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             CITY OF STAR 

 

                    LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:  City of Star - Planning & Zoning Department  

 

MEETING DATE: June 18, 2024 

FILE(S) #: FP-24-06, Final Plat, Sellwood Place Subdivision, Phase 2 

 

REQUEST 

 

The applicant is seeking approval of a Final Plat for Sellwood Place Subdivision Phase 2, 

consisting of 36 residential lots and 5 common lots on 9.28 acres. The property is located at 

2200 & 2359 N. Brandon Road in Star, Idaho, generally located on the east side of N. Brandon 

Road, south of W. New Hope Road.  Ada County Parcel Number S0405314975.  

APPLCIANT/REPRESENTATIVE:         OWNER: 

Kent Brown       HDP Sellwood, LLC 

Kent Brown Planning      701 S. Allen St., Ste. 401 

3161 E. Springwood Drive     Meridian, Idaho 83642 

Meridian, Idaho 83642        

 

PROPERTY INFORMATION 

 

Land Use Designation - Residential R-4 

 

Phase 2        

Acres -    9.28      

Residential Lots -  36    

Common Lots -  5 

Commercial Lots -   0      

     

HISTORY   

 

January 5, 2021 Council tabled the Annexation and Zoning (AZ-20-20), Preliminary Plat 

(PP-20-25 and Development Agreement to February 2, 2021 to allow the 
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Applicant an opportunity to review the location of the entrance with 

ACHD.  

 

February 2, 2021 Council approved applications for Annexation and Zoning (AZ-20-20) and 

Preliminary Plat (PP-20-18) for Sellwood Place Subdivision. The 

preliminary plat was approved for 76 single family residential lots, 15 

common area lots and 2 common driveway lots with 0 commercial lots on 

21.35 acres. Zoning Designation given was residential (R-4).   

 

February 21, 2023 Council approved the Final Plat for Sellwood Place Subdivision, Phase 1 

(FP-22-29) consisting of 40 residential lots and 12 common lots on 11.50 

acres.  

     

GENERAL DISCUSSION 

 

The Final Plat layout for Phase 2 generally complies with the approved Preliminary Plat.  

 

Staff Reviewed Comments from the Preliminary Plat Approval/Findings of Fact: 

 

The Preliminary Plat submitted contains 76 single family residential lots, and 15 common area 

lots and 2 common driveway lots for a total of 93 lots. The residential lots range in size from 

6,300 square feet to 27,934 square feet with the average buildable lot area of 7,526 square feet. 

The applicant has indicated that the development will contain a total of 3.20 acres (15.00%) of 

open space with 2.14 acres (10.00%) of qualified open space. This meets the minimum 

requirement for usable open space in the current Unified Development Code, Section 8-4E-2.  

Streets are proposed to be public throughout the development. Proposed local streets measure 

36 ft from back of curb to back of curb on the submitted preliminary plat with a 50-foot 

easement. This street width satisfies the requirements of the UDC.  

 

The development will be accessed on the west N. Brandon Road. The development will also have 

a stub road located on the southeast edge of the property that will terminate at the property 

line with the possibility to extend in the future. It does appear that the development has an 

emergency access, also off N. Brandon Road on the south parcel.   

 

The development has 1 cul-de-sac that measures approximately 150 feet long. This satisfies the 

requirements of Section 8-6B-2-B4.  

 

The applicant is NOT requesting any setback waivers from current code. 

 

This application was originally heard by Council on January 5, 2021. At the meeting, Council 

tabled the application and directed the applicant to review the location of the entrance to the 

subdivision on Brandon Road with ACHD for possible relocation, detached sidewalks along 

Brandon Road, irrigation and drainage issues, and an updated landscape plan. The applicant will 

provide Council with and updated landscape plan and will update the Council on the other 
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issues at the upcoming hearing. The applicant has indicated that ACHD does not support 

moving the access to the south on Brandon Road. As approved by Council, the preliminary plat 

contains 76 residential lots, 15 common area lots and 2 common driveway lots for a total of 93 

lots. Residential lots range from 6,228 square feet to 14,760 square feet (existing home lot). 

Total open space approved includes 3.30 acres (15.5%) with a total useable open space area of 

2.14 acres (10%).     

 

Staff analysis of Final Plat Submittal: 

 

Lot Layout – The gross density of Phase 2 is 3.88 du/acre, with lots ranging in size from 6,300 

square feet to 11,097 square feet. After Phase 2, there will be 76 platted residential lots, leaving 

no additional residential lots for development in the subdivision.  

 

Common/Open Space and Amenities – To Be Installed in Phase 2: 

• Neighborhood Park (Pickleball Court & Pergola) 

• Natural Pathway through Native Grasses 

• Pocket Park off of N. Silver Wolf Place 

 

Mailbox Clusters – The Applicant has not provided approval from the Star Postmaster, Mel 

Norton on the location of the mailbox clusters for this development. This approval will be 

required prior to signing the final plat.    

 

Streetlights –A Streetlight design has not been provided with the final plat application and a 

lighting plan is also not available. The Applicant shall work with City Staff on the design and 

location of streetlights prior to installation. A cut sheet/design and lighting plan will be 

required before signing the final plat.  

 

Street Names – Letter or approval of street names from Ada County was included in the 

application packet and are reflected accordingly on the submitted final plat.  

 

Subdivision Name – Letter of approval from Ada County Development Services was included in 

the application packet and is reflected on the plat.  

 

Sidewalks – Sidewalks are proposed to be 5 foot wide and attached throughout the 

development.  

 

Landscaping - As required by the Unified Development Code, Chapter 8, Section 8-8C-2-M (2) 

Street Trees; A minimum of one street tree shall be planted for every thirty-five (35) linear feet of 

street frontage. The applicant shall use “Treasure Valley Tree Selection Guide”, as adopted by the 

Unified Development Code. Section 8-8C-2, J5 states that a minimum of one deciduous shade 

tree per four thousand (4,000) square feet of common area shall be provided. The submitted 

landscape plan appears to satisfy these requirements.  
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Shared Driveway – The development appears to have 2 shared driveways on the northern 

portion of the development. Each drive appears to service 2 dwellings and are approximately 

120 feet in length and 28 feet in width.  

 

ADDITIONAL ITEMS TO BE RESOLVED PRIOR TO FINAL PLAT SIGNATURE 

 

1. The applicant shall provide solid fencing along the entire southern boundary of the 

development. In addition, the applicant shall work with the City Engineer to determine 

if additional drainage (French drain) is necessary to alleviate potential erosion along 

the southern property boundary. This shall be a condition prior to signature of final 

plat. 

 

2. The applicant shall work with the Army Corp of Engineers to determine if wetland area 

exists within the development and if mitigation is necessary. Documentation from the 

Corp shall be provided to staff prior to approval of construction drawings. This shall 

be a condition prior to signature of final plat. 

 

PUBLIC NOTIFICATIONS 

 

Notifications of this application were sent to agencies having jurisdiction on May 13, 2024.     

 

                   May 16, 2024,  City Engineer  Email  

 May 24, 2024,   CDH   Standard Letter 

 

FINDINGS 

 

The Council may approve, conditionally approve, deny or table this request.  In order  

to approve this Final Plat, the Unified Development Code requires that Council must find  

the following: 

 

A.  The Plat is in conformance with the Comprehensive Plan. 

The Council finds that this subdivision upon Preliminary Plat approval was in conformance with 

the Comprehensive Plan; no changes have been made to change this status. 

 

B. Public services are available or can be made available and are adequate to accommodate the 

proposed development. 

Staff finds that all public services are available and able to accommodate this development. 

 

C.  There is public financial capability of supporting services for the proposed development. 

Staff knows of no financial hardship that would prevent services from being provided. 

 

D.  The development will not be detrimental to the public health, safety or general welfare; and, 

Staff finds no facts to support that this subdivision phase will be detrimental to the public 

health, safety or general welfare. 
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E.  The development preserves significant natural, scenic or historic features. 

Staff finds that existing conditions have not substantially changed from the approved 

Preliminary Plat of this subdivision. 

 

CONDITIONS OF APPROVAL 

 

1. Per the Development Agreement and prior to signing the final plat, developer is to pay 

the traffic mitigation fee required by the Idaho Transportation Department. The 

developer will pay the City $1,726.20 per buildable lot within each phase prior to 

signature on the final plat for the applicable phase, capped at $113,191.00 The City 

will allocate funds to roadway improvements in the vicinity of the project. Phase 2 has 

36 residential lots for a fee of $62,136 (36 x $1,726.20).  

2. The approved Preliminary Plat for Sellwood Place Subdivision shall comply with all statutory 

requirements of applicable agencies and districts having jurisdiction in the City of Star. 

3. The property associated with this approved Final Plat, in addition to the property of all future 

phases shall be satisfactorily weed abated at all times, preventing a public nuisance, per Star 

City Code Chapter 3, Section 3-1-1 through 3-1-7. 

4. The property associated with this approved Final Plat, in addition to the property of all future 

phases shall be properly maintained at all times, including throughout the construction 

process to include trash picked up and trash receptacles emptied with regular frequency, 

streets swept and cleaned weekly, including any streets used to access the property and all 

debris shall be prevented from accumulating on any adjacent property or public right of way 

and shall remove all debris from public way at least daily. This shall also include, but is not 

limited to any trash, junk or disabled vehicles during any portion of the development 
process. Failure to comply with the above may result in a stop work order being issued until 
the violations are remedied, and/or revocation of preliminary plat/final plat approvals. 

5. Lots 8, and 10-13, Block 6, as they appear on the approved preliminary plat, shall be 

limited to one-story homes. This shall be a condition within the Development 

Agreement. 

6. Prior to signature of the final plat for Phase 1,  the applicant shall provide solid 

fencing along the entire southern boundary of the development. In addition, the 

applicant shall work with the City Engineer to determine if additional drainage (French 

drain) is necessary to alleviate potential erosion along the southern property 

boundary. This shall be a condition within the Development Agreement. 

7. Prior to signature of the final plat for Phase 1, the applicant shall work with the Army 

Corp of Engineers to determine if wetland area exists within the development and if 

mitigation is necessary. Documentation from the Corp shall be provided to staff prior 

to approval of construction drawings. This shall be a condition within the 

Development Agreement. 

8. The applicant shall manage fugitive lighting directed towards existing land uses to the 

east and south of the development. 

9. The applicant shall provide detached sidewalk along the entire frontage of the 

subdivision on Brandon Road. 

10. All signed Irrigation District Agreements with the Irrigation Districts shall be provided to the 

City of Star with each subsequent Final Plat application. 
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11. Pressurized irrigation systems shall comply with the Irrigation District(s) and the City of Star 

Codes.  Plans for pressurized irrigation systems shall be submitted to, and approved by the 

City of Star Engineer, prior to installation.   

12. The approved Preliminary Plat shall comply with the City of Star Unified Development Code 

regarding landscaping, both internal buffers and frontages. (See Section 8-4 B Landscaping 

Requirements) 

13. A plat note supporting the “Right to Farm Act” as per Idaho Code Title 22, Chapter 45, shall 

be shown on the Final Plat. 

14. A plat note shall state that development standards for residential development shall comply 

with the effective building and zoning requirements at time of building permit issuance. 

15. The subsequent Final Plats shall comply with and be in accordance with the current City of 

Star Code, with the exception of any waivers granted by Council. 

16. Requested surety shall be required at 150% of the total estimated installed cost, as approved 

by the City Engineer or Administrator.  The term of approval shall not exceed 180 days. (See 

Section 8-1 C-1 of the Unified Development Code for a list of eligible items.)  

17. A letter from the US Postal Service shall be given to the City at Final Plat stating the 

subdivision is in compliance with the Postal Service. 

18. A form signed by the Star Sewer & Water District shall be submitted to the City prior to the 

signature of the Final Plat stating that all conditions of the District have been met. 

19. A separate sign application is required for any subdivision sign. 

20. As built plans for pressurized irrigation systems shall be submitted to the City of Star prior 

to signature of the final plat. 

21. Applicant shall provide the City with two (2) full size and two (1) 11”x17” copy of the signed 

recorded final plat with all signatures, prior to any building permits being issued.  

22. Development standards for single family residential units shall comply with effective building 

and zoning requirements at time of building permit issuance, or as approved through the 

Development Agreement or as stated herein. 

23. The mylar/final plat shall be signed by the owner, Surveyor, Central District Health, ACHD 

and City Engineer, prior to being delivered to the City of Star for City Clerk’s signature. 

24. A copy of signed irrigation agreements shall be submitted to the City prior to signature of 

the final plat. 

25. All common areas shall be maintained by the Homeowners Association. 

26. The applicant shall provide a sign, to be located at all construction entrances, indicating the 

rules for all contractors that will be working on the property starting at grading and running 

through home sales that addresses items including but not limited to dust, music, dogs, 

starting/stopping hours for contractors (7a.m. start time). Sign shall be approved by the 

City prior to start of construction. 

27. A copy of the recorded CC&R’s shall be submitted to the City of Star prior to any building 

permits being issued. 

28. Prior to signature of the final plat, a signed Irrigation District Agreement with the 

Irrigation Districts shall be provided to the City of Star. This requirement shall be with each 

subsequent Final Plat application. 
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29. Owner/Developer will agree to install a 2” (High Density Polyethylene) HDPE SDR-11 

roll pipe in the shared utility trench to be used for future fiber optic and/or copper 

telecommunication cables.  

30. Any additional Condition of Approval as required by Staff and City Council. 

 

COUNCIL DECISION 

 

The Star City Council _________________ File # FP-24-06 Sellwood Place Subdivision, Final Plat, 

Phase 2, on ________________ ______, 2024.  
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KENT BROWN PLANNING SERVICES
 

3161 E. Springwood Dr Meridian, Idaho 83642   Tel.: 208-871-6842    

April 26, 2024

Star City Council
PO Box 130
Star, ID 83669

RE: Final Plat for Sellwood Place Subdivision No 2

Dear Mayor and Council:
On behalf of Sellwood Properties LLC, please accept this request for Final Plat approval.  The lot 
count for Sellwood Place No 2 is; 36 single-family residential and 5 common lots. This subdivision is 
located at N. Brandon Road.

 Sellwood Place Subdivision No 2 is in compliance with the preliminary plat (AZ20-20;DA 
20-25 &PP20-18) and meets all requirements of conditions.

 Sellwood Place Subdivision No 2 Final Plat is in conformance with: 

1. The approved preliminary plat layout and uses 
2. Acceptable engineering, architectural and surveying practices and local standards.

Evidence of Substantial compliance for the Sellwood Place Subdivision No 2

APPROVED PRELIMINARY SUBDIVISION PHASE TWO 

Total Residential lots -76 Total Residential lots -36
Range of residential lots – 6300- 27,934 Range of residential lots – 6300- 11,097

OPEN SPACE
Qualified open space – 2.14.acres (10%) Qualified open space – 1.98 acres (15.9)
Gross Density- 3 units per acre Gross Density -3.47-units per acre
AMENITIES:  Neighborhood park, playground 
picnic shelter, pathways  

AMENITIES:  Neighborhood  Park playground 
picnic shelter, pathways  

Thank you for your consideration, if you have any question please call me.

Sincerely, 

Kent Brown, Planner



 

City of Star 
P.O. Box 130 

Star, Idaho 83669 

P: 208-286-7247 
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***All information must be filled out to be processed. 

 

 

 

 

Applicant Information:                                                                                                                          

PRIMARY CONTACT IS:  Applicant ___ Owner ___ Representative ___ 

 

Applicant Name: __________________________________________________________   
Applicant Address: ______________________________________  Zip: ______________   
Phone: _______________ Email: ________________________ 
 
Owner Name: ____________________________________________________________   
Owner Address: _________________________________________  Zip: _____________   
Phone: ________________ Email: ________________________ 
 
Representative (e.g., architect, engineer, developer): 
Contact: ___________________________ Firm Name: ___________________________  
Address: ________________________________________________ Zip: ____________ 
Phone: ________________ Email: ________________________ 
 

Property Information:                                                                                                                    

Subdivision Name: ___________________________________     Phase: _____________ 

Parcel Number(s): _________________________________________________________ 

Approved Zoning: ____________________   Units per acre: _____________________ 

Total acreage of phase: ________________   Total number of lots: ________________  

Residential: _______________   Commercial: ____________   Industrial: _____________   

Common lots: ________  Total acreage of common lots: ________  Percentage: _______  

Percent of common space to be used for drainage: ___________     Acres: ____________ 

Special Flood Hazard Area: total acreage ____________ number of homes ___________  

Changes from approved preliminary plat pertaining to this phase:  

     Preliminary Plat   Final Plat 

Number of Residential Lots: _____________________     __________________________ 

Number of Common Lots: ______________________      __________________________ 

Number of Commercial Lots: ____________________     __________________________ 

Roads: _____________________________________     __________________________            

             _____________________________________    __________________________ 

FINAL PLAT APPLICATION 

    FILE NO.: __________________________ 
Date Application Received: ____________  Fee Paid: ___________ 

    Processed by:    City: ________________________ 
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Amenities: __________________________________     __________________________ 

                  __________________________________     __________________________ 

 
Flood Zone Data: (This Info Must Be Filled Out Completely Prior to Acceptance):                                                                                                                                                                                                                                                                                                                                                        

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Application Requirements:                                                                                                                    

(Applications are required to contain one copy of the following unless otherwise noted.) 
  
Applicant           
     (√) Description 

Staff 
   (√) 

  Completed and signed copy of Final Plat Application   

  

Fee:  Please contact the City for current fee. Fees may be paid in person with check or 
electronically with credit card. Please call City for electronic payment. Additional service fee 
will apply to all electronic payments.   

  

Electronic copy of letter of intent and statement of compliance (or substantial compliance) 
with the approved Preliminary Plat and Conditions of Approval. The letter of intent shall 
include the following:  

• Gross density of the phase of the Final Plat submitted 

• Lot range and average lot size of phase 

• Description of approved open space being provided in the submitted phase including 
percentage of overall open space, number and type of approved amenities 

• List any specific approved building setbacks previously approved by Council.    

 
Electronic copy of legal description of the property (word.doc and pdf version with engineer’s 
seal and closure sheet)  

 Electronic copy of current recorded warranty deed for the subject property  

  

If the signature on this application is not the owner of the property, an original notarized 
statement (affidavit of legal interest) from the owner stating the applicant and/or 
representative is authorized to submit this application.   

 Electronic copy of subdivision name approval from Ada County Surveyor’s office.  

 
Copy of the "final" street name evaluation/approval or proof of submittal request from Ada 
County Street Naming  

 Electronic copy of vicinity map showing the location of the subject property  

 One (1) 24” X 36” paper copy of the Final Plat & Electronic Copy**  

 One (1) 11” X 17” paper copy of the Final Plat  

 Electronic copy of the Final landscape plan**  

 

Subdivision Name: ___________________________________     Phase: ____________ 

Special Flood Hazard Area: total acreage ____________ number of homes ___________  

a. A note must be provided on the final plat documenting the current flood zone in 

which the property or properties are located.  The boundary line must be drawn on 

the plat in situations where two or more flood zones intersect over the property or 

properties being surveyed. 
 

b. FEMA FIRM panel(s): #160xxxxxxC, 160xxxxxxE, etc.: ______________________ 

FIRM effective date(s): mm/dd/year _____________________________________ 

Flood Zone(s): Zone X, Zone A, Zone AE, Zone AH, etc.: ____________________ 

Base Flood Elevation(s): AE____.0 ft., etc.: _______________________________ 
 

c. Flood Zones are subject to change by FEMA and all land within a floodplain is 

regulated by Chapter 10 of the Star City Code. 
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 One (1) 11” X 17” copy of the Final landscape plan  

 Electronic copy of site grading & drainage plans**  

 Electronic copy of originally approved Preliminary Plat**  

 Electronic copy of a Plat with all phases marked with changes, if applicable**  

 
Electronic copy of final engineering construction drawings, stamped and signed by a 
registered engineer**  

 
Storm drainage calculations must be submitted for private streets/drives and parking areas 
within subdivisions**  

 Electronic copy of streetlight design and location information  

 Special Flood Information – Must be included on Preliminary/Final Plat and Application form.  

 Electronic copy of all easement agreements submitted to the irrigation companies  

 Electronic copy of the proposed Covenants, Conditions, & Restrictions (CC&R's)  

 

One (1) copy of Electronic versions of submitted applications, including signed Final Plat 
Application, legal description, recorded warranty deed, vicinity map, final plat, landscape 
plan, site grading & drainage plans, copy of original Preliminary Plat, plat with phases 
marked, engineering construction drawings, storm drainage calculations, streetlight design 
and location, and signed irrigation agreements, CC&R’s shall be submitted in original pdf 
format (no scans for preliminary plat, landscape plans or grading and drainage plans) on a 
thumb drive only (no discs) with the files named with project name and plan type.    

 

Upon Recording of Final Plat, the applicant shall submit the following to the Planning 
Department prior to building permit issuance: 

• One (1) 11” X 17” and (1) 18” X 24” recorded copy of Final Plat 

• Electronic copy of final, approved construction drawings 

• Electronic copy of as-built irrigation plans 

• Electronic copy of recorded CC&R’s 

• Proof of required Construction Sign installation at entrance to development (as 
conditioned in Preliminary Plat approval) – Picture of installed sign 

• Electronic copies shall be submitted in pdf format on a thumb drive with the files 
named with project name and plan type. **Original pdf’s are required for all plans – 
No Scanned PDF’s please.  

 

**NOTE:  No building permits will be issued until property is annexed into the Star Sewer & 
Water District and all sewer hookup fees are paid. 
  

 
 

FEE REQUIREMENT:                                                                                                            
 

** I have read and understand the above requirements. I further understand fees are due at the time of filing.    
I understand that there may be other fees associated with this application incurred by the City in obtaining 
reviews or referrals by architect, engineering, or other professionals necessary to enable the City to expedite 
this application.  I understand that I, as the applicant, am responsible for all payments to the City of Star. 
 
 
 
_____________________________________________      ________________________  

Applicant/Representative Signature        Date 
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      A.    All components of installed sprinkler system shall be guaranteed for one (1) year from date of acceptance by Owner.         B.   Fill and repair depressions and replacing plantings due to settlement of irrigation trenches.        C.   Any repair or replacement of the sprinkler system during the guarantee period shall be without any additional cost to the owner.
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A.    Work and materials shall be in accordance with the latest rules, regulations, and other applicable state and local laws.  Nothing in the Contract  Documents is to be construed to permit work not conforming to these codes.  Contractor shall obtain and pay for any and all permits and fees required for this  work.        B.   Perform work with personnel experienced in the work required in this section under the direction of a skilled foreman.        C.   Contractor shall furnish all components, labor, tools, and equipment as necessary for the proper execution and completion of all irrigation work.        D.   During construction, protect materials from damage and prolonged exposure to sunlight.

AutoCAD SHX Text
A.    Any requested substitutions shall be in writing, submitted to the Owner, giving reason for substitution and specifications of requested substituted  product which meet or exceed specified one.
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A.    Prepare an accurate record drawing, as installation proceeds, to be submitted prior to final inspection.  Record drawings to show, by dimension, all  components.        B.   Final payment for sprinkler system will not be authorized until accurate and complete record drawings are submitted.
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A.    Submit manufacturer's operation and maintenance manuals, to include manufacturer's parts catalog, for each head type, valves, and controller.        B.   Provide operation and maintenance instruction to the Owner for proper operation, maintenance, and length of watering time each valve is required to  be open for proper watering of area covered throughout the watering season.        C.    At the beginning of the first winter - drain, blow out, and make any required adjustments to the system, to insure complete winterization.
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A.    Provide owner with the following extra stock items;              1.  One valve key for shut-off and drain valves.              2.  One valve marker keys.              3.  One head of each type.
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1.  Pipe for pressure lines (mainlines) shall be Schedule 40 PVC.  Pipe for lateral lines shall be Class 200 PVC.  Pipe for drip zones shall be minimum 100 PSI Polyethylene (PE).   Pipe shall be continuously and permanently marked with manufacturer's name, size, weight, type, and working pressure. 2.  Fittings shall be Schedule 40 PVC. 3.  Sleeving shall be Class 200 PVC. 4.  Solvent Cement for Joining PVC Piping: ASTM D 2564.  Include Primer according to ASTM F 656
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1.  Small Lawn Areas; Hunter Pro-Spray PROS-4 with Hunter Pro-Spray nozzles.              2.  Large Lawn Area; Hunter PGP heads or Hunter I-20 heads.              3. All heads shall include a triple swing assembly.  Horizontal nipple (parallel to side of lateral lines) shall be a minimum of 6" long.  All other nipples  on swing assembly shall be of length required for proper installation of heads.  A minimum of 12" (maximum of 18") of Swing Riser Pipe and Swing Riser Fittings shall  be on all pop-up spray heads.              4.  Shrub Areas; Netafim Techline CV tubing, .6 GPH/12" Dripperline or Equal Hunter Dripperline.  See manufacturer for the proper dripline in relation to existing soils.
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1.  Circuit valves; Hunter ICV series, sized as not to lose more than 4 PSI through valve. 2.  Manual shut-off valves; brass gate, size same as mainline, non-rising stem.  Place in 6" PVC class 200 sleeve (length as required to be flush with finish grade) with valve box and cover. 3.  Manual drain valves; brass, 1/2" gate or ball.  Place in 2" PVC class 200 sleeve (length as required to be flush with finish grade) with locking valve marker. 3.  Drip zones:  pressure regulating valve (size as required per manufacture's recommendations).
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1.  Hunter ACC-99D 2 wire Decoder System Controller, station number as required, coordinate with manufacturer's recommendations. 2.  Control wire shall be UF-UL listed annealed copper conductor direct burial.  Minimum size; 14 gauge.  Control wire placed next to mainline; provide a 10"-12" expansion coil at 100' intervals and at corners.  Splices at valves shall be with UL listed waterproof wire connectors.  No splices shall be permitted between valve boxes and controller.
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A.    Design system for available PSI and GPM, size mainline pipe so as not to exceed 5 FPS.  Route piping to avoid plants and structures and.  Review layout requirements with existing utilities and respective trades.  Lawn areas and shrub zones shall not be mixes on the same circuit.  Gear heads and pop-up heads shall not be on same zones.  All shrub planting beds shall be irrigated with Netafim tubing. Northern and eastern exposed areas shall not be on the same  zones as southern and western exposed areas.        B.    Coordinate location of sleeves, under paving, with existing utilities and respective trades.        C.    Space all heads so as not to exceed 90 % of manufacturer's performance charts maximum spacing.  Space Netafim tubing in parallel lines not more than  24" apart.
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1.  Over-excavate trenches 2" and bring back to proper depth by filling with sand or fine, rock free soils.  Do not cut roots on existing plants larger than 2".              2.  Cover pipe with 2" sand or fine, rock free soil.              3.  Backfill remaining portion of trench with rock free excavated trenching material and compact to 90%.
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1.  Install manual drain valves on each end of main line.  Provide 1 cu. ft. drain rock below each drain valve.              2.  Slope pipe under paving and walks to drain outside these areas.
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1.  Install pipe in a manner to provide for expansion and contraction  as recommended by the manufacturer.              2.  Install mainline with a minimum of 18" of cover and lateral lines with a minimum of 12" of cover based on finish grade.              3.  Install sleeves under walks and/or paved areas with a minimum of 18" of cover based on finish grade of base material.  Extend all sleeves a minimum of 6" beyond walks, curbs, and/or paving.              4.  Cut pipe square and remove burrs at cut ends prior to installation.  Make solvent weld joints per manufacturer's recommendations.  Do not use an excessive amount of solvent to cause an obstruction to form inside the pipe.              5.  Use Teflon tape on all threaded connections.  Apply per manufacturer's recommendations.

AutoCAD SHX Text
1.  Locate pop-up sprinkler heads no closer than 2" from walk or back of curbs in lawn areas.               2.  Flush all lines prior to installation of heads.              3.  Set all heads perpendicular to and flush with finish grade.              4.  Install Netafim tubing 4" below surface of planting beds, after completion of planting and fine grading.  Pin with 6" wire pins at a maximum of 4' O.C.   Install so all tubing is looped, space lines at 24" O.C. with PVC headers, and provide drain valve for each drip zone.
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1. Controller: Wall mounted in pump house or Pedestal mounted in the field, install per manufacturer's recommendations.  Location per Owner's requirements.              2.  Install control valves in Ametek or Brook plastic valve boxes, size as required for easy access and maintenance.  Provide snap top plastic covers.   Top of valve box to be flush with finish grade and place 1/2 cu. ft. of drain rock in boxes below valves.  Install filter and Pressure Regulating Valve on Netafim  tubing zone(s) per manufacturer's recommendation.              3.  Provide 1 extra control wire to each end of mainline.
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A.    Prior to backfilling, fill mainline with water and pressure test to 100 PSI.  Mainline shall not lose more than 15 PSI in 15 minutes.  Pressure test to be  approved by Owner or Owner's representative.        B.   Perform water coverage test by irrigation industry approved method to insure uniform precipitation rate.  Perform coverage test for each type of  lateral circuit, i.e. one each for lawn rotors, lawn pop-ups.  Coverage test to be approved by Owner or Owner's representative.
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A.    Adjust all heads to be flush and perpendicular with finish grade.  Adjust all heads and or nozzles for distance and arc per field conditions and so  water does not spray on any building, parts of buildings, walks, or paving.
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 A.    Immediately clean up and properly dispose of off site any debris created from sprinkler installation operation.
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SEE SHEETS L3.1 FOR TYPICAL IRRIGATION INSTALLATION DETAILS
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1.6    WARRANTY    WARRANTY A.  Standard one year guarantee stipulated in shall include-  Standard one year guarantee stipulated in shall include- 1. Filling and repairing depressions and replacing plantings due to settlement of irrigation trenches. Filling and repairing depressions and replacing plantings due to settlement of irrigation trenches. 2. Adjusting system to supply proper coverage of areas to receive water. Adjusting system to supply proper coverage of areas to receive water. 3. Ensuring system can be adequately drained.Ensuring system can be adequately drained.
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LANDSCAPE/IRRIGATION WATER TO BE SUPPLIED BY THE IRRIGATION PUMP HOUSE LOCATED AT THE NORTHWEST CORNER OF THE SITE - REFER TO THE CIVIL CONSTRUCTION DRAWINGS FOR INFORMATION AND QUANTITIES.
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ALL-SPEC ENCLOSURE  PLACED ON A  4" THICK CONCRETE PAD (SIZE BY MANUFACTUERER).
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LANDSCAPE/IRRIGATION WATER TO BE SUPPLIED BY THE IRRIGATION PUMP HOUSE LOCATED AT THE NORTHWEST CORNER OF THE SITE - REFER TO THE CIVIL CONSTRUCTION DRAWINGS FOR INFORMATION AND QUANTITIES.  COORDINATE WITH CIVIL COORDINATE WITH CIVIL ENGINEER AND OWNER).
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