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SUBJECT:

AUTHORITY:

PURPOSE:

POLICY;

Attachment

ZERO LOT LINE CONSTRUCTION AND THE FLORIDA BUILDING
CODE, 5™ EDITION (2014).

Florida Building Code - Residential Volume, Sections R202 and R302.1;
Section 104.1, Palm Beach County amendments to the Fiorida Building
Code - Building Volume, Chapter 1, Administration.

The purpose of this policy is to clarify the application of the Florida
Building Code, 5™ Edition (2014), Residential Volume to zero lot line
single-family development.

On June 26, 2015, the Building Code Advisory Board of Palm Beach
County (BCAB) issued the aftached Technical Advisory Opinion
regarding the construction of zero lot line homes under the Florida
Building Code, 5" Edition (2014). Staff is hereby directed to allow either
of the methods of compliance (#3 or #4) as listed in the attached opinion
as being approved by the Building Official without requiring an "alternate
material or method" approval under Section 104.7.

If an applicant proposes a different methodology than either of the two

methods listed, it will be treated as an aliernate material or method
request and processed accordingly.

VO/
S

Doug Wise, Building Director




B CAB TECHNICAL ADVISORY

Building Code Advisory Board of Palm Beach County Issued on 6-26-2015
by Building Code Advisory Board

Subject: Zero Lot Line Construction and the Florida Building Code, 5™ Edition (2014)

This technical advisory is established to clarify the applicable regulations in the Florida Building
Code, 5™ Edition (2014), that pertain to zero lot line residential development.

1. Pursuant to the authority contained in Chapter 553.775, Florida Statutes, and Sections 104.1
and 104.11 of the Florida Building Code, 2010 and 2014 Editions, the definition of the word lot as
defined in Section R202 of the Florida Building Code, 5th Edition (2014), shall be interpreted to
include a platted master-planned subdivision of land, with recorded lots designed for zero lot line
homes, which include wall maintenance and roof overhang easements along with deed restrictions
prohibiting construction (excluding projections and overhangs) in the ten {10} fool minimum
permanently reserved open space between buildings.

2. In accordance with the previously stated interpretation of the term lot as described in Section 1
(above}, the fire separation distance as defined in Section R202 FBC 5th Edition, for structures
located on the same lot shall be considered to be to an imaginary line between two buildings on
the lot as stated in option number 3. '

3. Using the definition of fire separation distance described in Section 2 {above), placing the
imaginary line midway between the two structures, Section R302.1 and Tabie 302.1(1) of the FBC
5th Edition allow the exterior walls on both structures adjoining the ten (10} foot permanently
reserved open space to be non-fire-rated with unlimited openings, based upon a five (5) foot fire
separation distance. Overhangs projecting into the five (5) foot fire separation distance are
required to be fire rated for one (1) hour exposure from the underside.

4. However, pursuant to Section 104.11 of the FBC 5th Edition, as an alternate method to the
aillowable methodology described Section 3 (above), the developer may elect {o voluntarily provide
a fire rating on the exterior wall located directly on the zero lot line of one (1) hour, with no
openings allowed, while also providing fire rating on the underside of the overhang above the rated
wall as an "alternate method" to allow elimination of the fire rating reguirement on the underside of
the overhang on the non-zero wall of the adjacent structure opposite the permanent open space.

The BCAB recommends approval of this technical advisory.

For the Building Code Advisory Board,

Vs , . ;,-', £, § .
' :"')’C L// 7’ Kt/ W

JosephByrne, Chairm\ﬁ)i"»
v

The Bullding Code Advisory Board of Palm Beach County was created by a Speclal Act of the Florida Legislature, at the rpqyest of the
bullding code enforcement and construction industries. The purpose of the Board is to advise the Board of County Commissionears and
focal governments concerning the adoption of building codes and their enforcement throughout the County. The Act also granted Paim
Beach County special powers concerning bullding codes, in the interest of the public’s health, safety and general weltare.
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Excerpts from the Florida Building Code, 5 Edition (2014)

PART 2—ADMINISTRATION AND ENFORCEMENT

SECTION 104
DUTIES AND POWERS OF BUILDING OFFICIAL

[A] 104.11 Alternative materials, design and methods of
construction and equipment. The provisions of this code
~ are not intended to prevent the installation of any material or
to prohibit any design or method of construction not specifically
prescribed by this code, provided that any such altemative
has been approved. An alternative material, design or
method of construction shall be approved where the building
official finds that the proposed design is satisfactory and
complies with the intent of the provisions of this code, and
that the material, method or work offered is, for the purpose
intended, at least the equivalent of that prescribed in this code
in quality, strength, effectiveness, fire resistance, durability
and safety.
*k&
SECTION R202
DEFINITIONS
ddek
FIRE SEPARATION DISTANCE. The distance measured
from the building face to one of the following;
1. To the closest interior lof line; or
2. To the centerline of a sireet, an alley or public way; or
3. To an imaginary line between two buildings on the Jot.
The distance shall be measured at a right angle from the
face of the wall.
ER®
LOT. A portion or parcel of land considered as a unit.
LOT LINE. A line dividing one Jof from another, or from a

street or any public place.
*kk

SECTION R302
FIRE-RESISTANT CONSTRUCTION

R302.1 Exterior walls. Construction, projections, openings
and penetrations of exterior walls of dwellings and accessory
buildings shail comply with Table R302.1{1); or dwellings
equipped throughout with an automatic sprinkler system
installed in accordance with Section P2904 shall comply
with Table R302.1¢2).

Exceptions:

1. Walls, projections, openings or penetrations in walls
perpendicular to the line used to determine the fire
separation distance.

2. Walls of dwellings and aceessory struetures located

on the same lof,

3. Detached tool sheds and storage sheds, playhouses

and similar structures exempted from permits are

not required to provide wall protection based on

location on the Joi. Projections beyand the exterior

wall shall not extend over the lof fine.

4, Detached garages accessory to a dwelling located
within 2 feet (610 mm) of a lot fine are permitted to

have roof eave projections not exceeding 4 inches

(102 mm).

3. Foundation vents installed in compliance with this

code are permitted.

6. Screen enclosure walls of insect screening with a
maximum of 25-percent solid flexible finishes.

The Building Code Advisory Board of Palm Beach County was created by a Special Act of the Florida Legislature, at the request of the
building code enforcement and construction industries. The purpose of the Board is to advise the Board of County Commissioners and
local governments conserning the adoption of building codes and their enforcement throughout the County. The Act also granted Palm
Beach County special powers concerning building codes, in the interest of the public’s health, safety and general welfare.
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TABLE R302.1(1)
EXTERIOR WALLS

MHRINUM MINIMUM FIRE
EXTERIOR WALL ELEMENT FIRE-RESISTANCE RATING SEPARATION DISTANCE
. . 1 hour—tested in accordance with ASTME 119
- 5
Walls fie rcsaslanc;t‘ fated or UL 263 with exposure from both sides <5 feet
Not fire-resistance rated . 0 houss 25 feei
L. Fire-resistance rated 1 Bowr on the underside 22 feetio < 5 feet
Projeciions : z
ot fire-resistance rated 0 howrs > 5 feet
Not allowszd NA <3 feet
Openings in wails 25% maxinmm of wall area 0 hours 3feer
Unlimited 0 hons Sfear
. Comply with Section R302.4 <5 feet
Penetrations Al .
None required 5 feet

For SI: 1 foot = 304,83 msm,
N/A =Not Applicable

-Excerpts from the 2012 International Residential Code Commentary

The Building Code Advisory Board of Palm Beach County was created by a Special Act of the Flerida Legislature, at the request of the
building code enforcement and construction industries. The purpose of the Board is to advise the Board of County Commissioners and
local governments concerning the adoption of building codes and their enforcement throughout the County, The Act also granted Palm
Beach County special powers concerning building codes, in the interest of the public’s health, safety and general welfare.
2300 North Jog Road - West Palm Beach, Florida 33411-2741 - 561-233-5181 - FAX 561-233-5020
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TABLE R301.8

MINIFMUM ROOF LIVE LOADS |N POUNDS-FORCE PER SQUARE

FOOT OF HORIZONTAL PROJECTION

TAIBUTARY LOADED AREA IN
SQUARE FEET FOR ANY STAUC-
ROOF SLOPE TURAL MEMBER

" Gte200 | 20110600 § Over 6o
Flat o7 rise less than 4 inches per
Foot (113) » t6 12
Rise 4 inches per foot {1:3) to 16 W 19
less thaa 12 inches pec foot (1:1)
Risc 12 inches per fout (1:1)
and greater 12 12 12

For Sk 1 square foot = G.0929 m?, | pound per square foot=4.0475 kPs,

f inch per foot = 83.3 mmim.

+See the commentary to Section R301.6.

R301.7 Delection, The allowable deflection of any struc-
tural member under the live load listed in Sections R301.5
and R301.6 or wind loads determined by Seetion R301.2.1
shall not exceed the values in Table R301.7.

.,
o

The allowable deflection of structural members from
the design live foad must not exceed the values in
Table R301.7. These limils are expressad in torms of
the span length. Britite finishes, such ag plaster cell-
ings and exterior stucco walls, are protected by limit-
ing the deflection of those elements.

Commentary Figure R301.7 shows a simply sup-
ported beam with dead load deflection before the live
load has been applied. it also shows the same beam
afler the live load has been applied. The verlical dis-
tance that the center of the beam has moved from the
initial dead load deflection position Is called the live
load deflection. If a finish materlal is applied o this
beam, the finish matedal is subject to dislortion in
proportion {o this defiection,

a,

TABLERINN.7
ALLOWABLE DEFLECTION OF STAUGTURAL MEMBERS™®

STRUCTURAL MEMBER Lol

Rafters having slopes greater than 3112 with ne 1180
finished ceiling attached to rafters

Eterior walls and partitions H/180
Fleorsfeeilings with plaster or stucco finish 1360
Al other strachial members 1240

g - g SR YTT] '

f‘;ir;aé;}:;ls wind loads* with plaster or HBE0
Exterior walls with other brittle finishes 240
Exterior wells with flexibie finishes HIN2P
Lintels supporting masonry venscr walls® L1660

Noter L = spar: length, H = span helght,

The wind load shall he parmitted 1o be faken as 0.7 Bmes the Component
and Cladding loads for the pusposs of the doterrnining deflection limits
erein,

For cantilever members, L shall be taken &5 twice the length of the
cantilever,

. For aluminum structural memberss or panels used in zoofs or walls of

suneooin zdditions o patio covers, ngy sepporting edge of glass or
sandwich panels, the tolal load deflection shall pot exczed L/60. For

2012 INTEANATIONAL RESIDENTIAL CODE® COMMENTARY

Revised: 08/07
The Building Code Advisory Board of Palm Beach Counly was created by a Special Act of the Florida Legisiaturg, at the request of the building
code enforcement and construction industries. The purpose of the Board is o advise the Board of Counly Commissioners and focal
governments concerning the adoption of buitding codes and their enforcement throughout the County. The Act also granted Palm Baach County
special powers conceraing bullding codes, In the interest of the public's health, safely and general welfare.

BUILDING PLANNING

continzous alaminum stuciural members sopponing edge of glass, the
total load deflection shall not exceed L/175 for each ghass fitg or 1/60 for
the entire lenglh of the member, whichever is more stringent. For
szndwich panels used in roofs or walls of sunreom additions or patie
covers, the totel 1oad deilection shall not excesd L7120,

d, Defleciion for exterior walls with infedor gypsum board finish shall be

limited $o an allowable deflestion of H718D.

¢, Refesto Section R703.7,2
+Generally, it Is not necessary to calculate the deflec-

tion indicated in Table R301.7, since the deffection
imit is typically accounted for in the prescriptive
design lables of the code. Since this is not the case
for elements thal required design in accordance with
Section R301.1.2, the following example Hustrates
this requirement.

Example:

What is the maximum allowable deflection of a 20-
foot (6095 mm) span with the following conditions?
a) Rafler with no ceiling load having a slope of 5
units vertical In 12 units horizontal {42 per-
cent}

b} Rafters with no celiing load having a stope of
2 unils in 12 units horizontal {17 percent)

¢} A floor Joist supporiing a finished floor Solu-
tion:
Length = Span = 20-faet (6096 mm)
a) D MAX = Li180 = 20 fest x 12 inches/180 =
1.33 inches or approx. 1%, inches (35 mm)

b) D MAX = L/240 = 20 feel x 12 inches/240 =
1.00 inches or approx. 1inch {26.4 mm)

c) B MAX = L/380 = 20 feel x 12 inches/360 =
0.67 inches or approx. %, inch {15.9 mm)

R301.8 Neminal sizes, For the purposcs of this code, where
dimensions of lumber arc specified, they shall be deemed to
be nominal dimenslons unless specifically designated as
actual dimensions,

“+Because solid sawn [umber sizes are normally
referred to using the nominal lumber dimansions, this
clarification explains that any cods references o lum-
ber dimensions are to be taken as nominal dimen-
sions unless explicilly stated othenwisa.

SECTION R302
FIRE-RESISTANT CONSTRUCTION

+This section groups the fire-resistant construction
requirements for between and within dwaelling units.
This section addresses exieror wall location; town-
house separation; two-family dwellings separation;
rated penselrations; garage penetrations; garage sep-
aration; under-stair protection; flame spread and
smoke development; insulation; fireblocking; draft-
stopping required and insulation clearance from heat-
producing devices.

3-37
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BUILDING PLANNING

DEAD LOAD
DEFLECTION = 4p

Flgure R301.7
BEAM DEFLECTION

DEFLECTION = Ap

A& [LIVE LOAD
DEFLECTION)

R302.1 Exterior walls. Construction, projcctions, openings
and pencirations of exterior walls of dwellings and accessory
buiidings shall comply with Teble R302.1(1); or dwellings
cquipped throughout with an automatic sprinkler system
instalied in accordance with Section P2904 shall comply
with Table R302,1(2).

Exceplions:

1. Walls, projections, openings or penctyations in walls
perpendicular to the Hoe nsed to delerming the fire
separation distance.

2. Walls of diwellings and aceessory structures located
on the same lof,

3. Detached tool sheds and storage sheds, playhouses
and similar struclures exempted from permits arc
not required to provide wall protection based on
location on the fot. Projections beyond the exferfor
wall shall not extend over the Jot line,

4. Detached garages accessory to a dwelling located
within 2 feet (610 mm) of a lof line are permitted to
have roof eave projections not exceeding 4 inches
{102 nm).

3. Foundation vents insialled in compliance with this
code are permitted.

“+This section provides details for issues refated to build-
ing location on the property, including the fire rating of
oxterior walls, permitted openings and projections.
Tables R302.1{1) and R302.1(2) provide a {abular
overview of the requirements of this section.

Concering exteror wall protection, the code
assumes that an owner has no contro! over an adjoin-
ing property. Thus, the location of buildings on the
owner's propery relative to the properly line requires
regulation, In addition, Section R302.8, which lists the
separation requirements for garages and carporls,
specifically requires garages located less than 3 feet
{914 mm) from a dwelling unit on the same lot to have
not less than ',-inch (12.7 mm) gypsum board applied
1o the interior side of the walls. Opening protection for
these walls is requlated by Section R302.5.

The property line concept is a convenient means of
protecting one building from another as far as exposure
Is concerned. Exposure is the potential for heat 1o bs
transmitted from one building fo another during a fire in
the exposing building. Radiation is the primary means
of heat iransfer,

3-38
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The Building Code Advisory Board of Palm Beach County was created by a Special Act of the Florida Legislature, at the request of the building
code enforcement and construction industries. The purpose of the Board is to advise the Board of County Commissioners and focal
govemnments concerning the adoption of building codes and their enforcement throughout the County, The Act also granted Palm Beach County

Table R302.1(1) specifies the exteriorwall elements,
fire separation distance and fire-resistance rating for
dwellings withowt sprnkler systems. Walls less than b
feat (1525 mm) from the properly line must be of 1-hour
fire-resistant construction. The fire-resistance rating
also requires the rating exposure o be for both sides.
The exterior rated walls shouid be tested In accordance
with either ASTM E 118 or UL 263. Thisis not intended
to Imit fire-resistance-rated assemblies solely o the
test criteria conlained in these slandards. Section
R104.11 still allows the building official fo approve
alternative fire-resistance methodologies, such as
those described in Section 703.3 of the IBC. This would
still aliow a builder to use acceptable engineering anal-
ysls, calculations in accordance with Section 721 of the
IBC or prescriptive assemblies permitied by Section
720 of the 18C as alternatives to the standards con-
tained within the code.

Projections must nol extend more than 12 inches
(305 mm} into the area where openings are prohibited.
Therefore, projections cannof be closer than 2 feet
{610 mm) from the ot line. Projections that are less
than & feet (1525 mm) from the lot line are required to
be protected on the underside with 1-hour fire-resistant
construction {see Commentary Figure R302.1(1)].

Unlike the IBC, the code does not set a distance from
the propesty line at which openings must be protected.
Openings are not permitted in extarlor walis where the
exderior wall has a fire separation distance of less than
3 feet (914 mm) from the lot line. Openings In a wall
located at a distance equat to or greater than 3 fest
{914 mm), but less than § feet {1525 mm} from the lot
line cannot exceed 25 percent of the maximum wall
area [see Commeniary Figures R302.1(2) and
R302.1(3)]. The consensus as lo the minimum dis-
tance necassary to provide a sufficient buffer against
the spread of fire has changed somewhat over the
years. For example, the 2000 and 2003 edilions of the
IRC required a 3-foot {914 mm} minimum fire separa-
tion distance for unrated exterior walls. In the 2008 edi-
tion, that distance was increased fo 6 feet {1525 mmj} to
provide a higher level of safety and to corretate with the
provisions for residential occupancies regulated by the
iIBC. The 2008 IRC introduced requirements for auto-
matic fire sprinkier systems in all new one- and hwo-
family dwellings and townhouses. Table R302.1(2)
permits nonrated walls that have a 3-foot (914 mm)

2012 INTERNATIONAL RESIDENTIAL CODE® COMMENTARY

special powers concerning building codes, in the interest of the public's health, safely and general welfare,
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BUILOING PLANNING

TABLE R302.1(1)

EXTERIOR WALLS
MIRIUM RINIMUM FIRE
EXTERIOR WALL ELEMENT FIRE-RESISTANCE HATING SEPARATION DISTANCE
Fi it fod t hour—tested ik accordance with ASTME 119 <5 foot
Walls Ire-resistance ra or UL 263 with exposure from both sides
Mot firc-resistance raied 0 hours 2 5§ fect
Fire-resistance rated 1 hour on the underside 22 feetio < 5 feat
Projections -
Not fire-esistance rated 0 hotxes 25 fedd
Not atllowed N7A <3 feet
Openings in walls 25% maximun of wall area 0 hours ' ke
Uniimited 0 honrs 5 feet
Comply with Seclion R302.4 <5 feet
Penetrations All -
None required 5 feef
For 8§: 1 foot = 304.8 mm.
NIA = No? Applicable.
+See the commentary to Section R302.1,
TABLE R302.1{2}
EXTERIOR WALLS--DWELLINGS WITH FIRE SPRINKLERS
MINTMUN WIHIMDR FIRE
- EXTEHRIOR WALL ELEMENT FIHE-AESISTANCE RATING SEPARAATION DISTANCE
i <istance mated 1 hour—tesied in eccordance with ASTM E 119 0 fect
Walls 1re-resisian or UL 263 with exposure from the ontside
Not fire-resistance wied { hours 3 feet®
Proiccti Fire-resistance rated 1 hour on ths uaderside 2 feet*
fojeetions ot fire-resistance rated 0 hours 3 fect
Openings i I Not allowed NiA <3 fect
panings in walls Cfricd Do Tha
K Comply with Section R302.4 <Jfect
Penstrations All - T
Nonc required 3 feet

For SL: | fort = 304.8 mm,

B/A = Not Applicable

a. For cesidzntial sabdivisions where ail dwellings are equipped fhroughou! with =n autometic sprinkler systems installed in zecordance with Section P2904, the
fire separation distance for nonrated exterior walls and rared projections shall be permizted 1o be reduzed to § fect, and unlimited onprotected openings and
peneimtions shall be permitted, where the adioining ot provides an epen setback yard that is 6 fe2t or more In width oa the opposite sidz of the property kine.

% See the commentary lo Section R302.1.

minimum fire separation distance, a dimension previ- safety {0 buy time for occupants lo escape a fire; dwel-

ously prescribed in earlier editions of ths code. The 3-
foot (814 mm) dimension specified in Table R302.4(2)
is the new threshold for exterior wall construction, pro-
jections, openings and penetrations for dwellings sprin-
klered in accordance with Section P2904 or NFPA
130, For dwellings without sprinkler systems, the 5-
fool (1525 mm} separation distance still applies.

The reduced clearances intend to provide design
flexibility and reduce costs associated with fire-resis-
tant consiruction, while maintaining a reasonable level
of safety based on past performance of dwelling fire
sprinkler systems. A dwelling automatic sprinkler sys-
tem installed in accordance with Section P2904 or
NFPA 13D aids in the detection and conlrol of fires in
residential occupancles regulaled by the IRC. The
design criteria of these sprinkler systems are for life

ing fire sprinklers are not designed for properly protec-
fion. Sprinklers in accordance with Section P2904 or
NFPA 13D are not required throughout the dwelling—
they generally may be omitted in concealed spaces,
closels, bathrooms, garages, and altics and crawt
spaces without gas-fired appiiances, for example.
However, the automatic sprinkler system is expacted
to prevent totat fire involvement (Rashover) inthe room
of fire origin if the room is sprinklered. In addition fo
increasing the likelihood of occupants escaping of
being evacualed, sprinklers ofien provide some mea-
sure of property protection as well.

Footnote a {o Table R302.1{2) allows extsrior walls
of dwellings equipped with sprinkier systems to be
placed on the fot line if the adjacent Iot maintains a 6-
foot (1828 mm) setback for buildings on the opposite

2012 INTERNATIONAL RESIDENTIAL CODE®* COMMENTARY 3-39
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BUILDING PLANNING

side of the lot line. This provision allows flexibility in
placing buildings on the lot for maximum effective use
of the buildable area while still maintaining a minimum
5 fest {1828 mm) of clearance bstwean buildings.

Commentary Table R302.1(1) summarizes the new
fire separalion distance requirements for exterior walls
that are not fire-resistance rated.

JFY I3 THE FIRE SEPARATION
DISTANCE

-~ QNE-HOUR FIRE-RESISTANCE RATIRG
VATH EXPOSURE FROM BOTH BHES

- ONE-HOUR FIRE-RESISTANCE RATED

i CONSIRUSTION ONUNDERSIDE OF
A PROJICTION
UINE USED TO DETERMINE 1
THE FIRE SEPARANON i \
DISTANCE ] EXTERORWALL
~ONZHOUR
~PROIECTION UHDERSIDE OF PROJECTION
:— = 5FT —4-‘ y ! )
I >-0}\'£-imh FRZ | _
: RESISTANCE OF WALL | N
AND PROJEGTION ONEHOUR FIRE
HOT REQUIRED } RESISTENCE OF
4 WALLNOT
p— 25—  REGUIRED
+
\; EXTERIOR WAL t \
: E EXTERIDRWALL
For 8t 1 fool = 304.8 mm. .
Figure R302.1{1}

EXTERIOR WALLS AND PROJECTIONS FOR DWELLINGS WITHOUT AUTOMATIC SPRINKLER SYSTEM

THAN § FT FROM THE PROPCRTY LINE}

I

1

Vi L.
.
./
4

For Sk 1 fool = 304.8 ram.

EXTERIOR WALL PROTECTION REOQUIRED AND GPENINGS PROKIITED (DISTANCER LESS

s
\/ .
)/' '

s/THE BIMENSION 13 MEASURED
A L AFARIGHT ANGLE FROM THE
= siadaind FACE OF THE WALL TO YHE
4 PROPERTY LINE
i

ERE OPEN E
THE PORTION OF THE EXTERIOR YYALL BETWWEEN THE DASHED LINES
LABELED EAND F WOULD BE REGU
FIRE-RESISTANCE-RATED CONSTRUCTION.

‘
YINDOW A WOULD NOT BE PERMITTED BECAUSE IT EXTENDS $ITC
< THE AREAWH

Figure R302,1{2}
EXTERIOR WALL FIRE-RESISTANCE-RATED REQUIREMENTS AND PROHIBITED OPENINGS
FOR DWELLINGS WITHOUT AUTOMATIC SPRINKLER SYSTEM

INGS ARE PROHIBITED. WINDOW B IS P F;:MHTEO.

IRED TO BE OF ONF-HOUR
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