Oakland City Planning Commission STAFF REPORT‘

Design Review Committee
Case File Number: PLN17281 ’ January 31, 2018

Project Location: 601 MacArthur Boulevard (vacant parcel is located at the corner of Wesley Ave
Assessor’s Parcel No: 023 042700200, 023 042700100, 023 042700803

Development Proposal: [Referral for design modifications to a previously approved project that was
recommended to the Planning Commission on December 20, 2017 for the
construction of a four-story 25-unit residential condominium building with
underground parking,

Project Applicant / James Branch / The Lake House Development

Phone Number: (415) 678-0427
Property Owner: Yila Properties
Case File Number: LLN17281
Planning Permits 1) Rezoning of RM-3 Zone (Mixed Housing Type Residential) to RU-2 Zone
Required for { (Urban Residential);
Approval by the City | 2) Regular Design Review for construction of a residential building; and
Council: 3) Tentative Parcel Map Subdivision for condominiums and merging lots.
General Plan: Mixed Housing Type
Zoning District: RM-3 Mixed Housing Type Residential (existing)

RU-2 Urban Residential (proposed)
Environmental The project proposal relies on the previously certified Final Environmental Impact
Determination/ State [Report (EIR) for the Land Use and Transportation Element (LUTE) of the 1998
CEQA Guidelines: General Plan. On a separate and independent basis, the proposal is also exempt

from CEQA pursuant to CEQA Guidelines Sections:

15183-Projects Consistent with a Community Plan, General Plan or Zoning;
15332-In Fill Development; and

15303-New Construction

Historic Status: [Non-Historic Property
City Council District: 2 -
Date Filed: 07/25/17 (modified plans submitted on January 10, 2018)
Action to be Taken:  |Conduct design review and make recommendation based on staff report to th
City Council for final determination eI

For Further Contact Project Case Planner, Mike Rivera at (510) 238-6417 or by email at
Information: mrivera@oaklandnet.com

SUMMARY

On December 20, 2018 the Planning Commission reviewed the proposed 25-unit residential development
and referred the application to the Design Review Committee for further design changes to the project. The
Commission recommended the applicant the following;

‘a) Provide stronger front vertical facades
b) Break up the linear footprint of the front balconies
c) Replace the orange color on the building

On January 10, 2018 and as recommended by the Planning Commission, the applicant submitted revised
design plans showing modifications to the proposed 25-unit residential building. See modified design plans
in Attachment A. Based on the modified design plans submitted, staff has listed below the comments from
the Design Review Committee followed by the design modifications and comments made by staff.

#2




CITY OF OAKLAND PLANNING COMMISSION

"

\QN -2

- [[eN-3/s-12

Case File: PLN17281

Applicant: James Branch

Address: - 601 MacArthur Blvd (vacant parcel located
at the SE corner of Wesley Ave)

Zone: RM-3 (existing); RU-2 (proposed)




Design Review Commiftee January 31,2018
Case File Number: PLN17281 Page 3

BUILDING DESIGN MODIFICATIONS
Below are the recommendations made by the Planning Commission and are followed by staff comments:

a) Provide stronger front vertical facades
The modified plans show one of the bays in the center of the fagade along MacArthur Boulevard
was raised vertically to have a balance and stronger fagade composition;

b) Break up the linear footprint of the front balconies .
The modified plan shows the reduction of the 4™ floor balconies. The linear configuration of the
balconies were reduced by more than fifty-percent, thus avoiding a repetitive pattern on the
building fagade. To make up for the loss of the balcony area, the modified plan also shows new
additional balconies, located between the 1% and 4% floors along Wesley Avenue.

¢) Replace the orange color on the building
The applicant submitted a modified color and material board sample showing the replacement of
the orange color palette with a Mahogany red color to provide a coherent composition and style.
The modified plans also show two perspectives views of the build ing and new proposed colors.

Staff notes that at the December 20" Planning Commission meeting, the Commission briefly discussed the
required 10 foot front yard setback and felt that it would distance the building from the street. The
Commission also felt that the raised bio-swale walls in front of the building and along MacArthur Boulevard
would disengage the building from the street view. Staff believes that there was not a strong position on
whether or not to support a building front yard setback reduction. However, on the modified plans the
proposal now shows a building front yard setback reduction along MacArthur Boulevard. The proposal
includes a setback reduction of 0-ft., 2.5-t., 5-ft. and 7-ft. respectively where 10-ft. is required in the
proposed RU-2 zone, thus requiring a Variance permit. Although the applicant may consider a Variance
permit proposal, staff believes that because the project also proposes a rezoning from RM-3 to RU-2 to
allow a higher density that the required front yard setback could be supported if the building design is
superior and meets the required Variance and Design Review Findings.

RECOMMENDATION

Staff finds that the applicant’s design modifications as recommended by the Planning Commission are met,
and therefore recommends the application move forward to the City Council for final determination.

However, because the revised design triggers a new Variance permit for front yard setback reduction, the
application will require the submission of a Variance permit by the applicant. So, a new public notice will
be needed to include the Variance permit as part of this proposal and prior to scheduling the application for
final determination by the City Council. :

Mike Rivera “
Planner II, Development Planning
Bureau of Planning




Design Review Committee

January 31,201

Case File Number: PLLN17281

Approved for forwarding to the
Design Review Committee:

atherine Payne
Acting Development Planning Manager

ATTACHMENTS

A. Modified design plan, received on January 10, 2018
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CITY INFORMATION

VICINITY MAP

PROJECT DIRECTORY

801 MACARTHQ%'
PARCEL #: 23-427-1

USE CODE: 7000

HEIGHT LIMIT: 50'-0"

OCCUPANCY: S-2, R-2

CONSTRUCTION: VAOVER IA, SPRINKLERED

U Fi AGE:
LOT SIZE: 20,478 SQ.FT.
BUILDING SIZE: 60,069 SQ.FT.

BUILDING CODE:
2013 CBC

2013 ENERGY CODE
2013 MECH CODE
2013 FIRE CODE

UNIT COUNT:

3 BEDROOMS UNITS = 9
2 BEDROOMS UNITS = 16
TOTAL BEDROOMS = 59
TOTAL UNITS = 25

DESCRIPTION:

REZONING OF THE PROPERTY FROM RM-3 TO RU-2
& CONSTUCTION OF 4-STORY OVER BASEMENT,
RESIDENTIAL CONDOMINIUM BUILDING CONTAINING
25 UNITS & 33 OFF-STREET PARKING SPACES.
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GENERAL NOTES:
ELEVAT!ONS ARE BASED ON THE DATUM OF THE CITY OF
OAKLAN

2. IMPROVEMENTS SHALL BE CONSTRUCTED UNDER THE DIRECTION OF
AND IN ACCORDANCE WITH
A. THE CITY OF OAKLAND COMMUNITY AND ECONOMIC
DEVELOPMENT AGENCY.

B. THE GEOTECHNICAL INVESTIGATION FOR THE PROJECT.

3. THE CONTRACTOR SHALL NOTIFY UNDERGROUND SERVICE ALERT,
(800) 642-2444 48 HOURS PRIOR TO ANY EXCAVATION. THE USA
AUTHORIZATION NUMBER SHALL BE KEPT AT JOB SITE.

4. SHOULD IT APPEAR THAT THE WORK TO BE DONE, OR ANY
MATTER RELATIVE THERETO, IS NOT SUFFICIENTLY DETAILED OR
EXPLAINED ON THESE PLANS, THE CONTRACTOR SHALL CONTACT
MORAN ENGINEERING AT (510) 848-1930 FOR SUCH FURTHER
EXPLANATIONS AS MAY BE NECESSARY.

5. THE GEOTECHNICAL ENGINEER SHALL BE NOTIFIED 72 HOURS
PRIOR TO EARTHWORK OPERATIONS.

6. NO GRADING SHALL BE ALLOWED BETWEEN OCTOBER 15 AND
APRIL 15, WITHOUT AN APPROVED EROSION CONTROL PLAN
PREPARED BY A REGISTERED CIVIL ENGINEER.

7. THE CONTRACTOR SHALL CONSTRUCT THE PROJECT USING
APPLICABLE BEST MANAGEMENT PRACTICES TO PREVENT
POLLUTANTS AND SEDIMENTS FROM ENTERING INTO THE STORM
WATER SYSTEM IN ACCORDANCE WITH THE CITY OF OAKLAND
STORM WATER ORDINANCE 11590 CMS AND THE CLEAN WATER

A

8. A SEPARATE BUILDING PERMIT IS REQUIRED FOR THE
CONSTRUCTION OF RETAINING WALLS.

9. DURING THE RAINY SEASON PROVIDE EROSION AND SEDIMENTATION
CONTROL MEASURES IN ACCORDANCE WITH THE MANUAL Of
STANDARDS FOR THE ASSOCIATION OF BAY AREA GOVERNMENTS
(ABAG). THE MEASURES INCLUDE: STABILIZED CONSTRUCTION
ENTRANCE, STRAW BALE DIKE OR SILT FENCE AROUND
CONSTRUCTION SITE, DROP INLET SEDIMENTATION FILTERS,
TEMPORARY DIVERSION DIKES OR ANY OTHER MEASURES AS
REQUIRED BY THE CITY OF OAKLAND PUBLIC WORKS DEPARTMENT.

10. MATERIALS FOR SERVICE UTILITIES SHALL CONFORM TO THE
STANDARDS OF THE RESPECTIVE LOCAL AGENCIES AND TO THE
CURRENT ADDITION OF THE UNIFORM BUILDING CODE.
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1 Corner Looking At Site (601 MacArthur Biva.,)
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2 Corner Looking North
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1 MacArthur Looking South (addresses From Left to Right - 655/635/621 MacArthur Bivd.)

SCALE: 1:1.42
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1 Wesley Looking East (addresses From Left to Right - 601 MacArthur Bivd., 620 Wesley Ave., 612 Hillgirt Cir.)
SCALE: 1:1.43

601 MacARTHUR BOULEVARD.
OAKLAND, CA

THE LAKE HOUSE DEVELOPMENT
25 RESIDENTIAL UNITS
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SCALE: 1:1.43

2 Wesley Looking West (addresses From Left to Right - 595 Merritt Ave., 655/659/663/667 Wesley Ave.)
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PLOT DATE 163201 £ 17711

GENERAL NOTES

LAYOUT NOTES

601 MACARTHUR BLVD.

OAKLAND, CA

ABBREVIATIONS

SHEET LIST TABLE

THE CONTKACTOR AGKEES THAT IN ACCOKDANCE WITH GENERALLYACCEFTED CONSTRUCTION
PRACTICES, THE CONTRACTOR WILL B KEQUIKED TO ASSUME SOLE AND COMPLETE KESFONSIBILITY
FOK OB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THE FROIECT INCLUDING

F WORK ON THIS PROJECT. EXEMPTING
LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF ENGINEER

EXCAVATIONS SHALL B ADEQUATELY SHOKED, BRACED AND SHEETED SO THAT THE EAKTH WILL NOT
SLIDE O SETTLE AND SO THAT AL EXISTING IMPKOVEMENTS OF ANY KIND WILL BE FULLY PROTECTED
FROM DAMAGE ANY DAMAGE RESULTING FROM A LACK OF ADEQUATE SHORING, BRACING AN
SHEETING, SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR AND HE SHALL EFFECT NECESSARY
REPAIRS OR RECONSTRUCTION AT HIS OWN EXPENSE WHERE THE EXCAVATION FOR A CONDUIT
TRENCH, AND/OR STRUCTURE IS FIVE FEET OR MORE IN_ DEPTH, THE CONTRACTOR SHALL PROVIDE

ADEQUATE SHEETING, SHORING AND BRACING OR EQUIVALENT METHOD, FOR THE PROTECTION OF
LIFE, OK LIS, WHICH SHALL CONFORM TO THE AFFLICABLE CONSTRUCTION SAFETY ORDEKS OF THE
DIVISION OF INDUSTRIAL SAFETY OF THE STATE OF CALIFORNIA, THE CONTRACTOR SHALL ALWAYS.
COMPLY WITH OsHA KEQUIKEMENTS.

ALL APPLICABLE REQUIREMENTS OF THE CALIFORNIA CONSTRUCTION AND GENERAL INDUSTRY SAFETY.
ERRORS, THE OCCUPATIONAL SAFETY AND HEALTH ACT AND THE CONSTRUCTION SAFETY ACT SHALL b

T 15 THE RESFONSIBILITY OF THE CONTRACTOR TO OBTAIN FERITS NECESSARY TO PEAFORM Th
WORK SHOWN IN THESE PLANS FROM THE APPROPRIATE AGENCIE:

THE CONTRACTOK SHALL TAKE EFFECTIVE ACTION TO PREVENT THE FOKMATION OF AN AIRBOKNE
OUST NUBANCE AND SHALL BE KESFONSIBLE FOR ANY DAMAGE KESULTING FKOM THEIK FAILURE TO DO

THE CONTRACTOR MUST PROVIDE FOR SAFE ACCESSIBLE INGRESS AND EGRESS FOR ADJACENT PROPERTY
OWNERS AND EVA THROUGHOUT THE PERIOD OF CONSTRUCTION  TEMPORARY T

SECUKED, FLAGGED, SIGNED, AND ACCESSIBLE FEK THE AFPROVED SITE ACCESS FLAN SUBMITTED 67 THE
CONTRACTOR AND REQUIKED BY THE DWNEK

OTHEK DEVICES NECESSAKY T FROVIDE FOK SAFETY IN ACCGHOANCE WITH ALL NATIONAL STATE
SPECS AND LOCAL SAFETY OKDINANCES

THE CONTRACTOR SHALL POST EMERGENCY TELEPHONE NUMBERS FOR POLICE, FIRE, AMBULANCE, AND.
THOSE AGENCIES RESPONSIBLE FOR MAINTENANCE OF UTILITIES IN THE VICINITY OF JOB SITE

ALL EXISTING UTILITIES AND IMPKOVEMENTS AKE SHOWN IN THEIR AMPHOXIMATE LOCATIONS BASED
UPON HECORD INFORMATION AVAILABLE TO THE ENGINEEK AT THE TIME OF PRECAMATION O THESE
PLANS LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE 1S MAGE AS

ONTRACT ORS FAILURE TO VERIFY LOCATIONS OF EXISTING
UTILITIES PRIOK TO BEGINNING OF CONSTRUCTION IN THEIK VICINITY SHALL BE BORNE BY THE
CONTRACTOR AND ASSUMED INCLUDED AND MEGED IN THE CONTRACT UNIT FRICE

ALL EXISTING UTILITIES AND IMPROVEMENTS THAT BECOME DAMAGED DURING CONSTRUCTION MUST
BE COMPLETELY RESTORED TO THE SATISFACTION OF THE CITY ENGINEER OR UTILITY AGENCY.
REPRESENTATIVE, AT THE CONTRACTORS SOLE EXPENSE

ANY RELOCATION OF FUELIC UTIITIES SHALL BE CONDUCTED IN ACCORDANCE WITH ANY AND ALL
REQ! TILITY C INCLUDING FEES, BONDS, PEKMITS AN
WORKING CONDITIONS. ETC TS WORK SHALL BE OONE AT NG EXPENSE T THE LTILITY COMPANY

THE OWNER SHALL PAY THE COST OF AL SUCH RELOCATION WORK INCLUDING FEES, BONDS, PERMITS,

THE CONSTKUCTION OF ALL GRAVITY UNDERGKOUND LINES (STOKM DKAINS) SHALL BEGIN AT THE
MOST DOWNSTKEAM END. UNLESS OTHEKWISE SPECIFICALLY APFROVED 5Y ENGINEER OR BY THE
OWNEK

F ARCHEOLOGICAL MATERIALS AKE UNCOVERED DURING GRADING, TRENCHING OK OTHEK
EXCAVATION, EARTHWORK WITHIN 50 FEET OF THESE MATERIALS SHALL BE STOFFED UNTIL A
FROFESSIONAL ARCHAEOLOGIST WHO I CERTIFIED BY THE SOCIETY OF CALIFOKNIA AKCHAEOLOGY
{3CA) AND/OK THE SOCIETY OF FKOFESSIONAL AKCHAEOLOGY (SOPA) HAS HAD AN OPFORTUNITY TO
EVALUATE THE SIGNIFICANCE OF THE FIND AND SUGGEST APPROPKIATE MITIGATION MEASURES, IF THEY
ARE DEEMED NECESSARY

THE USE ORINSTALLATION OF ANY MATERIAL OR EQUIPMENT WHICH IS MADE FROM, OR WHICH
CONTAINS ASBESTOS FOR USE IN THE CONSTRUCTION OF THESE IMPROVEMENTS, IS NEITHER SPECIFIED
NOR HECOMMENDED  ANY PAKTY INSTALLING O USING ANY PAKTY SUCH MATERIALS OK EQUIFMENT
SHALL B SOLELY KEAFONSIBLE FOK ALL INIUKES, DAMAGES, OK IABLITIES OF ANY KIND, CAUSED b THE
USE OF SUCH MATERIALS OK EQUIFM

THE CONTRACTOR MUST MEET AND IMPLEMENT ALL NPDES, SWPFP. AND EROSION CONTROL
REQUIREMENTS IN EFFECT AT THE TIME OF CONSTRUCTION

SHOULD IT APPEAK THAT THE WOKK TO bE DONE OK ANY MATTER RELATIVE THERETO IS NOT
SUFFICIENTLY DETAILED OK EXPLAINED ON THESE PLANS, THE CONTKACTOR SHALL CONTACT GATES &
ASSOCIATES AT (923) 736-81 76 FOR SUCH FURTHER EXPLANATIONS AS MAY BE NECESSARY

CONTHACTORSHALL VEHIFY ALL UTILITIES, GHADES, EXISTING CONDITIONS AND DIMENSIONS IN THE
FIELD PRIOK TO COMMENCING W L DISCKEPANCIES OR QUESTIONS SHALL BE BKOUGHT TO. =
THE ATTENTION OF THE LANGSCAPE ARCHITECT FOR RESOLUT o

g
3
T AL AT TENDPHEIONS SUFEACEDE AL SCALED DISTANCES AND DIMENSONS DIMENSIONS $0v
'ARE FRGM THE FACE OF THE BUILDING, WAL, BACK OF CU WALK, PROPERTY LINE O cont
CENTERLINE OF COLUMN UNLESS OTHERWISE NOTED ON THE DRAWINGS
€
3 ALL DIMENSIONS AT BUILDING ARE TO FACE OF BUILDING  ALL DIMENSIONS AT ROADWAY ARE TO FACE Q
oF cuRe .
4 ALLANGLES ARE 45 DEGAEE, 90 DEGHEE, OR 135 DEGHEE UNLESS OTHEKWISE NOTED +
5 ALL CURVES AND ALL TRANSITIONS BETWEEN CURVES AND STRAIGHT ECGES SHALL 8€ SMOOTH
o
ALLKETURN KADH AND CUKS DIATA AKE TO FACE OF CUKS
R
7 WHENEVERBOTTOM OF WALL (W) ELEVATION IS GIVEN, I IS FINISH PAVEMENT OR GRADE ELEVATION
AT FACE OF WALL
° SCOKE LINES IN SIDEWALKS SHALL BE SPACED TO EQUAL THE WIDTH OF THE WALKWAY, UNLESS B0
OTHERWISE SHOWN. EXPANSION JOINTS IN SIDEWALKS SHALL BE 20 ON CENTER MAXIMUM 6B
EXPANSION JOINTS IN CONCRETE WALLS SHALL BE AT 40'0.C MAXIMUM =l
0 SUILOING LAYOLT AN LOCATION, SIOEWALK.CUKS AND GUTTEI GRADING AND DRAINAGE 1 64560 -
N DRAWINGS PREPARED BY THE ARCHITECT AN THE CIIL ENGINEER s
1 STATIONING HEREON IS ALUNG CONSTRUCTION CENTERLINE UNLESS OTHERWISE SHOWN OR P
INDICATED
T8O
I ANY EXTRA CONSTRUCTION STAKING NECESSITATED SOLELY BY THE CONTRACTORS NEGLIGENCE

WILL BE CHARGED TO THE CONTRACTOR ON A TIME AND EXPENSES BASIS AND PAID FOR BY THE v
CONTRACTOR

SEE IRIGATION DRAWINGS FOK GENERAL SYSTEM REQUIREMENTS AND FOK LOCATION OF IRWGATION
MAINLINE HFING SLEEVES TO ACCOMMODATE IKRIGATION HIHING, SIZED AS NEEDED, SHALL BE IN|
FLA JER AND THKOUGH SLABS AND WALLS, FIOK TO POURING

FROVIDE CONTINUOUS HEADEKS AT THE EDGES OF ALL AC FAVING, SHRUS AKEAS, LAWN AREAS,
DECOMPOSED GRANITE WHEKE IT IS NOT CONSTRAINED BY A CONCHETE PAVING Ok MOW BAND

5 LU CONCRETE PAVEMENTS SHALL BE DOWELED INTO CURSS, SIOEWALKS, AND SUILDING
FOUNDATIONS

KEFER TO GEOTECHNICAL KEFOKT FOK Al TION: AN
PREFARATION. IN CASE OF DIsCREPANCY THE GEOTECHMICAL RERGT St ey

ALLTYPICAL DETAILS SHALL APPLY UNLESS NOTED OTHERWISE

ANY AND AL WORK WITHIN CITY IGHT OF WAY SHALL CONFORM TO ALL CITY STANDAKD DETAILS
AND SPECIFICATIONS

17 CONCRETE FOOTINGS INSTALLED FOR ALL SITE FURNISHINGS, SPORTS EQUIPMENT. ETC IN

DECORATIVE PAVEMENT, ASPHALT PAVING,
FLANTERS SHALL BE HELD BELOW GRADE

DECOMPOSED GRANITE, CONCRETE PAVING, AND

ALL EXISTING ITEMS TO REMAIN SHALL BE PROTECTED AS REQUIRED ANY DAMAGED ITEMS SHALL BE
FULLY REPAIRED OR REPLACED AT THE CONTRACTOR' EXPENSE TO THE FULL SATISFACTION OF THE
OWNER

CONTRACTOK SHALL BE KESFONSIBLE FOR ANY COOKDINATION WITH SUBCONTRACTORS AS
KEQUIKED TO ACCOMPLISH OFERATIONS
ALL QUANTITIES AND PAY ITEMS ARE AND WILL BE BASED ON HORIZONTAL MEASUREMENTS.

ALL PATTERNS, LINE TYPES, AND SYMBOLS SHOWN WITHIN THE FLAN SET REFERENCE THE LAYOUT
LEGEND AND ARE PAKT OF THE SCOPE OF WOKK CALLOUTS ARE SHOWN FOK CLARIFICATION OF

REQUEST CLARIFICATION TO ANY ITEMS (INCLUDING BUT NOT LIMITED TO PAVING, WALLS, FINISHES.
COLORS, FENCING FOUNTAINS, POTS, AND SITE FURNITURE] NOT CLEARLY IDENTIFIED TO BE PART GF
THE SCOPE OF WORK PRIOR TO BID

SHEET MAP
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FAGE OF BUILDING
POINT OF BEGINNING
PROPERTY LINE

RADIUS - ALL RADII GIVEN FOR WALLS ARE
DIMENSIONED TO OUTSIDE OF WALLS

SEE ARCHITECT'S DRAWINGS
SEE CIVIL'S DRAWINGS

SEE STRUCTURALS DRAWINGS
SIMILAR

SPACING

TO BE DETERMINED

TYPICAL

Sheet Number Sheet Title
Lo.1 LAYOUT NOTES AND LEGENDS
L0.2 PLANTING NOTES AND LEGENDS
LI.0l LAYOUT PLAN
L1.02 LAYOUT PLAN
L2.01 IRRIGATION PLAN
L2.02 IRRIGATION NOTES AND LEGENDS
L2.03 IRRIGATION DETAILS
L2.04 IRRIGATION DETAILS
L2.05 IRRIGATION DETAILS
L3.01 PLANTING PLAN
L3.02 PLANTING PLAN
L4.01 CONSTRUCTION DETAILS
L4.02 LIGHTING SPECS
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PLANTING NOTES

PLANTING NOTES (CONT)

TREE PROTECTION NOTES:

GENERAL

ALL WORK SHALL BE PERFORMED BY PERSONS FAMILIAR WITH PLANTING WORK AND UNDER THE
SUPERVISION OF A QUALIFIED PLANTING FOREMAN

2 ALL QUANTITIES AND PLANT COUNTS ARE FOR THE CONVENIENCE OF THE CONTRACTOR. IN CASE OF
DISCREPANCIES, THE PLAN SHALL GOVERN

3 THELANDSCAPE ARCHITECT RESERVES THE RIGHT T0 MAKE SUBSTITUTIONS, ADDITIONS, AND
DELETIONS IN THE PLANTING SCHEME AS THEY FEEL NECESSARY WHILE WORK IS IN PROGRESS, UPON
APPROVAL BY THE OWNER SUCH CHANGES ARE TO BE ACCOMPANIED BY EQUITABLE ADJUSTMENTS
IN THE CONTRACT PRICE. WHEN NECESSARY

4 PLANT MATERIAL LOCATIONS SHOWN ARE DIAGKAMMATIC AND MAY BE SUBJECT TO CHANGE IN THE
FIELD BY THE LANDSCAPE ARCHITECT PLANT LOCATIONS ARE TO BE ADJUSTED IN THE FIELD AS
NECESSARY TO SCREEN UTILITIES, BUT SHALL NOT BLOCK WINDOWS, BLOCK SIGNS NOR IMPEDE ACCESS

©  THEDESIGN INTENT OF THE PLANTING PLAN IS TO ESTABLISH AN ATTRACTIVE MATURE LANDSCAPE
APPEARANCE FUTURE PLANT GROWTH WILL NECESSITATE TRIMMING, SHAPING, AND IN SOME CASE
REMOVAL OF TREES AND SHRUBS AS AN ON-GOING MAINTENANCE PROCEDURE

6 ALL PLANTING AREA MUST BE IRUGATED WITH AUTOMATIC IRIGATION SYSTEM IRIGATION SYSTEM
SHALL BE FULLY AUTOMATED AND OPERATIONAL WITH FULL COVERAGE PRIOR TO PLANTING.

7 CONTRACTOR TO REVIEW AL EXISTING, PROPOSED, & AS BUILT UTILITY PLANS PRIOR TO
CONSTRUCTION CONTRACTOR TO TAKE PRECAUTIONS IN EXCAVATION OF ALL TREE FLANTING PITS
CONTRACTOR TO NOTIFY LANDSCAPE AKCHITECT OF ANY CONFLICTS FOUND DURING
CONSTRUCTION

SHRUBS. GROUNDCOVERS AND VINES

2

ACCE:

2

3

4

GROUNDCOVER MUST BE PLANTED AS SHOWN ON THE FLAN, INCLUDING UNDER SHRUES AND IN
TREE WATERING BASINS.

SHRUES AND PERENNIALS MUST HAVE ADEQUATE SETBACK FROM THE ADACENT SIDEWALK AND EDGES
OF PARKING LOT CURBS NOTIFY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION IF PLANT MATERIAL
MAY PROTRUDE INTO THE PATH OF TRAVEL

THE CONTRACTOR IS TO SECURE ALL VINES TO TRELLISES WITH APPROVED FASTENERS, ALLOWING FOR
TWO (2) YEARS GROWTH  SUBMIT SAMPLE TO LANDSCAPE ARCHITECT

SSORES

ALL PLANTING NOT BOUNDED BY CONCRETE OR A HARDSCAPE EDGE SHALL BE COMPLETELY
SURKOUNDED BY HEADERS AL ASPHALT AND DECOMPOSED GRANITE AREAS TO BE COMPLETELY
SURROUNDED BY HEADERS OR ADACENT CONCRETE WORK

ALL PLANTING AREAS MUST BE TOP-DRESSED WITH 3 LAYER OF RECYCLED CHIPPED MULCH COLOR
BROWN SUBMIT SAMPLE TO LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO ORDERING

ALL MULCH WITHIN STORMWATER FLANTING AREAS MUST BE 3° OF WASHED PEA GRAVEL  SUBMIT
SAMPLE FOR REVIEW AND APPROVAL

ALL STORMWATER CURB CUTS MUST BE REINFORCED WITH A MINIMUM 17° WIDE x16° LONG x 6° DEEP
BAND OF COBULE COBBLE SHALL BE 40% 4°-6" AND 60% 73" NOIYO COBBLE PROVIDE 24* WIDE BY ¢
DEPTH OF COBBLE AROUND ALL CATCH BASINS LOCATED IN DRAINAGE AREAS SUBMIT SAMPLE FOR

PRIOK TO INITIATING ANY CONSTRUCTION ACTIVITY IN THE AREA, INCLUDING GRADING, TEMPORARY
PROTECTIVE FENCING SHALL BE INSTALLED AT EACH SITE TREE FENCING SHALL BE LOCATED AT OR
BEYOND THE CANOPY DRIP LINE SO THAT 100% OF THE DRIP LINE WILL BE PROTECTED BY FENGING TO
REDUCE SOIL COMPACTION FROM EQUIPMENT

THE CONTRACTOR IS REQUIRED TO WATER, FERTILIZE AND ATTEND TO OTHER MAINTENANCE NEEDS OF
EXISTING TREES AS NEEDED PER ARBORIST'S RECOMMENDATIONS TO MAINTAIN HEALTHY GROWTH
THROUGHOUT THE CONSTRUCTION PERIOD  SIX FEET DIAMETER, MINIMUM, BY SIX INCH TALL EARTH
BERMS SHALL BE CONSTRUCTED AT THE BASE OF EACH TREE TO FUNCTION AS TEMPORARY WATERING
BASINS DURING THE CONSTRUCTION PERIOD  TREES SHALL BE WATERED ACCORDING TO WEATHER AND.
TREE REQUIREMENTS - APPROVED MULCH OF 1-2 INCH SIZED WOOD CHIPS SHALL BE PLACED AT A DEPTH
OF 4 INCHES WHERE NO EXCAVATION I TO OCCUKIN THE VICINITY OF THE TREES TO BE PROTECTED

THE TREE PROTECTION FENCE SHALL BE 6' HIGH SNOW FENCE WITH IMMOVABLE POSTS THE FENCING
HALL NTINUOUS TENTRY b ROUND EACH TREE ANY

ENCROACHMENT INTO THE DRIP LINE FOR FENCING OR CONSTRUCTION PURPOSES SHALL NOT BE
PERMITTED

LOWHANGING LIMBS OF SAVED TREES SHALL BE PRUNED PRIOK TO GRADING, OR ANY EQUIPMENT
MOBILIZATION ON SITE THE PURPOSE OF THIS REQUIREMENT IS TO AVOID TEARING LIMBS BY HEAVY
EQUIFMENT AL LIMBS TO BE PRUNED SHALL BE SUPERVISED BY THE ARBORIST OF RECORD FOR THE JO

THIS FENCING SHALL SERVE AS A BARRIER TO PREVENT DRIP LINE ENCROACHMENT OF ANY TYPE OF
CONSTRUCTION ACTIMITIES AND EQUIPMENT NO OILS, GAS, CHEMICALS, LIQUID WASTE, SOLID WASTE
CONSTRUCTION MACHINERY OR CONSTRUCTION MATERIALS SHALL BE STORED OR ALLOWED TO STAND
FORANY PERIOD OF TIME WITHIN THE DRIP LINE OF THE TREE FURTHER, NO ONE SHALL ENTER THE
FENCE PERIMETER FOR ANY REASON EXCEPT FOR THE PURPOSE OF MONITORING THE HEALTH OF THE
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B CONTRACTOR MUST KEVIEW ALL PLANS PRIOR TO THE BEGINNING OF CONSTRUCTION AND
MAINTAIN THE FOLLOWING CLEARANCES FOR ALL TREE PLANTINGS CONTRACTOR TO TAKE
PRECAUTION IN ALL EXCAVATION ACTIMTY  NOTIFY LANDSCAPE ARCHITECT OF ANY CONFLICTS 3 ALL RAINWATER LEADERS DISCHARGING INTO LANDSCAPE AREAS MUST HAVE SPLASH BLOGKS MOOEL
PRIOR TO INSTALLATION COI 16X24" COLOR TO MATCH PAVING (800) 275-2278

FIRE HYDRANTS AND PIVS. 3 MINIMUM

UGHT POLES 10 MINIMUM 6 ALLSLOPES GREATER THAN 25 | MUST BE COVERED WITH EROSION CONTROL NETTING PER THE

UTILITIES 5 MINIMUM MANUFACTURER'S SPECIFICATIONS OVERLAP ALL EDGES A MINIMUM OF 12 AND SECURE AS REQUIRED.

BUILDING ROOF EDGE &' MINIMUM WITH METAL STAPLES EROSION CONTROL NETTING TO BE WESTERN EXCELSIOR EXCEL C5-3 OR
APPROVED EQUAL  AVAILABLE FROM REED & GRAHAM 888-381-0600

REVIEW AND APPROVAL

TREE ACCIDENTAL DAMAGE TO BARK, ROOT CKOWN, OK LIMES MAY INCREASE POTENTIAL FOR FUTURE Ty
DECUINE

CONTRACTORS AND SUBCONTRACTORS SHALL DIRECT ALL EQUIPMENT AND PERSONNEL TO REMAIN
OUTSIDE THE FENCED AREA AND AT ALL TIMES UNTIL PROJECT IS COMPLETE, AND SHALL INSTRUCT
EMPLOYEES AS TO THE PURPOSE AND IMPORTANCE OF FENCING

ATIEE FOTECTION ZONE'SIGN AL 6E FOSTED AT EACH TREE INDICATING THE FLAFOSE OF ThE 601
ING
9 CONTRACTOR TO PROVIDE AND ARRANGE FOR PLANT MATERIAL THRU CONTRAGT GROW, PLANT 5 g "
BROKERS, OR DIRECT PURCHASE AS REQUIRED FOR THE FULL IMPLEMENTATION OF THE PROJECTS 7 THE LANDSCAPE CONTRACTOR SHALL AS A PAKT OF THIS BID PROVIDE FOK A PLANTING ALLOWANCE D ApoRs” OF RECORD FOR THE JOB OR THE CITY ARBORIST SHALL BE RESPONSIBLE FOR INSPECTION

FENCI
PLANTING FLAN CONTRACTOR MUST SUBMIT WITHIN 30 DAYS AFTER AWARD OF A BID A DETAILED FOR THE AMOUNT OF $,000 00 (THREE THOUSAND DOLLAR), TO BE USED FOR SUPPLYING AND. AND APPROVAL OF THE FENCING PRIOR TO ANY GRADING OPERATIONS
INURSERY LIST OF SECURED PLANT MATERIAL, CONTRACT GROW PLANT MATERIAL AND ANY INSTALLING ADDITIONAL PLANT MATERIAL AS DIRECTED BY THE LANDSCAPE ARCHITECT AND . c B LVD
SUBSTITUTION REQUESTS CONTRACTOR SHALL ARRANGE AND SECURE ALL PLANT MATERIAL WITHIN APPROVED BY THE OWNERIN WRITING  THE UNUSED PORTION OF THE ALLOWANCE SHALL B FERCING MUST BEMAIN IN PLACE AND SHALL NOT BE REMOVED UNTIL ALL CONSTRUCTION ACTIVITIES, .

J0DAYS OF BID_UPON DELIVERY, PLANT MATERIAL THAT DOES NOT MEET NURSERY STANDARDS, IS RETURNED TO THE OWNER AT THE BEGINNING OF THE MAINTENANCE PERIOD NOERCRO G, ALy S SHALL INCLUDE CRADING AND COMPACTION ACTTIES INSTALLATION
HOOTHOUND, OF POOK QUALITY & HEALTH, SUESTANDARD SIZE. AND ] OK 1S NOT APPROVED b SHE UNDERGROUND. ALL CONSTRUCTION ACTIVITIES AND ANY OTHER CONSTRUCTION OR ACTIVITY WHICH
G 15 SCHEDULED PRIOR OR LANDSCAPE INSTALLATION

LANDSCAPE ARCHITECT SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE  MATERIAL WHICH IS B SEE SPECIFICATIONS FOR ALL FERTILIZER REQUIREMENTS
REPLAGEMRED AND IS UNAVAILARLE IN THE SIZE SPECIFIED SHALL BE UPSSIZED, IF AVAILABLE AL 10 ROOTS OF SINGLE STANDING TREES OFTEN EXTEND UP TO THREE TIMES THE DISTANCE OF THE ACTUAL OAKLAND
REPLACEMENT MATERIAL SUBSTITUTIONS OR UP-SIZED PLANT MATERIAL MUST BE PROVIDED AS SUBMITTALS

A L ORIP LINE AND FUNCTION PRIMARILY IN THEY UPTAKE OF NUTRIENTS AND WATER THE DRIP LINE fs
REQUIRED FOR THE FULL IMPLEMENTATION OF THE PLANTING PLAN AT NO ADDITIONAL COST TO ARGITRARILY ESTABLISHED AS THE MU HOGT ALEA e Ay ATER THE DRIP UINE CA
THE CONTRACT AND OWNEK | CONTRACTORMUST SUBMIT ALL TESTS, PRODUCTS, ACCESSORIES, CUT SHEETS OF AL ITEMS SPECIFIED AL o

HEALTH AS MUCH AREA AROUND THE CIRCUMFERENCE OF THE TREE SHOULD HAVE MINIMUM

FOR REVIEW AND APPROVAL FRIOK TOINSTALLATION INTRUSION TO FURTHER INSURE TREE SURVIVAL AND HEALTH

10 PROCUREMENT OF PLANT MATERIAL SHALL NOT B LIMITED TO NORTHEAN CAUFORNIA_CONTRACTOR _—
SHALL U KESFONYILE FORALL TRUCKING, INSPEC TIONS AN INCIOENTAL FOH FAOVIOING HLART T ALLFLAT MATERIAL HUST 6 KEVIEWED AN APPHOVED i T LANDSCAVE ARCHITECT FIOK TO A
FATERAL FROM SOURCES OUT OF STATE AS AEUIRED BY THE PROIECT FLANTING P LR CONTRACTO AL LB OTOS O ALLSHAUS GROUND COVERS WNES ANDTages 1 UNALTHORIZED TAEE REHOUALIS SUBECT TOINXING REFLACEMENT EQUAL O THEVALUE O T
FOR PRELIMINARY REVIEW AND APPROVAL Al o5
RONTING LT MATERAL .
3 PLANT MATERIAL NOT APPROVED 6 THE LANDSCAPE ARCHITECT FAY 56 SUBECT T REMOVAL AND A NGNS AL OSCURMII N T TE POTECTION ZONE ANY EXCANTION
1+ ALLEXISTING PLANT MATEKIAL THEES, OK LAWN TO REMAIN MUST UE FHOTECTED AND MANTAINED IN REPLACEMENT WITH APPROVED PLANT MATERAL AT NG ADDITIGNAL COST 15 THt CONTAACT G FEQUIRED SHALL 8E BY HA o X
PEACE oY ThE CONTRACTOR S
2 ANY DAMAGED MATERIAL MUST BE FULLY REFLACED TO MATCH EXISTING BY THE CONTRACTOR AT NO MUNICIPAL REQUIREMENTS 13 SEE TREE PRESERVATION SPECIFICATIONS FOR ADDITIONAL INFORMATION
AODITIONAL GO 10 THE CONTRACT AND OWNER . ya .
| ALL PLANT MATERIAL TO BE INSPECTED & APPROVED BY ITY REPRESENTATIVE AN LANDSCAPE 1 ONTHACTONSUALL CONTRACT WITH ANBORST AS EQUIRED 1O ENSURE FROPER TRGE HELTH
§ CONTHACTORMUST MAITAIN ANY EXSTINGIKIGATION SYSTES OK PROVIOE TEMPORARY ARCHTECT FIGR TG INSTALLATION g T ARG o E ———
IRUIGATION SYSTEMS AS REQUIKED TO ALL EXISTING PLANTING AKEAS TO REMAIN

7 CONTACT THE PROJECT LANDSCAPE ARCHITECT FOR FINAL INSPECTION OF LANDSCAPE AND
solLs IRRIGATION PRIOR TO RELEASE OF BUILDING FOR OCCUPANCY, THE PROJECT LANDSCAPE ARCHITECT
WILL SUBMIT A LETTER TO THE CITY CERTIFYING THE PLANTING AND IRRIGATION HAS BEEN INSTALLED
IN CONFORMANCE WITH THE APPROVED PLANTING AND IRIGATION PLANS, SUBJECT TO THE REVIEW
AND APPROVAL OF THE CITY LANDSCAPE ARCHITECT  SECURITIES IN LIEU OF INSTALLATION WILL NOT

| THE CONTRACTOR MUST PROVIDE AN AGRICUL TURAL SUITABILITIES ANALYSIS FOR ALL SOILS EXISTING

TREATED AREAS, AND ALL AMMENDMENTS RECOMMENDATIONS FOR AMENDMENTS CONTAINED IN BE ACCEPTED

THIS ANALYSIS ARE TG B CARRIED OUT BEFORE PLANTING OCCURS. FROVIDE 3 TEETS AT £ DERTH NG PLANT SCHEDULE

2 TESTS AT 24" DEPTH THROUGHOUT THE SITE_PROVIDE ADDITIONAL TESTING (ONE 6" AND ONE 24 3 DURING THE INSTALLATION OF LANDSCAPING AND INSTALLATION AND PRIOR TO THE ISSUANCE OF A

DEPTH TEST PER 25,000 SF FOK AREAS WHICH WERE LIME TREATED) EACH TEST SAMPLE SHALL CONTAIN BUILOING OCCUPANCY PERMIT, THE LANDSCAPE ARCHITECT MUST INSPECT AND MONITOR THE TREES BOTANICAL NAME COMMON NAME WATER USE

3 REPRESEN TATIVE SOIL SAMPLES ALL LIME TREATED PLANTING AREAS SHALL BE REMOVED AND INSTALLATION OF MATERIALS TO VERIFY CONFORMANCE TO THESE PLANS ONCE APPROVED, THE ACE ACER PALMATUM * SANGO KAKU CORAL BARK MAPLE b2 it

REPLACED WITH IMPORT TOP SOIL AT NO COST TO THE OWNER ALL TESTING SHALL BE PAID FOR BY LANDSCAPE ARCHITECT SHALL PROVIDE A WRITTEN LETTER TO DEPAKTMENT OF FLANNING AND. Jac JACARANDA MIMOSIFOLIA JACARANDA 36°HOX M

THE CONTRACTOR FOR BID PURPOSES AMEND ALL SOIL WITH 6 YARDS OMRI COMPOST SOLES GYPSUM DEVELOPMENT STATING COMPLIANCE WITH THE APPROVED PLANS G LAGERSTROEMIA X 'NATCHEZ WHITE CRAPE MYRTLE 480X L

AND 1 00LBS OF GRO-POWER PLUS 5-3-1 W/ M PER 1000SF CONTRACTOR T SUBMIT ALL DELIVERY MAG MAGNOLIA X SOULANGIANA SAUCER MAGNOLIA HOX M {SSUE: | DESCRRTION

TICKETS FOK COMPOST AND FERTILIZERS FOK VERIFICATION L TILA CORDATA UITTLELEAF LINDEN 4BOX M ' PLANNING SUBMITTAL  10/0472017
um ULMUS PARVIFOLIA CHINESE ELM 5GAL

2 ALLSOILS IMPORTED ONTO THE SITE FOR ANY PURPOSE SUCH AS GRADING, NON EXPANSIVE FILL, FILL,
OR FORANY GENERAL FURFOSE MUST BE TESTED FOR PLANT SUITABILITY PRIOR TO PLACEMENT AL
IMPORT SOILS SHALL BE NON-DE TRIMENTAL TO PLANT MATERIAL AND SOILS ANALYSIS SUBMITTED TG

AGAVE ATTENUATA 'KARA'S STRIPES

WATER CONSERVATION STATEMENT e SOTANICAL NAME ’ gommon e sz et seac

THE LANDSCAPE ARCHITECT FOR REVIEW AND APPROVAL PROVIOE | TEST PER 500 CY OF MATERIAL THE PLANT LIST IS PRELIMINARY IN NATURE SPECIES SHALL BE ADDED AND SUBTRACTED T0 FULFILL TriE AGAVE X 'BLUE GLOW BLUE GLOW AGAVE SGAL L Wac
DESIGN AND HORTICULTURAL REQUIREMEN TS AS NECESSARY ANIGOZANTHOS X *BUSH GOLD" KANGAROO PAW SGAL L ac NOT FOR
3 SOIL IS TO BE AMENDED, AT THE RATE INDICATED BY THE SOIL ANALYSIS, TO BRING THE SOIL ORGANIC ASPARAGUS MEYERI FOXTAIL FERN 5 GAL ™M 3 oc
MATTER CONTENT TO A MINIMUM OF 3 5% BY DRY WEIGHT, AND A MINIMUM OF 2 OF QUALITY. 2 THEIRRIGATION SYSTEM SHALL BE DESIGNED WITH WATER CONSERVATION IN MIND WHILE ACHIEVING BERBERIS THUNBERGI  MARIA SUNJOY GOLD PILLARBARBERRY 5 GAL M Moc CONSTRUCTION
RECYCLED COMPOST. ON AL PLANTING AREAS THE GOAL OF EFFECTIVELY AND EFFICIENTLY PROVIDING THE LANDSCARE WATY1 WATE 5 A T BUDDLEJA AVIDII BLUE CHIP OWARF BUTTERFLY BUSH SGAL M woc
SPRAY IRRIGATION TO THE SHRUBS/IGROUNDCOVER AREAS AND BUBBLERS TO THE TREES BUXUS MICROPHYLLA JAPONICA - GREEN BEAUTY' GREEN BEAUTY BOXWOOD 5 GAL M Mac
4 ALL PLANTERS IN AREAS WHICH HAVE BEEN COMPACTED, SUCH AS ADJACENT T BUILDINGS ANG IN. CAREX OSHIMENSIS *EVERILLD EVERILLO JAPANESE SEDGE SGAL M Ieoc
PARKING LOT', SHALL BE CROSS RIPPED TO THE FOLLOWING DEPTHS PLANTERS LESS THAN THREE 3 THE SPRAY SYSTEM SHALL BE TORO SPRAY HEADS WITH PRESSURE COMPENSATING NOZZLES IN A HEAD CHONDROPETALUM ELEPHANTINUM LARGE CAPE RUSH. IGAL L 4B oc
(3) FEET WIDE SHALL HAVE COMPACTION RELIEVED TO A MINIMUM DEFTH OF TWENTY-FOUR (24) TO HEAD LAYOUT TO ACHIEVE AN EVEN LEVEL OF PRECIFITATION THROUGHOUT THE IRRIGATION COLEONEMA PULCHRUM PINK BREATH OF HEAVEN SGAL M 4oc
INCHES BELOW SUBGRADE PLANTERS THREE TO TEN (3-10) FEET WIDE MUST HAVE COMPACTION SYSTEM COLEONEMA PULCHRUM * SUNSET GOLD' GOLDEN BREATH OF HEAVEN SGAL M W oc
HELIEVED TO A MINIMUM DEPTH OF 14 BELOW SUBGRAGE, PLANTERS MORE THAN 10 WIDE SHALL CORREA GLABRA * COLOBAN AIVER COLIBAN RVERROCKFUCHSIA S GAL 1 1o
HAVE COMPACTION RELIEVED TO A MINIMUM DEPTH OF 12" BELOW SUBGRADE - AREAS SHALL BE 4 ASTATE-OF-THE-ART IKKIGATION CONTROLLER SHALL BE SPECIFIED FOR THIS PROJECT TO CONTROL COTINUS COGGYGRIA * GOLDEN SPIRIT SMOKE TREE SGAL L o
PROTECTED AFTEK DECOMPACTION THE WATER ALLOCATED TO EACH VALVE GROUPED PER INDIVIDUAL HYDROZONE (BASED ON PLANT LEUCADENDRON X *SAFARI GOLD STRIKE YELLOW CONEBUSH SGAL L roc
TYPE AND EXPOSURE) LIGUSTRUM SINENSE “SUNSHINE SUNSHINE LIGUSTRUM SGAL M rac
5 CONTRACTOR SHALL PERFORM A PERCOLATION TEST AT THE BEGINNING OF CONSTRUCTION AT | LOMANDRA LONGIFOLIA  BREEZE DWARF MAT RUSH SCAL L e
LOCATION FEKACKE (MAX OF 4) TO DETERMINE THE DRAINAGE CAPACITY OF THE EXISTING SITE SOIL MAHONIA EURYBRACTEATA *SOFT CARESS MAHONIA SOFT CARESS IGAL U ooc
FOR TREE HEALTH NOTIFY THE LANGSCAPE ARCHITECT IF GRAINAGE 1S LESS THAN 7 PER HOUR
VINE/ESPALIER BOTANICAL NAME COMMON NAME SIZE WATERUSE  SPACING
TREES. P FICUS PUMILA CREEFING FIG ISGAL M iZ7oc
s JASMINUM POLYANTHUM PINK JASMINE 1SGAL M IToc
| ALL TREES SHALL BE SPECIMENS UNLESS SPECIFICALLY NOTED
GROUND COVERS  BOTANICAL NAME COMMON NAME CONT  WATERUSE SPACING
2 ALL TREES ARE TO BE STAKED AS SHOWN ON THE TREE STAKING/GUYING DIAGRAMS BRANCHING P MYOPORUM PARVIFOLIUM TRAILING MYOPORUM ToAL © 7rec
HEIGHT OF TREES SHALL BE A 6-0° MINIMUM ABOVE FINISH GRADE  ALL TREES IN A FORMAL GROUP RO ROSMARINUS OFFICINALIS “HUNTINGTON CARPET HUNTINGTON CARPET ROSEMARY | GAL | B ac
PLANTING MUST BE MATCHING IN SIZE AND SHAPE AL STREET TREES TO BE INSTALLED IN M SENECIO MANDRALISCAE * BLUE CHALK STICKS SENECIO IGAL L 180c
ACCORDANCE WITH THE STANARDS AND SPECIFICATIONS OF THE GWNER  LANDSCAPE ARCHITECT
SHALL BE CONSULTED REGARDING GRIENTATION OF TREES PRIOR TO PLANTING ANDIOR
BACKFILUNG.
3 PLANT TREES 30 MINIMUM FROM FACE OF CURB AT PARKING. AND FROM EDGES OF PAVING ALL
THEES WITHIN 5' OF PAVING AREAS AND BUILDINGS MUST HAVE KOOT BARRIERS INSTALLED SEE HOOT
BARRIER DETAIL DEEP ROOT BARRIER MODEL NO UB 24 2 (415) 144-1464. INSTALL PER
AN ACI AL SELGHICALIONS. WL WK SOHAs AN  s AeEKEQUIED, Ut PLANTING LEGEND
CENTURY PRODUCTS GUAL PURPOSE WATER/ ROOT BARRIER CR-PE24.20, (714)672.7083, § € O FOR
LOCATIONS OF WATER BARRIER PLANTI NG NOTES AND
4 PROVDE - BEAV ARGUND TREE FORWATER BASIN_SEE TREE STAKING DETAI. BERY 70 8 REMOVED @ swnane  seois LEGENDS
IN LAWN AREA AFTER INITIAL MAINTENANCE PERIOD. MULCH TREE WELL WATH ¥ LAYER OF RECYCLED
CHIPPED MULCH KEEP MULCH AWAY FROM TREE TRUNK HOLD LAWN AND HYDKOSEED 2 CLEAR
FROM TRUNKS, TYP
5 TREES MUST HAVE AN UNCUT LEADER THAT HAS A UNIFORM TAVER FKOM BASE TO TIP TREES MUST
MEET AT LEAST NORMAL CALIPER AND HEIGHT FOR CONTAINER SIZE OVERGROWN OR ROOT BOUNG
TREES ARE NOT ACCEPTAGLE
6 FORALL TREES IN STORMWATER INFILTRATION ZONES HOLD FG OF ROOTBALL 4" ABOVE FG OF °

FLOWLINE AGJUST ADJACENT GRADE OF SOIL TO BLEND UNIFORMLY ARGUND ROOTBALL AND
ALLOW UNIMPEDED FLOW OF WATER
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IRRIGATION LEGEND

PMR-

PIPE CONTINUATION SYMBOL AFTER CONTROL VALVE AND FILTER ASSEMBLY FOR SUBSURFACE
DRIP TUBING, TYPICAL.

IRRIGATION INSIDE _DASHED OUTLINE AREA: NETAFIM TECHLINE DRIP EMITTER
TUBING WITH INTERNAL CHECK VALVE PART NUMBER: TLVC9-1810 0.90
GPH EMITTERS 18" ON CENTER DRIPLINE PIPE WITH NETAFIM BARBED
FITTINGS INSTALLED 4" COVER BELOW SOIL LEVEL. INSTALL DRIPLINE PER
INSTALLATION DETAILS

STATION NUMBER
GALLONS PER MINUTE
VALVE SIZE

MAINLINE FOR MASTER HOA COURTYARD IRRGIATION FROM CONTROLLER "E™:
SCHEDULE 40 PVC PLASTIC PIPE WITH SCHEDULE 40 PVC SOLVENT WELD
FITTINGS. 18" COVER.

MAINLINE FOR HOA COMMON AREA IRRIGATION FROM CONTROLLER "D":
SCHEDULE 40 PVC PLASTIC PIPE WITH SCHEDULE 40 PVC SOLVENT WELD
FITTINGS. 18" COVER.

LATERAL LINE: 1120-CLASS 200 PVC PLASTIC PIPE WITH

SCHEDULE 40 PVC SOLVENT WELD FITTINGS. 12" COVER.

SLEEVE:1120-200 PS| PVC PLASTIC PIPE WITH SCHEDULE 40
PVC PLASTIC FITTINGS. 24“ COVER. SIZE NOTED ON PLANS.

SYMBOL | MODEL NUMBER DESCRIPTION PSI GPM RADIUS
= RWS—B-1402 RAINBIRD ROOT WATERING BUBBLER ASSEMBLY
. 1401 RAINBIRD BUBBLER ON FLEXIBLE RISER 30 -25 =
- 33DLRC RAIN BIRD QUICK COUPLING VALVE
) PEB SERIES RAIN BIRD REMOTE CONTROL VALVE
1—120\—1151‘0000 AMIAD FILTER WITH SENNINGER PRESSURE REDUCING VALVE

IRRIGATION NOTES

1. THIS DESIGN IS DIAGRAMMATIC. ALL PIPING, VALVES, ETC.
SHOWN WITHIN PAVED AREAS IS FOR DESIGN CLARIFICATION
ONLY AND SHALL BE INSTALLED IN PLANTING AREAS WHERE
POSSIBLE. AVOID ANY CONFLICTS BETWEEN THE SPRINKLER
SYSTEM, PLANTING AND ARCHITECTURAL FEATURES.

2. DO NOT WILLFULLY INSTALL THE SPRINKLER SYSTEM AS
SHOWN ON THE DRAWINGS WHEN IT IS OBVIOUS IN THE FIELD
THAT OBSTRUCTIONS, GRADE DIFFERENCES OR DIFFERENCES IN
THE AREA DIMENSIONS EXIST THAT MIGHT NOT HAVE BEEN
CONSIDERED IN THE ENGINEERING. SUCH OBSTRUCTIONS OR
DIFFERENCES SHOULD BE BROUGHT TO THE ATTENTION OF
THE_OWNER'S AUTHORIZED REPRESENTATIVE. IN THE EVENT
THAT THIS NOTIFICATION IS NOT PERFORMED, THE IRRIGATION
CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ANY
REVISIONS NECESSARY.

IT IS THE_RESPONSIBILITY OF THE IRRIGATION CONTRACTOR
TO FAMILIARIZE HIMSELF WITH ALL GRADE DIFFERENCES,
LOCATION OF WALLS, RETAINING WALLS, ETC. HE SHALL
COORDINATE HIS WORK WITH THE GENERAL CONTRACTOR AND
OTHER SUBCONTRACTORS FOR THE LOCATION AND THE
INSTALLATION OF PIPE SLEEVES THROUGH WALLS, UNDER
ROADWAYS, PAVING, STRUCTURES, ETC.

4. DUE TO THE SCALE OF THE DRAWINGS, IT IS NOT POSSIBLE
TO INDICATE ALL OFFSETS, FITTINGS, SLEEVES, ETC., WHICH
MAY BE REQUIRED. THE CONTRACTOR SHALL CAREFULLY
INVESTIGATE THE STRUCTURAL AND FINISHED CONDITIONS
AFFECTING ALL OF HIS WORK AND PLAN HIS WORK
ACCORDINGLY, FURNISHING SUCH FITTINGS, ETC., AS MAY BE
REQUIRED TO MEET SUCH CONDITIONS. DRAWINGS ARE
GENERALLY DIAGRAMMATIC AND INDICATIVE OF THE WORK TO
BE INSTALLED. THEN WORK SHALL BE INSTALLED IN SUCH A
MANNER AS TO AVOID CONFLICTS BETWEEN IRRIGATION
SYSTEMS, PLANTING, AND ARCHITECTURAL FEATURES.

5. VALVE LOCATIONS SHOWN ARE DIAGRAMMATIC. INSTALL IN
GROUND COVER/SHRUB AREAS WHERE POSSIBLE (NOT IN LAWN

6. SPLICING OF 24 VOLT WIRES WILL NOT BE PERMITTED
EXCEPT IN VALVE BOXES. LEAVE A 24" COIL OF EXCESS
WJRE AT EACH SPLICE AND 100 FEET ON CENTER ALONG WIRE
TAPE WIRE IN BUNDLES 10 FEET ON CENTER. NI
TAPING PERMITTED INSIDE SLEEVES.

7. WATERPROOF CONNECTORS FOR ALL TWO WIRE SYSTEM
SPLICES SHALL BE AS SPECIFIED IN TWO WIRE INSTALLATION
DETAILS.

8. NOTIFY ARCHITECT OF ANY ASPECTS OF LAYOUT WHICH
‘MLL PROVIDE INCOMPLETE OR INSUFFICIENT WATER

OVERAGE OF PLANT MATERIAL AND DO NOT PROCEED UNTIL
HIS INSTRUCTIONS ARE OBTAINED.

9. INSTALL VALVE BOXES 12" FROM AND PERPENDICULAR T0
WALK, CURB, BUILDING OR LANDSCAPE FEATURE.

MULTIPLE VALVE BOX GROUPS, EACH BOX SHALL BE AN
EQUAL DISTANCE FROM THE WALK, CURB, ETC. AND EACH
BOX SHALL BE 12" APART. SHORT SIDE OF VALVE BOX SHALL
BE PARALLEL TO WALK, CURB LAWN,

10. THE SPRINKLER SYSTEM DESIGN IS BASED ON THE
MINIMUM OPERATING PRESSURE SHOWN ON THE IRRIGATION
DRAWINGS. THE IRRIGATION CONTRACTOR SHALL VERIFY WATER
PRESSURE PRIOR TO CONSTRUCTION. REPORT ANY
DIFFERENCE BETWEEN THE WATER PRESSURE INDICATED ON
THE DRAWINGS AND THE ACTUAL PRESSURE READING AT THE
IRRIGATION POINT OF CONNECTION TO THE OWNER'S
AUTHORIZED REPRESENTATIVE.

OPERATE IRRIGATION CONTROLLER(S) BETWEEN THE HOURS
OF 10:00 PM AND 7:00

12. IRRIGATION CONTRACTOR TO NOTIFY ALL LOCAL
JURISDICTIONS FOR INSPECTION AND TESTING OF INSTALLED
BACKFLOW PREVENTION DEVICE.

13. PRIOR TO TRENCHING, CALL UNDERGROUND SERVICE
ALERT, (1-800) 642-2444 FOR NORTHERN CALIFORNIA

14. WHEN VERTICAL OBSTRUCTIONS (STREET LIGHTS, TREES,
FIRE HYDRANTS, ETC.) INTERFERE WITH THE SPRAY PATTERN
OF THE HEADS SO AS TO PREVENT PROPER COVERAGE, THE
IRRIGATION CONTRACTOR SHALL FIELD ADJUST THE SPRINKLER
SYSTEM_BY INSTALLING A QUARTER, THIRD OR HALF CIRCLE
HEAD AT THE SIDES OF THE OBSTRUCTION SO AS TO
PROVIDE PROPER COVERAGE. ALL ADJUSTMENTS SHALL BE
MADE AT NO ADDITIONAL COST TO THE OWNER.

GATES
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AMIAD FILTER WITH 130 MESH
SCREEN (OR EQUAL)

14°X19" GREEN RECTANGULAR PI
VALVE BOX WITH GREEN BOLT Do

SENNINGER 1° PMR~MF-30
IN-LINE PRESSURE

FINISH GRADE
l | 17 IN SHRUB OR
AREA

Leve LareraL LNE To RemoTE
CONTROL VALVE

BRICK (4-TOTAL)

PEA GRAVEL- 4° DEEP BELOW
VALVE (NO SOIL IN VALVE BOX)

~ SCH. B0 PVC MALE ADAPTER (2 TOTAL)
———PVC MAIN LINE TO IRRIGATION SYSTEM

Oﬂ LTER INSTALLATION DETAIL
NTS

% REBAR STAKE-12" LONG
UITH 6.6, HOBE CLAMPS (2 e GUICK. COURLING VALYE

—— CARBON GREEN ROUND BOLT

FINISH GRADE ———— DOUN PLASTIC VALVE BOX
it 3/4"
——3/4" x &" SCHEDULE
R ECIRE
3/4" x &" SCHEDULE
80 PYC NIPPLE

BRICK-2 TOTAL —
PEA GRAVEL
(NO 8OIL IN BOX) ———

3/4" x 3" 6CHED, ——
80 PVC NIPPLE

BUBBLER (6EE LEGENDY—
FINISH GRADE. —

BUBBLER

Low ouTLE'r DRAINAGE IF INSTALLED ON 8LOPES.
12" |P.8. FLEXIBLE PVC BY 8ALCO LENGTH 4%
REQUIRED (NOT TO EXCEED 8')

PVC TEE OR ELBOW,

PVC LATERAL LINE.

NOTE: INSTALL ONE BUBBLER WITHIN PLANTING

BASIN ON EDGE OF ROOTBALL AT A MAXIMUM OF
6" FROM TRUNK OF SHRUB,

@I" QUICK COUPLER IN BOX
N

TS

————— CHRIBTY'S BTANDARD YELLOW

IDENTIICATION TAG MODEL
< vaLve NUMBER ID-8TD- 1
IRRIGATION WIRED TO
LLERS "1, %" —
147x18" GREEN RECTANGULAR PLAS
THREADED LNION (2) - VALVE BOX GREEN WTH BOLT m Lo,
VALVE PER BO)

VALVE LD SHALL DI PERMANENTLY
"CONTROL VALVE* AND WTH
THE CONTROLLER STATION NMBER

[Pl N LA o 1 asove
FINIBH GRADE
Deereg

24 voLT URE PROVIDE XT-DBRAY-6
T UM cowectoms AT ALL eFLices
N T BT

SCHEDULE 20 PVC FITTING®
(AB REGUIRED)

BRICK (4-TOTAL)

-y man e 1o
INT OF CONNECTION

"~ PEA GRAVEL-4" DEEP - UP.C/ APPROVED BCHEDULE
e : BELCU VALVE (N0 ORETE
TANLRE BOIL IN VALVE BOX)

@EMOTE CONTROL VALVE INSTALLATION
NTS

STRIP WIRES APPROXIMATELY B/8" FROM
END AND TWIST ON WIRE CONNECTOR

INSERT WIRES AND WIRE CONNECTOR
INTO GEL FILLED BODY

CLOSE END OF BODY AND SNAP SHUT

ROOT WATERNG STETEM UTH GRATE,
INT BuBBL}

El
RETALLED I ABOVE GRADE (FLUBH
TO GRADE IN TURF AREAS)——

LOCATE BUBBLER TUBES
ADJACENT TO ROOTBALL.

NOTE®.

| BUBBLER TREE TO BE PLACED UPHILL
SIDE OF ROOTBALL. REFER TO PLANS FOR
NUMBER OF BUBBLERS PER EACH TREE.

O TREE BUBBLER INSTALLATION
NTS

FINISHED BURFACE
OF MULCH —

IBTURBED
NATIVE 8OIL ——

DIRECT BURIAL LOW vaLYAaE
TWO-WIRE CABLE
TRENCHED WITH HAINUNE e——————

FINIBHED GRADE

CHRISTY'S BLUE WARNI!
TAPE *TA-DT-2-B-W-1 OVER
MAINLINE PIPE

“NATIVE TRENCH BACKFILL

~TPIPE ZONE AND BEDDING
BACKFILL, FREE OF ROCKS
~_ OVERI"DIAMETER

YFIN

w~

~TLATERAL PIPE, 8IZE PER
PLAN

~MAIN LINE, 8IZE PEE
IRRIGATION PL.

QEICAL COMBINATION TRENCH
NTS

SCHEDULE 40 PYC
FITTNGS A8 REQUIRED ———

— QUICK COUPLING VALVE IN BOX

14" X 12" RECVAN:::ULAR — 13" X 18" RECTANGULAR
VE BO: VALVE BOX

— EDGE OF LAUN, WALK, FENCE, CURB, ECT.
IoP YIEW
NOTES:
. CENTER BOX OVER REMOTE CONTROL VALVE TO FACILITATE S8ERVICING VALVE.

PELBOES | SDOVE FINGH GRADE IN GROUND COVER/BHRUB AREA AND FLUBH
i NG SRADE N TR

3. 6ET RCY AND VALVE BOX ASSEMBLY IN GROUND COVER/BHRUB AREA UHERE
PGROIBLE, MATALL N LAUN AREA ONLY IF GROUND COVER DOES NOT EXI6T
ADJACENT TO

4. 6ET BOXEB PARALLEL TO EACH OTHER AND PERPENDICULAR TO EDGE.

8. AVOID HEAVILY COMPACTING SOIL ARDUND VALYVE BOX EDGES TO PREVENT
COLLAPSE AND DEFORHATION oF VAL VS BOX SR8,

6. ALL VALVE BOXES BHALL HAVE BOLT DOUN LIDe.
7. ALL REMOTE CONTROL VALVE BOX LID& 6HALL BE HOT BTAMPED W

T
CONTROLLER LETIER AND STATION NFBER. ALL VALVE BOXED 4D LID SHALL
BE GREEN N COLOR AND LOCKING.

VALVE BOX INSTALLATION

NTS

INSTALL TORD RGH®-42-01
DRIPLINE IN DRIP RING INSIDE
AMONT OF DRIP

CONCRETE POT-68E

PLANTING FPLANS FOR

oiZES
noumm CONCRETE PAVING

: ,,,,7
X W,\%r

% Q
g
(\%b,\f\\ /,\/,\?,/:\?\«\\,)\\A Y
7

N

/\
\
\

@ DRIP RING IRRIGATION AT POTS
NTS
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(D PYC LATERAL UNE FROM
ORIP ZONE KT.

(@ PVC SUPPLY MANIFOLD.

© TORO DL2000 MANIFOLD
TO ELBOW CONNECTION (TYP).

@® AR/VACUUM RELIEF
LATERAL, TORO BLUE STRIPE
POLY TUBING CENTERED ON
MOUND OR BERM,
TORO DL2000. AIR/VACUUM
RELIEF VALVE (YD~500-34)
PLUMBED TO TORO BLUE STRIPE
POLY TUBING (T-EHP1645) AT
EACH HIGH POINT.

(©® BERM (TYP).

@ E0GE OF PLANTER.

(® PERMETER WERALS 2° TO
4" FROM EDGE.

(® 70RO DL2000 TEE (FTT16),

 TORO T-DL-MP9 OPERATION INDICATOR
CONNECTED TO LATERAL LINE INSTALLED
AT THE EDGE OF THE LANDSCAPE NEAR
THE CONTROL VALVE

@ JORO DL2000 AUTOMATIC FLUSH
VALVE PLUMBED 10 FLUS)
MANIFOLD AT LOW POINT.

@ Pve FLUSH MANIFOLD.

3 TORO DL2000 ORIPLINE
LATERAL

@ FINISHED GRADE
(3 REMOTE CONTROL VALVE

HIGH POINT
ON SLOPE

[N

USE WHEN

DIRECTION
oF FLow

NOTTO SCALE

®@ 066 o0

00 © 0 ©

[¢]
&)

TYPICAL DRIP LAYOUT ON MOUNDS
TS

PVC LATERAL LINE FROM

DRIP ZONE KIT.

TORO DL2000 AIR/VACUUM RELIEF
VALVE (YD-500-34) PLUMBED TO
PVC FLUSH MANIFOLD AT HIGH POINT.

PVC FLUSH MANIFOLD.

INUNE SPRING CHECK VALVE (KBI CV SERIES OR
EQUAL) TO HELP CONTROL LOW-HEAD DRAINAGE
(TYP). INSTALL AT 4’ ELEVATION INTERVALS.

TORO T—DL-MP9 OPERATION INDICATOR
CONNECTED TO LATERAL LINE INSTALLED
AT THE EDGE OF THE LANDSCAPE NEAR
THE CONTROL VALVE

TORO DL2000 DRIPLINE
LATERAL

PVC SUPPLY MANIFOLD.

TORO_DL2000
MANIFOLD~TO-ELBOW
CONNECTION (TYP).

PERIMETER LATERALS 2 TO
4" FROM EDGE.

AREA PERIMETER.

TORO T-DL-MP9 OPERATION_ INDICATOR
CONNECTED TO LATERAL LINE INSTALLED AT
THE EDGE OF THE LANDSCAPY
CONTROL VALVE AND AT END OF DRIPLINE
ZONE NEAR FLUSH VALVE
TORO DL2000 AUTOMATIC FLUSH
VALVE_PLUMBED T0_ FLUSH

MANIFOLD AT LOW POINT.

REMOTE CONTROL VALVE

@ TYPICAL DRIP LAYOUT ON SLOPES
TS

© TORO_DL2000 FLUSH
VALVE(FCH—H~FHT).

TORO LOC-EZE X 3/4" MHT
®
ADAPTER (FUA16).

(® TORO POLY TUBING

® PvC PIPING.

(@ 8" GREEN LOCKING ROUND
PLASTIC VALVE BOX. HEAT
BRAND “FV" ON LID IN 17
HIGH CHARACTERS.

(® TORO LOC-EZE ELL (FEE16).

(® BRICK SUPPORTS (2
COMMON BRICKS REQUIRED).

@ NATIVE SOIL PER
SPECIFICATIONS.

@) PEA GRAVEL SUMP (6" x 18%).

@ FLUSH VALVE CONNECTION TO PE TUBING
TS

(DTORO DL2000 AUTOMATIC FLUSH
VALVE PLUMBED TO FLUSH
MANIFOLD AT LOW POINT,

(@ WANIFOLD AT LOW POINT.

©PVC FLUSH MANIFOLD.

® Toro DL2000

MANIFOLD~TO~ELBOW
CONNECTION (TYP).

0
o
@ PVC LATERAL LINE FROM
® ORIP
0

ZONE KIT.
(® PVC SUPPLY MANIFOLD.
TORO DL2000
(@ WANIFOLD-TO-TEE
INNECTION.

‘\15 ® 790 012000 DRIPLNE
N o
w
| —O®
N~

An;éwcuuu RELIEF
LATERAL, TORO BLUE STRIPE
POLY TUBING (T-EHP1645)
CENTERED ON MOUND OR BERM.
9 TORO DL2000 AR/VACUUM RELIEF
VALVE (YD-500~34) PLUMBED TO
TORO BLUE STRIPE POLY TUBING AT
EACH HIGH POINT.

() PERIMETER LATERALS 2° TO
4% FROM EOGE.

7\

(2 AREA PERIMETER.

¢
> 3 TORO T-DL-MP3 OPERATION INDICATOR
© CONNECTED 10 LATERAL LINE INSTALLED
At DSCAPE NEAR

THE EDGE OF THE LANI
TH ROL VALVE

Y
NOTTOSCAE D ReMOTE CONTROL VALVE

TYPICAL CENTER FEED DRIP SYSTEM LAYOUT
TS

© 0RO DL200D AUTOMATIC FLUSH
VALVE PLUMBED 10 FLUS)
MANIFOLD AT LOW POINT,

PVC FLUSH MANIFOLD,

TORO T~DL-MP9 OPERATION INDICATOR
CONNECTED TO_LATERAL LINE INSTALLED
AT THE EDGE OF THE LANDSCAPE NEAR
THE CONTROL VALVE

©0e

TORO DL2000
MANIFOLD~TO-ELBOW
CONNECTION (TYP).

TORO DL2000 DRIPLINE
LATERAL

AREA PERIMETER.
PERIMETER LATERALS 2° TO
4" FROM EDGE.

PVC LATERAL LINE FROM
ORIP ZONE KIT.

TORO LOC-EZE TEE (FIT16).

PVC SUPPLY MANIFOLD.

00 @ @ 90 ® ©

TORO DL2000 AIR/VACUUM

MANIFOLD AT HIGH POINT.

®

REMOTE CONTROL VALVE

PLAN
NOTTO SCALE

@mlCAL DRIP LAYOUT ON MOUNDS
TS

@ (1" ABOVE FINISH GRADE.

@ FINISH GRADE.

® CARSON BLACK 10" LOCKIN
ROUND PLASTIC VALVE BOX.
HEAT BRAND "AV" ON LID IN
17 HIGH CHARACTERS.

@ TORO DL2000
AIR/VACUUM RELIEF
VALVE (YD-500-34).

(® TORO LOC-EZE X 1/2°
FPT TEE (FTF16).

® TORO POLY TUBING

@ PEA GRAVEL SUMP (6"
DEEP).

BRICK SUPPORTS (2
® ON_BRICKS

REQUIRED)
SECTIONELEVATION © nanve soiL PER
NOT TO SCALE SPECIFICATIONS.

@ﬂR/VACUUM RELIEF VALVE CONNECTION TO PE TUBING
TS

@ ®
el
—0

Aan
NOTTOSCALE

PVC LATERAL UNE FROM
CONTROL VALVE.

PVC SUPPLY MANIFOLD.
PVC TEE (SxSxS).

PVC ELL (SxS).

TORO LOC-EZE ELL (FEE16).

TORO LOC-EZE TEE (FTT16).

[CRCRCONCNCECING)

TORO BLUE STRIPE POLY

TUBING AT SUPPLY AND

FLUSH END OF EACH

ISLAND.

TORO LOC-EZE TEE X 1/2°
SUP ADAPTER (FIV16).

(® TORO DL2000 AIR/VACUUM
RELIEF VALVE (YD~500~34)
PLUMBED TO TUBING AT HIGH
POINT.

O TORO DL2000 DRIPLNE
LATERAL

(<]

TORO DL2000 AUTOMATIC FLUSH
VALVE PLUMBED TO FLUSH
MANIFOLD AT LOW POINT,

TORO T-DL-MP9 OPERATION INDICATOR
ONNECTED TO LATERAL LINE INSTALLED

EDGE OF THE LANDSCAPE NEAR
THE CONTROL VALVE

®

ISLAND PERIMETER.

® e

PERIMETER LATERALS 2” T0
4 E.

D CONTROL VALVE.

@ TYPICAL ISLAND MANIFOLD
TS

(@ 1" ABOVE FINISH GRADE.
@ FINISH GRADE.

© TORO_ DL2000 FLUSH
VALVE(FCH—H~=FHT).

® 1/2" PVC COUPLING (TxT).

@ 1/2" SCH 80 PVC NIPPLE
(LENGTH AS  REQUIRED).

® Pvc PIPING.

( 8" GREEN LOCKING ROUND
PLASTIC VALVE BOX. HEAT
BRAND "FV" ON LID IN 1"
HIGH CHARACTERS.

PVC ELL OR TEE WITH
1/2" THREADED OUTLET.

(@ BRICK SUPPORTS (2
COMMON BRICKS REQUIRED).

@ NATVE SOIL PER
SPECIFICATIONS.
@) PEA GRAVEL SUMP (6" x 18)

SECTIONIELEVATION
NOT T0 SCALE

@MSH VALVE CONNECTION TO PVC
< NTs

@ NATIVE SOIL PER
SPECIFICATIONS.

© FINISH GRADE.

(@ TORO DL2000 AIR/VACUUM
RELIEF VALVE (YD=500-34).

® 1/2" PVC COUPLING (TxT).

LD IN 1% HIGH CHARACTERS.

@ 1/2" SCH 8O PVC NIPPLE
(LENGTH AS REQUIRED).

(® BRICK SUPPORTS (2
COMMON BRICKS REQUIRED).

® PEA GRAVEL SUMP (6" DEEP).

@ PVC_ELL OR TEE WITH
1/2" THREADED OUTLET.

@ Pvc PIPING.

E AIRVACUUM RELIEF VALVE CONNECTION TO PVC
NTS

(® 8" GREEN LOCKING ROUND PLASTIC
VALVE BOX. HEAT BRAND “AR™ ON
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@ FINISH GRADE.

(4" DEPTH OF TUBING
PER LEGEND

@ DEPTH OF PVC SUPPLY
MANIFOLD
SPECIFICATIONS.

@® PVC CROSS (SxSxSxS).

® TORO L2000 COMPRESSION
ADAPTER (CA=710).

© PVC TEE (Sx5xS).
@ TORO DL2000 DRIPLINE
LATERAL

@ PVC SUB-MANIFOLD
@ PYC TEE (SxSxS).

PVC SUPPLY MANIFOLD
FROM DRIP ZONE KIT.

@ DRIPLINE TO PVC INSTALLATION
TS

@ FINISH GRADE.
@ 4" DEPTH OF TUBING PER LEGEND

(@ DEPTH OF PVC SUPPLY
MANIFO
SPECIFICATIONS.
@ TORO LOC-EZE ELL (FEE16).
© TORO L2000 DRIPUNE
LATERAL
(® TORO BLUE STRIPE POLY
TUBING (T—EHP-~ 1645)
SUB_ MANIFOLD LENGTH
S’ NECESSARY

(D TORO LOC-EZE X 1/2° MTP
ADAPTER (FAM16).

® PVC TEE (SxSxT) WITH 1/2"
FPT OUILET.

© PVC SUPPLY MANIFOLD
FROM DRIP ZONE KIT.

@lRlPLINE TO PVC HEADER INSTALLATION
TS

@ FNISH GRADE.

(@ TORO DL2000 DRIPUNE
LATERAL

@ TORO LOC-EZE ELL

@ TORO BLUE STRIPE POLY
TUBING (T-EHP-1645)
LENGTH AS NECESSARY

® TORO LOC-EZE X 1/2° MPT
ADAPTER (FAM16).

© PVC TEE (SxSaT) WTH 1/2°
FPT OUTLET.

®

(D NATVE SOIL BACKFILL PER

® 4" DEPTH OF TUBING PER LEGEND

OF PVC SUPPLY LINE

DEPTH
PER SPECIFICATIONS.

DRIPLINE TO PVC INSTALLATION

© FINISH GRADE.

@4 DEPTH OF TUBING
PER LEGEND

@ DEPTH OF PVC SUPPLY
MANIFO!
SPECIFICATIONS.

® PvC TEE (SxSaT).

® TORO LOC—EZE X 1/2" MPT
ADAPTER. (FAM16).

© PVe TEE (Sx5x5).
(@ TORO DL2000 DRIPLINE
LATERAL

® PVC SUB-MANIFOLD.
® PVC TEE (SxSxS).

@ Pvc sUPPLY MANIFOLD
FROM DRIP ZONE KIT.

@ FINISH GRADE.
4° DEPTH OF TUBING
PER LEGEN

@ PVC CROSS (SxSxSxS).

@ TORD DL2000 COMPRESSION
ADAPTER (CA=710).

(® TORO L2000 DRIPLINE
LATERAL

® TORO BLUE STRIPE POLY
TUBING (T-EHP-1645)
SUB MANIFOLD LENGTH
S NECESSARY

8" GREEN ROUND PLASTIC
LOCKING VALVE BOX WITH AR
RELIEF VALVE

63 AIR VACUUM RELIEF VALVE LOCATION
@3 )=

(@ FINISH GRADE.
@ TORO DL2000 DRIPLINE
LATERAL

@ TORO LOC-EZE TEE (FTT16).

@ TORO BLUE STRIE POLY
TUBING (T-EHP—1645)
LENGTH AS NECESSARY

(® TORO LOC-EZE X 1/2 MPT
ADAPTER (FAM16).

© PVC TEE (SST) WITH 1/2°
FPT OUTLET.

TIVE SOIL BACKFILL PER

SPECIFICATIONS.

@ 4" DEPTH OF TUBING PER LEGEND

@ DEPTH OF PVC SUPPLY LINE
PER SPECIFICATIONS.

@PRIPLINE TO PVC INSTALLATION
TS

1. ASSEMBLE AND INSTALL FILTER, REMOTES CONTROL VALVE AND PRESSURE REGULATING VALVE ASSEMBLIES
ACCORDING TO DETALS.

2. ASSEMBLE AND INSTALL SUPPLY HEADERS ACCORDING TO DETAIL. TAPE OR PLUG OPEN CONNECTIONS TO
PREVENT DEBRIS CONTAMINATION.

3. ASSEMBLE AND INSTALL EXHAUST HEADERS IN ACCORDANCE WITH DETALLS. TAPE OR PLUG ALL OPEN
CONNECTIONS TO PREVENT DEBRIS CONTAMINATION.

4. INSTALL DRIP LATERALS. TAPE OR PLUG OPEN ENDS WHILE INSTALLING TO PREVENT DEBRIS CONTAMINATION.

5. INSTALL AR VACUUM RELIEF VALVES AT HIGHEST POINTS OF THE IRRIGATION
20NES IN ACCORDANCE WITH DETALS.

6. THOROUGHLY FLUSH DRIPLINE LATERALS AND CONNECT TO EXHAUST HEADERS OR INTERCONNECTING LATERALS
WHILE FLUSHING.

7. THOROUGHLY FLUSH EXHAUST HEADERS AND INSTALL LINE FLUSHING VALVES ACCORDING TO DETALS.

8. THOROUGH FLUSHING OF EACH INSTALLATION SEGMENT IS NECESSARY TO ENSURE THAT NO DEBRIS
CCONTAMINATION  OCCURS.

9. LOCATE AND INSTALL CHECK VALVE(S) AS NEEDED AND AS SHOWN IN INSTALLATION DETALS.

10. SEE IRRIGATION NOTES, LEGE! FOR ADDITIONAL
11. ALL TREES TO BE PLANTED WITHIN CENTER OF DRIP LINE RUNS

12. BURY DRIPLINE 4" BELOW GRADE AND STAKE EACH 36°-48" O.C. ON CENTER AND AT ALL FITTINGS (TEES, ELLS,
ETC) AND AS NECESSARY TO INSURE SECURNY.

13. ALL FITTINGS TO BE USED WILL BE PER
EQUAL.

FITTINGS OR APPROVED

14. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE SHALL NOT EXCEED THE MAXIMUM RUN LENGTH. SEE
TORO SUBSURFACE IRRIGATION DESIGN GUIDE

@ SUBSURFACE DRIPLINE INSTALALTION NOTES
TS

NOTE LOCATE STAPLES ALONG TUBING AT 36°48" ON
CENTER ANO AT ALL ATTINGS (TEES, ELLS, ETC.)

@ FINISH GRADE.

@ BACKFILL Mix PER
'SPECIFICATIONS.

@ TORO DL2000 PLASTIC
LOCATOR STAKE (IPS1500).

(® TORO DL2000 DRIPLINE

® MATVE SOLL PER
SPECIFICATIONS.

© # DEPTH OF TUBING PER LEGEND

ELEVATION SECTION

@ DRIPLINE STAKE BELOW GRADE DETAIL
TS

|:—r SUBGRADE
= NATIVE SOIL

NSTALLATION
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PLANT SCHEDULE

TREES
ACE
JAC
G
MAG
T
utm

VINE/ESPALIER
R

GROUND COVERS
P

RO
sM

BOTANICAL NAME

ACER PALMATUM ' SANGO KAKU
IMOSIFOLIA

LAGERSTROEMIA X *NATCHEZ

MAGNOLIA X SOULANGIANA

TILIA CORDATA

ULMUS PARVIFOLIA

BOTANICAL NAME

AGAVE X “BLUE GLOW

ANIGOZANTHOS X BUSH GOLD"
PARAGUS MEYER!

BUDDLEJA DAVIDI *BLUE CHIP
BUXUS MICROPHYLLA JAPONICA *GREEN BEAUTY
OSHIMENSIS “EVERILLO.
CHONDROPETALUM ELEPHANTINUM
COLEONEMA PULCHRUM
COLEONEMA PULCHRUM ' SUNSET GOLD'
3 RIVER'

COTINUS COGGYGRIA GOLDEN SPIRIT
LEUCADENDRON X *SAFARI GOLD STRIKE
LEYMUS CONDENSATUS ' CANYON PRINCE
LIGUSTRUM SINENSE 'SUNSHINE

S oc. TR

COMMON NAME
CORAL BARK MAPLE
\CARANDA

WHITE CRAPE MYRTLE
SAUCER MAGNOLIA
UTTLELEAF LINDEN
CHINESE ELM

COMMON NAME

AGAVE

BLUE GLOW AGAVE
PAW

FOXTAIL FERN
DWARF BUTTERFLY BUSH
GREEN BEAUTY BOXWOOD
EVERILLO JAPANESE SEOGE
LARGE CAPE RUSH

PINK BREATH OF HEAVEN
GOLDEN BREATH OF HEAVEN
COLIBAN RIVER ROCK FUCHSIA
SMOKE TREE

YELLOW CONEBUSH

NATIVE BLUE RYE

SUNSHINE LIGUSTRUM

LOMANDRA LONGIFOUA BREEZE OWARE MAT RUSH
MAHONIA EURYBRACTEATA 'SOFT CARESS MAHONIA SOFT CARESS
BOTANICAL NAME compHON N
FICUS PUMIA CREEPING FIG
JASHINUM POLYANTHUM FINKJASMING
BOTANICAL NAME COMMON NArE
FYOPORUNM PARVIFOLIUM TRAILING MYOPORUM

H . RosErARY
SENECIO MANDRALISCAE *BLUE CHALK STICKS SENECIO

COURTYARD ENLARGEMENT
(FOURTH FLOOR)

WATER USE
X M

ATER USE  SPACING
7o

<
2oc

SPACING
72

48 oc
Boc

WESLEY AVENUE

NORTH ROOF DECK

EX. TREE TO REMAIN,
Y.

T e

W

ALYV

KEY MAP

WESLEY AVENUE
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SOUTH ROOF DECK
1/8'=1'

s
)

o
0
4 ic
Wl o g OAKLAND
cA
)
2 R
M - 4
B / S
e %
@)

NORTH ROOF DECK @ 4TH FLOOR COURTYARD ENLARGEMENT (ON GRADE) oo o
1

1/8"=1"

NOT FOR
CONSTRUCTION

PLANT SCHEDULE

Thees BOTANICAL NAME wateR se
s ACER PACMATUN | SANGO KAKU 5
nc JACARANDA MIMOSIFOLIA ™M
" UAGEKSTHOEMIA X ‘NATCHEZ h
"G NAGNOLIA X SOULANGIANA ~
i TILIA CORDATA UTTLELEAF UNDEN ~
Jim LS PARIFOUA CHINESE ELM
srgs HOTANICAL NAME HMON NAME NI WATERUSE SPACING :
x AGAVE ATTENUATA ‘KARA'S STHIFES RORVE Yo m oc oate: ,
5 A X Lok Srom ALUE Guowacave Hrili KEY MAP ° bt
AN ANIGOZANTHOS X *BUSH GOLD KANGAROO PAW 5 GAL {9 SCALE: =1
"~ ASPARAGUS MEVER FOXTAL FERN s m o M
i SUGDLEIA BAVIDI BLUE CHIP OWARF BUTTERFLY BUSH San m
o~ UUXUS MICKOPHYLLA JAFONICA GREEN BEAUTY  GREEN BEAUTY BOXWOOD Sl M WESLEYAVENUE %) ™ ™
o CAREX OSHIMENSIS EVERILLG EVERILLO JAPANESE SEDGE SO M J— !
e CHONDROPETALLIM ELEPHANTINUM CARGE CAPE RUSH T L
& COLEONEMA PULCHRUM PINK BREATH OF MEAVEN SoAL m
58 COLEONEMA PULCHKUM ‘SUNSET GOLD GOLDEN BREATHOF HEAVEN  SCAL M
cc CORREA GLABRA  COLOBAN RIVER “OLIBAN RIVERROCKFUCHSIA 5 GAL L PLANTING PLAN
& COTINUS COGGYGRA- COLDEN SPIRIT SMOKE TREE i - S
< LEUCADENGRON X 'SAFARI GOLD STRIKE YELLOW CONEBUSH Soa L ; '
: LEYMUS CONDENSATUS CANYON PRINGE NATIVE BLUE A Soa L
* LIGUS TRUM SINENSE * SUNSHINE SUNSHINE LIGUSTRUM Soal M \
W LOMANGRA LONGIFOLA_ BREEZE w UsH SoA L
e MAHONIA EURTSRACTEATA. SOFT CARESS FAHONIA SOFT CARESS T L
HOTANICAL NAME Comron navE sz owa
FIGUS PUMIEA CREEPING FIG foa M
JASMINUM POLYANTHUM PINK JASMINE (R
GROUND COVERS  BOTANICAL NAME COMMON NAME CONT  WATERUSE °
NP MYOPORUM PARVIFOLIUM TRAILING MYORORUM T 0
RO ROSMARINUS OFFICINALLS ‘HUNTINGTON CARPET  HUNTINGTON CARPET ROSEMARY | GAL L
™ SENECIO MANDRALISCAE BLUE CHALKSTICKS. | SENEECIO el L 5 oe ¥ @



e

£352.401 ACART

b

T

i

FATH P ioAC
FLOT OATE 10y

e

127

15
OC. TYP.

7 — T HOLEBOH CRARGae A e TGN

Y ANCHOR BOLT HOLES (4)
2 MIN FROM EDGE

PRECAST FOT SEE LEGEND FOR MR AND
MODEL #

ENKADRAIN SUBSURFACE MATTING FABRIC
SIDE FACING UP.

VULKEM 101 WATERPROOF MEMBRANE
APPLY PER MFR SPEC

SOIL MIX (SEE SPECS}

CAULK BASE OF POT
COLOKTO MATCH

CONCHETE FAVING

Y7 GALV ANCHOR BOLTS.
SCH 40 PVC IRRIGATION LINE
SEE IRIGATION PLANS.

5 ROUND DRAIN INLET
NDS 9098

3 PVC DRAIN UINE, CONNECT TO
STORM DRAIN LINE, § C O

6 POT INSTALLATION

SECTION

S

SET ROOT BALL 3* ABOVE FINISH
D GRADE

MULCH, 3* LAYEK

WATER BASIN, 4" HEIGHT
/ FINISH GRADE

{

PLANT PIT, 2 X CONTAINER WIDTH
RoOT SCARIFY EOGES OF AT

D
o SSSEEAE

PLANTING TABLETS, PLACE IN CONTACT WITH

KOOT BALL HALFWAY SEE LAYOUT LEGEND LI |

BACKFILL WITH COMPOST

x TAMPED SO

SHRUB PLANTING

SCALE: 112" = 10"

WALL, OK CHAIN LINK
FENCE

ATTACH VINE TO Wi
WALL OR CHAIN LINK FENCE AS

) )y T GROWS W APROVED TiEs
SEAYA W
%
iy
SR
- .N

MASONRY ANCHOR (PLASTIC) i
S.0°0C (TYP ON WALL ONLY)

D WIRE WRAPPING AR

PLANT ROOTBALL PEK !

SHRUB PLANTING DETAIL

&/

3

PAN

SCALE:N.TS.

LINEAR KOOT BARRIER AT
TANTING 5

CONCRETE CURE

LINEAR ROOT BARS

PR OEEP ROOT

MODELW UB24-2 OK
ROVED EQUAL

[
L

one

N

(800) 4567668

NOTE
INSTALL KOOT BAKKIERS AT ALL.
TREES WITHIN 5 OF ALL CURES
SIDEWALKS, ROADS Of
BUILDINGS.

LINEAR ROOT BARRIER
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5 VINE PLANTING

SCALE: NTS

PLANTING LOCATION

EDGE OF PAVING, WALL OR OTHER

o2

ARCHITECTURAL FEATURE

NOTES Planc Quanoty Chart
A s = PLANT SPACING DISTANCE -
ON CENTER SEE CHART Spacng #.ol P
o ROR REAE A B GA Ee T w
GROUNDCOVER WHEN PLANTS ARE -
SPACED EQUIDISTANT FROM EACH OTHEK \Toe LFLL]
T5oc AE)
Toc 50
o oc &
6ot 178
Toc 087
Eoc %3

2

PHEVAILING
WIND

SCALE:

2 XROOTBALL

"= 100"

NOTES
T ROOT CONTROL BARRIER MUST BE USED IF TREE 1S PLANTED
WITHIN §¢ OF CURB OR SIDEWALK, SEE ROOT BARRIER DETAIL
SEEIRRIGATION DRAWINGS FOR ADDITIONAL INFORMATION
FORTREES 36" BOX AND LARGER SEE 36* BOX STAKING ETAIL
CONTRACTOR TO VERIFY PERCOLATION OF PLANTING FIT PRIOR.
TOPLANTING PERCOLATION RATE MUST BE 3" PER HOUR IF
RATE IS NOT 3* PER HOUR NOTIFY LANDSCAPE ARCHITECT

IN LAWN AREAS, OMIT MULCH AND HOLD LAWN CLEAR OF
KOOTHALL ZONE

THEE TIES 20" COKDED BLACK KUBBEK TKEE TIES NAILED TO
. THEE STAKES WITH GALVANIZED KOOFING NAILS NAIL - BELOW
TOR OF STAKE

STAKE 3" DIA X 1¢'LODGE POLE FINE W/ CHEMONITE OR
APPROVED EQUAL, CUT STAKE 7° BELOW LOWEST BRANCH
ORIVE A MIN OF 43 BELOV/ GRADE & OUTSIDE EDGE OF
ROOTBALL

i SEE IKIGATION PLANS
SETROOT BALL 2° ASOVE FINISH GRADE

¥ LAYER BARK MULCH PEK SPECS

FINISH GRADE
VIATER BASIN BERM, 4" HIGH (OMIT IN LAWN AREAS)
AMENDED SOIL MIX PEK SOIL & PLANT LAY KEPORT
SCARIFY SIDES OF PLANT PIT

FERTILIZER TABLETS, PLACE IN CONTACT WITH KOOTBALL
HALFWAY UP, PER SPECIFICATION

UNDISTURBED NATIVE SOIL

TREE STAKING DETAIL

4 PLANT SPACING

SCALENTS

SCALE W@ = 10"

NOT FOR
CONSTRUCTION

PROJECT NUMBER: s151
DRAWN: ®
cHECK: Ke
DaTE: \osaor?
scaLe:

)

|

CONSTRUCTION DETAILS
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