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Aerial 

Category 
Recommendation 

CPG Staff 
Designation RL-20 RL-40 
Density 1 DU/20 ac 1 DU/40 ac 
Maximum Potential Dwelling Units 81 41 
Zoning Use Regulation A72 A72 
Lot Size (acres) 8, 40 8, 40 
Spot Designation/Zone No No 
Opposition Expected Yes1 Yes2 
Notes: 
1) U.S. Forest Service (letter dated March 18, 2013) 
2) Property owners (see letters) 

Alpine AL-8 
Recommendation 

CPG – Rural Lands 20 (RL-20) 
Staff – Rural Lands 40 (RL-40) 
Property Description 
Property Owner:  
David Howe, Christopher Dougherty, 9 others 
Property Size: 
1,748 acres; 23 parcels 
Location/Description: 
Alpine Community Plan Area; 
East of Loveland Reservoir  
Near Japatul Valley Road/Japatul Road; 
Outside County Water Authority boundary 
Existing General Plan: 
General Agriculture (1 DU/4, 8, 20 ac) and 
Multiple Rural Use (1 DU/4, 8 ac) 
Travel Time (See Safety Element Table S-1): 
Closest Fire Station — ≤ 20 minutes 
Prevalence of Constraints (See following page): 

 – high;  – partially;  - none 
 Steep Slope (Greater than 25%) 
 Floodplain 
 Wetlands  
 Sensitive Habitat 
 Agricultural Lands 
 Fire Hazard Severity Zones 

Recommendations 

  

Draft Plan Staff Recommendation 
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Alpine AL-8 

Steep Slope (Greater than 25%) Agriculture 

Habitat Evaluation Model Fire Hazard Severity Zones

Context 

Alpine AL-8 contains 23 parcels that range in size from 4.7 to 355 acres for a total of 1,748 acres. Currently, the property is used for 
agricultural purposes with some residences, support structures and undeveloped land. The parcels are located approximately 2.3 miles 
east of Loveland Reservoir along Japatul Valley Road and Japatul Road approximately 3.7 miles southwest from I-8. The property is 
outside of the County Water Authority boundary and surrounded by the Cleveland National Forest in a federally-designated wilderness 
area. The parcels contain some steep slopes and approximately 131 acres High Value Biological Habitat. Some properties contain 
farmland of local importance, grazing land and prime agricultural land. Nearly all of the parcels are located within the Very High Fire 
Hazard Severity Zone 10l to 20 minutes away from the nearest fire services. 

Staff Review: Rationale for RL-40 Designation 

 Very large existing parcel sizes [up to 355 acres] 
 Some parcels are only accessible by dead-end roads that exceed County Fire Code standards. Improved connectivity would 

require construction of new roads through steep terrain (slopes greater than 25%) to existing road approximately 1.6 miles away. 
 A large portion of this area contains steep slopes with undisturbed native habitat. 
 Properties are virtually surrounded by National Forest Lands. RL-40 designation would reduce development capacity adjacent to 

National Forest in the Wildland/Urban Interface (refer to U.S. Forest Service letter). 
 Consistent with how the General Plan land use map applies the RL-40 designation in remote areas with the large parcel sizes, 

outside the County Water Authority boundary. 
 Further improvement of infrastructure in this area, including utilities and road access required for smaller lot size zoning would 

have a negative impact on wilderness values, and increase the need for fuel treatments as well as other issues related to locating 
development in remote areas. 
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Staff Review: Rationale for RL-40 Designation (continued) 

    
Many parcels are constrained by a lack of road access. Internal connectivity would require connecting a  
dead-end road through terrain with slopes greater than 25% to Japatul Road, which is 1.6 miles away. 

   
Parcel sizes where most are 40 acres or larger  
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Alpine AL-8: Correspondence Received 

Property owners requesting the Rural Lands 20
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