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Table 2 
General MSCP Development Regulations (Chula Vista Municipal Code 17.35.090) 

General MSCP Development Requirements 
(Section 17.35.090) Analysis Consistency 

of Chula Vista Subarea Plan, the applicant shall secure mitigation credits within a 
City/Wildlife Agency-approved Conservation Bank or other approved location 
offering such credits consistent with the wetland ratios specified in Table 5-1. 
 
As described in Section 4.3.2.1 of the BTR (relating to the HLIT Ordinance), several 
project components will incur unavoidable impacts to wetlands. These impacts are 
determined to be unavoidable and necessary to gain access to the project site from 
Dennery Road and to provide secondary emergency access.  CV_BIO-7 describes 
mitigation to unavoidable impacts to jurisdictional aquatic resources.  

No temporary disturbance or storage of material 
or equipment is permitted in Sensitive Biological 
Resources unless the disturbance or storage occurs 
within an area approved by the City for 
development or unless it can be demonstrated that 
the disturbance or storage will not cause 
permanent habitat loss and the land will be 
revegetated and restored in accordance with the 
MSCP Implementation Guidelines. 

No temporary disturbance would occur within sensitive biology resources. Temporary 
impacts will be avoided through CV-BIO-2 and CV-BIO-3. 

Consistent 

Grading during wildlife breeding seasons shall be 
avoided or modified consistent with the 
requirements of the Chula Vista MSCP Subarea 
Plan and in accordance with the MSCP 
Implementation Guidelines. 

To avoid any direct impacts associated with construction activities, CV-BIO-4 is 
proposed to encourage construction outside of the breeding season (February 1 
through September 15). If construction does occur during the breeding season, 
specific actions would be taken to avoid impacts consistent with the requirements of 
the City of Chula Vista MSCP Subarea Plan and in accordance with the MSCP 
Implementation Guidelines (see CV-BIO-4). 

Consistent 

All fuel modification brush management zones 
required as a result of new development and as 
required by the City Fire Marshal shall be located 
outside the Preserve. 

All fuel modification shall be incorporated into development plans and shall not 
include any areas within the Preserve. 

Consistent 

MSCP = Multiple Species Conservation Program; HLIT = Habitat Loss and Incidental Take; MM = Mitigation Measure; USACE = U.S. Army Corps of Engineers; 
RWQCB = Regional Water Quality Control Board; CDFW = California Department of Fish and Wildlife; BTR = Biological Resources Technical Report 
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Aquatic Resources Delineation Report for the Nakano 
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Representative Photographs of the Project Area 
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RiverEdge Terrace As-Builts 
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List of Plant Species Observed 
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List of Wildlife Species Observed 
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Special-Status Plant Species Potential to Occur within the 
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Special-Status Wildlife Species Potential to Occur within the 
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2011 MSCP Annual Report Excerpt with Helix Memo 
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2022 Multiple Species Conservation Program (MSCP) 
Consistency Analysis for the Nakano Project 
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Wetland Mitigation Plan for the Nakano Project 
  











































































































































































































 Biological Resources Technical Report  

Nakano Project 
 

 

ATTACHMENT 14 

Response to USFWS and CDFW Comments  
Emailed May 10, 2023 for the Nakano Project,  

City of San Diego, California 
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Long-term Management and Monitoring Plan for the 
On-site Wetlands at the Nakano Project 
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Mitigation Credit Availability at  
San Luis Rey River Mitigation Bank and  

Rancho Jamul Mitigation Bank 

  









 Biological Resources Technical Report  

Nakano Project 
 

 

ATTACHMENT 17 

Mitigation Proposal for Sensitive Uplands under the 
Annexation Scenario 
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Pacific Highlands Ranch Restoration and Mitigation Credit Ledger 
 



PHR Mitigation Credit Ledger
Total Credits 131
Credits Turned Over to the City 1.6
Credits Used 10.38
Credits Remaining 119.02

Last 
Name First Name Company Address City State

Zip 
Code Phone Number Email Address

Acreage 
Credits Used Credit Location Date Used

Kashani Allen Tri Pointe Homes
13520 Evening Creek Drive North, 
Suite 300

San 
Diego CA 92128 858-794-2510 allen.kashani@tripointehomes.com 10.38 Area 6  2023 /TBD

TOTAL CREDITS USED 10.38

Mitigation Credit Agreement Excerpts: 
Section 2.2. "Mitigation credit will be available for use as the restored habitat achieves the minimum success criteria identified in the MRP. City agrees to accept mitigation credits from the 131 acre Restoration and Mitigation Credit Area, or any 
portion thereof, upon achievement of the minimum success criteria identified in the MRP."
Section 4: "Database for Mitigation Bank Transactions. A database shall be established by Pardee in the following manner for purposes of tracking the utilization of mitigation credits. Pardee shall be responsible for maintaining a database 
("Ledger"), which shall include a numerical accounting of (i) all mitigation credits; (ii) the balance of unused mitigation credits available; (iii) the name, address, and telephone number of the person or entity using the mitigation credits; and (iv) the 
location for which the mitigation credits were used. Pardee shall make the Ledger available to City within ten (10) business days of City's written request therefor. Upon use of mitigation credits, Pardee shall deliver to City an updated accounting of 
all mitigation credits used as of the date of the most recent use of mitigation credits. This information shall be sent to City within thirty (30) days after each use of mitigation credits. Pardee shall, on or before February 15th of each year, deliver to 
City a report ("Annual Ledger Report") covering the prior calendar year that contains all of the information described above. Pardee shall be responsible for maintaining a numerical accounting of mitigation credits used and the remaining balance 
of available mitigation credits."
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Otay Tarplant Mitigation Plan for the Nakano Project 
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1.0 Introduction 
This mitigation plan (plan) details the process for mitigating impacts to Otay tarplant (Deinandra 
conjugens) resulting from implementation of portions of the Nakano Project (project). The project is 
in the city of Chula Vista and is bordered to the west, east, and south by the city of San Diego (Figures 
1 and 2). The project proposes a residential development with supporting recreational amenities and 
infrastructure on the approximately 23.77-acre project site (Figures 1 and 2). Off-site improvements 
would be required to provide driveway access, as well as secondary emergency access and remedial 
grading. The project proposes two scenarios: the Annexation Scenario, with the project site being 
annexed into the city of San Diego, and the No Annexation Scenario, with the project site remaining 
in the city of Chula Vista. Off-site areas would remain in their respective jurisdictions in both 
scenarios.   

To provide access to the project site via Dennery Road, off-site access improvements would be 
required within Assessor’s Parcel Number 645-400-0500, located in the city of San Diego to the east 
of the project site. Impacts to Otay tarplant would result from construction of the driveway (impact 
site). Therefore, the impacts to Otay tarplant would occur within the city of San Diego in both 
scenarios, and mitigation for impacts to Otay tarplant would be subject to the requirements of the 
City of San Diego’s Multiple Species Conservation Program (MSCP) Subarea Plan (City of San Diego 
1997), and as implemented through the Land Development Code–Biology Guidelines (City of San 
Diego 2018). In addition, the mitigation design described in this plan incorporates recommendations 
included in the U.S. Fish and Wildlife Service (USFWS) Recovery Plan for Deinandra conjugens (Otay 
tarplant) (USFWS 2004). 

As currently planned, the project will cause permanent impacts to 14 individuals of Otay tarplant 
(Table 1). Impacts to Otay tarplant shall be restored at a 4:1 ratio to ensure protection of this narrow, 
endemic plant species. The methods for implementing and maintaining this mitigation are laid out 
in this plan and include population monitoring measures and protections against edge effects as 
required by the City of San Diego’s MSCP Subarea Plan Appendix A conditions of coverage for Otay 
tarplant (City of San Diego 1997). If any mitigation credits are not needed for this project, they will 
be available for future Tri Pointe Homes projects. 

Table 1 
Impacts and Required Mitigation  

Direct Impacts to Otay Tarplant 
(Deinandra conjugens) Mitigation Ratio1 

Required Otay Tarplants  
to Fulfill Mitigation 

14 individuals 4:1 56 individuals 
1Mitigation ratios are consistent with the City of San Diego’s MSCP Subarea Plan, Appendix A and per 
discussions with the City of San Diego’s MSCP Subarea Plan staff. 

 

Mitigation will be accomplished through seed collection and five years of maintenance and 
monitoring. This plan includes a discussion of existing conditions, an implementation and 
maintenance plan, ecological performance standards, monitoring requirements, and adaptive 
management.  
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FIGURE 2

Mitigation Site Location
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1.1 Project Location 
The Nakano Otay tarplant mitigation site (mitigation site) is in the community of Otay Mesa within 
the city of San Diego, and more specifically within the Southwest District of the Otay Mesa 
Community Plan, south of State Route 905 and east of Interstate 805 (see Figure 1). The project is 
within Township 19 South, Range 01 West, of the U.S. Geological Survey 7.5-minute topographic 
map, Imperial Beach, California quadrangle (see Figure 2; U.S. Geological Survey 1996) and is 
presented on the City of San Diego 800-foot-scale map numbers 138-1761 (Figure 3). The mitigation 
site is surrounded by open space in all directions (Figure 4). The City of San Diego’s Multi-Habitat 
Planning Area (MHPA) occurs within and adjacent to the project site (see Figure 4).  

The mitigation site totals 0.001 acre, and is immediately adjacent to the 0.82 acre Southwest Village  
Otay tarplant mitigation site (RECON 2022a). Both sites are surrounded by a weed maintenance 
buffer that extends 30 feet beyond the boundary of the mitigation site. The mitigation site is located 
within open space, approximately 2.9 miles southeast from the impact site. The mitigation site occurs 
within non-native grassland on Linne clay loam, which is known to historically support Otay tarplant, 
as stated in the USFWS Recovery Plan for Deinandra conjugens (Otay tarplant) (USFWS 2004).  

1.2 Otay Tarplant Biology and Status 
Otay tarplant is listed as a California endangered species and a federally threatened species 
(California Department of Fish and Wildlife 2019). It is a California Rare Plant Rank 1B.1 species 
(California Native Plant Society 2019) and is a covered species and narrow endemic species under 
the City of San Diego’s MCSP Subarea Plan (City of San Diego 1997). This small, aromatic annual herb 
in the sunflower family (Asteraceae) produces mostly solitary yellow flower heads in May and June 
(Munz 1974). It ranges from southwestern San Diego County into Baja California, in open coastal 
sage scrub and grassland habitats below 1,000 feet (California Native Plant Society 2019). It typically 
occurs in herbaceous plant communities on slopes and mesas with expansive clay soils and may 
occur in non-native grasslands and fallow agricultural fields where clay soils are present (Reiser 2001).  

Otay tarplant habitat degradation and fragmentation have occurred largely because of residential 
and commercial development and highway construction (Reiser 2001). This habitat loss inhibits Otay 
tarplant’s ability to cross-pollinate, increase genetic diversity, and reproduce (USFWS 2004). When 
habitat is disrupted, pollination and gene flow stop, greatly impacting its resilience and ability to 
repopulate. Outside of human impacts, non-native invasive plants continuously threaten Otay 
tarplant due to their ability to outcompete the species (USFWS 2004).  

1.3 Mitigation Requirements 
The project would result in direct impacts to approximately 14 Otay tarplant individuals which occupy 
0.0002 acre (Figure 5; see Table 1). These impacts would be mitigated through off-site mitigation at 
a 4:1 ratio for establishment of 56 individuals within a total of 0.001 acre of Otay tarplant habitat to 
reduce these impacts to less than significant.  



FIGURE 3
Mitigation Site Location

on City of San Diego 800' Map

Map Source: City of San Diego, Engineering and Development Department, City 800' Maps, Number 210-1701
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FIGURE 4
Mitigation Site Location on Aerial Photograph
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FIGURE 5
Impacts to Otay Tarplant
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The mitigation for impacts to Otay tarplant will be met through establishment of Otay tarplant within 
non-native grassland habitat. The non-native grassland will be replaced with native grasses and forbs 
to create a native ecosystem that supports Otay tarplant. While Otay tarplant impacts occurred 
outside of the MHPA, all mitigation will occur within the MHPA. This plan assumes that mitigation will 
occur concurrently with the Southwest Village Otay tarplant mitigation site; however, this mitigation 
could proceed independent of Southwest Village through alternative measures as coordinated with 
the City of San Diego (RECON 2022a). Alternative measures may include the purchase of mitigation 
credits or the selection of an alternative mitigation site, as approved by the City of San Diego.  

2.0 Existing Conditions 
This section describes the existing physical and biological conditions of the impact site and the 
mitigation site. This includes a summary of land use, topographical features, and soils observed 
during biological surveys conducted in 2020 and 2022 (RECON 2022b). 

2.1 Impact Site Environmental Conditions 
The impact site consists primarily of disturbed land and Diegan coastal sage scrub with areas of 
southern willow scrub, mule fat scrub, emergent wetland, disturbed riparian, non-native grassland, 
Eucalyptus woodland, ornamental, developed, and disturbed habitat. Within the impact site where 
Otay tarplant will be impacted, the Otay tarplant are located within revegetated coastal sage scrub 
supported by Salinas clay loam, on 9.6-degree, west-facing slopes. 

2.2 Mitigation Site Description 
The mitigation site occurs on one undeveloped parcel (Assessor Parcel Number 667-040-13) owned 
by Tri Pointe Homes (see Figure 4). The 0.001 acre Nakano Otay tarplant mitigation site is 
immediately adjacent to 0.82 acre of Otay tarplant mitigation planned for the Southwest Village 
development project, for a total of  0.891 acre of mitigation for Otay tarplant. The total mitigation 
site is approximately 2.9 miles southeast of the impact site. The mitigation site occurs on undulating 
topography, to the southwest of planned vernal pool and coastal cactus wren (Campylorhynchus 
brunneicapillus sandiegensis) mitigation areas. The mitigation site and adjacent areas are located 
within the MHPA (see Figure 4). The mitigation site has been subjected to some recent and historic 
disturbances, mostly off-highway vehicle use. 

2.3 Topography and Soils 
The mitigation site is characterized by east- and south-facing slopes. Two soil types occur within the 
mitigation site: Linne clay loam, 30 to 50 percent slopes (LsF), and Olivenhain cobbly loam, 9 to 30 
percent slopes (ohE; Figure 6; U.S. Department of Agriculture 1973). Linne clay loam soils formed from 
calcareous sandstone and shale and are located on hillslopes. The soil is typically well drained with 
medium to very rapid runoff and moderately slow permeability. Olivenhain cobbly loam soils formed in 
ancient cobbly and gravelly alluvium and are located on marine terraces and mesas. The topsoil is 
typically well-drained cobbly loam with a very cobbly clay subsoil (U.S. Department of Agriculture 1973).  



FIGURE 6
Mitigation Site Location on Soils Map

Image Source: NearMap (flown April 2022)
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2.4 Biological Conditions 
Non-native grassland is the dominant existing vegetation community within the mitigation 
site (Figure 7). The non-native grassland is dominated by dense non-native annual grasses, such as 
slender wild oat (Avena barbata) and wall barley (Hordeum murinum), as well as patches of black 
mustard (Brassica nigra), Russian thistle (Salsola tragus), tocalote (Centaurea melitensis), and 
fennel (Foeniculum vulgare). There are occurrences of native species within the non-native grassland 
including California encelia (Encelia californica), San Diego bur-sage (Ambrosia chenopodifolia), 
jojoba (Simmondsia chinensis), and bladderpod (Peritoma arborea). In addition, a complex of dirt 
roads and unauthorized pedestrian and off-road vehicle trails traverse the site. 

2.5 Rationale for Expecting Success 

2.5.1 Restoration Goals 
The goals for this mitigation project are to restore, enhance, and maintain habitat that supports Otay 
tarplant. The restoration activities aim to establish Otay tarplant individuals while restoring and 
enhancing native grassland habitat necessary for the successful establishment of Otay tarplant. The 
restoration activities and methods described in this plan are intended to restore and enhance native 
habitat that is conducive and supportive to the growth and establishment of Otay tarplant. 
Restoration and enhancement will maintain as close to natural ecological conditions as possible, 
creating a self-sufficient, native habitat for a variety of species alongside Otay tarplant. 

2.5.2 Restoration Site Suitability 
The proposed location of the mitigation site is within approximately 2.9 miles of the impact location 
within the City of San Diego’s MHPA (see Figure 4). The mitigation site was chosen based on the 
Linne clay loam (see Figure 6), which is known historically to support Otay tarplant (USFWS 2004), 
and therefore appropriate for Otay tarplant growth and establishment. The existing non-native 
grassland within the mitigation site supports few native species and contains evidence of 
anthropogenic impacts, through the presence of unauthorized trails used by pedestrians and 
vehicles. Such anthropogenic impacts result in loss of native habitat and designated pollinators. The 
restoration activities described in this plan will remove the fragmentation and effects of the 
anthropogenic impacts to create one contiguous patch of native plant species that supports Otay 
tarplant. In addition, it is anticipated that restoration of the disturbed lands and non-native grassland 
to native habitat will reduce the extent of non-native invasive plants and will increase the habitat 
quality of the vegetation communities. These improvements will increase connectivity between 
populations of Otay tarplant and their pollinators, increasing their ability to reproduce.  

  



FIGURE 7
Existing Biological Resources
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The mitigation site is considered suitable for Otay tarplant restoration; factors that support this 
assessment include the following: 

1) located on lands proposed as open space as mitigation lands; 
2) within and adjacent to the MHPA; 
3) the surrounding areas are anticipated to be maintained as open space; 
4) located on Linne clay loam; 
5) adequate site access; 
6) proximity to planned mitigation sites; 
7) adjacent to native maritime succulent and coastal sage scrub habitats; 
8) sufficient buffering (at least 30 feet) from the planned MHPA trails (see Figure 4); 
9) avoidance of utility easements; and 
10) outside any brush management zone. 

Existing U.S. Customs and Border Protection (CBP) roads and planned MHPA trails occur near the 
proposed mitigation site (see Figure 4); these roads will facilitate maintenance access for restoration 
activities while existing roads located within the mitigation site will be closed off and their disuse will 
be coordinated with CBP and the City of San Diego. The mitigation site was planned with a buffer 
between planned MHPA trails located at the northwest end of the site to provide protection for Otay 
tarplant from pedestrians.  

2.5.3 Restoration Viability 
The viability of the mitigation site was assessed during the preparation of this plan per the City of 
San Diego’s Land Development Code – Biology Guidelines (City of San Diego 2018). The assessment 
included consideration of the mitigation site’s connectivity to larger planned open space and the 
surrounding land uses. While the project site boundary will occur approximately 2.9 miles to the 
northwest of the mitigation site, land uses immediately adjacent are planned as open space per the 
Southwest Village Specific Plan and City of San Diego’s MHPA (see Figure 4). The location of the 
mitigation site adjacent to the larger open space preserve will reduce fragmentation of this sensitive 
plant species. By increasing habitat connectivity, necessary gene flow for the self-incompatible Otay 
tarplant will increase, which improves viability and longevity of the species and habitat quality. The 
MHPA trail system runs within 59 feet of the northern boundary of the mitigation site. No utility 
easements are present within the mitigation site (mitigation credit is not allowed within any 
easements) and potential future development in adjacent areas was taken into consideration when 
identifying the mitigation site. 

The design of the mitigation site includes several modifications to preserve the restored habitat from 
the adjacent non-native grasslands, including a weed maintenance buffer from the edge of the 
mitigation site. The weed maintenance buffer will be maintained for broadleaf and perennial weeds 
to prevent their encroachment within the mitigation site.  
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3.0 Roles and Responsibilities 

3.1 Project Proponent and Financial Responsibility 
The project proponent (Tri Pointe Homes) will be responsible for retaining (1) a qualified restoration 
specialist with over five years of experience monitoring habitat restoration to oversee the entire 
installation and monitoring of the mitigation program, and (2) a qualified installation/maintenance 
contractor with expertise in restoration of native habitat and sensitive plant species. Tri Pointe will be 
responsible for financing the installation, five-year maintenance program, and biological monitoring 
of the proposed mitigation described in this plan.  

3.2 Responsible Agencies 
The City of San Diego Development Services Department and City of San Diego MSCP Subarea Plan 
staff will be responsible for issuing any necessary permits associated with the entitlements. The 
following entities will be responsible for reviewing and approving this plan. 

Contacts: Ms. Liz Shearer-Nguyen 
City of San Diego 
Development Services Department 
1222 First Avenue, MS 501 
San Diego, CA 92101 
 
Ms. Kristy Forburger 
City of San Diego 
Planning Department 
Multiple Species Conservation Program 
9485 Aero Drive 
San Diego, CA 92123 

3.3 Restoration Specialist 
Overall supervision of the installation and maintenance of this restoration effort will be the 
responsibility of a restoration specialist with at least five years of native habitat and sensitive plant 
species restoration experience. The restoration specialist will oversee the installation/maintenance 
for the life of the mitigation project. Specifically, the restoration specialist will educate all participants 
about restoration goals and requirements; inspect plant material; directly oversee seeding, weeding, 
and other maintenance activities; and conduct regular monitoring as well as annual assessments of 
the restoration effort. The restoration specialist will prepare and submit the required annual reports. 
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3.4 Installation/Maintenance Contractor 
Tri Pointe Homes will hire a qualified restoration contractor. The contractor will be a firm holding a 
valid C-27 Landscape Contracting License from the State of California, a valid Pest Control Business 
License, and a Qualified Applicator Certificate or Qualified Applicator License, with Category B, that 
will allow them to perform the required work for this restoration effort.  

During the installation, the contractor will be responsible for initial weed control/dethatching, 
seeding, as well as maintenance of the restoration site during the 120-day Plant Establishment 
Period (PEP) and five-year maintenance period.  

Following installation, the contractor will submit marked up as-builts for all activities that occurred 
during implementation to the City of San Diego. Following formal sign-off of the 120-day PEP, the 
contractor will maintain the mitigation site for five years. During this period, the contractor will service 
the entire mitigation site according to the maintenance schedule (Section 5.0, below). Service will 
include, but not be limited to, weed control, trash removal, watering, remedial seeding, and pest and 
disease management. All activities conducted will be seasonally appropriate and approved by the 
restoration specialist.  

4.0 Implementation Plan 
This section describes the design of the proposed restoration and how it will be implemented. 
Implementation of the restoration efforts would be conducted under the direction of the qualified 
habitat restoration specialist. Seed collection should commence at least one season prior to the initiation 
of project impacts. All other restoration activities would commence the first summer-fall season prior 
to, or concurrently with, construction. The proposed restoration design is shown on Figure 8.  

Implementation activities include Otay tarplant seed collection and bulking, weed dethatching, 
barrier installation, and seed installation. Seed collection will occur prior to the start of construction 
to collect seed prior to impacts. Weed dethatching will occur concurrent with the start of the 
construction of the project. Restoration activities should occur in the order included in the following 
sections, although seasonal variability should be taken into consideration and the contractor’s best 
professional judgment should be applied. Some activities may be conducted concurrently.  

4.1 Preliminary Design 
Mitigation for impacts to Otay tarplant will consist of improvements to native habitat through 
restoration efforts that support germination, flowering, and seed set of Otay tarplant. Restoration for 
the project will occur on approximately 0.001 acre of non-native grasslands, adjacent to the 0.82 acre 
mitigation site for the Southwest Village project to create contiguous 0.821 acre of Otay tarplant 
habitat. Non-native grassland will be restored to native grassland habitat that supports Otay 
tarplant and clay-tolerant native grasses and annuals with pockets of native shrubs. Restoration will 
occur through native seed introduction and weed maintenance. Decompaction of disturbed areas 
that are currently unauthorized trails or roads will occur, as needed. The mitigation site will be 
maintained throughout the five-year maintenance and monitoring period to native habitat that 
supports Otay tarplant, as described in Section 5.0.   



FIGURE 8
Otay Tarplant (Deinandra conjugens)
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4.2 Implementation Activities 
Implementation activities include seed collection and bulking, non-native weed biomass dethatching, 
barrier/signage installation, and seed installation. The implementation schedule is shown in Table 2. 
Implementation will commence prior to or concurrently with the start of construction of the project. 

Table 2 
Restoration Implementation Activities Schedule 

Task Time of Year 
1. Seed Collection and Bulking Fall through Spring 
2. Dethatching Summer/Fall 
4. Barrier/Signage Installation Fall 
5. Seed Installation Winter, after first winter rains and 

prior to a predicted rain event 
 

4.2.1 Seed Collection and Bulking 
Once the Otay tarplant have set seed, typically between August and November with variability due 
to seasonal weather patterns, seed will be collected from the existing plant populations found within 
the impact area. In addition to Otay tarplant seed, the native species listed in Table 3 will also be 
collected. The collected seed will be taken to an approved native plant nursery, rough cleaned, and 
stored until the fall. In the fall, when temperatures cool and conditions begin to favor native plant 
germination, a portion of the seed will be sown into flats to germinate over the winter for seed 
bulking. Individuals will be properly cared for through flowering and seed set and seed will be 
collected and rough cleaned. The bulking process will continue until adequate seed quantities are 
obtained to meet the project requirements, which may require several seasons (at least two) of 
bulking. Seed collection and bulking activities will be closely coordinated between the restoration 
specialist and native plant nursery to ensure proper timing of collection, bulking, and storage 
activities. 

Table 3 
Plant Species Targeted for Collection 

Scientific Name Common Name 
Achillea millefolium1 yarrow 
Ambrosia chenopodiifolia San Diego bur-sage 
Amsinckia menziesii1 common fiddleneck 
Apiastrum angustifolium1 mock-parsley 
Artemisia californica coastal sagebrush 
Bloomeria crocea common goldenstar 
Cryptantha intermedia1 nievitas cryptantha 
Convolvulus simulans small-flowered morning-glory 
Daucus pusillus rattlesnake weed 
Deinandra conjugens1 Otay tarplant 
Dichelostemma capitatum  blue dicks 
Encelia californica California encelia 
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Table 3 
Plant Species Targeted for Collection 

Scientific Name Common Name 
Eriophyllum confertiflorum1 long-stem golden yarrow 
Grindelia camporum1 common gumplant 
Lasthenia gracilis1 common goldfields 
Lupinus succulentus arroyo lupine 
Lupinus truncatus collar annual lupine 
Microseris douglasii small-flowered microseris 
Peritoma arborea bladderpod 
Plantago erecta1 dot-seed plantain 
Simmondsia chinensis jojoba 
Sisyrinchium bellum western blue-eyed grass 
Stipa pulchra1 purple needlegrass 
NOTE: Quantities to be determined based on seed collection and bulking quantities as 
discussed in Section 5.3 
1Species for which seed will be bulked. 

 

4.2.2 Dethatching 
Prior to seed introduction, crews familiar with native and non-native plants will remove the 
accumulated weedy thatch throughout the mitigation site using line trimmers and rakes. Weedy 
thatch may be removed using mechanized equipment such as a ride-on mower or tracked skid steer 
with mowing attachment, if site conditions allow. 

Cut material will be raked into piles, removed from the site, and taken to a landfill or put into a green 
waste dumpster for disposal. Removal of the thatch aides in preparing the site for seeding and 
reducing future weed growth that may inhibit establishment of Otay tarplant. 

4.2.3 Barrier Installation 
After site dethatching, temporary barriers will be installed at all unauthorized access points into the 
mitigation site to prevent unauthorized access by CBP operational activities and trespassing by the 
public. Barriers will not be installed at locations that will prohibit entrance into the site by 
maintenance or water trucks for the purposes of maintaining the mitigation site. Once site 
dethatching is complete, the mitigation site will be permanently fenced with t-posts and rope along 
the perimeter. Coast cholla cactus (Cylindropuntia prolifera) cuttings will be strategically placed along 
the trails and other locations to prevent unauthorized entry and minimize vandalism. Signs will be 
installed to provide notice that the area is an ecological preserve, notify that trespassing is prohibited, 
and cite penalties for trespass violation including liability for repair of any damage to soil or biological 
resources within the barrier. Signs in both Spanish and English will be mounted at corners of the 
mitigation site on metal t­posts or similar.  
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4.2.4 Seed Installation 

Otay tarplant and clay-tolerant native species seed (see Table 3) will be distributed within the 
mitigation site in the approximate quantities determined by the results of seed collection and 
bulking. The methods of seed dispersal will be determined by site access at the time of restoration 
implementation. Methods will be as recommended by the restoration specialist and may include 
application via hydroseeding, drill seeding, seed imprinting, or hand-seeding. Seed will be scheduled 
for distribution in the fall/winter sometime following the first significant rain event of the season, 
after a weed maintenance event, and immediately prior to a forecasted rain event (not more than 48 
hours). See Table 4 for the seeding schedule. All seed used for the mitigation will be collected from 
the site vicinity where feasible and as approved by the restoration specialist. The seed mix for the 
Otay tarplant restoration is listed in Table 3. The seed palette was designed to include native species 
that perform well in high-clay conditions, co-exist with Otay tarplant, and provide competition for 
non-native weed species. In addition, native cactus species salvaged whole or as cuttings from the 
impact area will be installed within the mitigation site. 

Table 4 
Maintenance Schedule 

Task 120-day PEP Year 1 Year 2 Year 3 Year 4 Year 5 
Weed Control  
(herbicide treatment) As needed Monthly1 Monthly1 

5–6 times 
per year1 

4–5 times 
per year1 

4 times per 
year1 

Watering As needed As needed As needed As needed – – 
Supplemental 
Seeding/ Planting 

At end of 
120-day PEP 

Fall/Winter Fall/Winter – – – 

Trash Removal 

In 
conjunction 
with weed 

control 

In 
conjunction 
with weed 

control 

In 
conjunction 
with weed 

control 

In 
conjunction 
with weed 

control 

In 
conjunction 
with weed 

control 

In 
conjunction 
with weed 

control 
Barrier/Sign 
Maintenance As needed As needed As needed As needed As needed As needed 

1Minimum frequency 
 

4.3 As-Built Reporting 
At the completion of implementation, the installation will be approved by the City of San Diego. An 
as-built report will be submitted that documents implementation activities and the dates they were 
completed. The report will include but not be limited to dates of on-site work, final seed lists and 
quantities, and any modifications to the mitigation site design. The report may be a brief letter report 
with photographs of the final site design and figures with locations of site elements. 

4.4 120-day Plant Establishment Period 
The 120-day PEP will begin once the implementation activities are approved by the City of San Diego, 
likely once all site preparation and native seeding have been completed. The 120-day PEP shall last 
for 120 calendar days and shall consist of all maintenance activities and methods discussed in Section 
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5.0. Regular (at least every other week) qualitative monitoring will be conducted to assess native 
seed establishment and non-native weed germination and to make recommendations for 
maintenance activities, as needed (see Table 4). Year 1 will begin after successful completion of the 
120-day PEP and after any required remedial seed installation has been completed. At the completion 
of the 120-day PEP, the restoration specialist will prepare a letter report for submittal to the City of 
San Diego to document activities conducted during the PEP and the site progress towards final 
success criteria. 

5.0 Maintenance Plan 
Regular maintenance of the mitigation site will be required during the five-year maintenance period 
to establish Otay tarplant and control non-native weeds. The need for weeding is expected to 
decrease substantially by the end of the maintenance period, provided successful habitat restoration 
has been achieved. Maintenance activities will include weed control, watering, supplemental 
re-planting/re-seeding of native species, trash removal, and barrier/sign maintenance. Maintenance 
activities will be conducted in a frequency and duration that ensures attainment of the final success 
criteria. Maintenance activities will be performed per the schedule in Table 4 or as-needed to achieve 
project success.  

5.1 Weed Control 
Weed control will be performed consistent with the following: 

• All herbicide and pesticide use will be under the direction of a licensed qualified applicator 
and will be applied by personnel trained to apply herbicide. All weeding personnel will be 
educated to distinguish between native and non-native species with a particular focus on 
protecting Otay tarplant. 

• Herbicide will only be applied when wind speed is less than five miles per hour, and spray 
nozzles will be of a design to maximize the size of droplets, to reduce the potential for drift 
of herbicide to non­target plants. Application of herbicide will not occur if rain is projected 
within 12 hours of the scheduled application. 

• Weeds will only be removed by hand from within areas with dense concentration of Otay 
tarplant seedlings. 

• Weeding will be done at a frequency and duration to ensure that weeds are not allowed to 
flower and set seed within the site. During the growing season this may be as frequently as 
every other week, depending on weather patterns. Any weeds that have set seed will be 
removed by hand and disposed of off-site. 
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5.2 Watering 
Hand-watering will be performed consistent with the following: 

• The watering frequency and duration will be done in a manner to mimic natural rainfall, 
support annual plants through seed set, and encourage deep root establishment of shrubs, 
but not enough to create runoff. 

• Watering will be carefully tapered off once Otay tarplant begins to reach the flowering stage 
to allow plants to experience their typical summer dormancy and avoid over watering or 
excessive soil shrinking and swelling that can damage plant roots. 

5.3 Supplemental Seeding 
Remedial seeding will be performed consistent with the following: 

• Areas of the site where native seed struggle to recruit will be remedially seeded during Years 
1 and 2.  

• Remedial seeding of Otay tarplant will be conducted to increase the number of Otay tarplant 
individuals and vegetative coverage of Otay tarplant. 

• Remedial seeding of native grasses and forbs will be conducted to increase native 
competition with weed species. 

5.4 Supplemental Planting 
Supplemental planting will be performed consistent with the following: 

• Cactus cuttings will be installed, as needed, within the site to deter trespassing and/or 
increase vegetative coverage. 

• Containers of maritime succulent scrub plant species may be introduced to provide 
competition for non-native weed species and preclude weed encroachment along the 
mitigation site edges.  

5.5 Trash Removal and Barrier/Sign Maintenance 
Trash removal and barrier/sign maintenance will be performed consistent with the following: 

• Trash and other debris will be removed as necessary.  

• All fencing and signs will be checked and repaired as necessary.  

• Other site problems, such as vehicle damage and trespassing, will be reported to the City of 
San Diego or other adjacent landowners with recommendations for remedial measures.  
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5.6 Adaptive Management Approach 
An adaptive management approach will be implemented if areas of the site are not attaining the 
desired native habitat cover. Adaptive management is defined, for the purposes of this plan, as a 
flexible, iterative approach to the long-term management of biological resources that is directed 
over time by the results of ongoing monitoring activities and direct observation of environmental 
stressors that are producing adverse results within the mitigation site.  

Achieving the key goals of the mitigation program and establishing self-sustaining native habitats 
will be the focus of all adaptive management decisions. Adaptive management measures will be 
based on qualitative data gathered in the field throughout the five-year maintenance and monitoring 
period. Adaptive management measures may include collection and dispersal of seed, additional 
weed control efforts, additional watering, and other actions deemed appropriate through 
consultation with the City of San Diego. 

If an interim performance standard (see Section 6.0) is not met in any year or if the final performance 
standards are not met, the restoration specialist will prepare an analysis of the cause(s) of failure and, 
if deemed necessary by the City of San Diego, propose remedial actions for approval. If any of the 
enhanced or restored habitat has not met a performance standard during the initial five-year period, 
the maintenance and monitoring obligations will continue until the City of San Diego deems the 
mitigation successful. 

6.0 Performance Standards 
At the end of the five-year monitoring period, a minimum of 56 Otay tarplant individuals should be 
present within the mitigation site. This number may be adjusted based on the results of the 
pre-construction survey.  

7.0 Monitoring Requirements 
A minimum commitment of five years of monitoring of the mitigation site will be completed. 
Biological monitoring goals will include qualitative vegetation monitoring, Otay tarplant counts, and 
photographic documentation. The monitoring schedule is presented in Table 5.  

Table 5 
Monitoring Schedule 

Task Year 1 Year 2 Year 3 Year 4 Year 5 

Qualitative 
Monitoring 

Every other week during 
the Otay tarplant 

growing/blooming 
season (January–June) 

Every other week during 
the Otay tarplant 

growing/blooming 
season (January–June) 

Monthly Monthly Monthly 

Quantitative 
Monitoring Spring Spring Spring Spring Spring 
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Table 5 
Monitoring Schedule 

Task Year 1 Year 2 Year 3 Year 4 Year 5 

Photograph 
Documentation  As Needed Spring Spring Spring Spring 

1Quantitative monitoring to begin in Year 1. 
 

7.1 Qualitative Monitoring 
Overall native and non-native cover and species richness will be qualitatively evaluated for the 
mitigation sites as they relate to Otay tarplant health and establishment but will not be used to 
determine project success. Qualitative monitoring of the mitigation site will be performed to guide 
maintenance activities and will be conducted as follows:  

• Qualitative monitoring will occur every other week during the growing season in Years 1 and 
2 (January–June), monthly thereafter with additional visits conducted during the growing 
season, as needed to ensure project success (see Table 5).  

• Monitoring will include, but not be limited to, assessment of native seed germination, weed 
presence, and unauthorized trespassing. Monitoring results will be used to determine the 
timing and frequency of maintenance activities. 

7.2 Quantitative Monitoring 
Counts of Otay tarplant individuals will be conducted annually throughout the mitigation site during 
the blooming period for the species, approximately May through June. The timing of these counts 
will be adjusted based on seasonal weather patterns and qualitative monitoring of the species 
phenology for that year. The population total will be calculated by counting individuals and 
estimating the proportion of individuals at each stage of phenology: seedling, vegetative, flowering, 
seeding. For large areas of dense Otay tarplant individuals, the total number of individuals will be 
calculated by estimating the density of Otay tarplant within a section and extrapolating for the entire 
area.  

7.3 Photographic Documentation 
One permanent photo point will be established prior to the start of restoration activities. 
Representative photographs will be taken before implementation, at the completion of 
implementation, at the completion of the 120-day PEP, and annually to visually document the 
progress of vegetation cover development over the monitoring period. 
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7.4 Reporting 
Annual reports that assess both the attainment of yearly interim and progress toward the final 
performance standards for the site will be submitted to the City of San Diego’s Mitigation Monitoring 
and Coordination (MMC) by December 1 of each year. The reports will also summarize the mitigation 
project’s compliance with all applicable mitigation measures and permit conditions. A final 
monitoring report will be prepared and submitted to the City of San Diego MMC for use in the 
notification of completion and final acceptance of the mitigation effort. 

8.0 Notification of Completion 
If the final success criteria have been met at the end of the five-year monitoring program, notification 
of these events will be provided with the fifth-year report. If the final success criteria have not been 
met by the end of the five-year monitoring program, the fifth-year report will discuss the possible 
reasons and recommendations for remedial measures to aid the site in meeting the criteria. If the 
mitigation site has not met the performance standards, the project proponent’s maintenance and 
monitoring obligations will continue, until the City of San Diego MMC deems the mitigation program 
as successful. 

Following receipt of the final annual report, the City of San Diego MMC shall be invited to visit the 
mitigation site to confirm completion of the mitigation effort. The Otay tarplant mitigation 
requirements shall be deemed complete once the final success criteria are met and after written 
approval by the City of San Diego MMC has been received. 
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