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1.0 Executive Summary 
 

In accordance with the Western Riverside County Multiple Species Habitat Conservation Plan 
("MSHCP") Section 6.1.2 Protection of Species Associated with Riparian/Riverine Areas and Vernal Pools 
policy, this determination addresses the unavoidable impacts to riparian/riverine habitat associated with the 
proposed Mixed-Use development of the 25.8-acre property into the Wildomar Trail Town Center Project.  
The goal of a Determination of Biological Equivalent or Superior Preservation (“DBESP”) is to determine if 
the proposed mitigation is biologically equivalent or superior to the existing conditions on the Project site.   
 

There is a companion report entitled “MSHCP Consistency Analysis for the Wildomar Trail Town 
Center a 25.8 Acre Property Located in the City of Wildomar, Riverside County, California” dated 22 March 
2021, also prepared by TERACOR Resource Management, Inc. ("TERACOR") for the City of Wildomar 
("City"). 
 

The subject property lies within the Elsinore Area Plan, a unit of the Western Riverside Multi-
Species Habitat Conservation Plan (MSHCP). The property is not, however, within a designated Criteria 
Cell which would require the property to be evaluated for conservation under the Plan.   
 

Section 6.1.2 Riparian/Riverine Vernal Pool: Riparian/Riverine areas have been mapped on-site; 
however vernal pools are not present on the Project site. The property is a portion of a broad alluvial fan 
structure associated with hills to the east which are composed of the basement rock granite.  These hills 
separate the Murrieta Creek/Wildomar Valley from upper Murrieta/southern Menifee in the Paloma Valley 
area. The Project site is vacant and is routinely disked for weed abatement and fire protection purposes.   
Riparian habitat is found in Basin 1 and a small area of upper Drainage B (0.12 acre total Riparian).  
Riverine habitat (0.60 acre total) is located within four (4) ephemeral drainages designated by TERACOR 
as Drainage Segments A, B, D and E. Drainage Segment C is hydrologically abandoned, and therefore is 
not Riparian or Riverine. 

 
The drainage segments and single basin on-site are tributary to Murrieta Creek via underground 

storm-drain infrastructure and open concrete and soft-bottom channels.  Murrieta Creek is tributary to the 
Santa Margarita River. The property, therefore, is located within the Santa Margarita River Watershed.  The 
drainages are ephemeral features (dry washes) and no surface flows have been directly observed on the 
project site.  The property supports 0.12 acre of Riparian area, and 0.60 acre of Riverine area.  The total 
MSHCP-defined Riparian/Riverine area on-site is 0.72 acre. 

 
No additional survey needs for Riparian/Riverine and Vernal pool-associated species were 

identified during all work performed on the Project site by TERACOR based on absence of suitable support 
habitat for R/R and vernal pool species. 
 
 Section 6.1.3 Narrow Endemic/Criteria Area Plant Species: The proposed Project site does not 
lie within a Narrow Endemic Plant Survey Area or Criteria Area Plant Species survey area; as such, no 
surveys were required.  While conducting vegetation and burrowing owl surveys all plants encountered on-
site were identified and no narrow endemic or criteria area plants were detected during surveys of the site.  
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Section 6.1.4 Urban Wildlands Interface: The proposed Project site lies outside any MSHCP 
Criteria Cells, and is not adjacent to a designated Quasi-Public lands.  The Project has been analyzed with 
regard to its’ potential to generate drainage, toxics, lighting, noise and invasive plants that might potentially 
affect these Public or Quasi-public sites or any downstream site conserved under provisions of the 
MSHCP. 

 
Regarding of the Project’s position upstream of Reserve or other conserved lands, water quality for 

downstream areas is protected via mechanisms under state and federal law, the Porter-Cologne Act and 
Clean Water Act.  Therefore, a Water Quality Management Plan (WQMP) is under review by the City of 
Wildomar which will implement specified Best Management Practices (“BMP’s”) and control and manage 
runoff.  
 
 Vegetation Mapping (MSHCP Section 6.3.1): Vegetation mapping has been provided in 
conformance with Section 6.3.1 parameters in order to assist the City and resource agencies in review of 
this DBESP and associated Consistency Analysis. TERACOR undertook vegetation mapping of the Project 
site in a manner consistent with prevailing conventions and standard CDFW recommendations for CEQA 
compliance.  We utilized Sawyer/Keeler-Wolf’s A Manual of California Vegetation, 2nd edition, to classify 
vegetation communities (i.e., alliances, associations) and the CDFW’s CaCode system (09 September 
2020) to describe and refine our classifications of on-site vegetative structures.   
  

Additional Survey Needs and Procedures (and 6.3.2):  The presence of Riparian/Riverine areas 
(vernal pools are absent on-site) can sometimes justify that specific surveys for riparian-dwelling organisms 
in order to achieve coverage for these species. Only a very small 0.12 acre riparian woodland is on the 
Project site, which did not warrant focused surveys for riparian obligate species.  Furthermore, the site is 
not within Narrow Endemic/Criteria Area Plant Species Survey Areas or any area mapped that require 
focused surveys for specified mammals or amphibians.   
 

Mammal Surveys:  The proposed Project site does not require surveys for any mammal species.  
Ground squirrel is present in moderate densities due to high vegetative density.  There were 
normal numbers of small mammal burrows on the site.  There are no mammal survey requirements 
for the property, and none of the MSHCP-listed species have been detected.  Therefore, there are 
no mammal conservation issues to discuss or analyze further in this report. 

 
Riparian Birds: There are no riparian vegetative communities on the Project site that would justify 
focused surveys for least Bell’s vireo, southwestern willow flycatcher, or western yellow-billed 
cuckoo.  Focused riparian bird surveys were not warranted and were not conducted.  

 
Amphibians/Reptiles: The project site does not support suitable habitat for the Section 6.1.2 listed 
amphibians which included arroyo toad, red-legged frog, and mountain yellow-legged frog. There 
are no natural pools, cienegas or tenajas which could provide breeding habitat for western pond 
turtle.   Spadefoot toad would not be expected to utilize this 25.8 acre site for breeding due to 
disturbance factors, area development, and absence of adjacent surface water resources.  No 
amphibian larvae were observed at any time on-site as ponding was never observed.  
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Burrowing Owl: The MSHCP required a habitat assessment and the habitat assessment indicated 
that focused surveys should be conducted for burrowing owl in areas considered potentially-
suitable for occupation.  Burrowing owl surveys were performed in compliance with 
MSHCP/RCA/EPD guidelines; surveys conducted in 2018 and 2020 were negative. 
 
No portion of the subject site is within or immediately adjacent to a conservation cell or cell group.  

Associated mitigation to minimize impacts to downstream Riparian/Riverine areas which are somewhat 
distant from the mixed-use development of the subject site has also been included. 
 

Implementation of the Project, as conditioned, would not have a negative effect on MSHCP reserve 
assembly, Section 6.1.2 Riparian/Riverine resources, Section 6.1.3 Narrow Endemic Plant Species, or on 
Species Not Adequately Conserved as described in the MSHCP. 

 
 

2.0 Introduction 
 

Property Location: The subject site is located within the City of Wildomar, in southwestern 
Riverside County, California.  The site is specifically located south of Wildomar Trail, east of Central Street, 
north of Cervera Road and west of the Interstate 15 ("I-15") south-bound on-ramp.    
 

The property is geographically located within Section 35 of Township 6 south, Range 4 west of the 
Wildomar, California 7.5 Minute Series U.S.G.S. Topographic Quadrangle, as depicted in the attached 
Exhibit 1 - USGS Topo. 

 
Site Description: The site is currently vacant, and is routinely disked for weed abatement and fire 

protection purposes.  There are various native scrub, recently-established riparian cells, and naturalized 
and disturbed areas of the site.  Much of the site is comprised of a disked field for fire suppression.  
Ornamental trees are generally present along the southern and western property boundaries.  The northern 
and western property boundaries and the portion of the southern property boundary adjacent to Cervera 
Road are bordered by a chain-link fence, while the southeastern property boundary is bordered by a block 
wall and retaining wall separating the existing residential tract to the southeast from the Project site. 

 
Two (2) primary drainages (internally designated as Drainage Segments A and B and for reference 

purposes) which enter the subject property through culvert outlets underneath Wildomar Trail Road 
converge in the central portion of the site in a general “v-shape”.  The combined drainage then conveys 
flows into a human-constructed basin (internally designated as “Basin 1" for reference purposes) in the 
southern portion of the property.  Stormflows are then collected by a culvert inlet and are conveyed 
underneath Cervera Road and the adjacent residential tract to the south through an underground storm 
drain system. 

 
Project Description 
 

The following Project Description is in part derived from the project's Overall Conceptual Site Plan, 
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dated 05 March 2021. 
 
The Mixed-Use Project will be developed in three (3) distinct phases, primarily because this Mixed-

Use Project has several planned types of development with different construction schedules and 
operational parameters.  Grading is likely to occur at once for all phases combined.  Multiple development 
entities (Builders) could be involved within each phase. 

 
The Project will consist of 22 residential buildings (comprised of 109 units), 7 commercial buildings 

(comprised of 41,670 square feet of space), 2 office buildings (comprised of 72,000 square feet of office 
space.)  A fueling station will be located centrally in the Project and is expected to have 18 fueling pumps, 
and 10 RV fueling pumps.  There will be a total of 609 designated parking spaces for retail and office uses. 

 
In terms of acreage breakdowns, the Commercial areas of the Project will be constructed on 14.3 

acres.  The Residential component of the Project will consist of 6.3 acres.  The total landscaped area will 
be comprised of 161,818 square feet (over 3.7 acres of landscape area). 

 
The northwestern portion of the site will be developed into several building pads for construction of 

a market, retail shops, restaurants, and a gas station; with associated parking and infrastructure.  The 
northeastern portion of the site will be graded to accommodate three office buildings of up to three-stories 
in height. The southern portion will be sheet-graded for a future residential development and associated 
infrastructure, with a water retention basin in the southeast corner to the southeast within the site. 

 
The proposed project will comprise of retail stores and well as a gasoline station on the north 

portion of the property and 109 townhome units on the southern half. The proposed project will be graded 
to closely mimic the direction of flow of the existing conditions.  Grading is expected to commence in mid-
2022, although processing delays and economic conditions always have the potential to affect timing. 

 
There are a total of 4 Water Quality basins on-site. There are also bio swales along the frontage of 

the street within the ROW.  Catch basins will have filter baskets and there will be temporary water desilting 
basins on-site during the construction phase as well as sand bags and a silt fence around the perimeter of 
the site. 
 

Please see the enclosed Plate 1 – Overall Conceptual Site Plan for details of the proposed project. 
 

MSHCP Parameters 
 
The subject site is located within the MSHCP Elsinore Area Plan, outside of a Criteria Cell.  The 

subject site, therefore, will not be included within the Reserve Assembly.  
   

Exhibit 2 - MSHCP Location Area depicts the location of the property relative to criteria cells and 
cell groups. 
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3.0 Riparian/Riverine and Vernal Pool Resources 
 
Methodology/Data Analytics: The RCA’s MSHCP Consistency Analysis template (April 2019) is 

very specific about information to provide in the Consistency Analysis (CA).  This particular site warranted 
rigorous assessment of potential R/R/VP resources.  Considerable on-site survey work, as well as off-site 
correlative map analysis (including topographic, historic photographic, geologic, and edaphic mapping, 
etc.), was performed and has been thoroughly described in the CA. 

 
Section 5.0 Protection of Species – Riparian/Riverine/Vernal Pool Analysis (MSHCP Section 6.1.2) 

in TERACOR’s Consistency Analysis (dated 22 March 2021) contains extensive information regarding 
MSHCP-specified definitions, TERACOR’s analytical and field assessment methodologies, contributory 
watershed contributions to Drainage Segments on-site, edaphic characteristics and compositions relative to 
vernal pool formation and development and erosion potential, history of disturbance, occurrence potential 
for MSHCP Riparian-obligate species, and functions and values considerations.  See pages 14 through 28 
for that specific information. 

 
Existing Conditions: The subject site is currently vacant, but is routinely disked for weed 

abatement and fire protection purposes.   For the purpose of this determination, the identified 
riparian/riverine habitat is located within and along four (4) ephemeral drainages and an artificially-
constructed basin, designated by TERACOR as Drainage Segments A, B, D and E and Basin 1 (Drainage 
Segment C is abandoned hydrologically and does not to contain riparian/riverine characteristics).  Drainage 
Segment A bisects the subject property in its central portion.  Drainage Segment B is located in the eastern 
portion of the subject site.  Drainage Segment D is located downstream of Drainage Segment B and 
converges with Drainage Segment A in a rectilinear manner.  Drainage Segment E is located in the far 
northeastern corner of the project site.  Basin 1 is located at the downstream terminus of Drainage 
Segment A in the southern portion of the subject property near Cervera Road. 

 
The drainage segments and basin on-site are ultimately tributary to Murrieta Creek via 

underground stormdrain infrastructure and open concrete and soft-bottom channels, and are therefore 
located within the Santa Margarita River Watershed.  The drainages are ephemeral features (dry washes) 
and no surface flows have been directly observed on the project site.  Field evidence indicates, however, 
that the drainage segments do contain surface flows and that Basin 1 does contain ponding water during 
larger storm events in the winter/spring storm season. 
 

The subject property is comprised of approximately 0.12 acre of Riparian area, and approximately 
0.60 acre of Riverine area.  The total MSHCP-defined Riparian/Riverine area on-site is 0.72 acre. 
 

Most of the drainage segments on-site are comprised of California buckwheat (Eriogonum 
fasciculatum) scrub.  Weedy vegetation, including Maltese star thistle (Centaurea melitensis), short-pod 
mustard (Hirschfeldia incana) and Russian thistle (Salsola tragus), non-native grasses, including brome 
(Bromus sp.) and wild oat (Avena sp.), and native herbaceous vegetation, including common sunflower 
(Helianthus annuus), buffalo gourd (Cucurbita foetidissima) and common fiddleneck (Amsinckia 
intermedia), are also present in portions of the drainage segments.  Fremont cottonwood (Populus 
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fremontii) – mulefat (Baccharis salicifolia) is present in the upstream portion of Drainage Segment B, and 
Fremont cottonwood – Goodding's black willow (Salix gooddingii) / mulefat is present within Basin 1. 
 

Exhibit 3 - Site Photos, attached, depicts the site conditions in relation to the Riparian/Riverine 
areas. 
 

Soils: Soils information is derived from government publication sources.  Specific soil types on-site 
include Greenfield sandy loam, Hanford course sandy loam, Monserate sandy loam and Ramona sandy 
loam.  All are well-drained and were developed in alluvium consisting mainly of granitic materials.  None of 
these soil series are listed as a hydric soil series recognized by the U.S. Department of Agriculture 
(“USDA”) Natural Resources Conservation Service ("NRCS") Western Riverside Area, California List of 
Hydric Soils.  These soils are found on alluvial plain structures and exhibit high erosional potential as 
described in the Consistency Analysis in some detail. 

 
Findings about Riparian/Riverine and Vernal Pool Resources 
 
 Historic aerial photographic analysis over the last 60 years (Consistency Analysis, pages 26 – 28) 
suggests that these drainages now present on the property likely were not present in the pre-agricultural, 
pre-Interstate 15, and pre-area development condition.  Agricultural practices tended to avoid the drainage 
bottoms, although they often removed natural vegetation and tree stands surrounding them.  This property 
consistently appeared in aerial photography as dry farmed with no drainages even in days of simpler, small 
tractors and earth-moving equipment.  Topography of the site was not conducive to ponding of any sort 
including formation of vernal pools. 
 

Farmers in the 1950’s and 1960’s clearly understood the importance of maintaining larger stream 
alignments so as to avoid flooding their property, but they often ignored incipient feature formation on 
alluvial fans due to the shifting of those features and the normal absence of water in them.  Once Interstate 
15 was established, points of stormwater discharge became fixed and we presume the property owner was 
forced to deal with periodic flows which are now the natural condition since the early 1980’s.  Additional 
aerial research might yield information that indicates the drainage segments on-site are human created, 
and the reverse could also be true and that small drainages on this alluvial structure periodically criss-
crossed the site. 
 

Therefore, as a matter of prudence, we assumed the drainage segments on-site are Riverine with 
two small Riparian cells associated with those drainages, despite anthropogenic influences which likely 
caused their formation. The basin, which supports Riparian vegetation, is unquestionably human-
constructed in uplands, therefore, its determination as Riparian under the defined preclusion of human-
created features is tenuous.  The ecological and functional values of all these features, apart from the 
naturally-treated water they convey during larger storm events into an underground storm-drain and 
ultimately into Murrieta Creek, do nonetheless warrant some degree of offset mitigation.  Avoidance, 
however, does not appear warranted since the property will continue to shed stormwater in the post-
development condition, and that runoff must be treated and cleansed.  Further, there are no MSHCP-
designated Riparian or Vernal Pool species associated with the Project site itself which would likely suggest 
avoidance was prudent.  
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Alternatives 
 

Three (3) alternatives to the proposed project, Alternative A – No Project/No Build Alternative, 
Alternative B – Reduced Intensity, and Alternative C – Complete Avoidance, have been considered. 

 
Alternative A – No Project/No Build Alternative - Under Alternative A, the proposed Project would 

not be constructed, and the project site would remain in its existing condition, underutilized, and unfunded 
with any reasonable expectation of financial support or return.  Disking and weed abatement operations 
would be allowed to continue.  Lack of management would likely result in degradation of the drainage 
segments without any mitigation implementation in a more important area of the MSHCP Plan Area.  This is 
not a feasible alternative. 

 
Alternative B – Reduced Intensity - Under Alternative B, the building area within the Project site 

would be reduced to avoid impacts to the 0.12 acre riparian area; however, the remainder of the on-site 
drainage segments would be removed on the surface and undergrounded to provide a hydrological source 
of water for the Riparian cells.  Under Alternative B, no mitigation for Riparian resources would be required 
or implemented, thus permanently limiting the heterogeneity and breadth of the Riparian/Riverine area. 

 
Off-site mitigation for the elimination of 0.60 acre of permanent impact to Riverine area would be 

required at a nearby mitigation bank in the MSHCP Plan Area or in the Upper Santa Margarita Watershed 
in an In-Lieu Fee Program, likely with monitoring being required until a restoration or rehabilitation site was 
re-established.  While physically feasible, this is not a particularly utilitarian or practicable solution as the 
0.12 acre of Riparian area is isolated, extremely small, and supports no MSHCP Riparian-designated 
species.   Management would become and expensive issue, and would not be considered desirable for 
management or protection by the RCA as such.  Therefore, the Avoidance of Riparian areas on the Project 
site is not a feasible alternative.  

 
Alternative C – Complete Avoidance with Some Development - Alternative C would completely 

avoid the Riparian/Riverine area within the drainage segments and basin on-site and would involve the 
preservation of the drainages and adjacent areas within the boundary limits of a 100-year surface flow 
(floodplain).  This alternative would likely result in the loss of significant development area in order to 
maintain the hydrological integrity of the drainage segments.  The drainage features are highly erosional.  
They have steep and somewhat dangerous and unstable banks which often collapse.  These types of 
features do not seem to be stable, and likely would not warrant protection.  Stabilization of the banks, would 
itself, be a substantial impact and result in restoration costs.  Management of such features would be 
problematic, and probably not practicable from a cost/benefit standpoint.  Further, no off-site MSHCP 
Riparian/Riverine mitigation would be provided.  And it has been demonstrated that MSHCP designated 
Riparian species do not inhabit or utilize the site.  The cost of avoidance and management would likely 
render the cost of Alternative C impracticable. 

 
100% Avoidance:  Avoidance of the 0.72 acre Riparian/Riverine area on-site was evaluated in 

detail in the Consistency Analysis.  Avoidance has been determined to not be feasible for several reasons, 
explored in detail in Consistency Analysis.  These reasons in brief included: 
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• The Drainage Segments transect the site in a haphazard manner that renders avoidance 
infeasible as multiple bridged crossings for each drainage would be required. 

• To avoid altering the functions of the drainages, the associated floodplains would have to 
be preserved to avoid flooding the Project, resulting in a very substantial loss of 
development area. 

• The Drainage Features are deeply incised in very sandy substrates and are highly 
unstable, resulting in unpredictable cave-ins, on-going mechanical maintenance, and deep 
setbacks of any bridged structures to avoid further destabilization of the banks.   

• 100% avoidance would result in a substantial loss of commercial, office and residential 
development area. 

• The 0.12 acre which comprises two Riparian Cells are mainly human created features in 
areas where no Riparian vegetation is believed to have occurred in the past 

• As demonstrated in the Consistency Analysis, the different Drainage Segments generally 
exhibit few of the primary eight (8) functions and values described and emphasized in the 
MSHCP as being characteristic of R/R areas.  

• The Drainage Features and Basin are isolated and of little to no long-term conservation 
value. 

 
Unavoidable Permanent Impacts: There are no temporary impacts to Riparian/Riverine sources 

that would result with Project implementation.  All site resources would be removed and graded to 
implement the proposed Project.  

 
Based on TERACOR=s Riparian/Riverine field determination and the current Project design, 0.72 

acre of Riparian/Riverine area would be permanently impacted with project implementation.   
 
Proposed Mitigation: Impacts to the Riparian/Riverine area shall be compensated for by the 

developer providing a 2:1 ratio of off‐site land within the Santa Margarita Watershed or an adjacent 
watershed to be acquired for the purpose of In‐Perpetuity Preservation, or through the purchase of 
mitigation credits at an established off‐site Mitigation Bank or an In-lieu Fee Program.  Purchase of 
mitigation credits shall occur prior to any impacts. Mitigation proposed on land acquired for the purpose of 
in‐perpetuity mitigation that is not part of an agency‐approved mitigation bank or in‐lieu fee program shall 
include the preservation, creation, restoration, and/or enhancement of similar habitat within the Santa 
Margarita Watershed or an adjacent watershed pursuant to a Habitat Mitigation and Monitoring Plan 
(HMMP) to be approved by the Lead and Responsible agencies.  The HMMP shall be prepared prior to any 
impacts and it shall provide details as to the implementation of the mitigation, maintenance, future 
monitoring, and management. The goal of the mitigation shall be to preserve, create, restore, and/or 
enhance similar habitat with equal or greater function and value than the affected habitat. 

 
Alternatives to the proposed Project were identified and considered.  As noted above, impacts to 

the existing Riparian/Riverine area are unavoidable because the drainage segments to be affected transect 
the site in a manner that makes avoidance infeasible.  As discussed below, in order to avoid altering the 
drainages, the associated floodplains would have to be preserved.  This would result in a substantial loss of 
commercial, office and residential housing area. 
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MSHCP-Related Impacts 
 

Project-associated impacts within the MSHCP-Plan Area are typically offset and mitigated via a 
number of processes.  When projects are within Criteria Cells various combinations of fee-payment, land 
dedication/purchase, and other mechanisms as applicable can be utilized to offset impacts to sensitive 
species and habitats of all types.  Some project areas are required to survey for specific biological 
resources, such as burrowing owls or fairy shrimp.  When those focused surveys are positive and target 
organisms or their habitats are identified on-site, then on-site land conservation and often dedication and 
other mitigation measures unique to specific resources may be necessary. 

 
The Wildomar Trail Town Center Project, however, is not within a Criteria Cell, therefore there are 

no outright land dedications which might otherwise be required.   There are no MSHCP species present 
which require protection on the property. There are no burrowing owls present, therefore, at this time no 
specific BUOW-related mitigation is necessary.  The Riparian/Riverine area is relatively small and very 
linear in extent, making on-site conservation impracticable.  Reasonable larger scale mitigation which is 
valuable on a regional basis is expected to be available in a Responsible Agency-approved Mitigation 
Bank, such as the Riverpark Mitigation Bank (RMB) in the MSHCP Plan Area in the San Jacinto River (a 
sub-unit of the Santa Ana River watershed).  Another adjacent watershed mitigation bank is the San Luis 
Rey River Mitigation Bank.  Additionally, mitigation could occur in a Responsible Agency-approved In-lieu 
Fee Program in the Santa Ana River watershed.  Lastly, a viable privately-owned mitigation site has been 
identified and approved for mitigation utilization by Responsible Agencies in the Temecula Creek 
watershed (an in-watershed solution) which would involve in-perpetuity mitigation.  Mitigation could include 
a mix of restoration, rehabilitation, and possibly re-establishment with long term monitoring and 
management. 
 

MSHCP fee payment is, of course, required for all projects located within the MSHCP Plan Area in 
order to offset the overall and on-going County-wide loss of biological resources regionally.  This Project 
would convert 25.8 acres of native or naturalized habitat and applicable MSHCP fees will be paid. 

 
Additionally, Project impacts would also be mitigated through applicable SKR-fee payment. 
 
TERACOR identified 0.72 acre of Riparian/Riverine habitat on the Project site.  Mitigation will occur 

off-site as evaluated in the DBESP and summarized below.  This information is to be reviewed first by the 
City, then reviewed by the Wildlife Agencies. 

 
Impacts to MSHCP-designated Riparian Species: Based on the analysis provided in 

TERACOR’s Consistency Analysis, the proposed Project would not directly affect any MSHCP-designated 
obligate plant and animal species which are dependent on the habitat types present in Riparian/Riverine 
areas on-site. 

 
Common and generalist species such as those detected on the Project site would be affected.  

These impacts, however, are what the MSHCP anticipated in areas not situated in Criteria Area Cells.  
Impacts are to be offset through MSHCP fee payment, SKR fee payment, and via Wildlife Agency-
approved participation in In-Lieu Fee Programs, or off-site Mitigation Banks, or other mitigation projects 
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approved by the Lead and Responsible agencies with In-Perpetuity Preservation guaranteed for success 
via individual Habitat Mitigation and Monitoring Plans (HMMP’s) and associated protections and 
guarantees.   

 
Additionally, development of the Project site requires adherence to BMP’s to avoid impacts to 

downstream natural areas which could otherwise occur through contamination of atmospheric and water 
resources. Adherence to standard mitigation measures will avoid direct impacts to nesting birds. Lastly, 
invasive plants that could potentially be used in landscape plan for the Project will not be allowed, thus 
avoiding accidental introduction of exotic invasive species into the local environment from the Project site. 

 
Riparian/Riverine impacts comprise a total of 0.72 acre.  The Project site is located within the 

Santa Margarita Watershed, rendering Riparian/Riverine mitigation somewhat more complex than if the 
Project site was in the Santa Ana River Watershed.   

 
The Project Applicant proposes to mitigate the impacts to 0.72 acre of Riparian/Riverine area on a 

2:1 mitigation to impact ratio with the purchase of 1.44 acre of rehabilitation/re-establishment credits at a 
Responsible agency-approved Mitigation Bank or In-Lieu Fee Program (with monitoring included) or, in the 
alternative, on land acquired for the purpose of in‐perpetuity mitigation that is not part of an 
agency‐approved mitigation bank or in‐lieu fee program which shall include the preservation, restoration, 
enhancement and/or re-establishment of similar habitat within the Santa Margarita Watershed or an 
adjacent watershed pursuant to a Habitat Mitigation and Monitoring Plan (HMMP) to be approved by the 
Lead and Responsible agencies.  The HMMP shall be prepared prior to any impacts and it shall provide 
details as to the implementation of the mitigation, maintenance, future monitoring, and management. 

 
With the implementation of the mitigation measures described below, none of these effects would 

be considered to be significant. 
 

4.0 Impacts and Mitigation for Narrow Endemic Plant Species: TERACOR’s Consistency 
Analysis demonstrated that impacts to Narrow Endemic Plant Species would not occur due to the Project’s 
location, it’s biological composition and supporting habitats, and the underdeveloped quality of most of its 
on-site habitats.  Further, the RCA Information Map indicated no surveys were required in this area for the 
parcels associated with the Project.  TERACOR nonetheless recorded all vegetation encountered on-site 
during all biological investigations and these species were absent. 
 
5.0 Impacts and Mitigation for Criteria Area Species, Burrowing Owl, or Species Not 
Adequately Covered: TERACOR’s Consistency Analysis demonstrated that impacts to Criteria Area 
Plant Species would not occur due to the Project’s location, it’s biological composition and supporting 
habitats, and the underdeveloped quality of most of its on-site habitats.  Further, the RCA Information Map 
indicated no surveys were required in this area for the parcels associated with the Project.  TERACOR 
nonetheless recorded all vegetation encountered on-site during all biological investigations and these 
species were absent. 
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BUOW: Due to the presence of potentially-suitable habitat, surveys for burrowing owl (Athene 
cunicularia) ("BUOW") were necessary based on site conditions detailed in the burrowing owl reports.  
TERAOR conducted BUOW surveys on-site in 2018 and again in 2020.  No evidence of BUOW or BUOW 
utilization was detected at any time during the focused surveys conducted in two survey seasons. 

  
 Mammals: TERACOR’s Consistency Analysis demonstrated that impacts to Los Angeles pocket 
mouse and San Bernardino kangaroo rat, would not occur due to the Project’s location, it’s biological 
composition and supporting habitats, and the underdeveloped quality of most of its on-site habitats.  
Further, the RCA Information Map indicated no surveys were required in this area for the parcels 
associated with the Project. 
 

Amphibians: TERACOR’s Consistency Analysis demonstrated that impacts to arroyo toad, 
California red-legged frog, mountain yellow-legged frog, or other sensitive MSHCP-covered amphibian 
species would not occur due to the Project’s location, it’s biological composition and supporting habitats, 
and the underdeveloped quality of most of its on-site habitats.  Further, the RCA Information Map indicated 
no surveys were required in this area for the parcels associated with the Project. None of the MSHCP-listed 
amphibian riparian/riverine species would be expected to occur within these riparian/riverine areas.  Arroyo 
toad (Anaxyrus californicus), California red-legged frog (Rana draytonii) and southern mountain yellow-
legged frog (Rana muscosa) all have narrow habitat requirements and limited distribution within Western 
Riverside County.  The Riparian/Riverine area on-site is not located within the current known ranges of 
these three (3) species.  Additionally, the site is not listed as a target conservation area for any of the three 
(3) species.  Habitat quality is low due to the highly disturbed nature of the on-site drainage segments and 
basin. 
 

Other Birds: MSHCP-listed riparian/riverine raptor occurrence, bald eagle (Haliaeetus 
leucocephalus) and peregrine falcon (Falco peregrinus), within the Riparian/Riverine area on-site would not 
occur.  Habitats, as demonstrated in the TERACOR Consistency Analysis, is not structurally suitable or 
extensive enough to support these species.  No suitable nesting areas are located on-site.  No bald eagles 
or peregrine falcons were observed on-site at any time. The Riparian/Riverine area on-site is not suitable 
for the MSHCP-listed riparian songbirds: least Bell=s vireo, southwestern willow flycatcher, and western 
yellow-billed cuckoo.  None of these species were observed on-site nor would they occur on-site.  The 
Fremont cottonwoods and willows within Drainage Segment B and Basin 1 are too limited in extent and too 
homogeneous to support sensitive nesting riparian songbirds. 

 
Fish: Habitat within the riparian/riverine area is not suitable for fish, specifically the Santa Ana 

sucker (Catostomus santaanae), or MSHCP-listed Invertebrates and Crustaceans: Riverside fairy shrimp 
and vernal pool fairy shrimp.  Surface water is not present in any of the on-site drainage segments or basin.  
No vernal pool features are present on-site. 
 
6.0 Delhi Sands Flower-loving Fly (DSF):  The subject property is a great distance from areas 
mapped as potentially-suitable for DSF.  These DSF occupied lands are generally north of the Santa Ana 
River.  The organism is endemic the Delhi sands and similar aolian sand-deposited substrates.  A site-
specific habitat assessment and surveys, of course, were not necessary. 
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7.0 Recommended Mitigation for Impacts to the Riparian/Riverine Area - Finding of 
Biological Equivalency or Superior Preservation:  Mitigation for Impacts to the 
Riparian/Riverine Area shall be compensated for by the developer providing a 2:1 ratio of off‐site land 
within the Santa Margarita Watershed or an adjacent watershed to be acquired for the purpose of 
In‐Perpetuity Preservation, or through the purchase of mitigation credits at an established off‐site Mitigation 
Bank or an In-lieu Fee Program.  Purchase of mitigation credits shall occur prior to any impacts. Mitigation 
proposed on land acquired for the purpose of in‐perpetuity mitigation that is not part of an 
agency‐approved mitigation bank or in‐lieu fee program shall include the preservation, creation, 
restoration, and/or enhancement of similar habitat within the Santa Margarita Watershed or an adjacent 
watershed pursuant to a Habitat Mitigation and Monitoring Plan (HMMP) to be approved by the Lead and 
Responsible agencies.  The HMMP shall be prepared prior to any impacts and it shall provide details as to 
the implementation of the mitigation, maintenance, future monitoring, and management. The goal of the 
mitigation shall be to preserve, create, restore, and/or enhance similar habitat with equal or greater function 
and value than the affected habitat. 
 

The mitigation goals of the proposed project in relation to the Determination of Biologically 
Equivalent or Superior Preservation Report Guidelines of MSHCP Section 6.1.2 (EPD, 2005) are described 
below for all mitigation sites: 
 

Natural recruitment and propagation of native plant species is essential to the structural complexity 
and vitality of the off-site mitigation area.  Trees, shrubs, and herbaceous understory will be allowed to re-
establish vegetative cover for avian as well as ground-dwelling species utilizing the mitigation area on a 
local as well as a regional basis.  The allowance of natural recruitment and propagation of native vegetation 
will lead to natural processes of ecological succession over time. 
 

To ensure long-term viability within the mitigation area, invasive species will be removed should 
any of the species re-emerge.  Planting and natural recruitment will, at a minimum, be equivalent to the 
habitat values lost as a result of project implementation.  

 
Construction-related Effects to Downstream MSHCP Resources:   
 
Construction BMP’s: During project construction, a number of BMPs will be implemented to protect off-
site resources.  A formal Water Quality Management Plan ("WQMP"), which includes a detailed account of 
the BMPs that will be utilized, has been submitted with the Plot Plan package.  This notwithstanding, 
several key BMPs will be implemented for erosion and sediment control.  These include, but are not limited 
to: 
 

1. Dust control 
2. Fiber rolls (wattles) 
3. Stabilized construction entrances 
4. Check dams 
5. Silt fencing 
6. Straw bale dikes 
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7. Sand bags 
 

Please see the WQMP on file with the City for a detailed description of all construction BMPs.  
 
Post-Construction BMPsz: Once the project is constructed, a number of BMPs will be in place to 
control erosion and sediment and improve water quality from runoff generated by the site.  
TERACOR’s Consistency Analysis presented summary information provided by the Project 
Engineer regarding the construction and maintenance of four (4) water quality treatment basins 
and associated bioswale(s).   
 
Finding of Biological Equivalency or Superior Preservation: The on-site Riparian/Riverine area 

is located within the Murrieta Creek Watershed.  The Project applicant proposes to comply with the impact 
mitigation measures in this report and the Consistency Analysis.  Required mitigation will result in the 
control of non-native vegetation, hydrologic rehabilitation, organized planting and natural recruitment of 
native vegetation.  These efforts will restore riparian values within the off-site mitigation area. 
 

The proposed off-site mitigation area will be biologically equivalent or superior to an avoidance 
alternative based on the following factors: 
 

1.  Native vegetation densities subsequent to the restoration of the off-site mitigation area are 
expected to increase substantially over that present on the proposed Project site.  This will 
improve habitat values and raise water quality relative to the existing conditions.  The 
existing drainage segments and basin on-site are subject to a high level of disturbance 
both from the surrounding land use and invasion of non-native, exotic species such as 
Maltese star thistle, short-pod mustard and other species. 

 
2. Habitat within the proposed off-site mitigation area is expected to become more suitable 

for species listed in Section 6.1.2 of the MSHCP.  As the existing on-site habitat is 
currently structured, none of the listed species are expected to utilize the riparian/riverine 
area. 

 
3.  Negative effects on riparian linkages would not occur due to the lack of an intact, 

continuous linkage existing on-site currently.  Downstream riparian values would not 
decrease as a result of Project implementation.  Water quality and biological functions are 
expected to increase within the off-site mitigation area, thus providing a benefit to riparian 
vegetation downstream of the project site. 
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MSHCP Location Area
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Report Date: March 2021
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Exhibit 3
Site Photos
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Photo 8 - The riparian vegetation within Basin 1 is shown in 
this south-facing view.  The vegetation is comprised of 
Fremont cottonwood - Goodding’s black willow / mulefat.

Photo 6 - A downstream view of Drainage Segment D is shown. 
California buckwheat scrub and short-pod mustard is dominant at this 
location.

Photo 1 - A downstream view of Drainage Segment A is shown. 
This drainage segment is deeply-incised.  Erosion and 
short-pod mustard is prevalent in this portion of the drainage 
segment.

Photo 3 - This upstream view of Drainage 
Segment B toward the intersection of Baxter Road 
and the south-bound I-15 on-ramp shows 
TERACOR personnel within this segment.

Photo 4 - A downstream view of Drainage Segment B is 
shown.  Vegetation is limited to herbaceous and weedy species 
at this location. 

     March 9, 2018

     October 30, 2017

     October 30, 2017

     October 30, 2017

     April 19, 2018     October 30, 2017

Photo 7 - An upstream view of Drainage Segment E toward 
the south-bound I-15 on-ramp is shown.  A non-jurisdictional 
discontinuity is present within two small segments of this 
drainage.

     October 30, 2017

Photo 5 - Drainage Segment C was determined 
not to be riparian/riverine.  This segment is 
densely vegetated with California buckwheat 
scrub and did not contain any evidence of flow.

     October 29, 2017

Photo 2 - A downstream view of the convergence of Drainage 
Segments A and D is shown.  Short-pod mustard is dominant at 
this location.  Both drainage segments were considered to be 
riverine.

          March 9, 2018
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Source: USDA NRCS Web Soil Survey
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GyC2 - Greenfield sandy loam, 2 to 8 percent slopes, eroded
GyD2 - Greenfield sandy loam, 8 to 15 percent slopes, eroded
HcC - Hanford course sandy loam, 2 to 8 percent slopes
MnD2 - Monserate sandy loam, shallow, 5 to 15 percent slopes, eroded
MnE3 - Monserate sandy loam, shallow, 15 to 25 percent slopes, severely eroded
RaB2 - Ramona sandy loam, 2 to 5 percent slopes, eroded
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