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1. 
Overview.

1.1.
The purpose of the Georgia Dream Single Family Development Program Minimum Construction Standards (SFMCS) is to ensure that all Georgians who receive new or rehabilitated housing services through the Georgia Dream Single Family Development Program funded by the Georgia Department of Community Affairs (DCA) live in housing which is safe, decent and affordable. Furthermore, the Georgia Dream Single Family Development Program Minimum Construction Standards ensure that the investment of public funds is designed to increase the value of the property, lengthen the term of affordability, and preserve habitability.

1.2.
All work carried out with the assistance of funds provided through the DCA shall be carried out in accordance with these standards, shall meet minimum specifications and, unless otherwise defined, shall meet or exceed industry and trade standards.

1.3.
Definitions and Acronyms.

A. “HOME Program” means the HOME Investment Partnerships Program as a program of the Georgia Department of Community Affairs.

B. “DCA” is an acronym for Georgia Department of Community Affairs.

C. “SFMCS” is an acronym for Single Family Development Minimum Construction Standards.

1.4.  Inspections.

A. Inspections shall be carried out using the appropriate Housing Quality Standards (HQS), Single Family Development Minimum Construction Standards, as well as local and state codes. All rooms, service porches, exterior areas, out buildings, crawl spaces and attic spaces shall be included in all inspections. Inspections will include all issues included on the checklist but, when not indicated, any evident deficiency or hazard will be noted. A building and yard space included on an individual lot will be inspected. All Single Family Development-assisted units which are inspected by DCA’s inspector must meet SFMCS, accessibility, HQS all local and state codes, and all representations made by the Applicant in their request for funding to DCA under the Georgia Dream Single Family Development Program. No exceptions or deletions will be permitted.

1.5. 
Work Write‑Ups.

A.
Work write‑ups should be written with enough detail to specify each item to be repaired/constructed, the quantity of materials to be used and the exact location of each work activity. Each item should relate to a specific inspection item and should have a specific line item cost estimate.

1.6.
Contractors must adhere to the terms of the contract, including these performance standards, and the general specifications. Whenever the need for clarification results in a change, such issues will result in a written change order prior to any work being completed.  Any unforeseen or hidden condition or any item that conflicts with the Single Family Development Minimum Construction Standards which arises after Application has been submitted to DCA for funding should be reported to DCA for approval immediately before work commences.   
1.7.
The failure of an Applicant to meet DCA the requirements of the SFMCS, HQS, local and state building code, state and federal accessibility requirements will result in the loss of the Development Subsidy and/or Home Buyer Subsidy assigned to the unit.  
1.8.
All materials used shall be new (unless otherwise specified in the Manual) and of a good quality. All work shall be done with skilled craftsmen and accomplished with care. If a home buyer has engaged in a sales contract with the Applicant to purchase a unit, the Applicant and Contractor shall provide samples to the prospective homeowner for selection of all materials as cited in the individual specifications and provide a reasonable time to the home buyer to make selections. 

1.9.
Upon completion of construction, the Contractor will:

A. Remove all construction debris from the site.

B. Clean and mop all resilient floors.

C. Clean all new and existing paint from other finished surfaces including window glass and mirrors.

D. Leave all newly installed items in operating condition.

E. Light gas water heater pilots, stove/oven pilots and gas heater pilots.

F. Start all other electrical and mechanical systems.

G. Put all hardware in operating condition.

H. Deliver new keys to the Applicant. 

1.10.
Discovery of defective elements made known to the Contractor before or during the construction process shall be brought to the immediate attention of the Applicant in writing. When repairs are made, the repairs shall reasonably match the surrounding materials in original design and dimension as approved by the Applicant.

1.11
Where additional work is necessary to make repairs or to correct unforeseen dangerous conditions, the Contractor shall submit to the Applicant a proposal consisting of what type of work is needed, the cost of such work, and the time necessary for such work to be completed. 

1.12.
No other work shall be done to the project other than the work agreed upon in writing by the Applicant and the Contractor or as necessary to remove immediate health and safety dangers during the construction phase.

1.13.
Contractor will be responsible to determine utility needs, to provide adequate sanitary facility(s) and to safely operate equipment on site.

2.
Minimum Construction Standards

The following minimum standards are required for all funded Georgia Dream Single Family Development Program assisted units. These standards are applicable to the Standard Housing Code 1994 edition of the Southern Building Code Congress International (SBCCI). For additional information regarding these standards contact SBCCI web site at www.sbcci.org.

2.1
Site.

A.
The lot or defined site shall be free of debris, garbage or other accumulations of site stored items which create possibilities of infestations. The site should be generally level, well drained and accessible.

2.2
Ancillary Improvements.

A.
All walkways and decks should be continuous and usable, free from tripping hazards or other defects.

B.
Walkways that include two or more steps or decks more than 30" high should include railing.

2.3
Extermination.

A.
Every Applicant shall be responsible for the extermination of any insects, rodents, wood-destroying organisms, or other pests within the unit or its premises. 

2.4
Space and Use.

A.
Minimum Ceiling Heights.

1. Habitable (space) rooms other than kitchens, storage rooms and laundry rooms shall have a ceiling height of not less than 7 feet (2134 mm). Hallways, corridors, bathrooms, water closet rooms and kitchens shall have a ceiling height of not less than 7 feet (2134 m) measured to the lowest projection from the ceiling.

2. If any room in a building has a sloping ceiling, the prescribed ceiling height for the room is required in only one-half the room area.  No portion of the room measuring less than 5 ft (1524 mm) from the finished floor to the finished ceiling shall be included in any computation of the minimum room area.

3. If any room in a building has a sloping ceiling, the prescribed height for the room is required in only one-half the room area.  No portion of the room measuring less than 5 ft (1524 mm) from the finished floor to the finished ceiling shall be included in any computation of the minimum room area.

B. Occupancy of Dwelling Unit Below Grade.

No basement or cellar space shall be used as a habitable room or dwelling unit unless:

1. The floor and walls are impervious to leakage of underground and surface runoff  water and are insulated against dampness; 

2. The total window area in each room is equal to at least the minimum window area size as required in Standard Housing Code 303.1;

3. Such required minimum window area is located entirely above the grade of the ground adjoining such window area; and,

4. The total of operable window area in each room is equal to at least the minimum as required under Standard Housing Code 303.2.1, except where some other device affording adequate ventilation is supplied.

C.
Minimum Space Standards for Kitchens.

1. All kitchens shall have adequate food storage facilities including at least three linear feet of counter area for food preparation and adequate cabinet space in good repair.

2. All kitchens shall have a working refrigerator, cook‑top and oven.

D. Required Space in Sleeping Rooms.

1.
In every Single Family Development-assisted unit, every room occupied for sleeping purposes by one occupant shall contain at least 70 sq. ft of floor space, and every room occupied for sleeping purposes by more than one occupant shall contain at least 50 sq. ft (4.6 m (2) of floor space for each occupant thereof.

E. Required Space in Dwelling Unit.

1.
Every Single Family Development-assisted unit shall contain at least 150 sq. ft (13.9m (2)) of floor space for the first occupant thereon and at least an additional 100 sq. ft (9.3 m (2)) of floor area per additional occupant.  The floor area shall be calculated on the basis of the total area of all habitable rooms.

2.5
Foundations.

A. 
The building foundation system shall be maintained in a safe manner and capable of supporting the load which normal use may cause to be placed thereon.

B.
Every structural element of the dwelling shall be maintained structurally sound and show no evidence of deterioration which would render it incapable of carrying normal loads.

2.6
Floors.

A.
All sub‑floors should be solid and continuous, without liberal movement or bounce, free from rot and deterioration.

B.
All flooring shall be free from tripping hazards with a minimum of seams spaced at logical locations such as doorways and matched to the existing floor.

C.
All flooring shall be sealed and/or tight at the edges.

2.7
Walls.

A.
Exterior wall surfaces should be free from chipped, cracking or peeling paint. All such loose paint should be completely removed and bare wood surfaces primed. All primed surfaces should be properly painted.

B.
Exterior siding should be smooth and free from gaps, cracks, rot, termite damage, holes and other areas of damage. All gaps, seams and laps should be sealed. All rotted wood, fire damaged or termite-damaged wood should be removed and replaced.

C.
Interior wall surfaces should be free from chipped, cracking or peeling paint. All such loose paint should be completely removed and bare wood surfaces primed. All primed surfaces should be properly painted.

D.
Interior walls should be smooth and free from defects.

E.
If new construction or reconstruction, walls in all bathrooms must meet the requirements of O.C.G.A. 8-3-172.

2.8
Roofs.

A. Roofs shall be structurally sound and maintained in a safe manner and have no defects that might admit rain or cause dampness in the walls or interior portion of the building.

B. All units must have gutters and downspouts.

C. All portions, additions or sections of a roof including, but not limited to the fascia, eave, soffit, sheathing, rafter tail, barge rafter, vent screening, gutter, downspout, roof jack, lead or metal flashing, shall be complete with all trim strips, moldings, brackets, braces and supports in accordance with common building practices. No item shall display signs of deterioration, abuse or improper installation that could be construed to affect the purpose of that item or cause damage to the immediate area or roof structure, or that could allow dampness or admit rain to the interior of that building.
2.9
Windows and Exterior/Interior Doors.

A. Every window shall be substantially weathertight, watertight and rodent proof, and shall be kept in sound working condition and good repair.

B. Every window sash shall be fully supplied with glass windowpanes or an approved substitute, which are without open cracks or holes.

C. Each windows sash shall be properly fitted and weathertight within the window frame.

D. Every window required for light and ventilation for habitable rooms shall be capable of being easily opened and secured in position by window hardware.

E. Every exterior door, basement or cellar door and hatchway shall be substantially weathertight, watertight, and rodentproof.

F. Every exterior door shall be provided with properly installed hardware that is maintained to insure reasonable ease of operation to open, close and secure in an open or closed position, as intended by the manufacturer of the door and the attached hardware.

G. Exterior doorframes shall be properly maintained and shall be affixed with weather-stripping and thresholds as required to be substantially weathertight, watertight and rodent and insect resistant when the door is in a closed position.

H. Exterior doorjambs, stops, headers, and moldings shall be securely attached to the structure, maintained in good condition without splitting or deterioration that would minimize the strength and security of the door in a close position.

I. For all new construction or reconstruction, all interior doorways must meet the requirements of O.C.G.A. 8-3-172.

2.10
Weatherization.

A. All holes, open seams, or other incursions which result in air leaks must be properly sealed.

B. All windows should be properly sealed with elastic putty or gasket material provided to create a tight seal.

C. All exterior doors should fit "nickel tight" without the application of weather stripping. Weather stripping should then be applied to create a tight seal when the door is closed.

D. All outlets, switches and fixtures that are installed on exterior walls will be insulated.

E. All exposed plumbing shall be freezes protected or insulated to a minimum R-value of 3.5.

F. All attic spaces shall be insulated to a minimum of R‑30.

G. Whenever possible, and in all new construction, wall insulation shall be R‑1 3.

H. For new construction and reconstruction, homes must meet the Model Energy Code. 

2.11
Electrical.

A.
Every electrical outlet and fixture, and all electrical wiring and equipment shall be installed, maintained and connected to a source of electric power in accordance with the provisions of the electrical code of the authority having jurisdiction. The following minimum standards shall apply to all Single Family Development  assisted units:

1. Every habitable room or space shall contain at least two separate and remote receptacle outlets.

2. Bedrooms shall have, in addition, at least one wall switch controlled lighting outlet.

3. Kitchens shall have two separate and remote receptacle outlets shall be provided (receptacles rendered in accessible by appliance fastened in place or by appliances occupying dedicated space shall not be considered as these required outlets) in a wall or ceiling lighting outlet controlled by a wall switch shall be provided.

4. Every hall, water closet compartment, bathroom, laundry room or furnace room shall contain at least one ceiling-mounted or wall-mounted lighting outlet.

5. Bathrooms, lighting outlets shall be controlled by a wall switch. In addition, to the lighting outlet in every bathroom and laundry room, there shall be provided at least one receptacle outlet.  Any new bathroom receptacle outlet shall have ground fault circuit interrupter protection.

6. For all new construction and reconstruction, all electrical receptacles, light switches, thermostats, the breaker box and electrical panel must meet the requirements of O.C.G.A. 8-3-172.

2.12
Lighting.

A. Every habitable room shall have at least one window or skylight facing directly to the outdoors. The minimum total window area, measured between tops, for every habitable room shall be 8% of the floor area of such room. Whenever walls or other portions of structures face a window of any such room and such light-obstruction structures are located less than 3 ft (914 mm) from the window and extend to a level above that of the ceiling of the room, such a window shall not deemed to face directly to the outdoors shall not be included as contributing to the required minimum total window area. Whenever the only window in the room is a skylight-type window in the top of such room, the total window area of such skylight shall equal at least 15% of the total floor area of such room.

B.
At least one light shall be installed at each exterior door operated by an interior switch which is within reach of the door.

2.13
Water Supply and Wastewater Systems.

A.
Every Single Family Development-assisted unit shall be connected to a sanitary water supply and functioning sanitary waste/water disposal system.

B.
Every Single Family Development-assisted unit shall contain a room that is equipped with a functioning toilet and a properly installed lavatory. Said lavatory shall be properly connected to both hot and cold running water, under pressure, and shall be properly maintained in working order. Faucets should be free from leaks or drips and should shut off completely.

C.
Every Single Family Development-assisted unit shall contain a bathtub and/or shower. Bathtub and/or shower may be in the same room as the flush water closet and lavatory, or said bathtub and/or shower may be in a separate room. These facilities shall be properly connected to both hot and cold running water lines, under pressure, and shall be maintained in working order. Faucets should be free from leaks or drips and should shut off completely.

D.
Toilets and bathrooms shall have doors with a privacy type lock and such doors, lock and hardware shall be operable and maintained in working order.

E.
Every dwelling shall have supplied water‑heating facilities which are properly installed; are maintained in working condition and free of leaks; are properly connected to any required hot water lines; and are capable of heating water to be drawn for every bath as well as general usage.

F.
Hot water storage associated with water heating facilities shall be not less than 30 gallons for a single-family dwelling. All water heaters shall be properly vented and sealed and shall be equipped with a pressure relief valve and drip log.

G.
Every kitchen sink, toilet, lavatory basin and bathtub/shower shall be maintained in working condition and be properly connected to an approved water and sewer or septic system.

H.
Portable water supply piping, water discharge outlets, backflow prevention devices or similar equipment shall be in serviceable condition free from deterioration, corrosion and blockage and shall not be so located as to make possible their submergence in any contaminated or polluted liquid or substance.

I. The following shut off valves will be installed:

1. One owner’s shut off at the meter or supply source.

2. One shut off at each toilet.

3. One shut off each for hot and cold water at each sink/lavatory.

4. One supply side shut off at each water heater.

5. At least one exterior faucet shall be installed and all faucets shall be freeze protected.

2.14
Mechanical Systems.

A. Each dwelling unit shall be supplied with its own heating system. 

B. All heating facilities shall be properly installed, be maintained in working condition and be capable of adequately heating all habitable rooms, bathrooms, and toilet rooms contained therein, or intended for use by the occupants thereof, to a temperature of at least 70 degrees (21 ‑degrees) at a distance 3 feet above the floor when the outside temperature is at or below minus 10 degrees F.

C. Ambient heat must be supplied from an adequate heat source in an adjoining room or hallway.

D.
Every supplied central heating system shall comply with all of the following requirements:

1. The central heating unit shall be safe and in good working condition.

2. Every heat duct, steam pipe and hot water pipe shall be free of leaks and shall function so that an adequate amount of heat is delivered where intended.

3. Every seal between any of the sections of a hot air furnace shall be air‑tight so noxious gases and fumes will not escape into the heat ducts. A liner shall be installed which meets or exceeds the requirements of the local building/heating code and is installed according to same. Where there are no local building/heating codes, equipment and installation shall be inspected and approved by a person qualified in this area as designated by the city/county/state.

E.
Whenever an existing structure has as its source of central heat the old octopus type conversion furnace, the unit shall be inspected by a qualified furnace inspector to determine if the unit is still safe, free from carbon‑monoxide leakage and capable of supplying heat as required above.

F. Every supplied space heater shall comply with all of the following requirements:

1. No space heater burning solid, liquid or gaseous fuels shall be of a portable type.

2. Every space heater burning solid, liquid or gaseous fuels shall be properly vented to a chimney or duct leading to outdoor space and shall be so installed as to provide proper draft (except when a functioning ODS system and a CO testing device is installed).

3. Every fuel burning space heater shall have a fire‑resistant panel between it and the floor or floor covering, whenever a space heater is located within 2 feet of a wall, said wall shall be protected with insulation sufficient to prevent overheating of the wall.

4. Every space heater smoke pipe shall be of a double walled variety and shall be equipped with approved type thimbles or guards, properly constructed of non-flammable material. At the point where the pipe goes through any wall, ceiling, or partition, the pipe shall be surrounded by a protective collar or escutcheon.

5. Whenever feasible, un‑vented freestanding space heaters should be removed and replaced with vented types. In rare situations, when vented type units are not feasible, un‑vented ODS equipped units may be installed if approved by the City, County and State. In cases where ODS equipped heater are used a Carbon Monoxide testing device will be permanently installed.

G. All mechanical work shall be inspected and approved by the city's local mechanical/heating inspector and/or the building inspection department or by a person knowledgeable in mechanical/heating systems and installations that are approved by the City/County/State.

2.15
Water Heaters.

A. Every Single Family Development-assisted unit shall have water heating facilities which are properly installed and maintained in a safe and good working condition and are capable of heating water to such a temperature as to permit an adequate amount of water to be drawn at every required kitchen sink, lavatory basin, bathtub or shower at a temperature of not less than 120 degrees F (40 degrees C). Such water heating facilities shall be capable of meeting the requirements of Standard Housing Codes 1994, 302.4 when the dwelling or dwelling unit heating facilities required under the provisions of this code are not in operation.  

2.16
Manufactured Housing.

A. Construction standards for new manufactured housing units are set by the National Manufactured Housing Construction and Safety Standards act of 1974, the Manufactured Housing Standards Act (Article 5221 F) and HUD Code Standards 3280 and 3282.

B. All manufactured housing shall be installed on a permanent foundation.

C.
All manufactured homes will be tied down through the installation of approved tie downs adequate to meet state requirements

D.
All road transport accessories such as wheels, trucks and hitching devices shall be removed in order to make installation permanent.

2.17
Accessibility.

A.
All newly constructed and reconstructed housing shall include the following accessible features:

1. At least one no step entry located so that entry can be accessed from the sidewalk or driveway. This entry must have a 3'0" exterior door. At its sole and absolute discretion, DCA may waive this requirement if the Applicant can demonstrate that the cost of grading and other improvements to the terrain which are required in order to meet this requirement is unreasonably expensive. Contact DCA at (404) 679-0680 to obtain further information to request a waiver.
2. Each interior door should have minimum doorway clearance of 32". This requires at least a 34" wide door. Each hallway width should be at least 36" wide and should be level with ramped or beveled changes at each doorway.

3. Environmental controls, switches and electrical outlets no lower than 15" and no higher than 48". The main breaker box must be located inside the building on the first floor.

4. Reinforcement of bathroom walls to facilitate the future installation of support railings at the bath and toilet.

5. Door pulls and faucet handles should be of a lever type operable with a closed fist.

2.18
Architectural Barriers.

A.
For existing housing, architectural barrier removal or accessible features will be approved, as required, but when installed shall meet the following requirements:

1. All newly constructed ramps will have a maximum slope ratio of 12: 1. Ramps will have two handrails and be constructed of a non‑skid material. Wooden ramps will be constructed of treated material.

2
All newly installed bathroom hand rails will be placed to best meet the needs of the future resident, but will be mounted to a reinforced wall surface or placed so as to be permanently affixed to the wall stud.

2.19
Lead‑Based Paint.

A. All homes constructed before January 1, 1978 must be evaluated for lead‑based paint hazards.

B. Evaluation must be performed by a qualified, certified or licensed person as required under HUD regulation.

C. As required under 24 CFR 35, 24 CFR 570.608, 24 CIFIR 982.401, all lead based hazards must be identified and reduced through paint stabilization, interim controls or abatement as required.

D. Safe work practices must be followed at all times.

E. During lead hazard reduction efforts, the work area must be sealed.

F. Final Clearance must be achieved on all lead hazard reduction activities as required under the regulations.

2.20 Ventilation.

A. Every habitable room shall have at least one window or skylight which can be easily opened, or such other device as will adequately ventilate the room. The total openable window area in every habitable room shall equal to at least 45% of the minimum window area size or minimum skylight-type window size, as required, or shall have other approved, equivalent ventilation.

B. Year round mechanically ventilating conditioned air systems may be substituted for windows, as required herein, in rooms other than rooms used for sleeping purposes.  Window type air conditioning units are not included in this exception.

2.21
Smoke Detectors.
A. Every Single Family Development-assisted unit shall include an approved listed smoke detector, installed in accordance with the manufacturer’s recommendations and listing. When activated, the detector shall provide an audible alarm. The detector shall be tested in accordance with and meet the requirements of UL 217 (1989), Single and Multiple Station Smoke Detectors.

2.21 Means of Egress.

A. Every Single Family Development-assisted unit shall have safe, unobstructed means of egress with minimum ceiling height of 7 ft (2134 mm) leading to safe and open space at ground level.  Stairs shall have a minimum head room of 6 ft 8 inches (2032 mm).
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