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SUMMARY
The proposed Villas at Mission San Luis Rey project is a Residential Care Facility for the Elderly, to be
located on the southwestern portion of the grounds of the Mission San Luis Rey (Mission) north of Mission
Avenue, west of San Luis Rey Avenue, and east of Mission View Estates Mobile Home Park in the northern
portion of the City of Oceanside (City). The applicant proposes 242,022 square feet of facilities in three
stories with access via two driveways from Mission Ave and an additional emergency/fire access to San
Luis Rey Avenue/Peyri Drive to the north.
Historically, the site was used as a garden for the Mission with water flowing naturally onto the site from
the drainages from the mesas to the south that entered the site in the southeast. Water also came from the
adjacent Mission Lavanderia that was fed by water from the San Luis Rey River via aqueduct. By the end
of the nineteenth century the source of water from the Lavanderia had stopped and development in the
valley to the south of the site in the late twentieth century blocked water draining onto the site from the
south. As a result, the site has been drying out over time. The majority of the proposed project site has been
previously mapped mostly as ruderal vegetation (Tierra Data Inc. 2009). This site is located in the Offsite
Mitigation Zone of the City’s Draft Multiple Habitat Conservation Program (MHCP) Subarea Plan (SAP)
where it is mapped as Disturbed Habitat (City 2010).
The hydrological change has progressed so far that only remnants of the site’s wetter past are now present
and the site is dominated by ruderal and non-native, mostly upland species.
The field visits for this report confirmed the disturbed nature of the project site and the deterioration of its
biological value since 2008 because of the hydrological changes, mowing, and disking for weed abatement,
and use as overflow parking lot for Mission events. The site now supports mostly ruderal annuals or
ornamental perennial tree and palm species with a few remnant willows. No wetland or native habitat areas
occur on site.
The project would impact most of the site with buildings, landscaping, access roads, parking, and storm
water detention basins with only a small area of the existing landscape in the east remaining undeveloped.
Impacts would occur to 6.84 acres of Disturbed Habitat, 0.96 acre of Non-Native Vegetation, 0.11 acre of
Developed Land, and 0.09 acre of Eucalyptus Woodland. No sensitive plants or animals were detected on
site and none would be impacted.
Direct impacts to 8.1 acres of MHCP Group F habitats are not significant and would require no mitigation
per the MHCP (San Diego Association of Governments 2003) and the City’s SAP for projects within the
Offsite Mitigation Zone.
Impacts to nesting birds will be avoided though clearing outside the bird-breeding season (January 15
through August 31) unless a preconstruction survey demonstrates no active nests would be affected.
Application of MHCP Standard Best Management Practices plus the additional measures for invasive
species would ensure indirect impacts are less than significant and the proposed Project would be in
compliance with California Environmental Quality Act, MHCP, Migratory Bird Treaty Act, and California
Fish and Game Code.
No significant direct or indirect impacts to sensitive or special status, riparian or sensitive vegetation
communities, species, wetlands, wildlife corridors or nursery sites, local policies or ordinances, would
occur and the proposed Project would be in compliance with the MHCP, all local, state, or federal laws,
policies, codes, and treaties.
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As a result of the proposed Project design and mitigation measures, the proposed Project would have a less
than significant effect on biological resources.
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INTRODUCTION

This report updates the previous biological report (Tierra Data Inc. [TDI] 2008) for the proposed Villas at
Mission San Luis Rey Project (proposed Project) and identifies the current biological resources at the site
that would be impacted by its development. The report also identifies measures to avoid, minimize, or
mitigate for impacts to resources identified as sensitive in compliance with federal, state, and City of
Oceanside (City) regulations and ordinances.
This update draws upon previous studies of the site and updates the report with current natural resource
conditions. Additional field observations were collected to ensure existing conditions were evaluated to
provide the City, California Department of Fish and Wildlife (CDFW), U.S. Fish and Wildlife Service
(USFWS), other agencies, and the public with information to satisfy review under the California
Environmental Quality Act (CEQA).

1.1 Property Location
The proposed Project site is located nearly five miles east of the coast, just over one mile south of Camp
Pendleton and approximately 35 miles north of downtown San Diego, in the City of Oceanside, San Diego
County, California (Figure 1). The site is part of the grounds of the Mission San Luis Rey (Figure 2)
bordered to the south by Mission Avenue, to the west by a mobile home park (Mission View Manor) and
Mission View RV Storage, to the north by a service road between Peyri Drive and San Luis Rey Avenue,
and to the east by the Lavanderia archeological site associated with the Mission which is separated from
the proposed Project site by a constructed earthen berm (Figure 3).
The approximately 8-acre site is identified as County of San Diego Assessor’s Parcel Number 158-065-1100, located in Township 11 South, Range 4 West, Section 8.

1.2 Proposed Project
The proposed project, known as “The Villas at Mission San Luis Rey” (or The Villas), consists of
developing an assisted-living retirement center providing independent, assisted living and memory care
facilities on the Mission grounds. The facility would be 242,022 square feet of facilities in three stories
providing 222 living units with 263 beds. Access would be provided via two driveways to Mission Avenue
and an additional gated emergency/fire access in the north to San Luis Rey Avenue/Peyri Drive. The project
would connect to public water, sewer, and gas supplies in Mission Avenue. The facility would use the
majority of the site with buildings, landscaping, access roads, parking, and storm water detention basins.
Only a small area of the existing landscape in the east would remain undeveloped.
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Figure 1. Villas at Mission San Luis Rey Project Site – Regional Location.
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Figure 2. Villas at Mission San Luis Rey – Project Vicinity.

Introduction

3

September 2017

Villas at Mission San Luis Rey, Oceanside, California

Figure 3. Villas at Mission San Luis Rey – Aerial Image and Topography.
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METHODS

2.1 Surveys and Limitations
The site was visited six times in 2007 and 2008 performing general surveys and a wetland delineation.
Results were reported at that time (TDI 2008). The site was re-visited in September and November 2016 to
update vegetation mapping, observe plant and wildlife, and to reassess for wetlands.
Conditions for the survey in November 2016 were cool, ranging from the upper 30s to mid-60s (degrees
Fahrenheit) with the morning starting with partly overcast skies including a thin marine cloud layer that
mostly burned off by mid-day; however, partly cloudy conditions persisted all day.
The biologists spent approximately 8 hours conducting wandering transects throughout the property. The
biologists recorded all plant and wildlife species observed, collected Global Positioning Systems (GPS) data
to support vegetation mapping and conducted a wetland delineation. Surveys dates during 2007, 2008, and
2016 are shown below (Table 1).
Table 1. Biological Surveys.
Survey

Date(s)

Personnel

Vegetation Mapping, General Zoological/Botanical
Surveys and Wetland Delineation

3/30/07, 3/31/07, 4/9/07, 4/11/07,
3/31/08, and 4/3/08

EK, SS, HS,
JL

General Survey, habitat assessment

9/20/16

DL

Vegetation Mapping, General Zoological/Botanical
Surveys and Wetland Delineation

11/30/16

DL, JK, EK

EK = Elizabeth Kellogg, SS = Scott Snover, HS = Harry Smead, JL = Joulie Lambert, DL = Derek Langsford, JK = Joseph Kean

The scientific nomenclature used for species in this document is consistent with that of Baldwin et al.
(2012) for plants and for wildlife, 56th American Ornithologists’ Union Supplement (2015), Crother (2012),
and Wilson and Reeder’s (2005). Plant community classification is per Holland (1986).
A Trimble GeoXH Series unit was used to map the observed species of interest with sub-meter accuracy.
ArcGIS software by ESRI was used to produce maps for all field maps. Global Information Systems
products and GPS products supported geo-referencing, electronic mapping, and field results. Photographs
were taken when appropriate.

2.1.1 Vegetation Mapping and General Zoological/Botanical Survey
TDI Biologists Derek Langsford, Joseph Kean, and Liz Kellogg visited the proposed Project site on
November 30, 2016, to conduct vegetation mapping pursuant to Holland (1986) and a general botanical and
zoological survey of the proposed Project site. The TDI biologists recorded all plant and wildlife
observations, while collecting GPS data for creating maps of existing vegetation communities.

2.1.2 Wetland Delineation
During the vegetation mapping survey, the property was also assessed for areas that could be jurisdictional
to the U.S. Army Corps of Engineers (USACE), CDFW, or San Diego Regional Water Quality Control
Board (RWQCB). While no obvious wetlands areas were evident, a soil pit was dug, approximately 18inch deep, within an area that appeared to have the highest potential to contain hydric soils, and soil
characteristics of the observed horizons were evaluated.
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RESULTS

Site History
The proposed Project site has a long history of use. According to reports (e.g., Kelsey 1990), the site was
part of the “great garden” of the Mission, with a grassy meadow, fruit trees, melons, squash, and vegetables.
At its peak, inhabitants of Mission San Luis Rey numbered close to 3,000 (Bancroft 1886), and the gardens
were renowned. They were watered by a drainage from hills to the south as well as via aqueducts from the
Lavanderia. The Mission-era aqueduct from the San Luis Rey River and wells served the Mission’s needs,
including the Lavanderia as well as an estimated 500 acres of cultivated orchards and gardens on the
Mission’s grounds (Kelsey 1990).
Imagery over the past 80 years (Historic Aerials 2017) suggests that water entered the site from the
southwest through 1938 but soon afterwards, drainage patterns changed as the valley floor became more
agricultural and Mission Avenue was constructed sometime before 1953. The site appeared to be cleared
and supported no trees at that time. The changed hydrology in the area allowed the adjacent Mission View
Manor mobile home park to be built by 1964. The site was kept clear until sometime before 1980. During
the 1980s some trees appear to have emerged despite the original drainage water from the hills to the south
collecting on the parcel across Mission Avenue southeast of the proposed Project site. Anecdotal reports
from long-time employees of the Mission indicated in 2008 that the site was much wetter such that
equipment would sink on the site during the course of an hour
As part of the SR 76 widening that was completed in 1999, drainage from the south was connected to the
storm drain system running along Mission Avenue and eliminated most of storm water runoff reaching the
site from the south. Currently the site only receives off-site drainage from north, west, and east. On-site

water generally drains from the north and east to the southwest corner of the property. Currently
water can leave the site via an existing, open concrete channel that runs from the southwest corner
westward and parallel with Mission Avenue. The reduction of off-site sources of water has caused the
site to become dryer. Effects on biological resources caused by changes to the site hydrology have been
compounded by the consistent annual mowing, weed abatement, and disking of the site to facilitate
overflow parking for Mission events (Google Earth 2017; Figure 4).
The extant trees on site consist mostly of exotic species, including groves of Mexican fan palms
(Washingtonia robusta), Brazilian pepper (Schinus terebinthifolius), and Peruvian pepper (S. molle). A few
limbed-up arroyo willow (Salix lasiolepis) trees occur in the south of the site and a row of coast live oak
(Quercus agrifolia) trees were planted in the southeast corner of the parcel.
The proposed Project site is currently mapped as “Disturbed” and located within the “Offsite Mitigation
Zone” of the City’s Draft Subarea Plan (SAP) under the Multiple Habitat Conservation Program (MHCP)
North County Plan. The Draft SAP map shows a small inclusion of natural vegetation just off site to the
southeast, presumably covering the remnant willow trees that grow where storm water used to approach the
site before the construction of Mission Avenue and State Route 76.
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Figure 4. The site being used for overflow parking from the Mission in October 2012.

3.1 Existing Conditions and Surrounding Land Uses
Physical Characteristics
The proposed Project site is mostly very flat with an elevation of approximately 50 feet above mean sea
level (amsl). The site slopes upwards to approximately 60 feet amsl in the north and northeast
The soils at the property are Ramona sandy loam (2-5% slopes) on the slopes in the northeast of the site,
and Salinas clay (2-5% slopes) on the remainder of the property (Figure 5). Both these soil types would
have provided suitable substrates for gardening during the Mission Period.
The Salinas Clay soil type (ScB) with 2 to 5 percent slopes located on the site is characterized by well
drained, alluvium-derived clay, loam, and clay loam. This soil generally has a surface of clay and a
substratum of clay loam. It has slow permeability and runoff, and a water holding capacity of 7.5 to 10
inches. At this location, during the Mission Period the soil could have sustained vegetable and grain crops
with a low need for supplemental irrigation during some seasons.
With respect to being able to support wetland vegetation, the water table depth has been measured to be 7
to 8 feet below grade (GeoSoils Inc. 2003). The salinity of this soil profile is noted as non-saline to very
slightly saline.
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Figure 5. Soil Types on the Project Site.
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3.2 Biological Resources
3.2.1 Vegetation Communities
The vegetation on site is the result of past use, repeated disturbance, and a preponderance of invasive nonnative species (Figure 6).

3.2.1.1 Disturbed Habitat
Disturbed habitat includes areas in which the vegetative cover either comprises less than 10 percent of the
surface area (disregarding natural rock outcrops) or where the vegetative cover is greater than 10 percent,
there is soil surface disturbance and compaction resulting from legal activities (as opposed to illegal
dumping). Vegetation on disturbed land (if present) will have a high predominance of non-native, weedy
species that are indicators of surface disturbance and soil compaction, such as Russian thistle (Salsola
tragus), telegraph weed (Heterotheca grandiflora), horehound (Marrubium vulgare), and sow-thistle
(Sonchus oleraceus). Although non-native grasses may be present on disturbed land, they do not dominate
the vegetative cover. Disturbed habitat typically includes areas that have been recently graded, graded
construction pads, construction staging areas, off-road vehicle trails, and old homesites.
The majority of the site during the wetter months is dominated by non-native weed and grass species including
black mustard (Brassica nigra), lamb’s quarters (Chenopodium album), cheeseweed (Malva parviflora), and
slender wild oat (Avena barbatus) in addition to areas of bare ground and small inclusions of native species
such as Mexican rush (Juncus mexicanus), salt grass (Distichlis spicata), and yerba mansa (Anemopsis
californica). Yerba mansa was one of the plants cultivated in the gardens during the Mission Period. A row
of coast live oak trees was planted in 2005 in the southeast corner of the parcel. Some arborescent arroyo
willow trees are present within the disturbed area and are limbed-up regularly as part of site maintenance. The
site is mowed to allow for overflow parking during Mission events (see Figure 4). The soil surface showed
evidence of being disked (see photos) but beneath the immediate soil surface compaction was evident as the
soil from the test pit was very hard to dig and break apart for testing.

3.2.1.2 Non-Native Vegetation
Non-native vegetation is the name ascribed to cultivated plants that have become naturalized in native
habitat areas or that are remnants of previous cultivated land uses. On site, non-native vegetation consists
of Mexican fan palm clusters, Brazilian and Peruvian peppers, and ngaio (Myoporum laetum) trees scattered
around the property, and large patches of Mission cactus (Opunita ficus-indica) with plumbago (Plumbago
auriculata) growing on the slope on the northeast portion of the site between the flat portion of the site and
San Luis Rey Avenue and Lavanderia.

3.2.1.3 Eucalyptus Woodland
Eucalyptus woodland is dominated by eucalyptus trees (Eucalyptus sp.), introduced species that have often
been planted purposely for wind blocking, ornamental, and hardwood production purposes. Most groves
are monotypic, with the most common species being either the blue gum (Eucalyptus gunnii) or red gum
(E. camaldulensis ssp. obtusa). The understory within well-established groves is usually very sparse due to
the closed canopy and potentially allelopathic nature of the abundant leaf and bark litter. If sufficient
moisture is available, this species becomes naturalized and can reproduce and expand its range. The sparse
understory offers only limited wildlife habitat; however, as a wildlife habitat, these woodlands provide
excellent nesting sites for a variety of raptors. During winter migrations, a large variety of warblers may be
found feeding on the insects that are attracted to the eucalyptus flowers.
A grove of eucalyptus trees occurs on the slope in the northwest of the site adjacent to the Lavanderia.

Results

9

September 2017

Villas at Mission San Luis Rey, Oceanside, California

Figure 6. Vegetation Communities Identified on the Project Site.
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3.2.1.4 Developed
Developed land is where permanent structures and/or pavement has been placed, which prevents the growth
of vegetation, or where landscaping is clearly tended and maintained.
The parcel appears to include the curb of Mission Avenue in the south and a sliver of San Luis Rey Avenue in
the north.
Table 2. Vegetation Communities/Cover types on site
On Site
(acres)

Vegetation Community
Eucalyptus woodland (79100)

0.09

Non-native vegetation (11000)

0.96

Disturbed habitat (11300)

6.84

Developed (12000)

0.11
Total

8.00

3.2.2 Jurisdictional Wetlands
Wetland Delineation
An updated wetland delineation was conducted on November 30, 2016 consistent with the 1987 Manual
issued by the USACE (USACE 1987) and the Regional Supplement to the Wetland Delineation Manual:
Arid West Region (USACE 2008).
In 2008 some patches of potential wetland vegetation were identified but “over time the patches are
expected to die out due to a lack of hydrologic input that formerly allowed them to be established.”
The 2016 survey of the site found no obvious wetlands, streams, ponding areas or erosional features with
any indication of an Ordinary High Water Mark (OHWM); however, scattered willows and other
mesophytic species growing in the survey area, warranted further investigation.
A single pit was dug in the lowest point of the site in a small area with some Mexican rush was present.
The pit was dug to 18 inches deep and no water table or soil moisture was detected. The water table has
been measured to be 7 to 8 feet below grade (GeoSoils Inc. 2003) so no water table was expected to be
visible and no evidence of saturation from ground water was detected. There were also no indications of
hydrology. The soil was very compacted but did not show any characteristics that met the criteria for being
hydric. Based on the most fact that the most likely location for a wetland to occur was not a wetland, no
other areas on the site were expected to demonstrate all three parameters (hydrology, soils, and vegetation)
required for identification as jurisdictional under Section 404 of the Clean Water Act (CWA). While
potentially being much wetter in the past, the land and drainage modification of the surrounding area in the
last 50 years has permanently altered the local hydrology and eliminated water inputs from off site. The
soils on site are not normally considered hydric (U.S. Department of Agriculture Natural Resource
Conservation Service 1992), though the indications of being wetter in the past reflect the history (many
decades) of use as a garden and as drainage area for the Lavanderia. The compaction reflects more recent
uses as a parking area. Because of the lack of OHWM, hydric soil, and hydrology, and lack of distinct
hydrophytic vegetation communities, the site supports no federal wetlands under USACE jurisdiction.
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Under Sections 1600 et seq. of the California Fish and Game (CFG) Code, a Lake and Streambed Alteration
Agreement (LSAA) is required from the CDFW for any alteration of a waterway. CDFW has jurisdiction
over water flow areas, defined as: “...natural or bed, channel or bank of any river, stream, or lake designated
by the department in which there is at any time an existing fish and wildlife resource or from which these
resources derive benefit or will use material from the streambeds...”
Since no stream or lake exists on site and the site no longer receives water nor exhibits any bed or bank, no
“Streambed Alteration Agreement” would be necessary. Remnants of a linear ditch that runs along the
western property line adjacent to the mobile home park were evident and was apparently constructed to
prevent water running into the mobile home park from the site; however, no evidence of recent flow was
present, again indicating that site hydrology has changed.

3.2.3 Plants
The site supports mostly ruderal forbs (weeds and non-native grasses) and exotic tree species (palms, pepper
trees, and horticultural plantings) with some remnant native trees (willow) and mesic species (salt grass,
yerba mansa) that reflect historically wetter conditions and uses. A list of plant species detected is provided
in Appendix A.

3.2.4 Animals
The site supports a selection, though not an abundance, of animal species commonly found in many habitats
in the region. Birds were the most obvious users of the site, mostly in the exotic palms and trees with few
using the open disturbed areas. A mixture of native and non-native birds was observed. A western kingbird
(Tyrannus verticalis) and a black phoebe (Sayornis nigricans) were seen foraging for insects over the site.
With small mammals detected on site (pocket gopher [Chaetodipus californicus], ground squirrel
[Spermophilus beecheyi], and desert cottontail [Sylvilagus auduboni]) the site may provide some foraging
potential for raptors, the density was low, and more natural vacant lands in the vicinity and area likely
provide better foraging opportunities. A list of species animal detected is provided in Appendix B.

3.2.5 Rare, Endangered, or Sensitive Species and Habitats
The latest version of the California Natural Diversity Database (CNDDB) was used to create maps of
sensitive species previously recorded near the project site; the results of that search are depicted in Figures
7 and 8 (CDFW 2017) with a 2-mile radius from the site shown in each.

3.2.5.1 Sensitive Habitats
Special status natural communities are communities that are of limited distribution statewide or within a
county or region and are often vulnerable to environmental effects of projects. These communities may or
may not contain special status species or their habitat. The most current version of the CDFW’s List of
California Terrestrial Natural Communities indicates which natural communities are of special status given
the current state of the California classification.
Most types of wetlands and riparian communities are considered special status natural communities due to
their limited distribution in California. These natural communities often contain special status plants. The
nearest sensitive habitats in the vicinity are the riparian forests along the San Luis Rey River north and west
of the site and coastal sage scrub hab. No sensitive habitats occur on site.
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3.2.5.2 Sensitive Plant Species
No sensitive plant species were detected on site. While Figure 7 shows several sensitive plant species have
been detected in the vicinity, none have been seen on site during any surveys of the site.
The federal-listed as endangered San Diego ambrosia (Ambrosia pumila), is a deciduous perennial herb that
would have been detected if present.
Biological resources surveys conducted in 2008 on the project site identified a potential for thread-leaved
brodiaea (Brodiaea filifolia) to occur generally in the northeast corner of the site. The plant is state-listed
as endangered and federal-listed as threatened. The species’ distribution extends from the foothills of the
San Gabriel Mountains at Glendora (Los Angeles County), east to Arrowhead Hot Springs in the western
foothills of the San Bernardino Mountains (San Bernardino County), and south through eastern Orange and
western Riverside counties to Rancho Santa Fe in central coastal San Diego County, California. Locally,
populations are known from Camp Pendleton and south of State Route 76. Brother James Lockman (B.S.
Botany, M.S. Environmental Horticulture), Executive Director of the Mission from 2006 through 2010,
monitored the undeveloped and unlandscaped portions of the Mission property including this area two to
three times per month during his tenure. He did not detect thread-leaved brodiaea neither at this location
nor anywhere else at the Mission during that time (personal communication 2017).
In the northeastern portion of the site only ruderal species were detected with evidence of past mowing.
Without any detection between 2006 and 2010, and conditions on the project site becoming increasingly
unsuited for the species, it was determined that the area in the northeastern corner of the site does not
support the species.

3.2.5.3 Sensitive Animal Species
No sensitive animals were observed on site and no suitable habitat occurs on site that could support sensitive
species. Figure 8 shows that the pallid bat (Antrozous pallidus) was detected on the Mission property and
that Swainson’s hawk (Buteo swainsoni) has been seen in the area but all other species are located in
sensitive habitats in the surrounding landscape. The federal-listed as endangered and state-listed as
threatened Stephens’ kangaroo rat (Dipodomys stephensi) had been detected nearby and in 2008, TDI
biologist Scott Snover walked the site looking for suitable habitat and kangaroo rat sign (burrows, scat,
sand baths). Presumably because the site has clayey and loamy soils that are unsuitable for sand baths, no
kangaroo rat sign was detected and it was neither Stephens’ kangaroo rat or any species of kangaroo rat
occupies the site.

3.3 Sensitive Species with Potential to Occur
Sensitive species that occur in the immediate vicinity according to database records but were not
observed and which may have some potential to occur on site are assessed below (Tables 3 and 4). Some
species with highly specific habitat needs (e.g. vernal pools, marshes, coastal dunes etc.) were not
considered, nor were species for which the site is far from the known range of the species.
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Figure 7. Sensitive plant and vegetation community records near the Project Site.
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Figure 8. Sensitive animal species records near the Project Site.
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Table 3. Sensitive Plants with Potential to Occur.
Species
Common
Name

San Diego
ambrosia1

Scientific
Name

Ambrosia
pumila1

Status
Federal/
State/MHCP

FE/--/Covered

CRPR

1B.1

Characteristics
Rhizomatous perennial herb
found in Chaparral, Coastal
Sage Scrub, Valley and foothill
grassland, vernal pools in sandy
loam or clay soils, often in
disturbed areas.
Ephemeral perennial monocot
prefers clay lens soils in annual
grasslands and vernal pools of
the interior valley regions in
Riverside and San Diego
counties.

Potential to
Occur on Site
None. Site has been
previously cultivated and
more recently mowed
and disked. Would have
been detected if present.
None. Site where most
likely has been
previously cultivated and
more recently mowed.
Would have been
detected if present.

threadleaved
brodiaea

Brodiaea
filifolia

cliff spurge

Euphorbia
misera

Robinson’s
peppergrass

Lepidium
virginicum
robinsonii

--/--/--

4.3

mud nama

Nama
stenocarpum

--/--/--

2B.2

Annual found in riparian, lakeNone. No such features
margins, stream banks and edges. occur on site.

1B.2

Perennial deciduous shrub
found is coastal sage scrub and
chaparral

Parry’s
Tetracoccus
tetracoccus3
dioicus3

Status
Federal:
FE = Federal Endangered
FT = Federal Threatened
State:
SE = State Endangered
ST = State Threatened
MHCP:
NE = Narrow Endemic
covered = covered by MHCP

FT/SE/Covered2

--/--/Covered

--/--/--

1B.1

2B.2

Woody subshrub found in
coastal areas of San Diego and
Orange counties plus the
Channel Islands.
Annual occurs in dry, exposed
openings within coastal sage
scrub and chaparral. Typically
found on volcanic soils like
those found on site.

None. No suitable habitat
occurs on site. Would
have been detected if
present
Very low. Peppergrass
was not detected on site
but can be found in
disturbed areas

None. No coastal sage
scrub or chaparral occur
on site. Species is
conspicuous and would
have been seen if present.

California Rare Plant Rank (CRPR)
1A = Plants Presumed Extinct in California 1B = Plants Rare, Threatened or
Endangered in California and Elsewhere
2B = Plants Rare, Threatened, or Endangered in California, But More
Common Elsewhere
3 = Plants About Which We Need More Information, A Review List
4 = Plants of Limited Distribution, A Watch List
State Rank and CRPR is followed by threat code (e.g., State Rank S2.2 or
CRPR 1B.2)
.1 = Seriously endangered in California (over 80% of occurrences
threatened / high degree and immediacy of threat)
.2 = Fairly endangered in California (20-80% occurrences threatened)
.3 = Not very endangered in California (<20% of occurrences threatened)

1

San Diego ambrosia is one of six plant species that is identified as having major or critical populations within the MHCP
study area, near Mission Avenue towards the eastern boundary of the City.
2

Coverage in Oceanside subarea is contingent upon approved SAP in Carlsbad and San Marcos.
This species was originally evaluated but is not considered for coverage due to minimal suitable habitat and lack of occurrence
in the City.
3
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Table 4. Sensitive Animals with Potential to Occur.
Species

Status

Potential to
Occur on Site

Scientific
Name

Federal/
State/MHCP

Characteristics

Eucyclogobius
newberryi

FE/SSC/--

Found in coastal lagoons from
Del Mar, CA to Del Norte, CA,
and in brackish bays at the
mouths of freshwater streams.

None. Aquatic species,
no such habitat on site

orange-throated
whiptail

Aspidoscelis
hyperythra
beldingi

--/WL/Covered

Occurs in open sage scrub,
chaparral and often in brushy
patches on stream terraces and
other sandy areas in southern
Orange County, western
Riverside County, and western
San Diego County, south into
central Baja California.

Very Low. Site supports
limited shrub habitat,
soils are too clayey.

coast patchnosed snake

Salvadora
hexalepis
virgultea

--/SSC/--

None. Site is flat, has
limited shrubs, and no
rocks.

south coast
garter snake

Thamnophis
sirtalis ssp.

--/SSC/--

Found in coastal shrublands,
rocky hillsides and from San
Luis Obispo to San Diego
counties, south in to Baja.
Restricted to habitats near
permanent water with riparian
vegetation for foraging and
refuge, west of mountains from
Ventura through San Diego
counties. This is a dubious
taxonomic group based upon
color patterns that are not
correlated with phylogeny.

Birds
southern
California
rufous-crowned
sparrow

Aimophila
ruficeps
canescens

--/WL/Covered1

None. Little shrub
habitat on this mostly
flat parcel with no rocks.

Swainson's
hawk

Buteo swainsoni

--/ST/--

Prefers steep, dry, rocky
hillsides with plenty of grasses
and a scattering of shrubs and
small trees from Los Angeles
County through San Diego
County into northern Baja.
A species of the open lands in the
Great Plains and the West. May
be seen in San Diego County on
its annual migration between
Argentina and central California/
the western mountain states.

southwestern
willow
flycatcher

Empidonax
traillii extimus

FE/SE/Covered

Found in riparian woodlands
along streams and rivers with
mature, dense tree or shrub cover
where surface water or soil
moisture present. Southwestern
subspecies nests in a select few
river systems in southern
California and Central Valley.

None. Isolated willows
on site provide no habitat
as no open water is
present.

Common
Name
Fish
tidewater goby

Reptiles

Results

None. No permanent
water or riparian habitat
on or near the site.

Very low. Migrant might
be observed flying over
but unlikely to stop and
forge on site.
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Species
Common
Name
yellow-breasted
chat

Scientific
Name
Icteria virens

coastal
California
gnatcatcher

Polioptila
californica
californica

yellow warbler

Setophaga
petechial
brewsteri

least Bell’s
vireo

Vireo bellii
pusillus

Status
Federal/
State/MHCP
--/SSC/Covered

Characteristics

Found in dense, relatively wide
riparian woodlands and thickets
of willows, and dense brush in
coastal California, foothills of
Sierra Nevada.
FT/SSC/Covered Found in typically open Coastal
Sage Scrub with some
California sagebrush from
Ventura through San Diego
counties into northern Baja.
BCC/SSC/-Nests in lowland and foothill
riparian woodlands; montane
chaparral, open ponderosa pine,
mixed conifer habitats. Breeds
throughout non-desert areas of
California.
FE/SE/covered Found in willows and low,
dense valley foothill riparian
habitat and lower portions of
canyons from San Diego
through Ventura counties and
into the southern Central Valley.

Potential to
Occur on Site
None. No suitable habitat
on site for species to be
resident.

None. No suitable habitat
on site.

Low. Not detected on
site but could use
eucalyptus trees in east
of site.

None. Requires will
thickets that re not found
on site. Willow trees on
site are isolated and
limbed up.

Mammals

pallid bat

Antrozous
pallidus

--/SSC/--

Stephens’
kangaroo rat

Dipodomys
stephensi

FE/ST/Covered

Low. Apparently
detected on the
Grasslands, shrublands,
Mission’s grounds per
woodlands, forests; most
the CNDDB and may
common in open dry habitats
roost in tile roof of
with rocky outcrops for
Mission. May forage for
roosting. Found throughout low insects over site though
elevations of California.
it more likely forages
over the San Luis Rey
River to the north.
Species found in sparse
None. Site has been in
shrublands and grasslands on
use for too long and soils
flat or gently sloping ground
not suitable. Survey for
with sandy soils in western
sign showed no evidence
riverside, and western and
of kangaroo rats on site.
central San Diego counties.

Status
Federal:
FE = Federal Endangered
FT = Federal Threatened
BCC = Bird of Conservation Concern
1 Coverage
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State:
SE = State Endangered
ST = State Threatened
FP= Fully Protected
WL = CDFW Watchlist

MHCP:
NE = Narrow Endemic
Covered = covered by MHCP

in Oceanside subarea is contingent upon approved SAP in Carlsbad and Escondido.
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3.4 Regulatory Environment
This section describes the regulatory requirements for the proposed Project, and the proposed Project site’s
regional resource planning status. Biological resources are subject to regulation by the federal government,
State of California, and local jurisdiction. The proposed Project is subject to CEQA analysis under which
adjudicates the project against applicable state and federal regulations.
Under federal law, the USFWS and National Oceanic and Atmospheric Administration share responsibility
for implementing the federal Endangered Species Act (ESA) of 1973 (Public Law 93-205, 16 U.S. Code
[U.S.C.] § 1531) as amended. Waters of the U.S. (wetlands and non-wetlands) are regulated by the USACE.
California law regarding wetland, water-related, and wildlife issues is administered by the CDFW.

3.4.1 California Environmental Quality Act
The City is the Lead Agency for the proposed Project for the CEQA environmental review process in
accordance with state law and local ordinances.

3.4.2 Federal and State Regulations
Regulations that apply or potentially apply to future development of the Project site include the federal ESA
and California Endangered Species Acts (CESA), Migratory Bird Treaty Act (MBTA), CFG Code, federal
CWA, and CEQA. Impacts to any jurisdictional drainage features would require a USACE CWA Section
404 Permit, a RWQCB CWA Section 401 Certification, and CFG Code Section 1602 LSAA.

3.4.2.1 Federal Government
The ESA provides the legal framework for the listing and protection of species (and their habitats) identified
as being endangered or threatened with extinction. Actions that result in harm or death to endangered or
threatened species, including habitat modification that substantially impairs feeding, breeding, or sheltering
activities constitutes “take” under the ESA. The ESA defines take as “to harass, harm, pursue, hunt, shoot,
wound, kill, trap, capture, or collect, or attempt to engage in any such conduct.” “Harm” and “harass” are
further defined in federal regulations and case law to include actions that adversely impair or disrupt a listed
species’ behavioral patterns.
Sections 7 and 10(a) of the ESA regulate actions that could jeopardize endangered or threatened species.
Section 7 describes a process of federal interagency consultation for use when actions with federal agency
involvement may adversely affect listed species. A biological assessment is required for any major
construction activity if it may affect listed species. A Section 7 consultation (formal or informal) is required
when there is a nexus between endangered or threatened species’ use of a site and impacts to USACE
jurisdictional areas. As no wetlands occur and no federal listed species were detected on site, the ESA is
not applicable to the proposed Project.
The USFWS designates areas of critical habitat for endangered or threatened species. Critical habitat is
defined as areas of land that are considered necessary for the endangered or threatened species to recover.
The ultimate goal is to restore healthy populations of listed species within their native habitat so they can
be removed from the list of threatened or endangered species. Once an area is designated as critical habitat,
all federal agencies must consult with USFWS to ensure that any action they authorize, fund, or carry out
is not likely to result in the destruction or adverse modification of the critical habitat. No critical habitat
occurs on site. Critical habitat of the coastal California gnatcatcher (Polioptila californica californica)
occurs to the south of State Route 76 on the slopes of the mesa to the south.
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The MBTA is administered by the U.S. Department of the Interior, acting through the USFWS (16 U.S.C. §
703-712). Almost all native bird species found in the U.S. are included in the MBTA, including species that
do not migrate at all. The MBTA prohibits taking any bird, part, nest, or eggs and is implemented using 50
Code of Federal Regulation 10.12 of the MBTA regulations, which defines “take” as to: pursue, hunt, shoot,
wound, kill, trap, capture, or collect, or any attempt to carry out these activities. Take does not include habitat
destruction or alteration, as long as there is not a direct taking of birds, active nests, eggs, or parts thereof. The
MBTA does not stipulate the type of protection required. In common practice, USFWS places restrictions on
disturbances allowed near active bird nests during the bird-breeding season (January 1–September 15).

3.4.2.2 State of California
The CESA is similar to the ESA in that it contains a process for listing species and regulating potential
impacts to listed species. Section 2081 of the CESA authorizes CDFW to enter into a memorandum of
agreement for take of listed species for scientific, educational, or management purposes.
Pursuant to Section 3503, 3503.5, 3505, and 3513 of the CFG Code, it is unlawful to take, possess, or
needlessly destroy the active nest or eggs of any bird. The CFG Code defines “take” as to hunt, pursue,
catch, capture, or kill, or attempt to hunt, pursue, catch, capture, or kill.
The Native Plant Protection Act (NPPA) enacted a process by which plants are listed as rare or endangered.
The NPPA regulates collection, transport, and commerce in listed plants. The CESA followed the NPPA
and covers both plants and animals determined to be endangered or threatened with extinction. Plants listed
as rare under NPPA were also designated rare under the CESA.
CEQA and its implementing guidelines (CEQA Guidelines) require discretionary projects with potentially
significant effects (or impacts) on the environment to be submitted for environmental review. Mitigation
for significant impacts to the environment is determined through the environmental review process, in
accordance with existing laws and regulations.

3.4.2.3 City of Oceanside
The Natural Community Conservation Planning (NCCP) Act (Section 2835) allows CDFW to authorize
take of species covered by plans in agreement with NCCP guidelines. An NCCP initiated by the State of
California under Section 4(d) of the federal ESA focuses on conserving coastal sage scrub to avoid the need
for future federal and state listing of coastal sage scrub-dependent species. The coastal California
gnatcatcher is presently listed as threatened under the ESA, while several additional species inhabiting
coastal sage scrub are candidates for federal and/or state listing. The MHCP and draft SAPs are intended to
act as plans under the NCCP and Habitat Conservation Plan (HCP) processes.
The MHCP Subregional Plan was adopted and certified by San Diego Association of Governments
(SANDAG) Board of Directors on March 28, 2003. Each of the seven jurisdictions within the MHCP
planning area (including Oceanside) is required to implement their respective portion of the MHCP via
citywide SAPs. The City’s draft MHCP SAP (City 2010) has yet to be adopted by the city or approved by
the CDFW or USFWS, though the City uses it as guidance when reviewing impacts to biological resources.
The City has no specific ordinances that regulate biological resources resulting in reliance on its existing
planning regulations, NCCP Guidelines, CEQA, and using the draft MHCP SAP (City 2010) as guidance
for determining the significance of impacts and mitigation. Mitigation ratios for impacts to habitats reflect
the intention to preserve areas within the Focused Planning Area as identified for the MHCP in each
jurisdiction or within specific areas identified in each SAP. The proposed Project parcel is neither within
the MHCP Focused Planning Area nor a Hardline or Softline preserve area within the draft MHCP SAP
(City 2010). The parcel is identified as being with the Off-site Mitigation Zone.
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3.4.3 Wetland Regulation
Impacts to wetlands are a regulated by both federal and state agencies.

3.4.3.1 U.S. Army Corps of Engineers
The regulatory authority of the USACE comes from Section 404 of the CWA (33 U.S.C. §1251 et seq.).
The Act requires USACE authorization for work involving intentional or unintentional placement of fill or
discharge of dredge materials into any of the Waters of the U.S. USACE jurisdiction extends to the high
water mark for non-tidal waters and includes ephemeral drainages that are typical of the Southern California
hills and mountains and which show a distinct bed and bank. Authorization for such activity is through a
CWA Section 404 Permit (404 Permit) from the USACE.

3.4.3.2 CDFW
CDFW requires a CFG Code 1602 LSAA for projects that will divert or obstruct the natural flow of water,
change the bed, channel, or bank of any stream, remove riparian vegetation, or use any material from a
streambed. The LSAA is a contract between a project proponent and CDFW stating what activities are
permissible and what compensation is required for those activities.

3.4.3.3 RWQCB
A federal CWA Section 401 Water Quality Certification (401 Certification) is required from the State Water
Resources Control Board if a proposed project may result in a discharge into any Waters of the U.S. The
program is administered by the RWQCB district in which the project is proposed. If a 404 Permit is required
from the USACE, a 401 Certification is required from the RWQCB. The RWQCB also administers the
State’s Porter-Cologne Act which regulates discharge into Waters of the State.

4.0

IMPACTS

4.1 Impact Definitions
4.1.1 Direct Impacts
A direct impact occurs when the primary effect is loss of a biological resource through direct mortality
during clearing and grading and removal of existing habitat, often replacing it with development and
landscaping.

4.1.2 Indirect Impacts
An indirect impact consists of secondary effects of a project (such as noise, changes in drainage patterns,
water quality, lighting, invasive plant species, and barriers to wildlife movement) that leads to habitat
degradation and loss of species or habitat. The magnitude of an indirect impact may be the same as a direct
impact; however, the effect usually takes a longer time to become apparent.

4.1.3 Cumulative Impacts
Although impacts to sensitive biological resources may not be significant when considered independently,
when multiple impacts such as from several development projects within an area are combined, they may
be cumulatively significant.
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The significance of impacts to biological resources present or to those with potential to occur was
determined based upon the sensitivity of the resource and the extent of the anticipated impacts.

4.2 Thresholds of Significance
Pursuant to Appendix G Section IV of the CEQA Guidelines, a proposed project would result in a
significant impact if it would:
a) Have a substantial adverse effect, either directly or through habitat modifications, on any candidate,
sensitive, or special status species in local or regional plans, policies, or regulations or by the
USFWS or CDFW;
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, or regulations, or by USFWS or CDFW;
c) Have a substantial adverse effect on federally protected wetlands as defined by CWA Section 404;
d) Interfere substantially with movement of any native resident, migratory fish or wildlife species, or
established native resident or migratory wildlife corridors; or impede use of native wildlife nursery sites;
e) Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or
f) Conflict with the provisions of an adopted HCP, NCCP, or other approved local, regional, or state
conservation plan.

4.3 Direct Impacts
Impacts would occur from development of the site from a currently vacant site dominated by non-native
habitats to an assisted-living retirement center, with associated access and improvements (Figure 9). It is
assumed that the areas to be graded and developed will be directly and permanently impacted and areas left
ungraded and unlandscaped by the Proposed project will be left as is.
CEQA Appendix G Section IV Significance thresholds a) through f) are assessed below as BIO 1 through
BIO 6.
BIO 1: Have a substantial adverse effect, either directly or through habitat modifications, on any
candidate, sensitive, or special status species in local or regional plans, policies, or regulations or by the
USFWS or CDFW.
The habitats being removed for development support no candidate, sensitive, or special status species, and
no sensitive species has more than a low potential to occur on site, because of the highly disturbed nature
of the site.
BIO 2: Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, or regulations, or by USFWS or CDFW.
Impacts would occur to the following acreages of vegetation communities/land cover types (Table 5, Figure 9):
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Table 5. Impacts to Vegetation Communities/Cover Types on Site.
Impacts (acres)

On Site
(acres)

On Site

Off Site

Total

Eucalyptus woodland (79100)

0.09

0.08

0.01

0.09

Non-native vegetation (11000)

0.96

0.90

0.06

0.96

Disturbed habitat (11300)

6.84

6.82

0.03

6.84

Developed (12000)

0.11

0.10

0.01

0.11

8.00

7.91

0.10

8.01

Vegetation Community
Group F- Other

Total

Impacts would occur to Disturbed Habitat, Non-Native Vegetation, Disturbed Habitat, and Developed land
which would not be significant and do not require mitigation.
Bio 3: Have a substantial adverse effect on federally protected wetlands as defined by CWA Section 404.
No federal wetlands occur on site so no impacts will occur, and no mitigation is required.
BIO 4: Interfere substantially with movement of any native resident, migratory fish or wildlife species, or
established native resident or migratory wildlife corridors; or impede use of native wildlife nursery sites.
The proposed Project site is outside of any known wildlife corridor and is outside the City’s Wildlife
Corridor Planning Zone (City 2010).
The site is mostly disturbed habitat and while it may habitat for a few native species and some species may
stop on site while moving through the suburban landscapes of this portion of the City; however, it is not
part of regional movement features such as the San Luis Rey River, wildlife corridor along the San Diego
Gas & Electric transmission corridor in the Wildlife Corridor Planning Zone. There was no evidence the
site or any portion of it acts as a nursery for native species.
However, based on the project’s proximity to existing habitat including stands of mature trees that provide
potential nesting sites, construction activity and noise could potentially interfere with nesting of native birds
adapted to urban and suburban landscapes. To keep this potential impact less than significant, and in
compliance with the federal MBTA and CFG Code, avoidance of impacts to native nesting birds is
necessary and would be significant if not avoided.
BIO 5: Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance.
As a matter of administrative policy, the City requires replacement of trees removed by development if the
trees or palms are greater than 10 inches in diameter as measured 2-1/2 feet above grade. A tree inventory
completed in January of 2007 (Lightfoot Planning Group March 28, 2007), identified a total of 111 Mexican
fan palms would be removed by the project construction. In addition, 642 cumulative caliper inches (for
trees greater than 10 inches in diameter as measured 2-1/2 feet above grade) of California pepper,
eucalyptus, and willow trees would be removed. An updated tree inventory (de Maximis, January 26, 2015)
surveyed a total 152 trees on site, 117 trees (including California pepper, eucalyptus, Mexican fan palm,
Brazilian pepper, a row of sapling coast live oaks planted between 2003 and 2005, and some remnant
willows) that will be removed by the project construction.
Impacts to the trees protected by this policy would be significant unless mitigated.
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Figure 9. Project Impacts to Biological Resources.
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BIO 6: Conflict with the provisions of an adopted HCP, NCCP, or other approved local, regional, or
state conservation plan.
The City participates in the MHCP, a regional conservation plan under the state’s NCCP Program that will
also act as an HCP under the ESA (SANDAG 2003). While the City’s draft MHCP SAP has not been adopted,
the City complies with the MHCP by using the draft MHCP SAP as guidance during project review.
The proposed Project site is currently mapped as “Disturbed” and located within the “Offsite Mitigation
Zone” of the draft MHCP SAP. The project is required to comply with the SAP Project Implementation
Guidelines and the requirements for the Offsite Mitigation Zone. The habitats on site require no mitigation
for impacts. The draft MHCP SAP identifies a Habitat Development Fee program for other undeveloped
areas but this would only occur upon adoption of Draft MHCP SAP. As the SAP has not been adopted the
fee does not apply. Therefore, the project will not conflict with the provisions of the MHCP.

4.4 Indirect Impacts
Indirect impacts to sensitive habitats or species can occur from errant grading impacts, construction or
operation noise, changes in drainage patterns after grading that modify habitats, degraded surface water
quality from runoff during construction, lighting onto habitat areas, introduction of invasive plant species,
and brush management that leads to habitat degradation.
No sensitive species occur on or in the immediate vicinity of the proposed project footprint. There are no
sensitive habitats immediately off site that are protected but impacts should be avoided.

4.4.1 Errant Grading
Impacts beyond the limits of work can occur for numerous reasons and could potentially impact sensitive
habitat if present outside the proposed Project footprint. As no sensitive habitats occur immediately off site
impacts would not be significant.

4.4.2 Noise
Noise from machinery during grubbing, earthwork, and construction would be a temporary impact to local
wildlife. Noise-related impacts, when construction noise exceeds 60 dBALeq, would be considered
significant if listed species or raptors were displaced and failed to breed.
No raptor nests were detected during any of the field surveys and no habitat occurs for listed species.
Impacts would not be significant because no raptors or listed species are expected to breed on site, neither
in the trees found on the site, nor in those proximal to the site.

4.4.3 Drainage
Storm water drainage requirements ensure the amount of water leaving a site is not changed by installation
of a project. Most newly graded areas and hardscaping will drain into bioretention basins that will prevent
direct drainage into undeveloped new areas or modify the drainage patterns off site. Compliance with storm
water regulations will ensure no impacts from drainage occur.

4.4.4 Surface Water Quality
Surface water can be contaminated by sediment during grubbing, grading, and construction, from fuels,
oils, and lubricants from construction vehicles, and post-construction by run off from rooftops, hardscaping
and landscaping. Decreased water quality may adversely affect native vegetation, aquatic animals, and
terrestrial wildlife that depend upon these resources.
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Best Management Practices (BMPs) as stipulated in the project Storm Water Pollution Prevention Plan
(SWPPP) would be used to control erosion, sedimentation, and pollution that could impact surface water
quality during construction. Post-construction, detention or treatment of runoff from landscaping and
hardscaping into on-site bioretention basins or through filters, cleans surface water and prevents run off of
pollutants into surrounding areas. Based on compliance with a SWPPP and all storm water regulations and
applications, effects would not be significant.

4.4.5 Lighting
Exterior night lighting has the potential to illuminate native habitats off site, which could interfere with
wildlife movement and could unbalance predator/prey relationships and provide nocturnal predators with
an added advantage over their prey. This could adversely affect native wildlife, especially if listed species
would be affected.
No sensitive habitats occur immediately offsite and no listed species are expected in the surrounding
habitats. Any outdoor lighting around the buildings and in the parking lots shall be shielded to prevent light
from illuminating habitat around the Proposed project using fixtures that physically direct light away from
the outer edges of the property or fences, or other barriers on the edge of development to prevent light
overspill. Final building plans for the development shall identify the shielded light fixtures and/or
fencing/barriers. These measures, if implemented, would reduce potential nigh-lighting effects to below a
level of a significance.

4.4.6 Invasive Plant Species
Invasive weed species could colonize areas disturbed by grading, construction, and development if invasive
species are used in landscaping, that could spread into adjacent native habitats and degrade habitat quality
for native wildlife.
Unless invasive weeds are controlled, introduction of weed species into the open space and adjacent open
space preserves could be significant.
As no native habitat occurs immediately off site, no impacts would occur from the project. Landscaping
will involve only appropriate native or non-invasive ornamental plant species.

4.4.7 Brush Management
There are no wildland areas adjacent to the property and no fuel modification is required. This indirect
impact would not be significant.

4.5 Cumulative Impacts
The MHCP was designed to compensate for the loss of regional biological functionality that would
otherwise occur on a project-by-project basis under CEQA. Compliance with the requirements of the
MHCP would not result in cumulatively considerable impacts for those resources covered by the plan. As
no impacts to sensitive resources occur on site and the project is in compliance with the draft SAP, impacts
are not cumulatively considerable and not significant.
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MITIGATION MEASURES

Pursuant to CEQA requirements and the MHCP the following Mitigation measures are proposed to reduce
potentially significant impacts to below a level of significance or to avoid them altogether. These Mitigation
Measures constitutes the Mitigation, Monitoring, and Reporting Program (MMRP) for the Project.

5.1 Direct Impacts
Potential significant impacts were identified in BIO 4 and 5 above, unless mitigated to below a level of
significance.
Impact BIO 1: The project’s proximity to existing habitat including stands of mature trees that provide
potential nesting sites, construction activity and noise could potentially interfere with nesting of native birds
adapted to urban and suburban landscapes. To keep this potential impact less than significant, and in
compliance with the federal MBTA and CFG Code, avoidance of impacts to native nesting birds during the
bird- breeding season (January 15 to August 31) is necessary and would be significant if not avoided.
Mitigation Measure BIO 1: All shrub trimming, thinning, or removal will be performed prior to or after the
bird-breeding season, January 15 through August 31 (i.e., only between September 1 and January 14). If
clearing is planned to occur during the bird-breeding season, pre-construction nest surveys shall be conducted
prior to any clearing. Work may proceed if no active bird nests are detected. By avoiding clearing during the
bird-breeding season, or performing surveys to ensure no active nests are present prior to clearing, the
proposed Project will ensure compliance with the MBTA and pertinent sections of the CFG Code.
Implementation of these restrictions would ensure the proposed Project’s compliance with the MBTA and
CFG Code and reduce impacts to a level less than significant.
Impact BIO 2: An estimated 117 trees (including California pepper, eucalyptus, Mexican fan palm,
Brazilian pepper, a row of sapling coast live oaks planted between 2003 and 2005, and some remnant
willows) will be removed by the project construction. Impacts to the trees protected by the City
administrative policy would be significant unless mitigated.
Mitigation Measure BIO 2: The 35 healthy trees remaining on site will either be protected in place (three
California pepper trees and four eucalyptus trees) or relocated and re-planted (six coast live oak trees and
22 Mexican fan palms) within the proposed project. The Mexican fan palms will be replaced at a 1:1 ratio
in the landscaping. In addition, those trees designated for removal will be replaced in the landscape scheme
with Jacaranda, Crape myrtle, Mexican sycamore, Coast live oak, fruitless olive, and Brisbane box.
The project would be in compliance with the City’s administrative policy and impacts would be reduced to
a level below significance.

5.2 Indirect Impacts
To ensure all indirect effects are avoided or remain below a level of significance, the MCHP includes a list
of Standard BMPs that are required to limit indirect impacts (SANDAG 2003: Volume II, Appendix B see
below). Specifically, for the Proposed project, Measures 2, 3, 8, 10, and 13-19 would apply:
1. A qualified biologist shall conduct a training session for all project personnel prior to proposed
activities. At a minimum, the training shall include a description of the target species of concern
and its habitats, the general provisions of the ESA and the MHCP, the need to adhere to the
provisions of the Act and the MHCP, the penalties associated with violating the provisions of the
Act, the general measures that are being implemented to conserve the target species of concern as

Mitigation Measures
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they relate to the project, and the access routes to and project site boundaries within which the
project activities must be accomplished.
A water pollution and erosion control plan shall be developed that describes sediment and
hazardous materials control, dewatering or diversion structures, fueling and equipment
management practices, and other factors deemed necessary by reviewing agencies. Erosion control
measures shall be monitored on a regularly scheduled basis, particularly during times of heavy
rainfall. Corrective measures will be implemented in the event erosion control strategies are
inadequate. Sediment/ erosion control measures will be continued at the project site until such time
as the revegetation efforts are successful at soil stabilization.
The footprint of disturbance shall be minimized to the maximum extent feasible. Access to sites
shall be via pre-existing access routes to the greatest extent possible.
The upstream and downstream limits of projects disturbance plus lateral limits of disturbance on
either side of the stream shall be clearly defined and marked in the field and reviewed by the
biologist prior to initiation of work.
Projects should be designed to avoid the placement of equipment and personnel within the stream
channel or on sand and gravel bars, banks, and adjacent upland habitats used by target species of
concern.
Projects that cannot be conducted without placing equipment or personnel in sensitive habitats
should be timed to avoid the breeding season of the target species of concern.
When steam flows must be diverted, the diversions shall be conducted using sandbags or other
methods requiring minimal instream impacts. Silt fencing or other sediment trapping materials shall
be installed at the downstream end of construction activity to minimize the transport of sediments
off-site. Settling ponds where sediment is collected shall be cleaned out in a manner that prevents
the sediment from re-entering the stream. Care shall be exercised when removing silt fences, as
feasible, to prevent debris or sediment from returning to the stream.
Equipment storage, fueling, and staging areas shall be located on upland sites with minimal risks
of direct drainage into riparian areas or other sensitive habitats. These designated areas shall be
located in such a manner as to prevent any runoff from entering sensitive habitat. All necessary
precautions shall be taken to prevent the release of cement or other toxic substances into surface
waters. All project related spills of hazardous materials shall be reported to appropriate entities
including but not limited to applicable jurisdictional city, USFWS, CDFW, and RWQCB, and shall
be cleaned up immediately and contaminated soils removed to approved disposal areas.
Erodible fill material shall not be deposited into water courses. Brush, loose soils, or other similar
debris material shall not be stockpiled within the stream channel or on its banks.
The qualified project biologist shall monitor construction activities throughout the duration of the
project to ensure that all practicable measures are being employed to avoid incidental disturbance of
habitat and any target species of concern outside the project footprint. Construction monitoring reports
shall be completed and provided to the jurisdictional City, USFWS, and the CDFW summarizing how
the project is in compliance with applicable conditions. The project biologist should be empowered to
halt work activity if necessary and to confer with staff from the applicable city, USFWS, and CDFW to
ensure the proper implementation of species and habitat protection measures.
The removal of native vegetation shall be avoided and minimized to the maximum extent
practicable. Temporary impacts shall be returned to pre-existing contours and revegetated with
appropriate native species. All revegetation plans shall be prepared and implemented consistent
with MHCP Revegetation Guidelines (MHCP Appendix C) and shall require written concurrence
of the USFWS and CDFW.
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12. Exotic species that prey upon or displace target species of concern should be permanently removed
from the site.
13. To avoid attracting predators of the target species of concern, the project site shall be kept as clean
of debris as possible. All food related trash items shall be enclosed in sealed containers and
regularly removed from the site(s). Pets of project personnel shall not be allowed on-site where
they may come into contact with any listed species.
14. Construction employees shall strictly limit their activities, vehicles, equipment, and construction
materials to the proposed project footprint and designated staging areas and routes of travel. The
construction area(s) shall be the minimal area necessary to complete the project and shall be
specified in the construction plans. Construction limits will be fenced with orange snow screen.
Exclusion fencing should be maintained until the completion of all construction activities. All
employees shall be instructed that their activities are restricted to the construction areas.
15. Any habitat destroyed that is not in the identified project footprint shall be disclosed immediately
to the jurisdictional city, USFWS, and CDFW and shall be compensated at a minimum ratio of 5:1.
16. If dead or injured listed species are located, initial notification must be made within three working
days, in writing, to the Service’s Division of Law Enforcement in Torrance, California and by
telephone and in writing to the applicable jurisdiction, Carlsbad Field Office of the USFWS, and
CDFW.
17. The jurisdictional City shall have the right to access and inspect any sites of approved projects
including any restoration/enhancement area for compliance with project approval conditions
including these BMP. The USFWS and CDFW may accompany City representatives on this
inspection.
18. Any planting stock to be brought onto the site for landscaping or ecological restoration shall first
be inspected by a qualified pest inspector to ensure it is free of pest species that could invade natural
areas, including but not limited to Argentine ants, fire ants, and other insect pests. Any planting
stock found to be infested with such pests shall not be allowed on the project site or within 300 feet
of natural habitats. The stock shall be quarantined, treated, or disposed of according to best
management principles by qualified experts in a manner that precludes invasions into natural
habitats.
19. Projects adding new utility lines or towers or modifying existing utility lines or towers will
implement designs that preclude or minimize harm to wildlife due to collisions or electrocution.
Information on such designs can be found at www.migratorybirds.fws.gov/issues/towers.
20. Where appropriate based on site-specific survey results, wildlife undercrossings shall be designed
and implemented for new roads or road improvement projects that could disrupt wildlife
movements or result in increased roadkill. Such undercrossings, along with any necessary wildlife
fencing or other facilities, shall be designed based on best available information to maximize use
of the undercrossing by species of concern. Undercrossing design shall strive to maximize the
openness index ([width × height]/length), minimize traffic noise within the crossing, use
appropriate fencing to funnel wildlife into the crossing rather than across the road surface, and
screen the undercrossing openings with natural vegetation.
21. All mitigation sites shall be conserved through fee title acquisition or conservation easement, and
proof of recordation shall be provided to the jurisdictional city prior to land disturbance.
In addition, to ensure all potential indirect effects are avoided:
Any project landscaping shall not include species identified as an invasive non-native plant species as
identified by the California Invasive Plant Council at http://www.cal-ipc.org/paf/.
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CONCLUSION

Direct impacts to 8.01 acres of MHCP Group F habitats (Other) are not significant and do require mitigation
per the MHCP SAP for projects within the Off-site Mitigation Zone.
Impacts to nesting birds will be avoided though clearing outside the bird-breeding season (January 15
through August 31) unless a preconstruction survey demonstrates no active nests would be affected.
Application of MHCP Standard BMPs plus the additional measures for invasive species would ensure the
proposed Project would be in compliance with CEQA, MHCP, MBTA, and CFG Code.
After application of the MMRP, no significant direct or indirect impacts to sensitive or special status,
riparian or sensitive vegetation communities, species, wetlands, wildlife corridors or nursery sites, local
policies or ordinances, would occur and the proposed Project would be in compliance with the MHCP, all
state or federal laws, codes, and treaties.
As a result of the proposed Project design and MMRP, the proposed Project would have a less than
significant effect on biological resources.
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APPENDIX A: PLANT SPECIES OBSERVED ON SITE
FAMILY

SCIENTIFIC NAME

COMMON NAME

HABITATS

2008

2016

Avena barbata*

slender wild oat

DH

X

X

Bromus diandrus*

ripgut grass

DH

X

X

Bromus hordaeceus*

soft chess

DH

X

Bromus madritensis*

foxtail chess

DH

X

Cynodon dactylon*

Bermuda grass

DH

X

X

Distichlis spicata

saltgrass

DH

X

X

Hordeum intercedens

little barley

DH

X

Lamarckia aurea*

golden-top

DH

X

Lolium multiflorum*

Italian ryegrass

DH

X

Schismus sp.*

Mediterranean grass

DH

X

Aizoaceae

Carprobrotus edulis*

hottentot fig

NNV

Anacardiaceae

Schinus molle*

Peruvian pepper tree

NNV

X

X

Schinus terebinthifolius*

Brazilian pepper tree

NNV

X

X

Conium maculatum*

common poison
hemlock

DH

X

Foeniculum vulgare*

sweet fennel

DH

X

Arecaceae

Washingtonia robusta*

Mexican fan palm

NNV

X

X

Asteraceae

Ambrosia psilostachya

western ragweed

DH

X

X

Artemisia californica

California sagebrush

NNV

Baccharis pilularis

chaparral broom,
coyote brush

NNV

X

X

Baccharis salicifolia

mule-fat, seep-willow

NNV

X

X

Carduus pyncocephalus*

Italian thistle

DH

X

Helinthotheca echioides

bristly ox-tongue

DH

Isocoma menziesii

goldenbush

DH

X

X

Lactuca serriola*

prickly lettuce

DH

X

X

Sonchus oleraceus

common sow-thistle

DH

X

Boraginaceae

Amsinckia menziesii

rancher’s fiddleneck

DH

X

Brassicaceae

Brassica nigra*

black mustard

DH

X

Brassica rapa*

turnip, field mustard

DH

X

Hirschfeldia incana*

short-pod mustard

DH

X

X

Raphanus sativus*

wild radish

DH

X

X

Sisymbrium irio*

London rocket

DH

X

Cactaceae

Opunita ficus-indica*

Mission cactus

NNV

Chenopodiaceae

Atriplex semibaccata*

Australian saltbush

DH

X

X

Chenopodium album*

lamb’s quarters

DH

X

X

MONOCOTS
Poaceae

DICOTS

Apiaceae
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Convolvulaceae

Cressa truxillensis

alkali weed

DH

X

X

Cucurbitaceae

Cucurbita palmata

coyote melon

DH

Cyperaceae

Scirpus sp.

bulrush

DH

X

Euphorbiaceae

Ricinus communis*

castor bean

DH

X

Fabaceae

Medicago sp.*

sweet clover

DH

X

Fagaceae

Quercus agrifolia

live oak

DH

X

Frankeniceae

Frankenia salina

alkali-heath

DH

X

Juncaceae

Juncus mexicanus

Mexican rush

DH

X

X

Lamiaceae

Marrubium vulgare*

horehound

DH

X

X

Malvaceae

Malva parviflora*

cheeseweed

DH

X

X

X

X

X

Malvella leprosa

alkali mallow

DH

X

Myoporaceae

Myoporum laetum*

ngaio

NNV

X

X

Myrtaceae

Eucalyptus sp.*

gum tree

EW

X

X

Onagraceae

Oenothera speciosa

beautiful eveningprimrose

DH

X

Polygonaceae

Rumex conglomeratus

Green dock

DH

Rosaceae

Heteromeles arbutifolia

toyon, Christmas berry

NNV

Prunus illicfolia

holly leaf cherry

NNV

Rubus ursinus

California blackberry

NNV

X

Salix exigua

narrow-leaf willow

DH

X

Salix lasiolepis

arroyo willow

DH

X

X

Saururaceae

Anemopsis californica

yerba mansa

DH

X

X

Solanaceae

Datura wrightii

Jimson weed

DH

X

X

Nicotiana glauca

tree tobacco

DH

Tamaricaceae

Tamarix ramosissima

tamarisk, salt-cedar

DH

X

Urticaceae

Hesperocnide tenella

western nettle

DH

X

Vitaceae

Vitis girdiana
desert wild grape
NNV
‡Habitat acronyms: DH = Disturbed Habitat, NNV = Non-native vegetation
*non-native species

Salicaceae
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APPENDIX B: ANIMAL SPECIES OBSERVED OR DETECTED
FAMILY

SCIENTIFIC NAME

COMMON NAME

HABITATS

2008

2016

Tenebrionidae

Eleodes sp.

darkling beetle

Miridae

unknown

bug

DH

X

X

DH

X

Apidae

Apis melifera

honey bee

DH, NNV

X

Coccinelidae

Hippodamia sp.

lady bug

DH

X

Acrididae

Schistocerca nitens

graybird grasshopper

DH

X

Libellulidae

Libellula croceipennis

Neon skimmer
dragonfly

DH

X

Formicidae

Pogonomyrmex barbatus

red harvester ant

DH

X

Linepithema humile

Argentine ant

DH

X

Sceloporus occidentalis

Great Basin fence lizard

NNV

Uta stansburiana

side-blotch lizard

Ardeidae

Ardea herodius

great blue heron

Flyover

X

Accipitridae

Buteo jamaicensis

red-tailed hawk

Flyover

X

Charadriidae

Charadrius vociferus

killdeer

Flyover

Columbidae

Columba livia

domestic pigeon

DH

X

INSECTS

REPTILES
Phrynosomatidae

X

X

X

BIRDS
X
X

Zenaida macroura

mourning dove

DH

X

X

Trochilidae

Calytpe anna

Anna’s hummingbird

NNV

X

X

Picidae

Picoides nuttallii

Nuttall’s woodpecker

NNV

X

Tyrannidae

Tyrannus verticalis

Western kingbird

DH, NNV

X

X

Sayornis nigricans

black phoebe

DH

X

X

Mimidae

Mimus polyglottus

mocking bird

DH, NNV

X

X

Parulidae

Dendroica petechia

yellow warbler

NNV

X

X

Emberizidae

Icterus cucullatus nelsoni

hooded oriole

NNV

X

Zonotrichia leucophrys

white-crowned sparrow

DH

X

Pipilo crissalis

California towhee

NNV

Agelaius phoeniceus

red-winged black bird

heard calling
from off-site
location

X

Euphagus cyanocephalus

Brewer’s blackbird

DH

X

Carpodacus mexicanus

house finch

DH, NNV

X

X

Heteromyidae

Chaetodipus californicus

pocket gopher

DH

X

X

Sciuridae

Spermophilus beecheyi

ground squirrel

DH, NNV

X

X

Leporidae

Sylvilagus auduboni

desert cottontail

NNV

Icteridae

Fringillidae

X
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APPENDIX C: SITE PHOTOS

Looking north from the center of
the site with scattered Mexican fan
palms, Mission cactus, and mowed
and disked land. 11/30/16

Looking south from center of site
through the remnant limbed-up
willows towards Mission Avenue
11/30/16

Looking east along
Southern boundary with
Mission Ave to right
11/30/16
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Looking south along west boundary with mobile
home park 11/30/16

Wetland delineation test pit in
lowest portion of site which showed
no evidence of hydrology or hydric
soil, and did not support hydrophytic
vegetation 11/30/16

Slope in northeast of site looking
northwest 11/30/16
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Drainage channel that leads from the
southwest corner of the site west along
Mission Ave 11/30/16

Mexican fan palms in the
southwest of the site
11/30/16
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View from Mission Ave
north across the site
2/22/17

View from Mission
Ave towards
Lavanderia off site.
2/22/17

View south across
parcel from north
3/6/17
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