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1.0 Summary 
The Euclid Terrace Project is located in the city of San Diego, California, and is not within or adjacent to 
the City of San Diego (City) Multi-Habitat Planning Area (MHPA). The 2.98-acre project site (survey area) 
was evaluated to determine the current condition of the biological resources present and to provide an 
impact analysis for the entire parcel. 

Three sensitive vegetation communities, non-native grassland, disturbed riparian, and disturbed 
wetland, were identified within the survey area and impacts to these habitats would occur as a result of 
the proposed project. No narrow endemic plant species or state or federally listed wildlife species were 
detected during the biological survey, and none are anticipated to occur on-site. Mitigation for impacts 
to non-native grassland is proposed to be achieved through payment of fees into the City of San Diego’s 
Habitat Acquisition Fund. Mitigation for impacts to disturbed riparian would be satisfied through 
purchase of 0.07 acre of Re-established River: Wetland Waters of the U.S./State credits from the San 
Luis Rey Mitigation Bank. 

2.0 Introduction 
The project proposes to construct 25 single-family residential units in the community of Encanto, in 
southern San Diego. The survey area is east of Interstate 805, and immediately east of South Euclid 
Avenue (Figure 1). The survey area is found on the Mission San Diego Land Grant, of the U.S. 
Geological Survey (USGS) 7.5-minute topographic map, National City quadrangle (Figure 2; USGS 
1996) and City, Engineering and Development, City 800’ scale map Number 138-1761 (Figure 3). The 
survey area is composed of undeveloped land (Figure 4) and is not within or adjacent to the MHPA.  

This report provides all the necessary biological data and background information required for 
environmental analysis according to guidelines set forth in the City’s Multiple Species Conservation 
Plan (MSCP) Subarea Plan (1997) and the City Biology Guidelines (2018). 
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3.0 Methods and Survey Limitations 
For reporting convenience, field survey times, dates, and weather conditions are presented in Table 1. 
A biological survey was first conducted by RECON on July 3, 2018, and a wetland delineation was 
conducted on August 1, 2018. Updated biological and wetland delineation surveys were conducted 
by RECON biologists Gerry Scheid and Beth Procsal on June 22, 2021. Vegetation communities and 
land cover types were mapped on a 1-inch-equals-150-feet aerial photograph of the survey area. 
Wildlife species were observed directly or detected from calls, tracks, scat, nests, or other signs. All 
plant species observed within the survey area were also noted.  

Table 1 
Survey Dates, Times, and Weather Conditions 

Date Surveyors Survey Type Beginning Conditions Ending Conditions 

7/3/2018 Beth Procsal General Biological 
8:00 a.m.; 65°F; 
wind 0–1 mph; 

90% cloud cover 

9:10 a.m.; 66°F; 
wind 0–1 mph; 

10% cloud cover 

8/1/2018 Gerry Schied 
Beth Procsal Wetland Delineation n/a* n/a* 

6/22/2021 Gerry Schied 
Beth Procsal 

General Biological, 
Wetland Delineation 

8:30 a.m.; 70°F; 
wind 0–2 mph; 

75% cloud cover 

10:30 a.m.; 72°F; 
wind 0–1 mph; 

50% cloud cover 
°F = degrees Fahrenheit; mph = mile per hour; % = percent; n/a = not applicable 
*Beginning and ending weather conditions were not collected for these non-wildlife surveys. 

 

Floral nomenclature for common plants follows the Jepson Online Herbarium (Jepson Flora Project 
2020), for ornamental plants Brenzel (2001), and for sensitive plants California Native Plant Society 
(CNPS; 2021). Vegetation community classifications follow Oberbauer et al. (2008), which is based on 
Holland’s 1986 Preliminary Descriptions of the Terrestrial Natural Communities of California. 
Zoological nomenclature for birds is in accordance with the American Ornithological Society 
Checklist (Chesser et al. 2018) and Unitt (2004); for mammals with Baker et al. (2003); and for reptiles 
with Crother (2008). Determination of the potential occurrence for listed, sensitive, or noteworthy 
species is based upon known ranges and habitat preferences for the species (Jennings and 
Hayes 1994; Unitt 2004; CNPS 2021; Reiser 2001) and species occurrence records from the California 
Natural Diversity Database (CNDDB; California Department of Fish and Wildlife [CDFW] 2021a).  

4.0 Existing Conditions 
The survey area consists of a mesa top along the southern portion of the site, a north-facing slope, 
and two ephemeral drainages that run along the northern perimeter. The survey area is surrounded 
by urban development in all directions. Elevations in the survey area range from 118 feet above mean 
sea level to 166 feet above mean sea level.  

One soil type, Huerhuero loam, 15 to 30 percent slopes, eroded, as mapped by the U.S. Department 
of Agriculture (1973), occurs within the survey area. Huerhuero soils are characterized by moderately 
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drained loams and have a clay subsoil at a depth of 12 inches and deeper. The Huerhuero soil series 
is typically used for range, truck crops, tomatoes, and flowers (U.S. Department of Agriculture 1973). 

4.1 Botany 
Six vegetation communities and land cover types, non-native grassland, disturbed land, natural flood 
channel, disturbed wetland, disturbed riparian, and urban/developed land occur on-site (Figure 5; 
Table 2). All plant species observed are presented in Attachment 1. Under the City MSCP, the 
environmentally sensitive lands (ESL) regulations define sensitive upland biological resources into 
four tiers of sensitivity. Upland vegetation communities that are classified as Tier I (rare uplands), Tier 
II (uncommon uplands), or Tier III (common uplands) are considered sensitive by the City. Tier IV 
(other uplands) vegetation communities are not considered sensitive (City of San Diego 2018). There 
is no tier classification for wetland habitats (City of San Diego 2018). 

Table 2 
Existing Vegetation Communities and Land Cover Types  

within the Survey Area 
Vegetation Communities/ 

Land Cover Types 
City of San Diego 

ESL Tier 
Total Project 

Area 
Non-Native Grassland III-B 1.95 
Disturbed Land IV 0.82 
Natural Flood Channel - 0.05 
Disturbed Wetland - 0.07 
Disturbed Riparian - 0.07 
Urban/Developed Land - 0.02 
TOTAL - 2.98 

 

According to the City Biology Guidelines, non-native grassland, disturbed wetland, and disturbed 
riparian are considered a sensitive habitat type and natural flood channel, disturbed land and 
urban/developed lands are not considered sensitive habitats (City of San Diego 2018). More 
specifically, natural flood channel occurs within disturbed land. 

4.1.1 Non-Native Grassland  
Non-native grassland, a Tier III-B ESL habitat, occurs on a majority of the survey area. Annual grasses 
such as oats (Avena sp.), rip-gut grass (Bromus diandrus), red brome (Bromus madritensis), and 
Bermuda grass (Cynodon dactylon), dominate this area and range from 1 foot to 3 feet tall 
(Photograph 1). A native annual herb, dot-seed plantain (Plantago erecta), is also a dominant species 
on the north-facing slope on-site. Scattered individuals of native shrub and herb species such as 
deerweed (Acmispon glaber), western blue-eyed grass (Sisyrinchium bellum), gumplant (Grindelia 
camporum), coast California buckwheat (Eriogonum fasciculatum), and needle grass (Stipa sp.), also 
occur within the grassland. These native species are too few and widespread to form native habitat.  

  



FIGURE 5
Existing Biological Resources
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PHOTOGRAPH 1 

Non-Native Grassland within Survey Area, Looking South 
Photo Date: June 22, 2021 
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4.1.2 Disturbed Land  
Disturbed land, a Tier IV ESL habitat, occurs along the southern and northern ends of the site on the 
mesa top, along the pedestrian path through the middle of the site, and in large patches of freeway 
iceplant (Carpobrotus edulis), on the west end of the site (Photograph 2). Generally, this land cover 
type is open and has sparse vegetation consisting of rip-gut grass, Bermuda grass, Russian thistle 
(Salsola tragus), and Australian saltbush (Atriplex semibaccata). Dot-seed plantain is also abundant 
within the disturbed land. A few horticultural species were observed within the disturbed land 
including Brazilian pepper tree (Schinus terebinthifolius) and large-flowered yucca (Yucca grandiflora).  

4.1.3 Natural Flood Channel 
One ephemeral drainage crosses through the northern portion of the project from east to west, 
totaling 0.05 acre (Photograph 3). The channel crosses through disturbed land and non-native 
grassland areas and is vegetated with mostly non-native species, such as wild oat, rip-gut grass, and 
Russian thistle.  

4.1.4 Disturbed Wetland 
Disturbed wetland occurs within the banks of the drainage and is dominated by giant reed (Arundo 
donax) (Photograph 4). The density of the giant reed is as high as 100 percent in some portions of 
the main drainage. 

4.1.5 Disturbed Riparian 
Disturbed riparian consists of the non-native vegetation outside of the bed and bank of the stream 
course and is dominated by giant reed. Brazilian pepper tree (Schinus terebinthifolius) and mule fat 
(Baccharis salicifolia) are also present in small clumps within this vegetation community. The edges 
of this habitat are dense in some areas and open in others where homeless encampments are present 
(Photographs 5 and 6).  

4.1.6 Urban/Developed Land  
Urban/developed land occurs along the western perimeter of the survey area adjacent to Euclid 
Avenue and at the terminus of San Bernardo Terrace. This land cover type consists of sidewalk and 
concrete along the side of the sidewalk. Freeway iceplant occurs within this land cover type. 

  



 

P:\9215\Bio\Biotec\Photos\photos1-6.docx     10/3/22 

 
PHOTOGRAPH 2 

Disturbed Land within the Survey Area, Located North 
of the Ephemeral Drainage, Looking East 

Photo Date: June 22, 2021  
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PHOTOGRAPH 3 

View of Natural Flood Channel (represented by yellow line) Occurring Along 
the Northern Portion of the Project, Looking West  

Photo Date: June 22, 2021 
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PHOTOGRAPH 4 

View of Disturbed Wetland, Looking East  
Photo Date: June 22, 2021  
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PHOTOGRAPH 5 

View of Disturbed Riparian, Looking North 
Photo Date: June 22, 2021 

 

 
PHOTOGRAPH 6 

View of Disturbed Riparian, Looking West 
Photo Date: June 22, 2021 
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5.3 Local Regulations 
One of the primary objectives of the MSCP is to identify and maintain a preserve system, the MHPA, 
which allows for animals and plants to exist at both the local and regional levels. The MSCP has 
identified large blocks of native habitat having the ability to support a diversity of plant and animal 
life known as “core biological resource areas.” “Linkages” between these core areas provide for 
wildlife movement. These lands have been determined to provide the necessary habitat quality, 
quantity, and connectivity to sustain the unique biodiversity of the San Diego region. Input from 
responsible agencies and other interested participants resulted in creation of the City’s MHPA. The 
MHPA is the area within which the permanent MSCP preserve would be assembled and managed 
for its biological resources. MHPA lands are considered by the City to be sensitive biological 
resources. 

The City’s Biology Guidelines (2018) were formulated to aid in the implementation and interpretation 
of the ESL Regulations, San Diego Land Development Code, Chapter 14, Division 1, Section 143.0101. 
Section III of the Guidelines (Biological Impact Analysis and Mitigation Procedures) also serves as 
standards for the determination of impacts and mitigation under CEQA. The ESL defines sensitive 
biological resources as those lands included within the MHPA as identified in the City’s MSCP 
Subarea Plan (City of San Diego 1997), and other lands outside of the MHPA that contain wetlands; 
vegetation communities classifiable as Tier I (rare uplands), II (uncommon uplands), IIIA (common 
uplands) or IIIB (common uplands); habitat for rare, endangered, or threatened species; or narrow 
endemic species. 

Per San Diego Municipal Code Section 143.0101, the purpose of the ESL Regulations is to protect, 
preserve, and where damaged, restore these lands of San Diego and viability of the species 
supported by those lands. ESL regulations are meant to protect the quality of the resources and 
natural character of the area to be developed, including, but not limited to coastal development in 
the Coastal Overlay Zone.  

6.0 Sensitive Biological Resources 

6.1 Sensitivity Criteria/Regulatory Setting 
For purposes of this report, plant and animal species will be considered sensitive if they are:  

1. Listed by state or federal agencies as threatened or endangered or are proposed for listing;  

2. Designated by the City as a narrow endemic species (City of San Diego 1997, 2018);  

3. Covered species under the MSCP (City of San Diego 1997) or Vernal Pool Habitat 
Conservation Plan (City of San Diego 2019);  

4. Given a California Rare Plant Rank (CRPR) 1B (considered endangered throughout its range), 
2 (considered endangered in California but more common elsewhere), 3 (more information 
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about the plant’s distribution and rarity needed), or 4 (plants of limited distribution) in the 
CNPS Inventory of Rare and Endangered Plants of California (CDFW 2021a);  

5. Considered rare, endangered, or threatened by CDFW (2021b-e); or  

6. Identified by another recognized conservation or scientific group as being depleted, 
potentially depleted, declining, rare, critical, endemic, endangered, or threatened.  

City of San Diego Regulations: As stated in the City 2018 Biology Guidelines, a project site is 
considered to contain sensitive biological resources if: 

1. The site has been identified as part of the MHPA by the City’s MSCP Subarea Plan or the 
Vernal Pool Habitat Conservation Plan. MHPA lands are those that have been included within 
the City’s MSCP Subarea Plan for habitat conservation. These lands have been determined 
to provide the necessary habitat quality, quantity, and connectivity to sustain the unique 
biodiversity of the San Diego region. MHPA lands are considered by the City to be a sensitive 
biological resource.  

2. The site supports Tier I, II, or IIIA and IIIB vegetation communities (such as grassland, 
chaparral, coastal sage scrub, etc.). The CEQA determination of significant impacts may be 
based on what was on the site (e.g., if illegal grading or vegetation removal occurred, etc.), 
as appropriate.  

3. The site contains, or comes within 100 feet of, a natural drainage.  

4. The site occurs within the 100-year floodplain established by the Federal Emergency 
Management Agency or the floodplain/floodway zones. 

5. The site has potential to provide habitat for threatened, endangered, or otherwise protected 
wildlife species. 

MHPA lands are those that have been included within the City’s MSCP Subarea Plan for habitat 
conservation. These lands have been determined to provide the necessary habitat quality, quantity, 
and connectivity to sustain the unique biodiversity of the San Diego region. MHPA lands are 
considered by the City to be a sensitive biological resource. The closest MHPA is 0.67 mile to the 
northeast. 

All wetland areas, including wetland buffers, and non-wetland waters and streambeds are considered 
sensitive. Wetlands and non-wetland waters are under the jurisdiction of the U.S. Army of Engineers 
(USACE) and California Regional Water Quality Control Board (RWQCB). Streambeds and associated 
vegetation are under the jurisdiction of the CDFW. The City defines wetlands as areas which are 
characterized by any of the following conditions:  

• Areas supporting naturally occurring wetland vegetation communities with a predominance 
of hydrophytic plant species. 

• Areas lacking naturally occurring wetland vegetation communities that have hydric soils or 
wetland hydrology still present and past human activities have occurred to remove historic 
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vegetation, or catastrophic or recurring natural events preclude the establishment of wetland 
vegetation. 

• Seasonal drainages that have wetland dependent vegetation present in the drainage or 
lacking due to human activities. 

• Areas lacking wetland vegetation communities, hydric soils, and wetland hydrology due to 
non-permitted filling of previous existing wetlands. 

• Areas that contain wetland vegetation, soils, or hydrology created by human activities in 
historically non-wetland areas where they have been delineated as wetland by USACE and/or 
CDFW. 

• Areas mapped as wetlands on Map No. C-713 as shown in Chapter 13, Article 2, Division 6 
(Sensitive Coastal Overlay Zone). 

6.2 Sensitive Vegetation Communities 
Non-native grassland (Tier III-B), disturbed riparian and disturbed wetland are considered sensitive 
habitats under the City’s MSCP (City of San Diego 1997). These sensitive vegetation communities are 
shown on Figure 5. 

6.3 Sensitive Plants 
No MSCP-covered, narrow endemic, or state or federally listed sensitive plant species were observed 
on the project site and none are expected to occur due to the level of disturbance on-site. An 
assessment of the potential for sensitive plant species to occur within one mile of the survey area 
based on a CNDDB review is presented in Attachment 2.  

6.4 Sensitive Wildlife Species 
One MSCP-covered wildlife species, western bluebird, was observed on-site during the general 
survey. No state or federally listed sensitive wildlife species are expected to occur due to the level of 
disturbance on-site and lack of native habitat. 

Wildlife species known to occur in the project vicinity (i.e., within one mile of the survey area) that 
are federally listed, threatened, endangered, or that have potential to occur based on species range 
are addressed in Attachment 3.  

6.5 Jurisdictional Waters 
A wetland/waters delineation was performed on-site according to the guidelines set forth by USACE 
(1987, 2008). A wetland/waters delineation is used to identify and map the extent of the wetlands 
and waters of the U.S. and provide information regarding jurisdictional issues. The methods used for 
the wetland delineation and survey findings are further discussed in the wetland delineation report 
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prepared for the project (Attachment 4). The jurisdictional waters mapped on-site are summarized 
in Tables 3a-3c and shown on Figures 6a–6c. 

Table 3a  
USACE/RWQCB Jurisdictional Resources within the Survey Area 

Jurisdictional Aquatic Resource Existing Area (acres) 
Non-wetland Waters 

Natural Flood Channel 0.05 
Total Non-wetland Waters 0.05 
Total Jurisdictional Area 0.05 

 

Table 3b 
CDFW Jurisdictional Wetlands and Streambed within the Survey Area 

Jurisdictional Resource Existing Area (acres) 
Wetland or Riparian Areas 

Disturbed Wetland 0.07 
Disturbed Riparian 0.07 
Total Wetlands/Riparian 0.14 

Non-wetland Waters/Streambed 
Natural Flood Channel 0.05 
Total Non-wetland Waters/Streambed 0.05 
Total Jurisdictional Area 0.19 

 

Table 3c 
City of San Diego Jurisdictional Wetlands within the Survey Area 

Jurisdictional Wetlands Existing Area (acres) 
Wetland or Riparian Areas 

Disturbed Wetland 0.07 
Disturbed Riparian 0.07 
Total Wetlands/Riparian 0.14 
Total Jurisdictional Area 0.14 
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6.5.1 Federal Waters of the U.S.  
According to the USACE manual (USACE 1987), wetlands are defined 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.” In accordance with Section 404 of the Clean Water Act, the USACE 
regulates the discharge of dredged or fill material into waters of the U.S.  

Wetlands are delineated using three parameters: hydrophytic vegetation, wetland hydrology, and 
hydric soils. According to the USACE, positive indicators for all three parameters (hydrophytic 
vegetation, hydric soils, and wetland hydrology) must be present to qualify as a wetland. The USACE 
also requires the delineation of non-wetland jurisdictional waters. These waters must have strong 
hydrology indicators such as the presence of seasonal flows and an ordinary high-water mark.  

The USACE jurisdiction area within the survey area totals 0.05 acre, which includes USACE non-
wetland waters of the U.S. Non-wetland waters within the survey area are located within the ordinary 
high-water mark of the ephemeral drainage channels (see Figure 6a).  

6.5.2 Waters of the State 
The RWQCB is the regional agency responsible for protecting water quality in California. The 
jurisdiction of this agency includes waters of the state and all waters of the United States as mandated 
by both the federal Clean Water Act Section 401 and the California Porter-Cologne Water Quality 
Control Act. Jurisdictional waters are delineated by using the three-perimeter definition similar to 
the federal definition requiring a predominance of hydrophytic vegetation, hydric soils, and 
hydrology (RWQCB 2020). 

RWQCB waters of the state include 0.05 acre of the survey area (see Figure 6a). These waters are 
equivalent to the USACE non-wetland waters.  

6.5.3 CDFW State Waters 
Under Sections 1600–1607 of the Fish and Game Code, the CDFW regulates activities that would 
divert or obstruct the natural flow or substantially change the bed, channel, or bank of any river, 
stream, or lake that supports fish or wildlife. Jurisdictional waters are delineated by the outer edge 
of wetland vegetation, riparian habitat, or at the top of the bank of streams or lakes, whichever is 
wider. 

All streambeds and associated wetlands are considered sensitive. These areas fall under the 
jurisdiction of the CDFW (Section 1600 of the California Fish and Game Code). The CDFW 
jurisdictional areas extend to the outer edge of wetland vegetation or to the top of the bank of 
streams or lakes, whichever is wider.  

A total of 0.19 acre of CDFW state water areas occur within the survey area, which includes 0.05 acre 
of CDFW streambed, 0.07 acre of disturbed wetland, and 0.07 disturbed riparian (see Figure 6b). 
Within the survey area, CDFW streambed is equal to USACE non-wetland waters.  
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6.5.4 City of San Diego Wetlands 
City of San Diego wetlands occur on the site where CDFW disturbed wetlands and disturbed riparian 
were delineated within and adjacent to the stream course (Figure 6c). The non-wetland portions of 
the ephemeral drainages do not meet the criteria to be considered City wetlands, as hydric soils, 
wetland hydrology, and wetland vegetation are absent.  

6.6 Wetland Buffer  
Under current conditions, the minimum buffer width from the wetland habitats is 20 feet to the north, 
as the disturbed riparian occurs just south of the existing development (Figure 7). The wetland is 
buffered by 283 feet southeast from the nearest housing development, approximately 168 feet south 
to the home immediately adjacent to the project, and 20 feet west to Euclid Avenue. This buffer area 
is currently comprised of non-native grassland, disturbed riparian, and disturbed land, and is heavily 
dominated by non-native species. As part of the project design, a proposed wetland buffer that 
between the southern edge of the wetland and the northern edge of the development is being 
provided to protect and maintain the functions and values of the on-site wetland. As part of the 
enhancement effort, the giant reed within the buffer will be removed and the buffer would also be 
planted with native species including coast live oak (Quercus agrifolia), coyote brush (Baccharis 
pilularis), deerweed (Acmispon glaber), California buckwheat (Eriogonum fasciculatum), and common 
goldfields (Lasthenia gracilis).  

A buffer of 15 to 20 feet was recommended by the CDFW and RWQCB during the previous pre-
application meeting on May 14, 2019. Therefore, this buffer width is considered adequate due to the 
marginal functions and values of the drainage, which is currently dominated by invasive species and 
has been heavily disturbed by encampments and trash. Furthermore, the native plant species would 
enhance the quality of the buffer from existing conditions and help screen the drainage from the 
proposed development on the most western end of the property. No development is proposed to 
the north of the drainage; therefore, there existing wetland buffer would be maintained in this area.    

In order to ensure that the wetland buffer provides protection of the functions and values of the 
disturbed wetlands, disturbed riparian, and streambed, the following measures would be 
implemented to reduce avoid and minimize edge effects: 

• Barrier plantings will be installed along the outer edge of the buffer to restrict access to the 
adjacent wetlands and streambed. 

• Additionally, a retaining wall shall be installed at the outer edge of the buffer and signage 
posted that informs people of the sensitive nature of the adjacent wetland habitat. 

• Only native plants will be used in the revegetation of the wetland buffer as shown on the 
project landscape plans.  
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6.7 Wildlife Movement Corridor 
Wildlife movement corridors are defined as areas that connect suitable wildlife habitat areas in a 
region otherwise fragmented by rugged terrain, changes in vegetation, or human disturbance. 
Natural features such as canyon drainages, ridgelines, or areas with vegetation cover provide 
corridors for wildlife travel. Wildlife movement corridors are important, because they provide access 
to mates, food, and water; allow the dispersal of individuals away from high population density areas; 
and facilitate the exchange of genetic traits between populations (Beier and Loe 1992). Wildlife 
movement corridors are considered sensitive by resource and conservation agencies.  

The survey area does not function as a significant wildlife movement corridor. The site is surrounded 
by residential development, roads, and fencing, which ultimately restrict its use by wildlife. Although 
the survey area may function for local wildlife movement, the site is not a significant MSCP regional 
corridor and does not provide a throughway for wildlife species into major areas of off-site habitats.  

7.0 MSCP Compliance 
Special measures to MSCP-covered species, called area specific management directives (ASMDs), 
include specific guidelines for managing and monitoring covered species and their habitats, 
including following best management practices (BMPs). Implementation of ASMDs would also be 
included as conditions of project approval (e.g., Site Development Permit conditions).  
MSCP-covered species observed or that have a high-to-moderate potential to occur within the limits 
of disturbance include western bluebird. Although there are no specified ASMDs listed in Appendix A 
of the MSCP Subarea Plan for western bluebird, the project would comply with the MSCP with 
implementation of the mitigation and avoidance measures listed in Sections 8.2.1 MSCP Covered 
Wildlife Species and 8.4.3 Indirect Impacts to Sensitive Wildlife. 

8.0 Project Impacts 
Impacts to biological resources due to the proposed project were assessed according to guidelines 
set forth in the City’s Development Services Department CEQA Significance Thresholds (City of San 
Diego 2016), the Biology Guidelines (City of San Diego 2018), and the MSCP (City of San Diego 1997). 
Mitigation would be required for impacts that are considered significant under these guidelines.  

8.1 Direct Impacts to Vegetation Communities/Land 
Cover Types  

The impacts to vegetation communities/land cover types from the project are listed in Table 4 and 
shown on Figure 7. The project will result in impacts to 1.95 acres of non-native grassland, 0.02 acre 
of disturbed riparian, 0.71 acre of disturbed land, and 0.02 acre of urban/developed. Disturbed 
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riparian vegetation (0.03 acre) will also be removed within the wetland buffer. Impacts to non-native 
grassland (Tier III-B) and disturbed riparian are considered significant and would require mitigation 
(City of San Diego 2018).  

Impacts to disturbed land and urban/developed land are not considered significant and do not 
require mitigation. Natural flood channel will not be impacted. The project proposes alternative 
compliance for brush management and does not include brush management zones. 

It is also the intention of the Applicant to clean up the creek area for aesthetic reasons and remove 
all of the invasive, non-native vegetation associated with the disturbed wetland (0.07 acre) and the 
remaining 0.02 acre of disturbed riparian vegetation within the area north of the development 
footprint boundary and beyond the wetland buffer (see Figure 7) Removal of habitat would be 
accomplished without heavy equipment by cutting this vegetation at ground level and spraying with 
glyphosate-based herbicide safe to use in aquatic settings.. Clean up of the creek area using this 
method would not result in impacts to disturbed riparian and disturbed wetlands. 

Table 4 
Impacts to Vegetation Communities/Land Cover Types  

(acres) 

Vegetation Communities/ 
Land Cover Types 

City of San 
Diego Tier 

Existing Survey 
Area 

Total Survey 
Area Impacts 

Remaining 
Acreage not 

impacted 
Non-Native Grassland III-B 1.95 1.95 -- 
Disturbed Land IV 0.82 0.71 0.11 
Natural Flood Channel - 0.05 0.00 0.05 
Disturbed Wetland - 0.07 0.00 0.07 
Disturbed Riparian - 0.04 0.02 0.02 
Disturbed Riparian 
(within the wetland buffer only) - 0.03 0.03 -- 

Urban/Developed Land - 0.02 0.02 -- 
TOTAL - 2.98 2.73 0.25 

 

8.2 Direct Impacts to Wildlife Species 
General Wildlife. The project may result in direct impacts to small mammals and reptiles with low 
mobility. Many mammal species and most birds will be able to move out of the way during grading. 
These impacts to general wildlife are considered less than significant and, therefore, would not 
require mitigation. 

8.2.1 MSCP-Covered Wildlife Species 
Impacts to MSCP-covered species are significant but mitigated through habitat-based mitigation, 
(i.e., no species-specific mitigation needed). Habitat-based compensatory mitigation is described in 
Section 8.1. 
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8.3 Jurisdictional Waters  
USACE, RWQCB, CDFW, and City wetland/waters are regulated by the federal, state, and local governments 
under a no-net-loss policy, and all impacts are considered significant and need to be avoided to the greatest 
extent possible. The applicant would be required to confer with the resource agencies to acquire the 
appropriate permits for impacts to jurisdictional waters and to determine necessary mitigation for impacts 
to these areas. In anticipation of this project, preliminary habitat mitigation based on the City’s 2018 Biology 
Guidelines is proposed for impacts to state and federal jurisdictional waters. 

Tables 5a-5c summarize the direct impacts to USACE, CDFW and RWQCB jurisdictional 
waters/wetlands. Impacts to these jurisdictional waters are shown in Figures 8a–8c. Per the pre-
application meeting on May 14, 2019, held with USACE, CDFW, and RWQCB, the removal of disturbed 
riparian vegetation within the wetland buffer is considered an unregulated activity and not a 
significant impact as this removal activity will be done any hand and without any heavy equipment. 
The City does consider the removal of the 0.03 acre of disturbed riparian habitat to be a significant 
impact and will require mitigation. 

Table 5a  
Impacts to USACE/RWQCB Jurisdictional Resources 

Jurisdictional Aquatic Resource Existing Area (acres) Impacts (acres) 
Non-wetland Waters 

Natural Flood Channel 0.05 0.00 
Total Non-wetland Waters 0.05 0.00 
Total Jurisdictional Area 0.05 0.00 

 
Table 5b 

Impacts to CDFW Jurisdictional Wetlands and Streambed 
Jurisdictional Resource Existing Area (acres) Impacts (acres) 

Wetland or Riparian Areas 
Disturbed Wetland 0.07 0.00 
Disturbed Riparian  0.07 0.02 
Total Wetlands/Riparian 0.14 0.00 

Non-wetland Waters/ Streambed 
Natural Flood Channel 0.05 0.00 
Total Non-wetland Waters/Streambed 0.05 0.00 
Total Jurisdictional Area 0.19 0.02 

 
Table 5c 

Impacts to City of San Diego Jurisdictional Wetlands 
Jurisdictional Wetlands Existing Area (Acres) Impacts (acres) 

Wetland or Riparian Areas 
Disturbed Wetland 0.07 0.00 
Disturbed Riparian 0.04 0.02 
Disturbed Riparian  
(within the wetland buffer only) 0.03 0.03 

Total Wetlands/Riparian 0.14 0.00 
Total Jurisdictional Area 0.14 0.05 
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8.3.1 Impacts to City of San Diego Wetlands Outside of the 
Coastal Overlay Zone 

The City Biology Guidelines (2018) and the ESL Regulations state that impacts to wetlands should be 
avoided and unavoidable impacts should be minimized to the maximum extent practicable. A 
wetland buffer shall be maintained around all remaining wetlands as appropriate to protect the 
functions and values of the wetland. 

For projects in the City, outside of the Coastal Overlay zone, impacts to wetlands, excluding vernal 
pools outside of the MHPA, require a deviation from the ESL wetland regulations (City of San Diego 
2018). Deviations from the wetland regulations shall not be granted unless the development qualifies 
to be processed as one or more of the following three options: Essential Public Projects Option, 
Economic Viability Option, and Biologically Superior Option. The project includes a wetland deviation 
under the Biologically Superior Option. Both the City of San Diego and the Wildlife Agencies would 
need to review and concur with the Biologically Superior Option impact analyses, as discussed below. 

a. Biologically Superior Option  

In order to qualify as the Biologically Superior Option, a project deviating from wetland regulations 
must: (1) fully describe and analyze a no project alternative, a wetlands avoidance alternative, and a 
biologically superior alternative demonstrating that the proposed project would result in the 
conservation of a biologically superior resource compared to strict compliance with the provisions 
of the ESL; (2) demonstrate that the wetland resources being impacted by the project shall be limited 
to wetlands of low biological quality; (3) demonstrate that the project and associated mitigation 
conform to the requirements for this option that include avoidance, minimization, and compensatory 
measures which would result in a biologically superior net gain in overall function and values of the 
type of wetland resource being impacted and/or the biological resources to be conserved; and 
(4) obtain concurrence from the USFWS and the CDFW (Wildlife Agencies). These four criteria are 
described below. 

Criteria 1 

No Project Alternative 

Under the no project alternative, the project proposed in this report would not be constructed. The 
site would remain undeveloped but would likely continue to undergo regular human disturbance 
from invasive species, homeless encampments, and trash.  

Wetlands Avoidance Alternative  

Under the wetlands avoidance alternative, the project would be designed to avoid all City wetlands. 
The undeveloped areas within the southern portion of the project site could be developed without 
impacting the disturbed riparian or disturbed wetland. However, this would require redesign of the 
driveway and reduce the overall number of units, as well as the incorporation of native creek trees 
and community street trees. Due to constrained space and access, the wetland avoidance alternative 
would be infeasible. 
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Criteria 2 

Demonstration of the Proposed Project as a Biologically Superior Option 

Wetland Buffer 

As the biologically superior option, the project would provide a buffer to the on-site drainage of 15 
to 20 feet. The buffer would be planted with native transitional species such as coast live oak,  coyote 
brush, deerweed, California buckwheat, and common goldfields, improving the quality of the buffer, 
which is currently dominated by non-native, invasive species.  

Wetland Quality 

Under the Biologically Superior Option, impacts to wetlands may be considered if the resources are 
of a low quality, and through project design and/or mitigation a biologically superior project would 
result. Mitigation would occur through permittee responsible mitigation (e.g., habitat creation) or 
the purchase of credits from an approved mitigation bank to achieve a no-net-loss. The guidelines 
specify that the biological quality of all wetlands is assessed using the criteria listed below. 
Corresponding project details follow each criterion below. 

• Criteria to determine biological quality of all wetland types include, but are not limited to, 
the following:   

a. Use of the wetland by federal and/or state endangered, threatened, sensitive, rare and/or 
other indigenous species;  

Discussion:  No federal and/or state endangered, threatened, sensitive, or rare species 
are anticipated to use the wetlands, as detailed in Attachments 2 and 3. 

b. Diversity of native flora and fauna present (characterizations of flora and fauna must be 
accomplished during the proper season, and surveys must be done at the most 
appropriate time to characterize the resident and migratory species);  

Discussion: The wetlands are of low species diversity and are dominated by dense stands 
of giant reed, an invasive species. The density of this species is as high as 100 percent in 
some areas of the drainage, with some scattered individuals of Brazilian pepper tree and 
mule fat  present. Overall, the habitat is considered to provide marginal habitat value for 
wildlife. 

c. Enhancement or restoration potential;   

Discussion: The potential to restore or enhance the wetlands are considered low due to 
the invasive species, high levels of disturbance from homeless encampments, and lack of 
hydrology (as detailed further below). Although enhancement has been proposed as a 
project feature to beautify the areas north of the development footprint, it is not 
proposed as mitigation given the general disturbed condition of the area. 
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d. Habitat function/ecological role of the wetland in the surrounding landscape, considering  

1. The current functioning of the wetland in relation to historical functioning of the 
system; and   

2. Rarity of the wetland community in light of the historic loss and remaining resource; 

Discussion: Currently, the wetlands are of low-quality due to invasive species and high 
levels of disturbance from homeless encampments. The drainage on-site drains into a 
storm drain under Euclid Avenue. Wetland and riparian habitat within and adjacent to 
the drainage is dominated by giant reed. Cal-IPC gives this species a ‘High’ invasive rating 
and defines giant reed as having a severe ecological impact on physical processes, plant 
and animal communities, and vegetation structure. Historically, the wetland and riparian 
vegetation has been present within this portion of the drainage on-site since before the 
1980s and it is assumed to have been vegetated with native species in the past. The 
wetlands provide minimal functions and values in the surrounding landscape as the 
wetlands are located in an area of dense urban development outside of the MHPA and 
are not adjacent to any areas of offsite open space or wetlands.  

e. Connectivity to other wetland or upland systems (including use as a stopover or stepping 
stone by mobile species), considering: 

3. proximity of the wetland resource to larger natural open spaces, and  

4. long-term viability of resource, if avoided and managed;    

Discussion: The wetlands consist of an isolated channel that is fed by storm and urban-
runoff discharged from a culvert outlet from the housing development to the east, and 
lack connectivity to other wetland of upland systems or areas of larger natural open 
spaces. The low-quality of the disturbed riparian habitat justifies the need for this 
deviation and due to the invasive nature of giant reed, any enhancement for this area is 
appropriate and has been encouraged by the Resource Agencies. The wetlands are not 
anticipated to be used as stopover or stepping stone habitat due to the surrounding 
dense urban development, and lack of native habitat diversity. If the wetlands are avoided 
(i.e., the project is not developed), it would take a significant effort to manage the area 
to eliminate the encampments and improve the functions and values of the wetlands. 

f. Hydrologic function, considering:   

5. Whether the volume and retention time of water within the wetland is sufficient to 
aid in water quality improvements, and    

6. Whether there is significant flood control value or velocity reduction function; and,   

7. Whether there is an opportunity to restore the hydrologic functions;   

Discussion: The hydrologic functions within the wetlands are minimal, as flows are low 
frequency, relatively low volume, and of short duration. The potential to restore 
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hydrological functions is also limited due to the surrounding urban development and 
lack of significant flows. 

g. Status of watershed considering whether the watershed is partially developed, irrevocably 
altered, or inadequate to supply water for wetland viability;  

Discussion: The watershed of the wetlands consists of dense urban development and 
lacks natural water sources for wetland viability.  

h. Source and quality of water, considering:   

8. Whether the urban runoff is from a partially developed watershed;  

9. Whether the water source is in part or exclusively from human -caused runoff which 
could be eliminated by diversion; and   

10. Whether there is an opportunity to restore the water quality or flood control value.   

Discussion:  The source of water within the wetlands are from storms and urban runoff 
discharged from a culvert outlet from the housing development to the east. The potential 
to restore the water quality or flood control value under the current conditions is minimal, 
as flows are low frequency, relatively low volume, and of short duration.  

Criteria 3 

The project and proposed mitigation shall conform to the requirements for this option as detailed in 
Section III.B. 

Discussion: Mitigation is discussed in the Biological Resources Report and complies with 
Section IIIB of the City of San Diego Biology Guidelines. 

Criteria 4 

The Wildlife Agencies must concur with the biologically superior project design and analyses. The 
concurrence shall be in writing and be provided prior to or during the public review of the CEQA 
document in which the biologically superior project design has been fully described and analyzed. 
Lack of unequivocal response during the CEQA public review period is deemed to be concurrence. 

Discussion: The project’s Biologically Superior Option was presented to the City MSCP staff 
and Wildlife Agencies on February 17, 2023, and was approved. Concurrence emails from the 
USFWS and CDFW are provided in Attachment 5. 

8.4 Indirect Impacts 
Indirect impacts are secondary impacts that are caused as a result of a direct impact (City of San Diego 
2018). For instance, fugitive dust from heavy equipment use may settle on nearby vegetation and interfere 
with photosynthetic processes and the construction equipment noise levels or lighting could interfere 
with reproductive behavior of sensitive bird species during their breeding seasons. Edge effects are 
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another form of indirect impacts, and include (but are not limited to) trampling, dumping, vehicular 
traffic, competition with invasive species, parasitism by brown-headed cowbirds, predation by 
domestic animals, noise, collecting, recreational activities, and other human intrusion (City of San 
Diego 1997). 

8.4.1 Indirect Impacts to Sensitive Upland Vegetation 
Communities 

Indirect impacts to sensitive vegetation communities due to fugitive runoff (erosion) are not 
anticipated, as BMPs, such as silt fencing, will be installed around the perimeter of the grading limits. 
During construction indirect impacts from of fugitive dust would be prevented by watering of haul 
roads and areas actively being used by equipment. 

8.4.2 Indirect Impacts to Jurisdictional Wetlands and Waters 
During construction, all indirect impacts to wetland and non-wetland biological resources 
immediately adjacent to the development footprint, such as invasion of non-native species, fugitive 
dust, and fugitive water, will be avoided through implementing BMPs, including, but not limited to 
silt fencing, straw wattle, and sandbags.  

8.4.3 Indirect Impacts to Sensitive Wildlife 
Indirect impacts to western bluebird as a result of construction and/or maintenance-related erosion, 
contaminated runoff, or generation and deposition of dust are anticipated to be less than significant 
with adherence to proper BMPs during construction. No nighttime lighting is proposed during 
construction activities. 

9.0 Mitigation 
Mitigation is required for project impacts that are considered significant under CEQA, as detailed in the 
City’s Significance Determination Thresholds (City of San Diego 2016). All impacts to sensitive biological 
resources should be avoided to the maximum extent feasible and minimized prior to proposing 
mitigation whenever possible. Mitigation is intended to reduce the potential impacts to below a level of 
significance.  

9.1 Sensitive Upland Vegetation Communities 
Mitigation for impacts to sensitive upland vegetation (non-native grassland) will be accomplished 
through payment into to the City’s Habitat Acquisition Fund (City of San Diego 2018). Per the City’s 
2018 Biology Guidelines and ESL regulations, mitigation requirements for sensitive vegetation 
communities are based on the assumption that the mitigation would take place either inside the 
MHPA or outside the MHPA. The project mitigation ranges from 0.98 acre to 1.95 acres and is 
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presented below in Table 6. If mitigation cannot be accomplished within a MHPA preserve, the 
mitigation ratio would be higher for all community types. 

Table 6 
Mitigation Requirements for Impacts to Sensitive Upland Vegetation Communities  

(acres) 

Vegetation Community 
ESL 
Tier Existing 

Impact  
(outside MHPA) 

Mitigation Ratio  
(inside MHPA) 

Mitigation Ratio  
(outside MHPA) 

Total Mitigation 
Required 

Non-Native Grassland III-B 1.95 1.95 0.5:1 1:1 0.98 to 1.95 
 

9.2 Jurisdictional Waters  
Proposed mitigation for impacts to jurisdictional features is summarized in Tables 7a-7c. Mitigation 
for impacts to CDFW and City jurisdictional waters will be achieved through the purchase of 0.07 acre 
of Re-established River: Wetland Waters of the U.S./State credits from the San Luis Rey Mitigation Bank 
to achieve a no-net-loss. A letter from the San Luis Rey Mitigation Bank stating that the mitigation is 
available to the project is included as Attachment 6. Unavoidable impacts to jurisdictional waters 
would require a 1602 Permit Authorization from CDFW. All mitigation listed in Table 7b for state 
waters is subject to the approval of the regulatory agency that authorizes the impacts.  

Table 7a  
Proposed Mitigation for Impacts to USACE/RWQCB Jurisdictional Resources 

Jurisdictional Aquatic Resource 
Area  

(acres) 
Impacts 
(acres) 

Mitigation 
Ratio 

Total Mitigation 
Required  
(acres) 

Non-wetland Waters 
Natural Flood Channel 0.05 0.00 2:1 0.00 
Total Non-wetland Waters 0.05 0.00 - 0.00 
Total Jurisdictional Area 0.05 0.00 - 0.00 

 

Table 7b 
Proposed Mitigation for Impacts to CDFW Jurisdictional Wetlands and Streambed 

Jurisdictional Resource 
Area  

(acres) 
Impacts 
(acres) 

Mitigation 
Ratio 

Total Mitigation 
Required  
(acres) 

Wetland or Riparian Areas 
Disturbed Wetland 0.07 0.00 2:1 0.00 
Disturbed Riparian 0.07 0.02 2:1 0.04 
Total Wetlands/Riparian 0.14 0.00 - 0.04 

Non-wetland Waters/Streambed 
Natural Flood Channel 0.05 0.00 2:1 0.00 
Total Non-wetland Waters/Streambed 0.05 0.00 - 0.00 
Total Jurisdictional Area 0.19 0.02 - 0.04 
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Table 7c 
Proposed Mitigation for Impacts to City of San Diego Jurisdictional Wetlands 

Jurisdictional Wetlands 
Area  

(acres) 
Impacts 
(acres) 

Mitigation 
Ratio 

Total Mitigation 
Required  
(acres) 

Wetland or Riparian Areas 
Disturbed Wetland 0.07 0.00 2:1 0.00 
Disturbed Riparian  0.04 0.02 2:1 0.04 
Disturbed Riparian (within the wetland buffer 
only) 0.03 0.03 1:1 0.03 

Total Wetlands/Riparian 0.14 0.00 - 0.07 
Total Jurisdictional Area 0.14 0.05 - 0.07 

 

9.3 Protection and Notice Element 
The remaining lands between the development footprint and the property boundary (0.24 acre) will 
be placed in a covenant of easement (Figure 9) per Section 143.0140(a) of the City of San Diego 
Municipal Code ESL regulation (City of San Diego 2021). These lands will not be used towards 
mitigation and will be protected from future development. Lastly, no long-term management would 
be required for these lands. 

Additionally, the enhancement and weeding of the disturbed riparian vegetation north of the 
wetland buffer  has been included as a project design feature. As this enhancement effort is not 
considered as mitigation, there will be no long-term management required. 

  



FIGURE 9
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