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Impact-BIO-3: Significant Impacts on QCB Occupied Habitat During Construction. Occupied 
QCB habitat would be affected by construction and maintenance of the project. Impacts on occupied 
QCB habitat would be significant. 

Impact-BIO-4: Significant Impacts on Western Spadefoot. One seasonally inundated basin (AP-7) 
within which western spadefoot eggs were observed in 2019 would be filled in during construction 
of the active park. This impact could limit the ability of western spadefoot within the core breeding 
habitat on Wright’s Field to expand territory during wet years. This could cause declines in the core 
population over time because it would restrict locations where breeding activities could occur and 
reduce breeding refugia sites. These impacts could potentially be significant, absent mitigation.  

Impact-BIO-5: Habitat Impacts on Special-Status Reptiles. Impacts on eight special-status reptile 
species (California glossy snake, coast patch-nosed snake, coast horned lizard, coastal western 
whiptail, Coronado skink, orange-throated whiptail, red-diamond rattlesnake, and Southern 
California legless lizard) could potentially be significant, absent mitigation. Coast horned lizard and 
orange-throated whiptail are MSCP covered species that are considered adequately conserved with 
implementation of the South County MSCP. The larger preserveopen space being assembled with 
implementation of the South County MCSCP affords the remaining six species (not covered under 
the MSCP) additional regional conservation benefits because these species are generalists and can 
utilize a wide variety of habitats that are permanently protected under the MSCP. As a result, 
impacts on these species would be less than significant. 

Impact-BIO-6: Habitat Impacts on Special-Status Avian Species. Impacts on 22.4 acres of 
foraging and/or breeding habitat for special-status avian species could potentially be significant, 
absent mitigation. Southern California rufous-crowned sparrow and ferruginous hawk are MSCP 
covered species that are considered adequately conserved with implementation of the South County 
MSCP. The larger preserveopen space being assembled with implementation of the South County 
MCSCP affords some of these generalist species (e.g., Cooper’s hawk, red-shouldered hawk, white-
tailed kite) additional conservation benefits at a regional level because these species are generalists 
and can utilize a wide variety of habitats that are permanently protected under the MSCP. As a 
result, impacts on avian special-status species and raptors would remain less than significant.  

Impact-BIO-7: Impacts on MBTA-Protected Avian Species During Breeding Season. Impacts on 
the nesting success of any bird protected by the MBTA, such as removal of an active nest during 
construction or the loss of eggs or chicks from construction noise or human presence, would be 
significant.  

Impact-BIO-8: Potential Impacts on Breeding Burrowing Owl. Although not documented as 
breeding on-site, burrowing owl could begin breeding within areas proposed for construction in the 
future. Potential impacts on breeding burrowing owl during construction would be significant. 

Impact-BIO-9: Impacts on Raptor Foraging Habitat. Impacts on 22.4 acres of prime foraging 
habitat for raptors would be significant.  

Impact-BIO-10: Habitat Impacts on Special-Status Bats. Impacts on up to 22.4 acres of habitat for 
special-status bats would be significant absent mitigation due to the small home ranges and 
specialized foraging habits for some of these species, lack of coverage for these species in the MSCP, 
and the California Species of Special Concern and/or Group I status for most of these species, 
indicating their relative rarity in the County.  
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Impact-BIO-11: Potential Impacts on Maternal Bat Roost Sites. Impacts on any bat species roost 
sites, such as rock crevices or oak trees, could result in direct mortality of adults and possibly 
juvenile bats. Even if direct impacts on these sites do not occur, roosting females may be negatively 
affected by increased noise and disturbance within proximity of their roost sites, which could result 
in increased mortality of young or similar reduction in fecundity. Furthermore, roosting bats may be 
very difficult to detect; therefore, it would be hard to know if impacts on roost sites were occurring, 
absent detailed studies using mist nesting, tracking, and telemetry. Direct or indirect impacts on 
roost sites causing mortality or reproductive decline in special-status bats would be significant, 
absent mitigation. 

Impact-BIO-12: Impact on Other Special-Status Mammals During Construction. Impacts on 
special-status mammal species would be significant, absent mitigation. The larger preserveopen 
space being assembled with implementation of the South County MCSCP affords these species some 
conservation benefits at a regional level because these species are generalists and can utilize a wide 
variety of habitats that are permanently protected under the MSCP. However, these species are not 
covered under the MSCP, and as such, impacts on these species would be significant, absent 
mitigation. 

Impact-BIO-13: Impacts on Group I Wildlife Species/California Species of Special Concern 
During Operation. Operation of the proposed project may result in reduced numbers of special-
status species due to an increase in mortality rates as well as a decrease in use of habitat 
immediately surrounding the project footprint. These impacts on Group I Wildlife Species/California 
Species of Special Concern could potentially be significant, absent mitigation. 

Mitigation Measures 

The County DPR proposes the following mitigation measures to reduce potentially significant 
impacts to below a level of significance. 

For Impact-BIO-1: Significant Impacts on Decumbent Goldenbush 

MM-BIO-1: Replace Decumbent Goldenbush. To mitigate for significant impacts on 
decumbent goldenbush, the County DPR shall replace at a 3:1 mitigation ratio any affected 
decumbent goldenbush individuals. Individual plants and/or seeds will be salvaged from the 
onsite population prior to the start of construction and installed within the open 
space/preserve. Plantings shall be monitored for a minimum of 3 years to ensure the 3:1 
mitigation ratio has been met and that the planted individuals have properly established 
themselves. Seed/material from onsite populations may be contract grown to provide 
replacement plantings. 

For Impact-BIO-2: Potentially Significant Impacts on Engelmann Oaks 

MM-BIO-2: Implement Engelmann Oak Avoidance and Minimization Measures. The 
following measures will minimize and avoid potential impacts on Engelmann oaks resulting 
from the Project: 

1. Engelmann oaks within 50 feet of any mass grading shall be fenced entirely around the tree 
dripline to ensure that no construction activities, including equipment staging, vegetation 
grubbing, driving, or grading, occur within the tree’s dripline. These restrictions shall be 
communicated to the construction contractor prior to work in this area. 
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2. To mitigate for any potential significant impacts to Engelmann oak trees, the County will 
monitor the health of all Engelmann oaks within 200 feet of the proposed Alpine County 
Park development footprint for 5 years following construction. A certified arborist with 
experience monitoring oak health will conduct the monitoring. Mortality or serious declines 
in the health of the Engelmann oaks during these 5 years within this area will be mitigated 
at a 3:1 ratio, should significant impacts occur. Specifically, three Engelmann oaks will be 
planted for each oak tree that has died or is in serious decline. The mitigation would occur 
within on-site Engelmann oak woodland areas that will be permanently protected. Planting 
shall occur within either the Native Habitat Protection Area or within the northwestern 
portion of the open space preserve. All oak plantings must be certified pathogen free, 
including for Phytophthora species. 

3. Any areas within the Engelmann oak root protection zone (i.e., all areas within 50 feet of 
Engelmann oak canopy) shall be identified on a map that is provided to the construction 
contractor. Any grading or construction activities within the root protection zone shall be 
monitored to minimize impacts on oaks to the maximum extent possible. Training shall be 
provided for the construction contractor by a biological monitor prior to the start of 
construction activities in this area. This training will detail ways that the construction 
contractor can reduce impacts as much as possible on Engelmann oaks within the root 
protection zone. The following avoidance and minimization measures must be 
implemented: (1) minimizing repetitive travel routes within the root protection zone, 
(2) restricting any long-term storage of heavy materials within the root protection zone, and 
(3) restricting work within the root protection zone when the ground is wet to avoid 
compaction as much as possible after a rain event. Additional avoidance and minimization 
measures not envisioned here that can be feasibly implemented during construction must 
be identified and implemented. 

For Impact-BIO-3: Significant Impacts on QCB-Occupied Habitat During Construction 

MM-BIO-3: Ensure No Net Loss of Quino Host Plants and Provide Permanent Protection of 
Quino Habitat.. The. County DPR shall seek a Section 10 Incidental Take Permit (ITP) for 
impacts on QCB-occupied habitat and comply with any additional mitigation required by the 
ITP. Regardless of the conservation measures required under the ITP, the County will mitigate 
for impacts on occupied QCB habitat by providing, at a minimum, on-site preservation of 
occupied habitat for QCB within the open space/preserve and ensure that no net loss of QCB 
host plants will occur because of the project. The County DPR shall ensure that there is no net 
loss of QCB host plants by performing on-site enhancement and restoration activities within 
QCB habitat, including planting dot-seed plantain, removing thatch to support healthy 
populations of dot-seed plantain, and maintaining and monitoring these enhancement areas for 
a minimum of 5 years. Construction activities shall not occur until the ITP is secured. 
Conservation measures shall be implemented pursuant to that ITP and will include measures to 
restore and enhance QCB habitat and provide permanent habitat protection and maintenance 
activities within the open space/preserve. 

As part of its ongoing monitoring, the County will demonstrate that QCB persists on the project 
site at the end of the 5-year restoration and enhancement period. If QCB can no longer be found 
on either the County’s preserveopen space or within the adjacent Wright’s Field in a normal 
flight-year at the end of the 5-year restoration period, the County will secure a specific off-site 
parcel that will contribute meaningfully to the species' long-term conservation.  
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For Impact-BIO-4: Significant Impacts on Western Spadefoot 

MM-BIO: -4: Western Spadefoot. The County will mitigate for impacts on one western 
spadefoot breeding pool, approximately 157 square feet in size, by creating three permanent 
basins, encompassing a minimum of 471 square feet, to support western spadefoot breeding. 
These constructed basins will be created within clay soils on the permanently protected lands 
on the County’s parcel, no closer than 100 feet from the western edge of Alpine Park. Basins will 
be constructed within approximately 262 meters of the core breeding population on Wright’s 
Field to maximize opportunities for western spadefoots on Wright’s Field to naturally expand 
into these newly constructed basins. No basins will be constructed within the areas proposed for 
QCB habitat enhancement activities.  

Hydrological analysis will be conducted prior to site selection to map the micro-watersheds in 
potential sites and ensure the constructed basins fill naturally with rainwater. Basins will be 
constructed to allow for maximum inundated depths of approximately 18 to 24 inches (20 to 60 
centimeters), with the goal that they remain inundated long enough to increase the chances for 
breeding to be successful during dry years. Conversely, the newly constructed basins shall be 
designed in such a way that they support standing water for only several weeks following 
seasonal rains and aquatic predators (e.g., fish, bullfrogs, crayfish) cannot become established. 
Because ponding duration is so critical to the success of this effort, additional studies may be 
needed to estimate infiltration rates, soil profile, depth of clay soil layer, etc. The County will 
conduct these studies, as needed, to estimate the ponding duration within constructed basins. 
Terrestrial habitat surrounding the proposed relocation site shall be as similar in type, aspect, 
and density to the location of the existing pool(s), as feasible.  

The County will develop a Western Spadefoot Habitat Mitigation and Monitoring Plan to 
describe requirements for the constructed basins, how basin sites are chosen, what activities 
will be conducted during the installation of the new basins, adaptive management, maintenance 
activities, access controls (e.g., fences), and what monitoring and reporting activities will occur 
and when. The data for the micro-habitat hydrological analysis will also be presented within this 
plan. The Western Spadefoot Habitat Mitigation and Monitoring Plan will be provided to the 
CDFW and USFWS for review and comment.  

The new basins will be constructed concurrently with Alpine Park, and western spadefoots 
observed within the project footprint will be relocated to suitable basins outside the project 
footprint. 

Monitoring of the newly constructed basins will be conducted during the wet season 
(approximately December through April) at approximately weekly intervals, beginning with the 
first significant rain event each year for 5 years following completion of basin construction. The 
County’s biologist will map the spatial extent of the basins, document the inundation depths of 
the basins and breeding outcomes, and determine if adaptive management is needed to increase 
survival and recruitment within the constructed basins. Notes will be made if egg masses or 
larvae are observed. One nocturnal adult survey will also be conducted in each of the 5 years 
when a breeding event is occurring in order to document the foraging/mobility patterns of 
western spadefoots in the area of the new basins. The County will also monitor the core 
breeding population on the Wright’s Field Preserve, using the same methods described above 
(i.e., basin mapping, weekly checks, nocturnal survey) to document the population dynamics of 
the entire population over time.  
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Monitoring/survey data will be provided to CDFW and USFWS by the monitoring biologist 
following each monitoring period; a written report summarizing the monitoring results will be 
provided to CDFW and USFWS at the end of the monitoring effort each year. Success criteria for 
the monitoring program shall include evidence of a ponding duration that is suitable for western 
spadefoot reproduction within at least one of the constructed basins during at least one of the 
5 years of monitoring.  

After exclusionary fencing has been installed around all initial proposed ground-disturbing 
construction, but prior to initiation of initial ground disturbance, the spadefoot biologist will 
conduct at least three nighttime surveys for spadefoots within the fenced area. Surveys will 
continue until no more spadefoots are captured and relocated out of the fenced footprint and/or 
upon the recommendations of the spadefoot biologist. These surveys will be conducted during 
appropriate climatic conditions and during the appropriate hours (i.e., nighttime, during rain 
events in breeding season) to maximize the likelihood of encountering spadefoots. If climatic 
conditions are not highly suitable for spadefoot activity, spadefoot habitat in the project 
footprint will be watered to encourage aestivating toads to surface. All spadefoots found within 
the project area will be captured and translocated by the spadefoot biologist to the nearest 
suitable habitat outside of the work area. Upon completion of these surveys and prior to 
initiation of construction activities, the spadefoot biologist will report the capture and release 
locations of all spadefoots found and relocated during these surveys to CDFW and USFWS. 

For Impact-BIO-5: Habitat Impacts on Special-Status Reptiles 

APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on special-status 
reptiles.  

For Impact-BIO-6: Habitat Impacts on Special-Status Avian Species 

APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on special-status 
avian species.  

For Impact-BIO-7: Impacts on MBTA-Protected Avian Species During Breeding Season 

MM-BIO-5: Avoid and Minimize Impacts on Special-Status Avian Species and Other Birds 
Protected under the MBTA. To mitigate for potentially significant impacts on sensitive nesting 
birds and raptors, the County DPR shall avoid ground-disturbing activities during the bird 
breeding season to keep the project in compliance with sState and federal regulations regarding 
nesting birds (i.e., the federal MBTA and California FGC). The bird breeding season is defined as 
January 15 to September 15, which includes the tree-nesting raptor breeding season of January 
15 to July 15, the ground-nesting raptor breeding season of February 1 to July 15, and the 
general avian breeding season of February 1 to September 15.  

If removal cannot be avoided during the bird and/or raptor nesting season, a nesting bird 
survey shall be conducted no more than 72 hours prior to ground-disturbing activities by a 
qualified avian biologist within 500 feet of proposed ground- or vegetation-disturbing activities. 
Biologists will also survey for raptor nests up to 1,500 feet from proposed ground- or 
vegetation-disturbing activities. This is necessary to definitively ascertain whether raptors or 
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other migratory birds are actively nesting on the project site or in a vicinity that could be 
indirectly affected by work activities (i.e., through noise or visual disturbances). Special 
attention will be paid to determining the presence of nesting grassland-endemic bird species, 
such as grasshopper sparrow, that may be nesting within the dense grasses present within the 
proposed development footprint. 

If any active nests are detected, the area shall be flagged and mapped on construction plans, 
along with a buffer, as recommended by the qualified biologist. The buffer area(s) established by 
the qualified biologist shall be avoided until the nesting cycle is complete or it is determined that 
the nest is no longer active. The qualified biologist shall be a person familiar with bird breeding 
behavior and capable of identifying the bird species of San Diego County by sight and sound. The 
biologist shall determine if alterations to behavior have occurred as a result of human 
interaction. Buffers may be adjusted, based on observations by the biological monitor of the 
response of nesting birds to human activity. 

For Impact-BIO-8: Potential Burrowing Owl Breeding Impacts 

MM-BIO-6: Burrowing Owl Preconstruction Surveys. Prior to initiation of project clearing, 
grading, grubbing, or other construction activities, pre-construction surveys for the presence of 
burrowing owl, to verify species absence, will be conducted, including surveying suitable habitat 
within the project footprint and a 300-foot buffer by a qualified biologist; no grading shall occur 
within 300 feet of an active burrowing owl burrow. The pre-construction surveys shall follow 
the take avoidance survey methods outlined in the Staff Report on Burrowing Owl Mitigation 
(CDFW 2012). The first survey shall be conducted within 30 days of initial site disturbance, and 
the second survey shall occur within 24 hours of initial site disturbance. 

Following the initial pre-grading survey, the project site will be monitored for new burrows 
each week until grading is complete. Subsequent pre-construction surveys will be required if 
lapses in the project occur that exceed 72 hours. If present in the project construction footprint 
or within 300 feet of the project site, coordination with CDFW and USFWS shall occur to 
establish measures to avoid potential impacts on burrowing owl. Such measures will be decided 
in coordination with the CDFW and USFWS and follow the “Strategy for Mitigating Impacts to 
Burrowing Owls in the Unincorporated County” (Attachment A of the County’s Report Format 
and Content Requirements – Biological Resources).  

Following the first pre-construction survey within 30 days of initial site disturbance, the 
qualified biologist will submit a Pre-Grading Survey Report to the County, CDFW, and USFWS 
within 14 days of the survey and include maps of the project site. If any burrowing owls are 
observed, the burrowing owl locations on aerial photos and in the format described in the 
mapping guidelines of the County’s Report Format and Content Requirements – Biological 
Resources will be included. A qualified biologist will attend the pre-construction meeting to 
inform construction personnel about the burrowing owl requirements. 

For Impact-BIO-9: Impacts on Raptor Foraging Habitat 

APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on raptor foraging 
habitat.  

For Impact-BIO-10: Habitat Impacts on Special-Status Bats 
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APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on pallid bat foraging 
habitat.  

MM-BIO-7: Support Pallid Bat. The County DPR shall work with a bat expert to design and 
install bat boxes that attract pallid bat prior to vegetation removal activities commencing on the 
site. These bat boxes should be designed to accommodate both solitary individuals and maternal 
roost sites. Bat box design should reflect the best practices at the time of installation and be 
specific to larger-sized bats like pallid bat with respect to roost chamber sizes, etc. Design and 
placement of bat boxes should also consider how to best maintain proper roost temperature. 
When possible, the bat boxes should be placed along the edges of the wooded areas on the site. 
Final design, numbers, and placement of bat boxes will be determined by the bat expert in 
consultation with County DPR using the best practices known at the time.  

Monitoring of the bat boxes shall be conducted quarterly for the first 2 years and twice -yearly 
during years 3 through 5 after installation. Any problems that are noted (e.g., mortality, predation) 
shall be addressed in consultation with the bat expert. Occupancy status, including species, 
numbers, etc., shall be documented to the extent possible without disturbing the occupants. If, 
after the first 2 years, a bat box remains unoccupied by any bat species, the County DPR and bat 
expert will discuss if the bat box needs to be repositioned on the site or redesigned. An annual 
report shall be prepared by the bat expert or designee to document the findings of the monitoring 
visits. The County will provide copies of this annual report to the CDFW and also include updates 
on the bat box monitoring on the site in the County’s annual report for the MSCP.  

For Impact-BIO-11: Potential Impacts on Maternal Bat Roost Sites 

MM-BIO-8: Bat Roost Avoidance. Because of the difficulty in detecting all potentially occurring 
roosting bats (e.g., the western red bat within the Engelmann oaks, pallid bats within rock 
crevices), no construction activities that could disturb a maternal roost site will occur during the 
pupping season (typically April 1 through August 31). This measure specifically precludes high-
frequency surveying as well as intensive noise-generating activities (e.g., jack-hammering, etc.) 
anywhere on the project construction footprint as well as a 200-foot buffer around the project 
construction footprintwithin 200 feet of any Engelmann oaks or rock outcrops during the 
pupping season. 

If construction activities must occur within this 200-foot avoidance buffer during the pupping 
season, the County will conduct definitive bat roost surveys to determine the presence or 
absence of maternal day-roost and/or night-roost locations within the 200-foot avoidance 
buffer that overlaps the construction footprint. These surveys will be conducted throughout the 
entirety of the project construction footprint as well as a 200-foot buffer around the project 
construction footprint. The bat biologist(s) who conduct these surveys shall have the 
appropriate education, training, and experience. The bat roost survey methodology will be 
described in a Bat Roost Management, Monitoring, and Mitigation Plan, which will be prepared 
at least 30 days prior to the start of construction and provided to CDFW. 

Bat roost survey methods may include mist netting and tracking individual bats using telemetry 
and/or additional acoustic surveys that are timed to determine if individual Engelmann oaks or 
rock outcrops on or within 200 feetthe 200 -foot of the project construction footprintavoidance  
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buffer are supporting bat roost sites. Surveys will be conducted for at least one hour after sunset 
to monitor for emergence. If any maternal roost sites within the 200 -foot avoidance buffer are 
identified, an appropriate avoidance buffer of at least 200 feet shall be established around that 
roost site in accordance with the requirements established in the Bat Roost Management, 
Monitoring, and Mitigation Plan. Avoidance buffer distances will account for the ability of that 
individual bat species to tolerate specific types of low- and high-frequency construction noise 
and other human disturbance associated with the project. No construction activities that could 
disrupt the roost site will be permitted within the established avoidance buffer. Additionally, 
any roost occurring on site will have at least a 400-foot buffer from light sources without shields 
and at least a 250-foot buffer from any stationary exhaust source present for more than two 
minutes.    

Bat biologists will monitor construction activities occurring adjacent to the avoidance areas for 
the bat roost sites in accordance with the Bat Roost Management, Monitoring, and Mitigation 
Plan. Monitoring frequency and duration also will conform to the Bat Roost Management, 
Monitoring, and Mitigation Plan and be used to determine that the established bat roost 
avoidance buffers are large enough to prevent maternal roost site impacts, including, but not 
limited to, roost site abandonment. Avoidance buffers will be expanded if any stress or 
disturbance to the maternal roost site is observed during monitoring. In years 1, 3, and 5 
following construction completion, the County will conduct bat surveys, including maternal bat 
roost surveys, within the areas originally surveyed prior to construction.  

If the maternal bat roost sites previously observed prior to and during construction are still 
observed during these monitoring surveys, no additional mitigation will be required. If any 
maternal roost sites observed prior to or during construction are no longer present (i.e., are not 
observed in any of the three post-construction surveys), the County will mitigate for the loss of 
the maternal roost site at a 2:1 ratio using methods agreed upon in the Bat Roost Management, 
Monitoring, and Mitigation Plan. This may include planting additional Engelmann oaks within 
the proposed preserveopen space if the affected maternal roost site utilized Engelmann oak 
trees or by building artificial bat roosts specifically for the affected bat species.  

For Impact-BIO-12: Habitat Impacts on Special-Status Mammals 

 APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on special-status 
mammals.  

For Impact-BIO-13: Impacts on Group I Wildlife Species/California Species of Special Concern 
During Operation. 

APM-BIO-1: Establishment of the Open Space Preserve and MM-BIO-9: Provide 
Compensatory Habitat-Based Mitigation (see Threshold 2, below). Habitat-based mitigation 
will be provided consistent with MM-BIO-9, below, for significant impacts on special-status 
wildlife species resulting from implementation of the proposed project.  
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Level of Significance After Mitigation 

Impact-BIO-1 through Impact-BIO-1013 would be reduced to less than significant after 
implementation of MM-BIO-1 through MM-BIO-7 as well as APM-BIO-1 and the habitat-based 
mitigation described under MM-BIO-9, below.  

The planned Alpine Park Preserve, to be created with implementation of the project, contains all key 
habitat components required by QCB, including significant host plant populations, nectaring 
resources, and hilltops and ridgelines. The Alpine Park Preserve is also contiguous with existing 
conserved lands located within the Wright’s Field Preserve. When combined, 98 percent of the 
known individual host plants associated with the Alpine Occurrence Complex would be conserved 
between the two preserves. Similarly, the permanent protection of habitat for special-status plant 
and wildlife species within the Alpine Park Preserve would add an additional 67.5 acres to the 
approximately 380 acres of open space (including Wright’s Field and privately held open space land, 
some of which is permanently protected through conservation easements) in the immediate vicinity. 
Furthermore, pre-construction nesting bird surveys would be conducted in accordance with MM-
BIO-5 to avoid direct mortality of eggs, chicks, or adults during the breeding season. 

To prevent impacts to pallid bat, MM-BIO-8 would require a pre-construction survey on and within 
200 feet of the project construction footprint, and if any maternal roost sites are identified, an 
appropriate avoidance buffer of at least 200 feet would be established by the bat biologist in 
accordance with the Bat Roost Management, Monitoring, and Mitigation Plan. As described in 
Appendix D2, a 200-foot survey buffer around the project construction footprint is sufficient to 
protect roosting pallid bats, if present. Because studies specific to pallid bats are limited, studies on 
North American bat species in general have been included herein to illustrate effective buffers for 
roosting bats. Several studies have documented smaller buffers for different species of roosting bats, 
some as small as 39 feet, as being effective for protecting maternity roosts of sensitive bat species in 
the US (O’Keefe 2009).  

The USFWS recommends a 150-foot buffer for avoiding tree removal during the maternity 
season for northern long ears (Myotis septentrionalis), a federally endangered species of bat 
(USFWS 2022). Although this is a different species of bat, it is a federally listed species, giving it a 
higher level of protection compared to the pallid bat. Like the pallid bat, this species is known 
to roost in trees. 

Like the USFWS, the US Forest Service (USFS) calls for a 150-foot primary buffer for northern long 
ear and three additional species of forest-dwelling bats, including Indiana bat (Myotis sodalis), little 
brown bat (M. lucifugus), and tricolored bat (Perimyotis subflavus; USFS 2024). They require a 150-
foot primary roost buffer centered on all known suitable roosts (including maternity and non-
maternity roosts), which protects the integrity and function of the roost, and avoids impacts to 
roosting bats. The primary 150-foot buffer around a suitable roost safeguards the roost and its 
current condition, characteristics, and associated microclimate from direct effects (USFWS 
2016). A 150-foot buffer will protect known roosts from intentional damage or destruction (e.g., 
felling, burning, girdling, etc.) at all times of the year. The USFS also designates a ‘secondary’ species-
specific buffer of variable size around a known active maternity roost. The secondary 
buffer typically includes multiple known and undocumented primary and alternate roost trees use d 
by the maternity colony. These known and unknown roosts collectively comprise the core maternal 
roosting area (USFS 2024). The buffer determined by the bat biologist in accordance with MM-BIO-
8 will be large enough to protect the primary and secondary roosts, if present.  
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An acoustical study at a park in Santa Clara found that a buffer of 100 feet was sufficient to protect 
an active maternity roost for a common north American bat species; at 100 feet, the bat colony did 
not abandon its roost (H. T. Harvey & Associates 2006).  

Although there are varying recommendations for buffer size around bat maternity colonies, the 
County has selected a survey buffer of 200 feet, which is documented to have provided successful 
protection of bat maternity roosts of many bat species during a variety of projects, as described 
above. Mitigation measure MM-BIO-8 also establishes that if any maternal roost sites within the 
project construction footprint and a 200-foot buffer around the project construction footprint are 
identified, an appropriate avoidance buffer shall be established around that roost site in accordance 
with the requirements established in the Bat Roost Management, Monitoring, and Mitigation Plan. 
This language provides a buffer that a bat expert deems necessary to protect the well-being of a 
roosting bat during the maternity season, depending upon what work activities are proposed to 
occur within the buffer. For example, if the bat expert retained to complete the survey recommends 
a 500-foot buffer, the mitigation measure would require it to be implemented. Avoidance buffers 
would be expanded if any stress or disturbance to the maternal roost site is observed during 
monitoring. In this manner, MM-BIO-8 would ensure that any potential roost sites on and within 
200 feet of the project construction footprint are identified and adequately protected during 
construction.  

As a result, MM-BIO-1 through MM-BIO-9 would reduce the project’s impacts on any species 
identified as a candidate, sensitive, or special-status species in local or regional plans, policies, or 
regulations or by CDFW or USFWS to a less-than-significant level. 

Open Space/Preserve 

Impact Discussion 
County DPR would implement conservation measures in the project’s Habitat Conservation Plan to 
preserve occupied habitat for QCB and ensure no net loss of QCB host plants from the project. The 
Habitat Conservation Plan proposes protection of habitat and permanent on-site restoration and 
enhancement of QCB habitat within the open space/preserve. Long-term management of the open 
space/preserve would also occur as part of the County’s commitment to species conservation as a 
signatory to the MSCP and as outlined in an RMP that will be prepared for the project.  

There is the possibility that impacts on special-status wildlife and special-status plants may occur 
during long-term management and habitat restoration/enhancement activities. Palmer’s 
grapplinghook, for instance, occurs in habitats similar to those of dot-seed plantain. Individual 
Palmer’s grapplinghook occurrences have been mapped and included in the habitat enhancement 
plans, with specific measures to avoid these areas and any future occurrences of special-status 
plants that are noted during restoration/enhancement activities. There is also potential for 
inadvertent take of a small number of QCB to occur in the open space preserve when implementing 
habitat management activities through accidental trampling of QCB larvae. These impacts would be 
avoided by ensuring that habitat restoration/enhancement activities occur only outside of the flight 
season for QCB and that work directly within patches of dot-seed plantain is prohibited.  

Impact Determination 
The purpose of the long-term management and habitat restoration activities is to improve habitat 
for special-status species. These benefits would outweigh potential impacts on special-status species 
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resulting from management/restoration actions. As a result, impacts on special-status species from 
these actions would be less than significant.  

Mitigation Measures 
No mitigation is required. 

Level of Significance After Mitigation 
Impacts would be less than significant. 

Threshold 2: The project would have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified in local or regional 
plans, policies, regulations or by CDFW or USFWS. 

County Park and Trails 

Impact Discussion 
The clearing of native vegetation during grading and site preparation would be required for 
construction of the project. Development of the project would result in direct permanent impacts on 
up to 23.1 acres of land, of which 22.4 acres are considered sensitive natural communities and 
classified as Tier I through Tier III (Table 4.4-4) (Figure 4.4-1). Table 4.4-4 summarizes the 
maximum project impacts on habitat types/vegetation communities from development of the 
project. 
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Table 4.4-4. Maximum Project Impacts on Vegetation Communities and Land Cover 

Impact Type Permanent Impactsd Temporary Impacts 
Impact 
Neutral Total 

Vegetation Community/Land Covera Tierc 
Active 
Park 

Leach 
Field 

New Fire Fuel 
Modification 

Areas 

Native Habitat 
Avoidance 

Area 
Sewer 
Pipe 

Maintenance 
of Existing 

Trails  
Disturbed Habitat (11300) IV 0.5 0.1 < 0.1 < 0.1 — 1.0 1.6 
Diegan Coastal Sage Scrub (32500), Including 
Disturbed and Baccharis Dominated (32530) 

II < 0.1 — — < 0.1 — — < 0.1 

Disturbed Flat-topped Buckwheat (32800) II 1.6 0.3 0.3 1.0 < 0.1 — 3.2 
Flat-topped Buckwheat (32800) II 1.7 — 0.1 0.7 < 0.1 — 2.4 
Flat-topped Buckwheat – Existing Fire Fuel 
Modification Zone (32800) 

II < 0.1 — — — — — < 0.1 

Coastal Sage-Chaparral Transition (37G00) II — — — — — — — 
Southern Mixed Chaparral (37120) III — — — — — — — 
Valley Needlegrass Grassland (42100) I 14.5 — — <0.1 — — 14.5 
Valley Needlegrass Grassland – Existing Fire Fuel 
Modification Zone (42100) 

I 0.3 — — — — — 0.3 

Disturbed Valley Needlegrass Grassland (42100) I — — — — — — — 
Non-Native Grassland (42220) III 3.6 — — — — — 3.6 
Open Engelmann Oak Woodland (71181) I — — 0.1 0.4 — — 0.5 
Non-Native Woodland (79000) IV < 0.1 — < 0.1 < 0.1 — — < 0.1 
Eucalyptus Woodland (79100) IV — — — — — — — 

Totalb 22.2 0.4 0.5 2.1 <0.1 1.0 26.1 
a.  Vegetation categories and numerical codes are from Holland (1986) and Oberbauer et al. (2008). 
b.  Individual rows may not sum to total because of rounding. 
c.  Tier categories are defined in the County’s Biological Mitigation Ordinance. 
d.  An additional 471 square feet of impacts on sensitive natural communities would occur from implementation of the western spadefoot mitigation measure (MM-BIO-

4), requiring the construction of three basins for spadefoot. It is not known exactly where these basins would be constructed, but impacts would be mitigated in 
accordance with MM-BIO-9 and the ratios stipulated in the Biological Mitigation Ordinance.
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Construction 

Permanent direct impacts on sensitive natural communities would occur, mostly within Valley 
needlegrass grassland, disturbed flat-topped buckwheat stands, Engelmann oak woodland, and non-
native grasslands (Impact-BIO-14). Permanent direct impacts on Engelmann oak woodlands were 
reduced to a minimum during the County DPR’s redesign of the concept plan for the proposed park 
in 2020. The County DPR would avoid all direct impacts (i.e., removal) of individual Engelmann oak 
trees during construction, and no construction activities (e.g., staging or grading) would occur 
within any dripline/canopy of Engelmann oaks. See Threshold 1, above, for a complete discussion of 
potential significant impacts associated with grading and fire clearing in the root protection zones of 
approximately 25 Engelmann oaks within Engelmann oak woodlands—specifically, within or under 
the canopy of seven Engelmann oaks. These impacts would be significant per Impact-BIO-2, above.  

Construction of the project is not anticipated to cause indirect impacts on Valley needlegrass 
grassland, disturbed flat-topped buckwheat stands, Engelmann oak woodland, or non-native 
grasslands at levels that would be likely to harm sensitive habitats because of standard BMPs, such 
as dust control (see Section 4.4-2, Existing Conditions). Compliance with the General Construction 
Permit would require preparation of a Stormwater Pollution Prevention Plan for the project site, 
which would outline the BMPs that would be implemented during construction activities to prevent 
soil erosion and runoff from the construction site to nearby sensitive natural communities.  

Operation 

Although anthropogenic presence is likely to increase through construction of Alpine Park, 
measures have been sought to reduce impacts on the sensitive natural communities in the adjacent 
open space/preserve. The current informal trail system would be converted to a more formalized 
system, discouraging unauthorized uses within open space/preserve. A permanent live-inon 
volunteer would also be situated within Alpine Park, which would further reduce indirect impacts 
on sensitive habitats through an increased monitoring presence in the area. 

Fire fuel reductions zones associated with the proposed project are described in the introductory 
paragraph of Section 4.4.4. See Threshold 1, above, for a complete discussion of potentially 
significant impacts associated with fuel management activities that would occur within Engelmann 
oak woodlands, which would occur in coordination with a certified arborist. These impacts could 
potentially be significant per Impact-BIO-2, above.  

Impact Determination 

Impact-BIO-14: Direct Impacts on Sensitive Natural Communities. Direct impacts on up to 22.4 
acres of Tier I, II, and III sensitive natural communities (i.e., Valley needlegrass grassland, flat-
topped buckwheat stands, non-native grasslands) would be significant.  

The project would directly and permanently affect Engelmann oak woodland, Valley needlegrass, 
non-native grassland, and flat-topped buckwheat within a Biological Resource Core Area 
(BRCA).BRCA. Engelmann oak woodland and Valley needlegrass are listed as Tier I vegetation 
communities, flat-topped buckwheat is listed as a Tier II vegetation community, and non-native 
grassland is listed as a Tier III vegetation community in Attachment K of the Biological Mitigation 
Ordinance (BMO).BMO. Impacts on Tier I through Tier III vegetation communities would be 
significant, absent mitigation.  



County of San Diego Department of Parks and Recreation 
 

Section 4.4. Biological Resources 
 

 
Alpine Park Project 
Final Environmental Impact Report 
2026 Recirculated Draft EIR 

4.4-58 
July 2026October 2023 

 

Mitigation Measures 

The County DPR proposes the following applicant-proposed measure (APM) and mitigation measure 
to reduce Impact-BIO-14 to below a level of significance.  

APM-BIO-1: Establishment of the Open Space Preserve: As required under the County’s 
MSCP Subarea Plan, Alpine Park Preserve will be managed in perpetuity in accordance with an 
RMP. This plan will outline management activities to be carried out by the County. The activities 
that are likely to be included in the RMP would enhance and preserve the affected sensitive 
natural communities. These activities include long-term monitoring of on-site preservation 
areas, non-native and invasive species vegetation management, and habitat restoration in the 
preserveopen space, as applicable. Through these strategic measures to mitigate for impacts, the 
preserved sensitive natural communities will be managed to maintain high-quality and 
functioning habitat and the County DPR will demonstrate its long-term commitment to species 
conservation within the open space/preserve. 

MM-BIO-9: Provide Compensatory Habitat-Based Mitigation. To mitigate for potentially 
significant impacts on Tier I, Tier II, and Tier III habitats, the County will provide compensatory 
mitigation consistent with its BMO to reduce significant impacts on sensitive vegetation 
communities. Mitigation will be provided within open space preserve and/or within offsite 
location(s), as summarized belowmitigation ratios. Mitigation will be provided commensurate 
with the acres of impacts incurred during each phase of construction and will be provided 
through the following: 1) on-site preservation within the open space, 2) on-site restoration of 
non-native grassland (Tier III) to native grassland (Tier I) and 3) off-site restoration of non-
native (Tier III) to native grassland (Tier I) within Wright’s Field, anticipated only as a result of 
Phase 2 implementation and 4) off-site mitigation for non-native grasslands, anticipated only as 
a result of Phase 2 implementation.  

Table 4.4-5. summarizes the maximum mitigation requirements if both Phase 1 and Phase 2 are 
implemented.  

Table 4.4-5. Maximum Mitigation Requirements 

Tiera 
Total 

Impacts 
Mitigation 

Ratio 

Maximum 
Mitigation 

Requirement On-site Mitigationb 
Off-site Mitigation 

(Phase 2 only) 

Tier I 14.86 2:1 29.73 

17.48 acres of 
preservation plus 

4.84 acres of 
restoration  

(see MM-BIO-10) 

7.41 acres of 
restoration in 
Wright’s Field 

Preserve  
(see MM-BIO-10) 

Tier II 3.97 1.5:1 5.95 5.95 None 
Tier III 3.57 1:1 3.57 None 3.57b 

a.  Tiers correspond to those described in the County’s BMO.  
b.  Habitat-based mitigation for permanent direct impacts on non-native grassland during Phase 2 

implementation will be satisfied through purchase of credits and/or land acquisition of a similar high-quality 
non-native grassland in an off-site location. 

 

MM-BIO-10: Native Grassland Mitigation. Impacts on 14.79 acres of Valley needlegrass 
grassland will be mitigated at a 2:1 ratio through preservation of 10.60 acres of Valley 
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 needlegrass grassland and 6.88 acres of open Engelmann oak woodland on-site, in addition to 
4.84 acres of restoration of non-native grassland to Valley needlegrass grassland within the 
County’s parcel and 7.41 acres of restoration on Wright’s Field Preserve. All restoration will be 
in accordance with a Habitat Restoration and Enhancement Plan (HREP) approved by the 
Wildlife Agencies (USFWS and CDFW). Success criteria established in that HREP will include 
achieving at least a 5 percent absolute cover of purple needlegrass within restoration areas 
while retaining cover and species composition similar to that of the native forbs currently 
present within non-native grassland areas on-site. If restoration does not meet the restoration 
goals, the County will implement adaptive management measures, to be approved by the 
Wildlife Agencies. 

Level of Significance After Mitigation 

APM-BIO-1, MM-BIO-9, and MM-BIO-10 would provide compensatory mitigation, including 
through preservation and restoration for Impact-BIO-14, thereby reducing potentially significant 
direct and permanent impacts on sensitive vegetation communities to less than significant.  

Open Space/Preserve 

Impact Discussion 

The County’s management of the Alpine Park Preserve has the potential to affect sensitive natural 
communities. County DPR will implement conservation measures in the project’s Habitat 
Conservation Plan to ensure no net loss of QCB host plants from the project site. These activities will 
result in the potential for disturbance to sensitive natural communities within the QCB enhancement 
areas, such as trampling and raking vegetation to reduce the total load of non-native grass seeds. 
Restoration of non-native grass areas to native grasslands also could result in similar impacts. Long-
term management of the open space/preserve will occur as part of the County’s commitment to 
species conservation as a signatory to the MSCP and as outlined in a RMP that will be prepared for 
the project. These impacts are intended to improve sensitive natural communities over the long-
term, and as such, the overall improvement to these habitats would far outweigh any short-term 
temporary impacts that might occur during restoration work. As such, impacts associated with the 
County’s management of its open space in the Alpine Park Preserve would be less than significant. 

Impact Determination 

Impacts on sensitive natural communities from the proposed long-term management and habitat 
restoration/enhancement activities within the open space/preserve would be less than significant.  

 
Impact-BIO-14: Direct Impacts on Sensitive Natural Communities. Direct impacts on up to 22.3 
acres of Tier I, II, and III sensitive natural communities (i.e., Valley needlegrass grassland, flat-
topped buckwheat stands, and nonnative grasslands) would be significant.  
 
The project would directly and permanently affect Engelmann oak woodland, Valley needlegrass, 
nonnative grassland, and flat-topped buckwheat within a Biological Resource Core Area (BRCA). 
Engelmann oak woodland and Valley needlegrass are listed as Tier I vegetation communities, flat-
topped buckwheat is listed as a Tier II vegetation community, and nonnative grassland is listed as a 
Tier III vegetation community in Attachment K of the Biological Mitigation Ordinance (BMO). 
Impacts on Tier I through Tier III vegetation communities would be significant, absent mitigation. 
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Mitigation Measures 

The County DPR proposes APM-BIO-1 and MM-BIO-9 (above) to reduce Impact-BIO-14 to below a 
level of significance.  

Level of Significance After Mitigation 

APM-BIO-1, MM-BIO-9, and MM-BIO-10 would provide compensatory mitigation, including 
through preservation and restoration for Impact-BIO-14, thereby reducing potentially significant 
direct and permanent impacts on sensitive vegetation communities to less than significant.  

Threshold 3: The project would not have a substantial adverse effect on sState 
or federally protected wetlands (including, but not limited to marshes, vernal 
pools, coastal areas, etc.) through direct removal, filling, hydrological 
interruption, or other means. 

Impact Discussion 

No wetland features or aquatic resources were found within the BSA during any field surveys. As a 
result, there would be no impact on any sState or federally protected wetlands (including, but not 
limited to, marshes, vernal pools, coastal areas) from the project.  

Impact Determination 

The project would not have a substantial adverse effect on sState or federally protected wetlands. 
Impacts would be less than significant. 

Mitigation Measures 

No mitigation is required. 

Level of Significance After Mitigation 

Impacts would be less than significant. 

Threshold 4: The project would not substantially interfere with the movement of 
any native resident or migratory fish or wildlife species, or with established 
native resident or migratory wildlife corridors, or impede the use of native 
wildlife nursery sites. 

Impact Discussion 

The BSA and the adjacent Wright’s Field are surrounded by low-density exurban residential 
development. As such, the BSA and Wright’s Field currently function as an “island” of habitat with 
limited connectivity to open space and other preserve areas. The project would be constructed at 
the eastern edge of this island of open space/preserve, leaving a smaller but similarly situated island 
of habitat west of the active park.  
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Summary of 
Potentially 
Significant Impact(s) 

Summary of Mitigation 
Measure(s) 

Level of Significance 
After Mitigation 

Rationale for Finding After 
Mitigation 

Impact-BIO-14: 
Direct Impacts on 
Sensitive Natural 
Communities 

APM-BIO-1: 
Establishment of the 
Open Space Preserve  
 
MM-BIO-9: Provide 
Compensatory 
Habitat-Based 
Mitigation  
 
MM-BIO-10: Native 
Grassland Mitigation 

Less than Significant APM-BIO-1, MM-BIO-9, and 
MM-BIO-10 provide 
compensatory mitigation, 
including preservation and 
restoration, for Impact-BIO-
14, thereby reducing 
potentially significant direct 
and permanent impacts on 
sensitive vegetation 
communities to less than 
significant. 

Impact-BIO-15: 
Conflicts with 
County 
Consolidated Fire 
Code 

APM-BIO-1: 
Establishment of the 
Open Space Preserve  
 
MM-BIO-9: Provide 
Compensatory 
Habitat-Based 
Mitigation  
 
MM-BIO-10: Native 
Grassland Mitigation 

Less than Significant The purpose of the provision 
in the County Consolidated 
Fire Code that requires fire 
fuel management zones not 
to extend into preserveopen 
space areas is to reduce 
impacts on sensitive natural 
communities and the species 
that depend on them. APM-
BIO-1, MM-BIO-9, and MM-
BIO-10 provide 
compensatory mitigation, 
including preservation and 
restoration, thereby reducing 
potentially significant direct 
and permanent impacts on 
sensitive vegetation 
communities to less than 
significant.the overall 
severity of the placement of 
infrastructure within and 
adjacent to open space areas. 
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