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EXECUTIVE SUMMARY 

This Fire Protection Plan is for The Sanctuary development in the City of Encinitas. The 
Sanctuary proposes to subdivide one existing lot totaling 8.32 acres into 9 lots, one 
private street lot, and one open space lot, as well as associated site grading, 
construction of a new cul-de-sac street, drainage, utility, and landscaping 
improvements. The applicant proposes to build nine single family homes. The property 
is located just northwest of Rancho Santa Fe Road in the City of Encinitas.   
 
The project is infill with typical Southern California vegetation, consisting of a mix of 
Chaparral, Coastal Sage, Non-native vegetation and Eucalyptus Woodland.  A large 
portion of the existing parcel will remain protected open space and this Fire Protection 
Plan will incorporate wildfire resistant landscaping and building techniques that meet or 
exceed current codes.  
  
 
CHAPTER 1 INTRODUCTION 

This Fire Protection Plan has been prepared for the Sanctuary project, APN 256-
331-49.  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, structural 
ignitability and fire resistive building features, fire protection systems and equipment.  
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 is in the eastern-central part of the City of Encinitas. (See figure 1) 
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Figure 1 
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1.1.2 Project Description 
 
The Sanctuary proposes to subdivide one existing lot totaling 8.32 acres into 9 lots, one 
private street lot, and one open space lot, as well as associated site grading, 
construction of a new cul-de-sac street, drainage, utility, and landscaping 
improvements. Nine single family homes are proposed.  
  

• 4.99 acres of the existing lot will remain as Open Space and the developed area 
will encompass 3.33 acres.  

• Due to the heavy truck traffic, Sanctuary shall repair any damaged areas of the 
road and provide a full A/C width overlay along the existing portions of Ranch 
View Terrace, from the project’s entry to Rancho Santa Fe Road.  

• The project is zoned Rural Residential 2 (RR2) 
• The Sanctuary shall be responsible for the construction of public improvements 

along the property frontage of Rancho Santa Fe Road, extension of a public 
sewer main to service the site and undergrounding of existing overhead utility 
power lines and appurtenances.  

• The Sanctuary development shall improve the intersection of Rancho Santa Fe 
Road, Ranch View Terrace and 7th Street at all four corners shall be improved 
with ADA compliant pedestrian ramps and new cross walk striping.  

• The Sanctuary development shall underground all overhead public utility lines, 
including electric, cable, telephone, fiber optic, and any other similar wire, and 
remove all existing utility poles and appurtenances along Rancho Santa Fe 
Road, Ranch View Terrace, the sideline of the property, as well as any utility 
lines running through the site or in an adjacent easement.  

 
1.1.3 Environmental Setting 
 

• January 22, 2020, site inspection.  
• January 25, 2020, site inspection and pictures taken.   
• Topography    
• Fuel loads consist of an open space area with chaparral, coastal sage and 

Eucalyptus trees.  
• The City of Encinitas has a relatively low wildland fire risk; however, this property 

is constrained by open space vegetation that must remain. This pocket of 
vegetation will always be a threat to burn. The building of The Sanctuary 
development, the grading of the pads and the fire-resistant homes, along with 
over 3 acres of Eucalyptus eliminated, creates a safer environment for the 
surrounding area.   

• Weather: The weather is consistent Coastal San Diego County with highs 
typically reaching mid 80’s in the summer and mild winters. 

• The site is infill and surrounded by single family homes and large estate custom 
homes.     
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Figure 2: Site map with topo 
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Chapter 2. GUIDELINES FOR THE DETERMINATION OF SIGNIFICANCE.  

A Fire Protection Plan evaluates the potential adverse environmental effects that the 
Sanctuary homes may have from wildland fire and proposes appropriate mitigation for 
any adverse impacts to ensure that this development does not unnecessarily expose 
people or structures to a significant risk of loss, injury or death in regard to wildland fire. 
The following guidelines for the determination of significance are used: 

Does the project meet all applicable fire codes? No, Due to the open space 
requirements, the project cannot meet the 100 feet defensible space requirement. 
Mitigation is offered in the form of a masonry wall and fire-resistant landscaping.  
 
Chapter 3.   ANTICIPATED FIRE BEHAVIOR IN THE VICINITY 

Development of the Sanctuary property will result in certain unavoidable impacts due 
to grading, construction, landscaping, and other associated changes in land-use. 
The removal of the Eucalyptus stand of trees will greatly reduce the threat of a 
wildland fire spreading embers. The existing open space / native chaparral will 
continue to be a threat to burn. The Behave Fire Modeling under worst case weather 
scenario results in a 28-foot flame length. The 50 feet of clearing and the masonry 
wall will provide defensible space like the 100-foot requirement. The additional 
access and fire hydrants will assist the fire department in attacking a fire. The 
building of the Sanctuary development will improve the overall safety of the 
immediate area around the site.  
 
3.1 Fire History 

May of 2014, San Diego County experienced severe Santa Ana wind conditions and 
numerous wildland fires broke out, testing firefighters and law enforcement. The closest 
fire to Encinitas was the Poinsettia Fire located in Carlsbad. In total the fire burned 400 
acres, more than 240 structures and caused 12 million dollars in damage. (Peturske, 
2019). 
 
The October 2007, Witch Fire burned approximately 2,000,000 acres of land and 
destroyed 1,125 homes. The Fire occurred under Santa Ana wind conditions and 
burned a large portion of Rancho Santa Fe, nearly reaching Encinitas.  
 
Chapter 4. ANALYSIS OF PROJECT EFFECTS 

4.1 Adequate Emergency Services 

The Encinitas Fire & Marine Safety Department provides a wide array of public 
safety services. These services include fire protection, emergency response, 
medical aid, fire prevention, disaster preparedness, search and rescue, lifeguard 
services and community education programs. (City of Encinitas, 2020) 
The Department has 70 full-time employees and five divisions: Fire Operations and 
Support Services, Fire Administration, Loss Prevention and Planning (Fire 
Prevention), Disaster Preparedness and Marine Safety Services. The Department 
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operates six fire stations and is responsible for responding to a variety of 
emergencies in a 20 square mile area. In 2018, the Department’s average response 
time for the city as a whole was 4 minutes and 49 seconds. The Insurance Services 
Organization (which rates fire departments based on the effectiveness of their 
response capabilities) gave the Department a rating of 2, which has resulted in lower 
homeowner’s insurance premiums for Encinitas residents. (City of Encinitas, 2020) 

Using Google Maps the travel time from Fire Station number 6 at 770 Rancho Santa Fe 
Road is approximately 2 minutes. The distance is .7 of a mile.  

4.2 Fire Access 

The access for The Sanctuary is from Rancho Santa Fe Road to Ranch View 
Terrace. The Sanctuary project has an easement to use Ranch View Terrace. The to 
be named access road shall be 24 feet wide and meet the 75,000-psi requirement. 
The 24-foot-wide sections will be marked “Fire Lane, No Parking” All radius’s meet 
the 28 foot inside turning radius and a cul-de-sac with a 36-foot-wide radius will be 
installed. The to be named access road serving lots 6 – 9 has a fire department 
approved hammerhead incorporated in the intersection. Additional parking areas are 
provided along both access roads. (See figure 2) 

4.3 Water 

4.3.1 Water Supply  

Water shall be provided by the Olivenhain Municipal Water District and shall meet 
the 2500 GPM in the main requirement. Two hydrants will be installed. One at the 
entrance to the development on the right side of the access road, as you would be 
driving into the development. This hydrant not only benefits the Sanctuary project but 
the residents off Ranch View Terrace as well. The other hydrant is located just prior 
to lot 5. This location allows the hydrant to serve all of the proposed homes in the 
Sanctuary development. (See figure 3) 

4.4 Ignition-Resistant Construction and Fire Protection Systems 

 “All new structures shall comply with the ignition-resistive construction 
requirements: Wildland-Urban Interface areas of sections 701A-712A of the County 
Building Code. “ (San Diego County Fire Marshals, 2017) 

All new structures shall comply with NFPA 13 and have residential fire sprinklers 
installed. Plans shall be submitted to the City of Encinitas, Loss Prevention and 
Planning services. 
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Figure 3: Site Plan with Hydrants  
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4.5 Fire Fuel Assessment 

The open-space lot contains unmanaged native and non-native fuels. Most of the native 
vegetation is Chaparral. Chaparral is the term that commonly describes a mix of native 
vegetation. There is a large stand of Eucalyptus trees and non-native grasses on the lot 
that will be removed to create the homes. This property is infill and is surrounded by 
existing homes. The homes have typical Southern California landscaping with Palms, 
ornamental vegetation and a few fruit trees. Development of the Sanctuary property will 
result in certain unavoidable impacts due to grading, construction, landscaping, and 
other associated changes in land-use. The removal of the Eucalyptus stand of trees will 
greatly reduce the threat of a wildland fire spreading embers throughout the 
neighborhood.   
 
The Biological report states: Most of the site contains Southern Maritime Chaparral 
along with Coast White Ceanothus (Ceanothus verrucous), Chamise (Adenostoma 
fasciculatur), Del Mar Manzanita (Arctostaphylos glandulosa), and Mission Manzanita 
(Xylococcus bicolor), Spice Bush (Cneoridium dumosum), other native soft-woody and 
hard-woody shrubs. (Scheidt, 2019).  
  

4.6 Fire Behavior Modeling 

Wildland fire behavior calculations have been projected for the hazardous native 
vegetative fuels on the open space lot. These fire behavior models are based on worst 
case weather scenarios and accurately simulate what would happen during a wildfire.  
The worst-case Santa Ana fire would push the fire away from the Sanctuary 
development. A fire starting in the open space will produce flame lengths of 28 feet, with 
a spread rate of 228 chains per hour. (See Behave Appendix D) 
 
4.7 Defensible Space and Vegetation Management 

The 2017 County of San Diego Consolidated Fire Code, Section 4907.2 Fuel 
Modification:  

Sec. 4907.2 Fuel modification. A fuel modification zone shall be required around 
every building that is designed primarily for human habitation or use or a building 
designed specifically to house farm animals. Decks, sheds, gazebos, freestanding open 
sided shade covers and similar accessory structures less than 250 square feet and 30 
feet or more from a dwelling, and fences more than 5 feet from a dwelling, are not 
considered structures for the establishment of a fuel modification zone. A fuel 
modification zone shall comply with the following: 
 
(a) When a building or structure in a hazardous fire area is located 100 feet or more 
from the property line, the person owning or occupying the building or structure shall 
maintain a fuel modification zone within 100 feet of the building or structure. The 
area within 50 feet of a building or structure shall be cleared of vegetation that is not fire 
resistant and re-planted with fire resistant plants. In the area 50 to 100 feet from a 
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building, all dead and dying shall be removed. Native vegetation may remain in this area 
provided that the vegetation is modified so that combustible vegetation does not occupy 
more than 50% of the square footage of this area. Weeds and annual grasses shall be 
maintained at a height not to exceed 6 inches. The chips from chipping of vegetation 
that is done on-site may remain if the chips are dispersed so they do not exceed 6 
inches in depth. Trees may remain in both areas provided that the horizontal distance 
between crowns of adjacent trees and crowns of trees and structures is not less than 10 
feet.  
 
Sec. 4907.1.3 Structure setback from slope. Single-story structures shall be 
setback a minimum 15 feet horizontally from top of slope to the farthest projection 
from a roof. A single-story structure shall be less than 12 feet above grade. A two story 
structure shall be setback a minimum of 30 feet horizontally from top of slope to 
the farthest projection from a roof. Structures greater than two stories may require a 
greater setback when the slope is greater than 2 to 1. 
 
(b) When a building or structure in a hazardous fire area is setback less than 100 feet 
from the property line, the person owning or occupying the building or structure shall 
meet the requirements in subsection (a) above, to the extent possible, in the area 
between the building or structure and the property line. 
(c) The building official and the FAHJ may provide lists of prohibited and 
recommended plants. 
(d) The fuel modification zone shall be located entirely on the subject property unless 
approved by the FAHJ. This required fuel modification zone may be reduced as 
allowed in subsection (b) above or increased as required by a fire protection plan. 
(e) When the subject property contains an area designated to protect biological or 
other sensitive habitat or resource, no building or other structure requiring a fuel 
modification zone shall be located so as to extend the fuel modification zone into a 
protected area. (San Diego County Fire Marshals, 2017) 

4.7.1 Defensible Space and Vegetation Management 

• The fuel modification zone, (fire buffer) varies. (Figure 4 Fire Buffer) Lot 1 has 50 
feet from the home to the edge of the open space. The property line / fence will 
be built out of Masonry or an approved fire-resistant product. Any gate connected 
to the house shall be ignition resistant. Wood fencing and gates will not be 
allowed. The Sanctuary will completely clear the 50-foot fire buffer and re-plant 
with ignition resistant landscaping. The landscaping plan shall meet the City of 
Encinitas Water Efficient landscaping requirements and will plant with plants from 
their ignition resistant landscaping list. (See appendix A) 

• The fire buffer extends beyond the cul-de-sac providing 100 feet of fire buffer 
until lot 9. The fire buffer area will be common area to the HOA and landscaped 
to meet the City’s Water Efficient landscaping, using ignition resistant plants. 

• To ensure the fire buffer, common areas and front yards are kept in a healthy 
fire-resistant manner, the HOA will have a landscaping company maintain these 
areas.    
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4.8 Cumulative Impact Analysis 
 
The Sanctuary development has significant off-site improvements that will enhance the 
surrounding area. These improvements include construction of public improvements 
along the property frontage of Rancho Santa Fe road, extension of a public sewer main 
to service the site and undergrounding of existing overhead utility power lines and 
appurtenances. The intersection of Rancho Santa Road, Ranch View Terrace and 7th 
street shall be improved with ADA compliant pedestrian ramps and new cross walk 
striping. The Sanctuary development shall underground all overhead public utility lines, 
including electric, cable, telephone, fiber optic, and any other similar wire, and remove 
all existing utility poles and appurtenances along Rancho Santa Fe Road, Ranch View 
Terrace, the sideline of the property, as well as any utility lines running through the site 
or in an adjacent easement.  
 
The nine homes will not significantly impact the fire departments call volumes nor does 
the location create a response time issue. The off-site public improvements along with 
the removal of nearly 4 acres of flammable vegetation create a much safer environment 
for the surrounding area. 
 
Chapter 5. MITIGATION MEASURES AND DESIGN CONSIDERATIONS 

Throughout Southern California there are numerous pockets of Open Space / native 
vegetation that will always be a fire problem. The Sanctuary development is an 
example of a development that is built with the threat of wildfire as a guide. The 
Sanctuary development proposes masonry walls, fences and restrictive landscaping 
as mitigation for the portion of the project that does not meet the 100-foot defensible 
space. The developed area is infill and the open space resides to the west of the 
homes. This western alignment of the open space to the homes, eliminates the 
development from being threatened from a Santa Ana wind driven fire starting in the 
open space. The Sanctuary development will also provide fire hydrants and access 
that will assist the fire department in putting out a fire in the open space. The building 
of the Sanctuary project is a great example of how to meet the existing codes and 
improve the overall safety of the surrounding community.      
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Figure 4: Fire Buffer 
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Chapter 6. CONCLUSION 

This fire protection plan demonstrates compliance with the applicable regulations. It 
will ensure adequate compliance with codes/regulations and significance standards, 
including required fuel modifications and construction methods using fire resistive 
materials. In addition, it can be incorporated by reference into the project’s Final 
Conditions of Approval and enforced through each proposed structure’s Certificate 
of Occupancy Conditions. The amount of defensible space on-site, the ignition 
resistant buildings, ignition resistant landscaping and the masonry walls will provide 
improved safety to the community.    

Chapter 7. LIST OF PREPARERS AND PERSONS AND ORGANIZATIONS 
CONTACTED 
Persons contacted:  

Dave Bacon of Wildfire Mitigation Strategies 

Kerri Berberet, City of Encinitas, Loss Prevention and Planning 

Bob Eiesely, Fire Behavior Analyst   

Preparer:  
Sid Morel of Santa Margarita Consulting, LLC. 
(760)-644-1104 
 

 
 

 

 

 

 

 

PREPARED BY:  PROPERTY OWNER: 

Santa Margarita Consulting, LLC  Nuevo Real Estate 

Sid Morel  Udi Melamed 
 

 
 
 

Signature  Signature 

President   
Title  Title 
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