
 CITY OF DANA POINT 
PLANNING COMMISSION  

AGENDA REPORT 
 

 
DATE: JULY 12, 2021   
 
TO: DANA POINT PLANNING COMMISSION 
 
FROM: COMMUNITY DEVELOPMENT DEPARTMENT 
 BRENDA WISNESKI, DIRECTOR OF COMMUNITY DEVELOPMENT 
 JOHN CIAMPA, SENIOR PLANNER 
 
SUBJECT: COASTAL DEVELOPMENT PERMIT CDP20-0024, SITE 

DEVELOPMENT PERMIT SDP21-0014, AND ADMINISTRATIVE 
MODIFICATIONS OF STANDARDS AMS21-0005 TO DEMOLISH A 
SINGLE-FAMILY RESIDENCE AND CONSTRUCT A NEW 3,488 
SQUARE-FOOT SINGLE-FAMILY RESIDENCE AND ATTACHED TWO-
CAR GARAGE AT 35275 BEACH ROAD 

 

 
RECOMMENDATION:  That the Planning Commission adopt the attached resolution 

approving Coastal Development Permit CDP20-0024, Site 
Development Permit SDP21-0014, and Administrative 
Modifications of Standards AMS21-0005. 

 
APPLICANT:   Vicki and Mike Meursing 
 
REPRESENTATIVE: Elizabeth Hanna, Project Manager 
 
REQUEST:   Approval of a Coastal Development Permit, Site Development 

Permit, and Administrative Modification of Standards to 
construct a new single-family dwelling and attached two-car 
garage with stairs that project beyond the structure stringline 
located within the City’s Floodplain Overlay District, Coastal 
Overlay District, and the Appeals Jurisdiction of the California 
Coastal Commission.  

  
LOCATION:   35275 Beach Road (APN 691-151-07)      
  
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 2, 2021, published within a newspaper of 
general circulation on July 2, 2021, and posted on July 2, 
2021, at Dana Point City Hall, the Dana Point and Capistrano 
Beach Branch Post Offices, as well as the Dana Point Library. 

 
ENVIRONMENTAL:  Pursuant to the California Environmental Quality Act (CEQA), 

the project is found to be Categorically Exempt per Section 
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15303(a) (Class 3 – New Construction) in that the project 
involves the construction of one single-family dwelling in a 
residential zone.  

 
ISSUES: 
 

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

 
•  Project compliance with the City’s Floodplain Regulations; 
 
•  Project compatibility with and enhancement of the site and surrounding 

neighborhood; and 
 
•  Project satisfaction of all findings required pursuant to the DPZC and LCP for 

approval of a Coastal Development Permit (CDP), Site Development Permit (SDP) 
and Administrative Modifications of Standards (AMS).   

 
 
BACKGROUND:  The subject site is a 5,588 square-foot oceanfront lot located within the 
Capistrano Beach Community Services District, consisting of an established and built-out 
neighborhood of single-family residences and duplex structures.  The lot is relatively small, 
approximately 35 feet in width and 165 feet in depth.  The site is improved with an existing 
3,100 square-foot, two-story single-family residence with an attached two-car garage.  
Beach Road is developed with existing residential development located to the southeast 
and northwest, with the Pacific Ocean located to the south, railroad tracks and Pacific 
Coast Highway to the north (Supporting Document 2). 
 
The property is located within the “Residential Beach Road 12” (RBR 12) zone, the City’s 
Floodplain Overlay District (FP-3), Coastal Overlay District (the California Coastal Zone), 
and 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 structural design and location requirements. 
 
DISCUSSION:  The project includes the demolition of all existing structures, landscaping, 
and the construction of a new 3,488 square-foot, two-story single-family residence and a 
587 square-foot attached two-car garage.  Two levels of living area are proposed that 
includes four bedrooms, five bathrooms, and an open concept living, dining, and kitchen 
area. Exterior improvements include a low-level deck and a second-floor balcony with a 
spa on the seaward side of the house. 
 
The maximum allowable development standards for this property are set forth in the 
City’s Zoning Code Chapter 9.09 (Residential Development Standards) for the RBR 12 
zone. Table 1 summarizes applicable RBR 12 zoning designation development 
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standards and the project’s conformance with those requirements: 
 

Table 1:  Compliance with RBR 12 Development Standards 
 

Development 
Standard 

Requirement Proposed Compliant 
with Standard 

Front Setback  20 feet minimum 
(15 feet minimum  

upper level) 

20 feet 
15 feet 

Yes 

Side Setbacks 3’-6” minimum 3’-6” Yes 

Structure Stringline  103’ west 
99’ east 

99’-2” west 
99’-6.75” east* 

Yes 
No 

Patio Stringline 115’ west 
113’ east 

111’ 
112’ 

Yes 
Yes 

Rear Deck height 
(above grade) 

30 inches 30 inches Yes 

Height 28 feet maximum from 18” 
above the BFE/FP-3**  

(21’ NAVD88)  

 
28 feet 

 
Yes 

Landscape 
Coverage 

10% minimum 10% Yes 

Parking Required 2 covered parking spaces 
minimum for five 

bedrooms 

2 covered parking 
spaces  

Yes 

*The building complies with the structure stringline; however, an AMS is requested to allow the stairs to 

project 6.75 inches beyond the structure stringline. 

** The building height is measured from 18 inches above the designated “base flood elevation” (BFE) of 

21 feet NAVD88 (vertical datum measurement) to the highest point on the structure’s roof per Section 

9.05.110(a) of the Dana Point Zoning Code.   

 
The property is subject to special development standards identified in DPZC Section 
9.09.040 for development in the RBR 12 zoning district.  The project complies with the 
development standards for maximum projections into the required setbacks, such as 
walls, balconies, and decks. The walls along the side property lines are permitted for 
increased height above finished grade in cases like the subject property where the 
structure is elevated to the BFE level and the adjacent structures are not elevated (per 
Section 9.09.040(a)(2)). To ensure the project’s compatibility with the adjacent 
structures (legal nonconforming) that are not elevated above the BFE, the project is 
conditioned to provide an open design for the portion of the side yard platform walls 
over 42 inches and up to six feet. The rear concrete deck is 30 inches above grade and 
designed on caissons to comply with the provisions of the Floodplain Overlay District 
(Section 9.31.060(f)(8)). The project is requesting an AMS to allow the stairs to the rear 
deck to encroach 6.75 inches into the structure stringline to provide access which is 
discussed in the AMS section of the report. 
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The proposed structure’s architectural style is contemporary craftsman design with a 
standing seam copper metal roofing, stone veneer and stucco siding, and glass railings 
(Supporting Document 3). 
 
Coastal Development Permit CDP20-0024 
 
Pursuant to Section 9.69.040 of the Dana Point Zoning Code, construction of a new 
single-family residence on land located in the City’s Coastal Overlay District and the 
Appeals Jurisdiction of the California Coastal Commission requires approval of a 
Coastal Development Permit (CDP). The project is in compliance with the regulations 
for development in the Coastal Overlay in that the project is not impacting coastal 
access, recreation, or environmentally sensitive habitat areas (ESHA), and it complies 
with the regulations in the City’s LCP. 
 
Section 9.69.070 of the DPZC stipulates a minimum of seven (7) findings to approve a 
Coastal Development Permit, requiring that the project: 
 

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 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 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. 
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The recommended findings for approval of the CDP are outlined in the draft Resolution 
No. 21-07-12-XX, attached to this report as Action Document 1. 
 
Section 9.69.070 of the DPZC stipulates that findings 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, 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 Park and to the south at Poche Beach.   
 
Site Development Permit SDP21-0014 
 
Pursuant to Chapter 9.31 of the DPZC, development proposed in the City’s Floodplain 
Overlay District requires approval of a Site Development Permit (SDP). The subject 
property is located within the FP-3 district, which is applied to coastal areas subject to 
wave action and determined to be a coastal high hazard area.  
 
For construction within coastal high hazard areas, a site-specific wave run-up study is 
required to establish a Base Flood Elevation (BFE), which factors in the projected sea 
level rise for the life of the structure (75 years). The report establishes a minimum 
elevation (BFE) at which the lowest horizontal structural members must be elevated to 
prevent damage from wave action. The study was prepared by a California licensed 
Coastal Engineer that determined a BFE of 21 feet NAVD88, which was confirmed by 
the City’s third-party Coastal Engineering consultant, Moffatt and Nichol. 
 
The project complies with the Floodplain Overlay District standards for all new 
construction within coastal high hazard areas, pursuant to DPZC Section 9.31.060(f).  
The dwelling is designed on caissons with the lowest horizontal structural member 
(structure slab) is elevated above the BFE, such that habitable portions of the building 
should not absorb force or wave action during storm events. Construction of the 
horizontal structural elements above the BFE allows ocean water to flow under the 
dwelling without contributing to additional erosion of the beach.  The non-habitable 
garage is located below the BFE to facilitate access from adjacent Beach Road and 
includes breakaway paneling to allow water to flow through the garage to the street in the 
event of wave inundation.     
 

Section 9.71.050 of the DPZC stipulates a minimum of four findings for approval of an 
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. 
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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. 
 

The recommended findings for approval of the SDP are outlined in the draft Resolution 
No. 21-07-12-XX, attached to this report as Action Document 1. 
 
Administrative Modification of Standard AMS21-0005 
 
Per Section 9.61.090 of the DPZC, Administrative Modifications of Standards can be 
applied to the setback to permit development on the property, which is constrained due 
to lot size, shape, location, access restrictions, physical or other constraints. The 
deviations must be truly minor and have no potential impact to the health, safety or 
general welfare of adjacent persons or properties will occur.  
 
The competing standards for the deck height and the elevation of the habitable area 
create practical difficulties and unnecessary hardships by the strict application of the 
DPZC due to the site's physical characteristics and the requirement to account for sea 
level rise. Per Section 9.09.040(a)(2), stairs are not permitted to extend beyond the 
structure stringline. This requirement forces the reduction of the habitable area of the lot 
to provide stairs from the habitable area to the deck. The site specific wave runup report 
established a BFE 21 foot NAVD88 (accounting for sea level rise) for the site, which 
sets the lowest elevation for the horizontal structural members of the habitable area for 
the house. Additionally, the maximum height of the rear deck is 30 inches above grade 
which creates a 2.9 foot grade change from the living area to the seaward deck. Several 
steps are required to access the deck, which creates a practical difficulty. To address 
the grade change between the two structures, the applicant reduced the living area 
within the buildable envelope of the structure to provide more room for the stairs and 
limit their encroachment into the structure stringline. The requested projection beyond 
the structure stringline is 6.75 feet for a width of four feet. 
 
Section 9.61.090 of the DPZC stipulates a minimum of four (4) findings to approve an 
Administrative Modification of Standards: 
 

1. That there are practical difficulties or unnecessary hardships created by strict 

application of the Zoning Code due to physical characteristics of the property. 

 
2. The administrative modification does not constitute a grant of special privileges 

which are not otherwise available to surrounding properties in similar conditions 

and will not be materially detrimental to the public welfare or to the property of 
other persons located in the vicinity. 

 
3. The administrative modification places suitable conditions on the property to 

protect the public health, safety, and welfare and surrounding properties. 
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4. For development within the coastal zone, that the administrative modification 
would not result in significant adverse impacts either individually or cumulatively 

to coastal access/recreation opportunities or coastal resources, and the 
development would be consistent with the policies of the Local Coastal Program 
certified land use plan. 

 
The recommended findings for approval of the AMS are outlined in the draft Resolution 
No. 21-07-12-XX, attached to this report as Action Document 1. 
 
CORRESPONDENCE:  To date, no correspondence has been received regarding this 
project.   
 
CONCLUSION: Staff finds that the proposed project is consistent with the policies and 
provisions of the City of Dana Point General Plan, Dana Point Zoning Code, and Local 
Coastal Program.  As the project has been found to comply with all standards of 
development, staff recommends the Planning Commission adopt the attached draft 
Resolution, approving Coastal Development Permit 20-0024, Site Development Permit 
21-0014, and Administrative Modifications of Standards 21-0005 subject to the findings 
and conditions of approval contained therein.  
 
 
 
                                                       
John Ciampa, Senior Planner Brenda Wisneski, Director 
 Community Development Department 
 
ATTACHMENTS: 
 
Action Documents 
 
1. Draft Planning Commission Resolution No. 21-07-12-XX 

 
Supporting Documents 

 
2. Vicinity Map 

 
3. Color and Material Sample 

 
4. Site Photos 
 
5. Architectural Plans  
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ACTION DOCUMENT 1:   Draft Planning Commission Resolution No. 21-07-12-XX 
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SUPPORTING DOCUMENT 2: Vicinity Map 
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SUPPORTING DOCUMENT 3: Color and Material Sample 
 

ATTACHMENT 
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SUPPORTING DOCUMENT 4: Site Photos 
 

ATTACHMENT 
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CONSTRUCTION NOTES & QUANTITY ESTIMATE

NOTICE TO CONTRACTOR
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DECLARATION OF RESPONSIBLE CHARGE
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EROSION CONTROL NOTES
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C4EROSION CONTROL PLAN

SITE ACREAGE = 0.128 ACRES (5,588 S.F.)

EXIST. IMPERVIOUS AREA = 0.088 ACRES (3,820 S.F.)

DISTURBED PROJECT AREA = 0.128 ACRES (5,588 S.F.)

PROPOSED IMPERVIOUS AREA = 0.083 ACRES (3,600 S.F.)

TOTAL POST CONSTRUCTION IMPERVIOUS AREA =
0.083 ACRES (3,600 S.F.)

SECTIONS AND DETAILS

TP-01TOPOGRAPHIC SURVEY 

OWNERS STATEMENT

DATE REVISED: 7-1-06

8 1 1
Know what's below.

Call before you dig.
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NOTICE TO CONTRACTOR
REQUIRED CERTIFICATIONS / APPROVALS
In addition to any certifications required by the agencies having jurisdiction over
this project, the following approvals from the Civil engineer of record are required:
1. Foundation forms for improvements on or abutting property lines is required

prior to concrete pour.
2. Location, size, and depth of all drain lines prior to backfill.
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20201

BOUNDARY NOTE:
THE PLAT SHOWN HEREON REPRESENTS A BEST FIT OF THE RECORD
BOUNDARY TO THE FOUND MONUMENTS AND LINES OF OCCUPATION.  IT
SHALL NOT BE CONSIDERED THE FINAL BOUNDARY, AND A BOUNDARY
SURVEY WILL BE REQUIRED PRIOR TO BUILDING PERMIT ISSUANCE.

C2

ADDITIONAL NOTES

CONSTRUCTION NOTES

NOTE:
BASE FLOOD ELEVATION (BFE) FOR THE
PROJECT IS 21.0 (NAVD88 DATUM) PER
WAVE RUN-UP ANALYSIS BY GEOSOILS, INC.

EASEMENT NOTE:
ALL EASEMENTS SHOWN ON THIS TOPOGRAPHIC SURVEY ARE PER A
PRELIMINARY TITLE REPORT PREPARED BY FIRST AMERICAN TITLE
COMPANY, ORDER NO. O-SA-5755181 DATED APRIL 1, 2019 UNLESS NOTED
OTHERWISE.

6 ITEM 6 OF THE PRELIMINARY TITLE REPORT, AN EASEMENT FOR
AVIGATION PURPOSES IS BLANKET IN NATURE AND IS NOT PLOTTED
HEREON.

7 ITEM 7 OF THE PRELIMINARY TITLE REPORT, A 25' WIDE STRIP OF
LAND TO BE MADE AVAILABLE TO THE PUBLIC FOR PEDESTRIAN,
BATHING AND RECREATIONAL PURPOSES, AND A 10' WIDE
EASEMENT FOR UTILITY PURPOSES RECORDED IN IN BOOK 228,
PAGE 256 AND BOOK 300, PAGE 46, BOTH O.R.

8 ITEM 8 OF THE PRELIMINARY TITLE REPORT, A 6' WIDE EASEMENT
FOR POLE AND WIRE MAINTENANCE PURPOSES RECORDED IN
BOOK 525, PAGE 129 O.R.

9 ITEM 9 OF THE PRELIMINARY TITLE REPORT, A RIGHT OF WAY TO
MAINTAIN A CERTAIN POWER POLE AND WIRE HAS NO SPECIFIC
LOCATION AND IS NOT PLOTTED HEREON.
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OPEN BOTTOM DRAIN BOX
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NON-STORMWATER MANAGEMENT

YEAR-ROUND BMP REQUIREMENTS
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BOUNDARY NOTE:

FEMA FIRM MAP NOTE:

EASEMENT NOTE:
ALL EASEMENTS SHOWN ON THIS TOPOGRAPHIC SURVEY ARE PER A
PRELIMINARY TITLE REPORT PREPARED BY FIRST AMERICAN TITLE
COMPANY, ORDER NO. O-SA-5755181 DATED APRIL 1, 2019 UNLESS NOTED
OTHERWISE.

6 ITEM 6 OF THE PRELIMINARY TITLE REPORT, AN EASEMENT FOR
AVIGATION PURPOSES IS BLANKET IN NATURE AND IS NOT PLOTTED
HEREON.

7 ITEM 7 OF THE PRELIMINARY TITLE REPORT, A 25' WIDE STRIP OF
LAND TO BE MADE AVAILABLE TO THE PUBLIC FOR PEDESTRIAN,
BATHING AND RECREATIONAL PURPOSES, AND A 10' WIDE
EASEMENT FOR UTILITY PURPOSES RECORDED IN IN BOOK 228,
PAGE 256 AND BOOK 300, PAGE 46, BOTH O.R.

8 ITEM 8 OF THE PRELIMINARY TITLE REPORT, A 6' WIDE EASEMENT
FOR POLE AND WIRE MAINTENANCE PURPOSES RECORDED IN
BOOK 525, PAGE 129 O.R.

9 ITEM 9 OF THE PRELIMINARY TITLE REPORT, A RIGHT OF WAY TO
MAINTAIN A CERTAIN POWER POLE AND WIRE HAS NO SPECIFIC
LOCATION AND IS NOT PLOTTED HEREON.
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SITE SQUARE FOOTAGE:
TOTAL SITE AREA:                     5,588 S.F.
TOTAL PLANTING AREA:             360 SQ. FT.
TOTAL PERMEABLE AREA:         360 S.F.
TOTAL - NON-PERMEABLE AREA:  1,562 S.F.  

REQUIRES SEPARATE SUBMITTAL

LLANDSCAPE ARCHITECTURAL PLANS
FOR

THE MEURSING RESIDENCE

LIGHTING PLAN

L-6
L-7

L-5
L-4  

L-2  

L-1  

SHEET INDEX:
COVER SHEET

CONSTRUCTION PLAN

IRRIGATION PLAN

PLANTING PLAN

IRRIG. & PLANTING SPECS.
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 NOTICE TO HOMEOWNER:  HOME OWNER SHALL 
PROCESS PLANS THROUGH THE HOME OWNER’S 
ASSOCIATION PRIOR TO ANY CONSTRUCTION.  ISSUANCE 
OF A BUILDING PERMIT BY THE CITY DOES NOT RELIEVE 
THE APPLICANT OF LEGAL REQUIREMENT TO OBSERVE 
COVENANTS, CONDITIONS, AND RESTRICTIONS WHICH 
MAY BE RECORDED AGAINST THE PROPERTY OR TO 
OBTAIN COMMUNITY ASSOC. APPROVAL.

SECTION 4216/4217 OF THE GOVERNMENT CODE 
REQUIRES A DIG ALERT IDENTIFICATION NUMBER 
BE ISSUED BEFORE A "PERMIT TO EXCAVATE" WILL 
BE VALID.  FOR YOUR DIG ALERT IDENTIFICATION 
NUMBER CALL UNDERGROUND SERVICE ALERT.

TOLL FREE 1-800-422-4133
(TWO WORKING DAYS BEFORE YOU DIG)

NOTES:

1.   THE CONTRACTOR SHALL PROVIDE  ALL LABOR, TRANSPORTATION, MATERIALS, AND 
SERVICES NECESSARY TO FURNISH AND INSTALL ALL CONSTRUCTION ELEMENTS AS 
SHOWN ON THE DRAWINGS AND SPECIFIED HEREIN.

2.  ALL WORK SHALL BE PERFORMED BY A CALIFORNIA LICENSED CONTRACTOR.

3.  CONSTRUCTION AND  INSTALLATION OF ALL LANDSCAPE ITEMS SHALL BE ACCORDING  
TO STATE, COUNTY AND LOCAL CODES, ORDINANCES AND UP TO CAL-OSHA SAFETY 
ORDERS REGARDING PERFORMANCE OF WORK.

4.  THE CONTRACTOR SHALL  BE RESPONSIBLE FOR FAMILIARIZING THEMSELVES WITH THE 
NATURE AND LOCATION OF ALL UNDERGROUND UTILITIES, PIPES AND STRUCTURES.  THE 
CONTRACTOR SHALL TAKE SOLE RESPONSIBILITY FOR ALL COSTS INCURRED DUE TO 
DAMAGE AND / OR REPLACEMENT  OF SAID UTILITIES, INCLUDING DELAYS.

5.  ANY DISCREPANCIES BETWEEN THE FIELD CONDITIONS AND THE CONTRACT DOCUMENTS 
AND / OR THE DESIGN INTENT AFFECTING THE SUCCESSFUL COMPLETION AND COST OF THE 
PROJECT SHALL BE REPORTED TO THE OWNER (JOB SUPERINTENDENT) AND LANDSCAPE 
ARCHITECT IMMEDIATELY.  ALL WORK RELATED TO THE PROBLEM AREA SHALL CEASE UNTIL 
THE DISCREPANCIES HAVE BEEN RESOLVED BY THE OWNER (JOB SUPERINTENDENT) OR
LANDSCAPE ARCHITECT IN WRITING.  ANY CONTINUATION OF WORK PRIOR TO THE 
RESOLUTION OF DISCREPANCIES IS AT THE CONTRACTOR'S RISK AND EXPENSE.

6.  NO WORK SHALL BE PERFORMED WITHIN THE PUBLIC RIGHT-OF-WAY BY THE APPLICANT / 
OWNER, OR THEIR AGENTS UNTIL A PUBLIC PROPERTY ENCROACHMENT PERMIT IS ISSUED BY 
THE CITY ENGINEER.

7.  CONTRACTOR SHALL INSTALL THIS PROJECT IN ACCORDANCE TO ALL CITY CODES AND 
REQUIREMENTS.  CONTRACTOR SHALL BRING TO THE ATTENTION OF THE OWNER AND THE 
LANDSCAPE  ARCHITECT PRIOR TO CONSTRUCTION  ANY KNOWN DISCREPANCY BETWEEN 
THAT WHICH IS SPECIFIED ON THESE PLANS AND THAT WHICH IS PERMITTED BY GOVERNING 
CODES AND THE HOME OWNERS' ASSOCIATION.

8.  WITH THE ACCEPTANCE TO CONSTRUCT THIS PROJECT, CONTRACTOR AND OWNER
AGREE TO HOLD LANDSCAPE ARCHITECT  HARMLESS OF ANY UNFORESEEN CONSTRUCTION 
COSTS DUE TO ELEMENTS NOT SPECIFIED ON THESE PLANS.  

9.  IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY ALL SITE CONDITIONS PRIOR 
TO COMPLETING BIDS.  CONTRACTOR SHALL INCLUDE IN THEIR BID THE COST OF  ALL 
DEMOLITION AND ANY SOIL IMPORT AND OR EXPORT NEEDED TO COMPLETE THIS PROJECT.

10.  CONTRACTOR SHALL INSTALL THIS PROJECT UTILIZING THE LANDSCAPE INDUSTRIES'S  
B. M. P. BEST MANAGEMENT PRACTICES.

IIRRIGATION DETAILS
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GRAPHIC SCALE

SCALE:  1/8" = 1'-0"
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17.23 (E.) F.F.

17.23 (E.) F.F.

@ STRUCT. S.L.

16.96' FS 

(PER CIVIL)

21.80' FS (PER CIVIL)

21.8 FS (PER CIVIL)

19.7' FS (PER CIVIL)

19.20 FS (PER CIVIL)

19.65' FS (PER CIVIL)19.20' F.S.

19.20' F.S.

21.8' FS (PER CIVIL)
21.8' FS (PER CIVIL)

16.96' FS (PER CIVIL)

22.50' T.O.S.

22.50' T.O.S.

17.00'

25.60' T.W.
28.00' T.W.

22.83' T.W.

25.60' T.W.

22.50' T.O.S.

22.83' T.W.28.00' T.W.

28.00' T.W.

19.60' F.S. PER CIVIL

22.83' T.W.

28.00' T.W. 22.83' T.W.23.10' T.O.R.

23.10' T.O.R.

23.10' T.R.

23.10' T.R.
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STUCCO PROPERTY LINE WALL  MUST COMPLY WITH 9.09.040(a)(3) 

PAVER HARDSCAPE OVER STRUCTURAL CONCRETE SLAB, SLOPE TO DRAIN.

CONSTRUCTION BID ITEMS:
CONTRACTOR SHALL PROVIDE AN ITEMIZED BID COST FOR EACH OF THE FOLLOWING.

1

2

3

4

5

6

7

8

9

ISSUANCE OF A BUILDING PERMIT BY THE CITY DOES NOT RELIEVE 
APPLICANTS OF THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS, 
CONDITIONS AND RESTRICTIONS WHICH MAY BE RECORDED AGAINST 
THE PROPERTY OR TO OBTAIN PLANS.  YOU SHOULD CONTACT YOUR 
COMMUNITY ASSOCIATION PRIOR TO COMMENCEMENT OF ANY 
CONSTRUCTION AUTHORIZED BY THIS PERMIT.  

OPEN WOOD STEPS TO BEACH (NOTE ALL STEPS BELOW THE BFE SHALL HAVE OPEN RISERS TO ALLOW THE FLOW OF WATER REF. TO ARCHITECTS
STRUCTURAL SHEETS.

PAVER DRIVE WITH 6 INCH CONCRETE BASE.
MIN. 4000 PSI

OPEN HORIZONTAL WOOD  GATE.

2

3

4

6

7
8

9

9

SEE CIVIL PLAN FOR STEPS WITH OPEN RISERS

9

42" HIGH GLASS RAILING

6

6 6

7

CITY NOTES:

ALL HARDSCAPE ELMINTS SHALL BE INSTALLED PER GEOSOILS, INC.
RECCOMENDATIONS.  SEE THERE REPORT DATED MAY 24, 2017
W.O. # 7267-A-SC

4000

3

6

* TO BE REVIEWED AND 
APPROVED BY CITY 
ENGINEER.

3

3

9
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GRAPHIC SCALE

SCALE:  1/8" = 1'-0"
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IF DISTANCES FROM TRANSFORMER EXCEED RECOMMENDED LENGTHS AND WATTAGES, EXCESSIVE 
VOLTAGE DROP WILL OCCUR AND LIGHT OUTPUT WILL GREATLY DIMINISH.  CENTER TRANSFORMERS 
WHENEVER POSSIBLE.  MAKE CABLE RUNS AS SHORT AS POSSIBLE TO REDUCE VOLTAGE DROP.  SIZE 
CABLE AND TRANSFORMERS PROPERLY FOR EACH PROJECT.  ALLOW ROOM FOR GROWTH OR 
ADDITIONS TO THE SIGHTING SYSTEM. 

IT IS RECOMMENDED TO USE EYELET, FLANGE SPADE, OR SPADE TERMINAL CONNECTORS WHEN 
ATTACHING CABLE TO TERMINAL BLOCK STUDS.  THIS ENABLES ADDITIONAL SETS OF CABLE TO BE USED
AND REDUCES THE POSSIBILITY OF STRAY WIRES TO TOUCH FROM ONE CONDUCTOR TO ANOTHER.  IF 
THIS HAPPENS, ARCHING WILL OCCUR CAUSING A SUPER HEATED CONDITION AT THE TERMINAL BLOCK.

CAUTION:  HALOGEN LIGHTS OPERATED BELOW 10 VOLTS CONTINUOUSLY WILL BLACKEN AND HAVE 
BOTH LIFE AND LIGHT OUTPUT LESS THAN THE ABOVE FIGURES.  FLUORESCENT LIGHTS WILL NOT 
OPERATE UNDER 10 VOLTS.

VOLTAGE DROP IS INHERENT IN ALL LIGHTING SYSTEMS.  MAKE CABLE RUNS AS SHORT AS POSSIBLE 
FROM TRANSFORMER.  CENTER THE TRANSFORMER WHENEVER POSSIBLE AND MAKE MULTIPLE RUNS TO 
ACHIEVE THE DESIRED COVERAGE.

CONTRACTOR SHALL USE SILICONE- FILLED SAFETY WIRE CONNECTORS BY "KING CONNECTORS"  MODEL 
NO. KING-6T FOR DIRECT BURRIAL LOW-VOLTAGE LIGHTING SYSTEMS.

GENERAL LIGHTING NOTES:
ALL LIGHTING FIXTURES AND ELECTRICAL INSTALLATION SHALL BE IN CONFORMANCE WITH THE NATIONAL ELECTRICAL 
CODES AND LOCAL GOVERNMENTAL AGENCY, PERMIT REQUIREMENTS AND STATE HEALTH AND SAFETY REQUIREMENTS.
CONTRACTOR SHALL VERIFY LOCATION OF ALL UTILITIES PRIOR TO CONSTRUCTION.  CONTRACTOR SHALL BE HELD LIABLE 
FOR ANY DAMAGES INCURRED.
ALL ELECTRICAL FIXTURES ARE SHOWN SCHEMATICALLY FOR APPROXIMATE LOCATIONS AND QUANTITIES REQUIRED.  
FINAL LOCATIONS TO BE VERIFIED ON SITE BY THE CONTRACTOR AT NIGHT.
CONTRACTOR SHALL COORDINATE ALL SLEEVING REQUIRED WITH MASONRY AND OTHER SUBCONTRACTORS AS 
REQUIRED.
CONTRACTOR SHALL SIZE AND CIRCUIT ALL ELECTRICAL REQUIREMENTS PER MANUFACTURERS REQUIREMENTS.  ALL 
CABLE MUST BE INSTALLED A MINIMUM OF 12 INCHES BELOW GRADE.  PVC SCH 40 SLEEVING SHALL BE PROVIDED UNDER 
ALL HARDSCAPE AREAS.  
ALL GROUND-MOUNTED FIXTURE SHALL HAVE A MINIMUM OF 18” OF EXCESS CABLE BURIED AT EACH FIXTURE FOR 
POSSIBLE RE POSITIONING AND OR MAINTENANCE.
CONTRACTOR SHALL PROVIDE OWNER WITH ALL MANUFACTURERS GUARANTEE LITERATURE.

LOW VOLTAGE CABLE WITH APPROVED 
WATER PROOF CONNECTION.  LEAVE 36" 
MIN. LOOP COILED IN BOTTOM OF 
FIXTURE FOR FUTURE RELOCATION.

STAKE MOUNTED LIGHTING 
FIXTURE.  SEE LIGHTING PLAN 
LEGEND FOR TYPE, COLOR & LAMP.

SCALE:  NOT TO SCALE

TYPICAL LANDSCAPE AREA LIGHT
SHRUB PLANTING AREAS

5 641 2 3

7

8

9

1.  FINISH GRADE
2.  2" IN G.C., FLUSH IN LAWN
3. VALVE BOX (SEE SPECS.) 
4. WATER PROOF CONNECTOR
5.  24" LINEAR LENGTH OF WIRE, COILED.
6.  BRICK ( 1 OF 4 )
7.  PVC SWEEP ELLS,
8.  1 CU. FT. PEA GRAVE (MIN)
9.  GRAY PVC SCH 40 WHEN SPECIFIED DIRECT BURIAL OTHERWISE.  
RUN ALL WIRES ADJACENT TO IRRIGATION MAIN LINE WHEN POSSIBLE.

WIRE PULL BOX / JUNCTION BOX

12
" M

IN
.

7

LOW VOLTAGE CABLE WITH APPROVED 
WATER PROOF CONNECTION.  LEAVE 18"
MIN. LOOP COILED IN BOTTOM OF 
FIXTURE FOR MAINTENANCE PURPOSES.

SPIKE MOUNT

SPOT LIGHT FIXTURE.  SEE 
LIGHTING PLAN LEGEND FOR 
TYPE. 

TYPICAL DIRECTIONAL SPOT LIGHT
SHRUB PLANTING AREAS

SCALE:  NOT TO SCALE

FINISH GRADE

LOW VOLTAGE CABLE WITH APPROVED 
WATER PROOF CONNECTION.  LEAVE 18" 
MIN. LOOP COILED IN BOTTOM OF 
FIXTURE FOR MAINTENANCE PURPOSES.

SPIKE MOUNT

FLOOD LIGHT FIXTURE.  SEE 
LIGHTING PLAN LEGEND FOR 
TYPE. 

TYPICAL FLOOD LIGHT
SCALE:  NOT TO SCALE

FINISH
GRADE

VOLTAGE GUIDELINE
TOTAL WATTAGE OF RUN

LINEAR FT. OF # 12/2
WIRE FROM THE 
TRANSFORMER TO
THE FIRST LAMP

40
WATTS

80
WATTS

108
WATTS

128
WATTS

144
WATTS

180
WATTS

VOLTAGE TAP TO BE USED AT TRANSFORMER

25 LN. FT. 
50 LN. FT. 
75 LN. FT. 

100 LN. FT. 
150 LN. FT. 

200 LN. FT. 
250 LN. FT. 
300 LN. FT. 
350 LN. FT. 
400 LN. FT. 
450 LN. FT. 
500 LN. FT. 
550 LN. FT. 
600 LN. FT. 
650 LN. FT. 
700 LN. FT. 
750 LN. FT. 

800 LN. FT. 

12 V 12 V 12 V 13 V 13 V 13 V
12 V 12 V 12 V 13 V 14 V 14 V
12 V 12 V 13 V 13 V 14 V 14 V
12 V 13 V 14 V 14 V 15 V 16 V
13 V 14 V 15 V 16 V 16 V 18 V
14 V 14 V 16 V 17 V 18 V 20 V
14 V 16 V 17 V 18 V 20 V 20 V
15 V 17 V 18 V 20 V 20 V
15 V 18 V 20 V
15 V 20 V
15 V 20 V
16 V
17 V
17 V
18 V
18 V

20 V

20 V

20 V

20 V

HOW TO USE DIFFERENT VOLT TAPS.
EXAMPLE: If the first light tests at 8 volts, subtract 8
volts form 12 volts, which equals 4 volts.  Now add the 4 
volts back into 12 volts and that will equal 16 volts (thus)

12 VOLTS
-8 VOLTS

= 4 VOLTS

12 VOLTS
+ 4 VOLTS

= 16 VOLTS

CONTRATOR SHALL RUN MINIMUM OF 8 GUAGE WIRE FROM THE
TRANSFORMER FOR THE FIRST 15 FT., PRIOR TO THE REDUCTION OF
WIRE SIZE.  WIRE SIZE UNDER 14 GUAGE IS NOT PERMITTED FOR THIS PROJ.

LIGHTING CABLE / DISTANCE CHART

CABLE TYPE
RECOMMENDED DISTANCE FROM

TRANSFORMER
(SINGLE RUN)

MAXIMUM WATTAGE
(LOAD)

O N E   C I R C U I T   2   C O N D U C T O R S

18 / 2 20 FEET 100 WATTS
200 WATTS
250 WATTS
300 WATTS
300 WATTS
300 WATTS

16 / 2 150 FEET
14 / 2 80 FEET
12 / 2 100 FEET
10 / 2 150 FEET
8 / 2 200 FEET

2  C I R C U I T S  3   C O N D U C T O R S

12 / 3 200 FEET
600 WATTS,

(300 WATTS PER CIRCUIT)

10 / 3 250 FEET
600 WATTS,

(300 WATTS PER CIRCUIT)
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Private landscape lighting is not allowed to be 
installed within the public right-of-way per City 
Council Policy 

T

SYMBOL DESCRIPTION / COLOR MFG. MODEL NO. LAMP VOLTAGE NOTES:

TRANSFORMERS SHALL BE A TOP 300 WATT  TOP LIGHTS TRANSFORMER BY TOP W/ INTEGRAL TIMER )  
CONTACT BRETT BROWNING AT TOP LIGHTS INC. TO PLACE ORDER 877-867-5596 (CELL 949-422-4563)T

MATTE BRONZE AREA LANDSCAPE / PATH
LIGHT, 12” HIGH, "SMALL HAT"

TOP TOP-PL-340-MBR 2 WATT LED 12
LOCATE ±12" AWAY FROM ANY WALK OR 
PATIO.  ± 18" FROM MOW EDGE.

MATTE BRONZE DIRECTIONAL FLOOD LIGHT TOP-UL-150-MBR 12TOP
PAR 36 FLOOD
6 ALT WATT LED SHINE IN LOWER BRANCHES OF SHRUB OR VINE.

LOUVERED BRASS RECESS LIGHT.
TOP-SL-LGBX
SL-CVR534-MBR

(3) 2 WATT LED 12TOP
LOCATE 2" BELOW WALL CAP.  INSTALL FLUSH TO WALL, 
WIRES IN BLUE ENT. AND OR IN STEP FACE.
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GRAPHIC SCALE

SCALE:  1/8" = 1'-0"
NORTH

UPUP

UPUP

B
E

A
C

H
 R

D
.

Δ

UP

GREAT ROOM

LOUNGE

KITCHEN

DINING

FOYER

PANTRY

PWDR.

SHAFT/
STORAGE

A.V.
2-CAR GARAGE

UP

TRASH AREA

(UNDER STAIRS)

STAIRS

EXT SHOWER

THESE GUIDELINES ARE FRO ESTABLISHED PLANTS (1 YEAR FRO SHRUBS, 3 YEARS FOR TREES).  
ADDITIONAL WATER IS NEEDED FOR NEW PLANTINGS OR UNUSUALLY HOT OR DRY WEATHER.  LESS 
WATER IS NEEDED DURING COOL OR RAINY WEATHER.  DRIP RUN TIMES ARE TYPICALLY 2 HOURS OR 
MORE FOR EACH WATERING.

ALL SPRINKLERS SHOULD SERVER ONLY THE REQUIRED TURF AREAS AND NOT SPRAY ON BUILDINGS, 
FENCES OR NON-LANDSCAPE AREAS.   WATERING SHOULD BE DONE BEFORE SUNRISE TO REDUCE 
EVAPORATION LOSSES.  ALWAYS IRRIGATE THE ENTIRE DEPTH AND WIDTH OF THE ROOT ZONE 
REGARDLESS OF THE TIME OF YEAR.  TWICE A YEAR WATER TWICE AS LONG TO LEACH OUT SALTS AND 
BUILDUP IN THE SOIL  

LANDSCAPE WATERING GUIDELINES
SEASONAL FREQUENCY - DAYS BETWEEN WATERINGS

SPRING 
MAR- MAY

SUMMER 
MAY - OCT

FALL
OCT - DEC

WINTER 
DEC - MAR

WATER THIS 
DEEPLY

TREES

SHRUBS

GROUND 
COVERS

ANNUALS

TURF

DROUGHT 
PLANTING
HIGH WATER
USE PLANTS
DROUGHT 
PLANTING
HIGH WATER
USE PLANTS
DROUGHT
PLANTING
HIGH WATER
USE PLANTS

14 - 30 DAYS

7 - 12 DAYS

14 - 30 DAYS

7 - 10 DAYS

14 - 30 DAYS

7 - 10 DAYS

3 - 7 DAYS

7 - 18 DAYS

7 - 10 DAYS

7 - 18 DAYS

5 - 7 DAYS

7 - 21 DAYS

2 - 10 DAYS

2 - 5 DAYS

NONE3 - 7 DAYS

14 - 30 DAYS

7 - 12 DAYS

14 - 30 DAYS

7 - 10 DAYS

14 - 30 DAYS

7 - 10 DAYS

3 - 7 DAYS

3 - 10 DAYS

24 - 45 DAYS

14 - 30 DAYS

24 - 30 DAYS

10 - 14 DAYS

24 - 30 DAYS

10 - 14 DAYS

5 - 10 DAYS

7 - 14 DAYS

24" - 36"

24" - 36"

18" - 24"

18" - 24"

8" - 12"

8" - 12"

8" - 10"

6" - 10"

P.O.C. (POINT OF CONNECTION)  CONTRACTOR SHALL TEE 
OFF THE HOUSE MAIN BETWEEN THE WATER METER AND 
THE HOUSE AND RUN A ONE INCH MAIN LINE TO THE BACK 
FLOW PREVENTER.  THIS LINE IS NOT SHOWN FOR CLARITY 
PURPOSES.

4
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R
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T
IO
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P

L
A

N

ALL PIPING AND RELATED IRRIGATION EQUIPMENT SHOWN IN PAVED AREAS IS FOR CLARITY ONLY, ALL EQUIPMENT TO BE INSTALLED IN 
PLANTED AREAS WHEN POSSIBLE.

THE FINAL LOCATION AND EXACT POSITIONING OF THE IRRIGATION CONTROLLER SHALL BE APPROVED BY THE OWNER PRIOR TO INSTALLATION.

THIS IRRIGATION SYSTEM SHALL BE INSTALLED BY A COMPETENT LANDSCAPE CONTRACTOR EXPERIENCED IN IRRIGATION INSTALLATION AND
THE BASIC FUNDAMENTALS OF ITS HYDRAULIC DEMANDS.  THE IRRIGATION CONTRACTOR SHALL FIELD SELECT ALL IRRIGATION NOZZLES AND 
ARK PATTERNS TO OBTAIN OPTIMUM HEAD TO HEAD COVERAGE WITH THE MINIMUM OF OVER-SPRAY.

THE IRRIGATION CONTRACTOR SHALL GUARANTEE ENTIRE SPRINKLER SYSTEM AGAINST DEFECTIVE MATERIALS AND WORKMANSHIP FOR A 
PERIOD OF ONE YEAR FROM DATE OF APPROVAL.  SHOULD ANY REPAIRS BE NECESSARY DURING THE PERIOD, IF DUE TO DEFECTIVE MATERIALS 
OR WORKMANSHIP , CONTRACTOR SHALL REPAIR AT HIS EXPENSE.

OBSTRUCTIONS
WHEN VERTICAL OBSTRUCTIONS (UTILITIES BOXES, STREET LIGHTS, TREES, ETC.) INTERFERE WITH THE SPRAY PATTERN OF THE SPRINKLER 
HEADS SO AS TO PREVENT PROPER COVERAGE, THE IRRIGATION CONTRACTOR SHALL FIELD ADJUST THE SPRINKLER SYSTEM BY INSTALLING A 
QUARTER CIRCLE OR HALF CIRCLE SPRINKLER HEAD ON EACH SIDE OF THE OBSTRUCTION SO AS TO PROVIDE PROPER COVERAGE.  ALL 
ADJUSTMENTS SHALL BE MADE AT NO ADDITIONAL COST TO THE OWNER.  (TYPICAL)

AUTOMATIC IRRIGATION CONTROLLERS UTILIZING
EVAPOTRANSPIRATION WITH NONVOLATILE MEMORY SHALL BE 
REQUIRED FOR IRRIGATION SCHEDULING IN
ALL IRRIGATION SYSTEMS RECOMMENDING U.S. EPA WATERSENSE
LABELED DEVICES AS APPLICABLE.

TORO TMC-424E-OD+TSM-8F SERIES WEATHER - BASED AUTOMATIC ET ADJUSTING 'SMART' 
IRRIGATION CONTROLLER - WITH 
IRRITROL CL-100 SERIES 'CLIMATE LOGIC' WIRELESS ET / RAIN SENSOR

FEBCO 825YA SERIES REDUCED PRESSURE BACKFLOW PREVENTER - INSTALL WITH WILKINS
YBP-80 STRAINER AND WILKINS 500XL SERIES PRESSURE REGULATOR (IF PRESSURE IS OVER 80 PSI)

NIBCO T-580-70 TWO-PIECE BRONZE BALL VALVE - FULL PORT

IRRITROL 700-1 SERIES 'ULTRA FLOW' ELECTRIC CONTROL VALVE

BP

ET

SCH 40 PVC IRRIGATION PRESSURE MAINLINE 18" MINIMUM COVER

CLASS 200 PVC NON-PRESSURE LATERAL LINE - 12" MINIMUM COVER

EQUIPMENT LEGEND
SYMBOL MANUFACTUER / MODEL NUMBER

TORO 570Z-6P-COM-OT- POP UP SPRAY HEADS WITH 'PRECISION SPRAY NOZZLE AND CHECK VALVE

C

ALL WORK RELATED TO WATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY A C-34
LICENSED PIPELINE CONTRACTOR OR AN A LICENSED GENERAL ENGINEERING CONTRACTOR.

3/4"

1/2"1/2"

1"

1"

C ET

WATER METER 
LOCATION

BP

IRRIGATION EQUIPMENT SHOWN 
HERE FOR CLARITY ONLY.
ALL EQUIPMENT SHALL BE 
LOCATED ON PROJECT SITE.

TOTAL IRRIGATED LANDSCAEP AREA = 360 SQ. FT.

WIRELESS ET SENSOR - LOCATE 
ON OUTSIDE OF HOUSE.  FINAL 
LOCATION TO BE DETERMINED IN 
THE FIELD.  ADJUST AS 
NECESSARY.

1/2"

1/2"

1"

1/2"3/4"

1/2"1/2" 3/4"

1/2" 1/2" 1/2"

1" BACKFLOW WITH 
PRESSURE REGULATOR

TORO 570Z-6P-COM-OT- POP UP SPRAY HEADS WITH 'PRECISION SPRAY NOZZLE AND CHECK VALVE

5-Q

5-H

TORO 516-30 ADJUSTABLE STREAM BUBBLER 

GPM RAD. PSI.

25

25

25

1'

5'

5'

.6

.1

±1
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1. FINISH GRADE
2. NATIVE SOIL / BACKFILL PER SPECIFICATIONS
3. POP-UP SPRAY HEAD AND NOZZLE PER 
LEGEND
4. 1/2" MARLEX STREET ELL
5. 1/2" SCH 40 PVC STREET ELL TxT
6. 1/2" x 12" MIN. SCH 80 PVC THREADED NIPPLE
7. SCH. 40 PVC LATERAL LINE FITTING WITH 1/2" 
FEMALE THREADED OUTLET
8. LATERAL LINE PIPING PER LEGEND

SEE
NOTE

POP - UP SPRAY HEAD 

1

2

3

4

5

6

4

7

8

12"

NOTES:
USE TEFLON TAPE ON ALL PVC 
TO PVC CONNECTIONS;  NO PIPE 
DOPE ALLOWED.  SET 
PERIMETER HEADS 4" -4" FROM 
HARDSCAPE AND 6" - 12" FROM 
VERTICAL OBJECTS SUCH AS 
FENCES AND WALLS, ETC.  
ONLY USE BOTTOM INLET OF 
HEAD.

18
"

*

4"

2"

1

2

3 4

5

6

7

8

9

10

11

12

13

14

15

16

17 18

A2

FLOW

4"

1. REMOTE CONTROL VALVE PER 
IRRIGATION LEGEND

2. SCH 40 PVC MALE ADAPTER  
(2 REQUIRED) VALVE SIZE
3. RECTANGULAR PLASTIC VALVE BOX WITH 
LOCKING LID (NDS #314BCB) HEAT BANDED 
STATION NUMBER ON LID IN 2" HIGH BLOCK 
LETTERS.
4. FINISH GRADE
5. PVC LATERAL LINE PER IRRIGATION 
LEGEND (VALVE SIZE)
6. SCH 40 PVC 45° ELL
7. SCH 40 PVC 45° (BUSH UP TO LATERAL 
LINE PLAN SIZE)
8. RECTANGULAR PLASTIC VALVE BOX
EXTENSION (NDS #214-6)
9. COMMON BRICK SUPPORTS (4 REQUIRED)

10. WATERPROOF WIRE CONNECTORS (2 
REQUIRED)
11. #14 UF WIRES TO CONTROLLER (COLOR 
CODED)
12. I.D. TAG WITH STATION NUMBER PRINTED 
ON IN (CHRISTY'S #ID-STD-Y1)
13. SCH 40 PVC ELL (VALVE SIZE)
14. MAINLINE PIPING PER IRRIGATION LEGEND 
(VALVE SIZE)
15. SCH 40 PVC TEE (OUTLET TO BE VALVE 
SIZE)
16. MAINLINE PIPING PER IRRIGATION LEGEND 
(PLAN SIZE)
17. FILL BASE OF BOX WITH PEA GRAVEL
18. NATIVE SOIL
* 1/2" IN TURF AREAS, 2" IN SHRUB AREAS.

ELECTRIC CONTROL VALVE

18
"

*

4"

2"

4"

1. BALL VALVE PER IRRIGATION LEGEND (MAINLINE SIZE)
2. RECTANGULAR PLASTIC VALVE BOX WITH LOCKING LID (NDS 

#314BCB) HEAT BRAND 'BV' ON LID IN 2" HIGH BLOCK LETTERS
3. FINISH GRADE 
4. SCH 40 PVC MALE ADAPTER (2 REQUIRED)
5. SCH 40 PVC 45 DEGREE ELL (4 REQUIRED)
6. NATIVE SOIL
7. MAINLINE PIPING PER IRRIGATION LEGEND
8. COMMON BRICK SUPPORTS (4 REQUIRED)
9. FILL BASE OF BOX WITH PEA GRAVEL 
* 1/2" IN TURF AREAS, 2" IN SHRUB AREAS

NOTES:
OFF-SET VALVE BOX AROUND 
BALL VALVE TO ALLOW SPACE 
FOR FULL MOVEMENT OF THE 
BALL VALVE HANDLE.

BRASS BALL VALVE

1 2 3

4

5

6

7

8

9

1. REDUCED PRESSURE BACKFLOW 
PREVENTER PER IRRIGATION LEGEND
2. BRASS CLOSE NIPPLE (R/P SIZE)
3. WILKINS 500XL SERIES PRESSURE 
REGULATOR (R/P SIZE)  SET TO 80 PSI.
4. BRASS NIPPLE  (R/P SIZE)
5. 6" THICK CNCRETE SUPPORT BLOCK 
6. FINISH GRADE
7. NATIVE SOIL
8. BRASS ELL (R/P SIZE)

9. SCH 40 PVC MALE ADAPTER (BUSH UP TO 
MAINLINE PLAN SIZE WHERE R/P DIVICE IS 
SMALLER THAN MAINLINE SIZE)

10. MAINLINE PIPING PER IRRIGATION LEGEND 
(TO SYSTEM)

11.  MAINLINE PIPING FROM P.O.C.
12. WILKINS YBP-80 STRAINER (R/P SIZE)

NOTES: 
INSTALL PER ALL LOCAL CODES.  FINAL 
LOCATION TO BE APPROVED IN THE FIELD BY 
THE LANDSCAPE ARCHITECT AND / OR 
OWNER.

BACKFLOW PREVENTER ASSEMBLY

1

2

3

4

5

6

7

8

9

10

2

4

8

9

11

12

12
" -

 1
8

"

6"

6"

6"-12"

T R E N C H I N G

12"
MIN.

18"
MIN.

1. FINISH GRADE
2. CLEAN BACKFILL WITH ALL ROCKS 1" OR LARGER REMOVED - 90%
COMPACTION REQUIRED - SEE SPECS.
3. NON- PRESSURE LATERAL LINE PER LEGEND (SNAKE IN TRENCH)
5. CONTROL WIRES - INSTALL BELOW PRESSURE MAINLINE
6. UNDISTURBED NATIVE SOIL.

NOTES: 
BUNDLE AND TAPE WIRES AT 10' O.C. PIGTAIL AND LOOP WIRES AT All
CHANGES IN DIRECTION.  SPLICING OF WIRE RUNS IS NOT PERMITTED 
WITHOUT PRIOR APPROVAL FROM OWNER AND LANDSCAPE 
ARCHITECT.  RUN CONTROL WIRES IN SAME TRENCH AS MAINLINE 
WHERE POSSIBLE.  INSTALL 12"x12"x12" CONCRETE THRUST BLOCKS AT 
ALL CHANGES IN DIRECTION OF PRESSURE MAINLINE (45'S, 90'S, TEES, 
ETC.)  AND AT ALL TERMINAL POINTS.

1

2

3

4

5

6
1. INSERT WIRES THROUGH HOLS IN BASE 

OF BODY.
2. STRIP WIRES APPROXIMATELY 5/8" 

FROM END AND TWIST TOGEATHER.
3. PUT CRIMP SLEEVE ON TWISTED WIRES 

AND USE INDENT-TYPE CRIMPING TOOL 
TO SECURE.  TRIM EXCESS BARE WIRE.

4. PLUG PRE-FILLED WITH WATER PROOF 
SEALANT.

5. INVERT BODY AND INSERT PLUG INTO 
BODY UNTIL IT SNAPS TIGHT.

6. PUSH WIRES ALL THE WAY INTO PLUG 
TO COMPLETELY SEAL THE CRIMP 
SLEEVE.

NOTES:
USE SPEARS #DS-400 DRI-SPLICE WIRE 
CONNECTOR KIT.  MAKE ALL WATERPROOF 
WIRE CONNECTIONS PER THE 
MANUFACTURER'S DIRECTION.

WATERPROOF WIRE CONNECTOR

1

2

3

4

5

6

ET / RAIN SENSOR - WIRELESS

LEGEND:
1. CLIMATE LOGIC™ WEATHER SENSOR MOUNTED 

OUTDOORS ON FLAT SURFACE USING SCREWS.
2. CLIMATE LOGIC™ WEATHER SENSOR MOUNTED ON 

A RAIN GUTTER USING QUICKCLIP™ GUTTER MOUNT.
3. CLIMATE LOGIC™ RECEIVER MODULE MOUNTED 

INDOORS NEAR THE COMPATIBLE CONTROLLER.
MOUNT WITH SCREWS AT EYE LEVEL OR IF IN A 
SECURE AREA, MOUNT ON HOOK AND LOOP TYPE
STRIPS FOR DISMOUNTING AND HANDHELD 
PROGRAMMING UTILIZING THE SLACK IN THE CORD.

4. SINGLE CONNECTION CORD PLUGGED INTO 
CONTROLLERS REMOTE PORT.

5. AUTOMATIC SPRINKLER CONTROLLER 
6. FINISH SURFACE OF INTERIOR SPACE WHERE 

CONTROLLER IS LOCATED.
7. PVC SCHEDULE 40 CONTROL WIRE CONDUIT (SIZE 

AS REQUIRED). 
8. PVC SWEEP ELL (PROTECTING LOW VOLTAGE

CONTROL   WIRES TO THE ELECTRIC VALVES).

Irritrol

CLIMATE  LOGIC
69F 40%

1:15a
MENU

No Rain-Irrigation
11/16

CL-M1

SMART RX
ENABLED

%

AS
 R

EQ
'D

NOTES:
INSTALL, MOUNT, AND WIRE THE CLIMATE LOGIC 
SENSOR AND RECEIVER PER THE MANUFACTURER'S 
DIRECTIONS.
B. FINAL CLIMATE LOGIC SENSOR LOCATION TO BE 
DETERMINED IN THE FIELD AND APPROVED BY THE 
OWNER.
C. FINAL CLIMATE LOGIC SENSOR LOCATION SHALL 
BE IN A LOW VISIBILITY AREA.
D. FOR MOST ACCURATE SENSING, LOCATE THE 
SENSOR SO THAT IT IS EXPOSED TO SUN AS MUCH 
AS POSSIBLE.  REFER TO THE OWNER'S GUIDE FOR 
FURTHER MOUNTING LOCATION DIRECTIONS.

1

2

3

4

6

5

7

8

SLEEVING

12"
MIN.

24"
MIN.

1. HARDSCAPE, SEE CONSTRUCTION PLAN 
2. CLEAN SAND BACKFILL COMPACT TO MATCH DENSITY OF 

NATIVE SOIL
3. LATERAL LINE IN SCH 40 PVC SLEEVE
4. PRESSURE MAINLINE IN SCH 40 PVC SLEEVE
5. CONTROL WIRES IN SCH 40 PVC SLEEVE
6. UNDISTURBED NATIVE SOIL.

NOTES:
SIZE ALL SLEEVES PER THE IRRIGATION PLAN.  EXTEND 
SLEEVE MINIMUM 12" BEYOND EDGE OF HARDSCAPE.

1

2

3

4

5

6

1. AUTOMATIC CONTROLLER PER LEGEND - MOUNT TO WALL PER 
MANUFACTURER'S  DIRECTIONS DIRECTIONS.

2. ELECTRICAL JUNCTION BOX FOR 115V AC POWER CONNECTION
3. 12" CONDUIT WITH 115V AC POWER WIRES TO POWER SOURCE
4.  SCH 40 PVC CONDUIT FOR CONTROL WIRES
5.  SECURE ALL CONDUITS TO WALL WITH "C" CLAMP IN A MINIMUM

OF TWO PLACES (TYP)
6. FINISH GRADE.
7. WALL.

WALL MOUNTED 
IRRIGATION CONTROLLER

FRONT VIEW SIDE VIEW

1

2

3

4

5

6

7

WALL

24"
18"

4
'-6

"

"881
2424"2
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GRAPHIC SCALE

SCALE:  1/8" = 1'-0"
NORTH
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GREAT ROOM

LOUNGE

KITCHEN

DINING

FOYER

PANTRY

PWDR.

SHAFT/
STORAGE

A.V.
2-CAR GARAGE

UP

TRASH AREA

(UNDER STAIRS)

STAIRS

EXT SHOWER

SHRUBS
SYMBOL BOTANICAL NAME COMMON NAME SIZE DESCRIPTION
CAM-ESP CAMELLIA SASANGUA ESPALLIER ESPALLIER CAMELLIA 15 GAL. CAMELLIA THAT IS ESPALIER ON TRELLIS 

SESLERIA AUTUMNALIS AUTUMN MOOR GRASSSES-AUT ONE GAL. GRASS TO 20" TALL, BEARS SPIKE-LIKE SILVER-WHITE (TURNING GOLDEN) FLOWER TASSELS 

SAN-TRI SANSEVIERIA TRIFASCIATA 'BLACK GOLD' BLACK GOLD SANSEVIERIA FIVE GAL. UPRIGHT PERENNIAL W/ 30 IN. LONG STIFF DARK GREEN LEAVES W/ YELLOW MARGIN FROM BASE. 

CRA-UND CRASSULA UNDULATIFOLIA  'BLUE WAVE' BLUE WAVE RIPPLE JADE FIVE GAL. COMPACT DENSE SMALL SUCCULENT TO 3FT. W/ TWISTED BLUISH GREY LEAVES.

SENECIO SERPENS PUNK PICKLE SEN-SER ONE GAL. SUCCULENT PERENNIAL WITH LIGHT BLUISH GRAY LEAVES, MASS PLANT AS GROUND COVER.

GROUND COVER
SYMBOL BOTANICAL NAME COMMON NAME   SPACING DESCRIPTION
DYM-MAR DYMONDIA MARGARETAE DYMONDIA 4"0.C. TIGHT MAT TO 3” W/ YELLOW FLOWERS, FOLIAGE LOOKS LIKE A MINIATURE GAZANIA  (FROM FLATS).

MOD  5%
LOW  95

TOTALS

WATER USE /
% USED 

LOW  20%

LOW    5%
LOW  30%
LOW    5%

MOD    5%

LOW  10%

WUCOLS SOUTH COASTAL
WATER USE 

WIS-WYN WISTRINGIA WYNYABBIE HIGHLIGHT VARIEGATED WESTRINGIA 15 GAL. EVERGREEN SHRUB TO 3 FT. WITH SMALL WHITE FLOWERS CREAM MARGINED SLENDER GRAY FOLAGELOW  25%

2 X 
BALL 
DIA.

SHRUB PLANTING DETAIL

NOTE: UNTANGLE MATTED ROOTS BY LOOSENING ALL ROOTS AT EDGE OF 
          ROOT BALL WITH WATER FROM HOSE.  DO NOT CRACK ROOT BALL..

1

2

3

4

5

6

7

1.  CROWN OF PLANT TO BE
    1" ABOVE FINISH GRADE
2.  4" HIGH TEMPORARY BASIN.
3.  2" THICK SHREDDED MULCH DO NOT 

USE BARK CHIPS WHERE PLAN CALLS 
FOR MULCH COVER.

4.  FERTILIZER AND MYCORRHIZAE
     TABS (SEE SPECS.)
5.  BACKFILL MIX (SEE SPECS.)
6.  DIG HOLE A MIN. OF 1 1/2 X THE DEPTH 

OF THE PLANT CONTAINER
7.  COMPACTED BACKFILL PER SPEC.

EDGE OF PLANTING
2/3 O.C.
SPACING

EQUAL E
Q

U
A

L
S

P
A

C
IN

G
 O

.C
.

NOTE:  ALL MASS PLANTED SHRUBS AND GROUND 
COVER SHALL BE PLANTED AT EQUAL SPACING 
(TRIANGULAR) UNLESS OTHERWISE INDICATED ON 
PLANS.  SEE LEGEND FOR SPACING REQUIREMENTS.  
MULCH ALL PLANTING AREAS PER SPEC.

GROUND COVER AND 
SHRUB SPACING
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PPLANTING SPECIFICATIONS
SCOPE OF WORK
PROVIDE ALL LABOR, EQUIPMENT,  MATERIAL, AND SERVICES NECESSARY TO COMPLETE THE FINISH GRADING, SOIL PREPARATION, PLANTING, AND 
MAINTENANCE AS SPECIFIED.

A.  GENERAL WORK PROCEDURES
WORK PROCEDURES SHALL FOLLOW BEST CUSTOMARY PRACTICE.
1.  ALL MATERIALS SHALL BE BEST AVAILABLE.  DO NOT BEGIN SOIL PREPARATION AND PLANTING UNTIL IRRIGATION WORK AROUND PLANTING AREA IS 
COMPLETE AND TESTED.
2.  PREMOISTEN - SPECIAL CARE SHALL BE TAKEN TO PREMOISTEN THE SURFACE 8" OF ALL PLANTING AREAS AND INSURE THAT PLANTS ARE PREVENTED 
FROM DRYING DURING PLANTING OPERATIONS. 
3.  WEEDING, BEFORE AND DURING PRELIMINARY GRADING AND FINISH GRADING.  ALL WEEDS AND STOLONIFEROUS GRASSES, NUT GRASS AND JOHNSON 
GRASS, SHALL BE CHEMICALLY ERADICATED OR  DUG OUT BY THE ROOTS  AND DISPOSED OF OFF SITE. 
4.  PREMISES SHALL BE KEPT CLEAN AND MAINTAINED FREE OF CONSTRUCTION LITTER, ALL EMPTY CONTAINERS, EMPTY BAGS AND DEBRIS SHALL BE 
REMOVED FROM THE SITE UPON COMPLETION OF EACH DAYS WORK.  ALL WALKS OR PAVEMENTS SHALL BE SWEPT OR WASHED CLEAN DAILY. 

B.  MATERIALS
1. ORGANIC AMENDMENTS - ORGANIC AMENDMENTS SHALL BE DECOMPOSED NITROGEN STABILIZED COMPOSTED RED WOOD SHAVINGS CULTIVATED INTO 
TOP 8" OF ALL PLANTING AREAS.  
2. HUMATE -PLUS GRANULAR SOIL CONDITIONER BY "TRI-C".
3. COMMERCIAL FERTILIZER - COMMERCIAL FERTILIZER SHALL BE AGRIFORM 18-18-6 COATED PELLETS OR EQUAL
4.  SOIL SULFUR - SOIL SULFUR SHALL BE AGRICULTURAL GRADE.
5. POLYMER - POLYMER SHALL BE A SYNTHETIC ACRYLAMID CO-POLYMERS FORMATION AS MANUFACTURED BY TERRA SORB.
6.  MULCH - MULCH SHALL BE A SHREDDED BARK MATERIAL AS PRODUCED BY KELLOGG'S "XERIMULCH".
7. PLANTING TABLETS - PLANTING TABLETS SHALL BE 21 GRAM AGRIFORM BLUE CHIP PLANTING TABLETS. 
8. PLANTS - ALL PLANTS SHALL BE HEALTHY, OF NORMAL GROWTH, WELL ROOTED, FREE FROM DISEASE, INSECTS, INSECT EGGS AND LARVAE.  THE ROOTS 
SHALL SHOW NO EVIDENCE OF HAVING BEEN RESTRICTED, DEFORMEDOR BOUND AT ANY TIME.  VARIETIES AND SIZE OF PLANTS SHALL BE AS STATED ON 
THE PLAN.  PLANTS SHALL BE SUBJECT TO INSPECTION AND APPROVAL OR REJECTION BY THE OWNER OR THEIR REPRESENTATIVE ON THE SITE AT ANY TIME 
BEFORE OR DURING PROGRESS OF PLANTS SHALL BE REMOVED FROM THE SITE IMMEDIATELY.   SPECIAL CARE SHALL BE TAKEN TO INSURE THAT PLANTS IN 
CONTAINERS ARE  ADEQUATELY WATERED.
9.  PLANTING MIX - ALL SOIL BACKFILL IMPUTS FOR TREES, SHRUBS, VINES, UNLESS OTHERWISE NOTED, SHALL BE PREPARED SOIL CONSISTING OF 40% 
NITROLIZED ORGANIC AMENDMENTS AND 60% SUITABLE EXISTING SOIL. PLUS POLYMERS PER THE FOLLOWING AMOUNTS.

MYCORRHIZAE SPECIFICATIONS.
CONTRACTOR SHALL APPLY TTRY-C'  ENDO 120 ARBUSCULAR MYCORRHIZAL INOCULUM AT THE FOLLOWING RATES 

APPLY AT 1 1/2 LBS. PER 1,000 SQ. FT.  FOR ALL LANDSCAPE AREAS TILL INTO SOIL W/ AMENDMENTS. (SEE SPECS)  FOR BACKFILLED BEDS APPLY AT 5 LBS. PER CUBIC 
YARD OF MIX.

CONTRACTOR SHALL ALSO APPLY 'TRY-C' MYCO PACS 
PLACE INDIVIDUAL PACKETS ADJACENT TO ALL SHRUB  ROOT BALLS AT THE FOLLOWING RATES.
1 GAL = 1 PACK
5 GAL. = 3 PACKS
15 GAL. = 8 PACKS
CONTACT TRY-C 1-800-927-3311 FOR SUPPLIERS.

C.  INSTALLATION.  
1.  SOIL CONDITIONING (NON SLOPE AREAS)  

REFER TO WALACE LABORATORIES SOIL MANAGEMENT REPORT FOR ALL RECOMMENDATIONS FOR SOIL 
PREPARATION.

2.  TREE AND SHRUB PLANTING
     a) EXCAVATE PITS WITH VERTICAL SIDES FOR ALL PLANTS, SHRUBS, AND TREES.  PITS SHALL BE 1-1/2 TIMES THE DEPTH OF BALLS, AND TWICE THEIR 
WIDTH.  
     b) TERRA SORB AG POLYMER SHALL BE ADDED TO PLANT BACKFILL PER THE FOLLOWING:
             1  TABLE SPOON PER 1 GALLON PLANT
             3 TABLE SPOON 5 GALLON PLANT
             4 TABLE SPOON 15 GALLON PLANT
             2 TABLE SPOON 1/2" CALIPER OF TREE TRUNK FOR SPECIMEN PLANTS LARGER THAN 15 GALLONS.  UNUSED EXCAVATED SOIL SHALL BE DISPOSED 
OF OFF THE THE SITE. 
      SIZE OF CONTAINER         NUMBER OF TABLETS    WEIGHT GRAMS
              1 GALLON                                   1                               21
             5 GALLON                                  2                              42
            15 GALLON                                  6                             126
     BOXED CONTAINER                           10                             210
    d) PLANTING HEIGHT OF SHRUBS AND TREE CROWNS TO BE 1 INCH ABOVE FINISH GRADE UNLESS NOTED OTHERWISE ON PLAN.
    e) COMPACT SOIL AT BOTTOM OF PIT AND TRAMP FIRMLY.  FILL SOIL AROUND BALL OF PLANT USING BACKFILL AS SPECIFIED AND WATER THOROUGHLY
     f) IMMEDIATELY AFTER PLANTING, STAKE ALL TREES TO PREVENT DAMAGE FROM WIND AS DETAILED.
     g) GRADE AREAS AROUND PLANTS, TO FINISH GRADE AND DISPOSE OF EXCESS SOIL.
     h) WATER - IMMEDIATELY AFTER PLANTING, WATER SHALL BE APPLIED TO EACH TREE AND SHRUB, IN SUCH A  MANNER AS NOT TO DISTURB BACKFILL OR 
MULCH, AND TO THE EXTENT THAT ALL MATERIALS IN THE PLANTING  HOLE ARE THOROUGHLY SATURATED.  (SEE PLANTING DETAILS FOR VARIATIONS FROM 
ABOVE.)
3. GROUND COVER AREAS
PLANTING PITS FOR GROUND COVERS SHALL BE 4" X 4", OR ADEQUATE TO ACCEPT MATERIAL FROM FLATS WITHOUT CRUSHING OR DEFORMING THE ROOT 
BALL. PLANT AT SPACINGS AND IN AREAS INDICATED ON THE DRAWINGS.  SOIL SHALL BE FIRMLY PRESSED AROUND EACH PLANT, AND THE EXCESS SOIL 
REMOVED FROM THE CROWN.  EACH SECTION OF GROUND COVER SHALL BE IMMEDIATELY WATERED UPON COMPLETION OF PLANTING, OR WITHIN ONE 
HOUR.
4.  MULCHING OF SHRUB AREAS
CONTRACTOR SHALL APPLY A MINIMUM OF TWO INCHES OF KELLOGG’S “XERIMULCH”  TO ALL GROUND COVER AND SHRUB PLANTING AREAS AFTER 
COMPLETION OF ALL PLANT  INSTALLATION  (ONE CUBIC YARD COVERS 162 SQ. FT. AT TWO INCH DEEP.)  AREAS LESS THAN ONE INCH DEEP AFTER 
SETTLEMENT FOR ONE WEEK SHALL BE REMULCHED TO ACHIEVE THE REQUIRED 1" DEPTH.
5.  MAINTENANCE AND GUARANTEE (OPTIONAL - 60 DAYS AS SEPARATE BID ITEM)
ALL PLANTING SHALL BE MAINTAINED (BY CULTIVATING, MOWING, WEEDING, WATERING, FEEDING, SPRAYING AND PRUNING) FOR 60 DAYS AFTER  
COMPLETION AND ACCEPTANCE OF ALL PLANTING.  ALL SHRUBS AND TREES NOT LIVING AFTER 60 DAY MAINTENANCE SHALL BE REPLACED.  A FINAL 
INSPECTION SHALL BE MADE BY THE OWNER OR THEIR REPRESENTATIVE TO VERIFY THE FOLLOWING:  HEALTHY, PEST FREE PLANT MATERIALS, VIABLE 
WEED FREE GROUND COVER AREAS, STAKING OF TREES, ETC. 
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IRRIGATION NOTES:
1. GENERAL - ALL WORK SHALL BE IN ACCORDANCE WITH APPLICABLE CODES AND THESE PLANS.  

THE CONTRACTOR SHALL APPLY FOR ALL PERMITS AND PAY SAME.

1.A. THE CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS SHOWN ON THE PLANS AT 
THE SITE PRIOR TO COMMENCEMENT OF ANY WORK UNDER THIS CONTRACT.

1.B. THE CONTRACTOR SHALL CARRY ALL WORKERS COMPENSATION,PUBLIC LIABILITY AND PROPER 
DAMAGE INSURANCE, AS REQUIRED BY THE OWNER AND / OR GOVERNING AGENCY.

2. SCOPE OF WORK - UNLESS OTHERWISE SPECIFIED, THE CONSTRUCTION OF IRRIGATION SYSTEMS 
SHALL INCLUDE THE FURNISHINGS, INSTALLING AND TESTING OF ALL POINTS OF CONNECTION, 
BACKFLOW DEVICES AND MAINLINE; AND THE FURNISHING AND INSTALLING OF CONTROLLERS, 
ELECTRIC CONTROL VALVES, OTHER SPECIFIED VALVES, LATERAL LINES, RISERS AND FITTINGS, 
SPRINKLER HEADS, AND DRIP LINES; AND EXCAVATION AND BACKFILL AND ALL OTHER WORK IN 
ACCORDANCE WITH THESE PLANS, DETAILS, AND NOTES.  THE CONTRACTOR SHALL FURNISH ALL 
LABOR, MATERIAL EQUIPMENT PROPERTY,   TRANSPORTATION, AND PERFORM ALL OPERATIONS 
REQUIRED FOR A COMPLETE AND OPERABLE IRRIGATION SYSTEM AS INDICATED ON OR 
REASONABLY IMPLIED BY THE DRAWINGS, DETAIL AND NOTES.  INCLUDED AS A PART OF THE 
IRRIGATION WORK BUT NOT LIMITED BY IT ARE THE FOLLOWING:

2.A. INSTALL COMPLETE OPERABLE INDEPENDENT IRRIGATION SYSTEMS PER THE PLANS, DETAILS, 
LEGENDS, AND NOTES.

2.B. ALL IRRIGATION WORK SHALL BE GUARANTEED BY THE CONTRACTOR AS TO MATERIAL AND 
WORKMANSHIP, INCLUDING SETTLING OF BACKFILLED TRENCHES BELOW GRADE FOR A PERIOD 
OF ONE YEAR  FOLLOWING THE DATE OF FINAL ACCEPTANCE OF THE WORK.

3. CHECK AND VERIFY ALL SITE CONDITIONS AND UTILITY LOCATIONS PRIOR TO ANY SITE WORK.  IF 
IT IS FOUND THAT THE SITE VARIES FROM DRAWINGS, NOTIFY THE LANDSCAPE ARCHITECT.  THE 
LANDSCAPE ARCHITECT SHALL DECIDE ALL QUESTIONS RELATING TO THE INTERPRETATION OF 
THE DRAWINGS AND THE ACCEPTABLE FULFILLMENT OF THE CONTRACT.

4. COORDINATE ALL IRRIGATION WORK WITH PLANTING AND GRADING OPERATIONS TO AVOID ANY 
CONFLICT WITH PLANTINGS PITS, DRAINAGE SWALES, ETC.

5. PIPING SHOWN ON THE PLANS IS ESSENTIALLY DIAGRAMMATIC.  CONTRACTOR SHALL ROUT 
PIPING TO AVOID CONFLICT WITH STATIONARY ELEMENTS AND IN SUCH A MANNER AS TO 
CONFORM WITH THE VARIOUS DETAILS AND DESIGN INTENT OF THESE PLANS.  WHERE TREES, 
LIGHT STANDARDS, OR OTHER PHYSICAL OBSTRUCTIONS EXIST, THE PIPING AND SPRINKLER HEAD 
LOCATIONS SHALL BE ADJUSTED AND / OR RELOCATED AS NECESSARY TO OBTAIN FULL 
COVERAGE WITH MINIMAL OVER SPRAY.

6. THE CONTRACTOR SHALL AT ALL TIMES PROTECT HIS WORK FROM DAMAGE AND THEFT AND 
REPLACE ALL DAMAGED OR  STOLEN PARTS AT HIS EXPENSE UNTIL THE WORK IS ACCEPTED IN 
WRITING BY THE OWNER AND / OR GOVERNING AGENCY.

7. EXTREME CARE SHALL BE EXERCISED IN EXCAVATING AND WORKING NEAR EXISTING UTILITIES.  
CONTRACTOR SHALL VERIFY THE LOCATION AND CONDITION OF ALL UTILITIES AND BE 
RESPONSIBLE FOR ANY DAMAGE.  CONTRACTOR SHALL CONTACT UNDERGROUND SERVICE 
ALERT A MINIMUM OF TWO WORKING DAYS PRIOR TO DIGGING.

8. THE CONTRACTOR SHALL KEEP THE PREMISES CLEAN AND FREE OF EXCESS EQUIPMENT, 
MATERIALS AND RUBBISH INCIDENTAL TO HIS WORK.

9. THE IRRIGATION DESIGN IS BASED ON THE METER AND  OR POINT OF CONNECTION SIZE AND 
WATER PRESSURE INDICATED ON THE WATER SOURCE / POINT OF CONNECTIONS NOTE ON THE 
PLANS.  CONTRACTOR SHALL VERIFY THE PRESSURE PRIOR TO CONSTRUCTION.  SHOULD A 
DISCREPANCY EXIST, NOTIFY THE LANDSCAPE ARCHITECT PRIOR TO BEGINNING CONSTRUCTION.  
DO NOT PROCEED WITH ANY IRRIGATION INSTALLATION WORK UNTIL ANY AND ALL WATER 
SUPPLY AND PRESSURE ISSUES HAVE BEEN RESOLVED.  

10. CONTRACTOR SHALL MAKE POINT OF CONNECTION (P.O.C.) AS NOTED ON THE PLANS.  ALL FEES 
AND LOCAL REQUIREMENTS SHALL BE THE RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR.

11. IRRIGATION CONTRACTOR SHALL COORDINATE 120V AC POWER TO FINAL CONTROLLER 
LOCATION WITH GENERAL CONTRACTOR AND OR ELECTRICAL CONTRACTOR AS NECESSARY.  
IRRIGATION CONTRACTOR SHALL PAY ALL ASSOCIATED FEES FOR ELECTRICAL SERVICE.  
IRRIGATION CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING ALL FINAL CONTROLLER 
CONNECTIONS PER LOCAL CODES.

12. CONTRACTOR SHALL PROVIDE ALL EQUIPMENT REQUIRED TO PERFORM A MAINLINE PRESSURE 
TEST.  THE HYDROSTATIC TEST SHALL HOLD A MINIMUM OF 150 PSI FOR 3 HRS OR MORE.  
CONTRACTOR SHALL CONTACT THE OWNER'S REPRESENTATIVE A MINIMUM OF 48 HOURS IN 
ADVANCE O THE TEST FOR CERTIFICATION. 

13. CONTRACTOR SHALL THOROUGHLY FLUSH THE ENTIRE MAINLINE PRIOR TO INSTALLING REMOTE 
CONTROL VALVES.  ALL LATERAL LINES SHALL BE COMPLETELY FLUSHED PRIOR TO INSTALLING 
HEADS AND NOZZLES.  FOR DRIP SYSTEMS, ALL PIPING / TUBING DOWNSTREAM OF THE 
CONTROL VALVE SHALL BE THOROUGHLY FLUSHED PRIOR TO 'CLOSING' SYSTEM (FOR GRIND 
SYSTEMS), OR BEFORE INSTALLING FLUSH VALVES.

14. ALL WIRES SHALL BE SOLID COOPER, PLASTIC INSULATED, U.F. DIRECT BURIAL WIRE.  ALL 
COMMON WIRE SHALL BE #14 WHITE; ALL CONTROL WIRES SHALL BE AWG #14 RED OR BLACK.  
CONTROLLERS SHALL HAVE SEPARATE COLOR CODED COMMON WIRES AND CONTROL WIRES 
WHEN TWO OR MORE CONTROLLERS ARE ON THE PROJECT.

15. ALL CONTROL WIRES AND IRRIGATION PIPING THAT RUNS UNDER HARDSCAPE / PAVING SHALL BE 
ENCASED IN PVC SLEEVES PER THE LEGEND.  SLEEVES SHALL BE SIZED ACCORDING TO THE 
SLEEVING CHART ON THE PLANS.  SLEEVES SHALL BE STRAIGHT RUNS OF PVC PIPE WITH NO 
FITTINGS INSTALLED UNDER HARDSCAPE AREAS.  IF WIDTH OF HARDSCAPE EXCEEDS A FULL 
LENGTH OF PIPE , USE BELLED END CONNECTION OR COUPLER WITHIN SLEEVE.  ENSURING 
SLEEVE IS LARGE ENOUGH FOR THE ADDED DIAMETER OF THE CONNECTION. 

16. THE FINAL LOCATION FOR CONTROL VALVES AND QUICK COUPLERS SHALL BE APPROVED  IN THE 
FIELD BY THE LANDSCAPE ARCHITECT OR THE OWNER'S AUTHORIZED REPRESENTATIVE.  ALL 
VALVES AND QUICK COUPLERS SHALL BE LOCATED IN SHRUB AREAS WHEREVER POSSIBLE.

17. THE CONTRACTOR SHALL HEAT BRAND VALVE NUMBERS OR OTHER MARKINGS AS CALLED FOR 
IN THE IRRIGATION DETAILS ON OUTSIDE OF ALL VALVE BOX LIDS.

18. ALL BRASS OR GALVANIZED CONNECTIONS SHALL BE COATED WITH TEFLON TAPE OR 
APPROPRIATE PIPE JOINT COMPOUND.  ALL PVC TO PVC THREADED CONNECTIONS SHALL BE 
COATED WITH TEFLON TAPE.  NO PIPE DOPE IS ALLOWED AT VALVE OR SPRINKLER HEAD 
CONNECTIONS.  ANY PVC TO METAL CONNECTIONS SHALL BE MADE WITH A MALE THREADED 
PVC FITTING AND A FEMALE THREADED METAL FITTING.

19. ALL PVC SOLVENT-WELD CONNECTIONS SHALL BE MADE WITH SOLVENT-WELD MATERIALS AS 
RECOMMENDED BY THE PIPE MANUFACTURER.  SOLVENT-WELD PRIMER SHALL BE APPLIED AT 
ALL CONNECTIONS.

20. LOW HEAD DRAINAGE WILL NOT BE ALLOWED.  CONTRACTOR TO DETERMINE IN THE FIELD WHICH 
HEADS DRAIN AFTER THE VALVE IS SHUT OFF.  CONTRACTOR SHALL PROVIDE AND INSTALL 
ADDITIONAL IN-LINE CHECK VALVES AS NEEDED AT NO ADDITIONAL COST TO THE OWNER.

21. ALL PRESSURE SUPPLY LINES AND CONTROL WIRES TO HAVE 18" - 24" MINIMUM COVER.  ALL 
LATERAL LINES TO HAVE 12" MINIMUM COVER.  FOR RECYCLED WATER SYSTEMS, PIPE DEPTH TO 
BE DETERMINED BY THE LOCAL GOVERNING AGENCY. 

22. MAINLINE AND WIRE SLEEVING TO HAVE A MINIMUM COVER FROM TOP OF SLEEVE TO BOTTOM 
OF AGGREGATE BASE.  MAIN LINE AND WIRE SLEEVING UNDER ALL VEHICULAR ACCESS WAYS 
TO HAVE 36" MINIMUM COVER FROM TOP OF SLEEVE TO BOTTOM OF AGGREGATE BASE.  
LATERAL LINE SLEEVING TO HAVE 12" MINIMUM COVER FROM TOP OF SLEEVE TO BOTTOM OF 
AGGREGATE BASE.  LATERAL LINE SLEEVING UNDER ALL VEHICULAR ACCESS WAYS TO BE 36"

MINIMUM COVER FROM TOP OF SLEEVE TO BOTTOM OF AGGREGATE BASE.  CONTRACTOR SHALL 
INSTALL SLEEVING UNDER ALL HARDSCAPE 36" WIDE OR GREATER DUE TO GRAPHIC CLARITY.  NOT 
ALL SLEEVES MAY BE SHOWN ON PLANS.  CONTRACTOR SHALL INSTALL ALL SLEEVING PRIOR TO 
HARDSCAPE AND PAVING INSTALLATION.

23. THE RADIUS OF EACH HEAD IS TO BE ADJUSTED SO THAT HEAD-TO-HEAD COVERAGE IS 
MAINTAINED, BUT OVER SPRAY ON BUILDINGS, WALKS, WALLS, AND OTHER HARD SURFACES IS 
MINIMIZED.  THIS SHALL INCLUDE, BUT NOT BE LIMITED TO USING THE BEST NOZZLE RADIUS AND 
PATTERN, USING PRESSURE COMPENSATING DEVICES FOR NOZZLES, USING ADJUSTABLE NOZZLES, 
OR USING THE RADIUS ADJUST SCREW ON INDIVIDUAL NOZZLES. 

24. FINE TUNE EACH CONTROL VALVE FOR OPTIMUM OPERATION.  THIS SHALL BE DONE BY TURNING 
DOWN THE FLOW CONTROL OF THE VALVE UNTIL SYSTEM PERFORMANCE STARTS TO SUFFER.  AT 
THAT POINT OPEN UP VALVE FLOW CONTROL ABOUT ONE-HALF TURN OR UNTIL THE VALVE IS JUST 
OPEN ENOUGH FOR DESIRED OPERATION.

25. CONTRACTOR SHALL INSTALL 2 EXTRA WIRES FROM CONTROLLER TO EACH END OF THE 
MAINLINE.  WIRES SHALL COME UP INTO ALL VALVE BOXES ALONG THE MAINLINE PATH WITH 36" 
EXPANSION COILS IN EACH BOX.  SPARE WIRES SHALL BE COLOR-CODED DIFFERENTLY THAN OTHER 
CONTROL WIRES.

26. UPON COMPLETION OF THE PROJECT, THE CONTRACTOR IS TO TURN OVER TO THE OWNER THE 
FOLLOWING:
a. A REPRODUCIBLE SET OF "AS-BUILT" DRAWINGS AND CONTROLLER CHART.
b. 2 KEYS FOR EACH CONTROLLER AND ENCLOSURE (IF APPLICABLE).
c. 2 QUICK COUPLER KEYS AND MATCHING HOSE SWIVELS.  (IF QUICK COUPLERS ARE SPEC).

27. RECORD DRAWINGS - THE CONTRACTOR SHALL PROVIDE AND KEEP UP TO DATE A COMPLETE 
RECORD SET OF PRINTS WHICH SHALL BE CORRECTED DAILY AND SHOW EVERY CHANGE FROM THE 
ORIGINAL DRAWINGS.  PRIOR TO FINAL INSPECTING, THE CONTRACTOR SHALL TRANSCRIBE ALL 
INFORMATION FROM THE RECORD SET TO A BLACK-LINE PRINT PROCURED FROM THE OWNER.  ALL 
WORK SHALL BE NEAT AND LEGIBLE, LOCATION THE FOLLOWING ITEMS FROM PERMANENT POINTS OF 
REFERENCE:  SHUT-OFF VALVES, CONTROLLER, QUICK COUPLING VALVES, OR HOSE BIBS AND OTHER 
PERMANENT UNDERGROUND ITEMS.

28. "CONTROLLER CHART" - UPON APPROVAL OF THE FINAL RECORD DRAWINGS, PROVIDE ONE 
CHART FOR EACH CONTROLLER INSTALLED.  
THE CHART IS TO BE A REDUCED COPY OF THE APPROVED RECORD DRAWING (A BLACK-LINE PRINT 
REDUCED TO THE MAXIMUM SIZE THE CONTROLLER DOOR WILL ALLOW, COLORED WITH A DIFFERENT 
COLOR FOR EACH VALVE STATION'S AREA OF COVERAGE).  WHEN COMPLETED AND APPROVED, THE 
CHART SHALL BE LAMINATED BETWEEN TWO PIECES OF 20 MIL.  CLEAR PLASTIC AND MOUNTED ON 
THE INSIDE OF THE CONTROLLER DOOR USING VELCRO TAPE OR EQUAL.

29. DRIP LINE IRRIGATION

29.A. DRIP LINE TUBING IS SHOWN ON PLANS IN THE SUGGESTED LAYOUT.  CONTRACTOR SHALL 
ADJUST LAYOUT AS DETERMINED NECESSARY IN THE FIELD TO MATCH THE ACTUAL SITE CONDITIONS, 
DIMENSIONS, ETC.
29.B. ALL DRIP LINE SYSTEMS SHALL BE INSTALLED PER THE MANUFACTURER'S 
RECOMMENDATIONS AND DIRECTIONS.  THIS SHALL INCLUDE, BUT NOT BE LIMITED TO SOIL TYPE 
CONSIDERATIONS, PLANT TYPE CONSIDERATIONS, SLOPES, TYPICAL TUBING LAYOUT, SUPPLY 
HEADERS, FLUSH HEADERS, AIR-RELEASE VALVES, FLUSH VALVES, SOIL STAPLES, AND OPERATION 
INDICATORS, ETC.
29.C EACH DRIP LINE SYSTEM SHALL HAVE A DRIP ZONE VALVE ASSEMBLY THAT INCLUDES A 
PRESSURE REGULATOR AND IN-LINE FILTER PER THE IRRIGATION LEGEND.  
29.D. EXTEND PVC LATERAL LINE PIPING PER IRRIGATION LEGEND FROM THE DRIP ZONE VALVE INTO 
THE PLANTING AREAS.  ALL SUPPLY HEADERS AND FLUSH HEADERS SHALL BE PVC PIPING OR DRIP 
LINE TUBING AS SPECIFIED ON THE DRAWINGS.
29.E. CONNECT THE DRIP LINE TUBING INTO THE PVC / POLY TUBING HEADERS PER THE 
MANUFACTURER'S DIRECTIONS, USING FITTINGS AS SUPPLIED BY THE MANUFACTURER OF THE DRIP 
LINE TUBING.
29.F. DRIP LINE TUBING RUNS SHALL BE SPACED AT APPROXIMATELY 12" O.C. OR AS NOTED ON THE 
PLANS.
29.G. TUBING SHALL RUN GENERALLY PARALLEL TO THE LONG AXIS OF THE PLANTING AREAS.  THE 
EXCEPTION TO THIS WOULD BE SLOPED AREAS WHERE THE TUBING SHALL RUNG PARALLEL TO THE 
SLOPE CONTOURS. 
29.H. FLUSH VALVES SHALL BE INSTALLED AT THE TERMINAL ENDS AND OR LOW POINTS OF 
ZONES IN ALL DIRECTIONS.  AIR RELEASE VALVES, WHERE REQUIRED FOR BURIED SYSTEM, SHALL BE 
INSTALLED AT THE HIGH POINTS OF EACH ZONE.  REFER TO THE MANUFACTURER'S DIRECTIONS FOR 
THE QUANTITY OF FLUSH VALVES AND AIR-RELEASE VALVES RECOMMENDED FOR EACH ZONE.
29.I. DRIP LINE TUBING SHALL BE BURIED 3"-4" BELOW FINISH GRADE, STAPLE DOWN AND COVER 
WITH MULCH PER THE PLANTING PLAN.
29.K. ALL FITTINGS USED FOR DRIP LINE TUBING CONNECTIONS AND DRIP LINE TUBING TO PVC 
CONNECTIONS SHALL BE AS PRODUCED AND SUPPLIED BY THE MANUFACTURER OF THE DRIP LINE 
TUBING.

IRRIGATION MAINTENANCE SCHEDULE

THE IRRIGATION MAINTENANCE SCHEDULE TASKS LISTED BELOW ARE INTENDED AS MINIMUM 
STANDARDS AND MORE FREQUENT ATTENTION MAY BE REQUIRED DEPENDING ON THE PARTICULAR 
SITE CONDITIONS.

FREQUENCY MAINTENANCE TASK

QUARTERLY CONTROLLER CABINET - OPEN CABINET AND CLEAN OUT DEBRIS AND REPLACE 
BATTERY AS NECESSARY.  CHECK WIRING AND REPAIR AS NEEDED AND CHECK 
CLOCK AND RESET IF NECESSARY.

MONTHLY IRRIGATION SCHEDULE - ADJUST SCHEDULE FOR SEASONAL VARIATIONS AND 
OTHER CONDITIONS WHICH MAY AFFECT THE AMOUNT OF WATER NEEDED TO 
MAINTAIN PLANT HEALTH.  ADJUST AS NECESSARY.

QUARTERLY P.O.C. - VISUALLY INSPECT COMPONENTS FOR LEAKS, PRESSURE SETTINGS, 
SETTLEMENT OR OTHER DAMAGE AFFECTING THE OPERATION OF A COMPONENT.  
REPAIR AS NEEDED.

QUARTERLY REMOTE CONTROL VALVES, ISOLATION VALVES AND QUICK COUPLER VALVES - 
VISUALLY INSPECT FOR LEAKS, SETTLEMENT, WIRE CONNECTIONS AND PRESSURE 
SETTINGS.  REPAIR OR ADJUST AS NEEDED.

QUARTERLY MAINLINE AND LATERALS - VISUALLY INSPECT FOR LEAKS OR SETTLEMENT OF 
TRENCHES.  REPAIR AS NEEDED.

WEEKLY SPRINKLERS - VISUALLY CHECK FOR ANY BROKEN, MISALIGNMENT OR CLOGGED 
HEADS, HEADS WITH INCORRECT ARC, INADEQUATE COVERAGE OR OVER-SPRAY 

AND LOW HEAD DRAINAGE.  REPAIR AS NEEDED.

MONTHLY FILTERS AND STRAINERS - VISUALLY CHECK FOR LEAKS, BROKEN FITTINGS.  CLEAN 
AND FLUSH SCREENS.

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
U

R
A

L
 P

L
A

N
S

 F
O

R
M

IK
E

 A
N

D
 V

IC
K

I M
E

U
R

S
IN

G
3

5
2
75

 B
E

A
C

H
 R

O
A

D
  

• 
 D

A
N

A
 P

O
IN

T
, C

A
 9

2
6

2
4

P
H

. N
O

. 9
4

9
-2

0
1-

70
0

5

DATE:

DRAWN BY: D.P.

6-15-21

© 
  D

AV
ID

 A
. P

ED
ER

SE
N 

IN
C.

 - 
LA

ND
SC

AP
E 

AR
CH

ITE
CT

 E
XP

RE
SS

LY
 R

ES
ER

VE
S 

ITS
 C

OM
MO

N 
LA

W
 C

OP
YR

IG
HT

 &
 O

TH
ER

 P
RO

PE
RT

Y 
RI

GH
TS

 IN
 T

HE
SE

 P
LA

NS
.  

TH
ES

E 
PL

AN
S 

AR
E 

NO
T 

TO
 B

E 
RE

PR
OD

UC
ED

, C
HA

NG
ED

, O
R 

CO
PIE

D 
IN

 A
NY

 F
OR

M
 O

R 
MA

NN
ER

 W
HA

TS
OE

VE
R,

 N
OR

 A
RE

 T
HE

Y 
TO

 B
E 

AS
SI

GN
ED

 TO
 A

 T
HI

RD
 PA

RT
Y, 

W
ITH

OU
T 

FIR
ST

 O
BT

AI
NI

NG
 T

HE
 W

RI
TT

EN
 P

ER
MI

SS
IO

N 
OF

 M
R.

 P
ED

ER
SE

N.
  I

N 
TH

E 
EV

EN
T 

OF
 U

NA
UT

HO
RI

ZE
D 

US
E 

OF
 T

HE
SE

 P
LA

NS
 B

Y 
AN

Y 
TH

IR
D 

PA
RT

Y 
TH

E 
CL

IE
NT

 A
GR

EE
S 

TO
 H

OL
D 

HA
RM

LE
SS

 IN
DE

MN
IFY

 A
ND

 D
EF

EN
D 

D. 
PE

DE
RS

EN
 IN

C.
 L

AN
DS

CA
PE

 A
RC

HI
TE

CT
 F

RO
M

 A
NY

 C
LA

IM
S 

AR
IS

IN
G 

FR
OM

 S
UC

H 
UN

AU
TH

OR
IZE

D 
RE

-U
SE

.

D
 A

 V
 I D

 A
. P

 E
 D

 E
 R

 S
 E

 N
 • I

N
C

.

20
27

1 
A

C
A

C
IA

 S
T.

, S
U

IT
E

 1
20

N
E

W
P

O
R

T
 B

E
A

C
H

, C
A

 9
26

60
T

E
L

. (
94

9)
 2

51
-8

99
9

FA
X

. (
94

9)
 2

51
-0

89
9

L 
A

 N
 D

 S
 C

 A
 P

 E
  A

 R
 C

 H
 I 

T 
E 

C
 T

 U
 R

 E

SHEET NO.

OF - 7

L-





















P
M

A
 C

on
su

lt
in

g,
 I

n
c.

PROJECT
NORTH

PROJECT
NORTH


