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QUALITY MATTERS:

ACHIEVING COMFORT  
ABOVE THE GARAGE 

By Graham Davis

ROOMS BUILT OVER GARAGES REQUIRE SPECIAL ATTENTION TO  
ENSURE EFFICIENCY AND THE DESIRED LEVEL OF COMFORT 

I
n two-story homes, rooms built directly 
or partially over the garage are among 
the most challenging for maintaining 
desired indoor temperature and comfort. 

This is usually because these spaces 
have more surface area in contact with 
the exterior. There is the attic space, two 
or three perimeter walls (depending on 
the design and number of rooms to be 
finished), and the floor. In many cases 
there also is an attic knee wall separat-
ing the room from an attic space over  
the garage.

However, if built correctly, rooms over 
garages should be just as comfortable as 
any other space in the house. Here’s how.

Floors Above the Garage 
Two factors must be addressed here: air 
sealing and insulation. 

• Air sealing: Before insulating, the 
perimeter of the floor system should be 
thoroughly air sealed at the rim joists. Best 
practice is to apply closed-cell spray foam 
insulation to cover the entirety of the rim 
joists, but a standard foam or sealant at the 
joints can be used to make that connection 
as airtight as possible.

• Insulation: One of the best ways to in-
sulate the floor system is using a net-and-
blow approach. 

Once you lay down the subflooring (floor 
deck) in the bonus room, staple a netting 
material across the surface of the exposed 
floor joists in the garage and completely 

fill the floor with blown-in (dry) insulation 
(see image 2, opposite). 

You can also achieve a complete cavity 
fill with multiple layers of batt insulation. 
But if you don’t completely fill the cavity, 
the batts must at least be installed in con-
tact with the floor deck above (see image 1, 
opposite), to prevent air 
movement between the 
insulation and the floor.

Attic Knee Walls 
The next, equally im-
portant area to address is 
attic knee walls. Simply, 
any portion of wall sep-
arating the garage attic 
from the finished room 
must be fully sheathed. 

If you can peer into 
the garage attic from 
the room (see image 3, 
opposite)—a common occurrence in open-
frame construction—you have a problem. 

To fix it, make sure the exterior side of 
the wall is fully sheathed and air sealed to 
create a draftstop for the wall insulation, 
otherwise this section of wall will be hot 
in the summer and cold in the winter, dra-
matically affecting room temperature and 
occupant comfort.

Heating and Cooling
It’s also critical to make sure the supply 
ducting to the room is properly sized and 

correctly installed. Rigid sheet-metal ducts 
through the floor should be insulated, 
while flexible ducting through the attic 
must be free of kinks, hard bends, and oth-
er airflow restrictions. 

Don’t rely on door undercuts for the 
return air path. Instead, provide either a 

jump duct or transfer 
grille from these rooms 
to the main body of 
the home, or provide a 
dedicated return. If you 
don’t and the door to 
the room is closed with-
out allowing a sufficient  
return air path, the 
room will pressurize 
and slow down the sup-
ply air, which will affect 
room comfort. 

Everything else about 
building a room over 

the garage can be done in the same man-
ner as the rest of the home: air seal wall 
penetrations, properly install the attic  
and wall insulation, and use Energy Star–
rated fenestration.

Do these things right, and rooms over 
the garage can have the same level of com-
fort as the rest of the house.  PB

Graham Davis drives quality and perfor-
mance in home building as a building per-
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Solutions team at IBACOS.

DO THESE THINGS TO 
ENSURE ROOMS OVER 

THE GARAGE WILL 
HAVE THE SAME LEVEL 
OF COMFORT AS THE 
REST OF THE HOUSE
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1  AN EXAMPLE OF 
FIBERGLASS BATTS INSTALLED 

SO THEY ARE IN CONTACT 
WITH THE FLOOR ABOVE.

3  A “HOT WALL” WILL NEED 
TO HAVE SHEATHING ON THE 
EXTERIOR SIDE TO PROVIDE 

A SIX-SIDED ENCLOSURE FOR 
THE WALL INSULATION.

2  THIS FLOOR SYSTEM  
WAS NETTED TO BE 

COMPLETELY FILLED WITH 
BLOWN-IN INSULATION  
(AKA NET-AND-BLOW).


