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Executive Summary 

The proposed Renzulli Estates Project (project) would involve developing a new 100-unit single-family subdivision 

and 12 multifamily units as affordable income rentals on a 40.56-acre parcel at 11495 Cypress Canyon Road 

(Assessor’s Parcel Number 319-020-04-00) in the northeast section of the City of San Diego (City), California, south 

of Scripps Poway Parkway and north of Spring Canyon Road. The project is located within the Scripps Miramar 

Ranch Community Planning Area and is within the City’s Multiple Species Conservation Program (MSCP) Subarea 

Plan. A substantial portion of the project currently overlaps with the City’s Multi-Habitat Planning Area (MHPA). 

Therefore, a boundary line adjustment is proposed for all MHPA lands that intersect the project construction 

footprint (which includes expanded Brush Management Zone 1 area), and new MHPA lands of equal or higher value 

would be established at a suitable off-site MHPA boundary line adjustment location. Areas of the site currently 

within the MHPA boundary that would be graded to construct manufactured slopes that would provide structural 

support to the project construction footprint would be restored with native habitat-forming species suitable for the 

site and these areas would remain within the MHPA following project completion. 

The project consists of the demolition of an existing residence (and all associated structures) on the parcel and 

subsequent clearing and grading to create suitable pads for the construction of 100 single-family homes and 12 

multifamily units. The project also includes associated roads, sidewalks, vegetated stormwater basins, utilities, and 

landscaping. The construction would be focused on the most disturbed portions of the site, but would extend into 

native vegetation.  

A proposed MHPA boundary line adjustment would ensure that the project would not permanently encroach into 

the MHPA. While no permanent development or infrastructure would occur within the MHPA, grading and fill 

activities would occur within the MHPA in order to construct manufactured slope that would remain within the MHPA 

following project completion. In addition, the majority of the project construction footprint would be directly adjacent 

to the MHPA boundary. Therefore, the project would be required to comply with the Multiple Species Conservation 

Program Land Use Adjacency Guidelines. 

Dudek biologists conducted a formal wetland delineation, vegetation mapping, focused rare plant surveys, and 

focused protocol surveys for coastal California gnatcatcher (Polioptila californica californica) within the project study 

area in 2020, 2021, and 2023. The project study area includes the project construction footprint and the remaining 

areas of the property parcel at 11495 Cypress Canyon Road. A 500-foot buffer around the project construction 

footprint was assessed via aerial imagery (Google Earth 2020) for adjacency and indirect impacts analysis, but 

focused surveys were limited to the boundaries of the parcel. As applicable, the project would be required to obtain 

wildlife agency permit authorization for any impacts to listed species. 

Based on species composition and resources observed, six native vegetation communities, six non-native 

vegetation communities/land cover types, and two wetland communities were mapped within the study area. These 

included Tier II uplands: Diegan coastal sage scrub (including disturbed), Diegan coastal sage scrub (Baccharis-

dominated), coastal sage–chaparral transition, flat-topped buckwheat scrub; Tier IIIA uplands: southern mixed 

chaparral (including disturbed); Tier I uplands: scrub oak chaparral; and Tier IV uplands (including communities that 

do not meet the criteria of wetland due to artificial nature) disturbed habitat, eucalyptus woodland, 

urban/developed land, Arundo-dominated disturbed habitat, emergent wetland, herbaceous wetland (artificial), 

and natural flood channel. 
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Field surveys, including focused rare plant surveys, revealed that the study area supports five special-status plant 

species: Del Mar manzanita (Arctostaphylos glandulosa ssp. crassifolia), San Diego viguiera (Viguiera [Bahiopsis] 

laciniata), San Diego barrel cactus (Ferocactus viridescens), Coulter’s goldfields (Lasthenia glabrata ssp. coulteri), 

and Nuttall’s scrub oak (Quercus dumosa). Two special-status wildlife species were detected within the study area 

during field surveys: Cooper’s hawk (Accipiter cooperii) and San Diegan tiger whiptail (Aspidoscelis tigris stejnegeri). 

The project would incorporate avoidance, resource protection, and mitigation measures to avoid and minimize 

project impacts to these species. No coastal California gnatcatcher individuals were detected within the study area 

during focused protocol surveys in 2020 or during any subsequent biological resource surveys in 2021 or 2023. 

The results of a formal wetland delineation concluded that there are potential jurisdictional aquatic resources in 

the study area that would likely meet the definition of waters of the United States and state, including wetlands, 

subject to review and regulation by the U.S. Army Corps of Engineers, Regional Water Quality Control Board, and/or 

California Department of Fish and Wildlife. Some of these areas would also be considered wetlands by the City 

based on a predominance of hydrophytic plant species, in accordance with the City’s Biology Guidelines. The project 

would impact wetland habitat located primarily in the southwest section of the study area as a result of 

manufactured slope installation. 

Implementation of the project would consist of grading, manufactured slope installation, and development of 

residential housing units with associated infrastructure and would result in direct impacts to Diegan coastal sage 

scrub (including disturbed), Diegan coastal sage scrub (Baccharis-dominated), coastal sage–chaparral transition, 

flat-topped buckwheat scrub, southern mixed chaparral (including disturbed), scrub oak chaparral, disturbed 

habitat, eucalyptus woodland, urban/developed land, herbaceous wetland (artificial), Arundo-dominated disturbed 

habitat, emergent wetland, and natural flood channel. Direct impacts to Del Mar manzanita, San Diego viguiera, 

San Diego barrel cactus, Coulter’s goldfields, and Nuttall’s scrub oak are also proposed. Project impacts would 

require mitigation, in accordance with the City’s Biology Guidelines. 

Mitigation measures would ensure all potential impacts to sensitive vegetation communities and special-status 

plant and wildlife species are reduced to less than significant. All impacted Tier I–IIIA vegetation communities and 

special-status plant and animal species would be mitigated through a combination of translocation and restoration 

and preservation of on-site habitats with fee dedication of MHPA lands as well as preservation of habitats at the 

off-site MHPA boundary line adjustment (BLA) area that would be added to the MHPA preserve. Additional conditions 

of project approval would be implemented to avoid impacts to sensitive biological resources including biological 

monitoring by qualified personnel and compliance with the MHPA Adjacency Guidelines. Cooper’s hawk, coastal 

California gnatcatcher, and Crotch’s bumble bee (Bombus crotchii) nesting avoidance measures would be included 

as mitigation measures to avoid direct and indirect take, where required. The project is also required, as mitigation, 

to obtain all required permits from the Regional Water Quality Control Board and California Department of Fish 

and Wildlife.  
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1 Introduction 

This biological resources technical report (report) provides an analysis of potential biological resource impacts 

associated with the proposed Renzulli Estates Project (project) located in the Scripps Miramar Ranch Community 

Planning Area in the City of San Diego, California.  

In accordance with the current City of San Diego (City) Biology Guidelines (City of San Diego 2018a), this report 

provides an introduction, a project description, a summary of the pertinent biological resource regulations, the 

project setting, survey methods, existing biological resources, special-status biological resources, analysis of the 

project’s consistency with the Multiple Species Conservation Program (MSCP), boundary line adjustment and 

habitat equivalency assessment, project impacts (direct and indirect), and project mitigation. The project impacts 

and avoidance and mitigation measures are discussed in accordance with the California Environmental Quality Act 

(CEQA), Clean Water Act (CWA), Migratory Bird Treaty Act (MBTA), California Fish and Game Code, the City of 

San Diego Final Multiple Species Conservation Program (MSCP) Subarea Plan (City of San Diego 1997), and the 

City’s Environmentally Sensitive Lands (ESL) Regulations. 

1.1 Project Location 

The project is located approximately 2.5 miles east of Interstate 15, 0.5 miles south of Scripps Poway Parkway, and 

0.1 miles north of Spring Canyon Road in the northeast portion of the City. The project is located on an approximately 

40.56-acre parcel located at 11495 Cypress Canyon Road (project parcel; Assessor’s Parcel Number 

319-020-0400). The project parcel is surrounded by existing residential development, small patches of 

undeveloped open space, and Cypress Canyon Park to the east (Figure 1, Project Location). An existing residence 

and associated sheds, storage areas, and dirt roads currently occupy a portion of the study area; with remaining 

areas undeveloped. The Multi-Habitat Planning Area (MHPA), the hardline preserve developed by the City per the 

MSCP, intersects a majority of the study area. 

1.2 Project Description 

The project construction footprint and study area total 40.56-acres, and currently contain an existing single-family 

residence and several outbuildings. The project would require a vesting tentative map and a site development 

permit to develop a new 100-unit single-family subdivision and 12 multifamily units as affordable income rentals. 

All existing buildings would be removed and either developed or restored with native habitat. In addition to the site 

development permit, the project would also require a community plan land use amendment to change the existing 

residential designation of 1.1 dwelling units per acre to 2.8 dwelling units per acre. A re-zone is also proposed to 

change the existing AR-1-1 zone to RX-1-2, OR-1-2, and RM-2-4. In addition, the project is located in the high fire 

severity overlay zone. Finally, the project would also require an MHPA BLA and vacation of a street easement on 

the proposed MHPA BLA addition site as part of this development proposal (i.e., Lakehurst Avenue – not yet built). 

The project would include infrastructure improvements on the parcel, including installation of utilities, a private 

storm drain system, and internal sidewalks and roads. Impacts would occur from clearing, grading, and 

manufactured fill and slope creation for development of the residential pads, subdivision and associated features 

and infrastructure.  
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1.3 Regulatory Setting  

1.3.1 Federal 

National Environmental Policy Act 

The National Environmental Policy Act (NEPA) established a national policy for protection of the environment. The 

objectives of NEPA are “to declare a national policy which will encourage productive and enjoyable harmony 

between man and his environment; to promote efforts which will prevent or eliminate damage to the environment 

and biosphere and stimulate the health and welfare of man; to enrich the understanding of the ecological systems 

and natural resources important to the Nation; and to establish a Council on Environmental Quality” (42 USC 4321). 

To assist federal agencies in fulfilling the goals and effectively implementing the requirements of NEPA, in 1978 

the Council on Environmental Quality issued regulations for implementing the procedural aspects of NEPA (Title 40 

Code of Federal Regulations Parts 1500–1508).  

Sensitive Species Protection 

Federal Endangered Species Act 

The federal Endangered Species Act (ESA) of 1973 (16 USC 1531 et seq.), as amended, is administered by the U.S. 

Fish and Wildlife Service (USFWS) and the National Marine Fisheries Service. This legislation is intended to provide 

a means to conserve the ecosystems upon which endangered and threatened species depend and provide 

programs for the conservation of those species, thus preventing extinction of plants and wildlife. Under provisions 

of Section 9 (16 USC 1538[a][1][B]) of the ESA, it is unlawful to take any listed species. “Take” is defined in 

Section 3 (16 USC 1532[19]) of the ESA as “harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, 

or to attempt to engage in any such conduct.”  

The ESA allows for the issuance of incidental take permits for listed species under Section 7, which is generally 

available for projects that also require other federal agency permits or other approvals, and under Section 10, which 

provides for the approval of habitat conservation plans on private property without any other federal agency 

involvement. “Incidental take” is defined as “take that results from, but is not the purpose of, carrying out an 

otherwise lawful activity” (USFWS 2019a). Upon development of a habitat conservation plan, USFWS can issue 

incidental take permits for listed species. 

Migratory Bird Treaty Act 

The MBTA (16 USC 703 et seq.) is a federal statute that implements treaties with several countries on the 

conservation and protection of migratory birds. The number of bird species covered by the MBTA is extensive; the 

species are listed in Title 50 of the Code of Federal Regulations Part 10.13. The regulatory definition of “migratory 

bird” is broad and includes any mutation or hybrid of a listed species, and also includes any part, egg, or nest of 

such birds (Title 50 Code of Federal Regulations 10.12). Migratory birds are not necessarily federally listed 

endangered or threatened birds under the ESA.  

The MBTA prohibits the take of any migratory bird or any part, nest, or eggs of any such bird. Under the MBTA, “take” 

is defined as pursue, hunt, shoot, wound, kill, trap, capture, or collect, or any attempt to carry out these activities 

(16 USC 703 et seq.). In December 2017, Department of Interior Principal Deputy Solicitor Jorjani issued a 
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memorandum (M-37050) that interprets the MBTA to only prohibit intentional take. Similarly, the Ninth Circuit Court 

of Appeals, like the Fifth Circuit and the Eighth Circuit, has held that the MBTA applies only to intended takes (see 

Seattle Audubon Soc’y v. Evans, 952 F.2d 297, 303 [9th Cir. 1991]). Unintentional or accidental take is not 

prohibited. Additionally, Executive Order 13186, Responsibilities of Federal Agencies to Protect Migratory Birds, 

requires that any project with federal involvement address impacts of federal actions on migratory birds with the 

purpose of promoting conservation of migratory bird populations (66 Federal Register 3853–3856). The executive 

order requires federal agencies to work with USFWS to develop a memorandum of understanding to promote the 

conservation of migratory bird populations. USFWS reviews actions that might affect these species. Compliance 

with this federal regulation is assumed; therefore, it is not considered in the remaining sections of this report. 

Federal Wetland Regulation 

Federal wetland regulation applicable to the project is guided by the Clean Water Act. The purpose of the CWA is to 

restore and maintain the chemical, physical, and biological integrity of all waters of the United States. Permitting 

for projects that propose dredge and fill activities in waters of the United States (including wetlands) is overseen by 

U.S. Army Corps of Engineers (USACE) under Section 404 of the CWA. Projects are typically permitted on an 

individual basis or are covered under one of several approved general or nationwide permits. In addition, under 

Section 401 of the CWA, an applicant for a federal permit for an activity that may result in a discharge to a water 

body must obtain certification from the state that the proposed activity would comply with state water quality 

standards and water quality objectives. Section 401 provides the Regional Water Quality Control Board (RWQCB) 

with regulatory authority to certify or deny the proposed activity. A Section 401 Certification must be obtained from 

the RWQCB prior to issuance of a 404 Permit by USACE. 

U.S. Army Corps of Engineers 

Pursuant to Section 404 of the CWA, USACE regulates the discharge of dredged and/or fill material into “waters of 

the United States.” The term “wetlands” (a subset of waters) is defined in Title 33 of the CFR Section 328.3(b) as 

“those areas that are inundated or saturated by surface or groundwater at a frequency and duration sufficient to 

support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life in 

saturated soil conditions. Wetlands generally include swamps, marshes, bogs, and similar areas.” In the absence 

of wetlands, the limits of USACE jurisdiction in non-tidal waters, such as intermittent streams, extend to the 

“ordinary high water mark,” which is defined in 33 CFR 328.3(e). 

1.3.2 State 

California Environmental Quality Act 

CEQA requires identification of a project’s potentially significant impacts on sensitive biological resources and 

feasible mitigation measures and alternatives that could avoid or reduce significant impacts. CEQA Guidelines 

Section 15380(b)(1) defines endangered animals or plants as species or subspecies whose “survival and 

reproduction in the wild are in immediate jeopardy from one or more causes, including loss of habitat, change in 

habitat, overexploitation, predation, competition, disease, or other factors” (14 CCR 15000 et seq.). A rare animal 

or plant is defined in CEQA Guidelines Section 15380(b)(2) as a species that, although not presently threatened 

with extinction, exists “in such small numbers throughout all or a significant portion of its range that it may become 

endangered if its environment worsens; or . . . [t]he species is likely to become endangered within the foreseeable 

future throughout all or a significant portion of its range and may be considered ‘threatened’ as that term is used 
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in the federal Endangered Species Act.” Additionally, an animal or plant may be presumed to be endangered, rare, 

or threatened if it meets the criteria for listing, as defined further in CEQA Guidelines Section 15380(c). CEQA also 

requires identification of a project’s potentially significant impacts on riparian habitats (such as wetlands, bays, 

estuaries, and marshes) and other sensitive natural communities, including habitats occupied by endangered, rare, 

and threatened species. 

California Fish and Game Code 

Under the California Fish and Game Code, the California Department of Fish and Wildlife (CDFW) provides protection 

from take for a variety of species, including fully protected species. “Fully protected” is a legal protective designation 

administered by CDFW intended to conserve wildlife species that risk extinction within California. Lists have been 

created for birds, mammals, fish, amphibians, and reptiles.  

According to Sections 3511 and 4700 of the California Fish and Game Code, which regulate birds and mammals, 

respectively, a fully protected species may not be taken or possessed without a permit from the California Fish and 

Game Commission, and incidental takes of these species are not authorized. 

According to 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. Section 3503.5 states that it is 

unlawful to take, possess, or destroy any birds in the orders Falconiformes or Strigiformes (birds of prey) or to take, 

possess, or destroy the nest or eggs of any such bird except as otherwise provided by this code or any regulation 

adopted pursuant thereto. Finally, Section 3513 states that is unlawful to take or possess any migratory nongame 

bird as designated in the MBTA or any part of such migratory nongame bird except as provided by rules and 

regulations adopted by the Secretary of the Interior under provisions of the MBTA. 

For the purposes of these state regulations, CDFW currently defines an active nest as one that is under construction 

or in use and includes existing nests that are being modified. For example, if a hawk is adding to or maintaining an 

existing stick nest in a transmission tower, then it would be considered to be active and covered under these 

California Fish and Game Code sections. Compliance with these state regulations is assumed; therefore, they are 

not considered in the remaining sections of this report. 

1.3.3 Regional 

City of San Diego Multiple Species Conservation Program Subarea Plan  

Within the City of San Diego, the MSCP is implemented through the City of San Diego MSCP Subarea Plan 

(Subarea Plan) (City of San Diego 1997). The Subarea Plan encompasses 206,124 acres within the MSCP study 

area. The Subarea Plan area is characterized by urban land uses, with approximately three-quarters of the area 

either built out or retained as open space/park system. The project study area is located within the Urban Area 

of the Subarea Plan.  

The MSCP established an MHPA preserve system designed to conserve large blocks of interconnected habitat 

having high biological value. The City MHPA is a hardline preserve developed by the City in cooperation with USFWS 

and CDFW, property owners, developers, and environmental groups. The MHPA identifies biological core resource 

areas and corridors targeted for conservation, in which only limited development may occur (City of San Diego 

1997). The MHPA is considered an urban preserve that is constrained by existing or approved development, and is 

composed of habitat linkages connecting several large core areas of habitat. The criteria used to define core and 
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linkage areas involves maintaining ecosystem function and processes, including large animal movement. Each core 

area is connected to other core areas or to habitat areas outside the MSCP, either through common boundaries or 

through linkages. Core areas have multiple connections to help ensure that the balance in the ecosystem will be 

maintained (City of San Diego 1997). Critical habitat linkages between core areas are conserved in a functional 

manner, with a minimum of 75% of the habitat within identified linkages conserved (City of San Diego 1997). Urban 

habitat areas within the MHPA include existing designated open space such as Mission Bay, Tecolote Canyon, 

Marian Bear Memorial Park, Rose Canyon Open Space Park, San Diego River, the southern slopes along Mission 

Valley, Carroll and Rattlesnake Canyons, Florida Canyon, Chollas Creek, and a variety of smaller canyon systems. 

The Eastern area includes East Elliott and Mission Trails Regional Park. 

The MHPA overlaps with more than 75 percent of the total property parcel area and also extends to adjacent lands 

outside the parcel boundary. The adjacent MHPA habitat in the areas surrounding the parcel is composed of various 

non-linear patches that overlap with existing residential development in some sections. 

City of San Diego Biology Guidelines 

The City’s Development Services Department developed the Biology Guidelines presented in the Land Development 

Manual “to aid in the implementation and interpretation of the Environmentally Sensitive Lands Regulations, 

San Diego Land Development Code (LDC), Chapter 14, Division 1, Section 143.0101 et seq., and the Open Space 

Residential (OR-1-2) Zone, Chapter 13, Division 2, Section 131.0201 et seq.” (City of San Diego 2018a). The Biology 

Guidelines also provide standards for the determination of impact and mitigation under CEQA and the USFWS 

Candidate Conservation Agreement. Sensitive biological resources, as defined by the ESL Regulations, include 

lands within the MHPA, as previously discussed, as well as other lands outside the MHPA that contain wetlands; 

vegetation communities classifiable as Tier I, II, IIIA, or IIIB; habitat for rare, endangered, or threatened species; or 

narrow endemic species.  

The City’s definition of wetlands is broader than the definition applied by the U.S. Army Corps of Engineers (USACE. 

The City uses the criteria listed in Section 320.4(b)(2) of the USACE General Regulatory Policies (Title 33 Code of 

Federal Regulations Parts 320–330) to apply an appropriate buffer around wetlands that serves to protect the 

function and value of the wetland. Guidelines that supplement the development regulation requirements described 

in this section are provided in the City’s Biology Guidelines (City of San Diego 2018a). The informal jurisdictional 

delineation surveyed the entire study area and included a survey of a 100-foot buffer surrounding existing potential 

wetland habitat. According to the City’s Biology Guidelines, a wetland buffer is an area surrounding a wetland that 

helps protect the function and value of the adjacent wetland by reducing physical disturbance, provides a transition 

zone where one habitat phases into another, and acts to slow floodwaters for flood and erosion control, sediment 

filtration, water purification, and groundwater recharge. The width of the buffer is determined by factors such as 

type and size of development, sensitivity of the wetland resource to edge effects, topography, and the need for 

upland transition (City of San Diego 2018a).  

The San Diego Municipal Code also ranks upland habitat values by rarity and sensitivity. The most sensitive habitats 

are Tier I, and the least sensitive are Tier IV. The varying mitigation ratios and requirements that mitigation be either 

in tier or in kind are based on the sensitivity of the habitat being affected. The project site includes Tier I through 

IIIA habitats as well as Tier IV.  
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2 Survey Methods and Limitations 

Data regarding biological resources present were obtained through a review of pertinent literature and field 

reconnaissance, both of which are described in detail in this chapter. The study area is composed of all areas 

that fall within the project parcel and project construction footprint. In addition, a 500-foot buffer around the 

project construction footprint was determined appropriate to investigate in order to demonstrate the isolated 

nature of the project parcel and indirect impacts analysis. However, focused surveys were limited to the 

boundaries of the project parcel.  

2.1 Literature Review 

The following data sources were reviewed to assist with the biological resources analysis: 

▪ U.S. Department of Agriculture Web Soil Survey (USDA 2020a) 

▪ CDFW California Natural Diversity Database – Special Animals List (CDFW 2020a) 

▪ CDFW California Natural Diversity Database – RareFind, Version 5 (CDFW 2020b) 

▪ The Calflora Database (Calflora 2020) 

▪ California Native Plant Society Inventory of Rare and Endangered Plants (CNPS 2020) 

▪ Bumble Bees of North American Occurrence Database (Richardson 2023) 

▪ MSCP Subarea Plan (City of San Diego 1997) 

▪ San Diego Municipal Code, Land Development Code—Biology Guidelines (City of San Diego 2018a) 

▪ USFWS Species Occurrence Data (USFWS 2019b) 

▪ San Diego County Plant Atlas (SDNHM 2012) 

▪ SanGIS Parcel Lookup Tool and Geographic Boundary Viewer from the San Diego Association of 

Governments (SANDAG 2020)  

▪ Aerial imagery (Google Earth 2020) 

2.2 Field Reconnaissance 

Biological field surveys for the project area were conducted in 2020, 2021, and 2023 by Dudek biologists. Surveys 

conducted included a jurisdictional delineation, vegetation mapping, focused rare plant surveys, a Hermes copper 

butterfly (Lycaena hermes) habitat assessment and protocol-level focused surveys for coastal California 

gnatcatcher (Polioptila californica californica). Table 1 lists the survey dates, times, surveying biologists, and 

weather conditions during the surveys. All biological surveys were conducted in accordance with the City’s 

Guidelines for Conducting Biological Surveys (Appendix II of City of San Diego 2018a).  
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Table 1. Schedule of Surveys 

Date Time Personnel  Survey Type Conditions 

04/02/2020 9:15 a.m.–4:45 p.m. Cody Schaaf Jurisdictional 

Delineation 

57°F–69°F, 90%–0% cc, 

0–3 mph winds 

06/01/2020 9:20 a.m.–12:45 p.m. Jeffrey Priest Hermes Copper 

Habitat Assessment 

75°F–82°F, 60%–50% 

cc, 1–4 mph winds 

06/03/2020 7:00 a.m.–3:00 p.m. Scott Mcmillan Rare Plants– Pass 1 78°F–90°F, 50%–0% cc, 

0–5 mph winds 

06/05/2020 7:55 a.m.–12:55 p.m. Laura Hernandez, 

Patricia Schuyler 

Jurisdictional 

Delineation, 

Vegetation Mapping 

61°F–70°F, 100%–90% 

cc, 0–3 mph winds 

07/22/2020 7:00 a.m.–11:00 a.m. Scott Mcmillan Rare Plants – Pass 2 74°F–82°F, 75%–10% 

cc, 0–4 mph winds 

08/07/2020 7:00 a.m.–10:30 a.m. Paul Lemons California 

Gnatcatcher – Pass 1 

65°F–75°F, 0% cc,  

1–5 mph winds 

08/14/2020 7:20 a.m.–10:40 a.m. Paul Lemons California 

Gnatcatcher – Pass 2 

67°F–80°F, 0% cc, 0 mph 

winds 

08/17/2020 7:00 a.m.–11:00 a.m. Scott Mcmillan Rare Plants– Pass 3 72°F–80°F, 50%–10% 

cc, 1–5 mph winds 

08/21/2020 7:40 a.m.–10:30 a.m. Paul Lemons California 

Gnatcatcher – Pass 3 

73°F–79°F, 60%–40% 

cc, 1–6 mph winds 

02/10/2021 12:15 p.m.–2:45 p.m.  Scott Gressard, 

Priscilla Hare 

BLA Off-Site Parcel 

Bio Reconnaissance 

Survey 

62°F–65°F, 80%–45% 

cc, 1–9 mph winds 

04/19/2021 5:45 a.m.–9:45 a.m. Jeff Priest BLA Off-Site Parcel: 

California 

Gnatcatcher – Pass 1 

54°F–74°F, 0% cc,  

0–4 mph winds 

05/02/2021 5:20 a.m.–9:15 a.m. Jeff Priest BLA Off-Site Parcel: 

California 

Gnatcatcher – Pass 2 

57°F–58°F, 100% cc,  

0–3 mph winds 

05/09/2021 5:16 a.m.–9:13 a.m. Jeff Priest BLA Off-Site Parcel: 

California 

Gnatcatcher – Pass 3 

57°F–61°F, 100% cc,  

1–3 mph winds 

09/21/2021 8:00 a.m.–12:30 p.m. Scott McMillan, 

Erin McKinney 

Vegetation Mapping, 

Habitat Assessment 

and Rare Plant 

Update; Restoration 

Site Analysis 

70°F–75°F, 30%–45% 

cc, 1–5 mph winds 

02/02/2023 12:05 p.m.–1:30 p.m. Scott Gressard, 

Dylan Ayers 

Vegetation Mapping 

and Jurisdictional 

Delineation Update 

68°F–69°F, 10%–25% 

cc, 1–6 mph winds 

Notes: °F = degrees Fahrenheit; cc = cloud cover; mph = miles per hour. 
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2.2.1 Resource Mapping 

Vegetation communities and land covers within the study area were mapped in the field using an ArcGIS mobile 

application (Esri 2020). Once in ArcGIS, the acreage of each vegetation community and land cover present within 

the study area was determined. Some resource mapping updates were conducted using an unmanned aerial 

vehicle (UAV) to create an up-to-date aerial image reference of current resource limits and indicators. 

As directed in the City’s Biology Guidelines (City of San Diego 2018a), the vegetation community and land cover 

mapping follows the Preliminary Descriptions of the Terrestrial Natural Communities of California (Holland 1986) 

as modified by the County of San Diego (County) and noted in Draft Vegetation Communities of San Diego County 

(Oberbauer et al. 2008). Some vegetation communities were given additional descriptions by Dudek biologists to 

identify highly dominant species within the community. These habitats were then cross-walked to their 

corresponding community in the City’s Biology Guidelines (City of San Diego 2018a).  

2.2.2 Flora and Fauna 

All plant species encountered during field surveys were identified and recorded directly in a field notebook. Those 

species that could not be identified immediately were brought into the laboratory for further investigation. A 

compiled list of plant species observed in the project study area is presented in Appendix A, Plant Compendium. 

Latin and common names for plant species with a California Rare Plant Rank (CRPR) follow the California Native 

Plant Society Online Inventory of Rare, Threatened, and Endangered Plants of California (CNPS 2020). For plant 

species without a CRPR, Latin names follow the Jepson Interchange List of Currently Accepted Names of Native and 

Naturalized Plants of California (Jepson Flora Project 2019) and common names follow the California Natural 

Community List (CDFW 2020c) or the U.S. Department of Agriculture PLANTS Database (USDA 2020b). 

All wildlife species detected during the field survey by sight, calls, tracks, scat, or other signs were recorded 

directly in a field notebook. Binoculars (10 × 50 magnification) were used to aid in the identification of wildlife. 

Latin and common names of any animals detected follow Crother (2017) for reptiles and amphibians, American 

Ornithological Society (AOS 2018) for birds, Wilson and Reeder (2005) for mammals, and North American 

Butterfly Association (NABA 2016) or SDNHM (2002) for butterflies. In addition to species actually detected 

during the surveys, expected wildlife use of the site was determined by known habitat preferences of local species 

and knowledge of their relative distributions in the area. A list of wildlife species observed in the study area is 

presented in Appendix B, Wildlife Compendium.  

2.2.3 Jurisdictional Resource Delineation 

Dudek biologists completed a formal wetland delineation in April 2020 that delineated the extent of potential 

jurisdictional resources in the study area and these extents were updated during follow-up surveys conducted in 

February 2023. The delineation defined areas under the jurisdiction of CDFW pursuant to Sections 1600–1603 of 

the California Fish and Game Code, under the jurisdiction of USACE pursuant to Section 404 of the federal CWA, under 

the jurisdiction of the Regional Water Quality Control Board pursuant to CWA Section 401 and the Porter–Cologne 

Water Quality Control Act, and wetlands defined under the City’s Biology Guidelines (City of San Diego 2018a).  

Specifically, the methodology used for each jurisdiction or regulating agency, including USACE, CDFW, RWQCB, and 

the City, is described as follows: The USACE wetlands delineation was performed in accordance with the USACE 

Wetlands Delineation Manual (USACE 1987), the Regional Supplement to the Corps of Engineers Wetland 
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Delineation Manual: Arid West Region (USACE 2008), Updated Datasheet for the Identification of the Ordinary High 

Water Mark (OHWM) in the Arid West Region of the Western United States (USACE 2010). Interpretation of 

jurisdiction is based on the final “Revised Definition of Waters of the United States” rule, as amended to conform 

with Sackett vs. Environmental Protection Agency (USACE and EPA 2023). USACE and RWQCB jurisdiction, pursuant 

to the federal CWA, includes all areas supporting three-parameter wetlands criteria described in the USACE manual: 

hydric soils, hydrology, and hydrophytic vegetation. RWQCB may also take jurisdiction over additional waters of the 

state pursuant to the Porter–Cologne Water Quality Control Act based on the State Wetland Definition and 

Procedures for Discharges of Dredged or Fill Material to Waters of the State (SWRCB 2019). Waters of the state 

may include areas that meet both current and historic USACE-jurisdictional definitions, including ephemeral waters 

and isolated wetlands. Streambeds under the jurisdiction of CDFW were delineated using the Cowardin method of 

waters classification, which defines waters boundaries by a single parameter (i.e., hydric soils, hydrophytic 

vegetation, or hydrology) (Cowardin et al. 1979).  

Section 114 of the San Diego Municipal Code describes specific development regulations pertaining to sensitive 

biological resources, including wetlands. The City’s definition of wetlands is broader than the definition applied by 

USACE. The City regulates “wetlands” as defined in the City’s Biology Guidelines (City of San Diego 2018a). The 

intention of the definition is to differentiate uplands from wetlands. Under the City’s definition, wetlands can include 

vegetation communities such as freshwater marsh, riparian forest, riparian scrub, or vernal pools. They may also 

include areas that have hydric soil or wetland hydrology, but human activities have resulted in a lack of hydrophytic 

vegetation (e.g., channelized streambeds) or recurring natural events. However, according to the Biology Guidelines 

(City of San Diego 2018a):  

Seasonal drainage patterns that are sufficient enough to etch the landscape (i.e., ephemeral/ 

intermittent drainages) may not be sufficient enough to support wetland dependent vegetation. 

These types of drainages would not satisfy the City’s wetland definition unless wetland dependent 

vegetation is either present in the drainage or lacking due to past human activities. Seasonal 

drainage patterns may constitute “waters of the United States,” which are regulated by the Army 

Corps of Engineers and/or the California Department of Fish and Game.  

The Biology Guidelines (City of San Diego 2018a) further state that: 

Areas that contain wetland vegetation, soils or hydrology created by human activities in historically 

non-wetland areas do not qualify as wetlands under this definition unless they have been 

delineated as wetlands by the Army Corps of Engineers, and/or the California Department of Fish 

and Wildlife. 

Collectively, areas under the jurisdiction of one or all of the resource agencies (USACE, RWQCB, and CDFW), and/or 

the City are termed “jurisdictional resources.”  

To assist in the determination of jurisdictional areas on site, data were collected at nine locations (i.e., wetland 

determination points) using Wetland Determination Data Forms and five locations using Arid West Ephemeral and 

Intermittent Stream OHWM Datasheets (Appendix C). Hydrology, vegetation, and soils were assessed and data were 

collected and captured on approved USACE forms. The locations of data stations were collected using a Trimble 

GeoXT handheld GPS unit with sub-meter accuracy. Historical aerial photographs of the site (Historical Aerials 

Online 2020) and a previous permit for repair of erosion caused by an offsite water tank discharge (City of San Diego 

2013) were referenced to assist with understanding historic human activities in the area that may have affected 

the expression of wetland characteristics. Potentially jurisdictional areas were digitized in a geographic information 
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system (GIS) based on the GPS data collected in the field and data collected directly onto field maps into a project-

specific GIS using ArcGIS software. 

2.3 Focused Surveys for Sensitive Biological Resources 

Sensitive biological resources are those defined by the City’s Biology Guidelines (City of San Diego 2018a) as 

follows: (1) lands that have been included in the MHPA as identified in the Subarea Plan (City of San Diego 1997); 

(2) wetlands (as defined by the Municipal Code, Section 113.0103); (3) lands outside the MHPA that contain Tier I 

Habitats, Tier II Habitats, Tier IIIA Habitats, or Tier IIIB Habitats as identified in the City’s Biology Guidelines (City of 

San Diego 2018a); (4) lands supporting species or subspecies listed as rare, endangered, or threatened; (5) lands 

containing habitats with narrow endemic species; and (6) lands containing habitats of covered species as listed in 

the City’s Biology Guidelines (City of San Diego 2018a). 

Additionally, sensitive biological resources are defined as follows: (1) species that have been given special 

recognition by federal, state, or local agencies and organizations due to limited, declining, or threatened population 

sizes; (2) habitat types recognized by local and regional agencies as sensitive; (3) habitat areas or plant 

communities that are unique, are of relatively limited distribution, or are of particular value to wildlife; and 

(4) wildlife corridors and habitat linkages. Sources used for determination of sensitive biological resources are as 

follows: for plants, USFWS (2019b), CDFW (2020a, 2020c), and California Native Plant Society (CNPS 2020); for 

wildlife, USFWS (2019b) and CDFW (2020b, 2020c); and for plant communities, the Subarea Plan (City of San Diego 

1997) and the City’s Biology Guidelines (City of San Diego 2018a). 

Dudek and/or other qualified biologists conducted surveys and/or habitat assessments for the following sensitive 

biological resources: surveys for sensitive upland and wetland (i.e., jurisdictional) vegetation communities, focused 

surveys for sensitive plants, focused protocol surveys for coastal California gnatcatcher, and a habitat assessment 

for Hermes copper butterfly. Incidental detections of other sensitive wildlife species, either through sight, calls, 

tracks, scat, or other signs, were also recorded. A summary of the dates and site conditions for the field efforts 

performed as part of this biological report are presented in Table 1 in Section 2.2, Field Reconnaissance. The 

following sections provide specific details regarding each survey type.  

2.3.1 Focused Surveys for Special-Status Plants 

Focused surveys for special-status plant species were conducted in early June, late July, and mid-August 2020 by 

Dudek Biologist Scott McMillan and an update survey pass was also conducted in September 2021 to confirm the 

results of these surveys (Table 1). In 2020, Dudek biologists conducted three survey passes in the project study 

area to capture species during their respective blooming periods. Prior to field surveys, available modeled habitat 

data and distribution information for sensitive plant species potentially occurring within the project area were 

reviewed. The same modeled data and distribution information was reviewed prior to the update survey pass 

conducted in 2021 as well. 

Field survey methods and mapping of sensitive plants generally conformed to the California Native Plant Society 

Botanical Survey Guidelines (CNPS 2001) and General Rare Plant Survey Guidelines (Cypher 2002). Special-status 

plant observations were mapped in the field using an ArcGIS mobile application (Esri 2020) or were mapped directly 

onto an aerial field map to record the location of special-status plant populations. Other survey information 

(e.g., survey conditions and a complete list of all observed plant species) was collected using a mobile application. 
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The special-status plant observations were then digitized into the geodatabase by a Dudek GIS technician using 

ArcGIS software.  

The results of the surveys are further discussed in Section 3.2.4, Special-Status Plants, of this report. 

2.3.2 Focused Coastal California Gnatcatcher Surveys 

The coastal California gnatcatcher is a federally listed threatened species, a CDFW Species of Special Concern, and 

an MSCP-covered species. Focused surveys for coastal California gnatcatcher were conducted by permitted Dudek 

Biologist Paul Lemons (Permit No. TE051248) in August 2020 within the project study area and by permitted Dudek 

Biologist Jefferey Priest (Permit No. TE840619-6) in April/May 2021 within the off-site MHPA BLA parcel (Table 1).  

All coastal California gnatcatcher surveys were conducted pursuant to the accepted protocol, the USFWS Coastal 

California Gnatcatcher Presence/Absence Survey Protocol (USFWS 1997). The project construction footprint and 

study area are both entirely with the Subarea Plan area; thus, the survey included three separate visits at a 

minimum of 7-day intervals. The entire project study area was covered on foot during each survey visit for 100% 

visual and auditory coverage of the survey area. A tape of recorded gnatcatcher vocalizations was played 

approximately every 75–100 feet to induce responses from potentially present gnatcatchers. Tape playback was 

terminated immediately upon detection of any gnatcatchers to minimize the potential for harassment. A 250-scale 

(1 inch = 250 feet) aerial photograph of the site overlaid with the study area and a vegetation map was used to 

identify suitable habitats and map any gnatcatchers detected. Binoculars (10 × 50 magnification) were used to aid 

in detecting and identifying bird species. Weather conditions, time of day, and season were appropriate for the 

detection of gnatcatchers (Table 1). 

The results of the surveys are discussed further in Section 3.2.5.1, Coastal California Gnatcatcher Focused Survey 

Results, of this report and further details are provided in Appendices D and H. The focused surveys within the project 

study area were conducted more than 24 months before this report was finalized, therefore results are provided 

here as a reference and the necessary presence assumptions have been made in subsequent sections. Since no 

impacts are proposed at the MHPA BLA site, no update surveys were conducted at that location.  

2.3.3 Hermes Copper Butterfly Habitat Assessment 

Hermes copper butterfly is not a covered species under the MSCP, but is federally threatened. Dudek mapped 

suitable Hermes copper butterfly habitat in accordance with the County of San Diego Guidelines for Hermes Copper 

(Lycaena hermes) (Appendix B of County of San Diego 2010). Within the study area, Dudek biologists conducted a 

focused search for redberry buckthorn (Rhamnus crocea) occurring within 15 feet of Eastern Mojave (California) 

buckwheat (Eriogonum fasciculatum) in June 2020, per County guidelines, with an update survey assessment also 

conducted in September 2021.  

The results of the surveys are discussed further in Section 3.2.5.2, Hermes Copper Butterfly Habitat Assessment 

Results, of this report.  

2.3.4 Crotch’s Bumble Bee Habitat Assessment 

Crotch’s bumble bee (Bombus crotchii) is not a covered species under MSCP, but is a candidate for listing under 

the California Endangered Species Act (CESA). Dudek completed a desktop habitat assessment following the Survey 
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Consideration for CESA Candidate Bumble Bee Species (CDFW 2023) including reviewing historic occurrences of 

the species, assessing general plant diversity, and the potential for nesting resources such as bare ground, rodent 

burrows, thatched grasses, brush piles, rock piles, and fallen logs.  

2.4 Survey Limitations 

Site visits were conducted during daylight hours. Complete inventories of biological resources present on a site 

often require numerous focused surveys at different times of day during different seasons. Some species, such as 

annual plants, may only be observable in the early spring, and nocturnal animals are difficult to detect during the 

day. Other species may be present in such low numbers that they could be missed. Due to such timing and seasonal 

variations, survey results may not represent an absolute list of all species that the study area could support. Special-

status plant and wildlife species with potential to occur in the study area are described in Sections 3.2.4 and 3.2.5 

of this report and in Appendices E and F. 
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3 Results 

3.1 Physical Characteristics 

The physical characteristics and quantification of biological resources described herein pertain to the study area. 

The physical characteristics are analyzed in the following sections. 

3.1.1 Topography and Drainage 

Topography varies greatly throughout the study area, but is generally steep and hilly, with lowland canyon bottoms 

in the southern and northern portion of the project parcel; these areas receive much of the runoff from the 

surrounding hills and support wetland vegetation or drainages. A generally flat mesa exists in the center of the 

parcel, where the existing main residence is located (Figure 2). The elevation in the study area ranges from 

approximately 760 feet to 980 feet above mean sea level (amsl).  

Current land uses within and immediately surrounding the study area include existing single-family residential 

development, Cypress Canyon Park, Spring Canyon Road and other neighborhood streets, sidewalks, and traffic 

(vehicle and pedestrian), as well as native and disturbed habitat in the canyons between developed residential 

areas (Figure 2). 

3.1.2 Soils 

According to the U.S. Department of Agriculture Web Soil Survey (USDA 2020a), two soil types, including Redding 

cobbly loam (dissected, 15% to 50% slopes) and Riverwash, are mapped within the study area.  

Redding soils are on nearly level or dissected fan remnants. Microrelief may be hummocky. Gravel and cobbles 

tend to concentrate in the swales in hummocky areas. Vernal pools are common in areas with slopes of 0% to 3%. 

These soils formed in alluvium of mixed rocks (Bowman 1973). 

Riverwash is not described in depth in the San Diego Soil Survey (Bowman 1973) but is known to be composed of 

alluvium, gravel, cobble, and rocks associated with historical drainages or watercourses.  

A section of the existing project site near the center of the project construction footprint east of the existing 

residence consists of manufactured slopes that are landform graded and fill material placed (AGS 2020). 

A site-specific geotechnical study was also conducted by Advanced Geotechnical Solutions Inc. in 2020 and 

provided additional details on the substrates present. The site was determined to support the following major soil 

and bedrock units (AGS 2020):  

▪ Artificial Fill – Undocumented. Undocumented fill soils form the level pad east of the existing residence. 

During development of areas adjacent to the project parcel, “dump” materials were placed within the north 

central canyon area intermittently over several years. These materials included construction debris and 

miscellaneous export from nearby grading projects in the Scripps Ranch and surrounding areas. Site 

reconnaissance and subsurface exploration indicate a maximum fill thickness of 98 feet. The fills 

encountered in borings taken in these areas within the study area typically consisted of poorly compacted 
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material including silty sands, clayey sands and sandy clays with gravel and cobbles, oversize rock, and 

pockets of construction demolition materials including large concrete debris, crushed asphalt pavement, 

oil-stabilized sand and gravel, rebar, wood, and organic waste. Other minor undocumented fill areas are 

present across the site and were used to construct the existing building pads and roads. These fill areas 

appear to be derived from on-site excavations into native materials. Undocumented fill soils are not suitable 

to support proposed structures and improvements in their present condition and require removal and/or 

recompaction in areas to receive improvements or artificial fill. A significant screening operation will be 

necessary during excavation operations to remove and segregate unsuitable debris and over-sized material 

excavated from the central “dump” fill mass. Crushing of oversize materials for reuse in the shallow portion 

of fills is anticipated during project construction. 

▪ Artificial Fill – Engineered. Conditions indicate that engineered fill was placed in the north central canyon 

area under the observation and testing of Pacific Soils Engineering (1996 [as cited in AGS 2020]). However, 

the subject grading report was not available for review to verify the fill condition. These fills are estimated 

to reach a maximum thickness of 45 feet at the northern end of the property and may exceed 20 feet in 

thickness where the engineered canyon fill abuts the toe of the undocumented “dump” fill slope. The 

engineered fill typically consists of tan, medium dense to dense, clayey sands with gravel and cobbles to 

20 feet depth underlain by very dense to hard, dark brown, clayey sand and sandy clay with gravel. 

Left-in-place surficial deposits were encountered during the geotechnical study (AGS 2020) underlying 

the fill along the walls of the filled north central canyon. Based on observations, the upper 5 to 8 feet of 

the engineered documented fills are weathered and will require removal and recompaction. In addition, 

deeper removals of left-in-place deposits will be required during project construction along the walls of 

the filled canyon.  

▪ Colluvium. Colluvium occurs in localized areas on mid- to lower northern canyon slopes. Colluvial soils are 

derived from erosion of the adjacent formational units and subsequent deposition by sheet flow and 

gravitational processes. Colluvium generally consists of relatively loose clayey sands, silty sands, and clays 

that are subject to creep and excessive settlement under fill or foundation loads. Because of the poor 

exposures of this unit, the thickness of these soils is not known but may be on the order of 5 feet or more 

in some areas. 

▪ Alluvium. Alluvium, consisting of relatively loose, stream-deposited sands and clayey sands that may reach 

a thickness of 10 to 20 feet is present at the bottom of the small reservoir located in the southern portion 

of the site. Alluvial soils are not suitable for support of proposed structures or artificial fill in their present 

condition and require removal and/or recompaction. It our understanding alluvium was removed from the 

north canyon bottom prior to filling under the observation of Pacific Soils Engineering (1996 [as cited in 

AGS 2020]). However, this report was not available for the project team to review. Future studies should 

determine the limits of the previous removals that were performed in this canyon area. 

▪ Slope Wash. Most of the undisturbed canyon wall terrain is overlain with a thin veneer of natural ground 

slope wash. These materials typically range from approximately 1 to 3 feet in thickness and consist 

primarily of dark reddish brown, loose, silty sand with gravel and cobbles. Slope wash materials are not 

suitable for support of proposed structures or artificial fill in their present condition and require removal 

and/or recompaction. 

▪ Questionable Landslide. A small possible or questionable landslide near the base of the canyon slope in 

the northwestern portion of the study area was queried by the previous geotechnical consultant (C.W. 

La Monte 2005 [as cited in AGS 2020]). The feature is located outside of the proposed development 

area and lacks geomorphic evidence indicative of a deep seated landslide. Because of the relatively 
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small size of this feature and poor access, it was not verified by trenching or drilling and will be assessed 

during grading. 

▪ Residual Soil. The formational materials described below are mantled with an intermittent layer of residual 

soil. The residuum ranges from about 1 to 5 feet in thickness and consists of dark brown, firm to stiff, sandy 

clay. Residual soils are highly expansive and require removal and/or recompaction for support of proposed 

structures or artificial fill. 

3.2 Biological Resources 

The following discussion describes the existing biological conditions within the study area, provided as biological 

resource descriptions.  

3.2.1 Vegetation Communities and Land Cover Types 

The vegetation communities and land covers were mapped according to Holland (1986) and Oberbauer et al. 

(2008), with a few exceptions. Some vegetation communities were given additional descriptions to identify highly 

dominant species within the community. These habitats were then cross-walked to their corresponding 

communities listed in the City’s Biology Guidelines (City of San Diego 2018a). Six native vegetation communities, 

six non-native vegetation communities/land cover types, and two wetland communities were mapped within the 

project parcel boundary. These included Diegan coastal sage scrub (including disturbed), Diegan coastal sage scrub 

(Baccharis-dominated), coastal sage–chaparral transition, flat-topped buckwheat scrub, southern mixed chaparral 

(including disturbed), scrub oak chaparral, emergent wetland, natural flood channel, disturbed habitat, eucalyptus 

woodland, developed land, Arundo-dominated disturbed habitat, and herbaceous wetland (artificial). 

The vegetation communities and land cover types recorded on the project parcel are described in detail in the 

following subsections, their acreages are presented in Table 2, and their spatial distributions are presented on the 

Vegetation Communities and Land Cover Types map (Figure 2). The majority of these communities also are present 

outside the project parcel boundary, but were not included here since they are not within the lands owned by the 

project applicant. Also included in Table 2 are the sensitivity designations of each vegetation community according 

to the Tiers described in the City’s Biology Guidelines (City of San Diego 2018a). 

Table 2. Vegetation Communities and Land Cover Types in the Project Parcel Boundary 

Vegetation Community/ 

Land Cover Type 

City of San Diego Biology 

Guidelines Vegetation 

Community 

Subarea Plan 

Tiera Acreage 

Native Vegetation Communities 

Diegan coastal sage scrub (including 

disturbed) 

Coastal sage scrub II 4.60 

Diegan coastal sage scrub 

(Baccharis-dominated) 

Coastal sage scrub II 0.11 

Coastal sage–chaparral transition Coastal sage scrub/chaparral II 4.08 

Flat-topped buckwheat scrub Coastal sage scrub II 2.41 

Southern mixed chaparral (including 

disturbed) 

Mixed chaparral IIIA 12.25 

Scrub oak chaparral Scrub oak chaparral I 2.46 
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Table 2. Vegetation Communities and Land Cover Types in the Project Parcel Boundary 

Vegetation Community/ 

Land Cover Type 

City of San Diego Biology 

Guidelines Vegetation 

Community 

Subarea Plan 

Tiera Acreage 

Non-Native Vegetation Communities and Land Covers 

Disturbed habitat Disturbed land IV 6.96 

Eucalyptus woodland Eucalyptus woodland IV 3.58 

Urban/developed land Disturbed land IV 2.34 

Arundo-dominated disturbed habitat Disturbed land IV 0.74 

Wetlands, including Non-Wetland Waters of the United States and State 

Emergent wetland (artificial) Freshwater marsh IV 0.41 

Herbaceous wetland (artificial) Disturbed land IV 0.42 

Natural flood channel Disturbed land IV 0.20 

Total 40.56 

Notes: 
a City of San Diego 2018a. 

3.2.1.1 Diegan Coastal Sage Scrub (Including Disturbed) 

Diegan coastal sage scrub is a native vegetation community that, according to Oberbauer et al. (2008), is composed 

of a variety of soft, low, aromatic shrubs, characteristically dominated by drought-deciduous species—such as 

coastal sagebrush (Artemisia californica), California buckwheat, and sages (Salvia spp.)—with scattered evergreen 

shrubs, including lemonadeberry (Rhus integrifolia) and laurel sumac (Malosma laurina).  

Coastal sage scrub in the study area consists of coastal sagebrush, black sage (Salvia mellifera), and Nuttall’s scrub 

oak (Quercus dumosa). Coastal sage scrub is present in moderately sized patches in the north and northwest 

section of the project parcel and in two small patches in the southern area. Some of the patches in the northern 

area of the project parcel, north of the existing residence, are considered disturbed due to a relatively high cover of 

non-native species (specifically giant reed [Arundo donax]) and evidence of human alteration. This vegetation 

community is considered a Tier II habitat by the City’s Biology Guidelines (City of San Diego 2018a). 

3.2.1.2 Diegan Coastal Sage Scrub (Baccharis-dominated) 

Diegan coastal sage scrub (Baccharis-dominated) is similar to Diegan coastal sage scrub, but dominated by 

Baccharis species (broom baccharis [Baccharis sarothroides] and/or coyote brush [Baccharis pilularis]) (Oberbauer 

et al. 2008). This community typically occurs on disturbed sites or those with nutrient-poor soils and is often found 

within other forms of Diegan coastal sage scrub and on upper terraces of river valleys. 

Diegan coastal sage scrub (Baccharis-dominated) in the study area is dominated by coyote brush, with chamise 

(Adenostoma fasciculatum), black sage, and mission manzanita (Xylococcus bicolor). It occurs in one small patch 

in the central northern section of the project parcel just west of the artificial herbaceous wetland, in an area likely 

disturbed by previous grading associated with the adjacent development to the north. This vegetation community 

is considered a Tier II habitat by the City’s Biology Guidelines (City of San Diego 2018a). 
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3.2.1.3 Coastal Sage–Chaparral Transition  

Coastal sage–chaparral transition is a habitat type composed of a mixture of coastal sage scrub and chaparral 

species occurring in the transition zone between coastal sage scrub and chaparral (Oberbauer et al. 2008). 

Coastal sage–chaparral transition in the study area consists of chamise, laurel sumac, and Nuttall’s scrub oak. 

Coastal sage–chaparral transition is present in relatively large patches just southwest of the existing residence in 

the central area of the project parcel. This vegetation community is considered a Tier II habitat by the City’s Biology 

Guidelines (City of San Diego 2018a). 

3.2.1.4 Flat-Topped Buckwheat Scrub 

Flat-topped buckwheat scrub is a native vegetation community that, according to Oberbauer et al. (2008), is a 

nearly monoculture community of California buckwheat, usually resulting from disturbance and transitioning to 

coastal sage scrub or chaparral. It is often found in disturbed areas in coastal and foothills areas of San Diego 

County and intergrades frequently with Diegan coastal sage scrub.  

Flat-topped buckwheat scrub in the study area is dominated by California buckwheat with felt-leaf yerba santa 

(Eriodictyon crassifolium) and coastal goldenbush (Isocoma menziesii). Buckwheat scrub is present in the south 

and southeast portion of the project parcel, southeast of the existing residence. This vegetation community most 

closely matches coastal sage scrub in the City’s Biology Guidelines (City of San Diego 2018a). Therefore, it is 

considered a Tier II habitat. 

3.2.1.5 Southern Mixed Chaparral (Including Disturbed)  

Southern mixed chaparral is a drought- and fire-adapted community of woody shrubs that is 1.5 to 3 meters (5 to 

10 feet) tall, frequently forming dense, impenetrable stands. It develops primarily on mesic, north-facing slopes and 

in canyons and is characterized by crown- or stump-sprouting species that regenerate following burns or other 

ecological catastrophes. This vegetation community is typically a mixture of chamise, bush-rue (Cneoridium 

dumosum), ceanothus (Ceanothus spp.), manzanita species (Eastwood’s manzanita [Arctostaphylos glandulosa] 

and mission manzanita), Nuttall’s scrub oak, laurel sumac, and black sage.  

Southern mixed chaparral in the study area is dominated by chamise with coyote brush, black sage, Nuttall’s scrub 

oak, laurel sumac, and Del Mar manzanita (Arctostaphylos glandulosa ssp. crassifolia). Southern mixed chaparral 

is present in several relatively large patches in the northeast, east, southeast, and western portions of the project 

parcel. Two smaller patches of southern mixed chaparral exist in the northern area of the project parcel near an 

existing shed structure. One of these patches, west of this structure, is considered disturbed due to low vegetation 

cover and evidence of ground disturbance. This vegetation community is considered a Tier IIIA habitat by the City’s 

Biology Guidelines (City of San Diego 2018a). 

The southern mixed chaparral in the study area does not conform with southern maritime chaparral vegetation 

descriptions (Oberbauer et al. 2008). The two indicators of southern maritime chaparral on the project site are 

Del Mar manzanita and Nuttall’s scrub oak, both of which occur in both coastal and relatively inland settings such 

as the eastern portions of Miramar Marine Corps Air Station. Other indicators of southern maritime chaparral are 

absent from the site, including wart-stem lilac (Ceanothus verrucosus), weathered sandstone soils, and low-growing, 

open vegetation cover. The chaparral on site, by contrast, has a tall, dense, closed canopy with a predominance of 
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chamise. The project site is located approximately 11 miles from the coast, and topographic barriers exist such that 

the coastal influence required to establish the southern maritime chaparral vegetation community variety is also 

absent from this site.  

3.2.1.6 Scrub Oak Chaparral  

Scrub oak chaparral contains a dense, evergreen chaparral up to 20 feet tall, often dominated by Nuttall’s scrub 

oak with considerable mountain-mahogany (Cercocarpus spp.). In San Diego County, scrub oak (Quercus 

berberidifolia) is often the dominant species (over 50% cover) and usually occurs in small patches within a variety 

of other vegetation communities (Oberbauer et al. 2008). Scrub oak chaparral is somewhat more mesic than many 

chaparrals, and often occurs at slightly higher elevations (to ~5,000 feet amsl). These more favorable sites recover 

from fire more quickly than other chaparrals. Substantial leaf litter accumulates. In San Diego County, this is usually 

found on north-facing or otherwise mesic slopes and can occur at various elevations (Oberbauer et al. 2008).  

Scrub oak chaparral in the study area consists of Nuttall’s scrub oak, toyon (Heteromeles arbutifolia), and mission 

manzanita. Scrub oak chaparral is present in a small patch on the central eastern section of the project parcel. This 

vegetation community is considered a Tier I habitat by the City’s Biology Guidelines (City of San Diego 2018a). The 

description in Section 3.2.1.5 detailing why the chaparral on site does not conform with southern maritime 

chaparral vegetation descriptions also applies to this community. 

3.2.1.7 Disturbed Habitat/Land 

Disturbed lands are areas which have been subject to extensive physical anthropogenic disturbance and as a result 

cannot be identified as a native or naturalized vegetation association. However, these areas typically still have a 

recognizable soil substrate. The existing vegetation is typically composed of non-native ornamental or exotic species 

(Oberbauer et al. 2008). 

Disturbed land comprises the gravel storage areas northeast of the residence, dirt roads and ornamental vegetation 

in the central section of the project parcel, and strips of land in the southern study area north of the wetlands that 

show evidence of grading and vegetation removal/clearing. This land cover is ranked as Tier IV and is not considered 

sensitive under the City’s Biology Guidelines (City of San Diego 2018a). 

3.2.1.8 Eucalyptus Woodland 

Eucalyptus woodland, according to Oberbauer et al. (2008), includes eucalyptus species (blue gum [Eucalyptus 

globulus], river red gum [E. camaldulensis], or other Eucalyptus species) planted as trees, groves, and windbreaks 

that form thickets with minimal shrubby understory and scattered trees with a well-developed understory. In most 

cases, however, eucalyptus trees form dense stands with closed canopies where the understory is either 

depauperate or absent owing to shade and the possible allelopathic (toxic) properties of the eucalyptus leaf litter. 

Although eucalyptus woodlands are of limited value to most native plants and animals, they frequently provide 

nesting and perching sites for several raptor species. 

Eucalyptus woodland occurs mainly in the southwest portion of the project parcel, south of the wetlands in that 

area. Smaller patches of eucalyptus woodland occur northwest of the existing residence and in the southeast corner 

of the project parcel. Eucalyptus woodland is classified as a Tier IV vegetation community under the City’s Biology 

Guidelines (City of San Diego 2018a). 
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3.2.1.9 Urban/Developed Land 

According to Oberbauer et al. 2008, urban/developed land represents areas that have been constructed upon or 

otherwise physically altered to an extent that native vegetation communities are not supported. This land cover type 

generally consists of semi-permanent structures, homes, parking lots, pavement or hardscape, and landscaped 

areas that require maintenance and irrigation (e.g., ornamental greenbelts). Typically, this land cover type is 

unvegetated or supports a variety of ornamental plants and landscaping.  

Within the study area, urban/developed land includes the existing residence, the associated paved driveway, and 

other human-made structures on the project parcel and the adjacent residential development areas. This land cover 

is synonymous with disturbed land and is considered a Tier IV vegetation community (City of San Diego 2018a). 

3.2.1.10 Arundo-Dominated Disturbed Habitat 

Arundo-dominated disturbed habitat is composed of monotypic or nearly monotypic stands of giant reed and is 

fairly widespread in Southern California. Typically, this habitat occurs on moist soils and/or in streambeds and may 

be related directly to soil disturbance or the introduction of propagules by grading or flooding. 

Arundo-dominated disturbed habitat comprises one dense stand of giant reed within the study area just northeast 

of the existing residence in the central study area. It is positioned on a steep north-facing slope and did not show 

signs that it was associated with any wetland or riparian features. This land cover is synonymous with disturbed 

land and is considered a Tier IV vegetation community (City of San Diego 2018a). 

3.2.1.11 Emergent Wetland (Artificial)  

According to Oberbauer et al. (2008), emergent wetland is a generally persistent wetland type dominated by low-

growing, perennial wetland species. These can be found in channels, seeps and springs, floodplains, margins of 

lakes and rivers, and various basins such as pools and ponds, palustrine lakes, montane meadows, and dune 

swales. These may be freshwater or alkali wetlands. In San Diego County, these are often in previously disturbed 

areas where wetlands are emerging, but have not yet established a full suite of species; however, disturbance is 

not a necessary element of this vegetation community. 

The area mapped as emergent wetland in the study area is dominated by mariposa rush (Juncus dubius), with 

annual beard grass (Polypogon monspeliensis), toad rush (Juncus bufonius), grass poly (Lythrum hyssopifolia), curly 

dock (Rumex crispus), Boccone’s sand-spurrey (Spergularia bocconi), and other non-native herbaceous species. It 

occurs in two patches of lowlands adjacent to a well-defined drainage in the southern portion of the study area. 

These two patches correspond with areas of historic disturbance (see Appendix M); the upstream area being the 

location of a former artificial impoundment (i.e., stock pond) and the downstream area being the location where 

adjacent development created an artificial impoundment. Further, City records contain evidence that artificial 

surface runoff was discharged into this drainage from the adjacent Spring Canyon Reservoir (i.e., water tank) (City 

of San Diego 2013; Appendix N). Based on these factors, emergent wetland onsite is considered an artificial feature 

that does not meet the City’s wetland definition and is considered a Tier IV upland.  

3.2.1.12 Herbaceous Wetland (Artificial) 

According to Oberbauer et al. (2008), herbaceous wetland (including disturbed varieties) is a seasonal wetland habitat 

that supports a variety of herbaceous annual species like annual beard grass. In San Diego County, these wetlands 

may only occur during wetter-than-average years and are usually found in swale areas or adjacent to drainages.  
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Herbaceous wetland (artificial) is present within the northern portion of the study area and is dominated by annual 

beard grass. Other species present include western ragweed (Ambrosia psilostachya), curly dock, mule-fat 

(Baccharis salicifolia), hottentot-fig (Carpobrotus edulis), saltcedar (Tamarix ramosissima), and jointed charlock 

(Raphanus raphanistrum). During the jurisdictional delineation in April 2020, Dudek biologists noted a large 

population of Coulter’s goldfields (Lasthenia glabrata ssp. coulteri) in this area.  

However, this area is not considered a City wetland per the City’s Biology Guidelines (City of San Diego 2018a) 

because, based on review of historical aerials and topography, the wetland established as a result of the 

construction of the residential development to the north, which directed runoff to this area and created conditions 

suitable for development of the wetland (Appendix M). Prior to the adjacent development, the area supported an 

upland hillslope, consistent with adjacent areas. As stated in the City’s Biology Guidelines, “except for areas created 

for the purposes of wetland habitat or resulting from human actions to create open waters or from the alteration of 

natural stream courses, it is not the intent of the City to regulate artificially created wetlands in historically 

non-wetland areas unless they have been delineated as wetlands by the Army Corps of Engineers, and/or the 

California Department of Fish and Wildlife.” As a result, the herbaceous wetland (artificial) in this location is 

considered Tier IV (City of San Diego 2018a).  

3.2.1.13 Natural Flood Channel 

Natural flood channel, also described as non-vegetated channel or floodway (Oberbauer et al. 2008), is the sandy, 

gravelly, or rocky fringe of waterways or flood channels that are earthen-bottom, and unvegetated on a relatively 

permanent basis. Vegetation may be present but is usually less than 10% total cover and grows on the outer edge 

of the channel. 

Natural flood channel is mapped within small ephemeral drainage features on the project site. Although 

unvegetated, natural flood channel can be considered a wetlands community according to the City’s Biology 

Guidelines when the overall drainage is substantial enough to support “wetland dependent vegetation” (City of 

San Diego 2018a). The natural flood channel present in the southern section of the project parcel is connected to 

emergent wetland habitat upstream and downstream of these unvegetated channel sections. However, the 

emergent wetland is artificial (as described above). Therefore, both the natural flood channel extents that are 

located on the upland hillsides on the project parcel and in the southern section of the project parcel were 

determined to consist of seasonal drainage patterns that do not support wetland dependent vegetation and are not 

considered City wetlands in accordance with the City’s Biology Guidelines (City of San Diego 2018a).  

3.2.2 Floral Diversity 

A total of 103 species of vascular plants, 61 native (59%) and 42 non-native (41%), were recorded during the 

biological reconnaissance survey for the project. A cumulative list of all common and sensitive plant species 

observed in the study area is provided in Appendix A.  

3.2.3 Wildlife Diversity 

The study area supports primarily coastal sage scrub, chaparral, woodland, and wetland habitats (Figure 2). 

These habitats provide foraging and nesting habitat for migratory and resident bird species. Open habitats in the 

study area likely provide foraging opportunities for raptors. Areas of dense cover within vegetated communities 

in the study area also likely provide cover and foraging opportunities for small reptiles and other mammal 

species. Wetland areas may be suitable for certain amphibians and aquatic invertebrates. 
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A total of 42 wildlife species were recorded during focused surveys in the study area. Of the 42 wildlife species 

observed during field surveys, 2 are considered special status and are described in further detail in Section 3.2.5, 

Special-Status Wildlife. A cumulative list of wildlife species observed in the study area during field surveys is 

provided in Appendix B. 

3.2.4 Special-Status Plants 

Plant species are considered special status if they have been listed or proposed for listing by the federal or state 

government as rare, endangered, or threatened (listed species); have a CRPR of 1–4; are listed as an MSCP-covered 

species; and/or have been adopted by the City as narrow endemic. An evaluation of known records in the Poway 

quadrangle and the surrounding eight quadrangles (CDFW 2020b; CNPS 2020; USFWS 2019b) was conducted to 

determine which species have been recorded in the project vicinity. In addition, Dudek’s knowledge of biological 

resources, the regional distribution of each species, and the results from 2020 and 2021 focused surveys, as well 

as elevation, habitat, and soils present within the study area, including the project construction footprint, were 

evaluated to determine the potential for various special-status species to occur.  

Special-status plant species with a moderate potential to occur in the study area were western spleenwort 

(Asplenium vespertinum), Campbell’s liverwort (Geothallus tuberosus), California adder’s-tongue (Ophioglossum 

californicum), and bottle liverwort (Sphaerocarpos drewei). These species are described in further detail in 

Appendix E. Focused rare plant surveys in June, July, and August 2020 and September 2021 captured most 

perennial and annual plant species that occur within the study area. Five special-status plant species were directly 

observed in the study area during focused rare plant surveys in 2020 and 2021 (Figure 3, Rare Plants; Appendix A) 

and are described in detail in Sections 3.2.4.5 through 3.2.5.9. Appendix A lists all plant species observed in the 

study area during all surveys. 

3.2.4.1 Western Spleenwort 

Western spleenwort is a CRPR 4.2 species. Western spleenwort is a California native rhizomatous herb that 

naturally occurs within coastal scrub and chaparral habitats in San Diego County (Calflora 2020). This species 

naturally occurs at an elevation of 590 to 3,280 feet amsl. 

No western spleenwort individuals were detected during focused rare plant surveys in 2020 or 2021.  

3.2.4.2 Campbell’s Liverwort 

Campbell’s liverwort is a CRPR 1B.1 species. Campbell’s liverwort is a California native ephemeral liverwort that 

naturally occurs within coastal scrub (mesic) and vernal pool habitats in San Diego County (Calflora 2020). This 

species naturally occurs at an elevation of 30 to 1,970 feet amsl. 

No Campbell’s liverwort individuals were detected during focused rare plant surveys in 2020 or 2021.  

3.2.4.3 California Adder’s-Tongue 

California adder’s-tongue is a CRPR 4.2 species. California adder’s-tongue is a California native perennial 

rhizomatous that naturally occurs within chaparral, valley and foothill grassland, and vernal pool (margins) habitats 

in San Diego County (Calflora 2020). This species naturally occurs at an elevation of 30 to 1,970 feet amsl. 

No California adder’s-tongue individuals were detected during focused rare plant surveys in 2020 or 2021. 
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3.2.4.4 Bottle Liverwort 

Bottle liverwort is a CRPR 1B.1 species. Bottle liverwort is a California native ephemeral liverwort that naturally 

occurs within chaparral and coastal scrub habitats in San Diego County (Calflora 2020). This species naturally 

occurs at an elevation of 295 to 1,970 feet amsl. 

No bottle liverwort individuals were detected during focused rare plant surveys in 2020 or 2021. 

3.2.4.5 Del Mar Manzanita  

Del Mar manzanita is federally endangered and is a CRPR 1B.1 and an MSCP covered species. Del Mar manzanita 

is a California native shrub that naturally occurs in a narrow range within coastal San Diego County (Calflora 2020). 

This species is typically found in chaparral and naturally occurs at an elevation of 0 to 1,200 feet amsl.  

A total of 23 Del Mar manzanita individuals were observed in scrub oak chaparral and mixed chaparral in the 

northern portion of the study area (Figure 3).  

3.2.4.6 San Diego Viguiera  

San Diego viguiera is a CRPR 4.3 species and is not an MSCP covered species. San Diego viguiera is a California 

native shrub that naturally occurs in a somewhat narrow range in coastal Southern California (Calflora 2020). This 

species is typically found in chaparral and coastal sage scrub and naturally occurs at an elevation of 195 to 

2,460 feet amsl.  

There were 30 San Diego viguiera individuals observed in southern mixed chaparral and flat-topped buckwheat 

scrub on the eastern boundary of the study area (Figure 3).  

3.2.4.7 San Diego Barrel Cactus  

San Diego barrel cactus is a CRPR 2B.1 and MSCP covered species. San Diego barrel cactus is a California native 

shrub (stem succulent) that naturally occurs in a narrow range within coastal San Diego County (Calflora 2020). 

This species is typically found in chaparral, grassland, coastal sage scrub, and vernal pool habitats and naturally 

occurs at an elevation of 5 to 1,475 feet amsl.  

There were 94 San Diego barrel cactus individuals observed in mixed chaparral in the southeast portion of the 

study area (Figure 3).  

3.2.4.8 Coulter’s Goldfields  

Coulter’s goldfields is a CRPR 1B.1 species and is not an MSCP covered species. Coulter’s goldfields is a 

California native annual herb that naturally occurs in Southern and Central California (Calflora 2020). This 

species is typically found in salt marsh, playa, coastal, and vernal pool habitats and naturally occurs at an 

elevation of 0 to 4,500 feet amsl.  

A large population (approximately 700) of Coulter’s goldfields individuals was observed within the disturbed 

herbaceous wetland (artificial) area in the northern portion of the study area (Figure 3). This population is not 

considered naturally occurring, as this population is a result of an artificial wetland created by adjacent 

development runoff (Appendix M). 
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3.2.4.9 Nuttall’s Scrub Oak  

Nuttall’s scrub oak is a CRPR 1B.1 species and is not an MSCP covered species. Nuttall’s scrub oak is a California 

native shrub that occurs throughout the state near the coast (Calflora 2020). This species is typically found in 

chaparral and coastal sage scrub habitats and naturally occurs at an elevation of 45 to 1,310 feet amsl. 

There were 1,181 Nuttall’s scrub oak individuals observed throughout the study area in mixed chaparral, in sage 

scrub, and in the understory of eucalyptus woodland (Figure 3).  

3.2.5 Special-Status Wildlife 

Special-status wildlife species are those listed as federally/state endangered or threatened, proposed for listing, 

fully protected by CDFW, on the California watch list, California Species of Special Concern, or MSCP covered 

species. An evaluation of known records in the Poway quadrangle and the surrounding eight quadrangles (CDFW 

2020b; CNPS 2020; USFWS 2019b) was conducted. In addition, Dudek’s knowledge of biological resources, 

regional distribution of each species, and the elevation, habitat, and soils present within the study area were 

evaluated to determine the potential for various special-status species to occur. Figure 4 displays all known 

California Natural Diversity Database occurrences of special-status wildlife within 1 mile of the study area. 

Special-status wildlife species determined to have a high or moderate potential to occur within the study area 

include coastal California gnatcatcher, orange-throated whiptail (Aspidoscelis hyperythra), red diamondback 

rattlesnake (Crotalus ruber), San Diego ringneck snake (Diadophis punctatus similis), two-striped gartersnake 

(Thamnophis hammondii), Dulzura pocket mouse (Chaetodipus californicus femoralis), northwestern San Diego 

pocket mouse (Chaetodipus fallax fallax), San Diego black-tailed jackrabbit (Lepus californicus bennettii), Crotch’s 

bumble bee, and San Diego desert woodrat (Neotoma lepida intermedia). These species are described in further 

detail in Appendix F. 

Two special-status wildlife species were directly observed in the study area during field surveys in 2020, 2021, and 

2023, and are described in detail in Sections 3.2.5.1 and 3.2.5.2. 

3.2.5.1 Cooper’s Hawk  

Cooper’s hawk (Accipiter cooperii) is a state watch list and MSCP covered species. Cooper’s hawks inhabit live oak, 

riparian deciduous, and other forest habitats near water. Nesting and foraging usually occur near open water or 

riparian vegetation. Nests are built in dense stands with moderate crown depths, usually in second-growth conifer 

or deciduous riparian areas. Nests in deciduous trees are typically located in crotches 20 to 50 feet above the 

ground; in conifers, nests are on horizontal branches or in the main crotch. Cooper’s hawks use patchy woodlands 

and edges with snags for perching and hunting small birds, small mammals, reptiles, and amphibians (Zeiner et al. 

1990). Cooper’s hawks are diurnally active and are year-round residents. Breeding occurs from March through 

August, with peak activity in May through July. Males defend an area of about 330 feet around potential nest sites 

(Zeiner et al. 1990).  

Cooper’s hawk could use eucalyptus woodland on and near the site within the MHPA for nesting and scrub habitats 

for foraging. The species was observed on site during focused coastal California gnatcatcher surveys. 
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3.2.5.2 San Diegan Tiger Whiptail 

The San Diegan tiger whiptail (Aspidoscelis tigris stejnegeri) is a California Species of Special Concern and is not 

an MSCP covered species. It is known to occupy hot and dry areas with sparse foliage, including chaparral, 

woodland, and riparian areas. 

One San Diegan tiger whiptail individual was observed during focused coastal California gnatcatcher surveys. This 

individual is likely associated with mixed chaparral habitat throughout the study area. 

3.2.5.3 Coastal California Gnatcatcher Focused Survey Results  

No coastal California gnatcatcher individuals were detected within the study area during focused protocol surveys 

in 2020 (Appendix D), however, a coastal California gnatcatcher California Natural Diversity Database occurrence 

has been recorded within 1 mile of the study area to the east (Figure 4) and suitable habitat exists on the site. Since 

more than 24 months has passed since focused surveys were conducted, this species is assumed to be present 

within suitable habitat both within and adjacent to the project parcel. 

3.2.5.4 Hermes Copper Butterfly Habitat Assessment Results 

No suitable Hermes copper butterfly habitat was found within the study area during the focused habitat assessment 

conducted in spring 2020 or in subsequent update surveys in 2021.  

3.2.5.5 Crotch’s Bumble Bee Habitat Assessment Results 

The site provides moderate foraging and nesting habitat for Crotch’s bumble bee. This assessment is based on 

known occurrences within 5 miles of the site, the presence of blooming flowers/foraging habitat, and nesting 

resources including rodent burrows, bare ground, and fallen logs. A detailed habitat assessment including 

quantification of plant species in bloom, percent cover, plant diversity, and foraging resources has not been 

completed. As such the entire site is considered to have potential to support foraging and/or nesting Crotch’s 

bumble bee and the species is assumed to be present.  

3.2.6 Wildlife Corridors and Habitat Linkages 

Wildlife corridors are linear features that connect large patches of natural open space and provide avenues for the 

immigration and emigration of animals. Wildlife corridors contribute to population viability by (1) ensuring the 

continual exchange of genes between populations, which helps maintain genetic diversity; (2) providing access to 

adjacent habitat areas, representing additional territory for foraging and mating; (3) allowing for greater carrying 

capacity; and (4) providing routes for colonization of habitat lands following local population extinctions or habitat 

recovery from ecological catastrophes (e.g., fires). 

Habitat linkages are patches of native habitat that function to join two larger patches of habitat. They serve as 

connections between habitat patches and help reduce the adverse effects of habitat fragmentation, representing 

a potential route for gene flow and long-term dispersal. Habitat linkages may serve both as habitat and as avenues 

of gene flow for small animals such as reptiles and amphibians. Habitat linkages may be represented by continuous 

patches of habitat or by nearby habitat “islands” that function as stepping stones for dispersal.  
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The study area, including the project construction footprint, contains relatively large patches of southern mixed 

chaparral and coastal sage scrub that have potential to provide refuge, cover, and foraging opportunities for mobile 

wildlife species that may be moving thorough the area. Given the residential development surrounding the entire 

study area, it is likely that birds would be the primary wildlife group that could use the site as a stepping-stone-type 

habitat linkage between the expansive Scripps Ranch/Miramar open space to the southeast and the Peñasquitos 

Creek watershed to the northwest; although no evidence of coastal California gnatcatchers using the site was 

identified during the protocol survey.  

The MHPA within the study area is considered a biological core area, but is not designated as a biological linkage 

per the MSCP (City of San Diego 1997). The study area sits on the edge of a biological core area that is mostly 

within the City of Poway and unincorporated areas to the east, but is connected by a linkage through Peñasquitos 

Creek to another biological core area to the west, in Peñasquitos Canyon and Lagoon.  

3.2.7 Jurisdictional Resource Delineation 

Hydrology, vegetation, and soils were examined at nine geographically distinct sampling locations, and results were 

recorded on wetland determination and OHWM data forms (Appendix C) to determine the presence or absence of 

wetland field indicators or OHWM indicators. The study area was assessed for evidence of OHWM, hydrology 

indicators, wetland vegetation, and significant nexus to traditional navigable waters of the United States. Figure 5, 

Potential Jurisdictional Resources, shows the extent of these jurisdictional boundaries within the project area and 

Table 3 summarizes the wetland sampling points. 

Table 3. Wetland Sampling Point Summary  

Wetland 

Sampling 

Point  

Wetland Determination Field Indicators  

Vegetation 

Community  Estimated Jurisdiction  Vegetation  Hydric Soils  Hydrology  

1a ✓ 
 

✓ Natural flood 

channel 

▪ RWQCB non-

wetland waters 

▪ CDFW streambeda 

1b 
  

✓ Natural flood 

channel 

▪ CDFW riparian habitat 

2 ✓ 
 

✓ Natural flood 

channel 

▪ CDFW riparian habitat  

3 
   

Disturbed habitat  ▪ Non-jurisdictional  

4a ✓ ✓ ✓ Emergent wetland 

(artificial) 

▪ RWQCB wetlands 

▪ CDFW riparian habitat  

4b 
 

✓ 
 

Disturbed habitat  ▪ Non-jurisdictional  

5 ✓ ✓ ✓ Emergent wetland 

(artificial) 

▪ RWQCB wetlands  

▪ CDFW riparian habitat  

6a ✓ ✓ ✓ Herbaceous 

wetland (artificial) 

▪ RWQCB wetland 

6b  ✓  Diegan coastal sage 

scrub (Baccharis-

dominated) 

▪ Non-jurisdictional  

Notes: RWQCB = Regional Water Quality Control Board; CDFW = California Department of Fish and Wildlife.  
a This wetland sampling point was taken within the OHWM (ordinary high water mark) of the channel that runs through this emergent 

wetland and is consequently considered USACE/RWQCB non-wetland waters/CDFW streambed. 
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The potential wetland resource features and vegetation communities mapped include natural flood channel 

(i.e., ephemeral streams located in the north and south portion of the site), emergent wetland (i.e., located in two 

locations in the southern canyon drainage that have been subject to previous disturbance), and disturbed 

herbaceous wetland (an artificially created wetland area in the northern portion of the site) (Figure 5).  

U.S. Army Corps of Engineers  

The project parcel is not expected to support any jurisdictional waters of the U.S. based on regulatory exclusions 

for artificial wetlands wholly excavated in pre-existing uplands and ephemeral drainages (i.e., non-relatively 

permanent waters).  

Regional Water Quality Control Board 

The limit of RWQCB jurisdictional areas include all natural flood channel, emergent wetland, and disturbed 

herbaceous wetland (artificial). The RWQCB has adopted procedures defining waters of the state as including any 

artificial wetland that “resulted from historic human activity, is not subject to ongoing operation and maintenance, 

and has become a relatively permanent part of the natural landscape” (SWRCB 2019). Based on this definition, the 

herbaceous wetland (artificial) located in the northern section of the study area could be considered a waters of 

the state regulated by RWQCB (other agencies, including the City, do not take jurisdiction of artificial features built 

in uplands) (Figure 5; Table 4A).  

Table 4A. Potential RWQCB-Jurisdictional Wetland Resources in the Project Study Area 

Vegetation Community/Land Cover Type Aquatic Resource Type Area (Acreage) 

Emergent wetland  Wetland WOTS 0.41 

Herbaceous wetland (artificial) Wetland WOTS 0.42 

Natural flood channel Non-Wetland WOTS 0.21 

Total 1.05 

Note: RWQCB = Regional Water Quality Control Board. 

California Department of Fish and Wildlife 

The limits of CDFW riparian habitat and unvegetated streambed within the study area are composed of emergent 

wetland and natural flood channel. These resources include the ephemeral drainage within the canyon bottom in 

the southern portion of the project parcel, emergent wetlands adjacent to the low-flow channel within the drainage, 

as well as additional ephemeral drainage features within the project. The limits of CDFW streambed were defined 

by the hydrology indicators within the low-flow channel features (i.e., natural flood channel) and limits of hydrophytic 

vegetation (i.e., emergent wetland) (Figure 5; Table 4B).  

Table 4B. Potential CDFW-Jurisdictional Riparian Habitat/Unvegetated Streambed 
Resources in the Project Study Area 

Vegetation Community/Land Cover Type Resource Type Area (Acreage) 

Emergent wetland  Streambed (Vegetated) 0.41 

Natural flood channel Streambed 0.21 

Total — 0.62 

Note: CDFW = California Department of Fish and Wildlife. 
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City of San Diego  

As discussed in Section 3.2.1, none of the potential wetland features, including all natural flood channel, emergent 

wetland, and herbaceous wetlands, meet the City’s wetland definition (City of San Diego 2018a). Based upon review 

of historical aerials (Appendix M), topography including US Geological Survey 7.5 minute Poway quadrangle 

(Figure 1), and City permit records (Appendix N), the herbaceous wetland and emergent wetlands established as a 

result of the construction of adjacent residential development, an onsite artificial impoundment, and historic 

artificial runoff from an offsite water tank. The natural flood channel areas onsite would not support wetland 

dependent vegetation were it not for these human activities, which were not intended to create wetlands.  
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4 Consistency with the City of  
San Diego Multiple Species 
Conservation Program 

A BLA is proposed as a part of the project. The BLA would remove on-site areas from the MHPA where the project 

proposes construction, including infrastructure, and the expanded Zone 1 Brush Management area. The project 

proposes to add three discrete on-site areas to the MHPA as well as a larger off-site parcel within the North 

Clairemont community. Areas of restored manufactured slopes (with the exception of manufactured slopes within the 

Vegetated Stormwater Basin Management Area and any infrastructure associated with the project [e.g., storm water 

pipes, channels, and BMPs such as rip rap]) would remain in the MHPA following project completion (Figures 6A 

through 6D).  

As part of the BLA process, any portions of the project parcel that would be retained within the MHPA boundary 

following project construction would need to be evaluated to determine long-term viability to ensure in-perpetuity 

management and conservation of biological functions. It must also be demonstrated that the off-site MHPA BLA 

site that would be added to the MHPA provides functional equivalence or higher biological value (i.e., habitat 

equivalency analysis) to the preserve than the current MHPA lands that overlap the project construction and Zone 1 

footprint. A determination of functionally equivalent or higher biological function of the off-site MHPA BLA site 

addition is included below based on the following six criteria (City of San Diego 1988): 

1. Effects on significantly and sufficiently conserved habitats (i.e., the exchange maintains or improves the 

conservation, configuration, or status of significantly and sufficiently conserved habitats, as defined in 

Section 3.4.2 [of the MSCP Plan]); 

2. Effects on covered species (i.e., the exchange maintains or increases the conservation of covered species); 

3. Effects on habitat linkages and function of preserve areas (i.e., the exchange maintains or improves any 

habitat linkages or wildlife corridors); 

4. Effects on preserve configuration and management (i.e., the exchange results in similar or improved 

management efficiency and/or protection of biological resources); 

5. Effects on ecotones or other conditions affecting species diversity (i.e., the exchange maintains topographic 

and structural diversity and habitat interfaces of the preserve); and 

6. Effects on species of concern not on the covered species list (i.e., the exchange does not significantly 

increase the likelihood that an uncovered species will meet the criteria for listing under either the federal 

or state ESAs). 

The existing right-of-way easement on the off-site BLA area would be vacated by the Applicant. The MHPA areas 

would be dedicated to the City through fee title or as covenant of easement for MHPA lands. The Applicant would 

be required as a condition of approval to complete a Property Analysis Record or equivalent analysis to evaluate 

the maintenance costs to preserve the habitat and provide an endowment to fund the ongoing maintenance costs 

in perpetuity. The management of the MHPA area would be provided in perpetuity by an entity agreed to by the City, 

USFWS and CDFW. The proposed MHPA boundary changes have received written approval from USFWS and CDFW 

(Appendix O).  
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4.1 Project Consistency with Multiple Species 
Conservation Program Land Use 
Adjacency Guidelines 

Because a portion of the project would still occur within and adjacent to the MHPA following approval of the BLA 

(i.e., construction of manufactured slopes), the project is required to document compliance with the City’s MSCP 

Land Use Adjacency Guidelines (LUAG). The LUAG and the applicable compliance measures outlined below would 

be made conditions of project approval. This section is based on the project with the included BLA, as shown in 

Figures 6A through 6H. 

4.1.1 Drainage 

All new and proposed parking lots and developed areas in and adjacent to the preserve must 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 (City of San Diego 1997, 

p. 47). 

The project would involve the installation of impervious surfaces associated with the new housing structures, 

streets, and sidewalks. Storm water conveyance would be directed and treated according to the Priority 

Development Project Storm Water Quality Management Plan (Hunsaker & Associates 2023). Drainage from the 

project construction footprint would be intercepted and conveyed via a private storm drain system into two 

vegetated stormwater basins in the northwest portion of the project (Figure 2). These basins would have qualities 

similar to a bioswale and would be composed of various layers of vegetation and natural filters that runoff would 

pass through prior to being discharged both southwest and northeast towards existing City stormwater 

infrastructure. The basins would actively filter stormwater runoff as it passes through herbaceous native vegetation 

and mulch, followed by a thicker soil layer where water would be slowed so that potential pollutants can settle out 

or be naturally filtered by soil microbes. A final layer of gravel would control water infiltration rates into a pipe prior 

to the water flowing through a pipe below the ground-level of manufactured slopes and discharging into the 

emergent wetland habitat to the southwest and herbaceous wetland (artificial) to the northeast. This system would 

be maintained at least annually through the testing and replacement of any soils saturated with heavy metals/toxins 

and the removal of exotic plant materials/trash. The basin would ensure that all runoff from the site passes through 

this natural filtration system prior to entering the MHPA and the southern emergent wetlands within the study area. 

The vegetated stormwater basins would have outlets that links into the City’s existing storm drain system at inlets 

near Cypress Canyon and Mundial Street on the western and northern boundaries of the study area, respectively. 

Therefore, construction of the project would be consistent with the Storm Water Quality Management Plan 

(Hunsaker & Associates 2023) and the City’s Storm Water Standards (City of San Diego 2018b) and all flows from 

impervious surfaces would be directed through biofiltration basins prior to being carried downstream to ensure no 

toxins, chemicals, petroleum products, exotic plant materials, or other harmful elements are allowed to enter the 

MHPA. All flows toward the MHPA would be minimized to the extent feasible.  
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4.1.2 Toxics 

Land uses, such as recreation and agriculture, that use chemicals or generate by-products such as 

manure, that are potentially toxic or impactive 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 (City of San Diego 1997, p. 47). 

No storage method for hazardous construction materials (including fuel) that could impact the adjacent MHPA would 

be allowed, and any drainage from the construction site shall be required to be clear of such materials. The contractor 

shall ensure that all areas for staging, storage of equipment and materials, trash, equipment maintenance, and other 

construction-related activities are within the limits of the project site. Construction of the project would include a 

stormwater pollution prevention plan (SWPPP) that outlines spill prevention plans and avoidance measures. The 

functioning bioswale mentioned in Section 4.1.1, Drainage, would also ensure that no toxic chemicals or byproducts 

enter the MHPA through stormwater runoff or other site drainage. Consistent with the City’s Storm Water Standards 

(City of San Diego 2018b), all flows toward the MHPA shall be controlled to existing levels and water quality controlled 

pursuant to the City’s Storm Water Standards (City of San Diego 2018b) and Priority Development Project Storm 

Water Quality Management Plan (Hunsaker & Associates 2023) during operations.  

4.1.3 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 (City of San Diego 1997, p. 48). 

The project would include exterior lighting and light fixtures to aid in the functions of providing safety for residents; 

however, these would be shielded or directed away from the MHPA. 

All exterior lighting on the building façades and elsewhere on the property would be designed to be directed 

downward or away from the MHPA. All lighting shall be in accordance with the San Diego Municipal Code §142.0740. 

4.1.4 Noise 

Uses in or adjacent to the MHPA should 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. 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 (City of San Diego 1997, p. 48). 

Construction of the project may produce noise at levels that could indirectly impact MSCP covered species and 

special-status species that have a moderate to high potential to forage, roost, and nest in the study area. Covered 

species with potential to occur in the project study area include coastal California gnatcatcher (low potential to 

occur on site since focused surveys were negative [Appendix D], but suitable habitat is present off site in adjacent 

areas within the MHPA) and Cooper’s hawk (observed foraging on site with potential to nest outside of the project 

in suitable habitat within the MHPA). 
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No clearing, grubbing, grading, or other construction activities shall occur during the breeding season of the coastal 

California gnatcatcher (February 1 through September 15) until the appropriate species-specific MSCP LUAG 

conditions of project approval have been met to the satisfaction of the City Manager to ensure no impacts to these 

species would occur from project implementation. These conditions include focused protocol surveys for coastal 

California gnatcatcher within areas subject to noise levels exceeding 60 A-weighted decibels hourly average. If 

coastal California gnatcatchers are present in these areas, then no clearing, grubbing, or grading of occupied 

California gnatcatcher habitat shall be permitted February 1 through September 15. Additionally, during this time, 

no construction activities shall occur within any portion of the site where construction activities would result in noise 

levels exceeding 60 A-weighted decibels hourly average, or noise attenuation measures shall be provided, along 

with a noise model provided to the City prior to construction activities. This condition would be implemented during 

construction and restoration activities. Once project construction is complete, the housing subdivision is not 

expected to produce noise at levels that could indirectly impact MSCP covered and special-status species within 

the habitats adjacent to the project construction footprint (Dudek 2023c). 

4.1.5 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 the MHPA boundaries to 

direct public access to appropriate locations and reduce domestic animal predation (City of 

San Diego 1997, p. 48). 

A portion of the project construction footprint runs along the boundary of the MHPA and barriers would be installed 

to discourage public access and domestic animal activity within the MHPA. 

A fence would be constructed along the project boundary between the project construction footprint and the MHPA 

and would also include a buried wall structure adjacent to residential lots. The fence material would consist of 

either chain link, wood, or concrete, depending on the final project design. 

4.1.6 Invasives 

No invasive non-native plant species shall be introduced into areas adjacent to the MHPA (City of 

San Diego 1997, p. 48). 

The proposed development would include a landscape plan that does not include invasive plant species, as 

identified by the California Invasive Plant Council (GMP 2023). Within the on-site open space that would be retained 

as MHPA, any invasive species shall be entirely removed where feasible, and the removal shall be monitored by a 

Qualified Monitoring Biologist, as defined in the City’s Biology Guidelines (City of San Diego 2018a), to ensure that 

dispersal of propagules (e.g., seeds, stems) is avoided or minimized. The remaining open space areas would also be 

managed by the City in perpetuity, which would include invasive species treatment. If aboveground plant material 

cannot be removed (e.g., due to limited access), herbicides shall be applied by a licensed applicator, using 

chemicals permitted as safe within aquatic environments. 
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4.1.7 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 (City of San Diego 1997, p. 48). 

The project proposes a new residential development, but would incorporate a Zone 1 brush management area that 

includes a 35-foot-wide boundary within the project construction footprint as well as a 25-foot-wide area extending 

from the edge of the project construction footprint to the MHPA boundary (60-foot total width following BLA approval; 

see Figures 2 and 6D). Zone 1 brush management would be located outside of the MHPA with the proposed BLA. 

Since the 25-foot Zone 1 extension area is incorporated and structural fire repellent measures would be installed 

on portions of homes facing adjacent open space areas in the MHPA boundary (e.g., fire-resistant wall and window 

materials, etc.), no Zone 2 Brush Management would be required.  

Dudek has prepared a fire fuel load modeling report for the project that contains fire protection measures, including 

a brush management plan (Appendix F in Dudek 2023) to reduce the potential for habitat degradation due to 

unplanned fire. In addition, there would be no ongoing impact from anthropogenic vegetation management 

activities associated with any Zone 2 management areas since these areas have been removed from the project 

design, as described above. Therefore, no impacts within the MHPA from brush management would occur. 

4.1.8 Grading/Land Development 

Manufactured slopes associated with site development shall be included within the development 

footprint for projects within or adjacent to the MHPA (City of San Diego 1997, p. 49). 

Project grading would take place within the project construction footprint and would extend into areas expected to 

remain in MHPA following approval of the BLA. Following discussions with USFWS, CDFW, and City staff, it was 

determined that while manufactured slopes are required to be established as part of this development, given the 

evidence of historic dumping and fill on this particular site as determined through geotechnical investigation, 

retaining these manufactured slopes within the MHPA would result in a net benefit to the functions and values of 

the preserve. Specifically, the site provides unique avian movement functions for the region as a corridor connection 

to larger portions of the MHPA to the northwest in the Los Peñasquitos Canyon Preserve. the manufactured slopes 

are proposed to remain in the MHPA on this site following construction and be restored with native habitat suitable 

for avian movement in order to retain the corridor movement functions of the site and ensure long-term 

management of these resources. In addition, no trails are proposed outside of the project construction footprint.  

4.1.9 Area Specific Management Directives 

4.1.9.1 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. No cleaning of occupied habitat within the cities’ MHPAs and 

within the County’s Biological Resource Core Areas may occur between March 1 and August 15 

(City of San Diego 1997, p. 164). 
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Coastal California gnatcatcher has not been identified during previous focused surveys conducted on the project 

parcel (most recent from August 2020) and the nearest known occurrence record is located approximately 3,200 

feet east of the project parcel, however since focused surveys were conducted more than 24 months before this 

report was finalized, the species is assumed to be present within suitable habitat both on-site and adjacent. Edge 

effects and disturbance to this species would be reduced and minimized through compliance with the MSCP LUAG, 

as described above. A fire fuel load modeling report (Dudek 2023a) has been prepared for the project and contains 

fire protection measures, including a brush management plan (Appendix F in Dudek 2023a), to reduce the potential 

for habitat degradation due to unplanned fire. Through extension of the Zone 1 Brush Management area (additional 

25 linear feet added) and fire-safe improvements to structures facing open space MHPA areas, the project would 

not require a Zone 2 Brush Management area, which would reduce edge effects to coastal California gnatcatcher 

by avoiding maintenance activities typically conducted in Zone 2. In addition, since all manufactured slopes and 

Tier IV habitats on-site would be restored to native habitats, further edge effects from off-site development would 

be reduced. 

In addition, because the project construction footprint would still be adjacent to the City’s MHPA and restoration of 

manufactured slopes on the project site would overlap with the MHPA boundary following BLA approval, 

construction and restoration activities that would generate noise levels in excess of 60 A-weighted decibels at the 

edge of suitable habitat within the MHPA would be avoided during the breeding season of this species. If these 

noise generating activities adjacent to suitable habitat within the MHPA cannot be avoided during the breeding 

season, to avoid indirect impacts to this species, focused survey measures would be adhered to, as described in 

Section 4.1.4, Noise, as conditions of project approval. Since focused surveys already conducted for this species 

were negative (Appendix D), no direct effects are expected to occur to the species from vegetation clearing, grading, 

and/or restoration activities within the project.  

4.1.9.2 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. 

To avoid any indirect impacts to nesting Cooper’s hawk, construction within 300 feet of suitable habitat in the 

MHPA, including any vegetation management activities, shall occur outside of the breeding season for these species 

(February 1 through August 31), unless a nesting survey has been conducted by a qualified biologist and confirmed 

no nests are present within 300 feet of project activities, in accordance with the MSCP conditions of coverage. The 

provision of a 300-foot avoidance area would be made a condition of project approval. This measure would be 

implemented during construction activities on the project parcel as well as during restoration activities at the MHPA 

BLA site. 

4.1.9.3 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. 

Edge effects and disturbance to this species would be reduced and minimized through compliance with the MSCP 

LUAG, as described above. A fire fuel load modeling report has been prepared for the project and contains fire 

protection measures, including a brush management plan (Dudek 2023a), to reduce the potential for habitat 
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degradation due to unplanned fire. The San Diego barrel cactus individuals that would be impacted by the project 

would be mitigated through habitat-based mitigation. In addition, individuals within the project construction area 

would be translocated to the on-site manufactured slope areas that would be restored with native habitat and 

remain in the MHPA following project construction, as described in the project upland restoration plan (Dudek 2023; 

Appendix J). 

4.1.9.4 Del Mar Manzanita 

This is a Covered species; however, no area specific management directives are defined in 

Appendix A of the City’s MSCP (City of San Diego 1998). 

A site-specific plan has been designed for this species that includes translocation of individuals from within the 

project construction footprint and preservation of suitable habitat on-site to ensure 2:1 mitigation and subsistence 

of the population at this location (Dudek 2023b). 

4.2 Multiple Species Conservation Program Preserve 
Boundary Line Adjustment and Habitat 
Equivalency Assessment  

4.2.1 Boundary Line Adjustment and Habitat  
Equivalency Assessment 

In general, the analysis of the relationship of a project to the MSCP Plan is an analysis of the effects of a project on 

long-term conservation of biological resources, because a primary purpose of the MSCP plan is to assemble an 

open space preserve within the MSCP area that will contribute to long-term conservation of biological resources 

within San Diego County. As such, effects of individual projects on long-term conservation of biological resources 

must be evaluated in the context of their consistency with established MHPA boundaries. Projects that precisely 

match the MHPA boundaries would be considered to be consistent with the MHPA and would avoid or reduce to a 

level below significance those impacts associated with long-term conservation of biological resources. Projects 

proposing MHPA boundaries that differ from the MHPA boundaries shown in the adopted plans must be determined 

to be functionally equivalent to the MHPA boundary in the adopted plans. The Subarea Plan allows for a BLA to the 

MHPA if the BLA would result in the same or higher biological value for the preserve. The comparison of biological 

value between existing MHPA areas on the project site and proposed areas to be added to the MHPA through the 

BLA is based on the following factors described in Section 5.4.2 of the MSCP Plan (County of San Diego 1988): 

1. Effects on significantly conserved habitats. 

2. Effects to Covered Species. 

3. Effects on habitat linkages and function of preserve areas. 

4. Effects on preserve configuration and management. 

5. Effect on ecotones and other conditions affecting species diversity. 

6. Effect to species of concern not on the MSCP Covered Species list. 
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A habitat equivalency assessment was conducted for the sections of the project construction footprint, including 

infrastructure and Zone 1 Brush Management Area, that overlap with the MHPA boundary, as described in the 

Subarea Plan. Approximately 13.72 acres of the project construction footprint overlaps with current MHPA 

boundaries (an additional 8.70 acres of proposed manufactured slope area also overlaps MHPA and would be 

restored and remain in the MHPA following project completion) (Tables 5A and 5B). Since the project parcel is 

40.56 acres in size, in accordance with Section II.B.1 of the City’s Biology Guidelines (City of San Diego 2018a), 

up to 25% of the project parcel area is considered an “allowable development” area (i.e., 10.14 acres). 

Section II.A.2 defines the hierarchy for siting a project development area within the MHPA based on the presence 

of various categories of ESL habitats and functional areas. This hierarchy is listed in the City’s Biology Guidelines 

starting with the least sensitive category and increases in sensitivity as follows:  

 areas devoid of vegetation, including previously graded areas and agricultural fields;  

 areas of non-native vegetation, disturbed habitats, and eucalyptus woodlands; areas of chamise or mixed 

chaparral, and non-native grasslands 

The project has been designed for impacts from development to occur within areas outside the MHPA to the 

maximum extent practicable, such that 6.94 acres of impacts from project construction would occur outside the 

MHPA (Figure 6A; does not include impacts associated with restoration activities). The remaining 3.20 acres of 

development needed to reach the 25% allowable development area (i.e., 10.14 acres) would be assigned based 

on the hierarchy list above and reduced from the overall acreage of BLA the project would be required to provide, 

but would not change the reduction area on the project site or the net loss/gain of MHPA area with consideration 

of the off-site MHPA BLA site (Table 5A). Since the project would be approved through the deviation process, 

mitigation would still be provided for this area at the required ratios defined in the City’s Biology Guidelines (City 

of San Diego 2018a). 

The proposed MHPA reduction area within the BLA currently consists of developed land, eucalyptus woodland, 

disturbed habitat, natural flood channel (not City wetland), Arundo-dominated disturbed habitat, scrub oak 

chaparral, emergent wetland, flat-topped buckwheat scrub, Diegan coastal sage scrub (including disturbed 

variety), coastal sage-chaparral transition, and southern mixed chaparral (including disturbed variety) (Table 5A; 

Figures 6A through 6H). In addition to also containing areas of Diegan coastal sage scrub, natural flood channel, 

and disturbed habitat; the MHPA BLA addition site would incorporate five vegetation communities not currently 

on the project site into the MHPA. These vegetation communities include coast live oak woodland, non-native 

grassland, disturbed wetland (poison oak-dominated) (including both City wetland and non-City wetland types), 

disturbed wetland (palm-dominated), and disturbed wetland (Arundo-dominated) (Figure 7). The BLA would also 

include the vacation of Lakehurst Avenue on the MHPA BLA addition site (not built), as well as a re-zoning of the 

entire MHPA BLA addition site from R-1-1 to OC (open space conservation). 
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Table 5A. MHPA Boundary Line Adjustment Summary 

Vegetation Community 

City Biology Guidelines 

Vegetation Community Tier 

Total Parcel 

(Acres) 

Total On-Site 

MHPA (Acres) 

Total On-Site MHPA to 

Be Removed through 

BLA (Acres)a 

Other On-Site 

MHPA Additions 

(Acres)c 

Total MHPA Areas 

Remaining On-Site 

(acres)d 

Total Off-Site MHPA 

to Be Added from 

BLA (acres) 

Net Loss/ 

Gain BLA 

Result (acres) 

Sensitive Upland Habitats (Tiers I–IIIA) 

Coast live oak woodland Oak Woodland I 0 0 0 0 0 0.92 0.92 

Scrub oak woodland Scrub Oak Chaparral 2.46 2.46 1.05 0 1.4 0 -1.05 

Subtotal Tier I  2.46 2.46 1.05 0 1.40 0.92 -0.13 

Diegan coastal sage scrub (including disturbed) Coastal Sage Scrub (CSS) II 4.60 4.37 1.71 0.19 2.85 10.78 9.26 

Diegan coastal sage scrub (Baccharis-

dominated) 

0.11 0.11 0 0 0.11 0 0.00 

Flat-topped buckwheat scrub 2.41 0.83 0.4 0 0.43 0 -0.40 

Coastal sage–chaparral transition CSS/Chaparral 4.08 3.12 2.79 0 0.33 0 -2.79 

Subtotal Tier II  11.20 8.43 4.67 0.19 4.9 0.19 3.72 

Southern mixed chaparral (including disturbed) Mixed Chaparral IIIA 12.25 10.45 1.74 0.56 9.28 0 -1.18 

Non-native grassland Non-Native Grasslands IIIB 0 0 0 0 0 0.21 0.21 

Subtotal Tiers IIIA & IIB 12.25 10.45 1.74 0.56 9.28 0.21 -0.97 

Subtotal Sensitive Uplands 25.91 21.21 7.69 0.75 14.4 11.91 4.97 

Wetlands, including Non-Wetland Waters of the United States and State 

Natural flood channel Natural Flood Channel  0 0 0 0 0 0.27 0.27 

Disturbed wetland (palm-dominated) Disturbed Wetland (invasive 

dominated) 

0 0 0 0 0 0.17 0.17 

Disturbed wetland (poison oak-dominated) Disturbed Wetland  0 0 0 0 0 1.52 1.52 

Disturbed wetland (Arundo-dominated) Disturbed Wetland (invasive 

dominated) 

0 0 0 0 0 0.03 0.03 

Subtotal City Wetlands 0 0 0 0 0 1.99 1.99 

None (Tier IV) 

Eucalyptus woodland Eucalyptus Woodland IV 3.58 3.41 0.57 0 2.87 0 -0.57 

Disturbed habitat Disturbed Land 6.96 5.59 3.87 0.02 2.00 2.21 -1.64 

Developed land 2.34 0.96 0.8 0 0.15 0 -0.80 

Arundo-dominated disturbed habitat 0.74 0.74 0.6 0 0.14 0 -0.60 

Poison oak scrub 0 0 0 0 0 2.63 2.63 

Disturbed Herbaceous wetland (artificial) 0.42 0.57 0 0 0.42 0 0.00 

Emergent Wetland   0.16 0 0.26 0 -0.16 

Natural flood channel 0.21 0.13 0.03 0 0.18 0 -0.03 

Subtotal Tier IV 14.65 11.37 6.03 0.02 6.02 4.84 -1.17 

Total 40.56 33.40 13.72 0.77 20.42 18.74 5.79 

Notes: MHPA = Multi-Habitat Planning Area; BLA = boundary line adjustment; CSS = coastal sage scrub. 
a Acreage shown represents the area of MHPA that would require BLA replacement, in accordance with the City’s Multiple Species Conservation Program (MSCP) Subarea Plan, but does not include areas where impacts would occur from the project and the areas would remain in the MHPA 

following project construction (i.e., manufactured slopes restored with native habitat). 

b Acreage shown represents areas currently in the MHPA that will be impacted but restored and remain in MHPA following project completion (i.e., manufactured slopes restored with native habitat), 
c  Includes knoll area in northwest corner of project parcel as well as small areas of native habitat on eastern side of the project parcel not previously included in MHPA boundary, as shown in Figure 6C 
d Total acres to remain in the MHPA following project construction within the project parcel, including manufactured slopes restored with native habitat. 
e 13.72 acres of the MHPA boundary would overlap with the project construction footprint and be removed from the preserve, however the project would only be required to provide 10.52 acres of MHPA area as part of the BLA since 3.20 acres of project construction footprint overlap with the 

MHPA would be approved under the City’s Biology Guidelines 25% allowable development area for the sites containing MHPA lands (i.e., 25% of 40.56 acre project parcel equal to 10.14 acres and 6.94 acres of project construction footprint sited outside MHPA). 
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Table 5B. MHPA Impact Summary 

Vegetation Community 

City Biology Guidelines 

Vegetation Community Tier 

Project 

Construction 

Footprint Impacts 

(Acres)a 

Manufactured 

Slope MHPA 

Impacts  

(Acres) 

Vegetated 

Stormwater Basin 

MHPA Impacts 

(Acres) 

Zone 1 MHPA 

Impacts  

(Acres) 

Additional 

Restoration 

Impacts  

(Acres) 

Total MHPA 

Impacts  

(Acres) 

No Impact  

and in MHPA 

(Acres) 

Sensitive Upland Habitats (Tiers I–IIIA) 

Scrub oak chaparral Scrub Oak Chaparral I 0 0.29 0 0 0 0.29 1.11 

Diegan coastal sage scrub (including disturbed) Coastal Sage Scrub (CSS) II 0 1.82 0 0 0.14 1.96 0.86 

Diegan coastal sage scrub (Baccharis-

dominated) 

II 0 0 0 0 0.10 0.10 0 

Flat-topped buckwheat scrub II 0 0.06 0 0 0 0.06 0.37 

Coastal sage–chaparral transition CSS/Chaparral II 0 0.33 0 0 0 0.33 0 

Southern mixed chaparral (including disturbed) Mixed Chaparral IIIA 0 3.29 0 0 0.11 3.40 5.87 

Subtotal Sensitive Uplands 0 5.79 0 0 0.35 6.14 8.21 

None (Tier IV) 

Eucalyptus woodland Eucalyptus Woodland IV 0 1.23 0 0 1.65 2.88 0 

Disturbed habitat Disturbed Land IV 0 0.92 0 0 0.51 1.43 0.57 

Developed land IV 0 0.15 0 0 0 0.15 0 

Arundo-dominated disturbed habitat IV 0 0.14 0 0 0 0.14 0 

Herbaceous wetland (artificial) IV 0 0.10 0 0 0.31 0.41 0.01 

Emergent Wetland IV 0 0.22 0 0 0 0.22 0.11 

Natural flood channel IV 0 0.15 0 0 0 0.15 0.02 

Subtotal Tier IV 0 2.91 0 0 2.47 5.38 0.71 

Total 0 8.70 0 0 2.82 11.52 8.92 

Notes: MHPA = Multi-Habitat Planning Area. 
a “Project Construction Footprint” includes impacts from housing, roads, and infrastructure pipelines. 
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4.2.1.1 MHPA BLA Site Vegetation Communities  

The vegetation communities and land cover types recorded on the off-site MHPA BLA site that were not described 

in Section 3.2.1 for the project study area are detailed below, their acreages are presented in Table 5A, and their 

spatial distributions are presented on the Biological Resources map for the MHPA BLA area (Figure 8). Also included 

in Table 5A are the sensitivity designations of each vegetation community according to the Tiers described in the 

City’s Biology Guidelines (City of San Diego 2018a).  

Coast Live Oak Woodland 

Coast live oak woodland, also described as southern coast live oak woodland (Oberbauer et al. 2008), is a dense 

riparian forest dominated by coast live oak (Quercus agrifolia), often with an herbaceous understory. This 

community occurs along the bottom or outer slopes of larger streams (Oberbauer et al. 2008). Areas mapped as 

coast live oak woodland are primarily present in the east section of the MHPA BLA site and are dominated by coast 

live oak (Figure 8). Coast live oak woodland is considered a Tier I vegetation community according to the City’s 

Biology Guidelines (City of San Diego 2018a). 

Diegan Coastal Sage Scrub (Rhus-dominated) 

Diegan coastal sage scrub (Rhus-dominated) is similar to Diegan coastal sage scrub described in Section 3.2.1.1, 

but is dominated almost entirely by lemonadeberry.  

Diegan coastal sage scrub (Rhus-dominated) is located in scattered smaller patches on the west sides of the 

canyons on the MHPA BLA site located on the east side of Regents Road. This vegetation community is considered 

a Tier II habitat by the City’s Biology Guidelines (City of San Diego 2018a). 

Non-Native Grassland 

Non-native grassland consists of dense to sparse cover of annual grasses with flowering culms between 0.5 to 

3 feet in height (Oberbauer et al. 2008). In San Diego County the presence of wild oat (Avena fatua), bromes 

(Bromus spp.), stork’s bill (Erodium spp.), and mustard (Brassica spp.) are common indicators. In some areas, 

depending on past disturbance and annual rainfall, annual forbs may be the dominant species; however, it is 

presumed that grasses will dominate. A small section of non-native grassland is present on the eastern portion of 

the MHPA BLA site. According to the City’s Biology Guidelines, non-native grassland is considered a Tier IIIB sensitive 

vegetation community (City of San Diego 2018a). 

Disturbed Wetland & Poison Oak Scrub 

Disturbed wetlands are areas permanently or periodically inundated by water that have been substantially modified 

by human activity. Disturbed wetland is often unvegetated, but may include some scattered native or non-native 

vegetation. Some characteristic non-native species that may be associated with disturbed wetlands include giant 

reed, tamarisk (Tamarix spp.), eucalyptus (Eucalyptus spp.), palms (Phoenix spp., Washingtonia spp.), pampas 

grass (Cortaderia spp.), poison oak (Toxicodendron diversilobum), and Bermuda grass (Cynodon dactylon). Native 

wetland species, such as willows (Salix spp.) and cattails (Typha spp.), also may be present at low cover. Disturbed 

wetlands include portions of wetlands with obvious artificial structures, such as barricades, riprap, piers, or gates. 

Therefore, Arizona crossings, detention basins, culverts, and ditches would be considered disturbed wetlands. 



RENZULLI ESTATES PROJECT, CITY OF SAN DIEGO, CALIFORNIA / BIOLOGICAL TECHNICAL REPORT 

 

 12622 42 
 AUGUST 2025  

Disturbed wetlands occur throughout San Diego County (Oberbauer et al. 2008). Disturbed wetland is considered 

a wetlands community according to the City Biology Guidelines (City of San Diego 2018a). 

Disturbed wetland dominated by Mexican fan palm (Washingtonia robusta), giant reed, and poison oak is present 

on the MHPA BLA location, with disturbed wetland (Poison oak-dominated) vegetation being the predominant 

vegetation cover along much of the north-facing slope and disturbed wetland (Palm-dominated) and disturbed 

wetland (Arundo-dominated) vegetation present in small patches along the main drainage in the center of the MHPA 

BLA site.  

Poison oak is a facultative species according to USACE’s 2020 National Wetland Plant List. Facultative plant species 

are defined in the USACE Wetlands Delineation Manual (USACE 1987) as “Plants that occur sometimes (estimated 

probability 1 percent to <33 percent) in wetlands, but occur more often (estimated probability >67 percent to 

99 percent) in nonwetlands”. As such, this species only marginally fits into the City’s wetland definition, which 

specifies “Common to all wetland vegetation communities is the predominance of hydrophytic plant species (plants 

adapted for life in anaerobic soils.” (City of San Diego 2018a). Therefore, it is understood that determining whether 

disturbed wetland vegetation communities dominated by poison oak should be considered City wetlands ought to 

be done on a case-by-case basis through consideration additional factors, such as elevation and proximity to water 

sources and other City wetlands. Based on this determination, the disturbed wetland (Poison oak-dominated) 

community on the MHPA BLA site is broken into what is considered a City wetland (i.e., within 50 feet of the 

streambed at the bottom of the primary canyon; disturbed wetland [Poison oak-dominated]) and what is not 

considered City wetland (i.e., poison oak scrub) based on distance and elevation above other City wetland features 

in areas that lack any other hydrologic source or connection suitable for the establishment of wetland vegetation 

communities (Figure 9).  

The remaining disturbed wetland vegetation (i.e., Arundo and Palm-dominated) on the MHPA BLA site is considered 

a City wetland, according to the City’s Biology Guidelines (City of San Diego 2018a) based on the wetland plant 

species that are dominant and their association with other City wetland features (i.e., natural flood channel). 

4.2.1.2 Effects on Significantly and Sufficiently Conserved Habitats  

This BLA includes both the restoration of on-site habitats, and the provision of an off-site parcel (i.e., MHPA BLA 

site; Figure 7) by the applicant that would meet and exceed the requirements of the MSCP (i.e., increased habitat 

value/function) for loss of MHPA lands. This would occur through restoration of manufactured slope areas with 

native habitats that would be through long-term management by the City following dedication. Through 

implementation of the BLA, these restored native habitats would be maintained in higher functioning condition than 

the existing habitats on the site, which are degraded and currently receive no active management.  

The current project parcel overlaps with a total of 33.40 acres of MHPA lands. As outlined above and in Table 5A, 

13.72 acres on the project parcel would require a BLA to allow for removal of the area from the MHPA as a result 

of development activities proposed. However the project would only be required to provide 10.52 acres of MHPA 

area addition as part of the BLA since 3.20 acres of project construction footprint overlap with the MHPA would be 

approved under the City’s Biology Guidelines 25% allowable development area for the sites containing MHPA lands. 

There would be 8.70 acres within the current MHPA that would be graded for manufactured slopes, restored with 

coastal sage scrub (including chaparral transition) habitat and remain in the MHPA following construction (Table 

5B). Smaller areas (0.77 acre total) will be added to the MHPA and include restored manufactured slope area that 

would be restored with coastal sage scrub (including chaparral transition) habitat and existing Tier II and III habitats 
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(Table 5A). In addition, 2.47 acres undeveloped area outside the project construction footprint currently consisting 

of Tier IV vegetation communities and land covers would restored to coastal sage scrub (including chaparral 

transition) and wetland habitats (Table 5A; Figure 7). A total of 20.42 acres of MHPA would remain on the project 

parcel following completion of construction (Table 5A; Figures 6A through 6H). The post-project MHPA areas would 

be dedicated to the City in fee title as separate lot parcels for long-term management (Appendix L), with the 

exception of limited areas with existing easements for Zone 2 or 3 brush management requirements along the 

northern edge of the project parcel.  

The proposed MHPA BLA addition site is located east of Regents Road, south of Conrad Avenue, north of Ogalala 

Avenue, and west of Pocahontas Court (Assessor’s Parcel Nos. 359-210-09-00, 359-210-10-00, 359-210-11-00). 

As shown in Table 5A, the sensitive upland vegetation communities present at the MHPA BLA addition site that 

would be gained include 0.92 acres of Tier I, 10.78 acres of Tier II (coastal California gnatcatcher-occupied), and 

0.21 acres of Tier IIIB habitat (City of San Diego 2018a). There are also 4.84 acres of Tier IV habitat on the MHPA 

BLA addition site.  

The City wetlands present on the MHPA BLA addition site include 1.52 acres of disturbed wetland (Poison oak-

dominated), 0.16 acres of disturbed wetland (Palm-dominated), 0.27 acres of natural flood channel, and 0.03 acres 

of disturbed wetland (Arundo-dominated). There are no City wetlands within the BLA removal area and the project 

includes a re-established natural flood channel in the southwest section of the project and additional wetland 

restoration in the northern portion of the project parcel (Figure 7). 

In addition to vegetation communities present, there were 103 plant species (61 native) (Appendix A) and 43 wildlife 

species (Appendix B) detected within the BLA removal area during reconnaissance and focused surveys and there 

were 48 plant species (27 native) (Appendix H) and 20 wildlife species (Appendix I), including coastal California 

gnatcatcher, detected on the MHPA BLA addition site during reconnaissance surveys (Table 1). The higher diversity 

on the project parcel is due to a larger variety of vegetation communities present.  

Overall, the proposed BLA would result in preservation of habitat with potential to support special-status plant and 

wildlife species by retaining and improving through restoration a portion of existing MHPA on-site after construction 

(i.e., MHPA retained as restored manufactured slopes or restored Tier IV habitats currently in the MHPA) and by 

adding further MHPA area both on-site and at the off-site MHPA BLA location at a ratio of 1.42:1 (i.e., 13.72 acres 

would be removed from the MHPA as part of the project BLA and 0.77 acres would be added on-site, such that, 

with the 18.74 acres within the off-site MHPA BLA, an additional 5.79 acres of MHPA would be added to the preserve 

in addition to the 1:1 replacement of 10.52 acres BLA area required for the project [Table 5A]).  

4.2.1.3 Effects on Covered Species 

Surveys for special-status MSCP covered species were conducted as described in Section 2. MSCP covered wildlife 

and plant species that have the potential to utilize the habitat within the proposed BLA area include orange-throated 

whiptail, San Diego barrel cactus, and Del Mar manzanita (Figures 3, 6A, and 6B). Similar to the habitat-based 

approach employed for mitigation to these covered species described in Section 5.2.3 and Section 5.2.4, effects 

to the remaining covered species (i.e., orange-throated whiptail and San Diego barrel cactus) are proposed to be 

reduced through a habitat-based replacement for these species (i.e., coastal sage scrub replacement) as well as 

translocation of barrel cactus on-site. All Del Mar manzanita individuals within the MHPA removal area are also 

within the project construction footprint and would have cuttings transplanted or be replaced at a ratio of 2:1 within 

the proposed On-Site Mitigation Area that is located within the existing MHPA boundary; direct replacement of this 
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species is not proposed as part of this MHPA BLA (Figure 3). It should also be noted that focused surveys for coastal 

California gnatcatcher within the project’s on-site BLA area were negative (Appendix G). However, coastal California 

gnatcatcher were detected during focused protocol surveys conducted on the off-site MHPA BLA site in April and 

May 2021 (Table 1; Appendix G). Therefore, the MHPA BLA is expected to have a net positive effect on covered 

species and would result in the net loss of zero covered plant species individuals.  

4.2.1.4 Effects on Habitat Linkages and Function of Preserve Areas 

The nearest biological core area is approximately 1.5 miles northwest of the study area and connects to Peñasquitos 

Creek, which then connects to Peñasquitos Canyon and Lagoon further downstream towards the Pacific Ocean. The 

project study area is surrounded by residential development and therefore is not expected to serve as a key habitat 

linkage for wildlife. However, because substantial stands of native habitat are present, the study area could serve 

as a stop-over location for avian species flying through the area.  

The project would maintain the primary stepping-stone avian movement function of the parcel by restoring manufactured 

slopes with native habitat and maintaining the northern portion of the parcel as undeveloped open space.  

The proposed MHPA BLA site is directly connected to the existing MHPA boundary in Marion Bear Memorial Park 

and contains an unnamed tributary to Rose Canyon Creek within its extent (Figure 8). As a result, the MHPA BLA 

site would provide opportunities for direct wildlife movement within native habitat to off-site MHPA areas for both 

avian and terrestrial wildlife species. Therefore, this BLA would maintain and provide improvements to the function 

of the MHPA biological core areas and also present opportunities for enhanced wildlife corridor movement.  

4.2.1.5 Effects on Preserve Configuration and Management 

Preserve management efficiency or effectiveness, as well as configuration, would be improved by the proposed 

MHPA BLA. The MHPA on-site would be accessible for maintenance purposes from the City park located to the east 

of the site (Figure 6D). In addition, the MHPA BLA addition site is directly abutting contiguous City-owned MHPA 

lands with multiple access routes from City-owned right-of-ways and parks (Figure 8), providing the opportunity for 

simple incorporation into the City’s adjacent management activities. There is one portion of the proposed MHPA 

BLA addition site located west of Regents Road that would require separate access, but would still have connection 

to the larger section of the parcel east of Regents Road through an existing culvert and also would have connection 

to off-site MHPA areas in Marian Bear Memorial Park and Rose Canyon Open Space Park further to the north 

(Figure 8). The added MHPA BLA site would be dedicated to the City in fee title and the City Parks and Recreation 

Department would ensure successful long-term management of the site, consistent with the in-perpetuity 

management goals of the MSCP defined in the Subarea Plan. A right-of-way vacation would be processed as part 

of the project for the section of the unbuilt Lakehurst Avenue right-of-way within the MHPA BLA addition site (not 

yet built), which would further ensure adequate MHPA configuration and management.  

4.2.1.6 Effects on Ecotones or Other Conditions Affecting Species Diversity 

The proposed MHPA BLA would have a positive effect on ecotone and species diversity. The areas of the MHPA that 

would remain on the project site after construction include over 5 acres of existing Tier IV habitats that would be 

restored with suitable native habitats. All MHPA areas will be managed in perpetuity. This would maximize the 

number of species with opportunity to utilize these areas compared with the current conditions on the project site.  
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The MHPA BLA addition site is composed of similar upland habitat types as the existing MHPA area within the project 

construction footprint that would be removed from the MHPA., While more species were identified on the project 

parcel, the MHPA BLA addition site contains a larger variety of vegetation communities. The MHPA BLA addition site 

includes substantial City wetland features which are not present in the MHPA area being removed. The MHPA BLA 

addition site also supports the federally threatened coastal California gnatcatcher (based on historic occurrence 

records and focused surveys for this species, which were conducted in April 2021) and Cooper’s hawk.  

Measures for avoidance listed in Sections 4.14 and 4.19 for these species that would be included as conditions of 

project approval would also be adhered to for restoration of the manufactured slopes such that no impacts to these 

species would occur as a result of project activities. As a result, the overall positive effects on species diversity 

within the MHPA are expected to be higher as a result of the MHPA BLA due to the higher quality habitats being 

added, which include special-status species occupied coastal sage scrub habitat. 

4.2.1.7 Effects on Species of Concern Not on the Covered Species List 

The project would have impacts on two special-status species not covered under the MSCP: Nuttall’s scrub oak and 

Coulter’s goldfields. and 4, respectively. As described in Section 5.2.3, habitat-based mitigation would be provided 

for Nuttall’s scrub oak (CRPR 1B.1) and the species would be utilized in the plant palette proposed on the site; 

therefore, the effect of the MHPA BLA is anticipated to be minimal. The occurrence of Coulter’s goldfields will be 

retained in the MHPA and is subject to disturbance only from proposed wetlands restoration activities (wetlands 

rehabilitation). The On-Site Wetland Restoration Plan (Appendix K) is designed to benefit the species and the 

occurrence is therefore not expected to be adversely affected.,  

4.2.2 Summary 

In conclusion, the proposed BLA would result in a net increase in MHPA area and value to the MHPA through 

restoration of existing MHPA areas on the project parcel and off-site addition to the MHPA. As a result, the MHPA 

BLA proposed here has been determined to meet and exceed the requirements of the City’s MSCP for adjustments 

to the boundary of the MHPA under a “like or equivalent” exchange. Concurrence on this determination has been 

provided by USFWS and CDFW (Appendix O).  
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5 Impacts Analysis 

The purpose of this chapter is to describe the direct, indirect, and cumulative impacts of the project on special-status 

biological resources. The significance determinations for proposed or potential impacts are described in this chapter. 

5.1 Definition of Impacts 

Based on the project description (Section 1.2), direct impacts, indirect (short-term and long-term) impacts, and 

cumulative impacts are defined in the following paragraphs.  

Direct impacts include both the permanent loss of on-site habitat and the plant and wildlife species that it contains 

and the temporary loss of on-site habitat. Direct impacts associated with the project would occur from the 

preparation/grading of the site, building of the new home structures, and installation of all included amenities 

(e.g., parking lots, sidewalks, landscaping, lighting, fencing, utilities, storm drain system). Impacts were quantified 

by overlaying the proposed impact alignment onto the biological resources map and evaluating the impacts by 

vegetation community. No temporary direct project impacts are expected. 

Indirect impacts refer to off-site and on-site effects that are short term (i.e., temporary) due to construction of the 

project construction or long term (i.e., permanent) due to the design of the project and the effects it may have on 

adjacent resources. For this project, it is assumed that the potential short-term indirect impacts resulting from 

construction activities may include dust, noise, construction-related soil erosion/runoff, and general human 

presence that may temporarily disrupt species and habitat vitality. Because the project is surrounded by existing 

residential development, habitat around the project construction footprint is already subject to minor long-term 

indirect human impacts, including noise and general human presence; through compliance with the City’s MSCP 

LUAG, additional long-term indirect impacts associated with the project are not expected to occur. 

Cumulative impacts refer to the combined environmental effects of the project and other relevant projects. In some 

cases, the impact from a single project may not be significant, but when combined with other projects, the 

cumulative impact may be significant.  

Lands containing Tier I, II, IIIA, and IIIB habitats (Table 2) and all wetlands (Table 4) are considered sensitive and 

declining; as such, impacts to these resources may be considered significant. Lands designated as Tier IV are not 

considered to have significant habitat value and impacts would not be considered significant.  

The City’s Biology Guidelines (City of San Diego 2018a) also include additional information regarding significance, 

as follows:  

 Total upland impacts (Tiers I– IIIB) less than 0.1 acres are not considered significant and do 

not require mitigation.  

 Impacts to non-native grasslands totaling less than 1.0 acres which are completely surrounded 

by existing urban developments are not considered significant and do not require mitigation. 

Examples may include urban infill lots.  

 Total wetland impacts less than 0.01 acres are not considered significant and do not require 

mitigation. This does not apply to vernal pools or wetlands within the Coastal Zone.  
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 Removal/control of non-native plants is not considered to be a significant habitat impact. 

Examples include disturbed wetlands dominated by invasive plant species such as giant reed 

or Mexican fan palm. 

5.2 Direct Impacts 

5.2.1 Vegetation Communities and Land Cover Types 

Implementation of the project would result in direct permanent impacts to vegetation communities and land covers, 

including Diegan coastal sage scrub (including disturbed), Diegan coastal sage scrub (Baccharis-dominated), 

coastal sage–chaparral transition, flat-topped buckwheat scrub, southern mixed chaparral (including disturbed), 

scrub oak chaparral, emergent wetland, natural flood channel, disturbed habitat, eucalyptus woodland, developed 

land, Arundo-dominated disturbed habitat,, and herbaceous wetland (artificial) (Figure 2; Table 6). Impacts would 

occur from clearing, grading, and/or manufactured slope creation for development of the residential subdivision 

and associated features.  

Additionally, there would be impacts associated with on-site mitigation implementation proposed to occur (Figure 7; 

Appendix J). Mitigation activities on the project site would result in impacts to urban/developed land, disturbed 

coastal sage scrub, disturbed habitat, eucalyptus woodland, and herbaceous wetland (artificial). These impacts are 

included in the acreages shown in Table 6 and described in detail in Appendices J and K. 

Table 6 lists direct impacts to vegetation communities and land cover types that would occur as part of the project. 

Corresponding City Biology Guidelines (City of San Diego 2018a) habitats and their associated Tiers are also listed. 

All impacts to sensitive vegetation communities (Tier I-III) would be significant and would be mitigated through 

restoration or preservation of suitable habitats, as described in Section 6.1, Mitigation Measures for Direct Impacts.  
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Table 6. Direct Impacts to Vegetation Communities and Land Cover Types 

Vegetation 

Community Tier 

Total 

Parcel 

(Acres) 

Project 

Construction 

Footprint 

Impacts 

(Acres)a 

Manufactured 

Slope Impacts 

(Acres) 

Vegetated 

Stormwater 

Basin Impacts 

(Acres) 

Zone 1 

Impacts  

(Acres) 

Additional 

Restoration 

Impacts 

(Acres) 

Total 

Impacts 

(Acres) 

No 

Impact 

(Acres) 

Sensitive Upland Habitats (Tiers I – IIIA) 

Scrub oak chaparral I 2.46 0.24 0.30 0.79 0.02 0 1.35 1.11 

Diegan coastal sage 

scrub (including 

disturbed) 

II 4.60 1.19 2.05 0.07 0.23 0.14 3.68 0.92 

Diegan coastal sage 

scrub (Baccharis-

dominated) 

II 0.11 0 0 0 0 0.10 0.10 0 

Flat-topped 

buckwheat scrub 

II 2.41 1.98 0.06 0 0 0 2.04 0.37 

Coastal sage–

chaparral transition 

II 4.08 3.5 0.36 0 0.22 0 4.08 0 

Southern mixed 

chaparral (including 

disturbed) 

IIIA 12.25 2.13 3.55 0.04 0.52 0.11 6.35 5.89 

Subtotal Sensitive Uplands1 25.91 9.04 6.32 0.90 0.99 0.35 17.60 8.28 

None (Tier IV) 

Eucalyptus woodland IV 3.58 0.4 1.53 0.02 0 1.65 3.60 0 

Disturbed habitat IV 6.96 4.49 0.97 0.18 0.23 0.51 6.38 0.57 

Developed land IV 2.34 2.17 0.16 0 0.02 0 2.35 0 

Arundo-dominated 

disturbed habitatb 
IV 0.74 0.51 0.15 0 0.07 0 0.73 0 

Herbaceous wetlandb 

(artificial) 

IV 0.42 0 0.10 0 0 0.31 0.41 0.01 

Emergent wetlandb IV 0.41 0.01 0.24 0 0.06 0 0.31 0.11 
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Table 6. Direct Impacts to Vegetation Communities and Land Cover Types 

Vegetation 

Community Tier 

Total 

Parcel 

(Acres) 

Project 

Construction 

Footprint 

Impacts 

(Acres)a 

Manufactured 

Slope Impacts 

(Acres) 

Vegetated 

Stormwater 

Basin Impacts 

(Acres) 

Zone 1 

Impacts  

(Acres) 

Additional 

Restoration 

Impacts 

(Acres) 

Total 

Impacts 

(Acres) 

No 

Impact 

(Acres) 

Natural flood 

channelb 

IV 0.20 0.01 0.06 0 0.01 0 0.18 0.02 

Subtotal Tier IV 14.65 7.58 3.21 0.20 0.39 2.47 13.96 0.72 

Total 40.56 16.63 9.63 1.10 1.38 2.82 31.59 9.00 

Notes: MHPA = Multi-Habitat Planning Area. 
a “Project Construction Footprint” includes impacts from housing, roads, and infrastructure pipelines. 
b These areas do not meet the City’s wetland definition. 
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5.2.2 Jurisdictional Resources 

The project would directly impact aquatic resources estimated to include the jurisdiction of RWQCB and CDFW, 

including wetlands (i.e., emergent wetland and disturbed herbaceous wetland) and non-wetland waters (natural 

flood channel) in the study area (Table 7, Figure 5). As described in Section 3.2.7, none of the potential jurisdictional 

resources are considered wetlands under the City’s definition or waters of the United States. The project applicant 

would obtain, as mitigation, all required RWQCB and CDFW permits for impacts to jurisdictional resources prior to 

project initiation.  

Implementation of the project would result in direct impacts from project construction to the herbaceous wetland 

(artificial) in the northern portion of the study area that would not be regulated as a wetland by the City, CDFW, or 

USACE (Figure 5). The RWQCB may regulate this area as a wetland, and direct impacts from installation of 

manufactured slopes would occur. Impacts associated with restoration activities within the herbaceous wetland 

(artificial) are not anticipated to require mitigation from the RWQCB. CDFW and RWQCB are expected to require 

mitigation for impacts to natural flood channel and emergent wetland.  

Table 7. Direct Impacts to Potential Jurisdictional Resources 

Vegetation 

Community Jurisdiction 

Project Construction 

Footprint Impacts 

(Acres) 

Additional 

Restoration 

Impacts (Acres) 

Total 

Impacts 

(Acres) 

No 

Impact 

(Acres) 

Emergent wetland  R/C 0.31 0 0.31 0.11 

Herbaceous Wetland R 0.10 0.30 0.41 0.01 

Natural flood channel R/C 0.18 0 0.18 0.03 

Total 0.59 0.30 0.90 0.15 

Notes: R = Regional Water Quality Control Board, C = California Department of Fish and Wildlife.  

5.2.3 Direct Impacts to Special-Status Plants 

Five special-status plants were detected within the study area: Del Mar manzanita, San Diego viguiera, San Diego 

barrel cactus, Coulter’s goldfields, and Nuttall’s scrub oak. Table 8 lists the number of individuals of sensitive plants 

that would be directly impacted as part of the project, as well as additional special-status species that have 

moderate potential to occur, but were not detected in the study area. 

Table 8. Direct Impacts to Special-Status Plants in the Project Study Area 

Species 

Status (Federal/State/CRPR/ 

City of San Diego MSCP) 

Impacts (Number of 

Individuals) 

Species Observed in the Project Study Area 

Del Mar manzanita FE/None/1B.1/Covered 13 

San Diego viguiera None/None/4.3/None 0 

San Diego barrel cactus None/None/2B.1/Covered 92 

Coulter’s goldfields None/None/1B.1/None 700* 

Nuttall’s scrub oak None/None/1B.1/None 520 

Species with Moderate Potential to Occur but Not Detected in the Project Study Area 

Western spleenwort None/None/4.2/None N/A 
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Table 8. Direct Impacts to Special-Status Plants in the Project Study Area 

Species 

Status (Federal/State/CRPR/ 

City of San Diego MSCP) 

Impacts (Number of 

Individuals) 

Campbell’s liverwort None/None/1B.1/None N/A 

California adder’s-tongue None/None/4.2/None N/A 

Bottle liverwort None/None/1B.1/None N/A 

Notes: CRPR = California Rare Plant Rank; MSCP = Multiple Species Conservation Program. 

* Impacts to Coulter’s goldfields are primarily from wetland restoration activities. A small portion (less than 5%) of the population 

may be impacted by proposed manufactured slope grading. 

Status Definitions: 

FE: Federally listed as endangered 

CRPR 1B: Plants rare, threatened, or endangered in California and elsewhere 

CRPR 2B: Plants rare, threatened, or endangered in California but more common elsewhere 

CRPR 4: Watch List: Plants of limited distribution 

.1 – Seriously threatened in California (over 80% of occurrences threatened/high degree and immediacy of threat) 

.2 – Moderately threatened in California (20%–80% occurrences threatened/moderate degree and immediacy of threat) 

.3 – Not very threatened in California (<20% of occurrences threatened/low degree and immediacy of threat or no current 

threats known) 

The City’s Biology Guidelines state that, “[i]n general, it is accepted that securing comparable habitat at the required 

ratio will mitigate for the direct impact to most sensitive species. While this is true for species with wide geographic 

distributions and/or large territory sizes, species with very limited geographic ranges (narrow endemic species) 

would require additional efforts designed to protect these species” (City of San Diego 2018a). Although Del Mar 

manzanita is not a narrow endemic species, it does have a restricted geographic range; therefore, species-specific 

mitigation is required. As a covered species, impacts to this species would be significant. As detailed in the Upland 

Restoration Plan (Appendix J) and Section 6.1 below, this species would be mitigated via habitat-based mitigation 

and translocated as a part of habitat restoration efforts. 

Nuttall’s scrub oak is not a covered or narrow endemic species, but is considered a CRPR 1B.1 species and is 

present throughout the project parcel where it would be directly impacted by the project. Therefore, impacts to this 

species would be considered significant. This species would be mitigated via habitat-based mitigation for scrub oak 

chaparral and southern mixed chapparal, as detailed in the Upland Restoration Plan (Appendix J) and below in 

Section 6.1.  

The other MSCP-covered species present in the study area is San Diego barrel cactus, which is considered a CRPR 

2B.1 species and does have a relatively wide geographic distribution within San Diego Conty. Impacts would be 

significant, and mitigated through application of habitat-based compensatory mitigation. In addition, the project 

proposal includes translocation of the impacted 92 individuals (Figure 3; Appendix J). Refer to Section 6.1 and 

Appendix J for further details. The project site contains a population of Coulter’s goldfield individuals, which is a 

CRPR 1B.1 species. This population is expected to benefit from wetlands restoration planned for this area (see 

Appendix K – On-site Wetland Restoration Plan). While there are some risks that restoration may be unsuccessful 

or result in conversion to a wetland habitat type that is not as suitable for Coulter’s goldfield, since the wetland 

habitat where this species is present (i.e., disturbed herbaceous wetland) was established artificially, the presence 

of this species is not considered naturally occurring and impacts from manufactured slopes grading and restoration 

would not be considered significant.  

The following species with moderate potential to occur are CRPR 4 because they are not under immediate threat, 

and impacts would therefore not be considered significant: San Diego viguiera, western spleenwort, and California 

adder’s-tongue.  
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5.2.4 Direct Impacts to Special-Status Wildlife 

Special-status wildlife species present or determined to have a high or moderate potential to occur within the study 

area include Cooper’s hawk, San Diegan tiger whiptail, coastal California gnatcatcher, orange-throated whiptail, red 

diamondback rattlesnake, San Diego ringneck snake, two-striped gartersnake, Dulzura pocket mouse, 

northwestern San Diego pocket mouse, San Diego black-tailed jackrabbit, Crotch’s bumble bee, and San Diego 

desert woodrat (Neotoma lepida intermedia). Direct impacts to all species with moderate to high potential to occur 

would result from the loss of habitat and potential mortality during construction.  

Non-listed special-status wildlife species, including but not limited to San Diegan tiger whiptail, orange-throated 

whiptail, red diamondback rattlesnake, San Diego ringneck snake, two-striped gartersnake, Dulzura pocket mouse, 

northwestern San Diego pocket mouse, San Diego black-tailed jackrabbit, and San Diego desert woodrat, all have 

a relatively wide distribution, and associated habitats could be impacted by general construction activities. These 

impacts are significant and require habitat-based mitigation.  

Direct impacts to coastal California gnatcatcher would occur through the removal of habitat and potential direct 

take outside the MHPA, despite the project’s compliance with the LUAGs and Area Specific Management Directives 

for the species. The Area Specific Management Directives for coastal California gnatcatcher 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 (City of San Diego 1997, p. 164). The project would comply with the fire 

protection measures identified in the fire fuel load modeling report, such as the brush management plan. Edge 

effects to coastal California gnatcatcher would be reduced through the restoration of manufactures slopes and Tier 

IV habitat to native habitat and lack of a Zone 2 Brush Management Area and associated maintenance activities. 

Significant impacts of removing habitat would be mitigated through habitat conservation; impacts from direct loss 

of individuals outside the MHPA is less than significant, due to compliance with take authorization under the MSCP.  

While a detailed habitat assessment for Crotch’s Bumble Bee was not conducted, nesting and foraging habitat was 

assessed by presence of blooming flowers which is foraging habitat and nesting resources, including rodent 

burrows, bare grounds, and fallen logs. As the entire site has the potential to support foraging and nesting habitat, 

direct impacts to Crotch’s bumble bee nesting and foraging habitat, with potential mortality, could occur from 

construction activities. The impact area supports over 17 acres of sensitive upland habitat with various blooming 

species that provide Crotch’s bumble bee foraging habitat and various suitable ground nesting conditions such as 

rodent burrows and fallen logs, particularly within the over 3 acres of eucalyptus woodland. The loss of nesting and 

foraging habitat requires habitat mitigation; the potential for direct take of individuals requires mitigation in the 

form of surveys, monitoring, and avoidance.  

Non-Special-Status Birds (MBTA) 

Migratory bird species are protected under the MBTA (16 USC 703–712), and all nesting birds, including raptors, 

are also afforded protection under California Fish and Game Code Sections 3503 and 3503.5. Non-special-status 

birds and raptors, including Cooper’s hawk, may nest within the study area. Direct impacts to active nests protected 

under the California Fish and Game Code Sections 3503 and 3503.5 would be avoided entirely through compliance 

with these regulations and compliance with the MSCP Land Use Adjacency Guidelines described in Section 4.1. 
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5.3 Indirect Impacts 

5.3.1 Vegetation Communities and Land Covers 

Seven native vegetation communities were mapped directly adjacent in the vicinity of the project construction 

footprint: Diegan coastal sage scrub, coastal sage–chaparral transition, southern mixed chaparral, flat-topped 

buckwheat, emergent wetland, and scrub oak chaparral. In addition, the majority of eucalyptus woodland present 

would be restored to native upland vegetation communities (Appendix J). Short-term indirect impacts that may 

affect these adjacent vegetation communities include dust, erosion, invasive plant species, temporary access 

impacts, and increased human presence. These short-term indirect impacts would be avoided through project 

compliance with National Pollutant Discharge Elimination System (NPDES) regulations, incorporation of appropriate 

BMPs during construction (e.g., dust control, biological monitoring, treatment of equipment for invasive species 

control, temporary site fencing, fiber rolls), installation of permanent BMPs per the City’s Storm Water Standards 

Manual (City of San Diego 2018b), and preparation and implementation of a project-specific SWPPP. 

The potential long-term indirect impacts of the project would be from noise, lighting, invasive species introduction, 

erosion, affects to water quality, and increased human presence adjacent to the MHPA from residential activities 

and common associated activities. It is assumed that any noise impacts would likely be intermittent and below the 

60 A-weighted decibel hourly threshold for impacts to special-status wildlife inhabiting adjacent vegetation and 

would not cause significant long-term adverse indirect impacts. All new lighting would be confined to the project 

construction footprint and would be required to be shielded or directed away from the MHPA and native habitats 

and would not be a significant impact. In order to reduce introduction of invasive species, the project includes a 

landscape plan that does not include plant species identified by the California Invasive Plant Council (GMP 2023). 

Within the on-site open space that would be retained as MHPA after construction, invasive species already present 

shall be entirely removed where feasible, and the removal shall be monitored by a Qualified Monitoring Biologist, 

as defined in the City’s Biology Guidelines (City of San Diego 2018a), to ensure that dispersal of propagules 

(e.g., seeds, stems) is avoided or minimized. The remaining open space areas would also be managed by the City 

in perpetuity, which would include invasive species treatment. If aboveground plant material cannot be removed 

(e.g., due to limited access), herbicides shall be applied by a licensed applicator, using chemicals permitted as safe 

within aquatic environments, thus indirect impacts from invasive species would not be significant. Effects from 

erosion and water quality treatment changes would be reduced through the project’s stormwater design as storm 

water conveyance would be directed and treated according to the Priority Development Project Storm Water Quality 

Management Plan (Hunsaker & Associates 2023). Drainage from the project construction footprint would be 

intercepted and conveyed via a public storm drain system into two vegetated stormwater basins in the northwest 

portion of the project. A final layer of gravel would control water infiltration rates into a pipe prior to the water flowing 

through a pipe below the ground-level of manufactured slopes and discharging into the emergent wetland habitat 

to the southwest and herbaceous wetland (artificial) to the northeast where a small rip rap pad would control flow 

rates, such that indirect impacts from erosion and water quality treatment changes would not be significant. The 

increase in human presence would be limited to the boundaries of the development (see Section 4.1.5, Barriers) 

and no additional human access or encroachment into the native vegetation is expected (e.g., no trails would be 

included outside the project construction footprint within native habitats); therefore, no significant indirect impacts 

are expected. The project would further be required to demonstrate compliance with the City’s MSCP LUAG (see 

Section 4), which would provide a further reduction in indirect impacts to vegetation communities within the MHPA, 

including prevention of toxic or harmful runoff. Refer to Section 4.1 for additional details. 
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5.3.2 Jurisdictional Resources 

The area outside the proposed project grading extents contains several potentially jurisdictional resources areas, 

including emergent wetland and several non-wetland waters potentially be regulated by RWQCB and CDFW. Waters 

of the state are typically affected in the short term by dust, invasive plant species, and increased human presence, 

and in the long term by changes in the velocity of runoff during and following construction, which could adversely 

affect the integrity of downstream resources, causing erosion and sedimentation. These indirect impacts to 

jurisdictional resources would be reduced by measures included in the project design; project compliance with 

NPDES regulations; incorporation of appropriate BMPs during construction (e.g., fiber rolls); installation of 

permanent BMPs in accordance with the City’s Storm Water Standards Manual (City of San Diego 2018b); 

preparation and implementation of a project-specific SWPPP; and implementation of standard construction 

protection measures, which include having a qualified biologist present to supervise flagging of sensitive resources 

prior to construction, provide environmental training, and ensure no unauthorized impacts occur during 

construction. There are no City-defined wetlands resources adjacent to the proposed development and therefore 

no wetland buffers.  

The project has been designed to minimize project indirect impacts (1) re-planting native species on the proposed 

manufactured slopes in order to increase the function of the adjacent wetland buffer and (2) installing a fence 

along the boundary between the project construction footprint and the MHPA, to discourage human intrusion into 

sensitive vegetation communities. This would avoid indirect impacts to jurisdictional resources such that no 

significant indirect impacts to these resources would occur.  

5.3.3 Special-Status Plant Species 

Potential indirect impacts to off-site special-status plant species would be similar to those previously described for 

vegetation communities (e.g., increased human presence, dust). These indirect impacts to special-status plant 

species outside the project would be reduced by measures included in the project design (including the wetland 

buffer and transitional wetland habitat); project compliance with NPDES regulations; incorporation of appropriate 

BMPs during construction (e.g., fiber rolls); installation permanent BMPs in accordance with the City’s Storm Water 

Standards Manual (City of San Diego 2018b); preparation and implementation of a project-specific SWPPP; and 

implementation of standard construction protection measures listed in the project’s mitigation and monitoring plan, 

which includes having a qualified biologist present to supervise flagging of sensitive resources for avoidance prior 

to construction, provide environmental training, and ensure no unauthorized impacts occur during construction.  

5.3.4 Special-Status Wildlife Species 

Most of the indirect impacts to vegetation communities previously described can also affect special-status wildlife. 

Wildlife may also be indirectly affected in the short term by construction-related noise, which can disrupt normal 

activities and subject wildlife to higher predation risks. Adverse edge effects can cause degradation of habitat 

quality through the invasion of pest species. Breeding birds can be significantly affected by short-term construction-

related noise, which can result in the disruption of foraging, nesting, and reproductive activities.  

If project grading or construction occurs during the breeding season for Cooper’s hawk and coastal California 

gnatcatcher (February 1 through September 15), the project could impact these species. Specifically, construction 

noise levels above 60 decibels in the MHPA may impact nesting coastal California gnatcatchers and is considered 

significant absent mitigation require minimizing disturbance during the nesting period of this species within the 
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MHPA. The project restoration activities within the MHPA also have the potential to indirectly impact coastal 

California gnatcatcher. The Biology Guidelines require a 300-foot construction buffer from active Cooper’s hawk 

nests, which would mitigate significant impacts to nesting Cooper’s hawk.  

5.4 Cumulative Impacts 

In an effort to eliminate cumulative impacts to sensitive biological resources throughout the City, the City is 

participating in the San Diego MSCP. The MSCP is a long-term regional conservation plan established to protect 

sensitive species and habitats in San Diego County. The MSCP is divided into subarea plans that are implemented 

separately from one another. 

This planning effort is designed to address cumulative impacts through development of a regional plan that 

addresses impacts to covered species and habitats in a manner that ensures their conservation despite impacts 

of cumulative projects over the long term. The ultimate goal of this plan is the establishment of biological reserve 

areas in conformance with the State of California Natural Communities Conservation Planning Act.  

The study area, including the project construction footprint, is within the MSCP Subarea Plan area and portions of 

the project are both within and adjacent to the MHPA (Figure 6B). Cumulative impacts to sensitive vegetation 

communities from implementation of the project are not expected to be significant, because all activities proposed, 

including mitigation required and BLA, are in conformance with the regional and City plans previously described, 

particularly the City’s MSCP (see Section 4.1). In addition, no vernal pools or native grassland habitat would be 

impacted as part of the project. 

While impacts to potential jurisdictional resources would occur as part of the project, both restoration and creation 

mitigation would be provided on-site at a 2:1 ratio such that no net loss would be achieved and total potential 

jurisdictional resource area would be expanded as a result of the project. Therefore, cumulative impacts would not 

be significant. 
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6 Mitigation 

6.1 Vegetation Communities and 
Jurisdictional Resources 

The project would result in direct impacts to sensitive vegetation communities and wetlands (Figures 2 and 5). The 

project includes mitigation that is consistent with the City’s Biology Guidelines (City of San Diego 2018a). According 

to the City’s Significance Determination Thresholds (City of San Diego 2022), impacts of more than 0.1 acres to 

upland habitats (Tiers I–IIIB) are considered significant and require mitigation. All mitigation ratios for permanent 

impacts to sensitive vegetation communities within the project construction footprint were determined based on 

the location of the impacts outside the MHPA because those areas would be removed through the BLA that is 

included as a part of the project. Mitigation ratios for impacts associated with manufactured slopes or other project 

features (e.g., re-established natural flood channel, restoration areas) within areas that would remain in the MHPA 

following project completion were determined based on both impacts and mitigation occurring within the MHPA, in 

accordance with Table 3 of the City’s Biology Guidelines (City of San Diego 2018a). Table 9 provides a detailed 

summary of the mitigation requirements for direct impacts to these vegetation communities. 
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Table 9. Mitigation for Direct Impacts to Sensitive Vegetation Communities and Wetlands 

Vegetation Community Tier 

Total 

Parcel 

(Acres) 

Total Impacts 

Within MHPA 

(Acres) 

Total Impacts 

Outside MHPA 

(Acres) 

Mitigation Ratio 

for Impacts 

Inside MHPA / 

(Outside MHPA) 

Mitigation 

Required  

(Acres) 

Sensitive Upland Habitats (Tiers I–IIIA) 

Scrub oak chaparral I 2.46 0.29 1.06 2:1 / (1:1) 1.65 

Diegan coastal sage scrub (including disturbed) II 4.46 1.96 1.72 1:1 / (1:1) 3.68 

Diegan coastal sage scrub (Baccharis-dominated) II 0.11 0.10 0 1:1 / (1:1) 0.10 

Coastal sage–chaparral transition II 4.08 0.33 3.75 1:1 / (1:1) 4.08 

Flat-topped buckwheat scrub II 2.41 0.06 1.98 1:1 / (1:1) 2.04 

Southern mixed chaparral (including disturbed) IIIA 12.25 3.18 3.17 1:1 / (0.5:1) 4.88 

Subtotal Sensitive Uplandsb 25.54 5.92 11.68 — 16.43 

None (Tier IV) 

Eucalyptus woodland IV 3.54 2.88 0.72 0:1 / (0:1) 0 

Disturbed habitat IV 6.70 1.43 4.95 0:1 / (0:1) 0 

Developed land IV 2.34 0.15 2.20 0:1 / (0:1) 0 

Arundo-dominated disturbed habitat IV 0.74 0.14 0.59 0:1 / (0:1) 0 

Herbaceous wetland (artificial) IV 0.57 0.41 0 0:1 / (0:1) 0 

Emergent wetland IV 0.79 0.22 0.09 0:1 / (0:1) 0 

Natural flood channel IV 0.13 0.15 0.03 0:1 / (0:1) 0 

Subtotal Tier IV 13.99 5.38 8.58 — — 

Totalc 40.56 11.30 20.26 — 16.43 

Notes:  
a “Project Construction Footprint” includes impacts from housing, roads, and infrastructure pipelines. 
b Mitigation for impacts to sensitive uplands required in accordance with Table 3 of the City of San Diego Biology Guidelines (all mitigation would occur within the MHPA): 

Tier I mitigation ratio of 2:1 for impacts within MHPA and mitigation located within MHPA; 1:1 for impacts outside MHPA (following BLA) and mitigation located within MHPA 

Tier II mitigation ratio of 1:1 for impacts within or outside MHPA and mitigation located within MHPA 

Tier IIIA mitigation ratio of 1:1 for impacts within or outside MHPA and mitigation located within the MHPA (i.e., manufactured slopes restored with native habitat); 0.5:1 for 

impacts outside the MHPA and mitigation located within MHPA (i.e., other project impacts) 
c Some numbers may not sum exactly due to rounding. 
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BIO-1 Upland Impacts. The project would result in direct impacts to sensitive upland vegetation 

communities from construction of the project. Permanent direct impacts to upland habitats 

(Tiers I–IIIA) total 17.60 acres and therefore require mitigation. Impacts to Tier IV upland habitats 

would not require mitigation.  

MM-BIO-1 Upland Mitigation. Prior to issuance of any construction permits, including but not limited to, the 

first Grading Permit, Demolition Permits and Building Permits by the City of San Diego, the 

owner/permittee shall mitigate for the loss of 1.35 acres of Tier I habitat, 9.90 acres of Tier II 

habitat, and 6.35 acres of Tier IIIA habitat, by providing a minimum of 1.65 acres of Tier I habitat, 

9.90 acres of Tier II habitat, and 4.88 acres of Tier IIIA habitat mitigation, through a combination 

of on-site preservation and on-site revegetation (i.e., creation, restoration, and enhancement). 

On-Site Preservation. The owner/permittee shall preserve 7.97 acres within the MHPA that support 

1.11 acres of Tier I habitat, 1.23 acres of Tier II habitat, and 5.63 acres of Tier IIIA habitat. The on-

site preserved habitat provided to satisfy upland mitigation requirements shall be dedicated to the 

City with a maintenance endowment, and managed in perpetuity by the City as part of the MHPA 

preserve system. 

On-Site Creation, Restoration, and Enhancement. Prior to the issuance of any construction permits, 

including but not limited to the first grading permit, demolition permit, and building permit, the 

Assistant Deputy Director (ADD) environmental designee of the City’s Land Development Review 

Division (LDR) shall verify that the following statement is shown on the grading and/or construction 

plans as a note under the heading Environmental Requirements: “Renzulli Estates Project is 

subject to the Mitigation Monitoring and Reporting Program (MMRP) and shall conform to the 

mitigation conditions as contained in the Environmental Impact Report PRJ-0674401 / State 

Clearinghouse No. 2022040125 ”.  

Prior to Permit Issuance 

 Land Development Review (LDR) Plan Check 

1. Prior to the issuance of any construction permits, including but not limited to the first 

grading permit, demolition permit, and building permit whichever is applicable, the ADD 

environmental designee shall verify that the requirements for the revegetation/restoration 

plans and specifications, including 4.57 acres of creation and restoration of coastal sage 

scrub (Tier II), 0.54 acres of scrub oak chaparral (Tier I) restoration, 4.51 acres of coastal 

sage scrub/chaparral (Tier II) restoration, 0.52 acres of southern mixed chaparral (Tier IIIA) 

restoration, and 0.11 acres of southern mixed chaparral (Tier IIIA) enhancement. The 

restoration, creation and enhancement shall be shown and noted on the appropriate 

landscape construction documents. The landscape construction documents and 

specifications must be found to be in conformance with the On-site Upland Restoration 

Plan prepared by Dudek May 2025, the requirements of which are summarized below: 

 Restoration Plan(s) and Specifications  

1. Landscape Construction Documents (LCD) shall be prepared on D-sheets and submitted 

to the City of San Diego Development Services Department, Landscape Architecture 

Section (LAS) for review and approval. LAS shall consult with Mitigation Monitoring 

Coordination (MMC) and obtain concurrence prior to approval of LCD. The LCD shall consist 
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of revegetation/restoration, planting, irrigation, and erosion control plans; including all 

required graphics, notes, details, specifications, letters, and reports as outlined below. 

2. Landscape Revegetation/Restoration Planting and Irrigation Plans shall be prepared in 

accordance with the City’s Land Development Code (LDC) Chapter 14, Article 2, Division 4, 

the LDC Landscape Standards submittal requirements, and Attachment “B” (General 

Outline for Revegetation/Restoration Plans) of the City Biology Guidelines. The Principal 

Qualified Biologist (PQB) shall identify and adequately document all pertinent information 

concerning the revegetation/restoration goals and, such as but not limited to, plant/seed 

palettes, the timing of installation, plant installation specifications, method of watering, 

protection of adjacent habitat, erosion, and sediment control, performance/success 

criteria, inspection schedule by City staff, document submittals, reporting schedule, etc. 

The LCD shall also include comprehensive graphics and notes addressing the ongoing 

maintenance requirements (after final acceptance by the City). 

3. The Revegetation Installation Contractor (RIC), Revegetation Maintenance Contractor 

(RMC), Construction Manager (CM) and Grading Contractor (GC), where applicable shall be 

responsible for ensuring that all grading and contouring, clearing, and grubbing, 

installation of plant materials, and any necessary maintenance activities or remedial 

actions required during installation and the 120-day plant establishment period are done 

per approved LCD. The following procedures at a minimum, but not limited to, shall 

be performed: 

a. the RMC shall be responsible for the maintenance of the upland mitigation area for a 

minimum period of 120 days. Maintenance visits shall be conducted on a minimum 

monthly basis throughout the plant establishment period.  

b. At the end of the 120-day period, the PQB shall review the mitigation area to assess 

the completion of the short-term plant establishment period and submit a report for 

approval by MMC. 

c. MMC will provide approval in writing to begin the five-year long-term 

establishment/maintenance and monitoring program.  

d. Existing indigenous/native species shall not be pruned, thinned, or cleared in the 

revegetation/mitigation area. 

e. The revegetation site shall not be fertilized. 

f. The RIC is responsible for reseeding (if applicable) if weeds are not removed, within 

one week of written recommendation by the PQB.  

g. Weed control measures shall include the following: (1) hand removal, (2) cutting, with 

power equipment, and (3) chemical control. Hand removal of weeds is the most 

desirable method of control and will be used wherever possible.  

h. Damaged areas shall be repaired immediately by the RIC/RMC. Insect infestations, 

plant diseases, herbivory, and other pest problems will be closely monitored 

throughout the five-year maintenance period. Protective mechanisms such as metal 

wire netting shall be used as necessary. Diseased and infected plants shall be 

immediately disposed of off-site in a legally acceptable manner at the discretion of the 

PQB or Qualified Biological Monitor (QBM) (City approved). Where possible, biological 

controls will be used instead of pesticides and herbicides. 
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4. If a Brush Management Program is required the revegetation/restoration plan shall show 

the dimensions of each brush management zone. Notes shall be provided describing the 

restrictions on planting and maintenance and identify that the area is impact neutral and 

shall not be used for habitat mitigation/credit purposes. 

 Letters of Qualification Have Been Submitted to ADD 

1. The applicant shall submit, for approval, a letter verifying the qualifications of the biological 

professional to MMC. This letter shall identify the PQB, Principal Restoration Specialist 

(PRS), and QBM, where applicable, and the names of all other persons involved in the 

implementation of the revegetation/restoration plan and biological monitoring program, as 

they are defined in the City Biological Review References. Resumes and the biology 

worksheet should be updated annually. 

2. MMC will provide the applicant with documentation confirming the qualifications of the 

PQB/PRS/QBM and all city-approved persons involved in the revegetation/restoration plan 

and biological monitoring of the project. 

3. Prior to the start of work, the applicant must obtain approval from MMC for any personnel 

changes associated with the revegetation/restoration plan and biological monitoring of 

the project.  

4. PQB must also submit evidence to MMC that the PQB/QBM has completed Storm Water 

Pollution Prevention Program (SWPPP) training. 

Prior to Start of Construction 

 PQB/PRS Shall Attend Preconstruction (Precon) Meetings 

1. Prior to beginning any work that requires monitoring:  

a. The owner/permittee or their authorized representative shall arrange a Precon 

Meeting that shall include the PQB or PRS, Construction Manager (CM) and/or Grading 

Contractor (GC), Landscape Architect (LA), Installation Contractor (RIC), Revegetation 

Maintenance Contractor (RMC), Resident Engineer (RE), Building Inspector (BI), if 

appropriate, and MMC. 

b. The PQB shall also attend any other grading/excavation-related Precon Meetings to 

make comments and/or suggestions concerning the revegetation/restoration plan(s) 

and specifications with the RIC, CM, and/or GC. 

c. If the PQB is unable to attend the Precon Meeting, the owner shall schedule a focused 

Precon Meeting with MMC, PQB/PRS, CM, BI, LA, RIC, RMC, RE and/or BI, if 

appropriate, prior to the start of any work associated with the revegetation/ restoration 

phase of the project, including site grading preparation. 

2. Where Revegetation/Restoration Work Will Occur 

a. Prior to the start of any work, the PQB/PRS shall also submit a revegetation/restoration 

monitoring exhibit (RRME) based on the appropriate reduced LCD (reduced to 11”x 

17” format) to MMC, and the RE, identifying the areas to be revegetated/restored 

including the delineation of the limits of any disturbance/grading and any excavation.  

b. PQB shall coordinate with the construction superintendent to identify appropriate Best 

Management Practices (BMP’s) on the RRME. 
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3. When Biological Monitoring Will Occur 

a. Prior to the start of any work, the PQB/PRS shall also submit a monitoring procedures 

schedule to MMC and the RE indicating when and where biological monitoring and 

related activities will occur. 

4. PQB Shall Contact MMC to Request Modification 

a. The PQB may submit a detailed letter to MMC prior to the start of work or during 

construction requesting a modification to the revegetation/restoration plans and 

specifications. This request shall be based on relevant information (such as other 

sensitive species not listed by federal and/or state agencies and/or not covered by the 

MSCP and to which any impacts may be considered significant under CEQA) which may 

reduce or increase the potential for biological resources to be present.  

During Construction  

A. PQB or QBM Present During Construction/Grading/Planting 

1. The PQB or QBM shall be present full-time during construction activities including but not 

limited to, site preparation, clearing, grading, excavation, landscape establishment in 

association with on-site native habitat revegetation activity which could result in impacts 

to sensitive biological resources as identified in the LCD and on the RRME. The RIC and/or 

QBM are responsible for notifying the PQB/PRS of changes to any approved construction 

plans, procedures, and/or activities. The PQB/PRS is responsible for notifying the CM, LA, 

RE, BI, and MMC of the changes.  

2. The PQB or QBM shall document field activity via the Consultant Site Visit Record Forms 

(CSVR). The CM shall provide the CSVRs on the first day of monitoring, the last day of 

monitoring, monthly, and in the event of a deviation from conditions identified within the 

LCD and/or biological monitoring program. The RE shall forward copies to MMC.  

3. The PQB or QBM shall be responsible for maintaining and submitting the CSVR at the time 

that CM responsibilities end (i.e., upon the completion of construction activity other than 

that associated with biology). 

4. All construction activities (including staging areas) shall be restricted to the development 

areas as shown on the LCD. The PQB/PRS or QBM staff shall monitor construction activities 

as needed, with MMC concurrence on method and schedule. This is to ensure that 

construction activities do not encroach into biologically sensitive areas beyond the limits 

of disturbance as shown on the approved LCD. 

5. The PQB or QBM shall supervise the placement of orange construction fencing or City 

approved equivalent, along the limits of potential disturbance adjacent to (or at the edge 

of) all sensitive habitats (coastal sage scrub [Tier II], scrub oak chaparral [Tier I], and 

southern mixed chaparral [Tier IIIA]), as shown on the approved LCD. 

6. The PQB shall provide a letter to MMC that limits of potential disturbance have been 

surveyed and staked, and that the construction fencing is installed properly. 

7.  The PQB or QBM shall oversee the implementation of BMPs, such as gravel bags, straw 

logs, silt fences, or equivalent erosion control measures, as needed to ensure the 

prevention of any significant sediment transport. In addition, the PQB/QBM shall be 

responsible for verifying the removal of all temporary construction BMPs upon completion 
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of construction activities. Removal of temporary construction BMPs shall be verified in 

writing on the final construction phase CSVR.  

8. PQB shall verify in writing on the CSVR’s that no trash stockpiling or oil dumping, fueling of 

equipment, storage of hazardous wastes or construction equipment/material, parking, or 

other construction-related activities shall occur adjacent to sensitive habitat. These 

activities shall occur only within the designated staging area located outside the area 

defined as a biologically sensitive area. 

9. The long-term establishment inspection and reporting schedule per LCD must all be 

approved by MMC prior to the issuance of the Notice of Completion (NOC) or any 

bond release. 

 Disturbance/Discovery Notification Process 

1. If unauthorized disturbances occur or sensitive biological resources are discovered that 

were not previously identified on the LCD and/or RRME, the PQB or QBM shall direct the 

contractor to divert construction in the area of disturbance or discovery temporarily and 

immediately notify the RE or BI, as appropriate.  

2. The PQB shall also immediately notify MMC by telephone of the disturbance, report the 

nature and extent of the disturbance, and recommend the method of additional protection, 

such as fencing and appropriate Best Management Practices (BMPs). After obtaining 

concurrence with MMC and the RE, PQB and CM shall install the approved protection and 

agreement on BMP’s. 

3. The PQB shall also submit written documentation of the disturbance to MMC within 24 

hours by email with photos of the resource in context (e.g., showing adjacent vegetation). 

 Determination of Significance 

1. The PQB shall evaluate the significance of disturbance and/or discovered biological 

resource and provide a detailed analysis and recommendation in a letter report with the 

appropriate photo documentation to MMC to obtain concurrence and formulate a plan of 

action which can include fines, fees, and supplemental mitigation costs. 

2. MMC shall review this letter report and provide the RE with MMC’s recommendations 

and procedures. 

Post Construction 

 Mitigation Monitoring and Reporting Period 

1. Five-Year Mitigation Establishment/Maintenance Period 

a. The RMC shall be retained to complete maintenance monitoring activities throughout 

the five-year mitigation monitoring period. 

b. Maintenance visits will be conducted monthly for the first three years, quarterly from 

July to December in the second and third years, and quarterly thereafter. 

c. Maintenance activities will include all items described in the LCD. 

d. Plant replacement will be conducted as recommended by the PQB (note: plants shall 

be increased in container size relative to the time of initial installation or establishment 

or maintenance period may be extended to the satisfaction of MMC). 
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2. Five-Year Biological Monitoring  

a. All biological monitoring and reporting shall be conducted by a PQB or QBM, as 

appropriate, consistent with the LCD.  

b. Monitoring shall involve both qualitative horticultural monitoring and quantitative 

monitoring (i.e., performance/success criteria). Horticultural monitoring shall focus on 

soil conditions (e.g., moisture) and fertility, container plant health, seed germination 

rates, presence of native and non-native (e.g., invasive exotic) species, any significant 

disease or pest problems, irrigation repair and scheduling, trash removal, illegal 

trespass, and any erosion problems.  

c. After plant installation is complete, qualitative monitoring surveys will occur monthly 

for the first year, monthly from January to June of the second and third years, quarterly 

from July to December in the second and third years, and quarterly thereafter. 

d. Upon the completion of the 120-day short-term plant establishment period, 

quantitative monitoring surveys shall be conducted at 12, 24, 36, 48, and 60 months 

by the PQB or QBM. The revegetation/restoration effort shall be quantitatively 

evaluated once per year (in spring) during years one through five, to determine 

compliance with the performance standards identified on the LCD. All plant material 

must have survived without supplemental irrigation for the last two years.  

e. Quantitative monitoring shall include the use of fixed transects and photo points to 

determine the vegetative cover within the revegetated habitat. Collection of fixed 

transect data within the revegetation/restoration site shall result in the calculation of 

native species richness, percent cover, relative to the reference site, of target 

vegetation,, and percent total cover of non-native/noninvasive vegetation. Container 

plants will also be counted to determine percent survivorship. The data will be used to 

determine the attainment of performance/success criteria identified within the LCD. 

f. The biological monitoring requirements may be reduced if the revegetation meets the 

fifth-year criteria before the end of the fifth year and the irrigation has been terminated 

for the last two years. 

g. The PQB or QBM shall oversee the implementation of post-construction BMPs, such as 

gravel bags, straw logs, silt fences, or equivalent erosion control measures, as needed 

to ensure the prevention of any significant sediment transport. In addition, the PQB/QBM 

shall be responsible for verifying the removal of all temporary post-construction BMPs 

upon completion of construction activities. Removal of temporary post-construction 

BMPs shall be verified in writing on the final post-construction phase CSVR.  

 Submittal of Draft Monitoring Report 

1. A draft monitoring letter report shall be prepared to document the completion of the 120-day 

plant establishment period. The report shall include a discussion of weed control, 

horticultural treatments (pruning, mulching, and disease control), erosion control, 

trash/debris removal, replacement planting/reseeding, site protection/signage, pest 

management, vandalism, and irrigation maintenance. The revegetation/restoration effort 

shall be visually assessed at the end of the 120-day period to determine individual mortality.  

2. The PQB shall submit two copies of the Draft Monitoring Report which describes the results, 

analysis, and conclusions of all phases of the Biological Monitoring and Reporting Program 

(with appropriate graphics) to MMC for review and approval within 30 days following the 
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completion of monitoring. Monitoring reports shall be prepared on an annual basis for a 

period of five years. Site progress reports shall be prepared by the PQB following each site 

visit and provided to the owner, RMC, and RIC. Site progress reports shall review 

maintenance activities (qualitatively and quantitatively when appropriate), monitoring 

results including progress of the revegetation relative to the performance/success criteria, 

and the need for any remedial measures.  

3. Draft annual reports (three copies) summarizing the results of each progress report, 

including quantitative monitoring results and photographs taken from permanent 

viewpoints, shall be submitted to MMC for review and approval within 30 days following 

the completion of monitoring. 

4. MMC shall return the Draft Monitoring Report to the PQB for revision or, for preparation of 

each report. 

5. The PQB shall submit a revised Monitoring Report to MMC (with a copy to RE) for approval 

within 30 days. 

6. MMC will provide written acceptance of the PQB and RE of the approved report. 

 Final Monitoring Reports(s) 

1. PQB shall prepare a Final Monitoring upon achievement of the fifth-year 

performance/success criteria and completion of the five-year maintenance period.  

a. This report may be issued before the end of the fifth year if the revegetation meets the 

fifth-year performance /success criteria and the irrigation has been terminated for the 

last two years.  

b. The Final Monitoring report shall be submitted to MMC for evaluation of the success 

of the mitigation effort and final acceptance. At this time, a request for a pre-final 

inspection shall be submitted; MMC will schedule after reviewing the report. 

c. If at the end of the five years, any of the revegetated areas fails to meet the project’s 

final success standards, the applicant must consult with MMC. This consultation shall 

take place to determine whether the revegetation effort is acceptable. The applicant 

understands that failure of any significant portion of the revegetation/restoration area 

may result in a requirement to replace or renegotiate that portion of the site and/or 

extend the monitoring and establishment/maintenance period until all success 

standards are met. 

6.2 Special-Status Plants 

BIO-2 Special-Status Plant Impacts The project would result in direct impacts to Del Mar manzanita, 

Nuttall’s scrub oak, and barrel cactus individuals. Due to the status and restricted geographic range 

of Del Mar manzanita, species-specific measures, including 2:1 replacement of affected 

individuals, are required to offset those impacts (City of San Diego 2018a). The other upland 

special-status plant species, including Nuttall’s scrub oak, would be mitigated through habitat-

based mitigation, as discussed above under MM-BIO-1a and detailed in Appendix J.  

MM-BIO-2 On-Site Mitigation. Prior to the issuance of any construction permits, including but not limited to 

the first grading permit, demolition permit, and building permit, the Assistant Deputy Director (ADD) 

environmental designee of the City’s Land Development Review Division (LDR) shall verify that the 
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following statement is shown on the grading and/or construction plans as a note under the heading 

Environmental Requirements: “Renzulli Estates Project is subject to the Mitigation Monitoring and 

Reporting Program (MMRP) and shall conform to the mitigation conditions as contained in the 

Environmental Impact Report PRJ-0674401 / State Clearinghouse No. 2022040125”.  

Prior to Permit Issuance 

 Land Development Review (LDR) Plan Check 

1. Prior to the issuance of any construction permits, including but not limited to the first 

grading permit, demolition permit, and building permit whichever is applicable, the ADD 

environmental designee shall verify that the requirements for sensitive plant species 

restoration, specifically a minimum survivorship of a minimum of 26 Del Mar manzanita 

individuals (cuttings from impacted individuals to be propagated and used in on-site 

restoration), a minimum survivorship of 520 Nuttall’s scrub oak (cuttings from impacted 

individuals to be propagated and used in on-site restoration), and a minimum survivorship 

of 92 barrel cactus (impacted individuals to be salvaged and translocated in on-site 

restoration), shall be shown and noted on the appropriate landscape construction 

documents. The landscape construction documents and specifications must be found to 

be in conformance with the On-site Upland Restoration Plan prepared by Dudek May 2025, 

the requirements of which are summarized below: 

 Revegetation/Restoration Plan(s) and Specifications  

1. Landscape Construction Documents (LCD) shall be prepared on D-sheets and submitted 

to the City of San Diego Development Services Department, Landscape Architecture 

Section (LAS) for review and approval. LAS shall consult with Mitigation Monitoring 

Coordination (MMC) and obtain concurrence prior to approval of LCD. The LCD shall consist 

of revegetation/restoration, planting, irrigation, and erosion control plans; including all 

required graphics, notes, details, specifications, letters, and reports as outlined below. 

2. Landscape Revegetation/Restoration Planting and Irrigation Plans shall be prepared in 

accordance with the City’s Land Development Code (LDC) Chapter 14, Article 2, Division 4, 

the LDC Landscape Standards submittal requirements, and Attachment “B” (General 

Outline for Revegetation/Restoration Plans) of the City Biology Guidelines. The Principal 

Qualified Biologist (PQB) shall identify and adequately document all pertinent information 

concerning the revegetation/restoration goals and, such as but not limited to, plant/seed 

palettes, the timing of installation, plant installation specifications, method of watering, 

protection of adjacent habitat, erosion, and sediment control, performance/success 

criteria, inspection schedule by City staff, document submittals, reporting schedule, etc. 

The LCD shall also include comprehensive graphics and notes addressing the ongoing 

maintenance requirements (after final acceptance by the City). 

3. The Revegetation Installation Contractor (RIC), Revegetation Maintenance Contractor (RMC), 

Construction Manager (CM) and Grading Contractor (GC), where applicable shall be 

responsible for ensuring that all grading and contouring, clearing, and grubbing, installation 

of plant materials, and any necessary maintenance activities or remedial actions required 
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during installation and the 120-day plant establishment period are done per approved LCD. 

The following procedures at a minimum, but not limited to, shall be performed: 

a. The RMC shall be responsible for the maintenance of the sensitive plant restoration 

areas for a minimum period of 120 days. Maintenance visits shall be conducted on a 

minimum monthly basis throughout the plant establishment period.  

b. At the end of the 120-day period, the PQB shall review the mitigation area to assess 

the completion of the short-term plant establishment period and submit a report for 

approval by MMC. 

c. MMC will provide approval in writing to begin the five-year long-term establishment/ 

maintenance and monitoring program.  

d. Existing indigenous/native species shall not be pruned, thinned, or cleared in the 

revegetation/mitigation area. 

e. The revegetation site shall not be fertilized. 

f. The RIC is responsible for reseeding (if applicable) if weeds are not removed, within 

one week of written recommendation by the PQB.  

g. Weed control measures shall include the following: (1) hand removal, (2) cutting, with 

power equipment, and (3) chemical control. Hand removal of weeds is the most 

desirable method of control and will be used wherever possible.  

h. Damaged areas shall be repaired immediately by the RIC/RMC. Insect infestations, 

plant diseases, herbivory, and other pest problems will be closely monitored 

throughout the five-year maintenance period. Protective mechanisms such as metal 

wire netting shall be used as necessary. Diseased and infected plants shall be 

immediately disposed of off-site in a legally acceptable manner at the discretion of the 

PQB or Qualified Biological Monitor (QBM) (City approved). Where possible, biological 

controls will be used instead of pesticides and herbicides. 

4. If a Brush Management Program is required the revegetation/restoration plan shall show 

the dimensions of each brush management zone. Notes shall be provided describing the 

restrictions on planting and maintenance and identify that the area is impact neutral and 

shall not be used for habitat mitigation/credit purposes. 

 Letters of Qualification Have Been Submitted to ADD 

1. The applicant shall submit, for approval, a letter verifying the qualifications of the biological 

professional to MMC. This letter shall identify the PQB, Principal Restoration Specialist 

(PRS), and QBM, where applicable, and the names of all other persons involved in the 

implementation of the revegetation/restoration plan and biological monitoring program, as 

they are defined in the City Biological Review References. Resumes and the biology 

worksheet should be updated annually. 

2. MMC will provide the applicant with documentation confirming the qualifications of the 

PQB/PRS/QBM and all city-approved persons involved in the revegetation/restoration plan 

and biological monitoring of the project. 

3. Prior to the start of work, the applicant must obtain approval from MMC for any personnel 

changes associated with the revegetation/restoration plan and biological monitoring of 

the project.  
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4. PQB must also submit evidence to MMC that the PQB/QBM has completed Storm Water 

Pollution Prevention Program (SWPPP) training. 

Prior to Start of Construction 

 PQB/PRS Shall Attend Preconstruction (Precon) Meetings 

1. Prior to beginning any work that requires monitoring:  

a. The owner/permittee or their authorized representative shall arrange a Precon 

Meeting that shall include the PQB or PRS, Construction Manager (CM) and/or Grading 

Contractor (GC), Landscape Architect (LA), Installation Contractor (RIC), Revegetation 

Maintenance Contractor (RMC), Resident Engineer (RE), Building Inspector (BI), if 

appropriate, and MMC. 

b. The PQB shall also attend any other grading/excavation-related Precon Meetings to 

make comments and/or suggestions concerning the revegetation/restoration plan(s) 

and specifications with the RIC, CM, and/or GC. 

c. If the PQB is unable to attend the Precon Meeting, the owner shall schedule a focused 

Precon Meeting with MMC, PQB/PRS, CM, BI, LA, RIC, RMC, RE and/or BI, if 

appropriate, prior to the start of any work associated with the revegetation/ restoration 

phase of the project, including site grading preparation. 

2. Where Revegetation/Restoration Work Will Occur 

a. Prior to the start of any work, the PQB/PRS shall also submit a revegetation/restoration 

monitoring exhibit (RRME) based on the appropriate reduced LCD (reduced to 11”x 

17” format) to MMC, and the RE, identifying the areas to be revegetated/restored 

including the delineation of the limits of any disturbance/grading and any excavation.  

b. PQB shall coordinate with the construction superintendent to identify appropriate Best 

Management Practices (BMP’s) on the RRME. 

3. When Biological Monitoring Will Occur 

a. Prior to the start of any work, the PQB/PRS shall also submit a monitoring procedures 

schedule to MMC and the RE indicating when and where biological monitoring and 

related activities will occur. 

4. PQB Shall Contact MMC to Request Modification 

a. The PQB may submit a detailed letter to MMC prior to the start of work or during 

construction requesting a modification to the revegetation/restoration plans and 

specifications. This request shall be based on relevant information (such as other 

sensitive species not listed by federal and/or state agencies and/or not covered by the 

MSCP and to which any impacts may be considered significant under CEQA) which may 

reduce or increase the potential for biological resources to be present.  

During Construction  

 PQB or QBM Present During Construction/Grading/Planting 

1. The PQB or QBM shall be present full-time during construction activities including but not 

limited to, site preparation, clearing, grading, excavation, landscape establishment in 

association with sensitive plant restoration activity which could result in impacts to 
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sensitive biological resources as identified in the LCD and on the RRME. The RIC and/or 

QBM are responsible for notifying the PQB/PRS of changes to any approved construction 

plans, procedures, and/or activities. The PQB/PRS is responsible for notifying the CM, LA, 

RE, BI, and MMC of the changes.  

2. The PQB or QBM shall document field activity via the Consultant Site Visit Record Forms 

(CSVR). The CM shall provide the CSVRs on the first day of monitoring, the last day of 

monitoring, monthly, and in the event of a deviation from conditions identified within the 

LCD and/or biological monitoring program. The RE shall forward copies to MMC.  

3. The PQB or QBM shall be responsible for maintaining and submitting the CSVR at the time 

that CM responsibilities end (i.e., upon the completion of construction activity other than 

that associated with biology). 

4. All construction activities (including staging areas) shall be restricted to the development 

areas as shown on the LCD. The PQB/PRS or QBM staff shall monitor construction activities 

as needed, with MMC concurrence on method and schedule. This is to ensure that 

construction activities do not encroach into biologically sensitive areas beyond the limits 

of disturbance as shown on the approved LCD. 

5. The PQB or QBM shall supervise the placement of orange construction fencing or City 

approved equivalent, along the limits of potential disturbance adjacent to (or at the edge 

of) all sensitive habitats (coastal sage scrub [Tier II], scrub oak chaparral [Tier I], and 

southern mixed chaparral [Tier IIIA]) as shown on the approved LCD.  

6. The PQB shall provide a letter to MMC that limits of potential disturbance have been 

surveyed and staked, and that the construction fencing is installed properly. 

7.  The PQB or QBM shall oversee the implementation of BMPs, such as gravel bags, straw 

logs, silt fences, or equivalent erosion control measures, as needed to ensure the 

prevention of any significant sediment transport. In addition, the PQB/QBM shall be 

responsible for verifying the removal of all temporary construction BMPs upon completion 

of construction activities. Removal of temporary construction BMPs shall be verified in 

writing on the final construction phase CSVR.  

8. PQB shall verify in writing on the CSVR’s that no trash stockpiling or oil dumping, fueling of 

equipment, storage of hazardous wastes or construction equipment/material, parking, or 

other construction-related activities shall occur adjacent to sensitive habitat. These 

activities shall occur only within the designated staging area located outside the area 

defined as a biologically sensitive area. 

9. The long-term establishment inspection and reporting schedule per LCD must all be 

approved by MMC prior to the issuance of the Notice of Completion (NOC) or any 

bond release. 

 Disturbance/Discovery Notification Process 

1. If unauthorized disturbances occur or sensitive biological resources are discovered that 

were not previously identified on the LCD and/or RRME, the PQB or QBM shall direct the 

contractor to divert construction in the area of disturbance or discovery temporarily and 

immediately notify the RE or BI, as appropriate.  

2. The PQB shall also immediately notify MMC by telephone of the disturbance, report the 

nature and extent of the disturbance, and recommend the method of additional protection, 
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such as fencing and appropriate Best Management Practices (BMPs). After obtaining 

concurrence with MMC and the RE, PQB and CM shall install the approved protection and 

agreement on BMP’s. 

3. The PQB shall also submit written documentation of the disturbance to MMC within 24 

hours by email with photos of the resource in context (e.g., showing adjacent vegetation). 

 Determination of Significance 

1. The PQB shall evaluate the significance of disturbance and/or discovered biological 

resource and provide a detailed analysis and recommendation in a letter report with the 

appropriate photo documentation to MMC to obtain concurrence and formulate a plan of 

action which can include fines, fees, and supplemental mitigation costs.  

2. MMC shall review this letter report and provide the RE with MMC’s recommendations 

and procedures. 

Post Construction 

 Mitigation Monitoring and Reporting Period 

1. Five-Year Mitigation Establishment/Maintenance Period 

a. The RMC shall be retained to complete maintenance monitoring activities throughout 

the five-year mitigation monitoring period. 

b. Maintenance visits will be conducted monthly for the first year, monthly from January 

to June of the second and third years, quarterly from July to December in the second 

and third years, and quarterly thereafter. 

c. Maintenance activities will include all items described in the LCD. 

d. Plant replacement will be conducted as recommended by the PQB (note: plants shall 

be increased in container size relative to the time of initial installation or establishment 

or maintenance period may be extended to the satisfaction of MMC. 

2. Five-Year Biological Monitoring  

a. All biological monitoring and reporting shall be conducted by a PQB or QBM, as 

appropriate, consistent with the LCD.  

b. Monitoring shall involve both qualitative horticultural monitoring and quantitative 

monitoring (i.e., performance/success criteria). Horticultural monitoring shall focus on 

soil conditions (e.g., moisture and fertility), container plant health, seed germination 

rates, presence of native and non-native (e.g., invasive exotic) species, any significant 

disease or pest problems, irrigation repair and scheduling, trash removal, illegal 

trespass, and any erosion problems.  

c. After plant installation is complete, qualitative monitoring surveys will occur monthly 

for the first three years, quarterly from July to December in the second and third years, 

and quarterly thereafter. 

d. Upon the completion of the 120-day short-term plant establishment period, 

quantitative monitoring surveys shall be conducted at 12, 24, 36, 48, and 60 months 

by the PQB or QBM. The revegetation/restoration effort shall be quantitatively 

evaluated once per year (in spring) during years one through five, to determine 
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compliance with the performance standards identified on the LCD. All plant material 

must have survived without supplemental irrigation for the last two years.  

e. Quantitative monitoring shall include counts of Del Mar manzanita, Nuttall’s scrub oak 

and barrel cactus survivorship. The data will be used to determine the attainment of 

performance/success criteria identified within the LCD. 

f. The biological monitoring requirements may be reduced if the revegetation meets the 

fifth-year criteria before the end of the fifth year and the irrigation has been terminated 

for the last two years. 

g. The PQB or QBM shall oversee the implementation of post-construction BMPs, such as 

gravel bags, straw logs, silt fences, or equivalent erosion control measures, as needed 

to ensure the prevention of any significant sediment transport. In addition, the 

PQB/QBM shall be responsible for verifying the removal of all temporary post-

construction BMPs upon completion of construction activities. Removal of temporary 

post-construction BMPs shall be verified in writing on the final post-construction 

phase CSVR.  

 Submittal of Draft Monitoring Report 

1. A draft monitoring letter report shall be prepared to document the completion of the 120-day 

plant establishment period. The report shall include a discussion of weed control, 

horticultural treatments (pruning, mulching, and disease control), erosion control, 

trash/debris removal, replacement planting/reseeding, site protection/signage, pest 

management, vandalism, and irrigation maintenance. The revegetation/restoration effort 

shall be visually assessed at the end of the 120-day period to determine individual mortality.  

2. The PQB shall submit two copies of the Draft Monitoring Report which describes the results, 

analysis, and conclusions of all phases of the Biological Monitoring and Reporting Program 

(with appropriate graphics) to MMC for review and approval within 30 days following the 

completion of monitoring. Monitoring reports shall be prepared on an annual basis for a 

period of five years. Site progress reports shall be prepared by the PQB following each site 

visit and provided to the owner, RMC, and RIC. Site progress reports shall review 

maintenance activities (qualitatively and quantitatively when appropriate), monitoring 

results including progress of the revegetation relative to the performance/success criteria, 

and the need for any remedial measures.  

3. Draft annual reports (three copies) summarizing the results of each progress report, 

including quantitative monitoring results and photographs taken from permanent 

viewpoints, shall be submitted to MMC for review and approval within 30 days following 

the completion of monitoring. 

4. MMC shall return the Draft Monitoring Report to the PQB for revision or, for preparation of 

each report. 

5. The PQB shall submit a revised Monitoring Report to MMC (with a copy to RE) for approval 

within 30 days. 

6. MMC will provide written acceptance of the PQB and RE of the approved report. 
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 Final Monitoring Reports(s) 

1. PQB shall prepare a Final Monitoring upon achievement of the fifth-year 

performance/success criteria and completion of the five-year maintenance period.  

a. This report may be issued before the end of the fifth year if the revegetation meets the 

fifth-year performance / success criteria and the irrigation has been terminated for the 

last two years.  

b. The Final Monitoring report shall be submitted to MMC for evaluation of the success 

of the mitigation effort and final acceptance. At this time, a request for a pre-final 

inspection shall be submitted; MMC will schedule after reviewing the report.  

c. If at the end of the five years, any of the revegetated areas fails to meet the project’s 

final success standards, the applicant must consult with MMC. This consultation shall 

take place to determine whether the revegetation effort is acceptable. The applicant 

understands that failure of any significant portion of the revegetation/restoration area 

may result in a requirement to replace or renegotiate that portion of the site and/or 

extend the monitoring and establishment/maintenance period until all success 

standards are met. 

6.3 Special-Status Wildlife 

Direct impacts to species with moderate to high potential to occur on the project site would come from the loss of 

habitat and potential mortality during construction and would be considered significant. These special-status 

wildlife species include San Diegan tiger whiptail, orange-throated whiptail, red diamondback rattlesnake, 

San Diego ringneck snake, two-striped gartersnake, Dulzura pocket mouse, northwestern San Diego pocket mouse, 

San Diego black-tailed jackrabbit, and San Diego desert woodrat. All these species have a relatively wide distribution 

and would be adequately mitigated through habitat-based upland compensatory mitigation that would be provided 

on-site (preservation and restoration) (MM-BIO-1). With regards to the loss of potential nesting and foraging habitat 

for Crotch’s bumble bee, the proposed habitat mitigation would provide the minimum 1:1 mitigation recommended 

by CDFW. As stated in MM-BIO-1, 18.22 acres of Tier I-III habitat mitigation would be provided for the loss of 17.60 

acres of Tier I-III habitat (MM-BIO-1). Furthermore, the proposed total onsite preserve (including Tier IV habitat) 

would be 18.78 acres which also provides a greater than 1:1 mitigation ratio compared with the total development 

area (including Tier IV habitat) which would be 18.01 acres (project construction footprint and zone 1 brush 

management). Therefore, the loss of nesting and foraging habitat for Crotch’s bumble bee is reduced to less than 

significant through implementation of MM-BIO-1.  

BIO-3 Cooper’s Hawk Nesting Impacts The project could result in impacts to nesting Cooper’s hawk.  

MM-BIO-3 Avian Protection Requirements. Prior to issuance of any construction permits, including but not 

limited to, the first Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a 

Notice to Proceed for Subdivisions, removal of habitat that supports active Cooper’s hawk nests in 

the proposed area of disturbance (both on site and within the Wetland Plan area of work) should 

occur outside of the avian breeding season (February 1 to September 15) or a preconstruction 

survey shall be completed by a Qualified Biologist to determine the presence or absence of active 

nesting Cooper’s hawk on the proposed area of disturbance or within 300 feet of the area of 

disturbance. The preconstruction survey shall be conducted within 3 calendar days prior to the 

start of construction activities (including removal of vegetation). The applicant shall submit the 
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results of the preconstruction survey to City of San Diego DSD for review and written approval prior 

to initiating any construction activities. If nesting Cooper’s hawk are detected, a letter report in 

conformance with the City of San Diego’s Biology Guidelines and applicable state and federal law 

(i.e., appropriate follow-up surveys, monitoring schedules, construction and noise barriers/buffers, 

etc.) shall be prepared and include proposed measures to be implemented to ensure that take of 

birds or eggs or disturbance of breeding activities is avoided. A minimum 300-foot buffer shall be 

established from any nesting Cooper’s hawk. The report shall be submitted to the City of San Diego 

for review and written approval and implemented to the satisfaction of the City of San Diego. The 

City of San Diego’s MMC Section and Biologist shall verify and approve that all measures identified 

in the report or mitigation plan are in place prior to and/or during construction..  

BIO-4 Coastal California Gnatcatcher Impacts The project could result in impacts to coastal California 

gnatcatcher within the MHPA.  

MM-BIO-4 Coastal California Gnatcatcher  

Prior to the issuance of any Notice to Proceed, or pre-construction meeting, the City Deputy Director 

(or appointed designee) shall verify that the Multi-Habitat Planning Area (MHPA) boundaries and 

the following project requirements regarding the coastal California gnatcatcher are shown on the 

construction plans: 

No clearing, grubbing, grading, or other construction activities shall occur within the MHPA between 

March 1 and August 15, the breeding season of the coastal California gnatcatcher, until the 

following requirements have been met to the satisfaction of the Deputy Director (or 

appointed designee): 

 A Qualified Biologist (possessing a valid Endangered Species Act Section 10(a)(1)(a) recovery 

permit) shall survey those habitat areas within the MHPA that would be subject to construction 

noise levels exceeding 60 dB(A) hourly average for the presence of the coastal California 

gnatcatcher. Surveys for the coastal California gnatcatcher shall be conducted pursuant to the 

protocol survey guidelines established by the U.S. Fish and Wildlife Service within the breeding 

season prior to the commencement of any construction. If gnatcatchers are present, then the 

following conditions must be met: 

i. Between March 1 and August 15, no clearing, grubbing, or grading of occupied gnatcatcher 

habitat shall be permitted within the MHPA. Areas restricted from such activities shall be 

staked or fenced under the supervision of a Qualified Biologist; and 

ii. Between March 1 and August 15, no construction activities shall occur within any portion 

of the site where construction activities would result in noise levels exceeding 60 dB(A) 

hourly average at the edge of occupied gnatcatcher habitat within the MHPA. An analysis 

showing that noise generated by construction activities would not exceed 60 dB(A) hourly 

average at the edge of occupied habitat must be completed by a qualified acoustician 

(possessing a current noise engineer license or registration with monitoring noise level 

experience with listed animal species) and approved by the City representative at least 2 

weeks prior to the commencement of construction activities. Prior to the commencement 

of construction activities during the breeding season, areas restricted from such activities 

shall be staked or fenced under the supervision of a Qualified Biologist; or 
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iii. At least 2 weeks prior to the commencement of construction activities, under the direction 

of a qualified acoustician, noise attenuation measures (e.g., berms, walls) shall be 

implemented to ensure that noise levels resulting from construction activities will not 

exceed 60 dB(A) hourly average at the edge of habitat occupied by the coastal California 

gnatcatcher. Concurrent with the commencement of construction activities and the 

construction of necessary noise attenuation facilities, noise monitoring* shall be 

conducted at the edge of the occupied habitat area to ensure that noise levels do not 

exceed 60 dB(A) hourly average. If the noise attenuation techniques implemented are 

determined to be inadequate by the qualified acoustician or biologist, then the associated 

construction activities shall cease until such time that adequate noise attenuation is 

achieved or until the end of the breeding season (August 16). 

*Note: Construction noise shall continue to be monitored at least twice weekly on varying 

days, or more frequently depending on the construction activity, to verify that noise levels 

at the edge of occupied habitat are maintained below 60 dB(A) hourly average or to the 

ambient noise level if it already exceeds 60 dB(A) hourly average. If not, other measures 

shall be implemented in consultation with the biologist and the City representative, as 

necessary, to reduce noise levels to below 60 dB(A) hourly average or to the ambient noise 

level if it already exceeds 60 dB(A) hourly average. Such measures may include, but are 

not limited to, limitations on the placement of construction equipment and the 

simultaneous use of equipment.  

 If coastal California gnatcatchers are not detected during the protocol survey, the Qualified 

Biologist shall submit substantial evidence to the Deputy Director (or appointed designee) and 

applicable resource agencies that demonstrates whether or not mitigation measures, such as 

noise walls, are necessary between March 1 and August 15, as follows:  

1. If this evidence indicates the potential is high for coastal California gnatcatcher to be 

present based on historical records or site conditions, then condition A.iii shall be adhered 

to, as specified above. 

2. If this evidence concludes that no impacts to this species are anticipated, no mitigation 

measures would be necessary. 

BIO-5 Crotch’s Bumble Bee Impacts The project could result in direct mortality impacts to nesting and 

foraging Crotch’s bumble bee. While the species was not identified during reconnaissance surveys, 

focused surveys have not been conducted, therefore, since suitable nesting habitat is present on 

the project parcel and within the project construction footprint, species nests are assumed to 

be present. 

MM-BIO-5 Pre-Construction Survey for Crotch Bumble Bee.  

Should this species no longer be a state candidate for listing or state listed as threatened or 

endangered at the time of the preconstruction meeting or protocol surveys are completed and 

determine the species is absent from the project site, then no avoidance measures shall 

be required.  

Prior to the issuance of a Notice to Proceed (NTP) for construction permits, such as Demolition, 

Grading or Building or beginning and construction-related activity on-site, the Development 

Services Department (DSD) Director’s Environmental Designee (ED) shall review and approve 
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Construction Documents (CD) (plans, specification, details, etc.) to ensure the applicable MMRP 

requirements are incorporated into the design. 

A) The owner/permittee shall obtain an Incidental Take Permit (ITP) from the California 

Department of Fish and Wildlife (CDFW) prior to the issuance of Grading Permit, Demolition 

Plans/Permits and Building Plans/Permits. Take of any endangered, threatened, candidate 

species that results from the project is prohibited, except as authorized by State law (California 

Fish and Game Code §§ 86, 2062, 2067, 2068, 2080, 2085; California Code of Regulations, 

Title 14, §786.9) under the CESA. 

B) To avoid impacts on Crotch’s bumble bee, removal of habitat in the proposed area of 

disturbance must occur outside of the Colony Active Period between April 1 through August 31. 

If the removal of habitat in the proposed area of disturbance must occur during the Colony 

Active Period, a Qualified Biologist shall conduct a pre-activity survey to determine the presence 

or absence of Crotch’s bumble bee within the proposed area of disturbance. 

C) Surveys must be conducted by a Qualified Biologist meeting the qualifications discussed in the 

CDFW guidance (i.e., Survey Considerations for California Endangered Species Act [CESA] 

Candidate Bumble Bee Species, dated June 6, 2023).  

D) The pre-activity survey shall consist of photographic surveys following CDFW guidance (i.e., 

Survey Considerations for CESA Candidate Bumble Bee Species, dated June 6, 2023). In 

coordination with CDFW, the Qualified Biologist may be required to send all photo vouchers to 

a CDFW-approved taxonomist to confirm the identifications of the bumble bees encountered 

during surveys. The surveys shall consist of passive methods unless a Memorandum of 

Understanding is obtained from CDFW. If additional activities (e.g., capture or handling) are 

deemed necessary to identify bumble bees of an unknown species that may be Crotch’s 

bumble bee, then the Qualified Biologist shall obtain the required authorization via a 

Memorandum of Understanding or Scientific Collecting Permit pursuant to CDFW Survey 

Considerations for CESA Candidate Bumble Bee Species (CDFW 2023). Survey methods that 

involve lethal take of species are not acceptable. Survey results will be considered valid until 

the start of the next colony active period. 

E) If pre-activity surveys identify Crotch’s bumble bee individuals on-site, the Qualified Biologist 

shall notify and consult with CDFW to establish, monitor, and maintain no-work buffers around 

the associated floral resources or nest, as appropriate. The size and configuration of the no-

work buffer shall be based on the best professional judgment of the Qualified Biologist in 

consultation with CDFW. Construction activities shall not occur within the no-work buffers until 

the bees appear no longer active (i.e., associated floral resources appear desiccated and no 

bees are seen flying for three consecutive days indicating dispersal from the area).  

F) Survey data shall be submitted by the Qualified Biologist to the California Natural Diversity 

Database (CNDDB) in accordance with the Memorandum of Understanding with CDFW, or 

Scientific Collecting Permit requirements, as applicable. 
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6.4 Jurisdictional Resources 

BIO-6 Jurisdictional Resource Impacts The project could result in direct impacts to CDFW and RWQCB 

regulated resources.  

MM-BIO-6 Jurisdictional Aquatic Resources. Prior to issuance of land development permits, including 

clearing, grubbing, grading, and/or construction permits by the City of San Diego that impact 

jurisdictional waters, the project applicant shall obtain all necessary permits from RWQCB and 

CDFW (or written verification from these agencies that permits are not required). The applicant 

shall mitigate direct impacts in accordance with the terms and conditions of all required permits. 

Areas under the jurisdictional authority of RWQCB, and CDFW shall be delineated on all 

grading plans. 
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Wildlife Compendium 

  













 

 

Appendix C 
Wetland Determination Data Forms and Arid West 

Ephemeral and Intermittent Stream OHWM Datasheets 
  





























































 

 

Appendix D 
2020 Focused California Gnatcatcher Survey Report  

for the Scripps Cypress Pointe Project, 
City of San Diego, California 

  















 

 

Appendix E 
Special-Status Plant Species Potentially Occurring  

within the Biological Study Area 
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