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SUMMARY

The Questhaven Tentative Map project site is approximately 69.1 acres in size and is located in
the western portion of unincorporated San Diego County within the San Dieguito Community
Plan Area. The site is within the boundaries of the draft North County Multiple Species
Conservation Program (NCMSCP) area; however, this plan has not been adopted and is not
applicable to the project. While not required to comply with the draft plan requirements, this
report does reference Draft NCMSCP background and biological information, as applicable.

The project consists of a Tentative Map, Density Bonus Permit, Site Plan Review, and an
Administrative Permit for the site. The total number of lots proposed is 93, with 76 residential
and 17 non-residential. The project would provide for development of 69 market-rate units and 7
reserved units for affordable housing (18.27 acres), 4 water quality detention basins (2.40 acres),
1 private park parcel (0.31 acres), 4 private road lots (4.34 acres), and 7 open space HOA lots for
fire buffer area (10.77 acres). The project also includes a 50.3 acre biological open space area
that would provide habitat mitigation for the project and be contiguous with open space lands to
the south and west.

Project construction would result in direct and permanent impacts to approximately 98 percent of
the Orcutt’s brodiaea plants on site and 3.4 acres out of 3.8 acres mapped as suitable habitat for
the species on site.

Project construction would result in direct and permanent impacts to approximately one-third of
the Nuttall’s scrub oaks on site.

Project construction would result in the direct and permanent removal of three locations where
western spadefoot toads were observed and eight water holding basins (totaling 0.14 acre in area)
suitable for spadefoot toad breeding. It would also result in the direct and permanent removal of
27.2 acres of habitat that could be used for non-breeding purposes. Construction could also cause
direct injury/mortality to individual toads.

Project construction would result in the direct and permanent removal of 7.2 acres of Diegan
coastal sage scrub and Diegan coastal sage scrub-disturbed habitat on and off site occupied by
the coastal California gnatcatcher. Project construction could also have temporary noise impacts
on coastal California gnatcatcher nesting.

Project construction would result in the direct and permanent removal of 27.2 acres of habitat
used, or potentially used, by the southern California rufous-crowned sparrow. Project
construction could also have temporary noise impacts on this species.

Project construction would result in the removal of potential foraging and nesting habitat for the
Cooper’s hawk. Project construction could also have temporary noise impacts on Cooper’s hawk
nesting.



Impacts on and off site from the project to sensitive upland habitats that would require
compensatory mitigation include 7.2 acres of Diegan coastal sage scrub (including -disturbed),
0.2 acre of scrub oak chaparral, 1.6 acres of mafic chamise chaparral, 2.8 acres of mafic southern
mixed chaparral, and 15.4 acres of non-native grassland.

The project will impact sensitive habitat lands as outlined in the Resource Protection Ordinance.
The impacted sensitive habitat lands include Diegan coastal sage scrub and Diegan coastal sage
scrub-disturbed, scrub oak chaparral, mafic chamise chaparral, mafic southern mixed chaparral,
and non-native grassland.

Mitigation for the project’s impacts was developed in coordination with the County, U.S. Fish
and Wildlife Service and California Department of Fish and Wildlife and focuses on a
functioning preserve mitigation strategy rather than relying on prescribed mitigation ratios. The
project’s proposed mitigation, therefore, includes on- and off-site (adjacent) habitat preservation
and on- and off-site (adjacent) habitat restoration/preservation. Mitigation would be provided for
significant impacts to a total of 27.2 acres of sensitive natural communities in a 50.3 acre
biological preserve area including 44.4 acres of preserved habitat and 5.9 acres of restored
habitat. The project’s mitigation preserve would connect to other identified preserve areas to
create a larger, overall habitat preserve that would not only compensate for the project’s impacts
but would be a beneficial biological resource in the western portion of unincorporated San Diego
County. Implementation of mitigation would reduce the impacts to less-than-significant levels.

The project would not result in impacts to County RPO wetlands. The project would not result in
significant impacts to wildlife movement and nursery sites.



1.0 INTRODUCTION
1.1 PURPOSE OF THE REPORT

Alden Environmental, Inc. (Alden) has completed a biological technical report for the proposed
Questhaven Tentative Map (project) located on an approximately 69.1-acre site (project site or
site) in the western portion of unincorporated San Diego County (County) within the San
Dieguito Community Plan Area. The purpose of this report is to document the existing biological
conditions on and in the immediate vicinity of the project site and provide an analysis of
potential impacts to sensitive biological resources with respect to local, State of California
(State), and federal policy. This report provides the biological resources technical documentation
necessary for project review under the California Environmental Quality Act (CEQA) by the
County Planning & Development Services (PDS).

1.2 PROJECT LOCATION AND DESCRIPTION

1.2.1 Project Location

The approximately 69.1-acre project site is located in the western portion of unincorporated San
Diego County within the San Dieguito Community Plan Area. The project site is located
immediately south and west of the City of San Marcos and east of the City of Carlsbad. Interstate
5 is located approximately 5.3 miles west of the project site. Specifically, the project site is
located south of San Elijo Road and east of Denning Drive (Figures 1 and 2). The project site
encompasses Assessor’s Parcel Number 223-080-46-00 and is located in the west half of the
northwest quarter of Section 33, Township 12 South, Range 3 West, San Bernardino Meridian on
the U.S. Geological Survey (USGS) 7.5-minute Rancho Santa Fe quadrangle map (Figure 2).

1.2.2 Project Description

The project consists of a Tentative Map, Density Bonus Permit, Site Plan Review, and an
Administrative Permit for the site. The total number of lots proposed is 93, with 76 residential
and 17 non-residential. The project would provide for development of 69 market-rate units and 7
reserved units for affordable housing (18.27 acres), 4 water quality detention basins (2.40 acres),
1 private park parcel (0.31 acres), 4 private road lots (4.34 acres), and 7 open space HOA lots for
fire buffer area (10.77 acres). The project also includes a 50.3 acre biological open space area
that would provide habitat mitigation for the project and be contiguous with open space lands to
the south and west.

In accordance with the Consolidated Fire Code (County 2020), fire protection for the project
would be provided that includes a fire fuel modification zone that is 100-feet wide and includes
20 feet of the level, single-family residential home pads. The Limited Building Zone overlaps
with the fire fuel modification zone.
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The project is designed to cluster development in the northeastern portion of the project site in
order to allow for the development of residential uses while providing biological open space in
the remainder of the site. The project would connect to existing utilities within San Elijo Road
and utilities along the project’s easterly boundary. Access to the project would be provided via
two access connections to San Elijo Road at different points along the project frontage. Primary
access to the site would be provided via Street D, Street E, and San Elijo Road. A secondary
right-in, right-out access to San Elijo Road from Street B would be located at the northwest
corner of the site.

1.3 METHODS

1.3.1 Literature Review

Prior to conducting biological field surveys, a search of the California Natural Diversity
Database (CNDDB) for information regarding special status (sensitive) species known to occur
within five miles of the project site was performed, as well as a review of U.S. Fish & Wildlife
Service (USFWS) and SanBIOS databases.

1.3.2 General Biological Survey

Alden Environmental, Inc. (Alden) initially conducted a field investigation of the project site to
map existing biological resources and identify potential constraints to development on July 31,
2014. The entire site was surveyed on foot with the aid of binoculars, and plant and animal
species observed were recorded in field notes. Animal identifications were made in the field by
direct, visual observation or indirectly by detection of calls, burrows, tracks, or scat. Plant
identifications were made in the field or in the lab through comparison with voucher specimens
or photographs. Representative photographs of the site were taken, with select photographs
included in this report as Appendix A. Vegetation was mapped on 1"=200" scale aerial imagery
of the site.

Then, on June 10 and 11, 2020, Alden updated the 2014 vegetation mapping on site and mapped
vegetation in a 100-foot-wide zone around the site per County mapping requirements. Again,
plant and animal species observed or otherwise detected were recorded in field notes. The site
was examined for evidence of potential jurisdictional waters and wetlands, including vernal
pools. Potential jurisdictional features were mapped. In addition to the general biological survey
and vegetation mapping, Alden conducted a special status plant species survey, surveys for the
coastal California gnatcatcher (CAGN; Polioptila californica californica), burrowing owl
(BUOW; Athene cunicularia), and Crotch’s bumble bee (CBB; Bombus crotchii). A habitat
assessment for the Hermes copper butterfly (Lycaena hermes) also was conducted. Lastly, Alden
visited the site following rainfall events to look for evidence of potential water holding basins
with the potential to serve as habitat for the western spadefoot toad. Table 1 provides a summary
of the biological surveys conducted for the project. CNDDB field forms for sensitive species
observations are included as Appendix B.
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Table 1

BIOLOGICAL SURVEY INFORMATION

SURVEY CONDITIONS

DATE/TIME PERSONNEL (START/STOP) SURVEY TYPE
J,\TR 31, 2014/ Greg Mason NA General biological survey
February 19, 2020/ . 100% cloud cover, 52° F, wind 0-1
0600-0815 Erik LaCoste | 1 5h/100% cloud cover, 62° F, wind 0-1 mph | BYOW 074

March 17, 2020

Erik LaCoste

NA

Hermes copper butterfly
assessment

80% cloud cover, 58° Fahrenheit (F), wind

April 9, 2020/ . 1 2-4 miles per hour (mph)/
0700-1100 Erik LaCoste™ | 10094 cloud cover (sprinkles from 1000- CAGN1of3
1100), 59° F, wind 2-4 mph

April 23, 2020/ . 0% cloud cover, 60° F, wind 0 mph/0%

0600-0800 ErikLaCoste | tloud cover, 68° . wind 1-2 mph BUOW 2 of 4

April 23, 2020/ . 1 0% cloud cover, 68° F, wind 1-2 mph/0%

0800-1200 Erik LaCoste™ | 1oud cover, 78° F, wind 2-4 mph CAGN 2073

May 1, 2020/ . 1 100% cloud cover, 63° F, wind 0 mph/100%

0615-1015 Erik LaCoste cloud cover, 66° F, wind 1-2 mph CAGN 3 of 3

. 50% cloud cover, 58° F, wind 0-1 mph/

June 2, 2020 Erik LaCoste 30% cloud cover, 73° F. wind 1-2 mph BUOW 3 of 4
Special status plant species

June 3, 2020 Erik LaCoste NA (specifically Orcutt’s
brodiaea)
Vegetation
mapping/update; rare plant

June 10-11, 2020 Greg Mason NA species (Orcutt’s brodiaea),

Jasmine Watts

and map potential
jurisdictional features

June 16, 2020

Erik LaCoste

100% cloud cover, 59° F, wind 0-1 mph/50%
cloud cover, 66° F, wind 1-3 mph

BUOW 4 of 4

March 13, 2021

Greg Mason

NA

Map water holding basins
following rainfall, survey
for western spadefoot toads,
and confirm vegetation

mapping

March 20, 2021

Greg Mason

NA

Map water holding basins,
survey for western
spadefoot toads, and map
areas in which to create
new water holding basins.

February 24, 2023

Brian Parker,

90% cloud cover, 62°F, wind 0-2 mph/

Confirm and update

Darin Busby 100% cloud cover, 58°F, wind 3-5 mph vegetation mapping.
Clear, 70°F, wind 0-2 mph/ Brodiaea survey update and
May 13,2023 Greg Mason Clear, 66°F, wind 0-2 mph general sensitive plants
Cloudy, 60°F, wind 0 mph/
May 23, 2023 Korey Klutz Cloudy. 64°F. wind 2 mph CBB Survey 1, Area 1
0 o i -
May 24, 2023 Brian Lohstroh | 100% cover, 70°F, wind 2-6 mph/ CBB Survey 1, Area 2

100%, 69°F, wind 3-5 mph
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Table 1 (cont.)

BIOLOGICAL SURVEY INFORMATION

SURVEY CONDITIONS

DATE/TIME | PERSONNEL (START/STOP) SURVEY TYPE
May 25, 2023 Aldo Mason E:ﬁ:g g:gﬂgg ggE wind 0-2 mBE/ GPS Brodiaea locations
May 30, 2023 Darin Bushy 38(%/,07C§<y;r{,£2;F§_\gi2:):_7 mph/ CBB Survey 1, Area 3
May 30, 2023 Melissa Bushy ;8(%/,0;8:;: rwi’i;':?’v;':q(z): -7 mph/ CBB Survey 1, Area 3
June 7, 2023 Korey Klutz g:gzgz gsi ng 2 QSE/ CBB Survey 2, Area 1
June 8, 2023 Brian Lohstroh 100% cover, 73°F, wind 3-6 mph/ CBB Survey 2, Area 2

10%, 76°F, wind 2-7 mph

0% cover, 73°F, wind 1-5 mph/

June 17, 2023 Darin Bushy 0%, 78°F. wind 3-6 mph CBB Survey 2, Area 3
Cloudy, 62°F, wind 0-1 mph/ . .

June 20, 2023 Aldo Mason Cloudy, 64°F. wind 0-1 mph GPS Brodiaea locations

June 22, 2023 Korey Klutz Partly cloudy, 64°F, wind O mph/ CBB Survey 3, Area 1

Partly cloudy, 70°F, wind 8 mph

June 22, 2023

Brian Lohstroh

20% cover, 74°F, wind 2-5 mph/
0%, 76°F, wind 4-7 mph

CBB Survey 3, Area 2

0% cover, 70°F, wind 0-3 mph/

June 30, 2023 Darin Bushy 0%, 79°F. wind 2-5 mph CBB Survey 3, Area 3
Partly cloudy, 65°F, wind 0 mph/ CBB Survey 4, Area 1

July 9, 2023 Korey Klutz Clear, 71°F. wind 6 mph

July 7, 2023 . 0% cover, 70°F, wind 0-4 mph/ CBB Survey 4, Area 2

Brian Lohstroh 0%, 71°F. wind 2-9 mph
July 13, 2023 Darin Bush 0% cover, 78°F, wind 1-3 mph/ CBB Survey 4, Area 3
Y| o, 85°F, wind 1-5 mph

Clear, 65°F, wind 0 mph/

July 23, 2023 Korey Klutz Clear. 73°F. wind 10 mph CBB Survey 5, Area 1

. 100% cover, 68°F, wind 2-4 mph/
July 21, 2023 Brian Lohstroh 0%, 79°F, wind 0-7 mph CBB Survey 5, Area 2
0 o i -
July 27, 2023 Darin Bushy 0% cover, 77°F, wind 2-3 mph/ CBB Survey 5, Area 3

0%, 85°F, wind 3-5 mph

1USFWS Threatened/Endangered Species Permit TE-027736-6
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1.3.3 Focused Species Surveys/Assessment

Special Status Plant Species Survey

Alden conducted a special status plant species survey of the site on June 3, 2020 with a focus on
Orcutt’s brodiaea (Brodiaea orcuttii; Table 1). Another special status plant species survey of the
site was conducted on June 11, 2020. Follow up site visits for sensitive plants and mapping of
Brodiaea were conducted on May 13, 25, and June 20, 2023. Special status species also were
searched for during the vegetation mapping, burrowing owl, CAGN, and CBB (2023) surveys
conducted throughout the site. The entire site was traversed by foot and was inspected for the
presence of special status plant species. The species were mapped and counted when found (with
the exception of Nuttall’s scrub oak [Quercus dumosa], which is the dominant species in scrub
oak chaparral on site). The staminodia of Brodiaea found on site was closely inspected to
determine which species is present. All Brodiaea found were mapped using global positioning
system (GPS) technology with sub-meter accuracy (no Brodiaea species other than orcuttii was
found). Special status plant species searched for include those that are listed as threatened or
endangered by the USFWS and/or the California Department of Fish and Wildlife (CDFW),
those afforded Rare Plant Rank 1-4 designation by the California Native Plant Society (CNPS),
and/or those that are on the County Sensitive Plant List.

Western Spadefoot Toad

Alden made site visits on March 13 and 20, 2021 following rain events to search the site for
water holding basins potentially suitable for western spadefoot toad (Spea hammondii) breeding.
Alden identified and mapped, via GPS technology, 35 potential water holding basins consisting
of trenches, tire ruts, BMX tracks, holes, and depressions in previously disturbed/cleared
portions of the site and those areas of the site once used for stockpiling. After further inspection
and consideration of the 35 basins, eight were determined to be suitable for western spadefoot
breeding as they are expected to hold water for at least 30 days, which is a requirement for
successful spadefoot breeding. Therefore, very shallow ruts and basins that would not hold water
long enough were excluded from the final mapping of suitable breeding habitat.

Coastal California Gnatcatcher Survey

A USFWS protocol survey for the CAGN (Polioptila californica californica) was conducted by
USFWS-permitted biologist Erik LaCoste (TE-027736-6). Three site visits were made per
USFWS (1997) protocol from April 9 through May 1, 2020 (Table 1). The survey was conducted
by walking through, and adjacent to, suitable CAGN habitat on site. Birds were viewed with the
aid of binoculars, where necessary. Recorded CAGN vocalizations (“mew calls”) were broadcast
for approximate five-second durations at approximately 50-yard increments along the survey
route, or as needed to adequately cover each potentially suitable habitat patch. Recorded
vocalizations were only broadcast to initially detect the possible presence of CAGNs. The
CAGN survey report is included as Appendix C to this report.
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Burrowing Owl Survey

The survey consisted of four site visits made by Erik LaCoste according to the survey methods
in the Staff Report on Burrowing Owl Mitigation (California Department of Fish and Game
[CDFG] 2012), which supersedes the survey, avoidance, minimization and mitigation
recommendations in the 1995 Staff Report (CDFG 1995), and takes into account the Burrowing
Owl Survey Protocol and Mitigation Guidelines (California Burrowing Owl Consortium 1993).

Suitable habitat (non-native grassland and disturbed) was surveyed for BUOWSs and potential
burrows or perches that could be used by the owl. BUOWSs are known to occupy California
ground squirrel (Otospermophilus beecheyi) burrows; therefore, particular attention was paid to
areas along fence lines, or other locations where squirrel activity was observed in the past, was
observed presently, or is likely to occur. Dirt piles, drainages, and culverts are also carefully
examined as these sites can often provide cavities that can support the species. The determination
of BUOW presence is made by direct BUOW observation or by owl signs such as, but not
necessarily limited to, excavated soil, whitewash (excrement), castings (pellets), and/or feathers.
The BUOW survey report is included as Appendix D to this report.

Crotch’s Bumble Bee

A focused foraging survey for the CBB was conducted during the during the period May 23
through July 27, 2023 (Table 1). The first part of the survey followed the CDFW-issued
Unofficial Crotch’s Bumble Bee Survey Methods, which was available when the survey began.
The latter portion of the survey followed the Survey Considerations for CESA Candidate
Bumble Bee Species issued by the CDFW on June 6, 2023 (CDFW 2023). Prior to beginning the
survey, a habitat assessment was conducted that included reviewing the California Natural
Diversity Database and available bee data (iNaturalist) to identify any reported CBB
observations in the project site vicinity and to help determine areas on site with suitable foraging
resources (flowering plants) for the CBB. The CBB report is included as Appendix E to this
report.

Hermes Copper Butterfly Assessment

Alden conducted an assessment of the site for its potential to support the Hermes copper
butterfly based on the butterfly’s life history, range and habitat information, as well as the
County’s Guidelines for Hermes Copper (Attachment B [County of San Diego Guidelines for
Hermes Copper] in County 2010a). The assessment was conducted on March 17, 2020 (Table 1),
and typically involves mapping spiny redberry (Rhamnus crocea), the species larval host plant,
and noting where California buckwheat (Eriogonum fasciculatum), the adult butterfly’s preferred
nectar resource, is present within 15 to 20 feet of spiny redberry plants (a species requirement).
On the Questhaven site, spiny redberry is such a common species that mapping all the plants was
done at the beginning of the assessment but was later limited to focus just on those spiny
redberry plants in proximity to California buckwheat (of which there were none).
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Mapping of Potential Jurisdictional Features

An initial inspection of the project site for potential jurisdictional features was made by Alden on
July 31, 2014. A follow-up inspection and mapping of jurisdictional features on the project site
was performed by Alden on June 10 and 11, 2020. Subsequent to the Sackett Supreme Court
decision, the Environmental Protection Agency (EPA) issued a new definition for what is to be
considered a Waters of the U.S. In conjunction with Corps staff in the Los Angeles District, the
previously prepared Jurisdictional Delineation Report was revised to reflect the new Waters
definition for the project (Alden, 2023).

A review of relevant literature and materials aided in preliminary identification of areas that may
be jurisdictional including aerial photographs, USGS topographic maps, National Wetland
Inventory data, and Natural Resource Conservation Service soil survey maps.

During the field visits, the site was inspected for potential wetland resources potentially subject
to U.S. Army Corps of Engineers (Corps) jurisdiction pursuant to Section 404 of the Clean
Water Act (CWA; 33 USC 1344), streambed habitats potentially subject to CDFW jurisdiction
pursuant to Sections 1600 et seq. of California Fish and Game Code, and surface waters
potentially subject to permitting from the Regional Water Quality Control Board (RWQCB). The
effort also included determining the presence or absence of potential County Resource Protection
Ordinance (RPO) wetlands.

Waters of the U.S.

Potential Corps-jurisdictional Waters of the U.S. (WUS) are determined in accordance with the
Wetlands Delineation Manual (Environmental Laboratory 1987) and Regional Supplement to the
Corps of Engineers Wetland Delineation Manual: Arid West Supplement (Corps 2008a). The
potential Ordinary High Water Mark (OHWM) also is determined in accordance with A Field
Guide to the Identification of the Ordinary High Water Mark (OHWM) in the Arid West Region
of the Western United States (Corps 2008b). Areas are determined to be non-wetland WUS if
there is evidence of intermittent or perennial surface flow (e.g., bed and bank) but the vegetation
and/or soils criterion are not met. Per the current Corps CWA Rule, unvegetated ephemeral
drainages/streambeds are not considered to be jurisdictional WUS.

Waters of the State

Potential CDFW-jurisdictional Waters of the State (WS) are determined based on the presence of
riparian vegetation or regular surface flow. Streambeds within CDFW jurisdiction are
determined 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). Potential CDFW jurisdictional habitat includes all
riparian shrub or tree canopy that may extend beyond the banks of a stream. The RWQCB
reviews issues related to WS pursuant to the Federal CWA as well as the Porter-Cologne Act.
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County Resource Protection Ordinance Wetlands

Areas are considered County wetlands if they meet 1 of the 3 following attributes pursuant to the
County RPO (County 2011): (1) at least periodically, the land supports a predominance of
hydrophytes (plants whose habitat is water or very wet places); (2) the substratum is
predominantly undrained hydric soil; or (3) an ephemeral or perennial stream is present, whose
substratum is predominately non-soil and such lands contribute substantially to the biological
functions or values of wetlands in the drainage system.

1.3.4 Survey Limitations

Noted animal species were identified by direct observation, vocalizations, or the observance of
scat, tracks, or other signs. However, the lists of species identified are not necessarily
comprehensive accounts of all those that utilize the site as species that are nocturnal, secretive, or
seasonally restricted may not have been observed or detected.

1.3.5 Nomenclature

Nomenclature used in this report comes from Holland (1986); Oberbauer et al. (2008); Hickman,
ed. (1993); CNPS (2021); Crother (2008); American Ornithological Society (2020); Jones, et al.
(1992); and CDFW (2021).

1.4 ENVIRONMENTAL SETTING

The project site is undeveloped and includes several unimproved dirt roads and trails.
Historically, the northern portion of the site has been subject to disturbance and was used as a
laydown yard for construction equipment associated with the adjacent former recycling facilities.
Additionally, a portion of the western area of the site was used for agricultural uses. The
southern portion of the project site contains a large area of steep hills that transition into a
relatively flat area in the northern and central portion of the site. Elevations range between
approximately 830 feet above mean sea level (amsl) in the southwest corner to 500 feet amsl
along the eastern boundary.

To the west of the project site is open space associated with the Rancho La Costa Habitat
Conservation Area, beyond which is existing residential development. North of the project site is
land designated for open space, beyond which are existing residential uses. East of the project
site is a former recycling facility that is currently used as an indoor sports complex known as
“Edenpark” and that is proposed for additional sports complex and commercial uses. To the
south of the project site is open space associated with the Rancho La Costa Habitat Conservation
Area. The project site is adjacent to the San Elijo Hills development in the City of San Marcos
and is within their Sphere of Influence.

Given that the project site is adjacent open space preserves to the west and south, the project
proposes a design to cluster in the north in order to preserve a viable wildlife corridor in the more
constrained land on the southern edge of the project site and establish a level of compatibility
with these adjacent preserves.
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1.4.1 Regional Context

The site is within the boundaries of the draft North County Multiple Species Conservation
Program (NCMSCP) area and is completely within the PAMA (Pre-approved Mitigation Area;
Figure 2); however, the NCMSCP Plan has not yet been approved or adopted. As such, the
proposed NCMSCP requirements do not apply and are not addressed in this report. NCMSCP
information is referenced as supporting background and biological database information.

1.4.2 General Land Uses

The project site is undeveloped and includes several unimproved dirt roads and trails that have
been observed to be used by the public for recreational purposes including hiking, dog walking,
bicycling (BMX tracks), and remote control car operation. There also are a total of 9 separate
easements for powerlines, roadway, utilities, and site access purposes. Specific information for
each easement is provided in Appendix F.

1.4.3 Disturbance

The site has a long history of historical disturbance with clearing and construction related
activities visible in historic aerial imagery as far back as 1947 and continuing into the early
2000s. Appendix G includes historic aerial photographs of that shows the disturbance on the site
over the years. Much of the northern portion of the site has been cleared, graded, used as a
laydown area, and covered with stockpile soil materials. The southern portion of the project site
contains a large area of relatively undisturbed steep hills.

1.4.4 Topography and Soils

The project site encompasses a large area of steep hills that transition into a relatively flat area in
the northern and central portion of the site. Elevations range between approximately 830 feet
amsl in the southwest corner to 500 feet amsl along the eastern boundary. Soil on site is mapped
as Cieneba very rocky coarse sandy loam (30 — 75 percent slopes), San Miguel rocky silt loam (9
— 30 percent slopes), Huerhuero loam (2 — 9 percent slopes), San Miguel-Exchequer rocky silt
loams (9 — 70 percent slopes), and Exchequer rocky silt loam (30 — 70 percent slopes; Figure 3).
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1.4.5 Vegetation Communities/Habitat Types

Nine vegetation communities/habitat types occur on site and are described below (Table 2;
Figure 4). The numbers in parentheses are the Holland Codes (Oberbauer et al. 2008).

Table 2
EXISTING VEGETATION COMMUNITIES/HABITAT TYPES
VEGETATION COMMUNITY/HABITAT! ONSITE OFF SITE?

Diegan coastal sage scrub (32500) 9.8 0.2
Diegan coastal sage scrub-disturbed (32500) 2.1 -
Scrub oak chaparral (37900) 0.6 -
Mafic chamise chaparral (37220) 2.4 -
Mafic southern mixed chaparral (37122) 25.7 -
Non-native grassland (42200) 20.9 -
Eucalyptus woodland (79100) 2.9 -
Disturbed habitat (11300) 3.7 0.2
Developed and ornamental (12000) 1.0 0.9

TOTAL 69.1 1.3

Categories and numeric codes are from Oberbauer et al. 2008.
20Off-site numbers reflect off-site impacts

Diegan Coastal Sage Scrub (including -disturbed; 32500)

Coastal sage scrub is one of the two major shrub types that occur in southern California,
occupying xeric sites characterized by shallow soils (the other is chaparral). Four distinct coastal
sage scrub geographical associations (northern, central, Venturan, and Diegan) are recognized
along the California coast. Diegan coastal sage scrub may be dominated by a variety of species
depending upon soil type, slope, and aspect. Typical species found within Diegan coastal sage
scrub, including on the project site, are California sagebrush (Artemisia californica), California
buckwheat (Eriogonum fasciculatum), laurel sumac (Malosma laurina), and black sage (Salvia
mellifera). Where Diegan coastal sage scrub on site is mapped as disturbed, it is characterized by
less native shrub cover and more non-native, herbaceous plant species cover (e.g., non-native
grasses.

Scrub Oak Chaparral (37900)

Scrub oak chaparral is a dense, evergreen community that may reach heights of 20 feet that is
typically dominated by Nuttall’s scrub oak with considerable mountain mahogany (Cercocarpus
betuloides). On site, scrub oak chaparral is dominated by Nuttall’s scrub oak.

Mafic Chamise Chaparral (37220)

Mafic chamise chaparral on site occurs on San Miguel series soils (Figure 3) that are formed
from metavolcanic rock that overlays metavolcanic bedrock. This chaparral on site is dominated
by chamise (Adenostoma fasciculatum). Associated species contribute little to the vegetative
cover.
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Mafic Southern Mixed Chaparral (37122)

Mafic southern mixed chaparral on site occurs on San Miguel series soils (Figure 3) that are
formed from metavolcanic rock that overlays metavolcanic bedrock. This chaparral on site is
composed of broad-leaved sclerophyllous shrubs that can reach six to 10 feet in height and form
dense often nearly impenetrable stands with poorly developed understories. Characteristic plants
in this community include black sage, fuschia-flowered gooseberry (Ribes speciosum), spiny
redberry (Rhamnus ilicifolia), holly-leaf redberry (Rhamnus ilicifolia), chamise, toyon
(Heteromeles arbutifolia), and blue elderberry (Sambucus nigra ssp. caerulea).

Non-native Grassland (42200)

Non-native grassland is a dense to sparse cover of annual grasses, often associated with native,
annual forbs. This association occurs on gradual slopes with deep, fine-textured, usually clay
soils. Most of the introduced annual species that comprise non-native grassland originated from
the Mediterranean region of Europe, an area with a climate similar to that in California and a
long history of agriculture. These two factors have contributed to the successful invasion and
establishment of these species and the replacement of native grasslands by annual-dominated
non-native grasslands (Jackson 1985). Non-native grassland on site is comprised of the following
characteristic non-native species including oats (Avena barbata and A. fatua), species of bromes
(Bromus diandrus, B. madritensis, and B. hordeaceus), Italian ryegrass (Festuca perennis), and
annual beardgrass (Polypogon monspeliensis), along with some native and non-native and forbs.

Eucalyptus Woodland (79100)

Eucalyptus woodland is a non-native vegetation community type dominated by gum tree
(Eucalyptus spp.). Eucalyptus produces a large amount of leaf and bark litter, the chemical and
physical characteristics of which limit the ability of other species to grow in the understory,
decreasing floristic diversity. Eucalyptus woodland occurs on site as scattered individual trees,
and larger groupings of trees in the northern central portion of the site as well as along a drainage
in the site’s southeastern corner.

Disturbed Habitat (11300)

Disturbed habitat includes land cleared of vegetation (e.g., dirt roads), land containing a
preponderance of non-native plant species such as ornamentals or ruderal exotic species that take
advantage of disturbance (previously cleared or abandoned landscaping), or land showing signs
of past or present animal usage that removes any capability of providing viable habitat.
Disturbed habitat on site is comprised of dirt roads and pads for transmission line towers.

Developed and Ornamental (12000)

Developed land exists where permanent structures and/or pavement has been placed (preventing
the growth of vegetation) or where landscaping is clearly tended and maintained. Developed land
on site is comprised of the two transmission line towers and concrete brow ditches. It also
includes ornamental plantings along San Elijo Road.

Questhaven Tentative Map Biological Technical Report — October 7, 2024
11



1.4.6 Elora

Alden identified 121 species of plants on site, of which 43 (36 percent) are non-native species
(Appendix H) and primarily found in non-native grassland, eucalyptus woodland, and disturbed
habitat.

1.4.7 Fauna

A total of 89 animal species were observed or detected on site including 26 invertebrates, two
amphibians, two reptiles, 56 birds, and three mammals (Appendix ).

1.4.8 Sensitive Vegetation Communities/Habitat Types

Sensitive habitat is defined as land that supports unique vegetation communities or the habitats
of rare or endangered species or subspecies of animals or plants as defined by Section 15380 of
the CEQA Guidelines. The County maintains a list of sensitive vegetation communities that
require compensatory mitigation for unavoidable impacts (Table 5, Habitat Mitigation Ratios, for
lands outside of approved MSCP subarea plans; County 2010a).

Sensitive vegetation communities/habitat types on site include Diegan coastal sage scrub, Diegan
coastal sage scrub-disturbed, scrub oak chaparral, mafic chamise chaparral, mafic southern
mixed chaparral, and non-native grassland.

1.4.9 Special Status Plant Species

Special Status Plant Species Observed
Four special status plant species were found on site (Figure 4) and are addressed below.

Orcutt’s brodiaea (Brodiaea orcuttii)

Status: CNPS Rare Plant Rank 1B.1; County List A

Distribution: Riverside and San Bernardino counties south to Baja California, Mexico.
Habitat(s): Mesic closed-cone coniferous forest, chaparral, cismontane woodland, meadows and
seeps, valley and foothill grassland, and vernal pools—often associated with clay soil.

Presence on site: Orcutt’s brodiaea was found on site in two locations. The larger population
occurs in non-native grassland in the northwestern portion of the site; another small population
occurs in non-native grassland in the central portion of the site. A total of 1,740 individual plants
were counted in 2023.

Southwestern spiny rush (Juncus acutus ssp. leopoldii)

Status: CNPS Rare Plant Rank 4.2; County List D

Distribution: Los Angeles, San Bernardino, San Luis Obispo, Ventura, and San Diego counties;
Baja California, Mexico.

Habitat(s): Mesic coastal dunes; alkaline meadows and seeps; coastal salt marshes and swamps.
Presence on site: One southwestern spiny rush plant was found in the southeastern corner of the
site, within the proposed preserve area.
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Nuttall’s scrub oak (Quercus dumosa)

Status: CNPS Rare Plant Rank 1B.1; County List A

Distribution: Los Angeles, Orange, Santa Barbara, San Diego, and Ventura counties; Baja
California, Mexico.

Habitat(s): Sandy and clay loam soils in closed-cone coniferous forest, chaparral, and coastal
scrub.

Presence on site: Nuttall’s scrub oak is the dominant species in scrub oak chaparral on site.

Ashy spike-moss (Selaginella cinerascens)

Status: CNPS Rare Plant Rank 4.1; County List D

Distribution: Orange and San Diego counties; Baja California, Mexico.

Habitat(s): Chaparral and coastal scrub.

Presence on site: Two patches of ashy spike-moss were observed on site in mafic southern
mixed chaparral, within the proposed preserve area.

Special Status Plant Species with Potential to Occur

Forty-one special status plant species were evaluated for their potential to occur based on reports
of the species to the SanBios, USFWS, and/or the CNDDB within five miles of the site, the
habitat types/vegetation communities present on site, the site’s elevation and soils, and the site’s
geographic location. Appendix J provides a list of these special status species and their potential
to occur (or status as present if found on site). Four species were found to be present on site, the
remaining species were determined to have low potential to occur or are not expected to occur.

1.4.10 Special Status Animal Species

Special Status Animal Species Observed or Otherwise Detected
Five special status animal species were found (Figure 4) and are addressed below.

Western spadefoot toad (Spea hammondii)

Status: State Species of Special Concern; County Group 2

Distribution: Throughout the Central Valley and San Francisco Bay area south along the coast
to northwestern Baja California, Mexico.

Habitat(s): Open coastal sage scrub, chaparral, and grassland, along sandy or gravelly washes,
floodplains, alluvial fans, or playas. Breeding sites include vernal pools and other temporary
rain pools, cattle tanks, and occasionally in pools of intermittent streams with little or no cover.
To be suitable for the successful transformation of larvae, temporary breeding pools must hold
water for at least 30 days. Requires friable soils for burrowing. Generally excluded from areas
with bullfrogs (Rana catesbiana) or crayfish (Procambarus sp.).

Presence on site: Observed opportunistically during 2020 gnatcatcher survey. Heard by project
biologist on March 13, 2021, but no eggs, tadpoles, or adults were directly observed. Project
biologist observed eggs and tadpoles in two water holding basins on March 20, 2021. Two basins
on site were observed holding water during the March 2021 site visits; however, a total of eight
basins (with a total area of 0.14 acre) were determined to be suitable for toad breeding because
they are all deep enough, and evidence of current and/or previous ponding was observed.
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Cooper’s hawk (Accipiter cooperii)

Status: State Watch List; County Group 1

Distribution: Occurs year-round throughout San Diego County’s coastal slope where stands of
trees are present.

Habitat(s): In San Diego County, tends to inhabit lowland riparian areas and oak woodlands in
proximity to suitable foraging areas such as scrubland or fields.

Presence on site: A Cooper’s hawk was seen flying overhead potentially foraging on site and has
potential to nest in the trees on site (Figure 4).

Southern California rufous-crowned sparrow (Aimophila ruficeps canescens)
Status: State Watch List; County Group 1

Distribution: Observed throughout coastal lowlands and foothills of San Diego County.
Habitat(s): Coastal sage scrub and open chaparral as well as shrubby grasslands.
Presence on site: This species was observed in the central portion of the site (Figure 4).

Coastal California gnatcatcher (Polioptila californica californica)

Status: Federal Threatened; State Species of Special Concern; County Group 1

Distribution: In San Diego County, occurs throughout coastal lowlands.

Habitat(s): Coastal sage scrub

Presence on site: One pair of CAGN was observed on site during all three site visits of the
USFWS protocol survey conducted in April/May 2020. The pair’s nest was incidentally noted
with the female sitting on it on May 1, 2020 in the north-central portion of the site. All Diegan
coastal sage scrub and Diegan coastal sage scrub on site is considered occupied by the CAGN
(Figure 4).

Least Bell’s vireo (Vireo bellii pusillus)

Status: Federal Endangered; State Endangered; County Group 1

Distribution: Observed throughout coastal southern California in the breeding season, south of
Santa Barbara, but in smaller numbers in foothills and mountains.

Habitat(s): Riparian woodland, riparian forest, mule fat scrub, and southern willow scrub.
Presence on site: One least Bell’s vireo was observed (heard occasionally calling) in mafic
southern mixed chaparral in the project’s mitigation preserve during the Crotch’s bumble bee
survey on July 21, 2023. Since there is no breeding habitat for the species on site, it is thought
that this bird was a post-breeding, migratory individual (some post-breeding migration may
begin as early as late July per the USFWS [2023]).

Special Status Animal Species with Potential to Occur

Sixty-one special status animal species were evaluated for their potential to occur based on
reports of the species to the SanBios and/or USFWS databases and/or the CNDDB within five
miles of the site, the habitat types/vegetation communities present on site, the site’s elevation and
soils, and the site’s geographic location. Appendix J provides a list of these special status species
and their potential to occur (or status as present if found on site). The BUOW and CBB were not
found during the focused surveys.

Seventeen special status animal species have moderate potential to occur because potential
habitat occurs on site. Twenty-four have low potential to occur because they are uncommon,
their potential habitat on site is limited, or focused species surveys were negative. And, 16
special status animal species are not expected to occur because their habitat is not present on site.
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Large Mammals

The coyote was detected on site and other large mammals (mule deer and mountain lion) may
also occur on the site but are less likely to use site as they are expected to more frequently use
lands farther to the east through the Elfin Forest and Harmony Grove that are core areas
identified in the draft Biological Mitigation Ordinance (BMO) for the NCMSCP.

Avian Foraging and Nesting

Migratory Birds

Fifty-six species of birds were observed or detected on site, and the site supports a variety of
shrubland, grassland, and eucalyptus woodland habitats that are expected to support year-round
foraging and breeding season nesting of migratory birds, particularly passerine species (raptors
are addressed separately below).

Raptors

The County (2010b) defines raptor foraging habitat as, “Land that is a minimum of 5 acres (not
limited to project boundaries) of fallow or open areas with any evidence of foraging potential
(i.e., burrows, raptor nests, etc.).” The more level portions of the site that support vegetation
communities/habitat types such as non-native grassland, Diegan coastal sage scrub-disturbed,
and disturbed habitat on site could be considered raptor foraging habitat based on this definition
since it occupies greater than 5 acres, is open in nature, and it supports burrows of common small
mammals, namely California ground squirrel, which was observed.

The Cooper’s hawk was observed flyover over the site potentially foraging. The red-tailed hawk
(Buteo jamaicensis), which was also observed during site surveys and utilizes open areas for
foraging, has high potential to use this habitat on site for foraging. The trees on site may also
have potential to support raptor nesting.

1.4.11 Wetlands/Jurisdictional Waters

Waters of the U.S.

A single unvegetated streambed occurs in the southern portion of the site (Figure 4). This
streambed is ephemeral in nature; therefore, is not a Corps jurisdictional WUS.

Waters of the State

The ephemeral unvegetated streambed in the southern portion of the site is a potential WS
(Figure 4) and potentially subject to regulation by both the CDFW and RWQCB.

RPO Wetlands

There are no RPO wetlands on site. There is an unvegetated, ephemeral streambed located in the
southern portion of the site that traverses through upland habitats and under the canopy of
eucalyptus woodland. The streambed within the project footprint (impact area) does not meet the
County criteria for wetlands (Section 1.5.3) as it lacks wetland vegetation, does not support hydric
soils, and does not have a predominately non-soil a substratum.

Questhaven Tentative Map Biological Technical Report — October 7, 2024
15



1.4.12 Habitat Connectivity, Wildlife Corridors, and Nursery Sites

A corridor is a specific route that is used for the movement of species. Local corridors allow
wildlife access to resources such as food, water, and shelter within the framework of its daily
routines. Regional corridors provide these functions over a larger scale and link two or more
large habitat areas, allowing the dispersal of organisms and the consequent mixing of genes
between populations. A linkage is an area of land that supports or contributes to the long-term
movement of wildlife and genetic exchange by providing live-in habitat that connects to other
habitat areas. Many linkages occur as stepping-stones that are comprised of a fragmented
archipelago arrangement of habitat over a linear distance.

Important corridors and linkages have been identified on a local and regional scale throughout
the Multiple Habitat Conservation Program (MHCP) and MSCP planning areas in the County.
The planning objectives of most corridors and linkages in coastal San Diego County include
establishing a connection between the northern and southern regional populations of the CAGN
in addition to facilitating movement and connectivity of habitat for large mammals and riparian
bird species. The proposed North County preserve system incorporates existing preserves and
ensures connections between these preserves through soft-line conservation areas. Soft-line areas
are referred to as the PAMA. It is not expected that all land within these soft-line areas (PAMA)
will be incorporated into the preserve system. The project site is inside the PAMA (Figure 2).

The PAMA for the draft NCMSCP is based on the core and linkage concept of landscape-level
conservation planning. While the project site is within the PAMA and would be subject to
criteria to avoid/minimize impacts to habitat lands and plant and animal populations, Appendix C
of the draft BMO for the draft NCMSCP shows that the project site is not within a core or
linkage.

Large mammals such as coyote detected on site may use the project site and the local area, which
includes the adjacent Rancho La Costa Reserve and additional PAMA to the south and west, but
movement in this local area is likely limited to the immediate north and east by existing
development. San Elijo Road is a significant barrier to non-avian wildlife movement north of the
site. Rather, regional movement of large mammals (e.g., coyote, mule deer, and mountain lion)
likely occurs farther to the east through the Elfin Forest and Harmony Grove core areas
identified in the draft BMO for the NCMSCP. Therefore, the project site likely does not
contribute substantially to regional wildlife movement and habitat connectivity. Given that the
project site is adjacent to open space preserves to the south and west, the project proposes a
design to cluster in the north in order to preserve a corridor for local wildlife movement in the
more constrained land on the southern edge of the project site and establish a level of
compatibility with these adjacent preserves.

Specific sites for reproduction (i.e., nursery sites) are potentially present on site and include, for
example, active bird nests and bat nursery colonies. It is certain that avian nesting occurs

on site during the avian nesting season. There are two bat species that have moderate potential to
occur on site (Appendix J), and they are Mexican long-tongued bat (Choeronycteris mexicana)
and western mastiff bat (Eumops perotis californicus). However, there is no record of the
Mexican long-tongued bat breeding in San Diego County (Tremor et al. 2017), so there are no
potential nursery sites for this species on site. And, according to Tremor et al. (2017), western
mastiff bat roosts include vertical cliffs, rock quarries, outcrops of fractured boulders, and
sometimes tall buildings; none of which is present on site. Therefore, there are no potential
nursery sites for either species on site.
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1.5 APPLICABLE REGULATIONS

Biological resources on the project site are subject to regulatory review by federal, State, and
local agencies. Under CEQA, impacts associated with a proposed project or program are
assessed with regard to significance criteria determined by the CEQA Lead Agency (in this case,
the County) pursuant to CEQA Guidelines.

1.5.1 Federal Government

Federal Endangered Species Act

Administered by the USFWS, the federal Endangered Species Act (ESA) provides the legal
framework for the listing and protection of species (and their habitats) that are identified as being
endangered or threatened with extinction. Actions that jeopardize endangered or threatened
species and the habitats upon which they rely are considered a ‘take’ under the ESA. Section 9(a)
of the ESA defines take as “to harass, harm, pursue, hunt, shoot, wound, Kill, trap, capture, or
collect, or attempt to engage in any such conduct.” ‘Harm’ and “harass’ are further defined in
federal regulations and case law to include actions that adversely impair or disrupt a listed
species’ behavioral patterns.

The USFWS identifies critical habitat for endangered and threatened species. Critical habitat is
defined as areas of land that are considered necessary for endangered or threatened species to
recover. The ultimate goal is to restore healthy populations of listed species within their native
habitat so they can be removed from the list of threatened or endangered species. Once an area is
designated as critical habitat pursuant to the federal ESA, all federal agencies must consult with
the USFWS to ensure that any action they authorize, fund, or carry out is not likely to result in
destruction or adverse modification of the critical habitat. There is no critical habitat designated
on site.

Sections 7 and 10(a) of the federal ESA regulate actions that could jeopardize endangered or
threatened species. Section 7 describes a process of federal interagency consultation for use
when federal actions may adversely affect listed species. A biological assessment is required for
any major construction activity if it may affect listed species. In this case, take can be authorized
via a letter of biological opinion issued by the USFWS for non-marine related listed species
issues. A Section 7 consultation (formal or informal) is required when there is a nexus between
endangered species’ use of the site and impacts to Corps jurisdictional areas. Section 10(a)
allows issuance of permits for incidental take of endangered or threatened species with
preparation of a Habitat Conservation Plan (HCP). The term “incidental” applies if the taking of
a listed species is incidental to, and not the purpose of, an otherwise lawful activity. An HCP
demonstrating how the taking would be minimized and how steps taken would ensure the
species’ survival must be submitted for issuance of Section 10(a) permits.

Questhaven Tentative Map Biological Technical Report — October 7, 2024
17



Migratory Bird Treaty Act

All migratory bird species that are native to the United States or its territories are protected under
the federal Migratory Bird Treaty Act (MBTA), as amended under the Migratory Bird Treaty
Reform Act of 2004 (FR Doc. 05-5127). The MBTA is generally protective of migratory birds
but does not actually stipulate the type of protection required. In common practice, the MBTA is
now used to place restrictions on disturbance of active bird nests during the nesting season
(generally February 1 to September 1). In addition, the USFWS commonly places restrictions on
disturbances allowed near active raptor nests. As a standard condition, the project must comply
with the MBTA.

Rivers and Harbors Act and 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 WUS. Permitting for projects filling WUS (including
wetlands) is overseen by the Corps under Section 404 of the CWA. Projects could be permitted
on an individual basis or be covered under one of several approved Nationwide Permits.
Individual Permits are assessed individually based on the type of action, amount of fill, etc. and
typically require substantial time (often longer than 6 months) to review and approve, while
Nationwide Permits are pre-approved if a project meets appropriate conditions.

1.5.2 State of California

California Environmental Quality Act

Primary environmental legislation in California is found in CEQA and its implementing
guidelines (State CEQA Guidelines), which require that projects with potential adverse effects
(or impacts) on the environment undergo environmental review. Adverse environmental impacts
are typically mitigated as a result of the environmental review process in accordance with
existing laws and regulations.

California Endangered Species Act

The California ESA is similar to the federal ESA in that it contains a process for listing of
species and regulating potential impacts to listed species. California ESA Section 2081
authorizes the CDFW to enter into a memorandum of agreement for the take of listed species for
scientific, educational, or management purposes.

Native Plant Protection Act

The Native Plant Protection Act (NPPA) enacted a process by which plants are listed as rare or
endangered. The NPPA regulates collection, transport, and commerce in listed plants. The
California ESA follows the NPPA and covers both plants and animals designated as endangered
or threatened with extinction. Plants listed as rare under NPPA were also designated rare under
the California ESA.
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California Fish and Game Code

California Fish and Game Code (Sections 1600 through 1603) requires a CDFW agreement for
projects affecting riparian and wetland habitats through issuance of a Streambed Alteration
Agreement (SAA).

Porter-Cologne Water Quality Control Act

The Porter-Cologne Water Quality Control Act of 1970 grants the State Water Resource Control
Board (SWRCB) and its regional offices (RWQCBSs) power to protect water quality and is the
primary vehicle for implementation of the State’s responsibilities under Section 401 of the CWA.
The Porter-Cologne Act grants the SWRCB authority and responsibility to adopt plans and
policies, regulate discharges to surface and groundwater, regulate waste disposal sites, and
require cleanup of discharges of hazardous materials and other pollutants. Typically, the
SWRCB and RWQCB act in concert with the Corps under Section 401 of the Federal CWA in
relation to permitting fill of federal jurisdictional waters.

California Natural Communities Conservation Planning Act

The California Natural Communities Conservation Planning (NCCP) Act of 1991 (Section 2835)
allows the CDFW to authorize interim take of species covered by plans in agreement with NCCP
guidelines. A Natural Communities Conservation Program initiated by the State of California
focuses on conserving coastal sage scrub, and in concert with the USFWS and the federal ESA,
is intended to avoid the need for future federal and state listing of coastal sage scrub-dependent
species. The County of San Diego became a participant in the NCCP in 1993 for projects located
within the planning area for the Coastal Sage Scrub NCCP with the intent to *...provide for
regional protection and perpetuation of natural wildlife diversity while allowing compatible land
use and appropriate development and growth.” The NCCP process guidelines were established as
interim guidelines until formal subregional plans were approved. The draft NCMSCP will be the
subregional plan for this portion of the County when adopted. Until then, an NCCP 4(d) take
permit (Habitat Loss Permit; HLP) is required for the project to demonstrate compliance with the
NCCP Act.

1.5.3 County of San Diego

Habitat Loss Permit Ordinance

The HLP Ordinance was adopted in March of 1994 in response to both the listing of the CAGN
as a federal threatened species and the adoption of the NCCP Act by the State. Pursuant to the
Special 4(d) Rule under the federal ESA, the County is authorized to issue “take permits” for the
CAGN (in the form of HLPs) in lieu of Section 7 or 10(a) permits typically required from the
USFWS. Although issued by the County, the USFWS and CDFW must concur with the issuance
of an HLP for it to become valid as take authorization under the federal ESA. The HLP
Ordinance states that projects must obtain an HLP prior to the issuance of a grading permit,
clearing permit, or improvement plan if the project would directly or indirectly impact any of
several coastal sage scrub habitat types. The HLP Ordinance requires an HLP if coastal sage
scrub or related habitat will be impacted, regardless of whether it is currently occupied by the
CAGN. An HLP is not required for projects within the boundaries of the MSCP that have an
adopted subarea plan; this project lies within the boundaries of the draft NCMSCP, which is still
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in draft form. HLPs are also not required for projects that have separately obtained Section 7 or
10(a) permits for take of the CAGN; this project has not.

Approval of an HLP is based on findings made pursuant to the HLP Ordinance. Findings need to
demonstrate that a project’s loss of coastal sage scrub would not exceed the County’s 5 percent
interim allowable loss limit. It would also have to demonstrate that the habitat loss would not
preclude connectivity between areas of high habitat values or preclude or prevent the preparation
of a subregional NCCP plan. Additionally, the findings must show that the habitat loss has been
minimized and mitigated to the maximum extent practicable in accordance with Section 4.3 of
the Southern California Coastal Sage Scrub NCCP Process Guidelines, and that the habitat loss
would not appreciably reduce the likelihood of survival and recovery of listed species in the
wild. Finally, the habitat loss must be incidental to otherwise lawful activities. An HLP
application must be filed with the County if the draft NCMSCP has not been adopted at the time
of its environmental review because impacts to coastal sage scrub occupied by the CAGN would
occur.

Resource Protection Ordinance

The County regulates natural resources (among other resources) as sensitive biological resources
via the RPO (County 2011), the regulations of which cover wetlands, wetland buffers, sensitive
plant and animal species, sensitive vegetation communities/habitat types, and habitats containing
sensitive animals or plants.

RPO wetlands are defined as lands having one or more of the following attributes:

e At least periodically, the land supports a predominance of hydrophytes (plants whose
habitat is water or very wet places);

e The substratum is predominantly undrained, hydric soil; or

e An ephemeral or perennial stream is present, whose substratum is predominately non-
soil, and such lands contribute substantially to the biological functions or values of
wetlands in the drainage system.

According to the RPO, the following are not considered RPO wetlands:

e Lands which have attribute(s) specified above, solely due to man-made structures (e.g.,
culverts, ditches, road crossings, or agricultural ponds), provided that the Director of
Planning and Land Use determines that they:

Have negligible biological function or value as wetlands;

Are small and geographically isolated from other wetland systems;

Are not vernal pools; and

Do not have substantial or locally important populations of wetland dependent
sensitive species.

O o0O0oo
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e Lands that have been degraded by past legal land disturbance activities to the point that
they meet the following criteria as determined by the Director of Planning and Land Use:

o0 Have negligible biological function or value as wetlands even if restored to the
extent feasible; and,

o0 Do not have substantial or locally important populations of wetland dependent
sensitive species.

As noted above in Section 1.4.11, the project would not affect County RPO wetlands.
Sensitive Habitat Lands are defined by the RPO as:

e Land which supports unique vegetation communities, or the habitats of rare or
endangered species or sub-species of animals or plants as defined by Section 15380 of the
State CEQA Guidelines (14 Cal. Admin. Code Section 15000 et seq.), including the area
which is necessary to support a viable population of any of the above species in
perpetuity, or which is critical to the proper functioning of a balanced natural ecosystem
or which serves as a functioning wildlife corridor.

0 “Unique vegetation community” refers to associations of plant species which are
rare or substantially depleted. These may contain rare or endangered species, but
other species may be included because they are unusual or limited due to a number
of factors, for example: (a) they are only found in the San Diego region; (b) they are
a local representative of a species or association of species not generally found in
San Diego County; or (c) they are outstanding examples of the community type as
identified by the CDFW listing of community associations.

There are no unique vegetation communities on site; however, Sensitive Habitat Lands on site
include: 1) Diegan coastal sage scrub, 2) scrub oak chaparral, mafic chamise chaparral, mafic
southern mixed chaparral, and 3) non-native grassland because it supports Orcutt’s brodiaea a
County List A species.

The remaining portions of the project site are not Sensitive Habitat Lands as they do not meet the
Sensitive Habitat Lands definition. The remaining portions do not represent areas which are
necessary to support a viable population of rare and endangered species in perpetuity, or which
are critical to the proper functioning of a balanced natural ecosystem or which serve as a
functioning wildlife corridor.
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2.0 PROJECT EFFECTS

Direct impacts are immediate impacts resulting from permanent removal of biological resources.
Direct impacts were quantified by overlaying the limits of project-related impacts on the
biological resources map of the site. A total of 32.9 acres would be directly affected by grading
and fire fuel modification on site. This includes 31.6 acres of impact on site and 1.3 acre of
impact off site (fuel modification). Indirect impacts are all actions that are not direct removal of
biological resources but affect the surrounding biological resources either as a secondary effect
of the direct impacts or as the cause of degradation of a biological resource over time.

2.1 SPECIAL STATUS SPECIES

2.1.1 Special Status Plant Species

Project construction would result in direct and permanent impacts to an estimated 1,710
individual Orcutt’s brodiaea plants (County List A) out of an estimated population of 1,740
individuals on site. The suitable habitat area mapped for the species on site is 3.8 acres (Figure
4), of which 3.4 acres would be impacted and 0.4 acre would be preserved.

Project construction would result in direct and permanent impacts to 12 individual Nuttall’s
scrub oaks (County List A), which is the dominant species in scrub oak chaparral on site.

Project construction would preserve ashy spike-moss (County List D) and would avoid
southwestern spiny rush (County List D) as both occur within the preserve area.

2.1.2 Special Status Animal Species

The western spadefoot toad (County Group 2) was observed opportunistically during a
gnatcatcher survey visit in 2020. The species also was heard calling by a project biologist on
March 13, 2021, but no eggs, tadpoles, or adults were directly observed. The project biologist did
observe eggs and tadpoles in two water holding basins on March 20, 2021; however, a total of
eight basins (with a total area of 0.14 acre) were determined to be suitable for toad breeding
because they are all deep enough, and evidence of current and/or previous ponding was observed
(Figure 4). The spadefoot likely uses the surrounding coastal sage scrub, chaparral, and grassland
on site for non-breeding purposes.

The CAGN (federal threatened; County Group 1) was found on the site using it for breeding, and
based on the species’ behavior patterns and habitat needs, it would also use the site for non-
breeding purposes (e.g., feeding and sheltering). Based on the habitat needs and behavioral
patterns of the southern California rufous-crowned sparrow (County Group 1), it likely breeds,
feeds, and shelters on site, as well. The Cooper’s hawk (County Group 1) was observed flying
overhead and potentially foraging on site; it was not observed breeding on site (no raptor nests
were observed). However, the eucalyptus trees on site have potential to be used as nesting sites
for the species.
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For the western spadefoot toad, project construction would result in the direct and permanent
removal of three locations where toads were observed and eight water holding basins (totaling
0.14 acre in area) suitable for toad breeding (Figure 4). It would also result in the direct and
permanent removal of 7.2 acres of Diegan coastal sage scrub and Diegan coastal sage scrub-
disturbed habitat on and off site, 4.6 acres of chaparral on site, and 15.4 acres of non-native
grassland on site that could be used for non-breeding purposes. Construction could also cause
direct injury/mortality to individual toads.

Project construction would result in the direct and permanent removal of 7.2 acres of Diegan
coastal sage scrub and Diegan coastal sage scrub-disturbed habitat on and off site occupied by
the CAGN. Project construction could also have temporary noise impacts on CAGN nesting as
addressed below in Section 2.5 of this report.

Project construction would result in the direct and permanent removal of 27.2 acres of the scrub,
chaparral, and grassland habitats on and off site used, or potentially used, by the southern
California rufous-crowned sparrow. Project construction could also have temporary noise
impacts on this species’ nesting as addressed below in Section 2.5 of this report.

Project construction would result in the removal of potential foraging habitat for the Cooper’s
hawk, and eucalyptus woodland that has potential to support Cooper’s hawk breeding, feeding,
and sheltering. Project construction could also have temporary noise impacts on Cooper’s hawk
nesting as addressed below in Section 2.5 of this report.

2.2 RIPARIAN HABITAT OR SENSITIVE NATURAL COMMUNITY

Impacts on and off site from the project to sensitive upland habitats that would require
compensatory mitigation include 7.2 acres of Diegan coastal sage scrub (including -disturbed),
0.2 acre of scrub oak chaparral, 1.6 acres of mafic chamise chaparral, 2.8 acres of mafic southern
mixed chaparral, and 15.4 acres of non-native grassland. Table 3 provides a summary of project
impacts to vegetation communities.

Table 3
IMPACTS TO VEGETATION COMMUNITIES/HABITAT TYPES!
VEGETATION COMMUNITY/ ON OFF TOTAL
HABITAT SITE SITE
Diegan coastal sage scrub (32500) 5.1 0.2 5.3
Diegan coastal sage scrub-disturbed (32500) 1.9 0.0 1.9
Scrub oak chaparral (37900) 0.2 0.0 0.2
Mafic chamise chaparral (37220) 1.6 0.0 1.6
Mafic southern mixed chaparral (37122) 2.8 0.0 2.8
Non-native grassland (42200) 15.4 0.0 15.4
Eucalyptus woodland (79100) 1.4 0.0 1.4
Disturbed habitat (11300) 2.4 0.2 2.6
Developed and ornamental (12000) 0.8 0.9 1.7
TOTAL | 316 1.3 32.9

In acres
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2.3 JURISDICTIONAL WETLANDS AND WATERWAYS

2.3.1 Waters of the U.S.

The unvegetated streambed is ephemeral and not subject to Corps jurisdiction; therefore, there
would be no impacts to WUS.

2.3.2 Waters of the State

Potential non-wetland WS on site include the single unvegetated ephemeral streambed in the
southern portion of the site. Impacts to potential non-wetland WS from the project total 0.01 acre
(546 linear feet). This impact may require permits from the CDFW and RWQCB, should one or
both elect to take jurisdiction over the feature.

2.3.3 County RPO Wetland

The unvegetated ephemeral streambed does not meet the criteria for County RPO wetlands. As
such, here are no affected County RPO wetlands.

2.4 WILDLIFE MOVEMENT AND NURSERY SITES

As mentioned previously, the project site is not within a core or linkage and does not serve as a
nursery site. Large mammals may, however, use the project site and the local area, but
movement is likely limited to the immediate north and east by existing development. Rather,
local movement of large mammals probably occurs farther to the east through the Elfin Forest
and Harmony Grove core areas identified in the draft BMO for the NCMSCP. Therefore, the
project site likely does not contribute substantially to wildlife movement and habitat connectivity
and, therefore, would not affect those features substantially. As a benefit, however, the project
proposes a design to cluster in the north in order to preserve a corridor for local wildlife
movement in the more constrained land in the southern portion of the project site and establish a
level of compatibility with the adjacent preserves to the west and south.

2.5 INDIRECT IMPACTS

Potential indirect impacts may occur to sensitive biological as a result of project construction
(fugitive dust and noise). Other potential indirect impacts may occur to sensitive biological
resources from night lighting; invasive, non-native plant species; and public access due to
occupation of the built project. These potential impacts are addressed where applicable in the
following sections of this report.

Fugitive Dust

Fugitive dust produced by construction could disperse onto native vegetation beyond the project
impact footprint. A continual cover of dust can reduce the overall vigor of individual plants by
reducing their photosynthetic capabilities and increasing their susceptibility to pests or disease.
This, in turn, can affect animals dependent on these plants. Fugitive dust also may make plants
unsuitable as structural habitat for insects and birds. Fugitive dust would be a short-term,
temporary impact of project construction.
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Noise

Excessing noise could impact the nesting success of the CAGN, southern California rufous-
crowned sparrow, and/or Cooper’s hawk through grading, clearing, fire fuel modification, and/or
other noise-generating activities such as construction. This potential impact could occur during
the general avian breeding season of January 15 through August 15 and affect each of these three
species (the specific CAGN breeding season is February 15 to August 15, the specific breeding
season for the southern California rufous-crowned sparrow is mid-March to mid-June [San
Diego Management and Monitoring Program 2010], and the Cooper’s hawk specific breeding
season is January 15 to July 15).

Night Lighting

Night lighting that shines on or spills into native habitats adjacent to the project impact footprint
can prevent nocturnal wildlife from using the habitat. It can also cause loss of native wildlife by
providing nocturnal predators with an unnatural advantage over their prey. Night lighting could
cause these impacts over the short term during construction and over the long term during
operation of the project.

Invasive, Non-native Plant Species

Invasive, non-native plant species are threats to native biological resources in that they can, for
example, displace native plants, increase the threat of wildfire by increasing fuel load, and
supplant plants used as forage by herbivorous species. Vehicles are the primary conduits for the
spread of many invasive species, and activities and soil disturbance associated with construction
of the project could spread invasive, non-native plant species to adjacent areas supporting native
vegetation. However, the adjacent undeveloped areas are like the project site in plant species
composition, so project construction would not result in the spread of invasive, non-native plant
species to those adjacent areas because they are already present. New invasive, non-native plant
species could be introduced to the project site, however, in erosion control materials.

Landscaping associated with the project could include species that are not native to the project
area. Therefore, project landscaping could result in the introduction of invasive, non-native plant
species to the project footprint and their spread outside the project footprint.

Public Access

Increases in human activity in the area could result in degradation of preserved habitat and
associated indirect impacts on special status species through the removal of vegetation and
creation of unauthorized trails. In addition, illegal dumping of lawn and garden clippings, trash,
and other refuse could occur.

Domestic Animals

The project is residential in nature, so domestic predators (e.g., dogs and cats) may be introduced
to the proposed preserve adjacent to the project footprint. Such introductions have potential to
harm native wildlife species through behavioral pattern disturbance and predation.
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3.0 SPECIAL STATUS SPECIES

3.1 GUIDELINES FOR DETERMINING SIGNIFICANCE

Would the project have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special status species in local
or regional plans, policies, or regulations, or by the USFWS or CDFW?

Any of the following conditions would be considered significant if:

A.

The project would impact one or more individuals of a species listed as federal or State
endangered or threatened.

The project would impact an on-site population of a County List A or B plant species, or a
County Group 1 animal species, or a species listed as a State Species of Special Concern.

The project would impact the local long-term survival of a County List C or D plant species or
a County Group 2 animal species.

The project may impact arroyo toad aestivation, foraging or breeding habitat.

The project would impact golden eagle habitat.

The project would result in a significant loss of functional foraging habitat for raptors.

The project would impact the viability of a core wildlife area, defined as a large block of habitat
(typically 500 acres or more not limited to project boundaries, though smaller areas with
particularly valuable resources may also be considered a core wildlife area) that supports a
viable population of a sensitive wildlife species or supports multiple wildlife species.

The project would cause indirect impacts, particularly at the edge of proposed development
adjacent to proposed or existing open space or other natural habitat areas, to levels that would
likely harm sensitive species over the long term.

The project would impact occupied burrowing owl habitat.

The project would impact occupied cactus wren habitat, or formerly occupied coastal cactus
wren habitat that has been burned by wildfire.

The project would impact occupied Hermes copper butterfly habitat.
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L. The project would impact nesting success of the following sensitive bird species through
grading, clearing, fire fuel modification, and/or other noise generating activities such as
construction:

Coastal cactus wren

Coastal California gnatcatcher
Least Bell’s vireo
Southwestern willow flycatcher
Tree-nesting raptors
Ground-nesting raptors

Golden eagle

Light-footed clapper rail

3.2 ANALYSIS OF PROJECT EFFECTS

The proposed project would result in significant impacts under the above guidelines for the
following reasons:

3.1.A The project would impact 1 pair of CAGN through the removal of Diegan coastal sage
scrub (including -disturbed) during construction. These impacts would be considered significant
under County Guideline 3.1.A. Potential noise impacts to the CAGN are addressed under 3.1.L.

3.1.B The project would impact 1,710 individual Orcutt’s brodiaea (List A) plants and 12
individual Nuttall’s scrub oak (List A) plants. The project would remove 3.4 acres of land
supporting Orcutt’s brodiaea and 0.2 acre of scrub oak chaparral dominated by Nuttall’s scrub
oak. The project would impact the western spadefoot toad (SSC) through loss of breeding habitat
(eight suitable water holding basins totaling 0.14 acre in area), non-breeding habitat (Diegan
coastal sage scrub, Diegan coastal sage scrub-disturbed, chaparral, and non-native grassland) and
through potential direct injury/mortality to individuals during construction.

The project would impact Cooper’s hawk (Group 1) through loss of potential foraging and
nesting habitat. The project would impact southern California rufous-crowned sparrow (Group 1)
through habitat loss and potential direct impacts to those when nesting. Impacts to these SSC or
County Group 1 species would be significant under County Guideline 3.1.B. Potential noise
impacts to the Cooper’s hawk and southern California rufous-crowned sparrow are addressed
under County Guideline 3.1.L.

The project also has potential to impact SSC or County Group 1 species with moderate potential
to occur on site (Appendix J). These species include:

Reptiles

Coast horned lizard (SSC)

Coast patch-nosed snake (SSC)

Coastal whiptail (SSC)

Two-striped garter snake (SSC, Group 1)
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e Bell’s sage sparrow (Group 1)

e California horned lark (Group 1)
e Red-shouldered hawk (Group 1)
e Turkey vulture (Group 1)

Mammals

e Dulzura pocket mouse (SSC)
Mexican long-tongued bat (SSC)
San Diego black-tailed jackrabbit (SSC)
San Diego desert woodrat (SSC)
Western mastiff bat (SSC)

Potential impacts to the reptiles and small mammals could include habitat loss and/or direct
injury/mortality to individuals during construction. Potential impacts to the birds could include
habitat loss and direct impacts to those that are nesting. Impacts to these County Group 1/SSC
species, should they occur, would be significant under County Guideline 3.1.B.

3.1.F The project site supports raptors such as the Cooper’s hawk and red-tailed hawk. The
project would impact open habitats including, for example, non-native grassland and Diegan
coastal sage scrub-disturbed that occur in the more level portion of the site and contain rodent
burrows. The impacts would be significant under County Guideline 3.1.F.

3.1.H The project could cause indirect impacts to the Rancho La Costa Preserve or proposed
project preserve to levels that would likely harm sensitive species over the long term as follows.

Potentially significant indirect impacts to special status species resulting from human activity;
domestic animals (e.g., cats); and invasive, non-native plant species could occur. These impacts
would be significant under County Guideline 3.1.H. See 3.1.H, below, for a discussion of potential
indirect impacts to Orcutt’s brodiaea. Potential indirect impacts from construction noise are
discussed under County Guideline 3.1.L.

3.1.L Noise from such sources as clearing and grading could result in an impact to wildlife.
Noise-related impacts would be considered significant if special status species like the CAGN
were displaced from their nests and failed to breed. The CAGN and other special status bird
species nesting within any area impacted by noise exceeding 60 decibels (dB) or ambient could
be significantly impacted. If tree-nesting raptors (e.g., Cooper’s hawk) are nesting within 500
feet of the impact area, or special status passerines such as the CAGN and southern California
rufous-crowned sparrow are nesting within 300 feet of the impact area, effects resulting from
construction noise would be significant according to County Guideline 3.1.L.
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The project would not result in significant impacts under the above guidelines for the
following reasons:

3.1.C The project would not impact the local long-term survival of List C plant species because
none was observed on site, and none has potential to occur. The project would not impact the
local long-term survival of the List D plant species present on site (southwestern spiny rush and
ashy spike-moss) because these species would be preserved or avoided. Other List D plant
species have low potential to occur and are, therefore, not likely to be present or impacted. The
project is not expected to impact the local long-term survival of any County Group 2 animal
species (that are not SSC; those are addressed under County Guidelines 3.1.B) because none has
moderate or high potential to occur on site.

List D plant species evaluated for their potential to occur on site have low potential to occur
(Appendix J) and, therefore, are not expected to have their long-term survival affected by the
project. Therefore, impacts to List C and D plant species and Group 2 animal species are
considered less than significant.

3.1.D The project would not impact arroyo toad aestivation, foraging, or breeding habitat
because the site contains no habitat suitable for the arroyo toad, and the arroyo toad has not been
reported to the CNDDB or SanBios and USFWS databases within five miles of the site.

3.1.E The project would not impact golden eagle habitat because the site is not currently an area
of solitude at a distance to human habitation that the golden eagle requires. Rather, the site is
adjacent to existing development. While a record in the SanBios database exists for an eight-
kilometer (approximately five-mile) area that overlaps somewhere with the five-mile radius of
the site, the record is from 1998. There are no historic or current records of the golden eagle in
the CNDDB or USFWS database within five miles of the site.

3.1.G Appendix C of the draft BMO (Appendix A of County 2009) for the 2009 draft NCMSCP
(County 2009) shows that the project site is not within a core despite being adjacent to the 1,400-
acre Rancho La Costa Preserve established in 2002. A core is a large block of habitat (typically
500 acres or more not limited to project boundaries, though smaller areas with particularly
valuable resources may also be considered a core wildlife area) that supports a viable population
of a sensitive wildlife species or supports multiple wildlife species. While the project site is
adjacent to the Preserve and supports a viable population of County List A Orcutt’s brodiaea and
multiple wildlife species (including the County Group 1 CAGN), the project would not impact
the viability of a core.
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3.1.H. Potential indirect impacts to Orcutt’s brodiaea preserved on site would be less than
significant because the preserved suitable habitat area would be surrounded by a 100-foot buffer
from development. Likewise, potential indirect impacts to Nuttall’s scrub oak preserved on site
would be less than significant because the preserved individuals would be surrounded by a
greater than 100-foot buffer from development. Night lighting would not result in significant
impacts because the project would be required to adhere to Division 9 of the San Diego County
Light Pollution Code. Lighting within the project footprint adjacent to the proposed open space
would be of the lowest illumination allowed for human safety, selectively placed, shielded, and
directed away from the open space.

3.1.1 The project would not impact occupied BUOW habitat because the BUOW was
determined to be absent from the site during the focused survey for the species conducted in
2020.

3.1.J The cactus wren was not observed or detected on site, and the cactus thickets that the
species require are not present. The species has not been reported to the CNDDB or SanBios
database within five miles of the project site.

3.1.K The project would not impact occupied Hermes copper butterfly habitat because the
Hermes copper habitat assessment of the site concluded that the potential for the species to occur
is low. There was no spiny redberry was found in proximity to California buckwheat, which is a
general habitat requirement for the species (Attachment B [County of San Diego Guidelines for
Hermes Copper] in County 2010a).

3.1.L The project would not impact nesting success of the coastal cactus wren because the
cactus wren was not observed or detected, and the cactus thickets that the species require are not
present. The species has not been reported to the CNDDB or SanBios database within five miles
of the project site. The project would not impact the nesting success of the least Bell’s vireo or
southwestern willow flycatcher because their native riparian forest, woodland, and scrub habitats
are not present on site or adjacent to the site. The project would not affect the Ridgway’s rail
because its marsh habitats are not present on site or adjacent to the site. Lastly, the project would
not impact the nesting success of the golden eagle because no golden eagle nesting habitat
(generally remote cliffs) occurs on site, and no nests are known within 4,000 feet of the site.
There are no historic or current records of the golden eagle in the CNDDB or USFWS and
database within five miles of the site.

3.3 CUMULATIVE IMPACT ANALYSIS

The area of consideration for cumulative impacts on biological resources (i.e., the cumulative
study area) includes an area of unincorporated County including and surrounding the project site
and bordered by the cities of Carlsbad to the west, San Marcos to the north and west, Escondido
to the east, and Encinitas to the southwest. The cumulative study area encompasses part of the
Escondido Creek watershed and numerous preserves and reserves (Figure 5).
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The cumulative study area was chosen because it includes areas with similar biological resources
to the project site. This area includes lands within a reasonable distance from the project site that
may have a biologically based connection to the site in terms of habitat connectivity and
development in the region. The cumulative study area includes surrounding proposed PAMA
and open space preserve connections to the project site as well as Elfin Forest, which is a
biological core area identified in the draft BMO for the NCMSCP.

A total of 44 projects (including the proposed project) were reviewed for this cumulative analysis
(Table 4; Figure 5). Of these 44 cumulative projects, four would result in significant or
potentially significant cumulative impacts to sensitive biological resources. The remaining 40
projects either would not result in impacts to sensitive biological resources, or information on
impacts is not available. The project has the potential to contribute to the cumulative impact on
the CAGN, raptors (i.e., loss of foraging habitat), southern California rufous-crowned sparrow,
and SSC or County Group 1 species with moderate potential to occur on site, as discussed below.

The cumulative projects (i.e., projects 1 through 43) with available data would impact 42.18
acres of coastal sage scrub, 9.7 acres of southern mixed chaparral (not all impacts required
mitigation) and 43.7 acres of non-native grassland. The project would contribute additional
impacts to 7.2 acres of coastal sage scrub, 0.2 acre of scrub oak chaparral, 1.6 acres of mafic
chamise chaparral, 2.8 acres of mafic southern mixed chaparral, and 15.4 acres of non-native
grassland. Therefore, the total cumulative impacts for which mitigation is required/was provided
is:

e 49.38 acres of coastal sage scrub,

e 0.20 acre of scrub oak chaparral,

e 1.60 acres of mafic chamise chaparral,

e 12.50 acres of southern mixed chaparral, and
e 59.10 acres of non-native grassland.

The loss of coastal sage scrub habitat would represent a potential cumulative impact on the
western spadefoot toad, CAGN, southern California rufous-crowned sparrow, and other special
status species with moderate potential to occur in this habitat. The project would result in
impacts to 7.2 acres of Diegan coastal sage scrub and Diegan coastal sage scrub-disturbed and 1
pair of CAGN through the removal of this habitat during construction. Therefore, the proposed
project would contribute to the significant cumulative impact on the CAGN and other special
status species.

Projects are required to implement avoidance measures so that direct, inadvertent take of CAGN
individuals is prevented. In addition, projects are typically required to compensate impacts on
coastal sage scrub at a minimum 1:1 ratio to ensure that the loss of occupied and suitable habitat
for the CAGN is fully compensated. The project would implement required CAGN avoidance
measures and compensate for the loss of 7.2 acres of coastal sage scrub habitat through the
mitigation program explained in Mitigation Measure 4.1.A. Therefore, the project’s contribution
to the cumulative impact on the CAGN and other special status species would be less than
considerable and reduced to a less-than-significant level.
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Table 4
CUMULATIVE IMPACTS ON BIOLOGICAL RESOURCES!

Resource?
.# on Project Number Project Name CSS —— SOC MCC MSMC NNG
Figure 5 Impacts | Mitigation
| M | M | M | M
(1) (M)
PDS2020-ZAP-98- . e .
1 015W1M6 Cell site modification 0 0 0 0 0 0 0 0 0 0
PDS2016-ZAP-98- T-Mobile West wireless
2 015W2M2 facility modification 0 0 0 0 0 0 0 0 0 0
Verizon Wireless
g | PDS2017-MUP-95- equipment 0 0 o | o | o | o 0 0 0 0
012W1M2 . .
replacement/installation
4 PDS2012-3910-1208006 No information available - - -- - -- - - -- - -
5 | PDS2012-3401-98-015-03 | |- Mobile wireless facility 0 0 oo o] o] o] o o] o
modification
6 PDS2003-3950-03-005 Lake San Marcos Greens 0 0 0 0 0 0 0 0 0 0
7 PDS2014-AD-14-022 Agricultural clearing 0 0 0 0 0 0 0 0 0 0
PDS2014-MUP-82- Mount Whitney cell
8 050w3M1 equipment relocation 0 0 0 0 0 0 0 0 0 0
9 | PDS2019-MUP-06-008Mm1 | SPrint telecom facility 0 0 o | o] o] o] o] o] o] o
modification
10 | PDS2006-3300-06-008 fca?:?lsi:;”w"perate telecom 0 0 o | o | o | o 0 0 0 0
11 PDS2006-3910-0608005 9 | No information available -- -- -- -- -- -- -- -- -- --
12 PDS2003-3000-03-083 Felker ag clearing 0 0 0 0 0 0 458 0 0 0
13 | PDS2010-3710-10-0013 | Questhaven boundary 0 0 o[ o | o | o] o | o o] o
adjustment
14 | PDS2005-3710-05-0027 | “ltmann boundary 0 0 o[ o | o | o] o | o o] o
adjustment
15 PDS2018-1C-18-035 Application to subdivide 0 0 0 0 0 0 0 0 0 0
16 | PDS2006-3710-06-0047 | Merkins boundary 0 0 o[ o | o | o] o | o o] o
adjustment
PDS2016-LDGRMJ- . . .
17 30097 No information available -- -- -- -- -- -- -- -- -- --
PDS2018-LDGRMJ- . . .
18 30192 No information available -- -- -- -- -- -- -- -- -- --
19 | PDS2012-3300-12-018 | SPrint Gaty Reservoir 0 0 o | o | o 0 0 0 0 0
wireless telecom facility
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Table 4 (cont.)
CUMULATIVE IMPACTS ON BIOLOGICAL RESOURCES!

Resource?
.# on Project Number Project Name €SS — SOC MCC MSMC NNG
Figure 5 Impacts | Mitigation
| M | M [ M [ M
(1) (M)
Sinatra and Bordagaray
20 PDS2004-3000-04-036 agricultural brushing and 0 0 0 0 0 0 158 0 0 0
clearing
21 | PDS2014-AD-14-014 Barking EIf Ranch Stables - - - - - - - - - -
zoning verification
22 | PDS2018-VAC-18-003 | Vacate open space 0 0 0 0 0 0 0 0 0 0
easement
23 PDS2004-3200-20764 Baumgartner parcel map 0 0 0 0 0 0 0 0 6.0 3.0
24 | PDS2004-3100-5278 Anderson major 0.48 0.48 0 0 0 0 0 0 0 0
subdivision
25 PDS2017-LDMJIP-50031 | No information available -- -- -- -- -- -- -- -- -- --
26 | PDS2017-MUP-70-135M2 I'r\é'k')z?lrdde"'a“on_f”e 0 0 0 0 0 0 0 0 0 0
27 | PDS2018-MUP-05-008M5 | AAT&T Mobility plot plan 0 0 0o | o 0 0 0 0 0 0
deviation
28 | PDS2017-MUP-05-008M4 ng;;o'\:"b'“ty plot plan 0 0 0 0 0 0 0 0 0 0
29 | PDS2012-3301-05-008-02 | AT&T plot plan deviation 0 0 0 0 0 0 0 0 0 0
30 PDS2015-MUP-05-008M3 | Sprint plot plan deviation 0 0 0 0 0 0 0 0 0 0
31 | PDS2005-3300-05-008 fsarg'l?tty’\'e"te' telecom 0 0 0 0 0 0 0 0 0 0
32 | PDS2011-3301-05-008-01 | AT&T plot plan deviation 0 0 0 0 0 0 0 0 0 0
33 | PDS2011-3710-11-0025 | Holland boundary 0 0 o[ o | o | o] o | o o] o
adjustment
34 PDS2018-BC-18-0112 Er'_[orth residence lot line
adjustment
35 PDS2019-BC-19-0036 Dietel boundary adjustment 0 0 0 0 0 0 0 0 0 0
36 | PDS2006-3710-06-0047 | -erkins boundary 0 0 o[ o | o | o] o | o o] o
adjustment
37 | PDS2004-3000-04-067 | Agricultural open space 0 0 0 0 0 0 0 0 0 0
easement encroachment
38 | PDS2004-3500-04-028 Varadero Model Homes 0 0 0 0 0 0 0 0 0 0
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Table 4 (cont.)
CUMULATIVE IMPACTS ON BIOLOGICAL RESOURCES!
Resource?
.# on Project Number Project Name CSS — S0c MCC MSMC NNG
Figure 5 Impacts | Mitigation
I M I M I M I M
_ (D M)
39 | PDS2007-3710-07-0082 | Citizen Development Corp. 0 0 0 0 0 0 0 0 0 0
boundary adjustment
40 | PDS2006-3710-06-0167 | McMorris/CDC boundary 0 0 0 0 0 0 0 0 0 0
adjustment
41 | PDS2019-MUP-04-012M9 | Winchester plot plan 0 0 0 0 0 0 0 0 0 0
deviation
42 | PDS2002-3500-02-055 Walz “B” site plan 0 0 0 0 0 0 0 0 0 0
43 PDS2004-3100-5365 Harmony Grove Village 41.7 76.5 0 0 0 0 3.7 | 1.9* | 37.7 | 18.9
Subtotal | 42.18 76.98 0.00 | 0.00 | 0.00 | 0.00 |9.703* | 1.90* | 43.70 | 21.90
44 | PDS2020-TM-5643 Questhaven Tentative Map 7.20 50.62 0.20 | 50.62 | 1.60 | 50.62 | 2.80 | 50.62 | 15.40 | 50.32
TOTAL | 49.38 127.58 0.20 | 50.60 | 1.60 | 50.60 | 12.50* | 52.50 | 59.10 | 72.20

Impacts and mitigation are listed in acres.
2CSS = Diegan coastal sage scrub and variations/ecotones (e.g., coastal sage-chaparral scrub, etc.); SOC = scrub oak chaparral; MCC = mafic chamise chaparral;
MSMC = mafic southern mixed chaparral; NNG = non-native grassland. The mitigation shown in Table 4 for Questhaven is not based on impacts to mitigation
ratios. Rather, the mitigation is an overall program of preservation and/or habitat restoration/preservation of a total of 50.3 acres on and off site (adjacent). Refer to

Section 4.4 and Table 7 of this report.

SImpacts were to southern mixed chaparral, not mafic southern mixed chaparral
“Six acres of the impact is to southern mixed chaparral for which no mitigation was required. Mitigation was required for impacts to 3.7 acres of southern mixed

chaparral from Harmony Grove Village.
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The cumulative projects would impact 0.2 acre of scrub oak chaparral, 1.6 acres of mafic
chamise chaparral, and 12.5 acres of southern mixed chaparral, which have the potential to
support the western spadefoot toad, southern California rufous-crowned sparrow and other
special status species with moderate potential to occur on site. Projects are typically required to
compensate for scrub oak chaparral at a minimum 1:1 ratio; impacts to non-mafic chamise
chaparral and southern mixed chaparral are typically not required; however, mitigation was
required/provided for Harmony Grove Village (project number 43). Impacts to mafic chamise
chaparral and mafic southern mixed chaparral are typically required to be mitigated at a
minimum 3:1 ratio. The project would mitigate impacts to scrub oak chaparral, mafic chamise
chaparral, and mafic southern mixed chaparral through the mitigation program explained in
Mitigation Measure 4.1.A. Therefore, the project’s contribution to the cumulative impacts would
be less than considerable and reduced to a less-than-significant level.

The cumulative projects would impact 59.1 acres of non-native grassland that potentially serve to
provide raptor foraging habitat. Cumulative impacts to raptors would be significant since the
cumulative projects would further reduce the amount of foraging habitat available for these
species. The project’s contribution to this habitat loss would be 15.4 acres. Therefore, the project
would contribute to significant cumulative impacts to raptors. The project proposes to mitigate
for impacts to non-native grassland through the mitigation program explained in Mitigation
Measure 4.1.A. With the implementation of this measure, the project’s contribution on the
cumulative impact to raptor foraging habitat would be less than considerable and reduced to a
less-than-significant level.

3.4 MITIGATION MEASURES AND DESIGN CONSIDERATIONS

Impact 3.1.A The project would directly impact one pair of the CAGN through habitat removal
(see Impact 3.1.L for indirect noise impacts to these species).

Mitigation Measure 3.1.A
No grading or clearing of occupied Diegan coastal sage scrub or Diegan coastal sage scrub-
disturbed shall occur during the breeding season of the CAGN (February 15 — August 31).
All grading permits, improvement plans, and the final map shall state the same. If clearing or
grading is scheduled to occur during the breeding season, a pre-construction survey shall be
conducted to determine whether CAGN occur within the impact area. If there is no CAGN
nesting (includes nest building or other breeding/nesting behavior) within the impact area,
clearing and grading shall be allowed to proceed. If, however, CAGN are observed nesting or
displaying breeding/nesting behavior in the impact area, construction shall be postponed until
all nesting (or breeding/nesting behavior) has ceased or until after August 31.

The loss of Diegan coastal sage scrub and Diegan coastal sage scrub-disturbed shall be
mitigated through the overall mitigation program explained in Mitigation Measure 4.1.A.

Impact 3.1.B The project impact Orcutt’s brodiaea, Nuttall’s scrub oak, western spadefoot toad,
Cooper’s hawk, and southern California rufous-crowned sparrow through loss of habitat and/or
potential direct injury/mortality. Furthermore, the project could impact SSC or County Group 1
species with moderate potential to occur on site.
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Mitigation Measure 3.1.B
Mitigation for Orcutt’s brodiaea shall occur through the translocation of Orcutt’s brodiaea
corms from within the project impact footprint to suitable habitat within the preserve on site
in accordance with a County-, CDFW-, and USFWS-approved translocation plan (Alden
2022; Appendix L).

Nuttall’s scrub oak, western spadefoot toad, Cooper’s hawk and southern California rufous-
crowned sparrow shall be mitigated through implementation of Mitigation Measure 4.1.A

Impacts to Nuttall’s scrub oak would also be mitigated through preservation of 0.4 acre of
scrub oak chaparral on site. In addition, this species is included in the container stock list for
the southern mafic chaparral/coastal sage scrub ecotonal habitat restoration area. The goal
would be for a 3:1 replacement (36 total) of impacted individual oaks through planting of
container stock in the preserve.

Additionally, 21 new water holding basins suitable for western spadefoot toad breeding shall
be created with a combined area of 0.2 acre (Figures 6 and 7a-7c). The basins are only to
create western spadefoot toad breeding opportunities and are not intended to be vernal pools
or wetland habitat. The basins shall be created in flatter areas on site and off site (i.e., in the
adjacent off-site mitigation area; see Mitigation Measure 4.1.A) where surface runoff from
rainfall on hillsides to the west and south is expected to collect. The basins shall be created in
a variety of sizes for a diversity of breeding conditions, with smaller basins potentially
holding water in drier years when there is insufficient rainfall to fill larger basins. The basins
shall be created at depths of approximately one foot, maximum, with gradual slopes to
facilitate toad access. For created basins within the fuel modification zone, mowing shall be
restricted to the dry season and shall be prohibited in the basin areas whenever there is
ponded water. Otherwise, periodic mowing shall be considered compatible with western
spadefoot toad reproduction. The created basins shall be monitored for ponding and toad
activity in conjunction with the five-year maintenance and monitoring period of the on- and
off-site restoration plan prescribed in Mitigation Measure 4.1.A (Appendix K). The only
basin maintenance that shall occur during that five-year period would be to repair damage to
the basins and/or remove weeds if they appear to be hindering the ponding of water.

The potential loss of injury/mortality to individuals of Cooper’s hawk and southern
California rufous-crowned sparrow shall also be mitigated through complying with the
MBTA to avoid impacts to nesting birds.

Potential impacts to SSC or County Group 1 species with moderate potential to occur on site
shall be mitigated through implementation of Mitigation Measure 4.1.A.

Impact 3.1.F The project would impact raptor foraging habitat (non-native grassland, Diegan
coastal sage scrub, Diegan coastal sage scrub-disturbed, and disturbed habitat).

Mitigation Measure 3.1.F
The project shall mitigate the loss of raptor foraging habitat through implementation of
Mitigation Measure 4.1.A.
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Impact 3.1.H The project would cause indirect impacts, particularly at the edge of proposed
development adjacent to proposed or existing open space or other natural habitat areas, to levels
that would likely harm sensitive species over the long term.

Mitigation Measure 3.1.H

To mitigate from potential impacts from increased human activity, open space fencing and
signage shall be installed: 1) at the