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Residential Code Compliance For Off-Site Construction 

2012 IRC 

 

SECTION R403 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 which 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 footing shall be designed and constructed in accordance with the provisions of 

Section R403 or in accordance with ACI 332. 

 

R403.1.6 Foundation anchorage.  
Sill plates and walls supported directly on continuous foundations 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 anchor bolts spaced a maximum of 6 feet (1829 mm) on center. Bolts shall be at least 
1
/2 inch 

(12.7 mm) in diameter and shall extend a minimum of 7 inches (178 mm) into concrete or grouted cells of 

concrete masonry units. A nut and washer shall be tightened on each anchor bolt. There shall be a minimum of 

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. Cold-formed 

steel framing systems shall be fastened to wood sill plates or anchored directly to the foundation as required in 

Section R505.3.1 or R603.3.1.  

 

R303.1 Habitable rooms.  
All habitable rooms shall have an aggregate glazing area of not less than 8 percent of the floor area of such 

rooms. Natural ventilation shall be through windows, doors, louvers or other approved openings to the outdoor 

air. Such openings shall be provided with ready access or shall otherwise be readily controllable by the building 

occupants. The minimum openable area to the outdoors shall be 4 percent of the floor area being ventilated. 

 

R303.9 Required heating.  
When the winter design temperature in Table R301.2(1) is below 60°F (16°C), every dwelling unit shall be 

provided with heating facilities capable of maintaining a minimum room temperature of 68°F (20°C) at a point 

3 feet (914 mm) above the floor and 2 feet (610 mm) from exterior walls in all habitable rooms at the design 

temperature. The installation of one or more portable space heaters shall not be used to achieve compliance with 

this section. 

 

SECTION R304 MINIMUM ROOM AREAS  

R304.1 Minimum area.  
Every dwelling unit shall have at least one habitable room that shall have not less than 120 square feet (11 m

2
) 

of gross floor area.  

 

R304.2 Other rooms.  
Other habitable rooms shall have a floor area of not less than 70 square feet (6.5 m

2
).  

 

Exception: Kitchens.  

 

R304.3 Minimum dimensions.  
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Habitable rooms shall not be less than 7 feet (2134 mm) in any horizontal dimension.  

 

Exception: Kitchens.  

 

R304.4 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, bathrooms, toilet rooms, laundry rooms and portions of basements containing these 

spaces shall have a ceiling height of not less than 7 feet (2134 mm). 

 

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.  
All plumbing fixtures shall be connected to a sanitary sewer or to an approved private sewage disposal system.  

 

R306.4 Water supply to fixtures.  
All 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.  
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FIGURE R307.1 MINIMUM FIXTURE CLEARANCES 

 

 

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 R310 EMERGENCY ESCAPE AND RESCUE OPENINGS  

 

R310.1 Emergency escape and rescue required.  
Basements, habitable attics and every sleeping room shall have at least one operable emergency escape and 

rescue opening. Where basements contain one or more sleeping rooms, emergency egress and rescue openings 

shall be required in each sleeping room. Where emergency escape and rescue openings are provided they shall 

have a sill height of not more than 44 inches (1118 mm) measured from the finished floor to the bottom of the 

clear opening. Where a door opening having a threshold below the adjacent ground elevation serves as an 

emergency escape and rescue opening and is provided with a bulkhead enclosure, the bulkhead enclosure shall 

comply with Section R310.3. 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. Emergency escape and rescue 

openings with a finished sill height below the adjacent ground elevation shall be provided with a window well 

in accordance with Section R310.2. Emergency escape and rescue openings shall open directly into a public 

way, or to a yard or court that opens to a public way.  

 

Exception: Basements used only to house mechanical equipment and not exceeding total floor area of 200 

square feet (18.58 m
2
).  

R310.1.1 Minimum opening area.  
All emergency escape and rescue openings shall have a minimum net clear opening of 5.7 square feet (0.530 

m
2
).  

 

Exception: Grade floor openings shall have a minimum net clear opening of 5 square feet (0.465 m
2
).  

R310.1.2 Minimum opening height.  
The minimum net clear opening height shall be 24 inches (610 mm).  

R310.1.3 Minimum opening width.  
The minimum net clear opening width shall be 20 inches (508 mm).  

R310.1.4 Operational constraints.  
Emergency escape and rescue openings shall be operational from the inside of the room without the use of keys, 

tools or special knowledge.  

 

SECTION R311 MEANS OF EGRESS  

 

R311.1 Means of egress.  
All dwellings shall be provided with a means of egress as provided in 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 exterior of the dwelling at the required egress door without requiring travel through a garage.  

 

R311.2 Egress door.  
At least one egress door shall be provided for each dwelling unit. The egress door shall be side-hinged, and shall 

provide a minimum clear width of 32 inches (813 mm) when measured between the face of the door and the 

stop, with the door open 90 degrees (1.57 rad). The minimum clear height of the door opening shall not be less 
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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 openable 

from inside the dwelling without the use of a key or special knowledge or effort.  

 

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 not be less 

than the door served. Every landing shall have a minimum dimension of 36 inches (914 mm) measured in the 

direction of travel. Exterior landings shall be permitted to have a slope not to exceed 
1
/4 unit vertical in 12 units 

horizontal (2-percent). 

 

R311.6 Hallways.  
The minimum width of a hallway shall be not less than 3 feet (914 mm). 

 

SECTION R314 SMOKE ALARMS  

 

R314.1 Smoke detection and notification.  
All smoke alarms shall be listed and labeled in accordance with UL 217 and installed in accordance with the 

provisions of this code and the household fire warning equipment provisions of NFPA 72.  

 

R314.2 Smoke detection systems.  
Household fire alarm systems installed in accordance with NFPA 72 that include smoke alarms, or a 

combination of smoke detector and audible notification device installed as required by this section for smoke 

alarms, shall be permitted. The household fire alarm system shall provide the same level of smoke detection and 

alarm as required by this section for smoke alarms. Where a household fire warning system is installed using a 

combination of smoke detector and audible notification device(s), it shall become a permanent fixture of the 

occupancy and owned by the homeowner. The system shall be monitored by an approved supervising station 

and be maintained in accordance with NFPA 72.  

 

Exception: Where smoke alarms are provided meeting the requirements of Section R314.4.  

 

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 but 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.  

 

SECTION R315 CARBON MONOXIDE ALARMS  

 

R315.1 Carbon monoxide alarms.  
For new construction, an approved carbon monoxide alarm 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 that have attached garages. 

 

R408.1 Ventilation.  
The under-floor space between the bottom of the floor joists and the earth under any building (except space 

occupied by a basement) shall have ventilation openings through foundation walls or exterior walls. The 

minimum net area of ventilation openings shall not be less than 1 square foot (0.0929 m
2
) for each 150 square 
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feet (14 m
2
) of under-floor space area, unless the ground surface is covered by a Class 1 vapor retarder material. 

When a Class 1 vapor retarder material is used, the minimum net area of ventilation openings shall not be less 

than 1 square foot (0.0929 m
2
) for each 1,500 square feet (140 m

2
) of under-floor space area. One such 

ventilating opening shall be within 3 feet (914 mm) of each corner of the building. 

Exception: The total area of ventilation openings shall be permitted to be reduced to 
1
/1,500 of the under-floor 

area where the ground surface is covered with an approved Class I vapor retarder material and the required 

openings are placed to provide cross ventilation of the space. The installation of operable louvers shall not be 

prohibited. 

 

R408.4 Access.  
Access shall be provided to all under-floor spaces. Access openings through the floor shall be a minimum of 18 

inches by 24 inches (457 mm by 610 mm). Openings through a perimeter wall shall be not less than 16 inches 

by 24 inches (407 mm by 610 mm). When any portion of the through-wall access is below grade, an areaway 

not less than 16 inches by 24 inches (407 mm by 610 mm) shall be provided. The bottom of the areaway shall 

be below the threshold of the access opening. Through wall access openings shall not be located under a door to 

the residence. See Section M1305.1.4 for access requirements where mechanical equipment is located under 

floors. 

 

401.3 Certificate. A permanent certificate shall be posted on or in the electrical distribution panel. The 

certificate shall not cover or obstruct the visibility of the circuit directory label, service disconnect label or other 

required labels. The certificate shall be completed by the builder or registered design professional. The 

certificate shall list the predominant R-values of insulation installed in or on ceiling/roof, walls, foundation 

(slab, basement wall, crawlspace wall and/or floor) and ducts outside conditioned spaces; U-factors for 

fenestration and the solar heat gain coefficient (SHGC) of fenestration. Where there is more than one value for 

each component, the certificate shall list the value covering the largest area. The certificate shall list the types 

and efficiencies of heating, cooling and service water heating equipment. Where a gas-fired unvented room 

heater, electric furnace, or baseboard electric heater is installed in the residence, the certificate shall list "gas-

fired unvented room heater," "electric furnace" or "baseboard electric heater," as appropriate. An efficiency 

shall not be listed for gas-fired unvented room heaters, electric furnaces or electric baseboard heaters. 

 

SECTION 402 BUILDING THERMAL ENVELOPE  

 

402.1 General (Prescriptive).  

402.1.1 Insulation and fenestration criteria. The building thermal envelope shall meet the 

requirements of Table 402.1.1 based on the climate zone specified in Chapter 3.  

 

TABLE 402.1.1 INSULATION AND FENESTRATION REQUIREMENTS BY COMPONENT
a
  

CLIMATE  

ZONE 

FENESTRATION  

U-FACTOR
b
 

SKYLIGHT
b
  

U-FACTOR 

GLAZED 

FENESTRATION 

SHGC
b,

 
e
 

CEILING  

R-VALUE 

WOOD  

FRAME 

WALL  

R-VALUE 

MASS 

WALL  

R-

VALUE
i
 

FLOOR  

R-

VALUE 

BASEMEN

T
c
  

WALL  

R-VALUE 

SLAB
d
  

R-VALUE 

 & DEPTH 

CRAWL  

SPACE
c
 

WALL  

R-VALUE 

          0 

          0 

          5/13 

4 except  

Marine 
0.35 0.60 NR 38 13 5/10 19 10/13 10, 2 ft 10/13 

          10/13 

          10/13 

          10/13 
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402.2.1 Ceilings with attic spaces. When Section 402.1.1 would require R-38 in the ceiling, R-30 shall 

be deemed to satisfy the requirement for R-38 wherever the full height of uncompressed R-30 insulation 

extends over the wall top plate at the eaves. Similarly, R-38 shall be deemed to satisfy the requirement 

for R-49 wherever the full height of uncompressed R-38 insulation extends over the wall top plate at the 

eaves. This reduction shall not apply to the U-factor alternative approach in Section 402.1.3 and the total 

UA alternative in Section 402.1.4. 

 

402.2.2 Ceilings without attic spaces. Where Section 402.1.1 would require insulation levels above R-

30 and the design of the roof/ceiling assembly does not allow sufficient space for the required insulation, 

the minimum required insulation for such roof/ceiling assemblies shall be R-30. This reduction of 

insulation from the requirements of Section 402.1.1 shall be limited to 500 square feet (46 m
2
) or 20 

percent of the total insulated ceiling area, whichever is less. This reduction shall not apply to the U-

factor alternative approach in Section 402.1.3 and the total UA alternative in Section 402.1.4. 

 

FOR HEADEER, GIRDER, RAFTER, CEILING JOISTS, & FLOOR 

JOISTS SPANS CALL THE CHEATHAM COUNTY BUILDING & 

CODES DEPARTMENT (615) 792-7915 
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