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Land of Cheese, Trees and Ocean Breeze 

NON-CONFORMING MINOR REVIEW #851-24-000283-PLNG: BURKETT/HIGGINS 

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: 
ORS 215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE, 

IT MUST BE PROMPTLY FORWARDED TO THE PURCHASER 

October 9, 2024 

Dear Property Owner: 

This is to confirm that the Tillamook County Department of Community Development APPROVED WITH 
CONDITIONS the above-cited Non-Conforming Minor Review on October 9, 2024. A copy of the application, along 
with a map of the request area and the applicable criteria for review are available for inspection on the Ti llamook County 
Department of Community Development website: https://www.tillamookcounty.gov/commdev/landuseapps and is also 
available for inspection at the Department of Community Development office located at 1510-B Third Street, 
Tillamook, Oregon 97141. 

Appeal of this decision. This decision may be appealed to the Ti llamook County Planning Commission, who will hold 
a public hearing. Forms and fees must be fi led in the office of this Department before 4:00pm on October 21, 2024. 
This deci sion will become final on October 21, 2024, unless an appeal is filed in accordance with Tillamook County 
Land Use Ordinance Article 10. 

Request: 

Location: 

Zone: 

Applicant/ 
Property 
Owner: 

Non-Conforming Minor Review request to allow for the expansion and alteration of an existing non
conforming single-family dwelling, with the removal of an existing deck on the south/southwest facing 
side of the dwelling and construction of a sunroom in the same location. 

The property is located within the Unincorporated Community of Barview/Twin Rocks/Watseco at 
15040 Highway 101 North, a state highway, and designated as Tax Lot 1300 in Section 17CD of 
Township 1 North, Range IO West of the Willamette Meridian, Ti llamook County , Oregon. 

Community High Density Urban Residential (CR-3) Zone 

Bob Higgins and Dorothy Burkett, 15040 Hwy 10 1 N, Rockaway Beach, OR 97 136 

#85 f-24-000283-PLNG: Burkett/Higgins l 



CONDITIONS OF APPROVAL 

Failure to comply with the Conditions of Approval and Tillamook County Land Use Ordinance 
provisions may result in nullification of this approval or citations.· 

1. The applicant/property owner shaJl obtain all required Federal, State, and Local permits, 
including demolition permits, as applicable. 

2. All applicable permits, including a Consolidated Building/Zoning Permit Application from the 
Tillamook County Department of Community Development shall be obtained prior to 
construction of the proposed expansion. 

3. The applicant/property owner shall submit a site plan drawn to scale. The site plan shall be 
submjtted to the Department of Community Development at the time of Consolidated 
Building/Zoning Permjt Application submittal. 

4. Development shall be limited to the expansion of the existing dwelling as indicated on the 
submitted site plan included in 'Exhibit B' of this report. Applicant/property owner shall 
otherwise comply with the applicable standards of TCLUO Section 3.016: Community High 
Density Urban Residential (CR-3) zone for development of the property. 

5. This approval expires if a Building Permit is not applied for within two (2) years of issuance 
of this approval, or an extension is requested from, and approved by this Department prior to 
its expiration. 

Sincerely, 

Tillamo~ DU::,"' of Community Development 

Meienck, c:d.'s:nior Planner 

Sarah Absher, Director, CFM 

Enc.: Vicinity, Assessor's and Zoning maps 
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Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT 

BUILDING, PIANNING & ON-SITE SANITATION SECTIONS 

1510 - B Third Street 
Tillamook, Oregon 97141 

www.tillamookcounty.gov 
503-842-3408 

Land of Cheese, Trees and Ocean Breeze 

NON-CONFORMING MINOR REVIEW #851-24-000283-PLNG: BURKETT/HIGGINS 

ADMINISTRATIVE DECISION AND STAFF REPORT 

DECISION: Approved with Conditions 

DECISION DATE: October 9, 2024 

REPORT PREPARED BY: Melissa Jenck, CFM, Senior Planner 

I. GENERAL INFORMATION: 

Request: 

Location: 

Zone: 

Applicant/ 
Property Owner: 

Non-Conforming Minor Review request to allow for the expansion and alteration of an 
existing non-conforming single-family dwelling, with the removal of an existing deck on the 
south/southwest facing side of the dwelling and construction of a sunroom in the same 
location. 

The property is located within the Unincorporated Community of Barview/Twin 
Rocks/Watseco at 15040 Highway 101 North, a state highway, and designated as Tax Lot 
1300 in Section I 7CD of Township I North, Range 10 West of the Willamette Meridian, 
Tillamook County, Oregon. 

Community High Density Urban Residential (CR-3) Zone 

Bob Higgins and Dorothy Burkett, 15040 Hwy 1 OJ N, Rockaway Beach, OR 97 136 

II. PROPERTY DESCRIPTION: 

According to Tillamook County Assessor's records, the subject property is approximately 0.12 acres (approximately 
5,227 sq. ft. ) and is developed with an existing one and a ha lf-story 1,276 square foot single-family dwelling 
(Exhibit A). Tillamook County Assessor's records indicate the existing house was built in 1940 (Exhibit A). 
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The surrounding area is also zoned Community High Density Urban Residential (CR-3) Zone and is developed with 
residential and accessory structures (Exhibit A). The property is surrounded by Community Commercial (CC) zoned 
properties and Community Single-Family Residential (CSFR) properties to the east (Exhibit B). 

The subject property contains no mapped wetlands according to the Statewide Wetlands Inventory Map. The 
property is in FEMA Flood Zone 'X', an area of minimal flood hazard, as depicted on FEMA FIRM 41057C0379F 
dated September 28, 2018 (Exhibit A). 

Applicant is proposing to remove an existing deck located in the rear yard of the subject property, and replace it 
with a sunroom containing enclosed living space (Exhibit B). The expansion will include relocating exterior stairs 
for access into the building (Exhibit B). 

III. APPLICABLE ORDINANCE AND COMPREHENSIVE PLAN PROVISIONS: 

The desired use is governed through the following sections of the Tillamook County Land Use Ordinance (TCLUO). 
The suitability of the proposed use, in light of these criteria, is discussed in Section IV of this report: 

A. TCLUO Section 3.016: Community High Density Urban Residential Zone (CR-3) 
B. TCLUO Article VII: Nonconforming Uses and Structures 

IV. ANALYSIS: 

A. TCLUO Section 3.016: Community High Density Urban Residentia l Zone (CR-3) 
( 1) PURPOSE: The purpose of the CR-3 zone is to designate areas for a medium- to high density mix of 

dwelling types and other, compatible, uses. The CR-3 zone is intended for densely-developed areas or 
areas that are suitable for high-density urban development because of level topography and the absence 
of hazards, and because public facilities and services can accommodate a high level of use. 

(2) USES PERMITTED OUTRIGHT: In the CR-3 zone, the following uses and their accessory uses are 
permitted outright, and are subject to all applicable supplementary regulations contained in this ordinance. 

( a) One, two three, or four-family dwelling 

Findings: Staff find that the residential use of a single-family dwelling is a use permitted outrig ht in the underlying 
zone. 

(4) STANDARDS: Land divisions and development in the CR-3 zone shall conform to the following 
standards, unless more restrictive supplemental regulations apply: 

( d) The minimum front yard shall be 20 feet. 
( e) The minimum side yard shall be 5 feet; on the street side of a corn.er lot it shall be no less than 
15 feet. 
(f) The minimum rear yard shall be 20 feet; on a corner lot it shall be no less than 5 feet. 

Findings: The applicant is proposing an a lteration of an existing deck and converting it to a sunroom for living 
space towards the south/southwest (rear) property line (Exhibit B). Staff find that the proposed development will 
not comply with the 20-foot rear yard setback standard per TCLUO Section 3 .016 CR-3 Zone. 

The dwelling currently maintains a 15-ft front yard setback and 10-ft side yards (Exhibit B). The dwelling 
encroaches on the 20-ft rear setback as outlined in TCLUO Section 3.016: Community High Density Urban 
Residential zone (CR-3), therefore the proposed expansion is subject to the provisions of Article VII: Non
conforming uses and structures. 
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B. Article VII, Section 7.020: Nonconforming Uses and Structures 
The purpose of the NONCONFORMING USES AND STRUCTURES provisions are to establish standards and 
procedures regulating the continuation, improvement and replacement of structures and uses which pre-date, and 
which do not comply with, this Ordinance. The intent is to allow changes to nonconforming uses and structures in 
a manner that does not increase the level of adverse impact to surrounding areas. These provisions are intended to 
be consistent with ORS 215. 130. · 

TCLUO Section 7.020(1): Definitions: A nonconforming structure is defined in the Tillamook County Land Use 
Ordinance (TCLUO) Section 7 .020 as "A structure that does not conform to current requirements of this Ordinance 
but which legally existed at the time the applicable section(s) of the Ordinance took effect." 

Findings: County records indicate the single-family dwelling was built in 1950, per Assessors records (Exhibit A). 
The structure is considered non-conforming to current Community High Density Urban Residential Zone (CR-3) 
zoning standards as stated above (Exhibits A and B). 

TCLUO Section 7.020(4): Alteration or Expansion: indicates that the expansion of a nonconforming structure 
shall be subject to satisfaction of the Nonconforming Minor Review criteria. 

Findings: Staff find that Applicant's request constitutes an expansion of a nonconforming structure and is therefore 
subject to the Minor Nonconforming Review process which is addressed below. 

TCLUO Article X requires notice of Non-Conforming Minor Review applications to be mailed to landowners 
within 250 feet of the subject property and applicable agencies. Staff must allow at least 14 days for written 
comment and must consider received comments in making the decision. 

Findings: A notice of the request was mailed to property owners within 250 feet of the subject property and 
impacted agencies August 1, 2024. No comments were recei ved. 

1. Article VII, Section 11 Minor Review 
Application is made under the fee and procedures for a Type 11 Administrative Review and is reviewed using the 
following review criteria. A request may be permitted if: 

( a) The request will have no greater adverse impact on neighboring areas than the existing use or structure when. 
the current zoning went into effect, considering: 

i. A comparison. of existing use or structure with the proposed change using the following factors: 
( 1) Noise, vibration, dust, odor, fumes, glare, or smoke detectable at the property line or off-site; 
(2) Number and kinds of vehicular trips to the site; 

Findings: Applicant states the uses will remain residential and no additional vehicle activity or noise, vibration, 
dust, odor, fumes, glare or smoke will be generated for this continued residential use (Exhibit B). 

Staff find that the proposed expansion of the dwelling and location of improvements will not affect the li sted 
items. Staff find these criteria are met. 

( 3) Amount and nature of outside storage, loading and parking; 
(4) Visual impact; 
(5) Hours of operation; 
(6) Effect on existing vegetation; 
(7) Effect on water drainage and water quality; 
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Findings: Applicants proposal does not identify additional outside storage as part of the proposed development, 
and no impacts to existing parking areas (Exhibit B). Applicant details the proposed addition will maintain a 
maximum height of 15-ft 9-inches, which is below the maximum 24-ft he ight allowance of the CR-3 zone 
(Exhibit B). Applicant states the proposed development does not generate hours of operation as it remains a 
residential use. Applicant details the original deck had pavers with no vegetation, therefore vegetation will not be 
further impacted by proposed placement of a sunroom as its within the area previously occupied by the deck 
(Exhibit B). Applicant has proposed a drainage syste m collecting the roof drainage from the sunroom to be routed 
into the ground for absorption (Exhibit B). 

Staff find these criteria are met. 

(8) Service or other benefit to the use or structure provides to the area; and 
(9) Other factors relating to conflicts or incompatibility with the character or needs of the area. 

Findings: Applicant details the property will remain a residential dwelling and is located in an area improved 
with other residential dwellings (Exhibit B). 

Staff find that the use of the single-family dwelling will remain residential in nature. Any services or benefits that 
could be provided remain unchanged . Staff find these criteria are met. 

ii. The character and history of the use and of development in the surrounding area. 

Findings: County records indicate the single-family dwelling was permitted in 1950, according to County 
Assessors' records, is located in an area predominantly consisting of residential uses, and the dwelling will remain 
devoted to residential use (Exhibits A and B). Staff find that the subject property is served by an existing state 
highway in a developed area consistent with the Applicant's property. Surrounding and adjacent properties are 
similar in nature and are consistent with the character and history of the use and development in the surrounding 
area. Staff find this criterion met. 

( b) The request shall maintain a minimum separation of six feet between structures, and comply with the clear 
vision area of Section 4.010. The Department may require the applicant to submit a site survey or similar 
information to assist in making these determinations. 

Findings: The subject property is not a corner lot and the requirements of TCLUO Section 4.0 JO are not applicable 
(Exhibit A and Exhibit B). The proposed site plan does not indicate detached structures (Exhibit A and Exhibit B). 

Staff finds that the proposed development will have no greater adverse impact on neighboring areas than the existing 
structures particularly given the structure will continue to be devoted to sing le-family residential use, and the 
proposed expansion of the sunroom is within the general footprint of the original deck (Exhibit B). Staff find these 
criteria are met. 

IV. DECISION: APPROVED WITH CONDITIONS 
Staff conc ludes that the applicant has satisfied the review criteria, and can meet all applicable requirements at the 
time of application. Therefore, Staff approves this request. No further development shall occur on the subject 
property without prior land use approval. This approval does not address any additional development of the subject 
property. 

By accepting this approval, the applicant and property owner agrees to indemnify, defend, save, and hold harmless 
Tillamook County, and its officers, agents, and employees from any claim, suit, action, or acti vity undertaken under 
this approval , inc luding construction under a Building Permit approved subject to this approval. The applicant and 
property owner shal l obtain all of the necessary local, state, and federal permits and comply with a ll applicable 
regulations for the proposed construction. 
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Appeal of this decision. This decision may be appealed to the Tillamook County Planning Commission, who will 
hold a public hearing. In such case, forms and fees must be filed in the office of this Department before 4:00 PM 
on October 21, 2024. 

V. CONDITIONS OF APPROVAL: 
Failure to comply with the Conditions of Approval and Tillamook County Land Use Ordinance provisions may 
result in nullification of this approval or citations. 

1. The applicant/property owner shall obtain all required Federal, State, and Local permits, including demolition 
permits, as applicable. 

2. All applicable permits, including a Consolidated Building/Zoning Permit Application from the Tillamook 
County Department of Community Development shall be obtained prior to construction of the proposed 
expansion. 

3. The applicant/property owner shall submit a site plan drawn to scale. The site plan shall be submitted to the 
Department of Community Development at the time of Consolidated Building/Zoning Permit Application 
submittal. 

4. Development shall be limited to the expansion of the existing dwelling as indicated on the submitted site plan 
included in 'Exhibit B' of this report. Applicant/property owner shall otherwise comply with the applicable 
standards ofTCLUO Section 3.016: Community High Density Urban Residential (CR-3) zone for development 
of the property. 

5. This approval expires if a Building Permit is not applied for within two (2) years of issuance of this approval, 
or an extension is requested from, and approved by this Department prior to its expiration. 

VI. EXHIBITS 

A. Vicinity, Assessor's and Zoning maps, Neahkahnie Community Plan 
B. Applicant's Submittal 
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EXHIBIT A 
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Map 

Code · Tax ID 

Legal Descr 

Mailing 

1N1017CD01300 

5624 - 69455 

Tillamook County 
2024 Real Property Assessment Report 

Account69455 

Tax Status Assessable 

Account Status Active 

Subtype NORMAL 

Multiple Lots - See legal report for full description 

HIGOINS, BOB E & Deed Reference# 2019-3253 
BURKETT, DOROTHY M & 
15040 HWY 101 N 

Sales Date/Price 06-04-2019 I $275,000 

ROCKAWAY BEACH OR 97136 Appraiser EVA FLETCHER 

Property Class 101 

RMV Class 101 

Site Situs Address 

1 15040 HWY 101 N 

Code Area 

5624 Land 

lmpr 

Code Area Total 

Grand Total 

Code 
Area ID# RFPD Ex 
5624 

~ 

Code Year Stat 
Area ID# Built Class 
5624 1 1940 134 

Code Area 5624 

Special Assessments 

■ SOLID WASTE 

MA SA NH 

05 BV 537 

City 

COUNTY 

Value Summary 

RMV MAV AV RMV Exception CPR% 

179,250 Land 

393,030 lmpr 

572,280 200,370 200,370 

572,280 200,370 200,370 

Land Breakdown 

Plan Trend 
Zone Value Source % Size Land Class 

LANDSCAPE - FAIR 100 

CR-3 Market 113 0.12AC 

OSD - AVERAGE 100 

Code Area Total 0.12AC 

Improvement Breakdown 

Trend 
Description % Total Sqft Ex% MS Acct 

One and 1 /2 story w/basement 131 1,276 

Code Area Total 1,276 

Exemptions / Special Assessments I Notations 

Amount 

12.00 

0 

0 

0 

0 

Trended RMV 

500 

162,250 

16,500 

179,250 

Trended RMV 

393,030 

393,030 

Year Used 

2024 

Comments 6-17-02 REMODEL IS COMPLETE. EFFECTIVE AGE 1982. GB 3/10/03 ADDED ATTI C & COVERED DECK. GB 
03/20/13 Reappraised land. Tabled values.et 

10/8/2024 3:51 PM Page 1 of 1 
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Tillamook County Department of Community Development 
1510-8 Third Street. Tillamook, OR 97141 / Tel: 503-842-3408 Fax: 503-842-1819 

www.co. tillamook. or. us 

PLANNING APPLICATION 

Applicant)D (Check Box if Same as Property Owner) 

Name:Qo.v1,_a,~ v" ~u.,,Q k(n:Phone: 7a7-,l,t:{'O ~ 21:a 7 
Address: t · 

Property Owner 

Name: 

Address: 

City: 

Email: 

Type II 

D Farm/Forest Review 

D Conditional Use Review 

D Variance 

Phone: 

State: 

D Exception to Resource or Riparian Setback 
121 Nonconforming Review (Major or Minor) 

D Development Permit Review for Estuary 
Development 

D Non-farm dwelli ng in Farm Zone 

D Foredune Grading Permit Review 

D Neskowin Coastal Hazards Area 

Location: 
Site Address: 

M ap Number: 
Township Range 

Zip: 

Type Ill 

D Detailed Hazard Report 
D Conditional Use (As deemed 

by Director) 
D Ordinance Amendment 

D Map Amendment 
D Goal Exception 
D Nonconforming Review (As 

deemed by Director) 
D Variance (As deemed by 

Director) 

OFFICE USE ONL V 
·-·- ··---

RECEIVED 
r~1 ~\ y ) 4 7024 

BY: .rh1e:d.~ .!.:. 
□Approved □Denied 

Received by: 
Receipt#: 
Fees: 

Permit No: 
851-2M -~ LNG 

Type IV 

D Ordinance Amendment 

D Large-Scale Zoning Map 
Amendment 

D Plan and/or Code Text 
Amendment 

Section Tax Lot(s 

Clerk's Instrument#: _ ___________________ _ 

Authorization 
This permit application does not assure permit approval. The applicant and/or property owner shall be responsible for 
obtaining any other necessary federal, state, and local perm its. The appl icant verifies that the information su bmitted is 
complet e, accurate, and consistent with other information submitted with this application. 

I Land Use Application Rev. 6/9/23 



ARTICLE VII: MINOR REVIEW CRITERIA 

(11) MINOR REVIEW: Application is made under the fee and procedures for a Type II Administrative 
Review and is reviewed using the following review criteria. A request may be permitted if: 

The request will have no greater adverse impact on neighboring areas than the existing use or 
structure when the current zoning went into effect, considering: 

1. A comparison of existing use or structure with the proposed change using the 
following factors: 

- ·I. Noise, vibration, dust, 'odor, fumes, glare, or smoke detectable at the property 
line or off-site; 

- 2. Numbers and kinds of vehicular trips to the site; 
- 3. Amount and nature of outside storage, loading and parking; 
- 4. Visual impact; 
- 5. Hours of operation; 
- 6. Effect on existing vegetation; 
- 7. Effect on water drainage and water quality; 
_ 8. Service or other benefit to the use or structure provides to the area; and 

l 
_ ·9. Other factors relating to conflicts or incompatibility with the character or needs 

of the area. 
ii. The character and history of the use and of development in the surrounding area. 

(b) The request shall maintain a minimum separation of six feet between structures and comply 
with the clear vision area of Section 4.010. 

The Department may require the applicant to submit a site survey or similar information to assist in making 
these determinations. 



Tillamook County Department of Community Development 
1510-B Third Street. Tillamook, OR 97141 / Tel: 503-842-3408 Fax: 503-842-1819 

www.co.tillamook.or.us 

PLANNING APPLICATION 

Applicant JD (Check Box if Same as Property Owner) 

Name:Qo.n..ai'.'t'!( 6u,Q t.c::c:tr:Phone: 707-,2,'i:C ~ 21:31 
A~dress: tS{J4/ t&.,v-lo I d . 
C1ty:{"(d>a..t<A::--u:e •. sr5,e:,q-..:a r+ State : C!J~ Zip: q 7 ~3 'f'> 
Email: ! l-t11 c'f'L·rr<A.c, ku e .4 ¢{Tr>"l' o 61, C!,<81Vt 

Property Owner 

Name: 

Address: 

City: 

Email: 

Type II 

D Farm/Forest Review 
D Conditional Use Review 

D Variance 

Phone: 

State: 

D Exception to Resource or Riparian Setback 
I!'.) Nonconforming Review (Major or M inor) 

D Development Permit Review for Estuary 
Development 

D Non-farm dwelling in Farm Zone 
D Foredune Grading Permit Review 
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ARTICLE VII: MINOR REVIEW CRITERIA 

(11) MINOR REVIEW: Application is made under the fee and procedures for a Type II Administrative 
Review and is reviewed using the following review criteria. A request may be permitted if: 

(a) The request will have no greater adverse impact on neighboring areas than the existing use or 
structure when the current zoning went into effect, considering: 

1. A comparison of existing use or structure with the proposed change using the 
following factors: 

- ·I. Noise, vibration, dust,Jocior, fumes, glare, or smoke detectable at the property 
line or off-site; 

- 2. Numbers and kinds of vehicular trips to the site; 
- 3. Amount and nature of outside storage, loading and parking; 

· - 4. Visual impact; 
- 5. · Hours of op_eration; 
- 6. Effect on existing vegetation; 
- 7. Effect on water drainage and water quality; 
- 8. Service or other benefit to the use or structure provides to the area; and 

- ·9. Other factors relating to conflicts or incompatibility with the character or needs 
of the area. 

ii. The character and history of the use and of development in the surrounding area . 

. (b) The request shall maintain a minimum separation of six feet between structures and comply 
~ with the clear vision area of Section 4.010. 

The Department may require the applicant to submit a site survey or similar information to assist in making 
these determinations. 



i. A comparison of existing use or structure with the proposed change using the 

following factors: 

1. Noise, vibration, dust, odor, fumes, glare, or smoke detectable at the 

property line or off-site; 

Property is a residence, no noise, vibration, dust, odor, fumes, glare, or smoke 

out of the ordinary expected. 

2. Numbers and kinds of vehicular tripes to tne slt-s:; 

Property is a residence; no additional vehicle activity will be generated with the 
addition. 

3. Amount and nature of outside storage, loading and parking; 

Property is a residence, there is no outside storage, loading or parking. outside of 
normal. 

4. Visual impact; 

Addition will be 15'9" below the 24' max and below the overall height of the 
existing house. 

5. Hours of operation; 

Property is a residence, no hours of operation. 

6. Effect on existing vegetation; 

Original deck was pavers and dirt, no vegetation. Area below the addition will be 
similar. 

7. Effect on water drainage and water quality; 

Original deck allowed water to flow to the ground to be absorbed in the area. 

The addition has a draining system for the roof and will be routed to the ground 

to be absorbed on the property. 

8. Service or other benefit to the use or structure provides to the area; and 

Property is a residence and does not offer services or other benefits to the area. 

9. Other factors relating to conflicts or incompatibility with the character or 

needs of the area. 

Property is a residence within a row of other houses. 



ii. The request shall maintain a minimum separation of six feet between structures 

and comply with the clear vision area of Section 4.01 o 

There are no other structures on the property. 



Tim Wolden, Structural Consultant 
34930 Hwy 53 
Nehalem, OR 97131 

February 21, 2024 

Ted Brinkman 
bdds@charter.net 
Brinkman Drafting Design Services 
Warrenton, Oregon 

.. 
(541) 91 ~9 cell 
(503) 368-7962 office 
(503) 368,-7963 fax 

tlmf@. w0tdw. "'--e<._m 

Re: Structural Design Review - Design Framing for the Proposed Sunroom Addition to the 

Ted: 
Burkett Residence at 15040 North Highway 101 in rural Rockaway Beach, Oregon_ 

I have reviewed your drawings and have provided structural calculations for the framing and 
foundation for the sunroom addition that will be added to the southwest side of the Burkett 
Family residence at 15040 North Highway 101 in rural Rockaway Beach. I based the 
design on your preliminary drawings from earlier this month and have reviewed your final 
drawings to ensure that the information in the attached calculations and drawing mark-ups 
has been included in the final set of drawings. 

The exiting home is a small two-story home about 30-feet wide by 24-feet deep from 
northeast to southwest. The single-story sunroom addition will be 12-feet deep by 16-feet 
wide and will be added to the south end of the southwest facing wall in place of the existing 
elevated deck shown below. The roof will be ledgered to the short eyebrow roof and the 
floor will be ledgered to the exterior wall at the existing lower floor level. 

SW Elevation of the Burkett Residence 

I used a floor live loading of 40 psf to size the floor joists and a snow loading of 20 psf to 
size a beam to support the roof where the original rear wall of the front cabin area is being 
removed. I also sized footings using an allowable bearing pressure of 1500 psf. The 
southeast and northwest walls of the addition were not checked for a wind loading because 
it is in the projected area of the existing structure but the exterior wall of the sunroom at the 
southwest elevation was checked for the required 135 mph wind at Exposure D due to the 

· proximity of this home to the open ocean to the west. 



I found that the rafters could be 2x1 Os at 24 inches on center and the floor joists could be 
2x8s or the 9½ inches manufactured I-joists that you had selected. The 6-inch floor beams 
will support these joists at the center and the outer edge of the sun room. These beams will 
be supported by posts and footings that raise the added sunroom structure about 4-feet 
above grade. I assume this is to meet a flood zone requirement. There is also an attached 
elevated deck to the northwest side of the sunroom addition. 

Please refer to the attached calculations and drawings mark-ups for the member sizes, wall 
nailing, and various connection information. I have also reviewed your final drawings to 
ensure that you have transferred the information _to the submittal drawings. 

I have enjoyed working with you on this project. If you have any additional questions or 
comments; please feel free to call. 

Sincerely, 

Jw,.+\s\NJJk 
Timothy Wolden 
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□ B.D.D.S □ 
DRAFTING - DESIGN - SERVICES 

B.D.D.S, BRINKMAN DRAmNG DESIGN SERVICES. 
ALL RIGHTS RESERVED. 0COPYRIGHT 2005 

!12lli 
WHERE MEANS AND METHDDS OF CONSTRUCTION ARE NOT MENTIONED, 
FOLLOW THE PRESCRJPTIVE PATH AND STANDARD OF THE INDUSTRY FOR 
ALL CONSTRUCTION. FOLLOW ALL CITY, COUNTY AND STATE BUILDING CODES 
UPDATES AND AMENDMENTS. 

!!2lli 

BRJNKMAN DRAFTING DESIGN SERVICES IS NOT AN ENGINEERING COMPANY. 
FOR STRUCTURES THAT 00 NOT FOLLOW PRESCRIPTIVE PATH AN ENGINEER MAY 
BE REQUIRED. CONSULT WITH A LOCALLY LICENSED ENGINEER WHEN NECESSARY. 

DO NOT SCALE DRAWINGS! VERJFY ALL DIMENSIONS BEFORE CONSTRUCTION 

!12!!:. 

THE PLANS PREPARED MAY NEED TO BE ADAPTED TO MEET SPECJFIC STATE AND 
LOCAL BUILDING CODES AND REGULATION, AND SPECIFIC SITE CONDITIONS. 
THIS RESPONSIBILITY RESTS SOLELY WITH THE CONTRACTOR(S) HIRED FOR THIS PROJECT 
OR ANY I NDIVIDUAL PERFORMING PHYSICAL WORK/LABOR ON THIS SITE OR PROJECT. 
IT IS THE RESPONSIBILITY OF THE OWNER OR CONTRACTOR(S) OF THE STRUCTURE OR SITE TO 
OBTAIN ANY AND ALL INFORMATION REGARDING C.C.R,('S) CODES AND SPECIFICS 
FOR THE AREA FOR WICH THESE PLANS HAVE BEEN PREPARED. 
DETAIL DRAWINGS ARE TO BE USED AT THE CONTRACTORS DISCRETION 
AND PER THE ENGINEERS SPECIFICATIONS. 
FOLLOW THE PRESCRJPTIVE PATH IF THE DETAILS SHOWN DO NOT APPLY. 
USE T HE METHODS PRESCRIBED BY THE ENGINEERS RECOMMENDATIONS. 
B.D.D.S. DOES NOT ASSUME THE RESPONSIBILITY OF INFORMING THE CONTRACTOR 
OF HIS OR HER DUTI ES. IT IS THE CONTRACTORS RESPONSIBILITY TO COMPLY WITH ANY AND 
ALL BUILDING CODES WITHIN THE AREA THAT CONSTRUCTION TAKES PLACE. 

SHEET INDEX: 

Cl. COVER PAGE 
C2.1 SITE PLAN 
C3.1 NOTES, KEY NOTES 
Al.1 MAIN FLOOR PLANS & FRAMING PLANS 
A2.1 ELEVATIONS & SECTIONS 
Sl.1 FOUNDATION - DETAILS 
S2.1 ENGINEERS NOTES & CALCULATIONS 

*NOTE (DISCLAIMER) 

IT IS NOT THE RESPONSIBILITY Of B.D.D.S. 
TO INFORM OR ENSURE THAT THE BUllDER(S) OR CONTRACTOR(S) PROPERLY CONSTRUCT 
OR BUILD ANY STRUCTURE. IT IS THE RESPONSIBILITY Of THE PERSONS BUILDING 
ANY STRUCTURE BASED ON PLANS DRAWN BY B.D.O.S, TO KNOW AND IMPLEMENT 
AND ADHERE TO STATE BUILDING CODES. UPDATES AND AMENDMENTS AS NEEDED OR REQUIRED. 
REFER TO THE - ORSC, ossc.-(OREGON STRUCTURAL SPECIAL TY CODE) 

ADDITION I REMODEL PLANS FOR: 
DORTHY BURKETT 

15040 N.HWY 101 
ROCKAWAY BEACH OREGON 

FRONT ELEVATION 

MAIN FLOOR PLAN 
N.T.S. ADDTION 192 Sq.Ft. 

€) B.D.D.S 
PLANS MAY NOT BE 
COPIED WITHOUT, 

EXPRESS rERMISSIOti 
FROM BRINKMAN OR.AFTJtlU 

DESI GN SERVICES. rHESE PLANS 
ARE PROPRIETARY OOCUMEUTS 

AND BELONG TO B.D.D.S 
BRJNKMAN DRAFTING 

DESIGN SERVICES. 

Date: 2·20·2024 
By : B.D.D.S. , TEHB. 

Description: COVER PAGE 
Revision: ______ _ 
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MID BELOIIG ro e.o.o.s 
BRrnKMAN DRAmNG 

DESIGN SERVICES. 

Date: 2- 20-2024 
By: B.D.D.S., TEHB. 

Descnpt1on : SITE PLAN 
Revision : _____ _ 
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GENERAL NOTES 

'GENERAL FRAMING NOTES I 
1. U\'E LOADS 

RW. .. • .25 PSf 
FI.OORS .. • . • . • . . . . 40 PSf 
WIND SPm>, JIIPH GUSTS ••• 135 MPH, EXl'OSURE C 
SOSljK: ..•••••.•.. TWE/AREA - 02 

2. GtU-l.AMIHA Tm 1111BER 
AHC SP[C1flCA110H 24f-V4 rOR SIMPLE 
SPANS. AND 24f-VII rOR CAHTUA\'ER-SPAHS. 
PR0\1DE AITC STAMP CH TIMSER. ALL 
CLl£-LAM BEAMS SHALL f1T SIIUC AND TICIH 
IN THEIR CONHEC110HS ANO DE\'ELOP ruLL 

BEARING AS IH01CATED. GtU-LAM ADHfSII{ 
TO BE -.cT USE" T'!1'E IBC STANOAROS. 

J. TIMBER 
JOISTS - Hfl2 
BEAMS. STUD5, HEADERS Df#2 
POSTS or11 
STUDS - Hr STUD GRAOE 
WALL PLATrS AND LUMBER HOT HOTrD TO 
BE Hf #2- ALL CRADES SHALL CONrORM TO 
•-A CRAOIHC RULES rOR iESTERH 
LUMBER" - 1991 (l)jTIQH. BOLT HEADS 
AND HUTS BEARING ACAJHST WOOO 
SHALL BE PR0\10£0 WITH STANDARD 
CUT l"xJ" GALV, WASHERS. ALL HAILS ARE 

"COIIIICH". MINIMUM HAUN<: 
TRUSS DESIGN PER MAIU. 
TRUSS PLAN IS rOR WERAL LAYOUT QIU. 
TRUSS SPAN PER FI.OOR PUNS 
TRUSS 1'11'E PER ROOF FRAMlHC PLAN 

JA. ROOF' FR>Jri&lNC SPAONC 24• o.c U.N.O 
36. ROOF PITCH- EXTrRIOR PER a.EVA110H 

JC. RAFlrR TAIL 2x4 OR BETTER, \'tRFY. 

30. ROOF TAI. AND RAl<E <Ml<HANC PER RW PLAN. 
TRUSS EHCIHEERIHC TO BE 001£ BY TRUSS MAHUrACTURINC CO. 
TRUSS PLAN IS rOR CENU!AL LAY OUT PURPOSES CHLY. 

l£. ALL HEAOt:RS ARE 4,10 OR 6x10 or 12 U.H.0 
PR0\10E (1) TRIMMER STUD UP TO 4'- 0" SPAN 
AND (2) lRIWMER STUDS O>Ol 4'-0" U.H.O 

4. SPEOAL CON01110HS 
CONTRACTOR SHALL \'ERFY ALL 01MEHS10HS IN 
FlELD AHO SHALL PR0111lE ADEQUATE SHORIHC 
AHO SRACNC or ALL STRUCTURAL MEMBERS 
DURINC CONSTRUCTION. 

S. INSPECTICHS 
If' HOT HOtro, UPDATE PER CURROH ORECOI< COOES AND ALL 
CURRENT AIJOOPtro COO£S PER THE OSSC 
& CURRENT AMO<DIIENTS 

FLOOR PLAN KEYNOTES! 

CB) 

CED 

(EID 

DCOJPAHCY VARATICH, 
APIPI.Y (1) LAYER or 1/2" C.W.8 TO CARACE COONC 
UNOER ATTIC SPACES AND TO ALL BEAMS AND 
POSTS 9.JPPORTINC A FI.OOR-COUHC ASSOIBLY. 
APIPI.Y (1) LA'!tR or 5/8" T'll'E "x" C.W.8 TO CARACE 
CEJUHC lffll UNDER HABITA!l.E ROQljS. 

1 l/8" MIN SOU> WOOD COR£, HOHE'ttOl,IB CORE 
STEEL OR 20-MIHUET nRE RA TED DOOR. 

STAIR ASSEM81.Y HOTE5, 
A HEAOROOII Ml< 6'-8", WIDTH Ml< J'-0" 
8. TREADS 10" MIN DEPTH AND MlN WIDTH or 36" 

1«NE HAHDRAI. HEICliT, RISERS 11" MAX HT. 
C. HANDRAIL MIi JO' TD MAX l8" >IJlM. 

TREAD HOSING. HAIHDRAIL T'!1'E 1 CIRCULAR TD HA\'E 
1 1/4" MIN. TD 2• MAX. CROSS SECTICH 
OIIIEHSIOH AHO 1 1/2" MIi Cl!AR FROM WAI.I. 
RETURN RAI. ENOS. 

D. INSTALL flRE ll.OCl<INC IIITO£EH STRINGERS 
AT THE TOP AHO BOTTOM or EACH RUH. 

E. COl{R U5.All.E SPACE UNDER STAIR W/ 
1/2' OR 5/8" T'll'-X C.W.8. 
l<TERIIE01ATE BALUSTERS SHALL BE SPACED 
W/ LESS THAN 4• BETWEEN BALUSTrRs. 

[. LAHDINCS MUST BE AT LEAST 36" 

EGRESS WIHOOW PER CURRO<T STATE CODES 

IGHTrRS rOR CAS nR!D APPLIANCES IN 
CARACE TO BE 111" MIN "80\'E TOP or SLAB. 

00\'ER WALLS AOJACOH TD TUBS ANO 
SHOWERS WITH HOHABSORBEHT MATERIAL 
TO 70" ABO\'E DRAIN H£T5. 
Ir SHEET ROOC IS l<STALLED, USE CHL Y WATER 
RESISTANT CREEHBOARO SHEITROOC. 
INSTALL 15PHD ROQFUjC FUT O>Ol 
WALL5, l<STALL 1/2" Tl!I(. coiornnous CERAMlC 
TILE 8ACKER80ARO BErORE llJHC. 

8" MAX. RISER WITH 10" MlN RUN, If' MORE THAN 
(l) RISERS, HAHORAIL REQUIRED PER 1.8.C. 

18"x24' CRAWi. SPACE ACCESS. INSULATE ANO 
'IIEA T1!ER STRI'. 

24"xl0" ATTIC SPACE ACCESS W/30" HE><l 
a.EARAHCE \H9JLATE AND WEATHER SlRIP. 
36" CUARDRAI. PER CURRENT BUl.ll\HC 
CODES AT STAIRS SLOPES AT 34" ABO\'E STAIR 
HOSEIHCS. 
'8' \'ENT rOR MECHAN!CAL. 1" a.EARAHCE 
ALL S\OES PER ORSC. SEC110H REOU\EREME)jTS 

AND REFERENCES 

FRAMING KEYNOTES 

PR0111lE Fl.ASHING. PAN Fl.ASHING O WIH00"'3 AS 
REQUIRED 

BRACED WALL PANELS (BP) W/ f CllX AHO Dr 12 16° O.C. 
0 A MlNIMUW CF -4a• 
INTERIOR or BRACED PANEi. W/ f Cl!'. 

ALTERNATE BRACED WALL PAHEI.S (ASP) 
WITH A MINIMUM or J2" 

WALL FR~NG-SE! CURROIT STATE WLDINC COOCS 
WALL 00\'ERINCS SE! CURRENT AMO<OMEHT. 
WALLS SHALL BE CO>OlD 1H A ASTM RA TED E227J 
WATER WICKING MEMBRANE WITH A WATER RESISTANT 
SONC MATERIAL O>Ol 

BATHROOMS l.l.lST HAVE A OEHUMIOIFlER FAN 
EXHAUST rAH Wft)O<UMt01STAT TIMER 
W/ AH 80CfM RATIHC AHO A SOUND RATl<C or 1.0 SON[ 
BATHR()()MS W/0 BATHING AREAS - 50CfM RAT\HC 

RODf HAIIJHC 
OHERE IOHO SPm> IS GREATER THAii 1DOMPH 
RODf SHEATHHC SHALL BE ATTACHED TD 
l<TERME01ATE 9.JPPORTS AT 6° O.C. 
ANO 4" O.C. TO CABLE END WALL FRAMlHC 

RW \'EH11LA110H. 
SHALL COMPLY WITH CURRENT 
IBC RW CEUNC CCHSTRUCTION 
RODf \'EHTILA110H REa. 1SCFT or NO FRa: \'EHTIHC 
PER \50SQl"T or ATTIC SPACE. 

PR0111lE FI.ASHINC O 11ND0"'3 AS REQUIRED 

*NOTE (DISCLAIMER) 

IT IS NOT 11-iE RESPONSIBILITY Of B.D.D.S. 

I FOUNDATION KEYNOTES 

CONCRETE SIDI WALL e· WIDE WITH MIN. 15•,r 
rDOTIHC M\H. SE! DETAILS rOR AOOITOHAL 1<r0RMATICH. 

CONCRETE SLAB ON GRADE SHALL BE A lr.H. 
or J-1/2" THIO( srm. TRO'OEllD nNISH, W/6x6 
W1.4xW1.4 Wtff OH ♦- CRAINUlAR Fl.L SL.OPE 2• TO 
DOOR PROWlE TIIO<EIED EDCE AT DOOR. 

6x6 POSl CH C866. 1• l«NE SLAB OH 
36•xJ6•xa• MAT FOOTHG OH SQ.JO SUBSTRATr 
W/(4) f4 BAR EACH WAY 

CRAWi. SPACE \'ENT. NUMBER or \'EHTS 
PER AREA or SQ. rDOTACE 

6 MlL 8LAO< POl.'!tTH'/1.!HE GROUND COl{R 
CH GRADE. 

AHOlOR ea.rs O 4' o.c. W/ 3• SQUARE HOT 01PPED 
GALVANIZ£0 WASHERS 

BLOOC OUT IN SIDI WALL rOR DOOR5, 
HVAC ETC AS REOUIRED 

18",24• CRAWi. SPACE ACCESS. INSULATE AHO 
WEATHER STRIP. 

PR0\10E SOU> BLOCl<INC THRU JOIST SYSTEM 
TD PRO~DE SAME AREA or BEAM SUPPORT AS 
l«NE AND BELOW. 

MlN 1 • Cl!ARAHCE FROM COHCRETE 
AT OIO or BEAMS. 

CONT. BRAQNC METHOD CtJRRO<T IBC 

rWIOATICH SlRO<CTH. 
MlNIIIUM SPEOFIED COMOPRESSl\'E SJRfljCHT or 
COHalETE SHALL BE l ,OOOd 

TO INFORM OR ENSURE 11-iAT 11-iE BUILDER(S) OR CONTRACTOR(S) PROPERLY CONSTRUCT 
OR BUILD ANY STRUCl\JRE. IT IS 11-iE RESPONSIBILITY Of 11-iE PERSONS BUILDING 
ANY STRUCl\JRE BASED ON PLANS DRAWN BY B.D.D.S. TO KNOW AND IMPLEMENT 
AND ADHERE TO STATE BUILDING CODES, UPDATES AND AMENDMENTS AS NEEDED OR REQUIRED. 

□ B.D.D.S □ 
DRAFTING - DESIGN SERVICES 

B.D.D.S, BRINKMAN DRAmNG DESIGN SERVICES. 
ALL RIGHTS RESERVED. OCOPYRIGHT 2005 

NOTE: 

WHERE MEANS AND METHODS OF CONSTRUCTION ARE NOT MENTIONED, 
FOLLOW THE PRESCRIPTIVE PATH AND STANDARD OF THE I NDUSTRY FOR 
All CONSTRUCTION. r0LLOW ALL CITY, COUNTY AND STATE BUILDING CODES 
UPDATES AND AMENDMENTS, 

.!!Qill 

BRINKMAN DRAFTING DESIGN SERVICES JS NOT AN ENGINEERI NG COMPANY, 
FOR STRUCTURES THAT DO NOT FOLLOW PRESCRI PTIVE PATH AN ENGINEER MAY 
BE REQUIRED, CONSULT WITH A LOCALLY LICENSED ENGINEER WHEN NECESSARY, 

DO NOT SCALE ORAWINGSI 
VERIFY ALL DI MENSIONS BffORE CONSTRUCTION 

NOTE: 
DETAIL DRAWINGS ARE TO BE USED AT THE CONTRACTORS DISCRETION 
AND PER THE ENGINEERS SPECIFICATIONS. 
r0LLOW THE PRESCRIPTIVE PATH IF THE DETAILS SHOWN DO NOT APPLY. 

NOTE: 

THE Pl.ANS PREPARED MAY NEED TO BE ADAPTED TO MEET SPECIFIC STATE AND 
LOCAL BUILDING CODES AND REGUI.ATJONS, AND SPECIFIC SITE CONDITIONS, 
THIS RESPONSIBILITY RESTS SOLELY WITH THE CONTRACTOR(S) HIRED FOR THIS 
PROJECT OR ANY INDIVIDUAL PERFORMING PHYSICAL WORK/1.ABOR ON THIS SITE 
OR PROJECT. IT JS THE RESPONSIBILITY OF THE OWNER OR CONTRACTOR(S) OF 
THE STRUCTURE OR SITE TO OBTAIN ANY ANO ALL INFORMATION REGARDING C,C,R.(S) 
CODES AND SPECIFICS FOR THE AREA FOR WHICH THESE Pl.ANS HAVE BEEN PREPARED. 
AN ENGINEER MAY BE REQUIRED BY THE CITY OR COUNTY THAT THE Pl.ANS HAVE BEEN 
PREPARED FOR. IT JS THE RESPONSIBILITY OF THE OWNER(S) OR CONTRACTOR(S) TO OBTAIN 
ENGINEERING FOR Pl.ANS DRAWN BY 8.D.D.S. IF THE PRESCRI PTIVE PATH DOES NOT APPLY. 

1. All construction to comply with State CURRENT BUILDING codes 
Structural specialty code, (IBC), lnternotionol Building Code, 
Stote of Oreg011 011e ond two 
family dwelling code, 2011-2019 edition (CURRENT) and locol 
codes. oil construction ond 
work performed shell comply with oil pertinent Stote ond Locol 
code requirements, lows, end ordinances. 

2. Contractor shall coordinate all drawings, verify oll dimensions 
and c011necti011s before c011struction. 

3. The contractor shell notify the engineer of ony field conditions 
different from those indicated on the drawings when necessary. 

4. T~icol details and standard framing provisions of the current 
ORSC or UBC shall opply where no specific details or 
sections ore noted on the plons. 

5. All vertical Joint s of shear woll plywood sheathing shall occur 
over studs. Horiz011tol joints shall be solid blocked. 

6. Shear wall sheathing shall extend from top plate under roof 
rafters to sole ond lor mudsill. Plywood shell run continuous 
the full length of the woll indicated 011 plons ond shell not be 
interrupted by ony portion of intersecting wells. 

7. Woll sheathing shell be • edge nailed" to oil woll members with 
hold-downs attached to them. 

8. Woll sheathing shell be • edge nailed" 010119 oil top, bottom 
plates, ond mudsill ot foundation. 

9. All holdawns, strops, etc. to be "Simps011 Strong-ne• ond shell 
be installed in accordance with monufocture's current 
connection manual. 

10. All anchor bolts must hove 3" golv. s4uore washers ond shell be 
located within 12•, but not less thon 9 from the ends of the sill 
plates. 

11. Roof sheathing shell be 1/2" CDX minimum APA roted 24/0, 
with face groin perpendicular to framing members below. 
Stagger odjocent panels by 4' -o• ond nailed with 8d common 
nails O 6" on center ot edges ond 12• on center ot oll 
intermediate supports. 

12. Floor plywood shall be 3/4" CDX minimum APA 32/16 tongue 
and groove, face 9roin perpendicular to framing members 
below, stog~er odJOcent panels by 4'-0" ond nailed with 10d 
common nois at 6" on center ot oil plywood panel edges ond 
ot 10• on center at oll intermediate supports. 

13. Sheer well plywood shell be 1 /2" CDX APA 24/0, unless noted 
otherwise. All panel edges shofl be blocked ond 
nailed. All plywood intermediate 
supports shell be nailed with 8d common or 9olvoni2ed box 
nails at 12" on center. See sheer wall schedule for required 
edge nailing. 

14. All nailing to be per toble of the current ORSC code editi011, 

15. Laterol ond Seismic design criteria: State of Oregon, CURRENT building codes 
edition, structural special ty code. (Non loterol & seismic design 
criteria bosed upon current ORSC, OSSC code.) 

16. It is the responsibility of the controctor(s) to follow oll Current building 
codes ond code amendments. It is not the responsibilit y of BODS to 
post every code or inform the contractor how to build ony structure. 
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Joist 
Depth 

91'," 

11~ · 

14" 

16" 

18" 

20· 

6X6 POST. 

{ '------------' 

SIMPSON CB66 
POST CONNECTION. 
USE (2) 5/8' dlQ 
BOLTS FDR POST. 

EXIST FLOOR NEIi FLOOR ! 

EXISTING 
IIALL 
BEL□II 

BCI" 
Joist 

Serles 

5000 1.7 

6000 1.8 

65001.8 

5000 17 --
60001.8 

6500 1.8 

602.0 

902.0 

50001.7 

60001.8 - --
65001.8 

602.0 

90 2.0 

6000 1.8 

65001.8 

602,0 

90 20 

902..0 

902.0 

-

3X4' T&G FLOOR PLY 

9-1/2• BC! J□ISTS 
@ 16' O/C 

2X10 P.T. LEDGER 
ATTACH II/ SIMPSON 

- ~-----+ SDS-SS 1/4' DIA. X 4 ' 
SCREIIS @ 16' DIC, 
STAGGERED, 
INTO RIM JOIST 
II I SIMPSON 2X10 
J□IST HANGER 

PLAN 

2'-0' (2) #4 CONT. 

;,, ELEV. 

CT)~~.~ ,:.?OTING 

• ••THREE STAR • • • • • ••FOUR STAR ., •,. ,. 

l.lw l oad deflection hmIted to L, '80 The live Load dellection lin11tod to l /960 • • In 
common Industry and design community addition to providing a floor that Is 100~ 
standard for resldenllal floor Joists, 33'\ s t,na, slitter than the three s tar floor fleld 
than l /360 coCM minimum However. floor experience has been Incorporated Into the 
performance may still be an issue in certain values to provide a floor with a premium 
applications. especially with 9112" and 11'/1° performance level for the more discriminating 
deep Joists without a direct-attached celling homeowner. 

12· I• !'I 2 24' ,2· 12' If,' 19: 24' 32' 
~- ..E,i;_ _.2~ .Q '·. !Jc 0. o, o.c o.c o.:. 
IT- I" 15'- 7" 14'-9" 13'-9" 12'-0" 11'-6" tr-&· I0'-0" IO'-o· 9'-6" 
··- --- . . -- --

17'-11· 16'-5" 15'-6" 14'- 5" 13'- 2" 11'-6" tr-6· 10'--0" I0'-0" 9'-10" 

18'- 5" 16'- IO" 15'- 11" 14'-10" 13'-6" 11'-6" 11'-6" 10'--0" 10'-0" 10'-0" 

20'-2" 18'-5" 17'-5" 15'-9" 13'-4" 15'-6" 14'-4" 13'-6" 12'-7' 11·-5• 

21'-3" 19'-5" 18'-4" 17'-r 14'-10" 15'-6" 15'-1" 14'-3" 13'-3" 12'-0" 

21·-1r 20'-0" 18'-tr rr-r 14'-10" 16'--0" 15'- T 14'- 9" 13'-8" 12•- 5• 

23'-3" 21'-3" 20·- r 18'-8" 16'-4" 18'--0" 16'-7" 1S-r 14'-6" 13'-2" 

26'- 3" 23'- 11" 22'-6" 20·-11· 19'- 1" 19'--0" 18'-7" 17'-6" 16'-2" 14'-8" 

22'- tr 2r--0· 19'- 2' 17'- 2" tl'-1r 18'--0" 16'-5' lS-6" 14'-5" 13'-1' 

24'-2" 22·- 2· 20'- 11" 19'-6" 15'-5" 18'-11" 11-3" 16'-3'' 15'-2" 13'-9" 

24'- IO" 22'- 9" 21-5" 20'- 0" 15•_5• 19'-5" 17'-9" 16'-8" 15'-6" 14'-1" 

26'-5" 24'-2" 22'- 9" 2f - 3" 16'-4" 20'-8" 18'-10" 11-9" 16'-5" t4'- 11" 

29'- 9" 2r - r 25'-6" 23'- 8" 19' 6" 23'-3" 21'-I" 19'-9" 18'-4" 16'-7" 

26"- 9" 24'-5" 23'-1" 20·- 10· 15'-9" 20'-tr 19'- 1" 18'--0" 16'-9" 15'-2" 

27-5" 25'-r 23'-8" 21·-r 15'-9" 2r-5• 19'-7" 18'-5" rr-2· 15'-7" 

29'- 3" 26'- 8" 25'-2" 21·-10· 16'-4" 22·-10· 20'-10" 19'-7" 18'- 2· 16'-4" 

32'- 11" 29'-11" 28'- 2" 26'-2" 19'-7" 25'-8" 23'-4" 2t-ll" 20'-3" 18'-4" 
--- -- - - -- --

35'-11" 32'- 8" 30'- 9" irr-r 23'- 10" 28'- t" 25'-5" 23'-11· 22·-2· 20'--0" ---
38'-10" 35•-4• 33'-4 ... 30'-n· 24'- 8" 30'-4" 27-6" 25'- lt" 24'--0" 2r-8· 

Q) BCI SPAN CHART 

DO NOJ SCALE DRAWJNGSI 
VERIFY ALL DIMENSIONS BEFORE CONSTRUCTION 

NOTE: 
DETAIL DRAWINGS ARE TO BE USED AT THE CONTRACTORS DISCRETION 
ANO PER THE ENGINEERS SPECIFICATIONS. 
FOLLOW THE PRESCRIPTIVE PATH IF THE DETAILS SHOWN DO NOT APPLY. 

CAUTION • MINIMUM STIFFNEf CAUTION J.LOWED DY COOE ,. 

Lr Lr J Floo, s 
that ,,_, the m,nimum building cod• U360 
cnterla are structurally sound to carry the 
specIlled loads; however, there Is a much 
highei risk ol floor performance issues. This 
table should only be used for applications 
where floor performance Is not a concern 

12· 16" 19 2" 24" 32• 
o.c. o.c. o.c. o.c. o.c. 

18'-11" 17--0" 15'-6" \3'-11" I2·-o· 

19'-IO" 18'-2" 17-2" 15'-9" 13'-8" - -- -
20'-5" 18'-8" 17'-8" 16'-5" 14'-3" 

22'-3" 19'-4" tr-r 15'-9" 13'-4" - --
23'-6" 2f-6" 20·--0· 17'-11" 14'-10" ----
24'- 3" 22'-2" 20'-11" 18'- 10" l4'- 10' --
25'-9" 23'-6" 22'-3" 20'-9" 16'-4" - - --
29'--0" 26'-6" 25'--0" 23'-3" 19'-4" 

24'-4" 2r--0· 19'-2" 17'-2" 13'-11" ----- -
26'-9" 23'-11" 21'- 10" 19'-6" 15'-5" -- --- - -
21-6" 25'- 1" 22'-11" 20'-6" 15•_5• -- --- --
29'-3" 26'-8" 25'-3" 21'-10" 16'-4" 

32'-10" 30'-0" 28'-3" 26'-0" 19'-6" 

29'-6" 25'-6" 23'-4" 20·-10· 15'-9' -- - -
30•-4• 26'-11" 24'-6" 2r-r 15'-9" --
32'-4" 29'-6" 27-4" 21·- 10· 16'-4' -- -- --- --
36'-4" 33'-2" 31'-3" 26'-2" 19'-7" 

39'-8" 36'-2" 34'-I" 31'-9" 23'- 10" 

42'-11" 39'-1' 36'-10" 32'- 11" 24'-8" 

_FP.T. ◄XS SEAi! 

SIH/'S[Jj ECH . . 
9-1/2' RIM J□IST 

SIMPSON ECC66 

9-1/2' BCI J□IST 

6XI0 P. T. BEA!4 

J /, 
6X6 ANGLE "t 
~~A'; &'fl.),~> ~ ~ 
0 EACH ENO I I 

__.,P' 

POST CAP CONNECTION 

©~ ~.~~;E DETAILS 

2X8 P,T. J□ISTS @ 16' 0/C 

2X10 P.T. LEDGER 
ATTACH II/ SIMPSON 

SDS-SS 1/4' DIA, X 4' 
SCREIIS @ 16' DIC, 

STAGGERED, INT□ RIH JOIST 

SIMPS□N2XIO 
JOIST HANGER 

11 /P MEMBRANE 
FLASHING @ LEDGER 

LAP DN. 6' 

H/2' RIM J□IST 

RIM J□IST 

STEH VALL BELIJ\I 

....----r ~~~~R@ p~~~~ER 
a•~ THREAD RODS 
THRU BEAM 

\_ 6X10 P.T. IIEAH 

HOLD DOWN@ CORNER 

(J)~~~~., PANEL 

BOOflNG MAlfBIAI 
APPUCA TION PER MFG. SPEClflCA TIONS 

T.P.O. WATER PROOf MEMBRANE 
OVER 5/8" PLY SHEATHING 

OVER 2X12 RAFTERS O 24• O.C. 

2X12 WEB STIFFENER 
STAGG!:REO 24" O.C. 

RIPPED 2X12 P.T, LEDGER 
~-- ATTACH II/ (2) SIMPSON 

SDS-SS 1/4' DIA, X 4 ' 
SCREIIS EACH S TUD 
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G) ~o.?.-~. FRAMING PLAN 
~V.C.:."TOI TO \llllFY Al I Ml"ASl°'CMl.YfS 
•U-OUC'CIC'ifflt;C'TlQH NL(IJrili 
k)ll l,"'llll.ll'«L'S\..'l.ATIO.'TY,. 
IUl 11'1WAlLl"5LUTk).,1YJ' 
A.f l 11-\'«'.0S. l'°'(tlt. lfUo.tJiTC.1 Pf.ltSIMl"$0'tl'ffl(;NGT1(_ 
F'O'OS,WSTIIUCT\i'!t>J..SJmNETAI TQlflllOTDmn>G\IVA'IT7n> 
ASSPeOfllDt'D \.cro 
,.OVJD1RASH?SOe•i:m,.,ws.u1QJUam 
P.J<\Cf'J)W,Ul.. PA.'-0..S' 'J·mx "'-"-1>0FfJ ••• oc 
L"IJIJlN* t• lltAnD P'AN.L W/ f n\'t' 
WALI.S l;H-\lJ. 111:<.'0'VLMW -.mtAffM 11.Alll>U1'1 
WAl'Till 1o\1t."IOKOMDQNlAlfl! 'MTHA 'WAlUI IICSUT.-.'lfl" 
SIDM()M.Aln.JA! C'l\ff 1UJ"'1 FW,1'11JNSUOTA,fJII 

,_ I ., 5 
-r _.II ,., -Z-{ >0/1.f 

A¼,n , ,\ 1"0 -a..MO"tT 

\.,. I! I!-

~.< 'l..\to ll> 1<\" o/, •i1_1 ~• 7Ur11 

c\,c'- i-P.... rr o-'f- (> C, ~ ""';..._4-., 

l\tJ ~ (~ , I'( 1-" \ 1~) ~J • 1..4,; ~ f-
'l ~~ l>1., 
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' .} \S <.>~::..::- 't>: 'o )< c\ ,J.. 9. ... \ 

\· :1..¥, ~ • i.'$/s s.r,.J • 

8AAOOG H61C!!N 
l\JCATl()N P£ft w,c. SN:QnCA nous 
JP O.WATCII PROOF" Sl[F AOHOt~G 

M(IJ8fl'AN( LAP UP WMJ. 6° 
o,,(lt ROOf CO\Ut ~ Ni~ 

O'.Q ~/8• PLY ~AntfrlC 
LAI' UP llll'AU. 1° 

4c8 tClR 

~It WIH lDCATIQNS 
MUU. ,CR WG 
s:,(CEJ"ICAUtJCS 

16· AOOITIOH 

0 ~~,~~-~LAN 
aNnt ... l,.Ok TO' oon· AIL MllASll'R[Mf..Vrs ft-1' Sl'JC1lON Rllm IU 
IUORC CO'\'STWUC'll()"ril' Rf.OM l1W _,ll/'11J.1UM lttJOf ~U>f'l 
R~IXROOfJF"','SlJUTI(>NTYP 0,M(!l'ALROOltsO rAt-m.s 
Rll lSWAU c•mJLATIO'-TYP MUST!HYEA ML''t)(l'\I 
MATCJl aiffi"«i lOOFOVfJI HA~ tl:OOfJLONiOf' J 11 
t,1r.ssUT11t:.•~SOT1:D 
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EXISTING BEYOND N.I.C. 

EXISTING 18" j "' 
\NTI\.E\/ER ABO\/E 

6' 

tiE.ll 
w:K. 

1'-

7 
(N)-U .. UOll 

tiE.ll 
6lllllil.Clti I 

p 

~ 
,= 

i:s 
< 

"' ~ .. 
~ ~ 

~ 

1 

2'-9" 5'-3" 5'-3" 

'i. 
UP 16' ADDITION 

ADDITION 1st FLOOR PLAN 
SCALE: 1/4•• 1' TOTAL Sq.Ft. • -488 
NOTE: 
AU MEASUREMENTS ARE APPROXIMATE 
AND BASED Off Of THE EXISTING STRUCTVRE. 
\/ERIF'Y AU MEASUREMENTS BEFOAE 
CONSTRUCTION BWNS. 

SI-IEARWALLLEGEND 

FUU Y BLOCKED AU PANEi. EDGCS & NAILED 
W/ 8d O 4" O.C. 0 EDGCS 

WALL LEGEND 

NEW 2X6 WALL 

NEW2X4WALL 

EXISTING WALL 

REMOVED WALL 
OR FIXTURE 

12· 
HOLD DOWNS 

0 HDU2 W/ 5/8" THREAD ROD 
(• LOCATIONS) (7 

L "'1-.f-. RISE ANO 0 ?:'° ,r RUN Dr STAlRS 

NOTE (DISCLAIMER) 

IT IS NOT THE RESPONSIBILITY Of B.D.D.S. 
TO INFORM OR ENSURE THAT THE BUILDER(S) OR CONTRACTDR(S) PROPERLY CONSTRUCT 
OR BUILD ANY STRUCl\JRE. IT IS THE RESPONSIBILITY OF THE PERSONS BUILDING 
ANY STRUCTURE BASED ON PLANS DRAWN BY B.D.D.S. TO KNOW AND IMPLEMENT 
AND ADHERE TD STATE BUILDING CODES, UPDATES AND AMENDMENTS AS NEEDED OR REQUIRED. 
REFER TD THE - ORSC, OSSC.-(OREGON STRUCl\JRAL SPEOAL TY CODE) 

'b 

' "' ... 
'b 

' "' ... 

;), ~~ 
... 

L....J 

r.7 
L:.J 

r--1 
L• •J J,4• 

'i. 'i. 

r.7 
L:.J 

3'-4" 

'i. 

EXISTING HOUSE 
B..E.r.D!iD. 

8' 

~ l 

8' 

2◄-X2♦-
X 12• fOOTING 
TYP. 

7'-8~" 

~ I 

0 :C~,~~ATION PLAN 
CONTRACTOR TO VERIFY ALL MEASUREMENTS 
BEFORE CONSTRUCTION BEGINS. 
R38 INSULATION TYPICAL IN FLOOR 

'i. 

DETAIL DRAWINGS ARE TO BE USED AT THE CONTRACTORS DISCRETION 
AND PER THE ENGINEERS SPECIFICATIONS. 

0 

~ w cc 
<.!> 
z 
,= 

"' x w 

"' 

... 

\,, 

~ ··' U') 

... 

FOLLOW THE PRESCRIPTIVE PATH IF THE DETAILS SHOWN DO NOT APPLY. 
USE THE METHODS PRESCRIBED BY THE ENGINEERS RECOMMENDATIONS. 

II 
II 

RAOONG MAJERtN 
APPUCAllOH PER Mf'C. SPECIRCAllCINS. 

T.P.O.WATER PROOF SlU ADHERING 
MEMBRANE LAP UP WAll CS
O~ ROOf CCM:R P£R MFC. 

OYER 5/8• Pl Y SHEA TlflNC 
LAP UP WAU. s• 

II 

V ii 
I 
tl 
II 
II 
II 
II 
II I 
II I 
D J 

EXISTING HOUSE BEYOND 

16' ADDITION 

0 ~~,~~-~LAN 
CONTRACTOR TO VERIFY ALL MEASLIREMENTS 
BEfOR.ECONSTRUC1lON DEOI.NS 
RJI 1N ROOF LNSll'l..l\ TION TIP 
Rll INWALLL'-SULATIOSTYP. 
~tA TCJ I EXISTINC ROOF OVER I L\NG 
UNI.£.i::s OlltER WISE NO rED 

Pl!R SECTION R.905 101. 
nm MINI.MUM ROOP SLOPE 
OP ~IETAL ROOFING PANELS. 
MUST HA VE A MlNL.\1UM 
ROOF SLOA: OF J 11 

EXISTING BEYOND N.I.C. 

'b 

' "' ... 
0 

' "' ... 

~ 
I 

'in ,., 

... 

~ 
I 

'in 

... 

~ l 

8' 'i. 8' 

1-,rT-rr ~-rr 1-2X10Lmco:a), 

A~AC>i 
1
w/ ltAX ~~ 

I 
I I I I I 
I I 11 0 P.T. KAW 

i f r r 
I '!I ' 

I I IN I ~-'' 
11 i 

I I I 

I I I I I ._._ &X,0 P.T. BEAM 

I i'"ii I ±= t :=t:: -
1--1/2'"""" .IOI 

I I I I I 

I I I I I .I 

~ I I I I I 
l 

16' ADDITION 

G) ~:O,?,~. FRAMING PLAN 
CONTRACTOR TO VERIFY AU.. MEASUREMENTS 
BEFORE CONSTRUCTION BEGlNS. 
RJI JN Fl..()()R fNSULA TION TYP. 
R21 IN WALLINSlJLATlONlYP 

ALL HANGERS, HDs. CDs. HUs. (ETC ) PER SIMPSON STRONG TIE 
BXPOSED STRUCTURAL STEEUMETAL TO B£ HOT DIPPED GALVANIZED 
AS SPEClFIED PER MFO. 
PROVIDE A..ASHING ff WINDOWS AS REQUIRED 
BRACEO WAU.. PANELS W/¼~ COX ANO DFl2 16" OC. 
INTERJOR OP BRACED PANEL W/t" OYP. 
WAJ.J..S SHAU. BE COVERED wm-1 ASTM RATEDE227l 
WA1ER W1CKJNGMEMBRANE Wm-IA WATER RESISTANT 
SIDINO MA TERJAL OVER. {SEE ELEVATION SHEET A.4/11 
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EXISTING BEYOND 

/

~lJ:WWALL 

DRAIN SCUPPER 

lo l INSTALL PER ~FG. 

lo 
I 

;... 

-:,:---

CD WEST ELEVATION 
SCALE: 1/4"•1' 

CONTRACTOR TO VERIFY ALL MEASUREMENTS 
BEFORE CONSTRUCTION BEGINS. 

" ~ 

! 

TRIM & SIDING DEPICrlONS ARE CONCEPTUAL. 
WINDOW SIZES & LOCATIONS ARE SUBJECT TO CHANGE 
PER THE OWNER OR CONTRACTOR. 

FlN. GRADE 

I 
I 
I 
I 
I 
I 
I 

I 
__ -:: --- --- --- --- :_ -----=-=-=- ---_ ---::...::...::__---:: == :_ -----=-=-=--_ ---::...::...::__---:: == Ti___ 

c.: 
0 

'"' '-' z 
F 
"' 13 

-!... 
+ ..., 
I ;... 

:,, 
I 

;... 

":x, 
I 

"' 

P.T 4X4 POST 
WITI-t POST 

BOOT SPACED 
EQUALY 

6' DECK 

r ---------------1r------ --------- 1r---------------1 1 

I II I I I I 
I II II I I 
I II II I I 
I II II I I 
I II II I I 
I II I I I I 
I II I I I I L _____ J L _____ JL _____ J 6" TYP. 

(H) Sl..OHO 00a'I arn»K> -, r- r 
I I I 

tlE.ll...EllllM I I I 
I I I 
I I I 
I I I 
I I I 
I I I 

16' ADDITION 

IT 
--- -- --- -- --- -- --- -- --- -- --- --- --- --~-~ - -- --- -- ---

---
I 

--- --- --- ----- --- -----18r 
----- --- --- ---

~ 
·,llr.>Q n, .,,.,.,,. 

' 6' NEW DECK ,_ 
,_ 
,_ 
'-J1D~ '-

z ,_ .,~ .. 
:i '-

;,, 
--- - -- - - 1-- = I= 

II 

1
115o.m. -l ~Q~!'r,I '-

L-, _ 
'-
'- .. . -· ,_ .Z. , :t ., ' 

7 

ROOflNG MA.TffflA.I 
APPLICATION PER MFG. SPEOFlCATlONS. 
T.P.O.WATER PROOF' SELF ADHERING 
MEMBRANE O'vtR ROOF CO'vtR PER MFG. 
OVER 5/8"' PLY SHEAll-0NC 
LAP UP WAU. O'v£R STUB WAU. 
AHO UP BACK WALL 15• 

_,_ ---

-!... 
+ 

":x, 
I lo 

"' I ~ 5/4 CONRNER 
L,,r""" BOARDS 

I ;... 

MATCH EXIST. 

--- _ £l!i,_£!Jt --- ~,- ---
----f-- -

_,__ - D --- --- - -- -

---

• 
:,, ~ 

, 
• I 

~ • ;... .: . 
; J 

2 
I 

FIN. GRADE 

0 SOUTH ELEVATION 
~~A~~;:;;~~ TO V ERIFY ALL MEASUREMENTS 
BEFORE CONSTRUCTION BEGINS. 
TRIM & SIDING DEPICTIONS ARE CONCEPTUAL. 
WINDOW SIZES & LOCATIONS ARE SUBJECT TO CHANGE 
PER THE OWNER OR CONTRACTOR. 

BOOONG MAID!IN -
APPUCA TION PER MFC. SPEOFlCA llONS. 

WA lER PROOF' SEl.F ADHERING MEMBRANE 
LAP UP WAU. e• MIN, (OR PER MF'G.) 

O'wt:R ROOF' CO'v£R PER MFG. 
~R s;e· PLY SHEAnilNG 

© DRAIN SCUPPER 
INSTALL PER MFG. 

0s• KNE::~ 

-!... 
+ ..., 
I 

;... 

T.O.P. 

IX) 

I 

"' 

~ 

,,----

OPEN SPACE 

UNDER SIDE Of JOIST 
AS™ RATED E2273---4-

WA TER \\1CKING MEMBRANE 
OVER j" PLY(rn>.) 

W/ T&G CAR DECKING 

12' ADDITION 

I _, 

EXISTING BEYOND 

'-' z 
F 
"' 13 

FIN. GRADE 

EXISTING FOOTING 
& STEM WALL 
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BUILT UP ROOF 

DRAIN TO 

0 B.D.D.S 
PLANS ~1AY NOT BE 
COPIED WITHOUT 

EXPRESS PERMISSION 
FROM BRINKMAN ORAfTrnG 

DESIGN SERVICES. THESE PLAt<S 
ARE PROPRIETARY DOCUMENTS 

AND BELONG TO B.D.D.S, 

--- ---
BRINKMAN DRAFTING 

DESIGN SERVICES. 
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Date: 2· 14-2024 
By: B.D.D.S. TEHB. 

Description : ELEVATIONS 
18" '--

, _ L---- lo- Rev1s1on : _______ _ 
~ MIN. L--
1 ,_ "' ,_ 

L----

G) EAST ELEV A TION 
SCALE: 1/4"•1' 

CONTRACTOR TO VERIFY A LL MEASUREMENTS 
BEFORE CONSTRUCTION BEGINS. 
TRIM & SIDING DEPICTIONS ARE CONCEPTUAL. 
WINDOW SIZES & LOCATIONS ARE SUBJECT TO CHANGE 
PER THE OWNER OR CONTRACTOR. 

PROVIDE FLASHING CAP 
'-'ITH DRIP EDGE AS 
REQUIRED 

T.P .□. '-'ATER PROOF 
MEMBRANE, LAP □VER 
KNEE '-'ALL AND DN. 

G' KNEE \/All \/ALL 6 ' INSTALL PER MFG. 

J 
1/2' GYP. @ CEILING=' 

SCUPPER DRAIN 
INSTALL PER MFG 
SPECIFICATIONS 

T.P.O. '-'ATER PROOF r MEMBRANE, SLOPE L TO DRAIN 

~E SIZING Of ROOF DRAJNS MUST BE LARGE ENOUGH TO 
QUICKLY CARRY AWAY All WATER ENTERING 
lliE ROOf DRAINS. ANY BLOCKAGE OR RESTRICTRIONS 
IN llilS SYSTEM MAY RESULT IN WATER BACKING ONTO lliE ROOF 
MEMBRANE. CHECK THE HORIZONTAL PIPE CAPAOTY. 
SIX-INCH DRAIN ATTACHED TO A SIX-INCH HORIZONTAL PIPE \\llli 1/ 4" SLOPE 
\\lLL ONL CARRY 315 GALLONS PERMINUTE (GPM) INSTEAD OF 563 (GPM) 
IN lliE SIX-INCH VERT. DRAIN PIPE. 
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