The Jacksonville

Deck Blueprint 2026

i ~ ACoastal Playbook for
~ Structure, Cost, and Survival |
ns . iy SPECIF&ATIONS




THE FLORIDA ENVIRONMENT STRESSOR MAP

.../ THREAT 2: SALT CORROSION

THREAT 1: MOISTURE & MOLD

Threat: Rapid corrosion of standard
metal hardware.

Defense: 316 Stainless Steel or heavy-
gauge G185 hot-dip galvanized fasteners.

Threat: Relentless moisture promoting
mold, mildew, and rot.

Defense: 6-sided board sealing and
mandated under-deck ventilation.

THREAT 3: HURRICANE UPLIFT

Threat: High-velocity uplift forces tearing
the structure from its foundation.

Defense: Engineered continuous load
paths and deep footings in sandy soil.

A deck in Jacksonville is a battle against gravity, humidity, and the occasional hurricane.

[f it doesn’t ledger into solid framing, it isn’t a deck—it’s a porch waiting to fall.
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Baseline 2026 Expectation:

$45 to $85 per square foot.
(Total project range: $18,000 to $60,000+)

{’\\.  The lllusion (Visible Features):
oy Decking boards, railings, stairs.

Skilled Labor Premium: Jacksonville MSA prevailing wages
for carpenters who build to hurricane-force wind codes.

Heavy-Duty Substructure: Pressure-treated framing,
concrete pier footings dug below the frost line in loose
sandy soil.

Coastal Metallurgy: 316 Stainless Steel and G185 hardware
(skimping here causes structural rust in < 5 years).

Administration: City of Jacksonville permits, engineering
stamps, and multiple phase inspections.
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2026 Jacksonville Project Archetype Matrix

|
The Starter Deck | The Composite Upgrade The Entertainer’s Deck

Budget / Timeline: '| Budget / Timeline: Budget / Timeline:
$22,500 | 7 Weeks $41,600 | 9 Weeks $75,000+ | 14 Weeks
Specs: 16x20 ft (320 sq. ft.) | | Specs: 400 sq. ft. | Specs: 600 sq. ft. | Multi-
Pressure-Treated Pine. Composite (Trex/similar). level Ipe Hardwood.

Details: Level lot, standard | Details: Ponte Vedra Beach || Details: Sloped lot (e.g.,

wood railings, concrete pier | location. Requires all San Marco). Custom cable
footings, straightforward stainless steel fasteners, rails, low-voltage lighting,
site access. ' aluminum railings, hidden pergola, complex framing,
' fasteners, picture-frame full engineering review.
border.
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Coastal Material Showdown

( Pressure-Treated Pine (Southern Yellow) |
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Upfront Cost: Low.

Maintenance Burden: Severe (Requires strict annual cleaning and sealing).
Coastal Suitability: Fair. Must be diligently maintained to fight mold, UV
damage, and warping in humidity.

[ Tropical Hardwoods (Ipe, Cumaru, Tigerwood) )
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Upfront Cost: High.
Maintenance Burden: Low (Occasional oiling for color).

Coastal Suitability: Excellent. Exceptionally dense, naturally resistant to North

Florida rot and termites. Requires specialized installation tools.

( Composite )

COMPOSITE

, Upfront Cost: High.

Maintenance Burden: Minimal (Soap and water).

Coastal Suitability: Optimal. Impervious to termites, won’t rot or splinter in humidity.

Long-term cost of ownership (15-20 yrs) often offsets the initial investment.
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The Continuous Load Path Diagram

°| Deck to Joist: Proper fastening securing the
surface diaphragm.

Joist to Beam: Hurricane ties preventing joist
separation during uplift.

Gravity Load

Beam to Post: Specific metal connectors locking
the timber frame together.

Hurricane Wind Uplift

Post to Footing: Anchors securing the vertical

-l | columns to deep concrete, grounded in stable soil.
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o e The Florida Buildin% Code mandates a :
e continuous load path. Every single connection
T |7 must be mechanically tied together. Without
e TR these specific metal cnnnec]:nrsaynur

_'[L-_ Nl | ™ J inspection card will not be signed.
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The Ledger Flashing Anatomy

House Framing: Spacers: Creating The Ledger Board: Structural Bolts: Z-Flashing: Multiple

The vulnerable the critical air gap The primary Securing the ledger to  overlapping metal layers

interior wood. to prevent structural anchor. the home's rim joist. kicking water *away*
moisture trapping. from the house.

The Flashing Failure Point: A deck built without proper spacers, bolts, and layers of Z-flashing

will silently channel water into your house framing, rotting your home from the inside out.




The Duval Soil Challenge The Coastal
Metallurgy Mandate

MEX RESISTANCE
[316 85 / G10§]

J
Much of Jacksonville features loose, low-lying Inland methods fail on the coast. Salt spray
sandy soil. Footings must be designed deeper eats cheap metal. You must specify 316
and wider than inland clay soils. Spacing (typically Stainless Steel or G185 heavy-gauge hot-dip

6-8 feet) is not a guess; it is an engineered galvanized steel.
calculation based on joist/beam span tables.
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 NAHB/Westlake Royal Remodeling Market Index (RMI} '
Methodology

Gauge 1: Current Conditions Index

Calculated by averaging remodeler ratings
(Good/Fair/Poor) across Large,
Moderately-sized, and Small projects.

|+

Gauge 2: Future Indicators Index

Calculated by tracking the current rate of
leads/inquiries and the current backlog of
remodeling projects.

Strategic Takeaway
Understanding the RMI metrics explains your builder's timeline. High current backlogs and strong

lead volumes mean the best builders in Jacksonville are booked months in advance. A contractor
available 'tomorrow’ is a red flag.




The Non-Negotiables

Active DBPR License

Must hold a Certified Building Contractor (CBC) or Residential
Contractor (CRC) license. Handyman licenses are legally

insufficient for structural decks in Florida. Verify numbers on
the DBPR website.

Direct-Source Insurance (COIl)

Must carry General Liability (protects your home) AND
Worker’s Compensation (protects you from injury lawsuits).
Crucial rule: Demand the Certificate of Insurance directly
from their agent, never accept a photocopy from the builder.

Vetted References & Portfolio

Clean structural lines in past work. Call references and ask the
ultimate question: “Would you hire them again?”
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The Interrogation Checklist

Q: How will you attach the

Q: Who is pulling the permit? ledger board?

A: The Contractor. An owner-builder
permit request is a massive red flag for
unlicensed/uninsured operators.

A: Listen for “spacers,” “air gaps,” and
“multiple layers of Z-flashing.”

Q: What specific hardware will Q: What is your footing
you use? specification?

A: “316 Stainless Steel” or “G185 hot-dip A: Concrete piers sized to load and dug
galvanized.” (Bonus points for naming below the frost line into stable,
brands like Simpson Strong-Tie). undisturbed soil.
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Contract Anatomy Flowchart

Scope-Lock Date

Deposit -

(Regulated by FL law; i Footings Final Inspection
never more than Inspected Framing Complete Passed
10-20% upfront). | | (Payment 2). ‘ | (Payment 3). | (Final Payment). ‘

Ommm =( © ©

The deadline after which any plan
change triggers a formal, signed
change order impacting
cost/schedule.

10-15% NAHB Recommended Contingency

i Essential for older homes to cover hidden surprises (e.g.,
rotted house rim joists discovered during demolition).
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Demanding more than 10-20% before a

single tool is lifted. Legitimate builders fund
the start through standard milestone deposits,
not by using your cash to finish their last job.

Phrases like “This price is only good for today”
or “I have another job starting, sign now.”
Professional builders provide detailed bids and
the time required to review them.

Red Flags: When to Walk Away

Proposals that simply say “Build 12x16 deck -
$25,000.” A real contract is multi-page,
specifying exact dimensions, board materials,
footing depths, and hardware specs, leaving
zero room for interpretation.

Operating entirely out of a P.O. Box or just a
cell phone number. You cannot easily track
down a business with no physical address or
workshop when things go wrong.




The Unseen Structure: Where True Value Lives

Beautiful, expensive-looking

NO AIR GAP

" FLIMSY 2x6s i‘w

W " 9)

;\ STANDARD SCREWS
(RUSTING)

DIRECT TO
SIDING

WASTED INVESTMENT.

Surface luxury hiding
structural failure.

AIR GAP Very plain, standard
(SPACERS] pressure-treated pine boards

ok STAINLESS

T|ES S

Z-FLASHING
(WATERTIGHT)

AIR GAP -
(SPACERS) FASTENERS

TRUE VALUE.

An over-engineered system built
to survive the Florida coast.

Homeowners obsess over decking materials, but a beautiful composite deck on a flimsy frame is a waste of
money. Steer the conversation away from surface materials and toward structure. The builder who geeks
out about stainless fasteners, load paths, and air gaps is the one who will build a deck that lasts twenty years.
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