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EXHIBIT A 
DRAFT RESOLUTION 

 
Before the Housing and Community Development Chief of Planning 

in and for the County of Monterey, State of California 
 

In the matter of the application of:  
MCMANUS JOHN MILTON AND ELIZABETH ANN (PLN250119) 
RESOLUTION NO. 25-040 
Resolution by the Monterey County HCD Chief of 
Planning: 

1) Finding that the project qualifies for a Class 3 
Categorical Exemption pursuant to Section 15303 
of the CEQA Guidelines and there are no 
exceptions pursuant to Section 15300.2; and 

2) Approving Administrative Permit and Design 
Approval to allow the construction of a 6,490 
square foot single family dwelling with a 230 
square foot basement, and 3,350 square feet of 
covered terraces; a detached 1,080 square foot 
garage and trash room; a 3,170 square foot barn 
(2,000 square feet of conditioned area and 
1,170 square feet of unconditioned area), a 600 
square foot guesthouse with 1,110 square feet 
of covered porches, pool and spa; a 1,095 
square foot accessory dwelling unit with 460 
square feet of covered porches; a pickle ball 
court, and retaining walls totaling 422 linear 
feet with an average height of 4.5 feet; 24 
ground mount PV panels and 36 roof mount 
panels (430W with 12 ESS, 3.8 KWH), and 
wood driveway gate (5 feet, 8 inches in height). 
Grading of approximately 2,565 cubic yards of 
cut and 1,100 cubic yards of fill.  Colors and 
materials to consist of Fiber cement faux wood 
planks, corrugated metal roofing, glass & 
aluminum clad frames, wood, stucco siding, 
sloped clay tile roof of Weathered gray, 
Corten/rust color, anodized bronze color finish, 
natural semi-transparent finish, custom blend of 
browns/ beige, blends of sandcast browns/reds. 

[PLN250119 McManus, 11 Vasquez Trail, 
Lot 175 Santa Lucia Preserve Phase B Tract 
1333, Greater Monterey Peninsula (APN: 
239-091-078-000)] 

   

 

 
The McManus application (PLN250119) came on for an administrative decision hearing 
before the Monterey County HCD Chief of Planning on September 3, 2025.  Having 
considered all the written and documentary evidence, the administrative record, the staff 
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report, oral testimony, and other evidence presented, including the conditions of approval 
(Attachment 1) and project plans (Attachment 2), the Monterey County HCD Chief of 
Planning finds and decides as follows: 
 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of the review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 2010 Monterey County General Plan; 
- Greater Monterey Peninsula; and 
- Monterey County Zoning Ordinance (Title 21).   

No conflicts were found to exist.  No communications were received 
during the course of the review of the project indicating any 
inconsistencies with the text, policies, and regulations in these 
documents. 

  b)  Project.  The project proposes a 6,490 square foot single family 
dwelling with a 230 square foot basement, and 3,350 square feet of 
covered terraces; a detached 1,080 square foot garage and trash room; a 
3,170 square foot barn (2,000 square feet of conditioned area and 1,170 
square feet of unconditioned area), a 600 square foot guesthouse with 
1,110 square feet of covered porches, pool and spa; a 1,095 square foot 
accessory dwelling unit with 460 square feet of covered porches; a 
pickle ball court, and retaining walls totaling 422 linear feet with an 
average height of 4.5 feet; 24 ground mount PV panels and 36 roof 
mount panels (430W with 12 ESS, 3.8 KWH), and wood driveway gate 
(5 feet, 8 inches in height). Grading of approximately 2,565 cubic yards 
of cut and 1,100 cubic yards of fill.   

  c)  Allowed Use. The property is located at 11 Vasquez Trail, (Assessor’s 
Parcel Number 239-091-078-000) Greater Monterey Peninsula Area Plan. 
The parcel is zoned” RC/40-D-S” Resource Conservation/ one unit per 
40 acres-Design Control District-Site Plan Review. Site Plan Review 
zoning allows residential development as a principal use, subject to 
granting an Administrative Permit. A site plan was included in the 
application showing the location and design of the proposed 
development and demonstrating that it is appropriate for the site. The 
proposed project is the first dwelling unit with accessory structures 
proposed on this parcel. No subdivision is proposed, and the new 
dwellings will be located on an existing legal lot of record in the Santa 
Lucia Preserve subdivision Phase B. Therefore, the project is an allowed 
land use for this site. 

  d)  Lot Legality. The subject 26-acre parcel (1,132,560 square feet), 
Assessor’s Parcel Number 239-091-078-000, is identified in its current 
configuration in (Volume 20 C&T page 33 lot 175). Additionally, 
within the Santa Lucia Preserve subdivision – Phase B Tract 1333. 
Therefore, the County recognizes the subject property as a legal lot of 
record.  
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  e)  Design/Neighborhood and Community Character. The zoning of the 
subject property includes a Design Control overlay (“D) which is 
intended to regulate the location, size, configuration, materials, and 
colors of structures to ensure the protection of public viewshed, 
neighborhood character, and the visual integrity of certain developments 
without imposing undue restrictions on private property.  Colors to 
consist of Fiber cement faux wood planks, corrugated metal roofing, 
glass & aluminum clad frames, wood, stucco, sloped clay tile roof and 
materials to consist of Weathered gray, Corten/rust color, anodized 
bronze color finish, natural semi-transparent finish, custom blend of 
browns/ beige, blends of sandcast browns/reds.  The project, as 
designed, assures the protection of the public viewshed, is consistent 
with the neighborhood character, and blends in with the surrounding 
areas. The project design, colors, and materials are consistent with those 
of other residences and structures in the Santa Lucia Subdivision Phase 
B.  

  f)  Development Standards. As proposed, the project meets all required 
development standards. The development standards for the Resource 
Conservation Zoning District are identified in MCC Section 21.36.030. 
The minimum setbacks for main structure in the RDR district are 30 feet 
(front), to a maximum required of 20 feet side and 20 feet rear setback. 
The maximum allowed height is 30 feet. The proposed project has a 
maximum height of 24 feet and is within the building envelope 
established for the proposed site. Therefore, setbacks are consistent with 
the minimum required and meet the height requirement for the zoning 
district in which it is located. The allowable maximum site coverage is 
25 percent. The subject property is 1,132,560 square feet, allowing site 
coverage of 283,140 square feet at the assigned building envelope. The 
proposed project would result in structural site coverage of 17,586 
square feet (6.2% percent), therefore meeting the coverage standard.  

  g)  The project planner verified that the project on the subject parcel 
conforms to the plans listed above.   

  h)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN250119. 

 
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 

development and use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning, HCD-Engineering Services, 
HCD-Environmental Services, Environmental Health Bureau, and 
Monterey County Regional Fire Protection District. County staff 
reviewed the application materials and plans to verify that the project on 
the subject site conforms to the applicable plans and regulations. There 
has been no indication from these departments/agencies that the site is 
not suitable for the development.   

  b)  The project planner verified that the site is suitable for this use. 
  c)  The application, project plans, and related support materials submitted 

by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250119. 
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3.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not under the circumstances of 
this particular case be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning, HCD- Engineering 
Services, HCD-Environmental Services, Environmental Health Bureau, 
and Monterey County Regional Fire Protection District. There are no 
project conditions as the staff has ensured that the proposed project will 
not have an adverse effect on the health, safety, and welfare of persons 
either residing or working in the neighborhood.   

  b)  Necessary public facilities will be provided. Santa Lucia Preserve 
Community Services District will serve the proposed project as the 
water connection and the project will have a new 3,000-gallon on-site 
septic treatment system.  

  c)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250119. 

 
4.  FINDING:  NO VIOLATIONS – The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any violations existing on subject 
property. 

  b)  Staff researched County records to assess if any violation exists on the 
subject property.   

  c)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250119. 

 
5.  FINDING:  CEQA (Exempt) – The project is categorically exempt from 

environmental review, and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303 categorically exempts the development of the new single-family 
dwelling and accessory structures within residentially zoned areas.  

  b)  The project consists of a new single-family dwelling and accessory 
structures.  Therefore, the proposed development qualifies as a Class 3 
Categorical Exemption pursuant to Section 15303 of the CEQA 
Guidelines.  

  c)  None of the exceptions under CEQA Guidelines Section 15303.2 apply 
to this project. The project does not involve a designated historical 
resource, a hazardous waste site, unusual circumstances that would 
result in a significant effect, or development that would result in a 
cumulatively significant impact.  
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  d)  No adverse environmental effects were identified during the staff review 
of the development application. 

  e)  See supporting Findings Nos. 1 and 2. The application, project plans, 
and related support materials submitted by the project applicant to 
Monterey County HCD-Planning found in Project File PLN250119. 

 
6.  FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Planning Commission. 
 EVIDENCE: a) Pursuant to Section 21.80.040 of the Monterey County Zoning 

Ordinance (Title 21). 
 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the HCD Chief of Planning 
does hereby:  

1. Find the project qualifies for a Class 3 Categorical Exemption pursuant to Section 15303 of 
the CEQA Guidelines and there are no exceptions pursuant to Section 15300.2; and 

2. Approve the Administrative Permit and Design Approval to allow the construction of a 6,490 
square foot single family dwelling with a 230 square foot basement, and 3,350 square feet of 
covered terraces; a detached 1,080 square foot garage and trash room; a 3,170 square foot 
barn (2,000 square feet of conditioned area and 1,170 square feet of unconditioned area), a 
600 square foot guesthouse with 1,110 square feet of covered porches, pool and spa; a 1,095 
square foot accessory dwelling unit with 460 square feet of covered porches; a pickle ball 
court, and retaining walls totaling 422 linear feet with an average height of 4.5 feet; 24 
ground mount PV panels and 36 roof mount panels (430W with 12 ESS, 3.8 KWH), and 
wood driveway gate (5 feet, 8 inches in height). Grading of approximately 2,565 cubic yards 
of cut and 1,100 cubic yards of fill.  Colors and materials to consist of Fiber cement faux 
wood planks, corrugated metal roofing, glass & aluminum clad frames, wood, stucco siding, 
sloped clay tile roof of Weathered gray, Corten/rust color, anodized bronze color finish, 
natural semi-transparent finish, custom blend of browns/ beige, blends of sandcast 
browns/reds, all of these are in general conformance with the attached sketch (Attachment 2) 
and subject to the attached conditions (Attachment 1), all being attached hereto and 
incorporated herein by reference. 

 
PASSED AND ADOPTED this 3rd day of September 2025.  
 
 
 

Melanie Beretti, AICP 
HCD Chief of Planning  

 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE _____________. 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING ALONG WITH THE APPROPRIATE 
FILING FEE ON OR BEFORE ____________. 
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This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary permits 

and use clearances from Monterey County HCD-Planning and HCD-Building Services 
Department office in Salinas.   

 
2. This permit expires 3 years after the above date of granting thereof unless construction or use is 

started within this period.  



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250119

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Administrative permit (PLN250119) allows Administrative Permit and Design 

Approval to allow the construction of a 6,490 square foot single family dwelling with a 

230 square foot basement, and 3,350 square feet of covered terraces; a detached 

1,080 square foot garage and trash room; a 3,170 square foot barn (2,000 square feet 

of conditioned area and 1,170 square feet of unconditioned area), a 600 square foot 

guesthouse with 1,110 square feet of covered porches, pool and spa; a 1,095 square 

foot accessory dwelling unit with 460 square feet of covered porches; a pickle ball 

court, and retaining walls totaling 422 linear feet with an average height of 4.5 feet; 24 

ground mount PV panels and 36 roof mount panels (430W with 12 ESS, 3.8 KWH), 

and wood driveway gate (5 feet, 8 inches in height). Grading of approximately 2,565 

cubic yards of cut and 1,100 cubic yards of fill.  Colors and materials to consist of Fiber 

cement faux wood planks, corrugated metal roofing, glass & aluminum clad frames , 

wood, stucco siding, sloped clay tile roof of Weathered gray, Corten/rust color, 

anodized bronze color finish, natural semi-transparent finish, custom blend of browns/ 

beige, blends of sandcast browns/reds. The property is located at 11 Vasquez Trail, 

Carmel (Assessor's Parcel Number 239-091-078--000), Greater Monterey Peninsula 

Area Plan. This permit was approved in accordance with County ordinances and land 

use regulations subject to the terms and conditions described in the project file .  

Neither the uses nor the construction allowed by this permit shall commence unless 

and until all of the conditions of this permit are met to the satisfaction of the Director of 

HCD - Planning.  Any use or construction not in substantial conformance with the 

terms and conditions of this permit is a violation of County regulations and may result in 

modification or revocation of this permit and subsequent legal action.  No use or 

construction other than that specified by this permit is allowed unless additional permits 

are approved by the appropriate authorities.  To the extent that the County has 

delegated any condition compliance or mitigation monitoring to the Monterey County 

Water Resources Agency, the Water Resources Agency shall provide all information 

requested by the County and the County shall bear ultimate responsibility to ensure that 

conditions and mitigation measures are properly fulfilled. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

8/19/2025Print Date: Page 1 of 2 7:41:01PM

PLN250119



2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "An Administrative Permit and Design Approval (Resolution Number ____________) 

was approved by the Chief of Planning for Assessor's Parcel Number 239-091-078-000 

on September 3, 2025. The permit was granted subject to two conditions of approval 

which run with the land. A copy of the permit is on file with Monterey County HCD - 

Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

8/19/2025Print Date: Page 2 of 2 7:41:01PM

PLN250119



PROJECT DATA

SCOPE OF WORK

VICINITY MAP

GENERAL CONDITIONSLOCATION MAP

HOMELAND DIAGRAM

PROJECT DIRECTORY SHEET INDEX

McManus Residence
Santa Lucia Preserve Lot 175

11 Vasquez Trail
Carmel, California 93923
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SPECIAL TESTS AND INSPECTION SCHEDULE
THE FOLLOWING ITEMS SHALL BE INSPECTED. "SPECIAL INSPECTION" SHALL CONFORM TO 2013 CBC 1704.7. SPECIAL INSPECTION AGENCIES AND/OR INDIVIDUALS SHALL BE RETAINED BY
THE OWNER AND APPROVED BY THE BUILDING OFFICIAL PRIOR TO ANY WORK. FOR MATERIAL TESTING REQUIREMENTS, SEE SPECIFICATIONS AND/OR GENERAL NOTES. TESTING AGENCY
SHALL SEND COPIES OF ALL STRUCTURAL TESTING AND INSPECTION REPORTS DIRECTLY TO THE BUILDING OFFICIAL AND ENGINEER.

ITEM REQ. REMARKS

FOUNDATION EXCAVATIONS

SUBGRADE /FINISH GRADE PREPARATION

CLASSIFICATION/TESTING FILL MATERIAL

YES

YES

YES

BY SOIL ENGINEER / PERIODIC

BY SOIL ENGINEER / PERIODIC

BY SOIL ENGINEER / PERIODIC

OBSERVATION OF FILL
MATERIAL/COMPACTION YES BY SOIL ENGINEER / CONTINUOUS

SOILS ENGINEER TO PROVIDE OBSERVATION DURING GRADING AND FOUNDATION PHASE OF CONSTRUCTION.

FOUNDATION YES BY SOIL ENGINEER / PERIODIC
VERIFICATION - MATERIALS BELOW FOOTING/ACHEIVE BEARING CAPACITY

MASONRY & CONCRETE CONSTRUCTION YES TO BE DETERMINED / PERIODIC

REINFORCING STEEL CONSTRUCTION YES TO BE DETERMINED / PERIODIC

INSPECTOR NAME START DATE END DATE

LEGEND ABBREVIATIONS

℄

GENERAL

– 

EARTHWORK  AND AREA OF DISTURBANCE SUMMARY

SURVEY AND EXISTING CONDITIONS

GRADING AND DRAINAGE

·

·

SITE ADDRESS & APN ARCHITECT

CIVIL ENGINEER / SURVEYOR LANDSCAPE ARCHITECT

CIVIL SHEET INDEX

VICINITY MAP

GEOTECHNICAL ENGINEER
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1120-SCHEDULE 40 PVC PLASTIC PIPE.   18" COVER.  24" COVER UNDER VEHICULAR PAVING. 
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RAIN BIRD XFS-CV SUB-SURFACE DRIPLINE (XFS-CV-09-12) WITH COPPER SHIELD TECHNOLOGY AND HEAVY DUTY CHECK VALVE.  INSTALL AS DETAILED 12" O.C.  SEE DRIP IRRIGATION DETAILS FOR TUBING LAYOUT, AND INSTALLATION METHODS.  BOUNDARIES DEFINE AREAS FOR DRIPLINE TO BE CONNECTED TO ASSOCIATED REMOTE CONTROL VALVES AS DEPICTED IN THE DRAWING.  4" SOIL COVER. 
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HUNTER ACC2 TWO-WIRE CONTROLLER IN A WALL MOUNT STAINLESS STEEL CABINET / HUNTER ACC2 WI-FI CONNECTION / ACC2 HUNTER JACKETED DECODER CABLE (PAIGE ELECTRIC #P7354D) / CENTRALUS SOFTWARE FOR WEB-BASED PROGRAMMING, AND ALL GROUNDING COMPONENTS.  PRIOR TO INSTALLATION OF IRRIGATION CONTROLLER AND ASSOCIATED COMPONENTS CONTACT CHRISTINE HAWKINS, HUNTER INDUSTRIES, (650.288.5308) WITH QUESTIONS REGARDING TWO-WIRE CONTROLLER COMPONENTS, INSTALLATION, WIRING, WIRE SPLICING, GROUNDING, AND DECODER PROGRAMMING AS WELL AS PROGRAMMING OF CONTROLLER.
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GROUNDING PLATE FOR GROUNDING IRRIGATION CONTROL TWO-WIRE PATH.  SEE DETAILS AND MANUFACTURER'S (PAIGE ELECTRIC COMPANY) INSTRUCTIONS
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HUNTER HAND-HELD DECODER PROGRAMMER.  CONTRACTOR SHALL PROVIDE ONE (1) PROGRAMMER TO OWNER AFTER USING TO PROGRAM SYSTEM DECODERS. 
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1.    THESE IRRIGATION DRAWINGS ARE DIAGRAMMATIC AND INDICATIVE OF THE WORK TO BE INSTALLED.  ALL PIPING, VALVES, ETC. SHOWN WITHIN PAVED AREAS IS FOR CLARITY ONLY AND ARE TO BE INSTALLED WITHIN PLANTING AREAS WHERE POSSIBLE.  DUE TO THE SCALE OF THE DRAWINGS, IT IS NOT POSSIBLE TO INDICATE ALL OFFSETS, FITTINGS, SLEEVES, ETC., WHICH MAY BE REQUIRED.   THE CONTRACTOR IS REQUIRED TO INVESTIGATE THE STRUCTURAL AND FINISHED CONDITIONS AFFECTING ALL OF THE CONTRACT WORK INCLUDING OBSTRUCTIONS, GRADE DIFFERENCES OR AREA DIMENSIONAL DIFFERENCES WHICH MAY NOT HAVE BEEN CONSIDERED IN THE ENGINEERING.  IN THE EVENT OF FIELD DIFFERENCES, THE CONTRACTOR IS REQUIRED TO PLAN THE INSTALLATION  WORK ACCORDINGLY BY NOTIFICATION AND APPROVAL OF THE OWNER'S AUTHORIZED REPRESENTATIVE AND ACCORDING TO THE CONTRACT SPECIFICATION.  THE CONTRACTOR IS ALSO  REQUIRED TO NOTIFY AND COORDINATE IRRIGATION CONTRACT WORK WITH ALL APPLICABLE CONTRACTORS FOR THE LOCATION AND INSTALLATION OF PIPE, CONDUIT OR SLEEVES THROUGH OR UNDER WALLS, ROADWAYS, PAVING, STRUCTURE, ETC., BEFORE CONSTRUCTION.  IN THE EVENT THESE NOTIFICATIONS ARE NOT PERFORMED, THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ALL REQUIRED REVISIONS. 2.    THE CONTRACTOR SHALL EXERCISE CARE IN LOCATING PIPING AS TO NOT CONFLICT WITH OTHER UTILITIES.  DO NOT INSTALL IRRIGATION PIPING PARALLEL TO AND DIRECTLY OVER OTHER UTILITIES. 3.    THE INTENT OF THIS IRRIGATION SYSTEM IS TO PROVIDE THE MINIMUM AMOUNT OF WATER REQUIRED TO SUSTAIN GOOD PLANT HEALTH. 4.    IT IS THE RESPONSIBILITY OF THE LANDSCAPE MAINTENANCE CONTRACTOR AND/OR OWNER TO PROGRAM THE IRRIGATION CONTROLLER TO PROVIDE THE MINIMUM AMOUNT OF WATER NEEDED TO SUSTAIN GOOD PLANT HEALTH.  THIS INCLUDES MAKING ADJUSTMENTS TO THE PROGRAM FOR SEASONAL WEATHER CHANGES, PLANT MATERIAL WATER REQUIREMENTS, MOUNDS AND SLOPES, SUN, SHADE, AND WIND EXPOSURES. 5.    AT THE END OF THE REQUIRED MAINTENANCE PERIOD OF THE CONTRACTOR, THE OWNER SHALL PROVIDE REGULAR MAINTENANCE OF THE IRRIGATION SYSTEM TO ENSURE THE EFFICIENT USE OF WATER.  MAINTENANCE SHALL INCLUDE, BUT NOT BE LIMITED TO CHECKING, ADJUSTING, AND REPAIRING IRRIGATION EQUIPMENT AND CONTROL SYSTEM. 6.    THE IRRIGATION SYSTEM DESIGN IS BASED ON THE MINIMUM OPERATING PRESSURE SHOWN ON THE IRRIGATION DRAWINGS.  THE IRRIGATION CONTRACTOR SHALL VERIFY WATER PRESSURE PRIOR TO CONSTRUCTION.  REPORT ANY DIFFERENCE BETWEEN THE WATER PRESSURE INDICATED ON THE DRAWINGS AND THE ACTUAL PRESSURE READING AT THE IRRIGATION POINT OF CONNECTION TO THE OWNER'S AUTHORIZED  REPRESENTATIVE. 7.    IRRIGATION DEMAND: 15 GPM AT 75 PSI STATIC PRESSURE AT IRRIGATION POINT OF CONNECTION.  FIELD VERIFY WATER PRESSURE PRIOR TO CONSTRUCTION.  IF ACTUAL WATER PRESSURE DIFFERS FROM THE STATED PRESSURE CONTACT ARCHITECT FOR DIRECTION AND POSSIBLE REVISION. 8.    120 VOLT A.C. (2.5 AMP DEMAND) ELECTRICAL SERVICE TO IRRIGATION CONTROLLER LOCATION TO BE PROVIDED UNDER ELECTRICAL CONTRACT WORK.  IRRIGATION CONTRACTOR TO MAKE FINAL CONNECTION FROM ELECTRICAL STUB-OUT TO CONTROLLER AND PROVIDE PROPER GROUNDING PER CONTROLLER MANUFACTURER'S INSTRUCTIONS. 9.    CONTROLLER SHALL HAVE ITS OWN GROUND ROD.  THE GROUND ROD SHALL BE AN EIGHT FOOT LONG BY 5/8" DIAMETER U.L. APPROVED COPPER CLAD ROD.  NO MORE THAN 6" OF THE GROUND ROD TO BE ABOVE GRADE.  CONNECT #6 GAUGE WIRE WITH A U.L. APPROVED GROUND ROD CLAMP TO ROD AND BACK TO GROUND SCREW AT BASE OF CONTROLLER WITH APPROPRIATE CONNECTOR.  THIS WIRE SHOULD BE AS SHORT AS POSSIBLE, AVOIDING ANY KINKS OR BENDING.  GROUND ROD SHALL BE A MINIMUM OF EIGHT FEET (8') FROM IRRIGATION CONTROL WIRE BUNDLE. 11.    PRIOR TO INSTALLATION OF IRRIGATION CONTROLLER AND ASSOCIATED COMPONENTS CONTRACTOR SHALL CONTACT HUNTER REPRESENTATIVE (CHRISTINE HAWKINS, 650-288-5308) FOR ON-SITE TUTORIAL ON INSTALLATION PROCEDURES FOR CONTROLLER, DECODERS, TWO-WIRE CABLE, WIRE SPLICES, GROUNDING, INTERFACE WITH FLOW SENSOR AND MASTER VALVE, AS WELL AS PROGRAMMING OF CONTROLLER.  12.   CONTROLLER PROGRAMMING: A. CONTRACTOR SHALL PROGRAM THE IRRIGATION CONTROLLER TO PROVIDE IRRIGATION TO ALL PLANTING WITHIN THE ALLOWED WATERING WINDOW OF TIME AS REQUIRED.  THE CONTRACTOR SHALL PROGRAM THE IRRIGATION CONTROLLER TO PROVIDE IRRIGATION TO ALL PLANTING WITHIN THE ALLOWED WATERING WINDOW OF TIME AS REQUIRED.  THE CONTRACTOR SHALL CREATE CONTROLLER PROGRAMMING THAT WILL NOT EXCEED THE MAXIMUM GALLONS PER MINUTE FLOW RATE STATED ON THE DRAWINGS, AND NOT EXCEED THE CAPACITY OF ANY MAINLINE PIPING.  B. CONTRACTOR SHALL PROGRAM CONTROLLER TO MONITOR FLOW CONDITIONS AND RESPOND WITH CONTROL OF MASTER VALVE AND/OR RECORDING ALARM CONDITIONS FOR CONTRACTOR SHALL PROGRAM CONTROLLER TO MONITOR FLOW CONDITIONS AND RESPOND WITH CONTROL OF MASTER VALVE AND/OR RECORDING ALARM CONDITIONS FOR USE BY MAINTENANCE PERSONNEL. C. CONTRACTOR SHALL PROGRAM CONTROLLER TO OPERATE REMOTE CONTROL VALVES WITH A COLLECTIVE FLOW RATE OF 14 GALLONS PER MINUTE OR LESS.  THE FLOW CONTRACTOR SHALL PROGRAM CONTROLLER TO OPERATE REMOTE CONTROL VALVES WITH A COLLECTIVE FLOW RATE OF 14 GALLONS PER MINUTE OR LESS.  THE FLOW MANAGEMENT FEATURES OF THE CONTROLLER SHALL BE PROGRAMMED TO LIMIT THE MAXIMUM FLOW RATE. 13.   IRRIGATION CONTROL WIRES SHALL BE HUNTER JACKETED DECODER CABLES (PAIGE ELECTRIC P7354D) WITH U.L. APPROVAL FOR DIRECT BURIAL IN GROUND, SIZE #14-1.  SPLICE SHALL BE MADE WITH 3M-DBR/Y-6 SEAL PACKS. 14.  CONNECT FLOW SENSOR TO CONTROLLER VIA FLOW SENSOR DECODER AND TWO-WIRE PATH PER HUNTER SPECIFICATIONS. 15.   SPLICING OF DECODER CABLES IS NOT PERMITTED EXCEPT IN VALVE BOXES.  SEAL WIRE SPLICES WITH 3M-DBR/Y-6 SPLICE SEALING DEVICES OF SIZE COMPATIBLE WITH WIRE SIZE.  LEAVE A 36" LONG COIL OF EXCESS CABLE AT EACH SPLICE AND A 36" LONG EXPANSION LOOP EVERY 100 FEET ALONG WIRE RUN.  TAPE DECODER CABLES TOGETHER EVERY TEN FEET.  TAPING IS NOT REQUIRED INSIDE SLEEVES. 16.   PLASTIC VALVE BOXES AND LIDS ARE TO BE BLACK IN COLOR WITH BOLT DOWN, NON-HINGED COVER MARKED "IRRIGATION".  BOX BODY SHALL HAVE KNOCK OUTS.  MANUFACTURER SHALL BE RAIN BIRD. 17.   INSTALL REMOTE CONTROL VALVE BOXES 12" FROM WALK, CURB, HEADER BOARD, BUILDING, OR LANDSCAPE FEATURE.  AT MULTIPLE VALVE BOX GROUPS, EACH BOX SHALL BE AN EQUAL DISTANCE FROM THE WALK, CURB, ETC. AND EACH BOX SHALL BE 12" APART.  SHORT SIDE OF RECTANGULAR VALVE BOXES SHALL BE PARALLEL TO WALK, CURB, ETC. 18.   VALVE LOCATIONS SHOWN ARE DIAGRAMMATIC.  INSTALL IN GROUNDCOVER/SHRUB AREAS WHERE POSSIBLE. 19.   THE IRRIGATION CONTRACTOR SHALL FLUSH ALL SYSTEMS FOR OPTIMUM PERFORMANCE AND COVERAGE OF THE LANDSCAPE AREA.  THIS SHALL INCLUDE ADJUSTING THE FLOW CONTROL AT EACH VALVE TO OBTAIN THE OPTIMUM OPERATING PRESSURE FOR EACH SYSTEM. 20.   ALL IRRIGATION PIPING THAT IS NOT A DIRECT LINE TO TREES SHALL BE A MINIMUM FIVE (5) FEET FROM CENTER OF TREE. 21.   LOCATE EMITTER TUBES ON UP-HILL SIDE OF PLANT. 22.   LOCATE BUBBLERS ON UP-HILL SIDE OF TREE. 23.   INSTALL A NDS FLOW MANAGEMENT INLINE SPRING LOADED CHECK VALVE (CV-0500-FM) BELOW THOSE BUBBLERS WHERE LOW HEAD DRAINAGE WILL CAUSE EROSION AND/OR EXCESS WATER. 24.   WHERE IT IS NECESSARY TO EXCAVATE ADJACENT TO EXISTING TREES, THE CONTRACTOR SHALL USE ALL POSSIBLE CARE TO AVOID INJURY TO TREES AND TREE ROOTS.  EXCAVATION IN AREAS WHERE TWO (2) INCH AND LARGER ROOTS OCCUR SHALL BE DONE BY HAND.  TRENCHES ADJACENT TO TREE SHOULD BE CLOSED WITHIN TWENTY-FOUR (24) HOURS; AND WHERE THIS IS NOT POSSIBLE, THE SIDE OF THE TRENCH ADJACENT TO THE TREE SHALL BE KEPT SHADED WITH BURLAP OR CANVAS. 25.   IRRIGATION CONTRACTOR TO NOTIFY ALL LOCAL JURISDICTIONS FOR INSPECTION AND TESTING OF INSTALLED BACKFLOW PREVENTION DEVICE. 26.   PRESSURE TEST PROCEDURE.  THE CONTRACTOR SHALL: A. NOTIFY ARCHITECT AT LEAST THREE (3) DAY IN ADVANCE OF TESTING. NOTIFY ARCHITECT AT LEAST THREE (3) DAY IN ADVANCE OF TESTING. B. PERFORM TESTING AT HIS OWN EXPENSE. PERFORM TESTING AT HIS OWN EXPENSE. C. CENTER LOAD PIPING WITH SMALL AMOUNT OF BACKFILL TO PREVENT ARCHING OR SLIPPING UNDER PRESSURE. NO FITTING SHALL BE COVERED. CENTER LOAD PIPING WITH SMALL AMOUNT OF BACKFILL TO PREVENT ARCHING OR SLIPPING UNDER PRESSURE. NO FITTING SHALL BE COVERED. D. APPLY THE FOLLOWING TESTS AFTER WELD PLASTIC PIPE JOINTS HAVE CURED AT LEAST 24 HOURS. APPLY THE FOLLOWING TESTS AFTER WELD PLASTIC PIPE JOINTS HAVE CURED AT LEAST 24 HOURS. 1. TEST LIVE (CONSTANT PRESSURE) AND QUICK COUPLER LINES HYDROSTATICALLY AT 125 PSI MINIMUM.  LINES WILL BE APPROVED IF TEST PRESSURE IS MAINTAINED FOR TEST LIVE (CONSTANT PRESSURE) AND QUICK COUPLER LINES HYDROSTATICALLY AT 125 PSI MINIMUM.  LINES WILL BE APPROVED IF TEST PRESSURE IS MAINTAINED FOR SIX (6) HOURS. THE LINES WILL BE APPROVED OR NOT APPROVED AS SUCH RESULTS MAY INDICATE.  THE CONTRACTOR SHALL MAKE TESTS AND REPAIRS AS NECESSARY UNTIL TEST CONDITIONS ARE MET. 2. TEST RCV CONTROLLED LATERAL LINES WITH WATER AT LINE PRESSURE AND VISUALLY INSPECT FOR LEAKS.  RETEST AFTER CORRECTING DEFECTS. TEST RCV CONTROLLED LATERAL LINES WITH WATER AT LINE PRESSURE AND VISUALLY INSPECT FOR LEAKS.  RETEST AFTER CORRECTING DEFECTS. 27.   PIPE THREAD SEALANT COMPOUND SHALL BE RECTOR SEAL T+2, CHRISTY'S ULTRA SEAL, OR APPROVED EQUAL. 28.   SUB-SURFACE DRIP IRRIGATION AREAS MUST BE HAND WATERED TO INCREASE SOIL MOISTURE PRIOR TO PLANTING.  AFTER PLANTING, THE SUB-SURFACE DRIP SYSTEMS MUST BE OPERATED ON A FREQUENT BASIS TO MAINTAIN SOIL MOISTURE CONTENT.  DO NOT ALLOW SOIL TO DRY OUT.  MAINTENANCE ROUTINE SHALL INCLUDE PROBING SOIL TO MONITOR MOISTURE CONTENT.  USE CAUTION WHEN PROBING SOIL.  DO NOT DAMAGE SUB-SURFACE DRIP TUBING. 29.   RECORD DRAWINGS: A. THE CONTRACTOR SHALL MAINTAIN IN GOOD ORDER IN THE FIELD OFFICE ONE COMPLETE SET OF BLACK LINE PRINTS OF ALL IRRIGATION DRAWINGS WHICH FORM A PART OF THE CONTRACTOR SHALL MAINTAIN IN GOOD ORDER IN THE FIELD OFFICE ONE COMPLETE SET OF BLACK LINE PRINTS OF ALL IRRIGATION DRAWINGS WHICH FORM A PART OF THE CONTRACT, SHOWING ALL WATER LINES, HEADS, VALVES, CONTROLLERS AND STUB-OUTS.  IN THE EVENT ANY WORK IS NOT INSTALLED AS INDICATED ON THE DRAWINGS, SUCH WORK SHALL BE CORRECTED AND DIMENSIONED ACCURATELY FROM THE BUILDING WALLS.   B. CONTRACTOR SHALL RECORD EACH DECODER NUMBER AND ASSOCIATED CONTROLLER STATION NUMBER.  PROVIDE LIST WITH RECORD AS-BUILT DRAWINGS. CONTRACTOR SHALL RECORD EACH DECODER NUMBER AND ASSOCIATED CONTROLLER STATION NUMBER.  PROVIDE LIST WITH RECORD AS-BUILT DRAWINGS. C. ALL UNDERGROUND STUB-OUTS FOR FUTURE CONNECTIONS AND VALVES SHALL BE LOCATED AND DIMENSIONED ACCURATELY FROM BUILDING WALLS ON ALL RECORD ALL UNDERGROUND STUB-OUTS FOR FUTURE CONNECTIONS AND VALVES SHALL BE LOCATED AND DIMENSIONED ACCURATELY FROM BUILDING WALLS ON ALL RECORD DRAWINGS. D. UPON COMPLETION OF THE WORK, OBTAIN REPRODUCIBLE PRINTS FROM ARCHITECT AND NEATLY CORRECT THE PRINTS TO SHOW THE AS-BUILT CONDITIONS. UPON COMPLETION OF THE WORK, OBTAIN REPRODUCIBLE PRINTS FROM ARCHITECT AND NEATLY CORRECT THE PRINTS TO SHOW THE AS-BUILT CONDITIONS. 30.   FINE TUNE IRRIGATION SYSTEM TO PROVIDE COMPLETE AND UNIFORM COVERAGE OF THE LANDSCAPE WHILE AVOIDING RUNOFF OF WATER ONTO NON-IRRIGATED AREAS, PAVED AND OTHERWISE.  THIS INCLUDES PROGRAMMING THE CONTROLLER RUN TIMES FOR OPTIMIZING SOIL INFILTRATION WITH OUT PUDDLING OR RUNOFF.      31.   WARRANTY: A. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO FILL AND REPAIR ALL NECESSARY PLANTING DUE TO THE SETTLEMENT OF IRRIGATION TRENCHES FOR ONE YEAR IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO FILL AND REPAIR ALL NECESSARY PLANTING DUE TO THE SETTLEMENT OF IRRIGATION TRENCHES FOR ONE YEAR FOLLOWING COMPLETION AND ACCEPTANCE OF THE JOB.   B. THE CONTRACTOR SHALL ALSO WARRANTY ALL MATERIALS, EQUIPMENT AND WORKMANSHIP FURNISHED BY HIM TO BE FREE OF ALL DEFECTS OF WORKMANSHIP AND THE CONTRACTOR SHALL ALSO WARRANTY ALL MATERIALS, EQUIPMENT AND WORKMANSHIP FURNISHED BY HIM TO BE FREE OF ALL DEFECTS OF WORKMANSHIP AND MATERIALS, 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. 32.   AN IRRIGATION AUDIT REPORT BY A DISINTERESTED 3RD PARTY SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION.  LANDSCAPE CONTRACTOR SHALL BE AN IRRIGATION AUDIT REPORT BY A DISINTERESTED 3RD PARTY SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR HIRING THE INDEPENDENT AUDITOR. 37.   PRODUCT AVAILABILITY:  SUPPLY CHAIN VOLATILITY CAN IMPACT CONSTRUCTION.  CONTRACTOR SHALL ORDER MATERIALS IN ADVANCE OF SCHEDULED NEED TO ALLOW FOR DELIVERY OF IRRIGATION  MATERIALS.  IF IRRIGATION MATERIALS ARE NOT OBTAINABLE WITHIN THE CONSTRUCTION SCHEDULE, CONTACT DESIGNER VIA RFI FOR DIRECTION AND APPROVED SUBSTITUTE PRODUCT.
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