BE PLACED IN THE MORTAR JOINTS (PROVIDED THEY ARE NO LARGER THAN 1/4 INCH DIAMETER) OR IN THE GROUT.
L.1.3. THE BOTTOM LATERAL TIES SHALL BE LOCATED VERTICALLY NOT MORE THAN ONE-HALF THE LATERAL TIE SPACING ABOVE THE TOP OF THE FOOTING, SLAB, OR BEAM IN ANY

STORY. THE TOP LATERAL TIE SHALL NOT BE MORE THAN ONE-HALF THE LATERAL TIE SPACING BELOW THE LOWEST HORIZONTAL REINFORCEMENT IN THE BEAM ABOVE.
L.1.4. CONCRETE MASONRY UNITS SHALL BE HOLLOW OR SOLID UNIT MASONRY IN ACCORDANCE WITH ASTM C 90 AND SHALL HAVE A MINIMUM NET AREA COMPRESSIVE STRENGTH OF

1900 PSI. CMU MATERIALS AND CONSTRUCTION SHALL COMPLY WITH "SPECIFICATION FOR MASONRY STRUCTURES" ACI 530.1/ASCE 6-05/TMS 602-05: PART 2 & 3
L.1.5. MASONRY WALLS SHALL BE RUNNING BOND OR STACK BOND  CONSTRUCTION. WHEN MASONRY UNITS ARE LAID IN STACK BOND, 9-GAGE (MINIMUM) HORIZONTAL JOINT

REINFORCEMENT, IN ADDITION TO REQUIRED VERTICAL REINFORCEMENT, SHALL BE  PLACED IN BED JOINTS AT NOT MORE THAN 16 INCHES ON CENTER.

M. LUMBER:
M.1. ALL LVL BEAM LUMBER SHALL HAVE A MINIMUM FLEXURAL STRENGTH, FB, OF 2,850 PSI AND MODULUS OF ELASTICITY, E,  OF 2,000,000 PSI.

N. FRAMING:
N.1. INTERIOR BEARING WALLS: BOTTOM CONNECTORS SHALL HAVE THE SAME OR GREATER UPLIFT VALUE AS THE TOP CONNECTOR.
N.2. ALL INTERIOR FRAME BEARING WALLS AND ALL EXTERIOR FRAME WALLS SHALL BE ANCHORED TO THE ABUTTING CMU WALL WITH (3) 1/2"X6" STANDARD HOOK ANCHOR BOLTS

EMBEDDED IN GROUTED CELLS. THE FLOOR P.T. PLATE SHALL BE ANCHORED WITH 1/2" X 10" A.B. OR WEDGE ANCHOR (RED HEAD) @ 24" O.C. AND A MIN. 7" EMBEDMENT.
N.3. WHENEVER A GIRDER TRUSS BEARS ON A FRAME BEARING WALL, IT SHALL BE SUPPORTED BY A MINIMUM OF AN EQUAL NUMBER OF STUDS AS PLIES IN THE GIRDER.
N.4. REBARS MAY BE DRILLED AND EPOXIED W/ MIN. 5" EMBEDMENT.
N.5. FOR MISSING OR MIS-LOCATED STRAPS TO CMU (1) MSTM-16 WITH (4) 1/4"X2-1/4" TAPCONS CAN BE SUBSTITUTED PROVIDED UPLIFT FOR TRUSS IS LESS THAN 860LBS. LIMIT TWO

TRUSSES ADJACENT WITHOUT ENGINEERING MODIFICATIONS.
N.6. ALL INTERIOR BEARING WALLS TO BE #3 KD SYP OR #2 SPF UNLESS NOTED OTHERWISE.
N.7. ALL TRUSS CONNECTORS ARE TO BE SIMPSON STRONG-TIE, U.N.O.
N.8. EACH FLOOR TRUSS ATTACHED TO CMU. WITH (1) HETA-16 OR (1) MTS-12 AT FRAME CONNECTION (U.N.O.)
N.9. EACH ROOF TRUSS / RAFTER AT CMU. TO BE ATTACHED WITH (1) HETA-16 (U.N.O.) SEE CONNECTOR SCHEDULE BELOW FOR NAILING REQUIRED.
N.10. EACH ROOF TRUSS / RAFTER AT FRAME CONNECTION  TO BE (1) HTS-16 (U.N.O.)
N.11. END JACKS AND CORNER SETS MAY BE (1) H-2.5 (U.N.O.)
N.12. AT ALL 2 STORY BEARING WALL LOCATIONS 2ND STORY FRAME WALL STUDS TO BE ATTACHED TO FLOOR TRUSSES BELOW WITH MSTA-30 OR HTS-20 CONNECTORS @ 48" O.C. (U.N.O.)
N.13. ALL P.T. LUMBER TO HAVE SIMPSON Z-MAX CONNECTORS WITH GALVANIZED FASTENERS PER ASTM-A153.
N.14. TRUSSES SHALL BE DESIGNED AND SEALED BY THE TRUSS MANUFACTURER'S PROFESSIONAL ENGINEER REGISTERED IN THE STATE OF FLORIDA, AND SHALL CONFORM WITH THE TPI

DESIGN SPECIFICATIONS FOR METAL PLATE CONNECTED TRUSSES.
N.15. TRUSS MANUFACTURER TO VERIFY ALL TRUSS SPANS, SLOPES, BEARING POINTS, & DIMENSIONS BEFORE FABRICATION. ALSO, TRUSS MANUFACTURER TO PROVIDE SHOP DRAWINGS

TO MJS, INC. CUSTOM HOME DESIGNS FOR REVIEW BEFORE FABRICATION.
N.16. ALL ROOF PITCHES ARE TO BE SET AS INDICATED ON PLANS AND ELEVATIONS (OR BY EXISTING CONDITION).
N.17. TOP PLATE HEIGHTS VARY. SEE TRUSS LAYOUT, BUILDING SECTIONS, WALL SECTIONS, & ELEVATIONS FOR BEARING HEIGHTS.
N.18. TRUSS SPACING SHALL BE 24" O.C. (U.N.O.) CONVENTIONAL FRAMING SHALL BE 16" O.C. (U.N.O.)
N.19. TRUSS MANUFACTURER TO PROVIDE ALL GABLE END TRUSSES WITH INTERMEDIATE STUD MEMBERS @ 16" O.C., U.N.O.
N.20. WOOD MEMBERS THICKER THAN THOSE SPECIFIED MAY BE USED AS LONG AS THE LENGTH OF THE 3/16" TAPCONS IS SUFFICIENT TO OBTAIN A MIN. OF 1-3/8" PENETRATION INTO THE

CMU  OR TIE BEAM.
N.21. ALL FRAMING LUMBER SHALL BE HEM-FIR, S. PINE, OR S-P-F, GRADE 2 OR BETTER WITH A MINIMUM FB OF 1800 PSI. ALL LUMBER USED FOR BEAMS SHALL BE HEM-FIR, S. PINE, OR S-P-F,

GRADE 2 OR BETTER WITH A MINIMUM FB OF 1700 PSI.
N.22. OVERHANGS WILL VARY. SEE TRUSS LAYOUT, ROOF LAYOUT, & EXTERIOR ELEVATIONS. ALL OVERHANGS GREATER THAN 18" SHALL BE TACKED ON IN THE FIELD.
N.23. FRAME WALLS UP TO UNDERSIDE OF ROOF TRUSSES AT ALL NON BEARING WALLS AND AT VOLUME AREAS (U.N.O.).
N.24. ALIGN TRUSSES AND HAND FRAMING SO AS ALL GYPSUM WALL BOARD TO BE CONTINUOUS FROM FLOOR TO CEILING.
N.25. TRUSS MANUFACTURER TO ENSURE DESIGN CONSIDERATION TO THE FOLLOWING ADDITIONAL LOADS:

N.25.1. ALL CEILING HUNG SOFFITS AND SOFFITS W/ CABINETS AS SHOWN ON PLANS.
N.25.2. ATTIC LOCATED HVAC. UNITS AS SHOWN ON PLANS.
N.25.3. LIGHTING & PLUMBING LAYOUTS.

O. ROOF / WALL SHEATHING:
O.1. ROOF SHEATHING TO BE 5/8" NOMINAL OR GREATER OSB R CDX TYPE PLYWOOD FOR SHINGLE OR TILE APPLICATION NAILED WITH .099X2" RING SHANK OR SCREW SHANK NAILS @ 6"

O.C. EXCEPT FIRST 4'-0" OF ENTIRE PERIMETER WHICH SHALL BE 6" O.C. FIELD  4" O.C. EDGE
O.2. TWO LAYERS OF FELT (OR) ONE LAYER OF HOUSE WRAP AND ONE LAYER OF FELT IS REQUIRED BEHIND STUCCO (PER SECTION FBC R703.2)
O.3. ALL ROOF SHEATHING SHALL BE STAGGERED WITH THE LONG DIMENSION PERPENDICULAR TO THE FRAMING.
O.4. WALL SHEATHING TO BE 7/16" OSB OR 1/2" CDX NAILED WITH 8D CORROSION RESISTANT NAILS @ 6" O.C. IN FIELD & 4" O.C. @ EDGE (U.N.O.).

O.4.3. WITHOUT STRUCTURAL SHEATHING: EXTERIOR BEARING WALLS TO BE 2X (SEE FLOOR PLAN) #2 SPF, OR #2 SYP. @ 16" O.C. W/ SP-2, 4, 6, OR 8 TOP AND BOTTOM OF EACH FULL
LENGTH STUD. ADDITIONALLY, MSTA-30 @ 48" O.C. ARE REQUIRED FOR FASTENING SECOND STORY FRAME WALLS TO FLOOR TRUSSES IN 2 STORY APPLICATIONS.

O.4.4. WITH STRUCTURAL SHEATHING: EXTERIOR BEARING WALLS TO BE 2X (SEE FLOOR PLAN) #2 SPF, OR #3 SYP. @ 16" O.C. W/ SP-2, 4, 6, OR 8 @ 16" O.C. PROVIDE 1/2" NOMINAL
EXTERIOR SHEATHING BEGINNING AT THE BOTTOM OF THE FLOOR SYSTEM AND EXTEND A MIN. OF 24" ABOVE THE BOTTOM PLATE OF THE SECOND FLOOR STUD WALL. NAIL W/ 8D
X 2 1/2" @ 4" O.C. AT THE PERIMETERS & 6" O.C. IN THE FIELD AND A MIN. OR 6 NAILS IN THE STUD ABOVE. ADDITIONALLY, MSTA-30 @ 48" O.C. ARE REQUIRED FASTENING SECOND
STORY FRAME WALL TO FLOOR TRUSSES IN 2 STORY APPLICATIONS.

O.4.5. TWO LAYERS OF FELT (OR) ONE LAYER OF HOUSE WRAP AND ONE LAYER OF FELT IS REQUIRED BEHIND STUCCO. THE USE OF AN APPROVED  ZIP WALL SYSTEM CAN ALSO BE
USED IN PLACE OF FELT OR HOUSE WRAP APPLICATION (PER SECTION FBC R703.2)

P. ELECTRICAL:
P.1. OWNER / BUILDER TO VERIFY EXACT LOCATION OF ANY FLOOR OUTLETS IN FIELD.
P.2. LOCATION OF FIXTURES AND / OR OUTLETS ARE SUGGESTED LOCATIONS AND MEET MOST LOCAL CODE REQUIREMENTS. ADDITIONS OR ADJUSTMENTS MAY BE MADE BETWEEN THE

OWNER AND BUILDER IN THE FIELD.
P.3. ALL OUTLETS OVER COUNTERTOPS TO BE 42" A.F.F. (U.N.O.).
P.4. ALL SMOKE DETECTORS ARE TO BE HARD WIRED AND INTERCONNECTED.
P.5. 8' H. VANITY LIGHTS IN MASTER BATHROOM.
P.6. 7' H. VANITY LIGHTS IN ALL OTHER BATHROOMS.
P.7. ALL OUTLETS TO BE AFCI. PROTECTED PER NEC 210.12.
P.8. ALL RECEPTACLES TO BE TAMPER PROOF.
P.9. ELECTRICAL PLAN IS INTENDED TO SHOW LIGHTING AND CONVENIENCE OUTLETS ONLY.
P.10. IT IS THE ELECTRICAL CONTRACTORS RESPONSIBILITY TO VERIFY THE REQUIREMENT AND LOCATIONS OF ALL ELECTRICAL EQUIPMENT, (INCLUDING KITCHEN EQUIPMENT) AND

PROVIDE AND INSTALL COMPLETE ELECTRICAL SERVICE AS REQUIRED.
P.11. PER NFPA 72 REQUIREMENTS ALL HOUSES WITH A LARGE NUMBER OF BEDROOMS IN NO CASE SHALL THERE BE MORE THAN 18 INITIATING DEVICES BE INTERCONNECTED OF WHICH 12

CAN BE SMOKE ALARMS WHERE THE INTERCONNECTING MEANS IS NOT SUPERVISED. ONCE THESE LIMITS (MORE THAN 12 SMOKE ALARMS OR CARBON MONOXIDE ALARMS
COMBINATION) HAVE BEEN EXCEEDED A FIRE ALARM MONITORING SYSTEM SHOULD BE INSTALLED.

GENERAL CORRECTION NOTES:
1. ONE SIMPSON RFB#4X10 MAY BE SUBSTITUTED FOR 1/2" ANCHOR BOLTS WHEN NECESSARY. IF MORE THAN (2) ADJACENT SUBSTITUTIONS ARE REQUIRED, CONTACT ENGINEER OF RECORD

FOR APPROVAL.
1. MISSED HURRICANE STRAPS FOR CONCRETE BEAMS - USE SIMPSON MSTAM-20 WITH (7) 10D IN TRUSS AND (4) 1/4"X1-3/4" TITEN FASTENERS IN CONCRETE FOR UPLIFTS UP TO 860 LBS.; USE

SIMPSON HTSM-20 WITH (10) 10D NAILS IN TRUSS AND (4) 1/4"X1-3/4" TITEN FASTENERS IN CONCRETE FOR UPLIFTS UP TO 1175 LBS.
2. MISSED DOWELS - SET 5/8" DIAMETER, 33" LENGTH DOWEL INTO 3/4"X 8" HOLE; SET IN SIMPSON SET EPOXY OR EQUIVALENT.
3. FIBERMESH FIBER REINFORCED CONCRETE MAY BE USED IN LIEU OF THE 6X6X10/10 WELDED WIRE MESH REINFORCEMENT IN CONCRETE FLOOR SLABS.
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UNINHABITABLE ATTICS WITHOUT STORAGE
UNINHABITABLE ATTICS WITH LIMITED STORAGE
HABITABLE ATTICS & ATTICS SERVED WITH FIXED STAIRS
BALCONIES (EXTERIOR) AND DECKS
FIRE ESCAPES
GUARDS AND HANDRAILS
GUARD IN-FILL COMPONENTS
PASSENGER VEHICLE GARAGES
ROOMS OTHER THAN SLEEPING ROOMS
SLEEPING ROOMS
STAIRS

DISTRIBUTED LIVE LOAD
(IN POUNDS PER SQ. FT.)

10
20
30
40
40

200
50
50
40
30
40

ANSI STANDARD FOR
MEASURING HOUSES

THE ANSI STANDARD FOR MEASURING HOUSES:
NATIONAL STANDARD Z765-1996 NEW CONSTRUCTION THE ANSI
STANDARDS BASE FLOOR AREA CALCULATIONS ON THE EXTERIOR
DIMENSIONS OF THE BUILDING AT EACH FLOOR LEVEL AND INCLUDE ALL
INTERIOR WALLS AND VOIDS. FOR ATTACHED UNITS, THE OUTSIDE
DIMENSION IS THE CENTER LINE OF THE COMMON WALLS. INTERNAL
ROOM DIMENSIONS AREN'T USED IN THIS SYSTEM OF MEASURING. THE
ANSI STANDARDS BASE FLOOR AREA CALCULATIONS ON THE EXTERIOR
DIMENSIONS OF THE BUILDING AT EACH FLOOR LEVEL AND INCLUDE ALL
INTERIOR WALLS AND VOIDS. FOR ATTACHED UNITS, THE OUTSIDE
DIMENSION IS THE CENTER LINE OF THE COMMON WALLS. INTERNAL
ROOM DIMENSIONS AREN'T USED IN THIS SYSTEM OF MEASURING.

THE ANSI STANDARDS BASE FLOOR AREA CALCULATIONS ON THE
EXTERIOR DIMENSIONS OF THE BUILDING AT EACH FLOOR LEVEL AND
INCLUDE ALL INTERIOR WALLS AND VOIDS SEPARATED INTO TWO
AREAS:

1. AIR-CONDITIONED SPACE
2. NON-AIR-CONDITIONED SPACE (GARAGES, PATIOS, PORCHES,

BREEZEWAYS)

THE ANSI STANDARDS DEFINE “FINISHED AREA” AS “AN ENCLOSED AREA
IN A HOUSE SUITABLE FOR YEAR-ROUND USE, EMBODYING WALLS,
FLOORS, AND CEILINGS THAT ARE LIKE THE REST OF THE
MEASUREMENTS MUST BE TAKEN TO THE NEAREST INCH OR TENTH OF
A FOOT, AND FLOOR AREA MUST BE REPORTED TO THE NEAREST
SQUARE FOOT. THESE WOULD INCLUDE BONUS/ATTIC SPACES AND ARE
USUALLY LISTED SEPARATELY.

DESIGN PARAMETERS (FLOOR & ROOF TRUSSES):
360 LIVE LOAD / 240 DEAD LOAD

LOADING:
FLOOR TRUSSES
SHINGLE ROOF TRUSS
TILE ROOF TRUSS
SHINGLE ROOF w/ SOLAR

NOTE:
· MAX DEFLECTION WILL BE 3/4" ON OVERALL SPAN
· MAX DEFLECTION OVER OPERABLE DOORS WILL BE 3/8"

THIS IS THE RECOMMENDED DESIGN CRITERIA. IF THE BUILDER,
HOMEOWNER AND/OR TRUSS COMPANY CHOOSES NOT TO FOLLOW
THESE DESIGN PARAMETERS, MJS DESIGNERS GROUP AND THE E.O.R.
WILL BE HELD HARMLESS AND NOT LIABLE FOR ANY DAMAGES,
MODIFICATIONS, OR COSTS ASSOCIATED WITH STRUCTURAL ISSUES.

PRE-ENG.TRUSS DESIGN CRITERIA
(IN POUNDS PER SQ. FT.)

TCLL - TCDL - BCDL
40 - 15 -5
20 - 7 -10

20 - 20 - 10
20 - 10 - 10

ENGINEERING KEY

PROJECT
ADDRESS:

(2)  INDICATES NUMBER OF
DOORS.
(2)  INDICATES NUMBER OF
WINDOWS.
MT - METAL THRESHOLD
FR - FRENCH DOORS
SL - SIDE LIGHT
FG - FIXED GLASS
TR - TRANSOM
GB - GLASS BLOCK
PKT - POCKET DOOR

SVC - SERVICE DOOR
OBS - OBSCURED GLASS
TEMP - TEMPERED GLASS
SH - SINGLE HUNG
DH - DOUBLE HUNG
CSMT- CASEMENT
HR - HORIZONTAL ROLLER
BP - BYPASS
BF - BIFOLD
TYP. - TYPICAL

ABBREVIATIONS

RKE ENTERPRISES ,LLC.
Florida Reg. #47515
4707 Wild Turkey Rd.
Mims, FL. 32754

1916 Hoffner Avenue
Belle Isle, FL. 32809

A-06 EXT. ELEVATIONS
A-07 EXT. ELEVATIONS [GARAGES]
A-08 BUILDING SECTIONS

L-01 FIRST FLOOR LINTEL PLAN

4. INTERNAL PRESSURE COEFFICIENT- .18

B. FLOORS LIVE LOAD IS 40 PSF, BALCONIES, 

5. MAXIMUM PRESSURE FOR COMPONENTS AND CLADDING,
21.0 p.s.f./-28.1 p.s.f. UNLESS NOTED OTHERWISE.

2. ULTIMATE WIND SPEED - 140MPH.

3. WIND IMPORTANCE FACTOR - 1.0

1. WIND EXPOSURE - CATEGORY (C)

A. ROOF LIVE LOAD IS 20 PSF

DECKS, STAIRS, LIVE LOAD IS 60PSF

DESIGN REQUIREMENTS

    NOMINAL WIND SPEED - 108MPH.

6. SINGLE FAMILY RESIDENCE TO BE RISK CATEGORY II.

NOTE: THIS STRUCTURE HAS BEEN DESIGNED TO MEET OR
EXCEED REQUIREMENTS OF THE (2023) FLORIDA BUILDING
CODE RESIDENTIAL (8TH EDITION)

a

55

5

4
4

a

5

a

EFFECTIVE WIND
AREA

(SQ. FT.)

WIND PRESSURE AND SUCTION (PSF.)
(+) VALUE DENOTES PRESSURE

(-) VALUE DENOTES SUCTION

AREA 4 5
10 (+) 29.4 / (-) 31.9 (+) 29.4 / (-) 39.4

20

50
100

GARAGE DOORS

OVERHANG
(-) 55.30

16'-0" x 8'-0" 16'-0" x 7'-0"

9'-0" x 8'-0" 9'-0" x 7'-0"

(+) 21.7
(-) 26.3

(+) 21.9
(-) 26.7

(+) 25.80
(-) 29.10

(+) 25.9
(-) 29.2

WIND PRESSURE AND SUCTION DIAGRAM

GENERAL PRESSURE NOTES
NOTES:
1. "a" END ZONE IS ONLY WITHIN 5'-0" OF ALL EXTERIOR
BUILDING CORNERS.
· INDICATED PRESSURES CAN BE INTERPOLATED FOR OTHER
DOOR SIZES, OTHERWISE USE LOAD ASSOCIATED WITH THE
LOWER EFFECTIVE AREA.

(+) 28.1 / (-) 30.6
(+) 26.3 / (-) 28.8

(+) 25.0 / (-) 27.5

(+) 28.1 / (-) 36.7
(+) 26.3 / (-) 33.2

(+) 25.0 / (-) 30.6

DESIGN STATEMENT
THIS STRUCTURE HAS BEEN DESIGNED TO MEET OR EXCEED

REQUIREMENTS OF THE (2023) FLORIDA BUILDING CODE
RESIDENTIAL (8TH EDITION)

18'-0" x 8'-0"
(+) 24.4
(-) 27.2

8'-0" x 8'-0" 8'-0" x 7'-0"
(+) 22.9
(-) 28.1

(+) 23.1
(-) 29.0

RKE

R-01 REFLECTED CEILING PLAN

24

a.

AutoCAD SHX Text
WRITTEN DIMENSIONS SHALL HAVE PRECEDENCE OVER SCALE DIMENSIONS. Contractors shall verify and be responsible for dimensions and conditions of the job and MJS., Inc. must be notified in writing of any changes in the dimensions, conditions and specifications appearing on these plans.
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>Building Ties are NOT to be used to reconstruct Property Lines.
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>Subject to any Easements and/or Restrictions of Record.

>Roof Overhangs, Underground Utilities and/or Footers have NOT 

>Abutting Properties Deeds have NOT been Researched for Gaps,

>Septic Tanks and/or Drainfield locations are approximate and MUST
been located UNLESS otherwise noted.

Overlaps and/or Hiatus.

be verified by appropriate Utility Location Companies.

Denoted with a "BB".
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Liability to the Surveyor.  Nothing Hereon shall be Construed to give
ANY Rights or Benefits to Anyone Other than those Certified.
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as Noted and Conforms to the Standards of Practice for Land Surveying
in the State of Florida in accordance with Chapter 5J-17.052 Florida
Administrative Codes, Pursuant to Section 472.027 Florida Statutes.
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Lake Mary, Florida  32746

Ireland & Associates Surveying, Inc.
800 Currency Circle, Suite 1020

LOTS 22 AND 23, C.H. HOFFNER'S SUBDIVISION, AS RECORDED IN PLAT BOOK "F", PAGE 37, PUBLIC RECORDS OF ORANGE COUNTY, FLORIDA. BEGINNING AT THE INTERSECTION OF THE
NORTH-EASTERLY BOUNDARY OF SAID LOT 23 AND EXISTING SOUTHEASTERLY RIGHT-OF-WAY LINE OF HOFFNER AVENUE AS NOW PRESENTLY LAID OUT AND EXISTS, THENCE RUN
SOUTH 48 DEGREES 99 MINUTES 00 SECONDS EAST 425 FEET, MORE OR LESS, TO A POINT ON THE WATERS EDGE OF LAKE CONWAY; RETURN TO THE POINT OF BEGINNING AND RUN
SOUTH 38 DEGREES 22 MINUTES 49 SECONDS WEST 135.21 FEET ALONG THE AFORESAID SOUTHEASTERLY RIGHT-OF-WAY LINE; RUN THENCE SOUTH 48 DEGREES 21 MINUTES 01
SECONDS EAST ALONG A LINE PARALLEL WITH AND 1.1 FEET NORTHEASTERLY OF AN EXISTING CHAIN LINK FENCE; A DISTANCE OF 500 FEET, MORE OR LESS, TO THE WATERS EDGE OF
LAKE CONWAY; RUN THENCE NORTHEASTERLY ALONG SAID WATERS EDGE OF LAKE CONWAY TO THE PREVIOUSLY DESCRIBED POINT ON THE WATERS EDGE OF LAKE CONWAY.

-Legend-

- Overhead Utility Line

#1

Benchmark No: C1139015
Benchmark Elevation: 94.763'
(Elevations are based upon NAVD 88 Datum)

Orange  County Datum  

Set Nail & Disk "LB 7623" in Asphalt
           Elevation: 95.31'

-Site Benchmark Information-

-Benchmark Information-

#2
Set Nail & Disk "LB 7623" in Asphalt
           Elevation: 94.77'
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Parcel id:

18-23-30-5120-00-510

Owner Name: 

Peeper William C

Peeper Anne M

 Remaining Portion of  

Lot 22
(Not Included)

Lot 22

North 61' Of

& 
18

-2
3-

30
-5

12
0-

00
-5

92

PI
 of

 P
ar

ce
ls:

 18
-2

3-
30

-5
12

0-
00

-5
10

& 
18

-2
3-

30
-5

12
0-

00
-5

80

PI
 of

 P
ar

ce
ls:

 18
-2

3-
30

-5
12

0-
00

-5
92

& 
18

-2
3-

30
-3

64
8-

00
-2

60

PI
 of

 P
ar

ce
ls:

 18
-2

3-
30

-3
64

8-
00

-2
40

20.5' 20
.0'

7.
1'

Parcel id:

18-23-30-3648-00-240
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Van Dyke Keith C

La
ke

 C
on

wa
y

0.8'S

Ed
ge

 O
f P

av
em

en
t

Flood Disclaimer:

CERTIFIED TO:

Zo
ne

 "X
50

0"

Zone "X500"
Zone "AE"

App
rox

im
ate

 Lo
ca

tio
n

of 
50

0 Y
ea

r F
loo

d L
ine

(S
ca

led
 pe

r F
.I.R

.M
.)

(417.8'± D)

19.4'

7.7'

Tree Note:

Oak   -   Denotes Tree Type
(18")   -   Diameter of Tree measured at Chest Height
Palm   -   Denotes Tree Type
(18")   -   Diameter of Tree measured at Chest Height
Crepe myrtle   -   Denotes Tree Type
(18")   -   Diameter of Tree measured at Chest Height
Magnolia   -   Denotes Tree Type
(18")   -   Diameter of Tree measured at Chest Height

N 48°19'58" W  474.26'(M) To Edge of Water

S 48°19'58" E  433± (M) To Edge of Water

BY PERFORMING A SEARCH WITH THE LOCAL GOVERNING MUNICIPALITY OR WWW.FEMA.GOV, THE PROPERTY APPEARS TO BE LOCATED
IN ZONE AE, X500, X. THIS PROPERTY WAS FOUND IN CITY OF BELLE ISLE , COMMUNITY NUMBER 120181, DATED 09/25/2009.

T.D. BARR CONSTRUCTION, LLC
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3 CAR GARAGE IN FOREGROUND [REFER A-07 FOR DETAILS] 2 CAR GARAGE IN FOREGROUND [REFER A-07 FOR DETAILS]
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0'-0" FIN. FLR. HT.

14'-0" FIN. FLR. HT.
@ SECOND FLOOR

10'-0" BRG. HT.
@ SECOND FLOOR

PASSAGEWAY INTO 3 CAR
GARAGE IN FOREGROUND

PASSAGEWAY INTO 2 CAR
GARAGE IN FOREGROUND

2
12

2
12

2
12

2
12

30
'-2

 5/
8"

35
'-0

"

0'-0" FIN. FLR. HT.

10
'-0

"

PROVIDE ROOF CRICKET
WITH SLOPE AS REQUIRED

5'-0"
O.H.

5'-0"
O.H.

A

B

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

25'-4" BRG. HT.
@ DINING

2'-0"
O.H.

5'-0"
O.H.

5'-0"
O.H.

12
'-0

"

11
'-0

"

10'-0" HDR. HT.

9'-
0"

9'-4" BRG. HT.
@ GARAGE

4'-
0"

4'-
0"

4'-
0"

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

33'-0" BRG. HT.

25'-4" BRG. HT.

10
'-0

"

8'-
0"

12'-0" BRG. HT.

13'-4" BRG. HT.

26'-8" BRG. HT.
@ FOYER

0'-0" FIN. FLR. HT.

12'-0" BRG. HT.

10'-0" BRG. HT.
@ SECOND FLOOR

35
'-0

"
OV

ER
AL

L 
BU

IL
DI

NG
 H

EI
GH

T

19'-0" BRG. HT.
@ OFFICE

COLUMN WITH STONE VENEER +
BRACKET TO DETAIL [REFER A05]

14'-0" FIN. FLR. HT.
@ SECOND FLOOR

12'-0" BRG. HT.

PROVIDE ROOF CRICKET
WITH SLOPE AS REQUIRED

COLUMN WITH STONE VENEER +
BRACKET TO DETAIL [REFER AXX]

2'-0"

5'-0"
O.H.

5'-0"
O.H.

5'-0"
O.H.

2'-0"
O.H.

2 
12

2
12

2
12

2
12

10'-0" HDR. HT.

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

C D

E

F

DOUBLE STOREY 2 DOOR
GARAGE SHOW DASHED BEYOND

EXPANSION JOINT

3'-6" RAILING [TYP]

0'-0" FIN. FLR. HT.

13
'-8

"

9'-
0"

3'-
6"

8'-0" HDR. HT.
@ SECOND FLOOR

33'-0" BRG. HT.

25'-4" BRG. HT.
@ PARLOR & NOOK
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T
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16

"

11
'-8

 1/
16

"

11
'-8

 1/
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14
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8 1
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"
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1 1

5/1
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2
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2
12

2
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23
'-5

"
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'-1

0 1
/8"

12
'-0

"
10

'-7
 1/

16
"

EQ
11

'-1
1 1

5/1
6"

EQ

2
12

2
12

3'-
9" 5'-

0" 6'-
3" 7'-

6"

A

6'-0"

6'-0" 6'-0"

B

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

C

4'-0"

D

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

E

6'-0" 6'-0" 6'-0"

F

9'-
0"

8'-
11

 15
/16

"

1'-
0"

4'-6"

7'-
10

" [
AP

PR
OX

.]

65°

4'-0"

1'-
0"

65
°

5'-11" [APPROX.]

8'-
0"

1'-
0"

4'-6"

7'-10"

65
°
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STONE VENEER
(TYP.)

16" SQ COLUMN INSIDE
SHOWN DASHED

2 CAR GARAGE [REFER A-07 FOR DETAILS]

0'-0" FIN. FLR. HT.

10'-0" HDR. HT.

DECORATIVE WOOD
BRACKET TO DETAIL
[REFER AXX]

3'-0"
O.H.

2
12

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

3'-6" RAILING [TYP]

ROOF OVER FRONT ENTRY/PARLOR BEYOND

5'0"
O.H.

5'0"
O.H.

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

SLOPED ROOF OVER BEDROOM 2/
OFFICE SHOWN DASHED BEHIND

2
12

12'-0" BRG. HT.

5'-0"
O.H.

2
12

3'-0"
O.H.

3'-0"
O.H.

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

3'-
6"

33'-0" BRG. HT.

4'-
0"

6'-
0"

11'-4 3/4" FIN. FLR. HT.
@ GARAGE SUITE

9'-4" BRG. HT.
@ GARAGE

0'-0" FIN. FLR. HT.

13'-4" BRG. HT.
@ SAUNA

0'-0" FIN. FLR. HT.

12'-0" BRG. HT.

14'-0" FIN. FLR. HT.
@ SECOND FLOOR

10'-0" BRG. HT.
@ SECOND FLOOR

10
'-0

"
3 CAR GARAGE [REFER A-07 FOR DETAILS]

35
'-0

"

METAL ROOFING INSTALLED
AS PER MANUFACTURER'S
SPECIFICATIONS

5'-0"
O.H.

3'-0"
O.H.

3'-0"
O.H.

COLUMN WITH STONE
VENEER + BRACKET TO
DETAIL [REFER AXX]

COLUMN WITH STONE
VENEER + BRACKET TO
DETAIL [REFER AXX]

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

EXPANSION JOINT EXPANSION JOINT

1/2" MIN. THICK CEMENT FINISH
PER TABLE R702.1(1) OVER
C.M.U. IN ACCORDANCE TO
R703.7 & R703.7.2 [TYP.]

-4" FIN. FLR. HT.
@ LANAI FL.

3'-
6"

8'-0" WIN. HDR. HT.
@ SECOND FLOOR

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

7'-2" WIN. HDR. HT.
@ GARAGE SUITE

0'-0" FIN. FLR. HT.

9'-4" BRG. HT.
@ GARAGE

3 CAR GARAGE [REFER A-07 FOR DETAILS]

14'-0" FIN. FLR. HT.
@ SECOND FLOOR

12'-0" FIN. CLG. HT.

STAIRS SHOWN
DASHED BEHIND FOR
REFERENCE [REFER
DETAILS ON A10]

10
'-0

"

DECORATIVE
WOOD BRACKET
TO DETAIL
[REFER A-05]

DECORATIVE WOOD BRACKET
TO DETAIL [REFER AXX]

-1'-8" FIN. FLR. HT.
@ GARAGE

3'-6" RAILING [TYP]

5'-0"
O.H.

1/2" MIN. THICK
CEMENT FINISH [?]

2
12

2
12

3'-0"

3'-0"

O.H.

O.H.

SOFFIT LINING

33'-0" BRG. HT.33'-0" BRG. HT.

5'-
8"

3'-
6"

HANDRAILING

ROOF CRICKET BEYOND
AS REQUIRED

BEARING LEVEL OF
VAULT CEILING

DECORATIVE NON-STRUCTURAL
BRACKETS TO DETAIL

3'-
6"

8'-0" HDR. HT.
@ GARAGE

12'-8" WIN. HDR. HT.
@ GARAGE SUITE

11'-4 3/4" FIN. FLR. HT.
@ GARAGE SUITE

3'-
11

 1/
4"

4'-
0"

8'-
0"

30'-0" WIN. HDR. HT.

25'-4" BRG. HT.

0'-0" FIN. FLR. HT. 0'-0" FIN. FLR. HT.

9'-4" BRG. HT.
@ GARAGE
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3'-0" 3'-0" 3'-0"
O.H.

3'-0"
O.H.

2'-
0"

29
'-2

"

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

9'-
8"

13
'-0

"

1'-
8"

8'-
0"

29
'-1

0"

-1'-8" FIN. FLR. HT.
@ GARAGE

8'-0" DR. HDR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

10
'-2

"

4'-
0"

PROVIDE ROOF
CRICKET WITH SLOPE
AS REQUIRED

8'-0"  HDR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

29
'-1

0"

17'-0" BRG. HT.
@ GARAGE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

27'-0" BRG. HT.
@ GARAGE

17'-0" BRG. HT.
@ GARAGE

7'-2" WIN. HDR. HT.
@ GARAGE SUITE

3'-0"
O.H.

5'-0 1/8"
O.H.

27'-0" BRG. HT.
@ GARAGE
12'-8" WIN. HDR. HT.
@ GARAGE SUITE

8'-0" BRG. HT.
@ GARAGE SUITE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

17'-0" BRG. HT.
@ GARAGE

27'-0" BRG. HT.
@ GARAGE

12'-8" WIN. HDR. HT.
@ GARAGE SUITE

8'-0" BRG. HT.
@ GARAGE SUITE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

0'-0" FIN. FLR. HT.

3'-0"
O.H.

0'-0" FIN. FLR. HT.4'-
0"

2
12

29
'-1

0"

-1'-8" FIN. FLR. HT.
@ GARAGE

8'-0" DR. HDR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

10
'-2

"

8'-0" BRG. HT.
@ GARAGE SUITE

12'-8" WIN. HDR. HT.
@ GARAGE SUITE

6'-
8"

2'-
0"

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

29
'-1

0"

27'-0" BRG. HT.
@ GARAGE

17'-0" BRG. HT.
@ GARAGE

4'-
0"

6'-
8"

2'-11 15/16"
O.H.

3'-0"
O.H.

3'-0"
O.H.

7'-2" WIN. HDR. HT.
@ GARAGE SUITE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

8'-0" BRG. HT.
@ GARAGE SUITE

12'-8"  WIN. HDR. HT.
@ GARAGE SUITE

27'-0" BRG. HT.
@ GARAGE

17'-0" BRG. HT.
@ GARAGE

7'-2" WIN. HDR. HT.
@ GARAGE SUITE

3'-0"
O.H.

3'-0"
O.H.

3'-0"
O.H.

3'-0"
O.H.

3'-0"
O.H.

3'-0"
O.H.

5'-0 1/8"
O.H.

3'-0"
O.H.

3'-0"
O.H.

0'-0" FIN. FLR. HT.

4'-
0"

2
12

3'-0"

3'-0"

5'-0"
O.H.

3'-0"

5'-0"

12
'-4

"

2
12

29
'-1

0"

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

8'-
0"

8'-0" BRG. HT.
@ GARAGE SUITE

4'-
0"

1'-
8"

0'-0" FIN. FLR. HT.

8'-
0"

PROVIDE ROOF
CRICKET WITH SLOPE
AS REQUIRED

PROVIDE ROOF
CRICKET WITH SLOPE
AS REQUIRED

8'-0"  HDR. HT.
@ GARAGE

-1'-8" FIN. FLR. HT.
@ GARAGE

9'-4" BRG. HT.
@ GARAGE

11'-4" FIN. FLR. HT.
@ GARAGE SUITE

8'-0" BRG. HT.
@ GARAGE SUITE

29
'-1

0"

27'-0" BRG. HT.
@ GARAGE

17'-0" BRG. HT.
@ GARAGE

17'-0" BRG. HT.
@ GARAGE

12'-8" WIN. HDR. HT.
@ GARAGE SUITE

27'-0" BRG. HT.
@ GARAGE

12'-8" WIN. HDR. HT.
@ GARAGE SUITE

0'-0" FIN. FLR. HT.
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Raquel Lozano, Planner for the City of Belle Isle   |   407.793.5348   |   planner@belleislefl.gov   
1600 Nela Avenue   |   Belle Isle FL 32809 

CITY OF BELLE ISLE, Florida 

Planning and Zoning: Staff Report 

 

 

March 18, 2024 

Variance Request: 1832 Wind Harbor Road 

Application Request: Public Hearing #2024-02-024 - PURSUANT TO BELLE ISLE CODE SEC. 42-64 AND 

50-73 (A), THE CITY OF BELLE ISLE PLANNING & ZONING BOARD WILL CONSIDER AND TAKE ACTION ON A 

REQUESTED VARIANCE FROM THE BUILDING SETBACKS REQUIREMENTS OF A R-1-AA ZONING DISTRICT, 

SUBMITTED BY APPLICANTS TIMOTHY SHIPE AS TRUSTEE OF THE GARY SHIPE TRUST DATED JANUARY 27, 

1999 AND FRANK WILSON, LOCATED AT 1832 WIND HARBOR ROAD, BELLE ISLE, FL 32809 ALSO KNOWN 

AS ORANGE COUNTY TAX PARCEL ID #30-23-30-9330-00-260.  

Existing Zoning/Use:  R-1-AA / Single-Family Home 

Background  

The applicant seeks to demolish and build a new single-family home within the designated building 

setbacks for an R-1-AA zoning district, according to section 50-73 (A). The property maintains a unique lot 

configuration, as it abuts Wind Harbor Road to the north and east. The property is at the street end of the 

cul-de-sac. The front-facing side of the existing single-family residence faces east. The sides of the 

residential building face north and south, and the rear yard faces west. 

The applicant has provided two different site plans to show the existing single-family home setbacks, the 

proposed SFR and its building setbacks, and an outline of the applicable building setbacks for the lot. 

Please note: the applicant has applied the required building setbacks based on the structure’s orientation 

to the lot. 

The designated yards and applicable building setbacks may be reviewed and determined by the Board.  

Staff Recommendation 

Staff provides an evaluation based on the variance criteria for the application below. 

1. Special Conditions and/or Circumstances (Section 42-64 (1) d): 

The applicant seeks to build a new single-family residence eight feet within the designated 30-foot front 

yard setback and approximately twenty feet within the designated 35-foot rear setback to accommodate 

an attached, covered porch area. The porch areas do not affect the living areas of the proposed principal 

building. While the property maintains a unique lot configuration, the requested variances to build a 
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new single-family residence within the designated front and rear setback are not based on the special 

conditions or circumstances of the lot. 

2. Not Self-Created (Section 42-64 (1) e): 

The request to build a front and rear covered porch area within eight feet of the designated front 

setback and 20 feet within the designated rear setback is self-created. The applicants have provided a 

site plan for the proposed single-family residence, demonstrating that the principal building's living area 

meets the code's designated building setbacks. The attached covered porch areas are optional and not 

required for the new house. The strict compliance with the city code does not prevent or burden the 

applicant from meeting the zoning district's designated building setbacks. 

3. Minimum Possible Variance (Section 42-64 (1) f): 

The variance request does not make reasonable use of the land and structure as the applicants seek to 

encroach within the front and rear building setbacks.   

4. Purpose and Intent (Section 42-64 (1) g): 

The variance request to allow a front building setback of 22 feet from the required 30-foot building and a 

rear building setback of 14.5 feet from the required 35-foot building setback will not be injurious to the 

neighborhood and will not be detrimental to the public welfare. The existing property and single-family 

structure provide limited backyard space. 

Based on the variance criteria under section 42-64 (d-f), City staff recommends that the Board not 

approve the requested variances to allow a 22-foot front yard building setback from the required 30-foot 

setback and a 20-foot rear building setback from the required 35-foot setback. 

Should the Board approve the requested variances for the front and rear building setbacks, City Staff 

recommends the following condition of approval: 

1. At the recommendation of legal counsel, the applicant Timothy Shipe must update the property 

appraiser’s information through the County to show the owner as “Timothy Shipe as Trustee of 

the Gary Shipe Trust dated January 27, 1999.” 

2. Under section 42-67, the code outlines time limits and extensions for variance cases. Pursuant to 

section 42-67(A), variance approvals are valid for six months after the Board’s decision or one 

year after issuance of the last issued permit necessary for the utilization of the variance. The 

Board may choose to assign a different time limit for the requested variances.  

Additional Notes 

The Board may approve the proposed variance application as it is presented to them, approve with 

specific conditions, continue the application if additional information is being requested for 

consideration, or deny the application, citing which variance criteria are not met. A decision by the Board 

may be appealed by an aggrieved person to the City Council pursuant to Code Sec. 42-71. 
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