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This Space For Recorder’s Use Only 

OFF-SITE IMPROVEMENT AGREEMENT  
BETWEEN THE CITY OF SOUTH SAN FRANCISCO AND  

SHAC 988 ECR APARTMENTS LLC IN CONNECTION WITH  
PARCEL MAP NO. 17-0004 

 
 
This OFF-SITE IMPROVEMENT AGREEMENT (“Agreement”) is dated ____________, 2019 
by and between the City of South San Francisco, a municipal corporation, hereinafter designated 
“City,” and SHAC 988 ECR Apartments LLC, a Delaware limited liability company, collectively 
hereinafter designated “Developer.”  
 
 RECITALS 
 

WHEREAS, the Developer is the owner of the real property located in the City of South 
San Francisco, County of San Mateo, State of California, more particularly described on Exhibit A 
attached hereto (the “Property”), and Developer is proposing to construct a high-density mixed-use 
residential development at the Property (“Project”); and 

WHEREAS, in conjunction with the Project, Developer is required, and proposes, to 
construct various improvements in and adjacent to the Property. The improvements are described 
generally in the approved civil improvement plan set, attached here to as Exhibit B (collectively, the 
“Improvements”) and incorporated herein.  The Improvements are required by the South San 
Francisco Municipal Code and the vesting tentative parcel map approved by the City; and 

WHEREAS, to construct the Improvements, Developer has requested to utilize a portion of 
the site of a project commonly known as the Centennial Trail, as described more particularly in 
Exhibit C, attached hereto and incorporated herein, for temporary construction access and staging. 
A majority of the Centennial Trail area is located in the public right-of-way owned by the Bay Area 
Rapid Transit District (“BART”), over which the City has a Permit to Enter issued by BART (Permit 
No. W-20.0-001SSF) (“Entry Permit”). Pursuant to a separate permit (Permit No. W-19-6-005-SSF) 
to enter issued by BART to Developer, both BART and the City have consented to Developer utilizing 
a portion of the Centennial Trail area as indicated in Exhibit C for construction access and staging; 
and   

WHEREAS, Developer has presented to the City a parcel map for approval, hereinafter 
designated “map”, entitled Parcel Map No. 17-0004 988 El Camino Real, and which map dedicates to 
public use, easements for Public Utilities across those areas designated on the map as “PUE”; and 

WHEREAS, Developer has requested approval of the map prior to the construction and 
completion of various improvements and utility connections, which are appurtenant to the Property 
designated in the map, all in accordance with, and as required by, the plans and specifications for all 
or any of the improvements in, appurtenant to, or outside the limits of the Property; and 
 

RECORDING REQUESTED BY AND 
WHEN RECORDED RETURN TO: 
 

City of South San Francisco 

400 Grand Avenue 

South San Francisco, California 94080 

Attention: City Clerk 
 

 
 
 
 
 
 
 
 

jhallare
Text Box
Exhibit B - Improvement Agreement



 

2 

WHEREAS, this Agreement is executed pursuant to the provisions of the Subdivision Map 
Act of the State of California and Title 19 of the South San Francisco Municipal Code; and 

 
WHEREAS, the City wishes to ensure that the Improvements will be completed in a good 

workmanlike manner and in accordance with the conditions of approval and applicable law. 

NOW, THEREFORE, for and in consideration of the approval of the maps, and of the 
acceptance of the dedications and easements for street and highway purposes and public facility and 
utility easements therein offered, excepting those dedicated to other agencies, and in order to ensure 
satisfactory performance by Developer and Developer’s obligations under the Subdivision Map Act 
and Title 19 of the South San Francisco Municipal Code, the parties agree as follows: 
 

AGREEMENT 
 

1. Performance of Work 
 

Developer shall, at its sole cost and expense, furnish or cause to be furnished, all labor supplies, 
equipment and materials, and do or cause to be done, in a good and workmanlike manner all of the 
Improvements as shown on the approved improvement plans for the Property, and attached hereto 
as Exhibit B.  The cost of such improvements and required items of work is estimated to be Four 
Hundred Forty Thousand Dollars ($440,000.00). Developer shall also do all the work and shall, at 
its sole cost and expense, furnish all materials necessary in the opinion of the City Engineer to 
complete the Improvements in accordance with the plans and specifications. 

 
The City and Developer acknowledge that the City and BART has consented to allow, under 

the BART Permit W-20.0-001-SSF held by the City and the BART Permit W-19-6-005-SSF held by 
Developer, the Developer to utilize a portion of the Centennial Trail adjacent to the Project site, as 
depicted in Exhibit C, for construction access and staging. Developer shall, prior to the issuance of 
a certificate of occupancy by the City, restore such area used for construction access and staging to 
the same condition prior to use, and shall replace the pedestrian walkways, landscaping, and irrigation 
system in such area as described in Exhibit C. Developer shall complete the foregoing work at its 
sole cost and expense, furnish all materials necessary in the opinion of the City Engineer.   
 

All of the work described herein is to be done at the places, and with the necessary materials, 
in the manner and at the grades shown on the plans and specifications to be approved by the City 
Engineer. All work shall be done to the satisfaction of the City Engineer. 
 

2. Time for Commencement and Performance 
 
 City hereby fixes the time for the commencement of the work to be done on or before the 
later of April 31, 2019 or the date this Agreement is recorded in the Official Records, and for its 
completion to be within 36-months thereafter commencement.  At least fifteen (15) calendar days 
prior to the commencement of work hereunder, Developer shall notify the City Engineer in writing 
of the date fixed for commencement thereof, so that the City Engineer shall be able to provide 
inspection services. 
 

3. Injury to Public Improvements, Public Property or Public Utilities Facilities  
 

 Developer shall replace or repair, or have replaced or repaired, all public improvements, public 
utility facilities, and surveying or subdivision monuments which are destroyed or damaged in the 
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performance of any work under this Agreement. Developer shall bear the entire cost of replacement 
or repairs of any and all public or private utility property damaged or destroyed in the performance of 
any work done under this Agreement. Any repair or replacement shall be to the satisfaction of the 
City.  
 

4. Time of Essence - Extension 
 

Time is of the essence in this Agreement, and the dates for commencement and completion 
of the Improvements herein may not be extended except as provided in this paragraph. In the event 
good cause is shown, the City Engineer in its reasonable discretion may extend the time for completion 
of the Improvements hereunder.  Requests for extension of Dates shall be in writing and delivered to 
City in the manner hereinafter specified for service of notices. Any such extension may be granted 
without notice to Developer’s sureties, and extensions so granted without notice to the Developer’s 
sureties shall not relieve the sureties’ liability on the bonds to secure the faithful performance of this 
Agreement and to assure payment of all persons performing labor and materials in connection with 
this Agreement.  The City Engineer shall be the sole and final judge as to whether or not good cause 
has been shown to entitle Developer to an extension. In granting any extension of the dates set forth 
under this Agreement for commencement and completion of the Improvements, City may require a 
new or amended improvement security in amounts to reflect increases in the costs of constructing the 
Improvements, and/or impose other conditions to protect City’s interests and ensure the timely 
completion of the Improvements. 
 

5. Repairs and Replacements 
 

Developer shall replace or have replaced, or repair or have repaired, all pipes and monuments 
which are destroyed or damaged by reason of improvements constructed hereunder, and Developer 
shall replace or have replaced, repair or have repaired, or pay to the owner the entire cost of 
replacement or repairs, of any and all property damaged or destroyed by reason of any work done 
hereunder, whether such property be owned by the United States or any agency thereof, by the State 
of California, or any agency or political subdivision thereof, or by any combination of such owners.  
Any such repair or replacement shall be to the satisfaction, and subject to the approval of, the City 
Engineer or the corporation, person or agency. 
 

6. Utility Deposits - Statement 
 

Developer shall file with the City Clerk, on or before December 31, 2019, a written statement 
signed by Developer and each public utility corporation involved, to the effect that Developer has 
made all deposits legally required by such public utility corporation for the connection of any and all 
public utilities to be supplied by such public utility corporation within the Property. 
 

7. Permits, Compliance with Laws 
 

Developer shall comply with all generally applicable laws and regulations in the performance 
of this Agreement and constructing the improvements herein and shall, at Developer’s sole cost and 
expense, obtain all necessary permits and licenses for the construction of improvements, give all 
necessary notices and pay all fees and taxes required by law. 
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8. Superintendence by Developer 

 
Developer shall personally supervise the work on the improvements, or have a construction 

contractor, competent foreman or superintendent on the work site at all times during construction, 
with authority to act for Developer.  

 
9. Inspection by City 

 
Developer shall at all times maintain proper facilities, and shall provide safe access, for 

inspection by City, to all parts of the work and to the shops wherein the work is in preparation. 
 

10. Contract Security 
 

(a) Concurrently with the execution hereof, Developer shall furnish: (1) a surety bond in an 
amount equal to at least one hundred percent (100%) of the estimated cost of the construction and 
completion of the works and improvements described in Exhibit B, as security for the faithful 
performance of this Agreement; and (2) a separate surety bond in an amount equal to at least one 
hundred percent (100%) of the estimated cost of the construction and completion of the work and 
improvements described in Exhibit B as security for the payment of all persons performing labor and 
providing materials in connection with this Agreement. Upon the written request of Developer, the 
City Engineer shall  release a portion or portions of the security provided for hereunder as the 
Improvements or portions thereof are completed and approved by the City.   
 

(b) The Developer may fulfill the requirements of subsection (a) of this section by providing 
a Standby Irrevocable Letter of Credit in favor of the City and in a form approved by the City Attorney.  
 

(c)   Developer may also file a cash deposit with the City. 
 

11. Hold Harmless Agreement 
 

(a) Developer shall hold harmless, indemnify and, at the City’s request, defend City (with 
Counsel selected by City), its officers, employees, agents, boards and commissions, whether elected 
or appointed, from and against all claims, demands, actions, causes of action, losses, damages, 
liabilities, costs and expenses, including but not limited to reasonable attorney’s fees or obligations, 
for or in connection with personal injury (including, but not limited to, death) or damage to property 
(both real and personal) to the extent arising out of or is in any way connected with the negligent act, 
error or omission of Developer, its agents, contractors, subcontractors, or employees in connection 
with the performance of this Agreement. 

 
(b) In order to make certain that Developer has adequate resources to fully carry out its 

responsibilities pursuant to subparagraph (a) above, Developer shall file with the City proof that 
Developer’s professional consultants (including any soils engineer or civil engineer) employed by 
Developer in connection with the work described herein, maintain professional liability (e.g. errors 
and omissions) insurance during the life of this Agreement.  If the work is accomplished by contractors 
or subcontractors, Developer shall assure that the contractors and/or subcontractors carry general 
liability insurance.  The insurance shall be in an amount of not less than One Million Dollars 
($1,000,000), shall contain a provision that such insurance shall not be reduced or canceled except 
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upon thirty (30) days written notice to City and shall be subject to the approval of the City Attorney 
as to form, amount and carrier, as such approval not to be unreasonably withheld.   
 

(c) The foregoing hold harmless statement of Developer shall apply to all damages and claims 
for damages of every kind suffered or alleged to have been suffered by reason of the construction 
operations undertaken pursuant to this Agreement, regardless of whether or not City has approved 
the plans or specifications for the improvements, and regardless of whether or not such insurance 
policies have been determined to be applicable to any such damages or claims for damages.  The 
foregoing hold harmless statement shall not apply to the extent that such damage and claims are the 
result of any negligent act, error or omission of City or its employees, agents or representatives.  

 
12. Environmental Warranty. 
 
Prior to City’s acceptance of dedications or improvements, Developer shall certify and warrant 

that:  
 
(a) The development and Developer are not in violation of any environmental law, and neither 

are subject to any existing, pending, or threatened investigation by any federal, state or local 
governmental authority under or in connection with any environmental law;  

 
(b) Developer nor any third party, will not use, generate, manufacture, produce, or release, on, 

or under the Subdevelopment, any hazardous substance, except in compliance with all applicable 
environmental laws; and   

 
(c) Developer has not caused or permitted the release of, and has no knowledge of the release 

or presence of, hazardous substance(s) on the Subdevelopment or the migration of any hazardous 
substance from or to any other property adjacent to, or in the vicinity of, the Subdevelopment.   

 
13. Developer’s Insurance 

 
Developer shall not commence work under this Agreement until Developer has obtained all 

insurance required under this paragraph, and such insurance has been approved by the City Attorney 
as to form, amount and carrier, nor shall Developer allow any contractor or subcontractor to 
commence work until all similar insurance required of the contractor or subcontractor has been so 
obtained and approved, as such approval not to be unreasonably withheld.  All requirements shall 
appear either in the body of the insurance policy or in endorsements and shall specifically bind the 
insurance carrier. 
 

Developer shall take out and maintain during the life of this Agreement the following policies 
of insurance: 
 

(a) Worker’s Compensation and Employers’ Liability Insurance in the statutory coverage.  In 
signing this Agreement, Developer makes the following certification: 
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“I am aware of the provisions of Section 3700 of the California Labor 
Code which requires every employer to be insured against liability for 
Worker’s Compensation or to undertake self-insurance in accordance 
with the provisions of the Code, and I will comply with such 
provisions before commencing the performance of the work of this 
Agreement.” 

 
(b) Commercial General Liability Insurance: In an amount not less than ONE MILLION 

DOLLARS ($1,000,000) for injuries including, but not limited to, death to any one person and subject 
to the same limit for each person; in an amount not less than TWO MILLION DOLLARS 
($2,000,000) combined single limit per occurrence for bodily injury, personal injury and property 
damage. 
 

(c) Automobile Liability (Code 1) Insurance: In an amount not less than ONE MILLION 
DOLLARS ($1,000,000) combined single limit per accident for bodily injury and property damage. 
 

(d) Contractual Liability Insurance: Developer shall take out and maintain during the life of 
this Agreement an insurance policy in the amount of at least TWO MILLION DOLLARS 
($2,000,000), insuring Developer against damages sustained as a result of any action or actions at law 
or in equity, any claims or demands brought as a result of any breach or alleged breach of any contract, 
or provisions thereof, and/or as a result of any contractual liability, or alleged contractual liability 
arising out of any contract entered into by Developer and/or any of its agents or employees in order 
to perform the work defined herein. 
 

(e) It is agreed that the insurance required by Subsection (b)shall be in an aggregate amount of 
not less than Two Million Dollars ($2,000,000) and shall be extended to include as additional insureds 
the City of South San Francisco, its elective and appointive boards, officers, agents, employees and 
volunteers, with respect to operations performed by the Developer as described herein.  Evidence of 
the insurance described above shall be provided to City upon execution of this Agreement and shall 
be subject to approval by the City Attorney as to form, amount and carrier, as such approval not to 
be unreasonably withheld.  The policy of insurance shall also contain a provision indicating that such 
insurance shall not be reduced or canceled except upon thirty (30) days written notice to City.  In 
addition, the following endorsement shall be made on the policy of insurance: 
 

“Notwithstanding any other provisions in this policy, the insurance 
afforded hereunder to the City of South San Francisco shall be primary 
as to any other insurance or reinsurance covering or available to the 
City of South San Francisco, and such other insurance or reinsurance 
shall not be required to contribute to any liability or loss until and 
unless the approximate limit of liability afforded hereunder is 
exhausted.” 

 
14. Evidence of Insurance 

 
Developer shall furnish City concurrently with the execution hereof, satisfactory evidence of 

the insurance required and evidence that each carrier is required to give City at least thirty (30) days 
prior notice of the cancellation or reduction in coverage of any policy during the effective period of 
this Agreement. 
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15. Title to Improvements 

 
Title to, and ownership of, all improvements within a public easement constructed hereunder 

by Developer in accordance with this Agreement shall vest absolutely in City, or to such other public 
agencies, persons, partnerships, associations or corporations to which dedications of easements were 
made or reserved upon the completion and acceptance of such improvements by City or the agency, 
person, partnership, association or corporation.  Such improvements shall be considered final and 
vested to City upon issuance of a certificate of acceptance from the City Engineer or the City Engineer 
otherwise determines,, that all work required hereunder has been completed in accordance with all 
laws and regulations.  

 
16. Repair or Reconstruction of Defective Work 

 
If, within a period of one (1) year after final acceptance of the work performed under this 

Agreement,  the improvements installed or constructed, or caused to be installed or constructed by 
Developer, or any of the work done under this Agreement, fails to fulfill any of the requirements of 
this Agreement or the specifications referred to herein, or proves to be defective or become damaged 
because of differential settlement, action of the elements, or ordinary usage, except for catastrophic 
events and ordinary wear and tear, Developer shall without delay and without any cost to City repair 
or replace or reconstruct any defective or otherwise unsatisfactory part or parts of the work or 
structure.  Should Developer fail to act promptly or in accordance with this requirement, or should 
the exigencies of the case require repairs or replacements to be made before Developer can be notified, 
City may, at its option, make the necessary repairs or replacements or perform the necessary work, 
and Developer shall pay to City the actual cost of such repair plus fifteen (15%) percent.  Developer 
shall at the time of acceptance of the improvements by City or other public agency, provide the City 
with a corporate surety bond in the principal sum of One Hundred and Fifty One Thousand Dollars 
($151,000.00) to secure the undertaking and obligations set forth in this provision for a period of one 
(1) year after final acceptance of the work. 

 
17. Trenching and Backfilling 
 
Developer shall require that all trenching and backfilling within and outside the property lines 

for utility lines, including sanitary, storm, water and any other purposes, shall be done under the 
inspection of a soils engineer who shall test the trenching and backfilling with a sufficient number of 
soil tests to secure the proper compaction.  If required as a condition to any permit issued by City, 
Developer shall further require that a certificate be filed with the City stating that said trenching and 
backfilling has been performed in accordance with the soils engineer’s recommendations. 

 
18. Developer not Agent of City 

 
Neither Developer nor any of Developer’s agents or contractors shall be considered agents of 

City in connection with the performance of Developer’s obligations under this Agreement. 
 

19. Cost of Engineering and Inspection 
 

Developer shall pay City the actual cost to City for all inspections and other services furnished 
by City in connection with the construction of the above-required improvements, plus twenty-two 
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percent thereof for administrative overhead.  City shall furnish periodic statements of all charges for 
services performed by City, and Developer shall complete payment of such charges within ten (10) 
days after receipt thereof. 
 

20. Notice of Breach and Default 
 

If Developer refuses or fails to obtain prosecution of the work, or any severable part thereof, 
with such diligence as will insure its completion within the time specified, or any extensions thereof, 
or fails to obtain completion of the work within such time, or if the Developer should be adjudged as 
bankrupt, or if Developer should make a general assignment for the benefit of Developer’s creditors, 
or if a receiver should be appointed in the event of Developer’s insolvency, or if Developer or any of 
Developer’s contractors, subcontractors, agents or employees should violate any of the provisions of 
the Agreement, the City Engineer or City Manager may serve written notice upon Developer and 
Developer’s sureties of breach of this Agreement, or of any portion thereof, and default of Developer, 
and Developer shall have thirty (30) days thereafter to cure or substantially commence such cure. 
 

21. Breach of Agreement; Performance by Sureties or City 
 

In the event of such notice which is not cured by Developer, Developer’s sureties shall have 
the duty to take over the work and complete the work and the improvement herein specified; provided, 
however, that if the sureties, within five (5) days after being served notice of such breach, do not give 
City written notice of their intention to take over the performance of the Agreement, and do not 
commence performance thereof within five (5) days after notice to the City of such election, City may 
take over the work and prosecute the same to completion, by contract or by any other method City 
may deem advisable, for the account and at the expense of Developer. In such event, in addition to 
any legal or equitable remedies or claims available to it, City, without liability for so doing, may take 
possession of, and use in completing the work, such materials, appliances, plant and other property 
belonging to Developer as may be on site of the work and necessary therefor.   
 

22. Erosion Control 
 

If applicable, Developer shall furnish landscape plans and adequately provide for erosion 
control.  Landscaping and irrigation improvements shall be installed to the satisfaction of the City’s 
Landscape Architect. 

 
23. Trenching and Backfilling 

 
Developer shall require that all trenching and backfilling within and outside the property lines 

for utility lines, including sanitary, storm, water and any other purposes, shall be done under the 
inspection of a soils engineer who shall test the trenching and backfilling with a sufficient number of 
soil tests to secure the proper compaction.  Developer shall further require that a certificate be filed 
with the City stating that said trenching and backfilling has been performed in accordance with the 
soils engineer’s recommendations. 
 

24. Water Lines 
 

Developer shall dedicate to the California Water Service (CWS) the easements required for the 
water lines, facilities and appurtenant works, unless the lines, facilities and appurtenant works are to 
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be installed within existing easements or the Public Utility Easements on the Parcel Map.  Developer 
shall construct and install, at its sole cost and expense, the improvements in the easements as set forth 
on the approved improvement plans, subject to the approval of the CWS.   
 

25. Notices 
 

All notices herein required shall be in writing, and delivered in person or sent by certified mail, 
postage prepaid.  Notices required to be given to City shall be addressed as follows: 
 

City Clerk 
City of South San Francisco 
P.O. Box 711 
South San Francisco, CA 94083 

 
Notices required to be given to Developer shall be addressed as follows: 
 

 
SHAC 988 ECR Apartments 
3000 Executive Parkway, Suite 450 
San Ramon, CA 94583 
ATTN: COO 
 
Copy to: 
SHAC 988 ECR Apartments 
777 California Avenue 
Palo Alto, CA 94304 
ATTN: General Counsel 
 

Any party may change such address by notice in writing to the other party and thereafter notices shall 
be addressed and transmitted to the new address. 
 

26. As-Built Drawings 
 

Developer shall furnish City reproducible plastic film as-built drawings of the public 
improvements of a quality acceptable to the City Engineer together with a certification by Developer’s 
engineer that the improvements have been constructed in accordance with the approved plans and 
specifications.  Developer shall furnish City with the as-built drawings concurrently with Developer’s 
request for acceptance of the improvements by the City. 
 

27. Parties Obligated 
 

Developer agrees that this Agreement shall bind Developer and Developer’s successors in 
interest, heirs and assigns. 
 

28. Attorneys’ Fees   
 
If a party to this Agreement brings any action, including an action for declaratory relief, to 

enforce or interpret the provision of this Agreement, the prevailing party shall be entitled to reasonable 
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attorneys’ fees in addition to any other relief to which that party may be entitled.  The court may set 
such fees in the same action or in a separate action brought for that purpose. 
 

29. Governing Law 
 

The laws of the State of California shall govern this Agreement. 
 

30. Severability 
 

If a court of competent jurisdiction finds or rules that any provision of this Agreement is 
invalid, void, or unenforceable, the provisions of this Agreement not so adjudged shall remain in full 
force and effect.  The invalidity in whole or in part of any provision of this Agreement shall not void 
or affect the validity of any other provision of this Agreement. 

 
31. Release 
 
 After acceptance of the Improvements and completion of the one (1) year 

maintenance period in Section 16, the City shall within 60 days thereafter record a release of this 
Agreement in the Official Records of San Mateo County.  

 
32.  Liens Not Impaired.  No breach of the covenants or terms of this Agreement or any 

enforcement thereof shall defeat or render invalid the lien of any mortgage or deed of trust made in 
good faith and for value, now or hereafter executed upon the Property or any portion thereof.  None 
of the covenants or terms of this Agreement shall supersede or in any way reduce the security or affect 
the validity of any such mortgage or deed of trust; provided, however, that any such covenant or term 
shall be binding upon and effective against the owner of the Property or any portion thereof whose 
title to the Property or such portion thereof is acquired by foreclosure, trustee’s sale or otherwise. 

 
[signatures on following page] 
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IN WITNESS WHEREOF, the parties have caused this Agreement to be executed. 
 
 

 
CITY OF SOUTH SAN FRANCISCO,   
a municipal corporation      
 
 
 
By:           
        Charles M. Futrell, City Manager  
       
 
ATTEST:  
 
 
 
                                                 
City Clerk 
 
APPROVED AS TO FORM: 
 
 
   
                                               
City Attorney 
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SHAC 988 ECR Apartments LLC, 
a Delaware limited liability company 
 
By: SHAC 988 ECR Apartments Venture LLC, 
 a Delaware limited liability company, its manager 
 
 By:  SHAC 988 ECR Apartments Member LLC 
  a Delaware limited liability company, its manager 
 
  By: SummerHill Apartment Communities, 
   A California corporation, its managing member 
 
   By: ________________________ 
   Name: ______________________ 
   Its: ________________________ 
 
   By: ________________________ 
   Name: ______________________ 
   Its: ________________________ 
 
 
Exhibits 
 

Exhibit A – Legal Description 
Exhibit B – Improvement Plans 
Exhibit C – Centennial Trail Area/Construction Access And Staging Restoration Work 
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EXHIBIT A 

Legal Description of Property 

 
Real property in the City of South San Francisco, County of San Mateo, State of California, 
described as follows: 

 

LEGAL DESCRIPTION  

 

Real property in the City of South San Francisco, County of San Mateo, State of California, described as 

follows:   

 

PARCEL ONE: 

  

BEGINNING AT A POINT ON THE DIVIDING LINE BETWEEN LANDS FORMERLY OF JAMES L. 

FLOOD AND THE LANDS OF THE UNITED RAILROAD RIGHT-OF WAY DISTANT THEREON 

SOUTH 55° 30' EAST 215.23 FEET FROM THE MOST NORTHERLY CORNER OF THE LANDS 

DESCRIBED IN PARCEL 2 IN DEED FOR HIGHWAY PURPOSES FROM JAMES L. FLOOD TO 

COUNTY OF SAN MATEO, DATED MARCH 10, 1913 AND RECORDED MAY 19, 1913 IN BOOK 225 

OF DEEDS AT PAGE 14, RECORDS OF SAN MATEO COUNTY, CALIFORNIA; RUNNING THENCE 

FROM SAID POINT OF BEGINNING ALONG SAID DIVIDING LINE SOUTH 55° 30' EAST 193.77 

FEET; THENCE SOUTH 47° 20' WEST 68.60 FEET TO THE EASTERLY LINE OF THE RIGHT-OF-

WAY OF THE STATE HIGHWAY (NOW EL CAMINO REAL); THENCE NORTHWESTERLY, ALONG 

SAID RIGHT-OF-WAY LINE, ALONG THE ARC OF A CURVE TO THE LEFT WITH A RADIUS OF 

3033 FEET, A CENTRAL ANGLE OF 3° 11' 49", AN ARC DISTANCE OF 169.23 FEET TO THE 

SOUTHEASTERLY LINE OF CHESTNUT AVENUE, AT WHICH POINT THE RADIAL BEARING 

BEARS SOUTH 44° 36' 58" WEST; THENCE NORTHEASTERLY ALONG SAID SOUTHEASTERLY 

LINE OF CHESTNUT AVENUE, TANGENT TO THE PROCEEDING COURSE, ALONG THE ARC OF 

A CURVE TO THE RIGHT WITH A RADIUS OF 20 FEET, A CENTRAL ANGLE OF 102° 06' 02", AN 

ARC DISTANCE OF 35.64 FEET AND NORTH 56° 43' EAST 5.70 FEET TO THE POINT OF 

BEGINNING.  

EXCEPTING THEREFROM, THAT PORTION THEREOF CONVEYED TO THE CITY OF SOUTH SAN 

FRANCISCO, A MUNICIPAL CORPORATION IN THAT CERTAIN DEED OF DEDICATION 

RECORDED SEPTEMBER 19, 1955 IN BOOK 2878, PAGE 166 OF OFFICIAL RECORDS.  

 

PARCEL TWO:  

 

PORTIONS OF PARCELS 5 AND 6, SAN MATEO COUNTY LANDS, DESCRIBED IN THE DEED 

FROM THE MARKET STREET RAILWAY COMPANY TO THE CITY AND COUNTY OF SAN 

FRANCISCO, RECORDED IN BOOK 1161 OF OFFICIAL RECORDS AT PAGE 1 AND A PORTION OF 

PARCEL 24 DESCRIBED IN THE DEED FROM THE SPRING VALLEY WATER COMPANY TO THE 

CITY AND COUNTY OF SAN FRANCISCO RECORDED IN BOOK 491 OF OFFICIAL RECORDS AT 

PAGE 1 IN THE SAN MATEO COUNTY RECORDS, DESCRIBED AS FOLLOWS:  

BEGINNING AT THE NORTHERLY CORNER OF PARCEL D-3106-4C DESCRIBED IN EXHIBIT A-15 

ATTACHED TO THE FINAL ORDER OF CONDEMNATION FILED IN THE SUPERIOR COURT OF 

THE STATE OF CALIFORNIA IN AND FOR THE COUNTY OF SAN MATEO, ENTITLED "SAN 

MATEO COUNTY TRANSIT DISTRICT, PLAINTIFF, VS. CITY AND COUNTY OF SAN FRANCISCO, 

DEFENDANT," CASE NO. 405695 AND RECORDED FEBRUARY 11, 2004 UNDER RECORDER'S 

SERIES NO. 2004-025111 IN THE SAN MATEO COUNTY RECORDS; THENCE THROUGH THE 

FOLLOWING NUMBERED COURSES:  

 

1) NORTH 54° 47' 38" WEST FOR 362.58 FEET TO A CURVE TO THE RIGHT HAVING A 

RADIUS OF 3859.53 FEET, 

2) ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 00° 39' 27" FOR AN ARC 

LENGTH OF 44.29 FEET TO THE SOUTHEASTERLY LINE OF CHESTNUT AVENUE, 112 FEET 

WIDE, 

jhallare
Text Box
Exhibit B - Improvement Agreement



 

Exhibit A 
 

3) SOUTH 57° 58' 43" WEST ALONG SAID AVENUE FOR 91.58 FEET TO THE BEGINNING OF 

A CURVE TO THE LEFT HAVING A RADIUS OF 3944.52 FEET FROM WHICH THE RADIUS POINT 

BEARS NORTH 36° 21' 52" EAST, 4) SOUTHEASTERLY ALONG SAID CURVE THROUGH A 

CENTRAL ANGLE OF 01° 09' 30" FOR AN ARC LENGTH OF 79.75 FEET, 

5) SOUTH 54° 47' 38" EAST FOR 175.96 FEET TO THE FORMER CENTERLINE OF MISSION 

ROAD, 

6) SOUTH 21° 23' 10" EAST ALONG SAID LINE FOR 9.08 FEET, 

7) SOUTH 54° 47' 38" EAST FOR 179.03 FEET TO THE NORTHWESTERLY LINE OF PARCEL 

D-3108-4 DESCRIBED IN SAID FINAL ORDER OF CONDEMNATION, 

8) NORTH 35° 12' 22" EAST ALONG SAID PARCEL AND ALONG SAID PARCEL D-3106-4C 

FOR 89.99 FEET TO THE POINT OF BEGINNING. 

 

PARCEL THREE:  

 

PARCEL 3, AS SHOWN ON THAT CERTAIN PARCEL MAP ENTITLED, "PARCEL MAP OF LANDS 

OF GIGLI AND LANDS OF PETROCCHI SOUTH SAN FRANCISCO, CALIFORNIA", RECORDED IN 

DECEMBER 20, 1983 IN THE OFFICIAL RECORDS OF THE COUNTY RECORDER, COUNTY OF 

SAN MATEO, STATE OF CALIFORNIA, IN BOOK 54 OF PARCEL MAPS, AT PAGES 15 AND 16.  

 

PARCEL FOUR:  

 

BEING PORTIONS OF EL CAMINO REAL AND MISSION ROAD AS EXISTING ON DECEMBER 31, 

1983 AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:  

BEGINNING FOR REFERENCE ON THE CENTER LINE OF MISSION ROAD (66 FEET WIDE) AT 

THE INTERSECTION THEREOF WITH THE SOUTHWESTERLY PROLONGATION OF THE LINE 

DIVIDING LOTS 39 AND 40, BLOCK 1, AS SAID ROAD, LOTS AND BLOCK ARE SHOWN ON 

THAT CERTAIN MAP ENTITLED, "SECTION, WEST OF RAILROAD, OF THE TOWN OF BADEN, 

PART OF RANCHO BURI BURI, SAN MATEO CO., CAL.", FILED IN THE OFFICE OF THE COUNTY 

RECORDER OF SAN MATEO COUNTY ON NOVEMBER 30, 1891, IN BOOK "E" OF MAPS, AT 

PAGE 62; THENCE ALONG SAID SOUTHWESTERLY PROLONGATION OF THE LINE DIVIDING 

LOTS 39 AND 40, SOUTH 63° 38' 30" WEST, 38.65 FEET TO THE NORTHEASTERLY LINE OF THE 

STATE HIGHWAY, KNOWN AS EL CAMINO REAL AND THE TRUE POINT OF 

COMMENCEMENT; THENCE ALONG SAID NORTHEASTERLY LINE NORTH 40° 36' 30" WEST, 

12.17 FEET; THENCE SOUTH 83° 14' 30" WEST 13.00 FEET; THENCE, FROM A TANGENT THAT 

BEARS SOUTH 38° 13' 19" EAST, ALONG A CURVE TO THE RIGHT WITH A RADIUS OF 3033.00 

FEET, THROUGH AN ANGLE OF 0° 18' 42", AN ARC DISTANCE OF 16.50 FEET TO SAID 

PROLONGATION OF LINE BETWEEN LOTS 39 AND 40; THENCE ALONG SAID PROLONGATION 

NORTH 63° 38' 30" EAST, 11.89 FEET TO THE TRUE POINT OF COMMENCEMENT.   

 

PARCEL FIVE:  

 

SO MUCH OF THE HEREIN DESCRIBED PARCEL “A” AS LIES WITHIN THE HEREIN DESCRIBED 

PARCEL “B”  

 

PARCEL “A”:  

ALL THAT REAL PROPERTY IN THE CITY OF SOUTH SAN FRANCISCO, COUNTY OF SAN 

MATEO, STATE OF CALIFORNIA, DESCRIBED AS FOLLOWS:  

 

BOUNDED ON THE NORTHEAST BY THAT CERTAIN PARCEL CONVEYED BY JAMES L. FLOOD, 

ET AL, TO JOHN FLOURNOY, BY DEED DATED NOVEMBER 2, 1900 AND RECORDED 

DECEMBER 13, 1900 IN BOOK 88 OF DEEDS AT PAGE 219 (MARKET STREET RAILWAY LINE); 

ON THE NORTHWEST BY THE SOUTHEASTERLY BOUNDARY OF THAT CERTAIN PARCEL OF 

LAND CONVEYED BY ALVINA M. BORTIS TO KAISER FOUNDATION HOSPITALS BY DEED 

DATED SEPTEMBER 12, 1966 AND RECORDED SEPTEMBER 14, 1966 IN BOOK 5214 OF OFFICIAL 

RECORDS AT PAGE 708 (FILE NO. 95676-Z), RECORDS OF SAN MATEO COUNTY, CALIFORNIA; 

AND ON THE SOUTHWEST BY THAT CERTAIN PARCEL OF LAND CONVEYED BY JAMES L. 
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FLOOD, TO COUNTY OF SAN MATEO BY DEED DATED MARCH 10, 1913 AND RECORDED MAY 

19, 1913 IN BOOK 225 OF DEEDS AT PAGE 14 (EL CAMINO REAL).  

 

PARCEL “B”:  

 

A PORTION OF PARCEL 24 AS SET FORTH IN DEED FROM SPRING VALLEY WATER COMPANY, 

A CORPORATION, TO CITY AND COUNTY OF SAN FRANCISCO, A MUNICIPAL CORPORATION, 

DATED MARCH 3, 1930 AND RECORDED MARCH 3, 1930 IN BOOK 491 OF OFFICIAL RECORDS 

AT PAGE 1, RECORDS OF SAN MATEO COUNTY, CALIFORNIA, AND A PORTION OF THE 

LANDS CONVEYED FROM THE MARKET STREET RAILWAY COMPANY TO THE CITY AND 

COUNTY OF SAN FRANCISCO BY THAT CERTAIN DEED RECORDED SEPTEMBER 29, 1944 IN 

BOOK 1161 OF OFFICIAL RECORDS AT PAGE 1, SAN MATEO COUNTY, CALIFORNIA, MORE 

PARTICULARLY DESCRIBED AS A WHOLE AS FOLLOWS:  

 

THAT PORTION OF SAID ABOVE LANDS WHICH IS BOUNDED NORTHEASTERLY BY THE 

NORTHWESTERLY LINE OF OLD MISSION ROAD; BOUNDED SOUTHERLY BY THE 

NORTHERLY LINE OF THE LANDS DESCRIBED IN THAT CERTAIN QUITCLAIM DEED FROM 

FLOOD REALTY COMPANY, A CORPORATION, TO EMILIO A. PETROCCHI, ET AL, RECORDED 

JANUARY 22, 1954 IN BOOK 2527 OF OFFICIAL RECORDS AT PAGE 491, SAN MATEO COUNTY, 

CALIFORNIA; (FILE NO. 31864-L); AND BOUNDED NORTHWESTERLY BY THE 

SOUTHWESTERLY PROLONGATION OF THE SOUTHEASTERLY LINE OF CHESTNUT AVENUE 

EXTENSION AS ESTABLISHED BY DEED TO THE CITY OF SOUTH SAN FRANCISCO, A 

MUNICIPAL CORPORATION, RECORDED FEBRUARY 8, 1971 IN BOOK 5892 OF OFFICIAL 

RECORDS AT PAGE 452, SAN MATEO COUNTY, CALIFORNIA (FILE NO. 80162-AD).  

 

APN:  011-325-030 (Affects Parcel One)  

011-325-070 (Affects Parcels Two and Five) 

014-011-260 (Affects Parcel Three) 

014-011-280 (Affects Parcel Four) 

 

JPN:  

011-032-325-03A 

093-033-331-04A 

014-001-011-01.01A, 11.02A, 13.01A and 15A 

014-001-011-17A 
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EXHIBIT B 

Improvement Plans 

 

[SEE ATTACHED] 
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CITY OF  SOUTH SAN FRANCISCO                SAN MATEO  COUNTY                    CALIFORNIA

VICINITY MAP

PUBLIC IMPROVEMENT PLANS
988 EL CAMINO REAL
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SHEET INDEX
SHEET NO. SHEET DESCRIPTION

CIVIL

LANDSCAPE

TRAFFIC SIGNAL

JOINT TRENCH

STREET LIGHT

FIBER OPTIC

TRAFFIC CONTROL

CIVIL ENGINEER

CITY OF SOUTH SAN FRANCISCO PUBLIC WORKS

CITY OF SOUTH SAN FRANCISCO FIRE PREVENTION

GENERAL NOTES:

ENGINEER'S GENERAL NOTES:

CITY CONSTRUCTION & OPERATION NOTES GEOTECHNICAL REPORT RECOMMENDATIONS

03-01-2019
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TYPICAL EL CAMINO REAL SECTION

TYPICAL CHESTNUT AVENUE SECTION

TYPICAL EL CAMINO REAL & CHESTNUT AVENUE INTERSECTION SECTION
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PIPE SCHEDULE
PIPE TYPE DESCRIPTION

STORM DRAIN STRUCTURE SCHEDULE
STRUCTURE DESCRIPTION STANDARD DETAIL

SANITARY SEWER STRUCTURE SCHEDULE
STRUCTURE DESCRIPTION STANDARD DETAIL

WATER STRUCTURE SCHEDULE
STRUCTURE DESCRIPTION STANDARD DETAIL

CAL WATER APPLICABLE STANDARD DETAILS

NOTES:

LEGEND
EXISTING PROPOSED DESCRIPTION

ABBREVIATIONS
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SCALE:

CHESTNUT AVENUE & EL CAMINO REAL EASTERN CURB RETURN DETAIL
1" = 5'SCALE:

CHESTNUT AVENUE & EL CAMINO REAL INTERSECTION DETAIL
1" = 20'

WATER IMPROVEMENTS SHOWN FOR
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ON-SITE  DEMOLITION PLAN.
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L100

L200

L300

L101

L201

L301

SHEET INDEX:

L000 SHEET INDEX, KEY PLAN & NOTES

L100 OFFSITE MATERIALS PLAN

L101 OFFSITE MATERIALS PLAN, NOTES & LEGEND

L200 OFFSITE PLANTING PLAN

L201 OFFSITE PLANTING PLAN, NOTES & LEGEND

L300 OFFSITE IRRIGATION PLAN

L301 OFFSITE IRRIGATION PLAN

L302 OFFSITE IRRIGATION NOTES & LEGEND

L303 OFFSITE IRRIGATION DETAILS

L304 OFFSITE IRRIGATION DETAILS

L305 OFFSITE IRRIGATION DETAILS

L306 OFFSITE IRRIGATION WATER CALCULATION

L400 CONSTRUCTION DETAILS

L500 PLANTING DETAILS

ALIGN / FLUSH

BW BOTTOM OF WALL

CENTERLINE

CIP CAST IN PLACE

CJ CONTROL JOINT

DETAIL CALLOUT

DIA DIAMETER

EQ EQUAL

(E) EXISTING

EJ EXPANSION JOINT

FOW FACE OF WALL

FG FINISH GRADE

FS FINISH SURFACE

FIRE LADDER PAD

HB HOSE BIB

HDR HEADER

HP HIGH POINT

SYMBOLS & ABBREVIATIONS

C

L

POB POINT OF BEGINNING

POC POINT OF CONNECTION

PROPERTY LINE

PT PRESSURE TREATED

REVISION CLOUD

REVISION DELTA

P

L

1

KEY PLAN: LEVEL 1

HT HEIGHT

LOW LIMIT OF WORK

MAX MAXIMUM

MIN MINIMUM

NIC NOT IN CONTRACT

OC ON CENTER

PA PLANTING AREA

SWPA STORM WATER PLANTING AREA

PAE PUBLIC ACCESS EASEMENT

PIP POURED IN PLACE

R RADIUS

ROW RIGHT-OF-WAY

RIM RIM ELEVATION

SAD SEE ARCHITECTURAL DRAWINGS

SCD SEE CIVIL DRAWINGS

SID SEE INTERIOR DRAWINGS

SPD SEE PLUMBING DRAWINGS

SIM SIMILAR

SPECS SPECIFICATIONS

SSD SEE STRUCTURAL DRAWINGS

TBD TO BE DETERMINED

TC TOP OF CURB

TW TOP OF WALL

TYP TYPICAL

WP WATER PROOFING
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SHEET INDEX,

KEY PLAN &

NOTES

L000

GENERAL NOTES:

1. DESIGN SHALL MEET ALL APPLICABLE STATE AND LOCAL CODES.

2. SEE CIVIL PLANS FOR GRADES, STORMWATER MANAGEMENT, AND ADA PATH OF TRAVEL.

3. PROVIDE WRITTEN NOTIFICATION OF ALL DISCREPANCIES BETWEEN EXISTING AND PROPOSED SITE IMPROVEMENTS.

4. VERIFY EXISTING SITE INFORMATION, INCLUDING GRADES, UTILITIES, PROPERTY LINES, SETBACKS, EASEMENTS, LIMITS OF

ROADWAYS, CURBS AND GUTTERS.

5. ALL MATERIALS, FINISHES, MANUFACTURED ITEMS AND EQUIPMENT SHALL BE INSTALLED IN FULL ACCORDANCE WITH THE

SUPPLIER'S OR MANUFACTURER'S WRITTEN RECOMMENDATIONS OR THESE DOCUMENTS, WHICHEVER IS MOST STRINGENT.

6. PROVIDE CONSTRUCTION BARRIERS AS REQUIRED. PROTECT ADJACENT PROPERTY.

7. INFORMATION ON THE DRAWINGS RELATIVE TO EXISTING CONDITIONS IS APPROXIMATE ONLY. DRAWINGS ARE GENERALLY

DIAGRAMMATIC AND INDICATIVE OF THE WORK TO BE INSTALLED. BEFORE PROCEEDING WITH ANY WORK, THE CONTRACTOR

SHALL CHECK AND VERIFY ALL EXISTING CONDITIONS AND INFORM THE LANDSCAPE ARCHITECT OF ANY DISCREPANCY

BETWEEN THE DRAWINGS AND ACTUAL CONDITIONS. THE CONTRACTOR SHALL EXERCISE CARE IN EXCAVATING AND

WORKING NEAR EXISTING UTILITIES AND STRUCTURES.

8. ALL DRAIN LINES, IRRIGATION SUPPLY LINES, CONDUIT, SLEEVES, POWER AND WATER SERVICE POINTS SHALL BE IN PLACE

PRIOR TO INSTALLATION OF SITE LANDSCAPE CONSTRUCTION.

9. CONTRACTOR SHALL COORDINATE WALL AND CURB PENETRATIONS FOR INSTALLATION OF WATERPROOFING, SLEEVES

CONDUIT AND ANCHOR BOLTS.

10.SCALE APPLIES TO FULL-SIZED DRAWINGS ONLY. DO NOT SCALE FROM REDUCED DRAWINGS.

p:\17dw276\CAD\OFF-SITE\SHEETS\L000 SHEET INDEX,  KEY PLAN.dwg, 12/17/2018 4:12:07 PM,

MarionT, ARCH full bleed D (24.00 x 36.00 Inches)
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EJ

DRIVEWAY,

SCD

29'-9"

8'-3"

MATERIALS LEGEND

CALLOUT SYMBOL DESCRIPTION DETAIL MANUFACTURER PRODUCT MATERIAL / COLOR / FINISH SIZE QTY. NOTES

PAVING + EDGING

PV-1 CONCRETE PAVING ON GRADE: SIDEWALK GRANITE ROCK READY-MIX CONCRETE

GRANITE ROCK READY-MIX CONCRETE / COLOR: NATURAL /

BROOM FINISH

2' X 2' CITY GRID

SEE PLAN

4,169 SF

SIDEWALKS: NATURAL WITH BROOM FINISH TO MEET CITY STANDARD. SCD.

WWW.GRANITEROCK.COM

PV-2 CONCRETE PAVING ON GRADE: CORNER

GRANITE ROCK / DAYTON

SUPERIOR

READY-MIX CONCRETE AND TOP CAST

FINISH

GRANITE ROCK READY-MIX CONCRETE / COLOR: NATURAL /

FINISH: GRACE TOP CAST 05- SANDBLAST

4' X 4'

SEE PLAN

1,070 SF WWW.GRANITEROCK.COM; WWW.DAYTONSUPERIOR.COM

AMENITIES

A-1 WOOD BENCH - LANDSCAPE FORMS NEOLIVIANO BENCH JARRAH WOOD & ALUMINUM 69" BACKED 3

WWW.LANDSCAPEFORMS.COM/EN-US/PRODUCTDATA/PAGES/NEOLIVIANO-BENCH

.ASPX

A-2 TRASH RECEPTACLE - LANDSCAPE FORMS FGP LITTER JARRAH & POWDERCOATED METAL: SILVER

19" X 20"

HEIGHT: 37"

3 WWW.LANDSCAPEFORMS.COM/EN-US/PRODUCT/PAGES/FGP-LITTER.ASPX

A-3 ROOT BARRIER DEEPROOT UB 36-2 36" DEEP ROOT BARRIER / BLACK

36" ROLL: CUT IN 8'

LENGTHS

144 LF

WWW.DEEPROOT.COM ; (800) 458-7668

1/L400

2/L400

3/L400

4/L500

5/L500

1/L400

2/L400
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OFFSITE

MATERIALS

PLAN, NOTES

& LEGEND

L101

LAYOUT NOTES:

1. WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED DIMENSIONS.

2. CONTRACTOR SHALL VERIFY ALL DIMENSIONS, GRADES AND CONDITIONS PRIOR TO COMMENCING WORK AND

SHALL NOTIFY OWNER'S REPRESENTATIVE OF DISCREPANCIES.

3. WHERE 'VERIFY' OR 'FIELD VERIFY' IS USED IN CONJUNCTION WITH A DIMENSION, THE CONTRACTOR SHALL VERIFY

THE MEASUREMENT PRIOR TO BEGINNING THE WORK.  IMMEDIATELY BRING DISCREPANCIES TO THE ATTENTION OF

THE OWNER'S REPRESENTATIVE.

4. DIMENSIONS ARE TAKEN FROM FACE OF BUILDING. COLUMN GRID LINE OR WALL AND BACK OF CURB UNLESS

OTHERWISE NOTED.

5. ALL CURVES SHALL BE SMOOTH AND CONTINUOUS WITH NO ABRUPT CHANGES IN DIRECTION.

6. CONTRACTOR TO VERIFY EXISTING FINISH GRADES WHERE PLANTER WALLS ARE LOCATED.  FINAL GRADES MAY BE

DIFFERENT THAN DESIGN GRADES SHOWN.  SEE CIVIL DRAWINGS FOR GRADING INFORMATION.  CONTRACTOR TO

BRING ANY GRADE DISCREPANCIES TO THE ATTENTION OF THE LANDSCAPE ARCHITECT FOR REVIEW, AS IT

AFFECTS WALL HEIGHTS.

7. CONTRACTOR SHALL PROVIDE POSITIVE DRAINAGE ON ALL PAVED SURFACES AND ENSURE THAT NO PONDING OF

WATER OCCURS.

8. ALL UTILITY HATCHES, COVERS AND BOXES SHALL RESIDE IN PLANTING AREAS OR PAVING AREAS, NOT IN BOTH.

ALIGN HATCHES AND CENTER UTILITIES IN PAVING SCORE PATTERNS.

p:\17dw276\CAD\OFF-SITE\SHEETS\L100 OFFSITE MATERIALS PLAN.dwg, 12/17/2018 4:12:49 PM, MarionT,

ARCH full bleed D (24.00 x 36.00 Inches)
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PLANT LEGEND

CALLOUT SYMBOL BOTANICAL NAME COMMON NAME QTY.

CONTAINER

SIZE

SPACING WUCOLS

IRRIGA.

TYPE

CALI.

NATIVE

MATURE

WIDTH

REMARKS

   TREES

PLA ACE PLATANUS ACERIFOLIA 'COLUMBIA' LONDON PLANE TREE 7

48" BOX

STANDARD

SEE

PLAN

MODERATE BUBBLER N 30-40'

TRI CON TRISTANIA CONFERTA BRISBANE BOX 2

48" BOX

STANDARD

SEE

PLAN

MODERATE BUBBLER N 25'

   SHRUBS AND GROUNDCOVER

RHA IND RHAPHIOLEPIS INDICA 'BALLERINA' BALLERINA INDIAN HAWTHORNE 90 5 GAL 3' O.C. LOW DRIP N 5-6'

LIM CAL LIMONIUM CALIFORNICUM SEA LAVENDER 252 1 GAL 2' O.C. LOW DRIP Y 2'
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OFFSITE

PLANTING

PLAN, NOTES

& LEGEND

L201

PLANTING NOTES:

1. ALL PLANT GROUPS ARE DESIGNED FOR LOW TO MODERATE WATER USE, AND LAID OUT BY WATER ZONES

DEPENDING ON WATER NEEDS. ALL PLANTING IS WATERED BY DRIP, BUBBLERS OR SUB-SURFACE IRRIGATION.

2. PLANT MATERIAL LOCATIONS SHOWN ARE DIAGRAMMATIC AND MAY BE SUBJECT TO CHANGE IN THE FIELD BY

THE LANDSCAPE ARCHITECT. PLANT LOCATIONS ARE TO BE ADJUSTED IN THE FIELD AS NECESSARY TO SCREEN

UTILITIES BUT NOT TO BLOCK WINDOWS, SIGNS NOR IMPEDE ACCESS.

3. TREE PLANTING AND INSTALLATION WITHIN RIGHT OF WAY IS SUBJECT TO CITY OF SOUTH SAN FRANCISCO

CODES AND STANDARDS.

4. TREES ARE MEANT TO ALIGN WITH EACH OTHER UNLESS INDICATED OTHERWISE.

5. TREES NEED TO BE STAKED IN LOCATION AND APPROVED BY LANDSCAPE ARCHITECT BEFORE PLANTING. TREES

AT BUILDING FACADE ARE NOT TO BLOCK WINDOWS AND MAY BE ADJUSTED IN THE FIELD.

6. ALL GROUNDCOVER PLANTING AREAS ARE EXPECTED TO UNIFORMLY COVER THE PLANTING AREA IN TWO (2)

YEARS. ALL SHRUB PLANTING AREAS ARE EXPECTED TO UNIFORMLY COVER THE PLANTING AREA IN FIVE (5)

YEARS.

7. FINISH GRADE OF ALL SHRUB AREAS ON SITE SHALL BE 1-1/2 INCHES BELOW ADJACENT PAVING OR HEADER.

8. ALL NEW PLANTING AREA SHALL HAVE A MINIMUM OF 3" DEPTH LAYER OF ORGANIC MULCH APPLIED.

STABILIZING MULCH PRODUCTS SHALL BE APPLIED TO SLOPES OF 3 TO 1 OR GREATER.

9. A SOIL ANALYSIS SHOULD BE PERFORMED DETERMINING THE SOIL TEXTURE, ORGANIC MATTER AND ESSENTIAL

NUTRIENTS, SOIL INFILTRATION RATE, MEASURE OF PH AND TOTAL SOLUBLE SALTS. ALL RECOMMENDATIONS

SHALL BE ORGANIC AND NON-SYNTHETIC AND BASED ON RECYCLED WATER USE. TOP SOIL SHALL BE

STOCKPILED ON SITE AS SPACE ALLOWS, SEE SPECIFICATIONS.

10. AMENDMENTS OF SOILS DESIGNED TO PROMOTE HEALTHY WATER AND AIR ACCESS TO THE ROOT ZONE OF

TREES TO BE PLANTED WITHIN 5 FEET OF ANY PAVEMENT OR OTHER COMPACTED AREA AND THE AMOUNT OF

COMPOST SHALL ACHIEVE A MINIMUM OF 3.5% ORGANIC MATTER CONTENT BY DRY WEIGHT UNLESS SOIL

REPORT RECOMMENDS AN ALTERNATIVE PERCENT OF ORGANIC MATTER TAILORED TO THE PLANT MATERIALS

SPECIFIED IN THE LANDSCAPE DESIGN PLAN.

11.SEE CIVIL DRAWINGS FOR STREETSCAPE STORMWATER AND GRADING INFORMATION.

12.TREES MUST BE LOCATED AT LEAST 10' FROM FIRE HYDRANTS, UTILITY POLES, DRIVEWAYS, AND HIGHWAY

SIGNS.
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L300

OFFSITE

IRRIGATION

PLAN

FOR CONNECTION OF MAIN LINE  AND

LOCATION OF P.O.C  AND CONTROLLER

SERVICING THE OFF-SITE IRRIGATION.

(REFER TO ON-SITE IRRIGATION DRAWING

SHEET L3.0).

fax 925.932.5671tel 925.939.3985
www.rmairrigation.com

2760 Camino Diablo
Walnut Creek, CA 94597

t

Russell D. Mitchell Associates, Inc.
Irrigation Consultant:

NOTES:

7. CONTRACTOR TO INSTALL ALL IRRIGATION PIPING TO GO

AROUND ALL UTILITY BOX, LIGHTS, SIGNS, ETC. (DRAWINGS

ARE DIAGRAMMATIC).

6. EACH DRIP ZONE SHALL RECEIVE A SET OF AIR VENT/VACUUM

RELIEF VALVE AT THE HIGHS POINT AND FLUSH VALVES AND

OPERATION INDICATOR AT FARTHEST ENDS OF EACH SYSTEM.

1. ONE BUBBLER SYMBOL IS SHOWN AT TREES FOR GRAPHIC

CLARITY ONLY. INSTALL MINIMUM TWO BUBBLERS AT EACH

TREE.  INSTALL REQUIRED NUMBER OF BUBBLERS AS DETAILED.

2. IRRIGATION EQUIPMENT MAY BE SHOWN WITHIN HARDSCAPE

FOR GRAPHIC CLARITY ONLY. INSTALL ALL IRRIGATION

EQUIPMENT WITHIN PLANTED AREAS. IRRIGATION PIPE AND

WIRE CROSSING BENEATH HARDSCAPE SURFACES SHALL BE

CONTAINED WITHIN SLEEVING OR SCHEDULE 40 PVC CONDUIT.

SLEEVING SIZE SHALL BE A MINIMUM OF TWO TIMES THE

AGGREGATE DIAMETER OF ALL PIPES CONTAINED WITH SLEEVE.

PROVIDE VERTICAL SWEEP FOR ALL ELECTRICAL CONDUIT ON

EACH SIDE OF HARDSCAPE AND TERMINATE ENDS AT 12"

MINIMUM DEPTH AND 12" FROM HARDSCAPE SURFACE.

3. UNSIZED LATERAL LINE PIPING LOCATED DOWN STREAM OF 1"

PIPING SHALL BE 3/4" IN SIZE (TYPICAL).

4. SIZING OF LATERAL PIPE SHALL BE AS FOLLOWS:

5. SIZING OF LATERAL LINE PIPE FOR DRIPLINE (12" O.C. GRID

WITH 0.6 GPM OR LESS EMITTERS) SHALL BE AS FOLLOWS:

0.75"

1"

1.25"

1.5"

0-6 GPM

7-12 GPM

13-20 GPM

21-32 GPM

0.75"

1"

1.25"

1.5"

0-500 FT

501-1100 FT

1101-2000 FT

2001-3000 FT
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Issue:

OFF-SITE SUBMITTAL 1

10/10/2018 OFF-SITE SUBMITTAL 2

12/17/2018 OFF-SITE SUBMITTAL 3

OFFSITE

IRRIGATION

PLAN

L301

IRRIGATION PERFORMANCE NOTES:

1. ALL PLANT GROUPS ARE LAID OUT BY WATER ZONES DEPENDING ON WATER NEEDS. ALL PLANTING IS WATERED BY DRIP, BUBBLERS OR SUB-SURFACE IRRIGATION. TIE TO EXISTING

IRRIGATION CONTROL SYSTEM. CONNECT TO WEATHER BASED CONTROLLER AND BACKFLOW PREVENTOR. COORDINATE WITH CLIENT REPRESENTATIVE.

2. ALLOW ONE VALVE MINIMUM PER HYDRO ZONE IN EACH PLANTER. THERE ARE SIX TYPES OF WATER ZONE GROUPINGS FOR THIS WORK.

3. ALLOW ONE OVERFLOW DRAIN AND DRAIN PER PLANTER. COORDINATE WITH PLUMBER AND ASSOCIATED TRADES.

4. CONTROLLER SYSTEM TO BE WEATHERTRAK OR EQUAL WITH RAIN SENSOR.  CONTROLLER SHALL BE A TYPE WHICH DOES NOT LOSE PROGRAMMING DATA IN THE EVENT THE PRIMARY

POWER SOURCE IS INTERRUPTED. SUPPLY 2-YEAR SUBSCRIPTION.  LOCATION TO BE DETERMINED.

5. USE NETAFIM PRESSURE COMPENSATING DRIP LINES WITH EMITTERS AT 12" O.C. AND 0.9 GPH FOR IRRIGATION OR APPROVED EQUAL. ALL IRRIGATION LINES AND HEADS SHALL BE

INSTALLED PER MANUFACTURER SPECIFICATIONS ENSURING EQUIPMENT & INSTALLATION MEETS OR EXCEEDS STATE CODES. ALL IRRIGATION EMISSION DEVICES MUST MEET THE

REQUIREMENTS SET IN THE ANSI STANDARD. ASABE/ICC 802-2014. "LANDSCAPE IRRIGATION SPRINKLER AND EMITTER STANDARD," ALL SPRINKLER HEADS INSTALLED IN THE LANDSCAPE

MUST DOCUMENT A DISTRIBUTION UNIFORMITY LOW QUARTER OR 0.65 OR HIGHER USING THE PROTOCOL DEFINED IN ASABE/ICC 802-2014.

6. IRRIGATION LINES UNDER PAVING SHALL BE PLACED IN A SLEEVE THAT IS AT LEAST 2 SIZES LARGER THAN PIPE.

7. CONTRACTOR TO VERIFY PRESSURE ON SITE BEFORE BEGINNING ANY IRRIGATION WORK. PRESSURE REGULATORS SHALL BE INSTALLED ON THE IRRIGATION SYSTEM TO ENSURE THE

DYNAMIC PRESSURE OF THE SYSTEM IS WITHIN THE MANUFACTURERS RECOMMENDED PRESSURE RANGE. CONDUCT PRESSURE TEST.

8. ALL THREADED JOINTS SHALL BE COATED WITH TEFLON TAPE.

9. AREAS LESS THAN TEN (10) FEET IN WIDTH IN ANY DIRECTION SHALL BE IRRIGATED WITH SUBSURFACE IRRIGATION OR OTHER MEANS THAT PRODUCES NO RUNOFF OR OVERSPRAY.

10. MANUAL SHUT-OFF VALVES (SUCH AS GATE VALVE, BALL VALVE, OR BUTTERFLY VALVE) SHALL BE INSTALLED AS CLOSE AS POSSIBLE TO THE POINT OF CONNECTION OF THE WATER

SUPPLY.

fax 925.932.5671tel 925.939.3985
www.rmairrigation.com

2760 Camino Diablo
Walnut Creek, CA 94597

t

Russell D. Mitchell Associates, Inc.
Irrigation Consultant:

NOTES:

7. CONTRACTOR TO INSTALL ALL IRRIGATION PIPING TO GO

AROUND ALL UTILITY BOX, LIGHTS, SIGNS, ETC. (DRAWINGS

ARE DIAGRAMMATIC).

6. EACH DRIP ZONE SHALL RECEIVE A SET OF AIR VENT/VACUUM

RELIEF VALVE AT THE HIGHS POINT AND FLUSH VALVES AND

OPERATION INDICATOR AT FARTHEST ENDS OF EACH SYSTEM.

1. ONE BUBBLER SYMBOL IS SHOWN AT TREES FOR GRAPHIC

CLARITY ONLY. INSTALL MINIMUM TWO BUBBLERS AT EACH

TREE.  INSTALL REQUIRED NUMBER OF BUBBLERS AS DETAILED.

2. IRRIGATION EQUIPMENT MAY BE SHOWN WITHIN HARDSCAPE

FOR GRAPHIC CLARITY ONLY. INSTALL ALL IRRIGATION

EQUIPMENT WITHIN PLANTED AREAS. IRRIGATION PIPE AND

WIRE CROSSING BENEATH HARDSCAPE SURFACES SHALL BE

CONTAINED WITHIN SLEEVING OR SCHEDULE 40 PVC CONDUIT.

SLEEVING SIZE SHALL BE A MINIMUM OF TWO TIMES THE

AGGREGATE DIAMETER OF ALL PIPES CONTAINED WITH SLEEVE.

PROVIDE VERTICAL SWEEP FOR ALL ELECTRICAL CONDUIT ON

EACH SIDE OF HARDSCAPE AND TERMINATE ENDS AT 12"

MINIMUM DEPTH AND 12" FROM HARDSCAPE SURFACE.

3. UNSIZED LATERAL LINE PIPING LOCATED DOWN STREAM OF 1"

PIPING SHALL BE 3/4" IN SIZE (TYPICAL).

4. SIZING OF LATERAL PIPE SHALL BE AS FOLLOWS:

5. SIZING OF LATERAL LINE PIPE FOR DRIPLINE (12" O.C. GRID

WITH 0.6 GPM OR LESS EMITTERS) SHALL BE AS FOLLOWS:

0.75"
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1.25"

1.5"

0-6 GPM

7-12 GPM

13-20 GPM

21-32 GPM
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1101-2000 FT

2001-3000 FT
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3/4" AND LARGER:

1120-SCHEDULE 40 PVC PLASTIC PIPE WITH

SCHEDULE 40 PVC SOLVENT WELD FITTINGS.

12" COVER. (18 COVER UNDER PAVEMENT SECTION)

PURPLE

LATERAL LINE:

33 DNP RAIN BIRD QUICK COUPLING VALVE

IRRIGATION LEGEND - RECYCLED WATER

TORO BUBBLER

(SHRUB) 2 PER SHRUB

30
TRICKLE

PURPLE

SLEEVING:

NOTE:

ALL PIPE SHALL BE PW PIPE "PW PURPLE PLUS",  APACHE "PURPLE PIPE",

OR APPROVED EQUAL FOR  USE WITH RECYCLED WATER SYSTEMS.

1120-CL. 200 PVC PLASTIC PIPE. COVER TO BE AS

INDICATED IN SPECIFICATIONS OR AS INDICATED

ABOVE FOR PIPE DEPTH OF COVER.

P220-27-EZR-100

W/RW-60 KIT

TORO REMOTE CONTROL VALVE WITH PRESSURE REGULATOR

.25
30

TRICKLE
DB-15-PC-E

TORO TREE BUBBLER

(TWO PER TREE)

DZK-TPV-1-MF/

W/RW-60 KIT

TORO REMOTE CONTROL VALVE DRIP ZONE KIT

BASELINE 1 STATION BICODERBL-5201

BL-5202 BASELINE 2 STATION BICODER

DB-04-PC-E

0.066

CLASS 315 PVC PLASTIC PIPE WITH

SCHEDULE 80 PVC SOLVENT WELD FITTINGS.

18" COVER. (24" COVER UNDER PAVEMENT SECTION)

PURPLE

MAIN LINE:

2" AND SMALLER

REMOTE CONTROL VALVE SIZE (IN INCHES)

FLOW (GPM)

CONTROLLER AND STATION NUMBER

CONTROLLER AND STATION NUMBER

AREA (SQ. FT.)

FLOW (GPM)

REMOTE CONTROL VALVE SIZE (IN INCHES)

ASSOCIATED REMOTE CONTROL VALVE

ASSOCIATED REMOTE CONTROL VALVE

APPROXIMATE CONNECTION POINT BETWEEN DRIPLINE TUBING AND PVC

SUPPLY. REFER TO DRIPLINE TUBING CONNECTION DETAIL FOR MORE

INFORMATION.

DRIP ZONE:
TORO DL2000 SERIES DRIPLINE WITH TRI-LOC

FITTINGS, PART #RGP-212-05-E. TUBING TO BE

INSTALLED 4" BELOW GRADE IN A 12" O.C. GRID

ACCORDING TO DETAILS. SIZE EXHAUST HEADERS

AS FOLLOWS: 1": 0-10 GPM, 1.25": 11-20 GPM. ALL

EXHAUST HEADERS SHALL BE 1" SCH 40 PVC OR 1"

SCH 40 FLEXIBLE PVC. USE SCH. 40 PVC SOLVENT

WELD FITTINGS. EXTEND PVC HEADERS TO THE

ENDS OF ALL DRIP ZONES TO BALANCE FLOW IF

REQUIRED. SEE DETAILS FOR FURTHER

INFORMATION.

DRIPLINE REMOTE CONTROL VALVE

SUPPLY

HEADER

EXHAUST

HEADER

570Z-6P-SI-PRX/

O-T-5-QP

TORO POP-UP SPRINKLER WITH SIDE INLET AND A CLOSED 5' NOZZLE TO

BE USED AS DRIPLINE  INDICATOR

T-YD-500-34 TORO AIR RELIEF VALVE

LGT-XX-SS
LEEMCO STAINLESS STEEL GATE VALVE (LINE SIZE)-2.5" AND SMALLER

WLT-0500-T
NDS SCH 40 BALL VALVE OR APPROVED EQUAL

1. THESE IRRIGATION DRAWINGS ARE DIAGRAMMATIC AND

INDICATIVE OF THE WORK TO BE INSTALLED. ALL PIPING,

VALVES, AND OTHER IRRIGATION COMPONENTS MAY BE

SHOWN WITHIN PAVED AREAS FOR GRAPHIC CLARITY ONLY

AND ARE TO BE INSTALLED WITHIN PLANTING AREAS. DUE TO

THE SCALE OF THE DRAWINGS, IT IS NOT POSSIBLE TO

INDICATE ALL OFFSETS, FITTINGS, SLEEVES, CONDUIT, AND

OTHER ITEMS WHICH MAY BE REQUIRED. IN THE EVENT OF

FIELD DISCREPANCY WITH CONTRACT DOCUMENTS, PLAN

THE INSTALLATION WORK ACCORDINGLY BY NOTIFICATION

AND APPROVAL OF THE OWNER'S AUTHORIZED

REPRESENTATIVE AND ACCORDING TO THE CONTRACT

SPECIFICATIONS. NOTIFY AND COORDINATE IRRIGATION

CONTRACT WORK WITH APPLICABLE CONTRACTORS FOR THE

LOCATION AND INSTALLATION OF PIPE, CONDUIT OR SLEEVES

THROUGH OR UNDER WALL, ROADWAYS, PAVING AND

STRUCTURES BEFORE CONSTRUCTION. IN THE EVENT THESE

NOTIFICATIONS ARE NOT PERFORMED, THE CONTRACTOR

ASSUMES FULL RESPONSIBILITY FOR REQUIRED REVISIONS.

2. THE CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE

CODES,  STANDARDS, AND REGULATIONS. ALL WORK AND

MATERIALS SHALL BE IN FULL ACCORDANCE WITH THE

LATEST RULES AND REGULATIONS OF THE NATIONAL

ELECTRIC CODE; THE UNIFORM PLUMBING CODE, PUBLISHED

BY THE WESTERN PLUMBING OFFICIALS ASSOCIATION; AND

OTHER STATE OR LOCAL LAWS OR REGULATIONS. NOTHING

IN THESE DRAWINGS IS TO BE CONSTRUED TO PERMIT WORK

NOT CONFORMING TO THESE CODES OR REGULATIONS.  THE

CONTRACTOR SHALL FURNISH WITHOUT ANY EXTRA CHARGE,

ANY ADDITIONAL MATERIAL AND LABOR WHEN REQUIRED BY

THE COMPLIANCE WITH THESE CODES AND REGULATIONS.

3. THE CONTRACTOR SHALL COORDINATE INSTALLATION OF

IRRIGATION SYSTEM WITH LAYOUT AND INSTALLATION OF

THE PLANT MATERIALS TO INSURE THAT THERE WILL BE

COMPLETE AND UNIFORM IRRIGATION COVERAGE OF

PLANTING IN ACCORDANCE WITH THESE DRAWINGS, AND

CONTRACT DOCUMENTS. THE IRRIGATION LAYOUT SHALL BE

CHECKED BY THE CONTRACTOR AND OWNER'S AUTHORIZED

REPRESENTATIVE PRIOR TO CONSTRUCTION TO DETERMINE

IF ANY CHANGES, DELETIONS, OR ADDITIONS ARE REQUIRED.

IRRIGATION SYSTEM SHALL BE INSTALLED AND TESTED

PRIOR TO INSTALLATION OF PLANT MATERIAL.

4. THE INTENT OF THIS IRRIGATION SYSTEM IS TO PROVIDE THE

MINIMUM AMOUNT OF WATER REQUIRED TO SUSTAIN GOOD

PLANT HEALTH.

5. IT IS THE RESPONSIBILITY OF THE MAINTENANCE

CONTRACTOR AND/OR OWNER TO PROGRAM THE IRRIGATION

CONTROLLER(S) TO PROVIDE THE MINIMUM AMOUNT OF

WATER NEEDED TO SUSTAIN GOOD PLANT HEALTH. THIS

INCLUDES MAKING ADJUSTMENTS TO THE PROGRAM FOR

SEASONAL WEATHER CHANGES, PLANT MATERIAL, WATER

REQUIREMENTS, MOUNDS, SLOPES, SUN, SHADE AND WIND

EXPOSURE.

6. IT IS THE RESPONSIBILITY OF A LICENSED ELECTRICAL

CONTRACTOR TO PROVIDE 120 VOLT A.C. (2.5 AMP DEMAND

PER CONTROLLER) ELECTRICAL SERVICE TO THE

CONTROLLER LOCATION(S). IT IS THE RESPONSIBILITY OF THE

IRRIGATION CONTRACTOR TO COORDINATE THE ELECTRICAL

SERVICE STUB-OUT TO THE CONTROLLER(S). PROVIDE

PROPER GROUNDING PER CONTROLLER MANUFACTURER'S

INSTRUCTIONS AND IN ACCORDANCE WITH LOCAL CODES.

7. PROVIDE EACH CONTROLLER WITH ITS OWN GROUND ROD.

SEPARATE THE GROUND RODS BY A MINIMUM OF EIGHT FEET.

THE GROUND ROD SHALL BE AN EIGHT FOOT LONG BY 5/8"

DIAMETER U.L. APPROVED COPPER CLAD ROD. INSTALL NO

MORE THAN 6" OF THE GROUND ROD ABOVE FINISH GRADE.

CONNECT #6 GAUGE WIRE WITH A U.L. APPROVED GROUND

ROD CLAMP TO ROD AND BACK TO GROUND SCREW AT BASE

OF CONTROLLER WITH APPROPRIATE CONNECTOR. MAKE

THIS WIRE AS SHORT AS POSSIBLE, AVOIDING KINKS OR

BENDING.

8. PROVIDE EACH IRRIGATION CONTROLLER WITH ITS OWN

INDEPENDENT LOW VOLTAGE COMMON GROUND WIRE.

9. SCHEDULE A MEETING WHICH INCLUDES REPRESENTATIVES

OF THE IRRIGATION CONTROLLER MANUFACTURER, THE

MAINTENANCE CONTRACTOR, THE OWNER AND THE

IRRIGATION CONTRACTOR AT THE SITE FOR INSTRUCTION ON

THE PROPER PROGRAMMING AND OPERATION OF THE

IRRIGATION CONTROLLER.

10. IRRIGATION CONTROL WIRES: SOLID COPPER WITH U.L.

APPROVAL FOR DIRECT BURIAL IN GROUND. COMMON

GROUND WIRE: SIZE #12-1 WIRE WITH A WHITE INSULATING

JACKET. CONTROL WIRE SERVICING REMOTE CONTROL

VALVES: SIZE #14-1 WIRE WITH INSULATING JACKET OF

COLOR OTHER THAN WHITE. SPLICES SHALL BE MADE WITH

3M-DBY SEAL PACKS OR APPROVED EQUAL.

11. INSTALL TWO SPARE CONTROL WIRES OF A DIFFERENT

COLOR ALONG THE ENTIRE MAIN LINE. LOOP 36" EXCESS

WIRE INTO EACH SINGLE VALVE BOX AND INTO ONE VALVE

BOX IN EACH GROUP OF VALVES.

12. SPLICING OF LOW VOLTAGE WIRES IS PERMITTED IN VALVE

BOXES ONLY. LEAVE A 36" LONG, 1" DIAMETER COIL OF

EXCESS WIRE AT EACH SPLICE AND A 36" LONG EXPANSION

LOOP EVERY 100 FEET ALONG WIRE RUN. TAPE WIRES

TOGETHER EVERY TEN FEET. DO NOT TAPE WIRES

TOGETHER WHERE CONTAINED WITHIN SLEEVING OR

CONDUIT.

13. INSTALL GREEN PLASTIC VALVE BOXES WITH BOLT DOWN,

NON  HINGED COVER MARKED "IRRIGATION". BOX BODY

SHALL HAVE  KNOCK OUTS. ACCEPTABLE VALVE BOX

MANUFACTURER'S INCLUDE NDS, CARSON OR APPROVED

EQUAL.

14. INSTALL REMOTE CONTROL VALVE BOXES 12" FROM WALK,

CURB, BUILDING OR LANDSCAPE FEATURE. AT MULTIPLE

VALVE BOX GROUPS, INSTALL EACH BOX AN EQUAL DISTANCE

FROM THE WALK, CURB, BUILDING OR LANDSCAPE FEATURE

AND PROVIDE 12" BETWEEN BOX TOPS. ALIGN THE SHORT

SIDE OF RECTANGULAR VALVE BOXES PARALLEL TO WALK,

CURB, BUILDING OR LANDSCAPE FEATURE.

15. VALVE LOCATIONS SHOWN ARE DIAGRAMMATIC. INSTALL IN

GROUND COVER/SHRUB AREAS (AVOID LAWN AREAS WHERE

POSSIBLE).

16. THE CONTRACTOR SHALL LABEL CONTROL LINE WIRE AT

EACH REMOTE CONTROL VALVE WITH A 2 1/4" X 2 3/4"

POLYURETHANE I.D. TAG, INDICATING IDENTIFICATION

NUMBER OF VALVE (CONTROLLER AND STATION NUMBER).

ATTACH LABEL TO CONTROL WIRE.  THE CONTRACTOR SHALL

PERMANENTLY STAMP ALL VALVE BOX LIDS WITH

APPROPRIATE IDENTIFICATION AS NOTED IN CONSTRUCTION

DETAILS.

17. INSTALL A GATE VALVE TO ISOLATE EACH REMOTE CONTROL

VALVE OR GROUP OF RCV'S LOCATED TOGETHER. GATE

VALVE SIZE SHALL BE SAME AS THE LARGEST REMOTE

CONTROL VALVE IN MANIFOLD.

18. FLUSH AND ADJUST IRRIGATION OUTLETS AND NOZZLES FOR

OPTIMUM PERFORMANCE AND TO PREVENT OVER SPRAY

ONTO WALKS, ROADWAYS, AND/OR BUILDINGS. SELECT THE

BEST DEGREE OF THE ARC AND RADIUS TO FIT THE EXISTING

SITE CONDITIONS AND THROTTLE THE FLOW CONTROL AT

EACH VALVE TO OBTAIN THE OPTIMUM OPERATING

PRESSURE FOR EACH CONTROL ZONE.

19. SET SPRINKLER HEADS PERPENDICULAR TO FINISH GRADE.

20. LOCATE BUBBLERS ON UPHILL SIDE OF PLANT OR TREE.

21. INSTALL A HUNTER HCV SERIES, KBI CV SERIES, OR

APPROVED EQUAL SPRING LOADED CHECK VALVE IN

SPRINKLER RISER ASSEMBLIES WHERE LOW OUTLET

DRAINAGE WILL CAUSE EROSION AND/OR EXCESS WATER.

22. NOTIFY LOCAL JURISDICTIONS FOR INSPECTION AND TESTING

OF INSTALLED BACKFLOW PREVENTION DEVICE.

23. THE SPRINKLER 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.

24. PIPE SIZING SHOWN ON THE DRAWINGS IS TYPICAL. AS

CHANGES IN LAYOUT OCCUR DURING STAKING AND

CONSTRUCTION THE SIZE MAY NEED TO BE ADJUSTED

ACCORDINGLY.

25. PIPE THREAD SEALANT COMPOUND SHALL BE RECTOR SEAL

#5.

26. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR

MINOR CHANGES IN THE IRRIGATION LAYOUT DUE TO

OBSTRUCTIONS NOT SHOWN ON THE IRRIGATION DRAWINGS

SUCH AS LIGHTS, FIRE HYDRANTS, SIGNS, ELECTRICAL

ENCLOSURES, ETC.

27. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR

CHANGES IN THE IRRIGATION LAYOUT AND VALVE ZONING

DUE TO VARIATIONS IN THE EXISTING SITE CONDITIONS SUCH

AS EXPOSURE FROM BUILDINGS, TRELLISES, TREES, ETC., AS

WELL AS SLOPE AND SOIL CONDITIONS. THE CONTRACTOR

SHALL NOTIFY THE LANDSCAPE ARCHITECT AND IRRIGATION

CONSULTANT OF THE PROPOSED CHANGES PRIOR TO

INSTALLATION FOR APPROVAL.

28. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR

ADJUSTING THE IRRIGATION SYSTEM DESIGN IF THE

PLANTING DESIGN CHANGES FROM THE ORIGINAL PLAN AND

NEEDS TO ADAPT TO THE NEW PLANTING DESIGN. THE

LANDSCAPE CONTRACTOR NEEDS TO NOTIFY THE

LANDSCAPE ARCHITECT AND IRRIGATION CONSULTANT OF

PROPOSED CHANGES PRIOR TO INSTALLATION FOR

APPROVAL.

29. WHEN WORK OF THIS SECTION HAS BEEN COMPLETED AND

SUCH OTHER TIMES AS MAY BE DIRECTED, REMOVE ALL

TRASH, DEBRIS, SURPLUS MATERIALS AND EQUIPMENT FROM

SITE.

30. CONTRACTOR SHALL BE RESPONSIBLE FOR SUPPLEMENTAL

HAND WATERING OF ALL PLANT MATERIAL WITHIN DRIPLINE

AREAS UNTIL THE PLANTS.

31. PROVIDE TRAINING TO CITY ON THE OPERATION OF

IRRIGATION SYSTEM AND CONTROLLER.

IRRIGATION NOTES

RAIN MASTER EAGLE PLUS 12 STATION WITH iCARD. IN A STAINLESS STEEL

ENCLOSURE. (INSTALLED WITHIN THE ON-SITE IRRIGATION REFER TO

SHEET L3.0)

EGP12i-SPED

OFFSITE

IRRIGATION

NOTES &

LEGEND
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SCALE: NONE

4

WEATHERPROOF WIRE SPLICE ASSEMBLY

1

2

3 4 5

INSTRUCTIONS:

STRIP WIRES APPROXIMATELY 1/2" (13 mm) TO EXPOSE WIRE.

TWIST CONNECTOR AROUND WIRES CLOCKWISE UNTIL HAND TIGHT, DO NOT

OVERTIGHTEN.

INSERT WIRE ASSEMBLY INTO PLASTIC TUBE UNTIL WIRE CONNECTOR SNAPS

PAST LIP IN BOTTOM OF TUBE.

PLACE WIRES WHICH EXIT TUBE IN WIRE EXIT HOLES AND CLOSE CAP UNTIL IT

SNAPS.

INSPECT FINAL SPLICE ASSEMBLY TO BE SECURE AND FINISHED.

1.

2.

3.

4.

5.

2

SCALE: NONE

REMOTE CONTROL VALVE (DRIPZONE)

1
FINISH GRADE

2

1

3

3

4

5

6

8

9

10

11

12 13

14

15

16

DISC FILTER16

2

SCHEDULE 80 PVC UNION BALL VALVE

(ONE PER VALVE)

VALVE I.D. TAG (CONTROLLER AND

STATION NUMBER).

REMOTE CONTROL VALVE WITH FLOW

CONTROL AND MANUAL BLEED

(PRESSURE REGULATOR WHERE

SHOWN ON PLANS).

SCHEDULE 80 PVC 90° ELBOW

(TxT).

PVC MAIN LINE.

PEA GRAVEL OR 3/4" DRAIN ROCK-

4" [100mm] DEEP BELOW VALVE (NO

SOIL IN VALVE BOX).

UPC APPROVED SCHEDULE 40 PVC

TEE.

VALVE CONTROL WIRE- PROVIDE SEAL

PACKS AT ALL SPLICES AND 3' [1m] OF

EXCESS UF WIRE IN A 1" [25mm]

DIAMETER COIL.

REFER TO IRRIGATION SPECS.

SCHEDULE 80 PVC THREADED

UNION.

PVC LATERAL LINE.

BRICK-1 EACH CORNER.

19 GAUGE 1/2" [12mm] SQUARE WIRE

MESH.

SCHEDULE 80 PVC NIPPLE-

LENGTH AS REQUIRED.

FINISH GRADE.

1

2

3

4

5

6

7

8

9

10

11 12 13

14

15

16

17

5

4

3

2

7

11

12

10

9

8

13

14

15

16

17

SCHEDULE 80 PVC UNION BALL

VALVE (ONE PER VALVE).

18

18

SCHEDULE 80 PVC NIPPLE (4 TOTAL).

3" [75mm] MIN, 6" [150mm] MAX.

SCALE: NONE

1

REMOTE CONTROL VALVE

5
REMOTE CONTROL VALVE

6

VALVE I.D. TAG (CONTROLLER AND

STATION NUMBER).

SCHEDULE 40 MALE ADAPTER7

PVC MAIN LINE.

BRICK-1 EACH CORNER.

8

9

10 UPC APPROVED SCHEDULE 40 PVC

TEE.

SCHEDULE 80 PVC NIPPLE-(4-TOTAL)

LENGTH AS REQUIRED.

11

12

PEA GRAVEL OR 3/4" [20mm] DRAIN

ROCK - 4" [102mm] DEEP BELOW

VALVE (NO SOIL IN VALVE BOX).

19 GAUGE 1/2" [13mm] SQUARE WIRE

MESH.

13

SCHEDULE 80 PVC 90° ELBOW

(TxT).

14

15

VALVE CONTROL WIRE- PROVIDE

3M-DBY SEAL PACKS AT ALL

SPLICES AND 3' [1m] OF EXCESS UF

WIRE IN A 1" [25mm] DIAMETER COIL.

USE A 14" X 19" RECTANGULAR

PLASTIC VALVE BOX WITH BOLT DOWN

LID FOR 1" VALVES. FOR 1.5" AND

LARGER VALVES INSTALL BALL VALVE

WITHIN A SEPARATE 10" ROUND BOX

OR ONE BALL VALVE PER MANIFOLD

OF VALVES. GATE VALVE SIZE SHALL

BE SAME AS LARGEST VALVE WITHIN

MANIFOLD. ONE VALVE PER BOX- NO

EXCEPTIONS. INSTALL BOX AS SHOWN

IN BOX INSTALLATION DETAIL.

RECTANGULAR JUMBO PLASTIC

VALVE BOX WITH BOLT DOWN LID.

ONE VALVE PER BOX- NO

EXCEPTIONS. INSTALL BOX AS

SHOWN IN BOX INSTALLATION DETAIL.

7

4

SCHEDULE 80 PVC THREADED UNION

PRESSURE REGULATOR (40 PSI)17

17

SCALE: NONE

8

VALVE BOX INSTALLATION

A1

12" TYPICAL

INSTRUCTIONS:

1. CENTER VALVE BOX OVER REMOTE CONTROL 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 RCV AND VALVE BOX ASSEMBLY IN GROUND COVER/SHRUB AREA

WHERE POSSIBLE. INSTALL IN LAWN ONLY IF GROUND COVER DOES NOT

EXIST ADJACENT TO LAWN.

4. SET BOXES PARALLEL TO EACH OTHER AND PERPENDICULAR TO EDGE OF

LAWN, WALK, FENCE, CURB, ETC.

5. AVOID HEAVILY COMPACTING SOIL AROUND VALVE BOXES TO PREVENT

COLLAPSE AND DEFORMATION OF VALVE BOX SIDES.

6. INSTALL EXTENSION BY VALVE BOX MANUFACTURER AS REQUIRED TO

COMPLETELY ENCLOSE ASSEMBLY FOR EASY ACCESS.

12"

1 CONTROLLER ID.

3

RECTANGULAR VALVE BOX

ROUND VALVE BOX FOR

QCV AND GATE VALVE.

HEAT BRAND VALVE TYPE

INTO INTO LID PER TABLE.

EDGE OF LAWN, WALK,

FENCE, CURB, ETC.

1

TREE

2

2 ALL TREE VALVES TO HAVE

TREE BRANDED INTO LID.

3

VALVE IDENTIFICATION

12" 12"

5

5

TOP VIEW OF BOXES

7

7

GATE VALVE GV

PRESSURE REDUCER PRV

MASTER VALVE MV

FLOW SENSOR FS

SPLICE BOX SB

QUICK COUPLER QC

PULL BOX PB

LIGHTNING ARRESTOR LA

MAIN LINE AIR RELIEF ARV

HYDROMETER HM

GROUND ROD GR

REMOTE CONTROL VALVE A___

A1

4

4 HEAT BRAND VALVE TYPE

PER TABLE OR

CONTROLLER ID AND

STATION NUMBER INTO LID.

6

6 STATION NUMBER.

SCALE: NONE

5

TREE AND SHRUB BUBBLER

UPHILL

TREE BUBBLER PLACEMENT EXAMPLES

UPHILL

LEVEL GRADE
SLOPED GRADE

BUBBLER (TO BE INSTALLED ON TOP

OF ROOTBALL).

FINISH GRADE.

TREE OR SHRUB ROOTBALL.

1/2" [13mm] IPS FLEXIBLE PVC.

PVC TEE (SST), ELBOW (ST) OR FEMALE

ADAPTER.

PVC LATERAL LINE.

TREE OR SHRUB.

EDGE OF ROOTBALL (TYPICAL).

1

5

6

7

8

10

11

1/2" [13mm] SCH. 40

MALE ADAPTER.

2

3

4

6" [150mm] STEEL STAPLE.

9

TREE STAKES.

1

NOTE:

SUGGESTED QUANTITY OF

BUBBLERS PER TREES AND

SHRUBS SIZE:

· SHRUBS = 1 BUBBLER

· 15 GAL OR 24" BOX = 2

BUBBLERS

· 36 GAL OR 48" BOX = 4

BUBBLERS

· 60 GAL OR 72" BOX = 6

BUBBLERS

REFER TO IRRIGATION

LEGEND

SCALE: NONE

7

GATE VALVE

3"

10" ROUND PLASTIC VALVE BOX WITH BOLT DOWN LID.

8" [200mm] CLASS 160 OR SCHEDULE 40 PVC PIPE (NOTCH TO FIT OVER MAIN

LINE PIPE).

PVC MAIN LINE.

FINISH GRADE.

PEA GRAVEL OR 3/4" [20mm] DRAIN ROCK - 4" [100mm] DEEP (NO SOIL IN VALVE

BOX).

BRICK-2 TOTAL.

GATE VALVE.

MALE ADAPTER. REFER TO LEGEND FOR FITTING TYPE.

REFER TO

IRRIGATION

LEGEND

1

2

3

4

5

6

8

9

[75mm]

7

19 GAUGE 1/2" [13mm] SQUARE WIRE MESH.

SCALE: NONE

6

QUICK COUPLING VALVE

NOTE:

SIDE VIEW 

TOP VIEW 

1" [25mm]

10" ROUND PLASTIC VALVE BOX

WITH BOLT DOWN LID.

1 1/4" x 1 1/4" x 3/16" [30mm x 30mm x

5mm] ANGLE IRON 30" [760mm]

LONG W/2 STAINLESS STEEL

STRAPS (ONE AROUND QCV).

PVC MAIN LINE.

3" [75mm] LONG SCHEDULE 80 PVC

THREADED NIPPLE.

QUICK COUPLING VALVE.

SCHEDULE 80 PVC THREADED

NIPPLE.

10" [250mm] LONG SCHEDULE 80 PVC

THREADED NIPPLE.

UPC APPROVED SCHEDULE 40 PVC

TEE OR ELBOW.

SCHEDULE 80 PVC THREADED 90°

ELL.

NIPPLES AND FITTINGS TO BE SAME SIZE AS VALVE IPT INLET THREAD SIZE.

REFER TO

IRRIGATION

LEGEND

1

2

3

4

6

5

9

10

11

12

FINISH GRADE.

7

8

19 GAUGE 1/2" [13mm] SQUARE WIRE

MESH.

BRICK - 2 TOTAL.

EXTERIOR WALL

INSTALL 12" [300mm] BEYOND

EDGE OF HARDSCAPE

120 VOLT LOCKABLE WEATHERPROOF ON/OFF SWITCH PROVIDED UNDER

IRRIGATION CONTRACT.

120 VOLT SERVICE TO CONTROLLER LOCATION PROVIDED BY CONTRACTOR.

IRRIGATION CONTROLLER.

120 VOLT SERVICE IN RIGID STEEL CONDUIT.

FINISH GRADE OR HARDSCAPE.

5

6

4

3

2

1

1

4

3

2

5

6

50" MAX.

[1270mm]

18"[450mm] MIN.

SCALE: NONE

3

CONTROLLER - EXTERIOR WALL MOUNTED

LOW VOLTAGE WIRE IN SCHEDULE 40 PVC CONDUIT. PAINT CONDUIT ABOVE GRADE

TO MATCH BUILDING SURFACE COLOR.

OFFSITE

IRRIGATION

DETAILS

1

6
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L304

SCALE: NONE

TRENCHING

4"

2

3

4

5

CLEAN BACKFILL MATERIAL.

FINISH GRADE.

LATERAL LINE.

MAIN LINE.

LOW VOLTAGE CONTROL WIRE. TAPE AND BUNDLE TUBING OR WIRING AT 10 FT.

INTERVALS. WIRING SHALL BE LAID OUT LOOSELY IN THE TRENCH.

1

2

3

4

5

[300mm]12"

[100mm]

[450mm]

18"

6
TYPICAL DISTANCE BETWEEN PIPES.

6

NOT TO SCALE

SECTION

SCALE: NONE

DRIPLINE TO PVC CONNECTION

1

FINISH GRADE

1

2

3

4

5

8

7

6

9

2

CARSON 708 OR EQUAL.

COLOR: BLACK. USE

PURPLE FOR RECYCLED

WATER SYSTEMS.

3

DRIPLINE TUBING

4

TORO TRI-LOC TEE X 1/2"

FPT ADAPTER

5

TORO 1/2" CHECK VALVE

(PCV-500)

6

1/2" SCH 40 MALE

ADAPTER.

7

8

BRICK (1 OF 2)

1/2" SCH 40 PVC (LENGTH

AS REQUIRED)

9
PVC LATERAL LINE

SUPPLY. MINIMUM SIZE

TO BE 1" UNLESS SIZED

DIFFERENTLY ON

DRAWINGS. USE SCH 40

PVC 1"x1"x1/2" TEE OR 90°

ELBOW.

SCALE: NONE

DRIPLINE MANIFOLD TO ELBOW CONNECTION

1

2

3

4

5

6

FINISH GRADE
TORO TRI-LOC MPT

ADAPTER (TL-M50)

DRIPLINE TUBING

TORO BLUE STRIPE POLY

TUBING (EHD1645)

SECTION/ELEVATION

NOT TO SCALE

1

8

2 3

6

TORO TRI-LOC ELBOW

(TL-E)

5

7

4

DEPTH OF TUBING PER

IRRIGATION LEGEND.

7

SCH 40 PVC TEE (SxSxT)

WITH 1/2" FPT OUTLET.

8 DEPTH OF PVC LATERAL

LINE PER IRRIGATION

LEGEND

SCALE: NONE

DRIPLINE OPERATION INDICATOR

SCALE: NONE

AIR VACUUM RELIEF VALVE IN DRIPLINE

2

5

4

3

7

1

2

SECTION/ELEVATION

TORO 6" POP UP SPRINKLER WITH SIDE INLET (MODEL

570Z-6P-SI-PRX WITH 5' PRECISION NOZZLE (MODEL O-T-5-QP)

TURNED COMPLETELY OFF WITH ADJUSTMENT SCREW.

SPRINKLER SHALL OPERATE AS THE DRIPLINE INDICATOR.  USE A

MINIMUM OF ONE PER ZONE AND LOCATED AT END OF ZONE.

SOIL BACKFILL.

FINISH GRADE.

TORO TRI-LOC X 1/2" MPT ADAPTER (TL-M50)

DRIPLINE.

DEPTH OF DRIPLINE. REFER TO IRRIGATION LEGEND.

3

SECTION/ELEVATION

1

2

3

4

5

6

7

8

9

1

2

3

4

5

6

7

8

9

NOTE:

USE ONE AIR/RELIEF VALVE FOR EVERY 7 GPM PER ZONE.

LOCATE AT HIGH POINTS.

6" ROUND PLASTIC VALVE BOX.

HEAT BRAND "AR" ON LID IN 1" HIGH

CHARACTERS.

TORO DL2000 AIR/VACUUM RELIEF

VALVE (YD-500-34).

TORO TRI-LOC TEE X 1/2" FPT

ADAPTER (TL-T-F50)

TORO DL2000 TUBING (RGP-XX-XXX)

OR TORO BLUE STRIPE POLY

TUBING (EHD1645-XXX) AIR-RELIEF

LATERAL.

BRICK SUPPORTS (2 COMMON

BRICKS REQUIRED).

SCALE: NONE

DRIPLINE-FLUSH POINT

3

7

5

4

2

1

1" IPS PVC HOSE FROM EXHAUST HEADER.

BRICK (1 OF 2)

NOTE:

ALLOW A MINIMUM OF PVC HOSE IN

VALVE BOX IN ORDER TO DIRECT

FLUSHED WATER OUTSIDE VALVE BOX.

2 4

5

1

6

6 7

1/2" SCH 40 THREADED BALL VALVE.

6" ROUND PLASTIC VALVE BOX.
FINISH GRADE.

1" ABOVE FINISH GRADE.

PEA GRAVEL (4" DEEP).

NATIVE SOIL PER SPECIFICATIONS.

PEA GRAVEL SUMP (6" DEEP).

FINISH GRADE

4

6

1

5

6

KEEP PLUG IN SPRINKLER. ONLY USE SIDE INLET.

7

3

1/2" SCH 40 MALE ADAPTER.

fax 925.932.5671tel 925.939.3985
www.rmairrigation.com

2760 Camino Diablo
Walnut Creek, CA 94597

t

Russell D. Mitchell Associates, Inc.
Irrigation Consultant: OFFSITE

IRRIGATION

DETAILS

1
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L305

SCALE: NONE

TORO DL 2000 CENTER FEED LAYOUT

SCALE: NONE

TORO DL 2000 END FEED LAYOUT

SCALE: NONE

TORO DL 2000 ISLAND LAYOUT

SCALE: NONE

TORO DL 2000 CENTER FEED MANIFOLD

11

10

8

9

1

2

3

4

5

6

7

FLUSH VALVE PLUMBED

TO FLUSH MANIFOLD AT

LOW POINT

MANIFOLD-TO-ELBOW

CONNECTION (TYP).

PVC LATERAL LINE FROM

VALVE. MINIMUM SIZE TO

BE 1" UNLESS

OTHERWISE NOTED.

MANIFOLD-TO-TEE

CONNECTION.

DRIPLINE LATERAL.

AIR/VACUUM RELIEF

LATERAL, BLANK POLY

TUBING CENTERED ON

MOUND OR BERM.

AIR/VACUUM RELIEF

PLUMBED TO BLANK 5/8"

POLY TUBING AT EACH

HIGH POINT.

PERIMETER LATERALS 2"

[50mm] TO 4" [100mm]

FROM EDGE.

AREA PERIMETER.

12

DRIPLINE OPERATION

INDICATOR LOCATED AT

THE ENDS OF EACH

DRIPLINE ZONE.

PLAN

7

6

5

4

3

2

1

9

8

10

11

12

13

14

PVC TEE (SxSxS).

PVC ELL (SxS).

TORO TRI-LOC ELL

(TL-E).

TORO TRI-LOC TEE (TL-T).

BLANK 5/8" [16mm] POLY

TUBING AT SUPPLY AND

FLUSH END OF EACH

ISLAND.

REFER TO DRIPLINE TO

PVC CONNECTION DETAIL.

AIR/VACUUM RELIEF

VALVE PLUMBED TO

TUBING AT HIGH POINT.

DRIPLINE LATERAL.

MANUAL FLUSH VALVE

PLUMBED TO TUBING AT

LOW POINT.

DRIPLINE OPERATION

INDICATOR LOCATED AT

THE ENDS OF EACH

DRIPLINE ZONE.

ISLAND PERIMETER.

FV

FV

AV

FV

AV

AV

14

12

13

4

3

2

1

5 6 7

89

10 11

1

2

3

4

5

6

7

8

9

ISOMETRIC

9

8

7

6

5

4

3

1

2

NOTE:

THE TOTAL LENGTH OF A SINGLE DRIP LINE RUN SHALL NOT EXCEED 300 FT.

FINISH GRADE.

DEPTH OF TUBING PER

IRRIGATION LEGEND.

DEPTH OF PVC LATERAL

LINE PER IRRIGATION

LEGEND

DRIPLINE TUBING.

BLANK 5/8" [16mm] POLY

TUBING, LENGTH AS

NECESSARY.

PVC TEE (SxSxT) WITH 1/2"

[13mm] FPT  OUTLET.

PVC LATERAL LINE FROM

REMOTE CONTROL

VALVE.

11

10

8

9

1

2

3

4

5

6

7

MANIFOLD-TO-ELBOW

CONNECTION (TYP).

DRIPLINE LATERAL.

AIR/VACUUM RELIEF

VALVE PLUMBED TO

BLANK 5/8" TUBING AT

EACH HIGH POINT.

AIR/VACUUM RELIEF

LATERAL, BLANK 5/8"

POLY TUBING CENTERED

ON MOUND OR BERM.

PERIMETER LATERALS 2"

[50mm] TO 4" [100mm]

FROM EDGE.

AREA PERIMETER.

DRIP OPERATION

INDICATOR LOCATED AT

THE ENDS OF EACH

DRIPLINE ZONES.

AUTOMATIC FLUSH VALVE

PLUMBED TO FLUSH

MANIFOLD AT LOW POINT.

TORO TRI-LOC TEE (TL-T)

NOTE:

1. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE OFF A SINGLE

PVC SUPPLY LINE CONNECTION OR A SINGLE RUN OF DRIPLINE SHALL

NOT EXCEED 300 FT.

2. INSTALL DRIPLINE 2-4" BELOW GRADE AND STAKE DOWN EVERY 4' OR

AS REQUIRED.

NOTE:

1. THE TOTAL LENGTH OF A SINGLE DRIP LINE RUN SHALL NOT EXCEED

300 FT.

2. INSTALL DRIPLINE 2-4" BELOW GRADE AND STAKE DOWN EVERY 4' OR

AS REQUIRED.

PVC FLUSH MANIFOLD.

MINIMUM SIZE TO BE 1"

UNLESS OTHERWISE

NOTED.

PVC LATERAL LINE FROM

VALVE. MINIMUM SIZE TO

BE 1" UNLESS

OTHERWISE NOTED.

PVC LATERAL LINE FROM

VALVE. MINIMUM SIZE TO

BE 1" UNLESS

OTHERWISE NOTED.

PVC FLUSH MANIFOLD.

MINIMUM SIZE TO BE 1"

UNLESS OTHERWISE

NOTED.

1" FLEXIBLE PVC IPS

HOSE FLUSH MANIFOLD.

1" FLEXIBLE PVC IPS

HOSE FLUSH MANIFOLD.

AV

FV

NOT TO SCALE

PLAN

AV

FV

7

6

5

4

3

2

1

NOTE:

1. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE OFF A SINGLE

PVC SUPPLY LINE CONNECTION OR A SINGLE RUN OF DRIPLINE SHALL

NOT EXCEED 300 FT.

2. INSTALL DRIPLINE 2-4" BELOW GRADE AND STAKE DOWN EVERY 4' OR

AS REQUIRED.

NOTE:

1. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE OFF A SINGLE

PVC SUPPLY LINE CONNECTION OR A SINGLE RUN OF DRIPLINE SHALL

NOT EXCEED 300 FT.

2. INSTALL DRIPLINE 2-4" BELOW GRADE AND STAKE DOWN EVERY 4' OR

AS REQUIRED.

SCALE: NONE

TORO DL2000 TRIANGULAR LAYOUT

11

10

8

9

1

2

3

4

5

6

7

FLUSH VALVE PLUMBED

TO FLUSH MANIFOLD AT

LOW POINT

PVC LATERAL LINE FROM

VALVE. MINIMUM SIZE TO

BE 1" UNLESS

OTHERWISE NOTED.

PVC SUPPLY MANIFOLD.

DRIPLINE LATERAL.

PERIMETER LATERALS 2"

[50mm] TO 4" [100mm]

FROM EDGE.

AREA PERIMETER.

DRIPLINE OPERATION

INDICATOR LOCATED AT

THE ENDS OF EACH

DRIPLINE ZONE.

1" SCH 40 PVC OR

FLEXIBLE PVC IPS HOSE

FLUSH MANIFOLD.

MANIFOLD-TO-ELBOW

CONNECTION.

TORO DL2000

AIR/VACUUM RELIEF

VALVE (YD-500-34)

PLUMBED TO SUPPLY

MANIFOLD AT HIGH POINT.

TORO TRI-LOC TEE (TL-T)

NOTE:

1. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE OFF A SINGLE

PVC SUPPLY LINE CONNECTION OR A SINGLE RUN OF DRIPLINE SHALL

NOT EXCEED 300 FT.

2. INSTALL DRIPLINE 2-4" BELOW GRADE AND STAKE DOWN EVERY 4' OR

AS REQUIRED.

SCALE: NONE

TORO DL2000 ODD CURVE LAYOUT

10

8

9

1

2

3

4

5

6

7

FLUSH VALVE PLUMBED

TO FLUSH MANIFOLD AT

LOW POINT

PVC SUPPLY

LINE/HEADER FROM

VALVE. MINIMUM SIZE TO

BE 1" UNLESS

OTHERWISE NOTED.

DRIPLINE LATERAL.

PERIMETER LATERALS 2"

[50mm] TO 4" [100mm]

FROM EDGE.

AREA PERIMETER.

DRIPLINE OPERATION

INDICATOR LOCATED AT

THE ENDS OF EACH

DRIPLINE ZONE.

1" SCH 40 PVC OR

FLEXIBLE PVC IPS HOSE

FLUSH/EXHAUST

MANIFOLD.

MANIFOLD-TO-ELBOW

CONNECTION.

TORO DL2000

AIR/VACUUM RELIEF

VALVE (YD-500-34)

PLUMBED TO SUPPLY

MANIFOLD AT HIGH POINT.

TORO TRI-LOC TEE (TL-T)

1
2

3

4

5

6

7

9

8

4

10

TORO TRI-LOC MPT

ADAPTER (TL-M50)

PLAN

FV

FV

AV

PVC SUPPLY MANIFOLD.

EXTEND TO END OF

ZONE/EXHAUST HEADER.

1

2

3

4

5

6

7

8

9

10

11

12

12

PLAN

FV

AV

10

9

8

7

6

5

4

3

2

1

11
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www.rmairrigation.com

2760 Camino Diablo
Walnut Creek, CA 94597
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Russell D. Mitchell Associates, Inc.
Irrigation Consultant: OFFSITE

IRRIGATION

DETAILS
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5'-9"

WOOD BENCH

ALUMINUM CASTING

5'-6

3

4

"

4 SURFACE MOUNT TABS WITH 

1

2

" HOLE FOR

ANCHORING. NON-CORROSIVE HARDWARE

SUPPLIED BY OTHERS

GRADE

2'-2

1

4

"

2
'
-
2

1 2

"

1
'
-
6

"

2
'
-
6

3 4

"

EXPANSION JOINT

(20' O.C. MAX. SPACING EACH WAY, UNLESS NOTED OTHERWISE ON PLAN)

V
A

R
I
E

S

V
A

R
I
E

S

COLD JOINT

SCORE / CONTROL JOINT

(10' O.C. MAX. SPACING EACH WAY, UNLESS NOTED OTHERWISE ON PLAN)

1/4" ROUND TOOLED

JOINT 1/4 DEPTH OF SLAB

1" MIN., TYP.

1/4" ROUND TOOLED JOINT

SEALANT COLOR TO MATCH

CONCRETE, SEE SPECS

BACKER ROD

#4 @ 24" DOWELS AT 24" O.C.

1/2" THICK PRE-MOLDED

EXPANSION JOINT FILLER

1

4

"

1

2

"

1 2

"

1

1
6

"
 
M

A
X

.

3
"

CONCRETE PAVING EDGE CONDITION

REFER TO SPECS AND

MATERIALS LEGEND FOR

COLOR, AND FINISH.

6
"
 
V

E
H

I
C

U
L

A
R

4
"
 
P

E
D

E
S

T
R

I
A

N

V
A

R
I
E

S

 PEDESTRIAN & VEHICULAR CONCRETE PAVING

#4 REBAR, 12" E.W.,

CENTERED IN SLAB. SEE

GEOTECH REPORT FOR

REBAR AND THICKNESSES

AGGREGATE BASE

COMPACTED SUBGRADE

TURN DOWN REINFORCING

AT CONCRETE THICKENED

EDGE

CONCRETE PAVING

2

L4.0

CONCRETE PAVING JOINTS

Scale:
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CONSTRUCTION

DETAILS

L400

3

WOOD BENCH SURFACE MOUNT

3/4" = 1'-0"

1

CONCRETE PAVING JOINTS

1" = 1'-0"

2

CONCRETE PAVING ON GRADE

1" = 1'-0"
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8' LODGEPOLE PINE TREE STAKES

- ORIENT TO PREVAILING WIND

DIRECTION

PLAN

STAKE

"ARBOR TIE"

4
"

2
'
-
6

"

PREVAILING WIND

ROOTBALL - SET ON COMPACTED

BOTTOM OF PIT; TOP OF ROOTBALL

1" ABOVE FINISH GRADE. BREAK

THROUGH ANY HARDPAN AND

SCARIFY BOTTOM OF TREE PIT.

MULCH (3" DEPTH)

3" HIGH EARTH SAUCER

COMPACTED SUBGRADE

AMENDED BACKFILL

"ARBOR TIE" ROPES - 2 PER

TREE, SEE PLAN ABOVE

ROOTBALL

4'-0"

CURB, SCD

ROOT BARRIER

C
O

N
T

A
I
N

E
R

 
D

E
P

T
H

2

L400

4

-

2X ROOTBALL WIDTH

MULCH

(3" DEPTH)

3" HIGH EARTH SAUCER

NOTE: SEE PLANTING LEGEND

FOR PLANT SPACING

1
'
-
6

"

AMENDED BACKFILL,

SEE SPECS

ROOTBALL, SET 1"

ABOVE FINISH GRADE

1 2

 
E

Q

RECTANGULAR

BUILDING OR

PAVEMENT EDG

EQ.

EQ.

"EQ.": EQUAL

SHRUB OR

GROUNDCOVER

PLANT SPACING,

SEE LEGEND

EQ.

BUILDING OR

PAVEMENT EDGE

SHRUB OR

GROUNDCOVER

SPACING,

SEE PLANT LEGEND

"EQ." : EQUAL

E

Q

.

E

Q

.

TRIANGULAR

1 2

 
E

Q

3
"

NOTES:

1. ROOT BARRIERS TO BE CONTINUOUS AND INSTALLED AT

WALKS AND CURBS WHERE SHOWN ON PLAN, FOR A

DISTANCE OF 3'-9" MIN EACH SIDE OF TREE.

2. REMOVE DEFECTS FROM CONCRETE EDGE & PLACE ROOT

BARRIER FLUSH AGAINST VERTICAL, SMOOTH CONCRETE

SURFACE TYP.

CONCRETE PAVING

OR CURB, SEE PLANS

FINISH GRADE OF

PLANTING AREA

2
'
-
0

"

2
.
5

"

1" REDHEAD AT 2'O.C.

INTO CONCRETE

ROOT BARRIER- PLACE

AGAINST CONC PAVING OR

CURB (ROOT DEFLECTORS

TOWARDS TREE)

A-3

AMENDED BACKFILL

PA

4
'
-
0

"

CONCRETE CURB, SCD

ROOT BARRIER

PAVING, PER PLAN

4
'
-
0

"

5'

OR LESS

STREET

PA

NOTES:

1. INSTALL ROOT BARRIERS AT ALL TREES

WITHIN 5' OF ALL CURBS, SIDEWALKS,

ROADS OR BUILDINGS.

2. INSTALL ROOT BARRIERS FLUSH W/

EDGE OF CURBS AND 1" BELOW GRADE.

A-3

9

L5.0

Scale:
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PLANTING

DETAILS

L500

6

TREE PLANTING & STAKING ON GRADE

3/4" = 1'-0"

3

SHRUB & GROUNDCOVER PLANTING

3/4" = 1'-0"

1
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2

TRIANGULAR SHRUB & GROUNDCOVER SPACING
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5

ROOT BARRIER AT CONCRETE

1 1/2" = 1'-0"

4

ROOT BARRIER PLAN

3/8" = 1'-0"

p:\17dw276\CAD\OFF-SITE\SHEETS\L500 PLANTING DEATILS.dwg, 12/17/2018 4:14:52 PM, MarionT,
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Luminaire Schedule - LED

Project: 988 EL CAMINO REAL - SOUTH SAN FRANCISCO

Symbol Qty Label Arrangement Lum. Watts Lum. Lumens LLF LLD LDD UDF Description Filename

8 E1 SINGLE 90 6600 0.850 0.850 1.000 1.000 EXISTING 91 LED COBRAHEAD @ 30' + 10' ARM GE456231.IES

4 E2 SINGLE 87.2 8313 0.900 0.900 1.000 1.000 EXISTING EC3-10M-MV-NW-3-GY-700 @ 34'-3'' + 15' ARM IES EC3-10M-MV-NW-3-GY-700 012

2 CC SINGLE 87.1 9812 0.900 0.900 1.000 1.000 LEOTEK EC3-10M2-MV-NW-2-XX-700 S @ 30' + 10' ARM EC3-10M2-MV-NW-2-XX-700.ies

2 CC-T SINGLE 87.1 9812 0.900 0.900 1.000 1.000 LEOTEK EC3-10M2-MV-NW-2-XX-700 S @ 34'-3'' + 15' ARM EC3-10M2-MV-NW-2-XX-700.ies

Calculation Summary

Project: 988 EL CAMINO REAL - SOUTH SAN FRANCISCO

Description CalcType Units Grid Z Avg Max Min Avg/Min Max/Min

CHESTNUT AVE Illuminance Fc 0 0.81 1.79 0.29 2.79 6.17

EL CAMINO REAL Illuminance Fc 0 0.60 2.53 0.06 10.00 42.17

INTERSECTION AT CHESTNUT AVE AND EL CAMINO REAL Illuminance Fc 0 0.87 2.06 0.13 6.69 15.85

AGI32   VERSION 19.2
AGI (C) 1999-2018 LIGHTING ANALYSTS, INC.

10268 W. CENTENNIAL ROAD, SUITE 202
LITTLETON, CO  80127

*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *

*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *

SALES REPRESENTATIVE: ALR;  JOHN BENSON 

differences will occur between measured values and calculated values.
lighting calculations.  If the real environment conditions do not match the input data,
dimensions, reflectances, furniture and architectural elements significantly affect the
variations.  Input data used to generate the attached calculations such as room
measurement techniques and field conditions such as voltage and temperature
tolerances in calculation methods, testing procedures, component performance,
Some differences between measured values and calculated results may occur due to
Calculations have been performed according to IES standards and good practice.

BY: APPLICATIONS ENGINEERING; RAMON ZAPATA
REPORT FOR: GIACALONE DESIGN SERVICES

PHONE: (510) 638-0158 - FAX (510) 638-2908
OAKLAND, CA  94621
P.O. BOX 2265
7777 PARDEE LANE
ASSOCIATED LIGHTING REPRESENTATIVES, INC

ALL VALUES SHOWN ARE MAINTAINED HORIZONTAL FOOTCANDLES AT GRADE

LAMP, BALLAST, ELECTRICAL, AND SITE CHARACTERISTICS.
LAMP, RATINGS, FIELD PERFORMANCE WILL DEPEND ON ACTUAL
IS BASED ON ESTABLISHED IES PROCEDURES AND PUBLISHED
PHOTOMETRIC DATA USED AS INPUT FOR THESE CALCULATIONS

DATE

12.05.20181" = 30' 1 OF 1 2
REVSHEETSCALE

PROJECT DESCRIPTION

DRAWING NO.  /  INPUT FILE

988 EL CAMINO REAL
SOUTH SAN FRANCISCO

15240BEN-R2.DWG /  15240BEN-R2.A32
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Exhibit “B” 
 

EXHIBIT C 
 

(Centennial Trail area/construction access and staging restoration work) 
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