May 13, 2020

Applicant:

Domus Design

c/o Garo Nazarian

109 E. Harvard Street # 306
Glendale, CA 91205

RE: Design Review Case No. PDR 2002288
421 Salem St.

The Director of Community Development will render a final decision on or after June 1, 2020,
for the following project:

PROJECT DESCRIPTION: To construct a new two-story, three-unit townhouse style residential
project. As proposed, each unit will be two stories over an eight-space semi-subterranean garage. The
total floor area for all three units will be 5,975 square feet on a 6,982 square-foot lot in the R-1650
(Medium-High Density Residential) zone. The existing buildings on-site, a house and garage constructed
circa 1919, will be demolished.

STAFF RECOMMENDATION: APPROVE WITH CONDITIONS

For more information or to submit comments, please contact the case planner, Milca
Toledo, at 818-937-8181 or mitoledo@qlendaleca.gov.

Comments must be received prior to June 1, 2020, in order to be considered by the Director.

DECISION: A decision letter will be posted online on or after the date listed above and may be
accessed online at: http://www.glendaleca.gov/planning/decisions. You may also request
notification of the decision when the decision is rendered.

Should you wish to file an appeal of the decision, the appeal must be filed within 15 days of the
date of the decision as shown on the decision letter. Appeal applications are available at the
Permit Services Center, 633 E. Broadway, Room 101, Glendale, CA 91206 or online at
http://www.glendaleca.gov/appeals.

Sincerely,

Milca Toledo
Senior Planner



City of Glendale
Community Development Department

Design Review Staff Report — Multi-Family

Meeting/Decision Date: June 1, 2020 Address: 421 Salem Street, 91203

Review Authority: [ ]DRB XIADR [ JHPC [[JCC APN: 5637017031

Case Number: PDR 2002288 Applicant: Domus Design c/o Garo Nazarian
Prepared By: Milca Toledo Owner: Manooki Vanik & Merzakhani Alis

Project Summary

To construct a new two-story, three-unit townhouse style residential project. As proposed, each unit will be
two stories over an eight-space semi-subterranean garage. The total floor area for all three units will be
5,975 square feet on a 6,982 square-foot lot in the R-1650 (Medium-High Density Residential) zone. The
existing buildings on-site, a house and garage constructed circa 1919, will be demolished.

The proposed work includes:

e The new, two-story, three-unit residential project will have three, three-bedroom units ranging from
1,865 square feet to 2,184 square feet, bathrooms, kitchen, living area, dining areas and private
laundry facilities.

¢ The units include individual private open space designed as a patio on the ground floor for the 2" and
3 units and a balcony on the 2" floor for the first unit facing the street.

Existing Property/Background

The subject property is an interior lot developed circa 1919 on the north side of Salem Street, in a medium-
high density residential zone of predominantly multi-family development. The rectangular shaped lot is
relatively flat and similar to other lots in the neighborhood. The existing 1,045 square-foot single-family
residence (designed in the Craftsman style) and detached garage will be demolished as part of this project.

The subject property was identified in the South Glendale Historic Resources Survey as not being eligible for
designation at the local, state, or federal level (State Historic Resource Code 6Z) and it is therefore not a
historic resource under CEQA.

Staff Recommendation
[ ] Approve [X] Approve with Conditions [ ] Return for Redesign [] Deny

Last Date Reviewed / Decision
X First time submittal for final review.
] Other:

Zone: R1650 - Medium High Density Residential
Although this design review does not convey final zoning approval, the project has been reviewed for
consistency with the applicable Codes and no inconsistencies have been identified.

Active/Pending Permits and Approvals
X None
[] Other:

CEQA Status:
[] The project is exempt from CEQA review as a Class 1 “Existing Facilities” exemption pursuant to Section



15301 of the State CEQA Guidelines because )
X] The project is exempt from CEQA review as a Class 3 “New Construction or Conversion of Small
Structures” exemption pursuant to Section 15303 of the State CEQA Guidelines because the proejct
involves the construction of a new 3-unit multi-family residential project in multi-family residential zone.
[] The project is exempt from CEQA review as a Class 32 “Infill Development” exemption pursuant to
Section 15332 of the State CEQA Guidelines because
[] Other:

Site Slope and Grading

X None proposed

[] Less than 50% current average slope and less than 1500 cubic yards of earth movement (cut
and/or fill); no additional review required.

] 1500 cubic yards or greater of earth movement:

[ ] 50% or greater current average slope:

DESIGN ANALYSIS

Site Planning

Are the following items satisfactory and compatible with the project site and surrounding area?

Building Location

Xlyes [In/a [no

If “no” select from below and explain:
[JSetbacks of buildings on site
OPrevailing setbacks on the street

Yards and Usable Open Space
Xlyes [In/a [Ino

If “no” select from below and explain:
[1Outdoor space integrated into site design and acknowledges adjacent development
[ICommon space easily accessible from all units
L1Appropriate separation/screening from residential units
[IDiscrete seating and amenity areas allow for multiple users

Garage Location and Driveway

Xlyes [n/a [no

If “no” select from below and explain:
[1Garage fully integrated into overall structure
[JDriveway and curb-cut widths minimized
[JGrade-level garages and parking, if allowed, are appropriately screened from the street
[IDecorative paving complements building design
[JStairs and lifts to subterranean garages incorporated into the design of the project

Landscape Design

Xlyes [In/a [no

If “no” select from below and explain:
[JComplementary to building design
[IMaintain existing trees when possible
[JProvide landscaping adjacent to driveways and garages



[J20% of planting at above-grade common spaces is within 9 inches of finish floor
LJAbove-grade tree wells are at least 6 inches higher than box size of tree

Walls and Fences

Xlyes [In/a [1no

If “no” select from below and explain:

L1Appropriate style/color/material for building design
UIPerimeter walls treated at both sides

[IRetaining walls minimized

[C1Appropriately sized and located

Equipment, Trash, and Drainage

Xlyes [In/a [no

If “no” select from below and explain:

CIEquipment screened and well located

[ Trash storage out of public view

LJAIl screening integrated with overall building and/or landscape design
[JDownspouts appropriately located

OVents, utility connections integrated with design, avoid primary facades

Lighting
[(Jyes [n/a X no

If “no” select from below and explain:

[J Light fixtures are appropriate to the building and/or landscape design
Avoid over-lit facades; consider ambient light conditions when developing lighting scheme
[J Utilize shielded fixtures to avoid light spillover onto adjacent properties

The proposed design for the light fixtures on the building is appropriate. However, a condition is
included to reduce the number of light fixtures proposed along the sides of the building by limiting their
placement to to main entry and patio doors.

Determination of Compatibility: Site Planning

The proposed site planning is appropriate, as modified by any proposed conditions, to the site and its
surroundings for the following reasons:

The project is designed as a single structure with a rectangular building footprint, which is consistent
with the shape of the lot and appropriately setback from the front, rear and side property lines.

The site planning is compatible with that of neighboring properties, which consist of single- and
multi-family residential buildings.

The building maintains the prevailing street front setback of adjacent properties along the street.
The proposed outdoor common open space at the rear of the building is well integrated into the site
plan and is accessible from all units. Amenities and landscaped area are designed appropriately
within the outdoor common space.

The proposed landscape plan is complementary to the building design and includes drought tolerant
landscaping. It is appropriately integrated into the design and consists of level and low raised
planters.

A five-foot high perimeter block wall with stucco finish to match the building is proposed and
complements the site. A condition is added to have the side of these walls that face the neighbors
have a split-face finish or otherwise be finished in an attractive manner.

The proposed design for the light fixtures on the building is appropriate. However, a condition is
included to reduce their number along the sides of the building by limiting their placement to main
entry and patio doors.



Massing and Scale
Are the following items satisfactory and compatible with the project site and surrounding area?

Building Relates to its Surrounding Context

Xlyes [n/a [no

If “no” select from below and explain:
[IRelates to predominant pattern through appropriate proportions and transitions
UlImpact of larger building minimized

Building Relates to Existing Topography
MXyes [Ina [Jno

If “no” select from below and explain:
[JForm and profile follow topography
[JAlteration of existing land form minimized
[JRetaining walls terrace with slope

Consistent Architectural Concept

Xlyes [In/a [no

If “no” select from below and explain:
L1 Concept governs massing and height

Scale and Proportion

Xlyes [n/a [no

If “no” select from below and explain:
[1Scale and proportion fit context
ClArticulation avoids overbearing forms
[L1Appropriate solid/void relationships
CIEntry and major features well located
[JAvoids sense of monumentality

Roof Forms

Xlyes [In/a [no

If “no” select from below and explain:
[JRoof reinforces design concept
[JConfiguration appropriate to context

Determination of Compatibility: Mass and Scale

The proposed massing and scale are appropriate, as modified by any proposed conditions, to the site and its
surroundings for the following reasons:

e The mass and scale of the proposed building are appropriate to the surrounding development pattern
of one, two, and three story buildings.

e The gabled roof forms, building mass, and proportions are appropriate to the style of the building and
the neighborhood context.

e The massing is broken up by recessed building forms, breaks in roof and walls, fenestration and
cladding material. Applying these features appropriately avoids long, blank horizontal facades as it
creates an interesting design element and minimizes a boxy outline.



e The applicant’s use of combined materials (e.g., brick and stucco) and different colors help to
reinforce the reading of different volumes, and articulates the building.

Design and Detailing
Are the following items satisfactory and compatible with the project site and surrounding area?

Overall Design and Detailing

Xlyes [n/a [no

If “no” select from below and explain:
[IDesign is compatible with neighborhood context
[IDesign is stylistically consistent
LIEmploys consistent vocabulary of forms and materials while expressing architectural variety
[ICladding materials and

Entryway
MXyes [Ina [Jno

If “no” select from below and explain:
[IWell integrated into design
[JAvoids sense of monumentality
[IDesign provides appropriate focal point
[JDoors appropriate to design

Windows

Xlyes [In/a [no

If “no” select from below and explain:

[(JAppropriate to overall design

[JOverall window pattern appropriate to style

[JWindow operation appropriate to style

[JRecessed/flush window appropriate to style and/or location

[L1Openings are well detailed
The window operation and locations are appropriate. However, a condition is included requesting
window sections depicting a typical opening in a stucco-clad wall and brick-clad wall.

Privacy

Xlyes [n/a [no

If “no” select from below and explain:
[IConsideration of views from “public’ rooms and balconies/roof decks
[JAvoid windows facing adjacent windows

Finish Materials and Color

[(Jyes [In/a X no

If “no” select from below and explain:

X Textures and colors reinforce design

[JHigh-quality materials, especially facing the street

[OMaterials appropriately enhance articulation and fagade hierarchies

[JWrap corners and terminate appropriately

[JCladding is well detailed, especially at junctions between materials

[IFoam trim, finished on site, is prohibited
While the combination of brick and stucco are appropriate, a condition is included to modify the
stucco color to be more compatible with the brick cladding.



Paving Materials

Xlyes [n/a [no

If “no” select from below and explain:
[I1Decorative material at entries/driveways
[IPermeable paving when possible
[IMaterial and color related to design

Ancillary Structures

[Jyes Xn/a [no

If “no” select from below and explain:
[JDesign consistent with primary structure
[IDesign and materials of gates, fences, and/or walls complement primary structure

Determination of Compatibility: Design and Detailing

The proposed design and detailing are appropriate, as modified by any proposed conditions, to the site and
its surroundings for the following reasons:

The gabled roof over the different sections of the building, stucco and brick cladding, and metal
railings at the balconies and side entry gates provide a variety of material and textures that will
enhance the appearance of the building and make it compatible with the neighborhood.

The stucco and brick cladding treatment are appropriately integrated and provide a sense of visual
warmth to the design. A condition is included to modify the stucco color to be more compatible
with the brick cladding.

The bronze-colored vinyl windows are appropriate to the building and the neighborhood in terms
of their material, operation and overall appearance.

Overall, the project incorporates a variety of details including a combination of materials (stucco
and brick), metal railings, recesses, roof forms etc., all complementary to the building and the
neighborhood.

Recommendation / Draft Record of Decision
Based on the above analysis, staff recommends approval of the project with conditions, as

follow:

Conditions

1.

Reduce the number of light fixtures proposed along the sides of the building by limiting their
locations to the main entry and patio doors.

2. Submit window sections depicting a typical opening in a stucco-clad wall and brick-clad wall.
3. Modify the stucco color to be more compatible with the brick cladding.
4. The faces of all perimeter walls facing the neighboring properties shall either consist of split-face
block or another treatment that will enhance their appearance as viewed by the neighbors.
Attachments

1. Location Map
2. Photos of Existing Property
3. Reduced Plans
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LOCATION MAP

SCALE: 1:200

PROJECT ADDRESS: 421 SALEM ST.

P e Dl DOM' |S GLENDALE, CA 91203

:lj'D E S I G N OWNER:

109 E. HARVARD ST, # 308, GLENDALE, CA. 91205
TFI - fR18) ANN-RARA FAY: (R1RY RARRI1NR
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PHOTOGRAPHIC SURVEY MAP

109 E. HARVARD ST, # 306, GLENDALE, CA. 91205
FAY: /R12) RAR.RINR
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- DOMUS

Y DESIGN

SCALE: 1:100

PROJECT ADDRESS:

OWNER:

421 SALEM ST.
GLENDALE, CA 91203

VANIK MANOOKI
1725 MELWOOD DR.
GLENDALE, CA 91207
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PROJECT DESCRIPTION DESIGNER PROJECT DATA SHEET INDEX
NEW 2-STORY 3-TOWNHOUSE STYLE UNIT. DOMUS DESIGN ZONING: R1650 A-0 COVER SHEET
CONDOMINIUM. 109 E. HARVARD ST. #306 LOT AREA : 6982 S.F. C-1 SURVEY MAP
This project is exempt from ADA regulation. GLENDALE, CA 91205 TYPE OF CONSTRUCTION: V-A A-1  SITE PLAN
(3 Units Condominiums) TEL: (818) 507-4444 OCCUPANCY GROUP: R-2/S-2 A-2 ROOF PLAN
FAX: (818) 548-81-08 NUMBER OF STORIES: 2 A-3 GARAGE PLAN
SPRINKLERED: NFPA R-13 A-4 FIRST FLOOR PLAN
FIRE HAZARD ZONE: NO A-5 SECOND FLOOR PLAN
FLOOR AREA: A-6  ELEVATION PLANS
PROJECT ADDRESS ENGINEER (ENGINEER OF RECORD) FIRST FLOOR  SECOND TOTAL A-7 SECTION PLANS
UNIT 1: 1109.0 S.F. 1075 .0 S.F. 2184 S.F. Zl-1  GARAGE AND FIRST FLOOR
421 SALEM STREET PATRICK BARATY UNIT 2: 918.0 S.F. 947.0 S.F. 1865 S.F. SETBACKS CALCULATION
GLENDALE CA 91203 109 E. HARVARD ST. #306 UNIT 3: 928.0 S.F. 998.0 S.F. 1926 S.F. Zl-2 SECOND FLOOR SETBACKS
GLENDALE, CA 91205 AND LOT COVERAGE CALCULATION
TEL: (818) 500-3966 TOTAL: 2955 SQ.FT 3020 SQ.FT. 5975 SQ.FT. Z1-3 OPEN SPACE AND LANDSCAPING CALCULATION
FAX: (818) 548-8108 L-1  LANDSCAPING PLAN
ZONING INFORMATION: REQUIRED / PERMITTED PROPOSED / PROVIDED L-2 IRRIGATION PLAN
RESIDENTIAL DENSITY: 6982 / 1650 42=4 3 L-3 LANDSCAPE DETAIL & SPECIFICATION PLAN
FLOOR AREA RATIO: 1 (6982 SQ.FT.) 0.85 (5975 SQ.FT.) R-1  PROJECT RENDERINGS
LEGAL DESCRIPTION SURVEYOR LOT COVERAGE: 50%= 3491 44% (3092 SQ.FT.)

APN: 5637-017-031

LAWRENCE J. SCHMAHL
11209 HOWARD ST.

E(F;@CT # i:;g WHITTIER, CALIFORNIA 90606
(562) 908-0570 / (323) 773-1675
PROPERTY OWNER SOIL ENGINEER

VANIK MANOOKI
1725 MELWOOD DRIVE
GLENDALE CA 91207

APPLIED EARTH SCIENCES
4742 SAN FERNANDO ROAD
GLENDALE, CA 91204

TEL: (818) 552-6000

BUILDING HEIGHT:
LANDSCAPING AREA:
COMMON OPEN SPACE

NUMBER OF PARKING:

2 ST. 26'-0" MAX. + 5'-0"
25%(1746 SQ.FT)
600 SQ.FT.

7.5=8

2 ST. (28-7")
25% (1766.5 SQ,FT)
686 SQ.FT.

APPLICABLE CODES

DESIGN REVIEW BOARD CONDITIONS

CBC 2016, CEC 2016, CMC 2016, 2016 CPC,
2016 CALIFORNIA ENERGY CODE, 2017
GLENDALE BUILDING AND SAFETY CODE
2016 CALIFORNIA GREEN CODE

VICINITY MAP
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109 E. HARVARD ST, # 306, GLENDALE, CA. 91205

TEL: (818) 500-3966

[ET=

[
1

RCB

ENGINEERING

450 North Brand Blvd. # 600
Glandale, CA 91205
TEL: (818) 813-1852

REVISION BY

OWNER
VANIK MANOOKI
1725 MELWOOD DRIVE
GLENDALE CA 91207

PROJECT
3 UNITS CONDOMINIUM
421 SALEM STREET
GLENDALE CA 91203

DRAWING TITLE
COVER SHEET

DATE: 3/17/2020

SCALE: N.T.S.

DRAWN:  AM.

APPROVED:

JOB: 2019-21

SHEET:

A0
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NOTE:

THIS SURVEY DOES NOT INCLUDE EASEMENTS OF RECORD OR OTHERWISE,
UNDERGROUND PUBLIC UTILITIES OR OTHER SUBSTRUCTURES, OR ZONE EASEMENTS,
SETBACK OR STREET WIDENING DATA IF APPLICABLE.

ALTHOUGH REQUESTED, NO TITLE POLICY DR PRELIMINARY TITLE REPORT WAS MADE
AVAILABLE TO THIS SURVEYDOR.

IF THE EXISTING GRADES SHOWN ON THIS MAP ARE TO BE USED FOR CONSTRUCTION

PURPOSES, IT IS THE RESPONSIBILITY OF THE PARTY USING THIS MAP TO VERIFY
THE VERTICAL DATUM BY CHECKING BETWEEN AT LEAST FIVE EXISTING GRADES
SHOWN HEREDN.

IF THE INFORMATION ON THIS MAP IS TO BE INCLUDED IN CONSTRUCTION PLANS,

THIS MAP IN ITS ENTIRETY MUST BE MADE A PART OF THOSE CONSTRUCTION PLANS.
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RENCE J. SCHMAHI, LcENSED SURVEYOR PLS 5748

11209 HOWARD ST. WHITTIER, CALIFORNIA 90806 (562) 908—0570 / (323) 773—1675

TOPOGRAPHIC SURVEY

AUGUST, 2019

LEGAL DESCRIPTION:
LOT 49 OF TRACT NO. 839, IN THE CITY OF GLENDALE,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS

PER MAP RECORDED IN BOOK 16, PAGE 78 OF MAPS, IN
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

BENCHMARK:

BRASS DISK IN WESTERLY CURB OF COLUMBUS AVE. @
SOUTHERLY TOP OF “X* WCR SOUTHWESTERLY CORNER.
STAMPED ‘BM 2305 SET 2006’
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PROPOSED TREE
PROPOSED SHRUB
PROPOSED: ACCENT -

PROPOSED GROUMDCOVER

PLANT SYMBOL

QUANTITY

777777

NEIGHBOR'S
BUILDING -~

LANDSCAPING PLAN @
Scale: 3/16"=1'-0" |

AMINIMUH3INCHLBIEROFMULCHSHALLBEAPPLIEDON3ALL
EXPOSED SOTIL SURFACES OF PLANTING AREAS; EXCEPT FOR TURF AREAS,
CREEPING. OR ROOTING GROUNDCOVERS, OR DIRECT SEEDING.

APPLICATIONS WHERE MULCH IS CONTRADICTED.

o

R

| "OF SOIL
. FOR SOILS LESS THAT 6% ORGANIC MATTER IN THE TOP 6 r.
COMPOST AT RATE OF A MINTMUM OF 4 CUBIC YARDS SOIL PER 1,000

' OF 6" INTO THE SOIL.

'SQUARE FEET OF PERMEABLE AREA SHALL BE INCORPORATED TO 2 DEPTH

' I HAVE COMPLIED WITH THE CRTTERIA OF THE . (5
. CALIFORNIA MODEL WATER EFFICIENT LANDSCAPE, - /A

| "LARRY G. THSON & AssomATEs ?

FAX: (818) 548-8108

HEDOMUS
DESIGN
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. 109 E. HARVARD ST, # 306, GLENDALE, CA. 91205 .
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REVISION BY

'SALEM STREET

OWNER
VANIK MANOOKI
1725 MELWOOD DRIVE
GLENDALE CA 91207

PROJECT

3 UNITS CONDOMINIUM
421 SALEM STREET
GLENDALE CA 91203

DRAWING TITLE
LANDSCAPING PLAN

DATE:  JAN 2020

SCALE: 3/16"=1'-0" -

DRAWN: | ST~

APPROVED: &</

' JOoB:  2019-21
M\M =, ?%\DW ﬁm __\;g._.géﬁx“ Bz {/\6’{}6’1&' /~? £ ORDINANCE AND APPLIED THEM FOR THE EFFICIENT o\ ™ (R LARRY G. TISON, AS.L.A. |
‘X \?" USE OFWATERINTHELAEDSCBPE DESIGN PLAN. ""~“; LANDSCAPE ARCHETECTURE : . SHEET:
) 314 E. BROADWAY; SUITE D, GLENDALE, CALIFORNIA 91205 L 1
: _ 818-241-0169
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= N . CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED > —
5 : ON ALIL SPRINKLER HEADS WHERE LOW POINT DRATNAGE § 2
* , CAN OCCOUR. .
| — : : . WEATHER BASED CONTROLLER . , . :
: : — _OFF VALVES SHALL BE REQUIRED; AS CLOSE
7 RN B Moo - AN AR 7NN} oA T (RAINBIRD ESP-LXME § STATION) ' mgmm O THE POINT OF CONNECTION TO THE WATER é %
\» WA N B R e e b / ; . : _‘ SOUPPLY. TO MINIMIZE WATER LOSS IN CASE OF EMERGENCY a
; i A SN -1 S - 3 KZ_@" 4 -———— RAIN SENSOR (RAINBIRD-RSD BEX) OR RODIINE REPAIR. A | Y
~ S ' R \p-lgo) 1 2 ' & R | ( 825-7-14") PRESSURE REGULATING DEVICES ARE REQUIRED Ign ngsm -
- — ' / = - » YA VT o ->X} -~ - BACKFLOW PREVENTER (FEBCO 825-Y-13" PRESSURE IS BELOW OR EXCEEDS THE RECOMMEND -
ST N B | ' e e VS T ST AR b 4 - : QUICK COUPLER (RAINBIRD 44LC : A DTAGRAM OF THE TRRIGATION PLAN; SHOWING
Specizl Landscape Aress / 4&4’ﬁ q:fglfkﬁ et . b_‘ {501,0'%]7”\!5\\?@ 3. I;]'Z @ / '%Q_ - Q:Cf i _ » . SHALL BE KEPT WITH mgﬁggggmﬁ CONTROLLER FOR
5 ® i {@ VZ %4 D&f /'Zé = Izt "‘ VALVE (RAINBIRD PEB SERTES) A CERTIFICATION OF COMPLETION SHALI, BE FILLED OUT
1 o LI R - I A B L . AND. CERTIFIED BY EITHER DESICNER OF THE LANDSCAPE
1 N o | (VALVE No. / GPH PLANS, TRRIGATION PLANS OR THE LICENSED LANDSCAPE
b R E 1 / ALE\’\‘Z, : | CONTRACTOR FOR THE PROJECT. |
. . : = : o AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE
TEE T @ — ' - | B /\-— r"/ VALVE STaB zm{f% OF THE FINAL INSPECTION;THE PERMIT APPLICANT
. - m,;; : ' ' ' ~ MUST PROVIDE THE OWNER OF THE PROPERTY mrgﬁ a %ﬁgﬁ%ﬂ
; s reE |\ A ,, - OF COMPLETION, CERTIFICATION OF INSTALLATION,
= Sy e === === MAINLINE / SCHD. 40 PVC. OF LANDSCAPE AND IRRIGATION MATNTENANCE. :
Howsnes RIRNAY [ /) A N 241 . S \JTNG WATER SYSTEMS SHALL BE USED FOR WATER FEATURES. . |DATE:  JAN2020
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Revisions

“YHE: BRAWING AND SPECIFICATIONS
ARETHEPROPERTY AND COPYRIGHT
OF THE DESIGNER AND SHALLNOT
BEUSED ONANY GTHELWORK.
EXCEPTBY WRITTEN AGREEMENT
WETH THE DESTGNER. -

WRITTEN DIMENSIONS SHALL BE
VeuFIED QR THE JOB SITE.
DISCREPANCIES SHALL BE BROUGHY
TO THE ATFENTION OF THE
DESIGNER PAIOR TO THE
COMMENCEMERT OF ANY WORK

| purposes. .
=] Bl Finih Greido ot N 2. Ground cover indicated by shall be continuous
/ P:d‘flng Material malzm?éﬁéﬁ T-liilzlizl-_'ll' _ Quick-Cufling valve A typical surround planting using e 3-0" P g::;f ﬁ;: ::",';:,frfﬂf will , ‘ ‘unde'_' ShrUb'. y C ,
o ~_——Finlsh Grads § ’Mﬁ , 3 Valve box with ' the deeproot preformed planter Top of deeproot (RERPfeavy gauge lins 3. Planting areas which have no cover indicated shall
——— Base matrl S . ot | planter must be at . R e e 0C receive 3" min. fine redwood bark as a ground
= Native surrounding ] C Ol | PVC SCH 80 Nippls g - least 1/2" above grade e R, masonry orwood w/ 37" cover. : |
el : =1 (Jength as required) . %o ; W'a‘t’ ¥ LS eye balts (w/ancharsin . . T .
Clesin baokfll soll , ! 3 Inch miiiun depth o/ Curb e ,_ 5 ‘ . e masenty)at5'0C.or 4. Contractor shall guarantee plant material for 90 days
VRV SN 1 BRI ey ; $o . « . . .
Copecion o Rt : / of%nch gravel Sidewalk oo, & "“W‘-? | sy o plastor shucco of after installation and replace any diseased or
< sof PVC SCH 40 Street | - | G sy A D ‘;”:::;:;:m’e‘ji’;sm damaged materials during that one year period.
:E bl | ‘ ///,_— Bhkk (1 ofX) | _‘;iv‘f s ‘M* # mloh cover b hasin 5. The following amendments shall be uniformally
- Wirs in separats o PVC SCH 80 Nipple 3/4" to 1-1/2" gravel——5 — ‘ EO NGl g | Rootbal | broadcast and thoroughly incorporate to a depth of
Pt / {fongth 25 required) or grounded rock HE — A o ﬁ"""""\ Y Amended backilll per R e . ‘
3 PII'QSS.UFB maniineln - PVC SCH Shest ELL : E"-"y‘: f—" v v ' a'grcngmists. soil rapurt 12 m[n. by I'OtOrI“el' equa' amOunt pel'. 1,000 Sq.ﬂ-
e Sleeva or flon-pressure / PVC SCH 40 Tee ar \— ' Plant-tab location ) i hili i d t
A i -’ EE - ; O romraduood sawduet T dust orfnly ground
T o &)_‘%‘“ \ \Lll\w d 12" lMin. i (square) .- a Nt b ' 5Ib o e ! I'f - y9
14 : . ol N al . @ otes: . ’
o ¥ F‘I—II ' PVC Malnling Pipe ) I ) Sail Backfill & 1. Remove nursery stakes ‘ ark 2 10S. ammonlum SU. ate. - e
=“,Lﬁif¢.:m—~n =T \/\ PVC SGH 40 ELL : 2 Plarkiabs s?aé'zbf 21 Note: This formula is a Std. mix and wil change if there
b ot o o — ) f— . ram om a . . new C o
=== 272" Redwoad Steak o lloning Mmanufectures ~-are any unusual soil conditions at the site.
. | | - | Campe o ot | | fecommendafions Compacted backfill shall be 100% on site soil.
Pipe & wire trenching Quick coupling valve Tree Root barriers Vine Planting detail Landscape Notes
| : N | . 1.  Allirrigation lines under drives to be installed in pvc
FINISH BRADE/TOP OF MULCH waterproof : Bragg Stralner slee'veg @ 18" depth min P
e [ e G I I I olantig s
m rae Inch per hour T A . onthreated fee W ,
Masimum raf nch o B O B it 8" - 12" deep tilled plant 2. Locate _all RCV's and HB s in planthg areas. (ty_p.)
T X ; 7] | BetsmSibsienree A : area ) 3. Jetall lines and trenches under paving 90% min.
oll Textura ) A ‘ o )
Cover | Bae | Cover | Bae | Gowr | Bao | Cower | Bam aterproof = S R S S ETS 4. . Install remote control valve in ametex 12" box or
‘ ! " pressure gauge an m;_-m::m_,m:mm:m__” Natural subar s e
] _ _ -POP—UP_SPRAY .SPRINKLER: threaded fee === === atural subgrade equal (Qne valve per bOX) & marked rr lgatlon y
Course Sandy Sail  2.00 2.00 2.00 1.50 1.50 1.00 1.00 0.50 A RAIN BIRD 1812~SAM WITH 1800 NP« Brass nipples ) . . ‘
: . , WITH VAN NOZZLE Bl resistant Section located boxes in ground cover areas whenever
E - 1{ _gnclosure por ' ible and a min. 12": from paving or curbs
Course sandy soil , : - — Rggsganion possl - . p g .
overcompaat | 175 | 180 ) 126 ) 480 ) 400 ) 076 ). 078 | 040 4" thick concrete 5. The contractor shall provide owner with a completely
lawn . PVC SCH 80 NIPPLE ‘ /_ pad. slove to drain . , T .
: {LENGTH AS REQUIRED) Inlsh gracls 2" e operation system and clean set of marked prints as
Lightsandy | 475 | 100 | %256 | 080 | 100 | 08 | 075 | 040 :J,C SCH 40 ELL ‘14‘1_‘_,;9‘“"” pad "as-built" drawing. Reference all trenches with
17 ——PFVYC SCH 40 STREET ELL =1 ‘ < , , ‘ . . . o _go .

Ushtsandy | oo | oo | 400 | oso | o075 | o40 | cso | oo e s | = PG acaper & Ground cover plants . dimensions to nearest building or paving. '
compacted subsol| B — PV SCH 80 NIPPLE Al and PFEfo A 6. The contractor shall warrant that the system will be a
_ . . ' {LENGTH AS REQUIRED) sprinklers 3 see planting plan for . . ;
Saiormsot | 1.00 | oso | os0 | cao | oZo | oz | o040 | o020 PVC SCH 40 STREET ELL  spacing requirements frec? from defects of workmgnshlp and materials for a

: : - o period of one year. All repairs necessary shall be
o oy -] o8 | o | 080 | o2 | o4 |'0s5 | oa0 | o0 :ﬁ ;‘ZTETL PIPE To point of \— Extend Draln pipe to . made at no cost to the owner.
— - T . ) H 40 TEE OR ELL o A e dishargotiough Elan Note: All other requirements to be per city standards and
ight clay ovar 0.20 3.1 A 0.10 9.1 . 0.10 0.08 :g;]:' g:;’?c": dt::" owner 1 SpeCiﬁcaﬁOHS. _ . . .

Soil characteristics

'POP-UP SPRAY SPRINKLER

Backflow preventer

Ground Cover planting detail

Irrigation notes

BACKFLOW PREVENTION
DEVICES SCREENING

(4

2 ft —u-'nin clearance

(varies)

L

0

_—PRESSURE_COMPENSATING
FULL CIRCLE BUBBLER: _
RAIN BIRD 140Q

PLASTIC ADAPTER: RAIN BIRD
MODEL PA-80 ‘

_ .
TRitH]1 - - g —
. NG _—_PLANT MATERIAL ——
(e e |
! ¢ .
%\{ i\ FINISH. GRADE/TOP OF MULCH
Q‘\ .
s (]
= POP—UP_SPRAY SPRINKLER:
/’\2{:\\< RAIN BIRD 1804
1/2—INCH MALE NPT x .480—INCH
BARB ELBOW: RAIN BIRD
MODEL SBE—050 |
~SWING PIPE, 12—INCH LENGTH:
RAIN BIRD MODEL SP—100
o 1/2—INCH MALE NPT
T~ x .490—-INCH BARB ELBOW:
& ) |4 RAIN BIRD MODEL SBE—050Q

" PRESSURE COMPENSATING

\-\\—PVG.SCH 4Q TEE OR ELL

- ~—PVC LATERAL FIPE

Note:
1. Dripline of tree shall be enclosed w/ a 4'-0" high

fence, fence fabric to be durable and bright caolor, stake
to be stell, size and installed to be depth of 12" min.

2. Any trenching required within the dripline of the tree
shall be hand dub. Any roots cut over 2" shall be sealed |
w/ black enamsl paint. ‘

Existing

ree.
ence

oo b / Fabric
e ke / -Steel Stake
3 : -/ Existing

= Grade

1’12:»

| Drip line of tree . |
I —

— ~
Top Bead
O =
| N ©
AN ' .
J 8" Knurled .
— S Bottom Fin  Sonnector
Steel Anchoring
stake @ 5-0" O.C.

Tred .

2" dtameter ladgepole pine
ree stake, length as follows,

15 gallom - 10'

24! box'= 12"

(or as required to extend 12"
below hottarn of roptball)

R\
¢ 7 ‘ .
- = /... T. "Cinch ties" = 4(four)
i ‘ / per free .
4" high-earth watering basin
Rootball - top shall be 2° . - -~
higher than finish grade
7 Muich {ayer per plant (1"
thick, max over foofball
Backiill- amend anly per solls -

/ report .
A Finish Grade

0 -
M » s Planttaus r:or note below
T e // Undisturbed native soll,

r ~ o
- 2" shall over /

than Sootbull

balance point

Notes:
1. Scatify sides of plant pit
"prior fo.selting tree

12" min . 2. Remove nursery stakes
l , 3. Provide &install 21-
- 2% rootball gram agriform tablets as
K - : per manufasture specs

4. Stake tree petpendicular
to pravalling wind. )
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Pralection of Existing Tree

Polyethylene edging

Tree staking detail

: 4" min clearance.” : ‘ cox T . P Mount rzin sensor on building roof
W'ﬂ% eg:rma:.m R STATION ) Buidling Roaf
MMEER ON LI IN 2° HISH LETTERS ‘ .
- . — 142" Conduit far rain NOTE: IN SOME CASES THE : '
TERPROCE WRE CONECTORS e MULCH IS ONLY & SPECIFIED NOTE: PRUNE SHRUB AS RECOMMENDED BY GROWER
RING' GNE-STEP RIRE CONNECTORS - Gl Wal DIAVEIER — SEE PLANS AND ONLY AFTER THE BLANT HAS BEEN. WATERED
. : FROVIDE 24~ MiN EXPANGION LOOP A Finish Grade SPECIFICATION FOR FLRTHER N TO THe PLANTING SOl
48" min p ; s —— e S W RS O c !; - COORDINATION OF MULCHING : : Sg&UBLE BT TO
Sleeves 5 ’ = . : '—‘-Hf‘ﬂ“‘*@ ERASS ; ontrolier mounted on : e , COMPILE WiTH
‘-—-—v[‘ T — MARKED WBTH  * PICAL CONTAINER (ROTTED VARES———» SEMEY
1 : o - ) il = sch”?ﬁoum % STATION ; ._ / backboard TS GARGE (POTED) - RS £
: i?!l" L il CNIRCL VALYE B y Exposad tanminal strip SHREDDED HARDWOGD ' N THE SPECS
— 1 . o Lig e - . / ) L 24 vy
24" min to e § fossd [ \ e ONIoN . ) / 120 Volt power wires in BARK MULCH —
finish grode n“ ; i 4\ -FVG Tt %0 DESREE B.L B : P / conduit install per all .
1S e e e : i i - PVC SCH-H0 BIPFLE - applicable codes 3-4" MUDDLE RING ’
=it e : v ) T hzD PRORTS . Power Switch . - =il o
44 & I. o i’_l-'—' L IDTYRIIEN, S3AL SV H [ ZEAEY JISALYE & 3 "'.""::'\ -‘I z"‘e’r% PVC condult far contm' PLANT BALL ‘ ‘ ' T
—1- 'l T3 Wi O Y R N3 .-_':![:; A %; ii &' . . - - . VARIES
T=if — . h._;ﬂ —SPE. ' and communicalion wires PLANTING SOIL
== e e e & MDUMM LAYER only — m {
=1 " = RS- | |—|| OF PEA GRAVEL. CONSTRUCTION SOJL. ~————| S
T 18" min = !" =]1= ' il
. =y _ =l FVESCH-20 HPPLES (Y P PVC swasp
L — (=—PVC Cap (typical) e EmioE MAIKLINE S:SucT
. NTiNG 5
Notes: e .
1. All PVC Irfigation sleeves to be class 200 pipe HIRES SCCURED 1N VIRTL %‘;’:,‘;{g,tf’”ﬁib flooring
ELEVATION 2. Alljoints fo be solvent welded and watertight FVE SEH-80 NIPPLES (TVF) Note: Gentraciar shali
‘ -3.  Where there is more than one sleeve, extend the smaller FYG FEMALE ADAPTER coordinate final locallon of
sleeve to 24-inches minumum above finish grade LATERAL LFE T0 YALVES carttraller and fisor
4, Mechanically temp to 85% compaction. L penetration

i DETAIL
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