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SECTION 104
PERMITS
104.1 Permit application
104.1.1 When required. Any owner, authorized
agent, or contractor who desires to construct,
enlarge, alter, repair, move, demolish, or change the
occupancy or occupant content of a building or structure, or any outside area being used as part of the
building’s designated occupancy (single or mixed) or
to erect, install, enlarge, alter, repair, remove, convert or replace any electrical, gas, mechanical or
plumbing system, the installation of which is regulated by the technical codes, or to cause any such work
to be done, shall first make application to the building official and obtain the required permit for the
work.
Exceptions:
1. Permits shall not be required for the following mechanical work:
1.1. any portable heating appliance;
1.2. any portable ventilation equipment;
1.3. any portable cooling unit;
1.4. any steam, hot or chilled water piping
within any heating or cooling equipment
regulated by this code;
1.5. replacement of any part which does
not alter its approval or make it unsafe;
1.6. any portable evaporative cooler;
1.7. any self-contained refrigeration system
containing 10 lb (4.54 kg) or less of
refrigerant and actuated by motors of 1
horsepower (746 W) or less; and
1.8. The installation, replacement, removal,
or metering of any load management
control device.
104.1.2 Temporary structures. A special building
permit for a limited time shall be obtained before the
erection of temporary structures such as construction sheds, seats, canopies, tents and fences used in
construction work or for temporary purposes such as
reviewing stands. Such structures shall be completely removed upon the expiration of the time limit stated in the permit.
104.1.3 Work authorized. A building, electrical, gas,
mechanical or plumbing permit shall carry with it the
right to construct or install the work, provided the
same is shown on the drawings and set forth in the
specifications filed with the application for the permit.
Where these are not shown on the drawings and
covered by the specifications submitted with the
application, separate permits shall be required.
104.1.4 Minor repairs. Ordinary minor repairs may
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be made with the approval of the building official
without a permit, provided that such repairs shall not
violate any of the provisions of the technical codes.
104.1.5 Information required. Each application for a
permit, with the required fee, shall be filed with the
building official on a form furnished for that purpose
and shall contain a general description of the proposed
work and its location. The application shall be signed
by the owner or his authorized agent. The building permit application shall indicate the proposed occupancy
of all parts of the building and of that portion of the site
or lot, if any, not covered by the building or structure
and shall contain such other information as may be
required by the building official. Permit application
forms shall be in the format prescribed by a local
administrative board, if applicable, and must comply
with the requirements of s. 713.135(6) & (7) Florida
Statutes. Each application shall be inscribed with the
date of application, and the code in effect as of that
date. The code in effect on the date of application shall
govern the project.
104.1.6 Time limitations. An application for a permit
for any proposed work shall be deemed to have
been abandoned 6 months after the date of filing for
the permit, unless before then a permit has been
issued. One or more extensions of time for periods of
not more than 90 days each may be allowed by the
building official for the application, provided the
extension is requested in writing and justifiable
cause is demonstrated.
104.1.7 Annual Facility Permit In lieu of an individual permit for each alteration to an existing electrical,
gas, mechanical, plumbing or interior non-structural
office system(s), the building official is authorized to
issue an annual permit for Group F occupancies to
facilitate routine or emergency service, repair, refurbishing, minor renovations of service systems or
manufacturing equipment installations/relocations.
The building official shall be notified of major
changes and shall retain the right to make inspections at the facility site as deemed necessary. A facility service permit shall be assessed an annual fee
and shall be valid for one year from date of issuance.
A separate permit shall be obtained for each facility
and for each construction trade, as applicable. The
permit application shall contain a general description
of the parameters of work intended to be performed
during the year.
104.1.7.1 Annual Permit Records. The person to
whom an annual permit is issued shall keep a
detailed record of alterations made under such
annual permit. The building official shall have reasonable access to such records upon request.
The permit holder shall list/identify all work performed on a form approved by the building official.
At the end of the permit validation period, a copy
1.5

104.3.1.1

of the log shall be filed with the building official.
The building official is authorized to revoke or
withhold the issuance of the future permits if a pattern of code violations is found to exist.
104.1.8 Food Permit. As per s. 500.12, Florida
Statutes, a food permit from the Department of
Agriculture and Consumer Services is required of
any person who operates a food establishment or
retail store.
104.1.9 Notice of Commencement. As per s.
713.135 Florida Statutes, when any person applies
for a building permit, the authority issuing such permit shall print on the face of each permit card in no
less than 18-point, capitalized, boldfaced type:
“WARNING TO OWNER: YOUR FAILURE TO
RECORD A NOTICE OF COMMENCEMENT MAY
RESULT IN YOUR PAYING TWICE FOR IMPROVEMENTS TO YOUR PROPERTY. IF YOU INTEND TO
OBTAIN FINANCING, CONSULT WITH YOUR
LENDER OR AN ATTORNEY BEFORE RECORDING YOUR NOTICE OF COMMENCEMENT.”
104.1.10 Asbestos. The enforcing agency shall
require each building permit for the demolition or renovation of an existing structure to contain an
asbestos notification statement which indicates the
owner’s or operator’s responsibility to comply with
the provisions of s. 469.003 Florida Statutes and to
notify the Department of Environmental Protection of
her or his intentions to remove asbestos, when
applicable, in accordance with state and federal law.
104.2 Drawings and specifications
104.2.1 Requirements. As required by 104.3.1.1 of
the code, two or more copies of specifications, and
of drawings drawn to scale with sufficient clarity and
detail to indicate the nature and character of the
work, shall accompany the application for a permit.
Such drawings and specifications shall contain information, in the form of notes or otherwise, as to the
quality of materials, where quality is essential to conformity with the technical codes. Such information
shall be specific, and the technical codes shall not be
cited as a whole or in part, nor shall the term “legal”
or its equivalent be used as a substitute for specific
information. All information, drawings, specifications
and accompanying data shall bear the name and signature of the person responsible for the design.
104.2.1.1 For roof assemblies required by the
code, the construction documents shall illustrate,
describe, and delineate the type of roofing system, materials, fastening requirements, flashing
requirements and wind resistance rating that are
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required to be installed. Product evaluation and
installation shall indicate compliance with the wind
criteria required for the specific site or a statement
by an architect or engineer for the specific site
must be submitted with the construction documents.
104.2.2 Design professional. If the design professional is an architect or engineer legally registered
under the laws of this state regulating the practice of
architecture or engineering, then he/she shall affix
his official seal to said drawings, specifications and
accompanying data, as required by Florida Statute.
104.2.2.1 Certifications by contractors authorized
under the provisions of s. 489.115(4)(b) Florida
Statutes shall be considered equivalent to sealed
plans and specifications by a person licensed
under chapter 471 Florida Statutes or chapter 481
Florida Statutes by local enforcement agencies for
plans review for permitting purposes relating to
compliance with the wind resistance provisions of
the code or alternate methodologies approved by
the Florida Building Commission for one- and twofamily dwellings. Local enforcement agencies
may rely upon such certification by contractors
that the plans and specifications submitted conform to the requirements of the code for wind
resistance. Upon good cause shown, local government code enforcement agencies may accept
or reject plans sealed by persons licensed under
chapters 471, 481 or 489, Florida Statutes.
104.2.3 Structural and fire resistance integrity.
Plans for all buildings shall indicate how required
structural and fire resistance integrity will be maintained where a penetration of a required fire resistant
wall, floor or partition will be made for electrical, gas,
mechanical, plumbing and communication conduits,
pipes and systems. Such plans shall also indicate in
sufficient detail how the fire integrity will be maintained where required fire resistant floors intersect
the exterior walls and where joints occur in required
fire resistant construction assemblies.
104.2.4 Site drawings. Drawings shall show the
location of the proposed building or structure and of
every existing building or structure on the site or lot.
104.2.5 Reserved.
104.2.6 Certificate of Protective Treatment for
prevention of termites. A weather resistant jobsite
posting board shall be provided to receive duplicate
Treatment Certificates as each required protective
treatment is completed, providing a copy for the per-
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son the permit is issued to and another copy for the
building permit files. The Treatment Certificate shall
provide the product used, identity of the applicator,
time and date of the treatment, site location, area
treated, chemical used, percent concentration and
number of gallons used, to establish a verifiable
record of protective treatment. If the soil chemical
barrier method for termite prevention is used, final
exterior treatment shall be completed prior to final
building approval.

Commercial Buildings:
Building
1.

Site Requirements
parking
fire access
vehicle loading
driving/turning radius
fire hydrant/water supply/Post Indicator
Valve (PIV)
set back/separation (assumed property
lines)
location of specific tanks, water lines
and
sewer lines

2.

Occupancy group and special occupancy
requirements shall be determined.
Minimum type of construction shall be
determined (Table 500)
Fire resistant construction requirements
shall include the following components:
fire resistant separations
fire resistant protection for type of construction
protection of openings and penetrations
of rated walls
fire blocking and draftstopping
calculated fire resistance
Fire suppression systems shall include:
early warning
smoke evacuation systems schematic
fire sprinklers
standpipes
pre-engineered systems
riser diagram
Life Safety systems shall be determined
and shall include the following requirements:
occupant load and egress capacities
early warning
smoke control
stair pressurization
systems schematic
Occupancy Load/Egress Requirements
shall include
occupancy load
gross
net
means of egress
exit access
exit
exit discharge
stairs construction/geometry and protection

104.2.7 Notice of termite protection. A permanent
sign which identifies the termite treatment provider
and need for re-inspection and treatment contract
renewal shall be provided. The sign shall be posted
near the water heater or electric panel.
104.3 Examination of documents
104.3.1 Plan review. The building official shall
examine or cause to be examined each application
for a permit and the accompanying documents, consisting of drawings, specifications, computations and
additional data, and shall ascertain by such examinations whether the construction indicated and
described is in accordance with the requirements of
the technical codes and all other pertinent laws or
ordinances.
Exceptions:
1. Building plans approved pursuant to s.
553.77(6) Florida Statutes and stateapproved manufactured buildings are
exempt from local codes enforcing agency
plan reviews except for provisions of the
code relating to erection, assembly or construction at the site. Erection, assembly and
construction at the site are subject to local
permitting and inspections.
2. Industrial construction on sites where
design, construction and fire safety are
supervised by appropriate design and
inspection professionals and which contain
adequate in-house fire departments and rescue squads is exempt, subject to local government option, from review of plans and
inspections, providing owners certify that
applicable codes and standards have been
met and supply appropriate approved drawings to local building and fire-safety inspectors.
104.3.1.1 Minimum plan review criteria for
buildings. The examination of the documents by
the building official shall include the following minimum criteria and documents; a floor plan, site
plan, foundation plan, floor/roof framing plan or
truss layout and all exterior elevations:
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3.
4.

5.

6.

7.
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8.

9.

10.

11.

12.

13.
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doors
emergency lighting and exit signs
specific occupancy requirements
construction requirements
horizontal exits/exit passageways
Structural requirements shall include:
soil conditions/analysis
termite protection
design loads
wind requirements
building envelope
structural calculations (if required)
foundation
wall systems
floor systems
roof systems
threshold inspection plan
stair systems
Materials shall be reviewed and shall at a
minimum include the following:
wood
steel
aluminum
concrete
plastic
glass
masonry
gypsum board and plaster
insulating (mechanical)
roofing
insulation
Accessibility requirements shall include
the following:
site requirements
accessible route
vertical accessibility
toilet and bathing facilities
drinking fountains
equipment
special occupancy requirements
fair housing requirements
Interior requirements shall include the following:
interior finishes (flame spread/smoke
develop)
light and ventilation
sanitation
Special systems
elevators
escalators
lifts
Swimming Pools
barrier requirements
spas
wading pools

Electrical
1.

2.
3.
4.
5.
6.
7.

electrical
wiring
services
feeders and branch circuits
overcurrent protection
grounding
wiring methods and materials
GFCIs
Equipment
Special Occupancies
Emergency Systems
Communication Systems
Low-voltage
Load calculations

Plumbing
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Minimum plumbing facilities
Fixture requirements
Water supply piping
Sanitary drainage
Water heaters
Vents
Roof drainage
Back flow prevention
Irrigation
Location of water supply line
Grease traps
Environmental requirements
Plumbing riser

Mechanical
1.
2.

3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Energy calculations
Exhaust systems
clothes dryer exhaust
kitchen equipment exhaust
specialty exhaust systems
Equipment
Equipment location
Make-up air
Roof-mounted equipment
Duct systems
Ventilation
Combustion air
Chimneys, fireplaces and vents
Appliances
Boilers
Refrigeration
Bathroom ventilation
Laboratory
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Gas
1.
2.
3.
4.
5.
6.
7.
8.
9.

Gas piping
Venting
Combustion Air
Chimneys and vents
Appliances
Type of gas
Fireplaces
LP tank location
Riser diagram/shut-offs

Demolition
1.
Asbestos removal
Residential (One - and Two-Family):
Building
1.
Site requirements
set back/separation (assumed property
lines)
location of septic tanks
2.
fire resistant construction (if required)
3.

fire

4.

smoke detector locations

5.

Egress
egress window size and location
stairs construction requirements

6.

Structural requirements shall include:
wall section from foundation through
roof,
including assembly and
materials
connector tables
wind requirements
structural calculations (if required)

7.

Accessibility requirements:
show/identify accessible bath

104.3.1.2 Exemptions. Plans examination by the
building official shall not be required for the following work:
1. Replacing existing equipment such as
mechanical units, water heaters, etc.
2. Re-roofs
3. Minor electrical, plumbing and mechanical
repairs
4. Annual maintenance permits
5. Prototype plans
except for local site adaptions, siding, foundations and/or modifications.
except for structures that require waiver.

sworn affidavit from a registered architect or engineer stating that the plans submitted conform to the
technical codes. For buildings and structures, the
affidavit shall state that the plans conform to the laws
as to egress, type of construction and general
arrangement and, if accompanied by drawings, show
the structural design and that the plans and design
conform to the requirements of the technical codes
as to strength, stresses, strains, loads and stability.
The building official may without any examination or
inspection accept such affidavit, provided the architect or engineer who made such affidavit agrees to
submit to the building official copies of inspection
reports as inspections are performed and upon completion of the structure, electrical, gas, mechanical or
plumbing systems a certification that the structure,
electrical, gas, mechanical or plumbing system has
been erected in accordance with the requirements of
the technical codes. Where the building official relies
upon such affidavit, the architect or engineer shall
assume full responsibility for compliance with all provisions of the technical codes and other pertinent
laws or ordinances. The building official shall ensure
that any person conducting plans review is qualified
as a plans examiner under part XII of chapter 468,
Florida Statutes, and that any person conducting
inspections is qualified as a building inspector under
part XII of chapter 468, Florida Statutes.
104.4 Issuing Permits.
104.4.1 Action on Permits
104.4.1.1 The building official shall act upon an
application for a permit without unreasonable or
unnecessary delay. If the building official is satisfied that the work described in an application for a
permit and the contract documents filed therewith
conform to the requirements of the technical
codes and other pertinent laws and ordinances,
he shall issue a permit to the applicant. When
authorized through contractual agreement with
school board, in acting on applications for permits,
the building official shall give first priority to any
applications for the construction of, or addition or
renovation to, any school or educational facility.
104.4.1.2 If a state university, state community college, or public school district elects to use a local
government’s code enforcement offices, fees
charged by counties and municipalities for enforcement of the Florida Building Code on buildings,
structures, and facilities of state universities, state
colleges, and public school districts shall not be
more than the actual labor and administrative costs
incurred for plans review and inspections to ensure
compliance with the code.

104.3.2 Affidavits. The building official may accept a
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104.4.1.3 No permit may be issued for any building construction, erection, alteration, modification,
repair, or addition unless the applicant for such
permit provides to the enforcing agency which
issues the permit any of the following documents
which apply to the construction for which the permit is to be issued and which shall be prepared by
or under the direction of an engineer registered
under chapter 471 Florida Statutes:
1. Electrical documents for any new building or
addition which requires an aggregate service capacity of 600 amperes (240 volts) or
more on a residential electrical system or
800 amperes (240 volts) or more on a commercial or industrial electrical system and
which costs more than $50,000.
2. Plumbing documents for any new building or
addition which requires a plumbing system
with more than 250 fixture units or which
costs more than $50,000.
3. Fire sprinkler documents for any new building or addition which includes a fire sprinkler
system which contains 50 or more sprinkler
heads. A Contractor I, Contractor II, or
Contractor IV, certified under s. 633.521,
may design a fire sprinkler system of 49 or
fewer heads and may design the alteration
of an existing fire sprinkler system if the
alteration consists of the relocation, addition
or deletion of not more than 49 heads,
notwithstanding the size of the existing fire
sprinkler system.
4. Heating, ventilation, and air-conditioning
documents for any new building or addition
which requires more than a 15-ton-per-system capacity which is designed to accommodate 100 or more persons or for which
the system costs more than $50,000. This
paragraph does not include any document
for the replacement or repair of an existing
system in which the work does not require
altering a structural part of the building or for
work on a residential one-family, two-family,
three-family or four-family structure.
An air-conditioning system may be designed by
an installing air-conditioning contractor certified
under Chapter 489, Florida Statutes to serve any
building or addition which is designed to accommodate fewer than 100 persons and requires an
air-conditioning system with value of $50,000 or
less; and when a 15-ton-per system or less is
designed for a singular space of a building and
each 15-ton system or less has an independent
duct system. Systems not complying with the
above require design documents that are to be
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sealed by a professional engineer.
Example 1: When a space has two 10-ton
systems with each having an
independent duct system, the
contractor may design these two
systems since each unit (system)
is less than 15 tons.
Example 2: Consider a small single story
office building which consists of 6
individual offices where each
office has a single three-ton package air conditioning heat pump.
The six heat pumps are connected
to a single water cooling tower.
The cost of the entire heating,
ventilation and air conditioning
work is $47,000 and the office
building accommodates fewer
than 100 persons. Because the six
mechanical units are connected to
a common water tower this is considered to be an 18-ton system. It
therefore could not be designed
by a mechanical or air conditioning contractor.
Note:

It was further clarified
by the Commission
that the limiting criteria
of 100 persons and
$50,000 apply to the
building occupancy
load and the cost for
the total air-conditioning system of the
building.

5. Any specialized mechanical, electrical, or
plumbing document for any new building or
addition which includes a medical gas, oxygen, steam, vacuum, toxic air filtration,
halon, or fire detection and alarm system
which costs more than $5,000.
Documents requiring an engineer seal by this part
shall not be valid unless a professional engineer
who possesses a valid certificate of registration
has signed, dated, and stamped such document
as provided in s. 471.025 Florida Statutes.
104.4.1.4 An enforcing authority may not issue a
building permit for any building construction, erection, alteration, modification, repair or addition
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unless the permit either includes on its face or
there is attached to the permit the following statement: “NOTICE: In addition to the requirements of
this permit, there may be additional restrictions
applicable to this property that may be found in
the public records of this county, and there may be
additional permits required from other governmental entities such as water management districts, state agencies, or federal agencies.”
104.4.1.5 A building permit for a single-family residential dwelling must be issued within 30 working
days of application therefor unless unusual circumstances require a longer time for processing
the application or unless the permit application
fails to satisfy the Florida Building Code or the
enforcing agency’s laws or ordinances.
104.4.2 Refusal to issue permit. If the application
for a permit and the accompanying contract documents describing the work do not conform to the
requirements of the technical codes or other pertinent laws or ordinances, the building official shall not
issue a permit, but shall return the contract documents to the applicant with his refusal to issue such
permit. Such refusal shall, when requested, be in
writing and shall contain the reason for refusal.
104.4.3 Identification of minimum premium policy. Except as otherwise provided in Chapter 440,
Workers’Compensation, every employer shall, as a
condition to receiving a building permit, show proof
that it has secured compensation for its employees
as provided in ss. 440.10 and 440.38, Florida
Statutes.
104.4.4 Asbestos Removal. Moving, removal or disposal of asbestos-containing materials on a residential building where the owner occupies the building,
the building is not for sale or lease, and the work is
performed according to the owner-builder limitations
provided in this paragraph. To qualify for exemption
under this paragraph, an owner must personally
appear and sign the building permit application. The
permitting agency shall provide the person with a disclosure statement in substantially the following form:
Disclosure Statement
State law requires asbestos abatement to be done
by licensed contractors. You have applied for a permit under an exemption to that law. The exemption
allows you, as the owner of your property, to act as
your own asbestos abatement contractor even
though you do not have a license. You must supervise the construction yourself. You may move,
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remove or dispose of asbestos-containing materials
on a residential building where you occupy the building and the building is not for sale or lease, or the
building is a farm outbuilding on your property. If you
sell or lease such building within 1 year after the
asbestos abatement is complete, the law will presume that you intended to sell or lease the property
at the time the work was done, which is a violation of
this exemption. You may not hire an unlicensed person as your contractor. Your work must be done
according to all local, state and federal laws and regulations which apply to asbestos abatement projects.
It is your responsibility to make sure that people
employed by you have licenses required by state law
and by county or municipal licensing ordinances.
104.5 Conditions of the permit
104.5.1 Permit intent. A permit issued shall be construed to be a license to proceed with the work and
not as authority to violate, cancel, alter, or set aside
any of the provisions of the technical codes, nor shall
issuance of a permit prevent the building official from
thereafter requiring a correction of errors in plans,
construction, or violations of this code. Every permit
issued shall become invalid unless the work authorized by such permit is commenced within 6 months
after its issuance, or if the work authorized by such
permit is suspended or abandoned for a period of 6
months after the time the work is commenced.
104.5.1.1 If work has commenced and the permit
is revoked, becomes null and void, or expires
because of lack of progress or abandonment, a
new permit covering the proposed construction
shall be obtained before proceeding with the
work.
104.5.1.2 If a new permit is not obtained within
180 days from the date the initial permit became
null and void, the building official is authorized to
require that any work which has been commenced or completed be removed from the building site. Alternately, a new permit may be issued
on application, providing the work in place and
required to complete the structure meets all
applicable regulations in effect at the time the initial permit became null and void and any regulations which may have become effective between
the date of expiration and the date of issuance of
the new permit.
104.5.1.3 Work shall be considered to be in active
progress when the permit has received an
approved inspection within 180 days. This provision shall not be applicable in case of civil commotion or strike or when the building work is halted due directly to judicial injunction, order or similar process.
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104.5.1.4 The fee for renewal re-issuance and
extension of a permit shall be set forth by the
administrative authority.
104.5.2 Permit issued on basis of an affidavit.
Whenever a permit is issued in reliance upon an affidavit or whenever the work to be covered by a permit involves installation under conditions which, in
the opinion of the building official, are hazardous or
complex, the building official shall require that the
architect or engineer who signed the affidavit or prepared the drawings or computations shall supervise
such work. In addition, they shall be responsible for
conformity to the permit, provide copies of inspection
reports as inspections are performed, and upon
completion make and file with the building official
written affidavit that the work has been done in conformity to the reviewed plans and with the structural
provisions of the technical codes. In the event such
architect or engineer is not available, the owner shall
employ in his stead a competent person or agency
whose qualifications are reviewed by the building
official. The building official shall ensure that any person conducting plans review is qualified as a plans
examiner under part XII of chapter 468, Florida
Statutes and that any person conducting inspections
is qualified as a building inspector under Part III of
chapter 468, Florida Statutes.

104.6.3 Accounting. The building official shall keep
a permanent and accurate accounting of all permit
fees and other monies collected, the names of all
persons upon whose account the same was paid,
along with the date and amount thereof.
104.6.4 Schedule of Permit Fees. On all buildings,
structures, electrical, plumbing, mechanical and gas
systems or alterations requiring a permit, a fee for
each permit shall be paid as required at the time of
filing application, in accordance with the schedule as
established by the applicable governing authority.

104.5.3 Plans. When the building official issues a
permit, the building official shall endorse, in writing
or by stamp, both sets of reviewed plans “Reviewed
for Code Compliance.”One set of reviewed drawings
shall be retained by the building official and the other
set shall be returned to the applicant. The permit
drawings shall be kept at the site of work and shall
be open to inspection by the building official or his
authorized representative.
104.6 Fees.
104.6.1 Prescribed fees. A permit shall not be
issued until fees authorized under s. 553.80 Florida
Statutes have been paid. Nor shall an amendment to
a permit be released until the additional fee, if any,
due to an increase in the estimated cost of the building, structure, electrical, plumbing, mechanical or
gas systems, has been paid.
104.6.2 Work commencing before permit
issuance. Any person who commences any work on
a building, structure, electrical, gas, mechanical or
plumbing system before obtaining the necessary
permits shall be subject to a penalty of 100 percent
of the usual permit fee in addition to the required permit fees.
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