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Summary

The Avocado Tentative Subdivision Map No. 2022-0008 Project consists of a 5-lot Tentative Subdivision Map

(TSM) allowing the construction of a residential development project with associated infrastructure.

Approval and implementation of the project as proposed would result in the majority of the site being

impacted by the proposed development. This includes grading, the construction of residential home sites,

parking areas, fencing, drainage and water quality improvements, landscaping, fire clearing and related

activities. The project site totals approximately 2.11 acres and consists of APN 493-391-13 and APN 493-441-

35 under the same ownership. Habitats presently found onsite include Disturbed Diegan Coastal Sage Scrub,

Disturbed Buckwheat Scrub, Ruderal Vegetation, and Disturbed/Developed Habitat. Impacts to Disturbed

Diegan Coastal Sage Scrub and Disturbed Buckwheat Scrub must be mitigated for at ratios specified in this

report, and it is recommended that this mitigation take place offsite in a City-approved location. In addition,

an avian nesting survey and/or seasonal restrictions on site development are recommended to provide

project consistency with the Migratory Bird Treaty Act and the California Fish and Game Code.

Introduction, Project Description, Location, and Setting

The Avocado Tentative Subdivision Map NO. 2022-0008 Project (hereafter: TSM-2022-0008) proposes the

subdivision of a vacant property in the City of El Cajon, California. Project approval would create five new

residential parcels. The project site totals approximately 2.11 acres and includes APNs 493-391-133 and 493-

441-35. Pads and related improvements along with a private road (Street ”A”) would be constructed with

access onto Cajon View Drive to be improved to Avocado Avenue. New homes would eventually be built

on each of the new pads.

The TSM-2022-0008 project site is situated along Avocado Avenue immediately north of Cajon View Drive

in the southern part of the City (Figure 1). Avocado Avenue runs along the eastern boundary of the site.

Residential areas are present in all directions surrounding the property and a new residential development

project under construction is present to the west.
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The City of El Cajon enrolled in the Natural Community Conservation Planning/ Coastal Sage Scrub

Program (NCCP/ CSS) in June of 1993. This voluntary program obligated the City to follow certain habitat

conservation planning guidelines directed towards the preservation of large-blocks of Coastal Sage Scrub

vegetation and associated Special Status Species. The City further began to prepare a Subarea Plan under

the guidelines of the Multiple Species Conservation Program, an offshoot of the NCCP/ CSS Program. This

Subarea Plan was never finished or certified, and the City currently relies on the Wildlife Agencies

(California Department of Fish and Wildlife and US. Fish and Wildlife Service) for guidance with respect

to impacts to native habitats and species. ”Take” authorization for project impacts to sensitive habitats and

listed species may need to be secured from the unincorporated County of San Diego through its l-122

Policy. Very little native vegetation remains in El Cajon, as the city is effectively built-out.

An incomplete biological study of the TSM-2022-0008 project site was initiated by Cadre Environmental in

January of 2023. The Cadre document provided some background for this report, although a complete

species inventory was assembled along with a complete, new baseline biology survey of entire project site.

The purpose of the current survey has been to identify the site's flora and fauna (Table 2), correctly map

the onsite habitat-types (Figures 3 and 4), identify potential project impacts (Table 1), and propose

mitigation, if appropriate and required. Any useful data from the older study has been incorporated into

this report.

Habitats/Vegetation Communities

The TSM-2022-0008 project site supports areas of open to dense native scrub, weedy and forb-dominated

ruderal vegetation, and developed/disturbance-responsive habitat. In 2006, the site was completely cleared

of vegetation (Figure 2), presumably in preparation for agriculture. However, planting was abandoned,

and the vegetation regrew albeit in a patchy manner. Currently, the onsite habitats (Figures 3 and 4) include

the following:

Disturbed Diegan Coastal Sage Scrub — 0.42 acre

Disturbed Diegan Coastal Sage Scrub (DCSS) vegetation is found on the northern portion of the property

on a mostly northwest-facing slope. The dominant indicators of this vegetation-type include Flat-top

Buckwheat (Eriogonum fasciculatum), Laurel Sumac (Malosma lamina), and California Sagebrush (Artemisia

califomica) along with occasional other scrub species including Redberry (Rhamnus crocea) and White Sage

(Salvia apiana). This area represents the least disturbed portion of the property although there are ample

signs of encampments and associated debris in places. The DCSS vegetation onsite is considered to be of

low to moderate biological resource value based on patch size, isolation, and disturbances.

Disturbed Buckwheat Scrub - 1.02 acre

A patch of vegetation that best qualifies as Disturbed Buckwheat Scrub (DBS) occurs in a band through the

property center. Indicators include a very heavy infusion of non-native weeds, mostly Shortpod Mustard

(Hirschfeldia incana), along with occasional specimens of Flat-top Buckwheat and Laurel Sumac shrubs. This

area also supports clear evidence of foot traffic and abandoned encampments. The vegetation appears to

be successional and transitional between more heavily disturbed areas to the southeast and higher value

areas to the northwest. The DBS vegetation onsite is of low to moderate biological resource value.
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Ruderal Vegetation— 0.53 acres

The southern end of the property supports habitat that is best classified as Ruderal Vegetation (RV). This

vegetation is found on dry areas that were originally sparsely vegetated, cleared continuously in the past,

influenced by a very heavy infusion of non-native weeds, and impacted by other edge effect elements,

including dumping, foot traffic, and encampments. Indicators of the habitat include thick stands of mowed

and un—mowed Shortpod Mustard and widely spaced native Laurel Sumac shrubs and a diversity of other

weedy forbs and occasional Eurasian grasses. The RV on this site is of low biological resource value.

Disturbed/Developed Habitat - 0.14 acre

Disturbed/Developed Habitat (DDH) is found on the southern portion of the site and on adjoining offsite

areas. These areas support low weeds and bare dirt along the shoulder of Avocado Avenue and the paved

footprint of Cajon View Drive. A second, adjoining area that qualifies as DDH is found adjacent to the

neighboring property to the west, directly adjacent to the property line. This area appears to be being

maintained as bare by the adjacent property owner, presumably to reduce fire hazards. The DDH onsite is

of low biological resource value.

Flora and Fauna

Fifty-seven species of vascular plants and twenty species of animals were detected during the field surveys

of the property. These are listed in Table 1. This list represents a characteristic flora and fauna associated

with this part of the City of El Cajon. Most of the species detected are common to this area, although one is

considered a special status, or ”sensitive” species.

Special Status Species

One sensitive plant species was detected during the recent site surveys. This is San Diego County Viguiera,

a distinctive, yellow-flowering shrub with small, triangular, sandpapery leaves:

San Diego County Viguiera (Bahiopsis laciniata)
Listing: CRPR List 4.2

County status: San Diego County Sensitive Plant List, Group D (PDS, 2011)
Federal/State status: none

Distribution: This distinctive species occurs from about Mission Valley in central San
Diego County south to adjacent areas in northern Baja California along the coast and
in foothill areas. Reported localities in Saan Diego County include Mission Valley, La
Mesa, El Cajon, Portrero, Dehesa, Otay, and Tecate. Many populations are threatened
by development, although it remains common where it occurs. Also found in Orange
County and elsewhere where it has been introduced by horticulture and
hydroseeding.

Habitat: Occurs in coastal sage scrub, maritime scrub, and xeric Chaparral, oc-
casionally as a co-dominant.
Status on Site: Three or four individual San Diego County Viguiera shrubs were
detected onsite during the survey.
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No sensitive animal species were detected during the survey. Various wide-ranging or cryptic species

might be anticipated to occur onsite, including soaring raptors and native bats. Also anticipated would be

various sensitive native reptiles which were not detectable at the time of the field survey, However, no

critical populations or highly sensitive species would be anticipated, given the small size and disturbed

nature of much of the property. The edge effects from surrounding development would limit the viability

of any onsite populations of sensitive species.

Sensitive plant and animal species known from the vicinity, along with an assessment of the probability of

occurrence onsite, are presented in Table 3.

Jurisdictional Wetlands and Waterways

The TSM-2022-0008 project site supports no jurisdictional Wetlands or Waterways. The property shows no signs

of significant drainage or runoff other than sheet flow down the slopes and limited rill erosion in some areas.

Other Unique Features/Resources/Biological Concerns

Because of the TSM-2022-0008 property’s location (generally surrounded by development), small size, and

mostly disturbed nature, it lacks unique features or resources that would enhance its biological significance.

For to these reasons, wildlife corridors or linkages are not present onsite and there is little potential for

large mammals to use the property, other than urban-tolerant species (skunks, opossums, coyotes, etc). The

open, undeveloped areas of the site support limited raptor foraging habitat. Several sensitive raptor species

are known from the vicinity (Table 3), and some of these could forage onsite on occasion. However, the site

lacks any significant areas of potential raptor nesting habitat.

Significance of Project Impacts and Proposed Mitigation

The TSM-2022-0008 project is subject to review under the California Environmental Quality Act (CEQA)

and the City’s NCCP/ CSS guidelines. This means that the City requires that project-related impacts to

native habitats and species be “less than significant”, as defined by CEQA, and consistent with the

requirements of the NCCP/CSS guidelines. This requires the adoption of specific mitigation measures

intended to reduce ”significant” impacts to a level that is ”less than significant”. Project-related impacts, as

we have identified them, are presented in Table 1. The impact assessment and mitigation recommendations

found in this report are based on the most current field work and CEQA standards.

Direct and Indirect Impacts

Approval and the subsequent implementation of TSM-2022-0008 could result in the following direct and

indirect impacts as defined by CEQA. Although not all of the vegetation on this site will be directly

removed by grading, indirect impacts resulting from edge effects, fire clearing, etc. are anticipated to result

in 100 percent of the site being impacted, directly or indirectly, as follows:
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1. A loss of up to 0.42 acres of DCSS as a result of grading and clearing for fire protection. Impacts

to DCSS are considered significant and require mitigation.

2. A loss of up to 1.02 acres of DBS as a result of site grading. Impacts to DBS are considered

significant and require mitigation.

3. A loss of up to 0.53 acres of RV as a result of site grading. Impacts to RV are considered less

than significant and do not require mitigation.

4. A loss of up to 0.14 acre of DDH as a result of site grading. Impacts to DDH are considered less

than significant and do not require mitigation.

5. Potential displacement impacts to nesting raptors or migratory songbirds are considered

significant. The federal Migratory Bird Treaty Act (MBTA) and Sections 3503, 3503.5 and 3513

of the California Fish and Game Code (CFGC) protect the nests of essentially all native birds.

Avian nesting in some of the nearby trees or larger shrubs on or adjacent to the site is possible

as is ground nesting by certain species. Any disturbance, either direct or indirect, that would

cause abandonment of active nests containing eggs or young would be a violation of the MBTA

and/or the CFGC, and thus inconsistent with the requirements of CEQA.

Cumulative Impacts

Section 15064 of the State CEQA Guidelines governs the determination of significant environmental

impacts caused by a project. The evaluation of a project’s cumulative impacts is discussed in Section

15064(h) of the CEQA Guidelines. Cumulative impacts must be discussed when project impacts, although

individually limited, are cumulatively considerable. ”Cumulatively considerable” means that the

incremental effects of an individual project are significant when viewed in connection with the effects of

past projects, the effects of other current projects, and the effects of probable future projects affecting the

same resource (CEQA Guidelines §15064(h) (1))

A lead agency may determine in an initial study that ”a project’s contribution to a significant cumulative

impact will be rendered less than cumulatively considerable and thus is not significant. When a project

might contribute to a significant cumulative impact, but the contribution will be rendered less than

cumulatively considerable through mitigation measures set forth in a mitigated negative declaration, the

initial study shall briefly indicate and explain how the contribution has been rendered less than

cumulatively considerable” (CEQA Guidelines §15064(h) (2)) The mere existence of significant cumulative

impacts caused by other projects alone shall not constitute substantial evidence that the proposed project’s

incremental effects are cumulatively considerable (CEQA Guidelines §15064 (h) (4))

The following statements are addressed in order to assess potential cumulatively considerable impacts

associated with the TSM-2022-0008 Project:
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1. Does the project have the potential to degrade the quality of the environment, substantially reduce the habitat

of a fish or wildlife species, cause a fish or wildlife population to drop below self—sustaining levels, threaten

to eliminate a plant or animal community, or reduce the number or restrict the range ofa rare or endangered

plant or animal species?

Response: The TSM-2022-0008 Project could impact up to 0.42 acre of DCSS and 1.02 acres of DBS. Although

regulated and considered sensitive, these habitat-types remain relatively well-distributed in San Diego

County. Furthermore, the habitats present on the TSM-2022-0008 project site are disturbed and isolated in

nature. Therefore, this project’s relatively minor impacts to DCSS and DBS (from a regional perspective)

are not considered ”cumulatively considerable” when viewed in the context of the substantial acreages of

these habitat-types persisting in San Diego County. Furthermore, all impacts to these habitat-types will be

fully mitigated for, reducing them to below a level of significance.

San Diego County Viguiera was the only sensitive species observed on the project site. San Diego County

Viguiera is relatively well distributed in San Diego County, and only a handful of specimens appear to

occur on the subject project site. Therefore, the minor impacts to this species associated with the TSM-2022-

0008 project are not cumulatively considerable. Furthermore, impacts to this species will be fully mitigated

for via the adoption of ”habitat-based” mitigation, as promoted by the NCCP, theoretically reducing them

to a level below significance. A number of additional sensitive species are known to occur in the general

vicinity of this property and some of these could utilize the site, such as various species of rare bats, various

species of raptors, uncommon reptiles, etc. However, it is unlikely that any locally or regionally-significant

populations of special status species would be found onsite. In any case, all potential cumulative project

impacts to sensitive species will be mitigated to a level that is below significance through the preservation

of equivalent or better-quality habitat presumably supporting the same special status species that could

occur onsite.

2. Does the project have impacts that are individually limited, but cumulatively considerable?

Response: Because all project impacts will be mitigated to a level that is below significance, the TSM-ZOZZ-

0008 project will not have cumulatively considerable impacts when viewed in connection with the effects

of past projects, the effects of other current projects, and the effects of probable future projects affecting the

same TESOUI'CES.

Proposed Mitigation

In order to reduce project impacts (see Table 1) to ”less than significant”, the following mitigation measures

are recommended:

1. Impacts to C88 generally require mitigation at a ratio between 1:1 and 3:1, based primarily on the

quality of the vegetation/habitat. That is, for every acre-unit of CSS being impacted, between one and

three acre-units of equal or higher value CSS (or other higher-value habitat) must be conserved. This

can take place either onsite or offsite in an approved location. The subject project will impact slightly

less than one-half acre (0.42 acre) of DCSS. Based on the quality of the DCSS and patch size of the
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vegetation, it is recommended that a 2:1 mitigation ratio be applied. Therefore, at least 0.84 acre of CSS

mitigation should apply. Furthermore, ”take” authorization to permit this impact may need to be

secured from the unincorporated County of San Diego through its I-122 Policy. It is recommended that

this mitigation be provided offsite via the purchase of 0.84 acre of CSS or higher-value Conservation

Credits from an approved Conservation Bank to the satisfaction of the City of El Cajon and the Wildlife

Agencies.

2. Impacts to DBS are generally evaluated as being equivalent to impacts to CSS. That is, they require a

similar mitigation approach. The subject project will impact approximately 1.02 acre of DBS. Due to the

very heavily disturbed nature of the DBS on the subject site, it is recommended that the impacts to this

habitat be mitigated at a 1:1 ratio. In other words, for every acre-unit of DBS impacted, one acre-unit of

equal or higher value scrub habitat (or other higher-value habitat) must be conserved. Therefore, at

least 1.02 acre of DBS mitigation should apply. Furthermore, ”take” authorization to permit this impact

may need to be secured from the unincorporated County of San Diego through its I-122 Policy. It is

recommended that this mitigation be provided offsite via the purchase of 1.02 DBS (or CSS or higher-

value) Conservation Credits from an approved Conservation Bank to the satisfaction of the City of El

Cajon and the Wildlife Agencies.

3. Impacts to RV and DDH do not require mitigation. Impacts to these habitat-types are less than

significant.

4. Site brushing, grading, and/or the removal of native vegetation within 300 feet of any potential

migratory songbird or raptor nesting location (including ground-nesting location) should not take

place during the spring/ summer songbird breeding season, defined as from 1 January (for nesting

raptors) to 31 August of each year. This is required in order to ensure compliance with the federal

Migratory Bird Treaty Act and Sections 3503, 3503.5 and 3513 of the California Fish and Game Code,

which prevents the ”take” of eggs, nests, feathers, or other parts of most native bird species, and the

Endangered Species Act. Limiting development activities to the non-breeding season will minimize

chances for the incidental take of migratory songbirds or raptors. Should it be necessary to conduct

brushing, grading, or other construction activities during the bird breeding season, a preconstruction

nesting survey of all areas within 500 feet of the proposed activity will be required. The results of the

survey will be provided in a report to the City’s Planning Division for concurrence with the conclusions

and recommendations.

No other biological mitigation associated with the TSM-2022-0008 project is recommended at this time.
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Table 1. Impact/Mitigation Analysis

Vegetation .Pþje—ct Pþje_ct Mitigation Mitigation
v Habltat Acreage Impact Acreage1 M Requn‘ement2

DCSS 0.42 ac 0.42 ac 2:1 0.84 ac

DBS 1.02 ac 1.02 ac 1:1 1.02 ac

RV 0.53 ac 0.53 ac n/ a none

DDH 0.14 ac 0.14 ac n/ a none

Total 2.11ac 2.11 ac --- 1.86 ac

1 Assumes fall site development with fire clearing, etc,
2 Assumes oý‘site mitigation in a City and Agency-approved location
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Figure 1. Regional Location - TSM-2022-0008 Property

Portion of U.S.G.S. ”El Cajon, California” 75’ Quadrangle Map

Site



Figure 2. Aerial Photo showing Complete Clearing in 2006 - TSM-2022-0008






















