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INTRODUCTION 
On behalf of Mountain Line, Norris Design respectfully submits the enclosed Conditional Use Permit (CUP) 
application for the existing Mountain Line facility located at 3773 & 3825 North Kaspar Drive (APN 113-22-
001M & 113-22-001T). Established in 2001, Mountain Line contributes significantly to Flagstaff’s unique 
character. Mountain Line is the transit agency in Northern Arizona operating fixed route bus service on nine 
(9) routes, paratransit service, vanpool, and seasonal Mountain Express service to Arizona Snowbowl. In 
order to accommodate Mountain Line’s growth in service, improvements to their existing facility are 
needed, including the construction of a new bus maintenance facility (Phase 1) and new bus storage facility 
(Phase 2).  

On April 25, 2012, the Flagstaff Planning Commission approved a CUP request (CUP 12-001) to allow a 
“Passenger Transportation Facility” consisting of a bus storage building, a bus wash facility, a fueling area, 
and associated site work at the subject property. The request was approved subject to conditions, 
including that the site development substantially conform to the plans as presented with the 2012 CUP 
application. Because of the new development and improvements proposed, an updated CUP is required. 
Therefore, the purpose of this narrative is to provide an overview of the proposed project, as well as 
responses to the required findings for a CUP in accordance with Section 10-20.40.050 of the Zoning Code.  

PROJECT OVERVIEW 
The project subject to this CUP application consists of two phases. Phase 1 will include the demolition of 
the existing maintenance building and administration office, and construction of a new, approximately 
27,000 square foot, high bay bus maintenance facility in its place. It is anticipated that many of the existing 
administration and planning activities will be relocated to the new Downtown Connection Center building 
on Phoenix Avenue upon its opening. This vacancy will allow Mountain Line to expand its maintenance 
facility into the portion of the property previously occupied for administrative uses. This expansion of 
existing maintenance-related activities is the focus of this CUP request. As described in more detail below, 
modifications to the existing driveway entrances along Kaspar Drive are also proposed to accommodate 
the new site plan layout. Employee parking will be provided on top of the Phase 1 building supported by a 
ramp and using existing surface parking spaces not affected by the construction.  

Phase 2 is proposed to include a new approximately 36,000 square foot bus storage facility. The facility 
will be designed to provide parking for 24 buses. Please see enclosed Site Plan for more information. Phase 
2 will also include a shared, three-story operations/office space for Mountain Line’s operation, training, and 
drivers, as well as additional parking for staff on the bus storage roof. A fueling island is proposed to 
support operations to support the hybrid diesel fleet and will be phased out based on timeline for zero 
emissions transition plan. Enclosed with this application is a Site Plan, Building Elevations, and Building 
Floor Plans for more information.  
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FINDINGS   
The Planning Commission may approve a CUP only after finding that the criteria outlined in Section 10-
20.40.050 of the Zoning Code have been met. The following section of this narrative includes written 
responses to each of the required findings for a CUP in accordance with the Zoning Code.  

 

1. That the conditional use is consistent with the objectives of the Zoning Code and purpose of the 
zone in which the site is located.    

Applicant Response: Both parcels associated with this project are currently zoned Highway Commercial 
(HC). The HC zoning district allows “Passenger Transportation Facilities,” subject to approval of a CUP. Per 
Zoning Code Section 10-40.30.040.A.4, the intent of HC zoning is as follows: 

The Highway Commercial (HC) zone applies to areas of the City appropriate for a full range of 
automobile-oriented services. The development of commercial uses in addition to residential uses 
is encouraged in the HC zone to provide diversity in housing choices; provided, that residential uses 
are located above or behind commercial buildings so that they are buffered from adjoining 
highway corridors. The provisions of this zone are also intended to provide for convenient, 
controlled access and parking, without increasing traffic burdens upon the adjacent streets and 
highways. This zone is designated primarily at the commercial corridors of the City, with the 
intention of making the City more attractive as a tourist destination while providing needed 
commercial activity. 

It is estimated that the property has operated as a “Passenger Transportation Facility” since 2012. 
Approval of this updated CUP request would allow for the expansion of existing bus maintenance and 
related services. As discussed in more detail below, the project will enhance the pedestrian experience 
along Kaspar Drive through the consolidation of driveways, while also improving internal vehicle 
circulation and parking. These site improvements will allow for better controlled access to/from the 
property, in keeping with the intent of the HC zoning district. Furthermore, the property is located near the 
Route 66 corridor, including an identified historical marker, which is a notable tourist attraction within the 
community. Given the property’s proximity to this corridor, the design emphasizes the streetscape through 
the addition of canopy trees, more native and adaptive plantings  and new ornamental steel perimeter 
fencing.  Overall, the proposed project will enhance the visual appearance of the property, particularly 
from the adjacent public rights-of-way, while also encouraging and promoting the transit priorities of the 
City of Flagstaff.  

2. That granting the conditional use will not be detrimental to the public health, safety or welfare. The 
factors to be considered in making this finding shall include, but not limited to:  

a. Property damage or nuisance arising from noise, smoke, odor, dust, vibration, or illumination;  

Applicant Response: The proposed use is not anticipated to generate any nose, smoke, odor, dust, 
vibration, or illumination beyond that of ambient conditions. The new bus maintenance facility is 
expected to better control any existing nuisance of noise or odor with the new construction 
designed to fit all bus maintenance needs inside the new facility. The existing facility does not have 
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full capacity to contain the maintenance of buses indoors. This will be an improvement to the 
surrounding area. No possibility of property damage to the surrounding area is anticipated. 

b. Hazard to persons or property from possible explosion, contamination, fire, or flood;  

Applicant Response: The proposed use is not expected to cause possible explosion, contamination, 
fire, and/or flood that would result in hazard to persons nor property.  The buses, which require 
lithium-ion batteries, are equipped with a full-time operational heat management system that 
automatically shuts down the bus when needing to cool down. There are existing protocols at the 
Mountain Line maintenance facility for possibilities of a battery fire that will remain in place after 
the construction of the new facility. No new hazards are expected to effect the public health and 
safety of the surrounding area.  

c. Impact on surrounding areas arising from unusual volume or character of traffic.  

Applicant Response: The proposed use is not anticipated to impact surrounding areas due to 
unusual volume or character of traffic. Traffic to the site is anticipated to be only by employees of 
the Mountain Line bus maintenance and operations. Existing traffic by customers and riders will be 
redirected to the new Downtown Connection Center.  

3. That the characteristics of the conditional use as proposed and as it may be conditioned are 
reasonably compatible with the types of uses permitted in the surrounding area. The conditional use 
permit shall be issued only when the Planning Commission finds that the applicant has considered and 
adequately addressed the following to ensure that the proposed use will be compatible with the 
surrounding area: 

a. Access, traffic, and pedestrian, bicycle and vehicular circulation; 

Applicant Response: Vehicular access to the subject property is currently provided via three 
driveway entrances along Kaspar Drive. As part of the proposed site improvements, the central 
driveway is proposed to be removed. Primary vehicular access for fleet and employees will instead 
be provided via the northernmost driveway entrance. A new, non-motorized swing gate system 
will be installed at the southern driveway to control access to/from the subject property as fleet 
emergency egress only. The consolidation of existing driveways and new landscape enhancements 
along Kaspar Drive will visually improve the streetscape, while also reducing potential conflicts 
with vehicles and pedestrians/cyclists. Additionally, traffic to the site is anticipated to be reduced 
as the site will now only be accessible to employees of the Mountain Line. All existing traffic from 
customers and riders will be redirected to the new Downtown Connection Center. New bicycle 
parking is also proposed as part of phase 1 of the property. The City of Flagstaff requires that 
bicycle parking is equal to 5 percent of the required vehicle parking. This standard is met. No 
significant traffic impacts are anticipated as a result of the proposed improvements.  

b. Adequacy of site and common space provisions, including resource protection standards, where 
applicable; 

Applicant Response: The northern portion of the property is located within the Resource Protection 
Overlay (RPO) zone. The purpose of the RPO zone is to maintain existing natural resources and to 
ensure that proposed development is consistent with the character of its natural surroundings 
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(Zoning Code Section 10-40.50.30.A.4.a). Based on the requirements of the RPO zone, a minimum 
of thirty-percent (30%) of forest resources must be retained on site. Based on the Natural Resource 
Protection Plan prepared for the property, forty-three percent (43%) of the existing resources are 
proposed to remain for both Phases 1 and 2. Therefore, this requirement is met.  

c.  Noise, light, visual and other pollutants; 

Applicant Response: The proposed improvements are not expected to have any significant impact 
on noise, light, visual, nor other pollutants. No parking light poles are being removed or relocated in 
Phase 1. Building mounted lights on the Phase 1 side will be replaced with wall mounted lights that 
match the pole lights on the property. There will also be lights mounted inside the ramp to light the 
ramp and pole lights to light the parking deck on the roof. The light from these fixtures is far 
enough away that the project will not be seeing any light trespass across the property line. The new 
lights will be Dark Sky compliant and match the rest of the Kaspar property in color temperature 
and style. The pole lights and building mounted lights will be amber in color and the lights on the 
ramp will be 2700K. 

d.    Proposed style and siting of structure(s), and relationship to the surrounding neighborhood; 

Applicant Response: As noted above, the property has operated as a “Passenger Transportation 
Facility” since approximately 2012. As such, many of the existing buildings and accessory structures 
are proposed to remain. Any new structures will be sited appropriately based on the location of 
those remaining. The building elevations for any new structures, including the colors and materials, 
will be compatible with the surrounding context.  

e.    Landscaping and screening provisions, including additional landscaping in excess of otherwise 
applicable minimum requirements; 

Applicant Response: As noted above, a portion of the property is located within the RPZ zone. 
Because of this, the landscape design along the perimeters of the property generally follows an 
organic pattern based on the locations of existing natural resources. This ensures compatibility 
with the property’s natural surroundings. In order to enhance the pedestrian realm and visual 
appearance of the property from adjacent rights-of-way, landscaping is more densely proposed 
along Kaspar Drive. The landscape palette will include a mixture of deciduous and evergreen trees, 
including Freeman Maple, Western Redbud, and Baby Blue Eyes Colorado Blue Spruce, among 
others, as well as native and adaptive deciduous and evergreen shrubs, ornamental grasses, and 
perennials and groundcovers. The landscape design will comply with applicable minimum 
requirements for the property. 

f.    Impact on public utilities; 

Applicant Response: The proposed use is not anticipated to negatively impact existing public 
utilities in the long-term.  

g.    Signage and outdoor lighting; 

Applicant Response: No additional signage is currently proposed at this time. The existing signage 
along Kaspar Drive will remain. Additionally, existing street lighting will remain in place while on-
site lighting within the vehicular circulation drives will be replaced in accordance with the electrical 
site plan. Low lighting will be provided at the vehicular ramp, at the overhead doors, man doors 
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and via pole mounted fixture on the roof to provide adequate lighting on site.  The new 
construction of the building will provide lighting in accordance with the City of Flagstaff Dark Sky 
lighting requirements to provide safe illumination for pedestrians.  

h.    Dedication and development of streets adjoining the property; and 

Applicant Response: No additional right-of-way dedications along Kaspar Drive are proposed. Off-
site improvements along Kaspar Drive shall be limited to the proposed landscape enhancements, 
as illustrated on the enclosed Landscape Plan for the property.     

i.    Impacts on historical, prehistoric or natural resources. 

Applicant Response: There are no known historical or prehistoric resources that would be impacted 
as a result of the proposed site improvements. As noted above, the northern portion of the 
property is located within the Resource Protection Overlay district. As such, a Natural Resource 
Protection Plan has been developed for the property to ensure that the proposed development is 
consistent with the character of the natural surroundings.   
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12. HIGHER RATED FIRE WALLS TAKE PRECEDENCE OVER LOWER RATED
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13. ALL SMOKE BARRIER WALLS ARE TO BE EXTENDED FROM BACK SIDE OF
EXTERIOR WALL SHEATHING TO BACK SIDE OF EXTERIOR WALL SHEATHING
OR ANOTHER SMOKE BARRIER WALL.

12. HIGHER RATED FIRE WALLS TAKE PRECEDENCE OVER LOWER RATED
WALLS & ARE TO CONTINUE THROUGH ALL SUCH INTERSECTIONS.

11. ALL NON-LOAD BEARING INTERIOR WALLS ARE TYPE “A” UNLESS NOTED
OTHERWISE.

10. REFER TO MEP DRAWINGS FOR ADDITIONAL MEP SPECIFIC INFORMATION.

9. REFER TO STRUCTURAL DRAWINGS FOR ADDITIONAL STRUCTURAL
SPECIFIC INFORMATION.

8. REFER TO INTERIOR FINISH DRAWINGS FOR ADDITIONAL INTERIOR FINISH
SPECIFIC INFORMATION.

7. REFER TO EQUIPMENT DRAWINGS FOR ADDITIONAL EQUIPMENT SPECIFIC
INFORMATION.

6. REFER TO LIFE SAFETY DRAWINGS FOR ADDITIONAL FIRE / SMOKE RATING
REQUIREMENTS.

5. ALL DOOR FRAMES ARE TO BE INSTALLED 4” AWAY OF ADJACENT
PERPENDICULAR WALLS UNLESS NOTED OTHERWISE.

4. REFER TO DEMOLITION DRAWINGS, IF ANY, FOR WORK REQUIRED IN
ADVANCE OF CONSTRUCTION AND COORDINATE ACCORDINGLY.

3. ALL DIMENSIONS ARE TO COLUMN CENTERLINES OR FACE OF FINISHED
WALLS OR SURFACES UNLESS NOTED OTHERWISE.

2. DO NOT SCALE DRAWINGS, IF DIMENSIONAL INFORMATION IS REQUIRED &
NOT FOUND, NOTIFY ARCHITECT IMMEDIATELY FOR CLARIFICATION.

1. DRAWINGS & SPECIFICATIONS ARE COMPLIMENTARY COMPONENTS OF THE
CONTRACT DOCUMENTS, REVIEW ALL DRAWINGS AND SPECIFICATIONS FOR
THE COMPLETE SCOPE OF WORK. NOTIFY ARCHITECT IMMEDIATELY FOR
CLARIFICATION IF INCONSISTENCIES, CONTRADICTIONS OR OMISSIONS ARE
DISCOVERED.
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1. THE  CONTRACTOR AND OWNER'S REPRESENTATIVE SHALL CONTACT THE LANDSCAPE
ARCHITECT FOR A PRE-CONSTRUCTION MEETING PRIOR TO START OF ANY WORK SHOWN
ON THESE PLANS.

2. THESE PLANS SHALL NOT BE UTILIZED FOR CONSTRUCTION OR PERMITTING UNLESS
STATED FOR SUCH USE IN THE TITLE BLOCK.

3. DRAWINGS ARE INTENDED TO BE PRINTED ON 24" X 36" PAPER.  PRINTING THESE DRAWINGS
AT A DIFFERENT SIZE WILL IMPACT THE SCALE.  VERIFY THE GRAPHIC SCALE BEFORE
REFERENCING ANY MEASUREMENTS ON THESE SHEETS.  THE RECIPIENT OF THESE
DRAWINGS SHALL BE RESPONSIBLE FOR ANY ERRORS RESULTING FROM INCORRECT
PRINTING, COPYING, OR ANY OTHER CHANGES THAT ALTER THE SCALE OF THE DRAWINGS.

4. VERIFY ALL PLAN DIMENSIONS PRIOR TO START OF CONSTRUCTION. NOTIFY THE OWNER'S
REPRESENTATIVE TO ADDRESS ANY QUESTIONS OR CLARIFY ANY DISCREPANCIES.

5. WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED DIMENSIONS.
6. SUBMIT A CHANGE ORDER FOR APPROVAL FOR ANY CHANGES TO WORK SCOPE RESULTING

FROM FIELD CONDITIONS OR DIRECTION BY OWNER'S REPRESENTATIVE WHICH REQUIRE
ADDITIONAL COST TO THE OWNER PRIOR TO PERFORMANCE OF WORK.

7. THE CONTRACTOR SHALL PROVIDE A STAKED LAYOUT OF ALL SITE IMPROVEMENTS FOR
INSPECTION BY THE OWNER'S REPRESENTATIVE AND MAKE MODIFICATIONS AS REQUIRED.
ALL LAYOUT INFORMATION IS AVAILABLE IN DIGITAL FORMAT FOR USE BY THE
CONTRACTOR.

8. IF A GEOTECHNICAL SOILS REPORT IS NOT AVAILABLE AT THE TIME OF CONSTRUCTION,
NORRIS DESIGN RECOMMENDS A REPORT BE AUTHORIZED BY THE OWNER AND THAT ALL
RECOMMENDATIONS OF THE REPORT ARE FOLLOWED DURING CONSTRUCTION.  THE
CONTRACTOR SHALL USE THESE CONTRACT DOCUMENTS AS A BASIS FOR THE BID.  IF THE
OWNER ELECTS TO PROVIDE A GEOTECHNICAL REPORT, THE CONTRACTOR SHALL REVIEW
THE REPORT AND SUBMIT AN APPROPRIATE CHANGE ORDER TO THE OWNER'S
REPRESENTATIVE IF ADDITIONAL COSTS ARE REQUESTED.

9. CONTRACTOR SHALL CONFIRM THAT SITE CONDITIONS ARE SIMILAR TO THE PLANS, WITHIN
TOLERANCES STATED IN THE CONTRACT DOCUMENTS,  AND SATISFACTORY TO THE
CONTRACTOR PRIOR TO START OF WORK.  SHOULD SITE CONDITIONS BE DIFFERENT THAN
REPRESENTED ON THE PLANS OR UNSATISFACTORY TO THE CONTRACTOR, THE
CONTRACTOR SHALL CONTACT THE OWNER'S REPRESENTATIVE FOR CLARIFICATION AND
FURTHER DIRECTION.

10. CONTRACTOR IS RESPONSIBLE TO PAY FOR, AND OBTAIN, ANY REQUIRED APPLICATIONS,
PERMITTING, LICENSES, INSPECTIONS AND METERS ASSOCIATED WITH WORK.

11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY FINES OR PENALTIES ASSESSED TO
THE OWNER RELATING TO ANY VIOLATIONS OR NON-CONFORMANCE WITH THE PLANS,
SPECIFICATIONS, CONTRACT DOCUMENTS, JURISDICTIONAL CODES, AND REGULATORY
AGENCIES.

12. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION OF ALL UTILITY LOCATES
PRIOR TO ANY EXCAVATION. REFER TO ENGINEERING UTILITY PLANS FOR ALL PROPOSED
UTILITY LOCATIONS AND DETAILS.  NOTIFY OWNER'S REPRESENTATIVE IF EXISTING OR
PROPOSED UTILITIES INTERFERE WITH THE ABILITY TO PERFORM WORK.

13. UNLESS IDENTIFIED ON THE PLANS FOR DEMOLITION OR REMOVAL, THE CONTRACTOR IS
RESPONSIBLE FOR THE COST TO REPAIR UTILITIES, ADJACENT OR EXISTING LANDSCAPE,
ADJACENT OR EXISTING PAVING, OR ANY PUBLIC AND PRIVATE PROPERTY THAT IS
DAMAGED BY THE CONTRACTOR OR THEIR SUBCONTRACTOR'S OPERATIONS DURING
INSTALLATION, ESTABLISHMENT OR DURING THE SPECIFIED MAINTENANCE PERIOD.  ALL
DAMAGES SHALL BE REPAIRED TO PRE-CONSTRUCTION CONDITIONS AS DETERMINED BY
THE OWNER'S REPRESENTATIVE.  CONTRACTOR SHALL BE RESPONSIBLE FOR LOGGING
ANY DAMAGES PRIOR TO START OF CONSTRUCTION AND DURING THE CONTRACT PERIOD.

14. ALL WORK SHALL BE CONFINED TO THE AREA WITHIN THE CONSTRUCTION LIMITS AS
SHOWN ON THE PLANS. ANY AREAS OR IMPROVEMENTS DISTURBED OUTSIDE THESE LIMITS
SHALL BE RETURNED TO THEIR ORIGINAL CONDITION AT THE CONTRACTOR'S EXPENSE. IN
THE EVENT THE CONTRACTOR REQUIRES A MODIFICATION TO THE CONSTRUCTION LIMITS,
WRITTEN PERMISSION MUST BE OBTAINED FROM THE OWNER'S REPRESENTATIVE PRIOR TO
ANY DISTURBANCE OUTSIDE OF THE LIMITS OF WORK.

15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY OF THEIR TRENCHES
OR EXCAVATIONS THAT SETTLE.

16. THE CONTRACTOR SHALL BE RESPONSIBLE TO PREPARE AND SUBMIT A TRAFFIC CONTROL
PLAN TO THE APPROPRIATE JURISDICTIONAL AGENCIES AND THE OWNER'S
REPRESENTATIVE IF THEIR WORK AND OPERATIONS AFFECT OR IMPACT THE PUBLIC
RIGHTS-OF-WAY.  OBTAIN APPROVAL PRIOR TO ANY WORK WHICH AFFECTS OR IMPACTS
THE PUBLIC RIGHTS-OF-WAY.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY FINES
OR PENALTIES ASSESSED TO THE OWNER RELATING TO THIS REQUIREMENT DURING THE
CONTRACT PERIOD.

17. SIGHT TRIANGLES AND SIGHT LINES SHALL REMAIN UNOBSTRUCTED BY EQUIPMENT,
CONSTRUCTION MATERIALS, PLANT MATERIAL OR ANY OTHER VISUAL OBSTACLE DURING
THE CONTRACT PERIOD AND AT MATURITY OF PLANTS PER LOCAL JURISDICTIONAL
REQUIREMENTS.  CLEAR HEIGHT AND WIDTH REQUIREMENTS PER ENGINEERING
STANDARDS SECTION 13-10-006-0002 (INTERSECTION SIGHT TRIANGLES, CLEAR ZONE
VIEWS) AND AASTHO (ORD. 2017-22, REP&REEN, 07/05/2017)

18. NO PLANT MATERIAL OTHER THAN GROUND COVER IS ALLOWED TO BE PLANTED ADJACENT
TO FIRE HYDRANTS AS STIPULATED BY JURISDICTIONAL REQUIREMENTS.

19. COORDINATE SITE ACCESS, STAGING, STORAGE AND CLEANOUT AREAS WITH OWNER'S
REPRESENTATIVE.

20. CONTRACTOR IS RESPONSIBLE FOR PROVIDING TEMPORARY SAFETY FENCING AND
BARRIERS AROUND ALL IMPROVEMENTS SUCH AS WALLS, PLAY STRUCTURES,
EXCAVATIONS, ETC. ASSOCIATED WITH THEIR WORK UNTIL SUCH FACILITIES ARE
COMPLETELY INSTALLED PER THE PLANS, SPECIFICATIONS AND MANUFACTURER'S
RECOMMENDATIONS.

21. CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTION OF THEIR MATERIAL STOCK PILES
AND WORK FROM VANDALISM, EROSION OR UNINTENDED DISTURBANCE DURING THE
CONSTRUCTION PERIOD AND UNTIL FINAL ACCEPTANCE IS ISSUED.

22. THE CONTRACTOR SHALL KNOW, UNDERSTAND AND ABIDE BY ANY STORM WATER
POLLUTION PREVENTION PLAN (SWPPP) ASSOCIATED WITH THE SITE.  IF A STORM WATER
POLLUTION PREVENTION PLAN IS NOT PROVIDED BY THE OWNER'S REPRESENTATIVE,
REQUEST A COPY BEFORE PERFORMANCE OF ANY SITE WORK.

23. MAINTAIN ANY STORM WATER MANAGEMENT FACILITIES THAT EXIST ON SITE FOR FULL
FUNCTIONALITY.  THE CONTRACTOR SHALL INSTALL AND MAINTAIN ANY NEW STORM WATER
MANAGEMENT FACILITIES THAT ARE IDENTIFIED IN THE SCOPE OF WORK TO FULL
FUNCTIONALITY.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY FINES OR PENALTIES
ASSESSED TO THE OWNER FOR FAILURE TO MAINTAIN STORM WATER MANAGEMENT
FACILITIES DURING THE CONTRACT PERIOD.

24. THE CONTRACTOR SHALL PREVENT SEDIMENT, DEBRIS AND ALL OTHER POLLUTANTS FROM
EXITING THE SITE OR ENTERING THE STORM SEWER SYSTEM DURING ALL DEMOLITION OR
CONSTRUCTION OPERATIONS THAT ARE PART OF THIS PROJECT. THE CONTRACTOR SHALL
BE RESPONSIBLE FOR ANY FINES OR PENALTIES ASSESSED TO THE OWNER RELATING TO
THESE REQUIREMENTS DURING THEIR CONTRACTED COURSE OF WORK.

25. THE CONTRACTOR SHALL BE RESPONSIBLE TO PREVENT ANY IMPACTS TO ADJACENT
WATERWAYS, WETLANDS, OR OTHER ENVIRONMENTALLY SENSITIVE AREAS RESULTING
FROM WORK DONE AS PART OF THIS PROJECT.  THE CONTRACTOR SHALL BE RESPONSIBLE
FOR ANY FINES OR PENALTIES ASSESSED TO THE OWNER RELATING TO THESE STANDARDS
DURING THEIR CONTRACTED COURSE OF WORK.

26. THE CONTRACTOR AND/OR THEIR AUTHORIZED AGENTS SHALL INSURE THAT ALL LOADS OF
CONSTRUCTION MATERIAL IMPORTED TO OR EXPORTED FROM THE PROJECT SITE SHALL BE
PROPERLY COVERED TO PREVENT LOSS OF MATERIAL DURING TRANSPORT.
TRANSPORTATION METHODS ON PUBLIC RIGHT-OF WAYS SHALL CONFORM TO
JURISDICTIONAL REQUIREMENTS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY
FINES OR PENALTIES ASSESSED TO THE OWNER RELATING TO THESE REQUIREMENTS.

27. THE CLEANING OF EQUIPMENT IS PROHIBITED AT THE JOB SITE UNLESS AUTHORIZED BY
THE OWNER'S REPRESENTATIVE IN A DESIGNATED AREA. THE DISCHARGE OF WATER,
WASTE CONCRETE, POLLUTANTS, OR OTHER MATERIALS SHALL ONLY OCCUR IN AREAS
DESIGNED FOR SUCH USE AND APPROVED BY THE OWNER'S REPRESENTATIVE.

28. THE CLEANING OF CONCRETE EQUIPMENT IS PROHIBITED AT THE JOB SITE EXCEPT IN
DESIGNATED CONCRETE WASHOUT AREAS. THE DISCHARGE OF WATER CONTAINING WASTE
CONCRETE IN THE STORM SEWER IS PROHIBITED.

29. THE USE OF REBAR, STEEL STAKES, OR STEEL FENCE POSTS TO STAKE DOWN STRAW OR
HAY BALES OR TO SUPPORT SILT FENCING USED AS AN EROSION CONTROL MEASURE IS
PROHIBITED.

30. OPEN SPACE SWALES:  IF SWALES ARE EXISTING ON SITE AND ARE NOT INTENDED TO BE
MODIFIED AS PART OF THE PLANS, THE CONTRACTOR SHALL BE RESPONSIBLE TO MAINTAIN
THE CONVEYANCE OF WATER WITHIN THE SWALES DURING THE CONTRACT PERIOD.  THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DIVERSION OR PUMPING OF WATER IF
REQUIRED TO COMPLETE WORK.  ANY SWALES DISTURBED BY THE CONTRACTOR SHALL BE
REPAIRED/RESTORED TO THEIR ORIGINAL CONDITION.  IF THE SWALE NEEDS TO BE
DISTURBED OR MODIFIED FOR ANY REASON, THE CONTRACTOR SHALL NOTIFY THE
OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO DISTURBANCE.

31. DETENTION AND WATER QUALITY PONDS:  IF DETENTION PONDS AND WATER QUALITY
PONDS ARE EXISTING ON SITE AND ARE NOT INTENDED TO BE MODIFIED AS PART OF THE
PLANS, THE CONTRACTOR SHALL MINIMIZE DISTURBANCE TO THE PONDS, DRAINAGE
STRUCTURES AND SPILLWAYS DURING CONSTRUCTION.   ALL PONDS, DRAINAGE
STRUCTURES AND SPILLWAYS SHALL BE MAINTAINED IN OPERABLE CONDITIONS AT ALL
TIMES. ANY POND OR SPILLWAY AREAS DISTURBED BY THE CONTRACTOR SHALL BE
REPAIRED/RESTORED TO THEIR ORIGINAL CONDITION.  IF THE POND NEEDS TO BE
DISTURBED OR MODIFIED FOR ANY REASON, THE CONTRACTOR SHALL NOTIFY THE
OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO DISTURBANCE.

32. MAINTENANCE ACCESS BENCHES: IF MAINTENANCE BENCHES OR ACCESS ROADS EXIST ON
SITE AND ARE NOT INTENDED TO BE MODIFIED AS PART OF THE PLANS, THE CONTRACTOR
SHALL MINIMIZE DISTURBANCE TO THE BENCHES OR ACCESS ROADS DURING
CONSTRUCTION.  ANY BENCHES OR ACCESS ROADS DISTURBED BY THE CONTRACTOR
SHALL BE REPAIRED/RESTORED TO THEIR ORIGINAL CONDITION.  THE CONTRACTOR SHALL
MAINTAIN ACCESS TO ALL EXISTING BENCHES AND ACCESS ROADS DURING THE
CONSTRUCTION PERIOD.  IF ACCESS NEEDS TO BE BLOCKED FOR ANY REASON, THE
CONTRACTOR SHALL NOTIFY THE OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO
INTERRUPTION OF ACCESS.

33. LOCAL, STATE AND FEDERAL JURISDICTIONAL REQUIREMENTS, RESTRICTIONS OR
PROCEDURES SHALL SUPERSEDE THESE PLANS, NOTES AND SPECIFICATIONS WHEN MORE
STRINGENT.  NOTIFY THE OWNER'S REPRESENTATIVE IF CONFLICTS OCCUR.

GENERAL CONSTRUCTION NOTES

MOUNTAIN LINE KASPAR MAINTENANCE FACILITY
FLAGSTAFF, ARIZONA

PROJECT TEAM:
LANDSCAPE ARCHITECT:

NORRIS DESIGN
6 EAST ASPEN AVENUE
FLAGSTAFF, AZ 81006

CONTACT: AARON HAYNE
EMAIL: AHAYNE@NORRIS-DESIGN.COM

DEVELOPER/OWNER:
MOUNTAIN LINE

3778 N. KASPAR DRIVE
FLAGSTAFF, AZ 86004

CONTACT: ANNE DUNNO
EMAIL: ADUNNO@MOUNTAINLINE.AZ.GOV

LANDSCAPE PLAN APPROVAL
Case # Approved by Date

CONSTRUCTION AND INSTALLATION SHALL BE IN ACCORDANCE WITH THIS
PLAN AND ALL DEVIATIONS WILL REQUIRE REAPPROVAL. THE CITY WILL NOT
ISSUE A C OF O UNTIL INSPECTION SERVICES STAFF APPROVES THE
LANDSCAPE INSTALLATION.

BY SIGNING THESE PLANS, THE DESIGNER OF THE GRADING PLANS CONFIRMS
THAT THESE LANDSCAPING PLANS HAVE BEEN REVIEWED, IS AWARE OF THE
SCOPE OF THE PROJECT, AND HAS IDENTIFIED AND ADDRESSED ANY POTENTIAL
CONFLICTS BETWEEN THE GRADING AND LANDSCAPING PLANS.

13-06-003-0001 Plan and Support Information Required

ENGINEER/DESIGNER DATE

LP-001 LANDSCAPE COVER X X X X X
LP-002 COF CALCULATIONS X X X X X
LP-003 NRPP X X X X X
LP-100 OVERALL PLAN X X X X X
LP-101 LANDSCAPE PLAN - PHASE 1 X X X X X
LP-102 LANDSCAPE PLAN - PHASE 1 X X X X X
LP-101B LANDSCAPE PLAN - PHASE 2 X X X X X
LP-102B LANDSCAPE PLAN - PHASE 2 X X X X X
LP-501 LANDSCAPE DETAILS X X X X X

LI-001 IRRIGATION NOTES AND
SCHEDULE X X X X X

LI-101 IRRIGATION PLAN - PHASE 1 X X X X X
LI-102 IRRIGATION PLAN - PHASE 1 X X X X X
LI-101B IRRIGATION PLAN - PHASE 2 X X X X X
LI-102B IRRIGATION PLAN - PHASE 2 X X X X X
LI-501 IRRIGATION DETAILS X X X X X
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Linum perenne lewisii

Gaillarida aristata
Dalea purpurea
Ratibida columnifera
Oxytropis sericea
Cleome serrulata
Penstemon eatonii

Penstemon strictus
Blue Flax

Perennial Gaillardia
Purple Prairie Clover
Prairie Coneflower
Silky Locoweed
Rocky Mt. Beeplant
Firecracker Penstemon

Rocky Mt Penstemon
6.0

3.6
3.0
3.0
3.0
1.5
1.5

6.0

NATIVE SEED MIX (for seeded areas outside of detention basins)

SPECIES COMMON NAME %

MONTANE MEADOW SEED MIX BY WESTERN NATIVE SEED:
www.westernnativeseed.com

Rudbeckia hirta
Heliomeris multiflora
Machaeranthera bigelovii
Penstemon virgatus
Aquilegia coerulea

Black-eyed Susan
Showy Goldeneye
Purple Aster
Wand Beardtongue
Blue Columbine

0.9
0.6
0.6
0.1
0.2

Elymus trachycaulus

Bromus ciliatus
Bouteloua gracilis
Festuca arizonica
Sporobolus cryptandrus
Koeleria macrantha
Poa fendleriana

Elymus lanceolatus
Slender Wheatgrass

Fringed Brome
Blue Grama
Arizona Fescue
Sand Dropseed
Junegrass
Mutton Grass

Thickspike Wheatgrass
17.5

14.0
7.0
7.0
4.2
1.4
1.4

17.5

SEEDING RATE AT 43.5 LBS. PER ACRE

Blue Flax

Prairie Coneflower
Rocky Mountain Penstemon
Streambank Wheatgrass
"Covar" Sheep Fescue
Little Bluestem
Gaillardia Aristata

Canada Bluegrass
3.0

1.0
2.5
3.0
3.0
2.0
4.0

0.5

DETENTION BASIN SEED MIX

COMMON NAME POUNDS PER ACRE
SEED MIX PER TITLE 17 FLAGSTAFF ENGINEERING STANDARDS

California Poppy 1.0

CITY OF FLAGSTAFF - LANDSCAPING NOTES
ADJACENT SITE IMPROVEMENTS, PAVEMENT CONSTRUCTION, IRRIGATION INSTALLATION AND
FINISH GRADING SHALL BE COMPLETED PRIOR TO PLANTING WORK. DO NOT PLANT WHEN
CONDITIONS ARE NOT SUITABLE FOR DIGGING, MIXING, RAKING AND/OR GRADING.
PLANTING NEEDS TO OCCUR DURING THE MONTHS THAT IRRIGATION SYSTEMS ARE IN
OPERATION. THEREFORE, PLANTING MAY OCCUR BETWEEN APRIL 1 AND SEPTEMBER 30.

TREE AND SHRUB INSTALLATION
1. SOIL EXCAVATED FROM THE PLANTING PIT SHALL BE TYPICALLY CONSIDERED ACCEPTABLE

AS BACKFILL MATERIAL FOR PLANTING.
2. ALL CONTAINERS SHALL BE REMOVED PRIOR TO PLANT INSTALLATION IN A MANNER THAT

DOES NOT DISTURB THE POTTED SOIL OR ROOT BALL.
3. SET THE ROOT BALL ON SIX (6) INCHES OF FIRM PLANTING SOIL, PLUMB AND IN THE CENTER

OF THE PIT WITH THE ROOT BALL CROWN SLIGHTLY ABOVE THE SAME ELEVATION AS
ADJACENT FINISHED LANDSCAPE GRADES. REMOVE ANY WIRE, TWINE, BURLAP, OR OTHER
MATERIAL FROM THE UPPER ONE THIRD OF THE ROOT BALL OF BALLED AND BURLAPPED
STOCK. WIRE BASKETS AND SYNTHETIC BURLAP SHALL BE COMPLETELY REMOVED AFTER
THE ROOT BALL HAS BEEN PLACED IN ITS FINAL LOCATION.

4. ONCE PLANT IS SET, PLACE BACKFILL MATERIAL AROUND BASE AND SIDES OF ROOT BALL
AND WORK EACH LAYER TO SETTLE BACKFILL AND ELIMINATE VOIDS. WHEN BACKFILLING IS
2/3 COMPLETE, WATER THOROUGHLY. PLACE THE REMAINDER OF THE BACKFILL AND
REPEAT WATERING UNTIL NO MORE IS ABSORBED. PLACE THE FINAL LAYER OF BACKFILL
AND WATER.

5. ALL DECIDUOUS TREES SHALL BE WRAPPED FROM THE GROUND LINE UP TO AND INCLUDING
THE FIRST PRIMARY CROTCH FORMED BY THE FIRST MAJOR BRANCH. WRAPPING SHALL BE
DONE AFTER THE PLANT HAS BEEN INSTALLED.

6. TWO TO THREE INCHES OF SPECIFIED MULCH SHALL BE PLACED IN THE AREA DISTURBED BY
EXCAVATION OF THE PLANTING WELL.

GROUNDCOVER INSTALLATION
1. PRIOR TO PLANTING ACTIVITIES, COMPLETELY REMOVE EXISTING WEEDS, INCLUDING

ROOTS. IMMEDIATELY PRIOR TO INSTALLATION, CULTIVATE GROUNDCOVER AREAS TO A
DEPTH OF SIX (6) INCHES AND GRADE SMOOTHLY AND UNIFORMLY. PLANT GROUNDCOVER
SO THE ROOT CROWN IS AT OR SLIGHTLY ABOVE THE BED’S FINISH GRADE. AFTER
PLANTING OF GROUNDCOVER AND PRIOR TO MULCHING, SPREAD PRE-EMERGENT WEED
CONTROL OVER PLANTING BED SOIL SURFACE IN ACCORDANCE WITH MANUFACTURER’S
WRITTEN DIRECTIONS. INSTALL THE SPECIFIED MULCH TO A DEPTH OF TWO (2) INCHES
OVER THE ENTIRE GROUNDCOVER BED.

LANDSCAPE COMPLETION
1. PRUNE DEAD OR DAMAGED BRANCHES, MAKING ALL CUTS AT BRANCH COLLAR. MAINTAIN

THE NATURAL HABIT, SHAPE AND SPECIFIED SIZE. REMOVE ALL TAGS, LABELS, AND OTHER
MATERIAL. (ORD. 2017-22, REP&REEN, 07/05/2017)

ARCHITECT:
HDR ARCHITECTURE, INC

20 E THOMAS RD, SUITE 2500
PHOENIX, AZ 85012

 CONTACT: RACHEL MCADOO
EMAIL: RACHEL.MCADOO@HDRINC.COM

CIVIL ENGINEER:
DIBBLE

7878 N 16th St # 300
PHOENIX, AZ 85020

CONTACT: ZACH KEITH
EMAIL: ZACH.KEITH@DIBBLECORP.COM
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OF FLAGSTAFF

LEGEND

EXISTING TREE TO REMAIN

PHASE 1 RESOURCE PROTECTION OVERLAY TREE TO BE REMOVED

PHASE 2 NON-PROTECTED TREE TO BE REMOVED

PHASE 2 RESOURCE PROTECTION OVERLAY TREE TO BE REMOVED

PHASE 1 NON-PROTECTED TREE TO BE REMOVED

CALCULATED RESOURCE PROTECTION OVERLAY AREA

PROPERTY OUTSIDE OF RESOURCE PROTECTION AREA

NORTH
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SCALE 1" = 40'

NOTES:
1. THERE ARE NO NATURAL SLOPES 17% OR GREATER.
2. THERE IS NO URBAN OR RURAL FLOODPLAIN.
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PB-10

NEW GATE

LEGEND
PERIPHERAL BUFFER
BUILDING FOUNDATION BUFFER
STREET BUFFER

EXISTING TREE TO REMAIN

DOUBLE SHREDDED CEDAR MULCH
LANDSCAPE BED

NATIVE SEED MIX

1.  ALL LANDSCAPE BEDS ARE CONSIDERED
HYDROZONE 2.

2.  ALL SEEDED AREAS ARE CONSIDERED
HYDROZONE 1.

3.  LANDSCAPE BEDS SHALL SHALL BE MULCHED
WITH 3" DEPTH, DOUBLE SHREDDED CEDAR MULCH.
NO WEED BARRIER FABRIC SHALL BE USED.

4.  ALL SEEDED AREAS SHALL BE NON-IRRIGATED

5.  ALL LANDSCAPE BEDS SHALL BE AMENDED WITH 3
CUBIC YARDS PER 1,000 S.F. OR AS RECOMMENDED
BY A SOILS REPORT CONDUCTED BY A 3RD PARTY.

LANDSCAPE NOTES

OPEN METAL PROJECT FENCE
EXISTING TREES TO BE COUNTED FOR
BUFFER AND SCREENING REQUIREMENTS -
SEE CHARTS ON SHEET LP-002

PB-0

DETENTION BASIN SEED MIX

NORTH

0 4020 80

SCALE 1" = 40'

LP-101 - PHASE 1
LP-101B - PHASE 2
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SHOP 2

PHASE 1: NEW BUILDING

STREET BUFFER

SB-11

6.0' R.O.W.
EASEMENT

6.0' R.O.W.
EASEMENT

PAVING, SEE CIVIL
SITE PLAN

PAVING, SEE CIVIL
SITE PLAN

EXISTING BUS
SHELTER

PROPERTY LINE

NO PERIPHERAL BUFFER REQUIRED -
ADJACENT HIGHWAY COMMERCIAL USE

NO PERIPHERAL BUFFER REQUIRED -
ADJACENT COMMERCIAL USE

REQUIRED PARKWAY TREES
WAIVED BY CITY OF
FLAGSTAFF

REQUIRED PARKWAY TREES
WAIVED BY CITY OF
FLAGSTAFF

WOOD MULCH ONLY - NO
PLANTING IN NARROW 2'
WIDE AREA BETWEEN WALK
AND CURB (NOT VIABLE FOR
PLANT SURVIVABILITY)

EXISTING SHRUBS TO
REMAIN, TYP.

DETENTION AREA -
SEED AREAS DISTURBED

BY GRADING AND
CONSTRUCTION, TYP.

TEMPORARY PHASE 1 DETENTION AREA.
SEED AREAS DISTURBED BY GRADING

AND CONSTRUCTION, TYP.
NEW FENCE - SEE

DETAIL 2/LP-501

CONTRACTOR SHALL REMOVE INVASIVE SIBERIAN
ELM TREE CLUSTER AT THIS LOCATION

EXISTING PONDEROSA
PINE TREES TO REMAIN

FOR PHASE 1

LOCATION OF 3 EXISTING
BIKE RACKS TO REMAIN

FOR PHASE 1

NEW FENCE ENDS AT
EXISTING FENCE

NEW MANUAL EMERGENCY
VEHICLE GATE - SEE

DETAIL 1/LP-501

PROPERTY LINE

SB-10

SB-9

SB-8

PHASE 1: EXISTING BUILDING

NEW FENCE - SEE
DETAIL 2/LP-501

EXISTING TREES TO
REMAIN FOR PHASE 1 TYP.

R.O.W.

R.O.W.

R.O.W.

PROPERTY LINE

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

NEW AUTOMATED
GATE SYSTEM SEE
ARCHITECT PLANS

NEW PEDESTRIAN
GATE - SEE DETAIL

4/LP-501

2 NEW BIKE RACKS - SEE DETAIL
6/LP-501

CONTRACTOR SHALL ENSURE THAT ALL
NEW AND EXISTING TREE CANOPIES
WITHIN SIGHT VISIBILITY TRIANGLES/LINES
ARE PRUNED AND MAINTAINED AT AN 8
FOOT HEIGHT ABOVE STREET LEVEL.

SIGHT VISIBILITY LINE
(PASSENGER CAR)

CLEAR ZONE
1.5' LATERAL OFFSET
FROM FACE OF CURB

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

PLANT SCHEDULE - PHASE 1
DECIDUOUS CANOPY
TREES BOTANICAL / COMMON NAME SIZE

EST`D MAT.
SIZE

NATIVE /
ADAPTED SPACING QTY

Acer x freemanii
Freeman Maple

4" CAL,
B&B
8' MIN.
CANOPY
HEIGHT

45` H x 30`
W

ADAPTED AS
SHOWN

7

DECIDUOUS
ORNAMENTAL TREES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Cercis occidentalis
Western Redbud

6` HT 15
GAL.
MIN.

20` H X 15`
W

NATIVE AS
SHOWN

5

Malus x 'Spring Snow'
Spring Snow Crabapple

2" CAL,
B&B

20` H X 15`
W

ADAPTED AS
SHOWN

7

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Picea pungens 'Baby Blue Eyes'
Baby Blue Eyes Colorado Blue Spruce

6' HT,
B&B

30' H X
15' W

ADAPTED AS
SHOWN

5

DECIDUOUS SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Aronia melancarpa
Black Chokeberry

5 gal 5' H x 5' W NATIVE AS
SHOWN

3

Falugia paradoxa
Apache Plume

5 gal 6' H x 8' W NATIVE AS
SHOWN

3

Perovskia atriplicifolia
Russian Sage

5 gal 3` H X 4` W ADAPTED AS
SHOWN

5

Potentilla fruticosa `Gold Drop`
Gold Drop Potentilla

5 gal 3` H X 4` W NATIVE AS
SHOWN

13

Rhus trilobata 'Autumn Amber'
Autumn Amber Sumac

5 gal 2' H x 6' W ADAPTED AS
SHOWN

20

EVERGREEN SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Arctostaphylos x coloradensis
'Panchito'
Panchito Manzanita

5 gal 1.5' X 4' W ADAPTED AS
SHOWN

24

Chrysothamnus nauseosus nauceosus
Dwarf Blue Rabbitbrush

5 gal 2.5`H X 4` W NATIVE AS
SHOWN

21

Mahonia aquifolium 'Compacta'
Compact Oregon Grape

5 gal 4`H X 4`W ADAPTED AS
SHOWN

7

ORNAMENTAL
GRASSES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTIVE

SPACING QTY

Muhlenbergia rigens
Deer Grass

1 gal 4` H X 4` W NATIVE AS
SHOWN

6

PERENNIALS &
GROUNDCOVERS

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Juniperus horizontalis 'Blue Chip'
Blue Chip Juniper

3 gal 1' H X 6' W ADAPTED AS
SHOWN

23

Mahonia repens
Creeping Mahonia

1 gal 6" H X 20" W NATIVE AS
SHOWN

22

LEGEND
PERIPHERAL BUFFER
BUILDING FOUNDATION BUFFER
STREET BUFFER

EXISTING TREE TO REMAIN

DOUBLE SHREDDED CEDAR MULCH
LANDSCAPE BED

NATIVE SEED MIX

1.  ALL LANDSCAPE BEDS ARE CONSIDERED
HYDROZONE 2.

2.  ALL SEEDED AREAS ARE CONSIDERED
HYDROZONE 1.

3.  LANDSCAPE BEDS SHALL SHALL BE MULCHED
WITH 3" DEPTH, DOUBLE SHREDDED CEDAR MULCH.
NO WEED BARRIER FABRIC SHALL BE USED.

4.  ALL SEEDED AREAS SHALL BE NON-IRRIGATED

5.  ALL LANDSCAPE BEDS SHALL BE AMENDED WITH 3
CUBIC YARDS PER 1,000 S.F. OR AS RECOMMENDED
BY A SOILS REPORT CONDUCTED BY A 3RD PARTY.

LANDSCAPE NOTES

OPEN METAL PROJECT FENCE
SB-00 EXISTING TREES TO BE COUNTED

FOR BUFFER AND SCREENING
REQUIREMENTS - SEE CHARTS ON
SHEET LP-002

DETENTION BASIN SEED MIX

PHASE ONE: NEW BUILDING

PHASE TWO: NEW BUILDING

LP-100

LP-101B

LP-102B

NORTH

0 2010 40

SCALE 1" = 20'

MATCHLINE - SEE SHEET LP-102

PLANT REQUIREMENT NOTE:
BUILDING FOUNDATION PLANTING TO UTILIZE EXISTING
PLANTING IN PHASE 1
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EASEMENT

R.O.W.

PROPERTY LINEPROPERTY LINE

TRAIL SLOPE & DRNG ESMNT
FEE #3701701, 3701702, 3701702
TO BE CIVIC SPACE PER CITY OF
FLAGSTAFF

EXISTING PARKWAY
PLANTINGS TO REMAIN

EXISTING STREET
BUFFER PLANTINGS TO
REMAIN

EXISTING SHRUBS TO
REMAIN, TYP.

DETENTION AREA -
SEED AREAS DISTURBED

BY GRADING AND
CONSTRUCTION, TYP.

TEMPORARY PHASE 1 DETENTION AREA.
SEED AREAS DISTURBED BY GRADING

AND CONSTRUCTION, TYP.
NEW FENCE - SEE

DETAIL 2/LP-501

EXISTING PONDEROSA
PINE TREES TO REMAIN

FOR PHASE 1

LOCATION OF 3 EXISTING
BIKE RACKS TO REMAIN

FOR PHASE 1

EXISTING FENCE

SB-1

SB-2

SB-3

SB-4

SB-5

SB-6

SB-7

NEW FENCE ENDS AT
EXISTING FENCE

DETENTION AREA -
SEED AREAS DISTURBED BY

GRADING AND
CONSTRUCTION, TYP.

R.O.W.

NEW AUTOMATED GATE
SYSTEM SEE ARCHITECT

PLANS

NEW AUTOMATED
GATE SYSTEM SEE
ARCHITECT PLANS

CONTRACTOR SHALL ENSURE
THAT ALL NEW AND EXISTING
TREE CANOPIES WITHIN SIGHT
VISIBILITY TRIANGLES/LINES
ARE PRUNED AND MAINTAINED
AT AN 8 FOOT HEIGHT ABOVE
STREET LEVEL.

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

SIGHT VISIBILITY LINE
(PASSENGER CAR)

CLEAR ZONE
1.5' LATERAL OFFSET
FROM FACE OF CURB

PLANT SCHEDULE - PHASE 1
DECIDUOUS CANOPY
TREES BOTANICAL / COMMON NAME SIZE

EST`D MAT.
SIZE

NATIVE /
ADAPTED SPACING QTY

Acer x freemanii
Freeman Maple

4" CAL,
B&B
8' MIN.
CANOPY
HEIGHT

45` H x 30`
W

ADAPTED AS
SHOWN

7

DECIDUOUS
ORNAMENTAL TREES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Cercis occidentalis
Western Redbud

6` HT 15
GAL.
MIN.

20` H X 15`
W

NATIVE AS
SHOWN

5

Malus x 'Spring Snow'
Spring Snow Crabapple

2" CAL,
B&B

20` H X 15`
W

ADAPTED AS
SHOWN

7

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Picea pungens 'Baby Blue Eyes'
Baby Blue Eyes Colorado Blue Spruce

6' HT,
B&B

30' H X
15' W

ADAPTED AS
SHOWN

5

DECIDUOUS SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Aronia melancarpa
Black Chokeberry

5 gal 5' H x 5' W NATIVE AS
SHOWN

3

Falugia paradoxa
Apache Plume

5 gal 6' H x 8' W NATIVE AS
SHOWN

3

Perovskia atriplicifolia
Russian Sage

5 gal 3` H X 4` W ADAPTED AS
SHOWN

5

Potentilla fruticosa `Gold Drop`
Gold Drop Potentilla

5 gal 3` H X 4` W NATIVE AS
SHOWN

13

Rhus trilobata 'Autumn Amber'
Autumn Amber Sumac

5 gal 2' H x 6' W ADAPTED AS
SHOWN

20

EVERGREEN SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Arctostaphylos x coloradensis
'Panchito'
Panchito Manzanita

5 gal 1.5' X 4' W ADAPTED AS
SHOWN

24

Chrysothamnus nauseosus nauceosus
Dwarf Blue Rabbitbrush

5 gal 2.5`H X 4` W NATIVE AS
SHOWN

21

Mahonia aquifolium 'Compacta'
Compact Oregon Grape

5 gal 4`H X 4`W ADAPTED AS
SHOWN

7

ORNAMENTAL
GRASSES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTIVE

SPACING QTY

Muhlenbergia rigens
Deer Grass

1 gal 4` H X 4` W NATIVE AS
SHOWN

6

PERENNIALS &
GROUNDCOVERS

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Juniperus horizontalis 'Blue Chip'
Blue Chip Juniper

3 gal 1' H X 6' W ADAPTED AS
SHOWN

23

Mahonia repens
Creeping Mahonia

1 gal 6" H X 20" W NATIVE AS
SHOWN

22

LEGEND
PERIPHERAL BUFFER
BUILDING FOUNDATION BUFFER
STREET BUFFER

EXISTING TREE TO REMAIN

DOUBLE SHREDDED CEDAR MULCH
LANDSCAPE BED

NATIVE SEED MIX

1.  ALL LANDSCAPE BEDS ARE CONSIDERED
HYDROZONE 2.

2.  ALL SEEDED AREAS ARE CONSIDERED
HYDROZONE 1.

3.  LANDSCAPE BEDS SHALL SHALL BE MULCHED
WITH 3" DEPTH, DOUBLE SHREDDED CEDAR MULCH.
NO WEED BARRIER FABRIC SHALL BE USED.

4.  ALL SEEDED AREAS SHALL BE NON-IRRIGATED

5.  ALL LANDSCAPE BEDS SHALL BE AMENDED WITH 3
CUBIC YARDS PER 1,000 S.F. OR AS RECOMMENDED
BY A SOILS REPORT CONDUCTED BY A 3RD PARTY.

LANDSCAPE NOTES

OPEN METAL PROJECT FENCE
SB-00 EXISTING TREES TO BE COUNTED

FOR BUFFER AND SCREENING
REQUIREMENTS - SEE CHARTS ON
SHEET LP-002

DETENTION BASIN SEED MIX

NORTH

0 2010 40

SCALE 1" = 20'

MATCHLINE - SEE SHEET LP-101

MATCHLINE - SEE SHEET LP-101
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PHASE ONE: NEW BUILDING

PHASE TWO: NEW BUILDING
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PLANT SCHEDULE - PHASE 2
DECIDUOUS CANOPY
TREES BOTANICAL / COMMON NAME SIZE

EST`D MAT.
SIZE

NATIVE /
ADAPTED SPACING QTY

Acer x freemanii
Freeman Maple

4" CAL,
B&B

45` H x 30` W ADAPTED AS
SHOWN

2

DECIDUOUS
ORNAMENTAL TREES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Malus x 'Spring Snow'
Spring Snow Crabapple

2" CAL,
B&B

20' H X 15' W ADAPTED AS
SHOWN

3

DECIDUOUS SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Falugia paradoxa
Apache Plume

5 gal 6' H x 8' W NATIVE AS
SHOWN

6

Rhus trilobata 'Autumn Amber'
Autumn Amber Sumac

5 gal 2' H x 6' W ADAPTED AS
SHOWN

11

EVERGREEN SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Arctostaphylos x coloradensis
'Panchito'
Panchito Manzanita

5 gal 1.5' X 4' W ADAPTED AS
SHOWN

11

Chrysothamnus nauseosus nauceosus
Dwarf Blue Rabbitbrush

5 gal 2.5`H X 4` W NATIVE AS
SHOWN

7

Mahonia aquifolium 'Compacta'
Compact Oregon Grape

5 gal 4' H X 4' W ADAPTED AS
SHOWN

6

ORNAMENTAL
GRASSES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Muhlenbergia rigens
Deer Grass

1 gal 4' H X 4' W NATIVE AS
SHOWN

7

LEGEND
PERIPHERAL BUFFER
BUILDING FOUNDATION BUFFER
STREET BUFFER

EXISTING TREE TO REMAIN

DOUBLE SHREDDED CEDAR MULCH
LANDSCAPE BED

NATIVE SEED MIX

1.  ALL LANDSCAPE BEDS ARE CONSIDERED
HYDROZONE 2.

2.  ALL SEEDED AREAS ARE CONSIDERED
HYDROZONE 1.

3.  LANDSCAPE BEDS SHALL SHALL BE MULCHED
WITH 3" DEPTH, DOUBLE SHREDDED CEDAR MULCH.
NO WEED BARRIER FABRIC SHALL BE USED.

4.  ALL SEEDED AREAS SHALL BE NON-IRRIGATED

5.  ALL LANDSCAPE BEDS SHALL BE AMENDED WITH 3
CUBIC YARDS PER 1,000 S.F. OR AS RECOMMENDED
BY A SOILS REPORT CONDUCTED BY A 3RD PARTY.

LANDSCAPE NOTES

OPEN METAL PROJECT FENCE
SB-00 EXISTING TREES TO BE COUNTED

FOR BUFFER AND SCREENING
REQUIREMENTS - SEE CHARTS ON
SHEET LP-002

DETENTION BASIN SEED MIX
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FF
ER

BUILD
ING FOUNDATION BUFFER

BUILD
ING FOUNDATION BUFFER

10.0'

N. K
ASPAR DR.

SHOP 2

PHASE 1: NEW BUILDING

PHASE 2: NEW BUILDING
PHASE 2: NEW BUILDING

STREET BUFFER

6.0' R.O.W.
EASEMENT

NEW SANITARY SEWER
LINE, SEE CIVIL SITE PLAN

NEW STRUCTURE, SEE
CIVIL SITE PLAN

PHASE 1 LANDSCAPE
SEE SHEET LP-101

PHASE 1 LANDSCAPE
SEE SHEET LP-101

PAVING, SEE CIVIL
SITE PLAN

PAVING, SEE CIVIL
SITE PLAN

PAVING, SEE CIVIL
SITE PLAN

EXISTING BUS
SHELTER

PROPERTY LINE

PROPERTY LINE

1 NEW BIKE RACK - SEE
DETAIL 6/LP-501

R.O.W.

R.O.W.

R.O.W.

PROPERTY LINE

PHASE 1 LANDSCAPE
SEE SHEET LP-101

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

1 NEW BIKE RACK - SEE
DETAIL 6/LP-501

CONTRACTOR SHALL ENSURE THAT ALL
NEW AND EXISTING TREE CANOPIES
WITHIN SIGHT VISIBILITY TRIANGLES/LINES
ARE PRUNED AND MAINTAINED AT AN 8
FOOT HEIGHT ABOVE STREET LEVEL.

SIGHT VISIBILITY LINE
(PASSENGER CAR)

CLEAR ZONE
1.5' LATERAL OFFSET
FROM FACE OF CURB

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

KEY MAP

PHASE ONE: NEW BUILDING

PHASE TWO: NEW BUILDING

LP-100

LP-101B

LP-102B

NORTH

0 2010 40

SCALE 1" = 20'

MATCHLINE - SEE SHEET LP-102B

MATCHLINE - SEE SHEET LP-103

PLANT REQUIREMENT NOTE:
BUILDING FOUNDATION PLANTING TO UTILIZE EXISTING
PLANTING IN PHASE 1.  NEW BUILDING REQUIRES
VEHICULAR ACCESS AT GROUND LEVEL.
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PLANT SCHEDULE - PHASE 2
DECIDUOUS CANOPY
TREES BOTANICAL / COMMON NAME SIZE

EST`D MAT.
SIZE

NATIVE /
ADAPTED SPACING QTY

Acer x freemanii
Freeman Maple

4" CAL,
B&B

45` H x 30` W ADAPTED AS
SHOWN

2

DECIDUOUS
ORNAMENTAL TREES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Malus x 'Spring Snow'
Spring Snow Crabapple

2" CAL,
B&B

20' H X 15' W ADAPTED AS
SHOWN

3

DECIDUOUS SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Falugia paradoxa
Apache Plume

5 gal 6' H x 8' W NATIVE AS
SHOWN

6

Rhus trilobata 'Autumn Amber'
Autumn Amber Sumac

5 gal 2' H x 6' W ADAPTED AS
SHOWN

11

EVERGREEN SHRUBS BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Arctostaphylos x coloradensis
'Panchito'
Panchito Manzanita

5 gal 1.5' X 4' W ADAPTED AS
SHOWN

11

Chrysothamnus nauseosus nauceosus
Dwarf Blue Rabbitbrush

5 gal 2.5`H X 4` W NATIVE AS
SHOWN

7

Mahonia aquifolium 'Compacta'
Compact Oregon Grape

5 gal 4' H X 4' W ADAPTED AS
SHOWN

6

ORNAMENTAL
GRASSES

BOTANICAL / COMMON NAME SIZE EST`D MAT.
SIZE

NATIVE /
ADAPTED

SPACING QTY

Muhlenbergia rigens
Deer Grass

1 gal 4' H X 4' W NATIVE AS
SHOWN

7

LEGEND
PERIPHERAL BUFFER
BUILDING FOUNDATION BUFFER
STREET BUFFER

EXISTING TREE TO REMAIN

DOUBLE SHREDDED CEDAR MULCH
LANDSCAPE BED

NATIVE SEED MIX

1.  ALL LANDSCAPE BEDS ARE CONSIDERED
HYDROZONE 2.

2.  ALL SEEDED AREAS ARE CONSIDERED
HYDROZONE 1.

3.  LANDSCAPE BEDS SHALL SHALL BE MULCHED
WITH 3" DEPTH, DOUBLE SHREDDED CEDAR MULCH.
NO WEED BARRIER FABRIC SHALL BE USED.

4.  ALL SEEDED AREAS SHALL BE NON-IRRIGATED

5.  ALL LANDSCAPE BEDS SHALL BE AMENDED WITH 3
CUBIC YARDS PER 1,000 S.F. OR AS RECOMMENDED
BY A SOILS REPORT CONDUCTED BY A 3RD PARTY.

LANDSCAPE NOTES

OPEN METAL PROJECT FENCE
SB-00 EXISTING TREES TO BE COUNTED

FOR BUFFER AND SCREENING
REQUIREMENTS - SEE CHARTS ON
SHEET LP-002

DETENTION BASIN SEED MIX
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EASEMENT

NEW SANITARY SEWER
LINE, SEE CIVIL SITE PLAN

NEW STRUCTURE, SEE
CIVIL SITE PLAN

R.O.W.

PROPERTY LINEPROPERTY LINE

TRAIL SLOPE & DRNG ESMNT
FEE #3701701, 3701702, 3701702
TO BE CIVIC SPACE PER CITY OF
FLAGSTAFF

EXISTING PARKWAY
PLANTINGS TO REMAIN

EXISTING STREET
BUFFER PLANTINGS TO
REMAIN

EXISTING FENCE

1 NEW BIKE RACK - SEE
DETAIL 6/LP-501

DETENTION AREA -
SEED AREAS DISTURBED BY

GRADING AND
CONSTRUCTION, TYP.

PHASE 1 LANDSCAPE
SEE SHEET LP-101

R.O.W.

1 NEW BIKE RACK - SEE
DETAIL 6/LP-501

CONTRACTOR SHALL ENSURE
THAT ALL NEW AND EXISTING
TREE CANOPIES WITHIN SIGHT
VISIBILITY TRIANGLES/LINES
ARE PRUNED AND MAINTAINED
AT AN 8 FOOT HEIGHT ABOVE
STREET LEVEL.

SIGHT VISIBILITY LINE
(COMBINATION TRUCK)

SIGHT VISIBILITY LINE
(PASSENGER CAR)

CLEAR ZONE
1.5' LATERAL OFFSET
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PROJECT BIKE RACK
SCALE: N.T.S.

MANUFACTURER:
MADRAX OR APPROVED EQUAL
www.madrax.com

MODEL:
U238-SF-P
SURFACE MOUNT, 2-3/8" TUBE SIZE,
POWDER COATED E-STEELE

COLOR:
BLACK

NOTES:
1.  TWO BIKE RACKS THAT CAN HOLD
FOUR BIKES ARE PROPOSED FOR
PHASE 1.  BIKE RACKS SHALL BE
RELOCATED FOR PHASE 2.
2.  THE CITY OF FLAGSTAFF
REQUIRES THAT BICYCLE PARKING IS
5% OF REQUIRED VEHICULAR
PARKING.
61 VEHICULAR PARKING SPACES =
4 BIKE PARKING SPACES

CONCRETE
FLATWORK

8'-8"

BIKE RACK LAYOUT DIAGRAM

4'-0"
CLEAR

MIN.

PA
TH

 O
F 

TR
AV

EL

2'-6" CLEAR
MIN.

1'-8"

2'-0" CLEAR
MIN.

3'-0" TYP.

POST 2 12" SQUARE

POST CAP WELDED TO POST

TOP AND BOTTOM RAILS 1 12"
SQUARE

PICKET 34" SQUARE

CONCRETE FOOTER

SLOPE TOP OF FOOTERS AS
SHOWN
SPECIFIED LANDSCAPE
TOPDRESS
UNDISTURBED SOIL OR
COMPACTED SOIL

1

2

3

4

5

6

7

8

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

6'-0"

6"

2"

6"

8'-0"

12" DIA.

3'-0" MIN.

4"

2

3

1

4

7

5

8

6

3 15
16" GAP

TYPICAL

NOTES:
1.  STEEL MATERIAL FOR FENCING SHALL
CONFORM TO ASTM A653/A653M W/ A MINIMUM
YIELD STRENGTH OF 45,000 PSI.
2. WELD ALL JOINTS AND GRIND SMOOTH.
3.  PRIME AND PAINT BLACK TO MATCH
EXISTING FENCING.
4.  CONTRACTOR SHALL SUBMIT SHOP
DRAWINGS TO OWNER'S REPRESENTATIVE
FOR APPROVAL PRIOR TO FABRICATION.

4 34" O.C.

DOUBLE SHREDDED CEDAR
MULCH  INSTALLED AT DEPTH OF
3" MIN.  IN SEEDED AREAS PLACE
3" DEPTH DOUBLE SHREDDED
CEDAR MULCH AROUND THE
PLANT TWO TIMES THE DIAMETER
OF THE ROOTBALL
NATIVE TOPSOIL WITH NO ROCKS
GREATER THAN 1" DIA.  TILL SOIL
TO A DEPTH OF EIGHT INCHES.
APPLY CITY APPROVED SLOW
RELEASE FERTILIZER TO
SURFACE AWAY FROM PLANT
TRUNK

FINISH GRADE (TOP OF MULCH)

1

2

3

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

SET SHRUB ROOT-BALL 1"
HIGHER THAN FINISH BED
GRADE

2x MIN. CONTAINER
WIDTH

PRUNE ALL DEAD OR
DAMAGED WOOD PRIOR
TO PLANTING

2 NOTE:
1. BROKEN OR CRUMBLING ROOT-BALLS WILL BE

REJECTED
2. CARE SHOULD BE TAKEN NOT TO DAMAGE THE

SHRUB OR ROOT-BALL WHEN REMOVING IT FROM
ITS CONTAINER

3. ALL JUNIPERS SHOULD BE PLANTED SO THE TOP
OF THE ROOT-BALL OCCURS ABOVE THE FINISH
GRADE OF THE MULCH LAYER

4. PRIOR TO MULCHING APPLY PRE-EMERGENT
WEED CONTROL OVER SOIL SURFACE PER
MANUFACTURERS WRITTEN DIRECTION.

SCARIFY SIDES AND
BOTTOM OF PLANTING
HOLE

1

3

UNDISTURBED NATIVE
SOIL

GENERAL NOTE:
CONTRACTOR SHALL REFER TO THE
CITY OF FLAGSTAFF TITLE 13
ENGINEERING DESIGN STANDARDS &
SPECIFICATIONS FOR MORE DETAILED
INFORMATION.

PREVAILING WIND

PLAN VIEW - THREE STAKES

3X

120°

120°

ROOT BALL DIAMETER

1

2

3

4

5

6

7

8

9

10

11

12

14

13

PRUNING NOTES:
1. ALL PRUNING SHALL COMPLY WITH ANSI A300 STANDARDS.
2. DO NOT HEAVILY PRUNE THE TREE AT PLANTING.  PRUNE ONLY CROSSOVER LIMBS,

CO-DOMINANT LEADERS AND BROKEN BRANCHES. SOME INTERIOR TWIGS AND LATERAL
BRANCHES MAY BE PRUNED.  HOWEVER, DO NOT REMOVE THE TERMINAL BUDS OF
BRANCHES THAT EXTEND TO THE EDGE OF THE CROWN.

STAKING NOTES:
1. STAKE TREES PER FOLLOWING SCHEDULE. STAKES SHALL REMAIN IN PLACE FOR 2

YEARS UNLESS REMOVAL IS APPROVED BY MAINTENANCE DIRECTOR.
2. 1.1 1-1

2" CALIPER SIZE - MIN. 1 STAKE ON SIDE
OF PREVAILING WIND (GENERALLY N.W. SIDE)

 1.2 1-1
2" - 3" CALIPER SIZE - MIN. 2 STAKES - ONE

ON N.W. SIDE, ONE ON S.W. SIDE (OR PREVAILING
WIND SIDE AND 180° FROM THAT SIDE)

 1.3 3" CALIPER SIZE AND LARGER - 3 STAKES
PER DIAGRAM

3. WIRE OR CABLE SHALL BE MIN. 12 GAUGE, TIGHTEN WIRE OR CABLE ONLY ENOUGH TO
KEEP FROM SLIPPING. ALLOW FOR SOME TRUNK MOVEMENT. NYLON STRAPS SHALL BE
LONG ENOUGH TO ACCOMMODATE 1-1

2" OF GROWTH AND BUFFER ALL BRANCHES FROM
WIRE.TIES SHALL BE 2 OPPOSING LOOPS, NOT TO BE A SINGLE LOOP.

PLACE MIN. 12" PVC PIPE AROUND EACH
WIRE.  EXPOSED WIRE SHALL BE MAX.
2" EACH SIDE
10 FT. UNTREATED WOOD POST (MIN.
2" DIAMETER).  ALL SHALL BE DRIVEN
OUTSIDE ROOTBALL AND IN
UNDISTURBED SOIL. BURY 3' IN
GROUND AND CUT OFF STAKE 12"
ABOVE TIE WIRE.
TREE WRAP TO BE INSTALLED ONLY
FROM OCTOBER 15 THROUGH APRIL
15. (DECIDUOUS ONLY)

PLANT TREE SO THAT FIRST ORDER
MAJOR ROOT IS 1"-2" ABOVE FINAL
GRADE.
3" DEEP DOUBLE SHREDDED CEDAR
MULCH RING PLACED A MINIMUM OF 4
FT. IN DIAMETER.  DO NOT PLACE
MULCH IN CONTACT WITH TREE
TRUNK (FINISHED GRADE
REFERENCES TOP OF MULCH).

2:1 SLOPE ON SIDES OF PLANTING
HOLE.

REMOVE ALL TWINE, ROPE, BURLAP
AND WIRE FROM ENTIRE ROOT BALL
AND TRUNK. SCARIFY SIDES OF ROOT
BALL PRIOR TO PLANTING.

1

2

3

4

5

6

7

GROMMETED NYLON STRAPS

TWO STRAND GALVANIZED WIRE, MIN.
12 GAUGE CABLE - TWIST WIRE ONLY
TO KEEP FROM SLIPPING.
4-6" HIGH WATER SAUCER IN
NON-TURF AREAS.
BACKFILL WITH NATIVE TOPSOIL (NO
ROCKS GREATER THAN 1" DIA.).
APPLY CITY APPROVED SLOW
RELEASE FERTILIZER TO SURFACE
PER MANUFACTURER
SPECIFICATIONS AWAY FROM TRUNK.
WATER THOROUGHLY WHEN
BACKFILLING
2 FT. STEEL T-POST. ALL SHALL BE
DRIVEN BELOW GRADE AND OUTSIDE
ROOTBALL IN UNDISTURBED SOIL.
PLACE SOIL AROUND ROOT BALL
FIRMLY, DO NOT COMPACT OR TAMP.
SETTLE SOIL WITH WATER TO FILL ALL
AIR POCKETS.
PLACE ROOT BALL ON UNDISTURBED
SOIL TO PREVENT SETTLEMENT.

8

9

10

11

12

13

14

TREE PLANTING DETAIL
SCALE: 3/16" = 1'-0"

SCARIFY SIDES
AND BOTTOM OF
PLANTING HOLE

GENERAL NOTE:
CONTRACTOR SHALL REFER TO THE CITY OF
FLAGSTAFF TITLE 13 ENGINEERING DESIGN
STANDARDS & SPECIFICATIONS FOR MORE
DETAILED INFORMATION.

GATE POSTS 2 12" SQUARE

GATE RAILING AND PICKETS TO MATCH
FENCE
POWERED GATE LATCH AND KEYPAD
ENTRY SYSTEM - KPX 100 KEY PAD OR
APPROVED EQUAL www.emxinc.com

HEAVY DUTY SELF CLOSING GATE HINGES

CONCRETE CURB - SEE CIVIL PLANS

CONCRETE WALK - SEE CIVIL PLANS

CONCRETE FOOTER

UNDISTURBED SOIL OR COMPACTED SOIL

1

2

3

4

5

6

7

8

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

1

2

3

5

7

8

NOTES:
1. STEEL MATERIAL FOR FENCING SHALL
CONFORM TO ASTM A653/A653M W/ A MINIMUM
YIELD STRENGTH OF 45,000 PSI.
2. WELD ALL JOINTS AND GRIND SMOOTH.
3.  PRIME AND PAINT BLACK TO MATCH
EXISTING FENCING.
4.  CONTRACTOR SHALL SUBMIT SHOP
DRAWINGS OF GATE AND SPEC SHEETS OF
KEYPAD TO OWNER'S REPRESENTATIVE FOR
APPROVAL PRIOR TO FABRICATION.

5'-0"

12" DIA.

3'-0" MIN.

4"

4'-0"

6"

6'-0"

2"2"

4

6

NEW GATE TO MATCH EXISTING
PIVOT GATE AT MAINTENANCE
ENTRY
PROJECT FENCE - SEE FENCE
DETAIL
LOCAL FIRE DISTRICT APPROVED
MANUAL GATE LOCK SYSTEM
DROP ROD

DROP ROD CONCRETE FOOTER

4" x 4" TUBE STEEL GATE POSTS
WITH WELDED STEEL CAPS
HEAVY DUTY GATE HINGES

LOCAL FIRE DISTRICT APPROVED
NON-POWERED KNOX BOX
CONCRETE FOOTER - TO BE
DESIGNED BY STRUCTURAL
ENGINEER
CONCRETE CURB

ASPHALT DRIVE

1
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MANUAL EMERGENCY VEHICLE GATE
SCALE: 1/2" = 1'-0"

15'-0" 15'-0"

2" 8"

6'-0"

2 6 73

5

81

11

10

9

2

2'-0"

6"

4 NOTES:
1. STEEL MATERIAL FOR FENCING SHALL CONFORM TO ASTM
A653/A653M W/ A MINIMUM YIELD STRENGTH OF 45,000 PSI.
2. WELD ALL JOINTS AND GRIND SMOOTH.
3.  PRIME AND PAINT BLACK TO MATCH EXISTING FENCING.
4.  CONTRACTOR SHALL SUBMIT SHOP DRAWINGS OF GATE
AND SPEC SHEETS OF LOCK SYSTEM TO OWNER'S
REPRESENTATIVE FOR APPROVAL PRIOR TO FABRICATION.

4

5 6



IRRIGATION SCHEDULE
SYMBOL DESCRIPTION MODEL NO.

DESCRIPTION
DETAIL

# AND SHEET

IRRIGATION POC 3/4" DEDICATED NON-POTABLE IRRIGATION POINT OF CONNECTION
REFER TO CIVIL, UTILITY, AND WATER PLANS NA NA

IRRIGATION
CONTROLLER

RAIN BIRD ESPLXME2 W/ LXMM CABINET AND LXMMPED PEDESTAL
120VAC POWER REQUIRED -  SEE PLANS FOR LOCATION(S) 1 LI-501

RAIN SENSOR
RAIN BIRD WR2-RFS
120VAC POWER REQUIRED -  SEE PLANS FOR LOCATION(S) 1 LI-501

MANUAL DRAIN VALVE MATCO-NORCA 3/4" 201X
INSTALLED IN AEP 910L-1G2G VALVE BOX W/ PURPLE LID 2 LI-501

QUICK
COUPLER

TORO 100-2SLLVC
INSTALLED IN AEP 910L-1G2G VALVE BOX W/ PURPLE LID 3 LI-501

ISOLATION GATE
VALVE

MATCO-NORCA 514TX
MATCH LINE SIZE, INSTALLED IN AEP 910L-1G2G VALVE BOX W/ PURPLE LID 4 LI-501

DRIP VALVE
ASSEMBLY

TORO 100-S SERIES W/ RW60-KIT AND HUNTER HFR-100-075-40-R
FILTER/REGULATOR
WITH SCH 40 BALL VALVE, INSTALLED IN AEP 1320-1G2G VALVE BOX W/
PURPLE LID, SIZED PER PLAN

5 LI-501

SLEEVING CLASS 200 PVC
REFER TO SLEEVING NOTES 6 LI-501

PVC
MAINLINE

SCH 40 PVC BE - PURPLE
SIZE 1-1/2" UNLESS OTHERWISE NOTED 7 LI-501

PVC TREE
LATERAL

CLASS 200 PVC - PURPLE
SIZE: 1" UNLESS OTHERWISE NOTED 7 LI-501

DRIP
LATERAL

SCH 40 PVC BE - PURPLE
SIZE: 1" MINIMUM UNLESS OTHERWISE NOTED 7 LI-501

FLUSH END
CAP

SCH 40 BALL VALVE & HUNTER ECO-ID-12-R OPERATIONAL INDICATOR
INSTALLED IN AEP 910L-1G2G VALVE BOX 8 LI-501

POC1

C

RS

DV

Q

VALVE CALLOUT EMITTER SCHEDULE

PLANT TYPE EMITTER QTY. TOTAL GPH

PERENNIAL / GRASSES 0.5 GPH TWO EACH 1.0 GPH

DECIDUOUS SHRUBS 1.0 GPH TWO EACH 2.0 GPH

EVERGREEN SHRUBS 1.0 GPH TWO EACH 2.0 GPH

DECIDUOUS TREE 1.0 GPH EIGHT EACH 8.0 GPH

EVERGREEN TREE 1.0 GPH EIGHT EACH 8.0 GPH
EMITTER NOTES

1. ALL PLANT MATERIAL SHALL BE IRRIGATED WITH RAIN BIRD XBT SERIES PRESSURE COMPENSATING EMITTERS.
2. EMITTER SCHEDULE IS FOR REFERENCE ONLY.  THE CONTRACTOR SHALL ADJUST EMITTER AND NUMBER OF EMITTERS BASED ON THE
NEEDS OF INDIVIDUAL PLANTS OR PLANT HYDROZONES.
3. 1/4" DISTRIBUTION TUBING NOT TO EXCEED 8' IN LENGTH.
4. RAIN BIRD DBC-025 DIFFUSER BUG CAP AND TS-025 STAKE ON ALL 1/4" DISTRIBUTION TUBING EMISSION POINTS.
5. REFER TO DRIP IRRIGATION DETAILS 9-11, SHEET LI-501

XXX"
X - X

ZONE DESIGNATION:
T (TREES), S (SHRUBS),
X (EXISTING PLANTINGS)

VALVE/STATION NUMBER

VALVE FLOW: (GPM)
VALVE SIZE

IRRIGATION GENERAL NOTES
1. THE CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS AND EQUIPMENT NECESSARY TO INSTALL THE IMPROVEMENTS SHOWN ON

THE PLANS.
2. THE CONTRACTOR SHALL COORDINATE AS NECESSARY WITH THE GENERAL CONTRACTOR AND OWNER'S REPRESENTATIVE FOR

SUCCESSFUL COMPLETION OF THIS WORK.
3. ALL IRRIGATION EQUIPMENT IS TO BE AS SPECIFIED OR APPROVED EQUAL PER THE DISCRETION OF THE OWNER'S REPRESENTATIVE.

THE CONTRACTOR ASSUMES ALL LIABILITY ASSOCIATED WITH THE MODIFICATION OF THE IRRIGATION SYSTEM DESIGN WITHOUT
NOTIFYING THE OWNER'S REPRESENTATIVE.

4. IT IS THE CONTRACTOR'S RESPONSIBILITY TO CONDUCT A THOROUGH SITE INSPECTION AND REVIEW OF THE PROJECT
CONSTRUCTION DOCUMENTS INCLUDING BUT NOT LIMITED TO THE FOLLOWING: LANDSCAPE PLAN, UTILITY PLAN, CIVIL UTILITY PLAN,
ARCHITECTURE PLAN, GRADING AND DRAINAGE PLAN AND ALL OTHER ASSOCIATED PLANS AND SPECIFICATIONS THAT AFFECT THIS
WORK PRIOR TO START OF WORK. IF THE AND CONTRACTOR OBSERVES ANY DISCREPANCIES AMONG THE CONSTRUCTION
DOCUMENTS AND THE EXISTING CONDITIONS ON SITE, IT IS THEIR RESPONSIBILITY TO CONTACT THE OWNER'S REPRESENTATIVE
IMMEDIATELY.

5. THE CONTRACTOR MUST VERIFY THE LOCATION OF ALL PUBLIC AND PRIVATE UNDERGROUND UTILITIES PRIOR TO CONSTRUCTION. IF
THE CONTRACTOR FAILS TO DO SO AND DAMAGES ANY UNDERGROUND UTILITIES. THE CONTRACTOR SHALL PAY FOR ANY REPAIR
WORK ASSOCIATED WITH SAID DAMAGES.

6. IT IS THE CONTRACTOR'S RESPONSIBILITY TO ENSURE ADEQUATE VERTICAL AND HORIZONTAL SEPARATION BETWEEN ALL IRRIGATION
DISTRIBUTION LINES AND ALL UTILITIES (EXISTING OR PROPOSED), CONDUIT, STORM WATER COMPONENTS, DRAINS, ETC.

7. THE CONTRACTOR SHALL CONFORM TO ALL LOCAL AND STATE REGULATIONS AND INSTALL THE IRRIGATION SYSTEM AND ITS
COMPONENTS PER MANUFACTURER'S SPECIFICATIONS. THE CONTRACTOR SHALL OBTAIN AND PROVIDE PAYMENT FOR ALL PERMITS
REQUIRED BY ANY LOCAL AND STATE AGENCIES AND UTILITY COMPANIES HAVING JURISDICTION OVER THIS SITE.

8. THE CONTRACTOR IS RESPONSIBLE FOR SCHEDULING AND PAYING FOR CERTIFICATION OF THE BACKFLOW PREVENTER BY A STATE
CERTIFIED INSPECTOR. THE CONTRACTOR SHALL PROVIDE CERTIFICATES TO OWNER'S REPRESENTATIVE PRIOR TO PROJECT
ACCEPTANCE.

9. IT IS THE INTENT OF THIS DESIGN THAT ALL IRRIGATION EQUIPMENT BE INSTALLED WITHIN LANDSCAPE AREAS AND WITHIN THE
PROJECT LIMITS. EQUIPMENT SHOWN OUTSIDE OF THESE LIMITS IS SHOWN FOR GRAPHIC CLARITY ONLY. IF THERE IS A QUESTION
REGARDING THE LOCATION OF ANY COMPONENT OF THE IRRIGATION SYSTEM, IT IS THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT THE OWNER'S REPRESENTATIVE. IF THE CONTRACTOR NEGLECTS TO NOTIFY THE NECESSARY PARTIES, THE CONTRACTOR
SHALL PAY FOR ANY REPLACEMENT OR MODIFICATION TO ENSURE PROPER LOCATION AND OPERATION OF THE IRRIGATION SYSTEM
AND ITS COMPONENTS.

10. ALL IRRIGATION DISTRIBUTION LINES AND EQUIPMENT INCLUDING BUT NOT LIMITED TO, MAINLINE, LATERALS, SPRAY HEADS, DRIP
EMITTERS SHALL BE KEPT A MINIMUM DISTANCE OF 6' AWAY FROM ALL BUILDING AND WALL FOUNDATIONS, OR AS STIPULATED IN THE
GEOTECHNICAL REPORT , WHICHEVER IS GREATER. EQUIPMENT MAY BE SHOWN IN THIS AREA FOR GRAPHIC CLARITY. COORDINATE
ALL REQUIRED SETBACKS WITH OWNER'S REPRESENTATIVE PRIOR TO START OF WORK.

11. EACH VALVE SHALL BE INSTALLED IN A SEPARATE VALVE BOX AS DETAILED. ALL VALVE BOXES AND LIDS SHALL BE COMMERCIAL
GRADE, PLASTIC WITH SELF LOCKING COVERS. LID COLOR TO BE PURPLE. INSTALL FLUSH TO FINISH GRADE AND PER CONSTRUCTION
DETAILS. DO NOT INSTALL IN PAVED AREAS OR IN BOTTOMS OF DRAINAGE SWALES/BASINS.

12. CONTRACTOR SHALL INSTALL DETECTABLE MARKING TAPE OR  #14g DIRECT BURY TRACER WIRE IN ALL PRESSURE MAINLINE
TRENCHES. SEE IRRIGATION DETAILS FOR MORE INFORMATION.

13. PLANT MATERIAL LOCATIONS TAKE PRECEDENCE OVER ROUTING OF IRRIGATION PIPING. COORDINATE INSTALLATION OF IRRIGATION
EQUIPMENT SO THAT IT DOES NOT INTERFERE WITH THE PLANTING OF TREES OR OTHER LANDSCAPE MATERIAL.

14. THE CONTRACTOR SHALL MARK THE LOCATION OF THE MAINLINE, CONTROL VALVES, GATE VALVES AND HEAD LAYOUT OF A
REPRESENTATIVE SPRAY ZONE. SCHEDULE A REVIEW WITH THE OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION.

15. INSTALL SCH. 40 BALL WITH OPERATIONAL INDICATOR AT ENDS OF ALL DRIP LATERALS AS DETAILED. FLUSH ALL LATERALS
THOROUGHLY BEFORE INSTALLING EMITTERS AND BUBBLERS.

16. CONTRACTOR SHALL INSTALL A QUICK COUPLER IN 10" VALVE BOX AT THE END OF ALL BRANCHES OF THE MAINLINE, OR AS SHOWN
ON PLANS,  FOR WINTERIZATION AND FLUSHING OF MAINLINE.

17. THE CONTRACTOR SHALL PERFORM A PRESSURE TEST ON ALL MAINLINES.  CONTRACTOR SHALL PRESSURIZE MAINLINES TO 120 PSI
AND MAINTAIN PRESSURE AT 120 PSI FOR A MINIMUM CONTINUOUS PERIOD OF TWO (2) HOURS TO ACHIEVE FINAL ACCEPTANCE.

18. THIS IRRIGATION SYSTEM HAS BEEN DESIGNED TO OPERATE DURING A THREE(3) NIGHT PER WEEK, SIXTEEN(16) HOURS PER NIGHT
WATERING WINDOW.  DRIP IRRIGATION ZONES MAY BE ALLOWED TO RUN ON A SEPARATE SCHEDULE FROM THIS WATER WINDOW
DEPENDING JURISDICTION.  LANDSCAPE ESTABLISHMENT WILL REQUIRE INCREASED IRRIGATION WATER FOR DURATION OF THE
ESTABLISHMENT PERIOD AND MAY REQUIRE TWICE THE AMOUNT OF WATER AS ESTABLISHED PLANT MATERIAL. THE CONTRACTOR
SHALL COORDINATE WATERING SCHEDULES AND APPLICATION RATES WITH THE OWNER'S REPRESENTATIVE PRIOR TO FINAL
ACCEPTANCE.

19. THE DESIGN IS BASED ON THE FOLLOWING PROJECTED PEAK SEASON WEEKLY APPLICATION RATES AFTER ESTABLISHMENT.  THESE
FIGURES WILL NEED TO BE ADJUSTED DUE TO SEASONAL CHANGES AND VARIABLE WEATHER CONDITIONS.
· TREE, SHRUB, AND PERENNIAL PLANT MATERIAL  1.00" PER WEEK PEAK SEASON

20. THE CONTRACTOR SHALL PROVIDE A SEASONAL MAINTENANCE SCHEDULE WHICH SHALL BEGIN ON APRIL 15TH AND END ON
OCTOBER 15TH  TO ENSURE THE EFFICIENCY AND LONGEVITY OF THE IRRIGATION SYSTEM. THE MAINTENANCE SCHEDULE SHALL
INCLUDE BUT IS NOT LIMITED TO THE FOLLOWING LIST OF BEST MANAGEMENT PRACTICES:
· CHECK HEADS FOR COVERAGE AND LEAKAGE.
· CHECK CONTROLLER PROGRAMMING AND ADJUST FOR SEASONAL CHANGES AS NECESSARY.
· VERIFY THAT THE WATER SUPPLY AND PRESSURE ARE AS STATED IN THE DESIGN.
· CERTIFY THE BACKFLOW PREVENTION DEVICE AND SUBMIT TEST RESULTS TO THE PROPERTY MANAGER.
· PERIODICALLY VERIFY THE THE SENSORS IN THE IRRIGATION SYSTEM ARE OPERATING CORRECTLY.
· WINTERIZATION AND SPRING START UP PROCEDURES.

IRRIGATION POINT OF CONNECTION NOTES
1. POINT OF CONNECTION:  THERE IS ONE (1) POINT OF CONNECTION ON THIS PROJECT.

POC #1 : 3/4" EXISTING DEDICATED IRRIGATION WATER METER LOCATED AT ALONG KASPAR DRIVE.
· CONTRACTOR IS TO LOCATE AND CONNECT DOWNSTREAM OF THE EXISTING DEDICATED NON-POTABLE IRRIGATION BACKFLOW

ASSEMBLY WITH SCHEDULE 40 PVC AT A DEPTH OF 24" OR PER LOCAL CODE, WHICHEVER IS GREATER.  EXTEND  MAINLINE TO
VALVES AS SHOWN.

· THE CONTRACTOR SHALL CONFORM TO ALL LOCAL CODES, OBTAIN AND PROVIDE PAYMENT FOR ALL PERMITS ASSOCIATED
WITH THIS WORK. FINAL LOCATION OF BACKFLOW PREVENTION UNIT SHALL BE APPROVED BY THE OWNER'S REPRESENTATIVE
PRIOR TO INSTALLATION.

2. CONTROLLER LOCATION:  THERE IS ONE (1) CONTROLLER ON THIS PROJECT.
CONTROLLER A :   PEDESTAL MOUNTED CONTROLLER LOCATED ADJACENT TO POC #1.
· CONTROLLER SHALL BE PROGRAMMED TO RUN MULTIPLE VALVES AT ONE TIME WITH A MAXIMUM TOTAL OF 8 GPM .
· CONTROLLER, TO BE MOUNTED PER DETAILS AND MANUFACTURER'S SPECIFICATIONS.
· CONTRACTOR TO COORDINATE WITH OWNER'S REPRESENTATIVE AND ELECTRICAL PLANS FOR POWER SERVICE.  THERE IS

POWER AT LOCATION OF EXISTING CONTROLLERS IN IMMEDIATE AREA.  ALL ELECTRICAL EQUIPMENT AND POWER CONNECTION
INSTALLATION SHALL CONFORM TO ALL LOCAL CODES. INSTALL A LINE VOLTAGE SURGE DEVICE (INTERMATIC AG2401C3/ OR
SQUARE D SDSA1175)  FOR 120V IN A JUNCTION BOX PRIOR TO CONTROLLER.

· RAIN/FREEZE SENSOR:  MOUNT THE RAIN SENSOR ON CONTROLLER ENCLOSURE IN PROXIMITY TO THE CONTROLLER.  THE
SENSOR SHALL BE MOUNTED IN A LOCATION IN FULL SUN AND OPEN TO RAINFALL. SENSOR SHALL BE NO MORE THAN 200' FROM
WIRELESS RECEIVER. MOUNT WIRELESS RECEIVER ON OR ADJACENT TO THE IRRIGATION CONTROLLER.

3. SYSTEM PRESSURE:  THE SYSTEM HAS BEEN DESIGNED PER THE FOLLOWING SPECIFICATIONS: REQUIRED MINIMUM STATIC
PRESSURE OF 70 PSI AND MAXIMUM SAFE VELOCITY OF 5 FPS IN ANY PVC PIPE AND 7.5 FPS IN ANY COPPER PIPE.
· PER (WATER PURVEYOR/CITY WATER) THE STATIC PRESSURE ON SITE IS UNKNOWN.
· THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING THE PRESSURE IN THE FIELD AT THE POINT OF CONNECTION BEFORE

CONSTRUCTION BEGINS AND FOR NOTIFYING THE OWNER'S REPRESENTATIVE OF ANY DISCREPANCY BETWEEN THE DESIGN
PRESSURE OF THE SYSTEM AND THE MEASURED PRESSURE IN THE FIELD.  IF THE CONTRACTOR FAILS TO NOTIFY OWNER'S
REPRESENTATIVE OF SUCH DISCREPANCIES, THEN THE CONTRACTOR ASSUMES ALL LIABILITY AND COSTS ASSOCIATED WITH
SYSTEM MODIFICATIONS TO ACCOMMODATE THE ACTUAL PRESSURE.

4. COMMUNICATION: IT IS RECOMMENDED THAT THE IRRIGATION CONTROLLER BE CONNECTED TO A WATER MANAGEMENT CONTROL
SOFTWARE FOR OPTIMUM FUNCTION OF THE IRRIGATION SYSTEM. COORDINATE WITH OWNER'S REPRESENTATIVE AND CONTACT THE
LOCAL CONTROLLER MANUFACTURER REPRESENTATIVE OR AUTHORIZED VENDOR PRIOR TO ORDERING CONTROLLER FOR
COMMUNICATION AND CONNECTIVITY OPTIONS.

SLEEVING COORDINATION NOTES
1. INSTALLATION OF IRRIGATION SLEEVING IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR. THE GENERAL CONTRACTOR

SHALL COORDINATE WITH THE IRRIGATION CONTRACTOR FOR LOCATION AND SIZING OF SLEEVES PRIOR TO THE START OF
CONSTRUCTION.

2. SLEEVES SHALL BE INSTALLED PRIOR TO THE START OF PAVING OPERATIONS.
3. THE CONTRACTOR SHALL SLEEVE ALL IRRIGATION DISTRIBUTION LINES, VALVE CONTROL WIRES AND COMMUNICATION WIRES

UNDER ALL PAVED SURFACES, WALL FOOTERS, DRAINAGE CHANNELS, INLETS, CATCH BASINS, ETC.
4. ALL SLEEVES SHALL EXTEND A MINIMUM OF 12" BEYOND EDGE OF ALL OBSTRUCTIONS.  NO TEES, ELLS OR OTHER TURNS IN PIPING

SHALL BE LOCATED UNDER ANY OBSTRUCTIONS.
5. EACH PIPE SHALL BE IN A SEPARATE SLEEVE. WIRES SHALL BE IN A SEPARATE PIPE UNDER ALL PAVED SURFACES.
6. SLEEVING SHALL BE INSTALLED PER THE SIZES AND QUANTITIES SHOWN ON THE PLANS BASED ON THE CHART BELOW.

PIPING REQUIRED SLEEVE SIZE
MAINLINE PIPING            3" CLASS SCH 40 PVC
LATERAL PIPING 2X NOMINAL DIAMETER OF LATERAL
CONTROL WIRES       2" CLASS SCH 40 PVC

EXISTING TREE NOTES
1. ALL TRENCHING OR OTHER WORK UNDER LIMB SPREAD OF ANY AND ALL PLANT MATERIAL SHALL BE DONE BY HAND, BORING OR BY

OTHER METHODS SO AS TO PREVENT DAMAGE TO LIMBS OR BRANCHES.
2. WHERE IT IS NECESSARY TO EXCAVATE ADJACENT TO EXISTING TREES USE ALL POSSIBLE CARE TO AVOID INJURY TO TREES AND

TREE ROOTS.
3. EXCAVATION AND TRENCHING, IN AREAS WHERE 2" AND LARGER ROOTS OCCUR, SHALL BE DONE BY HAND.
4. ROOTS 2" OR LARGER IN DIAMETER SHALL BE TUNNELED UNDER AND SHALL BE HEAVILY WRAPPED WITH BURLAP TO PREVENT

SCARRING OR EXCESSIVE DRYING.
5. ROOTS SMALLER THAN 2" IN DIAMETER SHALL BE HAND TRIMMED AT THE WALL OF TRENCH, MAKING CLEAN CUTS THROUGH ROOTS.
6. TRENCHES ADJACENT TO TREES SHALL BE CLOSED WITHIN 24 HOURS, AND WHEN THIS IS NOT POSSIBLE, THE SIDE OF THE TRENCH

ADJACENT TO TREE SHALL BE KEPT SHADED WITH MOISTENED BURLAP OR CANVAS UNTIL BACKFILL.

CONVENTIONAL WIRE NOTES
1. GROUNDING FOR THE IRRIGATION CONTROLLER SHALL BE INSTALLED PER THE MANUFACTURER'S SPECIFICATIONS AND PER THE

AMERICAN SOCIETY OF IRRIGATION CONSULTANTS GUIDELINE 100-2002 FOR EARTH GROUNDING ELECTRONIC EQUIPMENT IN
IRRIGATION SYSTEMS FOUND AT www.asic.org/Design_Guides.aspx. FOR TECHNICAL SUPPORT REGARDING THE IRRIGATION
CONTROLLER OR GROUNDING PLEASE CONTACT THE MANUFACTURER.

2. NEW CONTROLLER WIRE SHALL BE 14GA MIN. UL APPROVED WIRE. CONTRACTOR SHALL VERIFY EXISTING CONNECTIONS AND USE
UL APPROVED WIRE STRIPPER AND 3M DBY WATERPROOF CONNECTIONS AT ALL NEW SPLICES AND CONNECTION POINTS.
CONTRACTOR TO INSTALL RED ELECTRIC MARKING TAPE WITH CONTROLLER WIRE THAT IS NOT WITH MAINLINE.  WIRES SHALL BE
BUNDLED TOGETHER BY BLACK ELECTRICAL TAPE EVERY 10 L.F.

3. CONTRACTOR SHALL HAVE 30" OF SPARE CONTROL WIRE PRESENT AT ALL SPLICE POINTS. SPARE WIRE SHALL BE COILED IN A NEAT
AND ORDERLY FASHION AT EACH SLICE POINT.

4. CONTRACTOR SHALL EXTEND TWO (2) SPARE CONTROL WIRES, AND ONE (1) SPARE COMMON WIRE AT THE END OF THE MAINLINE.
CONTRACTOR SHALL INSTALL ONE (1) WIRE PULL BOX AT EACH END OF THE MAINLINE.
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CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING AS SHOWN AND CONNECT TO EXISTING MAINLINE PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW LATERAL PIPING AS SHOWN AND CONNECT TO EXISTING LATERAL PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES TO THIS APPROXIMATE LOCATION FOR CONNECTION TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL CONNECT TO MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES AT THIS APPROXIMATE LOCATION AND EXTEND AS SHOWN TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL DIRECTIONALLY BORE NEW SLEEVE(S) UNDER EXISTING CONCRETE AT THIS APPROXIMATE LOCATION.
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CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING AS SHOWN AND CONNECT TO EXISTING MAINLINE PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW LATERAL PIPING AS SHOWN AND CONNECT TO EXISTING LATERAL PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES TO THIS APPROXIMATE LOCATION FOR CONNECTION TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL CONNECT TO MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES AT THIS APPROXIMATE LOCATION AND EXTEND AS SHOWN TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL DIRECTIONALLY BORE NEW SLEEVE(S) UNDER EXISTING CONCRETE AT THIS APPROXIMATE LOCATION.
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CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING AS SHOWN AND CONNECT TO EXISTING MAINLINE PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW LATERAL PIPING AS SHOWN AND CONNECT TO EXISTING LATERAL PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES TO THIS APPROXIMATE LOCATION FOR CONNECTION TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL CONNECT TO MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES AT THIS APPROXIMATE LOCATION AND EXTEND AS SHOWN TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL DIRECTIONALLY BORE NEW SLEEVE(S) UNDER EXISTING CONCRETE AT THIS APPROXIMATE LOCATION.
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CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING AS SHOWN AND CONNECT TO EXISTING MAINLINE PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW LATERAL PIPING AS SHOWN AND CONNECT TO EXISTING LATERAL PIPING AT THIS
APPROXIMATE LOCATION.

CONTRACTOR SHALL EXTEND NEW MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES TO THIS APPROXIMATE LOCATION FOR CONNECTION TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL CONNECT TO MAINLINE PIPING, TWO (2) CONTROL WIRES, ONE (1) COMMON WIRE, AND THREE (3)
MAINTENANCE SPARE WIRES AT THIS APPROXIMATE LOCATION AND EXTEND AS SHOWN TO PHASE 2 LANDSCAPING.

CONTRACTOR SHALL DIRECTIONALLY BORE NEW SLEEVE(S) UNDER EXISTING CONCRETE AT THIS APPROXIMATE LOCATION.
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PEDESTAL MOUNTED
CONTROLLER PER SCHEDULE
METAL PEDESTAL MOUNT PER
SCHEDULE
120 VAC POWER SUPPLY
JUNCTION BOX
GROUND WIRE CONDUIT MIN.
1-1/2". GROUND PER ASIC
GUIDELINES.
6" THICK CONCRETE BASE WITH
SLEEVES FOR CONDUIT

FINISH GRADE

CONDUIT FOR DIRECT BURY
CONTROL WIRES. EXTEND 5'
FROM CONTROLLER
RAIN SENSOR. MOUNT TO SIDE
OF PEDESTAL. ROUTE WIRES
INSIDE.

CONTROL WIRES

5/8"X8' COPPER-CLAD
GROUNDING ROD W/ BRONZE
CLAMP
1" ELECTRICAL SUPPLY CONDUIT:
SIZE, TYPE, DEPTH PER LOCAL
CODE
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NOTE:
1. ALL ELECTRICAL AND CONTROLLER WIRE TO BE INSTALLED PER LOCAL CODE AND

MANUFACTURER'S SPECIFICATIONS.
2. PROVIDE LOCK AND KEY FOR ENCLOSURE.
3. GROUND CONTROLLER PER LOCAL CODE, MANUFACTURER AND ASIC SPECIFICATIONS.
4. PROVIDE WATERPROOF SEALANT FOR ALL CONDUIT AND WIRE ACCESS POINTS.
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PEDESTAL CONTROLLER INSTALLATION
SCALE: NTS

10

18" CLEAR FOR DOOR TO OPEN

6' MIN.

6"

18"

PLAN

ELEVATION
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6" 6"

8

5'-0"

11

4

3

2

1

NOTE:
1. ALL THREADED CONNECTIONS SHALL BE COATED WITH TEFLON TAPE.
2. LOCATE DRAIN VALVE AT POINT OF CONNECTION AND AT ALL LOW POINT(S) ALONG THE

IRRIGATION MAINLINE AS NEEDED.
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MANUAL DRAIN VALVE
SCALE: NTS

10" LOCKING ROUND
BOX & COVER PER
SCHEDULE. TOP OF
BOX TO BE FLUSH WITH
FINISH GRADE.

2" VALVE MARKER

2" CL160 PVC ACCESS SLEEVE
LENGTH AS REQUIRED.
3" DEPTH 3/4" CRUSHED GRAVEL
6" BEYOND EDGE OF BOX

PVC PRESSURE MAIN LINE

SCH. 80 TEE PER MAINLINE SIZE.
ALIGN IN A DOWNWARD POSITION
SCH. 80 PVC NIPPLE

FINISH GRADE

1" BRONZE STOP VALVE WITH
SLOTTED KEY OPERATOR

SCH. 80 PVC ELL

SCH. 80 PVC NIPPLE

3/4" GRAVEL SUMP - 1 CU. FT. MIN

SOIL BLANKET ENCLOSING SUMP
AMOCO ENG. FABRIC 4545 - 4.5
OZ. OR EQUAL

1

2

3

4

5

6

7

8

9

10

11

12

13

LOCKING ROUND BOX & COVER
PER SCHEDULE. TOP OF BOX TO
BE FLUSH WITH FINISH GRADE

FINISH GRADE

8" SCH 40 PVC ACCESS SLEEVE
LENGTH AS REQUIRED.
GATE VALVE W/ CROSS HANDLE
AND SOLID WEDGE DISC PER
SCHEDULE
3/4" GRAVEL SUMP FILL IN AND
AROUND BOX AS REQUIRED.
3" DEPTH 3/4: GRAVEL EXTEND 6"
BEYOND EDGE OF BOX

PVC MAINLINE

COMPACTED SUBGRADE
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NOTE:
1. COMPACT SOIL AROUND GATE VALVE ASSEMBLY TO THE SAME DENSITY AS ADJACENT

UNDISTURBED SUBGRADE.
2. DO NOT REST VALVE BOX OR ACCESS SLEEVES ON MAINLINE OR LATERAL LINE.
3. PROVIDE GATE VALVE KEY - LENGTH AS REQUIRED.

CL

GATE VALVE 2" AND SMALLER
SCALE: NTS
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FINISH GRADE

10" ROUND BOX & COVER PER
SCHEDULE. TOP OF BOX TO
FLUSH WITH FINISH GRADE

QUICK COUPLING VALVE W/
LOCKING COVER PER
SCHEDULE

SCH. 80 PVC RISER (T x T)

3" DEPTH 3/4" GRAVEL BASE
EXTEND 6" BEYOND EDGE OF
BOX

PVC SWING JOINT

PVC MAINLINE

24" LONG #4 REBAR TO HOLD
QUICK COUPLER IN PLACE W/
(2) STAINLESS STEEL CLAMPS
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QUICK COUPLER
SCALE: NTS

NOTES:
1. EACH QUICK COUPLER SHALL BE IN A SEPARATE VALVE BOX.
2. PROVIDE (1) QUICK COUPLER KEY FOR EACH QUICK COUPLER VALVE.
3. QUICK COUPLER SHALL HAVE LOCKING RUBBER COVER. COLOR PER LEGEND.
4. COMPACT SOIL AROUND GATE VALVE ASSEMBLY TO THE SAME DENSITY

AS ADJACENT UNDISTURBED SUB-GRADE.
5. ALL THREADED CONNECTIONS SHALL BE COATED WITH TEFLON TAPE.
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PAVING

WRAP 12 GAUGE GALVANIZED
WIRE AROUND EACH END OF
SLEEVE (10 WRAPS MIN.) AND
EXTEND TO SURFACE AS A
LOCATING DEVICE

FINISH GRADE / TOP OF DG

COMPACT SOIL AROUND SLEEVE
TO SAME DENSITY AS ADJACENT
UNDISTURBED SOIL
WASHED AND GRADED MORTAR
SAND BACKFILL IN ROCKY SOIL
CONDITIONS
PVC SLEEVE PER SCHEDULE,
TWICE DIAMETER OF THE SUM OF
THE PIPES/ WIRES
EXTEND SLEEVES 6" BEYOND
EDGES OF PAVING
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NOTE:
1. ALL SLEEVES SHALL BE INSPECTED PRIOR TO BACKFILLING.
2. CAP SLEEVES UNTIL USE.
3. MULTIPLE SLEEVES REQUIRE 4" HORIZONTAL SEPARATION WITHIN SAME SLEEVE TRENCH.
4. IRRIGATION PIPE AND WIRE SHALL NOT SHARE THE SAME SLEEVE.
5. MARK / STAMP - 'X' AND/OR INSTALL PLACARD AT BACK OF CURB.

6" MIN.

18" MIN. DEPTH
24" MIN. DEPTH
FOR MAINLINE
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PIPE SLEEVE
SCALE: NTS

SNAKE PVC OR POLYETHYLENE
PIPE IN TRENCH
EXCAVATED COVER MATERIAL
(SEE NOTES)

FINISH GRADE/TOP OF MULCH

POLYETHYLENE DRIP LATERAL
(INSTALL JUST BELOW ROUGH
GRADE TO PROVIDE UV COVER
PRIOR TO MULCH LAYER)

MAINLINE MARKING TAPE
(PURPLE MARKING TAPE IF
RECLAIMED)

IRRIGATION SPRAY LATERAL PIPE
12" DEPTH FOR SPRAY LATERALS
18" FOR ROTOR LATERALS

IRRIGATION MAINLINE PIPE

VALVE WIRING. BUNDLE AND
TAPE PER IRRIGATION NOTES

BEDDING MATERIAL (SEE NOTES)
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NOTE:
1. ALL MAINLINES TO BE INSTALLED IN ACCORDANCE WITH MANUFACTURER' SPECIFICATIONS.
2. ALL PVC PIPING TO BE SNAKED IN TRENCHES AS SHOWN IN PLAN VIEW ABOVE.
3. PROVIDE HORIZONTAL OFFSET FOR PIPING IN SHARED TRENCHES.
4. ALL 120 VOLT WIRING IN CONDUIT TO BE INSTALLED AS PER LOCAL CODES.
5. ALL ELECTRICAL WIRE CONNECTIONS TO VALVES AND SPLICES TO BE INSTALLED WITHIN A

VALVE BOX AND MADE WITH DBY WATERPROOF CONNECTORS, OR APPROVED EQUAL.
6. BUNDLE AND TAPE CONTROLLER WIRING PER NOTES AND INSTALL WITHIN MAINLINE TRENCH

WHEREVER POSSIBLE.
7. CONTROLLER WIRE TO BE BURIED AT 18" MIN DEPTH IF NOT LOCATED WITH MAINLINE.
8. MANILINE BEDDING MATERIAL SHALL BE 1/4” MINUS SAND, AND SHALL BE 3” BELOW PIPE OR

WIRE AND 3” ABOVE MAINLINE.
9. BEDDING IS NOT REQUIRED IN POLYETHYLENE TUBING TRENCHES OR SHARED TRENCHES.
10. EXCAVATED COVER MATERIAL SHALL BE FREE FROM DEBRIS AND ROCKS 1/2” OR GREATER.

SECTION

PIPE TRENCH
SCALE: NTS
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PLAN

10'

4"

6"

8

PVC MAINLINE

BRICK SUPPORT (4 MIN.)

CONTROL WIRE

COMMON WIRE TO NEXT
VALVE(S)

PVC LATERAL

PVC MALE ADAPTER

SCH. 80 PVC UNION (THREADED)

WATERPROOF CONNECTORS

(4) SCH. 80 PVC NIPPLE/ RISER
(SIZE & LENGTH VARY)

CONTROL VALVE

SCH. 80 PVC BALL VALVE

LOCKING VALVE BOX

FINISH GRADE

PVC ELBOW (TxT)

3/4" GRAVEL SUMP - 4" DEPTH

PVC TEE (SxSxT)
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3"

FLOW

NOTE:
1. INSTAL CONTROL VALVE PER MANUFACTURER'S RECOMMENDATIONS.

CONTROL VALVE
SCALE: NTS
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6" ROUND BOX & COVER

MULTI-OUTLET EMITTER
(6 OUTLETS) PER SCHEDULE
PLACE EMITTER WITH ADEQUATE
CLEARANCE TO AVOID 'KINK' OF
DISTRIBUTION TUBING.
SCH 80 PVC NIPPLE
LENGTH AS REQ.

SCH 40 PVC ELL. OR TEE

SCH 40 PVC LATERAL LINE

FINISH GRADE

1/4" DISTRIBUTION TUBING
MAX. LENGTH 8'
ROUTE DISTRIBUTION TUBING
THROUGH SIDE OR UNDER  EDGE
OF BOX. NO TUBING TO BE
THROUGH LID.
COMPACT SUBGRADE TO BASE
OF BOX AFTER DISTRIBUTION
TUBING PLACEMENT.
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MULTI-OUTLET EMITTER
SCALE: NTS

61

9

NOTE:
1. INSTALL DISTRIBUTION TUBING TO EMITTER PER MANUFACTURER'S SPECIFICATIONS.

NO KINKS ALLOWED IN DISTRIBUTION TUBING.
2. COMPACT SOIL AROUND MULTI-OUTLET EMITTER RISER AND LATERALS TO THE SAME

DENSITY AS ADJACENT UNDISTURBED SUBGRADE.
3. DO NOT DISTURB ROOTBALLS WITH THE INSTALLATION OF DISTRIBUTION TUBING.
4. SEE EMITTER PLACEMENT DETAIL FOR EMITTER LOCATIONS AT PLANTINGS.
5. ALL THREADED CONNECTIONS SHALL HAVE THREE WRAPS OF TEFLON TAPE.
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DIFFUSER CAP AND DRIP STAKE

PLANTING BACKFILL MATERIAL

MULTI-OUTLET EMITTER

PVC LATERAL

PLANT ROOTBALL

1/4" DISTRIBUTION TUBING

CENTER OF PLANT

1
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NOTES:
1. MAXIMUM LENGTH OF ONE 1/4" DISTRIBUTION TUBE SHALL BE 5'.
2. ONE EMITTER - ON TOP OF ROOTBALL.

TWO EMITTERS- SPACE ON OPPOSING SIDES OF ROOT BALL.
THREE OR MORE EMITTERS - SPACE EQUALLY AROUND EDGE OF ROOTBALL.

3. FLUSH ALL LINES THOROUGHLY PRIOR TO EMITTER INSTALLATION.
4. IF PLANTING ON A SLOPE, INSTALL BOTH EMITTERS ON THE UPHILL SIDE OF ROOTBALL.
5. THIS IS A WATERING GUIDE ONLY. SITE, SOIL AND PLANT CONDITIONS VARY GREATLY.

CONTRACTOR MUST OBSERVE THE PLANT MATERIAL AND MAKE ADJUSTMENTS AS
NECESSARY FOR PROPER PLANT WATER REQUIREMENT.

SHRUB EMITTER PLACEMENT
NTS
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NOTE:
1. COMPACT SOIL AROUND VALVE BOX TO THE SAME DENSITY AS ADJACENT UNDISTURBED

SUBGRADE.
2. INSTALL OPERATIONAL INDICATOR WITHIN 24" OF FLUSH VALVE.
3. ALL THREADED CONNECTIONS SHALL BE COATED WITH TEFLON TAPE.
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12" MIN. POP-UP HEAD WITH
ENCLOSED NOZZLE AND SWING
PIPE. (ZONE OPERATIONAL
INDICATOR)

LOCKING ROUND BOX & COVER
PER SCHEDULE. TOP OF BOX TO
BE FLUSH WITH FINISH GRADE

3/4" SCH. 40 PVC BALL VALVE

FINISH GRADE

3/4" MxI MALE ADAPTER W/
CLAMPS
3/4" POLYETHYLENE DRIP TUBING
- 24" COIL IN BOX FOR
MAINTENANCE

BRICK (2 REQUIRED MIN.)

3/4" GRAVEL SUMP, 4" DEPTH

1/2" SCH. 80 NIPPLE (LENGTH AS
NEEDED)

3/4"x3/4"x1/2" IxIxF INSERT TEE

POLY LATERAL
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DRIP FLUSH VALVE WITH OPERATIONAL INDICATOR
SCALE: NTS
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EMISSION POINT. DIFFUSER CAP
W/ DRIP STAKE (TYP.)

PLANT ROOT BALL (TYP.)

PLANT CENTER (TYP.)

SECOND EMISSION POINTS SEE
NOTE 3 & 4 BELOW

TREE TRUNK

MULCH LAYER

1/4" DISTRIBUTION TUBING
(LENGTH NOT TO EXCEED 5')

PVC DRIP LATERAL

MULTI-PORT OUTLET EMITTER

PLANT PIT
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TREE EMITTER PLACEMENT
SCALE: NTS
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NOTE:
1. MAXIMUM LENGTH OF ONE DISTRIBUTION TUBE SHALL BE 5'.
2. FLUSH ALL LINES THOROUGHLY PRIOR TO EMITTER INSTALLATION.
3. ALL EMISSION POINTS SHALL BE LOCATED ON UPHILL SIDE OF PLANT MATERIAL. AT LEAST ONE EMISSION POINT SHALL BE DIRECTLY

TO PLANT BALL AS INDICATED. ADDITIONAL EMISSION POINTS SHALL BE EQUALLY SPACED WITHIN PLANT PIT PERIMETER.
4. SECOND EMISSION POINTS (AS NEEDED) AS PER THE EMITTER SCHEDULE.
5. THIS IS A WATERING GUIDE ONLY. SITE, SOIL AND PLANT CONDITIONS VARY GREATLY. CONTRACTOR MUST OBSERVE THE PLANT

MATERIAL AND MAKE ADJUSTMENTS AS NECESSARY FOR PROPER PLANT WATER DISTRIBUTION.
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