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1 Introduction  
An Initial Study/Mitigated Negative Declaration (IS/MND) was prepared for the proposed Jutras Residential Project 
(project) and made available for public comment for a 30-day public review period from April 7, 2023 through 
May 8, 2023. In accordance with the California Environmental Quality Act (CEQA) Guidelines, Section 15074(b) (14 
CCR 15074(b)), before approving the proposed project, the City of Santee (City), as the lead agency under CEQA, 
will consider the IS/MND with any comments received during this public review period. Specifically, 
Section 15074(b) of the CEQA Guidelines (14 CCR 15074(b)) states the following: 

“Prior to approving a project, the decision-making body of the lead agency shall consider the proposed negative 
declaration or mitigated negative declaration together with any comments received during the public review process. 
The decision-making body shall adopt the proposed negative declaration or mitigated negative declaration only if it 
finds on the basis of the whole record before it (including the initial study and any comments received), that there is 
no substantial evidence that the project will have a significant effect on the environment and that the negative 
declaration or mitigated negative declaration reflects the lead agency’s independent judgment and analysis.” 

The agencies and individuals who provided substantive written comments on the environmental issues addressed 
in the Draft IS/MND are listed below. Although CEQA (California Public Resources Code, Section 21000 et seq.) and 
the CEQA Guidelines (14 CCR 15000 et seq.) does not explicitly require a lead agency to provide written responses 
to comments received on an IS/MND, the lead agency may do so voluntarily. Individual comments within each 
communication are numbered so comments can be cross-referenced with responses. The comment letter received 
during the public review period is included in Appendix A. 

Letter Number Commenter Date 
A U.S. Fish and Wildlife Service  

California Department of Fish and Wildlife 
Jonathan D. Snyder, Assistant Field Supervisor  
Dave Mayer, Environmental Program Manager 

May 8, 2023 

 

Responses to comments are made in the following text to supplement, clarify, or expand on information already 
presented in the Draft IS/MND. These responses do not change the significance of determinations made or the 
severity of potential environmental impacts evaluated in the Draft IS/MND. Section 15073.5(c)(4) of the CEQA 
Guidelines (14 CCR 15073.5(c)(4)) permits the inclusion of new information within an IS/MND if the additional 
information “merely clarifies, amplifies, or makes insignificant modifications to the negative declaration.” 

No changes to the Draft IS/MND are required; therefore, no Errata is necessary.  The Draft IS/MND dated April 
2023, in combination with the Responses to Comments below, constitute the Final IS/MND for the Project. 
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2 Responses to C omments 

R esponse to C omment Letter A  

U.S. Fish and Wildlife Service and  
California Department of Fish and Wildlife 

Jonathan D. Snyder, Assistant Field Supervisor and 
Dave Mayer, Environmental Program Manager 

May 8, 2023 

A-1 The comment provides factual background information on the 
Commenters, their role in reviewing the Draft IS/MND, and 
their focus on fish and wildlife resources and their habitats. 
The comment does not raise a specific environmental issue 
under CEQA. Because no specific environmental issues are 
raised by the comment, no further response is provided or 
required. 

A-2 The comment summarizes and restates information in the 
Draft IS/MND. Specifically, the comment summarizes the 
impacts to biological resources anticipated by the proposed 
project and the required mitigation measures to reduce 
impacts. The comment does not raise a specific 
environmental issue under CEQA. Because no specific 
environmental issues are raised by the comment, no further 
response is provided or required. 

A-3 The comment is a general introduction to comments which 
follow and does not raise a specific environmental issue 
under CEQA. Please refer to Response to Comments A-4, A-5 
and A-6. Because no specific environmental issues are raised 
by the comment, no further response is provided or required. 
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A-4 As noted in the Response to Comment A-5, below, the impact 
acreages have been adjusted to include the area within the 
existing brush clearing easement along the western edge of 
the applicant’s property (Jutras parcel). Therefore, the 
proposed project would impact 0.662 acre of coastal sage 
scrub vegetation, which would require 1.324 acres of 
mitigation. The applicant has worked with the City to identify 
potential options to mitigate project impacts to coastal sage 
scrub, including purchase of an off-site mitigation parcel 
within the City’s jurisdiction and purchase of mitigation credits 
outside of the City’s jurisdiction. 

There are currently only three undeveloped parcels on the 
market in the City of Santee; however, none are located within 
the Upland Standards Areas.  These parcels are discussed 
below: 

 Assessor’s Parcel Number (APN) 381-050-82. There are 
five available lots on this parcel, with acreages of 4.10, 
4.51, 3.06, 3.11, and 0.89 acres. The parcel is located 
north of Mission Gorge Road and east of Riverview 
Parkway, outside the Upland Standards Area. The listing 
price is $5,000,000. The parcel is bounded to the west by 
the Santee Town Center shopping center, to the south by 
existing commercial and office buildings, to the east by 
the Las Colinas Detention and Reentry Facility, and to the 
north by proposed development. Based on a review of 
current and historical aerial imagery, two of the lots on 
this parcel appear to contain disturbed coastal sage scrub 
vegetation; however, it appears to be regularly cleared. In 
addition, the habitat on the parcel is isolated from any 
larger off-site habitat areas by existing development. 
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Habitat on this parcel would not be suitable as mitigation 
land. 

 APN 384-470-09. This parcel is located at 10756 Rockvill 
Street, outside the Upland Standards Area. This is a 2.27-
acre parcel with a listing price of $1,080,000. It is a 
previously graded and disturbed lot with a small strip of 
disturbed coastal sage scrub along the periphery. The 
parcel is bounded to the east by State Route 67 and to the 
north, west, and south by existing development. Habitat on 
this parcel would not be suitable as mitigation land. 

 APN 385-010-76. This parcel is located on Shadow Hill 
Road immediately west of the proposed Jutras parcel, and 
outside the Upland Standards Area. This is a 1.71-acre 
parcel with a listing price of $295,000. The parcel was 
approved for development by the City in 2009 under 
Tentative Map 08-04. This parcel appears to support 
primarily coastal sage scrub of similar quality to that 
found on the Jutras parcel.  

There are no mitigation banks with coastal sage scrub credits 
in the City. The nearest mitigation banks with coastal sage 
scrub credits are the Willow Road Conservation Bank and the 
Cleveland Corridor Conservation Bank. Purchase of 1.324 
acre of coastal sage scrub credits at Willow Road would cost 
$54,548.80, while purchase of credits at Cleveland Corridor 
would cost $86,060.  

Of the three parcels currently available, only APN 385-010-76 
appears to have appropriate habitat to offset project impacts. 
However, this parcel is not located within an Upland 
Standards Area and has an approved Tentative Map. At 
$295,000, the cost to purchase this parcel would be at least 
5.4 times the cost of purchasing credits at the Willow Road 
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Conservation Bank. Moreover, with the added cost conserving 
and managing the land in perpetuity, the overall cost would 
be prohibitive to the applicant, a single-family home builder. 
City staff have reviewed the proposed project and confirmed 
that mitigating impacts to coastal sage scrub at a mitigation 
bank outside the City would not constrain efforts to build out 
the City’s MSCP preserve. Based on recent discussions with 
the Wildlife Agencies, the current version of the Draft Subarea 
Plan has been adjusted so that conservation in the Standards 
Areas does not rely on mitigation of projects outside of the 
Standards Areas. Because of these factors, the applicant 
proposes to purchase 1.324 acres of mitigation credits at 
either the Willow Road Conservation Bank or the Cleveland 
Corridor Conservation Bank. 

A-5 On October 10, 2006, a 20-foot (0.085 acre) brush clearing 
easement on western portion of the Jutras parcel was granted 
to Moray Wehab and Inaam Wehab as part of the approval of 
the Wehab Tentative Parcel Map 08-04 (Reso. No. 005-2011 
approved January 26, 2011). The easement on the Jutras 
parcel was for brush clearing purposes for the lot to the west 
of the Jutras parcel. This parcel was identified in Reso. 
No. 005-2011 as APN 385-010-03; however, the parcel has 
since been split to include APNs 385-010-74, 385-010-75, 
and 385-010-76. A Mitigated Negative Declaration (MND) 
was prepared for the Wehab Tentative Map, and mitigation for 
impacts to habitat within the easement was required. 

The January 20, 2023, the BBS biological report identified 
0.066-acre of Diegan coastal sage scrub (DCSS) and 0.19 acre 
of disturbed habitat within the easement area. Due to the fact 
there was a prior CEQA analysis and mitigation assigned to the 
easement area, the impact to the habitat in the easement area 
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was assumed to be mitigated by others as part of the 
development of the parcel to the west (APN 385-010-03).  

The City is unaware of evidence that the prior mitigation 
requirements have been met at this time. At the time a grading 
permit is requested for APN 385-010-03, the City will require 
that applicant to fulfill their prior mitigation requirements. 
However, since development of the single-family residence on 
the Jutras parcel is moving forward prior to development of APN 
385-010-03, and to address the Wildlife Agencies’ comment, 
the applicant has agreed to set aside additional Diegan coastal 
sage scrub habitat to account for any disturbance within the 
brush clearing area, even though such impacts will be 
mitigated by others pursuant to the Mitigated Negative 
Declaration for the Wehab Tentative Map. Specifically, the 
project would affect 0.059 acre of Diegan coastal sage scrub 
within the easement area. The remaining 0.007 acre of DCSS 
would not be impacted. As a condition of project approval, the 
applicant will acquire an additional 0.118 acre (0.059 acre x 
2:1 ratio) through purchase of credits at a mitigation bank 
approved by the City and Wildlife Agencies (see Response to 
Comment A-4, above). This would bring the total acquisition to 
1.324 acres.  

The addition of a condition of approval requiring the 
acquisition of additional DCSS does not constitute a 
“substantial revision” to the project MND and therefore 
recirculation of the MND is not required. Disturbance in the 
brush clearing easement area is “not a new avoidable 
significant effect” requiring mitigation because the impact to 
the easement area was addressed and mitigated in the 2011 
approvals and was assumed to be mitigated by others. Even 
though the project applicant is not required to mitigate for 
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impacts to the 0.059 acres to be disturbed in the easement 
area, as it is already mitigated as part of the 2011 approvals, 
the City will add the above condition in response to the Wildlife 
Agencies’ comments (CEQA Guidelines Section 15073.5 (c)). 
No edits to the MND or the Biological Resources Report 
prepared for the project are required. 

A-6 The City will require pre-construction surveys for Crotch’s 
bumble bee as a condition of approval. Per email 
communication from California Department of Fish and 
Wildlife (CDFW) Senior Environmental Scientist Heather 
Schmalbach to City Principal Environmental Planner Marni 
Borg on May 24, 2023, pre-construction surveys will be 
conducted within 30 days prior to any ground disturbance 
between March and September (the flight season). If pre-
construction surveys identify Crotch’s bumble bee within the 
project site and buffer area, the project biologist will notify 
CDFW and establish, monitor, and maintain no-work buffers 
identified. The no-work buffer would be determined through 
consultation with CDFW staff and would be established until 
the colony is no longer active (i.e., no bees are seen flying in 
or out of the nest for 3 consecutive days indicating the colony 
has completed its nesting season and the next season’s 
queens have dispersed from the colony). 

A-7 The comment provides concluding remarks and contact 
information for the commenter. The comment does not raise 
a specific environmental issue under CEQA. Because no 
specific environmental issues are raised by the comment, no 
further response is provided or required. 
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