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SQUARE FOOTAGES

FIRST FLOOR

SECOND FLOOR

TOTAL LIVING
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PORCH
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65 SQ. FT.

267 SQ. FT.
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MIN. CLASS A COMPOSITION
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2-A

2-G
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2-E

2-B
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0 2' 4' 6' 8' 16'

SECOND FLOOR PLAN

0 2' 4' 6' 8' 16'

FIRST FLOOR PLAN

LOT SIZE

MAX F.A.R. (30%) 5336 SQ. FT.

17787 SQ. FT.

F.A.R. RATIO

TOTAL 4872 SQ. FT.

FIRST FLOOR (1-A - 1-G )

SECOND FLOOR (2-A - 2-G) 1909 SQ. FT.

2017 SQ. FT.

F.A.R. APPLICABLE CALCULATED AREA

AREADIMENSIONLABEL

FLOOR AREAS

1-B

1-C

1-D

2'-3" x 17'-1 1/2"

16'-7 1/2" x 14'-9 1/2"

17'-9" x 11'-10 1/2"

39 SQ. FT.

246 SQ. FT.

211 SQ. FT.

1-A 19'-10" x 48'-1 1/2" 954 SQ. FT.

36'-9" x 34'-3 1/2" 1260 SQ. FT.2-A

19'-7" x 13'-4 1/2" 262 SQ. FT.

15'-3" x 16'-7 1/2" 254 SQ. FT.

4'-2" x 9'-11 1/2" 41 SQ. FT.

15'-5" x 3'-8 1/2" 57 SQ. FT.

2'-3" x 8'-10 1/2" 20 SQ. FT.

1'-0" x 15'-0" 15 SQ. FT.

16'-7 1/2" x 16'-1" 267 SQ. FT.

5'-0" x 12'-11 1/2" 65 SQ. FT.

2-B

2-C

2-D

2-E

2-F

2-G

P-A

P-B

1-F

1-G

2'-0" x 10'-7"

19'-2" x 28'-0 1/2"

21 SQ. FT.

537 SQ. FT.

1-E 3'-7 1/2" x 2'-4 1/2" 9 SQ. FT.

19'-0" x 10'-4 1/2" 197 SQ. FT.

19'-2" x 20'-1" 385 SQ. FT.

G-A

G-B

1'-6 1/2" x 20'-6 1/2" 32 SQ. FT.G-C

GARAGE (G-A - G-C) 614 SQ. FT.

PORCH (P-A - P-B) 332 SQ. FT.

LOT COVERAGE RATIO

TOTAL 2963 SQ. FT.

FIRST FLOOR (1-A - 1-G ) 2017 SQ. FT.

LOT COVERAGE APPLICABLE CALCULATED AREA

GARAGE (G-A - G-C) 614 SQ. FT.

PORCH (P-A - P-B) 332 SQ. FT.

PROPOSED F.A.R. 4872 SQ. FT.

LOT SIZE

MAX LOT COVERAGE (25%) 4447 SQ. FT.

17787 SQ. FT.

PROPOSED LOT COVERAGE 2963 SQ. FT.

LOT 1 F.A.R. BLOCK DIAGRAM

A6

4055 JEFFERSON AVENUE









NOTE:
EARTHWORK QUANTITIES SHOWN ON THIS PLAN ARE FOR
INFORMATION ONLY. CONTRACTORS ARE TO PERFORM THEIR
OWN QUANTITY TAKE OFFS.

CUT

HOUSE & GARAGE PAD

DRIVEWAY

FRONT YARD GRADING

DETENTION PIPE

EXPORT = 135 - 105  =  20 C.Y. ±

TOTAL

FILL

15

50

--

10 85

5

135 105

TOTAL EARTHWORK = 135 + 105 = 240 C.Y. ±

40

--

25

REAR YARD GRADING

10



INSTALL ORANGE PLASTIC
TREE PROTECTION FENCE
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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" AT PEDESTRIAN
PAVING &
6" AT
VEHICULAR
PAVING

CLEAN BACKFILL MATERIAL-90%
COMPACTION REQUIRED

NOTES:

1. PIPE BEDDING & BACKFILL:
A. A STABLE AND UNIFORM LIGHTLY COMPACTED BEDDING OF AT

LEAST 4" SHALL BE PROVIDED FOR THE PIPE AND ANY
PROTRUDING FEATURES OF ITS JOINTS AND/OR FITTINGS.
COVER PIPE WITH AT LEAST 4" LOOSELY PLACED LIGHTLY
C0MPACTED BEDDING. THE REMAINDER OF THE TRENCH
BACKFILL SHALL BE COMPACTED TO A MINIMUM OF 90 PERCENT
STANDARD PROCTOR DENSITY.

B. TRENCH BACKFILL MATERIAL SHALL BE: CLEAN, JOB EXCAVATED
MATERIAL.

C. PIPE BEDDING MATERIAL SHALL BE: CLEAN, FINELY DIVIDED,
CAREFULLY PLACED, JOB EXCAVATED MATERIAL THAT IS FREE
FROM DEBRIS, ORGANIC MATERIAL, ROCKS, AND STONES
GREATER THAN 1/2-INCH IN ANY DIMENSION.

2. SLEEVE BELOW ALL HARDSCAPE ELEMENTS WITH SPECIFIED PVC PIPE
AT LEAST TWICE THE DIAMETER OF THE PIPE OR WIRE BUNDLE
WITHIN. FOR GASKETED (RING-TITE) MAIN LINES, SLEEVES SHALL BE
2.5 TIMES DIAMETER OF PIPE WITHIN.

3. FOR PIPE AND WIRE BURIAL DEPTHS REFER TO IRRIGATION LEGEND
AND SPECIFICATIONS.

4. CONTRACTOR IS REQUIRED TO CONTACT DIGALERT (CALL 811 OR VIA
WEB: WWW.DIGALERT.ORG) 2 DAYS MINIMUM PRIOR TO TRENCHING
OPERATIONS.

CLEAN BEDDING MATERIAL-LIGHTLY
COMPACTED

4"

PLAN VIEW

SECTION VIEW

”

8 OUTLET DRIP EMITTER AREA LATERAL PIPE SIZING CHARTTORO EZF SERIES RCV SIZING CHART

”
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IRRIGATION NOTES:
1. Irrigation system shall be installed in conformance with all applicable local codes and ordinances by experienced workmen

and a licensed Landscape Contractor who shall obtain all necessary permits and pay all required fees.

2. Prior to the start of construction, the Contractor shall verify with the City, Water District, and/or other governing agency(s)
if a reclaimed water source will be available in the future for connection to the irrigation system. If local regulations so
stipulate, then the Contractor shall follow all requirements, specifications, construction details, codes, etc., for the
installation of irrigation systems utilizing reclaimed water sources for irrigation of landscaping.

3. The Contractor shall be responsible for any damage to existing facilities caused by or during the performance of his work.
All repairs shall be made at no cost to the Owner.

4. This design is diagrammatic: install parallel lines in a common trench with minimum horizontal distance of 4” and lines not
one above the other.  Snake pipe in trenches.  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.

5. 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 this
notification is not performed, the Contractor shall assume full responsibility for any revisions necessary.

6. It is the responsibility of the Contractor to familiarize himself with all grade differences, location of walls, retaining walls etc.
Contractor shall coordinate his work with the General Contractor and other Subcontractors for the location and the
installation of pipe sleeves through walls, under roadways, paving, structures, etc.

7. Due to the scale of the drawings, it is not possible to indicate all offsets, fittings, sleeves, etc., which may be required.  The
Contractor shall carefully investigate the structural and finished conditions affecting all of his work and plan his work
accordingly, furnishing such fittings, etc., as may be required to meet such conditions.  Drawings are generally
diagrammatic and indicative of the work to be installed.  The work shall be installed in such a manner as to avoid conflicts
between irrigation system, planting, and architectural features..

8. Notify Landscape Architect of any other aspects of layout which will provide incomplete or insufficient water coverage of
plant material and do not proceed until his instructions are obtained.

9. Sprinklers/bubblers/multi-out drip emitters located where low head drainage will cause erosion and excess water run-off,
use pop-up bodies with an integral check valve, and shrub risers with King Bros. CV series check valve in lieu of Schedule
80 coupling.  For drip or bubbler circuits install King Bros. CV series check valve in lateral lines for every 10' of elevation
change.

10. Electrical Contractor to supply 120 volt A.C. (2.5 AMP) service to controller location. Contractor to make final connection
from electrical stub-out to controller. Paint conduit to controller with 2 coats Rustoleum brown paint if installed outdoors;
color to be approved by Owner's representative.  120 volt A.C. J-Box to controller by others.  All 120 volt A.C. and 24 volt
connections to be made by Contractor.

11. Each controller shall have its own independent ground wire.

12. Program irrigation controller(s) to operate between the hours specified in the local City/Town/County landscape ordinance.

13. Valve locations shown are diagrammatic.  Install in ground cover/shrub areas where possible (not in lawn area).

14. Install valve boxes 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 12” apart.  Short side of
valve box shall be parallel to walk, curb, lawn, etc.

15. For Standard Irrigation Controllers:  Install U.L. approved direct-burial wire #14 minimum and #12 common ground at 16”
depth minimum. Splicing of 24 volt wires will not be permitted except in valve boxes.  Leave a 36” coil of excess wire at
each valve box, or group of valve boxes, splices and 100 feet on center along wire run.  Tape wire in bundles 10 feet on
center.  No taping permitted inside sleeves.  Install one (1) spare control wire for every 6 (six) stations on the controller
along the entire main line.  Spare wires shall be different colors than control wires.

16. For 2-Wire Irrigation Controllers:  Install 2-wire cabling per manufacturer's specifications and notes on the drawings.

17. Flow sensor cable shall be per manufacturer's specifications.  Install cable in 1" Sch.40 PCV conduit from controller to flow
sensor.  For 2-Wires controllers, install flow sensor wiring per controller manufacturer's specifications.

18. Prior to trenching, call Underground Service Alert, 1-800-642-2444 to locate all cables, conduits, and other utilities and
take proper precautions not to damage or disturb existing utilities.

19. All Main lines and Lateral lines under paving shall be in PVC sleeves which extend 12” into planting areas.  All backfill
shall be free of rocks greater than 1” diameter.  For ring-tite PVC main line piping inside sleeves use 1120-315 PSI PVC
plastic pipe with schedule 40 PVC couplings.

20. All main lines shall be flushed prior to the installation of irrigation heads/drip emitters. At 30 days after installation each
system shall be flushed to eliminate glue and dirt particles from the lines.

21. When applicable, Schedule 80, ASTM D2466 male adapters to be used where mainline connects to copper pipe service
lines installed by others.

22. Copper pipe shall be joined to steel or cast iron pipe with a dielectric union.

23. In addition to the sleeves and conduits shown on the plans the Contractor shall be responsible for the installation of
sleeves and conduits of sufficient size under all paved areas.

24. Locate bubblers on uphill side of trees.  Tree bubblers are for establishment and drought conditions.  They are to be
turned off after trees are established and turned on during drought conditions.

25. Locate quick coupling valve 12” from hardscape area.

26. The irrigation system design is based on the minimum operating Pressure (PSI) and Flow (GPM) shown on the drawings
(see Irrigation Demand at P.O.C. notes).  The Contractor shall verify the following:

A. Verify water pressure on-site at the irrigation system point of connection (P.O.C.).

B. Verify size(s) of irrigation system point of connection. See irrigation plans for P.O.C. type (eg., water meter, service
line stubout, etc.)

Submit to Owner's Representative and Landscape Architect results of pressure test, and size(s) of irrigation system point
of connection.

Note any discrepancies of 5 PSI or more and irrigation system point of connection size(s) smaller than size(s) indicated on
the drawings to Owner's Representative and Landscape Architect.

If there are discrepancies of 5 PSI or more or irrigation system point of connection size(s) smaller than size(s) indicated on
the drawings, irrigation system may not perform correctly - do not proceed with irrigation system installation until corrective
measures are determined.  Note, Contractor shall be responsible for any corrective measures required to the irrigation
system, at no additional cost to the Owner, if irrigation system is installed without required verification of on-site water
pressure and irrigation system point of connection size(s), and discrepancies in pressure and/or irrigation system point of
connection size(s), are discovered that prevent the irrigation system from functioning correctly.

27. Meter(s) indicated on the Drawing(s) is supplied and installed by others, unless otherwise indicated.  The Contractor is
responsible for furnishing all proper fittings.

28. All irrigation piping shall be subjected to hydrostatic pressure tests as follows before backfilling trenches: Valves, pumps,
and accurately calibrated recording gauges shall be installed in at least two places.  Supply lines shall be tested at 125 psi
for at least 4 hours with an allowable loss of 5 psi.  Laterals lines shall be tested at 100 psi for at least 1 hour with an
allowable loss of 5 psi. Any leaks shall be corrected and piping re-tested until the system meet the requirements.  The
Contractor shall notify the Owner's Representative at least 3 days in advance of the time that the irrigation system piping is
to be tested.  Submit written test results to Owner's Representative and Landscape Architect.

29. Contractor to notify all local jurisdictions for inspection and testing of installed backflow prevention device.

30. Irrigation demand:  See Irrigation Plans.

31. The entire irrigation system shall be operating properly before any lawn or ground cover is planted.

32. The Contractor shall provide Owner with a clean set of marked prints of "RECORD DRAWINGS" drawings.  Reference all
trenches, valves, controllers, splice boxes, quick couplers, backflow preventers, water meters, with dimensions to nearest
building or paving.

33. See notes on irrigation plans for additional requirements.

34. Sod turf and sod no-mow grass areas with buried dripline irrigation tubing shall be hand watered by Contractor until plant
material is established.

35. Contractor shall guarantee all materials, equipment and workmanship furnished by him to be free of all defects of
workmanship and materials, with the exception of repairs and labor cost made necessary by vandalism, and shall agree to
replace at his expense, at any time within one year after installation is accepted, any and all defective parts that may be
found.  Warranty shall also cover repair of damage to any part of the premises resulting from defects, leaks or settling of
trenches.  It shall be the responsibility of the Contractor to fill and repair all depressions and replace all necessary lawn
and planting due to the settlement of irrigation trenches for one year following completion and acceptance of the job.
Defects and damage shall be promptly repaired at Contractor's expense to the satisfaction of the Owner's Representative,
including the restoration of planting, paving or other improvements.
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