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CONVERTING AN EXISTING GARAGE TO LIVING SPACE

This tip Sheet reflects code requirements of the 2015 International Residential Code
(IRC) w/ Washington State Amendments and the 2015 WA State Energy Code (WSEC).

Converting an Existing Garage

Converting your existing garage (or a portion of it) into living space will require a building
permit. Any plumbing, electrical or mechanical work being done will also require a
permit(s). Check with your local jurisdiction for permit submittal requirements. The new
living space will be required to comply with current residential code and energy code
requirements. Because converting your garage removes parking spaces, your property
will most likely need to have alternative off-street parking. Verify parking requirements
with your local jurisdiction.

Plans are Required

Building plans illustrating the proposed work are required to be submitted at the time
of permit application. Floor plans should include the arrangement of all new and
existing walls, and the dimensions and use of each space. Indicate all window and
door openings. Show the locations of all smoke alarms, carbon monoxide alarms,
stairs, exhaust fans, plumbing fixtures, and mechanical equipment. Smoke and
carbon monoxide alarms will be required in the converted garage and throughout
the existing residence. Provide information on how the space will comply with the
current Energy Code requirements. Provide one or more cross-section(s) indicating
floor, ceiling and roof construction. Indicate the ceiling height and identify all
materials used in construction. Include information on the slab thickness and
footings.

Sleeping Rooms

All new sleeping rooms are required to have at least one emergency escape and

rescue opening. Smoke and carbon monoxide alarms are required outside of and in

the immediate vicinity of all sleeping areas and a smoke alarm is required within each

bedroom. Sleeping rooms shall not have windows or doors that open into a garage.
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Converting a Garage to Living Space

Creating a Curb in the Garage Door Opening

Detailsbelow provide information onhow toreplace the garage dooropening witha wall,
andassumesthatthedriveway slopes awayfromthe house. Ifthe grade slopes toward
the house, discuss options with your local jurisdiction.

Pressure Treated Curb

Frame in Garage Door opening

with 2x6 studs @ 16" o.c. with 1/2"

_ / sheathing on the exterior. Existing

header to remain in the opening.

Poured Concrete Curb

1/2" Anchor bolls @ 6 ft 0.c. embed
— 7" min, into curb. Use Screw Anchors
~~_ /- into slab where curb is less than 7" tall.
< Use 3"x3"x0.25" Plate Washers

- 2x6 PT Plate
] o 4%6 PT Curb 6" min
2" min to / to soils
concrete
" d i < 4 J'
a . R .
a - 4 p J{_____
. 1/2" x 6.5 Screw Anchors @
[ A 6 ft 0.c. max with 3"x3"x0.25"
Ay , Plate Washers,

MNew curb. Min 6" wide and

6" high. Max height equal to
7 / height of existing stemwall.
Insulate per other details.

a '
‘ 3 . o - & .-
4a J da o
s . #4 rebar embed 3" min
. + — into side stemwall and

T4 ~ slab @ 48" o.c. max
a g oa 4/

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
todigundertheslabandadd a
footing to support the new wall
above. The figure to the right
shows one way that can be
done. For other options speak to
your jurisdiction.

Excavationmayberequiredto
verify the existing slab thickness.

GENERAL INFORMATION:

New Footing quer Slab

#3 vertical rebar @
48" o.c. Standard
Hook on each end

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

height of existing stemwall.
Insulata per other details.

Cut existing slab for new

/ footir an‘d stemwall,

0@@%/4- L .
\\'{//\\\// .q" i A .q

|
- J[

A
#4 continuous rebar top?/ & P
and bottom embed 4" min .4 - N =
; e N4 : E

into existing stemwall and | a ]
footing at the sides ‘«'?': ‘ i
» b o X : F)
|<— 12" min %'l
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Converting a Garage to Living Space

Energy Code Requirements

If your projectdoesnot meettheenergy coderequirements below, speakwithyour local
jurisdiction for alternative options to comply with the energy code.

Windows and Exterior Doors

Windows andexteriordoorslocatedinthe newly conditioned space musthavea maximum
U-factor of 0.30. Replacement of existing windows and doors may be required.

Attic Space

The attic space above the newly conditioned areaisrequired to have R-49insulation and be
ventilated with a minimum vent area of 1/150 of the area of the vented space (1/300if
40% - 50% of the vents are within 3' vertically of the ridge). Attics with a height of 30" or
more and an area of 30 square feet or more must have a minimum 22" x 30" access
opening.

Insulating Walls Above and Below Grade

Portions of the existing foundation enclosing conditioned space are required to be insulated
per one of the details below.

Exterior Insulation Option Interior Insulation Option
=] Fur out 2x4 framing to Apere
Min 26 gauge (S /allow for R-21 Ingulation  ———— f
Galvanized Metal ~] 5 s @
. " \_ 1 i '\I b \, # N
Flaghlng. Extend 6 ~] ) 2x PT Plate filler I
min below grade \ /_ |
i 3
o Frame around stemwall to allow for (i}-:j 6" min
6" min R-21 insulation or R-5 rigid and R-13 (s
{2 prvae ¢ batt. Provide an air gap between batt ~ “§.~"
Ty insulation and concrete. s RV
AN/ AN < _— ANEZANEZAN
AN I B 72N
R-10 Rigid o P _ i
Insulation a P Floor Framing and P o S
Coodl iy Insulation per . -,
other Details : a
A 4 4
4" < * 9
o a Note: Fireblocking is -
P L required in concealed W a
P : spaces per IRC R302.11 B Y.
k. 4
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Converting a Garage to Living Space

Floor Insulation

The floor of the newly conditioned area is required to be insulated. While the

energy code requires insulation under the slab, we realize that removing and

replacing portions of the slab is difficult. Here are two approved insulation options

above the slab that are equivalent to under slab insulation. Note: If batt insulation

is to be used in 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 either need to

be ventilated or filled to capacity with rigid insulation.

Subfloor Directly on Sleepers

R-5 Rigid Insulation on stemwalls up

to 9" exposed height. insulate taller
| stemwalls per details on page 2.
A

“

2x Pressure Treated (PT) Lumber @ 24" 0.c. max
ripped to match slope of slab, minimum depth of 1 1/2"
Treal cut side with wood preservative.

/ 3/4" Plywood subfioor

e ey o
n SR ]

e * T A e
AL B 58050 > SRS

b

R-7.5 Rigid Insulation

TE - _ A 4 -
6 mil Vapor Barrier required on y R-7.5 Riqi . _// \_ 2x4 PT Sleepers
. . p -7. id Insulation

top of slab. Lap splices 12" min 9 @ 24" o.c. max.

b ‘ d and run 6" mtin up the sides. between the sleepers
- Ny
T Raised Floor System
e R-5 Rigid insulation on stemwalls up
T to 9" exposed height. Insulate tailer Min. 2x6 Floor . i

Fa i) stermwalls per details on page 2. Joists @ 16" 0.c. / 3/4" or 23/32" Plywood subfloor

Solid Blocking at
bearing points

/_ between the sleepers
A
& .

e s a 4
k4
N A

< a < -

4 AR

als

& mil Vapor Barrier required on
top of slab. Lap splices 12" min
and run 6" min up the sides.

2x4 PT sleepers at 8' o.c. max. Fasten securely to
slab using corrosion-resistant fasteners. Continuous
solid blocking or 2x4 pany wall to joists above.
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Converting a Garage to Living Space

Additional Energy Credits:

The WA State Energy Code requires additional energy credits when adding
conditioned space to a dwelling. These credits are based on the size of the added
space, with 0.5 credits for adding less than 500 sf, and 1.5 credits for adding less
than 1,500 sf. See WSEC Section R406 for a complete list of options. Common
options chosen are:

«  Option 3a (1.0 Credits) - A gas, propane, or oil-fired furnace
with a min AFUE of 94%.

*  Option 3d (1.0 Credits) - Ductless Split System Heat Pump
located in the main zone of the addition.

* Option 5a (0.5 Credits) - All new showerhead and kitchen
sink faucets rated at 1.75 GPM or less and all new lavatory
faucets rated at 1.0 GPM or less.

+ Option 5b (1.0 Credits) - A gas, propane, or oil-fired water
heater with a min EF of 0.74.

* Option 5c (1.5 Credits) - A gas, propane, or oil-fired water
heater with a min EF of 0.91.
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