Code Resource NW # 
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DATE:                         


Date: ____________________

CITY of KIRKLAND


COMMERCIAL/TENANT IMPROVEMENT 

Review Checklist
Project Address: _____________________________________________ 
Permit # ______________________

Contact Person: ___________________________________
Phone: ________________________

Architect / Designer: _______________________________
Phone: ________________________

Engineer:  _______________________________________
Phone: ________________________

Plans Examiner:



                                            

NOTE: Numbers in parenthesis refer to code sections of the 1997 editions of the Uniform Building Code (UBC), Uniform Plumbing Code (UPC), or Uniform Mechanical Code (UMC).

PROJECT INFORMATION
Use of Building 






Type of Construction 




Estimated Construction Valuation 



APPLICATION
1.         a.
Note on the plan that separate electrical, mechanical and plumbing permits are required.

b. Indicate on the plan any deferred submittals and note that deferred submittals shall be submitted to the building department for review and approval for the following items.

PLAN REQUIREMENTS 

2.  Provide with each set of plans:




Site / Plot Plan



Floor Plans (each level)



Architectural Details



Door & Window Schedules



Wall & Ceiling Construction Details



Energy Compliance Forms / Calculations



Other






FLOOR AREA - BUILDING / TENANT SPACE 
3.
Determine floor area of tenant space

4.
Show exact square footage of each floor of the building & tenant space on the floor plans

OCCUPANT LOAD
5.
Determine occupant load is each room / area

OCCUPANCY
6.
Determine the occupancy & use of each area and any required occupancy separations
TYPE OF CONSTRUCTION

7.  Verify / Establish type of construction and required materials allowed

LOCATION ON PROPERTY

8.
Establish fire-resistance requirements for exterior walls due to location on property

ALLOWABLE HEIGHT & NO. OF STORIES
9.
Verify building height & stories is acceptable

ALLOWABLE BUILDING FLOOR AREA
10.
Verify building floor area is acceptable

FIRE SPRINKLERS
11.
Are automatic fire sprinklers used?

OCCUPANCY REQUIREMENTS (UBC Chapter 3 occupancy requirements)
12.  Review plan for specific occupancy requirements contained in UBC Chapter 3

TYPE OF CONSTRUCTION (UBC Chapter 6 construction requirements)
13. 
Review structural elements and wall / floor / ceiling assemblies for required fire-resistive requirements


in UBC Chapter 6

EXITING (UBC Chapter 10 requirements)
14.  Determine uses of each space

15.  Determine occupant loads in each room / area

16.  Determine required exit width 

17.  Determine number of exits required from each room / area and floor

18.  Review EXIT ACCESS including hallways, intervening rooms and corridors

19.  Check for exit signs - location and illumination

20.  Review travel distance

21.  Review exit separation

22.  Verify door sizes

23.  Evaluate direction of door swing (50 occupants or more)

24.  Check required door hardware - auto closers, magnetic hold-open devises, lever hardware, etc…

25.  Is panic hardware required ?

26.  Review EXIT stairs - tread rise & run, width, headroom

27.  Review handrails & guardrails - location, height, grip size, etc..

28.  Review details of 1-hr corridor walls & ceilings (if required)

29.  Verify required 20 minute rated doors & ¾ hours rated windows at 1-hr corridors 

30.  Review stair enclosures - Is 2 hour or 1 hour fire rated construction required

31.  Review fire-rated doors at stair enclosures (1-1/2 hour or 1 hour?)

32.  Any horizontal exits?

33.  Any exit passageways?

34.  Review EXIT DISCHARGE components that lead to public way

FIRE-RESISTIVE CONSTRUCTION ASSEMBLIES (UBC Chapter 7 Requirements)
35.
Review all fire-resistive assemblies including:

· Exterior walls

· Floors

· Floor/ceilings

· Corridors

· Occupancy separations

· Area separations

· Penetrations - fire rated systems

· Fire-damper locations

· Smoke-damper locations

FINISH MATERIALS (UBC Chapter 8 requirements)

36.  Check finish materials in rooms, corridors, stair enclosures for required flame spread classifications

37.  Check restroom floors and walls for required finish materials for sanitation

FIRE SPRINKLERS & FIRE ALARMS (UBC Chapter 9 requirements)

38.  Evaluate fire sprinkler & alarm requirements for proposed occupancy

DISABLED ACCESS (WA. STATE BUILDING CODE Chapter 11)
39.  Evaluate disabled access requirements

· parking

· exterior path of travel

· building entrance

· interior path of travel

· tenant space - door width, strike edge distances, etc..

· restrooms - doors, clear space, fixtures & accessories

GLAZING
40.
Check for hazardous locations that require safety glazing 

GYPSUM BOARD
41.  Review details of partition walls 

42.  Review details of suspended acoustical ceilings and hard-lid ceiling systems

ENERGY COMPLIANCE
43.  Review MECHANICAL energy forms & plans

44.  Review ELECTRICAL LIGHTING energy forms & plans

45.  Review BUILDING ENVELOPE energy forms (if building shell is modified)

STRUCTURAL 

GENERAL NOTES & CONSTRUCTION MATERIALS
G1.
Structural portions of plans (and calculations) must be stamped and signed by a licensed architect or engineer.

G2.
Framing using structural steel shapes, reinforced concrete, structural masonry, etc., requires the plans and calcs to be signed and sealed by architect or civil/structural engineer. (106.3.2)

G3.
Specify the following construction materials information on plans (106.3.3):

a.
grade and species of framing lumber


(rafters, joists, headers, beams, posts, studs)

b.
treated foundation plates 

c.
type and grade of plywood

d.
design strength of concrete

e.
design strength of glued-laminated timber

f.
ASTM designation of structural steel shapes and masonry units

g.
mix of mortar and grout

h.  minimum reinforcing bar grade

i.  allowable soil bearing pressure

G4.
In addition to typical building inspections required by UBC section 108,  UBC section 1701 requires special inspections for:

a.  concrete (fc > 2,500 psi)

b.  cast-in-place piles or caissons
c.  field welding of steel connections
d.  basement retaining walls (per City of Bellevue requirements)

G5.
Per UBC 106.3.5, special inspection program shall be submitted that describes the work requiring special inspection. Provide the name, address and phone of the special inspection firm or individual.  Special inspectors are to be WABO certified.

FRAMING (General)
F1.
Specify the size, spacing and direction of roof rafters.

F2.
A ridge board, valley & hip members not less in depth than the cut end rafter is required. (2320.12.3)

F3.
Roof purlins shall not be smaller than the rafters they support.  Maximum span for 2" x 6" roof strut is 6'.  For purlin supports provide struts not smaller than 2" x 4" with an unbraced length not over 8', and not flatter than 45 from the horizontal, to bearing walls or partitions. (2320.12.7)

F4.
Submit manufactured truss drawings and calculations, stamped by a Washington State licensed engineer at this time.  Or, provide a note on the drawings stating that the stamped truss drawings and calculations will submitted as a deferred submittal.  Truss drawings and calculations shall be reviewed by the architect/engineer of record prior to submittal to the Jurisdiction for their review and approval.

F5.
Show ceiling joist size, spacing, direction, and span on plans. (106.3.3)

F6.
Show the rafter/collar tie size, location and their detailed connections.  Provide calculations showing design to resist the live and dead loads, including the connector size, spacing and edge distances.

F7.
Rafter ties spaced 4' (max) on centers are required immediately above ceiling joist which are not parallel to the rafters. (2320.12.6)

F8.
Provide blocking at ends of rafters and trusses at exterior walls, and at supports of floor joist (2320.8.3 & 2320.12.8) and specify nailing to top plate.  Provide typical framing connection details.

F9.
Specify typical nailing per Table 23-II-B-1 (unless detailed or noted otherwise)

F10.
Specify plywood roof & floor diaphragm construction.

a.
Specify plywood panel span rating 

b.
Show plywood thickness

c.
Specify nail size and spacing at boundaries edges and field 

F11.
Where addition occurs,  provide straps from new walls at top plate to existing walls.

F12.
Specify connection hardware at post/beam, post/footing, beam/beam connections  (2318, 2314) at: 





                              




    
F13.
Provide a tie for girder splices over supports. (2320.7)

F14.
Specify the header size at openings. (2320.11.6)

F15.
Provide a detail for corner window header support to show adequate bearing support.

F16.
Studs supporting two floors, roof and ceiling must be 3 x 4 or 2 x 6 at 16" O.C. (2320.11.1) or provide structural calculations to show adequacy of 2 x 4 studs.

F17.
Use full length studs (balloon frame) on:

a.
exterior walls of stairways

b.  rooms with vaulted ceilings

F18.
Studs in bearing walls are limited to 10' in height unless an approved design is submitted. (Table 23-IV-B)

F19.
Provide adequate bearing support for all beams, headers and trusses.  Show location and size of all posts on plan including built up 2 x's and window header cripples.

F20.
Note on framing plans:  Double joists are required under parallel bearing partitions. (2320.8.5)

DESIGN LOADS
S1.
Indicate design loads on the plans including and not limited to(106.3.3):

· Roof dead load & live load        


Roof loads must be on plans so the roof 

truss designer / manufacturer designs
trusses for the required loads.

(    Snow loads



 
· Floor dead loads & live loads


· Deck loading


(    Equivalent Fluid Pressure (lateral soil pressure on basement & retaining walls)


(    Seismic Zone


(    Wind Speed & Exposure

VERTICAL LOADS DESIGN
Roof Framing
S2. 
Provide a complete roof framing plan.

S3.
Specify the sizes of headers at all exterior wall openings.

S4.
Specify the sizes of roof beams at the following locations:

S5.
Provide structural calculations to show design stresses are   within code allowables for the following roof framing members:  

S6.
Specify location & sizes of posts providing bearing support for roof beams, headers   and girder trusses.
Floor Framing
S7.
Provide a complete floor framing plan.  Identify floor joists, beams, headers, posts and horizontal sheathing.

S8.
Show size, spacing and direction of floor joists. (106.3.3)

S9.
Specify the sizes of headers at all exterior openings that provide support of floor joists and/or roof trusses.

S10.
Specify the sizes of floor beams at the following locations:

S11.
Provide structural calculations to show design stresses are  within code allowables for the following floor framing members:  

S12.
Specify location & sizes of posts providing bearing support for floor beams, headers.  Support concentrated loads from level above.

S13.
Provide properly designed and detailed ledger connection for attaching floor / deck to wall.

Foundation Comments
S14.
Design and details are required for retaining walls at ________________________________________. Provide an engineer's signed stamp for the design. (106.3.2).
S15.
Recheck the size of isolated pad footings that support more than 1 level of framing.    Pad footings at  crawlspace supporting 



 are not adequate to support the loading shown.

S16.
Provide spread footing under concentrated post loading at 




 .  Continuous footing is not adequate to support this 
  
lbs  load.

Basement Walls
S17.
Provide structural design and complete construction details for basement walls.

a) Design wall reinforcing steel (vertical and horizontal)

b) Design connection at top of wall where floor framing restrains the top of wall against movement.  (when floor joists are both perpendicular and parallel to wall)

LATERAL DESIGN 
Design Loads

S18.
Lateral bracing panels location and minimum sizes must comply with “prescriptive” lateral requirements 

OR

Provide lateral design structural calculations for both WIND & SEISMIC loadings.

Critical loading to govern design.


Plans as currently proposed do not comply with prescriptive lateral construction requirements.

S19.
Provide wind design calc’s per UBC 1620

P = Ce Cq qs Iw
      (equation: 20-1)

S20.
Provide seismic design calc’s per UBC 1630.2.1



(design base shear)


V = 2.5 Ca I(W)
   (equation: 30-5)



         R


Use Zone 3 loads

S21.
Structural system coefficient “R” = 5.5 requires that shear walls are constructed of wood structural panels.  Use of gypsum board shear walls requires “R” = 4.5 be used when determining seismic base shear.

S22.
Provide calculation that computes and properly distributes lateral load carried by each wall based on tributary area carried by wall.

S23.
Provide shear wall layout sketch in calculation that clearly locates all shear walls.

S24.
Specify length of each shear wall in calculation and on plans.

S25.
Provide shear wall schedule on the plans. Specify the shear wall material, length of wall, thickness, size and spacing of fasteners, sole plate fastenings, and holddowns.

S26.
UBC requires the capacity of  gypsum board shear walls be reduced by 50% when used to resist seismic forces.


(example:  if shear wall schedule lists  gypsum board. both sides as capable of resisting 250  plf,  this shear wall is only adequate for 125 plf when used to resist seismic.

S27.
Check adequacy of shear walls for BOTH conditions (seismic and wind).


Seismic may govern  at gypsum board wall even if wind appears to have larger gross forces.

S28.
Per UBC Table 23-II-I-1:  Where allowable shear values of shear walls exceed 350  plf  specify on shear wall schedule 3x foundation sill plates and framing at all members receiving edge nailing from abutting panels. 

S29.
2x sill plates are shown.  Provide design calculations to show that wall sill plate anchors are loaded to only ½ of the bolt capacity or provide 3x sill plate.

S30.
Provide calculation to check shear wall overturning / uplift forces.  Provide continuous load transfer for uplift forces from levels above to provide complete transfer of forces into foundations.

S31.
Specify holddown strap/anchor adequate to transfer the overturning force.

S32.
Specify length, diameter and embedment of anchor bolt at holddowns.

S33.
Provide structural design and complete details for “lateral restraint panels” (LRP) at front of garage.

S34.
Shear wall panels must comply with code wall height-to-length ratio limitations     3-1/2:1.   (Table 23-II-G)


Walls at the following locations are too slender: 









S35.
Show by structural calculation that 1X spaced sheathing on roof is adequate structurally as the horizontal diaphragm.

S36.
Provide lateral support at elevated deck.

Connections
S37.
Specify connection hardware at post/beam, post/footing, beam/beam connections  (2318, 2314)

S38.
Provide lateral load shear transfer details at roof and floor levels and locate where applicable on the framing plans. (see sample details provided as an example).


Connect upper level shear panels to roof sheathing 

· specify nailing and show blocking

· show overturning straps, etc..

· Detail how the interior shear walls are connected to the roof diaphragm. (106.3.3)

· Show construction details with shear transfer at horizontal offsets of walls where shear walls above and below do not align directly.


Connect  main level shear panels to floor level horizontal diaphragm sheathing.

· specify nailing and show blocking

· show overturning straps, hold downs, etc..

S39.
Specify holddown strap/anchor adequate to transfer the overturning force.

ADDITIONAL COMMENTS:
