- City of Coos Bay

Police Department
500 Central Avenue, Coos Bay, Oregon 97420-8914
Phone (541) 269- 8911 Fax (541) 269-5788
http//:www.coosbay.org

June 5, 2013
TO: PLANNING COMMISSION
FROM: Laura Barron, Planning Administrato
RE: - Site Plan and Architectural Review: Preapplication

According to Coos Bay Municipal Code Chapter 17.345, Site Plan and Architectural Review,

Section 17.345.020, Preapplication, an applicant may submit a sketch plan to be reviewed by
the Commission before the formal application is filed in order to discuss the general design of
the project in relation to the site and surroundings and to property development requirements.

Enclosed for your review are information and site maps for a development proposed by Ocean
Grove Development Group, LLC. The development lies near the south end of Lindy Lane off of
Ocean Boulevard and west of Kmart. More specifically, the project is described as follows:

T. 25, R. 13, S. 21C, Tax Lots 700 (2.7 acres), 900 (28.5 acres) and 903 (3.4 acres), and,
T. 25, R. 13, S. 28, Tax Lot 600 (40 acres)

REQUIREMENT FOR SITE PLAN AND ARCHITECTURAL REVIEW (SPAR)

In 2006, the 28-acre parcel, Tax Lot 900, was rezoned from “Residential Certified Factory-built
Home Park (R-5)" to “Qualified Multiple Residential (Q R-3)". The “qualified” indicates that a
SPAR must be approved prior to development. Note that the SPAR is only required for this
particular parcel.

MASTER PLAN

The Master Plan for the project includes all of the parcels described above. This is important in
order to insure the project will function as a unit. Tax Lots 700 and 903 are zoned “Single-family
and Duplex Residential (R-2)". Tax Lot 600 is zoned “Multiple Residential (R-3)".

‘DUAL LIFE CYCLE DEVELOPMENT”

The information enclosed describes a “dual life cycle development” intended to reduce or
eliminate the normal boom and bust cycle that may result from a large construction project. The
project is intended to coincide with major construction projects related to the Jordan Cove
energy project.

The Planning Commission is scheduled to review this preapplication material at the meeting on
June 11, 2013.
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Disclaimer:

This document is produced using a Geographic [nformation System (GIS).
The data contained herein is intended to be a graphical representation only
and is by no means an officlal survey or legal interpretation thereof. The City
of Coos Bay provides this data in good faith and makes no warranties,
guarantees or representations of any kind, either expressed or implied, as
to the content, accuracy, completeness or reliability of this data.
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Ocean Grove Development Group, LLC

Pre-SPAR review meeting

Project Overview 5-31-13

Dual Life Cycle Development

The Ocean Grove Homes (OGH) plan uses a dual cycle development model to create a long-term,
community based, economic development legacy. OGH believes this model can reduce or eliminate the
normal boom and bust cycles that are often left in the wake of large construction projects.

During the first 24-60 months, OGH will offer high quality work-force housing with higher density
occupancy designed for easy and efficient conversion to permanent, lower density, “market housing”
after the peak of work-force housing demand.

The first development period will be referred to as Life Cycle One. The primary goal of the project
during this cycle is to provide an adequate number of beds and logistical services for temporary workers
(known as work-farce housing).

Starting about 30 months after initial completion, OGH will start modifying the interior living spaces of
the existing buildings to provide market housing far longer term residents. This conversion process will
result in lower density, development compliant housing for the entire development.

The second development period will be referred to as Life Cycle Two. The primary goal of the project
during this cycle is to provide high quality, entry level, market housing that can provide a ready
inventory of housing and rental incentives to employers who wish to relocate to the South Coast Bay

Area.
Dual Life Cycle Table
Life Cycle Description
lifeCycle One | Worker housing up to 60 months after completion on same units.
Life Cycle Two Long-term housing starting at about 30 months after completion on some units.
Project Goal

The goal of OGH is to cooperate with city officials, community leaders and business stakeholders to
create the optimum long-term housing solution and maximize the economic benefits for the South
Coast Region, while also meeting the demand for short-term worker accommodations for the proposed
Jordan Cove LNG , energy plant and gas pipeline connector.




Project Goals

Life Cycle Goal
[ li!fé. cyEIe Qﬂi—’!- = Provide attractive, spacious, comfortable and safe short-term worker housing.
i Organize local businesses to provide all food and hospitality support services.
Life Cycle Two Provide attractive, newly remodeled, long-term housing.
Create |local jobs by offering housing incentives to relocating employers.

Economic Development

Based on preliminary discussions with interested employers, OGH helieves that rental housing
incentives can help create local jobs and improve access to higher education at institutions like
Southwestern Oregon Community College.

Ocean Grove Homes has pledged to structure our project in a way which assures that the South Coast
Region will benefit from future rental housing incentives.

Significant rental housing incentives will be made available to employers who are relocating to the
region, as well as, families that are enrolled in locally administered higher education and vocational
training programs.

West Coast Gateway, LLC is a separate economic development company whose stated mission is the
recruitment of new businesses to the South Coast Bay Area. These recruiting efforts are an integral part
of the OGH plan to create a surplus rental and/or sales demand for the Life Cycle Two long-term housing
inventory.

OGH believes this program will allow it and West Coast Gateway, LLC to make a large contribution to the
economic development and educational expansion efforts already underway by many other
organizations in the South Coast Region.

Economic Development

Life Cycle Activities

' ﬂfe»tydeﬁné Create construction and hospitality opportunities for local businesses and workers,
Use housing incentives to create local jobs.

b | Use housing incentives to increase participation in local higher education.

Lite Cycle Two | use housing incentives to create local jobs.

Use housing incentives to increase participation in local higher education.

Project Scope

The SPAR application is for tax lot 900 only. The Master Site Plan includes tax lots 600, 900, 903 and
700, and is included for overall development information.

e SPAR:Tax Lot 900 Zoned R-Q-3, Total Size 28.46 Acres,
e Master Site Plan: TL 600 Zoned R-3, TL 900 Zoned R-Q-3, TL 903 Zoned R-2, and TL 700 Zoned C-
2 & R2, Total Size 74.57 Acres



Development Process

OGH plans to complete all SPAR, partition, conditional use and subdivision applications during Life Cycle
One in the following order:

SPAR: Tax Lot 900

Conditional use permit for duplexes on Tax Lot 600

Partition | on Tax Lot 600 and Tax Lot 900 into 3 parcels per tax lot.

Subdivision on Partition 2A-Tax Lot 600, Partition 3B-Tax Lot 900, and Tax Lot 903. (See Partition
Plan)

All applications are based on the long-term Life Cycle Two density. Variations of the development

code requested under the short-term Life Cycle One density will be discussed later in this overview.
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Development Process

Life Cycle Application

LifeCycle One | SPAR on Tax Lot 900

: Partition | on Tax Lot 900 & Tax Lot 600

Conditional use permit for duplexes on Tax Lot 600
Subdivision on duplex and 4-plex lots (Partitions 2A,3B,C)
Life Cycle Two All permits required for interior remodel to lower density.

SPAR Housing Mix-Tax Lot 900

The following table shows the housing mix on Tax Lot 900 in Life Cycle One and Life Cycle Two. This is
the only parcel that is included in the SPAR application.

SPAR Housing Mix
Life Cycle Unit i |Type Description # Units/Bldg. |# Buildings |[Total Units
| LifeCycle One | 4 3 Story Multiplex Studio Apartments 30 8 240
2 2 Story Group Residential 6 Dormitory rooms/unit 4 8 32
1 2 Story Multiplex 8-plex with detached garage/carport 8 19 152
Total 35 424
LifeCycleTwo | 4 3 Story Multiplex 2 Bdr. And Studio Apartments 18 8 144
2 2 Story Multiplex 0.G. 1 Bdr. Apartments 8 8 64
1 2 Story Multiplex 4-plex with detached garage/carport 4 19 76
Total 35 284

Master Plan Housing Mix

The following table shows the total housing mix in the Master Plan which includes Tax Lots 900, 600, 903
& 700 in Life Cycle One and Life Cycle Two.



Master Plan Housing Mix

Life Cycle Unit# |Type Description H Units/Bldg. |# Buildings |Total Units
LifeCycle One| 4 3Story Multiplex Studio Apartments 30 8 240
] )l 2 2 Story Group Residential 6 Dormitory rooms/unit 4 16 64
1 2 Story Multiplex 8-plex with detached garage /carport 8 54 432
| 3A-3B|  Single Level Multiplex 4-plex with detached garage /carport 4 52 208
5A-5B|  Single Level Duplex Duplex with attached garage. 2 43 86
e s Ty Total 173 1030
Life Cycle Two | 4 3 Stary Multiplex 2 Bdr. And Studio Apartments 18 8 144
2 Stary Multiplex 0.G. 1 Bdr. Apartments 8 16 128
1 2 Story Multiplex 4-plex with detached garage/carport 4 54 216
3A-3B| Single Level Duplex Duplex with detached garage/carport 2 52 104
S5A-5B| Single Level Duplex Duplex with attached garage 2 43 86
Total 173 678

General Development Items

1.

Access: Primary road access is through the Kmart property located directly east of the
proposed development. Secondary road access is via Lindy Lane. Both will be improved to
City and ODOT standards. A traffic circle at the intersection of Lindy Lane and the Kmart
access road, along with an emergency only outlet at the end of Tax lot 903 will provide
emergency access.

Utilities: Utilities will be improved to city standards and accessed through the Kmart
easement.

Wetlands: All wetlands have been flagged and are shown on the SPAR site plan and the
Master Plan. Many wetlands are preserved as open spaces. A planis being created by
wetlands professionals that will mitigate the wetlands impacted by development.

Fire Protection: All buildings exceeding two living units will have sprinkler systems.
Roads: All roads will be designed to meet city requirements, except the 20 ft. road on the
east side of Lindy Lane. OGH is requesting to dedicate all roads once the roads and
infrastructure are completed.

Minimum Lot Sizes: SPAR-The Lot size tables below show the minimum lot size for each
dwelling type in Life Cycle One and Life Cycle Two for Tax Lot 900 only.

It shows that Tax Lot 900 exceeds the total minimum combined lot sizes required for a
subdivision in both Life Cycle One and Life Cycle Two, prior to adding the additional open
space.

At the time of the subdivision application, Unit #1 (2 Story Multiplex) lots would not meet
the minimum subdivision lot size requirements in Life Cycle One when it is used as an 8-Plex.
OGH will request a temporary density offset for the Life Cycle One subdivision application.




SPAR Plan Life Cycle One- Density Tax Lot 900

Min SQ. FT.|Over/under

Unit# |Product Type # of Units |Lot Size Total SQ. FT.|Min Lot
1 |2 Story Multiplex (8-Plex) 19 9,000 171,000 12,200 231,800 (60,800)
2 |2Story Multiplex O.G. (4-Plex) 8| 128564 128,564 7,400 | 59,200 69,364
4 |3 Story Multiplex (30 units) 8 333,471 333,471 38,600 308,800 24,671
Total SQ. FT. Over/Under Minimum lot size 599,800 33,235
Total SPAR Plan 1,085,247 485,447

The Table below shows that once the 8-Plex is converted to a 4-Plex in Life Cycle Two, all
minimum lot sizes will meet development code standards for a subdivision, with an additional

691K sq. ft. of open space.

SPAR Plan Life Cycle Two- Density Tax Lot 900

Unit # |Product Type # of Units |Lot Size | Total SQ.|Min Lot  |Min 5Q. FT. |Over/under
1 |2 Story Multiplex (4-Plex) 19| 9,000 | 171,000 7,400 140,600 30,400
2 2 Story Multiplex O.G. (4-Plex) 8 128,564 | 128,564 7,400 59,200 69,364
4 |3 Story Multiplex (18 units) 8| 333,471 | 333,471 | 24,200 193,600 139,871
Total SQ. FT. Over/Under Minimum lot size 393,400 239,635
Total SPAR plan 1,085,247 691,847

7. Minimum Lot Sizes: MASTER PLAN-The Lot size tables below show the minimum lot size for
each dwelling type required for a subdivision in Life Cycle One and Life Cycle Two from The
Master Site Plan,

The Table shows the combined lot sizes, plus open spaces in the Master Plan, exceed the
total minimum lot sizes required for a subdivision in Life Cycle One by more than 840K sq. ft.
and in Life Cycle Two by more than 1.2 Million sq. ft.

The Master Plan Life Cycle One Table shows the Two Story Multiplex lots (Partition 2A, 3B,
Unit #1) do not meet the minimum lot size requirements for a subdivision in Life Cycle One.

OGH will request a temporary density offset allowance for these lots based on the 840K sq.
ft. excess open space in the Life Cycle One subdivision,

Master Plan Life Cycle One- Density.

Unit # |Product Type # of Bldgs. |Lot Size Total SQ. FT.[Min Lot  [Min SQ. FT.|Over/under
1 2 Story Multiplex (8-Plex) 54 9,000 486,000 12,200 658,800 (172,800)

2 2 Story Multiplex 0.G. (4-Plex) 16 307,554 307,554 7,400 118,400 189,154
3A |Single Level Multiplex (4-Plex) 19 9,000 171,000 7,400 140,600 30,400
3B |Single Level Multiplex 55+ (4-Plex) 33 5,750 288,077 7,400 244,200 44,877

4 3 Story Multiplex (30 units) 8 333,471 333,471 38,600 308,800 24,671
S5A |Single Level Duplex (b) 14 7,875 110,250 7,000 98,000 12,250
5B |Single Level Duplex (a) 29 7,875 228,375 7,000 | 203,000 25,375
Total SQ. FT. Over/Under Minimum lot size 173 1,771,800 153,927
Total Master Plan 2,612,160 840,360




The Master Plan Life Cycle Two Table shows that all subdivided and partitioned lots meet
minimum lot size requirements for Life Cycle Two with an extra 1.2 million sq. ft.

Master Plan Life Cycle Two- Density

Unit#t |Product Type # of Bldgs|Lot Size | Total SQ. [Min Lot  |MinSQ. FT, |Over/under

1 |2Story Multiplex (4-Plex) 54 9,000 | 486,000 7,400 399,600 86,400
2 |25Story Multiplex O.G. (4-Plex) 16 | 307,554 | 307,554 7,400 118,400 189,154
3A |Single Level Multiplex (Duplex) 19 9,000 | 171,000 7,000 133,000 38,000
3B |Single Level Multiplex 55+ (Duplex) 33 5,750 | 289,077 7,000 231,000 58,077
4 |3 Story Multiplex (18 units) 8 ( 333,471 | 333,471 24,200 193,600 139,871
5A  |Single Level Duplex (b) 14 7,875 | 110,250 7,000 98,000 12,250
58 |[Single Level Duplex (a) 29 7,875 | 228,375 7,000 203,000 25,375
Total SQ. FT. Over/Under Minimum lot size 173 1,376,600 549,127

Total Master Plan 2,612,160 1,235,560

8. Parking: All on-site parking development code requirements are met with Life Cycle Two
Densities.

During Life Cycle One, the 3 story multiplex (Unit #4) will have a 1.0 parking space per unit
ratio and the 2 story multiplex (Unit #1) will have a 1.0 ratio.

During Life Cycle Two, the lower density modifications allow all parking space requirements
to be satisfied. The 3 story multiplex (Unit #4) will have a 1.7 parking space per unit ratio
and the 2 story multiplex (Unit #1) will have a 2.0 parking space per unit ratio.

Due to the following facts, OGH is requesting a temporary Life Cycle One exemption to the

requirement of having 1.5 parking spaces per multi-family unit,

9, Traffic:

The parking spaces in Life Cycle One are allocated to dorm style, duplex and studio

units.

The higher density is temporary.
More than 100 overflow parking spaces are provided on Tax Lot 700.

Shuttle transportation will be provided for workers to and from the job site,

A traffic study has been commissioned and a report is due soon. OGH plans to

provide transportation to and from the job site for warkers living in the development via a
private shuttle service. We expect that a large number of the workers will not have a
private vehicle during their tenure at Jordan Cove.

Traffic flow will be partially determined by the shift rotation schedule at Jordan Cove. The
following chart represents the traffic impacts during the projected Life Cycle One period
using a 24 hour shift rotation on every hour.




At the peak period covering 4-6 months, this chart shows about 131 passengers per hour or
4-5 shuttle trips per hour.
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10. Market Rental/Sale Demand: The timing of this development is planned to coincide with
major construction projects related to the lordan Cove Energy Project.

The Graph below shows how the OGH planned development time-line will anticipate the
housing needs for the estimated number of workers needed for the project at that time.
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Unlike most developments where additional units are planned for future phases, this
development plans to reduce the future density.

After Jordan Cove Energy worker demand peaks, smaller units will be madified into
larger living units that are more attractive to longer term rental residents. The total
number of housing units is reduced from 1030 to 678.

How does OGH plan to fill these units as they are vacated by workers?

In addition to natural demand growth, OGH plans to initiate two rental incentive
programs which are designed to attract new renters from out of the area and to
encourage local residents to increase their level of education and training.

The first program offers employers rental rebates or incentives to relocate workers
and/or add jobs to the South Coast Region.

The second program offers degree-seeking students, job training participants, or
vocational training students a rental incentive for pursuing their education in the South
Coast Region with institutions of higher education like Southwestern Oregon
Community College.

The Graph below shows how the OGH vacated units will be filled as the development’s
density is reduced in Life Cycle Two. By 2020, the development’s rental unit supply
would only be able to absorb 51% of the projected growth in rental unit demand.

2020 Coos County Rental Unit Demand

Tatal Unit Demand
Demographics New Demand (1) 168
Jordon Cove Related Workers Demand (2) I 1200 |

Pent Up Demand (3) | 175 ‘

Subtotal Above Demand | 463

0.G. Homes For Jobs Inceritive (4) | I

0.G, Educational Incentive (5) = 100

Ocean Grove Housing Unit Supply M

a 200 400 600 8OO 1000 1200 1400

Sources:
L Demographics new demand-Oregon office of Econemic Analysis 2013 Population Forecast
2. lordan Cove Related Workers-Based on family size and percent of renters for 50% of forecasted employment
per estimates from boostsouthwestoregon.org Education-Packet.pdf
3. Pent Up Demand-Based on a 2% increase in renters as economy improves,
4. Homes for Jobs Incentive Demand- based on preliminary conversations with out of area employers and .5% per year job growth,
5. Educational Incentive Demand-based on preliminary conversations with educators.



Summary of Life Cycle One Planned Exception Reguests

SPAR:

1.

During Life Cycle One, Unit #4 {the 3 story multiplex) will have a 1.0 parking space
per unit ratio and Unit #2 (the 2 story multiplex) will have a 1.0 ratio. During Life
Cycle Two, the lower density modifications allow all parking space requirements to
be satisfied. OGH requests a temporary exception to the parking requirements for
the development of Tax Lot 900 in Life Cycle One.

SUBDIVISION-PLANNED EXCEPTIONS:

1. OGH requests that the city accept the dedication of the 20 ft. road on the east side

of Lindy Lane, which serves as entry access to the row of single level duplexes.

During Life Cycle One, Unit #1 (the 2 Story Multiplexes) on Tax Lot 600 and Tax Lot
900 do not meet the minimum subdivision lot size requirements when they are used
as 8-Plexes. During Life Cycle Two, when they are converted to 4-Plexes, all
minimum lot sizes required by the development code for subdivision are met. OGH
requests a temporary exception to the minimum lot size requirements for the
subdivision of Partition 2A and 3B, in Life Cycle One.




SPAR Site Plan STRAUS
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1
IRRIGATION DETAILS
1. Anautormatic irrigabon systemto be provided for all plant nntenals areas
in th indi Systemls i top
Zogpmend40psl Confi ite before on the
avalable water source..

2. All matetials are to be new and in originat condiion.
3, Nozoneshall exceed 8gpm.
4. Place manual drain valves as needed at low points In mainfine
5, Mainiine shouid be located In area vith least conflict vith sumounding
utilties. Mainline location on plan for ease of interpretation
6. RainBird 1804 sefies hieads in lawn areas with Hunier MP Rolator nozzles of
the appropriate radius for the area being walered. Heads are to be located 2-3"
fromany concrete, hard surface or transistonal area between lawns and shiubs.
Heads are to be 8-10" from any building or structure.
7. All drip zones to use PVC laterals to locate & point of connection in each
Individual planting bed.
8. Shrubareas to be lmigated by drip imgation
A All surface drip tubing to be 1/2” poly tubing. Tubing ends to have
removable caps. Tubing fo bured a minimum of 3-5” and held down every
& vith J-stakes.
B. Rain Bird XB-10 Emitters o be placed at the edge of root zones of plants at
the following rate
1-2g plants 2- 1GPH emitters placed on opposite sides of root ball
3-5g. plants 3- 1GPH enitters placed on opposite sides of root ball
tamer malerial 5- 1GPH emitlers spaced equally around perimeter of root ball
. All Drip zones to include a 200 mesh filter and 30psi pressure regutator
9. Allfrenching to be a inimum of 12" deep. Backiill s to be clean and free of
any material larger than 1 1/2"In diameter. Backfill shall be adequately
compacted and guaranteed against further setiing.
10. Al fateral pipe shall be PVC sc40 and 1" minimum.
11, Electronic control clock located outside structure on far side of garage..
12, Control wires are to be a minimum of 18ga and spliced with water proof

connections only.
13, SIeevirg to be provided under alt hardscapes by general contractor for irigation

14, lmgaion systemto be agalnst defective materiat or
foroneyear fromthe date of final aecep(anoe Damage or loss due to vandalism,
freezing or acts of neglect by others, Is exempt from Contractor's replacement
responsibility.

15. Provide ownerwdh an accurate as-uilt locating atf vatves, wire splices, main fne
and any sle
16. Prodide wu.u inary watering schedule for the l

17. Provide ovmer with complete set of waitten instructions for operation of sprinkler
systeminciuding spring start up, clock operation, and winterization.
18, Walk owner through the entire system describing the operating instructions.

~Feboo 850X ¥/4" Double Check Valve

GENERAL CONSTRUCTION NOTES

1. SITE OBSERVATION VISITS

A The Landswpe Architect shall be notified by the Landscape Contractor 48 hours in
advance of al site observation visits required by this document or requested by the
Landscaps Contractor.
B. The Landscape Contracior shall be present at each site observation visit,
C. Aliwork that is to be viewed by the Landscape Architect shall be ready and in place.
“The Landscape Architect has the right to have changes made to any or all of the work.
D. Site obsetvation visits by the Landscape Architect are required for:

1. Pre~construction site meeting

2.Subgrading

3 Prefminary migation fayout, trench locations, P.O.C and vauit sizes.

Finish grading and soil preparation
6 Placement of plant materials prior to pianting
7 Hnal ins‘laﬂ ion checkdist

of job during maii period.
9 ﬁnal checkist.
E. Landscape Architect may cornment and report on any other work being performed
as part of any visit,

F. Addiional site observation visits may be requited by the Landscape Architect
atany time. If more than one site observatuan visit Is required for a particular portion of
work of as by Landscape Architect ), the
Landscape Contractor shall be charged for additional observations.
2. General prepartion of site to inciude:
A Eradication of weeds through the certified application of herbicides, alioving
adequate tirne for kill.
B. Removal, from site, of ali existing surface fock in planting beds.
3. Al shrub beds to be finish raked fo a smooth condition prior to rmulching.
4. Mediumdark mulch to be placed In ell shrub beds fo a depth of 3%,
5. Hydroseed to be Oregon Rye Grass Blend or equal.
6. Hydro-seed preparation:
A_Bring areas to an even, smooth grade remnoving hard or soft areas
that might impede drainage or cause puddiing.
B. lnslaﬂaspergmwars recommendations.
7. Plan should be onesite, Any changes are the
ibikty of th rcinate with the owners representative,
8. IiNOLlDE 180 DAYS OF MNNTENANCE fromthe day of acceptance. Including but not

A Mow
A Mdmam plammg area in a healthy, weed free condition through a minimum of
B. Replace any rraterial showing signs of stress.

C. Monitor imigation for correct iming.
D. Provide owner with compilete fist of i ions for cont care at the end of the
maintenance period.

NOTE: IF THIS SHEET IS LESS THAN 22" x 34" IT HAS BEEN REDUCED AND 1S NOT TO SCALE.
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2

Altemnative Planting for _V
F

PLANT LIST

GRADING ,

1. Landscape contractor to include removal of debiis 1 1/2* of larger and the removat of
compacted rock and grave! in al planfing areas in order to achieve planting areas where
the subgrade consists 12" of viable soil.(see Genera} Noles for addiional conditons).
\Viable soif rmay indude existing soil when itis consists of soll thatwill promote the healthy
gowth of plant materials and that is devold of delaterious cantent.

2. Placement of any soi! to be done in coordination with sutable weather condition so as to

prevent damage to sofl struchsre.

3. Landscape contractor responsible to provide a finish grade within 3" of surrounding

hardscapes, All graded material o be adequalely firm without being overty oorrpaded.

4.1 o place sufficent d dlear topsoi to achieve finish gmde
shrub areas. Addti may avall i,

5, Finish grade in shrub areas to be a smooth even grade mounded 2° htgh inthe > middie
of beds and ending 3" below surtounding areas. All finish grading to promote positive
dralnage away fom structures and to be done in such a way as to efiminate pudding or
colfection of water.
1

6. ible for ing any drainage probls d
during the colrse of ion, with owners ve .

PLANTING

1. Plantmaterial to be provided in accordance with spedies, sizes and quantities indicated
below. jons based on Hist provided may be made as applicable. Remaining
substitutions to be made with the approval of landscape architect.

2. Naplanting to proceed until inigation system s fully funcioning in the erea to be planted.

3. All plant holes to be dug 2 fimes the volume of their root bali size. Backiill shall consist
of 143 oxrgani: mulch, 2/3 native soil, micorrhizae suppfiment and 16-16-16 fertilizer as follows.

gal oz
3593! 201

4. P!ant upnght and face to give best o ip to plants, and
predominant veiwing angle. Trees arefobe plented so as o be straight up and down
without ihe assistance of staking. Staking is sdery for support against outside forces.

5. Loosen ve twine binding fop of each root ball,

Scarify root balis of plants exhibititng a root bound conditor, being careful not to damage
the root balfs Integrity. Stake and guy trees immediately after this work.

6. Place and compact backfill sol mixture carefully to avoid Injury to roots, and il all voids.

7. When hole is 2/3 filled with sof, completely soak and allow water to soak away atleast two

fimes or more, as Y lo comp water i
8. plant material faled of fon, beginning after written
acceptance of work, for one year.
A Replaee plmt material not surviving of In poor condition during guarantee period.
B. P work in with oniginal spedificafions atno
addiional cost to Owner.

C. Damage of loss of plant materials due fo vandalism, freezing or acts of neglect by
others, Is exampt from Contractor’s replacerment responsibifiy.

Tree ties 312
from ground
/.ga-mk sakes
funks per free
Waptres P — Chain 1ok or equal

Badﬂﬂﬂ!!\ blend 113
muich,

273 nathve 303, & 4oz
of 161616 ferEzer
Dig tote 2 Emes

the 3ize of root bal

i ans |

Rootbalt to be equatto
142 ebove grade
Badﬂvmmemmommmkh
2/ rathve 501, &
onMMsluEzu
Dig hole 2 Simes the stz of ool kel
2 tall
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GRADING

PLANT LIST

1, Landscape contraclor tolnclude removal of debris 1 1/2° or Jarger and the removal of
compadied rock and gravel in all planting areas in order fo achieve planting areas where

the subgrade consists 12° of iable soit.(see General Notes for addiional condiions).

Visble s08 may include existing sofl when itis consists of soll that will promote the healthy

growth of plant materials and that is devoid of defeferious content.

Piacement of any soil to be done in coordinalion with sutable weather condtion so as fo
prevent damage to sof structure, .

Landscape contractor responsible to provide a finish grade within 3" of stmounding
hardscapes. Al greded malerial to be adeqt being ov pacted,
Land: ki ificent d clean topsoll to achieve finish grade in

shiub areas. Addtional soll may be necessary depending on available existing soll.
Finish grade in shiub areas to be a smooth even grade mounded 2” high In the middie
of beds and ending 3" below surrounding areas. All finish grading to promote positive
drainage away from structures and to be done in such & way as to eliminate puddiing or

coflection of water,
6. Landscap ible for any drainage problems encountered
during the cotrse of construction, with ewners representative .

LT S

Tree ties 3 172
from ground
/_za-m.ﬂakes
2pertren
Visptoskunks g Cain Lok ot equal Rootbali to be equal to
il tosizke
Suagle 112" above grade
BackTwith biend 113 B;:dgm bend zzaomani: muich,
! hative $03,
?121?1?““ o 161616 ferkizar
u;huhzmﬁm Dighote 2 Emes the sizo of ool bal
the size of oot bl Shu Planfing Detal
iduotss. ing Detail

NOTE: IF THIS SHEET IS LESS THAN 22" x 34" IT HAS BEEN REDUCED AND IS NOT TO SCALE.

1 2

A A PP
PLANTING
1. Plant material o be provided in accordance with spedes, sizes and quaniiiies indicated
below. itutions based on i ided may be made as Remaini

low. nlistp
substitufions to be made with the approval of landscape architedt
2. No planting fo proceed until imigation system s fully fundtioning in the area to be planted,
3. All plant holes to be dug 2 imes the volume of thelr root ball size, Backfill shall consist
of 1/3 organic mulch, 2/3 native soll, micorrhizae suppliment and 16-16-16 fertiizer as follows.
1gal  toz
35gal 20z
larger 4oz
4, Plantuprightand face fo give best or relationship to plants, and
predominant veiwing angle. Trees ere fo be planted so as fo be straight up and down
without the assistance of staking. Staking s solely for support egainst oufside forces.
5. Loosen and remove twine binding and burlap from around top of each root ball.
Scarify root balis of plants exhibiing & root bound conditon, being careful not io damage
the root balls integrity. Stake and guy trees immediately after this work.
8. Place and compact backfill sod mixture carefily to avoid injury to roots, and il all voids.
7. When hole is 2/3 filfed with soll, completely soak and ellow water to soak away atleast two
times or more, as yio water idual plants,
8. Guarantee piant materials and refated of on, beginning after wiitten
acceptance of work, for one year,
A Replace plant material not susviving or in poor condition during guarantee period.
B. Petform all repi: workin wvith original fons atho
additionat cost to Owner,
€. Damage or loss of plant materials due to vandalism, freezing or acts of neglect by
others, is exempt from Contractor’s replacement responsibility.

»

»

1. SITE OBSERVATION VISITS

A. The Landscape Architect shall be notified by the Landscape Conlractor 48 hours in
advance of all site obsetvation visits required by this document or requested by the
Landscape Contractor,
B. The Landscape Contracior shall be present at each site observation visit
C. Allwork that is to be viewed by the Landscape Architect shall be ready and in place.
‘The Landscape Architect has the right to have changes made to any or alf of the work.
D. Site obsetvation visits by the Landscape Architect afe required for:

1. Pre-construction site meefing

2.8ub grading

3. Prefiminary imgation fayout, french locations, P.0.C and vault sizes.

5. Finish grading and soll preparation

6. Placement of plant materials prior to planting

7. Finalinstaliation checkfist

8. Periodic review of job during period.

9. Final checklist
E. Landscape Architect may comment and report on any other work being performed
as part of any visit.

F. Additional site observation visits may be required by the Landscape Architect

at any fime. )f more than one site observation visit is required for a particular portion of
work because of ies ined by Landscape Architect ), the
Landscape Contractor shall be charged for additional observaions.

2. General prepartion of site to inciude:
A Eradication of weeds through the cerlified appiication of herbicides, aliowing
adequate time for kill,
B, Removal, fromsite, of all existing surface rock in planting beds.
3. Ali shrub beds to be finish raked to & smooth condition prior to mulching.
4. Medium dark muich to be placed in all shiub beds to a depth of 3",
§. Hydro-seed fo be Oregon Rye Grass Blend or equal.
6. Hydro-seed preparation:
A. Bring areas to an even, smooth grade removing hard or soft areas
that might impede drainage or cause pudding.
B. Install as per growers recommendations.
7. Planis ic and shouid be on-site. Any changes are the
tesponsibifity of the contractor {o co-ordinate with the ovmers representative.
8. INCLUDE 180 DAYS OF MAINTENANCE from the day of acceptance. Inciuding but not
fmited to:
A Mow

A Maimgin planting erea in a healthy, weed free condition through a méinimum of

visits.
B. Replace any material showing signs of stress.
€. Monitor imigation for correct iming.
D. Provide owner with complete Est of for
maintenance period.

care at the end of the

IRRIGATION DETAILS

1. An automatic imgation systemto be provided for alt plant materials areas
in accordance with standards. Systemis intended to perform at
20 gpmand 40 pst. Confirm on-site before proceeding depending on the
available water source..
2 Al materials areto be new and in orginal condition,
3. Nozone shall exceed Bgpm.
4, Place manual drain valves as needed at fow points in mainfine
5. Mainline shoukd be located in area with least conflict with surounding
utiiies, Mainline location on plan for ease of interpretation
6. Rain Bird 1804 series heads in iawn areas with Hunter MP Rotator nozzies of
the appropriate radius for the area being watered. Heads are to be: located 2-3"
from any concrete, hard surface or transistional area between fawns and shrubs.
Heads are to be 8-10" from any building or structre,
7. Al drip zones to use PVC laterals to locate a point of connection in each
Individua) planting bed,
8. Shrub areas to be inigated by drip imigation
A. All surface drip tubing to be 1/2" poly tubing. Tubing ends to have
removable caps. Tubing to buried & minimum of 3-5° and held down every
5’ with J-stakes.
B. Rafn Bird XB-10 Emitters to be placed at the edge of root zones of plants at
the following rate
1-2g plants 2- 1GPH emitters placed on opposite sides of root ball
3-8g. plants 3- 1GPH enitiers placed on opposite sides of root ball
Larger material 5- 1GPH emitlers spaced equally around perimeter of root ball
C. All Drip zones toinclude a 200 mesh filter and 30psi pressure: regulator
9. Alltrenching to be a minimum of 12" deep. Backfl is to be dlean and free of
any material larger than 1 1/2° In diameter. Backdili shall be adequately
compacied and guaranteed against further settiing.
10. Al lateral pipe shall be PVC sc40 and 1 minimum.
11. Electronic control clock located outside strudture on far side of garage..
12. Control wires are to be a minmum of 18ga and spiced with water proof
connections only.
13. Sleeving to be provided under i hardscapes by general contractor for imigation

purposes.

14, Inigation sy be agalnst defective matetial or
for one year from the date of final acceptance. Damage or loss due to vandaism,
freezing or acts of neglect by others, is exempt from Confractor's replacement
res| bifty.

15. Provide owner vith an accurate as-bullt locating all valves, wire spices, main line

and any sleeving.

16. Provide owner with preliminary i for the i

17. Provide owner with complete set of written i jons for ion of sprinkder

system including spring start up, clock operation, and wintedization.

18. Waik owner through the entire System describing the operati

e | -Febco 850XL ¥4" Double Check Veive
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1 2 3 4 5 6
1. An amomabc imgation system to be provided for all plam raterials areas E
in viith indt Systemis d to perform at
20 gpm and 40 psi, Confi ite before p onthe .
avallable water source.. i l
2. Allmaterials areto be new and in original condition.
3. Nozone shall exceed 8gpm. . . . . ; _ GRAD'NG . 0
g' mﬁig&a&gﬂlﬁggjﬁgg \:?ma:e':gt gnngo;l:ﬁnu?gmundmg 1. Landscape contractor fo include removal of debris 1 1/2” or larger and the removal of :
" uiitiies. Malnfine location on plan for ease of Interpretation compacted rock and gravel in all planting areas in order fo achieve planting areas where o
6. Rain Bird 1804 series heads in lavm areas vith Hunter MP Rotator nozzles of the subgrade consists 12 of viable soil.(see General Notes for additional conditions). —9
- : located 2-3° Viable solf may include existing soif when it is consists of soil that will promote the healthy [5]
g:n? gp‘ mmdrﬁ" s%;e;ﬁ%&?};e&ﬁigﬁaﬁs and shrubs. growih of plani malerials and that is devoid of defeterious content. : 3
Headsnzre 1o be 8:10' from any building or Structure. - — 2. Placement of any soil to be done In coordination with sutable weather condition 50 as to Q
7. Allip zones o use PYC ftends 1o ogate & pant of connecton 1 each prevent damage to sail stucture. D)é
: indiv’i)dual planting bed. pa 3. Landscape contractor responsible to provide a finish grade within 3" of surounding = —
8 Shabarer. be“% e by diip Iiaatio hardsmpes Al graded malerial to be edegualely fimm without belng overly compacted. U) o3
g s to be imigated by drip Imigation . 4,1 to place suffcent dlean topsollto achieve fish grade in 5
A All surface drip tubling to be 1/2” poly tubing. Tubing ends to have shrub areas. Addifional soif may be il m ‘S
rse'ml;ug.mungmbuneda minimum of 3-5" and heid down every 5, F‘;r:ia’sga? lnshrug a;;astobeasnmﬂ\ evenglad:kr;‘\oundedz'hlw Inthe middle D 8 e
> g . of and ending 3" below surrounding areas. All fi adng fo promote positive
B. Rain Bird XB-10 Emitters to be placed at the edge of root zones of plants at drainage away from stuchwes and fo b:g doneinsucha “% as tg eﬁ‘r)rrina!e pudding o g oo 8
the following rate collction ofvater. 558 8§
1 2g plants 2- 1GPH ervitiers placed on oppesite sides of root ball 8. for any drainage problems encountered CU «g [
3-5g. plants 3- 1GPH emitters placed on opposite sides of root ball dunng the course of ion, with owners ive . e 20 E
Larger material 5- 1GPH emitiers spaced equally around perimeter of root ball i <de} @
C. Al Drip zones o include a 200 mesh fifter and 30psi pressure regulator m g l.l‘E S0 E
9. Alltrenching to be @ minimum of 12 deep. Backfil is to be dlean and free of —c e § 2
any matenial larger than 1 /2" in diameler. Backfill shall be adequately D 8_= 8 ~ %
compacted and guaranteed against further setting. m g g =38
10. Al lateral pipe shall be PVC sc40 and 1" minimum. 238
11. Electronic control clock focated oulside structure on far side of garage.. = g; [
12 Co:l;limresa’;mobearriﬁnumofwgaandspliwdwﬂhwater proof PLANTING S (3 8 3
oon
13. Sleeving to be provided under all by general for irrigation 1. Plant material to be provid d: sizes and quaniities indicated
purposes, below, Substitutions based on list provided n'aybe made as applicable. Remalning
14, Irn‘gaﬁon be against defeclive material or substitutions to be made with the approval of landscape architect.
for one year from the date of final acceptance, Damage or loss due to vandalism, 2. No planting to proceed uni imgation system s fully functioning in the area to be planted.
freezing or acts of neglect by others, Is exempt from Contractor's replacement 3. All plant holes to be dug 2 fimes the volume of their root ball size. Backfill shalf consist
respansibiity. of 1/3 organic mulch, 2/3 native soil, micorrhizae suppliment and 16-16-16 fertifizer 25 follows.
15. Provide owner with an accurate as-buiit Jocating all valves, wire splices, main éne igal oz O
and gny sleeving. orth i:gg:lr ﬁgl |
16. Provide owner with i i hedule for the Z
17. Provide ;)wner with complete set wen l,r;tmcm::;s w?;t opelanon of sprinkler | + ?{g:ﬂ?nﬂ:mn? Jﬁgev eﬁbi; are fo be planted sa asto :ﬁ:"s?:f;%t and d::nd —
spring jon, erization.
18. i’aﬁ”&‘m“é’,’mn e atbing the i without the assistance of staking. Staking Is solely for SUpport agalmst outside forces. 0.
vt N 5. Loosen and remove twine binding and burlap from around top of each root ball. :3
p— Scarify root balls of plants exhibifitng & root bound conditon, being careful not to damage
~Fobico 850XL 3/4* Doubls Check Valve the root balis Integrity. Stake and guy frees immediately after this work. O
6, Place and compact backfill sod mixture carefully to avold injury to roots, and 6il all voids.
7. When ol s 2 e it s, compstely soak and fowvater o sk vy et v x
times or more, as (D
8. Guarantee plant materials and relaled workmanshlp of lnstallahon beginning after witten
acceptance of work, for one year.
A Replace plant material not surviving or in poor condition during guarantes period. "—
B. Perform all replacement work in accordance vith original spedifications at no [ Z
additfonal cost to Owner. 8
GENERAL CONSTRUCTION NOTES C. Damage or loss of plant materials due to vandalism, freezing or acts ofneglectby o LL g
others, is exempt from Confractor’s replacement responsibisty. m E 5
1. SITE OBSERVATION VISITS i 8
A Thela Architect shall be nofified by the Landscape Contractor 48 hoursin (D 3
advance of all site observation visits required by this document or requested by the O o w hi]
Landscape Contraclor. < X
B. The Landscape Contractor shiall be present at each site observationvisi. 1O go
C. Allwark thats to be viewed by the Landscape Architect shall be ready and In place, PLANT LIST B
The Landswpemmted has the right to have changes made fo any or all of the work. m g
D. Site ob ion visits by the L Aschitect are required for: L4 »
1. Pre-constraction site meeting O 8
S . o O 0388
3. Prefiminary irigation layout, trench locations, P.O.C and vault sizes. Vi) 208, 200
5. Finish grating and sofl preparation &Y Stk
&, Piacement of plant materials prior to planting gl —_—— - ——
7. Final installation checkiist fat et at At St atatatatat .
8. Periodic review of completed job during maii period. lelebululabel Fetuletot iyl WhIR | DT
9. Final checkiist ool e v -
E. Landscape Architect may comment and report on any other work being performed EPC NGO PO et et ettt atata
as part of any visit, PaPaieiugaiuii PPl uuibuPuibuiig
FAddnonalsﬂaobsenranonwstsmaybereqdredbytheLsMSmpeNﬂMed - ——la s — s S ss s
atanyfime. Ifmreﬂ)anonesﬂeohsewahomnsﬂbreqwredforapamwarpomonof R ot et et At Nttt Attt et
work because of {as Aschitect), the N s,
Landscape Contractor shall be charged for additional obsewauons
2. General preparfion of site to include: B
A Eradication of weeds through the certified application of herbicides, allowing
adequate time for kill.
B. Removal, fromssite, of all existing surface rock In planting beds.
3, Al shrub beds to be finish raked o @ smooth condition piior to mulching.
4. Medium dark muich fo be placed in all shrub beds fo a depth of 3°,
5. Hydro-seed to be Oregon Rye Grass Blend or equal.
6. Hydro-seed preparation: -
A Bring areas to an even, smooth grade removing hard or Soft areas %
that might impede drainage or cause pudding. A
B. lnslall BS per growers recommendations.
7. Plan should be d on-site. Any changes are the =
responsitiEly of the contractor o co-ordinate vith the owners representative. DR i ]
8. INCLUDE 180 DAYS OF MAINTENANCE fromthe day of acceptance. Incliding but not QECEEE M
im‘ﬁ tl) FROECTDATE 051543
A Mow
A. Maintain plammg area in a healthy, weed free condition through a minimum of 3
Tree ties 3 1/2' R
B. Rep!ace any rriaterial showing signs of stress. from ground
C. Monitor Irrigation for comect timing. 22-81. stakes OCEAN GROVE
D. Provide owner with complete Eist of instructions for continued care 8t the end of the %\p uf:e trurics mﬁuw Roatball o be equalto DEVELOPMENT GROUP LLC
maintenance period. wep Stiobo siake 1> shoie gra:g COEARBYD 2
Backtl vt mend 13 m,“f&"’“’““"“'“‘“" T i l Unit 4 €OOS BAY, OREGON 97420
23nativgsal, & 4oz of 16-46-16 fertizar Cca
ol;«::;s::i:-r Dig hole 2 Emes the slze of root bal yp ™me
st20 0 root ‘Shrub Planing Detall =
i NI | Landscape A |LanDscape pLAN
Deciduous Tree Planting Deta)
Plan W,
0 5 10 20 30 40
Scale 1" = 10’ ==
NOTE: IF THIS SHEET IS LESS THAN 22" x 34" IT HAS BEEN REDUCED AND IS NOT TO SCALE. L-1 0 1
1 2 3 4 5 6 .
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