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Historic Architectural Review Commission 
 

Staff Report for Item 3 

 

To:  Chairman Haven Burkee and Historic Architectural Review 
Commission Members 

   

From:    Casey Burtch 
    Historic Preservation Planner II 

 

Meeting Date:  May 23, 2023 
 
Applicant: Gary Burchfield, Contractor 
 
Application Number: H2023-0010 
 
Address:   1106 Grinnell Street 

_________________________________________________ 
 

Description of Work 

After the fact.  Demolition of a rear non-historic addition.   
 

Site Facts 

The site under review contains an existing one-story single-family building and is a historic 
contributing structure built in 1920. Both the 1948 and 1962 Sanborn Maps depict a 
structure further back on the property and a historic cistern.  The current footprint and 
building configuration differ from the Sanborn Map and encroaches on to the city right of 
way.  The most up to date survey provided shows an additional structure on the rear of the 
property which no longer exists.  Some items on the property have been demolished but 
staff believe the addition at the rear of the historic structure was non-historic. 
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The house under review circa 1965. 

 

 

 

             
 

1962 Sanborn Map & Current Survey 
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Rear Elevation before demolition.                   
 

 
Before Demolition Back Elevation 

 

     
 

After Demolition Back Elevation 
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Proposed Rear Elevation 

 

Ordinance Cited on Review: 

 

• Section 102-217 (2), demolition for non-contributing or non-historic structures 
of the Land Development Regulations. 

 
Staff Analysis: 

 
The Certificate of Appropriateness proposes the demolition of non-historic elements, 
including partial exterior walls and the roof. The demolition has already taken place, so 
this is an after the fact proposed demolition.  It is staff’s opinion that the demolitions 
completed are on non-historic and non-contributing structures and elements. Staff opines 
that the proposed alterations to the house replacing the current structures meet guidelines 
for new construction as well as additions and alterations. 
 

 
Portions of Rear Demolition 
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Since the structures under review are non-historic, the evaluation shall be based on section 
102-217 (b) of the Land Development Regulations, which requires the following criteria 
for demolitions:  
 
The historic architectural review commission shall not issue permits that would result in:  

 
(1) Removing buildings or structures that are important in defining the overall 

historic character of a district or neighborhood so that the character is 

diminished;  

 
 It is staff’s opinion that the structure under review is not important character 

defining features to the historic site. The removal of the roof and changes 
in fenestration will not affect the historic character of the neighborhood. 

 
(2) Removing historic buildings or structures and thus destroying the historic 

relationship between buildings or structures and open space;  

 
 The rear portion of the structure demolished is not historic. 
 
(3) Removing an historic building or structure in a complex; or removing a 

building facade; or removing a significant later addition that is important 

in defining the historic character of a site or the surrounding district or 

neighborhood.  

  
 The non-historic portion of the structure under review cannot be considered 

important elements that define the historic character of the site and 
neighborhood.  The proposed rebuild will be harmonious to the house and 
surrounding properties. 

 
(4) Removing buildings or structures that would otherwise qualify as 

contributing, as set forth in section 102-62(3).  

 
 It is staff’s opinion that the structures under review will not qualify to be 

contributing to the district in a near future.  
 

Staff recommends to the Commission the consideration of this request for demolition as 
the proposed replacements to elements demolished will have no adverse effect to the 
historic fabric of the historic context.  If the Commission finds the design to be appropriate 
this will be the only required reading for an after the fact demolition. 
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1948 Sanborn Map 



 

1962 Sanborn Map 
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PROPOSED EXISTING REQUIRED VARIANCE
REQUESTED

RE NO. 00034820-000000

SETBACKS:

FRONT 10'

STREET SIDE 7.5' NONE

LEFT SIDE 5' NONE

REAR 15' NONE

LOT SIZE 4000 SQ.FT. NONE

BUILDING COVERAGE 40% MAX NONE

FLOOR AREA 1.0 NONE

BUILDING HEIGHT 30' MAX NONE

IMPERVIOUS AREA 60% MAX NONE

PROJECT DATA

NONE

OPEN SPACE 35% MIN NONE

2,451 SQ.FT.

1,307 SQ.FT. 53.3%

1,074 SQ.FT. 43.8%

N/A

1,144 SQ.FT. 46.7%

935 SQ.FT. .38

N/AN/A

RIGHT SIDE 5'0'

3'-9"

36'-1/2"

0'

1,074 SQ.FT. 43.8%

NO CHANGE

977 SQ.FT. 39.8%

1,144 SQ.FT. 46.7%

NO CHANGE

0" MAIN HOUSE

NO CHANGE

NO CHANGE

NO CHANGE NONE

SCALE:

LOCATION MAP
NOT TO SCALE

COVER SHEET
AND SITE PLANS

CS-1

GENERAL NOTES

SITE DATA

INDEX OF DRAWINGS

THE FOLLOWING LOADINGS WERE USED:
DESIGN LOADS: ASCE 7-16
WIND LOAD: 180 mph; 3 sec gust; EXPOSURE C; ROOF LIVE LOAD 20 PSF; DEAD LOAD 15 PSF; FLOOR LL 40 PSF, DECK LL 40 PSF
SOIL BEARING CAPACITY ASSUMED 2000LBS PER SQ.FT.
FEMA FLOOD DESIGN PER ASCE 24-14

DESIGN DATA
THE WORK DEPICTED HEREIN WAS DESIGNED TO MEET THE REQUIREMENTS OF THE 2020 FLORIDA
BUILDING CODE AND THE LATEST EDITIONS OF THE FLORIDA MODEL ENERGY CODE, FIRE CODE, LIFE
SAFETY CODE AND THE NATIONAL ELECTRIC CODE.

1. THESE PLANS ARE FOR THE CONSTRUCTION AT THE LOCATION SO DESIGNATED HEREIN.
2. THE CONTRACTOR SHALL PROVIDE ALL MATERIAL, LABOR, EQUIPMENT AND SUPERVISION NECESSARY TO PROVIDE
THE WORK COMPLETE AND READY FOR USE.
3. THERE SHALL BE NO DEVIATION FROM THESE PLANS WITHOUT PRIOR APPROVAL FROM THE ENGINEER OF RECORD.
4. THE CONTRACTOR SHALL VISIT THE SITE AND BECOME FAMILIAR WITH EXISTING CONDITIONS BEFORE BID. CHECK
AND VERIFY ALL DIMENSIONS AND CONDITIONS OF THE WORK SITE AND REPORT ANY DISCREPANCIES, DIFFERENCES
OR CONDITIONS THAT ARE UNSATISFACTORY OR UNSAFE.
5. NOTIFY THE ENGINEER OF RECORD IMMEDIATELY OF ANY DISCREPANCIES, DIFFERENCES, UNSATISFACTORY OR
UNSAFE CONDITIONS. ANY MODIFICATIONS OR CHANGES MADE WITHOUT PRIOR WRITTEN APPROVAL FROM THE
OWNER AND ENGINEER OF RECORD SHALL NOT BE ALLOWED. ANY REWORK, RESTORATION OR OTHER IMPACT AS A
RESULT OF NOT OBTAINING SUCH PRIOR APPROVAL WILL BE MADE BY THE CONTRACTOR WITHOUT ADDITIONAL COST
OR COMPENSATION FROM THE OWNER.
6. THE CONTRACTOR SHALL PROVIDE FOR THE SAFETY, PREVENTION OF INJURY OR OTHER LOSS AT THE JOB TO ALL
PERSONS EMPLOYED IN THE WORK, PERSONS VISITING THE WORK AND THE GENERAL PUBLIC.  THE CONTRACTOR
SHALL ALSO BE RESPONSIBLE FOR THE PREVENTION OF DAMAGE, DUE TO THE WORK, TO MATERIALS OR EQUIPMENT
AND OTHER PROPERTY AT THE SITE OR ADJACENT THERETO.
7. NO RESEARCH AS TO THE PRESENCE OF UNDERGROUND UTILITIES HAS BEEN INCLUDED ON OR PERFORMED FOR
THIS PROJECT.  CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING SUNSHINE UTILITY LOCATE SERVICE PRIOR TO
ANY CONSTRUCTION WITHIN ANY PUBLIC RIGHT-OF-WAY OR OTHER AREAS WHERE UNDERGROUND UTILITIES MAY BE
PRESENT (I.E. IN AND AROUND UTILITY EASEMENTS, ETC.)
8. THE GENERAL CONTRACTOR SHALL PROVIDE AN ON-SITE DUMPSTER IN A LOCATION COORDINATED WITH THE
OWNER FOR THE DISPOSAL OF REMOVED MATERIAL AND CONSTRUCTION DEBRIS. THE DUMPSTER SHALL BE EMPTIED
AT APPROPRIATE INTERVALS TO PREVENT OVERFLOW AND UNSIGHTLY CONDITIONS.
9. THE CONTRACTOR SHALL PERFORM ALL WORK IN STRICT CONFORMANCE WITH THE PLANS, 2020 FLORIDA BUILDING
CODE , LOCAL CODES AND ORDINANCES, MANUFACTURER RECOMMENDATIONS AND ACCEPTABLE TRADE PRACTICES.
ANY CONFLICT BETWEEN THESE REQUIREMENTS AND THE MOST STRINGENT REQUIREMENTS SHALL GOVERN THE
WORK.
10. SHOP DRAWINGS OF ALL PREFABRICATED STRUCTURAL FLOOR AND ROOF SYSTEMS AND MECHANICAL SYSTEMS
SHALL BEAR THE SEAL OF A FLORIDA PROFESSIONAL ENGINEER AS REQUIRED BY THE 2020 FLORIDA BUILDING CODE
AND SHALL BE SUBMITTED TO THE ENGINEER OF RECORD BY THE CONTRACTOR FOR APPROVAL PRIOR TO
FABRICATION AND INSTALLATION.
11. THE CONTRACTOR SHALL NOT SCALE DRAWINGS. ANY INFORMATION THAT THE CONTRACTOR CANNOT OBTAIN
FROM DIMENSIONS, DETAIL OR SCHEDULE SHALL BE OBTAINED FROM THE ENGINEER OF RECORD.
12. THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL TRADES TO PREVENT ANY CONFLICTS.
13. THE CONTRACTOR SHALL FURNISH ALL SUBCONTRACTORS WITH A COMPLETE SET OF PLANS. ALL CHANGES SHALL
BE NOTED ON THE DRAWINGS AND (2) COMPLETE AS-BUILT SETS SHALL BE DELIVERED TO THE OWNER AFTER
COMPLETION OF WORK.

F.I.R.M.- COMMUNITY#12087C; MAP & PANEL #1516 SUFFIX K;  DATE:02-18-05
FLOOD ZONE: X

LEGAL DESCRIPTION: KW G G WATSON SUB I-209 PT LOT 3 SQR 5 TR 13

ZONING: HMDR (HISTORIC MEDIUM DENSITY RESIDENTIAL)
RE: 00031510-000000

SECTION/TOWNSHIP/RANGE: 5-68-25

SETBACKS: FRONT 10 FT; SIDE 5 FT; STREET SIDE 7.5 FT REAR 15 FT
OCCUPANCY: R-3 RESIDENTIAL SINGLE FAMILY
TYPE OF CONSTRUCTION: VB

SITE ADDRESS: 1106 GRINNELL ST. KEY WEST, FL  33040

SHEET CS-1 - COVER SHEET AND SITE PLANS
SHEET A-1 - FLOOR PLAN AND ELEVATIONS
SHEET A-2 - EXISTING ELEVATIONS
SHEET MEP-1 - MECHANICAL, ELECTRICAL, PLUMBING PLAN
SHEET S-1 - STRUCTURAL PLAN
SHEET S-2 - STRUCTURAL PLAN

SCOPE OF WORK

SCALE:
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SCALE:

EXISTING SITE PLAN
1/8"=1'-0"

NOTE: STRUCTURE TO HAVE A RESIDENTIAL
SPRINKLER SYSTEM WHICH WILL BE DESIGNED AND
PERMITTED BY OTHERS
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BEDROOM

ENTRY

LIVING AREA

KITCHEN

BEDROOM

BATHROOM
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EXTERIOR DOOR SCHEDULE
MARK (W X H)

NOMINAL SIZE WINDLOAD
REQUIREMENT

(ASCE 7-16)
TYPE

MANUFACTURER &
MODEL NUMBER

WINDLOAD RATING
& APPROVAL NUMBER

IMPACT
6-PANEL DOOR -62.9

· CONTRACTOR TO PROVIDE THE NOA'S.
· CONTRACTOR TO  FIELD VERIFY ALL DOOR DIMENSIONS.
· CONTRACTOR  TO FOLLOW ALL MANUF. INSTRUCTIONS FOR INSTALLATION.

01 BY CONTRACTOR PROVIDED BY CONTRACTOR3'-0" x 6'-8"

IMPACT
FRENCH DOOR -62.902 BY CONTRACTOR PROVIDED BY CONTRACTOR6'-0" x 6'-8"

MARK (W X H)
NOMINAL SIZE WINDLOAD

REQUIREMENT
(ASCE 7-16)

TYPE
MANUFACTURER &

MODEL NUMBER
WINDLOAD RATING

& APPROVAL NUMBER

NOTE: ALL BEDROOM WINDOWS ARE TO MEET FL. BLDG. CODE 2020 FOR EGRESS. A MIN. 5 SQ. FT. NET CLEAR OPENING IS
REQUIRED WITH A MIN. NET CLEAR HEIGHT OF 24" & MIN. NET CLEAR WIDTH OF 20".

ADDITIONAL NOTES:
1. CONTRACTOR TO PROVIDE THE NOA'S.
2. CONTRACTOR TO  FIELD VERIFY ALL WINDOW DIMENSIONS.
3. CONTRACTOR  TO FOLLOW ALL MANUF. INSTRUCTIONS FOR INSTALLATION.

WINDOW SCHEDULE
EGRESS WINDOW, MUST MEET
CODE MINIMUM 5.7 SQ. FT. & FIRST
FLOOR 5.0 SQ. FT. OPENING, 20"
WIDE, 24" HIGH

UNIT GLASS AND/OR MULTIPLE
UNIT GLASS SHALL BE INSULATED
& TEMPERED SAFETY GLASS AS
PER ANSI'S SPECS.

WINDOW & DOOR
ELEVATION MARKS

BY CONTRACTOR PROVIDED BY CONTRACTOR01 SINGLE
HUNG

BY CONTRACTOR PROVIDED BY CONTRACTOR02 FIXED

3'-1" X 5'-0" -77.6

2'-0" X 5'-0" -62.9

BY CONTRACTOR PROVIDED BY CONTRACTOR03 SINGLE
HUNG

2'-6" X 4'-2" -62.9

BY CONTRACTOR PROVIDED BY CONTRACTOR04 FIXED

BY CONTRACTOR PROVIDED BY CONTRACTOR05 SINGLE
HUNG

2'-0" X 4'-2" -62.9

WOOD SHUTTERS

Sheet Number:

Date:

Title:

R
ev

is
io

ns
:

Scale:Project No.

Checked By:Drawn By:

AutoCad File No.

Seal:

RICHARD J. MILELLI
PE #58315

Northstar Engineering LLC
13 Bamboo Terrace

Key Haven, Florida 33040
AUTHORIZATION #34715

ph:305-481-0400

G
en

er
al

 N
ot

es
:

KE
Y 

W
ES

T,
 F

LO
R

ID
A

11
06

 G
R

IN
N

EL
L 

ST
.

C
O

N
ST

R
U

C
TI

O
N

R
ES

ID
EN

TI
AL

RJMJMT

AS NOTED

NOVEMBER 16, 2022

SCALE:

PROPOSED FLOOR PLAN
1/4"=1'-0"

FLOOR PLAN
AND

ELEVATIONS

A-1

SCALE:

PROPOSED WEST ELEVATION
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SCALE:
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SCALE:
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AutoCAD SHX Text
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MECHANICAL NOTE: CONTRACTOR TO VERIFY PLAN CONFIGURATIONS. ADD NEW SUPPLY AND RETURN VENTS AS NEEDED.  FOLLOW ALL APPLICABLE CODES, INCLUDING THE  FLORIDA MECHANICAL CODES.
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PLUMBING NOTES 1. THE CONTRACTOR SHALL FURNISH ALL LABOR, MATERIAL, EQUIPMENT AND SUPERVISION NECESSARY TO PROVIDE THE WORK COMPLETE AND READY FOR USE. THE NEW WORK SHALL INCLUDE COMPLETE HOT AND COLD WATER SYSTEMS AND VENT, WASTE AND DRAIN SYSTEMS IN ACCORDANCE WITH ALL APPLICABLE CODES. 2. ALL PLUMBING WORK SHALL BE INSTALLED IN ACCORDANCE WITH THE 2020 PLUMBING CODE, THE ENERGY CONSERVATION CODE AND ALL APPLICABLE LOCAL ORDINANCES. 3. CONTRACTOR SHALL PAY FOR ALL PERMITS, FEES, INSPECTIONS AND TESTING. 4. CONTRACTOR SHALL GUARANTEE ALL MATERIALS AND WORKMANSHIP FOR ONE YEAR. 5. PLUMBING DRAWINGS (PLANS, DIAGRAMS, ETC.) ARE DIAGRAMMATIC AND SHOULD NOT BE SCALED. THE DRAWINGS DO NOT SHOW EVERY BEND, OFFSET, ELBOW AND OTHER FITTINGS WHICH MAY BE REQUIRED FOR PROPER INSTALLATION IN THE SPACE ALLOCATED NOR AS REQUIRED TO COORDINATE WORK WITH THAT OF OTHER TRADES. ANY WORK NOT SHOWN ON THE DRAWINGS BUT CONSIDERED NECESSARY FOR THE PROPER COMPLETION OF THE WORK SHALL BE PROVIDED WITHOUT ADDITIONAL CHARGE TO THE OWNER. 6. THE CONTRACTOR SHALL COORDINATE HIS WORK WITH ALL OTHER WORK UNDER THIS CONTRACT. 7. THE OWNER WILL NOT BE HELD LIABLE FOR ANY CHANGES THAT ARE NOT BROUGHT TO THE ATTENTION OF THE OWNER OR FIELD CHANGES THAT ARISE FROM CONTRACTOR ERROR OR OMISSION OF MATERIAL OR POOR WORKMANSHIP. 8. THE CONTRACTOR SHALL VERIFY EXISTING SITE CONDITIONS AND THE LOCATION, SIZE AND ELEVATION OF ALL EXISTING MAIN, WATER AND SEWER CONNECTIONS PRIOR TO COMMENCING WORK. THE CONTRACTOR SHALL NOTIFY AND RECEIVE CLEARANCE FROM THE APPROPRIATE UTILITY COMPANIES PRIOR TO EXCAVATING. 9. VERIFY ALL DIMENSIONS AND CLEARANCES AT THE SITE AND IN THE BUILDING PRIOR TO FABRICATION AND INSTALLATION. 10. THE CONTRACTOR SHALL SATISFACTORILY REPAIR AND/OR REPLACE EXISTING WORK, FEATURES AND EQUIPMENT DAMAGED AS A RESULT OF HIS WORK. SURFACES AND FINISHES SHALL BE RESTORED TO MATCH ADJACENT SURFACES AND FINISHES. 11. THE CONTRACTOR SHALL INSPECT EXISTING CONDITIONS PRIOR TO BID AND BECOME FAMILIAR WITH THE SCOPE OF WORK. NO EXTRAS WILL BE ALLOWED FOR THE CONTRACTORS FAILURE TO COMPLY WITH THIS REQUIREMENT. 12. PLUMBING FIXTURES SHALL BE SELECTED BY THE OWNER AND INSTALLED BY THE CONTRACTOR.  (PLUMBING FIXTURES INDICATED ON DRAWING ARE FOR REFERENCE ONLY, FIXTURES OR EQUAL QUALITY, AND CRAFTSMANSHIP MAY BE USED AS DIRECTED). 13. ALL FIXTURES SHALL BE PROTECTED FROM WATER HAMMER WITH AIR CHAMBER SIZED IN ACCORDANCE WITH P.D.I. STANDARDS. (JOSAN OR EQUAL) 14. PROVIDE CONTROL VALVES TO ALL RISERS, BRANCHES, GROUPS OF FIXTURES AND EACH PIECE OF EQUIPMENT. CONTROL VALVES SHALL BE CAST BRASS OR BRONZE GATE VALVES. 15. PROVIDE FULLY ACCESSIBLE CLEANOUTS ON SANITARY PIPING AT THE BASE OF EACH SOIL AND WASTE PIPE AND AT EVERY CHANGE OF DIRECTION. 16. PROVIDE MINMUM PITCH OF  " PER FOOT FOR ALL HORIZONTAL BRANCHES AND SEWER TRADES. 14" PER FOOT FOR ALL HORIZONTAL BRANCHES AND SEWER TRADES. 17. ALL WATER PIPING SHALL BE TYPE M COPPER WITH WROUGHT COPPER SOLDERED JOINT FITTINGS. 18. PROVIDE DIELECTRIC FITTINGS FOR JOINING DISSIMILAR METALS. 19. SANITARY DRAIN PIPING WITHIN THE BUILDING AND BELOW THE GROUND SHALL BE SCHEDULE 40 PVC. 20. WATER HEATER SHALL BEAR LABEL INDICATING COMPLIANCE WITH ASHRAE STD. 90. WATER HEATER SHALL BE EQUIPPED WITH A DRAIN PAN WITH 2" MIN. SIDES AND 2" CLEARANCE ON ALL SIDES. PROVIDE 34" DRAIN OUTLET LOCATED  " ABOVE BOTTOM OF PAN. P&T RELIEF VALVE AND DRAIN PAN PIPING SHALL 12" ABOVE BOTTOM OF PAN. P&T RELIEF VALVE AND DRAIN PAN PIPING SHALL BE TYPE M COPPER. 21. UNDERGROUND PIPING SHALL BE PROTECTED WITH A COAT OF BITUMINOUS COMPOUND. 22. ALL FLOOR DRAINS SHALL HAVE TRAP PRIMERS TO PROTECT TRAP SEAL. 23. ALL VENTS THROUGH ROOF SHALL MAINTAIN MINIMUM 10' HORIZONTAL CLEARANCE FROM ANY MECHANICAL AIR INTAKE. 24. ALL PIPING SHALL BE SUPPORTED RIGIDLY. 25. ALL CUTTING AND NOTCHING REQUIRED FOR THE INSTALLATION OF PLUMBING WORK SHALL BE ACCOMPLISHED IN AN APPROVED MANNER. APPROVAL SHALL BE OBTAINED FROM THE ENGINEER OF RECORD PRIOR TO CUTTING OR DRILLING STRUCTURAL MEMBERS UNLESS SPECIFICALLY ADDRESSED HEREIN. 26. WATER USAGE FOR PLUMBING FIXTURES SHALL NOT EXCEED THE FOLLOWING: WATER CLOSETS:  1.6 GALLONS PER FLUSH SHOWERS:  2.5 GALLONS PER MINUTE FAUCETS:  2.0 GALLONS PER MINUTE 27. HOSE BIBS SHALL BE PROTECTED BY APPROVED BACK-SIPHONAGE BACKFLOW PREVENTERS. 28. TEST ALL WATER PIPING AT 100 PSI HYDROSTATIC PRESSURE A MINMUM OF 2 HOURS. 29. TEST ALL SOIL, WASTE AND VENT PIPING WITH A 10' HEAD OF WATER. WATER LEVEL TO REMAIN UNCHANGED FOR 2 HOURS MINMUM. 30. THE CONTRACTOR SHALL MAINTAIN ONE COMPLETE SET OF DRAWINGS TO INDICATE ALL CHANGES MADE TO THE PLUMBING DESIGN. THE AS-BUILT DRAWINGS SHALL BE DELIVERED TO THE OWNER AFTER COMPLETION OF WORK.
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THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY  RICHARD J. MILELLI, PE ON (3-12-2023) USING A DIGITAL  USING A DIGITAL SIGNATURE. PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND SEALED AND THE SHA AUTHENTICATION CODE MUST BE VERIFIED ON ANY ELECTRONIC COPIES.
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WOOD AND FRAMING NOTES: 1. EXCEPT WHERE NOTED OTHERWISE, ALL FRAMING LUMBER SHALL BE SOUTHERN PINE, MC 19%, NO. 2 DENSE, AS GRADED BY THE SOUTHERN PINE INSPECTION BUREAU. 2. ALL TIMBER CONSTRUCTION SHALL CONFORM TO THE LATEST EDITION AFTC. 3. ALL WOOD SHALL BE PRESSURE TREATED WITH CHEMICALS TO PROTECT FROM INSECTS AND DECAY. ALLOW TO DRY AFTER TREATMENT. PROVIDE CONNECTORS AND FASTENERS COMPATIBLE WITH PRESSURE TREATED WOOD FRAMING. PROVIDE SEPARATION BARRIER SUCH AS BUILDING PAPER FOR NON-COMPATIBLE COMPONENTS SUCH AS ALUMINUM WINDOW FRAMES. 4. ALL WOOD CONNECTIONS SHALL HAVE SIMPSON STRONG-TIE CO. OR EQUAL CONNECTORS. ALL CONNECTORS SHALL BE INSTALLED WITH MANUFACTURER RECOMMENDED FASTENERS BEFORE LOADING. 5. CUTTING AND NOTCHING OF FLOOR JOISTS SHALL CONFORM TO THE FOLLOWING:     A.  NOTCH DEPTH IN THE TOP OR BOTTOM OF THE JOISTS AND BEAMS SHALL NOT EXCEED ONE-SIXTH OF THE DEPTH OF THE MEMBER AND SHALL NOT BE LOCATED IN THE MIDDLE ONE-THIRD OF THE SPAN.  (INCLUDING BIRDS MOUTH CUTS).     B.  NOTCH DEPTH AT THE ENDS OF THE MEMBER SHALL NOT EXCEED ONE-FOURTH THE DEPTH OF THE MEMBER.       C.  THE TENSION SIDE OF BEAMS, JOISTS AND RAFTERS OF FOUR INCHES OR GREATER NOMINAL THICKNESS SHALL NOT BE NOTCHED, EXCEPT AT ENDS OF MEMBERS.     D.  HOLES BORED OR CUT INTO JOISTS SHALL NOT BE CLOSER THAN TWO INCHES TO THE TOP OF BOTTOM OF THE JOISTS.  THE DIAMETER OF THE HOLE SHALL NOT EXCEED ONE-THIRD THE MEMBER DEPTH. 6. HOLES BORED IN BEARING WALL STUDS SHALL NOT EXCEED ONE-THIRD OF STUD. 7. PROVIDE BLOCKING BETWEEN ALL JOISTS 2 X 6 OR GREATER AT INTERVALS NOT TO EXCEED 8 FEET AND AT ALL SUPPORTS. 8. PROVIDE SOLID BLOCKING AT MID HEIGHT ON CENTER BETWEEN STUDS. (MINIMUM) . 9. ALL WALL STUDS SHALL BE SPF NO. 2 DENSE GRADE OR BETTER. 10. SEE PLANS FOR WALL STUD SIZE AND SPACING. 11. ALL STUD BEARING WALLS SHALL BE PROVIDED WITH 2 CONTINUOUS TOP PLATES AND CONTINUOUS BOTTOM PLATES WITH A MINIMUM OF ONE ROW OF HORIZONTAL BRIDGING AT MID-HEIGHT OF WALL UNLESS NOTED OTHERWISE.  SPLICES OF TOP PLATE SHALL OCCUR OVER STUD.  SPLICES SHALL BE STAGGERED A MINIMUM OF FOUR FEET. 12. ALL LINTEL'S OVER ALL FRAMED OPENINGS SHALL BE AS SHOWN BELOW, UNLESS NOTED OTHERWISE.   (2) - 2 X 6  FOR INTERIOR OPENINGS UP TO 4'-0", (3) 2 X 6 FOR EXTERIOR OPENINGS UP TO 4'-0"   (2) - 2 X 8 FOR INTERIOR OPENINGS UP TO 6'-0", (3) 2 X 8 FOR EXTERIOR OPENINGS UP TO 6'-0"   (2) - 2 X 10 FOR INTERIOR OPENINGS UP TO 8'-0", (3) 2 X 10 FOR EXTERIOR OPENINGS UP TO 8'-0"   (2) - 2 X 12 FOR INTERIOR OPENINGS UP TO 10'-0", (3) 2 X 12 FOR EXTERIOR OPENINGS UP TO 10'-0" 13. EXTERIOR WALL STUDS SHALL BE STRAPPED TO ROOF TRUSSES OR RAFTERS WITH SIMPSON CONNECTORS OR EQUAL. PROVIDE 3 STUDS (MIN.) FOR GIRDER TRUSS AND BEAM BEARING POINTS. 14. WHERE WOOD JOISTS/BEAMS ETC. FRAME INTO OTHER MEMBERS INSTALL SIMPSON "LUS" SERIES GALVANIZED JOIST HANGERS. 15. PLYWOOD DECKING SHALL BE IN ACCORDANCE WITH RECOMMENDATIONS OF THE AMERICAN PLYWOOD ASSOCIATION (APA). PLYWOOD SHEATHING SHALL BE APA STRUCTURAL I, IDENTIFIED WITH APA GRADE-TRADEMARK AND SHALL MEET THE REQUIREMENTS OF US PRODUCT STANDARD PSI OR APA PRP-108. ALL PLYWOOD WITH AN EDGE EXPOSED TO THE EXTERIOR SHALL BE EXTERIOR GRADE. FLOOR DECKING SHALL BE  " 34" MINIMUM AND GLUED AND FASTENED TO FLOOR FRAMING. ROOF DECKING SHALL BE  " MINIMUM AND NAILED WITH 58" MINIMUM AND NAILED WITH 8D NAILS @ 6" IN THE FIELD AND 4" ALONG THE EDGES. 16. FINISH CARPENTRY SHALL INCLUDE TRIM, FRAMES, PANELING AND CABINETRY. PROFILES AND PLASTIC LAMINATE ARE TO BE AS SELECTED BY THE OWNER OR NOTED ON THE DRAWINGS. CABINETS SHALL BE CUSTOM OR PREMIUM GRADES AS NOTED OR DETERMINED BY THE OWNER. PARTICLE OR PRESS BOARD SHALL NOT BE USED. SELECT GRADE SOUTHERN YELLOW PINE SHALL BE USED AS A QUALITY STANDARD FOR TRIM, FRAMES AND BASE UNLESS OTHERWISE NOTED. ALL WORK SHALL BE PERFORMED BY SKILLED FINISH CARPENTERS. 17. WOOD SHELVING SHALL BE  " PLYWOOD WITH EDGE BANDING AND PAINTED.34" PLYWOOD WITH EDGE BANDING AND PAINTED.
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DOOR & WINDOW NOTES 1. ALL DOORS AND WINDOWS SHALL BE RATED TO WITHSTAND PRESSURES ASSOCIATED WITH 180 MPH WINDS IN ACCORDANCE WITH ASCE 7-16. DOORS AND WINDOWS SHALL BE MANUFACTURED UNITS DESIGNED AND INSTALLED TO ALLOW A MAXIMUM OF 0.5 CFM INFILTRATION PER LINEAL FOOT OF OPERABLE SASH CRACK AND A MAXIMUM 0.5 CFM PER SF OF EXTERIOR DOOR AREA. UNITS SHALL BE GASKETED, WEATHER-STRIPPED OR OTHERWISE SEALED. 2. PROVIDE ONE EGRESS SIZED WINDOW IN EACH BEDROOM UNLESS THERE IS A SECOND EXIT SUCH AS A SLIDING GLASS OR SIDE HINGED DOOR TO THE EXTERIOR. EGRESS WINDOWS SHALL HAVE A SILL HEIGHT OF NOT MORE THAN 44" ABOVE FLOOR LEVEL AND MUST HAVE A MINIMUM NET CLEAR OPENING OF 20" WIDTH AND A NET CLEAR OPENING AREA OF NO LESS THAN 5.7 SF. 3. ALL EXTERIOR DOORS SHALL BE SOLID CORE, 1- " THICK, WEATHER-PROOF TYPE. ALL 34" THICK, WEATHER-PROOF TYPE. ALL INTERIOR DOORS SHALL BE 1- " THICK. UNITS SHALL BE GLAZED OR RAISED PANEL BOTH SIDES. 38" THICK. UNITS SHALL BE GLAZED OR RAISED PANEL BOTH SIDES. UNITS SHALL HAVE PATTERNS OR DIVIDED LITES UNLESS OTHERWISE NOTED. UNITS SHALL BE OF THE SIZE AND TYPE INDICATED ON THE DRAWINGS WITH SURFACES PREPARED TO ACCEPT PAINT OR OTHER FINISH AS SPECIFIED. DOORS SHALL MEET NWMA STANDARD TOLERANCES FOR EACH TYPE. 4. FURNISH AND INSTALL COMPLETE HARDWARE SETS; SCHLAGE, YALE OR EQUAL. ANSI GRADE 2 OR BETTER FOR HEAVY RESIDENTIAL/MEDIUM COMMERCIAL USE. FINISH AND STYLE TO BE SELECTED BY THE OWNER. ALL EXTERIOR HARDWARE TO BE SALT RESISTANT. 5. ALL SLIDING GLASS DOORS AND SHOWER ENCLOSURES SHALL HAVE TEMPERED GLASS. 6. WOOD OPERATING AND FIXED WINDOWS SHALL BE EQUIPPED WITH SALT RESISTANT HARDWARE AND REMOVABLE SCREENS. ALL UNITS SHALL BE DOUBLE-GLAZED (UNLESS OTHERWISE NOTED ON THE DRAWINGS) WITH TRUE DIVIDED LITES OR PATTERN INDICATED ON THE DRAWINGS. 7. WINDOW UNITS SHALL DISPLAY LABELS INDICATING COMPLIANCE WITH THE STATE OF FLORIDA MODEL ENERGY CODE, SECTION 502.4. FIELD VERIFY ALL DIMENSIONS PRIOR TO FABRICATION. 8. PROVIDE CLEAR GLAZING, GASKETED OR OTHERWISE SEALED. PROVIDE SAFETY GLASS AS REQUIRED AND/OR SHOWN ON THE DRAWINGS. 9. FASTEN DOOR AND WINDOW FRAMES IN ACCORDANCE WITH MANUFACTURER'S INSTALLATION INSTRUCTIONS AND/OR PRODUCT APPROVAL DETAILS. PROVIDE SEPARATION BARRIER WITH DOOR AND WINDOW FRAMES THAT ARE INSTALLED AGAINST NON-COMPATIBLE PRESSURE-TREATED WOOD FRAMING.
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THERMAL & MOISTURE PROTECTION 1. PROVIDE INSULATION AS SHOWN ON THE DRAWINGS AND AS FOLLOWS: PROVIDE INSULATION AS SHOWN ON THE DRAWINGS AND AS FOLLOWS: A. FACED MINERAL FIBER BLANKET/BATT INSULATION: PROVIDE THERMAL INSULATION PRODUCED FACED MINERAL FIBER BLANKET/BATT INSULATION: PROVIDE THERMAL INSULATION PRODUCED BY COMBINING MINERAL FIBERS OF TYPE DESCRIBED BELOW WITH THERMOSETTING RESINS TO COMPLY WITH ASTM C-665 FOR TYPE III, CLASS A (BLANKETS WITH REFLECTIVE VAPOR-RETARDER MEMBRANE FACING WITH FLAME SPREAD OF 25 OR LESS), FOIL-SCRIM-KRAFT ON FOIL-SCRIM-POLYETHYLENE VAPOR-RETARDER MEMBRANE ON ONE FACE, AS FOLLOWS: 1. MINERAL FIBER TYPE: FIBERS MANUFACTURED FROM GLASS. MINERAL FIBER TYPE: FIBERS MANUFACTURED FROM GLASS. 2. SURFACE BURNING CHARACTERISTICS: MAXIMUM FLAME SPREAD VALUE OF 25 AND MAXIMUM SURFACE BURNING CHARACTERISTICS: MAXIMUM FLAME SPREAD VALUE OF 25 AND MAXIMUM SMOKE DEVELOPED VALUE OF 50. 3. FLANGED UNITS: PROVIDE BLANKETS/BATTS FABRICATED WITH FACING FLANGED UNITS: PROVIDE BLANKETS/BATTS FABRICATED WITH FACING THAT INCORPORATES 4" WIDE FLANGES ALONG THE EDGES TO ATTACH TO FRAMING MEMBERS. B. POLYISOCYANURATE BOARD INSULATION: PROVIDE RIGID, CELLULAR THERMALINSULATION WITH POLYISOCYANURATE BOARD INSULATION: PROVIDE RIGID, CELLULAR THERMALINSULATION WITH GLASS-FIBER-REINFORCED POLYISOCYANURATE CLOSED-CELL FOAM CORE AND ALUMINUM FOIL FACING LAMINATED TO BOTH SIDES AND COMPLYING WITH FS HH-1-1972 /1, CLASS 2, AGED, R VALUES OF 8 AND 7.2 AT 40 AND 75 DEGREES FAHRENHEIT, RESPECTIVELY AND FOLLOWS: 1. SURFACE BURNING CHARACTERISTICS: MAXIMUM FLAME SPREAD VALUE OF25 AND MAXIMUM SURFACE BURNING CHARACTERISTICS: MAXIMUM FLAME SPREAD VALUE OF25 AND MAXIMUM SMOKE DEVELOPED VALUE OF 50. 2. THICKNESS 1" FOR SPECIFICATION CRITERIA (SEE DRAWINGS FOR REQUIRED THICKNESS OR R THICKNESS 1" FOR SPECIFICATION CRITERIA (SEE DRAWINGS FOR REQUIRED THICKNESS OR R VALUE AT EACH LOCATION.) COMPLY WITH MANUFACTURER RECOMMENDATIONS FOR INSTALLATION. SEAL ALL JOINTS AS REQUIRED. 2. INSULATION SHALL BE R-30 MINIMUM IN ATTIC SPACES. INSULATION SHALL BE R-30 MINIMUM IN ATTIC SPACES. 3. FLASHING SHALL BE GALVANIZED AND INCLUDE BASE FLASHING, STOPS, BUILT-IN VALLEYS, FLASHING SHALL BE GALVANIZED AND INCLUDE BASE FLASHING, STOPS, BUILT-IN VALLEYS, GUTTERS, SCUPPERS, AND MISCELLANEOUS METAL ACCESSORIES. USE ZINC-COATED, COMMERCIAL QUALITY ASTM A-526 G90 HOT-DIPPED GALVANIZED, 24 GAGE STEEL UNLESS OTHERWISE NOTED. SHAPES SHALL MATCH EXISTING PROFILES OF FLASHING AND STOPS. SHOP-FABRICATE TO THE MAXIMUM EXTENT POSSIBLE. COMPLY WITH DETAILS SHOWN AND APPLICABLE REQUIREMENTS OF SMACNA "ARCHITECTURAL SHEET METAL MANUAL" AND MANUFACTURER RECOMMENDATIONS. 4. PROVIDE SEALANTS AS FOLLOWS: PROVIDE SEALANTS AS FOLLOWS: A. SILICONIZED ACRYLIC CAULK - 25 YR, PAINTABLE, NON-STAINING, MILDEW SILICONIZED ACRYLIC CAULK - 25 YR, PAINTABLE, NON-STAINING, MILDEW RESISTANT. FOR INTERIOR AND EXTERIOR USE, FOR WOOD AND MASONRY, AS A FILLER FOR CRACKS, VOIDS AND HOLES IN PREPARATION FOR PAINT OR OTHER FINISH. B. POLYSEAMSEAL ALL-PURPOSE ADHESIVE CAULK, PAINTABLE, NON-STAINING, MILDEW POLYSEAMSEAL ALL-PURPOSE ADHESIVE CAULK, PAINTABLE, NON-STAINING, MILDEW RESISTANT. FOR INTERIOR AND EXTERIOR USE AS A FILLER AND JOINT SEAL AT TILE, TUB AND COUNTERS. C. SILICONE RUBBER SEALANT - FS TT-S-001543, CLASS A, ONE-PART NON-SAG LOW SILICONE RUBBER SEALANT - FS TT-S-001543, CLASS A, ONE-PART NON-SAG LOW MODULES SILICONE RUBBER SEALANT. FOR INTERIOR AND EXTERIOR USE IN WORKING JOINTS WHERE SOME MOVEMENT IS ANTICIPATED, FOR WOOD, MASONRY, METAL AND GLASS. PROVIDE BACKER ROD DEPTH CONTROL IN ALL JOINTS GREATER THAN  ".14".
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1. PROVIDE GYPSUM DRYWALL ON ALL WALLS UNLESS OTHERWISE NOTED AND AS FOLLOWS:      A. STEEL FURRING CHANNELS, ASTM C-645, WITH FLANGE EDGES BENT BACK 90 DEGREES AND DOUBLED OVER TO FORM  " MINIMUM LIP. MINIMUM THICKNESS OF BASE (UNCOATED) METAL, 316" MINIMUM LIP. MINIMUM THICKNESS OF BASE (UNCOATED) METAL, GALVANIZED FINISH-TYPICAL AND MINIMUM DEPTH AS FOLLOWS; THICKNESS IS 0.0329 INCH, DEPTH IS 1- ". 58".      B. GYPSUM BOARD,  " THICKNESS (UNLESS OTHERWISE INDICATED) , ASTM C-840 AND ASTM 58" THICKNESS (UNLESS OTHERWISE INDICATED) , ASTM C-840 AND ASTM C-36. USE TYPE X FOR FIRE RESISTANCE-RATED ASSEMBLIES. PROVIDE TAPERED EDGES. USE WATER-RESISTANT GYPSUM BOARD, ASTM C-630 WHERE INDICATED FOR ALL AREAS SUBJECT TO MOISTURE. PROVIDE GALVANIZED METAL TRIM ACCESSORIES COMPLYING WITH ASTM C-1047. PROVIDE TAPE AND THREE COATS SPACKLE, SCREW GYPSUM BOARD TO METAL FRAMING.      C. AT FIRE RATED WALL ASSEMBLIES, TYPE X SHALL BE INSTALLED CONTINUOUS PAST ANY INTERSECTING PARTITIONS. SHEET INSTALLATION LAYERING, PENETRATIONS, AND TREATMENT OF RECESSED ELECTRICAL BOXES, ETC. SHALL BE IN ACCORDANCE WITH ASSEMBLY GUIDELINES. 2. CERAMIC TILE SHALL BE FURNISHED AND INSTALLED WHERE INDICATED. TILE GROUTING PRODUCTS SHALL BE AS MANUFACTURED BY AMERICAN OLEAN, DAL-TILE CORPORATION OR APPROVED EQUAL. FLOOR TILE SHALL BE 12X12 UNGLAZED FLOOR TILE,  ", CUSHION EDGE AND 516", CUSHION EDGE AND NON-SLIP SURFACE. WALL TILE SHALL BE 4X4,  ", CUSHION EDGE. PROVIDE ALL TRIM AND 516", CUSHION EDGE. PROVIDE ALL TRIM AND ACCESSORIES NECESSARY TO PROVIDE A COMPLETE INSTALLATION INCLUDING BULLNOSE, COVE, BASE, BEADS, ETC. USE BONSAL MULTIPURPOSE PREMIUM THIN-SET GROUT W/ LATEX ADDITIVE B-730 OR EQUAL (ANSI A118.4). USE MOISTURE RESISTANT,  " THICK CONCRETE BACKER BOARD 716" THICK CONCRETE BACKER BOARD UNDER ALL TILE. 3. EXISTING WOOD FLOOR RESTORATION: REMOVE ALL EXISTING CARPET, LINOLEUM AND OTHER EXISTING FLOORING MATERIALS INCLUDING GLUE, ADHESIVES, ETC. REPLACE ALL ROTTED OR TERMITE DAMAGED BOARDS. (NOTIFY ENGINEER OF RECORD PRIOR TO CONTINUING IF ROTTED OR DAMAGED WOOD IS ENCOUNTERED.) SAND EXISTING FLOORING SMOOTH WITH SANDING MACHINE USING A MINIMUM OF COARSE MEDIUM AND FINE SANDING LAYERS. FILL ALL HOLES AND GAPS WITH ZAR LATEX PATCHING COMPOUND, COLOR TINT TO MATCH EXISTING. HOLES OR VOIDS OVER  " IN 14" IN DEPTH SHALL BE FILLED IN SUCCESSIVE LAYERS OF  " EACH, ALLOW DRYING BETWEEN 14" EACH, ALLOW DRYING BETWEEN APPLICATIONS. SAND SMOOTH AND STAIN FILL MATERIAL AS REQUIRED TO MATCH EXISTING. APPLY (2) COATS OF ZAR QUICK DRY GLOSS PRIMER/SEALER POLYURETHANE IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS. (LIGHTLY SAND BETWEEN COATS) APPLY (2) FINISH COATS OF ZAR GLOSS POLYURETHANE IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS. (SAND LIGHTLY BETWEEN COATS) 4. CARPETING AND PADDING SHALL BE SELECTED BY OWNER AND INSTALLED BY CONTRACTOR. PROVIDE $25 PER SQUARE YARD ALLOWANCE FOR PURCHASE DELIVERY AND INSTALLATION OF NEW CARPETING AND PADDING. 5. PROVIDE PAINTING FOR ALL EXPOSED INTERIOR AND EXTERIOR SURFACES UNLESS NOTED OTHERWISE OR INDICATED TO REMAIN NATURAL. ALL SURFACES TO BE PAINTED OR OTHERWISE FINISHED SHALL BE PROPERLY PREPARED AND PRIMED PRIOR TO PAINTING OR OTHERWISE FINISHING. IF A SURFACE IS NOT SPECIFICALLY INDICATED TO BE PAINTED, MATCH ADJACENT SURFACES. PAINTING IS NOT REQUIRED ON PREFINISHED ITEMS, FINISHED METAL SURFACES, CONCEALED SURFACES, OPERATING PARTS AND LABELS. (DO NOT PAINT OVER UL, FACTORY MUTUAL, OR OTHER CODE-REQUIRED LABELS OR EQUIPMENT NAME, IDENTIFICATION, PERFORMANCE DATA OR NOMENCLATURE PLATES.) PROVIDE SAMPLES OF EACH COLOR, TEXTURE AND FINISH TO BE APPLIED. RESUBMIT UNTIL ALL COLORS, TEXTURES AND FINISHES ARE APPROVED BY OWNER. 6. REMOVE AND REPLACE ALL ROTTED OR DAMAGED WOOD AND REPLACE WITH SIMILAR WOOD TO MATCH EXISTING SURFACES. USE PRESSURE TREATED WOOD. SPLICE NEW BOARDS INCONSPICUOUSLY AND STAGGER JOINTS AS REQUIRED. SCRAPE LOOSE PAINT OFF EXISTING WOOD SURFACES, SAND SMOOTH AND APPLY PRIMER. CAULK ALL SEAMS, JOINTS AND HOLES PRIOR TO APPLYING FINISH COAT. 7. WALL COVERINGS INDICATED SHALL BE FURNISHED BY OWNER. CONTRACTOR TO PROVIDE WALL SURFACES THAT HAVE BEEN TAPED, FLOATED AND SANDED TO PROPERLY RECEIVE WALL COVERINGS..
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