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EXECUTIVE SUMMARY 
 

The purpose of this Determination of Biologically Equivalent or Superior Preservation (DBESP) 

report is to summarize the analysis of the Wildomar Crossing Project’s (Project) compliance 

with Sections 6.1.2 “Protection of Species Associated with Riparian/Riverine Areas and Vernal 

Pools,” 6.1.3 “Protection of Narrow Endemic Plant Species”, 6.3.2 “Additional Survey Needs 

and Procedures,” and 7.5.2 “Guidelines for Construction of Wildlife Crossings” of the Western 

Riverside County Multiple Species Habitat Conservation Plan (MSHCP). A DBESP is required 

for the Proposed Project because the Project would affect riparian/riverine resources. 

 

MSHCP Section 6.1.2, Protection of Species Associated with Riparian/Riverine Resources and 

Vernal Pools, states: 

 

The purpose of the procedures described in this section is to ensure that the 

biological functions and values of these areas throughout the MSHCP Plan Area 

are maintained such that Habitat values for species inside the MSHCP 

Conservation Area are maintained. 

 

For Projects that propose impacts to riparian/riverine or vernal pool resources, a DBESP 

assessment must be completed to ensure that the proposed Project provides for “replacement of 

any lost functions and values of Habitat as it relates to Covered Species.” This DBESP analysis 

provides information necessary for the County of Riverside, Western Riverside Regional 

Conservation Authority, U.S. Fish and Wildlife Service, and California Department of Fish and 

Wildlife to find that the proposed Project meets these objectives.  

 

The 4.4-acre Project site is located within the Elsinore Area Plan of the MSHCP on two 

parcels. The Project site is not located within any Criteria Cell or Group Cell that is targeted 

for conservation by the MSHCP. The Project proposes impacts to 3.4 acres that include 

0.2 acre off site related to street improvements. Impacts to riparian/riverine resources are 

limited to 0.06 acre, of which 0.02 acre is unvegetated rip/rap streambed. The Project will avoid 

0.16 acre of riparian/riverine habitat. 

 

Southern willow scrub is typically habitat for sensitive riparian birds, but this habitat on site is 

small (0.08 acre), of low quality, and does not have primary constituent elements needed to 

support least Bell’s vireo (Vireo bellii pusillus), southwestern willow flycatcher (Empidonax 

traillii extimus), or western yellow-billed cuckoo (Coccycus americanus). As such, surveys for 

those sensitive riparian birds are not required.  

 

The Project is consistent with Section 6.1.2 because it will provide biologically superior 

preservation. Permanent impacts to 0.06 acre of riparian/riverine habitat will be mitigated 

through acquisition of 0.11 acre In-Lieu Fee (ILF) credits from Riverside Corona Resource 

Conservation District, Riverpark Bank, or other approved mitigation bank that results in a net 

increase in habitat area and the functions and services it provides. The Riverpark Bank is 

anticipated to be approved to sell credits in early 2018. The Project will also avoid impacts to 

0.16 acre of riparian/riverine habitat that will be preserved on site. The 0.16 acre of 
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riparian/riverine preservation on site along with the purchase of 0.11-acre ILF credits and 

thereby meets the definition of a Biologically Equivalent Preservation Alternative. 

 

The Project is consistent with MSHCP Section 6.1.3 because surveys for Narrow Endemic Plant 

Species Survey Area (NEPSSA) plants were not required and none was present on the Project 

site. The Project will not affect NEPSSA plant and no conservation is required. The Project is 

consistent with Section 6.3.2 because focused surveys for Criteria Area Species Survey Area 

species (other than burrowing owl [Athene cunicularia]) were not required and none was 

observed during any of the biological surveys. Burrowing owl surveys were conducted with 

negative results (Appendix A). The habitat assessments determined the site does not have 

suitable habitat to support any of the planning species.  

 

The Project is consistent with Section 6.1.4 because the Project has minimized indirect impacts 

through the use of Best Management Practices.  

 

The Project will not result in a loss of function and services to the riparian/riverine resources as a 

result of the conservation measures and compensatory mitigation incorporated into its design.  
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I.  INTRODUCTION 
 

The purpose of this Determination of Biologically Equivalent or Superior Preservation (DBESP) 

analysis is to summarize the Wildomar Crossing Project’s compliance with the County of 

Riverside’s (County’s) Western Riverside County Multiple Species Habitat Conservation Plan 

(MSHCP; Dudek and Associates [Dudek] 2003). The Wildomar Crossings site is comprised of 

two Assessor’s Parcel Numbers (APNs):  380-120-003 and -004. The site is in the Elsinore Area 

Plan of the MSHCP and is not located within any Criteria Cell or Group Cell targeted for 

conservation by the MSHCP. Given that the site is not within a MSHCP conservation area, the 

Project is not required to go through the Owner Initiated Habitat Acquisition Negotiation 

Strategy process. The proposed Project would affect MSHCP riparian/riverine resources. 

 

MSHCP Section 6.1.2, Protection of Species Associated with Riparian/Riverine Resources and 

Vernal Pools, states: 

 

The purpose of the procedures described in this section is to ensure that the 

biological functions and values of these areas throughout the MSHCP Plan Area 

are maintained such that Habitat values for species inside the MSHCP 

Conservation Area are maintained. 

 

For projects that propose impacts to riparian/riverine or vernal pool resources, a DBESP 

assessment must be completed to ensure that the proposed Project provides for “replacement of 

any lost functions and values of Habitat as it relates to Covered Species.” This DBESP analysis 

provides information necessary for the City of Wildomar (City), Western Riverside Regional 

Conservation Authority (RCA), U.S. Fish and Wildlife Service (USFWS), and California 

Department of Fish and Wildlife to find that the proposed Project meets these objectives.  

 

Several meetings have occurred between the City and Project representatives. The meetings 

included a discussion and implementation of modifications that would reduce the overall impacts 

to riparian/riverine resources. 

 

 

II.  DEFINITION OF PROJECT AREA 
 

The 4.4-acre Project site is located at the northwest corner of Clinton Keith Road and Stable 

Lanes Road in the City of Wildomar, Riverside County, California (Figure 1). The site is situated 

on the U.S. Geological Survey (USGS) 7.5-minute Wildomar and Murrieta quadrangle maps in 

Section 1, Township 7 South, Range 4 West (Figure 2). In addition, the Project site is within the 

Santa Margarita watershed (Santa Margarita Hydrologic Unit 902, Murrieta Hydrologic Unit 

902.3, and the Wildomar Hydrologic Subarea 902.31). The Project site comprises APNs 380-

120-003 and -004. 

 

Non-native grassland covers most of the Project site. Other habitats on site include southern 

willow scrub, coast live oak woodland, Riversidean sage scrub (including disturbed), and 

eucalyptus woodland. The site is made up of slightly rolling terrain with elevations ranging from 

approximately 1,260 to 1,280 feet above mean sea level (AMSL). Three soil types are mapped 
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within the Project site:  Ramona and Buren loams (RnE3; 5 to 25 percent, slopes, severely 

eroded), San Timoteo loam (SmE2; 8 to 25 percent slopes, eroded), and Hanford coarse sandy 

loam (HcC; 2 to 8 percent slopes; USDA 1971). No clay soils occur in the Project area. 

 

The Project is located in the Elsinore Area Plan of the MSHCP, but is not within a criteria cell or 

subunit. No Public/Quasi Public Lands or Western Riverside County RCA conserved lands occur 

on site, off site, or in close proximity to the proposed Project.  

 

 

III.  PROJECT DESCRIPTION 
 

The proposed Project design is for construction of a commercial retail shopping center consisting 

of four buildings ranging from just over 3,000 square feet up to 10,000 square feet in size. The 

Project also includes parking facilities, bio filtration basins, off-site roadway and drainage 

improvements, and other associated infrastructure (Figure 3).  

 

 

IV.  METHODS 
 

HELIX Environmental Planning, Inc. (HELIX) biologist W. Larry Sward conducted a 

jurisdictional delineation in areas that were suspected to be jurisdictional wetlands and 

non-wetland Waters of the U.S. (WUS) on September 4, 2009 (HELIX 2009). The jurisdictional 

delineation was update by HELIX biologist Rob Hogenauer on August 29, 2016 (HELIX 2016). 

The delineation was supplemented by an onsite meeting with CDFW, USFWS, and the City of 

Wildomar on November 27, 2017. These surveys were the basis for the riparian/riverine and 

vernal pool habitat assessment, according to the MSHCP definition as follows: 

 

Riparian/riverine areas are lands that contain habitat dominated by trees, shrubs, 

persistent emergents, or emergent mosses and lichens, which occur close to or 

depend upon soil moisture from a nearby freshwater source; or areas with 

freshwater flow during all or a portion of the year. 

 

Vernal pools are seasonal wetlands that occur in depression areas that have 

wetland indicators of all three parameters (soils, vegetation, and hydrology) 

during the wetter portion of the growing season but normally lack wetland 

indicators of hydrology and/or vegetation during the drier portion of the 

growing season. Obligate hydrophytes and facultative wetlands plant species 

are normally dominant during the wetter portion of the growing season, while 

upland species (annuals) may be dominant during the drier portion of the 

growing season. The determination that an area exhibits vernal pool 

characteristics and the definition of the watershed supporting vernal pool 

hydrology must be made on a case-by-case basis. Such determinations should 

consider the length of time the area exhibits upland and wetland characteristics 

and the manner in which the area fits into the overall ecological system as a 

wetland. Evidence concerning the persistence of an area’s wetness can be 
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obtained from its history, vegetation, soils, and drainage characteristics, uses 

to which it has been subjected, and weather and hydrologic records.  

 

All areas with depressions, drainage channels, or wetland vegetation were evaluated for the 

presence of riparian/riverine and vernal pool resources in the Project area. Riparian/riverine 

boundaries were determined based on the presence of riparian vegetation or regular surface flow. 

These resources include all riparian shrub or tree canopy that may extend beyond stream banks. 

 

Plants were identified according to The Jepson Manual:  Vascular Plants of California (Baldwin 

et al. 2012). Wetland affiliations of plant species follow the National Wetland Plant List (Lichvar 

2012). Soils information was taken from the U.S. Department of Agriculture’s Web Soil 

Survey (2013).  

 

 

V.  RIPARIAN/RIVERINE RESOURCES 
 

A.  RIPARIAN/RIVERINE AND VERNAL POOL HABITATS 

 

Vegetation within the Project area consists mostly of non-native grassland. Habitats on the site 

include streambed, southern willow scrub, coast live oak woodland, Riversidean sage scrub 

(including disturbed), eucalyptus woodland, non-native grassland, disturbed habitat, and developed 

(Figure 4; Table 1). No vernal pools are present on site, and no vernal pool species are expected to 

occur. The Project site includes 0.22 acre of riparian/riverine habitat. The riparian/riverine habitats 

present in the Project area are made up of 0.08 acre of southern willow scrub, 0.03 acre of coast live 

oak woodland, 0.07 acre of eucalyptus woodland (associated with stream), 0.02 acre of drainage 

pattern/Sheet flow, and 0.02 acre of unvegetated rip/rap streambed (Figure 5, Table 1). 

 
Table 1 

RIPARIAN/RIVERINE HABITATS 

 

HABITAT ACRE 
LINEAR 

FEET 

Riparian Habitat 

Southern willow scrub 0.08 64 

Coast live oak woodland 0.03 26 

Eucalyptus woodland 0.07 105 

Riverine/Unvegetated Streambed 

Developed/rip-rap 0.02 25 

Drainage Pattern/Sheet flow 0.02 248 

TOTAL 0.22 468 

 

Functions and Values 

 

Wetland functions can include, but are not limited to, short- and long-term water storage; water 

conveyance; transformation of cycling of elements; retention and removal of dissolved 

substances; accumulation and retention of sediment; and plant and wildlife habitat. Water storage 

and conveyance is related to floodwater control, support of crops, and support of biodiversity. 
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Wildlife habitat support recreational activities, including hunting, bird watching, fishing, and 

support for endangered species. 

 

The functions of the riparian/riverine habitats on the Project site include water conveyance, 

minimal sediment transport, energy dissipation, removal of dissolved substances, cover for 

wildlife movement, and habitat for nesting birds. The riparian habitats have low potential to 

support sensitive bird species, and no listed species were observed on site. The streambed 

under Stable Lanes Road ends as it reaches the site indicating that the flow in the channel does 

not have the energy to carry sediment beyond Stable Lanes Road. 

 

B.  RIPARIAN/RIVERINE AND VERNAL POOL SPECIES 

 

The definition of riparian/riverine habitats is based on potential for the habitat to support 

Riparian/Riverine Covered Species, which are identified in MSHCP Section 6.1.2 and described 

below. Since there are no Vernal Pool habitats in the Project area, there is no potential for Vernal 

Pool Covered Species to be present. 

 
1.  Plants 

 

Twenty-three plant species are identified in the MSHCP as potentially occurring in 

riparian/riverine and vernal pool habitats. None of these species were observed during the 

various surveys conducted on the site. 

 

California black walnut (Juglans californica var. californica), Engelmann oak (Quercus 

engelmannii), and Coulter’s matilija poppy (Romneya coulteri) are conspicuous species that 

would have been seen if present in the Project area. California Orcutt grass (Orcuttia 

californica), spreading navarretia (Navarretia fossalis), thread-leaved brodiaea (Brodiaea 

orcuttii), prostrate navarretia (Navarretia prostrata), San Diego button-celery (Eryngium 

aristulatum var. parishii), Orcutt’s brodiaea (Brodiaea orcuttii), San Jacinto Valley crownscale 

(Atriplex coronata var. notatior), Brand’s phacelia (Phacelia stellaris), Santa Ana River 

woolly-star (Eriastrum densifolium spp. sanctorum), vernal barley (Hordeum intercedens), and 

Parish’s meadowfoam (Limnanthes gracilis var. parishii) occur in habitats that do not occur on 

the property (e.g., vernal pools, clay soils, mountains) or have distributions well outside of the 

property. Mud nama (Nama stenocarpum) is restricted to muddy embankments of marshes and 

swamps and within lake margins and riverbanks. Ocellated Humboldt lily (Lilium humboldtii 

ssp. ocellatum) is associated with riparian corridors in coniferous forest and chaparral habitats. 

Within Western Riverside County, ocellated Humboldt lily is restricted to canyons along the east 

slope of the Santa Ana Mountains and the north slope of the Palomar Mountains.  

 

San Miguel savory (Satureja chandleri) occurs in coastal sage scrub, chaparral, woodlands, and 

native grassland habitats on rocky metavolcanic substrates. A small amount of sparse sage scrub 

occurs on site but the soils on site do not meet the habitat requirements of the species. 

 

Fish’s milkwort (Polygala cornuta var. fishiae) is associated with shaded areas in oak and 

riparian woodland, but also occurs in chaparral habitat. A small amount of habitat for this species 

occurs on site in the area being avoided by the Project. No impacts to this species are anticipated. 
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Slender-horned spineflower (Dodecahema leptoceras) is typically found in mature alluvial scrub 

with sandy soils but is also found in rocky soils and open chamise chaparral. Ideal habitat is 

thought to be benches or terraces that receive overbank flow every 50 to 100 years. Habitat for 

this species does not occur in the Project area.  

 

Lemon lily (Lilium parryi) occurs in riparian habitat and meadows. A small amount of habitat 

with potential to support this species occurs on site. Ninety-five percent of the habitat with 

potential to support this species is being avoided. 

 

Smooth tarplant (Centromadia pungens ssp. laevis) is found in southwestern California and 

northwestern Baja California, Mexico (Baja), and occurs in San Bernardino, Riverside, and San 

Diego counties. This species occurs in open spaces within a variety of habitats, including alkali 

scrub and playas, riparian woodland, watercourses, and grasslands with alkaline affinities 

(Dudek 2003; California Native Plant Society 2016). This species was not observed during 

HELIX’s surveys conducted for the Project; therefore, it is presumed to be absent from the 

Project area. 

 
Graceful tarplant (Holocarpha virgata ssp. elongata) occurs in chaparral, valley grassland, foothill 
woodland, and coastal sage scrub. Grassland and sage scrub occur on site; however, this species 
was not observed during surveys.  

 

Mojave tarplant (Deinandra mohavensis) occurs in mesic areas of chaparral and riparian scrub at 

elevations between 2,100 and 5,249 feet AMSL. The elevation of the Project site is between 

1,260 to 1,280 feet AMSL and, therefore, Mojave tarplant is not expected to occur on site. 

 
2.  Animals 

 

Invertebrates 

 

Vernal pool fairy shrimp (Branchinecta lynchi) occurs throughout the Central Valley and in 

several disjunct populations in Riverside County. This species exists in vernal pools and other 

ephemeral basins, often located in patches of grassland and agriculture interspersed in Diegan 

coastal sage scrub and chaparral. Riverside fairy shrimp (Streptocephalus woottoni) occurs in 

Riverside, Orange, and San Diego counties as well as in northern Baja. This species is typically 

found in deeper vernal pools and other ephemeral basins that hold water for long periods of time 

(30 or more days). Santa Rosa Plateau fairy shrimp (Linderiella santarosae) are limited to the 

Santa Rosa Plateau. No areas potentially suitable for fairy shrimp occur in the Project area; 

therefore, surveys for sensitive fairy shrimp are not required and fairy shrimp are not expected to 

occur in the Project area. 

 

Fish 

 

The Santa Ana sucker (Catastomus santaanae) is restricted to the Santa Ana River watershed 

with year-round flows. The site is not within the Santa Ana River watershed and the drainages on 

site are ephemeral or intermittent. No appropriate habitat occurs within the Project area. 
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Amphibians 

 

No appropriate habitat for the three-amphibian species (arroyo toad [Bufo californicus], 

mountain yellow-legged frog [Rana muscosa], or California red-legged frog [Rana aurora 

draytonii]) listed under MSHCP 6.1.2 occurs within the Project area, and none of these species 

has any potential to occur in the Project area. 

 

Birds 

 

The least Bell’s vireo (Vireo bellii pusillus) is found in riparian scrub, forest, and woodland 

habitats that typically feature dense cover within one to two meters of the ground and a dense, 

stratified canopy. It inhabits low, dense riparian growth along water or dry parts of intermittent 

streams. Typically, the vireo is associated with southern willow scrub, cottonwood forest, mule 

fat scrub, sycamore alluvial woodland, coast live oak riparian forest, arroyo willow riparian 

forest, wild blackberry, or mesquite in desert localities. It uses habitat limited to the immediate 

vicinity of water. The vireo primarily nests in vegetation typically predominated by willows 

and mule fat, but may also use a variety of shrubs, trees, and vines. Minimal habitat (0.08 acre 

of southern willow scrub and 0.03 acre of coast live oak woodland) occurs on site and is of low 

quality. The habitat on site is limited, has no nearby water, lacks a dense understory, and does 

not constitute habitat with potential to support least Bell’s vireo. Least Bell’s vireo was not 

detected on site and is not expected to occur. No impacts to habitat with potential to support 

southwestern willow flycatcher (Empidonax traillii extimus) are proposed; therefore, surveys are 

not required. 

 

The southwestern willow flycatcher is restricted to dense riparian woodlands along streams and 

rivers with mature, dense stands of willows, cottonwoods (Populus spp.), or smaller spring-fed 

or boggy areas with willows or alders (Alnus spp.). It breeds in relatively dense riparian habitats. 

The Project area does not include dense riparian woodland habitats suitable for the southwestern 

willow flycatcher. No impacts to habitat with potential to support southwestern willow flycatcher 

are proposed; therefore, surveys are not required. 

 

The western yellow-billed cuckoo (Coccyzus americanus occidentalis) requires dense, wide 

riparian woodlands with well-developed understories for breeding. It occurs in densely 

foliaged, deciduous trees and shrubs, especially willows that are required for roost and nest 

sites. When breeding, the cuckoo is restricted to river bottoms and other mesic habitats where 

humidity is high and where dense understory abuts slow-moving watercourses, backwaters, or 

seeps. Willow is almost always a dominant component of the vegetation. As with the vireo, the 

habitat on site is limited (0.08 acre of southern willow scrub) and is of poor quality. This 

species is not expected to occur on site. No impacts to habitat with potential to support 

southwestern willow flycatcher are proposed; therefore, surveys are not required. 

 

Both the bald eagle (Haliaeetus leucocephalus) and peregrine falcon (Falco peregrinus) occur 

primarily in and adjacent to open water habitats, with the falcon possibly occurring in riparian 

areas. No suitable habitat occurs on site for these species. 
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VI.  IMPACTS 
 

A.  RIPARIAN/RIVERINE AND VERNAL POOL HABITATS 

 

As described above, the emphasis of the MSHCP’s riparian/riverine and vernal pool policy is on 

the conservation of habitats capable of supporting MSHCP Covered Species. The goal of the 

DBESP process is to determine whether the proposed Project has, in fact, provided for a Project 

alternative that results in biologically equivalent or superior preservation. The first priority for 

Riparian/Riverine habitats that have potential to contribute to the biological values of the 

MSHCP preserve is avoidance of direct impacts. The proposed Project would impact 0.02 acre of 

southern willow scrub, 0.004 acre of streambed (Eucalyptus woodland), 0.02-acre sheet flow, 

and 0.02 acre of unvegetated rip/rap streambed (Figure 6, Table 2). The rip/rap is made up of 

un-cemented rock, not naturally occurring, that serves the purpose of energy dissipation. The 

riparian/riverine habitats proposed to be impacted do not support riparian/riverine target species 

and do not contribute substantially to the on-site biological values of the MSHCP. The functions 

of the unvegetated rip/rap streambed are primarily water conveyance and energy dissipation 

(hydrologic regime and flood attenuation). The southern willow scrub also provides the 

aforementioned functions along with providing sediment transport, nutrient retention and 

transformation, sediment trapping, and uptake of toxics, along with providing cover for wildlife 

movement and habitat for nesting birds.  

 
Table 2 

PROPOSED IMPACTS TO RIPARIAN/RIVERINE HABITATS (acres) 

 

HABITAT AVOIDED IMPACTS* 

Riparian Habitat 

Southern willow scrub 0.06 0.02 

Coast live oak woodland 0.03 0.0 

Eucalyptus woodland 0.07 0.004 

Riverine/Unvegetated Streambed 

Developed/rip-rap 0.00 0.02 

Drainage Pattern. Sheet Flow 0.00 0.02 

TOTAL 0.16 0.06* 
*impacts are rounded to the nearest 0.01 acre. 

 

B.  RIPARIAN/RIVERINE COVERED SPECIES 

 

None of the species covered under Section 6.1.2 is anticipated to occur within the impact area. 

The streambeds and associated vegetation (Table 2) in the impact area are considered 

riparian/riverine, met the MSHCP definition for riparian/riverine, and are tributary to 

downstream resources with potential to support sensitive riparian species.  
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VII.  AVOIDANCE AND MITIGATION 
 

A.  AVOIDANCE 

 

MSHCP Section 6.1.2 states that “the purpose of the procedures described in this section is to 

ensure that the biological functions and values of these areas throughout the MSHCP Plan Area 

are maintained such that Habitat values for species inside the MSHCP Conservation Area are 

maintained.”  The goal of the DBESP process is to determine if the Project has in fact provided 

for a Project alternative that results in biologically equivalent or superior preservation.  

 

The MSHCP states that: 

 

“…[f]or identified and mapped resources not necessary for inclusion in the MSHCP 

Conservation Area, applicable mitigation under CEQA, which may include federal 

and state regulatory standards related to wetland functions and values, will be 

imposed by the Permittees. To ensure that these standards are met, Permittees shall 

ensure that, through the CEQA process, Project applicants develop Project 

alternatives demonstrating efforts that first avoid, and then minimize direct and 

indirect effects to the mapped wetlands and shall review these alternatives with the 

Permittee. An avoidance alternative shall be selected, if feasible. If an avoidance 

alternative is selected, measures shall be incorporated into the Project design to 

ensure the long-term conservation of the areas to be avoided. 

 

If an avoidance alternative is not feasible, a practicable alternative that minimizes 

direct and indirect effects to Riparian/Riverine areas and vernal pools and 

associated functions and values to the greatest extent possible shall be selected. 

Those impacts that are unavoidable shall be mitigated such that the lost functions 

and values as they relate to Covered Species are replaced as set forth below under 

the Determination of Biologically Equivalent or Superior Preservation.” 

 

The first priority for sensitive habitats (which includes the riparian/riverine habitats) under the 

California Environmental Quality Act (CEQA) and under the MSHCP is avoidance of direct 

impacts. Total avoidance of the riparian/riverine resources would result in a reduction of the 

Project and eliminate the viability of the development on the site because of the distribution of 

the drainages across the site and the types of land uses proposed for the site. The proposed 

Project includes redirecting the outfall of the existing culvert under Clinton Keith Road to the 

northeast. This new alignment of the outfall structure, along with construction of a retaining 

wall, results in avoiding impacts to U.S. Army Corps of Engineer (USACE) wetlands. 

 

As noted above, the proposed Project is the construction of a commercial retail shopping center 

made up of four buildings, parking facilities, off-site roadway, and other associated 

infrastructure. Improvements to Clinton Keith Road including a City-required sidewalk resulting 

in the extension of the outfall pipes and associated rip/rap would result in impacts of 

approximately 0.05 acre including an estimated 0.01 acre of USACE wetlands. The redirection 

of the outfall structure relocates the existing outfall rip/rap a few feet to the northeast with the 

flows entering the stream at the start of the vegetation. The redirection of the outfall eliminates 
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the potential impacts to USACE wetlands, and reduces the impacts to Riparian/Riverine habitat 

in the southern corner to 0.03 acre comprised of 0.02-acre southern willow scrub and 0.01-acre 

rip/rap streambed. Construction of the remainder of the proposed project would result in impacts 

to an additional 0.01 acre rip/rap streambed and 0.02 acre sheet flow.  The total impacts from the 

development of the project are proposed to include 0.02 acre of southern willow scrub and, 

0.02-acre rip/rap streambed, 0.02-acre sheet flow, and 0.004 acre of streambed vegetated with 

Eucalyptus woodland. Total avoidance can be achieved only by minimal or no Project 

alternatives, which render the Project infeasible.  

 

The previously proposed Project included five building pads and would have resulted in impacts 

to all of the riparian/riverine habitats. The currently proposed Project reduces the impacts to a 

minimal amount of 0.06 acre of Riparian/Riverine habitat. 

 

B.  MITIGATION 

 

Mitigation measures are proposed that would result in equivalent or superior preservation of the 

functions and values of riparian/riverine resources impacted by the proposed Project. The 

proposed mitigation would occur in accordance with the mitigation plan to be prepared for the 

Project as part of the permit package for impacts to the federal and state waters. A summary of 

the proposed mitigation for compliance with the MSHCP is discussed below.  

 

Mitigation for vegetated native riparian habitats is proposed at a ratio of 3:1, eucalyptus 

(non-native) streambed is proposed at 2:1, and impacts to sheet flow is proposed at 2:1. The 

impacts to rip/rap will be mitigated via in-kind replacement on site. New rip/rap will be 

installed at the relocated outflow locations of the culverts. The on-site replacement of rip/rap 

will result in the replacement of the functions and values provided by the existing rip/rap that 

consist primarily of water conveyance and energy dissipation. The water conveyance of this 

habitat will not be eliminated but rather will continue with the storm drain and culvert 

extensions to be constructed. Energy dissipation devices will be installed at the outfall of the 

storm drains and culvert extension; therefore, that function will be replaced on site as well. 

 

Mitigation for impacts to 0.06 acre of riparian/riverine habitats would necessitate a total of 

0.11 acre of mitigation (Table 3). As stated above, the 0.02 acre of rip/rap streambed impacts 

will be mitigated on site. The 0.06 acre of mitigation for impacts to 0.02 acre of southern 

willow scrub and 0.01 acre of mitigation for impacts to less than 0.01 acre of eucalyptus 

vegetated streambed is proposed to be met by the purchase of 0.07 acre of In-Lieu Fee (ILF) 

rehabilitation credits from the Riverside Corona Resource Conservation District (RCRCD), 

Riverpark Bank, or other approved mitigation bank. This mitigation area total was derived by 

assigning mitigation ratios of 3:1 for southern willow scrub and 1:1 for eucalyptus vegetated 

streambed and unvegetated rip/rap streambed. The RCRCD confirmed that the necessary 

rehabilitation credits are available at this time. The Riverpark Bank is anticipated to be 

approved to sell credits in early 2018. 

 

There are currently no ILF creation credits available in the western Riverside area. As 

mentioned above, the Riverpark Bank is anticipated to have credits available in early 2018. 

The Riverpark Bank, once approved, will include creation credits. The above mitigation credits 
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are proposed to meet the mitigation requirements of the MSHCP. If the Riverpark Bank 

creation credits are not available, the project proposes to purchase the required creation 

mitigation credits from the out of area San Luis Rey mitigation bank during the permitting 

process to achieve no net loss. It is understood that using the San Luis Rey mitigation bank 

may result in a higher mitigation ratio. 

 

In addition, the 0.16 acre of avoided riparian/riverine habitat and associated buffer will be 

conserved on site (Figure 6). The avoided area is proposed to be placed into a restrictive 

covenant to stay with the land in perpetuity. Compliance monitoring is proposed to be 

conducted by Urban Corp. Urban Corps will conduct annual trash removal and compliance 

monitoring. The compliance monitoring will include an annual letter, memo, or similar 

mechanism to meet the requirements of CDFW, USFW and the City of Wildomar, along with 

MSHCP compliance. The property is proposed to be divided into lots with the avoided habitat 

comprising one of the lots. This lot will be protected by use of a barrier that is proposed to 

consist of a fence with signage for compliance with the MSHCP. The specific barrier to be used 

will be incorporated in the final project plans/landscaping documents. The restrictive covenant 

will require that the lot remain as undeveloped in perpetuity with maintenance to be funded by 

the developer. Funds collected from the property owners associated will aid in the funding, but 

the funding is ultimately the sole responsibility of the owner to be named in the restrictive 

covenant. The restrictive covenant will be approved and signed for the protection of the lot that 

includes the 0.16 acre of avoided Riparian/Riverine habitat prior to the start of grading. 

 

In addition to the protection of the 0.16 acres of Riparian/Riverine habitat, the developer 

proposed to remove the large eucalyptus trees present in and adjacent to the streambed. The trees 

are proposed to be cut and removed from site, with the roots treated and left in place to protect 

the stream bank. The removal of the eucalyptus will allow the adjacent southern willow scrub 

and oak woodland habitat to expand naturally to replace the removed eucalyptus. 

 

The bio-filtration basin being constructed in upland habitat near the southeast portion of the 

site will have the functions of water storage, ground water recharge, removal of dissolved 

substances, and wildlife habitat. The basin is proposed to be constructed adjacent to Clinton 

Keith Road on the eastern side of the outfall pipe outside of the existing Riparian/Riverine 

habitat (Figure 3). There are a total of 3 small basins proposed to be construction as part of the 

project, one mentioned above, one at the Stable Lanes culvert and a third as a linear basin 

adjacent to Clinton Keith Road near Stable Lanes. The basins will provide the functions of 

temporary water storage and ground water recharge. The basins will be maintained to allow 

them to function properly. The onsite avoidance, along with the ILF mitigation credits to be 

purchased in the approved mitigation bank will result in mitigation that is equal or superior to 

the resources proposed to be impacted. 

 

Section 6.1.2 of the MSHCP discusses the protection of species associated with 

riparian/riverine areas and vernal pools. With respect to avoidance of the riparian/riverine 

habitat the MSHCP states: 

 

“If an avoidance alternative is selected, measures shall be incorporated into the project design to 

ensure the long-term Conservation of the areas to be avoided, and associated functions and 
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values, through the use of deed restrictions, conservation easement, or other 

appropriate mechanisms.” 

 

For compliance with Section 6.1.2, the 0.16 acre of avoided riparian/riverine habitat will be 

fenced to limit unauthorized access and dedicated. The area will be dedicated for conservation 

under the control of the property owners’ association, Rivers and Lands Conservancy, RCA, or 

other appropriate entity. 

 

In summary, to meet the criteria of a biologically equivalent or superior alternative, the applicant 

will offset impacts to riparian/riverine resources through mitigation of ILF credits at a 3:1 ratio 

for southern willow scrub (0.06 acre). 2:1 ratio for eucalyptus vegetated streambed (0.01), and 

2:1 for sheet flow (0.04 acre), along with 1:1 on site in kind replacement of rip/rap streambed 

(0.02 acre), and on-site avoidance and conservation of 0.16 acre of riparian/riverine habitat.  The 

ILF credits will be purchased in the form of 0.11 acres of credits from the RCRCD or Riverpark 

Bank. The RCRCD has confirmed that 0.11 acre of rehabilitation credits are available. Riverpark 

Bank is anticipated to be available for credit purchase in early 2018. If the Riverpark Bank is 

available, the project will purchase 0.05 acre of creation credits and 0.06-acre rehabilitation 

credits to fulfill the required 0.11 acre of mitigation. The project will also remove the eucalyptus 

trees during construction to allow the native habitat to expand naturally. The on-site 

conservation, removal of eucalyptus, and acquisition of mitigation credits would meet the 

definition of a Biologically Equivalent Preservation Alternative consistent with MSHCP 

Section 6.1.2. 

 
Table 3 

MITIGATION SUMMARY FOR WILDOMAR CROSSING (acres) 

 

HABITAT IMPACTS RATIO MITIGATION* 

Southern willow scrub 0.02 3:1 0.06  

Streambed (eucalyptus woodland) 0.004 2:1 0.01 

Sheet flow 0.02 2:1 0.04 

Streambed (Rip/Rap) 0.02 1:1 0.02 (on site) 

TOTAL 0.06  0.13 
*mitigation will be in the form of ILF credits except for rip/rap that will be on site.  

 

Minimization measures would also be implemented to minimize indirect impacts to 

riparian/riverine resources during construction as follows:   

 

• Use of standard Best Management Practices (BMPs) to minimize the impacts 

during construction; 

• Construction equipment will be stored in upland areas, outside of drainages except as 

required by Project design; and 

 

• Implementation of the detention basin will protect water quality by decreasing the 

potential of pollutants entering the riparian/riverine areas downstream.  

 

Source control and treatment control BMPs will be implemented to minimize the potential 

contaminants that are generated during and after construction. Source control BMPs include 
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landscape planning, roof runoff controls, trash storage areas, use of alternative building 

materials, and education of future tenants. Treatment-control BMPs include detention basins, 

vegetated swales (bio-swales), and drain inlets. Water quality BMPs will be implemented 

throughout the Project to capture and treat all pollutants of concern before they are discharged 

from the site. 

 

Clearing and grubbing would occur outside of the avian breeding season (February 1 to 

August 31) unless a qualified biologist demonstrates to the satisfaction of the City that all nesting 

is complete through completion of a Nesting Bird Clearance Survey. A Nesting Bird Clearance 

Survey report shall be submitted to the County Environmental Programs Department for review 

and approval prior to initiating clearing and grubbing during the breeding season. 

 

With implementation of the mitigation and minimization measures listed above, all proposed 

Project impacts would be mitigated to below a level of significance.  

 

C.  REDUCTION OF EDGE EFFECTS 

 

As the Project is not adjacent to an MSHCP conservation area, most of the requirements of 

Urban Wildlands Interface Guideline (UWIG) in MSHCP Section 6.1.4 are applicable to this 

Project. The Project will conform to MSHCP Section 6.1.4, and will reduce edge effects to the 

urban/wildland interface through the following measures: 

 

• BMPs will be implemented to maintain water quality. All runoff will be treated prior to 

exiting the site to reduce pollutants of concern. There will be no increase in water flow 

from the Project site. 

 

• The Project will not drain into any MSHCP Conservation Area. 

 

• The Project will not discharge toxics into any MSHCP Conservation Area. 

 

• No plants included on the California Exotic Pest Plant Council’s list of invasive species 

or in Table 6-2 of the MSHCP will be used in any Project landscape anywhere on the site, 

and only native species will be planted adjacent to open space areas.  

 

The Project is not adjacent to or in close proximity to an MSHCP conservation area. The Project 

will implement the following UWIG measures to reduce potential impacts to the avoided 

riparian/riverine habitat. 

 

• Night lighting will be selectively placed and directed/shielded away from sensitive 

habitat. 

 

• The proposed Project will not impact avoided habitat for fuel modification purposes. 

 

• No manufactured slope associated with the Project will extend into the avoided habitat 

area. 
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VIII.  CONCLUSION 
 

This DBESP assessment demonstrates that the proposed Project is consistent with MSHCP 

Section 6.1.2 based on the following: 

 

• No plant species targeted for conservation are known or expected to occur within the 

riparian/riverine habitats to be impacted. 

 

• The MSHCP Conservation Area would not be subject to indirect effects from the Project, 

as no MSHCP Conservation Area occurs adjacent to it.  

 

• Mitigation for impacts would occur through the replace of rip/rap in kind on site, 

conservation of 0.16 acre of riparian/riverine habitat on site, and purchase of 0.11 acre of 

ILF credits with RCRCD (rehabilitation), Riverpark Bank (creation and rehabilitation), 

and/or an approved mitigation bank within the MSHCP planning area. 

 

• The avoided 0.16 acre of Riparian/Riverine will be placed into a restrictive covenant and 

monitored by Urban Corp. 

 

• The Project site is not located within any Criteria Cell or Group Cell that is targeted for 

conservation by the MSHCP. As such, there are no requirements for MSHCP Biological 

Issues and Considerations. 

 

• The riparian/riverine resources on site are small, of low quality, and do not have primary 

constituent elements needed to support least Bell’s vireo, southwestern willow flycatcher, 

or western yellow-billed cuckoo.  

 

• In conformance with the stated goals of the MSHCP, impacts to riparian/riverine 

resources have been minimized to the maximum extent practicable through Project 

design.  

 

The proposed mitigation is subject to adjustment pending discussion and approval by the 

resource agencies and the City of Wildomar. 
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IX.  CERTIFICATION/QUALIFICATION 
 

I hereby certify that the statements furnished above and in the attached exhibits present the data 

and information required for this biological evaluation, and that the facts, statements, and 

information presented are true and correct to the best of my knowledge and belief. 

 

 

DATE: September 22, 2017  SIGNED:  

    Rob Hogenauer 

    Senior Scientist  

 

 

Fieldwork Performed By:    

 

Robert Hogenauer B.S., Biology, California State Polytechnic University, 2004 

 

Benjamin Rosenbaum B.S., Biology, Emphasis in Ecology, San Diego State University, 2009 

 

Jason Kurnow B.S., Wildlife Biology, Humboldt State University, 2001 

 

W. Larry Sward M.S., Biology, San Diego State University, 1979 

 B.S., Biology, San Diego State University, 1975 

 USFWS Permit TE778195 
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HELIX Environmental Planning, Inc. 

7578 El Cajon Boulevard 

La Mesa, CA 91942 

619.462.1515 tel 

619.462.0552 fax 

www.helixepi.com 

January 17, 2018 
 
Mr. Matthew C. Bassi 
Planning Director 
City of Wildomar 
23873 Clinton Keith Road, Suite 201 
Wildomar, CA 92595 
 
Subject: Addendum to Wildomar Crossings Determination of Biologically Equivalent  

or Superior Preservation 

Director Bassi: 

On behalf of Mann Property Company (Applicant), HELIX Environmental Planning, Inc. (HELIX) has 
prepared this addendum letter to serve as a clarification of the mitigation proposed for the Wildomar 
Crossings Project (Project) in the Determination of Biologically Equivalent or Superior Preservation 
(DBESP) dated December 19, 2017. The text reflects the input received by the U.S. Fish and Wildlife 
Service (USFWS) and California Department of Fish and Wildlife (CDFW), collectively referred to as the 
“Wildlife Agencies”, during the Pre-Application Review (PAR) meeting held on January 10, 2018. The text 
below is being submitted to replace the text in Section VII Avoidance and Mitigation, Subsection B 
Mitigation of the DBESP dated December 19, 2017. 

REPLACEMENT TEXT 

B. MITIGATION 

Mitigation measures are proposed that would result in equivalent or superior preservation of the 
function and values of Riparian/Riverine resources impacted by the proposed Project. The proposed 
mitigation would occur in accordance with the mitigation plan to be prepared for the Project as part of 
the permit package for impacts to the federal and state waters.  

1. MSHCP Mitigation for Riparian/Riverine Areas 

As summarized in Table 3, mitigation for impacts to southern willow scrub is proposed at a ratio of 3:1, 
eucalyptus woodland-vegetated streambed at 2:1, and unvegetated streambed/sheet flow at 2:1. The 
impacts to rip/rap will be mitigated at 1:1. These ratios result in a mitigation obligation of 0.06 acre for 
southern willow scrub, 0.01 acre for eucalyptus woodland-vegetated streambed, 0.04 acre for 
unvegetated streambed/sheet flow, and 0.02 acre rip/rap. This results in a total required mitigation of 
0.13 acre. 
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Table 3 
MITIGATION SUMMARY FOR WILDOMAR CROSSING 

 

Riparian/Riverine Areas 
Impacts  
(acres) 

Ratio 
Mitigation  

(acres)  

Southern willow scrub 0.02 3:1 0.06 

Streambed (eucalyptus woodland) 0.004 2:1 0.01 

Sheet flow 0.02 2:1 0.04 

Streambed (Rip/Rap) 0.02 1:1 0.02 (on site) 

TOTAL 0.06  0.13 

 

Mitigation for impacts to 0.02 acre southern willow scrub, 0.004 acre eucalyptus streambed, and 
0.02 acre sheet flow would necessitate a total of 0.11 acre of mitigation (Table 3). The 0.11 acre of 
mitigation is proposed to be met through the purchase of 0.11 acre of In-Lieu Fee (ILF) rehabilitation 
credits from the Riverside Corona Resource Conservation District (RCRCD). As of January 10, 2018, the 
RCRCD confirmed that the necessary rehabilitation credits are available. 

The impacts to 0.02 acre rip/rap will be mitigated via in-kind replacement on site. New rip/rap will be 
installed at the new culvert outflow locations. The on-site replacement of the 0.02 acre rip/rap will 
achieve the same water conveyance and energy dissipation functions and values provided by the 
existing rip/rap that will be impacted. The water conveyance will not be eliminated, but rather, will be 
conserved and improved, along with the storm drain and culvert extensions that will be constructed. 
This will ensure that run-on continues to be conveyed, uninterrupted beneath Clinton Keith Road and 
into the Riparian/Riverine Areas on site. Energy dissipation devices will be installed at the outfall of the 
storm drains and culvert extension to improve stability of the drainage and help prevent scour and 
erosion processes, which are prevalent under the current condition. Improved stability of the drainage 
will provide for a superior condition compared to the existing baseline and help protect 
Riparian/Riverine Areas in the Project reach over the long-term. 

Last, the bio-filtration basin being constructed in upland habitat near the southeast portion of the site 
will have the functions of water storage, ground water recharge, removal of dissolved substances, and 
wildlife habitat. The basin is proposed to be constructed adjacent to Clinton Keith Road on the eastern 
side of the outfall pipe outside of the existing Riparian/Riverine habitat (Figure 3). There is a total of 
three small basins proposed to be construction as part of the project, one mentioned above, one at the 
Stable Lanes culvert and a third as a linear basin adjacent to Clinton Keith Road near Stable Lanes. The 
basins will provide the functions of temporary water storage and ground water recharge. The basins will 
be maintained to allow them to function properly.  

2. Long-Term Conservation of Avoided Riparian/Riverine Areas 

Section 6.1.2 of the MSHCP discusses the protection of species associated with riparian/riverine areas 
and vernal pools. With respect to avoidance of the riparian/riverine habitat the MSHCP states: 

If an avoidance alternative is selected, measures shall be incorporated into the project design to 
ensure the long-term Conservation of the areas to be avoided, and associated functions and 
values, through the use of deed restrictions, conservation easement, or other 
appropriate mechanisms. 
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The Project would conserve all 0.16 acre of avoided Riparian/Riverine habitat and associated buffer on 
site (Figure 6). To ensure the long-term conservation and protection of the 0.16-acre avoided area, the 
Applicant will complete one-time enhancement through removal of non-native eucalyptus trees; record 
a Restrictive Covenant over the area; install perimeter fencing and signage; and fund the long-term 
management of the area by a qualified entity, in perpetuity.  

Enhancement will include the one-time removal of eucalyptus trees from the 0.16-acre avoided area 
during Project construction. The removal will be conducted under the direction of a qualified biologist to 
ensure no inadvertent impacts occur to avoided areas. The trees will be cut down to stumps and 
removed and properly disposed of at an off-site location. The stumps and roots will be treated and left 
in place to protect the stream bank. The removal of the eucalyptus will promote natural recruitment of 
native vegetation from the adjacent southern willow scrub and oak woodland habitat. 

The Project includes subdivision of the property, with the 0.16-acre avoidance area assigned as an 
independent open space lot. A Restrictive Covenant will be recorded over the area to include terms and 
conditions for the protection of the existing natural resources and restriction of incompatible uses, such 
as illegal trespass, dumping, unauthorized maintenance, vandalism, and others. The Restrictive 
Covenant will follow the land in perpetuity, and the terms and conditions will be enforced by the 
Applicant and Property Owner’s Association, with the aid of the long-term manager. The Applicant and 
Property Owner’s Association will fund implementation and funding of enforcement on an annual basis. 

The 0.16-acre avoided area will be protected through the installation of perimeter fencing and signage. 
The specific barrier to be used will be incorporated in the final project plans/landscaping documents, 
but is anticipated to be wooden split rail or similar.  

Long-term management will be funded by the Applicant and Property Owner’s Association. The 
management will be conducted by Urban Corp on an annual basis, to include trash removal, habitat 
monitoring, general compliance inspection, and reporting.  

3. Best Management Practices 

Minimization measures would also be implemented to minimize indirect impacts to riparian/riverine 
resources during construction as follows:  

• Use of standard Best Management Practices (BMPs) to minimize impacts during construction; 

• Construction equipment will be stored in upland areas, outside of drainages except as required 
by Project design; and 

• Implementation of the detention basin will protect water quality by decreasing the potential of 
pollutants entering the riparian/riverine areas downstream.  

Source control and treatment control BMPs will be implemented to minimize the potential 
contaminants that are generated during and after construction. Source control BMPs include landscape 
planning, roof runoff controls, trash storage areas, use of alternative building materials, and education 
of future tenants. Treatment-control BMPs include detention basins, vegetated swales (bio-swales), 
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and drain inlets. Water quality BMPs will be implemented throughout the Project to capture and treat 
all pollutants of concern before they are discharged from the site. 

Clearing and grubbing would occur outside of the avian breeding season (February 1 to August 31) 
unless a qualified biologist demonstrates to the satisfaction of the City that all nesting is complete 
through completion of a Nesting Bird Clearance Survey. A Nesting Bird Clearance Survey report shall be 
submitted to the County Environmental Programs Department for review and approval prior to initiating 
clearing and grubbing during the breeding season. 

4. Separate Non-MSHCP Mitigation for Clean Water Act Section 404/401 Permitting 

As part of Project permitting and separate from the MSHCP consistency and DBESP process, the 
applicant proposes to compensate the loss of 0.02 acre of non-wetland waters of the U.S./State at a 
2:1 ratio through purchase of re-establishment credits from the San Luis Rey Mitigation Bank. As of 
January 10, 2018, the San Luis Rey Mitigation Bank confirmed that the necessary re-establishment 
credits are available. 

5. Summary of Mitigation 

In summary, to meet the criteria of a biologically equivalent or superior alternative for impacts to 
Riparian/Riverine Areas, the Applicant will purchase ILF credits at a 3:1 ratio for southern willow scrub 
(0.06 acre), 2:1 ratio for eucalyptus vegetated streambed (0.01), and 2:1 for unvegetated 
streambed/sheet flow (0.04 acre). The ILF credits will be purchased in the form of 0.11 acre of credits 
from the RCRCD. The project will also implement 1:1 on-site in-kind replacement of rip/rap (0.02 acre). 
The RCRCD has confirmed that 0.11 acre of rehabilitation credits are available.  

In addition, and to meet the avoidance alternative measures of MSHCP Section 6.1.2, the Applicant will 
conserve all 0.16 acre of avoided Riparian/Riverine habitat and associated buffer on site, including one-
time enhancement through removal of non-native eucalyptus trees; recordation of a Restrictive 
Covenant; installation of perimeter fencing and signage; and funding toward the long-term management 
of the area by a qualified entity, in perpetuity. 

Last, and to meet separate non-MSHCP compensatory mitigation requirements for Clean Water Act 
Sections 404 and 401 permitting with the USACE and RWQCB, the applicant will offset the loss of 
0.022 acre of non-wetland waters of the U.S./State via the purchase of 0.05 acre of re-establishment 
credits at the San Luis Rey Mitigation Bank. 

With implementation of the mitigation and minimization measures listed above, proposed Project 
impacts on Riparian/Riverine areas would be mitigated below a level of significance.  

Sincerely,  

 
 
Robert Hogenauer 
Senior Scientist 
 
cc: Mr. Jim Roachelle, Mann Property Company 


