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1.0 Introduction

This Biological Resources Technical Report provides an analysis of potential impacts on biological
resources associated with the proposed Nakano project (project) located in the City of Chula Vista
and the City of San Diego, California. The project site (i.e., Assessor's Parcel Number [APN]
624-071-0200) is currently within the City of Chula Vista, with off-site areas in both the City of Chula
Vista and City of San Diego. The project proposes two scenarios: the Annexation Scenario, with the
project site being annexed into the City of San Diego, and the No Annexation Scenario, with the
project site remaining in the City of Chula Vista. The off-site areas would remain in their respective
jurisdictions in both scenarios. Because the project includes both the Annexation Scenario and No
Annexation Scenario, this report addresses consistency with the requirements of both the City of San
Diego and City of Chula Vista.

Biological surveys of the property were conducted in 2020 and 2022 to inventory the biological
resources present, determine the occurrence potential for special status species, species considered
“covered” under the City of Chula Vista and the City of San Diego Multiple Species Conservation
Program (MSCP) Subarea Plans, and to document the jurisdictional area present within the project
area. The methods, results of the surveys, project impacts, and avoidance and mitigation measures
are discussed in accordance with the California Environmental Quality Act (CEQA), Clean Water
Act (CWA), the City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003), the City of San
Diego Biology Guidelines (2018a), City of San Diego MSCP Subarea Plan (City of San Diego 1997),
and the California Fish and Game Code (CFGC).

1.1 Project Description and Location

The project is located east of Interstate 805 (I-805), northwest of Dennery Road, and south of the
Otay River (Figure 1-1). The project is proposed within a the 23.77-acre APN 624-071-0200, as well
as two off-site improvement areas. Grading and improvements are proposed on 21.69 acres of the
project parcel, in addition to off-site improvements including 0.39 acre of remedial grading and trail
improvements within the City of Chula Vista to the north of the project site, and 1.27 acres of grading
for the project's access road and secondary emergency access road within the City of San Diego. The
survey area includes the entire project parcel and off-site improvement areas, plus an approximately
100-foot survey buffer. The project area is within Sections 19 and 24 of Township 18 South, Range 1
and 2 West, of the Imperial Beach, California U.S. Geological Survey (USGS) 7.5-minute topographic
quadrangle.

The project includes two scenarios: the Annexation Scenario, with the project site being annexed into
the City of San Diego, and the No Annexation Scenario, with the project site remaining in the City of
Chula Vista. Both project scenarios propose the same development footprint. The project proposes
a residential development with supporting recreational amenities and infrastructure on the
approximately 23.77-acre project site. The proposed residential uses would consist of
215 multi-family residential dwelling units, including 61 detached condominiums, 84 duplexes, and
70 multi-family dwelling units. Development of up to 221 residential units could be supported on-site
depending on the ultimate unit mix, but the project footprint would remain the same. Recreational
amenities would include a local-serving park, a regional overlook park associated with the Otay
Valley Regional Park, and a trail connection to the Otay Valley Regional Park.

Nakano Project
Page 1



San Marcos Escondido Clev_eland
Batiquitos N fa YS°? be, cree® National
Lagoon o° = sal Forest
Carlsbad o Lake Hodges
RS
Es®© ond!
Encinitas Ramona
Rancho
Santa Fe
SAN DIEGO
Solan: Fairbanks COUNTY
Beac Ranch Poway
Del Mar
_ Barona
Los Penasquitos Reservation
Canyon Presv .
San Vicente
Reservoir
g USMC AIR
STATION )
MIRAMAR Eucalyptus ° R Ve,
Hills oie®
San
. Lakesi
San Diego Santee .@ akeside
Winter
Mission Trails Gardens 6 Harbison
Regional Park Canyon
Bostonia
El Cajon
) Granite Crest
Hills Sycuan
Reservation
Casa de
La Mesa Oro-Mount Ran(?ho san <
Helix Diego  °
@
Lemon Sering atefl
Vall
Grove aney o
{f Jamul
La Presa @ Jamul Indian
Sweetwater Village
@ Reservoir
National Bonita
Clty (€4
2
¢
u
eos)
Y]
Lower Otay
Chula Vista Reservoir
Coronado *o’ay Rive'
Imperial
Beach .®
MEXICO
0 Miles 5 0

* Project Location

FIGURE 1-1

Project Location

M:\JOBS\3396-1\common_gis\Reports\Biotec_2022\Fig1-1.mxd 06/01/2022 bma



RECON Biological Resources Technical Report

To provide access to the project site via Dennery Road, off-site access improvements would be
required within APN 645-400-0500, located in the City of San Diego to the east of the project site.
Secondary emergency access via Golden Sky Way would also require off-site access improvements
east of the project site in the City of San Diego on APNs 645-400-0100 and 645-400-0300. In
addition, off-site improvements would be required to the north of the project site in the City of Chula
Vista on APN 624-071-0100. Off-site improvements would consist of remedial grading to stabilize
the adjacent slope in addition to improvements to formalize an existing disturbed trail connection
through placement of decomposed granite and installation of a peeler pole fence on one side of the
trail.

1.2 Site Description
121 Land Use and Zoning

The project site is currently designated by the City of Chula Vista General Plan (City of Chula Vista
2020) as Open Space and is zoned by the City of Chula Vista as Agricultural Zone A-8. The off-site
remedial grading area is also designated as Open Space but is zoned as Floodway Zone F1.

The off-site access improvement area is designated as Residential — Low Medium by the City of San
Diego Otay Mesa Community Plan (City of San Diego 2014) and is zoned by the City of San Diego
as RM-2-4 (City of San Diego 2019).

The project area is also identified as Open Space within the Otay Valley Regional Park Concept Plan
(County of San Diego et al. 2014), although this plan is a conceptual plan and does not have
jurisdiction over the project area.

The uses in the project site and off-site areas currently consist of vacant land, unpaved roads, and
informal trails. The project site was used for agricultural use until 2000 and is heavily disturbed.
Surrounding land uses include a vacant site and the Otay Valley River Park to the north, I-805 directly
to the west, multi-family residential to the east and southeast, and Kaiser medical offices to the south.

1.2.2  Topography

The elevations in the project area range from approximately 100 feet above mean sea level (amsl) in
the northwest of the project area near 1-805 to approximately 200 feet amsl in the southeast corner
of the off-site impact area along Dennery Road.

1.2.3  Soils

According to the U.S. Department of Agriculture’s (USDA) Soil Survey (USDA 2020a), three soil types
were mapped in the project area: Olivenhain cobbly loam, 9 to 30 percent slopes; Riverwash; and
Salinas clay loam, 0 to 2 percent slopes. The Olivenhain series occurs within the southern portion of
the project area and consists of well-drained, slow or medium runoff, with slow permeability. The
Riverwash occurs in the northern portion of the project area and within the Otay River and consists
of sandy, gravelly, or cobbly substrate with rapid permeability. Salinas series dominates the project
area and consists of deep, well-drained soils that formed in alluvium weathered from sandstone and
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shale, and it has moderately slow permeability. Olivenhain cobbly loam, 9 to 30 percent slopes, and
Riverwash are considered hydric soils (USDA 2020b).

1.2.4  Hydrology

The project area is located in the San Diego Subbasin (HU8) within the Otay River watershed (HU10).
More specifically, it is located within the Poggi Canyon—Otay River Subwatershed (HU12) of the
watershed (Figure 1-2). The project area is located less than 300 feet south of the Otay River. The
Otay River flows southwest to the San Diego Bay (i.e., the Pacific Ocean, a navigable water of the
United States) in Chula Vista, California (Regional Water Quality Control Board [RWQCB] 1998).

There is one U.S. Geological Survey National Hydrography Dataset (NHD) line feature occurring
within the off-site area providing access to Dennery Road (USGS 2020; see Figure 1-2). The NHD line
corresponds to a pipeline or aqueduct at or near the surface. The Otay River corridor to the north of
the project area contains an NHD stream/river line and lake/pond water bodies (USGS 2020; see
Figure 1-2).

1.3 Regulatory Context
131  Federal

1.3.1.1  Federal Endangered Species Act

The federal Endangered Species Act (FESA) (16 United States Code 1531 et seq.) is implemented by
the U.S. Fish and Wildlife Service (USFWS) through a program that identifies and provides for
protection of various species of fish, wildlife, and plants deemed to be in danger of or threatened
with extinction. As part of this regulatory act, the FESA provides for designation of critical habitat,
defined in FESA Section 3(5)(A) as specific areas within the geographical range occupied by a species
where physical or biological features “essential to the conservation of the species” are found and
that “may require special management considerations or protection.” Critical habitat may also
include areas outside the current geographical area occupied by the species that are nonetheless
"essential for the conservation of the species.” There is no USFWS critical habitat within the project
area (USFWS 2020). The closest USFWS critical habitat is for Otay tarplant (Deinandra conjugens) and
is located approximately 0.75 mile northeast and 1.05 miles east of the project area (Figure 1-3).

1.3.1.2  Migratory Bird Treaty Act

The Migratory Bird Treaty Act (MBTA) prohibits the intentional take of any migratory bird or any part,
nest, or eggs of any migratory bird. Under the MBTA, “take” is defined as pursuing, hunting, shooting,
capturing, collecting, or killing, or attempting to do so (16 United States Code 703 et seq.). On
October 4, 2021, the USFWS published a revision of interpretation of the MBTA. With the final rule,
USFWS has effectively reinstated its position that “incidental take” (e.g., pursuing, hunting, shooting,
capturing, collecting, harming, killing) that results from, but is not the purpose of, carrying out
otherwise lawful activity is prohibited by the MBTA. The project is designed to comply with MBTA,
which precludes direct impacts to nesting birds and raptors.

Nakano Project
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1.3.1.3 Clean Water Act

Pursuant to Section 404 of the CWA, the U.S. Army Corps of Engineers (USACE) regulates the
discharge of dredged and/or fill material into “waters of the United States.” The currently accepted
regulations defining waters of the U.S. follow the September 8, 2023, publishment of the final rule:
Revised Definition of "Waters of the U.S.”, Conforming. The agencies’ definition of “waters of the
United States” provides jurisdiction over waterbodies that Congress intended to protect under the
CWA, including traditional navigable waters (e.g., certain large rivers and lakes), territorial seas, and
interstate waters. Notably, this new rule provides a new interpretation of the term “adjacent” whereas
wetlands must contain a surface hydrologic connection to other waters of the U.S. to be considered
adjacent waters of the U.S. and eliminates the applicability of the significant nexus standard for
“non-relatively permanent waters.”

1.3.2 State

1.3.21 California Endangered Species Act

The California Department of Fish and Wildlife (CDFW) administers the California Endangered
Species Act (CESA) (CFGC Section 2050 et seq.), which prohibits the take of plant and animal species
designated by the California Fish and Game Commission as endangered or threatened in California.
Under CESA Section 86, “take” is defined as "hunt, pursue, catch, capture, or kill, or attempt to hunt,
pursue, catch, capture, or kill.” CESA Section 2053 stipulates that state agencies may not approve
projects that will “jeopardize the continued existence of any endangered species or threatened
species or result in the destruction or adverse modification of habitat essential to the continued
existence of those species, if there are reasonable and prudent alternatives available consistent with
conserving the species or its habitat which would prevent jeopardy.”

1.3.2.2 California Fish and Game Code

The CFGC regulates the taking or possession of birds, mammals, fish, amphibians, and reptiles, as
well as natural resources such as wetlands and waters of the State. It includes the CESA (Sections
2050-2115) and Streambed Alteration Agreement regulations (Sections 1600-1616), as well as
provisions for legal hunting and fishing, and tribal agreements for activities involving take of native
wildlife. The CFGC also includes protection of birds (Sections 3500 et seq.) and the Native Plant
Protection Act (Sections 1900-1913), which directed CDFW to carry out the Legislature's intent to
"preserve, protect and enhance rare and endangered plants in this State.”

Pursuant to Section 1602 of the CFGC, the CDFW regulates all diversions, obstructions, or changes
to the natural flow or bed, channel, or bank of any river, stream, or lake that supports fish or wildlife.
A Streambed Alteration Agreement (CFGC Section 1602 et seq.) is required for impacts on
jurisdictional resources, including streambeds and associated riparian habitat.

In addition, the CDFW affords protection over the destruction of nests or eggs of native bird species
(CFGC Section 3503), and it states that no birds in the orders of Falconiformes or Strigiformes (birds
of prey) can be taken, possessed, or destroyed (CFGC Section 3503.5). The project is designed to
comply with Sections 3503 and 3503.3 which precludes direct impacts to nesting birds and raptors.

Nakano Project
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1.3.2.3 Porter—Cologne Water Quality Control Act

The Porter—Cologne Water Quality Control Act (Porter—Cologne Act) protects water quality and the
beneficial uses of water. It applies to surface water and groundwater. Under this law, the State Water
Resources Control Board develops statewide water quality plans, and the RWQCBs develop regional
basin plans that identify beneficial uses, water quality objectives, and implementation plans. The
RWQCBs have the primary responsibility to implement the provisions of statewide plans and basin
plans. Waters regulated under the Porter—Cologne Act include isolated waters that are not regulated
by USACE. Developments with impacts on jurisdictional waters must demonstrate compliance with
the goals of the Porter—Cologne Act by developing stormwater pollution prevention plans, standard
urban stormwater mitigation plans, and other measures to obtain a CWA Section 401 certification
for waters of the U.S. and Waste Discharge Requirements for waters of the State.

1.3.2.4 California Environmental Quality Act

CEQA (California Public Resources Code, Section 21000 et seq.) and the CEQA Guidelines
(14 California Code of Regulations [CCR] 15000 et seq.) require identification of a project’s potentially
significant impacts on biological resources and feasible mitigation measures and alternatives that
could avoid or reduce significant impacts. CEQA Guidelines Section 15380(b)(1) defines endangered
animals or plants as species or subspecies whose “survival and reproduction in the wild are in
immediate jeopardy from one or more causes, including loss of habitat, change in habitat,
overexploitation, predation, competition, disease, or other factors” (14 CCR 15000 et seq.). A rare
animal or plant is defined in CEQA Guidelines Section 15380(b)(2) as a species that, although not
currently threatened with extinction, exists “in such small numbers throughout all or a significant
portion of its range that it may become endangered if its environment worsens; or ... [t]he species is
likely to become endangered within the foreseeable future throughout all or a significant portion of
its range and may be considered 'threatened’ as that term is used in the federal Endangered Species
Act.” Additionally, an animal or plant may be presumed to be endangered, rare, or threatened if it
meets the criteria for listing, as defined further in CEQA Guidelines Section 15380(c). CEQA also
requires identification of a project’s potentially significant impacts on riparian habitats (such as
wetlands, bays, estuaries, and marshes) and other sensitive natural communities, including habitats
occupied by endangered, rare, and threatened species.

1.3.3  Regional

1.3.3.1  MSCP Subregional Plan

The municipalities of southwestern San Diego County collaborated in producing the MSCP
Subregional Plan (City of San Diego 1998). The MSCP Subregional Plan is implemented through
individual Subarea Plans adopted by each jurisdiction in order to receive take authorization for
impacts to covered species and habitats. The MSCP serves as a habitat conservation plan pursuant
to FESA Section 10(a)(1)(B), as well as a Natural Communities Conservation Plan under the Natural
Communities Conservation Planning Act of 2001. The MSCP, as implemented through the Subarea
Plans, allows the participating jurisdictions to authorize take of plant and wildlife species identified
within the plan area. USFWS and CDFW, herein referred to as the Wildlife Agencies, have authority
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to regulate the take of threatened, endangered, and rare species. Under the MSCP, the Wildlife
Agencies have granted take authorization to the local jurisdictions, including the City of San Diego
and City of Chula Vista, for otherwise lawful actions, such as public and private development that
may incidentally take or harm individual species or their habitat outside the designated preserve
areas, in exchange for the assembly and management of a coordinated MSCP Preserve. Both the
City of Chula Vista and City of San Diego are participants in the San Diego MSCP through their
respective Subarea Plans, which are described further below.

The MSCP Subregional Plan established a regional preserve system designed to conserve large
blocks of interconnected habitat having high biological value that are delineated in Multi-Habitat
Planning Areas (MHPAs). To provide a framework for the establishment of MHPAs through Subarea
Plans, the MSCP Subregional Plan identified Biological Core Areas and habitat linkages containing
high concentrations of sensitive biological resources. As stated in Section 2.2 of the MSCP
Subregional Plan (City of San Diego 1998):

The core and linkages map was developed as an analytical tool to assist in testing
preserve design criteria and levels of species conservation. It is not a regulatory map
..While the entire acreage within a core area may not be important for preservation,
the core and linkage configuration assists in visualizing a framework for a regional
preserve network. Jurisdictions and other agencies prepared subarea plans with
specific preserve boundaries by maximizing inclusion of unfragmented core resource
areas and linkages in their preserve designs, given other parameters and objectives
... Although this map was used to identify important biological areas and linkages,
the habitat evaluation map is not intended to replace site-specific field survey data
and evaluations.

The project area is located within the MSCP Subregional Plan Biological Core Area 4 and Habitat
Linkage M (County of San Diego 1998) (Figure 1-4). However, neither of these areas, where they
overlap the project area, were included within the City of Chula Vista or City of San Diego MSCP
Subarea Plan’s MHPA boundaries.

134  Local
1.3.41 City of Chula Vista

a. Chula Vista MSCP Subarea Plan

The MSCP is implemented in Chula Vista through the City of Chula Vista's MSCP Subarea Plan (City
of Chula Vista 2003). Within the City of Chula Vista Subarea Plan, the project area is designated as
"Development Area Outside Covered Projects” (i.e., not designated a preserve or conservation area)
and is not located immediately adjacent to any 75% or 100% Conservation Areas (Figure 1-5). The
closest conservation area (75 percent) is located approximately 197 feet north of the project area
within the Otay River (see Figure 1-5). As defined by the City of Chula Vista Subarea Plan, projects
within the Development Area Outside Covered Projects planning area shall adhere to the City of
Chula Vista's Habitat Loss and Incidental Take (HLIT) Ordinance (City of Chula Vista 2022).
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Image Source: NearMap (flown January 2023)
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b. Habitat Loss and Incidental Take Ordinance

In compliance with the MSCP Subregional Plan and the Subarea Plan, the City of Chula Vista
established development standards in the HLIT Ordinance (HLIT), as a condition of issuance of take
authorization by the Wildlife Agencies. The HLIT is consistent with the conservation and mitigation
goals of the 1998 MSCP Subregional Plan and the City of Chula Vista MSCP Subarea Plan.
Furthermore, the HLIT provides standards for development, identifies specific impact thresholds for
special-status resources, and defines the mitigation requirements for impacts to native and some
non-native communities (e.g., non-native grassland). HLIT Ordinance findings are presented in
Attachment 1.

c. Narrow Endemic Species

The HLIT provides for the protection of narrow endemic species and outlines specific impact
avoidance/ minimization requirements. Projects sited within Development Areas Outside Covered
Projects shall avoid impacts to narrow endemic species to the maximum extent practicable and
where unavoidable, shall be limited to 20 percent of the species population as approved by the City
of Chula Vista, USFWS, and CDFW. If greater than 20 percent population impacts to narrow endemic
species are anticipated as a result of the project, equivalency findings shall be prepared and
approved prior to project approval.

d. Wetlands Protection

In accordance with the City of Chula Vista MSCP Subarea Plan and HLIT Ordinance, development
projects that contain wetlands are required to demonstrate that impacts to wetlands have been
avoided to the greatest extent practicable and, where impacts are nonetheless proposed, that such
impacts have been minimized. For unavoidable impacts to wetlands, the mitigation ratio will be in
accordance with the wetlands mitigation ratios identified in the City of Chula Vista MSCP Subarea
Plan and impacts will be subject to no-net-loss wetland policies. The wetlands mitigation ratios
provide a standard for each habitat type but may be adjusted depending on both the functions and
values of the impacted wetlands and the wetlands mitigation proposed by the project.

1.3.4.2 City of San Diego

a. City of San Diego MSCP Subarea Plan

The MSCP is implemented in the City of San Diego through the City of San Diego’s MSCP Subarea
Plan. The City of San Diego’s MSCP Subarea Plan identifies lands designated as MHPA, which is a
"hard-line” preserve developed by the City of San Diego in cooperation with the wildlife agencies,
developers, property owners, and various environmental groups. Within the MHPA, biological core
resource areas and corridors targeted for conservation are identified and discussed, in which
development restrictions may occur (City of San Diego 1997). The project area, with the exception of
the off-site access area located within the City of San Diego, is located outside the City of San Diego
Subarea Plan (see Figure 1-1). The project area is located outside the nearest MHPA, which is
approximately 180 feet west of the project area, across 1-805 (see Figure 1-5).
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b. Environmentally Sensitive Lands Regulations

Environmentally Sensitive Lands (ESL) include sensitive biological resources, steep hillsides, coastal
beaches, sensitive coastal bluffs and 100-year floodplains (City of San Diego 2022). Mitigation
requirements for sensitive biological resources follow the requirements of the City of San Diego’s
Biology Guidelines (2018a) as outlined in the City of San Diego’s Municipal Code ESL Regulations
(Chapter 14, Article 3, Division 1). Impacts to biological resources within and outside the MHPA must
comply with the ESL Regulations, which also serve as standards for the determination of biological
impacts and mitigation under the CEQA in the City of San Diego.

The purpose of the ESL Regulations is to, "protect, preserve and, where damaged, restore the ESL of
San Diego and the viability of the species supported by those lands.” The regulations applicable to
the proposed project and discussed in this report require development avoid impacts to certain
sensitive biological resources as much as possible including but not limited to MHPA lands; wetlands
and vernal pools in naturally occurring complexes; federal and state listed, non-MSCP Covered
Species; and MSCP Narrow Endemic species. Furthermore, the ESL Regulations state that wetlands
impacts should be avoided, and unavoidable impacts should be minimized to the maximum extent
practicable. Where impacts are unavoidable, deviation findings must be made in accordance with
Section 143.0150 of the City of San Diego Municipal Code. In addition to protecting wetlands, the
ESL Regulations require that a buffer be maintained around wetlands, as appropriate, to protect
wetland-associated functions and values.

c. City of San Diego Wetlands Definition

The extent of City of San Diego wetland jurisdiction is determined based on the definition of
“wetland” provided in the Land Development Code Section 113.0103 under the ESL Regulations
(Section 143.0141[b]), which state the following:

"Wetlands” are defined as areas which are characterized by any of the following
conditions:

All areas persistently or periodically containing naturally occurring wetland
vegetation communities characteristically dominated by hydrophytic vegetation,
including but not limited to salt marsh, brackish marsh, freshwater marsh, riparian
forest, oak riparian forest, riparian woodlands, riparian scrub, and vernal pools;

Areas that have hydric soils or wetland hydrology and lack naturally occurring
wetland vegetation communities because human activities have removed the
historic wetland vegetation or catastrophic or recurring natural events or
processes have acted to preclude the establishment of wetland vegetation as in
the case of salt pannes and mudflats;

Areas lacking wetland vegetation communities, hydric soils and wetland
hydrology due to non-permitted filling of previously existing wetlands;

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

Nakano Project
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The City of San Diego uses the criteria listed in Section 320.4(b)(2) of the USACE General Regulatory
Policies (33 CFR 320-330) to apply an appropriate buffer around wetlands that serves to protect the
function and value of the wetland. According to the City of San Diego’s Biology Guidelines, a wetland
buffer is an area surrounding a wetland that helps protect the function and value of the adjacent
wetland by reducing physical disturbance; provides a transition zone where one habitat phases into
another; and acts to slow floodwaters for flood and erosion control, sediment filtration, water
purification, and groundwater recharge (City of San Diego 2018a). The width of the buffer is
determined by factors such as type and size of development, sensitivity of the wetland resource to
edge effects, topography, and the need for upland transition (City of San Diego 2018a). There are no
set buffer widths required for wetlands delineated outside the Coastal Zone.

d. City of San Diego Biology Guidelines

The City of San Diego's Biology Guidelines (2018a) presented in the Land Development Manual have
been developed “to aid in the implementation and interpretation of the Environmentally Sensitive
Lands Regulations (ESL), San Diego Land Development Code, Chapter 14, Division 1, Section 143.0101
et seq., and the Open Space Residential (OR-1-2) Zone, Chapter 13, Division 2, Section 131.0201 et
seq.” (City of San Diego 2018a). The Biology Guidelines also provide standards for the determination
of impact and mitigation under CEQA and the California Coastal Act. Sensitive biological resources,
as defined by the ESL Regulations, include lands within the MHPA as well as other lands outside the
MHPA that contain wetlands; vegetation communities classifiable as Tier I, II, llIA, or llIB; habitat for
rare, endangered, or threatened species; or narrow endemic species. The most sensitive habitats are
classified as Tier |, with the least sensitive classified as Tier IV, and varying mitigation ratios and
requirements that mitigation be in tier or in kind are based on the sensitivity of the habitat being
affected.

In addition, the location of impact inside or outside the City of San Diego’s MHPA determines where
and how much mitigation is required, with the highest ratios being required for mitigation outside
the MHPA when project impacts occur within the MHPA (City of San Diego 2018a). Habitat mitigation
requirements, along with seasonal grading restrictions, provide protections for sensitive species, with
additional species-specific mitigation required for significant impacts to narrow endemic species.
Limitations on development in the MHPA also protect wildlife movement corridors (e.g., linear areas
of the MHPA less than 1,000 feet wide) (City of San Diego 2018a).

The project site contains wetlands and Tier Il and IIB habitat, as well as species addressed in the City
of San Diego Biology Guidelines. The project site is not located in the Coastal Zone.

2.0  Methods and Survey Limitations

Data regarding biological resources present within the project area were obtained through a review
of pertinent literature and field reconnaissance, both of which are described in detail in this section.
Survey areas were determined based on suitable habitat for the resource for which the survey was
conducted.
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2.1 Literature Review

The following data sources were reviewed to assist with the biological resources analysis:

e Draft Biological Resources Technical Report for the Nakano Property (Dudek 2022)

e Nakano Environmental Constraints Analysis Report (RECON 2017)

e Biological Technical Report and Wetland Delineation Report for the Nakano Property
(RECON 2011)

e U.S. Department of Agriculture Web Soil Survey (USDA 2020a, 2020b)

e CDFW California Natural Diversity Database (CNDDB) — Special Animals List (CDFW 2022a)

e CDFW CNDDB - RareFind, Version 5 (CDFW 2020)

e The Calflora Database (Calflora 2020)

e California Native Plant Society (CNPS) Inventory of Rare and Endangered Plants (CNPS 2020)

e Consortium of California Herbaria vascular plant data (2020)

e City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003)

e City of San Diego MSCP Subarea Plan (City of San Diego 1997)

e City of San Diego Municipal Code, Land Development Code—Biology Guidelines (City of San
Diego 2018a)

o USFWS Species Occurrence Data (USFWS 2020)

e San Diego Geographic Information Source database (2020)

2.2 Field Reconnaissance

Biological field surveys for the project were initially conducted in 2020 and included vegetation and
land cover mapping, habitat quality assessment, a jurisdictional delineation, rare plant surveys, and
protocol surveys for coastal California gnatcatcher (Polioptila californica californica), least Bell's
vireo (Vireo bellii pusillus), and southwestern willow flycatcher (Empidonax traillii extimus). In 2022, a
general biological survey was conducted to verify the habitat conditions from the 2020 surveys and
a jurisdictional delineation was also conducted to map the current extent of aquatic resources within
the project area. Rare plant surveys were also updated in spring 2022 to verify the current extent of
rare plant populations within the project area. Based on the habitat conditions noted on-site during
the biological verification survey, the results of the 2020 protocol surveys for coastal California
gnatcatcher, least Bell’s vireo, and southwestern willow flycatcher were determined to be valid, as
discussed in further detail in Sections 2.2.4.2 and 2.2.4.3. Thus, no additional protocol surveys for
these species were conducted.

Table 1 lists the survey dates, times, surveying biologists, and weather conditions during the survey.
All biological surveys were conducted in accordance with the City of San Diego’s Guidelines for
Conducting Biological Surveys (City of San Diego 2018a).

The surveys were performed under favorable survey conditions to detect most plant and animal
species present and were conducted on foot to ensure 100 percent visual coverage of the site. The
survey area incorporated the project area and a surrounding 100-foot buffer. Details regarding
specific survey methodologies are provided in the sections that follow under each resource (i.e., flora,
fauna, wetlands, and special-status species).
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Table 1

Schedule of Surveys

Date

Time

Personnel

Purpose

Conditions

Vegetation Mapping, Jurisdictional Delineation, and Rare Plant Surveys

Water Mark Forms)

02/25/2020 | 09:29 a.m.~02:50 Erin Bergman' Vegetation Mapping, 68°F-75°F; 0% c¢;
p.m. Callie Amoaku' Jurisdictional Delineation 0-1 mph wind
05/04/2020 | 6:30 a.m.~1:18 p.m. Erin Bergman' Rare Plant Survey Pass 1 57°F=78°F; 30%—70% cc;
0-2 mph wind
06/22/2020 | 9:00 a.m.—3:03 p.m. Olivia Koziel' Rare Plant Survey Pass 2 66°F-72°F; 20%-100% cc;
1-4 mph wind
3/24/2022 | 9:30 a.m.—1:00 p.m. Cailin Lyons? Biological Verification Survey | 68°F-73°F; 0% cc;
Gerry Scheid? & Habitat Assessment, 0-1 mph wind
Jurisdictional Delineation
5/20/2022 7:30 a.m.—11:30 a.m. Jason Sundberg? | Rare Plant and Botanical 64°F-66°F; 100% cc;
Surveys 1-6 mph wind
9/7/2022 8:30 a.m.~10:00 a.m. | Cailin Lyons? Biological Survey (off-site 72°F-78°F; 0% c¢;
Gerry Scheid? trail) 0-2 mph wind
6/30/2023 | 10:30 a.m.-11:30 a.m. | Gerry Scheid? Jurisdictional Delineation 71°F=72°F; 0% cc;
Update (2023 Ordinary High | 0-2 mph wind

Protocol Coa

stal California Gnatcatcher Surveys

02/20/2020 | 8:29 a.m~11:53 p.m. Erin Bergman' CAGN Protocol Survey Pass 1 | 60°F-65°F; 0%—50% cc;
0-3 mph winds

02/27/2020 | 7:58 a.m~11:11 p.m. Erin Bergman' CAGN Protocol Survey Pass 2 | 60°F-76°F; 0%-25% cc;
0-2 mph winds

03/05/2020 | 6:43 a.m.~11:43 p.m. | Erin Bergman' CAGN Protocol Survey Pass 3 | 58°F-74°F; 0%—75% cc;
0-3 mph winds

Protocol Least Bell's Vireo and Southwestern Willow Flycatcher Surveys

05/22/2020 | 8:10 a.m.=10:00 a.m. Brock Ortega' LBVI Protocol Survey Pass 1/ | 55°F-61°F; 60%—-70% cc;
SWFL Protocol Survey Pass 1 | 3 mph wind
06/01/2020 | 6:10 a.m.—8:00 a.m. Brock Ortega' LBVI Protocol Survey Pass 2 / | 60°F-62°F; 80%—100% cc;
SWFL Protocol Survey Pass 2 | 0-5 mph wind
06/13/2020 | 7:30 a.m.~9:30 a.m. Shana Carey! LVBI Protocol Survey Pass 3 64°F-69°F; 0% cc;
1-5 mph wind
06/21/2020 | 6:30 a.m.—8:10 a.m. Brock Ortega' LBVI Protocol Survey Pass 4 / | 63°F-65°F; 5%-100% cc;
SWEFL Protocol Survey Pass 3 | 0-3 mph wind
07/01/2020 | 5:50 a.m.—8:00 a.m. Brock Ortega' LBVI Protocol Survey Pass 5/ | 60°F-62°F; 100% cc;
SWFL Protocol Survey Pass 4 | 0-3 mph wind
07/10/2020 | 6:10 a.m.—8:00 a.m. Brock Ortega' LBVI Protocol Survey Pass 6 / | 65°F; 50%-100% cc;
SWFL Protocol Survey Pass 5 | 0-3 mph wind
07/21/2020 | 7:30 a.m.=9:00 a.m. Brock Ortega' LBVI Protocol Survey Pass 7 65°F-68°F; 0%-10% cc;
0-3 mph wind
07/31/2020 | 7:30 a.m.—9:30 a.m. Shana Carey' LBVI Protocol Survey Pass 8 68°F-75°F; 0% cc;
1-4 mph wind

Dudek
2RECON Envi

ronmental

°F = degrees Fahrenheit; cc = cloud cover; mph = miles per hour; CAGN = coastal California gnatcatcher;
LBVI = least Bell's vireo; SWFL = southwestern willow flycatcher.
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2.2.1  Vegetation Mapping

Vegetation communities and land cover types within the survey area were mapped in the field
directly onto a 100-foot-scale (1 inch = 100 feet), aerial-photograph-based field map with overlay of
the project survey area. Following completion of the fieldwork, all vegetation polygons were
transferred to a topographic base and digitized using ArcGIS, and a geographic information
system (GIS) coverage was created. Once in ArcGIS, the acreage of each vegetation community and
land cover present within the project area was determined.

Pursuant to the City of San Diego's Biology Guidelines (City of San Diego 2018a), the vegetation
community and land cover mapping follows the Draft Vegetation Communities of San Diego
County (Oberbauer et al. 2008), which is based on the Preliminary Descriptions of the Terrestrial
Natural Communities of California (Holland 1986). These habitats were then cross-walked to their
corresponding community in the City of San Diego’s Biology Guidelines (City of San Diego 2018a).
Areas within the project area supporting less than 30 percent native plant species cover were
mapped as disturbed land and areas supporting at least 20% native plant species, but less than
50 percent native cover, were mapped as a disturbed native vegetation community (e.g., disturbed
coastal sage scrub).

2.2.2 Flora

The plant species encountered during the field survey were identified and recorded directly into a
field notebook. Plant species that could not be identified immediately were brought into the
laboratory for further investigation. Latin and common names follow the Checklist of the Vascular
Plants of San Diego County 5" Edition (Rebman and Simpson 2014). Where the scientific name listed
in Rebman and Simpson (2014) differs from the name currently recognized by the Jepson
Interchange List of Currently Accepted Names of Native and Naturalized Plants of California (Jepson
Flora Project 2020) or that listed in the CNPS Inventory of Rare and Endangered Plants (CNPS 2020),
the synonym is included in brackets following the name listed in Rebman and Simpson (2014).

2.2.3 Fauna

Wildlife species detected during the field survey by sight, calls, tracks, scat, or other signs were
recorded directly into a field notebook. Latin and common names of any animals detected follow
Crother (2017) for reptiles and amphibians, American Ornithological Society (2018) for birds, Wilson
and Reeder (2005) for mammals, and North American Butterfly Association (2016) or San Diego
Natural History Museum (2002) for butterflies. In addition to species actually detected during the
surveys, expected wildlife use of the project area was determined by known habitat preferences of
local species and knowledge of their relative distributions in the area.

2.24 Special-Status Biological Resources

Searches of the CNPS 2020 online inventory database and CNDDB online inventory were conducted
to assist in the determination of special-status plant and wildlife species potentially present within
the project area (CDFW 2020; CNPS 2020). Specifically, both a one-quad search and a nine-quad
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search were conducted. In addition to these state database searches, each of the species covered
under the City of San Diego and City of Chula Vista MSCP Subarea Plans, including narrow endemic
species, were individually evaluated in relation to the project area to assist in determining their level
of potential to occur on-site.

Additionally, the potential for Crotch’'s bumble bee (Bombus crotchii) was evaluated based on
guidance from CDFW. The habitat on-site was evaluated for Crotch’s bumble bee based on the
general biological and botanical surveys conducted between 2020 and 2022. During these surveys,
a complete list of botanical resources, including potential host and nectar plants, were recorded. In
addition, potential nesting resources were also evaluated. An updated records search of CNDDB was
also conducted in 2023 to encompass data provided by the Bumble Bees of North America database
contributed in 2022 (CDFW 2023a; Leif Richardson, pers. comm., July 27, 2023). Given that no
Crotch’s bumble bee records occur within five miles of the project site and that habitat quality is low
for nesting, as discussed in Section 3.4.2.4, no nesting surveys were proposed. Foraging surveys are
proposed prior to construction as further discussion in Section 6.1.3.1 and 6.2.3.1.

2.2.41 Special-Status Plant Species Surveys

Focused surveys for special-status plant species were conducted in May and June 2020 and updated
in May 2022. The focused surveys were conducted at the appropriate phenological stage (blooming
and fruiting) to detect and identify the target species. Reference checks of Otay tarplant populations
were conducted at known populations in the vicinity to ensure spring visits were conducted during
the optimal blooming period and during years with appropriate conditions. Surveys were conducted
within suitable habitat areas within the project area. Field survey methods and mapping of rare plants
generally conformed to California Native Plant Society Botanical Survey Guidelines (CNPS 2001),
Protocols for Surveying and Evaluating Impacts to Special Status Native Populations and Natural
Communities (CDFW 2009), and USFWS's General Rare Plant Survey Guidelines (Cypher 2002).
Special-status plant observations were mapped in the field using a global positioning system
receiver.

2.2.4.2 Protocol Coastal California Gnatcatcher Surveys

Protocol surveys for coastal California gnatcatcher were performed within the project area between
February and March 2020 by coastal California gnatcatcher-permitted biologists. The surveys were
conducted following USFWS's Coastal California Gnatcatcher (Polioptila californica californica)
Presence/Absence Survey Protocol (USFWS 1997), using the breeding season survey methods. The
USFWS guidelines specify that each area potentially supporting coastal California gnatcatchers be
surveyed a minimum of three times at a minimum interval of seven days. The survey report is
provided in Attachment 2. Additional surveys were not deemed necessary in 2022 as all suitable
habitat on-site is considered occupied based on the 2020 survey results.

The biologists were provided with 100-scale (1 inch = 100 feet) aerial photographs of the study area
overlaid with the vegetation and site boundaries to map any coastal California gnatcatcher individuals,
pairs, nests, and family groups, if observed. Binoculars were used to aid in detecting and identifying
birds and other wildlife species. Appropriate birding binoculars (8 millimeters x 42 millimeters power)
were used by each permitted biologist to aid in detecting and identifying bird species. A recording
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of vocalizations was used frequently to elicit a response from the species. The recording was played
approximately every 50 to 100 feet, and when a coastal California gnatcatcher was detected, the
playing of the recording was ceased to avoid harassment.

2.2.4.3 Protocol Least Bell’s Vireo and Southwestern Willow Flycatcher
Surveys

Protocol surveys for least Bell's vireo and southwestern willow flycatcher were performed within the
project area between May and July 2020. Riparian habitat within the project area was surveyed eight
times for least Bell's vireo and five times for southwestern willow flycatcher. The survey report is
provided in Attachment 3. Additional surveys for least Bell's vireo were not deemed necessary in
2022 as all suitable habitat on-site is considered occupied based on the 2020 survey results.
Furthermore, additional surveys for southwestern willow flycatcher were not deemed necessary in
2022 as the general biological survey confirmed that no suitable breeding habitat is present on-site.

Surveys for least Bell's vireo and southwestern willow flycatcher were conducted concurrently. Due
to differences in detectability, surveys were conducted sequentially, with surveys for southwestern
willow flycatcher first (i.e., first thing in the morning) and surveys for least Bell’s vireo conducted
immediately after. Additionally, for linear survey routes within a riparian corridor, southwestern willow
flycatcher was surveyed from the starting point to the end, and least Bell's vireo was surveyed on the
way back. All surveys consisted of slowly walking a methodical, meandering transect within and
adjacent to all riparian habitat on-site. The perimeter was also surveyed. This route was arranged to
cover all suitable habitat on-site. If observed, special-status wildlife observations were mapped in the
field using the ESRI Collector mobile application to record location and population information.
Binoculars were used to aid in detecting and identifying wildlife species.

The five surveys conducted for southwestern willow flycatcher followed the currently accepted
protocol (Sogge et al. 2010), which states that a minimum of five survey visits is needed to evaluate
a project’s effects on southwestern willow flycatcher. The protocol recommends one survey between
May 15 and 31, two surveys between June 1 and June 24, and two surveys between June 25 and July
17. Consistent with the protocol, surveys during the final period (June 25 and July 17) were separated
by at least 5 days. A recording of southwestern willow flycatcher vocalizations was used,
approximately every 50 to 100 feet within suitable habitat to induce southwestern willow flycatcher
responses.

In compliance with the accepted Least Bell's Vireo Survey Guidelines (USFWS 2001), eight protocol
surveys were conducted by qualified Dudek biologists within all riparian areas and any other potential
least Bell's vireo habitats between May 22 and July 31, 2020 (see Table 1). The site visits were
conducted at least 10 days apart to maximize the detection of early and late arrivals, females,
non-vocal birds, and nesting pairs. Recordings of least Bell's vireo vocalizations were not used during
the surveys. Surveys were conducted between dawn and 11:00 a.m. and were not conducted during
periods of excessive or abnormal cold, heat, wind, rain, or other inclement weather.

2.2.5 Jurisdictional Aquatic Resource Delineation

A routine jurisdictional waters/wetland delineation, following the guidelines set forth by the
USACE (1987, 2008), was performed by RECON biologist Gerry Scheid on March 24, 2022 to verify
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previous mapping conducted by Dudek in 2020 and gather field data at potential jurisdictional
waters in the survey area for the aquatic resources delineation report. Wetland waters were
delineated using the USACE three-parameter method. Non-wetland water parameters were
evaluated as part of the assessment of the presence of an Ordinary High Water Mark. Prior to
conducting the delineation, aerial photographs and USGS topographic maps of the site were
examined. Once on-site, the potential federal, state, City of San Diego, and City of Chula Vista
jurisdictional areas were examined to determine the presence and extent of any jurisdictional waters.
More details regarding the delineation survey can be found in the aquatic resources delineation
report (Attachment 4).

2.3 Survey Limitations

Site visits were conducted during daylight hours. Surveys were conducted mostly during the daytime
to maximize visibility for the detection of plants and most animals. Birds represent the largest
component of the vertebrate fauna, and because they are active in the daytime, diurnal surveys
maximize the number of observations of this portion of the fauna. Daytime surveys may result in
fewer observations of animals that are more active at night, such as mammals. In addition, many
species of reptiles and amphibians are nocturnal and/or secretive in their habits and are difficult to
observe using standard meandering transects. To account for survey limitations, special-status
wildlife species that could occur based on pertinent distribution and habitat preference literature and
recorded off-site observations are analyzed herein based on their potential to occur.

Focused surveys for potentially occurring special-status plants were conducted for the project area
in two passes (i.e., spring and summer) to document rare plants that have different seasonal
blooming periods. In addition, reference checks were performed at known Otay tarplant populations
in the project vicinity to ensure that spring surveys were conducted during the optimal blooming
period and during years with appropriate conditions.

3.0 Results of Surveys

3.1  Vegetation Communities and Land Cover Types

A total of eight vegetation communities and four land cover types were identified within the project
area: Diegan coastal sage scrub, Diegan coastal sage scrub: Baccharis-dominated, non-native
grassland, Arundo-dominated riparian, mule fat scrub, southern willow scrub, emergent wetland,
disturbed wetland, disturbed habitat, eucalyptus woodland, and urban/developed (Table 2;
Figure 3-1). Vegetation communities are classified according to each City’s MSCP Subarea Plan and
those considered sensitive are listed as wetlands, Tier |, Tier I, or Tier lll/lIIB (City of San Diego
2018a; City of Chula Vista 2003). A brief description of each community and land cover type is also
provided below and representative photographs are shown in Attachment 5.
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Image Source: NearMap (flown January 2023)
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Table 2
Vegetation Communities and Land Cover Types in the Project Area

City of City of City of San Off-Site Off-Site
San Diego Biology Chula Diego Area — City | Area - City Total
Vegetation Guidelines Vista Biological Project of Chula of San Project
Community/Land Vegetation Subarea Guidelines Site Vista Diego Area
Cover Type Community Plan Tier Tier (acres) (acres) (acres) (acres)
Upland Vegetation Communities
Diegan coastal sage | Coastal sage scrub I I 4.49 . 506 6.55
scrub
Diegan coastal sage | Coastal sage scrub
scrub: Baccharis- I I 0.16 0.76 — 0.92
dominated
Non-native Non-native I B 13.96 0.1 0.71 1478
grassland grassland
Wetland Vegetation Communities
Arundo-dominated | Riparian scrub Wetlands | Wetlands — 0.09 0.03 0.12
riparian
Mule fat scrub Riparian scrub Wetlands Wetlands 0.11 — — 0.11
ifrttg‘em willow Riparian scrub Wetlands | Wetlands 0.31 0.35 0.16 0.82
Emergent wetland Riparian scrub Wetlands Wetlands 0.18 — — 0.18
Disturbed wetland Disturbed wetlands Wetlands Wetlands 0.05 — — 0.05
Land Covers
Disturbed habitat Disturbed land % % 4.51 2.05 1.57 8.13
Eucalyptus Eucalyptus
woodland woodland v v - B 180 180
Ornamental Disturbed land Y Y — — 1.86 1.86
Urban/developed Disturbed land N/A v — — 1.53 1.53
Total 23.77 3.36 9.72 36.85

3.1.1

Diegan Coastal Sage Scrub

Diegan coastal sage scrub is a native vegetation community that, according to Oberbauer et al.
(2008), is composed of a variety of soft, low, aromatic shrubs, characteristically dominated by
drought-deciduous species—such as coastal sagebrush (Artemisia californica), California
buckwheat (Eriogonum fasciculatum), and sages (Salvia spp.—with scattered evergreen shrubs,
including lemonadeberry (Rhus integrifolia) and laurel sumac (Malosma laurina).

Diegan coastal sage scrub occupies a total of 6.55 acres within the project area (see Figure 3-1).
This vegetation community occurs on the southern portion of the project area. The City of Chula
Vista's MSCP Subarea Plan identifies coastal sage scrub as Tier Il “uncommon uplands” (City of
Chula Vista 2003). Coastal sage scrub is considered a Tier Il habitat by the City of San Diego’s
Biology Guidelines (City of San Diego 2018a).

3.1.2

Diegan coastal sage scrub: Baccharis-dominated is similar to Diegan coastal sage scrub except that
it is dominated by Baccharis species (broom baccharis [B. sarothroides] and/or coyote brush
[B. pilularis]) (Oberbauer et al. 2008). This community typically occurs on disturbed sites or those with
nutrient-poor soils and is often found within other forms of Diegan coastal sage scrub and on upper

Diegan Coastal Sage Scrub: Baccharis-Dominated

Nakano Project
Page 22



RECON Biological Resources Technical Report

terraces of river valleys. This community is distributed along coastal and foothill areas in San Diego
County.

Diegan coastal sage scrub: Baccharis-dominated occupies a total of 0.92 acres within the project
area (see Figure 3-1). This vegetation community occurs on the northeastern portion of the project
area. The City of Chula Vista’'s MSCP Subarea Plan identifies coastal sage scrub as Tier I
“uncommon uplands” (City of Chula Vista 2003). Coastal sage scrub is considered a Tier Il habitat
by the City of San Diego'’s Biology Guidelines (City of San Diego 2018a).

3.1.3 Non-Native Grassland

Non-native grassland consists of dense to sparse cover of annual grasses with flowering culms
between 0.5 to 3 feet in height (Oberbauer et al. 2008). In San Diego County the presence of wild
oat (Avena fatua), bromes (Bromus spp.), stork’s bills (Erodium spp.), and mustards (Brassica spp.) are
common indicators. In some areas, depending on past disturbance and annual rainfall, annual forbs
may be the dominant species; however, it is presumed that grasses will dominate.

Non-native grassland occupies a total of 14.78 acres within the project area (see Figure 3-1). This
vegetation community is the most dominant community in the project area and occurs on the
central portion of the project area. The City of Chula Vista’'s MSCP Subarea Plan identifies
non-native grassland as Tier lll “"common uplands” (City of Chula Vista 2003). Non-native grassland
is considered a Tier IlIB habitat by the City of San Diego's Biology Guidelines (City of San Diego
2018a).

3.14  Arundo-Dominated Riparian

The Arundo-dominated riparian vegetation community is composed of monotypic or nearly
monotypic stands of giant reed (Arundo donax) that are fairly widespread in Southern California.
Typically, it occurs on moist soils and in streambeds and may be related directly to soil disturbance
or the introduction of propagules by grading or flooding. Mapped occurrences may include
surrounding native trees. Giant reed often occupies jurisdictional wetlands.

The area mapped as Arundo-dominated riparian occupies 0.12 acre within the project area and
occurs entirely within the 100-foot survey buffer (see Figure 3-1). The City of Chula Vista's MSCP
Subarea Plan identifies Arundo-dominated riparian (disturbed wetland) as “wetlands” (City of Chula
Vista 2003). Arundo-dominated riparian is considered a wetland (riparian scrub) per the City of San
Diego’s Biology Guidelines (City of San Diego 2018a).

3.1.5 Southern Willow Scrub

Southern willow scrub is a dense, broad-leafed, winter-deciduous riparian thicket dominated by
several willow species (Salix spp.), with scattered emergent western cottonwood (Populus fremontii
ssp. fremontii) and western sycamore (Platanus racemosa). This community was formerly extensive
along the major rivers of coastal Southern California but is now much reduced (Oberbauer et al.
2008).
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The areas mapped as southern willow scrub occupy 0.82 acre within the project area and occur along
the eastern boundary of the project area (see Figure 3-1). The City of Chula Vista’s MSCP Subarea
Plan identifies southern willow scrub (riparian scrub) as “wetlands” (City of Chula Vista 2003).
Southern willow scrub is considered a wetland (riparian scrub) per the City of San Diego’s Biology
Guidelines (City of San Diego 2018a).

3.1.6  Mule Fat Scrub

Mule fat scrub is a depauperate, tall, herbaceous riparian scrub strongly dominated by mule fat
(Baccharis salicifolia ssp. salicifolia). This early seral community is maintained by frequent flooding.
Site factors include intermittent stream channels with fairly coarse substrate and moderate depth to
the water table (Oberbauer et al. 2008). This community type is widely scattered along intermittent
streams and near larger rivers.

The area mapped as mule fat scrub occupies 0.11 acres within the project area and occurs along the
eastern boundary of the project area (see Figure 3-1). The City of Chula Vista's MSCP Subarea Plan
identifies mule fat scrub (riparian scrub) as “wetlands” (City of Chula Vista 2003). Mule fat scrub is
considered a wetland (riparian scrub) per the City of San Diego’s Biology Guidelines (City of San
Diego 2018a).

3.1.7 Disturbed Wetland

Disturbed wetlands are characterized by areas permanently or periodically inundated by water, which
have been significantly modified by human activity. Characteristic species include giant reed,
tamarisk (Tamarix spp.) and fan palms, though may be consisting of bare ground or contain native
wetland plants such as willows (Salix spp.) (Oberbauer at al. 2008).

The areas mapped as disturbed wetland occupy 0.05 acre within the project area and occur along the
eastern boundary of the project area (see Figure 3-1). The City of Chula Vista's MSCP Subarea Plan
identifies disturbed wetland (disturbed wetlands) as “wetlands” (City of Chula Vista 2003). Disturbed
wetlands are considered a wetland (disturbed wetlands) per the City of San Diego’s Biology
Guidelines (City of San Diego 2018a).

3.1.8 Emergent Wetland

Emergent wetlands are generally persistent wetlands dominated by low growing, perennial wetland
species. They can occur along channels and floodplains, often in previously disturbed areas where
wetlands are emerging. Characteristic species include curly dock (Rumex spp.) (Oberbauer 2008).

The areas mapped as emergent wetland occupy 0.18 acre within the project area and occur along the
eastern boundary of the project area (see Figure 3-1). The City of Chula Vista's MSCP Subarea Plan
identifies emergent wetland (riparian scrub) as “wetlands” (City of Chula Vista 2003). Emergent
wetlands are considered a wetland (riparian scrub) per the City of San Diego’s Biology Guidelines
(City of San Diego 2018a).
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3.19 Disturbed Habitat

Disturbed habitats are areas that have been physically disturbed and are no longer recognizable as
a native or naturalized vegetation (Oberbauer et al. 2008). These areas may continue to retain soil
substrate. If vegetation is present, it is almost entirely composed of non-native vegetation, such as
ornamentals or ruderal exotic species. According to Oberbauer et al. (2008), disturbed habitat refers
to areas that are not developed yet lack vegetation and that generally are the result of severe or
repeated mechanical perturbation.

Disturbed habitat occupies a total of 8.13 acres within the project area (see Figure 3-1). This land
cover occurs throughout the site, primarily along the southern and northern boundaries of the
project area. The City of Chula Vista's MSCP Subarea Plan identifies disturbed habitat (disturbed
lands) as Tier IV “other uplands” (City of Chula Vista 2003). Disturbed habitat is considered a Tier
IV habitat (disturbed land) per the City of San Diego’s Biology Guidelines (City of San Diego 2018a).

3.110 Eucalyptus Woodland

Eucalyptus woodland is not recognized by Holland (1986) but is recognized by Oberbauer et al.
(2008). This “naturalized” vegetation community is fairly widespread in Southern California and is
considered a woodland habitat. It typically consists of monotypic stands of introduced Australian
eucalyptus trees (Eucalyptus spp.). The understory is either depauperate (i.e., lacking species variety)
or absent, owing to high leaf litter. Although eucalyptus woodlands are of limited value to most
native plants and animals, they frequently provide nesting and perching sites for several raptor
species.

Eucalyptus woodland occupies a total of 1.80 acres within the project area, entirely within the
100-foot survey buffer (see Figure 3-1). This vegetation community occurs to the west of the
western boundary of the project site. The City of Chula Vista’'s MSCP Subarea Plan identifies
eucalyptus woodland as Tier IV "other uplands” (City of Chula Vista 2003). Eucalyptus woodland is
considered a Tier IV habitat per the City of San Diego's Biology Guidelines (City of San Diego
2018a).

3.1.11  Ornamental

Ornamental land cover consists of species planted for landscaping purposes, and totals 1.86 acres
within the project area. Areas mapped as ornamental are located along the slope to the east of the
project site along the RiverEdge Terrace development (see Figure 3-1). As documented in the as-built
plans for that development, the adjacent slope to the project site was graded and subsequently
planted utilizing hydroseed mix to reduce erosion along the slope. This hydroseed mix included
native species (Attachment 6).

3.112 Urban/Developed

According to Oberbauer et al. (2008), urban/developed land represents areas that have been
constructed upon or otherwise physically altered to an extent that native vegetation communities
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are not supported. This land cover type generally consists of semi-permanent structures, homes,
parking lots, pavement or hardscape, and landscaped areas that require maintenance and irrigation
(e.g., ornamental greenbelts). Typically, this land cover type is unvegetated or supports a variety of
ornamental plants and landscaping.

Areas mapped as urban/developed land occupy 1.53 acres of the project area (see Figure 3-1).
This land cover occurs in the southeastern corner of the project area. Urban/developed is not ranked
in the City of Chula Vista’s MSCP Subarea Plan (City of Chula Vista 2003). Disturbed habitat is
considered a Tier IV habitat (disturbed land) per the City of San Diego’s Biology Guidelines (City of
San Diego 2018a).

3.2 Plants

A total of 112 species of native or naturalized plants, 59 native (52 percent) and 53 non-native
(48 percent), were recorded during the biological surveys for the project. A cumulative list of all
common and sensitive plant species observed in the project area is provided in Attachment 7 of this
report.

3.3  Wildlife

The project area supports habitat primarily for upland species within coastal sage scrub, non-native
grassland, and disturbed habitat. These upland habitats also provide foraging and nesting habitat
for migratory and resident bird species and other wildlife species. Suitable habitat for sensitive
riparian species is present within riparian scrub (southern willow scrub and mule fat scrub) habitats
along the eastern edge of the project area. The range of vegetated communities in the project area
also likely provides cover and foraging opportunities for wildlife species, including reptiles and
mammals.

A total of 66 wildlife species, including 51 birds, 7 butterflies, 5 mammals, 2 reptiles, and 1 amphibian,
were recorded during the biological surveys for the project area. A cumulative list of all common and
sensitive wildlife species observed in the project area is provided in Attachment 8 of this report.

3.31 Reptiles and Amphibians

Two reptiles were observed within the project area during biological surveys: western fence lizard
(Sceloporus occidentalis) and southern alligator lizard (Elgaria multicarinata). One amphibian, a
treefrog (Pseudacris sp.), was observed within the project area.

3.3.2 Birds

A total of 51 species of birds were observed within the project area or immediately off site during
the biological surveys. Some of the species commonly observed include spotted towhee (Pipilo
maculatus), lesser goldfinch (Spinus psaltria), Bewick's wren (Thryomanes bewickii), house finch
(Haemorhous mexicanus), and common raven (Corvus corax).
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3.3.3 Mammals

Five mammals were observed within the project area during biological surveys. Commonly observed
species include coyote (scat signs only) (Canis latrans), California ground squirrel (Spermophilus
beecheyi), and desert cottontail (Sylvilagus audubonii).

3.3.4 Invertebrates

A total of seven butterfly species were observed within the project area during biological surveys.
Commonly observed butterflies included Pacific sara orangetip (Anthocharis sara sara), funereal
duskywing (Erynnis funeralis), western tiger swallowtail (Papilio rutulus), and painted lady (Vanessa
cardui).

34 Sensitive Resources

For purposes of this report, species will be considered sensitive if they are (1) covered species under
the City of Chula Vista or City of San Diego MSCP Subarea Plan; (2) listed by state or federal agencies
as threatened or endangered or are proposed for listing (CDFW 2022b, 2022¢); (3) on California Rare
Plant Rank 1B (considered endangered throughout its range) or California Rare Plant Rank (CRPR) 2
(considered endangered in California but more common elsewhere), CRPR 3 (more information
about the plant’s distribution and rarity needed), and CRPR 4 (plants of limited distribution) of the
CNPS Inventory of Rare and Endangered Vascular Plants of California (2022); or (4) designated by
the City of Chula Vista or City of San Diego as a narrow endemic species (City of Chula Vista 2003;
City of San Diego 1997, 2018a).

3.41 Special-Status Plant Species

Nine sensitive plant species were observed within the project area: Otay tarplant, South Coast
saltscale (Atriplex pacifica), San Diego barrel cactus (Ferocactus viridescens var. viridescens), California
adolphia (Adolphia californica), San Diego bur-sage (Ambrosia chenopodiifolia), San Diego
marsh-elder (lva hayesiana), San Diego County viguiera (Bahiopsis laciniata), small-flowered
microseris (Microseris douglasii ssp. platycarpha), and ashy spike-moss (Selaginella cinerascens). A
comprehensive list of sensitive plant species with potential for occurrence within the project area is
presented in Attachment 9 and includes those species with low potential for occurrence based on
species range and habitat conditions.

Otay Tarplant (Deinandra conjugens)

Otay tarplant is federally listed as threatened, state endangered, City of Chula Vista and City of San
Diego MSCP covered species and narrow endemic and has a CRPR of 1B.1. This annual herb is often
found in coastal scrub and valley and foothill grassland on clay soils. This species’ typical blooming
period is May and June, and it occurs on elevations ranging from 82 feet to 984 feet amsl.

A small population, totaling between 4 and 14 individuals based on surveys conducted in 2020 and
2022 occurs within the off-site area associated with roadway improvements in the City of San

Nakano Project
Page 27



RECON Biological Resources Technical Report

Diego (see Figure 3-1). This population occurs outside of any Conservation Areas and the MHPA and
does not represent a significant population of this species.

South Coast Saltscale (Atriplex pacifica)

South Coast saltscale has a CRPR of 1B.2. South Coast saltscale is an annual herb occurring in coastal
sage scrub, as well as coastal bluff scrub, coastal dunes and playa below 460 feet amsl (CNPS 2020).

South Coast saltscale was observed within the off-site area associated with roadway improvements
in the City of San Diego (see Figure 3-1).

San Diego Barrel Cactus (Ferocactus viridescens)

San Diego barrel cactus has a CRPR of 2B.1 and is a City of Chula Vista and City of San Diego MSCP
Subarea Plan covered species. This succulent is located at elevations less than 1,500 feet amsl within
chaparral, coastal scrub, valley and foothill grasslands, and sometimes in vernal pools (CNPS 2020).
This species blooms May through July.

Approximately 24 San Diego barrel cactus individuals were observed within non-native grassland in
the southeastern portion of the project area (see Figure 3-1).

California Adolphia (Adolphia californica)

California adolphia has a CRPR of 2B.1. California adolphia is a perennial deciduous shrub and is
distributed along the coast of San Diego County (CNPS 2020). California adolphia is found in
chaparral, coastal sage scrub, and valley grassland. This species’ blooming period is between
December and May. California adolphia occurs on clay soils below 1,310 feet amsl.

Approximately 74 California adolphia individuals were observed within Diegan coastal sage scrub
and disturbed habitat in the southwestern corner of the project area (see Figure 3-1).

San Diego Bur-sage (Ambrosia chenopodiifolia)

San Diego bur-sage has a CRPR of 2B.1. San Diego bur-sage is a perennial shrub occurring in San
Diego and Orange Counties (CNPS 2020). This species is found in coastal sage scrub at elevations
between 180 feet and 510 feet amsl. This species’ blooming period is between April and June.

Approximately 858 San Diego bur-sage individuals were observed within Diegan coastal sage scrub
in the southwestern corner and along the eastern boundary of the project area (see Figure 3-1).

San Diego Marsh-elder (/va hayesiana)

San Diego marsh-elder has a CRPR of 2B.2. San Diego marsh-elder is a perennial herb occurring in
San Diego County and Baja California (CNPS 2020). San Diego marsh-elder is found in riparian and
marsh habitats between 10 and 500 amsl.

San Diego marsh-elder was observed within southern willow scrub and mule fat scrub habitat in the
eastern portion of the project area (see Figure 3-1). San Diego marsh-elder on-site totals
approximately 0.05 acre.
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Ashy Spike-moss (Selaginella cinerascens)

Ashy spike-moss has a CRPR of 4.1. Ashy spike-moss is a pteridophyte, California native fern that
occurs in San Diego, Riverside, and Orange Counties (CNPS 2020). This species is found in chaparral
and coastal sage scrub. Ashy spike-moss occurs at elevations of 65 feet to 2,100 feet amsl.

Ashy spike-moss was observed within Diegan coastal sage scrub, non-native grassland, and
disturbed habitat in the southern portion of the 100-foot survey buffer (see Figure 3-1). Ashy
spike-moss on-site totals approximately 0.02 acre.

San Diego County Viguiera (Bahiopsis laciniata)

San Diego County viguiera has a CRPR of 4.2. This shrub is found at elevations ranging from 200 to
2,460 feet amsl in chaparral and coastal scrub (CNPS 2020). This species typically blooms February
through June.

Approximately 2,196 San Diego County viguiera individuals were observed within Diegan coastal
sage scrub, non-native grassland, and disturbed habitat along the southern and eastern boundaries
of the project area (see Figure 3-1). The individuals observed along the eastern boundary within the
100-foot survey buffer occur on previously graded slopes associated with the RiverEdge Terrace
development that were hydroseeded for erosion control (see Attachment 6).

Small-Flowered Microseris (Microseris douglasii ssp. platycarpha)

Small-flowered microseris has a CRPR of 4.2. Small-flowered microseris is an annual herb and is
distributed along the coast of San Diego County (CNPS 2020). Small-flowered microseris is found in
valley grassland, coastal sage scrub, and foothill woodland. This species’ blooming period is between
March and May. Small-flowered microseris occurs in wetlands at elevations less than 3,600 feet amsl|.

A total of six small-flowered microseris individuals were observed within Diegan coastal sage scrub
in one area in the southern portion of the project area (see Figure 3-1).

3.4.2 Special-Status Wildlife Species

Five sensitive wildlife species were observed during biological surveys: coastal California gnatcatcher,
least Bell’s vireo, yellow warbler (Setophaga petechia), yellow-breasted chat (Icteria virens) (observed
off-site), and western bluebird (Sialia mexicana). Special-status wildlife species determined to have a
moderate potential to occur within the project area include the following: orange-throated whiptail
(Aspidoscelis hyperythra), San Diegan tiger whiptail (Aspidoscelis tigris stejnegeri), Cooper's hawk
(Accipiter cooperii), pallid bat (foraging only) (Antrozous pallidus), Mexican long-tongued bat
(foraging only) (Choeronycteris mexicana), and western mastiff bat (foraging only) (Eumops perotis
californicus). Additionally, two special-status wildlife species, burrowing owl (Athene cunicularia) and
Crotch’s bumble bee, were determined to have a low to moderate potential to occur within the
project area. These species are discussed in further detail below. A comprehensive list of sensitive
wildlife with potential for occurrence within the project area is presented in Attachment 10 and
includes those species with low potential for occurrence based on species range and habitat
conditions.
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3.421 Reptiles

Orange-Throated Whiptail (Aspidoscelis hyperythra)

Orange-throated whiptail is a City of Chula Vista and City of San Diego MSCP Subarea Plan covered
species. Orange-throated whiptail inhabits low-elevation coastal scrub, chamise-redshank chaparral,
and valley—foothill hardwood habitats (Zeiner et al. 1990). This species ranges from Orange, Riverside,
and San Bernardino County to San Diego County west of the Peninsular Ranges. The
orange-throated whiptail ranges in elevation from sea level to 3,410 feet amsl (Jennings and Hayes
1994). This species uses dense vegetation, or other surface objects such as rocks, logs, decaying
vegetation, and boards, as cover.

Orange-throated whiptail has a moderate potential to occur within the Diegan coastal sage scrub in
project area.

San Diegan Tiger Whiptail (Aspidoscelis tigris stejnegeri)

San Diegan tiger whiptail is a CDFW species of special concern. It is found in coastal Southern
California, mostly west of the Peninsular Ranges and south of the Transverse Ranges, north into
Ventura County, and south into Baja California, Mexico (Lowe et al. 1970; Stebbins 2003). Tiger
whiptail (A. tigris) is found in a variety of habitats, primarily in areas where plants are sparse and there
are open areas for running. According to Stebbins (2003), the species ranges from deserts to
montane pine forests, where it prefers warmer and drier areas. The species is also found in woodland
and streamside growth, and it avoids dense grassland and thick shrub growth.

San Diegan tiger whiptail has a moderate potential to occur within areas of open habitat in the
project area, primarily the Diegan coastal sage scrub and non-native grassland.

3.4.2.2 Birds

Cooper's Hawk (Accipiter cooperii)

Cooper's hawk is a City of Chula Vista and City of San Diego MSCP Subarea Plan covered species. It
is found throughout California in wooded areas. This species inhabits live oak, riparian, deciduous,
and other forest habitats near water. Nesting and foraging usually occur near open water or riparian
vegetation. Nests are built in dense stands with moderate crown depths, usually in second-growth
conifer or deciduous riparian areas. Cooper’s hawk uses patchy woodlands and edges with snags for
perching while it hunts for prey such as small birds, small mammals, reptiles, and amphibians in
broken woodland and habitat edges (Zeiner et al. 1990).

Cooper's hawk has a moderate potential to nest within the southern willow scrub and eucalyptus
woodland within the project area.

Coastal California Gnatcatcher (Poligptila californica californica)

Coastal California gnatcatcher is a federally threatened species, a CDFW species of special concern,
and a City of San Diego and City of Chula Vista MSCP Subarea Plan covered species. Coastal
California gnatcatcher breeds in lower elevations (less than 500 meters, or 1,640 feet amsl) south and
west of the Transverse and Peninsular Ranges (Atwood and Bolsinger 1992). Higher densities of this
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species occur in coastal San Diego and Orange Counties, and lower densities are found in Los
Angeles, Orange, western Riverside, southwestern San Bernardino, and inland San Diego Counties
(Atwood 1993; Preston et al. 1998). The coastal California gnatcatcher primarily occupies open coastal
sage scrub habitat that is dominated by coastal sagebrush. This species is relatively absent from
coastal sage scrub habitats dominated by black sage (Salvia mellifera), white sage (Salvia apiana), or
sugar bush (Rhus ovata).

One pair of coastal California gnatcatcher was identified during all three protocol surveys in 2020
(see Figure 3-1). The pair was found both visually and acoustically each survey visit in the farthest
south-central portion of the site. Since it was breeding season, the male was identified by the fine
narrow black cap, and the female was observed close by. Additionally, coastal California gnatcatcher
was incidentally detected in the southeastern portion of the project area and in the 100-foot survey
buffer during protocol riparian bird surveys in July 2020 and the biological verification survey in
March 2022. Attachment 2 includes the methods and results of the coastal California gnatcatcher
2020 protocol-level survey. Based on the survey results, coastal California gnatcatcher is assumed to
be present in all Diegan coastal sage scrub and Diegan coastal sage scrub: Baccharis-dominated
within the project area.

Least Bell's Vireo (Vireo bellii pusillus)

Least Bell's vireo is federally endangered, state endangered, and a City of San Diego and City of
Chula Vista MSCP Subarea Plan covered species. The breeding range of least Bell's vireo includes
coastal and inland Southern California (including the western edge of Southern California’s southern
deserts), a small area within California’s Central Valley, and extreme northern Baja California, Mexico.
Least Bell's vireo overwinters primarily along southern Baja California (Kus 2002). Least Bell's vireo
primarily occupy riverine riparian habitats along water, including dry portions of intermittent streams
that typically provide dense cover within 1to 2 meters (3.3 to 6.6 feet) off the ground, often adjacent
to a complex, stratified canopy. Least Bell's vireo nesting habitats in cismontane and coastal areas
include southern willow scrub, mule fat scrub, arroyo willow riparian forest edge, wild blackberry
thickets, and more rarely, cottonwood forest, sycamore alluvial woodland, and southern coast live
oak riparian forest.

Least Bell's vireo was observed during focused rare plant surveys and protocol riparian bird surveys in
May 2020 (see Figure 3-1). Least Bell's vireo was observed only on the eastern side of the site within
the southern willow scrub, mule fat scrub, and disturbed habitat adjacent to the Arundo-dominated
riparian. Two male least Bell's vireo were detected as attempting to establish breeding territories within
the protocol survey area. Areas with high potential for least Bell's vireo to nest on-site include the
eastern side of the project site within the southern willow scrub habitat. Attachment 3 includes the
methods and results of the least Bell's vireo 2020 protocol-level survey. Based on the survey results,
least Bell's vireo is assumed to be present in all southern willow scrub, mule fat scrub, and
Arundo-dominated riparian within the project area.

Burrowing Owl (Athene cunicularia)

Burrowing owl is CDFW species of special concern and a City of San Diego and City of Chula Vista
MSCP Subarea Plan covered species. It occurs throughout North and Central America west of the
eastern edge of the Great Plains south to Panama. The winter range is much the same as the nesting
range, except that most burrowing owls apparently vacate the northern areas of the Great Plains and
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the Great Basin in winter (County of Riverside 2008). The majority of burrowing owls that breed in
Canada and the northern United States are believed to migrate south during September and October
and north during March and April and into the first week of May. These individuals winter within the
nesting habitat of more southern populations. Thus, winter observations may include migratory
individuals and the resident population (County of Riverside 2008). The burrowing owls in Northern
California are believed to migrate (Coulombe 1971).

In California, burrowing owls are year-round residents of flat, open, dry grassland and desert habitats
at lower elevations. They can inhabit annual and perennial grasslands and scrublands characterized
by low-growing vegetation. They may be found in areas that include trees and shrubs if the cover is
less than 30 percent; however, they prefer treeless grasslands (Bates 2006). Although burrowing owls
prefer large, contiguous areas of treeless grasslands, they have also been known to occupy fallow
agriculture fields, golf courses, cemeteries, road allowances, airports, vacant lots in residential areas
and university campuses, and fairgrounds when nest burrows are present (Bates 2006; County of
Riverside 2008). They typically require burrows made by fossorial mammals, such as California
ground squirrel. This species also prefers sandy soils with higher bulk density and less silt, clay, and
gravel (Lenihan 2007).

While none were observed, burrowing owl has a moderate potential to occur within the non-native
grassland within the project area. Though the project area currently lacks suitable burrows for nesting
and ground squirrel activity, portions of the non-native grassland have suitable vegetation structure
and species occurrence records are known from the general vicinity (e.g., Otay Mesa area). Therefore,
this species could subsequently occupy the project area should suitable burrows develop in the
future.

Yellow Warbler (Setophaga petechia)

Yellow warbler is a CDFW species of special concern. Yellow warbler inhabits riparian woodland in
coastal and desert lowlands, montane chaparral, open ponderosa pine, and mixed conifer habitats
(Zeiner et al. 1990). This species breeds along the coast of California west of Sierra Nevada, and
eastern California from Lake Tahoe south to Inyo County. The yellow warbler occurs in
medium-density woodlands and forests with heavy brush understory and migrates to sparse to
dense woodland and forest habitats.

Yellow warbler was observed during riparian bird surveys in June 2020 (see Figure 3-1). This species
has a high potential to nest within the southern willow scrub and mule fat scrub in the eastern portion
of the project area and is assumed to be present within all southern willow scrub and mule fat scrub
within the project area.

Western Bluebird (S7alia mexicana)

Western bluebird is a City of Chula Vista and City of San Diego MSCP covered species. It is a common
resident bird in San Diego County, where it prefers montane coniferous and oak woodlands (Unitt
2004). It nests in old-growth red fir, mixed conifer, and lodgepole pine habitats near wet meadows
used for foraging. Because this species is not considered special status by state or federal agencies,
it is not tracked in the CNDDB.
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Western bluebird was observed during riparian bird surveys in June 2020 (see Figure 3-1). This species
was observed foraging within the project area; however, the project area lacks suitable large trees
with cavities for nesting. This species is assumed to utilize the site for foraging but not nesting.

Yellow-Breasted Chat (/cteria virens)

Yellow-breasted chat is a CDFW species of special concern. Yellow-breasted chat inhabits valley
foothill riparian habitats 1,450 meters (4,757 feet) in elevation and desert riparian habitats 2,050
meters (6,726 feet) in elevation (Zeiner et al. 1990). The yellow-breasted chat is a summer resident
and migrant in coastal California and in the foothills of the Sierra Nevada. This species occurs along
the coast of Northern California east to Cascades and locally south of Mendocino County (McCaskie
et al. 1979). In Southern California, the yellow-breasted chat breeds on the coast and inland (Garrett
and Dunn 1981). The yellow-breasted chat requires riparian thickets of willow and other brush near
water for cover.

Yellow-breasted chat was observed off-site during riparian bird surveys in June 2020 (see Figure 3-1).
This species has a high potential to nest within the southern willow scrub and mule fat scrub in the
eastern portion of the project area and is assumed to be present within all southern willow scrub and
mule fat scrub within the project area.

3.4.2.3 Mammals

Pallid Bat (Antrozous pallidus)

Pallid bat is a CDFW species of special concern. Pallid bat is widespread throughout the western
United States; southern British Columbia, Canada; and mainland and Baja, Mexico (Hall 1987;
Hermanson and O'Shea 1983). Within the United States, it ranges east into southern Nebraska,
western Oklahoma, and western Texas. Pallid bat occurs throughout California, except for the highest
elevations of the Sierra Nevada, in Southern California counties including Los Angeles,
San Bernardino, San Diego, Riverside, Orange, and Ventura (CDFW 2020).

Pallid bat is locally common in arid deserts (especially the Sonoran life zone) and grasslands
throughout the western United States, and also occurs in shrublands, woodlands, and forests at
elevations up to 8,000 feet amsl (Hermanson and O’Shea 1983). Although it prefers rocky outcrops,
cliffs, and crevices with access to open habitats for foraging, it has been observed far from such areas
(Hermanson and O'Shea 1983).

Pallid bat has a moderate potential to forage within the project area but is not expected to roost due
to lack of rocky outcrops and man-made structures.

Mexican Long-tongued Bat (Choeronycteris mexicana)

Mexican long-tongued bat is a CDFW species of special concern. Mexican long-tongued bat is known
in San Diego County as a summer resident primarily in urban habitat (Arroyo-Cabrales 1999; Olson
1947). This species forages in desert and montane riparian, desert scrub, desert succulent shrub, and
pinyon—juniper habitats (Zeiner et al. 1990). Mexican long-tongued bat uses caves, mines, and
buildings as day roosts (Arroyo-Cabrales et al. 1987). This species winters in Mexico and northern
Central America (Zeiner et al. 1990).
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Mexican long-tongued bat has a moderate potential to forage within the project area but is not
expected to roost due to lack of suitable caves, mines, and buildings.

Western Mastiff Bat (Eumops perotis californicus)

Western mastiff bat is a CDFW species of special concern. Western mastiff bat's year-round range
includes the San Joaquin Valley, the coastal region from the San Francisco Bay area south to San
Diego, and the Transverse and Peninsular Ranges and Mojave and Colorado Deserts of Southern
California. It is absent in California from the agricultural regions of the Central Valley, northwestern
California, and the Great Basin Desert of northeastern California (Zeiner et al. 1990). Records from
counties in Southern California include Los Angeles, San Diego, Orange, Riverside, San Bernardino,
Imperial, and Ventura (CDFW 2020).

Western mastiff bat occurs in a wide variety of chaparral, coastal scrub, coniferous and deciduous
forest and woodland, and desert scrub habitats (Best et al. 1996; Zeiner et al. 1988-1990). Day roosts
are established in crevices in rocky canyons and cliffs where the canyon/cliff is vertical or nearly
vertical (Best et al. 1996), as well as trees and tunnels (Zeiner et al. 1990). This species has also adapted
to roosting in buildings and has been observed hanging from various other kinds of built structures,
including awnings, ledges over doors and windows, large cracks in masonry, and rafters (Best et al.
1996).

Western mastiff bat has a moderate potential to forage within the project area but is not expected
to roost due to lack of suitable rock crevices and cliffs.

3.4.2.4 Invertebrates

Quino Checkerspot Butterfly (Euphyadryas edlitha quino)

Quino checkerspot butterfly is a federally endangered species and is covered under the City of Chula
Vista MSCP Subarea Plan, although it is not covered under the City of San Diego’s MSCP Subarea
Plan. This species is found only in western Riverside County, southern San Diego County, and
northern Baja California, Mexico (USFWS 2003). This species is found on sparsely vegetated hilltops,
ridgelines, and occasionally on rocky outcrops in open chaparral and coastal sage scrub habitat
(typically at less than 3,000 feet amsl). This species requires host plants within these vegetation
communities for feeding and reproduction. The primary larval host plant is dot-seed plantain
(Plantago erecta); however, several other species have been documented as important larval host
plants, including desert plantain, sometimes called woolly plantain (Plantago patagonica);
thread-leaved bird’s beak (Cordylanthus rigidus); white snapdragon (Antirrhinum coulterianum); owl’s
clover (Castilleja exserta); and Chinese houses (Collinsia spp.) (USFWS 2003).

The project site occurs within the USFWS Quino checkerspot butterfly survey area but outside the
City of Chula Vista's MSCP Subarea Plan 2000 Quino checkerspot butterfly survey area. Quino
checkerspot butterfly is not expected to occur within the project area based on lack of suitable
habitat and surrounding urban development. The habitats on-site lack this species’ host plant,
dot-seed plantain. In addition, the non-native grassland and disturbed habitat on-site have been
subject to historic disturbance from agriculture, are characterized by dense, non-native species and
lack suitable openings for this species. The project site is also surrounded by dense urban
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development on three sides, including 1-805, and lacks connectivity to suitable habitat in the vicinity.
Surveys were conducted in 2005 and Quino checkerspot butterfly was absent. Furthermore, upon
coordination with Eric Porter of the USFWS, focused surveys for this species were not deemed
necessary (Dudek, pers. comm., February 27, 2020).

Crotch's Bumble Bee (Bombus crotchii). Crotch’s bumble bee is a state candidate for listing as
endangered. This species prefers open grassland and shrub habitats (Xerces Society 2018). In
California, its distribution is exclusive to coastal areas from San Diego towards the Sierra-Cascade
Crest. This species is less common in western Nevada. Crotch’s bumble bee are generalist foragers
and feed on snapdragon (Antirrhinum spp.), phacelia (Phacelia spp.), clarkia (Clarkia spp.), bush
poppy (Dendromecon spp.), California poppy (Eschscholzia californica), and buckwheat (Eriogonum
spp.) (USFS 2018; Xerces Society 2018). Nesting occurs primarily underground, often in abandoned
holes made by rodents or occasionally abandoned bird nests typical of most bumble bee species
(Xerces Society 2018; USFWS 2023). Near-surface or subsurface disturbance such as mowing, fire,
tilling, grazing, and planting may preclude bumble bee nesting colonies (Xerces Society 2018).

Crotch’s bumble bee was not observed on the site during the various site surveys between 2020 and
2023 (see Table 1). Per the CDFW survey considerations (CDFW 2023b), a database review and habitat
assessment were completed to determine the potential for Crotch’s bumble bee. A review of
historical and current occurrences (CDFW 2023a) found no Crotch’'s bumble bee records within the
vicinity of the project site and the nearest last known siting is five miles from the project site. The
habitat assessment was based upon general biological and botanical surveys conducted between
2020 and 2022, which included an inventory of all floral resources as well as habitat suitability
assessment for special-status species. Based on the habitat assessment, the majority of the project
site (19.12 acres) consists of non-native grassland, wetland communities, and non-native land cover
types dominated by riparian and non-native species (e.g., short-pod mustard [Hirschfeldia incana],
crown daisy [Glebionis coronaria]) with limited known floral resources for foraging. However, some
known nectar plants are present in low densities (<1% relative cover) including fiddleneck
(Amsinckia spp.), wild Canterbury-bell (Phacelia minor), and California buckwheat within the coastal
sage scrub on the slopes in the southern portion of the project site (4.65 acres). Furthermore, the
project site supports limited nesting habitat due to dense thatch of non-native grasses and forbs
present throughout the project site. Bare ground is primarily limited to dirt access roads and
footpaths, and the project site lacks suitable abandoned burrows for nesting based on surveys
conducted in 2022. The project site also lacks adjacency to high-quality foraging or nesting habitat.
Though potential floral resources for foraging are present on the vegetated manufactured slopes
south and east of the project site, these areas are bounded by dense urban development and have
low potential to support nesting due to dense vegetation and lack of suitable existing cavities for
nesting. The parcel to the north has been graded and heavily disturbed from past storage operations
and primarily contains dense invasive species, with bare ground limited to a gravel staging area that
been heavily compacted and is partially covered with gravel and a walking trail.

Based on this information, the bumble bee has a moderate potential to forage within the project site
based on the species range and available nectar sources on-site. This species has a low potential to
nest on-site as the majority of the disturbed land and non-native grassland on-site are densely
vegetated and lack suitable openings or burrows for nesting and lacks adjacency to high-quality
foraging or nesting habitat.
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3.43 Wildlife Corridors and Habitat Linkages

Wildlife corridors are linear features that connect large patches of natural open space and provide
avenues for the immigration and emigration of animals. Wildlife corridors contribute to population
viability by (1) ensuring the continual exchange of genes between populations, which helps maintain
genetic diversity; (2) providing access to adjacent habitat areas, representing additional territory for
foraging and mating; (3) allowing for a greater carrying capacity; and (4) providing routes for
colonization of habitat lands following local population extinctions or habitat recovery from
ecological catastrophes (e.g., fires).

Habitat linkages are patches of native habitat that function to join two larger patches of habitat. They
serve as connections between habitat patches and help reduce the adverse effects of habitat
fragmentation. Although individual animals may not move through a habitat linkage, the linkage
does represent a potential route for gene flow and long-term dispersal. Habitat linkages may serve
as both habitat and avenues of gene flow for small animals such as reptiles and amphibians. Habitat
linkages may be represented by continuous patches of habitat or by nearby habitat “islands” that
function as steppingstones for dispersal.

Due to the limited amount of native habitat and its proximity to existing residential and commercial
development, the project area is unlikely to be a wildlife corridor. Habitat associated with Otay River
may support wildlife species movement; however, the river is outside the project area. Wildlife could
move in an east-west direction through the Otay River riparian corridor, along the northern
boundary of the project area; however, movement south through the project area would be
restricted by development and major roads and freeways. Because the project area does not join
two larger patches of habitat, functioning more to support live-in habitat for smaller wildlife species
or stopover habitat for species using the Otay River corridor—albeit with limited native habitat—it
would not be considered a habitat linkage.

As described in Section 1.3, Regulatory Context, the MHPA was designed to include key biological
core and linkage areas within the City of San Diego and the City of Chula Vista. The project area is
not within the City of San Diego designated MHPA or within the 75% or 100% Conservation Areas
designated by the City of Chula Vista MSCP Subarea Plan. The closest City of San Diego MHPA
boundary occurs approximately 180 feet west of the project area and the closest City of Chula Vista
designated 75% Conservation Area occurs approximately 197 feet to the north of the project area.
Both the MHPA and the Conservation Area are located within the Otay River (see Figure 1-5).
Therefore, the project is located outside of any significant regional corridors.

3.4.4 Jurisdictional Resources

A wetland/waters delineation was performed on-site according to the guidelines set forth by USACE
(1987, 2008). A wetland/waters delineation is used to identify and map the extent of the wetlands
and waters of the U.S. and provide information regarding jurisdictional issues. The methods used for
the wetland delineation and survey findings are further discussed in the wetland delineation report
prepared for the project (see Attachment 4). Figure 3-2 shows the potential jurisdictional boundaries
within the project area and summarized in Table 3. It should be noted that the majority of potential
jurisdictional resources are currently located within the City of Chula Vista within the area of potential
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annexation. These acreages are presented in Table 3 in separate columns for the City of San Diego
and the City of Chula Vista; however, only one will take jurisdiction over those resources once a
determination regarding the Annexation or No Annexation scenario has been made.

Table 3
Potential Jurisdictional Resources within the Project Area

Acreage by Jurisdiction®
City of San Diego City of Chula Vista

Jurisdictional Resource RWQCB CDFW (Annexation Scenario) (No Annexation Scenario)
Wetlands/Riparian Habitat
Arundo-dominated riparian — 0.12 0.12 0.12
Mule fat scrub 0N 0N 0N 0.1
Southern willow scrub 032 032 032 032
Emergent wetland 0.18 0.18 0.18 0.18
Disturbed wetland 0.05 0.05 0.05 0.05
Total 0.66 0.78 0.78 0.78
USACE = U.S. Army Corps of Engineers; CDFW = California Department of Fish and Wildlife; RWQCB = Regional Water
Quality Control Board.
aDue to overlap of resource jurisdictions, columns should not be added together.

3.441 Federal Waters of the U.S.

Under CWA Section 404, the USACE is authorized to regulate waters of the U.S. The currently
accepted regulations defining waters of the U.S. follow the September 8, 2023, publishment of the
final rule: Revised Definition of "Waters of the U.S.”, Conforming. Notably, this new rule provides a
new interpretation of the term “adjacent” whereas wetlands must contain a surface hydrologic
connection to other waters of the U.S. to be considered adjacent waters of the U.S. Additionally, this
new rule eliminates the applicability of the significant nexus standard for “non-relatively permanent
waters,” so ephemeral features are no longer likely to be considered waters of the U.S.

The southern willow scrub, mule fat scrub, disturbed wetland, and emergent wetland associated with
the channel in the eastern portion of the project area support an ephemeral flow regime and would
be considered a “non-relatively permanent water.” Although it has connectivity to the Otay River,
the lack of at least intermittent flow would likely preclude it from being considered waters of the U.S.

3.4.42 Waters of the State

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

The potential RWQCB wetland waters of the State include 0.66 acre within the survey area (see
Figure 3-2). These waters are equivalent to the USACE wetland waters (see Figure 3-2).
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3.443 CDFW State Waters

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

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

The potential CDFW jurisdictional within the survey area totals 0.78 acre, including CDFW riparian
(see Figure 3-2). The CDFW riparian includes 0.12 acre of Arundo-dominated riparian located off-site
in the survey buffer area in addition to the RWQCB wetland waters in the on-site project area (see
Figure 3-2).

3.4.4.4 City of San Diego and City of Chula Vista Wetlands

Potential City of San Diego and City of Chula Vista wetlands occur on-site where CDFW riparian and
RWQCB wetland waters were delineated (see Figure 3-2). The total City of Chula Vista and City of
San Diego wetlands within the survey area is 0.78 acre. Under the Annexation Scenario, the City of
San Diego would take jurisdiction over the CDFW riparian and RWQCB wetland waters within the
project site. Under the No Annexation Scenario, the City of Chula Vista would take jurisdiction over
the CDFW riparian and RWQCB wetland waters within the project site.

3.445 Wetland Buffer

Currently, the wetland buffer from the on-site drainage consists of disturbed land, Diegan coastal
sage scrub and ornamental, and is heavily dominated by non-native species such as black
mustard (Brassica nigra) and crown daisy (Glebionis coronaria). A buffer that ranges between 18 feet
and 99 feet is being provided as part of the project to protect and maintain the functions and values
of the on-site wetlands. The buffer is located along the western boundary of the drainage between
the proposed development and the wetlands to avoid and minimize any indirect edge effects to the
wetlands within the wetlands (Figure 3-2). The buffer would consist of manufactured slopes and a
biofiltration basin planted with a mix of native species. A buffer between 18 feet and 98 feet is
considered adequate due to the marginal functions and values of the wetlands, which is dominated
by invasive species and has been heavily disturbed by encampments and trash. Furthermore, the
landscaping would improve the quality of the buffer from existing conditions by removing invasive
species and establishing native upland species, and a 6-foot block wall running along the eastern
boundary of the project site would further protect functions and values of the wetlands on-site. The
biofiltration basin would also protect the drainage from runoff from the adjacent development and
water quality improvements implemented by the project would improve run-off in a manner that
would also reduce erosion and siltation issues into the Otay River off-site. The biofiltration basin
would be separated from the on-site wetlands by a 6-foot masonry block wall, which would prevent
intrusion into the wetlands (see Figures 5 and 7 6-of Attachment 15). A more detailed analysis of
project design features related to the on-site wetlands is included in Section 5.3.1.5. In addition, best
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management practices would be implemented of the biofiltration basin and masonry wall to prevent
indirect impacts to the on-site wetlands during construction, as detailed in Section 6.1.1.

In order to ensure that the wetland buffer provides protection of the functions and values of the
remaining southern willow scrub, mule fat scrub, and disturbed wetland on-site, the following
measures would be implemented to reduce avoid and minimize edge effects:

e A 6-foot block wall would be installed along the outer edge of the bufferdevelopment
footprint to restrict access to the adjacent wetlands and streambed_(see Figures 5 and 7 of

Attachment 15).

e Signage shall be posted that informs people of the sensitive nature of the adjacent wetland
habitat and prohibits any brush management activities. As shown on the landscape plans,
three signs shall be located west of the drainage, and state "Environmentally sensitive area:
no brush management shall be performed beyond this point” (see Figure 6 of
Attachment 15).

e Only native plants shall be used in the wetland buffer as shown on the project landscape
plans.

e long-term management shall include ongoing removal of invasives from the drainage and

wetland buffer, as detailed in the Long Term Management and Monitoring Plan for the
On-site Wetlands Mitigation Plan and Long-term Management Plan and brush management
plan (see Attachments 13-and-15)._As stated in the Long-term Management and Monitoring
Plan for the On-site Wetlands, brush management shall avoid the nesting seasons for coastal
California gnatcatcher (March 1 through August 15) and least Bell's vireo (March 15 to
September 15) to prevent direct or indirect impacts.

4,0 Compliance with MSCP

Within the City of Chula Vista Subarea Plan, the project area is designated as “Development Area
Outside Covered Projects” (i.e., not designated a preserve or conservation area) and is not located
immediately adjacent to any 75% or 100% Conservation Areas (see Figure 1-5). The closest
conservation area (75%) is located approximately 197 feet north of the project area within the Otay
River (see Figure 1-5).

The project site and off-site areas would be subject to different regional resource planning
documents depending on the project scenario. These scenarios and relevant MSCP Subarea Plan
policies are described in further detail below.

41 Annexation Scenario

Under the Annexation Scenario, the project site would be annexed into the City of San Diego and
therefore, would be subject to the City of San Diego MSCP Subarea Plan. Upon annexation into the
City of San Diego, the Take Authorizations of the City of San Diego’s MSCP Subarea Plan would then
be applicable to the project site. In addition, the off-site area associated with road improvements in
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the City of San Diego would continue to be subject to the City of San Diego MSCP Subarea Plan. The
off-site area associated with remedial grading would remain in the City of Chula Vista and would
continue to be subject to the City of Chula Vista MSCP Subarea Plan.

Provisions for the annexation of properties between MSCP Subarea Plans is provided in Section 5.4.3
of the MSCP Subregional Plan (County of San Diego 1998). Under this section, an amendment to a
Subarea Plan is allowed provided the conservation policies of the two Subarea Plans involved in the
transfer are consistent with one another. A consistency analysis prepared for a previous development
proposal on the subject property was completed by Helix Environmental Planning that demonstrated
to the satisfaction of the Wildlife Agencies (City of San Diego 2012) that the City of San Diego MSCP
Subarea Plan and City of Chula Vista MSCP Subarea Plan are consistent with each other considering
they were both prepared pursuant to the MSCP Subregional Plan (County of San Diego 1998). This
consistency analysis was discussed in the City of San Diego'’s Final 2011 MSCP Annual Report (City of
San Diego 2012) and is included in Attachment 11. A consistency analysis for the current proposed
project is included in Attachment 12.

As detailed in Attachment 12, the annexation would involve the transfer of a "“Development Area
Outside of Covered Projects” within Chula Vista to a “Development Area” in the City of San Diego.
Mitigation ratios provided by the City of Chula Vista MSCP Subarea Plan and City of San Diego
Biology Guidelines are consistent between jurisdictions; thus, no loss in habitat mitigation would
result from the proposed transfer. In addition, no 75% or 100% Conservation Areas are proposed for
development or would be transferred into the City of San Diego, so the transfer would not affect the
City of Chula Vista's ability to meet their conservation obligations under the MSCP. In addition, the
project area as a whole would continue to be subject to the MSCP Conditions for Coverage for
covered species, as discussed in Section 4.3 below, which is based on Table 3-5 of the MSCP
Subregional Plan and is consistent between both Subarea Plans. Therefore, transfer of the project
site to the City of San Diego would not result in additional impacts to covered species.
Narrow endemic impacts are limited to the off-site improvement area in the City of San Diego, which
would remain in the City of San Diego and would not be subject to annexation. Thus, there would
further be no changes in the protection of narrow endemics as a result of the proposed annexation.
Thus, biological resources would be equally protected under both Subarea Plans and the transfer of
the project site from the City of Chula Vista MSCP Subarea Plan to the City of San Diego MSCP
Subarea Plan would be consistent with the conservation goals of the MSCP Subregional Plan.

Under the Annexation Scenario, the off-site area in the City of Chula Vista would also not be required
to obtain a HLIT permit as the area is less than one acre in size and located entirely within a mapped
"Development Area Outside of Covered Projects.” Nonetheless, the off-site area in the City of Chula
Vista is analyzed in Chapters 5.0 and 6.0 below to ensure consistency with the provisions of the MSCP
and address cumulative contributions given that the entire project area as a whole exceeds one acre
when accounting for the project site and off-site area within the City of San Diego.

4.2 No Annexation Scenario

Under the No Annexation Scenario, the project site and off-site area associated with remedial
grading would remain in the City of Chula Vista and continue to be subject to the City of Chula Vista
MSCP Subarea Plan. The off-site area associated with roadway improvements would remain in the
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City of San Diego and continue to be subject to the City of San Diego MSCP Subarea Plan. The
project area as a whole would be subject to the MSCP Conditions for Coverage for covered species,
which is consistent between both Subarea Plans.

Under the No Annexation Scenario, the project would also be subject to conformance with the City
of Chula Vista's HLIT Ordinance, as described in Project Requirement (PR) BIO-1 in Section 6.2.5,
Project Requirements. The HLIT Ordinance findings are provided in Attachment 1.

43  MSCP Conditions for Coverage

This section addresses project compliance with conditions for coverage of MSCP covered species,
which would be required for the entire project area for both scenarios. Four MSCP covered species
were observed within the project area: least Bell's vireo, coastal California gnatcatcher, Otay tarplant,
and San Diego barrel cactus. Additionally, three MSCP covered species have potential to occur within
the project area: Cooper's hawk, burrowing owl, and orange-throated whiptail. The project
consistency with each MSCP condition of coverage for these seven species is addressed below.

Least Bell's Vireo — The MSCP conditions for coverage for least Bell's vireo require measures to
provide appropriate successional habitat, upland buffers for all known populations, cowbird control,
and specific measures to protect against detrimental edge effects to this species. Any clearing of
occupied habitat must occur between September 15 and March 15 (i.e.,, outside of the breeding
period) (City of Chula Vista 2003; City of San Diego 1997).

In order to comply with these conditions, off-site habitat-based mitigation at Spring Canyon,
which contains suitable least Bell's vireo habitat, is proposed to compensate for the loss of
suitable least Bell’s vireo habitat within the project area, as detailed in Sections 6.1.1 and 6.2.1.

Through the implementation of proper best management practices (BMPs) both during
construction, the project would not cause any detrimental edge effects to the suitable least Bell's
vireo habitat adjacent to the project area or the upland buffers around this habitat. Specifically,
disturbances to habitat that supports least Bell's vireo such as construction-related runoff,
ground disturbance, and the introduction of invasive non-native species in adjacent off-site
habitat would be minimized through the implementation of erosion control devices, silt fencing,
and the containment and proper disposal of invasive non-natives, respectively. In addition, the
project is not expected to affect the conditions of any habitat adjacent to the project area that
would make it more favorable for cowbirds.

Restrictions on clearing of occupied habitat between September 15 and March 15 will be included
as project mitigation and are discussed further in Sections 6.1.3 and 6.2.3.

Coastal California Gnatcatcher — The MSCP conditions for coverage include avoiding clearing of
occupied habitat within MSCP preserve areas between March 1 and August 15, as well as
management directives to reduce edge effects and minimize disturbance during the nesting period
(City of Chula Vista 2003, City of San Diego 1997).

Suitable habitat for this species within and adjacent to the project area occurs entirely outside of
any Conservation Areas and the MHPA. Therefore, no clearing or disturbance to this species
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within any Conservation Areas or the MHPA would result from project construction during the
nesting period. In addition, the project’'s implementation of proper BMPs during construction is
expected to minimize edge effects on the coastal sage scrub that would remain adjacent to the
project area.

Otay Tarplant — The MSCP conditions for coverage include management directives for monitoring
of populations and adaptive management of preserves (taking into consideration the extreme
population fluctuations from year to year), and specific measures to protect against detrimental edge
effects to this species (City of Chula Vista 2003, City of San Diego 1997).

Off-site mitigation is proposed to compensate for the loss of Otay tarplant within the project
area. The mitigation site would be managed and monitored as part of the City of San Diego's
MHPA. No additional populations outside of the project area were observed during biological
surveys that would be subject to edge effects.

San Diego Barrel Cactus — The MSCP conditions for coverage include management directives to
protect this species from edge effects, unauthorized collection, and include appropriate fire
management/control practices to protect against a too frequent fire cycle (City of Chula Vista 2003,
City of San Diego 1997).

The project’s implementation of proper BMPs during construction is expected to minimize edge
effects on the coastal sage scrub that would remain within and adjacent to the project area. In
addition, unauthorized collection is not expected as the project is separated by fencing and 2:1
manufactured slopes from the habitat for this species. Fire frequency is not expected to increase
with project implementation.

Cooper's Hawk — The MSCP conditions of coverage for Cooper’s hawk include establishment of
300-foot impact avoidance areas around active nests, and minimization of disturbance in oak
woodlands and oak riparian forests (City of Chula Vista 2003, City of San Diego 1997).

In order to accomplish this, the project includes measures to avoid the removal of potential
Cooper's hawk habitat during the breeding season or, if the removal of habitat must occur during
the breeding season, to conduct preconstruction surveys and establish a 300-foot impact
avoidance area around any active Cooper’s hawk nest. In addition, a biological monitor would
be present during any vegetation removal activities, and it would be the responsibility of that
monitor to assess the effectiveness of the 300-foot buffer. If needed, the biological monitor
would identify additional measures necessary to avoid impacts to Cooper's hawk, such as
increasing the buffer or implementing noise attenuation barriers.

Orange-throated Whiptail — The condition for coverage of orange-throated whiptail under the MSCP
requires area specific management directives to address edge effects (City of Chula Vista 2003, City
of San Diego 1997).

The project’s implementation of proper BMPs during construction is expected to minimize edge
effects on suitable Belding’s orange-throated whiptail habitat.

Burrowing owl — The MSCP conditions of coverage for burrowing owl include avoiding impacts to
the species to the maximum extent practicable. If burrowing owl are detected on-site, any impacted
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individuals must be relocated out of the impact area using passive or active methodologies approved
by the wildlife agencies; mitigation for impacts to occupied habitat (at the Subarea Plan specified
ratio) must be through the conservation of occupied burrowing owl habitat or conservation of lands
appropriate for restoration, management and enhancement of burrowing owl nesting and foraging
requirements (City of Chula Vista 2003, City of San Diego 1997).

This species has a moderate potential to forage in the project area due to presence of suitable
low-lying grassland, though has a low potential to nest due to lack of suitable burrows. However, to
ensure consistency with this condition, the project includes measures to avoid impacts to burrowing
owl, including preconstruction surveys to ensure this species does not occur in the project area at
the time of construction.

5.0 Impact Analysis

The purpose of this section is to describe the direct, indirect, and cumulative impacts to biological
resources that would result from implementation of the project. The significance determinations for
potential impacts are described in this section. Mitigation measures to reduce impacts are provided
in Section 6.

Direct Impacts refer to the permanent loss of on-site habitat and the plant and wildlife species that
it contains. Direct impacts were quantified by overlaying the anticipated limits of grading on the
biological resources map and quantifying the impacts. All biological resources within the project
impact area are considered direct, permanent impacts.

Indirect Impacts result primarily from adverse edge effects on-site or off-site, and may be short
term (temporary), related to construction, or long term, associated with development in proximity
to biological resources within natural open space. During construction of the project, short-term
indirect impacts may include dust and noise, which could disrupt habitat and species vitality
temporarily, and construction-related soil erosion and runoff.

Cumulative impacts refer to incremental individual environmental effects of two or more projects
when considered together. These impacts taken individually may be minor, but become collectively
significant as they occur over a period of time.

51  City of San Diego

According to the City of San Diego Biology Guidelines, lands containing Tier |, II, [lIA, and llIB habitats
and all City of San Diego wetlands (see Table 2 of this report) are considered sensitive and declining
and, as such, impacts to these resources may be considered significant. Lands designated as Tier IV
are not considered to have significant habitat value and impacts would not be considered significant.
Impacts to individual sensitive species, outside of any impacts to habitat, may also be significant
based upon the rarity and extent of impacts. Impacts to state or federally listed species and all narrow
endemics should be considered significant per the City’s Biology Guidelines. Certain species covered
by the MSCP and VPHCP and other species not covered by the MSCP, may be considered significant
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on a case-by-case basis taking into consideration all pertinent information regarding distribution,
rarity, and the level of habitat conservation afforded by the MSCP.

The City of San Diego's Biology Guidelines also include additional information regarding significance,
as follows (City of San Diego 2018a):

a. Total upland impacts (Tiers I-IIB) less than 0.1 acre are not considered significant and do not
require mitigation.

b. Impacts to non-native grasslands totaling less than 1.0 acre which are completely surrounded
by existing urban developments are not considered significant and do not require mitigation.

c. Total wetland impacts less than 0.01 acre are not considered significant and do not require
mitigation. This does not apply to vernal pools, road pools supporting listed fairy shrimp, or
wetlands within the Coastal Zone.

d. Brush Management Zone 2 thinning activities, while having the potential to adversely affect
biological resources, are not considered potentially significant inside the MHPA or, to the
extent that non-covered species are not impacted, outside the MHPA, because of the
implementation of the MSCP.

e. Habitat mitigation is not required for impacts to manufactured slopes or areas that have
been planted with native species for the purpose of erosion control.

f.  Removal/control of non-native plants is not considered to constitute a significant habitat
impact for which compensatory habitat acquisition, preservation, or creation for the area
impacted is required. Mitigation for indirect impacts such as erosion control or off-site
infestation by non-native species may be needed.

5.2  City of Chula Vista

The City of Chula Vista MSCP Subarea Plan defines sensitive biological resources as lands that contain
natural vegetation (i.e., vegetation identified as Tier I, Il, or lll) and/or wetlands, and/or habitat
occupied by covered species, other listed non-covered species, and/or narrow endemic species (City
of Chula Vista 2003). According to the City of Chula Vista MSCP Subarea Plan (City of Chula Vista
2003), impacts to Tier |, I, and Il habitats will be mitigated pursuant to HLIT mitigation standards
contained in Table 5-3 of the City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003).
Wetland impact mitigation ratios are included in Section 5.2.4 of the City of Chula Vista MSCP
Subarea Plan (City of Chula Vista 2003).
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However, the HLIT includes exemptions for specific types of development, which are exempt from
the mitigation standards contained in the HLIT:

a. Development of a project area that is one acre or less in size and located entirely in a mapped
development area outside of covered projects.

b. Development of a project area which is located entirely within the mapped development area
outside covered projects, and where it has been demonstrated to the satisfaction of the
Director of Planning and Building, or his/her designee, that no sensitive biological resources
exist on the project area.

c. Development that is limited to interior modifications or repairs and any exterior repairs,
alterations or maintenance that does not increase the footprint of an existing building or
accessory structure, that will not encroach into identified sensitive biological resources during
or after construction.

d. Any project within the development area of a covered project.
e. Any project that has an effective incidental take permit from the wildlife agencies.
f.  Continuance of agricultural operations.

g. Brush management activities conducted in accordance with the City of Chula Vista's MSCP
Subarea Plan (City of Chula Vista 2022).

53  Direct Impacts

As described previously, implementation of either the Annexation or No Annexation scenario will
result in impacts to the entire project site. In addition, off-site areas currently under the jurisdiction
of either the City of Chula Vista or the City of San Diego also would be impacted (see Figure 1-4).
While both scenarios include impacts to the same areas; the analysis of impacts requires the
application of policies, plans and regulations specific to each jurisdiction.

In the following section, impacts to biological resources associated with the Annexation Scenario (in
which the project site is annexed into the City of San Diego) are analyzed. The City of San Diego’s
Biology Guidelines will be applied to the project site as well as the off-site areas within the City of
San Diego east of the project site. The City of Chula Vista's MSCP Subarea Plan will be applied in the
analysis of impacts associated with the off-site area north of the project site that would remain in
Chula Vista.

Subsequently, an analysis of impacts associated with the No Annexation Scenario (in which the
project site remains under the jurisdiction of the City of Chula Vista) is provided in accordance with
the City of Chula Vista’'s MSCP Subarea Plan. The City of Chula Vista’'s MSCP Subarea Plan will be
applied in the analysis of impacts within the project site as well as the offsite areas north of the
project site that would remain in Chula Vista. The City of San Diego's Biology Guidelines will be
applied in the analysis of impacts associated with the off-site area east of the project site that would
remain in the City of San Diego.
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5.3.1  Annexation Scenario

5.3.11 Impacts to Vegetation Communities — Annexation Scenario

The impacts to vegetation communities and land cover types from the project total 23.37 acres. Of
this, a total 22.92 acres of impacts would occur in the City of San Diego resulting from the project
site and off-site area associated with road improvements, and an additional 0.45 acre of impacts
would occur in the City of Chula Vista resulting from the off-site area associated with remedial
grading and trails. Table 4 summarizes the impacts to each vegetation community/land cover type
within the project area.

Impacts to upland vegetation communities in the City of San Diego include 3.43 acre (Tier Il) of
Diegan coastal sage scrub (Tier Il), 0.16 acre of Diegan coastal sage scrub: Baccharis dominated (Tier
1), and 13.60 acres of non-native grassland (Tier llIB). These vegetation communities are considered
sensitive uplands by the City of San Diego’s Biology Guidelines (City of San Diego 2018b). Therefore,
impacts would be significant and mitigation would be required.

An additional 0.01 acre of Diegan coastal sage scrub: Baccharis dominated (Tier Il) and 0.05 acre of
impact to non-native grassland (Tier Ill) would occur in the City of Chula Vista. As the impacts to
non-native grassland within the City of Chula Vista are less than 0.10 acre, impacts would be less
than significant and would be exempt from the HLIT mitigation standards. However, impacts to
Diegan coastal sage scrub: Baccharis dominated and non-native grassland associated with the entire
project (0.17 acre and 13.65 acres, respectively) would collectively be significant; therefore, mitigation
would be required to offset the project’s total impact.

Impacts to wetland vegetation communities in the City of San Diego include 0.03 acre of mule fat
scrub, 0.15 acre of southern willow scrub, 0.18 acre of emergent wetland, and 0.04 acre of disturbed
wetland. These vegetation communities are considered sensitive wetlands by the City of San Diego’s
Biology Guidelines (City of San Diego 2018b). Therefore, impacts would be significant and mitigation
would be required.

Impacts to land cover types in the City of San Diego include 4.48 acres of disturbed habitat (Tier IV),
0.64 acre of ornamental (Tier IV), and 0.23 acre of urban/developed (Tier IV). An additional 0.39 acre
of impact to disturbed habitat (Tier IV) would occur in the City of Chula Vista. These land cover types
are not considered sensitive by the City of San Diego’s Biology Guidelines (City of San Diego 2018b)
or City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003). Therefore, impacts would be
less than significant and no mitigation would be required.

In addition, the entire brush management zone 1 occurs entirely inside the limits of disturbance for
the project. Brush management zone 2 occurs partially outside of the limits of disturbance within
Diegan coastal sage scrub (0.14 acre) and disturbed habitat (0.01 acre). Brush management 2 thinning
and pruning activities are considered “impact neutral” and are therefore excluded from the total
impact acreage.
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Table 4
Direct Impacts to Vegetation Communities and Land Cover Types (Annexation Scenario)

City of San Diego City of Chula City of San Existing City of San Diego Impacts City of Chula Vista Impacts | Total Project
Biology Guidelines Vista MSCP Diego MSCP Project Area
Vegetation Community/ Vegetation Subarea Plan | Subarea Plan Area Project Site | Off-site Area | Subtotal Off-site Area Impacts
Land Cover Type Community Tier Tier Acreage (acres) (acres) (acres) (acres) (Acres)
Upland Vegetation Communities
Diegan coastal sage scrub | Coastal sage scrub Il I 6.55 3.39 0.04 343 — 3.43
Diegan coastal sage scrub: | - o1 ¢ scrub I I 0.92 016 — 0.16 0.01 017
Baccharis-dominated
Non-native grassland Non-native grassland 1l 1B 14.78 13.60 — 13.60 0.05 13.65
Wetland Vegetation Communities
Arundo-dominated S
o Riparian scrub Wetlands Wetlands 0.12 — — — — —

riparian
Mule fat scrub Riparian scrub Wetlands Wetlands 0.1 0.03 — 0.03 — 0.03
Southern willow scrub Riparian scrub Wetlands Wetlands 0.82 0.15 — 0.15 — 0.15
Emergent wetland Natural flood channel Wetlands Wetlands 0.18 0.18 — 0.18 — 0.18
Disturbed wetland Disturbed Wetland Wetlands Wetlands 0.05 0.04 — 0.04 — 0.04
Land Cover Types
Disturbed habitat Disturbed land v Y 8.13 4.09 0.37 4.48 0.39 4.87
Eucalyptus woodland Eucalyptus woodland \% v 1.80 — — — — —
Ornamental Disturbed land N/A v 1.86 — 0.64 0.64 — 0.64
Urban/developed Disturbed land N/A v 1.53 — 0.23 0.23 — 0.23
Total 36.85 21.64 1.28 292 0.45 23.37
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5.3.1.2 Impacts to Sensitive Plants — Annexation Scenario

The project would result in direct impacts to six special-status plant species: Otay tarplant, San Diego
marsh-elder, South Coast saltscale, San Diego bur-sage, ashy spike-moss, and San Diego County
viguiera (Figure 5-1). All impacts to special-status plants would occur within the City of San Diego
following annexation and would be located outside of the MHPA. No direct impacts are anticipated
to occur to San Diego barrel cactus, small-flowered microseris, and California adolphia as these
species occur outside of project impact area.

a. Impacts to Otay Tarplant

Direct impacts to Otay tarplant would occur as a result of the project in the off-site area associated
with road improvements. Otay tarplant populations vary year to year; however, based on 2022
surveys, impacts would occur to 14 individuals within 0.001 acre of occupied habitat. Impacts to this
species, which is a narrow endemic under the City of San Diego MSCP Subarea Plan, would be
significant and mitigation would be required.

b. Impacts to San Diego Marsh-Elder, South Coast Saltscale, San Diego Bur-Sage,
Ashy Spike-Moss, and San Diego County Viguiera

Direct impacts would occur to San Diego marsh-elder, South Coast saltscale, San Diego bur-sage,
ashy spike-moss, and San Diego County viguiera within the project site and off-site area associated
with road improvements. Project impacts would be limited to only a portion of the populations
on-and off-site within the development footprint. Thus, these species would persist both on-site
within the Covenant of Easement area, as well as within off-site areas of habitat. In addition, suitable
habitat within the project impact area is limited to 8.6 acres of Diegan coastal sage scrub (including
Baccharis-dominated variant), disturbed habitat, and southern willow scrub which comprises a small
fraction of the habitat available to this species identified in the MSCP MHPA both at a local level
(2,515 acres in southern MSCP area) and on a regional scale (24,147 acres total) (City of San Diego
1997). Therefore, project impacts are not anticipated to reduce species’ populations below
self-sustaining levels and would not be significant.

5.3.1.3 Impacts to Special-Status Wildlife Species — Annexation Scenario

The project has potential to result in direct impacts to thirteen special-status wildlife species: least
Bell's vireo, coastal California gnatcatcher, Cooper’s hawk, burrowing owl, yellow-breasted chat,
yellow warbler, western bluebird, orange-throated whiptail, San Diego tiger whiptail, pallid bat,
Mexican long-tongued bat, western mastiff bat, and Crotch’s bumble bee (see Figure 5-1). Potential
impacts would occur within the City of San Diego to all thirteen species outside of the MHPA. Within
the City of Chula Vista, potential impacts would occur to burrowing owl, San Diegan tiger whiptail,
pallid bat, Mexican long-tongued bat, western mastiff bat, and Crotch’s bumble bee; all outside of
any 75% or 100% Conservation Areas.
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Image Source: NearMap (flown January 2023)
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a. Impacts to Least Bell's Vireo

Least Bell's vireo was observed within the project site and off-site areas and in the vicinity of the
proposed Wetland Plan area in Spring Canyon (see Attachment 13) and has a high potential to nest
in suitable southern willow scrub, mule fat scrub, and Arundo-dominated riparian within the project
impact area_and Wetland Plan area. Therefore, the project has the potential for direct impacts to any
individuals occurring within suitable habitat. Significant direct impacts would also result from removal
of approximately 0.28 acre of available foraging and nesting habitat outside of the MHPA for which
habitat-based compensatory mitigation would be required. Species-specific mitigation to ensure the
avoidance of nesting LBV is also required and described in Section 6.1.3.1.

b. Impacts to Coastal California Gnatcatcher

Coastal California gnatcatcher was observed within the project site and surrounding area and has a
high potential to nest within the Diegan coastal sage scrub and Diegan coastal sage scrub: Baccharis
dominated within the project impact area. Significant direct impacts would result from removal of
approximately 3.82 acres of available foraging and nesting habitat outside of the MHPA for which
habitat-based compensatory mitigation would be required. Habitat-based compensatory mitigation
is described in Section 6.1.1.

c. Impacts to Cooper’s Hawk

Cooper's hawk has a moderate potential to nest within the southern willow scrub within the project
impact area outside of the MHPA, as well as utilize the project impact area for foraging. Considering
the abundance of foraging habitat in the area and large foraging range for Cooper’s hawk, project
impacts to Cooper’s hawk foraging would be less than significant. Establishment of the 300-foot
impact avoidance area identified within the MSCP area specific management directives would be
required as a project condition of approval. Therefore, no direct impacts to Cooper’'s hawk are
anticipated and no mitigation would be required.

d. Impacts to Burrowing Owl

Burrowing owl has a moderate potential to occur within the non-native grassland and disturbed
habitat within the project impact area outside of the MHPA. Based on current site conditions, the
project impact area lacks suitable burrows for nesting and ground squirrel activity. However, this
species is known to occur within one mile of the site and portions of the non-native grassland and
disturbed habitat on-site contain suitable low-lying vegetation that have a moderate potential to
support foraging. This species foraging range is relatively small considering they typically forage near
their burrows, and local availability of foraging habitat in the foraging range of this species is limited.
Potential direct impacts to nesting and foraging for this species would be significant and mitigation
would be required as described in Section 6.1.3.1. As detailed in that section, mitigation would include
a pre-construction survey to verify that no burrowing owls have occupied the project area. The
project would also adhere to the MSCP conditions of coverage for this species, which include
avoidance, relocation, and habitat-based mitigation. The project would be providing habitat-based
compensatory mitigation is described in Section 6.1.1.
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e. Impacts to Yellow-Breasted Chat and Yellow Warbler

Yellow warbler and yellow-breasted chat were observed within the project impact area_and in the
vicinity of the proposed Wetland Plan area in Spring Canyon (see Attachment 13). These species have
moderate potential to nest within the southern willow scrub and mule fat scrub habitats of the project
impact area_and Wetland Plan area. The project impacts to yellow-breasted chat and yellow warbler
habitat and nesting would be potentially significant and would require mitigation as described in
Section 6.1.3.1. The project would be providing habitat-based compensatory mitigation is described
in Section 6.1.1.

f. Impacts to Western Bluebird

Western bluebird was observed within the project area; however, the project impact area lacks
suitable large trees with cavities for nesting and thus no direct impacts would occur to nesting
western bluebird. While the project site may provide for western bluebird foraging, this species is
adequately conserved by the MSCP and associated MHPA; therefore, impacts to foraging habitat
outside the MHPA would be less than significant and no mitigation would be required.

g. Impacts to Orange-Throated Whiptail and San Diego Tiger Whiptail

Orange-throated whiptail and San Diego tiger whiptail have a moderate potential to occur within
the project impact area. Therefore, the project has potential to result in direct impacts to these
species through incidental mortality during construction activities and through the removal of
suitable habitat outside of the MHPA. However, these species were not observed during biological
surveys conducted between 2020 and 2022 and likely only occur on-site in low numbers and, thus,
the project would be expected to result in the loss of very few individuals, if any. Suitable habitat
within the project impact area is limited to 3.6 acres of Diegan coastal sage scrub which comprises a
small fraction of the coastal sage scrub habitat available to these species identified in the MSCP
MHPA both at a local level (1,257 acres in the southern MSCP area) and on a regional scale
(18,951 acres total) (City of San Diego 1997). Therefore, the potential loss of these individuals would
not reduce the population to less than self-sustaining and would not be significant and no
species-specific mitigation would be required.

h. Impacts to Pallid Bat, Mexican Long-Tongued Bat, and Western Mastiff Bat

Pallid bat, Mexican long-tongued bat, and western mastiff bat have a moderate potential to forage
within the project impact area; however, none are expected to use any portion of the project impact
area for roosting or for a maternity colony due to lack of rock crevices, cliffs, mines, or man-made
structures suitable for roosting. Additionally, because no nighttime construction or maintenance
activities would occur (during foraging), direct impacts to individuals during construction activities
are unlikely. Suitable foraging habitat within the project impact area is limited to 17.65 acres of
Diegan coastal sage scrub (including Baccharis-dominated variant), non-native grassland, and
southern willow scrub which comprises a small fraction of the habitat available to this species
identified in the MSCP MHPA both at a local level (2,630 acres in southern MSCP area) and on a
regional scale (26,642 acres total) (City of San Diego 1997). Therefore, this loss of foraging habitat
on-site would be less than significant, and no species-specific mitigation would be required.
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i. Impacts to Crotch’s Bumble Bee

No Crotch’s bumble bee has been observed on the site. Crotch’s bumble bee has a moderate
potential to forage and low potential to nest within the project impact area. Considering the project
has a low potential to support nesting, the project would not result in impacts to Crotch’s bumble
bee nesting habitat. However, the project has the potential for direct impacts to any individuals
occurring within suitable foraging habitat and would result in impacts to 4.65 acres of potential
foraging habitat in the project impact area. As a candidate for listing, the species is temporarily
afforded the same protections as a state-listed endangered or threatened species. Thus, direct
impacts to foraging habitat for this species would be significant should this species become state
listed as threatened or endangered and during its candidacy for which habitat-based compensatory
mitigation would be required. Species-specific mitigation to avoid unauthorized take of Crotch’s
bumble bee is also required and described in Section 6.1.3.1.

5.31.4 Impacts to Wildlife Corridors and Habitat Linkages — Annexation
Scenario

The project site likely functions for local wildlife movement but lacks regional value as a wildlife
corridor due to the limited amount of native habitat and its proximity to existing residential and
commercial development, roads, and highways. It does not act as a significant linkage to off-site
areas of habitat given the adjacency on three sides of development.

The project is located 197 feet south of a 75% Conservation Area associated with the Otay River,
which may provide opportunities for regional wildlife movement. However, the project would not
cause direct impacts to native vegetation communities within the riparian corridor and is separated
by the 75% Conservation Area by dense, non-native vegetation (e.g., giant reed, black mustard).

The project’s implementation of measures to protect biological resources during construction, as
described in Section 6.1.1.1, is expected to minimize edge effects with little to no effect on the
surrounding habitats. Specifically, disturbances to habitat such as construction-related runoff and
ground disturbance would be minimized through the implementation of a biological monitoring
program and proper BMPs. As a result, the project would not cause any loss of functionality of the
Otay River wildlife corridor, therefore, impacts to wildlife corridors would be less than significant and
no mitigation would be required.

5.3.1.5 Impacts to Jurisdictional Resources — Annexation Scenario

Impacts to potential jurisdictional resources within the project area would be avoided and minimized
to the extent feasible. Nonetheless, impacts to potential jurisdictional resources would occur with
project implementation. A total of 0.40 acre of impacts to potential RWQCB wetland waters, CDFW
riparian, and City of San Diego wetland would occur with project implementation (Figure 5-2).

Table 5 summarizes the impacts within the project impact area by jurisdiction following annexation.
Impacts to potential jurisdictional resources would be significant and mitigation would be required.
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Image Source: NearMap (flown January 2023)
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Table 5
Impacts to Jurisdictional Resources within the Project Impact Area (Annexation Scenario)

Acreages by Jurisdiction?
Jurisdictional Resource RWQCB | CDFW City of San Diego
Wetlands/Riparian Habitat

Arundo-dominated riparian — — —
Mule fat scrub 0.03 0.03 0.03
Southern willow scrub 0.15 0.15 0.15
Emergent wetland 0.18 0.18 0.18
Disturbed wetland 0.04 0.04 0.04
Total 0.40 0.40 0.40

CDFW = California Department of Fish and Wildlife;
RWQCB = Regional Water Quality Control Board.
@Due to overlap of resource jurisdictions, columns should not be added together.

a. Impacts to City of San Diego Wetlands Outside of the Coastal Overlay Zone

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

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

Biologically Superior Option

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

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

Wetlands Avoidance Alternative

A wetlands avoidance alternative was considered for the project site. The proposed project impacts
wetlands via the proposed main entrance road from Dennery Road and a gated secondary emergency
access road, which are necessary to meet applicable fire codes for adequate emergency access per
the City of San Diego Street Design Manual (City of San Diego 2017). The main entrance road is
classified as a Class Ill Collector and the Street Design Manual (City of San Diego 2017) requires a
40-foot curb-to-curb width and 12 percent maximum grade. Due to existing topography and desire
to minimize the impact footprint in sensitive habitats, the primary access road to the proposed
residential development would be at the maximum 12 percent grade. The secondary emergency
access road connects to a private driveway on an existing residential development that is situated
higher than the project site. This secondary emergency access would also be provided at the
maximum allowed grade (15 percent maximum grade allowed for emergency vehicles) to the existing
private driveway. Due to the location of 1-805 to the west and urban development to the south and
east, these are the only feasible access routes to the project site. The only other secondary access
would be to construct an access road north across the Otay River, which would result in greater
wetland impacts considering its higher quality habitats and larger wetland area.

To avoid the project impacts to wetlands from the proposed access roadways, the access would be
redesigned to include bridging over the wetlands. This would involve the installation of two bridges
to provide wetland crossings for the site's primary and secondary access, as well as the installation of
retaining walls. To allow for bridging with complete wetlands avoidance would require a substantially
reduced project footprint. Due to the degraded and constrained nature of the existing wetland,
bridging the wetland would not be biologically superior relative to the off-site Coneeptual-Wetland
Mitigation-Plan and-teng-termManragermentPlan-in Spring Canyon (Attachment 13) as discussed
below. Specifically, restoration of Spring Canyon is consistent with the Specific Management Directives
for Southern Otay Mesa in the City of San Diego MSCP Subarea Plan, which identifies restoration of
disturbed areas in Spring Canyon as a priority (City of San Diego 1997). As discussed in greater detail
below under the Biologically Superior Alternative, Spring Canyon provides habitat for riparian birds,
including least Bell’s vireo, in a regional corridor with natural hydrologic inputs and thus is preferable
for conservation. The on-site wetlands are surrounded by dense urban development in a narrow,
linear corridor and are sourced primarily by urban runoff. Additional alternatives to reduce wetland
impacts that were evaluated at the request of USFWS and CDFW are further discussed in
Attachment 14.
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Biologically Superior Alternative

The project has been designed to minimize wetland impacts to the greatest extent feasible through
siting and design. The project would conserve and provide long-term management for 0.25 acre of
the on-site City of San Diego wetlands, including the higher quality areas of southern willow scrub
supporting willow stands with San Diego marsh-elder in the understory, as well as mule fat scrub
and disturbed wetlands that provide some connectivity between the willows and the Otay River to
the north (Attachment 15; Figure 5-3). The primary and secondary access roads have been designed
using minimum road widths and to cross the wetlands perpendicular at their narrowest points in
areas supporting lower quality wetlands, such as the disturbed wetland, emergent wetland, and mule
fat scrub containing dense stands of non-natives and the portion of the southern willow scrub
containing trash and encampments. The development has been sited to the farthest west possible
on the project site considering constraints associated with the 1-805 California Department of
Transportation right-of-way. Additionally, the main access road design near the wetlands
incorporates the steepest manufactured slopes allowable (2:1) and a 20-foot retaining wall to
minimize grading into the wetlands. To avoid brush management (zones 1 and 2) within the on-site
wetlands, the project was designed to incorporate a 6-foot fire-rated masonry block wall along the
entire easternmost edge of the development footprint to provide alternative compliance for brush
management, ensuring that no thinning or brush management activities occur within the on-site
wetlands (see Attachment 15: Figure 76). The block wall would also ensure that no human intrusion
would occur in the on-site wetlands from the adjacent development.

The project incorporates design features to maintain existing flows into the on-site City of San Diego
wetlands, while providing pollutant control and improving drainage conditions both on and off-site.
To provide pollutant control, flows from the proposed development area would be directed away
from the on-site City of San Diego wetlands via two vegetated biofiltration basins and a modular
wetlands unit, which consists of a manufactured structure with plantings and media to filter water
(see Attachment 15: Figure SFigure-5-3). Existing flows into the on-site wetlands would be maintained
via an underground culvert under the proposed entrance road. The culvert would direct off-site flows
to the north to a low-flow splitter that would regulate the amount of run-on flowing into the on-site
City of San Diego wetlands. In low flow conditions, exiting drainage flows to the wetland would be
maintained via the low-flow splitter. During high flow conditions, excess drainage would be directed
to an adjacent biofiltration basin and piped through the development, before sheet flowing north
via a headwall with rip-rap along the northern project boundary.

In addition, a culvert under the secondary access road would maintain flows between the on-site
City of San Diego wetlands, before flowing north into an additional culvert that directs flows to
rip-rap, before sheet flowing north towards the Otay River (see Figure 5-3). These drainage
improvements would control the rate of discharge and reduce erosion and siltation, as well as to
provide pollutant control prior to discharge to the north. Thus, the proposed wetland buffers in
combination with the proposed drainage improvements would improve the drainage conditions into
the on-site City of San Diego wetlands in a manner that would also reduce erosion and siltation
issues into the Otay River off-site, improving the functions of both the on-site City of San Diego
wetlands and the surrounding area.
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The on-site City of San Diego wetlands would be preserved in perpetuity by a Covenant of Easement,
which would restrict future development and ensure preservation in perpetuity. The Covenant of
Easement will contain language allowing for long-term maintenance of the wetland buffer and
on-site City of San Diego wetlands. Furthermore, walls, fencing, and steep manufactured slopes
would prevent human intrusion from the adjacent development. The on-site biofiltration basins and
modular wetlands unit would be maintained by the Permittee under a stormwater maintenance
agreement, to ensure pollutant control is maintained. Access to the biofiltration basin would be from
the west, from streets associated with the development, and intrusion into the wetland would be
prevented by the block wall separating the development from the wetlands. The Permittee would
also be required to comply with the standards for brush management within the wetland buffer, and
signage would be installed indicating applicable standards for wetlands avoidance during brush
management. Management of the wetland buffer and on-site City of San Diego wetlands would be
maintained by the Homeowners Association in accordance with the Long-term Management and
Monitoring Planregrar, which contains provisions for weed control, brush management, trash and
debris removal, and access control (see Attachment 15). Thus, project design features related to the
upland buffer would be maintained, and the City of San Diego wetlands would be preserved in
perpetuity.

In addition, mitigation for City of San Diego wetlands would be provided off-site in Spring Canyon
on lands owned by the applicant, which would provide_a minimum —resteration-creation of 0.48 acre
of_non-native grassland to riparian scrub habitat_and an additional 0.4 acre of enhancement of
tamarisk scrub (see Attachment 13). As a project design feature, the project would pursue invasive
species removal in upstream locations off-site in order to support the long-term viability of the
restoration effort, totaling 2.21 acres. Fhe wetland-mitigationCreation would_involve recontouring to
reconnect the floodplain and restoringe degraded areas of Spring Canyon supporting_non-native
grasses to riparian scrub habitat. Enhancement would involve removal of large stands of invasive
species such as tamarisk, castor bean (Ricinus communis), and pepper trees (Schinus spp.) to high
quality riparian scrub habitat with diverse native wetland vegetation layers and plant diversity. This
would expand and enhance potentially suitable habitat to support least Bell's vireo and yellow
warbler, which are known to occur in Spring Canyon immediately southwest of the restoration area
and in the surrounding area.

The existing riparian habitat within the resteration-mitigation area ranges from approximately 70 to
150 feet in width, with adjacent uplands and conserved lands owned by the City of San Diego
providing a buffer greater than 400-feet in width. The mitigationResteration would be consistent
with the priorities set forth in the City of San Diego MSCP Subarea Plan for Southern Otay Mesa,
which includes the prioritization of restoration of disturbed areas in Spring Canyon, which is a
regional corridor identified by the MSCP. Resteration-Mitigation would also be accompanied by
long-term management and funding to ensure preservation of the biologically superior conditions
in perpetuity. The project would provide a biologically superior design by avoiding and preserving
the highest quality wetlands on-site, while incorporating mitigation for unavoidable wetland impacts
through habitatresterationcreation/enhancement of the same type of wetland resource being
impacted (e.g., riparian scrub) in a regional corridor that provides greater functions and values for
wildlife such as least Bell’s vireo and yellow warbler.
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Aftheugh—tThe proposed 0.48 acre of proposed restoration—creation would meet the City's
requirement that 1:1 of the mitigation effort be provided as restoration or creation, with the additional
1:1 of mitigation provided through enhancement. To ensure no net loss of wetlands subject to the
jurisdiction of RWQCSB, it is anticipated that the project would also provide an additional 0.40 acre of
wetland ereation—bankcreation credits within Spring Canyon to satisfy state (CWA Section 401)
wetland permits. His-anticipated-thatthese-If purchase of mitigation_-credits is necessary to satisfy
state wetland permits, the credits wedld-may be provided via the San Luis Rey River Mitigation Bank,
which is the closest bank with available credits (Attachment 16). However, the project would endeavor
to pursue credits at the closest available mitigation bank (e.g., Rancho Jamul Mitigation Bank or Otay
River Mitigation Bank) to the project site should credits become available at these banks prior to
impacts (see Attachment 16).

Wetland Buffer

Along the eastern project boundary, the project incorporates a wetland buffer consisting of a
transitional area with a biofiltration basin and manufactured slopes containing native vegetation and
a 6-foot block wall separating the proposed development from the City of San Diego wetlands (see
Figures 5 and 6 of Attachment 15). The buffer would range from 21 to 99 feet from the higher quality
southern willow scrub, and a buffer of 18 to 40 feet from lower quality mule fat scrub and disturbed
wetlands. The manufactured slopes would be planted with a native coastal sage scrub species mix
that includes coastal sagebrush, California buckwheat, deerweed (Acmispon glaber), bush sunflower
(Encelia californica), red monkeyflower (Diplacus aurantiacus), and purple needlegrass (Stipa pulchra)
with native annuals intermixed. The biofiltration basin would also include a transitional native plant
mix that includes San Diego marsh-elder, mule fat, giant wildrye (Elymus condensatus), scarlet
monkeyflower (Mimulus cardinalis), yerba mansa (Anemopsis californica), sedges (Carex spp.), rushes
(Juncus spp.), and other native species. The establishment of native vegetation would improve the
native diversity and habitat quality of the buffer, which is heavily dominated by non-native, invasive
species such as black mustard and crown daisy.

The proposed wetland buffer would also provide similar functions as the existing wetland buffer
provided from the RiverEdge Terrace Development, which consists of manufactured slopes
landscaped with native upland plant species. The off-site buffer ranges from 61 to 113 feet, for an
average of 87 feet. To the east, residences were built at the top of the manufactured slope with
wrought iron fencing separating the development from the adjacent slope. Similar to the existing
wetland buffer conditions to the east, the project would incorporate a varied width buffer ranging
from 18 to 99 feet with separation provided by a block wall between the development area and the
wetland. Thus, the proposed wetland buffers provide similar function as the off-site buffer to the
east. The project impacts within the off-site manufactured slopes associated with the secondary
access road within the existing buffer to the east would be revegetated with the native coastal sage
scrub species mix maintaining the existing function of the buffer. The manufactured slopes
associated with the main access road would similarly be revegetated with a native coastal sage scrub
species mix, supporting buffer function. Therefore, the proposed buffers would be adequate to
protect the functions and values of the City of San Diego wetlands on-site, while improving native
diversity and habitat functions of the buffer.
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The project would also maintain a distance of approximately 146 feet to 481 feet from the off-site
southern willow scrub associated with the Otay River, as well as 58 feet to off-site Arundo-dominated
riparian (see Figure 5-3). The development area would be separated from the wetland and wetland
buffer by walls and steep manufactured slopes to preclude human intrusion. Furthermore, peeler
pole fencing would be installed along the trail associated with Otay Valley Regional Park to preclude
unauthorized access.

Criterion 2
Demonstration of Project Impacts Limited to Wetlands of Low Quality

Under the Biologically Superior Option, impacts to wetlands may be considered if the resources are
of a low quality, and through project design and/or mitigation a biologically superior project would
result. Mitigation for impacts to City of San Diego wetlands would occur off-site in Spring Canyon
through permittee responsible mitigation (e.g., habitat restoration). The guidelines specify that the
biological quality of all wetlands is assessed using the criteria listed below. Corresponding project
details follow each criterion below.

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

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

Discussion: A portion of the City of San Diego wetlands on-site provide habitat for riparian
bird species, including least Bell's vireo and yellow warbler, as well as San Diego
marsh-elder. The majority of the City of San Diego wetlands subject to impacts (0.22 acre)
comprise disturbed and emergent wetlands that are dominated by non-native species
and have limited value for these species. The remaining 0.18 acre of impacts supports
southern willow scrub and mule fat scrub that contains some stands with willows and
mule fat that provide habitat for least Bell’'s vireo and yellow warbler. However, the
biological quality of these areas is considered relatively low for these species due to the
prevalence of invasive species and extensive homeless encampments, trash, and trails. In
addition, the willow and mule fat stands are relatively linear and isolated, ranging from
approximately 10 to 55 feet in width, and are ultimately bounded by roads, development,
and utility lines to the west, south, and east, which limits wildlife movement.

Furthermore, habitat for least Bell's vireo, yellow warbler, and other riparian birds would
continue to be provided on-site through preservation of the highest quality on-site
wetland resources. The project would preserve 0.20 acre of City of San Diego wetlands,
which includes southern willow scrub and mule fat scrub that supports least Bell's vireo,
yellow warbler and San Diego marsh-elder. Preservation of the conserved portion of the
drainage in a Covenant of Easement would maintain north-south connectivity from the
preserved wetlands on-site to the Otay River to north. Additionally, where impacts were
unavoidable, the project incorporates wetland and upland plantings within expanded
wetland buffers as previously described. Additional high-quality habitat for least Bell's
vireo, yellow warbler, and other wildlife also occurs approximately 197 feet off-site in the
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Otay River, which is designated as MHPA by the City of San Diego MSCP Subarea Plan
and 75% and 100% Conservation Areas by the City of Chula Vista MSCP Subarea Plan.
The riparian habitat in the Otay River north of the project site consists primarily of native
willows, ranges from approximately 230 to 440 feet in width, and is part of a larger
regional east-west wildlife corridor, providing higher biological quality and habitat value
for wildlife in the immediate project area.

For unavoidable wetland impacts, the proposed mitigation would provide habitat
resterationcreation/enhancement in Spring Canyon, a regional wildlife corridor identified
by the MSCP (see Attachment 13). Both least Bell's vireo and yellow warbler are known
to occur in riparian habitats adjacent to the mitigation area (see Attachment 13). The
proposed mitigation would consist of restering—creating riparian scrub in areas of
non-native grassland-and-disturbed-habitat, and re-establishingenhancing riparian scrub
in disturbed-riparian-habitattamarisk scrub dominated by invasive species, which would
increase the amount of habitat available to support least Bell’s vireo, yellow warbler, and
other riparian bird species. The resteration-mitigation area would substantially increase
the quality of the Spring Canyon drainage through removal of non-native species.
Dominant non-native species include tamarisk, castor bean, and pepper trees, with
instances of crown daisy, and other non-native annuals.
RestorationCreation/enhancement of the drainage would remove non-native, invasive
species which occupy approximately 40 percent of the drainage and replace these
species with suitable wetland plant species (see Attachment 13).

The Spring Canyon area is suitable for mitigation because the existing riparian habitat
within the resteration-mitigation area ranges from approximately 70 to 150 feet in width,
with adjacent uplands and conserved lands owned by the City of San Diego providing a
buffer greater than 400 feet in width. Compared to the impacted wetland habitat, which
consists of degraded wetlands in an isolated corridor, the proposed mitigation habitat
would provide greater functions and values and optimize long-term viability of wildlife
such as least Bell's vireo and yellow warbler through higher quality wetlands with
connectivity between larger natural open spaces with both wetland and upland habitat.
In addition, resterationcreation/enhancement of this area is consistent with the Specific
Management Directives for Southern Otay Mesa in the City of San Diego MSCP Subarea
Plan, which identifies restoration of disturbed areas in Spring Canyon as a priority (City
of San Diego 1997). Thus, the mitigation would provide biologically superior functions
and values for wildlife when compared to the wetlands avoidance alternative.

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

Discussion: The on-site City of San Diego wetlands support a moderate diversity of native
plant species, including willows, mule fat, curly dock, and San Diego marsh-elder.
However, the City of San Diego wetlands also contain and are bordered by dense stands
of black mustard and crown daisy, with scattered pampas grass (Cortaderia selloana),
Mexican fan palm (Washingtonia robusta), and giant reed. Disturbance from homeless
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encampments, unauthorized trails, and trash are also prevalent. In addition, the
persistence of native vegetation within the City of San Diego wetlands is likely due to
runoff from the surrounding development based on the project’'s hydrology study
(Project Design Consultants 2023), as well as historic wetland mapping (as detailed
further below). Thus, diversity and habitat quality of the City of San Diego wetlands
on-site are considered low relative to both the adjacent wetlands associated with the
Otay River, which provide more expansive riparian habitat dominated by willows and the
wetlands present within the proposed mitigation area in Spring Canyon.

The project would preserve a portion of the southern willow scrub with higher-quality
stands of willows and undisturbed understory dominated by San Diego marsh-elder, as
well as other areas of mule fat scrub and disturbed wetland habitat. For unavoidable
wetland impacts, the project would mitigate off-site through resteration-creation of mule
fatserub-and-seuthern-riparian scrub habitat in Spring Canyon. The proposed mitigation
habitat would provide a higher diversity of native flora and fauna species relative to the
impacted wetlands on-site (see Attachment 13). The mitigation habitat would consist of
diverse native wetland vegetation layers supporting several willow species, mule fat, and
blue elderberry (Sambucua nigra ssp. caerulea) with a native understory consisting of
western ragweed (Ambrosia psilostachya), mugwort (Artemisia douglasiana), California
rose (Rosa californica), and wild grape (Vitis girdiana). It is anticipated that the diversity
of native plants would provide greater functions and values to support a diversity of
wildlife, including riparian bird species such as least Bell's vireo and yellow warbler, which
have been observed in the mitigation area.

c. Enhancement or restoration potential;

Discussion: While there is potential to restore or enhance the on-site wetlands, this option
would not be biologically superior as project mitigation. As detailed under Criterion 1,
preservation of the City of San Diego wetlands would provide a narrow, linear riparian
corridor, ranging approximately 15 to 55 feet in width, surrounded by dense urban
development. While habitat restoration in this area could increase the narrower portions
of the riparian corridor in width to some degree, a utility easement located in the
southern portion of the drainage limits the potential for expansion and the overall
corridor width (including buffer) would be less than 400 feet wide for a distance greater
than 500 feet, and thus would be considered isolated per the City of San Diego’s Biology
Guidelines and not suitable as mitigation.

Furthermore, the on-site wetlands are present largely due to urban run-off from the
medical facility to the south and lacks natural hydrology (as detailed further below).
Additionally, the wetlands on-site are located in an area surrounded by urban
development outside of the MHPA and are present largely due to urban run-off from the
medical facility to the south. Thus, the project site lacks natural hydrology to support
expansive riparian restoration on-site. Additional alternatives to provide wetland
mitigation off-site adjacent to the Otay River were also evaluated at the request of USFWS
and CDFW but determined to be infeasible due to existing contamination and other
constraints associated with the parcel being owned by the City of Chula Vista
(see Attachment 13).
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The project has incorporated expanded wetland buffers and upland and wetland
plantings within slopes adjacent to the avoided on-site wetlands to retain the existing
function and enhance the values of the on-site drainage. Avoidance measures and design
features have been incorporated to preserve the on-site drainage to the maximum extent
possible. The on-site drainage would be placed in a covenant of easement to ensure it is
protected in perpetuity. However, due to the isolated nature of the on-site wetland and
considering the surrounding conditions (see additional discussion below), the proposed
mitigation would occur within Spring Canyon, a regional riparian corridor identified by
the MSCP, which provides higher erhanrcementand-restoration potential. Furthermore,
restoration of this corridor is identified as a regional priority in the City of San Diego
MSCP Subarea Plan as discussed above under Criterion 2a (City of San Diego 1997).

As noted above and in the Wetland Mitigation-Plan (see Attachment 13), in addition to
the 0.80-acre restorationcreation/enhancement of City of San Diego wetlands as
mitigation for project impacts, the project would pursue invasive species removal in
upstream locations off-site as a project design feature in order to support the long-term
viability of the Spring Canyon resterationmitigation effort. The wetland mitigation would
restorecreate/enhance degraded areas of Spring Canyon to high quality riparian scrub
within an unconstrained corridor with adjacent uplands and conserved lands owned by
the City of San Diego providing a buffer greater than 400 feet in width. Thus, this area
provides a more optimal configuration for resteratiencreation/enhancement to support
the long-term viability of on-site sensitive biological resources such as least Bell's vireo
and yellow warbler and resterationcreation/enhancement of Spring Canyon would be
biologically superior toresteration_creation/enhancement within the project site.

d. Habitat function/ecological role of the wetland in the surrounding landscape,
considering:

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

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

Discussion: Historically from approximately 1968 until 2003, the project site was utilized
for agriculture. Based on historic aerials, this present-day wetland area appears to have
consisted of uplands, as no riparian canopy is visible on aerial photographs taken in 1981,
prior to the grading of the adjacent Kaiser medical offices (Figure 5-4a). Aerial
photographs taken subsequent to the completion of the adjacent Kaiser medical offices
in 2000 and RiverEdge Terrace in 2014 show expansion of the City of San Diego wetlands
on-site (Figures 5-4b and 5-4c). This is further supported by prior biological surveys
conducted within the project site. In 2011, subsequent to construction of the Kaiser
medical offices and prior to the development of the adjacent RiverEdge Terrace property,
a total of 0.23 acre of City of San Diego wetlands (mule fat scrub and southern willow
scrub) were mapped within the project site in 2011 (RECON 2011).
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Image Source: USGS (flown November 1981)

» 64540002
Riv°
2y
ot
64540003
64540001
64540005

62407105

0 Feet 250 "

[] Project Boundary

FIGURE 5-4a
Historic Wetlands 1981

M:\JOBS\3396-1\common_gis\Reports\EIR\Fig5-4a.mxd 07/24/2023 bma



Image Source: USGS, Google Earth (flown February 2000)
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Image Source: NearMap (flown September 2014)
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Additional biological surveys conducted subsequent to construction of the RiverEdge
Terrace in 2017, 2020, and 2022 showed expansion of the City of San Diego wetlands
each consecutive year (RECON 2017; Dudek 2022). These changes are anticipated to be
due to increased hydrology from urban runoff from the developments to the south and
east, which are the primary source of hydrology within the project site based on the
project’'s drainage study (Project Design Consultants 2023), as opposed to natural
hydrologic conditions. Thus, the current functioning of the on-site wetlands exceeds the
historic functioning of the system, which likely did not support riparian birds due to lack
of suitable habitat and the previous agricultural use of the site. In addition, the project
would preserve a portion of the on-site southern riparian scrub and mule fat scrub and
additional southern riparian scrub habitat is present off-site in the Otay River, as
described above. The preserved on-site wetlands maintain connectivity with the more
expansive riparian habitat off-site associated with the Otay River and thus would continue
to support the current functioning of the wetlands as riparian bird habitat. Thus, the
remaining resources would provide similar habitat functions as the impacted wetland,
and thus the impacted wetlands would not be considered rare in light of the remaining
higher-quality biological resources on and adjacent to the site.

The project’s proposed mitigation would occur in the Spring Canyon, a regional riparian
corridor that has been identified as a priority for restoration by the City of San Diego
MSCP Subarea Plan as discussed above under Criterion 2a (City of San Diego 1997).
Furthermore, Spring Canyon is part of a larger canyon network that provides connectivity
between a mosaic of vernal pools, grasslands, and coastal sage scrub (City of San Diego
1997). Furthermore, Spring Canyon is identified as a linkage for cactus wren by the MSCP
(City of San Diego 1997) and has further been documented to support movements by
large wildlife such as bobcats and coyotes (Wildlife Tracking Company 2020). Mitigation
in Spring Canyon would resterecreate/enhance degraded areas with invasive species to
native wetland habitats, substantially improving the function of the riparian area
compared to the existing condition and providing additional riparian habitat for least
Bell's vireo, yellow warbler, and yellow-breasted chat, which have been documented
south of the mitigation area (see Attachment 13). Furthermore, upstream invasive
removals would ensure long term success of the proposed mitigation area and contribute
to higher functioning of the wetland system. Thus, the project's
restorationcreation/enhancement of _wetlands in Spring Canyon would provide
biologically superior functioning in the surrounding landscape when compared to the
current and historic functioning of the on-site wetlands.

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

e proximity of the wetland resource to larger natural open spaces, and
e |ong-term viability of resource, if avoided and managed;

Discussion: The on-site wetlands are not anticipated to provide significant stopover or
steppingstone habitat as the City wetlands consist of a relatively small (less than 0.50
acre) and narrow (less than 50 feet wide) area of habitat. High-quality riparian habitat is
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present 197 feet off-site to the north within the Otay River corridor, but no extensive
wetland habitat is located to the south, east or west. While the project would include the
long-term management of the remaining wetlands that would provide for the long-term
viability of the remaining wetlands, this management would not occur without project
implementation. In its current state without the project, the long-term viability of the
resource is considered to be poor, as it relies on artificial hydrology (e.g., runoff) that
substantially varies in volume and would continue in its current state of homeless
encampment issues. Though the City wetlands would persist if the area were to be
avoided and project not developed, the relative functions and values would continue to
be low due to the existing habitat degradation issues and relatively small size of the area.

The project’s proposed mitigation would occur in Spring Canyon, which is designated
MHPA and part of the regional MSCP preserve system (see Attachment 13). Spring
Canyon provides connectivity between larger natural open spaces with both wetland and
upland habitat, with City of San Diego-owned open space immediately to the north and
east. Although land to the west of Spring Canyon is privately owned, the area is within
the MHPA and is not planned for development. The nearest planned development from
the Spring Canyon mitigation area would be the eastern development area of the
Southwest Village Specific Plan which would be located approximately 1,800 feet to the
west of the mitigation area, separated by rugged topography. Additionally, the MSCP
provides assurances for long-term conservation of this area.

Hydrologic function, considering:

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

e Whether there is significant flood control value or velocity reduction function; and,
e Whether there is an opportunity to restore the hydrologic functions;

Discussion: The hydrologic functions within the existing wetlands are minimal, as the flows
are primarily provided by urban runoff discharged from developments to the south and
east (Project Design Consultants 2023). The potential to restore hydrological functions
through habitat restoration is limited due to the surrounding urban development, lack of
significant natural flows, and adjacent utility easement, as described above.

However, the project incorporates design features to provide pollutant control and
improve drainage conditions into the on-site and off-site wetlands. As discussed above
under Criterion 2a, the project would maintain existing flows into the on-site wetlands
via an underground culvert. The culvert would direct flows to a low-flow splitter that
would allow for low flows to enter the on-site wetlands, while excess drainage during
high flow conditions would be directed to an adjacent biofiltration basin. These drainage
improvements would control the rate of discharge and reduce erosion and siltation in
the on-site wetlands, as well as provide pollutant control prior to discharge to the north.
Thus, the project would be biologically superior by improving the hydrologic functions
of both the on-site City of San Diego wetlands and the surrounding area.
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g.

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

Discussion: The on-site City of San Diego wetlands consist of a linear riparian area,
approximately 10 to 55 feet in width, bounded by roads, and development to the west,
south, and east. The surrounding watershed of the on-site wetlands consists of dense
urban development and lacks natural water sources for wetland viability.

The project’s proposed mitigation would occur in Spring Canyon, which is part of a
system of canyons and drainages draining southward into the Tijuana River. The Tijuana
River watershed begins east of Live Oak Spring and includes both developed and
undeveloped areas that drain into Spring Canyon, thus providing natural water sources
necessary for wetland viability.

Source and quality of water, considering:
e Whether the urban runoff is from a partially developed watershed;

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

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

Discussion: The source of water within the wetlands are from storms and urban runoff
discharged from developments to the south and east. The project proposes
improvements to improve water quality and reduce erosion and siltation from
human-caused runoff. A culvert would be placed under the proposed off-site access road
to maintain existing flows into the City of San Diego wetlands to ensure persistence. A
low-flow splitter would direct high velocity flows to a biofiltration basin, which would
control the rate of discharge to reduce erosion and siltation into the on-site wetlands, as
well as to provide pollutant control prior to discharge to the north. With the
implementation of the project, the project would improve the drainage conditions to the
Otay River and the City of San Diego wetlands in a manner that would reduce erosion
and siltation issues off-site and improve water quality conditions (Project Design
Consultants 2023).

As discussed above in Criterion 2g, the project's proposed mitigation would occur in
Spring Canyon, which includes natural water sources in addition to urban run-off.
However, the watershed immediately surrounding the canyon is largely undeveloped and
provides upland buffers that protect water quality. Thus, the source and quality of the
water is higher for the proposed mitigation area than the project site.
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Il Additional habitat-specific factors, requirements, and/or examples (by habitat type) to
determine biological quality include the following:

e Freshwater, Riparian, or Brackish Wetlands: Hydrologic evaluations of the effects of any
impacts on the upstream and downstream biota and flooding must be conducted as part
of the review process.

Discussion: As discussed above in Criterion 2f and 2h, the project would maintain existing
flows from urban runoff upstream and proposes improvements to improve water quality
and reduce erosion and siltation from human-caused runoff that would improve
conditions in the downstream wetlands. High-velocity flows would be directed to a
biofiltration basin via a low-flow splitter and, thus, would not result in downstream
flooding. In addition, as discussed in the Wetland Mitigatien—Plan and Long-term
Management Plan (see Attachment 15), invasive species would be removed from the
on-site wetlands and wetland buffer. This would further improve downstream conditions
for biota by preventing the spread of invasive species onsite into downstream habitats.
Thus, the project would maintain upstream conditions while improving downstream
conditions, preventing flooding and the spread of invasives into off-site habitats.

Criterion 3

The project and proposed mitigation shall conform to the requirements for this option as detailed in
Section III.B of the City's Biology Guidelines (2018).

Discussion: As discussed above in Criterion 1, mitigation for City of San Diego wetlands would
be provided off-site in Spring Canyon on lands owned by the applicant, which would provide
restorationcreation/enhancement of 0.8 acre of riparian scrub habitat (see Attachment 13).
The wetland mitigationresteration proposed would re-establish native species, remove
invasive species, and improve hydrology within Spring Canyon, resulting in a biologically
superior net gain in overall function and values of riparian  scrub.
RestorationCreation/enhancement of this area is consistent with the Specific Management
Directives for Southern Otay Mesa in the City of San Diego MSCP Subarea Plan, which
identifies restoration of disturbed areas in Spring Canyon as a priority (City of San Diego
1997). The mitigation ratios proposed would satisfy the 2:1 wetland mitigation ratio required
for riparian scrub, including under the biologically superior design criterion, as shown in
Table 2A of the City's Biology Guidelines (2018).

Sections 6.1.1.1, 6.1.2.1, 6.1.3.1, and 6.1.4.1 of this report includes mitigation measures which
would reduce significant impacts to below a level of significance. Per the City of San Diego
Biology Guidelines, the mitigation measures must be incorporated in the permit conditions
and/or subdivision map and shown on the construction plans as appropriate. The proposed
mitigation would conform to the City’s Biology Guidelines (2018).

Criterion 4

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

Discussion: This analysis was presented to the Wildlife Agencies at a batching meeting held
on March 17, 2023. A site visit was additionally held with the Wildlife Agencies on April 8,
2023, to review the on-site wetland areas and Biologically Superior Option analysis in further
detail. Based on these meetings, project design changes were incorporated to avoid the
on-site wetlands to the greatest extent feasible and provide additional detail on the project
design features. Specifically, the project design was modified to remove a linear dog park in
order to expand the on-site wetland buffer and other modifications were made to the
grading design to reduce the project’s overall wetland impact from 0.51 to 0.40 acre. The
project proponent worked closely with the City of Chula Vista at the request of the Wildlife
Agencies to explore feasibility of implementing mitigation within the Otay River adjacent to
the site, although that option was found to be infeasible. Further, based on additional
discussions with the Wildlife Agencies, the proposal to provide wetland enhancement and
restoration within Spring Canyon has been selected as the biologically superior mitigation
option. The project proponent has worked in close coordination with the Wildlife Agencies
to obtain concurrence. Conditional concurrence for the Biologically Superior Option analysis
was provided at the Wildlife Agency batching meeting on October 20, 2023, subject to final
review of the mitigation plan and long-term management plans._Final Wildlife Agency
concurrence was provided on August 12, 2024 (see Attachment 19).

5.3.2 No Annexation Scenario

5.3.21 Impacts to Vegetation Communities — No Annexation Scenario

The impacts to vegetation communities and land cover types from the project total 23.37 acres. Of
this, a total 22.09 acres of impacts would occur in the City of Chula Vista resulting from the project
site and off-site area associated with remedial grading and trails, and an additional 1.28 acres of
impacts would occur in the City of San Diego resulting from the off-site area associated with road
improvements. Table 6 summarizes the impacts to each vegetation community/land cover type
within the project area.

Impacts to upland vegetation communities in the City of Chula Vista include 3.39 acre (Tier II) of
Diegan coastal sage scrub, 0.17 acre of Diegan coastal sage scrub: Baccharis dominated (Tier Il), and
13.65 acres of non-native grassland (Tier Ill). These vegetation communities are considered sensitive
uplands by the City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003). Therefore, impacts
would be significant and mitigation would be required.

An additional 0.04 acre of impact to Diegan coastal sage scrub (Tier Il) would occur in the City of San
Diego. As the impacts to Diegan coastal sage scrub within the City of San Diego are less than
0.10 acre, impacts would be less than significant and mitigation would not be required per the City
of San Diego’s Biology Guidelines (2018). However, impacts to Diegan coastal sage scrub associated
with the entire project (3.43 acres) would collectively be significant; therefore, mitigation would be
required to offset the project’s total impact.
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Table 6
Direct Impacts to Vegetation Communities and Land Cover Types (No Annexation Scenario)

City of San Diego

City of Chula Vista Impacts

City of San
Diego Impacts

Biology Guidelines City of Chula Vista | City of San Diego Existing Off-site Off-site Impact | Total Project
Vegetation Community/ Vegetation MSCP Subarea MSCP Subarea Project Area | Project Site | Impact Area Subtotal Area Area Impacts

Land Cover Type Community Plan Tier Plan Tier Acreage (acres) (acres) (Acres) (acres) (acres)
Upland Vegetation Communities
Diegan coastal sage scrub Coastal sage scrub Il Il 6.55 3.39 — 3.39 0.04 3.43
Diegan ;oastal‘sage scrub: Coastal sage scrub I 0 092 016 0.01 017 o 017
Baccharis-dominated
Non-native grassland Non-native grassland M1 I1IB 14.78 13.60 0.05 13.65 — 13.65
Wetland Vegetation Communities
Arundo-dominated riparian | Riparian scrub Wetlands Wetlands 0.12 — — — — —
Mule fat scrub Riparian scrub Wetlands Wetlands 0.1 0.03 — 0.03 — 0.03
Southern willow scrub Riparian scrub Wetlands Wetlands 0.82 0.15 — 0.15 — 0.15
Emergent wetland Natural flood channel Wetlands Wetlands 0.18 0.18 — 0.18 — 0.18
Disturbed wetland Disturbed Wetland Wetlands Wetlands 0.05 0.04 — 0.04 — 0.04
Land Cover Types
Disturbed habitat Disturbed land % Y 8.13 4.09 0.39 4.48 0.37 4.87
Eucalyptus woodland Eucalyptus woodland \% \% 1.80 — — — — —
Ornamental Disturbed land N/A \% 1.86 — — — 0.64 0.64
Urban/developed Disturbed land N/A \% 1.53 — — — 0.23 0.23
Total 36.85 21.64 0.45 2209 1.28 23.37
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Impacts to wetland vegetation communities in the City of Chula Vista include 0.03 acre of mule fat
scrub, 0.15 acre of southern willow scrub, 0.18 acre of emergent wetland, and 0.04 acre of disturbed
wetland. These vegetation communities are considered sensitive wetlands by the City of Chula Vista
MSCP Subarea Plan (City of Chula Vista 2003). Therefore, impacts would be significant and mitigation
would be required.

Impacts to land cover types in the City of Chula Vista include 4.48 acres of disturbed habitat (Tier
IV). An additional 0.37 acre of impact to disturbed habitat (Tier IV), 0.64 acre of ornamental (Tier V),
and 0.23 acre of urban/developed (Tier V) would occur in the City of San Diego. These land cover
types are not considered sensitive by the City of Chula Vista MSCP Subarea Plan (City of Chula Vista
2003) or City of San Diego'’s Biology Guidelines (City of San Diego 2018b). Therefore, impacts would
be less than significant and no mitigation would be required.

In addition, the entire brush management zone 1 occurs entirely inside the limits of disturbance for
the project. Brush management zone 2 occurs partially outside of the limits of disturbance within
Diegan coastal sage scrub (0.14 acre) and disturbed habitat (0.01 acre). Brush management 2 thinning
and pruning activities are considered “impact neutral” and are therefore excluded from the total
impact acreage.

5.3.2.2 Impacts to Sensitive Plants — No Annexation Scenario

The project would result in direct impacts to six special-status plant species: Otay tarplant, San Diego
marsh-elder, South Coast saltscale, San Diego bur-sage, ashy spike-moss, and San Diego County
viguiera (see Figure 5-1). Of this, impacts to San Diego bur-sage, ashy spike-moss, and San Diego
County viguiera would occur in the project site within the City of Chula Vista outside of 75% and
100% Conservation Areas. Additional impacts to Otay tarplant, South Coast saltscale, San Diego
bur-sage, and San Diego County viguiera would occur in the City of San Diego outside of the MHPA
resulting from the off-site road improvements. No direct impacts are anticipated to occur to San
Diego barrel cactus, small-flowered microseris, and California adolphia as these species occur outside
of project impact area. Impacts to sensitive plant species are addressed below.

a. Impacts to Otay Tarplant

Direct impacts to Otay tarplant would be limited to the off-site impact area within the City of San
Diego. Otay tarplant populations vary year to year; however, based on 2022 surveys, impacts would
occur to 14 individuals within 0.001 acre of occupied habitat. Impacts to this species, which is a narrow
endemic under the City of San Diego MSCP Subarea Plan, would be significant and mitigation would
be required.

b. Impacts to San Diego Marsh-Elder, South Coast Saltscale, San Diego Bur-Sage,
Ashy Spike-Moss, and San Diego County Viguiera

Direct impacts would occur to San Diego marsh-elder, South Coast saltscale, San Diego bur-sage,
ashy spike-moss, and San Diego County viguiera within the project site and off-site area associated
with road improvements. Project impacts would be limited to only a portion of the populations
on-and off-site within the development footprint. Thus, these species would persist both on-site
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within the Covenant of Easement area, as well as within off-site areas of habitat. In addition, suitable
habitat within the project impact area is limited to 8.6 acres of Diegan coastal sage scrub (including
Baccharis-dominated variant), disturbed habitat, and southern willow scrub which comprises a small
fraction of the habitat available to this species identified in the MSCP Conservation Area both at a
local level (1,595 acres in City Planning Component) and on a regional scale (3,314 acres total in the
Subarea) (City of Chula Vista 2003). Therefore, project impacts are not anticipated to reduce species’
populations below self-sustaining levels and would not be significant.

5.3.2.3 Impacts to Special-Status Wildlife Species — No Annexation Scenario

The project has potential to result in direct impacts to twelve special-status wildlife species: least
Bell's vireo, coastal California gnatcatcher, Cooper’s hawk, burrowing owl, yellow-breasted chat,
yellow warbler, western bluebird, orange-throated whiptail, San Diego tiger whiptail, pallid bat,
Mexican long-tongued bat, and western mastiff bat (see Figure 5-1). Of this, potential impacts to
these twelve species would occur within and adjacent to the project site within the City of Chula Vista
outside of 75% and 100% Conservation Areas. Additional impacts associated with the off-site road
improvements in the City of San Diego would potentially occur to burrowing owl, orange-throated
whiptail, San Diego tiger whiptail, pallid bat, Mexican long-tongued bat, and western mastiff bat
outside of the MHPA.

a. Impacts to Least Bell's Vireo

Least Bell's vireo was observed within the project site and off-site areas and in the vicinity of the
proposed Wetland Plan area in Spring Canyon (see Attachment 13) and has a high potential to nest
in suitable southern willow scrub, mule fat scrub, and Arundo-dominated riparian within the project
impact area_and Wetland Plan area. Therefore, the project has the potential for direct impacts to any
individuals occurring within this suitable habitat. Significant direct impacts would also result from
removal of approximately 0.28 acre of available foraging and nesting habitat outside of the 75% and
100% Conservation Areas and MHPA for which habitat-based compensatory mitigation would be
required. The project would adhere to the MSCP conditions of coverage for this species, which
include habitat-based compensatory mitigation, as described in Section 6.2.4 below.

b. Impacts to Coastal California Gnatcatcher

Coastal California gnatcatcher was observed within the project site and surrounding area and has a
high potential to nest within the Diegan coastal sage scrub and Diegan coastal sage scrub: Baccharis
dominated within the project impact area. Therefore, the project has the potential for direct impacts
to any individuals occurring within this suitable habitat. Significant direct impacts would result from
removal of approximately 3.58 acres of available foraging and nesting habitat outside of the 75%
and 100% Conservation Areas and MHPA for which habitat-based compensatory mitigation would
be required. The project would adhere to the MSCP conditions of coverage for this species and
include habitat-based compensatory mitigation, as described in Section 6.2.1 below.
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c. Impacts to Cooper’s Hawk

Cooper's hawk has a moderate potential to nest within the southern willow scrub within the project
impact area outside of the 75% and 100% Conservation Areas and MHPA, as well as utilize the project
impact area for foraging. Considering the abundance of foraging habitat in the area and large
foraging range for Cooper's hawk, project impacts to Cooper's hawk foraging would be less than
significant. Establishment of the 300-foot impact avoidance area identified within the MSCP area
specific management directives would be required as a project condition of approval. Therefore, no
impacts to Cooper’s hawk are anticipated.

d. Impacts to Burrowing Owl

Burrowing owl has a low potential to nest within the non-native grassland and disturbed habitat
within the project impact area based on current site conditions, which lack suitable burrows for
nesting and ground squirrel activity. However, potential direct impacts to this species would be
significant and mitigation would be required to conduct a preconstruction survey to verify that no
burrowing owls have occupied the project area. The project would also adhere to the MSCP
conditions of coverage for this species, which include avoidance, relocation, and habitat-based
mitigation.

e. Impacts to Yellow-Breasted Chat and Yellow Warbler

Yellow warbler and yellow-breasted chat were observed within the projectimpact area. These species
have moderate potential to nest within the southern willow scrub and mule fat scrub habitats of the
project impact area. The project impacts to yellow-breasted chat and yellow warbler habitat and
nesting would be potentially significant and would require mitigation as described in Section 6.2.3.1.
The project would be providing habitat-based compensatory mitigation is described in Section 6.2.1.

f. Impacts to Western Bluebird

Western bluebird was observed within the project area; however, the project impact area lacks
suitable large trees with cavities for nesting and, thus, no direct impacts would occur to nesting
western bluebird. While the project site may provide for western bluebird foraging; this species is
adequately conserved by the MSCP and associated MHPA; therefore, impacts outside of the 75%
and 100% Conservation Areas and MHPA would be less than significant, and no mitigation would be
required.

g. Impacts to Orange-Throated Whiptail and San Diego Tiger Whiptail

Orange-throated whiptail and San Diego tiger whiptail have a moderate potential to occur within
the project impact areas. Therefore, the project has potential to result in direct impacts to these
species through incidental mortality during construction activities and through the removal of
suitable habitat. However, these species were not observed during biological surveys conducted
between 2020 and 2022 and likely only occur on-site in low numbers, and the project would be
expected to result in the loss of very few individuals, if any. Additionally, suitable habitat within the
project impact area is limited to 3.6 acres of Diegan coastal sage scrub which comprises a small
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fraction of the coastal sage scrub habitat available to these species identified in the MSCP
Conservation Area both at a local level (1,285 acres in the City Planning Component) and on a
regional scale (2,481 acres total within the Subarea) (City of Chula Vista 2003). Therefore, the potential
loss of these individuals would not reduce the population to less than self-sustaining and would not
be significant, and no species-specific mitigation would be required.

h. Impacts to Pallid Bat, Mexican Long-Tongued Bat, and Western Mastiff Bat

Pallid bat, Mexican long-tongued bat, and western mastiff bat have a moderate potential to forage
within the project impact area; however, none are expected to use any portion of the project impact
area for roosting or for a maternity colony due to lack of rock crevices, cliffs, mines or man-made
structures suitable for roosting. Additionally, because no nighttime construction or maintenance
activities would occur (during foraging), direct impacts to individuals during construction activities
are unlikely. Suitable foraging habitat within the project impact area is limited to 17.65 acres of
Diegan coastal sage scrub (including Baccharis-dominated variant), non-native grassland, and
southern willow scrub which comprises a small fraction of the habitat available to this species
identified in the MSCP MHPA both at a local level (1,663 acres in the City Planning Component) and
on a regional scale (3,908 acres total) (City of Chula Vista 2003). Therefore, this loss of foraging
habitat on-site would be less than significant, and no species-specific mitigation would be required.

i. Impacts to Crotch’s Bumble Bee

Crotch’s bumble bee is a state candidate for listing with a moderate potential to forage and nest
within the project impact area. Considering the project has a low potential to support nesting, the
project would not result in impacts to Crotch’s bumble bee nesting habitat. However, the project has
the potential for direct impacts to any individuals occurring within suitable foraging habitat would
result in impacts to 4.65 acres of potential foraging habitat in the project impact area. As a candidate
for listing, the species is temporarily afforded the same protections as a state-listed endangered or
threatened species. Thus, direct impacts to foraging habitat for this species would be significant
should this species become state listed as threatened or endangered and during its candidacy for
which habitat-based compensatory mitigation would be required. Species-specific mitigation to
avoid unauthorized take of Crotch’s bumble bee is also required and described in Section 6.1.3.1.

5.3.2.4 Impacts to Wildlife Corridors and Habitat Linkages — No Annexation
Scenario

The project site likely functions for local wildlife movement but lacks regional value as a wildlife
corridor due to the limited amount of native habitat and its proximity to existing residential and
commercial development, roads, and highways. It does not act as a significant linkage to off-site
areas of habitat given the adjacency on three sides of development. The project is located 197 feet
south of a 75% Conservation Area associated with the Otay River, which may provide opportunities
for regional wildlife movement. However, the project would not cause direct impacts to native
vegetation communities within the riparian corridor and is separated by the 75% Conservation Area
by dense, non-native vegetation (e.g., giant reed, black mustard). The project’s implementation of
measures to protect biological resources during construction, as described in Section 6.2.1.1, is
expected to minimize edge effects with little to no effect on the surrounding habitats. Specifically,
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disturbances to habitat such as construction-related runoff and ground disturbance would be
minimized through the implementation of a biological monitoring program and proper BMPs. As a
result, the project would not cause any loss of functionality of the Otay River wildlife corridor,
therefore, impacts to wildlife corridors would be less than significant and no mitigation would be
required.

5.3.2.5 Impacts to Jurisdictional Resources — No Annexation Scenario

Impacts to potential jurisdictional resources within the project area would be avoided and minimized
to the extent feasible. Nonetheless, impacts to potential jurisdictional resources would occur with
project implementation. A total of 0.40 acre of impacts to potential RWQCB wetland waters, CDFW
riparian, and City of Chula Vista wetland would occur with project implementation (see Figure 5-2).
Table 7 summarizes the impacts within the project impact area by jurisdiction. Impacts to potential
jurisdictional resources would be significant and mitigation would be required.

Table 7

Impacts to Jurisdictional Resources within the Project Impact Area (No Annexation Scenario)
Acreages by Jurisdiction?

Jurisdictional Resource RWQCB ‘ CDFW City of Chula Vista
Wetlands/Riparian Habitat

Arundo-dominated riparian — — —

Mule fat scrub 0.03 0.03 0.03
Southern willow scrub 0.15 0.15 0.15
Emergent wetland 0.18 0.18 0.18
Disturbed wetland 0.04 0.04 0.04
Total 0.40 0.40 0.40

CDFW = California Department of Fish and Wildlife; RWQCB = Regional Water Quality Control Board.
@Due to overlap of resource jurisdictions, columns should not be added together.

a. Impacts to City of Chula Vista Wetlands

Wetlands protection must be provided throughout the City of Chula Vista's subarea and an
evaluation of wetlands avoidance and minimization is required. If impacts are unavoidable, no net
loss of wetlands must be achieved through compensatory mitigation as prescribed by the City of
Chula Vista MSCP Subarea Plan Table 5-6 (City of Chula Vista 2003). As discussed in detail in Section
5.3.1.5, wetland impacts are unavoidable due to constrained space and access. Avoidance of the City
of Chula Vista wetlands would require redesign of the entrance from Dennery Road and secondary
site access, which have been designed to meet codes for emergency access (a health and safety
requirement). Due to the degraded nature of the existing wetland, extraordinary design features such
as bridging the wetland are not warranted for this project. Due to constrained space and access from
the 1-805 to the west and urban development to the south and east, the only other secondary access
would be to construct a road from the north across the Otay River, which would result in greater
wetland impact.

Therefore, wetlands avoidance is considered infeasible. The project incorporates design features to
minimize impacts to the wetlands, such as using minimum road widths and crossing the wetlands
perpendicular at their narrowest points in areas supporting lower quality wetlands. Additionally, the
main access road design near the wetlands incorporates the steepest manufactured slopes allowable
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(2:1) and a 20-foot retaining wall to minimize grading into the wetlands. To avoid brush management
(zones 1 and 2) within the on-site wetlands, the project design was designed to incorporate a 6-foot
fire-rated masonry block wall along the entire easternmost edge of the development footprint.
Significant unavoidable impacts to City of Chula Vista wetlands would be significant and mitigation
would be required to demonstrate compliance with the City of Chula Vista Wetlands Protection
requirements. HLIT findings related to wetlands are included in Attachment 1.

54  Indirect Impacts — Annexation and No Annexation
Scenarios

The indirect impacts would be the same for both the Annexation and No Annexation Scenarios and
thus are presented in this section together.

5.4.1 Indirect Impacts to Vegetation Communities

The following sensitive vegetation communities are mapped adjacent to the project impact area and
may be subject to indirect impacts: Diegan coastal sage scrub, Diegan coastal sage scrub:
Baccharis-dominated, non-native grassland, mule fat scrub, southern willow scrub, and
Arundo-dominated riparian. Potential indirect impacts on these vegetation communities include dust,
erosion, and runoff generated by construction activities. Indirect impacts to sensitive vegetation
communities would be significant and mitigation would be required.

5.4.2 Indirect Impacts to Special-Status Plant Species

The following sensitive plant species are mapped adjacent to the project impact area and may be
subject to indirect impacts: California adolphia, San Diego bur-sage, San Diego barrel cactus, San
Diego County viguiera, small-flowered microseris, and ashy spike-moss. Potential indirect impacts on
these plant species include dust, erosion, and runoff generated by construction activities. Indirect
impacts to sensitive plant species would be significant and mitigation would be required.

5.4.3 Indirect Impacts to Special-Status Wildlife Species

a. Indirect Impacts to Least Bell's Vireo

Indirect impacts to least Bell's vireo may occur if construction_and/or restoration activities are
conducted during this species’ breeding season of March 15 to September 15. Occupied suitable
habitat (southern willow scrub, mule fat scrub) for this species occurs adjacent to the project impact
area both inside and outside of the MHPA (see Figure 5-1) and within the vicinity of the proposed
Wetland Plan area in Spring Canyon (see Attachment 13). Grading and ard-construction areis likely
to cause noise levels within these adjacent habitat areas to exceed 60 A-weighted decibels [dB(A)]
average sound level (Leq), Which would be considered a significant indirect impact requiring
mitigation.
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b. Indirect Impacts to Coastal California Gnatcatcher

Indirect impacts to coastal California gnatcatcher outside the MHPA may occur if construction
activities are conducted during this species’ breeding season of March 1 and August 15. Occupied
suitable habitat (coastal sage scrub) for this species occurs adjacent to the project impact area (see
Figure 5-1), which may be subject to construction-related noise. However, suitable habitat for this
species in the project vicinity occurs entirely outside of any Conservation Areas and the MHPA and
the closest coastal sage scrub inside the MHPA is approximately 1,000 feet to the west across
Interstate 1-805. Therefore, indirect impacts to coastal California gnatcatcher as a result of noise
would be less than significant.

c. Indirect Impacts to Cooper’'s Hawk

Cooper's hawk has a moderate potential to nest within eucalyptus woodland adjacent to the project
impact area. Establishment of the 300-foot impact avoidance area identified within the MSCP area
specific management directives would be required as a project condition of approval. Indirect
impacts to Cooper’s hawk foraging would be less than significant considering the existing urbanized
nature of the vicinity, disturbed conditions, existing noise levels, and the project's compliance with
standard BMPs. Therefore, no indirect impacts to Cooper’s hawk are anticipated.

d. Indirect Impacts to Burrowing Owl

Burrowing owl has a moderate potential to occur within disturbed habitat and non-native grassland
adjacent to the project impact area. Potential indirect impacts to this species would be significant
and mitigation would be required to verify that no burrowing owls occur adjacent to the project
impact area, as discussed in Sections 6.1.3 and 6.2.3.

5.5  Cumulative Impacts - Annexation and No Annexation
Scenarios

Cumulative impacts would be the same for both the Annexation and No Annexation Scenarios and
are presented in this section together.

The geographic scope for cumulative impacts related to biological resources includes the cities of
San Diego and Chula Vista. These jurisdictions are both participants in the MSCP, which constitutes
a subregional plan pursuant to the state of California Natural Community Conservation Planning Act
and a Habitat Conservation Plan pursuant to Section 10(a)(1)(b) of the FESA. The MSCP considers
biological resource conservation on a sub-regional scale and therefore serves as an appropriate
measure of cumulative impacts. The City of San Diego’s MSCP Subarea Plan and City of Chula Vista's
MSCP Subarea Plan serve as the local implementation plans for the sub-regional MSCP. As such, the
MSCP and its Subarea Plans provide mitigation programs to address the effects of cumulative
development. If a project is determined to be consistent with the MSCP and applicable Subarea Plan,
and/or provides appropriate mitigation to ensure the integrity of the plans, its cumulative effects
would not be significant. The project would be consistent with both the City of San Diego’s MSCP
Subarea Plan and City of Chula Vista’s MSCP Subarea Plan, which are the applicable Subarea Plans
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for the project area, and therefore no significant cumulative impacts to biological resources would
result from implementation of the project.

Furthermore, the project would achieve no-net-loss of wetlands through a 2:1 mitigation ratio, at
minimum, as described in Sections 6.1.4 and 6.2.4, which would provide a greater acreage of
wetlands to offset project impacts. The impacted wetlands consist of a narrow, linear corridor and
are low quality due to invasive species, lack of natural hydrology, and disturbance from homeless
encampments and trash. The project would preserve the higher quality wetlands on-site to continue
to provide habitat for least Bell's vireo and would provide an enhanced wetland buffer through
revegetation with native upland coastal sage scrub species and drainage improvements, while
providing off-site mitigation in to compensate for unavoidable impacts. In addition, long-term
management and funding, as described in Attachment 13, would be provided to ensure continued
maintenance in perpetuity. The off-site mitigation would occur in a regional corridor identified by
the MSCP (e.g., Spring Canyon) in an unconstrained location that would have greater overall wetland
value in the long term due to a lack of surrounding urbanization, as well as natural hydrology. Thus,
it is anticipated that the replacement wetlands would provide overall higher functions and values for
hydrology and wildlife. Therefore, cumulative impacts to wetlands would be less than significant with
mitigation.

6.0 Mitigation

This section is broken down by the two potential scenarios for the project: the Annexation Scenario
and the No Annexation Scenario. The mitigation measures required under each scenario to offset
significant direct and indirect impacts to sensitive vegetation communities, special-status plants and
wildlife, and jurisdictional resources are discussed separately under Sections 6.1 and 6.2, respectively.
Mitigation measures that would be implemented by the City of San Diego are presented as SD-BIO-X
and mitigation measures that would be implemented by the City of Chula Vista are presented as
CV-BIO-X. These mitigation measures would reduce potential significant impacts to a level that is
less than significant pursuant to CEQA.

6.1 Annexation Scenario

As described previously, under the Annexation Scenario, the project site would be annexed into the
City of San Diego jurisdiction. However, off-site project components would result in impacts to
resources located in both the City of Chula Vista and City of San Diego. Mitigation required to offset
project impacts in accordance with the regulations of both jurisdictions is provided below. Under the
Annexation Scenario, mitigation measures SD-BIO-1 through SD-BIO-10 would be administered by
the City of San Diego to offset project impacts to sensitive upland vegetation communities,
special-status plants and wildlife, and jurisdictional resources occurring in both the City of Chula Vista
and City of San Diego.
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6.11  Sensitive Upland Vegetation Communities

6.1.1.1  City of San Diego

Mitigation would be required for permanent impacts to 17.25 acres of sensitive upland vegetation
communities, as shown in Table 8. Attachment 17 provides details of the proposed upland mitigation
at the Pacific Highlands Ranch Restoration and Mitigation Credit Area.

Table 8

Mitigation for Significant Impacts to Sensitive Upland Vegetation Communities (Annexation Scenario)

Impact Acreage City of San Diego Mitigation Ratio® | Proposed Mitigation
Vegetation Community On-site | Off-site | Inside MHPA Outside MHPA (Inside MHPA)
Diegan coastal sage scrub (Tier II) 3.39 0.04 11 1.5:1 3.43
Diegan coastal sage scrub: 0.16 0.012 11 1.5:1 0.17
Baccharis-dominated (Tier II)
Non-native grassland (Tier I1IB) 13.60 0.052 0.5:1 11 6.83
Total 17.15 0.10 — — 10.43

alIncludes 0.01 acre of impacts to Diegan coastal sage scrub: Baccharis-dominated and 0.05 acre of impacts to
non-native grassland within the off-site area in the City of Chula Vista. These impacts to Diegan coastal sage scrub:
Baccharis-dominated and non-native grassland are less than significant in the context of the City of Chula Vista's MSCP
Subarea Plan as they total than 0.10 acre. However, mitigation would be required to offset the project’s total impact to
0.17 acre of Diegan coastal sage scrub: Baccharis-dominated and 13.65 acre of non-native grassland. Therefore,
mitigation for impacts within the City of Chula Vista are proposed to be accomplished with the project’s overall upland
mitigation, which would occur in the City of San Diego.

bMitigation ratios are based on the City of San Diego's Biology Guidelines (City of San Diego 2018a) Tier I-IV ranking
system for impacts outside of the MHPA. This report assumes that mitigation would occur inside the City of San Diego’s
MHPA. Ultimately the mitigation ratio would be dependent on the location of the mitigation as detailed in the City of
San Diego's Biology Guidelines (City of San Diego 2018a).

To mitigate for permanent impacts to sensitive habitat under the Annexation Scenario, the following
mitigation measures would be implemented by the City of San Diego:

SD-BIO-1 Sensitive Upland Vegetation. Prior to issuance of any construction permits, including but
not limited to the first Grading Permit, Demolition Permits and Building Permits, or a
Notice to Proceed for Subdivisions, by the City of San Diego for the Annexation Scenario,
the owner/permittee shall mitigate for impacts to sensitive upland vegetation in
accordance with the City of San Diego’s 2018 Biology Guidelines. The owner/permittee
shall mitigate direct impacts to Diegan coastal sage scrub and Diegan coastal sage scrub:
Baccharis-dominated at a 1:1 mitigation ratio, and non-native grassland at a 0.5:1 ratio
inside the MHPA. Mitigation for 3.43 acres of Diegan coastal sage scrub (Tier II), 0.17 acre
of Diegan coastal sage scrub: Baccharis-dominated (Tier Il), and 13.65 acres of non-native
grassland (Tier IlIB) will be achieved through the preservation of 10.43 acres of Diegan
coastal sage scrub habitat (Tier Il) at the Pacific Highlands Ranch Restoration and
Mitigation Credit Area (City of San Diego 2001). The applicant shall provide proof of
mitigation credit purchase to the City of San Diego via a mitigation ledger prior to
issuance of any land development permits.
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To mitigate for potential indirect impacts to sensitive habitat under the Annexation Scenario, the
following mitigation measures would be implemented by the City of San Diego:

SD-BIO-2 Biological Resource Protection During Construction

l. Prior to Construction
A. Biologist Verification - The owner/permittee shall provide a letter to the City's
Mitigation Monitoring Coordination (MMC) section stating that a Project Biologist
(Qualified Biologist) as defined in the City of San Diego’s Biological Guidelines
(2018a), has been retained to implement the project’'s biological monitoring
program. The letter shall include the names and contact information of all
persons involved in the biological monitoring of the project.

B. Preconstruction Meeting - The Qualified Biologist shall attend the
preconstruction meeting, discuss the project’s biological monitoring program,
and arrange to perform any follow up mitigation measures and reporting
including site-specific monitoring, restoration or revegetation, and additional
fauna/flora surveys/salvage.

C. Biological Documents - The Qualified Biologist shall submit all required
documentation to MMC verifying that any special mitigation reports including
but not limited to, maps, plans, surveys, survey timelines, or buffers are completed
or scheduled per City Biology Guidelines, Multiple Species Conservation Program
(MSCP), Environmentally Sensitive Lands Ordinance (ESL), project permit
conditions; California Environmental Quality Act (CEQA); endangered species acts
(ESAs); and/or other local, state or federal requirements.

D. BCME - The Qualified Biologist shall present a Biological Construction
Mitigation/Monitoring Exhibit (BCME) which includes the biological documents in
C above. In addition, include: restoration/revegetation plans, plant
salvage/relocation requirements (e.g., coastal cactus wren plant salvage,
burrowing owl exclusions, etc.), avian or other wildlife surveys/survey schedules
(including general avian nesting and USFWS protocol), timing of surveys, wetland
buffers, avian construction avoidance areas/noise buffers/ barriers, other impact
avoidance areas, and any subsequent requirements determined by the Qualified
Biologist and the City ADD/MMC. The BCME shall include a site plan, written and
graphic depiction of the project’s biological mitigation/monitoring program, and
a schedule. The BCME shall be approved by MMC and referenced in the
construction documents.

E. Resource Delineation - Prior to construction activities, the Qualified Biologist shall
supervise the placement of orange construction fencing or equivalent along the
limits of disturbance adjacent to sensitive biological habitats and verify
compliance with any other project conditions as shown on the BCME. This phase
shall include flagging plant specimens and delimiting buffers to protect sensitive
biological resources (e.g., habitats/flora & fauna species, including nesting birds)
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6.1.1.2

during construction. Appropriate steps/care should be taken to minimize
attraction of nest predators to the site.

Education - Prior to commencement of construction activities, the Qualified
Biologist shall meet with the owner/permittee or designee and the construction
crew and conduct an on-site educational session regarding the need to avoid
impacts outside of the approved construction area and to protect sensitive flora
and fauna (e.g., explain the avian and wetland buffers, flag system for removal of
invasive species or retention of sensitive plants, and clarify acceptable access
routes/methods and staging areas, etc.).

[Il.  During Construction

A.

Monitoring - All construction (including access/staging areas) shall be restricted
to areas previously identified, proposed for development/staging, or previously
disturbed as shown on “Exhibit A" and/or the BCME. The Qualified Biologist shall
monitor construction activities as needed to ensure that construction activities do
not encroach into biologically sensitive areas, or cause other similar damage, and
that the work plan has been amended to accommodate any sensitive species
located during the preconstruction surveys. In addition, the Qualified Biologist
shall document field activity via the Consultant Site Visit Record (CSVR). The CSVR
shall be e-mailed to MMC on the 1% day of monitoring, the 1 week of each
month, the last day of monitoring, and immediately in the case of any
undocumented condition or discovery.

Subsequent Resource Identification - The Qualified Biologist shall note/act to
prevent any new disturbances to habitat, flora, and/or fauna onsite (e.g., flag
plant specimens for avoidance during access, etc.). If active nests or other
previously unknown sensitive resources are detected, all project activities that
directly impact the resource shall be delayed until species specific local, state or
federal regulations have been determined and applied by the Qualified Biologist.

[ll. Post Construction Measures

A.

In the event that impacts exceed previously allowed amounts, additional impacts
shall be mitigated in accordance with City Biology Guidelines, ESL and MSCP,
State CEQA, and other applicable local, state, and federal law. The Qualified
Biologist shall submit a final BCME/report to the satisfaction of the City
ADD/MMC within 30 days of construction completion.

City of Chula Vista

As discussed above, impacts to 0.01 acre of Diegan coastal sage scrub: Baccharis-dominated and
0.05 acre of non-native grassland are less than significant in the context of the City of Chula Vista's
MSCP Subarea Plan as they total than 0.10 acre. However, mitigation would be required to offset the
project’s total impact to 0.17 acre of Diegan coastal sage scrub: Baccharis-dominated and 13.65 acres
of non-native grassland, which includes 13.60 acres in the City of San Diego and 0.05 acre in the City
of Chula Vista. Therefore, impacts to non-native grassland would be mitigated via habitat mitigation
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measure SD-BIO-1. In addition, indirect impacts to sensitive habitats in the City of Chula Vista would
be mitigated via mitigation measure SD-BIO-2.

6.1.2  Special-Status Plant Species
6.1.2.1 City of San Diego

The Annexation Scenario would result in significant direct and indirect impacts to special-status
plants within the City of San Diego. As shown in Table 9, Otay tarplant would require mitigation at a
4:1 mitigation ratio. The Otay Tarplant Mitigation Plan is included in Attachment 18. In addition,
indirect impacts to California adolphia, San Diego bur-sage, San Diego barrel cactus, San Diego
County viguiera, small-flowered microseris, and ashy spike-moss located adjacent to the project in
the City of San Diego would be avoided through biological monitoring, construction fencing, and
BMPs as described in SD-BIO-2.

Table 9
Mitigation for Significant Impacts to Otay Tarplant in the City of San Diego
Status Total Individuals City of Total Mitigation

Common Name (Federal/State/CRPR/Chula (City of San San Diego Required

(Scientific Name) Vista MSCP/San Diego MSCP) Diego Only) Mitigation Ratio (Individuals)
Otay tarplant FT/SE/1B.1/Narrow 14 41 56
(Deinandra conjugens) | Endemic/Narrow Endemic ]
FT = Federally threatened; SE = State endangered; CRPR = California Rare Plant Rank

To mitigate for direct impacts to Otay tarplant under the Annexation Scenario, the following measure
shall be implemented by the City of San Diego:

SD-BIO-3 Otay Tarplant Mitigation Plan.

Prior to issuance of any construction permits, including but not limited to the first Grading
Permit, Demolition Permits and Building Permits, or a Notice to Proceed for Subdivisions,
shall incorporate the following mitigation measures into the project design and include
them verbatim on all appropriate construction documents._In lieu of the below Otay
Tarplant Mitigation Plan, the applicant may also purchase equivalent mitigation credits
at a City of San Diego-approved mitigation bank, subject to Wildlife Agency review and
approval. The mitigation bank must contain an Otay tarplant population or have the
species reintroduced for the purposes of mitigation. The applicant is required to provide
proof of mitigation credit purchase to the City of San Diego prior to issuance of any land
development permits.

Prior to Permit Issuance
A. Land Development Review Plan Check

1. Prior to NTP or issuance for any construction permits, including but not limited
to, the first Grading Permit, Demolition Plans/Permits and Building Plans/Permits,
whichever is applicable, the ADD environmental designee shall verify that the
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requirements for the revegetation/restoration plans and specifications, including
mitigation of direct impacts to Otay tarplant individual plants at a 4:1 ratio. While
the number of individual plants present may vary year-to-year, it is estimated 14
individuals would be impacted and mitigation would include 56 Otay tarplant
individuals. The landscape construction documents and specifications must be
found to be in conformance with the Otay Tarplant Mitigation Plan for the
Nakano Project prepared by RECON (Attachment 18), the requirements of which
are summarized below:

B. Revegetation/Restoration Plan(s) and Specifications

1.

Landscape Construction Documents (LCD) shall be prepared on D-sheets and
submitted to the City of San Diego Development Services Department,
Landscape Architecture Section for review and approval. Landscape Architecture
Section shall consult with Mitigation Monitoring Coordination (MMC) and obtain
concurrence prior to approval of LCD. The LCD shall consist of
revegetation/restoration, planting, irrigation and erosion control plans; including
all required graphics, notes, details, specifications, letters, and reports as outlined
below.

Landscape Revegetation/Restoration Planting and Irrigation Plans shall be
prepared in accordance with the San Diego Land Development Code (LDC)
Chapter 14, Article 2, Division 4, the LDC Landscape Standards submittal
requirements, and Attachment “B” (General Outline for Revegetation/Restoration
Plans) of the City of San Diego’s LDC Biology Guidelines. The Principal Qualified
Biologist (PQB) shall identify and adequately document all pertinent information
concerning the revegetation/restoration goals and requirements, such as but not
limited to, plant/seed palettes, timing of installation, plant installation
specifications, method of watering, protection of adjacent habitat, erosion and
sediment control, performance/success criteria, inspection schedule by City staff,
document submittals, reporting schedule, etc. The LCD shall also include
comprehensive graphics and notes addressing the ongoing maintenance
requirements (after final acceptance by the City).

The Revegetation Installation Contractor (RIC), Revegetation Maintenance
Contractor (RMC), Construction Manager (CM) and Grading Contractor (GC),
where applicable shall be responsible to insure that for all grading and
contouring, clearing and grubbing, installation of plant materials, and any
necessary maintenance activities or remedial actions required during installation
and the 120-day plant establishment period are done per approved LCD. The
following procedures at a minimum, but not limited to, shall be performed:

a. The RMC shall be responsible for the maintenance of the upland mitigation
area for a minimum period of 120 days. Maintenance visits shall be conducted
on a weekly basis throughout the plant establishment period.
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b. At the end of the 120-day period the PQB shall review the mitigation area to
assess the completion of the short-term plant establishment period and
submit a report for approval by MMC.

c. MMC will provide approval in writing to begin the five-year long-term
establishment/maintenance and monitoring program.

d. Existing indigenous/native species shall not be pruned, thinned, or cleared in
the revegetation/mitigation area.

e. The revegetation site shall not be fertilized.

f. The RIC is responsible for reseeding (if applicable) if weeds are not removed,
within one week of written recommendation by the PQB.

g. Weed control measures shall include the following: (1) hand removal,
(2) cutting, with power equipment, and (3) chemical control. Hand removal
of weeds is the most desirable method of control and will be used wherever
possible.

h. Damaged areas shall be repaired immediately by the RIC/RMC. Insect
infestations, plant diseases, herbivory, and other pest problems will be closely
monitored throughout the five-year maintenance period. Protective
mechanisms such as metal wire netting shall be used as necessary. Diseased
and infected plants shall be immediately disposed of off-site in a
legally-acceptable manner at the discretion of the PQB or Qualified Biological
Monitor (QBM) (City approved). Where possible, biological controls will be
used instead of pesticides and herbicides.

If a Brush Management Program is required the revegetation/restoration plan
shall show the dimensions of each brush management zone and notes shall be
provided describing the restrictions on planting and maintenance and identify
that the area is impact neutral and shall not be used for habitat mitigation/credit
purposes.

C. Letters of Qualification Have Been Submitted to ADD

1.

The applicant shall submit, for approval, a letter verifying the qualifications of the
biological professional to MMC. This letter shall identify the PQB, Principal
Restoration Specialist (PRS), and QBM, where applicable, and the names of all
other persons involved in the implementation of the revegetation/restoration
plan and biological monitoring program, as they are defined in the City of San
Diego Biological Review References. Resumes and the biology worksheet should
be updated annually.

MMC will provide a letter to the applicant confirming the qualifications of the
PQB/PRS/QBM and all City Approved persons involved in the
revegetation/restoration plan and biological monitoring of the project.
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3. Prior to the start of work, the applicant must obtain approval from MMC for any
personnel changes associated with the revegetation/restoration plan and
biological monitoring of the project.

4. PBQ must also submit evidence to MMC that the PQB/QBM has completed Storm
Water Pollution Prevention Program (SWPPP) training.

Prior to Start of Construction

A. PQB/PRS Shall Attend Preconstruction (Precon) Meetings

1.

Prior to beginning any work that requires monitoring:

a.

The owner/permittee or their authorized representative shall arrange and
perform a Precon Meeting that shall include the PQB or PRS, Construction
Manager (CM) and/or GC, Landscape Architect (LA), Revegetation RIC, RMC,
Resident Engineer (RE), Building Inspector (BI), if appropriate, and MMC.

The PQB shall also attend any other grading/excavation related Precon
Meetings to make comments and/or suggestions concerning the
revegetation/restoration plan(s) and specifications with the RIC, CM and/or
GC.

If the PQB is unable to attend the Precon Meeting, the owner shall schedule
a focused Precon Meeting with MMC, PQB/PRS, CM, BI, LA, RIC, RMC, RE
and/or B, if appropriate, prior to the start of any work associated with the
revegetation/ restoration phase of the project, including site grading
preparation.

Where Revegetation/Restoration Work Will Occur

a.

Prior to the start of any work, the PQB/PRS shall also submit a
revegetation/restoration monitoring exhibit (RRME) based on the appropriate
reduced LCD (reduced to 11"x 17" format) to MMC, and the RE, identifying the
areas to be revegetated/restored including the delineation of the limits of any
disturbance/grading and any excavation.

PQB shall coordinate with the construction superintendent to identify
appropriate Best Management Practices (BMPs) on the RRME.

When Biological Monitoring Will Occur

a.

Prior to the start of any work, the PQB/PRS shall also submit a monitoring
procedures schedule to MMC and the RE indicating when and where
biological monitoring and related activities will occur.
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4. PQB Shall Contact MMC to Request Modification

a. The PQB may submit a detailed letter to MMC prior to the start of work or
during construction requesting a modification to the revegetation/restoration
plans and specifications. This request shall be based on relevant information
(such as other sensitive species not listed by federal and/or state agencies
and/or not covered by the MSCP and to which any impacts may be
considered significant under CEQA) which may reduce or increase the
potential for biological resources to be present.

During Construction

A. PQB or QBM Present During Construction/Grading/Planting

1.

The PQB or QBM shall be present full-time during construction activities including
but not limited to, site preparation, cleaning, grading, excavation, landscape
establishment in association with the project’s grading permit which could result
in impacts to sensitive biological resources as identified in the LCD and on the
RRME. The RIC and/or QBM are responsible for notifying the PQB/PRS of changes
to any approved construction plans, procedures, and/or activities. The PQB/PRS
is responsible to notify the CM, LA, RE, Bl and MMC of the changes.

The PQB or QBM shall document field activity via the Consultant Site Visit Record
Forms (CSVR). The CSVR's shall be faxed by the CM the first day of monitoring,
the last day of monitoring, monthly, and in the event that there is a deviation
from conditions identified within the LCD and/or biological monitoring program.
The RE shall forward copies to MMC.

The PQB or QBM shall be responsible for maintaining and submitting the CSVR
at the time that CM responsibilities end (i.e., upon the completion of construction
activity other than that of associated with biology).

All construction activities (including staging areas) shall be restricted to the
development areas as shown on the LCD. The PQB/PRS or QBM staff shall
monitor construction activities as needed, with MMC concurrence on method and
schedule. This is to ensure that construction activities do not encroach into
biologically sensitive areas beyond the limits of disturbance as shown on the
approved LCD.

The PQB or QBM shall supervise the placement of orange construction fencing
or City approved equivalent, along the limits of potential disturbance adjacent to
(or at the edge of) all sensitive habitats, including Diegan coastal sage scrub
(including Baccharis-variant), non-native grassland, southern willow scrub,
emergent wetland, and disturbed wetland, as shown on the approved LCD.

The PBQ shall provide a letter to MMC that limits of potential disturbance has
been surveyed, staked and that the construction fencing is installed properly.
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7. The PQB or QBM shall oversee implementation of BMPs, such as gravel bags,

straw logs, silt fences or equivalent erosion control measures, as needed to
ensure prevention of any significant sediment transport. In addition, the
PQB/QBM shall be responsible to verify the removal of all temporary construction
BMPs upon completion of construction activities. Removal of temporary
construction BMPs shall be verified in writing on the final construction phase
CSVR.

PQB shall verify in writing on the CSVR'’s that no trash stockpiling or oil dumping,
fueling of equipment, storage of hazardous wastes or construction
equipment/material, parking or other construction related activities shall occur
adjacent to sensitive habitat. These activities shall occur only within the
designated staging area located outside the area defined as biological sensitive
area.

The long-term establishment inspection and reporting schedule per LCD must all
be approved by MMC prior to the issuance of the Notice of Completion or any
bond release.

B. Disturbance/Discovery Notification Process

1.

If unauthorized disturbances occurs or sensitive biological resources are
discovered that where not previously identified on the LCD and/or RRME, the
PQB or QBM shall direct the contractor to temporarily divert construction in the
area of disturbance or discovery and immediately notify the RE or BI, as
appropriate.

The PQB shall also immediately notify MMC by telephone of the disturbance and
report the nature and extent of the disturbance and recommend the method of
additional protection, such as fencing and appropriate Best Management
Practices (BMPs). After obtaining concurrence with MMC and the RE, PQB and
CM shall install the approved protection and agreement on BMPs.

The PQB shall also submit written documentation of the disturbance to MMC
within 24 hours by fax or email with photos of the resource in context (e.g., show
adjacent vegetation).

C. Determination of Significance

1.

The PQB shall evaluate the significance of disturbance and/or discovered
biological resource and provide a detailed analysis and recommendation in a
letter report with the appropriate photo documentation to MMC to obtain
concurrence and formulate a plan of action which can include fines, fees, and
supplemental mitigation costs.

MMC shall review this letter report and provide the RE with MMC's
recommendations and procedures.
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Post Construction

A. Mitigation Monitoring and Reporting Period

1.

2.

a.

Five-Year Mitigation Establishment/Maintenance Period

The RMC shall be retained to complete maintenance monitoring activities
throughout the five-year mitigation monitoring period.

Maintenance visits will be conducted twice per month for the first six months,
once per month for the remainder of the first year, and quarterly thereafter.

Maintenance activities will include all items described in the LCD.

Plant replacement will be conducted as recommended by the PQB (note:
plants shall be increased in container size relative to the time of initial
installation or establishment or maintenance period may be extended to the
satisfaction of MMC.

Five-Year Biological Monitoring

All biological monitoring and reporting shall be conducted by a PQB or QBM,
as appropriate, consistent with the LCD.

Monitoring shall involve both qualitative horticultural monitoring and
quantitative monitoring (i.e., performance/success criteria). Horticultural
monitoring shall focus on soil conditions (e.g., moisture and fertility),
container plant health, seed germination rates, presence of native and non-
native (e.g., invasive exotic) species, any significant disease or pest problems,
irrigation repair and scheduling, trash removal, illegal trespass, and any
erosion problems.

After plant installation is complete, qualitative monitoring surveys will occur
monthly during year one and quarterly during years two through five.

Upon the completion of the 120-days short-term plant establishment period,
quantitative monitoring surveys shall be conducted at 0, 6, 12, 24, 36, 48 and
60 months by the PQB or QBM. The revegetation/restoration effort shall be
quantitatively evaluated once per year (in spring) during years three through
five, to determine compliance with the performance standards identified on
the LCD. All plant material must have survived without supplemental irrigation
for the last two years.

Quantitative monitoring shall include the use of fixed transects and photo
points to determine the vegetative cover within the revegetated habitat.
Collection of fixed transect data within the revegetation/restoration site shall
result in the calculation of percent cover for each plant species present,
percent cover of target vegetation, tree height and diameter at breast height
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(if applicable) and percent cover of non-native/non-invasive vegetation.
Container plants will also be counted to determine percent survivorship. The
data will be used to determine attainment of performance/success criteria
identified within the LCD.

f.  Biological monitoring requirements may be reduced if, before the end of the
fifth year, the revegetation meets the fifth-year criteria and the irrigation has
been terminated for a period of the last two years.

g. The PQB or QBM shall oversee implementation of post-construction BMPs,
such as gravel bags, straw logs, silt fences or equivalent erosion control
measure, as needed to ensure prevention of any significant sediment
transport. In addition, the PBQ/QBM shall be responsible to verify the removal
of all temporary post-construction BMPs upon completion of construction
activities. Removal of temporary post-construction BMPs shall be verified in
writing on the final post-construction phase CSVR.

B. Submittal of Draft Monitoring Report

1.

A draft monitoring letter report shall be prepared to document the completion
of the 120-day plant establishment period. The report shall include discussion on
weed control, horticultural treatments (pruning, mulching, and disease control),
erosion control, trash/debris removal, replacement planting/reseeding, site
protection/signage, pest management, vandalism, and irrigation maintenance.
The revegetation/restoration effort shall be visually assessed at the end of
120-day period to determine mortality of individuals.

The PQB shall submit two copies of the Draft Monitoring Report which describes
the results, analysis, and conclusions of all phases of the Biological Monitoring
and Reporting Program (with appropriate graphics) to MMC for review and
approval within 30 days following the completion of monitoring. Monitoring
reports shall be prepared on an annual basis for a period of five years. Site
progress reports shall be prepared by the PQB following each site visit and
provided to the owner, RMC, and RIC. Site progress reports shall review
maintenance activities, qualitative and quantitative (when appropriate)
monitoring results including progress of the revegetation relative to the
performance/success criteria, and the need for any remedial measures.

Draft annual reports (three copies) summarizing the results of each progress
report including quantitative monitoring results and photographs taken from
permanent viewpoints shall be submitted to MMC for review and approval within
30 days following the completion of monitoring.

MMC shall return the Draft Monitoring Report to the PQB for revision or, for
preparation of each report.
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5. The PQB shall submit revised Monitoring Report to MMC (with a copy to RE) for
approval within 30 days.

6. MMC will provide written acceptance of the PQB and RE of the approved report.

C. Final Monitoring Reports(s)

1.

PQB shall prepare a Final Monitoring upon achievement of the fifth-year
performance/success criteria and completion of the five-year maintenance
period.

a.

This report may occur before the end of the fifth year if the revegetation
meets the fifth-year performance /success criteria and the irrigation has been
terminated for a period of the last two years.

The Final Monitoring report shall be submitted to MMC for evaluation of the
success of the mitigation effort and final acceptance. A request for a pre-final
inspection shall be submitted at this time, MMC will schedule after review of
report.

If at the end of the five years any of the revegetated area fails to meet the
project’s final success standards, the applicant must consult with MMC. This
consultation shall take place to determine whether the revegetation effort is
acceptable. The applicant understands that failure of any significant portion
of the revegetation/restoration area may result in a requirement to replace
or renegotiate that portion of the site and/or extend the monitoring and
establishment/maintenance period until all success standards are met.

D. Management and Maintenance in Perpetuity

The Otay tarplant mitigation area shall be protected and managed/maintained in
perpetuity. The Otay tarplant mitigation site shall be addressed through a long-term
management plan. The Otay tarplant mitigation area shall be covered by a Covenant
of Easement to the benefit of the City of San Diego or dedicated in-fee title to the
City of San Diego. The project proponent shall provide funding in an amount
approved by the City based on a Property Analysis Record (Center for Natural Lands
Management 1998), or similar cost estimation method, to secure the ongoing funding
for the perpetual long-term management, maintenance, and monitoring of the
off-site mitigation area pursuant to the long-term management plan by an agency,
nonprofit organization, or other entity approved by the City of San Diego.

6.1.2.2 City of Chula Vista

Direct and indirect impacts to special-status plant species in the off-site City of Chula Vista area
would be less than significant and no mitigation is required.
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6.1.3  Special-Status Wildlife Species
6.1.3.1  City of San Diego

The Annexation Scenario would result in potential significant direct and indirect impacts to
special-status wildlife within the City of San Diego. To mitigate for impacts to least Bell's vireo,
burrowing owl, coastal California gnatcatcher, yellow warbler and yellow-breasted chat under the
Annexation Scenario, mitigation measure SD-BIO-4 shall be implemented by the City of San Diego.
Additionally, direct impacts to habitat would be mitigated through upland and wetland habitat
mitigation measures described in SD-BIO-1 and SD-BIO-8, respectively. Potential direct and indirect
impacts to least Bell's vireo and burrowing owl would be further mitigated by SD-BIO-5 and
SD-BIO-6. Potential direct impacts to Crotch’s bumble bee would be further mitigated by SD-BIO-7.

SD-BIO-4 Measures to Protect Sensitive Bird Nesting

A. Avian Protection Requirements - Prior to issuance of any construction permits,
including but not limited to, the first Grading Permit, Demolition Plans/Permits and
Building Plans/Permits or a Notice to Proceed for Subdivisions, removal of habitat
that supports active nests in the proposed area of disturbance (both on-site and
within the Wetland Plan area of work) should occur outside of the breeding season
for least Bell's vireo, burrowing owl, coastal California gnatcatcher, yellow-breasted
chat, and yellow warbler (February 1 to September 15) or a preconstruction survey
shall be completed by Qualified Biologist preconstruction to determine the presence
or absence of nesting least Bell's vireo, burrowing owl, coastal California gnatcatcher,
yellow-breasted chat, and yellow warbler on the proposed area of disturbance. The
preconstruction survey shall be conducted within 10 calendar days prior to the start
of construction activities (including removal of vegetation). The applicant shall submit
the results of the preconstruction survey to City DSD for review and written approval
prior to initiating any construction activities. If nesting birds are detected, a letter
report in conformance with the City’'s Biology Guidelines and applicable state and
federal law (i.e. appropriate follow up surveys, monitoring schedules, construction
and noise barriers/buffers, etc.) shall be prepared and include proposed measures to
be implemented to ensure that take of birds or eggs or disturbance of breeding
activities is avoided. The report shall be submitted to the City for review and written
approval and implemented to the satisfaction of the City. The City’'s MMC Section
and Biologist shall verify and approve that all measures identified in the report or
mitigation plan are in place prior to and/or during construction.

To mitigate for direct and indirect impacts to least Bell’s vireo under the Annexation Scenario, the
wetland habitat mitigation identified in SD-BIO-7, as well as the following measures shall be
implemented by the City of San Diego.

SD-BIO-5 Direct Impact Avoidance and Noise Restrictions for Least Bell's Vireo

Prior to issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Permits and Building Permits or a Notice to Proceed for
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Subdivisions, the City Manager (or appointed designee) shall verify that the following
project requirements regarding the least Bell's vireo are shown on the construction and
wetland restoration plans:

No clearing, grubbing, grading, or other construction activities shall occur between
March 15 and September 15, the breeding season of the least Bell’s vireo, until the
following requirements have been met to the satisfaction of the City Manager:

A. A Qualified Biologist (possessing a valid Endangered Species Act Section 10(a)(1)(a)
Recovery Permit) shall survey those wetland areas that would be subject to
construction noise levels exceeding 60 decibels [dB(A)] hourly average for the
presence of the least Bell's vireo. Surveys for this species shall be conducted
pursuant to the protocol survey guidelines established by the USFWS within the
breeding season prior to the commencement of construction. If the least Bell's vireo
is present, then the following conditions must be met:

Between March 15 and September 15, no clearing, grubbing, or grading of
occupied least Bell’s vireo habitat shall be permitted. Areas restricted from such
activities shall be staked or fenced under the supervision of a Qualified Biologist;
and

Between March 15 and September 15, no construction activities shall occur within
any portion of the site where construction activities would result in noise levels
exceeding 60 dB(A) hourly average at the edge of occupied least Bell’s vireo or
habitat. An analysis showing that noise generated by construction activities
would not exceed 60 dB(A) hourly average at the edge of occupied habitat must
be completed a qualified acoustician (possessing current noise engineer license
or registration with monitoring noise level experience with listed animal species)
and approved by the City Manager at least two weeks prior to the
commencement of construction activities. Prior to the commencement of any of
construction activities during the breeding season, areas restricted from such
activities shall be staked or fenced under the supervision of a qualified biologist;
or

At least two weeks prior to the commencement of construction activities, under
the direction of a qualified acoustician, noise attenuation measures (e.g., berms,
walls) shall be implemented to ensure that noise levels resulting from
construction activities will not exceed 60 dB(A) hourly average at the edge of
habitat occupied by the least Bell's vireo. Concurrent with the commencement
of construction activities and the construction of necessary noise attenuation
facilities, noise monitoring* shall be conducted at the edge of the occupied
habitat area to ensure that noise levels do not exceed 60 dB(A) hourly average.
If the noise attenuation techniques implemented are determined to be
inadequate by the qualified acoustician or biologist, then the associated
construction activities shall cease until such time that adequate noise attenuation
is achieved or until the end of the breeding season (September 16).
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*Construction noise monitoring shall continue to be monitored at least twice weekly on
varying days, or more frequently depending on the construction activity, to verify that
noise levels at the edge of occupied habitat are maintained below 60 dB(A) hourly
average or to the ambient noise level if it already exceeds 60 dB (A) hourly average. If
not, other measures shall be implemented in consultation with the Qualified Biologist
and the City Manager, as necessary, to reduce noise levels to below 60 dB(A) hourly
average or to the ambient noise level if it already exceeds 60 dB(A) hourly average. Such
measures may include, but are not limited to, limitations on the placement of
construction equipment and the simultaneous use of equipment.

B. If least Bell's vireo are not detected during the protocol survey, the Qualified
Biologist shall submit substantial evidence to the City Manager and Wildlife
appheableresouree Aagencies for review and written approval which demonstrates
whether or not mitigation measures such as noise walls are necessary between
March 15 and September 15 as follows:

. If this evidence indicates the potential is high for least Bell's vireo to be present
based on historical records or site conditions, then condition A.lll shall be
adhered to as specified above.

ll. If this evidence concludes that no impacts to this species are anticipated, no
mitigation measures would be necessary.

To mitigate for direct and indirect impacts to burrowing owls under the Annexation Scenario, the
habitat mitigation identified in SD-BIO-1, as well as the following measures shall be implemented by
the City of San Diego:

SD-BIO-6 Burrowing Owl Preconstruction Survey and Avoidance in San Diego. The following shall
be implemented to avoid potential impacts to burrowing owl:

Prior to issuance of any construction permits, including but not limited to, the first Grading
Permit, Demolition Permits and Building Permits or a Notice to Proceed for Subdivisions,
the City of San Diego Manager (or appointed designee) shall verify that the following project
requirements regarding burrowing owl are shown on the construction plans:

PRECONSTRUCTION SURVEY ELEMENT
Prior to Permit or Notice to Proceed Issuance:

1. As this project area has been determined to be burrowing owl occupied or to have
burrowing owl occupation potential, the Applicant Department or Permit Holder shall
submit evidence to the ADD of Entitlements and MSCP staff, to the satisfaction of the
City, verifying that a Biologist possessing qualifications pursuant to the “Staff Report
on Burrowing Owl Mitigation, State of California Natural Resources Agency
Department of Fish and Game. March 7, 2012 (hereafter referred as CDFG 2012, Staff
Report), has been retained to implement a burrowing owl construction impact
avoidance program.

Nakano Project
Page 96



RECON

Biological Resources Technical Report

2. The qualified burrowing owl biologist (or their designated biological representative)

shall attend the preconstruction meeting to inform construction personnel about the
City's burrowing owl requirements and subsequent survey schedule.

Prior to Start of Construction:

1.

The Applicant Department or Permit Holder and Qualified Biologist must ensure that
initial preconstruction/take avoidance surveys of the project "site" are completed
between 14 and 30 days before initial construction activities begin, including
brushing, clearing, grubbing, or grading of the project site; regardless of the time of
the year. "Site” means the project site and the area within a radius of 450 feet of the
project site. The report shall be submitted and approved by the Wildlife Agencies
and/or City MSCP staff prior to construction or burrowing owl eviction(s) and shall
include maps of the project site and BUOW locations on aerial photos.

The preconstruction survey shall follow the methods described in CDFG 2012, Staff
Report -Appendix D

24 hours prior to commencement of ground disturbing activities, the Qualified
Biologist shall verify results of preconstruction/take avoidance surveys via review of
the Survey Report (see report requirements in CDFG 2012, Staff Report - Appendix
D 3) that is to be provided to the City and Wildlife Agencies. Written verification via
the Survey Report shall be provided to the City’'s Mitigation Monitoring and
Coordination (MMC) and MSCP Sections, and to the satisfaction of these sections. If
results of the preconstruction surveys have changed and burrowing owl are present
in areas not previously identified, immediate notification to the City and Wildlife
Agencies shall be provided prior to ground disturbing activities.

During Construction:

1.

Best Management Practices shall be employed as burrowing owls are known to use
open pipes, culverts, excavated holes, and other burrow-like structures at
construction sites. Legally permitted active construction projects which are burrowing
owl occupied and have followed all protocol in this mitigation section, or sites within
450 feet of occupied burrowing owl areas, should undertake measures to discourage
burrowing owls from recolonizing previously occupied areas or colonizing new
portions of the site. Such measures include, but are not limited to, ensuring that the
ends of all pipes and culverts are covered when they are not being worked on, and
covering rubble piles, dirt piles, ditches, and berms.

Ongoing Burrowing Owl Detection - If burrowing owls or active burrows are not
detected during the preconstruction surveys, Section "A" below shall be followed. If
burrowing owls or burrows are detected during the preconstruction surveys, Section
"B" shall be followed. NEITHER THE MSCP SUBAREA PLAN NOR THIS MITIGATION
SECTION ALLOWS FOR ANY BURROWING OWLS TO BE INJURED OR KILLED
OUTSIDE OR WITHIN THE MHPA; in addition, IMPACTS TO BURROWING OWLS
WITHIN THE MHPA MUST BE AVOIDED.
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A. Post Survey Follow Up if Burrowing Owls and/or Signs of Active Natural or

Artificial Burrows Are Not Detected During the Initial Preconstruction Survey -
Monitoring the site for new burrows is required using CDFG Staff Report 2012
Appendix D methods for the period following the initial preconstruction survey,
until construction is scheduled to be complete and is complete (NOTE - Using a
projected completion date (that is amended if needed) will allow development of a
monitoring schedule).

1) If no active burrows are found but burrowing owls are observed to
occasionally (1-3 sightings) use the site for roosting or foraging, they should
be allowed to do so with no changes in the construction or construction
schedule.

2) If no active burrows are found but burrowing owls are observed during follow
up monitoring to repeatedly (4 or more sightings) use the site for roosting or
foraging, the City's MMC and MSCP Sections shall be notified and any portion
of the site where owls have been sited and that has not been graded or
otherwise disturbed shall be avoided until further notice.

3) If a burrowing owl begins using a burrow on the site at any time after the
initial preconstruction survey, procedures described in Section B must be
followed.

4) Any actions other than these require the approval of the City and the Wildlife
Agencies.

Post Survey Follow Up if Burrowing Owls and/or Active Natural or Artificial
Burrows are detected during the Initial Preconstruction Survey - Monitoring the
site for new burrows is required using Appendix D CDFG 2012, Staff Report for
the period following the initial preconstruction survey, until construction is
scheduled to be complete and is complete (NOTE - Using a projected completion
date (that is amended if needed) will allow development of a monitoring schedule
which adheres to the required number of surveys in the detection protocol).

1) This section (B) applies only to sites (including biologically defined territory)
wholly outside of the MHPA — all direct and indirect impacts to burrowing
owls within the MHPA SHALL be avoided.

2) If one or more burrowing owls are using any burrows (including pipes,
culverts, debris piles, etc.) on or within 300 feet of the proposed construction
area, the City's MMC and MSCP Sections shall be immediately contacted. The
City's MSCP and MMC Section shall contact the Wildlife Agencies regarding
eviction/collapsing burrows and enlist appropriate City biologist for on-going
coordination with the Wildlife Agencies and the qualified consulting
burrowing owl biologist. No construction shall occur within 300 feet of an
active burrow without written concurrence from the Wildlife Agencies. This
distance may increase or decrease, depending on the burrow’s location in
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relation to the site’s topography, and other physical and biological
characteristics.

a) Outside the Breeding Season - If the burrowing owl is using a burrow on-
site outside the breeding season (i.e.,, September 1 — January 31), the
burrowing owl may be evicted after the qualified burrowing owl biologist
has determined via fiber optic camera or other appropriate device, that
no eggs, young, or adults are in the burrow. Eviction requires preparation
of an Exclusion Plan prepared in accordance with CDFG 2012 Staff Report,
Appendix E (or most recent guidance available) for review and submittal
to Wildlife Agencies and City of San Diego (MMC and MSCP). Written
concurrence from the Wildlife Agencies is required prior to Exclusion Plan
implementation.

b) During Breeding Season - If a burrowing owl is using a burrow on-site
during the breeding season (February 1 — August 31), construction shall
not occur within 300 feet of the burrow until the young have fledged and
are no longer dependent on the burrow, at which time the burrowing
owls can be evicted. Eviction requires preparation of an Exclusion Plan
prepared in accordance with CDFG 2012 Staff Report, Appendix E (or most
recent guidance available) for review and submittal to Wildlife Agencies
and City of San Diego (MMC and MSCP). Written concurrence from the
Wildlife Agencies is required prior to Exclusion Plan implementation.

3. Survey Reporting During Construction - Details of construction surveys and evictions

(if applicable) carried out shall be immediately (within 5 working days or sooner)
reported to the City’'s MMC, and MSCP Sections and the Wildlife Agencies and must
be provided in writing (as by e-mail) and acknowledged to have been received by
the required Agencies and DSD Staff member(s).

Post Construction:

1.

Details of all surveys and actions undertaken on-site with respect to burrowing owls
(i.e., occupation, eviction, locations etc.) shall be reported to the City's MMC Section
and the Wildlife Agencies within 21 days post-construction and prior to the release
of any grading bonds. This report must include summaries of all previous reports for
the site; and maps of the project site and burrowing owl locations on aerial photos.
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To mitigate for direct impacts to foraging Crotch’s bumble bee under the Annexation Scenario, the
habitat mitigation identified in SD-BIO-1, as well as the following measures shall be implemented by
the City of San Diego:

SD-BIO-7 Direct Impact Avoidance for Crotch’s Bumble Bee. Prior to the Notice to Proceed for any
construction permits, including but not limited to, the first Grading Permit, Demolition
Plans/Permits and Building Plans/Permits, the Development Services Department (DSD)
Director's Environmental Designee shall verify the following project requirements
regarding the Crotch’s bumble bee are shown on the construction plans:

A.

To avoid impacts to Crotch’s bumble bee, removal of habitat in the proposed area of
disturbance must occur outside of the Colony Active Period between April 1 through
August 31. If removal of habitat in the proposed area of disturbance must occur
during the Colony Active Period, a Qualified Biologist shall conduct a
pre-construction survey to determine the presence or absence of Crotch’'s bumble
bee within the proposed area of disturbance.

Surveys must be conducted by a Qualified Biologist meeting the qualifications

discussed in the California Department of Fish and Wildlife (CDFW) quidance (i.e.,
Survey Considerations for California Endangered Species Act [CESA] Candidate
Bumble Bee Species, dated June 6, 2023). The Qualified Biologist shall send all photo
vouchers to a CDFW-approved taxonomist to confirm the identifications of the
bumble bees encountered during surveys.

The pre-construction survey shall be conducted during the colony active period
between April 1 through August 31 by the Qualified Biologist prior to the issuance of
Grading Permit, Demolition Plans/Permits and Building Plans/Permits and within one
year prior to the initiation of project activities (including removal of vegetation). The
pre-construction survey shall consist of photographic surveys following California
Department of Fish and Wildlife (CDFW) guidance (i.e., Survey Considerations for
California Endangered Species Act [CESA] Candidate Bumble Bee Species, dated June
6, 2023). The surveys shall consist of passive methods unless a Memorandum of
Understanding is obtained, as described below. The surveys shall consist of three
separate visits spaced two to four weeks apart. Survey results will be considered valid
until the start of the next colony active period.

If additional activities (e.g., capture or handling) are deemed necessary to
identify bumble bees of an unknown species that may be Crotch’s bumble bee, then
the Qualified Biologist shall obtain the required authorization via a Memorandum of
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Understanding or Scientific Collecting Permit pursuant to CDFW Survey
Considerations for CESA Candidate Bumble Bee Species (CDFW 2023). Survey
methods that involve lethal take of species are not acceptable.

E. The Qualified Biologist/owner permittee shall submit the results (including positive
or negative survey results) of the pre-construction survey to City DSD (Mitigation
Monitoring and Coordination) City Planning Department (MSCP) staff and CDFW for
review and written approval prior to the issuance of Grading Permit, Demolition
Plans/Permits and Building Plans/Permits.

F. If pre-construction surveys identify Crotch’s bumble bee individuals on-site, the
Qualified Biologist shall notify CDFW and the Qualified Biologist shall notify and
consult with CDFW to determine whether project activities would result in impacts to
Crotch’s bumble bee, in which case an Incidental Take Permit ITP) may be required.
If an ITP is required, it shall be obtained prior to issuance of Grading Permit,
Demolition Plans/Permits and Building Plans/Permits and all necessary permit
conditions shall be fulfilled prior to initiation of project activities. Take of any
endangered, threatened, candidate species that results from the Project is prohibited,
except as authorized by State law (California Fish and Game Code §§ 86, 2062, 2067,
2068, 2080, 2085; California Code of Regulations, Title 14, § 786.9) under the CESA.

G. Survey data shall be submitted by the Qualified Biologist to the CNDDB in accordance
with the Memorandum of Understanding with CDFW, or Scientific Collecting Permit
requirements, as applicable.

6.1.3.2 City of Chula Vista

The Annexation Scenario would result in potential direct and indirect impacts to nesting birds,
including burrowing owl, coastal California gnatcatcher, and least Bell's vireo, and direct impacts to
Crotch’s bumble bee within the City of Chula Vista during construction. Impacts to nesting birds
would be mitigated via habitat-based mitigation and avoidance measures SD-BIO-1, SD-BIO-4,
SD-BIO-5, and SD-BIO-6. Impacts to Crotch’s bumble bee would be mitigated via SD-BIO-1 and
SD-BIO-7.

6.1.4  Jurisdictional Resources

6.1.4.1 City of San Diego

The Annexation Scenario would result in potential direct and indirect impacts to jurisdictional
resources within the City of San Diego. This includes direct impacts to a total of 0.40 acre of potential
RWQCB wetland waters, CDFW riparian, and City of San Diego wetland, as detailed in Table 10.
Indirect impacts to wetlands would be avoided through compliance with the City of San Diego’s
Biological Resource Protection During Construction measure SD-BIO-2 (refer to Section 6.1.1.1).
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Table 10
Mitigation for Significant Impacts to Jurisdictional Resources (Annexation Scenario)
Total Mitigation
City of San Diego Required
Vegetation Community Impact Acreage Mitigation Ratio? (Acres)
Mule fat scrub 0.03 211 0.06
Southern willow scrub 0.15 211 0.30
Emergent wetland 0.18 21 0.36
Disturbed wetland 0.04 2:1 0.08
Total 0.40 — 0.80
aMitigation is pursuant to the City of San Diego’s Biology Guidelines (City of San Diego 2018a).
Per the City of San Diego’s Biology Guidelines (City of San Diego 2018a), mitigation must
include a 1:1 creation or restoration component for native wetland habitats.

To mitigate for direct impacts to jurisdictional resources under the Annexation Scenario, the
following measures shall be implemented by the City of San Diego:

SD-BIO-8

Wetland Restoration/Creation and Permits. Prior to issuance of any construction permits,
including but not limited to, the first Grading Permit, Demolition Permits and Building
Permits or a Notice to Proceed for Subdivisions, the owner/permittee shall provide
compensatory wetland mitigation in accordance with the City of San Diego Land
Development Code Biology Guidelines, resulting in no overall net loss of wetlands. To
offset the loss of 0.40 acre of impacts to RWQCB wetland waters, CDFW riparian, and
City of San Diego wetlands would occur with project implementation, a minimum of
0.80 acre of mitigation for jurisdictional impacts shall be provided. To ensure no net loss,
this shall include a 1:1 creation or restoration component (0.40 acre of creation or
restoration).

Prior to issuance of land development permits, including clearing, grubbing, grading,
and/or construction permits by the City of San Diego that impact jurisdictional waters,
the project applicant shall obtain all necessary permits from RWQCB and CDFW, and shall
mitigate direct impacts in accordance with the terms and conditions of all required
permits. Areas under the jurisdictional authority of RWQCB and CDFW shall be delineated
on all grading plans.

The applicant shall submit a Final Wetlands Mitigation and Monitoring Plan and submit it
for review and approval to the satisfaction of the City of San Diego, YSACEUSFWS
RWQCB, and CDFW. The plan shall include, at a minimum, an implementation strategy;
appropriate seed mixtures and planting method; irrigation; quantitative and qualitative
success criteria; maintenance, monitoring, and reporting program; estimated completion
time; contingency measures; and shall identify long-term funding. The project applicant
shall implement the Wetlands Mitigation and Monitoring Plan subject to the oversight and
approval of the City of San Diego DSD director (or their designee), RWQCB, and CDFW.

Additionally, as a project design feature, the Final Wetlands Mitigation and Monitoring Plan
shall include 2.21 acres of weed control within the Spring Canyon corridor and 0.46 acre of
wetland creation/establishment area that shall serve as partial mitigation for Southwest
Village project being processed by the City of San Diego (SCH 2004651076; PRJ-0614791.
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The project proponent shall provide funding in an amount approved by the City and the
Wildlife Agencies based on a Property Analysis Record (Center for Natural Lands
Management 1998), or similar cost estimation method, to secure the ongoing funding for
the perpetual long-term management, maintenance, and monitoring of the off-site
wetland mitigation area by an agency, nonprofit organization, or other entity approved
by the City and the Wildlife Agencies.

A Conceptual-Wetland Mitigation—and—tong-term—Management-Plan has been prepared and is
included in Attachment 13.

SD-BIO-9 Protection and Management Element. Prior to issuance of any construction permits,
including but not limited to, the first Grading Permit, Demolition Permits and Building
Permits or a Notice to Proceed for Subdivisions, the remaining environmentally sensitive
lands (ESL) lands shall be placed in a covenant of easement per Section 143.0140(a) of
the City of San Diego Municipal Code ESL regulation (City of San Diego 2022). These
lands will not be used towards mitigation and will be protected from future development.
Long-term management of the wetlands within the covenant of easement would be
managed by the Homeowners Association in accordance with the Long-term
Management Plan (see SD-BIO-10).

Environmentally sensitive lands within the project site that would be placed in the covenant of
easement are shown on Figure 6-1.

SD-BIO-10 Prior to the issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Permits and Building Permits or a Notice to Proceed for
Subdivisions, a long-term management plan shall be prepared to the satisfaction of the
City of San Diego DSD director (or their designee), USFWS, and CDFW to address the
ongoing maintenance of the on-site wetland-mitigatientands to remain. This plan shall
require (1) yearly inspection and enforcement of lighting within the site to be directed
and shielded away from the wetland area; (2) yearly maintenance of the 6-foot block wall
that separates the development from the wetland area to reduce intrusion into the
wetlands; (3) control invasive species appearing within the wetland three times a year;
(4) brush management once a year with techniques that protect habitat quality; and
(5) trash removal once a year. The project proponent shall provide funding in an amount
approved by the City and the Wildlife Agencies based on a Property Analysis Record
(Center for Natural Lands Management 1998), or similar cost estimation method, to
secure the ongoing funding for the perpetual long-term management, maintenance, and
monitoring of the on-site wetland mitigation-area by the Owner/Permittee.

A Conceptual Long-term Management Plan for the On-site Wetlands at the Nakano Project has been
prepared and is included in Attachment 15.

6.1.4.2 City of Chula Vista

As no direct impacts to jurisdictional resources would occur in the off-site City of Chula Vista area
under the Annexation Scenario, no mitigation is warranted. Indirect impacts to jurisdictional
resources in the City of Chula Vista would be mitigated via SD-BIO-2.
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6.2 No Annexation Scenario

As described previously, under the No Annexation Scenario, the project and off-site remedial grading
area would remain under the City of Chula Vista's jurisdiction and the off-site access area would
remain under the City of San Diego’s jurisdiction. Mitigation required to offset project impacts in
accordance with the regulations of both jurisdictions is provided below. Under the No Annexation
Scenario, mitigation measures CV-BIO-1 through CV-BIO-10 would be administered by the City of
Chula Vista to offset project impacts to sensitive upland vegetation communities, special-status
plants and wildlife, and jurisdictional resources occurring in both the City of Chula Vista and City of
San Diego. Mitigation measure SD-BIO-3 would be administered by the City of San Diego to offset
project impacts to Otay tarplant, which are limited to the off-site impact area in the City of San Diego.

6.2.1 Sensitive Upland Vegetation Communities

6.2.1.1  City of Chula Vista

Mitigation would be required for permanent impacts to 17.25 acres of sensitive upland vegetation
communities, as shown in Table 11.

Table 11

Mitigation for Significant Impacts to Sensitive Upland Vegetation Communities (No Annexation Scenario)

City of Chula Vista Mitigation Ratio® | Proposed Mitigation
Impact Acreage Inside MSCP Outside MSCP (Inside MSCP
Vegetation Community On-site | Off-site Preserve® Preserve® Preserve)

Diegan coastal sage scrub (Tier Il) 3.39 0.042 11 1.5:1 343
Diegan coastal sage scrub: 0.16 0.01 11 1.5:1 0.17
Baccharis-dominated (Tier II)

Non-native grassland (Tier IlI) 13.60 0.05 0.5:1 11 6.83
Total 17.15 0.10 — — 10.43

alncludes 0.04 acre of impacts to Diegan coastal sage scrub within the off-site area in the City of San Diego. These
impacts to Diegan coastal sage scrub are less than significant in the context of the City of San Diego’s MSCP Subarea
Plan as they total than 0.10 acre. However, mitigation would be required to offset the project’s total impact to 3.43
acres of Diegan coastal sage scrub. Therefore, mitigation for impacts within the City of San Diego are proposed to be
accomplished with the project’s overall upland mitigation, which would occur in the City of Chula Vista.

bMitigation ratios are based on the City of Chula Vista's MSCP Subarea Plan (City of Chula Vista 2003) Tier I-IV ranking
system for impacts outside of the MHPA. This report assumes that mitigation would occur inside the City of Chula
Vista's Conservation Area. Ultimately the mitigation ratio would be dependent on the location of the mitigation as
detailed in the City of Chula Vista’s MSCP Subarea Plan (City of Chula Vista 2003).

¢ Defined as any Preserve areas identified via the MSCP Subregional Plan and implemented via MSCP Subarea Plans
(e.g., City of Chula Vista 75% or 100% Conservation Area, City of San Diego MHPA, or County of San Diego Pre-
Approved Mitigation Area)

Nakano Project
Page 105



RECON Biological Resources Technical Report

To mitigate for permanent impacts to sensitive habitat under the No Annexation Scenario, the
following measures would be implemented by the City of Chula Vista:

CV-BIO-1 Sensitive Upland Vegetation in Chula Vista. Prior to the issuance of any land development
permits or development activities by the City of Chula Vista for the No Annexation
Scenario, including clearing, grubbing, grading, and/or construction permits, the project
applicant shall secure mitigation for direct impacts to Diegan coastal sage scrub and
Diegan coastal sage scrub: Baccharis-dominated at a 1:1 mitigation ratio and non-native
grassland at a 0.5:1 mitigation ratio if mitigated within the MSCP Preserve , or mitigate
direct impacts to Diegan coastal sage scrub and Diegan coastal sage scrub:
Baccharis-dominated at a 1.5:1 mitigation ratio and non-native grassland at a 1.
mitigation ratio if mitigated outside the MSCP Preserve. Mitigation for direct impacts
would be pursuant to the City of Chula Vista's Subarea Plan consistent with the ratios
listed in Table 5-3 of the Subarea Plan. The applicant may meet this mitigation
requirement through purchase of upland mitigation credits (e.g., Tier Il credits at San
Miguel Conservation Bank or Willow Road Mitigation Bank). The applicant is required to
provide proof of mitigation credit purchase to the City of Chula Vista prior to issuance of
any land development permits.

To mitigate for potential indirect impacts to sensitive habitat under the No Annexation Scenario, the
following mitigation measures would be implemented by the City of Chula Vista:

CV-BIO-2 Biological Monitor. Prior to issuance of land development permits, including clearing,
grubbing, grading, and/or construction permits, for any areas adjacent to the Preserve
and the off-site facilities located within the Preserve, the project Applicant shall provide
written confirmation that a City of Chula Vista-approved biological monitor has been
retained and shall be on-site during clearing, grubbing, and/or grading activities. The
biological monitor shall attend all preconstruction meetings and be present during the
removal of any vegetation to ensure that the approved limits of disturbance are not
exceeded and provide periodic monitoring of the impact area including, but not limited
to, trenches, stockpiles, storage areas, and protective fencing. The biological monitor
shall be authorized to halt all associated project activities that may be in violation of the
Chula Vista MSCP Subarea Plan and/or permits issued by any other agencies having
jurisdictional authority over the project.

Before construction activities occur in areas containing sensitive biological resources
within the off-site facilities area, all workers shall be educated by a City of Chula
Vista-approved biologist to recognize and avoid those areas that have been marked as
sensitive biological resources.
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CV-BIO-3 Best Management Practices. Best management practices will be implemented during all
grading activities to reduce potential indirect effects on special-status species and
habitat. Best management practices will include the following:

Prior to ground disturbance, all permanent and temporary disturbance areas shall
be clearly delineated by orange construction fencing and the identification of
environmentally sensitive areas with flagging and/or fencing.

All trash will be properly stored and removed from the site daily to prevent
attracting wildlife to the construction area.

Vehicles and equipment will be stored only on pre-designated staging areas in
disturbed or developed areas. Fueling should be conducted in a manner that
prevents spillage of fuel into riparian or wetland habitats.

All maintenance of vehicles and equipment will be conducted in a manner so that
oils and other hazardous materials will not discharge into riparian or wetland
habitats.

Dust control measures will be implemented to minimize the settling of dust on
vegetation.

Appropriate firefighting equipment (e.g., extinguishers, shovels, water tankers)
will be available on the site during all phases of project construction, and
appropriate fire prevention measures will be taken to help minimize the chance
of human-caused wildfires.

All construction will be performed between dawn and dusk to the degree feasible
to minimize potential indirect effects (e.g., increased depredation) on the species
beyond the limits of disturbance.

6.21.2 City of San Diego

As discussed above, impacts to 0.04 acre of Diegan coastal sage scrub are less than significant in the
context of the City of San Diego’s MSCP Subarea Plan as they total less than the City’s 0.10-acre
significance threshold. However, the project’s total impact to 3.43 acre of Diegan coastal sage scrub,
which includes 3.39 acres in the City of Chula Vista and 0.04 acre in the City of San Diego, would be
collectively significant and mitigation would be required. Therefore, impacts to Diegan coastal sage
scrub would be mitigated via habitat mitigation measure CV-BIO-1. In addition, indirect impacts to
sensitive habitats in the City of San Diego would be mitigated via mitigation measures CV-BIO-2 and

CV-BIO-3.
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6.2.2 Special-Status Plant Species
6.2.2.1 City of Chula Vista

Direct impacts to special-status plant species in the City of Chula Vista would be less than significant
and no mitigation is warranted. Indirect impacts to special-status plant species in the City of Chula
Vista would be avoided through biological monitoring, construction fencing, and BMPs as described
via CV-BIO-2 and CV-BIO-3.

6.2.2.2 City of San Diego

The No Annexation Scenario would result in significant direct impacts to Otay tarplant (14 individuals)
within the City of San Diego. The No Annexation Scenario would mitigate for impacts to Otay tarplant
via habitat preservation and restoration or purchase of off-site mitigation credits at a City of San
Diego-approved mitigation bank, as detailed in SD-BIO-3.

Indirect impacts to special status plants located adjacent to the project in the City of San Diego would
be avoided through biological monitoring, construction fencing, and BMPs as described via
CV-BIO-2 and CV-BIO-3.

6.2.3  Special-Status Wildlife Species

6.2.3.1 City of Chula Vista

The No Annexation Scenario would result in potential significant direct and indirect impacts to
special-status wildlife within the City of Chula Vista. To mitigate for impacts to least Bell's vireo,
burrowing owl, coastal California gnatcatcher, yellow warbler and yellow-breasted chat under the
Annexation Scenario, mitigation measure CV-BIO-4 shall be implemented by the City of Chula Vista.
Additionally, direct impacts to habitat would be mitigated through upland and wetland habitat
mitigation measures described in CV-BIO-1 and CV-BIO-8, respectively. Potential direct and indirect
impacts to least Bell's vireo and burrowing owl would be further mitigated by CV-BIO-5 and
CV-BIO-6. Potential direct impacts to Crotch’s bumble bee would be further mitigated by CV-BIO-7.

To mitigate for direct impacts to nesting birds under the No Annexation Scenario, the following
measures shall be implemented by the City of Chula Vista:

CV-BIO-4 Preconstruction Nesting Bird Survey. To avoid any direct impacts to raptors and/or any
migratory birds protected under the Migratory Bird Treaty Act, including nesting least
Bell’s vireo, burrowing owl, yellow warbler, and yellow-breasted chat, removal of habitat
that supports active nests on the proposed area of disturbance (both on-site and within
the Wetland Plan area of work) should occur outside of the breeding season for these
species. The breeding season is defined as
February 15-August 15 for coastal California gnatcatcher and other non-raptor birds and
January 15-August 31 for raptor species. If removal of habitat on the proposed area of
disturbance must occur during the breeding season, the project Applicant shall retain a
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City of Chula Vista-approved biologist to conduct a preconstruction survey to determine
the presence or absence of nesting birds on the proposed area of disturbance. The
preconstruction survey must be conducted within 10 calendar days prior to the start of
construction, and the results must be submitted to the City of Chula Vista for review and
approval prior to initiating any construction activities. If nesting birds are detected, a
letter report or mitigation plan, as deemed appropriate by the City of Chula Vista, shall
be prepared and include proposed measures to be implemented to ensure that
disturbance of breeding activities are avoided. The report or mitigation plan shall be
submitted to the City of Chula Vista for review and approval and implemented to the
satisfaction of the City of Chula Vista. The City of Chula Vista's mitigation monitor shall
verify and approve that all measures identified in the report or mitigation plan are in
place prior to and/or during construction.

To mitigate for direct and indirect impacts to least Bell's vireo under the No Annexation Scenario,
the habitat mitigation identified in CV-BIO-8, as well as the following measures shall be implemented
by the City of Chula Vista:

CV-BIO-5 Least Bell's Vireo Avoidance. For any on-site Wetland Plan related work proposed
between March 15 and September 15, a preconstruction survey for the least Bell's vireo
shall be performed in order to reaffirm the presence and extent of occupied habitat. The
preconstruction survey area for the species shall encompass all potentially suitable
habitat within the project work zone, as well as a 300-foot survey buffer. The
preconstruction survey shall be performed to the satisfaction of the Development
Services Director (or their designee) by a qualified biologist familiar with the City of Chula
Vista MSCP Subarea Plan. The results of the preconstruction survey must be submitted
in a report to the Development Services Director (or their designee) for review and
approval prior to the issuance of any land development permits and prior to initiating
any construction activities. If least Bell's vireo is detected, a minimum 300-foot buffer
delineated by orange biological fencing shall be established around the detected species
to ensure that no work shall occur within occupied habitat from March 15 through
September 15. On-site noise reduction techniques shall be implemented to ensure that
construction noise levels not exceed 60 dB(A) Leq at the location of any occupied sensitive
habitat areas. The Development Services Director (or their designee) shall have the
discretion to modify the buffer width depending on site-specific conditions. If the results
of the preconstruction survey determine that the survey area is unoccupied, the work
may commence at the discretion of the Development Services Director (or their designee)
following the review and approval of the preconstruction report.

To mitigate for direct and indirect impacts to burrowing owls under the No Annexation Scenario, the
habitat mitigation identified in CV-BIO-1, as well as the following measures shall be implemented by
the City of Chula Vista:

CV-BIO-6 Preconstruction Burrowing Owl Survey. Prior to issuance of any land development
permits, including clearing, grubbing, and grading permits, the project Applicant shall
retain a City of Chula Vista-approved biologist to conduct focused preconstruction
surveys for burrowing owls. The surveys shall be performed no earlier than 30 days prior
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to the commencement of any clearing, grubbing, or grading activities. If occupied
burrows are detected, the City of Chula Vista-approved biologist shall prepare a passive
relocation mitigation plan subject to review and approval by the wildlife agencies and
the City of Chula Vista, including any subsequent burrowing owl relocation plans to avoid
impacts from construction-related activities.

To mitigate for direct impacts to foraging Crotch’s bumble bee under the Annexation Scenario, the
habitat mitigation identified in CV-BIO-1, as well as the following measures shall be implemented by
the City of Chula Vista:

CV-BIO-7 Direct Impact Avoidance for Crotch’s Bumble Bee. Prior to the Notice to Proceed for any
construction permits, including but not limited to, the first Grading Permit, Demolition
Plans/Permits and Building Plans/Permits, the Development Services Department (DSD)
Director's Environmental Designee shall verify the following project requirements
regarding the Crotch’s bumble bee are shown on the construction plans:

A. To avoid impacts to Crotch’s bumble bee, removal of habitat in the proposed area of
disturbance must occur outside of the Colony Active Period between April 1through
August 31. If removal of habitat in the proposed area of disturbance must occur
during the Colony Active Period, a Qualified Biologist shall conduct a
pre-construction survey to determine the presence or absence of Crotch’s bumble
bee within the proposed area of disturbance.

B. Surveys must be conducted by a Qualified Biologist meeting the qualifications
discussed in the California Department of Fish and Wildlife (CDFW) guidance (i.e.,
Survey Considerations for California Endangered Species Act [CESA] Candidate
Bumble Bee Species, dated June 6, 2023). The Qualified Biologist shall send all photo
vouchers to a CDFW-approved taxonomist to confirm the identifications of the
bumble bees encountered during surveys.

C. The pre-construction survey shall be conducted during the colony active period
between April 1 through August 31 by the Qualified Biologist prior to the issuance of
Grading Permit, Demolition Plans/Permits and Building Plans/Permits and within one
year prior to the initiation of project activities (including removal of vegetation). The
pre-construction survey shall consist of photographic surveys following California
Department of Fish and Wildlife (CDFW) guidance (i.e., Survey Considerations for
California Endangered Species Act [CESA] Candidate Bumble Bee Species, dated June
6, 2023). The surveys shall consist of passive methods unless a Memorandum of
Understanding is obtained, as described below. The surveys shall consist of three
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separate visits spaced two to four weeks apart. Survey results will be considered valid
until the start of the next colony active period.

. If additional activities (e.g., capture or handling) are deemed necessary to identify

bumble bees of an unknown species that may be Crotch’s bumble bee, then the
Quialified Biologist shall obtain the required authorization via a Memorandum of
Understanding or Scientific Collecting Permit pursuant to CDFW Survey
Considerations for CESA Candidate Bumble Bee Species (CDFW 2023). Survey
methods that involve lethal take of species are not acceptable.

The Qualified Biologist/owner permittee shall submit the results (including positive
or negative survey results) of the pre-construction survey to City DSD (Mitigation
Monitoring and Coordination) City Planning Department (MSCP) staff and CDFW for
review and written approval prior to the issuance of Grading Permit, Demolition
Plans/Permits and Building Plans/Permits.

If pre-construction surveys identify Crotch’s bumble bee individuals on-site, the
Qualified Biologist shall notify CDFW and the Qualified Biologist shall notify and
consult with CDFW to determine whether project activities would result in impacts to
Crotch’s bumble bee, in which case an Incidental Take Permit ITP) may be required.
If an ITP is required, it shall be obtained prior to issuance of Grading Permit,
Demolition Plans/Permits and Building Plans/Permits and all necessary permit
conditions shall be fulfilled prior to initiation of project activities. Take of any
endangered, threatened, candidate species that results from the Project is prohibited,
except as authorized by State law (California Fish and Game Code §§ 86, 2062, 2067,
2068, 2080, 2085; California Code of Regulations, Title 14, § 786.9) under the CESA.

. Survey data shall be submitted by the Qualified Biologist to the CNDDB in accordance

with the Memorandum of Understanding with CDFW, or Scientific Collecting Permit
requirements, as applicable.

6.2.3.2 City of San Diego

The No Annexation Scenario would result in potential direct and indirect impacts to least Bell's vireo
and burrowing owl, as well as direct impacts to Crotch’s bumble bee foraging individuals and habitat
within the City of San Diego. Impacts to least Bell’s vireo and burrowing owl would be mitigated via
habitat mitigation measures CV-BIO-1 through CV-BIO-3, and indirect impact avoidance measures
CV-BIO-5 and CV-BIO-6. To mitigate for impacts to nesting least Bell's vireo within the City of San
Diego, CV-BIO-5 would be implemented. To mitigate for impacts to burrowing owl under the No
Annexation Scenario, CV-BIO-6 would be implemented. To mitigate for impacts to Crotch’s bumble
bee No Annexation Scenario, CV-BIO-1 and CV-BIO-8 would be implemented.
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6.2.4

6.2.4.1

Jurisdictional Resources

City of Chula Vista

The No Annexation Scenario would result in potential direct and indirect impacts to jurisdictional
resources within the City of Chula Vista. This includes direct impacts to a total of 0.40 acre of potential
RWQCB wetland waters, CDFW riparian, and City of Chula Vista wetland, as detailed in Table 12.
Indirect impacts to wetlands would be avoided through compliance with CV-BIO-2 and CV-BIO-3.

Table 12

Mitigation for Significant Impacts to Jurisdictional Resources (No Annexation Scenario)

Total Mitigation

City of Chula Vista Required
Vegetation Community Impact Acreage Mitigation Ratio? (Acres)
Mule fat scrub 0.03 2.1 0.06
Southern willow scrub 0.15 211 0.30
Emergent wetland 0.18 21 0.36
Disturbed wetland 0.04 2.1 0.08
Total 0.40 — 0.80
@Mitigation is pursuant to the City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003).

To mitigate for direct impacts to jurisdictional resources under the No Annexation Scenario, the
following measures shall be implemented by the City of Chula Vista:

CV-BIO-8

Wetland Restoration/Creation and Permits. Prior to issuance of land development
permits by the City of Chula Vista for the No Annexation Scenario, including clearing,
grubbing, grading, and/or construction permits that impact jurisdictional waters, the
project applicant shall provide compensatory wetland mitigation resulting in no overall
net loss of wetlands. A total of 0.40 acre of impacts to RWQCB wetland waters, CDFW
riparian, and City of Chula Vista wetlands. A total of 0.80 acre of mitigation for
permanent impacts shall be provided, at minimum, to City of Chula Vista. To ensure no
net loss, this shall include a 1:1 creation or restoration component.

Prior to issuance of land development permits, including clearing, grubbing, grading,
and/ or construction permits by the City of Chula Vista that impact jurisdictional waters,
the project applicant shall obtain all necessary permits from RWQCB and CDFW, and shall
mitigate direct impacts pursuant to the City of Chula Vista MSCP Subarea Plan and in
accordance with the terms and conditions of all required permits. Areas under the
jurisdictional authority of RWQCB and CDFW shall be delineated on all grading plans.

The applicant shall submit a Final Wetlands Mitigation and Monitoring Plan to the
satisfaction of the City of Chula Vista, RWQCB, and CDFW. The plan shall include, at a
minimum, an implementation strategy; appropriate seed mixtures and planting method;
irrigation; quantitative and qualitative success criteria; a five-year maintenance,
monitoring, and reporting program; an estimated completion time; contingency
measures; and shall identify a long-term funding source. A Cenceptual—Wetland
Mitigation-Plan has been prepared and is included in Attachment 13 which identifies
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planned wetlands resteration-creation and enhancement located within the City of San
Diego. If restoration occurs in San Diego, the project applicant shall also be required to
implement the Wetlands Mitigation and Monitoring Plan subject to the oversight and
approval of the Development Services Department director (or their designee), City of
San Diego Parks and Recreation Open Space Division, RWQCB, and CDFW and any
additional requirements of SD-BIO-9 shall apply. If the restoration is completed in Chula
Vista, the applicant shall be required to enter into a Secured Agreement with the City of
Chula Vista consisting of a letter of credit, bond, or cash for 100 percent of the estimated
costs associated with the implementation of the Wetland Mitigatien-Plan. The Applicant
shall provide the endowment for the long-term funding source.

Additionally, as a project design feature, the Final Wetlands Mitigation and Monitoring Plan
shall include 2.21 acres of weed control within the Spring Canyon corridor and 0.46 acre of
wetland creation/establishment area that shall serve as partial mitigation for Southwest
Village project being processed by the City of San Diego (SCH2004651076; PRJ-0614791).

Should the purchase of additional mitigation credits be necessary to satisfy permit
conditions from RWQCB and CDFW, applicant shall secure mitigation credits within a City
of Chula Vista-approved conservation bank in accordance with the terms and conditions
of all required permits. The applicant is required to present proof of mitigation credit
purchase to the City of Chula Vista and the Wetland Agencies prior to issuance of any
land development permits.

CV-BIO-9 HLIT Permit. Prior to issuance of any land development permits (including clearing,
grubbing, and/or grading permits), the project will be required to obtain a HLIT Permit
pursuant to Section 17.35 of the Chula Vista Municipal Code for impacts to MSCP Tier |l
and Ill habitats and wetland resources.

6.2.4.2 City of San Diego

As no direct impacts to jurisdictional resources would occur in the City of San Diego under the No
Annexation Scenario, no mitigation is warranted. Indirect impacts to jurisdictional resources in the
City of San Diego would be avoided through compliance with CV-BIO-2 and CV-BIO-3.
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Habitat Loss and Incidental Take Ordinance Findings

The purpose of the Habitat Loss and Incidental Take (HLIT) regulations is to protect and conserve
native habitat within the City of Chula Vista and the viability of the species supported by those
habitats. HLIT regulations are intended to implement the City of Chula Vista Multiple Species
Conservation Program (MSCP) Subarea Plan (City of Chula Vista 2003) and ensure that development
occurs in a manner that protects the overall quality of the habitat resources, encourages a sensitive
form of development, and retains biodiversity and interconnected habitats. HLIT regulations also
intend to protect public health, safety, and welfare (Chula Vista Municipal Code [CYMC(C] 17.35 et

seq.).

Projects within the City of Chula Vista's jurisdiction are required to comply with the City of Chula
Vista’s MSCP Subarea Plan. This includes obtaining a HLIT permit pursuant to the HLIT Ordinance.
The proposed Nakano Project (project) is subject to this ordinance because, as stated in Section 5.2.2
Habitat Loss and Incidental Take Ordinance (City of Chula Vista 2003), the Subarea Plan requires
issuance of an HLIT permit for “all development within the City's jurisdiction which is not located
within the Development Areas of Covered Projects prior to issuance of any land development
permit.” The HLIT regulations apply to the earliest decision on any entitlement related to a Project
Area located within the following mapped areas identified in the Chula Vista MSCP Subarea Plan
(unless exempt as noted): (1) 100% Conservation Areas, (2) 75-100% Conservation Areas, and
(3) Development Areas outside of Covered Projects.

The following are exempt from the requirements of the HLIT Ordinance:

1. Development of a Project Area that is one acre or less in size and located entirely in a
mapped Development Area outside of Covered Projects.

2. Development of a Project Area which is located entirely within the mapped Development
Area outside Covered Projects, and where it has been demonstrated to the satisfaction of
the Director of Planning and Building, or his/her designee, that no Sensitive Biological
Resources exist on the Project Area.

3. Development that is limited to interior modifications or repairs and any exterior repairs,
alterations or maintenance that does not increase the footprint of an existing building or
accessory structure, which will not encroach into identified Sensitive Biological Resources
during or after construction.

4. Any project within the Development Area of a Covered Project.
5. Any project that has an effective incidental take permit from the Wildlife Agencies.
6. Continuance of Agricultural Operations.

Proposed Project Areas

The proposed project is within the City's jurisdiction (outside the Preserve) and is not categorized as a
“covered project.” In addition, exemption status for the proposed project does not apply. The proposed
project is not located within lands designated as the Minor or Major Amendment Areas. As such, a
Subarea Plan Amendment is not required.
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Habitat Loss and Incidental Take Ordinance Findings

The HLIT Ordinance requires biological evaluation of all resources on site for project’'s within
development areas outside of covered projects that contain sensitive biological resources.

Section 5.2.2 HLIT Ordinance of the Subarea Plan (City of Chula Vista 2003) requires issuance of an
HLIT permit for “all development within the City's jurisdiction which is not located within the
Development Areas of Covered Projects prior to issuance of any land development permit.” As such,
the entire project area would require issuance of an HLIT permit. Pursuant to the City's HLIT
Ordinance, Section 17.35.080 — Required Findings for Issuance of an HLIT Permit, written findings
need to be prepared and submitted to the City of Chula Vista for review and approval prior to
issuance of any land development permits, including clearing and grubbing or grading permits.
Tables 1 and 2 summarize the project’s conformity to the Required Findings and General MSCP
Development Regulations for the HLIT Ordinance.

The mitigation measures included in Tables 1 and 2 are from the Biological Resources Technical
Report for the Nakano Project (BTR) and address the proposed project’s significant effects on
special-status species and vegetation. With implementation of the proposed mitigation, the
identified impacts will be reduced to less than significant and maintain the project’'s conformity to
the Required Findings and General MSCP Development Regulations for the HLIT Ordinance.

Reference Cited

Chula Vista, City of
2003  City of Chula Vista MSCP Subarea Plan. February 2003.
https://www.chulavistaca.gov/home/showdocument?id=7106.
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Table 1

Required Findings for Issuance of an HLIT Permit (Chula Vista Municipal Code 17.35.080)
Required Findings for Issuance of an HLIT
Permit (Section 17.35.080):

Analysis

Consistency

Development Permit or Clearing and
Grubbing Permit, the project proponent

Wetland, Tier II, and Tier Ill on Table 5-3 of the Chula Vista MSCP Subarea Plan (City
of Chula Vista 2003). Impacts to these areas require a permit issued pursuant to

The proposed development in the project | The project would impact sensitive biological resources within the on-site wetland Consistent
area and associated mitigation are areas, coastal sage scrub, and non-native grassland vegetation as well as the off-site
consistent with the Chula Vista MSCP non-native grassland as shown on BTR Figures 5-1 and 5-2. Mitigation for these
Subarea Plan as adopted on May 13, 2003, | impacts has been established in accordance with the ratios in the Subarea Plan.
and as may be amended from time to Mitigation measures have been incorporated into the project to compensate for direct
time, the MSCP Implementation and indirect impacts to sensitive vegetation communities (i.e., coastal sage scrub, non-
Guidelines, and the development native grassland, arundo-dominated riparian, southern willow scrub, non-vegetated
standards set forth in Section 17.35.100 of | channel, and mulefat scrub). Mitigation for impacts to these habitat types are described
the Municipal Code. in CV-BIO-1, CV-BIO-2, CV-BIO-3, and CV-BIO-7. In addition, the project will be
required to apply for and obtain all necessary regulatory agency permits as described in
CV_BIO-7.
Mitigation for these impacts will be in accordance with the City of Chula Vista MSCP
Subarea Plan (HLIT). Prior to issuance of any land development permits, the applicant
shall mitigate for direct impacts pursuant to Section 5.2.2 of the City's MSCP Subarea
Plan (City of Chula Vista 2003). In compliance with the City's Subarea Plan, the applicant
shall provide permittee responsible mitigation (e.g., habitat creation and
enhancement) consistent with the ratios specified in Table 5-1 which are in accordance
with the ratios set forth in the Subarea Plan.
The nature and extent of mitigation Appropriate mitigation measures, consistent with the MSCP, have been proposed Consistent
required as a condition of the permit is and will be implemented for this project and are provided within the BTR.
reasonably related to and calculated to
alleviate negative impacts created in the
project area.
Narrow Endemic Findings No narrow endemic species have been documented within the project site. However, | Consistent
there are 14 Otay tarplant (Deinandra conjugens) individuals within the off-site impact
area located within the City of San Diego, which would not be regulated by the City
of Chula Vista's HLIT Ordinance. Impacts to these 14 individuals would be mitigated
through off-site restoration (SD-BIO-3).
Wetland Findings Wetlands impacts are anticipated from the proposed project due to necessary access | Consistent
into the project site from Dennery Road. See descriptions below.
Prior to the issuance of a Land The proposed project will incorporate the removal of vegetation identified as Consistent
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Table 1

Required Findings for Issuance of an HLIT Permit (Chula Vista Municipal Code 17.35.080)
Required Findings for Issuance of an HLIT

Permit (Section 17.35.080): Analysis Consistency
will be required to obtain any applicable Section 17.35 of the Municipal Code (the HLIT Ordinance). The HLIT Ordinance
state and federal permits, with copies includes a provision for issuance of a Clearing and Grubbing Permit that allows
provided to the Director of Planning and removal of vegetation, including removal of root systems, which is not in association
Building or his/her designee. with other Land Development Work.

A wetland delineation has been conducted for the project area and jurisdictional
aquatic resources have been identified within the impact area. Further consultation
with CDFW, USACE, and RWQCB will be conducted to verify the extent of jurisdiction
for each agency. Upon this determination, the necessary permits will need to be
obtained from the agencies and copies provided to the City prior to grading in order
to address this finding in accordance with CV-BIO-7.

Impacts to wetlands have been avoided Impacts to wetlands within the City of Chula Vista's jurisdiction have been avoided Consistent
and/or minimized to the maximum extent | and minimized to the greatest extent possible. Unavoidable impacts to wetlands will

practicable, consistent with the City of be mitigated as described in CV-BIO-7. Prior to issuance of any land development

Chula Vista MSCP Subarea Plan Section permits, the applicant shall mitigate for direct impacts pursuant to Section 5.2.2 of

5.2.4. the City of Chula Vista MSCP Subarea Plan (City of Chula Vista 2003). In compliance

with the City of Chula Vista Subarea Plan, the applicant shall provide permittee
responsible mitigation (e.g., habitat creation and enhancement) consistent with
the wetland ratios specified in Table 5-1.

Unavoidable impacts to wetlands have As described in Section 4.3.1.1 of the HLIT Ordinance, several project components will | Consistent
been mitigated pursuant to Section incur unavoidable impacts to wetlands. These impacts are determined to be
17.35.110. unavoidable and necessary to gain access to the project site from Dennery Road and

to provide secondary emergency access, which is a health and safety requirement.
Due to constrained space and access, the only other secondary access would be to
construct a road across the Otay River, which would result in greater wetland impacts.
CV-BIO-7 describe mitigation to unavoidable impacts to jurisdictional aquatic
resources.

HLIT = Habitat Loss and Incidental Take; MSCP = Multiple Species Conservation Program; BTR = Biological Resources Technical Report; MM = Mitigation Measure;
CDFW = California Department of Fish and Wildlife; USACE = U.S. Army Corps of Engineers; RWQCB = Regional Water Quality Control Board.
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Table 2
General MSCP Development Regulations (Chula Vista Municipal Code 17.35.090)

General MSCP Development Requirements
(Section 17.35.090)

Analysis

Consistency

Overall development within the Project Area As described in Section 5.1.9.3 of the HLIT Ordinance, compliance with several Consistent
including public facilities and circulation shall be standard measures will be required to address habitat loss. Impacts to coastal sage
located to minimize impacts to Sensitive Biological | scrub (Tier Il), non-native grassland (Tier Ill), and wetland habitats are considered
Resources in accordance with this chapter of the significant under the City of Chula Vista's HLIT Ordinance and require mitigation
Chula Vista MSCP Subarea Plan and the MSCP (Subarea Plan Tables 5-3 and 5-6; City of Chula Vista 2003). Impacts to upland and
Implementation Guidelines. wetland vegetation communities within the on-site and off-site project area are
provided in CV-BIO-1 and CV-BIO-7. Mitigation will be in accordance with the HLIT
Ordinance, as described in Table 5-1.
No narrow endemics for Chula Vista Subarea have been documented to occur within
the project site. However, off-site project areas located within the City of San Diego,
which would not be regulated by the City of Chula Vista's HLIT Ordinance, would
impact four Otay tarplant individuals. Impacts to Otay tarplant within the City of San
Diego's jurisdiction would be mitigated through off-site restoration (SD-BIO-3).
Prior to issuance of any land development permits, the applicant shall mitigate for
direct impacts pursuant to Section 5.2.2 of the City of Chula Vista's MSCP Subarea
Plan. In compliance with the City of Chula Vista's Subarea Plan, the applicant shall
secure mitigation credits within a City of Chula Vista/Wildlife Agency-approved
Conservation Bank or other approved location offering such credits consistent with
the upland and wetland ratios specified in Table 5-1 (City of Chula Vista 2003).
Pursuant to Chapter 15.04 of the Chula Vista The project would impact potential USACE/RWQCB wetland waters, CDFW riparian, Consistent
Municipal Code, no Land Development or Clearing | and City of Chula Vista wetland (BTR Table 5-2). The applicant for City of Chula Vista
and Grubbing Permit that allows clearing, entitlements would be required to obtain a 404 permit from USACE, a 401 permit
grubbing, or grading of Natural Vegetation shall from RWQCB, and Section 1600 agreements from CDFW (CV-BIO-7).
be issued on any portion of a Project Area where
impacts are proposed to Wetlands or Listed Non-
covered Species until all applicable federal and
state permits have been issued.
Impacts to Wetlands shall be avoided to the Impacts to wetlands within the City of Chula Vista’s jurisdiction have been avoided Consistent

maximum extent practicable. Where impacts to
Wetlands are not avoided, impacts shall be
minimized and mitigated pursuant to Section
17.35.110 of the Municipal Code.

and minimized to the greatest extent possible. Unavoidable impacts to wetlands will
be mitigated as described in MM-BIO-7. Prior to issuance of any land development
permits, the applicant shall mitigate for direct impacts pursuant to Section 5.2.2 of
the City's MSCP Subarea Plan (City of Chula Vista 2003). In compliance with the City
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Table 2
General MSCP Development Regulations (Chula Vista Municipal Code 17.35.090)

General MSCP Development Requirements
(Section 17.35.090)

Analysis

Consistency

of Chula Vista Subarea Plan, the applicant shall secure mitigation credits within a
City/Wildlife Agency-approved Conservation Bank or other approved location
offering such credits consistent with the wetland ratios specified in Table 5-1.

As described in Section 4.3.2.1 of the BTR (relating to the HLIT Ordinance), several
project components will incur unavoidable impacts to wetlands. These impacts are
determined to be unavoidable and necessary to gain access to the project site from
Dennery Road and to provide secondary emergency access. CV_BIO-7 describes
mitigation to unavoidable impacts to jurisdictional aquatic resources.

required as a result of new development and as
required by the City Fire Marshal shall be located
outside the Preserve.

include any areas within the Preserve.

No temporary disturbance or storage of material No temporary disturbance would occur within sensitive biology resources. Temporary | Consistent
or equipment is permitted in Sensitive Biological impacts will be avoided through CV-BIO-2 and CV-BIO-3.
Resources unless the disturbance or storage occurs
within an area approved by the City for
development or unless it can be demonstrated that
the disturbance or storage will not cause
permanent habitat loss and the land will be
revegetated and restored in accordance with the
MSCP Implementation Guidelines.
Grading during wildlife breeding seasons shall be To avoid any direct impacts associated with construction activities, CV-BIO-4 is Consistent
avoided or modified consistent with the proposed to encourage construction outside of the breeding season (February 1
requirements of the Chula Vista MSCP Subarea through September 15). If construction does occur during the breeding season,
Plan and in accordance with the MSCP specific actions would be taken to avoid impacts consistent with the requirements of
Implementation Guidelines. the City of Chula Vista MSCP Subarea Plan and in accordance with the MSCP
Implementation Guidelines (see CV-BIO-4).
All fuel modification brush management zones All fuel modification shall be incorporated into development plans and shall not Consistent

MSCP = Multiple Species Conservation Program; HLIT = Habitat Loss and Incidental Take; MM = Mitigation Measure; USACE = U.S. Army Corps of Engineers;
RWQCB = Regional Water Quality Control Board; CDFW = California Department of Fish and Wildlife; BTR = Biological Resources Technical Report
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March 30, 2020 12476.02

U.S. Fish and Wildlife Service
Attention: Recovery Permit Coordinator
2177 Salk Avenue, No. 250

Carlsbad, California 92008

Subject: 2020 Focused Coastal California Gnatcatcher Survey Report for the Proposed Nakano Project, County
of San Diego, California

Dear Recovery Permit Coordinator:

This letter report documents the results of three protocol-level focused surveys for the coastal California
gnatcatcher (Polioptila californica californica) (CAGN) that were conducted for the proposed Nakano Project
(project), which is located on an approximately 24-acre site, by Dudek biologist Erin Bergman between February 20,
2020 and March 5, 2020. The surveys were conducted across the entire site within both suitable and unsuitable
habitat.

The coastal California gnatcatcheris afederally listed threatened speciesand a California Department of Fish and Wildlife
species of special concern. Itis closely associated with coastal sage scrub habitat and, therefore, threatened primarily
by loss, degradation, and fragmentation of this habitat. Coastal California gnatcatcher typically occurs below 820 feet
above mean sea level within 22 miles of the coast. Studies have suggested that coastal California gnatcatcher avoid
nesting on very steep slopes (greater than 40%) (Bontrager 1991). Coastal California gnatcatcher is also impacted by
brown-headed cowbird (Molothrus ater) nest parasitism (Braden et al. 1997).

Project Location and Existing Conditions

The approximately 24-acre project site is located east of Interstate 805 and west of Dennery Road and associated
developments. The southern portion of the site is just above Palm Avenue and a Kaiser Building. North of the project
site is Otay River in San Diego County, California. The site is generally surrounded by development except for Otay
River directly north of the site (Figure 1).

The site occupies Township 18 South, Range 1 West, Section 19, on the U.S. Geological Survey 7.5-minute Imperial
Beach quadrangle maps (Figure 1). The site includes Assessor’s Parcel Number (APN) 624-071-0200, as well as an
off-site improvement area on a portion of APN 645-400-0500 that is required to provide site access along Dennery
Road. Elevations range from approximately 96 feet above mean sea level to approximately 193 feet above mean sea
level.

Suitable habitat included the eastern and southern portion of the project site. The southern portion of the project site
consists of high quality coastal sage scrub with some small patches of jojoba (Simmondsia chinensis). The eastern
portion of the project site consists of restored coastal sage scrub. Besides California sagebrush (Artemisia califomica),
many of the plantings within this eastern coastal sage scrub plant pallet include San Diego sunflower (Bahiopsis laciniata)
and San Diego bur-sage (Ambrosia chenopodifolia). The project site consists of aformer agricultural use area with mostly
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flat ground with intersecting trails. The eastern and southern portion of the site consist of small hillsides with intersecting
trails.

Vegetation Communities

Two plant communities were identified within the project site as being suitable coastal California gnatcatcher
habitat: Diegan coastal sage scrub and Diegan coastal sage scrub-Baccharis dominated. In addition, all other
vegetation communities were surveyed. However, all other vegetation communities within the project site are not
considered suitable habitat for coastal California gnatcatcher and would not be suitable for nesting.
Approximately, 4.5 acres of suitable habitat for coastal California gnatcatcher was mapped on site in accordance
with Holland (1986) and Oberbauer et al. (2008) as described in Table 1, but all 24 acres of the site were
surveyed, as well as an additional 100-foot buffer.

The remaining plant communities and land cover types identified on site that are not considered suitable coastal
California gnatcatcher habitat include disturbed habitat, eucalyptus woodland, non-native grassland, non-native
grassland-broadleaf dominated, southern riparian scrub, southern willow scrub and arundo-dominated riparian.
The spatial distribution of plant communities and land covers on the site, as well as the route used to survey, are
shown on Figures 2 and 3.

Table 1. Vegetation Communities and Land Cover Types on the Project Site

Vegetation Community/Land Cover Acres

Diegan coastal sage scrub 4.37
Diegan coastal sage scrub-Baccharis dominated 0.22
Disturbed habitat 0.70
Eucalyptus woodland 0.92
Non-native grassland 15.8
Non-native grassland -broadleaf dominated 1.73
Southern riparian scrub 0.07
Southern willow scrub 0.84
Arundo dominated riparian 0.01

Total* 24.0

*Total may be off due to rounding

Diegan Coastal Sage Scrub (32500)

The location of Diegan coastal sage scrub that provides suitable habitat for coastal California gnatcatcher is shown
on Figure 3 and discussed below.

Diegan coastal sage scrub (coastal sage scrub)is a native plant community composed of a variety of soft, low,
aromatic shrubs, characteristically dominated by drought-deciduous species such as California sagebrush,
California buckwheat (Eriogonum fasciculatum), and sages (Salvia spp.), with scattered evergreen shrubs, including
lemonadeberry (Rhus integrifolia), and laurel sumac (Malosma laurina). It typically develops on south-facing slopes
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and other xeric locations (Holland 1986). Coastal sage scrub is recognized as a sensitive plant community by local,
state, and federal resource agencies. It supports a rich diversity of sensitive plants and animals, and it is estimated
that it has been reduced by 75%-80% of its historical coverage throughout southern California. It is the focus of
the current State of California NCCP (Oberbauer 2008).

Within the study area, dominant species include California sage scrub, California buckwheat, spreading goldenbush
(lsocoma menziesii), deerweed (Acmispon glaber), black sage (Salvia mellifera), jojoba, California adolphia
(Adolphia californica), San Diego bur-sage, San Diego sunflower and lemonadeberry. Less commonly occurring
species include wild cucumber (Marah macrocarpus), pygmyweed (Crassula connata)and mock parsley (Apiastrum
angustifolium). Diegan coastal sage scrub is a dominant plant community within the study area. The Diegan coastal
sage scrub within the study area is high quality habitat for numerous species. Few non-native plant species are
present within this community and the floor consists of numerous bryophytes, spike mosses, small annuals and
cryptogamic crusts. Approximately, 4.37 acres of Diegan coastal sage scrub occurs within the project site.

Diegan Coastal Sage Scrub - Baccharis dominated (32530)

Diegan coastal sage scrub-Baccharis dominated is similar to coastal sage scrub but is dominated by baccharis
species. Diegan coastal sage scrub-Baccharis dominated typically occurs where soils are nutrient poor and
disturbance is present. Diegan coastal sage scrub-Baccharis dominated is typically fills in areas after high levels of
disturbance (Oberbauer 2008).

Within the study area, broom baccharis (Baccharis sarothorides) dominates the site and makes up approximately
70 percent cover of the vegetation within this community. The understory of this community consists mostly of
weedy species with a few natives. Less commonly occurring species occurring within the understory of the broom
baccharis include annual yellow sweetclover (Melilotus indicus), cheeseweed (Malva parviflora), slender leaf
iceplant (Mesembryanthemum nodiflorum), pygmy weed (Crassula connata), short-pod mustard (Hirchfeldia
incana)and black mustard (Brassica nigra). Large sections of this community are disturbed and some portions
consist of bare soils. Overall, this community is a disturbed coastal sage scrub community when compared with
Diegan coastal sage scrub (32500).

The remaining plant communities and land cover types identified on site that are not considered suitable coastal
California gnatcatcher habitat and therefore are not described in detail like the coastal sage scrub types.

Methods

Three focused surveys for coastal California gnatcatcher were performed within suitable habitat between
February 20, 2020 and March 5, 2020 by coastal California gnatcatcher-permitted biologist Erin Bergman (TE-
53771B-0) according to the schedule in Table 2. The surveys were conducted following the currently accepted protocol
of the U.S. Fish and Wildlife Service, Coastal Califomia Gnatcatcher (Polioptila californica californica) Presence/Absence
Survey Protocol (USFWS 1997), using the breeding season survey methods. Coastal California gnatcatchers were
documented using a variety of features that helped distinguish individuals from one another in order to assist with
determining the number of pairs/individuals. Some distinguishing features include male cap color (variation in the darkness
ofthe black cap) and male cap thickness, width, andlength. Coastal California gnatcatcher color patterns, unique markings,
behaviors, pitch of call, and song variation were used to separate observations.
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Table 2. Survey Details and Conditions

Survey
Effort
Date Time (acres/hour) | Survey Conditions
02/20/2020 8:29a.m.-11:53 60°F-65°F; 0%-50% cloud cover, 0-3 mile per hour
p.m. winds
02/27/2020 7:58a.m.-11:11 8 60°F-76°F; 0%-25% cloud cover; 0-2 mile per hour
p.m. winds
03/05/2020 6:43a.m.-11:43 5 58°F-74°F; 0%-75% cloud cover; 0-3 mile per hour
p.m. winds

Survey routes for site visits completely covered the areas of suitable coastal California gnatcatcher habitat on site, as
shown on Figure 2. Appropriate birding binoculars (8 x 42) were used to aid in detecting and identifying bird species. A
recording of coastal California gnatcatcher vocalizations was used to elicit a response from the species. The recording
was played approximately every 50 to 100 feet, and when a coastal California gnatcatcher was detected, the playing of
the recording ceased to avoid harassment. A 100-scale (1 inch = 100 feet) aerial photograph of the study area overlaid
with the vegetation and site boundaries was used to map any coastal California gnatcatcher detected. Weather
conditions, time of day, and season were within protocol limits and appropriate for the detection of gnatcatchers, as
shown in Table 2.

Results

During the survey efforts, coastal California gnatcatcher observations included one pair. The following discussion
provides the description of the location and method of this observation.

Pair1

One pair of coastal California gnatcatcher was identified during all three surveys. The pair observed duringthethree
surveys is shown on Figure 3.

The pair was found both visually and acoustically each survey visit in the furthest southcentral portion of the site.
Since it was breeding season, it was easy to identify the male with a fine narrow dark black cap and the female
close by. No other CAGN was observed based on noted physical structures and distinctive calls of the pair back and
forth. They were observed to be within a few meters other each other during all surveys.

In total, 31 wildlife species were recorded during the survey efforts and are included in Appendix A.

Appendix B describes plants noted while performing CAGN surveys but is not comprehensive. A full rare plant survey is
planned to be performed during spring of 2020.

12476.02
4 March 2020



Recovery Permit Coordinator
Subject: 2020 Focused Coastal California Gnatcatcher Survey Report for the Proposed Nakano Project, County
of San Diego, California

Dudek certifies that the information in this survey report and attached exhibits fully and accurately represents the
work conducted by the coastal California gnatcatcher-permitted biologist who conducted this focused survey.
Please feel free to contact Erin Bergman at ebergman@dudek.comif you have any questions regardingthe contents
of this report.

Sincerely,

Erin Bergman

Atts: Figure 1: Project Location
Figure 2: Survey Routes
Figure 3: CAGN Locations
Appendix A: Wildlife Species Observed During the 2020 Nakano Coastal California Gnatcatcher Surveys
Appendix B: Plant Species Observed During the 2020 Nakano Coastal California Gnatcatcher Surveys

cc: Erin Bergman, Dudek
Dawna Marshall, Dudek
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Appendix A

Wildlife Species Observed During the
2020 Nakano Coastal California Gnatcatcher Surveys

BIRD
BUSHTITS
AEGITHALIDAE—LONG-TAILED TITS & BUSHTITS
Psaltriparus minimus—bushtit
FALCONS
FALCONIDAE—CARACARAS & FALCONS
Falco sparverius—American kestrel
FINCHES

FRINGILLIDAE—FRINGILLINE & CARDUELINE FINCHES & ALLIES
Haemorhous mexicanus—house finch
Spinus psaltria—lesser goldfinch

FLYCATCHERS

TYRANNIDAE—TYRANT FLYCATCHERS
Sayornis nigricans—black phoebe
Sayornis saya—Say’s phoebe
Tyrannus forficatus—scissor-tailed flycatcher

HAWKS

ACCIPITRIDAE—HAWKS, KITES, EAGLES, & ALLIES
Buteo jamaicensis—red-tailed hawk

HUMMINGBIRDS

TROCHILIDAE—HUMMINGBIRDS
Calypte anna—Anna’s hummingbird



JAYS, MAGPIES & CROWS

CORVIDAE—CROWS & JAYS
Corvus brachyrhynchos—American crow
Corvus corax—common raven

MOCKINGBIRDS & THRASHERS

MIMIDAE—MOCKINGBIRDS & THRASHERS
Toxostoma redivivum—California thrasher

NEW WORLD VULTURES

CATHARTIDAE—NEW WORLD VULTURES
Cathartes aura—turkey vulture

OLD WORLD SPARROWS

PASSERIDAE—OLD WORLD SPARROWS
* Passer domesticus—house sparrow

OLD WORLD WARBLERS & GNATCATCHERS

POLIOPTILIDAE—GNATCATCHERS
Polioptila caerulea—blue-gray gnatcatcher
Polioptila californica californica—coastal California gnatcatcher

PIGEONS & DOVES

COLUMBIDAE—PIGEONS & DOVES
Zenaida macroura—mourning dove

WOOD WARBLERS & ALLIES

PARULIDAE—WOOD-WARBLERS
Geothlypis trichas—common yellowthroat
Setophaga coronata—yellow-rumped warbler

NEW WORLD SPARROWS
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PASSERELLIDAE—NEW WORLD SPARROWS
Melospiza melodia—song sparrow
Melozone crissalis—California towhee

TYPICAL WARBLERS, PARROTBILLS, WRENTIT

SYLVIIDAESYLVIID WARBLERS
Chamaea fasciata—wrentit

INVERTEBRATE
BUTTERFLIES

NYMPHALIDAE—BRUSH-FOOTED BUTTERFLIES
Danaus plexippus—monarch
Nymphalis antiopa—mourning cloak
Vanessa cardui—painted lady

HESPERIIDAE—SKIPPERS
Erynnis funeralis—funereal duskywing

PAPILIONIDAE—SWALLOWTAILS
Papilio rutulus—western tiger swallowtail
Papilio zelicaon—anise swallowtail

PIERIDAE—WHITES & SULFURS
Anthocharis sara sara—Pacific sara orangetip

MAMMAL
HARES & RABBITS

LEPORIDAE—HARES & RABBITS
Sylvilagus audubonii—desert cottontail

SQUIRRELS

SCIURIDAE—SQUIRRELS
Spermophilus (Otospermophilus) beecheyi—California ground squirrel

* Indicates non-native species.
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Appendix B

Plant Species Observed During the
2020 Nakano Coastal California Gnatcatcher Surveys

LYCOPHYTES

SELAGINELLACEAE - Spike-Moss Family
Selaginella cinerascens - mesa spike-moss

ANGIOSPERMS: EUDICOTS

AMARANTHACEAE - Amaranth Family
Malosma laurina - laurel sumac
Rhus integrifolia - lemonadeberry

* Schinus molle - Peruvian pepper tree

APIACEAE - Carrot Family
* Foeniculum vulgare - sweet fennel

ASTERACEAE - Sunflower Family
Ambrosia chenopodiifolia - San Diego bur-sage
Artemisia californica - coastal sagebrush

* Centaurea melitensis - tocalote
* Glebionis coronaria - garland/crown daisy
* Senecio vulgaris - common groundsel

Baccharis pilularis - chaparral broom, coyote brush
Bahiopsis laciniata - San Diego sunflower
Isocoma menziesii - coastal goldenbush

BORAGINACEAE - Borage Family
Amsinckia menziesii - rigid fiddleneck

BRASSICACEAE - Mustard Family
* Brassica nigra - black mustard
* Hirschfeldia incana - short-pod mustard
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CACTACEAE - Cactus Family
Cylindropuntia prolifera - coast cholla
Ferocactus viridescens var. viridescens - coast barrel cactus

CHENOPODIACEAE - Goosefoot Family
* Atriplex semibaccata - Australian saltbush

CUCURBITACEAE - Gourd Family
Marah macrocarpa - manroot, wild-cucumber

FABACEAE - Legume Family
* Acacia redolens - vanilla scented wattle
* Melilotus indicus - Indian sweetclover

GERANIACEAE - Geranium Family
* Erodium cicutarium - red-stem filaree/storksbill

MYRTACEAE - Myrtle Family
* Eucalyptus camaldulensis - river red gum

NYCTAGINACEAE - Four O’clock Family
Mirabilis laevis - wishbone plant

POLEMONIACEAE - Phlox Family
Linanthus dianthiflorus - farinose ground pink

POLYGONACEAE - Buckwheat Family
Eriogonum fasciculatum var. fasciculatum - coast California buckwheat
* Rumex crispus - curly dock

PORTULACACEAE - Purslane Family

* Portulaca oleracea - common purslane

RHAMNACEAE - Buckthorn Family
Adolphia californica - spineshrub

SALICACEAE - Willow Family
Salix exigua - narrow-leaf willow
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SIMMONDSIACEAE - Jojoba Family
Simmondsia chinensis - jojoba, goatnut

SOLANACEAE - Nightshade Family
* Nicotiana glauca - tree tobacco

TAMARICACEAE - Tamarisk Family
* Tamarix ramosissima - saltcedar

URTICACEAE - Stinging Nettle Family
* Urtica urens - dwarf nettle

ANGIOSPERMS: MONOCOTS

AGAVACEAE - Agave Family
Yucca schidigera - Mohave yucca

ALLIACEAE - Onion Family
Allium praecox - early onion

ARECACEAE - Palm Family

* Washingtonia robusta - Mexican fan palm

POACEAE - Grass Family

* Avena barbata - slender wild oat

* Bromus diandrus - ripgut grass

* Cortaderia jubata - purple pampas grass
* Festuca perennis - perennial rye grass

* Indicates non-native species.
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U.S. Fish and Wildlife Service

Attn: Stacey Love, Recovery Permit Coordinator
2177 Salk Avenue, Suite 250

Carlsbad, California 92008

Subject:  Protocol-Level Least Bell's Vireo and Southwestern Willow Flycatcher Survey Report for the Nakano
Project, San Diego County, California

Dear Recovery Permit Coordinator:

This report documents the results of eight protocol-level presence/absence surveys for the state- and federally
listed endangered least Bell's vireo (Vireo bellii pusillus), and five protocol-level presence/absence surveys for the
state- and federally listed endangered southwestern willow flycatcher (Empidonax traillii extimus) conducted for the
Nakano Project (project). The surveys were conducted in all areas of suitable least Bell’s vireo and southwestern
willow flycatcher habitat.

The southwestern willow flycatcher and least Bell’'s vireo are closely associated with riparian habitats, especially densely
vegetated willow scrub and riparian forest vegetation. These species are threatened primarily by loss, degradation, and
fragmentation of riparian habitats. They also are impacted by brown-headed cowbird (Molothrus ater) nest parasitism.

1 Location and Existing Conditions

The 24.6-acre project site is located to the northwest of Dennery Road in the City of Chula Vista, San Diego County,
California (Figure 1). The project site is located within the northeast portion of the Imperial Beach U.S. Geological
Survey (USGS) 7.5-minute quadrangle. Specifically, the project site is situated east of Interstate 805 (I-805),
northwest of Dennery Road, and south of the Otay River. The City of San Diego is located directly east, south, and
west of the project site.

2 Vegetation Communities

Vegetation communities identified within the project area as potentially suitable habitat for the southwestern willow
flycatcher and least Bell’s vireo include southern riparian scrub and southern willow scrub.

Southern Riparian Scrub

Southern riparian scrub is a wetland habitat dominated by small riparian trees and shrubs, and lacks taller riparian
trees (Oberbauer et al. 2008). Southern riparian scrub occurs mostly in major river systems where flood scour
occurs (Oberbauer et al. 2008). Characteristic species include arroyo willow (Salix lasiolepis), desertbroom
(Baccharis sarothroides), and mulefat (Baccharis salicifolia), as well as other wetland shrubs. Southern riparian
scrub is located in one patch within the northeastern section of the project site (Figures 2 and 3).
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Southern Willow Scrub

Southern willow scrub is a dense, broad-leafed, winter-deciduous riparian thicket dominated by several willow
species (Salix spp.), with scattered emergent Fremont cottonwood (Populus fremontii) and California sycamore
(Platanus racemosa). This community was formerly extensive along the major rivers of coastal Southern California,
but is now much reduced (Oberbauer et al. 2008). The areas mapped as southern willow scrub are located within a
corridor along the eastern boundary of the project site (Figures 2 and 3).

3 Methods

Suitable habitat areas within the project area were surveyed eight times for vireo and five times for flycatcher.
Flycatcher-permitted wildlife biologist Brock Ortega (Recovery Permit number TE813545) conducted sequential
flycatcher/vireo surveys and vireo-only surveys, and Dudek wildlife biologist Shana Carey conducted vireo-only
surveys (Table 1). Audio-playback techniques were used to elicit flycatcher responses during flycatcher surveys.
Focused surveys for these species were initiated on May 22, 2020, and continued through July 31, 2020.

Table 1. Least Bell’s Vireo and Southwestern Willow Flycatcher Survey Results

Survey Pass Conditions (temperature, cloud cover,
#/Focus Date Hours wind speed)

Biologist

1-SWFL 05/22/2020 | Brock Ortega 8:10 a.m.-10:00 55°F-61°F; 60%-70% cc; 3 mph

1-LBVI a.m. wind

2-SWFL 06/01/2020 | Brock Ortega 6:10 a.m.-8:00 a.m. | 60°F-62°F; 80%-100% cc; 0-5

2-LBVI mph wind

3-LBVI 06/13/2020 | Shana Carey 7:30 a.m.- 9:30a.m. | 64°F-69°F; 0% cc; 1-5 mph wind

3-SWFL 06/21/2020 | Brock Ortega 6:30 a.m.-8:10a.m. | 63°F-65°F; 5%-100% cc; 0-3

4-LBVI mph wind

4-SWFL 07/01/2020 | Brock Ortega 5:50 a.m.-8:00 a.m. | 60°F-62°F; 100% cc; 0-3 mph

5-LBVI wind

5-SWFL 07/11/2020 | Brock Ortega 6:10 a.m.-8:00 a.m. | 65°F; 50%-100% cc; 0-3 mph wind

6-LBVI

7-LBVI 07/21/2020 | Brock Ortega 7:30 a.m.-9:00 a.m. | 65°F-68°F; 0%-10% cc; 0-3 mph
wind

8-LBVI 07/31/2020 | Shana Carey 7:30 a.m.- 9:30a.m. | 68°F-75°F; 0% ccr; 1-4 mph wind

Notes: SWFL = southwestern willow flycatcher; LBVI = least Bell's vireo; °F = degrees Fahrenheit; cc = cloud cover; mph = miles per hour.

As directed by Stacey Love, U.S. Fish and Wildlife Service (USFWS) Recovery Permit Coordinator (via email sent
on April 27, 2016), surveys for vireo and flycatcher were not conducted concurrently. Due to differences in
detectability, surveys were conducted sequentially, with surveys for the flycatcher first (i.e., first thing in the
morning) and surveys for the vireo conducted afterwards. The route was arranged to cover all suitable habitat on
site (as depicted on Figure 2). A vegetation map (1:2,400 scale; 1 inch=200 feet) of the project area was available
to record any detected vireo or flycatcher, all the locations of which will be depicted on the USGS Imperial Beach
7.5-minute quadrangle topographical map (Figure 4). Binoculars (10x50) were used to aid in detecting and
identifying wildlife species.
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The five surveys conducted for flycatcher followed the currently accepted protocol (A Natural History Summary and
Survey Protocol for the Southwestern Willow Flycatcher [Sogge et al. 2010]), which states that a minimum of five
survey visits is needed to evaluate project effects on flycatchers. It is recommended that one survey is made
between May 15 and 31, two surveys between June 1 and June 24, and two surveys between June 25 and July 17.
Surveys during the final period (July 1 and July 11) were separated by at least five days. A tape of recorded flycatcher
vocalizations was used, approximately every 50 to 100 feet within suitable habitat, to induce flycatcher responses.
If a flycatcher had been detected, playing of the tape would have ceased to avoid harassment.

A Section 10(a)(1)(A) permit is not required to conduct presence/absence surveys for vireo. The eight surveys for
vireo followed the currently accepted Least Bell’s Vireo Survey Guidelines (USFWS 2001), which states that a
minimum of eight survey visits should be made to all riparian areas and any other potential vireo habitats
between April 10 and July 31. The site visits are required to be conducted at least 10 days apart to maximize
the detection of early and late arrivals, females, non-vocal birds, and nesting pairs. Taped playback of vireo
vocalizations was not used during the surveys. Surveys were conducted between dawn and noon and were not
conducted during periods of excessive or abnormal cold, heat, wind, rain, or other inclement weather.

Weather conditions, time of day, and season were appropriate for the detection of flycatcher and vireo (Table 1).

4 Results

One willow flycatcher (Empidonax traillii) was detected within the survey area during the 2020 focused survey effort
early in the season (Figures 3 and 4). It was observed on May 22, 2020, during the least Bell’s vireo portion of the
survey without the use of playback located in the central portion of the riparian corridor within southern willow
scrub. Willow flycatcher was not detected during any of the subsequent focused species surveys or incidentally
during other survey on site. Thus, the individual observed could not be concluded to be the state- and federally
listed southwestern willow flycatcher (E. traillii extimus) because it did not remain during the third survey period.

Least Bell’s vireos were detected within the project area during the 2020 focused survey effort (Figures 3 and 4). Most
vireos were observed both visually and aurally by hearing males singing, and some were detected only aurally,
indicating that breeding territories were being established or maintained over the course of the survey effort. There
was one pair of vireos observed together in the northeast corner of the project site on June 13, 2020; however, this
pair was not observed during subsequent focused surveys. Based on review of the mapped results, it is estimated
that there may be approximately two separate vireo males attempting to establish breeding territories within the
focused survey area. No vireo nests or nesting behavior were detected during focused surveys; however, nesting has
a potential to occur within the project area, and is likely to occur within 500 feet of the project boundary, particularly
within the Otay River.

A total of 49 wildlife species, including 41 bird species, were detected in the project area during focused surveys of
the site and are listed in Attachment A. Common bird species observed include Anna’s hummingbird (Calypte anna),
house finches (Haemorhous mexicanus), and lesser goldfinches (Spinus psaltria). Brown-headed cowbirds
(Molothrus ater), varying from one to three individuals, were observed on site.

The Willow Flycatcher Survey and Detection Form (Sogge et al. 2010) was filled out for each visit and is included in
Attachment B. Representative photos of the habitat surveyed on site are included in Figure 5.
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Subject:  Protocol-Level Least Bell’s Vireo and Southwestern Willow Flycatcher Survey Report for the Nakano
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information in this survey report and attached exhibits fully and accurately represent my work.
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Att.:  Figure 1, Project Location
Figure 2, Survey Route
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Figure 5, Overview Photos of Habitat Surveyed
Attachment A, Wildlife Species Observed
Attachment B, Willow Flycatcher Survey and Detection Form
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Photo 1: Representative photo of riparian habitat within project site. Facing NE. Photo 2: Representative photo of riparian habitat within project site. Facing SE.

Photo 3: Representative photo of riparian habitat patch exterior. Facing SE. Photo 4: Representative photo of riparian habitat patch interior. Facing E.

FIGURE 5
Overview Photos of Habitat Surveyed
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1.0  Site Description and Landscape Setting

The 23.77-acre project site is located to the northwest of Dennery Road in the city of Chula Vista,
San Diego County, California (Figure 1; all figures provided with this report are compiled as
Appendix A). The project area is within Sections 19 and 24 of Township 18 South, Range 1and 2 West,
of the Imperial Beach, California U.S. Geological Survey (USGS) 7.5-minute topographic quadrangle
(Figure 2). The proposed project area is located east of Interstate 805 (I-805), northwest of Dennery
Road, and south of the Otay River (Figure 3). Coordinates for the center of the site are
32.59 dd latitude and -117. 032 dd longitude.

2.0 Site Alterations, Current and Past Land Use

Currently land uses of the property consist of vacant land and unpaved roads and trails. The project
site was used for agricultural in the past until approximately the year 2000. Surrounding land uses
include a vacant site and the Otay Valley River Park to the north, 1-805 directly to the west, multi-
family residential to the east and southeast, and Kaiser medical offices to the south.

2.1 Soils

Information on the soil types that occur on the project site is summarized from the Soil Survey for
San Diego County (U.S. Department of Agriculture [USDA] 1973), the San Diego Association of
Governments’ (SANDAG's) geographic information system data (SANDAG 1995), and the Hydric Soils
of California list obtained from the Natural Resource Conservation Service (NRCS; 2022).

Three soil types have been recorded in the project area: Olivenhain cobbly loam, 9 percent to
30 percent slopes; Riverwash; and Salinas clay loam, 0 percent to 2 percent slopes (USDA 1973;
Figure 4). Both Riverwash and Olivenhain soils occur on the hydric soil list (NRCS 2022). Riverwash
soils may be hydric in fans and drainage ways and Olivenhain soils may be hydric in ponded
depressions.

2.2 Hydrology

In general, the hydrology inputs to the site are from natural seasonal rainfall events and from storm
water runoff from adjacent developed areas to the south. A single drainage channel enters the site
from the south and is located along the eastern boundary of the site. The Otay River is located to
the north of the project site. Flows from the on-site drainage channel appear to only reach the Otay
River during larger rainfall events and via sheetflow as the channel bed has silted in towards the
northern end.

Nakano Project
Page 1
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2.3  Vegetation

Vegetation on-site is comprised of both upland and riparian communities. The majority of the site is
vegetated with non-native grassland and disturbed habitat. Coastal sage scrub occurs on the hill side
on the south end of the property. Southern willow scrub and mule fat scrub habitat occur along the
drainage course. Emergent wetland is found adjacent to the channel and in a depressional area
towards the north end of the drainage course where sheet flow and overbank flows occur.

3.0 Precipitation Data and Analysis

Climate data, including precipitation totals, for the nearest recording station to the project site was
gathered from the NRCS National Water and Climate Center databases. The climate data obtained
are discussed below.

3.1  Climate and Growing Season

The project is located along coastal slopes within southern California, in an area generally
characterized by moderate temperature fluctuations throughout the year, with hot and dry summers
and cooler and wetter winters. The majority of precipitation typically falls between December and
March as somewhat frequent low- to moderate-intensity rainfall. The growing season typically lasts
into early summer after winter and spring rainfall and ends in mid to late summer when little to no
precipitation occurs and as temperatures increase. Rainfall amounts can vary substantially from year
to year, with the potential for periods of extended drought.

3.2  Antecedent Precipitation Analysis

The Antecedent Precipitation Tool (APT) was used to analyze the 30-day rolling total and the 30-year
normal range of precipitation data for the nearest recording weather stations to the project. The
data presented in the APT results graphics (Appendix B) indicate that normal conditions occurred at
the time of the March 24, 2022 survey despite being in an extreme drought. Three rain events
occurred during March 2022 prior to the site visit.

3.3  Wetland Hydrology and Analysis

According to the results of the APT, three rain events occurred in the weeks prior to the day of the
delineation. One event produced approximately 1.5 inches of rain, another event produced around
0.5 inch of rain, and the third event was approximately 0.01 inch of rain. Overall conditions were rated
normal. Although the San Diego County area is in the midst of an extreme drought period, these
March rain events contributed to the hydrology indicators observed during the delineation field
work.

Nakano Project
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4.0 Investigation Methods

A routine waters/wetland delineation, following the guidelines set forth by U.S. Army Corps of
Engineers (USACE; 1987 and 2008), was performed on March 24, 2022, to gather field data at
locations where aquatic resources occur in the project site. Once on-site, the project area was
examined to determine the presence and extent of any aquatic resources.

A routine waters/wetland delineation entails the evaluation of the presence of three wetland criteria
and other non-wetland waters parameters. The three wetland criteria evaluated at each sample point
included the presence of a dominance of hydrophytic vegetation, hydric soils, and wetland hydrology
indicators. Non-wetland water parameters were evaluated as part of the assessment of the presence
of an Ordinary High Water Mark (OHWM,; see Section 4.3 below).

For the evaluation of hydrophytic vegetation, the vegetation communities comprising partially or
entirely hydrophytic plant species were examined, and data for each vegetation stratum (i.e., tree,
shrub, herb, and vine) were recorded on the datasheet provided in the 2008 Arid West Regional
Supplement (USACE 2008). The percent absolute cover of each species present by vegetation layer
was visually estimated and recorded. The wetland indicator status of each species recorded within a
vegetation community was determined by using the National Wetland Plant List (USACE 2020).
Finally, the dominance test was then calculated to determine if a vegetation community qualified as
hydrophytic vegetation at each sample area. In situations where a site failed the dominance test but
contained positive indicators of hydric soils and/or wetland hydrology, the prevalence index was
used.

For the evaluation of hydric soils, soil pits were dug to a depth of at least 18 inches at each sample
area to determine soil color, evidence of soil saturation, depth to groundwater, and indicators of a
reducing soil environment (i.e., mottling, gleying, and hydrogen sulfide odor). A Munsell Soil-Color
Book (2009) was used to determine soil colors, and the 2008 Arid West Regional Supplement (USACE
2008) and the Field Indicators of Hydric Soils in the United States guide (USDA 2017) was used to
determine the presence of hydric soil indicators.

For the evaluation of wetland hydrology indicators, hydrologic information for the site was obtained
by reviewing USGS topographic maps and by directly observing evidence of hydrology indicators in
the field. All portions of any potentially occurring wetlands or non-wetland waters within the project
site were inspected for signs of hydrology as defined in the 2008 Arid West Regional Supplement
(USACE 2008).

41 Pre-Field Review

Prior to conducting the delineation, a recent aerial photograph, USGS topographic maps of the site,
including the 7.5-minute Imperial Beach quadrangle (USGS 1997; see Figure 2), USDA soil maps of
the site, and the U.S. Fish and Wildlife Service National Wetland Inventory (NWI) (U.S. Fish and
Wildlife Service 2022) were examined to aid in the determination of potential locations for aquatic
resources on-site.

Nakano Project
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4.2  On-site Aquatic Resource Investigation

Once in the field, the project site was examined to determine those areas where the presence of
indicators of wetlands or non-wetland waters had the potential to occur. Field data was collected
and data forms were completed for each selected sample area. Hand drawn maps made using site
topography and recent aerial photography as aides were later digitized into ArcGIS. Mapped aquatic
resources created using these data were analyzed in ArcGIS to provide acreages and display the
limits of these resources on graphics. USACE wetland determination data forms are included as
Appendix C.

4.3  On-Site Ordinary High Water Mark Investigation

The lateral extent of the OHWM was delineated along the on-site drainage using the observed
indicators 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 (Lichvar and McColley 2008). The
OHWM data forms are included in Appendix C. Indicators observed and used to determine the extent
of the OHWM included the presence of bed and bank, distribution of sediment deposits, and a
change in vegetation species and vegetation cover. In general, the drainage on-site exhibited
indicators of bed and bank and a change in vegetation cover as the most frequent OHWM indicators.

5.0 Description of All Aquatic Resources

Wetland aquatic resources were delineated on the site (Figure 5). No non-wetland waters were
observed outside of the wetland areas. The emergent wetland aquatic resource occurs in a
depressional area where sheet flow terminates at the northern end of the drainage course
(Photograph 1; all photographs provided with this report are compiled as Appendix D) and as an
adjacent wetland where over bank flows occur next to the mule fat scrub and willows along the north
portion of the drainage course (Photograph 2). Mule fat scrub vegetated wetland occurs along the
drainage course (Photograph 3). Southern willow scrub vegetated wetland occurs along the southern
portion of the drainage course (Photograph 4).

These wetland aquatic resource areas all support a predominance of hydrophytic vegetation. Hydric
soil indicators observed included a reduced matrix with redox concentrations in the matrix. Wetland
hydrology indicators observed varied by location and included observations of standing water,
saturated soils, sediment deposits, and drainage patterns.

6.0 Deviation from National Wetland Inventory

A review of information from the NWI data showed no areas designated under the system occur on
the site (Figure 6). NWI areas occur off-site to the north along the Otay River and its floodplain.
Therefore, no deviation from the NWI is present for the project site.

Nakano Project
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7.0  Mapping Method

The maps of the delineated aquatic resources are based on the above analysis. The boundary of the
aquatic resources delineated was obtained from a combination of field maps using recent aerial
photography and topographic survey data. Geographic information system mapping software
(ArcMap) was used to produce the graphical maps contained in this report.

8.0 Results and Conclusions

Wetland aquatic resources were delineated on the site on a drainage course located along the
eastern boundary of the site. A list of the different aquatic resource vegetation types is provided in
Table 1 (Appendix E).

9.0 Disclaimer Statement

This report describes the results of an aquatic resource delineation conducted within the Nakano
project site. It was prepared in accordance with the Minimum Standards for Acceptance of Aquatic
Resources Delineation Reports (USACE 2017). The aquatic resource delineation is used to identify
and map the potential extent of federal waters of the U.S. with the purpose to provide necessary
background information for analysis by USACE in making a jurisdictional determination. USACE will
review the content of this report and ultimately make a determination of federal jurisdiction for any
waters of the U.S. that may be present in the project area. References used in the preparation of this
report are included below in Appendix F.

Nakano Project
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Map Source: USGS 7.5 minute topographic map series, Imperial Beachquadrangle, 1994, T18S RO2W
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Image Source: Nearmap (flown: January 2022)
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Image Source: Nearmap (flown: January 2022)
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Image Source: Nearmap (flown: January 2022)
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Image Source: Nearmap (flown: January 2022)
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Rainfall (Inches)

Antecedent Precipitation vs Normal Range based on NOAA's Daily Global Historical Climatology Network

3.5 —— Daily Total
—— 30-Day Rolling Total
30-Year Normal Range
30 . ﬁ
2.5
2.0 A
2022-01-23
2022-03-24
1.5 A —
2022-02-22
1.0 A
0.5 -
Sep I Oct I Nov I Dec I Jan I Feb I Mar I Apr I May I Jun I Jul I Aug
2021 2021 2021 2021 2022 2022 2022 2022 2022 2022 2022 2022
Coordinates 32.59, -117.033 30 Days Ending 30t %ile (in) 70t %ile (in) Observed (in) | Wetness Condition | Condition Value |Month Weight Product
Observation Date 2022-03-24 2022-03-24 0.96378 2.207087 1.480315 Normal 2 3 6
Elevation (ft) 107.22 2022-02-22 1.03189 2.792126 0.996063 Dry 1 2 2
Drought Index (PDSI) Extreme drought 2022-01-23 0.43937 1.994882 1.61811 Normal 2 1 2
WebWIMP H,0 Balance Wet Season Result Normal Conditions - 10
Weather Station Name Coordinates | Elevation (ft) |[Distance (mi) | Elevation A | Weighted A | Days (Normal) [Days (Antecedent)
SAN DIEGO BROWN FLD 32.5722, -116.9794 515.092 3.354 407.872 2.877 8570 90
CHULA VISTA 3.1SE 32.6044, -117.0508 200.131 1.436 92.911 0.78 2 0
CHULA VISTA 32.64,-117.0858 56.102 4.624 51.118 2.317 2712 0
IMPERIAL BEACH REAM FLD NAS 32.5667, -117.1167 23.95 5.132 83.27 2.737 44 0
NORTH ISLAND NAS 32.7,-117.2 25.919 12.335 81.301 6.554 25 0
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WETLAND DETERMINATION DATA FORM — Arid West Region

Project/Site: Nakano

City/County: Chula Vista

Sampling Date: 03/24/22

Applicant/Owner: TriPointe

State: CA Sampling Point: 1

Investigator(s): G.Scheid

Landform (hillslope, terrace, etc.): terrace
Subregion (LRR): LRR-C

Lat: 32.59 dd

Local relief (concave, convex, none): concave

Section, Township, Range:

Long: -117.033 dd Datum: NAD83

Slope (%): 0-2%

Soil Map Unit Name: Salinas Clay Loam NWI classification: Riverine

Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No (If no, explain in Remarks.)

Are Vegetation , Sail , or Hydrology significantly disturbed? No Are "Normal Circumstances" present? Yes X No
Are Vegetation , Sail , or Hydrology naturally problematic? No (If needed, explain any answers in Remarks.)
SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.
Hydrophytic Vegetation Present? Yes X No s the S led A
s the Sampled Area
Hydric Soil Present? Yes X No . P Yes X No
within a Wetland?
Wetland Hydrology Present? Yes X No
Remarks:
VEGETATION - Use scientific names of plants.
Absolute Dominant  Indicator | Dominance Test worksheet:
Tree Stratum  (Plot size: ) % Cover  Species? Status Number of Dominant Species
1. None That Are OBL, FACW, or FAC: 1 (A)
2 Total Number of Dominant
3. Species Across All Strata: 2 (B)
4
Percent of Dominant Species (A/B)
= Total Cover That Are OBL, FACW, or FAC: 50%
Sapling/Shrub Stratum (Plot size: )
1. Baccharis pilularis 5 Yes UPL Prevalence Index worksheet:
2. Total % Cover of: Multiply by:
3. OBL species x1=
4. FACW species x2=
5. FAC species 95 x3= 285
5 = Total Cover FACU species x4 =
Herb Stratum (Plot size: ) UPL species 5 x5= 25
1. Rumex crispus 95 Yes FAC Column Totals: 100 (A) 310 (B)
2 Prevalence Index = B/A =3.1
3
4 Hydrophytic Vegetation Indicators:
5. Dominance Test is >50%
6 X Prevalence Index is 3.0
7 Morphological Adaptations' (Provide supporting
8 data in Remarks or on a separate sheet)
95 = Total Cover Problematic Hydrophytic Vegetation' (Explain)
Woody Vine Stratum (Plot size: )
1. "Indicators of hydric soil and wetland hydrology must
2 be present, unless disturbed or problematic.
= Total Cover Hydrophytic
Vegetation
% Bare Ground in Herb Stratum 0 % Cover of Biotic Crust 0 Present? Yes X No
Remarks: Area is low depressional area connected to sheet flow area of channel.

US Army Corps of Engineers Arid West — Version 2.0



SOIL Sampling Point:_1

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

Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc? Texture Remarks
0-3 10YR 3/3 100
3-18 10YR 3/2 95 10YR 3/1 5 RM M
"Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, RC=Root Channel, M=Matrix.
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ___1cm Muck (A9) (LRR C)
____Histic Epipedon (A2) ____ Stripped Matrix (S6) ____2.cm Muck (A10) (LRR B)
___Black Histic (A3) ___Loamy Mucky Mineral (F1) ___Reduced Vertic (F18)
____Hydrogen Sulfide (A4) ____Loamy Gleyed Matrix (F2) ____Red Parent Material (TF2)
___Stratified Layers (A5) (LRR C) _X_Depleted Matrix (F3) ____Other (Explain in Remarks)
___1.cm Muck (A9) (LRR D) __Redox Dark Surface (F6)
___Depleted Below Dark Surface (A11) ____Depleted Dark Surface (F7)
___Thick Dark Surface (A12) ___Redox Depressions (F8) 3Indicators of hydrophytic vegetation and
___Sandy Mucky Mineral (S1) ___Vernal Pools (F9) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if present):

Type:

Depth (inches): Hydric Soil Present? Yes X No

Remarks: Dark redOx concentrations observed.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (2 or more required)
Primary Indicators (minimum of one required; check all that apply) ___Water Marks (B1) (Riverine)
____Surface Water (A1) ____SaltCrust (B11) _X_Sediment Deposits (B2) (Riverine)
____High Water Table (A2) ____Biotic Crust (B12) ____Drift Deposits (B3) (Riverine)
____Saturation (A3) ____Aquatic Invertebrates (B13) _X_Drainage Patterns (B10)
___Water Marks (B1) (Nonriverine) ___Hydrogen Sulfide Odor (C1) ___Dry-Season Water Table (C2)
___Sediment Deposits (B2) (Nonriverine) ___ Oxidized Rhizospheres along Living Roots (C3) ___ Thin Muck Surface (C7)
____ Drift Deposits (B3) (Nonriverine) ____Presence of Reduced Iron (C4) ___Crayfish Burrows (C8)
____Surface Soil Cracks (B6) ____Recent Iron Reduction in Tilled Soils (C6) ___Saturation Visible on Aerial Imagery (C9)
____Inundation Visible on Aerial Imagery (B7) ____Thin Muck Surface (C7) ____Shallow Aquitard (D3)
___Water-Stained Leaves (B9) ___Other (Explain in Remarks) ___FAC-Neutral Test (D5)
Field Observations:
Surface Water Present? Yes _ No_X Depth (inches):
Water Table Present? Yes _ No_X Depth (inches):
Saturation Present? Yes No X Depth (inches): Wetland Hydrology Present? Yes X No

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks: Area supports herbaceous riparian vegetation and is connected to drainage channel via sheet flow during high volume events.
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WETLAND DETERMINATION DATA FORM — Arid West Region

Project/Site: Nakano City/County: Chula Vista Sampling Date: 03/24/22
Applicant/Owner: TriPointe State: CA Sampling Point: 2
Investigator(s): G.Scheid Section, Township, Range:

Landform (hillslope, terrace, etc.): terrace Local relief (concave, convex, none): concave Slope (%): 0-2%
Subregion (LRR): LRR-C Lat: 32.59 dd Long: -117.032 dd Datum: NAD83
Soil Map Unit Name: Salinas Clay Loam NWI classification: Riverine

Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No (If no, explain in Remarks.)

Are Vegetation , Sail ,orHydrology — significantly disturbed? No Are "Normal Circumstances" present? Yes X No
Are Vegetation , Sail , or Hydrology naturally problematic? No (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No s the S led A
s the Sampled Area
Hydric Soil Present? Yes X No . P Yes X No
within a Wetland?
Wetland Hydrology Present? Yes X No
Remarks:
VEGETATION - Use scientific names of plants.
Absolute  Dominant  Indicator Dominance Test worksheet:
Tree Stratum  (Plot size: ) % Cover  Species? Status Number of Dominant Species
1. None That Are OBL, FACW, or FAC: 2 (A)
2 Total Number of Dominant
3. Species Across All Strata: 2 (B)
4
Percent of Dominant Species (A/B)
= Total Cover That Are OBL, FACW, or FAC: 100%

Sapling/Shrub Stratum (Plot size: )
1. Baccharis salicifolia 10 Yes FAC Prevalence Index worksheet:
2. Total % Cover of: Multiply by:
3. OBL species x1=
4. FACW species x2=
5. FAC species x3=

10 = Total Cover FACU species x4 =
Herb Stratum (Plot size: ) UPL species x5=
1. Rumex crispus 80 Yes FAC Column Totals: (A) (B)
2. Glebionis coronaria 10 No UPL Prevalence Index = B/A =
3.
4. Hydrophytic Vegetation Indicators:
5. X  Dominance Test is >50%
6. Prevalence Index is <3.0'
7. Morphological Adaptations' (Provide supporting
8. data in Remarks or on a separate sheet)

90 = Total Cover Problematic Hydrophytic Vegetation' (Explain)
Woody Vine Stratum (Plot size: )
1. "Indicators of hydric soil and wetland hydrology must
2 be present, unless disturbed or problematic.

= Total Cover Hydrophytic
Vegetation
% Bare Ground in Herb Stratum 0 % Cover of Biotic Crust 0 Present? Yes X No
Remarks: Area is low depressional area adjacent to channel and subject to over bank flows.
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SOIL Sampling Point;_2

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

Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc? Texture Remarks
0-18 10YR 3/3 98
6 Gley 2 RM M sandy loam
"Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, RC=Root Channel, M=Matrix.
Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ___1cm Muck (A9) (LRR C)
____Histic Epipedon (A2) ____ Stripped Matrix (S6) ____2.cm Muck (A10) (LRR B)
___Black Histic (A3) ___Loamy Mucky Mineral (F1) ___Reduced Vertic (F18)
____Hydrogen Sulfide (A4) ____Loamy Gleyed Matrix (F2) ____Red Parent Material (TF2)
___Stratified Layers (A5) (LRR C) _X_Depleted Matrix (F3) ____Other (Explain in Remarks)
___1.cm Muck (A9) (LRR D) __Redox Dark Surface (F6)
___Depleted Below Dark Surface (A11) ____Depleted Dark Surface (F7)
___Thick Dark Surface (A12) ___Redox Depressions (F8) 3Indicators of hydrophytic vegetation and
___Sandy Mucky Mineral (S1) ___Vernal Pools (F9) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if present):

Type:

Depth (inches): Hydric Soil Present? Yes X No

Remarks: Gleyed redox concentrations located approximately 6 inches deep.

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (2 or more required)
Primary Indicators (minimum of one required; check all that apply) _X_Water Marks (B1) (Riverine)
____Surface Water (A1) ____SaltCrust (B11) _X_Sediment Deposits (B2) (Riverine)
____High Water Table (A2) _X_Biotic Crust (B12) ____Drift Deposits (B3) (Riverine)
____Saturation (A3) ____Aquatic Invertebrates (B13) ___Drainage Patterns (B10)
___Water Marks (B1) (Nonriverine) ___Hydrogen Sulfide Odor (C1) ___Dry-Season Water Table (C2)
___Sediment Deposits (B2) (Nonriverine) ___ Oxidized Rhizospheres along Living Roots (C3) ___ Thin Muck Surface (C7)
____ Drift Deposits (B3) (Nonriverine) ____Presence of Reduced Iron (C4) ___Crayfish Burrows (C8)
____Surface Soil Cracks (B6) ____Recent Iron Reduction in Tilled Soils (C6) ___Saturation Visible on Aerial Imagery (C9)
____Inundation Visible on Aerial Imagery (B7) ____Thin Muck Surface (C7) ____Shallow Aquitard (D3)
___Water-Stained Leaves (B9) ___Other (Explain in Remarks) ___FAC-Neutral Test (D5)
Field Observations:
Surface Water Present? Yes _ No_X Depth (inches):
Water Table Present? Yes _ No_X Depth (inches):
Saturation Present? Yes No X Depth (inches): Wetland Hydrology Present? Yes X No

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks: Area is adjacent to channel and subject to frequent over bank flows.
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WETLAND DETERMINATION DATA FORM — Arid West Region

Project/Site: Nakano City/County: Chula Vista Sampling Date: 03/24/22
Applicant/Owner: TriPointe State: CA Sampling Point: 3
Investigator(s): G.Scheid Section, Township, Range:

Landform (hillslope, terrace, etc.): channel Local relief (concave, convex, none): concave Slope (%): 0-2%
Subregion (LRR): LRR-C Lat: 32.59 dd Long: -117.032 dd Datum: NAD83
Soil Map Unit Name: Salinas Clay Loam NWI classification: Riverine

Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No (If no, explain in Remarks.)

Are Vegetation , Sail ,orHydrology — significantly disturbed? No Are "Normal Circumstances" present? Yes X No
Are Vegetation , Sail , or Hydrology naturally problematic? No (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No s the S led A

Hydric Soil Present? Yes X No S. -e amplec Area Yes X No
within a Wetland?

Wetland Hydrology Present? Yes X No

Remarks:

VEGETATION - Use scientific names of plants.

Absolute  Dominant  Indicator Dominance Test worksheet:
Tree Stratum  (Plot size: ) % Cover  Species? Status Number of Dominant Species
1. None That Are OBL, FACW, or FAC: 3 (A)
2 Total Number of Dominant
3. Species Across All Strata: 4 (B)
4
Percent of Dominant Species (A/B)
= Total Cover That Are OBL, FACW, or FAC: 75%

Sapling/Shrub Stratum (Plot size: )
1. Baccharis salicifolia 40 Yes FAC Prevalence Index worksheet:
2. Total % Cover of: Multiply by:
3. OBL species x1=
4. FACW species x2=
5. FAC species x3=

40 = Total Cover FACU species x4 =
Herb Stratum (Plot size: ) UPL species x5=
1. Rumex crispus 20 Yes FAC Column Totals: (A) (B)
2. Glebionis coronaria 10 Yes UPL Prevalence Index = B/A =
3. Verbena lasiostachys 10 Yes FAC
4. Hydrophytic Vegetation Indicators:
5. X  Dominance Test is >50%
6. Prevalence Index is <3.0'
7. Morphological Adaptations' (Provide supporting
8. data in Remarks or on a separate sheet)

40 = Total Cover Problematic Hydrophytic Vegetation' (Explain)
Woody Vine Stratum (Plot size: )
1. "Indicators of hydric soil and wetland hydrology must
2 be present, unless disturbed or problematic.

= Total Cover Hydrophytic
Vegetation

% Bare Ground in Herb Stratum 20 % Cover of Biotic Crust 0 Present? Yes X No

Remarks: Sampl