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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS (Hybrid Meeting) 
 
City Hall, 401 N. Morton Street 
Common Council Chambers, Room #115 and via Zoom 
               
October 17, 2024 at 5:30 p.m.   
 
Virtual Meeting:  
https://bloomington.zoom.us/j/82448983657?pwd=enJxcnArK1pLVDlnWGROTU43dEpX
dz09 
 
Meeting ID: 824 4898 3657  Passcode: 319455 
 
Petition Map: https://arcg.is/1qznO0 
 
ROLL CALL 
 
APPROVAL OF MINUTES:   
 
PETITIONS CONTINUED TO:  November 14, 2024 
 
AA-17-22 Joe Kemp Construction, LLC & Blackwell Construction, Inc.  
  Summit Woods (Sudbury Farm Parcel O) W. Ezekiel Dr.  
 Parcel(s): 53-08-07-400-008.002-009, 53-08-07-400-008.004-009… 

Request: Administrative Appeal of the Notice of Violation (NOV) issued 
March 25, 2022. Case Manager: Jackie Scanlan 
 

V-27-22  Cutters Kirkwood 123, LLC  
113 E. Kirkwood Ave.  
Parcel: 53-05-33-310-062.000-005 
Request: Variances from Downtown Character Overlay standards to allow less 
non-residential area and less large display windows; and a variance from the 
requirement to align with the front setback of an adjacent historic structure in the 
Mixed-Use Downtown zoning district with the Courthouse Square Character 
Overlay (MD-CS). Case Manager: Jackie Scanlan 

 
V-26-24 Elisha Spier 
  2110 E. Covenanter Drive 
  Parcel: 53-08-03-407-027.000-009, 53-08-03-409-002.000-009 

Request: Conditional use request to allow a home occupation in the home 
and variances from use-specific standards related to the number of 
employees and on-site sales in the Residential Medium Lot (R2) zoning 
district. Case Manager: Jackie Scanlan 

 
CU-31-24 Tim Henke 

915 & 927 E Miller Drive 
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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

Parcel(s): 53-08-09-104-124.000-009, 53-08-09-104-120.000-009 
Request: Conditional use approval to allow a “Dwelling, cottage development” in 
the Residential Medium Lot (R2) zoning district.  
Case Manager: Eric Greulich 

 

PETITIONS:  

 
V-23-24 Scott and Susan Slaven 
  2408 S. Shadow Grove Ct 
  Parcel: 53-08-10-403-014.000-009 

Request: Variance from Entrance and Drive standards to allow a circle drive and 
from fence height standards for a property in the Residential Medium Lot (R2) 
zoning district. 
Case Manager: Eric Greulich 
 

V-27-24 Keith Clay 
  729 S. Washington Street 
  Parcel: 53-08-04-217-049.000-009 

Request: Variances from detached garage setback standards and from improved 
alley access standards in the Residential Large Lot (R3) zoning district. Case 
Manager: Jackie Scanlan 

 
V-28-24 John Kincaid 
  523 W. 7th Street 
  Parcel: 53-05-32-413-0800000-005 

Request: Determinate sidewalk variance to allow construction of a single-
family dwelling without construction of a sidewalk along the Jackson Street 
frontage of the property in the Residential Urban Lot (R4) zoning district.  
Case Manager: Gabriel Holbrow 

 
V-29-24 Lindsay & Michael Hannon 
  711 S. Fess Avenue 
  Parcel: 53-08-04-112.049.000-009 

Request: Variance from side yard setbacks to convert detached garage to an 
ADU in the Residential Small Lot (R3) zoning district. 
Case Manager: Joe Patterson 

 
CU-30-24 Layton Cockerham 
  1001 N. Jackson Street 
  Parcel: 53-05-32-106-037.000-005 

Request: Conditional use approval to allow a “Dwelling, duplex” use in the 
Residential Small Lot (R3) zoning district. 
Case Manager: Eric Greulich 
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-23-24/ VAR-2024-06-0040 
STAFF REPORT             DATE: October 17, 2024 

Location: 2408 S Shadow Grove Ct (parcel #53-08-10-403-014.000-009) 

PETITIONER/OWNER:  Hiram and Susan Slaven 
2408 South Shadow Grove Court, Bloomington, IN 

REQUEST: A variance from Entrance and Drive standards to allow a circle drive and from fence 
height standards for a property in the Residential Medium Lot (R2) zoning district. 

REPORT: This 1.28 acre property is located at 2408 South Shadow Grove Court (Lots 32 and 33 in 
the Spicewood subdivision) and is zoned Residential Medium Lot (R2). All surrounding properties 
are zoned Residential Medium Lot (R2) and have been developed with single family residences. 
The petition site has been developed with a single family residence. Jackson Creek and associated 
floodplain runs through the rear (north) side of the property and this site is also adjacent to land 
owned by the Parks Department. The creek is subject to the Riparian Buffer standards of the UDO 
and there are areas of steep slope and tree canopy coverage on the property as well.  

The Department was notified of several possible violations on the site and an inspection by 
the Department resulted in a Notice of Violation being sent regarding disturbance within the 
Riparian Buffer, lighting that exceeded UDO requirements, removal of trees on this property and 
the adjacent Parks property, the installation of a new drivecut, and construction of a fence that 
exceeded the UDO allowances along some of the property boundaries. 

Specifically, the petitioners were notified that an approximate six-foot tall wrought iron 
and limestone pillar fence recently constructed along the front (south) edge of the property 
and an approximate eight-foot tall privacy fence constructed on the east and west edges of the 
property are in violation of the UDO. Section 20.04.080(n) of the UDO states that “…
Forward of the front building wall of the primary structure, fences and walls shall not exceed 
four feet in height”. The petitioners are requesting a variance to allow the recently constructed 
fencing that is forward of the front building wall and is taller than 4’ to remain on the property as 
constructed.  

The petitioners were also notified in the aforementioned Notice of Violation letter that the 
recently constructed driveway did not meet requirements set forth in the UDO, 
specifically Section 20.04.050(c)(1)(A) states that “…a maximum of one driveway access 
point shall be permitted, regardless of the number of street frontages…” with exceptions 
included for circle drives. The exception for circle drives states that the maximum circle drive 
width shall be 10 feet; the lot shall have at minimum of 120 feet of street frontage on the street 
the circle drive will access; and the minimum distance between driveway access points of a circle 
drive shall be 60 feet, measured from the inside edge of each driveway where it intersects the 
public right-of-way. The property only has 100’ of frontage and does not have the required 120’ 
of frontage to allow a circle drive. The two driveway access points are approximately 16’ apart 
and do not meet the minimum 60’ separation requirement. And the driveways are approximately 
15’ wide and exceed the maximum 10’ width allowed. The petitioners are therefore requesting 
a variance from the minimum 120’ lot width 
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required for a circle drive, from the maximum 10’ width allowed for a circle drive, and from the 
minimum 60’ separation between two driveway access points required to allow the circle drive to 
remain as constructed.  
 
In summary, the petitioners are requesting two variances consisting of:  
 
(1) Variance from fence height standards in the Residential Medium Lot (R2) zoning district, to 
allow a six-foot tall wrought iron and limestone pillar fence on the south edge of the property and an 
eight-foot tall privacy fence along the eastern and western edge of the property, forward of the front 
building wall to remain as constructed.  
(2) Variance from circle drive standards in the Residential Medium Lot (R2) zoning district, to allow 
the drive, as constructed, in place. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

 
PROPOSED FINDING:  
Fencing: The granting of this variance would be injurious to the general welfare of the 
community. The fencing could have been constructed to meet the existing regulations within 
the UDO as personal security and privacy concerns are not valid exemptions from 
development standards. As constructed, the fencing does not align with the character of the 
neighborhood. 
 
Circle Drive: The petitioners failed to address how a lack of a circle drive would be 
injurious. The assertion that the home is located on two lots does not automatically allow for 
a separate drive as the two lots were built as one developable lot for planning and zoning 
purposes and the property has historically been accessed by a singular driveway with no 
known or reported negative impacts. The safety concerns provided could be addressed with a 
turnaround or some similar feature within the property. 

 
2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 
 

PROPOSED FINDING:  
Fencing: The use and value of the areas adjacent to the property are affected in a 
substantially adverse manner as the manner of installation does not meet the character of the 
neighborhood. 
 
Circle Drive: Although there is one other property on this street with a circle drive, this is 
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not the predominant development pattern within this neighborhood. The use and value of the 
areas adjacent to the property are not affected in a substantially adverse manner as circle 
drives do exist for other homes within the immediate neighborhood. 

 
3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING:   
Fencing: The strict application of the terms of the UDO does not result in any practical 
difficulties of maintaining a four-foot tall fence within the front yard area as there are 
numerous properties within the City that meet the four-foot requirement. There are no 
practical difficulties to meeting the fence height requirement that are peculiar to this 
property. The home is a distance from the front property line that is not uncommon and no 
peculiar property characteristics warrant variance from the requirement. The approval of this 
variance would detract from the character of the neighborhood and would fail to meet 
standards as desired by the UDO for the community in general which could be met under 
practical circumstances.  
 
Circle Drive: The strict application of the terms of the UDO does not result in practical 
difficulties as the UDO does not assume that every property will have enough frontage for a 
circle driveway. The petition site has 100 feet of frontage, which exceeds the minimum width 
requirements for the zoning district. There are no practical difficulties to meeting the 
driveway requirements for this property, as the number of driveway cuts that meet the UDO 
requirement previously existed on this site. The approval of this variance would detract from 
the character of the neighborhood and would fail to meet standards as required by the UDO 
for the community in general. There are no peculiar conditions of this property that do not 
allow safe access to the property through a singular connection. The location of this property 
at the end of a cul-de-sac results in very low traffic and thus low safety hazards related to 
ingress and egress. 

 
 

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and deny both requested variances.  
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Ct 
City of Bloomington 

Planning and Transportation Department 

March 8, 2024 

Hiram S & Susan Slaven 
2408 South Shadow Grove Court 
Bloomington, IN 47401 

Re: Notice of Violation 
Outdoor Lighting 
Outdoor Storage 
Fence Height 
Number of Drives 
Siltation and Erosion Prevention 
Steep Slope Development 
Floodplain Development 
Riparian Buffers 

Dear Sir or Madam: 

This Notice of Violation (NOV) serves as a formal warning ofnon-compliance with Unified Development 
Ordinance (UDO) Section 20.04.090 [Development Standards & Incentives; Outdoor Lighting], Section 
20.03.030(e)(l) [Use-Specific Standards; Employment Uses; Storage, Outdoor], Section 20.04.0S0(n) 
[Development Standards & Incentives; Landscaping, Buffering, and Fences; Fences and Walls], Section 
20.04.0S0(C) [Development Standards & Incentives; Access and Connectivity; Driveways and Access], 
Section 20.04.030( d)(3) [Environment; Siltation and Erosion Prevention; Erosion and Pollutant Control 
Requirements], Section 20.04.030(c) [Environment; Steep Slopes], Section 20.06.0S0(d)(2) 
[Administration & Procedures; Development Permits and Procedures; Floodplain Development Permit; 
Applicability], and Section 20.04.030(t) [Development Standards & Incentives; Environment; Riparian 
Buffers] at 2408 S Shadow Grove Court. Records show that you are the owner of this property. 

The City of Bloomington Planning and Transportation Department staff received a complaint of bright lighting 
and land disturbing activity, including the cutting down and burning of trees, occurring on steep slopes at 2408 
S Shadow Grove Court on 02/16/2024. Staff observed lighting potentially in excess oflumen limits causing 
glare, prohibited outdoor storage of materials, non-compliant fencing, multiple driveways which exceed the 
allowed number, and violations of Environmental Standards at 2408 S Shadow Grove Court on 02/20/2024, 
02/22/2024, and 03/01/2024 (see enclosed). Specifically, staff observed the following: multiple strings oflight 
bulbs visible from the northwest property line, building materials in the yard in the southeast portion of the 
property, fencing forward of the front building wall of the primary structure exceeding 4 feet in height, two 
driveways at the property, and the tracking of sediment into the adjacent roadway. 

Additionally, staff observed disturbed, non-stabilized earth with exposed dirt on steep slopes in the floodplain 
and in the riparian buffer zones with a lack of erosion control measures in place. Staff also observed trees that 
had been removed from the steep slope and apparently from City-owned property within the floodplain and 
within the riparian buffer zones, as well as brush and wood piles pushed downhill partially onto City-owned 
property (see enclosed). Please note that a Stop Work Order (SWO) was issued on 02/22/2024 at 2408 S 
Shadow Grove Court. No work should occur at 2408 S Shadow Grove Court until the SWO has been lifted by 
the Planning and Transportation Department or you receive written approval from the Planning and 

401 N. Morton Street• Bloomington, IN 47404 Cit~ Hall Phone: (812) 349-3423 • Fax: (812) 349-3520 

www.bloomington.in.gov 
e-mail: planning@bloomington.in.gov 
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Transportation Department to conduct work to remedy the violations in order to lift the SWO. Machinery 
continued to operate on site causing earth disturbance and trees continued to be cut down on City-owned 
property in the riparian buffer and floodplain on 02/29/2024 (see enclosed). The property is located in the 
Residential Medium Lot (R2) Zoning District. 

According to Unified Development Ordinance UDO Section 20.04.090 [Development Standards & 
Incentives; Outdoor Lighting]; 
(3) Exemptions 

(F) Low Intensity Lighting 
1. No shielding is required for a light fixture with a bulb rated 260 lumens or less. 

11. Full shielding is not required for a light fixture with a bulb rated at more than 260 lumens 
and less than 1,000 lumens when the bulbs are installed inside frosted glass or other 
translucent covers and shielded on top. 

m. The total lumens of bulbs specified in subsections 20.04.090(b)(3)(F)i and 
20.04.090(b)(3)(F)ii above, when not motion detector activated, shall not exceed 2,000 
lumens per building, or 1,000 lumens per exterior entryway, whichever is less. 

According to Unified Development Ordinance UDO Section 20.04.090 [Development Standards & 
Incentives; Outdoor Lighting]; 
( c) General Standards 

(5) Glare 
All lighting fixtures shall be installed so as not to cause glare at or beyond the property line and shall 
not be aimed toward traffic. 

According to Unified Development Ordinance (UDO) Section 20.07.010 [Definitions; Defined Words]; 
Storage,Outdoor 
The storage of any material outside of an enclosed building for a period greater than 24 hours, including 
but not limited to storage of items awaiting processing or repair. This use does not include "Vehicle 
Sales or Rental" or accessory "Outdoor Retail and Display" uses. 

According to Unified Development Ordinance (UDO) Section 20.03.030(e)(l) [Use-Specific Standards; 
Employment Uses; Storage, Outdoor]; 

(C) Prohibited Storage Materials 
In all zoning districts where this use is allowed, except for the MI zoning district, outdoor storage of 
equipment, materials, waste or scrap materials, and pallets is prohibited. 

According to Unified Development Ordinance (UDO) Section 20.04.0S0(n) [Development Standards & 
Incentives; Landscaping, Buffering, and Fences; Fences and Walls]; 
(3) Fence and Wall Height 

(A) Interior Lots 
1. Behind the front building wall of the primary structure, fences and walls shall not exceed a 

combined height of eight feet, except as provided in Subsection (1 )(G) above. 
11. Forward of the front building wall of the primary structure, fences and walls shall not exceed 

four feet in height. 

According to Unified Development Ordinance UDO Section 20.04.0S0(C) [Development Standards & 
Incentives; Access and Connectivity; Driveways and Access]; 
(1) Number of Drives 

(A) Single-Family, Duplex, Triplex, and Fourplex Residential Uses 

• Page 2 
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For single-family, duplex, triplex, and fourplex residential uses, a maximum of one driveway access 
point shall be permitted, regardless of the number of street frontages, except that a circle drive shall be 
permitted according to the following standards: 

1. The maximum circle drive width shall be 10 feet; 
11. The lot shall have at minimum of 120 feet of street frontage on the street the circle drive will 

access; and 
m. The minimum distance between the driveway access points of a circle drive shall be 60 feet, 

measured from the inside edge of each driveway where it intersects the public right-of-way. 

According to Unified Development Ordinance (UDO) Section 20.07.010 [Definitions; Defined Words]; 
Land Disturbing Activity 
Any man-made change of the land surface including removing vegetative cover, removal of trees, 
excavating, filling and grading but not including agricultural land uses such as planting, growing, 
cultivating and harvesting of crops, growing and tending of gardens and landscape modifications. 

According to Unified Development Ordinance (UDO) Section 20.04.030(d)(3) [Environment; Siltation and 
Erosion Prevention; Erosion and Pollutant Control Requirements]; 
(A) Current Preferred Practices 

All sites undergoing land disturbing activities, regardless of size, shall prevent the erosion of sediment or 
any other contaminant off site or conveyed into any bodies of water, either by wind or water. All land 
disturbing activities shall be protected by current preferred practices (CPP) including, but not limited to silt 
or erosion-control fences, filter socks, straw bales, sedimentation basins, articulated concrete blocks, 
mechanically stabilized earth, storm grate filters, or erosion control mats. 

(D) Tracking 
Each site shall have sediment control devices or crushed stone streets, access drives, and parking areas of 
sufficient size and thickness to prevent sediment from being tracked onto public or private streets. Such 
areas shall be maintained at sufficient size and thickness throughout the duration of the construction activity 
on site. Any sediment that leaves the site is a violation of this UDO. 

(F) Sediment Control 
Sediment shall be controlled and contained on site, and control measures shall prevent damage to existing 
vegetation or pavement. 

(I) Finished Grade 
Disturbed areas that are at finished grade with installed utilities shall be permanently seeded or mulched 
within seven days. 

(J) Unfinished Grade 
Areas that have undergone land-disturbing activities and are not yet at finished grade, and that have no 
construction activity for 15 days or more, shall be established with temporary vegetation, seed, and/or straw, 
or other measures approved by the City. 

For your reference, according to Unified Development Ordinance (UDO) Section 20.04.030(d)(3)(L) 
[Environment; Siltation and Erosion Prevention; Erosion and Pollutant Control Requirements; Plastic 
Netting], ''Under no circumstances shall plastic netting or mesh be used on site for any type of permanent 
landscaping or erosion control." Thus, all erosion control measures or seed protection mats installed shall not 
include any plastic netting or mesh. 

According to Unified Development Ordinance (UDO) Section 20.07.010 [Definitions; Defmed Words]; 
Development (Generally) 
In all other contexts, the construction, reconstruction, conversion, structural alteration, relocation, or 
enlargement of any structure, any mining, excavation, landfill or land disturbance, or any change in use, 
or alteration or extension of the use ofland. 

• Page 3 
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According to Unified Development Ordinance (UDO) Section 20.04.030(c) [Environment; Steep Slopes]; 
(4) Excessive Slopes 

Areas of land where the pre-development slopes are greater than 18 percent shall not be disturbed for any 
improvements with the exception of utility lines. 

(5) Steep Slopes 
Any development on slopes between 12 percent and 18 percent shall be allowed a maximum disturbance of 
50 percent of the total slope area. Priority for slope preservation shall be given to slope areas that exhibit 
one or more of the following characteristics: 

(A) Presence of highly erodible soils as identified in the Web Soil Survey produced by the National 
Cooperative Soil Services and operated by the USDA Natural Resources Conservation Service; 

(B) Adjacent to slopes of greater than 18 percent; 
(C) Adjacent to water resources; 
(D) Adjacent to other environmental features that are required to be preserved as part of this UDO; or 
(E) Presence of tree cover on 50% or more of the surface area of the slope. 

According to Unified Development Ordinance (UDO) Section 20.07.010 [Definitions; Defined Words]; 
Development (Floodplain Regulations) 
For purposes of floodplain management any man-made change to improved or unimproved real estate 
including but not limited to: 
1) construction, reconstruction, or placement of a structure or any addition to a structure; 
2) installing a manufactured home on a site, preparing a site for a manufactured home or installing a 

recreational vehicle on a site for more than 180 days; 
3) installing utilities, erection of walls and fences, construction of roads, or similar projects; 
4) construction of flood control structures such as levees, dikes, darns, channel improvements, etc.; 
5) mining, dredging, filling, grading, excavation, or drilling operations; 
6) construction and/or reconstruction of boat lifts, docks, piers, or seawalls; 
7) construction and/or reconstruction of bridges or culverts; 
8) storage of materials; or 
9) any other activity that might change the direction, height, or velocity of flood or surface waters. 
"Development" does not include activities such as the maintenance of existing structures and facilities 
such as painting, re-roofing; resurfacing roads; or gardening, plowing, and similar agricultural practices 
that do not involve filling, grading, excavation, or the construction of permanent structures. 

According to Unified Development Ordinance UDO Section 20.06.050(d)(2) [Administration & Procedures; 
Development Permits and Procedures; Floodplain Development Permit; Applicability]; 
(A) No development shall occur in any special flood haz.ard area (SFHA) and known flood prone areas, unless a 

grading permit for such activity has been issued. 
(B) Compliance with the standards in this UDO shall not relieve any person of the independent obligation to 

comply with all applicable standards and practices established in federal and state law and all other 
applicable rules, regulations, standards and specifications of the City regarding development within a 
floodplain. 

According to Unified Development Ordinance (UDO) Section 20.04.030(f) [Development Standards & 
Incentives; Environment; Riparian Buffers]; 
(1) Applicability 

(A) This subsection shall apply to all land development activities on properties that are contiguous with 
or contain intermittent or perennial streams. However, platted lots of record of less than one-half 
acre in size shall not be subject to 20.04.030(£)(6) nor 20.04.030(£)(7) of this section. 

(B) Any new, non-single-family development that is exempt from providing riparian buffer zones as 
outlined in 20.04.030(f)(l), shall provide at least a 25-foot wide streamside buffer zone in 
compliance with the design standards of20.04.030(f)(5). Additionally, two of the following best 

• Page4 
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management practices, including plans for post-installation maintenance of such practices, shall be 
incorporated into the site design: 

1. Use of 100 percent native vegetation; 
11. Use of permeable pavement for at least 50 percent of all the on-site parking areas; 

111. Biofiltration swales; 
1v. Culverts outfalls; or 
v. 5 0 percent vegetated roof. 

(2) Adjacent Properties 
Where intermittent or perennial streams are present on adjacent properties, and where required buffer zones 
for such streams would extend onto the subject property, the buffer zones required by this subsection (f) 
shall be established. 

(3) Easements 
All riparian buffer zones required to be preserved subject to this subsection (f) shall be placed within 
riparian buffer easements pursuant to the standards of Section 20.05 .040 (Easements). 

(4) Graduated Buffer Zones 
All intermittent or perennial streams shall be protected by a riparian buffer composed of three distinct 
zones. These zones shall be defined as: 

(A) Streamside Zone (Zone 1) 
The primary function of the streamside zone is to ensure stream-bank stabilization. 

(B) Intermediate Zone (Zone 2) 
The primary function of the intermediate zone is to protect soil particles that trap nutrients and 
chemicals. 

(C) Fringe Zone (Zone 3) 
The primary function of the fringe zone is to filter runoff, and to maximize infiltration, water 
storage, and nutrient absorption. 

(5) Streamside Zone Design 
The streamside zone (Zone 1) shall be designed as follows: 

(A) Location 
Immediately adjacent to the stream channel. 

(B) Buffer Width 
The width of this zone shall be a minimum of25 feet on each side of the stream, measured from 
the centerline of the stream. 

(C) Vegetation Requirements 
All vegetative cover within this zone shall consist of undisturbed, existing vegetation, except that 
invasive and nonnative plants may be removed. In cases where little or no existing vegetation is 
present, only native, water tolerant species shall be planted. Acceptable species for planting within 
buffer zones are listed in Section 20.04.080(d) (Permitted Plant Species). Plant spacing and density 
for new vegetation within buffer zones shall comply with specifications of the natural resource's 
conservation service for each plant type. 

(D) Disturbance Activities 
Only the following land disturbance activities may be allowed within this zone, subject to approval 
of the City Planning and Transportation Department: 

1. Utility installation; if no alternative location is available; 
11. Street crossings, where necessary to achieve connectivity; 
111. Bicycle and/or pedestrian crossings, where necessary to achieve connectivity; 
iv. Connector path and multi-use trail constructed with a permeable surface. 

(6) Intermediate Zone Design 
The intermediate zone (Zone 2) shall be designed as follows: 

(A) Location 
Immediately outside the streamside zone (Zone 1 ). 

(B) Buffer Width 

• Page 5 
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The required width shall be a minimum 25 feet on each side, measured perpendicularly from the 
outer boundary of Zone 1. 

(C) Vegetation Requirements 
Vegetative cover within this zone shall consist of undisturbed, existing vegetation, supplemented 
by native, groundcover and edge vegetation except that invasive and non-native plants may be 
removed. In cases where little or no existing vegetation is present, only native, water tolerant 
species shall be planted. Appropriate species for planting within buffer zones are listed in Section 
20.04.080( d) (Permitted Plant Species). Plant spacing and density for new vegetation within buffer 
zones shall comply with specifications of the natural resource's conservation service for each plant 
type. 

(D) Disturbance Activities 
Only the following land disturbance activities may be allowed within this zone, subject to approval 
of the City Planning and Transportation Department: 

i. All activities allowed in Zone 1 (streamside zone); and 
ii. Stormwater management facilities. 

(7) Fringe Zone Design 
The fringe zone (Zone 3) shall be designed as follows : 

(A) Location 
Immediately outside the intermediate zone (Zone 2). 

(B) Buffer Width 
The required width shall be a minimum of25 feet measured perpendicular from the outer boundary 
of Zone 2. 

(C) Vegetation Requirements 
The vegetative cover for the outer zone shall be native grasses, sedges, and forbs that perform 
phytofiltration, except that invasive and non-native plants may be removed. In addition, woody 
plants may be utilized where appropriate. Appropriate species for planting within buffer zones are 
listed in Section 20.04.0S0(d) (Permitted Plant Species). Plant spacing and density for new 
vegetation within buffer zones shall comply with specifications of the natural resource's 
conservation service for each plant type. 

(D) Disturbance Activities 
Only the following land-disturbance activities may be allowed within this zone, subject to approval 
of the City Planning and Transportation Department: 

1. All activities allowed within Zones 1 and 2. 
11. Streets, as needed to achieve connectivity where no reasonable alternative route can be 

identified and where a need for new streets has been established, as required by adopted 
City regulations and Common Council policy. 

(8) Additional Riparian Buffer Design Standards 
(A) Riparian buffer design shall be fitted to the topography and soil conditions of the site. 
(B) Preference shall be given to preserving existing vegetation within riparian buffer areas. Protection 

of tree crowns and root zones within the dripline shall be required for all trees planned for 
retention. 

(C) Temporary vegetation, sufficient to stabilize the soil, may be required on all disturbed areas as 
needed to prevent soil erosion. New plantings shall be given sufficient water and protection to 
ensure reestablishment. 

(D) In order to ensure vegetative diversity, a minimum of nine different plant species shall be used 
within the overall riparian buffer area. At least three of these species shall be trees selected from 
Section 20.04.0S0(d) (Permitted Plant Species). 

(E) No alteration to the shoreline or bed of a stream or creek shall be made unless written approval is 
obtained from the appropriate governmental agencies. Alterations subject to this requirement 
include, but are not limited to, filling, damming, or dredging of a stream, creek, ditch, or wetland. 

(9) Riparian Buffer Maintenance 
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Management of riparian buffers shall be limited to the minimum necessary, with no alterations of forest 
understory, except for the removal of nonnative or invasive species. Limited mowing may occur in Zone 3 
but shall be prohibited in Zones 1 and 2. 

In accordance with UDO Section 20.06.100, a Violation of Environmental Standards for land disturbing activity 
on steep slopes, in the floodplain, and in the riparian buffer may result in a two-thousand-five-hundred dollar 
($2,500) fine per violation; a Violation of Illegal Land Use for prohibited outdoor storage materials may result 
in a two-thousand-five-hundred dollar ($2,500) fine; and a Violation of Failure to Comply with Development 
Standards for non-compliant lighting, fence height, and number of drives may result in a one hundred dollar 
($100) fine per violation. Each day a violation is allowed to continue is considered a distinct and separate 
violation. Subsequent violations are twice the previous fine, up to a maximum daily fine of seven thousand five 
hundred dollars ($7,500). 

As a result of violating the Stop Work Order (SWO) issued on 02/22/2024, pursuant to BMC Section 
20.06.l00(d), Hiram S & Susan Slaven, are hereby assessed a fine of$2,500. This is reflective ofa two 
thousand five hundred dollar ($2,500) fine per day for continued site work in violation of the SWO observed on 
02/29/2024. Payment of the full amount of$2,500 shall be made to City of Bloomington Planning and 
Transportation, 401 N. Morton St., Suite 130, Bloomington, IN 47404, no later than 03/22/2024. 

If the violations remain unresolved, additional fines will begin to accrue daily on 03/23/2024 in 
accordance with above referenced UDO Section 20.06.100 [Enforcement and Penalties] until such a time 
as the violation is remedied. To remedy the situation, the following actions need to be taken: 

1. Submit a lighting plan with specification information, including total lumens rating per light bulb and 
total lumens rating for all lighting fixtures installed on the building, to the Planning and Transportation 
Department by 03/22/2024. OR; 
Remove the non-compliant lighting by 03/22/2024. 

2. Remove any building materials and equipment from the property or place them in an enclosed building 
by 03/22/2024. 

3. Remove the fencing in excess of 4 feet in height forward of the front building wall by 03/22/2023 . OR; 
Make a phone appointment with a Planner to occur on or before 03/22/2023 to discuss filing a variance 
request, AND file for a variance by 04/26/2024 for the 05/23/2024 Board of Zoning Appeals hearing. It 
is very unlikely that you would receive a variance approval for fence height forward of the front 
building wall of the primary structure. 

4. Submit a completion timeline, to return the width and design of the driveway to a compliant state for 
review and approval by the Planning and Transportation Department by 03/22/2024. OR; 
Make a phone appointment with a Planner to occur on or before 03/22/2023 to discuss filing a variance 
request, AND file for a variance by 04/26/2024 for the 05/23/2024 Board of Zoning Appeals hearing. 

5. Install erosion controls to prevent sediment/debris from leaving the site, specifically at the base of the 
steep slope that has been disturbed to the northwest of the site, by 03/22/2024. 

6. Sweep the areas adjacent to 2408 S Shadow Grove Court to contain the sediment/debris onto the site by 
03/22/2024. 

7. If the disturbed areas are at finished grade, permanently revegetate the areas by 03/22/2024. OR; 
If the disturbed areas are at unfinished grade and have no construction activity for 15 days or more, 
revegetate the areas with temporary vegetation, seed, and/or straw by 03/22/2024. 

8. Disturbance is not permitted on excessive slopes greater than 18 percent as outlined above. Submit a 
timeline for a remediation plan to return the site to a compliant state by 03/22/2024. The remediation 
plan must include specifications on number and species of trees and vegetation to be replanted. A 
survey of the area may be required. OR; 
Make a phone appointment with a Planner to occur on or before 03/22/2024 to discuss filing a variance 
request, AND file for a variance by 04/26/2024 for the 05/23/2024 Board of Zoning Appeals hearing. 
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9. Development on slopes between 12 and 18 percent shall only be allowed a maximum disturbance of 50 
percent of the total slope area as outlined above. A Stop Work Order was issued on 02/22/2024; No 
development or land disturbing activity in these areas should occur in excess of the allowed 50 percent. 

10. Disturbance has occurred in the floodplain without a permit. As outlined above, a Floodplain 
Development Permit is required for this activity. Contact the Floodplain Administrator to discuss the 
process and requirements of a Floodplain Development Permit, AND apply for a Floodplain 
Development Permit by 03/22/2024. 

11. Disturbance and the removal of trees and vegetation has occurred in the riparian buffer zones. Submit a 
timeline for a remediation plan to return the site to a compliant state by 03/22/2024. The remediation 
plan must include specifications on number and species of trees and vegetation to be replanted. A 
survey of the area may be required. OR; 
Make a phone appointment with a Planner to occur on or before 03/22/2024 to discuss filing a variance 
request, AND file for a variance by 04/26/2024 for the 05/23/2024 Board of Zoning Appeals hearing. 

If you dispute the City' s assertion that the property is in violation of the above referenced sections of the Unified 
Development Ordinance, you may file an appeal with the City' s Board of Zoning Appeals. Said appeal shall be 
filed with the Planning and Transportation Department within ten (10) days of your receipt of this Notice of 
Violation and shall conform to the requirements of UDO Section 20.06.080(d). 

Failure to resolve this violation may result in further enforcement action. If a fine is issued, the final fme amount 
shall be paid to the City of Bloomington. All fmes may be contested in the Monroe County Circuit Courts. 

Please contact the Planning and Transportation Department at planning@bloomington.in.gov or 812-349-3423 
with any questions or concerns. 

Sincerely, 

Joy Brown 
Zoning Compliance Planner, Planning and Transportation Department 

Enclosures (25): (1) Steep Slope and FEMA Flood Hazards Map; (24) Photographs 

CC: Jackie Scanlan, AICP, Interim Director, Development Services Manager, Planning and Transportation 
Department 

Beth Rosenbarger, AICP, Assistant Director, Planning and Transportation Department 
Jennifer Burrell, Floodplain Administrator, Senior Zoning Compliance Planner, Planning and 

Transportation Department 
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Map 1: Map of steep slopes and FEMA Flood Hazards at 2408 S Shadow Grove Court. Areas in red represent a 
slope of 24 degrees or higher. Areas in orange represent a slope of 21 to 24 degrees. Areas in yellow represent a 
slope of 18 to 21 degrees. Areas in light brown represent a slope of 15 to 18 degrees. Areas in green represent a 
slope of 12 to 15 degrees. Areas in blue represent a slope of Oto 12 degrees. Slopes greater than 18 percent shall 
not be disturbed for any improvements with the exception of utility lines. This means development and land­
disturbing activity are prohibited in all areas of yellow, orange, and red on this map. The floodplain (floodway) is 
located at the northwestern border of2408 S Shadow Grove Court where land disturbing activity was taking place. 
As shown in the Layers List, the blue-purple area represents the Regulatory Floodway, the darker purple area 
represents the 1 % Annual Chance Flood Haza.rd Area, and the light purple area represents the 0.2% Annual 
Chance Flood Haza.rd Area. 
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Photo 1: Disturbed land, including trees removed on steep slopes at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 2: Disturbed land, including trees removed on steep slopes at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 3: Disturbed land, including trees removed on steep slopes at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 4: Disturbed land, including trees removed on steep slopes at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 5: Lighting fixtures (string lights with bulbs not shielded) and disturbed land, including trees removed on 
steep slopes at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 6: Disturbed land and land disturbing activity, including the removal and burying of trees, and lack of 
erosion controls installed at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 7: Disturbed land within the floodplain and riparian buffer at 2408 S Shadow Grove Ct and adjacent City­
owned property on 02/22/2024. The green stake in the center bottom of the photo marks the edge of the property 

line with City-owned property to the left and 2408 S Shadow Grove Ct to the right. 
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Photo 8: Disturbed land and brush pile within the floodplain and riparian buffer at 2408 S Shadow Grove Ct and 
adjacent City-owned property on 02/22/2024. The stake with the orange flagging tape located in the left-center 

bottom of the photo marks the edge of the property line with City-owned property to the right and 2408 S 
Shadow Grove Ct to the left. 
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Photo 9: Lighting potentially exceeding the maximum allowed lumens per property at 2408 S Shadow Grove Ct 
on 01/26/2024. 
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Photo 10: Tracking of sediment from the property and into the roadway at 2408 S Shadow Grove Ct on 
02/20/2024. 

• Page 19 

27



Photo 11: Tracking of sediment from the property into the roadway and fencing exceeding 4 feet in height 
forward of the front building wall at 2408 S Shadow Grove Ct on 02/20/2024. 
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Photo 12: Fencing exceeding 4 feet fotward of the front building wall at 2408 S Shadow Grove Ct on 
02/20/2024. 
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Photo 13: Prohibited outdoor storage of materials at the southeastern comer at 2408 S Shadow Grove Ct on 
02/20/2024. 
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Photo 14: Prohibited outdoor storage of materials in the driveway of2408 S Shadow Grove Ct on 02/20/2024. 
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Photo 15: Multiple driveways in excess of the allowed number at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 16: Stop Work Order (SWO) posted at 2408 S Shadow Grove Ct on 02/22/2024. 
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Photo 17: Screenshot of a video of a chainsaw being used to remove and chop up vegetation in the floodplain 
and riparian buffer on City-owned property adjacent to 2408 S Shadow Grove Ct on 02/29/2024 after the Stop 

Work Order (SWO) was issued on 02/22/2024. 
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Photo 18: Screenshot of a video of a chainsaw being used to remove and chop up vegetation in the floodplain 
and riparian buffer on City-owned property adjacent to 2408 S Shadow Grove Ct on 02/29/2024 after the Stop 

Work Order (SWO) was issued on 02/22/2024. 
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Photo 19: Screenshot of a video of the excavator operating on the property and being used to bring down vines 
on trees in the floodplain and riparian buffer on City-owned property adjacent to 2408 S Shadow Grove Ct on 

02/29/2024 after the Stop Work Order (SWO) was issued on 02/22/2024. 
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Photo 20: Sediment eroding off2408 S Shadow Grove Ct from the disturbed land area downhill through to 
adjacent City-owned property and towards Jackson Creek 03/01/2024. Excavator still present on property. 

• Page29 

37



"' 
Photo 21: Trees removed in the riparian buffer and floodplain on City-owned property adjacent to 2408 S 

Shadow Grove Ct on 03/01/2024. 
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Photo 22: Tree removed at edge of Jackson Creek in riparian buffer and floodplain on City-owned property 

adjacent to 2408 S Shadow Grove Ct on 03/01/2024. 

• Page 31 

39



Photo 23: Tree removed adjacent Jackson Creek in riparian buffer and floodplain on City-owned property 
adjacent to 2408 S Shadow Grove Ct on 03/01/2024. 
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Photo 24: Tree removed adjacent to Jackson Creek in riparian buffer and floodplain on City-owned property 
adjacent to 2408 S Shadow Grove Ct on 03/01/2024. 
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      July 24, 2024 
 
City of Bloomington, Planning Department 
401 N. Morton Street 
Bloomington, IN 47404 
 
RE: 2408 S. Shadow Grove Ct., Bloomington IN 

Request for Development Standards Variances 
Driveways and Fencing 

 
Dear members of the Bloomington, Indiana Board of Zoning Appeals: 
 
 This firm represents Hiram S. (“Scott”) Slaven and Susan Slaven who reside at 2408 S. Shadow Grove 
Ct., Bloomington, Indiana. The Slavens received a Notice of Violation on March 8, 2024, regarding several 
issues, including: a second driveway accessing their property and the installation of fencing in front of the 
residence that is more than 4 feet in height. On May 16, 2024, I met with Joy Brown at the property to establish 
some timeframes for resolving other issues contained in the Notice of Violation. On June 4, 2024, I met with 
Eric Greulich, Joe Pattersson and Joy Brown concerning the variances addressed in this application. I want to 
thank each of them for their time and attention to this request. Pursuant to these meetings, I am requesting a 
hearing on my clients’ request for a variance in regard the number of driveway access points allowed for their 
property, and a variance for the allowable fence height forward of the front of the residence on their property. 
 
 This approximately 1.29 acre property is located at 2408 S. Shadow Grove Court and is zoned 
Residential Medium Lot (R2). It is comprised of 2 lots (32 & 33) in Spicewood Section I. Surrounding land 
uses include detached single family residential use to the east and west, and floodplain and riparian buffer to the 
north. The petitioners’ residence is located on lot 33. Lot 32 is vacant. The property is accessed from the cul-de-
sac at the end of Shadow Grove Court.  
 

I. Fence Height Forward of Residence 
  
 Forward of the front building wall of the primary structure, fences and walls shall not exceed four feet in 
height. UDO Section 20.04.080(n)(3)(A)ii. 
 
 A wrought iron fence with limestone pillars is constructed along the front (South) of the property with 
wrought iron gates across the drive. This fence is approximately 6 foot in height to promote security, privacy, 
and to keep deer from entering the property from the front. The residence and the front door can be seen from 
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the street through the wrought iron fencing. (Photo – Exhibit A). A variance is needed and requested to allow 
this 6 foot wrought iron and limestone pillar fencing to remain where located and as constructed. 
 
 A privacy fence is constructed with panels varying between 6 to 8 feet along portions of each side 
(Southeast & Southwest) of the property, which extends forward of the front of the residence and connects with 
the wrought iron fence at the front of the property. (Photos – Exhibits B & C). The purpose of this fence is to 
delineate the property line, promote privacy, and minimize deer from entering the property. A variance is 
needed and requested to allow this 6-8’ privacy fencing to remain where located and as constructed. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards: 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 
1) The approval will not be injurious to the public health, safety, morals, and general welfare of the community. 
 
PROPOSED FINDING: The granting of this variance will not be injurious to the public health, safety, morals, 
or general welfare of the community. The six-foot wrought iron fence is located along the north side of the 
sidewalk in front of the property. It would not interfere with or create a safety hazard for users of the sidewalk. 
The 6 to 8 foot privacy fencing is located along the sides of the property and ends on each side before reaching 
the back property line. The height of the fence panels used varies to account for the slope of the property. The 8 
foot panels are located primarily behind the front of the residence. This fencing ends at points where the slope 
of the property becomes a steep decline toward Jackson Creek. It would not interfere with or create a safety 
hazard for the community.  
 
2) The use and value of the area adjacent to the property included in the Development Standards Variance will 
not be affected in a substantially adverse manner. 
 
PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties as a result of the 
requested variance are found. The four-foot fence maximum in the UDO is intended to help promote visibility 
and allow for a positive interface and interactions between private property and the users of the adjacent public 
right-of-way. The six-foot wrought iron fence is transparent and thus will not block visibility between the front 
door of the residence from the cul-de-sac. The eight-foot privacy fencing does not affect visibility in the use of 
the street, sidewalk or the neighboring properties. 
 
3) The strict application of the terms of the Unified Development Ordinance will result in practical difficulties 
in the use of the property; that the practical difficulties are peculiar to the property in question; that the 
Development Standards Variance will relieve the practical difficulties. 
 
PROPOSED FINDING: The Department does find that the strict application of the terms of the Unified 
Development Ordinance will result in practical difficulties in the use of the property and that these practical 
difficulties are peculiar to the property in question. This property has little usable back yard because of the steep 
decline toward Jackson Creek to the north of the residence. Usable area for recreation on the property is in the 
front and directly to the west of the residence. A pool is constructed in the front of the residence, making this 
property very peculiar. Approval of this variance would allow the wrought iron fencing and the privacy fencing 
to remain as is and where constructed and would enable the property to continue to be used as a livable 
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residential dwelling because the fence would be high enough to allow for security and privacy in the portions of 
the property usable for recreation. The approval of this variance would allow the property owners both 
increased security of their residential property while also maintaining visibility and connectivity to the 
neighboring properties and the public ROW as desired by the UDO. 
 

II. Maximum Driveway Access Point – Circle Drive 
  
 A maximum of one driveway access point shall be permitted, regardless of the number of street 
frontages, except that a circle drive shall be permitted according to the following standards: 

i. The maximum circle drive width shall be 10 feet; 
ii. The lot shall have at minimum of 120 feet of street frontage on the street the circle drive will 

access; and  
iii. The minimum distance between the driveway access points of a circle drive shall be 60 feet, 

measured from the inside edge of each driveway where it intersects the public right-of-way. 
UDO Section 20.04.050(C)(1)(A). 
 
 The property lies at the end of a cul-de-sac and includes two lots (32 & 33 in Spicewood Sec. I). There 
is a circle drive constructed on the property, with drive access points on each lot. The distance between the 
interior of the access points is 200 inches. The drive access point existing prior to construction of the circle 
drive proceeds on a relatively steep decline from the street down to the garage at the front of the residence. 
Using only the prior existing drive access point resulted in vehicles backing out across the sidewalk on an uphill 
slope with limited visibility. The purpose of constructing the circle drive was to increase visibility when exiting 
the property onto the street. (Photo – Exhibit D). The dimensions of the property do not allow for meeting the 
permitted distances required by the UDO for a circle drive. A variance is needed and requested to allow this 
circle drive to remain where located and as constructed. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards: 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 
1) The approval will not be injurious to the public health, safety, morals, and general welfare of the community. 
 
PROPOSED FINDING: The granting of this variance will not be injurious to the public health, safety, morals, 
or general welfare of the community. The circle drive is located at the end of a cul-de-sac. It would not interfere 
with or create a safety hazard for users of the street or the sidewalk. 
 
2) The use and value of the area adjacent to the property included in the Development Standards Variance will 
not be affected in a substantially adverse manner. 
 
PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties as a result of the 
requested variance are found. The limitation on drive access points in the UDO is intended to help promote 
traffic flow and safety for the users of the adjacent public right-of-way. The circle drive, as constructed in its 
present location, has a positive impact on visibility and safety for vehicles entering and exiting the property and 
for pedestrians on the sidewalk near the property. The circle drive has no adverse impact on the use of the street, 
sidewalk or the neighboring properties. 
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3) The strict application of the terms of the Unified Development Ordinance will result in practical difficulties 
in the use of the property; that the practical difficulties are peculiar to the property in question; that the 
Development Standards Variance will relieve the practical difficulties. 
 
PROPOSED FINDING: The Department does find that the strict application of the terms of the Unified 
Development Ordinance will result in practical difficulties in the use of the property and that these practical 
difficulties are peculiar to the property in question. The grade change on this property declines from street level 
to the residence, with an increasing slope going beyond the residence to Jackson Creek. There is minimal area 
for construction of a turn-around area, given the property’s limited areas for recreational use. A pool is 
constructed in the front of the residence, making this property very peculiar. The approach to street level by 
vehicles exiting the property would be substantially safer without the necessity of backing out onto the street. 
Approval of this variance would allow the existing circle drive to remain as is and where constructed and would 
enable the property to continue to be used as a livable residential dwelling because the circle drive would allow 
for safe entrance and exit onto the adjacent street. The approval of this variance would allow the property 
owners use of their front yard for recreation, and also maintain visibility at the drive and safe use of the ROW 
and sidewalk by residents of neighboring properties and the public ROW as desired by the UDO. 
 
 I appreciate your consideration of these variance requests. 
 

Very truly yours, 
  

MCAULEY LAW LLC 
       
 

 By: ______________________________ 
 Jason L. McAuley 
 jason@mcauleylawllc.com 
  

JLM/krh 
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-27-24 
STAFF REPORT DATE: October 17, 2024 
Location: 729 S Washington Street 
 
PETITIONER: Keith and Caroline Clay 
 729 S Washington Street, Bloomington 
 
REQUEST: Variances from detached garage/carport setbacks and from improved alley access 
standards. 
 
REPORT: The property is currently zoned Residential Small Lot (R3), and is located at the 
northeast corner of S. Washington and E. Dodds Streets. The properties to the north, south, and 
east are also zoned R3. The properties west are zoned Residential Urban (R4). The surrounding 
neighborhood is largely single-family with some multifamily and plex development. 
 
This request is for two variances. The first variance is from the requirement to meet setbacks for a 
detached garage or carport. The Unified Development Ordinance (UDO) requires that a detached 
garage or carport be setback at least 10 feet behind the primary structure’s front façade. The 
petitioner requests the carport to be attached to the existing historic garage, at 0 feet behind the 
primary structure’s front façade. 
 
The second variance is to allow a vehicular access from Dodds Street. The UDO prohibits 
driveways from accessing a street when a side or rear setback is accessible via an improved alley. 
Though there is an approved alley to the east that is utilized by other driveways, the petitioner 
request a new driveway on Dodds Street to a new carport that would be attached to the existing 
garage. The variances, as presented by the petitioner, are in tandem, as both are needed for the 
desired location. 
 
The petitioner is requesting a variance in order to add a carport to the east of their existing garage, 
adjacent to Dodds Street. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards: 
Pursuant to Indiana Code 36-7-4-918.5, the Board of Zoning Appeals or Hearing Officer may grant 
a variance from the development standards of this UDO if, after a public hearing, it makes findings 
of fact in writing, that: 
 

(1) The approval will not be injurious to the public health, safety, morals, and general welfare 
of the community; and 
 
CARPORT SETBACK PROPOSED FINDING: The granting of the variance to allow 
for a carport setback variance is expected to be injurious to the public health, safety, morals, 
or general welfare of the community. The carport would be in-line with the existing garage, 
which would lower visibility of the roadway to the west for a vehicle parked in the garage 
exiting onto Dodds Street. 
 
ALLEY ACCESS PROPOSED FINDING: The granting of the variance to allow for a 
carport setback variance is expected to be injurious to the public health, safety, morals, or 

65



general welfare of the community. Requiring vehicular access from the improved alley that 
exists allows for a limited number of vehicular intersections with Dodds Street. 
Legitimizing a driveway approximately 25 feet west, the proposed location, of the existing 
utilized alley is not a desired design for safety of the road or drive users. 
 

(2) The use and value of the area adjacent to the property included in the development 
standards variance will not be affected in a substantially adverse manner; and 

 
CARPORT SETBACK PROPOSED FINDING: Adverse impacts to the use and value 
of surrounding properties is not found as a result of a variance to allow the carport at a 
reduced setback. 
 
ALLEY ACCESS PROPOSED FINDING: Adverse impacts to the use and value of 
surrounding properties is not found as a result of a variance from the requirement to utilized 
the existing improved alley for vehicular access, though the property to the south also 
utilizes an improved alley and adding a third drivecut is less desirable than having the 
property utilize the existing improved alley. 
 

 
(3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in questions; that the development standards variance will relieve the 
practical difficulties. 
 
CARPORT SETBACK PROPOSED FINDING: The strict application of the terms of 
the UDO will not result in practical difficulties in the use of the property, as there is enough 
space on the property to fit a carport that meets the setback requirements. No peculiar 
conditions of this property are found that create practical difficulties to meeting the carport 
setback requirements. The property immediately to the east has a garage that meets the 
front setback requirements and the parcels have identical dimensions. 
 
ALLEY ACCESS PROPOSED FINDING: The strict application of the terms of the 
UDO will not result in practical difficulties in the use of the property, as the property can 
utilize the alley to the east to add a vehicular access to the property. No peculiar conditions 
of this property are found that create practical difficulties to meeting the alley access 
requirements. The property immediately to the east has a garage that utilizes the same alley 
for vehicular access and the parcels have identical dimensions. Utilization of the existing 
alley (that is already used by the neighbors) allows for less driveway cuts on Dodds Street, 
and less points of interaction between vehicles, bicycles, and pedestrians on Dodds Street 
with vehicles entering and exiting the property. No peculiar condition exists to require the 
relief of a variance and increasing the possible danger to those road users. 

 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Board of Zoning Appeals adopt the proposed findings of fact 
and deny V-27-24. 
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Petitioner’s Statement 

Keith and Caroline Clay (the owners) moved to Bloomington in 1986 for a position as a new IU faculty 
member. We have owned five residences in Bloomington over 36+ years, and have received an award 
for historical preservation. 729 S. Washington (on the corner of Dodds) was purchased in 2016 for 
Caroline’s mother, who recently passed away. We have never rented the house and only Caroline’s 
mother, ourselves and our son Ben Clay have lived there since the 2016 purchase. Prior to that it was a 
student rental. 

We are requesting a variance to build a carport on the east side of the existing limestone garage, which 
was possibly built 100 years ago and is not functional as a garage for modern cars.  We are proposing 
to reroute a short existing driveway into the proposed carport off of Dodds St. The currently existing 
driveway will be removed. This variance request relates to the requirement in the UDO that any 
driveway needs to come off an improved alley if the house borders an improved valley. However, alley 
access is not feasible for our location because there is a 4-foot drop-off from the alley to our backyard 
(see attached PPT). The topography is too steep for a driveway without extensive engineering, 
significant earth-moving and preemption of much of our back yard. The requirement of alley access 
would be moot if the house was located on the south side of Dodds because the alley ends at Dodds 
where the neighboring owner paved the previous alley to make a private parking area.  

The second variance request is to put up a 16’ x 10’ carport on the east side of the existing limestone 
garage. Carports have a simple open design, require minimal materials (a roof and two support posts), 
and are common around Bloomington as illustrated in the attached PPT. Our house and garage are 
technically in violation of current UDO set-back requirements (they are 23’ from the center of Dodds) 
but the house and garage are grandfathered based on their age and time of construction ~100 years 
ago. Given that the carport requires connection to and support from the current garage roof, we are 
requesting the current setback requirement be relaxed to allow a carport to be attached to the existing 
limestone garage given its key structural role. It is not clear if a carport is technically a structure 
requiring setback since it is not enclosed and is essentially an awning or a canopy . 

We are making this request for a zoning variance to construct a carport on the east side of the existing 
limestone garage with driveway access from Dodds St. for several reasons. The carport provides 
protection and safety of people and possessions in light of the recent history of storms and falling trees 
that have pounded our property. We are also striving to age in place (we are both in our early 70’s) in a 
neighborhood largely dominated by student rental houses. The requested variance will make our house 
more livable and user-friendly compared to the present where we have limited options for parking close 
to our house. The one parking spot in front of the house on Washington St. is open to all and is often 
monopolized for extended periods by nearby student residents. Further, police and other official 
vehicles often travel along S. Washington at high rates of speed responding to calls. The requested 
variance will also preserve the maximum amount of open greenspace in our backyard while improving 
and stabilizing an antique limestone structure, which is unique in our immediate area.   

Relevant to this variance request is the fact that there are no sidewalks along Dodds St. and no 
adjacent neighbors on the north side of Dodds (our side). It is unlikely that sidewalks would ever be 
built on the north side of Dodds because of the AT&T switching station located on the southeastern 
corner of our lot and within the existing city right-of-way (see PPT). We are not in a flood plain and 
there are no streams or drainage ditches in the area. We have spoken to all of the neighboring 
homeowners behind us on Lincoln St., in front of us on S. Washington and on the south side of Dodds 
across from our house. All are supportive of our plans and have no objections. There are two student 
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rental houses across Dodds from our house (we have spoken to the owner Gil Coty, South Bend, 
owner) where it is not uncommon to have 6 – 8 or more cars parked on the side of the street or in their 
driveway constructed over the preexisting alley.   

This request meets the General Approval Criteria for variance from development standards outlined in 
the UDO as stated in BMC 20.06.080(b)(3)(E)(i). 

Additional details, photographs and maps are provided in the included PPT.  

70



Keith and Caroline Clay (owners)

Moved to B’ton in 1986 as IU faculty member

Have owned six houses in B’ton and have received an award
for historical preservation

Purchased 729 S. Washington in 2016 for Caroline’s mother, who 
recently passed away

We have never rented the house. Only Caroline’s mother, ourselves
and our son Ben Clay have ever lived there (since 2016 purchase)

There are no adjacent neighbors on the north side of Dodds, and 
there are no sidewalks on Dodds. There are two student rental 
houses across Dodds and one owner-occupied residence 
on east side of alley on Lincoln. 
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We are requesting a variance to build a carport on the east side of the existing 
limestone garage, which was built 60-100 years ago and is no longer functional 
as a garage, and shift the existing driveway onto Dodds 10 ft. to the east.

Carports have a simple design and require minimal materials, and are 
common around Bloomington. This carport is two blocks from our house.
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Carport on the side of the Red Cross building at College and 2nd St.
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Google Earth image of our house on the corner of S. Washington and Dodds
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X
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X

Plat map dates from 1906
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No sidewalks
on Dodds
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No sidewalks
on Dodds
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AT&T routing complex and phone–line pole at 
southeastern corner of lot where alley enters 
Dodds St.
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Alley ends at Dodds 
where it was usurped 
for driveway at 202 Dodds.  
Improved alley disappears  south of
driveway.

Note large number of student cars a
202 Dodds.
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Why are we making this request for a zoning variance
to construct a carport on the east side of the 
existing limestone garage with access from Dodds St.

- protection and safety of people and possessions
- homeowners in primarily student rental area
- goal of aging in place
- engineering challenges for driveway access via alley 
- preservation of urban greenspace (our backyard)
- preservation and renovation of historical

limestone structure 

Note that house (and garage) are ~100 years old and were 
built before current zoning. Both house and garage are
in technical violation of the UDO but are grandfathered in.  
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1 32

6 5 4

2020 damage from falling city trees (Dodds side)

83



July 2024 storm damage from falling trees from neighbor’s yard 
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March 2016 hailstorm caused $5,100 
damage to our roof (410 W. 4th St.) and 
$3,700 body damage to our car
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Most recently, remnants of Hurricane Helene Oct. 27-28, 2004

Large limb from sweetgum tree (on City Right-of-Way) fell 
on edge of South Washington St. where we often park
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Plus dying white ash (in City Right of Way) 
leaning over fence along Dodds and soon to 
fall in our yard and on electrical lines. 

Have requested of Urban 
Forester that the City remove
this tree before it falls. 
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Our Goal:
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*

Engineering challenges for alley access
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Our House (729 S. Washington) – 744 ft. elevation

Alley to east of our House – 748 ft. elevation

House directly to east of our House – 753 ft. elevation
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Clearing out invasive plants near alley revealed a buried limestone 
retaining wall, emphasizing the drop off from the alley to our backyard. 
The AT&T routing complex and pole shown in the upper right also would 
make it challenging to turn into a driveway off the alley near Dodds. 
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Bloomington UDO requires driveway access 
off an improved alley

But there is a 4 ft drop from alley to our backyard

12:1 slope would require 48 ft driveway from alley,
which would not fit in backyard and would destroy
much of the existing greenspace

Carport design is open on all sides but abuts existing 
structure with minimal materials but requires 
connection to the existing garage roof. Current 
driveway to Dodds would be shifted 8 - 10 ft east
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Request – to add a carport for one 
vehicle on east side of existing 
structure and shift existing driveway
8 – 10 feet to the east, which is the 
only feasible location for a driveway 
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*

Of 29 houses facing front or one side on Dodds, only three do not have driveway access (red squares). Our house plus 
434 and 426 Dodds. The remaining 26 houses (90%) have driveway access. Three of those 26 houses have “informal” 
driveway access (red circles).
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Schematic for proposed carport on east side of existing garage
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We will remove preexisting 
driveway and replace with sod.

Then, for the relocated drive, we 
will install
permeable pavers similar
to those shown to provide a solid 
base for parking under the 
carport  but where water can 
percolate through to the soil 
without runoff (if 
allowed).
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We have spoken with all of the adjacent homeowners and all have indicated their 
support and enthusiasm for our plans and improvement to the immediate 
neighborhood. ~50 letters have been mailed to all property owners within 300 ft.

The adjacent neighbors are:

Steve Percy, 756 S. Lincoln St. (immediate neighbor to east)

Christi Baine, 724 S. Washington St. (immediate neighbor to west)

Chelsea Blanchard and Andy Bayer, 802 S. Washington St. (diagonal 
neighbor at S. Washington/Dodds intersection)

Two student rental houses to the south of us on Dodds (202 Dodds and 
803 S. Washington) owned by absentee landlord Gil Coty.  
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-28-24 
STAFF REPORT / VAR2024-09-0047 
Location: 523 West 7th Street DATE: October 17, 2024 
 
PETITIONER/OWNER: John and Jennifer Kincaid 

3956 North Hinkle Road 
Bloomington, IN 

 
REQUEST: The petitioner is requesting a determinate sidewalk variance to allow construction of 
a single-family dwelling without construction of a sidewalk along the Jackson Street frontage of 
the property at this time in the Residential Urban Lot (R4) zoning district. 
 
REPORT: The property is located at the southeast corner of the intersection of West 7th Street 
and North Jackson Street. The property is currently vacant, but formerly contained a single-family 
house which was demolished in 2019. The property as well as all surrounding properties are 
located in the Near West Side Historic District. The property and adjacent properties to the south 
and east are located in the Residential Urban Lot (R4) zoning district. Adjacent properties to the 
north and west are located in the Mixed-Use Institutional (MI) zoning district, and contain a school 
(MCCSC Fairview Elementary School) to the north across 7th Street and a place of worship 
(Fairview United Methodist Church) to the west across Jackson Street. 
 
The petitioner proposes to build a new single-family house on the property. The design of the new 
house itself complies with applicable standards in the Unified Development Ordinance (UDO) and 
received certificate of appropriateness COA 24-28 from the Historic Preservation Commission on 
August 8, 2024. Construction of a new primary structure on the lot triggers full compliance with 
all UDO standards for the lot, including the requirement in UDO section 20.04.050(d)(2) to 
provide pedestrian facilities along all street frontages of the property, and the requirement in UDO 
section 20.04.050(d)(5) that the type of pedestrian facility shall be as indicated in the 
Transportation Plan. There is an existing sidewalk along 7th Street abutting the property, which 
the Planning and Transportation Department has determined is compliant with UDO requirements. 
There is currently no sidewalk along Jackson Street abutting the property; the UDO also requires 
a sidewalk along the Jackson Street frontage. 
 
This segment of Jackson Street is identified in the Transportation Plan as a Neighborhood 
Residential street typology, which calls for a minimum six-foot-wide sidewalk separated from the 
roadway by a minimum five-foot-wide greenscape (tree plot). In situations where there is not 
enough existing public right-of-way width for the required pedestrian facilities, the UDO directs 
the pedestrian facilities to be installed on the adjacent private property and placed within a 
pedestrian easement. Because the existing public right-of-way of this segment of Jackson Street is 
only 40 feet wide, full compliance with the UDO would require the sidewalk to be placed on the 
property within a pedestrian easement. 
 
The petitioner is requesting a variance from the UDO requirement to provide a sidewalk on the 
Jackson Street frontage of the property, in order to construct the house without constructing the 
sidewalk. 
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Staff Report V-28-24 / VAR2024-09-0047, Page 2 

This petition was heard by the Hearing Officer on September 25, 2024. The Hearing Officer 
raised questions and concerns regarding each of the three criteria for granting a variance. Due to 
lingering questions and concerns, the Hearing Officer forwarded the petition to the Board of 
Zoning Appeals. The petition is now before the Board for a final decision. 
 
For the first criterion, the Hearing Officer pointed to the absence of evidence supporting a 
finding of no injury to the public safety of the community—specifically, the absence of data 
showing traffic counts and traffic speeds on Jackson Street. To respond to this concern, staff 
requested the City of Bloomington Engineering Department to conduct a traffic count on both 
Jackson Street and 7th Street adjacent to the petitioner’s property. Engineering Department staff 
placed counters on Jackson Street where it abuts the petitioner’s property and on 7th Street west 
of Jackon Street on Wednesday and Thursday, October 2 and 3, 2024. The full data for both 
traffic volume and traffic speed at both locations are included in this packet. In summary, the 
block of Jackson Street adjacent to the petitioner’s property was used by fewer than 200 vehicles 
per day, with 85 percent of the vehicles traveling at 20 miles per hour or less. The block of 7th 
Street just west of the petitioner’s property was used by approximately 1,125 vehicles per day, 
with just over half of the vehicles traveling at 20 miles per hour or less. To put the traffic volume 
in context, best practices for street design indicate that shared streets—meaning streets where 
motor vehicles, bicycles, and pedestrians all share the same road space without curbs or other 
physical separation—are generally only appropriate for corridors with a low traffic volume of 
fewer than 1,000 vehicles per day. To put the traffic speeds in context, collisions between motor 
vehicles and pedestrians are always hazardous for pedestrians, and the risk and potential harm to 
the pedestrian increases continuously as the vehicle speed increases, but there is a significant 
inflection point at approximately 20 miles per hour. Collissions at speeds slower than 20 miles 
per hour typically result in non-lethal and non-debilitating injuries for the pedestrian, while 
collisions at speeds faster than 20 miles per hour are much more likely to result in debilitating 
injuries or death for the pedestrian. For this reason, vehicle speeds greater than 20 miles per hour 
are considered lethal speeds when considering pedestrian safety. 
 
The Hearing Officer’s concerns with the second variance criterion included that the staff report 
and proposed findings at the first hearing did not adequately address potential adverse effects on 
the use and value of the school property to the north across 7th Street. Specifically, there is 
currently no marked pedestrian crossing across 7th Street at the Jackson Street intersection. 
Because there is currently no sidewalk along Jackson Street leading to the intersection from the 
south, the City does not consider the crossing of 7th Street at the intersection to be a legal 
crosswalk and consequently the Engineering Department would not allow construction of 
pedestrian landings (curb ramps, etc.) on either side and crosswalk markings across 7th Street at 
this time. However, if a sidewalk were installed along Jackson Street leading to the intersection, 
it would become possible to construct a pedestrian crossing across 7th Street at this location. (A 
sidewalk along Jackson Street would create the possibility of a pedestrian crossing across 7th 
Street, but would not automatically make the crossing happen or trigger a requirement for 
anyone to construct the crossing.) Because such a pedestrian crossing across 7th Street would 
lead directly to the main front door of Fairview Elementary School, the Hearing Officer pointed 
out that granting the variance could have a significant effect on the use and value of the school 
property. To respond to this concern, staff contacted the school building administration of 
Fairview Elementary School and the MCCSC district administration. School officials confirmed 
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Staff Report V-28-24 / VAR2024-09-0047, Page 3 

several facts about transportation operations at the school at this time. Morning entry and 
afternoon dismissal for walkers and car-riders is at the 8th Street entrance to the school, while 
the 7th Street entrance is used by bus-riders. At morning entry and afternoon dismissal, multiple 
buses line up along the north side of 7th Street between Rogers Street and Fairview Street. Even 
with this general routine, there are various reasons why individual students and families may 
walk up to the 7th Street entrance on any given day, including early morning and late afternoon 
extended-day care, late drop-off or early pick-up, or other individual reasons. Occasional buses 
also load and unload along the north side of 7th Street throughout the day for various reasons. 
Because of the heavy bus traffic at entry and dismissal times and because of general vehicle 
traffic at all times on 7th Street, school staff instruct students, families, and visitors to cross 7th 
Street only at the marked crosswalks at Rogers Street and Fairview Street and not to cross at the 
Jackson Street intersection. In order for a pedestrian crossing across 7th Street at Jackson Street 
to be useful to the school, there would not only have to be landings and a marked crosswalk 
installed but there would also have to be changes to the current bus operations and school 
routines. 
 
The Hearing Officer’s concerns with the third variance criterion included that the proposed 
findings at the first hearing did not convincingly show anything peculiar to the property that 
creates a practical difficulty which does not apply to other similar properties. The Hearing 
Officer pointed out that, as cited in the staff report, the UDO specifically addresses where 
pedestrian facilities should be placed when there is not adequate width in the public right-of-way 
(on private property within a pedestrian easement). In the Hearing Officer’s view, the UDO’s 
anticipation of this situation indicates that any practical difficulty resulting from the narrow 
right-of-way width is a general difficulty for a whole class of similar properties and not 
something peculiar to this property. The Hearing Officer also pointed out that the lot width, as 
shown in the site plan submitted by the petitioner, is not substandard for the zoning district—that 
is, the lot is 66 feet wide east to west, which is wider than the required minimum of 35 feet for 
the district—and therefore the lot width is not a peculiar feature of the property. Additionally, in 
the Hearing Officer’s view, one existing tree needing to be removed is not a practical difficulty 
in the use of the property. To respond to this concern, staff does not have any new information 
regarding peculiarity or practical difficulty to present to the Board. However, staff does offer that 
the available facts in the record, as presented in the staff report at the first hearing and in the staff 
report for the second hearing, are not in dispute. It is the Board’s role and within the Board’s 
authority to interpret the facts in the record and make a determination whether the facts do or do 
not support the variance criteria. 
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CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i) Standards for Granting Variances from Development Standards: A 
variance from the development standards of the Unified Development Ordinance may be 
approved only upon determination in writing that each of the following criteria is met: 
 
1) The approval will not be injurious to the public health, safety, morals, and general welfare of 

the community. 
 
PROPOSED FINDING: Not constructing a sidewalk along the Jackson Street frontage of the 
property at this time will not be injurious to the public health, safety, morals, and general 
welfare of the community. This block of Jackson Street experiences an extremely low volume 
of vehicle traffic with fewer 200 vehicles per day. The peak traffic observed in a recent traffic 
count was 24 total vehicles, combined southbound and northbound, in the one hour from 5 to 
6 pm on a Thursday. This block of Jackson Street also experiences generally low vehicle speeds 
with 85 percent of vehicles traveling at 20 miles per hour or less, slower than lethal speeds. 
The maximum speed observed in a recent traffic count was one vehicle out of 368 which was 
traveling between 30 and 35 miles per hour. Existing sidewalk on the west side of Jackson 
Street is available from 6th Street to the south, running as far north as the north end of the 
church building approximately 90 feet south of 7th Street (determinate sidewalk variance 
consideration [d]). Even though a dedicated pedestrian sidewalk separate from the vehicle 
roadway is preferable, lack of a sidewalk on this side of this segment of North Jackson Street 
will not be injurious to public safety. 

 
2) The use and value of the area adjacent to the property included in the Development Standards 

Variance will not be affected in a substantially adverse manner. 
 
PROPOSED FINDING: Lack of a sidewalk along the Jackson Street frontage of the property 
will not limit access to other adjacent properties to the west and south and will not substantially 
affect those properties. The abutting property to the south on the east side of Jackson Street 
does not currently have a sidewalk along its Jackson Street frontage, and constructing a 
continuation sidewalk along this abutting property would necessitate removal of part of the 
primary structure as well as several large trees (determinate sidewalk variance consideration 
[c]). Existing structures in the path of a sidewalk connection to the south mean that deferring 
sidewalk construction until at least the full block could be completed would result in more 
uniformity of development for the pedestrian network in the area (determinate sidewalk 
variance consideration [e]). Representatives from the Fairview United Methodist Church on 
the abutting property to the west across Jackson Street testified at the first public hearing before 
the Hearing Officer on September 25, 2024 that the existing sidewalk on the west side of 
Jackson Street and the other existing pedestrian routes provided adequate access to the church. 
Lack of a sidewalk along Jackson Street does limit access to the adjacent school property to 
the north because the lack prevents a pedestrian crossing across 7th Street from being installed. 
However, the current bus operations mean that a potential new pedestrian crossing could create 
conflict between the bus locations and pedestrians. 
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3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to the 
property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING: Due to the limited public right-of-way width of 40 feet for this 
segment of North Jackson Street, the required sidewalk and greenscape would necessarily be 
located approximately 10 feet onto the property. This area of the property contains a 
significantly large mature pine tree in good health which would have to be removed to make 
way for the sidewalk. The existing state of this area of the property poses a practical difficulty 
for constructing the sidewalk (determinate sidewalk variance consideration item [a]). A 
determinate sidewalk variance to allow the sidewalk not to be constructed at this time would 
relieve the practical difficulty. 

 
20.06.080(b)(3)(E)(i)(3) Determinate Sidewalk Variance Approval Criteria: 
While not to be included as separate findings of fact, items to consider when determining the 
practical difficulties or peculiar conditions associated with a determinate sidewalk variance 
include, but are not limited to: 

[a] That the topography of the lot or tract together with the topography of the adjacent lots or 
tract and the nature of the street right-of-way make it impractical for construction of a 
sidewalk; or 

[b] That the pedestrian traffic reasonably to be anticipated over and along the street adjoining 
such lot or tract upon which new construction is to be erected is not and will not be such 
as to require sidewalks to be provided for the safety of pedestrians; or 

[c] The adjacent lot or tracts are at present developed without sidewalks and there is no 
reasonable expectation of additional sidewalk connections on the block in the near future; 
or 

[d] The location of the lot or tract is such that a complete pedestrian network is present on the 
other of the street on the same block; or 

[e] Uniformity of development of the area would best be served by deferring sidewalk 
construction on the lot or tract until some future date. 

 
Review of Determinate Sidewalk Criteria: 
[a] Existing features along the property’s Jackson Street frontage, including existing utility 

poles and guy wires in the right-of-way adjacent to the street as well as a significantly large 
mature pine tree on the property where a sidewalk would be located, add complications to 
the design and construction of a sidewalk. 

[b] This block of North Jackson Street experiences an extremely low volume of vehicle traffic 
and low vehicle speeds. 

[c] The abutting property to the south on the east side of Jackson Street does not currently have 
a sidewalk along its Jackson Street frontage. Constructing a continuation sidewalk to the 
south along the abutting property would necessitate removal of part of the primary structure 
as well as several large trees. There is no reasonable expectation of a sidewalk connection 
to the south along the east side of Jackson Street in the near future. 
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[d] There is a partial pedestrian network on the west side of Jackson Street across from the 
property. From the sidewalk on the north side of 6th Street, there is a series of existing 
sidewalk segments running 210 feet to the north end of the church building, which is 
approximately 90 feet south of 7th Street. The sidewalk segments include three locations 
with a vertical step, so the pedestrian path does not comply with ADA (Americans with 
Disabilities Act) accessibility standards. After the end of the sidewalks, it is possible for a 
pedestrian on the west side of the street to continue north through the edge of the church 
parking lot to the sidewalk along the south side of 7th Street. At the next north-south street 
to the west, there are sidewalks on both sides of Maple Street which provide an alternative 
pedestrian route between 6th Street and 7th Street that may be along a useful path for some 
pedestrians who might otherwise use Jackson Street. 

[e] Existing structures in the path of a sidewalk connection to the south mean that deferring 
sidewalk construction until at least the full block could be completed would result in more 
uniformity of development for the pedestrian network in the area. 

 
RECOMMENDATION: Based upon the written findings above, the Department recommends 
that the Board adopt the proposed findings for V-28-24 / VAR2024-09-0047 and approve the 
requested variance with the following condition: 

1. A zoning commitment for the determinate sidewalk variance must be recorded and 
submitted prior to approval of a building permit. 
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PETITIONERS' STATEMENT 

Variance application: 523 W. 7th Street 

Project description: 
New construction single-family home to be occupied by owners. Plans have previously been 
approved by Historic Commission and received Certificate of Appropriateness. There is an 
existing sidewalk along 7th Street in the front-facing side of the proposed home. There is no 
sidewalk along Jackson Street and petitioners request a variance so as not to have to construct a 
sidewalk on that west side of the property. 

The variance request meets several of the listed criteria: 
a) That the topography of the lot or tract together with the topography of the adjacent lots or 

tract and the nature of the street right-of-way make it impractical for construction of a 
sidewalk 
• If a sidewalk were required, a significantly large mature pine tree in good health would 

have to be removed. Petitioners had already worked with an arborist and the City to 
remove diseased trees in order to preserve the remaining trees as much as possible. In 
addition, two utility lines/poles would have to be relocated. 

b) That the pedestrian traffic reasonably to be anticipated over and along the street adjoining 
such lot or track upon which new construction is to be erected is not and will not be such 
as to require sidewalks to be provided for the safety of pedestrians 
• Jackson Street between 6th and 7th Streets does not receive much car traffic. Fairview 

United Methodist Church takes up the entirety of the property across the street on that 
side. There is a sidewalk all along the church buildings ending with a ramped portion 
into the church parking lot where there is even more room for any pedestrians to walk. 

c) The adjacent lot or tracts are at present developed without sidewalks and there is no 
reasonable expectation of additional sidewalk connections on the block in the near future 
• The adjoining property to the south of the lot along Jackson Street is a residence with no 

sidewalk. No sidewalk can be expected to be constructed there as it would necessitate 
the removal of a structure and the removal of several large trees. 

d) The location of the lot or tract is such that a complete pedestrian network is present on the 
other side of the street on the same block 
• See item (b)- there is a complete pedestrian network on the other side of the street on 

that block. 
e) Uniformity of development of the area would best be served by deferring sidewalk 

construction on the lot or track until some future date 
• Having a one-lot length of sidewalk would not serve the uniformity of development in 

the neighborhood. Very few sidewalks exist on parallel blocks in the neighborhood. 

Thank you for your consideration, 
Jennifer and John Kincaid 
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39.3% Impervious Surface Coverage
Zone: R4

523 W. 7th St

DECKARD
1604 S. HENDERSON STREET
BLOOMINGTON IN. 47401
TELEPHONE (812)961-0235
ERICDECKARD1@MSN.COM

LAND SURVEYING

 SITE PLAN
KINCAID

A PART OF SECTION 32, T9N, R1W

DECKARD LAND

REVISIONS BY DATESURVEYED

DRAFTED

CHECKED

DATE

JO
B

 N
U

M
B

ER

D
A

TE

JOB TITLE

SH
EET

O
F

117/23/24

24-61

SITE.SH
T

WS & TT

WRS

ELD

7/23/24

PLANNING

SU
R

V
EY

IN
G

PROJECT LOCATION

MAPPING

SCALE 1" = 15'

 SITE PLAN
IN LOT NUMBERED TWO HUNDRED EIGHTY (280) IN THE

ORIGINAL PLAT OF THE CITY OF BLOOMINGTON
MONROE COUNTY, INDIANA

NOTES:

CONCRETE WASTE MANAGEMENT
REBAR SET

X

MATERIALS STORAGE AREA

LEGEND

STONE FOUND

UTILITY POLE
REBAR FOUND

RR SPIKE FOUND
NAIL FOUND

CONSTRUCTION ENTRANCE

PIPE FOUND

SILT FENCE
X FENCE

OVERHEAD POWER LINE

RECORD(R)

CALCULATED(C)

SFSFMEASURED(M)

STAGING AREA

TEMPORARY SEDIMENT TRAP

STOCKPILE LOCATION

GRAVEL BAG BERMS

STORM DRAIN PROTECTION

UNDISTURBED AREA(U)
PERMANENT SEEDING(PS)
TEMPORARY SEEDING(TS)

STORMWATER FLOW  DIRECTION
STORMWATER INFRASTRUCTURE

1). Basis of Bearings (State Plane- West).

2). Fieldwork performed in May 2024.

3). Proposed 1st floor elevation of residence shall be 798.0'.

4). Source of title now or formerly owned by John W. Kincaid and Jennifer Uber Kincaid as
found in Instrument Number 2024002834 in the Office of the Monroe County Recorder.

5). The proposed finish floor and finish grade elevations shown are minimum elevations in
order to provide positive surface drainage away from the proposed residence. The finish grade
elevations shall not in any way shed surface storm water flow onto the adjoining properties
unless provisions have been made with the adjoining property owners and the governing
jurisdiction. Shallow flow lines shall be made by the finish grade subcontractor along the
common lines with adjoining property owners to direct the storm water flow as shown on this
plot plan. The builder shall notify this firm if field adjustments are made lowering than the
elevations shown or redirecting the surface storm water flows.

6). The dimensions shown on the proposed residence are based upon plans provided by the
builder. Prior to construction the builder shall verify no changes have been made from those
shown hereon.

7). The plot plan has been prepared for use in obtaining a building permit and is not intended
to identify lot or property lines. The dimensions shown to lot lines or lines representing
property lines are shown based upon limited field evidence of said lines and the dimensions
are subject to the same limitations which might affect the accuracy of the dimensions.

8). No wetlands shall be disturbed during or after the construction of the site improvements.

9). Any subsurface drainage tiles encountered during the construction of the site improvements
shall be protected from damage and if necessary rerouted with the drainage flow within
perpetuated. If said tile is damaged, repairs shall be made immediately to restore the tile to its
original condition.

10). The builder and/or any underground site contractor shall call Indiana 811 to verify the
location of the underground utilities on this site and report any conflicts to Deckard Land
Surveying prior to commencing work.

11). Construction drive: Temporary construction drive to comply with City of Bloomington
ordinances.

12). Gentle swale statement: Gentle swale required to be constructed (or be protected if
existing along side lot line) during construction and to remain post-construction to direct sheet
drained watershed towards the front and back of lot and not towards existing or proposed
residence.

13). Erosion control measure must be functional and maintained through construction.

14). Sediment Discharge and tracking from lot shall be minimized.

15). Adjacent lots disturbed by an individual lot operator must be repaired and stabilized.

16). Concrete and Cementitious Washwater: Include location of concrete washout and
building materials area on site plan. All concrete and cementitious washwater is required to be
captured in a leak-proof concrete washout container.

17). Ingress/Egress: Equipment is only allowed to access the site through the approved
driveway with a Driveway Permit. Maintain the driveway as a stabilized construction
ingress/egress. If alternate access is required, please apply for another Driveway Permit with
the City of Bloomington Street Department.

18). Tracking and Off-Site Discharges: Any sediment tracked off site, must be swept (not
flushed) off the road by the end of the business day. Off-site discharges of sediment must be
remediated by the end of the business day.

19). Spill Response: No vehicle fueling, storage of fuel, or repair of equipment is allowed on
site. All spills must be cleaned up immediately and reported according to local, state, and
federal regulations. Contact the MS4 Coordinator immediately for any reportable spills or
discharge to storm sewers or waterbodies.

20). Karst: New sinkholes that develop as a result of construction must be reported to the MS4
Coordinator within 24 hours of discovery. Immediately protect the sinkhole with erosion
control measures. Filling of new sinkholes requires MS4 Coordinator approval.

21). Stabilization: Permanently stabilize areas at final grade within 7 days. Temporary
stabilization is required for disturbed areas left inactive for more than 7 days. Any disturbance
caused on adjacent lots must be repaired or stabilized.

22). Changes or deviations to this plan shall be submitted to City of Bloomington Planning
Department for approval.

23). The individual lot operator is responsible for installation and maintenance of all erosion
and sediment control measure until the lot is stabilized. The operator must comply with all the
requirements of the zoning ordinance of the City of Bloomington.

24). This drawing is not intended to be represented as a retracement or original boundary
survey, a route survey, or a Surveyor Location Report.

25). I affirm, under penalty for perjury, that I have taken responsible care to redact each Social
Security Number in this document, unless required by law.
             -ERIC L. DECKARD

CERTIFICATION
This drawing was prepared in the office without the benefit of a field survey and
examination of adjoining deeds.  This certification does not take into consideration
additional facts that an accurate and correct title search and/or examination of a field
survey might disclose.

Certified this        23rd         day of               July                 , 2024.

_______________________________
Eric L. Deckard
Registered Surveyor LS29900012
State of Indiana

Spot Elevations:
1). Proposed Elev. 798.0'

Existing: 796.4'

2). Proposed Elev. 798.0'
Existing: 794.8'

3). Proposed Elev. 798.0'
Existing: 793.0'

4). Proposed Elev: 798.0'
Existing: 793.2'

BLOOMINGTON TWP.
TOWNSHIP 9 N

RANGE 1 W
SECTION 32

DEVELOPER, APPLICANT &/OR OWNER
JOHN W. KINCAID &

JENNIFER UBER KINCAID
INSTRUMENT NUMBER 2024002834

3956 N. HINKLE ROAD
BLOOMINGTON, INDIANA 47408

LOCATION MAP

Zoning Classification:
R4 - Residential

Setback Table:
Per Bloomington UDO 20.02.010

Front - 1.5' or the median front setback of abutting
residential structure, whichever is less

Side - 5'
Rear - 25'

These lots are for "Single Family" use.

Record Legal Description:
In Lot Number Two Hundred and Eighty (280) in the

Town (now City) of Bloomington, Indiana.
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Planning
Site plan submitted with the variance application, not yet approved for building construction. The proposed drive / parking area needs to be reduced from 31' wide to no more than 20' wide.
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Jackson Street between 6th and 7th Streets109



 
Jackson Street from 7th Street (looking north to south), 10/11/2024 

 
Jackson Street from 6th Street (looking south to north) 10/11/2024 
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Existing partial pedestrian route on the west side of Jackson Street from 6th Street to 7th Street, 
first vertical step (looking south to north) 10/11/2024 

 
Existing partial pedestrian route on the west side of Jackson Street from 6th Street to 7th Street, 
second vertical step (looking south to north) 10/11/2024 
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Existing partial pedestrian route on the west side of Jackson Street from 6th Street to 7th Street, 
jog in the sidewalk (looking northwest to southeast) 10/11/2024 

 
Existing partial pedestrian route on the west side of Jackson Street from 6th Street to 7th Street, 
third vertical step (looking south to north) 10/11/2024 
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Existing partial pedestrian route on the west side of Jackson Street from 6th Street to 7th Street, 
edge of the church parking lot (looking south to north) 10/11/2024 

113



 
Existing utility poles and trees in the path of a potential sidewalk along the Jackson Street 
frontage of the petitioner’s property at 523 West 7th Street (looking north to south) 10/11/2024 

 
Existing utility pole, tree, and structure in the path of a potential sidewalk along the Jackson 
Street frontage of 520 West 6th Street, the abutting property to the south of the petitioner’s 
property (looking north to south) 10/11/2024 
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HEARING OFFICER –Kelly Conference Room #155 
September 25, 2024 @ 2:00 p.m. - Record of Meeting    

Hearing Officer                September 25, 2024 
1 

The Hearing Officer meeting was held on Wednesday, September 25, 2024 in the Kelly 
Conference Room #155 and on Zoom. Hearing Officer present: Ryan Robling 
 
REPORTS RESOLUTIONS AND COMMUNICATIONS:  
 
APPROVAL OF MINUTES:  
 
Ryan Robling, Hearing Officer, made a motion to approve all minutes from 2023. 
 
Robling made a motion to approve all minutes from 2024.  
 
PETITIONS: 
V-28-24 John & Jennifer Kincaid 
  523 W 7th Street  
  Parcel: 53-05-32-413-0800000-005 

Request: Determinate sidewalk variance to allow construction of a single-family 
dwelling without construction of a sidewalk along the Jackson Street frontage of 
the property in the Residential Urban Lot (R4) zoning district.  
Case Manager: Gabriel Holbrow 
 

Gabriel Holbrow, Case Manager, presented the staff report. Staff is recommending the Hearing 
Officer adopt the proposed findings and approve V-28-24 with the following condition:  
 

1. A zoning commitment for the determinate sidewalk variance must be recorded and 
submitted prior to approval of a building permit. 

  
Jennifer Kincaid, petitioner, gave more information about the variance request.   
 
PUBLIC COMMENT:  
 
Barb Lund spoke in favor of this petition.  
 
George Hartzog, Pastor and Chief Administrative Officer of the Fairview United Methodist 
Church, spoke in favor of this petition. Hartzog wanted to add that anyone can use the sidewalk 
on the side of the church.  
 
Dietrich Hartzog, Executive Director of the Wesley Living Learning Center at Fairview United 
Methodist Church, spoke in favor of this petition. Hartzog stated there is no significant traffic on 
Jackson Street.  
 
BACK TO HEARING OFFICER:  
 
Robling asked if there are traffic counts for the section of N. Jackson Street; Holbrow said no.  
 
Robling asked if there are any vehicular speed data; Holbrow said no.  
 
Robling asked for confirmation that the UDO has specific rules about when existing right-of-way 
width is not sufficient to include newly constructed sidewalks and tree plots; Holbrow confirmed.  
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HEARING OFFICER –Kelly Conference Room #155 
September 25, 2024 @ 2:00 p.m. - Record of Meeting    

Hearing Officer                September 25, 2024 
2 

 
Robling asked if sites that are going through development, are often required to remove things 
like trees in order to develop; Holbrow confirmed.  
 
Robling asked if the location of the utility poles actually interfere with the location of the 
sidewalk. They seem to be located within 2 feet of the road. From old street view pictures of the 
street it appears even a building didn't affect the location of those poles. Holbrow said the utility 
poles appear to be in the Right-of-Way, which does not prevent construction of a sidewalk, but 
they do add complication to the design of the sidewalk.  

Robling asked if the sidewalk were to be constructed as required would the Lund property be 
forced to be demolished in order to construct a sidewalk on the Lund's property; Gabriel said no.  

Robling said, “I’m not sure criteria number 2 was answered in the proposed findings. And, I too 
am having difficulty answering it. Development Services staff, and certainly the petitioner, may 
not be aware but legal crossings require a number of things including a landing. A newly added 
sidewalk would allow for the creation of a landing and thus potentially allow for a future 
crosswalk and related infrastructure to the school so that could potentially impact the use of a 
property adjacent to the property in the variance. 

For criteria 1 Jackson St. was identified as having "extremely low volume of vehicle traffic" but I 
don't note any evidences to support this claim. While I do suspect that it does not feature many 
vehicles I'm more concerned about vehicles speeds. Do we have data to suggest that vehicles 
are traveling at or below lethal speeds? That is speeds below 20 miles per hour. I'm especially 
concerned because there is a strong possibility that the person in the road is going to be a child 
walking to school. I don't agree with the idea that sidewalks are a preferences. Especially so 
when adjacent to a school in an urban-residential area. Sidewalks are life preserving 
infrastructure. The current design would have a pedestrian travel in a roadway, with their back 
to traffic, for roughly 90 feet. If a sidewalk was constructed as required a pedestrian would be 
able to cross from the new sidewalk to the adjacent church's sidewalk in roughly 20 feet, while 
perpendicular to the street allowing them to look in both directions of vehicle traffic while in the 
roadway. 69% of pedestrian fatalities happen in locations without a sidewalk so I'm not sure that 
I can support a positive finding of facto for criteria 1.  

For criteria 3 I am again finding it difficult to find positive findings of fact. The UDO explicitly 
outlines how properties should develop their required sidewalk when it cannot be located within 
the right-of-way. This inclusion, to me, represents that the UDO expects this occurrence to 
happen enough that it cannot be deemed as peculiar. Additionally, I do not believe that one 
existing tree needing to be removed on a developing lot in peculiar. I find no practical difficult 
preventing this property from being developed if the required sidewalk is constructed. The lot is 
not substandard for the district.” 

Due to the lingering questions, Robling made a motion to forward V-28-24 to the October 
19, 2024 Board of Zoning Appeals meeting. 

Meeting adjourned 2:33 P.M. 
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

1

9/30/2024 Monday Tuesday Wednesday Thursday Friday Weekday Average Saturday Sunday
Time NB SB NB SB NB SB NB SB NB SB NB SB NB SB NB SB

12:00 AM * * * * 0 0 0 1 * * 0 0 * * * *
1:00 * * * * 1 1 0 0 * * 0 0 * * * *
2:00 * * * * 0 0 0 0 * * 0 0 * * * *
3:00 * * * * 0 0 1 1 * * 0 0 * * * *
4:00 * * * * 0 0 0 0 * * 0 0 * * * *
5:00 * * * * 0 0 0 0 * * 0 0 * * * *
6:00 * * * * 0 1 2 0 * * 1 0 * * * *
7:00 * * * * 9 5 6 2 * * 8 4 * * * *
8:00 * * * * 10 5 7 7 * * 8 6 * * * *
9:00 * * * * 3 13 7 11 * * 5 12 * * * *

10:00 * * * * 1 2 3 2 * * 2 2 * * * *
11:00 * * * * 7 1 3 2 * * 5 2 * * * *

12:00 PM * * * * 4 7 2 4 * * 3 6 * * * *
1:00 * * * * 2 7 6 3 * * 4 5 * * * *
2:00 * * * * 6 11 9 6 * * 8 8 * * * *
3:00 * * * * 4 6 8 14 * * 6 10 * * * *
4:00 * * * * 5 11 5 9 * * 5 10 * * * *
5:00 * * * * 7 14 12 12 * * 10 13 * * * *
6:00 * * * * 7 9 4 13 * * 6 11 * * * *
7:00 * * * * 2 6 4 7 * * 3 6 * * * *
8:00 * * * * 2 0 2 3 * * 2 2 * * * *
9:00 * * * * 0 3 2 10 * * 1 6 * * * *

10:00 * * * * 0 0 2 0 * * 1 0 * * * *
11:00 * * * * 2 0 1 1 * * 2 0 * * * *
Total 0 0 0 0 72 102 86 108 0 0 80 103 0 0 0 0
Day 0 0 174 194 0 183 0 0

AM Peak 8:00 9:00 8:00 9:00 7:00 9:00
Volume 10 13 7 11 8 12

PM Peak 5:00 5:00 5:00 3:00 5:00 5:00
Volume 7 14 12 14 10 13

Comb Total 0 0 174 194 0 183 0 0
ADT ADT: 184 AADT: 184
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

1

Direction: NB
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7:00 4 3 1 1 0 0 0 0 0 0 0 0 0 9
8:00 3 3 4 0 0 0 0 0 0 0 0 0 0 10
9:00 2 1 0 0 0 0 0 0 0 0 0 0 0 3

10:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
11:00 3 2 2 0 0 0 0 0 0 0 0 0 0 7

12:00 PM 0 2 2 0 0 0 0 0 0 0 0 0 0 4
1:00 1 0 1 0 0 0 0 0 0 0 0 0 0 2
2:00 0 4 1 1 0 0 0 0 0 0 0 0 0 6
3:00 0 4 0 0 0 0 0 0 0 0 0 0 0 4
4:00 3 2 0 0 0 0 0 0 0 0 0 0 0 5
5:00 4 3 0 0 0 0 0 0 0 0 0 0 0 7
6:00 1 4 2 0 0 0 0 0 0 0 0 0 0 7
7:00 1 1 0 0 0 0 0 0 0 0 0 0 0 2
8:00 1 0 1 0 0 0 0 0 0 0 0 0 0 2
9:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11:00 1 0 1 0 0 0 0 0 0 0 0 0 0 2
Total 24 31 15 2 0 0 0 0 0 0 0 0 0 72
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

2

Direction: NB
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 1 0 1 0 0 0 0 0 0 0 0 0 2
7:00 0 1 5 0 0 0 0 0 0 0 0 0 0 6
8:00 1 2 4 0 0 0 0 0 0 0 0 0 0 7
9:00 1 2 4 0 0 0 0 0 0 0 0 0 0 7

10:00 2 0 1 0 0 0 0 0 0 0 0 0 0 3
11:00 0 2 1 0 0 0 0 0 0 0 0 0 0 3

12:00 PM 0 1 1 0 0 0 0 0 0 0 0 0 0 2
1:00 3 3 0 0 0 0 0 0 0 0 0 0 0 6
2:00 2 6 1 0 0 0 0 0 0 0 0 0 0 9
3:00 0 4 3 1 0 0 0 0 0 0 0 0 0 8
4:00 2 2 1 0 0 0 0 0 0 0 0 0 0 5
5:00 6 5 1 0 0 0 0 0 0 0 0 0 0 12
6:00 2 1 1 0 0 0 0 0 0 0 0 0 0 4
7:00 1 3 0 0 0 0 0 0 0 0 0 0 0 4
8:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
9:00 1 1 0 0 0 0 0 0 0 0 0 0 0 2

10:00 1 1 0 0 0 0 0 0 0 0 0 0 0 2
11:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
Total 26 35 23 2 0 0 0 0 0 0 0 0 0 86

Grand Total 50 66 38 4 0 0 0 0 0 0 0 0 0 158
Stats Percentile 15th 50th 85th 95th

Speed 11 16 20 23
Mean Speed (Average) 17.6

10 MPH Pace Speed 13-22
Number in Pace 138
Percent in Pace 88.0%

Number > 25 MPH 4
Percent > 25 MPH 2.5%
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

3

Direction: SB
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
7:00 1 3 1 0 0 0 0 0 0 0 0 0 0 5
8:00 2 2 1 0 0 0 0 0 0 0 0 0 0 5
9:00 10 2 0 1 0 0 0 0 0 0 0 0 0 13

10:00 1 1 0 0 0 0 0 0 0 0 0 0 0 2
11:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1

12:00 PM 3 2 2 0 0 0 0 0 0 0 0 0 0 7
1:00 1 6 0 0 0 0 0 0 0 0 0 0 0 7
2:00 9 1 1 0 0 0 0 0 0 0 0 0 0 11
3:00 1 3 1 0 1 0 0 0 0 0 0 0 0 6
4:00 3 7 1 0 0 0 0 0 0 0 0 0 0 11
5:00 2 5 7 0 0 0 0 0 0 0 0 0 0 14
6:00 4 4 1 0 0 0 0 0 0 0 0 0 0 9
7:00 3 1 2 0 0 0 0 0 0 0 0 0 0 6
8:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
9:00 1 1 1 0 0 0 0 0 0 0 0 0 0 3

10:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total 42 40 18 1 1 0 0 0 0 0 0 0 0 102
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

4

Direction: SB
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 1 0 0 0 0 0 0 0 0 0 1

1:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7:00 0 2 0 0 0 0 0 0 0 0 0 0 0 2
8:00 3 3 1 0 0 0 0 0 0 0 0 0 0 7
9:00 5 5 1 0 0 0 0 0 0 0 0 0 0 11

10:00 0 2 0 0 0 0 0 0 0 0 0 0 0 2
11:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2

12:00 PM 1 3 0 0 0 0 0 0 0 0 0 0 0 4
1:00 0 3 0 0 0 0 0 0 0 0 0 0 0 3
2:00 5 1 0 0 0 0 0 0 0 0 0 0 0 6
3:00 8 3 3 0 0 0 0 0 0 0 0 0 0 14
4:00 4 3 2 0 0 0 0 0 0 0 0 0 0 9
5:00 4 4 4 0 0 0 0 0 0 0 0 0 0 12
6:00 7 6 0 0 0 0 0 0 0 0 0 0 0 13
7:00 5 2 0 0 0 0 0 0 0 0 0 0 0 7
8:00 1 2 0 0 0 0 0 0 0 0 0 0 0 3
9:00 7 1 2 0 0 0 0 0 0 0 0 0 0 10

10:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
Total 54 40 13 1 0 0 0 0 0 0 0 0 0 108

Grand Total 96 80 31 2 1 0 0 0 0 0 0 0 0 210
Stats Percentile 15th 50th 85th 95th

Speed 9 15 19 22
Mean Speed (Average) 16.0

10 MPH Pace Speed 12-21
Number in Pace 168
Percent in Pace 80.0%

Number > 25 MPH 3
Percent > 25 MPH 1.4%
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

5

Direction: Combined
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 0 2 0 0 0 0 0 0 0 0 0 0 0 2
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
7:00 5 6 2 1 0 0 0 0 0 0 0 0 0 14
8:00 5 5 5 0 0 0 0 0 0 0 0 0 0 15
9:00 12 3 0 1 0 0 0 0 0 0 0 0 0 16

10:00 1 2 0 0 0 0 0 0 0 0 0 0 0 3
11:00 4 2 2 0 0 0 0 0 0 0 0 0 0 8

12:00 PM 3 4 4 0 0 0 0 0 0 0 0 0 0 11
1:00 2 6 1 0 0 0 0 0 0 0 0 0 0 9
2:00 9 5 2 1 0 0 0 0 0 0 0 0 0 17
3:00 1 7 1 0 1 0 0 0 0 0 0 0 0 10
4:00 6 9 1 0 0 0 0 0 0 0 0 0 0 16
5:00 6 8 7 0 0 0 0 0 0 0 0 0 0 21
6:00 5 8 3 0 0 0 0 0 0 0 0 0 0 16
7:00 4 2 2 0 0 0 0 0 0 0 0 0 0 8
8:00 1 0 1 0 0 0 0 0 0 0 0 0 0 2
9:00 1 1 1 0 0 0 0 0 0 0 0 0 0 3

10:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
11:00 1 0 1 0 0 0 0 0 0 0 0 0 0 2
Total 66 71 33 3 1 0 0 0 0 0 0 0 0 174

122



City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p45166
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: N Jackson St

Location 2: From W 6th St to W 7th St
Latitude: 39.168300

Longitude: -86.539859

6

Direction: Combined
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 0 0 1 0 0 0 0 0 0 0 0 0 1

1:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
6:00 0 1 0 1 0 0 0 0 0 0 0 0 0 2
7:00 0 3 5 0 0 0 0 0 0 0 0 0 0 8
8:00 4 5 5 0 0 0 0 0 0 0 0 0 0 14
9:00 6 7 5 0 0 0 0 0 0 0 0 0 0 18

10:00 2 2 1 0 0 0 0 0 0 0 0 0 0 5
11:00 2 2 1 0 0 0 0 0 0 0 0 0 0 5

12:00 PM 1 4 1 0 0 0 0 0 0 0 0 0 0 6
1:00 3 6 0 0 0 0 0 0 0 0 0 0 0 9
2:00 7 7 1 0 0 0 0 0 0 0 0 0 0 15
3:00 8 7 6 1 0 0 0 0 0 0 0 0 0 22
4:00 6 5 3 0 0 0 0 0 0 0 0 0 0 14
5:00 10 9 5 0 0 0 0 0 0 0 0 0 0 24
6:00 9 7 1 0 0 0 0 0 0 0 0 0 0 17
7:00 6 5 0 0 0 0 0 0 0 0 0 0 0 11
8:00 3 2 0 0 0 0 0 0 0 0 0 0 0 5
9:00 8 2 2 0 0 0 0 0 0 0 0 0 0 12

10:00 1 1 0 0 0 0 0 0 0 0 0 0 0 2
11:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
Total 80 75 36 3 0 0 0 0 0 0 0 0 0 194

Grand Total 146 146 69 6 1 0 0 0 0 0 0 0 0 368
Stats Percentile 15th 50th 85th 95th

Speed 10 15 20 23
Mean Speed (Average) 16.7

10 MPH Pace Speed 13-22
Number in Pace 303
Percent in Pace 83.0%

Number > 25 MPH 7
Percent > 25 MPH 1.9%
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

1

9/30/2024 Monday Tuesday Wednesday Thursday Friday Weekday Average Saturday Sunday
Time EB WB EB WB EB WB EB WB EB WB EB WB EB WB EB WB

12:00 AM * * * * 4 8 3 3 * * 4 6 * * * *
1:00 * * * * 2 2 0 3 * * 1 2 * * * *
2:00 * * * * 1 2 0 3 * * 0 2 * * * *
3:00 * * * * 0 0 2 1 * * 1 0 * * * *
4:00 * * * * 1 1 1 0 * * 1 0 * * * *
5:00 * * * * 2 1 2 2 * * 2 2 * * * *
6:00 * * * * 7 5 4 6 * * 6 6 * * * *
7:00 * * * * 31 17 37 19 * * 34 18 * * * *
8:00 * * * * 50 34 36 38 * * 43 36 * * * *
9:00 * * * * 39 32 33 42 * * 36 37 * * * *

10:00 * * * * 24 19 27 17 * * 26 18 * * * *
11:00 * * * * 50 30 32 30 * * 41 30 * * * *

12:00 PM * * * * 26 24 37 31 * * 32 28 * * * *
1:00 * * * * 33 36 27 29 * * 30 32 * * * *
2:00 * * * * 32 45 31 45 * * 32 45 * * * *
3:00 * * * * 43 63 47 78 * * 45 70 * * * *
4:00 * * * * 45 78 43 81 * * 44 80 * * * *
5:00 * * * * 49 65 48 67 * * 48 66 * * * *
6:00 * * * * 35 31 36 29 * * 36 30 * * * *
7:00 * * * * 28 33 21 29 * * 24 31 * * * *
8:00 * * * * 13 20 22 20 * * 18 20 * * * *
9:00 * * * * 17 21 18 16 * * 18 18 * * * *

10:00 * * * * 5 9 7 10 * * 6 10 * * * *
11:00 * * * * 5 9 6 4 * * 6 6 * * * *
Total 0 0 0 0 542 585 520 603 0 0 534 593 0 0 0 0
Day 0 0 1127 1123 0 1127 0 0

AM Peak 8:00 8:00 7:00 9:00 8:00 9:00
Volume 50 34 37 42 43 37

PM Peak 5:00 4:00 5:00 4:00 5:00 4:00
Volume 49 78 48 81 48 80

Comb Total 0 0 1127 1123 0 1127 0 0
ADT ADT: 1,125 AADT: 1,125
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

1

Direction: EB
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 1 1 2 0 0 0 0 0 0 0 0 0 0 4

1:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
2:00 0 0 0 1 0 0 0 0 0 0 0 0 0 1
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
5:00 1 0 0 1 0 0 0 0 0 0 0 0 0 2
6:00 2 3 1 1 0 0 0 0 0 0 0 0 0 7
7:00 15 1 7 6 2 0 0 0 0 0 0 0 0 31
8:00 20 8 12 9 1 0 0 0 0 0 0 0 0 50
9:00 24 2 10 3 0 0 0 0 0 0 0 0 0 39

10:00 4 3 7 7 0 3 0 0 0 0 0 0 0 24
11:00 19 4 16 10 1 0 0 0 0 0 0 0 0 50

12:00 PM 6 4 8 6 2 0 0 0 0 0 0 0 0 26
1:00 12 6 8 3 3 1 0 0 0 0 0 0 0 33
2:00 13 4 8 7 0 0 0 0 0 0 0 0 0 32
3:00 16 5 16 6 0 0 0 0 0 0 0 0 0 43
4:00 21 6 12 4 2 0 0 0 0 0 0 0 0 45
5:00 24 6 12 7 0 0 0 0 0 0 0 0 0 49
6:00 16 6 8 3 2 0 0 0 0 0 0 0 0 35
7:00 11 3 8 5 0 0 0 1 0 0 0 0 0 28
8:00 5 1 3 2 2 0 0 0 0 0 0 0 0 13
9:00 10 2 2 2 1 0 0 0 0 0 0 0 0 17

10:00 1 0 3 0 1 0 0 0 0 0 0 0 0 5
11:00 3 0 0 2 0 0 0 0 0 0 0 0 0 5
Total 227 65 143 85 17 4 0 1 0 0 0 0 0 542
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

2

Direction: EB
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 3 0 0 0 0 0 0 0 0 0 0 0 0 3

1:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3:00 0 0 1 1 0 0 0 0 0 0 0 0 0 2
4:00 0 0 0 1 0 0 0 0 0 0 0 0 0 1
5:00 0 0 2 0 0 0 0 0 0 0 0 0 0 2
6:00 0 0 3 1 0 0 0 0 0 0 0 0 0 4
7:00 10 2 8 13 4 0 0 0 0 0 0 0 0 37
8:00 12 9 5 8 2 0 0 0 0 0 0 0 0 36
9:00 17 6 5 4 1 0 0 0 0 0 0 0 0 33

10:00 12 3 6 6 0 0 0 0 0 0 0 0 0 27
11:00 10 5 6 9 2 0 0 0 0 0 0 0 0 32

12:00 PM 14 3 10 9 1 0 0 0 0 0 0 0 0 37
1:00 11 2 10 3 1 0 0 0 0 0 0 0 0 27
2:00 15 8 6 2 0 0 0 0 0 0 0 0 0 31
3:00 22 11 12 2 0 0 0 0 0 0 0 0 0 47
4:00 17 12 9 4 1 0 0 0 0 0 0 0 0 43
5:00 22 8 12 5 1 0 0 0 0 0 0 0 0 48
6:00 17 3 9 6 0 1 0 0 0 0 0 0 0 36
7:00 8 0 8 5 0 0 0 0 0 0 0 0 0 21
8:00 6 4 9 3 0 0 0 0 0 0 0 0 0 22
9:00 11 2 3 2 0 0 0 0 0 0 0 0 0 18

10:00 4 2 0 1 0 0 0 0 0 0 0 0 0 7
11:00 1 0 3 2 0 0 0 0 0 0 0 0 0 6
Total 212 80 127 87 13 1 0 0 0 0 0 0 0 520

Grand Total 439 145 270 172 30 5 0 1 0 0 0 0 0 1062
Stats Percentile 15th 50th 85th 95th

Speed 11 18 25 28
Mean Speed (Average) 17.8

10 MPH Pace Speed 19-28
Number in Pace 462
Percent in Pace 44.0%

Number > 25 MPH 208
Percent > 25 MPH 19.6%
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

3

Direction: WB
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 3 1 2 2 0 0 0 0 0 0 0 0 0 8

1:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
2:00 0 0 0 1 1 0 0 0 0 0 0 0 0 2
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 1 0 0 0 0 0 0 0 0 0 0 0 0 1
5:00 0 0 0 1 0 0 0 0 0 0 0 0 0 1
6:00 2 1 1 0 1 0 0 0 0 0 0 0 0 5
7:00 9 2 2 4 0 0 0 0 0 0 0 0 0 17
8:00 17 3 8 5 1 0 0 0 0 0 0 0 0 34
9:00 23 3 4 2 0 0 0 0 0 0 0 0 0 32

10:00 8 2 3 5 0 1 0 0 0 0 0 0 0 19
11:00 7 3 8 7 4 1 0 0 0 0 0 0 0 30

12:00 PM 6 5 4 6 3 0 0 0 0 0 0 0 0 24
1:00 12 2 11 9 1 0 1 0 0 0 0 0 0 36
2:00 15 5 5 17 3 0 0 0 0 0 0 0 0 45
3:00 28 7 14 11 2 0 1 0 0 0 0 0 0 63
4:00 27 4 27 14 5 1 0 0 0 0 0 0 0 78
5:00 31 4 21 6 3 0 0 0 0 0 0 0 0 65
6:00 13 3 5 5 5 0 0 0 0 0 0 0 0 31
7:00 11 0 4 15 2 1 0 0 0 0 0 0 0 33
8:00 3 2 6 6 1 2 0 0 0 0 0 0 0 20
9:00 4 1 8 5 3 0 0 0 0 0 0 0 0 21

10:00 2 1 2 2 2 0 0 0 0 0 0 0 0 9
11:00 1 0 4 1 2 1 0 0 0 0 0 0 0 9
Total 225 49 139 124 39 7 2 0 0 0 0 0 0 585
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

4

Direction: WB
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 0 1 1 1 0 0 0 0 0 0 0 0 0 3

1:00 1 0 1 1 0 0 0 0 0 0 0 0 0 3
2:00 2 0 0 0 0 1 0 0 0 0 0 0 0 3
3:00 0 1 0 0 0 0 0 0 0 0 0 0 0 1
4:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:00 0 0 0 2 0 0 0 0 0 0 0 0 0 2
6:00 3 1 1 0 1 0 0 0 0 0 0 0 0 6
7:00 6 4 5 3 1 0 0 0 0 0 0 0 0 19
8:00 20 4 6 6 2 0 0 0 0 0 0 0 0 38
9:00 24 6 6 5 1 0 0 0 0 0 0 0 0 42

10:00 4 2 3 7 1 0 0 0 0 0 0 0 0 17
11:00 11 1 7 8 3 0 0 0 0 0 0 0 0 30

12:00 PM 7 3 6 13 2 0 0 0 0 0 0 0 0 31
1:00 9 6 5 8 1 0 0 0 0 0 0 0 0 29
2:00 15 4 10 15 1 0 0 0 0 0 0 0 0 45
3:00 34 10 16 12 5 1 0 0 0 0 0 0 0 78
4:00 27 5 23 22 4 0 0 0 0 0 0 0 0 81
5:00 27 9 17 11 3 0 0 0 0 0 0 0 0 67
6:00 12 1 3 10 3 0 0 0 0 0 0 0 0 29
7:00 11 6 2 6 4 0 0 0 0 0 0 0 0 29
8:00 8 0 2 7 3 0 0 0 0 0 0 0 0 20
9:00 5 2 4 4 1 0 0 0 0 0 0 0 0 16

10:00 2 0 3 5 0 0 0 0 0 0 0 0 0 10
11:00 3 1 0 0 0 0 0 0 0 0 0 0 0 4
Total 231 67 121 146 36 2 0 0 0 0 0 0 0 603

Grand Total 456 116 260 270 75 9 2 0 0 0 0 0 0 1188
Stats Percentile 15th 50th 85th 95th

Speed 9 20 27 30
Mean Speed (Average) 19.2

10 MPH Pace Speed 21-30
Number in Pace 530
Percent in Pace 45.0%

Number > 25 MPH 356
Percent > 25 MPH 30.0%
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

5

Direction: Combined
10/2/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 4 2 4 2 0 0 0 0 0 0 0 0 0 12

1:00 4 0 0 0 0 0 0 0 0 0 0 0 0 4
2:00 0 0 0 2 1 0 0 0 0 0 0 0 0 3
3:00 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:00 2 0 0 0 0 0 0 0 0 0 0 0 0 2
5:00 1 0 0 2 0 0 0 0 0 0 0 0 0 3
6:00 4 4 2 1 1 0 0 0 0 0 0 0 0 12
7:00 24 3 9 10 2 0 0 0 0 0 0 0 0 48
8:00 37 11 20 14 2 0 0 0 0 0 0 0 0 84
9:00 47 5 14 5 0 0 0 0 0 0 0 0 0 71

10:00 12 5 10 12 0 4 0 0 0 0 0 0 0 43
11:00 26 7 24 17 5 1 0 0 0 0 0 0 0 80

12:00 PM 12 9 12 12 5 0 0 0 0 0 0 0 0 50
1:00 24 8 19 12 4 1 1 0 0 0 0 0 0 69
2:00 28 9 13 24 3 0 0 0 0 0 0 0 0 77
3:00 44 12 30 17 2 0 1 0 0 0 0 0 0 106
4:00 48 10 39 18 7 1 0 0 0 0 0 0 0 123
5:00 55 10 33 13 3 0 0 0 0 0 0 0 0 114
6:00 29 9 13 8 7 0 0 0 0 0 0 0 0 66
7:00 22 3 12 20 2 1 0 1 0 0 0 0 0 61
8:00 8 3 9 8 3 2 0 0 0 0 0 0 0 33
9:00 14 3 10 7 4 0 0 0 0 0 0 0 0 38

10:00 3 1 5 2 3 0 0 0 0 0 0 0 0 14
11:00 4 0 4 3 2 1 0 0 0 0 0 0 0 14
Total 452 114 282 209 56 11 2 1 0 0 0 0 0 1127
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City of Bloomington
Engineering Department

401 N. Morton St., Suite 130
Bloomington, IN 47404

Start Date: 10/2/2024 Site Code: p4637
End Date: 10/3/2024 Station ID:
Comment 1: Location 1: W 7th St

Location 2: From N Jackson St to N Fairview St
Latitude: 39.168659

Longitude: -86.541105

6

Direction: Combined
10/3/2024

0 - 15 MPH
> 15 - 20

MPH
> 20 - 25

MPH
> 25 - 30

MPH
> 30 - 35

MPH
> 35 - 40

MPH
> 40 - 45

MPH
> 45 - 50

MPH
> 50 - 55

MPH
> 55 - 60

MPH
> 60 - 65

MPH
> 65 - 70

MPH > 70 MPHTime Total
12:00 AM 3 1 1 1 0 0 0 0 0 0 0 0 0 6

1:00 1 0 1 1 0 0 0 0 0 0 0 0 0 3
2:00 2 0 0 0 0 1 0 0 0 0 0 0 0 3
3:00 0 1 1 1 0 0 0 0 0 0 0 0 0 3
4:00 0 0 0 1 0 0 0 0 0 0 0 0 0 1
5:00 0 0 2 2 0 0 0 0 0 0 0 0 0 4
6:00 3 1 4 1 1 0 0 0 0 0 0 0 0 10
7:00 16 6 13 16 5 0 0 0 0 0 0 0 0 56
8:00 32 13 11 14 4 0 0 0 0 0 0 0 0 74
9:00 41 12 11 9 2 0 0 0 0 0 0 0 0 75

10:00 16 5 9 13 1 0 0 0 0 0 0 0 0 44
11:00 21 6 13 17 5 0 0 0 0 0 0 0 0 62

12:00 PM 21 6 16 22 3 0 0 0 0 0 0 0 0 68
1:00 20 8 15 11 2 0 0 0 0 0 0 0 0 56
2:00 30 12 16 17 1 0 0 0 0 0 0 0 0 76
3:00 56 21 28 14 5 1 0 0 0 0 0 0 0 125
4:00 44 17 32 26 5 0 0 0 0 0 0 0 0 124
5:00 49 17 29 16 4 0 0 0 0 0 0 0 0 115
6:00 29 4 12 16 3 1 0 0 0 0 0 0 0 65
7:00 19 6 10 11 4 0 0 0 0 0 0 0 0 50
8:00 14 4 11 10 3 0 0 0 0 0 0 0 0 42
9:00 16 4 7 6 1 0 0 0 0 0 0 0 0 34

10:00 6 2 3 6 0 0 0 0 0 0 0 0 0 17
11:00 4 1 3 2 0 0 0 0 0 0 0 0 0 10
Total 443 147 248 233 49 3 0 0 0 0 0 0 0 1123

Grand Total 895 261 530 442 105 14 2 1 0 0 0 0 0 2250
Stats Percentile 15th 50th 85th 95th

Speed 10 19 26 29
Mean Speed (Average) 18.5

10 MPH Pace Speed 20-29
Number in Pace 975
Percent in Pace 44.0%

Number > 25 MPH 564
Percent > 25 MPH 25.1%
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-29-24/ VAR-2024-09-0048 
STAFF REPORT             DATE: October 17, 2024 
 
Location: 711 S Fess Ave (parcel #53-08-04-112-049.000-009) 
 
PETITIONER/OWNER:  Michael and Lindsay Hannon 
    711 S Fess St, Bloomington, IN 
    
REQUEST: Side yard setback variance for converting a detached garage to an ADU in R3 zoning. 
 
REPORT: This 0.12 acre property is located at 711 S Fess Avenue (located along the north side of 
an alley approximately midway between East University Street and East 1st Street) and is zoned 
Residential Small Lot (R3). All immediate surrounding properties are designated Residential Small 
Lot (R3). There is a transition to Residential Multifamily (RM) approximately two blocks to the 
north and northwest. Surrounding land uses include a mix of detached single-family residential use 
and multifamily uses with a mix of owner-occupied and renter-occupied units.  
 
The property currently contains a two-story primary dwelling unit and a one-story detached garage. 
The existing layout and structures are lawful, non-conforming. The current impervious surface 
coverage exceeds the R3 maximum impervious surface coverage by approximately 121 square feet 
and the existing detached garage is approximately one-and-one-half feet from the east property line, 
while the exceptions for setbacks for detached garages on an alley allow for a minimum setback of 
three feet. The petitioners are requesting to add a second floor to the existing detached garage, 
located at the southwest corner of the property to be an Accessory Dwelling Unit (ADU). The 
detached garage was damaged during some of the recent summer storms and the owners thought that 
since repairs were needed, this would be an ideal opportunity to move forward with a larger project 
for an ADU.  
 
In doing so, they indicate that they would be adding approximately 171 square feet of impervious 
surface coverage due to the addition of a new porch and stairs and landing for accessing the ADU, 
but would offset that by removing approximately 225 square feet of existing impervious surface 
coverage by converting the existing walk between the proposed ADU and the primary dwelling unit 
to utilize permeable pavers, and to further remove an existing concrete slab on the north side of the 
proposed ADU. This would result in a net benefit of impervious surface coverage of 54 square feet 
thereby bringing the overall amount closer to requirements. 
 
The Unified Development Ordinance (UDO), Title 20 of the Bloomington Municipal Code, states 
that where a rear alleyway provides access to a detached garage or carport, the setback from the 
property line that runs parallel to the alleyway to the detached garage or carport may be reduced to 
three feet. However, for an accessory dwelling unit that setback requirement is set at a minimum of 
five feet.  
 
The petitioner is requesting a variance from side yard setback standards in the Residential Small Lot 
(R3) zoning district, to allow modifying the existing detached garage to add a second story ADU.  
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CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

 
PROPOSED FINDING: The granting of this variance will not be injurious to the public 
health, safety, morals, or general welfare of the community. In fact, the general welfare of the 
community is likely improved by not only repairing a damaged structure, but converting it 
into additional living space, thus providing a potential additional housing opportunity in the 
community. The petitioner has indicated that any proposed increase to impervious surface 
coverage would be offset even greater by removing an existing concrete slab on the north 
side of the existing detached garage and, furthermore, by replacing an existing walk from the 
primary dwelling unit to the proposed accessory dwelling unit with permeable pavers. This 
will bring the property closer to complying with the established maximum of 45% 
impervious surface coverage. 

 
2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 
 

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties 
as a result of the requested variance are found. In fact, the use and value of this and 
surrounding properties will likely be impacted in a positive manner. By repairing a damaged 
structure and providing an additional housing option, this aids in providing more useable 
space in the community and likely further enhances the overall property value. Additionally, 
this does not substantially alter the character of the neighborhood as several other homes in 
the vicinity appear to have similar structures and/or layouts. 

 
3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING:  The Department does find that the strict application of the terms 
of the Unified Development Ordinance will result in practical difficulties in the use of the 
property and that these practical difficulties are peculiar to the property in question. As the 
detached garage is existing in its current lawful nonconforming location, it is impractical to 
require a completely separate ADU to be constructed in order for the ADU to meet setbacks, 
as this would exceed the impervious surface coverage and the maximum allowed square 
footage for accessory structures. By adding a second floor to the detached garage to add an 
ADU, it greatly reduces the additional impact of impervious surface coverage. Furthermore, 
it would be impractical to require the detached garage to be relocated in a manner to meet the 
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five-foot side yard setback requirement for an ADU established by the standards in the UDO. 
 
The approval of this variance would improve the use and value of this and surrounding 
properties, provide a potential opportunity for a community member to find housing, and aid 
in maintaining or improving the overall character of the neighborhood.  
 

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and approve case V-29-24/ VAR-2024-09-0048, with the following conditions: 

1. The side yard setback for an accessory dwelling unit on this property be reduced to three feet 
on the north property line and one-and-one-half feet on the east property line, the existing 
setbacks of the detached garage.  

2. The existing walk between the planned accessory dwelling unit and primary dwelling unit 
shall be removed and replaced with permeable pavers. 

3. The existing approximate 75 square foot concrete slab to the north of the planned ADU shall 
be removed and replaced with green space. 
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BLOOMINGTON BOARD OF ZONING APPEALS       CASE#: CU-30-24 
STAFF REPORT       DATE: October 17, 2024 
LOCATION: 1001 N. Jackson Street 
 
PETITIONER: Layton Cockerham 
   1008 S. Meadowbrook Drive  
  
REQUEST:  The petitioner is requesting Conditional Use approval to allow a “Dwelling, duplex” 
use in the Residential Small Lot (R3) zoning district. 
 
REPORT: The property is located at 1001 N. Jackson Street and is zoned Residential Small Lot 
(R3). All surrounding properties are zoned Residential Small Lot (R3) and have been developed 
with single family residences. The property is currently vacant and was previously developed with 
a single family residence that has been removed. The property is within the Maple Heights 
Neighborhood Association area. There are no known regulated environmental features on the site. 
The property does not have any alleys along the side or rear property lines. 
 
The petitioner is proposing to develop the site with a new duplex. The residence would face 15th 
Street and be accessed by an 18’ wide driveway along 15th Street.  The proposed residence would 
be one-story with two bedrooms in each unit. There are separate entrances along the front for each 
unit with covered porches shown for each unit. The building will be finished with vinyl siding with 
a pitched roof. The proposed duplex meets all of the Use Specific Standards with each unit having 
its own separate exterior entrance and the inclusion of design elements similar to the general shape, 
size, and design of surrounding residences on this block face including- pitched roof, front porch 
width and depth, building setback, and vehicle parking access.  
 
This petition was presented to Maple Heights Neighborhood Association and no concerns with the 
use or proposed design were expressed.  
 
The petitioner is requesting conditional use approval to allow the establishment of a “Duplex, 
dwelling” use on the property. 
______________________________________________________________________________ 
CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT 
 
20.06.040(d)(6)(B) General Compliance Criteria: All petitions shall be subject to review and 
pursuant to the following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

 
PROPOSED FINDING: There are use-specific standards that apply to the use “dwelling, 
duplex” within the R3 zoning district and this petition meets those standards. The property 
owner does not have any notices of violation on file. Each unit has its own separate exterior 
entrance and the design of the building incorporates many elements similar to surrounding 
residences on this block face including- pitched roof, covered porches, and building setback. 
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The structure will contain no more than six bedrooms. Each unit will have its own separate 
utility meters. The petitioner did attend the Maple Heights Neighborhood Association meeting 
and presented this petition as required. There are no other known applicable regulations for this 
petition. There are water and sewer connections available in both Jackson and 15th Street and 
no conflicts with connecting to those services have been identified. There are no known prior 
approvals for this site. 

 
20.06.040(d)(6)(C) ADDITIONAL CRITERIA APPLICABLE TO CONDITIONAL USES 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere with 
the achievement of the goals and objectives of the Comprehensive Plan and any other 
applicable adopted plans and policies. 

 
PROPOSED FINDING: This proposal is in line with the goals of the Comprehensive Plan. 
The Comprehensive Plan identifies this area as the “Mixed Urban Residential” land use 
category. The Comprehensive Plan states that the Mixed Urban Residential land use category 
is largely in older neighborhoods and that redevelopment should be compatible with 
surroundings. Policy 5.3.1 encourages opportunities for infill and redevelopment across 
Bloomington with consideration for increased residential densities, complementary design, and 
underutilized housing types such as accessory dwelling units and duplexes. This location is 
also well served by existing services and utilities. The proposal also accomplishes many of the 
design goals of the Comprehensive Plan in relation to compatibility with adjacent structures 
and has a clear relationship with the adjacent public street through the sidewalk connection 
from the residence to the sidewalk on the street. The proposal is in line with the 
Comprehensive Plan. 

 
ii. Provides Adequate Public Services and Facilities 

Adequate public service and facility capacity shall exist to accommodate uses permitted 
under the proposed development at the time the needs or demands arise, while 
maintaining adequate levels of service to existing development. Public services and 
facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  

 
PROPOSED FINDING: The site has existing utility connection and no issues have been 
identified with the proposed connections.  

 
iii. Minimizes or Mitigates Adverse Impacts 

1. The proposed use and development will not result in the excessive destruction, loss or 
damage of any natural, scenic, or historic feature of significant importance. 

2. The proposed development shall not cause significant adverse impacts on 
surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights. 

3. The hours of operation, outside lighting, and trash and waste collection must not pose 
a hazard, hardship, or nuisance to the neighborhood. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
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property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

 
PROPOSED FINDING: There are no regulated natural or scenic features that will be 
impacted. The building is not located within a historic district. No significant adverse impacts 
are expected from the creation of the proposed duplex. No changes to trash and waste 
collection service are expected. No concerns from adjoining property owners were expressed at 
the Neighborhood Meeting. 

 
iv. Rational Phasing Plan 

If the petition involves phases, each phase of the proposed development shall contain all 
of the required streets, utilities, landscaping, open space, and other improvements that 
are required to comply with the project’s cumulative development to date and shall not 
depend upon subsequent phases for those improvements. 

 
PROPOSED FINDING: No phasing is proposed with this plan. 
 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals 
adopts the proposed findings and recommends approval of CU-30-24 with the following 
conditions: 
 
1. This conditional use approval is limited to the design shown and discussed in the packet. 
2. Street trees not more than 30’ from center are required along both property frontages. 
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FLOOR PLAN NOTES: (2018 IRC)
1. ALL DIMENSIONS & SITE CONDITIONS TO BE VERIFIED BY CONTRACTOR PRIOR TO

CONSTRUCTION.
2. ALL EXTERIOR DIMENSIONS ARE TO THE OUTSIDE FACE OF THE STUD AND DO NOT INCLUDE

EXTERIOR FINISHES SUCH AS SIDING, BRICK, STUCCO, ETC. 
3. ALL FINISHES (INTERIOR & EXTERIOR) TO BE VERIFIED WITH OWNER PRIOR TO CONSTRUCTION.
4. VERIFY ALL DOOR AND WINDOW STYLES AND SIZES WITH OWNER PRIOR TO CONSTRUCTION.

MANUFACTURER TO SUPPLY ALL ROUGH OPENING SIZES.
5. CONTRACTOR TO VERIFY ALL CLEARANCES OF ALL DOORS, WINDOWS AND OTHER ITEMS THAT

ARE CRITICAL, PRIOR TO CONSTRUCTION.
6. CONTRACTOR TO ADAPT PLANS AS REQUIRED TO MEET ALL APPLICABLE CODES AT SITE.
7. ALL BEAMS TO BE SIZED BY A LICENSED STRUCTURAL ENGINEER. 
8. PORCHES, BALCONIES OR RAISED FLOOR SURFACES LOCATED MORE THAN 30 INCHES ABOVE

THE FLOOR OR GRADE BELOW AT ANY POINT WITHIN 36 INCHES HORIZONTALLY SHALL HAVE
GUARDS NOT LESS THAN 36 INCHES IN HEIGHT. OPEN SIDES OF STAIRS WITH A TOTAL RISE OF
MORE THAN 30 INCHES ABOVE THE FLOOR OR GRADE BELOW SHALL HAVE GUARDS NOT LESS
THAN 34 INCHES IN HEIGHT MEASURED VERTICALLY FROM THE NOSING OF THE TREADS. INSECT
SCREENING SHALL NOT BE CONSIDERED AS A GUARD. IRC 2018, R312.1.1 & R312.1.2

9. M1305.1.2 APPLIANCES IN ATTICS. ATTICS CONTAINING APPLIANCES SHALL BE PROVIDED WITH
AN OPENING AND A CLEAR AND UNOBSTRUCTED PASSAGEWAY LARGE ENOUGH TO ALLOW
REMOVAL OF THE LARGEST APPLIANCE, BUT NOT LESS THAN 30 INCHES HIGH AND 22 INCHES
WIDE AND NOT MORE THAN 20 FEET LONG MEASURED ALONG THE CENTERLINE OF THE
PASSAGEWAY FROM THE OPENING TO THE APPLIANCE. THE PASSAGEWAY SHALL HAVE
CONTINUOUS SOLID FLOORING IN ACCORDANCE WITH CHAPTER 5 NOT LESS THAN 24 INCHES
WIDE. A LEVEL SERVICE SPACE AT LEAST 30 INCHES DEEP AND 30 INCHES WIDE SHALL BE
PRESENT ALONG ALL SIDES OF THE APPLIANCE WHERE ACCESS IS REQUIRED. THE CLEAR
ACCESS OPENING DIMENSIONS SHALL BE A MINIMUM OF 20 INCHES BY 30 INCHES, AND LARGE
ENOUGH TO ALLOW REMOVAL OF THE LARGEST APPLIANCE.  EXCEPTIONS: (A) THE PASSAGEWAY
AND LEVEL SERVICE SPACE ARE NOT REQUIRED WHERE THE APPLIANCE CAN BE SERVICED AND
REMOVED THROUGH THE REQUIRED OPENING.  (B) WHERE THE PASSAGEWAY IS
UNOBSTRUCTED AND NOT LESS THAN 6 FEET HIGH AND 22 INCHES WIDE FOR ITS ENTIRE
LENGTH, THE PASSAGEWAY SHALL BE NOT MORE THAN 50 FEET LONG.

10. APPLIANCE ACCESS FOR INSPECTION SERVICE, REPAIR AND REPLACEMENT. APPLIANCES SHALL
BE ACCESSIBLE FOR INSPECTION, SERVICE, REPAIR AND REPLACEMENT WITHOUT REMOVING
PERMANENT CONSTRUCTION, OTHER APPLIANCES, OR ANY OTHER PIPING OR DUCTS NOT 
CONNECTED TO THE APPLIANCE BEING INSPECTED, SERVICED, REPAIRED OR REPLACED. A
LEVEL WORKING SPACE AT LEAST 30 INCHES DEEP AND 30 INCHES WIDE SHALL BE PROVIDED IN
FRONT OF THE CONTROL SIDE TO SERVICE AN APPLIANCE. M1305.1.1

11. EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE OPERATIONAL FROM THE INSIDE OF
THE ROOM WITHOUT THE USE OF KEYS, TOOLS OR SPECIAL KNOWLEDGE. WINDOW OPENING
CONTROL DEVICES COMPLYING WITH ASTM F 2090 SHALL BE PERMITTED FOR USE ON WINDOWS
SERVING AS A REQUIRED EMERGENCY ESCAPE AND RESCUE OPENING. ALL SLEEPING ROOMS
TO HAVE AN EXTERIOR ACCESS THROUGH A DOOR OR WINDOW WITH A MINIMUM OF 5.7 SQUARE
FEET NET CLEAR OPENING AS PER IRC 2018 R310.2.1. EXCEPTION: GRADE FLOOR OR BELOW
GRADE OPENINGS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5 SQUARE FEET. MAXIMUM
SILL HEIGHT TO BE 44 INCHES. MINIMUM NET CLEAR OPENING HEIGHT TO BE 24 INCHES. MINIMUM
NET CLEAR OPENING WIDTH TO BE 20 INCHES. 

12. ALL RETURN AIR GRILLS ARE TO BE LOCATED TO COMPLY WITH SECTION M1602 OF THE IRC 2018.
13. ALL SQUARE FOOTAGE MEASUREMENTS ARE APPROXIMATE AND MAY DIFFER FROM ACTUAL

CONSTRUCTED RESIDENCE OR BUILDING. FOOTAGES SHOWN ARE TO THE OUTSIDE OF THE
STUDWALL AND DO NOT INCLUDE THE EXTERIOR FINISH MATERIAL SUCH AS SIDING, BRICK,
STONE ETC. 

14. FIRE SPRINKLER SYSTEM TO BE DESIGNED AND  INSTALLED (IF REQUIRED BY LOCAL CODES) AS
PER THE IRC 2018 AND BY A LICENSED PROFESSIONAL IN THE AREA OF CONSTRUCTION.

15. ALL BATHROOM EXHAUST VENTS SHALL BE VENTED DIRECTLY TO THE EXTERIOR OF THE HOME
AND NOT INTO THE ATTIC. IRC 2018, M1505.2
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BM. AS REQ'D

10" SQ. WD.
COLS. (TYP.)

9'-0" CEILING HT.

BEDROOM 2

9'-0" CEILING HT.

KITCHEN/ DINING

BATH 2

LIVING ROOM
9'-0" CEILING HT.

BEDROOM 1
9'-0" CEILING HT. 9'-0" CEILING HT.

BEDROOM 2

BATH 2
9'-0" CEILING HT.

LIVING ROOM
9'-0" CEILING HT.
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DINING
9'-0" CEILING HT.

CLOS.

B
A

TH
 1

LIN.

VENT DRYER
TO EXTERIOR

6"
 W

A
LL

6" WALL 6" WALL

BM. AS REQ'D

10" SQ. WD.
COLS. (TYP.)

REF.
SPACE

RANGE W/ MICRO ABOVE

60
"x

32
" T

U
B

/
S

H
O

W
E

R
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FLOOR PLAN
SCALE: 1/4"============================== 1'-0"

AREAS:   997 S.F. HEATED PER UNIT
  108 S.F. UNHEATED PER UNIT
1105 S.F. TOTAL UNDER ROOF PER UNIT

1994 S.F. TOTAL HEATED - TWO UNITS
  216 S.F. TOTAL UNHEATED - TWO UNITS
2210 S.F. TOTAL UNDER ROOF - TWO UNITS

503503

502502

1 HOUR FIRE RATED WALL
ASSEMBLY FROM FOUNDATION
TO ROOF DECKING. VERIFY W/
LOCAL CODES. DOUBLE STUD

WALL SHOWN.
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SQUARE FOOTAGE CALCULATION NOTES:
1. SQUARE FOOTAGE OF HEATED AREA IS FIGURED TO THE OUTSIDE OF THE
STUDWALL OF THE EXTERIOR WALLS (DOES NOT INCLUDE MASONRY OR
OTHER EXTERIOR MATERIALS).
2. FIREPLACES THAT PROTRUDE FROM THE EXTERIOR FOOTPRINT ARE NOT
INCLUDED IN THE HEATED AREA.
3. STAIRWELLS ARE ONLY INCLUDED IN THE FIRST FLOOR CALCULATIONS AND
NOT THE SECOND FLOOR CALCULATIONS (IF APPLICABLE).

4" STEP DOWN 4" STEP DOWN

PATIO

±9'-4" CEILING HT.±9'-4" CEILING HT.

504504

505505

507507

506506

508508

509509

COVERED PORCH

PROVIDE STEPS AS REQ'D &
HANDRAILS AS PER CODE.

COVERED PORCH

PROVIDE STEPS AS REQ'D &
HANDRAILS AS PER CODE.
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MECHANICAL NOTE:
HVAC UNIT TO BE LOCATED IN ATTIC SPACE
BY CONTRACTOR.

WALL FRAMING NOTE:
ALL WALLS TO BE 2X4 @ 16" O.C.
UNLESS OTHERWISE NOTED.

4'-3"

4'-6"

7'-6"

4'-6"

10'-0"

OPENING SIZES/ EGRESS
SCALE------------------------------------- NTS

R311.1 Means of egress. Dwellings shall be provided with a
means of egress in accordance with this section. The means
of egress shall provide a continuous and unobstructed path of
vertical and horizontal egress travel from all portions of the
dwelling to the required egress door without requiring travel
through a garage. The required egress door shall open directly
into a public way or to a yard or court that opens to a public
way.
R310.2.1 Minimum opening area. Emergency and
escape rescue openings shall have a net clear opening of
not less than 5.7 square feet (0.530 m2). The net clear
opening dimensions required by this section shall be
obtained by the normal operation of the emergency escape
and rescue opening from the inside. The net clear height
opening shall be not less than 24 inches (610 mm) and the
net clear width shall be not less than 20 inches (508 mm).
Exception: Grade floor or below grade openings shall
have a net clear opening of not less than 5 square feet
(0.465 m2).
R310.2.2 Window sill height. Where a window is provided
as the emergency escape and rescue opening, it shall
have a sill height of not more than 44 inches (1118 mm)
above the floor; where the sill height is below grade, it
shall be provided with a window well in accordance with
Section R310.2.3.
R310.2.3 Window wells. The horizontal area of the window
well shall be not less than 9 square feet (0.9 m2), with
a horizontal projection and width of not less than 36 inches
(914 mm). The area of the window well shall allow the
emergency escape and rescue opening to be fully opened.
Exception: The ladder or steps required by Section
R310.2.3.1 shall be permitted to encroach not more
than 6 inches (152 mm) into the required dimensions of
the window well.

FINISH FLOOR LINE

MIN. OF 5.7 SQUARE FEET.
GRADE OR BELOW GRADE SHALL
HAVE A NET CLEAR OPENING OF
NOT LESS THAN 5 SQUARE FEET

EGRESSWINDOW SIZE
R310.2.3.1 Ladder and steps. Window wells with a
vertical depth greater than 44 inches (1118 mm) shall
be equipped with a permanently affixed ladder or steps
usable with the window in the fully open position. Ladders
or steps required by this section shall not be
required to comply with Sections R311.7 and R311.8.
Ladders or rungs shall have an inside width of not less
than 12 inches (305 mm), shall project not less than 3
inches (76 mm) from the wall and shall be spaced not
more than 18 inches (457 mm) on center vertically for
the full height of the window well.
R312.2 Window fall protection. Window fall protection
shall be provided in accordance with Sections R312.2.1 and
R312.2.2.
R312.2.1 Window sills. In dwelling units, where the top of
the sill of an operable window opening is located less than
24 inches (610 mm) above the finished floor and greater
than 72 inches (1829 mm) above the finished grade or other
surface below on the exterior of the building, the
operable window shall comply with one of the following:
1. Operable windows with openings that will not allow
a 4-inch-diameter (102 mm) sphere to pass through
the opening where the opening is in its largest
opened position.
2. Operable windows that are provided with window fall
prevention devices that comply with ASTM F 2090.
3. Operable windows that are provided with window
opening control devices that comply with Section
R312.2.2.
R312.2.2 Window opening control devices. Window
opening control devices shall comply with ASTM F 2090.
The window opening control device, after operation to
release the control device allowing the window to fully
open, shall not reduce the net clear opening area of the window
unit to less than the area required by Section R310.2.1.

3050
WINDOW SIZE AS

SHOWN ON FLOOR PLAN

3050 (WINDOW LABEL ON FLOOR PLAN) IS A
WINDOW THAT IS 3 FT 0 INCHES WIDE BY 5
FEET 0 INCHES TALL. TO FURTHER CLARIFY,
THE 3050 LABEL IS TO BE READ AS FEET AND
INCHES (WIDTH) AND FEET AND INCHES
(HEIGHT)
THE WINDOW LABEL IS THE ACTUAL SIZE OF
THE WINDOW ITSELF, NOT THE ROUGH
OPENING SIZE. VERIFY THE ROUGH OPENING
SIZE WITH THE WINDOW MANUFACTURER
CHOSEN AT SITE.

DOOR SIZE

3068DOOR SIZE AS SHOWN ON FLOOR PLAN

3068 (DOOR LABEL ON FLOOR PLAN) IS A
DOOR THAT IS 3 FT 0 INCHES WIDE BY 6 FEET
8 INCHES TALL. TO FURTHER CLARIFY, THE
3068 LABEL IS TO BE READ AS FEET AND
INCHES (WIDTH) AND FEET AND INCHES
(HEIGHT)
THE DOOR LABEL IS THE ACTUAL SIZE OF THE
DOOR ITSELF, NOT THE ROUGH OPENING
SIZE. VERIFY THE ROUGH OPENING SIZE WITH
THE DOOR MANUFACTURER CHOSEN AT SITE.
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DESCRIPTIONSYMBOL

TV SPEAKER

CEILING FAN ONLY, NO LIGHT KIT

WALL SCONCE (OWNER TO LOCATE)

TRACK LIGHTING (OWNER TO LOCATE)

CHANDELIER 1 (O.T.S.)

CHANDELIER 2 (O.T.S.)

UNDER COUNTER LIGHTING

EMERGENCY LIGHTING/ EXIT SIGN

RADIO SPEAKER

CEILING FAN WITH LIGHT KIT

ELECTRICAL SYMBOLS LEGEND
SYMBOL DESCRIPTION

110 VOLT OUTLET

GROUND FAULT PROTECTED OUTLET

WEATHERPROOF OUTLET

220 VOLT RECEPTACLE

FLOOR OUTLET (OWNER TO LOCATE)

CEILING HUNG FIXTURE

WALL MOUNTED FLOODLIGHTS

RECESSED CEILING FIXTURE

FLUORESCENT LIGHT

SMOKE DETECTOR

SWITCH

THREE WAY SWITCH

WALL MOUNTED LIGHT

DIMMER SWITCH (OWNER TO LOCATE)

TELEPHONE OUTLET (OWNER TO LOCATE)

TELEVISION OUTLET (OWNER TO LOCATE)

DOORBELL BUTTON (CONTRACTOR TO LOCATE)

THERMOSTAT (CONTRACTOR TO LOCATE)

CEILING EXHAUST FAN, VENT TO EXTERIOR

DOOR ACTIVATED SWITCH

CAT5 NETWORKING JACK (OWNER TO LOCATE)

CARBON MONOXIDE DETECTOR

OVERHANG MOUNTED FLOODLIGHTS

WEATHERPROOF OUTLET

ELECTRICAL NOTES: (2018 IRC)
1. ALL WORK SHALL COMPLY WITH ALL CODES APPLICABLE AT SITE.
2. SMOKE ALARMS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS: EACH SLEEPING ROOM, OUTSIDE EACH SEPARATE SLEEPING AREA IN

THE IMMEDIATE VICINITY OF THE BEDROOMS, ON EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING BASEMENTS AND HABITABLE
ATTICS. WHEN MORE THAN ONE SMOKE ALARM IS REQUIRED TO BE INSTALLED WITHIN A DWELLING THE ALARM DEVICES SHALL BE
INTERCONNECTED IS SUCH A MANNER THAT THE ACTUATION OF ONE ALARM WILL ACTIVATE ALL OF THE ALARMS IN THE UNIT. SMOKE
ALARMS SHALL BE HARD WIRED WITH A BATTERY BACK UP.

3. CARBON MONOXIDE ALARMS SHALL BE INSTALLED OUTSIDE OF EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE
BEDROOMS IN DWELLING UNITS WITHIN WHICH FUEL-FIRED APPLIANCES ARE INSTALLED AND IN DWELLING UNITS WITH ATTACHED GARAGES.

4. A 125 VOLT, SINGLE PHASE, 15-20 AMPERE RATED RECEPTACLE OUTLET SHALL BE INSTALLED AT AN ACCESSIBLE LOCATION FOR THE
SERVICING OF HEATING, AIR CONDITIONING AND REFRIGERATION EQUIPMENT. THE RECEPTACLE SHALL BE LOCATED ON THE SAME LEVEL
AND WITHIN 25 FEET OF THE EQUIPMENT. THE RECEPTACLE OUTLET SHALL NOT BE CONNECTED TO THE LOAD SIDE OF THE HVAC
EQUIPMENT DISCONNECTING MEANS.

D
/W

D
/W

W
H

W
H

CM
CM

WP WP

GFCI

GFCI

GFCIGFCI

GFCIGFCI

GFCI

GFCI

GFCI

WPWP

GFCI GFCI

GFCI

GFCI

GFCI

GFCI

GFCI

GFCI
GFCI

WP
WP

R R

R
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SD
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SD

CONTRACTOR TO VERIFY FLOOR
OUTLET LOCATIONS W/ OWNER

SERVICE ENTRANCE
(VERIFY LOCATION AT SITE)

BREAKER PANEL
(VERIFY LOCATION AT SITE)

PROVIDE PLUG
FOR MICRO.

PROVIDE GFCI PLUG
FOR DW IN CABINET

ELECTRICAL PLAN
SCALE: 1/4"  =   1'-0"

NOTE: SWITCHES AND ELECTRICAL CONNECTIONS ARE NOT
SHOWN. OWNER TO LOCATE THESE ITEMS DURING ELECTRICAL
WALK-THROUGH WITH ELECTRICAL CONTRACTOR AT SITE.

PROVIDE GFCI PLUG
FOR DW IN CABINET

BREAKER PANEL
(VERIFY LOCATION AT SITE)

CONTRACTOR TO VERIFY FLOOR
OUTLET LOCATIONS W/ OWNER

PROVIDE LIGHT AND
POWER IN ATTIC

PROVIDE LIGHT AND
POWER IN ATTIC

PROVIDE PLUG
FOR MICRO.

PENDANT LIGHT PENDANT LIGHT

PROVIDE POWER
FOR WH AS REQ'D

PROVIDE POWER
FOR WH AS REQ'D

8'-0" -

8'-0" +8'-0" +

3'-0"

14'-0" -

7'-0" +

7 3/ 16 "  +

11'-1" +

1'-9" +

3'
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"
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" I
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A
R

A
G

E
S

)

BASEMENT,
LAUNDRY,
UTILITY ROOM

LIGHT
FIXTURE

LAVATORY

KITCHEN

MAX. 4'-0"; 3'-8"
IF COUNTER IS
LESS THAN 20"
DEEP; 3'-6" FOR
ACCESSIBLE

MIRROR

BATHROOM

2 1/2"
MIN.

SWITCH

RECEPTACLE

18" ACCESSIBLE

M
A

X
. 4

'-0
"

GFCI
RECEPTACLE

RECEPTACLE
GFCI

RECEPTACLE
GFCI

12" TO 16" ABOVE
FINISHED FLOOR

TOP OF RECEPTACLE

3/4" TO 1" DIA.
HOLE IN STUD
CENTER (IF HOLE

OF STUD, THE

PROTECTED WITH
A METAL PLATE)

TOP OF SWITCH
BOX 44" TO 48"
ABOVE FINISHED
FLOOR

CABLE MUST BE

TO LIGHT FIXTURE
IN SAME CIRCUIT

CEILING BOX
FOR LIGHT FIXTURE

LOWER LEVEL

CABLE STAPLED
TO SIDE OF STUDS,
AS PER CODE

DRILL THROUGH
SOLE PLATE TO

OUTLET BOX

IS NOT IN CENTER

SWITCH BOX FOR
CEILING LIGHT AND
JUNCTION OF CABLE
TO OUTLETS

TYP. ELEC. DETAILS
SCALE-------------------------------------  N.T.S.
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IMPORTANT DISCLAIMER
THE ENCLOSED INFORMATION IS INTENDED TO ASSIST AND INFORM YOU THROUGH THE
CONSTRUCTION OF YOUR HOME. YOUR CONSTRUCTION PLANS HAVE BEEN DRAWN TO
PRESCRIBE TO INDUSTRY STANDARDS. THESE PROFESSIONAL STANDARDS DETERMINE
HOW CONSTRUCTION PLANS ARE DRAWN AND WHAT INFORMATION THEY INCLUDE.
CONSTRUCTION PLANS ARE INTENDED AS A TECHNICAL GUIDE TO PROFESSIONAL
CONTRACTORS AND ARE NOT INTENDED TO BE A SET OF STEP-BY-STEP INSTRUCTIONS.
THEREFORE, IF YOU ARE PLANNING TO BUILD YOUR HOME WITHOUT THE SERVICE OF A
PROFESSIONAL BUILDER, WE SUGGEST THAT YOU BECOME THOROUGHLY FAMILIAR
WITH READING CONSTRUCTION PLANS OR CONSIDER CONSULTING A CONSTRUCTION
SPECIALIST. GREAT CARE AND EFFORT GOES INTO THE CREATION OF THE DESIGN OF
YOUR CONSTRUCTION PLANS. HOWEVER, BECAUSE OF THE IMPOSSIBILITY OF
PROVIDING ANY PERSONAL AND/OR “ON-SITE” CONSULTATION, SUPERVISION AND
CONTROL OVER THE ACTUAL CONSTRUCTION, AND BECAUSE OF THE GREAT
VARIANCES IN LOCAL BUILDING CODE REQUIREMENTS AND OTHER GEOGRAPHIC
LOCATION AND WEATHER CONDITIONS, HOUSE PLAN ZONE, LLC. NOR THE AGENTS OR
EMPLOYEES ASSUMES NO RESPONSIBILITY FOR ANY DAMAGES INCLUDING BUT NOT
LIMITED TO, ANY DEFICIENCIES, OMISSIONS, OR ERRORS IN THE DESIGN. IN ANY CASE,
ANY DISCREPANCIES, ERRORS, AND/OR OMISSIONS IN THE DIMENSIONS, AND/OR
DRAWINGS CONTAINED IN THE CONSTRUCTION PLANS SHALL BE BROUGHT TO THE
ATTENTION OF HOUSE PLAN ZONE, LLC. PRIOR TO COMMENCEMENT OF
CONSTRUCTION. PROCEEDING WITH CONSTRUCTION CONSTITUTES THE ACCEPTANCE
OF THE CONSTRUCTION DOCUMENTS 'AS IS' AND ANY DISCREPANCIES, ERRORS,
AND/OR OMISSIONS BECOME THE SOLE RESPONSIBILITY OF THE PURCHASER. IF ANY
ERRORS ARE DISCOVERED PRIOR TO CONSTRUCTION, HOUSE PLAN ZONE, LLC. WILL BE
GIVEN FULL OPPORTUNITY TO CORRECT ANY ERRORS AND/OR OMISSIONS TO THE
CONSTRUCTION PLANS. IN ANY OR ALL CIRCUMSTANCES, THE MAXIMUM FINANCIAL
LIABILITY TO HOUSE PLAN ZONE, LLC. CAN NOT EXCEED THE TOTAL PLAN PURCHASE.

PROFESSIONAL SEAL/ ADDITIONAL DRAWINGS
THOUGH EVERY EFFORT WAS MADE TO MAKE THE CONSTRUCTION DOCUMENTS
FOLLOW THE I.R.C. NATIONAL CODE METHODOLOGIES, A FEW STATES AND CITIES HAVE
PASSED BI-LAWS REGARDING CONSTRUCTION PLANS THAT WOULD BE SUBMITTED TO
YOUR LOCAL MUNICIPALITY AND USED FOR THE CONSTRUCTION OF YOUR HOME.
THESE BI-LAWS REQUIRE THE CONSTRUCTION PLANS TO BE REVIEWED AND/OR
PREPARED, INSPECTED, AND SEALED (OR STAMPED) BY A LICENSED ARCHITECT/
ENGINEER IN YOUR STATE. IT IS ADVISED THAT YOU CONTACT YOUR MUNICIPALITY'S
BUILDING DEPARTMENT FOR INSTRUCTIONS TO COMPLY WITH THEIR CONSTRUCTION
PLANS REVIEW PROCESS. FURTHERMORE, ADDITIONAL ITEMS SUCH AS STRUCTURAL,
HVAC, PLUMBING, SITE, ENERGY EFFICIENCY DOCUMENTATION, ETC. MAY BE REQUIRED
AND THESE SHALL BE PROVIDED BY A LOCAL PROFESSIONAL THAT IS FAMILIAR WITH
THE REQUIREMENTS AND THESE SHALL BE PROVIDED AT THE OWNERS EXPENSE.

COPYRIGHTS
REPRODUCTION OF THESE CONSTRUCTION PLANS, EITHER IN WHOLE OR IN PART,
INCLUDING ANY FORM OF COPYING AND/OR PREPARATION OF A DERIVATIVE WORKS
THEREOF, FOR ANY REASON IS STRICTLY PROHIBITED. THE PURCHASE OF A SET OF
CONSTRUCTION PLANS IN NO WAY TRANSFERS ANY COPYRIGHT OR OTHER
OWNERSHIP INTEREST IN IT TO THE PURCHASER EXCEPT FOR A LIMITED LICENSING
RELEASE TO USE THE SAID PLAN SET FOR CONSTRUCTING ONE AND ONLY ONE
DWELLING UNIT. THE PURCHASE OF ADDITIONAL SETS OF THE SAID PLANS AT A
REDUCED PRICE FROM THE ORIGINAL SET OR AS PART OF A MULTIPLE SET PACKAGE
DOES NOT CONVEY TO THE PURCHASER A LICENSE TO CONSTRUCT MORE THAN ONE
DWELLING. SIMILARLY, THE PURCHASE OF REPRODUCIBLE CONSTRUCTION PLANS
(A.K.A. SEPIAS, MYLARS, OR VELLUMS) CARRIES THE SAME COPYRIGHT PROTECTION AS
MENTIONED ABOVE. IT IS GENERALLY ALLOWED TO MAKE A MAXIMUM OF 10 COPIES
FOR THE CONSTRUCTION OF A SINGLE DWELLING ONLY. TO USE ANY PLAN MORE THAN
ONCE, AND TO AVOID ANY COPYRIGHT/ LICENSE INFRINGMENT. IT IS NECESSARY TO
CONTACT THE ORIGINAL DESIGNER TO RECEIVE A LICENSE FOR ANY EXTENDED USAGE.
WHEREAS A PURCHASER OF REPRODUCIBLE'S IS GRANTED A LICENSE TO MAKE
COPIES, IT SHOULD BE NOTED THAT AS COPYRIGHTED MATERIALS, MAKING
PHOTOCOPIES FROM CONSTRUCTION PANS IS ILLEGAL. COPYRIGHT AND LICENSEE OF
CONSTRUCTION PLANS EXISTS TO PROTECT ALL PARTIES. IT RESPECTS AND SUPPORTS
THE INTELLECTUAL PROPERTY OF THE ORIGINAL ARCHITECT AND/OR DESIGNER,
THEREBY KEEPING IT POSSIBLE TO OFFER PRE-DRAWN PLANS AT AFFORDABLE PRICES
COPYRIGHT LAW FOR PRE-DRAWN CONSTRUCTION PLANS IS NOW BEING VIGOROUSLY
ENFORCED. COPYRIGHT INFRINGEMENT COULD LEAD TO FINES OF UP TO $100,000 PER
VIOLATION.

GENERAL SITE NOTES
1. CONTRACTOR TO VERIFY LOCATIONS OF SITE UTILITIES, REQUIREMENTS, AND
CONNECTIONS FEES. OWNER, CONTRACTOR AND SUB-CONTACTORS TO PAY ALL OF
THIER RELATED CONSTRUCTION PERMIT FEES AS AGREED UPON BETWEEN THE
OWNER AND CONTRACTOR.
2. BEFORE EXCAVATION, THE CONTRACTOR SHALL EXAMINE ALL DRAWINGS, MAPS,
AND BUILDING SITE TO DETERMINE THE ROUTES OF ALL UNDERGROUND UTILITIES.
BEFORE DIGGING COMMENCES IT IS ADVISED THAT THE OWNER AND OR CONTRACTOR
CALL THEIR STATES UTILITY LOCATOR FACILITATOR.
3. IT IS RECOMMENDED THAT THE SITES SOIL BE TESTED FOR COMPRESSION
RATING TO DETERMINE FOUNDATION AND FOOTING DESIGN. CONCRETE FOUNDATIONS
AND FOOTING DESIGN SHALL BE IN ACCORDANCE TO CHAPTER 4 OF THE I.R.C. CODE.
SEE FOUNDATION SECTION ON THIS PAGE FOR MORE DETAIL.
4. CONSULT A LOCAL CIVIL ENGINEER FOR SITE PLANS AND SURVEYS OF EXISTING
PROPERTY. A LANDSCAPE ARCHITECT SHOULD BE CONSULTED FOR MORE EXTENSIVE
LANDSCAPE DESIGNS.

OTHER IMPORTANT INFORMATION
MATERIALS LIST DISCLAIMER - IF A MATERIALS LIST WAS ORDERED, IT WILL ONLY
CONFORM TO THE PLAN IN ITS ORIGINAL FORMAT. ADDITIONAL OPTIONS SUCH AS 2X6
EXTERIOR WALLS, BASEMENT, OR WALKOUT BASEMENT FOUNDATIONS, THREE CAR
GARAGE VERSIONS, ETC. WILL NOT BE REFLECTED IN THE LIST. WHILE IT WILL NOT
MATCH THESE OPTIONS, THE LIST IS STILL A GREAT REFERENCE DOCUMENT FOR THE
MATERIALS THAT WILL BE REQUIRED TO CONSTRUCT YOUR HOME.
FOUNDATIONS - MOST OF OUR FOUNDATIONS ARE DESIGNED WITH CONCRETE BLOCK
STEM WALLS AND NOT POURED-IN-PLACE CONCRETE. ADDITIONALLY, THE MAJORITY OF
OUR SLAB FOUNDATIONS ARE DESIGNED WITH A CHAIN WALL (RAISED) SLAB AND NOT
MONOLITHIC (SLAB ON GRADE). CONTRACTOR/ LOCAL ENGINEER SHALL ADJUST DESIGN
AS NEEDED FOR YOUR SPECIFIC AREA/ NEED.
SQUARE FOOTAGES - BONUS ROOMS (WHERE APPLICABLE) ARE NOT INCLUDED IN THE
HEATED AREA OF THE DESIGN UNLESS SPECIFICALLY NOTED. GARAGE PLANS ARE
EXCLUDED. SQUARE FOOTAGES SHOWN ARE CALCULATED TO THE OUTSIDE OF THE
STUD WALL AND DO NOT INCLUDE THE EXTERIOR MATERIALS SUCH AS BRICK, STONE,
OR SIDING.
DIMENSIONS - OUR PLANS ARE DIMENSIONED TO THE OUTSIDE OF THE STUD WALL
ONLY AND NOT TO THE OUTSIDE OF THE BRICK LEDGE (WHERE APPLICABLE).

CHAPTER 3 :: BUILDING PLANNING

SECTION R304 MINIMUM ROOM AREAS

R304.1 MINIMUM AREA.
HABITABLE ROOMS SHALL HAVE A FLOOR
AREA OF NOT LESS THAN 70 SQUARE FEET (6.5 M2).
EXCEPTION: KITCHENS.

R304.2 MINIMUM DIMENSIONS.
HABITABLE ROOMS SHALL BE NOT
LESS THAN 7 FEET (2134 MM) IN ANY HORIZONTAL DIMENSION.

EXCEPTION: KITCHENS.

R304.3 HEIGHT EFFECT ON ROOM AREA.
PORTIONS OF A ROOM WITH A SLOPING CEILING MEASURING LESS THAN 5 FEET (1524
MM) OR A FURRED CEILING MEASURING LESS THAN 7 FEET (2134 MM) FROM THE
FINISHED FLOOR TO THE FINISHED CEILING SHALL NOT BE CONSIDERED AS
CONTRIBUTING TO THE MINIMUM REQUIRED HABITABLE AREA FOR THAT ROOM.

SECTION R305 CEILING HEIGHT

R305.1 MINIMUM HEIGHT.
HABITABLE SPACE, HALLWAYS AND
PORTIONS OF BASEMENTS CONTAINING THESE SPACES SHALL
HAVE A CEILING HEIGHT OF NOT LESS THAN 7 FEET (2134 MM).
BATHROOMS, TOILET ROOMS AND LAUNDRY ROOMS SHALL HAVE
A CEILING HEIGHT OF NOT LESS THAN 6 FEET 8 INCHES (2032 MM).

   NOTE: SEE SECTION R305.1 FOR EXCEPTIONS

R305.1.1 BASEMENTS.
PORTIONS OF BASEMENTS THAT DO NOT
CONTAIN HABITABLE SPACE OR HALLWAYS SHALL HAVE A CEILING
HEIGHT OF NOT LESS THAN 6 FEET 8 INCHES (2032 MM).

EXCEPTION: AT BEAMS, GIRDERS, DUCTS OR OTHER
OBSTRUCTIONS, THE CEILING HEIGHT SHALL BE NOT LESS THAN 6
FEET 4 INCHES (1931 MM) FROM THE FINISHED FLOOR.

SECTION R306 SANITATION

R306.1 TOILET FACILITIES.
EVERY DWELLING UNIT SHALL BE PROVIDED WITH A WATER
CLOSET, LAVATORY, AND A BATHTUB OR SHOWER.

R306.2 KITCHEN.
EACH DWELLING UNIT SHALL BE PROVIDED WITH A KITCHEN AREA
AND EVERY KITCHEN AREA SHALL BE PROVIDED WITH A SINK.

R306.3 SEWAGE DISPOSAL.
PLUMBING FIXTURES SHALL BE CONNECTED TO A SANITARY
SEWER OR TO AN APPROVED PRIVATE SEWAGE DISPOSAL
SYSTEM.

R306.4 WATER SUPPLY TO FIXTURES.
PLUMBING FIXTURES SHALL BE CONNECTED TO AN APPROVED
WATER SUPPLY. KITCHEN SINKS, LAVATORIES, BATHTUBS,
SHOWERS, BIDETS, LAUNDRY TUBS AND WASHING MACHINE
OUTLETS SHALL BE PROVIDED WITH HOT AND COLD WATER.

SECTION R307 TOILET, BATH, AND  SHOWER
SPACES

R307.1 SPACE REQUIRED. FIXTURES SHALL BE SPACED IN
ACCORDANCE WITH FIGURE R307.1, AND IN ACCORDANCE WITH
THE REQUIREMENTS OF SECTION P2705.1.

R307.2 BATHTUB AND SHOWER SPACES. BATHTUB AND SHOWER
FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER
HEADS AND IN SHOWER COMPARTMENTS SHALL BE FINISHED WITH
A NONABSORBENT SURFACE. SUCH WALL SURFACES SHALL
EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET (1829 MM) ABOVE
THE FLOOR.

SECTION R308 GLAZING

R308.4 HAZARDOUS LOCATIONS.
THE LOCATIONS SPECIFIED IN SECTIONS R308.4.1 THROUGH
R308.4.7 SHALL BE CONSIDERED TO BE SPECIFIC HAZARDOUS
LOCATIONS FOR THE PURPOSES OF GLAZING.

R308.4.1 GLAZING IN DOORS.
GLAZING IN FIXED AND OPERABLE PANELS OF SWINGING, SLIDING
AND BI-FOLD DOORS SHALL BE CONSIDERED TO BE A HAZARDOUS
LOCATION.

NOTE: SEE SECTION 308.4.1 FOR EXCEPTIONS

R308.4.2 GLAZING ADJACENT TO DOORS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL ADJACENT
TO A DOOR SHALL BE CONSIDERED TO BE A HAZARDOUS
LOCATION WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING
IS LESS THAN 60 INCHES (1524 MM) ABOVE THE FLOOR OR
WALKING SURFACE AND IT MEETS EITHER OF THE FOLLOWING
CONDITIONS:
1. WHERE THE GLAZING IS WITHIN 24 INCHES (610 MM) OF
EITHER SIDE OF THE DOOR IN THE PLANE OF THE DOOR IN A
CLOSED POSITION.
2. WHERE THE GLAZING IS ON A WALL LESS THAN 180 DEGREES
(3.14 RAD) FROM THE PLANE OF THE DOOR IN A CLOSED POSITION
AND WITHIN 24 INCHES (610 MM) OF THE HINGE SIDE OF AN
IN-SWINGING DOOR.
EXCEPTIONS:
1. DECORATIVE GLAZING.
2. WHERE THERE IS AN INTERVENING WALL OR OTHER
PERMANENT BARRIER BETWEEN THE DOOR AND THE GLAZING.
3. WHERE ACCESS THROUGH THE DOOR IS TO A CLOSET OR
STORAGE AREA 3 FEET (914 MM) OR LESS IN DEPTH. GLAZING IN
THIS APPLICATION SHALL COMPLY WITH SECTION R308.4.3.
4. GLAZING THAT IS ADJACENT TO THE FIXED PANEL OF PATIO
DOORS.

R308.4.3 GLAZING IN WINDOWS.
GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL THAT
MEETS ALL OF THE FOLLOWING CONDITIONS SHALL BE
CONSIDERED TO BE A HAZARDOUS LOCATION:
1. THE EXPOSED AREA OF AN INDIVIDUAL PANE IS LARGER
THAN 9 SQUARE FEET (0.836 M2).
2. THE BOTTOM EDGE OF THE GLAZING IS LESS THAN 18
INCHES (457 MM) ABOVE THE FLOOR.
3. THE TOP EDGE OF THE GLAZING IS MORE THAN 36 INCHES
4. (914 MM) ABOVE THE FLOOR.
5. ONE OR MORE WALKING SURFACES ARE WITHIN 36 INCHES
(914 MM), MEASURED HORIZONTALLY AND IN A STRAIGHT LINE, OF
THE GLAZING.

NOTE: SEE SECTION R308.4.3. FOR EXCEPTIONS

R308.4.4 GLAZING IN GUARDS AND RAILINGS.
GLAZING IN GUARDS AND RAILINGS, INCLUDING STRUCTURAL
BALUSTER PANELS AND NONSTRUCTURAL IN-FILL PANELS,
REGARDLESS OF AREA OR HEIGHT ABOVE A WALKING SURFACE
SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION.

R308.4.4.1 STRUCTURAL GLASS BALUSTER PANELS.
GUARDS WITH STRUCTURAL GLASS BALUSTER PANELS SHALL BE
INSTALLED WITH AN ATTACHED TOP RAIL OR HANDRAIL. THE TOP
RAIL OR HANDRAIL SHALL BE SUPPORTED BY NOT LESS THAN
THREE GLASS BALUSTER PANELS, OR SHALL BE OTHERWISE
SUPPORTED TO REMAIN IN PLACE SHOULD ONE GLASS BALUSTER
PANEL FAIL.

NOTE: SEE SECTION 308.4.4.1 FOR EXCEPTIONS.

R308.4.5 GLAZING AND WET SURFACES.
GLAZING IN WALLS, ENCLOSURES OR FENCES CONTAINING OR
FACING HOT TUBS, SPAS, WHIRLPOOLS, SAUNAS, STEAM ROOMS,
BATHTUBS, SHOWERS AND INDOOR OR OUTDOOR SWIMMING
POOLS WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS
LESS THAN 60 INCHES (1524 MM) MEASURED VERTICALLY ABOVE
ANY STANDING OR WALKING SURFACE SHALL BE CONSIDERED A
HAZARDOUS LOCATION. THIS SHALL APPLY TO SINGLE GLAZING
AND ALL PANES IN MULTIPLE GLAZING.

SEE SECTION 308.4.5 FOR EXCEPTIONS.

R311.3 FLOORS AND LANDINGS AT EXTERIOR DOORS.
THERE SHALL BE A LANDING OR FLOOR ON EACH SIDE OF EACH
EXTERIOR DOOR. THE WIDTH OF EACH LANDING SHALL BE NOT
LESS THAN THE DOOR SERVED.
LANDINGS SHALL HAVE A DIMENSION OF NOT LESS THAN 36
INCHES (914 MM) MEASURED IN THE DIRECTION OF TRAVEL. THE
SLOPE AT EXTERIOR LANDINGS SHALL NOT EXCEED 1/4 UNIT
VERTICAL IN 12 UNITS HORIZONTAL (2 PERCENT).

NOTE: SEE SECTION 311.3. FOR EXCEPTION

R311.3.1 FLOOR ELEVATIONS AT THE REQUIRED EGRESS DOORS.
LANDINGS OR FINISHED FLOORS AT THE REQUIRED EGRESS DOOR
SHALL BE NOT MORE THAN 11/2 INCHES (38 MM) LOWER THAN THE
TOP OF THE THRESHOLD.

NOTE: SEE SECTION 311.3.1 FOR EXCEPTION

R311.3.2 FLOOR ELEVATIONS AT OTHER EXTERIOR DOORS.
DOORS OTHER THAN THE REQUIRED EGRESS DOOR SHALL BE
PROVIDED WITH LANDINGS OR FLOORS NOT MORE THAN 73/4
INCHES (196 MM) BELOW THE TOP OF THE THRESHOLD.

NOTE: SEE SECTION 311.3.2. FOR EXCEPTION

R311.3.3 STORM AND SCREEN DOORS.
STORM AND SCREEN DOORS SHALL BE PERMITTED TO SWING
OVER EXTERIOR STAIRS AND LANDINGS.

R311.4 VERTICAL EGRESS.
EGRESS FROM HABITABLE LEVELS INCLUDING HABITABLE ATTIC
AND BASEMENTS THAT ARE NOT PROVIDED WITH AN EGRESS
DOOR IN ACCORDANCE WITH SECTION R311.2 SHALL BE BY A RAMP
IN ACCORDANCE WITH SECTION R311.8 OR A STAIRWAY IN
ACCORDANCE WITH SECTION R311.7.

R311.5 LANDING, DECK, BALCONY AND STAIR CONSTRUCTION,
AND ATTACHMENT
EXTERIOR LANDINGS, DECKS, BALCONIES, STAIRS AND SIMILAR
FACILITIES SHALL BE POSITIVELY ANCHORED TO THE PRIMARY
STRUCTURE TO RESIST BOTH VERTICAL AND LATERAL FORCES OR
SHALL BE DESIGNED TO BE SELF-SUPPORTING. ATTACHMENT
SHALL NOT BE ACCOMPLISHED BY USE OF TOENAILS OR NAILS
SUBJECT TO WITHDRAWAL.

R311.6 HALLWAYS.
THE WIDTH OF A HALLWAY SHALL BE NOT LESS THAN 3 FEET (914
MM).

R311.7 STAIRWAYS.

R311.7.1 WIDTH.
STAIRWAYS SHALL BE NOT LESS THAN 36
INCHES (914 MM) IN CLEAR WIDTH AT ALL POINTS ABOVE THE
PERMITTED HANDRAIL HEIGHT AND BELOW THE REQUIRED
HEADROOM HEIGHT. THE CLEAR WIDTH OF STAIRWAYS AT AND
BELOW THE HANDRAIL HEIGHT, INCLUDING TREADS AND
LANDINGS, SHALL BE NOT LESS THAN 31 1/2 INCHES (787 MM)
WHERE A HANDRAIL IS INSTALLED ON ONE SIDE AND 27 INCHES
(698 MM) WHERE HANDRAILS ARE INSTALLED ON BOTH SIDES.

NOTE: SEE SECTION 311.7. FOR EXCEPTION

R311.7.2 HEADROOM.
THE HEADROOM IN STAIRWAYS SHALL BE NOT LESS THAN 6 FEET 8
INCHES (2032 MM) MEASURED VERTICALLY FROM THE SLOPED LINE
ADJOINING THE TREAD NOSING OR FROM THE FLOOR SURFACE OF
THE LANDING OR PLATFORM ON THAT PORTION OF THE STAIRWAY.

NOTE: SEE SECTION 311.7.2 FOR EXCEPTIONS

R311.7.3 VERTICAL RISE.
A FLIGHT OF STAIRS SHALL NOT HAVE A VERTICAL RISE LARGER
THAN 151 INCHES (3835 MM) BETWEEN FLOOR LEVELS OR
LANDINGS

R311.7.4 WALK-LINE.
THE WALK-LINE ACROSS WINDER TREADS AND LANDINGS SHALL
BE CONCENTRIC TO THE TURN AND PARALLEL TO THE DIRECTION
OF TRAVEL ENTERING AND EXITING THE TURN. THE WALKLINE
SHALL BE LOCATED 12 INCHES (305 MM) FROM THE INSIDE OF THE
TURN. THE 12-INCH (305mm) DIMENSION SHALL BE MEASURED
FROM THE WIDEST POINT OF THE CLEAR STAIR WIDTH AT THE
WALKING SURFACE. WHERE WINDERS ARE ADJACENT WITHIN A
FLIGHT, THE POINT OF THE WIDEST CLEAR STAIR WIDTH OF THE
ADJACENT WINDERS SHALL BE USED.

R311.7.5 STAIR TREADS AND RISERS.
STAIR TREADS AND RISERS SHALL MEET THE REQUIREMENTS OF
THIS SECTION. FOR THE PURPOSES OF THIS SECTION,
DIMENSIONS AND DIMENSIONED SURFACES SHALL BE EXCLUSIVE
OF CARPETS, RUGS OR RUNNERS.

R311.7.5.1 RISERS.
THE RISER HEIGHT SHALL BE NOT MORE THAN 73/4 INCHES (196
MM). THE RISER SHALL BE MEASURED VERTICALLY BETWEEN
LEADING EDGES OF THE ADJACENT TREADS. THE GREATEST RISER
HEIGHT WITHIN ANY FLIGHT OF STAIRS SHALL NOT EXCEED THE
SMALLEST BY MORE THAN 3/8 INCH (9.5 MM). RISERS SHALL BE
VERTICAL OR SLOPED FROM THE UNDERSIDE OF THE NOSING OF
THE TREAD ABOVE AT AN ANGLE NOT MORE THAN 30 DEGREES
(0.51 RAD) FROM THE VERTICAL. AT OPEN RISERS, OPENINGS
LOCATED MORE THAN 30
INCHES (762 MM), AS MEASURED VERTICALLY, TO THE FLOOR OR
GRADE BELOW SHALL NOT PERMIT THE PASSAGE OF
4-INCH-DIA (102 MM) SPHERE.

NOTE: SEE SECTION 311.5.1  FOR EXCEPTIONS

R311.7.5.2 TREADS.
THE TREAD DEPTH SHALL BE NOT LESS THAN 10 INCHES (254 MM).
THE TREAD DEPTH SHALL BE MEASURED HORIZONTALLY BETWEEN
THE VERTICAL PLANES OF THE FOREMOST PROJECTION OF
ADJACENT TREADS AND AT A RIGHT ANGLE TO THE TREAD’S
LEADING EDGE. THE GREATEST TREAD DEPTH WITHIN ANY FLIGHT
OF STAIRS SHALL NOT EXCEED THE SMALLEST BY MORE THAN 3/8
INCH (9.5 MM).

R311.7.5.2.1 WINDER TREADS.
WINDER TREADS SHALL HAVE A TREAD DEPTH OF NOT LESS THAN
10 INCHES (254MM) MEASURED BETWEEN THE VERTICAL PLANES
OF THE FOREMOST PROJECTION OF ADJACENT TREADS AT THE
INTERSECTIONS WITH THE WALK-LINE. WINDER TREADS SHALL
HAVE A TREAD DEPTH OF NOT LESS THAN 6 INCHES (152 MM) AT
ANY POINT WITHIN THE CLEAR WIDTH OF THE STAIR. WITHIN ANY
FLIGHT OF STAIRS, THE LARGEST WINDER TREAD DEPTH AT THE
WALK-LINE SHALL NOT EXCEED THE SMALLEST WINDER TREAD BY
MORE THAN 3/8 INCH (9.5 MM). CONSISTENTLY SHAPED WINDERS
AT THE WALK-LINE SHALL BE ALLOWED WITHIN THE SAME FLIGHT
OF STAIRS AS RECTANGULAR TREADS AND SHALL NOT BE
REQUIRED TO BE WITHIN 3/8 INCH (9.5 MM) OF THE RECTANGULAR
TREAD DEPTH.

SEE SECTION 311.7.5 .2.1 FOR EXCEPTION

R308.4.6 GLAZING ADJACENT TO STAIRS AND RAMPS.
GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS
LESS THAN 36 INCHES (914 MM) ABOVE THE PLANE OF THE
ADJACENT WALKING SURFACE OF STAIRWAYS, LANDINGS
BETWEEN FLIGHTS OF STAIRS AND RAMPS SHALL BE CONSIDERED
TO BE A HAZARDOUS LOCATION.

NOTE: SEE SECTION 308.4.6 FOR EXCEPTIONS.

R308.4.7 GLAZING ADJACENT TO THE BOTTOM STAIR LANDING.
GLAZING ADJACENT TO THE LANDING AT THE BOTTOM OF A
STAIRWAY WHERE THE GLAZING IS LESS THAN 36 INCHES (914 MM)
ABOVE THE LANDING AND WITHIN A 60-INCH (1524 MM)
HORIZONTAL ARC LESS THAN 180 DEGREES FROM THE BOTTOM
TREAD NOSING SHALL BE CONSIDERED TO BE A HAZARDOUS
LOCATION.

SEE SECTION 308.4.7 FOR EXCEPTION

R308.5 SITE-BUILT WINDOWS.
SITE-BUILT WINDOWS SHALL COMPLY
WITH SECTION 2404 OF THE INTERNATIONAL BUILDING CODE.

R308.6 SKYLIGHTS AND SLOPED GLAZING.
SKYLIGHTS AND SLOPED
GLAZING SHALL COMPLY WITH THE FOLLOWING SECTIONS.

R308.6.1 DEFINITIONS. THE FOLLOWING TERMS ARE DEFINED IN
CHAPTER 2:
-SKYLIGHT, UNIT.
-SKYLIGHTS AND SLOPED GLAZING.
-TUBULAR DAYLIGHTING DEVICE (TDD).

SECTION R309 GARAGES AND CARPORTS

R309.1 FLOOR SURFACE.
GARAGE FLOOR SURFACES SHALL BE OF
APPROVED NONCOMBUSTIBLE MATERIAL. THE AREA OF FLOOR
USED FOR PARKING OF AUTOMOBILES OR OTHER VEHICLES SHALL
BE SLOPED TO FACILITATE THE MOVEMENT OF LIQUIDS TO A DRAIN
OR TOWARD THE MAIN VEHICLE ENTRY DOORWAY.

R309.2 CARPORTS.
CARPORTS SHALL BE OPEN ON NOT LESS THAN TWO SIDES.
CARPORT FLOOR SURFACES SHALL BE OF APPROVED
NONCOMBUSTIBLE MATERIAL. CARPORTS NOT OPEN ON TWO OR
MORE SIDES SHALL BE CONSIDERED TO BE A GARAGE AND SHALL
COMPLY WITH THE PROVISIONS OF THIS SECTION FOR GARAGES.
THE AREA OF FLOOR USED FOR PARKING OF AUTOMOBILES OR
OTHER VEHICLES SHALL BE SLOPED TO FACILITATE THE
MOVEMENT OF LIQUIDS TO A DRAIN OR TOWARD THE MAIN
VEHICLE ENTRY DOORWAY.

EXCEPTION: ASPHALT SURFACES SHALL BE PERMITTED AT
GROUND LEVEL IN CARPORTS.

R309.4 AUTOMATIC GARAGE DOOR OPENERS.
AUTOMATIC GARAGE DOOR OPENERS, IF PROVIDED, SHALL BE
LISTED AND LABELED IN ACCORDANCE WITH UL 325.

R309.5 FIRE SPRINKLERS.
PRIVATE GARAGES SHALL BE PROTECTED BY FIRE SPRINKLERS
WHERE THE GARAGE WALL HAS BEEN DESIGNED BASED ON TABLE
R302.1(2), NOTE A. SPRINKLERS IN GARAGES SHALL BE
CONNECTED TO AN AUTOMATIC SPRINKLER SYSTEM THAT
COMPLIES WITH SECTION P2904. GARAGE SPRINKLERS SHALL BE
RESIDENTIAL SPRINKLERS OR QUICK-RESPONSE SPRINKLERS,
DESIGNED TO PROVIDE A DENSITY OF 0.05 GPM/FT2. GARAGE
DOORS SHALL NOT BE CONSIDERED OBSTRUCTIONS WITH
RESPECT TO SPRINKLER PLACEMENT.

SECTION R310 EMERGENCY ESCAPE AND
RESCUE OPENINGS

R310.1 EMERGENCY ESCAPE AND RESCUE OPENING REQUIRED.
BASEMENTS, HABITABLE ATTICS AND EVERY SLEEPING ROOM
SHALL HAVE NOT LESS THAN ONE OPERABLE EMERGENCY ESCAPE
AND RESCUE OPENING. WHERE BASEMENTS CONTAIN ONE OR
MORE SLEEPING ROOMS, AN EMERGENCY ESCAPE AND RESCUE
OPENING SHALL BE REQUIRED IN EACH SLEEPING ROOM.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL OPEN
DIRECTLY INTO A PUBLIC WAY, OR TO A YARD OR COURT THAT
OPENS TO A PUBLIC WAY.

NOTE: SEE SECTION R310.1 FOR EXCEPTION

R310.1.1 OPERATIONAL CONSTRAINTS AND OPENING CONTROL
DEVICES.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE
OPERATIONAL FROM THE INSIDE OF THE ROOM WITHOUT THE USE
OF KEYS, TOOLS OR SPECIAL KNOWLEDGE. WINDOW OPENING
CONTROL DEVICES  ON WINDOWS SERVING AS A REQUIRED
EMERGENCY ESCAPE AND RESCUE OPENING SHALL COMPLY WITH
ASTM F2090.

R310.2 EMERGENCY ESCAPE AND RESCUE OPENINGS.
EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE
MINIMUM DIMENSIONS AS SPECIFIED IN THIS SECTION.

R310.2.1 MINIMUM OPENING AREA.
EMERGENCY AND ESCAPE RESCUE OPENINGS SHALL HAVE A NET
CLEAR OPENING OF NOT LESS THAN 5.7 SQUARE FEET (0.530 M2).
THE NET CLEAR OPENING DIMENSIONS REQUIRED BY THIS
SECTION SHALL BE OBTAINED BY THE NORMAL OPERATION OF THE
EMERGENCY ESCAPE AND RESCUE OPENING FROM THE INSIDE.
THE NET CLEAR HEIGHT OF THE OPENING SHALL BE NOT LESS
THAN 24 INCHES (610 MM) AND THE NET CLEAR WIDTH SHALL BE
NOT LESS THAN 20 INCHES (508 MM).

EXCEPTION: GRADE FLOOR OPENINGS OR BELOW-GRADE
OPENINGS SHALL
HAVE A NET CLEAR OPENING AREA OF NOT LESS THAN 5 SQUARE
FEET (0.465 M2).

R310.2.2 WINDOW SILL HEIGHT.
WHERE A WINDOW IS PROVIDED AS THE EMERGENCY ESCAPE AND
RESCUE OPENING, IT SHALL HAVE A SILL HEIGHT OF NOT MORE
THAN 44 INCHES (1118 MM) ABOVE THE FLOOR; WHERE THE SILL
HEIGHT IS BELOW GRADE, IT SHALL BE PROVIDED WITH A WINDOW
WELL IN ACCORDANCE WITH SECTION R310.2.3.

R310.2.3 WINDOW WELLS.
THE HORIZONTAL AREA OF THE WINDOW WELL SHALL BE NOT
LESS THAN 9 SQUARE FEET (0.9 M2), WITH A HORIZONTAL
PROJECTION AND WIDTH OF NOT LESS THAN 36 INCHES (914 MM).
THE AREA OF THE WINDOW WELL SHALL ALLOW THE EMERGENCY
ESCAPE AND RESCUE OPENING TO BE FULLY OPENED.

SEE SECTION 310.2.3 FOR EXCEPTION

R310.2.3.1 LADDER AND STEPS.
WINDOW WELLS WITH A VERTICAL DEPTH GREATER THAN 44
INCHES (1118 MM) SHALL BE EQUIPPED WITH A PERMANENTLY
AFFIXED LADDER OR STEPS USABLE WITH THE WINDOW IN THE
FULLY OPEN POSITION. LADDERS OR STEPS REQUIRED BY THIS
SECTION SHALL NOT BE REQUIRED TO COMPLY WITH SECTIONS
R311.7. LADDERS OR RUNGS SHALL HAVE AN INSIDE WIDTH OF NOT
LESS THAN 12 INCHES (305 MM), SHALL PROJECT NOT LESS THAN 3
INCHES (76 MM) FROM THE WALL AND SHALL BE SPACED NOT
MORE THAN 18 INCHES (457 MM) ON CENTER VERTICALLY FOR THE
FULL HEIGHT OF THE WINDOW WELL.

R310.2.3.2 DRAINAGE.
WINDOW WELLS SHALL BE DESIGNED FOR PROPER DRAINAGE BY
CONNECTING TO THE BUILDING’S FOUNDATION DRAINAGE SYSTEM
REQUIRED BY SECTION R405.1 OR BY AN APPROVED ALTERNATIVE
METHOD.

NOTE: SEE SECTION 310.2.3.2 FOR EXCEPTION

R310.2.4 EMERGENCY ESCAPE AND RESCUE OPENINGS UNDER
DECKS AND PORCHES.
EMERGENCY ESCAPE AND RESCUE OPENINGS INSTALLED UNDER
DECKS AND PORCHES SHALL BE FULLY OPENABLE AND PROVIDE A
PATH NOT LESS THAN 36 INCHES (914 MM) IN HEIGHT TO A YARD
OR COURT.

R310.2.5 REPLACEMENT WINDOWS.
REPLACEMENT WINDOWS INSTALLED IN BUILDINGS MEETING THE
SCOPE OF THIS CODE SHALL BE EXEMPT FROM THE MAXIMUM SILL
HEIGHT REQUIREMENTS OF SECTION R310.2.2 AND THE
REQUIREMENTS OF SECTION R310.2.1, PROVIDED THAT THE
REPLACEMENT WINDOW MEETS THE FOLLOWING CONDITIONS:

1. THE REPLACEMENT WINDOW IS THE MANUFACTURER'S
LARGEST STANDARD SIZE WINDOW THAT WILL FIT WITHIN THE
EXISTING FRAME OR EXISTING ROUGH OPENING. THE
REPLACEMENT WINDOW IS OF THE SAME OPERATING STYLE  AS
THE EXISTING WINDOW OR A STYLE THAT PROVIDES FOR AN
EQUAL OR GREATER WINDOW OPENING AREA THAN THE EXISTING
WINDOW.
2. THE REPLACEMENT WINDOW IS NOT PART OF A CHANGE OF
OCCUPANCY.

R310.3 EMERGENCY ESCAPE AND RESCUE DOORS.
WHERE A DOOR IS PROVIDED AS THE REQUIRED EMERGENCY
ESCAPE AND RESCUE OPENING, IT SHALL BE A SIDE-HINGED DOOR
OR A SLIDER WHERE THE OPENING IS BELOW THE ADJACENT
GRADE, IT SHALL BE PROVIDED WITH AN AREA WELL.

R310.3.1 MINIMUM DOOR OPENING SIZE.
THE MINIMUM NET CLEAR HEIGHT OPENING FOR ANY DOOR THAT
SERVES AS AN EMERGENCY AND ESCAPE RESCUE OPENING SHALL
BE IN ACCORDANCE WITH SECTION R310.2.1.

R310.3.2 AREA WELLS.
AREA WELLS SHALL HAVE A WIDTH OF NOT LESS THAN 36 INCHES
(914 MM). THE AREA WELL SHALL BE SIZED TO ALLOW THE
EMERGENCY ESCAPE AND RESCUE DOOR TO BE FULLY OPENED.

R310.3.2.1 LADDER AND STEPS.
AREA WELLS WITH A VERTICAL DEPTH GREATER THAN 44 INCHES
(1118 MM) SHALL BE EQUIPPED WITH A PERMANENTLY AFFIXED
LADDER OR STEPS USABLE WITH THE DOOR IN THE FULLY OPEN
POSITION. LADDERS OR STEPS REQUIRED BY THIS SECTION SHALL
NOT BE REQUIRED TO COMPLY WITH SECTION R311.7. LADDERS OR
RUNGS SHALL HAVE AN INSIDE WIDTH OF NOT LESS THAN 12
INCHES (305 MM), SHALL PROJECT NOT LESS THAN 3 INCHES (76
MM) FROM THE WALL AND SHALL BE SPACED NOT MORE THAN 18
INCHES (457 MM) ON CENTER VERTICALLY FOR THE FULL HEIGHT
OF THE EXTERIOR STAIRWELL.

R310.3.2.2 DRAINAGE.
AREA WELLS SHALL BE DESIGNED FOR PROPER DRAINAGE BY
CONNECTING TO THE BUILDING’S FOUNDATION DRAINAGE SYSTEM
REQUIRED BY SECTION R405.1 OR BY AN APPROVED ALTERNATIVE
METHOD.

NOTE: SEE SECTION 310.3.2.1 FOR EXCEPTION

R310.4 BARS, GRILLES, COVERS AND SCREENS.
WHERE BARS, GRILLES, COVERS, SCREENS OR SIMILAR DEVICES
ARE PLACED OVER EMERGENCY ESCAPE AND RESCUE OPENINGS,
AREA WELLS, OR WINDOW WELLS, THE MINIMUM NET CLEAR
OPENING SIZE SHALL COMPLY WITH SECTIONS R310.2.1 THROUGH
R310.2.3, AND SUCH DEVICES SHALL BE RELEASABLE OR
REMOVABLE FROM THE INSIDE WITHOUT THE USE OF A KEY, TOOL,
SPECIAL KNOWLEDGE OR FORCE GREATER THAN THAT REQUIRED
FOR THE NORMAL OPERATION OF THE ESCAPE AND RESCUE
OPENING.

R310.5 DWELLING ADDITIONS.
WHERE DWELLING ADDITIONS CONTAIN SLEEPING ROOMS, AN
EMERGENCY ESCAPE AND RESCUE OPENING SHALL BE PROVIDED
IN EACH NEW SLEEPING ROOM. WHERE DWELLING ADDITIONS
HAVE BASEMENTS, AN EMERGENCY ESCAPE AND RESCUE
OPENING SHALL BE PROVIDED IN THE NEW BASEMENT.

NOTE: SEE SECTION 310.5 FOR EXCEPTIONS

R310.6 ALTERATIONS OR REPAIRS OF EXISTING BASEMENTS.
AN EMERGENCY ESCAPE AND RESCUE OPENING IS NOT REQUIRED
WHERE EXISTING BASEMENTS UNDERGO ALTERATIONS OR
REPAIRS.

NOTE: SEE SECTION 310.6 FOR EXCEPTION

SECTION R311 MEANS OF EGRESS

R311.1 MEANS OF EGRESS.
DWELLINGS SHALL BE PROVIDED WITH A MEANS OF EGRESS IN
ACCORDANCE WITH THIS SECTION. THE MEANS OF EGRESS SHALL
PROVIDE A CONTINUOUS AND UNOBSTRUCTED PATH OF VERTICAL
AND HORIZONTAL EGRESS TRAVEL FROM ALL PORTIONS OF THE
DWELLING TO THE REQUIRED EGRESS DOOR WITHOUT REQUIRING
TRAVEL THROUGH A GARAGE. THE REQUIRED EGRESS DOOR
SHALL OPEN DIRECTLY INTO A PUBLIC WAY OR TO A YARD OR
COURT THAT OPENS TO A PUBLIC WAY.

R311.2 EGRESS DOOR.
NOT LESS THAN ONE EGRESS DOOR SHALL BE PROVIDED FOR
EACH DWELLING UNIT. THE EGRESS DOOR SHALL BE SIDE-HINGED,
AND SHALL PROVIDE A CLEAR WIDTH OF NOT LESS THAN 32
INCHES (813 MM) WHERE MEASURED BETWEEN THE FACE OF THE
DOOR AND THE STOP, WITH THE DOOR OPEN 90 DEGREES (1.57
RAD). THE CLEAR HEIGHT OF THE DOOR OPENING SHALL BE NOT
LESS THAN 78 INCHES (1981 MM) IN HEIGHT MEASURED FROM THE
TOP OF THE THRESHOLD TO THE BOTTOM OF THE STOP. OTHER
DOORS SHALL NOT BE REQUIRED TO COMPLY WITH THESE
MINIMUM DIMENSIONS. EGRESS DOORS SHALL BE READILY
OPEN-ABLE FROM INSIDE THE DWELLING WITHOUT THE USE OF A
KEY OR SPECIAL KNOWLEDGE OR EFFORT.

R311.7.5.3 NOSINGS.
NOSINGS AT TREADS, LANDINGS AND FLOORS OF STAIRWAYS
SHALL HAVE A RADIUS OF CURVATURE AT THE NOSING NOT
GREATER THAN 9/16 INCH (14 MM) OR A BEVEL NOT GREATER THAN
1/4 INCH (12.7 MM). A NOSING PROJECTION NOT LESS THAN 3/4
INCH (19 MM) AND NOT MORE THAN 11/4 INCHES (32 MM) SHALL BE
PROVIDED ON STAIRWAYS. THE GREATEST NOSING PROJECTION
SHALL NOT EXCEED THE SMALLEST NOSING PROJECTION BY MORE
THAN 3/8 INCH (9.5 MM) WITHIN A STAIRWAY.

NOTE: SEE SECTION 311.7.5.3 FOR EXCEPTION
.
R311.7.5.4 EXTERIOR PLASTIC COMPOSITE STAIR TREADS.
PLASTIC COMPOSITE EXTERIOR STAIR TREADS SHALL COMPLY
WITH THE PROVISIONS OF THIS SECTION AND SECTION R507.2.2

R311.7.6 LANDINGS FOR STAIRWAYS.
THERE SHALL BE A FLOOR OR LANDING AT THE TOP AND BOTTOM
OF EACH STAIRWAY. THE WIDTH PERPENDICULAR TO THE
DIRECTION OF TRAVEL SHALL BE NOT LESS THAN THE WIDTH OF
THE FLIGHT SERVED. FOR LANDINGS OF SHAPES OTHER THAN
SQUARE OR RECTANGULAR, THE DEPTH AT THE WALK LINE AND
THE TOTAL AREA SHALL BE NOT LESS THAN THAT OF A QUARTER
CIRCLE WITH A RADIUS EQUAL TO THE REQUIRED LANDING WIDTH.
WHERE THE STAIRWAY HAS A STRAIGHT RUN, THE DEPTH IN THE
DIRECTION OF TRAVEL SHALL BE NOT LESS THAN 36 INCHES (914
MM).

NOTE: SEE SECTION 311.7.6 FOR EXCEPTION

R311.7.7 STAIRWAY WALKING SURFACE.
THE WALKING SURFACE OF TREADS AND LANDINGS OF STAIRWAYS
SHALL BE SLOPED NOT STEEPER THAN ONE UNIT VERTICAL IN 48
INCHES HORIZONTAL (2-PERCENT SLOPE).

R311.7.8 HANDRAILS.
HANDRAILS SHALL BE PROVIDED ON NOT LESS THAN ONE SIDE OF
EACH FLIGHT OF STAIRS WITH FOUR OR MORE RISERS.

R311.7.8.1 HEIGHT.
HANDRAIL HEIGHT, MEASURED VERTICALLY FROM THE SLOPED
PLANE ADJOINING THE TREAD NOSING, OR FINISH SURFACE OF
RAMP SLOPE, SHALL BE NOT LESS THAN 34 INCHES (864 MM) AND
NOT MORE THAN 38 INCHES (965 MM).

  NOTE: SEE SECTION 311.7.8.1 FOR EXCEPTIONS

R311.7.8.2 HANDRAIL PROJECTION.
HANDRAILS SHALL NOT PROJECT MORE THAN 4 1/2 INCHES (114
MM) ON EITHER SIDE OF THE STAIRWAY.

  NOTE: SEE SECTION 311.7.8.2 FOR EXCEPTIONS

R311.7.8.3 HANDRAIL CLEARANCE.
HANDRAILS ADJACENT TO A WALL SHALL HAVE A SPACE OF NOT
LESS THAN 1 1/2 INCHES (38 MM) BETWEEN THE WALL AND THE
HANDRAILS.

R311.7.8.4 CONTINUITY.
HANDRAILS SHALL BE CONTINUOUS FOR THE FULL LENGTH OF THE
FLIGHT, FROM A POINT DIRECTLY ABOVE THE TOP RISER OF THE
FLIGHT TO A POINT DIRECTLY ABOVE THE LOWEST RISER OF THE
FLIGHT. HANDRAIL ENDS SHALL BE RETURNED OR SHALL
TERMINATE IN NEWEL POSTS OR SAFETY TERMINALS

  NOTE: SEE SECTION 311.7.8.4 FOR EXCEPTIONS

R311.7.8.5 GRIP-SIZE.
REQUIRED HANDRAILS SHALL BE OF ONE OF THE FOLLOWING
TYPES OR PROVIDE EQUIVALENT GRASPABILITY.

  NOTE: SEE R3117.8.3 FOR TYPE I AND TYPE II HANDRAILS.

R311.7.8.6 EXTERIOR PLASTIC COMPOSITE HANDRAILS.
PLASTIC COMPOSITE EXTERIOR HANDRAILS SHALL COMPLY WITH
THE REQUIREMENTS OF SECTION R507.2.2.

R311.7.9 ILLUMINATION.
STAIRWAYS SHALL BE PROVIDED WITH ILLUMINATION IN
ACCORDANCE WITH SECTION R303.7 AND R303.8.

R311.7.10 SPECIAL STAIRWAYS.
SPIRAL STAIRWAYS AND BULKHEAD ENCLOSURE STAIRWAYS
SHALL COMPLY WITH THE REQUIREMENTS OF SECTION R311.7
EXCEPT AS SPECIFIED IN SECTIONS R311.7.10.1 AND R311.7.10.2.

R311.7.10.1 SPIRAL STAIRWAYS.
THE CLEAR WIDTH AT AND BELOW THE HANDRAILS AT SPIRAL
STAIRWAYS SHALL BE NOT LESS THAN 26 INCHES (660 MM) AND
THE WALK-LINE RADIUS SHALL BE NOT GREATER THAN 24 1/2
INCHES (622 MM). EACH TREAD SHALL HAVE A DEPTH OF NOT LESS
THAN 6 3/4 INCHES (171 MM) AT THE WALK-LINE. TREADS SHALL BE
IDENTICAL, AND THE RISE SHALL BE NOT MORE THAN 9 1/2 INCHES
(241 MM). HEADROOM SHALL BE NOT LESS THAN 6 FEET 6 INCHES
(1982 MM).

R311.7.10.2 BULKHEAD ENCLOSURE STAIRWAYS.
STAIRWAYS SERVING BULKHEAD ENCLOSURES, NOT PART OF THE
REQUIRED BUILDING EGRESS, PROVIDING ACCESS FROM THE
OUTSIDE GRADE LEVEL TO THE BASEMENT SHALL BE EXEMPT
FROM THE REQUIREMENTS OF SECTIONS R311.3 AND R311.7
WHERE THE HEIGHT FROM THE BASEMENT FINISHED FLOOR LEVEL
TO GRADE ADJACENT TO THE STAIRWAY IS NOT MORE THAN 8
FEET (2438 MM) AND THE GRADE LEVEL OPENING TO THE
STAIRWAY IS COVERED BY A BULKHEAD ENCLOSURE WITH HINGED
DOORS OR OTHER APPROVED MEANS.

  NOTE: SEE SECTION R311.7.11 THROUGH R311.7.12.2 FOR
ALTERNATING TREAD DEVICES AND SHIPS LADDERS.

R311.8 RAMPS

R311.8.1 MAXIMUM SLOPE.
RAMPS SERVING THE EGRESS DOOR REQUIRED BY SECTION
R311.2 SHALL HAVE A SLOPE OF NOT MORE THAN 1 UNIT VERTICAL
IN 12 UNITS HORIZONTAL (8.3-PERCENT SLOPE). OTHER RAMPS
SHALL HAVE A MAXIMUM SLOPE OF 1 UNIT VERTICAL IN 8 UNITS
HORIZONTAL (12.5 PERCENT).

EXCEPTION: WHERE IT IS TECHNICALLY INFEASIBLE TO COMPLY
BECAUSE OF SITE CONSTRAINTS, RAMPS SHALL HAVE A SLOPE OF
NOT MORE THAN 1 UNIT VERTICAL IN 8 UNITS HORIZONTAL (12.5
PERCENT).

R311.8.2 LANDINGS REQUIRED.
THERE SHALL BE A FLOOR OR LANDING AT THE TOP AND BOTTOM
OF EACH RAMP, WHERE DOORS OPEN ONTO RAMPS, AND WHERE
RAMPS CHANGE DIRECTIONS. THE WIDTH OF THE LANDING
PERPENDICULAR TO THE RAMP SLOPE SHALL BE NOT LESS THAN
36 INCHES (914 MM).
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R314.3 LOCATION.
SMOKE ALARMS SHALL BE INSTALLED IN THE FOLLOWING
LOCATIONS:
1. IN EACH SLEEPING ROOM.
2. OUTSIDE EACH SEPARATE SLEEPING AREA IN THE
IMMEDIATE VICINITY OF THE BEDROOMS.
3. ON EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING
BASEMENTS AND HABITABLE ATTICS AND NOT INCLUDING CRAWL
SPACES AND UNINHABITABLE ATTICS. IN DWELLINGS OR DWELLING
UNITS WITH SPLIT LEVELS AND WITHOUT AN INTERVENING DOOR
BETWEEN THE ADJACENT LEVELS, A SMOKE ALARM INSTALLED ON
THE UPPER LEVEL SHALL SUFFICE FOR THE ADJACENT LOWER
LEVEL PROVIDED THAT THE LOWER LEVEL IS LESS THAN ONE FULL
STORY BELOW THE UPPER LEVEL.
4. SMOKE ALARMS SHALL BE INSTALLED NOT LESS THAN 3 FEET
(914 MM) HORIZONTALLY FROM THE DOOR OR OPENING OF A
BATHROOM THAT CONTAINS A BATHTUB OR SHOWER UNLESS THIS
WOULD PREVENT PLACEMENT OF A SMOKE ALARM REQUIRED BY
THIS SECTION.

R314.3.1 INSTALLATION NEAR COOKING APPLIANCES.
SMOKE ALARMS SHALL NOT BE INSTALLED IN THE FOLLOWING
LOCATIONS UNLESS THIS WOULD PREVENT PLACEMENT OF A
SMOKE ALARM IN A LOCATION REQUIRED BY SECTION R314.3.

1. IONIZATION SMOKE ALARMS SHALL NOT BE INSTALLED LESS
THAN 20 FEET (6096 MM) HORIZONTALLY FROM A PERMANENTLY
INSTALLED COOKING APPLIANCE.
2. IONIZATION SMOKE ALARMS WITH AN ALARM-SILENCING
SWITCH SHALL NOT BE INSTALLED LESS THAN 10 FEET (3048 mm)
HORIZONTALLY FROM A PERMANENTLY INSTALLED COOKING
APPLIANCE.
3. PHOTOELECTRIC SMOKE ALARMS SHALL NOT BE INSTALLED
LESS THAN 6 FEET (1828 MM) HORIZONTALLY FROM A
PERMANENTLY INSTALLED COOKING APPLIANCE.

R314.4 INTERCONNECTION.
WHERE MORE THAN ONE SMOKE ALARM
IS REQUIRED TO BE INSTALLED WITHIN AN INDIVIDUAL DWELLING
UNIT IN ACCORDANCE WITH SECTION R314.3, THE ALARM DEVICES
SHALL BE INTERCONNECTED IN SUCH A MANNER THAT THE
ACTUATION OF ONE ALARM WILL ACTIVATE ALL OF THE ALARMS IN
THE INDIVIDUAL DWELLING UNIT. PHYSICAL INTERCONNECTION OF
SMOKE ALARMS SHALL NOT BE REQUIRED WHERE LISTED
WIRELESS ALARMS ARE INSTALLED AND ALL ALARMS SOUND UPON
ACTIVATION OF ONE ALARM.

R314.5 COMBINATION ALARMS.
COMBINATION SMOKE AND CARBON MONOXIDE ALARMS SHALL BE
PERMITTED TO BE USED IN LIEU OF SMOKE ALARMS.

R314.6 POWER SOURCE.
SMOKE ALARMS SHALL RECEIVE THEIR PRIMARY POWER FROM
THE BUILDING WIRING WHERE SUCH WIRING IS SERVED FROM A
COMMERCIAL SOURCE AND, WHERE PRIMARY POWER IS
INTERRUPTED, SHALL RECEIVE POWER FROM A BATTERY. WIRING
SHALL BE PERMANENT AND WITHOUT A DISCONNECTING SWITCH
OTHER THAN THOSE REQUIRED FOR OVERCURRENT PROTECTION.

NOTE: SEE SECTION 314.6 FOR EXCEPTIONS

R314.7 FIRE ALARM SYSTEMS
FIRE ALARM SYSTEMS SHALL BE PERMITTED TO BE USED IN LIEU
OF SMOKE ALARMS AND SHALL COMPLY WITH SECTIONS R314.7.1
THROUGH R314.7.4.

SECTION R315 CARBON MONOXIDE ALARMS

R315.1 GENERAL.
CARBON MONOXIDE ALARMS SHALL COMPLY WITH SECTION R315.

R315.1.1 LISTINGS.
CARBON MONOXIDE ALARMS SHALL BE LISTED IN ACCORDANCE
WITH UL 2034. COMBINATION CARBON MONOXIDE AND SMOKE
ALARMS SHALL BE LISTED IN ACCORDANCE WITH UL 2034 AND UL
217.

R315.2 WHERE REQUIRED.
CARBON MONOXIDE ALARMS SHALL BE PROVIDED IN
ACCORDANCE WITH SECTIONS R315.2.1 AND R315.2.2.

R315.2.1 NEW CONSTRUCTION.
FOR NEW CONSTRUCTION, CARBON MONOXIDE ALARMS SHALL BE
PROVIDED IN DWELLING UNITS WHERE EITHER OR BOTH OF THE
FOLLOWING CONDITIONS EXIST.

1. THE DWELLING UNIT CONTAINS A FUEL-FIRED APPLIANCE.
2. THE DWELLING UNIT HAS AN ATTACHED GARAGE WITH AN
OPENING THAT COMMUNICATES WITH THE DWELLING UNIT.

R315.2.2 ALTERATIONS, REPAIRS AND ADDITIONS.
WHERE ALTERATIONS, REPAIRS OR ADDITIONS REQUIRING A
PERMIT OCCUR, THE INDIVIDUAL DWELLING UNIT SHALL BE
EQUIPPED WITH CARBON MONOXIDE ALARMS LOCATED AS
REQUIRED FOR NEW DWELLINGS.
EXCEPTIONS:

NOTE: SEE SECTION 315.2.2  FOR EXCEPTIONS

R315.3 LOCATION.
CARBON MONOXIDE ALARMS IN DWELLING UNITS SHALL BE
INSTALLED OUTSIDE OF EACH SEPARATE SLEEPING AREA IN THE
IMMEDIATE VICINITY OF THE BEDROOMS. WHERE A FUEL-BURNING
APPLIANCE IS LOCATED WITHIN A BEDROOM OR ITS ATTACHED
BATHROOM, A CARBON MONOXIDE ALARM SHALL BE INSTALLED
WITHIN THE BEDROOM.

R315.4 COMBINATION ALARMS.
COMBINATION CARBON MONOXIDE AND SMOKE ALARMS SHALL BE
PERMITTED TO BE USED IN LIEU OF CARBON MONOXIDE ALARMS.

R315.5 INTERCONNECTIVITY.
WHERE MORE THAN ONE CARBON MONOXIDE ALARM IS REQUIRED
TO BE INSTALLED WITHIN AN INDIVIDUAL DWELLING UNIT IN
ACCORDANCE WITH SECTION R315.3, THE ALARM DEVICES SHALL
BE INTERCONNECTED IN SUCH A MANNER THAT THE ACTUATION
OF ONE ALARM WILL ACTIVATE ALL OF THE ALARMS IN THE
INDIVIDUAL DWELLING UNIT. PHYSICAL INTERCONNECTION OF
CARBON MONOXIDE ALARMS SHALL NOT BE REQUIRED WHERE
LISTED WIRELESS ALARMS ARE INSTALLED AND ALL ALARMS
SOUND UPON ACTIVATION OF ONE ALARM.

NOTE: SEE SECTION 315.5 FOR EXCEPTIONS

R315.6 POWER SOURCE.
CARBON MONOXIDE ALARMS SHALL RECEIVE THEIR PRIMARY
POWER FROM THE BUILDING WIRING WHERE SUCH WIRING IS
SERVED FROM A COMMERCIAL SOURCE AND, WHERE PRIMARY
POWER IS INTERRUPTED, SHALL RECEIVE POWER FROM A
BATTERY. WIRING SHALL BE PERMANENT AND WITHOUT A
DISCONNECTING SWITCH OTHER THAN THOSE REQUIRED FOR
OVER-CURRENT PROTECTION.

NOTE: SEE SECTION 315.5  FOR EXCEPTIONS

R315.7 CARBON MONOXIDE DETECTION SYSTEMS.
CARBON MONOXIDE DETECTION SYSTEMS SHALL BE PERMITTED
TO BE USED IN LIEU OF CARBON MONOXIDE ALARMS AND SHALL
COMPLY WITH SECTIONS R315.6.1 THROUGH R315.6.4.

R311.8.3 HANDRAILS REQUIRED.
HANDRAILS SHALL BE PROVIDED ON NOT LESS THAN ONE SIDE OF
RAMPS EXCEEDING A SLOPE OF ONE UNIT VERTICAL IN 12 UNITS
HORIZONTAL (8.33-PERCENT SLOPE).

R311.8.3.1 HEIGHT.
HANDRAIL HEIGHT, MEASURED ABOVE THE FINISHED SURFACE OF
THE RAMP SLOPE, SHALL BE NOT LESS THAN 34 INCHES (864
MM)AND NOT MORE THAN 38 INCHES (965 MM).

R311.8.3.2 GRIP SIZE.
HANDRAILS ON RAMPS SHALL COMPLY WITH SECTION R311.7.8.5.

R311.8.3.3 CONTINUITY.
HANDRAILS WHERE REQUIRED ON RAMPS SHALL BE CONTINUOUS
FOR THE FULL LENGTH OF THE RAMP. HANDRAIL ENDS SHALL BE
RETURNED OR SHALL TERMINATE IN NEWEL POSTS OR SAFETY
TERMINALS. HANDRAILS ADJACENT TO A WALL SHALL HAVE A
SPACE OF NOT LESS THAN 11/2 INCHES (38 MM) BETWEEN THE
WALL AND THE HANDRAILS.

SECTION R312
GUARDS AND WINDOW FALL PROTECTION

R312.1 GUARDS.
GUARDS SHALL BE PROVIDED IN ACCORDANCE WITH SECTIONS
R312.1.1 THROUGH R312.1.4.

R312.1.1 WHERE REQUIRED.
GUARDS SHALL BE PROVIDED FOR THOSE PORTIONS OF
OPEN-SIDED WALKING SURFACES, INCLUDING STAIRS, RAMPS AND
LANDINGS, THAT ARE LOCATED MORE THAN 30 INCHES (762 MM)
MEASURED VERTICALLY TO THE FLOOR OR GRADE BELOW AT ANY
POINT WITHIN 36 INCHES (914 MM) HORIZONTALLY TO THE EDGE OF
THE OPEN SIDE. INSECT SCREENING SHALL NOT BE CONSIDERED
AS A GUARD.

R312.1.2 HEIGHT.
REQUIRED GUARDS AT OPEN-SIDED WALKING SURFACES,
INCLUDING STAIRS, PORCHES, BALCONIES OR LANDINGS, SHALL
BE NOT LESS THAN 36 INCHES (914 MM) IN HEIGHT AS MEASURED
VERTICALLY ABOVE THE ADJACENT WALKING SURFACE OR
THE LINE CONNECTING THE NOSINGS.

  NOTE: SEE SECTION 312.1.2  FOR EXCEPTIONS

R312.1.3 OPENING LIMITATIONS.
REQUIRED GUARDS SHALL NOT HAVE OPENINGS FROM THE
WALKING SURFACE TO THE REQUIRED GUARD HEIGHT THAT
ALLOW PASSAGE OF A SPHERE 4 INCHES (102 mm) IN DIAMETER.

  NOTE: SEE SECTION 312.1.3  FOR EXCEPTIONS

R312.1.4 EXTERIOR PLASTIC COMPOSITE GUARDS.
PLASTIC COMPOSITE EXTERIOR GUARDS SHALL COMPLY WITH THE
REQUIREMENTS OF SECTION R317.4.

R312.2 WINDOW FALL PROTECTION.
WINDOW FALL PROTECTION SHALL BE PROVIDED IN ACCORDANCE
WITH SECTIONS R312.2.1 AND R312.2.2.

R312.2.1 WINDOW SILLS.
IN DWELLING UNITS, WHERE THE TOP OF THE SILL OF AN
OPERABLE WINDOW OPENING IS LOCATED LESS THAN 24 INCHES
(610 MM) ABOVE THE FINISHED FLOOR AND GREATER THAN 72
INCHES (1829 MM) ABOVE THE FINISHED GRADE OR OTHER
SURFACE BELOW ON THE EXTERIOR OF THE BUILDING, THE
OPERABLE WINDOW SHALL COMPLY WITH ONE OF THE
FOLLOWING:

1. OPERABLE WINDOW OPENINGS WILL NOT ALLOW A
4-INCH-DIAMETER (102 MM) SPHERE TO PASS THROUGH WHERE
THE OPENINGS ARE IN THEIR LARGEST OPENED POSITION.
2. OPERABLE WINDOWS ARE PROVIDED WITH WINDOW FALL
PREVENTION DEVICES THAT COMPLY WITH ASTM F2090.
3. OPERABLE WINDOWS THAT ARE PROVIDED WITH WINDOW
4. OPENING CONTROL DEVICES THAT COMPLY WITH SECTION
R312.2.2.

R312.2.2 WINDOW OPENING CONTROL DEVICES.
WINDOW OPENING CONTROL DEVICES SHALL COMPLY WITH
ASTM F2090. THE WINDOW OPENING CONTROL DEVICE, AFTER
OPERATION TO RELEASE THE CONTROL DEVICE ALLOWING THE
WINDOW TO FULLY OPEN, SHALL NOT REDUCE THE NET CLEAR
OPENING AREA OF THE WINDOW UNIT TO LESS THAN THE AREA
REQUIRED BY SECTION R310.2.1.

SECTION R313
AUTOMATIC FIRE SPRINKLER SYSTEMS

313.1 TOWNHOUSE AUTOMATIC FIRE SPRINKLER SYSTEMS.
AN AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEM SHALL BE
INSTALLED IN TOWNHOUSES.

NOTE: SEE SECTION 313.1 FOR EXCEPTION

R313.1.1 DESIGN AND INSTALLATION.
AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEMS FOR
TOWNHOUSES SHALL BE DESIGNED AND INSTALLED IN
ACCORDANCE WITH SECTION P2904 OR NFPA 13D.

R313.2 ONE- AND TWO-FAMILY DWELLINGS AUTOMATIC FIRE
SPRINKLER SYSTEMS.
AN AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEM SHALL BE
INSTALLED IN ONE- AND TWO-FAMILY DWELLINGS.

NOTE: SEE SECTION 313.2 FOR EXCEPTION

R313.2.1 DESIGN AND INSTALLATION.
AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEMS SHALL BE
DESIGNED AND INSTALLED IN ACCORDANCE WITH SECTION P2904
OR NFPA 13D.

SECTION R314 SMOKE ALARMS

R314.1 GENERAL.
SMOKE ALARMS SHALL COMPLY WITH NFPA 72 AND SECTION R314.

R314.1.1 LISTINGS.
SMOKE ALARMS SHALL BE LISTED IN ACCORDANCE WITH UL 217.
COMBINATION SMOKE AND CARBON MONOXIDE ALARMS SHALL BE
LISTED IN ACCORDANCE WITH UL 217 AND UL 2034.

R314.2 WHERE REQUIRED.
SMOKE ALARMS SHALL BE PROVIDED IN ACCORDANCE WITH THIS
SECTION.

R314.2.1 NEW CONSTRUCTION.
SMOKE ALARMS SHALL BE PROVIDED IN DWELLING UNITS.

R314.2.2 ALTERATIONS, REPAIRS AND ADDITIONS.
WHERE ALTERATIONS, REPAIRS OR ADDITIONS REQUIRING A
PERMIT OCCUR, THE INDIVIDUAL DWELLING UNIT SHALL BE
EQUIPPED WITH SMOKE ALARMS LOCATED AS REQUIRED FOR NEW
DWELLINGS.

SEE SECTION 314.2.2  FOR EXCEPTIONS

SECTION R321
ELEVATORS AND PLATFORM LIFTS
R321.1 ELEVATORS.
WHERE PROVIDED, PASSENGER ELEVATORS, LIMITED- USE AND
LIMITED-APPLICATION ELEVATORS OR PRIVATE RESIDENCE
ELEVATORS SHALL COMPLY WITH ASME A17.1/CSA B44.

SECTION R322
FLOOD-RESISTANT CONSTRUCTION

R322.1 GENERAL.
BUILDINGS AND STRUCTURES CONSTRUCTED IN
WHOLE OR IN PART IN FLOOD HAZARD AREAS, INCLUDING A OR V
ZONES AND COASTAL A ZONES, AS ESTABLISHED IN TABLE
R301.2(1), AND SUBSTANTIAL IMPROVEMENT AND REPAIR OF
SUBSTANTIAL DAMAGE OF BUILDINGS AND STRUCTURES IN FLOOD
HAZARD AREAS, SHALL BE DESIGNED AND CONSTRUCTED IN
ACCORDANCE WITH THE PROVISIONS CONTAINED IN THIS
SECTION. BUILDINGS AND STRUCTURES THAT ARE LOCATED IN
MORE THAN ONE FLOOD HAZARD AREA SHALL COMPLY WITH THE
PROVISIONS ASSOCIATED WITH THE MOST RESTRICTIVE FLOOD
HAZARD AREA. BUILDINGS AND STRUCTURES LOCATED IN WHOLE
OR IN PART IN IDENTIFIED FLOODWAYS SHALL BE DESIGNED
AND CONSTRUCTED IN ACCORDANCE WITH ASCE 24.

R322.1.2 STRUCTURAL SYSTEMS.
STRUCTURAL SYSTEMS OF BUILDINGS AND STRUCTURES SHALL
BE DESIGNED, CONNECTED AND ANCHORED TO RESIST
FLOTATION, COLLAPSE OR PERMANENT LATERAL MOVEMENT DUE
TO STRUCTURAL LOADS AND STRESSES FROM FLOODING EQUAL
TO THE DESIGN FLOOD ELEVATION.

R322.1.3 FLOOD-RESISTANT CONSTRUCTION.
BUILDINGS AND STRUCTURES ERECTED IN AREAS PRONE TO
FLOODING SHALL BE CONSTRUCTED BY METHODS AND PRACTICES
THAT MINIMIZE FLOOD DAMAGE.

R322.1.4 ESTABLISHING THE DESIGN FLOOD ELEVATION.
THE DESIGN FLOOD ELEVATION SHALL BE USED TO DEFINE FLOOD
HAZARD AREAS. AT A MINIMUM, THE DESIGN FLOOD ELEVATION
SHALL BE THE HIGHER OF THE FOLLOWING:

1. THE BASE FLOOD ELEVATION AT THE DEPTH OF PEAK
ELEVATION OF FLOODING, INCLUDING WAVE HEIGHT, THAT HAS A 1
PERCENT (100-YEAR FLOOD) OR GREATER CHANCE OF BEING
EQUALED OR EXCEEDED IN ANY GIVEN YEAR.
2. THE ELEVATION OF THE DESIGN FLOOD ASSOCIATED WITH
THE AREA DESIGNATED ON A FLOOD HAZARD MAP ADOPTED BY
THE COMMUNITY, OR OTHERWISE LEGALLY DESIGNATED.
FOR DETERMINING DESIGN FLOOD ELEVATIONS AND IMPACTS
REFER TO SECTIONS R322.1.4.1 AND  R322.1.4.2

R322.1.5 LOWEST FLOOR.
THE LOWEST FLOOR SHALL BE THE LOWEST FLOOR OF THE
LOWEST ENCLOSED AREA, INCLUDING BASEMENT, AND
EXCLUDING ANY UNFINISHED FLOOD-RESISTANT ENCLOSURE
THAT IS USEABLE SOLELY FOR VEHICLE PARKING, BUILDING
ACCESS OR LIMITED STORAGE PROVIDED THAT SUCH ENCLOSURE
IS NOT BUILT SO AS TO RENDER THE BUILDING OR STRUCTURE IN
VIOLATION OF THIS SECTION.

R322.1.6 PROTECTION OF MECHANICAL, PLUMBING AND
ELECTRICAL SYSTEMS.
ELECTRICAL SYSTEMS, EQUIPMENT AND COMPONENTS; HEATING,
VENTILATING, AIR CONDITIONING; PLUMBING APPLIANCES AND
PLUMBING FIXTURES; DUCT SYSTEMS; AND OTHER SERVICE
EQUIPMENT SHALL BE LOCATED AT OR ABOVE THE ELEVATION
REQUIRED IN SECTION R322.2 OR R322.3. IF REPLACED AS
PART OF A SUBSTANTIAL IMPROVEMENT, ELECTRICAL SYSTEMS,
EQUIPMENT AND COMPONENTS; HEATING, VENTILATING, AIR
CONDITIONING AND PLUMBING APPLIANCES AND PLUMBING
FIXTURES; DUCT SYSTEMS; AND OTHER SERVICE EQUIPMENT
SHALL MEET THE REQUIREMENTS OF THIS SECTION. SYSTEMS,
FIXTURES, AND EQUIPMENT AND COMPONENTS SHALL NOT BE
MOUNTED ON OR PENETRATE THROUGH WALLS INTENDED TO
BREAK AWAY UNDER FLOOD LOADS.

  NOTE: SEE SECTION 322.1.6  FOR EXCEPTION

R322.1.7 PROTECTION OF WATER SUPPLY AND SANITARY SEWAGE
SYSTEMS.
NEW AND REPLACEMENT WATER SUPPLY SYSTEMS
SHALL BE DESIGNED TO MINIMIZE OR ELIMINATE INFILTRATION OF
FLOOD WATERS INTO THE SYSTEMS IN ACCORDANCE WITH THE
PLUMBING PROVISIONS OF THIS CODE. NEW AND REPLACEMENT
SANITARY SEWAGE SYSTEMS SHALL BE DESIGNED TO MINIMIZE OR
ELIMINATE INFILTRATION OF FLOODWATERS INTO SYSTEMS AND
DISCHARGES FROM SYSTEMS INTO FLOODWATERS IN
ACCORDANCE WITH THE PLUMBING PROVISIONS OF THIS CODE
AND CHAPTER 3 OF THE INTERNATIONAL PRIVATE SEWAGE
DISPOSAL CODE.

R322.2.2 ENCLOSED AREA BELOW DESIGN FLOOD ELEVATION.
ENCLOSED AREAS, INCLUDING CRAWL SPACES, THAT ARE BELOW
THE DESIGN FLOOD ELEVATION SHALL:
1. BE USED SOLELY FOR PARKING OF VEHICLES, BUILDING
ACCESS OR STORAGE.
2. BE PROVIDED WITH FLOOD OPENINGS THAT MEET THE
FOLLOWING CRITERIA AND ARE INSTALLED IN ACCORDANCE WITH
SECTION R322.2.2.1 SECTIONS 2.1 THROUGH 2.3,
AS WELL AS, SECTIONS:

-R322.2.2.1 FOR INSTALLATION OF OPENINGS.
-R322.2.3 FOUNDATION DESIGN AND CONSTRUCTION.
-R322.2.4 TANKS.

REFER TO SECTION R322.3 FOR COASTAL HIGH-HAZARD AREAS
(INCLUDING V ZONES AND COASTAL A ZONES, WHERE
DESIGNATED). INCLUDING:

R322.3.1 LOCATION AND SITE PREPARATION
R322.3.2 ELEVATION REQUIREMENTS
R322.3.3 FOUNDATIONS
R322.3.4 CONCRETE SLABS
R322.3.5 WALLS BELOW DESIGN FLOOD ELEVATION
R322.3.6 ENCLOSED AREAS BELOW DESIGN FLOOD ELEVATION.
R322.3.7 STAIRWAYS AND RAMPS
R322.3.8 DECKS AND PORCHES
R322.3.9 CONSTRUCTION DOCUMENTS
R322.3.10 TANKS

SECTION R323 STORM SHELTERS
R323.1 GENERAL.
THIS SECTION APPLIES TO STORM SHELTERS WHERE
CONSTRUCTED AS SEPARATE DETACHED BUILDINGS OR WHERE
CONSTRUCTED AS SAFE ROOMS WITHIN BUILDINGS FOR THE
PURPOSE OF PROVIDING REFUGE FROM STORMS THAT PRODUCE
HIGH WINDS, SUCH AS TORNADOS AND HURRICANES. IN ADDITION
TO OTHER APPLICABLE REQUIREMENTS IN THIS CODE, STORM
SHELTERS SHALL BE CONSTRUCTED IN ACCORDANCE WITH
ICC/NSSA-500.

SECTION R326
SWIMMING POOLS, SPAS AND HOT TUBS
R326.1 GENERAL.
THE DESIGN AND CONSTRUCTION OF POOLS AND SPAS SHALL
COMPLY

R404.4 RETAINING WALLS.
RETAINING WALLS THAT ARE NOT LATERALLY SUPPORTED AT THE
TOP AND THAT RETAIN IN EXCESS OF 48 INCHES (1219 MM) OF
UNBALANCED FILL, OR RETAINING WALLS EXCEEDING 24 INCHES
(610 MM) IN HEIGHT THAT RESIST LATERAL LOADS IN ADDITION TO
SOIL, SHALL BE DESIGNED IN ACCORDANCE WITH ACCEPTED
ENGINEERING PRACTICE TO ENSURE STABILITY AGAINST
OVERTURNING, SLIDING, EXCESSIVE FOUNDATION PRESSURE AND
WATER UPLIFT. RETAINING WALLS SHALL BE DESIGNED FOR A
SAFETY FACTOR OF 1.5 AGAINST LATERAL SLIDING AND
OVERTURNING. THIS SECTION SHALL NOT APPLY TO FOUNDATION
WALLS SUPPORTING BUILDINGS.

R404.5 PRECAST CONCRETE FOUNDATION WALLS.
REFER TO SECTION 404.5 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR PRECAST CONCRETE FOUNDATION
WALLS.

SECTION R405 FOUNDATION DRAINAGE
R405.1 CONCRETE OR MASONRY FOUNDATIONS.
DRAINS SHALL BE PROVIDED AROUND CONCRETE OR MASONRY
FOUNDATIONS THAT RETAIN EARTH AND ENCLOSE HABITABLE OR
USABLE SPACES LOCATED BELOW GRADE. DRAINAGE TILES,
GRAVEL OR CRUSHED STONE DRAINS, PERFORATED PIPE OR
OTHER APPROVED SYSTEMS OR MATERIALS SHALL BE INSTALLED
AT OR BELOW THE TOP OF THE FOOTING OR BELOW THE BOTTOM
OF THE SLAB AND SHALL DISCHARGE BY GRAVITY OR MECHANICAL
MEANS INTO AN APPROVED DRAINAGE SYSTEM. GRAVEL OR
CRUSHED STONE DRAINS SHALL EXTEND NOT LESS THAN 1 FOOT
(305 MM) BEYOND THE OUTSIDE EDGE OF THE FOOTING AND 6
INCHES (152 MM) ABOVE THE TOP OF THE FOOTING AND BE
COVERED WITH AN APPROVED FILTER MEMBRANE MATERIAL. THE
TOP OF OPEN JOINTS OF DRAIN TILES SHALL BE PROTECTED WITH
STRIPS OF BUILDING PAPER. EXCEPT WHERE OTHERWISE
RECOMMENDED BY THE DRAIN MANUFACTURER, PERFORATED
DRAINS SHALL BE SURROUNDED WITH AN APPROVED FILTER
MEMBRANE OR THE FILTER MEMBRANE SHALL COVER THE
WASHED GRAVEL OR CRUSHED ROCK COVERING THE DRAIN.
DRAINAGE TILES OR PERFORATED PIPE SHALL BE PLACED ON NOT
LESS THAN 2 INCHES (51 MM) OF WASHED GRAVEL OR CRUSHED
ROCK NOT LESS THAN ONE SIEVE SIZE LARGER THAN THE TILE
JOINT OPENING OR PERFORATION AND COVERED WITH NOT LESS
THAN 6 INCHES (152 MM) OF THE SAME MATERIAL.

REFER TO SECTION 405 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR PRECAST CONCRETE FOUNDATION
WALLS.

SECTION R406
FOUNDATION WATER-PROOFING AND
DAMP-PROOFING

REFER TO SECTION 406 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR WATER-PROOFING AND
DAMP-PROOFING FOUNDATIONS INCLUDING THE FOLLOWING
AREAS:

-R406.1 CONCRETE AND MASONRY FOUNDATION DAMPPROOFING.
-R406.2 CONCRETE AND MASONRY FOUNDATION

WATERPROOFING.
-R406.3 DAMPPROOFING FOR WOOD FOUNDATIONS.
-R406.4 PRECAST CONCRETE FOUNDATION SYSTEM

DAMPPROOFING.

SECTION R407 COLUMNS

REFER TO SECTION 407 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR COLUMNS INCLUDING THE FOLLOWING
AREAS:

-R407.1 WOOD COLUMN PROTECTION.
-R407.2 STEEL COLUMN PROTECTION.
-R407.3 STRUCTURAL REQUIREMENTS.

SECTION R408 UNDER-FLOOR SPACE
REFER TO SECTION 408 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR UNDER-FLOOR SPACE INCLUDING THE
FOLLOWING AREA:

-R408.1 VENTILATION.
-R408.2 OPENINGS FOR UNDER-FLOOR VENTILATION.
-R408.3 UN-VENTED CRAWL SPACE.
-R408.4 ACCESS.
-R408.5 REMOVAL OF DEBRIS.
-R408.6 FINISHED GRADE.
-R408.7 FLOOD RESISTANCE.

CHAPTER 5 :: FLOORS
SECTION R501 GENERAL
R501.1 APPLICATION.
THE PROVISIONS OF THIS CHAPTER SHALL CONTROL THE DESIGN
AND CONSTRUCTION OF THE FLOORS FOR BUILDINGS, INCLUDING
THE FLOORS OF ATTIC SPACES USED TO HOUSE MECHANICAL OR
PLUMBING FIXTURES AND EQUIPMENT.

R501.2 REQUIREMENTS.
FLOOR CONSTRUCTION SHALL BE CAPABLE OF ACCOMMODATING
ALL LOADS IN ACCORDANCE WITH SECTION R301 AND OF
TRANSMITTING THE RESULTING LOADS TO THE SUPPORTING
STRUCTURAL ELEMENTS.

SECTION R502 WOOD FLOOR FRAMING

R502.1 GENERAL.
WOOD AND WOOD-BASED PRODUCTS USED FOR
LOAD-SUPPORTING PURPOSES SHALL CONFORM TO THE
APPLICABLE PROVISIONS OF THIS SECTION. SEE SECTIONS 502.1.1
THROUGH 502.1.7 FOR FURTHER SPECIFICATIONS.

R502.2 DESIGN AND CONSTRUCTION.
FLOORS SHALL BE DESIGNED AND CONSTRUCTED IN
ACCORDANCE WITH THE PROVISIONS OF THIS CHAPTER, FIGURE
R502.2 AND SECTIONS R317 AND R318 OR IN ACCORDANCE WITH
ANSI AWC NDS.  SEE SECTIONS 502.2.1 THROUGH 502.2.2 FOR
FURTHER SPECIFICATIONS.

R502.3 ALLOWABLE JOIST SPANS.
SPANS FOR FLOOR JOISTS SHALL BE IN ACCORDANCE WITH
TABLES R502.3.1(1) AND R502.3.1(2). FOR OTHER GRADES AND
SPECIES AND FOR OTHER LOADING CONDITIONS, REFER TO THE
AWC STJR.  SEE SECTIONS 502.3.1 THROUGH 502.3.3 FOR FURTHER
SPECIFICATIONS.

R502.4 JOISTS UNDER BEARING PARTITIONS.
JOISTS UNDER PARALLEL BEARING PARTITIONS SHALL BE OF
ADEQUATE SIZE TO SUPPORT THE LOAD.DOUBLE JOISTS, SIZED TO
ADEQUATELY SUPPORT THE LOAD, THAT ARE SEPARATED TO
PERMIT THE INSTALLATION OF PIPING OR VENTS SHALL BE FULL
DEPTH SOLID BLOCKED WITH LUMBER NOT LESS THAN 2 INCHES
(51 MM) IN NOMINAL THICKNESS SPACED NOT MORE THAN 4 FEET
(1219 MM) ON CENTER. BEARING PARTITIONS PERPENDICULAR TO
JOISTS SHALL NOT BE OFFSET FROM SUPPORTING GIRDERS,
WALLS OR PARTITIONS MORE THAN THE JOIST DEPTH UNLESS
SUCH JOISTS ARE OF SUFFICIENT SIZE TO CARRY THE ADDITIONAL
LOAD.

CHAPTER 4 :: FOUNDATIONS
SECTION R401 GENERAL
R401.2 REQUIREMENTS.
FOUNDATION CONSTRUCTION SHALL BE CAPABLE OF
ACCOMMODATING ALL LOADS IN ACCORDANCE WITH SECTION R301
AND OF TRANSMITTING THE RESULTING LOADS TO THE
SUPPORTING SOIL. FILL SOILS THAT SUPPORT FOOTINGS AND
FOUNDATIONS SHALL BE DESIGNED, INSTALLED AND TESTED IN
ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE.

R401.3 DRAINAGE.
SURFACE DRAINAGE SHALL BE DIVERTED TO A STORM SEWER
CONVEYANCE OR OTHER APPROVED POINT OF COLLECTION THAT
DOES NOT CREATE A HAZARD. LOTS SHALL BE GRADED TO DRAIN
SURFACE WATER AWAY FROM FOUNDATION WALLS. THE GRADE
SHALL FALL NOT FEWER THAN 6 INCHES (152 MM) WITHIN THE
FIRST 10 FEET (3048 MM).

  NOTE: SEE SECTION R401.3 FOR EXCEPTIONS

R401.4 SOIL TESTS.
WHERE QUANTIFIABLE DATA CREATED BY ACCEPTED SOIL
SCIENCE METHODOLOGIES INDICATE EXPANSIVE SOILS,
COMPRESSIBLE SOILS, SHIFTING SOILS, OR OTHER QUESTIONABLE
SOIL CHARACTERISTICS ARE LIKELY TO BE PRESENT, THE
BUILDING OFFICIAL SHALL DETERMINE WHETHER TO REQUIRE A
SOIL TEST TO DETERMINE THE SOIL’S CHARACTERISTICS AT A
PARTICULAR LOCATION. THIS TEST SHALL BE DONE BY AN
APPROVED AGENCY USING AN APPROVED METHOD.

SECTION R402 MATERIALS
R402.1 WOOD FOUNDATIONS.
WOOD FOUNDATION SYSTEMS SHALL BE DESIGNED AND
INSTALLED IN ACCORDANCE WITH THE PROVISIONS OF THIS CODE.

R402.1.1 FASTENERS.
FASTENERS USED BELOW GRADE TO ATTACH PLYWOOD TO THE
EXTERIOR SIDE OF EXTERIOR BASEMENT OR CRAWLSPACE WALL
STUDS, OR FASTENERS USED IN KNEE WALL CONSTRUCTION,
SHALL BE OF TYPE 304 OR 316 STAINLESS STEEL. FASTENERS
USED ABOVE GRADE TO ATTACH PLYWOOD AND ALL
LUMBER-TOLUMBER FASTENERS EXCEPT THOSE USED IN KNEE
WALL CONSTRUCTION SHALL BE OF TYPE 304 OR 316 STAINLESS
STEEL, SILICON BRONZE, COPPER, HOT-DIPPED GALVANIZED (ZINC
COATED) STEEL NAILS, OR HOT-TUMBLED GALVANIZED (ZINC
COATED) STEEL NAILS. ELECTRO-GALVANIZED STEEL NAILS AND
GALVANIZED (ZINC COATED) STEEL STAPLES SHALL NOT BE
PERMITTED.

R402.1.2 WOOD TREATMENT.
LUMBER AND PLYWOOD SHALL BE PRESSURE-PRESERVATIVE
TREATED AND DRIED AFTER TREATMENT IN ACCORDANCE WITH
AWPA U1 (COMMODITY SPECIFICATION A, SPECIAL REQUIREMENT
4.2), AND SHALL BEAR THE LABEL OF AN ACCREDITED AGENCY.
WHERE LUMBER OR PLYWOOD IS CUT OR DRILLED AFTER
TREATMENT, THE TREATED SURFACE SHALL BE FIELD TREATED
WITH COPPER NAPHTHENATE, THE CONCENTRATION OF WHICH
SHALL CONTAIN NOT LESS THAN 2-PERCENT COPPER METAL, BY
REPEATED BRUSHING, DIPPING OR SOAKING UNTIL THE WOOD
CANNOT ABSORB MORE PRESERVATIVE.

R402.2 CONCRETE.
CONCRETE SHALL HAVE A MINIMUM SPECIFIED COMPRESSIVE
STRENGTH OF F SC, AS SHOWN IN TABLE R402.2. CONCRETE
SUBJECT TO MODERATE OR SEVERE WEATHERING AS INDICATED
IN TABLE R301.2(1) SHALL BE AIR ENTRAINED AS SPECIFIED IN
TABLE R402.2. THE MAXIMUM WEIGHT OF FLY ASH, OTHER
POZZOLANS, SILICA FUME, SLAG OR BLENDED CEMENTS THAT IS
INCLUDED IN CONCRETE MIXTURES FOR GARAGE FLOOR SLABS
AND FOR EXTERIOR PORCHES, CARPORT SLABS AND STEPS THAT
WILL BE EXPOSED TO DEICING CHEMICALS SHALL NOT EXCEED
THE PERCENTAGES OF THE TOTAL WEIGHT OF CEMENTITIOUS
MATERIALS SPECIFIED IN SECTION 19.3.3.4 OF ACI MATERIALS
USED TO PRODUCE CONCRETE AND TESTING THEREOF SHALL
COMPLY WITH THE APPLICABLE STANDARDS LISTED IN CHAPTERS
19 AND 20 OF ACI 318 OR ACI 332. R402.2.1

SECTION 403 FOOTINGS

R403.1 GENERAL.
ALL EXTERIOR WALLS SHALL BE SUPPORTED ON CONTINUOUS
SOLID OR FULLY GROUTED MASONRY OR CONCRETE FOOTINGS,
CRUSHED STONE FOOTINGS, WOOD FOUNDATIONS, OR OTHER
APPROVED STRUCTURAL SYSTEMS THAT SHALL BE OF SUFFICIENT
DESIGN TO ACCOMMODATE ALL LOADS ACCORDING TO SECTION
R301 AND TO TRANSMIT THE RESULTING LOADS TO THE SOIL
WITHIN THE LIMITATIONS AS DETERMINED FROM THE CHARACTER
OF THE SOIL. FOOTINGS SHALL BE SUPPORTED ON UNDISTURBED
NATURAL SOILS OR ENGINEERED FILL. CONCRETE FOOTINGS
SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH
THE PROVISIONS OF SECTION R403 OR IN ACCORDANCE WITH ACI
332.

R403.1.1 MINIMUM SIZE.
THE MINIMUM WIDTH, W, AND THICKNESS, T, FOR CONCRETE
FOOTINGS SHALL BE IN ACCORDANCE WITH TABLES R403.1(1)
THROUGH R403.1(3) AND FIGURE R403.1(1) OR R403.1.3, AS
APPLICABLE. THE FOOTING WIDTH SHALL BE BASED ON THE
LOAD-BEARING VALUE OF THE SOIL IN ACCORDANCE WITH TABLE
R401.4.1. FOOTING PROJECTIONS, P, SHALL BE NOT LESS THAN 2
INCHES (51 MM) AND SHALL NOT EXCEED THE THICKNESS OF THE
FOOTING. FOOTING THICKNESS AND PROJECTION FOR
FIREPLACES SHALL BE IN ACCORDANCE WITH SECTION R1001.2.
THE SIZE OF FOOTINGS SUPPORTING PIERS AND COLUMNS SHALL
BE BASED ON THE TRIBUTARY LOAD AND ALLOWABLE SOIL
PRESSURE IN ACCORDANCE WITH TABLE R401.4.1. FOOTINGS FOR
WOOD FOUNDATIONS SHALL BE IN ACCORDANCE WITH THE
DETAILS SET FORTH IN SECTION R403.2, AND FIGURES R403.1(2)
AND R403.1(3). FOOYINGS FOR PRECAST FOUNDATIONS SHALL BE
IN ACCORDANCE WITH THE DETAILS SET FORTH IN SECTION
R403.4, TABLE R403.4, AND FIGURES R403.4(1) AND R403.4(2).

REFER TO THESE SECTIONS FOR THE FOLLOWING TOPICS:
-R403.1.2 CONTINUOUS FOOTING IN SEISMIC DESIGN CATEGORIES
D0, D1 AND D2.
-R403.1.3 FOOTING AND STEM WALL REINFORCING IN SEISMIC
DESIGN CATEGORIES D0, D1, AND D2.
-R403.1.3.4 INTERIOR BEARING AND BRACED WALL PANEL
FOOTINGS IN SEISMIC DESIGN CATEGORIES D0, D1 AND D2.
-R403.1.3.5 REINFORCEMENT.
-R403.1.3.6 ISOLATED CONCRETE FOOTINGS.

R403.1.4 MINIMUM DEPTH.
EXTERIOR FOOTINGS SHALL BE PLACED NOT LESS THAN 12
INCHES (305 MM) BELOW THE UNDISTURBED GROUND SURFACE.
WHERE APPLICABLE, THE DEPTH OF FOOTINGS
SHALL ALSO CONFORM TO SECTIONS R403.1.4.1 THROUGH
R403.1.4.2.

R403.1.4.1 FROST PROTECTION.
EXCEPT WHERE OTHERWISE PROTECTED FROM FROST,
FOUNDATION WALLS, PIERS AND OTHER PERMANENT SUPPORTS
OF BUILDINGS AND STRUCTURES SHALL BE PROTECTED FROM
FROST BY ONE OR MORE OF THE FOLLOWING METHODS:

1. EXTENDED BELOW THE FROST LINE SPECIFIED IN TABLE
R301.2.(1).

2. CONSTRUCTED IN ACCORDANCE WITH SECTION R403.3.
3. CONSTRUCTED IN ACCORDANCE WITH ASCE 32.
4. ERECTED NO SOLID ROCK.

FOOTINGS SHALL NOT BEAR ON FROZEN SOIL UNLESS THE
FROZEN CONDITION IS PERMANENT.

  NOTE: SEE SECTION R403.1.4.1 FOR EXCEPTIONS

R403.1.5 SLOPE.
THE TOP SURFACE OF FOOTINGS SHALL BE LEVEL. THE BOTTOM
SURFACE OF FOOTINGS SHALL NOT HAVE A SLOPE EXCEEDING
ONE UNIT VERTICAL IN 10 UNITS HORIZONTAL (10-PERCENT
SLOPE). FOOTINGS SHALL BE STEPPED WHERE IT IS NECESSARY
TO CHANGE THE ELEVATION OF THE TOP SURFACE OF THE
FOOTINGS OR WHERE THE SLOPE OF THE BOTTOM SURFACE OF
THE FOOTINGS WILL EXCEED ONE UNIT VERTICAL IN 10 UNITS
HORIZONTAL (10-PERCENT SLOPE).

R403.1.6 FOUNDATION ANCHORAGE.
WOOD SILL PLATES AND WOOD WALLS SUPPORTED DIRECTLY ON
CONTINUOUS FOUNDATIONS SHALL BE ANCHORED TO THE
FOUNDATION IN ACCORDANCE WITH THIS SECTION.

COLD-FORMED STEEL FRAMING SHALL BE ANCHORED DIRECTLY
TO THE FOUNDATION OR FASTENED TO WOOD SILL PLATES IN
ACCORDANCE WITH SECTION R505.3.1 OR R603.3.1, AS
APPLICABLE. WOOD SILL PLATES SUPPORTING COLD-FORMED
STEEL FRAMING SHALL BE ANCHORED TO THE FOUNDATION IN
ACCORDANCE WITH THIS SECTION.

WOOD SOLE PLATES AT ALL EXTERIOR WALLS ON MONOLITHIC
SLABS, WOOD SOLE PLATES OF BRACED WALL PANELS AT
BUILDING INTERIORS ON MONOLITHIC SLABS AND ALL WOOD SILL
PLATES SHALL BE ANCHORED TO THE FOUNDATION WITH MINIMUM
1/2-INCH DIAMETER (12.7 MM) ANCHOR BOLTS SPACED NOT
GREATER THAN 6 FEET (1829 MM) ON CENTER OR APPROVED
ANCHORS OR ANCHOR STRAPS SPACED AS REQUIRED TO
PROVIDE EQUIVALENT ANCHORAGE TO 1/2-INCH-DIAMETER (12.7
MM) ANCHOR BOLTS. BOLTS SHALL EXTEND NOT LESS THAN 7
INCHES (178 MM) INTO CONCRETE OR GROUTED CELLS OF
CONCRETE MASONRY UNITS. THE BOLTS SHALL BE LOCATED IN
THE MIDDLE THIRD OF THE WIDTH OF THE PLATE. A NUT AND
WASHER SHALL BE TIGHTENED ON EACH ANCHOR BOLT. THERE
SHALL BE NOT FEWER THAN TWO BOLTS PER PLATE SECTION WITH
ONE BOLT LOCATED NOT MORE THAN 12 INCHES (305 MM) OR LESS
THAN SEVEN BOLT DIAMETERS FROM EACH END OF THE PLATE
SECTION. INTERIOR BEARING WALL SOLE PLATES ON MONOLITHIC
SLAB FOUNDATION THAT ARE NOT PART OF A BRACED WALL
PANEL SHALL BE POSITIVELY ANCHORED WITH APPROVED
FASTENERS. SILL PLATES AND SOLE PLATES SHALL BE
PROTECTED AGAINST DECAY AND TERMITES
WHERE REQUIRED BY SECTIONS R317 AND R318.

NOTE: SEE SECTION 403.1.6  FOR EXCEPTIONS

R403.1.6.1 FOUNDATION ANCHORAGE IN SEISMIC DESIGN
CATEGORIES C, D0, D1 AND D2.
IN ADDITION TO THE REQUIREMENTS OF SECTION R403.1.6, THE
FOLLOWING REQUIREMENTS SHALL APPLY TO WOOD LIGHT-FRAME
STRUCTURES IN SEISMIC DESIGN CATEGORIES D0, D1 AND D2 AND
WOOD LIGHT-FRAME TOWNHOUSES IN SEISMIC DESIGN CAT. C.

NOTE: SEE SECTION 403.1.6.1 FOR REQUIREMENTS

R403.1.7 FOOTINGS ON OR ADJACENT TO SLOPES.
THE PLACEMENT OF BUILDINGS AND STRUCTURES ON OR
ADJACENT TO SLOPES STEEPER THAN ONE UNIT VERTICAL IN
THREE UNITS HORIZONTAL (33.3-PERCENT SLOPE) SHALL
CONFORM TO SECTIONS R403.1.7.1 THROUGH R403.1.7.4

R403.1.8 FOUNDATIONS ON EXPANSIVE SOILS.
FOUNDATION AND FLOOR SLABS FOR BUILDINGS LOCATED ON
EXPANSIVE SOILS SHALL BE DESIGNED IN ACCORDANCE WITH
SECTION 1808.6 OF THE INTERNATIONAL BUILDING CODE.

NOTE: SEE SECTION 403.1.8  FOR EXCEPTION AND EXPANSIVE
SOILS CLASSIFICATIONS.

R403.2 FOOTINGS FOR WOOD FOUNDATIONS.
FOOTINGS FOR WOOD FOUNDATIONS SHALL BE IN ACCORDANCE
WITH FIGURES R403.1(2) AND R403.1(3). GRAVEL SHALL BE WASHED
AND WELL GRADED. THE MAXIMUM SIZE STONE SHALL NOT
EXCEED 3/4 INCH (19.1 MM). GRAVEL SHALL BE FREE FROM
ORGANIC, CLAYEY OR SILTY SOILS. SAND SHALL BE COARSE, NOT
SMALLER THAN 1/16-INCH (1.6 MM) GRAINS AND SHALL BE FREE
FROM ORGANIC, CLAYEY OR SILTY SOILS. CRUSHED STONE SHALL
HAVE A MAXIMUM SIZE OF 1/2 INCH (12.7 MM).

R403.3 FROST-PROTECTED SHALLOW FOUNDATIONS.
FOR BUILDINGS WHERE THE MONTHLY MEAN TEMPERATURE OF
THE BUILDING IS MAINTAINED AT NOT LESS THAN 64°F (18°C),
FOOTINGS ARE NOT REQUIRED TO EXTEND BELOW THE FROST
LINE WHERE PROTECTED FROM FROST BY INSULATION IN
ACCORDANCE WITH FIGURE R403.3(1) AND TABLE R403.3(1).
FOUNDATIONS PROTECTED FROM FROST IN ACCORDANCE WITH
FIGURE R403.3(1) AND TABLE R403.3(1) SHALL NOT BE USED FOR
UNHEATED SPACES SUCH AS PORCHES, UTILITY ROOMS,
GARAGES AND CARPORTS, AND SHALL NOT BE ATTACHED TO
BASEMENTS OR CRAWL SPACES THAT ARE NOT MAINTAINED AT A
MINIMUM MONTHLY MEAN TEMPERATURE OF 64°F (18°C).

REFER TO SECTION 403 FOR THE FOLLOWING AREAS:

-R403.3.1 FOUNDATIONS ADJOINING FROST-PROTECTED SHALLOW
FOUNDATIONS
-R403.3.2 PROTECTION OF HORIZONTAL INSULATION BELOW
GROUND.
-R403.3.3 DRAINAGE.
-R403.3.4 TERMITE PROTECTION.

R403.4 FOOTINGS FOR PRECAST CONCRETE FOUNDATIONS.
FOOTINGS FOR PRECAST CONCRETE FOUNDATIONS SHALL
COMPLY WITH SECTION R403.4.

SECTION 404
FOUNDATION AND RETAINING WALLS

R404.1 CONCRETE AND MASONRY FOUNDATION WALLS.
REFER TO SECTION 404.1 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR CONCRETE AND MASONRY
FOUNDATION WALLS.

R404.2 WOOD FOUNDATION WALLS.
REFER TO SECTION 404.2 FOR FURTHER SPECIFICATIONS, NOTES
AND DESIGN CRITERIA FOR WOOD  FOUNDATION WALLS.

R404.3 WOOD SILL PLATES.
WOOD SILL PLATES SHALL BE NOT LESS THAN 2-INCH BY 4-INCH (51
MM BY 102 MM) NOMINAL LUMBER. SILL PLATE ANCHORAGE SHALL
BE IN ACCORDANCE WITH SECTIONS R403.1.6 AND R602.11.
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R502.5 ALLOWABLE GIRDER AND HEADER SPANS.
THE ALLOWABLE SPANS OF GIRDERS AND HEADERS FABRICATED
OF DIMENSION LUMBER SHALL NOT EXCEED THE VALUES SET
FORTH IN TABLES R602.7(1), R602.7(2) AND R602.7(3).

R502.6 BEARING.
THE ENDS OF EACH JOIST, BEAM OR GIRDER SHALL HAVE NOT
LESS THAN 1 1/2 INCHES (38 MM) OF BEARING ON WOOD OR METAL,
NOT LESS THAN 3 INCHES (76 MM) OF BEARING ON MASONRY OR
CONCRETEOR BE SUPPORTED BY APPROVED JOIST HANGERS.
ALTERNATIVELY, THE ENDS OF JOISTS SHALL BE SUPPORTED ON A
1-INCH BY 4-INCH (25 MM BY 102 MM) RIBBON STRIP AND SHALL BE
NAILED TO THE ADJACENT STUD. THE BEARING ON MASONRY OR
CONCRETE SHALL BE DIRECT, OR A SILL PLATE OF 2-INCH-MINIMUM
(51 mm) NOMINAL THICKNESS SHALL BE PROVIDED UNDER THE
JOIST, BEAM OR GIRDER. THE SILL PLATE SHALL PROVIDE A
MINIMUM NOMINAL BEARING AREA OF 48 SQUARE INCHES (30 865
MM2).  SEE SECTIONS 502.6.1 THROUGH 502.6.2 FOR FURTHER
SPECIFICATIONS.

REFER TO THE IRC FOR FURTHER INFORMATION ON THE
FOLLOWING AREAS:

-R502.7 LATERAL RESTRAINT AT SUPPORTS.
-R502.8 CUTTING, DRILLING AND NOTCHING.
-R502.9 FASTENING.
-R502.10 FRAMING OF OPENINGS.
-R502.11 WOOD TRUSSES.
-R502.12 DRAFTSTOPPING REQUIRED.
-R502.13 FIREBLOCKING REQUIRED.

REFER TO THE IRC FOR THE FOLLOWING
SECTIONS:
SECTION 503 FLOOR SHEATHING
SECTION 504 PRESSURE PRESERVATIVE TREATED WOOD FLOORS
SECTION 505 COLD-FORMED STEEL FLOOR FRAMING

SECTION R506 CONCRETE FLOORS (ON
GROUND)

R506.1 GENERAL.
CONCRETE SLAB-ON-GROUND FLOORS SHALL BE DESIGNED AND
CONSTRUCTED IN ACCORDANCE WITH THE PROVISIONS OF THIS
SECTION OR ACI 332. FLOORS SHALL BE A MINIMUM 3 1/2 INCHES
(89 MM) THICK (FOR EXPANSIVE SOILS, SEE SECTION R403.1.8). THE
SPECIFIED COMPRESSIVE STRENGTH OF CONCRETE SHALL BE AS
SET FORTH IN SECTION R402.2.

R506.2 SITE PREPARATION.
THE AREA WITHIN THE FOUNDATION WALLS SHALL HAVE ALL
VEGETATION, TOP SOIL AND FOREIGN MATERIAL REMOVED.

R506.2.1 FILL.
FILL MATERIAL SHALL BE FREE OF VEGETATION AND FOREIGN
MATERIAL. THE FILL SHALL BE COMPACTED TO ENSURE UNIFORM
SUPPORT OF THE SLAB, AND EXCEPT WHERE APPROVED, THE FILL
DEPTHS SHALL NOT EXCEED 24 INCHES (610 MM) FOR CLEAN SAND
OR GRAVEL AND 8 INCHES (203 MM) FOR EARTH.

R506.2.2 BASE.
A 4-INCH-THICK (102 MM) BASE COURSE CONSISTING OF CLEAN
GRADED SAND, GRAVEL, CRUSHED STONE, CRUSHED CONCRETE
OR CRUSHED BLAST-FURNACE SLAG PASSING A 2- INCH (51 MM)
SIEVE SHALL BE PLACED ON THE PREPARED SUBGRADE WHERE
THE SLAB IS BELOW GRADE.

NOTE: SEE SECTION 506.2.2  FOR EXCEPTION

R506.2.3 VAPOR RETARDER.
A 6-MIL (0.006 INCH; 152 M) POLYETHYLENE OR APPROVED VAPOR
RETARDER WITH JOINTS LAPPED NOT LESS THAN 6 INCHES (152
MM) SHALL BE PLACED BETWEEN THE CONCRETE FLOOR SLAB
AND THE BASE COURSE OR THE PREPARED SUBGRADE WHERE A
BASE COURSE DOES NOT EXIST.

NOTE: SEE SECTION R506.2.3 FOR EXCEPTIONS

R506.2.4 REINFORCEMENT SUPPORT.
WHERE PROVIDED IN SLABS-ON-GROUND, REINFORCEMENT SHALL
BE SUPPORTED TO REMAIN IN PLACE FROM THE CENTER TO
UPPER ONE-THIRD OF THE SLAB FOR THE DURATION OF THE
CONCRETE PLACEMENT.

SECTION R507 DECKS
R507.1 DECKS.
WOOD-FRAMED DECKS SHALL BE IN ACCORDANCE WITH THIS
SECTION. FOR DECKS USING MATERIALS AND CONDITIONS NOT
PRESCRIBED IN THIS SECTIONS, REFER TO SECTION R301.

R507.2 MATERIALS.
MATERIALS USED FOR THE CONSTRUCTION OF DECKS SHALL
COMPLY WITH THIS SECTION.

R507.2.1 WOOD MATERIALS.
WOOD MATERIALS SHALL BE NO. 2 GRADE OR BETTER LUMBER
,PRESERVATIVE-TREATED IN ACCORDANCE WITH SECTION R317,
OR APPROVED, NATURALLY DURABLE LUMBER, AND TERMITE
PROTECTED WHERE REQUIRED IN ACCORDANCE WITH SECTION
R318. WHERE DESIGN IN ACCORDANCE WITH SECTION R301 IS
PROVIDED, WOOD STRUCTURAL MEMBERS SHALL BE DESIGNED
USING THE WET SERVICE FACTOR DEFINED IN AWC NDS. CUTS,
NOTCHES, AND DRILLED HOLES OF PRESERVATIVE TREATED
WOOD MEMBERS SHALL BE TREATED IN ACCORDANCE WITH
SECTION R317.1.1. ALL PRESERVATIVE-TREATED WOOD PRODUCTS
IN CONTACT WITH THE GROUND SHALL BE LABELED FOR SUCH
USAGE.

R507.2.1.1 ENGINEERED WOOD PRODUCTS.
ENGINEERED WOOD PRODUCTS SHALL BE IN ACCORDANCE WITH
SECTION R502.

R507.2.2 PLASTIC COMPOSITE DECK BOARDS, STAIR TREADS,
GUARDS, OR HANDRAILS.
PLASTIC COMPOSITE EXTERIOR DECK BOARDS, STAIR TREADS,
GUARDS AND HANDRAILS SHALL COMPLY WITH THE
REQUIREMENTS OF ASTM D7032 AND SECTION R507.3. SEE
SECTIONS R507.2.2.1 THROUGH R507.2.2.5 AND SECTIONS R507.2.3
THOUGHT R507.2.5 FOR FURTHER SPECIFICATIONS.

R507.2.3 FASTENERS AND CONNECTORS.
METAL FASTENERS AND CONNECTORS USED FOR ALL DECKS
SHALL BE IN ACCORDANCE WITH SECTION R317.3 AND TABLE
R507.2.3.

R507.3 FOOTINGS
REFER TO THE IRC FOR INFORMATION REGARDING FOOTINGS.

R507.4 DECK POSTS.
FOR SINGLE-LEVEL WOOD-FRAMED DECKS WITH BEAMS SIZED IN
ACCORDANCE WITH TABLE R507.5, DECK POST SIZE SHALL BE IN
ACCORDANCE WITH TABLE R507.4.

CHAPTER 8 :: WOOD ROOF FRAMING

R802.1 GENERAL.
WOOD AND WOOD-BASED PRODUCTS USED FOR LOAD
SUPPORTING PURPOSES SHALL CONFORM TO THE APPLICABLE
PROVISIONS OF THIS SECTION.

SEE SECTIONS 802.1.1 THROUGH 802.1.7  FOR FURTHER
SPECIFICATIONS.

R802.2 DESIGN AND CONSTRUCTION.
THE FRAMING DETAILS REQUIRED IN SECTION R802 APPLY TO
ROOFS HAVING A MINIMUM SLOPE OF THREE UNITS VERTICAL IN 12
UNITS HORIZONTAL (25-PERCENT SLOPE) OR GREATER.
ROOF-CEILINGS SHALL BE DESIGNED AND CONSTRUCTED
IN ACCORDANCE WITH THE PROVISIONS OF THIS CHAPTER AND
FIGURES R606.11(1), R606.11(2) AND R606.11(3) OR IN ACCORDANCE
WITH AWC NDS. COMPONENTS OF ROOF-CEILINGS SHALL BE
FASTENED IN ACCORDANCE WITH TABLE R602.3(1).

R802.3 FRAMING DETAILS.
RAFTERS SHALL BE FRAMED NOT MORE THAN 1 1/2-INCHES (38 MM)
OFFSET FROM EACH OTHER TO RIDGE BOARD OR DIRECTLY
OPPOSITE FROM EACH OTHER WITH A GUSSET PLATE AS A TIE.
RIDGE BOARD SHALL BE NOT LESS THAN 1-INCH (25 MM) NOMINAL
THICKNESS AND NOT LESS IN DEPTH THAN THE CUT END OF THE
RAFTER. AT VALLEYS AND HIPS THERE SHALL BE A VALLEY OR HIP
RAFTERNOT LESS THAN 2-INCH (51 MM) NOMINAL THICKNESS AND
NOT LESS IN DEPTH THAN THE CUT END OF THE RAFTER. HIP AND
VALLEY RAFTERS SHALL BE SUPPORTED AT THE RIDGE BY A
BRACE TO A BEARING PARTITION OR BE DESIGNED TO CARRY AND
DISTRIBUTE THE SPECIFIC LOAD AT THAT POINT. WHERE THE
ROOF PITCH IS LESS THAN THREE UNITS VERTICAL IN 12 UNITS
HORIZONTAL (25-PERCENT SLOPE), STRUCTURAL MEMBERS THAT
SUPPORT RAFTERS AND CEILING JOISTS, SUCH AS RIDGE BEAMS,
HIPS AND VALLEYS, SHALL BE DESIGNED AS BEAMS.

REFER TO THE IRC FOR FURTHER INFORMATION ON THE
FOLLOWING AREAS:

R802.4 ALLOWABLE CEILING JOIST SPANS.
R802.5 ALLOWABLE RAFTER SPANS.
R802.6 BEARING.
R802.7 CUTTING, DRILLING AND NOTCHING.
R802.8 LATERAL SUPPORT.
R802.9 FRAMING OF OPENINGS.

R802.10 WOOD TRUSSES.

R802.10.1 TRUSS DESIGN DRAWINGS. TRUSS DESIGN DRAWINGS,
PREPARED IN CONFORMANCE TO SECTION R802.10.1, SHALL
BE PROVIDED TO THE BUILDING OFFICIAL AND APPROVED PRIOR
TO INSTALLATION. TRUSS DESIGN DRAWINGS SHALL BE PROVIDED
WITH THE SHIPMENT OF TRUSSES DELIVERED TO THE JOB SITE.
TRUSS DESIGN DRAWINGS SHALL INCLUDE, AT A MINIMUM, THE
FOLLOWING INFORMATION:

REFER TO SECTION 802 10.1  (1-12 FOR MINIMUM INFORMATION)

R802.10.2 DESIGN.
WOOD TRUSSES SHALL BE DESIGNED IN ACCORDANCE WITH
ACCEPTED ENGINEERING PRACTICE. THE DESIGN AND
MANUFACTURE OF METAL-PLATE-CONNECTED WOOD TRUSSES
SHALL COMPLY WITH ANSI/TPI 1. THE TRUSS DESIGN DRAWINGS
SHALL BE PREPARED BY A REGISTERED PROFESSIONAL WHERE
REQUIRED BY THE STATUTES OF THE JURISDICTION IN WHICH THE
PROJECT IS TO BE CONSTRUCTED IN ACCORDANCE WITH SECTION
R106.1.

R802.10.3 BRACING.
TRUSSES SHALL BE BRACED TO PREVENT ROTATION AND PROVIDE
LATERAL STABILITY IN ACCORDANCE WITH THE REQUIREMENTS
SPECIFIED IN THE CONSTRUCTION DOCUMENTS FOR THE BUILDING
AND ON THE INDIVIDUAL TRUSS DESIGN DRAWINGS. IN THE
ABSENCE OF SPECIFIC BRACING REQUIREMENTS, TRUSSES SHALL
BE BRACED IN ACCORDANCE WITH ACCEPTED INDUSTRY
PRACTICE SUCH AS THE SBCA BUILDING COMPONENT SAFETY
INFORMATION (BDSI) GUIDE TO GOOD PRACTICE FOR HANDLING,
INSTALLING & BRACING OF METAL PLATE CONNECTED WOOD
TRUSSES.

R802.10.4 ALTERATIONS TO TRUSSES.
TRUSS MEMBERS SHALL NOT BE CUT, NOTCHED, DRILLED,
SPLICED OR OTHERWISE ALTERED IN ANY WAY WITHOUT THE
APPROVAL OF A REGISTERED DESIGN PROFESSIONAL.
ALTERATIONS RESULTING IN THE ADDITION OF LOAD SUCH AS
HVAC EQUIPMENT WATER HEATER THAT EXCEEDS THE DESIGN
LOAD FOR THE TRUSS SHALL NOT BE PERMITTED WITHOUT
VERIFICATION THAT THE TRUSS IS CAPABLE OF SUPPORTING
SUCH ADDITIONAL LOADING.

R802.11 ROOF TIE-DOWN.

R802.11.1 UPLIFT RESISTANCE. ROOF ASSEMBLIES SHALL HAVE
UPLIFT RESISTANCE IN ACCORDANCE WITH SECTIONS R802.11.1.1
AND R802.11.1.2. WHERE THE UPLIFT FORCE DOES NOT EXCEED
200 POUNDS (90.8 KG), RAFTERS AND TRUSSES SPACED NOT MORE
THAN 24 INCHES (610 MM) ON CENTER SHALL BE PERMITTED TO BE
ATTACHED TO THEIR SUPPORTING WALL ASSEMBLIES IN
ACCORDANCE WITH TABLE R602.3(1). WHERE THE BASIC WIND
SPEED DOES NOT EXCEED 115 MPH, THE WIND EXPOSURE
CATEGORY IS B, THE ROOF PITCH IS 5:12 (42-PERCENT SLOPE) OR
GREATER, AND THE ROOF SPAN IS 32 FEET (9754 MM) OR LESS,
RAFTERS AND TRUSSES SPACED NOT MORE THAN 24 INCHES (610
MM) ON CENTER SHALL BE PERMITTED TO BE ATTACHED TO THEIR
SUPPORTING WALL ASSEMBLIES IN ACCORDANCE WITH TABLE
R602.3(1).

R802.11.1.1 TRUSS UPLIFT RESISTANCE.
TRUSSES SHALL BE ATTACHED TO SUPPORTING WALL
ASSEMBLIES BY CONNECTIONS CAPABLE OF RESISTING UPLIFT
FORCES AS SPECIFIED ON THE TRUSS DESIGN DRAWINGS FOR
THE ULTIMATE DESIGN WIND SPEED AS DETERMINED BY FIGURE
R301.2(5)A AND LISTED IN TABLE R301.2(1) OR AS SHOWN ON THE
CONSTRUCTION DOCUMENTS. UPLIFT FORCES SHALL BE
PERMITTED TO BE DETERMINED AS SPECIFIED BY TABLE R802.11,
IF APPLICABLE, OR AS DETERMINED BY ACCEPTED ENGINEERING
PRACTICE.
R802.11.1.2 RAFTER UPLIFT RESISTANCE.
INDIVIDUAL RAFTERS SHALL BE ATTACHED TO SUPPORTING WALL
ASSEMBLIES BY CONNECTIONS CAPABLE OF RESISTING UPLIFT
FORCES AS DETERMINED BY TABLE R802.11 OR AS DETERMINED
BY ACCEPTED ENGINEERING PRACTICE. CONNECTIONS FOR
BEAMS USED IN A ROOF SYSTEM SHALL BE DESIGNED IN
ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE.

REFER TO THE IRC FOR THE FOLLOWING
SECTIONS:
SECTION 803 ROOF SHEATHING
SECTION 804 COLD-FORMED STEEL ROOF FRAMING

SECTION 805 CEILING FINISHES

R805.1 CEILING INSTALLATION.
CEILINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE
REQUIREMENTS FOR INTERIOR WALL FINISHES AS PROVIDED IN
SECTION R702.

R507.4.1 DECK POST TO FOOTING CONNECTION.
WHERE POSTS BEAR ON CONCRETE FOOTINGS IN ACCORDANCE
WITH SECTION R403 AND FIGURE R507.4.1, LATERAL RESTRAINT
SHALL BE PROVIDED BY MANUFACTURED CONNECTORS OR A
MINIMUM POST EMBEDMENT OF 12 INCHES (305 MM) IN
SURROUNDING SOILS OR CONCRETE PIERS. OTHER FOOTING
SYSTEMS SHALL BE PERMITTED.

  NOTE: SEE SECTION R507.4.1 FOR EXCEPTIONS

R507.5 DECK BEAMS.
MAXIMUM ALLOWABLE SPANS FOR WOOD DECK BEAMS, AS SHOWN
IN FIGURE R507.5, SHALL BE IN ACCORDANCE WITH TABLE R507.5.
BEAM PLIES SHALL BE FASTENED WITH TWO ROWS OF 10D (3-INCH
X 0.128-INCH) NAILS MINIMUM AT 16 INCHES (406 MM) ON CENTER
ALONG EACH EDGE. BEAMS SHALL BE PERMITTED TO CANTILEVER
AT EACH END UP TO ONE-FOURTH OF THE ALLOWABLE BEAM
SPAN. DECK BEAMS OF OTHER MATERIALS SHALL BE PERMITTED
WHERE DESIGNED IN ACCORDANCE WITH ACCEPTED
ENGINEERING PRACTICES.

R507.7 DECKING.
MAXIMUM ALLOWABLE SPACING FOR JOISTS SUPPORTING
DECKING SHALL BE IN ACCORDANCE WITH TABLE R507.7. WOOD
DECKING SHALL BE ATTACHED TO EACH SUPPORTING MEMBER
WITH NOT LESS THAN TWO 8D THREADED NAILS OR TWO NO. 8
WOOD SCREWS. OTHER APPROVED DECKING OR FASTENER
SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH THE
MANUFACTURER’S INSTALLATION REQUIREMENTS.

R507.8 VERTICAL AND LATERAL SUPPORTS.
WHERE SUPPORTED BY ATTACHMENT TO AN EXTERIOR WALL,
DECKS SHALL BE POSITIVELY ANCHORED TO THE PRIMARY
STRUCTURE AND DESIGNED FOR BOTH VERTICAL AND LATERAL
LOADS. SUCH ATTACHMENT SHALL NOT BE ACCOMPLISHED BY THE
USE OF TOENAILS OR NAILS SUBJECT TO WITHDRAWAL. FOR
DECKS WITH CANTILEVERED FRAMING MEMBERS, CONNECTION TO
EXTERIOR WALLS OR OTHER FRAMING MEMBERS SHALL BE
DESIGNED AND CONSTRUCTED TO RESIST UPLIFT RESULTING
FROM THE FULL LIVE LOAD SPECIFIED IN TABLE R301.5 ACTING ON
THE CANTILEVERED PORTION OF THE DECK. WHERE POSITIVE
CONNECTION TO THE PRIMARY BUILDING STRUCTURE CANNOT BE
VERIFIED DURING INSPECTION, DECKS SHALL BE
SELF-SUPPORTING.

R507.8.1 DECK POST TO DECK FOOTING.
POSTS SHALL BEAR ON FOOTINGS IN ACCORDANCE WITH SECTION
R403 AND FIGURE R507.8.1. POSTS SHALL BE RESTRAINED TO
PREVENT LATERAL DISPLACEMENT AT THE BOTTOM SUPPORT.
SUCH LATERAL RESTRAINT SHALL BE PROVIDED BY
MANUFACTURED CONNECTORS INSTALLED IN ACCORDANCE WITH
SECTION R507 AND THE MANUFACTURERS’ INSTRUCTIONS OR A
MINIMUM POST EMBEDMENT OF 12 INCHES (305 MM) IN
SURROUNDING SOILS OR CONCRETE PIERS.

CHAPTER 6 :: WALL CONSTRUCTION

SECTION R601 GENERAL

R601.1 APPLICATION.
THE PROVISIONS OF THIS CHAPTER SHALL CONTROL THE DESIGN
AND CONSTRUCTION OF WALLS AND PARTITIONS FOR BUILDINGS.

R601.2 REQUIREMENTS.
WALL CONSTRUCTION SHALL BE CAPABLE OF ACCOMMODATING
ALL LOADS IMPOSED IN ACCORDANCE WITH SECTION R301 AND OF
TRANSMITTING THE RESULTING LOADS TO THE SUPPORTING
STRUCTURAL ELEMENTS.

SECTION R602 WOOD WALL FRAMING

R602.1 GENERAL.
WOOD AND WOOD-BASED PRODUCTS USED FOR LOAD
SUPPORTING PURPOSES SHALL CONFORM TO THE APPLICABLE
PROVISIONS OF THIS SECTION. SEE SECTIONS 602.6.1 THROUGH
502.6.10 FOR FURTHER SPECIFICATIONS.

R602.2 GRADE. STUDS SHALL BE A MINIMUM NO. 3, STANDARD OR
STUD GRADE LUMBER.

NOTE: SEE SECTION 506.2.2  FOR EXCEPTION

R602.3 DESIGN AND CONSTRUCTION.
EXTERIOR WALLS OF WOODFRAME CONSTRUCTION SHALL BE
DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH THE
PROVISIONS OF THIS CHAPTER AND FIGURES R602.3(1) AND
R602.3(2), OR IN ACCORDANCE WITH AWC NDS. COMPONENTS OF
EXTERIOR WALLS SHALL BE FASTENED IN ACCORDANCE WITH
TABLES R602.3(1) THROUGH R602.3(4). WALL SHEATHING SHALL BE
FASTENED DIRECTLY TO FRAMING MEMBERS AND, WHERE PLACED
ON THE EXTERIOR SIDE OF AN EXTERIOR WALL, SHALL BE
CAPABLE OF RESISTING THE WIND PRESSURES LISTED IN TABLE
R301.2(2) ADJUSTED FOR HEIGHT AND EXPOSURE USING TABLE
R301.2(3) AND SHALL CONFORM TO THE REQUIREMENTS OF TABLE
R602.3(3). WALL SHEATHING USED ONLY FOR EXTERIOR WALL
COVERING PURPOSES SHALL COMPLY WITH SECTION R703.
STUDS SHALL BE CONTINUOUS FROM SUPPORT AT THE SOLE
PLATE TO A SUPPORT AT THE TOP PLATE TO RESIST LOADS
PERPENDICULAR TO THE WALL. THE SUPPORT SHALL BE
FOUNDATION OR FLOOR, CEILING OR ROOF DIAPHRAGM OR SHALL
BE DESIGNED IN ACCORDANCE WITH ACCEPTED ENGINEERING
PRACTICE.

NOTE: SEE SECTION 506.2.3 FOR EXCEPTION

SEE SECTIONS 602.3.1 THROUGH 603.3.5 FOR FURTHER
SPECIFICATIONS.

REFER TO THE IRC FOR FURTHER INFORMATION ON THE
FOLLOWING AREAS:

R602.4 INTERIOR LOAD-BEARING WALLS.
R602.5 INTERIOR NONBEARING WALLS.
R602.6 DRILLING AND NOTCHING OF STUDS.
R602.7 HEADERS.
R602.8 FIREBLOCKING REQUIRED.
R602.9 CRIPPLE WALLS.

R602.10 WALL BRACING.
BUILDINGS SHALL BE BRACED IN ACCORDANCE WITH THIS
SECTION OR, WHEN APPLICABLE, SECTION R602.12. WHERE A
BUILDING, OR PORTION THEREOF, DOES NOT COMPLY WITH ONE
OR MORE OF THE BRACING REQUIREMENTS IN THIS SECTION,
THOSE PORTIONS SHALL BE DESIGNED AND CONSTRUCTED IN
ACCORDANCE WITH SECTION R301.1.

REFER TO SECTIONS 602.10.1 THROUGH 602.10.12 FOR BRACED
WALL PANELS, DESIGN AND CRITERIA.

REFER TO THE IRC FOR THE FOLLOWING
SECTIONS:
SECTION 603 COLD-FORMED STEEL WALL FRAMING
SECTION 604 WOOD STRUCTURAL PANELS
SECTION 605 PARTICLEBOARD
SECTION 606 GENERAL MASONRY CONSTRUCTION
SECTION 607 GLASS UNIT MASONRY
SECTION 608 EXTERIOR CONC. WALL CONSTRUCTION
SECTION 609 (SEE BELOW)
SECTION R610 STRUCTURAL INSULATED PANEL WALL
CONSTRUCTION

SECTION R609 EXTERIOR WINDOWS AND
DOORS.
R609.1 GENERAL.
THIS SECTION PRESCRIBES PERFORMANCE AND CONSTRUCTION
REQUIREMENTS FOR EXTERIOR WINDOWS AND DOORS INSTALLED
IN WALLS. WINDOWS AND DOORS SHALL BE INSTALLED AND
FLASHED IN ACCORDANCE WITH THE FENESTRATION
MANUFACTURER’S WRITTEN INSTRUCTIONS. WINDOW AND DOOR
OPENINGS SHALL BE FLASHED IN ACCORDANCE WITH SECTION
R703.4. WRITTEN INSTALLATION INSTRUCTIONS SHALL BE
PROVIDED BY THE FENESTRATION MANUFACTURER FOR EACH
WINDOW OR DOOR.

R609.2 PERFORMANCE. EXTERIOR WINDOWS AND DOORS SHALL
BE CAPABLE OF RESISTING THE DESIGN WIND LOADS SPECIFIED IN
TABLE R301.2(2) ADJUSTED FOR HEIGHT AND EXPOSURE IN
ACCORDANCE WITH TABLE R301.2(3) OR DETERMINED IN
ACCORDANCE WITH ASCE 7 USING THE ALLOWABLE STRESS
DESIGN LOAD COMBINATIONS OF ASCE 7. FOR EXTERIOR
WINDOWS AND DOORS TESTED IN ACCORDANCE WITH SECTIONS
R609.3 AND R609.5, REQUIRED DESIGN WIND PRESSURES
DETERMINED FROM ASCE 7 USING THE ULTIMATE STRENGTH
DESIGN (USD) ARE PERMITTED TO BE MULTIPLIED BY 0.6. DESIGN
WIND LOADS FOR EXTERIOR GLAZING NOT PART OF A LABELED
ASSEMBLY SHALL BE PERMITTED TO BE DETERMINED IN
ACCORDANCE WITH CHAPTER 24 OF THE IRC. DESIGN WIND LOADS
FOR EXTERIOR GLAZING NOT PART OF A LABELED ASSEMBLY
SHALL BE PERMITTED TO BE DETERMINED IN ACCORDANCE WITH
CHAPTER 24 OF THE INTERNATIONAL BUILDING CODE.

R609.4 GARAGE DOORS.
GARAGE DOORS SHALL BE TESTED IN ACCORDANCE WITH EITHER
ASTM E330 OR ANSI/DASMA 108, AND SHALL MEET THE
ACCEPTANCE CRITERIA OF ANSI/DASMA 108.

CHAPTER 7 :: INTERIOR COVERING
R702.1 GENERAL.
INTERIOR COVERINGS OR WALL FINISHES SHALL BE INSTALLED IN
ACCORDANCE WITH THIS CHAPTER AND TABLE R702.1(1), TABLE
R702.1(2), TABLE R702.1(3) AND TABLE R702.3.5. INTERIOR
MASONRY VENEER SHALL COMPLY WITH THE REQUIREMENTS OF
SECTION R703.7.1 FOR SUPPORT AND SECTION R703.7.4 FOR
ANCHORAGE, EXCEPT AN AIRSPACE IS NOT REQUIRED. INTERIOR
FINISHES AND MATERIALS SHALL CONFORM TO THE FLAME
SPREAD AND SMOKE DEVELOPMENT REQUIREMENTS OF SECTION
R302.9.
SEE SECTIONS 702.2  THROUGH 702.7  FOR FURTHER
SPECIFICATIONS.

SECTION R703 EXTERIOR COVERING
R703.1 GENERAL.
EXTERIOR WALLS SHALL PROVIDE THE BUILDING WITH A
WEATHER-RESISTANT EXTERIOR WALL ENVELOPE. THE EXTERIOR
WALL ENVELOPE SHALL INCLUDE FLASHING AS DESCRIBED IN
SECTION R703.4.

R703.2 WATER-RESISTIVE BARRIER.
ONE LAYER OF NO. 15 ASPHALT FELT, FREE FROM HOLES AND
BREAKS, COMPLYING WITH ASTM D226 FOR TYPE 1 FELT OR
OTHER APPROVED WATER-RESISTIVE BARRIER SHALL BE APPLIED
OVER STUDS OR SHEATHING OF ALL EXTERIOR WALLS. NO. 15
ASPHALT FELT SHALL BE APPLIED HORIZONTALLY, WITH THE
UPPER LAYER LAPPED OVER THE LOWER LAYER NOT LESS THAN 2
INCHES
(51 MM). WHERE JOINTS OCCUR, FELT SHALL BE LAPPED NOT LESS
THAN 6 INCHES (152 MM). OTHER APPROVED MATERIALS SHALL BE
INSTALLED IN ACCORDANCE WITH THE WATER-RESISTIVE BARRIER
MANUFACTURER'S INSTALLATION INSTRUCTIONS. NO. 15 ASPHALT
FELT OR OTHER APPROVED WATER-RESISTIVE BARRIER MATERIAL
SHALL BE CONTINUOUS TO THE TOP OF WALLS AND TERMINATED
AT PENETRATIONS AND BUILDING APPENDAGES IN A MANNER TO
MEET THE REQUIREMENTS OF THE EXTERIOR WALL ENVELOPE AS
DESCRIBED IN SECTION R703.1.

R703.3.3 FASTENERS.
EXTERIOR WALL COVERINGS AND ROOF OVERHANG SOFFITS
SHALL BE SECURELY FASTENED WITH ALUMINUM, GALVANIZED,
STAINLESS STEEL OR RUST-PREVENTATIVE COATED NAILS OR
STAPLES IN ACCORDANCE WITH TABLE R703.3(1) OR WITH OTHER
APPROVED CORROSION- RESISTANT FASTENERS IN ACCORDANCE
WITH THE WALL COVERING MANUFACTURER’S INSTALLATION
INSTRUCTIONS. NAILS AND STAPLES SHALL COMPLY WITH ASTM
F1667. NAILS SHALL BE T-HEAD, MODIFIED ROUND HEAD, OR
ROUND HEAD WITH SMOOTH OR DEFORMED SHANKS. STAPLES
SHALL HAVE A MINIMUM CROWN WIDTH OF 7/16 INCH (11.1 MM)
OUTSIDE DIAMETER AND BE MANUFACTURED OF MINIMUM 16-GAGE
WIRE. WHERE FIBERBOARD, GYPSUM, OR FOAM PLASTIC
SHEATHING BACKING IS USED, NAILS OR STAPLES SHALL BE
DRIVEN INTO THE STUDS. WHERE WOOD OR WOOD STRUCTURAL
PANEL SHEATHING IS USED, FASTENERS SHALL BE DRIVEN INTO
STUDS UNLESS OTHERWISE PERMITTED TO BE DRIVEN INTO
SHEATHING IN ACCORDANCE WITH EITHER THE SIDING
MANUFACTURER’S INSTALLATION INSTRUCTIONS OR TABLE
R703.3.2.

R703.4 FLASHING.
APPROVED CORROSION-RESISTANT FLASHING SHALL
BE APPLIED SHINGLE-FASHION IN A MANNER TO PREVENT ENTRY
OF WATER INTO THE WALL CAVITY OR PENETRATION OF WATER TO
THE BUILDING STRUCTURAL FRAMING COMPONENTS.
SELF-ADHERED MEMBRANES  USED AS FLASHING SHALL COMPLY
WITH AAMA 711. FLUID-APPLIED MEMBRANES USED AS FLASHING IN
EXTERIOR WALLS SHALL COMPLY WITH AAMA 714. THE FLASHING
SHALL EXTEND TO THE SURFACE OF THE EXTERIOR WALL FINISH.
APPROVED CORROSION-RESISTANT FLASHINGS SHALL BE
INSTALLED AT THE FOLLOWING LOCATIONS:

1. EXTERIOR WINDOW AND DOOR OPENINGS. FLASHING AT
EXTERIOR WINDOW AND DOOR OPENINGS SHALL EXTEND TO THE
SURFACE OF THE EXTERIOR WALL FINISH OR TO THE
WATER-RESISTIVE BARRIER COMPLYING WITH SECTION 703.2 FOR
SUBSEQUENT DRAINAGE. MECHANICALLY ATTACHED FLEXIBLE
FLASHINGS SHALL COMPLY WITH AAMA 712. FLASHING AT
EXTERIOR WINDOW AND DOOR OPENINGS SHALL BE INSTALLED IN
ACCORDANCE WITH ONE OR MORE OF THE FOLLOWING:

REFER TO SECTION 1.1 THROUGH 1.3  FOR FURTHER
SPECIFICATIONS.

REFER TO THE IRC FOR FURTHER INFORMATION ON THE
FOLLOWING AREAS:

-R703.5 WOOD, HARDBOARD AND WOOD STRUCTURAL PANEL
SIDING.
-R703.6 WOOD SHAKES AND SHINGLES.
-R703.7 EXTERIOR PLASTER.
-R703.8 ANCHORED STONE AND MASONRY VENEER, GENERAL.
-R703.9 EXTERIOR INSULATION AND FINISH SYSTEM (EIFS)/EIFS
WITH DRAINAGE.
-R703.10 FIBER CEMENT SIDING.
-R703.11 VINYL SIDING.
-R703.12 ADHERED MASONRY VENEER INSTALLATION.
-R703.13 INSULATED VINYL SIDING.
-R703.14 POLYPROPYLENE SIDING.
-R703.15 CLADDING ATTACHMENT OVER FOAM SHEATHING TO
WOOD FRAMING.
-R703.16 CLADDING ATTACHMENT OVER FOAM SHEATHING TO
COLD-FORMED STEEL FRAMING.
-R703.17 CLADDING ATTACHMENT OVER FOAM SHEATHING TO
MASONRY OR CONCRETE WALL CONSTRUCTION.

SECTION R806
ROOF VENTILATION
R806.1 VENTILATION REQUIRED. ENCLOSED ATTICS AND
ENCLOSED RAFTER SPACES FORMED WHERE CEILINGS ARE
APPLIED DIRECTLY TO THE UNDERSIDE OF ROOF RAFTERS SHALL
HAVE CROSS VENTILATION FOR EACH SEPARATE SPACE BY
VENTILATING OPENINGS PROTECTED AGAINST THE ENTRANCE OF
RAIN OR SNOW. VENTILATION OPENINGS SHALL HAVE A LEAST
DIMENSION OF 1/16 INCH (1.6 MM) MINIMUM AND 1/4 INCH (6.4 MM)
MAXIMUM. VENTILATION OPENINGS HAVING A LEAST DIMENSION
LARGER THAN 1/4 INCH (6.4 MM) SHALL BE PROVIDED WITH
CORROSION-RESISTANT WIRE CLOTH SCREENING, HARDWARE
CLOTH PERFORATED VINYL OR SIMILAR MATERIAL WITH OPENINGS
HAVING A LEAST DIMENSION OF 1/16 INCH (1.6 MM) MINIMUM AND
1/4 INCH (6.4 MM) MAXIMUM. OPENINGS IN ROOF FRAMING
MEMBERS SHALL CONFORM TO THE REQUIREMENTS OF SECTION
R802.7. REQUIRED VENTILATION OPENINGS SHALL OPEN DIRECTLY
TO THE OUTSIDE AIR AND SHALL BE PROTECTED TO PREVENT THE
ENTRY OF BIRDS, RODENTS, SNAKES, AND OTHER SIMILAR
CREATURES.

R806.2 MINIMUM VENT AREA.
THE MINIMUM NET FREE VENTILATING AREA SHALL BE 1/150 OF
THE AREA OF THE VENTED SPACE.

NOTE: SEE SECTION 806.2  FOR EXCEPTION

R806.3 VENT AND INSULATION CLEARANCE.
WHERE EAVE OR CORNICE VENTS ARE INSTALLED, BLOCKING,
BRIDGING, AND INSULATION SHALL NOT BLOCK THE FREE FLOW OF
AIR. NOT LESS THAN A 1-INCH (25 MM) SPACE SHALL BE PROVIDED
BETWEEN THE INSULATION AND THE ROOF SHEATHING AND AT
THE LOCATION OF THE VENT.

R806.4 INSTALLATION AND WEATHER PROTECTION.
VENTILATORS SHALL BE INSTALLED IN ACCORDANCE WITH
MANUFACTURER’S INSTRUCTIONS. INSTALLATION OF
VENTILATORS IN ROOF SYSTEMS SHALL BE IN ACCORDANCE WITH
THE REQUIREMENTS OF SECTION R903. INSTALLATION OF
VENTILATORS IN WALL SYSTEMS SHALL BE IN ACCORDANCE WITH
THE REQUIREMENTS OF SECTION R703.1.

R806.5 UNVENTED ATTIC AND UNVENTED ENCLOSED RAFTER
ASSEMBLIES.
UNVENTED ATTICS AND UNVENTED ENCLOSED ROOF FRAMING
ASSEMBLIES CREATED BY CEILINGS THAT ARE APPLIED DIRECTLY
TO THE UNDERSIDE OF THE ROOF FRAMING MEMBERS AND
STRUCTURAL ROOF SHEATHING APPLIED DIRECTLY TO THE TOP
OF THE ROOF FRAMING MEMBERS/RAFTERS, SHALL BE PERMITTED
WHERE ALL THE FOLLOWING CONDITIONS ARE MET:

SEE CONDITIONS  806.5  (1 THROUGH 5)

SECTION R807 ATTIC ACCESS
R807.1 ATTIC ACCESS.
BUILDINGS WITH COMBUSTIBLE CEILING OR ROOF CONSTRUCTION
SHALL HAVE AN ATTIC ACCESS OPENING TO ATTIC AREAS THAT
HAVE A VERTICAL HEIGHT OF 30 INCHES (762 MM) OR GREATER
OVER AN AREA OF NOT LESS THAN 30 SQUARE FEET (2.8 M2). THE
VERTICAL HEIGHT SHALL BE MEASURED FROM THE TOP OF THE
CEILING FRAMING MEMBERS TO THE UNDERSIDE OF THE ROOF
FRAMING MEMBERS.

THE ROUGH-FRAMED OPENING SHALL BE NOT LESS THAN 22
INCHES BY 30 INCHES (559 MM BY 762 MM) AND SHALL BE LOCATED
IN A HALLWAY OR OTHER LOCATION WITH READY ACCESS. WHERE
LOCATED IN A WALL, THE OPENING SHALL BE NOT LESS THAN 22
INCHES WIDE BY 30 INCHES HIGH (559 MM WIDE BY 762 MM HIGH).
WHERE THE ACCESS IS LOCATED IN A CEILING, MINIMUM
UNOBSTRUCTED HEADROOM IN THE ATTIC SPACE SHALL BE 30
INCHES (762 MM) AT SOME POINT ABOVE THE ACCESS MEASURED
VERTICALLY FROM THE BOTTOM OF CEILING FRAMING MEMBERS.
SEE SECTION M1305.1.3 FOR ACCESS REQUIREMENTS WHERE
MECHANICAL EQUIPMENT IS LOCATED IN ATTICS.

CHAPTER 9 :: ROOF ASSEMBLIES

SECTION R901 GENERAL

R901.1 SCOPE. THE PROVISIONS OF THIS CHAPTER SHALL GOVERN
THE DESIGN, MATERIALS, CONSTRUCTION AND QUALITY OF ROOF
ASSEMBLIES.

CHAPTER 10 :: CHIMNEYS & FIREPLACES

R1001.1 GENERAL.
MASONRY FIREPLACES SHALL BE CONSTRUCTED IN ACCORDANCE
WITH THIS SECTION AND THE APPLICABLE PROVISIONS OF
CHAPTERS 3 AND 4.
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(RESIDENTIAL LIVING AREAS, LIVE LOAD = 40psf, L/  =360)
FLOOR JOIST SPANS FOR SOUTHERN PINE SPECIES

SIZE

2 x 12

NOTES:

2 x 8

2 x 10

2 x 6 8-616.0

19.2

19.2
24.0

12.0
24.0

16.0

12.0
24.0

16.0

19.2

19.2
24.0

16.0
12.0

11-8

13-9
12-4

17-5
10-5

15-1

8-10
14-9
12-10

9-10

7-9
7-0

10-10
12-6

VISUALLY GRADED #2
(MAXIMUM FLOOR JOIST SPANS)

SOUTHERN PINE

DEAD LOAD = 20psf

SPACING

12.0

(INCHES)

9-10
(FT. - IN.)

FLOOR JOIST SPANS

The above tables are based on the IRC 2018 TABLE R502.3.1(2) 

, L/  =180

BETWEEN BRACING)

SPANS

RAFTER SPANS

(FT. - IN.)

12-11
11-2
10-2

DEAD LOAD = 10psf

(INCHES)

12.0
16.0
19.2

SPACING

RAFTER SPANS FOR SOUTHERN PINE SPECIES

(MAXIMUM RAFTER SPANS 

14-2
12-11

16-4
9-2

15-4
13-9

19-5
16-10

11-7

18-1
16-2

22-10
19-10

16.0
19.2

12.0
24.0

19.2
24.0

12.0
16.0

24.0

19.2
24.0

16.0
12.0

2 
x 

6
2 

x 
8

2 
x 

12
2 

x 
10

LIVE LOAD=30psf

SIZE

(UNINHABITABLE ATTICS WITH LIMITED STORAGE,
CEILING JOIST SPANS FOR SOUTHERN PINE SPECIES

SIZE

REFER TO THE INTERNATIONAL RESIDENTIAL CODE, SPAN TABLES.***

2 x 10

NOTES:

2 x 6

2 x 8

2 x 4 8-016.0

19.2

19.2
24.0

12.0
24.0

16.0

12.0
24.0

16.0

19.2

19.2
24.0

16.0
12.0

13-11

16-6
14-9

20-11
12-6

18-1

9-10
17-7
15-3

11-0

7-4
6-7

12-0
13-11

VISUALLY GRADED #2
(MAXIMUM CEILING JOIST SPANS)

SOUTHERN PINE

***IF HABITABLE ATTIC SPACE IS DESIRED,

DEAD LOAD = 10psf )

SPACING

12.0

(INCHES)

9-3
(FT. - IN.)

CEILING JOIST SPANS 

NOTES:

The above tables are based on the IRC 2018 TABLE R802.5.1(2) 

The above tables are based on the IRC 2018 TABLE R802.4.1(3) 
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TABLE N1102.1.2 (R402.1.2)
INSULATION AND FENESTRATION REQUIREMENTS BY COMPONENTa

CRAWL
CLIMATE

R-VALUE     & DEPTH WALL
R-VALUE

1 NR 0.75 0.25 30 13 3/4 13 0 0 0
2 0.40 0.65 0.25 38 13 4/6 13 0 0 0
3 0.55 0.25 38 20 or 13 + 5h 8/13 19 5/13f 0 5/13

4 except

5 and

6 0.55 NR 49 20 + 5 or 13 + 10h 15/20 30g 15/19 10, 4 ft 15/19
7 and 8 0.55 NR 49 20 + 5 or 13 + 10h 19/21 38g 15/19 10, 4 ft 15/19

For SI: 1 foot = 304.8 mm.
a. R-values are minimums. U-factors and SHGC are maximums.  When insulation is installed in a cavity which is less than the label or design thickness of the

insulation, the installed R-value of the insulation shall not be less than the R-value specified in the table.
b. The fenestration U-factor column excludes skylights. The SHGC column applies to all glazed fenestration.

Exception: Skylights may be excluded from glazed fenestration SHGC requirements in Climate Zones 1 through 3 where the SHGC for such skylights does
not exceed 0.30.

c. “15/19” means R-15 continuous insulation on the interior or exterior of the home or R-19 cavity insulation at the interior of the basement wall. “15/19” shall
be permitted to be met with R-13 cavity insulation on the interior of the basement wall plus R-5 continuous insulation on the interior or exterior of the home.
“10/13” means R-10 continuous insulation on the interior or exterior of the home or R-13 cavity insulation at the interior of the basement wall.

d. R-5 shall be added to the required slab edge R-values for heated slabs. Insulation depth shall be the depth of the footing or 2 feet, whichever is less in Zones 1
through 3 for heated slabs.

e. There are no SHGC requirements in the Marine Zone.
f. Basement wall insulation is not required in warm-humid locations as defined by Figure N1101.10 and Table N1101.10.
g. Or insulation sufficient to fill the framing cavity, R-19 minimum.
h. The first value is cavity insulation, the second value is continuous insulation, so “13+5” means R-13 cavity insulation plus R-5 continuous insulation.
i. The second R-value applies when more than half the insulation is on the interior of the mass wall.

TABLE N1102.1.4 (R402.1.4)
EQUIVALENT U-FACTORSa

CLIMATE
U-FACTOR U-FACTOR

1 0.50 0.75 0.035 0.084 0.197 0.064 0.360 0.477
2 0.40 0.65 0.030 0.084 0.165 0.064 0.360 0.477
3 0.35 0.55 0.030 0.060 0.098 0.047 0.091c 0.136

4 except Marine 0.35 0.55 0.026 0.060 0.098 0.047 0.059 0.065
5 and Marine 4 0.32 0.55 0.026 0.060 0.082 0.033 0.050 0.055

6 0.32 0.55 0.026 0.045 0.060 0.033 0.050 0.055
7 and 8 0.32 0.55 0.026 0.045 0.057 0.028 0.050 0.055

a. Nonfenestration U-factors shall be obtained from measurement, calculation or an approved source.
b. When more than half the insulation is on the interior, the mass wall U-factors shall be a maximum of 0.17 in Zone 1, 0.14 in Zone 2, 0.12 in Zone 3, 0.087 in

Zone 4 except Marine, 0.065 in Zone 5 and Marine 4, and 0.057 in Zones 6 through 8.

FENESTRATION       SKYLIGHT CEILING FRAME
ZONE U-FACTOR U-FACTOR U-FACTOR WALL MASS WALL

U-FACTOR

FLOOR BASEMENT
U-FACTORb         U-FACTOR WALL

CRAWL
SPACE WALL

FENESTRATION
ZONE U-FACTORb

SKYLIGHT
b

GLAZED
FENESTRATION CEILING WOOD

U-FACTOR SHGCb, e R-VALUE FRAME WALL
MASS
WALL FLOOR BASEMENTc

R-VALUE R-VALUEi   R-VALUE
WALL

SLABd
R-VALUE SPACEc

Marine 0.55 0.40 49 20 or 13 + 5h 8/13 19 10 /13 10, 2 ft 10/13

Marine 4 0.30 0.55 NR 49 20 or 13 + 5h 13/17 30g 15/19 10, 2 ft 15/19

c. Basement wall U-factor of 0.360 in warm-humid locations as defined by Figure N1101.10 (R301.1) and Table N1101.10 (R301.1).

0.32

0.32

0.30
0.30

2018 INTERNATIONAL RESIDENTIAL CODE ®

TABLE N1102.4.1.1 (R402.4.1.1)
AIR BARRIER AND INSULATION INSTALLATION (a)

COMPONENT AIR BARRIER CRITERIA INSULATION INSTALLATION
CRITERIA

General requirements

A continuous air barrier shall be
installed in the building envelope.
The exterior thermal envelope
contains a continuous air barrier.
Breaks or joints in the air barrier
shall be sealed.

Air-permeable insulation shall not be
used as a sealing material.

Ceiling/attic

The air barrier in any dropped
ceiling or soffit shall be aligned with
the insulation and any gaps in the air
barrier sealed.
Access openings, drop down stairs
or knee wall doors to unconditioned
attic spaces shall be sealed.

The insulation in any dropped
ceiling/soffit shall be aligned with the air
barrier.

Walls

The junction of the foundation and
sill plate shall be sealed.
The junction of the top plate and the
top of exterior walls shall be sealed.
Knee walls shall be sealed.

Cavities within corners and headers of
frame walls shall be insulated by
completely filling the cavity with a
material having a thermal resistance of
not less than  R-3 per inch.
Exterior thermal envelope insulation for
framed walls shall be installed in
substantial contact and in continuous
alignment with the air barrier.

Windows, skylights and
doors

The space between
framing and skylights,
and framing the jambs of windows
and doors, shall be sealed.

Rim joists Rim joists shall include the air
barrier.

Rim joists shall be insulated.

Floors (including above
garage and
cantilevered floors) and
floors above
garages.

The air barrier shall be installed at
any exposed edge of insulation.

Floor framing cavity insulation shall be
installed to maintain permanent contact
with the underside of subfloor decking.
Alternatively floor framing cavity
insulation shall be in
contact with the top side of sheathing, or
continuous insulation installed on the
underside of floor framing; and
extending from the bottom to the top of
all perimeter floor framing members.

Crawl space walls
Exposed earth in unvented crawl
spaces shall be covered with a Class
I vapor retarder with overlapping
joints taped.

Crawl space insulation,where provided
instead of floor insulation,
shall be permanently attached to the
walls.

Shafts, penetrations
Duct shafts, utility penetrations, and
flue shafts opening to exterior or
unconditioned space shall be
sealed.

Narrow cavities
Batts to be installed in narrow cavities
shall be cut to fit, or narrow cavities shall
be filled with insulation that on
installation readily conforms to the

(a)    Inspection of log walls shall be in accordance with the provisions of ICC 400.

available cavity space.

Garage separation
Air sealing shall be provided
between the garage and conditioned
spaces.

Recessed lighting
Recessed light fixtures installed in
the building thermal envelope shall
be sealed to  the finished surface.

Recessed light fixtures installed in the
building thermal envelope shall be air
tight and IC rated.

Plumbing and wiring

In exterior walls, batt insulation shall be
cut neatly to fit around wiring and
plumbing or insulation
that on installation, readily conforms to
available space, shall extend behind
piping and wiring.

Shower/tub on exterior
wall

The air barrier installed at exterior
walls adjacent to showers and tubs
shall separate the wall from the
shower or tub.

Exterior walls adjacent to showers and
tubs shall be insulated.

Electrical/phone box on
exterior walls

The air barrier shall be installed
behind electrical and
communication boxes.
Alternatively, air-sealed boxes
shall be installed.

HVAC register boots
HVAC register boots that penetrate
building thermal envelope shall be
sealed to the subfloor or drywall.

Concealed sprinklers

Where required to be sealed,
concealed fire sprinklers shall only
be sealed in a manner that is
recommended by the manufacturer.
Caulking or other adhesive sealants
shall not be used to fill voids
between fire sprinkler cover plates
and walls or ceilings.
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