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1.0 INTRODUCTION 
1.1 PURPOSE OF THE REPORT 

This report presents the results of a biological resources study conducted by HELIX Environmental 
Planning, Inc. (HELIX) for the Bridgewest Group’s (project proponent) proposed 11011 Torreyana Road 
Project (project). The study was conducted to provide the City of San Diego (City), resource agencies, 
and the public with current biological data for review of the proposed project under the California 
Environmental Quality Act (CEQA), and to demonstrate compliance with federal, state, and local 
regulations. This report describes the project site’s current biological conditions, vegetation 
communities, plant and wildlife species observed, and identifies sensitive resources. It also identifies 
special status species with the potential to occur within the project site. In addition, project impacts are 
assessed, and mitigation measures are proposed to offset the proposed project’s unavoidable significant 
impacts to sensitive biological resources.  

1.2 PROJECT LOCATION  

The approximately 10-acre 11011 Torreyana Road project site is located in the community of University 
in the northern portion of the City of San Diego, San Diego County (County), California (Figure 1, 
Regional Location). It lies within an unsectioned portion of Township 14 and 15 South, Range 3 West of 
the Del Mar U.S. Geological Survey (USGS) 7.5-minute quadrangle map (Figure 2, USGS Topography). 
More specifically, the site is located at 11011 Torreyana Road (Accessor’s Parcel Number 340-010-29-00) 
northeast of the intersection of Torreyana Road and Callan Road (Figure 3, Aerial Photograph). The 
eastern portion of the project site occurs within a biological open space easement that was quitclaimed 
by the City to the State of California (State), according to a Quitclaim Deed recorded in 1984. The 
approximate area of the easement is shown on Figure 3. 

The site is within the boundary of the City’s Multiple Species Conservation Program (MSCP) Subarea Plan 
(SAP; City 1997), and the easternmost portion lies within the Multi-Habitat Planning Area (MHPA; 
Figure 4, Regional Context). The site is located within the Coastal Zone (Figure 4). U.S. Fish and Wildlife 
Service (USFWS)-designated critical habitat does not occur within or adjacent to the project site.  

1.3 PROJECT DESCRIPTION 

The project consists of the redevelopment of the current property, which is comprised of an existing 
76,694-square-foot research and development facility and associated appurtenances (parking, 
mechanical yard buildings, landscaping). The current building, parking structure, and auxiliary buildings 
would be demolished entirely, and a new 203,096-square-foot scientific research building would be 
constructed in its place. The project building would consist of two stories above grade, one basement 
level, and over four levels of subgrade parking (Figure 5, Site Plan). The project proposes a parking lot 
within the existing open space easement. The open space easement allows for parking use, as detailed 
in Section 4.1 below. The project is requesting a Coastal Development Permit, Site Development Permit, 
and Neighborhood Development Permit to construct the new building at the project site.  

Brush management zone standards require a minimum of 35 feet for Zone One and 65 feet for Zone 
Two, for a total of 100 feet distance from the building or closest combustible structure to the nearest 
area of contiguous native vegetation (City 2021). The project deviates from the standards by extending 
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the most restrictive Zone One the entire way to the hardscaped areas within the site, so that vegetation 
planted within the parking lot would have the more restrictive measures required. Zone One maintains a 
minimum of 35 feet but increases up to 100 feet along the parking area. Zone Two is introduced past the 
hardscaped areas, and extends to the 100-foot limit set for a greater defensible area. Zone Two may not 
be shown on the site plan as Zone One may extend up to 100 feet in some areas. 

2.0 SURVEY METHODS 
2.1 LITERATURE REVIEW 

Prior to conducting field surveys, HELIX conducted a thorough review of relevant maps, databases, and 
literature pertaining to biological resources known to occur within the project vicinity. Recent and 
historical aerial imagery, USGS topographic maps, soils maps (U.S. Department of Agriculture [USDA] 
2021), and other maps of the project site and vicinity were acquired and reviewed to obtain updated 
information on the natural environmental setting.  

In addition, a query of special status species and habitats databases was conducted, including the 
USFWS species records (USFWS 2021a), California Department of Fish and Wildlife (CDFW) California 
Natural Diversity Database (CNDDB; CDFW 2023a, CDFW 2023b), Calflora database (Calflora 2021), 
SanBIOS (County 2020), and California Native Plant Society (CNPS) Inventory of Rare and Endangered 
Plants (CNPS 2021). The USFWS’ National Wetlands Inventory (NWI) was also reviewed (USFWS 2021b). 
Any recorded locations of species, habitat types, wetlands, and other resources were mapped and 
overlaid onto aerial imagery using Geographic Information Systems. 

2.2 GENERAL BIOLOGICAL SURVEY 

HELIX biologists Karl Osmundson and Dane van Tamelen conducted an initial general biological survey of 
the project site on January 15, 2021 (Table 1, Survey Information). Vegetation was mapped on a 1”=150’ 
scale aerial of the site. A minimum mapping unit size of 0.10 acre was used when mapping upland 
habitat; 0.01 acre was used when mapping wetland and riparian habitat. The project site was surveyed 
on foot and with the aid of binoculars.  

Table 1  
SURVEY INFORMATION 

Date Personnel Survey Type 
January 15, 2021 Karl Osmundson,  

Dane van Tamelen 
General Biological Survey, Vegetation 
Mapping, Habitat Assessment 

March 30, 2022 Dane van Tamelen Potentially Jurisdictional Drainage Feature 
Mapping 

September 29, 2022 Amy Mattson 
Dane van Tamelen 

Scrub Oak Sample Collection and 
Identification 

April 11, 2023 Alexander Walsh Torrey Pine Tree Identification and Mapping 
February 20, 2024 Karl Osmundson, 

Dane van Tamelen 
Crotch’s Bumble Bee Habitat Assessment 
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Plant and animal species observed or otherwise detected were recorded in field notebooks. Animal 
identifications were made in the field by direct, visual observation or indirectly by detection of calls, 
burrows, tracks, or scat. Plant identifications were made in the field or in the lab through comparison 
with voucher specimens or photographs. The locations of special status plant and animal species 
incidentally observed or otherwise detected were mapped. The project site was examined for evidence 
of potential jurisdictional waters and wetlands, including vernal pools. Photographs of the site are 
included in Appendix A, Representative Site Photographs.  

2.3 JURISDICTIONAL ASSESSMENT 

Mr. Osmundson and Mr. van Tamelen conducted a preliminary assessment of potential water and 
wetland resources that may be regulated by the U.S. Army Corps of Engineers (USACE), Regional Water 
Quality Control Board (RWQCB), and CDFW during the general biological survey on January 15, 2021 
(Table 1). Prior to conducting fieldwork, aerial photographs (1”=150’ scale), topographic maps (1”=150’ 
scale), and NWI maps were reviewed to assist in determining the presence or absence of potential 
jurisdictional areas within the project site. The purpose of the assessment was to identify and map 
water and wetland resources potentially subject to USACE jurisdiction pursuant to Section 404 of the 
Clean Water Act (CWA; 33 USC 1344), RWQCB jurisdiction pursuant to Section 401 of the CWA and State 
Porter-Cologne Water Quality Control Act, and streambed and riparian habitat potentially subject to 
CDFW jurisdiction pursuant to Sections 1600 et seq. of the California Fish and Game Code (CFG Code). 
The delineation was also conducted to determine the presence or absence of City Environmentally 
Sensitive Lands (ESL) wetlands and those meeting the single-parameter criteria for wetlands within the 
Coastal Overlay Zone. Areas generally characterized by depressions, drainage features, and riparian and 
wetland vegetation were evaluated.  

2.4 CROTCH’S BUMBLE BEE HABITAT ASSESSMENT 

Mr. Osmundson and Mr. van Tamelen conducted a directed habitat assessment survey for the California 
Endangered Species Act (CESA) candidate species, Crotch’s bumble bee (Bombus crotchii), on 
February 20, 2024. The survey was conducted in accordance with the Survey Considerations for CESA 
Candidate Bumble Bee Species (CDFW 2023c) and included 100 percent visual coverage of the project 
impact area and immediate vicinity. During the survey, the biologists systematically walked undeveloped 
portions of the survey area inspecting for potential nest sites, suitable nesting and overwintering 
habitat, and plant species with known foraging associations with Crotch’s bumble bee. An inventory of 
flowering plants was also obtained. Portions of the project site that will be avoided by the proposed 
project and remain as undisturbed open space were surveyed by visual scans using binoculars. The 
majority of these avoided areas are inaccessible by foot due to dense vegetation and steep terrain. 
Habitat elements from HELIX’s previous biological surveys conducted in January 2021, March and 
September 2022, and April 2023 were also referenced during the habitat assessment effort. A full survey 
was not warranted considering the habitat assessment of the impact area demonstrated a lack of 
suitable habitat. 

2.5 SURVEY LIMITATIONS 

Inaccessible areas of the project site were visually assessed using binoculars. Noted animal species were 
identified by direct observation, vocalizations, or the observance of scat, tracks, or other signs. However, 
the list of species identified is not necessarily a comprehensive account of all species that utilize the 
project site, as species that are nocturnal, secretive, or seasonally restricted may not have been 
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observed. Those species that are of special status and have high potential to occur in the project site, 
however, are still addressed in this report. 

2.6 NOMENCLATURE 

Nomenclature used in this report generally comes from the City’s MSCP Subarea Plan (City 1997), 
Holland (1986) and Oberbauer (2008) for vegetation; Jepson eFlora (2021) and Baldwin et al. (2012) for 
plants; Society for the Study of Amphibians and Reptiles (2021) for reptiles and amphibians; and 
American Ornithological Society (2021) for birds. Plant species status is from the CNPS’ Rare Plant 
Inventory (CNPS 2021), CDFW (2023a), and City (2018). Animal species status is from the CDFW (2023b) 
and City (2018). 

3.0 REGIONAL AND REGULATORY FRAMEWORK 
Biological resources within the project site are subject to regulatory administration by the federal 
government, the State of California, and the City. 

3.1 FEDERAL GOVERNMENT  

3.1.1 Federal Endangered Species Act 

Administered by the USFWS, the Federal Endangered Species Act (FESA) provides the legal framework 
for the listing and protection of species (and their habitats) that are identified as being endangered or 
threatened with extinction. Actions that jeopardize endangered or threatened species and the habitats 
upon which they rely are considered a “take” under the FESA. Section 9(a) of the FESA defines take as 
“to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or attempt to engage in any 
such conduct.” “Harm” and “harass” are further defined in federal regulations and case law to include 
actions that adversely impair or disrupt a listed species’ behavioral patterns. 

The USFWS designates critical habitat for endangered and threatened species. Critical habitat is defined 
as areas of land that are considered necessary for endangered or threatened species to recover. The 
ultimate goal is to restore healthy populations of listed species within their native habitats so they can 
be removed from the list of threatened or endangered species. Once an area is designated as critical 
habitat pursuant to the FESA, federal agencies must consult with the USFWS to ensure that any action 
they authorize, fund, or carry out is not likely to result in the destruction or adverse modification of the 
critical habitat. Critical habitat does not occur within or adjacent to the project site. 

Sections 7 and 10(a) of the FESA regulate actions that could jeopardize endangered or threatened 
species. Section 7 generally describes a process of federal interagency consultation and issuance of a 
biological opinion and incidental take statement when federal actions may adversely affect listed 
species. In this case, take can be authorized via a letter of biological opinion issued by the USFWS for 
non-marine related listed species issues. A Section 7 consultation (formal or informal) is required when 
there is a nexus between endangered species’ use of a site and there is an associated federal action for a 
proposed impact (e.g., the USACE would initiate a Section 7 consultation with the USFWS for impacts 
proposed to USACE jurisdictional areas that may also affect listed species or their critical habitat). 
Section 10(a) allows the issuance of permits for the incidental take of endangered or threatened species 
with preparation of a Habitat Conservation Plan (HCP) when there is no federal nexus. The term 
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“incidental” applies if the taking of a listed species is incidental to, and not the purpose of, an otherwise 
lawful activity. An HCP demonstrating how the taking would be minimized and how steps taken would 
ensure the species’ survival must be submitted for issuance of Section 10(a) permits. Pursuant to Section 
10(a), the City was issued a take permit for federally listed species covered by its adopted MSCP Subarea 
Plan.  

3.1.2 Migratory Bird Treaty Act 

All migratory bird species that are native to the United States or its territories are protected under the 
federal Migratory Bird Treaty Act (MBTA), as amended under the Migratory Bird Treaty Reform Act of 
2004 (FR Doc. 05-5127). The MBTA is generally protective of migratory birds but does not actually 
stipulate the type of protection required. In common practice, the MBTA is used to place restrictions on 
the disturbance of active bird nests during the nesting season. In addition, the USFWS commonly places 
restrictions on disturbances allowed near active raptor nests. As a regulatory requirement, the project 
must comply with the regulations and guidelines of the MBTA. 

3.1.3 Clean Water Act Section 404 

Federal wetland regulation (non-marine issues) is guided by the CWA. The purpose of the CWA is to 
restore and maintain the chemical, physical, and biological integrity of all waters of the U.S. Permitting 
for projects filling waters of the U.S. is overseen by the USACE under Section 404 of the CWA. Most 
development projects are permitted, using Individual Permit or Nationwide Permit instruments.  

Section 401 of the CWA requires that any applicant for a federal license or permit to conduct any activity 
that may result in a discharge into waters of the U.S. must obtain a Water Quality Certification, or a 
waiver thereof, from the state in which the discharge originates. In California, the RWQCB issues Water 
Quality Certifications.  

3.2 STATE OF CALIFORNIA  

3.2.1 California Environmental Quality Act 

Primary environmental legislation in California is found in CEQA and its implementing guidelines (State 
CEQA Guidelines), which require that projects with potential adverse effects (or impacts) on the 
environment undergo environmental review. Adverse environmental impacts are typically mitigated as a 
result of the environmental review process in accordance with existing laws and regulations. 

3.2.2 California Endangered Species Act 

The CESA established that it is state policy to conserve, protect, restore, and enhance state endangered 
species and their habitats. Under state law, plant and animal species may be formally designated rare, 
threatened, or endangered by official listing by the California Fish and Game Commission. The CESA 
authorizes that private entities may “take” plant or wildlife species listed as endangered or threatened 
under the FESA and CESA, pursuant to a federal Incidental Take Permit if the CDFW certifies that the 
incidental take is consistent with CESA (CFG Code Section 2080.1[a]). For state-only listed species, 
Section 2081 of the CFG Code authorizes the CDFW to issue an Incidental Take Permit for state-listed 
threatened and endangered species if specific criteria are met. The City was issued a take permit for 
certain state listed species covered by its adopted MSCP Subarea Plan pursuant to Section 2081. The 
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Crotch’s bumble bee is currently a candidate for listing under the CESA and is not covered by the City’s 
MSCP Subarea Plan. 

3.2.3 California Coastal Act 

The California Coastal Commission (CCC), through provisions of the California Coastal Act of 1976, is 
authorized to issue a Coastal Development Permit (CDP) for projects located within the Coastal Zone. In 
areas where a local entity has a certified Local Coastal Program (LCP), the local entity can issue a CDP 
only if it is consistent with the LCP. The CCC, however, has appeal authority for portions of LCPs and 
retains jurisdiction over certain public trust lands and areas without an LCP. The project site occurs in 
the Coastal Zone within the boundaries of the City’s certified North City LCP (Figure 4). Specifically, the 
project site occurs within the University community plan area of the North City LCP.  

The California Coastal Act provides a definition of “environmentally sensitive area” as “any area in which 
plant or animal life or their habitats are either rare or especially valuable because of their special nature 
or role in an ecosystem and which could be easily disturbed or degraded by human activities and 
development.” There are three important elements to the definition of an environmentally sensitive 
habitat area (ESHA). First, a geographic area can be designated ESHA either because of the presence of 
an individual species of plants or animals, or the presence of a particular habitat. Second, in order for an 
area to be designated as ESHA, the species or habitat must be either rare or especially valuable. Finally, 
the area must be easily disturbed or degraded by human activities. ESHA shall include southern 
foredunes, Torrey Pine Forest, coastal bluff scrub, maritime succulent scrub, maritime chaparral, native 
grassland, oak woodlands, coastal sage scrub and coastal sage/communities, and any vegetation 
communities that support threatened or endangered species. Specific to ESHA, the University-La Jolla 
LCP Addendum (City 1981) notes the fragility of the Torrey Pines State Reserve and adjacent canyons 
and provides general references to protecting against habitat degradation and protecting against 
adverse impacts to the unique ecological and geologic nature of the park. 

3.2.4 Native Plant Protection Act 

The Native Plant Protection Act (NPPA) enacted a process by which plants are listed as rare or 
endangered. The NPPA regulates the collection, transport, and commerce of listed plants. The CESA 
followed the NPPA and covers both plants and animals determined to be endangered or threatened 
with extinction. Plants listed as rare under NPPA were designated rare under the CESA.  

3.2.5 California Fish and Game Code 

The CFG Code provides specific protection and listing for several types of biological resources. Sections 
1600 et seq. of CFG Code require notification and, if required, a Streambed Alteration Agreement for 
any activity that would alter the flow, change or use any material from the bed, channel, or bank of any 
perennial, intermittent, or ephemeral river, stream, and/or lake. Typical activities that require 
notification include excavation or fill placed within a channel, vegetation clearing, structures for 
diversion of water, installation of culverts and bridge supports, cofferdams for construction dewatering, 
and bank reinforcement. 

The CFG Code provides specific protection and listing for several types of biological resources. Pursuant 
to CFG Code Section 3503, it is unlawful to take, possess, or needlessly destroy the nest or eggs of any 
bird, except as otherwise provided by this code or any regulation made pursuant thereto. Raptors and 
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owls and their active nests are protected by CFG Code Section 3503.5, which states that it is unlawful to 
take, possess, or destroy any birds of prey or to take, possess, or destroy the nest or eggs of any such 
bird unless authorized by the CDFW. Section 3513 states that it is unlawful to take or possess any 
migratory non-game bird as designated in the MBTA. These regulations could require that construction 
activities (particularly vegetation removal or construction near nests) be reduced or eliminated during 
critical phases of the nesting cycle, unless surveys by a qualified biologist demonstrate that nests, eggs, 
or nesting birds would not be disturbed, subject to approval by CDFW and/or USFWS. As a regulatory 
requirement, the project must comply with the regulations and guidelines of the CFG Code. 

3.2.6 Clean Water Act Section 401 / Porter-Cologne Water Quality Control 
Act 

The RWQCB, through the State Water Resources Control Board (SWRCB), asserts regulatory jurisdiction 
over activities affecting wetland and non-wetland waters of the State pursuant to Section 401 of the 
CWA and the State Porter-Cologne Water Quality Control Act. Potential RWQCB jurisdiction (i.e., waters 
of the State) need to be delineated on the project site and typically extend to the top of bank for 
streams and to the outer edge of wetlands, pursuant to the SWRCB’s wetland definition that was 
adopted on April 2, 2019 (SWRCB 2019) and implemented as of May 28, 2020. HELIX biologists Karl 
Osmundson and Dane van Tamelen completed a preliminary assessment of the project site on 
January 15, 2021. A jurisdictional delineation is needed to determine waters of the State, which has not 
been completed for the project site. 

Whenever a project requires a federal CWA Section 404 permit or a Rivers and Harbors Act Section 10 
permit, it must first obtain a CWA Section 401 Water Quality Certification. The RWQCB administers the 
401 Certification program. Federal CWA Section 401 requires that every applicant for a Section 404 
permit must request a Water Quality Certification that the proposed activity would not violate state and 
federal water quality standards. 

The SWRCB and RWQCB regulate the discharge of waste into waters of the state via the 1969 Porter-
Cologne Water Quality Control Act (Porter-Cologne) as described in the California Water Code. The 
California Water Code is the state’s version of the federal CWA. Waste, according to the California Water 
Code, includes sewage and any and all other waste substances, liquid, solid, gaseous, or radioactive, 
associated with human habitation, or of human or animal origin, or from any producing, manufacturing, 
or processing operation, including waste placed within containers of whatever nature prior to, and for 
purposes of, disposal. 

State waters that are not federal waters may be regulated under Porter-Cologne. A Report of Waste 
Discharge must be filed with the RWQCB for projects that result in the discharge of waste into waters of 
the state. The RWQCB would issue Waste Discharge Requirements or a waiver. The Waste Discharge 
Requirements are the Porter-Cologne version of a CWA Section 401 Water Quality Certification. 

3.3 CITY OF SAN DIEGO 

3.3.1 Environmentally Sensitive Lands 

Impacts to biological resources in the City must comply with City ESL Regulations. The purpose of the 
regulations is to “protect, preserve, and, where damaged restore, the environmentally sensitive lands of 
San Diego and the viability of the species supported by those lands.” Environmentally sensitive lands are 
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defined to include sensitive biological resources, steep hillsides, coastal beaches, sensitive coastal bluffs, 
and 100-year floodplains.  

The ESL regulations require that impacts to wetlands be avoided unless the activities meet specific 
exemption criteria established in the ordinance. Impacts to City-defined wetlands require approval of 
deviation findings as required by ESL regulations. Impacts to wetlands must be mitigated in accordance 
with Section III(B)(1)(a) of the Land Development Manual Biology Guidelines (City 2018). The ESL 
regulations also require that buffers be maintained around all wetlands (as appropriate) to protect their 
functions and values. Buffer widths may either be increased or decreased, as determined on a case-by-
case basis, taking into consideration the size and type of project proposed, sensitivity of the wetland 
resource to detrimental edge effects, topography, specific functions and values of the wetland, as well 
as the need for transitional upland habitat. 

In addition to restricting impacts to wetland habitats, the ESL regulations restrict development within 
the MHPA, including required impact avoidance areas around raptor nesting locations (specifically, 
Cooper’s hawk, golden eagle [Aquila chrysaetos], burrowing owl [Athene cunicularia], and northern 
harrier [Circus cyaneus]), and known locations of coastal California gnatcatcher (Polioptila californica 
californica) and southwestern pond turtle (Actinemys pallida). The ESL regulations also impose seasonal 
restrictions on grading where development may impact the following bird species: coastal California 
gnatcatcher, least Bell’s vireo (Vireo bellii pusillus), southwestern willow flycatcher (Empidonax traillii 
extimus), tricolored blackbird (Agelaius tricolor), coastal cactus wren (Campylorhynchus brunneicapillus 
sandiegensis), western snowy plover (Charadrius nivosus nivosus), and California least tern (Sternula 
antillarum browni).  

3.3.2 Multiple Species Conservation Program 

In July 1997, the USFWS, CDFW, and City adopted the Implementing Agreement for the MSCP. This 
program allows the incidental take of threatened and endangered species as well as regionally-sensitive 
species that are adequately conserved by the agreement (covered species). The MSCP designates 
regional preserves that are intended to be mostly void of development activities, while allowing the 
development of other areas subject to the requirements of the program. Impacts to biological resources 
are regulated by City ESL regulations. 

The City’s MSCP Subarea Plan (City 1997) has been prepared to meet the requirements of the California 
Natural Communities Conservation Planning Act of 1992. This Subarea Plan describes how the City’s 
portion of the MSCP Preserve, the MHPA, would be implemented. The project site is located adjacent to 
the MHPA, and the easternmost portion of the project site occurs within the MHPA. 

3.3.3 Local Coastal Program 

In March 1981, the San Diego City Council adopted the North City LCP, revised in May 1985 and revised 
again in March 1987, which has been prepared to meet the requirement of the California Coastal Act of 
1976. Development within the Coastal Zone boundaries is subject to the City’s LCP, Section 126.0702 
City’s Municipal Code, and the California Coastal Act, and would be subject to a CDP. The City acts as the 
local permitting authority for the issuance of CDPs for projects within its Coastal Zone, with a few 
exceptions. There are areas of “deferred certification” where the state retains its permitting authority. 
All projects in the Coastal Zone would require review for consistency with the LCP and California Coastal 
Act prior to the issuance of a CDP. This would ensure that infrastructure projects would be consistent 
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with the LCP; individual components would require this review on a project-by-project basis to ensure 
that there would not be adverse impacts.  

The project site is located within the Coastal Zone (Figure 4) within the boundaries of the University 
Community Plan (City 2019a). The project site does not occur within a floodplain area or along the coast 
and does not contain wetland resources (including estuarine habitats) that would be subject to 
additional development policies under the City’s LCP. 

4.0 RESULTS 
4.1 PHYSICAL CHARACTERISTICS/SETTING  

The project site is generally located within the Central Coast ecological region of the City of San Diego 
(San Diego Natural History Museum 2014). Mean annual precipitation is approximately 13 inches, and 
the mean annual temperature is approximately 62 degrees Fahrenheit. The frost-free season is 330 to 
350 days. The site is situated in the community of University, in an area that has been heavily developed 
since the 1950s. The site is largely characterized by developed lands associated with commercial 
development.  

An approximately seven-acre open space easement occurs within the eastern portion of the site 
(Figure 3). The easement was recorded in 1976 against a portion of the property with the subdivision of 
the Torrey Pines Science Park Unit 2 (City 1976). Based on a review of a Quitclaim Deed recorded in 
1984, the open space easement was previously recorded over the hillside in the eastern portion of the 
property but was quitclaimed to the State of California in 1984. The current topography and vegetation 
within the open space easement appear to have remained mostly undisturbed throughout the site’s 
original commercial development, with the exception of the extreme western portion of the easement. 
This area was disturbed during the development of the property in the early 1980s and is currently 
characterized by ornamental landscaping. The easement, while intended to preserve open space, does 
allow the area to be used for, among other things, “open parking areas” and “sidewalks, paths, and 
steps.” 

Specifically, the Easement states: “We hereby dedicate to the public use Science Park Road, Torreyana 
Road, Callan Road, North Torrey Pines Place, a portion of North Torrey Pines Road and a path, together 
with [other appurtenances and easements] “Dedicated Hereon”, reserving, however, to the owner of 
the fee underlying any easement herein dedicated the continued use of the surface of said real 
property; and subject to the following conditions: the erecting of buildings, masonry walls, masonry 
fences and other structures; or the planting or growing of trees or shrubs; or changing the surface grade 
or the installation of privately owned pipelines shall be prohibited unless an encroachment permit is first 
obtained from the City Engineer pursuant to the Municipal Code, together with open space easements 
over, under, upon and across portions of Lots 5, 6, 7 and 8 as shown on this map within this subdivision. 
Conditions shall be that no part of said of open space easements shall be used except for the purpose of 
installing, erecting, constructing, maintaining, planting and growing thereon the following: (1) grass, 
flowers, shrubs, trees and irrigation and other landscaping appurtenances; (2) fences and retaining 
walls; (3) recreation facilities provided the same shall not include and building; (4) utility distribution 
facilities provided they are installed underground, except that transformer boxes and similar equipment 
may be installed above ground but not on poles, derricks or similar support; (5) open space parking area; 
(6) sidewalks, paths and steps; (7) directional signs; and (8) outdoor lighting facilities and community 
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television antenna, provided, however, that each and every facility and appurtenance, installed, erected, 
constructed or maintained pursuant to any of clause (1) through (3) must be heretofore and hereafter 
by the City of San Diego.”  

A subsequent quitclaim deed was recorded as Document No. 85-037108 on February 4, 1985, in the San 
Diego County Recorder’s Office that provided the State of California the right to enforce the Easement; 
however, this quitclaim deed did not eliminate any of the permitted exceptions to the Easement. 
Moreover, there is no other encumbrance identified in the recent Title Report prepared for the Property 
that further reduces the ability to use the Easement for the identified exemptions (SMRH 2022). 

Surrounding land uses include commercial development to the north, south, and west, and undeveloped 
land and open space areas to the east. Recreational development, such as the Torrey Pines Golf Course, 
is located west of the site, and Interstate 5 is located east of the site.  

4.2 DISTURBANCE 

The project site is generally confined to the existing developed areas east of Torreyana Road that were 
originally developed as part of the Torrey Pines Science Park Unit 2 and is identified as Lot 7 on Map No. 
8434 recorded with the City of San Diego. Historical aerials of the site indicate that the site remained 
undisturbed until commercial grading of the area occurred sometime between 1966 and 1978 
(HistoricalAerials.com 2021). Commercial development of the site originally occurred sometime 
between 1978 and 1980 and appears to have been completed by 1982. Disturbance from the existing 
development includes evidence of regular human activity and brush management and landscaping at 
the open space interface, which is regularly irrigated and maintained. 

4.3 TOPOGRAPHY AND SOILS  

Elevations range from approximately 120 to 365 feet above mean sea level, sloping from west to east on 
the eastern portion of the property and generally flat within the western portion. Two soil types have 
been mapped within the study area (USDA 2021; Figure 6, Soils): Loamy alluvial land-Huerhuero 
complex, 9 to 50 percent slopes, severely eroded, and terrace escarpments.  

4.4 VEGETATION COMMUNITIES/LAND COVER TYPES  

A total of three vegetation communities/land cover types were mapped within the project site (Figure 7, 
Vegetation Communities and Sensitive Resources): southern maritime chaparral, Diegan coastal sage 
scrub, and urban/developed land (Table 2, Existing Vegetation Communities/Land Cover Types). The 
numeric codes in parentheses following each vegetation community/land cover type name are from the 
City Land Development Code Biology Guidelines (City 2018), with further guidance from the Holland 
classification system (Holland 1986) and as expanded by Oberbauer (2008). The communities/habitat 
types are presented in Table 2 by MSCP Tier. 

https://www.historicaerials.com/viewer
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Table 2 
EXISTING VEGETATION COMMUNITIES/LAND COVER TYPES 

  Acres3 

Vegetation Community/ 
Land Cover Type1 

Habitat 
Tier2 

Outside 
Open Space 
Easement 

Within 
Open Space 
Easement 

Total 

Uplands     
Southern Maritime Chaparral (37C00) I 0 3.0 3.0 
Diegan Coastal Sage Scrub (32500) II 0 3.3 3.3 
Developed (12000) IV 3.4 0.7 4.1 

 TOTAL 3.4 7.0 10.4 
1 Vegetation categories and numerical codes are from Holland (1986) and Oberbauer (2008). 
2 Tiers refer to the City’s Biology Guidelines (2018) habitat classification system. 
3 Acreages rounded to the nearest 0.1 acre for uplands; total reflects rounding. 

 
Southern Maritime Chaparral 

Southern maritime chaparral is restricted to the weathered sands within the coastal fog belt in San 
Diego County from La Jolla to Carlsbad. This low, fairly open, chaparral is typically dominated by wart-
stemmed ceanothus (Ceanothus verrucosus) and thick-leaved Eastwood’s manzanita (Arctostaphylos 
glandulosa).  

A total of 3.0 acres of southern maritime chaparral was mapped within the central and southern 
portions of the site, occurring entirely within the open space easement (Figure 7). The western portions 
of this habitat, where it interfaces with the existing development, occur within the existing brush 
management zone that is maintained by the owner. Dominant species include sugarbush (Rhus ovata), 
mission manzanita (Xylococcus bicolor), lemonadeberry (Rhus integrifolia), and laurel sumac (Malosma 
laurina). 

Diegan Coastal Sage Scrub 

Coastal sage scrub is one of the two major shrub types that occur in southern California, occupying xeric 
sites characterized by shallow soils (the other is chaparral). Four distinct coastal sage scrub geographical 
associations (northern, central, Venturan, and Diegan) are recognized along the California coast. Diegan 
coastal sage scrub may be dominated by a variety of species depending on soil type, slope, and aspect. 
Typical species found within Diegan coastal sage scrub include California sagebrush (Artemisia 
californica), California buckwheat (Eriogonum fasciculatum ssp. fasciculatum), laurel sumac, 
lemonadeberry, and black sage (Salvia mellifera).  

A total of 3.3 acres of Diegan coastal sage scrub was mapped within the eastern portion of the site, 
occurring entirely within the open space easement (Figure 7). Dominant species include California 
buckwheat, California sagebrush, and laurel sumac. 

Developed 

Developed land occurs where permanent structures and/or pavement have been placed, which prevents 
the growth of vegetation, or where landscaping is clearly tended and maintained. Developed land occurs 
within the western portion of the site and consists of commercial development, landscaping, existing 



Biological Technical Report for 11011 Torreyana Road Project | July 2024 

 
12 

brush management, and parking lots (Figure 7). A total of 4.1 acres was mapped within the site, 
including 0.7 acre of which occurs within the open space easement.  

4.5 FLORA 

A total of 33 plant species were observed within the project site, of which 20 (61 percent) were native 
species and 13 (39 percent) were non-native species (Appendix B, Plant Species Observed).  

4.6 FAUNA 

A total of 11 animal species were observed or detected within the project site, including two reptiles 
and nine bird species (Appendix C, Animal Species Observed or Detected).  

5.0 SENSITIVE BIOLOGICAL RESOURCES 
5.1 SENSITIVE VEGETATION COMMUNITIES/HABITAT TYPES 

Sensitive vegetation communities/habitat types are defined as land that supports unique vegetation 
communities or the habitats of rare or endangered species or subspecies of animals or plants as defined 
by Section 15380 of the State CEQA Guidelines. The City defines sensitive habitat as ESL in their Land 
Development Code Biology Guidelines. In the context of the City’s MSCP Subarea Plan, wetlands and 
Tier I through IIIB uplands are considered sensitive habitat types.  

Sensitive vegetation communities/habitat types mapped within the project site include southern 
maritime chaparral and Diegan coastal sage scrub. Impacts on sensitive habitats typically require 
mitigation.  

Developed land does not meet the definition of sensitive habitat. Impacts on this vegetation community 
do not require mitigation.  

5.2 SPECIAL STATUS PLANT SPECIES 

Special status plant species have been afforded special status and/or recognition by the USFWS, CDFW, 
and/or the City (e.g., MSCP narrow endemic species), and may also be included in the CNPS Inventory of 
Rare and Endangered Plants. Their status is often based on one or more of three distributional 
attributes: geographic range, habitat specificity, and/or population size. A species that exhibits a small or 
restricted geographic range (such as those endemic to a region) is geographically rare. A species may be 
generally abundant but occur only in very specific habitats. Lastly, a species may be widespread but exist 
naturally in small populations.  

5.2.1 Special Status Plant Species Observed  

Two special status plant species were observed in the project site during the general biological survey: 
Nuttall’s scrub oak (Quercus dumosa) and Torrey pine (Pinus torreyana ssp. torreyana) are discussed 
below. Neither of these species is federally or state listed. Torrey pine is covered under the City’s MSCP 
Subarea Plan (City 1997). A list of all plant species observed is included as Appendix B.  
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Nuttall’s scrub oak (Quercus dumosa) 
Listing: --/--; CRPR 1B.1 
Distribution: Occurs along the coast between Ventura County and San Diego County. 
Habitat: Closed cone coniferous forest, coastal scrub, and chaparral. 
Presence within the Project Site: Five individuals of this species are present within the southern 
maritime chaparral habitat and developed land in the central portion of the project site.  

Torrey pine (Pinus torreyana ssp. torreyana) 
Listing: --/--; CRPR 1B.2; MSCP Covered  
Distribution: Occurs in only two locations: along the coast near Del Mar (Pinus torreyana ssp. torreyana) 
and on Santa Rosa Island (P. t. ssp. insularis) 
Habitat: Torrey pine woodlands and southern maritime chaparral. 
Presence within the Project Site: 40 cultivated individuals of this species are present within the 
developed portion of the project site in landscaped areas.  

5.2.2 Special Status Plant Species with Potential to Occur 

Special status plant species that were not observed but may have the potential to occur on-site are 
included in Appendix D, Special Status Plant Species Observed or With Potential Occur. Nine species are 
listed with a high potential to occur: Del Mar manzanita (Arctostaphylos glandulosa ssp. crassifolia), San 
Diego County viguiera (Bahiopsis laciniata), wart-stemmed ceanothus (Ceanothus verrucosus), San Diego 
barrel cactus (Ferocactus viridescens), graceful tarplant (Holocarpha virgata ssp. elongata), decumbent 
goldenbush (Isocoma menziesii var. decumbens), Robinson’s pepper-grass (Lepidium virginicum var. 
robinsonii), sea dahlia (Leptosyne maritima), and ashy spike-moss (Selaginella cinerascens). No 
additional species have a high potential to occur primarily due to the lack of suitable conditions. The 
study area does not support the vegetation associations, soils, or hydrology required by many of the 
special status plants known to the region.  

5.3 SPECIAL STATUS ANIMAL SPECIES 

Special status animal species include those that have been afforded special status and/or recognition by 
the USFWS, CDFW, and/or the City. In general, the principal reason an individual taxon (species or 
subspecies) is given such recognition is the documented or perceived decline or limitations of its 
population size or geographical extent and/or distribution, resulting in most cases from habitat loss.  

5.3.1 Special Status Animal Species Observed or Otherwise Detected 

No special status animal species were detected in the project site during biological surveys.  

5.3.2 Special Status Animal Species with Potential to Occur 

Special status animal species with the potential to occur within the project site are included in 
Appendix E, Special Status Animal Species Observed or With Potential Occur. They are grouped into 
invertebrates and vertebrates (fish, amphibians, reptiles, birds, and mammals) and are alphabetized by 
scientific name. Six special status animal species were determined to have a high potential to occur: 
Belding’s orange-throated whiptail (Aspidoscelis hyperythra beldingi), San Diego tiger whiptail 
(Aspidoscelis tigris stejnegeri), Cooper’s hawk (Accipiter cooperii), southern California rufous-crowned 
sparrow (Aimophila ruficeps canescens), coastal California gnatcatcher, and San Diego Bryant’s (formerly 
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desert) woodrat (Neotoma bryanti [formerly lepida] intermedia). No additional species have a high 
potential to occur, primarily due to the lack of suitable habitat and development in the area. Crotch’s 
bumble bee, a CESA candidate species, has a low potential to occur but is discussed in further detail in 
Section 5.3.2.1 below. Appendix F, Explanation of Status Codes for Plant and Animal Species, includes 
explanations of sensitivity codes. 

5.3.2.1 Crotch’s Bumble Bee 

A focused habitat assessment for the species was completed by HELIX and the species was determined 
to have a low potential to utilize the project impact area for nesting, foraging, and overwintering, as 
detailed below.  

Crotch’s bumble bee is found throughout southwestern California, generally inhabiting hot open 
grassland and scrub habitats. Colonies are annual, with newly mated queens emerging from hibernation 
in early spring to forage and search for a nest site, followed by emerging workers. Although not much is 
known about overwintering sites specific to Crotch’s bumble bee, other bumble bees generally 
overwinter in soft, disturbed soil, under leaf litter, or other debris (Xerces Society 2018). They primarily 
nest underground in abandoned rodent nests, but can also nest above ground in tufts of grass, rock 
piles, or dead tree cavities. They forage on a variety of flowers with shallow corollas due to their short 
tongue. The species has most commonly been observed on flowering species in the Fabaceae, 
Asteraceae, and Lamiaceae families. Occurrences have also been linked to habitats containing Asclepias, 
Chaenactis, Lupinus, Medicago, Phacelia, and Salvia genera (IUCN 2024). 

Prior to the habitat assessment, literature regarding the species was reviewed and databases were 
searched for nearby occurrence records of the species. The closest recorded occurrences include two 
recent occurrences reported to iNaturalist (2024), one from April 29, 2024 located approximately 
1.2 miles southeast of the project site and another from March 21, 2024 located approximately 2.1 miles 
northeast of the project site. Aside from these recent occurrences, the species has not been recorded 
within the vicinity of the project site for over 40 years. The third most recent recorded observation 
nearby occurred in 1983 when four individuals were collected approximately 1.3 miles northwest of the 
project site within the Torrey Pines State Park (CDFW 2023b). The only other record within the 
surrounding 5-mile radius occurred in 1928 approximately 4.3 miles southwest of the project site. 
Several other occurrences were noted beyond 5 miles from the site, as reported to iNaturalist, Bumble 
Bee Watch (2024), and the CNDDB (CDFW 2023b). Richardson (2023) and the Bumble Bee Conservation 
Benefit Agreement Occurrence Areas database report the project site occurring within the estimated 
range of Crotch’s bumble bee, although the closest reported occurrence is approximately 10.0 miles 
south in the Point Loma area. However, records may be lacking considering this is a recent candidate for 
listing. 

HELIX biologists conducted a focused habitat assessment for Crotch’s bumble bee on February 20, 2024, 
in accordance with the Survey Considerations for CESA Candidate Bumble Bee Species (CDFW 2023c). 
The habitat assessment survey confirmed that, although the eastern edge of the project site contains 
potentially suitable sage scrub habitat, the impact area and immediately adjacent areas do not contain 
suitable open grassland or scrub habitat as they are primarily contained within maintained landscaping 
associated with the existing development on the property. The impact area of the project primarily 
overlaps the existing development on the property, with limited portions extended into the maintained 
landscaping and existing BMZs. Small areas of bare ground occur sporadically throughout the impact 
area, however rodent burrows and rock piles that could serve as potential nest sites were not observed. 
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Furthermore, evidence of standard pest control practices (e.g., rodent traps) for the existing 
development were observed throughout the impact area, indicating that the impact areas are regularly 
maintained for pest animal species. Dead trees and stumps were inspected, and no cavities that could 
serve as potential nest sites were observed. Surrounding land uses are dominated by developed land 
and dense chaparral habitat, rendering surrounding lands equally unlikely to support suitable nesting 
habitat. The impact area is also actively irrigated by an above ground irrigation system, reducing the 
likelihood of the species nesting onsite due to frequent watering. As mentioned, the impact area is 
actively maintained, including landscaping maintenance, mowing, and non-native species removal 
within the BMZ. This level of regular disturbance further reduces the likelihood of the species nesting 
within the impact area. Therefore, Crotch’s bumble bee has a low potential to nest onsite. 

Although flowering plant species were observed within the project site and surrounding areas, including 
those preferred by the species in the Fabaceae, Asteraceae, and Lamiaceae families, the only plant 
species observed immediately adjacent to the impact area that has been further linked to species 
occurrence is black sage of the Salvia genera. Furthermore, the flowering species are highly 
concentrated within the undisturbed portions in the central and eastern portions of the project site that 
would be avoided by the project, while the impact area is comparatively bare. Dominant species 
observed flowering within the impact area during the habitat assessment include onionweed 
(Asphodelus fistulosus), Bermuda buttercup (Oxalis pes-caprae), and acacia (Acacia sp.). Crotch’s bumble 
bee has a low potential to forage onsite. 

Potentially suitable overwintering habitat within the impact area occurs as woodland (i.e., planted 
landscaping trees) understory with a layer of shallow leaf litter comprised of eucalyptus and pine tree 
debris. However, as mentioned above, the impact area is actively irrigated, reducing the likelihood of 
individuals overwintering onsite due to frequent watering. Additionally, the impact area is actively 
maintained, including landscaping maintenance, mowing, raking and removal of leaf litter, and non-
native species removal within the BMZ. This level of regular disturbance further reduces the likelihood 
of the species overwintering within the impact area. Crotch’s bumble bee has a low potential to 
overwinter onsite.  

In summary, Crotch’s bumble bee was found to have a low potential to nest, forage, and overwinter at 
the project site due to the marginal quality and limited amount of potential habitat on-site, and 
prevalence of disturbances associated with the existing developments.  

5.4 JURISDICTIONAL WATERS AND WETLANDS 

The project site supports waterways that may be potentially subject to the jurisdiction of the USACE, 
RWQCB, and/or CDFW. Potential jurisdictional resources within the project site consist of two 
ephemeral drainage features within the central portion and along the northern and southern borders of 
the site, within the open space easement (Figure 7). Drainage widths range from one to three feet.  

There are no areas within the project site that meet the criteria to be considered City ESL wetlands or 
single-parameter wetlands within the Coastal Overlay Zone. No surface water, saturated soils, or hydric 
soil indicators were observed. The two ephemeral drainage features lack sufficient hydrology to support 
significant and self-sustaining stands of wetland-dependent vegetation. As such, the drainage features 
do not meet the criteria for a City ESL wetland or single-parameter wetland within the Coastal Overlay 
Zone.  
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5.5 HABITAT CONNECTIVITY AND WILDLIFE CORRIDORS 

Wildlife corridors connect otherwise isolated pieces of habitat and allow the movement or dispersal of 
plants and animals. Local wildlife corridors allow access to resources such as food, water, and shelter 
within the framework of their daily routine. Regional corridors provide these functions over a larger 
scale and link two or more large habitat areas, allowing the dispersal of organisms and the consequent 
mixing of genes between populations. A corridor is a specific route that is used for the movement and 
migration of species and may be different from a linkage in that it represents a smaller or narrower 
avenue for movement. A linkage is an area of land that supports or contributes to the long-term 
movement of animals and genetic exchange by providing live-in habitat that connects to other habitat 
areas. Many linkages occur as stepping-stone linkages that are made up of a fragmented archipelago 
arrangement of habitat over a linear distance.  

The project site occurs within the Los Peñasquitos Lagoon/Del Mar Mesa/Peñasquitos Canyon core 
biological resource area, which encompasses one of the few intact natural open space areas in coastal 
San Diego County that is still linked to larger expanses of habitat to the east (City 1997). The 
easternmost portion of the site also occurs within the MHPA, which serves as a wildlife corridor and 
linkage. The site is located within a highly urbanized area and is primarily characterized by existing 
commercial development. However, undeveloped land within the eastern portion of the site occurs 
within the open space easement and contains native vegetation communities. This habitat is contiguous 
with native habitat within the adjacent Torrey Pines State Natural Reserve and has a connection to open 
space areas further north and east, such as the Los Peñasquitos Lagoon and Los Peñasquitos Canyon 
Preserve. As such, habitat within the eastern portion of the site may facilitate wildlife access and usage 
of the site, and contributes to the larger wildlife movement linkage and corridor within the local area 
and northern San Diego region.  

6.0 MULTIPLE SPECIES CONSERVATION 
PROGRAM CONSISTENCY ANALYSIS 

The following section details the project’s consistency with the City’s MSCP Subarea Plan applicable 
guidelines, management directives, and policies.  

6.1 LAND USE ADJACENCY GUIDELINES – SECTION 1.4.3 OF THE 
MSCP 

The City’s MSCP Subarea Plan (City 1997) addresses indirect impacts to preserve areas from adjacent 
development in Section 1.4.3, Land Use Adjacency Guidelines (LUAGs). The LUAGs provide requirements 
for land uses adjacent to the habitat preserve in order to minimize indirect impacts from drainage, 
toxics, lighting, noise, barriers, invasive species, brush management, and grading to the sensitive 
resources contained therein. Projects that are within or adjacent to the MHPA must demonstrate 
compliance with the LUAGs.  
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The project site is located adjacent to the MHPA, and the easternmost portion of the project site occurs 
within the MHPA. The project’s compliance with the City’s LUAGs is summarized below: 

Drainage 

• All new and proposed parking lots and development areas in and adjacent to the preserve must not 
drain directly into the MHPA.  

The proposed project would primarily occur within previously developed and disturbed areas. The 
project would not result in a substantial increase in impervious surface area and would have 
negligible effects on drainage. The project would not drain directly into the MHPA. 

• All developed and paved areas must prevent the release of toxins, chemicals, petroleum products, 
exotic plant materials, and other elements that might degrade or harm the natural environment or 
ecosystem processes within the MHPA.  

Best Management Practices (BMPs) would be implemented during project construction to control 
runoff, erosion, and contaminants, as necessary, in order to prevent the release of toxins, chemicals, 
petroleum products, exotic plant materials, and other elements that might be contained within 
stormwater. The BMP program would meet the applicable requirements of the SWRCB and the 
City’s Municipal Code and Storm Water Standards Manual. Furthermore, the project would strictly 
prohibit and would not introduce exotic plant materials into any revegetation or landscaped area 
adjacent to the MHPA. With the incorporation of BMPs and restrictions, the project would not 
degrade or harm the natural environment or ecosystem processes within the MHPA.  

Toxins 

• Land uses, such as recreation and agriculture, that use chemicals or generate by-products such as 
manure, that are potentially toxic or harmful to wildlife, sensitive species, habitat, or water quality 
need to incorporate measures to reduce impacts caused by the application and/or drainage of such 
materials into the MHPA.  

The proposed project does not involve agriculture or the creation of recreational areas, such as 
playing fields, or any other uses that would introduce new toxins, chemicals, or by-products within 
the MHPA.  

Lighting 

• Lighting of all developed areas adjacent to the MHPA should be directed away from the MHPA. 
Where necessary, development should provide adequate shielding with non-invasive plant materials 
(preferably native), berming, and/or other methods to protect the MHPA and sensitive species from 
night lighting.  

Project lighting would be shielded and directed away from the MHPA to protect resources in the 
MHPA from artificial night lighting. 
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Noise 

• Uses in or adjacent to the MHPA must be designed to minimize noise impacts. Berms or walls should 
be constructed adjacent to commercial areas, recreational areas, and any other use that may 
introduce noises that could impact or interfere with wildlife utilization of the MHPA.  

The project site is characterized by existing commercial development adjacent to existing roadways 
and a major transportation corridor (Interstate 5). The proposed project would retain similar 
vehicular uses, as compared to the existing commercial uses, and is not expected to result in an 
adverse noise impact on wildlife use of the MHPA.  

• Excessively noisy uses or activities adjacent to breeding areas must incorporate noise reduction 
measures and be curtailed during the breeding season of sensitive species. Adequate noise reduction 
measures should also be incorporated for the remainder of the year. 

Temporary noise generated from sources, such as grubbing, earthwork, and construction, could 
adversely and temporarily impact local wildlife potentially present within the MHPA. Such impacts 
could occur to the coastal California gnatcatcher if the activities are implemented during the 
gnatcatcher breeding season (which is defined by the City as March 1 to August 15). As a condition 
of project approval, preconstruction surveys for California gnatcatcher would be required to 
determine species presence/absence if construction were to occur during the gnatcatcher breeding 
season. If surveys are not conducted, the presence of the species would be assumed, and the 
implementation of noise attenuation and biological monitoring would be required during the 
gnatcatcher breeding season if construction would generate noise levels higher than 60 dBA or 
ambient (whichever is higher).  

Barriers  

• New development adjacent to the MHPA may be required to provide barriers (e.g., non-invasive 
vegetation, rocks/boulders, fences, walls, and/or signage) along MHPA boundaries to direct public 
access to appropriate locations and reduce domestic animal predation. 

This guideline is not applicable as the project does not propose new development within or directly 
adjacent to the MHPA. The proposed development would be located approximately 400 feet west of 
the MHPA boundary. Native habitat within the existing open space easement would separate the 
development from the MHPA.  

Invasive Species 

• No invasive non-native plant species shall be introduced into areas adjacent to the MHPA.  

BMPs during construction would include measures to avoid the introduction of invasive plants into 
construction areas by equipment. All equipment shall be clean and free of debris and mud prior to 
entering the project site to reduce the potential for the introduction of invasive plant species. The 
proposed landscaping associated with the project shall not include plant species identified as 
invasive by the California Invasive Plant Council (2021). Landscaping and plantings adjacent to native 
habitat areas would strictly prohibit the use of invasive, non-native plant species.  
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Brush Management 

• New residential development located adjacent to and topographically above the MHPA (e.g., along 
canyon edges) must be set back from slope edges to incorporate Zone 1 brush management areas on 
the development pad and outside of the MHPA. Zones 2 and 3 will be combined into one zone 
(Zone 2) and may be located in the MHPA upon granting of an easement to the City (or other 
acceptable agency) except where narrow wildlife corridors require it to be located outside of the 
MHPA.  

The project brush management zones would not encroach into the MHPA and would not result in 
any additional impacts to biological resources within the MHPA.  

Grading/Land Development 

• Manufactured slopes associated with site development shall be included within the development 
footprint for projects within or adjacent to the MHPA.  

All manufactured slopes are located within the development footprint and do not occur within the 
MHPA. 

6.2 GENERAL MANAGEMENT DIRECTIVES – SECTION 1.5.2 OF THE 
MSCP 

The following general management directives apply to the project, as outlined in Section 1.5.2 of the 
City’s MSCP Subarea Plan (City 1997). The project would comply with these general management 
directives as outlined below:  

Mitigation 

• Mitigation, when required as part of project approvals, shall be performed in accordance with the 
City’s Environmentally Sensitive Lands Ordinance and Biology Guidelines. 

The project would result in minimal impacts to Tier I southern maritime chaparral totaling 0.07 acre. 
Pursuant to the City’s Significance Determination Thresholds (City 2018), impacts to Tier I through IIIB 
habitats totaling less than 0.1 acre are not considered significant and do not require mitigation. As such, 
impacts to 0.07 acre of southern maritime chaparral are not considered significant and no mitigation is 
required. 

Invasive Exotics Control and Removal 

• Do not introduce invasive non-native species into the MHPA.  

The project would not result in the introduction of non-native species into the MHPA. The project has 
been designed to incorporate and adhere to the City LUAGs, as detailed above. All proposed landscaping 
shall not include plant species identified as invasive by the California Invasive Plant Council (2021). 
Landscaping and plantings adjacent to native habitat areas would strictly prohibit the use of invasive, 
non-native plant species and would not introduce invasive plants into the MHPA. 



Biological Technical Report for 11011 Torreyana Road Project | July 2024 

 
20 

6.3 GENERAL PLANNING POLICIES AND DESIGN GUIDELINES – 
SECTION 1.4.2 OF THE MSCP 

The MSCP establishes specific guidelines that limit activities that occur within or adjacent to the MHPA. 
In general, activities occurring within or adjacent to the MHPA must conform to these guidelines and, 
wherever feasible, should be located in the least sensitive areas. Land uses considered conditionally 
compatible with the biological objectives of the MSCP, and thus allowed within the City’s MHPA, include 
passive recreation, Zone 2 brush management, limited agriculture, limited low density residential uses, 
utility lines (e.g., sewer, water, etc.), limited water facilities, and other essential public facilities. The 
project’s conformance with the applicable policies and guidelines from Section 1.4.2 of the MSCP are 
discussed below. 

Fencing, Lighting, and Signage 

• Fencing or other barriers will be used where it is determined to be the best method to achieve 
conservation goals and adjacent to land uses incompatible with the MHPA. For example, use chain 
link or cattle wire to direct wildlife to appropriate corridor crossings, natural rocks/boulders or split 
rail fencing to direct public access to appropriate locations, and chain link to provide added 
protection of certain sensitive species or habitats (e.g., vernal pools). 

The proposed development would be located approximately 400 feet west of the MHPA boundary 
and would not result in the introduction of any fencing or other barriers that would inhibit or 
preclude wildlife access and use within the MHPA. Native habitat within the existing open space 
easement would separate development from the MHPA.  

• Lighting shall be designed to avoid intrusion into the MHPA and effects on wildlife. Lighting in areas 
of wildlife crossings should be of low-sodium or similar lighting. Signage will be limited to access and 
litter control and educational purposes. 

Project lighting would be shielded and directed away from the MHPA to protect resources in the 
MHPA from artificial night lighting. 

6.4 CONDITIONS OF COVERAGE FOR SENSITIVE SPECIES 

One MSCP-covered plant species was observed within the project site: Torrey pine. Three MSCP-covered 
plant species were determined to have a high potential to occur: Del Mar manzanita, wart-stemmed 
ceanothus, and San Diego barrel cactus. No MSCP-covered animal species were observed within the 
project; however, four MSCP-covered species were determined to have a high potential to occur: 
Belding’s orange-throated whiptail, Cooper’s hawk, southern California rufous-crowned sparrow, and 
coastal California gnatcatcher. The MSCP includes conditions for coverage for these species, which are 
discussed below. 

Del Mar Manzanita 

This species was not observed within the proposed impact area of the project. There are no conditions 
for coverage for this species; therefore, the project is consistent with the MSCP. Nevertheless, suitable 
southern maritime chaparral habitat within the eastern portion of the site would continue to be 
preserved within the existing open space easement. 
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Wart-stemmed Ceanothus 

• Revegetation efforts within appropriate habitats must include restoration of this species. Area 
specific management directives for the protected populations must include specific measures to 
increase populations. Area specific management directives must include specific management 
measures to address the autecology and natural history of the species and to reduce the risk of 
catastrophic fire. Management measures to accomplish this may include prescribed fire. Any newly 
found populations should be evaluated for inclusion in the preserve strategy through acquisition, like 
exchange, etc. 

No wart-stemmed ceanothus individuals were observed within the impact footprint. Suitable 
southern maritime chaparral habitat within the eastern portion of the site would continue to be 
preserved within the existing open space easement.  

San Diego Barrel Cactus 

• Area specific management directives must include measures to protect this species from edge 
effects, unauthorized collection, and include appropriate fire management/control practices to 
protect against a too frequent fire cycle. 

No San Diego barrel cactus individuals were observed within the impact footprint. Suitable southern 
maritime chaparral and Diegan coastal sage scrub habitat within the eastern portion of the site 
would continue to be preserved within the existing open space easement. The development would 
be primarily limited to existing developed and disturbed areas and would not substantially add to 
edge effects already present in the existing condition. The project would adhere to the City LUAGs, 
as detailed in Section 6.1, and implement standard construction BMPs, as needed, to minimize 
indirect impacts to this species. 

Torrey Pine 

There are no conditions for coverage for this species; therefore, the project is consistent with the MSCP. 
Furthermore, Torrey pine trees within the project site are comprised of cultivated trees that have been 
planted as part of previous development’s landscaping and do not represent native or naturalized 
individuals or a naturally occurring population. Nevertheless, where practicable and safe to do so, 
cultivated Torrey pines would be retained in place. Torrey pine trees that would be removed by the 
project would be replaced on-site with minimum 15-gallon size replacement Torrey pine trees in 
accordance with the project’s landscape plans. 

Belding’s Orange-Throated Whiptail 

• Area specific management directives must address potential edge effects.  

The development would be primarily limited to existing developed and disturbed areas and would 
not substantially add to edge effects already present in the existing condition. The project would 
adhere to the City LUAGs, as detailed in Section 6.1, and implement standard construction BMPs, as 
needed, to minimize indirect impacts to this species. 
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Coastal California Gnatcatcher 

• Area specific management directives must include measures to reduce edge effects and minimize 
disturbance during the nesting period, fire protection measures to reduce the potential for habitat 
degradation due to unplanned fire, and management measures to maintain or improve habitat 
quality including vegetation structure. Additionally, no clearing of occupied habitat within the City 
MHPA or County’s Biological Core Resource Areas between March 1 and August 15. 

The development would be primarily limited to existing developed and disturbed areas and would 
not substantially add to edge effects already present in the existing condition. The project would 
adhere to the City LUAGs, as detailed in Section 6.1, and implement standard construction BMPs, as 
needed, to minimize indirect impacts to this species. The project would not impact any habitat 
within the MHPA and does not include the removal of suitable gnatcatcher habitat (i.e., coastal sage 
scrub).  

Cooper’s Hawk 

• Area specific management directives must include 300-foot impact avoidance areas around the 
active nests, and minimization of disturbance in oak woodlands and oak riparian forests. 

As a condition of project approval, pre-construction surveys for nesting birds and raptors would be 
required prior to the removal of habitat with the potential to support active nests during the 
breeding season (generally February 1 to September 15). The project would comply with the 
conditions for coverage for this species through the establishment of the required 300-foot 
avoidance setback if nesting Cooper’s hawk are found. The project would not impact oak woodlands 
or oak riparian forests as neither community occurs within the project site. This is consistent with 
the conditions of coverage for the Cooper’s hawk that requires the minimization of disturbance to 
those habitats. 

Southern California Rufous-crowned Sparrow 

• Area specific management directives must include maintenance of dynamic processes, such as fire, 
to perpetuate some open phases of coastal sage scrub with herbaceous components. 

The proposed project would be primarily limited to existing developed and disturbed areas, with 
less than 0.1 acre of impacts occurring to native habitats with the potential to support this species. 
Native habitat within the eastern portion of the site would continue to be preserved in its current 
condition within the open space easement.  

7.0 ANALYSIS OF PROJECT IMPACTS 
This section presents an analysis of anticipated direct and indirect impacts to biological resources 
associated with the implementation of the project. Direct impacts immediately alter the affected 
biological resources, such as when those resources are eliminated temporarily or permanently. Indirect 
impacts consist of secondary effects of a project, including drainage and toxins (water quality), lighting, 
noise, and invasive plant species.  
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7.1 CRITERIA FOR DETERMINING IMPACT SIGNIFICANCE 

The following guidance (City Biology Guidelines 2018) is used to determine the potential significance of 
impacts on biological resources pursuant to the City’s Significance Determination Thresholds (City 2018). 
A project would result in a significant or potentially significant biological resources impact if it would 
result in: 

• A substantial adverse impact, either directly or through habitat modifications, on any species 
identified as a candidate, sensitive, or special status species in the MSCP, VPHCP, or other local 
or regional plans, policies, or regulations, or by the CDFW or USFWS; 

• A substantial adverse impact on any Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, or Tier IIIB 
Habitats as identified in the Biology Guidelines of the Land Development Manual or other 
sensitive natural community identified in local or regional plans, policies, or regulations, or by 
CDFW or USFWS;  

• A substantial adverse impact on wetlands (including, but not limited to, marsh, vernal pool, 
riparian, etc.) through the direct removal, filling, hydrological interruption, or other means; 

• Substantial interference with the movement of any native resident or migratory fish or wildlife 
species, or with an established native resident or migratory wildlife corridors, including linkages 
identified in the MSCP Plan, VPHCP, or impediment of the use of native wildlife nursery sites;  

• A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other local, regional, or state habitat conservation plan, either within the 
MSCP or VPHCP plan area or in the surrounding region; 

• An introduction of land use within an area adjacent to the MHPA that would result in adverse 
edge effects; 

• A conflict with any local policies or ordinances protecting biological resources; or 

• An introduction of invasive plant species into a natural open space area. 

7.2 IMPACTS TO VEGETATION COMMUNITIES 

The proposed project would result in direct impacts to 3.6 acres of habitat or land cover types 
comprised of less than 0.1 acre (0.07 acre) of Tier I southern maritime chaparral and 3.6 acres of non-
sensitive Tier IV developed land (Figure 8, Vegetation Communities and Sensitive Resources/Impacts; 
Table 3, Vegetation Communities/Land Cover Type Impacts). Pursuant to the City’s Significance 
Determination Thresholds (City 2018), impacts to Tier I through IIIB habitats totaling less than 0.1 acre 
are not considered significant and do not require mitigation (City 2018). As such, impacts to 0.07 acre of 
southern maritime chaparral are not considered significant, and mitigation is not required. Impacts to 
developed land are not considered significant and do not require mitigation. 
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Table 3 
VEGETATION COMMUNITIES/LAND COVER TYPE IMPACTS 

 Impacts1 (acres)2 
Vegetation Community /  

Land Cover Type 
Habitat  

Tier 
Outside  

Open Space 
Within  

Open Space Total 

Sensitive Upland Habitat     
Southern Maritime Chaparral (37C00) I -- <0.1 <0.1 
Diegan Coastal Sage Scrub (32500) II -- -- -- 

Sensitive Uplands Subtotal -- <0.1 <0.1 
Non-Sensitive Upland Habitat     
Developed (12000) IV 3.2 0.4 3.6 

Non-Sensitive Upland Subtotal 3.2 0.4 3.6 
 TOTAL 3.2 0.4 3.6 

1 Temporary and permanent impacts combined. All impacts occur outside of the MHPA.  
2 Acreages rounded to the nearest 0.1 acre; total reflects rounding. 

 
Project construction would occur immediately adjacent to sensitive upland habitat. Inadvertent 
intrusion into these adjacent areas by construction vehicles, equipment, and personnel could result in 
additional disturbance if appropriate avoidance measures are not implemented. The project would be 
required to implement standard avoidance and minimization measures as conditions of project approval 
to ensure the avoidance of sensitive habitats located immediately adjacent to construction work areas. 
Therefore, potential indirect impacts to adjacent sensitive habitat would be avoided. 

7.3 IMPACTS TO SPECIAL STATUS SPECIES 

The proposed project has been specifically designed to primarily occur within existing developed and 
disturbed areas associated with previous development and avoid impacts to sensitive biological 
resources to the greatest extent possible. Project impacts on special status plant and animal species are 
described below. 

Special Status Plant Species 

Two special status plant species were observed in the project site during the general biological survey: 
Nuttall’s scrub oak and Torrey pine. Neither of these species are federally or state listed nor City narrow 
endemic plant species. Nuttall’s scrub oak is listed as CRPR 1B.1. Torrey pine is listed as CRPR 1B.2 and is 
covered under the MSCP. In addition to the observed species, nine special status plant species were 
determined to have a high potential to occur within Diegan coastal sage scrub and southern maritime 
chaparral habitat located in the eastern portion of the site. 

The proposed project is primarily limited to existing developed and disturbed areas, and impacts to 
native habitats with the potential to support these species would be minimal (0.07 acre of southern 
maritime chaparral). No special status plant species were documented within the impact footprint, and 
direct impacts are unlikely to occur based on the small amount of habitat to be impacted. The Nuttall’s 
scrub oak and Torrey pine canopies on the site would be preserved. Therefore, no significant impact to 
Nuttall’s scrub oak or other special status plant species would occur.  

Torrey pine within the project site consists of 40 cultivated trees that were planted as part of the 
previous development’s landscaping and do not represent a naturally occurring population. Where 
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practicable and safe to do so, cultivated Torrey pines would be retained in place. Torrey pine trees that 
would be removed by the project would be replaced on-site with minimum 15-gallon size replacement 
Torrey pine trees in accordance with the project’s landscape plans. The project would not result in 
impacts to naturally occurring Torrey pine, and no impact would occur.  

Special Status Animal Species 

No special status animal species were detected within the project site during the general biological 
survey. Six special status species were determined to have high potential to occur: Belding’s orange-
throated whiptail, San Diego tiger whiptail, Cooper’s hawk, southern California rufous-crowned sparrow, 
coastal California gnatcatcher, and San Diego Bryant’s (formerly desert) woodrat. The project would 
result in minimal impacts to on-site native habitat, approximately 0.07 acre of southern maritime 
chaparral, with the potential to support Belding’s orange-throated whiptail, San Diego tiger whiptail, 
southern California rufous-crowned sparrow, and San Diego Bryant’s (formerly desert) woodrat. These 
impacts would be less than significant based on the small amount of habitat that would be impacted.  

The project would not result in impacts to Diegan coastal sage scrub. Therefore, no direct impacts to 
coastal California gnatcatcher or suitable gnatcatcher habitat would occur. Potential indirect impacts to 
coastal California gnatcatcher could occur if construction activities were to take place within 500 feet of 
suitable gnatcatcher habitat located within the MHPA during the gnatcatcher breeding season (March 1 
to August 15). As a condition of project approval, pre-construction surveys for California gnatcatcher 
would be required to determine species presence/absence if construction were to occur during the 
gnatcatcher breeding season. If surveys are not conducted, the presence of the species would be 
assumed, and the implementation of noise attenuation and biological monitoring would be required 
during the gnatcatcher breeding season if construction would generate noise levels higher than 60 dBA 
or ambient (whichever is higher). Therefore, potential indirect impacts to coastal California gnatcatcher 
would be avoided.  

The project could result in impacts to Cooper’s hawk, if individuals were determined to be nesting on or 
within 300 feet of the project site during project construction. As a condition of project approval, pre-
construction surveys for nesting birds and raptors would be required prior to the removal of habitat 
with the potential to support active nests during the breeding season (generally February 1 to 
September 15). As such, potential direct impacts on nesting Cooper’s hawk would be avoided. Potential 
indirect impacts to nesting Cooper’s hawk would be avoided through the implementation of conditions 
of coverage for this species, which require a 300-foot avoidance setback to nesting Cooper’s hawk.  

Crotch’s Bumble Bee 

The project was evaluated for its potential to impact the Crotch’s bumble bee, a CESA candidate species. 
A focused habitat assessment for the species was completed by HELIX and the species was determined 
to have a low potential to utilize the project impact area for nesting, foraging, or overwintering, as 
described above within Section 5.3.2.1.  

As described above in Section 7.2, the proposed project would result in direct impacts to 3.6 acres of 
habitat or land cover types comprised of less than 0.1 acre (0.07 acre) of Tier I southern maritime 
chaparral and 3.6 acres of non-sensitive Tier IV developed land (Figure 8, Vegetation Communities and 
Sensitive Resources/Impacts; Table 3, Vegetation Communities/Land Cover Type Impacts). These impact 
areas were found to provide marginal quality nesting, foraging, and/or overwintering habitat for the 
Crotch’s bumble bee, although no individual bees, potential nest sites, primary foraging resources, or 
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potential overwintering sites were observed during biological surveys conducted in 2021, 2022, 2023, or 
2024. The project would not impact potential nesting habitat, potential nest sites, potential 
overwintering habitat, or potential overwintering sites of the Crotch’s bumble bee, as such habitat is not 
located within the proposed project impact area.  

Although several flowering plant species occur within the impact area (i.e., onionweed, Bermuda 
buttercup, acacia), none of the specific plant species or plant species belonging to the plant families 
linked to Crotch’s bumble bee occurrence were observed within the impact area. The impact area is 
mostly maintained bare ground within the understory of planted trees. Black sage, a plant species linked 
to Crotch’s bumble bee occurrence, was observed immediately adjacent to the impact area, and 
additional foraging resources occur further to the east, outside of the impact area and within the 
proposed open space for the project. The project would be required to implement standard avoidance 
and minimization measures as conditions of project approval to ensure potential foraging resources 
located immediately adjacent to construction work areas within the proposed open space are avoided 
during construction. Given the fact that the flowering species found within the impact area are not 
considered significant foraging habitat for the Crotch’s bumble bee and given the abundance of better-
quality foraging resources available for the species outside of the proposed impact area, project impacts 
on potential foraging habitat for the Crotch’s bumble bee would be less than significant.  

7.4 IMPACTS TO JURISDICTIONAL RESOURCES 

The project site contains waterways, wetlands, and riparian habitat potentially subject to USACE, 
RWQCB, and/or CDFW jurisdiction. The project proposes to avoid all impacts to these areas (Figure 8); 
therefore, no impact would occur to jurisdictional wetlands and waterways, and no mitigation is 
required.  

7.5 WILDLIFE MOVEMENT AND NURSERY SITES  

The project site is located within the Los Peñasquitos Lagoon/Del Mar Mesa/Peñasquitos Canyon core 
biological resource area, and the easternmost portion of the site is located within the MHPA. However, 
the proposed project is primarily limited to existing developed and disturbed areas and would not result 
in the introduction of new land uses within the MHPA or core biological resource area. As such, the 
proposed project would not substantially alter current baseline conditions for local wildlife movement 
within and around the project area. The project would not create any barriers to wildlife movement and 
would not impede wildlife movement or the use of native nursery sites. Therefore, no significant impact 
would occur to wildlife corridors or linkages, or native nursery sites.  

7.6 CONFLICT WITH THE LOCAL, REGIONAL, OR STATE HABITAT 
CONSERVATION PLANS  

The project has been specifically designed to minimize impacts to biological resources addressed in the 
City’s MSCP Subarea Plan (1997) and Land Development Code (2018). The project would be consistent 
with the MSCP, and impacts to 0.07 acre of southern maritime chaparral previously impacted by brush 
management activities are not considered significant in accordance with Land Development Code 
requirements, as detailed in Sections 6.2 and 7.2 above. The project would not conflict with the local, 
regional, or state conservation plans.  



Biological Technical Report for 11011 Torreyana Road Project | July 2024 

 
27 

7.7 ADVERSE EDGE EFFECTS ON THE MHPA  

The project is subject to the City’s MHPA Land Use Adjacency Guidelines designed to minimize edge 
effects to sensitive resources contained in the MHPA and thus maintain the value of the preserve, as 
described in Section 6.1 above. Project impacts would avoid the small section of the MHPA in the 
eastern portion of the project area. No changes to existing land use designations are anticipated 
through project implementation. Therefore, the project is in accordance with the Land Use Adjacency 
Guidelines, and the project would not result in significant edge effects on the MHPA.  

7.8 CONFLICT WITH ANY LOCAL POLICIES OR ORDINANCES 
PROTECTING BIOLOGICAL RESOURCES  

The project site is located adjacent to southern maritime chaparral, which is one of the communities 
categorized as ESHA, as described in Section 3.2.3. One sensitive species, Nuttall’s scrub oak, occurs 
within this community and would not be impacted by the project. Southern maritime chaparral is 
considered rare habitat, and this community is easily disturbed/degraded by human activities.  

As described in Table 3, the project would result in direct impacts to 0.07 acre of proposed ESHA habitat, 
in the form of southern maritime chaparral. As stated in the City’s Biology Guidelines (City 2018), 
impacts to less than 0.1 acre of sensitive upland habitats would not be significant and do not require 
mitigation.  

The project would provide protection to the habitats within the MHPA, and would not conflict with any 
of the LCP Specific Language in the North City LCP (City 2019a) or the University-La Jolla LCP Addendum 
related to ESHA (City 1981). 

Pursuant to the City Land Development Code ESL regulations (City 2018) and MSCP implementing 
agreement (City 1997), a new covenant of easement shall be placed over the existing easement to 
further protect the remaining open space ESL and MHPA. The easement shall include only the remaining 
biological resources and natural steep hillsides. 

Steep hillsides, defined as slopes greater than 25 percent, are present within the project site. As 
described in Section 142.0142 of the San Diego Municipal Code (City 2018), within the Coastal Overlay 
Zone, steep hillsides shall be preserved in their natural state. When encroachment onto such steep 
hillsides is unavoidable, encroachment shall be minimized; except that encroachment is permitted in 
such steep hillsides to provide for a development area (including Zone 1 brush management) of up to a 
maximum of 25 percent of the premises on premises containing less than 91 percent of such steep 
hillsides.  

The project proposes no additional impacts to steep hillsides within the project site. The existing site is 
already developed within the maximum of 25 percent of steep hillsides, and the project proposes to 
develop within the existing 25 percent of steep hillsides; therefore, the project would not conflict with 
the Development Regulations for Steep Hillsides in the San Diego Municipal Code (City 2018). 

Furthermore, any increase in runoff resulting from the development of the site shall be directed away 
from any steep hillside areas and either into an existing or newly improved public storm drain system or 
onto a street developed with a gutter system or public right of way designated to carry surface drainage 
runoff. 
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7.9 INVASIVE PLANT SPECIES  

As described in Section 6.1 above, BMPs during construction would include measures to avoid the 
introduction of invasive plants into construction areas by equipment. All equipment shall be clean and 
free of debris and mud prior to entering the project site to reduce the potential for the introduction of 
invasive plant species. The proposed landscaping associated with the project shall not include plant 
species identified as invasive by the California Invasive Plant Council (2021). Landscaping and plantings 
adjacent to native habitat areas would strictly prohibit the use of invasive, non-native plant species. The 
project would not result in the introduction or spread of invasive plant species within the conserved 
area.  

7.10 CUMULATIVE IMPACTS 

Adverse cumulative impacts are not expected from the implementation of the proposed project. 
Projects which adhere to the City’s MSCP Subarea Plan (City 1997) are not expected to have significant 
cumulative impacts to resources regulated and covered by these plans. Cumulative impacts are not 
expected from the project, as the project would comply with the City’s MSCP SAP (including Biology 
Guidelines and ESL Regulations) and the MHPA LUAG requirements. 

8.0 MITIGATION MEASURES 
8.1 MITIGATION FOR IMPACTS TO SENSITIVE UPLAND HABITATS 

The project would result in minimal impacts to 0.07 acre of southern maritime chaparral habitat, located 
outside of the MHPA. Impacts to Tier I through IIIB habitats totaling less than 0.1 acre are not 
considered significant and do not require mitigation (City 2018). As such, impacts to 0.07 acre of Tier I 
southern maritime chaparral are not considered significant, and mitigation is not required.  

The project would not result in significant direct impacts to sensitive vegetation communities, 
jurisdictional wetlands and waterways, or special status species; therefore, no mitigation is required. 

Pursuant to the City Land Development Code ESL regulations and the MSCP implementing agreement, a 
new covenant of easement shall be placed over the existing open space easement. 
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