
Owner:  Ruth and Paul Huard 

Applicant:  Carin Friedman 

File No.:  PLN2023-00028 

Location:  Magellan Avenue, Miramar 

APN: 048-013-920 

 

Coastside Design Review Permit 

 
The project has been reviewed for compliance with the Design Review Standards for One- 

Family and Two-Family Residential Development in the Midcoast, County of San Mateo Zoning 

Regulations Aug 2019, Chapter 28.1, Section 6565.20. 

CDRC has recommended approval of this project, with the 
following findings, conditions of approval and 

recommendation. 
 
Findings: 

 
1. Overall, the modern design utilizing prefabricated structures is attractive, and while not as 

common as the Coastal Craftsman designs that features prominently in the region, 
appears to be a complementary addition to Miramar.  Section 6565.20(A) Purpose: 
…Midcoast design standards…encourage new single-family homes and additions that have 
their own individual character, while ensuring that they are complementary with 
neighboring houses, the neighborhood character of each community, and the surrounding 
natural setting. 

2. Major structures are placed appropriate on the lot and with the natural setting. Section 
6565.20(C) Site Planning and Structure Placement 

3. Apparent building mass and shape, especially with completion of conditions listed below, 
are complementary to the neighborhood and appropriate for the modern aesthetic of the 
design. Section 6565.20(D) Elements of Design 

4. Mixture of wood, siding, and concrete exterior materials are complementary and 
contribute to an overall successful design. Section 6565.20(D) Exterior Materials and 
Colors 

 
Conditions of Approval: 

 

1. The Courtyard Perspective as shown on plan sheet DR-5.0 show walls for both the two 
story and one story structure with predominantly white metal siding.  The other project 
finished materials (2- wood siding and 3- cement board panel) or a new finished material 
should be mixed in to break up the apparent massing of the structure, similar to the mix of 
materials show in the North West, Entry Walkway, and South West perspectives on plan 
sheet DR-5.0.  Section 6565.20(D)1. The apparent mass of a building is determined by the actual 
size of the building, and whether or not the building shapes and facades are simple or broken 
into more varied forms. …even a home that complies with this standard may appear massive or 



bulky, if the building shape and/or façade is too simple. Simple forms often appear more massive 
and larger, while houses with more variety in their forms appear less massive and often more 
interesting. Likewise, long, blank walls appear more massive than walls with space and corners 
that create shadows and architectural interest. Section 6565.20(D)4c. Discourage the use of a 
single exterior material or color in a large unbroken surface. 

2. East facing exterior wall of the 1st Floor INSET DECK on the northeast corner to be replaced 
by wood panel wrapped support column in the northeast corner and opening to the east.  
This opening and change of material will add articulation to the formerly 40’-2” single plane 
east end of the 2-story building.  Section 6565.20(D)1. The apparent mass of a building is 
determined by the actual size of the building, and whether or not the building shapes and 
facades are simple or broken into more varied forms. …even a home that complies with this 
standard may appear massive or bulky, if the building shape and/or façade is too simple. Simple 
forms often appear more massive and larger, while houses with more variety in their forms 
appear less massive and often more interesting. Likewise, long, blank walls appear more massive 
than walls with space and corners that create shadows and architectural interest.  Section 
6565.20(D)1e. Building wall gaps that articulate the walls of the house create shadows and 
contribute to the architectural character of the home. These changes to the form of a building 
can have a great affect on the apparent building mass. …Adding steps and breaks to long or tall 
walls will reduce apparent mass and add visual interest. 

 
Additional Committee Recommendations: 

 

1. Standard parking spaces are 9’x19’.  Suggest increasing 16’ single garage door to 
accommodate two full width parking spaces inside.  



GENERAL:

ADDRESS: 121 MAGELLAN AVE, MIRAMAR, CA 94019
APN: 048-013-920
PARCEL SIZE: 12,424 SF
JURISDICTION: COUNTY OF SAN MATEO
ZONING DISTRICT: R-1/S-94/DR/CD
CONSTRUCTION TYPE: TYPE V-B
WUI/SRA ZONE: NO
FEMA FLOOD ZONE: NO
OCCUPANCY TYPE:  R3 - 2-STORY SINGLE FAMILY RESIDENCE 

(4 BED, 3 BATH)

SQUARE FOOTAGE OF STRUCTURES:

EXISTING: N/A VACANT LOT
PROPOSED: 3200 SF FACTORY BUILT 2-STORY SINGLE FAMILY DWELLING

640  SF FACTORY BUILT 1-STORY ADU
512 SF FACTORY BUILT ATTACHED GARAGE

LOT COVERAGE:
MAXIMUM ALLOWED: 30% (3,727 SF)
PROPOSED: 3401 SF/12,424 SF= 27.3%

BUILDING FLOOR AREA:
MAXIMUM ALLOWED: 6200 SF (PARCEL SIZE MORE THAN 11,698 SF)
PROPOSED: 4397 SF

SQUARE FOOTAGE OF LANDSCAPING:
NEW: 2910 SF
REHABILITATED: N/A

REQUIRED SETBACKS :

FRONT YARD: 20' - 0"
SIDE YARD: 10' - 0"
REAR YARD: 30' - 0"

T.O. INTERMITTENT STREAM BANK: 30' - 0"

PROPOSED SETBACKS:
FRONT YARD: 21' - 5 1/2"
SIDE YARD: 10' - 2" 
SIDE YARD: 22' - 5 1/2"
REAR YARD: 38' - 3"

T.O. INTERMITTENT STREAM BANK: 36' - 2 1/2"

BUILDING HEIGHT:
MAXIMUM ALLOWED: 28' - 0"
PROPOSED: 22' - 8" 

PROPOSED GRADING:
EXCAVATION: 19 CY
FILL: 30 CY
IMPORT: 11 CY

NOTE: GRADING QUANTITIES PER CIVIL SHEET C-1

ARCHITECT:
Gordon Stott  (Home Ec, Inc.)
304 S Broadway #320
Los Angeles, CA 90013
TEL 323 697 2386  
EMAIL hello@connect-homes.com

MODULAR BUILDER:
Connect Homes Factory
1811 Riverview Dr.
San Bernardino, CA 92408

STRUCTURAL ENGINEER:
Reza Shabani, M.Eng., M.Sc. , PE.
8th St. Construction & Consulting
TEL 619 906 0202 
EMAIL reza@8thstreets.com

ARBORIST:
Maguire Tree Care, Inc.
P.O Box 608  
Moss Beach, CA 94038
TEL 650 574 0215
EMAIL paul@maguiretreecare.com

SURVEYOR:
Verticom Land Surveying
1104 Corporate Way, Ste 238
Sacramento, Ca 95813
TEL 658 867 1580

GEOTECHNICAL ENGINEER:
Sigma Prime Geosciences Inc.
111 Vassar Street
Half Moon Bay, CA 94019
TEL 650 728 3590

CIVIL ENGINEER:
Clifford Bechtel and Associates, LLC.
1321 254th Place, SE
Sammamish, WA 98075
TEL 650 333 0103
EMAIL cliffbechtel1@comcast.net

IRRIGATION CONSULTANT:
Brookwater Consultants
480 St. John Street, Suite 220
Pleasanton, Ca 94566
TEL 925 855 0417
EMAIL janet@brookwater.com

OWNER: 
Ruth and Paul Huard
350 Sequoia Ave
Palo Alto, CA 94306
TEL 808 282 8059
EMAIL rhuard@gmail.com

C2
652 SF

C10
1,617 SF

CG
510 SF

C2 DECK 2
244 SF

C10 DECK
318 SF

C2 DECK 1
61 SF

C10
1,382 SF

The proposed residence is a 2-Story, 3,200 SF factory built HCD approved single family dwelling and 510 SF attached garage with site built foundation and a
factory built HCD approved 640 SF ADU with a site built foundation.

Design review standards - Connect Homes has rethought the entire process of design and construction for homeowners. We provide factory built, highly energy 
efficient single family homes that are delivered to the site almost completely finished. This process drastically reduces on-site construction time which will be a 
great relief to the neighbors and natural environment. Every effort has been made to follow the residential design standards and support the design guidelines of 
the community. 

• The project is sited to maintain the natural environment of the lot, and preserve the existing trees as much as possible
• Grading has been extremely limited.
• Construction has been located away from the creekbed so no existing ecosystems are disturbed.
• The new structures fit within the scale of adjacent structures and offer variety in form with a two-story main house, a garage with roof deck, and one story ADU.
• Forms have been broken up with the addition of various design elements including inset covered decks, glass guardrails, building awnings, material variety, 

garden walls, and landscaping.
• The garage has been clad in wood to soften it’s appearance and garden walls are placed to create varying planes of depth at the street face of the property.
• Hardscape has been minimized and landscape has been used to create a natural appearance.
• Drought tolerant and native and non invasive species are proposed.
• Exterior materials and colors are natural and varied to create a warm and interesting design.
• Exterior lighting is low level and directed towed the ground.

APPLICABLE CODES

REGULATING CODES: 2022 CBSC
-CA RESIDENTIAL CODE
-CA ELECTRICAL CODE
-CA MECHANICAL CODE
-CA PLUMBING CODE
-CA ENERGY CODE
-CALGREEN CODE

NOTE: THESES PLANS ARE SUBMITTED TO CALIFORNIA HCD 
DEPARTMENTS UNDER CALIFORNIA FACTORY BUILT HOUSING 
PROGRAM, IN ACCORDANCE WITH CALIFORNIA CODE OF 
REGULATIONS, TITLE 25 CHAPTER 3 SUBCHAPTER 1

©          CONNECT HOMES

Date DescriptionRev. No.

ISSUANCE

PROJECT NAME

PROJECT NUMBER

DESCRIPTION

SCALE

2022

DISCLAIMER

SHEET NO.

SHEET SET

SEAL / SIGNATURE

304 South Broadway #320,

Los Angeles, CA 90013

Tel (888) 959-2261

The house design, drawings and specifications contained 

herein and provided herewith are the exclusive property of 

Home EC, Inc., Copyright 2018. The use of these drawings 

and specifications shall be restricted to the creation of a 

Home EC product and shall not be used, in whole or in part 

for any purpose for which they were not intended without the 

express written consent of Home EC, Inc. Reproduction or 

publication by any method, in whole or in part, is prohibited. 

Title to these designs, drawings and specifications shall 

remain with Home EC, Inc. without prejudice. Visual contact 

with these plans and specifications shall constitute prima facie 

evidence of the acceptance of these restrictions.
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD

RESIDENCE

DR-0.1

TITLE SHEET

22-0032

HUARD RESIDENCE

SCALE: NTS

VICINITY MAP

SCALE: NTS

121 MAGELLAN AVE, HALF MOON BAY, CA 94019

DRB SET - ARCHITECTURE

Sheet Number Sheet Name

DR-0.1 TITLE SHEET

DR-0.2 SURVEY

DR-0.3 SITE PHOTOS

DR-1.1 SITE PLAN

DR-1.2 SITE DEVELOPMENT PLAN

DR-2.1 FLOOR PLAN C10+CG

DR-2.2 ROOF PLAN C10+CG

DR-2.3 FLOOR PLAN C2

DR-3.0 EXTERIOR ELEVATIONS C10+CG

DR-3.1 EXTERIOR ELEVATIONS C10+CG

DR-3.2 EXTERIOR ELEVATIONS C2

DR-4.1 SECTIONS C10

DR-4.2 SECTIONS C2

DR-5.0 PERSPECTIVE VIEWS

DR-6.0 MATERIALS, FINISHES + LIGHTING

DR-6.1 REFERENCE IMAGES

SCALE: NTS

SHEET INDEX

SCALE: NTS

PROJECT INFORMATION

SCALE: NTS

PROJECT DIRECTORY

SCALE: NTS

PROJECT DESCRIPTION

LOT COVERAGE

Name Level Area

CG C10 LEVEL
1 FF

510 SF

C10 DECK C10 LEVEL
1 FF

318 SF

C10 C10 LEVEL
1 FF

1,617 SF

C2 DECK 2 C10 LEVEL
1 FF

244 SF

C2 DECK 1 C10 LEVEL
1 FF

61 SF

C2 C10 LEVEL
1 FF

652 SF

Grand total 3,401 SF

BUILDING FLOOR AREA

Name Level Area

CG C10 LEVEL
1 FF

510 SF

C10 C10 LEVEL
1 FF

1,617 SF

C10 C10 LEVEL
2 FF

1,382 SF

C2 C10 LEVEL
1 FF

652 SF

Grand total 4,160 SF

DRB  SET - LANDSCAPE

Sheet Number Sheet Name

LA-1.1 HARDSCAPE PLAN

LA-1.2 LIGHTING PLAN

LA-1.3 PLANTING PLAN

LA-1.4 PLANTING PLAN SCHEDULE

LA-1.5 LANDSCAPE DETAILS & NOTES

IR-1 IRRIGATION PLAN

IR-2 IRRIGATION NOTES & LEGENDS

IR-3 IRRIGATION DETAILS

IR-4 IRRIGATION DETAILS & WORKSHEETS

TP-1.0 TREE PRESERVATION REPORT

*FOR IRRIGATION PLAN AND WELO SHEETS SEE 
BROOKWATER PLAN

*FOR TREE REMOVED SEE ARBORIST REPORT

I AGREE TO COMPLY WITH THE REQUIRMENT OF THE 
WATER EFFICIENT LANDSCPAE ORDINANCE AND SUBMIT 
A COMPLETE LANDSCAPE DOCUMENTATION PACKAGE

___________________________________________________
PAUL HUARD DATE
PROPERTY OWNER

SCALE: NTS

APPLICABLE CODES

LEVEL 1

LEVEL 2

OPEN 
TO 

BELOW

DRB SET - CIVIL

Sheet Number Sheet Name

C-1 GRADING, DRAINAGE, & UTILITY PLAN

C-2 EROSION & SEDIMENT CONTROL &
STAGING PLAN

C-3 CIVIL DETAILS

C-4 CONSTRUCTION BMP CHECKLIST

1

3

4

5

1/20/23 COASTAL DESIGN REVIEW

1 05/31/23 COASTAL DESIGN REVIEW REV 1

3 08/30/23 COASTAL DESIGN REVIEW REV 3

4 11/16/23 COASTAL DESIGN REVIEW REV 4

5 01/22/24 COASTAL DESIGN REVIEW REV 5

5



©          CONNECT HOMES

Date DescriptionRev. No.

ISSUANCE

PROJECT NAME

PROJECT NUMBER

DESCRIPTION

SCALE

2022

DISCLAIMER

SHEET NO.

SHEET SET

SEAL / SIGNATURE

304 South Broadway #320,

Los Angeles, CA 90013

Tel (888) 959-2261

The house design, drawings and specifications contained 

herein and provided herewith are the exclusive property of 

Home EC, Inc., Copyright 2018. The use of these drawings 

and specifications shall be restricted to the creation of a 

Home EC product and shall not be used, in whole or in part 

for any purpose for which they were not intended without the 

express written consent of Home EC, Inc. Reproduction or 

publication by any method, in whole or in part, is prohibited. 

Title to these designs, drawings and specifications shall 

remain with Home EC, Inc. without prejudice. Visual contact 

with these plans and specifications shall constitute prima facie 

evidence of the acceptance of these restrictions.
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD

RESIDENCE

DR-0.2

SURVEY

22-0032

HUARD RESIDENCE

SCALE: NTS

SURVEY

1/20/23 COASTAL DESIGN REVIEW
COASTAL DESIGN REVIEW REV 55 01/22/24
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Date DescriptionRev. No.

ISSUANCE

PROJECT NAME

PROJECT NUMBER

DESCRIPTION

SCALE

2022

DISCLAIMER

SHEET NO.

SHEET SET

SEAL / SIGNATURE

304 South Broadway #320,

Los Angeles, CA 90013

Tel (888) 959-2261

The house design, drawings and specifications contained 

herein and provided herewith are the exclusive property of 

Home EC, Inc., Copyright 2018. The use of these drawings 

and specifications shall be restricted to the creation of a 

Home EC product and shall not be used, in whole or in part 

for any purpose for which they were not intended without the 

express written consent of Home EC, Inc. Reproduction or 

publication by any method, in whole or in part, is prohibited. 

Title to these designs, drawings and specifications shall 

remain with Home EC, Inc. without prejudice. Visual contact 

with these plans and specifications shall constitute prima facie 

evidence of the acceptance of these restrictions.
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD

RESIDENCE

DR-0.3

SITE PHOTOS

22-0032

HUARD RESIDENCE

1

2

1 2 3 4

5 6 7 8

3
4

5
8 7

6

1/20/23 COASTAL DESIGN REVIEW1/20/23 COASTAL DESIGN REVIEW
COASTAL DESIGN REVIEW REV 55 01/22/24
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CENTER DRAINAGE DITCH
FL FL

FL

FL
FL
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WOOD FENCE

UP
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3200 SF CONNECT 10 
TWO STORY FACTORY 
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(E) WOOD FENCE

EDGE OF A/C ROAD

520 SF CONNECT GARAGE 
TWO CAR FACTORY BUILT 

GARAGE

(E) 26" CYPRESS

(E) 28" CYPRESS

(E) 25" CYPRESS

(E) 39" CYPRESS

(E) 25" CYPRESS

(E) 23" CYPRESS
(E) 50" CYPRESS

(E) 45" CYPRESS 
TO BE REMOVED

(E) 35" CYPRESS
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318 SF SITE BUILT 
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(N) ACCENT WALL 
4'-0" MAX. HEIGHT

(N) ACCENT WALL 
4'-0" MAX. HEIGHT

9' X 19' 
PARKING

9' X 19' 
PARKING

9' X 19' 
PARKING

PROPOSED SIDE SETBACK
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TOTAL LOT AREA 12,424 SF 

PERMITTED (SF) PROPOSED (SF)

IMPERVIOUS AREA 
(LESS THAN 18")

1,242 SF = 10% OR 
(NOT TO EXCEED 
1,170 SF FOR 
RESIDENTIAL USES)

DRIVEWAY PAVERS & 
FENCING

WALKWAY PAVERS

OUTDOOR SHOWER  PAD

CONDENSER PADS (3)

118 SF 

128 SF 

36 SF 

15 SF 

397 SF 
IMPERVIOUS AREA 
(LESS THAN 18")

NOTE: SEE LA-1.1 FOR HARDSCAPE PLAN

100 SFDETENTION TANK

TOTAL IMPERVIOUS 
AREA (TOTAL)

1,242 SF = 10% OR 
(NOT TO EXCEED 
1,170 SF FOR 
RESIDENTIAL USES)

1080 SF 
IMPERVIOUS AREA 
(TOTAL) 

WALKWAY/DRIVEWAY 
PAVERS

EXISTING TREE TO REMAIN

EXISTING TREE TO BE 
REMOVED

IMPERVIOUS SURFACES
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Date DescriptionRev. No.
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PROJECT NAME

PROJECT NUMBER

DESCRIPTION

SCALE
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NORTH ARROW

DISCLAIMER

SHEET NO.

SHEET SET

SEAL / SIGNATURE

304 South Broadway #320,

Los Angeles, CA 90013

Tel (888) 959-2261

The house design, drawings and specifications contained 

herein and provided herewith are the exclusive property of 

Home EC, Inc., Copyright 2018. The use of these drawings 

and specifications shall be restricted to the creation of a 

Home EC product and shall not be used, in whole or in part 

for any purpose for which they were not intended without the 

express written consent of Home EC, Inc. Reproduction or 

publication by any method, in whole or in part, is prohibited. 

Title to these designs, drawings and specifications shall 

remain with Home EC, Inc. without prejudice. Visual contact 

with these plans and specifications shall constitute prima facie 

evidence of the acceptance of these restrictions.
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD

RESIDENCE

DR-1.1

SITE PLAN

22-0032

HUARD RESIDENCE

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

SITE PLAN1

1

1

2

2

2

3

3

3
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1/20/23 COASTAL DESIGN REVIEW

1 05/31/23 COASTAL DESIGN REVIEW REV 1

2 08/07/23 COASTAL DESIGN REVIEW REV 2

3 08/30/23 COASTAL DESIGN REVIEW REV 3

4 11/16/23 COASTAL DESIGN REVIEW REV 4
5 01/22/24 COASTAL DESIGN REVIEW REV 5



MATERIAL & WASTE MANAGEMENT CONTROL BMP'S

WM-1 MATERIAL DELIVERY AND STORAGE

WM-4 SPILL PREVENTION & CONTROL

WM-5 SOLID WASTE MANAGEMENT

WM-8 CONCRETE WASTE MANAGEMENT

WM-9 SANITARY WASTE MANAGEMENT

TEMPORARY RUNOFF CONTROL BMP'S

SC-1 SILT FENCE

SC-5 FIBER ROLLS

TOP SOIL PROTECTION

TS-1 COVERED TOP SOIL STOCKPILE

PROPERTY LINE

SETBACK LINE

PROPOSED BUILDING 
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD

RESIDENCE

DR-1.2

SITE DEVELOPMENT PLAN

22-0032

HUARD RESIDENCE

- OPERATION AND MAINTENANCE MANUAL SHALL BE PROVIDED TO BUILDING OCCUPANT OR OWNER, 
RECYCLING BY OCCUPANTS

- UTILITY LINE COORDINATION FOR DIAGRAMMATIC PURPOSE ONLY, ACTUAL UTILITY LINE LOCATION 
AND CONNECTIONS TO BE FINALIZED BY LOCAL CONTRACTOR

BEST MANAGEMENT PRACTICE NOTES:

- NO LANDSCAPE IRRIGATION SYSTEM
- LANDSCAPING IS OUTSIDE THE SCOPE OF THIS PROJECT
- ALL GRADES ADJACENT TO HOUSE AND GARAGE TO HAVE MIN. 2% SLOPE
- DISPLACED TOPSOIL SHALL BE STOCKPILED FOR REUSE IN A DESIGNATED AREA AND COVERED 
  OR PROTECTED FROM EROSION. PROTECTION FROM EROSION INCLUDES COVERING WITH TARPS, 
  STRAW, MULCH, CHIPPED WOOD, VEGETATIVE COVER, OR OTHER MEANS ACCEPTABLE TO THE 
  ENFORCING AGENCY TO PROTECT THE TOPSOIL FOR LATER USE.
- THE CONSTRUCTION AREA SHALL BE IDENTIFIED AND DELINEATED BY FENCING TO LIMIT 
  CONSTRUCTION ACTIVITY TO THE CONSTRUCTION AREA. HEAVY EQUIPMENT OR VEHICLE TRAFFIC 
  AND MATERIAL STORAGE OUTSIDE THE CONSTRUCTION AREA SHALL BE LIMITED TO AREAS THAT 
  ARE PLANNED TO BE PAVED.
- CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING PAVEMENT 
  CUTTING WASTES, PAINTS, CONCRETE, PETROLEUM PRODUCTS, CHEMICALS, WASH WATER OR 
  SEDIMENTS, RINSE WATER FROM ARCHITECTURAL COPPER, AND NON-STORMWATER DISCHARGES 
  TO STORM DRAINS AND  WATERCOURSES
- STORE, HANDLE, AND DISPOSE OF CONSTRUCTION MATERIALS/WASTES PROPERLY TO PREVENT 
  CONTACT WITH STORMWATER
- DO NOT CLEAN, FUEL, OR MAINTAIN VEHICLES ON-SITE, EXCEPT IN A DESIGNATED AREA WHERE 
  WASH WATER IS CONTAINED AND TREATED
- TRAIN AND PROVIDE INSTRUCTION TO ALL EMPLOYEES/SUBCONTRACTORS RE: CONSTRUCTION BMPS
- PROTECT ALL STORM DRAIN INLETS IN VICINITY OF SITE USING SEDIMENT CONTROLS SUCH AS BERMS, 
  FIBER ROLLS, OR FILTERS
- LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS
- DELINEATE WITH FIELD MARKERS CLEARING LIMITS, EASEMENTS,  
  SETBACKS, SENSITIVE OR CRITICAL AREAS, BUFFER ZONES, TREES, AND DRAINAGE COURSES
- PERFORM CLEARING AND EARTH MOVING ACTIVITIES ONLY DURING DRY WEATHER
- USE SEDIMENT CONTROLS OR FILTRATION TO REMOVE SEDIMENT WHEN DEWATERING AND OBTAIN 
  ALL NECESSARY PERMITS
- DIVERT ON-SITE RUNOFF AROUND EXPOSED AREAS; DIVERT OFF SITE RUNOFF AROUND THE SITE
- PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS 
  USING SEDIMENT BARRIERS AND MULCHING
- NONHAZARDOUS CONSTRUCTION AND DEMOLITION WASTE GENERATED AT THE SITE IS DIVERTED 
  TO RECYCLE OR SALVAGE IN COMPLIANCE WITH AT LEAST 65% REDUCTION

BMP SCHEDULE:

BMPs NEED TO BE IMPLEMENTED WITH THE COMMENCEMENT OF   THE CONSTRUCTION ACTIVITIES, 
AND MUST BE IMPLEMENTED YEAR ROUND, AS APPROPRIATE, UNTIL THE PROJECT IS COMPLETE.
  
START OF CONSTRUCTION:
- IMPLEMENT ALL REQUIRED BMPS PRIOR TO CONSTRUCTION ACTIVITY 

DURING CONSTRUCTION:
- SCHEDULE MONTHLY INSPECTIONS OF BMPS AND REPAIR AS NEEDED
- INSPECT AND REPAIR BMPS AFTER STORMS AFTER CONSTRUCTION IS COMPLETE:
- REMOVE ALL WASHOUTS AND WASTE MANAGEMENT INSTALLATIONS
- REVEGETATE AS SOON AS IS PRACTICABLE

BMP SCHEDULE NOTES

A. VEHICLE AND HEAVY EQUIPMENT INGRESS AND EGRESS TO THE CONSTRUCTION SITE SHALL BE 
LIMITED TO PAVED OR REINFORCED ENTRANCES. REINFORCED ENTRANCES SHALL BE DESIGNED, 
BUILT, AND MAINTAINED SO AS TO PREVENT SEDIMENT FROM “TRACKING-OUT” INTO THE PUBLIC 
RIGHT-OF-WAY ON VEHICLE AND HEAVY EQUIPMENT TIRES.

B. ALL DIRT OR SEDIMENT TRACKED INTO THE PUBLIC RIGHT-OF-WAY SHALL BE PROMPTLY 
REMOVED AS SOON AS FEASIBLE AND NO LESS FREQUENTLY THAN AT THE END OF EACH WORKING 
DAY. DRY SWEEPING METHODS ARE TO BE USED FOR SWEEPING.

C. EXISTING VEGETATION SHALL BE PRESERVED WHEREVER FEASIBLE TO MINIMIZE DISTURBED SOIL 
AREA AND ASSOCIATED EROSION.

D. ALL CONSTRUCTION PRODUCTS INCLUDING UNCURED PAINT, CONCRETE, STUCCO, DRYWALL 
MUD, AND MORTAR SHALL BE PROTECTED FROM RUN-ON DURING PRECIPITATION AND WASTES 
DISPOSED OF PROPERLY IN A DESIGNATED WASHOUT.

E. ALL STOCKPILES OF ERODIBLE MATERIALS SHALL BE PROVIDED WITH EROSION AND SEDIMENT 
CONTROLS TO PREVENT EROSION AND DUST GENERATION.

F. ALL STORM DRAIN INLETS ON THE SITE OR RECEIVING DIRECT DISCHARGES OF STORMWATER 
FROM THE SITE SHALL BE PROTECTED FROM SEDIMENT-LADEN DISCHARGES USING APPROPRIATE 
BEST MANAGEMENT PRACTICES.

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

SITE DEVELOPMENT PLAN1

1/20/23 COASTAL DESIGN REVIEW

5 01/22/24 COASTAL DESIGN REVIEW REV 5
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SCALE: 3/16" = 1'-0"

LEVEL 1 FLOOR PLAN1

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

LEVEL 2 FLOOR PLAN2

Area Schedule (Gross Building) C10

Name Level Area

C10 C10 LEVEL
1 FF

1,617 SF

C10 DECK C10 LEVEL
1 FF

318 SF

C10 C10 LEVEL
2 FF

1,382 SF

Grand total 3,316 SF

1/20/23 COASTAL DESIGN REVIEW
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SCALE: 3/16" = 1'-0"

ROOF PLAN C10 + CG1
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SCALE: 3/16" = 1'-0"

LEVEL 1 FLOOR PLAN1

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

ROOF PLAN2

Area Schedule (Gross Building) C2

Name Level Area

C2 C10 LEVEL
1 FF

652 SF

C2 DECK 2 C10 LEVEL
1 FF

244 SF

C2 DECK 1 C10 LEVEL
1 FF

61 SF

Grand total 957 SF

1/20/23 COASTAL DESIGN REVIEW
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SCALE: 1/4" = 1'-0"

DR - SOUTH ELEVATION C10 + CG1

SCALE: 1/4" = 1'-0"
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MFGR: TAYLOR METAL PRODUCTS
TYPE: CORRUGATED METAL SIDING PANEL
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MFGR: HINKLEY 
TYPE: ATLANTIS LED OUTDOOR WALL LANTERN
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MFGR: CLOPAY
TYPE: AVANTE AX
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9 - GUTTER, DOWNSPOUT
COLOR: SHERWIN WILLIAMS, TO MATCH 
MATERIAL 1

10 - METAL AWNING
COLOR: SHERWIN WILLIAMS, TO MATCH 
MATERIAL 1

11 - GLASS PANEL RAILING WITH METAL POSTS
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COLOR: AS DEPICTED (NATURAL VARIATION 
DUE TO ROCK SOURCE)

L3 - CMU ACCENT WALL 
MFGR: ECHELON
FINISH: PEBBLE BEACH

L4 - ACCENT WALL FENCING
COLOR: TO MATCH MATERIAL 2
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PERMITTED (SF)

12,424SF
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LOT COVERAGE (HOUSE) 3727 SF = 30% 2780 SF = 22%

LOT COVERAGE (HARDSCAPE OVER 18")

IMPERVIOUS AREA

LANDSCAPE AREA (TOTAL)

NATIVE/EXISTING LANDSCAPE

NO MOW BUFFALO GRASS (TOTAL)

FRONT YARD

DRIVEWAY AREA (CONCRETE)

WALKWAY (CONCRETE PAVER)

SOFT LANDSCAPING AREA (GARDEN BEDS)

NO MOW BUFFALO GRASS

NATIVE/EXISTING LANDSCAPE

DRIVEWAY NO MOW BUFFALO GRASS

FRONT YARD LANDSCAPING AREA
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NATIVE/EXISTING LANDSCAPE
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NATIVE/EXISTING LANDSCAPE

SIDE YARD LANDSCAPING AREA 
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1,170 SF (MAX.)

8,697 SF (MIN. 70%)

2503 SF = (MAX. 25% LANDSCAPE)
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2910 SF 
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2872 SF 

118 SF 

120 SF 

410 SF 

200 SF 

1,319 SF 

312 SF 

1395SF 

268 SF 

351 SF 

HARDSCAPE AREA (WOOD DECK/STAIRS) 475 SF 
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210 SF 

120 SF 

N/A 

1021 SF

294 SF

DETENTION TANK 100 SF 

NOT IRRIGATED

WALKWAY (CRUSHER FINES) 496 SF 

WALKWAY (CONCRETE PAVER) 57 SF 

WALKWAY (CRUSHER FINES) 274 SF 

CONCRETE

CRUSHER FINES

MULCH FOR GARDEN BEDS

NO MOW BUFFALO GRASS

WOOD DECK

LANDSCAPE DETAIL

MATERIALS
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1. A CERTIFICATE OF COMPLETION 
SHALL BE FILLED OUT AND 
CERTIFIED BY EITHER THE DESIGNER 
OF THE LANDSCAPE PLANS, 
IRRIGATION PLANS, OR THE 
LICENSED LANDSCAPE CONTRACTOR 
FOR THE PROJECT.

2. AT THE TIME OF FINAL 
INSPECTION, THE PERMIT APPLICANT 
MUST PROVIDE OWNER WITH A 
CERTIFICATE OF COMPLETION, 
CERTIFICATE OF INSTALLATION, 
IRRIGATION SCHEDULE OF 
LANDSCAPE AND IRRIGATION 
MAINTENENCE.

3. CONTRACTORS MUST SEE THE 
SOIL REPORT TO FOLLOW THE 
RECOMENDATIONS OF THE LAB FOR 
SOIL PREPARATION

1

01/20/23 COASTAL DESIGN REVIEW

1 05/31/23 COASTAL DESIGN REVIEW REV 1

3 08/30/23 COASTAL DESIGN REVIEW REV 3

3

3

01/22/24 COASTAL DESIGN REVIEW REV 5



PERENIALS WUCOLS BOTANICAL NAME COMMON NAME MATURE HEIGHT -
SPREAD

SPACING COLOR BLOOMS CONTAINER 
SIZE

QTY.

LA

SAMPLE 
IMAGE

VL Lupinus arboreus Coastal Bush 
Lupine

1-3FT 1.5FT Yellow Spring 3 gal. 12

AF L Anigozanthos flavidus Kangaroo Paw 
'RED'

3-6FT 3FT Red Spring -
Summer

5 gal. 6

CM L Coreopsis maritima Sea Dahlia 1-3FT 1.5FT Yellow Summer 3 gal. 7

HV L Heterotheca villosa Hairy Golden Aster 2-3FT 1.5FT Yellow Summer 3 gal. 5

ES L Epilobium septentrionale California Fuchsia 1-3FT 1.5FT Red Summer 3 gal. 5

DESERT/
SUCCULENTS

WUCOLS BOTANICAL NAME COMMON NAME MATURE HEIGHT -
SPREAD

SPACING COLOR BLOOMS CONTAINER 
SIZE

QTY. SAMPLE 
IMAGE

YF L Yucca filamentosa Yucca 3-5FT 3FT White Summer 5 gal. 1

AA L Agave spp 3-5FT 3FT N/A 5 gal. 3Agave Foxtail N/A

GRASS WUCOLS BOTANICAL NAME COMMON NAME MATURE HEIGHT -
SPREAD

SPACING COLOR BLOOMS CONTAINER 
SIZE

QTY. SAMPLE 
IMAGE

GROUNDCOVER WUCOLS BOTANICAL NAME COMMON NAME MATURE HEIGHT -
SPREAD

SPACING COLOR BLOOMS CONTAINER 
SIZE

QTY. SAMPLE 
IMAGE

BG L Bouteloua gracilis N/A 1FT N/A 1 qt. N/AUC Verde 
Buffalo Grass

N/A

FI VL Festuca idahoensis 1-5FT 1.5FT N/A 1 gal. 16Idaho Fescue N/A

TREE WUCOLS BOTANICAL NAME COMMON NAME MATURE HEIGHT -
SPREAD

SPACING COLOR BLOOMS CONTAINER 
SIZE

QTY.

AM

SAMPLE 
IMAGE

L Arbutus 'Marina' Marina Arbutus H 25-40FT
W 25-30FT

20FT White -
Pink

Spring 25 gal. 1

AG VL Arctostaphylos glauca 6-15FT 10FT White -
Pink

10 gal. 1Big Berry 
Manzanita

Winter

SCALE: NTS

PLANTING SCHEDULE

JOB CONDITIONS:
Any building construction material or foreign material shall be removed from planting areas
and replaced with acceptable top soil.
Care shall be taken not to disturb or damage any underground construction or utilities. Any
damage to these facilities during the planting operations will be repaired at the expense of
the Landscape Contractor in a manner approved by the Owner. Where underground
obstructions will not permit the planting materials in accordance with the plans, new
locations shall be approved by the Landscape Architect.
Landscape work shall be coordinated with the landscape irrigation work. Landscape
Contractor shall ensure that no plantings will interfere with the proper coverage. Landscape
Contractor shall point out situations where minor adjustments or relocation or addition of
sprinklers heads may be most beneficial for the landscape work as a whole.

PLANT MATERIAL:
Plant species and size shall conform to those indicated on the drawings. Nomenclature
shall conform to STANDARDIZED PLANT NAMES, LATEST EDITION. Specimen means an
exceptionally heavy, symmetrical, tightly-knit plant, so trained or favored in its development
that its appearance is unquestionable and outstandingly superior in form, number of
branches, compactness and symmetry. All plants shall be sound, healthy, vigorous, well
branched and free of disease and insect eggs and larvae and shall have adequate root
systems. Trees and shrubs for planting rows shall be uniform in size and shape. All
materials shall be subject to approval by the Landscape Architect or Designer. Where any 
requirements are omitted from the Plant List, the plants furnished shall be normal for the variety.
All container grown material shall be healthy, vigorous, well-rooted plants and established
in the container. The plants shall have tops which are good quality and are in a healthy
growing condition. An established container grown plant shall be transplanted into a
container and grown in that container long enough for the new fibrous roots to have
developed enough to hold the root mass together when removed from the container. Root
bound plants will not be accepted. Site water shall be verified by Contractor prior to submission of 
bids. The use of natural material is strongly encouraged for balled and burlapped plants. All
synthetic material shall be completely removed from root ball PRIOR to planting.

TREES:
The most critical factor for selecting a healthy tree is the structure. This
consists of one central main trunk and leader. Branches are considered competing if they
are 2/3 the diameter of the leader or greater. Competing branches may be acceptable if
they occur above 50% of the overall height of the tree. Caliper of tree should meet
specifications. Leader (center trunk) may have slight (<15 degree) bow (Tabebuia caraiba
excluded), but must be intact with apical (leading) bud.
Branches should be spread evenly (staggered, alternating) through the tree branches
spaced no closer than 4".
Canopy should be full to specifications with little or no openings or holes. A thinning canopy
will be taken into consideration with field dug plant material.
Trees should have no open wounds or damage, flush cuts, chlorosis, shorter or taller than
specified height, girdling roots, undersize loose root ball, crossing branches, smaller than
normal leaves.
10% of root ball shall be above grade after planting. Root ball tying ropes removed from
trunk and top of root ball.

MULTIPLE TRUNK TREES:
Trees having no distinct leader. Trunks on these trees should not be touching and free of
damage and similar in size. Canopy should be full and uniform.

RELOCATED TREES:
These trees may not conform to grades and standards, yet do have quality criteria which
effect the health, longevity and safety of the tree (and person which may contact tree). This
is NOT meant to be a guideline for transplanting trees, but rather the criteria by which
relocated trees will meet Town, County, State or governing agency guidelines. Trees which
require excessive pruning should NOT be used. Damaged or dead relocated trees will be
replaced with appropriate number of caliper inches and species equal to relocated or dead
tree, as approved by the Landscape Architect.
No more than 20% of the foliage should be removed for any reason. Trees should be corrected for any 
structural defects, touching branches, dead or rotting wood, V-shaped branching or branching which 
may effect human safety issues post relocation. Topping a relocated tree is not acceptable.
Damage to the trunk/branches will not exceed 10% of the trunk diameter and 2" in height.
Any major limb or canopy pruning will be qualified and performed by a Certified Arborist.

IRRIGATION
Provide bubblers on separate zones for all newly planted and transplanted trees unless
alternate approach to provide additional water is  approved by owner and Landscape
Architect.

MATERIALS LIST:
Landscape Contractor shall be responsible for verifying all quantities for material shown on
drawings prior to submitting a bid. Planting plan shall take precedence over the plant list.
Final quantity of sod and mulch shall be verified.

SUBSTITUTIONS:
No substitutions shall be made without the approval from the Landscape Architect and/or
the Owner. Intended substitutions shall be indicated on the bid.

MEASUREMENTS:
Canopy Trees- Height shall be measured from the ground to the average height of canopy.
Spread shall be measured to the end of branching equally around the crown from the
center of the trunk.  Caliper (d.b.h.) will be measured 4'-6" above grade.
Shrubs- Height shall be measured from the ground. Spread shall be measured to the end
of branching equally around the shrub mass.
Overall height (O.A.) shall be measured from the ground to the tip of the unopened bud.

IRRIGATION:
100% irrigation coverage shall be provided. Provide bubblers on separate zones for all
newly planted and transplanted trees unless alternate approach to provide additional water
is approved by Owner and Landscape Architect.

GUARANTEE:
All new plant materials shall be guaranteed for one year from the time of acceptance and
shall be alive and in satisfactory growth for each specific kind of plant at the end of the
guarantee period. The Landscape Contractor shall not be responsible for damage caused
by vandalism, violent wind storms or other acts of God beyond control. Replacement shall
occur within two weeks of rejection and guaranteed six months from date of installation.
Landscape Contractor shall repair damage to other plants or lawns during plant
replacements at no additional cost.

MULCH:
A minimum 3-inch layer of mulch shall be applied on all exposed soil surfaces of planting
areas except turf areas, creeping or rooting groundcovers, or direct seeding applications
where mulch is contraindicated.

SOIL:
For soils less than 6% organic matter in the top 6 inches of soil, compost at a rate of a
minimum of four cubic yards per 1,000 square feet of permeable area shall be incorporated
to a depth of six inches into the soil.

TURF:
All turf shall be installed in such a manner that there is an even surface, staggered pattern.
Turf will be green in color and in good health. NO overlap, gaps, damage, insects, disease
and less than 10% chlorosis will be permitted. All gaps will be filled with clean native soil.

STAKING:
Landscape Contractor to suggest alternate means of staking for approval with Landscape
Architect if staking methods shown are not feasible due to site conditions.

FERTILIZER:
Manufacturer's Specification:  Submit manufacturer's specification sheet(s) for approval of
product.  Submit tags from bags of fertilizer used on site to the Architect.  Submit copies of
the manufacturer's specifications or analysis of all fertilizer for approval.
Composition and Quality:  All fertilizer shall be uniform in composition and dry.  Granular
fertilizer shall be free flowing and delivered in unopened bags. Tablet fertilizer shall be
delivered in unopened containers or boxes.  All bags, containers or boxes shall be fully
labeled with the manufacturer's analysis.
Fertilizer shall be slow release with ratio greater than 3 to 1 nitrogen to phosphorous
applied on top of backfill, per manufacturer's recommendations.
All shall comply with the State of California fertilizer laws.

CLEANUP:
Landscape Contractor shall at all times keep job site clean and free from accumulation of
waste material, debris and rubbish.

IRRIGATION INSPECTION:
An Irrigation audit report shall be completed at the time of final inspection.

COMPLETION:
A Certificate of Completion shall be filled out and certified by either the designer of the
landscape plans, irrigation plans, or the licensed contractor for the project.
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LANDSCAPE DETAILS &  NOTES

22-0032

HUARD RESIDENCE

SCALE: 1 1/2" = 1'-0"

CONCRETE DRIVEWAY WITH NO MOW GRASS1

SCALE: 1 1/2" = 1'-0"

CONCRETE DRIVEWAY WITH NO MOW GRASS 22

SCALE: 1 1/2" = 1'-0"

CONCRETE WALKWAY3

SCALE: 1 1/2" = 1'-0"

MAILBOX & ADDRESS ACCENT WALL4

1

1

01/20/23 COASTAL DESIGN REVIEW

1 05/31/23 COASTAL DESIGN REVIEW REV 1

2 08/07/23 COASTAL DESIGN REVIEW REV 2

SCALE: 1 1/2" = 1'-0"

WOOD ACCENT WALL5

2

01/22/24 COASTAL DESIGN REVIEW REV 5
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD
RESIDENCE

IR-1

IRRIGATION PLAN

22-0032

HUARD RESIDENCE

SCALE:  3/16" = 1'-0"
IRRIGATION PLAN1

11/11/2022 DESIGN REVIEW

PLEASANTON, CALIFORNIA  94566

IRRIGATION  CONSULTANTS
480 ST. JOHN STREET, SUITE 220

E-MAIL  JANET@BROOKWATER.COM
TEL 925.855.0417  FAX 925.855.0357

“I HAVE COMPLIED WITH THE CRITERIA OF
THE MODEL WATER EFFICIENT
LANDSCAPE ORDIANCE AND HAVE
APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE IRRIGATION DESIGN
PLAN.”

C-1 .65

1.5 401"

C-2 1.61

9 401"

C-3 2.31

.6 401"

4" SL.
4" SL.4" SL.4" SL.4" SL.4" SL.

4" SL.

IRRIGATION CONTROLLER 'C' - WALL
MOUNT.  SERVICE WITH 120 VOLT A.C.
ELECTRICAL.  ELECTRICAL SERVICE TO
THIS LOCATION PROVIDED BY ELECTRICAL
CONTRACTOR. RAIN SENSOR TRANSMITTER– INSTALL WHERE

TRANSMITTER IS EXPOSED TO FULL WEATHER
CONDITIONS. VERIFY COMMUNICATION
RECEPTION TO THE RECEIVER PRIOR TO
INSTALLATION.   FINAL LOCATION TO BE
DETERMINED IN THE FIELD.

POINT OF CONNECTION TO DOMESTIC WATER LINE.

IRRIGATION DEMAND: 9 GPM AT 55 PSI.  FIELD
VERIFY STATIC WATER PRESSURE PRIOR TO
STARTING ANY WORK.  IF PRESSURE VARIES
FROM REQUIRED PRESSURE STATED ABOVE,
NOTIFY LANDSCAPE ARCHITECT FOR FURTHER
INSTRUCTION.

1-1/2" DOMESTIC WATER METER. SITE VERIFY
EXACT LOCATION.

1/1 "2

5 01/22/24 COASTAL DESIGN REVIEW REV 5
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD
RESIDENCE

IR-2

IRRIGATION NOTES & LEGEND

22-0032

HUARD RESIDENCE

11/11/2022 DESIGN REVIEW

PLEASANTON, CALIFORNIA  94566

IRRIGATION  CONSULTANTS
480 ST. JOHN STREET, SUITE 220

E-MAIL  JANET@BROOKWATER.COM
TEL 925.855.0417  FAX 925.855.0357

“I HAVE COMPLIED WITH THE CRITERIA OF
THE MODEL WATER EFFICIENT
LANDSCAPE ORDIANCE AND HAVE
APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE IRRIGATION DESIGN
PLAN.”

SLEEVE (SL): 1120-CLASS 200 PVC PLASTIC PIPE.  24" COVER.

HUNTER 6 STATION WIFI CONTROLLER 

WILKINS LEAD-FREE REDUCED PRESSURE BACKFLOW PREVENTER

HUNTER HC600-I

975XL2-1"

IRRIGATION LEGEND

MODEL NUMBER

T-113-LF

SYMBOL

NIBCO LEAD FREE GATE VALVE (LINE SIZE)

DESCRIPTION

LATERAL LINE: 1120-CLASS 200 PSI PVC SOLVENT WELD PIPE WITH SCHEDULE 40 PVC
SOLVENT WELD FITTINGS. 12" COVER.

TORO NGE SINGLE OUTLET EMITTERT-DPC04-DC, T-DPC02-DC 1 GPH, 1/2 GPH40

DRIP TUBING: TORO T-EHD1645 BLUE STRIPE HOSE WITH TORO LOC-EZE FITTINGS.  4"
COVER.  DISTRIBUTION TUBING: TORO EHW0437-010 1/4" HOSE.

TORO DL2000 FLUSH VALVET-FCH-H-FIPT

WR-CLIK HUNTER RAIN SENSOR

COMPRESSION FITTING STUB-OUT FROM PVC RIGID PIPE TO POLY TUBING-

DZK-700 / LT-1000-T TORO DRIP ZONE VALVE KIT - INCL. REMOTE CONTROL VALVE, WYE FILTER WITH 150 MESH SCREEN,
AND PRESET PRESSURE REGULATOR / NDS SCH 80 PVC BALL VALVE

TORO DL2000 AIR VENTT-YD-500-34

SUB-SURFACE DRIPLINE:  TORO DL2000 RGP-212-10 DRIPLINE WITH ROOT GUARD.  USE ONLY DL2000
DRIPLINE TRI-LOC FITTINGS.  2" COVER.  (12" EMITTER SPACING; 1 GPH PER EMITTER)

TORO QUICK COUPLING VALVE WITH 3/4" HOSE SWIVEL100-2SLLVC/075-MHS

APPLICATION RATE (INCHES)

OPERATING PRESSURE (PSI) 

APPROXIMATE GALLONS PER MINUTE

1" 15

C-1

30

1.6

CONTROLLER AND STATION NUMBER

REMOTE CONTROL VALVE SIZE

NOT SHOWN

NOT SHOWN

PSI
FLOW RATE

(GPM)

TORO DL2000 POP-UP OPERATION INDICATORT-DL-MP9

DETAIL #

R

C

MAIN LINE: 1120-SCHEDULE 40 PVC SOLVENT WELD PLASTIC PIPE WITH SCHEDULE 80 AND
SCHEDULE 40 PVC SOLVENT WELD FITTINGS. 18" COVER.

IRRIGATION NOTES
1. THE CONTRACTOR SHALL REVIEW RELATED DRAWINGS AND SHALL ENSURE COORDINATION WITH ALL APPLICABLE TRADES PRIOR TO SUBMITTING BID.

2. THE IRRIGATION SYSTEM SHALL BE INSTALLED IN CONFORMANCE WITH ALL APPLICABLE STATE AND LOCAL CODES AND ORDINANCES BY LICENSED CONTRACTORS AND
EXPERIENCED WORKERS.  CONTRACTOR SHALL OBTAIN AND PAY FOR ALL REQUIRED PERMITS AND FEES RELATING TO THEIR WORK.

3. 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 IRRIGATION SYSTEM, PLANTING AND ARCHITECTURAL FEATURES.

4. PARALLEL PIPES MAY BE INSTALLED IN COMMON TRENCH.  PIPES ARE NOT TO BE INSTALLED DIRECTLY ABOVE ONE ANOTHER.  TRENCHES SHALL BE AMPLE SIZE TO PERMIT THE
PIPES TO BE LAID AT THE ELEVATIONS INTENDED AND TO PERMIT SPACE FOR JOINING.

5. CONTRACTOR SHALL RESTORE SURFACES, EXISTING UNDERGROUND INSTALLATIONS, ETC., DAMAGED OR CUT AS A RESULT OF EXCAVATIONS, TO ORIGINAL CONDITIONS IN A
MANNER APPROVED BY THE OWNER’S REPRESENTATIVE.

6. DO NOT WILLFULLY INSTALL THE IRRIGATION 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 CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ANY REVISIONS NECESSARY.

7. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO BECOME FAMILIAR WITH ALL GRADE DIFFERENCES, LOCATION OF WALLS, RETAINING WALLS, ETC.  COORDINATE WORK WITH
THE GENERAL CONTRACTOR AND OTHER SUBCONTRACTORS FOR THE LOCATION AND THE INSTALLATION OF PIPE SLEEVES THROUGH WALLS, UNDER ROADWAYS, PAVING,
STRUCTURES, ETC.  CONTRACTOR TO VERIFY THE LOCATION OF EXISTING UNDERGROUND UTILITIES AND STRUCTURES PRIOR TO THE EXCAVATION OF TRENCHES.  CONTRACTOR IS
TO REPAIR ANY DAMAGE CAUSED BY THEIR WORK AT NO ADDITIONAL COST TO THE OWNER.

8. DUE TO THE SCALE OF THE DRAWINGS, IT IS NOT POSSIBLE TO INDICATE ALL OFFSETS, FITTINGS, SLEEVES, ETC., WHICH MAY BE REQUIRED.  CAREFULLY INVESTIGATE THE
STRUCTURAL AND FINISHED CONDITIONS AFFECTING ALL WORK AND PLAN 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. THE WORK SHALL BE INSTALLED IN SUCH A MANNER AS TO AVOID
CONFLICTS BETWEEN IRRIGATION SYSTEMS, PLANTING, AND ARCHITECTURAL FEATURES.

9. ELECTRICAL CONTRACTOR TO SUPPLY 120 VAC (2.5 AMP) SERVICE TO CONTROLLER LOCATION.  IRRIGATION CONTRACTOR TO MAKE FINAL CONNECTION FROM ELECTRICAL
STUB-OUT TO CONTROLLER.  IRRIGATION CONTROL WIRE SHALL BE #14, U.L. APPROVED FOR DIRECT BURIAL.  COMMON WIRE SHALL BE #12 U.L. APPROVED AND SHALL BE WHITE IN
COLOR. WIRING TO INDIVIDUAL REMOTE CONTROL VALVES SHALL BE COLOR OTHER THAN WHITE.

10. EACH CONTROLLER SHALL HAVE ITS OWN INDEPENDENT GROUND WIRE.

11. REMOTE CONTROL VALVES SHALL BE WIRED TO CONTROLLER IN SEQUENCE AS SHOWN ON PLANS.  RUN WIRE FROM EACH RCV TO THE CONTROLLER.  SPLICING WIRES
TOGETHER OUTSIDE OF VALVE BOXES WILL NOT BE PERMITTED.  ATTACH A LABEL TO CONTROL WIRE AT THE CONTROLLER AND ATTACH AN ID TAG AT EACH REMOTE CONTROL VALVE
INDICATING CONTROLLER AND STATION NUMBER.

12. SPLICING OF 24-VOLT WIRES WILL NOT BE PERMITTED EXCEPT IN VALVE BOXES.  LEAVE A 36” COIL OF EXCESS WIRE AT EACH SPLICE AND 100 FEET ON CENTER ALONG WIRE RUN.
TAPE WIRE IN BUNDLES 10 FEET ON CENTER.  NO TAPING PERMITTED INSIDE SLEEVES.

13. WIRE CONNECTORS SHALL BE 3M-DBR/Y-6 DIRECT BURY UNLESS OTHERWISE NOTED.

14. INSTALL TWO (2) SPARE CONTROL WIRES ALONG THE ENTIRE MAIN LINE.  SPARE WIRES SHALL BE THE SAME COLOR (ONE WITH A WHITE STRIPE) AND OF A DIFFERENT COLOR
THAN OTHER CONTROL WIRES.  LOOP 36” EXCESS WIRE INTO EACH SINGLE VALVE BOX AND INTO ONE VALVE BOX IN EACH GROUP OF VALVES.

15. VALVE LOCATIONS SHOWN ARE DIAGRAMMATIC.  INSTALL IN GROUND COVER/SHRUB AREAS WHERE POSSIBLE.

16. INSTALL VALVE BOXES MINIMUM 12” FROM AND PERPENDICULAR TO WALK, CURB, LAWN, BUILDING OR LANDSCAPE FEATURE.  AT MULTIPLE VALVE BOX GROUPS, EACH BOX
SHALL BE AN EQUAL DISTANCE FROM THE WALK, CURB, LAWN, ETC. AND EACH BOX SHALL BE MINIMUM 12” APART.  SHORT SIDE OF VALVE BOXES SHALL BE PARALLEL TO WALK, CURB,
ETC.

17. PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE IS BELOW OR EXCEEDS THE RECOMMENDED PRESSURE OF THE SPECIFIED IRRIGATION DEVICES.

18. LOCATE QUICK COUPLING VALVE 12” FROM HARDSCAPE AREA.

19. THOROUGHLY FLUSH MAIN LINE BEFORE INSTALLING VALVES.

20. CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS WHERE LOW POINT DRAINAGE COULD OCCUR.  FOR DRIP OR BUBBLER CIRCUITS, INSTALL KING
BROS. CV SERIES CHECK VALVES IN LATERAL LINES FOR EVERY 10’ OF ELEVATION CHANGE.

21. ALL MAIN LINES SHALL BE FLUSHED PRIOR TO THE INSTALLATION OF IRRIGATION, BUBBLERS AND DRIP TUBING.  AT 30 DAYS AFTER INSTALLATION EACH SYSTEM SHALL BE
FLUSHED TO ELIMINATE GLUE AND DIRT PARTICLES FROM THE LINES.

22. NOTIFY ARCHITECT OF ANY ASPECTS OF LAYOUT THAT WILL PROVIDE INCOMPLETE OR INSUFFICIENT WATER COVERAGE OF PLANT MATERIAL AND DO NOT PROCEED UNTIL
HIS/HER INSTRUCTIONS ARE OBTAINED.

23. IN ADDITION TO THE SLEEVES AND CONDUITS SHOWN ON THE DRAWINGS, THE IRRIGATION CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING THE INSTALLATION OF
SLEEVES AND CONDUITS OF SUFFICIENT SIZE UNDER ALL PAVED AREAS.

24. ALL EXCAVATIONS ARE TO BE FILLED WITH COMPACTED BACKFILL. BACKFILL MATERIAL SHALL BE THE EARTH EXCAVATED FROM THE TRENCH AND FREE OF ROCKS AND OTHER
FOREIGN COURSE MATERIAL. COMPACT BACKFULL TO A MINIMUM OF 90 PERCENT OF ORIGINAL SOIL DENSITY. REPAIR ALL SETTLED TRENCHES PROMPTLY, FOR A PERIOD OF 1 YEAR
AFTER COMPLETION OF WORK.

25. CONTRACTOR SHALL WARRANT THAT THE IRRIGATION SYSTEM WILL BE FREE FROM DEFECTS IN MATERIALS AND WORKMANSHIP FOR A PERIOD OF 1 YEAR AFTER FINAL
ACCEPTANCE OF WORK.

26. ALL CONSTANT PRESSURE PIPES SHALL BE TESTED AT A MINIMUM OF 125 PSI FOR TWO HOURS.  CENTER LOAD PIPING WITH A SMALL AMOUNT OF BACKFILL TO PREVENT
ARCHING OR SLIPPING UNDER PRESSURE.  NO FITTINGS SHALL BE COVERED.  REPAIR FAULTY JOINTS WITH NEW MATERIALS.  DO NOT USE CEMENT OR CAULKING TO REPAIR LEAKS.

27. WHERE IT IS NECESSARY TO EXCAVATE ADJACENT TO EXISTING TREES, USE ALL POSSIBLE CARE TO AVOID INJURY TO TREES, AND TREE ROOTS.  EXCAVATION IN AREAS WHERE
2 INCH AND LARGER ROOTS OCCUR SHALL BE DONE BY HAND.  ROOTS 2 INCHES AND LARGER IN DIAMETER SHALL BE WRAPPED IN A PLASTIC BAG AND SECURED WITH A RUBBER
BAND.  TRENCHES ADJACENT TO TREE SHOULD BE CLOSED WITHIN 24 HOURS; WHERE THIS IS NOT POSSIBLE, THE SIDE OF THE TRENCH ADJACENT TO THE TREE SHALL BE KEPT
SHADED WITH BURLAP OR CANVAS.

28. THE IRRIGATION SYSTEM DESIGN IS BASED ON THE MINIMUM OPERATING PRESSURE SHOWN ON THE IRRIGATION DRAWINGS.  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.

29. IRRIGATION DEMAND: REFER TO IRRIGATION POINTS OF CONNECTION.

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

31. NOTIFY ALL LOCAL JURISDICTIONS FOR INSPECTION AND TESTING OF INSTALLED BACKFLOW PREVENTION DEVICE.

32. NOTIFY UNDERGROUND SERVICE ALERT AT 811 AT LEAST 48 HOURS PRIOR TO ANY EXCAVATION.

33. AT LEAST 10 DAYS PRIOR TO COMPLETION OF CONSTRUCTION, PROVIDE THE OWNER WITH A MAINTENANCE MANUAL.  DATA SHALL BE ON  8 1/2" X 11" SHEETS, IN A 3-RING BINDER
AND SHALL INCLUDE:
• INDEX SHEET WITH CONTRACTOR'S CONTACT INFORMATION AND LIST OF EQUIPMENT WITH LOCAL MANUFACTURER'S REPRESENTATIVES.
• CATALOG AND PARTS SHEET OF ALL MATERIAL AND EQUIPMENT.
• COMPLETE OPERATING AND MAINTENANCE INSTRUCTIONS FOR ALL EQUIPMENT.
• COMPLETE AND DATED MANUFACTURER'S WARRANTIES.

35. AT COMPLETION OF MAINTENANCE PERIOD, PROVIDE OWNER WITH THREE (3) EACH OF ALL OPERATING AND SERVICING KEYS AND WRENCHES REQUIRED FOR COMPLETE
MAINTENANCE AND OPERATION OF ALL HEADS AND VALVES.  PROVIDE TWO (2) EACH OF KEYS AND HOSE SWIVELS FOR QUICK COUPLERS AND KEYS TO CONTROLLER CABINETS.

36. A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE IRRIGATION CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

37. A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE DESIGNER OF THE LANDSCAPE PLANS, IRRIGATION PLANS, OR THE LICENSED LANDSCAPE
CONTRACTOR FOR THE PROJECT.

38. AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION.

39. AT THE TIME OF FINAL INSPECTION, THE PERMIT APPLICANT MUST PROVIDE THE OWNER OF THE PROPERTY WITH A CERTIFICATE OF COMPLETION, CERTIFICATE OF
INSTALLATION, IRRIGATION SCHEDULE OF LANDSCAPE AND IRRIGATION MAINTENANCE.

DRIP IRRIGATION NOTES
1. THE CONTRACTOR SHALL PROVIDE A DRIP EMITTER SYSTEM FOR ALL TREES, SHRUBS, AND GROUNDCOVER AS INDICATED ON THE IRRIGATION PLAN AND DETAILS.

2. EMITTERS ARE NOT SHOWN ON THE IRRIGATION PLAN.  ACTUAL LAYOUT OF EMITTER SYSTEM SHALL BE DETERMINED BY THE CONTRACTOR IN THE FIELD USING THE IRRIGATION
PLAN AND THE DRIP IRRIGATION DETAILS AS A GUIDE, WHILE USING THE PLANTING PLAN FOR THE LOCATION AND QUANTITIES OF EMITTERS.

3. EACH 15 GALLON SHRUB SHALL RECEIVE THREE 1 GPH EMITTERS DISTRIBUTED EVENLY AROUND SHRUB (TWO SHALL BE ON UPHILL SIDE OF SHRUB), VIA DISTRIBUTION TUBING.
REFER TO THE PLANTING PLAN FOR THE LOCATION AND QUANTITY OF SHRUBS.

4. EACH 5 GALLON SHRUB SHALL RECEIVE TWO 1 GPH EMITTERS ON OPPOSITE SIDES AND UPHILL OF SHRUB, VIA DISTRIBUTION TUBING.  REFER TO THE PLANTING PLAN FOR THE
LOCATION AND QUANTITY OF SHRUBS.

5. EACH 1 GALLON SHRUB SHALL RECEIVE TWO 1/2 GPH EMITTERS ON OPPOSITE SIDES AND UPHILL OF SHRUB, VIA DISTRIBUTION TUBING.  REFER TO THE PLANTING PLAN FOR THE
LOCATION AND QUANTITY OF SHRUBS.

6. INSTALL THE EMITTERS ON TOP OF THE ROOT BALL AND AS FAR FROM THE TRUNK OF THE PLANT AS POSSIBLE.

7. DISTRIBUTION TUBING SHALL BE A MAXIMUM OF 5’ IN LENGTH FROM ½” TUBING TO EMITTER.  EACH LENGTH OF 1/2” DRIP TUBING SHALL BE A MAXIMUM OF 25’.

8. INSTALL FLUSH VALVES AT THE END OF THE RIGID PVC AS SHOWN ON PLANS.

9. ALL PVC LATERAL PIPE TO DRIP TUBING SHALL BE 3/4” UNLESS OTHERWISE NOTED.

10. THE DRIP EMITTER SYSTEM LAYOUT SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO BEGINNING CONSTRUCTION AND AFTER PLANTING HAS BEEN COMPLETED.

DRIPLINE NOTES
1. PLANS ARE DIAGRAMMATIC.  INSTALL DRIPLINE AND COMPONENTS PER MANUFACTURERS INSTRUCTIONS AND INSTALLATION DETAILS.

2. INSTALL DRIPLINE A MAXIMUM OF 12” APART WITH EMITTERS TRIANGULARLY SPACED.  INSTALL 2” FROM PERIMETER OF PLANTED AREA.  THERE SHOULD BE A MINIMUM OF TWO
DRIPLINE LATERALS IN EACH PLANTED AREA.  DRIPLINE SHALL BE INSTALLED AT A CONSISTANT DEPTH THROUGHOUT THE CIRCUIT.

3. PLACE AIR/VACUUM RELIEF VALVES AT THE HIGHEST POINTS OF EACH ZONE AND JUST BELOW CHECK VALVES ON SLOPES.  INSTALL ONE AIR/VACUUM RELIEF VALVE FOR EVERY
390’ OF TOTAL DRIPLINE PER ZONE.

4. PLACE FLUSH VALVES AT THE HYDRAULIC CENTER OF THE EXHAUST HEADER OR AT LOW POINT ON SLOPES.  INSTALL MINIMUM OF ONE FOR EVERY 15 GPM.

5. INSTALL IN-LINE CHECK VALVES ON SLOPES GREATER THAN 3% AND WHERE LOW-LINE DRAINAGE COULD CAUSE WET AREAS IN THE LOWEST AREAS OF AN IRRIGATION ZONE.
CHECK VALVES SHALL BE PLACED EVERY 4-5 FEET BETWEEN DRIPLINE LATERALS AND BEFORE THE FLUSH VALVE.

6. ON ALL SLOPES AND MOUNDS, PLACE THE DRIPLINE LATERALS PARALLEL TO THE SLOPE CONTOUR WHERE POSSIBLE.  INCREASE THE LATERAL SPACING BY 25% ON THE LOWER
ONE-THIRD OF THE SLOPE TO AVOID EXCESS DRAINAGE.

7. PVC SUPPLY AND FLUSH LINE SIZING GUIDE (ALL SUPPLY AND FLUSH LINES SHALL BE THE SAME SIZE FOR THE ENTIRE ZONE):
• 0-8 GPM – 3/4”
• 8.1-15 GPM – 1”
• 15.1-25 GPM – 1 1/4”

8. FITTINGS SHALL BE OF THE SAME MANUFACTURER AS DRIPLINE.

9. STAPLE DRIPLINE TO GROUND EVERY 3 FEET.  USE ADDITIONAL STAPLES OVER EACH TEE, ELBOW OR CROSS.  USE U-SHAPED STAPLES TO AVOID PINCHING THE DRIPLINE.

10. THOROUGHLY FLUSH EACH INSTALLATION SEGMENT TO ENSURE NO DEBRIS CONTAMINATION OCCURS.

11. IN TURF OR NOW-MOW GRASS AREAS, A TEMPORARY OVERHEAD SPRAY SYSTEM WILL NEED TO BE PROVIDED UNTIL THE TURF SEED OR SOD IS ESTABLISHED.  OVERHEAD
WATERING CAN BE DISCONTINUED WHEN EDGES OF THE SOD CANNOT BE PULLED UP.  RUN THE DRIPLINE SYSTEM SEVERAL TIMES DAILY IN ADDITION TO THE TEMPORARY OVERHEAD
SYSTEM.

12. RUN THE DRIPLINE SYSTEM EVERY DAY OR EVERY OTHER DAY TO ESTABLISH PLANT MATERIAL.  MAINTAIN A CONSISTENT MOISTURE BALANCE IN THE SOIL.  IT IS IMPORTANT TO
KEEP THE SOIL MOIST WITHOUT SATURATION.

1

2

3

10

7

8

11

13

12

14

15

EZ001CX-CBV-100 EZ-FLO FERTILIZER INJECTOR. INSTALL IN 15"x10"x12" VALVE BOXFI 18
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD
RESIDENCE

IR-3

IRRIGATION DETAILS

22-0032

HUARD RESIDENCE

11/11/2022 DESIGN REVIEW

PLEASANTON, CALIFORNIA  94566

IRRIGATION  CONSULTANTS
480 ST. JOHN STREET, SUITE 220

E-MAIL  JANET@BROOKWATER.COM
TEL 925.855.0417  FAX 925.855.0357

“I HAVE COMPLIED WITH THE CRITERIA OF
THE MODEL WATER EFFICIENT
LANDSCAPE ORDIANCE AND HAVE
APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE IRRIGATION DESIGN
PLAN.”

NOT TO SCALE

REDUCED PRESSURE BACKFLOW ASSEMBLY

NOTE: EVENLY COAT METAL FITTINGS EXPOSED TO SOIL AND CONCRETE WITH 3M
SCOTCHRAP PIPE PRIMER AND THEN WRAP WITH 3M SCOTCHRAP NO. 51 BLACK TAPE
(3/4" OVERLAP).  USE DIELECTRIC FITTINGS WHERE DISSIMILAR METALS COME INTO
CONTACT.

REDUCED PRESSURE BACKFLOW
PREVENTION ASSEMBLY

FINISH GRADE

GALV
MAINLINE

TO VALVES

CONCRETE BLOCK
SURROUNDING PIPE

MAINLINE FROM
P.O.C.

FITTINGS (AS
REQUIRED)

UNION

FITTINGS (AS
REQUIRED)

12" MIN.

CONCRETE PAD
18"

1" GALV. IRON

1" GALV. IRON

1

1" GALV. IRON

EXTERNAL PLUG-IN
TRANSFORMER (PROVIDED
WITH  CONTROLLER)
2" PVC SCHEDULE 40 CONTROL
WIRE CONDUIT

NOTE:  ALL ELECTRICAL WORK MUST
CONFORM TO  LOCAL CODES.  REFER
TO PRODUCT LITERATURE FOR
ADDITIONAL INSTALLATION
REQUIREMENTS.

PVC SCHEDULE 80 FITTINGS THROUGH
WALL. DRILL THROUGH SHEETROCK
AND WALL SIDING FOR INSTALLATION
OF CONDUIT.  USE EXPANDING
INSULATION FOAM TO SEAL CONDUIT
AT INTERIOR AND EXTERIOR WALL.

36" MIN.

6
2

5

4

6

5

4

WALL MOUNT AUTOMATIC
SPRINKLER CONTROLLER
(INTERIOR WALL MOUNT WITH
EXTERNAL TRANSFORMER)
INTERIOR FLOOR OF GARAGE1 2

1

SECTION/ELEVATION SECTION/ELEVATION
FRONT SIDE

PVC SWEEP ELL FOR CONTROL
WIRES

3

3

NOT TO SCALE

RESIDENTIAL CONTROLLER - INDOOR.2 TORO DRIP ZONE KIT
NOT TO SCALE

24 VOLT WIRE - ALLOW 36" OF
EXCESS WIRE COILED 13" x 20" VALVE BOX

WITH COVER

WATER PROOF WIRE
CONNECTORS

FINISH GRADE

DRIP ZONE KIT:
REMOTE CONTROL VALVE,

FILTER, AND PRESSURE
REGULATOR

PVC SCH 80 MALE
ADAPTER (2)

3.0-INCH MINIMUM DEPTH OF
3/4-INCH WASHED GRAVEL

PVC BALL VALVE

SCH 80 NIPPLE
(SIZE AS
REQUIRED)

PVC LATERAL

PVC SCH 80 TEE OR ELLBRICK (1 OF 4)

PVC SCH 80 ELL

0" IN TURF AREA
1" IN SHRUB/
GROUNDCOVER AREA

ID TAG

PVC MAINLINE

12"
18"

3

MIN.
12"

EDGE OF LAWN, WALK, FENCE, CURB, ETC.
TOP VIEW

12" MIN.

MIN.
12"

MIN.
12"

MIN.
12"

12" MIN.

NOTES:
1. CENTER BOX OVER VALVE TO FACILITATE SERVICING VALVE.
2. SET BOXES 1" ABOVE FINISH GRADE OR MULCH COVER IN GROUND    COVER/SHRUB

AREA AND FLUSH WITH FINISH GRADE IN TURF AREA.
3. SET VALVE BOX ASSEMBLY IN GROUND COVER/SHRUB AREA WHERE     POSSIBLE.

INSTALL IN LAWN AREA ONLY IF GROUND COVER/SHRUB     AREA DOES NOT EXIST
ADJACENT TO LAWN.

4. SET BOXES PARALLEL TO EACH OTHER AND PERPENDICULAR TO EDGE.
5. AVOID HEAVILY COMPACTING SOIL AROUND VALVE BOX EDGES TO     PREVENT

COLLAPSE AND DEFORMATION OF VALVE BOX SIDES.
6. VALVE BOXES SHALL HAVE BOLT DOWN LIDS WITH BOLTS INSTALLED.
7. VALVE BOXES SHALL BE BY NDS, CARSON, OR EQUAL.

ROUND VALVE
BOX

14"x19" RECTANGULAR
VALVE BOX

13"x20" OR
LARGER VALVE
BOX

NOT TO SCALE

VALVE BOX INSTALLATION DETAIL4

SECTION VIEW

PLAN VIEW

NOTES:
1. SLEEVE BELOW ALL HARDSCAPE ELEMENTS WITH SPECIFIED PVC PIPE TWICE

THE DIAMETER OF THE PIPE OR WIRE BUNDLE WITHIN.
2. FOR PIPE AND WIRE BURIAL DEPTHS REFER TO IRRIGATION LEGEND AND

SPECIFICATIONS.

NOT TO SCALE

PIPE AND WIRE TRENCHING

MAINLINE, LATERAL, AND
WIRING IN THE SAME

TRENCH
MAINLINE

PIPE
LATERAL

PIPE
PIPE AND WIRE

SLEEVING

WIRE W/O
CONDUIT

PROVIDE A MINIMUM OF 2"
BETWEEN PIPES

RUN WIRE BENEATH
AND BESIDE MAINLINE.
TAPE AND BUNDLE AT
10-FOOT INTERVALS.

ALL SOLVENT WELD
PLASTIC PIPING TO BE

SNAKED IN TRENCH AS
SHOWN

TIE A 24" LOOP IN ALL WIRING
AT CHANGES IN DIRECTION
OF 30° OR GREATER. UNTIE

AFTER ALL CONNECTIONS
HAVE BEEN MADE.

4"

4" 4"
4"

4"
4"

4"
BEDDING MATERIAL

CLEAN BACKFILL - 90%
COMPACTION REQUIRED

5

APPLY SCOTCHLOK Y SPRING
CONNECTOR IN A CLOCKWISE
DIRECTION.

STEP 2:

INSERT SPLICE TO BOTTOM OF
GEL-FILLED TUBE. CHECK TO MAKE
SURE CONNECTOR HAS BEEN
PUSHED PAST LOCKING FINGERS
AND IS SEATED AT BOTTOM OF
TUBE.

STEP 3:

POSITION WIRES IN WIRE
CHANNELS AND CLOSE
INSULATOR TUBE COVER.

STEP 4:

NOTE: MAXIMUM WIRE SIZES PER
CONNECTOR ARE THREE # 14'S  OR
TWO #12'S.

STRIP WIRES 1/2" FROM ENDS.STEP 1:

NOT TO SCALE

WIRE CONNECTION DETAIL6

3"

NOT TO SCALE

GATE VALVE DETAIL

10" ROUND PLASTIC VALVE BOX
WITH BOLT DOWN LID

FINISH GRADE
0" IN LAWN
1" IN SHRUB/
GROUNDCOVER
AREA

6" PVC PIPE

GATE VALVE

BRICK-3 TOTAL

PEA GRAVEL 4" DEEP (NO
SOIL IN BOX)

GALVANIZED
STEEL MAINLINE

7

18"

12" MIN.

3"

TOP VIEW

SIDE VIEW

NOT TO SCALE

QUICK COUPLER IN BOX DETAIL

x 3" GALV NIPPLE (2
REQ.)

QUICK COUPLING VALVE
FINISH GRADE

10" ROUND PLASTIC VALVE
BOX WITH BOLT DOWN LID.

x 6" GALV NIPPLE

GALVANIZED STEEL MAINLINE

GALVANIZED IRON
TEE (SxSxT)

GALV ELL (TxT)
(3 REQ.)

CRUSHED ROCK (NO
SOIL IN BOX)

BRICK-3 TOTAL

LEEMCO LS-100 QUICK
COUPLING STABILIZER

WALK, CURB
OR HEADER

8

3/4"

3/4"

2"-3" ABOVE
FINISH GRADE

FINISH GRADE

DEPTH OF TUBING
PER
SPECIFICATIONS

TORO DL2000
DRIPLINE

TORO DL2000
OPERATION
INDICATOR - USE
ONE PER ZONE
AND LOCATE AT
FLUSH END OF
ZONE

TORO DL2000 OPERATION INDICATOR
NOT TO SCALE11 NOT TO SCALE

1"

PVC PIPE

BRICK SUPPORTS
(3)

PVC ELBOW OR
TEE (SxT)

3
4" SCH 80 PVC

NIPPLE (LENGTH
AS REQUIRED)

TORO DL2000
AUTOMATIC FLUSH
VALVE
(FCH-H-FIPT)

FINISHED GRADE

6" ROUND VALVE
BOX

TORO DL2000 AUTOMATIC FLUSH VALVE -
PLUMBED TO PVC

PEA GRAVEL
SUMP (18" DEEP)

12

ISOMETRIC

3

2 1

4 5

6 7

8 9

1. FINISH GRADE.
2. DEPTH OF TUBING PER

SPECIFICATIONS
3. DEPTH OF PVC SUPPLY MANIFOLD

PER SPECIFICATIONS.
4. DRIPLINE TEE FITTING.
5. DRIPLINE LATERAL.

6. BLANK POLY TUBING,    LENGTH AS
NECESSARY.

7. DRIPLINE MPT ADAPTER.
8. PVC TEE (SxSxT) WITH 1/2" FPT

OUTLET.
9. PVC SUPPLY MANIFOLD FROM

REMOTE CONTROL VALVE
ASSEMBLY.

CENTER FEED MANIFOLD
NOT TO SCALE

LEGEND

9

WIRELESS RAIN SENSOR

ADJUSTABLE MOUNTING BRACKET

WOOD SCREW

ANTENNA

MOUNT SENSOR VERTICALLY. MOUNT
RAIN SENSOR WHERE IT WILL BE
EXPOSED TO UNOBSTRUCTED RAINFALL
BUT NOT IN THE PATH OF SPRINKLER
SPRAY. LOCATE WITHIN 300 FEET OF
SENSOR RECEIVER AND CONTROLLER.

NOT TO SCALE

WIRELESS RAIN SENSOR INSTALLATION DETAIL10
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121 MAGELLAN AVE, HALF
MOON BAY, CA 94019

HUARD
RESIDENCE

IR-4

IRRIGATION DETAILS &
WORKSHEET

22-0032

HUARD RESIDENCE

11/11/2022 DESIGN REVIEW

NOT TO SCALE

1"

6" ROUND
VALVE BOX

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

TORO TRI-LOK X
1/2" FPT TEE
(TL-T-F50)

TORO DL2000 DRIPLINE
OR BLANK TUBING

BRICK SUPPORTS
(3)PEA GRAVEL SUMP (6'' DEEP)

NOTE:
AIR/VACUUM RELIEF VALVE CANNOT BE CONNECTED LOWER
THAN DRIPLINE LATERALS.

FINISHED GRADE

TORO DL2000 AIR/VACUUM RELIEF VALVE -
PLUMBED TO TUBING13

12"

1/4" CONNECTOR

(SIZE AS NEEDED)
1/2" NIPPLE

3/4" RIGID PVC PIPE

SCH. 40 FITTING

.580 DRIP TUBING

PVC FITTING
CxCxFPT SCH. 40

EMITTER

TUBE STAKE

FINISH GRADE

1/4" POLY TUBING MIN. 2"

TOP OF 2" MULCH

GALVANIZED TUBING STAKE
INSTALL MAX. 3' APART

MAX. 5' LENGTH

MAX 15' FROM RISER

NOT TO SCALE

RISER TO DRIP TUBING DETAIL14 SINGLE OUTLET EMITTER DETAIL
NOT TO SCALE

NOTE:
1. CONNECT 5/8" TUBE TO PVC LATERAL LINE USING

COMPRESSION FITTINGS.
2. 5/8" HOSE SHALL NOT RUN LONGER THAN 20' FROM PVC

LATERAL LINE.

  SINGLE OUTLET EMITTER

TUBING STAKE

TOP OF MULCH

BARB CONNECTOR

FINISH GRADE

5/8" POLYETHYLENE
HOSE

1/4" DISTRIBUTION   TUBING
(MAXIMUM OF 5' LENGTH)

15

CENTER FEED INLINE DRIP LAYOUT
NOT TO SCALE

AV

MANIFOLD CONNECTION (PVC TO
ELL - SEE INSERT)

PVC SUPPLY HEADER
(12" DEPTH)

MANIFOLD CONNECTION
(SEE INSERT)

REMOTE CONTROL VALVE WITH
FILTER AND PRESSURE
REGULATOR

DRIPLINE LATERAL

AIR/VACUUM RELIEF LATERAL
BLANK TUBING CENTERED ON
MOUND  OR BERM

AIR/VACUUM RELIEF VALVE
(PLUMBED TO TUBING AT EACH
HIGH POINT)

PVC EXHAUST HEADER

ZONE FLUSH VALVE PLUMBED
TO PVC (TYP)

PERIMETER LATERAL 2"
FROM EDGE

INLINE DRIP EMITTER
(O.C. SPACING TBD)

PVC PIPE TO NEXT
DRIPLINE SECTION (IF
REQUIRED)

OPERATION INDICATOR

FV

FV

IN

IN

17

AV

FV

PLAN

FLUSH VALVE PLUMBED TO FLUSH MANIFOLD
AT LOW POINT

IN

OPERATION INDICATOR
CONNECTED TO DRIPLINE,
INSTALLED AT THE EDGE OF
THE LANDSCAPE END OF
DRIPLINE ZONE NEAR FLUSH
VALVE

PVC EXHAUST HEADER

MANIFOLD-TO-ELBOW
CONNECTION

 DRIPLINE
LATERAL

AREA PERIMETER

PERIMETER LATERALS
2" TO 4" FROM EDGE

PVC LATERAL LINE
FROM DRIP ZONE KIT

DRIPLINE TEE

AIR/VACUUM RELIEF
VALVE PLUMBED TO
SUPPLY MANIFOLD AT
HIGH POINT (IF
REQUIRED.)

PVC SUPPLY
MANIFOLD

TYPICAL ISLAND LAYOUT END FEED
NOT TO SCALE

PERIMETER LATERALS
2" TO 4" FROM EDGE

IN

OPERATION INDICATOR

18

EZ-FLO FERTILIZING SYSTEM (EZ001CX-CBV)
NOT TO SCALE

MAINLINE
FROM
BACKFLOW

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

MAINLINE TO REMOTE
CONTROL VALVES

GRADE
FINISH

CARSON 1730-18 HDPE
VALVE BOX WITH T-LID

EZ-FLO FERTILIZING SYSTEM
27"L x 12"D x 14"H

EZ-BALL VALVE
CONNECTOR

1/4" TUBING CLAMP

WATER IN

OUT
FERTILIZER

FEED ADJUSTMENT KNOB
PROPORTIONING CAP WITH EZ-FLO SHUT OFF VALVE

OFF VALVE
EZ-FLO SHUT

NOTE: EZ-FLO FERTILIZING SYSTEM TO BE INSTALLED ADJACENT
TO MAINLINE. CONTRACTOR TO ENSURE EZ-BALL CONNECTOR IS
ACCESSIBLE WITHIN VALVE BOX FOR MAINTENANCE.

19

18"

NOT TO SCALE

DRIP TO POT DETAIL

INSTALL BARB FITTING IN 1/2" TUBING AND
CONNECT 1/4" TUBING TO BARB

EMITTER FINISH GRADE
POT

1/4" VINYL
DISTRIBUTION TUBING

TUBING STAKE

1/2" POLY TUBING RUN
HORIZONTALLY AROUND POT.

PVC LATERAL LINE

FLOORINGCOMPRESSION ADAPTER
1/2" POLYETHYLENE TUBING

16

PLEASANTON, CALIFORNIA  94566

IRRIGATION  CONSULTANTS
480 ST. JOHN STREET, SUITE 220

E-MAIL  JANET@BROOKWATER.COM
TEL 925.855.0417  FAX 925.855.0357

“I HAVE COMPLIED WITH THE CRITERIA OF
THE MODEL WATER EFFICIENT
LANDSCAPE ORDIANCE AND HAVE
APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE IRRIGATION DESIGN
PLAN.”
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