
Phone: 503-823-7300 Email: bds@portlandoregon.gov 1900 SW 4th Ave, Portland, OR 97201
More Contact Info (http://www.portlandoregon.gov//bds/article/519984)

Development Services
From Concept to Construction

APPEAL SUMMARY

Status: Decision Rendered

Appeal ID: 15377 Project Address: 2715 NE Flanders St

Hearing Date: 7/12/17 Appellant Name: Brett K. Laurila

Case No.: B-027 Appellant Phone: 503-233-8991 x101

Appeal Type: Building Plans Examiner/Inspector: Jerry Engelhardt

Project Type: commercial Stories: 3 Occupancy: R-2 Construction Type: V-B

Building/Business Name: Flanders 4plex Fire Sprinklers: Yes - throughout new building

Appeal Involves: Erection of a new structure,Alteration of

an existing structure

LUR or Permit Application No.: 17-124425-CO

Plan Submitted Option: pdf   [File 1]   [File 2]   [File 3] Proposed use: Residential

APPEAL INFORMATION SHEET

Appeal item 1

Code Section 705.2

Requires Projections: Cornices, eave overhangs, exterior balconies and similar projections extending

beyond the exterior wall shall conform to the requirements of this section and section 1406. ...

Projections shall not extend any closer to the line used to determine the fire separation distance

than shown in Table 705.2

Proposed Design Propose that the existing north exterior wall of single family residence to be 1 hr. rated to exposure

and existing short roof overhang on the north will be rated 1 hr. to exposure.

ORSC R302.1 exception #2 Allows walls of dwelling and accessory structures located on the

same lot to be exempt from fire resistant construction. If new bldg. was an un-sprinklered duplex,

there would be no requirement for a rated wall at the existing residence.

Reason for alternative By modifying the north exterior wall of single family residence to be 1 hr. rated to exposure and

replacing the existing short roof overhang with a 1 hr. rated assembly to exposure.

ORSC R302.1 exception #2 Allows walls of dwelling and accessory structures located on the

same lot to be exempt from fire resistant construction. If new bldg. was an un-sprinklered duplex,

there would be no requirement for a rated wall at the existing residence. The 4 flex is fully

sprinklered and is protected beyond what would be required for an unrated duplex, providing a

greater fire protection for the single family residence. The assumed property line location is

required to provide 

10 feet to edge of non-combustible exit stair from the 4plex.

The exterior wall at the assumed property line will be upgraded to a one- hour wall condition, with

the existing overhang being rated as well. 4 plex bldg. is 19'-11 1/2" from face of existing

residence and first stair riser at 4plex is 10'-0" from existing wall.

https://www.portlandoregon.gov/bds/article/519984
https://www.portlandoregon.gov/bds/
https://www.portlandoregon.gov/bds/
https://www.portlandoregon.gov/bds/
https://www.portlandoregon.gov/bds/appeals/index.cfm?action=getfile&appeal_id=15377&file_id=17467
https://www.portlandoregon.gov/bds/appeals/index.cfm?action=getfile&appeal_id=15377&file_id=17468
https://www.portlandoregon.gov/bds/appeals/index.cfm?action=getfile&appeal_id=15377&file_id=17469


Appeal item 2

Code Section 705.8.1

Requires Allowable area of openings: The maximum area of protected and unprotected openings permitted

in an exterior wall in any story of a building shall not exceed percentages specified in Table 705.8

Proposed Design Propose that the existing north exterior wall of single family residence to be 1 hr. rated to exposure

and existing basement door will be replaced with 3/4hour rated door with closer. Basement door

has limited exposure above grade. No other openings on north face.

ORSC R302.1 exception #2 Allows walls of dwelling and accessory structures located on the

same lot to be exempt from fire resistant construction. If new bldg. was an un-sprinklered duplex,

there would be no requirement for a protected opening at the existing residence.

Reason for alternative By modifying the north exterior wall of single family residence to be 1 hr. rated to exposure and

replacing the existing basement door with a 3/4hour rated door with closer, (Basement door has

limited exposure above grade) the existing condition is upgraded. No other openings on north

face. (The existing short roof overhang on the north will be rated 1 hr. to exposure as noted in

appeal #1.) Existing basement door has limited access as it is used only by the single family

residence.

ORSC R302.1 exception #2 Allows walls of dwelling and accessory structures located on the

same lot to be exempt from fire resistant construction. If new bldg. was an un-sprinklered duplex,

there would be no requirement for a rated wall at the existing residence. The 4 flex is fully

sprinklered and is protected beyond what would be required for an unrated duplex, providing a

greater fire protection for the single family residence. The assumed property line location is

required to provide 

10 feet to edge of non-combustible exit stair from the 4plex.

The exterior wall at the north side of the SFR will be upgraded to a one- hour wall condition, with

the existing overhang being rated as well. Existing basement door upgraded to 3/4hour rated

assembly. 4 plex bldg. is 19'-11 1/2" from face of existing residence and first stair riser at 4plex is

10'-0" from existing SFR wall.

APPEAL DECISION

1. One hour wall construction of North wall on assumed property line and existing North eave
construction to overhang the new assumed property line: Granted provided: One (1) layer of 5/8” Type X
gypsum board is installed directly beneath the roof decking or sheathing. It must be supported by a
minimum of nominal 2 x ledgers attached to the side of the roof framing members for a minimum width
of 4’ measured from the wall adjacent to the property line. 
2. Door opening on assumed property line: Granted as proposed.  
Appellant may contact John Butler (503-823-7339) with questions.

The Administrative Appeal Board finds with the conditions noted, that the information submitted by the appellant
demonstrates that the approved modifications or alternate methods are consistent with the intent of the code; do
not lessen health, safety, accessibility, life, fire safety or structural requirements; and that special conditions
unique to this project make strict application of those code sections impractical.

Pursuant to City Code Chapter 24.10, you may appeal this decision to the Building Code Board of Appeal within
180 calendar days of the date this decision is published.  For information on the appeals process and costs,
including forms, appeal fee, payment methods and fee waivers, go to www.portlandoregon.gov/bds/appealsinfo,
call (503) 823-7300 or come in to the Development Services Center.
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IN THE EVENT CONFLICTS ARE DISCOVERED BETWEEN THE 
ORIGINAL SIGNED AND SEALED DOCUMENTS PREPARED BY 
THE ARCHITECTS AND/OR THEIR CONSULTANTS, AND ANY 
COPY OF THE DOCUMENTS TRANSMITTED BY MAIL, FAX, 
ELECTRONICALLY OR OTHERWISE, THE ORIGINAL SIGNED 
AND SEALED DOCUMENTS SHALL GOVERN.

THE USE OF THESE PLANS AND SPECIFICATIONS SHALL BE 
RESTRICTED TO THE ORIGINAL SITE FOR WHICH THEY WERE 
PREPARED & PUBLICATION THEREOF IS EXPRESSLY LIMITED 
TO SUCH USE.  REPRODUCTION, PUBLICATION OR RE-USE BY 
ANY METHOD, IN WHOLE OR IN PART, IS PROHIBITED.  TITLE 
TO THE PLANS & SPECIFICATIONS REMAIN IN THE ARCHITECT 
WITHOUT PREJUDICE.  VISUAL CONTACT WITH THESE PLANS 
& SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIE 
EVIDENCE OF THE ACCEPTANCE OF THESE RESTRICTIONS.
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FLANDERS 4 PLEX
2715 NE FLANDERS STREET, PORTLAND,

OR  97232

16024

ISSUED FOR PERMIT AND CONSTRUCTION
02.10.2017

QUALITY CONTROL

1. THE DRAWINGS AND NOTES REPRESENT THE FINISHED STRUCTURE. 
THEY DO NOT INDICATE THE METHOD OF CONSTRUCTION.  THE 
CONTRACTOR SHALL PROVIDE ALL MEASURES NECESSARY TO 
PROTECT THE STRUCTURE DURING CONSTRUCTION.  SUCH 
MEASURES SHALL INCLUDE, BUT NOT BE LIMITED TO, BRACING, 
SHORING OF THE LOADS DUE TO CONSTRUCTION EQUIPMENT, ETC.  
OBSERVATION VISITS TO THE SITE SHALL NOT INCLUDE INSPECTION 
OF ANY ITEMS RELATED TO THE METHODS OF CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR VERIFICATION OF ALL 
DIMENSIONS PRIOR TO START OF CONSTRUCTION.

3. CONSTRUCTION MATERIALS SHALL BE SPREAD OUT IF PLACED ON 
FRAMED FLOOR OR ROOF.  LOADS SHALL NOT EXCEED THE DESIGN 
LIVE LOAD PER SQUARE FOOT.

4. WHERE REFERENCE IS MADE TO VARIOUS TEST STANDARDS FOR 
MATERIALS, SUCH STANDARDS SHALL BE THE LATEST EDITION 
AND/OR ADDENDUM.

5. ESTABLISH AND VERIFY ALL OPENINGS AND INSERTS FOR 
ARCHITECTURAL, MECHANICAL, ELECTRICAL DESIGN AND WITH 
APPROPRIATE TRADES, DRAWINGS AND SUBCONTRACTORS PRIOR 
TO CONSTRUCTION.

6. WHERE ANY DISCREPANCIES OCCUR BETWEEN PLANS, DETAILS, 
GENERAL STRUCTURAL NOTES AND SPECIFICATIONS, THE MOST 
STRINGENT REQUIREMENTS SHALL GOVERN.

7. WHEN A DETAIL IS IDENTIFIED, THE CONTRACTOR SHALL APPLY THIS 
DETAIL IN ESTIMATING AND CONSTRUCTION TO EVERY LIKE 
CONDITION, WHETHER OR NOT THE REFERENCE IS MADE IN EVERY 
INSTANCE OR THE DETAIL IS FLAGGED AS "TYPICAL".

SITE WORK

1. REMOVE TOP SOIL AND ORGANIC MATERIAL FROM THE BUILDING 
SITE. STOCKPILE FOR REUSE, IF POSSIBLE.

2. FOOTINGS ARE TO BEAR ON UNDISTURBED LEVEL SOIL AND SHALL 
BE STEPPED AS REQUIRED TO MAINTAIN THE REQUIRED DEPTH 
BELOW THE FINISHED EXTERIOR GRADE OF A MINIMUM OF 18" OR 
THE FROST DEPTH INDICATED IN THE DESIGN CRITERIA, 
WHICHEVER IS GREATER.

3. ANY FILL UNDER GRADE-SUPPORTED CONCRETE SLABS TO BE 
COMPACTED TO 95% PROCTOR DENSITY.  PROVIDE  4" MINIMUM 
COMPACTED GRAVEL BELOW SLABS, UNO.

4. FINISHED GRADES ARE TO REMAIN AT LEAST 6" BELOW WOOD 
SIDING.  

5. PROVIDE POSITIVE DRAINAGE AWAY FROM THE PERIMETER 
FOUNDATION WALLS.  THE EXTERIOR GRADE SHALL FALL A MINIMUM 
OF 6" WITHIN THE FIRST 10' OF THE PERIMETER OF THE BUILDING.

WOOD / CARPENTRY

1. ALL SOLID-SAWNG WOOD FRAMING MEMBERS SHALL BE #2 
DOUGLAS FIR OR BETTER UNLESS NOTED OTHERWISE.

2. ALL WOOD IN CONTACT WITH CONCRETE SHALL BE PRESSURE 
TREATED.

3. ALL WOOD EXPOSED TO WEATHER SHALL BE PRESSURE TREATED 
OR OF NATURAL PEST AND DRY ROT RESISTANT MATERIAL.

4. FOR ARCHITECTURALLY EXPOSED WOOD, DO NOT USE PRESSURE 
TREATED MATERIAL WITH PINHOLES.

5. AT EXTERIOR DECKS, BALCONIES AND OTHER AREAS WHERE WOOD 
WILL BE EXPOSED TO WEATHER, SEAL/TREAT ALL CUT ENDS TO 
PREVENT ROT.  WHERE SUCH CUTS WILL BE INACCESSIBLE IN THE 
FINAL WORK, DOUBLE-SEAL PRIOR TO INSTALLATION AND COVER.

6. IN ORDER TO MINIMIZE THE POTENTIAL FOR ROT, DO NOT "DOUBLE-
UP" OR "SISTER" EXTERIOR FRAMING MEMBERS UNLESS 
SPECIFICALLY NOTED OTHERWISE.

7. PROTECT THE TOP AND ENDS OF ALL EXTERIOR FRAMING MEMBERS 
WITH SELF-ADHERED FLEXIBLE FLASHING DESIGNED FOR EXTERIOR 
USE, SUCH AS MFM "DECKWRAP " (WWW.MFMBP.COM) OR SIMILAR

8. PROVIDE BACKING OR BLOCKING AS REQUIRED FOR MOUNTING ALL 
WALL MOUNTED SHELVES, EQUIPMENT, ACCESSORIES, CABINETS, 
HANDRAILS, ETC.

THERMAL INSULATION

1. SILL SEAL GASKETS:  AT EXTERIOR WALLS, SEAL BETWEEN WALL 
SILL AND STRUCTURAL SUBFLOOR WITH A POLYETHYLENE FOAM 
GASKET.  ACCEPTABLE PRODUCTS:  “WEATHERMATE SILL SEAL” BY 
DOW BUILDING SOLUTIONS, OR EQUAL.

2. THERMAL INSULATION:  PROVIDE IN THICKNESS TO MEET R-VALUE 
INDICATED ON THE DRAWINGS.  INSULATION MATERIALS SHALL 
HAVE A FLAME-SPREAD INDEX NO GREATER THAN 25 AND SMOKE 
DEVELOPED INDEX NO GREATER THAN 450 WHEN TESTED IN 
ACCORDANCE WITH ASTM E 84, UNLESS THE FACING IS INSTALLED 
IN SUBSTANTIAL CONTACT WITH THE UNEXPOSED SURFACE OF THE 
FLOOR, CEILING OR WALL FINISH.

3. ACCEPTABLE PRODUCTS FOR EXTERIOR WALLS:
• EXPANDED POLYSTYRENE (EPS):  R-3.8 PER INCH OF 

THICKNESS
• EXTRUDED POLYSTYRENE (XPS): R-5 PER INCH OF THICKNESS, 

OWENS CORNING “FOAMULAR” OR EQUAL 
• POLYISOCYANURATE (ISO):  R-6.5 PER INCH OF THICKNESS 

(AGED R-VALUE)
4. THERMAL BATT INSULATION FOR STUD CAVITY: FIBERGLASS BATTS, 

OWENS CORNING “ECOTOUCH PINK FIBERGLAS” OR EQUAL
5. ACCEPTABLE PRODUCTS FOR FLOORS:  CONCRETE SLAB-ON-GRADE 

PERIMETER OR UNDERSLAB:  EXTRUDED POLYSTYRENE (XPS), 
OWENS CORNING “FOAMULAR 150” OR EQUAL

6. ACCEPTABLE PRODUCTS FOR ROOF AND ROOF/CEILING 
ASSEMBLIES:

7. ROOFS, UNVENTED:  CLOSED-CELL (AIR IMPERMEABLE) 
POLYSTYRENE SPRAY FOAM

8. ATTICS:  PROVIDE ONE OF THE FOLLOWING:
9. THERMAL BATT INSULATION: FIBERGLASS BATTS (OWENS CORNING 

“ECOTOUCH PINK FIBERGLAS OR EQUAL)
10. BLOWN-IN INSULATION:  LOOSE-FILL CELLULOSE OR FIBERGLASS 

(OWNS CORNING “ATTICAT” OR EQUAL)
11. VAPOR RETARDER:  ACCEPTABLE MATERIALS:  FOIL, PLASTIC 

SHEATHING OR INSULATION FACING HAVE A PERMEANCE RATING OF 
1 PERM OR LESS IN ACCORDANCE WITH PROCEDURE A OF ASTM 
E96.  PROVIDE ON THE WARM-IN-WINTER SIDE OF ALL INSULATION 
AND AT SLAB ON GRADE FLOORS

12. IF ISO RIGID INSULATION IS PROVIDED, DO NOT PROVIDE AN 
INTERIOR VAPOR RETARDER, UNLESS THE MATERIAL IS 
SPECIFICALLY APPROVED FOR USE WITH A VAPOR RETARDER.

JOINT SEALANTS
1. PROVIDE JOINT SEALANT AT ALL DISSIMILAR MATERIALS IN 

ACCORDANCE WITH THE MANUFACTURER'S RECOMMENDATIONS 
FOR THE TYPES OF MATERIALS TO BE SEALED

2. PREP, PRIME, INSTALL AND TOOL JOINTS IN ACCORDANCE W/ MFR'S 
INSTRUCTIONS

3. FOR SEALANT JOINTS IN THE EXTERIOR ENVELOPE, PROVIDE 
BACKER ROD OR BOND BREAKER TAPE, AS APPROPRIATE TO THE 
SPECIFIC CONDITIONS TO BE SEALED

4. REFER TO THE TYPICAL EXTERIOR SEALANT JOINT DETAIL FOR 
ADDITIONAL INFORMATION

GLAZING

1. ALL GLASS AND GLAZING SHALL COMPLY WITH CHAPTER 54 OF THE 
U.S. CONSUMER PRODUCT SAFETY COMMISSION, SAFETY 
STANDARDS FOR ARCHITECTURAL GLAZING MATERIALS (42 FR 1428, 
16 CFR PART 1201) IN NO CASE LESS THAN THE PREVAILING STATE 
BUILDING CODE.

2. ALL GLAZING IN SWINGING DOORS AND FIXED AND OPERABLE 
PANELS OF SLIDING DOOR ASSEMBLIES SHALL BE TEMPERED 
GLASS.  SEE PLANS FOR ADDITIONAL LOCATIONS WHERE 
TEMPERED GLASS IS REQUIRED.

3. ALL WINDOW UNITS SHALLS MEET THE MINIMUM CODE REQT'S 
STATED FOR ENERGY EFFICIENCY, AND, IF NOTED AS A 
REQUIREMENT PER ADDITIONAL ENERGY EFFICIENCY MEASURES, 
SHALL MEET THE INCREASED REQ'TS INDICATED.

4. PROVIDE WINDOWS IN SIZES, FUNCTIONS AND STYLES AS 
INDICATED IN THE DRAWINGS.  PROVIDE GRILLES OR MUNTINS, IF 
INDICATED.  PROVIDE MFR STD INSECT SCREEN.

5. SUBMITTALS:  PROVIDE CUT SHEETS AND, IF POSSIBLE, PHYSICAL 
SAMPLES OF WINDOW THE WINDOW UNITS PROPOSED FOR OWNER 
TO REVIEW.  

6. WINDOW TYPE:  VINYL

INTERIOR FINISHES

1. GYPSUM BOARD SHALL CONFORM TO THE FOLLOWING TYPES:
2. REGULAR GYPSUM BOARD: ASTM C1396; 48 INCHES WIDE 5/8 INCH 

THICK, MAXIMUM PRACTICAL LENGTH, TAPERED EDGE.
3. FIRE RESISTANT GYPSUM BOARD: ASTM C1396, TYPE X; 48 INCHES 

WIDE, 1/2 AND 5/8 INCH THICK, MAXIMUM PRACTICAL LENGTH, 
TAPERED EDGE; APPLY TO FIRE RATED ASSEMBLIES.

4. IMPACT-RESISTANT GYPSUM BOARD: ASTM C1396 AND ASTM C1629, 
CLASSIFICATION LEVEL 3 (EXTREME DUTY); 48 INCHES WIDE, 5/8 
INCH THICK,  MAXIMUM PRACTICAL LENGTH, TAPERED EDGE; APPLY 
TO WALLS WHERE INDICATED.

5. FIRE RATED, IMPACT-RESISTANT GYPSUM BOARD: ASTM C1396 AND 
ASTM C1629, TYPE X, CLASSIFICATION LEVEL 3 (EXTREME DUTY); 48 
INCHES WIDE, 5/8 INCH THICK,  MAXIMUM PRACTICAL LENGTH, 
TAPERED EDGE.  APPLY TO WALLS WHERE INDICATED.

6. WATER RESISTANT GYPSUM BOARD: ASTM C1396; 48 INCHES WIDE, 
5/8 INCH THICK, MAXIMUM PRACTICAL LENGTH, WATER RESISTANT; 
APPLY TO WALLS IN KITCHENS, BATHS AND LAUNDRY.

7. FIRE RESISTANT, WATER RESISTANT GYPSUM BOARD: ASTM C1396, 
TYPE X; 48 INCHES WIDE, 5/8 INCH THICK, MAXIMUM PRACTICAL 
LENGTH, WATER RESISTANT; APPLY TO WALLS AS NOTED ABOVE 
FOR WATER RESISTANT GYPSUM BOARD WHERE THE WALL IS ALSO 
INDICATED TO HAVE A FIRE RESISTANCE RATING.

8. GYPSUM BACKING BOARD: ASTM C1178, FIBERGLASS MAT FACED; 48 
INCHES WIDE, 5/8 INCH THICK, MAXIMUM PRACTICAL LENGTH, 
WATER RESISTANT.  MOLD RESISTANCE: 10, TESTED TO ASTM 
D3273.  APPLY TO WALLS SCHEDULED TO RECIEVE TILE FINISH.

9. FIRE RESISTANT GYPSUM BACKING BOARD: ASTM C1178, TYPE X, 
FIBERGLASS MAT FACED; 48 INCHES WIDE, 5/8 INCH THICK, 
MAXIMUM PRACTICAL LENGTH, WATER RESISTANT; MOLD 
RESISTANCE: 10, TESTED TO ASTM D3273.   APPLY TO WALLS 
SCHEDULED TO RECIEVE TILE FINISH WHICH ARE ALSO INDICATED 
TO HAVE A FIRE RESISTANCE RATING.

10. CEILING TYPE: MANUFACTURED TO HAVE MORE SAG RESISTANCE 
THAN REGULAR-TYPE GYPSUM BOARD 48 INCHES WIDE X 1/2 5/8 
INCH THICKNESS

11. CEMENTIOUS BACKER UNITS FOR TILE:  ANSI A118.9, "DUROCK" 
CEMENT BOARD, "HARDIEBACKER" OR EQ.  PROVIDE 1/2 INCH 
THICKNESS FOR WALL APPLICATIONS, 1/4 INCH MIN THICKNESS FOR 
FLOOR APPLICATIONS.  INSTALL IN ACCORDANCE W/ MFR 
INSTRUCTIONS.

12. FASTEN GYPSUM BOARD TO WOOD FRAMING WITH ASTM C 1002 
TYPE W OR S SCREWS, 1 1/4" MIN LENGTH, 12" OC MAX IN 
ACCORDANCE W/ TABLE R702.3.5.

13. UNO, PROVIDE LEVEL 4 FINISH AT INTERIOR GYP BD SURFACES AND 
LIGHT ORANGE PEEL TEXTURE.

14. WALL AND CEILING FINISHES SHALL HAVE A FLAME-SPREAD 
CLASSIFICATION NO GREATER THAN 200 AND A SMOKE-DEVELOPED 
INDEX NO GREATER THAN 450.  TESTING SHALL BE IN ACCORDANCE 
WITH ASTM E 84.

15. DECORATIVE MATERIALS, DRAPES, HANGINGS, ETC., SHALL BE NON-
FLAMMABLE OR FLAMEPROOF, PER GOVERNING CODE AND/OR FIRE 
MARSHAL REQUIREMENTS.

16. FLOOR FINISHES, COUNTER TREATMENTS AND PAINT COLORS 
SHALL BE AS SELECTED BY THE OWNER.  OWNER AND 
CONTRACTOR SHALL PREPARE A SCHEDULE OF FINISHES AND/OR 
ALLOWANCES TO BE INCLUDED IN THE OWNER/CONTRACTOR 
AGREEMENT.

17. INSULATION MATERIALS SHALL HAVE A FLAME-SPREAD INDEX NO 
GREATER THAN 25 AND SMOKE DEVELOPED INDEX NO GREATER 
THAN 450 WHEN TESTED IN ACCORDANCE WITH ASTM E 84, UNLESS 
THE FACING IS INSTALLED IN SUBSTANTIAL CONTACT WITH THE 
UNEXPOSED SURFACE OF THE FLOOR, CEILING OR WALL FINISH.  
CELLULOSE LOOSE-FILL INSULATION SHALL COMPLY WITH CPSC 16 
CFR, PARTS 1209 AND 1404.

GENERAL PROJECT NOTES
GENERAL ARCHITECTURAL NOTES

1. THE CONTRACTOR SHALL FIELD VERIFY ALL CONDITIONS AND 
DIMENSIONS PRIOR TO ANY WORK AND SHALL BE RESPONSIBLE 
FOR ALL WORK AND MATERIALS INCLUDING THOSE FURNISHED BY 
SUBCONTRACTORS.

2. DIMENSIONS TAKE PRECEDENCE OVER DRAWING:  DO NOT SCALE 
DRAWINGS TO DETERMINE ANY LOCATIONS.  THE ARCHITECT SHALL 
BE NOTIFIED OF ANY DISCREPANCY PRIOR TO CONTINUING WITH 
WORK.

3. ALL DIMENSIONS ON PLANS ARE FROM FACE OF STUD OR 
CENTERLINE OF STUD AND CENTERLINE OF DOORS / WINDOW, 
UNLESS OTHERWISE INDICATED.  FOUNDATION EXTERIOR WALL 
DIMENSIONS ARE FROM FACE OF CONC. PROVIDE AT LEAST THE 
DIMENSION INDICATED WHERE MARKED 'MIN', NO MORE THAN THE 
DIMENSION INDICATED WHERE MARKED 'MAX'.  PROVIDE A MINIMUM 
FINAL DIMENSION INCLUDING ALL FINISHES WHERE MARKED 'CLR'.  
MATCH FINISH TO FINISH WHERE MARKED 'ALIGN'

4. ALL CONSTRUCTION SHALL COMPLY WITH THE PREVAILING STATE 
BUILDING CODES AND ALL LOCAL GOVERNING BUILDING CODES AND 
ORDINANCES.

5. THE CONTRACTOR SHALL REPORT TO THE ARCHITECT ANY 
ERRORS, INCONSISTENCIES OR OMISSIONS DISCOVERED.  THE 
CONTRACTOR IS RESPONSIBLE FOR CORRECTING ANY ERROR 
AFTER THE START OF CONSTRUCTION WHICH HAS NOT BEEN 
BROUGHT TO THE ATTENTION OF THE ARCHITECT.  THE MEANS OF 
CORRECTING ANY ERROR SHALL FIRST BE APPROVED BY THE 
ARCHITECT.

6. THE GENERAL BUILDING PERMIT SHALL BE PAID FOR BY THE 
CONTRACTOR.  ALL OTHER PERMITS SHALL BE SECURED AND PAID 
FOR BY THE SUBCONTRACTOR DIRECTLY RESPONSIBLE.

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING ALL 
NECESSARY PERMITS OR APPROVALS FOR SUBSYSTEMS OR 
FABRICATIONS DESIGNATED TO BE MANUFACTURER ENGINEERED, 
INCLUDING PROVIDING AND SUBMITTING FOR PLAN REVIEW ALL 
NECESSARY ENGINEERING DOCUMENTS AS MAY BE REQUIRED BY 
THE BUILDING OFFICIAL.

8. ALL REQUIRED CITY AND/OR COUNTY LICENSES SHALL BE 
ACQUIRED AND PAID FOR BY THE INDIVIDUAL TRADE.

9. THE ARCHITECT WILL REVIEW SHOP DRAWINGS AND SAMPLES FOR 
CONFORMANCE WITH THE DESIGN CONCEPT OF THE PROJECT.  THE 
ARCHITECT'S REVIEW OF A SEPARATE ITEM SHALL NOT INDICATE 
APPROVAL OF AN ASSEMBLY IN WHICH THE ITEM FUNCTIONS.

10. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE 
ALL EXISTING UTILITIES WHETHER SHOWN HEREON OR NOT AND TO 
PROTECT THEM FROM DAMAGE. THE CONTRACTOR SHALL BEAR ALL 
EXPENSES OF REPAIR OR REPLACEMENT OF UTILITIES OR OTHER 
PROPERTY DAMAGED BY OPERATIONS IN CONJUNCTION WITH THE 
EXECUTION OF THE WORK.

11. THE CONTRACTOR SHALL PROVIDE TEMPORARY WATER, POWER 
AND TOILET FACILITIES AS REQUIRED.

12. PLANS APPROVED BY THE BUILDING AUTHORITIES SHALL BE KEPT IN 
A SECURE PLACE AND SHALL NOT BE USED BY WORKERS.  THE 
CONTRACTOR SHALL BE RESPONSIBLE THAT ALL 
SUBCONTRACTORS' CONSTRUCTION SETS REFLECT SAME 
INFORMATION.  THE CONTRACTOR SHALL ALSO MAINTAIN, IN GOOD 
CONDITION, ONE COMPLETE SET OF PLANS WITH ALL REVISIONS, 
ADDENDUMS, AND CHANGE ORDERS, ON THE PREMISES AT ALL 
TIMES.  THESE ARE TO BE UNDER THE CARE OF THE JOB 
SUPERINTENDENT.

13. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COMPLETE 
SECURITY OF THE SITE.

14. ALL DEBRIS SHALL BE REMOVED FROM THE PREMISES AND ALL 
AREAS SHALL BE LEFT IN A BROOM CLEAN CONDITION AT ALL TIMES.

15. THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO 
ENSURE THE SAFETY OF THE OCCUPANTS AND WORKERS AT ALL 
TIMES.

16. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR ALL 
CONSTRUCTION MEANS AND METHODS AND SHALL MAINTAIN THE 
STRUCTURAL INTEGRITY OF ANY CONSTRUCTION UNTIL ALL FINAL 
LATERAL AND VERTICAL LOAD CARRYING SYSTEMS ARE 
COMPLETED.

17. THE CONTRACTOR SHALL BE RESPONSIBLE FOR AND SHALL 
REPLACE OR REMEDY ANY FAULTY, IMPROPER OR INFERIOR 
MATERIALS OR WORKMANSHIP WHICH SHALL APPEAR, WITHIN ONE 
(1) YEAR AFTER THE COMPLETION AND ACCEPTANCE OF THE WORK 
UNDER THIS CONTRACT.

DEMOLITION AND REPAIR

1. DEMOLITION: INCLUDE ALL DEMOLITION WORK SHOWN ON THE 
DRAWINGS.  ALL REMOVAL SHALL BE DONE IN A WORKMANLIKE 
MANNER AND IN SUCH FASHION THAT ADJOINING SURFACES WILL 
NOT BE DAMAGED. CONTRACTOR SHALL BE RESPONSIBLE FOR 
REPLACEMENT OF ALL REMAINING ITEMS DAMAGED DURING 
DEMOLITION.  PARTITIONS TO BE REMOVED WHICH CONTAIN 
SWITCHES, THERMOSTATS, AND ELECTRICAL DATA OR TELEPHONE 
OUTLETS SHALL HAVE CONDUIT REMOVED TO CLOSEST JUNCTION 
POINT.

2. AT LOCATIONS WHERE DEMOLITION OCCURS, PATCH SURFACES 
AND ASSEMBLIES ADJACENT TO AND/OR INTERRUPTED BY THE 
REMOVED WORK SUCH THAT THE WORK TO REMAIN APPEARS AS A 
COMPLETE SURFACE OR ASSEMBLY.  WHERE SURFACES OR 
ASSEMBLIES ARE DISSIMILAR ON OPPOSITE SIDES OF THE WORK TO 
BE REMOVED, CONSULT OWNER/ARCHITECT IF THE RESULTING 
DESIGN INTENT CANNOT BE READILY INFERRED FROM THE 
REMAINING CONDITIONS.

3. REPAIR: SURFACES WHICH REQUIRE REPAIR SHALL BE 
ACCOMPLISHED IN A MANNER WHICH DOES NOT REDUCE THE 
VISUAL QUALITIES OF THE SURFACE OR SHOW SUBSTANTIAL 
EVIDENCE OF CUT AND PATCH WORK, BOTH AS JUDGED BY THE 
OWNER/ARCHITECT.

4. DUST PROTECTION: ERECT TEMPORARY, DUSTPROOF SCREEN AT 
THE PERIMETER OF THE AREA OF WORK PRIOR TO 
COMMENCEMENT OF DEMOLITION. DUSTPROOF SCREEN SHALL 
REMAIN IN PLACE UNTIL COMPLETION OF ALL CONSTRUCTION 
WORK.  SCREEN SHALL BE CONSTRUCTED OF 4 MIL POLYETHYLENE 
OR APPROVED EQUAL.

MECHANICAL / ELECTRICAL

1. MECHANICAL DESIGN BY OTHERS UNDER SEPARATE PERMIT.
2. ELECTRICAL DESIGN BY OTHERS UNDER SEPARATE PERMIT.  

ELECTRICAL SYMBOLS AND CIRCUITS, IF SHOWN ON PLANS, ARE 
FOR REFERENCE ONLY TO DESCRIBE THE MINIMUM DESIGN INTENT.

3. PROVIDE COMBINATION SMOKE ALARM/CARBON MONOXIDE ALARM 
IN ALL SLEEPING ROOMS (NEW AND EXISTING) AND IN THE 
IMMEDIATE VICINITY OF THE BEDROOMS.  INTERCONNECT NEW 
ALARMS TOGETHER AT HOUSE MAIN POWER SOURCE.  PROVIDE 
BATTERY BACK-UP.  WHERE REMODEL WORK DOES NOT AFFECT 
THE INTERIOR FINISHES IN A MANNER THAT EXPOSES THE 
STRUCTURE TO ALLOW WIRING TO OCCUR, INTERCONNECTION OF 
DEVICES IS NOT REQUIRED.

4. A MINIMUM OF 50% OF THE PERMANENTLY INSTALLED LIGHTING 
FIXTURES SHALL HAVE EFFICIENCY LAMPS.  SCREW-IN COMPACT 
FLUORESCENT  LAMPS MEET THIS REQUIREMENT.  REFER TO 
NOTES REGARDING ENERGY EFFICIENCY MEASURES, WHICH MAY 
INCREASE THIS REQUIREMENT.

5. PROVIDE VAPOR-PROOF LENS AT SHOWER LIGHT FIXTURES.
6. PROVIDE IC-RATED FIXTURES AT LOCATIONS WHERE INSULATION IS 

SCHEDULED.
7. PROVIDE PERMANENT LABELS AT ALL ELECTRICAL PANELS AND 

MECHANICAL EQUIPMENT.
8. PROVIDE UL-LISTED FLUES AT ALL FURNACE LOCATIONS.
9. PROVIDE LOW-RPM 'QUIET'-TYPE EXHAUST FANS WITH SEPARATE 

SWITCH AT BATHROOMS.
10. MECHANICAL VENTILATION IN BATHING ROOMS SHALL BE 

CONTROLLED BY DE-HUMIDISTAT, TIMER OR SIMILAR MEANS OF 
AUTOMATIC CONTROL.

VIEW FROM STREET

ROOF TERRACE, LOOKING TO SOUTH

COURTYARD ENTRY PERSPECTIVE

COUTYARD FROM WEST
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ROOM NAME
101
150 SF

A

100'-0" TOW

ROOM NAME, NUMBER AND AREA

DOOR / OPENING MARK

WINDOW / OPENING MARK

LOCAL SPOT ELEVATION
(TOP OR BOTTOM OF WALLS, 
GRADE ELEVATION, ETC.)

BUILDING ELEVATION CALLOUT

BUILDING SECTION / MAJOR 
SECTION CALLOUT

WALL SECTION / PARTIAL SECTION
CALLOUT

DETAIL CALLOUT

DETAIL CALLOUT

A101
1

A101
1

A101
1

INTERIOR ELEVATION CALLOUT

A101
1

A101 E

N

W

S

101
2' - 6" x 6' - 8"

6
12 6 : 12

SLOPE MARKS

A101
1

1
A101

DATUM REFERENCE, VERTICAL OR 
HORIZONTALELEVATION

REFERENCE LINE
DESCRIPTION

ELEVATION
MAJOR PLANAR ELEVATION 
(FLOOR, CEILING, ETC.)

MASONRY, CONCRETE AND SUBGRADE

GYPSUM WALL BOARD

FINISH MATERIALS

FINISH TRIM, INTERIOR OR EXTERIOR:
WOOD, MEDIUM-DENSITY FIBERBOARD, 
FIBER-CEMENT
WOOD, TONGUE AND GROOVE

TILE FINISH: CERAMIC, PORCELAIN, OR 
STONE

CLADDINGS

STANDING SEAM METAL PANEL

FIBER CEMENT SIDING

LAPPED SIDING, WOOD OR FIBER CEMENT

T&G WOOD SIDING OR PLYWD PANELS

3-COAT PLASTER FINISH OVER EXPANDED 
METAL LATHE

WATER MANAGEMENT AND INSULATION 

SELF-ADHERED FLEXIBLE FLASHING, 
ROOFING MEMBRANE

ENTANGLED NET DRAINAGE MAT

RIGID INSULATION

SHEATHING MATERIALS

EXTERIOR GYPSUM SHEATHING

PLYWOOD

METAL

ALUMINUM

STEEL

ROOFING COVER BOARD

WATER-RESISTIVE BARRIER,
DAMPPROOFING OR WATERPROOFING, 
VAPOR BARRIER

SEALANT AND BACKER ROD

STONE VENEER, NATURAL OR FABRICATED 
(SHOWN W/ MORTAR BACKING OVER 
EXPANDED METAL LATHE)

BRICK, CLAY MASONRY

CONCRETE MASONRY UNIT

CONCRETE MASONRY UNIT, PLAN AND 
SECTION VIEWS
BRICK OR STONE, PLAN AND SECTION VIEWS

SAND, CONCRETE SURFACE IN PLAN VIEW

CONCRETE

GRAVEL, ROCK

EARTH

BATT INSULATION

WOOD FRAMING

WOOD I-JOIST

OPEN WEB BAR JOIST

LAMINATED VENEER LUMBER (LVL),
LAMINATED STRAND LUMBER (LSL),
PARALLEL STRAND LUMBER (PSL)

GLULAM

DISCONTINUOUS / BLOCKING

CONTINUOUS

NOMINAL CUT WOOD LUMBER:

ENGINEERED LUMBER:

Drawn By

Checked By

Date

Sheet Title

SHEET SCALE

SHEET 

2700 SE HARRISON ST.
SUITE A

MILWAUKIE, OR 97222
503.233.8992

www.bkl-a.com

IN THE EVENT CONFLICTS ARE DISCOVERED BETWEEN THE 
ORIGINAL SIGNED AND SEALED DOCUMENTS PREPARED BY 
THE ARCHITECTS AND/OR THEIR CONSULTANTS, AND ANY 
COPY OF THE DOCUMENTS TRANSMITTED BY MAIL, FAX, 
ELECTRONICALLY OR OTHERWISE, THE ORIGINAL SIGNED 
AND SEALED DOCUMENTS SHALL GOVERN.

THE USE OF THESE PLANS AND SPECIFICATIONS SHALL BE 
RESTRICTED TO THE ORIGINAL SITE FOR WHICH THEY WERE 
PREPARED & PUBLICATION THEREOF IS EXPRESSLY LIMITED 
TO SUCH USE.  REPRODUCTION, PUBLICATION OR RE-USE BY 
ANY METHOD, IN WHOLE OR IN PART, IS PROHIBITED.  TITLE 
TO THE PLANS & SPECIFICATIONS REMAIN IN THE ARCHITECT 
WITHOUT PREJUDICE.  VISUAL CONTACT WITH THESE PLANS 
& SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIE 
EVIDENCE OF THE ACCEPTANCE OF THESE RESTRICTIONS.

STAMP
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2715 NE FLANDERS STREET, PORTLAND,

OR  97232

16024

ISSUED FOR PERMIT AND CONSTRUCTION
02.10.2017

ABBREVIATIONSREFERENCE SYMBOLSGRAPHIC LEGEND
@ AT
AB ANCHOR BOLT
AC AIR CONDITIONER
ADA /
ADAAG AMERICANS WITH

DISABILITIES ACT 
ACCESSIBILITY
GUIDELINES

ADD'L ADDITIONAL
AT ACOUSTIC TILE PANEL
AFF ABOVE FINISH FLOOR
ALT ALTERNATE
ALUM ALUMINUM
ANOD ANODIZED
APPROX APPROXIMATELY
BB BEAD BOARD
BLKG BLOCKING
BOT BOTTOM / BOTTOM OF
BOS BOTTOM OF STRUCT
BOW BOTTOM OF WALL
BM BEAM
BRG BEARING
BRZ BRONZE
BTWN BETWEEN
BUR BUILT-UP ROOFING
CB CATCH BASIN
CFM CUBIC FEET PER 

MINUTE
CJ CONTROL JOINT
CL CENTER LINE
CLG CEILING
CLR CLEAR
CMU CONCRETE

MASONRY UNIT(S)
CO CLEAN OUT
COL COLUMN
CONC CONCRETE
CONST CONSTRUCTION
CONT CONTINUOUS
COORD COORDINATE
CPT CARPET
CT CERAMIC TILE
CU CEMENTIOUS

UNDERLAYMENT
CVG CLEAR VERTICAL 
GRAIN
CW COLD WATER
DEG / ° DEGREE
DET/DTL DETAIL
DF DOUGLAS FIR
DIA DIAMETER
DIAG DIAGONAL
DIM DIMENSION
DS DOWNSPOUT
DWG DRAWING
EXIST / (E) EXISTING
EJ EXPANSION JOINT
ELEV / EL ELEVATION
ELEC ELECTRICAL
EQ EQUAL
ETR EXISTING TO REMAIN
EXP EXPOSED
EXT EXTERIOR
F FLAT (SEE PT)
FAC FACTORY SUPPLIED
FD FLOOR DRAIN
FDN FOUNDATION
FFL FINISH FLOOR LINE
FIN FLR / FF FINISH FLOOR
FOC FACE OF CONCRETE
FOF FACE OF FINISH
FOS FACE OF STUD
FRP FIBERGLASS 

REINFORCED PANEL
FS FOOD SERVICE
FT FOOT / FEET
FTG FOOTING
G GLOSS (SEE PT)
GA GAUGE
GC GENERAL 

CONTRACTOR (& 
SUBS)

GI GALVANIZED IRON
GALV GALVANIZED
GL GLUE LAMINATED
GYP GYPSUM
GYP BD /
GWB GYPSUM WALL BOARD
HB HOSE BIB
HC HOLLOW CORE / 

HANDICAP(PED)
HDR HEADER
HDWR HARDWARE
HM HOLLOW METAL
HP HORSE POWER
HR HOUR
HOR / HORIZ HORIZONTAL
HT HEIGHT
HVAC HEATING 

VENTILATING 
AND AIR 
CONDITIONING

HW HOT WATER
ID INSIDE DIAMETER /

INSIDE DIMENSION
INSUL INSULATION
INT INTERIOR
IE INVERT ELEVATION
KW KILOWATT
LAM LAMINATE / 

LAMINATED
LB / # POUNDS
LDK LIVING-DINING-

KITCHEN
MAT MATERIAL
MAX MAXIMUM
MB MACHINE BOLT
MECH MECHANICAL
MED MEDIUM
MFG MANUFACTURING
MFR MANUFACTURER
MH MANHOLE
MIN MINIMUM
MISC MISCELLANEOUS

MO MASONRY OPENING
MR MOISTURE 

RESISTANT
MRGWB MOISTURE RESISTANT 

GWB
MRP METAL ROOF PANEL
MTL METAL
MWP METAL WALL PANEL
NO / # NUMBER
NAT NATURAL
NFA NET FREE AREA
NIC NOT IN CONTRACT
NOM NOMINAL
NTE NOT TO EXCEED
NTS NOT TO SCALE
OC ON CENTER
OD OUTSIDE DIAMETER / 

OUTSIDE 
DIMENSION

OH OVERHEAD
OHD OVERHEAD DOOR
ORD OVERFLOW ROOF 

DRAIN
OFCI OWNER FURNISHED 

CONTRACTOR
INSTALLED

OPP OPPOSITE
OS OVERFLOW SCUPPER
% PERCENT / 

PERCENTAGE
PEMB PRE-ENGINEERED

METAL BUILDING
PL PROPERTY LINE / 

PLATE
PLAM PLASTIC LAMINATE
PLYWD PLYWOOD
PSF POUNDS PER SQUARE

FOOT
PSI POUNDS PER SQUARE 

INCH
PT PAINT / POINT /

PRESSURE TREATED
PIP POURED IN PLACE
PVC POLYVINYL CHLORIDE
QT QUARRY TILE
R RADIUS
RB RUBBER BASE
REF REFERENCE / REFER 

TO
REINF REINFORCED
REQ'D REQUIRED
RESIL RESILIENT
RM ROOM
RO ROUGH OPENING
RD ROOF DRAIN
ROW RIGHT OF WAY
SAFF SELF-ADHERED

FLEXIBLE FLASHING
SAT SUSPENDED 

ACOUSTIC 
TILE

SC SOLID CORE
SCHED SCHEDULE / 

SCHEDULED
SHTG SHEATHING
SF SQUARE FOOT / 

SQUARE FEET
SG SEMI GLOSS (SEE PT)
SIM SIMILAR
SMACNA SHEET METAL

AND AIR
CONDITIONING 
CONTRACTORS 
NATIONAL 
ASSOCIATION

SOG SLAB ON GRADE
SPEC/SPECS SPECIFICATIONS
SQ SQUARE
SS STAINLESS STEEL
ST STAIN
STD STANDARD
STL STEEL
ST&L STAIN & LACQUER
STOR STORAGE
STRUCT STRUCTURE / 

STRUCTURAL
SUSP SUSPENDED
SV SHEET VINYL
T TREADS
T&B TOP & BOTTOM
TBD TO BE DETERMINED
TK TIGHT KNOT
TOC TOP OF CURB
TOP TOP OF
TOS TOP OF STRUCT
TOW TOP OF WALL
TEMP TEMPERATURE

TEMPORARY
T&G TONGUE & GROOVE
TYP TYPICAL
TS TUBE STEEL
UL UNDERWRITER'S 

LABORATORY
UNO / UON UNLESS NOTED 

OTHERWISE 
VR VAPOR RETARDER
VCT VINYL COMPOSITION 

TILE
VERT VERTICAL
VG VERTICAL GRAIN
VFY VERIFY 
VTR VENT TO ROOF
W WATT
W/ WITH
WC WATER CLOSET
WD WOOD
W/O WITHOUT
WP WATERPROOF
WR WATER RESISTANT
WRB WEATHER-RESISTIVE 

BARRIER
WCOT WAINSCOT
WWF WELDED WIRE FABRIC

AERIAL PERSPECTIVE FROM NORTHWEST

AERIAL PERSPECTIVE FROM SOUTHEAST Rev No. Issue Date
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