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· Site Plan and Architectural Review: Preapplication 

June 5, 2013 

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. 

Enclosures 
/Ill 



---R-5-------• 

QR-3 

R-3 

&oo 

QP-2 

Disclaimer: 
This document Is produced using a Geographic Information System (GIS). 
The data contained herein Is Intended to be a graphical representation only 
and is by no means an official 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. 

Date: 6/4/2013 
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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 const ruction 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 fi rst 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-force housing). 

Starting about 30 months after initial completion, OGH will start modifying the interior living spaces of 

the existing buildings to provide market housing for 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 Tab le 

Life Cycle Description 

life Cycle One Worker housing up to 60 months after completion on some 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. 
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Project Goals 

Life Cycle Goal 

Life Cycle One Provide attractive, spacious, comfortable and safe short-term worker housing. 

Organize local businesses to provide all food and hospitality support services. 

life Cycle Two Provide attractive, newly remode led, long-term housing. 

Create local jobs by offering housing incentives to relocating employers. 

Economic Development 

Based on preliminary discussions with interested employers, OGH believes 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. 

Sign ificant 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 

Life Cycle One Create construction and hospitality opportunities for local businesses and workers. 

Use housing incentives to create local jobs. 

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. 

• SPAR: Tax Lot 900 Zoned R-Q-3, Total Size 28.46 Acres, 

• 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 t he following order: 

1. SPAR: Tax Lot 900 

2. Conditional use permit for duplexes on Tax Lot 600 

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

4. Subdivision on Partition 2A-Tax Lot 600, Partition 38-Tax Lot 900, and Tax Lot 903. (See Partition 

Plan) 

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

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

Development Process 

Life Cycle Application 

life cycle One SPAR on Tax Lot 900 

Partition I 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 remode l 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 II Type Description II Units/Bldg. tt Buildings Total Units 

life Cycle One 4 3Story Multiplex Studio Apartments 30 8 240 

2 2 Story Group Residential 6 Dormitory rooms/unit 4 8 32 

1 2Story Multiplex 8-plex with detached garage/carport 8 19 152 

Total 35 424 

Life Cycle Two 4 3 Story Multiplex 2 Bdr. And Studio Apartments 18 8 144 
2 2 Story Multiplex O.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. 
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Master Plan Housing Mix 

Life Cycle Unit II Type Description II Units/Bldg. II Buildings Total Units 

Lite Cycle One 4 3 Story M ul tiplex Studio Apartments 30 8 240 

2 2 Story Group Resident ial 6 Dormitory rooms/uni t 4 16 64 

1 2 Story Multi pi ex 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 

Total 173 1030 

Life Cyde Two 4 3 Story Mult iplex 2 Bdr. And Studio Apartments 18 8 144 

2 2 Story Mult iplex O.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 

5A-5B Single Level Duplex Duplex with attached garage 1 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. 

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

easement. 

3. 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 plan is being created by 

wetlands professionals that will mitigate the wetlands impacted by development. 

4. Fire Protection : All buildings exceeding two living units will have sprinkler systems. 

5. Roads: All roads will be designed to meet city requirements, except the 20ft. road on the 

east side of Lindy Lane. OGH is requesting to dedicate all roads once the roads and 

infrastructure are completed. 

6. 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 additiona l 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-Piex. 

OGH will request a temporary density offset for the Life Cycle One subd ivision application. 
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SPAR Plan Life Cycle One- Density Tax lot 900 
Unit # Product Type #of Units Lot Si ze Total SQ. FT. Min l ot Min SQ. FT. Over/under 

1 2 Story Multiplex (8-Piex) 19 9,000 171,000 12,200 231,800 (60,800) 

2 2 Story Multiplex O.G. (4-Piex) 8 128,564 128,564 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 

Unit# 

1 

2 

4 

Total SPAR Plan 1,085,247 485,447 

The Table below shows that once the 8-Piex is converted to a 4-Piex 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 
Product Type #of Units Lot Size Total SQ. Min Lot Min SQ. FT. Over/under 

2Story Multiplex (4-Pi ex) 19 9,000 171,000 7,400 140,600 30,400 

2Story Multiplex O.G. (4-Piex) 8 128,564 128,564 7,400 59,200 69,364 

3 Story Multiplex (18 units) 8 333,471 333,471 24,200 193,600 139,871 

Total SQ. FT. Over/Under Minimum Jot size 393,400 239,635 

Unit II 

1 

2 

3A 
3B 
4 

SA 

SB 

Total SPAR plan 1,085,247 691,847 

7. M inimum Lot Sizes: MASTER PLAN-The Lot size tables below show the minimum lot size f or 

each dwell ing type required for a subdivision in Life Cycle One and Life Cycle Two f rom 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 l.:Z Million sq. ft. 

The Master Plan Life Cycle One Table shows the Two Story Multiplex lots (Partition 2A, 38, 

Un it #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 t hese lots based on the 840K sq. 

ft. excess open space in the Life Cycle One subdivision . 

Master Plan Life Cycle One- Density 
Product Type t1 of Bldgs. Lot Size Total SQ. FT. Min Lot Min SQ. FT. Over/under 
2 Story Mu lt iplex (8-Piex) 54 9,000 486,000 12,200 658,800 (172,800) 
2 Story Multiplex O.G. (4-Plex) 16 307,554 307,554 7,400 118,400 189,154 

Single Level Multiplex (4-Piex) 19 9,000 171,000 7,400 140,600 30,400 
Single Level Multiplex 55+ (4-Piex) 33 5,750 289,077 7,400 244,200 44,877 
3 Story Multiplex (30 units) 8 333,471 333,471 38,600 308,800 24,671 
Single Level Duplex (b) 14 7,875 110,2SO 7,000 98,000 12,250 
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 
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Unit It 

1 
2 

3A 

3B 

4 

SA 

SB 

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 
Product Type # ofBidgs Lot Size Total SQ. Min Lot Min SQ. FT. Over/under 

2 Story Multiplex (4-Piex) 54 9,000 486,000 7,400 399,600 86,400 

2 Story Multiplex O.G. (4-Piex) 16 307,554 307,554 7,400 118,400 189,154 

Single Level Multiplex (Duplex) 19 9,000 171,000 7,000 133,000 38,000 

Single Level Multiplex 55+ (Duplex) 33 5,750 289,077 7,000 231,000 58,077 

3 Story Multiplex (18 units) 8 333,471 333,471 24,200 193,600 139,871 

Single Level Duplex (b) 14 7,875 110,250 7,000 98,000 12,250 

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 tl1) 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) wil l 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. 

• 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 wi ll be provided for workers to and from the job site. 

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

provide transportation to and from the job site for workers living in the development via a 

private shuttle service. We expect that a large number of the workers wil l 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. 
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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 Jordan Cove Energy Project. 

The Graph below shows how the OGH planned development t ime-line wi ll anticipate the 

housing needs for the estimated number of workers needed for the project at that time. 

Jordan Cove Worker Count VS Ocean Grove Room Count 
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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 modified 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 Souttl 

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 

wou ld on ly be able to absorb 51% of the projected growth in rental unit demand. 

2020 Coos County Rental Unit Demand 

Total Unit Demand 

Demographics New Demand (1) 

Jordon Cove Related Workers Demand (2) 

Pent Up Dema11d (3) 

Subtotal Above Demand 

O.G. Homes For Jobs Incentive (4) 

O.G. Educational Incentive (5) 

Ocean Grove Housing Unit Supply 

Sources: 
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per estimates from boostsouthwestoregon.org Education·Packet.pdf . 

3. Pent Up Demand·Based on a 2% Increase In renters as economy improve~. 

1200 HOO 

4. Homes for Jobs Incentive Demand· based on preliminary conversations with out of area employers and 5% per year job grolvtll, 
5. Educational Incentive Deman<;l·based on prelfmlnary conversations with educators.. 
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Summary of Life Cycle One Planned Exception Requests 

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 20ft. road on the east side 

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

2. 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-Piexes. During Life Cycle Two, when they are converted to 4-Piexes, 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. 
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IRRIGATION DETAILS 
1. An automatic irrigation system to be provided l'or all plant materials areas 

in accoctlance v.ilh indusby standards. System is inlended to perfoml at 
20 gpmend 40 psi. COnfirm on-site before proceeding depending on lhe 
BViilable water source •• 

2. Allnmeria!s are to be new and in original conctition. 
3. Nozooeshall exceed8gpm. 
4. Place manual drain valves as needed at low points In ma1n6ne 
5. Manine should be located in area v.ilh least oonllict v.ilh surroundng 

ublmes. MalnUne location on plan for ease ofinterpretation 
6. Rain Bin:l1804 series heads in lawn areas Yrith Hunler MP Rotai.or nozzies of 

the appropriate radius for the area being watered. Heads are to be located 2~3" 
from any concrete, hard surface ortransistionaJ area between lawns and shrubs. 
Heads are to be 8-10' from any lxiking or structure. 

7. All dip zones to use PVC laterals to locate a point of connection in each 
irdvidual planting bed. 

8. Shrub areas to be ln!gated by drip lnigation 
A All surface drtp luting to be 112' poly luting. Tuting ends to have 
removatie ""'"· Tullng to burted a mnlrrum of 3-5' and held doYm every 
5' v.ilh J.stakes. 
B. Rain Bird XB-10 Enitters to be placed at lhe edge of root zones of plants at 

lhefollov.ingrate 
H!g plants 2-1GPH enitters placed on opposite sides of root baD 
3-Sg. plants 3-1 GPH enitters placed on opposite sides of root ball 
lalgermaterial S.1GPH emtters spaced equally around pertmeterofroot ball 

C. All Dlip zones to Include a 200 mesh fitter end 30psi pressure reg<~ator 
9. All trencting to be a ninirrom of 1Z' deep. Bacldillls to be clean and free of 

any llBertat larger !han 1112' In diameter. Bacldill shall be adequately 
ooll1'0c!ed end guaranteed against 1\Jrtherset!ing. 

10. AlltaeralplpeshaUbePVCsc40and1'ninlrrom. 
11. Elactronic oontrol clock located outside structura on far side of garage .. 
12. eontrcl \\ires are to be a ninirrum of 18ga and spliced v.ith water proof 

ooonections only. 
13. Sleeving to be provided under aR hardscapes by general conl!actO< lor Irrigation 

JUJlOSes. 
14. Irrigation system to be guaranteed against defective mat anal or WO!kmanship 

foroneyearfromthe date of final acceptance. Damage or foss due to vandalism, 
fi'ee2ing 0< acts of neglect by olhers, Is exefT!ll tom Contractor's replacement 
responsllllity. 

15. PTOYide cwmervdth an accurate as-b.ilt locating au vaNes, v.;re splices, malo fine 
and any slaeving. 

16. PnMde 0\'o!lerv.ilh preininary watertng sclledule for the established landscape. 
17. Provide wmer vith COfllllete set of\'dltten Instructions for operation of sprinkler 

system Including sprtng start up, cluck operation, and v.inlerizatiO!l 
18. Wlllc 0\'o!lerthrough the entire systemdescrtllng lhe operating Instructions. 

~ -Febco 850XL 3/4' Double Check Valve 

GENERAL CONSTRUCTION NOTES 
1. SITEOBSERVA110NVISITS 

A The Landscape Architect shall be notified by the Landscape COntrector 48 haulS In 
advance of all site obsaiVation visits required by this document or requested by the 
Landscape COntrectO<. 
B. The !Jmdscape Contracror shall be present at eam sHe obser;ation visit. 
C. All IWrkthat Is to be vlev.ed by the Landscape Architect shall be ready and In placa. 
The Landscape Architect has the nghtto have changes made to any or all of the wori<. 
D. Site observation visits by the Landscape Architect are required for. 

1. f'r&.construc:tion she meeling 
2.&i>~ng 
3. Prelninary lntgation layout, trench locations, P.O.C and vauft sizes. 
5. Rlish gradng and soil preparation 
6. Placement of plant materials prtorto planting 
7. Rna! installation checldst 
8. Pertodicreviewof C<liJlletedjob durtng maintenance period. 
9.Rnalchecl<lst. 

E. LandscapaAichllect may oomment and report on any otherwori<being performed 
as pert of any visit. 
F. Mditional sHe observation visits may be reqtired by the Landscape Architect 
at anytirm. Jf m::~re than one site observation visit fs reqtlred for a particular pam on or 
WO!kbecause of excessive deficiendes (as detamined by Landscape Architect), lhe 
Landscape Contractor shall be charged lor addtional observations. 

2. Geneml preparfion of site to lncluda: 
A Eracicalion of weeds through the certified application of herticides, allov.ing 
adequate time for kill. 
B.Rermval, from site, of all existing surface rock In planting beds. 

3. AI shrub beds to be finish rekedtoa smooth condtion prior to mulching. 
4. Medium dark mulch to be placed In au shrub beds to a de;Xh of3'. 
5. fiydr<Heedto be Oregon Rye Grass Blend or equal. 
6. fiydr<Heed preparation: 

A. Bring areas to en even, snooth grade rem:M~ hard or soft areas 
that night irrpede dralnega or cause puddling. 
B. Install as pergnmefS reccmmendstions. 

7. Plan lsdagran1ic and measurements should be confirmed on-site. Any changes are lhe 
responsiliity of !he oontrecrorto oo-ordnate v.ilh lhe 01'11lefS representative. 

8. INCLI.DE 180 DAYS OF MAINTEN'.NCE from the day of acceptance. Including but not 
initedln: 

A Mow 
A Maintain planting area In a heallhy, weed tee oondilion through a rrlnimum of 
weekly visits. 
B. Replace any matertal shov.ing si9ns of stress. 
C. Morito<inigation lor correct tining. 
D. Provide o.omer YMh COlJ'l>lefe list of instructions for conlinued care at the end of the 
maintenance pertod. 

2 

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

Alternative Planting for 
Future Uses 

3 4 5 

PLANT LIST 

3 4 5 

6 

GRADING 
1.landscape contractor to include removal of debris 11/Z' or larger and the removal of 

corrpacted rock wtd gravel in aU planting areas in order to achieve planting areas v.here 
the subgrade consists 1Z' of viable soil.(see General Notes for ad:itional con<fitions). 
Viable soil may lndude eldsling soil vdlen It is consists of soil thatv.ID promote the healthy 
1101'ott! ofplantmatertels andthatls dcvcldofdelatertousccnt~1t 

2. Placement of any soU to be done in coord'nalion \Wh sutabfe weather condition so as to 
prevent damage to soa structure. 

3. Landscape contractor responsible to provide a fnish grade vdthin 3• of surrOI.Bl!ing 
hardscepes.A1111aded malertal to be adequately finn v.ilhout being overty COfl'll8cted. 

4. LBndscaper to place sumcent corrpacted dean topsoil to achieve finls1t gnadeln 
shrub areas. Addticoal soli maybe necessary dependngon available existing soil. 

5, Rrish gada In stvub areas to be a smooth even grade mounded r high In the ni&Jre 
of beds end ending 3" belowsurroundng areas. All finish grating to promote positive 
(i"aJnage away tom structures and to be done in such a way as to eflrrinate pudcllng or 
collection of water. 

6. LBndscape ccntracror respcnstlle lor addressing any <tainage prollems encountered 
during the course ofconstructjon, Wth ovmers representative • 

PLANTING 
1. Plant material to be provided In accordance \lith species, sizes and quantities indicated 

below. Substitutions based on 1~1 provided may be made as applicable. Remaining 
substitutions to be made Wth the approval oflandscape architect 

2. No planting to proceed untilln!gation system Is lilly functioring illhe area to be planted. 
3. All plant holes to be dug 2 times the volume of their root ball size. Backfill shall consist 

of1/3 organlclliJidJ, 213native soil, rrlconlrizaesupplimentand 16-16-16 fertilizer as follows. 
1gal 1oz 
:J.5gal 2oz 
larger 4oz 

4. l'lantupright and face to give best appearance or relationship to plants, struclu'es and 
predcrrlnarrt velv.ing qe. Trees are to be planted so as to be straight up end dov.n 
v.ilhout the assistance of slaking. Staking Is solely for s'4'P"ftagainsl ootside fOi'COS. 

5. Loosen and remove Wne blndng and bl.rlap fi'om around top of eadl root ball. 
SCarif)' root baHs of plants exhibili!ng a rootboood oondton, being careM notto damage 
the root baUs lntef1ily. Slake end guy trees imrnedat.Iy after this work. 

6. Place and COifl)actbackfilf soil rrixture carefuflyto avoid lnjt.ry to roots, and fill all voids. 
7. Wlen hofe Is 213 fiBed vMh soil, cofrl)letely soak and allow \Wier to soak rrNaY at least two 

times or more, as necessary to corrpletelywater iu:fivkiJal ploofs. 
8. Guarantee plant materials and related v.orkmanship of installation, begnning afterMtten 

accaplanca of WOlf<, forona yaar. 
A Replace plant matetial not surviving or in poor condition d.11ing guarantee period. 
B. Perfonnall replacementwori<inecwdancev.ilh ori!jnal spedficalions at no 
adlitiooal cost to Ohner. 
C. Damage or loss of plant matertals due to vandalism, freezing or acts ofnegeliby 
others, Is exerr{lt Hom Coofractor's replacement responsibility. 

Badd:!IWI:t\Nend1/3 
Ol'ganicmli'ch, 

Treeties31!Z 
from ground 

2x2-81.5takes 
2pertree 

-. _._, ,,. ChU'II.llkottqJal 
Stlp!el:ostaka 

;;=::~~ ...;::&.,...IL~if'-
Oigi'J)Ie26mes 
lheltzeof~ball 

Rootbal! to be equal to 
1fZ' alxwe grade 

B&cWYA'\blendtllorganienulch. 
na!Nesol,&2oz 
&-16-1Srtfti!iut 

Dighole2tilm5U.sl:toofRIOibiD 

Shrub Planting Detail 
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GRADING 
1. Lamkcape contractor to Include removal of debris 11/Z' or larger and the removal of 

corrpacted rock and gavel in all planting areas in order to acfieve planting areas v.here 
the sub{Jade co00sts 12' of >fable soll.(see General Noles for additional coo<filions). 
~able soil may lndude existing s~l v.l!en itis oon~sts of soil thatv.ill promote the healthy 
grov.!h of plant malerials and that Is devoid ofdeletellous oonlent 

2. Aaoemeftof any soil to be done In coorOmation \Wh sutabfe weather condtion so as to 
prevent damage to sol structure. 

3. Landscape contractor responsible to proVide e firish !Jade v.itlin 3" ofsiiTOlllding 
hardscepes. All graded matenalto be adequately linn v.ilhout being overly corrpacted. 

4. landscaper to place suf!icent """"acted clean topsoil to achieve finish grade In 
shrub areas. Adcitionalsoil rray be necessal)l depending on available existing soli. 

5. Finish gade in shrub areas to be a smooth even grade mocmded Thigh In the rriddle 
of beds and eming 3" beiow surrounding areas. All finish trolling to promote ~tive 
dcaitage fNif1f from structures and to be done in such a way as to elirrinate pudcling or 
coled:ioo of water. 

6. landscape contmtlor responsible for addr~ng any <tainage problems enco<Jnlered 
during tile cotJSe of construction, Wlh ov.ners representative • 

Treeties3112' 
from ground 

2x2-B1.atakes 
2pertree 

-o~.IILIL~Chalnl.okorequaf 

Bac:mJv.ihtiend113 ._ ...... 
~::;;~ _,~or...u.oodr 
~td\12h!s 
lhul:!:eofnx:tbal 

&aploetoslal<a 
Rootbal to be e<jUalto 
11.2" above grade 

do:fi.!IW!lNm:~1/3o~tnulc:h. 
1'111Ues.oll,&2oz 

1&.16-1&fetl"a:w 
l»la2tim&s1Mtl:!:aoffool.ba! 

Shrub Pf!n6na Detail 

PLANT LIST 

NOTE: IF THIS SHEETIS LESS THAN 22" x 34" IT HAS BEEN REDUCED AND IS NOT TO SCALE. 
1 2 3 

PLANTING 
1. Flant matellalto be proVided In aocordanoe v.ffh spedes, sizes and quanlilies Indicated 

below. Substitutions based on list provided may be made as applicable. Remaining 
substitutions to be made Wth 1he approvaf of landscape ardlitect. 

2. No planting to proceed until Irrigation system Is liJiy Mctioring i1 the area to be planted. 
3. All plant holes to be dug 2 times the volume ofthelrroot ball size. Backillshall conalst 

of 1/3 orgaric FnJic:h, 213 native sail, niconhizae suppliment and 16-16-16 fertilizer as to!lom. 
1gal 1oz 
3-5gal 2oz 
larger 4oz 

4. Flant upright and face to give best appearance or relatiooship to plants, structUies and 
predorrinant veiv.ing angle. Trees ere to be planted so as to be straight up and doY.n 
v.ffhout the asslslanoe of stalling. Stal<ing Is solely for support against outside forces. 

5. Loosen and remove Mine bindng and burlap ftom around top of eadl root ball. 
Scanlf root balls of plants exhibilitng a root bound oondilon, being careful not to damage 
the root balls lnlegity. Slake and guy trees lrmnediately after this wor1<. 

6. Place and colJl)act backfiU soi nixture carefully to avoid injury to roots, and till aD voids. 
7. Wlen hole is 213 filledv.ith soH, coltllletely soak and allowwaterto soak rmay at least 1\\0 

times or more, as necessary to corrpletely waterindivkiJaJ plants. 
8. Guarantee plant materiaJs and related v.orkmansh!p oftlstallation, begnning after written 

aoceptance of work, for one year. 
A Replace plant material notswvMng or in poor concition Wring guarantee period. 
8. Perform all replacementmrkin aCCCirdance Wth original spedficalions at no 
additional cost to OMler. 
C. Damage or loss of plant materials due to vandansm, freezing or acts ofne{ject by 
others,ls exerrpt from Contractor's replacement responsibiity. 

4 

5 

5 
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GENERAL CONSTRUCTION NOTES 
1. SliEOBSERIIATlONVISITS 

A. The LandscapeArclitectshall be notilo:l l:1f the landscape Contractor.ul hoUis In 
advance of an site obse!Vation visits required by thfs document or requested t7j the 
Landscape Contmctor. 
B. The Landscape Contractor shall be present at each site observation visil 
C. All work that Is to be Viewo:l 1:1f the Landscape Architect shall be rea<tt and In place. 
The Landscape Arclitect has the light to have changes made to any or ell of the worl<. 
D. Site observation Vi~ts 1:1fthe LsndscapeAn:Mect are reqllred for. 

1. Pre-construction site meeting 
2.Sub gmding 
3. Preillinruy lnigation layout, trench locations. P.O.C and vau~ sizes. 
5. Finish grading and soil preparation 
6. Placement of plantmatenals pllor to planting 
7. Final installation diecklist 
8. PeriO<ic review of coltllleted Job during rm!nlenance penod. 
9. Final checklist 

E. LandscapeArclitect ""'f conmmt and report on any other work being pelformed 
as pert of any visit 
F. Additional site observation- rray be required 1:1f the LandscapeArtlitect 
at any time. If rrore than one. site obseNation visit is required for a particular portion or 
work because of exceswe defidendes (as detemined l:1f LandscapeArclitect ), the 
Landscape Contrector shall be charged forad<itional obseNafions. 

2. General proportion of ~te to lndude: 
A. Eradication of weeds through the certified application of hertiddes, aDa.ing 
adequate time for l<ill. 
B. Removal, from site, of all existing surface rock in panting beds. 

3. All shrub beds to be firish raked to a smooth COfl(jtion pnorto rrulching. 
4. Me<iumdBII< lnlich to be placed In aH shrub beds to a depth o13". 
5. Hydr~ to be Oregon Rye Grass Blend or equal 
6. Hydr0-5eed preparation: 

A. Bring areas to an even, sroooth grade rermving hard or soft areas 
that !light llll'Ode drainage or cause pudding. 
B. Install as per growetS recoRIOOOdations. 

7. Plan Is diagrarrtic and measurements shotid be confirmed on-site. Any changes are the 
responsitifty of the coriracl:orto co-ordinate vdth the owners representative. 

8. INCLUDE 180 DAYS OF MAINTENANCE fromthedayofru:ceplanoe.lncluding but not 
iniledto: 

A. Mow 
A. Maintc:in planting area in a healthy, weed free ooncfHon throt.gh a rrirlnlJm of 
weeldyvisits. 
B. Replace any matellalshaMng signs of stress. 
C. Monitor Irrigation for correct tirring. 
D. Provide cmnerWth corJl)fete fist of instructions roc continued care at the end ofthe 
maintenance period. 

IRRIGATION DETAILS 
1. An automatic lnlgation system to be proo.ldad tbraH plant maleriafs areas 

In accocdanoe v.ffh lndusby standards. System Is Intended to pelfonn at 
20 gpm and 40¢. Con finn on-site before proceeding depending on the 
available water source .. 

2. All materials are to be new and In onginel COfl(jtion. 
3. No zone shall exceed BgfXl\ 
4. Plaoe manual dmin valves as needed at kr.v points In rnelnline 
5. Mainline should be located In area v.ilh least oon~ct v.ith surrounding 

utilities. Mainline location on plan for ease ofintO!ptOiation 
6. Rain Bifd 1804 series heads In lav.n areas v.ffh Hunler MP Rotatorn0221es of 

the appropriate radius for the area being watered. Heads are to be localo:l2-3" 
from any concrete. hard surface ortransistionalarea between lawns and shrubs. 
Heads are to be 8-1()' from any building orslructlre. 

7. All drip zones to use PVC laterals to locate a pain! of connecton In each 
Individual planting bed. 

8. Shrub areas to be lnigatad 1:1fd0p lnlgation 
A All surface dnp tubing to be 112" poly tubing. Tuang ends to have 
rem:wab!e caps. luang to buried allirirrum of 3-5" and held doYm every 
5' v.ith J-stakes. 
B. RalnBifd XB-10 Errilters lobe placed at theadge of root zones of plants at 

the tbllov.ing rate 
1-2g plants 2- 1 GPH enilleiS placed on opposite sides of root baD 
:1-Sg. plants :1-1 GPH errilters placed on opposite sides of root beit 
Larger mal anal 5-1GPH erriltors spaced equally around pel! meter of root ball 

C. All Drip zones to lndude a200 mesh fi~er and 30psi pressure regulator 
9. All trenching to be a llirirrum ol12" deep. Backfill Is to be dean and tree of 

any material larger than 1112" In diameter. Back!U shall be adequately 
Ollfi'ClOcted and guaranteed against further settling. 

10. AlllateralplpeshaDbePVCsc40and1"1Tirirrum. 
11. Electronic oonfrol clocl< locato:l outside structure on far side of gamge •. 
12. Control v.ires are to be allinlrrumof 1Bga and spiced v.ffh water proof 

connections only. 
13. SleeVing to be proVided under aD haldscapes 1:1f general contractor forinigation 

porposes. 
14. lnigation system to be guaranteed against defective rmtenal orworl<manshlp 

for one year from the date of final accepance. Damage or loss due to vandaism. 
freezing or acts of neglect l:1f others, is exel1lll from Contractol's replacement 
res~blity. 

15. Provide OtYnerwith an accurate as-built localing all vaNes, \'Jre spices, main line 
and any sleeving. 

16. ProVide ovmerv.ffh preUilinBI)' watering schedule for the established landscape. 
17. Provide <Mt~er v.ffh ~te set of written instrudions fur operation of spllnl<ler 

system including spnng start up, clock operation, and v.inlellzation. 
18. Wllk <mrn!fthrough the entire system descllblng the operating Instructions. 

~ -Febco 850XL 314" Double Check Wve 
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IRRIGATION DETAILS 
1. An automalic lrrlgation system to be provided for all plan! rmtenals areas 

In accordance v.flh lndustJy standards. System Is Intended to penorm at 
20 gpm and Ml psi. Confirm o!Hite before proceeding depencing on the 
available water source •. 

2. All materials are to be new and in oliginal condition. 
3. No zone shall exceed l!gpm. 
4. Place manual drain valves as needed at km points in mainline 
5. Mainline shoukf be located In area \'Ath least conflict Wth surrounding 

utilities. Mainline location on plan for ease of Interpretation 
6. Rain Bird 1804 series heads In laM'~ areas ~th Hunter MP Rotator nozzJes of 

the appcopriate racius for the area being watered. Heads are to be located 2-3~ 
from any concrete, ham swface or tmnsistional area between lawns and shrubs. 
Heads are to be 11-1 0" frOm any bLikling or structure. 

7. Nt drip zones to use PVC laterals to locate a point of connection In each 
individual planting bed. 

B. Shrub areas to be inigated 17t drip liTigation 
A. All sunace drip fulling to be 112" poly tubing. Tubing ends to hwe 
re-caps. Tubingtobuned a rrinimumof3-5"and held demo wery 
S'v.ithJ.stakes. 
B. Rain Bi!l! XB-10 Erritters to be placed at the edge of root zones of plants at 

thetollov.ingrate 
1-:lg planls 2·1GPH erritters plaoed on opposite sides of root ball 
3-Sg. plants 3-1GPH erritters plaoed on opposite sides of root ball 
L.argerrmteriai5-1GPH erritters speoed equally around penmeter of root ball 

c. All Drip zones to include a 200 mesh fitter and 30psl pressure regulator 
9. All trenching to be a rririmum of 1Z' deep. Backfill Is to be dean and free of 

any rmteriallaJgerlhan 1112" in diameter. Baddill shaD be adequately 
CO!JllaCied and guaranteed against further selling. 

10. AlllateralptpeshatlbePVCsc40and1"rriniroom. 
11. Eledroric control dock located oulside structure on far side of garage .• 
12. Cootrol v.iresareto be a rririmumof1Bga and splioedv.ilhwater proof 

connections only. 
13. Sleevlngtobepr<l'lided under all halllscapesbygeneml contmctorforlnigation 

JltiiPOSes, 
14. lrrlgation system to be guaranteed against defective rmterlal ormlkmanshlp 

for one year fiom the date of final acceptance. Damage or loss due to vandaHsm, 
freezing or acts of neglect 17t others, Is exefTlll from COOtmctor's replacement 
responsibifily. 

15. Provide ov.nerv.ilh an accurate ...wn locating all valves, v.ire splices, main ine 
and any sleeving. 

16. Pro\lide ov.nerv.ilh preirrinarywateringschedLie tor the established landscape. 
17. Provide ovmerllith mfT!liete set of written Instructions tor operation of spnnkler 

system including SPring start up, dock operation, and v.intetlzation. 
1B. W!lk owner through the entire system desCiiblng the operating Instructions. 

~ .feboo 850XL 314" Coubla Check Vsive 

GENERAL CONSTRUCTION NOTES 
1. SITEOBSERVATION\IISITS 

A. The landscapeArditedshall be notified l7t the Landscepe Corrlractor 48 hours in 
acNance of all site observation visits required l7t this documerrl orrequested by the 
Landscape Contmctor. 
B. The Landscape Cormactor shall be pees eli at each site observation vlsll. 
c. Allwork that Is tobevl......t l7tlhe Landscape Architect shall be ready and In place. 
The Landscape An:hited has the right to hlWe changes made to any or all ofthe work. 
D. Site observation visits 17t tho Landscape Anchftect are req\Jred for. 

1. Pn>«>nstruction site meeting 
2.SUbgracing 
3. Preflrrinarylrrigalion layout. trench locations, P.O.C andvauft sizes. 
5. Finish gnl!fng and sal preparallon 
6. Placement of plant matenals prior to planting 
7. Final installation checldist 
B. Penocio revlewofmflllletedjobdunng maintenance period. 
9.Finaichecklist 

E. LandscapeAn:hited may oomnent and report on any other work being perfonmed 
aspartofanyvlsil 
F. Adcitional slle observation visils may be reqLired 17t the Landscape Archil eel 
at anytime. If rmrethan one site obselvalion visit is required for a particular portion or 
work because of excessive defidencles (as deterrrined by Landscape Architect ),the 
landscape Comadorshall be ch3Jt1ed for addilional observations. 

2. Ganem! prepart;on of site to include: 
A. Eradication of......mlhroughthe celliied application of heJblcides, allov.ing 
adequate time tor~ll. 
B. Removal, from site, of all existing sulfaoe rock In planting beds. 

3. Alf shrub beds to be firish raked to a smooth condition prior to mulching. 
4. Medium dart< mulch to be placed in all shrub beds to a depth of3". 
5. liydn>5eed to be oregon Rye Grass Biend or equal 
6. liydn>5eed preparallon: 

A Bring areas to an even, SlOOOth grade rem:IVing hard or sort areas 
that rrightimpede drainage or cause pudd5ng. 
B. install as per grtNIOIS recommendations. 

7. · ·c and measurements should be confirmed OMI!e. Any changes are the 
lha contmctor to oo-ordinate v.ilh the owners representative. 

B. YS OF MAINTENANCE from the day of acceptance. Including but not 
irritedto: 

A.M<m 
A. Maintain planting area In a healthy, weed free conation through a rrinlmumof 
weeldyvisils. 
B. Replace any material shov.ing signs of stress. 
C. Moritorlnigation for COireC!tirring. 
D. Provide ....,.,.v.flh OOfT!llete istoflnstruc:tions for continued care at !he end oflha 
maintenance periOO.. 
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NOTE: IF THIS SHEETIS LESS THAN 22" x 34"1T HAS BEEN REDUCED AND IS NOTTO SCALE. 
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GRADING 
1. Landscape contractor to include removal of debris 11/2" or larger and the removal of 

corrpacted rock and gravel in an planling areas in order to achieve planlilg areas v.tlere 
the slbgrade consists 12" ohiable soil.(see General Notes for addtional conditions). 
\Aable soli may indude existing soil vklen ft Is consists of soillhat\Wf promote the healthy 
{1ov.th of plan! materials and that is devoid of deleterious content 

2. Ffaoement of any soil to be done In coortinaion \'Ath sutable weather condKion so as to 
prevent damage to soil structure. 

3. Landscape contractor responsible to provide a finish grade v.ithln 3• of surrotllcing 
hardscapes. />II gaded matenat to be adequately finn v.ilhout being werly oorrpacted. 

4. Landscaper to place sufiicent corrpacted dean topsoil to achieve Mish grade in 
sfntl areas. Additional soil may be necessaiY dependng on available existing soU. 

5. Anrsh gada In shrub areas to be a smooth even grade mounded Z: high In the niddfe 
of beds and encing a• belowsurroundng areas. PJI finish gradngto proroote positive 
c:tafnage away tom strudures and to be done in such a way as to efirrinate pudcfing or 
collection of water. 

6. Landscape contractor responsible for adctessing any ctainage problems encountered 
during the course of construdion, YMh OY.ners representative. 

PLANTING 
1. Plant material to be provided in accordance \'Aih species, sizes and ~titles lncic:ated 

below. SObstitulions based on list provided may be made as applicatie. Rema1ning 
substitutions to be made Wth the approval of landscape architect. 

2. No planting to proceed until irrigation system is tuly fi.nctioring i1 the area to be planted. 
3. All plant holes to be oog 2 times the volume of !hair root ball size. Bacldill shall consist 

of1/3 organic rooldl, 213 native soil, nicorrhizae suppiment and 16-16-16 fertilizer as follows. 
1gal 1oz 
3-5gat 2oz 
larger 4oz 

4. A ant upright and face to fiNe best appearance« relationship to planls, sbtJctures and 
predominant velv.ing angle. Trees are to be planted so as to be sb<idlt up and dov.n 
v.ilhout the assistance of staldng. Stal;ing Is solely foc support agalnsl oulslde forces. 

5. Loosen and remove tv.;ne bincfng and bu"'ap fi'om around top or each root baD. 
Scarify root baRs of plants exhlbilitng a root bound oondilon, being careful not to damage 
the root baRs lntegity. Slake and guy taes lmme<iately after INs woric. 

6. Place 111d compact bacldill soi nixture caral\JUyto avoid lnjtlyto rools, and fill all voids. 
7. Wlen hole Is 213 filledv.ith sol, cofT!lietely soak end ell ow water to soak ftNBY et least tv.o 

times or more, as necessary to oofT!lietelywaterindividual plants. 
8. Guarantee plant rmterlals and related woricrnanshlp of Installation, be!iMing afterY<itlen 

aoceptance of woric, tor one year. 
A Replace plant material notswviving or In poor concfition d:Jring guarantee period. 
B. Pelform al replacemerrl work In accordance v.ilh orignal SPOdfications at no 
adcttionaJ cost to OMler. 

C. Damage or loss of plant materials doe to vandalism, treezjng or acts ofne{j&d by 
olhem, is exerfl)t fi'om Contractor's replacement responsitiity. 

PLANT LIST 

Typical Unit 4 
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