
Broward County Board of Rules and Appeals Meeting Agenda 
 

 September 11, 2025 Time: 7:00 PM  
 

Zoom Meeting Information: 
https://broward-org.zoomgov.com/j/1617268759 

Meeting ID: 161 726 8759 
 

  

 
I. CALL MEETING TO ORDER 

 
II. ROLL CALL 
 
III. APPROVAL OF AGENDA 
 
IV. APPROVAL OF MINUTES – August 14, 2025, Board Meeting 
 
V. PUBLIC COMMENT (Except public hearing items on this agenda) 

Public comments are limited to 3 minutes. 
 
VI. CONSENT AGENDA 
 

1. Certifications – Staff Recommended  
 

CITY OF COCONUT CREEK 
Canfield, Brian, Chief Mechanical Inspector 
 
CITY OF CORAL SPRINGS 
Jeoboam, Carpelo, Assistant Building Official 
 
TOWN OF DAVIE 
Salas, Gladys, Chief Structural Inspector 
 
CITY OF FORT LAUDERDALE 
Travers, John, Building Official 
  
CITY OF HOLLYWOOD 
Robinson, Roy, Mechanical Inspector – 120-Day Temporary 
  
CITY OF MARGATE 
Young, Marc-Stuart Ameer, Assistant Building Official 
 
CITY OF PEMBROKE PINES 
Palma, Emmanuel D., Mechanical Inspector – 120-Day Temporary 
  
CITY OF POMPANO BEACH 
Young, Ashlyn, Fire Inspector 
  
COUNTYWIDE 
Giunta, John Joseph, Plumbing Plans Examiner 
Morgan, Forrest, Plumbing Plans Examiner 
Moyal, Henery, Electrical Inspector 
Orozco, Jesus A., Structural Inspector 
Salas, Gladys, Structural Inspector 
Salas, Gladys, Structural Plans Examiner 
 
 
 
 
 

https://broward-org.zoomgov.com/j/1617268759


  

 
 

VII. REGULAR AGENDA 
 

1. Appeal #25-04 Tewfig Alexander Khoury, Seeks an Appeal of the Town of Davie Building 
Official’s Actions Pertaining to Permit #2024-6024 
 
a. Staff Report 
b. Board Questions 
c. Board Action 

 
2. Fiscal Year 2026 Budget (October 1, 2025 – September 30, 2026) 

 
a. Staff Report 
b. Board Questions 
c. Board Action 

 
3. Proposed Formal Interpretation #36 of FBC Broward County Amendments, 8th Edition, 

Chapter 1, Section 105.2.1 Emergency Repairs 
 
a. Staff Report 
b. Board Questions 
c. Board Action 

 
4. Proposed Formal Interpretation #37 of FBC Residential, 8th Edition, Section M1506.3 Exhaust 

Openings 
 
a. Staff Report 
b. Board Questions 
c. Board Action 

 
5. Proposed Formal Interpretation #38 of Broward County Amendments to Chapter 3, 

Subsection 307.2.1 of the 2023 Florida Building Code – Mechanical, 8th Edition 
 
a. Staff Report 
b. Board Questions 
c. Board Action 

 
6. Director’s Report 
 
7. Attorney’s Report 
 
8. Committee Reports 
 
9. General Board Member Discussion 
 
10. Adjournment 

 
 
 
 
If a person desires to appeal any decision with respect to any matter considered at this meeting, such person 
will need a record of the proceedings and, for this reason, such person may need to ensure that a verbatim 
record of the proceeding is made, which includes the testimony and evidence upon which the appeal is to be 
based (FS Sec.286.0105). 
 
Members: If you cannot attend the meeting, please get in touch with Dr. Barbosa at 954-931-2393 between 
6:00 PM and 7:00 PM. 



August 14, 2025
Board Meeting Minutes 



Broward County Board of Rules and Appeals 
Meeting Minutes, August 14, 2025 

 

 

I. CALL MEETING TO ORDER 

Chairman Kamm called a published virtual meeting of the Broward County Board of Rules 
and Appeals to order at 7:00 PM. 

II. ROLL CALL 

R. Art Kamm, Chairman Stephen E. Bailey, Vice Chairman 
Eduard Badiu   Gregg D’Attile 
Peter Deveaugh  Jeff Falkanger 
Sergio Pellecer   Michael Rada 
Scott Taggart   David Tringo 
Dennis Ulmer   Derek Wassink 
 
Total members present: 12 

III. APPROVAL OF AGENDA 

Mr. Ulmer made a motion to approve the agenda, and Mr. D’Attile seconded the motion. The 
motion passed by unanimous vote. 

IV. APPROVAL OF MINUTES – July 10, 2025, Board Meeting 

Mr. Deveaugh made a motion, and Mr. Badiu seconded it, to approve the July 10, 2025, 
minutes as submitted. The motion passed by unanimous vote.  

V. PUBLIC COMMENT (Except public hearing items on this agenda) - none 
Public comments are limited to 3 minutes. 

VI. CONSENT AGENDA 
 
1. Certifications – Staff Recommended 

Mr. Deveaugh made a motion, and Mr. Pellecer seconded the motion to approve the 
certifications as recommended by staff. The motion passed by a unanimous vote. 

VII. REGULAR AGENDA 

1.  Second Reading of the Proposed Modification to the Florida Building Code, 
Broward County Administrative Amendments, 8th (2023) Edition, Section 110.3.13, 
Virtual Inspections 

a. Staff Report 

Dr. Ana Barbosa, Administrative Director, noted that this is the second reading and 
public hearing of the proposed amendment. 

b. Public Hearing – none 
 
 
 
 



 

 

c. Board Questions 
 

Mr. Deveaugh asked whether the building official or AHJ has complete discretion to 
allow or disallow virtual inspections for conventional non-private provider permit 
applications.  
 
In response to Mr. Deveaugh, Mr. Rolando Soto, Chief Mechanical Code Compliance 
Officer, advised that Section 553.79 speaks about the rights of the Building Official 
and his staff. Section 553.79(1) addresses private providers and preempts anyone 
from allowing the private provider to perform inspections in either physical or virtual 
form.  

  
Mr. Deveaugh supported posting the voluntary guidelines on the Board’s website but 
opposed codifying them.  

 
Mr. Ulmer felt this amendment was not good from the consumer’s perspective.  

 
d. Board Action 

Mr. D’Atille made a motion, and Mr. Falkanger seconded the motion to approve the 
amendment on second and final reading. The motion passed by unanimous vote. 

2. Second Reading of the Proposed Modifications to the Broward County 
Administrative Amendments to Chapter 1 of the Florida Building Code, Section 
107.3.4, Related to Requirements for Professional Design 

 
a. Staff Report 

 
Mr. Rolando Soto, Chief Mechanical Code Compliance Officer, noted this is a second 
reading. The amendment follows and brings the language in Chapter 1 in line with 
the Florida Statutes.   

 
b. Board Questions 

 
Mr. Deveaugh asked why a long-standing restriction previously required a design 
professional, such as an architect or engineer, to submit building plans is being 
removed.  
 
In response, Mr. Charles Kramer, Board Attorney, explained that Florida Statute 
481.229 was changed insofar as submission of architectural design plans. However, 
it did not contemplate structural issues. Any structural, electrical, or mechanical 
elements with a value over $25,000 must be stamped and sealed by an engineer. 
Mr. Soto advised that structural work is not included in this amendment. There is a 
$25,000 limit on architectural design by a non-registered architect for public 
buildings. Mr. Kramer pointed out that the statute specifically prohibited any 
preempting.  The change before the Board was necessary because of the Florida 
Statute changes. There is a legal opinion on this issue. Mr. Soto indicated that the 
statute allows an architect to perform incidental engineering work and vice versa for 
an engineer. Mr. Kramer noted that the language did not relieve engineers under 
F.S. 471.  

 
Mr. Kramer and Mr. Soto confirmed Mr. Rada’s example of a multi-million-dollar 
single-family residence and his understanding that an architect's signature and seal 
are not required. Mr. Rada concluded that the plan review would become more 
complicated.   
 
 
 



 

 

 
c. Public Hearing 

 
Mr. Erik Scheuermann, CPBD, CGC, indicated he is a certified professional building 
designer (CPBD); however, this designation is not recognized. These individuals are 
not architects but are well-versed in all construction aspects up to a certain size. 
Engineering is required in terms of structural. As a CGC, he can design and build, 
but is still required to have an engineer or an architect sign off on the architecture 
because CPBD’s certificates are not recognized.  

 
Mr. Jack Butler felt other relevant exemptions in addition to licensure as an architect. 
They are F.S. 471.003(2)(a) for property owners practicing engineering for 
construction on their own property, (h) contractors performing MEP work below 
certain thresholds and F.S. 489.113(9)(b)2 that provides exemptions for both 
architecture and engineering when a certified contractor constructs a single or two-
family dwelling or any one-story structure of 1200 square feet or less. He felt a 
complete list would be helpful.  
 
Mr. Claudio Grande, Building Official, City of Wilton Manors, emphasized that 
Broward County lies in the High Velocity Hurricane Zone and builds differently than 
other areas. The destruction that occurs elsewhere in Florida is apparent. The 
proposed amendment is a disservice to the residents of Broward County. He 
encouraged the Board to vote this down.  
 
Ms. Chandra Doucette believed the goal is uniformity, and there is a movement 
toward harsher standards in the Building Code for the entire state. She opposed 
BORA trying to separate itself from the rest of the state.  

 

d. Board Action 

Mr. Deveaugh pointed out that if a design professional does not draw the plans, a 

burden is being placed on the plans examiner, which is not their function. Also, as the 

entire state starts to experience high-velocity hurricane winds, those areas should 

upgrade to Broward County requirements. 

Mr. Wassink pointed out that a structural engineer would still be required to sign all 

drawings.   

Mr. Scheuermann pointed out that there is a middle ground to this issue, and that 

would be certified professional building designers.  

Mr. D’Attile made a motion, and Mr. Falkanger seconded the motion to approve the 

proposed code amendment to Section 107.3.4 as presented on second and final 

reading. The motion passed by a vote of 7-5, with Mr. Bailey, Mr. Deveaugh, Mr. 

Rada, Mr. Tringo, and Mr. Ulmer voting no. 

 

3.    Contract Renewal for Administrative Director 

Dr. Barbosa advised that her current contract ends on August 22, 2025. It would be a 

three-year extension. The only change has to do with termination without cause.  

Mr. D’Attile made a motion, and Mr. Pellecer seconded the motion to approve the three-

year contract from August 2025 through August 2028. The motion passed by unanimous 

vote. 

Members of the Board made positive comments.  



 

 

Mr. Ulmer asked that Dr. Barbosa’s personal address be redacted from the contract.  

 

4. Director’s Report 

Dr. Barbosa welcomed a new member, Mr. Scott Taggart, who could not be present last 

month to introduce new members.  

Dr. Barbosa noted that, effective July 1st, the State discontinued or renamed local 

contractor licenses and that municipalities are adjusting to the extent possible.  

Dr. Barbosa supported the life-saving throw-a-ring initiative to install rings adjacent to 

waterways. At the County Commission’s urging, she plans to bring the initiative to the 

attention of city commissions throughout Broward County.  

Dr. Barbosa advocated for the Consumer Protection Department's staffing in the face of 

issues resulting from the July 1st discontinuation of local contractor licenses.  

5. Attorney’s Report  

Mr. Kramer advised that three cases have been filed against the Board, and he prevailed 

in them.  

6. Committee Reports - none 

 

7. General Board Member Discussion - none 

 

8. Adjournment 

The meeting adjourned at 7:56 PM. 

 
 
 
 
 
 
 



 
 
 
 

Consent Agenda: 
Item 1 

  



Certifications – Staff Recommended September 11, 2025, Board Meeting 

 
CITY OF COCONUT CREEK 
Canfield, Brian, Chief Mechanical Inspector 
 
CITY OF CORAL SPRINGS 
Jeoboam, Carpelo, Assistant Building Official 
 
TOWN OF DAVIE 
Salas, Gladys, Chief Structural Inspector 
 
CITY OF FORT LAUDERDALE 
Travers, John, Building Official 
  
CITY OF HOLLYWOOD 
Robinson, Roy, Mechanical Inspector – 120-Day Temporary 
  
CITY OF MARGATE 
Young, Marc-Stuart Ameer, Assistant Building Official 
 
CITY OF PEMBROKE PINES 
Palma, Emmanuel D., Mechanical Inspector – 120-Day Temporary 
  
CITY OF POMPANO BEACH 
Young, Ashlyn, Fire Inspector 
  
COUNTYWIDE 
Giunta, John Joseph, Plumbing Plans Examiner 
Morgan, Forrest, Plumbing Plans Examiner 
Moyal, Henery, Electrical Inspector 
Orozco, Jesus A., Structural Inspector 
Salas, Gladys, Structural Inspector 
Salas, Gladys, Structural Plans Examiner 
 



 
 
 
 

Regular Agenda: 
Item 1 

 
  



Broward County Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
broward.org/CodeAppeals │ 954-765-4500 │ rulesboard@broward.org 

TO: 

FROM: 

DATE: 

RE: 

Summary of Appeal #25-04  
The undersigned Appellant hereby seeks an appeal of the Town of Davie Building Official, Mr. William Diaz’s actions 
pertaining to Permit #2024-6024 in three parts:  

• Part 1: Appeal of a determination that the Permit plans called for use of wood trusses and the related
determination of compliance with certain sections of the Florida Building Code, Building, Chapter 23, which
governs wood trusses.

• Part 2: Appeal of Building Official William Diaz’s alteration of Permit records by changing the inspection status
of four (4) inspections from “pass” to “fail”.

• Part 3: Appeal of a determination that a roofing sub-permit is required.

Appellant’s Desired Outcome  
To have the Certificate of Completion issued for Davie Permit #2024-6024. 

Recommendation  
It is recommended that the Board of Rules and Appeals deny, by vote, the appeal submitted by Mr. Tewfig Alexander 
Khoury AR., referencing Permit #2024-6024, Town of Davie.  

Reasons 
1. FBCB (2023) Section 2319.10 allows for the roof framing design of wood trusses by a design professional

proficient in structural design. These trusses are not considered to be “Prefabricated Wood Trusses” that are
manufactured in a controlled environment, such as a manufacturing plant using metal gusset plates, as defined
in FBC (2023) Section 2319.17.2. These wood trusses can be constructed on site out of wood by a contractor
holding a valid certificate of company.

2. The Building Official is authorized and directed to enforce the provisions of the FBCB, per Section 104.1.2 and
approval of an inspection shall not be construed to be an approval of a violation of the provisions of the FBC or
of other ordinances of the jurisdiction per Section 110.1.

3. The Building Official has the authority to request a copy of the computations used in the design of the trusses
when they feel that sufficient evidence for compliance with the FBC is required per Sections 107.3.4.0.6,
107.3.5.2, and 107.3.5.2.1.

4. Contractor, Ultra Structures, can install the shingle roof on a new building of their own construction per
F.S.489.113(3)(b), but a roofing sub-permit is still required per Section 105.1, including the uniform roofing
permit application, FBCB, Section 1525.

Additional Information 
• Appeal from Mr. Tewfig Alexander Khoury AR.
• Responses to Allegations from Mr. William Diaz, Building Official Town of Davie
• Applicable Code Sections
• Simpson Strong-Tie Data Sheet
• Copy of Submitted Documents

Respectfully Submitted, 

Michael Guerasio, Chief Structural 
Code Compliance Officer 

Rolando Soto, Chief Mechanical 
Code Compliance Officer 

1

Members of the Broward County Board of Rules and Appeals 

Chief Structural Code Compliance Officer 
Chief Mechanical Code Compliance Officer 

September 11, 2025 

Appeal #25-04, Tewfig Alexander Khoury Seeks an Appeal of the Town of Davie Building Official’s 
Actions Pertaining to Permit #2024-6024 

https://www.broward.org/codeappeals/Pages/Default.aspx
mailto:rulesboard@broward.org


G:\SHARED\Board and Agenda Info\Board Meeting Agendas\2024\2. February 8\Item 1 - Admin. Policy for Appeals\Policy 95-01 Appeal Application (2024).docx 

Broward County Board of Rules and Appeals 
1 N. University Drive Suite, 3500B, Plantation, FL 33324 
broward.org/CodeAppeals 954-765- rulesboard@broward.org 

Appeal Application

Appellant Information: 

Name 

Address  

City  State 

Business/Profession 

Phone  

Email  

Project Information: 

Address  

Type of Construction 

Hight of Building 

Square Footage per Floor 

Permit Number 

Permit Application Date 

Group Occupancy  

Number of Stories  

Office Use Only 

Date Of Receipt  

Appeal #: 

Hearing Date 

Notice Mailed 

Code In Effect 

Electrical 

Fire Code 

Mechanical 

Plumbing 

Structural 

Alternate Material 

Alternate Method 

I, the undersigned, appeal the decision of the Building/Fire Code Official of 

as it pertains to Chapter , Section , of the (check one): 

South Florida Building Code Florida Building Code Florida Fire Prevention Code 

Other  , as applicable to Broward County. (Attach copy of relevant Code sections). 

Note: The Board shall base their decision upon the section(s) of the Code you have indicated above.  If these are in error, you 
must re-submit your appeal. The Board is not authorized to grant variances from the Code. 

Summary of appeal (attach additional sheets as necessary): 

Results desired (attach additional sheets as necessary): 

Fee:   Waived 

Note: Exhibits intended for distribution to the Board supporting the appeal must be submitted with the appeal. All material shall 
be kept from the appeal hearing. A letter from the Building or Fire Code Official rejecting the applicant’s appeal must be included 
in the appeal packet submitted to the Board of Rules and Appeals. 

Appellant Name (Please Print): 

Appellant Signature:  
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B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions Page 1 of 10 

B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions 

July 25, 2025 

Broward County Board of Rules and Appeals 
1 N. University Dr.  Suite 3500B 
Plantation, Fl. 33324 

To the Board; 

As more specifically detailed herein, the undersigned Appellant hereby seeks an appeal of 
Town of Davie Building OƯicial William Diaz actions pertaining to Town of Davie permit # 
2024-6024 (The Permit) in three parts: 

 Part 1: Appeal of a determination that The Permit plans called for use of wood
trusses and the related determination of compliance with certain sections of the
Florida Building Code which governs wood trusses.

 Part 2: Appeal of Building OƯicial William Diaz’s alteration of The Permit records by
changing the inspection status of four (4) inspections from “pass” to “fail”.

 Part 3: Appeal of a determination that a roofing sub-permit is required.

Introduction: 

Town of Davie permit #2024-6024 (for convenience hereafter referred to as The Permit) is 
for an alteration to a single unit with address 9411 Live Oak Pl. #102 Davie, Fl. 33324 which 
situates within an existing multifamily building.  Among other work, said addition included 
a roof with an overall surface measuring approximately 6.5’ x 6.5’.  The Permit includes all 
plans necessary to suƯiciently detail the full project scope in compliance with FBC 2023 
and such plans were signed and sealed by a Florida Registered Architect (i.e. the Architect 
of Record hereafter referred to as AOR). 

Facts relevant to the issue(s) being appealed in time order. 

 The Permit plans provide suƯicient detail for the roof framing system, including but
not limited to, specifying 2x4 Southern Pine dimension lumber for roof framing
members and further specifying to "BUILD EACH MEMBER IN FIELD", see detail 4
sheet S-2, see Exhibits ‘A’ & ‘G’.

Artistic 3233 S. Andrews Ave. Ft. Lauderdale, Fl.  33316 

 Design & Contracting Inc. Phone (954)523-2685          Fax (954) 764-8333 
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B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions Page 2 of 10 
 

 Based on a compressive review of plans bearing the seal of a Registered Architect, 
The Town of Davie Building Department issued The Permit on 10/24/24, see Exhibit 
‘A’ for The Permit issued plans & Exhibit ‘H’ for status showing The Permit issue date. 

 All construction work was performed in accordance with The Permit plans as 
evidenced by the pass status for all inspections under The Permit.  Notably the Roof 
Sheathing, Roof Truss Anchor and Roof Truss Engineering all passed on 11/26/24 
based on an inspection on the site by comparing the actual construction work to 
The Permit plans.  See Exhibit ‘H’ for pass status of all inspections and other details 
of The Permit at completion of construction work. 

 The Certificate of Completion (CC) was applied for on 5/21/25 having completed all 
work, passed all inspections and paid all fees contemplated in The Permit. 

 On 5/25/25 Building OƯicial William Diaz issued two comments rejecting the CC.  
Because The Permit plans do not specify wood trusses and because the CC 
rejection comments occurred after permit issuance, the CC rejection comments 
requiring wood truss shop drawings represent a substantive change to the plans 
after permit issuance.  The CC rejection comments did not identify the specific plan 
features that do not comply with the applicable codes, nor did said CC rejection 
comments identify the specific code chapters and sections upon which the 
rejection was based, see Exhibit ‘M’ for the CC rejection comments. 

 On 5/27/2025, the AOR had a telephone conversation with Building OƯicial William 
Diaz for the purpose of amicably resolving the CC rejection comments.  The AOR 
referenced The Permit plans citing the plain language clearly shown on the plans 
which stated “BUILD EACH MEMBER IN FIELD” and further explained that the 
design, the plan details and the plain language on the plans specified field framing 
for the roof which is distinct and diƯerent to wood trusses.  In reply, Building OƯicial 
William Diaz stated that he had made a determination that the plans called for wood 
trusses but refused to provide a citation to the FBC in support of such determination 
upon request by the AOR.  After repeatedly asking for the citation to FBC to support 
a determination that wood truss shop drawings shall be submitted for the field 
framing shown on The Permit, Building OƯicial William Diaz stated “Go Google it”, to 
which the AOR replied “This is not a suƯicient response, my design does not call for 
wood trusses, so you cannot make a determination that diƯers from my design and 
signed / sealed plans without a citation to the FBC in support.”  Despite the AOR’s 
repeated requests for citations to FBC to support the determination, Building 
OƯicial William Diaz failed to provide any FBC citation during said phone call.  
During said phone call, Building OƯicial William Diaz made certain comments that 
did not comport with professional decorum, specifically. 

o A) In an attempt to convince the AOR to agree with his determination 
requiring wood truss shop drawings (absent citation to FBC), Building OƯicial 
William Diaz stated “I am an engineer”.  The AOR asked William Diaz if he was 
a P.E. (Professional Engineer) to which William Diaz replied “No.”  The AOR 
then asked William Diaz (twice) where he received his Engineering Degree 
and William Diaz refused to answer both times. 

o B) After the above, Building OƯicial William Diaz chided the AOR with an 
unfounded accusation of professional negligence by stating “…you should 
have known better than to sign and seal the drawings as they were, instead of 
submitting wood truss shop drawings.”. 
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B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions Page 3 of 10 
 

 Thereafter, the AOR had a discussion with Jack Morell (Structural staƯ at BORA), the 
discussion focused in general terms on the diƯerence between wood trusses and 
field framing.  Jack Morell agreed that if the drawings specify field framing then that 
is diƯerent from wood trusses; therefore, compliance with FBC sections related to 
wood trusses shall not apply to field framing.  Jack Morell further stated that there is 
a clear distinction between wood trusses and field framing, “…in my mind, if it’s built 
in a factory with metal plates and arrives on a truck then it is a wood truss, if it's built 
on site with lumber it's field framing.  There's no question in my mind that these two 
are diƯerent..." 

 Thereafter the AOR had a conversation with Philip Holste at the Town of Davie Town 
Administrator’s oƯice asking for their intervention with their employee (Building 
OƯicial William Diaz) because the Building OƯicial’s CC rejection comments were 
an improper attempt to alter a Registered Architect’s signed and sealed design 
drawings and also because the Building OƯicial’s CC rejection comments 
represented a substantive change to the plans after permit issuance without 
citations to the plan or FBC and this violated Florida statute 553.79.  During the 
conversation, Philip Holste conveyed that Building OƯicial William Diaz had spoken 
with Jack Morell (structural staƯ at BORA) and that William Diaz “did not get what he 
wanted” meaning that Jack Morell disagreed with William Diaz’s determination that 
wood truss shop drawings are required.  After said conversation, on 6/19/25, the 
AOR composed and sent an email to Philip Holste, see Exhibit “N” for full email 
including attachments thereto. 

 On Sat 6/21/25, 2 days after sending the email to the Town Administrator’s oƯice, 
Building OƯicial William Diaz altered The Permit records by changing the status of 
four (4) diƯerent inspections from “pass” to “fail” and cited plan review comments 
as reason.  See Exhibit “J” for details on all four altered inspections. 

 
 

Appeal: 
 

Part 1: Basis to Appeal Town of Davie Building OƯicial William Diaz’s Determination that 
The Permit plans called for wood trusses and the related determination of compliance with 

certain sections of the Florida Building Code which governs wood trusses 
 

 Sheet S-2 of The Permit shows the roof framing configuration and other important 
details required by FBC-B 2023 section 2319.10.  Importantly, detail 4 on sheet S-2 
details the construction of the roof framing members by utilizing 2x4 Southern Pine 
dimension lumber and said detail clearly specifies to "BUILD EACH MEMBER IN 
FIELD", which means the Contractor shall furnish this work, this work is NOT 
designed and furnished by others.  Based on a plain reading of the text in The Permit 
plans, premanufactured wood trusses shall NOT be used for this roof.  Reference 
sheet S-2 in Exhibits ‘A’ and ‘G’. 

 FBC-B 2023 table 1607.1 requires a minimum roof Live Load of 20 PSF for the type of 
roof specified in The Permit because, in this case The Permit roof is a non-
occupiable pitched roof (with shingles).  Reference highlighted sections of Exhibit 
‘B’. 
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B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions Page 4 of 10 
 

 FBC-B 2023 table 1604.3 sets deflection limits for certain roof members, in this 
case The Permit roof rafter does not support ceiling; therefore, the deflection limit 
for The Permit roof rafter is L/180.  Reference highlighted sections of Exhibit ‘C’ 

 Exhibit ‘D’ shows FBC-B 2023 section 2314 and includes sub-section 2314.4 which 
specifically adopts certain standards into the FBC for use in HIGH-VELOCITY 
HURRICANE ZONES.  Sub-section 2314.4.7 (1) specifically adopts AWC NDS 
supplement which contains a table titled “Reference Design Values for Visually 
Graded Southern Pine Dimension Lumber” that is shown in Exhibit ‘F’.  Also, sub-
section 2314.4.7 (3) specifically includes the standard titled Span Tables for Joists 
and Rafters-2015 published by American Wood Council (AWC ST JR-2015: Span 
Tables for Joists and Rafters) and this adopted standard is shown at Exhibit ‘E’.  
Specifically adopting and including the aforementioned standards has the same 
eƯect as printing the information from such standards directly in the Florida 
Building Code.  

 During periodic inspections of the project depicted in The Permit, the AOR took 
certain photographs to document the work.  Exhibit ‘K’ is a close-up view of one 
such photograph showing an ink stamp ‘grade marking’ compliant with Southern 
Pine Inspection Bureau (SPIB) and such stamp is found on the roof framing member 
that was built in the field.  The ‘grade mark’ (Exhibit ‘K’) for the 2x4 Southern Pine 
used to construct the roof framing members shows that such lumber was graded 
No. 2. 

 AWC ST JR-2015: Span Tables for Joists and Rafters (Exhibit ‘E’) contains tables 
which show the maximum span of dimension lumber joists and rafters under 
certain loading conditions.  To select the correct table, reference highlighted parts of 
FBC-B 2023 table 1607.1 found at Exhibit ‘B’ and highlighted parts of FBC-B 2023 
table 1604.3 found at Exhibit ‘C’.  Required information to select the correct row / 
column in the table is highlighted in the adopted standard found at Exhibit ‘F’ which 
shows that No. 2 Southern Pine 2” wide lumber has a bending stress equal to 1,100 
PSI and a Modulus of Elasticity equal to 1,400,000 PSI.  Utilizing the dimensions 
shown on the roof framing plan depicted on sheet S-2 of The Permit (Exhibits ‘A’ & 
‘G’), the computed spacing of the roof framing members = 18” o.c.   

o AWC ST JR-2015 Applicable table R-13 is used for the rafter not supporting a 
ceiling with a deflection limit of L/180 and loading of 20 PSF Live 
Load.  Accordingly, the maximum span of 6’-10” for a 2x4 rafter is found at 
the intersection of the bending design value column (1,100 PSI) and the rafter 
size and spacing row (2x4 at 19.2”).  

o AWC ST JR-2015 Applicable table C-1 is used for the ceiling joist supporting 
only drywall ceiling (i.e. nonplaster ceiling) with a deflection limit of L/240.  
Accordingly, the maximum span of 10’-2” for a 2x4 ceiling joist is found at the 
intersection of the Modulus of Elasticity column (1.4 M PSI) and the joist size 
and spacing row (2x4 at 19.2”).  
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B.O.R.A. Appeal of Davie Building OƯicial William Diaz Actions Page 5 of 10 
 

 Exhibit ‘L’ shows the completed roof with a measuring tape running along the span 
direction of the top surface formed by the sloped rafter, the total distance from 
bearing to edge of overhang = 78” or 6’-6”.  The angle of the sloped rafter is 18.6 
degrees or approximately 4:12 pitch; therefore, the horizontal projection of the rafter 
from bearing to roof overhang = 6’-2”.  According to the explanation of tables found 
in AWC ST JR-2015 (Exhibit ‘E’), the span is measured from face to face of the 
supports and because The Permit roof uses a sloping rafter, the span is measured 
along the horizontal projection.  Accordingly, the actual span of the roof framing 
members (both rafter and ceiling joist) shown in The Permit plans = 4’-6” and such 
dimensions are overlaid onto detail 4, sheet S-2 of Exhibit ‘G’. 

 As demonstrated above, a plain reading of only the text found in the 2023 FBC 
permits a single 2x4 No.2 Southern Pine member to be utilized (by itself and without 
support from additional framing members) as a roof rafter because the actual 
construction clear span in The Permit = 4’-6” and this is LESS than the maximum 
allowable span of 6’-10” shown in FBC. 

 As demonstrated above, a plain reading of only the text found in the 2023 FBC 
permits a single 2x4 No.2 Southern Pine member to be utilized (by itself and without 
support from additional framing members) as a ceiling joist because the actual 
construction clear span in The Permit = 4’-6” and this is LESS than the maximum 
allowable span of 10’-2” shown in FBC. 

 Detail 4 on sheet S-2 of Exhibit ‘G’ graphically depicts a distinct roof rafter (shown in 
green) and a distinct ceiling joist (shown in blue) both of which are overlaid onto the 
roof framing member shown at detail 4 of The Permit plans.  Additionally, 
dimensions, spans and certain aforementioned notes are also overlaid onto said 
detail 4 of sheet S-2 Exhibit ‘G’.  As detailed above and according to 2023 FBC, the 
roof rafter specified as a 2x4 Southern Pine on detail 4 sheet S-2 of Exhibit ‘G’ is 
suƯicient (by itself and without support from additional members) for its intended 
use under the conditions and design contemplated in The Permit.  Furthermore, as 
detailed above and according to 2023 FBC, the ceiling joist specified as a 2x4 
Southern Pine on detail 4 sheet S-2 of Exhibit ‘G’ is suƯicient (by itself and without 
support from additional members) for its intended use under the conditions and 
design contemplated in The Permit.  In fact, because The Permit actual rafter span is 
65% of the maximum allowable in 2023 FBC and because The Permit actual ceiling 
joist span is 44% of the maximum allowable in 2023 FBC, each member as specified 
and constructed has a factor of safety over and above that which has already been 
incorporated into the span tables.  Stated diƯerently, a single 2x4 roof rafter and a 
single 2x4 ceiling joist specified in The Permit, each by itself, exceeds the minimum 
applicable standards in 2023 FBC. 

 Although the above demonstrates that a single 2x4 roof rafter and a separate 2x4 
ceiling joist (each by itself) exceeds the minimum requirements of 2023 FBC, the 
AOR choose to further increase the strength of the design by specifying 2x4 roof 
framing members in addition to the single rafter and ceiling joist thereby far 
exceeding the minimum requirement of 2023 FBC.  The AOR’s choice to far exceed 
the minimum standards in 2023 FBC does not transform the design into something 
diƯerent than the clear wording shown on The Permit plans which was "BUILD EACH 
MEMBER IN FIELD", i.e. the roof framing specified by the AOR is NOT a wood truss. 
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 The Permit record does not contain a single instance where Building OƯicial William 
Diaz cited the plan features which do not comply with applicable parts of FBC in 
violation of Florida Statutes 553.79 4 (b) and 553.79 1 (f) 2 a 1. 

 
The designed roof framing depicted on The Permit plans which bear the seal of a Registered 
Architect, specifies 2x4 Southern Pine lumber for field framed rafters and ceiling joists 
which, based on a direct reading of the plain language contained in the 2023 FBC shown in 
this appeal, demonstrably exceeds all applicable minimum standards in 2023 FBC.  Under 
the circumstances of this permit, 2023 FBC permits a single 2x4 Southern Pine member to 
be used as a roof rafter and also permits a separate single 2x4 Southern Pine member to be 
used as a ceiling joist without the need for support from additional framing members.  The 
Permit plans specify a single 2x4 Southern Pine member to be used as a roof rafter and a 
separate single 2x4 Southern Pine member to be used as a ceiling joist and additionally 
shows other framing members which only serve to far exceed the minimum requirements 
of 2023 FBC. 
 
In conclusion, the AOR designed and detailed roof framing shown on The Permit plans 
which specified that such roof framing shall be built in the field using dimensional lumber 
and also demonstrated that such roof framing far exceeds the minimum standards in the 
2023 FBC as set forth herein.  Importantly, the AOR did not specify wood trusses to be used 
as roof framing members on The Permit plans; therefore, any determination to comply with 
standards applicable to wood trusses represents a substantive change to the design 
clearly shown on the AOR’s signed and sealed plans in The Permit.  Under these 
circumstances where the AOR’s design was demonstrably stronger than the minimum 
required by 2023 FBC, no determination which makes substantive changes to the AOR's 
signed and sealed design plans may be held valid absent competent support 
demonstrating the AOR's design in fact fails to meet applicable sections of 2023 FBC or 
professional standards of care. 
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Part 2: Basis to Appeal Building OƯicial William Diaz’s alteration of The Permit records by 
changing the status of four (4) inspections from “pass” to “fail”. 

 
On Saturday 6/21/25, two days after the AOR composed and sent the email shown in 
Exhibit “N” to Davie Town Administrator’s oƯice, Building OƯicial William Diaz altered the 
Town of Davie permitting system records of The Permit by changing the status for four (4) 
diƯerent inspections from “pass” to “fail”, see Exhibit “I” for the inspection status after 
altering The Permit records and also see Exhibit “J” for a composite of all 4 inspections 
altered and the cited reasons.  The reasons William Diaz cited for altering The Permit record 
by changing the status of 4 inspections from “pass” to “fail” is “due to” the following, cited 
here for convenience “FBC Building 2023, 8 Edition, Section 2319.10 Roof framing. The 
permit documents shall include roof framing plans showing spacing and spans of all roof 
members indicating any fabricated elements to be designed and furnished by others and 
shall include the details for support and bearing of the roof structural system, for the 
permanent cross/lateral/diagonal bracing and anchorage required to resist dead, live and 
wind loads as set forth in Chapter 16 (High-Velocity Hurricane Zones). The framing plans 
shall also indicate the uplift forces applied on the roof, sheathing type, thickness and 
nailing requirements for the sheathing. The roof framing plans shall be prepared by, and 
bear the sign and seal of, a registered professional engineer or registered architect of 
record proficient in structural design. FBC Building 2023, 8 Edition, Chapter 23, Section 
2303.4, 2303.1.1.”.  The structural final inspection was revoked due to the foregoing in 
addition to “FBC 2303.4.1.1. and FBC Building 2023, 8 Edition, Chapter 1, Section 105.1 
Roof installation without permit.”  William Diaz’s alteration of The Permit records to change 
the status of four (4) inspections from “pass” to “fail” was improper as detailed below. 

 Building OƯicial William Diaz was not the inspector for any of the 4 altered 
inspection records and at the time that William Diaz altered The Permit records by 
changing the status from “pass” to “fail” for all 4 inspections he did not possess any 
facts that the previously inspected work as constructed in the field failed to comply 
with The Permit or FBC to support such an action.  Importantly, no such facts were 
cited for the aforementioned alteration of The Permit records. 

 Building OƯicial William Diaz altered The Permit record by changing the status of 
four (4) inspections from “pass” to “fail” by citing reasons which were of a plan 
review nature after permit issuance and after a diƯerent inspector confirmed that 
the actual construction work complied with The Permit and FBC.  Issuing and 
addressing ‘plan review comments’ occurs PRIOR to permit issuance and shall not 
occur after permit issuance absent competent support that the plans fail to meet 
applicable sections of FBC – competent support necessarily includes a citation to 
the plan feature which does not comply with FBC as well as citation to the 
applicable section of FBC.  Importantly, William Diaz did NOT cite the plan features 
that failed to comply with FBC in his reasons for altering The Permit record for 4 
inspections. 
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 A competent review of The Permit plans readily verifies the presence of all plan 
review comments cited by William Diaz as his reason to alter The Permit records by 
changing the status of four (4) inspections from “pass” to “fail”.  Stated diƯerently, 
The Permit was issued because, at the time of permit issuance, the plans already 
clearly showed each and every plan feature that William Diaz cited as justification to 
alter the pass status of 4 inspections, and all such plans bear the seal of a 
Registered Architect.  Importantly, detail 4 on sheet S-2 clearly specifies that the 
roof framing members shall be built in the field which means that the Contractor 
shall build all roof framing members together with the other work shown on The 
Permit, i.e. the roof framing work is NOT designed and furnished by others. 

 Building OƯicial Wiliam Diaz cited FBCB 2303.4 as reason to alter The Permit 
records by changing the status of four (4) inspections from “pass” to “fail”; however, 
such section pertains to premanufactured wood trusses which are diƯerent from 
the field framed roof system which the AOR designed and clearly specified on The 
Permit plans.  Additionally, prior to altering the inspection records, a Registered 
Architect, Professional Engineer and BORA structural staƯ all advised Building 
OƯicial William Diaz that FBC sections pertaining to wood trusses are not 
applicable to The Permit because it clearly specifies a diƯerent roof framing system 
that is built in the field.  Therefore, William Diaz knowingly failed to cite an 
applicable code as reason to alter the inspection records. 

 Building OƯicial Wiliam Diaz cited FBCB 2303.1.1 as reason to alter The Permit 
records by changing the status of four (4) inspections from “pass” to “fail”.  The cited 
section specifies that sawn lumber must be graded and identified by a “grade mark”.  
The nature of this code section requires that an inspector observe the actual lumber 
used in construction to determine if the lumber in fact contains such “grade mark” 
stamp.  William Diaz was not the inspector for any of the 4 inspections for which he 
altered the “pass” status; therefore, William Diaz did NOT possess any facts relevant 
to this cited FBC section when he altered The Permit inspection records. 

 Building OƯicial Wiliam Diaz cited FBCB 2303.4.1.1 as reason to alter The Permit 
records by changing the status of the Structural Final inspection from “pass” to 
“fail”; however, such section specifies requirements to be shown on shop drawings 
for premanufactured wood trusses.  The roof framing plan on sheet S-2 of The 
Permit clearly specifies that the roof framing members are built in the field, which 
means the roof framing members are NOT premanufactured wood trusses, so wood 
truss shop drawings were NOT contemplated in The Permit.  Stated diƯerently, 
premanufactured wood truss shop drawings are completely diƯerent to the AOR’s 
design which was clearly specified on the signed and sealed plans contained in The 
Permit.  Additionally, prior to altering this inspection record, a Registered Architect, 
Professional Engineer and BORA structural staƯ all advised Building OƯicial William 
Diaz that FBC sections pertaining to wood trusses are not applicable to The Permit 
because it clearly specifies a diƯerent roof framing system that is built in the field.  
William Diaz knowingly failed to cite an applicable code as reason to alter the 
inspection records. 
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 Building OƯicial William Diaz cited FBC-B 2319.10 and copied and pasted the text 
from said section as reason to alter The Permit records by changing the status of 
four (4) inspections from “pass” to “fail”.  FBC-B 2319.10 includes certain plan 
features that a roof framing plan must contain, each and every plan feature in FBC-B 
2319.10 that William Diaz cited as reason to alter The Permit records by changing 
the status of four (4) inspections from “pass” to “fail” is identified with a red oval on 
the plans in Exhibit “G”.  Accordingly, at the time of permit issuance, each and every 
plan feature in FBC-B 2319.10 that William Diaz cited as reason to alter The Permit 
records by changing the status of four (4) inspections from “pass” to “fail” were 
already clearly shown on The Permit plans. 

 
In conclusion, Building OƯicial William Diaz’s alteration of The Permit records by changing 
the status of four (4) inspections from “pass” to “fail” was improper because. 

- William Diaz was not the original inspector 
- William Diaz did not possess any facts that the original inspections were improper 
- William Diaz cited plan review comments which occur prior to permit issuance. 
- William Diaz cited inapplicable FBC sections 
- William Diaz cited required plan features that were already clearly shown on the 

plans. 
 
Accordingly, because there was no proper basis to alter the inspection status as detailed 
above, the previously correct “pass” status for the inspections prior to William Diaz’s 
improper alteration of The Permit records should be restored. 
 
 

Part 3: Basis to Appeal a determination that a roofing sub-permit is required. 
 
Building OƯicial Wiliam Diaz cited FBCB 105.1 as reason to alter The Permit records by 
changing the status of the Structural Final inspection from “pass” to “fail”; however, FBC 
administrative code 105.2 (H) exempts roof permits for work not exceeding $1,500.00 - in 
this case, roof work was $550. 
 
The construction work in The Permit is exempt from a roofing sub-permit.  
 
 
 

List of Exhibits to this Appeal: 
 
Exhibit ‘A’ – Composite of all original (unaltered) signed and sealed plans stamped 
approved and contained within Town of Davie issued permit # 2024-6024.  Note: each 
sheet must remain as a separate file to preserve digital signature. 
Exhibit ‘B’ - 2023 FBC-B Table 1607.1 ‘Minimum Uniformly Distributed Live Loads’ for a roof 
with parts highlighted that are applicable to The Permit. 
Exhibit ‘C’ – 2023 FBC-B Table 1604.3 ‘Deflection Limits’ for a roof with parts highlighted 
that are applicable to The Permit 
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List of Exhibits to this Appeal continued: 
 
Exhibit ‘D’ – 2023 Section 2314 with parts highlighted that are applicable to The Permit, 
including but not limited to, HIGH-VELOCITY HURRICANE ZONES, section 2314.4 which 
adopts referenced standards into FBC, and 2314.4.7 (3) specifically adopting American 
Wood Council “AWC ST JR-2015: Span Tables for Joists and Rafters”. 
Exhibit ‘E’ – American Wood Council Span Tables for Joists and Rafters 2015, i.e. AWC ST 
JR-2015: Span Tables for Joists and Rafters with Tables highlighted that are applicable to 
The Permit 
Exhibit ‘F’ – American Wood Council Design Values for Wood Construction – NDS 
Supplement, Reference Design Values for Visually Graded Southern Pine Dimension 
Lumber (2” – 4” thick) with parts highlighted that are applicable to The Permit 
Exhibit ‘G’ – Composite of sheets A-2 and S-2 which are signed and sealed plans stamped 
approved and contained within Town of Davie issued permit # 2024-6024.  Each sheet 
contains an overlay of notes and circles which are pertinent to this appeal.  Note: each 
sheet must remain as a separate file to preserve digital signature. 
Exhibit ‘H’ – Print out from Town of Davie Permitting system showing status of The Permit at 
application for Certificate of Completion (CC) on 5/21/25. 
Exhibit “I” – Print out from Town of Davie Permitting system showing the status of The 
Permit after Building OƯicial William Diaz altered The Permit record by changing the status 
of four (4) inspections from “pass” to “fail” on 6/21/25. 
Exhibit “J” – Composite of each of four (4) inspection comments under The Permit which 
were altered by Building OƯicial William Diaz by changing the status from “pass” to “fail”. 
Exhibit “K” – Close up of roof framing member “Built in Field” showing ‘grade marking’ 
stamp compliant with Southern Pine Inspection Bureau (SPIB) ink stamp grade marks. 
Exhibit “L” – Picture of surface of completed roof with measuring tape showing distance 
along top of rafter. 
Exhibit “M” – Town of Davie permitting system printout of Certificate of Completion 
rejection comments. 
Exhibit “N” – Email composed by AOR and sent to Philip Holste at Town of Davie Town 
Administrator’s oƯice. 
Exhibit “O” – Signed and Sealed Peer Review letter from Mark Johnson, P.E. in support of 
part 1 of this appeal. 
 
 
 
 
 
 
Respectfully Submitted 
 
 
 
Tewfiq Alexander Khoury 
Registered Architect – AR91487 
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Welcome Page Public Search

Town of Davie Permits
Powered by Tyler Technologies

Permit Summary
Permit Type S-Residential Alteration
Permit # 2024-00006024
Application
#

2024-00006024

Status Permit Issued on
10/24/2024

Issued To Contractor

Payment Summary
Total Charges $474.82
Amount Collected $474.82
Total Due $0.00
Paid On 05/22/2025

Primary Owner TRAPANI, CHRISTOPHER M &JENNIFER
Address 9411 LIVE OAK PL 102 DAVIE FL, 33324
Parcel 504117DJ0020
Location Description
Lot Number
Subdivision Live Oak Place

Location

Permit Details
Description
Renovation Of Town Home

Email alex@ultradesignbuild.com
Phone Number (954) 444-7366
EXT.
Current Property Value
Est. Improvement Value $19,000.00
Improvement Sq. Ft. 1,340
Printed
Master Permit
Comments Contractor Ultra Structures 954-444-7366 Owner Chris Trapani 954-530-6957

Inspections
REQUEST

Date
Inspection
Type

Request Inspection
Comment Status Pass/Fail Inspector Comment

03/19/2025 S1050 Door
& Window
Buck

Add Comment Completed Pass

05/15/2025 S1055 Door
Install

Add Comment Completed Pass
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04/02/2025 S1065
Drywall
Screw

Add Comment Completed Pass

11/12/2024 S1115
Footing

Add Comment Completed Pass

03/19/2025 S1130
Framing

Add Comment Completed Pass

03/19/2025 S1135
Framing
Exterior

Add Comment Completed Pass

04/02/2025 S1145
Insulation -
Ceiling

Add Comment Completed Pass

04/02/2025 S1150
Insulation -
Wall

Add Comment Completed Pass

04/02/2025 S1155 Lath Add Comment Completed Pass

11/26/2024 S1225 Roof
Sheathing

Add Comment Completed Pass

11/26/2024 S1230 Roof
Truss
Anchor

Add Comment Completed Pass

11/26/2024 S1235 Roof
Truss
Engineering

Add Comment Completed Pass

11/12/2024 S1270 Slab
Form

Add Comment Completed Pass

11/26/2024 S1360 Wall
Sheathing

Add Comment Completed Pass

05/15/2025 S1340
Weather
Barrier

Add Comment Completed Pass

05/15/2025 S1310
Structural
Final

Add Comment Completed Pass

Conditions
Active Code Comment Due Date

Non Applicable -
Mechanical Dept

Date: 7/29/24 Non-Applicable By: Allen G

Prescreen Rejected Date: 7.16.24 Comments: See Project Dox.

Location of Plans Date: 7.23.24 Permit routed to Elec, Mech, Plb
& Struct Dept.

08/15/2024

Approved Electrical Dept Date: 03/12/25 Approved by James B

Approved Electrical Dept Date: 7-25-24 Approved by James B
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Project Dox Submittal Date: 7/11/24 The application was created and
uploaded in projectdox. Pending files to be
uploaded from the applicant. Emailed
alex@ultradesignbuild.com

Non Applicable -
Plumbing Dept

Date: 7/23/24 Non-Applicable. By: P
PEDERSEN

Permit Ready to be
Issued

Date: 9/23/24 Permit ready to be issued.
Balance due $414.82 Emailed Customer at
alex@ultradesignbuild.com BATCH STAMP need
to update License

Approved Structural Dept Date: 9/9/24 Approved by Ray W

Notes
Subject Note Date

CC The Certificate of completion has been rejected due to the following:
1- A Truss shop drawing from a certified truss company must be
submitted for review.
2- A sub-roofing permit is required according to the alteration scope of
work. A roofing permit will not be issued until the truss shop drawing
is submitted for review and approved.

05/25/25

Electrical Approved app 03/12/25

STR Approved approved 09/09/24

electric Approved to sub hub/p dox. Need electrical app.
rough, final

07/25/24

NA P 24-6024 NO PLUMBING WORK SHOWN ON PLANS 07/23/24

© 2025 Town of Davie
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Welcome Page Public Search

Town of Davie Permits
Powered by Tyler Technologies

Permit Summary
Permit Type S-Residential Alteration
Permit # 2024-00006024
Application
#

2024-00006024

Status Permit Issued on
10/24/2024

Issued To Contractor

Payment Summary
Total Charges $474.82
Amount Collected $474.82
Total Due $0.00
Paid On 05/22/2025

Primary Owner TRAPANI, CHRISTOPHER M &JENNIFER
Address 9411 LIVE OAK PL 102 DAVIE FL, 33324
Parcel 504117DJ0020
Location Description
Lot Number
Subdivision Live Oak Place

Location

Permit Details
Description
Renovation Of Town Home

Email alex@ultradesignbuild.com
Phone Number (954) 444-7366
EXT.
Current Property Value
Est. Improvement Value $19,000.00
Improvement Sq. Ft. 1,340
Printed
Master Permit
Comments Contractor Ultra Structures 954-444-7366 Owner Chris Trapani 954-530-6957

Inspections
REQUEST

Date
Inspection
Type

Request Inspection
Comment Status Pass/Fail Inspector Comment

S1225 Roof
Sheathing

Available
to
Request

S1230 Roof
Truss Anchor

Available
to
Request
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B.O.R.A. Appeal of Town of Davie Building Official William Diaz
Actions / Determinations related to Town of Davie Permit # 2024-6024 – Exhibit ‘I’.



S1235 Roof
Truss
Engineering

Available
to
Request

S1310
Structural
Final

Available
to
Request

03/19/2025 S1050 Door
& Window
Buck

Add Comment Completed Pass

05/15/2025 S1055 Door
Install

Add Comment Completed Pass

04/02/2025 S1065
Drywall
Screw

Add Comment Completed Pass

11/12/2024 S1115
Footing

Add Comment Completed Pass

03/19/2025 S1130
Framing

Add Comment Completed Pass

03/19/2025 S1135
Framing
Exterior

Add Comment Completed Pass

04/02/2025 S1145
Insulation -
Ceiling

Add Comment Completed Pass

04/02/2025 S1150
Insulation -
Wall

Add Comment Completed Pass

04/02/2025 S1155 Lath Add Comment Completed Pass

11/26/2024 S1225 Roof
Sheathing

Add Comment Completed Fail

11/26/2024 S1230 Roof
Truss
Anchor

Add Comment Completed Fail

11/26/2024 S1235 Roof
Truss
Engineering

Add Comment Completed Fail

11/12/2024 S1270 Slab
Form

Add Comment Completed Pass

11/26/2024 S1360 Wall
Sheathing

Add Comment Completed Pass

05/15/2025 S1340
Weather
Barrier

Add Comment Completed Pass

05/15/2025 S1310
Structural
Final

Add Comment Completed Fail
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Conditions
Active Code Comment Due Date

Non Applicable -
Mechanical Dept

Date: 7/29/24 Non-Applicable By: Allen G

Prescreen Rejected Date: 7.16.24 Comments: See Project Dox.

Location of Plans Date: 7.23.24 Permit routed to Elec, Mech, Plb
& Struct Dept.

08/15/2024

Approved Electrical Dept Date: 03/12/25 Approved by James B

Approved Electrical Dept Date: 7-25-24 Approved by James B

Project Dox Submittal Date: 7/11/24 The application was created and
uploaded in projectdox. Pending files to be
uploaded from the applicant. Emailed
alex@ultradesignbuild.com

Non Applicable -
Plumbing Dept

Date: 7/23/24 Non-Applicable. By: P
PEDERSEN

Permit Ready to be
Issued

Date: 9/23/24 Permit ready to be issued.
Balance due $414.82 Emailed Customer at
alex@ultradesignbuild.com BATCH STAMP need
to update License

Approved Structural Dept Date: 9/9/24 Approved by Ray W

Notes
Subject Note Date

CC The Certificate of completion has been rejected due to the following:
1- A Truss shop drawing from a certified truss company must be
submitted for review.
2- A sub-roofing permit is required according to the alteration scope of
work. A roofing permit will not be issued until the truss shop drawing
is submitted for review and approved.

05/25/25

Electrical Approved app 03/12/25

STR Approved approved 09/09/24

electric Approved to sub hub/p dox. Need electrical app.
rough, final

07/25/24

NA P 24-6024 NO PLUMBING WORK SHOWN ON PLANS 07/23/24

© 2025 Town of Davie
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Plan Review - Review Comments Report
Project Name:  2024-00006024
Workflow Started:  5/21/2025 9:41:36 AM
Report Generated:  06/17/2025 07:40 AM

REF # CYCLE REVIEWED BY TYPE FILENAME DISCUSSION STATUS
1 1 Building Official

William Diaz
5/25/25 9:17 PM

Comment
The Certificate of completion has been rejected due to the following:
1- A Truss shop drawing from a certified truss company must be submitted 
for review.
2- A sub-roofing permit is required according to the alteration scope of 
work. A roofing permit will not be issued until the truss shop drawing is 
submitted for review and approved.

Unresolved

REVIEW COMMENTS

Created in ProjectDox version 9.4.9.4
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Plan Review - Review Comments Report
Project Name:  2024-00006024
Workflow Started:  5/21/2025 9:41:36 AM
Report Generated:  06/17/2025 07:40 AM

REF # CYCLE REVIEWED BY TYPE FILENAME DISCUSSION STATUS
1 1 Building Official

William Diaz
5/25/25 9:17 PM

Comment
The Certificate of completion has been rejected due to the following:
1- A Truss shop drawing from a certified truss company must be submitted 
for review.
2- A sub-roofing permit is required according to the alteration scope of 
work. A roofing permit will not be issued until the truss shop drawing is 
submitted for review and approved.

Unresolved

REVIEW COMMENTS

Created in ProjectDox version 9.4.9.4
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160 West Camino Real, Suite 1000  Boca Raton, FL  33432 

phone 561-982-8999  www.johnsonstructural.com 

July 25, 2025 
 
Mr. Jack Morell and Mr. Michael Guerasio 
Chief Structural Code Compliance Officers 
Broward County Board of Rules and Appeals 
 
RE:  Structural Peer Review for 

Proposed Renovations for  
 Mr. & Mrs. Chris and Jen Trapani 
 9411 Live Oak Place #102 
 Davie, FL  33324 
     
JSG# 25093 
 
Dear Mr. Morell and Mr. Guerasio, 
 
Mr. T. Alex Khoury, Architect, with Artistic Design & Contracting, Inc. has voluntarily asked Johnson Structural Group, 
Inc. (JSG) for a structural peer review of the above captioned project.  This letter will introduce our qualifications to 
review the plans completed by Mr. Khoury, the structural scope of the project, and our recommendations. 
 
Johnson Structural Group: 
JSG is a well-known Commercial Structural Engineering firm based in Boca Raton, Florida.  We have completed 
commercial designs for over 2,600 projects since our inception in 1998.  In Davie alone, we have completed 
numerous shopping centers, hotels, completed miscellaneous projects for FAU Davie campus, a Publix store, and 
health care facilities.  All our engineers have been with the company for over 20 years and have expertise in every 
construction system utilized in South Florida.  The peer review was specifically completed by me, Mark Johnson PE, 
the company founder. I am a Florida Board Recognized Structural Engineer.  I have served on the BCBORA Board 
as well as performed structural calculation review for residential structures on behalf of BCBORA in the past. 
 
The Project Structural Scope and Presented Documents: 
The Renovations for the Trapani family consist of reclaiming the exterior space created by a ground floor screened 
porch which occurs under a second-floor overhang.  The second-floor overhang does not cover the whole rear face, 
so the architect had detailed a new wood framed closure end wall with a small hand framed pitched wood roof.  The 
design is simplistic in nature and structural members utilized in the design do not require rational analysis. 
 
Mr. Khoury has two structural sheets in the permitted documents, S-1 and S-2.  These documents contain proper 
Florida Building Code edition references as well as the wind design.  They also contain general structural notes, 
details of the new framed wall, connection schedules for the sheathing and framing, details for a hand framed roof 
member and a corresponding ceiling member to make the ceiling flat, and a new slab on grade with a turn down slab 
at the perimeter.   
 
To perform the peer review, Mr. Khoury provided me with the design reference material, design load tables, and the 
Florida Building Code referenced standards he followed to complete the design and document the construction 
details.  Everything Mr. Khoury provided for our review was current, part of the current Florida Building Code, or a 
code/standard referenced as part of the Florida Building Code.  Mr. Khoury’s use of the tables and selection of 
materials for the design are correct.  The drawings presented reflect a proper design that meets the intent of the 
Florida Building Code.   
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Outlook

Re: Davie Permit 2024-6024 Clarification Regarding Roof Framing – Site-Built Assembly per
Approved Drawings

From Alex Khoury <alexkhoury@outlook.com>
Date Thu 6/19/2025 12:58 PM
To pholste@davie-fl.gov <pholste@davie-fl.gov>; T Salim <office@ultradesignbuild.com>

2 attachments (419 KB)
Details for Permit 2024-6024.pdf; Permit 24-6024 CC Rejection Comments.pdf;

Philip,

As always, it was a pleasure speaking with you yesterday in follow up to this matter.

In addition to my 6/17/25 email which you have forwarded to the Town Attorney, kindly see additional
information below which I respectfully submit for the Town Attorney’s review regarding William Diaz’s
actions on permit 2024-6024.  Kindly let me know after you forward this email to the Town Attorney for
his review and consideration.

Please find attached to this email two (2) different printouts from the Town of Davie Building
Department permitting system containing a comprehensive listing of details for permit 2024-6024. 
Kindly include these two (2) attachments when you forward this email to the Town Attorney for his ready
reference.

To review this matter with the proper facts, please take note of the following listed in bullet point below.
The signed and sealed plans were submitted for review and a permit to affect the work in
accordance with such reviewed plans was issued from the Town of Davie Building Department on
10/24/2024.
The signed / sealed and permitted plans specify details for the roof framing which include detail 4
found at sheet S-2 containing the text “BUILD EACH MEMBER IN FIELD”.  The construction industry
distinguishes ‘members built in field’ from ‘premanufactured trusses’ each of which are disparate
but equally acceptable roof framing methods.
The roof framing, which was ‘built in field’ in accordance with the approved permitted plans,
passed inspection on 11/26/24.
Final building inspection passed on 5/15/25
After completion of all permitted work, William Diaz rejected the issuance of a Certificate of
Completion (CC) on 5/25/25 citing a request for submission of premanufactured truss shop
drawings – this was the first time such a request was made throughout the entirety of the
permitting process.
‘Premanufactured truss’ roof framing is a substantive change to the approved permitted
signed/sealed plans which clearly specify a different roof framing that is ‘built in field’.
Only the original licensee has the legal authority to make substantive changes to a signed and
sealed document.  William Diaz is not the original licensee on the drawings and therefore has no
legal authority to make substantive changes to same.
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As the Chief Building Official at the Town of Davie, Willaim Diaz is subject to compliance with
Florida Statute 553.79 which reads in pertinent parts as follows:

553.79 (2) (a) 1 “If the local building code administrator or inspector finds that the plans are
not in compliance with the Florida Building Code, the local building code administrator or
inspector shall identify the specific plan features that do not comply with the applicable
codes, identify the specific code chapters and sections upon which the finding is based, and
provide this information to the local enforcing agency.”
553.79 (b) (b) “After the local enforcing agency issues a permit, the local enforcing agency
may not make or require any substantive changes to the plans or specifications except
changes required for compliance with the Florida Building Code, the Florida Fire Prevention
Code, or the Life Safety Code, or local amendments thereto. If a local enforcing agency
makes or requires substantive changes to the plans or specifications after a permit is issued,
the local enforcing agency must identify the specific plan features that do not comply with
the applicable codes, identify the specific code chapters and sections upon which the
finding is based, and provide the information to the permitholder in writing.”
553.79 (4) (c) 2 “A building code administrator who fails to provide a permit applicant or
permitholder with the reasons for making or requiring substantive changes to the plans or
specifications is subject to disciplinary action against his or her certificate under s.
468.621(1)(i).”

By requesting ‘truss shop drawings’ for roof framing that was previously permitted to be ‘built in
field’, William has requested a substantive change after issuance of a permit.  Therefore, based on
a plain reading of the above cited statutes, William shall identify the specific plan features that do
not comply with the applicable codes and he further shall identify the specific Florida Building
Code chapters and sections upon which the substantive change is based.
Please find attached to this email two (2) separate printouts from the Town of Davie Building
Department permitting system for permit 2024-6024, both of which clearly fail to identify the
specific plan features that do not comply with the applicable codes and also fail to identify the
specific Florida Building Code chapters and sections upon which the substantive change is based.
 Accordingly, I submit that William’s actions are currently in violation of the above listed sections
of Florida statutes 553.79.
To comply with the above listed statutes, William shall identify how the text “BUILD EACH
MEMBER IN FIELD” (i.e. plan feature) fails to comply with Florida Building Code and William shall
further cite the Florida Building Code which requires truss shop drawings for roof framing
members which are ‘built in field’.  Until such time that William enters the foregoing into the Town
of Davie Building Department permitting system, I submit that he remains in violation of the
above cited sections of Florida Statute 553.79.
Florida statute 553.791 states in pertinent parts.

553.791 (14) (a) No more than 10 business days, or if the permit is related to single-family
or two-family dwellings then no more than 2 business days, after receipt of a request for a
certificate of occupancy or certificate of completion and the applicant’s presentation of a
certificate of compliance and approval of all other government approvals required by law,
including the payment of all outstanding fees, the local building official shall issue the
certificate of occupancy or certificate of completion or provide a notice to the applicant
identifying the specific deficiencies, as well as the specific code chapters and sections.
553.791 (14) (b) If the local building official does not provide notice of the deficiencies
within the applicable time periods under paragraph (a), the request for a certificate of
occupancy or certificate of completion is automatically granted and deemed issued as of the
next business day. The local building official must provide the applicant with the written
certificate of occupancy or certificate of completion within 10 days after it is automatically
granted and issued. To resolve any identified deficiencies, the applicant may elect to dispute
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the deficiencies pursuant to subsection (15) or to submit a corrected request for a
certificate of occupancy or certificate of completion.

As shown in the attached printouts from the Town of Davie Building Department permitting
system, all government approvals have been satisfied and the request for a CC was submitted on
5/21/25.  Because William rejected the CC on 5/25/25 without providing notice of deficiencies in
accordance with the above listed sections of Florida Statute 553.79 and today is more than ten
(10) days after receipt of request for a certificate of completion, I submit that a CC should be
promptly issued.

Please note that, by failing to formally identify the specific plan features that do not comply with the
applicable codes and further failing to formally identify the specific code chapters and sections upon
which the finding is based according to 553.79, William has denied the public due process of allowing
Broward County Board of Rules and Appeals review because there is not a properly written Building
Official determination to review though its official appeals process.

I hereby make a formal request to know the nature of William Diaz’s 'certificate' so that the Owner or I
may exercise our statutory right to submit William’s actions for disciplinary review under Florida statute
553.79 (4) (c) 2

Regards;

Alex Khoury
Architect
Ultra Structures, Inc.
Direct (954) 444-7366
Office (954) 523-2685
Fax (954) 764-8333

From: Alex Khoury <alexkhoury@outlook.com>
Sent: Tuesday, June 17, 2025 12:33 PM
To: pholste@davie-fl.gov <pholste@davie-fl.gov>; T Salim <office@ultradesignbuild.com>
Subject: Fw: Davie Permit 2024-6024 Clarification Regarding Roof Framing – Site-Built Assembly per Approved
Drawings
 
Philip,

It was a pleasure speaking with you again.

Please see below email sent by an engineer to William Diaz on June 2 regarding the permit we
discussed, and such email also included the attachments hereto.  The attached plans are my signed and
sealed drawings which also bear the approval stamp from the Town of Davie Building Department.  

As discussed, my signed / sealed and permitted plans specifically state to "BUILD EACH MEMBER IN
FIELD" and in fact the roof was framed on site in strict accordance with the permitted plans which bear
my sign and seal.  Despite the specific instructions in my signed and sealed plans, William has
unilaterally decided that the roof is a 'premanufactured truss'.  As I explained, a 'premanufactured truss'
is mutually exclusive and disparate to 'field framing'; therefore, William has materially altered my signed
and sealed plans by changing 'field framing' to a 'premanufactured truss'.
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William has not provided any detailed response to the engineer's email nor has William provided any
legal authority that permits him to alter my signed and sealed plans then demand compliance to such
alteration.  Because William's actions violate Florida statues governing Architects / Engineers, such
actions far exceed the authority vested with the Building Official.  As a proximate result, the Owner has
been damaged by loosing use of a residence with a legally permitted addition.

Willaim is obligated to stay within the confines defined by permitted / signed and sealed plans, and I ask
for your intervention to have William return to those lawful confines.

Regards;

Alex Khoury
Architect
Ultra Structures, Inc.
Direct (954) 444-7366
Office (954) 523-2685
Fax (954) 764-8333

From: eb cebb.net <eb@cebb.net>
Sent: Monday, June 2, 2025 10:24 AM
To: Wdiaz@davie-fl.gov <Wdiaz@davie-fl.gov>; Guerasio, Michael <mguerasio@broward.org>; Morell,
John <jmorell@broward.org>
Cc: office@ultradesignbuild.com <office@ultradesignbuild.com>; Alex Khoury
<alexkhoury@outlook.com>
Subject: Davie Permit 2024-6024 Clarification Regarding Roof Framing – Site-Built Assembly per
Approved Drawings

Dear Mr. Diaz,

I hope this message finds you well.

Following a careful review of the approved permit drawings for the subject project, I respectfully submit the
following professional observation for your consideration:

The structural roof framing details, particularly as illustrated on Sheet S-2, clearly depict a site-built (hand-
framed) roof system. The drawings provide comprehensive construction-level information, including framing
member sizing, gusset plate configurations, fastener schedules, and load path continuity. Nowhere do the
documents indicate the use of pre-engineered or custom-fabricated wood roof trusses that would require
separate truss shop drawings or third-party engineering submittals.

In my professional opinion, and based on the information included within the signed and sealed drawings by the
Architect of Record—who remains in Responsible Charge—no additional shop drawings should be required. The
permitted documents sufficiently demonstrate code compliance and provide the necessary construction directives
for field-built roof framing.

Out of professional courtesy and respect for their experience and oversight within Broward County, I would like to
also invite the two esteemed Chief Structural Code Compliance Officers of the Broward County Board of Rules and
Appeals—Mr. Michael Guerasio and Mr. John “Jack” Morrel—to kindly review and provide their respective
interpretations or guidance on the matter.
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Should further clarification or supporting documentation be necessary, I remain at your disposal.

Sincerely Yours,
Eduard C. Badiu, PhD, P.E.
Lead Structures Specialist USAR FL-TF2
USDHS-FEMA

Florida
745 Shotgun Road
Fort Lauderdale, FL 33326
(954) 581-7115 Phone
(954) 581-2415 Fax
Indiana
1048 B Sagamore Parkway, #44
W. Lafayette, IN 47906
(765) 684-2315  
Arizona
101 W Goodwin Str., Ste 103
P.O. Box 3171
Prescott, AZ 86302
(928) 488-5185

800 Line
(888) 364-3589 

eb@cebb.net E-mail
www.CeBB.net
 
Licensed Engineer in AL, AR, AZ, CO, FL, GA, IA, IN, LA, MS, NC, NE, NY, OK, SC, TN , TX, USVI
This message is intended only for the use of the persons to whom it is addressed and may contain information which is privileged, confidential and

exempt from disclosure under applicable law.  If the reader of this message is not the intended recipient, he/she is hereby notified that any

dissemination, distribution or copying of this communication is illegal.  Please notify Eduard C. Badiu and/or CeBB Engineering & Testing Co.. immediately

by telephone, and destroy the original message.
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Welcome Page Public Search

Town of Davie Permits
Powered by Tyler Technologies

Permit Summary
Permit Type S-Residential Alteration
Permit # 2024-00006024
Application
#

2024-00006024

Status Permit Issued on
10/24/2024

Issued To Contractor

Payment Summary
Total Charges $474.82
Amount Collected $474.82
Total Due $0.00
Paid On 05/22/2025

Primary Owner TRAPANI, CHRISTOPHER M &JENNIFER
Address 9411 LIVE OAK PL 102 DAVIE FL, 33324
Parcel 504117DJ0020
Location Description
Lot Number
Subdivision Live Oak Place

Location

Permit Details
Description
Renovation Of Town Home

Email alex@ultradesignbuild.com
Phone Number (954) 444-7366
EXT.
Current Property Value
Est. Improvement Value $19,000.00
Improvement Sq. Ft. 1,340
Printed
Master Permit
Comments Contractor Ultra Structures 954-444-7366 Owner Chris Trapani 954-530-6957

Inspections
REQUEST

Date
Inspection
Type

Request Inspection
Comment Status Pass/Fail Inspector Comment

03/19/2025 S1050 Door
& Window
Buck

Add Comment Completed Pass

05/15/2025 S1055 Door
Install

Add Comment Completed Pass
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04/02/2025 S1065
Drywall
Screw

Add Comment Completed Pass

11/12/2024 S1115
Footing

Add Comment Completed Pass

03/19/2025 S1130
Framing

Add Comment Completed Pass

03/19/2025 S1135
Framing
Exterior

Add Comment Completed Pass

04/02/2025 S1145
Insulation -
Ceiling

Add Comment Completed Pass

04/02/2025 S1150
Insulation -
Wall

Add Comment Completed Pass

04/02/2025 S1155 Lath Add Comment Completed Pass

11/26/2024 S1225 Roof
Sheathing

Add Comment Completed Pass

11/26/2024 S1230 Roof
Truss
Anchor

Add Comment Completed Pass

11/26/2024 S1235 Roof
Truss
Engineering

Add Comment Completed Pass

11/12/2024 S1270 Slab
Form

Add Comment Completed Pass

11/26/2024 S1360 Wall
Sheathing

Add Comment Completed Pass

05/15/2025 S1340
Weather
Barrier

Add Comment Completed Pass

05/15/2025 S1310
Structural
Final

Add Comment Completed Pass

Conditions
Active Code Comment Due Date

Non Applicable -
Mechanical Dept

Date: 7/29/24 Non-Applicable By: Allen G

Prescreen Rejected Date: 7.16.24 Comments: See Project Dox.

Location of Plans Date: 7.23.24 Permit routed to Elec, Mech, Plb
& Struct Dept.

08/15/2024

Approved Electrical Dept Date: 03/12/25 Approved by James B

Approved Electrical Dept Date: 7-25-24 Approved by James B
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Project Dox Submittal Date: 7/11/24 The application was created and
uploaded in projectdox. Pending files to be
uploaded from the applicant. Emailed
alex@ultradesignbuild.com

Non Applicable -
Plumbing Dept

Date: 7/23/24 Non-Applicable. By: P
PEDERSEN

Permit Ready to be
Issued

Date: 9/23/24 Permit ready to be issued.
Balance due $414.82 Emailed Customer at
alex@ultradesignbuild.com BATCH STAMP need
to update License

Approved Structural Dept Date: 9/9/24 Approved by Ray W

Notes
Subject Note Date

CC The Certificate of completion has been rejected due to the following:
1- A Truss shop drawing from a certified truss company must be
submitted for review.
2- A sub-roofing permit is required according to the alteration scope of
work. A roofing permit will not be issued until the truss shop drawing
is submitted for review and approved.

05/25/25

Electrical Approved app 03/12/25

STR Approved approved 09/09/24

electric Approved to sub hub/p dox. Need electrical app.
rough, final

07/25/24

NA P 24-6024 NO PLUMBING WORK SHOWN ON PLANS 07/23/24

© 2025 Town of Davie
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STRUCTURAL DESIGN

496 FLORIDA BUILDING CODE — BUILDING, 8th EDITION (2023)

1605.1.1 Stability. Regardless of which load combina-
tions are used to design for strength, where overall struc-
ture stability (such as stability against overturning, sliding,
or buoyancy) is being verified, use of the load combina-
tions specified in ASCE 7, Section 2.3, ASCE 7, Section
2.4, and in Section 1605.2 shall be permitted. Where the
load combinations specified in ASCE 7, Section 2.3 are
used, strength reduction factors applicable to soil resis-
tance shall be provided by a registered design profes-
sional. The stability of retaining walls shall be verified in
accordance with Section 1807.2.3.

1605.2 Alternative allowable stress design load combina-
tions. In lieu of the load combinations in ASCE 7, Section
2.4, structures and portions thereof shall be permitted to be
designed for the most critical effects resulting from the fol-
lowing combinations. Where using these alternative allow-
able stress load combinations that include wind load,
allowable stresses are permitted to be increased or load com-
binations reduced where permitted by the material chapter of
this code or the referenced standards. For load combinations
that include the counteracting effects of dead and wind loads,
only two-thirds of the minimum dead load likely to be in
place during a design wind event shall be used. Where using
these alternative load combinations to evaluate sliding, over-
turning and soil bearing at the soil-structure interface, the
reduction of foundation overturning from Section 12.13.4 in
ASCE 7 shall not be used. 
D + L + (Lr or R) (Equation 16-1)
D + L + 0.6W (Equation 16-2)
D + L + 0.6W (Equation 16-3)
D + L + 0.6W/2 (Equation 16-4)
D + L (Equation 16-5)
0.9D (Equation 16-6)

Exception: Crane hook loads need not be combined with
roof live loads or one-half of the wind load.

SECTION 1606
DEAD LOADS

1606.1 General. Dead loads are those loads defined in Chap-
ter 2 of this code. Dead loads shall be considered permanent
loads.
1606.2 Weights of materials of construction. For purposes
of design, the actual weights of materials of construction shall
be used. In the absence of definite information, values used
shall be subject to the approval of the building official.
1606.3 Weight of fixed service equipment. In determining
dead loads for purposes of design, the weight of fixed service
equipment, including the maximum weight of the contents of
fixed service equipment, shall be included. The components
of fixed service equipment that are variable, such as liquid
contents and movable trays, shall not be used to counteract
forces causing overturning, sliding, and uplift conditions in
accordance with Section 1.3.6 of ASCE 7.

Exception: Where force effects are the result of the pres-
ence of the variable components, the components are per-

mitted to be used to counter those load effects. In such
cases, the structure shall be designed for force effects with
the variable components present and with them absent.

1606.4 Photovoltaic panel systems. The weight of photovol-
taic panel systems, their support system, and ballast shall be
considered as dead load.
1606.5 Vegetative and landscaped roofs. The weight of all
landscaping and hardscaping materials for vegetative and
landscaped roofs shall be considered as dead load. The
weight shall be computed considering both fully saturated
soil and drainage layer materials and fully dry soil and drain-
age layer materials to determine the most severe load effects
on the structure.

SECTION 1607
LIVE LOADS

1607.1 General. Live loads are those loads defined in Chap-
ter 2 of this code.
1607.2 Loads not specified. For occupancies or uses not des-
ignated in Section 1607, the live load shall be determined in
accordance with a method approved by the building official.
1607.3 Uniform live loads. The live loads used in the design
of buildings and other structures shall be the maximum loads
expected by the intended use or occupancy but shall in no
case be less than the minimum uniformly distributed live
loads given in Table 1607.1.
1607.4 Concentrated live loads. Floors, roofs and other sim-
ilar surfaces shall be designed to support the uniformly dis-
tributed live loads prescribed in Section 1607.3 or the
concentrated live loads, given in Table 1607.1, whichever
produces the greater load effects. Unless otherwise specified,
the indicated concentration shall be assumed to be uniformly
distributed over an area of 21/2 feet by 21/2 feet (762 mm by
762 mm) and shall be located so as to produce the maximum
load effects in the structural members.
1607.5 Partition loads. In office buildings and in other
buildings where partition locations are subject to change, pro-
visions for partition weight shall be made, whether or not par-
titions are shown on the construction documents, unless the
specified live load is 80 psf (3.83 kN/m2) or greater. The par-
tition load shall be not less than a uniformly distributed live
load of 15 psf (0.72 kN/m2).
1607.6 Helipads. Helipads shall be designed for the follow-
ing live loads:

1. A uniform live load, L, as specified below. This load
shall not be reduced. 

1.1. 40 psf (1.92 kN/m2) where the design basis heli-
copter has a maximum take-off weight of 3,000
pounds (13.35 kN) or less. 

1.2. 60 psf (2.87 kN/m2) where the design basis heli-
copter has a maximum take-off weight greater
than 3,000 pounds (13.35 kN).

2. A single concentrated live load, L, of 3,000 pounds
(13.35 kN) applied over an area of 4.5 inches by 4.5
inches (114 mm by 114 mm) and located so as to pro-

 

Copyright © 2023 ICC.  ALL RIGHTS RESERVED. Accessed by Alex Khoury (alex@artisticdevelopment.com), (-) Order Number #101700238 on Jan 11, 2024 12:30 PM (CST) pursuant to License Agreement with
ICC.  No further reproduction, no further reproductions by any third party, or distribution authorized.  Single user only, copying and networking prohibited. ANY UNAUTHORIZED REPRODUCTION OR
DISTRIBUTION IS A VIOLATION OF THE FEDERAL COPYRIGHT ACT AND THE LICENSE AGREEMENT, AND SUBJECT TO CIVIL AND CRIMINAL PENALTIES THEREUNDER.
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STRUCTURAL DESIGN
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duce the maximum load effects on the structural ele-
ments under consideration. The concentrated load is
not required to act concurrently with other uniform or
concentrated live loads.

3. Two single concentrated live loads, L, 8 feet (2438
mm) apart applied on the landing pad (representing
the helicopter’s two main landing gear, whether skid
type or wheeled type), each having a magnitude of
0.75 times the maximum take-off weight of the heli-
copter, and located so as to produce the maximum
load effects on the structural elements under consid-
eration. The concentrated loads shall be applied over
an area of 8 inches by 8 inches (203 mm by 203 mm)
and are not required to act concurrently with other
uniform or concentrated live loads.

Landing areas designed for a design basis helicopter with
maximum take-off weight of 3,000-pounds (13.35 kN) shall
be identified with a 3,000 pound (13.34 kN) weight limita-
tion. The landing area weight limitation shall be indicated
by the numeral “3” (kips) located in the bottom right corner
of the landing area as viewed from the primary approach
path. The indication for the landing area weight limitation
shall be a minimum 5 feet (1524 mm) in height.
1607.7 Passenger vehicle garages. Floors in garages or por-
tions of a building used for the storage of motor vehicles shall
be designed for the uniformly distributed live loads indicated
in Table 1607.1 or the following concentrated load:

1. For garages restricted to passenger vehicles accom-
modating not more than nine passengers, 3,000
pounds (13.35 kN) acting on an area of 4.5 inches by
4.5 inches(114 mm by 114 mm).

2. For mechanical parking structures without slab or
deck that are used for storing passenger vehicles only,
2,250 pounds (10 kN) per wheel.

1607.8 Heavy vehicle loads. Floors and other surfaces that
are intended to support vehicle loads greater than a 10,000-
pound (4536 kg) gross vehicle weight rating shall comply
with Sections 1607.8.1 through 1607.8.5.

1607.8.1 Loads. Where any structure does not restrict
access for vehicles that exceed a 10,000-pound (4536 kg)
gross vehicle weight rating, those portions of the structure
subject to such loads shall be designed using the vehicular
live loads, including consideration of impact and fatigue,
in accordance with the codes and specifications required
by the jurisdiction having authority for the design and con-
struction of the roadways and bridges in the same location
of the structure.
1607.8.2 Fire truck and emergency vehicles. Where a
structure or portions of a structure are accessed and loaded
by fire department access vehicles and other similar emer-
gency vehicles, the structure shall be designed for the
greater of the following loads:

1. The actual operational loads, including outrigger
reactions and contact areas of the vehicles as stipu-
lated and approved by the building official; or 

2. The live loading specified in Section 1607.8.1.

1607.8.3 Heavy vehicle garages. Garages designed to
accommodate vehicles that exceed a 10,000-pound (4536
kg) gross vehicle weight rating, shall be designed using
the live loading specified by Section 1607.8.1. For garages
the design for impact and fatigue is not required.

Exception: The vehicular live loads and load place-
ment are allowed to be determined using the actual
vehicle weights for the vehicles allowed onto the
garage floors, provided such loads and placement are
based on rational engineering principles and are
approved by the building official, but shall not be less
than 50 psf (2.9 kN/m2). This live load shall not be
reduced.

1607.8.4 Forklifts and movable equipment. Where a
structure is intended to have forklifts or other movable
equipment present, the structure shall be designed for the
total vehicle or equipment load and the individual wheel
loads for the anticipated vehicles as specified by the owner
of the facility. These loads shall be posted in accordance
with Section 1607.8.5.

1607.8.4.1 Impact and fatigue. Impact loads and
fatigue loading shall be considered in the design of the
supporting structure. For the purposes of design, the
vehicle and wheel loads shall be increased by 30 per-
cent to account for impact.

1607.8.5 Posting. The maximum weight of vehicles
allowed into or on a garage or other structure shall be
posted by the owner or the owner’s authorized agent in
accordance with Section 106.1.

1607.9 Loads on handrails, guards, grab bars and seats.
Handrails and guards shall be designed and constructed for
the structural loading conditions set forth in Section 1607.9.1.
Grab bars, shower seats and accessible benches shall be
designed and constructed for structural loading conditions set
forth in Section 1607.9.2.

1607.9.1 Handrails and guards. Handrails and guards
shall be designed to resist a linear load of 50 pounds per
linear foot (plf) (0.73 kN/m) in accordance with Section
4.5.1 of ASCE 7. Glass handrail assemblies and guards
shall also comply with Section 2407.

Exceptions:
1. For one- and two-family dwellings, only the sin-

gle concentrated load required by Section
1607.9.1.1 shall be applied.

2. In Group I-3, F, H and S occupancies, for areas
that are not accessible to the general public and
that have an occupant load less than 50, the mini-
mum load shall be 20 pounds per foot (0.29 kN/m).

1607.9.1.1 Concentrated load. Handrails and guards
shall be designed to resist a concentrated load of 200
pounds (0.89 kN) in accordance with Section 4.5.1 of
ASCE 7.
1607.9.1.2 Guard component loads. Balusters, panel
fillers, and guard infill components, including all rails
except the handrail and the top rail, shall be designed to
resist a concentrated load of 50 pounds (0.22 kN) in
accordance with Section 4.5.1.2 of ASCE 7.
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TABLE 1607.1
MINIMUM UNIFORMLY DISTRIBUTED LIVE LOADS, L0, AND MINIMUM CONCENTRATED LIVE LOADS

(continued)

OCCUPANCY OR USE UNIFORM 
(psf) CONCENTRATED (pounds) ALSO SEE SECTION

1. Apartments (see residential) — — —
2. Access floor systems

Office use
Computer use

50
100

2,000
2,000

—

3. Armories and drill rooms 150b — —
4. Assembly areas

Fixed seats (fastened to floor)
Follow spot, projections and control rooms
Lobbies
Movable seats
Stage floors
Platforms (assembly)
Reviewing stands, grandstands and bleachers

Stadiums and arenas with fixed seats 
(fastened to the floor)

Other assembly areas

60a

50
100a

100a

150b

100a

100a

See Section 1607.21
60a

See Section 1607.21
100a

— —

5. Balconies and decks
1.5 times the live load for 

the area served. Not required 
to exceed 100 psf.

— —

6. Catwalks for maintenance and service access 40 300 —
7. Cornices 60 — —
8. Corridors

First floor
Other floors

100
Same as occupancy served 

except as indicated
— —

9. Dining rooms and restaurants 100a — —
10. Dwellings (see residential) — — —
11. Elevator machine room and controlroom grating

(on area of 2 inches by 2 inches) — 300 —

12. Finish light floor plate construction
(on area of 1 inch by 1 inch) — 200 —

13. Fire escapes
On single-family dwellings only

100
40 — —

14. Fixed ladders See Section 1607.16 —
15. Garages

Passenger vehicles only
Trucks and buses 

40c See Section 1607.7 —
—See Section 1607.8

16. Handrails, guards and grab bars See Section 1607.9 —
17. Helipads See Section 1607.6 —
18. Hospitals

Corridors above first floor
Operating rooms, laboratories
Patient rooms 

80
60
40

1,000
1,000
1,000

—

19. Hotels (see residential) — —
20. Libraries

Corridors above first floor
Reading rooms
Stack rooms 

80
60

150b

1,000
1,000
1,000 See Section 1607.17
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TABLE 1607.1—continued
MINIMUM UNIFORMLY DISTRIBUTED LIVE LOADS, L0, AND MINIMUM CONCENTRATED LIVE LOADS

(continued)

OCCUPANCY OR USE UNIFORM
(psf)

CONCENTRATED
(pounds) ALSO SEE SECTION

21. Manufacturing
Heavy
Light

250b

125b
3,000
2,000

—

22. Marquees, except one- and two-family dwellings 75 — —
23. Office buildings

Corridors above first floor
File and computer rooms shall be designed for heavier 

loads based on anticipated occupancy
Lobbies and first-floor corridors
Offices 

80
—

100
50

2,000
—

2,000
2,000

—

24. Penal institutions
Cell blocks
Corridors 

40
100

— —

25. Recreational uses:
Bowling alleys, poolrooms and similar uses
Dance halls and ballrooms
Gymnasiums
Ice skating rink
Roller skating rink

75a

100a

100a

250b

100a

— —

26. Residential
One- and two-family dwellings
 Uninhabitable attics without storage
 Uninhabitable attics with storage
 Habitable attics and sleeping areas
 Canopies, including marquees
 All other areas

Hotels and multifamily dwellings
 Private rooms and corridors serving them
 Public roomsm and corridors serving them 

10
20
30
20
40

40
100

— See Section 1607.20

27. Roofs
Ordinary flat, pitched, and curved roofs 

(that are not occupiable)
Roof areas used for assembly purposes
Roof areas used for occupancies other than assembly
Vegetative and landscaped roofs:
 Roof areas not intended for occupancy
 Roof areas used for assembly purposes
 Roof areas used for other occupancies

Awnings and canopies:
 Fabric construction supported by a skeleton structure
 All other construction, except one-and two-family

dwellings
Primary roof members exposed to a work floor
Single panel point of lower chord of roof trusses or any

point along primary structural members supporting 
roofs over manufacturing, storage warehouses, and
repair garages

All other primary roof members 
All roof surfaces subject to maintenance workers

20
100a

Same as occupancy served

20
100a

Same as occupancy served

5a

20

2,000
300
300

See Section 
1607.13.2
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Any system or method of construction to be used shall be
based on a rational analysis in accordance with well-estab-
lished principles of mechanics. Such analysis shall result in a
system that provides a complete load path capable of transfer-
ring loads from their point of origin to the load-resisting ele-
ments.

The total lateral force shall be distributed to the various
vertical elements of the lateral force-resisting system in pro-
portion to their rigidities, considering the rigidity of the hori-
zontal bracing system or diaphragm. Rigid elements assumed
not to be a part of the lateral force-resisting system are per-

mitted to be incorporated into buildings provided their effect
on the action of the system is considered and provided for in
the design. A diaphragm is rigid for the purpose of distribu-
tion of story shear and torsional moment when the lateral
deformation of the diaphragm is less than or equal to two
times the average story drift. Where required by ASCE 7,
provisions shall be made for the increased forces induced on
resisting elements of the structural system resulting from tor-
sion due to eccentricity between the center of application of
the lateral forces and the center of rigidity of the lateral force-
resisting system.

TABLE 1604.3
DEFLECTION LIMITSa, b, c, h, i

For SI: 1 foot = 304.8 mm.
a. For structural roofing and siding made of formed metal sheets, the total load deflection shall not exceed l/60. For secondary roof structural

members supporting formed metal roofing, the live load deflection shall not exceed l/150. For secondary wall members supporting formed
metal siding, the design wind load deflection shall not exceed l/90. For roofs, this exception only applies when the metal sheets have no roof
covering.

b. Flexible, folding and portable partitions are not governed by the provisions of this section. The deflection criterion for interior partitions is
based on the horizontal load defined in Section 1607.15.

c. See Section 2403 for glass supports.
d. The deflection limit for the D+L load combination only applies to the deflection due to the creep component of long-term dead load deflec-

tion plus the short-term live load deflection. For lumber, structural glued laminated timber, prefabricated wood I-joists and structural com-
posite lumber members that are dry at time of installation and used under dry conditions in accordance with the ANSI/AWC NDS, the creep
component of the long-term deflection shall be permitted to be estimated as the immediate dead load deflection resulting from 0.5D. For
lumber and glued laminated timber members installed or used at all other moisture conditions or cross-laminated timber and wood structural
panels that are dry at time of installation and used under dry conditions in accordance with the ANSI/AWC NDS, the creep component of the
long-term deflection is permitted to be estimated as the immediate dead load deflection resulting from D. The value of 0.5D shall not be used
in combination with ANSI/AWC NDS provisions for long-term loading.

e. The above deflections do not ensure against ponding. Roofs that do not have sufficient slope or camber to ensure adequate drainage shall be
investigated for ponding. See Section 1611 for rain and ponding requirements and Section 1503.4 for roof drainage requirements.

f. The wind load is permitted to be taken as 0.42 times the “component and cladding” loads for the purpose of determining deflection limits
herein. Where members support glass in accordance with Section 2403 using the deflection limit therein, the wind load shall be no less than
0.6 times the “component and cladding” loads for the purpose of determining deflection. 

g. For steel structural members, the dead load shall be taken as zero.
h. For aluminum structural members or aluminum panels used in skylights and sloped glazing framing, roofs or walls of sunroom additions or

patio covers not supporting edge of glass or aluminum sandwich panels, the total load deflection shall not exceed l/60. For continuous alumi-
num structural members supporting edge of glass, the total load deflection shall not exceed l/175 for each glass lite or l/60 for the entire
length of the member, whichever is more stringent. For aluminum sandwich panels used in roofs or walls of sunroom additions or patio cov-
ers, the total load deflection shall not exceed 1/120.

i. For cantilever members, l shall be taken as twice the length of the cantilever.
j. Screen surfaces shall be permitted to include a maximum of 25-percent solid flexible finishes.

CONSTRUCTION L S or W f D + Ld, g

Roof members:e

Supporting plaster or stucco ceiling
Supporting nonplaster ceiling
Not supporting ceiling
Members supporting screen surfacej

l/360
l/240
l/180

l/360
l/240
l/180

l/240
l/180
l/120
l/60

Floor members l/360 — l/240
Exterior walls:

With plaster or stucco finishes
With other brittle finishes
With flexible finishes

—
—
—

l/360
l/240
l/120

—
—
—

Interior partitions:b

With plaster or stucco finishes
With other brittle finishes
With flexible finishes

l/360
l/240
l/120

—
—
—

—
—
—

Farm buildings — — l/180
Greenhouses — — l/120
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SECTION 2310 through 2313
RESERVED

SECTION 2314
HIGH-VELOCITY HURRICANE ZONES

2314.1 Design. Wood members and their fastenings shall be
designed to comply with ASCE 7 by methods based on ratio-
nal analysis or approved laboratory testing procedures, both
performed in accordance with fundamental principles of the-
oretical and applied mechanics. 
2314.2 Workmanship. Wood members shall be framed,
anchored, tied and braced to develop the strength and rigidity
necessary for the purposes for which they are used and to
resist the loads imposed as set forth in this code. Wood con-
struction shall be in conformance with the tolerances, quality
and methods of construction as prescribed by the standards in
Chapter 35 of this code. 
2314.3 Fabrication. 

2314.3.1 Preparation, fabrication and installation of wood
members and the glues, connectors and mechanical
devices for fastening shall conform to good engineering
practice. 
2314.3.2 Any person desiring to manufacture or fabricate
wood truss assemblies shall obtain a certificate of compe-
tency from the authority having jurisdiction. 

2314.4 The following standards, as set forth in Chapter 35 of
this code, are hereby adopted for the design and quality of
wood members and their fastenings:

2314.4.1 American Hardboard Products Association,
887-B Wilmette Road, Palatine, IL 60067 AHA.

1. Basic Hardboard ANSI/AHA A135.4–1982.
2. Prefinished Hardboard Paneling ANSI/AHA

A135.5–1982.
3. Hardboard Siding ANSI/AHA A135.6–1990.
4. Cellulosic Fiberboard ANSI/AHA A194.1–1985.
5. Recommended Product and Application Specifica-

tion—Structural Insulating Roof Deck, I.B. Spec.
No. 1.

6. Recommended Product and Application Specifica-
tion—1/2-inch Fiberboard Nail-Base-Sheathing I.B.
Spec. No. 2.

7. Recommended Product and Application Specifica-
tion—1/2-inch Intermediate Fiberboard Sheathing
I.B. Spec. No. 3. 

2314.4.2 American Institute of Timber Construction, 333
West Hampden Avenue, Englewood, CO 80110 AITC.

1. Typical Construction Details, AITC 104.
2. Code of Suggested Practices, AITC 106.
3. Standard for Heavy Timber Construction, AITC

108.
4. Standard for Preservative Treatment for Structural

Glued Laminated Timber, AITC 109.

5. Standard Appearance Grades for Structural Glued
Laminated Timber, AITC 110.

6. Standard for Tongue and Groove Heavy Timber
Roof Decking, AITC 112.

7. Standard for Dimensions of Glued Laminated
Structural Members, AITC 113.

8. Standard Specifications for Hardwood Glued
Laminated Timber, AITC 119.

9. Technical Report No. 7, Calculation of Fire Resis-
tance of Glued Laminated Timber.

2314.4.3 APA The Engineered Wood Association (for-
merly APA American Plywood Association), 7011 South
19th Street, Tacoma, WA 98466.

1. APA Design Construction Guide, E30.
2. Plywood Design Specification Y510J.
3. Plywood Design Specification—Design and Fab-

rication of Plywood Beams, Supplement No. 1
S811.

4. Plywood Design Specification—Design and Fab-
rication of Plywood Beams, Supplement No. 2
S812.

5. Plywood Design Specification-Design and Fabri-
cation of Plywood Stressed—Skin Panels, Supple-
ment No. 3 U813.

6. Plywood Design Specifications—Design and Fab-
rication of Plywood Sandwich Panels Supplement
No. 4 U814.

7. Plywood Design Specifications—Design and Fab-
rication of All-Plywood Beams, Supplement No. 5
H815.

8. Plywood Folded Plate, Laboratory Report 21
V910.

9. APA Design/Construction Guide Diaphragms
L350.

10. Performance Standards and Policies for Structural-
Use Panels PRP-108.

11. 303 Siding Manufacturing Specifications B840. 
12. Standard Specifications for Structural Glued Lam-

inated Timber of Softwood Species, ANSI 117.
13. Structural Glued Laminated Timber, ANSI

A190.1.
2314.4.4 ASTM International, 1916 Race Street, Philadel-
phia, PA 19103-1187 ASTM.

1. Standard Test Methods for Mechanical Fasteners in
Wood, ASTM D1761.

2. Accelerated Weathering on Fire-Retardant Treated
Wood for Fire Testing, ASTM D2898.

3. Surface Burning Characteristics of Building Materi-
als, ASTM E84.

4. Hygroscopic Properties of Fire-Retardant Wood and
Wood-Base Products, ASTM D3201.
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5. Standard Specifications for Adhesives for Field-
Gluing Plywood to Lumber Framing for Floor Sys-
tems, ASTM D3498. 

2314.4.5 American Wood Preservers Association, P.O.
Box 361784, Birmingham, AL 35236-1784.

1. AWPA Use Category Systems Standard U1.
2. AWPA Standard M4 Care of Pressure Treated

Wood Products.
2314.4.6 National Institute for Standards and Technology
Standard Development Services Section, Standards Appli-
cation and Analysis Division, Washington, D.C. 20234
NIST.

1. Mat-Formed Particleboard CS236.
2. Structural Plywood PS1.
3. American Softwood Lumber Standard PS20.
4. Performance Standard for Wood Structural Panels

PS2{*}.
{*} All wood structural panels except oriented strand
boards used as floor sheathing in interior applications
or plywood shall have product approval and shall be
tested in accordance with High-Velocity Hurricane
Zone Testing Protocols. 

2314.4.7 American Wood Council, 222 Catoctin Circle
SE, Suite 201, Leesburg, VA 20175.

1. ANSI/AWC NDS—2018: National Design Speci-
fication for Wood Construction with 2018 NDS
Supplement.

2. AWC Wood Structural Design Data.
3. AWC ST JR—2015: Span Tables for Joists and

Rafters.
4. AWC 2015 Design Values for Joists and Rafters.
5. AWC WCD No. 1—Wood Construction Data No.

1, Details for Conventional Wood Frame Con-
struction.

6. AWC WCD No. 4—Wood Construction Data No.
4, Plank-and-Beam Framing for Residential Build-
ing.

7. AWC WCD No. 5—Wood Construction Data No.
5, Heavy Timber Construction.

8. AWC WCD No. 6—Wood Construction Data No.
6, Design of Wood Frame Structures for Perma-
nence.

9. ANSI/AWC PWF–2015: Permanent Wood Foun-
dation (PWF) Design Specification.

10. ANSI/AWC WFCM–2018: Wood Frame Con-
struction Manual for One- and Two-Family
Dwellings.

11. ANSI/AWC SDPWS-2015: Special Design Provi-
sions for Wind and Seismic.

2314.4.8 Timber Company, Inc., 2402 Daniels Street,
Madison, WI 53704.

TECO Performance Standards and Policies for Structural
use Panels. PRP-133. 
2314.4.9 Truss Plate Institute, 218 N. Lee Street, Suite
312, Alexandria, VA 22314.

1. National Design Standard for Metal Plate Con-
nected Wood Truss Construction (excluding
Chapter 2).

2. Building Component Safety Information (BCSI 1)
Guide to Good Practice for Handling, Installing &
Bracing of Metal Plate Connected Wood Trusses.
[A joint publication with the Wood Truss Council
of America (WTCA).]

2314.4.10 Reserved. 

SECTION 2315
HIGH-VELOCITY HURRICANE ZONES—

QUALITY
2315.1 Identification. Reserved.

2315.1.1 Reserved.
2315.1.2 Reserved.
2315.1.3 Wood shingles and/or shakes shall be identified
by the grademark of an approved grading or inspection
bureau or agency.
2315.1.4 Reserved.
2315.1.5 Reserved. 
2315.1.6 Reserved.
2315.1.7 Reserved.
2315.1.8 Reserved. 
2315.1.9 Reserved. 
2315.1.10 Reserved.
2315.1.11 All wood-based structural panels, including
those made of fiberboard, hardboard and particleboard
shall have product approval. Product approval shall be
given upon certification by an approved independent test-
ing laboratory that the product:

1. Complies with the applicable standards set forth
above.

2. Complies with the manufacturer’s published design
properties before and after a wet-dry, wet-dry cycle.

3. When tested dry, maintains a safety factor of 2:1 and
when tested after the cycles specified in Section
2315.1.11(2) above maintains a safety factor of
1.5:1. Testing shall be as specified in the testing pro-
tocol.

2315.2 When wood structural panels are used as floor sheath-
ing in interior applications, the panel sheathing shall be rated
for Exposure 1 or Exterior in accordance with PS 1 or PS 2.
2315.3 All lumber 2 inches (51 mm) or less in thickness shall
contain not more than 19-percent moisture at the time of per-
manent incorporation in a building or structure and/or at the
time of treatment with a wood preservative.
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40 REFERENCE DESIGN VALUES

AMERICAN WOOD COUNCIL

Table 4B	 Reference Design Values for Visually Graded Southern Pine Dimension Lumber 
(2" - 4" thick)1,2,3,4,5 

	 (Tabulated design values are for normal load duration and dry service conditions, unless specified 
otherwise. See NDS 4.3 for a comprehensive description of design value adjustment factors.)

USE WITH TABLE 4B ADJUSTMENT FACTORS

Bending

Tension 
parallel
to grain

Shear 
parallel
to grain

Compression 
perpendicular

to grain

Compression 
parallel 
to grain

Fb Ft Fv Fc Fc E Emin G

Species and commercial 
grade

Size 
classification

Grading 
Rules 

AgencyModulus of Elasticity

Design values in pounds per square inch (psi)

Specific 
Gravity6

2,700 1,900 175 660 2,050 1,900,000 690,000
2,350 1,650 175 565 1,900 1,800,000 660,000
2,050 1,450 175 480 1,800 1,600,000 580,000
1,650 1,100 175 660 1,750 1,800,000 660,000
1,500 1,000 175 565 1,650 1,600,000 580,000
1,300 875 175 480 1,550 1,400,000 510,000
1,200 750 175 660 1,500 1,600,000 580,000
1,100 675 175 565 1,450 1,400,000 510,000
1,050 600 175 480 1,450 1,300,000 470,000
650 400 175 565 850 1,300,000 470,000
875 500 175 565 1,600 1,400,000 510,000
475 275 175 565 1,300 1,200,000 440,000
225 125 175 565 850 1,200,000 440,000

2,400 1,650 175 660 1,900 1,900,000 690,000
2,100 1,450 175 565 1,800 1,800,000 660,000
1,850 1,300 175 480 1,700 1,600,000 580,000
1,500 1,000 175 660 1,650 1,800,000 660,000
1,350 875 175 565 1,550 1,600,000 580,000
1,200 775 175 480 1,450 1,400,000 510,000
1,050 650 175 660 1,450 1,600,000 580,000
1,000 600 175 565 1,400 1,400,000 510,000
950 525 175 480 1,350 1,300,000 470,000
575 350 175 565 800 1,300,000 470,000

2,200 1,550 175 660 1,850 1,900,000 690,000
1,950 1,350 175 565 1,700 1,800,000 660,000
1,700 1,200 175 480 1,650 1,600,000 580,000
1,350 900 175 660 1,600 1,800,000 660,000
1,250 800 175 565 1,500 1,600,000 580,000
1,100 700 175 480 1,400 1,400,000 510,000
975 600 175 660 1,400 1,600,000 580,000
925 550 175 565 1,350 1,400,000 510,000
875 500 175 480 1,300 1,300,000 470,000
525 325 175 565 775 1,300,000 470,000

1,950 1,300 175 660 1,800 1,900,000 690,000
1,700 1,150 175 565 1,650 1,800,000 660,000
1,500 1,050 175 480 1,600 1,600,000 580,000
1,200 800 175 660 1,550 1,800,000 660,000
1,050 700 175 565 1,450 1,600,000 580,000
950 625 175 480 1,400 1,400,000 510,000
850 525 175 660 1,350 1,600,000 580,000
800 475 175 565 1,300 1,400,000 510,000
750 425 175 480 1,250 1,300,000 470,000
475 275 175 565 750 1,300,000 470,000

1,800 1,250 175 660 1,750 1,900,000 690,000
1,600 1,100 175 565 1,650 1,800,000 660,000
1,400 975 175 480 1,550 1,600,000 580,000
1,100 750 175 660 1,500 1,800,000 660,000
1,000 650 175 565 1,400 1,600,000 580,000
900 575 175 480 1,350 1,400,000 510,000
800 500 175 660 1,300 1,600,000 580,000
750 450 175 565 1,250 1,400,000 510,000
700 400 175 480 1,250 1,300,000 470,000
450 250 175 565 725 1,300,000 470,000

Select Structural

No.1
No.1 Dense

5" - 6" wide

0.55

Dense Select Structural

Select Structural

No.1 Dense

No.2
No.2 Non-Dense

No.1

No.2 Dense

10" wide

8" wide

Select Structural

Non-Dense Select Structural

SPIB

0.55

0.55

0.55

0.55

4" wide

No.2

No.1 Dense

No.2 Dense

SOUTHERN PINE

No.1

No.2 Dense

Non-Dense Select Structural

No.1 Non-Dense

No.2 Non-Dense
No.3 and Stud

2" - 4" wide

Dense Select Structural
Select Structural

0.55

No.1 Dense

No.1 Non-Dense
No.2 Dense

Construction
Standard
Utility
Dense Select Structural

No.3 and Stud

No.2 Non-Dense

No.1
No.1 Non-Dense

Non-Dense Select Structural

No.2 Dense

No.1 Non-Dense

No.2

Non-Dense Select Structural

Dense Select Structural
Select Structural

No.3 and Stud

12" wide
No.1
No.1 Non-Dense

Dense Select Structural

Non-Dense Select Structural

No.3 and Stud

No.2
No.2 Non-Dense
No.3 and Stud

No.2 Non-Dense

No.1 Dense

No.2
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Referenced Code Sections Verbatim 
 
104.1.2 Powers and Duties of the Building Official. The Building Official shall be vested with the 

powers and subject to regulations, as provided by Florida Statute, Chapter 468 and BORA, as 
set forth in Section 113 of this Code. The Building Official is hereby authorized and directed to 
enforce the provisions of this Code. The Building Official shall delegate powers, duties, and 
assignments to BORA-certified Chief Inspectors to render interpretations of this Code and to 
adopt policies and procedures in order to clarify the application of the technical provisions of 
this Code in categories in which the Building Official is not certified. Such interpretations, 
policies, and procedures shall be in compliance with the intent and purpose of this Code. Such 
policies and procedures shall not have the effect of waiving requirements specifically provided 
for in this Code. 

 
107.3.4.0.6 For any work involving structural design, the Building Official may require that plans, 

calculations, and specifications be prepared by a Professional Engineer, regardless of the cost 
of such work. 

 
107.3.5.2 Computations, stress diagrams, shop drawings, results of site tests, floor plans of 

existing buildings to which additions are proposed, and other data necessary to show 
compliance with this Code, the correctness of the plans, and the sufficiency of structural and 
mechanical design shall be included when required by the Building Official. 

 
107.3.5.2.1 When applying for a permit, calculations prepared by the designer of record for Group 

R3 or R2 (townhouse only) shall be submitted for the complete building for the structural 
requirements of this Code. 

 
Exception: Component systems covered by product approval or designed by a delegated 

professional. 
 

110.1 General. Construction or work for which a permit is required shall be subject to inspection by 
the Building Official, and such construction or work shall remain accessible and exposed for 
inspection purposes until approved. Approval of an inspection shall not be construed to be an 
approval of a violation of the provisions of this Code or of other ordinances of the jurisdiction. 
Inspections presuming to give authority to violate or cancel the provisions of this Code or of 
other ordinances of the jurisdiction shall not be valid. It shall be the duty of the permit applicant 
to cause the work to remain accessible and exposed for inspection purposes. Neither the 
Building Official nor the jurisdiction shall be liable for expense entailed in the removal or 
replacement of any material required to allow inspection. 

 
489.113(3)(b) A general, building, or residential contractor shall not be required to subcontract the 

installation, or repair made under warranty, of wood shingles, wood shakes, or asphalt or 
fiberglass shingle roofing materials on a new building of his or her own construction. 
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105.1 Required. Any owner or authorized agent who intends to construct, enlarge, alter, repair, 
move, remove, demolish, or to change the occupancy of any building or structure or to erect, 
install, enlarge, alter, repair, remove, convert, or replace any impact-resistant coverings, 
electrical, gas, mechanical or plumbing system, the installation of which is regulated by this 
Code, or to cause any such work to be done; shall first make application to the Building Official 
or Fire Code Official as indicated in the FFPC or a duly authorized representative and obtain 
the required permits. 

 
1512.3 Permits outside these high-velocity hurricane zone requirements shall comply with Section 

105. Permits within the HVHZ shall be required for all work in connection with the application, 
repair or maintenance of any roofing component or any roofing assembly and/or any of its 
components except as otherwise permitted in Section 105 of this code. 

 
1512.3.1 All new roofing construction, including recovering and reroofing, repair or maintenance 

shall have an HVHZ Uniform Roofing Permit Application, as required by the authority having 
jurisdiction, completed and executed by a licensed contractor. 

 
1512.3.2 The HVHZ Uniform Roofing Permit Application shall include calculations in accordance 

with Chapter 16 (High-Velocity Hurricane Zones) of this code, unless the roofing assembly is 
less than the height/pressure threshold allowed in the applicable protocols herein. 

 
2319.10 Roof framing. The permit documents shall include roof framing plans showing spacing 

and spans of all roof members indicating any fabricated elements to be designed and 
furnished by others and shall include the details for support and bearing of the roof structural 
system, for the permanent cross/lateral/diagonal bracing and anchorage required to resist 
dead, live and wind loads as set forth in Chapter 16 (High-Velocity Hurricane Zones). The 
framing plans shall also indicate the uplift forces applied on the roof, sheathing type, thickness 
and nailing requirements for the sheathing. The roof framing plans shall be prepared by, and 
bear the sign and seal of, a registered professional engineer or registered architect of record 
proficient in structural design. 

 
2319.17 Wood trusses. 

2319.17.1 Trussed rafters. 

Trussed rafters shall be designed by methods admitting of rational analysis by a registered 
professional engineer or registered architect proficient in structural design based on the 
standards set forth in Section 2314.4. 
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Simpson Strong-Tie® Wood Construction Connectors
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LTS/MTS/HTS

Twist Straps
Twist straps provide a tension connection between two wood members. 
They resist uplift at the heel of a truss economically. LTS/MTS have a  
2"-bend section and HTS has a 3 3⁄4"-bend section that eliminates 
interference at the transition points between the two members.

Material: LTS — 18 gauge; MTS — 16 gauge; HTS — 14 gauge

Finish: Galvanized. Some products available in stainless steel or 
ZMAX® coating.

Installation: 

	• Use all specified fasteners, with half into each member being  
connected, to achieve the listed loads; see General Notes.

	• LTS, MTS and HTS are available with the bend  
reversed. Specify "-REV" after the model number,  
such as MTS16-REV.

Codes: See p. 13 for Code Reference Key Chart

Web Applications: Visit app.strongtie.com/rws to  
access our Roof-to-Wall Selector web application.

Typical MTS30 
Installation

MTS Installation as a 
Truss-to-Top Plate Tie

LTS12 
(MTS and 

HTS similar)

SI
M

PS
ON

St
ro

ng
-T

ie®

1" typ.

L

11⁄4"

HTS30C
(MTS30C similar)

MTS30
(HTS30 similar)

F2

F1

MTS30 Installation
with I-Joist Rafter

Many of these products are approved for installation with Strong-Drive® 
SD Connector screws. See pp. 362–366 for more information.

These products are available with additional corrosion 
protection. For more information, see p. 16.

For stainless-steel 
fasteners, see p. 23.

Model 
No.

Strap 
Length 

(in.)

Total Quantity 
of Fasteners

DF/SP 
Allowable Uplift Loads 

(160)

SPF/HF 
Allowable Uplift Loads 

(160) Code 
Ref.

 0.148" x 3" 
Nails

 0.148" x 1 1/2" 
Nails

0.148" x 3" 
Nails

0.148" x 1 1/2" 
Nails

0.148" x 3" 
Nails

0.148" x 1 1/2" 
Nails

LTS12 12

12 12 660 645 570 515

IBC®, 
FL, 
LA

LTS16 16

LTS20 20

MTS12 12

14 14 990 990 850 850

MTS16 16

MTS20 20

MTS24C 24

MTS30 30

MTS30C 30

HTS16 16

16 16 1,415 1,415 1,215 1,215

HTS20 20

HTS24 24

HTS30 30

HTS30C 30

1.	See pp. 276–277 for Straps and Ties General Notes.
2.	All LTS, MTS and HTS models (except for MTS12 and HTS16)  

have additional nail holes.
3.	All straps except the MTS30 and HTS30 have the twist in  

the center of the strap.
4.	Twist straps do not need to be wrapped over the truss to  

achieve the allowable load.
5.	May be installed on the inside face of the stud.
6.	Allowable lateral loads are F1 = 75 lb. and F2 = 125 lb.  

when the following installation requirements are met.  
The first seven nail holes on each side of the bend must  
be filled with 0.148" x 1 1/2" minimum nails. All additional  
fasteners may be installed in any remaining strap holes. 

7.	For simultaneous loads in more than one direction, the  
connector must be evaluated using either the Unity  
Equation or the 75% Rule, as described in Straps and Ties  
General Notes on p. 277.

8.	 Fasteners: Nail dimensions are listed diameter by length.  
See pp. 23–24 for fastener information. 

9.	Using Strong-Drive® SD Connector (SD9112) screws  
for 0.148" x 1 1/2" and 0.148" x 3" nails will get the same  
loads as using nails.

Roof-to-Wall
Selector

R
W

S

LTS Twist Strap

MTS Twist Strap

HTS Twist Strap
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Broward County Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
broward.org/CodeAppeals │ 954-765-4500 │ rulesboard@broward.org 

TO: Members of the Broward County Board of Rules and Appeals 

FROM:  Administrative Director 

DATE: September 11, 2025 

RE: Fiscal Year 2026 Budget (October 1, 2025 – September 30, 2026) 

Recommendation 
The Administrative Director recommends that the Board of Rules and Appeals authorize, by motion, an 
operating budget of $4,444,600 for the fiscal year (FY) 2026. The operating budget allocates funding for 
personnel services, operational expenses, capital outlay, and office relocation. Comparing the FY 2025 
adopted budget of $3,122,880 with the FY 2026 requested budget of $4,444,600, there is an increase of 
$1,321,720 or 42.3%.  

Reasons 
The recommended budget includes adequate funding for operating expenses and includes substantial 
reserves. As of August 2025, the Board of Rules and Appeals has a fund balance (reserves) of $13,651,243. 
We anticipate an increase of approximately $907,518 this year, making our fund balance $14,558,761 or 
6.23% by September 30, 2025. In addition, we expect to earn $400,000 in interest earnings and less 5% 
($180,000) for the fiscal year 2025, which would increase the fund balance to $14,778,761.  

Expenses Overview: 

Personnel Services, including salaries and employee benefits, are $2,352,230 in FY 2026 compared to 
$2,260,640 in the FY 2025 adopted budget. The total increase in FY 2026 is $91,590, or approximately 
4%. The increase reflects salary increase (cost of living and annual performance pay) and associated 
fringe benefits of FICA, Medicare, and FRS.  

Operating Expenses in FY 2026 are $1,967,570 compared to $747,240 in the FY 2025 adopted 
budget. This is an increase of $1,220,330, or 163%, in anticipation of the move to a new office space 
and furniture, as well as recurring operating expenses for travel and subscriptions.  

The requested Capital Outlay expense in FY 2026 is $124,800 compared to $115,000 in FY 2025, a 
decrease of $9,800, or -9%. The decrease is due to the one-time nature of the expenditure for the 
paperless transition project. 

Revenue Overview: 
Revenues remain sufficient to cover the expenses associated with each fiscal year. There is no anticipated 
rate increase in the next fiscal year. The rate recommendation decision is due to our financial reserves and 
will be evaluated by the Board each year. 

The FY 2026 projected revenues increase by 5.26% compared to FY 2025, based on the economic 
development projects in multiple municipalities. From a macroeconomic perspective, the economy shows 
strength, resilient GDP growth, stable inflation, and indicators point towards a durable economy.  
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A recent history of municipal fees received and projected is listed below: 

 
Forms and the Budgeting Process 
Attached are a budget summary and performance measures reported to the Broward County Budget Office 
as part of the County’s annual budget development process. 
 
 
Respectfully Submitted, 

 
Dr. Ana C. Barbosa 
 

Revenue FY 2023 Actual FY 2024 Actual FY 2025 Budget FY 2026 Projected 

Permit Fees $3,548,478  $3,289,903  $3,200,000  $3,200,000  
Interest & Other 
Earnings $260,383  $411,457  $400,000  $430,000  

Fund Balance 
(Reserves) $11,447,666  $12,743,725  $13,651,243  $14,333,000  
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SECTION SUMMARY
FY24 Actuals FY25 Budget FY26 Budget

 Board of Rules and Appeals $2,792,706 $16,846,000 $17,781,500

Total $2,792,706 $16,846,000 $17,781,500

Board of Rules and Appeals

REVENUES
FY24 Actuals FY25 Budget FY26 Budget

Permits Fees Special Assessment $3,289,903 $3,200,000 $3,200,000

Charges for Services ($1,140) $0 $0

Interest and Other Earnings $411,457 $400,000 $430,000

Fund Balance $12,743,725 $13,426,000 $14,333,000

Less Five Percent $0 ($180,000) ($181,500)

Total $16,443,945 $16,846,000 $17,781,500

APPROPRIATIONS
FY24 Actuals FY25 Budget FY26 Budget

Personnel Services $2,090,264 $2,260,640 $2,412,600

Operating Expenses $548,281 $747,240 $1,950,860

Capital Outlay $154,161 $115,000 $141,800

Other Budgetary Reserves $0 $13,723,120 $13,276,240

Total $2,792,706 $16,846,000 $17,781,500

Total Positions 13 13 13

BUDGET VARIANCES
(115,000) Decrease in capital outlay due to the one-time nature of the expenditures.
(446,880) Decrease in reserves primarily due to an increase in one-time operating expenses.

$32,970 Normal Increases and Decreases
51,340 51,340     Personnel Services    

(18,370) (18,370)     Operating Expenses    
BUDGET SUPPLEMENTS

100,620 Increase in recurring personnel services to reflect the Board of Rules and Appeals
proposed salary increase of 5%.

44,900 Increase in recurring operating expenses for annual software maintenance.
1,177,090 Increase in operating expenses for the rental and build-out of a new office space.

141,800 Increase in one-time capital expenses for the purchase of two vehicles, computer
hardware and software, and books.

$935,500 TOTAL INCREASE

Boards & Agencies

Broward County, Florida - Fiscal Year 2026 Recommended Operating Budget 13-13
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PERFORMANCE MEASURES
FY24 Actual FY25 Budget FY26

Projected

Number of appeals filed 0 4 4

Number of code changes approved by the Broward County Board of
Rules and Appeals 241 14 15

Number of code interpretations approved by the Broward County
Board of Rules and Appeals and staff 1,038 4,520 4,000

Number of training seminars and training sessions presented 58 100 60

Number of certifications 408 550 600

Number of technical advisory committee and
subcommittee/workgroup sessions of the Florida Building
Commission attended as a voting member

43 16 15

Number of call outs for building code compliance review requested
by either building officials or chiefs for Broward County Board of
Rules and Appeals code compliance staff

296 750 250

Number of training sessions attended by Board of Rules and
Appeals staff 204 300 300

Number of complaints received leading to investigations 0 5 1

GOAL STATEMENT
To establish and enforce Florida Building Code regulations on a uniform basis to protect the health, safety and
welfare of persons and property in Broward County.

APPROPRIATIONS
FY24 Actuals FY25 Budget FY26 Budget

Total Expenses $2,792,706 $16,846,000 $17,781,500

Total Positions 13 13 13

Board of Rules and Appeals

PROGRAM DESCRIPTION:
The responsibilities of the agency include reviewing inspections and plan reviews conducted by jurisdictional
employees for compliance with both the County and State Building and Fire Codes as well as conducting
random, requested, and investigative inspections to provide uniformity to the interpretation of the codes
throughout Broward County. The agency conducts educational seminars to aid in the uniform enforcement of the
building codes, fire codes, national electrical code, floodplain codes and many other referenced standards. Staff
makes recommendations to the Board of Rules and Appeals on interpretations, appeals and also on amendments
pertaining to the Florida Building Code and Fire Code and maintains certifications for approximately 900
building and fire inspectors, plans examiners and building officials.

Boards & Agencies

13-14 Broward County, Florida - Fiscal Year 2026 Recommended Operating Budget4
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Broward County Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
broward.org/CodeAppeals │ 954-765-4500 │ rulesboard@broward.org 

TO: Members of the Broward County Board of Rules and Appeals 

FROM:  Chief Mechanical Code Compliance Officer 

DATE: September 11, 2025 

RE: Proposed Formal Interpretation #36 of FBC Broward County Amendments, 8th Edition, 
Chapter 1, Section 105.2.1 Emergency Repairs 

Recommendation  
It has been recommended that the Board of Rules and Appeals approve, by vote, the proposed Formal 
Interpretation #36 of FBC Broward County Amendments, 8th Edition, Chapter 1, Section 105.2.1 Emergency 
Repairs. 

Reasons 
The Broward County Board of Rules and Appeals Mechanical Committee met on August 27, 2025. The 
Mechanical Committee considered and recommended an interpretation of the above code section. 

Additional Information 
1. FBC Broward County Amendments, 8th Edition, Chapter 1, Section 105.2.1 Emergency Repairs.
2. Draft of Formal Interpretation # 36
3. Mechanical Committee Minutes and Agenda

Respectfully Submitted, 

Rolando Soto 

1

https://www.broward.org/codeappeals/Pages/Default.aspx
mailto:rulesboard@broward.org


 

 
 
FBC Broward County Amendments, 8th Edition, Chapter 1, Section 105.2.1 Emergency Repairs. 
 

105.2.1 Emergency repairs. Where equipment replacements and repairs must be performed in an 
emergency, the permit application shall be submitted within the next working business day to the Building 
Official. 
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1 N. University Drive, Suite 3500B 
Plantation, Florida 33324 

Phone: 954-765-4500 
Email: rulesboard@broward.org 
www.broward.org/CodeAppeals 

2025 Voting Members 

Chair Robert A. Kamm, P.E.,  
Mechanical Engineer 
Vice-Chair Stephen Bailey, P.E.,  
Electrical Engineer 
Eduard C. Badiu, PhD, P.E.,  
Roofing Contractor  
Mr. Gregg D’Attile,  
Mechanical Contractor 
Mr. Peter Deveaugh,  
Master Electrician 
Mr. Jeff Falkanger,  
Architect 

Mr. Sergio Pellecer,  
Fire Service Professional 
Mr. Mike Rada,  
General Contractor  
Mr. Anthony Salgado,  
Master Plumber 
Mr. Scott Taggart,  
Swimming Pool Contractor 
Mr. Dennis A. Ulmer,  
Consumer Advocate 
Mr. Derek A. Wassink, P.E,R.A.,S.I., 
S.T.S.2., 
Structural Engineer  
Ms. Lynn E. Wolfson,  
Disabled Community Representative 

2025 Alternate Board Members 
Mr. Steven Feller, P.E.,  
Mechanical Engineer 
Mr. Alberto Fernandez,  
General Contractor 
Mr. Robert Taylor,  
Fire Service Professional 
Mr. James Terry,  
Master Plumber  

Mr. David Tringo,  
Master Electrician 
VACANT  
Architect 
VACANT  
Electrical Engineer 
VACANT  
Roofing Contractor 
VACANT  
Structural Engineer 

Board Attorney 
Charles M. Kramer, Esq. 

Administrative Director 
Dr. Ana Barbosa 

— Established 1971 — 

DATE: 
TO: 

September 12, 2025 
All Building Officials 

FROM:  Dr. Ana Barbosa, Administrative Director 
SUBJECT: Emergency Repairs 

At its meeting of September 11, 2025, the Board approved an interpretation of FBC Broward 
County Amendments, 8th Edition, Chapter 1, Section 105.2.1 Emergency repairs. 

105.2.1 Emergency repairs. Where equipment replacements and repairs must be performed 
in an emergency, the permit application shall be submitted within the next working business 
day to the Building Official. 

Formal Interpretation: 
Any interruption in the work of the heating, ventilation, and air conditioning system shall be 
considered an emergency. 

EFFECTIVE DATE: September 12, 2025 

*** PLEASE POST AT YOUR PERMIT COUNTER *** 

Page 1 of 1 F.I. #36 

DRAFT
BROWARD COUNTY 

BOARD OF RULES AND APPEALS 

FBC 8TH EDITION (2023) 
FORMAL INTERPRETATION #36 
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Broward County Board of Rules and Appeals 
Mechanical Committee    

Agenda – August 27, 2025 – 1:30 PM  
https://broward-org.zoomgov.com/j/1608042178 

Meeting ID: 160 804 2178 
 

 
 

1. Roll Call 
 

2. Approval of Minutes – September 14, 2022 
 

3. Requests for Formal Interpretations  
 
a. Florida Building Code, Broward County Amendments, 8th Edition, Chapter 1, Section 

105.2.1, Emergency Repairs – Page 3 
 

b. Florida Building Code – Residential, 8th Edition, Section M1506, Exhaust Openings – 
Page 4 

 
c. Florida Mechanical Code, 8th Edition – Broward County Mechanical Technical 

Amendments, Section 307.2.1, Condensate Disposal – Page 6 

4. Public Comment 
 

5. Adjournment 
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Broward County 
Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
Phone: 954-765-4500 │ Fax: 954-765-4504 
broward.org/CodeAppeals 

MEETING OF THE MECHANICAL AND SMOKE CONTROL COMMITTEE, 
September 14, 2022, Minutes 

Call to Order: 
Chair Feller called a published meeting of the Broward County Board of Rules and Appeals Mechanical and 
Smoke Control Committee to order at 2:00 PM. 

The roll was called, and the following members were present: 
Robert Taylor  
Phil London  
Eric Jenison  
Roman Sanchez 

Steven Feller 
Robert Kamm  
Gregg D’Attile  
Stephen Kerney 

Jack Walsh  
Julio Briceno  
Wesley Neely  
Peter McGinnis 

Michael Charnin 
Staff: Rolando Soto, Chief Mechanical Code Compliance Officer 

Approval of Minutes 
Mr. D’Attile made a motion, seconded by Mr. Kamm, to approve the September 22, 2020, Mechanical 
Committee Meeting Minutes—the motion passed by unanimous vote. 

Item 1: Proposed revision to “Broward County Uniform Data Form for Residential and Light 
Commercial Air Conditioning Replacements” 
Mr. Soto explained that the form was approved in 2019 with minor revisions, including “SEER2 and EER2 " 
under the Data column. " This revision will be effective on January 1st, 2023, and will affect the testing for the 
AC units. He mentioned the second change: the proposal to remove the word “Model #” on the same page of 
the application, as it has created confusion in certain cities. 

Chair Feller agreed with Mr. Soto and requested a motion to pass these changes. Mr. D’Attile made a motion, 
seconded by Mr. Walsh, to make these two changes on the Broward County Uniform Data Form, which passed 
by unanimous vote. 

Item 2: Review of proposed Voluntary Residential A/C Replacement Inspection checklist 
Mr. Soto explained that he updated this voluntary form, which is intended for chiefs, inspectors, and plans 
examiners, to have code sections handy when they do plan reviews and inspections in residential AC 
replacements. Chair Feller said that he was okay with the checklist.  

Mr. Briceno made a motion, seconded by Mr. Kamm, to accept the Voluntary Residential A/C replacement 
inspection checklist—the motion passed by unanimous vote. 

Item 3: Review of the proposed Voluntary guideline for solving the existing condenser roof stands 
running out of space for replacement units 
Mr. Soto explained that the proposed voluntary guideline was created because of some issues in old apartment 
buildings with existing condenser roof stands that do not have enough space because of the large condenser 
units. The problems were brought to Mr. Soto’s attention at the South Florida Association for A/C Contractors 
meeting. 
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Chair Feller felt that this is a fact-of-life situation; if the air conditioning system fails or is upgraded, the 
manufacturer's requirements must be implemented so the system will operate properly. He said every situation 
could be different, and if the inspectors/contractors need clarifications, they should take them to the Board. Mr. 
Kamm agreed with Chair Feller on this matter. Discussion followed between the committee members. 

Chair Feller suggested that no action should be taken on this subject. Item 3 was dismissed without a motion. 

Public Comment 
Mr. James DiPietro introduced Dr. Ana Barbosa as the new Board of Rules and Appeals Director. He confirmed 
that his retirement date will be September 30, 2022. Dr. Barbosa shared her email address and cellphone number 
with the committee members.  

Mr. D’Attile moved to adjourn the meeting, which was seconded by Mr. Taylor. The motion passed by 
unanimous vote. 

Adjournment  
Having no further business before the Committee, the meeting adjourned at 2:36 PM. 
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Item 1.  Request for Formal Interpretation of FBC Broward County 
Amendments,8th Edition, Chapter 1, Section 105.2.1 Emergency repairs. 

Mr. Paolo Serafini, the City of Okland Park's Chief Mechanical Inspector, has asked for a 
Formal Interpretation of section 105.2.1. 

105.2.1 Emergency repairs. Where equipment replacements and repairs must be performed in 
an emergency, the permit application shall be submitted within the next working business day 
to the Building Official. 

Staff proposed opinion: 

For the purpose of interpreting Section 105.2.1, any interruption of air-conditioning shall be 
considered an emergency. 

Reasons: 

The National Weather Service’s table below indicates that heat indices meeting or 
exceeding 103°F can lead to dangerous heat disorders with prolonged exposure and/or 
physical activity. Temperatures in the 90°F and 100°F range are easily attained in South 
Florida homes and businesses with a lack of air conditioning. 

Caution 80°F - 90°F Fatigue possible with prolonged exposure and/or physical 
activity 

Extreme 
Caution 

90°F - 
103°F 

Heat stroke, heat cramps, or heat exhaustion possible with 
prolonged exposure and/or physical activity 

Danger 103°F - 
124°F 

Heat cramps or heat exhaustion likely, and heat stroke 
possible with prolonged exposure and/or physical activity 

Extreme 
Danger 

125°F or 
higher 

Heat stroke highly likely 

The CDC recommends: “Use fans, but only if indoor temperatures are less than 90°F. In 
temperatures above 90°F, a fan can increase body temperature.” 

See https://www.cdc.gov/heat-health/about/index.html 
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Item 2. Request for Formal Interpretation of FBC Residential, 8th Edition, 
Section M1506.3 Exhaust openings. 

At the August 6, 2025, meeting of the South Florida Air Conditioning Contractor 
Association, a request was made to provide a Formal Interpretation of section M1506.3 of 
the FBC Residential. At least one jurisdiction in Broward considers that a picture window (a 
window without an openable sash) a “non-operable opening” and requires exhaust 
discharge to comply with the distances required by M1506.3.  

M1506.3 Exhaust openings. 

Air exhaust openings shall terminate not less than 3 feet (914 mm) from property lines; 3 feet 
(914 mm) from operable and nonoperable openings into the building and 10 feet (3048 mm) 
from mechanical air intakes except where the opening is located 3 feet (914 mm) above the air 
intake. Openings shall comply with Sections R303.5.2 and R303.6. 

R303.5.2 Exhaust openings. 

Exhaust air shall not be directed onto walkways. 

R303.6 Outside opening protection. 

Air exhaust and intake openings that terminate outdoors shall be protected with corrosion-
resistant screens, louvers or grilles having an opening size of not less than 1/4 inch (6 mm) 
and a maximum opening size of 1/2 inch (13 mm), in any dimension. Openings shall be 
protected against local weather conditions. Outdoor air exhaust and intake openings shall meet 
the provisions for exterior wall opening protectives in accordance with this code. 

Staff proposed opinion: 

Exhaust discharges near a picture window are not required to comply with FBC Residential 
Section M1506.3.  

Reasons. 

The intent of the FBC Residential section M1506.3 is to prevent the reintroduction of the 
exhausted air into the dwelling. A picture window fully satisfies that intent. Additionally, a 
similar section in the FMC (501.3.1) has already corrected that glitch by referring only to 
“operable openings.” See FMC text below. 
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For reference only.  

2023 Florida Building Code, Mechanical, Eighth Edition 

501.3.1 Location of exhaust outlets. 

The termination point of exhaust outlets and ducts discharging to the outdoors shall be located 
with the following minimum distances: 

1. For ducts conveying explosive or flammable vapors, fumes or dusts: 30 feet (9144 mm)
from property lines; 10 feet (3048 mm) from operable openings into buildings; 6 feet
(1829 mm) from exterior walls and roofs; 30 feet (9144 mm) from combustible walls and
operable openings into buildings which are in the direction of the exhaust discharge; 10
feet (3048 mm) above adjoining grade.

2. For other product-conveying outlets: 10 feet (3048 mm) from the property lines; 3 feet
(914 mm) from exterior walls and roofs; 10 feet (3048 mm) from operable openings into
buildings; 10 feet (3048 mm) above adjoining grade.

3. For all environmental air exhaust: 3 feet (914 mm) from property lines; 3 feet (914 mm)
from operable openings into buildings for all occupancies other than Group U, and 10
feet (3048 mm) from mechanical air intakes. Such exhaust shall not be
considered hazardous or noxious. Separation is not required between intake air openings
and living space exhaust air openings of an individual dwelling unit or sleeping
unit where an approved factory-built intake/exhaust combination termination fitting is
used to separate the air streams in accordance with the manufacturer’s instructions.

4. Exhaust outlets serving structures in flood hazard areas shall be installed at or above the
elevation required by Section 1612 of the Florida Building Code, Building for utilities
and attendant equipment.

5. For specific systems see the following sections:

5.1. Clothes dryer exhaust, Section 504.4. 

5.2. Kitchen hoods and other kitchen exhaust equipment, Sections 
506.3.13, 506.4 and 506.5. 

5.3. Dust stock and refuse conveying systems, Section 511.2. 

5.4. Subslab soil exhaust systems, Section 512.4. 

5.5. Smoke control systems, Section 513.10.3. 

5.6. Refrigerant discharge, Section 1105.7. 

5.7. Machinery room discharge, Section 1105.6.1. 
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Item 3. Request for Formal Interpretation of the Broward County Amendments to 
Chapter 3, subsection 307.2 of the 2023 Florida Building Code - Mechanical, 8th 
Edition. 

Ms. Annette Ben-Habib, a Professional Engineer, with projects in Broward County, has 
asked for a Formal Interpretation of section 105.2.1. Ms. Ben-Habib specifically seeks 
clarification of the “Exceptions”. In Ms. Ben-Habib's opinion, any individual air conditioning 
equipment in an apartment building that is less than 65000 BTU/hr should be exempted 
from compliance with the mentioned amendment. Ms. Ben-Habib has proposed her 
version of the interpretation. Staff is proposing a different version. 

Broward County Amendments to Chapter 3, subsection 307.2 of the 2023 Florida Building 
Code - Mechanical, 8th Edition. 

Stricken thru text are deletions from the Florida Building Code - Mechanical, 8th Edition. 

Underscored text are additions to Florida Building Code - Mechanical, 8th Edition. 

SECTION 307 CONDENSATE DISPOSAL 

307.2 Evaporators and cooling coils. 

Condensate drain systems shall be provided for equipment and appliances containing 
evaporators or cooling coils. Condensate drain systems shall be designed, constructed, and 
installed in accordance with Sections 307.2.1 through 307.2.5. 

Exception: Evaporators and cooling coils that are designed to operate in sensible cooling 
only and not support condensation shall not be required to meet the requirements of this 
section. 

307.2.1 Condensate disposal. 

Condensate from all cooling coils and evaporators of equipment served by an onsite cooling 
tower in a building or structure wherein the aggregate cooling capacity of the equipment 
exceeds 65,000 Btu/hr shall be collected and conveyed from the drain pan outlet and 
discharged to the cooling tower. Where an on-site cooling tower is not installed, the 
condensate from all cooling coils and evaporators shall be conveyed from the drain pan outlet 
to an approved place of disposal. Such piping shall maintain a minimum horizontal slope in 
the direction of discharge of not less than one-eighth unit vertical in 12 units horizontal (1-
percent slope). Condensate shall not discharge into a street, alley, or other areas so as to cause 
a nuisance. 

Exceptions: 
1. Condensate from cooling coils and evaporators is not required to be collected and

conveyed to an on-site cooling tower, provided 1.1 through 1.3 are met: 
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1.1 The equipment comprises 10% or less of the total capacity of the cooling tower 
system, 

1.1 The equipment is located in an isolated or remote area, 
1.2 The size of the equipment is 65,000 Btu/hr or less. 

2. In existing buildings, condensate may be collected and conveyed to a cooling tower or
discharged to an approved place of disposal. 

Ms. Ben-Habib Proposed Formal Interpretation 

A condensate capture system to return condensate to the onsite cooling tower will not be 
required if the following three (3) conditions are met:  

1. No single piece of HVAC equipment serviced by the cooling tower is greater than
10% of the total cooling tower capacity. Ie, if the cooling tower is 100 Tons, no piece
of cooling equipment is larger than 120 MBH (10 tons).

2. Any piece of HVAC equipment that creates a condensate return loop to the tower
that would increase the building system's total length of condensate piping by 50%
or more as compared to a direct drainage piping system is considered ""isolated" or
"remote".

3. No single piece of HVAC equipment serviced by the cooling tower is larger than
65,000 Btu/Hr.

In summary, if a cooling tower system is serving a very large or tall building comprised of 
only very small pieces of HVAC equipment, the building should be exempt from the 
installation of a condensate capture system based on the proposed interpretation of the 
Amendment.  The intent of the amendment is to reduce water usage in cooling tower 
systems by reusing condensate; however, with very small HVAC units, the amount of 
condensate captured from each unit is negligible compared to the overall cooling tower 
usage, at less than .001% of the tower makeup.  The amount of piping required to service 
these small units in a large building is a large burden on the owner or developer and will 
also require extensive water use for cleaning purposes.  It is entirely possible that the 
amount of water required to clean the condensate capture loop with be greater than the 
condensate that is captured and returned to the tower.  
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Staff proposed opinion: 

Individual air conditioning equipment in an apartment building with less than 65000 BTU/hr 
that does not meet all the conditions listed in the Exceptions to FMC Section 307.2.1 is not 
exempt from compliance with the mentioned amendment. 

Reasons. 

The Exceptions state: 
1. Condensate from cooling coils and evaporators is not required to be collected and

conveyed to an on-site cooling tower, provided 1.1 through 1.3 are met: 
1.1 The equipment comprises 10% or less of the total capacity of the cooling tower 

system, 
1.1 The equipment is located in an isolated or remote area, 
1.2 The size of the equipment is 65,000 Btu/hr or less. 

To qualify for the exception, all the conditions from 1.1 to 1.3 must be met. Section 
307.2.1’s intention is to collect the condensate discharge from all and any equipment in 
the building. The exception intention is to remove the burden of collecting condensate from 
small and remote units, where the expense and difficulty of compliance do not justify the 
benefit of collecting a small amount of water for reuse.  
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Thank you for the opportunity to propose a formal interpretation of this amendment.  Please see below and
let me know if you needed another format from me, or any additional language.

I am proposing the following Formal Interpretation of the Exception 1 comprised of 1.1, 1.2 and 1.3.

Proposed Formal Interpretation
A condensate capture system to return condensate to the onsite cooling tower will not be required if the
following three (3) conditions are met:

1. No single piece of HVAC equipment serviced by the cooling tower is greater than 10% of the total
cooling tower capacity. Ie, if the cooling tower is 100 Tons, no piece of cooling equipment is larger
than 120 MBH (10 tons).

2. Any piece of HVAC equipment that creates a condensate return loop to the tower that would
increase the building system's total length of condensate piping by 50% or more as compared to a
direct drainage piping system is considered ""isolated" or "remote".

3. No single piece of HVAC equipment serviced by the cooling tower is larger than 65,000 Btu/Hr.
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[M] 314.2.1 Condensate drainage collection, use or disposal. Condensate from all cooling coils and
‘evaporators of equipment served by an onsite cooling tower in a building or struclure wherein the

ate cooling capacily of the equipment exceeds 65,000 Btu/h shall be collected and convey
from the drain pan outlet and discharged to the cooling tower. Where an on-site cooling tower is not
installed the condensate from all cooling coils and evaporators shall be conveyed from the drain pan
outlet to an approved place of disposal

Excentions:
1. Condensate from cooling coils and evaporators is not required to be collected and conveyed
10 an on-site cooling tower: provided 1.1 through 1.3 are met:

1.1 The equipment comprises 10% or less of the total capacity of the cooling tower system
1.2 The equipment is located in an isolated or remote area
1.3 The size of the equipment is 65,000 Btu/hr or less

2. In existing buildings, condensate may be collected and con: to a cooling tower or
discharged to an approved place of disposal












SUBJECT: Interpretation 0f18']1 Edition (2023) Florida Building Code Mechanical:
301.15; Building 453.25.4.3.1, 453.25.4.3.2, 1609.1.1 Ex. 8; Fuel Gas: 301.10.
Mechanical equipment wind resistance.

Wind resistance. Mechanical equipment, appliances, and supports that are exposed to wind shall
be designed and installed to resist the wind pressures determined in accordance with the Florida
Building Code, Building.

Exception: Exposed mechanical equipment or appliances fastened to a roof or installed in the
ground in compliance with the code using rated stands, platforms, curbs, slabs, walls, or other
means are deemed to comply with the wind’s resistance requirements of the 2007 Florida
Building Code, as amended. Further support or enclosure of mechanical equipment or
appliances is not required by a state or local official having authority to enforce the Florida
Building Code.

Formal Interpretation:

1. Mechanical equipment or appliances themselves are not required to demonstrate
compliance with the wind load requirements of the Florida Building Code and no other
shielding, sheltering, or reinforcement of the equipment of appliance is required.

2. Notwithstanding Item 1 above, the mechanical equipment or appliances shall be
adequately anchored to the rated stands, platforms, curbs, slabs, walls, or other means of
support to resist the wind loads of the 2007 Florida Building Code.





In summary, if a cooling tower system is serving a very large or tall building comprised of only very small
pieces of HVAC equipment, the building should be exempt from the installation of a condensate capture
system based on the proposed interpretation of the Amendment.  The intent of the amendment is to
reduce water usage in cooling tower systems by reusing condensate; however, with very small HVAC
units, the amount of condensate captured from each unit is negligible compared to the overall cooling
tower usage, at less than .001% of the tower makeup.  The amount of piping required to service these
small units in a large building is a large burden on the owner or developer and will also require extensive
water use for cleaning purposes.  It is entirely possible that the amount of water required to clean the
condensate capture loop with be greater than the condensate that is captured and returned to the tower.

Annette Ben-Habib, PE
Associate

Phone 954 990-0556
Mobile 954 654-9465

From: Soto, Rolando <ROSOTO@broward.org> 
Sent: Wednesday, August 20, 2025 1:47 PM
To: Annette Ben-Habib, PE <aben-habib@ceseng.com>
Cc: Joseph, Jonda <JONDAJOSEPH@broward.org>
Subject: RE: Board Consideration of SECTION M314.2.1 CONDENSATE DISPOSAL

Good afternoon, Ms. Ben-Habib,
I apologize for the last-minute information. It looks like we will have a Mechanical Committee meeting next week
on Wednesday, August 27, 2025, at 1.30. It will be Zoom. We will send you the link. I'm planning to ask the
committee for an interpretation of the Broward County Amendments to Chapter 3, subsection 307.2 of the
2023 Florida Building Code - Mechanical, 8th Edition. If you would like to provide language for the
committee's consideration, it will have to be no later than Friday, 8/22/25.
Respectfully,

Rolando Soto
Mechanical Chief Code Compliance Officer
Broward Co. Board of Rules and Appeals
1 N University Dr. Suite 3500B
Plantation Fl 33324
954-765-4500
http://www.broward.org/CodeAppeals/Pages/Default.aspx

Stronger Codes Mean Safer Buildings

 ~Establ ished 1971~

1014

https://urldefense.com/v3/__https://linkprotect.cudasvc.com/url?a=http*3a*2f*2fwww.broward.org*2fCodeAppeals*2fPages*2fDefault.aspx&c=E,1,TLp1gdwgOxQzvf1-KGeeW3EKJkPWijr71FlhbjlD-oVFRK4dW6Spsqevv5FiF_NNznUzlp0jZQQgwCz_VaUZAaE7CLNSMF5ZMdmwtN7zmj-cVI_CoZfY&typo=1__;JSUlJSUl!!DU4c0PqsyQ!yvlXupn6koXyFe7YI42ozinhGHFyWSE9naelQh6CQkVxUZlzo6tlLQBhUeq5S4bOZhvSnhrvzaTleYJf10A$


  

 
 Broward County Board of Rules and Appeals 

Mechanical Committee 
August 27, 2025 Meeting Minutes 

https://broward-org.zoomgov.com/j/1608042178 
Meeting ID: 160 804 2178 

 
 
Mr. Gregg D’Attile called a published meeting of the Mechanical Committee to order at 
1:44 PM. 
 

1. Roll Call 
 
Gregg D’Attile   Robert A. Kamm 
Phil London    Jack Walsh 
Wesley Neely   Christopher Figueras 
Eric Jenison    Michael Charnin 
Roman Sanchez   Peter McGinnis 
 

2. Approval of Minutes – September 14, 2022 
 

Mr. London made a motion, and Mr. McGinnis seconded the motion to approve the September 
14, 2022, minutes as submitted. The motion passed by unanimous vote of 10-0. 

3. Requests for Formal Interpretations  
 
a. Florida Building Code, Broward County Amendments, 8th Edition, Chapter 1, Section 

105.2.1, Emergency Repairs – Page 3 

Mr. Rolando Soto, Chief Mechanical Code Compliance Officer, indicated that the 
request from the City of Oakland Park’s Chief Mechanical Inspector constitutes an 
emergency in the case of air conditioning. The staff’s recommendation is that any 
lack of air conditioning should be considered an emergency. He did not think there 
could be a distinction between the individual's age and/or condition.  

In response to Mr. D’Attile, Mr. Soto advised that a change to the Code is different 
from what was proposed, which is an interpretation of the Code.  

Mr. Paulo Serafini explained that it will be difficult to track whether the individual has 
applied for a permit after claiming an emergency. Mr. Sanchez pointed out that the 
role of the Chief Inspector is to determine which cases are emergencies and, as 
such, track them.  Mr. Soto noted that the information provided in the agenda 
shows the temperatures inside a building, but temperatures outside the building 
could vary widely. Mr. Kamm commented that it could also be cold weather. The 
key is a speedy building permit application. It should be easy to track. Mr. Soto felt 
the interpretation would provide countywide consistency. Mr. London agreed that it 
should not be linked solely to temperature. Mr. Kamm fully supported the staff 
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recommendation but would like to change air conditioning to air conditioning, 
heating, and ventilation.  

Mr. Kamm made a motion, and Mr. Jenison seconded the motion, to approve 
recommending the formal interpretation as revised to specify air conditioning, 
heating, and ventilation systems. The motion passed by a unanimous vote of 10-0. 

b. Florida Building Code – Residential, 8th Edition, Section M1506, Exhaust Openings – 
Page 4 

Mr. Rolando Soto, Chief Mechanical Code Compliance Officer, noted at the August 
6th meeting of the South Florida Association of Air Conditioning Contractors that this 
issue was raised. Some inspectors have interpreted a picture window to be a non-
operable opening, and therefore, the exhaust has to be a minimum of three feet 
away. Some inspectors in at least one jurisdiction are using this language to deny 
permits. A non-operable opening means a louver with fixed blades that cannot be 
closed. Air will not go through a solid piece of glass.  

In response to Mr. D’Attile, Mr. Soto clarified that the recommendation is not for a 
code amendment, but rather a formal interpretation, which is permissible. 

Mr. Kamm made a motion, and Mr. Charnin seconded the motion to approve 
recommending the formal interpretation. The motion passed by unanimous vote of 
10-0.    

c. Florida Mechanical Code, 8th Edition – Broward County Mechanical Technical 
Amendments, Section 307.2.1, Condensate Disposal – Page 6 

Mr. Rolando Soto, Chief Mechanical Code Compliance Officer, advised that this is a 
request from Ms. Annette Ben-Habib, a Professional Engineer with projects in 
Broward County. Ms. Ben-Habib believes that any individual air conditioning 
equipment in an apartment building that is less than 65000 BTU/hr should be 
exempted from this technical amendment. The Committee has been provided with 
Ms. Ben-Habib’s proposed formal interpretation.  

Ms. Ben-Habib referred to the second provision specifying that the equipment is 
isolated or remote, which is vague. If the cooling tower is for a high-rise building and 
piping is back to the first floor or roof, it is remote. In reality, because of the distance 
of piping, it is a considerable waste of water for a small amount saved. Moreover, 
the cost for such extensive piping has an impact on the developer and building 
owner. Her proposal is to define remote or isolated if the return of the condensate 
will result in 50% or more piping, and it would not be necessary to capture any 
condensate. 

Mr. Soto brought attention to the staff’s proposal provided in the agenda backup. Ms. 
Ben-Habib’s proposal would mean that the condensate in an apartment building 
would not be required to be collected, which would equate to a huge amount of 
water for the entire building. All three of the exceptions must be met in order to be 
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exempt. He pointed out that the condensate water risers are required regardless. 
The additional work would be to join the risers and pump back to the cooling tower. 
Remoteness would relate to a unit that is feeding a cabana on a swimming pool that 
is on the opposite side of the building. In this instance, the benefits of collecting that 
water might be minimal, but completely opposite to two hundred AC units in a 
building, for example. Although one unit is small, in total, a lot of water is being 
collected.  

Ms. Ben-Habib explained that if there is a separate water supply to the cooling 
tower, it makes sense to capture the water. However, if one water meter is being fed 
from a regular water distribution system, it means hundreds of feet of piping.  

Mr. Soto commented that communities near the coastline are facing saltwater 
intrusion. Cooling towers are huge users of water. Any water savings would be a 
help. It would save money for the building and additional capacity for the water 
utility. Ms. Ben-Habib commented that when the units are very small, the amount of 
capacity and the amount of condensate are small. She did not think it is necessarily 
a savings because condensate requires piping and cleaning. The cost-benefit value 
is much smaller with very small equipment. Mr. Soto disagreed; if there are two 
hundred two-ton units in a building, it equates to 4 hundred tons of AC. Ms. Ben-
Habib noted that the units will run a little less than the maximum. There is a 
significant amount of water produced by the running of the equipment.  

Mr. Kamm felt no building official would object to a cabana for a swimming pool 
being considered remote. Mr. Figueras felt it should be analyzed on a case-by-case 
basis. Mr. D’Attile indicated the code provides that if there is 1,000 feet of 
condensation collection piping and more than 1,000 feet is required for the return, it 
would be considered remote. Mr. Kamm felt that the engineer of record as opposed 
to the building official, should make the determination of it being remote. Both Mr. 
Figueras and Mr. Walsh concurred.  

Mr. Kamm made a motion, and Mr. London seconded the motion, to specify, 
regarding 307.2.1.1, that the engineer of record determine if the equipment is 
located in an isolated or remote area. The motion passed by a unanimous vote of 
10-0.

4. Public Comment - none

5. Adjournment

The meeting adjourned at 2:32 PM. 
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Broward County Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
broward.org/CodeAppeals │ 954-765-4500 │ rulesboard@broward.org 

TO: 

FROM:  

DATE: 

RE: 

Members of the Broward County Board of Rules and Appeals 

Chief Mechanical Code Compliance Officer 

September 11, 2025 

Proposed Formal Interpretation #37 of FBC Residential, 8th Edition, Section M1506.3 
Exhaust Openings 

Recommendation  
It has been recommended that the Board of Rules and Appeals approve, by vote, the proposed Formal 
Interpretation #37 of FBC Residential, 8th Edition, Section M1506.3 Exhaust Openings. 

Reasons 
The Broward County Board of Rules and Appeals Mechanical Committee met on August 27, 2025. The 
Mechanical Committee considered and recommended an interpretation of the above code section.  

Additional Information 
1. FBC Residential, 8th Edition, Section M1506.3 Exhaust Openings
2. Draft of Formal Interpretation # 37

Respectfully Submitted, 

Rolando Soto 
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FBC Residential, 8th Edition, Section M1506.3 Exhaust Openings. 
 

M1506.3 Exhaust openings. 
Air exhaust openings shall terminate not less than 3 feet (914 mm) from property lines; 3 feet 
(914 mm) from operable and nonoperable openings into the building and 10 feet (3048 mm) 
from mechanical air intakes except where the opening is located 3 feet (914 mm) above the air 
intake. Openings shall comply with Sections R303.5.2 and R303.6. 
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BROWARD COUNTY 
BOARD OF RULES AND APPEALS 

FBC 8TH EDITION (2023) 
FORMAL INTERPRETATION #37 

1 N. University Drive, Suite 3500B 
Plantation, Florida 33324 

Phone: 954-765-4500 
Email: rulesboard@broward.org 
www.broward.org/CodeAppeals 

2025 Voting Members 

Chair Robert A. Kamm, P.E.,  
Mechanical Engineer 
Vice-Chair Stephen Bailey, P.E.,  
Electrical Engineer 
Eduard C. Badiu, PhD, P.E.,  
Roofing Contractor  
Mr. Gregg D’Attile,  
Mechanical Contractor 
Mr. Peter Deveaugh,  
Master Electrician 
Mr. Jeff Falkanger,  
Architect 

Mr. Sergio Pellecer,  
Fire Service Professional 
Mr. Mike Rada,  
General Contractor  
Mr. Anthony Salgado,  
Master Plumber 
Mr. Scott Taggart,  
Swimming Pool Contractor 
Mr. Dennis A. Ulmer,  
Consumer Advocate 
Mr. Derek A. Wassink, P.E,R.A.,S.I., 
S.T.S.2., 
Structural Engineer  
Ms. Lynn E. Wolfson,  
Disabled Community Representative 

2025 Alternate Board Members 
Mr. Steven Feller, P.E.,  
Mechanical Engineer 
Mr. Alberto Fernandez,  
General Contractor 
Mr. Robert Taylor,  
Fire Service Professional 
Mr. James Terry,  
Master Plumber  

Mr. David Tringo,  
Master Electrician 
VACANT  
Architect 
VACANT  
Electrical Engineer 
VACANT  
Roofing Contractor 
VACANT  
Structural Engineer 

Board Attorney 
Charles M. Kramer, Esq. 

Administrative Director 
Dr. Ana Barbosa 

— Established 1971 — 

DATE: 
TO: 
FROM:  
SUBJECT: 

At its meeting of September 11, 2025, the Board approved an interpretation of FBC 
Residential, 8th Edition, Section M1506.3 Exhaust openings. 

M1506.3 Exhaust openings. 
Air exhaust openings shall terminate not less than 3 feet (914 mm) from property lines; 3 feet 
(914 mm) from operable and nonoperable openings into the building and 10 feet (3048 mm) 
from mechanical air intakes except where the opening is located 3 feet (914 mm) above the air 
intake. Openings shall comply with Sections R303.5.2 and R303.6. 

Formal Interpretation: 
A picture window cannot be opened to the exterior; therefore, it is not a building opening from 
the standpoint of air movement. Exhaust discharges near a picture window shall not be required 
to comply with FBC Residential Section M1506.3. 

EFFECTIVE DATE: September 12, 2025 

*** PLEASE POST AT YOUR PERMIT COUNTER *** 

Page 1 of 1 F.I. #37 

DRAFT
 September 12, 2025 

All Building Officials 
Dr. Ana Barbosa, Administrative Director 
Exhaust Openings 
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REFER TO ITEM #3 FOR THE MECHANICAL COMMITTEE AGENDA AND MINUTES 
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Broward County Board of Rules and Appeals 
1 N. University Drive Suite 3500B, Plantation, FL 33324 
broward.org/CodeAppeals │ 954-765-4500 │ rulesboard@broward.org 

TO: Members of the Broward County Board of Rules and Appeals 

FROM:  Chief Mechanical Code Compliance Officer 

DATE: September 11, 2025 

RE: Proposed Formal Interpretation #38 of Broward County Amendments to Chapter 3, Subsection 
307.2.1 of the 2023 Florida Building Code – Mechanical, 8th Edition 

Recommendation  
It has been recommended that the Board of Rules and Appeals approve, by vote, the proposed Formal 
Interpretation #38 of Broward County Amendments to Chapter 3, subsection 307.2.1 of the 2023 Florida 
Building Code - Mechanical, 8th Edition. 

Reasons 
The Broward County Board of Rules and Appeals Mechanical Committee met on August 27, 2025. The 
Mechanical Committee considered and recommended an interpretation of the above code section.  

Additional Information 
1. Broward County Amendments to Chapter 3, Subsection 307.2.1 of the Florida Building Code,

Mechanical, 8th Edition
2. Draft of Formal Interpretation # 38

Respectfully Submitted, 

Rolando Soto 
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Broward County Amendments to Chapter 3, Subsection 307.2.1 of the Florida Building Code – 
Mechanical, 8th Edition 

307.2.1 Condensate disposal. 
Condensate from all cooling coils and evaporators of equipment served by an onsite cooling 
tower in a building or structure wherein the aggregate cooling capacity of the equipment 
exceeds 65,000 Btu/hr shall be collected and conveyed from the drain pan outlet and 
discharged to the cooling tower. Where an on-site cooling tower is not installed, the 
condensate from all cooling coils and evaporators shall be conveyed from the drain pan outlet 
to an approved place of disposal. Such piping shall maintain a minimum horizontal slope in 
the direction of discharge of not less than one-eighth unit vertical in 12 units horizontal (1- 
percent slope). Condensate shall not discharge into a street, alley, or other areas so as to cause 
a nuisance. 

Exceptions: 
1. Condensate from cooling coils and evaporators is not required to be collected and
conveyed to an on-site cooling tower, provided 1.1 through 1.3 are met: 
1.1 The equipment comprises 10% or less of the total capacity of the cooling tower 
system, 
1.2 The equipment is located in an isolated or remote area, 
1.3 The size of the equipment is 65,000 Btu/hr or less. 
2. In existing buildings, condensate may be collected and conveyed to a cooling tower or
discharged to an approved place of disposal. 
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2025 Voting Members 

Chair Robert A. Kamm, P.E.,  
Mechanical Engineer 
Vice-Chair Stephen Bailey, P.E.,  
Electrical Engineer 
Eduard C. Badiu, PhD, P.E.,  
Roofing Contractor  
Mr. Gregg D’Attile,  
Mechanical Contractor 
Mr. Peter Deveaugh,  
Master Electrician 
Mr. Jeff Falkanger,  
Architect 

Mr. Sergio Pellecer,  
Fire Service Professional 
Mr. Mike Rada,  
General Contractor  
Mr. Anthony Salgado,  
Master Plumber 
Mr. Scott Taggart,  
Swimming Pool Contractor 
Mr. Dennis A. Ulmer,  
Consumer Advocate 
Mr. Derek A. Wassink, P.E,R.A.,S.I., 
S.T.S.2., 
Structural Engineer  
Ms. Lynn E. Wolfson,  
Disabled Community Representative 

2025 Alternate Board Members 
Mr. Steven Feller, P.E.,  
Mechanical Engineer 
Mr. Alberto Fernandez,  
General Contractor 
Mr. Robert Taylor,  
Fire Service Professional 
Mr. James Terry,  
Master Plumber  

Mr. David Tringo,  
Master Electrician 
VACANT  
Architect 
VACANT  
Electrical Engineer 
VACANT  
Roofing Contractor 
VACANT  
Structural Engineer 

Board Attorney 
Charles M. Kramer, Esq. 

Administrative Director 
Dr. Ana Barbosa 

— Established 1971 — 

DATE: 
TO: 
FROM:  
SUBJECT: 

At its meeting on September 11, 2025, the Board approved an interpretation of Broward County 
Amendments to Chapter 3, Subsection 307.2.1 of the 2023 Florida Building Code – Mechanical, 
8th Edition. 

307.2.1 Condensate disposal. 
Condensate from all cooling coils and evaporators of equipment served by an onsite cooling 
tower in a building or structure wherein the aggregate cooling capacity of the equipment 
exceeds 65,000 Btu/hr shall be collected and conveyed from the drain pan outlet and 
discharged to the cooling tower. Where an on-site cooling tower is not installed, the 
condensate from all cooling coils and evaporators shall be conveyed from the drain pan outlet 
to an approved place of disposal. Such piping shall maintain a minimum horizontal slope in 
the direction of discharge of not less than one-eighth unit vertical in 12 units horizontal (1- 
percent slope). Condensate shall not discharge into a street, alley, or other areas so as to cause 
a nuisance. 

Exceptions: 
1. Condensate from cooling coils and evaporators is not required to be collected and
conveyed to an on-site cooling tower, provided 1.1 through 1.3 are met: 
1.1 The equipment comprises 10% or less of the total capacity of the cooling tower 
system, 
1.2 The equipment is located in an isolated or remote area, 
1.3 The size of the equipment is 65,000 Btu/hr or less. 
2. In existing buildings, condensate may be collected and conveyed to a cooling tower or
discharged to an approved place of disposal. 

Formal Interpretation: 
To qualify for the exception, all the conditions from 1.1 to 1.3 must be met. The Designer of 
Record shall determine what equipment is considered isolated or remote. 

EFFECTIVE DATE: September 12, 2025 

*** PLEASE POST AT YOUR PERMIT COUNTER *** 

Page 1 of 1 F.I. #38 

DRAFT
 September 12, 2025 

All Building Officials 
Dr. Ana Barbosa, Administrative Director 
Condensate Disposal 
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REFER TO ITEM #3 FOR THE MECHANICAL COMMITTEE AGENDA AND MINUTES 
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