CITY OF DANA POINT
PLANNING COMMISSION
AGENDA REPORT

DATE: JULY 27, 2015
TO: DANA POINT PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT DEPARTMENT

URSULA LUNA-REYNOSA, DIRECTOR
EVAN LANGAN, AICP, ASSOCIATE PLANNER

SUBJECT: COASTAL DEVELOPMENT PERMIT CDP14-0025 AND SITE
DEVELOPMENT PERMIT SDP14-0030 TO ALLOW THE DEMOLITION
OF AN EXISTING SINGLE-FAMILY DWELLING AND THE
CONSTRUCTION OF A NEW SINGLE-FAMILY DWELLING AND
ATTACHED GARAGE, ON LAND LOCATED WITHIN THE
RESIDENTIAL BEACH ROAD 12 (RBR-12) ZONING DISTRICT AS
WELL AS THE FLOODPLAIN AND COASTAL OVERLAY DISTRICTS
AT 35577 BEACH ROAD

RECOMMENDATION: That the Planning Commission adopt the attached Draft
Resolution approving Coastal Development Permit CDP14-
0025 and Site Development Permit SDP14-0030.

PROJECT APPLICANT: Keisker & Wiggle Architects

PROPERTY OWNER: Anthony and Carin Amaradio

REQUEST: Approval of Coastal and Site Development Permits to allow
the demolition of a single-family dwelling and the construction
of a new, two-story, 4,732 square foot single-family dwelling
and attached, 712 square foot garage, on land located in the
City’s Floodplain and Coastal Overlay Districts as well as the
Appeals Jurisdiction of the California Coastal Commission.

LOCATION: 35577 Beach Road
Assessor Parcel Number (APN) 691-161-34

NOTICE: Notices of the Public Hearing were mailed to property owners
within a 500-foot radius and occupants within a 100-foot
radius on July 15, 2015, published within a newspaper of
general circulation on July 16, 2015, and posted on July 17,
2015 at Dana Point City Hall, the Dana Point and Capistrano
Beach Branch Post Offices, as well as the Dana Point Library.

ITEM #2
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ENVIRONMENTAL: Pursuant to California Environmental Quality Act (CEQA)
Guidelines, staff finds the project is Categorically Exempt per
Section 15303 (a) (Class 3 — New Construction or Conversion
of Small Structures) in that the project proposes the
construction of one new single-family dwelling.

ISSUES:

» Project consistency with the Dana Point General Plan, Zoning Code (DPZC), and
Local Coastal Plan (LCP)

* Project compliance with City Floodplain Regulations

* Project compatibility with and enhancement of the site and surrounding
neighborhood

* Project satisfaction of all required findings pursuant to the DPZC and LCP for
approval of a Coastal Development Permit (CDP) and Site Development Permit
(SDP)

BACKGROUND: The subject property is an oceanfront lot comprising 4,983 square feet
(.11 acres) and located within the Capistrano Beach Community Association, an
established and built-out subdivision of residential single-family and duplex structures.
The subject lot is relatively small (approximately 41 feet in width by 120 feet in depth),
minimally landscaped and presently developed with a single-story, single-family dwelling
comprising 1,710 square feet that would be demolished under the proposed scope of
work. Similar residential development is located to the southeast and northwest, railroad
tracks and Pacific Coast Highway to the north and sandy beach and the Pacific Ocean
to the south.

Adopted zoning for the property is Residential Beach Road 12 (RBR-12) and; the lot is
located both within the City’s Floodplain and Coastal Overlay Districts (the latter also
known as the California Coastal Zone) as well as the appeals jurisdiction of the California
Coastal Commission. The “Floodplain Overlay” designation identifies the property as
being subject to potential inundation by wave action and requires specific structure design
and location requirements enumerated upon elsewhere in this report.

Development Proximity to Pacific Coast Highway/Train Tracks and Potential Impacts
from Ambient Noise

The subject property is located adjacent to both train tracks and Pacific Coast Highway
(PCH) - designated noise generators pursuant to the Noise Element of the City’s
adopted General Plan. Moreover, the subject property is zoned for and presently
contains a single-family dwelling - a designated “noise sensitive receptor” per the same
Element. The City's Community Noise Measurement Survey (1991) established
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ambient or baseline noise levels in this and other parts of the community and utilized
them to create projections for the area’s community noise equivalent level (CNEL) - the
average sound level (plus 5 - 10 decibels) in a given area during a 24 hour period. That
survey identifies a PCH decibel rating of approximately 65 decibels (dB) within “Zone B”
for single-family development and the receipt of a similar amount of sound for
properties within close proximity.

That said, the Noise Element recognizes that conventional construction materials and
techniques as contained within Chapter 12, Section 1207 of the California Building
Code, will normally suffice in reducing interior noise for development within Zone B to
acceptable levels (less than 45 decibels). Compliance with standards of the Building
Code (via issuance of Building Permits) will ensure by the project’s compliance with
standards and that any excessive noise is reduced to a level of less than significance.

DISCUSSION: The subject application proposes the demolition of all existing
development onsite and the construction of a new single-family dwelling comprising 4,732
(habitable) square feet with an attached, 712 square foot garage. In total, the dwelling
would comprise three bedrooms in addition to accessory office and gym space. The
structure’s garage would provide compliant, covered parking for two vehicles. Overall
building height would be 28 feet as measured from a point (baseline) 18 inches above the
designated “base flood elevation” (BFE) of 18.00 feet to the highest point on the
structure’s roof. The roof itself would contain a mixture of pitched and flat elements and
covered by clay tiles. The overall architectural style of the dwelling is Italianate derivative,
with a facade comprised of stucco, stone veneer and punctuated by arched entryways
and window surrounds. New concrete (CMU) property-line walls are proposed in both
side-yards, would stand a maximum of six feet in height, be surfaced with stucco and
painted to match the new dwelling. Finally, proposed landscaping would cover
approximately 20 percent of the area between the front property-line and the structure
stringline - exceeding the minimum 10 percent coverage required per the DPZC - and
would comprise a variety of native and drought tolerant plantings.

The lot’s location fronting Beach Road further dictates that any new development be
subject to the standards of Section 9.09.040 of the DPZC, identifying among other things,
the seaward limit of development (structure and patio stringlines). The proposed single-
family dwelling would be located roughly to the extent of the structure stringline
established for its eastern and western property lines (98 and 93 feet ocean-ward of the
front property-line respectively). A rear-yard deck is also proposed and mounted atop
caissons with a surface elevation of 19.5 feet (18 inches above the established BFE).

Coastal Development Permit CDP14-0025

Pursuant to standards of the DPZC, proposed demolition of a single-family dwelling
and/or construction of a new single-family dwelling shall require approval of a CDP.
Section 9.69.070 of the DPZC stipulates a minimum of seven findings to approve a CDP,
requiring that the project:
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1. Be in conformity with the certified Local Coastal Program as defined in Chapter
9.75 of this Zoning Code. (Coastal Act/30333, 30604(b); 14 CA Code of
Regulations/13096).

2. (If located between the nearest public roadway and the sea or shoreline of any
body of water), be in conformity with the public access and public recreation
policies of Chapter Three of the Coastal Act. (Coastal Act/30333, 30604(c); 14
CA Code of Regulations/13096).

3. Conform with Public Resources Code Section 21000 and following and that
there are no feasible mitigation measures or feasible alternatives available which
would substantially lessen any significant adverse impact that the activity may
have on the environment. (Coastal Act/30333; 14 CA Code of
Regulations/13096).

4. Be sited and designed to prevent adverse impacts to environmentally sensitive
habitats and scenic resources located in adjacent parks and recreation areas,
and will provide adequate buffer areas to protect such resources.

5. Minimize the alterations of natural landforms and will not result in undue risks
from geologic and erosional forces and/or flood and fire hazards.

6. Be visually compatible with the character of surrounding areas, and, where
feasible, will restore and enhance visual quality in visually degraded areas.

7. Conform to the General Plan, Zoning Code, applicable Specific Plan, Local
Coastal Program, or any other applicable adopted plans and programs.

Staff's recommended findings to approve the CDP request are enumerated in the
attached draft resolution.

Section 9.69.070 of the DPZC further stipulates that findings be made to require or
exempt a project from dedicating one of five types of coastal public access (lateral, bluff
top, vertical, trail or recreational). As applied to the subject property, only a lateral
access dedication would be applicable. However, pursuant to Section 9.27.030 et seq.,
the project qualifies for an exception from the requirement to dedicate, as public access
to the coast exists in close proximity to the north at Capistrano Beach and to the south at
Poche Beach. (Attachment 1 - Draft Planning Commission Resolution).

Site Development Permit SDP14-0030

Pursuant to Section 9.31 of the DPZC, development proposed within the City's
Floodplain Overlay District shall require approval of a SDP. Moreover, within so-called
“coastal high hazard areas,” a Base Flood Elevation (BFE) must be established via a
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wave run-up report and provide a minimum safe height to which most structures must be
elevated above mean sea level (MSL). A study prepared by a California licensed civil
engineer has been provided for the subject property and recommends a BFE of 18.00
feet NAVD88 (vertical datum measurement) for the site and which has been corroborated
by the City’s engineering staff.

As aforementioned, both the main dwelling and seaward deck are designed atop
caissons with the lowest horizontal structural member (the dwelling’s structure slab)
elevated above the BFE and so habitable portions of the building will not absorb force or
wave action during storm events. Positioning horizontal structural elements at this
elevation further allows the sand below the structure to erode under wave action during
storm surges, permitting ocean water to flow under the dwelling and subsequently recede
back to the beach. Compliant with Floodplain Overlay standards, the garage of the
dwelling is located below the BFE to facilitate access from adjacent Beach Road and
includes breakaway paneling to facilitate flow-through of water to the street in the event of
violent wave inundation, protecting habitable portions of the structure elevated above
(Building Section “B,” Sheet A.9 of project plan-set — Attachment 4).

Section 9.71.050 of the DPZC stipulates a minimum of four findings for approval of a
SDP, requiring:

1. Compliance of the site design with development standards of this Code.
2. Suitability of the site for the proposed use and development.

3. Compliance with all elements of the General Plan and all applicable provisions of
the Urban Design Guidelines.

4. Site and structural design which are appropriate for the site and function of the
proposed use, without requiring a particular style or type of architecture.

Staff's recommended findings to approve the SDP request are enumerated in the
attached draft resolution.

CORRESPONDENCE: To date, no correspondence has been received concerning the
subject project.

The Beach Road Community Association is established as a District and does not have
a homeowners association.

CONCLUSION: Staff finds that the subject project is consistent with the policies and
provisions of the City of Dana Point General Plan, Zoning Ordinance and Local Coastal
Program. As the project complies with all standards of development, staff recommends
the Planning Commission adopt the attached resolution, approving CDP14-0025 and
SDP14-0030 subject to findings and conditions of approval.
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Evan/Langan,/AICP Ursula Luna-Reynosa
Associate Planner Director of Community Development
ATTACHMENTS:

Action Documents

1. Draft Planning Commission Resolution No. 15-07-27-xx

Supporting Documents

2. Vicinity Map
3. Site Photographs

4. Project Plans



RESOLUTION NO. 15-07-27-xx

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
DANA POINT, CALIFORNIA, APPROVING COASTAL DEVELOPMENT
PERMIT CDP14-0025 AND SITE DEVELOPMENT PERMIT SDP14-0030
TO ALLOW THE DEMOLITION OF AN EXISTING SINGLE-FAMILY
DWELLING AND THE CONSTRUCTION OF A NEW SINGLE-FAMILY
DWELLING AND ATTACHED GARAGE, ON LAND LOCATED WITHIN
THE RESIDENTIAL BEACH ROAD 12 (RBR-12) ZONING DISTRICT AS
WELL AS THE FLOODPLAIN AND COASTAL OVERLAY DISTRICTS AT
35577 BEACH ROAD

Project Applicant: Keisker & Wiggle Architects
Property Owners: Anthony and Carin Amaradio

The Planning Commission for the City of Dana Point does hereby resolve as follows:

WHEREAS, the applicant filed a verified application for Coastal and Site
Development Permits to allow demolition of an existing single-family dwelling and the
construction of a new single-family dwelling at 35577 Beach Road (Assessor Parcel
Number [APN] 691-161-34); and

WHEREAS, said verified application constitutes a request as provided by Title 9 of
the Dana Point Municipal Code; and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the
project is Categorically Exempt per Section 15303 (a) (Class 3 - New Construction or
Conversion of Small Structures) in that the application proposes the construction of one,
new single-family dwelling; and

WHEREAS, the Planning Commission did, on the 27" day of July, 2015, hold a
duly noticed public hearing as prescribed by law to consider said request; and

WHEREAS, at said public hearing, upon hearing and considering all testimony and
arguments, if any, of all persons desiring to be heard, said Commission considered all
factors relating to Coastal Development Permit CDP14-0025 and Site Development
Permit SDP14-0030.

NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission of
the City of Dana Point as follows:

A. That the above recitations are true and correct.
B. Based on the evidence presented at the public hearing, the Planning

Commission adopts the following findings and approves CDP14-
0025 and SDP14-0030 subject to conditions:

ACTION DOCUMENT #1
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Findings:

Coastal Development Permit (CDP14-0025)

Demolition of a single-family dwelling, construction of a new single-family dwelling

1.

That the proposed project is in conformity with the certified Local Coastal
Program as defined in Chapter 9.75 of this Zoning Code (Coastal
Act/30333, 30604(b); 14 CA Code of Regulations/13096) in that the
proposal will comply with the Dana Point General Plan Land Use
Element's Residential 3.5 - 7 DU/AC Land Use Designation and; will be
consistent with (Land Use) Policy 1.19, requiring assurance that public
safety is provided for in all new seaward construction within the
Capistrano Bay District private community and; that the project has
been found consistent with all standards of development in the Dana
Point Zoning Code, which acts as the Local Coastal Program (LCP) for
the site.

If located between the nearest public roadway and the sea or shoreline of
any body of water, that the project is in conformity with the public access
and public recreation policies of Chapter Three of the Coastal Act.
(Coastal Act/30333, 30604(c); 14 Cal. Code of Regulations/13096) in that
while the subject property is located between the first public roadway
and the sea, implementation of the subject project would not alter the
intensity of surrounding uses, block or impede public access to
Public Trust Lands, and so is in conformance with the public access
requirements of Chapter Three of the California Coastal Act.

That the project conforms to Public Resources Code Section 21000 (the
California Environmental Quality Act - CEQA) and following, that there are
no feasible mitigation measures or feasible alternatives available which
would substantially lessen any potentially significant adverse impact that
the activity may have on the environment. (Coastal Act/30333; 14 Cal.
Code of Regulations/13096) in that the project qualifies for a Class 3
Categorical Exemption pursuant to Section 15303 (a) (New
Construction or Conversion of Small Structures) of the CEQA
Guidelines in that the application proposes the construction of one,
new single-family dwelling.

That the proposed development will be sited and designed to prevent
adverse impacts to environmentally sensitive habitats and scenic
resources located in adjacent parks and recreation areas, and will provide
adequate buffer areas to protect such resources in that the subject
property lies adjacent to the Pacific Ocean, a noted sensitive habitat
area, park and recreation area. However, the subject scope-of-work
proposes development permitted by the Dana Point Zoning Code and
Local Coastal Program, has been reviewed and found by City staff to
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conform to all development standards therein (including structure
setbacks from property-lines as well as specific foundation design
intended to minimize to the greatest extent feasible, potentially
adverse impacts to shoreline processes) and so no such buffer
areas from adjacent ESHA are required.

That the proposed development will minimize alteration of natural landforms
and will not result in undue risks from geologic and erosional forces and/or
flood and fire hazards in that the proposed dwelling and related site
improvements are or would be elevated atop a caisson foundation to a
base flood elevation (BFE) not less than 18 feet (NAVD88 datum) as
recommended by a California licensed engineer pursuant to Wave
Analysis documentation dated June 17, 2014 (on file with the city). The
elevation of both foundation and structure negates the need for
revetments, seawalls and/or general landform alteration via site
grading, and serves to minimize risks from any potential geologic
and/or erosional or flood forces.

That the proposed development will be visually compatible with the
character of surrounding areas, and, where feasible, will restore and
enhance visual quality in visually degraded areas in that the subject
application proposes construction of a new single-family dwelling
within an established community of identical uses. The surrounding
neighborhood is comprised of widely varying architectural styles, a
design aesthetic the proposed dwelling will wholly complement. The
proposed structure has been found to conform to all standards of
development prescribed by its respective zoning district. This
conforming addition to the project site constitutes fulfillment of
General Plan Land Use and Zoning Code intent for the site, and
accordingly enhancement of the property.

That the proposed development will conform with the General Plan, Zoning
Code, applicable Specific Plan, Local Coastal Program, or other applicable
adopted plans and programs in that the subject project has been
reviewed by Planning and Building/Safety Division staffs and the
Public Works/Engineering Department and found to conform to all
applicable standards of development.

Lateral Access (Exception)

That lateral public access across the subject property is not required

1.

That adequate access exists nearby in that public access to Trust Lands
(the beach and ocean) exist within close proximity to the north of the
subject property at Capistrano Beach and to the south at Poche
Beach.
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Site Development Permit (SDP14-0030)

Development proposed in the Floodplain Overlay District

1.

Conditions:

That the site design is in compliance with the development standards of the
Dana Point Zoning Code in that the subject project has been reviewed
by City staff and found to conform to both the standards and intent of
the Dana Point Zoning Code - specifically siting and design standards
stipulated in Section 9.31 (Floodplain Overlay).

That the site is suitable for the proposed development in that the subject
application proposes the construction of a new single-family dwelling
on land zoned and subdivided for such a use, located within an
established community of like uses.

That the project is in compliance with all elements of the General Plan and
all applicable provisions of the Urban Design Guidelines in that the
proposed scope-of-work does not conflict with any goal or policy; the
proposed dwelling has been found to conform to the prescribed
zoning envelope (including overall height, setbacks, etc.) for new
structures in the Residential Beach Road 12 (RBR-12) Zoning District.

That the site and structural design are appropriate for the site and function
of the proposed use in that the proposed dwelling would utilize
materials, scale and site design that are compatible with its
surrounding neighborhood and will be constructed in compliance
with the requirements of the Floodplain Overlay District which,
among other things, requires that the proposed dwelling be
constructed atop caissons founded into the earth and elevated to a
height recommended by a qualified engineer that would protect
habitable portions of the dwelling from potential inundation by
waves.

A. General:

1.

Approval of this application permits the demolition of an existing single-
family dwelling and the construction of a new single-family dwelling with
attached, two-vehicle garage at 35577 Beach Road. Subsequent
submittals for this project shall be in substantial compliance with the plans
presented to the Planning Commission, and in compliance with the
applicable provisions of the Dana Point General Plan, Local Coastal
Program and Zoning Code.
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Approval of this application is valid for a period of 24 months (two years)
from the noted date of determination. If the development approved by this
action is not established, or a building permit for the project is not issued
within such period of time, the approval shall expire and shall thereafter be
null and void.

The application is approved as a plan for the location and design of the
uses, structures, features, and materials shown on the approved plans.
Any demolition beyond that described in the approved plans or any
relocation, alteration, or addition to any use, structure, feature, or material,
not specifically approved by this application, will nullify this approving action.
If any changes are proposed regarding the location or alteration to the
appearance or use of any structure, an amendment to this permit shall be
submitted for approval by the Director of Community Development. If the
Director of Community Development determines that the proposed change
complies with the provisions and the spirit and intent of this approval action,
and that the action would have been the same for the amendment as for
the approved plot plan, he may approve the amendment without requiring a
new public hearing.

Failure to abide by and faithfully comply with any and all conditions attached
to the granting of this permit shall constitute grounds for revocation of said
permit.

The applicant or any successor-in-interest shall defend, indemnify, and
hold harmless the City of Dana Point ("CITY"), its agents, officers, or
employees from any claim, action, or proceeding against the CITY, its
agents, officers, or employees to attack, set aside, void, or annul an
approval or any other action of the CITY, its advisory agencies, appeal
boards, or legislative body concerning the project. Applicant's duty to
defend, indemnify, and hold harmless the City shall include paying the
CITY's attorney's fees, costs and expenses incurred concerning the claim,
action, or proceeding.

The applicant or any successor-in-interest shall further protect, defend,
indemnify and hold harmless the City, its officers, employees, and agents
from any and all claims, actions, or proceedings against the City, its
offers, employees, or agents arising out of or resulting from the
negligence of the applicant or the applicant's agents, employees, or
contractors. Applicant's duty to defend, indemnify, and hold harmless the
City shall include paying the CITY's attorney's fees, costs and expenses
incurred concerning the claim, action, or proceeding. The applicant shall
also reimburse the City for City Attorney fees and costs associated with
the review of the proposed project and any other related documentation.
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10.

11.

12.

13.

14.

The applicant and owner, and their successors in interest shall be fully
responsible for knowing and complying with all conditions of approval,
including making known the conditions to City staff for future governmental
permits or actions on the project site.

The applicant and applicant's successors in interest shall be responsible for
payment of all applicable fees along with reimbursement for all City
expense in ensuring compliance with these conditions.

The applicant shall obtain a grading permit and complete rough grading
(establishment of building pads) in accordance with approved grading
plans and reports.

Fire sprinklers shall be required for this project and be illustrated in
submitted structural or other plans as required by the Building Official
and/or the CA Building Code.

All improvements authorized under this approval shall comply with 2013 CA
Code of Regulations, Parts 1 - 12 and any local amendments thereto as
well as with 2013 T-24 Energy Conservation Regulations.

All onsite utilities shall be undergrounded.

The foundation system shall provide for expansive soils and soils containing
sulfates unless a soils report can justify otherwise.

The project shall meet all water quality requirements including Low Impact
Development (LID) implementation.

The applicant and applicant's successors in interest shall be responsible for
payment of all applicable fees along with reimbursement for all City
expense in ensuring compliance with these conditions.

The owner shall execute and record a deed restriction to include the
following restrictions which cannot be removed or changed without prior City
amendment to this Coastal Development Permit. The deed restriction shall
be recorded, free of prior liens to bind the owner(s) and any successors in
interest or otherwise recorded to the satisfaction of the City Attorney and
Community Development Department.

a. The property owner(s) agrees on behalf of themselves and all
other successors and assigns, that no shoreline protective device
which would substantially alter natural land form along bluffs and
cliffs, cause beach erosion or adversely impact the local shoreline
sand supply shall ever be constructed to protect the development
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approved pursuant to the permits issued hereunder including, but
not limited to, the dwelling, foundation, decks and any other
future improvements in the event the development is threatened
with damage or destruction from waves, erosion, storm conditions
or other oceanographic hazards in the future.

b. The property owner(s) shall be responsible for the removal of any
and all pre-existing ocean protective devices directly fronting the
subject property at the time they are determined to no longer be
required to protect surrounding properties. The property owner
shall assume all costs and responsibilities associated with the
removal.

c. The property owner(s) agrees, on behalf of themselves and all
other successors and assigns, that the landowner shall remove
the development authorized by this permit, including the dwelling,
foundation and decks, in any situation where a government
agency with appropriate jurisdiction determines that the structures
approved by this permit have been damaged to the point where
future occupancy can no longer be permitted and repair cannot
be accomplished without contributing significantly to erosion,
geologic instability or having a significant adverse impact on local
shoreline sand supply.

d. The property owner(s) understands that the project site is subject
to coastal wave action and that the owner(s) assumes the liability
from these hazards.

e. The property owner(s) unconditionally waive any claim of liability
on the part of the City or any other public agency from any damage
from such (coastal wave action) hazards.

f. The property owner(s) assume all liability for damages incurred as
a result of any required off-site grading.

B. Prior to Issuance of a Grading Permit:

15.

16.

The applicant shall submit a Grading Plan to the Public Works/Engineering
Department for review and approval. The grading Plan shall comply with
City standards and further include all documents as required by current
Public Works Department plan check policies, the City of Dana Point
Municipal Code and Grading Manual as well as the City’'s Municipal
Separate Storm Sewer Systems (MS4s) Permit.

The applicant shall submit a geotechnical report in compliance with all City
of Dana Point standards.
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17.

The applicant shall submit a drainage plan in accordance with all City of
Dana Point standards for review and approval. The drainage plan shall be
reviewed on a time and materials basis. All grading and drainage shall be in
compliance with City of Dana Point Standards. All drainage shall be
directed to Beach Road in accordance with City of Dana Point Codes and
Requirements.

Prior to Building Plan Check Submittal and/or prior to issuance of a
Building Permit or, prior to release on certain related inspections, the
applicant shall meet the following conditions:

18.

19.

20.

The applicant shall submit a rough grade certification from the Civil
Engineer of Record for review and approval by the City Engineer. The
rough grade certification by the civil engineer (along with the City’s
standard Civil Engineer’'s Certification Form for Rough Grading) shall
approve the grading as being substantially completed in conformance with
the approved grading plan and shall document all pad grades to the
nearest 0.1-feet to the satisfaction of the City Engineer the Director of
Community Development. The civil engineer and/or surveyor shall
specifically certify that the elevation of the graded pad is in compliance
with the vertical (grade) position approved for the project.

The applicant shall submit a rough grade certification from the
Geotechnical Engineer of Record for review and approval by the City
Engineer by separate submittal. The rough grade certification by the
geotechnical engineer (along with the City’s standard Geotechnical
Engineer's Certification Form for Rough Grading) shall approve the
grading as being substantially completed in conformance with the
recommendation of the project geotechnical report approved grading plan
from a geotechnical standpoint.

The applicant shall submit a final Landscape and Irrigation Plan for review
and approval by both the Public Works/Engineering Department and the
Planning Division. The plan shall include all proposed and existing plant
materials (location, type, size, and quantity), an irrigation plan (if irrigation is
proposed), site plan and a copy of the entitlement conditions of approval.
The plan shall be in substantial compliance with applicable provisions of the
Zoning Code, the preliminary plans approved by the Planning Commission
and further, recognize the principles of drought tolerant landscaping. Any
trees and shrubs proposed within the rear yard beyond the structural string-
line shall be a maximum of 42-inches in height.
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21.

22.

23.

24.

25.

26.

27.

The applicant shall illustrate and identify by description and instrument
number the location of all existing easements on the site, grading, and
landscaping plans. Any proposed construction within an easement shall be
reviewed and approved by said easement holder to the satisfaction of the
Public Works and Community Development Departments.

Building plan-check submittal shall include four sets of the following
construction documents:

e Building (structural) plans
e Structural calculations

e Energy calculations

e Soils/geology report

e Drainage plan

All documents prepared by a professional shall be both wet-stamped and
signed.

The project Coastal Engineer's recommendations, contained in coastal
engineering reports and addendums submitted to the City shall be
incorporated into and referenced on submitted project plans. The Project
Coastal Engineer shall review, sign, and wet-stamp the final building plans
and, provide a completed Floodplain Certification form to the City.

Review and approval of the subject project by the Orange County Fire
Authority (OCFA) is required. The applicant shall submit three separate sets
of building plans directly to the OCFA, and subsequently submit to the
evidence to the Building/Safety Division of that review and approval.

The applicant shall submit payment for all supplemental fees, including
school, park, water, sewer and other impact-related fees.

Prior to commencement of framing, the applicant shall submit a foundation
certification, by survey, that the structure will be constructed in compliance
with the dimensions shown on plans approved by the Planning
Commission, including finish floor elevations and setbacks to property lines
included as part of CDP14-0025 and SDP14-0030. The City’s standard
“Line & Grade Certification” form shall be obtained from the Project Planner
at time of building permit issuance, completed by a licensed civil
engineer/surveyor and be delivered to the Building/Safety and Planning
Divisions for review and approval. Certification shall verify that the location
of the structure is in compliance with the structure and patio string-lines as
indicated on the approved plans and the elevation of the grade beams are
in compliance with the requirements of the approved Coastal Hazard &
Wave Run-Up report dated June 17, 2014.
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D.

Prior to Issuance of a Certificate of Occupancy

28.

29.

30.

31.

32.

33.

Prior to release of the roof sheathing inspection, the applicant shall certify
by a survey or other appropriate method that the height of the structure is in
compliance with plans approved by the Planning Commission and the
structure heights included as part of CDP14-0025 and SDP14-0030. The
City’s standard “Height Certification” form shall be obtained from the Project
Planner at time of building permit issuance, completed by a licensed
surveyor and be delivered to the Building/Safety and Planning Divisions for
review and approval before release of final roof sheathing is granted.

A Final Geotechnical Report shall be prepared by the project geotechnical
consultant in accordance with the City of Dana Point Grading Manual.

A written approval by the Geotechnical and Civil Engineers of Record
shall be provided, approving all grading, drainage and new walls as having
been constructed in conformance with approved grading and other
construction plans.

All structural best management practices (BMPs) shall be constructed and
installed in conformance with approved plans and specifications.

A Federal Emergency Management Agency (FEMA) Elevation Certificate
shall be filed for development in the floodplain. The Elevation Certificate
shall be prepared in accordance with all City of Dana Point requirements
and all applicable FEMA guidelines.

The applicant shall contact the Project Planner for a final inspection of the
project and property prior to contacting the Building/Safety Division and
Public Works/Engineering Department for a final inspection and project
sign-off. All landscaping within the front-yard of the subject property shall
be installed (per plan) prior to final inspection by the Planning Division.
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PASSED, APPROVED, AND ADOPTED at a regular meeting of the Planning
Commission of the City of Dana Point, California, held on this 27" day of July, 2015, by
the following vote, to wit:

AYES:
NOES:

ABSENT:

ABSTAIN:

April O’Connor, Chairperson
Planning Commission

ATTEST:

Ursula Luna-Reynosa, Director
Community Development Department



City of Dana Point

CDP14-0025 and SDP14-0030

Evan Langan, AICP, Associate Planner
Community Development Department
33282 Golden Lantern

Dana Point, CA 92629-1805
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Amaradio Residence

35577 Beach Road, Capistrano Beach CA

Project Summary

THE PROPOSED WORK CONSISTS OF DEMOLITION OF EXISTING SINGLE
FAMILY RESIDENCE AND CONSTRUCTION OF A NEW SINGLE FAMILY
RESIDENCE.

Project Data

Project Address: 35577 Beach Read, Cepistrano Beach, CA 92624

APN: 691-161-34

Legal Description: L DRN 01-705 ... 914 LOT 2 TRACT NQO 889 BLK 2 LOT 6
Oceupancy Group: R-3/U

Construction Type: Type V-B

Automatic Fire Sprinkler Systen:
Yes. The structure will be protected by a sprinkier system in accordance with
NFPA 13D, and the plans will be submitted to and approved by OCFA prior to
installation and prior to cencealing the pipe in the walls.

Building Code:
2013 Califomnia Residential Code (CRC)
2013 California Mechanical Code (CMC)
2013 Galifonia Plumbing Cede (CPC)
2013 California Electrical Code (CEC)
2013 California Green Building Standards Code {CGBSG)
2008 Califarnia Energy Efficiency Standards (CEES)
The City of Dana Point Local Ordinances

Zoning:
Base Zone: RBR 12
Ordinance: Residential Beach Road 12DU/AC

Setbacks
Front: 20°
Rear: 98' (measurement from roadside property line to structure string line
along: west property line)
93’ {measurement fram roadside property line lo structure string line
along: east property line)
121" (measurement from roadside property line to patio siring line
along: west property line)
118" (measurement from roadside property line to patio string line
along: east property line)

Height {imits Maximum Froposed
Roof pitch less that 3/12 slope 240" 23-8"
Roof pitch between 3/12 and 6/12 slope 260" 2511
Raof pitch over 8/12 slope 28-0" 271"

Owner: Rockridge 96 Asset Management, LTD
30731 Paseo Elegancia, San Juan Capistranc, CA 92675
949 487 9696

Archifect:  KFISKFIR & WICGGLE ARCHITECTS, INC.
26961 Camino de Esfrella, Suite 200
Capistrano Beach, California 92624
949.388.1250 info@kw-architects.com

Area Calculation

Sile Area: 5.006 SF

Existing Area Calctiation
Total Livable Area: 1,145 SF

Garage: 585 SF
Hardscape Area: 1,668 SF
Landscape Area: 203 SF

Praposed Area Caloulation
Total Livable Area: 4,158 SF {Main Level: 1,718 SF/Upgper Level: 2,442 SF}

Garage: 712 5F
Balcony: 290 SF (Upper Level)
Storage: 574 SF

Hardscape Area: 2,069 SF
Total lot area between front property line and structure string line = 830 SF

Total landscape area between front property line and structure siring line = 164 §F
Percentage of landscaping from front property line to structure string line = 19.7%
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Lot Location Map

Reference: Coastal Development Permit CDP14-0025 and Site Development
Pemmit SDP14-0020.
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IRRIGATION NOTES
WATER USE CALCULATIONS PRESSURE LOSS CALCULATIONS
L ALL MAIN LINE PIFING, NON-PRESSURE PIPING AND CONTRCL WIRE SLEEVING SHALL BE
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2. ALL LATERAL LINE PIPING UNDER PAVING SHALL BE PvE SCH, 40 PIFE AND SHALL BE AKER
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FROM THE ELECTRICAL S0URCE TO THE CONTRELLER

& THE IRRIGATION CONTRACTOR SHALL FLUSH AND ADJUST ALL SPRINKLER HEADS AND
VALVES FOR OPTIMUM COVERAGE WITH MINIMAL OVERSPRAY ONTO WALKS, STREETS, WALLS,
ETC.

1. THIS DESIGN 1S DIAGRAMMATIC. ALL PIPING, vALVES, ETC. SHOUN WITHIN PAVED AREAS ARE
FOR DESIGN CLARIFICATION OhLY AND SHALL BE INSTALLED IN PLANTING AREAS IMEREVER
FOSSIBLE. THE CONTRACTOR SHALL LOCATE ALL VALVES N SHRUB AREAS.

& IT % THE RESFONSIBILITY OF THE IRRIGATION CONTRACTOR TO FAMILIARIZE HIMSELF WITH
ALL GRADE DIFFERENCES, LOCATION CF WALLS, RETAINING WALLS, STRUCTURES AND
UTILITIES. THE IRRIGATION CONTRACTOR S8HALL REPAIR OR REPLACE ALL ITEMS AMAGED
BY HIS WORK. HE SHALL COORDINATE HIS WORK WITH OTHER CONTRACTORS FOR THE
LOCATION AND INSTALLATION OF PIPE 8LEEVES AND LATERALS THROUGH WALL S, UNDER
RCADWAYS AND PAVING, ETC.

3 DO NOT WILLRILLY INSTALL THE IRRIGATION STBTEM AS SHOWN ON THE CRAUINGS UHEN IT 1S
OBVICUS IN THE FIELD THAT UNKNOUN OBSTRUCTIONS, GRADE DIFFERENCES OR DIFERENGES PROJECT DATA:
N THE AREA DIMENSIONS EXIST THAT MIGHT NOT HAVE BEEN CONSIDERED AREA DIMENSIONS
EXIST THAT MIGHT NOT HAVE BEEN CONSIDERED IN THE ENGINEERING, SUCH OBSTRUCTIONS SHRUB AREA: 202 £
OR DIFFERENCES SHOULD BE BROUGHT TO THE ATTENTION OF THE OUNER'S AUTHORIZED TURF AREA: @ 55,
REFRESENTATIVE. N THE EVENT THI8 NOTIFICATION 15 NOT PERFORMED, THE  IRRIGATION TOTAL LANDSCARE AREA: 302 o
EE CONTRACTOR SHALL ASSUME FULL RESFONSIBILITY FOR ANY REVIBIONS NECESSART. i ks

MARADIO RESIDENCE
8577 Beach Road Capistranc Beach
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[ IRRIGATION PLAN
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2. ALL IRRIGATION EQUIFMENT NOT OTHERUISE DETALLED OR SrFEC\FIED SHALL BE INSTALLED 4%
FER MANFACTURER'S RECCXTENDATIONS AND SPECIFICATIONS,
L UTILIZE RAIN BIRD PYvE PROFESSONAL SERIES VALVE BOXES. MODEL NO. PYBSTD. IRR' GATlON PLAN

R REFFR TO SPECFICATIONS FOR STANDARDS OF MATERIALS AND WORKIMANSHIE. e R
GRAPHIC 3CALE

s

Hal8s NOTE: [RRIGATICN PLAN IS DIASRAMMATIC. CONTRACTOR SHALL ROUTE PIPING IN ORDER To s " N » n 2
AVOID OBJECTS LIKE LIGHT BTANDARDS, TRANSFORMER PADS, EQUIFHENT VALLTS,

SUB-SURFACE ROCK. TOO LARGE TO REMOVE. ETC. 48 LONG AS ALl PLANTS RECEIVE THE THE
FROFER NUMBER OF EMITTERS PER SCHEDULE. { o FEEY ) F)

lipch = Bt




LEGEND KEY

i 47 GRATE E
2 HUNTER ROOT ZOME WATERING LEGEND KEY
SYSTEM, (RZWS) REFER TQ
LEGEND FOR FULL MODEL #. 1 HARDSCAPE SURFACE. Z
3 BUBBLER. REFER TO LEGEND. 2 CLEAN BACKFILL AS REOUIRED =
g TO BE SET IN 8" LIFT! N
4 FINISH GRADE. REFER TO SPECIFICATIONS -
FOR SPECIFIC MATERIAL
Bl CHECK VALK AND COMPACTION .
& PEA GRAVEL. INSTALL ALL REQUIREMENTS. E
AROUND. 3 CLEAN SAND. W
7 1/2” SCHED. 8O PVC RISER. 4 LATERAL LINE W/ SLEEVE, K
8 1/2° MARLEX ELL 5 PRESSURE MAIN LINE W/ 9
S SWING PIPE, 127 PIPE SWING SLEEVE.
ASSEMBLY 5 CONTROL WIRES & COMPUTER
1. SINGLE-QUTLET EMITTER: 5. COMFRESSION FLUSH CAP: 10 19" HARD WIRE SLEEVE.
B 1/2" MALE NPT INLET
RAINBIRD PRESSURE- INSTALL N EMITTER BOX. / 7 MIN. DEPTH:
COMPENSATING MODULE XB 11 PYC SCHEDULE TEE OR ELL. 24" UNDER PAVING FOR ALL
REFER TO EMITTER LEGEND. 8. COMPRESSION X 1/2—INCH FPT 12 LATERAL LINE LINES AND UNES LESS THAN
FITTING: RAINBIRD . - ALL SLEEVES TQ BE PVC. SCH. 80 2-1/2" DIAMETER, -
2. TOP OF ROCK MULCH. CF-12 QR CF—13. 13 4" BASKET WEAVE CONTAINER, AND TWICE THE DIA. OF THE WORKING / 1. BACKFLOW UNIT 8 BRASS 90 ELL AS REQUIRED
PIPE. 2. BRASS UNION . 1 CU. FT. CONCRETE THRUST BLOCK
3. TIE-DOWN STAKE: RAINBIRD 7. PVC SCH. 80 NIPPLE ALL SLEEVES TO RUN A MIN. OF 127 .
TDS—050 (LENGTH AS REQUIRED) BEYOND HARDSCAPE EDGES, 3. BRASS NIPPLE 3" LONG MIN. 10. TO POINT OF CONNECTION — ADAPT AS
D BEC FINING CLEAN BACKFILL MAY BE 4, BRASS PIPE RISER. LENGTH AS REQUIRED
4. PE PIPE: RAINBIRD 5 LATER ONOER WATRS AND. DHNVES. ey L
XERITUBE XT-700. - AL PIPE. - - CONTRACTOR TO VERIFY EXACT LOCATION OF
NOTE: .
MOTE: lﬁ;ﬁ“fgp;:zng ':U”'mfsw':ﬁH‘jO'NTS' 5. FINISH GRADE BACKFLOW PREVENTER. HEIGHT TO BE 127 MIN.
USE RAINBIRD BUG GUN MODEL FMA—BG TO INSERT " PVC MALE ADAPTER (TO ABOVE HIGHEST SPRINKLER HEAD CR 12" ABOVE
ALTERNATING MARLEX AND PVC HIGHEST ELEVATION ON SITE, WHICHEVER IS HIGHER.
— ! SPRINKLERS, 4
EMITTER DIRECTLY INTO XERTUBE AND RAIN TUBE. A llE a0 See==el j]
7. PVC MAINUNE
LEGEND KEY
INSTALL SPRINKLER HEAD/BUBBLER FLUSH WTH 6" 1 SATURATE AND COMPACT

AUTOMATIC CONTROLLER — MOUNT
'S PER MANUFACTURER'S
RECOMMENDATIONS

110V POWER SUPPLY (TO_BE PROVIDED
BY ELECTRICAL CONTRACTOR)

= DIRECT BURIAL WIRES IN CALVANIZED
CONDUIT ABOVE GRADE TO AUTOMATIC
VALVES IN FIELD

] FINISHED GRADE IN TURF AREAS

[ POP-UP 3SPRINKLER SFRAY OR BUBBLER
SEE LEGEND FOR SPECIFICATION

]

ﬂ—-— INSTALL SFRINKLER HEAD 1/2°
ABOVE FINISHED GRADE IN SHRUS
AND GROUND COVERS AREAS

URDISTURBED SOIL

TYPE, WITH O—RINGED JGINTS.
MIPT INLET AND MIPT LOUTLET
LAY LENGTH TQO BE §" MINIMUM
SIZE AS PER SPRINKLER QUTLET

SCH 40 PYC SxSxT TEE FITTING
LATERAL x SPRINKLER INLET SIZE

LATERAL UNE, SFE SPECIFICATIONS
FOR TYPE AND DEPTH REQUIRED

PRF-ASSFMHLED TRIPLE SWING .IOINT,

BACKFILL TO 0%

FINISH SURFACE.
NON-PRESSURE LATERAL
LINE.

]

127 MIN.
S [

PRESSURE MAIN LINE.

DIRECT BURIAL, LOW
VOLTAGE CONTROL WRES,
S BUNDCLE CONTRCL WIRE AND
TAPE AT 10" 0.C. HARDWRE
——{D AT CONTROLLER. PROVIDE
T SLEEVES PER SLEEVING
DETAIL.

S— 6 2'-0" FOR PRESSURE
SUPPLY LINES

C]
wm

6" MIN NOTE: SEE SLEEVING
DETAIL FOR TRENCHING
IN PAVED AREAS.

MINIMUM BACKFILL RELATIVE

LEGEND KEY

5 PYC ADAPTER.

GREEN PLASTIC VALVE BOX WITH
LOCKING COVER (HINGED).

§ PVC MAINLINE.
2 FINISH GRADE. 1/2" BELOW TOP OF
BOX AT TURF, 1" BELOW TOP OF
BOX AT SHRUB AREAS.

BRASS UNION.

7 3/4" CRUSHED ROCK SUMP.

& DEPTH-SEE
SPECIFICATION.

w
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SAN CLEMENTE, CA 92672
T d4d=42d-5623

FAX 444-459-2482

£a . 1288

COMPACTION SHALL BE 907 BRASS NIFFLE, TYP.

+

TRENCHING AND BACKFILLING
SHALL BE PER STANDARD

NOTE:
SPECIFICATIONS.

INSTALL SPRINKLER HEADS PLUME. ADJUST SPRAYS OR NOZZLE STREAM TO
COVER LANDSCAPE AREA WITHOUT OVERSPRAY ONTO PAVING, FENCES,
WALLS OR BUILDINGS.

PROVIDE ONE CONTROLLER/YALVE ID TAC PER VALVE. ID TAGS
SHALL BE POLYURETHANE 2[* X 2[" MIN. WITH 1_" BLACK
LETTER ON CONTRASTING BACKGROUND (BY CHRISTY OR EQUAL).

K[ AUTOMATIC CONTROLLER H[ POP—UP SPRAY/BUBBLER £ TRENCIING B[ BALL VALVE

T,

R
NOTES:

- COORDINATE INSTALLATION
GF IRRIGATION SYSTEM WITH
TREE PLANTING. g.'-?i‘. 7

CROSS REFERENCE WiTH
TREE PLANTING
DETAIL.

&

POO000 &

I%
.15" MIN.
==
(_
=T I_|

MARADIO RESIDENCE

LEGEND S
= 1. DIFFUSER BUG CAP: T
Ex RAINGIRD DAC-025 5. SINGLE-OUTLET EMITIER: {3 B ﬂj
Al RAINBIRD XERI-BUG EMITTERS i 3
Jabc—E 2. 1/4-INCH TUBING STAKE. X8- (REFER TO LEGEND) — P pr—
geaEs RAINBIRD TS-025 g 2-25-15
sgicd 6. PE PIPE: RAINDIRD ] SRR BT
E.58 3. 1/4-INCH VINYL DISTRIBUTION HERI-TUBE #700 E mein
BT [EmEE  RANBEYS oz SECTION 1. ELECTRIC VALVE ADAPTOR 7. TAPE TO RISER . T
&=
i3 2. PERTTE CONNECTOR OR 8. FINISH GRAGE [
i 4. TOP OF R :
5:;? OF ROCK MULCH LEGEND KEY 9. SCH. BO PYC MALE ADAPTOR 2 SOUE
EnE —_— BN__NTES
%53% NOTE: MAXMUM DISTANCE OF DISTRIBUTION TUBING FROM FEEDER LINE 1. 5UB GRADE IRRIGATION SUBBLER. 2. ROGTBALL OF TREE 3 ;‘“;ZKLDM 4 R 10. CLASS 200 PVC PIPING g
Pt TO THE PLANT. SHALL BE 72" (6 FEET) INSTALL (2) PER TREE. POSITION 4§14 LF. DIRECT BURIAL WIRE 1. SCH. 80 PVC NIPPLE a ;
st RURAIFRS AND NRAN TUBE 3. COMPACTFR SURGRANF " " 2 EXT. SCH. 50 FTTING 5
e NOTE: EQUALLY SPACED AROUND TREE. 5. BUILDING. WALL. SIDEWALK. T |
S=583 USE RAINBIRD BUG GUN MODEL EMA-BG TO INSERT EMITFER DIRECTLY INTO gg‘iﬁ_ L%:‘:S?m_ﬁﬂagsﬂﬁﬁ ETC. o RS AR MANIFOLD, B
XERI-TUBE OR RAIN TUBE TUBING. . 6. ANTI-SIPHON VALVE BODY MAINTAIN A MIN. 4" CLEARANCE ]
BETWEEN VALVES. 2
i
| | EMITTER INTO XERI—TUBE FIIRRIGATION FOR TREES C | ANTI=SIPHON VALVE Seeats




IRRIGATION SPECIFICATIONS
PART 1 — GENERAL CONDITICHS

Description:

Work Included: Provide all labor, materials, transportation, and services
necagsary to furnish and instell Imigation systems as shown on the drawlngs
ond described hersin.

1.2 Quallty Assuromae:

Manufacturer’s Direclions:  Manufocturer's directions and detalled drowings
sholl ba followsd in ull cases where the monufacturers of articles used in this
contract furmish directlons covering points not shown in the drawings and
spaclfications,

Ordinonces ond Regulations:  All |ocal, municipal and state laws, ond rulas
and regulations gaverning or relating to ony portion of this work are harsby
Incorporated Into and made a port of ihese spsciffcotions and their
provisiens shall be corried out by the Contractor. Anything contained In
these H it shall not be ved to confifct with any of the

qbove rules and reguiations or requirements of the same. Howewer, when
thesa specifications and drawinga call for or describe materials, workmanship,
or construction of o better quality, higher stondard, or larger size than Is
réquired by the above rules ond reguigtions, the provisions of these
apeciffeotions and drawings shall take precedence.

Explanation of Drawings:

1. Due to the scale of the drawings, it is not possible to Indicate ll
offsets, fittings, sleaves, etc., which may be requirac. The Contractor
shall cerafully Investigate the structural and finished conditlons affeciing
all of his work and plan his work accordingly, fumishing such fittings, ete.
a3 may be required lo meet such conditions. Drawings are generally
dlagrammoatic ond indicotive of the work to ba Installed. The work shalt
be inatalled in such o manner as te ovald confiicts between imrigation
aystems, planting, and architacturgl featuras.

2. The Contructor shall not willfully install the irigation system as shown on
the drawinga when it Tz obvious in the field thot obstructions, grode
differences, or diacrepancles in dreg dimensions exist that might not
have been considered in the Irrigotion design. Such obstructions or
differences should be braught tc the attention of the Owner's
authorized representative. In the event this natification s not
performed, the irigation contractor shall assuma full responsibiity for
any revislons necessary.

1.3 Submittcis:

Material List:

1. The Contractor shall furnfsh the articles, equipment, materials, or processss
specified by nome in tha drawings ond specifications.  No substitution
wil be allowed without prior written opproval by the Londscapa
Designer.

2. Equipment or matericls inetalled or fumished withaut prior approval of
the Landscope Designer may be rejected ond the Contractor required
ta ramove such materials from the site ot his own expense.

3. Manufgcturer's warrantfes shall not relleve the Contractor of his labilty
under the guarantee. Such worranties shall only supplement the guarantes.

FART 2 — MATERIALS
2.1 Generali Use anly new materfalu of branda and types noted on the drawings,
apecified hereln, or appraved equals.

A, PVC pressure Moln Line Plpe and Fittings:

1. Pipe shail be made from an NSF upproved Type 1, Grade 1, PVC
compaund conferming to ASTM resin specification D1784. All pipe
must meet requirements as set forth In Federal Specification PS-22-70
(Selvent Weld Fipa) with on opproprigte stenderd dimension (S.0.R.)

2. P¥C solvent—weld fittings shall be Schedule 40, i-2, 11—1 NSF
approved conforming fo ASTM test procadure GZ2456.

3. Salvent cement and primar for PVC solvent—weld pipe and fittings
shall be of the type and installotion methods prescribed by the
manufacturer.

4. Al PVC plpe must baor the following markings:

Muonufacturer's noma

Nomind pipe size

Schedule or class

Preasure rating in PSI

NSF {Mational Sanitotion Foundatlon) approval
. Date of extrusion

B.  Contrel Wiring:

sanTe

1. Cannectlons between the gutomallc controllers and the electric controf
wilvas shall ba made with direct burlal copper wire AWG—U.F. BOO valt.
Pilot wires shering tha some qutomatic contraller shall ba ihe some color.
Comman wire shall be white in color with a stripe ta match 1he pllat wires
with which It Is clrcuited on the samae controller. Provide different colora
for each controller installed on the seme praject.  Install wire in
accordance with valve manufacturer’s specifications ond wire chert. In no
cosa shall wire size be less than Nedd.

2. WIrIng shall sccupy the same trench and ahall be Insta\ﬁd along the some
rout® os pressure supply or |oterd] lines wheréver poasible.

3. ird i i trench,
'gl;geur Erpog ]l" an alr;eu "iin"fé’gl?_“d in a trench, the wiring shall be tapsd

Annm(parl\lsi‘(,m :;m sfrkalj belprou‘\dedl at eoch"wim Buﬂna;:'liun.m Expc:slon
Ei‘ectr R Lontral v?alfvec's%"t\:h“gltﬁh oSl (SPUT HnSGie banal Thay be
Iy L] oL

ought ta surface wil disconnection of the coptrol wires. Contral

wires shall be laid loogely in trench without stress or stratching of contral
wire conductors.

8. Al fittings shall bear the menufacturer’s name or tradsmark, matsrial
designation, size, applicable |.P.S. schedula and NSF seal of appraval.

€. PVC Mon—Pressure Laterdl Line Piping:

Plpa shall be made frem NSF approved, Type 1, Grade I, PYC
eompound conforming to ASTM resin specification D1784.  All pipe
must meet requirements set forth in Faderal Specifications PS-22-70
with an appropriata standard dimensfon ratlo.

2.. Except oa noted In paragraphs 1 of 2 of Sechion 2.01C, alb
requirements for non—préasure lateral line pipe and fittings shal® be
tha same as for solvent—weld pressure muin line plpe and fittings os
set forth in Saction 2.01B of these specificationa.

D. Bell Valve:

33 fnataliation:
A, Trenching:

1. Dig tranches straight and support plpe continuously on bottom of trench.
Lay pipe ta on even grade. Trenching excavation shall follow laysul
indicated on the drawings and as noted.

B.  Buockfilling:

1. Tha tranches shall not be bockflled untll oll required tests ore perfarmed.
Trenches shall be carefully backfiled with the excavated materics
approved for bockflling, condlsting of earth, lcam, sandy cloy, sand or
athar opproved materials, free from large clods of earth er stonea
Backfll shall be r ically pacted in | ped arags to @ dry
density equal to odjovent undisturbed sofl in planting oraas. Bockfll wili
canform to adjecent grades without dips. sunken areas, humps, or other
surface Irreqularities.

2 A fine gronular material backfili wil be initiclly placed on dll Ines. Nao
No foreign matter lorger then 1/2-Inch In size will be permitted in tha
initiai backdil.

3. If setement occurs and subsequent adjustments in pipe, volves, sprinkler
heads, lown, or planting, or cther construction as necessary, the Gontroctor
shall moke ol regquired adjustments without cost to the Owner.

C.  Trenching and Backfil Under Paving:

1. Trenches located under areas where poving, asphaltlc concrele or cancrete
wll be installed shall be bockhiled with sand {o layer six-inches below the
pipe ond 3-inches above the plpe), and compocted i layers to 95%
compaction, using manual or mechanical tamping devices.  Trenches for
piping shali be compacted to equal the compaction of the exlsting
adjocent undisturbed aqil ond sholl be left In a firm unyielding conditicn.
The sprinkler irigation Contractor shall set in place, cop, and pressure test
all piping under paving prior to tha paving werk.

2 Generally, piping under existing waolka is dane by jacking, boring, or
hydraulle driving, but where any cutting or breaking of sidewalks and/or
concrete is necessary it shall be done ond replaced by the Centractor as
part of the contract cost. Permission to cut or break sidewalks andfor
concrete shall be obtained from the Londscape Architect. No hydroulic
driving will be permitted under new concrate pawng.

E.  Line Clearonce:  All lines shall have a minimum clearance of 6 inches from
sach other ond frem linea of other trodss. Porall8l lines shall not be
installed directly over one another.

F.  Autematic Contreller:  Inatall per monufacturer's Instructions.

G.  High Veltage Wiring for Automnatic Conirollar

1. 120-volt power connection to the gqutematic controller shall be
provided by the Irrigation Contragter,

2. Al slectricad work shall conform to local codes, ordinances, and wnion
authorlties having jrisdictien.

H. Flushing of Systemn:
i.  After all new sprinkler pipe Iines and risars ore In ploce and

connected, dll necessary diversion work hos been completed, and
prior to inatallation of sprinker heads, the confrol valves shall be

EEE
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B.  Recard Drawings:

1- The Controctor shall make neat and legible annotations thereon dally as
the work proceeds, showing the work s actudlly installed. These drawings
shall ha avallakle at oll times for Inzpection and shal! be kept n o

locaticn avallable to the Landscape Architect

2

Balt valves J-inches ond amcller shall be similar to those
manufactured by Nibea or opproved equol.

Al ball valvaz shall ba Installed per manufacturers specifications.

opened and g full head of water uzed to flush out the systemn.

2. Sprinkler heads shall be installed only after flushing of the system hoa
bheen complated,

Cperation ond Maintenance

Prepare ond dellver to the Owner within ten calendar

days prior te completlon of conatruction, a hard cover binder with

three rings mach containing the following informatian:

b. Catdeg and parts sheets on every moterlal and equipment Installed
under this contract

€. Guorantes statement (Section 1.05).

d. Complsts operaling and maintencnce inatructions on dll major pieces
of aquipment,

Equipment to be Fumished:
1. Supply to the Owner as part of thiz contract the fallowing taols:
@ Two sets of special tools raquired for remaving, disassembling, i
adjusting each type of sprinkler and valve installed under thia

contract
¢, Two keya for each automatic cantreller or enclosure.

1.4 Product Prolection, Storage, and Handling:

Handling of PYC Pipe ond Fittings:  The Controcter I3 cautioned te
axercise core la handling, loading, unloading, and etoring of PYC pipa

and fittngs. ANl PVC pipe shall ba fransported in a vehicle which allows
the lsngth of plpe to lie flot so a3 not to mubject 1t to uadua bending or
concentrated extemal load at gny point.  Aay asction of pipe that has
bsen dented or domagad wil ba discarded, and if instolled, shall be
replaced with new plping.

1.5 Guarantee:

The guorantee for the sprinkier irrigation system shall be moda in
accordance with the attoched form. The general condltions and
auppl of thege lons shall be fled with the

P ¥
Owner or fis repressntative prior to of the irrigation system.

GUARANTEE FOR SPRINKLER 'RRIGATION SYSTEM

We hereby guaranteas that tha sprinkler system we have furmished ond

E Auternatlc Controller:

1. Final lecation of automatic controller shall be approved by the Ownaer's
i repr iva prior to

F.  Electric Contre| Volves:

1. Unless otherwise noted on plan or construction detalls, afl electric control
valves shall have a manua flow adjustment,
2. Provide and Install one cantrol volve box for ¢och efectric control
walve.
3 All =plices ehall bs made with Rainbird ST-C3UL Sngp—Tite wire connector
with PT/S5 eealer or approved equal. Use one wire connector per wire
=piice,

4. Fleld splices betwsen the automatic controller and electric contrel
valves will not be permitied without prior approval of the Landscape
Architect.

G.  Control Vave Boxes:

1. Use 107 x 10 1/4" round box for all gate valvas, Carson Industriss 910-128
with green bolt down cover or approved equal. Extension slaeve shall
be PYC-6—inch minimum size.

2. U=a 3—1/2" x 167 a 11" rectongular box for oll slactrle control velves, Carson
Industriss 1419~128 with green bolt down cover or appreved edual.
H.  Sprinkler Heads:

1. All sprinkler heads shall bs of tha size, type, and deliver the same rate of
precipitation with thes diametar {or radius) of spray. pressure, ond
dischorge in G.P.M. a3 shown on the drawings and/oc spacified in theas
special provisians.

3. Riser/swing Joint gssembiles shall be fabricated In accordance with the
irrigatfon construction details shown on the drawings.

PART 3 — EXECUTION
31 Inepaction:

A Site Conditions:
1. Coordinata installation of sprinkier irigation materials, Including plpe so

1 Sprinkler Heads:

1. Install the aprinkler heods as deaignatsd on the drawinga. Sprinkler
heads o ba instollad Tn this work shall be equivdlent in ol respects
to those Ttemized in the ivigation &guipment legend.

3.5 Exfsting Traest Whera it ls nacesmary to sucavcte adjocent to exlating trees,
the Contractor shall use ol possibla cars to avold inury to trees and tree
roots. Excavation in oreas whers 2—inch ond larger rools accur shall be dons
by hand. All roots 2—inches and lorger In diameter, except directiy In tha
path of pipe or conduit, shall be tunnsled under and shall bs hsavily wroppad
with burlep to prevent scarring or excessive drying. Where a ditching
machine is run close to treas hoving roots smaller than 2 inches in diometar,
the wall of the trench adjocent to the tree shall be hand trimmad, making
clean cuta through. Reets 1/2 inch and larger in diameter shall be paintad
with twa cocts of tree seal, or agual. Tranches odfacent to trees should be
closed within 24--hours, and whers this Is not possisle, the slde of the trench
adjacent to the trea sholi be kept shaded with burlap or canvas.

3.8 Field Guelity Controk
A Adustment of the System:

1. The Contractor shall flush and .adjust all sprinkler haads for optimum
performance ond to prevent overspray anto walks, roadways, and
buildings as much as passible.

B. Teatig of hvlgation System:
1. The Contractor shall request the pressnce of the Landscaps Dsaignar
in writing ot lsast 48 haurs in advance of ony testing.

2. Test all pressure lines under hydrostatic pregsure of 150 PSI and
prove watertight.

3.  Sustain pressura in tasted Ines For not less than two hours. If lacke
develop, replaca Joinis and repeat test until entire systern is proven
watertight,

4. Controctor shall furnish force pump and all other lest aquipment
necassary,
3.7 Malntenancs:

A, The entire sprinkler imigation systsm shall be under full outomatic

i,

F25EITHA 18
et
3

500 Lat

551
e
AN

]

i,
o
It

hretutects
fszt
conse!

i“

i

i

Eli:zjilt:n?llﬂé
e
Frts,

2k

Installed is fres from defects in materiais and workmanship, and the work
has been completed In accordancs with the drawings and specifications.
We agree ta repolr or reploce any defacts n materlal of workmanship
which may develop during the parlod of one year from the date of
acesptance and clso to repair or replacs any damoge resulting from

the repairing or replacing of such defects at no additional cost to the
Owner. We shall make repairs or replacements within o reasonable time
aftar raceipt of written notice from tha Ownar. In the event of our
fallure te make such repairs or replocemants within a reasonable time
after recelpt of written notice from tha Quner, we guthorize the Owner to
proceed to hove sald repairs or replacaments mada ot cur expense

and we wil pay the costs and chorges therefers upon demand.

(The above stotsment fa to be followed by the project name. locatlfon,
signature, address, and telephone number of Irrigation Contractor, In
addition to the dats of acecsptance).

there shall bs no interfarance with utilities or other construction or
difficulty T planting trees, shrubs, and groundcovers.

The Contractor shall carsfully chack all grades to satisfy himself that he
may safely procead bafore starting work on the sprinkler imigation systam.

3.2 Preporation:

A

Physical Layout:

Prior to instollation, the Contracter shall stoke out all pressurs supply lines,
routing, and location of sprinkler hagde.

water Supply:

Connectiona shall ba mada ot approximate locotions aa shown on the
drawings. Contractor is responsible for minor changes caused by actual
site conditions.

operatlan for a perlod of saven days prlor to mmy planting and for 90
days ofter inspection to begin maintenanca pariad,

Clean—up:  Clegnup sholl ba made aa #ach portlon of work progresses.
Refuse and axcess dirt shall be removed from the site.  All walks and
paving shalt be breomad or washed down, and ony demaga sustained on
the work of others shull be repaired te original conditions,

33 Flnal Cbssnvation Prior to Acceptance:

A, The Contractor shall operate sach eystem in its entirety for tne
Cwmer or Landscape Designer at the time of fincl inspection. Any items
deemad not acceptabla by the qualified observar shall ba raworked to the
complets satisfactlon of the Owner or Landscape Designer

3,10 Observotion :

A.  No observotion will commenge without record drawings. In the event the
Contractor calls for an ohasrvation without recard drowings, without
completing praviously noted corractions, or without preparing the
system for observatlon, he shall be responzble for reimbursing the
Londscape Designer gt the rofe per hour (portal to portal) plus

transportation costs, for the mconvenlence. Mo further obsarvations
wili be scheduled until thiz ¢harge has been paid.

THESS BARNIFCS B0 WU CONTAIK T38 NECESSAAY COMPONENTS SDW (NNSTAUCTIEN SAFETY

SAN CLEMENTE, G 92672
TEL q4d~4ed-5623
FAx 949=-429-5622

Ca. Ls. 1220
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[ revistons T

FPLANTING NOTES

A CONTRACTOR 18 TO REVIEW FLANS, VERIFT SITE CONDITIONS AND N —————_—
FPLANT QUANTITIES PRICR TO INSTALLATION. CONFLICTS BETIWEEN THE
SITE AND THESE FLANS OR WITHIN THESE PLANS ShAll BE BROUGHT r——\

|

|

i TO THE ATTENTION OF THE OUNER'S AUTHORIZED REFRESENTATIVE
1 FPRIOR TO LANDSCAPE INSTALLATION, ANT DEVIATION FROM THE

i LANS OR SPECFICATIONS 1S TO HAVE WRITTEN AFFROVAL.
i
i

B. ALL BOX TREES SHALL EQUAL OR SURPASS AMERICAN MURSERT AND
LANDSCAFE ASSOCIATION (WIWW.ANLAORG) FOR QUALITT AND SHALL
HAVE A MINIMUM 2 12" CALIPER AT A POINT & INCHES ABOVE ROGOT
BALL. ALL OTHER MEASUREMENTS SUCH A4S NUMBER OF CANES, BALL
SIZES, QUALITT DESIGNATIONS, ETC. SHALL EE IN ACCORDANCE WITH
THE LATEST EDITION OF AMERICAN NURSERT AND LANDSCAFE
ASSOCIATION STANDARDS.

sTRING / oF Lol
LiNg FF BULDING
ETRACK

v 7 1/ sTRING LINE

/ PATIO ToP MAX. CVERHANG

geaiticadt NV

Rt

. LANDSCAPE ARCHITECT SHALL APFROVE PLANT MATERLAL
FLACEMENT BY CONTRACTOR FRICR TO INSTALLATION, LANDSCARE
ARCHITECT RESERVES THE RIGHT TO REJECT ANT FLANT MATERIALS.
HMAKE KNCUN SCURCES OF MATERIAL.

ECE OF
PROPCSED

PATIO ABOVE FIRST FLOOR

RAIGED FLANTER
e DECK

¢

¢

¢
Associates

" sEE FLANTING DETAILS FOR PLANTING, STAKING AND GUTING
REGIREMENTS.

m g
oUrian

Landscape Architeclure
107 AVENIDA MIRAMAR

SUITE @

Y LANDSCAPE CONTRACTOR SHALL MAINTAIN ALL FLANTINGS AS
SPECIFIED PER HOA/CCMMUNITY ASSOCIATION SFECIFICATIONS,

SAN CLEMENTE, CA 92672
TEL 444-489-5625
FAX A49=489=5652

ca L, 1288

O Q. O
35577 BEACH ROAD

H

REFER TC SFECIFICATIONS FOR STANDARDS OF MATERIALS AND
WORKMANSHIF.

" FINISH GRADE TQ 2E 1" BELOW TCP OF CURB OR WALK FOR TURF
AREAS, 2" FOR GROUND COVER AREAS.

CONTRACTCOR TO INCLUDE N HIS BID THE REPAIR OF 4NT AREAS
DAMAGED DURING THE COURSE CF HI$ WORK. REFAIR TO INCLUDE BUT
NOT LIMITED TC IRRIGATION, FLANTING AND UTILITIES. CONNECT 1o

. EXISTING CONDITIONS,

BEACH RCAD
A

ALL NURSERY $TAKES AND/OR TRELLISES SHALL BE REMOVED. PLANT
BRANCHES ARE TO BPE CAREFULLY SPREAD AND ATTACHED TO WALLS
J OR FENCES WITH AN AFFROVED FASTENER AND TWIST TIE.

\I (A l\ ¢

\—EXI5T|NG S4AND \—NELU CHETUCCO \— BEACH $4ND
AL L

ALL TREES WITHIN 5' OF HARDSCAPE (FENCES, WALLS, PAVING AND
K RESIDENCES) TO HAVE LINEAR DEEF ROOT BARRIERS.

un
(TOW = &'-2°)

ALL PLANTING AND IRRIGATION OF THIS PROJECT SHALL ADHERE TO
L. CITY OF DANA PONT LANDSCAFE STAND ARDS.

AGRIFORM 21 GRAM PLANT TABLETS ARE REQUIRED FOR ALL PLANT
25! MATERIALS ONE GALLON SIZE AND LARGER IN THE FOLLOWING RATIOS:

!
T | GAL=l TAB, B GdlL=2 TABS. |5 GAL=4 TABS, 24" BOX:=6 TABS, 30" _ﬁ
i M. BOX=1 TABS, 36" BOX:2 TABS, 48" BOXal2 TABS.
i : FLANT QUANTITIES GIVEN ARE APPROXIMATE ONLY. CONTRACTOR IS £
1 ‘ RESPONSIBLE FOR SUPFPLTING ALL FLANT MATERLALS SHOUN ON 4]
J i PLANS, %
0]
-
| N
PLANTING LEGEND E
STHBCOL  BOTANICAL NAME COMMON NAME SIZE REMARKS Qrr Lig qﬁ;
TREES % 8
LAURLS NOBHLIS SUEET BAY 24" BOX  STANDARD | Z W g
<<| 0
| & %
STAGRUS ROMANZORFI ANLM QUEEN PALM 6'BTH  BROWN TRING 1 0. % o
£
SHRUBS ¢ GROUNDCOVER O O %
===,
o AEGNIUM 'SUNBURST' COPFER PINUMEEL zGAL r-g* oc. 2 L e I, g (&) %
g * e el T e
@® COPROSMA REPENS MIRROR PLANT 5 GAL -0 oc s . T e ' E i
HARBLE KNG POT SELECTION FOR FRONT BALCONY % E
8 DIANELLA REVOLUTA FINAL SELECTION TO BE DETERMINED 5
ANELLA R FLAX LILY 1GAL (DFLAX FER POT & = @
% FHORMIUM HYBRID NEU ZEALAND FLAX 5 GAL 2" 0C. EY 5 g Q| <C J
RANBOY CHIEF 2
0] PHORMUM HYBRID DWARE 1 GAL e’ og, @ E Y
O THME! NEW ZEALAND FLAX g Dﬁ;ﬂﬁ
@ PITTOSFORUM CRASSIFOLINM  DWARF KARC B GAL 2-6" OC. 5 H M
NANA' 5 —  aww.: |
7 S 155U RHOMBFOLA GRAPE VINE | GAL (2)-6" CONTANERS 16 LANDSCAPE PERCENTAGE CALCULATION % o
24 REEIROT . R —
et BEACH ROAD AREA TO STRING LINE 830 oF. a
gi%;fr SENENCIO SERPENS BLUE CHALKSTICKS 1 I3 o, 4185 MIN. LANDSCARE PERCENTAGE REQUIRED (9%} 83 6F PLANTING PLAN R S B
E;g;é% PERCENTAGE OF LANDSCAPE FROM THE FRONT GRAPHIC SCALE E
EB%a=d PROPERTT LINE TO STRUCTURE STRING LINE (l91%5) 164 8F. . s v R - ) g
5
2
(W) § L-4
1 inch = it -
N SHEFTS J




PLANTING SPECIFICATIONS [ ez A
MAINTENANCE BUBBLER (TvR 2
1. THE FOLLOWING ARE MINIMUM REQUIREMENTS AND SHALL GOVERN, EXCEPT SEE MRIGATION PLAN & BoTMLE w0y
AS EXCEEDED BY REQUIREMENTS OF OTHER CONTRACT DOCUMENTS 1. CONTINUGUSLY MAINTAIN ALL AREAS INCLUDED IN THE CONTRACT DURING 12, 1z
- PREVAILING A
ANDIOR BUILDING LAWS, RULES, AND ORDINANGES. THE PROGRESS OF THE WORK, THE MAINTENANCE PERIOD AND UNTIL FINAL —%
AGCEPTANCE OF THE WORK, WD @% :n_LgN VIEW
2. THE WORK OF TH!S SECGTION INCLUDES THE FURNISHING OF ALL LABCR, —
MATERIALS, EQUIPMENT AND SERVICES NECESSARY TO COMPLETE THE 2. AFTER ALLWORK INDICATED ON THE DRAWINGS OR HEREIN SPEGIFIED HAS TuBE
o = MDRKASISHOWN O THE DRUIMINGS AN AS HEREIN BEEN COMPLETED, INSPECTED AND AFPROVED BY THE LANDSCAPE o _/0
. BUBELER
ARCHITEGT, MAINTAIN ALL PLANTED AREAS FOR A PERIOD OR (40) DAYS. T e DT REE) N
3. ALL SCALED DIMENSIONS ON DRAWINGS ARE APFROXIMATE. BEFORE - TS
PROCEECING WITH ANY WORK, THE CONTRAGTOR SHALL GAREFULLY CHEGK 2 TREESAND SHRUR cARE: 222, L 3 ; LEGEND
AND VERIFY ALL DIMENSICGNS ON THE SITE AND SHALL IMMEDIATELY A) WATERING: MAINTAIN ALARGE ENOUGH WATER BASIN ARCGUND PLANTS 1 CNGITE
INFORM 1HE LANDSGAPE ARGHITECT OF ANY DISCREPANCY BETWEEN THE " SOTHAT ENOUGH WATER CAn BE RPPUED TG S TABLISH NS TURE et b i e e
DRAIVINGS AND/OR SPECIFICATIONS AND AGTUAL GONDITIONS. THROUGH THE MAJOR ROOT ZONE. WHEN HAND WATERING, USE A WATER o — 2 LoDGEROLEPNE STAKE
W, HE WATER FO B PPER NAFATHENATE
4. MATERIALS AND WORKMANSHIP SHALL, AT A MINIMUM, CONFORM TO AND T BREAK T R FORCE e o GRADE  MpazcuaTer, 7 0
:ALIFORNIA LANDSC, T 500 DS, . N
G APE CONTRACTORS ASSOCIATICN STANDAR CROING COUERCARE] 4 PREPAREDBACKFLL i N LR D e
(SEE SPEGIFICATIONS AND LARGER.
5. ORK IS COl ID ACCEPTED
R e A e e o e a D B DYNE R BNDITHEIR &) APPLY A PRE-EMERGENT HERBICIDE HAVING A LIFE NOT LESS THAN & FORTYPE AHD DZFTH) 3. ) arBoR Guars eor 4 ™
BEARALL LOSSES TO HIS MATERIALS AND EQUIPMENT MONTHS TO ALL BROADLEAF GROUND COVER AREAS. HERBIGIDE & EOGE GF DAVNG, WALK, EACH TREE M TURE. NFD.
" SHALL BE REGISTERED FOR USE iN GROUND COVER AND APPLIED PER VAL DR CURD fiyeesose
6 THE LANDSCAPE CONTRAGTOR SHALL REPAIR WORK DAMAGED BY HIM OR MANUFACTURER'S RECOMMENDATIGNS. L 1720, UNLESS DTHERWRSE OTED., 4 ToBoF ROOT AALLTODE
MAKE PAYMENT FOR SUGH REPAIR. SHOULD THE LANDSCAPE CONTRACTOR ABOVE RADE
HAVE HIS WORK DAMAGED BY ANOTHER CONTRACTCR, HE I5 TO MAKE B) REMOVE TRASHWEEKLY. £ FINISH GRADE
ARRANGEMENTS WIT ER CONTRACTOR FOR THE CONTRACTOR'S o ROOTEALL
REPAROR THAT OMTL T CONTEACTOR FOR THE C) EDGE GROUND COVER TO KEEP WITHIN PRESCRISED AREAS AND TRIM e e —
. TOP GROWTH AS NECESSARY TO ACHIEVE AN OVERALL EVEN ) mmﬂﬁm FATER FABRIC
7. LANDSCAPE ARCHITEGT SHALL APFROVE PLANT MATERIAL AND APPEARANCE. et T
PLACEMENT BY CONTRACTOR PRIOR TO INSTALLATION, {ANY SUBSTITUTION
IN PLANT MATERIAL 15 NOT FERMITTED UNLESS APFROVED IN WRITING BY D) EXTERMINATE GOPHERS AND MOLES AND REPAIR DAMAGE. SCliLOSTANCE e v aboron
THE OWNER'S AUTHORIZED REPRESENTATIVE), N _ ML THeo T3 70e & BOTTON |
NECESSARY TO HOLD TREE IN

8. ALLINSPECTIONS WILL BE MADE BY THE LANDSCAPE ARCHITECT OR KIS
REFRESENTATIVE. THE CONTRACTOR SHALL REQUEST INSPECTION AT
LEAST TWO WORKING DAYS (48 HOURS) IN ADVANCE OF THE TIME THE
INSPECTION IS REQUIRED.

. THE CONTRACTOR SHALL HAVE SECURED ANY PERMITS OR CERTIFICATES
REQUIRED BY CITY, COUNTY OR STATE AUTHCRITIES PRICR TO
CONSTRUCTION.

S0IL PREPARATION

THE FOLLOWING SQIL PREPARATION 1S FOR BIDDING FURPOSES ONLY. SOIL
ANALYS1S RECOMMENDATIONS SHALL SUPERSEDE SPECIFICATION
RECOMMENDATIONS,

1. THE LANGSCAFE CONTRACTOR SHALL SUBMIT SGIL SAMPLE FROM
THE SITE TO SOIL TESTING LAB. THIS SAMPLE SHALL BE OBTAINED BY
THE CONTRACTOR. SOIL TESTS SHALL BE COMPLETED PRIOR TG THE
BEGINNING OF THE LANDSCAPE WORK. THE COST QF SCIL TESTING SHALL
BE INCLUDED IN THE LANDSCAFPE PLANTING BID.

2. SOIL INALL PLANTING AREAS SHOWN ON FLANS SHALL BE LOOSENED TO

ADEFTH CF 4 TC 6 INCHES BELOW FINISH GRADE. ALL DEBRIS, FOREIGN MATTER

AND STONES OVER 71-1/2" IN DIAMETER SHALL BE REMQVED.

3. ALL SHRUBS, TREES, AND GROUND COVER AREAS- GRADE TO FINISH
GRADE. FINISH GRADE SHALL BE 1" BELOW FINISH SURFACE ALLOWING
FOR AMENDMENT, THEN INCORFORATE EVENLY INTO THE TOP 4" TQ 6", THE
FOLLOWING FOR EACH 1,000 SQUARE FOOT AREA:

A) PER SQILS REPORT

BACKFILL

4. ALL TREES, SHRUBS, AND VINES ARE TG EE BAGKFILLED WITH MIX
DESCRIBED BELOW. THIS MIX SHALL BE VERIFIED OR MCDIFIED AFTER
SOILS TEST.

A) B PARTS OF ROCK-FREE ON-SITE SOIL.
B) 4 PARTS NITROLIZED SHAVINGS OR EQUAL

C) 18LBS. OF GRO-POWER PLUS PER CUBIC YARD.

TOPSOIL

1. ON-SITE SOILS - USE EXISTING ON-SITE SCIL WHICH HAS EEEN STOCKFILED
AND IDENTIFIED FOR USE AS TOP SOIL FOR PLANTING PURPOSES TG THE
MAXIMUM EXTENT POSSIBLE.

2. USE ONLY TOPSOIL MATERIALS WHICH HAVE BEEN APPRGVED BY THE
LANDSCAPE ARCHITECT,

3. REMOVEALL DEBRIS, WCCD, OIL, WEEDS, AND OTHER FOREIKGN MATTER
WHICH MAY BE DETRIMENTAL TO PLANT GROWTH.

4. REMOVE CONTAMINATED AND REJECTED SOIL MATERIALS FROM THE SITE
AND DISPOSE OF AT A LEGAL DUMPING AREA,

IMPORTED SOILS - PROVIDE SANDY TEXTURED MATERIAL FROM AN APPROVED
SOURGE. USE MATERIALS WHICH DO NOT EXCEED THE FOLLOWING LIMITS.

1. SILT PLUS CLAY CONTENTS - 15 PERCENT BY WEIGHT.

2. BORON CONTENT - 1 FART PER MILLICN AS MEASURED ON THE SATURATION
EXTRACT.

3, SODIUM ABSORPTION RATION (SAR) - 3.0 MILLIONS PER CENTIMETER AT
25 DEGREES CENTIGRADE.

WEED CONTROL

ALL GROUND COVER AREAS SHALL BE TREATED WITH A PRE-EMERGENT
BEFORE FINAL LANDSCAPE INSPECTION. GROUND COVER AREAS SHALL BE
WEEDED PRIOR TO APPLYING PRE-EMERGENT. PRE-EMERGENT SHALL BE AS
PER MANUFACTURER'S RECOMMENDATION.

CLEAN-UP
AT THE COMPLETION OF ALL PLANTING OPERATIONS, THE PREMISES ARE TG BE

LFFT NEAT ANDN C1LEAN. ALL SURPLUS MATERIALS, NURSERY TAGS AND WASTE
ARE TO BE REMOVED FROM THE SITE.

ALL PLANT MATERIAL UNDER 15 GAL. SIZE TO BE GUARANTEED FCR A PERIOD
OF {3C) DAYS FROM THE DATE OF ACCEPTANCE. ALL 15 GAL. AND LARGER
SIZE PLANT MATERIAL TO BE GUARANTEED FOR A PERIOD OF ONE (1) YEAR
FROM THE DATE OF FINAL AGCEPTANCE OF PROJECT.

FINAL INSPECTION

AFTER ALL WCRK HAS BEEN ACCOMPLISHED AND THE MAINTENANCE PERIOD
HAS BEEN COMPLETED, THE LANDSCAPE ARCHITECT SHALL INSPECT THE
WORK FOR FINAL ACCEFTANCE.

D+ AS NOTED OH PLAN.

SECTION
NTS

UPRIGHT FOSITION. TIES T BE
SECURED TD AVOID SLIFPAGE
{WRAP 5TAKE TO FORM
FIGURE EIGHT. NAK W {1}
GALY. NAIL THROUGH PACH
TIE INTO FOLE.

D

GROUNDCOVER PLANTING DETAIL

A | TREE PLANTING DETAIL -DOUBLE STAKE

LEGEND

1.

SECTION - NTS

» SHIMPOTS AS NECESSARY TO

POT-SEE PLANTING LEGEND FOR POT
SIZE & TYPE. FINAL SELECTION TED BY
CLIENT.

IMPORT PLANTING MIX-50% ORGANIC
MULGH, 50% SILTY LOAM SQIL

IRRIGATION HEAD {SEE IRRIGATION
PLAN)

PER FILTER FABRIC 3CREEN
BALCONY DECK

47 DIA WASHED GRAVEL @ BOTTOM
OF POT-5" DEEP

WATER SEAL INSIDE QF POT
WATERPROOF SEAL AT Al L HOLES FOR

PROVIDE SLEEVE THRQUGH SLAB FOR
IRRIGATION PIFE.

DRAIN HOLE IN POT.

LEVEL PLANTER TOPS
B | POT PLANTING DETAIL
£
% :
: | -
N 3
PN TNANANAN ’2\
TR RR R, ’
SECTION il
NTS.
{EGEND
1. 1,5 0R 15 GAL. SHRUB
2, WATER BASIN 3“ MIN.
DEPTH
3. FINISH GRADE.
4.  AMENDED BACKFILL - SEE SPECIFICATIONS
5. 21 GRAM PLANT TABLET - 5EE SPECIFICATIONS
B, EXISTING SOIL
7. RQOTBALL
c SHRUB PLANTING DETAIL

IHEST [AAMLMGS DR K07 DONTAIN THE NECZSSARY CONPONEMTS PR CORJTRDCT:GN SAREMY

urian Assoclates
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