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Multiple Species Conservation Plan (MSCP) Narrow Endemics

MSCP Narrow Endemic Species were not observed within the study area. Furthermore, no narrow endemic
species have the potential to occur within the development footprint. A complete list of all narrow endemic
species with their potential to occur is provided in Appendix C.

Multiple Species Conservation Program (MSCP) Subarea Plan Conformance

The Multi-Habitat Planning Area (MHPA) is land that has been included within the City’s Multiple Species
Conservation Program’s (MSCP) Subarea Plan for habitat conservation (City 1997). These areas have been
determined to provide the necessary habitat quantity, quality, and connectivity to support the future viability
of San Diego’s unique biodiversity and thus are considered to be a sensitive biological resource. Vegetation
communities occurring within the MSCP study area have been divided into four tiers of sensitivity based on rarity
and ecological importance.

Tier | habitats, being the most sensitive, include southern foredunes, Torrey pine forest, coastal bluff scrub,
maritime succulent scrub, maritime chaparral, native grasslands, and oak woodlands. Tier Il includes coastal sage
scrub and coastal sage scrub/chaparral. Tier IlIA includes mixed chaparral and chamise chaparral. Tier llIB includes
non-native grassland. Tier IV, the least sensitive classification, includes disturbed land, agriculture, and ornamental
vegetation. In general, wetlands are considered highly sensitive habitats. Mitigation ratios are provided in the
City Biological Guidelines (City 2018) for impacts to biological resources or vegetation communities and vary
depending on the resource sensitivity (i.e., tier classification), and whether impacted resources are located
within or outside of the MHPA.

Narrow Endemic species were not observed within the study area. Furthermore, no narrow endemic species have
the potential to occur within the development footprint.

The project site contains lands both within and outside of the MHPA. Measurable impacts associated with the
proposed project are less than 25% of the total parcel size. Neither a MHPA boundary line correction or
adjustment are required (Figure 4). However, since the project parcel is within and adjacent to the MHPA the
City’s MHPA Land Use Adjacency Guidelines will apply.

MHPA Land Use Adjacency Guidelines

Land uses planned or existing adjacent to the MHPA must comply with the MHPA Land Use Adjacency
Guidelines. These guidelines are detailed in the City’s MSCP Subarea Plan (City of San Diego 1997)
and include guidance to ensure minimal impacts to the MHPA occur because of adjacent land uses. Specific items
that must be addressed by projects adjacent to the MHPA include: Drainage, Toxics, Lighting, Noise, Barriers,
Invasive, Brush Management, and Grading/Land Development. A discussion of the how the proposed project will
comply with the MHPA Land Use Adjacency Guidelines is provided below. Each of these guidelines are considered
conditions of approval and are included as such on the civil and brush management drawings.

1. Drainage — The proposed project improvements will not drain directly into the MHPA. Developed areas
onsite will not release toxins, chemicals, petroleum products, exotic plant materials and other elements
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that may degrade or harm the habitat quality within the adjacent MHPA. Areas on-site but outside of the
development footprint will maintain the existing natural drainage patterns.

2. Toxics — As detailed in the drainage discussion toxic waste or chemicals will not be allowed to impact the
habitat quality of the adjacent MHPA. The proposed project will not directly drain any toxics chemicals
or waste into the MHPA.

3. Lighting —The proposed project will comply with the MHPA lighting guidelines by ensuring that all lighting
onsite is directed away from the MHPA.

4. Noise — The project is designed to minimize noise impacts to the adjacent MHPA. Furthermore, the
topography of the site which slopes steeply to the south (approximately 100-foot elevation differences
between site pad and native scrub habitat) will minimize noise impacts to the MHPA.

5. Barriers — The project will install a new chain link fence between the development footprint and the MHPA.

In addition, the topography of the site which slopes steeply to the south (approximately 100-foot
elevation differences between site pad and native scrub habitat) creates a natural barrier that will prevent
unnecessary intrusion into the MHPA.

6. Invasives — The proposed project will not introduce invasive non-native plant material into or adjacent to
the MHPA.

8. Brush Management — The proposed project complies with City regulation regarding the necessary brush
management areas. This includes the establishment of brush management zones (BMZ) one and two.
BMZ Zone 1 is included within the development footprint and BMZ Zone 2 is considered impact neutral
and is allowed to occur within the MHPA.

9. Grading/Land Development — Per the direction provided in the land use adjacency guidelines all grading
and land improvements proposed have been included in the development footprint.

Project Impact Analysis

Vegetation Communities

The proposed development will impact approximately 24% of the total property (Tables 1 & 2, Figure 4). Direct
impacts to 0.16-acre (or 6,991 square feet) of non-native grassland habitat will occur (Table 1). Measurable
impacts to DCSS (Tier 1) habitat will not occur. However, the portion of DCSS that occurs within BMZ 2 will be
selectively thinned as part of the required brush management activities in accordance with City regulations (Table
3). Per City of San Diego Biological Guidelines (2018), BMZ Zone 2 thinning activities, while having the potential
to adversely affect biological resources, are not considered potentially significant inside the MHPA and are treated
as impact neutral (Table 3, Figure 4).

Table 1 Project Impact Summary

Vegetation Type Total On-Site (acres) Total Direct Impacts* Total Habitat Within
(acres) Existing Easement Areas
(acres)**
Diegan Coastal Sage Scrub 0.34 NA 0.007 (344 square feet)
Non-native Grassland 0.33 0.16 0.07 (3,338 square feet)
*=includes project footprint and brush management zone 1, **= not part of the proposed project
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Table 2 Project Impacts to Vegetation Communities Within and Outside of the MHPA
Vegetation Type Total Impacts (acres) Impacts within the Impacts outside of the
MHPA (acres) MHPA (acres)
Diegan coastal sage scrub
(Tier 1) 0 0 0
Non-Native Grassland 0.16 0.15 0.01
(Tier 1)
Table 3 Brush Management Zone 2 Impacts to Vegetation Communities
Inside the MHPA (acres) Outside the MHPA (acres)
Diegan Coastal Sage Scrub 0.25 0.04
Non-native Grassland 0.10 NA
*= impacts associated with BMZ 2 are not considered significant per the City’s Biology guidelines and do not require mitigation

In addition to the project impacts detailed above, site development will also require temporary impacts related
to realigning the sewer line located along the western portion of the property (Figure 4). These sewer line impacts
are considered temporary in nature and will not count as a permanent impact that would require mitigation.
Furthermore, these impacts do not count towards the 25% MHPA project encroachment threshold as they are
exempt per Section 143.001 of the City’s Environmentally Sensitive Lands (ESL) that provides Limited Exceptions
for City sewer line projects. Temporary impacts related to the sewer realignment are detailed below in Table 4.

Table 4 Sewer Realignment Impacts
Habitat Impact Detail
Non-native grassland (within existing easement on-site) 200 square feet (24” trench x 100°)
Diegan coastal sage scrub (off-site) 46 square feet (24” trench x 23’)

Sensitive Species

The proposed project will conserve on-site moderately suitable habitat for the following sensitive wildlife species:
Coronado skink, California rufous-crowned sparrow, Bell’s sage sparrow, orange throat whiptail, coastal whiptail,
rosy boa, red-diamond rattlesnake, San Diego black-tailed jackrabbit, San Diego desert woodrat, coast horned
lizard, and coastal California gnatcatcher.

No sensitive plants were observed on-site or are expected to occur (Appendix C).

Sensitive Habitats
The project will directly impact 0.16-acre of non-native grassland habitat (Tier Ill) which will require habitat-based
mitigation (Table 4). Direct impacts requiring mitigation will not occur DCSS habitat.

Jurisdictional Waters (Wetlands)
As detailed within the survey section, wetlands or waters do not occur within the study area as observed in the
field. No impacts will occur to jurisdictional waters or wetland habitat.
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Mitigation

The project as proposed will require mitigation for direct impacts to 0.16-acre of non-native grassland habitat
(Tables 1-4). Impacts associated with brush management zone 2 will not require mitigation (Table 3). Table 4
below details the mitigation requirements for the proposed project. Habitat mitigation will be satisfied by
purchasing Tier Ill mitigation credits off-site at a City approved mitigation bank.

Table 4 Project Mitigation Requirements
Non-native Mitigation Total Mitigation
Grassland Ratio Requirement
Impacts within the MHPA (acres) 0.15 1:1* 0.15
Impacts outside of the MHPA (acres) 0.01 0.5:1** 0.025
Total (acres) 0.16 NA 0.175
*= Impacts inside the MHPA and conservation inside the MHPA, **= Impacts outside of the MHPA with conservation inside the MHPA

Temporary impacts related to realigning the sewer line will be restored by implementing erosion control measures
and applying a native grassland seed mix. The native grassland seed mix will contain at a minimum the following
plant species: purple needlegrass (Stipa pulchra), dwarf plantain (Plantago erecta), goldfields (Lasthenia
californica), foothill needlegrass (Stipa lepida), California poppy (Eschscholzia californica), arroyo lupine (Lupinus
succulentus), tidy tips (Layia platyglossa) and owl's clover (Castilleja exserta).

Conclusion and Recommendations

The project as proposed will impact 0.16-acre of non-native grassland habitat that will require off-site mitigation.
Habitat based mitigation will be accomplished through the purchase of 0.175 mitigation credits at an approved
City of San Diego mitigation bank. Due to the projects sites location within and adjacent to the MHPA,
implementation of the City’s MHPA land use adjacency guidelines will be required as a condition of approval. In
addition the project will be subject to coastal California gnatcatcher requirements, and Avian requirements for
those species with a moderate potential to occur: rufus-crowned sparrow, and Bell's sage sparrow.

In addition, clearing of vegetation on-site represents a potentially significant impact to nesting bird species. As a
mitigation measure for this potential impact, if any construction work is proposed to occur during the migratory
bird or raptor breeding season (February 1 through August 31), a qualified biologist will be required to conduct a
bird and raptor survey no more than three days prior to scheduled operations to ensure that no nesting birds in
the project area would be impacted. If an active nest is identified, a buffer would be established between the
construction activities and the nest so that nesting activities are not interrupted. No project construction would
be allowed to occur within the fenced zone until the young have fledged and will not be impacted by the project.
This will reduce the potential impact to below a level of significance. Specifically for the coastal California
gnatcatcher the following measures will apply to the project:

e Avoidance of Breeding Season: No clearing, grubbing, grading, or other construction activities
should occur between March 1 and August 15 in areas known to be occupied by the coastal
California gnatcatcher.
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e Pre-Construction Surveys: If construction activities must occur during the breeding season, a
qualified biologist possessing a valid Endangered Species Act Section 10(a)(1)(A) Recovery
Permit must survey the habitat areas within the Multi-Habitat Planning Area (MHPA) that would
be subject to construction noise levels exceeding 60 decibels (dB(A)) hourly average. These
surveys should be conducted pursuant to the protocol survey guidelines established by the U.S.
Fish and Wildlife Service within the breeding season prior to the commencement of any
construction.

e Noise Restrictions: Between March 1 and August 15, no construction activities should occur
within any portion of the site where such activities would result in noise levels exceeding 60
dB(A) hourly average as measured by a qualified acoustician at the edge of occupied gnatcatcher
habitat. If construction noise is expected to exceed this threshold, noise attenuation measures
must be implemented to reduce noise levels below 60 dB(A), or construction activities should be
rescheduled to avoid the breeding season.

Standard siltation and erosion control Best Management Practices (BMPs) will be implemented during
construction, including boundary silt fencing, gravel bags, fiber rolls, weed-free straw wattles and mulch, and
slope stabilization. The landscape plan will stipulate that project landscaping will not include exotic plant species
listed on the California Invasive Plant Council's (Cal-IPC) “Invasive Plant Inventory” list.

If you have questions regarding the analysis or conclusions presented herein, please contact me at (760) 492-3342.

Korey Klutz
Principal Biologist

Attachments

Figure 1 — Regional Location

Figure 2 — Project Location

Figure 3 — Biological and Jurisdictional Resources

Figure 4 — Project Impacts

Appendix A — Botanical Resources Observed

Appendix B — Zoological Resources Observed

Appendix C — Sensitive Species with the Potential to Occur
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MHPA ENCROACHMENT ANALYSIS:

LOT SIZE: 29,380 S.F. (.67 AC.)
MAX. DEVELOPMENT AREA: 7,345 S.F. (25%)

DEVELOP. AREAS:
STRUCT. FOOTPRINT (LWR LVL + GARAGE): 2,546 S.F.

HARDSCAPE / DECKS: 1,082 S.F.
DRIVEWAY: 352 S.F.
LANDSCAPE / BMZ-1 3,008 S.F.

PROPOSED TOTAL DEV. AREA: 6,991 S.F. (24%)
ENCROACHMENT INTO MHPA: 24%

Proposed 2-Story

Single Family Residence
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BOUNDARY
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MHPA INTERACTIVE MAP
AND (CALIFORNIA COORDINATES)
(TYPICAL)

" . — — — ~— PROPOSED COVENANT OF

EASEMENT BOUNDARY

(LIMIT OF BMZ-1)
ADJUSTED MHPA  \
/ BOUNDARY LINE

N

N
\
/
\ [ NeoR T2 \ \ VMAP NO. 2623 / \
N \\ POR. LOT 27 \
\ \\ “ 2

\‘\ EXISTING MHPA

BOUNDARY

FROM CITY OF SAN DIEGO

MHPA INTERACTIVE MAP

AND (CALIFORNIA COORDINATES)
(TYPICAL)

SCALE: 1" = 40’

PROPOSED COVENANT OF EASEMEMT

UNAUTHORIZED CHANGES & USES

CAUTION: The Engineer preparing these plans will not be responsible for,
or liable for, unauthorized change to or uses of these plans. All changes
to the plans must be in writing and must be approved by the preparer of

AT

JANUARY 15, 2026

LEGAL DESCRIPTION:

A PORTION OF LOT 27, ALVARADO, IN THE CITY OF SAN DIEGO, COUNTY OF SAN
DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 2823, FILED IN THE OFFICE
OF THE COUNTY RECORDER OF SAN DIEGO COUNTY NOVEMBER 14, 1951.

APN:461-430-07-00

BENCHMARK

CITY OF SAN DIEGO BRASS PLUG LOCATED IN THE TOP OF CURB AT THE CURB INLET AT THE
CUL-DE-SAC OF TOYON ROAD.
ELEVATION 248.715" MEAN SEA LEVEL (N.G.V.D. 1929).

NOTES

1. THE SOURCE OF THE TOPOGRAPHIC INFORMATION SHOWN HEREON IS ON THE GROUND SURVEY
BY VINCENT JANUSZEWSKI (LS 9214) JULY 2015.

2. THE USE OF PROPOSED LOT IS SINGLE-FAMILY RESIDENCE.

3. THE SUBJECT PROPERTY IS SERVED BY SANITARY SEWER LATERALS AND WATER
SERVICES CONNECTED TO CITY OF SAN DIEGO MAINS.

4, ONSITE EASEMENTS ARE AS SHOWN.

5. SITE RUNOFF IS TO BE DIRECTED TO LANDSCAPING AND THEN COLLECTED AND PUMPED
TO TOYON ROAD WHERE IT COMMINGLES WITH RUNOFF FROM OTHER PROPERTIES BEFORE
ENTERING THE PUBLIC CURB INLET IN TOYON ROAD, ADJACENT TO THE SITE.

6. FOR LANDSCAPE AND HARDSCAPE, SEE LANDSCAPE PLAN.

7. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITTEE SHALL
ENTER INTO A MAINTENANCE AGREEMENT FOR THE ONGOING PERMANENT BMP MAINTENANCE,
SATISFACTORY TO THE CITY ENGINEER.

8. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE OWNER/PERMITTEE SHALL INCORPORATE
ANY CONSTRUCTION BMP’S NECESSARY TO COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION 1 (GRADING
REGULATIONS) OF THE SAN DIEGO MUNICIPAL CODE, INTO THE CONSTRUCTION PLANS OR SPECIFICATIONS.

9. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT THE OWNER/PERMITTEE SHALL SUBMIT A
WATER POLLUTION CONTROL PLAN (WPCP). THE WPCP SHALL BE PREPARED IN ACCORDANCE WITH
THE GUIDELINES IN PART 2 CONSTRUCTION BMP STANDARDS CHAPTER 4 OF THE CITY’S STORM
WATER STANDARDS.

10. PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE APPLICANT SHALL SUBMIT A TECHNICAL
REPORT THAT WILL BE SUBJECT TO FINAL REVIEW BY THE CITY ENGINEER, BASED ON THE STORM
WATER STANDARDS IN EFFECT AT THE TIME OF THE CONSTRUCTION PERMIT ISSUANCE.

11. AN ENCROACHMENT MAINTENANCE AND REMOVAL AGREEMENT WILL BE REQUIRED FOR
PRIVATE PRIVATE IMPROVEMENTS WITHIN THE RIGHT OF WAY, IF ANY.

12, ALL PROPOSED PUBLIC IMPROVEMENTS SHALL BE IN ACCORDANCE WITH CURRENT CITY STANDARDS
AT THE TIME OF THEIR CONSTRUCTION.

PROJECT STORM WATER CLASSIFICATION

ITEM 7 OF PART "E" OF THE STORM WATER APPICALBILITY CHECKLIST (FORM DS-560) INCLUDES A DEFINITION
CONCERNING "ISOLATED DISCHARGE" FROM A PROJECT PROPOSING GREATER THAN 2500 SF OF

CREATED OR REPLACED IMPERVIOUS AREA TO AN ENVIRONMENTALLY SENSITIVE AREA (ESA). IF DISCHARGE
TO AN ESA IS NOT "ISOLATED", BUT INSTEAD "COMMINGLED WITH DISCHARGE FROM ADJACENT LANDS"

IT IS NOT CONSIDERED A "DIRECT DISCHARGE" AND SO IS NOT CLASSIFIED A PRIORITY DEVELOPMENT

PROJECT (PDP), FOR STORM WATER PURPOSES, BY THIS DEFINITION, THE SUBJECT PROJECT COLLECTS RUNOFF
FROM THE PROPOSED DEVELOPED PART OF THE SITE AND IS PUMPED TO AN EXISTING CURB INLET IN TOYON ROAD,
WHERE IT COMMINGLES WITH RUNOFF FROM ADJACENT LANDS THAT FLOW TO THIS SAME CURB INLET AND SO
DOES NOT MEET THE REQUIREMENT FOR IT TO BE CONSIDERED A PDP. THE CITY HAS DETERMINED, FOR THE
PROPERTY WESTERLY OF THIS PROJECT, THAT IT IS IRRELEVANT IF SUBSEQUENT COMMINGLED LATER DISCHARGE
ISTO AN ESA.

THIS PROJECT IS CLASSIFIED AS A STANDARD DEVELOPMENT PROJECT, FOR STORM WATER PURPOSES, AS IT
DOES NOT MEET ANY OF THE DEFINITIONS THAT WOULD REQUIRE IT TO BE CLASSIFIED A PDP.

ANTONY K. CHRISTENSEN, RCE 54021
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APPROVED EXHIBIT "A"

prOJECT No. PRJ-0688248

APPROVAL NO(S) PMT-253511

APPROVED BY: Christian Hoppe

on:December 5, 2025

DEVELOPMENT SERVICES DEPARTMENT

oare: 01-15-2026

gy: Christian Hoppe

Development Project Manager

CONSTRUCTION NOTES

KILL EX 1" WATER SERVICE AT MAIN.

PROPOSED PRIVATE 4'PVC PRESSURE PIPE FROM 3636 CATCH BASIN PUMP TO EXISTING
CURB INLET BOX @100 = 0.43 CFS

PROPOSED 12° DRIVEWAY PER SDG -160 (NO SIDEWALK)
PROPOSED COVENANT OF EASEMENT

MASONRY SITE RETAINING WALL (TYPICAL)

PROPOSED 6" TRENCH DRAIN (TYPICAL)

@O®® ®

@ AREA DRAIN (TYPICAL)

PROPOSED 4" PVC DRAIN (TYPICAL)

@ PROPOSED 4" DRAIN PROPOSED POINT OF CONNECTION TO PROPOSED CONCRETE DITCH
PROPOSED CONCRETE DITCH

@ PROPOSED 3636 CATCH BASIN WITH 5 HP GOULDS PUMP (WS50D4 OR EQUIV.)
Q100 = 0.43 CFS; TDH 38.69. TO INCLUDE FLOAT SWITCHES, ALARM AND CHECK VALVE

@ 4" PVC PRESSURE LINE FROM PUMPS

@ PROPOSED CONCRETE STAIRS AND LANDINGS
PROPOSED LOWER LEVEL OF BUILDING

@ PROPOSED PUBLIC SEWER MANHOLE (TYPICAL)

PROPOSED 3° VEGETATED SWALE WITH TURF REINFORCEMENT MAT
SEE DETAIL ABOVE

@ LIMIT OF WORK LINE

PROPOSED PVT 4" SEWER LATERAL WITH CLEANOUT. EMRA REQUIRED.

PROPOSED PUBLIC 8" PVC SEWER MAIN TO JOIN EXISTING PUBLIC SEWER MANHOLE
‘ PROPOSED PIBLIC 8" PVC SEWER MAIN

@ VISIBILITY TRIANGLE
NO OBSTRUCTION, INCLUDING SOLID WALLS IN THE VISIBILITY AREA, SHALL EXCEED
3 FEET IN HEIGHT. PLANT MATERIAL, OTHER THAN TREES, LOCATED WITHIN VISIBILTY
AREAS OR ADJACENT PUBLIC RIGHT-OF-WAY, SHALL NOT EXCEED 36 INCHES IN HEIGHT,
MEASURED FROM THE LOWEST GRADE ABUTTING THE PLANT MATERIAL TO THE TOP
OF THE PLANT MATERIAL.

@22) EXISTING PUBLIC SEWER MAIN TO BE ABANDONED.
23) PROPOSED 10" PUBLIC SEWER EASEMENT
@4) PROPOSED 1" WATER SERVICE

@ POTENTIAL 20" WIDE OFFSITE PUBLIC SEWER EASEMENT TO BE OBTAINED
(IF REQUIRED) BY THE CITY OF SAN DIEGO. THE APPLICANT IS NOT AN AGENT
OF THE CITY OF SAN DIEGO AND CANNOT ENTER INTO NEGOTIATIONS ON THE
CITY’S BEHALF. AS SHOWN, ADDITION PUBLIC SEWER MAIN EXISTS NORTH-
EASTERLY OF THE REALIGNED SEWER SEGMENT.

GRADING DATA

AREA OF SITE - 29.830 S.F. (0.675 AC)
AREA OF SITE TO BE GRADED - 6,991 SF
PERCENT OF SITE TO BE GRADED - 23.4%

AMOUNT OF CUT - 315 CY C.Y.

AMOUNT OF FILL- 285 C.Y.

AMOUNT OF EXPORT - 30 C.Y

EARTHWORK ASSUMES &" SLAB AND 4" SAND BUILDING,

5" DRIVEWAY SECTION, 4" PATIO/WALKWAYS)

MAXIMUM HEIGHT OF FILL SLOPE - 4’

MAXIMUM HEIGHT OF CUT SLOPE - 3’

MAXIMUM HEIGHT OF VERTICAL CUT: 9 INSIDE BUILDING,
4 FEET OUTSIDE BUILDING

MAXIMUM HEIGHT OF VERTICAL FILL: 9 FEET WITHIN BUILDING,
5’ OUTSIDE OF BUILDING

RETAINING WALL: 95 ; MAX HEIGHT 5" (4.5" RETAINING)

EXISTING IMPERVIOUS AREA = 0.0 AC (0%)
PROPOSED (CREATED/REPLACED) IMPERVIOUS AREA = 4,873 SF0.112 AC (16.3%)

JANUARY 15, 2026

— e — AIIOTYH, CHROTEOHT, REE oA

0 10 20 30 40
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5 \ BOTANICAL NAME MATURE TRIANGULAR
PROPOSED SEWER COMMON NAME SIZE HT XSPD 7 SPACING)
LATERAL W/ CLEANQUT \ EXISTING COASTAL o T TEXANUM SGAL. 5X5 SLOPE REVEGETATION (ZONE 1 PLANTINGS)
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)\ % @ MYRTUS COMMUNIS COMPACTA 5 GAL. 3X3 (PLANT 3070.C. TRIANGULAR SPACING)
_ - COMPACT MYRTLE
— = MHPA LAND USE NOTES:
 — DRAINAGE:
All new and proposed parking lots and developed areas in and adjacent to the preserve must not drain directly Project Tile:
\ into the MHPA. All developed and paved areas must prevent the release of toxins, chemicals, petroleum products,
SEWER EASEMENT exotic plant materials and other elements that might degrade or harm the natural environment or ecosystem TOYON ROAD
processes within the MHPA RESIDENCE

This project incorporates measures to reduce impacts to the MHPA by installing drainage swales and catch
\ basins fronting the MHPA areas. these swales and catch basins will be maintained as necessary
LIGHTING:
All lighting shall be directed away from the MHPA, development shall provide shielding with non-inasive plant NeW S|ng|e
\ material to protect sensitive species in the MHPA.

BARRIERS: Famlly
\ Owner shall provide signage along the MHPA boundary to discourage any access to the area. Residence

EXISTING BRUSH MANAGEMENT:
NON-NATIVE \ Brush management plans have been prepared for this project, see sheet L-2.

N \ All new and proposed parking lots and developed areas in and adjacent to the preserve must not drain directly DEVELOPMENT
+ F into the MHPA. All developed and paved areas must prevent the release of toxins, chemicals, petroleum products, PERM |T

\ exotic plant materials and other elements that might degrade or harm the natural environment or ecosystem
processes within the MHPA

GARDEN (E) LANDSCAPING

San Diego, CA
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Developer:

ALL PLANTERS SHALL RECEIVE 3" APP OVED EXHIBIT "A" JOSHUA VOLEN

LAYER OF SHREDDED BARK MULCH rojECT 0. PRI-0688248
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APPROVAL NO(S)

SAN DIEGO, CA 92100
MINIMUM TREE SEPARATION DISTANCE: APPROVED By: Christian Hoppe TEL. (000) 000-0000

DRIVEWAYS - 10 FEET on:December 5, 2025
TRAFFIC SIGNAL, STOP SIGN - 20 FEET DEVELOPMENT SERVICES DEPARTMENT Revisions:
UNDERGROUND UTILITY LINES - 5 FEET (SEWER - 10 FEET) o
INTERSECTIONS (INTERSECTING CURB LINES OF TWO pate: 01-15-2026 g Christian Hoppe

Development Project Manager

STREETS) - 25 FEET PLANCHECK CORRECTIONS
ABOVE GROUND UTILITY STRUCTURES (TRANSFORMERS,

HYDRANTS, POLES, ETC.) - 10 FEET
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NOTE:

1. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE STANDARDS OF THE CITY-WIDE LANDSCAPE
_ REGULATIONS, AND THE CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE STANDARDS AND ALL
. = OTHER LANDSCAPE RELATED CITY AND REGIONAL STANDARDS.

W \3’1-91 REVEGETATE THIS AREA W/ CONTAINER 2. AN AUTOMATIC IRRIGATION SYSTEM SHALL BE PROVIDED AS REQUIRED FOR PROPER IRRIGATION, DEVELOPMENT
STOCK AND ROOTED CUTTINGS OF AND MAINTENANCE OF THE VEGETATION. THE DESIGN OF THE SYSTEM SHALL PROVIDE ADEQUATE SUPPORT FOR
MYOPORUM PARVIFOLIUM 36" O.C. AND THE VEGETATION SELECTED.

— —PERMANENT IRRIGATION 3. A RAISED CONCRETE OR OTHER CURB OF AT LEAST 6 INCHES IN HEIGHT WILL BE PROVIDED TO ALL LANDSCAPE Sheet Title:

T E : AREAS IN OR ADJACENT ALL VUA AREAS FOR PROTECTION FROM VEHICULAR DAMAGE.

T Landscape

- _ = Notes:

— g o MAP 2822 ) 1. All Landscape and Irrigation shall conform to the standards of the Development
— T N pER _ — City-Wide Landscape Regulations and the City of San Diego Land . Plan
- € ASEME _— Development Manual Landscape Standards and all other Landscape Vicinity Map

—_

;>\\N/>*C’E — related City and Regional Standards.

—_ 2. Maintenance: All required landscape areas shall be maintained by Owner.
IRRIGATION SYSTEMS ARE TO BE INSTALLED IN ACCORDANCE WITH THE Landscape and irrigation areas in the public right-of-way shall be maintained

— CRITERIA AND STANDARDS OF THE CITY OF SAN DIEGO LANDSCAPE by Owner. The landscape areas shall be maintained free of debris and
ORDINANCE SECTION 142.0403 AND THE CITY OF SAN DIEGO LAND litter,and all plant material shall be maintained in a healthy growing
DEVELOPMENT MANUAL LANDSCAPE STANDARDS. condition. Diseased or dead plant material shall be satisfactorily treated or
— - replaced per the conditions of the permit.

\ ALL REQUIRED PLANTING AREAS AND ALL EXPOSED SOIL AREAS WITHOUT 3. A minimum root zone of 40sf in area shall be provided for all trees. The

J ‘ \ VEGETATION SHALL BE COVERED WITH MULCH TO A MINIMUM DEPTH OF 3 minimum dimension for this area shall be 5 feet, per SDMC 142.0403(b)(5).

INCHES, EXCLUDING SLOPES REQUIRING REVEGETATION PER SDMC 142.0411. 4. Trees shall be maintained so that all branches over pedestrian walkways
are 6 feet above the walkway grade and branches over vehicular travel
ways are 16 feet above the grade of the travel way per the San Diego

Municipal Code, Section 142.0403(b)(10).

PLANCHECK CORRECTIONS

A\
PLANCHECK CORRECTIONS

A\

A\

—

AN
v N ,
>
O / <E) CURB

// inese Flame Tree Visibility Triangle

/ Street Tree No obstruction higher
1- (24" Box) than 36"\ height

Signatures:
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BOUNDAR

Drawings Prepared By:

Project No.:

T
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—\!
L

Steven H. Hutter

21003

Drawn By: Checked By:
SH SH
Date:

, ) North 1. ALL CANOPY TREES SHALL BE PROVIDED WITH 40 SQ. FT. ROOT ZONE

% / AND PLANTED IN AN AIR AND WATER PERMEABLE LANDSCAPE AREA. 5. Tree Maintenance: All pruning shall comply with the standards if the American National
o THE MINIMUM DIMENSION (WIDTH) OF THIS AREA SHALL BE 5 FEET. Standards Institute (ANSI) for tree care operations and the International Society of

\ 2.  TREE ROOT BARRIERS "DEEP ROOT UB-24" SHALL BE INSTALLED WHERE Arboriculture (ISA) for tree pruning. Topping of trees is not permitted.

O
TREES ARE PLACED WITHIN 5' OF PUBLIC IMPROVEMENTS, INCLUDING WALKS, , N . .
\ \ ‘ N | / CURBS, STREET PAVEMENT, OR WHERE NEW PUBLIC IMPROVEMENTS ARE PLACED 6. Ifany required landscape indicated on the approved construction documents plan is

/

caNO*OL

damaged, or removed during demolition or construction, it shall be repaired and/or 3/10/2023

ADJACENT TO EXISTING TREES. DO NOT WRAP ROOT BARRIER AROUND ROOTBALL. replaced in kind and equivalent size per the approved documents to the satisfaction
of the Development Services Department within 30 days of damage.

Sheet No.:

SCALE 1 L - 1

Landscape Development Plan =

All drawings and written material contained herein are the property of HUTTER DESIGNS, INC (Designer) and cannot be used and/or reproduced in whole or in part without the written consent of the designer. Copyright@ZOOO—2021 HUTTER DESIGNS, INC. DATE: 5/14/2024
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BRUSH MANAGEMENT ZONE WIDTH REQUIREMENTS "
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cit ©
BRUSH MANAGEMENT REQUIREMENTS s O TR ow i S
~ —_ Q) O
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: ZONE ONE WIDTH ALL WALLS AND DOORS FACING cll o 25 <
(SDMC Section 142.0412). W/ PERMANENT IRRIGATION 10 FT. BRUSH MANAGEMENT ZONE 1 ofl £ <93
SHALL BE 1 HR RATED AND ALL 2 < oo
pr tp Selectively Thin and Prune Plants and Trees in Zone 2 and Avoid Clearing Sensitive Vegetation in WINDOWS SHALL BE DUAL GLAZED 8 ) 2 85 :
. . _ . o Violation of the Code. ZONE TWO WIDTH 90 FT. / TEMPERED GLASS. Nl & 5 62
Any property containing a habitable structure and native or naturalized vegetation is L 8 0o -
required to provide 100 feet of brush management in two distinct zones: Zone 1 and Zone 2. Step 1: Remove.... as much dead wood as you can and invasive species within the Brush Management Zone areas. B L %’ o
Special requirements may apply (i.e. pre-1989 development). Check with Fire-Rescue or + -8 N -9
DSD before you begin brush management work. Step 2: Thin.... the entire Zone 2 area. Start by cutting down 50% of the plants over 2 feet in height to a height of % © R G ..
6 inches. Don’t go any lower than 6 inches so the roots remain to control soil erosion. The goal is to create a “mosaic” PROPOSED COVENANT - V=
Brush Management Zone 1 typically extends 35 feet out from the habitable structure or more natural look, as shown below, so do your cutting in a “staggered” pattern. Leave uncut plant groupings up to OF EASEMENT
towards flammable vegetation, and occurs on the level portion of a property. 400 square feet — that's a 20x20-foot area, or an area that can be encircled by an 80-foot rope — separated by
groupings of plants cut down to 6 inches. Thinning should be prioritized as follows: 1) invasive non-native species; RN EXIS
- Zone 1 must be maintained on a regular basis by thinning and pruning trees and plants, 2) non-native species; 3) flammable native species; 4) native species; and 5) regionally sensitive species. AR SAGI-EI-”S\IC();RCOASTAL -
controlling weeds, and maintaining irrigation systems. R UB HABITAT N84° & 09"E 464
San Diego Fire F_l:ucu': Dr;::l.r'..zmr:n't requires 100 fi v/ v/~ ¥ -, 2V,
* No habitable structures are permitted. New construction (i.e. fences, walls, palapas, play ) » {isdincs hoslsmminly oM. roin s wieiing BRUSH MANAGEMENT S S A
structures, gazebos, and decks) must be non-combustible and/or have a minimum 1-hour e pognlin | Zoer s ] ZONE 2 - 90' WIDTH /A S S A
fire resistance rating. Previously conforming structures (legally constructed prior to ) T AYL v S S
ordinance) may remain unless they constitute a distinct danger to life or property. é" /W : ‘ : v
@' v, v v v
« Plants should be primarily low-growing (less than 4 feet in height), low-fuel, and EXISTING MHPA BOUNDARY FROM DS S
fire-resistive THE CITY OF SAN DIEGO MHPA @ e
' i AR INTERACTIVE MAP AND WL
Vogotation CALIFORNIA COORDINATES SR A
* All portions of trees, other than the trunk, which extend within ten feet of a structure or the S *’?‘va 0 ]
outlet of any chimney, must be cut back. — D87 7 / - T
) .
LIMIT OF BMZ-1 ) AY A W
* Trees adjacent to or overhanging any building must be free of dead wood. ///w A / V4 Vi
Before Brush Management After Thinning and Pruning /w% ) % / /w
» Roof and rain gutters must be free of leaves, needles, or other dead vegetative growth. - —— 7 IX*/ AN A )(W /. % /
Brush Management Zone 2 is the remaining 65 feet that extends beyond Zone 1, typically Step 3: Prune.... all plants or plant groupings that are left after the thinning process to achieve the horizontal and R — \11::\ A% X°/’W Y ¥ /W)V/W%'W /1
comprised of undisturbed vegetation on a slope subject to sensitive biological resource vertical clearances shown in the illustration below. (For trees in Eucalyptus Woodlands areas, see FPB Policy B-08-1.) POSEp_ ""’\>§ VA 4 // < //) 7 X T p: \
protections. - R ] S L] /7 > } / VA4S A\ )\
—_——— T - — w\ Ny w\w y y W’{ )/w / v 4/\‘/? -/fll%ﬂ ) WA P - t T‘t| .
» Zone 2 must be maintained on a regular basis by controlling weeds and removing invasive I XK VSV /‘;ﬁg/fg. ) roject Tite:
. . s . . a4 ft x 40 ft S " = o I /F 1 i 7 ¥
species. (See back of Bulletin under additional information.) 2 A, - \ﬂ"f{ < KA v/?’%/%&/ﬁ)/v v/ v /%7:‘///)/}\‘ TOYON ROAD
.-I N . Y v, WWW \JWWWWWWV WW,\VWWWVW W,
» Selective thinning and pruning of native and non-native plants is required to reduce the . 1 — == ’z %/\/S \>>>/ Ao V/ 4 /,,/v X{/(//// v\/v\')a RESIDENCE
fuel-load. Do not grade or grub native plants, soils or habitats. Non-native plants must be _( s ! i | 5% ] fo<j/ \ 2/v v // yANA\ A \§ T Toyon Rd.
pruned before native plants. See detailed instructions provided in this Bulletin. Violators will g \[ ??"'-Eh Mo A . SR SA% // N ANV % San Di CA
be responsible for restoration and mitigation costs as applicable. - : o g e | | o ———4 -4 TP A ostecmstand™ JE K Ry an viego,
4= 3[:'” - __‘H _"' 4 F — v\ = v Ay}w a8 v SCRU@HABWAT , /6/// <, - )/ v ‘g\
e . i | %&m A www N Ww\ywvw v wwwvw W¢ W:a)
 Brush management activity is not allowed March 1 through August 15 in coastal sage q;i;;;,’;;;,tf_." -\l } ' - AN %C&C /:/w v /w/////w § —A < A .
scrub, maritime succulent scrub, or coastal sage-chaparral habitats, unless an exception is 3/ . — /*/(* 26\ // VAL .. .4 K,/ ,%‘f,/\%%, NeW S|ng Ie
specifically granted. 9 - T RN ) AAANCAA L AN AV VAT R Fam 1
i Y uu;:b“%‘w/'."‘m"é‘é“fm - Y /(JV\W N %6/(//w \W, wé % ) v )y @ (\m y
« NO structures or permanent irrigation are allowed in Zone 2. | e — = RV 75/ A A e RN ReS|dence
. it i ' - ' i 3 ht of shrub or 6 ft, ol ZEEL A \ %W/( A A A AN ’)( EDAW AN’ |
A permit is required to re-vegetate or reconfigure Brush Management Zone 2. Failure to : J E / A ) . < K T 2 4 AR A
obtain the required permits could result in costly corrective action. winchesar i greabt = / / o .\ B ~ QN v %Vf;g(‘ A4 41 - / 4 A A AN
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