
A
rea of L

ot
C

overed A
rea

A
rea of F

latw
ork

P
ercent C

overed (m
ax 45%

)

A
reas:

1,276 sq. ft.

8,750 sq. ft.
3,682 sq. ft.

42.1%

F
inished F

loor
F

inished P
ad

525.33'
524.50'

S
C

A
L

E
  1" =

 10'-0"

Site N
otes

P
R

E
C

O
N

S
T

R
U

C
T

IO
N

 N
O

T
E

S


C
ontractor shall install and m

aintain erosion and sedim
ent control m

easures in accordance w
ith C

ity
of D

allas storm
w

ater m
anagem

ent requirem
ents prior to the start of construction.


P

rovide the follow
ing item

s prior to com
m

encem
ent of construction:

- S
ilt fence and stabilized construction entrance

- V
isible building perm

it placard
- T

em
porary address signage clearly visible from

 the street
- P

ortable toilet located on site


E
rosion control m

easures shall rem
ain in place until final site stabilization is achieved.

S
IT

E
 &

 G
R

A
D

IN
G

 N
O

T
E

S


C
ontractor shall verify all property lines, building setbacks, and easem

ents prior to construction.


F
inal grading shall provide positive drainage aw

ay from
 the structure, w

ith a m
inim

um
 slope of 6

inches w
ithin the first 10 feet, unless otherw

ise directed by civil design.


S
urface drainage shall not be directed onto adjacent properties.


E

xisting sidew
alks, curbs, alley pavem

ent, or public im
provem

ents dam
aged during construction shall

be replaced in accordance w
ith C

ity of D
allas P

ublic W
orks standards.

D
R

IV
E

W
A

Y
 A

N
D

 F
L

A
T

W
O

R
K


D

rivew
ay access to the garage shall be from

 S
perry S

treet (front-load configuration).


C
oncrete flatw

ork includes drivew
ay, w

alkw
ays, and replacem

ent city sidew
alk.


T

otal flatw
ork area shall be as show

n on plan; contractor shall verify quantities.


C
oncrete pavers, w

here used, shall be installed over com
pacted subgrade w

ith a m
inim

um
 4" crushed

stone base, w
ith joints filled w

ith angular crushed rock and com
pacted flush w

ith the paver surface.


P
rovide expansion joints in concrete flatw

ork at 10'-0" m
axim

um
 spacing unless otherw

ise required
by structural design.


A

ll flatw
ork and hardscape im

provem
ents shall be installed in com

pliance w
ith C

ity of D
allas

m
axim

um
 im

pervious coverage requirem
ents.

T
R

E
E

 PR
O

T
E

C
T

IO
N


C

ontractor shall com
ply w

ith C
ity of D

allas A
rticle X

 T
ree P

reservation O
rdinance.


P

rotected trees located w
ithin the project lim

its shall be protected during construction using tree
protection fencing installed at the tree drip line unless otherw

ise approved by the C
ity A

rborist.


N
o excavation, trenching, or m

aterial storage shall occur w
ithin protected root zones.

S
IT

E
 &

 FE
N

C
IN

G
 N

O
T

E
S


P

rovide 6'-0" cedar board-on-board fence at rear and side yards w
here perm

itted by D
allas

D
evelopm

ent C
ode §51A

-4.602.


F
ence construction shall include:

C
ontinuous 2×

12 pressure-treated kickboard at base
2×

4 cap rail at top
G

alvanized steel posts set in concrete m
inim

um
 24" deep or per w

ind design requirem
ents


F

ence height shall not exceed 6'-0" m
easured from

 adjacent grade, unless otherw
ise perm

itted by local
code.


F

ence stain or color shall com
ply w

ith neighborhood requirem
ents (if applicable).


C

ontractor shall confirm
 fence alignm

ent, returns, and gate locations w
ith ow

ner prior to installation.

(includes new
 city w

alk)

gas
m

eter

w
ater

m
eter

w
ater

m
eter

S
 P

 E
 R

 R
 Y

   S
 T

 R
 E

 E
 T

p a v e d   a l l e y

30'-0" 73'-0" 22'-0"

5' side setback

125.00'

125.00'

5' side setback

5' rear setback

field locate curb

city w
alk (typical)

72" wide lead walk

concrete
drivew

ay

18'-0"

5'-0"
60'-0"

5'-0"

70.00'

70.00'

30' front bldg line

43'-0"

39'-1"

Provide two (2) required canopy tree per Dallas
Development Code. Tree shall be Southern Magnolia
(Magnolia grandiflora), installed at a minimum 3-inch
caliper, measured 6 inches above finished grade at time of
planting. Final location to be coordinated on site due to
limited frontage and lot constraints. Tree to be installed
prior to final inspection.

6835 Sperry Street

A Custom Residence for :

Lot 16, Block 8/2986
Williams-Caruth Terrace, 3rd Installment
City of Dallas, Dallas County, Texas

Spec House Jain Homes LLC
(918) 978-3700

These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.

6/19/2026 4:09:29 PM, ARCH D, 1:120



G
E

N
E

R
A

L C
O

N
ST

R
U

C
T

IO
N

 N
O

T
E

S – D
A

LLA
S, T

X
D

IV
IS

IO
N

 01 – G
E

N
E

R
A

L
 R

E
Q

U
IR

E
M

E
N

T
S


D

raw
ings &

 D
im

ensions:
D

o not scale draw
ings. U

se w
ritten dim

ensions only. C
ontractor

shall verify all dim
ensions, conditions, and discrepancies prior to

construction. N
otify D

esigner of conflicts before proceeding.


C
ode C

om
pliance:

A
ll w

ork shall com
ply w

ith:
- 2021 IR

C
 / IB

C
 / IE

C
C

 / IP
C

- 2023 N
E

C
- C

ity of D
allas am

endm
ents

- A
ll applicable local, state, and federal regulations


P

erm
its &

 Inspections:
C

ontractor shall obtain all required perm
its, schedule inspections,

and ensure all w
ork passes jurisdictional requirem

ents.


F
ield V

erification:
C

ontractor shall verify:
- P

roperty lines and setbacks
- E

levations and grading
- E

xisting utilities and tie-in locations
- S

tructural and dim
ensional conditions prior to construction


C

oordination of T
rades:

C
ontractor shall coordinate all trades (structural, m

echanical,
electrical, plum

bing, and finishes) to ensure proper installation
sequencing and avoid conflicts.


S

hop D
raw

ings &
 S

ubm
ittals:

P
rovide shop draw

ings and product subm
ittals for:

- S
tructural com

ponents (trusses, beam
s, connections)

- W
indow

s and doors
- M

illw
ork and cabinetry

- S
pecialty item

s and equipm
ent

  S
ubm

ittals shall be review
ed prior to fabrication or installation.


S

ubstitutions:
A

ny substitutions of m
aterials, products, or system

s shall be
subm

itted for approval prior to installation and shall m
eet or

exceed specified perform
ance requirem

ents.


Q
uality of W

ork:
A

ll w
ork shall be perform

ed in a w
orkm

anlike m
anner consistent

w
ith industry standards and m

anufacturer requirem
ents.


P

rotection of W
ork:

C
ontractor shall protect all w

ork in place, adjacent properties,
and existing im

provem
ents from

 dam
age during construction.


C

orrections:
C

ontractor shall correct any w
ork not in com

pliance w
ith plans,

specifications, or applicable codes at no additional cost.

D
IV

IS
IO

N
 02 – E

X
IS

T
IN

G
 C

O
N

D
IT

IO
N

S
 / S

IT
E

W
O

R
K


S

ite P
rotection:

C
ontractor shall protect adjacent properties, structures, sidew

alks,
curbs, utilities, and public im

provem
ents from

 dam
age during

construction. A
ny dam

age shall be repaired or replaced at
contractor’s expense in accordance w

ith C
ity of D

allas standards.


U
tility V

erification:
C

ontractor shall locate and verify all existing utilities (public and
private) prior to excavation. C

oordinate w
ith utility providers for

m
arking and protection. M

aintain required clearances during
construction.


C

learing &
 G

rading:
R

em
ove vegetation, debris, and unsuitable m

aterial w
ithin

construction lim
its. M

aintain subgrade suitable for structural fill
and foundation support.


D

rainage R
equirem

ents:
F

inal grading shall provide positive drainage aw
ay from

structure, w
ith m

inim
um

 slope of:
- 6" fall w

ithin first 10'-0" from
 foundation


S

urface w
ater shall not be directed onto adjacent properties.


E

rosion C
ontrol:

P
rovide erosion and sedim

ent control m
easures (silt fence,

stabilized construction entrance, inlet protection) per C
ity of

D
allas storm

w
ater requirem

ents. M
aintain m

easures until site
stabilization is com

plete.


C
onstruction A

ccess:
P

rovide stabilized construction entrance to reduce tracking of
m

ud and debris onto public streets. M
aintain clean roadw

ay
conditions throughout construction.


E

xcavation &
 F

ill:
A

ll excavation and fill operations shall com
ply w

ith geotechnical
recom

m
endations. U

se approved fill m
aterial and com

pact per
engineer requirem

ents.


D
rainage P

rotection:
P

rotect all existing drainage paths, storm
 inlets, and adjacent

properties from
 runoff, sedim

ent, or obstruction during
construction.


F

inal G
rading:

F
inal site grading shall be coordinated w

ith foundation
elevations, drivew

ay slopes, and drainage discharge points prior
to com

pletion.

D
IV

IS
IO

N
 03 – C

O
N

C
R

E
T

E


F
oundation S

ystem
:

P
rovide engineered post-tensioned slab-on-grade foundation

designed and sealed by a T
exas-licensed structural engineer in

accordance w
ith geotechnical report and C

ity of D
allas

requirem
ents.


S

ubgrade P
reparation:

S
ubgrade shall be prepared per geotechnical recom

m
endations,

including:
- R

em
oval of unsuitable soils

- M
oisture conditioning to achieve uniform

 bearing conditions
- C

om
paction to required density


V

apor R
etarder:

P
rovide m

inim
um

 10-m
il polyethylene vapor barrier beneath

slab.
- L

ap joints m
inim

um
 6" and tape/seal

- P
rotect from

 dam
age during placem

ent


R
einforcem

ent &
 P

T
 S

ystem
:

P
rovide post-tension cables, reinforcing steel, and stressing

operations per structural design.
- P

T
 stressing shall be perform

ed by qualified personnel
- R

ecord stressing data and provide docum
entation if required


S

lab T
hickness &

 E
dge C

onditions:
S

lab thickness, beam
s, and edge conditions shall be per structural

design.
M

aintain proper beam
 depths and edge form

s during placem
ent.


C

oncrete P
lacem

ent:
P

lace and finish concrete in accordance w
ith A

C
I standards.

- P
rovide proper consolidation

- M
aintain level tolerances suitable for finish flooring


C

uring:
C

ure concrete per A
C

I recom
m

endations to achieve design
strength and m

inim
ize cracking.


U

nder-S
lab C

oordination:
C

oordinate all plum
bing, sleeves, and penetrations prior to

placem
ent.

- V
erify locations of all drain lines, w

ater lines, and conduits
- P

rovide sleeves w
here required


P

enetrations &
 M

odifications:
D

o not cut, core, or penetrate post-tensioned slab w
ithout w

ritten
approval from

 structural engineer.


T
erm

ite T
reatm

ent:
P

rovide term
ite pretreatm

ent in accordance w
ith local

requirem
ents prior to slab placem

ent.


M
oisture C

ontrol:
M

aintain balanced m
oisture conditions around foundation

perim
eter after construction to m

inim
ize soil m

ovem
ent.


F

inished F
loor E

levation (F
F

E
):

F
inished floor elevation shall be coordinated w

ith site grading,
drainage requirem

ents, and adjacent im
provem

ents prior to
construction. V

erify elevations in field before slab placem
ent.

D
IV

IS
IO

N
 04 – M

A
S

O
N

R
Y


B

rick V
eneer A

ssem
bly:

P
rovide anchored brick veneer system

 w
ith:

- M
inim

um
 1" clear air cavity betw

een veneer and sheathing
- C

avity to rem
ain unobstructed for drainage and ventilation

- Install brick in running bond unless noted otherw
ise


B

rick T
ies / A

nchors:
P

rovide corrosion-resistant m
etal ties:

- 24" o.c. horizontal / 16" o.c. vertical m
axim

um
 spacing

- P
rovide additional ties:

    -W
ithin 12" of openings

    - A
t top of w

alls and floor lines
- E

m
bed ties m

inim
um

 1-1/2" into m
ortar joints


W

eep S
ystem

:
P

rovide w
eep holes:

- 24"–33" o.c. m
axim

um
 spacing

- L
ocated at:

    - B
ase of w

alls
    - A

bove all flashing locations
- U

se m
esh or w

ick system
 to prevent blockage


T

hrough-W
all F

lashing:
P

rovide continuous flashing at:
- B

ase of all veneer w
alls

- A
bove all w

indow
 and door openings

- A
t shelf angles and horizontal transitions

- F
lashing shall:

    - E
xtend through veneer

    - T
urn up m

inim
um

 8" behind W
R

B
    - Include end dam

s at term
inations

- Integrate flashing w
ith W

R
B

 to m
aintain continuous drainage

plane


M
ortar &

 Joints:
M

ortar shall com
ply w

ith A
S

T
M

 C
270 (T

ype N
 typical unless

otherw
ise required).

T
ool joints to concave profile for w

eather resistance.
M

aintain uniform
 joint thickness (3/8" typical).


C

ast S
tone (L

ueders or A
pproved E

qual):
P

rovide cast stone at headers, sills, and architectural elem
ents:

- Install w
ith continuous flashing and end dam

s
- P

rovide structural bearing support (steel angle or lintel as
required)
- S

lope horizontal surfaces m
inim

um
 1/8" per foot for drainage

- S
eal joints w

ith appropriate sealant


L
intels &

 S
tructural S

upports:
P

rovide steel lintels at all openings in m
asonry w

alls:
- S

ize per span and load
- P

rim
e or galvanize for corrosion resistance

- P
rovide m

inim
um

 8" bearing each side unless engineered
otherw

ise


C
ontrol Joints:

P
rovide vertical control joints in brick veneer:

- M
axim

um
 20'–25' spacing or as required

- L
ocate at:

    - W
all corners

    - C
hanges in height

    - A
djacent to openings

- S
eal w

ith backer rod and sealant


C
learances:

M
aintain:

- M
inim

um
 6" clearance above grade

- M
inim

um
 2" clearance above paved surfaces


M

asonry A
lignm

ent &
 L

ayout:
M

aintain consistent coursing, alignm
ent, and bond pattern across

all elevations.
C

oordinate w
ith w

indow
 and door head heights to avoid cut units

w
here possible.


M

asonry C
him

ney
P

rovide m
asonry chim

ney assem
bly coordinated w

ith fireplace
unit:
- Install U

L
-listed flue system

 sized per m
anufacturer

- E
xtend flue per IR

C
 R

1003 (2'-10'-3' rule)
- P

rovide chim
ney cap w

ith spark arrestor
R

oof Intersection:
- P

rovide step flashing and counterflashing
- P

rovide cricket/saddle w
here chim

ney w
idth exceeds 30"

- Integrate flashing w
ith roofing system

D
IV

IS
IO

N
 05 – M

E
T

A
L

S


S
tructural S

teel (G
eneral):

P
rovide all structural steel m

em
bers (lintels, beam

s, posts, plates,
connections) per engineered design.
- F

abricate and erect in accordance w
ith A

IS
C

 standards
- V

erify field dim
ensions prior to fabrication

- C
oordinate bearing conditions w

ith fram
ing and m

asonry


S
teel L

intels (M
asonry O

penings):
P

rovide steel lintels at all m
asonry openings:

- S
ize per span and loading conditions

- M
inim

um
 8" bearing each side unless noted otherw

ise
- G

alvanize or prim
e w

ith corrosion-resistant coating
- Install w

ith flashing above per D
ivision 04


C

onnection &
 A

nchorage:
P

rovide bolts, anchors, w
elds, and plates as required for com

plete
structural system

.
- A

nchor bolts and em
bedded plates shall be set accurately during

concrete placem
ent

- F
ield w

elds shall be cleaned and coated after installation


C
orrosion P

rotection:
S

hop-prim
e all steel com

ponents
G

alvanize steel exposed to exterior or m
oisture-prone conditions

T
ouch up all field cuts, w

elds, and abrasions


S
tair &

 L
anding R

ailings (M
etal)

G
eneral R

equirem
ents:

- P
rovide m

etal guardrails and handrails at all stairs, landings,
and elevated w

alking surfaces per IR
C

 R
311 and R

312.
G

uardrail H
eight:

- M
inim

um
 36" height at stairs and landings (residential)

O
pening L

im
itations:

- G
uardrails shall not allow

 passage of a 4" sphere
- S

tair triangular openings shall not allow
 passage of a 6" sphere

L
oad R

equirem
ents:

- R
ailings shall be designed to resist:

    - 200 lb concentrated load applied in any direction at top rail
    - 50 plf uniform

 load along guard
A

ttachm
ent:

- A
nchor railings to structural fram

ing (not finish m
aterials)

- P
rovide blocking or steel backing plates w

here required
- C

onceal fasteners w
here feasible

H
andrails (S

tairs):
- P

rovide continuous handrail at stairs
- H

eight: 34"–38" above nosing
- R

eturn ends to w
all or post

F
inish:

- S
teel railings to be shop-prim

ed and field-painted or
pow

der-coated
- F

inal color per ow
ner/architect selection

C
oordination:

- C
oordinate railing design w

ith:
    - S

tair fram
ing and layout

    - F
inish flooring elevations

    - A
djacent w

alls and openings

D
IV

IS
IO

N
 06 – W

O
O

D
 &

 P
L

A
S

T
IC

S
G

eneral F
ram

ing R
equirem

ents


A
ll w

ood fram
ing shall com

ply w
ith 2021 IR

C
 and applicable

grading rules.


L
um

ber shall be N
o. 2 S

P
F

 or S
outhern Y

ellow
 P

ine or better
unless otherw

ise specified.


F
ram

ing shall be straight, plum
b, and true w

ith proper alignm
ent

at all bearing conditions.
E

xterior W
all F

ram
ing


F

ram
e exterior w

alls w
ith 2×

6 studs @
 16" o.c. (typical) unless

otherw
ise required by structural design.


P

rovide:
- D

ouble top plates
- S

ingle bottom
 plate (pressure-treated at slab contact)


P

rovide headers over all openings sized per structural
requirem

ents.


M
aintain consistent w

all plane alignm
ent to support exterior

finishes.
F

loor F
ram

ing S
ystem

 (B
etw

een 1st &
 2nd F

loor)


P
rovide engineered open-w

eb w
ood floor trusses (~16" deep):

- D
esigned and stam

ped by truss m
anufacturer

- S
pacing per engineered layout (typically 16" or 24" o.c.)


P

rovide 3/4" tongue-and-groove structural subfloor:
- G

lued w
ith construction adhesive

- M
echanically fastened (screw

ed or nailed) per m
anufacturer


D

esign for m
inim

um
 L

/360 deflection (or stricter w
here required

by finishes)
F

ram
ing C

oordination w
ith M

E
P


O

pen-w
eb truss system

 shall allow
 routing of:

- H
V

A
C

 ductw
ork

- P
lum

bing lines
- E

lectrical system
s


C

ontractor shall coordinate all M
E

P
 layouts prior to truss

fabrication.


N
o field cutting or m

odification of trusses w
ithout engineered

approval.
B

locking &
 B

acking


P
rovide solid blocking, nailers, or backing at:

- S
tructural bearing points

- S
tair openings and landings

- C
abinetry and m

illw
ork locations

- P
lum

bing fixtures (toilets, vanities, tubs)
- H

andrails and guardrails
- W

all-m
ounted equipm

ent and accessories


B
locking shall be installed flush and securely fastened to fram

ing
m

em
bers.

L
oad P

ath &
 S

tructural C
ontinuity


P

rovide continuous load path from
 roof to foundation.


A

lign studs, joists, beam
s, and posts vertically w

herever possible.


P
rovide bearing support directly over foundation or structural

elem
ents below

.
L

arge O
penings &

 F
ram

ing S
upport


F

ram
e all large openings (sliding doors, w

indow
 w

alls, w
ide

spans) per structural design.


C
oordinate header sizing, beam

 placem
ent, and bearing

conditions w
ith engineer.

S
tair F

ram
ing


F

ram
e stair openings and supports per plan.


P

rovide solid fram
ing at stringer attachm

ent points and landing
areas.

S
econd-F

loor S
how

er R
ecess


F

ram
e second-floor show

er areas recessed a m
inim

um
 of 3-1/2"

below
 adjacent floor elevation.


C

oordinate w
ith:

- P
lum

bing drain locations
- W

aterproofing system
s

- T
ile assem

bly thickness
M

oisture P
rotection


P

rovide pressure-treated lum
ber w

here in contact w
ith concrete

or exposed to m
oisture.


P

rotect fram
ing from

 prolonged exposure to w
eather during

construction.
F

ield M
odifications


D

o not cut, notch, or drill structural m
em

bers beyond allow
able

lim
its per IR

C
 and m

anufacturer guidelines.


A
ny m

odifications to engineered m
em

bers shall require engineer
approval.

D
IV

IS
IO

N
 07 – T

H
E

R
M

A
L

 &
 M

O
IS

T
U

R
E

 P
R

O
T

E
C

T
IO

N
B

uilding E
nvelope – G

eneral


P
rovide a continuous therm

al, air, and m
oisture barrier system

 at
all exterior w

alls and roof assem
blies.


Integrate all com

ponents (insulation, W
R

B
, flashing, sealants) to

m
aintain a continuous drainage plane and air barrier.

Insulation S
ystem

 (E
ncapsulated E

nvelope)


P
rovide open-cell spray polyurethane foam

 insulation at:
- U

nderside of roof deck
- A

ll exterior w
all cavities


Insulation shall:
- F

ully adhere to substrate
- F

ill cavities w
ithout voids or gaps

-P
rovide continuous air seal

U
nvented A

ttic A
ssem

bly


C
onstruct attic as unvented conditioned space per IR

C
 R

806.5:
- N

o soffit, ridge, or gable vents perm
itted

- Insulation applied directly to underside of roof sheathing


S
eal all roof penetrations to m

aintain air barrier continuity.
E

xterior W
all A

ir B
arrier


E

xterior w
alls shall incorporate a continuous W

R
B

/air barrier
system

:
- Z

IP
 S

ystem
 sheathing or approved equivalent

- A
ll seam

s taped and rolled per m
anufacturer

- S
eal all penetrations w

ith com
patible flashing tape or liquid

flashing
A

ir S
ealing R

equirem
ents


M

aintain continuous air barrier at:
- W

all-to-roof transitions
- W

all-to-foundation interfaces
- W

indow
 and door openings

- A
ll m

echanical, plum
bing, and electrical penetrations


S

eal using approved sealants, tapes, or spray foam
 system

s.
F

lashing &
 W

ater M
anagem

ent


P
rovide flashing at all critical locations:

- W
indow

 and door heads, sills, and jam
bs

- R
oof-to-w

all intersections
- B

ase of w
alls

- H
orizontal transitions and m

aterial changes


F
lashing shall:

- B
e integrated w

ith W
R

B
- D

irect w
ater to exterior

- Include end dam
s w

here required
W

indow
 &

 D
oor Integration


Install w

indow
s and doors per A

A
M

A
 2400 standards.


P

rovide:
- P

an flashing at sill
- H

ead flashing
- F

ully sealed jam
bs


Integrate w

ith W
R

B
 to m

aintain continuous drainage plane.
R

oofing S
ystem


P

rovide com
plete roofing system

 consisting of:
- 30-year architectural asphalt shingles (R

S
-01)

- S
ynthetic underlaym

ent
- D

rip edge at all eaves and rakes
- Ice &

 w
ater shield at valleys and penetrations (recom

m
ended)


Install per m

anufacturer requirem
ents.

R
oof D

ecking


P
rovide 5/8" plyw

ood or O
S

B
 roof sheathing:

- Installed per code and m
anufacturer

- P
roperly fastened to fram

ing m
em

bers
- M

aintain required spacing betw
een panels

R
oof P

enetrations


A
ll roof penetrations shall be:

- P
roperly flashed and sealed

- C
om

patible w
ith roofing system


M

inim
ize penetrations and locate on secondary roof planes w

here
feasible.

S
ealants


A
ll exterior joints and penetrations shall be sealed w

ith A
S

T
M

C
920-com

pliant sealants.


S
ealant joints shall be installed w

ith proper backer rod and joint
sizing.

G
utters &

 R
oof D

rainage


P
rovide continuous gutter system

 at all roof edges:
- S

ize per roof area and rainfall intensity
- P

rovide dow
nspouts at appropriate spacing


D

ischarge w
ater:

- M
inim

um
 5'-0" aw

ay from
 foundation, O

R
- C

onnect to underground drainage system


P
rovide splash blocks or drainage piping at all discharge points.

C
learances &

 P
rotection


M

aintain m
inim

um
 clearances:

- 6" above grade
- 2" above hardscape surfaces


P

rotect all envelope com
ponents from

 dam
age during

construction.

D
IV

IS
IO

N
 08 – O

P
E

N
IN

G
S

G
eneral R

equirem
ents


A

ll openings (w
indow

s, exterior doors, garage doors) shall be
installed plum

b, level, and square in accordance w
ith

m
anufacturer requirem

ents and applicable standards.


C
ontractor shall verify all rough opening dim

ensions in field
prior to fabrication and ordering.


C

oordinate opening sizes w
ith structural fram

ing, beam
 depths,

and finish conditions.
W

indow
 S

ystem
s


P

rovide w
indow

s as specified in plans and schedules:
- F

iberglass or therm
ally broken com

posite fram
es

- N
ail-fin type for new

 construction


G
lazing:

- D
ual-pane insulated L

ow
-E

 w
ith argon gas fill

- M
inim

um
 perform

ance:
    - U

-factor ≤
 0.27

    - S
H

G
C

 ≤ 0.23


W
indow

s shall be N
F

R
C

-rated and E
N

E
R

G
Y

 S
T

A
R

®
 com

pliant
W

indow
 Installation


Install w

indow
s per A

A
M

A
 2400 (or equivalent):

- P
rovide sill pan flashing

- H
ead flashing

- F
ully sealed jam

bs


Integrate w
ith W

R
B

 system
 to m

aintain continuous drainage
plane.


P

rovide shim
s at jam

bs and sills to prevent fram
e distortion.


S

eal perim
eter w

ith backer rod and sealant per A
S

T
M

 C
920.

S
afety G

lazing


P
rovide tem

pered safety glass at all hazardous locations per IR
C

R
308, including:

- A
djacent to doors

- W
ithin required distance of floor

- S
how

er and bath enclosures
- S

tair and landing areas
L

arge O
penings / G

lazing S
ystem

s


C
oordinate all large openings (m

ulti-panel sliders, w
indow

 w
alls,

oversized fixed glass) w
ith:

- S
tructural design (deflection lim

its and header sizing)
- M

anufacturer requirem
ents for support and anchorage


V

erify rough openings prior to fabrication.


Install per m
anufacturer instructions w

ith proper flashing and
support system

s.
E

xterior D
oors


P

rovide insulated exterior door assem
blies:

- W
eatherstripped

- T
hreshold sealed

- Installed per m
anufacturer requirem

ents


P
rovide flashing at all door openings integrated w

ith W
R

B
.


S

eal all perim
eter joints to prevent air and w

ater infiltration.
Interior D

oors


P
rovide solid-core interior doors per plans.


Install plum

b w
ith consistent clearances.


P

rovide m
inim

um
 three (3) hinges per door.


C

oordinate hardw
are installation w

ith door schedule.
G

arage D
oor


P

rovide w
ood or w

ood-look garage door (cedar or approved
equal):
- Insulated sectional overhead type
- R

ated for w
ind loads per local requirem

ents


P
rovide:

- W
eatherstripping at all edges

- B
ottom

 seal
- T

rack and hardw
are per m

anufacturer


C
oordinate garage door dim

ensions and headroom
 clearance w

ith
fram

ing.
A

ir &
 W

ater S
ealing


S

eal all openings at:
- W

indow
 perim

eters
- D

oor fram
es

- P
enetrations


M

aintain continuity of air barrier and w
ater-resistive barrier at all

openings.
A

lignm
ent &

 L
ayout


M

aintain consistent head heights, sill heights, and alignm
ent

across elevations.


C
oordinate openings w

ith m
asonry coursing and exterior finish

layout.

D
IV

IS
IO

N
 09 – F

IN
IS

H
E

S
G

ypsum
 B

oard (D
ryw

all)


Install gypsum
 board in accordance w

ith A
S

T
M

 C
840 / G

A
-216.


F

inish L
evel:

- L
evel 4 sm

ooth finish at all painted surfaces unless noted
otherw

ise.
- L

evel 2 acceptable at concealed areas (attic side, behind
cabinets) w

here not exposed.


M
oisture-R

esistant B
oard:

- P
rovide M

R
 board at bathroom

s, laundry room
s, and other

hum
id areas (non-direct w

et zones).


W
et A

reas:
- D

o not use standard dryw
all in direct w

et areas (show
ers/tubs).


C

ontrol Joints:
- P

rovide control joints per G
A

 guidelines at long runs and w
here

substrate changes occur.


C
orners &

 A
ccessories:

- U
se m

etal or vinyl corner beads; install plum
b and true.


D

ryw
all R

eturns:
- P

rovide dryw
all returns at w

indow
s and exterior doors unless

otherw
ise noted.

T
ile A

ssem
blies


S

ubstrate:
- P

rovide cem
entitious backer board (A

S
T

M
 C

1325) or approved
equivalent at all tiled w

alls.


W
aterproofing:

- P
rovide continuous w

aterproofing m
em

brane per A
N

S
I

A
118.10 at:

    - S
how

ers
    - T

ub/show
er surrounds

    - W
et w

alls


S
how

er C
onstruction:

- P
rovide sloped substrate at floors (1/4" per foot m

in.) tow
ard

drain.
- P

rovide w
aterproofing at all corners, seam

s, and penetrations.


M
ovem

ent Joints:
- P

rovide soft joints at:
    - C

hanges in plane
    - P

erim
eter conditions


Installation:
- Install tile per T

C
N

A
 H

andbook and m
anufacturer

requirem
ents.

F
looring S

ystem
s


W

ood F
looring:

- Install at first floor and second-floor hall/landing areas.
- Install over approved subfloor w

ith m
anufacturer-recom

m
ended

underlaym
ent.

- M
aintain required expansion gaps at perim

eter.


T
ile F

looring:
- Install in all w

et areas (bathroom
s, laundry, pow

der).
- P

rovide crack isolation m
em

brane w
here required by substrate

conditions.


C
arpet:

- Install in bedroom
s and closets.

- P
rovide pad (m

inim
um

 6 lb density typical).


T
ransitions:

- P
rovide proper transition strips betw

een flooring types.


L
evelness:

- S
ubfloor shall m

eet flatness tolerances required by finish
flooring m

anufacturer prior to installation.
Interior T

rim
 &

 P
aint C

oordination


A
ll finished surfaces shall be prepared to receive paint or stain.


C

oordinate sequencing of:
- D

ryw
all finish

- T
rim

 installation
- P

aint application


R
epair and patch all surfaces prior to final finish.

D
ecorative C

eiling B
eam

s


P
rovide (8×

8) decorative w
ood beam

s at locations show
n on

plans:
- B

eam
s m

ay be solid or box-w
rapped to achieve 8"×

8" finished
dim

ension


S
ecure beam

s to fram
ing w

ith concealed fasteners or structural
blocking.


C

oordinate w
ith ceiling fram

ing, lighting, and H
V

A
C

 layout.


F
inish (stain or paint) per ow

ner selection.
S

how
er / T

ub N
iches


P

rovide recessed niches at all show
ers and tub/show

er
com

binations:
- S

ize: 16" W
 ×

 16" H
 ×

 4" D


F
ram

e w
ithin w

all cavity; coordinate w
ith stud layout.


L

ine w
ith cem

entitious backer board.


A
pply continuous w

aterproofing m
em

brane at all surfaces and
corners.


S

lope niche bottom
 slightly tow

ard interior for drainage.


C
oordinate final location w

ith tile layout to avoid cut tile edges.
S

ealants &
 F

inal F
inish


P

rovide sealants at all:
- C

hanges in m
aterial

- P
erim

eter joints
- W

et area transitions


S
ealants shall com

ply w
ith A

S
T

M
 C

920 and be com
patible w

ith
adjacent m

aterials.

D
IV
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eneral


P
rovide all code-required specialties com

plete and operational at
tim

e of final inspection.


Install per m
anufacturer instructions and applicable codes.

C
oordinate locations w

ith architectural plans and finishes.
G

uardrails (S
tairs, L

andings, E
levated S

urfaces)


P
rovide guardrails at all locations w

here floor surfaces are ≥ 30"
above adjacent grade per IR

C
 R

312.


H
eight: M

inim
um

 36" m
easured vertically from

 finished floor or
stair nosing.


O

penings:
- S

hall not allow
 passage of a 4" sphere.

- S
tair triangular openings shall not allow

 passage of a 6" sphere.


L
oads (per IR

C
/IB

C
 typical):

- 200 lb concentrated load at top rail (any direction)
- 50 plf uniform

 load along top rail


A
ttachm

ent:
- A

nchor to structural fram
ing (blocking, posts, or steel backing

plates); do not rely on finish m
aterials.

- P
rovide concealed fasteners w

here feasible.


H
andrails (at stairs):

- P
rovide continuous graspable handrail per IR

C
 R

311.
- H

eight 34"–38" above nosing; return ends to w
all or post.


F

inish:
- M

etal railings to be shop-prim
ed and field-painted or

pow
der-coated; final color per ow

ner selection.


C
oordination:

- C
oordinate w

ith stair fram
ing, floor elevations, and adjacent

finishes.
A

ttic A
ccess &

 S
ervice O

penings


P
rovide attic access opening m

inim
um

 24" ×
 48" (or as required

to service equipm
ent), located to allow

 direct access to
m

echanical units.


A
ccess C

onstruction:
- F

ram
e opening w

ith full perim
eter support.

- P
rovide insulated, gasketed access panel/door w

here attic is
conditioned.


C

learances (w
hen serving equipm

ent):
- M

aintain m
inim

um
 30" w

orking clearance at equipm
ent.

- P
rovide service platform

 w
here required.


A

ccess P
ath:

- P
rovide unobstructed pathw

ay from
 access opening to

equipm
ent per code.

F
ire P

rotection &
 L

ife S
afety D

evices


S
m

oke A
larm

s (IR
C

 R
314):

- Install in each sleeping room
, outside each sleeping area, and on

each level of the dw
elling.

- Interconnect all units; hardw
ired w

ith battery backup.


C
arbon M

onoxide A
larm

s (IR
C

 R
315):

- Install outside sleeping areas and on each level w
here fuel-fired

appliances or attached garage are present.


F
ire E

xtinguishers (recom
m

ended):
P

rovide at kitchen and garage locations; m
ount per m

anufacturer.
A

ccess P
anels (M

E
P

)


P
rovide access panels at locations requiring service of valves,

cleanouts, dam
pers, and controls.


P

anels shall be sized for serviceability and coordinated w
ith

finishes (paintable, flush type typical).
E

xterior &
 G

arage S
afety Item

s


P
rovide house num

bers/address identification visible from
 street

per local requirem
ents.


P

rovide door betw
een garage and residence m

eeting separation
requirem

ents (see D
iv 08) and self-closing device.


P

rovide safety glazing and fall protection devices w
here required

(cross-reference D
iv 08).

S
ealants &

 Installation


Install all specialty item
s plum

b, level, and securely fastened.


S
eal penetrations and interfaces w

ith A
S

T
M

 C
920-com

pliant
sealants as required to m

aintain air/w
ater barriers.

D
IV
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eneral R
equirem

ents


P
rovide all appliances and built-in equipm

ent as indicated on
plans and schedules.


V

erify m
odel num

bers, dim
ensions, and utility requirem

ents w
ith

O
w

ner/B
uilder prior to rough-in and ordering.


Install all equipm

ent in strict accordance w
ith m

anufacturer
instructions, applicable codes, and listing requirem

ents
(U

L
/E

T
L

).


C
oordinate equipm

ent installation w
ith cabinetry, countertops,

fram
ing, and adjacent finishes to ensure proper clearances and

serviceability.
U

tility C
oordination (R

ough-Ins)


C
oordinate and provide all required rough-ins prior to enclosure,

including:
- E

lectrical: voltage, am
perage, dedicated circuits, G

F
C

I/A
F

C
I

w
here required

- P
lum

bing: hot/cold w
ater, drain, shutoffs, traps, air gaps w

here
applicable
- G

as: supply lines, shutoff valves, sedim
ent traps, pressure

testing
- V

entilation: duct routing, term
inations, backdraft dam

pers


V
erify final rough-in locations w

ith cabinetry shop draw
ings and

equipm
ent subm

ittals.
K

itchen E
quipm

ent


R
ange / C

ooktop / O
ven:

- P
rovide dedicated electrical circuit or gas connection per

appliance requirem
ents.

- P
rovide vent hood ducted to exterior; coordinate duct size and

route.
- M

aintain clearances to com
bustibles per m

anufacturer and code.


R
efrigerator:

- P
rovide dedicated 120V

 receptacle and w
ater supply w

ith
shutoff valve for icem

aker.


D
ishw

asher:
- P

rovide G
F

C
I-protected circuit, hot w

ater supply, and drain
w

ith air gap or high loop.


M
icrow

ave / S
peed O

ven:
- P

rovide dedicated circuit; coordinate built-in dim
ensions w

ith
cabinetry.


D

isposal (if provided):
- P

rovide sw
itched receptacle and proper connection to sink

drain.
L

aundry E
quipm

ent


W
asher:

- P
rovide hot/cold w

ater connections w
ith accessible shutoff

valves.
- P

rovide standpipe drain and trap per code (see D
ivision 15).


D

ryer:
- P

rovide 240V
 circuit (electric) or gas connection w

ith shutoff
valve (gas dryer).
- P

rovide exhaust duct per IR
C

 M
1502 (sm

ooth m
etal, exterior

term
ination, backdraft dam

per).


C
oordinate equipm

ent clearances, stacking requirem
ents, and

access.
O

utdoor / S
pecialty E

quipm
ent (If A

pplicable)


C
oordinate rough-ins for outdoor kitchen equipm

ent, including:
- G

as connections w
ith shutoff valves

- G
F

C
I-protected receptacles

- W
ater supply and drainage


P

rovide ventilation clearances per m
anufacturer and fuel gas

code.
C

learances &
 Installation


M

aintain m
anufacturer-required clearances for:

- C
om

bustible m
aterials

- S
ervice access

- V
entilation airflow


E

nsure equipm
ent is level, secured, and properly supported.

A
nchorage &

 S
upport


P

rovide blocking or structural support for w
all-m

ounted or
built-in equipm

ent.


A
nchor appliances w

here required to prevent tipping or
m

ovem
ent (e.g., anti-tip brackets at ranges).

T
esting &

 S
tartup


T

est all equipm
ent for proper operation after installation.


V

erify connections are leak-free (gas and w
ater) and electrical

loads are functioning correctly.
S

ubm
ittals


P

rovide m
anufacturer data sheets and installation requirem

ents
for all m

ajor equipm
ent prior to rough-in.

D
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equirem
ents


P

rovide and install all cabinetry, shelving, closets, and built-in
furnishings as indicated on plans and elevations.


V

erify dim
ensions, layouts, and clearances in field prior to

fabrication.


C
oordinate all w

ork w
ith adjacent construction, finishes, and

M
E

P
 system

s.
S

hop D
raw

ings &
 S

ubm
ittals


S

ubm
it detailed shop draw

ings for all m
illw

ork and built-ins
including:
- P

lan, elevation, and section view
s

- D
im

ensions and clearances
- M

aterial specifications and finishes
- A

ppliance and fixture integration


O
btain approval prior to fabrication.

C
abinetry C

onstruction


C
abinets shall be constructed of furniture-grade plyw

ood or
approved equivalent:
- M

inim
um

 1/2" box construction (3/4" typical recom
m

ended)
- A

djustable shelving w
ith shelf pins

- C
oncealed, soft-close hinges and draw

er slides


P
rovide solid w

ood, M
D

F
, or approved com

posite fronts
depending on finish (paint-grade typical).


T

oe-kicks shall be m
inim

um
 3-1/2" height (typical) unless

otherw
ise specified.

Installation R
equirem

ents


Install cabinetry plum
b, level, and securely fastened to fram

ing
or blocking.


S

him
 as required to achieve level surfaces and tight joints.


A

nchor all tall cabinets and shelving units to w
all fram

ing.
C

ountertops


P
rovide countertops per ow

ner selection (stone, solid surface, or
equivalent):
- Install over properly supported cabinetry
- P

rovide substrate support at spans and overhangs


S
eal all joints and seam

s to prevent m
oisture intrusion.

C
losets &

 S
helving


P

rovide closet system
s per plan including:

- H
anging rods

- S
helving (fixed or adjustable)


A

nchor all system
s to w

all fram
ing or blocking.


C

oordinate layout w
ith door sw

ings and clearances.
B

uilt-In U
nits (M

edia, S
torage, etc.)


P

rovide built-in cabinetry and shelving units as show
n:

- C
oordinate dim

ensions w
ith room

 layout and ceiling heights
- P

rovide backing for T
V

 m
ounts and equipm

ent


C
oordinate electrical, A

V
, and lighting integration w

ithin units.
M

E
P

 C
oordination


C

oordinate all cabinetry and built-ins w
ith:

- E
lectrical outlets, sw

itches, and lighting
- P

lum
bing fixtures and connections

- A
ppliance rough-ins


V

erify locations of:
- U

nder-cabinet lighting
- P

lugm
old or recessed outlets

- W
ater supply and drain lines

C
learances &

 A
lignm

ent


M
aintain proper clearances for:

- A
ppliances

- D
oor sw

ings
- W

alkw
ays and access


A

lign cabinetry and built-ins w
ith architectural features and

adjacent finishes.
F

inish R
equirem

ents


P
rovide finish per ow

ner selection:
- P

ainted, stained, or lam
inated surfaces


A

ll exposed edges shall be finished.


P
rotect finished surfaces from

 dam
age during construction.

T
olerances


V
ariation in level or alignm

ent shall not exceed:
- 1/8" over 8'-0" length


G

aps betw
een cabinets, w

alls, and adjacent finishes shall be
m

inim
ized and sealed.

F
inal A

djustm
ent


A

djust doors, draw
ers, and hardw

are for sm
ooth operation.


C

lean and protect all installed furnishings prior to project
com

pletion.

D
IV

IS
IO

N
 13 – S

P
E

C
IA

L
 C

O
N

S
T

R
U

C
T

IO
N

G
eneral R

equirem
ents


P

rovide all specialty construction system
s com

plete and
operational per plans, m

anufacturer instructions, and applicable
codes.


C

oordinate specialty item
s w

ith structural, M
E

P
, and

architectural finishes prior to installation.
F

ireplace S
ystem

s (Interior &
 E

xterior)


P
rovide fireplace units as specified (w

ood-burning or gas) and
install per:
- IR

C
 C

hapter 10 and N
F

P
A

 54/211 (as applicable)
- M

anufacturer installation instructions


F
ireplace U

nits:
- U

se U
L

-listed / approved assem
blies

- P
rovide required clearances to com

bustibles
- Install on non-com

bustible base w
here required


C

him
ney / V

enting:
- P

rovide flue system
 sized per m

anufacturer
- T

erm
inate per IR

C
 R

1003 (2'-10'-3' rule)
- P

rovide spark arrestor w
here required

- P
rovide double-w

all venting w
here applicable


C

om
bustion A

ir:
- P

rovide outside com
bustion air intake w

here required


F
ireplace S

urrounds:
- P

rovide non-com
bustible m

aterials at firebox opening
- C

oordinate stone, tile, or finish m
aterials w

ith elevations


T
V

 / A
V

 C
oordination:

- P
rovide w

all blocking and backing above fireplace for future
T

V
 m

ounting
- C

oordinate heat clearances and venting to prevent equipm
ent

dam
age

O
utdoor F

ireplace (If A
pplicable)


P

rovide outdoor-rated fireplace unit (U
L

-127 listed):
- Install per m

anufacturer and code
- P

rovide w
eather-resistant m

aterials and finishes
- C

oordinate flue term
ination above roof line

- P
rovide spark arrestor and proper air intake

S
pecial S

tructural R
einforcem

ent


P
rovide additional structural support at areas subject to increased

loads, including:
- G

ym
 / exercise equipm

ent areas
- L

arge aquarium
s, safes, or specialty installations (if applicable)


R

einforcem
ent shall be:

- D
esigned by structural engineer

- C
oordinated w

ith fram
ing layout

- Installed prior to finish construction
V

ibration &
 L

oad C
ontrol (G

ym
 A

reas)


D
esign floor system

 to lim
it vibration from

 dynam
ic loads:

- P
rovide additional joists, blocking, or reinforcem

ent as required
- C

oordinate w
ith floor truss m

anufacturer


V
erify load capacity m

eets intended use.
S

pecialty C
eiling &

 A
rchitectural F

eatures


C
oordinate installation of:

- V
aulted ceilings

- F
eature beam

s
- A

rchitectural recesses


P
rovide structural support and backing w

here required.
P

enetrations &
 C

oordination


A
ll penetrations through structural or rated assem

blies shall be:
- P

roperly sealed
- F

ire-stopped w
here required

- A
pproved by structural engineer w

hen applicable
F

ire B
locking &

 D
raft S

topping


P
rovide fire blocking and draft stopping per IR

C
 R

302:
- A

t concealed w
all cavities

- A
t floor/ceiling transitions

- A
t soffits and dropped ceilings

Inspection &
 T

esting


V
erify all specialty system

s are installed and operating per
m

anufacturer requirem
ents prior to concealm

ent and final
inspection.

D
IV

IS
IO

N
 14 – C

O
N

V
E

Y
IN

G
 S

Y
S

T
E

M
S


(N

ot applicable unless elevator is installed; coordinate separately
if required.)

D
IV

IS
IO

N
 15 – M

E
C

H
A

N
IC

A
L

 (H
V

A
C

 +
 P

L
U

M
B

IN
G

)
H

V
A

C
 S

Y
S

T
E

M
S

G
eneral / C

ode C
om

pliance


D
esign, installation, and perform

ance shall com
ply w

ith 2021
IR

C
, IM

C
, IE

C
C

 (C
lim

ate Z
one 3A

) and C
ity of D

allas
am

endm
ents.


P

rovide M
anual J load calculations, M

anual S
 equipm

ent
selection, and M

anual D
 duct design. S

ubm
it upon request.

E
quipm

ent &
 P

erform
ance


S

ize equipm
ent w

ithin ±10%
 of calculated load; avoid oversizing.


P

rovide high-efficiency equipm
ent m

eeting or exceeding IE
C

C
m

inim
um

s.


P
rovide program

m
able/sm

art therm
ostats w

ith zoning as
indicated.

D
uctw

ork &
 D

istribution


P
rovide balanced supply/return system

 throughout residence.


D
uct design friction rate ≤ 0.08 in. w

.g./100 ft (typical) unless
engineered otherw

ise.


F
abricate and install per S

M
A

C
N

A
 standards.


S

eal all joints w
ith m

astic or U
L

-listed tape (no unsealed joints).


Insulate ducts per IE
C

C
 (m

inim
um

 R
-values as required).

R
eturn A

ir S
trategy


P

rovide dedicated returns or transfer pathw
ays for all enclosed

room
s:

- Jum
p ducts, transfer grilles, or door undercuts as required.


S

ize returns to m
aintain proper airflow

 and pressure balance.
V

entilation


P
rovide w

hole-house ventilation per A
S

H
R

A
E

 62.2.


B
athroom

s: E
xhaust fans m

inim
um

 50 C
F

M
 interm

ittent (or 20
C

F
M

 continuous).


K
itchen: R

ange hood ducted to exterior; size per appliance
(typically 150–400+

 C
F

M
).


T

erm
inate all exhaust at exterior w

ith backdraft dam
pers.

C
ondensate M

anagem
ent


P

rovide prim
ary condensate drain to approved location.


P

rovide secondary drain pan w
ith separate drain or overflow

safety sw
itch.


S

lope drain lines m
inim

um
 1/8" per foot.

A
ttic E

quipm
ent (U

nvented A
ttic)


Install equipm

ent w
ithin conditioned attic space per IR

C
 R

806.5.


P
rovide:

- M
inim

um
 30" w

orking clearance
- 22" ×

 30" access opening (m
in)

- C
ontinuous service platform

 (m
in. 24" w

ide)
- S

ervice light and G
F

C
I-protected receptacle w

ithin reach


M
aintain service clearances per m

anufacturer.
C

om
bustion A

ir (G
as E

quipm
ent)


P

rovide com
bustion air per IR

C
 G

2407 w
here required.


V

erify adequate volum
e or ducted com

bustion air supply.
R

efrigerant L
ines


Install per m

anufacturer; insulate suction line.


P
rotect lines from

 dam
age and U

V
 exposure w

here applicable.
G

arage V
entilation


If garage is unconditioned, provide 8"×

16" foundation vent or
m

echanical exhaust per energy code and local requirem
ents.

P
L

U
M

B
IN

G
 S

Y
S

T
E

M
S

G
eneral / C

ode C
om

pliance


Install per 2021 IP
C

 and C
ity of D

allas am
endm

ents.


C
oordinate all rough-ins w

ith fram
ing, cabinetry, and equipm

ent
prior to installation.

W
ater D

istribution


P
rovide P

E
X

 or approved equivalent piping system
.


S

ecure piping to fram
ing; isolate from

 abrasion and noise.


P
rovide accessible shutoff valves at all fixtures and appliances.

D
rain, W

aste &
 V

ent (D
W

V
)


P

rovide com
plete D

W
V

 system
:

- S
lopes: 1/4" per ft (≤2"), 1/8" per ft (≥3")

- V
ent all traps per code

- P
rovide cleanouts at base of stacks, changes in direction, and

building drain exit


T
est system

 prior to concealm
ent.

P
enetrations &

 F
irestopping


S

eal all plum
bing penetrations at floors/w

alls.


F
irestop rated assem

blies per code.
W

ater H
eaters


P

rovide (2) gas-fired units in garage:
- E

levated 18" A
.F

.F
. w

here required
- P

rovide T
&

P
 relief valves w

ith discharge piping to approved
location
- P

rovide gas shutoff valve and sedim
ent trap


P

rovide drain pan w
ith drain w

here required by code.
S

E
C

O
N

D
-F

L
O

O
R

 L
A

U
N

D
R

Y
 (C

R
IT

IC
A

L
)

W
asher B

ox &
 S

upply:


P
rovide recessed box w

ith quarter-turn hot/cold shutoff valves.


S
ecure supply lines to prevent m

ovem
ent.

D
rain P

an &
 D

ischarge:


P
rovide corrosion-resistant pan, m

inim
um

 1-1/2" depth.


P
rovide 1" m

in. drain line routed to:
- Indirect w

aste receptor, or
- E

xterior location visible for discharge


T
rap/vent pan drain w

here required.
S

tandpipe &
 T

rap:


S
tandpipe 18"–42" above trap w

eir


2" trap and vent per IP
C


P

rovide accessible cleanout at base of stack
F

loor/W
aterproofing:


P

rovide w
ater-resistant flooring; install w

aterproof m
em

brane
extending m

in. 6" beyond appliance footprint or full room
 w

here
indicated.


S

eal all penetrations at floor/w
all interfaces.

S
tructural/V

ibration:


P
rovide additional blocking/stiffening as required to lim

it
vibration.


C

oordinate w
ith floor truss layout.

D
R

Y
E

R
 E

X
H

A
U

S
T


P

rovide sm
ooth-w

all m
etal duct (no flex except short connector).


S

ize and route per IR
C

 M
1502:

- M
inim

ize length and num
ber of elbow

s
- E

quivalent length per m
anufacturer lim

its


T
erm

inate at exterior w
ith backdraft dam

per; provide bird/rodent
screen if perm

itted.


P
rovide cleanout w

here runs exceed typical lim
its.

E
X

T
E

R
IO

R
 P

L
U

M
B

IN
G


P

rovide frost-proof hose bibbs w
ith integral vacuum

 breakers:
- Install at front, rear, and side yards as show

n
- M

ount 12"–16" above grade
- P

rovide interior shutoff w
here required


S

lope piping to prevent freezing and drain-dow
n w

here
applicable.

T
E

S
T

IN
G

 &
 C

O
M

M
IS

S
IO

N
IN

G


P

erform
 and docum

ent:
- W

ater pressure/leak tests
- D

W
V

 tests
- H

V
A

C
 airflow

 balancing and functional checks


C
orrect deficiencies prior to concealm

ent and final inspection.

D
IV

IS
IO

N
 16 – E

L
E

C
T

R
IC

A
L

G
eneral / C

ode C
om

pliance


A
ll electrical w

ork shall com
ply w

ith the 2023 N
ational

E
lectrical C

ode (N
E

C
), S

tate of T
exas requirem

ents, and C
ity of

D
allas am

endm
ents.


P

erform
 and docum

ent load calculations per N
E

C
 A

rticle 220
prior to service sizing and panel selection.


A

ll equipm
ent and devices shall be U

L
-listed / labeled and

installed per m
anufacturer instructions.

S
ervice &

 D
istribution


P

rovide electrical service sized per calculated load (200A
 typical

unless otherw
ise required).


P

rovide m
ain service disconnect and panelboards w

ith:
- A

dequate capacity for all connected loads
- M

inim
um

 20%
 spare capacity for future circuits

(recom
m

ended)


P
anels shall be:

- R
eadily accessible

- M
ounted per N

E
C

 w
orking clearances (30" w

idth ×
 36" depth ×

6'-6" height)


P
rovide circuit directories identifying all loads.

B
ranch C

ircuits &
 P

rotection


P
rovide dedicated circuits for:

- H
V

A
C

 equipm
ent

- K
itchen appliances (range, oven, m

icrow
ave, dishw

asher,
disposal, refrigerator)
- L

aundry equipm
ent

- G
arage receptacles


G

F
C

I P
rotection: R

equired at kitchens, bathroom
s, garage,

exterior, laundry, and other w
et locations per N

E
C

.


A
F

C
I P

rotection: R
equired for all habitable spaces per N

E
C

.


P
rovide tam

per-resistant receptacles in all required locations.
G

enerator P
rovisions


P

rovide infrastructure for future standby generator including:
- T

ransfer sw
itch or interlock device

- P
anel configuration for critical load circuits


C

oordinate generator location, fuel type, and final sizing w
ith

ow
ner and electrical contractor.

E
lectric V

ehicle C
harging


P

rovide 240V
, 50A

 dedicated circuit term
inating in N

E
M

A
 14-50

receptacle.


Install per N
E

C
 requirem

ents including conductor sizing,
grounding, and G

F
C

I protection.


C
oordinate location w

ith ow
ner prior to rough-in.

R
eceptacles &

 D
evice L

ayout


Install receptacles per N
E

C
 spacing requirem

ents.


G
arage receptacles: Install at 42" above finished floor (A

.F
.F

.).


P
rovide w

eather-resistant (W
R

) receptacles w
ith in-use covers at

exterior locations.


P
rovide floor or w

all outlets w
here indicated on plans.

L
ighting S

ystem
s


P

rovide com
plete lighting system

 including:
- R

ecessed dow
nlights

- D
ecorative fixtures

- E
xterior lighting


Install recessed fixtures rated for insulation contact (IC

-rated)
w

here applicable.


C
oordinate all fixture locations w

ith:
- C

eiling design (vaults, beam
s, soffits)

- H
V

A
C

 ducts and fram
ing


C

enter fixtures in room
s unless otherw

ise noted.
L

E
D

 L
ighting (S

trip &
 C

ove)


P
rovide low

-voltage L
E

D
 system

s at:
- C

abinetry
- S

helving
- C

ove lighting locations


Install in alum
inum

 channels w
ith diffusers.


D

rivers shall be:
- A

ccessible for m
aintenance

- P
roperly ventilated


L

im
it voltage drop to ≤ 3%

.
S

w
itching &

 C
ontrols


P

rovide sw
itching layouts coordinated w

ith room
 use and

furniture layout.


P
rovide dim

m
er controls for L

E
D

 lighting w
here applicable.


Install 3-w

ay or 4-w
ay sw

itching at m
ulti-entry room

s and
stairw

ays.
L

ow
 V

oltage / S
tructured W

iring


P
rovide structured w

iring system
 including:

- C
A

T
6 data cabling

- R
G

6 coaxial cable
- S

ecurity and cam
era pre-w

ire
- A

udio/visual (A
V

) pre-w
ire


A

ll low
-voltage w

iring shall be hom
e-run to centralized m

edia
panel.


M

aintain separation from
 high-voltage w

iring per code.
S

pecialty E
lectrical D

evices


P
rovide pow

er for:
- P

op-up outlets at kitchen island
- P

lugm
old or under-cabinet outlets

- T
V

 locations (including outlets at elevated m
ounting heights)


C

oordinate all specialty devices w
ith cabinetry and m

illw
ork.

E
xterior E

lectrical


P
rovide exterior lighting fixtures per elevations.


C

oordinate electrical w
ith gas lantern locations w

here applicable.


A
ll exterior equipm

ent shall be rated for outdoor use.
G

rounding &
 B

onding


P
rovide grounding electrode system

 per N
E

C
:

- G
round rods or U

F
E

R
 as required

- B
ond all m

etallic system
s including w

ater piping and gas piping
T

esting &
 F

inal V
erification


T

est all circuits for:
- C

ontinuity
- P

roper voltage
- C

orrect operation of devices and fixtures


V
erify G

F
C

I/A
F

C
I functionality prior to final inspection.


L

abel all panels, disconnects, and m
ajor equipm

ent.
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S

econd F
loor L

iving A
rea

T
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3080 (door label on floor plan) is a door that is 3 foot 0
inches wide by 8 feet 0 inches tall.  To further clarify,
the 3080 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.

3050 (window label on floor plan) is a window that is
3 ft 0 inches 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.

3080CT (opening label on floor plan) indicate a 3'0"
wide × 8'0" tall circle-top arched cased opening
between rooms. Framing to follow arch radius
specified in architectural details. Trim shall match
standard cased opening profile with curved head
casing, mitered at legs. Coordinate radius framing with
template from millwork supplier.

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.

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.
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6835 Sperry Street

A Custom Residence for :

Lot 16, Block 8/2986
Williams-Caruth Terrace, 3rd Installment
City of Dallas, Dallas County, Texas

Spec House Jain Homes LLC
(918) 978-3700

These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.
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These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.
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including C

A
T

6, R
G

6, and low
-voltage w

iring for data, security,
cam

eras, A
V

 system
s, and hom

e autom
ation. A

ll w
iring shall be

hom
e-run to a centralized m

edia/control location. Provide speaker
w

iring throughout as indicated and coordinate all device locations
w

ith ow
ner.

18.
S

pecialty E
lectrical D

evices: P
rovide pow

er for specialty devices
including pop-up outlets, plugm

old system
s, under-cabinet lighting,

header-m
ounted outlets (for T

V
s/screens), and other built-in features

as show
n on plans. C

oordinate w
ith cabinetry and m

illw
ork.

19.
E

xterior E
lectrical C

oordination: C
oordinate exterior lighting,

receptacles, and gas outlet locations w
ith architectural features to

avoid conflicts betw
een trades.

20.
G

enerator P
rovisions: P

rovide electrical provisions for future standby
generator installation, including transfer sw

itch and required
connections. C

oordinate panel configuration, load m
anagem

ent, and
clearances w

ith electrical contractor. Final generator size, type
(natural gas or L

P
), and installation to be determ

ined by ow
ner and

electrician.

P
rew

ire residence for sm
art controller and hom

e autom
ation system

. Provide
structured w

iring (including C
A

T
6, R

G
6, and low

-voltage control w
ire) to all

designated locations per technology plan. Include w
iring for lighting control,

security system
, surveillance cam

eras, therm
ostats, and A

V
 equipm

ent as
applicable. P

rovide in-ceiling or in-w
all speaker w

iring throughout, including
living areas, bedroom

s, bathroom
s, outdoor patios, and other zones as indicated.

A
ll speaker w

iring to be 16/2 or 16/4 stranded C
L

-rated cable, hom
erun to

centralized A
V

/control panel location.
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16" joists

11' plate

10' plate

18'x8' overhead
cedar garage door

16" joists

11' plate

10' plate

96"x96" fixed

48"x96" entry

L
euder header

L
euder header

4050pw

L
euder header

2" brick
recess design

30 year
asphalt
shingles

30 year
asphalt
shingles

10:12 roof pitch

2" brick
recess design

L
euder header

8' plate

3060csmt

3060pw

3060csmt

3060pw

L
euder header

3050pw

3050pw

35'-10 1/2"

36'-10 1/2"

29'-7" to midpoint of rafters

29'-6 1/2"

28'-8 1/2"

10' plate

11' plate

16" joists

10' plate

11' plate

16" joists

brick
chim

ney

4:12 pitch over patio

brick

brick
brick

8030pw
8030pw

16'x8' sliding glass doors

brick around fireplace

brick inside patio

3060csmt

3060pw

brick

30 year
asphalt
shingles

27'-11 1/2"

36'-10 1/2"

18'-5 1/2"

35'-10 1/2"

2'-0"

8:12 roof pitch

8:12 roof pitch

pr3080fd
coach
light

coach
light

6835 Sperry Street

A Custom Residence for :

Lot 16, Block 8/2986
Williams-Caruth Terrace, 3rd Installment
City of Dallas, Dallas County, Texas

Spec House Jain Homes LLC
(918) 978-3700

These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.

4080pw
4080pw

4080pw

L
euder header

96"x96" fixed

L
euder header

S
hed R

oof O
ver D

oors:


P
rovide a shed-style roof aw

ning above all exterior doors as indicated on the
plans.


R

oof to extend m
inim

um
 24" from

 face of w
all, w

idth to cover full door
opening plus m

inim
um

 6" on each side (unless otherw
ise detailed).


F

ram
ing to be pressure-treated w

ood or galvanized steel per structural
requirem

ents.


R
oof sheathing to be 5/8" exterior-grade plyw

ood or approved equivalent.


C
ladding: F

inish roof surface w
ith 30-year lam

inated asphalt shingles to
m

atch m
ain roof (as selected).


S

lope: P
rovide an 8:12 pitch (8 inches vertical rise per 12 inches horizontal

run) for positive drainage.


F
lash and integrate w

ith w
all cladding and w

eather barrier to prevent w
ater

intrusion.


P
rovide prefinished m

etal drip edge, flashing at w
all-to-roof connection, and

sealant at all term
inations.


S

offit and fascia to be cem
entitious (fiber cem

ent) board, painted to m
atch

adjacent trim
.

9'-0"

gas
lantern

cast stone surround

W
all M

ounted G
as L

antern

gas
lantern
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16" joists

11' plate

10' plate

30 year
asphalt
shingles

5060pw

brick

brick

3060csmt

3060pw

brick

brick
chim

ney

2'-0"

8:12 roof pitch

10' plate

8' plate

16" joists

11' plate

brick in alcove

brick

2040sh

18'-5 1/2"

35'-10 1/2"

36'-10 1/2"

16" joists

11' plate

10' plate

30 year
asphalt
shingles

brick

brick

brick
chim

ney

2'-0"

8:12 roof pitch

10' plate

16" joists

11' plate

brick

18'-5 1/2"

36'-10 1/2"

3040sh

2040sh

2040sh

6835 Sperry Street

A Custom Residence for :

Lot 16, Block 8/2986
Williams-Caruth Terrace, 3rd Installment
City of Dallas, Dallas County, Texas

Spec House Jain Homes LLC
(918) 978-3700

These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.

3060pw

3060pw

7016pw

8016pw
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8' plate
8' plate

10' plate

10' plate

10' plate

10' plate
10' plate @

 2nd floor

10' plate @ 2nd floor

11' plate @
 1st floor

8'-10"

10' plate

10' plate

10' plate @ 2nd floor

6'-8"
6'-6"

6835 Sperry Street

A Custom Residence for :

Lot 16, Block 8/2986
Williams-Caruth Terrace, 3rd Installment
City of Dallas, Dallas County, Texas

Spec House Jain Homes LLC
(918) 978-3700

These plans provide the necessary basic construction information
to substantially complete this structure. However, it is important
to note that J Karlovich Home Design is not an architectural or
engineering firm and therefore cannot be held liable for the
structural or architectural design integrity. We have taken every
precaution to ensure that all dimensions are accurate and that all
governmental regulations are met. In the event that an error or
omission occurs, it is the sole responsibility of  the contractor
and/or the owner to rectify the mistake at their own expense, and
not the responsibility of  J Karlovich Home Design. These plans
are intended to be used for this address only and should not be
used for any other purpose.

R
oof Fram

ing N
otes:

1.
R

oof F
ram

ing S
ystem

: R
oof fram

ing shall be conventionally fram
ed w

ith rafters, ridges, hips, valleys,
ceiling joists, purlins, and bracing as required. A

ll m
em

bers shall be sized and verified by a T
exas-licensed

structural engineer based on span, loading, and roof configuration.
2.

R
afters, R

idges, and V
alleys: R

after sizes, ridge m
em

bers (ridge board or ridge beam
), and valley fram

ing
shall be determ

ined by structural design. C
oordinate all m

em
ber sizes and bearing conditions w

ith
engineered draw

ings.
3.

P
urlins and B

racing: P
rovide purlins, braces, and interm

ediate supports w
here required to reduce spans and

support roof loads per structural design.
4.

L
um

ber R
equirem

ents: A
ll fram

ing lum
ber shall be N

o.2 S
outhern Y

ellow
 P

ine or approved equivalent
unless otherw

ise specified by structural engineering.
5.

S
loped C

eiling C
oordination: A

t sloped ceiling areas, provide furring or secondary fram
ing as required to

achieve ceiling alignm
ent and accom

m
odate insulation, dryw

all, and m
echanical system

s.
6.

L
oad T

ransfer: A
ll roof loads shall transfer through continuous load paths to bearing w

alls or structural
supports below

. P
rovide posts, beam

s, or built-up m
em

bers as required by structural design.
7.

C
ollar T

ies / R
oof B

racing: P
rovide collar ties or rafter ties w

here required by structural design and code.
L

ocation and spacing shall be coordinated w
ith fram

ing and ceiling conditions.
8.

C
eiling Joists: C

eiling joists and/or rafter ties shall be sized per structural design and coordinated w
ith

ceiling heights, spans, and load requirem
ents.

9.
U

nvented A
ttic A

ssem
bly:

- R
oof assem

bly shall be constructed as an unvented attic system
 per IR

C
 R

806.5.
- P

rovide open-cell spray foam
 insulation at underside of roof deck.

- N
o ridge, soffit, or gable vents required.

10.
R

oof P
enetrations: L

im
it roof penetrations to plum

bing vents and m
echanical exhaust. L

ocate penetrations
on non-prim

ary roof planes w
here possible. A

ll penetrations shall be properly flashed and sealed.
11.

V
ent S

tack A
ppearance: A

ll visible vent stacks and roof penetrations shall be painted to m
atch roofing

m
aterial.

12.
G

utters and D
ow

nspouts: P
rovide continuous gutters and dow

nspouts at all roof edges. D
ischarge w

ater
aw

ay from
 foundation via splash blocks or underground drainage piping as required.

13.
R

oofing M
aterial: P

rovide 30-year architectural asphalt shingles per R
oof A

ssem
bly R

S-01. Install per
m

anufacturer specifications.
14.

R
oof D

ecking and U
nderlaym

ent: P
rovide m

inim
um

 5/8" plyw
ood or O

SB
 roof decking w

ith synthetic
underlaym

ent installed per m
anufacturer requirem

ents.
15.

R
oof F

ram
ing C

oordination: C
oordinate roof fram

ing w
ith:

- V
aulted and sloped ceilings

- M
echanical routing

- C
him

neys and flues
- L

arge openings and structural spans

11' plate @
 porch
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1.
T

hese foundation notes and details are not applicable to post-tensioned slab foundations. F
or post-tensioned slabs, refer directly to the S

tructural E
ngineer’s

plans and specifications.
2.

T
he follow

ing notes and details are based upon the recom
m

endations from
 the D

allas, T
exas area office of the U

.S. D
epartm

ent of H
ousing and U

rban
D

evelopm
ent (H

U
D

) T
ype "C

" Foundation guidelines.
3.

P
rovide a m

inim
um

 of 4-inch com
pacted sand fill beneath slabs, unless encountering a high w

ater table. In areas of high w
ater, use gravel, crushed stone, or

other approved drainage m
aterial as fill.

4.
A

ll beam
s shall penetrate a m

inim
um

 of 6 inches into undisturbed native soils to ensure stability and adequate bearing capacity.
5.

D
ead-end beam

s are strictly prohibited. A
ll beam

s m
ust form

 a continuous structural system
.

6.
A

ll beam
 and slab reinforcem

ent shall be placed accurately and extend w
ithin 1½

 inches of exterior form
s. V

erify exact spacing and clearances prior to
pouring concrete.

7.
C

oncrete shall have a m
inim

um
 28-day com

pressive strength of 3,000 psi, unless otherw
ise noted by the structural engineer.

8.
B

eam
 reinforcem

ent bars shall be properly tied, chaired, and supported at intervals not exceeding 48 inches.
9.

L
ap all reinforcing steel 40 bar diam

eters m
inim

um
 (i.e., 15 inches m

inim
um

 lap length for #3 bars). Follow
 engineer-specified lap lengths w

hen provided.
10.

T
his foundation detail sheet is provided as a general guideline. U

se at your ow
n risk. A

 licensed P
rofessional E

ngineer m
ust review

 and approve all
foundation designs in accordance w

ith the site-specific soils report to confirm
 the suitability of this foundation system

 for existing soil conditions.

T
he garage ceiling fram

ing specified on these plans is currently designed to support only its ow
n

dead load. Should hom
eow

ner intend to utilize the garage attic space for additional storage,
structural fram

ing m
ust be upgraded to accom

m
odate this increased load. In such cases, provide

engineered floor fram
ing m

em
bers, such as 14" deep T

JI joists or equivalent floor trusses,
designed and sized by a licensed structural engineer to safely support the intended storage load.
C

oordinate final fram
ing specifications and truss spacing w

ith the structural engineer prior to
construction.

C
eiling joist spans:

2x8 @
 16" O

.C
. ≤14'-6";

2x10 @
 16" O

.C
. ≤18'-6";

2x12 @
 16" O

.C
. ≤22'-6". L

arger spans require engineered fram
ing.

Standard Construction Details

F
ree-standing stud sizing:

2x4 ≤ 10'-0";
2x6 ≤ 16'-0";
2x8 ≤ 20'-0".
E

xceeding heights require engineered design.
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