
PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission

FROM: Daniel Houck, Associate Planner

DATE: February 15, 2024

SUBJECT: Project Name: Dish Wireless Mono-Eucalyptus; Planning and Zoning Permit
No. 23-530-03 (Special Use Permit - Wireless) Property located at 1301 W. Channel Islands
Blvd. (APN: 205-0-580-065).

1) Recommendation: That the Planning Commission (“Commission”):

a. Find the project Exempt from environmental review pursuant to the California
Environmental Quality Act (CEQA) Guidelines Section 15303 Class 3 (New
Construction); and

b. Adopt Resolution 2024-XX approving Planning and Zoning Permit No. 23-530-03
(Special Use Permit Wireless), subject to certain findings and conditions.

2) Project Description and Applicant: A request to construct a 70-foot tall wireless
communication facility designed to resemble a eucalyptus with an associated ground
equipment enclosure on a 1.57 acre lot in the C-2 zone. The request includes the allowance
for an increase in height from 35 feet to 70 feet. The project property is located at 1301 West
Channel Islands Boulevard and occupied by an existing commercial retail center; the project
will be developed within multiple landscape fingers of the rear parking lot (“the Project”).
Filed by designated agent Adrian Culici, Eukon Group, 65 Post, Suite 1000, Irvine, CA,
92618 on behalf of Dish Wireless (“Applicant”), on behalf of the property owner Port Place
Shoppers LLC, 1341 W. Channel Islands Blvd, Oxnard, CA 93030.

3) Existing & Surrounding Land Uses: The 68,389 square-foot parcel (1.57 acres) is currently
occupied by part of an existing commercial retail center that crosses multiple properties, of
which 116,099 square feet is present on the subject property. The remaining area of the
subject property is developed with a surface parking lot and a few electrical/utility boxes.
The following table summarizes the land uses and zoning designation of the project site and
adjacent properties.
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LOCATION ZONING GENERAL PLAN EXISTING
LAND USE

Project Site
(1301 W.
Channel

Islands Blvd.l)

General Commercial -
Planned Development
(C-2-PD)

Community Commercial
(CC)

Commercial
Retail Center

North
Garden Apartment -
Planned Development
(R-3-PD)

Residential Medium (RM) Multi-Family
Residential

South
General Commercial -
Planned Development
(C-2-PD)

Community Commercial
(CC)

Commercial
Retail Center

East
Garden Apartment -
Planned Development
(R-3-PD)

Residential Medium (RM) Multi-Family
Residential

West
General Commercial -
Planned Development
(C-2-PD)

Community Commercial
(CC)

Commercial
Retail Center

4) Background: The eastern section of the existing shopping center that surrounds the subject
rear parking lot was applied for on September 3rd, 1968 and taken in as PD75. The request
was to construct a K-Mart and related stores. On September 19th, 1968 the planning
commission approved Resolution 2601 approving the request. The development has had a
series of minor modifications including paint changes and other small requests since. On
May 3rd, 2023, the current wireless special use permit was applied for.

5) Environmental Determination: The transmissions of wireless radio signals are governed by
the operating and permitting standards of the Federal Communications Commission (FCC).
The Applicant has provided an electromagnetic frequency (EMF) report, which provides that
the Project will operate in compliance with the FCC standards for public exposure
(Attachment C).

In accordance with § 15303, Class 3 of the State CEQA Guidelines, projects involving “the
construction of new, small facilities or structures” may be found to be exempt from the
requirements of the California Environmental Quality Act (CEQA). This proposal includes
the construction of a stealth wireless communications facility within two separate landscape
fingers, a 131.25 square foot equipment enclosure (8.75’ x 15’) and a 35 square foot
enclosure containing the wireless tower (5’10” x 6’) for a total of 166.25 square-feet, of
which less will be the actual footprint of construction. The facility is designed as a faux
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eucalyptus tree, therefore it will be a stealth facility that disguises the wireless tower
elements from view from the surrounding development. This Project proposes to construct a
wireless communication facility and associated equipment at an existing commercial retail
center, and such construction will have less bulk and less environmental impact than many
facilities expressly exempted from CEQA. No environmental sensitive areas are on or
adjacent to the developed property. No Exceptions to the Exemptions (Section 15300.2)
apply to defeat the Exemption. Therefore, staff has determined that there is no substantial
evidence that the project will have a significant effect on the environment and recommends
that the Planning Commission accept the Notice of Exemption (Attachment D).

6) Analysis:

a. General Discussion and Siting: The tower is approximately 545 feet north of West Channel
Islands Blvd., approximately 750 feet east of South Ventura Road, and approximately 140
feet west of Manzanita Drive. The Project is within the rear parking area of a large
commercial retail center. The premises for the tower and equipment enclosure is separated
into two separate areas that are a total of 166.25 square feet. This consists of a 131.25 square
foot area (8.75’ x 15’) that will contain two equipment cabinets, a power protective cabinet, a
ciena box, and an electrical meter. The other enclosure will be a 35 square foot area (5’10” x
6’) for the eucalyptus tower. Both enclosures are contained within a landscape finger of the
rear parking lot. These enclosures will be with an 8’ chain link fence with dark brown vinyl
privacy slats to match the existing building. The project is accessed through a typical parking
lot curb cut along the Manzanita Dr. frontage with ample parking in the surrounding area. No
parking spaces will be lost to the addition of the tower or equipment enclosure. The existing
building blocks the majority of the southern and western elevations of the tower from the
public roadways.

The design of the eucalyptus tower features synthetic branches, bark, and leaves to disguise
the facility as a eucalyptus tree. Eucalyptus trees, while an invasive tree from Australia, are
very abundant around the city and throughout settled areas of California. Therefore,
eucalyptus is an acceptable camouflage choice. The synthetic eucalyptus mimics the real
tree’s abundant year round cover of leaves, effectively screening equipment and antennas.
The faux bark will give the tree a more realistic look and the landscaping will help blend the
tree into the surroundings. Multiple conditions of approval require that the faux eucalyptus
and its branches be maintained to adequately camouflage the proposed and future wireless
equipment for the life of the tower. There is a combination of existing and proposed
landscaping that will help the eucalyptus tower further blend in. There are a total of 13 trees
split into two species that are within the landscape fingers containing the enclosures as well
as within other adjacent landscape fingers within the rear parking lot. The tower will have
two trees within its landscape finger; one tree to the west and one to the east.There are also
22 shrubs that will be planted around the equipment enclosure to help screen the fence that is
screening the equipment cabinets.

b. General Plan Consistency: The 2030 General Plan identifies the land use for the subject
property to be Community Commercialt, which would be a suitable zone for the placement
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of a wireless tower. The following table demonstrates further consistency with the general
plan through specific policies:

Consistency with the 2030 General Plan is defined by the relationship between. 2030
General Plan policies and the proposed Project. The three consistency classification levels
are:
I. Direct Applicability to a Proposed Project or Program (full text of the policy and an
explanation).

II. Related or Indirect Applicability to the Proposed Project or Program (policy title and
an explanation for each or groups of related or indirectly related policies).

III. No or Distant Applicability to the Proposed Project or Program (all policies not listed
as Level I and II are assumed to be consistent).

POLICY LEVEL POLICY OR TITLE EXPLANATION

I

Wireless Telecommunications
Encourage wireless providers to meet the
following conditions, to the maximum extent
feasible:
• Incorporate best available technology;
• Locate away from residential and open space
areas;
• Not be visible from public rights-of-way and
local and State scenic highways;
• When possible, locate on existing buildings,
existing poles, or other existing support
structures; and
• Incorporate well-designed stealth techniques
that disguise the facility from the point of view of
nearby residents.

The project is designed to
resemble a eucalyptus tree.
The project is located in a
commercial retail parking
lot at a distance from nearby
residential areas. The
landscape and heavy
screening of the antenna
itself disguises the facility
from area workers and
motorists. The existing
building on the site is not
tall enough and the
applicant claimed in their
site selection analysis that
there were no nearby towers
to collocate on and achieve
their target coverage area.

I
Telecommunications Service

Ensure residents and businesses have access to
telecommunications services.

Construction of this facility
will fill a significant gap in
Dish Wireless’s coverage in
this area of the city and
provide better signal for
nearby businesses,
residents, and emergency
response vehicles.

c. Conformance with the Zoning Designation: The proposed development is located in the
General Commercial zone and is not within a Specific Plan. The proposed facility would be
over 500 feet from both Channel Islands Blvd. and Ventura Road, which the 2030 General
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Plan designates both as Scenic Highways. However, due to its close proximity to residential
areas, it still must be significantly screened.

The proposed facility is considered a stealth facility because the structure is heavily
camouflaged to not appear as a wireless facility and therefore is allowed by Oxnard City
Code. (See OCC § 16-488-492). The synthetic branches, antenna socks, and faux bark of the
wireless facility give it the appearance of a eucalyptus tree, as will multiple trees that are to
be planted at the facility. The project is proposed at 70 feet in height, 35 feet above the 35
foot height requirement for the General Commercial Zone. Pursuant to Article 16, Section
16-137 of Oxnard City Code, the Planning Commission can approve of a height increase
with the approval of a special use permit. The applicant’s justification is the additional height
is to be able to have the antennae at an effective level for quality service, make the tower
collocate-able, and the protrusion of the screening elements extending 5 feet above the
antennae and tower pole. Applicable development standards of the General Commercial
Zone have been compared with the proposed project, as follows:

Development
Standard

General
Commercial
Standard

Proposed Complies?

Maximum Height 35 feet 70 feet Yes, with SUP

Front yard setback 10 feet 540 feet Yes

Side yard setback 5 feet 145 feet Yes.

Rear yard setback 15 feet 140 feet Yes

In addition to being subject to the development standards of the C-2 zone, the proposed
wireless communications facility is subject to the Wireless Communications Facilities
development standards (§16-492). The development standards have been compared with the
proposed project as follows:

DEVELOPMENT
STANDARD

WIRELESS
STANDARD

PROPOSED COMPLIES?

Maximum height
(§16-492.A)

35 feet, unless
otherwise specified

by PC

70 feet Yes, with SUP
approval pursuant
to OCC 16-137.

Setbacks
(§16-492.B)

Shall comply with
the zoning, unless
specified by PC up

Centerline of the
monopole is over
140’ from every

Yes.
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to a 25% reduction. boundary.

Separation
(§16-492.C)

None required for
stealth facilities

Facility is stealth Yes

Location
(§16-492.D)

No restrictions for
stealth facilities

Facility is stealth Yes

Landscaping and
Screening
(§16-492.E)

Existing trees shall
be preserved to the
extent feasible

Project will replace
the removal of

existing
landscaping and
provide additional
landscaping as well.

Yes

Design
(§16-492.F.1)

If within 500 ft of
scenic highway,
shall be stealth

Facility is over 500
feet from scenic
highways and is a
stealth facility.

Yes

Design
(§16-492.F.3)

Equipment shall be
located within
enclosure

Equipment will be
located within an

enclosure.

Yes
(Condition #30)

Lights
(§16-492.G)

Facility shall not be
lighted unless
required by the

FAA or for security
and safety lighting

Facility is not
lighted except for
maintenance and
security lighting

Yes
(Conditions #26

and #61)

Security
(§16-492.H)

Emergency phone
numbers shall be

posted

Emergency phone
numbers will be

posted

Yes
(Condition #59)

FCC Compliance
(§16-492.I)

Radio Frequency
emissions report

required

Radio Frequency
emissions report

submitted

Yes,
(Conditions #45)

Co-location
(§16-492.J)

A tower that is
modified or rebuilt
for co-location may
not exceed 16 feet
over the allowed
height for the zone

Co-location is not
proposed at this

time.

N/A
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Antennae Attached
to Structures
(§16-492.K)

Attached antennae
shall be compatible
with the structure,
located to minimize

their visibility.

Antennae are
disguised by paint
and antenna socks
that will blend the
color with the

branches that will
be extending
beyond the

antennae for further
camouflage.

Yes,
(Conditions #32,
35, 36, and #53)

d) Site Design: The proposed communications facility will be constructed on an engineered
foundation. The trunk of the tree will be covered in faux bark to resemble that of a eucalyptus
tree. The eucalyptus tree branches will extend from the truck between the 15-foot height
level and the 70-foot height level at a minimum density of 3.30 branches per foot and
protrude at least 12 inches beyond any antennae and support equipment. At the 62-foot
height level, three arrays will protrude from the trunk. Each array will have two dish
antennas. The height of the tree can support co-location, which will allow the attachment of
future antennae at other heights of the tower. The equipment will be disguised within the
eucalyptus tree branches that are filled with faux leaves as well as the equipment being
further disguised through paint and antenna socks. The ancillary equipment will be
constructed within an equipment enclosure. The equipment enclosure will contain two
equipment cabinets, a ciena box, a power protective cabinet, and an electrical meter. The
equipment enclosure is on a concrete pad and protected by an 8' tall chain link fence with
dark brown privacy slats that match the existing building.

e) Circulation and Parking: The project property has multiple access driveways from
Manzanita Drive that lead to the parking lot containing the tower and the equipment. The
addition of the equipment enclosure and tower will not reduce the existing parking nor will it
further impact existing circulation or access to the project site.

f) Height: The proposed facility is designed with a maximum height of 70 feet. The maximum
height of 70 feet is 35 feet above the maximum allowed height within the General
Commercial Zone (70 feet), and is a 200% increase in height. Per OCC Section 16-137, the
Planning Commission can approve a height increase with the approval of a Special Use
Permit. The target area is surrounding the intersection of Channel Islands Blvd and Ventura
Road. At the proposed broadcast center height of 62 feet, the majority of the area can be well
covered and is tall enough to allow for co-location of antennae for other wireless service
providers at an adequate height to efficiently close a coverage gap. Thus, the proposed 70
foot broadcast center height is recommended as the minimum height required to provide
coverage for the area and still provides the necessary screening to classify it as a stealth
facility.
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g) Landscaping and Open Space: The existing property features existing landscaping
within the parking lot’s landscape fingers. The project is proposing to replace the removed
landscaping as well as provide additional landscaping to further screen the equipment
enclosure and tower. Thus, the proposed 70-foot tall faux pine tree is anticipated to be
compatible with the surrounding landscaping.

h) Noise: The proposed communications facility will generate noise from the equipment
cabinet located within the equipment enclosure. The equipment cabinet will generate a slight
humming noise similar to a personal computer, and will be audible only when adjacent to the
cabinet. The permit is conditioned to limit testing to daytime hours (Attachment E). The
noise from the equipment will not be an issue due to its proximity from the property
boundaries. There are no noise sensitive uses within proximity to the communications facility
as this is a commercial retail center. Regardless, given typical sound attenuation levels, the
noise from the equipment cabinet will be below allowed noise levels (65dBA, per City Code
§7-185.A). Thus, the proposed communications facility will not create significant noise
impacts.

i) Health and Safety: The transmission of wireless radio signals are governed by operating
standards of the Federal Communications Commission (FCC). The applicant submitted a
Radio Frequency Compliance Report (Attachment C) evaluating the emissions of the
proposed communications facility. The report demonstrates that based on predictive
modeling, at ground level the maximum radio frequency emission is compliant with the FCC
general public exposure limit, however, is only out of compliance above the roof level of the
closest accessible roof, therefore no mitigations were needed other than a warning sign and a
NOC information sign are recommended for installation 10 feet above ground level at the
base of the monotree. Thus, the site is designed and conditioned to be compliant with the
FCC exposure guidelines.

j) Equipment Enclosure: The associated 8-foot high chain link fence will surround both the
tower and the equipment area. Both fences will provide screening through dark brown vinyl
privacy slats and landscaping. Additional screening is present from the existing retail center.
which will block the equipment enclosure and block the majority of the eucalyptus tower
from public views at the south and west elevations.

7) Development Advisory Committee: The Project was reviewed by necessary members of the
Development Advisory Committee (DAC) including the Fire Department and Development
Services for conditions. These conditions of approval from DAC are included in the attached
resolution.

8) Community Workshop and Public Input: A Community Workshop was held on November
20th, 2023 for this project. No comments were received from the public.

9) Appeal Procedure: Pursuant to § 16-545 of the City Code, the Planning Commission’s action
may be appealed to the City Council within 18 days after the decision date. Appeal forms may be
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obtained from the City Clerk and must be submitted with the appropriate fees before the end of
the appeal period.

Attachments:
A. Maps (Vicinity, General Plan, Zoning)
B. Project Plans
C. Electromagnetic Fields Report
D. Notice of Exemption
E. Planning Commission Resolution
F. Propagation Maps
G. Staff Presentation
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6. TAKE EXIT 6A TO MERGE ONTO I-405 N
7. TAKE EXIT 53B FOR I-10 W/I-10 E TOWARD SANTA

MONICA/LOS ANGELES
8. KEEP LEFT AT THE FORK, FOLLOW SIGNS FOR WEST SANTA

MONICA/I-10 W AND MERGE ONTO I-10 W

9. KEEP LEFT TO STAY ON I-10 W
10. CONTINUE ONTO CA-1 N
11. USE LEFT LANE TO TURN SLIGHTLY LEFT ONTO S. RICE AVE.
12. TURN LEFT ONTO E CHANNEL ISLANDS BLVD.
13. TURN LEFT TO STAY ON E. CHANNEL ISLANDS BLVD.
14. TURN RIGHT ONTO MANZANITA DR.

DISH WIRELESS SITE ADDRESS:

LALAX02043B - MONOEUCALYPTUS
DISH WIRELESS SITE NUMBER:

ADDRESS:

TOWER TYPE:

TELEPHONE COMPANY: CROWN CASTLE

POWER COMPANY: SCE

CONSTRUCTION TYPE: V-B

OCCUPANCY GROUP: U

PARCEL NUMBER: 205-0-058-065

ZONING DISTRICT: C1 - COMMERCIAL 

ZONING JURISDICTION: CITY OF OXNARD

LONGITUDE (NAD 83): 119° 11' 31.53" W

LATITUDE (NAD 83): 34° 10' 38.00" N

COUNTY: VENTURA

TOWER CO SITE ID:

TOWER APP NUMBER:

119.19115° W

34.17721° N

CODE COMPLIANCE
ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED IN ACCORDANCE WITH THE CURRENT EDITIONS OF THE
FOLLOWING CODES AS ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN THESE PLANS IS TO BE CONSTRUCTED
TO PERMIT WORK NOT CONFORMING TO THESE CODES.

HANDICAP REQUIREMENTS:
FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION, AND IS EXEMPTED FROM ACCESSIBILITY REQUIREMENTS IN
ACCORDANCE WITH 2022 CALIFORNIA BUILDING CODE SECTION 11B-203.5.

THIS FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION. A TECHNICIAN WILL VISIT THE SITE AS REQUIRED FOR ROUTINE
MAINTENANCE. THE PROJECT WILL NOT RESULT IN IN ANY SIGNIFICANT DISTURBANCE OR EFFECT ON DRAINAGE. NO SANITARY
SEWER SERVICE, POTABLE WATER, OR TRASH DISPOSAL IS REQUIRED AND NO COMMERCIAL SIGNAGE IS NEW.

1. 2022 CALIFORNIA ADMINISTRATIVE CODE
2. 2022 CALIFORNIA BUILDING CODE
3. 2022 CALIFORNIA ELECTRIC CODE
4. 2022 CALIFORNIA MECHANICAL CODE
5. 2022 CALIFORNIA PLUMBING CODE

6. 2022 CALIFORNIA FIRE CODE
7. ANY LOCAL BUILDING CODE AMENDMENTS
8. CITY/COUNTY ORDINANCES
9. ANSI / TIA-222 STRUCTURAL CODE
10. NFPA 780 - LIGHTING PROTECTION CODE

PROPERTY OWNER:

TBD

TBD

MONOEUCALYTUS

OXNARD, CA 93030

1301 W CHANNEL ISLANDS BLVD.

PORT PLACE SHOPPERS, LLC

LEASING MANAGER:

RF ENGINEER:

CONSTRUCTION MANAGER:

APPLICANT: DISH WIRELESS

ROOFTOP MANAGER:

SITE DESIGNER: EUKON GROUP

65 POST, SUITE 1000

IRVINE, CA 92618

(949) 553-8566

N/A

RICH BRUNET

PLANNING MANAGER: JERRY AMBROSE

(805) 637-7407

jambrose@wireless01.com

JERRY AMBROSE

(805) 637-7407

jambrose@wireless01.com

CRAIG STANZIANO

craig.stanziano@dish.com

SCOPE OF WORK:

 INSTALL (6) 6' TALL 8-PORT ANTENNAS ON NEW  MONOEUCALYPTUS

 INSTALL (12) RADIOS AT ANTENNAS ON NEW  MONOEUCALYPTUS

 INSTALL (3) SURGE SUPPRESSORS AT ANTENNAS

 INSTALL (3) HYBRID CABLES

 INSTALL (2) 8'-HIGH CHAIN LINK FENCE ENCLOSURES

 INSTALL (2) EQUIPMENT CABINETS ON NEW CONCRETE PAD

 INSTALL (1) H-FRAME W/ PPC AND TELCO CABINET

 INSTALL (1) GPS ANTENNA

 INSTALL (1) 200A ELECTRICAL METER SERVICE

 NO NEW LIGHTING WILL BE INSTALLED

RAQUEL BARNAS

(714) 397-9401

raquel.barnas@dish.com

FUMIHIKO ITOKAZU

(626) 290-4928

fumihiko.itokazu@dish.com

PORT PLACE
DISH WIRELESS SITE NAME:

TOTAL PROPERTY S.F.: 68,196 S.F.

7545 IRVINE CENTER BLVD, STE 250 

IRVINE, CA 92618

A-1 SITE PLAN

LS-1 PARKING SURVEY

L-1 LANDSCAPE PLAN

L-2 LANDSCAPE DETAILS

L-3 IRRIGATION PLAN

L-4 IRRIGATION SCHEDULES & NOTES

L-5 IRRIGATION DETAILS

L-6 GENERAL SPECIFICATIONS
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PLANT SCHEDULE

Eukon

www.eukongroup.com

65 POST, SUITE 1000
IRVINE, CA 92618

TEL: (949) 553-8566

an SFC Communications, Inc. Company
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7545 IRVINE CENTER BLVD,
 STE 250

IRVINE, CA 92618
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SUBMITTALS

0 09/07/21 90% ZONING DRAWINGS
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IT IS A VIOLATION OF LAW FOR ANY PERSON,
UNLESS THEY ARE ACTING UNDER THE DIRECTION
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TO ALTER THIS DOCUMENT.
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NORTH

LANDSCAPE PLAN

AFTER ROUGH GRADING HAS OCCURRED, CONTRACTORS SHALL OBTAIN AN
AGRONOMIC SOILS REPORT AND SUBMIT TO LANDSCAPE ARCHITECT FOR
APPROVAL PRIOR TO AMENDMENTS AND/OR PLANTING

CONTRACTOR SHALL APPLY RECOMMENDATION UNLESS OTHERWISE NOTED
BY LANDSCAPE ARCHITECT
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 EXISTING BUILDING

NEW TYPE II TEMPORARY CHAIN
LINK TREE PROTECTIVE
FENCING, SEE CIVIL PLANS

LIMIT OF LANDSCAPE
WORK (TYP.)

EXISTING TREE TO
REMAIN PROTECT IN
PLACE, SEE CVIL PLANS
FOR MORE INFORMATIN
(TYP.)

DISH WIRELESS
EQUIPMENT LOCATION,
SEE CIVIL PLANS

EXISTING WATER
EASEMENT, SEE CIVIL
PLANS (TYP.)

PROPERTY LINE (TYP.)

EXISTING PARKING LOT

MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE MAINTAINED
BY OWNER. THE LANDSCAPE AREAS SHALL BE MAINTAINED FREE OF
DEBRIS AND LITTER, AND ALL PLANT MATERIAL SHALL BE MAINTAINED IN A
HEALTHY GROWING CONDITION. DISEASED OR DEAD PLANT MATERIAL
SHALL BE SATISFACTORILY TREATED OR REPLACED PER THE CONDITIONS
OF THE PERMIT.
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1. THE WORK SHALL BE DONE IN ACCORDANCE WITH THE PLANS AND THE MOST CURRENT EDITION OF THE APPLICABLE CITY
AND/OR REGIONAL STANDARDS. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO OBTAIN COPIES OF THESE STANDARDS,
SPECIFICATIONS AND DRAWINGS, AS WELL AS ALL OTHER STANDARDS AND SPECIFICATIONS WHICH MAY BE NECESSARY TO
COMPLETE AND ACCURATELY INTERPRET THESE PLANS.

2. ALL QUANTITIES LISTED IN THE LANDSCAPE SCHEDULE ARE FOR THE CONVENIENCE OF THE CONTRACTOR.  IN THE CASE OF
ANY DISCREPANCIES, PLANS SHALL OVERRIDE THE LANDSCAPE AND BID SCHEDULE QUANTITIES.  CONTRACTOR SHALL
VERIFY QUANTITIES SHOWN ON THE PLANS AND BASE THEIR BID ACCORDINGLY.

3. RESPONSIBILITY FOR ESTABLISHING SUBGRADES IS NOT INCLUDED IN THIS WORK.  INSPECT SUBGRADES PRIOR TO
COMMENCING WORK TO CONFIRM SUBGRADE DEPTHS AND GRADES.  ADVISE LANDSCAPE ARCHITECT OF DISCREPANCIES
WITH DRAWINGS OR SPECIFICATIONS.  ALL PLANTING AREAS SHALL BE LEFT FREE OF CONSTRUCTION DEBRIS AND/OR TOXIC
MATERIAL AND GRADED TO A LEVEL TO PERMIT LANDSCAPE CONSTRUCTION.  TRENCHES OR OTHER FILLED EXCAVATIONS
SHALL BE COMPACTED PRIOR TO LANDSCAPE INSTALLATION.

4. SITE GRADING NECESSITATED BY THE WORK AS IT PROGRESSES AND NOT SPECIFICALLY CALLED OUT ON THE PLANS WILL BE
CONSIDERED INCIDENTAL WORK.

5. ALL LANDSCAPE AREAS SHALL BE UNIFORMLY GRADED SO THAT FINISHED SURFACES CONFORM TO THE TYPICAL SECTIONS
AND PROPOSED GRADES SHOWN. FINISHED SURFACES SHALL BE REASONABLY SMOOTH, COMPACTED, AND FREE FROM
IRREGULAR SURFACE DRAINAGE. THE LANDSCAPE CONTRACTOR SHALL BE  RESPONSIBLE FOR ESTABLISHING THE FINISH
GRADE AND SHALL BEAR FINAL RESPONSIBILITY FOR PROPER SURFACE DRAINAGE OF PLANTED AREAS.

6. AFTER ROUGH GRADING HAS OCCURRED, CONTRACTOR SHALL OBTAIN AN AGRONOMIC SOILS REPORT AND SUBMIT TO
LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO AMENDMENTS AND/OR PLANTING. CONTRACTOR SHALL APPLY
RECOMMENDATIONS UNLESS OTHERWISE NOTED BY LANDSCAPE ARCHITECT.

7. BACKFILL MIX SHALL BE PLACED IN 6" LIFTS AND TAMPED INTO PLACE AROUND THE PLANT.  NO TRANSPLANTING SHALL BE
DONE WHEN SOIL IS EXCESSIVELY WET.  DO NOT COUNTERSINK AROUND CACTI OR SUCCULENTS.  PROVIDE POSITIVE
DRAINAGE AWAY FROM PLANT.

8. ALL TREES SHALL BE PLANTED A MINIMUM OF 5 FEET, ALL SHRUBS AND ACCENTS A MINIMUM OF 24", AND ALL
GROUNDCOVERS 18" FROM EDGE OF CURBS, WALKS, WALLS, PADS,  ETC., UNLESS DIRECTED OTHERWISE BY THE LANDSCAPE
ARCHITECT.

9. EXCAVATE PITS, AS SHOWN ON DRAWINGS AND DETAILS.  LOOSEN HARD SUBSOIL IN BOTTOM OF PIT. TEST DRAINAGE OF
TREE, SHRUB AND PLANT PITS BY FILLING WITH WATER TWICE IN SUCCESSION. THE RETENTION OF WATER IN PLANTING PITS
FOR MORE THAN TWENTY-FOUR (24) HOURS SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE.
SUBMIT IN WRITING A PROPOSAL FOR THE CORRECTION TO THE OWNER'S REPRESENTATIVE FOR APPROVAL BEFORE
PROCEEDING WITH WORK.

10. IF ROCK, UNDERGROUND CONSTRUCTION, ADVERSE DRAINAGE CONDITIONS, OR OTHER OBSTRUCTIONS ARE ENCOUNTERED
IN EXCAVATION FOR PLANTING OF ANY PLANT MATERIAL, NOTIFY THE OWNER'S REPRESENTATIVE.  NEW LOCATIONS MAY BE
SELECTED BY THE OWNER'S REPRESENTATIVE, OR INSTRUCTIONS MAY BE ISSUED TO DIRECT REMOVAL OF OBSTRUCTION.
PROCEED WITH WORK ONLY AFTER APPROVAL OF THE OWNER'S REPRESENTATIVE.

11. DO NOT MAKE SUBSTITUTIONS.  IF SPECIFIED LANDSCAPE MATERIAL IS NOT OBTAINABLE, SUBMIT PROOF OF
NON-AVAILABILITY FROM AT LEAST FIVE SOURCES TO THE OWNER'S REPRESENTATIVE, TOGETHER WITH PROPOSAL FOR USE
OF EQUIVALENT MATERIAL FOR FINAL APPROVAL.

12. ALL PLANT MATERIAL AND SPECIFICATIONS TO CONFORM TO THE AMERICAN STANDARD FOR NURSERY STOCK STANDARDS
UNLESS OTHERWISE NOTED.

13. LAY OUT INDIVIDUAL TREE AND PLANT LOCATIONS AND AREAS FOR MULTIPLE PLANTINGS, STAKE LOCATIONS AND OUTLINE
AREAS AND SECURE THE OWNER'S REPRESENTATIVE'S ACCEPTANCE BEFORE START OF PLANTING WORK. MAKE MINOR
ADJUSTMENTS AS DIRECTED.

14. ALL SHRUBS SHALL HAVE A FULL HEAD THAT COVERS THE CAN DIAMETER (CAN FULL) AND A MINIMUM OF THREE
STEMS/BRANCHES.

15. FINISH GRADE FOR PLANTED AREAS SHALL BE 1" BELOW ALL CURBS, WALKS AND PAVING WITH SMOOTH EVEN LINES AT
EDGES OF STRUCTURES.

16. FINISH LANDSCAPE GRADES SHALL SLOPE AT A 2% GRADE AWAY FROM CURBS, WALKS, AND WALLS.
17. ALL LANDSCAPE AREAS SHALL RECEIVE A 3" DEPTH OF MULCH, UNLESS OTHERWISE NOTED ON THESE PLANS. 6" DIAMETER

AROUND TREE TRUNKS SHALL BE FREE OF MULCH. MULCH SHALL EXTEND UNDER ALL SHRUBS AND PLANTS. APPLY
PRE-EMERGENT HERBICIDE PRIOR TO AND AFTER MULCH INSTALLATION.

18. NO JOB WILL BE CONSIDERED COMPLETE UNTIL ALL CURBS, PAVEMENT AND SIDEWALKS HAVE BEEN SWEPT CLEAN OF ALL
DIRT AND DEBRIS ACCORDING TO PLANS.

19. IT IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR TO OBTAIN ANY PERMITS REQUIRED. (SEE THE CITY GENERAL
CONDITIONS)

20. ALL CONSTRUCTION ROADS AND COMPACTED AREAS DEVELOPED THROUGH CONSTRUCTION THAT ARE WITHIN THE
LANDSCAPE AREAS SHALL BE SCARIFIED AND LOOSENED TO A DEPTH OF 12" PRIOR TO LANDSCAPE AND IRRIGATION WORK
BEGINNING

I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AB-1881 AND APPLIED
THEM FOR THE EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLAN.

________________
MICHAEL P. MADSEN, LLA 5798

GENERAL LANDSCAPE NOTES

LANDSCAPE ARCHITECT NOTES

TYPICAL SHRUB PLANTINGB NTS

9-12"

3 X
ROOTBALL WIDTH

6"

2-3" MULCH LAYER AS SPECIFIED

4" HIGH BERM, FIRMLY COMPACTED

3" DIA. CLEAR OF MULCH FROM TRUNK

FINISHED GRADE.

UNDISTURBED NATIVE SOIL

SCARIFY BOTTOM AND SIDES OF PLANTING PIT

SET ROOTBALL ON UNDISTURBED STABLE
SUBSOIL SO THAT TOP OF ROOTBALL IS 1"
ABOVE FINISHED GRADE.

PREPARED BACKFILL

PLANT TO BE INSTALLED CENTERED
AND PLUMB/LEVEL IN PLANTING PIT

FERTILIZER TABLETS (MAX 3" DEEP)

NOTES:
1. REFERENCE PLANTING SPECIFICATIONS/

SPECIAL PROVISIONS FOR ADDITIONAL
INFORMATION.

2. WHEN SHRUBS MASSED WITH
GROUNDCOVER BEDS, ENTIRE BED TO BE
AMENDED.

3. WHEN SHRUBS ARE USED IN MASSES,
PRUNE ALL SHRUBS TO ACHIEVE
UNIFORM MASS/HEIGHT

SECTION

BEST FACE OF SHRUB TO FACE
FRONT OF PLANTING BED

REFER TO PLANT SCHEDULE AND
PLANS FOR SPACING/LAYOUT

PLAN

4"

FRONT OF BED

1. THE TERM “LANDSCAPE ARCHITECT” USED HEREIN SHALL MEAN THE LANDSCAPE ARCHITECT WHO HAS SIGNED AND SEALED
THESE PLANS AND IS IN RESPONSIBLE CHARGE OF THE  LANDSCAPE ARCHITECTURE DESIGN. THE TERM “CONTRACTOR” USED
HEREIN SHALL MEAN ANY GENERAL CONTRACTOR OR SUBCONTRACTOR USING THESE PLANS. ANY AGENCY SIGNATURE OR
APPROVAL ON THESE PLANS DOES NOT CONSTITUTE APPROVAL OF ANY OF THESE NOTES.

2. THE LANDSCAPE ARCHITECT WILL NOT PROVIDE, OBSERVE, COMMENT ON NOR ENFORCE ANY SAFETY MEASURES OR
REGULATIONS. THE CONTRACTOR SHALL DESIGN, CONSTRUCT, AND MAINTAIN ALL SAFETY MEASURES AND SHALL BE SOLELY
RESPONSIBLE FOR SAME AND COMPLYING WITH ALL LOCAL, STATE AND FEDERAL SAFETY AND HEALTH STANDARDS, LAWS,
AND REGULATIONS. THE CONTRACTOR AGREES THAT SHE/HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR
JOBSITE CONDITIONS AND SAFETY OF ALL PERSONS AND PROPERTY DURING THE COURSE OF CONSTRUCTION OF THIS
PROJECT. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS.

3. THE LANDSCAPE ARCHITECT SHALL HAVE NO RESPONSIBILITY FOR ANY OF THE CONTRACTOR'S MEANS AND METHODS OF
CONSTRUCTION, TECHNIQUES, EQUIPMENT CHOICE AND USAGE, SEQUENCE, SCHEDULE, SAFETY PROGRAMS, OR SAFETY
PRACTICES, NOR SHALL THE LANDSCAPE ARCHITECT HAVE ANY AUTHORITY OR RESPONSIBILITY TO STOP OR DIRECT THE
WORK OF ANY CONTRACTOR.

4. THE CONTRACTOR SHALL DEFEND, INDEMNIFY, AND HOLD THE LANDSCAPE ARCHITECT AND OWNER, THEIR AGENTS AND
EMPLOYEES, HARMLESS FROM ANY AND ALL CLAIMS, DEMANDS, JUDGMENTS, LOSS, DAMAGES, COSTS, EXPENSES, FEES OR
LIABILITY WHATSOEVER, REAL OR ALLEGED, IN CONNECTION WITH, IN WHOLE OR IN PART, DIRECTLY OR INDIRECTLY, THE
PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR
THE LANDSCAPE ARCHITECT.

5. IF THERE ARE ANY QUESTIONS REGARDING THESE PLANS, THE CONTRACTOR SHALL REQUEST IN WRITING FROM THE
LANDSCAPE ARCHITECT AND THE OWNER, AN INTERPRETATION BEFORE DOING ANY RELATED OR IMPACTED WORK.

6. THE CONTRACTOR SHALL TAKE THE NECESSARY STEPS TO PROTECT THE PROPERTY FROM ANY EROSION AND SILTATION
THAT RESULT FROM CONTRACTOR OPERATIONS BY APPROPRIATE MEANS UNTIL SUCH TIME THAT THE PROJECT IS
COMPLETED AND ACCEPTED FOR MAINTENANCE BY WHOMEVER IS TO BE ULTIMATELY RESPONSIBLE FOR MAINTENANCE.

7. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES PRIOR TO STARTING WORK NEAR THEIR FACILITIES AND SHALL
COORDINATE WORK WITH UTILITY COMPANY REPRESENTATIVES.

8. THE EXISTENCE AND LOCATION OF UNDERGROUND UTILITIES OR STRUCTURES SHOWN ON THESE PLANS WERE OBTAINED
FROM A SEARCH OF READILY AVAILABLE RECORDS. NO REPRESENTATION IS MADE AS TO THE ACCURACY OR COMPLETENESS
OF SAID UTILITY INFORMATION. THE CONTRACTOR IS REQUIRED TO TAKE PRECAUTIONARY MEASURES TO PROTECT THE
UTILITY LINES SHOWN HEREON AND ANY OTHERS NOT OF RECORD OR NOT SHOWN ON THESE PLANS. ALL DAMAGES THERETO
CAUSED BY THE CONTRACTOR SHALL BE REPAIRED TO THE APPROPRIATE SPECIFICATIONS AND STANDARDS AT THE SOLE
EXPENSE OF THE CONTRACTOR.

9. THE LOCATION, ELEVATIONS, SIZE, TYPE AND CONDITION OF EXISTING IMPROVEMENTS ADJACENT TO THE PROPOSED WORK
INDICATED ON THESE PLANS SHALL BE CONFIRMED BY THE CONTRACTOR BY FIELD MEASUREMENTS AND OBSERVATIONS
PRIOR TO CONSTRUCTION OF NEW WORK. THE CONTRACTOR WILL IMMEDIATELY INFORM THE LANDSCAPE ARCHITECT IN
WRITING IF ANY DISCREPANCIES OR CONFLICTING INFORMATION IS FOUND.

10. THE CONTRACTOR SHALL MAKE EXPLORATORY EXCAVATIONS AND LOCATE EXISTING UNDERGROUND FACILITIES AS NEEDED,
SUFFICIENTLY AHEAD OF CONSTRUCTION TO PERMIT REVISIONS TO PLANS IF REVISIONS ARE NECESSARY DUE TO THE ACTUAL
LOCATION, SIZE, TYPE, OR CONDITION OF EXISTING FACILITIES DIFFERING FROM WHAT IS SHOWN ON THESE PLANS.

11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL OF ANY DAMAGE TO THE EXISTING IMPROVEMENTS AND
REPLACEMENT TO THE SATISFACTION OF THE OWNER.

12. SHOULD CONFLICTING INFORMATION BE FOUND ON THE PLANS THE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT
IN WRITING IMMEDIATELY BEFORE PROCEEDING WITH THE WORK IN QUESTION.

13. ANYTHING MENTIONED IN THE SPECIFICATIONS, IF ANY, AND NOT SHOWN ON THE DRAWINGS, OR SHOWN ON THE DRAWINGS
AND NOT MENTIONED IN THE SPECIFICATIONS, SHALL BE OF LIKE EFFECT AS IF SHOWN OR MENTIONED IN BOTH.

TYPICAL GROUNDCOVER PLANTINGC NTS

2-3" MULCH LAYER

4" HIGH BERM FIRMLY COMPACTED

FINISHED GRADE.

UNDISTURBED NATIVE SOIL

PREPARED PLANTING SOIL. AMEND
ENTIRE BED FOR GROUNDCOVER BEDS.

SECTION

SCARIFY BOTTOM AND SIDES OF
 PLANTING PIT

BEST FACE OF PLANT TO FACE
FRONT OF PLANTING BED

REFER TO PLANT SCHEDULE AND
PLANS FOR SPACING/LAYOUT

PLAN

NOTES:
1. REFERENCE PLANTING

SPECIFICATIONS/ SPECIAL PROVISIONS
FOR ADDITIONAL INFORMATION.

FRONT OF BED

4"

LANDSCAPE DETAILS

6"

NOTES:
1. REFERENCE PLANTING

SPECIFICATIONS/ SPECIAL
PROVISIONS FOR ADDITIONAL
INFORMATION.

2. TRIPLE STAKE ALL TREES.
3. LOCATE ALL STAKES OUTSIDE

OF ROOTBALL. DO NOT DRIVE
STAKES INTO ROOTBALL.
STAKE MUST BE DRIVEN MIN.
24" INTO NATIVE SOIL AT
BOTTOM OF PLANTING PIT.

4. REMOVE ANYTHING (IE.
BURLAP, WIRES, STRAPS, ETC.)
THAT COULD GIRDLE TREE OR
RESTRICT TREE GROWTH.

2 X ROOTBALL WIDTH

3" MULCH LAYER

4" HIGH BERM, FIRMLY COMPACTED

6" DIA. CLEAR OF MULCH AT TRUNK FLARE

FINISHED GRADE.

FERTILIZER TABLETS (MAX 3" DEEP)

SCARIFY BOTTOM AND SIDES OF PLANTING
PIT

SET ROOTBALL ON UNDISTURBED STABLE
SUBSOIL SO THAT TOP OF ROOTBALL IS 1"
ABOVE FINISHED GRADE
AND TO PREVENT SETTLING.

PREPARED BACKFILL

TYPICAL TREE PLANTING

TRUNK/ROOTBALL TO BE CENTERED AND
PLUMB/LEVEL IN PLANTING PIT

UNDISTURBED NATIVE SOIL

MINIMUM

PLAN

SECTION

24"

2" DIA. LODGEPOLE STAKES AND 6 RUBBER
TIES. TOP TREE TIES SHALL BE 6" ABOVE
BENDING MOMENT OF TREE. TIES SHOULD
PROVIDE FLEXIBILITY OF TRUNK BUT NOT
ALLOW RUBBING OF TRUNK AGAINST STAKE.
CUT STAKE OFF 6" ABOVE TIES.

6"

4"

4" PERFORATED PVC STANDPIPE WITH
GRATE CAP AT MULCH LEVEL, WRAPPED IN

FILTER FABRIC, EXTEND TO BOTTOM OF
PLANTER PIT

TREE TRUNK

RUBBER TREE TIES LOOPED  AROUND TREE
TRUNK AND STAKE

2" DIA. LODGEPILE STAKE
EACH TREE TIE SHALL BE NAILED TO STAKE
USING GALVANIZED NAILS

PREVAILING WIND

A NTS
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NORTH

IRRIGATION SCHEDULE

DRIP FLUSH VALVES SHALL BE
PLACED AT THE LOWEST
ELEVATION OF THE IRRIGATION
SYSTEM (TYP.)

DRIP AIR RELIEF VALVES SHALL
BE PLACED AT THE HIGHEST
ELEVATION OF THE IRRIGATION
SYSTEM (TYP.)

IRRIGATION PLAN

CONTRACTOR TO LOCATE
AND VERIFY EXISTING

CONTROLLER AND TIE IN
PROPOSED IRRIGATION

IMPROVEMENTS

CONTRACTOR TO TIE IN
PROPOSED BUBBLERS
INTO EXISTING BUBBLER
VALVE

CONTRACTOR TO TIE IN
PROPOSED DRIPLINE
INTO EXISTING VALVE

CONTRACTOR TO TIE IN
PROPOSED BUBBLERS
INTO EXISTING BUBBLER
VALVE

CONTRACTOR TO LOCATE AND
VERIFY EXISTING WEATHER

SENSOR AND TIE INTO
PROPOSED IRRIGATION

IMPROVEMENTS

M
AN

ZA
N

IT
A 

D
R

IV
E

 EXISTING BUILDING

NEW TYPE II TEMPORARY CHAIN
LINK TREE PROTECTIVE
FENCING, SEE CIVIL PLANS

LIMIT OF IRRIGATION
WORK (TYP.)

EXISTING TREE TO
REMAIN PROTECT IN
PLACE, SEE CVIL PLANS
FOR MORE INFORMATIN
(TYP.)

DISH WIRELESS
EQUIPMENT LOCATION,
SEE CIVIL PLANS

EXISTING WATER
EASEMENT, SEE CIVIL
PLANS (TYP.)

PROPERTY LINE (TYP.)

EXISTING PARKING LOT
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IRRIGATION NOTES
STATE OF CALIFORNIA ESTIMATED WATER USE

TOTAL WATER USE IS CALCULATED BY SUMMING THE AMOUNT OF WATER
ESTIMATED FOR EACH HYDROZONE.  WATER USE FOR EACH HYDROZONE

IS ESTIMATED WITH THE FOLLOWING FORMULA:

EWU (HYDROZONE) = ESTIMATED WATER USE (GAL / YEAR)
ETO = REFERENCE EVAPOTRANSPIRATION (INCHES / YEAR)

PF = PLANT ETO ADJUSTMENT FACTOR
HA = HYDROZONE AREA (S.F.)
.62 = CONVERSION FACTOR
IE = IRRIGATION EFFICIENCY

SLA = SPECIAL LANDSCAPE AREA (S.F.)

EWU (HYRDROZONE) = (ETO * PF * HA * .62) / (IE)

HYDROZONE A (DRIP)

ETO PF HA IE CONVERSION
FACTOR EWU GAL/YEAR

42.3 .2 403 .81 .62 2610

HYDROZONE B (LOW WATER BUBBLER)

ETO PF HA IE CONVERSION
FACTOR EWU GAL/YEAR

42.3 .2 192 .81 .62 1243

ESTIMATED TOTAL WATER USE (ETWU) 3853

MAWA (MAXIMUM APPLIED WATER ALLOWANCE)

ETO ET ADJUSTMENT FACTOR TOTAL HA CONVERSION
FACTOR MAWA

42.3 .45 595 .62 7022

ESTIMATED ANNUAL WATER USE (% OF MAWA) 55

IRRIGATION SCHEDULE

IRRIGATION SCHEDULES &
NOTES

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

MICHAEL P. MADSEN, LLA 5798

1. THE SYSTEM HAS BEEN DESIGNED TO PROVIDE 100% COVERAGE. ANY CHANGES MADE IN THE LAYOUT DUE TO
FIELD CONDITIONS SHALL BE IN ACCORDANCE WITH THESE STANDARDS. QUANTITIES IN SCHEDULE ARE
ESTIMATED. PLAN SHALL TAKE PRECEDENCE.

2. ALL IRRIGATION LINES AND VALVES ARE SHOWN DIAGRAMMATICALLY. ALL LINES AND VALVES TO BE INSTALLED IN
PLANTING AREAS WHERE POSSIBLE.

3. CONTRACTOR TO FIELD LOCATE ALL PROPOSED IRRIGATION WATER MAIN LINE LOCATIONS. CONTACT LANDSCAPE
ARCHITECT PRIOR TO START OF WORK IF DISCREPANCIES BETWEEN THIS PLAN AND EXISTING CONDITIONS ARE
FOUND.

4. LOCATE ALL VALVES INSIDE LANDSCAPE AREAS, ALLOWING ACCESS FOR MAINTENANCE PURPOSES, BUT HIDING
THEM FROM PUBLIC VIEW WHENEVER POSSIBLE.

5. ALL PRESSURE MAINLINES UNDER ASPHALT PAVEMENT SHALL BE PLACED WITHIN SLEEVES AS NOTED. WHERE
ELECTRIC VALVE CONTROL LINES PASS THROUGH A SLEEVE WITH OTHER MAIN OR LATERAL LINES THEY SHALL BE
CONTAINED WITHIN A SEPARATE, SMALLER CONDUIT.

6. CONTRACTOR SHALL PROVIDE "AS-BUILT" DRAWINGS OF THE FINAL INSTALLATION TO OWNER AT SUBSTANTIAL
COMPLETION BEFORE RECEIVING FINAL PAYMENT.

7. ALL SLEEVES UTILIZED BY THE IRRIGATION CONTRACTOR, WHETHER INSTALLED BY HIM OR NOT, SHALL BE
LOCATED ON THE "AS-BUILT" DRAWINGS. THE DEPTH BELOW FINISH GRADE,  TO THE NEAREST FOOT OF EACH END
OF EACH SLEEVE SHALL BE NOTED AT EACH SLEEVE LOCATION ON THE "AS-BUILT"  DRAWINGS. ALL SLEEVES
SHALL BE SIZED TWO PIPE SIZES GREATER THAN PIPE IT CARRIES.

8. ALL DRIP ZONES SHALL BE INSTALLED WITH A SELF-FLUSHING DISC FILTER, OR APPROVED EQUAL

9. IRRIGATION CONTRACTOR SHALL SECURE ANY AND ALL NECESSARY PERMITS FOR THE WORK PRIOR TO
COMMENCEMENT OF HIS OPERATIONS ON-SITE. COPIES OF THE PERMITS SHALL BE  SENT TO THE
OWNER/GENERAL CONTRACTOR. WORK IN THE  R.O.W. SHALL CONFORM TO THE STANDARDS AND
SPECIFICATIONS OF LOCAL AND/OR STATE HIGHWAY JURISDICTION.

10. VERIFY CONTROLLER AND RAIN SENSOR LOCATION AND MAINLINE POINT OF CONNECTION AT PROJECT SITE WITH
OWNER.

11. ELECTRIC SERVICE TO CONTROLLER SHALL BE PROVIDED BY THE GENERAL CONTRACTOR.

12. ALL 24 VAC WIRING SHALL BE OF DIRECT BURIAL COPPER WIRE AS FOLLOWS:
 CONTROL WIRES - #14
 COMMON WIRES - #12

13. INSTALLATION OF WORK SHALL BE COORDINATED WITH OTHER  CONTRACTORS IN SUCH A MANNER AS TO ALLOW
FOR A SPEEDY  AND ORDERLY COMPLETION OF ALL WORK ON THE SITE.

14. COORDINATE WITH PLANTING PLAN FOR PLANTER BED LOCATIONS AND TREE LOCATIONS.

15. CONTRACTOR SHALL COORDINATE WITH DEVELOPER FOR OPERATING PARAMETERS OF MASTER SYSTEM.  THIS
DESIGN REQUIRES 32 PSI TO OPERATE.  IF THE MASTER SYSTEM CANNOT PROVIDE THESE PARAMETERS,
CONTRACTOR SHALL MAKE ADJUSTMENTS TO THE DESIGN BY ADDING CONTROL VALVES, A BOOSTER PUMP,
PRESSURE REDUCING VALVE, OR OTHER EQUIPMENT, AS NECESSARY.  CONTRACTOR SHALL SUBMIT DESIGN
REVISIONS TO OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO SUBMITTING BID.

16.
17. A FINAL REPORT FOR THE TESTING AND ADJUSTING OF ALL NEW SYSTEMS SHALL BE COMPLETED PRIOR TO FINAL

APPROVAL BY THE FIELD INSPECTOR. THIS REPORT SHALL BE SIGNED BY THE INDIVIDUAL RESPONSIBLE FOR
PERFORMING THESES SERVICES.

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

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

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

THE IRRIGATION MAINTENANCE SCHEDULE TASKS LISTED BELOW ARE INTENDED A S MINIMUM STANDARDS

AND MORE FREQUENT ATTENTION MAY BE REQUIRED DEPENDING ON THE PARTICULAR SITE CONDITIONS.

MAINTENANCE SHALL BE DONE TO ENSURE WATER EFFICIENCY. REPAIR OF IRRIGATION EQUIPMENT SHALL BE

DONE WITH THE ORIGINALLY SPECIFIED MATERIALS OR APPROVED EQUIVALENTS.

FREQUENCY - QUARTERLY

TASK - CONTROLLER CABINET : OPEN CABINET AND CLEAN OUT DEBRIS AND REPLACE BATTERY AS
NECESSARY.CHECK WIRING AND REPAIR AS NEEDED AND CHECK CLOCK AND RESET IF NECESSARY.

FREQUENCY - MONTHLY

TASK - IRRIGATION SCHEDULE: ADJUST SCHEDULE FOR SEASONAL VARIATIONS AND OTHER CONDITIONS
WHICH MAY AFFECT THE AMOUNT OF WATER NEEDED TO MAINTAIN PLANT HEALTH. ADJUST AS NECESSARY.

FREQUENCY - QUARTERLY

TASK - POC: VISUALLY INSPECT COMPONENTS FOR LEAKS, PRESSURE SETTINGS, SETTLEMENT OR OTHER
DAMAGE AFFECTING THE OPERATION OF A COMPONENT. REPAIR AS NEEDED.

FREQUENCY - QUARTERLY

TASK - REMOTE CONTROL VALVES : ISOLATION VALVES AND QUICK COUPLER VALVES: VISUALLY INSPECT FOR
LEAKS, SETTLEMENTS, WIRE CONNECTIONS AND PRESSURE SETTINGS. REPAIR AS NEEDED.

FREQUENCY - QUARTERLY

TASK - MAINLINE AND LATERALS: VISUALLY INSPECT FOR LEAKS OR SETTLEMENTS OF TRENCH.

FREQUENCY - WEEKLY

TASK -  FILTERS AND STRAINERS - VISUALLY CHECK FOR ANY BROKEN MALIGNED OR CLOGGED HEADS, 
HEADS WITH INCORRECT ARC, INADEQUATE COVERAGE OR OVERSPRAY AND LOW HEAD DRAINAGE. REPAIR
AS NEEDED.

FREQUENCY - MONTHLY

TASK - FILTERS AND STRAINERS: VISUALLY CHECK FOR LEAKS, BROKEN FITTINGS. CLEAN AND FLUSH
SCREENS.

IRRIGATION MAINTENANCE SCHEDULE:
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PVC MAINLINE.

DRIPLINE SPACING AS
NOTED.

AIR/VACUUM RELIEF VALVE
PLUMBED TO TECLINE AT EACH
HIGH POINT.

CENTER FEED EXAMPLEEND FEED EXAMPLE

LINE FLUSHING VALVE
PLUMBED TO PVC OR POLY
LINE AT LOW END, AS NOTED.

TYPICAL TECHLINE TUBING
LATERALS WITH EMITTER
SPACING AS NOTED.  TIE DOWN
STAKE AT ALL TEES, ELLS, AND
AT 5' O.C. AT CLAY, 4' O.C. AT
LOAM, OR 3' O.C. AT SAND.

DRIP VALVE / FILTER /
REGULATOR.

1
2" POLYETHYLENE OR PVC

HEADER.

TYPICAL OFFSET 2"
FROM
HARDSCAPE, 4"
FROM PLANTED
AREA.

TYPICAL START CONNECTION
SXSXT TEE W/ TECHLINE MALE
ADAPTER.

TYPICAL LATERAL
PIPE FROM VALVE
ASSEMBLY, SIZE PER
PLANS.

BLANK TECHLINE TUBING
CENTERED ON MOUND OR
BERM.

SLOPED CONDITION NOTES:TYPICAL OFFSET 2"
FROM HARDSCAPE, 4"
FROM PLANTED
AREA.

WATER SOURCE: DRIP
VALVE OR LATERAL FROM
VALVE.

TYPICAL SUPPLY HEADER.

IN-LINE SPRING CHECK
VALVE FOR LOW HEAD
DRAINAGE.

TYPICAL TECHLINE
DRIPPER LINE TUBING.

TYPICAL PVC OR POLY
SUPPLY OR EXHAUST
HEADER.

LINE FLUSING VALVE
PLUMBED TO PVC OR
POLY.

AIR/VACUUM RELIEF
VALVE, INSTALL AT HIGH
POINT OF SYSTEM.

LAYOUT
ISLAND

DOWN SLOPE - 1
MEDIAN ISLAND,

DOWN SLOPE - 2
MEDIAN ISLAND,

TRIANGULAR
IRREGULAR AREAS:

ODD CURVES
IRREGULAR AREAS:

TOTAL LENGTH OF TECHLINE TUBING IN THIS
AREA CAN NOT EXCEED THE MAX. LENGTH OF
RUN.

TYPICAL START CONNECTION ON
EXHAUST HEADER.

TYPICAL START CONNECTION ON SUPPLY
HEADER.

SEE SUB-HEADER
DETAIL.

TYPICAL TECHLINE START
CONNECTION.

PARKING ISLAND TYPICAL LAYOUT

       DRIPPER SPACING   12" 18"    24"

       DRIPPER FLOW 0.4    0.6      0.9        0.4 0.6    0.9       0.6        0.9
       RATE (GPH)

15   292     233       175 410    322      247       405 308

25   397     321       238 558    438      335       553 423

35   486     365       279 656    514      394       649 497

45   520     407       311 732    574     439        725 555

TECHLINE MAXIMUM LENGTH OF SINGLE LATERAL (FEET)

0.4 GPH DRIPPER            0.6 GPH DRIPPER          0.9 GPH DRIPPER

GPH              GPM             GPH            GPM            GPH              GPM
DRIPPER
SPACING

TECHLINE FLOW PER 100 FEET

EXAMPLES LEGEND

IN
LE

T 
P

R
E

S
S

U
R

E
(P

S
I)

SL
O

PE
 3

%
+

SL
O

PE
 3

%
+

12"              40.00              0.67              61.00           1.02 92.00             1.53

18"               26.67            0.44              41.00           0.68 61.00             1.02

24"                N/A             N/A              31.00            0.51 46.00             0.77

DRIP FLUSH VALVE4
DRIP AIR RELIEF VALVE IN BOX5

IRRIGATION DETAILS

POPUP BUBBLER AT PLANT PIT

3

1 2 TYPICAL NETAFIM TECHLINE REQUIREMENTS

TRENCHING DETAIL
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GENERAL SPECIFICATIONS

Part 1.00 General

1.01 SCOPE OF WORK
A. This Section shall govern the furnishing of all labor, materials and

equipment for a complete operating system for irrigation as specified
herein and shown on the applicable drawings.

1.02 SUBMITTALS
A. Material List:  Submit list of all materials for irrigation system.
B. Maintenance Items:  Provide the following:

1. Two sets of sprinkler wrenches for adjusting, cleaning or
disassembling each type of sprinkler.

2. Two service manuals for all equipment installed.  Manuals shall be
loose leaf and show drawings or exploded views of equipment and
catalog numbers and current prices.

3. Operating instructions for all equipment installed.
4. One set of quick coupling keys to operate the quick coupling valves.

C. Project Record Documents:  Correct daily to indicate changes from
Contract Documents.
1. Horizontally at 90 degree angles, dimension the location of the

following items from two permanent points of reference; i.e. curb
junctures, light standards, building corners, survey hub points, or
coordinates with a tolerance of 12 inch maximum.
a. Sprinkler main lines routing.
b. Connections to the existing water supply lines.
c. Sprinkler control valves.
d. Gate valves.
e. Electrical control wire path diagrammatically.

2. Vertical dimensions shall be given for mains when site conditions
require installation deeper than 24 inches.

1.03 PRODUCT HANDLING
A. Exercise care in handling, loading, unloading and storing irrigation system

materials to avoid damage.  Store under cover.

1.04 PRODUCT CONDITIONS
A. The Contractor shall make all temporary repairs as necessary to keep the

irrigation system in operating condition.  This exercise shall not affect the
requirements to be performed under the Contract Documents.

B. Coordinate work with that of other trades, all underground improvements,
the location and planting of specimen trees and all other planting.
Location of all planting requiring excavations 24 inch in diameter and
larger shall be verified with Owner prior to installation of main lines.

1.05 INSPECTION
A. Verify dimensions and grades at job site.

Part 2.00 Products

2.01 MATERIALS
A. Plastic pipe:  Extruded from 100% Virgin Polyvinyl Chloride (PVC).

1. Plastic pipe installed on pressure side of valves:  (PVC)  ASTM D1785,
Schedule 40.

2. Plastic pipe installed on non-pressure side of valves:  (PVC) ASTM
D2241 Class 160.

B. Plastic fittings:  (PVC) ASTM D1785, Type 2, IPS, Schedule 40, NSF.
C. Solvent & Cleaner:  As recommended by pipe manufacturer.
D. Automatic Controller:  Refer to Drawings.
E. Sprinkler Heads:  Refer to Drawings.
F. Wire:  Copper, UL approved direct burial wire.  Minimum of 14 gauge or

as specified on the drawings.
G. Remote Control Valve Boxes:  Brooks #3 or Ametek VP-10.  Box lids shall

be marked 'R.C.V.'.
1. Valve boxes for gate valves 3" and smaller:  Ametek.
2. Gate valve boxes shall be marked 'Irrigation' or 'Water'.

H. Conduit for Control Wires (if shown on drawings):  (PVC) ASTM D1785,
Schedule 40 in locations as indicated.

I. Miscellaneous Materials: As hereinafter specified and as necessary to
complete this work and as shown on Drawings.

Part 3.00 Execution

3.01 EXCAVATION AND BACKFILLING
A. Trenching - General:

1. Dig trenches straight.
2. Provide continuous support of the pipe by the bottom of trench.  Lay

pipe to even grade.  Bottom of trench shall be free from rocks or other
sharp edge objects.

3. Trenching shall follow layout indicated.
4. Minimum cover:  Pressure Lines:  24 inches.

Non-Pressure Lines:  12 inches.
5. All lines shall have a 6" minimum clearance from each other and from

lines of other crafts.  Do not install lines directly over another line.
6. Maintain 1' minimum between lines which cross at angles of 45

degrees to 50 degrees.
7. Exercise care in excavating, trenching and working near existing

utilities.
B. Backfilling:

1. Compact to dry density equal to adjacent undisturbed soils.
2. Conform to adjacent grades without dips, sunken areas, humps or

other irregularities.
3. Initial backfill on plastic lines shall be pulverized native soil no larger

than 2" in diameter and free of foreign matter.
4. Restore grades and repair damage where settling occurs.

C. Routing of Piping:
1. Pressure and non-pressure piping lines are routed diagrammatically on

Drawings.
2. Coordinate specimen trees and shrubs with routing of lines.  Planting

shall take precedence over sprinkler and piping location.  Report any
major deviation from routing indicated to landscape architect or owner
prior to line installation.

3. Install lines in such manner as to conform with drawings without
offsetting the various assemblies from the pressure supply line.

3.02 INSTALLATION
A. Water Supply:  Refer to drawings.
B. Quick coupling valves:  Installed at intervals so that not more than 150

feet of hose will be required to reach any plant or tree (if a pressurized
main system is being used).

C. Assemblies:
1. No multiple assemblies shall be installed on pressure lines.
2. Provide each assembly with its own outlet.

D. Cathodic Protection:  Provide in the piping systems where required by
installing insulating couplings, flanges or unions between copper or brass
pipe or tubing and steel or cast iron pipe.

E. Plastic Pipe:  Install plastic pipe in accord with manufacturer's
recommendations.  Install sprinkler head on plastic pipe as indicated.
1. All welded joints shall be cleaned with manufacturer's cleaner prior to

applying solvent.
a. Welded joints shall be given at least 15 minutes set-up curing time

before moving or handling.
b. Pipe shall be partially center loaded to prevent arching and shifting

under pressure.
c. No water shall be permitted in pipe until a period of at least four

hours has elapsed for solvent weld setting or curing or as required
by solvent manufacturer.

2. Backfilling shall be done when pipe is not in expanded condition due to
heat.
Cooling of pipe can be accomplished by operating the system for a
short time before backfill, or by backfilling in the early part of the
morning before the heat of the day.

3. Curing:  When the temperature is above 80 F. soluble weld joints shall
be given at least 24 hours curing time before water is introduced under
pressure.

F. Automatic Controller:
1. Contractor shall be responsible for making control wire and electric

power connections to the automatic controller.
G. Remote Control Valves:

1. Install at sufficient depth to provide not more than 6" nor less than 4"
cover from the top of the valve to finish grade.

2. Install valves in a plumb position with 24" minimum clearance from
other equipment for proper maintenance.

3. All valves shall be installed in appropriate sized valve boxes with
cover.

H. Wire Connections:  All underground wire connections to electric remote
control valves shall be made by using waterproof wire connectors as
manufactured by King Technology Inc.

I. Gate Valves:
1. Line size and install where indicated and sufficient clearance from

other materials for proper maintenance.
2. Equip valves, sizes 3' and smaller, with standard operating wheel for

operation.  Valve bonnet packing shall be checked and tightened
before backfill.  All valves shall be 150 psi rated.

3. All valves shall be installed in appropriate sized valve boxes with
cover.

J. Drip Irrigation:
1. Provide drip irrigation in all sidewalk planters, parking field islands, and

other non-turf locations as a means to mitigate water and energy
usage for environmental purposes.

2. Drip Irrigation must be:
a. Self-flushing
b. Pressure Compensating
c. Root Deterrent
d. Equipped with appropriate filtration device
e. Stapled down to prevent movement according to the

manufacturer's guide.
K. Thrust Blocks:  Install thrust blocks on all main irrigation lines 4' or larger

at all changes of direction, as detailed in manufacturer's recommendations
on pipe installation or as shown on the drawings.

L. Flushing of System:
1. Flush main and lateral systems to clean out all debris and sediment

prior to installation of heads.
2. This does not relieve requirements of future adjustments of system or

reflushing system.

3.03 ELECTRICAL
A. Be responsible for making wire connections from remote control valves to

controllers.  All wiring shall be in accord with applicable codes.
3.04 PRESSSURE TEST

A. Test all pressure lines under hydrostatic pressure of 100 lbs. per square
inch, 150 lbs. per square inch for mainline, and all non-pressure lines shall
be tested under the existing static pressure and both be proven watertight.

B. Pressure shall be sustained in the lines for not less than four hours.  If
leaks develop, the joints shall be replaced and the test repeated until the
entire system is proven watertight.

C. Perform tests prior to backfill.

3.05 ADJUST AND CLEAN
A. Installations and Operations:  Make such adjustments and repairs as

requested as necessary for acceptance at no additional cost to the owner.

3.06 COMPLETE AND ACCEPTANCE
A. Completion of work shall mean the full and exact compliance and

conformity with provisions expressed or implied in the drawings and
specifications.

B. All work under this contract shall not be finally accepted until expiration of
the guarantee period.

C. The irrigation contractor shall demonstrate and fully acquaint the owner
and/or owner's representative with the entire system, proving that all
remote control valves are properly balanced, that all heads are properly
adjusted for radius and arc of coverage, and that the system is workable,
clean and efficient, and that the controller has been programmed and is
operational.  This shall be a requirement for acceptance of the work.

D. Contractor shall upon receipt for final payment, give owner a set on CD of
as-built irrigation system with all valves, tees and heads indicated as
installed.

3.07 GUARANTEE AND REPLACEMENT
A. The irrigation contractor shall furnish warranties in writing certifying that

the quality and workmanship of all materials and installation furnished is in
accordance with these specifications and in accordance with original
manufacturer's warranties.  Irrigation contractor shall further see to the
fulfillment of all manufacturer's warranties.  Irrigation contractor shall
warrant the installation workmanship for a period of one (1) year from date
of completion or acceptance of the job, or any accepted portion of the job.

B. Should the irrigation contractor be notified that work or replacements are
warranteed under these conditions, he shall provide the required service
and/or replacements promptly within three (3) days.

END OF SECTION

SECTION 02800
LANDSCAPE

Part 1.00 General

1.01 SCOPE OF WORK
A. This section covers furnishing and installing all landscape plants and

nonplant materials covered by the drawings and these specifications.  The
work shall include materials, labor, equipment and services as described
herein and indicated on the drawings.  Also, the work shall include the
maintenance of all plants and planting areas until acceptance by the
Owner, and the fulfillment of all guarantee provisions as herein specified.

1.02 PLANTING LAYOUT
A. Before beginning work, the contractor shall investigate and verify, in the

field, the existence and location of all underground utilities and irrigation
piping, and take precautions to prevent their disturbance.  It shall be the
responsibility of the contractor to obtain all such information as it is made
available.  Plans and specifications of related work may be obtained from
the owner.

B. The contractor shall locate all general reference points, take precautions
to prevent their disturbance, perform the layout work, be responsible for all
lines, elevations and measurements of work executed under the contract,
exercise proper precaution to verify figures on drawings before laying out
work and  be responsible for any error resulting from failure to exercise
such precaution.  The contractor shall make field measurements for his
own work and be responsible for its accuracy.

C. Discrepancies between conditions existing on the site and conditions
indicated on the drawings shall be called to the attention of the owner
before or at the time plant locations are staked out.

D. In the event of a variation between the plant list and the actual number of
plants shown on the plans, the plans shall control.

1.03 HORTICULTURAL STANDARDS
A. Unless otherwise noted, plant material, including collected materials, shall

be grade No. 1 or better as outlined under Grades and Standards for
Nursery Plants, and shall also conform to American Standard for Nursery
Stock, ANSI (American National Standards Institute, Inc.) Z60.1-1996 as
approved by the American Association of Nurserymen.

B. All plant names shall conform to the names given in Standardized Plant
Names, 1942 Edition, prepared by the American Joint Committee on
Horticultural Nomenclature.  Names of varieties not included therein shall
conform generally with names accepted in the nursery trade.  All plant
materials shall be true to botanical, common and variety names.  Botanical
name shall have precedence over common name.

C. The landscape architect shall have the right, at any stage of the
operations, to reject any and all work and materials which, in his opinion,
do not meet with the requirements of these specifications.  Such rejected
material shall be removed from the site and acceptable material
substituted in its place.

1.04 CERTIFICATES OF INSPECTION
A. All plant material shall be inspected by the Department of Agriculture, as

required by state law.  Plants of a grade less than that specified in the
article titled HORTICULTURE STANDARDS will not be accepted.

Part 2.00 Non-Plant Materials

2.01 SOIL BACKFILL
A. Soil for backfilling planting areas and plant pits shall be the existing

surface soil, free from subsoil, objectionable weeds, litter, sods, stiff clay,
stones, stumps, roots, trash, toxic substances, mortar, cement or any
other material which may be harmful to plant growth or hinder planting
operations.  Poorly drained soil shall not be used.

B. After rough grading and prior to top soil installation, the contractor shall
obtain current agronomic soils report, send to the Landscape Architect for
review and include soil amendment recommendations on these plans.

C. Soil amendments shall be added to the soil in the amount and manner

prescribed by soil analysis to obtain a pH of 5.5 to 6.5.  Results from soil
analysis and a list of the prescribed amendments shall be presented to the
owner and verified by the landscape architect prior to being incorporated
into the soil.

D. If additional soil is required; it shall be furnished by the contractor and
shall be a natural, friable soil representative of productive, well-drained
soils in the vicinity.  It shall be obtained from well drained areas which
have never been stripped before + and shall be free of admixture of
subsoil and foreign matter, stones, toxic substances and any material or
substance that may be harmful to plant growth .

E. The contractor shall provide the following information on imported topsoil:
1. Specific location from which topsoil will be (or was) stripped.
2. Present owner of that property.
3. Approximate amount of topsoil available.
4. Test results showing topsoil composition and analysis.

F. Soil test shall be performed by a qualified soils laboratory, in accordance
with "Methods of Soils Analysis - Agronomy '9' as published by the
American Society of Agronomy and shall be performed at the Contractor's
expenses.

G. Planting soil backfill for raised architectural planters, if applicable, shall
consist of 40% potting soil, 40% coarse washed builders sand and 20%
horticultural perlite.

H. Areas designated to be planted with flowering annuals, if applicable, shall
be excavated to a depth of 87 and backfilled with a mixture consisting of
40% peat, 40% D.O.T. (coarse) sand, 10% pine bark (decomposed) and
10% cypress chips.

I. Planting soil backfill for tree wells, if applicable, shall be 2/3 approved
topsoil and 1/3 coarse washed builder's sand.

2.02 FERTILIZER
A. Commercial fertilizer shall be 14-14-14 formulation of Osmocote brand,

3-4 month release of which 60% of the nitrogen is in urea-formaldehyde
form and shall conform to the applicable state fertilizer laws.  Fertilizer
shall be uniform in composition, dry and free flowing.

2.03 PRE-EMERGENCE WEED CONTROL
A. Weed control shall be Ronstar 2G as manufactured by Rhodia, Inc.,

Monmouth Junction, New Jersey 08852 or Princap (Simazine) as
manufactured by Gelgy Agricultural Chemicals, Ardsley, New York 10502,
or an approved equal.

2.04 WATER
A. Water will be available for use on site during the landscape installation at

no cost to the contractor.  Care shall be exercised to assure that water is
kept free of harmful chemicals, acids, alkalis, or any substance, which
might be harmful to plant growth.

2.05 ANTIDESICCANT
A. Antidesiccant shall be an emulsion type; film-forming agent designed to

permit transpiration, but retard excessive loss of moisture from plants,
such as Dowax by Dow Chemical Co., or Wilt-Pruf by Nursery Specialty
Products, Inc., or an acceptable equal.  The antidesiccant shall be
delivered in the manufacturer's fully identified containers and shall be
mixed in accordance with manufacturer's instructions.

2.06 BORICIDE
A. Boricide shall be Lindane as manufactured by Platt, or an approved equal.

2.07 MULCH
A. Wood Bark Mulch shall be premium organic, natural, non-stained 3" or

less in length and be clean/free of leaves, rubbish and debris.

2.08 GUYING AND STAKING MATERIAL
A. Stakes for supporting trees shall be as detailed on the drawings.  Wire for

fastening trees to duckbill and turnbuckle shall be galvanized aircraft
grade guying cable as specified in the detail.  Wires in contact with trees
shall be encased in two-ply reinforced garden hose.  Material for wrapping
tree trunks shall be burlap, heavy crepe paper, or other acceptable
material in strips 6 to 10 inches wide.

2.09 DRAINAGE GRAVEL
A. Where indicated on the drawings, or where soil conditions deem it

necessary, the contractor shall install gravel subdrains beneath trees
and/or planting areas to aid in soil drainage and percolation.  The subdrain
shall be constructed as detailed on the drawings, or as directed by the
landscape architect.  Drainage gravel shall consist of washed, clean
gravel 3/4 inch to 2 inches in size.

2.10 SOIL SEPARATION MATS
A. Soil separation mats, if indicated on the drawings, shall be Bidim (gray

felt) as manufactured by Monsanto Co., 800 North Lindbergh Road, St.
Louis, MO 63166 or approved equal.  Mats shall be installed as indicated
on the drawings, and edges overlapped a minimum of 4 inches.  Care
shall be taken to prevent tearing or excessive crushing during the
installation process.

Part 3.00 Plant Material

3.01 QUALITY OF PLANT MATERIAL
A. During inspection, as set forth hereinafter, all plant material will be judged,

and rejections shall be based upon these standards.  All plants shall
comply with federal and state law requiring inspection for plant diseases
and infestations.  Inspection certificates required by law shall be made
available to the owner or owner's representative at his/her request.

B. In determining the quality of plant material, the following elements will be
valued:
1. Root condition.
2. Plant size (above ground).
3. Insect and disease free condition.
4. General appearance (color, shape, pruning).
A deficiency in one or more of these areas will be sufficient reason to
reject selectively or by lot.

C. The landscape architect shall have the right, at any stage of the
operations, to reject any and all work and materials which, in his opinion,
do not meet with the requirements of these specifications.  Such rejected
material shall be removed from the site and acceptable material
substituted in its place.

3.02 SIZE AND MEASUREMENTS
A. Plants shall be measured when branches are in their normal position.

Heights and spread dimensions specified refer to the main body of the
plant and not to extreme branch tip to tip.  The measurements specified
are the minimum size acceptable and where pruning is required, these are
measurements after pruning.  When sizes are indicated as a range, the
plant shall have the proper proportion as outlined in Department of
Agriculture, Grades and Standards for Nursery Plants Part 1 and 11.
Caliper of trees shall be taken 36 inches above the ground level and shall
be the determining measurement for trees.

B. Plants, which have been headed back to conform to the size specified, will
not be acceptable.  Plants larger than specified may be used if approved
by the owner; however, the use of such plants shall not increase the
contract price.

3.03 LABEL
A. Plant materials shall have durable, legible labels stating, in weather

resistant ink, the correct botanical and common names and size as
indicated in the Plant List.  Each plant, or sufficient representative
samples of each delivered shipment, shall have labels securely attached
in a fashion that will not interfere with normal plant growth.  Plant materials
which have (or will have) a seasonal bloom shall be tagged with labels
indicating the specific variety of that species' botanical and common
name.

3.04 COLLECTED PLANTS
A. All plant material shall be nursery grown.  Collected plants shall have been

grown under climatic conditions similar to those in the locality of the
project.  All collected plants shall meet the requirements as specified and
shall meet all specified grades and standards, unless otherwise qualified
in the Plant List or these specifications.  Root balls shall be increased in
size one third greater than nursery grown plants.

3.05 CONTAINERIZED PLANTS
A. All container grown plants shall be well rooted and established in the

container in which they are delivered to the site.  The plants shall have
been in that container sufficiently long for the fibrous roots to hold the soil
together when the plant is removed from the container.  Container grown

plants found to be root-bound during planting will not be acceptable.
Containerized trees have a tendency to dry out quickly.  The contractor
shall be responsible for hand watering the trees at time of delivery through
the time of final acceptance at a rate consistent with the nursery watering
schedule to assure that the tree does not go into shock.

3.06 SPECIMEN PLANTS
A. After receiving the Notice to Proceed, the contractor shall locate all plants

specified as specimen.  The contractor shall notify the owner so they may
agree on a time to mutually inspect the selected plants.  The owner will
inspect and tag those plants, which are acceptable for use.  Expenses
incurred by the owner for any subsequent inspection of specimen plants,
at any time, in addition to the mutually agreed time shall be the
responsibility of the contractor.

3.07 SUBSTITUTIONS
A. The use of materials differing in kind, quality or size from those specified

will be allowed only after the owner is convinced that all means of
obtaining the specified materials have been exhausted.

B. Where it is indicated that the contractor may furnish or use a substitute
that is equal to the material or equipment specified and if the contractor is
to furnish or use a proposed substitute, he shall, after the award of the
contract, make written application to the owner for acceptance of such a
substitute.  The substituted product or method shall be equal or superior in
all respects to the specified product or method, shall perform adequately
the duties imposed by the general design, shall be compatible with all
other elements of the job, and shall be sufficient to complete the job.  The
substitution shall not add cost to the contract.  Should it be necessary to
accept a substitute of a quality less than specified, the unit price shall be
used to adjust the contract price downward accordingly.  No substitution
shall be ordered or installed without the written permission of the owner
and governing municipality.

Part 4.00 Delivery, Storage and Handling

4.01 PLANT MATERIAL
A. The contractor shall exercise care in handling, loading and unloading,

storage and transporting all plant material and allied materials to prevent
damage.  The contractor shall assume full responsibility for protection and
safekeeping of products stored on the job.

B. The contractor shall dig and prepare plant material for shipment in a
manner that will not damage roots, branches, shape and future
development after planting.

C. Trees indicated on the plans where size, soil conditions and distance of
transport to the site would warrant, shall be wireballed.  Bottom wired
baskets manufactured specifically for use in tree handling may be used.

D. The contractor shall handle all plants so that roots and branches are
protected at all times from drying out, heating and from other injury.  All
plants shall be handled by the ball or container.

E. Before moving plants from the nursery or storage area to the site; they
shall be thoroughly sprayed with a solution of antidesiccant.  Antidesiccant
shall be applied to all collected pines, oaks and myrtles.  Two weeks after
planting or as specified by the product manufacturer; the material shall be
sprayed again with the antidesiccant.  The antidesiccant shall be applied
using power spray to provide an adequate film over trunks, branches,
stems, twigs and foliage.

F. When transporting plants to and at the site, the contractor shall make
provisions to protect plants from wind damage by avoiding high-speed
highways, transporting in enclosed or partially enclosed vehicles, or
covering the plants with burlap or other suitable material.  Plants severely
damaged by wind will be rejected.

G. Any plant with signs of insects, their eggs or larvae or disease will be
rejected and shall be removed from the project site.

H. Only the nursery stock intended for planting on a particular day shall be
delivered and stored on the site during the day unless otherwise
acceptable to the owner.  All plants shall be stored in one location as
designated by the owner, protected from wind and kept moist.  The roots
of all plants that cannot be planted immediately in soil shall be covered
with mulch and other suitable material.  No plants shall be taken from the
temporary storage area for planting on the project until after the tree pits
or holes for the plants in the section to be planted have been properly
excavated and prepared ready to receive the trees and shrubs.

I. Trees moved by winch or crane shall be thoroughly protected from chain
marks, girdling or other bark slippage by means of burlap, wood battens
or other acceptable method.

4.02 NONPLANT MATERIAL

A. Fertilizer shall be delivered to the site in original, unopened containers
bearing manufacturer's guaranteed chemical analysis, name, trade name,
trademark and conformance to state law.  In lieu of containers and
provided that it is to be applied at the time of delivery, fertilizer may be
furnished in bulk and a certificate indicating the above information shall
accompany each delivery.

B. Pesticide and herbicide materials shall be delivered to the site in the
original, unopened containers.  Containers that do not have a legible label
that identifies the Environmental Protection Agency registration number
and the manufacturer's registered uses will be rejected.

C. Storage of materials shall be in the area designated for use by the owner.
All materials shall be kept in dry storage and away from contaminants.

Part 5.00 Installation

5.01 PREPARATION BEFORE PLANTING
A. The contractor shall verify that all final grades have been established prior

to beginning planting operations. All unsatisfactory grading shall be
reported to the owner, and the contractor shall not proceed with this work
until the unsatisfactory conditions have been corrected. When conditions
detrimental to plant growth are encountered, such as rubble, fill or adverse
drainage conditions, the contractor shall notify the owner for directions.

B. Should undesirable existing vegetation be present on the site at the time
of installation, the contractor shall prepare the site for planting by use of
chemicals, when used as recommended by the manufacturer, and/or
mechanical means acceptable to the owner. Care shall be exercised to
avoid any misuse of chemicals, which would create detrimental residual
conditions. Care must also be used not to alter final grades, which have
been established or cause damage to previously established turf areas.

5.02 SITE PREPARATION
A. If so called for by the owner, all plant locations and the areas of all

planting beds shall be staked out on the ground, for acceptance by the
owner, before planting operations begin.  The contractor shall stake the
location of the center of each tree and paint the outline of each shrub and
groundcover bed. The stakes shall be oriented in a vertical manner so that
they can be viewed and read from one direction. The contractor shall give
the owner notice 24 hours prior to the completion staking described
herein.

B. The contractor shall verify the location of underground utilities, and
irrigation heads and valves, and provide markers or other suitable
protection, where necessary, to prevent damage.

5.03 EXCAVATION OF PLANTING AREAS
A. No tree or shrub pit shall be dug or prepared until their location is

acceptable to the owner. Reasonable care shall be exercised to have pits
dug and soil prepared prior to moving plants to respective locations for
planting to ensure that they will not be unnecessarily exposed to drying
elements or to physical damage.

B. Circular pits with vertical sides shall be excavated for all plants. The depth
of all plant pits shall be enough to accommodate the ball or roots and the
prepared soil in the bottom of the pit. Diameter of pits for trees shall be at
least 1 foot greater than the diameter of the ball.

C. Plant beds and pits shall be tested for proper drainage by filling with water
twice succession. Conditions permitting the retention of more than 6
inches of water in 1 hour shall be brought to the attention of the owner. A
written proposal and cost estimate for correction of such conditions shall
be submitted to the owner for acceptance, before proceeding with the
work.

D. All tree pits curbed planting islands, tree wells, or in areas, in which the
soil has been compacted to an undesirable density, shall be excavated to
a depth at least two feet greater than the measured depth and diameter of
the ball. The minimum depth and diameter of excavation shall be four feet.
Soil backfill in areas of densely compacted soil must meet specification
201-C unsuitable soil to an approved location.

E. In shrub and groundcover beds where soils have been compacted to a
density, which is detrimental to plant growth, the contractor shall loosen
soils to a depth of 18" minimum to allow root penetration beyond the

planting pit.
F. If acceptable for use, existing topsoil in shrub and groundcover beds shall

be treated with the specified soil amendments, at rates determined by soil
tests. Amendments shall be incorporated into the soil to a depth of 12
inches. Where soil is not acceptable as determined by soil tests, the soil in
the entire area shall be removed to a depth of 8 inches and replaced with
the specified planting soil.

5.04 PLANTING
A. All plants, except as otherwise specified, shall be centered in their pits,

faced for best effect and set plumb for backfilling.
B. All synthetic strings, straps, and wire cages shall be removed from the top

of third of the root ball. Synthetic burlap shall be removed completely.
C. Plants shall be removed from cans by cutting two sides of a container with

an acceptable can cutter. Sides shall not be cut with a spade. Sides of
knockout cans shall not be cut. Plastic containers with slanted sides shall
not require cutting. Plants shall be removed from the container carefully,
without injury or damage to the plant and root system.

D. Bottom of plant boxes shall be removed before planting. Sides of the box
shall be removed, without damage to the root ball, after positioning the
plant and partially backfilling around it. The contractor shall hand
water-containerized trees from the time of delivery until the time of the
final acceptance at a rate consistent with the nursery conditions from
which the trees were obtained. Trees, which go into shock due to
insufficient water, may be rejected.

E. Plants shall be set in the center of the pits and shall be plumb and straight
and at such a level that after settlement the root crown will be level with
the surrounding grade.

F. Plant holes shall be backfilled with the specified planting mixture placed in
layers around the roots or ball. Each layer shall be carefully tamped in
place in manner to avoid injury to the roots or ball or disturbing the
position of the plant. When approximately two thirds of the plant hole has
been backfilled, the hole shall be filled with water and the soil allowed to
settle around the roots. Balled and burlapped  plants shall have the burlap
cut away or folded back from the top of the ball before applying water.
After the water has been absorbed, the plant hole shall be filled and
tamped lightly to grade. Any subsequent settlement shall be brought to
grade.

G. Immediately after each tree pit is backfilled, a shallow basin slightly larger
than the pit shall be formed with a ridge of topsoil to facilitate watering.
This soil saucer shall be formed in a circle and tamped around each tree
so that the saucer will retain water. Where curbing occurs around plant
pits, the saucer shall be omitted.

H. The contractor shall include adding a water retentive additive Terra-Sorb
AG for all shrubs, groundcovers, annuals and trees at the manufacturers
suggested rates.
DFPA Plyform, Exterior B-B, edge sealed.
1. Plastic Fiber:

Special forms of molded fiber, if required.
2. Cardboard:

Beam void forms "VOIDCO" or equal, as required under pier supported
grade beams.

3. Metal:
Commercial standard, or as noted on drawings.

5.05 FERTILIZING
A. Each tree and shrub shall be fertilized by placing the manufacturer's

recommended amount around the base of the ball before backfilling.

5.06 STAKING, GUYING AND WRAPPING
A. Staking or guying and wrapping of trees shall be done immediately after

they are planted.  Each plant shall stand plumb after staking or guying has
been completed.  It shall be the Contractor's responsibility to ensure that
all trees are plumb and secure after planting.  Staking of trees of a 10 foot
height or less shall be at the discretion of the Owner.  All other trees shall
be staked.

5.07 MULCHING
A. Immediately after planting operations are completed, all tree and shrub

saucers, and shrub and groundcover beds shall be covered with a 3 inch
layer of wood bark mulch.  3 Inch depth shall be provided throughout all
landscape beds as indicated on the drawings. Limits of the mulch shall be
as indicated on the drawings.

5.08 PRUNING
A. Each tree and shrub shall be pruned in accordance with standard

horticultural practice to preserve the natural character of the plant and in
the manner fitting its use in the landscape design.  Pruning shall be done
with clean, sharp tools and as indicated on the drawings.

B. Approximately one third of the growth of large deciduous trees (those with
2 inch caliper or larger) shall be pruned by removal of superfluous
branches.  Main leaders of trees shall not be cut back.  Branches shall be
thinned out and not merely cut back.  Long side branches may be
shortened.  Shrubbery with extremely heavy tops shall have one fourth to
one third of the weaker growth removed by thinning.

5.09 CLEANUP
A. During the course of planting, excess and waste materials shall be

continuously and promptly removed daily, lawns kept clear, and all
reasonable precautions taken to avoid damage to existing structures,
plants and grass.  After completion of the work, the entire site shall be
cleared of excess soils, waste material, debris and all objects that may
hinder maintenance and affect the visual appearance of the site.
The Contractor shall clean all roads and walks of dirt film and soil clods.
The Contractor shall also pressure clean and broom sweep all asphalt
pavement prior to the final lift of asphalt to be laid.

5.10 DISTURBED AREAS
A. All areas outside of the limits of work that are disturbed by the Contractor's

construction activities shall be repaired and replanted to its original
condition.

Part 6.00 Guarantees

6.01 GUARANTEED PROVING PERIOD
A. There shall be a guarantee period of 1 year for trees and specimen

material and 1 year for shrubs.  This guarantee period shall start at the
final acceptance date.  Contractor shall replace any and all plant material,
which die during this guarantee proving period.  Replacement of plants
necessary during the guarantee period shall be the responsibility of the
Contractor, except for possible replacements of plants resulting from
removal, vandalism, acts of neglect on the part of others, or acts of God.
All replacement material shall have the same guarantee time (1 year from
installation of replacement for trees and specimen material and 1 year for
shrubs).

B. Planting maintenance shall include all necessary watering, cultivation,
weeding, pruning and spraying, wrapping and mulching, straightening of
plants which lean or sag and which develop more than a normal amount
of settlement such adjustments to include excavating around and leveling
or raising the ball when so directed and all other incidental work
necessary for proper maintenance as directed by the Owner until
substantial completion and written release.

C. Transplanted material (if applicable) shall not be guaranteed, however,
good horticultural practices should be used before, during and after the
material is transplanted.  Good horticultural practices should include but
not be limited to, all necessary watering, pruning and spraying, wrapping
and mulching, fertilizing, moving, maintaining the same orientation and
grade level from the original location, and all other incidental work
necessary for proper transplanting.

6.02 FINAL INSPECTION AND ACCEPTANCE
A. The Contractor shall notify the Owner in writing when the work has been

completed in accordance with this Contract and request an inspection.
The Owner will make the inspection of the work and report findings as to
acceptability and completeness.  Any work remaining to be done shall be
subject to reinspection before final acceptance.  The Contractor will be
notified in writing by the Owner of the final acceptance of the work.

6.03 CONTRACTOR'S RESPONSIBILITY AFTER ACCEPTANCE
A. The Owner may elect to assume maintenance of all work, at the time of

acceptance, or may elect to contract for maintenance by others for a
specified period.  Should maintenance after final acceptance be the
responsibility of those other than the Contractor, the Contractor shall
monitor all work for which he is responsible by guarantee, to assure that
maintenance being performed will not jeopardize the condition and quality
of the work and materials guaranteed by the Contractor.  Any inadequate
or damaging maintenance practices shall be reported immediately in

writing to the Owner so that appropriate measures may be taken to correct
the condition.  Failure to so notify the Owner will invalidate any later claim
of negligence or malpractice in maintenance.

6.04 ACCEPTANCE AND REPLACEMENT OF PLANT MATERIAL
A. At the expiration of the proving period, an inspection of the plantings will

be made by the Owner.  Only those plants that are alive and normally
healthy will be accepted.  Unaccepted material shall be removed and
replaced by the Contractor at his own expense, during the next planting
season.  Material and method of replacement planting shall be the same
as specified for the original planting unless otherwise directed.  The
Contractor shall continue to make replacements until a plant shows
vigorous and healthy growth for a period of 1 year from the date of
acceptance by the Owner.  All such replacements will be inspected for
acceptance at the end of the proving period by the Owner.

6.05 REQUIRED MAINTENANCE
A. Landscape contractor shall be responsible for the maintenance and

upkeep for 90 days past the final inspection.

END OF SECTION
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TRANSFORMER #P5658829 AND

NEW DISH WIRELESS POWER P.O.C.

EXISTING
PARKING~                   ~

PROPERTY LINE
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O

PE
R

TY
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E

NEW DISH WIRELESS
ANTENNAS AND

EQUIPMENT AREA

1

A-2

EXISTING FRONTIER DEMARK
CABINET

NEW DISH WIRELESS
UNDERGROUND POWER RUN

[APPROX. 190']
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"

DIST SPLICEBOX
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DIST SPLICEBOX

0-750V OH CONDUCTOR

DIST POLE 1856139E

750-22,500V UG
CONDUCTOR

4" CONDUIT WITH
750-22,500V CONDUCTOR

5" CONDUIT WITH 750-22,500V
CONDUCTOR

3" CONDUIT WITH 750-22,500V
CONDUCTOR

5" CONDUIT WITH 750-22,500V
CONDUCTOR

NEW DISH WIRELESS
UNDERGROUND FIBER
RUN TO LEASE AREA
(DEMARC) [APPROX. 74']

NEW CC 38"x40" VAULT
IN R.O.W. STUB-OUT 2"
CONDUIT (M.M.P.)

TOTAL PROPERTY = (±68196 SF)

AREA TABULATION

TOTAL EXISTING LANDSCAPE
AREA = (±2271.4 SF)
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"
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'-0

"

6'-0"
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'-2

"
13

5'
-2

"

101'-11"

81
'-1

0"
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8'
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"

137'-5"

EXISTING CURB TO BE SAW
CUT APPROX. 3'-0" WIDE
SECTION FOR UTILITY
TRENCHING PURPOSES. GC
TO REPAIR AND RESTORE
TO ORIGINAL CONDITION

EXISTING CURB TO BE SAW CUT
APPROX. 3'-0" WIDE SECTION FOR
UTILITY TRENCHING PURPOSES. GC
TO REPAIR AND RESTORE TO
ORIGINAL CONDITION

69'-8"

EXISTING WATER EASEMENT
12

9'
-4

"

EXISTING EASEMENT
FOR PUBLIC UTILITIES

EXISTING EASEMENT
FOR PUBLIC UTILITIES

EXISTING TREE TO BE
REMOVED, SEE ARBORIST
REPORT [SHEET A-1]

NEW TYPE II TEMPORARY CHAIN
LINK TREE PROTECTIVE FENCING
OUTSIDE CANOPIES OF TREES 3
AND 4

±161'-4"

±1
13

'-5
"

1

C-1

1

C-1

1

C-1

NEW BRISBANE
BOX, TYP.

NEW CORK OAK, TYP.

NEW WOOD BARK
MULCH

NEW WOOD BARK
MULCH

NEW  GROUND
COVER

NEW LANDSCAPE
AROUND EQUIPMENT

ENCLOSURE
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1. IF DIMENSIONS SHOWN ON PLAN DO NOT SCALE
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2. CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS.

3. CONTRACTOR SHALL MAINTAIN A 10'-0" MINIMUM
SEPARATION BETWEEN THE NEW GPS UNIT,
TRANSMITTING ANTENNAS AND EXISTING GPS UNITS.

4. CONTRACTOR TO VERIFY WITH DISH WIRELESS C.M.
THE LOCATION OF THE POWER AND FIBER SOURCE
PRIOR TO CONSTRUCTION.

SE
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°

SECTOR "B"

AZIMUTH: 120°

SECTOR "G
"

AZIMUTH: 240°

EXISTING
PARKING~                   ~

NEW DISH WIRELESS
UNDERGROUND POWER RUN

[APPROX. 190']

EXISTING
PARKING~                   ~

NEW DISH WIRELESS ANTENNA
AREA [APPROX. 381 S.F]
SEE ANTENNA PLAN

3

A-3

NEW DISH WIRELESS EQUIPMENT
AREA [APPROX. 160.5 S.F.] SEE
EQUIPMENT PLAN AND H-FRAME
ELEVATIONS

-

A-6

NEW DISH WIRELESS
UNDERGROUND FIBER

RUN TO LEASE AREA
(DEMARC) [APPROX. 74']

NEW CC 38"x40" VAULT
IN R.O.W. STUB-OUT 2"

CONDUIT (M.M.P.)

22'-0"
NEW DISH WIRELESS

MONOEUCALYPTUS BRANCH OVERHANG

9'
-4

"
TY

P.

18'-4"
TYP.

15
'-0

"

8'-9"

EXISTING PARKING STALL FOR
NON-EXCLUSIVE USE OF DISH
WIRELESS EMERGENCY
GENERATOR AND/OR
MAINTENANCE VEHICLE.

~ EXISTING BUILDING
RETAIL/COMMERCIAL USE ~

APPROX.
116,099 S.F.

EXISTING CURB TO BE SAW
CUT APPROX. 3'-0" WIDE

SECTION FOR UTILITY
TRENCHING PURPOSES. GC

TO REPAIR AND RESTORE
TO ORIGINAL CONDITION

EXISTING CURB TO BE SAW
CUT APPROX. 3'-0" WIDE

SECTION FOR UTILITY
TRENCHING PURPOSES. GC

TO REPAIR AND RESTORE
TO ORIGINAL CONDITION

EXISTING CURB TO BE SAW
CUT APPROX. 3'-0" WIDE
SECTION FOR UTILITY
TRENCHING PURPOSES. GC
TO REPAIR AND RESTORE
TO ORIGINAL CONDITION

NEW DISH WIRELESS ANTENNA
AREA CHAIN LINK FENCE

2

A-3

5'
-1

0"

6'-0"
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6'-0"
(TYP.)

ANTENNA PLAN SCALE
NONE 1ANTENNA SCHEDULE

MONOEUCALYPTUS GROUND PLAN

SCALE 8'4'2'02' 1'

1/2"=1'-0" 3

SCALE 8'4'2'02' 1'

1/2"=1'-0" 2

A-3

ANTENNA PLAN AND
SCHEDULE
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135°

45
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270°

22
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180°
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NOTES:
1. IF DIMENSIONS SHOWN ON PLAN DO NOT SCALE

CORRECTLY, CHECK FOR REDUCTION OR
ENLARGEMENT FROM ORIGINAL PLANS.

2. CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS.

3. ANTENNA AND MW DISH SPECIFICATIONS REFER TO
ANTENNA SCHEDULE AND TO FINAL CONSTRUCTION
RFDS FOR ALL RF DETAILS.

4. POLE MANUFACTURER TO INCLUDE A MINIMUM OF 4.0
BRANCHES PER LINEAR FOOT.

A2 A1

G1

G2

B2
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NEW DISH WIRELESS 6'
ANTENNA (TYP.-2 PER
SECTOR, 6 TOTAL)

-

-

NEW DISH WIRELESS RADIO
(TYP.-4 PER SECTOR, 12 TOTAL)

-

-
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HIGH MONOEUCALYPTUS
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SURGE SUPPRESSOR
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-

-
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NOTES:

1. CONTRACTOR TO REFER TO FINAL CONSTRUCTION RFDS
FOR ALL RF DETAILS.

2. ANTENNA AND RRH MODELS MAY CHANGE DUE TO
EQUIPMENT AVAILABILITY. ALL EQUIPMENT CHANGES
MUST BE APPROVED AND REMAIN IN COMPLIANCE WITH
THE NEW DESIGN AND STRUCTURAL ANALYSES.

3. NO FRP STRUCTURAL CROSS MEMBERS SHALL
TRANSITION ACROSS ANTENNA FACES IN ALL
LOCATIONS.
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NEW DISH WIRELESS 70'
HIGH MONOEUCALYPTUS

NEW DISH WIRELESS 4'-0" WIDE
CHAIN LINK ACCESS GATE WITH
DARK BROWN VINYL SLATS TO
MATCH EXISTING BUILDING

NEW DISH WIRELESS 8'-0" HIGH
CHAIN LINK FENCE

NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE WITH DARK
BROWN VINYL SLATS TO MATCH
EXISTING BUILDING

-

-
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NEW WEST ELEVATION SCALE 32'16'8'08' 4'

1/8"=1'-0" 1

NEW NORTH ELEVATION SCALE 32'16'8'08' 4'

1/8"=1'-0" 2

A-4

ELEVATIONS

NOTES:
1. IF DIMENSIONS SHOWN ON PLAN DO NOT SCALE

CORRECTLY, CHECK FOR REDUCTION OR
ENLARGEMENT FROM ORIGINAL PLANS.

2. CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS.

3. CONTRACTOR SHALL MAINTAIN A 10'-0" MINIMUM
SEPARATION BETWEEN THE NEW GPS UNIT,
TRANSMITTING ANTENNAS AND EXISTING GPS UNITS.

ELEV. 65'-0" (A.G.L.)

GROUND LEVEL

ELEV. 0'-0" (REF)

TOP OF NEW DISH WIRELESS ANTENNAS

ELEV. 70'-0" (A.G.L.)
TOP OF NEW DISH WIRELESS MONOEUCALYPTUS

ELEV. 62'-0" (A.G.L.)
CENTER OF NEW DISH WIRELESS ANTENNAS

ELEV. 20'-0" (A.G.L.)
BOTTOM OF NEW DISH WIRELESS BRANCHES

EXISTING BUILDING

NEW DISH WIRELESS 6' ANTENNA
(TYP.-2 PER SECTOR, 6 TOTAL)

-

-

NEW DISH WIRELESS RADIO
(TYP.-4 PER SECTOR, 12 TOTAL)

-

-

NEW DISH WIRELESS SURGE
SUPPRESSOR (TYP.-1 PER
SECTOR, 3 TOTAL)

-

-

NEW DISH WIRELESS
EQUIPMENT CABINET
(2 TOTAL)

-

-

NEW DISH WIRELESS
BOLLARDS (4 TOTAL)

-

-

NEW DISH WIRELESS
ELECTRICAL METER

-

-

NEW DISH WIRELESS
EQUIPMENT ON NEW H-FRAME

-

-

ELEV. 65'-0" (A.G.L.)
TOP OF NEW DISH WIRELESS ANTENNAS

ELEV. 70'-0" (A.G.L.)
TOP OF NEW DISH WIRELESS MONOEUCALYPTUS

ELEV. 62'-0" (A.G.L.)
CENTER OF NEW DISH WIRELESS ANTENNAS

ELEV. 20'-0" (A.G.L.)
BOTTOM OF NEW DISH WIRELESS BRANCHES

EXISTING BUILDING

NEW DISH WIRELESS 6' ANTENNA
(TYP.-2 PER SECTOR, 6 TOTAL)

-

-

NEW DISH WIRELESS RADIO,
BEYOND (TYP.-4 PER SECTOR,

12 TOTAL)

-

-

NEW LIVE CORK OAK

NEW DISH WIRELESS SURGE
SUPPRESSOR (TYP.-1 PER

SECTOR, 3 TOTAL)

-

-

NEW DISH WIRELESS
EQUIPMENT CABINET (2 TOTAL)

-

-

NEW DISH WIRELESS BOLLARDS
(4 TOTAL)

-

-

NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE WITH DARK

BROWN VINYL SLATS TO MATCH
EXISTING BUILDING

-

-

NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE

-

-

NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE WITH DARK
BROWN VINYL SLATS TO MATCH
EXISTING BUILDING

-

-

NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE WITH DARK

BROWN VINYL SLATS TO MATCH
EXISTING BUILDING

-

-

10'-8" 6'-2"

GROUND LEVEL

ELEV. 0'-0" (REF)

ELEV. 8'-0" (A.G.L.)
 NEW DISH WIRELESS CHAIN LINK FENCE

ELEV. 8'-0" (A.G.L.)
 NEW DISH WIRELESS CHAIN LINK FENCE

EXISTING CHAIN-LINK
ENCLOSURE

NEW LANDSCAPE
-

L-1

NEW LIVE CORK OAK
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1'6"06"SCALE

1"=1'-0" 1H-FRAME EQUIPMENT ELEVATIONSCALE
NONE 3

NOTE:

1. EQUIPMENT CABINET OMITTED
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1'
-0

"
TY
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PVC CONDUIT (TYP.)

SCALE 8'4'2'02' 1'

1/2"=1'-0" 4

A-5

90°
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45
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NEW DISH WIRELESS 8' HIGH
CHAIN LINK FENCE WITH DARK
BROWN VINYL SLATS TO MATCH
EXISTING BUILDING

-

-

PROPOSED
DISH WIRELESS

EQUIPMENT
CABINET

NEW DISH WIRELESS
GPS UNIT

NEW DISH WIRELESS POWER
PROTECTIVE CABINET

NEW DISH WIRELESS
EQUIPMENT CONCRETE PAD

NEW DISH WIRELESS CIENA BOX.
SPACED RESERVED IF REQUIRED

NEW DISH WIRELESS TELCO
FIBER ENCLOSURE

EXISTING CURB

PROPOSED
DISH WIRELESS

EQUIPMENT
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PROPOSED DISH
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TY
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ENCLOSURE
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"
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"

5"
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-5
"

EXISTING GRADE

FRONT ELEVATION

BACK ELEVATION
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METER
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GPS UNIT
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ACCESS GATE

-

-
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"
N
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8'-9"
NEW DISH WIRELESS EQUIPMENT LEASE AREA

3'-0"
3'-0"

5'-0"
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-4

"

NEW DISH WIRELESS
ELECTRICAL METER

3'-0"

EXISTING WATER FAUCET

EXISTING IRRIGATION
CONTROL VALVE

EXISTING IRRIGATION
CONTROL VALVE

EQUIPMENT PLAN

NEW DISH WIRELESS
LANDSCAPING

-

L-1

EXISTING TREE TO BE
REMOVED

EXISTING TREE TRUNK TO
BE REMOVED



1SCALE:BRANCH 4' NONE 1 SCALE:BRANCH 5' NONE 2

PVC PIPE 3" 2" 1"

LENGTH (1) 46" (4) 30"

PVC PIPE 3" 2" 1"

LENGTH (1) 36" (5) 30"(1) 36"
WEIGHT LB

11.46

WEIGHT LB

17.20

HOLES

32

HOLES

45

SPRIG

43

SPRIG

48
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2SCALE:BRANCH 6' NONE 1 SCALE:BRANCH 8' NONE 2

PVC PIPE 3" 2" 1"

LENGTH (1) 24" (1) 68" (4) 30"

PVC PIPE 3" 2" 1"

LENGTH (1) 24" (1) 65"
(4) 30"
(2) 24"

WEIGHT LB

18.08

WEIGHT LB

21.60

HOLES

36
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48
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43

SPRIG
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3SCALE:BRANCH 10' NONE 1

PVC PIPE 3" 2" 1"

LENGTH (1) 24" (1) 92"
(7) 32"
(2) 24"

SCALE:EUC ANTENNA COVERS 3' X 10' NONE 2

FOLIAGE
STANDARD

200

WEIGHT LB

30.86

WEIGHT LB

7
HOLES

72

FOLIAGE
SPECIAL

300

SPRIG

78
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4SCALE:REGULAR ROUND EUC FOLIAGE NONE 1 SCALE:LONG LEAF EUC FOLIAGE NONE 2

© 2023 SOLAR COMMUNICATIONS
INTERNATIONAL, INC.

© 

“ ”

41745 Anza Road
Temecula, CA 92592

Phone: (951) 698-5985
www.RFTransparent.com









































NOTICE OF EXEMPTION (NOE)

_______________________________________________________________________________

To: Office of Planning and Research
P.O. Box 3044, Room 113
Sacramento, CA 95812-3044

From: City of Oxnard
Community Development Department
214 South C Street
Oxnard, CA 93030

To: Ventura County Clerk-Recorder &
Registrar of Voters
Hall of Administration, Main Plaza
800 South Victoria Avenue,
Ventura, CA 93009-1260

_____________________________________________________________________________

Project Title: Dish Wireless Eucalyptus Tower

Project Applicant: Adrian Culici (Designated Agent), and Port Place Shoppers, LLC (Property
Owner)

Project Location - Specific: 1301 West Channel Islands Blvd, Oxnard, CA, 93030, Ventura
County, APN 205-0-580-065.

Description of Nature, Purpose an Beneficiaries of Project: PZ No. 23-530-03 (Special Use
Permit - Wireless) A request to construct a 70-foot tall wireless communication facility
designed to resemble a eucalyptus tree with an associated ground equipment enclosure within
two separate landscape fingers. The equipment enclosure will be a 131.25 square foot area
(8.75’ x 15’) and the tower will be within a 35 square foot enclosure (5’10” x 6’) for a total of
166.25 square-feet, on a 2.41 acre lot in the C-2 zone. The request includes the allowance for
an increase in height from 35 feet to 70 feet. The project is located at 1301 West Channel
Islands Blvd, within a rear parking lot area of an existing commercial retail center. Filed by
designated agent Adrian Culici, Eukon Group, 65 Post. Suite 1000, Irvine, CA 92618.

Name of Public Agency Approving Project (Lead Agency): City of Oxnard

Name of Person or Agency Carrying Out Project (Applicant): Sonal Thakur, updated
Designated Agent

Exempt Status: (check one):

Ministerial (Sec. 21080(b)(1); 15268);
Declared Emergency (Sec. 21080(b)(3); 15269(a));
Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
Categorical Exemption: Section 15303, Class 3
Statutory Exemptions. State code number: ____________________



Reason(s) why project is exempt: In accordance with the State CEQA Guidelines and Section 15303,
Class 3 of the State CEQA Guidelines, projects involving “the construction of new, small facilities or
structures” may be found to be exempt from the requirements of CEQA. This proposal includes the
construction of an unmanned stealth wireless communications facility within two landscape fingers of a
developed parking lot totaling an approximately 166.25 square-foot area, which is consistent with small
structures and other allowances by the Class 3 exemption. No Exceptions to the Exemptions (Section
15300.2) apply to defeat the exemption. Therefore, the Community Development Director has determined
that there is no substantial evidence that the project will have a significant effect on the environment, the
project is categorically exempt from the provisions of CEQA, and there is no requirement to prepare an
environmental document.

Lead Agency Contact Person: Daniel Houck, Associate Planner, 805-385-7556

________________________________________ ______________________________
Joe Pearson II, AICP Date
Planning and Environmental Services Manager
City of Oxnard

Note: Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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RESOLUTION NO. 2024-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD APPROVING PLANNING AND ZONING PERMIT NO. PZ
23-530-03 (SPECIAL USE PERMIT - WIRELESS) FOR CONSTRUCTION OF
A 70-FOOT TALL WIRELESS STEALTH COMMUNICATION FACILITY
AND EQUIPMENT ENCLOSURE, LOCATED AT 1301 CAMINO DEL SOL,
FILED BY DESIGNATED AGENT ADRIAN CULICI, EUKON GROUP, 65
POST, SUITE 1000, IRVINE, CALIFORNIA, 92618.

WHEREAS, on May 3, 2023, Adrian Culici on behalf of Eukon Group and Dish Wireless
(the “Applicant” and/or “Permittee”), submitted a request to allow a 70-foot tall heavily
screened faux eucalyptus wireless communication facility and associated equipment enclosure
located at 1301 West Channel Islands Blvd.; and

WHEREAS, on February 15, 2024, the Planning Commission of the City of Oxnard
(“Planning Commission”) conducted a duly noticed public hearing to consider Applicant’s
request to approve Planning and Zoning Permit No. 23-530-03 (Special Use Permit - Wireless) to
allow a 70-foot tall heavily screened faux eucalyptus wireless communication facility and
associated equipment enclosure located at 1301 West Channel Islands Blvd (the “Project”) in
accordance with Section 16-530 through 16-553 of Oxnard City Code; and

WHEREAS, Oxnard City Code, Article 16, Section 137 authorizes the Planning
Commission to approve buildings and structures over the height limit in the General Commercial
zone via the issuance of a special use permit; and

WHEREAS, the Planning and Environmental Services Division has completed a
preliminary environmental assessment of the Project in accordance with the California
Environmental Quality Act (CEQA) and determined that the Project is subject to a Class 3
Categorical Exemption (Section 15303). Further, the project does not trigger any of the
Exceptions to the Exemptions (Section 15300.2) to defeat the Exemption:

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the
project is to be located -- a project that is ordinarily insignificant in its
impact on the environment may in a particularly sensitive environment be
significant. Therefore, these classes are considered to apply to all instances,
except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and
officially adopted pursuant to law by federal, state, or local agencies.

The project site is located within the 2030 General Plan land use designation of
Community Commercial and the zoning designation is for General Commercial
(C-2). The project site and adjacent sites do not contain any known
environmental resource of hazardous or critical concern and are currently
developed with a commercial retail center and residential. Therefore, the project
will have no impact on an environmental resource of hazardous or critical
concern.
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(b) Cumulative Impact. All exemptions for these classes are inapplicable when
the cumulative impact of successive projects of the same type in the same
place, over time is significant.

The proposed Special Use Permit request for a faux eucalyptus wireless tower is
consistent with the 2030 General Plan and the Oxnard City Code and is
compatible with the uses and development in the project area, which is a
commercial retail center with the tower setback far enough from adjacent
residential properties. Any projects requiring discretionary approval would be
analyzed with the 2030 General Plan and the Municipal Code for consistency and
CEQA for any potential impacts. Therefore the project will have no significant
cumulative impact.

(c) Significant Effect. A categorical exemption shall not be used for an activity
where there is a reasonable possibility that the activity will have a significant
effect on the environment due to unusual circumstances.

The proposed Special Use Permit request for a faux eucalyptus wireless tower
will not result in an unusual circumstance that would cause the project to have a
significant effect on the environment. The stealth facility will not alter or vastly
deviate from the character of the surrounding development and the property does
not contain any unusual environmental characteristics as the property is
surrounded on all sides by roadways and developments. Therefore, the project
will not have a significant effect on the environment due to unusual
circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project
which may result in damage to scenic resources, including but not limited to,
trees, historic buildings, rock outcroppings, or similar resources, within a
highway officially designated as a state scenic highway. This does not apply
to improvements, which are required as mitigation by an adopted negative
declaration or certified EIR.

The project is not located in or adjacent to a State designated scenic highway.
Therefore, the project is required to be a stealth facility to mitigate visual
impacts. The project is proposed as a stealth facility by being designed to look
like a eucalyptus tree, therefore, it won’t have a significant impact on scenic
resources.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a
project located on a site, which is included on any list compiled pursuant to
Section 65962.5 of the Government Code.

The proposed project site is not included on any list compiled pursuant to Section
65962.5 of the Government Code.
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(f) Historical Resources. A categorical exemption shall not be used for a project,
which may cause a substantial adverse change in the significance of a
historical resource.

The project does not contain an existing or potential landmark, point of interest ,
or historic resource, and it is not loathed within an existing proposed or potential
Historic District. The existing commercial retail center does not have any
significant architecture or known historical significance. No physical
improvements are proposed to the existing buildings at this time. Therefore, the
proposed project will not cause a substantial adverse change in the significance of
a historical resource.

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE
CITY OF OXNARD:

SECTION 1. Based on the entire record before the Planning Commission and all written
and oral evidence presented, including the Planning Commission Staff Report and all
attachments thereto, the Planning Commission finds:

(1) The proposed use is in conformance with the general plan and other adopted
standards.

The proposed use is located on a property with a General Plan designation of
Community Commercial, which would be a compatible zone for this use. It also is
consistent with the goal of locating facilities away from residential and commercial
areas, as the tower is in the commercial zone and has a significant setback from
nearby residential, where stealth facilities do not need to be setback. Allowing a
single wireless communication faux eucalyptus tree with an increase in height from
35 feet to 70 feet will decrease the need for additional wireless telecommunication
facilities in more objectionable areas. Furthermore, the additional height will increase
the quality of wireless coverage, providing a benefit to customers and emergency
personnel in the vicinity, which is also in proximity to two major transportation
corridors. Thus, the proposed use is in conformance with the City of Oxnard 2030
General Plan and the elements thereof and other adopted standards. The project is
consistent with the standards of the General Commercial Zone, except the height
requirement, however, the tower may exceed the zone’s height limit via the approval
of a special use permit.

(2) The nature, condition and development of adjacent uses was considered, and
such use will not adversely affect or be materially detrimental to the adjacent
uses, buildings or structures or to the public health, safety or general welfare.

The proposed wireless facility is heavily screened and designed to resemble a
eucalyptus tree. Multiple trees and other landscaping are proposed to be planted in the
surrounding area to help blend the faux eucalyptus and the equipment enclosure in.
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The construction and operation of the facility is required to comply with all
applicable laws, including applicable radio frequency (RF) emission standards. The
location, height and bulk of the proposed facility will not materially affect the nearby
uses, buildings or structures, or the public health, safety or general welfare.

(3) The site for the proposed use is adequate in size and shape to accommodate any
yards, walls, fences, parking and loading facilities, landscaping and any items
required as a condition of approval of this special use permit.

The project site is already developed with parking. The installation of the stealth
facility and associated equipment will be placed within two landscape fingers in the
rear parking lot of the property. The project will not reduce existing landscaping and
instead will add landscaping through the planting of trees and shrubs. The site meets
all pertinent development standards, as discussed in Section 5 of the staff report.

(4) The site for the proposed use will be served by streets and highways adequate in
width and structure to carry the kind and quantity of traffic such use will
generate.

The project site is a fully developed lot within an existing commercial retail center
built with adequate street access. Furthermore, the proposed wireless facility is
unmanned and will therefore have minimal impact on traffic.

(5) The site for the proposed use will be provided with adequate sewerage, water,
fire protection and storm drainage facilities.

The project site is a fully developed lot with an existing commercial retail center
within a heavily developed area of the City. The proposed project is an unmanned
stealth wireless facility, and will therefore have minimal to no impact with regards to
fire, water, and storm drain facilities. The proposed use will be provided by adequate
services and utilities given the proximity and capacity of existing fire protection
services, sewerage, water, and storm drainage facilities.

SECTION 2. The Planning Commission, in accordance with the California
Environmental Quality Act (CEQA), determines that the Project will not have a significant
impact on the environment and is categorically exempt from CEQA pursuant to Article 19, §
15303 (Class 3) of the State CEQA Guidelines. These sections pertain to projects characterized
as new, small facilities. The Planning and Environmental Services Division is hereby authorized
and directed to file a Notice of Exemption with the Ventura County Clerk pursuant to § 15602 of
the State CEQA Guidelines within five (5) working days of passage, approval and adoption of
this Resolution.

SECTION 3. Based on the findings set forth herein, the Planning Commission hereby
approves Planning and Zoning Permit 23-530-03 (Special Use Permit - Wireless), subject to the
attached conditions of approval.
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SECTION 4. The decision of the Planning Commission shall be final unless an appeal of
the action is filed in accordance with the provisions of Section 16-545 of the Oxnard City Code.

SECTION 5. The Secretary shall certify the adoption of this Resolution.

CONDITIONS OF APPROVAL

Note: The abbreviations below identify the City department or division responsible for determining compliance with these
standard conditions. The first department or division listed has responsibility for compliance at plan check, the second
during inspection and the third at final inspection, prior to issuance of a certificate of occupancy, or at a later date, as
specified in the condition. If more than one department or division is listed, the first will check the plans or inspect the
project before the second confirms compliance with the condition. The italicized code at the end of each condition
provides internal information on the source of each condition: Some are standard permit conditions (e.g. G-1) while
some are taken from environmental documents (e.g. MND-S2).

DEPARTMENTS AND DIVISIONS

CA City Attorney PL Planning Division

DS Dev Services/Eng Dev/Inspectors TR Traffic Division

PD Police Department B Building Plan Checker

SC Source Control FD Fire Department

PK Landscape Design CE Code Compliance

GENERAL PROJECT CONDITIONS

1. This permit is granted for the property described in the application on file with the Planning
Division, and may not be transferred from one property to another. (PL, G-1).

2. This permit is granted for the plans dated February 15, 2024, (“the plans”) on file with the
Planning Division. The project shall conform to the plans, except as otherwise specified in
these conditions, or unless a minor modification to the plans is approved by the Planning
and Environmental Services Manager (“Planning Manager”) or a major modification to the
plans is approved by the Planning Commission. A minor modification may be granted for
minimal changes or increases in the extent of use or size of structures or of the design,
materials or colors of structures or masonry walls. A major modification shall be required
for substantial changes or increases in such items. (PL, G-2)

3. This permit shall automatically become null and void 36 months from the date of its
issuance, unless Developer has diligently developed the proposed project, as shown by the
issuance of a grading, foundation, or building permit and the construction of substantial
improvements. (PL, G-3)

4. All required off-site and on-site improvements for the project, including structures, paving,
and landscaping, shall be completed prior to occupancy unless the Development Services
Manager allows Developer to provide security or an executed agreement approved by the
City Attorney to ensure completion of such improvements. (DS, G-4)
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5. By commencing any activity related to the project or using any structure authorized by this
permit, Developer accepts all of the conditions and obligations imposed by this permit and
waives any challenge to the validity of the conditions and obligations stated therein. (CA,
G-5)

6. Applicant agrees, as a condition of adoption of this resolution, at Applicant’s own expense,
to indemnify, defend and hold harmless the City and its agents, officers and employees
from and against any claim, action or proceeding to attack, review, set aside, void or annul
the approval of the resolution or any condition attached thereto or any proceedings, acts or
determinations taken, done or made prior to the approval of such resolution that were part
of the approval process. (CA, G-6)

7. Any covenants, conditions, and restrictions (CC&Rs) applicable to the project property
shall be consistent with the terms of this permit and the City Code. If there is a conflict
between the CC&Rs and the City Code or this permit, the City Code or this permit shall
prevail. (CA, G-7)

8. Applicant shall complete the “Notice of Land Use Restrictions and Conditions” form, using
the form provided by the City, for recording with the Ventura County Recorder. Before the
City issues building permits, Applicant shall submit the original completed, signed and
notarized document, together with the required fees to the Planning Manager. (PL, G-8)

9. Before placing or constructing any signs on the project property, Developer shall obtain a
sign permit from the City. Except as provided in the sign permit, Developer may not
change any signs on the project property. (PL/B, G-10)

10. Developer shall obtain a building permit for any new construction or modifications to
structures, including interior modifications, authorized by this permit. (B, G-11)

11. Applicant shall not permit any combustible refuse or other flammable materials to be
burned on the project property. (FD, G-12)

12. Developer shall not permit any materials classified as flammable, combustible, radioactive,
carcinogenic or otherwise potentially hazardous to human health to be handled, stored or
used on the project property, except as provided in a permit issued by the Fire Chief. (FD,
G-13)

13. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code. (CA,
G-14)

14. Prior to issuance of building permits, Developer shall correct all violations of the City Code
existing on the project property for which the Code Compliance Division has open cases.
(PL, G-15).
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LANDSCAPE STANDARD CONDITIONS

15. Prior to issuance of building permits or the proposed use is initiated, whichever comes first,
Developer shall submit two copies of landscape and irrigation plans, along with the
appropriate permit application and fees, to the Development Services Division and obtain
approval of such plans. (PK/DS, PK-2)

16. Developer shall properly maintain landscape planting and all irrigation systems as required
by the City Code and as specified by this permit. Failure of Developer to do so may result in
the revocation of this permit and initiation of legal proceedings against Developer to ensure
compliance (PK, PK-4)

17. Prior to the issuance of City issues a certificate of occupancy, Developer shall provide a
watering schedule to the building owner or manager and to Planning Division or designee.
The irrigation system shall include automatic rain shut-off devices, or instructions on how to
override the irrigation system during rainy periods. (PK, PK-5)

18. All trees planted or placed on the property by Developer shall be at least 24-inch-box size.
All shrubs and vines shall be at least five-gallon size, except as otherwise specified by this
permit. (PK, PK-6)

19. At the time of landscape plan check submittal, the landscape planting and irrigation plans
shall comply with the current title 23 Model Water Efficient Landscape Ordinance
(MWELO). (PK, PK-7.1)

LANDSCAPE SPECIAL CONDITIONS

20. Developer shall install 6 trees in the landscape planters per the proposal in the approved
plans. All landscaping shall be maintained as part of the screening and blending in of the
tree for the life of the project.

21. Developer shall surround the equipment enclosure with landscaping, as determined
adequate by the Planning Manager. All landscaping shall be maintained as part of the
screening and blending in of the tree for the life of the project.

PLANNING DIVISION STANDARD CONDITIONS

22. Before the City issues building permits, Applicant shall include a reproduction of all
conditions of this permit as adopted by resolution of the Planning Commission and/or the
City Council in all sets of construction documents and specifications for the project. (PL,
PL-3)
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23. Developer may not modify any use approved by this permit unless the Planning Division

Manager determines that Developer has provided the parking required by the City Code for
the modified use. (PL, PL-7)

24. Any application for a minor modification to the project shall be accompanied by four
copies of plans reflecting the requested modification, together with applicable processing
fees. (PL, PL-2)

25. Before the City issues building permits, Developer shall provide to the Planning Division
Manager color photographic reductions (8 1/2” by 11”) of full-size colored elevations and
any other colored exhibit approved by the Planning Commission. Developer may retain the
full-size colored elevations after the reductions are so provided. (PL, PL-4)

26. In order to minimize light and glare on the project property, all exterior structure light
fixtures shall be high cut-off type that divert lighting downward onto the property and shall
not cast light on any adjacent property or roadway. (PL, PL-9)

27. Developer shall provide for dust control at all times during project property preparation and
construction activities. (B/DS, PL-13)

28. Prior to issuance of building permits, Developer shall pay a document imaging fee for the
planning files in an amount calculated by planning staff at the time of building permit
review based on fees then in effect. (PL/B, PL-16).

29. Prior to issuance of a certificate of occupancy, Developer shall remove all construction
materials and vehicles from the subject property. (PL/B, PL-47)

PLANNING DIVISION SPECIAL CONDITIONS

30. Developer shall install and at all times maintain a fence of between 6 and 8 feet
surrounding the monopole and associated equipment. (PL)

31. These conditions of approval impose specific fees, dedications, reservations and/or other
exactions.  Pursuant to Government Code Section 66020, the 90-day period in which the
Developer or applicant has to protest the imposed fees, dedications, reservations and/or
other exactions has begun as of the date that the conditions of approval are approved.

32. Plans submitted by Developer with building permit applications shall show on the building
elevation sheets all exterior building materials and colors, including product and finish
manufacturer name, color name and number, and surface finish type (such as: stucco with
sand finish, plaster with smooth finish) to be used in construction. (PL/B, PL-1)

33. Prior to issuance of a building permit, Applicant shall revise plans for the wireless facility
so that any warning or advisory signs required by the Federal Communications
Commission (FCC) will also be displayed in Spanish.  Signs appearing in Spanish language
shall be of identical form and format to the signs required by the FCC.  (PL)
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34. Pursuant to City Code Section 16-493, a wireless communications facility that has not
operated for six continuous months shall be considered abandoned, and the owner shall
remove such facility at the owner’s expense within 90 days of notice from the Planning
Manager. If the Wireless communications facility is not removed within 90 days, the City
may remove such facility at the owner’s expense. If there are two or more users of a single
wireless communications facility, this provision shall not become effective until all users
cease using such facility for six continuous months. (PL/CA)

35. For the life of the project, the operator of the facility shall ensure that screening elements
are maintained and replaced as necessary to ensure the monopole remains heavily screened
to the standards demonstrated in the approved plans and subject to the approval of the
Planning Manager. The Operator accepts that the City reserves the right to deny
applications for antenna replacement or colocation if the proposal is not consistent with the
heavily screened standard of the original approval. (PL)

36. For the life of the project, faux branches of the faux eucalyptus shall be maintained at a
minimum of 3.30 branches per lineal foot from where the branches begin at 15’ in height
through to the top of the monopole.

37. Prior to issuance of a building permit, plans shall note colors of all exterior equipment
(panel antennas, RRUs, etc) and conduit mounted on the monopole. These colors shall
mimic those of a eucalyptus tree, subject to the approval of the Planning Manager. (PL)

38. Prior to issuance of a building permit, any new CMU block enclosure shall be painted to
match the existing building. (PL)

39. Prior to issuance of a building permit, the Applicant shall show on submitted plans a
material or “sock” cover for each panel antenna of a compatible color to match the
monopole artificial foliage to the satisfaction of the Director, and that the antenna covers
shall be maintained to the satisfaction of the Director. (PL)

40. Applicant shall remove any and all graffiti from the equipment enclosure, pole, or
associated equipment, within 24 hours of its appearance. The surface of such affected areas
shall be matched to blend in with the underlying colors and/or design, and shall not look
like a paint patch. (PL/PD)

41. Before the City issues building permits, Developer shall provide a Graffiti Deterrent Plan,
subject to the approval the Planning Division Manager. Such plan shall include such
elements as clear film on windows and/or mirrors, as well as washable paint and sealers on
the building and perimeter walls. (PL)

42. Construction materials shall match the foliage design and samples materials on the
approved sample board. Any change to the proposed foliage design and sample materials
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shall be reviewed and approved by the Planning Manager prior to issuance of a building
permit and/or field changes.

43. The subject permit shall be for a ten year time period from the date of this approval. If the
lessee/operator/owner of the wireless facility wishes to continue operation as granted
herein, a new application must be filed with the Planning Division. Said application must
be filed no later than three months prior to the expiration of this permit and said application
must be made on the appropriate forms and fees paid.

44. The emergency generator shall be tested only during the hours of 7:00 a.m. to 6:00 p.m.
from Monday through Saturday. The emergency generator shall not be tested on Sunday.

45. The wireless facility shall at all times comply with all applicable laws, regulations, and
standards, inclusive of federal requirements regarding radio frequency (RF) emissions. If
the City provides no less than 24-hour prior written notice of a request to inspect the
facility for compliance with applicable law, the City and its agents shall promptly be
granted such inspection rights.

46. Applicant shall not object to future co-location of other wireless facility company
communication equipment and support technology on the subject site and faux eucalyptus.

47. Within 6 months of final inspection the carrier shall provide a third party report confirming
that the site is in compliance with the FCC regulations.

48. Developer shall replace existing vegetation, including trees, shrubs, grass and other ground
cover, that is removed or damaged during construction.

49. Project design shall incorporate entry-deterrent measures into the facility to reduce the
potential for trespass and injury, and shall be maintained throughout the life of the project.

50. Equipment (mobile or immobile) not used in direct support of the wireless
telecommunications facility shall not be stored on the site unless repairs to the facility are
being made.

51. The wireless telecommunications facility, in its entirety, shall be maintained in a good state
of repair that remains consistent with the design of the original construction, at the sole
expense of the applicant.

52. All cables, wires, sweeps, jumpers and other connectors shall be installed inside the faux
eucalyptus to the maximum extent feasible. All utilities servicing the facility shall be
placed underground.

53. All externally mounted equipment and appurtenances shall be painted and textured to
match and mimic natural eucalyptus tree colors. Applicant shall maintain all painted
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surfaces in good condition at all times. The project shall only use non-reflective materials
and finishes.

54. The entire faux eucalyptus, from ground up, shall be covered with three dimensional faux
eucalyptus tree bark cladding and painted an appropriate bark color to resemble a live
eucalyptus which shall be maintained in good condition at all times.

55. The faux eucalyptus branches and faux eucalyptus leaves shall have a density and design
that maintains proper camouflage of the proposed antennas. Branches and leaves shall be
placed to extend above, between and below antennas and appurtenances. Branch length
shall vary as needed to provide maximum camouflage of antennas and appurtenances,
however, branches shall extend a minimum of 12 inches beyond the furthest extent of any
pole mounted structures or antennas. In order to camouflage the facility equipment,
antenna arrays and all related equipment shall be painted with a color mix (shade/light)
given off by the leaves in daylight hours to visually blend the equipment with the leaves.
Applicant shall maintain the leaves, branches, and camouflage paint in good condition at all
times.

56. All ground-mounted equipment (other than the faux eucalyptus) shall be installed so that no
portion of the equipment protrudes above the equipment enclosure.

57. A sign regarding “Network Operations Information” shall be installed at all access points to
the equipment area and maintained in good condition at all times. The sign(s) required
under this condition shall be installed so that a person can clearly see the sign as he or she
approaches the access point when the gate is in both the open and closed position.

58. Signs regarding “RF Notice” and “Network Operations Information” shall be installed on
the base of the tower structure and maintained in good condition. Signs required under this
condition shall be installed so that a person can clearly see the sign as he or she approaches
the tower.

59. All signage shall comply with the FCC OET Bulletin 65 or ANSI C95.2 for color, symbol
and content conventions. All such signage shall provide a working local or toll-free
telephone number to the facility network operations center that to contact a live person who
can exert transmitter power-down control over this site as required by the FCC.

60. All signage is prohibited unless specifically required by the Federal Communications
Commission (FCC) or other regulatory agency.

61. Exterior lighting for Wireless Telecommunications Facilities shall be limited to the
following:

a) A manually-operated or motion-detector controlled light above any accessory
structure which shall be kept off except when personnel are actually present at
night.

b) The minimum tower lighting required by FAA regulations.
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c) Lighting shall be shielded or directed to the greatest extent possible in such a
manner to minimize the amount of light that falls onto nearby properties,
particularly residences.

d) Requirements of paragraphs (a) or (c) above may be waived by the decision
making authority if the Wireless Telecommunications Facilities is designed as a
light pole. In such instance, lighting intensity, direction, and shielding shall be the
same as other pole-mounted lights in the vicinity, the design of which has been
duplicated for construction of the Wireless Telecommunications Facilities.

DEVELOPMENT SERVICES SPECIAL CONDITIONS

62. Project shall comply with all City of Oxnard Standards, Plates, and Permits applicable at
the time of permit application.

FIRE DEPARTMENT CONDITIONS

63. Developer shall construct all vehicle access driveways on the project property to be at least
26 feet wide, exclusive of shoulders. Developer shall mark curbs adjacent to designated fire
lanes in parking lots to prohibit stopping and parking in the fire lanes. Developer shall mark
all designated fire lanes in accordance with the California Vehicle Code. (FD/B, F-1)

64. Before the City issues building permits, Developer shall obtain the Fire Chief’s approval of a
plan to ensure fire equipment access and the availability of water for fire combat operations
to all areas of the project property. The Fire Chief shall determine whether or not the plan
provides adequate fire protection. (FD/DS, F-3)

65. All structures on the project property shall conform to the minimum standards prescribed in
Title 19 of the California Code of Regulations. (FD, F-5)

66. The project shall meet the minimum requirements of the “Fire Protection Planning Guide”
published by the Fire Department. (FD, F-6)

67. At all times during construction, Developer shall maintain paved surfaces capable of
handling loads of 76,000 pounds which will provide access for firefighting apparatus to all
parts of the project property. (FD/DS, F-7)

68. Developer shall identify all hydrants and fire protection equipment on the project property as
required by the Fire Chief. (FD, F-8)

69. The turning radius of all project property driveways and turnaround areas used for emergency
access shall be approved by the City Traffic Engineering Department. (FD, F-11)

70. Developer shall comply with Certified Unified Program Agency (CUPA) requirements
regarding the storage, handling and generation of hazardous materials or waste. Prior to the
issuance of building permits, Developer shall contact the CUPA division of the Fire
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Department to ensure that such requirements are followed. (FD, F-16)

FIRE DEPARTMENT SPECIAL CONDITIONS

71. All landscape on project property will coordinate with the fire protection features, to prevent
access problems to fire protection features.

72. Fire hydrants shall be operational and accessible at all times. No parking, storage or staging
of equipment/supplies shall be located within 10 feet on either side of fire hydrants. Prior to
final inspection, blue reflective hydrant location markers shall be placed on the access roads
in accordance with Fire Department standards.

73. Before the city issues a certificate of occupancy, the developer shall install a Knox key vault
at a location to be determined by the Fire Department.

74. Vegetation clearance from structure(s) required prior to and during construction.

75. A minimum 20-foot clear width and 13 foot, 6 inch (13’-6”) clear height emergency access
shall be maintained free of obstructions at all times within the development once construction
starts.

PASSED, APPROVED, AND ADOPTED by the Planning Commission of the City of Oxnard on
this 15th day of February, 2024.

Ronald Arruejo, Chair

I hereby certify that the foregoing is a true copy of a Resolution adopted by the Planning
Commission of the City of Oxnard at a meeting held on the 15th day of February 2024, and
carried by the following vote:

AYES: Commissioner(s):

NOES: Commissioner(s):

ABSENT: Commissioner(s):

ABSTAIN: Commissioner(s):

RECUSED: Commissioner(s):

Joe Pearson II, AICP, Secretary
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PROJECT REQUEST

A request to construct and operate a 70-foot tall wireless 
communication tower. The tower is a mono-eucalyptus stealth 
facility with an associated ground equipment enclosure. 

The purpose of the proposal is to enhance the service for a gap 
in coverage surrounding the intersection of West Channel Islands 
Blvd and South Ventura Road. 
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PROJECT LOCATION

3

Subject Site: 
1301 West Channel Islands Blvd.



SURROUNDING AREA
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View looking west from South Ventura Road

View looking northwest to project property from Manzanita Drive

View looking northeast to project property from W. Channel Islands Blvd



EXISTING SITE
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Subject Site: 1301 West Channel Islands Blvd.
Surrounding Uses:

LOCATION ZONING GENERAL PLAN EXISTING
LAND USE

Project Site
(1301 W. 

Channel Islands 
Blvd)

General Commercial - 
Planned Development 
(C-2-PD)

Community Commercial 
(CC) Commercial Retail Center

North Garden Apartment - Planned 
Development (R-3-PD) Residential Medium (RM) Multi-Family Residential

South
General Commercial - 
Planned Development 
(C-2-PD)

Community Commercial 
(CC) Commercial Retail Center

East Garden Apartment - Planned 
Development (R-3-PD) Residential Medium (RM) Multi-Family Residential

West
General Commercial - 
Planned Development 
(C-2-PD)

Community Commercial 
(CC) Commercial Retail Center



GENERAL PLAN & ZONING MAPS
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Community Commercial (CC)

General Plan Land Use Designation Zoning Designation

General Commercial - Planned Development (C-2-PD)



BACKGROUND
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• The eastern section of the existing shopping center that surrounds the 
subject rear parking lot was applied for on September 3rd, 1968 and taken 
in as PD75. The request was to construct a K-Mart and related stores. On 
September 19th, 1968 the planning commission approved Resolution 2601 
approving the request. The development has had a series of minor 
modifications including paint changes and other small requests since. 

• On May 3rd, 2023, the current wireless special use permit was submitted to 
propose a faux-eucalyptus wireless facility on the property in part of the 
rear storage yard. 
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PROP MAPS
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PROJECT PLANS
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Tower Location



PROJECT ELEVATION PLANS AND PHOTO EXAMPLE
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SPECIAL CONDITIONS OF APPROVAL

• Conditions #15-21 require landscaping plans for the addition of 
multiple similar trees to the property.

• Conditions #32, 35, 36, 37, 39, 51, 52, 53, 54, and 55 are different 
requirements for the disguise of the tower and its antennae to 
classify it as a stealth facility and keep the tree maintained as such 
for the life of the project.
 

11



ENVIRONMENTAL DETERMINATION

Environmental Determination:
In accordance with § 15303, Class 3 of the State CEQA Guidelines, projects 
involving “the construction of new, small facilities or structures” may be found 
to be exempt from the requirements of the California Environmental Quality 
Act (CEQA). The project is under 200 square feet in area on a developed 
property and is consistent with other allowances through the Class 3 
exemption. No Exceptions to the Exemptions (Section 15300.2) apply to 
defeat the Exemption. Therefore, staff has determined that there is no 
substantial evidence that the project will have a significant effect on the 
environment and recommends that the Planning Commission accept the 
Notice of Exemption.
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STAFF RECOMMENDATION

That the Planning Commission:
a) Find the project Exempt from environmental review pursuant to the 

California Environmental Quality Act (CEQA) Guidelines Section 15303 
(Class 3); and

b) Adopt Resolution 2024-XX approving Planning and Zoning Permit No. 
23-530-03 (Special Use Permit - Wireless), subject to certain findings and 
conditions
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