TOWN OF CAREFREFE.
PLAN REVIEW COMMENT LETTER

2003 International Residential Code
1994 UPC w/State amendments

DATE: SUBMITTAL: LOG #: PLANS EXAMINER
BUILDER: STANDARD PLAN #:
ELEVATIONS: ' ‘ MAXIMUM SQUARE FOOTAGE TOTAL:

Moderate to Jsdicﬁo
Heavy spacific

Plan. review for code compliance for the above referenced project has been completed. The following
comments are standard items required by adopted codes by the jurisdiction and must be resolved before a
building permit can be issued to commence construction. The items listed shall not be construed as being
all-inclusive. Please contact the Plans Examiner if you have any questions regarding the following
comments or need clarification on the plan submittal process. In order to expedite your plan approval,
please submit the following after all comments have been addressed:

e TWO new sets of corrected plans and TWO new sets of applicable calculations and the previously
reviewed plans and calculations.

s Provide either a detailed response to the plan reviewer's comments or indicate the corrected sheet
number in the area provided at the end of every plan review comment.
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1. Provide ane sot of complste plans, a minimum plan size of 24" x 36" and a
maximum plan size of 30° x 42, No loosa sheets shall be attached, but struotural
caloulations, energy calculaiions and manufacturer's cut sheets may accompany
plans. The plans should be drawn to a preferred scale of 1/4" = 10", However, an
altemafs scale of 3/16" = 1'0" may be accepted. Indicate the drawing scale,

2, Provide a square footage summary for each of the following: livahle, garage,
covered patios and parches, accessory hulldings, decks, bay windows, media center
(minus fireplace). All options must be clearly identified.

3. Al options shalt be dlearly referenced and detalled. Camplex options may
require a separate plan shaet for clarity.

4. Provide a lagible B 1/2* x 11" floar plan of the house. Clearly identify all options.
All major dimensions shall be provided and legihle.

5. Provide truss calculations for review, or request a truss design waiver complete the
waiver and retum to fhe building department for review and approval. The truss design
waiver is only a option if the construction documents are design by a registered
professional licensed in the State of Arizona. :

6. PROVIDE NOTE: A 125-wvolt, 15-ampere receptacle shall be Installed In an
accessible location under each bathroom lavatory and kitehen slnk fo allow for the

operztion of a polnt-of-sarvice hot water recirculating pump. All hot watsr lines shall
be complately insulated with a minimum of R-4 insulation. :

7. PROVIDE NOTE: A residential fire sprinkler system is required on all new single
fumily residents, and when additions, alterations or repairs within a twelve month period

IRC Saction:
R106

IRC Section:
R108.3

IRC Sectian:
R106.1.1

IRC Section:
R108

IRC R306.4

exceed fifly (30) percent of the vatue of an existing building er strecture, such building or

structure shal! be made to conform to the tequirements for new buildings ar stacture.

8. PROVIDE NOTE: Builders providing landscaping to resldences shall install an
approved vacuum breaker and if the sprinkler system has an automatic fimer, an
additional approved cireult breaker shall be installed by time of final inspection.

CONVENTIONAL FOUNDATION
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9. Footing defalls (interlor and exterlor) shall be located on the faundation sheet or
the detall sheet and shall be cross+efarenced to the foundation plans. Specify
depth and slze of all footings and pads. Specify dimensions to locations of pads.

10. PROVIDE NQTE: All plates (Iﬁterior and exterior, load bearing and non-joad
bearing) shall be pressure treated or foundation grada radwoed.

11. Wood columns shall be approvad wood of natural decay resistance or approved
pressure preservatively treated wood or be supported by plers or metal padestals
projecting 1 Inch above the floor and separated by an impervious molsture barder. -

12. PROVIDE NOTE: Footings shall be supported on undisturbed natural soils or
enpineered approved fill. '

13. Required holddowns, as specliied on lateral dasign or as raqulre&'for all
attermate braced all panels, shall be shown on the foundation plan OR provide a
soparate shear wall plan.
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14. Provide note fo address altermatives approved for field use when holddowns
shown on plans are missed or erroneous placement. Add note: “Special Inspection
will be required for the epoxy used for these altematives.”

15. Appliances lecated in a garage or carport shall be protected from impact by
automoblles, Protaction shall be provided by onhe of the following;
a) Located out of the normal path of vehicular travel
b) A minimum 3-1/2" high x 3' deep curb or raised floor measured from the
face of the appliance;
¢) A minimum 3" steel pipe bollard installed 18" below and 44" above the
finished floor in front of the appliance
d) Alcove; ,
e} A minimum 2'x4" full height framed wall with 16" o.c. stud spacing,
sheathed with %" gypsum board each side, located to protect the
appliance,

16. There shall be a floor or landing on each side of each exterlar door. The width
of the landing shall not be less than the door sarved with a minimum dimension of
36" measured in the direction of travel.

17. Garage floor surface used for parking of vehicles shall be slopad to facilitate the
mavement of liquids to a drain or toward the main vehicle entry doorway.

POST-TENSION FOUNDATION
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18. Identify each fandon by number, with length and elongation range fisted,

All intersections of slab tendons shall be secured with tie wire or other means (such
as shap chalrs) to prevent displacement during placement of concrete,
Reinforcement for plumbing boxes shall be cleatly defined.

Reinforcement for penetrations in the anchor zone shall be clearly defined,

FLOOR PLAN
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19. Label and dimension all rooms and spaces. Include ceiling height.
20. The minimum width of a hallway shafl not be less than 3',

21. An atfic access opening shall be provided to atiic areas that exceed 30 square
feot and have a vertical height of 30" or greater. The rough-framed opening shal
not be-less than 22" by 30" and shall bs located In a hallway or other readily
accessible locafion, 30" minimum unobstructed headroom in the atfic space shall
be provided at some point above the access opening.

22, Openings between the garage and residence shall be equipped with solid wood
doors not less than 4 3/8" thick, or shall be 20-minitte fire-rated doors and shall be
maintained self-closing and self{atching.

23. The garage shall be separated from the residence and its attic aren by not less -
than 5/8” type X gypsum board applied to the garage side.
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24. Celling gypsum bhoard application: When applying a water-based texture
material, the gypsum board thickness shall be a minimum %" for 16" on center
framing, and 5/8" gypsum board or ¥ sag resistant gypsum ceiling board for 24"
on center framing.

25. Appllances having an ignftion source shall be elevated such that the source of
ignition is not less than 18* above the floor in garages. Rooms or spaces that are
hot part of the living space of a dwelling unit and that communicate with a private
garage through openings shall be considered to be part of the garage.

26. A gas or liquid fuel fireplace shall have dampers that remain permanenty open.
A fireplace or woodstove that directly burns wood or other solid fuel shall not be
appraved to ke installed or constructed. The installation of a permanent gas or
electric log insert will be required; a gas or electrical stub out for future installation
of & log will not be acceptable. Exception: an EPA 40 approved solid fuel burning
appliance will be acceptable.

27. Al habitable rooms shall be provided with aggregate glazing area of not less
than 8% of the floor area of such rooms. The minimum openable area to the
outdoors shall be 4% of the floor area being ventilated.

28. Every sleeping room and basement with habitable space shall have at least
one window [min. net clear opening 5.7 sq. ft. (min, & sq. ft. net clear opening at
grade fioor),] Min. opening width of 20", and min. opening height of 24" The
finished sill height shall not be mare than 44" above the floor; or provide exterior
door for emergency egress. Basements must have emergency egress openings
for sach sleeping room but shall not be required in adjoining areas of the
basement.

29. Window wells and required window well ladders shall comply with IRC Section
R310.2.1. Provide details and dimensions to verify compliance,

30. There shall be a floor or landing at the top and hottom of each stairway. The
width of each landing shall not be less than the stairway served, and the length a
minimum 358" in the direction of travel.

31. The maximum riser height shall be 7%" and minimum fread depth shall be 10",

32. The minimum headroom in all parts of the stairway shall ba not be less than
6'B" measured vertically from the slopa plane adjoining the tread hosing or from the
floor surface of the landing or platform.

33. Four or more stair risers shali have at least one handrail. Handrails shall be
confinuous the full length of the stairs, and have minimum and maximum helghts of
34" and 38", respectively, measured vertically from the nosing of the treads. The
handgrip portion of handrails shall have a circular cross section of 1-1/4" minimum
to 2-3/4" maximum; edges shall have a minimum radius of 1/8".

34. Guardrails shall be a minimum 38" tall. Openings in guards shall have
intermediate rails or omamental closures that do not allow passage of a sphere 4
in diameter

35. Glazing in hazardous locations shall comply with IRC R30B.

36. All interior and exterior glazing in bathrooms must be safety glazing when the
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bottom edge is less than 56" above the floor level. {Bathrooms shall be defined as
a room provided with a tub or shower.)

ELEVATIONS

[1Sheet #

37. Provide height dimensions for roofline, headers, fop plate and finished floor.

[1Sheet # 38. Provide attic ventilation calculations for all concealed attic spaces; include
required and provided net free ventilation area. Also, indicate the type and location
of attic ventilation. PROVIDE NOTE, if applicable: "where eave or comice vents are
installed insulation shall not block the free flow or air. A minimum of 1” space shall
be provided between the insulation and roof sheathing at the location of the vent.

STRUCTURAL

[1Sheet# 39. Specdify type of design and construction of all walls and partitons. Wood stud
walls shall comply with prescripfive requirements of IRC Section R602 or shall be
designed by an Arzona Registrant. Masonry and concrete basement walls shall
comply with prescriptive requirements of IRC Section R404 or shall be designed by
an Arizona Registrant.

[1Sheet# 40. Indicate all braced wall panel locations. Specify the method of bracing to be
used. A sealed lateral analysis, prepared by an Arizona Registrant, will be required
if the bracing does not comply with the conventional provisions.

[]1Sheet# 41. Specify lumber grade, species, and size of members.

[1Sheet# 42, Specify design criteria: fioor and roof live and dead loads,

[1Sheat # 43, Provide complete floor (if applicable) and roof framing plans. Specify size and
spacing of all framing members. Indicate all post sizes and locations,

[1Sheeti# 44. Specify all hangers used to hang trusses from girders, walls, or other locations.

[1Sheet# 45. Indicate the size and span of headers and lintels in all bearing and non-bearing
walls. Provide manufacturer's span charts for pre-manufactured steel lintels.

PLUMBING

[1Sheet# 46, Specify if appliances and equipment are gas, electric, or propans. Reference

location of appliances and equipment.

[1Sheet#  47. Specify materials for waste, water, and gas pipes.

[1Sheet #

48. If gas is indicated, provide a schematic indicating BTU or CFH rating for each
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appliance, size, and length of main and all branch lines. {warst case scenario}

[]1Sheet#  49. Buildings of new construction designed under the State Plumbing Code shall be
provided with combustion air obtained from outside. A minimum of two openings
shall be provided into the enclosure, minimum 50 square inches in each apaning.

[1Sheet# 50. Provide a detall for island sink venting.

[1Shest# 51. Reference locations and provide size of roof drains and scuppers.

[1Shest# 52 Water heater relief valve shall extend outside of the building with the end of pipe
nat more than 2, nor less than 8" above the ground and pointing downward.

[]Shest# 53. Provide an expansion tank or other device designed for intermittent operation for
tharmal expansion contro at the water heater if a backflow preventer is on or to be
installed on the water line or at the meter.

[1Sheet# 54. Provide a water meter calculation. Specify number of plumbing fixtures, fixiure
unit values, longest length of water pipe measured from the metar to the furtherest
fixture. Specify minimurn size water meter and buliding supply line.

MECHANICAL. |

[18heet# 55. Provide a complets mechanical plan.

[]Sheet# 56. Provide exhaust fans to the outside from bathrooms, water closet compartments,
and similar rooms if not supplied with natural ventilation.

[1Sheet# 57, Provide combustion air for all liquid and salid fuel-buming appliances including
size, type, and location of openings.

[[Sheet# 58, Aftics containing appliances requiring access shall be provided with an opening
and passageway large enough to remove the [argest appliance, but not less than
30" high and 22" wide and not more than 20' in length. Passageway shall have
continucts solid ficoring not less than 24" wide. The clear access opening
dimensions shall be a minimum of 20" by 30°. A level service space at least 30"
deep and 30" wide shali be present along all sides of the appliance where access is
required.

[1Sheet# 59. The clothes diyer exhaust duct shall be at least the diamater of the appllance
outlet as recommended by the manufacturer and shall terminate on the outside of
the building. 1t shall not exceed 25' in length with reductions for bends. The duct
shall temminate not less than 3' from a property line.

ELECTRICAL.

[JSheet# 60. Provide a complete electrical plan to include electrical load calculations.
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61. Indicate the size (rating} and location of the electric panel, including any sub
panels. One line diagram will be required for services that exceed 200 amps
andfor when a subpanel is provided. Also, services which are 400 amps or larger
shall be sealed by a licensed engineer.

62. Provide an approved grounding electrode system for main panel & sub pana! (if
locatad on detached building).

63. Receptacle outlets for ranges and clothes dryers shall be a 3-pole with ground
type. Four-wire, grounding-type flexible cords will be required for connection of
ranges and clothes dryers. The bonding jumper shall not be connscted between
the neutral terminal and the frame of the appliance.

64, Provide bonding to the interior water piping and above ground portion of gas
piping systems.

65, Provide a note indicating a minimum of two 20-ampere-rated branch circuits for
receptacles located in the kitchen, pantry, breakfast, and dining areas, a separate
20-ampere-rated branch circuit fo the faundry, and a separate 20-ampere-rated
branch circuit for bathroom receptacle(s).

66. PROVIDE NOTE: All branch circuits that supply 125-volt, single-phase, 15- and
20-ampere outlets installed in dwelling unit bedrooms shal! be protected by an arc-
fault circuit inferupter(s) listed fo provide protection of the entire branch circuit.

67. Receptacles shall be installed so that no point aleng the floor line In any wall
space is more than €', measured horizontally, from an outlet in that space,
including any wall space 2' or more In width.

68. In kitchen and dining rooms, at least one receptacle outlet shall be installed at
each island or peninsular counter space with a long dimension of 24" or greater
and a short dimension of 12"

69. in kitchen and dining rooms, 2 receptacle outlet shall be installed at each wall
counter space 12" or wider so that ho peint along the wall is more than 24" from a
receptacle outlet and shall be GFCI protacted.

70. Receptacle oullets shall be permitted to be mounted not more than 12" below
the countertop in construction designed for the physically impaired and for island
and peninsular countertops where the countertop Is flat across its entire surface
and there are no means to mount a receptacle within 18" above the countertop,
such as in an overhead cabinet. Receptacles mounted below the countertop in
accordance with this exception shall not be located where the countsrtop extends
more than 6" beyond its support base.

71. Provide at least one weathetproof receptacle outiet, not more than 6'-6" above
grade and GFCI protected, at the front and back of each dwelling. All receptacies
installed outdoors must be GFC| protectad.

72. Provide at least one (1) receptacle oullet in hallways 10' or more in length.

73, All 125-volt, single-phase, 15-and 20-ampere receptacles in the following
locations shall be GFCI profected: Garages, unfinished accessory buildings, crawd
spaces, unfinished basements, bar sinks (within 8°) and laundry sinks (within 6').

74. Provide at least one (1) wall switch-controlled lighting outlet in every habitable
room and bathroom.
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75, Provide a lighting outlet on the exierior side of all exitsfentrances.

76. Provide a lighting source in all stairways, switched at each floor lavel.

77. A receptacle shall not be installed within a bathtub or shower space.

78. Fixtures, filings, boxes and receptacles located in damp or wet locations shall
be "listed" to be suitable for such location.

79. Provide interconnected smoke alarms in each sleeping room, immediately
outside each sleeping room, on each additional story including basements. Sroke
alarms shall be hard wirod with battery backup. '

80. Atleast one receptacle shall be located within 36" of each bathroom lavatory.

ENERGY EFFICIENCY
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81. Builder participation in a Mationally Recognized Third Party Energy Program
will be accepted as compliance with the requirements for the Energy Efficlency in
2003 IRC/2003 IECC. Provide a note on the plans and documentation must be
provided with the plans as verification of this participation which specifically states
the mode! included in the program. Provide a note on the plans that a cerlificate or
sticker must be provided at the SES panel and will be verified at the final inspection
of the dwelling.

82, If percent of glazing DOES NOT exceed 15%, The builder may choose to
design from IECC Chapters 4 or 5 OR Chapter 11 of the IRC and Chapter 6 of the
IECC which includes the Basic Requirements of the 2003 IECC (Buildor must
provide a calculation to determine the percentage of glazing of the gross area of
exterior walls that enclese conditioned space).

B3, if percent of glazing DOES exceed 15%, must comply with one of the following:

1. Chapter 4 of the 2003 IECC (REM Design, HERS Best test design or National
Recognized 3" Pariy Energy Program)

2. Chaptar 5 of the 2003 IECC which includes Basic Requirements {MecCheck)

IF USING REM DESIGN OR MECCHECK, PROVIBE THE CALCULATIONS AND

INCLUDE ENERGY NOTES ON THE PLANS FOR VERIFICATION BY THE PLAN

REVIEWER AND INSPECTOR.

84. 2003 |IECC Summary of Basic Requirements for designs from IRC Chapter 11
or Chapter & of IECC are as follows and are required to be clearly marked on the
plans:

85. Air Leakage:
1. All openings in building envelope must be sealed.

86. Solar Heat Gain Coefficisnt:
1. SHGC cannot exceed 0.4
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5.

. Materials and Insulation Information: IRC Chapter Corrected

Material and equipment must be installed per manufacturer's instructions 11 Sheet #
Material and equipment identified so compliance can be determined

Provide manufacturer manuals for HYAC & service water heating equipment

The following must be clearly marked on plans or spscifications.

a. Insulation R-values (R-19 ceiling/R-11 walls)

b. Glazing U-factors (per NFRC 100 or Table 102.5.2(1)8(2) IECC

c. Door U-factors (0.35 separating conditioned & unconditioned space}

d. SHGC values (.40 maximum)

e. Heating and cooling equipment efficiency
PROVIDE NOTE: A separate insulation inspection may be required prior to

drywall OR an insulation certificate may be required at time of final.

88. Duct Insulation: IRC Chapter Corrected

1.

The following must be clearly marked on plans or specifications for HVAC: 11 Shest #
a. Supply ducts - Insulation R-value

b. Retumn-air ducts — Insulation R-value
c. Plenums — Insulation R-value

Exception: Factery-installed plenums, casings or ductwork furnished as part of

HVAC equipment.
89. Duct Construction; IRC Chapter Corrected
1. All joints, seams, connections must be securely fastened with welds, gaskets, 11 Sheet #

mastics, mastic-plus-embedded-fabric or tapes (Puct tape NOT permitted)

2. Ducts must be supported every 10° or per manufacturer
3. Cooling ducts with exterior insulation covered with vapor retarder
4.  Alirfilters required in return-air
5. HVAC mustprovide means for balancing air and water systems
90. Temperature Gontrols: IRC Chapter Corrected
1. Thermostat required for each separate HVAC system as foilows: 11 Sheet #
a. Heating Only — 55 degrees F to 75 degrees F
b. Cooling Only - 70 degrees F to B85 degrees F
c. Heating & Cooling -- 55 degrees F to B85 degrees F
2. Provide means to partially restrict or shut off HVAC input to each zone or floor
3. Heat pump thermostat must prevent back-up heat from tuming on when
heating requirements can be met by heat pump alone
91. HVAC Piping Insulation: IRC Chapter Corrected

1.

Required in unconditioned spaces conveying fluids above 105 degrees F or 11 Sheet #

chilled fluids at less than 55 degrees F must be insulated.

82. Service Water Heating: IRC Chapter Corrected

1.

2.

Water heaters with vertical pipe risers must have heat trap on both iniet and 11 Sheet #
outlet unless water heater has integral heat trap or part of circulating system.

Circulating hot water systems must have automatic or manual controls and

pipes must be insulated.
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