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NOTE: PROPOSED TREE LOCATIONS AND QUANTITIES 
SUBJECT TO MODIFICATION BASED ON REMEDIATION 
PLAN.

BOTANICAL NAME / 
COMMON NAME

SIZE MATURE 
HEIGHT / 
SPREAD

WUCOLS

INTERIOR TREES

ARBUTUS MARINA / 
MARINA ARBUTUS

36” 
BOX 
AND 
48” 
BOX

36” 
BOX 
AND 
48” 
BOX

40-50’H X
 25-40’W

L

GEIJERA PARVIFOLIA / 

AUSTRALIAN WILLOW
25-35’H x 20’W L

OLEA EUROPAEA / 

FRUITLESS OLIVE
20-30’H X 
15’-25’ W

L

PLATANUS RACEMOSA / 

CALIFORNIA SYCAMORE
20-90’H X 40’W M

QUERCUS AGRIFOLIA / 

COAST LIVE OAK
35-75’H x 
35-50’W

L

ULMUS PARVIFOLIA 

‘DRAKE’ / DRAKE ELM
40-50’H X 40’W L

CERCIS OCCIDENTALIS / 

REDBUD
10-20’H X 
10-15’W

L

LAGERSTROEMIA INDICA 

‘NATCHEZ’ / NATCHEZ 

WHITE CRAPE MYRTLE

20’H X 20’W L

STREET TREES

LOPHOSTEMON 

CONFERTA / BRISBANE 

BOX

30-40’ H X
 15-25’ W

L

PLATANUS RACEMOSA / 

CALIFORNIA SYCAMORE
40-100’ H X 
40-70’ W

M

QUERCUS ILEX / 

HOLLY OAK
40-100’ H X 
40-70’ W

L

TIPUANA TIPU / 

TIPU TREE
40-60’ H X 
35-50’ W

M
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WATER USE: LOW

Arbutus Marina
MARINA ARBUTUS (40-50’H X 25-40’W)

WATER USE: LOW

Lagerstroemia indica ‘Natchez’

NATCHEZ WHITE CRAPE MYRTLE (20’H X 20’W)

WATER USE: LOW

Cercis occidentalis
REDBUD (10-20’H X 10-15’W)

WATER USE: LOWWATER USE: VERY LOW

WATER USE: LOW

Phormium tenax ‘Sea Jade’Acacia redolens

Muhlenbergia dubia

SEA JADE FLAX (2’H X 2-3’ W)PROSTRATE ACACIA (1-4’H X 10-15’ W)

PINE MUHLY  (1-3’H X 2-4’W)

WATER USE: LOWWATER USE: LOW

WATER USE: MED

Rosmarinus officinalisOlea europea ‘Little Ollie’

Solidago californica

ROSEMARY (4-6’H X 4-5’W)LITTLE OLLIE OLIVE (4-6’H X 4-5’W)

CALIFORNIA GOLDENROD (1-4’H X 1-4’W)

WATER USE: LOW

Eriogonum fasciculatum ‘Dana Point’
BUCKWHEAT (1’-2’ H X 1-2’ W)

WATER USE: LOW

Platanus racemosa
CALIFORNIA SYCAMORE (20-90’H X 40’W)

WATER USE: LOW

Lophostemon conferta
BRISBANE BOX (30-40’ H X 15-25’ W)

WATER USE: MED

Tipu tipuana
TIPU TREE (40-60’ H X 35-50’ W)

WATER USE: LOW

Ulmus parvifolia ‘Drake’
DRAKE ELM (40-50’H X 40’W)

WATER USE: LOWWATER USE: LOW

Salvia clevelandiiEncelia californica
CLEVELAND SAGE (4-5’H)CALIFORNIA ENCELIA (4-5’H)

WATER USE: LOW

WATER USE: LOWWATER USE: MED

Thymus vulgaris

Iris douglasianaPhilodendron ‘Xanadu’

THYME (1-3’H)

DOUGLAS IRIS (1-3’H X 1-2’)KANADU PHILODENDRON (2-3’H X 3-4’ W)

WATER USE: LOW

Lavandula dentata
FRENCH LAVENDER (2-3’ H X 4-5’ W)

WATER USE: LOW

Geijera parvifolia
AUSTRALIAN WILLOW (25-35’H x 20’W)

WATER USE: LOW

Quercus ilex
HOLLY OAK (35-75’H x 35-50’W)

WATER USE: LOW

Olea europaea
FRUITLESS OLIVE (20-30’H X 15’-25’ W)

WATER USE: MODERATE

Chioanthus retusus
CHINESE FRINGE TREE (10-20’H X 10’-20’ W)

WATER USE: MED

WATER USE: LOW

WATER USE: LOW

WATER USE: LOWWATER USE: LOWWATER USE: VERY LOW

WATER USE: LOW WATER USE: LOW

Salvia officinalis

Chondropetalum tectorum

Verbena lilacina ‘De La Mina’

Achillea millefoliumCarex divulsaAristida purpurea

Dianella ‘Clarity Blue’ Juncus patens

COMMON SAGE  (1-3’H)

CAPE RUSH (3’H X 2-4’ W)

LILAC VERBENA (3’H X 2-4’ W)

YARROW (3’H X 2-4’ W)GREY SEDGE (1-2’H X 1-2’W)PURPLE THREE-AWN (1-2’H X 1-2’W)

YARROW (2-3’H X 1-2’ W) CALIFORNIA GREY RUSH (2’H X 2’ W)

TREES EVERGREEN SHRUBS

SUCCULENTS

VINES & GROUNDCOVERS

FLOWERING PERENNIALS & GRASSES

EVERGREEN SHRUBS

STREET TREES

WATER USE: MED

WATER USE: LOW

Bamboo oldhamii

Aeonium canariensis

GIANT TIMBER BAMBOO (50-60’H X 10’W)

CANARY ISLAND ROSE (2-3’ H X 2-3’ W)

WATER USE: LOW

WATER USE: MED WATER USE: MED

WATER USE: LOW

WATER USE: MED

WATER USE: MED

WATER USE: LOWWATER USE: LOW

WATER USE: VERY LOW WATER USE: LOW WATER USE: LOW WATER USE: LOW

Arbutus unedo ‘Compacta’

Rosa Floribunda ‘Iceberg’ Parthenocissus tricuspidata

Agave attenuata ‘Boutin Blue’

Myrica cerifera

Trachelospermum jasminoides

Portulacaria afra ‘Prostrate Form’Dracena draco

Ribes viburnifolium Juniperus sabina Sedum spp. Arctostaphylos x ‘Pacific Mist’

DWARF STRAWBERRY TREE(35’H X 35’W)

ICEBERG CLIMBING ROSE (15’H) VIRGINIA CREEPER (30-50’H)

BLUE FOX TAIL AGAVE (3-4’ H X 3-4’ W)

WAX MYRTLE (6-8’H X 4-5’ W)

STAR JASMINE (18-20’ H)

DWARF ELEPHANT FOOT (6”H X 4-6’W)DRAGON TREE (6’H X 6’W)

EVERGREEN CURRANT (2-3’H X 6-10’W) SAVIN JUNIPER (1-3’H X 3-4’W) STONE CROP (varies) (6”H X 1-3’W) PACIFIC MIST MANZANITA (2-3’H X 6-12’W)

WATER USE: MED

WATER USE: MED WATER USE: MED

WATER USE: LOW

WATER USE: LOW

WATER USE: LOW WATER USE: LOW WATER USE: LOW

Ceanothus ‘Yankee Point’

Ficus pumila Stephanotis floribunda

Agave ‘Blue Glow’

Rosmarinus officinalis prostratus

Echeveria spp. Senecio mandraliscae Hesperaloe parviflora

CEANOTHUS (2-3’H)

CREEPING FIG (25’H X 30’W) MADAGASCAR JASMINE (20’ H)

BLUE GLOW AGAVE (1-2’ H X 2-3’ W)

PROSTRATE ROSEMARY (SPREADING)

HEN AND CHICKS (6”-1’H) BLUE FINGERS (6”-1’H) RED YUCCA (2-3’ H - 3’ W)

WATER USE: LOW WATER USE: VERY LOW

WATER USE: LOW

Aloe vera Pedilanthus macrocarpus

Teucrium fruticans 

ALOE VERA (2’H X 2’W) SLIPPER PLANT (3-5’H X 3-5’W)

BUSH GERMANDER (4-5’H)

WATER USE: LOW

WATER USE: LOW

WATER USE: LOW

Juniperus sabina 

Myrtus communis

Heteromeles arbutifolia
SAVIN JUNIPER (1-3’ H X 3-4’ W)

TRUE MYRTLE (8-12’ H X 8-12’ W)

TOYON (8-12’ H X 8-12’ W)

WATER USE: LOW

Westringia fruticosa
COAST ROSEMARY  (4-6’ H X 4-6’ W)

WATER USE: LOW WATER USE: LOW

Santolina chamaecyparissus Salvia leucantha
SANTOLINA (1’-2 ’H) MEXICAN BUSH SAGE (2’-3 ’H-2’-3 ’H)

PLANTING PALETTE L1-9

WATER USE : LOW

Lomandra longifolia ‘Breeze’
LOMANDRA  (2’H X 2-4’W)

WATER USE: MED

Wisteria  Floribunda ‘Royal Purple’
JAPANESE WISTERIA (10-30’ H X 10-20’W)
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L.9LANDSCAPE NOTES

OPEN PARKING AREA LANDSCAPE REQUIREMENTS (CMC 9162.52)

PARKING SQUARE FOOTAGE = 6370 X 5% = 319 SQ. FT. OF LANDSCAPE REQUIRED (MINIMUM)
                                                                            = 3,318 SQ. FT. OF LANDSCAPE PROVIDED 

PROJECT SUMMARY

OVERALL SITE AREA:                               27 AC (1,185,237 SF)

LEVEL 1 LANDSCAPE AREA:           140,600 SF  
UPPER LEVEL LANDSCAPE AREA:  77,596 SF
TOTAL LANDSCAPE AREA:           218,196 SF

SITE LANDSCAPE PERCENTAGE:          18%

MWELO Water Efficient Landscape Worksheet
Reference Evapotranspiration (ETo) = 43.81

PlantHydrozone #
/Planting

Descriptiona
Regular Landscape Areas

Factor (PF)
Irrigation
Methodb

Irrigation
Efficiency

(IE)c

ETAF
(PF/IE)

Landscape
Area (sq, ft,)

ETAF x Area
Water Use
(ETWU)e

Totals

Special Landscape Areas

Totals

ETWU Total

Maximum Applied Water Allowance (MAWA)e

aHydrozone #/Planting Description
E.g
1.) front lawn
2.) low water use plantings
3.) medium water use planting

bIrrigation Method
overhead spray
or drip

cIrrigation Efficiency
0.75 for spray head
0.81 for drip

dETWU (Annual Gallons Required) =

eMAWA (Annual Gallons Allowed) = (Eto) ( 0.62) [ (ETAF x LA) + ((1-ETAF) x SLA)]
where 0.62 is a conversion factor that converts acre-inches per acre per year to gallons per square foot per year, LA is the total landscape area
in square feet, SLA is the total special landscape area in square feet, and ETAF is .55 for residential areas and 0.45 for non-residential areas.

ETAF Calculations

Regular Landscape Areas
Total ETAF x Area

Total Area

Average ETAF

All Landscape Areas

Total ETAF x Area

Total Area

Sitewide ETAF

114,485.56 Average ETAF for Regular Landscape Areas must
be 0.55 or below for residential areas, and 0.45 or
below for non-residential areas.

LOW 0.2 DRIP 0.81 0.25 54,549 13,468.89 365,844.65

218,196 114,485.56

218,196.00

0.52

0.52

Estimated Total

MEDIUM 0.5 DRIP 0.81 0.62 163,647 101,016.67 2,743,843.90

4,031,240

3,109,689

218,196.00

3,109,689

114,485.56

IRRIGATION DESIGN NOTES
THE IRRIGATION SYSTEM WILL BE A FULLY AUTOMATIC UNDERGROUND 
DRIP SYSTEM.  BACKFLOW PREVENTION DEVICES WILL BE INSTALLED TO 
MEET ALL LOCAL AND CITY APPLICABLE CODES.  THE IRRIGATION SYSTEM 
WILL BE DESIGNED AND CONSTRUCTED TO MEET AND OR EXCEED 
MODEL WATER EFFICIENT LANDSCAPE ORDINANCES (MWELO).  WATER 
CONSERVATION PRODUCTS (HIGH EFFICIENCY / LOW PRECIPITATION) AND 
AN EVAPOTRANSPIRATION (ET) WEATHER BASED CONTROL SYSTEM WILL 
BE INCORPORATED INTO THE SYSTEM DESIGN.

GENERAL DESIGN NOTES
1.  THE LANDSCAPE PLAN WILL COMPLY WITH ALL CITY LANDSCAPE 
STANDARDS AND DESIGN GUIDELINES. 
2.  ALL LANDSCAPE SHALL BE MAINTAINED FREE OF ENCROACHMENT INTO 
ALL PUBLIC RIGHT OF WAY, UTILITIES, POWER LINES AND EASEMENTS.
 3. ALL REQUIRED LANDSCAPE AREAS (INCLUDING PUBLIC RIGHT-OF-WAY) 
SHALL BE MAINTAINED BY OWNER. THE LANDSCAPE AREAS SHALL BE 
MAINTAINED PER CITY OF LAS VEGAS REQUIREMENTS.
4. ALL LANDSCAPE SHALL BE INSTALLED PER THE APPROVED SOILS 
REPORT RECOMMENDATIONS FOR SOIL COMPOSITION AND AMENDMENT.
5. THE LANDSCAPE SHALL COMPLY WITH ALL SEPARATION AND CLEAR 
ZONES RELATIVE TO EXISTING SITE UTILITIES, LANDSCAPE AND 
PROPOSED UTILITIES.

PLANTING DESIGN NOTES
THE SELECTION OF PLANT MATERIAL IS BASED ON CULTURAL, AESTHETIC, 
AND MAINTENANCE CONSIDERATIONS. ALL PLANTING AREAS SHALL BE 
PREPARED WITH APPROPRIATE SOIL  AMENDMENTS, FERTILIZERS, AND 
APPROPRIATE SUPPLEMENTS BASED UPON A SOILS REPORT  FROM 
AN AGRICULTURAL SUITABILITY SOIL SAMPLE TAKEN FROM THE SITE. 
GROUND COVERS OR BARK MULCH SHALL FILL IN BETWEEN THE SHRUBS 
TO SHIELD THE SOIL FROM THE SUN, EVAPOTRANSPORATION AND RUN-
OFF.  ALL THE FLOWER AND SHRUB BEDS SHALL BE MULCHED TO A 3” 
DEPTH TO HELP CONSERVE WATER, LOWER THE SOIL TEMPERATURE AND 
REDUCE WEED GROWTH. THE SHRUBS SHALL BE ALLOWED TO GROW IN 
THEIR NATURAL FORMS. ALL LANDSCAPE IMPROVEMENTS SHALL FOLLOW 
THE CITY OF CARSON GUIDELINES.

WATER CONSERVING LANDSCAPE
WATER CONSERVING LANDSCAPING WILL BE UTILIZED AS REQUIRED 
BY CITY AND STATE MANDATE SB1881 CHARACTERISTICS SUCH AS 
EXPOSURE, LIGHT INTENSITY, SOIL ANALYSIS, SITE DRAINAGE, AND
IRRIGATION. PROPER PLANT SELECTION BASED ON SITE 
CHARACTERISTICS WILL ENHANCE THE PLANTS LIKELIHOOD OF 
BECOMING ESTABLISHED IN THE SITE AND REDUCE POTENTIAL 
INCIDENCES OF LOW VIGOR, EXCESSIVE MAINTENANCE, DISEASE, OR 
DEATH.

PLANT PALETTE NOTES
THE PRELIMINARY PLANTING PALETTE REPRESENTS PROPOSED, AND OR, 
SUGGESTED PLANTS FOR THE PROJECT. THE EXACT SPECIES OF PLANT 
WILL NOT BE DETERMINED UNTIL DETAILED PLANS ARE PREPARED.  IN 
SOME INSTANCES PLANT MATERIALS INDICATED MAY NOT BE USED AND 
WILL BE SUBJECT TO REPLACEMENT.  IN THOSE CASES EQUAL OR LOWER 
WATER CONSUMPTION PLANTS WILL BE UTILIZED.

TREE SURVEY NOTES
ALL EXISTING TREES ON-SITE ARE PROPOSED TO BE REMOVED AND HAVE 
NOT BEEN DEPICTED DUE TO ACCESS TO PRIVATE PROPERTY OR NOT 
SUBJECT TO PROTECTED TREE SPECIES.  NO EXISTING OAK TREES, NOR 
NATIVE PROTECTED TREE SPECIES ARE ON-SITE.

LANDSCAPING AND OPEN SPACE NARRATIVE
Located within the urban context, of the City of Carson, Imperial Avalon 
responds to the need of mixed-use development by creating an iconic 
architectural vocabulary and implementing strong vehicular and pedestrian 
connectivity to the neighboring communities and nearby uses. 

The perimeter landscape is intended to encourage walkability and pedestrian 
uses and will be designed to blend into the surrounding community and 
streetscape character.  Internal streetscape design will likewise encourage 
pedestrian connectivity to nearby commercial uses, residential amenities and 
park uses, while providing points of interest at key nodes.  As distinguished 
from the exterior landscape, the interior courtyards and recreation areas 
will provide areas for both active and passive uses.  Multi-use spaces with 
enhanced communal amenities will be provided to encourage social and 
private moments through the use of garden courtyards, swimming pools, BBQ 
areas, fire pits and play areas.

The Senior Living component of the project applies sensitivity and functionality 
to the pedestrian experience and creates moments of tranquility, reflection 
and opportunities for gathering, while introducing garden features that engage 
sensory experiences.  The landscape will be designed with predominantly 
drought tolerant species, the use of natives and seasonal ornamental 
plantings providing interest in color and texture in locations with varieties 
of solar access.  The landscape planting and irrigation will comply with 
requirements set forth by the City of Carson, CA.  The irrigation design will be 
a fully automatic, underground water use and conservation system, with high 
efficiency and low precipitation rates, using an evapotranspiration weather-
based control system.  The selection of plant material is based on geographic, 
cultural, aesthetic and low maintenance considerations.

(CMC 9168)

USABLE OPEN SPACE (CMC 9126.28)

OVERALL SITE AREA:                               1,185,237 SF

USABLE OPEN SPACE:                      458,950 SF  

PERCENTAGE OF USABLE OPEN
SPACE TO OVERALL SITE AREA:                             41%

ENCROACHMENTS (CMC 9126.29)
EVERY PART OF A REQUIRED YARD OR OPEN SPACE SHALL BE OPEN 
AND UNOBSTRUCTED FROM FINISHED GRADE OR FLOOR SURFACE 
TO THE SKY EXCEPT FOR THE FACILITIES INDICATED BY THE TABLE IN 
CMC 9126.
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L.9LANDSCAPE NOTES

OPEN PARKING AREA LANDSCAPE REQUIREMENTS (CMC 9162.52)

PARKING SQUARE FOOTAGE = 6370 X 5% = 319 SQ. FT. OF LANDSCAPE REQUIRED (MINIMUM)
                                                                            = 3,318 SQ. FT. OF LANDSCAPE PROVIDED 

PROJECT SUMMARY

OVERALL SITE AREA:                               27 AC (1,185,237 SF)

LEVEL 1 LANDSCAPE AREA:           140,600 SF  
UPPER LEVEL LANDSCAPE AREA:  77,596 SF
TOTAL LANDSCAPE AREA:           218,196 SF

SITE LANDSCAPE PERCENTAGE:          18%

MWELO Water Efficient Landscape Worksheet
Reference Evapotranspiration (ETo) = 43.81

PlantHydrozone #
/Planting

Descriptiona
Regular Landscape Areas

Factor (PF)
Irrigation
Methodb

Irrigation
Efficiency

(IE)c

ETAF
(PF/IE)

Landscape
Area (sq, ft,)

ETAF x Area
Water Use
(ETWU)e

Totals

Special Landscape Areas

Totals

ETWU Total

Maximum Applied Water Allowance (MAWA)e

aHydrozone #/Planting Description
E.g
1.) front lawn
2.) low water use plantings
3.) medium water use planting

bIrrigation Method
overhead spray
or drip

cIrrigation Efficiency
0.75 for spray head
0.81 for drip

dETWU (Annual Gallons Required) =

eMAWA (Annual Gallons Allowed) = (Eto) ( 0.62) [ (ETAF x LA) + ((1-ETAF) x SLA)]
where 0.62 is a conversion factor that converts acre-inches per acre per year to gallons per square foot per year, LA is the total landscape area
in square feet, SLA is the total special landscape area in square feet, and ETAF is .55 for residential areas and 0.45 for non-residential areas.

ETAF Calculations

Regular Landscape Areas
Total ETAF x Area

Total Area

Average ETAF

All Landscape Areas

Total ETAF x Area

Total Area

Sitewide ETAF

114,485.56 Average ETAF for Regular Landscape Areas must
be 0.55 or below for residential areas, and 0.45 or
below for non-residential areas.

LOW 0.2 DRIP 0.81 0.25 54,549 13,468.89 365,844.65

218,196 114,485.56

218,196.00

0.52

0.52

Estimated Total

MEDIUM 0.5 DRIP 0.81 0.62 163,647 101,016.67 2,743,843.90

4,031,240

3,109,689

218,196.00

3,109,689

114,485.56

IRRIGATION DESIGN NOTES
THE IRRIGATION SYSTEM WILL BE A FULLY AUTOMATIC UNDERGROUND 
DRIP SYSTEM.  BACKFLOW PREVENTION DEVICES WILL BE INSTALLED TO 
MEET ALL LOCAL AND CITY APPLICABLE CODES.  THE IRRIGATION SYSTEM 
WILL BE DESIGNED AND CONSTRUCTED TO MEET AND OR EXCEED 
MODEL WATER EFFICIENT LANDSCAPE ORDINANCES (MWELO).  WATER 
CONSERVATION PRODUCTS (HIGH EFFICIENCY / LOW PRECIPITATION) AND 
AN EVAPOTRANSPIRATION (ET) WEATHER BASED CONTROL SYSTEM WILL 
BE INCORPORATED INTO THE SYSTEM DESIGN.

GENERAL DESIGN NOTES
1.  THE LANDSCAPE PLAN WILL COMPLY WITH ALL CITY LANDSCAPE 
STANDARDS AND DESIGN GUIDELINES. 
2.  ALL LANDSCAPE SHALL BE MAINTAINED FREE OF ENCROACHMENT INTO 
ALL PUBLIC RIGHT OF WAY, UTILITIES, POWER LINES AND EASEMENTS.
 3. ALL REQUIRED LANDSCAPE AREAS (INCLUDING PUBLIC RIGHT-OF-WAY) 
SHALL BE MAINTAINED BY OWNER. THE LANDSCAPE AREAS SHALL BE 
MAINTAINED PER CITY OF LAS VEGAS REQUIREMENTS.
4. ALL LANDSCAPE SHALL BE INSTALLED PER THE APPROVED SOILS 
REPORT RECOMMENDATIONS FOR SOIL COMPOSITION AND AMENDMENT.
5. THE LANDSCAPE SHALL COMPLY WITH ALL SEPARATION AND CLEAR 
ZONES RELATIVE TO EXISTING SITE UTILITIES, LANDSCAPE AND 
PROPOSED UTILITIES.

PLANTING DESIGN NOTES
THE SELECTION OF PLANT MATERIAL IS BASED ON CULTURAL, AESTHETIC, 
AND MAINTENANCE CONSIDERATIONS. ALL PLANTING AREAS SHALL BE 
PREPARED WITH APPROPRIATE SOIL  AMENDMENTS, FERTILIZERS, AND 
APPROPRIATE SUPPLEMENTS BASED UPON A SOILS REPORT  FROM 
AN AGRICULTURAL SUITABILITY SOIL SAMPLE TAKEN FROM THE SITE. 
GROUND COVERS OR BARK MULCH SHALL FILL IN BETWEEN THE SHRUBS 
TO SHIELD THE SOIL FROM THE SUN, EVAPOTRANSPORATION AND RUN-
OFF.  ALL THE FLOWER AND SHRUB BEDS SHALL BE MULCHED TO A 3” 
DEPTH TO HELP CONSERVE WATER, LOWER THE SOIL TEMPERATURE AND 
REDUCE WEED GROWTH. THE SHRUBS SHALL BE ALLOWED TO GROW IN 
THEIR NATURAL FORMS. ALL LANDSCAPE IMPROVEMENTS SHALL FOLLOW 
THE CITY OF CARSON GUIDELINES.

WATER CONSERVING LANDSCAPE
WATER CONSERVING LANDSCAPING WILL BE UTILIZED AS REQUIRED 
BY CITY AND STATE MANDATE SB1881 CHARACTERISTICS SUCH AS 
EXPOSURE, LIGHT INTENSITY, SOIL ANALYSIS, SITE DRAINAGE, AND
IRRIGATION. PROPER PLANT SELECTION BASED ON SITE 
CHARACTERISTICS WILL ENHANCE THE PLANTS LIKELIHOOD OF 
BECOMING ESTABLISHED IN THE SITE AND REDUCE POTENTIAL 
INCIDENCES OF LOW VIGOR, EXCESSIVE MAINTENANCE, DISEASE, OR 
DEATH.

PLANT PALETTE NOTES
THE PRELIMINARY PLANTING PALETTE REPRESENTS PROPOSED, AND OR, 
SUGGESTED PLANTS FOR THE PROJECT. THE EXACT SPECIES OF PLANT 
WILL NOT BE DETERMINED UNTIL DETAILED PLANS ARE PREPARED.  IN 
SOME INSTANCES PLANT MATERIALS INDICATED MAY NOT BE USED AND 
WILL BE SUBJECT TO REPLACEMENT.  IN THOSE CASES EQUAL OR LOWER 
WATER CONSUMPTION PLANTS WILL BE UTILIZED.

TREE SURVEY NOTES
ALL EXISTING TREES ON-SITE ARE PROPOSED TO BE REMOVED AND HAVE 
NOT BEEN DEPICTED DUE TO ACCESS TO PRIVATE PROPERTY OR NOT 
SUBJECT TO PROTECTED TREE SPECIES.  NO EXISTING OAK TREES, NOR 
NATIVE PROTECTED TREE SPECIES ARE ON-SITE.

LANDSCAPING AND OPEN SPACE NARRATIVE
Located within the urban context, of the City of Carson, Imperial Avalon 
responds to the need of mixed-use development by creating an iconic 
architectural vocabulary and implementing strong vehicular and pedestrian 
connectivity to the neighboring communities and nearby uses. 

The perimeter landscape is intended to encourage walkability and pedestrian 
uses and will be designed to blend into the surrounding community and 
streetscape character.  Internal streetscape design will likewise encourage 
pedestrian connectivity to nearby commercial uses, residential amenities and 
park uses, while providing points of interest at key nodes.  As distinguished 
from the exterior landscape, the interior courtyards and recreation areas 
will provide areas for both active and passive uses.  Multi-use spaces with 
enhanced communal amenities will be provided to encourage social and 
private moments through the use of garden courtyards, swimming pools, BBQ 
areas, fire pits and play areas.

The Senior Living component of the project applies sensitivity and functionality 
to the pedestrian experience and creates moments of tranquility, reflection 
and opportunities for gathering, while introducing garden features that engage 
sensory experiences.  The landscape will be designed with predominantly 
drought tolerant species, the use of natives and seasonal ornamental 
plantings providing interest in color and texture in locations with varieties 
of solar access.  The landscape planting and irrigation will comply with 
requirements set forth by the City of Carson, CA.  The irrigation design will be 
a fully automatic, underground water use and conservation system, with high 
efficiency and low precipitation rates, using an evapotranspiration weather-
based control system.  The selection of plant material is based on geographic, 
cultural, aesthetic and low maintenance considerations.

(CMC 9168)

USABLE OPEN SPACE (CMC 9126.28)

OVERALL SITE AREA:                               1,185,237 SF

USABLE OPEN SPACE:                      458,950 SF  

PERCENTAGE OF USABLE OPEN
SPACE TO OVERALL SITE AREA:                             41%

ENCROACHMENTS (CMC 9126.29)
EVERY PART OF A REQUIRED YARD OR OPEN SPACE SHALL BE OPEN 
AND UNOBSTRUCTED FROM FINISHED GRADE OR FLOOR SURFACE 
TO THE SKY EXCEPT FOR THE FACILITIES INDICATED BY THE TABLE IN 
CMC 9126.
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LANDSCAPE NOTES L1-10
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SCALE:  1”=300’

TOTAL LANDSCAPE AREA

PROJECT SUMMARY
OVERALL SITE AREA: 3,734,413 SF

PARK LANDSCAPE AREA: 216,328 SF

WAREHOUSE LANDSCAPE AREA: 574,900 SF

TOTAL LANDSCAPE AREA: 791,228 SF

SITE LANDSCAPE PERCENTAGE: 21.1%

USABLE OPEN SPACE*
OVERALL SITE AREA: 3,734,413 SF

PUBLIC PLAZA AREA: 32,630 SF*

TOTAL USABLE OPEN 
SPACE:

305,169 SF

PERCENTAGE OF USABLE 
OPEN SPACE TO OVERALL 
SITE AREA:

8.17%

CARSON REQUIREMENTS.

Project Name:

Project Address:

Reference Evapotranspiration (ETo)   43.8  In./Yr. Residential Project?  No

Hydrozone # Plant Irrigation Irrigation ETAF Landscape ETAF Estimated Total
/ Planting Factor Methodᵇ Efficiency (PF / IE) Area x Water Use

Descriptionᵃ (IE)ᶜ (Sq. Ft.) Area (ETWU)ᵈ

Totals: 201,834 79,060
Estimated Total Water Use (ETWU) Total: 2,147,446

 Maximum Applied Water Allowance (MAWA)ᵉ:  2,467,015

ᵃ Hydrozone # / Planting Description ᵇ Irrigation Method ᶜ Irrigation Efficiency
E.g. Overhead Spray of 0.75 for Spray
1.) Front Lawn Drip 0.81 for Drip
2.) Low Water Use Plantings
3.) Medium Water Use Plantings

ᵈ ETWU (Annual Gallons Required) =  ETo x 0.62 x ETAF x Area
Where 0.62 is a conversion factor that converts acre-inches/acre/year to gallons/square foot/year.

ᵉ MAWA (Annual Gallons Allowed) =  ETo x 0.62 x [(ETAF x LA) + ((1 - ETAF) x SLA)]
Where 0.62 is a conversion factor that converts acre-inches/acre/year to gallons/square foot/year,
LA is the total landscape area in square feet, SLA is the total special landscape area in square feet, 
and ETAF is 0.55 for residential projects and 0.45 for non-residential projects.

Evapotranspiration Adjustment Factor (ETAF) Calculations

This non-residential project complies with the WELO and its average ETAF is less than 0.45

Regular Landscape Areas All Landscape Areas
Total ETAF x Area 79,060 Total ETAF x Area 79,060
Total Area 201,834 Total Area 201,834
Average ETAF 0.39 Average ETAF 0.39

WATER EFFICIENT LANDSCAPE WORKSHEET

Faring Imperial Avalon

 
 

This worksheet is filled out by the project applicant and it is a required element of the Landscape Documentation Package

12,405 336,946
3.  Moderate Water Use 
Turf 0.80 Overhead 0.75 1.07 25,852 27,662 751,351

2.  Moderate Water Use 
Plantings 0.50 Drip 0.81 0.62 20,008

  Regular Landscape Areas
1.  Low Water Use 
Plantings 0.20 Drip 0.81 0.25 155,974 38,994 1,059,149

Carson Country Mart

158,362

30,198

822,006

98,184

32,312

633,446 158,362 4,300,465

2,666,285

877,461

288,858

7,844,211

9,479,616

288,858

822,006

.35

288,858

822,006

.35

(CMC 9168)

Average ETAF for Regular Landscape Areas must be .55 or below for residential areas, and 0.45 or below for 
non-residential areas. 

Carson, CA 90745

USABLE OPEN SPACE AREA

*USABLE OPEN SPACE MEETS REQUIREMENTS STATED IN THE DISTRICT SPECIFIC PLAN
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3SCALE�  1���   1
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E;TERIOR ELEVATIO1S � %8IL'I1* E LEFT

4SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* E FRO1T

1E;TERIOR ELEVATIO1S � %8IL'I1* E RI*HT

BUILDING FLOOR PLANS & ELEVATIONS A21.01

MATERIALS .E<1OTES

MT�01 SWDQGLQJ SHDP MHWDO PDQHO� :KLWH

MT�0� SWDQGLQJ SHDP MHWDO PDQHO� CRUWHQ SWHHO
MT�0�

MT�0�

MT�0� PDLQWHG MHWDO� %ODFN
MT�0� PDLQWHG MHWDO� MHGLXP *UD\

TS�0�

 LRZ�E SWRUHIURQW *ODVV

THQDQW SLJQDJH� :DOO�MRXQWHG

*L�01

TS�01

SWDQGLQJ SHDP MHWDO PDQHO� MHGLXP *UD\

CRUUXJDWHG MHWDO PDQHO� 'DUN *UD\

THQDQW SLJQDJH� PLQ�MRXQWHG

ST�01 SWXFFR PODVWHU� :KLWH

MT�0� CRUUXJDWHG MHWDO PDQHO� *DOYDQL]HG
MT�0� CRUUXJDWHG MHWDO PDQHO� LLJKW *UD\

MT�0� PDLQWHG MHWDO� :KLWH

MHWDO   MT

*ODVV   *L

SWXFFR   ST

ST�0� SWXFFR PODVWHU� LLJKW *UD\
ST�0� SWXFFR PODVWHU� 'DUN *UD\

:'�01 :RRG CODGGLQJ� 1DWXUDO
:RRG   :'

:'�0� :RRG SFUHHQ� 1DWXUDO

CT�01 CRQFUHWH� %RDUG�FRUPHG
CRQFUHWH   CT

CT�0� CRQFUHWH� AUFKLWHFWXUDO FLQLVK

*S�01 *UHHQVFUHHQ LDQGVFDSH PDQHO
*UHHQVFUHHQ   *S

THQDQW SLJQDJH   TS
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1E;TERIOR ELEVATIO1S � %8IL'I1* F RI*HT

BUILDING FLOOR PLANS & ELEVATIONS A21.02

MATERIALS .E<1OTES

MT�01 SWDQGLQJ SHDP MHWDO PDQHO� :KLWH
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CRUUXJDWHG MHWDO PDQHO� 'DUN *UD\
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ST�01 SWXFFR PODVWHU� :KLWH
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MT�0� CRUUXJDWHG MHWDO PDQHO� LLJKW *UD\
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:RRG   :'

:'�0� :RRG SFUHHQ� 1DWXUDO

CT�01 CRQFUHWH� %RDUG�FRUPHG
CRQFUHWH   CT

CT�0� CRQFUHWH� AUFKLWHFWXUDO FLQLVK

*S�01 *UHHQVFUHHQ LDQGVFDSH PDQHO
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THQDQW SLJQDJH   TS
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1SCALE�  1���   1
�0�
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3SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* * LEFT

4SCALE�  1���   1
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E;TERIOR ELEVATIO1S � %8IL'I1* * FRO1T

1E;TERIOR ELEVATIO1S � %8IL'I1* * RI*HT

BUILDING FLOOR PLANS & ELEVATIONS A21.03

MATERIALS .E<1OTES

MT�01 SWDQGLQJ SHDP MHWDO PDQHO� :KLWH

MT�0� SWDQGLQJ SHDP MHWDO PDQHO� CRUWHQ SWHHO
MT�0�

MT�0�

MT�0� PDLQWHG MHWDO� %ODFN
MT�0� PDLQWHG MHWDO� MHGLXP *UD\

TS�0�

 LRZ�E SWRUHIURQW *ODVV

THQDQW SLJQDJH� :DOO�MRXQWHG

*L�01

TS�01

SWDQGLQJ SHDP MHWDO PDQHO� MHGLXP *UD\

CRUUXJDWHG MHWDO PDQHO� 'DUN *UD\

THQDQW SLJQDJH� PLQ�MRXQWHG

ST�01 SWXFFR PODVWHU� :KLWH

MT�0� CRUUXJDWHG MHWDO PDQHO� *DOYDQL]HG
MT�0� CRUUXJDWHG MHWDO PDQHO� LLJKW *UD\

MT�0� PDLQWHG MHWDO� :KLWH

MHWDO   MT

*ODVV   *L

SWXFFR   ST

ST�0� SWXFFR PODVWHU� LLJKW *UD\
ST�0� SWXFFR PODVWHU� 'DUN *UD\

:'�01 :RRG CODGGLQJ� 1DWXUDO
:RRG   :'

:'�0� :RRG SFUHHQ� 1DWXUDO

CT�01 CRQFUHWH� %RDUG�FRUPHG
CRQFUHWH   CT

CT�0� CRQFUHWH� AUFKLWHFWXUDO FLQLVK

*S�01 *UHHQVFUHHQ LDQGVFDSH PDQHO
*UHHQVFUHHQ   *S

THQDQW SLJQDJH   TS
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LEGEND

BUILDING FLOOR PLANS & ELEVATIONS A21.11

2FLOOR PLA1 � %8IL'I1* ' 	 . *RO81' FLOOR
SCALE�  1���   1
�0� 1SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* ' 	 . RI*HT

2SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* ' 	 . REAR

3SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* ' 	 . LEFT

4SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* ' 	 . FRO1T

MATERIALS .E<1OTES

MT�01 SWDQGLQJ SHDP MHWDO PDQHO� :KLWH

MT�0� SWDQGLQJ SHDP MHWDO PDQHO� CRUWHQ SWHHO
MT�0�

MT�0�

MT�0� PDLQWHG MHWDO� %ODFN
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TS�0�
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:RRG   :'

:'�0� :RRG SFUHHQ� 1DWXUDO
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*S�01 *UHHQVFUHHQ LDQGVFDSH PDQHO
*UHHQVFUHHQ   *S
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BUILDING FLOOR PLANS & ELEVATIONS A21.21

2FLOOR PLA1 � %8IL'I1* A *RO81' FLOOR
SCALE�  1���   1
�0�

2SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* A REAR

3SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* A LEFT

4SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* A FRO1T

1SCALE�  1���   1
�0�

E;TERIOR ELEVATIO1S � %8IL'I1* A REAR

MATERIALS .E<1OTES

MT�01 SWDQGLQJ SHDP MHWDO PDQHO� :KLWH

MT�0� SWDQGLQJ SHDP MHWDO PDQHO� CRUWHQ SWHHO
MT�0�

MT�0�

MT�0� PDLQWHG MHWDO� %ODFN
MT�0� PDLQWHG MHWDO� MHGLXP *UD\

TS�0�

 LRZ�E SWRUHIURQW *ODVV

THQDQW SLJQDJH� :DOO�MRXQWHG

*L�01

TS�01

SWDQGLQJ SHDP MHWDO PDQHO� MHGLXP *UD\

CRUUXJDWHG MHWDO PDQHO� 'DUN *UD\

THQDQW SLJQDJH� PLQ�MRXQWHG

ST�01 SWXFFR PODVWHU� :KLWH

MT�0� CRUUXJDWHG MHWDO PDQHO� *DOYDQL]HG
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MHWDO   MT

*ODVV   *L

SWXFFR   ST
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:RRG   :'
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1. FIELD COLOR -  XXXXX 
 
 
2. ACCENT COLOR -  XXXXX 
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4. BASE ACCENT COLOR -  XXXXX 
 
 
5. GLAZING - SEE KEYNOTE 5 - PPG VISTACOOL PACIFICA REFLECTIVE #2. 

FINISH SCHEDULE KEYNOTES 000

1. PRIMARY BUILDING ENTRANCE. 
 
2. PAINTED 12' WIDE X 15' HIGH VERTICAL LIFT TRUCK DOOR. 
 
3. PAINTED 9' WIDE X 10' HIGH VERTICAL LIFT TRUCK DOOR. 
 
4. 3' X 7' PAINTED METAL MAN DOOR. 
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2. PAINTED 12' WIDE X 15' HIGH VERTICAL LIFT TRUCK DOOR. 
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FINISH SCHEDULE

KEYNOTES 000

1. PRIMARY BUILDING ENTRANCE. 
 
2. PAINTED 12' WIDE X 15' HIGH VERTICAL LIFT TRUCK DOOR. 
 
3. PAINTED 9' WIDE X 10' HIGH VERTICAL LIFT TRUCK DOOR. 
 
4. 3' X 7' PAINTED METAL MAN DOOR. 
 
5. 2" WIDE X 3/4" DEEP HORIZONTAL / VERTICAL REVEAL. 
 
6. BLUE GLASS IN CLEAR ANODIZED ALUMINUM STOREFRONT FRAME SYSTEM. 
 
7. PAINTED CONCRETE TILT-UP EXTERIOR WALL CONSTRUCTION. 
 
8. PROPOSED FUTURE TENANT SIGNAGE LOCATION. 
 
9. 8' HIGH BLACK TUBULAR STEEL ROLLING GATE - TYP. AT ALL TRUCK YARD ENTRANCES.   
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