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EXECUTIVE SUMMARY 

 

The proposal is a commercial development located within the community of Jamul. The site is on 19.41 

acres of a previously disturbed parcel in a commercial zone on Jefferson Road between Highway 94 and 

Lyons Valley Road. The parcel abuts a gas station and commercial retail stores to the south. The property 

would be subdivided into two parcels to accommodate two commercial operations. The proposed 

commercial developments would include a retail tractor supply store and a 600 vault self-storage facility. 

A portion of the property (5.32 acres) would be set aside as open space   Access to the property will have 

two separate driveways connecting to Jefferson Road. The property is located within a Very High Fire 

Hazard Severity Zone. The project lies within County Service Area 135 in which emergency services are 

provided by the San Diego County Fire Authority under contract CAL FIRE. Emergency services 

provided include structural and wildland fires, and EMS. The primary wildland fire threat is a large open 

field east side of Jefferson Road.  

 

 

CHAPTER 1. INTRODUCTION 

 

 This Fire Protection Plan (FPP) has been prepared for the Jamul Commercial Project. The purpose of the 

FPP is to assess the potential impacts resulting from wildland fire hazards and identify the measures 

necessary to adequately mitigate those impacts.  As part of the assessment, the plan has considered the 

property location, topography, geology, combustible vegetation (fuel types), climatic conditions, and fire 

history.  The plan addresses water supply, access (including secondary/emergency access where 

applicable), structural ignitability and fire resistive building features, fire protection systems and 

equipment, impacts to existing emergency services, defensible space, and vegetation management.  The 

plan identifies and prioritizes areas for hazardous fuel reduction treatments and recommends the types and 

methods of treatment that will protect one or more at-risk communities and essential infrastructures. The 

plan recommends measures that property owners will take to reduce the probability of ignition of 

structures throughout the area addressed by the plan. 

 

1.1 Project Location, Description and Environmental Setting 

 

1.1.1 Project Location 

The project site is located in the community of Jamul in east San Diego County. The 19.41 acre 

property is surrounded on three side by public roads (Jefferson Road, Highway 94, and Lyons 

Valley Road). The parcel is located on slightly sloping but buildable terrain with a small natural 

drainage with oak woodland on the north and south/west side that will be preserved as open 

space.  

 

1.1.2 Project Description 

The proposed development would include subdividing the property into two parcels and 

constructing two commercial facilities. Parcel 1 is 7.59 acres in size of which 0.75 acres will be 

dedicated to permanent open space. The planned buildout would include a Tractor Supply 

business of 18,880 sq. ft. of building space and 15,000 sq. ft. of fenced display area. A 1,000 

gallon propane tank for bulk sale and a 2,000 sq. ft. storage shed will also be on site.  

 

Parcel 2 is 11.82 acres in size with 4.57 acres dedicated to permanent open space. This parcel will 

be developed with a single story 65,000 sq. ft. self-storage facility with up to 600-vault units. 
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Included is 1,290 sq. ft. dedicated for a manager’s office, two bathrooms, utility room, and 

associated retail sales space.  Storage parking for RV and boats will be provided at the rear of the 

facility.  Access for both businesses would be provided via two driveways on Jefferson Road (See 

Exhibit A – Site Plan).  

 

1.1.3 Environmental Setting 

The on-site review of the project was conducted by the fire consultant on March 13, 2018. The 

property is undergoing a thorough clean-up to remove discarded debris from past illegal 

occupancy. The result of the clean-up has left the area mostly down to bare dirt with a few 

hundred olive trees/bushes still present on the property. Most of these trees/bushes will be 

removed during construction.  

 

A small intermittent drainage exists on the north and south/west side of the property which will 

be designated as Open Space as required by the County Biological Mitigation Ordinance.  This 

area can be described as Oak woodland/riparian with small component of Coastal Sage scrub 

habitat.  The County has indicated that the area contains a Resource Protection Ordinance (RPO) 

wetlands and will result in RPO compliance. The Open Space-designation area would continue to 

rap around the west and southwest side of the property (See Exhibit A).   

 

The property is surrounded by rural commercial and residential development which has been 

designated as a High Fire Hazard Severity Zone. The area has large tracts of native vegetation 

(mostly coastal sage scrub) intermixed with the large residential lots. The large open field to the 

east across Jefferson Road provides the greatest wildfire threat to the property under a “Santa 

Ana-type” wind event.  The surrounding area in Jamul has an extensive fire history most recently 

from the Harris Fire in 2007 which burned just south of Jamul. 

 

 

CHAPTER 2. GUIDELINES FOR THE DETERMINATION OF SIGNIFICANCE 

 

1. Is the Project Compliant with Existing Wildland Fire Regulations? 

The Fire Protection Plan (FPP) prepared for the project will ensure compliance with the State 

and County fire codes and ordinances for new construction in areas designated as Very High 

Fire Hazard Severity Zones.  The FPP will ensure the building codes are followed to allow the 

structures to resist ignition from a wildland fire and develop adequate fuel modification around 

the structures to meet County and State fire code requirements. 

 

2. Will the Project Be Consistent with the Recommendations in the Fire Protection Plan? 

The FPP will conduct the required fire behavior modeling to assess the impacts from wildland 

fire to ensure relatively safe building construction. If some portions of the project cannot meet 

the requirements for fuel modification, mitigations will be developed to meet equivalency with 

the fire code. 

 

3. Will the Project have adequate Fire Services available in Order to Provide Sufficient 

emergency response in the event of an emergency? 

The proponent will have the local fire agency with jurisdiction complete the required Project 

Facility Availability form (DPLU Form #399F) prior to submitting the project application to 

the County. The project is located within County Service Area 135 which can provide fire 

service to the project. This project, along with all other new development, has a cumulative 

impact on the emergency services for this community. To mitigate for this impact, the project 
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will be required to be annexed into the existing County Service Area 135 Community 

Facilities District No. 04-1. 

 

 

CHAPTER 3. ANTICIPATED FIRE BEHAVIOR IN THE VICINITY 

 

A majority of eastern San Diego County is designated as a Very High Fire Hazard Severity Zone. As 

such, all new development is required to adhere to ignition-resistant building codes as well as 100’ fuel 

modification around structures.  Rural communities here are intermixed with large open expanses of 

natural vegetation that fuels extreme fire behavior during the summer and fall months. The history of 

large wildfires along the Highway 94 corridor is rather lengthy and destructive. Most large fires in the 

back country are usually feed by east wind conditions that tend to funnel fire spread down through the 

canyons that align in an east to west configuration.  The area around Jamul has seen numerous large fires 

(Laguna, Harris, Otay, Honey Springs, etc.) that have burned through areas where communities have 

expanded recently with new development. The area has exhibited extreme fire behavior in the continuous 

and dense fuel beds of chaparral and coastal sage scrub. Structure and property loss has increased over the 

past 50 years due to the increase in development in the wildland-urban interface. It is critical that wildland 

fire protection for proposed development fully comply with the requirements for ignition-resistant 

construction, adequate fuel modification and fire access around structures. 

 

 

CHAPTER 4. ANALYSIS OF PROJECT EFFECTS 

4.1 Adequate Emergency Services 

The project lies within County Service Area 135 in which emergency services are provided by the 

San Diego County Fire Authority under contract CAL FIRE.  Emergency services provided include 

structural and wildland fires, and EMS. The project is 1.3 miles and 3.1 minutes travel time from 

SDCFA Fire Station 36.  The next nearest fire station (via mutual aid) is San Miguel FPD Fire 

Station 22 which is 5.4 miles and 9.8 minutes travel time to the project.  These response times meet 

the County requirements listed in the Safety Element Section of the San Diego County General 

Plan. A Fire Service Availability Form DPLU #399F has been completed and attached as Exhibit 

D.  When these are unavailable to respond, master mutual aid agreements are in place from other 

adjacent fire jurisdictions to provide coverage if needed.  

 

4.2 Fire Access 

As described earlier, the project is surrounded by paved public roads with the primary access into 

the project off Jefferson Road. Each business will be accessed via a driveway which can access all 

portions of the proposed project. This project shall adhere to all requirements in Section 503 of the 

County of San Diego Consolidated Fire Code (CSDCFC). Those requirements include but are not 

limited to the following: 

 Fire apparatus can be positioned within 150’ of all portions of the buildings. 

 All fire access roads shall have an unobstructed improved width of not less than 24 feet. 

 Fire apparatus roads shall have unobstructed vertical clearance of not less than 13 feet 6 

inches.  

 Fire apparatus roads shall be designed and maintained to support the imposed loads of not 

less than 75,000 lbs. unless authorized by the fire code official.  

 All dead end roads in excess of 150’ in length shall be provided with an approved turn-

around for emergency apparatus. 

 The gradient for a fire apparatus road shall not exceed 15.0%. 
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 Security gates across fire access roads need approval from the fire code official and shall 

meet the requirements in Section 503.6 of the CSDCFC. 

 

The site plans developed for the Project, indicate that all of these fire access requirements can be 

met by the developer.  For Parcel 1, the Tractor Supply business, the road access around the rear of 

the building width is set at 30’ with a fire apparatus turn-around to be constructed. The road length 

is measured at 800 feet. Because it is a dead end road, a fire apparatus turn-around will have to be 

installed at the rear of the building (See Exhibit A).  The turn-around will need to be designated and 

signed as a FIRE LANE.  No security gates to the business are planned for Parcel 1.  

 

For Parcel 2, the storage unit facility, a loop road is planned at a minimum width of 30 feet (See 

Exhibit A).  Security gates are planned to be installed for the business. Security gates shall adhere 

to the requirements listed in Section 503.6 of the County Fire Code. 

 

 

4.3 Water Supply  

The project is within the boundaries of the Otay Water District.  A Water Service Availability 

Form (DPLU #399W) has been completed for this project.  Fire flow for the water mains in 

new developments in High Fire Hazard Zones shall not be less than 2,500 gallons per minute, 

unless otherwise approved by the fire code official (Section 507.3). The nearest existing fire 

hydrant to the project is at the corner of Olive Vista Drive and Jefferson Road, approximately 

650 feet north of the planned buildable area on the parcel (See Exhibit A). A second hydrant is 

located at the corner of Hwy. 94 and Proctor Valley Road south of the project.  Based on the 

planned building footprints, the current hydrant spacing does not meet County Fire Code of 

400-foot spacing. The developer will be required to install four (4) fire hydrants in the project. 

 

On Parcel 1, the retail Tractor Supply business, the service road to the rear of the building is a 

dead which exceeds the 400-foot, therefore another hydrant will need to be installed near the 

fire apparatus turn-around to meet compliance with the code. Due to the length of the service 

road and to meet the 150-foot hose pull requirement (Section 503.1.), a fire apparatus turn-

around will be required to be installed at the rear of the building (See Exhibit B). 

 

On Parcel 2, due to the access road length, another hydrant shall be installed at the southwest 

corner of the parcel near the RV/boat parking area (See Exhibit B).  

 

4.4 Ignition-Resistant Construction and Fire Protection Systems 

All structures will be constructed according to the ignition-resistive construction requirements 

of the latest County of San Diego building Code. As such, all of the buildings will have 

automatic fire sprinklers according to NFPA 13 standards. Parcel #1 will be a retail business 

where the main store and indoor display areas will have fire sprinklers installed.  The developer 

shall install an exterior door adjacent to the fire sprinkler riser in the Tractor Supply Building.  

In Parcel 2, each storage unit and the small administrative office shall have automatic fire 

sprinklers installed to NFPA 13 standards.  

 

4.5 Fire Fuel Assessment 

The subject property is heavily disturbed from past agricultural practices and illegal human 

habitation. The presence of an extensive olive grove with hundreds of trees dominates 

approximately half the property. The north and southwest portion of the property does have 

native vegetation described as Coast Live Oak woodland/riparian and some small pockets of 
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Coastal Sage scrub. Off-site to the east, is a large open field of light fuels with native Coastal 

Sage scrub vegetation. This area provides the greatest wildland fire threat to the property under 

an off-shore wind event. The most likely wildfire threat is burning embers blowing across 

Jefferson Road into the property. The entire community of Jamul is intermixed with rural 

residential development and native vegetation providing the potential threat of wildfire in the 

community. 

 

During construction, most if not all of the olive trees (Olea eurpoaea) will be removed. The 

area designated as open space on the north side shall have a 50-foot buffer as a limited building 

zone. The site plan shows a fill slope that will be landscaped with irrigation around the north 

and west side of the development (See Exhibit B- Fuel Modification Zone Map). 

 

The required 100-foot fuel modification zone can be achieved around most of the structures in 

Parcel 1 and 2.  Here both Zone 1 (irrigated landscape) and Zone 2 (50% thinning down to light 

grass fuel model) can be implemented. The only exception is at the northeast corner of Parcel 2 

(See Exhibit B1 & B2).  The fuel modification zone here was reduced due to the change in 

location of the Storage Unit entrance.  The separation distance from the corner storage units is 

estimated to be 59 feet in the limited building zone.  A total of 59 feet of fuel modification zone 

can be provided in this area.  Based on projected fire behavior for flame lengths in Zone 2 (2.7 

feet), a 59-foot wide fuel modification zone should be more than adequate to reduce the 

likelihood of direct flame impingement and radiated heat on the storage units.  

 

 

4.6 Fire Behavior Modeling 

The BEHAVE Plus 5.0.5 Fire Behavior Prediction and Fuel Modeling System developed by 

USDA–Forest Service research scientists Patricia L. Andrews and Collin D. Bevins at the 

Intermountain Forest Fire Laboratory, Missoula, Montana, is one of the best systematic methods 

for predicting wildland fire behavior.  The BEHAVE Plus fire behavior computer modeling 

system is utilized by wildland fire experts nationwide. 

Wildland fire managers use the BEHAVE Plus modeling system to project expected fire 

intensity, rate-of-spread and flame lengths with a reasonable degree of certainty for use in Fire 

Protection Planning purposes. FIREWISE 2000, Inc. used the BEHAVE Plus 5.0.5 Fire 

Behavior Prediction Model to make the fire behavior assessments for the Jamul Commercial 

Project discussed below. 

Wildland fire behavior calculations have been projected for the hazardous vegetative fuels 

located adjacent to and bordering the proposed project.  These projections were based on “worst 

case” San Diego County fire weather assumptions in the vicinty of the project area and from 

project site observations and fuel moisture levels typically observed during the local fire season.  

Weather data was obtained from the RAWS (Remote Automatic Weather Station) network 

stations closest to the project area. 

Two (2) scenarios are depicted below in Tables 4.6.1 and 4.6.2 for two (2) BEHAVE PLUS Fire 

Modeling System computer calculations of the wildland fuels.  All tables display the expected 

Rate of Fire Spread (expressed in feet/minute), Flame Length (expressed in feet), and Fireline 

Intensity (expressed in British Thermal Units/foot/second and include the calculation inputs used 

in the BEHAVE Plus program. Table 4.6.1 also shows the change in Rate of Fire Spread, Flame 

Length, and Fireline Intensity following the completion of the required fuel treatments in Zone 2. 

Exhibit C displays the fire behavior analysis conducted for the project 
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The fuel models used for the fire behavior calculations were representaive of the vegetation types 

within and immediately around the subject property.  The fuel model selected for the fire behavior 

calculations was a Coastal sage scrub/buckwheat with a light to moderate fuel load, 2-3 feet in 

height. This fuel model is representative of the most common fuel type in the surrounding area. 

The oak woodland/riparian component within the property designated as open space, has a low 

amount of understory vegetation in the small drainages.  The understory in the oak canopy 

maintains a relatively high in fuel moisture and is sheltered from wind events that contribute to 

rapid rates of spread.  The native vegetation just east of the subject property is mostly disturbed 

from past agricultural practices, resulting in a low fuel load, sparse grass-shrub cover. 

 

 

 

Table 4.6.1 

Fire Scenario #1  (East Boundary) 

 Fire Approaching from the Northeast 

(Late Fire Season With 60 MPH North, Northeast and East Wind Conditions) 

 

Fire Behavior Calculation Input Data: 

       2    percent slope 

     60    mph 20-foot wind speed 

    110o spread direction from north 

    135o    wind direction from north 

 

 

Anticipated Fuel Moistures 

* 1-Hour Fine Fuel Moisture of……2% 

* 10-Hour Fuel Moisture of…..….…3% 

* 100-Hour Fuel Moisture of.....… ...5% 

  * Live Herbaceous Fuel Moisture...30% 

  * Live Woody Fuel Moisture..….....50% 

Expected Fire Behavior  

Fuel Model SCAL18 – Coastal sage scrub/buckwheat; 2-3 feet fuel depth 

Rate of  Spread     -     67.2 ft/min 

Fireline Intensity   -    4885 BTU/ft/s 

Flame Length        -      22.4  feet 

Expected Fire Behavior in Treated Fuels in Zone 2 

Fuel Model gr1 –  Short, sparse Dry Climate Grass 

Rate of  Spread      -     31.3 ft/min 

Fireline Intensity   -     51 BTU/ft/s 

Flame Length         -       2.7 feet 
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Table 4.6.2 

Fire Scenario #2 (South Boundary) 

Fire Approaching from the South or Southwest 

(Late Fire Season With 30 MPH Southwest Conditions) 

 

Fire Behavior Calculation Input Data 

  

   2     percent slope 

   30     mph 20-foot wind speed 

  340 o    spread direction from north 

  315 o   wind direction from north 

 

 

Anticipated Fuel Moistures 

 

* 1-Hour Fine Fuel Moisture of………2% 

* 10-Hour Fuel Moisture of.………..…3% 

* 100-Hour Fuel Moisture of…..….…..5% 

  * Live Herbaceous Fuel Moisture…...30% 

  * Live Woody Fuel Moisture………...50% 

 

Expected Fire Behavior  

Fuel Model SCAL18 – Coastal sage scrub/buckwheat; 2-3 feet fuel depth 

Rate of  Spread      -    24.6 ft/min 

Fireline Intensity   -    1784 BTU/ft/s 

Flame Length         -     14.1 feet 

                        Expected Fire Behavior inTreated Fuels in Zone 2 

                          Fuel Model gr1 – Short, sparse dry climate grass 

Rate of Spread – 22.0 ft/min 

Fireline Intensity – 36 Btu/ft/s 

Flame Length – 2.3 feet 

 

 

 

4.7 Defensible Space and Vegetation Management 

Approximately 14 acres (or 73%) of the subject property will be buildable for the two 

commercial developments.  The remainder of the property (5.32 acres) will be set aside as open 

space.  This area is composed of oak woodland /riparian habitat with a low amount of shrub 

understory, and a scattered amounts of coastal sage scrub/buckwheat on the drier sites above 

the small drainage.  The biological report prepared for the property has designated a 50-foot 

buffer around the open space zones to protect the oak trees root system from the adjacent 

building activity (see Exhibit E – Biological Resources Map).  As mentioned before, the 

property is currently covered with hundreds of olive trees that have been trimmed down to tree-

like shrubs.  Most of them will be removed during the construction process. Some olive trees 

are within the open space zones. Other than the open space, the vegetation on the property 

would not be considered a significant fire hazard.  The greatest wildfire threat exists to the east 

across Jefferson Road where there is a large open field of annual grass and low shrub cover. 

That property will eventually be developed. The fire behavior analysis was conducted using a 

Coastal sage/buckwheat fuel model (SCAL18) as the most likely wildfire threat under NE 

winds up to 60-MPH. Areas to the north, west and south are mostly developed commercial and 

residential (See Cover photo).  

 

The subject property has enough space to allow for full implementation of a 100-foot fuel 

modification zone around the development as required by County fire code. A 50-foot 

defensible space zone will be a combination of irrigated landscape on the fill slopes and 
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hardscape road system. An additional 50-feet of vegetation thinning to 50% cover can be 

achieved in Zone 2 out to the buffer zone for the open space (See Exhibit B – Fuel Modification 

Zone Map). A mentioned earlier, the only exception where the full 100 feet of fuel modification 

cannot be implemented is the northeast corner of Parcel 2.  Here a 59-foot fuel buffer should be 

acceptable based on fire behavior analysis. Vegetation thinning in Zone 2 would reduce the 

flame lengths from 22.4 feet down to 2.7 feet (See Exhibit C).  Note that the storage units are 

constructed of non-combustible metal siding material with automatic fire sprinklers.  To 

mitigate for not meeting the 100-foot fuel modification requirement, fourteen (14) of the units 

within the 59-foot area will be protected with a 2–hour fire rated exterior wall (See Exhibit B2). 

 

Conditions for vegetation thinning are designed to meet the 50% fuel load reduction for Zone 2. 

Fuel modification treatment is not permitted within the Biological buffer zone.  In Zone 2, 

pruning shrubs would involve reducing the shrub density and vertical height down to 48”.  No 

grubbing or ground disturbance is permitted. All work shall be completed by hand.  This work 

shall avoid the bird nesting season (February to June 30). 

 

 

4.8 Cumulative Impact Analysis 

This project, along with all other developments, has a cumulative impact on the emergency 

services for the Jamul community. To mitigate for this impact, the project will be required to be 

annexed into the existing County Service Area 135 Community Facilities District No. 04-1. 

 

 

CHAPTER 5. MITIGATION MEASURES AND DESIGN CONSIDERATIONS 

 

The following mitigation measures and design considerations are proposed to meet equivalency 

with the 2017 County of San Diego Consolidated Fire Code: 

1) Section 503.2.5 – Dead ends. All dead end fire access roads in excess of 150 feet in 

length shall be provided with approved provisions for turning around emergency 

apparatus. The fire official shall identify acceptable turn-around designs and location 

for this project.  

 

In Parcel 1, the access roadway to the rear of the business is 30 feet wide and 800 feet 

in length. The developer shall provide an approved fire apparatus turn-around at the 

rear of the building. One side of the access road shall be designated as a FIRE LANE. 

The developer does plan to install a fire apparatus turn-around at the rear of the tractor 

supply business (See Exhibit B). 

  

2) Section 503.1.1 –Buildings and Facilities. Fire apparatus roads shall extend within 

150 feet of all portions of the facility, and all portions of the exterior walls of the first 

story of the building.  

 

The turn-around mentioned above, would allow fire apparatus meet the requirement 

for a minimum 150 foot hose pull requirement to all areas in the rear of the business. 

The fire official shall provide the approved dimensions and location of the turn-

around. 
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3) 507.5.1 – Hydrant Location. Hydrant spacing from building/facilities is 400 feet. 

 

The nearest existing hydrants are located at the corner of Jefferson Road and Olive 

Vista Drive, and another at the corner of Hwy.94 and Proctor Valley Road. Both 

hydrants are over 400 feet away from the proposed buildings on the subject property.  

Two new hydrants will need to be installed along Jefferson Road as required by the 

County. To accommodate a water source to the rear of Parcel 1, a 3rd hydrant is 

required to be installed. An additional 4th hydrant shall be placed along the rear access 

road in Parcel 2 (See Exhibit B). The fire official shall give final approve the location 

of the hydrants. 

 

4) CFC Section 4907.2 Fuel Modification – Maintain 100 feet of fuel modification 

around all buildings or structures in High Fire hazard Severity Zones. 

 

This code requirement can be meet for the entire project except for a small area at the 

northeast corner of Parcel 2 (Storage Facility).  Due to a change in the location of the 

facility entrance, the fuel modification zone was reduced to 59 feet in the limited 

building zone.  No vegetation manipulation is allowed with the RPO. To mitigate for 

the reduce fuel modification zone (59 feet) in this area, the developer shall upgrade 

fourteen (14) storage units to a 2-hour fire rating on the exterior walls (See Exhibit 

B2).  These storage units will install two layers of 5/8” Type X gypsum drywall to 

meet the 2-hour fire rating. It should be noted that these are metal storage units with 

heavy gage metal siding. All of the storage units will have automatic fire sprinklers 

installed. 

 

 

CHAPTER 6. CONCLUSION 

  The Fire Protection Plan prepared for this project demonstrates compliance with all of the 

requirements in the County Consolidated Fire Code.  The FPP has identified added features in 

Chapter 5 to bring the project into compliance with County fire codes. The consultant is 

confident that the project can be fully compliant with all fire code features required for approval. 
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EXHIBIT A 
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EXHIBIT B1

 
 



 

15 
 

EXHIBIT B2 
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EXHIBIT C 

Fire Behavior Modeling Using BehavePlus 5.0.5 

Scenario 1 – 60-MPH NE Wind Event 
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Scenario 1 – 60-MPH NE Wind Event in Treated Fuels in Zone 2 
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Scenario 2 – 30-MPH SW Wind Event During the Dry Season 
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Scenario 2 – 30-MPH SW Wind Event in Treated Fuels in Zone 2 
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EXHIBIT D 
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EXHIBIT E 

Biological Resources Map 
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EXHIBIT F 

Project Photos 

 

Photo 1. View looking north from southeast corner of the property. 

 

 

 
                Photo 2. View looking north from Jefferson Road. Subject property on the left. 
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 Photo 3. View from middle of property looking north. Olive trees have been cut back and    
have re-sprouted as a tree-like shrub. 

 

 

 

          Photo 4. View of Open Space Zone & approximate location of County-required buffer zone. 




