Assistance Bulletin

GARAGE
CONVERSION 2 5

City of Arlington

Community and Economic
Development

Q: Do I need a building permit to convert my garage into
living space?

Office Hours:
Monday - Friday
8:00am - 12:00pm
1:00pm - 5:00pm

A: Yes, permits are required for garage conversions.

Q. How do I get a building permit?

A. A permit application for a deck is available on the City of Arlington Website.

;Aﬁ"'ﬂﬂ““' _r When applying on online, please use the following path:
— _/s/cum"“ J
Select the Permits button on the main page; @ Permits
OR

1. Doing Business
2. Building Permit Application & Process

3. Residential Building Application

Contact us:
360-403-3551 ALL SUBMITTAL ITEMS ON THE RESIDENTIAL BUILDING APPLICATION ARE
ced@arlingtonwa.gov REQUIRED OR THE APPLICATION WILL NOT BE ACCEPTED.
T Q. How much does the permit cost?
1S1C US:
18204 59 Ave NE A. Plan Review (See current Fee Resolution)

Arlington, WA 98223

Permit Fee (See current Fee Resolution)
$25.00 Processing Technology Fee
$6.50 State Surcharge

The plan review fee is due at the time of submittal. The remaining permit
fees will be due after approval.

Q. Whom should I contact if I have questions?

A. You may contact us if you have any questions via:

Email: ced@arlingtonwa.gov

This Assistance Bulletin only Telephone: 360-403-3551
applies to properties within
Arlington City Limits Visit us: 18204 39t Ave Arlington, WA 98223

(Located inside the Airport Office Building)

www.arlingtonwa.gov

library.municode.com/wa/arlington
/codes/code of ordinances



mailto:ced@arlingtonwa.gov
http://www.arlingtonwa.gov/
https://library.municode.com/wa/arlington/codes/code_of_ordinances
https://library.municode.com/wa/arlington/codes/code_of_ordinances
https://arlingtonwa.seamlessdocs.com/f/qnhht7k8ap1u
https://arlingtonwa.gov/DocumentCenter/View/400/Fee-Resolution-PDF?bidId=
https://arlingtonwa.gov/DocumentCenter/View/400/Fee-Resolution-PDF?bidId=
file://arlington/city/CommunityDevelopment/_PROCEDURES%20&%20FORMS/00_Current%20Forms/Assistance%20Bulletin/ced@arlingtonwa.gov
https://www.google.com/maps/place/City+of+Arlington+Community+and+Economic+Development/@48.1606871,-122.1543749,17z/data=!3m1!4b1!4m5!3m4!1s0x548550297edfedb3:0x37fcbe521a062b25!8m2!3d48.1606871!4d-12
https://www.google.com/maps/place/City+of+Arlington+Community+and+Economic+Development/@48.1606871,-122.1543749,17z/data=!3m1!4b1!4m5!3m4!1s0x548550297edfedb3:0x37fcbe521a062b25!8m2!3d48.1606871!4d-12

GARAGE CONVERSION #25

Garage Conversions

This Tip Sheet reflects code requirements of the 2018 International Residential Code (IRC) with Washington
State Amendments.

General Requirements

Converting your existing garage (or a portion of it) into living space requires that the project meet the same
requirements for new construction. Here is a summary of the general requirements for this kind of project:

e Permits and plans are required

e Check with your local land use/planning department to see if you need to provide parking for the spots
you are displacing

e New conditioned (heated) area must be fully insulated (ceiling, walls, foundation wallsand floor) to the
same R-values required for new construction

e Additional energy credits must be selected (based on square footage) and plans mustshow required
information

e Bedrooms require egress windows or doors (see tip sheet #10) and cannot have openings(like
windows) directly into the garage

e Ifyour driveway slopes towards the garage, water may leak into the new living space (see curb detail on
next page), so discuss your options with your localjurisdiction
Floor plans must show all proposed work, such as existing and proposed walls, windows and doors, room uses

labeled, smoke, carbon monoxide and heat detectors, exhaust fans, stairs and proposed plumbing fixtures.

Detailed cross section(s) indicating floor, wall and roof construction, materials, insulation, and ceiling height
are also required.

The following pages contain details that illustrate construction requirements including how to insulate an
existing slab-on-grade floor.
Creating a Curb in the Garage Door Opening

When infilling the garage door with a wall, a curb is required for anchoring the bottom of the wall.
(see Figure 1).

Pressure Treated Curb Poured Concrete Curb
Frame in Garage Door apening 1/2" Anchor bolls @ 6 it 0.c. embed
- with 2x6 studs @ 16" o.c. with 1/2° I 7 min, into curb. Use Screw Anchors
e/_,-/_ sheathing en the exterior. Existing /_ into slab where curb is less than 7" tail
header to remain in the opening. S g/ Use 3"x3"x0.25" Plate Washers
2x6 PT Plate = New curb. Min 6" wide and
&" high, Max height equal to
2" min to " il 9. |~ height of existing stemwall,
concrete

[ to soils & Insulate per other details.
|
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1/2" x 6.5" Screw Anchors @ o #4 rebar embad 3" min
4a 6 ft 0.c. max with 3"x3"x0.257 < into side stemwall and
a Plate Washars. w4 slab @ 48" o.c. max
: o g 2 -
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Figure 1: Options for Creating a Curb in the Garage Door Opening
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GARAGE CONVERSION #25

Creating a New Footing Under the Slab

Some existing garage slabs will not have a thickened footing that runs beneath the slab in the garage door
opening. In these cases, it is often required to dig under the slab and add a footing to support the new wall
above. Figure (2) shows one way to accomplish this. For other options, speak to your jurisdiction. Excavation
may be required to verify the existing slab thickness.

Mew curb. Min 6" wide and
6" high. Max height equal to

‘/heighl of existing stemwall.
Insulate per other details.

#3 vertical rebar @

48" o.c. Standard
Hook on each andﬂh‘ﬂ‘“ féﬁ:‘q Cut existing slab for new

footing and stemwall.

|
- ﬂ-
.'d' a3

4

#4 conlinuous rebar lop 7/ . a 0
and bottom embed 4™ min <4 &
into existing stemwall and -*1;“ -4 - oa ,E
footing at the sides .}_1_‘ i

=1
L“f 12" min —>|
Figure 2: New Footing under the Slab

Energy Code Requirements

Window and Exterior Doors

Windows and exterior doors located in the newly conditioned space must have a maximum U- factor of 0.30.
Replacement of existing windows and doors may berequired.

Roof Insulation and Ventilation

The attic space above the newly conditioned area is required to have R-49 insulation and ventilation with a
minimum vent area of 1 square foot for every 150 square feet of attic area (or 1 square foot for every 300
square feet if, 40%-50% of the vents are within 3 feet vertically of the ridge).

Attics with a height of 30 inches (or more) and an area of 30 square feet (or more) must have an access opening
(22 inches by 30 inches minimum).

Single-joist rafter/vaulted ceilings require R-38 insulation.
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GARAGE CONVERSION #25

The foundation walls enclosing the new conditioned space require insulation above and below grade. Framed
walls require R-21 insulation as per Figure 3.

Foundation and Framed Walls

Exterior Insulation Option Interior Insulation Option

Fur out 2x4 framing to
allow for B-21 Insulation

Min 26 gauge
Gatvanized Metal
Flaghing. Extend 5"

2x PT Plate filler 1
min below grade X

3 Frame around stemwall to allow for [ pe—,
& min R-21 insulation gr R-5 rigid and R-13 - P
12° max i batt. Provide an air gap between batt st P

Insuiation and concrete. P,
W A i A
o o
R-10 Rigid _ )
Insulation Floor Framing and Ay
Imsulation per
other Details =

Nate: Fireblocking is 8l Y
required in concaaled a
spaces per IRC AR302.11 -

Figure 3: Foundation and Framed Wall Insulation Options
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GARAGE CONVERSION #25

Floor Insulation
The floor of the newly conditioned area require insulation. While the energy code requires R-10 insulation
under the slab at the perimeter, we realize that removing and replacing portions of the slab is difficult. Figure
(4) depicts two approved insulation options above the slab that are equivalent to under-slab perimeter
insulation.
Note: If using batt insulation in a raised framing without the R-7.5 rigid insulation indicated below, the
minimum value is R-30, and the space below the floor joists will need ventilation or to be filled to
capacity with rigid insulation.

Subfloor Directly on Sleepers

R-5 Rigid Insulation on stemwalls up 2x Pressure Treated (PT) Lumber @ 24" 0.c. max
to 9° exposed height. Insulate taller ripped to match slope of slab, minimum depth of 1 1/2"
—_— /_ stemwalls per details on page 2. Treat cut side with wood preservative.
: ___f_{—-—7‘- 3/4" Plywood subtfloor
" <1

a 4 | A
; R
o a
& mil Vapor Barrier required on M J i . '\_ 2xd PT Sleepers
s 1op of slab. Lap splices 12" min bﬂe:ﬁisr:gllﬁe:téﬂ?: -/ @ 24" 0.c. max.

b and run 6" min up the sides.
R |

e Raised Floor System
s R-5 Rigid Insulation on stemwalls up i
= to 9" exposed height. Insulate taller in, 2x6 Floor . -
< - stemwalls par details on page o Joists .@ 16" 0.C. /_ 3/4" or 23/32 Pmﬁd subfloor
a Solid Blocking at
bearing points

R-7.5 Rigid Insulation

/— between the sleepers
& ]

i e e 4
]}\\ : A . : k 4 - i
- - ; 2x4 PT sleepears at 8' o.c. max. Fasten securely to
\_ tﬁoggr\;ﬁrE;;;ﬁéﬂ”}rfﬁﬂ \ slab using corrosion-resistant fasteners. Continuous
and run € miit up the sides, solid blocking or 2x4 pony wall to joists above.

1§

Figure 4: Approved Insulation Options above the Slab
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GARAGE CONVERSION #25

Additional Energy Credits

The WSEC requires additional energy credits when adding new conditioned space to a dwelling. The size of the
added space establishes the credits (1.5 credits for adding less than 500 square feet and 3.0 credits for adding
less than 1,500 square feet). See WSEC Section R406 for a complete list of options and their detailed
requirements. Common options chosen are:

e Option 1.3 (0.5 credits) - Window U-factor 0.28, floor insulation R-38, slab-on-grade insulation R-10
under the entire slab (R-10 above an existing slab is alsoacceptable)

e Option 3.1 (1.0 credits) — Energy Star gas or propane furnace with a minimum AFUE 0f95%

e Option 3.1 (1.5 credits) - Ductless mini-split heat pump system with a minimum HSPF of 10.0 providing
heat to the largest zone of the housing unit.

e Option 5.3 (1.0 credits) - Energy Star rated gas or propane water heater with aminimum UEF of 0.91.
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