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1.0 Introduction
This Biological Resources Report was prepared pursuant to the City of Oceanside Multiple Habitat
Conservation Program (MHCP) Draft Subarea Plan (City of Oceanside 2010). The report describes existing
biological conditions within the proposed Arroyo Verde Shopping Center Project (Project) study area located
in the City of Oceanside, California. The report provides the City of Oceanside (City), regulatory agencies,
and the public with information necessary to assess impacts to biological resources under the California
Environmental Quality Act (CEQA); the City of Oceanside is the lead agency under CEQA.

1.1 Project Purpose
The proposed Arroyo Verde Shopping Center Project (Project) is intended to allow for future commercial use
of the subject site. The Project proposes grading and construction improvements to provide a range of potential
commercial uses (allowed by right within the existing zone that applies to the property) that may include retail
shops, restaurants, and similar uses. The Project is also intended to protect sensitive habitat and species present
onsite to ensure that potential environmental effects resulting with Project implementation are avoided and/or
minimized to the extent feasible.
The purpose of this biological resource report is to document the existing biological resources or those which
have a potential to occur on the Project site and are recognized by local, state, or federal wildlife or regulatory
agencies such as the U.S. Fish and Wildlife Service (USFWS), California Department of Fish and Wildlife
(CDFW), U.S. Army Corps of Engineers (Corps), or the Regional Water Quality Control Board (RWQCB).
USFWS and CDFW are referred to as Wildlife Agencies in this document. This report also analyzes the
potential impacts to any special-status species or jurisdictional waters and the biological significance these
impacts would have on environmental quality, regulations and policies, and discusses mitigation measures that
would reduce these impacts to a less than significant level under CEQA.

1.2 Project Location
The proposed Project is located in the City of Oceanside (City), California, in northeastern San Diego County
(Figure 1). The Project site is approximately 4.9 acres in size and is located at the northeast corner of Oceanside
Boulevard and Rancho Del Oro Drive; the property is bounded to the north by Seagate Way. The eastern
portion of the Project site is characterized by a series of sedimentation basins and associated riparian habitat.
The County Assessor’s Parcel Number (APN) for the site is 160-680-33 (Figure 2).

1.3 Existing Conditions/Project Setting
The site is located within the Rancho del Oro (RDO) Specific Plan Area (S-1-84; adopted 1984); the existing
City General Plan land use designation is Industrial; existing City zoning is PD-1 (Planned Development –
RDO); and approved zoning per the RDO Commercial and Industrial Plans is M-1 (Light Industrial). Regional
access to the Project site is provided by State Route 76 (SR 76), which lies approximately 1.6 miles to the
north, and SR 78, which lies approximately 1.6 miles to the south. Access to the site is currently provided from
Oceanside Boulevard on the south, Rancho del Oro Drive on the west, Seagate Way on the north, and a paved
driveway off of Seagate Way.
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Existing facilities and land uses surrounding the Project site include:
•
•
•
•
•
•

Dirt path along graded pad to provide maintenance access to the drainages and drainage basin;
North: Seagate Way, a hotel, and various industrial uses.
East: vacant, undeveloped land (see above description of wetland habitats in the drainage basins);
commercial uses and a chapel further to the east.
South: Oceanside Boulevard; undeveloped land just south of the roadway.
Southwest: surface parking lot associated with the RDO Sprinter Station (Sprinter light rail system),
and a commercial landscaping supply store with associated storage yard.
West: Rancho del Oro Road; newly-constructed El Corazon Sport Complex just west of the roadway.

1.4 Background and Conservation Context
1.4.1 Oceanside Subarea Plan Compliance
The Project site is located within the North County MHCP boundaries (SANDAG 2003). The MHCP is a longterm regional conservation plan established to protect sensitive species and habitats in northern San Diego
County, and was spearheaded by the impending federal listing of a small songbird, the California gnatcatcher
(Polioptila californica californica), that is restricted to the southern California coastal upland scrub habitats.
The MHCP is divided into seven subarea plans—one for each jurisdiction within the MHCP—that are permitted
and implemented separately from one another. A draft Oceanside Subarea Habitat Conservation Plan/Natural
Communities Conservation Plan (Oceanside Subarea Plan) has been prepared and was updated in 2010 (City of
Oceanside 2010). The Subarea Plan has not been approved or permitted by the Wildlife Agencies and, therefore,
is not codified into law; however, it is being implemented by the City of Oceanside as a guidance document for
projects in the City to the extent allowable by law.
Within the Oceanside Subarea Plan, the Project site is classified as vacant, undeveloped land and is immediately
adjacent to (west of) a designated Hardline Preserve, and outside (east of) the Wildlife Corridor Planning Zone
(WCPZ) boundary (City of Oceanside 2010, Figure 3). Development over 2 acres inside the WCPZ require that
50 percent of the parcel be conserved as open space.
The Arroyo Verde Shopping Center property is located with the Offsite Mitigation Zone; development within
the Offsite Mitigation Zone, which is a designated part of the Subarea Plan with specific mitigation
requirements, is distinguished from other planning zones within the Subarea Plan because there is less emphasis
on impact avoidance, with offsite mitigation allowed within the WCPZ or Pre-approved Mitigation Areas.
Lands that contain habitat for covered species may receive onsite mitigation credit provided that written
approval from the Wildlife Agencies is obtained (City of Oceanside 2010).
1.4.2 Minimization Measures
In 2014, the graded parcel was evaluated for its development potential in compliance with the Draft Oceanside
Subarea Plan. A meeting with the City and the Wildlife Agencies on October 7, 2014, concluded that habitat
which had developed over time in the 100-foot buffer as shown on the original rezoned parcel would be
considered buffer and not occupied habitat, and parking in the planning buffer may be allowable pending further
environmental review. However, a wall would most likely be needed to buffer MHCP-covered species from
indirect impacts. Based on this information, a site plan was developed that included 36,100 square feet of retail
space, two ingress/egress points, 30 parking spaces along the eastern flank of the Project site and an 8-foot high
wall to shield the habitat from indirect impacts (Figure 4a).
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Following documentation of occupancy by the federally endangered least Bell’s vireo (Vireo bellii pusillus), an
MHCP-covered species, in riparian habitat adjacent to the property, the Wildlife Agencies requested in a letter
dated October 28, 2015 that the Subarea Plan be implemented as written in the current draft version. A 100-foot
biological buffer measured from the edge of existing riparian habitat (riparian habitat includes freshwater marsh
habitat by reference to the Subarea Plan) was to be incorporated into the project design. This effectively reduced
the developable portion of the property to approximately 50 percent, although the property is not located in the
WCPZ, and the 50-percent development target does not apply.
The site plan was significantly changed to reduce the retail/restaurant area to 27,200 square feet, remove most
of the parking from the habitat boundary by adjusting the lay-out of the structures to back up to the habitat as a
buffer from human activity (Figure 4b), reduce access points, and pull the development back to maintain the
100-foot biological buffer. The 8-foot high wall was replaced with visually pleasing educational signage and
access controls.

1.5 Proposed Project Description
1.5.1 Site Planning
The proposed development footprint would occupy approximately 52 percent of the overall parcel. The Project
involves development of approximately 27,200 square feet (SF) of commercial retail uses in four single-story
buildings, with associated surface parking (Figure 5). Sizes of the proposed buildings are: Building 1 – 5,000
SF; Building 2 - 6,000 SF; Building 3 - 8,000 SF; and, Building 4 – 8,200 SF. Anticipated uses for these
structures include restaurants, commercial retail, market/ grocery store, and drive-through café, with about 60
percent of the site used for restaurant and 40 percent for retail (these are anticipated uses to allow for evaluation
of the maximum development intensity contemplated for the site; different uses may ultimately be established
onsite, to be determined when lease agreements are tendered for the actual tenants to occupy the proposed
structures). However, the ultimate buildout should not exceed the maximum development intensity associated
with the currently anticipated uses; otherwise, additional CEQA compliance actions may be necessary. Outdoor
seating areas, public plazas, and public courtyards would be provided in association with these uses to allow for
dining, relaxation, and socializing. Outdoor seating would occur outside a 100-foot biological buffer between
the development and the riparian habitat east of the Project site; the biological buffer will be revegetated with
native coastal sage scrub vegetation per Subarea Plan requirements; a habitat restoration plan will be prepared.
Lighting would be shielded downward at the edge of the biological buffer to avoid light pollution impacts on
the adjacent open space and associated sensitive species.
The Project proposes a Zone Amendment to change the existing PD-1 zone to Planned Commercial (PC) and
to incorporate the area into the Planned Development Plan (PD-1) Commercial Master Development Plan Area.
Additionally, City approval of a Conditional Use Permit (CUP) is requested to allow for alcohol-serving uses
(e.g., restaurants). A variance is also requested to allow for retaining wall height that would exceed the
maximum height allowed as proposed.
The project will be transit-oriented and promotes the use of public transport (close to the Sprinter Station),
biking (including onsite bike racks) and walking, and incorporates 154 parking spaces. Main access to the
Project would be provided via a proposed 30-foot wide, two-way access drive from Seagate Way. Secondary
access would be provided via a proposed 28-foot wide, two-way access drive (restricted right-in, right-out
turning movement) from Rancho del Oro Road.
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The Project would not be phased and would be constructed as a single event. It is anticipated that the
construction phase would occur between early 2018 and mid-2019. Although located within the boundaries of
the Rancho Del Oro Specific Plan Area, the proposed Project is a stand-alone commercial development.
1.5.2 Biological Buffer
As stated above, the Project respects the City’s 100-foot biological buffer requirements along the eastern portion
of the proposed development footprint (Figure 4b), pursuant to the Oceanside Subarea Plan; the buffer would
extend from the edge of riparian/freshwater marsh habitat 100 feet to the top of the graded pad, and will be
restored and enhanced with coastal sage scrub pursuant to the City’s Subarea Plan and as detailed in a restoration
plan to be submitted for this project.
Such horizontal buffering would negate potential indirect impacts to the sensitive habitats and any specialstatus/MHCP-covered species using these habitats that could otherwise occur from short-term construction and
long-term operational activities resulting with the Project. The City of Oceanside access easement for
maintenance of the drainage channel in the south-west corner of the property would remain.
Additionally, onsite native and drought-tolerant landscaping is proposed consistent with existing zoning
requirements and applicable City design standards which will provide some stratified (vertical) buffering from
adjacent biological resources through vegetative screening, and also visually enhance the appearance of the
proposed Project as viewed from surrounding roads and existing land uses.
The Project would be built in one phase within an expected construction duration between early 2018 and mid2019. Project staging and construction access would be confined entirely within the project footprint; however,
temporary impacts along the eastern portion of the footprint are expected from slope grading and stabilization.
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2.0 Survey Methods and Limitations
This section describes the methods for biological surveys conducted by Schaefer Ecological Solutions (SES)
for the project. A generalized biological reconnaissance survey was conducted on September 17, 2014 to
identify study area boundary and existing conditions or constraints, and determine survey requirements. A
project kick-off site visit was conducted on December 17, 2014.

2.1 Literature Review
Prior to conducting biological surveys, potentially occurring sensitive biological resources were identified
through a review of the following species databases: California Natural Diversity Database (CNDDB 2015),
MHCP Species Database, U.S. Fish and Wildlife Service (2004), California Department of Fish and Game
(2004), California Native Plant Society's (CNPS) Inventory of Rare and Endangered Vascular Plants (CNPS
2004), the San Diego Natural History Museum’s (SDNHM) Bird and Mammal Atlas databases. Because the
projects is located within the City of Oceanside the City’s MHCP Subarea Plan was also reviewed (City of
Oceanside 2010).

2.2 Biological Resources Inventory
A biological resources inventory field survey was conducted by Christina Schaefer on January 25, 2015. At the
time of the survey, the study area was conceptually identified and mapped and included the proposed
construction footprint on the graded pad (project area) plus a 100-foot survey buffer (Figure 2). The latter was
surveyed to understand potential indirect impacts to biological or wetlands resources. Habitat within the study
area was assessed for suitability to support potentially occurring sensitive plant and animal species, which is
known from the area surrounding the project, but not from the study area. Ms. Schaefer inventoried plant
species within the survey area, as much as feasible given the seasonal survey limitations, observed and recorded
wildlife and wildlife sign (e.g. vocalizations, burrows, tracks, prey remains, scat, etc.) and categorized the
potential for occurrence of listed or sensitive plant and wildlife species. The site was revisited to confirm
biological resources on July 13, 2016. A complete species inventory is included in this report for reference
(Appendices A & B). Nomenclature follows Small (1994), Stebbins (2003), and Unitt (2004).

2.2 Vegetation Mapping
Vegetation mapping was also conducted by Schaefer Ecological Solutions (SES) biologist Christina Schaefer
on January 15, 2015, using presence and percent cover of indicator plant species to determine the vegetation
type. The boundaries of vegetation communities and habitat types were mapped in the field by mapping directly
onto a 200-foot-scale (1 inch = 200 feet) aerial photograph-based field map of the study area. A minimum
mapping unit of 0.01 acre was used for all vegetation communities. Following completion of the fieldwork, all
vegetation polygons were transferred to a topographic base and digitized using ArcGIS and a GIS coverage was
created. Once in ArcGIS, the acreage of each vegetation community and land cover present on site was
determined. Vegetation communities were classified in accordance with the categories set forth in the suggested
Oberbauer (2009) revisions to the Holland 1986 Descriptions of the Terrestrial Vegetation Communities of
California for San Diego County (pursuant to MHCP Appendix F). Vegetation community classifications
follow Holland/Oberbauer (1986/2009) and Sawyer/Keeler-Wolf (2000).
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2.4 Jurisdictional Wetlands Delineation
A formal jurisdictional wetland delineation was performed by wetlands-trained biologist Christina Schaefer on
January 25, 2015. Prior to the survey, Ms. Schaefer had identified blue line streams and mapped wetlands using
National Wetlands Inventory (NWI), USGS quadrangles, and historic Google Earth. She also recorded
potentially jurisdictional areas during the vegetation surveys based on topography, the presence of wetlands
vegetation and hydrological indicators. The delineation included identification and examination of bed and bank
and identifying the Ordinary High Water Mark (OHWM), which is defined in 33 CFR Section 329.11 as “that
line on the shore established by the fluctuations of water and indicated by physical characteristics such as a
clear, natural line impressed on the bank; shelving; changes in the character of the soil; destruction of terrestrial
vegetation; the presence of litter or debris; or other appropriate means that consider the characteristics of the
surrounding areas.” In areas where wetlands vegetation was present, Ms. Schaefer excavated soil pits following
the Wetlands Delineation Manual/Arid West Supplement.
The wetlands delineation was performed in accordance with the methods prescribed in the 1987 Wetlands
Delineation Manual (ACOE 1987), the 2008 Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Arid West Region (Version 2.0) (ACOE 2008), and the ACOE and Environmental
Protection Agency (EPA) Rapanos Guidance (ACOE and EPA 2008). Sampling stations were excavated in
riparian and freshwater marsh habitat east of the Project site. Areas were determined to be a federal (Corps)
wetland if three criteria (hydrophytic vegetation, hydrology, and hydric soils) were present. Visual evaluations
were conducted south of the Project site along the rip-rap-lined channel. Areas were determined to be nonwetland waters (Waters of the US or WOUS) if there was evidence of regular surface flow (e.g., bed and bank)
but the vegetation criterion was not met. Jurisdictional limits for these areas were delineated by the OHWM.
CDFW jurisdictional boundaries were determined based on the presence of riparian vegetation or regular
surface flow. Streambeds within CDFW jurisdiction were delineated based on the definition of streambed as “a
body of water that flows at least periodically or intermittently through a bed or channel having banks and
supporting fish or other aquatic life. This includes watercourses having a surface or subsurface flow that
supports riparian vegetation” (Title 14, Section 1.72). Riparian habitat is not defined in Title 14, but the section
refers to vegetation and habitat associated with a stream. CDFW jurisdictional habitat includes all riparian shrub
or tree canopy that may extend beyond stream banks.

2.5 Focused Species Surveys
The project is located adjacent to riparian habitat that has been reported to provide nesting habitat for the
federally endangered least Bell’s vireo. Seven focused surveys for least Bell’s vireo were conducted by Jessica
Vinje (accompanied by Christina Schaefer) between April 15 and June 12, 2015, between dawn and 11:00 am
in weather conditions suitable to detecting this species. Because the species was detected, an eighth survey was
not required. All portions of potentially suitable vireo habitat and any potentially suitable habitat outside but
adjacent to the Project was surveyed for planning purposes pursuant to USFWS survey guidelines and City of
Oceanside’s Draft MHCP Subarea Plan to determine presence or absence near the Project. The habitat adjacent
to the Project site contains potentially suitable habitat and least Bell’s vireos have been previously reported
from the area (CNDDB 2015, City of Oceanside 2010). Nomenclature follows the American Ornithologists’
Union (2012).

Arroyo Verde Shopping Center Project
Biological Technical Report

11

SES
May 2017

2.6. Survey Limitations
Survey limitations include a diurnal wildlife bias. Wildlife species that are secretive in their habitats, nocturnally
active, or may require trapping efforts to determine presence/absence would not have been observed or detected
during the general wildlife surveys. Birds represent the largest component of the vertebrate fauna, and because
most birds are active in the daytime, diurnal surveys maximize the number of observations of this portion of the
fauna.
There was also a seasonal bias as biological surveys were conducted in the winter. Some species of animals
may not have been detected because they were not present or active during the time of the surveys. Specifically,
summer visitor bird species would not have been present. Also, many plant species would not have been in
bloom during these surveys and, therefore, would have been difficult to observe. However, the study area does
not provide habitat for any sensitive species that would not have been observed during the reconnaissance
survey. Incidental sightings of non-sensitive species were not mapped but rather noted in field notes, if
applicable. However, all observations recorded on maps and field notes were included in the species inventory
(Appendices A & B).
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3.0 Project Setting
The following information provides details about the physical conditions and the biological resources mapped
in the study area, including vegetation communities, flora, fauna, and wildlife movement.

3.1 Physical Characteristics
The proposed Arroyo Verde Shopping Center Project is located on the U.S. Geological Service (USGS) 7.5
minute San Luis Rey quadrangle map in Section 21; Township 11 South; Range 4 West (Figure 2). The site has
been previously graded to provide a relatively level building pad (i.e., “proposed development footprint”) with
manufactured slopes along all four sides. Onsite elevations range from approximately 189 feet above mean sea
level (msl) to approximately 153 feet msl. An existing storm drain maintained by the City traverses under the
north portion of the site, and outlets into a freshwater marsh to the east.
Approximately 80 percent of the proposed development footprint is characterized by disturbed habitat. The
footprint is bounded by ornamental plantings along the west and south slopes; and non-native grassland,
previously-restored coastal sage scrub and associated irrigation system (no longer in use) along the east slope
face and the foot of the slope. A series of City-maintained drainage basins occur to the east of the site that flow
into Loma Alta Creek south of Oceanside Boulevard.
3.1.1 Climate
San Diego has a Mediterranean climate, which is characterized by wet winters and dry summers. This is largely
due to a semi-permanent high pressure zone that sits over the Pacific Ocean during much of the year. Average
annual precipitation is less than 11 inches per year and the average daily high and low temperatures range from
44 to 47 degrees Fahrenheit (www.usclimatedata.com).
3.1.2. Hydrology
The study area is located within the Loma Alta Creek watershed, which encompasses approximately 6,277
acres, comprising 4% of the Carlsbad Hydrologic Unit (HU) and forming the northern border of the Carlsbad
HU. The Loma Alta Creek watershed is included on the California 303(d) list for coliform contamination and
eutrophication. The site is located adjacent to an unnamed tributary (blue line stream) that drains into Loma
Alta Creek south of Oceanside Blvd. and has been historically altered by agriculture and soil mining activities.
The tributary is currently captured by a series of detention basins east of the Project site that empty into Loma
Alta Creek through a stormwater drainage channel that flows under Rancho del Oro Road and Oceanside Blvd.
3.1.3 Soils
According to the Natural Resource Conservation Service’s (NRCS) Web Soil Survey and US Department of
Agriculture (USDA 1973) soil maps, mapped soil types within the project limits are characterized as Las Flores
loamy fine sand, 9-15 percent slopes (eroded) and Salinas clay loam, 0-2 percent slopes (Figure 6). None of the
soils are classified as hydric. However, the site has been graded and consists of fill material that reaches a
thickness of 10 to 15 feet. Hence, the mapped soils are no longer present on the site with the exception of a
small portion of the detention basin that occurs within the northeastern portion of the property.
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4.0 Results
4.1 Vegetation Communities and Cover Types
The study area is covered by 9 landcover types/vegetation communities with two sub-categories (Figure 7 and
Table 1). The majority of the project footprint is characterized by disturbed habitat, surrounded by ornamental
plantings and developed lands (Oceanside Boulevard, Rancho del Oro Road and Seagate Way). The eastern and
southern portion of the site is surrounded by a slope that terminates in a series of drainage basins that flow into
Loma Alta Creek across from and south of Oceanside Boulevard. The slope contains non-native grassland in
the northern portion, and coastal sage scrub on the remaining eastern slope that was restored as a mitigation
requirement for El Camino Real Detention Basin Project. An irrigation system was installed and while no longer
in use is still present on the slope and the foot of the slope. The drainage basins below the site contain a variety
of wetland habitats, including freshwater marsh dominated by cattails (Typha latifolia); open water, specifically
at the source of the stormwater drainage outlet; mulefat scrub; small patches of southern willow scrub; and a
disturbed coastal sage scrub/mulefat scrub ecotone that is dominated by coyote bush (Baccharis pilularis). The
vegetation communities are described below (Table 1).
Table 1. Vegetation Communities within the Study Area and Buffer
Holland
Code
11000
11300
12000
13200
32500
42200
52410
63310
61320

Acres in Study Area
Vegetation Community
Ornamental Plantings
Disturbed Land
Urban/Developed
Open Water
Coastal Sage Scrub
Annual Grassland
Freshwater Marsh
Mulefat Scrub
Mulefat Scrub/DCSS Ecotone*
Southern Willow Scrub

Project
Area
0.50
3.26
0.19
0.12
0.18
0.06
0.36
0.09
N/A
0.11

Buffer
0.26
0.88
2.71
0.07
0.39
0.002
0.28
0.23
0.23
0.35

Total
0.76
4.14
2.90
0.19
0.22
0.06
0.64
0.32
0.23
0.45

*DCSS – disturbed coastal sage scrub

Southern Willow Scrub (61320)
Southern willow scrub consists of dense, broad-leaved, winter-deciduous stands of trees dominated by shrubby
willows (specifically arroyo willow (Salix lasiolepis) in association with mule fat (Baccharis salicifolia), and
with scattered emergent cottonwood (Populus fremontii) and western sycamores (Platanus racemosa). This
vegetation community occurs on loose, sandy, or fine gravelly alluvium deposited near stream channels during
flood flows. Frequent flooding maintains this early seral community, preventing succession to a riparian
woodland or forest (Holland 1986). Willow scrub is included in Habitat Group A in the Oceanside Subarea
Plan’s Mitigation Standards (City of Oceanside 2010, Appendix 5-2) and is considered a sensitive vegetation
community requiring mitigation. In the study area, the southern willow scrub community is associated with the
system of sediment basins east of the Project site and consists mainly of willows (Salix sp.) and mulefat.
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Mulefat Scrub (63310)
Mulefat scrub is an early seral herbaceous riparian scrub community dominated by mulefat (Baccharis
salicifolia). This vegetation community occurs along intermittent stream channels and catchment basins with a
fairly coarse substrate and moderate depth to the water table. Mulefat scrub is maintained by regular or frequent
flooding of intermittent stream channels with fairly course substrate and moderate depth to the water table. This
community is generally medium to tall in stature and may be very dense to sparse depending on the amount of
time elapsed since the most recent flooding / disturbance. Mulefat scrub is listed as Habitat Group A in the
Oceanside Subarea Plan and is considered a sensitive vegetation community. Onsite, this community is
dominated by monotypic stands of mulefat and upland species such as coyotebush which surround the
freshwater marsh associated with the drainage outfall.
Mulefat Scrub/Disturbed Coastal Sage Scrub Ecotone
The mulefat scrub community transitions into an upland ecotone of mulefat scrub and disturbed coastal sage
scrub, which is co-dominated by mulefat, coastal sage (Artemisia californica) and contains a significant amount
of coyotebush. Figure 7 shows both mulefat scrub and the mulefat/coastal sage scrub ecotone as separate
polygons because the community is more diverse than the mulefat scrub, but from the perspective of habitat
requirements it is associated with mulefat scrub rather than coastal sage scrub.
Freshwater Marsh (52410)
Freshwater marsh is dominated by perennial emergent monocots, especially sedges and grasses usually forming
complete cover, often low-growing but sometimes taller, growing throughout the year in areas with mild
winters. Freshwater marsh occurs in wetlands that are permanently flooded by standing fresh water along the
coast and in coastal valleys, near river mouths and waterways, in creeks, and around lake and spring margins.
Soils are permanently moist or wet year-round. Freshwater marsh is listed as Habitat Group A in the Oceanside
Subarea Plan and is considered a sensitive vegetation community requiring mitigation. In the study area, this
habitat is dominated by cattails which occur around the stormwater outfall east of the Project site.
Annual Grassland (42200)
Annual, non-native grassland generally occurs on fine-textured loam or clay soils which are moist or even
waterlogged during the winter rainy season and very dry during the summer and fall. It is a disturbanceassociated community characterized by a dense to sparse cover of annual grasses, often with native and
nonnative annual forbs (Holland 1986). The constituent species present within the non-native grassland
included a mixture of invasive annual grasses such as various bromes (Bromus spp.), and forbs interspersed
with native forbs and grasses. Annual grassland is listed as Habitat Group E in the Oceanside Subarea Plan and
requires mitigation for impacts. In the study area, annual grassland is found on the northern part of the eastern
slope. Irrigation is present in this area and it appears that the area converted to annual grassland from the
previously restored coastal sage scrub in the absence of maintenance.
Coastal Sage Scrub (32500)
Formerly widely distributed in the region, coastal sage scrub has lost much of its historic range to development
and agricultural conversion. In the wake of the recent wildfires, coastal sage scrub constituent shrubs are
significantly reduced in stature and are therefore less conspicuous than prior to the fires. Constituent indicator
species include California buckwheat (Eriogonum fasciculatum), California sagebrush, and black sage (Salvia
mellifera). Diegan coastal sage scrub is considered a sensitive habitat by local, state, and federal regulatory
agencies primarily because it supports a number of state- and/or federally-listed as threatened or endangered
vascular plant and wildlife species (including most notably the federally-listed as threatened coastal California
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gnatcatcher). Coastal sage scrub is listed as Habitat Group C in the Oceanside Subarea Plan and is considered
a sensitive vegetation community. In the study area, restored coastal sage scrub is limited to the slope east of
the graded pad. It is not a naturally occurring vegetation community and, as the remaining irrigation system
indicates, was planted as a buffer to the riparian vegetation communities associated with the sediment basins.
Disturbed coastal sage scrub occurs on the slopes off Seagate Way and the sediment basin dam and is mostly
contained within the survey buffer.
Open Water (13200)
Open water often consists of sandy, gravelly, or rocky substrates within or along flood channels or ponded areas.
Variable water levels inhibit the growth of vegetation, although some weedy species of grasses or other early
seral vegetation may grow along the outer edges of the water body. Open water is conditionally regulated by
the Corps, RWQCB, and CDFW as a component of Corps-jurisdictional wetlands/Waters of the United States
and CDFW-jurisdictional wetlands/riparian habitat pursuant to the Cowardin Wetland Classification System
(Cowardin et al. 1979). Open Water is included in Habitat Group A in the Oceanside Subarea Plan and is
considered sensitive. In the study area, open water is associated with the freshwater marsh along the stormwater
outfall, and also occurs in the sediment basins downstream of one of the dams in the southeastern portion of the
study area.
Urban / Developed (12000)
Land designated as urban/developed is generally subject to significant human disturbance associated with
development. Urban/developed areas within the study area include permanently impacted areas such as
structures, roads, and driveways as well as ornamental vegetation associated with the fringes of developments
and spill-over from private yards. Developed land is not listed within an Oceanside Subarea Plan habitat group,
indicating that it has limited to no habitat value.
Disturbed Land (11300)
Disturbed land refers to areas that have been permanently altered by previous human activity that has eliminated
all future biological value of the land for most species. The native or naturalized vegetation is no longer present,
and the land lacks habitat value for sensitive wildlife, including potential raptor foraging. Disturbed habitats
within the study area consist of barren or mostly barren areas impacted by human activities such as unauthorized
or informal trails or barren areas created by human use. The site consist of a pad that was filled and graded as
part of the widening of Rancho del Oro Road. The site was not dominated by species characteristic of annual
grassland per the MHCP definition. Russian thistle (Salsola tragus), a species noted to occur within disturbed
lands per the MHCP definition, was observed scattered throughout the site together with a high percentage of
non-native forbs than grasses. Disturbed land is within Habitat Group F of the Oceanside Subarea Plan. This
community is not considered a special-status vegetation community, but may be subject to a Habitat
Development Fee. The northern portion of the site includes a sparse stand of disturbed habitat dominated by
exotic species, and a few individual plants associated with coastal sage scrub and chaparral habitat, such as
California buckwheat (Eriogonum fasciculatum) and coyote bush (Baccharis pilularis). However, the cover
density of this patch does not warrant this habitat to be classified as coastal sage scrub.
Non-native Vegetation/Ornamental (11000)
Non-native vegetation/ornamental consists of cultivated plants that have naturalized into otherwise native
habitat areas or were put in place by humans, usually for the purpose of beautification, windbreaks, or other
related purposes. Ornamental plantings are not regulated by the environmental resource agencies and do not
require mitigation. These plantings are associated with the landscaping for the adjacent roads and businesses.
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Since it is dominated by non-native vegetation ornamental plantings, ornamental is not included in any of the
Habitat Groups described in the City of Oceanside HCP/NCCP, indicating that it has limited to no habitat value.

4.2 Flora - Plants
Biological surveys were conducted during the winter and only a limited number of plants were observed, which
did not include any sensitive plant species. A total of 22 vascular plant species, consisting of 11 native species
(50%), and 11 non-native species (50%), were recorded on site during surveys (Appendix A). The majority of
native plants occur in the adjacent sediment basins and on the slopes of the graded pad; the non-native plants
are associated with the graded pad. Ornamental plants are limited to the property edges except for bigleaf
periwinkle (Vinca major) which occurs on the graded pad. Plants with the potential to occur in the study area
are listed in Appendix B.

4.3 Fauna - Animals
There were 27 wildlife species observed in the study area. The majority of the species detected during the
biological surveys were birds. Common species observed include mourning dove (Zenaida macroura), song
sparrow (Melospiza melodia), Anna’s hummingbird (Calypte anna), and black phoebe (Sayornis nigricans).
One reptile species was observed during the surveys, western fence lizard (Sceloporus occidentalis), but it is
expected that common species such as the side-blotched lizard (Uta stansburiana) would also occur within the
study area. Wildlife species observed or detected through direct observation or sign (e.g., vocalization, scat,
tracks, remains, etc.) are included in Appendix A. Potentially occurring species are listed in Appendix B

4.4 Sensitive and Regulated Resources
This section describes sensitive biological resources, including sensitive vegetation communities and
jurisdictional resource regulated by federal and state laws and regulations, federally and state-listed species,
species and habitats considered rare or sensitive under CEQA, and the City MHCP (e.g., MHCP-covered
species).
Sensitive species are defined as endangered, rare or threatened in Section 15380 of the CEQA Guidelines.
Sensitive species are plants and animals that have been listed as endangered, threatened, or rare, or identified
as candidates for listing pursuant to the Federal or California Endangered Species acts (FESA, CESA). A species
not listed by the endangered species acts shall nevertheless be considered sensitive, if the species can be shown
to meet the following criteria:
•

•
•

When its survival and reproduction in the wild are in immediate jeopardy from one or more causes,
including the loss of habitat, change in habitat, over-exploitation, predation, competition, disease, or
other factors; or
Although not presently threatened with extinction, the species is existing in such small numbers through
all or a significant portion of its range that it may become endangered if its environment worsens; or
The species is likely to become threatened or endangered within the foreseeable future throughout all
or a significant portion of its range and may be considered threatened as the term is used in the FESA.

The status “State Species of Special Concern” and “Fully Protected Species” apply to animals not necessarily
listed under the FESA or CESA, but which nonetheless are; (1) declining at a rate that could result in listing or
(2) historically occurred in low numbers and known threats to their persistence currently exist. The CNPS
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Inventory of Rare and Endangered Vascular Plants of California is sanctioned by CDFW, and serves as a Species
of Special Concern list for plants. Plant and wildlife Species of Special Concern and plants with a CNPS
designation of 1a, 1b, and 2 observed or that could potentially occur in the study area are analyzed as sensitive
for the purposes of CEQA. No sensitive species have been documented in the study area.
4.4.1 Sensitive Vegetation Communities
Sensitive habitats are those that are considered rare within the region, are considered sensitive by CDFW
(Holland 1986), listed as sensitive under the MHCP, or that support sensitive plant or animal species. Sensitive
habitats found in the study area include southern willow scrub, mulefat scrub, freshwater marsh and coastal
sage scrub.
4.4.2 Sensitive Plant Species
No sensitive plant species were observed during any of the biological surveys. There is low potential for any
sensitive plant species to occur on the Project site due to the disturbed character of the site. Potentially occurring
species per the CNDDB data are those that have been documented outside, but within 3 kilometers surrounding
the study area. These species have the potential to occur on site based on habitat preferences and distribution.
Potentially occurring species are listed in Appendix B.
4.4.3. Sensitive Animal Species
The California gnatcatcher has been reported from the vicinity at El Corazon west of Rancho del Oro Road
(CNDDB 2015; City of Oceanside 2010), but has not been observed at the Project site or the project buffer
during reconnaissance and focused least Bell’s vireo surveys; no suitable habitat for California gnatcatchers
occurs onsite as the restored coastal sage scrub has not achieved the height (about 1 meter) and density preferred
by the gnatcatcher to establish breeding habitat.
The federally endangered least Bell’s vireo has been reported from the site (City of Oceanside 2010); therefore,
focused surveys for this species were conducted (Appendix C). One least Bell’s vireo pair was observed
foraging in suitable habitat in the eastern portion of and adjacent to the Project site during all surveys except for
one survey conducted in late May, which may have been due to the pair actively breeding. An active nest just
over 100 feet outside and north-east of the project boundary and adjacent to the survey buffer was located in
mid-June (Figure 8). No additional vireos were observed nor are any expected because suitable breeding habitat
on and adjacent to the Project is probably not large enough to support more than one pair.
A singing vireo was also heard at eastern portion of the riparian habitat associated with the sediment basins
during the reconnaissance site visit on July 13, 2016.
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4.5.4 Jurisdictional Resources
The study area includes a series of sediment basins east of the graded pad that channel water across multiple
dams into an enforced drainage ditch south of the graded pad. The drainage leaves the study area through a
culvert under Rancho del Oro Road to join Loma Alta Creek south of Oceanside Boulevard. It ultimately flows
into a Traditional Navigable Waterway (TNW), the Pacific Ocean, via Loma Alta Creek, and therefore meets
the nexus definition of a Corps jurisdictional water. The drainage historically extended under the graded pad,
but was diverted as part of the mining and Rancho del Oro widening projects to its current course. The National
Wetlands Inventory (NWI) shows both the historic blue line stream under the graded pad and the diversion,
classified as freshwater forested/shrub, and the upstream sediment basins as freshwater emergent.
Hydrology, vegetation, and soils were assessed at two data station locations within the study area (see Figure 9
and Appendix D) to determine the presence or absence of wetlands field indicators. Both data stations were
positive for all three wetlands indicators and found to be under the jurisdiction of the Corps (wetlands), RWQCB
and CDFW (riparian). The site was identified as naturally problematic because it is a man-made condition, and
riparian/wetlands habitats are a factor of water retention in sediment basins. Sampling Point 1 was the remnant
of a habitat restoration project (as indicated by an abandoned irrigation system), the wetlands portion of which
appeared to have failed as vegetation is sparse and monotypic. The dominant vegetation is cattail, which
surrounds an area void of vegetation at the bottom of the dam; this indicated significantly disturbed vegetation
(see photos in Appendix D). Sampling Point 2 was located next to the outlet of the storm drain that runs under
the graded pad. The site was surrounded by freshwater marsh and also consisted of coyote bush. Standing water
flanked the sampling point and the area was moist throughout the sampling pit. Essentially, the entire sediment
basin complex and associated riparian habitat would be under the jurisdiction of the Corps, RWQCB and
CDFW.
The concrete-lined sediment basin held water at the time of the delineation and was determined to be a manmade feature. The rip-rap-lined drainage was evaluated visually by demarcation of the Ordinary High Water
Mark (OHWM) and determined to be waters of the U.S./State under the jurisdiction of the Corps, RWQCB and
CDFW. Sampling pits could not be excavated due to the rocky substrate; however, scattered exotic species and
one arroyo willow (Salix lasiolepis) were found to grow between rip-rap rocks. Only the willow met the criteria
of wetlands vegetation (FACW) per the National Wetlands Plant List (Lichvar et al. 2016).

4.5 Wildlife Corridors and Linkages
Wildlife movement corridors are linear features that connect large patches of natural open space and provide
habitat conditions for the movement of small and large animals (CBI 2003). They serve the dispersal and
migration of animals and the distribution of plants (e.g., via wildlife vectors). Wildlife corridors contribute to
population viability by (1) assuring continual exchange of genes between populations which helps maintain
genetic diversity; (2) providing access to adjacent habitat areas representing additional territory for foraging
and mating; (3) allowing for a greater carrying capacity; and (4) providing routes for colonization of habitat
lands following local population extinctions or habitat recovery from ecological catastrophes.
The Subarea Plan evaluated corridors within the Oceanside subarea, which were used to supplement the MHCP
Biological Core and Linkage Area analysis (SANDAG 2003) and identifies a Wildlife Corridor Planning Zones
(WCPZ). The WCPZ is generally located north of SR-78, west of Rancho del Oro Drive, east of Canyon and
Laurel Roads, and south of the San Luis Rey River (Figure 3). This zone is an area designated for habitat
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conservation and facilitation of wildlife movement. Mitigation credits from offsite areas can be purchased
within this zone. The Project site is not located within WCPZ, but occurs immediately east of the eastern WCPZ
boundary.
Although the study area is located in urbanized and commercial surroundings, the sediment basins east of the
study are linked to each other and to other open spaces and act as corridors for the federally endangered least
Bell’s vireo, and many urban-tolerant wildlife species such as coyote, raccoon, skunk, opossums, rabbits,
squirrels. The area has the potential to provide foraging habitat for raptor species, however, large mammals
such as mule deer (Odocoileus hemionus) and mountain lion (Puma concolor) would not be expected to occur
in this area due to the narrow corridor and urban surroundings.
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5.0 Regional and Regulatory Context
The Project site lies within lands owned by the City of San Diego and encompasses canyons some of which are
dedicated MHPA, which is the preserve designation for the City of San Diego’s MSCP Subarea Plan. The City
extends its take authority under its MSCP Take Permit to MSCP-covered species on lands under its ownership
but does not provide take authorization to wetland dependent species if a permit from the Corps would be
required.

5.1 Federal Endangered Species Act
In the absence of take authority through approved NCCP Plans, impacts to listed species, such as vernal pool
species not covered by the City’s MSCP, may be addressed under Section 10(a), or 7 of the federal Endangered
Species Act (FESA). In addition, impacts to the threatened coastal California gnatcatcher or its coastal sage
scrub habitat can also be addressed under Section 4(d) of the FESA. Section 10(a) allows issuance of permits
for incidental take of endangered or threatened species, provided a habitat conservation plan (HCP),
demonstrating how the take will be minimized and describing measures to ensure the species’ survival, is
approved. Section 7 describes a process of federal interagency consultation for use when the actions of one
agency would affect a listed species. The project is located within the boundaries of the City of San Diego
MSCP Subarea Plan and is, therefore, covered by an NCCP. Vernal pools will not be impacted. Hence, Section
7 consultation under the FESA is not required for this project.

5.2 Clean Water Act
Federal wetland regulation (non-marine issues) is guided by the Rivers and Harbors Act of 1899 and the Clean
Water Act (CWA). The Rivers and Harbors Act deals primarily with discharges into navigable waters, while
the purpose of the CWA is to restore and maintain the chemical, physical, and biological integrity of all Waters
of the U.S. Permitting for projects filling Waters of the U.S. (including wetlands) is overseen by the Corps
under Section 404 of the CWA. In addition, when a Section 404 permit is required, a CWA Section 401 Water
Quality Certification is also required from the San Diego Regional Water Quality Control Board (RWQCB).
For projects not requiring a Section 401 Water Quality Certification, the RWQCB may elect to regulate Waters
of the State under the Porter-Cologne Act. If a CWA permit is required that might result in impacts to a federallisted species, the Corps would be required to undergo a consultation with the USFWS pursuant to Section 7 of
the FESA.

5.3 Migratory Bird Treaty Act
The Migratory Bird Treaty Act (MBTA) makes it unlawful to directly take any migratory bird or part, nest, or
egg of such bird listed in wildlife protection treaties between the U.S. and other countries. Most bird species
are protected under the MBTA.

5.4 California Department of Fish and Wildlife
The CDFW is responsible for issuing permits for impacts to state of California listed plant and animal species
under Section 2081 of the California Fish and Game Code. Nests, eggs, chicks, and adults of all birds, including
raptors (Orders Strigiformes and Falconiformes), are protected under Fish and Game Code 3503.5. No state
listed plant or animal species were detected on site, and impacts to the state-listed as endangered least Bell’s
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vireo would be avoided, so no Section 2081 permit will be required. The CDFW is also responsible for issuing
permits for impacts to state (CDFW) jurisdictional wetlands and wetland habitats. CDFW jurisdictional areas
include both Corps jurisdictional areas and other areas with riparian vegetation that do not meet all three federal
jurisdictional wetland criteria. Any impacts to CDFW jurisdictional areas will require a Streambed/Lake
Alteration Agreement permit under California Fish and Game Code Section 1602.

5.5 Natural Communities Conservation Plan / MHCP
California’s NCCP focuses largely on conserving large areas of native habitat and the habitats that link those
areas to help preserve California’s native fauna and flora at the landscape and regional levels. The Oceanside
Subarea Plan evaluated corridors within the Oceanside subarea, which were used to supplement the MHCP
Biological Core and Linkage Area analysis (SANDAG 2003). The Oceanside Subarea Plan identifies Wildlife
Corridor Planning Zones in the Oceanside subarea; however, the Project site is not located within these corridors
(City of Oceanside 2010). The Wildlife Corridor Planning Zone is generally located north of SR-78, west of
Rancho del Oro Drive, east of Canyon and Laurel Roads, and south of the San Luis Rey River. This zone is an
area designated for habitat conservation and facilitation of wildlife movement. Mitigation credits from offsite
areas can be purchased within this zone. The Project site is immediately east of this zone.
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6.0 Impact Analysis
This section addresses direct, indirect, and cumulative impacts to biological resources that would result from
implementation of the proposed project. The proposed Project would result in no significant direct impacts to
sensitive or regulated biological resources. The design minimizes impacts to sensitive habitats and species by
preserving a 100-foot buffer between the planned development and the sensitive on- and offsite riparian habitat
in the detention basins.
Direct impacts refer to the permanent or temporary loss of on-site habitat and the plant and wildlife species that
it contains. All biological resources within the direct permanent impact area are considered 100% lost. Direct
impacts were quantified by overlaying the proposed project footprint onto the biological resources map of the
site. The proposed development of the entire site is considered to be a direct permanent impact. Temporary
impacts are also direct, but of temporary nature (e.g., staging and access areas, refilled pipeline trenches) and
will be restored to pre-existing conditions or better after construction.
Indirect Impacts refer to off-site and on-site “edge effects” that are short-term (i.e., not permanent) as a result
of project construction or long-term (i.e., permanent) due to the design of the project and the effects it may have
to adjacent resources. For the proposed project, it is assumed that the potential indirect impacts resulting from
construction activities include dust, noise, and general human presence that may temporarily disrupt species
and habitat vitality and construction-related soil erosion and runoff. With respect to these latter factors, however,
all project grading will be subject to the typical restrictions (e.g., Best Management Practices) and requirements
that address erosion and runoff, including the federal Clean Water Act, National Pollution Discharge
Elimination System (NPDES), and preparation of a Stormwater Pollution Prevention Plan (SWPPP).
Cumulative Impacts refer to incremental individual environmental effects of two or more projects when
considered together. These impacts taken individually may be minor, but collectively significant as they occur
over a period of time.

6.1 Direct Impacts
The proposed commercial development project will be constructed entirely within the confines of the graded
pad. Based upon this project description, direct impacts (permanent and temporary) will be limited to disturbed,
ornamental and developed land covers types, as defined below and presented in Figure 10.
6.1.1 Sensitive Vegetation Communities and Jurisdictional Waters
The property and survey buffer contain sensitive coastal sage scrub (restored and disturbed), riparian vegetation
communities, and jurisdictional resources. These vegetation communities are entirely outside of the
development boundaries. A storm drain empties into the freshwater marsh east of the graded pad. No changes
to the drain and outlet are planned or would be needed to implement the project. Flows would be released from
this drain into the riparian habitat and freshwater marsh more gradually than currently because of the bioswales
and water retention/detention incorporated into the design. Therefore, no impacts to riparian, wetlands or
jurisdictional resources are expected.
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No temporary impacts to sensitive vegetation communities or jurisdictional resources occur as part of the
project. However, approximately 14,025 square feet (0.32 acre) of disturbed habitat within the 100-foot
biological buffer would be temporarily impacted by grading and slope stabilization (Figure 10); this includes
0.08 acre of City maintenance road. This temporary impact area would be revegetated with coastal sage scrub
pursuant to Subarea Plan requirements as part of the 100-foot biological buffer; coastal sage scrub habitat is of
superior biologically function than disturbed habitat; therefore, this restoration is considered up-tiering. Impacts
to vegetation communities are listed in Table 2.
Table 2. Impacts to Vegetation Communities

Holland
Code
11000
11300
12000
Total

Vegetation Community
Ornamental Plantings
Disturbed Land
Urban/Developed

Permanent
Temporary
Impacts (acres) Impacts (acres)
0.68
2.43
0.26
3.47

0.00
0.32
0.00
0.32

6.1.2 Sensitive and MHCP-Covered Species
No sensitive plant species were detected during surveys or are expected to occur on the site. Therefore,
implementation of the proposed project would not directly impact any sensitive plant species.
Coastal sage scrub on the east slope of the graded pad was planted and has not yet developed the density and
growth habitat to provide viable habitat for the federally threatened California gnatcatcher. No gnatcatcher was
heard or observed during any of the surveys (including focused last Bell’s vireo surveys) conducted on the site
or are known from the site. Therefore, no gnatcatchers are expected to be permanently or temporarily impacted
by the project.
The federally endangered least Bell’s vireo occurs outside the project and property boundary and occupies
habitat that occurs adjacent to the Project site; none of the suitable vireo habitat would be temporarily or
permanently impacted by the project. Therefore, the species would not be directly impacted by the project.
Ornamental trees or shrubs would be removed prior to the bird breeding season; therefore, no raptor or bird
nests protected by the Migratory Bird Treaty Act and California Fish and Game Code 3503.5 would be impacted
by the project. However, a bird nest survey must determine if any active bird nests occur on the site prior to
construction (see mitigation measures).
6.1.3 Wildlife Corridors/Linkages
The project is located immediately east of a designated wildlife corridor. The sediment basins east of the site,
which could potentially function as urban wildlife corridors and provide connected habitat for the least Bell’s
vireo, will not be directly impacted by the project.

6.2. Indirect Impacts
The potential for short-term indirect impacts resulting from construction activities of the proposed project may
include: dust, noise, general human presence, and construction-related soil erosion and runoff. Potential longterm indirect impacts to biological resources may also occur through introduction of non-native species,
increased human presence, and changes in hydrology and fire regimes.
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6.2.1 Sensitive Vegetation Communities and Jurisdictional Waters
Sensitive vegetation communities occur along the eastern portion of the Project site, including restored coastal
sage scrub on the eastern slope of the graded pad, and riparian and freshwater marsh vegetation communities in
and along the sediment basins. A 100-foot buffer between the development and riparian/freshwater marsh
habitat has been incorporated into the project design per requirements outlined in the Subarea Plan. This buffer
would include the restored coastal sage scrub on the slope, which would be enhanced as part of the restoration
of the entire 100-foot biological buffer with coastal sage scrub. The buffer would be maintained by the City of
Oceanside as part of the MHCP preserve system; maintenance would include the removal of invasive species,
specifically those listed as highly or moderately invasive by the California Invasive Plant Council (CalIPC).
Therefore, no indirect impacts to sensitive vegetation communities are expected.
Implementation of stormwater regulations are expected to substantially control adverse edge effects during and
following construction. Therefore, indirect impacts to off-site jurisdictional resources are not anticipated to
occur.
6.2.2 Sensitive and MHCP-Covered Species
Wildlife may be indirectly affected in the short-term and long-term by noise and lighting which can disrupt
normal activities and subject wildlife to higher predation risks. Also, adverse edge effects can cause degradation
of habitat quality through the invasion of pest species. Breeding birds can be significantly affected by shortterm construction-related noise, which can result in the disruption of foraging, nesting, and reproductive
activities.
Although the areas on the graded pad support very limited suitable vegetation for bird nesting, the ornamental
trees and riparian habitat surrounding the Project site may support nesting habitat for raptors. In addition, the
federally endangered least Bell’s vireo occurs adjacent to the Project site. Indirect impacts from constructionrelated noise may occur to birds if construction occurs during the breeding season (i.e., February 15–August 31
for most bird species; and January 1– August 31 for raptors). The 100-foot buffer restored and maintained as
open spaces surrounding the occupied least Bell’s vireo habitat will prevent any indirect impacts to the least
Bell’s vireo.
6.2.3 Wildlife Corridors/Linkages
Because the Project site does not serve as a designated wildlife corridor and is not adjacent to any
preserved/conservations areas, there are no indirect impacts associated with implementation of the proposed
project.

6.3 Consistency with the MHCP and Local Ordinances
Assessing impacts to regional resource planning takes into consideration whether the project is in conflict with
the requirements of an adopted plan, such as an NCCP, HCP, an associated subarea plan, or other regional
resource planning effort. The Project is located within the City of Oceanside’s MHCP Subarea Plan Area but
outside of the Plan’s Core Area. The Subarea Plan requires a 100-foot biological buffer from any occupied least
Bell’s vireo habitat. The project includes a 100-foot biological buffer between the planned development and the
wetlands and riparian habitats associated with the sediment basins east of the graded pad. The biological buffer
shall be revegetated with coastal sage scrub species identified in Tables 3 and 4, according to the Restoration
Plan prepared for this project.
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Table 3. Coastal Sage Scrub Container Stock
Scientific Name
Acmispon glaber

Common Name
Deerweed

Artemisia californica
Baccharis pilularis
Dudleya pulverulenta*
Encelia californica
Eriogonum fasciculatum
Hesperoyucca whipplei

California sagebrush
Coyote bush
Chalk dudleya
California encelia
California buckwheat
Our Lord’s candle
toyon
Laurel sumac
Coast monkey flower
Lemonadeberry
White sage
Black sage
Black elderberry
California blue-eyed grass
Purple needlegrass

Heteromeles arbutifolia
Malosma laurina
Mimulus aurantiacus
Rhus integrifolia
Salvia apiana
Salvia mellifera
Sambucus nigra
Sisyrinchium bellum
Stipa pulchra

Table 4. Coastal Sage Scrub Seed Mix
Scientific Name
Acmispon glaber

Common Name
Deerweed

Artemisia californica
Asclepias fascicularis
Dichelostemma capitum
Dudleya pulverulenta*
Encelia californica
Eriogonum fasciculatum
Eschscholzia californica

California sagebrush
Narrow-leaf milkweed
California blue dicks
Chalk dudleya
California encelia
California buckwheat
California poppy
Golden yarrow
Everlasting
Coast goldenbush
Miniature lupine
Bush mallow
Coast monkey flower
White sage
Black sage
California blue-eyed grass
Purple needlegrass
Wooly plantain
Small fescue

Eriophyllum confertiflorum
Gnaphalium californicum
Isocoma menziesii
Lupinus bicolor
Malacothamnus fasciculatus
Mimulus aurantiacus
Salvia apiana
Salvia mellifera
Sisyrinchium bellum
Stipa pulchra
Plantago ovata (insularis)
Vulpia machrostachys
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The project is consistent with the Subarea Plan and with other regional, state and federal regulations (see Chapter
5) for the conservation of biological resources. The MHCP was developed to avoid cumulative impacts to
biological resources within the region, and the City’s Subarea Plan implements the MHCP within the City’s
Plan boundaries by requiring conservation and mitigation measures. Therefore, no cumulative impacts are
expected.

6.4 Determination of Significance
Impacts to sensitive biological resources must be quantified and analyzed to determine whether such impacts
are significant under the California Environmental Quality Act (CEQA). CEQA Guidelines section 15064(b)
states that an ironclad definition of “significant” effect is not possible because the significance of an activity
may vary with the setting. Appendix G of the Guidelines provides “examples of consequences which may be
deemed to be a significant effect on the environment” (Guidelines section 15064[e]), and defines whether a
project may have “a significant effect on the environment.” Under that section, a proposed project may have a
significant effect on the environment if the project has the potential to: (1) substantially degrade the quality of
the environment; (2) substantially reduce the habitat of a fish or wildlife species; (3) cause a fish or wildlife
population to drop below self- sustaining levels; (4) threaten to eliminate a plant or animal community; (5)
reduce the number or restrict the range of a rare or endangered plant or animal; or (6) eliminate important
examples of the major period of California history or prehistory.
The evaluation of whether or not an impact to a particular biological resource is significant must consider both
the resource itself and the role of that resource in a regional context. Substantial impacts are those that contribute
to, or result in, permanent loss of an important resource, such as a population of a rare plant or animal. Impacts
may be important locally because they result in an adverse alteration of existing site conditions, but considered
not significant because they do not contribute substantially to the permanent loss of that resource regionally.
The severity of an impact is the primary determinant of whether or not that impact can be mitigated to a level
below significant.
6.4.1 Sensitive Vegetation Communities and Jurisdictional Waters
Impacts to native upland vegetation and wetlands habitats are considered significant under the Oceanside
Subarea Plan and require mitigation. Vegetation communities considered sensitive are those listed in Habitat
Groups A through E (City of Oceanside 2010). Impacts to jurisdictional resources might require permits from
the Corps under Section 404 of the Federal Clean Water Act; a water quality certification from RWQCB under
Section 401 of the Federal Clean Water Act, and a Streambed Alteration Agreement from CDFW under Section
1600 of the California Fish and Game Code.
No significant permanent impacts would occur to sensitive vegetation communities in Groups A through E. No
significant impacts would occur to any wetlands or waters of the US/State under the jurisdiction of the Corps,
RWQCB or CDFW. Temporary impacts from grading would occur to disturbed habitat (Habitat Group F). The
area encompasses approximately 0.32 acre and will be restored with coastal sage scrub of higher function than
the existing disturbed lands (“up-tiering”); therefore, the impact is considered less than significant.
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6.4.2 Sensitive and MHCP-Covered Species
The federally endangered least Bell’s vireo nests in riparian habitat east of the study area and suitable habitat
for this species is found in the eastern portion of the Project site. However, no significant direct impacts would
occur to this species or habitat occupied by this species. Furthermore, because of the implementation of a 100foot buffer between suitable habitat and the project, no significant indirect impacts would occur to any sensitive
or MHCP-covered species, including the least Bell’s vireo, from operation of the project during the breeding
season. Construction noise may cause a temporary indirect impact to one nesting least Bell’s vireo pair which
was observed in 2015 nesting about 200 feet east of the Project site boundary. It has been found that noise
exposure greater than 60 Decibel Equivalent Continuous Sound Level (dBA Leq) would potentially affect the
reproductive success of the species due to the possibility of masking of the mating call or flushing the nest.
Construction noise during site grading and foundation construction may exceed 90 dBA Leq at 50 feet. At an
attenuation rate of 6dB per doubling of distance from the noise source, this noise level would be reduced to
72dBA Leq at 200'. These noise levels would infrequent due to constant movement of grading equipment around
the site, and not continuous; thus, construction noise may have a significant indirect impact on any nesting vireo
in the riparian habitat adjacent to the Project site.
All trees and shrubs within the project footprint will be removed prior to the breeding season of migratory birds,
including raptors, and no impacts to passerine birds or raptors are expected, pursuant to the federal MBTA.
However, construction-related significant noise impacts may occur to any birds nesting in the adjacent open
space during the breeding season.
6.4.3 Wildlife Corridors/Linkages
No significant impacts would occur to any wildlife corridors or linkages. The 100-foot biological buffer, which
will be restored and enhanced with coastal sage scrub, will contribute to any local wildlife movement that occurs
along the spine of the tributary to Loma Alta Creek and in the riparian habitat associated with the sediment
basins.
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7.0 Mitigation and Monitoring
Implementation of mitigation measures BIO-1 through BIO-16 will reduce potential impacts to nesting birds and
sensitive species to less than significant because they will avoid and mitigate direct and indirect impacts to
individual species during the nesting season, including nests, eggs, nestlings, and fledglings, and it will allow the
birds to successfully reproduce and rear young.
BIO-1 Although no significant direct or indirect impacts would occur to the least Bell’s vireo or vireo-occupied
habitat due to the establishment of a 100-foot vegetated biology buffer, this measure includes the
requirement for coastal sage scrub restoration within the buffer. Coastal sage scrub already exists along
the eastern slope of the Project site. This habitat shall be enhanced and expanded to cover the entire
biological buffer as required by the Oceanside Subarea Plan. Coastal sage scrub restoration shall occur
as enhancement of the existing coastal sage scrub on the slope, removal of non-native grassland and
disturbed habitat within the biological buffer and replacement with coastal sage scrub, and restoration
of 0.32 acre of temporary impacts from slope grading, with the exception of the City’s dirt maintenance
path.
BIO-2 A habitat restoration plan will be prepared that includes the enhancement of the existing restored coastal
sage scrub, removal of non-native and invasive species and revegetating with native coastal sage scrub,
and implementation of Best Management Practices (BMP). The existing irrigation system would be
repaired and re-activated or supplemented to irrigate the coastal sage scrub for approximately three years
or until established given climate conditions. The plant species incorporated as container stock and seed
mix into the habitat restoration detail are listed in Tables 3 and 4. The project applicant will provide the
final plans to the Wildlife Agencies for approval prior to initiating restoration. The final plans will
include the following information and conditions:
•

All final specifications and topographic-based grading, planting and irrigation plans (0.5-foot contours
and typical cross-sections) for the restoration site. All upland habitat restoration areas will be prepared
for planting by decompacting the top soil in a way that mimics natural upland habitat top soil if needed
while maintaining slope stability. Planting and irrigation will not be installed until the Wildlife Agencies
have approved of the restoration site grading.
• All plantings will be installed in a way that mimics natural plant distribution and not in rows. Planting
palettes (plant species, size and number/acre) and seed mix (plant species and pounds/acre). The plant
palettes proposed in the draft plans will include native species specifically associated with the habitat
type(s). Unless otherwise approved by the Wildlife Agencies, only locally native species (no cultivars)
obtained within San Diego County available from as close to the project area as possible will be used.
The source and proof of all native plant material and seed will be provided.
• Container plant survival will be 80 percent of the initial plantings for the first 2 years. At the first and
second anniversary of plant installation, all dead plants will be replaced unless their function has been
replaced by natural recruitment.
• A final implementation schedule that indicates when all native habitat impacts, as well as native habitat
creation/restoration/enhancement grading, planting and irrigation will begin and end. Necessary site
preparation and planting will be completed during the concurrent or next planting season (i.e., late fall
to early spring) after receiving the Wildlife Agencies’ approval of grading.
• Five years of success criteria for restoration areas including: separate percent cover criteria for
herbaceous understory, shrub midstory, and tree overstory, and a total percent absolute cover for all
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•
•

•
•

three layers at the end of 5 years for wetlands, and a total percent absolute cover for uplands; evidence
of natural recruitment of multiple species for all habitat types; 0 percent coverage for Cal-IPC List A
and B species; and no more than 15 percent relative coverage for other weed species.
A minimum 5 years of maintenance and monitoring of restoration areas, unless success criteria are met
earlier and all artificial water supplies have been off for at least 2 years.
A qualitative and quantitative vegetation monitoring plan with a map of proposed sampling locations.
Photo points will be used for qualitative monitoring and stratified-random sampling will be used for all
quantitative monitoring.
Contingency measures in the event of restoration failure or infestation by the Kurushio shot hole borer
and does not obtain success criteria within the 5-year maintenance and monitoring period.
Annual maintenance and monitoring reports will be submitted to the Wildlife Agencies no later than
December 1 of each year.

BIO-3 Impacts to migratory birds from construction-related noise may occur because it will not be feasible to
avoid the breeding season (January 1–August 31). While trees and large shrubs will be removed prior to
the nesting season, protected habitat exists within the study area east of the Project site. Protection of
general avian wildlife in compliance with the MBTA will be accomplished by a one-time biological preconstruction survey for nesting bird species in all suitable habitat. A qualified biologist would conduct
the bird nest survey 72 hours prior to the commencement of work. If any active nests are detected, the
area will be flagged and mapped on construction plans along with a minimum 300-foot buffer up to a
500- foot maximum for raptors, or as recommended by the qualified biologist. The nesting bird buffer
areas established by the qualified biologist will be avoided until the nesting cycle is complete or it is
determined that the nest has failed and no new nesting attempts are made.
BIO-4 Construction noise-related impacts to the federally endangered least Bell’s vireo during the breeding
season (February 15–August 31) will be mitigated by conducting a focused least Bell’s vireo survey
during the appropriate season prior to construction. The survey must be conducted by an experienced
least Bell’s vireo biologist listed with the USFWS. If a nest is detected, a 300-foot buffer must be
maintained around the nest site and a biological monitor will enforce the buffer until the nestlings have
fledged or the nest is no longer active.
BIO-5 If the appropriate buffers cannot be maintained during the breeding season for all birds including the
least Bell’s vireo, noise-reduction measures must be implemented during construction. These noise
attenuation measures must reduce the ambient noise exposure at the vireo nest site to 60 dBA Leq or
less. This may be achieved by noise path controls. Path control measures include:
•
•
•

Move equipment farther away from the receiver;
Enclose especially noisy activities or stationary equipment;
Erect noise enclosures, barriers, or curtains.

BIO-6 A noise monitor must be retained to document construction noise compliance with the established noise
threshold requirements. The noise monitoring shall consist of visual observation and acoustical sound
measurements. Visual observation shall consist of photo documentation of the noise reduction measures
in place prior to the commencement of construction activities as required. Acoustical sound
measurements shall be performed by a qualified acoustical consultant per the appropriate monitoring
scheduled devised by the acoustical consultant. A monitoring biologist shall be present to assure that the
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vireo nest is not disturbed. Acoustical sound measurements shall be taken at the observed vireo nest
sites without disturbing the nest. If noise levels are found to exceed 60 dBA Leq, additional noise
reduction measures shall be implemented and additional sound measurements shall be taken. The
acoustical consultant shall provide documentation of the recorded sound measurements.
BIO-7 All native or sensitive habitats outside and adjacent to the permanent and temporary impact limits will
be temporarily fenced during construction with orange plastic snow fence, orange silt fencing, or in areas
of flowing water, with stakes/posts, flagging, rope, and/or wire. No personnel, equipment, or debris will
be allowed outside the project footprint. Fencing and flagging will be installed in a manner that does not
impact habitats to be avoided and such that it is clearly visible to personnel on foot and operating heavy
equipment. The project applicant will submit to the Wildlife Agencies for approval, at least 5 days prior
to initiating project impacts (except for impacts resulting from clearing to install temporary fencing), the
final plans for initial clearing and grubbing of habitat and project construction. These final plans will
include photographs that show the fenced and flagged limits of impact and all areas to be impacted or
avoided. If work occurs beyond the fenced or demarcated limits of impact, all work will cease until the
problem has been remedied to the satisfaction of the Wildlife Agencies. Temporary construction fencing
and markers will be maintained in good repair until the completion of each phase of project construction
and removed upon completion of each project phase.
BIO-8 A biologist (Biological Monitor) approved by the Wildlife Agencies will be on site: (1) during clearing
and grubbing; and (2) weekly during project construction within 300 feet of vireo habitat to ensure
compliance with all conservation measures. The project applicant will submit the biologist’s name,
address, telephone number, and work schedule on the project to the Wildlife Agencies at least 5 working
days prior to initiating project impacts. The contract of the Biological Monitor will allow direct
communication with the Wildlife Agencies at any time regarding the proposed project. The Biological
Monitor will be provided with a copy of this consultation. The Biological Monitor will be available
during pre-construction and construction phases to review grading plans, address protection of sensitive
biological resources, monitor ongoing work to ensure that issues relating to biological resources are
appropriately and lawfully managed. The Biological Monitor will perform the following duties:
•

Perform a minimum of three focused surveys, on separate days, to determine the presence of vireo nest
building activities, egg incubation activities, or brood rearing activities within 300 feet of project
construction proposed during each species’ breeding season. The surveys will begin a maximum of 7
days prior to project construction and one survey will be conducted the day immediately prior to the
initiation of work. Additional surveys will be done once a week during project construction in the
breeding season. These additional surveys may be suspended as approved by the Wildlife Agencies.
The project applicant will notify the Wildlife Agencies at least 7 days prior to the initiation of surveys
and within 24 hours of locating any vireos.
• If an active vireo nest is found within 300 feet of project construction, the Biological Monitor will
postpone work within 300 feet of the nest(s) and contact the Wildlife Agencies to discuss: (1) the best
approach to avoid/minimize impacts to nesting birds (e.g., sound walls, noise monitoring); and (2) a
nest monitoring program acceptable to the Wildlife Agencies. Subsequent to these discussions, work
may be initiated subject to implementation of the agreed upon avoidance/minimization approach and
nest monitoring program. Nest monitoring will occur according to a schedule approved by the Wildlife
Agencies. The Biological Monitor will determine whether bird activity is being disrupted. If the
Biological Monitor determines that bird activity is being disrupted, project applicant will stop work and
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•
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•

•

coordinate with the Wildlife Agencies to review the avoidance/minimization approach. Upon
agreement as to the necessary revisions to the avoidance/minimization approach, work may resume
subject to the revisions and continued nest monitoring. Nest monitoring will continue until fledglings
have dispersed, as approved by the Wildlife Agencies.
Oversee installation of and inspect the construction fencing and erosion control measures a minimum
of once per week to ensure that any breaks in the fencing or erosion control measures are repaired
immediately.
Train all contractors and construction personnel on the biological resources associated with the project
and ensure that training is implemented by construction personnel. At a minimum, training will include:
(1) the purpose for resource protection; (2) a description of the vireo and its habitats (3) the mitigation
measures implemented during construction, including limiting activities, vehicles, equipment, and
construction materials to the fenced project footprint to avoid sensitive resource areas in the field (i.e.,
avoided areas delineated on maps or on the project site by fencing); (4) environmentally responsible
construction practices in CM 5; (5) the protocol to resolve conflicts that may arise at any time during
the construction process; and (6) the general provisions of the Act, the need to adhere to the provisions
of the Act, and the penalties associated with violating the Act.
Halt work, if necessary, and confer with the Wildlife Agencies to ensure the proper implementation of
species and habitat protection measures. The Biological Monitor will report any non-compliance issue
to the Wildlife Agencies within 24 hours of its occurrence.
Submit weekly and bi-monthly email reports (including photographs of impact areas) during the
breeding and non-breeding seasons, respectively, to the Wildlife Agencies during clearing of, and
construction within, 300 feet of vireo habitat. The weekly reports will document that authorized impacts
were not exceeded and general compliance with all conditions. The reports will also outline the location
of construction activities, the type of construction that occurred, and equipment used. These reports will
specify numbers, locations, and sex of vireos (if observed), their observed behavior (especially in
relation to construction activities), and remedial measures employed to avoid and minimize impacts to
these species. Raw field notes should be available upon request by the Wildlife Agencies.
Submit a final report to the Wildlife Agencies within 60 days of project construction that includes:
photographs of habitat areas that were to be avoided and other relevant summary information
documenting that authorized impacts were not exceeded and that general compliance with all
conservation measures was achieved. As-built construction drawings with an overlay of habitat that
was impacted and avoided will be provided as well once they have been completed.

BIO-9 A monitor shall be present during construction to inspect BMPs, construction fencing, and monitor the
prevention of runoff into, and sedimentation or erosion of any sensitive habitats or jurisdictional
resources. All sensitive habitats and jurisdictional resources shall be fenced with silt fencing and orange
construction fencing and marked as “Environmentally Sensitive Area”.
BIO-10. The project applicant will ensure that the following conditions are implemented during project
construction:
•

Employees will strictly limit their activities, vehicles, equipment, and construction materials to the
fenced project footprint;
• To avoid attracting predators of the vireo, the project site will be kept as clean of debris as possible. All
food related trash items will be enclosed in sealed containers and regularly removed from the site;
• Pets of project personnel will not be allowed on the project site;
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•
•

•

Disposal or temporary placement of excess fill, brush or other debris will not be allowed in waters of
the United States or their banks;
All equipment maintenance, staging, and dispensing of fuel, oil, coolant, or any other such activities
will occur within the fenced project impact limits in such a manner as to prevent any runoff from
entering the adjacent buffer or wetlands, and will be shown on the construction plans. A Spill Prevention
Control and Countermeasure Plan (SPCC) will be prepared by the contractor that includes provisions
for conducting vehicle maintenance and dispensing fuel, oil, coolant, ,and related activities according
to the applicable laws. Contractor equipment will be checked for leaks prior to operation and repaired
as necessary. “No-fueling zones” will be designated on construction plans; and
All construction equipment used for the project will be equipped with properly operating and
maintained mufflers.

BIO-11. Appropriate BMPs will be used to control erosion and sedimentation and to capture debris and
contaminants from project construction to prevent their deposition into the adjacent buffer and wetland.
All BMPs will be made from biodegradable materials such as jute, with no plastic mesh, to avoid creating
a wildlife entanglement hazard.
BIO-12. Any planting stock to be brought onto the project site for landscaping or habitat restoration will be first
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 (Linepithema humile), fire ants (Solenopsis invicta) and other
insect pests. Any planting stock found to be infested with such pests will not be allowed on the project
site or within 300 feet of natural habitats unless documentation is provided to the Wildlife Agencies that
these pests already occur in natural areas around the project site. The stock will be quarantined, treated,
or disposed of according to best management principles by qualified experts in a manner that precludes
invasions into natural habitats. The project applicant will ensure that all temporary irrigation will be for
the shortest duration possible, and that no permanent irrigation will be used, for landscape or habitat
restoration.
BIO-13. The project applicant will incorporate design features to ensure that buildings minimize effects to
vireos. Design features that prevent raptors and avian predators from perching will include the use of
anti-perching devices on light poles, rooftops, and other perching locations. Anti-nesting devices will be
installed on appropriate structures to prevent prey species from nesting on buildings, which may attract
predatory avian species. Light poles and light placement will be constructed at the lowest height possible
(considering security constraints) to reduce effects to the vireo by reducing raptor perching sites and to
reduce light pollution. The applicant will submit a design plan for minimizing effects to vireos to the
Wildlife Agencies at least 60 days prior to initiating project construction.
BIO-14. The project applicant will ensure that development lighting adjacent to the buffer and adjacent wetland
will be directed away from and/or shielded so as not to illuminate these areas. The project applicant will
submit a lighting plan to the Wildlife Agencies at least 60 days prior to initiating project construction.
BIO-15. The project applicant will install a protective barrier along the buffer interface to deter human entrance
into the buffer and adjacent wetland. The barrier will have no gates (except to allow access for
channel/buffer maintenance and emergencies) and should discourage vandalism and trespass. Signage
for the buffer area will be posted and maintained at conspicuous locations. Plans for the fence will be
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submitted to the Wildlife Agencies for approval at least 60 days prior to initiation project construction.
The fence will be installed prior to use of the project.
BIO-16. To reduce the potential for brown-headed cowbird (Molothrus ater, cowbird) parasitism of vireo nests,
and predation of vireo nests by scavenging mammals and birds (e.g., rats, opossum, raccoon, ravens,
crows, and gulls), the project applicant will:
•
•
•

Place signs around the site near trash containers reminding people to pick up and throw away their trash
properly.
Fit all trash cans and dumpsters with secure lids to prevent scattering of litter.
Remove trash daily or as required to prevent overflow of trash from closed trash cans and dumpsters.
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Appendix A. Observed Flora and Fauna
Plant Compendium
VASCULAR SPECIES (*signifies introduced (non-native) species)
DICOTS
APIACEAE—CARROT FAMILY
*Foeniculum vulgare
sweet fennel
APOCYNACEAE
*Vinca major

big leaf periwinkle

ASTERACEAE—SUNFLOWER FAMILY
Ambrosia psilostachya
Cuman ragweed
Artemisia californica
coastal sagebrush
Baccharis pilularis
coyotebrush
Baccharis salicifolia
mulefat
Centromadia pungens
common tarweed
*Circium vulgare
bull thistle
Isocoma menziesii
Menzies’ goldenbush
Xanthium strumarium
rough cockleburr
BRASSICACEA
*Brassica nigra
*Raphanus sativus

black mustard
wild radish

CHENOPODIACEAE—GOOSEFOOT FAMILY
*Salsola tragus
Russian thistle
EUPHORBIACEAE—SPURGE FAMILY
*Ricinus communis
castorbean
GERANIACEAE
*Erodium botrys
*Erodium cicutarium

long-beaked storksbill
red-stem filaree

POLYGONACEAE—BUCKWHEAT FAMILY
*Rumex crispus
curly dock
Eriogonum fasciculatum
California buckwheat

Arroyo Verde Shopping Center Project
Biological Technical Report

A-1

SES
August 2016

SALICACEAE—WILLOW FAMILY
Salix lasiolepis
arroyo willow
Salix goodingii
black willow

MONOCOTS
POACEAE
*Bromus matritensis ssp. rubensfoxtail brome
TYPHACEAE
Typa latifolia
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Animal Compendium
REPTILES
PHRYNOSOMATIDAE
Sceloporus occidentalis

Western fence lizard

BIRDS
ANADITAE
Anas platyrhynchos

Mallard

ODONTOPHORIDAE
Callipepla californica

California quail

ACCIPITRIDAE
Accipiter cooperii

Cooper’s hawk

COMUBIDAE
Zenaida macroura marginella

Mourning dove

TROCHILIDAE
Calypte anna

Anna’s hummingbird

TYRANNIDAE
Sayornis nigricans semiatra
Sayornis saya

Black phoebe
Say’s phoebe

VIREONIDAE
Vireo bellii pusillus

Least Bell’s vireo

CORVIDAE
Aphelocoma californica
Corvus corax

Western scrub jay
Common raven

AEGITHALIDAE
Psaltriparus minimus melanurus

Bush tit

TROGLODYTIDAE
Thryomanes bewickii

Bewick’s wren

TIMALIIDAE
Chamaea fasciata

Wrentit

MIMDAE
Mimus polyglottos

Northern mockingbird

PARULIDAE
Vermivora celata
Dendroica petechia morcomi
Geothlypis trichas occidentalis
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EMBERIZIDAE
Pipilo crissalis senicula
Pipilo maculatus megalonyx
Melospiza melodia

California towhee
Spotted towhee
Song sparrow

ICTERIDAE
Agelaius phoeniceus
Icterus cucullatus

Red-winged blackbird
Hooded oriole

FRINGILLIDAE
Carpodacus mexicanus
Carduelis tristis

House finch
American goldfinch

MAMMALS
CANIDAE
Canis latrans

Coyote

SCIURIDAE
Spermophilus beecheyi

California ground squirrel
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Appendix B – Potentially Occurring Sensitive Species
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Potential for Narrow Endemic or Listed or Sensitive Plant Species to Occur

Scientific Name
Acanthomintha ilicifolia

Status:
Federal/State/Proposed for
Common Name
Coverage under Oceanside
San Diego thorn-mint FT/SE/Covered1,2,3,4/1B.1

Adolphia californica

California adolphia

Ambrosia pumila

San Diego ambrosia

Habitat Requirements
Chaparral, coastal scrub, valley
and foothill grassland, vernal
pools; clay, openings

Status on Site or Potential to Occur2
Not expected to occur. There is no
suitable habitat onsite. This species is
recorded within the vicinity.

None/None/None/2.1

Chaparral, coastal scrub, valley
and foothill grassland; clay soils

Not expected to occur. There is no
suitable habitat onsite. This species is
recorded within the vicinity.

FE/None/Covered/1B.1

Chaparral, valley and foothill
grassland, vernal pools; sandy
loam or clay, often in disturbed
areas, sometimes alkaline
Chaparral; maritime, sandy
soils

Moderate. The species was not
observed. This species is recorded
within the vicinity.

Chaparral, coastal scrub, riparian
forest, riparian scrub, riparian
woodland; sandy, mesic

Not expected to occur. There is no
suitable habitat onsite.

Arctostaphylos glandulosa Del Mar manzanita
ssp. crassifolia

FE/None/Covered1,2/1B.1

Artemisia palmeri

San Diego sagewort

None/None/None/4.2

Bloomeria clevelandii

San Diego goldenstar None/None/None/1B.1

Chaparral, coastal scrub, valley
and foothill grassland, vernal
pools; clay soils

Not expected to occur. Vegetation on
site is not suitable habitat for species.

Brodiaea filifolia

Thread-leaved
brodiaea

FT/SE/Covered1,4/1B.1

Chaparral, cismontane woodland,
coastal scrub, playas, valley and
foothill grassland, vernal pools;
often clay soils

Low. No suitable habitat occurs onsite.
This species is recorded within the
vicinity.

Centromadia pungens
ssp. laevis

Smooth tarplant

None/None/None/1B.1

Chenopod scrub, meadows and
seeps, playas, riparian woodland,
valley and foothill grassland

Not expected to occur on site. While
there is riparian vegetation present, it is
very small and very disturbed. This
species is recorded within the vicinity.
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Not expected to occur. There is no
suitable habitat onsite. This species is
recorded within the vicinity.

Chorizanthe orcuttiana

Orcutt’s spineflower

FE/SE/Covered2/1B.1

Closed-cone coniferous forest,
chaparral, coastal scrub; sandy
openings

Status:
Federal/State/Proposed for
Coverage under Oceanside
Habitat Requirements
None/None/Covered1,2,3,4/1B.2 Chaparral, cismontane
woodland

Low potential to occur. Vegetation on site
is not suitable for species.

Scientific Name
Comarostaphylis
diversifolia
ssp. diversifolia
Convolvulus simulans

Common Name
Summer holly

Smallflowered
morning-glory

None/None/None/4.2

Chaparral, coastal scrub, valley
and foothill grassland;
serpentinite seeps

Status on Site or Potential to Occur2
Not expected to occur on site. There is
no suitable vegetation within the
project study area.
Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Deinandra paniculata

Paniculate tarplant

None/None/None/4.2

Coastal scrub, valley and
foothill grassland, vernal
pools; usually vernally mesic

Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Dichondra occidentalis

Western dichondra

None/None/None/4.2

Chaparral, cismontane
woodland, coastal scrub, valley
and foothill grassland

Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Dudleya blochmaniae
ssp. blochmaniae

Blochman’s dudleya

None/None/Covered1/1B.1

Coastal bluff scrub, chaparral,
coastal scrub, valley and foothill
grassland; often clay or
serpentinite soils

Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Dudleya multicaulis

Many-stemmed
dudleya

None/None/None/1B.2

Not expected to occur. Vegetation on
site is not suitable for species.

Dudleya variegata

Variegated dudleya

None/None/None/1B.2

Dudleya viscida

Sticky dudleya

None/None/Covered/1B.2

Chaparral, coastal scrub, valley
and foothill grassland; often
clay soils
Chaparral, cismontane
woodland, coastal scrub, valley
and foothill grassland, vernal
pools; clay soils/Perennial
herb/April–June/ 10–1,903 feet
Coastal bluff scrub, chaparral,
cismontane woodland, coastal
scrub
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Not expected to occur. Vegetation on
site is not suitable habitat for species.
This species is recorded within the
vicinity.
Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Ferocactus viridescens

Scientific Name
Isocoma menziesii
var. decumbens

San Diego barrel
cactus

Status:
Federal/State/Proposed for
Coverage under Oceanside
None/None/None/1B.2

Chaparral, coastal scrub, valley
and foothill grassland, vernal
pools

Not expected to occur. Vegetation on
site is not suitable habitat for species.

Habitat Requirements
Chaparral, coastal scrub;
sandy, often disturbed areas

Status on Site or Potential to Occur2
Not expected to occur. Vegetation on
site is not suitable habitat for species.

None/None/Covered2,4/2.2

Marshes and swamps,
playas

Low potential, not observed onsite.

None/None/None/4.2

n spiny rush

Coastal dunes (mesic),
meadows and seeps (alkaline
seeps), coastal saltwater marsh

Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Lepidium virginicum
var. robinsonii

Robinson pepper-grass None/None/None/1B.2

Chaparral, coastal scrub

Microseris douglasii
ssp. platycarpha

Smallflowered
microseris

None/None/None/4.2

Cismontane woodland, coastal
scrub, valley and foothill
grassland, vernal pools

Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.
Not expected to occur. Vegetation on
site is not suitable for species. This
species is recorded within the vicinity.

Nama stenocarpum

Mud nama

None/None/None/2.2

Marshes and swamps; lake
margins, riverbanks

Quercus dumosa

Nuttall’s scrub oak

None/None/Covered1,2/1B.1

Closed-cone coniferous forest,
chaparral, coastal scrub; sandy,
clay loam

Senecio aphanactis

Chaparral ragwort

None/None/None/2.2

Chaparral, cismontane
woodland, coastal scrub;
alkaline

Iva hayesiana
Juncus acutus
var. leopoldii

Common Name
Decumbe
nt
goldenbus
San Diego
marshld
Southwester

None/None/Covered/2.1

Low potential, not observed onsite.
This species is recorded within the
vicinity.
Not expected to occur. No suitable
habitat exists onsite. This species is
recorded within the vicinity.
Not expected to occur on site. There is
no suitable habitat present on site.

1 Status: FE: Federally listed as endangered. FT: Federally listed as threatened. SE: State-listed as endangered.; ST: State-listed as threatened. SR: State-listed as rare.
CRPR: California Rare Plant Rank: 1A formerly List 1A): Plants Presumed Extinct in California; 1B (formerly List 1B): Plants Rare, Threatened, or Endangered in California and Elsewhere
(formerly List 2): Plants Rare, Threatened, or Endangered in California, But More Common Elsewhere; (formerly List 3): Plants About Which We Need More Information—A Review List
(formerly List 4): Plants of Limited Distribution—A Watch List; 0.1: Seriously threatened in California (over 80% of occurrences threatened/high degree and immediacy of threat) 0.2: Fairly threatened in
California (20%–80% occurrences threatened/moderate degree and immediacy of threat); 0.3: Not very threatened in California (<20% of occurrences threatened/low degree and immediacy of threat or no
current threats known). 2 “ Vicinity” is based on a search of the CNDDB and CNPS databases for the San Luis Rey quad and the eight surrounding quads conducted in August 2012.
Proposed for Coverage under Oceanside Subarea Plan—Draft Oceanside HCP/NCCP (City of Oceanside 2009); Covered—Proposed Take of species permitted under HCP/NCCP.
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1 Coverage contingent upon approval of other local Subarea Plan(s).
2 Proposed for coverage under draft Subarea Plan, but MHCP requires Subarea Plans to include additional conservation measures.
3 Proposed for coverage under draft Subarea Plan, but species not covered under MHCP.
4 Assumes conservation in critical locations in major amendment area.
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Potential for Listed or Sensitive Animal Species to Occur

Scientific Name

Common Name

Status: Federal/State/
Proposed for Coverage
Under Oceanside
Subarea Plan/Other
Amphibians

Anaxyrus californicus

Arroyo toad

FE/SSC/Covered

Actinemys marmorata

Western pond turtle

None/SSC/Covered

Aspidoscelis hyperythra

Orange-throated whiptail

None/SSC/Covered

Charina trivirgata

Rosy boa

None/ None/None

Thamnophis hammondii

Two-striped garter snake

None/SSC/None

Primary Habitat Associations

Status on Site or Potential to Occur

Stream channels for breeding
(typically third order);
adjacent stream terraces and
uplands for foraging and
wintering

Not expected to occur. There are no
suitable habitat onsite. This species
has not been recorded in the vicinity.*

Slow-moving permanent or
intermittent streams, ponds, small
lakes, reservoirs with emergent
basking sites; adjacent uplands
used during winter
Coastal sage scrub, chaparral,
grassland, juniper, and oak
woodland
Rocky chaparral, coastal sage
scrub, oak woodlands, desert and
semi- desert scrub
Streams, creeks, pools, streams
with rocky beds, ponds, lakes,
vernal pools

Not expected to occur. There is no
suitable habitat for this species on
site. This species has not been
recorded in the vicinity.*

Reptiles

Moderate potential. This
species is recorded in the
vicinity.*
Not expected to occur. There is no
suitable habitat onsite. This species
has not been recorded in the vicinity.*
Not expected to occur. There are no
suitable streams for this species on
site. This species has not been
recorded in the vicinity.*

Birds
Accipiter cooperii (nesting)

Cooper’s hawk

None/WL /Covered3, 4

Aimophila ruficeps
canescens

Southern California
rufous-crowned
sparrow

None/WL/Covered
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High potential to forage on site.
This species is recorded in the
vicinity.*
Moderate potential to occur onsite.
This species is recorded in the
vicinity.*

Scientific Name
Campylorhynchus
brunneicapillus
sandiegensis (San Diego
and Orange Counties

Common Name
Coastal cactus wren

Status: Federal/State/
Proposed for Coverage
Under Oceanside
Subarea Plan/Other
BCC/SSC/Covered3

Circus cyaneus (nesting)

Northern harrier

Elanus leucurus (nesting)

Primary Habitat Associations
Southern cactus scrub,
maritime succulent scrub,
cactus thickets in coastal sage
scrub

Status on Site or Potential to Occur
Not expected to occur. No
suitable cactus or succulent scrub
habitat. This species is recorded in
the vicinity.*

None/SSC/None

Open wetlands (nesting), pasture,
old fields, dry uplands,
grasslands, rangelands, coastal
sage scrub

White-tailed kite

None/P/None

Open grasslands, savannalike habitats, agriculture,
wetlands, oak woodlands,
riparian

Not expected to nest on site. There
is limited suitable habitat on site
for foraging, and the project site is
in an urbanized environment. This
species is recorded in the vicinity.*
Not expected to nest on site. The
amount of suitable foraging habitat
is very small. This species is
recorded in the vicinity.*

Empidonax
traillii extimus
(nesting)

Southwestern
willow
flycatcher

FE/SE/Covered

Laterallus
jamaicensis coturniculus

California black rail

BCC/ST, P/None/None

Riparian woodlands along
streams and rivers with mature,
dense stands of willows or
alders; may nest in thickets
Saline, brackish, and
fresh emergent
wetlands

Polioptila californica

Coastal
California
gnatcatcher

FT/SSC/Covered1

Setophaga petechia
(nesting)

Yellow warbler

BCC/SSC/None

Icteria virens (nesting)

Yellow-breasted chat

None/SSC/Covered
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Coastal sage scrub, coastal sage
scrub–chaparral mix, coastal sage
scrub–grassland ecotone,
riparian in late summer
Nests in lowland and foothill
riparian woodlands dominated
by cottonwoods, alders and
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woodlands and thickets of
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Not expected to nest on site. The
riparian habitat onsite is not suitable.
This species is recorded in the
vicinity.*
Low potential in the emergent
wetland habitat present. This
species has not been recorded in
the vicinity.*
Low potential to occur due to lack
of suitable coastal sage scrub
habitat. This species is recorded in
the vicinity.*
Moderate potential to occur in the
vicinity. The riparian habitat onsite is
not suitable. This species is recorded
in the vicinity.*
Not expected to occur. There is no
suitable nesting habitat for this
species.

Scientific Name
Vireo bellii pusillus
(nesting)

Common Name
Least Bell’s vireo

Status: Federal/State/
Proposed for Coverage
Under Oceanside
Subarea Plan/Other
FE, BCC/SE/Covered

Primary Habitat Associations
Nests in southern willow scrub with
dense cover within 1–2 meters of
the ground; habitat includes
willows, cottonwoods, baccharis

Status on Site or Potential to Occur
Observed. This species is
recorded in the vicinity.*

Mammals
Antrozous pallidus

Pallid bat

None/SSC/None/ WBWG:H Rocky outcrops, cliffs, and crevices
with access to open habitats for
foraging

Chaetodipus
californicus
femoralis

Dulzura pocket mouse

None/SSC/None

Coastal sage scrub, chaparral,
riparian- scrub ecotone; more
mesic areas

Dipodomys stephensi

Stephens’ kangaroo rat

FE/ST/None/ Covered

Lepus californicus bennettii

San Diego
black-tailed jackrabbit

None/SSC/Covered3

Myotis yumanensis

Yuma myotis

None/ None

Odocoileus hemionus

Mule deer

None/None/ Covered3

Open habitat, grassland, sparse
coastal sage scrub, sandy loam
and loamy soils with low clay
content; gentle slopes (<30%)
Arid habitats with open ground;
grasslands, coastal sage scrub,
agriculture, disturbed areas,
Closely tied to open water
which is used for foraging; open
forests and woodlands are
i lsage
h biscrub, chaparral,
Coastal
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Low potential to forage in the project
area. No suitable rocky outcrops,
cliffs, and crevices for roosting. This
species is recorded in the vicinity.*
Moderate potential to occur. This
species has not been recorded in the
vicinity.*
Not expected to occur due to lack
of suitable habitat. This species is
recorded in the vicinity.*
No potential to occur due to lack of
suitable open or disturbed habitat on
site. This species is recorded in the
Moderate potential to occur. This
species has not been recorded in
the vicinity.*
Low potential to occur. The project
area is surrounded by businesses, but
the sediment basins could provide a
connection to open spaces in the
vicinity. This species has not been
recorded in the vicinity.*

Scientific Name

Common Name

Status: Federal/State/
Proposed for Coverage
Under Oceanside
Primary Habitat Associations
Subarea Plan/Other
Invertebrates
None/ None
Overwinters in eucalyptus groves

Danaus plexippus
(wintering sites)

Monarch butterfly

Euphydryas editha quino

Quino checkerspot butterfly FE/None/Covered

Euphyes vestris harbisoni

Harbison’s dun skipper

None/None/Covered3

Sparsely vegetated hilltops,
ridgelines, occasionally rocky
outcrops; host plant Plantago
erecta and nectar plants must be
Restricted to wetland, riparian,
oak woodlands, and chaparral
habitats supporting host plant

Status on Site or Potential to Occur
Not expected to occur. No
eucalyptus groves on site. This
species is recorded in the vicinity.*
Not expected to occur. There is no
suitable habitat onsite. This species
has not been recorded in the
vicinity.*
Not expected to occur. Host plant
not observed during surveys.

The federal and state status of species primarily is based on the Special Animals List (January 2011) (CDFG 2011).
*“Vicinity” refers to species observed within 3 kilometers of the project site (CNDDB) and in the USGS 7.5-minute San Luis Rey quadrangle (CDFW 2012a).
Federal Designations (August 2012):
BCC Fish and Wildlife Service: Birds of Conservation Concern
(FD) Federally delisted; monitored for 5 years.
FE
Federally listed as Endangered.
FT
Federally listed as Threatened.
State Designations (August 2012):
SSC California Species of Special Concern
P
California Department of Fish and Game Protected and Fully Protected Species
(SD) State-delisted.
SE
State-listed as Endangered.
ST
State-listed as Threatened.
WL California Department of Fish and Game Watch List
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Proposed for Coverage under Oceanside Subarea Plan—Draft Oceanside HCP/NCCP
(City of Oceanside 2009)
Covered—Proposed Take of species permitted under HCP/NCCP.
1 Coverage contingent upon approval of other local Subarea Plan(s).
2 Proposed for coverage under draft Subarea Plan, but MHCP requires Subarea Plans to
include additional conservation measures.
3 Proposed for coverage under draft Subarea Plan, but species not covered under MHCP.
4 Assumes conservation in critical locations in major amendment area.
Other:
AFS:

American Fisheries Society Endangered classification
EN: Endangered
VU: Vulnerable
WBWG Western Bat Working Group High Priority species
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Appendix C. Least Bell’s Vireo Survey Report
Arroyo Verde Shopping Center; formerly
known as Rancho del Oro Development
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Least Bell’s Vireo Surveys - Rancho del Oro Project

Focused Least Bell’s Vireo (Vireo bellii pusillus) Surveys
Rancho del Oro Project, City of Oceanside
Introduction
The Conservation Biology Institute (CBI) conducted focused least Bell’s vireo (Vireo bellii
pusillus) (LBV) presence/absence (P/A) surveys in 2015 for the Rancho del Oro Project (Project)
in the City of Oceanside, California (Figure 1). The surveys were performed for planning
purposes pursuant to U.S. Fish and Wildlife Service (USFWS) survey guidelines and the City of
Oceanside’s Draft Multiple Habitat Conservation Program (MHCP) Subarea Plan to determine
presence or absence near the Project. The areas adjacent to the Project site contain potentially
suitable habitat and LBV were previously reported from the area (CNDDB 2015, City of
Oceanside 2005).
This survey report discusses the Project setting, survey methods, and results, and provides
recommendations based on a discussion of the survey results.

Project Setting
The Project is located in Oceanside, California at the northeast corner of Oceanside Boulevard
and Rancho del Oro Road. Seagate Way bounds the Project to the north. The Project area is
approximately four (4) acres in size. According to the Project vegetation map provided by
Schaefer Ecological Services, the following habitat types occur within the Project boundaries
and 100-foot survey buffer: disturbed, ornamental, nonnative grassland, coastal sage scrub,
disturbed coastal sage scrub, disturbed coastal sage scrub/mulefat scrub ecotone, mulefat scrub,
southern willow scrub, open water, and freshwater marsh (Figure 2). Asphalt roads are located
to the south, west, and north of the Project and open space habitat dominated by willows (Salix
lasiolepis; S. gooddingii) occurs to the east. The majority of the Project is composed of an
elevated graded pad; a detention basin occurs in the eastern portion of the Project. Open space
habitat onsite appears restored based on the presence of irrigation pipes and sprinkler heads.
According to the California Natural Diversity Database (CNDDB), LBV were recorded south of
the Project area in 2001 (CNDDB 2015). The City’s MHCP Subarea Plan reported the presence
of LBV in the detention basin east of the Project site.

Methods
The United States Fish and Wildlife Service (USFWS) does not require a 10(a)1(a) threatened
and endangered recovery permit to conduct P/A surveys for LBV; however, the USFWS does
provide survey guidelines (USFWS 2001) for conducting these surveys. Survey guidelines
stipulate eight (8) surveys between April 10 and July 31 (LBV breeding activity period) to
determine presence/absence. If detection occurs prior to completion of the eight surveys, no
further surveys are required.
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Figure 1. Project Location.
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CBI biologist Jessie Vinje conducted seven LBV P/A surveys following the USFWS survey
guidelines (USFWS 2001) between April 15 and June 12, 2015 (Table 1). CBI conducted
surveys between dawn and 11:00 am and in weather conditions suitable to detecting LBV. In
addition, CBI surveyed all portions of the Project supporting potentially suitable LBV habitat
and any potentially suitable habitat outside but adjacent to the Project.

Results
CBI observed one LBV pair during the initial survey foraging in suitable habitat within and
adjacent to the Project (Figure 3) (Table 1). No other LBV were observed during the survey
period nor are any expected because suitable breeding habitat on and adjacent to the Project is
probably not large enough to support more than one pair. We observed this pair during all
surveys except for one survey conducted in late May (Table 1) likely because the pair was
actively breeding. An active nest was located in mid-June, but this nest was not within the
Project boundary or survey buffer (Figure 3).
We did not detect any other listed avian species during the surveys. Observed avian species are
included in Table 2.

Discussion and Recommendations
The LBV pair used all suitable habitats located within and adjacent to the Project for foraging.
Although we located the nest outside of the Project survey area and buffer, it was likely the
second or third nest attempt based on observed pair behavior during the previous surveys. All of
the riparian area located within and adjacent to the Project area is LBV-occupied.
Construction should avoid the LBV breeding season. If this is not feasible, conduct LBV
surveys prior to construction activities to determine nest location. During construction, monitor
construction activities adjacent to active nests to ensure that no take occurs to LBV from
construction noise.

Other Observations/Recommendations
We located an itinerant encampment southeast and adjacent to the Project. During each survey,
we observed a male itinerant using habitat within the Project. We located trash, human feces,
and other debris on multiple occasions in the Project riparian and scrub habitats. We recommend
that the City of Oceanside Police Department conduct regular patrols to dissuade itinerant use.
We detected two invasive plant species in the Project riparian habitat: tamarisk (Tamarix sp.) and
pepperweed (L. draba or L. latifolium). Perennial pepperweed (L. latifolium) is a Management
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Level 3 species in the Invasive Plant Strategic Plan (IPSP) (CBI et al. 2012). Containment
within management units or watersheds through a coordinated program is the goal for Level 3
species in the IPSP (CBI 2012). Eradicate the Lepidium species if it is determined to be
perennial pepperweed. Although tamarisk was not included as a near-term priority species in the
IPSP, it is a threat to LBV, especially if allowed to reproduce and expand in spatial extent. We
recommend removal of the tamarisk and perennial pepperweed (if present) by a licensed and
experienced invasive plant control contractor and subsequent maintenance visits (annual and in
perpetuity) by the contractor to locate and treat new and resprouting plants.
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Figure 3. LBV Nest and Territory Location.
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Table 1. Survey Data.
Survey Time
(Begin – End)

Survey Purpose

Surveyor1

4/15/15

LBV P/A

JSV

5/1/15

LBV P/A

JSV and CS

5/13/15

LBV P/A

JSV

5/21/15

LBV P/A

JSV

5/29/15

LBV P/A

JSV

7:20 am – 8:10 am

6/5/15

LBV P/A

JSV

7:05 am – 8:15 am

6/12/15

LBV P/A

JSV

6:25 am – 7:38 am

Date

1
2

6:30 am – 8:00 am
6:33 am – 7:40 am
7:35 am – 8:45 am
8:30 am – 9:45 am

JSV – Jessie Vinje; CS – Christina Schaefer; mph – miles per hour.
Same LBV pair observed during each survey.

Weather
Conditions*
Sunny/clear; 50° - 57°; wind
0.9 mph.
Sunny/hazy; 55° - 57°; wind 0
mph.
Sunny/hazy; 59° - 61°; wind 1
mph.
Cloudy; 61° - 63°; wind 0
mph.
Cloudy; 61° - 63°; wind 1
mph.
Cloudy; 61° - 61°; wind 0
mph.
Cloudy; 64° - 63°; wind 0
mph.

Results2
1 LBV pair observed.
1 LBV pair observed.
1 LBV pair observed.
1 LBV pair observed.
No LBV
heard/observed
Male LBV heard.
1 LBV pair observed
and active nest located.

2015 Least Bell’s Vireo Surveys, City of Oceanside

Table 2. Observed Avian Species.1
Family
Anatidae
Odontophoridae
Accipitridae
Columbidae
Trochilidae
Tyrannidae
Vireonidae
Corvidae
Aegithalidae
Troglodytidae
Timaliidae
Mimidae
Parulidae

Emberizidae
Icteridae
Fringillidae
1

Common Name

Latin Name
Anas platyrhynchos platyrhynchos
Callipepla californica californica
Accipiter cooperii
Zenaida macroura marginella
Calypte anna
Sayornis nigricans semiatra
Sayornis saya
Vireo bellii pusillus
Aphelocoma californica
Corvus corax
Psaltriparus minimus melanurus
Thryomanes bewickii
Chamaea fasciata
Mimus polyglottos polyglottos
Vermivora celata
Dendroica petechia morcomi
Geothlypis trichas occidentalis
Pipilo crissalis senicula
Pipilo maculatus megalonyx
Melospiza melodia
Agelaius phoeniceus
Icterus cucullatus
Carpodacus mexicanus
Carduelis tristis

Mallard
California quail
Cooper's hawk
Mourning dove
Anna's hummingbird
Black phoebe
Say's phoebe
Least Bell's vireo
Western scrub jay
Common raven
Bushtit
Bewick's wren
Wrentit
Northern mockingbird
Orange-crowned warbler
American yellow warbler
Western yellowthroat
California towhee
Spotted towhee
Song sparrow
Red-winged blackbird
Hooded oriole
House finch
American goldfinch

Nomenclature follows The Species and Subspecies of San Diego County Birds (Unitt 2008).
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WETLAND DETERMINATION DATA FORM  Arid West Region

Rancho Del Oro Business Park Development
Applicant/Owner: Giltner Realty Advisors

City/County:

Project/Site:

Investigator(s):

Christina Schaefer

City of Oceanside

Section, Township, Range:

CA

State:

1/25/15

Sampling Date:

1

Sampling Point:

terrace
Local relief (concave, convex, none): convex
Slope (%): 0-2
Subregion (LRR): C-Mediterranean California
Lat: 33.2053
Long: -117.3102
Datum: NAD 83
LeD2
Las
Flores
find
sand
9-15
percent
slope
N/A
NWI classification:
Soil Map Unit Name:

Landform (hillslope, terrace, etc.):

Are climatic / hydrologic conditions on the site typical for this time of year? Yes

Are Vegetation

Are Vegetation

, Soil
, Soil

, or Hydrology

significantly disturbed?

, or Hydrology

naturally problematic?

No

(If no, explain in Remarks.)

Are Normal Circumstances present? Yes

No

(If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS  Attach site map showing sampling point locations, transects, important features, etc.
Hydrophytic Vegetation Present?

Yes

No

Wetland Hydrology Present?

Yes

No

Hydric Soil Present?

Yes

Remarks:

Is the Sampled Area

No

within a Wetland?

Yes

No

The site is a sedimentation basin that captures run-off from an adjacent business park and Rancho del Oro Road. The site is characterized by a series of dams that
trap sediment and percolate water and has irrigation heads. A mitigation site has been mapped in this location and restoration may have taken place 7 years prior.

VEGETATION  Use scientific names of plants.
Tree Stratum (Plot size:

Absolute
% Cover

)

1.

Dominant Indicator
Species? Status

2.
4.

Sapling/Shrub Stratum (Plot size:

(A)

Total % Cover of:

OBL species

3.

FACW species

4.
5.
)

Typha latifolia

60

= Total Cover

yes

x2=

FAC species

x3=

FACU species

OBL

UPL species

Column Totals:

60

x1=

x4=

60

x5=

(A)

Hydrophytic Vegetation Indicators:

4.

60

1.0

(B)

Dominance Test is >50%

5.

Prevalence Index is 3.01

6.

Morphological Adaptations (Provide supporting
data in Remarks or on a separate sheet)

7.
8.
Woody Vine Stratum (Plot size:

)

1.

2.

Remarks:

60

(A/B)

Multiply by:

Prevalence Index = B/A =

3.

% Bare Ground in Herb Stratum

100

Prevalence Index worksheet:

2.

Herb Stratum (Plot size:

(B)

Percent of Dominant Species
That Are OBL, FACW, or FAC:

= Total Cover

)

1.

2.

Number of Dominant Species
That Are OBL, FACW, or FAC:

Total Number of Dominant
Species Across All Strata:

3.

1.

Dominance Test worksheet:

40

1

Problematic Hydrophytic Vegetation (Explain)
1

= Total Cover

Indicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.
1

= Total Cover

% Cover of Biotic Crust

Hydrophytic
Vegetation
Present?

Yes

No

The sampling station is at the fringe of cattail dominated freshwater marsh
US Army Corps of Engineers
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SOIL

1

Sampling Point:

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth
(inches)

0-6

6-18

Matrix
Color (moist)

Redox Features
1
Color (moist)
%
Type

%

10YR 1/4

Loc

2

10YR 2/6

Texture

silty sand

silty clay

Remarks

fine sand to silt, binds

fine clay

2
Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.
Location: PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)
Indicators for Problematic Hydric Soils3:
1

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5) (LRR C)
1 cm Muck (A9) (LRR D)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Restrictive Layer (if present):

Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1)
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)
Vernal Pools (F9)

Type:

Depth (inches):

1 cm Muck (A9) (LRR C)
2 cm Muck (A10) (LRR B)
Reduced Vertic (F18)
Red Parent Material (TF2)
Other (Explain in Remarks)

Indicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic.

3

Hydric Soil Present?

Remarks:

Yes

No

Unique light-color soil not found on the rest of the site. The site has irrigation heads and was restored
approximately 7 years prior. NWI indicate the site contains wetlands created by impoundment/excavation.
HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one required; check all that apply)
Surface Water (A1)

Salt Crust (B11)

Saturation (A3)

Aquatic Invertebrates (B13)

High Water Table (A2)

Biotic Crust (B12)

Water Marks (B1) (Nonriverine)

Hydrogen Sulfide Odor (C1)

Sediment Deposits (B2) (Nonriverine)

Oxidized Rhizospheres along Living Roots (C3)

Drift Deposits (B3) (Nonriverine)

Presence of Reduced Iron (C4)

Surface Soil Cracks (B6)

Inundation Visible on Aerial Imagery (B7)
Water-Stained Leaves (B9)

Field Observations:

Surface Water Present?
Water Table Present?

Yes

Yes

No
No

Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)

Other (Explain in Remarks)

Secondary Indicators (2 or more required)
Water Marks (B1) (Riverine)

Sediment Deposits (B2) (Riverine)
Drift Deposits (B3) (Riverine)
Drainage Patterns (B10)

Dry-Season Water Table (C2)
Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)
Shallow Aquitard (D3)

FAC-Neutral Test (D5)

Depth (inches):
Depth (inches):

Wetland Hydrology Present?
Saturation Present?
Yes
No
Depth (inches): 18
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Yes

No

Remarks:

Soil layers are moist throughout horizon. Skid marks present. Soil slippery.

US Army Corps of Engineers
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WETLAND DETERMINATION DATA FORM  Arid West Region

Rancho Del Oro Business Park Development
Applicant/Owner: Giltner Realty Advisors

City/County:

Project/Site:

Investigator(s):

Christina Schaefer

City of Oceanside

Section, Township, Range:

CA

State:

1/25/15

Sampling Date:

2

Sampling Point:

terrace
Local relief (concave, convex, none): convex
Slope (%): 0-2
Subregion (LRR): C-Mediterranean California
Lat: 33.2047
Long: -117.3101
Datum: NAD 83
SbA
Salinas
clay
loam,
0
2
percent
slope
N/A
NWI classification:
Soil Map Unit Name:

Landform (hillslope, terrace, etc.):

Are climatic / hydrologic conditions on the site typical for this time of year? Yes

Are Vegetation

Are Vegetation

, Soil
, Soil

, or Hydrology

significantly disturbed?

, or Hydrology

naturally problematic?

No

(If no, explain in Remarks.)

Are Normal Circumstances present? Yes

No

(If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS  Attach site map showing sampling point locations, transects, important features, etc.
Hydrophytic Vegetation Present?

Yes

No

Wetland Hydrology Present?

Yes

No

Hydric Soil Present?

Yes

Remarks:

Is the Sampled Area

No

within a Wetland?

Yes

No

The site is a sedimentation basin that captures run-off from an adjacent business park and Rancho del Oro Road. The site is characterized by a series of dams that
trap sediment and percolate water and has irrigation heads. A mitigation site has been mapped in this location and restoration may have taken place 7 years prior.

VEGETATION  Use scientific names of plants.
Tree Stratum (Plot size:

Absolute
% Cover

)

1.

Dominant Indicator
Species? Status

2.
4.

Sapling/Shrub Stratum (Plot size:
2.

)

Baccharis salicifolia

10

= Total Cover

no

FAC

3.
5.
Herb Stratum (Plot size:
2.

(A)

)

Typha latifolia

70

= Total Cover

yes

Total % Cover of:

OBL species

70

x1=

70

FAC species

10

x3=

30

UPL species

Column Totals:

x4=
x5=

(A)

Hydrophytic Vegetation Indicators:

4.

100

1.25

(B)

Dominance Test is >50%

5.

Prevalence Index is 3.01

6.

Morphological Adaptations (Provide supporting
data in Remarks or on a separate sheet)

7.
8.
Woody Vine Stratum (Plot size:

)

1.

2.

Remarks:

x2=

80

(A/B)

Multiply by:

Prevalence Index = B/A =

3.

% Bare Ground in Herb Stratum

80

Prevalence Index worksheet:

FACU species

OBL

(B)

Percent of Dominant Species
That Are OBL, FACW, or FAC:

FACW species

4.

1.

Number of Dominant Species
That Are OBL, FACW, or FAC:

Total Number of Dominant
Species Across All Strata:

3.

1.

Dominance Test worksheet:

20

1

Problematic Hydrophytic Vegetation (Explain)
1

= Total Cover

Indicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.
1

= Total Cover

% Cover of Biotic Crust

Hydrophytic
Vegetation
Present?

Yes

No

The sampling station is adjacent to stormwater outlet
US Army Corps of Engineers
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SOIL

2

Sampling Point:

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth
(inches)

0-2

2-18

Matrix
Color (moist)

Redox Features
1
Color (moist)
%
Type

%

10YR 2/4

Loc

2

10YR 1/6

Texture

sand

loam clay

Remarks

organic in sandy layer on upper horizon

dense

2
Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.
Location: PL=Pore Lining, M=Matrix.
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)
Indicators for Problematic Hydric Soils3:
1

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5) (LRR C)
1 cm Muck (A9) (LRR D)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Restrictive Layer (if present):

Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1)
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)
Vernal Pools (F9)

Type:

Depth (inches):

1 cm Muck (A9) (LRR C)
2 cm Muck (A10) (LRR B)
Reduced Vertic (F18)
Red Parent Material (TF2)
Other (Explain in Remarks)

Indicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic.

3

Hydric Soil Present?

Remarks:

Yes

No

Alluvial/sediment deposit; high in organics
HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one required; check all that apply)
Surface Water (A1)

Salt Crust (B11)

Saturation (A3)

Aquatic Invertebrates (B13)

High Water Table (A2)

Biotic Crust (B12)

Water Marks (B1) (Nonriverine)

Hydrogen Sulfide Odor (C1)

Sediment Deposits (B2) (Nonriverine)

Oxidized Rhizospheres along Living Roots (C3)

Drift Deposits (B3) (Nonriverine)

Presence of Reduced Iron (C4)

Surface Soil Cracks (B6)

Inundation Visible on Aerial Imagery (B7)
Water-Stained Leaves (B9)

Field Observations:

Surface Water Present?
Water Table Present?

Yes

Yes

No
No

Recent Iron Reduction in Tilled Soils (C6)
Thin Muck Surface (C7)

Other (Explain in Remarks)

Secondary Indicators (2 or more required)
Water Marks (B1) (Riverine)

Sediment Deposits (B2) (Riverine)
Drift Deposits (B3) (Riverine)
Drainage Patterns (B10)

Dry-Season Water Table (C2)
Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)
Shallow Aquitard (D3)

FAC-Neutral Test (D5)

Depth (inches):
Depth (inches):

Wetland Hydrology Present?
Saturation Present?
Yes
No
Depth (inches): 18
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Yes

No

Remarks:

Sampling point is next to surface water; soil moist throughout horizon. Algal mat present.

US Army Corps of Engineers
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Appendix C. Arroyo Verde Jurisdictional Delineation Photos

Photo 1 – Overview of the riparian habitat at sediment basins.

Photo 2 – Freshwater marsh associated stormdrain outfall.

Photo 3 – Delineation sampling point 1.

Photo 4 – Delineation sampling point 2.

Arroyo Verde Shopping Center Jurisdictional Delineation
January 25, 2015
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1.0

Introduction

This Habitat Restoration Plan describes the coastal sage scrub habitat restoration concept for the Arroyo
Verde Shopping Center in Oceanside, California, and has been prepared pursuant to the City of Oceanside
Multiple Habitat Conservation Program (MHCP) Draft Subarea Plan (City of Oceanside 2010)
requirements and comments received from the U.S. Fish and Wildlife Service (USFWS) and California
Department of Fish and Wildlife (CDFW), herein referred to as the Wildlife Agencies. The MHCP Subarea
Plan requires that a 100-foot buffer around occupied least Bell’s vireo (Vireo bellii pusillus) habitat 1 would
be maintained and restored with coastal sage scrub habitat to (1) protect nesting vireos from edge effects of
adjacent developments (including noise and light pollution); and (2) create additional coastal sage scrub as
target habitat for the federally threatened California gnatcatcher (Polioptila californica californica), per the
City’s MHCP Draft Subarea Plan. Once completed, the restored buffer would be preserved and managed
in perpetuity by the owner, or designated third party, with the intent to maintain the restored habitat
functions.

1.1

Project Location

The proposed Project is located in the City of Oceanside (City), California, in northeastern San Diego
County (Figure 1). The Project site is approximately 4.9 acres in size and is located at the northeast corner
of Oceanside Boulevard and Rancho Del Oro Drive; the property is bounded to the north by Seagate Way.
The County Assessor’s Parcel Number (APN) for the site is 160-680-33 (Figure 2).

1.2

Project Description

The proposed shopping center development footprint, a previously-graded building pad in the western
portion of the site, would occupy approximately 52 percent of the overall parcel, not including the 100-foot
biological buffer that would extend between the top of the graded pad and the toe of the manufactured slope
associated with this pad, which is also the edge of the wetlands habitat (Figures 3-4) associated with the
sedimentation basins in the east portion of the site. This buffer area which is currently comprised of
approximately 1.13 acres of disturbed habitats 2 will be temporarily impacted by grading and slope
stabilization. With the exception of an existing City maintenance access pathway/easement3 , this buffer
area would subsequently be restored and enhanced with coastal sage scrub pursuant to the City’s Subarea
Plan requirements. No development, outdoor seating, or active recreational uses are allowed inside this
buffer.

1

Defined onsite by a series of sedimentation basins and associated riparian/freshwater marsh (wetlands) habitat in
the eastern portion of the parcel, in which an active vireo nest was observed during biological surveys as described
in more detail herein.
2
Comprised of ruderal vegetation consisting mainly of non-native grassland dominated by exotic plant species, and
disturbed coastal sage scrub remnants that had been planted as part of a previously abandoned habitat restoration
effort.
3
This existing dirt pathway within the City’s easement provides access for City maintenance vehicles from Seagate
Way southerly to an existing rip-rap-lined drainage channel that extends east/west adjacent to the south property
boundary.
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1.3

Background

The proposed shopping center involves development of approximately 27,200 square feet (SF) of
commercial retail uses in four single-story buildings, with associated surface parking (Figure 3).
Anticipated uses for these structures include restaurants, commercial retail, market/ grocery store, and
drive-through café. These are anticipated uses - different uses may ultimately be established onsite, to be
determined when lease agreements are tendered for the actual tenants to occupy the proposed structures;
however, the ultimate buildout should not exceed the maximum development intensity associated with the
currently anticipated uses. Outdoor seating areas, public plazas, and public courtyards would be provided
in association with these uses to allow for dining, relaxation, and socializing. All new lighting in proposed
parking areas within 100 feet of the buffer would be shielded downward to avoid indirect light pollution
impacts on the adjacent wetland habitat and associated sensitive species.
Being close to the Sprinter Station, the proposed shopping center will be transit-oriented and promote the
use of non-motorized modes of transportation, including biking (Note: the center will include onsite bike
racks and shower facilities) and walking. Main access to the center would be provided via a proposed 30foot wide, two-way access drive from Seagate Way. Secondary access would be provided via a proposed
28-foot wide, two-way access drive (restricted right-in, right-out turning movement) from Rancho del Oro
Road.
The biological survey area (BSA) 4 for the proposed shopping center contains sensitive coastal sage scrub
(previously restored and disturbed) and wetlands vegetation communities; the latter comprising
jurisdictional resources (Oberbauer et al. 2008). These sensitive vegetation communities are entirely outside
of the development boundaries.
An underground storm drain that traverses the northern portion of the site empties into freshwater marsh
habitat east of the graded pad. Although portions of the development site runoff would be directed into this
pipe through proposed storm drain lateral connections, no changes to the main storm drain and outlet are
planned or would be needed to implement the proposed shopping center. Upon completion of development,
runoff flows would continue to be released at the same outlet location for this main storm drain no faster
than they do in the existing condition because of proposed storm water detention incorporated into the
design. Additionally, proposed biofiltration treatment would provide pollutant control to the storm water
prior to discharging from the site. Therefore, no direct impacts to the onsite sensitive vegetation
communities and jurisdictional resources are expected.

1.4

Restoration Site Conditions

The 100-foot biological buffer measures 100 feet upslope (westward) from the toe of slope at the edge of
the riparian and freshwater marsh habitat that is associates with the sediment basins. The biological buffer
is currently dominated by ruderal vegetation, which consists mainly of non-native grassland dominated by
exotic species (Figure 4). In addition to disturbed habitat, a paved portion of the driveway from Seagate
Way currently extends a few feet into the proposed biological buffer; this access easement continues
southward through the buffer as a compacted dirt pathway that is used by the City to maintain the drainage
and sediment basin south of the graded pad.

4

The BSA consists of the 4.9-acre Project site plus a 100-foot-wide survey buffer immediately surrounding the
subject parcel.
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The above-mentioned manufactured slope that separates the graded pad from the wetlands habitat contains
disturbed coastal sage scrub remnants that had been planted as part of a previously abandoned habitat
restoration mitigation effort (not associated with the currently proposed Arroyo Verde Shopping Center).
An irrigation system associated with the previous restoration effort still exists along the northern portion of
the slope. However, the plantings and the irrigation system have deteriorated and will be enhanced and
repaired as part of the biological buffer restoration effort for this Project.
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2.0

Restoration Purpose and Goals

As stated above, with the exception of an existing City maintenance access pathway/easement, the proposed
habitat restoration involves the enhancement and restoration of the 100-foot-wide biological buffer area
with restored coastal sage scrub habitat; 0.16 acre would consist of enhancing a previously restored area of
currently disturbed coastal sage scrub; 0.87 acre would consist of coastal sage scrub restoration of currently
disturbed (ruderal) habitat (Figure 5). Habitat restoration shall be accomplished through native coastal sage
scrub plantings to enhance the overall quantity and quality of coastal sage scrub habitat within the City and
to increase the net habitat available to the federally threatened California gnatcatcher (Polioptila
californica). Gnatcatcher-occupied habitat exists in the vicinity of the Project site. The City’s existing onsite
access easement shall continue to be maintained by the City.
The purpose of this proposed restoration effort associated with the Project is to create a strip of high
functioning native coastal sage scrub habitat adjacent to the east edge of the proposed commercial
development that would buffer occupied vireo habitat in the east portion of the site from developmentassociated edge effects, such as noise and light pollution, invasive species infestations, vandalism and other
anthropogenic effects. Restoration would also guard against erosion and provide for permanent soil
protection. Habitat restoration would consist of invasive species removal, soil de-compaction, and planting
with native plant species associated with Diegan coastal sage scrub. The objective of the restoration is to
mimic the local native plant communities, while improving the existing vegetation cover by controlling
non-native weeds through perpetual weed/herbivore/pest control maintenance activities which will promote
native species cover in the buffer.

2.1

Responsible Parties

The Landowner shall be responsible for the implementation, maintenance, monitoring, and success of the
restoration program. Long-term management shall also be provided by a land management organization to
the satisfaction of the Owner and the City.

2.2

Personnel and Plant Sources

Qualified personnel that specialize in successful upland restoration projects shall be employed for
implementation of this restoration effort, as described below. These personnel will be instrumental in
ensuring successful implementation of this Restoration Plan.
2.2.1 Restoration Ecologist
Restoration installation and maintenance shall be overseen and monitored by a qualified Restoration
Ecologist. The Restoration Ecologist shall have experience in coastal sage scrub restoration and document
the following minimum qualifications:
•

Bachelor degree in biology, ecology, botany, or an acceptable related field such as landscape
architecture.

•

More than five years of documented experience implementing successful coastal sage scrub
restoration in San Diego County and documentation of successful restoration implementation
projects in San Diego County.
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The Restoration Ecologist shall oversee the work of the Restoration Contractor and guide the development
of City-approved construction plans that must be signed by a California-registered landscape architect. The
Restoration Ecologist shall oversee and direct the following:
•

Pre-construction verification of the container plant pallet, seed mix and planting quantities (per
specifications) to allow for pre-ordering plant material

•

Pre-construction kick-off meeting with the City

•

Pre-construction special measures to protect existing native habitats and plants (e.g., rare plant
surveys, flagging, installation of signs, salvage of sensitive plants)

•

Pre-construction staking of the proposed limit of disturbance

•

Pre-construction protocol least Bell’s vireo surveys

•

Pre-construction removal of trash, asphalt (if necessary), and debris to prepare the site

•

Pre-construction weed/herbivore/pest management oversight, including identification of
invasive and native species and non-native plant removal methods

•

Pre-construction soil de-compaction (tilling)/testing/amendment (if necessary) and seedbed
preparation

•

Inspection of seed mix and container plants to ensure healthy materials

•

Approval of the final layout of container plant materials in the field, and appropriate substitute
container plant species

•

Approval of the irrigation design and schedule

•

Ensuring that the restoration installation (irrigation system, container planting, seeding,
mulching) does not negatively impact existing native habitats and plants

•

Identifying those container plants that require staking by the Restoration Installation Personnel
during planting

•

Final restoration installation inspection (acceptance starts the Establishment Period) with the
City and Wildlife Agencies

•

Post-restoration installation monitoring, maintenance (e.g., weed/herbivore/ pest control, plant
replacement, irrigation system repair), and reporting.

2.2.2 Restoration Contractor
This Restoration Plan shall be implemented by an experienced Restoration Contractor specializing in native
habitat restoration and experienced in San Diego County. The Contractor shall have a valid C-27
Restoration Contracting License, a valid Maintenance Gardener Pest Control Business License or Pest
Control Business License, and a Qualified Applicator Certificate or Qualified Applicator License, with
Category B, that would allow them to perform the required work for this Project. All licenses must be issued
by the State of California, be registered in San Diego County, and be of current status. If a qualified
applicator is not present during any non-toxic herbicide treatment, all applicators must have undergone
documented herbicide application training.
Restoration Personnel shall have specific documented experience with the installation and maintenance of
Diegan coastal sage scrub restoration in San Diego County that has resulted in successful coastal sage scrub
planting/seeding establishment, salvage, and restoration. All work shall be performed by a trained crew in
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accordance with the standards and practices related to the trade. The Restoration Contractor shall maintain
a full-time supervisor experienced with upland restoration on the Project site when planting is in progress.
The Restoration Installation Personnel’s responsibilities shall include, but are not limited to, the following:
•

Temporary fencing and signage (if appropriate) and their repairs

•

Access controls

•

Restoration site preparation, including weeding/non-toxic herbicide applications (if necessary),
brushing/mowing, grubbing/tilling, topsoil salvage, etc.

•

Irrigation system installation

•

Installation of container plants, seeding, mulching, and staking (as applicable)

•

Post-installation restoration area maintenance (e.g., weed/herbivore/pest control, thatch
removal, trash removal).

Planting shall be conducted under the supervision of the Restoration Ecologist. The Restoration Installation
Personnel shall be familiar with native and non-native plant species in the region. A successful project is
one that is accepted by the Wildlife Agencies upon fulfilling the success criteria in Section 4.0.
2.2.3 Contract Nursery/Seed Supply
This Restoration Plan shall be accomplished through a combination of container plant installation and
seeding. Plants and seeds shall be supplied by experienced California native plant nurseries/seed companies
such as, but not limited to, S&S Seeds, Carpinteria; RECON Native Plant, Inc. San Diego, Moosa Creek
Nursery, Valley Center, or Tree of Life Nursery, San Juan Capistrano. A nursery or seed supply company
which does not specialize in California native plants and seeds will not be acceptable. Seeds shall be
supplied on the basis of bulk weight, percent purity, and percent germination from a qualified native seed
supplier, as specified above. Plants and seeds shall originate from local sources to the greatest extent
practicable; plants and seed shall be sourced from native plant communities growing within a 20-mile radius
of the restoration site. The plant and seed palette is subject to approval by the City of Oceanside and the
Wildlife Agencies.
2.2.5 Financial Assurances
The Owner shall be responsible for providing financial assurances for implementation, post-restoration
monitoring and maintenance, and success of the habitat restoration effort as outlined in this plan. The Owner
shall also provide financial assurances for long-term monitoring/management pursuant to a long-term
management endowment created by the Owner and managed by a financial institution approved by the
City and the Wildlife Agencies. The endowment shall be in place and approved prior to the start of
construction.
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3.0

Restoration Implementation

The success of this plan hinges on its proper implementation, including but not limited to, Restoration
Contractor responsibilities and education, site preparation/protection, timing of restoration installation,
temporary irrigation, container planting, seeding, and mulching specifications, contract growing/seed
sourcing, replacement planting or substitutions, irrigation system maintenance, weed/herbivore/pest
control, and guarantees.
Restoration shall be achieved through a systematic process that includes: 1) pre-construction kick-off
meeting with the City; 2) pre-construction special measures to protect existing native habitats and plants
(e.g., rare plant surveys, flagging, installation of signs, salvage of sensitive plants); 3) pre-construction
staking of the proposed limit of disturbance; 4) pre-construction protocol least Bell’s vireo surveys; 5) preconstruction removal of trash, asphalt (if necessary), and debris to prepare the site; 6) pre-construction
removal of non-native and invasive weeds/pest species, non-toxic herbicide applications (if necessary),
brushing/mowing, grubbing/tilling, and topsoil salvage as specified; 7) pre-construction soil de-compaction
(tilling)/testing/amendment (if necessary) and seedbed preparation; 8) temporary irrigation system
installation; 9) inspection of seed mix and container plants to ensure healthy materials, final layout of
container plant materials in the field, and then plant/seed installation and mulching; 10) final restoration
installation inspection (acceptance starts the Establishment Period) with the City and Wildlife Agencies;
and, 11) post-restoration installation monitoring and maintenance (e.g., weed/herbivore/pest control, plant
replacement, irrigation system repair) of the site until success criteria are achieved, including repair of the
temporary irrigation system, as needed. The seed mix and planting palette shall reflect those species in the
surrounding native vegetation communities, as specified. Specific details on implementing this Restoration
Plan are described in the sections below.

3.1

Restoration Schedule

The recommended restoration schedule is shown in Table 1. To the extent possible, restoration
implementation should occur outside the nesting bird season (February 15 through September 15) to avoid
disturbing any active nests in and adjacent to the restoration area, specifically since it is adjacent to occupied
least Bell’s vireo habitat. If site preparation is scheduled to occur within the bird breeding season, preconstruction least Bell’s vireo surveys must be conducted by a qualified biologist to ensure the area is not
occupied by active nests. If active nests are found to be present within 300 feet of noise-generating activities
in excess of 60dBLeq , noise levels must be reduced through noise attenuation measures or all activities must
be postponed until either the nests are determined inactive or to after September 15.
Preferably, site preparation (e.g., clearing/grubbing, weeding/non-toxic herbicide application, tilling/soil
testing-amendment), installation of irrigation lines, and planting/seeding should occur from October
through January to take advantage of the rainy season. The long-term Maintenance/Monitoring Period shall
begin upon acceptance of installation “as-built drawings” by the City and Wildlife Agencies.
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Table 1. Recommended Implementation Schedule

Contract Growing
Clearing & Grubbing*
Site Grading*
Site Preparation**
Irrigation installation
BMP Installation
Planting & Seeding
As-Builts
120-Day Establishment

Apr

May

Jun

Jul

Aug

X

X

X

X

X

X
X

X
X

Sep

Oct

Nov

Dec

Jan

Feb

X

X
X
X
X
X

X
X
X
X
X
X

X

X

X
X

X

Mar

X
X

* September 15 earliest start date, post-breeding season
**T o include soil sampling and if necessary, soil amendments

3.2

Pre-Restoration Preparation

3.2.1 Plant Materials Contract-Growing
Approximately nine to six months prior to the onset of restoration activities, the Restoration Ecologist shall
verify the container plant pallet, seed mix and planting quantities per the specifications stamped by a
California-licensed landscape architect to allow for pre-ordering native plant material. The Restoration
Contractor shall contract native plant materials with nurseries and native seed suppliers as identified in
Section 2.2.3 to assure that specified material is locally available.
3.2.2 Contractor Education
All grading and landscape contractors participating in the habitat restoration shall meet at the site for a preconstruction meeting with the Restoration Ecologist, Restoration Contractor and City to review plans, site
information, and contractor responsibilities before beginning work in the area, including site protection,
site preparation procedures (e.g., clearing/grubbing, weeding/ non-toxic herbicide application, tilling/soil
testing-amendment), and guarantees. After the initial pre-construction meeting, whenever new workers are
assigned to the Project, the Restoration Ecologist shall conduct tailgate educational sessions to ensure that
all Restoration Installation Personnel understand the Project requirements. All permits must be kept onsite
during the restoration process and displayed for all personnel to view.
3.2.3 Site Preparation
A haul route and staging area plan shall be prepared by the Restoration Contractor. All access routes,
crossings and staging areas, if not within the graded pad and/or existing City maintenance access easement,
shall be restored following site preparation and planting/seeding, or when site access is no longer necessary
and all remediation actions have been completed. It is preferred that the Restoration Contractor use the
graded pad and/or existing City maintenance access easement (Figure 5) for restoration site access and
staging purposes.
The Restoration Ecologist shall survey and flag the perimeter of the restoration site and identify all
necessary access controls, temporary fencing, storm water Best Management Practices (BMP) and signage.
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The restoration site shall be fenced to preclude unauthorized access. Any storm water BMPs (i.e.,
erosion/sediment/perimeter control measures) required at the discretion of the Restoration Ecologist shall
be appropriately installed by the Restoration Contractor, including but not limited to silt fencing, coconut
fiber coir rolls/wattles/blankets (or equivalent biofiber matrix material), or other surface stabilizers using
non-invasive materials, to prevent sediment or non-toxic herbicides from entering the adjacent wetlands,
streams and tributaries. The wattles shall be trenched along the slope contour and placed end-to-end in
diagonal or tri-angular fashion and staked, using wooden stakes, according to manufacturer’s instructions.
Wattle locations shall be staked out prior to plant installation. All erosion control materials must be
inspected and free of invasive species seeds (e.g. compostable coils, fill dirt). Such BMPs shall be
continually maintained, repaired, documented, photographed and included in progress reports as applicable.
The Restoration Contractor shall remove the asphalt associated with the driveway off Seagate Way unless
it is removed during construction of the proposed shopping center. Prior to planting/seeding, soils may
need to be amended as determined through soil testing for nutrients, pH and other constituents that are
necessary for successful plant growth. During brushing, mowing, grubbing, and tilling, top soil shall be
salvaged where appropriate for re-deposition to support plantings/seeding.

3.3

Invasive Species Removal

3.3.1 Manual Removal of Target Species
Weed eradication/thatch removal/non-toxic herbicide applications (if necessary) shall be conducted in the
enhancement areas where existing coastal sage scrub is being retained and enhanced to minimize invasive
weed colonization from existing seed bank in soils. The coastal sage scrub restoration area (creation area)
will be graded and all weeds shall be removed as part of the grading process (including slope contouring
and planting bed preparation).
Control of non-native plant species that compete with native plants will be important for long-term
sustainability of the restoration site. Control of unwanted species shall include those invasive non-native
species identified by the California Invasive Plant Council (Cal-IPC) and CalWeed. All Cal-IPC-listed
high- and moderately-invasive plant species shall be identified (Cal-IPC 2016, CBI et al. 2012) within the
restoration area. Expected species listed by the Cal-IPC as having high or moderate impact scores include
(but are not limited to) those listed in Table 2. Following the field survey, Table 2 shall be revised to reflect
the actual Cal-IPC target species occurring on the restoration site.
Recommended methods for control of particular species are based the CalWeed Database of the California
Interagency Noxious Weed Coordinating Committee, and Invasive Plants of California Wildlands by
Bossard et al. (2000). Methods of invasive plant control are specific to the species, weed densities, and
areas of infestation. Hand or mechanical means are preferred methods for control over herbicide treatment
as even the use of non-toxic herbicides may impart some level of adverse water quality effects in the
downstream watershed – this topic is discussed in more detail in the following section.
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Table 2. California Invasive Plant Council Moderately to Highly Invasive Plant Species1
Scientific Name

Common Name

Brassica nigra

black mustard

Bromus diandrus

ripgut brome

Bromus madritensis ssp. rubens

red brome

Centaurea melitensis

tocalote

Cirsium vulgare

Bull thistle

Erodium sp.

stork’s beak

Foeniculum vulgare

fennel

Hirschfeldia incana

short-pod mustard

Lolium multiflorum

Italian ryegrass

Salsola tragus

Russian thistle

1

Cal-IPC 2016 Invasive Plant Inventory

3.3.2 Herbicide Application
After thatch removal, weed species may be controlled by spot foliar non-toxic herbicide spray application
on re-growth. If necessary, this treatment shall be applied to the coastal sage scrub restoration area, and
continued for at least two consecutive years following the methods detailed below.
Non-toxic herbicides that are registered for use in California for natural areas are specified only for
particular weed species that may re-sprout from roots or rhizomes. The application of non-toxic herbicides
must be implemented without harming non-target native species. Only EPA-approved, glyphosate-base,
systemic herbicides (e.g., Rodeo/Aqua Master) shall be allowed because the restoration area occurs within
100 feet of water associated with the wetlands on the bottom of the slope. Glyphosate is a non-selective
herbicide, and its mode of action works against both broadleaf weeds and grasses. The glyphosate-based
herbicide shall be applied to non-native, broad-leaf plants (which are expected to emerge as a result of nonnative grass species removal) twice during the growing season. Foliar spray application shall be at a
minimum of two percent solution.
If necessary, non-toxic herbicides shall be applied using either backpack sprayers (more cost effective) or
equipment, such as a John Deere 6X4 gator or other all-terrain vehicle supporting an 80-gallon (g) "Stadium
80" by Brayton spray tank with a three-nozzled short boom that does not extend beyond the gator, or
equivalent. A brightly colored dye shall be used in all herbicide applications to aid the applicator in
achieving good coverage of the target species. The dye shall be a non-toxic material, such as Blazon,
Turfmark, or equivalent, and shall be mixed with the herbicide at no more than half the rate specified on
the label.
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If necessary, herbicide treatment shall be conducted only when weather conditions are conducive to
effective uptake of the herbicide by the target species (e.g., sunny, dry with ambient temperatures 65 degrees
Fahrenheit, and when plants are at the specified growing stage), and when wind conditions are such that
herbicide drift is minimized (five mph or less) (LandIQ and CBI 2015). Treated areas shall not be disturbed
until the applied non-toxic herbicide has had time to take effect per the manufacturer's instruction.

3.4

Planting Bed Preparation/De-compaction

After the application of the treatments described in Section 3.3, the entire restoration area shall be prepared
prior to container plant installation and seeding. To increase the seed-to-soil contact and de-compact the
restoration area, the compacted portions of the restoration area shall be deep-ripped as needed and as
determined by the Restoration Ecologist. The ripped soil shall be raked and large soil clumps shall be
broken out. Ripping may be conducted using a tiller or similar equipment by hand using a pickax or garden
hoe. After deep-ripping, soil shall be scarified.

3.5

Planting and Seeding

The restoration installation shall consist of a combination of container plants and seeding per the
specifications in Tables 3-4 below, and expected native volunteer recruitment.
Table 3. Coastal Sage Scrub Seed Mix
Scientific Name
Acmispon glaber
Artemisia californica
Asclepias fascicularis
Dichelostemma capitum
Dudleya pulverulenta*
Encelia californica
Eriogonum fasciculatum
Eschscholzia californica
Eriophyllum confertiflorum
Festuca microstachys var.
Isocoma menziesii
Lupinus bicolor
Malacothamnus fasciculatus
Mimulus aurantiacus
Pseudognaphalium californicum
Salvia apiana
Salvia mellifera
Sisyrinchium bellum
Stipa pulchra**
Plantago ovata (insularis)
Total

Common Name
Deerweed
California sagebrush
Narrow-leaf milkweed
California blue dicks
Chalk dudleya
California encelia
California buckwheat
California poppy
Golden yarrow
Small fescue
Coast goldenbush
Miniature lupine
Bush mallow
Coast monkey flower
Everlasting
White sage
Black sage
California blue-eyed grass
Purple needlegrass
Wooly plantain

Pounds/Acre*
2.0
3.0
1.0
1.5
1.0
2.0
0.5
2.0
0.5
3.0
2.0
2.0
1.0
2.0
1.0
1.5
2.0
1.5
2.0
3.5
35

*Seeding rates are dependent on availability of seed material
**Seed shall be de-awned
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Table 4. Coastal Sage Scrub Container Stock
Container Size
(gallons)
Scientific Name
Acmispon glaber

Common Name
Deerweed

1

Number or
Maximum Spacing
(feet on center)
3

Artemisia californica

California sagebrush

1

4

Baccharis pilularis
Dudleya pulverulenta*

Coyote bush
Chalk dudleya

1
1

6
3

Encelia californica
Eriogonum fasciculatum

California encelia
California buckwheat

1
1

6
3

Hesperoyucca whipplei

Our Lord’s candle

1

6

Heteromeles arbutifolia

toyon
Laurel sumac

5
5

12
10

Coast monkey flower

1

6

Rhus integrifolia
Salvia apiana

Lemonadeberry
White sage

1
1

10
4

Salvia mellifera
Sambucus nigra

Black sage
Black elderberry

1
5

4
12

Sisyrinchium bellum

California blue-eyed grass

1

3

Stipa pulchra

Purple needlegrass

1

3

Malosma laurina
Mimulus aurantiacus

Any deviation in the seed mix must be approved by the Restoration Ecologist prior to application. Container
plants shall be inspected by the Restoration Ecologist and approved as healthy, disease/pest free (especially
free from Argentine ant invasion), and of proper size (root ball and stem/leaf mass) prior to planting. Plants
determined to be dead or diseased shall be replaced with the same as the original species. The container
planting shall use standard horticultural practices as outlined below and in the plans and specifications.
3.5.1 Container Stock Installation
The Restoration Ecologist shall approve the final layout of container plant materials in the field prior to
planting, to ensure their correct ecological positioning. Containerized plantings shall be laid out to mimic
natural spacing; no triangular or row planting is permitted. The mature size of each species and their normal
distribution and associations in nature shall be considered in design layout and before installation. Plant
species shall be located where favorable conditions are present rather than attempting to achieve even
distribution. Container plants shall be installed by excavating a hole two times the diameter of the root ball,
filling the planting hole with water and allowing it to percolate (drain) into subsoil, backfilling soil into the
hole, and moistening and tamping the soil mound. The plant root ball shall be set on top of the moistened
backfill so that plant collar is 1 inch higher than finished grade, and the remaining area around the rootball
shall be backfilled with soil. If necessary, only those container plants shall be staked as directed by the
Restoration Ecologist.
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3.5.2 Seeding Specifications
The native seed mix shall be applied through hydroseeding following the installation of the container plants.
If hydroseeding, the mix shall include a slurry of mycorrhizal inoculum, seed, and biofiber matrix/ organic
binder to provide temporary erosion control of soils until seed germinates and plants establish. A green
biodegradable dye may be applied to indicate areas that were seeded. Care shall be taken during hydroseed
application to minimize coverage of the container plants. If needed and approved by the Restoration
Ecologist, a cocofiber blanket or similar material may be applied to the slope area in addition to the
hydroseed mix to avoid erosion following rain events.
3.5.3 Mulching Specifications
After containerized planting and seeding, specified compost or wood mulch shall be placed a minimum of
3 inches thick and extending approximately 8 inches beyond the base of each container planting;
however, mulch shall not touch the root crown and stem. Compost or wood mulch shall be free from
deleterious materials, including any eucalyptus or invasive species, and suitable as a top dressing for trees
and shrubs. Mulching may not be required if a cocofiber blanket is installed.
3.5.4 Protection from Herbivory
New plantings may be subject to death or damage from herbivory by rabbits, rodents and other mammals.
Wire cages, enclosure fences, or other plant sheltering devices (Note: Tubex® or equivalent tree shelters
are effective at curtailing herbivory and can also serve as watering tubes) shall be installed only around
those container plants as directed by the Restoration Ecologist. Material for a typical herbivory cage shall
consist of one-inch mesh poultry wire supported by two wood stakes. Caging for each plant shall form a
circle around the plant, extending at least three inches into soil, and one foot above the plant tip to allow
sufficient height for at least two years of growth. The upper edges of the cage shall be folded over each
other creating an “envelope” around the plant. If herbivory is an ongoing problem, additional measures can
be taken including the installation of fine-mesh flashing along the bottom 36 inches of fences, burying
fences to a depth of 12-18 inches, and maintaining and repairing fences. All anti-herbivory cages shall be
removed when and as directed by the Restoration Ecologist to avoid crowding new growth by the cages.

3.6

Irrigation System and Schedule

A temporary irrigation system shall be designed by a California-licensed landscape architect familiar with
temporary irrigation for habitat restoration. The restoration slope already contains an irrigation system from
a previous, unrelated restoration project. If feasible, the irrigation system for the coastal sage scrub
restoration shall be tied into this existing irrigation system. This restoration effort uses drought-adapted
plants typically associated with Diegan coastal sage scrub that thrive in dry conditions and are sensitive to
overwatering, which can weaken the plants, make them susceptible to pests and diseases, and create an
invasive species problem. Upland scrub systems in Southern California go dormant in the summer;
therefore summer irrigation may harm the restoration Project. Therefore, irrigation will only be needed to
establish the plantings and should be shut off or used sparingly and for plant establishment only, during the
summer months to adapt planting to summer dry conditions.
On the day of planting/seeding, the Restoration Ecologist shall direct the Restoration Installation Personnel
on the proper amount of hand irrigation to promote adequate germination and establishment. After the
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restoration area installation, the automatic irrigation system shall be activated between the early fall and
late spring to lengthen the first growing season and maximize revegetation. The amount and frequency of
irrigation shall depend on the rate of evapotranspiration (ETo) and rate of infiltration of the soil, to be
determined by the Restoration Ecologist as follows:
•

Irrigate soil to full field capacity to the desired depth (approximately 18 inches during germination
and seedling establishment; and 18 to 24 inches during plant establishment).

•

Initially keep hydroseeded areas moist, until seeded material has germinated.

•

Allow soil to dry down to approximately 50 to 60 percent of field capacity (in the top 6 to 10 inches
after germination and during seedling establishment; and 8 to 12 inches during plant establishment)
before the next irrigation cycle.

The irrigation system shall be installed and tested prior to planting. The Restoration Ecologist shall monitor
and direct the Restoration Contractor on the following items related to the long-term irrigation schedule for
the restoration area:
•

•

•

Wetting of the full root zone and drying of the soil between irrigation events is essential to the
maintenance of the plants and the promotion of a deep root zone that will support the vegetation in
the three years after establishment.
During seasonal low water conditions, supplemental irrigation may be necessary to prevent plant
mortality but shall be kept to a minimum and only occur during the winter months to keep plants
alive and healthy and to ensure that plants experience natural water stress and dormancy (e.g.
drought- deciduous conditions).
The irrigation schedule shall vary throughout the year based on weather conditions (i.e.,
precipitation and humidity) and plant needs. Watering or irrigation shall be suspended in
anticipation of forecasted rain events.

Irrigation will be shut off as directed by the Restoration Ecologist no later than two years prior to the end
of the post-restoration monitoring period or two years prior to when all success criteria have been met,
whichever comes first. Once the restoration site has reached the Year 5 success criteria and is approved by
the City and the Wildlife Agencies, no further supplemental irrigation shall occur. All above-ground
irrigation fittings shall be removed at that time.

3.7

Erosion Control and Best Management

All of the storm water BMPs described in Section 3.2.3 shall be retained to prevent erosion and
sedimentation. Biodegradable wattles or coirs shall be replaced if damaged.

3.8

As-Built Conditions

Within 100 days of the restoration area installation, an “As-Built” report and plans shall be prepared and
submitted to the City and Wildlife Agencies providing baseline conditions for the long-term
Maintenance/Monitoring Period including: final planting/seeding acreages, permanent physical structures
(e.g., gates, fencing, signage), irrigation lay-out and controls, photographs, a description of species
composition by habitat type, and any deviations from the plans and specifications that were necessary to
install the restoration Project, including a justification for such deviations.
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4.0

Post-Restoration Monitoring

4.1

120-Day Establishment Period

Establishment (interim) maintenance and monitoring ensures that the restoration Project has been
successfully installed prior to the onset of the five-year post-restoration Maintenance/Monitoring Period
and the subsequent long-term monitoring. Establishment monitoring and maintenance shall begin as soon
as the restoration area installation is complete, and continue for 120 days until success criteria specified in
Table 6 have been met to the satisfaction of the City and Wildlife Agencies.
During the establishment phase, the Restoration Ecologist shall conduct bimonthly site visits to evaluate
establishment successes and determine appropriate remedial actions as necessary. Success criteria shall be
visually observed and noted, including native and non-native plant cover and percent bare ground (Table
6). Seeding shall achieve a 75 percent coverage rate at 120 days or areas will be re-sprayed as needed.
Table 5. Plant Establishment Success Criteria
Criterion
CalIPC high/moderate species
Other non-native species
Container plant survival
Seeding survival
Percent bare ground

Absolute Cover
0%
<10%
>50%
75%
<50%

Maintenance during the 120-day Establishment Period shall be more intensive than during the remainder
of the five-Year post-restoration Maintenance/Monitoring Period, and shall focus on ensuring the
establishment of self-sustaining vegetation. Maintenance methods shall include weeding/non-toxic
herbicide treatment 5 , adjustments/repairs to the automatic irrigation system, trash removal, and storm water
BMP/fence/sign repairs and replacements. Maintenance may also include replacement of dead plant
material and supplemental container planting/reseeding, if applicable performance/success
standards/criteria are not met, and in large bare or sparsely vegetated areas as directed by the Restoration
Ecologist.
At the conclusion of the 120-Day Establishment Period, the Restoration Ecologist shall conduct a joint
walk-through with the City, and Wildlife Agencies to determine that the restoration area has established
per the specified performance/success standards/criteria (Table 6), any necessary remediation has occurred,
and weeds are being controlled.

4.2.

Five-Year Maintenance/Monitoring

The Five-Year Maintenance/Monitoring Period shall begin when the City and Wildlife Agencies have
confirmed completion of the 120-day Establishment Period. The goal of the Maintenance/Monitoring
Period is to ensure that the restored coastal sage scrub habitat is successful and self-sustaining over time.
5

Such treatments and seeding are anticipated to occur over at least two consecutive years following planting, during
the plant-establishment, monitoring and maintenance periods.
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Specific focus shall be on the survivability of native container plants/seeding and the overall reduction of
invasive and exotic weed species. Note that replacement plants shall not be planted during summer months.

4.3

Success Criteria

Attainment of the following success criteria indicates the restoration area is progressing toward the eventual
habitat functions and ecological services (i.e., “climax conditions”) specified in this Plan. Success criteria
may be met prior to Year 5. If specific areas within the restoration site fail to meet the Year 5 criteria,
additional remedial measures shall be recommended by the Restoration Ecologist, approved by the City
and Wildlife Agencies, and implemented beyond Year 5 until such time these areas are signed off by the
City and Wildlife Agencies.
It is understood that the restoration site needs to mature and will not immediately meet the expected climax
conditions for the established native habitats as specified herein. This should be taken into consideration
when evaluating success criteria.
Table 6. Post-Restoration Success Criteria
Monitoring
Year
1
2
3
4
5

4.4

Native
Species
Cover (%)
10
20
30
40
50

Native Species
Cal-IPC
Non-Native
Richness
Species Cover Species Cover
(%)
(%)
1.5
0
50
2
0
40
2.5
0
30
3
0
20
4
0
20

Five-Year Monitoring

4.4.1 Qualitative Monitoring
Qualitative surveys shall be conducted by the Restoration Ecologist quarterly for up to five years and consist
of a general site walk-through and a characterization of the restoration area. General observations, such as
health of planted and seeded species, signs of over/under watering, and drought stress shall be noted. The
restoration area shall be examined to visually estimate native species mortality/composition/recruitment
and erosion, weed, trespassing, and pest problems.
The Restoration Ecologist shall determine if supplemental irrigation is necessary (excluding summer
months). Any sign of erosion, vandalism, trespassing and other anthropogenic disturbances shall be
identified by the Restoration Ecologist and repaired immediately by the Maintenance Contractor for the
proposed shopping center.
4.4.2 Quantitative Monitoring
To augment qualitative survey data, quantitative data shall be collected and analyzed by the Restoration
Ecologist annually for up to 5 years to document and evaluate the progress of the restoration program
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toward meeting success criteria. Sampling shall be conducted at the restoration site in the spring of each
year (at the peak of annual growth) to determine germination success, species mortality, pest problems,
percentage of native/non-native species cover, and native species composition. Ideally, sampling events
shall occur annually in April and actual timing may be adjusted by the Restoration Ecologist based on
weather conditions.
Permanent point-intercept transect (Deutschman et al. 2009) locations shall be established during the first
quantitative monitoring period, marked in the field with GPS points, and recorded on maps. Consistent
sampling techniques shall be used throughout the monitoring process to maintain accuracy and comparative
analysis. Quantitative monitoring shall adhere to the following sampling design:
•
•

•

4.5

Four 50-meter transects; all beginning and end points mapped using GPS and coordinates recorded
such that they can be relocated each year.
Data collection every 0.5 meter along each transect, placing one quadrat per each second pointintercept, switching quadrats to opposite sides of the line:
o Relative percent cover of native and non-native species.
o Species cover and richness.
Photo-documentation of the progress of the restoration site from permanent photo-monitoring
stations at each transect taken in the spring from the same vantage point and azimuth.

Five-Year Maintenance

Restoration site maintenance shall be conducted on a monthly basis throughout the first year, and then once
every three months, or more frequently, after the first year.
4.5.1 Weed Control
Weed abatement shall be executed as described in Section 3.3 for the duration of the long-term
Maintenance/Monitoring Period. Weed monitoring and control shall be performed monthly, or more
frequently, as determined by the Restoration Ecologist. All personnel involved with weed abatement must
be trained and familiar with identifying native and non-native plant species. All “high” and “moderate” risk
species as identified in Table 2 shall be targeted for immediate removal. The Restoration Ecologist shall
approve weed control methods (e.g. hand pulling, treatment with herbicide, mechanical methods) based on
Bossard et al. (2000). Weed abatement activities shall be consistent with the following guidelines:
•
•
•
•

Weeds shall not be allowed to set seed at any time during the Maintenance/Monitoring Period.
Weeds shall be removed before reaching six inches in height or prior to flowering, whichever comes
first.
Once treated, weed biomass shall be collected and removed from the site and disposed of in a legal
manner.
If used, non-toxic herbicides shall be applied in a manner that does not result in overspray in to
adjacent native habitat areas.

As stated in Section 3.3.1, methods of invasive plant control are specific to the species, weed densities, and
areas of infestation. Hand or mechanical means are preferred methods for control over herbicide treatment
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as even the use of non-toxic herbicides may impart some level of adverse water quality effects in the
downstream watershed. As described in Section 3.3.2, if necessary, non-toxic herbicides shall only be
applied by licensed pest-control personnel, and used in their appropriate applications.
4.5.2 Vandalism Control and Trash Removal
Vandalism of the restoration site, including plants, irrigation system, fences, or signs, shall be repaired
immediately upon discovery. All trash and debris shall be disposed off-site and in a legal manner.
4.5.3 Erosion/Sedimentation Control
All erosion-related problems shall be repaired immediately upon discovery, as directed by the Restoration
Ecologist using the storm water BMP, materials and methods described in Section 3.2.3 to fill and secure
erosion gullies. Reseeding of repaired eroded areas may be necessary as directed by the Restoration
Ecologist.
4.5.4 Herbivore/Pest Control
The Restoration Ecologist shall look for signs of herbivory (plant predation) during monitoring evaluations.
If signs of herbivory are noted, the problem shall be immediately remediated by the Restoration Contractor,
as directed by the Restoration Ecologist. Pest damage shall also be evaluated by the Restoration Ecologist
on a case-by-case basis and pest control shall be restricted to methods recommended by the Restoration
Ecologist, if necessary, including rodent control, ant control, and animal trapping and translocation. The
goal is to provide a pest-free site.

4.6

Annual Reporting

Annual reports shall be prepared by the Restoration Ecologist and include: (1) the qualitative and
quantitative results of on-site quarterly monitoring (including container plant survival/mortality, seed
germination and other relevant site conditions such as trespass, erosion, etc.); (2) comparative monitoring
data for each year using basic statistical analysis; (3) representative photographs; and (4) recommendations
for improving and to further site success. Annual reports shall be submitted by February of each year to the
City and Wildlife Agencies.
The final report must show that the goals and performance/success standards/criteria of the restoration
program have been met. The restoration Project shall be accepted by the City and Wildlife Agencies
following a field review of the site after the final report, and subsequent written confirmation at which time
maintenance and monitoring cease.

4.7

Final Success Criteria

Performance standards are the success criteria that the restoration site shall meet during the Five-Year
Maintenance/Monitoring Period. Five years is typically a suitable timeframe for vegetation to establish and
to create a successful restoration community that can sustain itself in perpetuity without much human
interference or maintenance.
Remediation measures might be necessary to meet final success criteria, as directed by the Restoration
Ecologist. Potential remediation measures may include (but not limited to) extending the long-term
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Maintenance/Monitoring Period, installing additional storm water BMPs and fencing, additional weed
abatement activities, replacing additional container plants, or additional re-seeding. Plantings that fail to
become established shall be replaced in-kind or with ecologically similar materials, as directed by the
Restoration Ecologist. Any re-seeding onsite shall be conducted between November and February and prior
to forecasted rain events to take maximum advantage of the winter rains and cooler weather conditions.

4.8

Project Completion

Upon completion of the Five-Year Maintenance/Monitoring Period and upon approval by the City and
Wildlife Agencies, all non-deteriorating temporary measures associated with the Project shall be removed
from the restoration site, including (but not limited to) silt fencing, herbivory cages, and above-ground
irrigation components, as feasible. Disintegrating measures such as fiber rolls and coirs may remain, if
necessary to protect the restoration site and adjacent habitat.
The City and Wildlife Agencies may determine the restoration successful if the approved success criteria
are met prior to the end of Year 5, at which time they may deem the long-term Maintenance/Monitoring
Period over. If at the end of Year 5, however, the City or Wildlife Agencies determine the restoration Project
unsuccessful, in part or in whole, because approved performance/success standards/criteria were not met,
the Maintenance/Monitoring Period shall be extended, and the Restoration Ecologist, City and Wildlife
Agencies shall identify/concur on new performance/success standards/criteria. The new performance/
success standards/criteria and recommended remediation measures shall be included in the supplemental
restoration program.
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5.0

Long-Term Maintenance and Monitoring

Upon receipt of a letter from the City and Wildlife Agencies stating that they accept the restoration efforts
as complete, the Owner shall accept responsibility for long-term management (management in perpetuity)
of the restoration area. The Owner shall document to the Wildlife Agencies and City a commitment to fund,
through an endowment or other funding mechanism approved by the Wildlife Agencies, the perpetual
management of the restoration site. Annual management and monitoring cost estimates shall be provided
to the City and Wildlife Agencies, together with the disclosure of a funding mechanism and contingency
measures should problems occur.
Perpetual management shall be in conformance with permit requirements and approved by the Wildlife
Agencies and the City, and should be performed by a qualified land trust or land management organization
including, at a minimum, invasive species removal, trash (including manure) pick up, fence repair, measures
to prevent human and nonnative species encroachment, management of edge effects, fire, and annual
monitoring. The goal of perpetual monitoring and management is to establish a self-sustaining native
coastal sage scrub habitat in perpetuity.
Management and monitoring shall be consistent with provisions and protocols established by the City and
San Diego Management and Monitoring Program (SDMMP) Management Strategic Plan (MSP). Annual
monitoring reports shall be submitted to the City, and copies of the reports and data shall be uploaded on
the SDMMP database.
Perpetual management of the restored 100-foot buffer may be performed by a third party land trust or land
management entity (Land Manager). The Land Manager shall have specific documented experience with
successful maintenance of Diegan coastal sage scrub in San Diego County. All work shall be performed by
a trained crew in accordance with the standards and practices related to the trade.
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