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Date: November 16, 2018  Case/File No.: Marshall Road Tentative Map 
and Site Plan;  
PDS2017-TM-5621, PDS2017-
STP-17-039; PDS2017-ER-17-
14-010 
 

Place: County Conference Center  
5520 Overland Avenue  
San Diego, CA 92123 

 Project: Tentative Map and Site Plan 

Time: 9:00 a.m.   Location: Marshall Road and Marshall 
Way, Alpine 
 

Agenda Item: #2  General Plan: Village Residential (VR-15) 
 

Appeal Status: Appealable to the Board of 
Supervisors 
  

 Zoning: Variable Residential (RV) 

Applicant/Owner: Richard J. Bonjorno 
 

 Community: Alpine Community Plan Area 

Environmental: CEQA §15315 Exemption   APN:  403-271-20 & -21 
 

A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate the proposed Tentative Map (TM) and 
Site Plan (STP) for a residential development, determine if the required findings can be made and, 
if so, take the following actions:  

a. Adopt the Environmental Findings which includes a finding that the project is exempt from further 
environmental review pursuant to Section 15315 of the California Environmental Quality Act 
(CEQA) Guidelines (Attachment E). 
 

b. Adopt the TM Resolution PDS2017-TM-5602, which includes those requirements and conditions 
necessary to ensure that the project is implemented in a manner consistent with State law and 
County of San Diego (County) Regulations as set forth in the Resolution of Approval (Attachment 
B). 

 
c. Grant STP PDS2017-STP-17-039, make the findings, and impose the requirements and 

conditions as set forth in the Form of Decision (Attachment C). 

2. Key Requirements for Requested Actions 

a. Is the proposed project consistent with the vision, goals, and policies of the General Plan?  
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b. Is the proposed project consistent with the County’s Zoning Ordinance? 

c. Is the proposed project consistent with the County’s Subdivision Ordinance?  

d. Is the project consistent with the Alpine Community Plan and Design Guidelines?  

e. Is the project consistent with other applicable County regulations?  

f. Does the project comply with CEQA?   

B. REPORT SUMMARY 

The purpose of this staff report is to provide the Planning Commission with the information necessary to 
consider the proposed TM, STP and environmental findings prepared in accordance with CEQA.  

Based on staff’s analysis, it is the position of Planning & Development Services (PDS) that the required 
findings can be made, and staff recommends approval of the TM and STP, with the conditions noted in 
the attached Resolution and Form of Decision (Attachments B and C). 

C. DEVELOPMENT PROPOSAL 

1. Project Description 

The applicant proposes a TM and STP on a 1.78-acre site for a residential development consisting 
of 23 condominium units on one common lot. The project site currently contains a single-family 
residence and accessory structures, all of which will be removed. The majority of the proposed units 
are duplexes with three standalone units near the back of the property (Figures 1 and 2). 

Figure 1: Proposed Elevations   
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Figure 2: Proposed Site Plan and Landscaping 

The site is located on Marshall Road between Marshall Way and Alpine Boulevard, in the Alpine 
Community Plan area (Figures 3 and 4). 

 
Figure 3: Vicinity Map   

Proposed Private Road 

Marshall Road 

Marshall Way 
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Figure 4: Aerial Photo of Project Site   

Access 
The project is located approximately 0.3 mile south of Interstate 8 (I-8) and is accessed from Marshall 
Road, a private road, connecting to Alpine Boulevard to the north, and Marshall Way to the east, 
both public roads. Site improvements include a new private road, which will extend west from 
Marshall Road into the site serving all 23 condominium units (see Figure 2). Improvements also 
include a knuckle at the northwest corner of the intersection of Marshall Way and Marshall Road to 
provide driveway access for the project site. The knuckle intersection design will include curb, gutter, 
and sidewalk improvements.  

Earthwork 
Earthwork will consist of 5,500 cubic yards of cut and 2,500 cubic yards of fill, resulting in 3,000 cubic 
yards of export.  

Municipal Services 
The project has demonstrated that all necessary services and facilities are available to serve the 
proposed development as required by the General Plan and Board of Supervisors Policy I-84 (Project 
Facility Availability and Commitment for Public Sewer, School, Water, and Fire Services). 

The project will be served by the following Districts:  
 
Sewer: San Diego County Sanitation District 
Water: Padre Dam Municipal Water District 
Fire: Alpine Fire Protection District 
School: Grossmont Union High School District and Alpine Union School District 
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Project Facility Availability Forms have been provided for all services and are included in Attachment 
F – Service Availability Forms.  

2. Subject Property and Surrounding Land Uses 

The site is relatively flat with a small slope on the west end of the property. The project site currently 
contains a single-family residence and accessory structures. All existing structures will be removed. 

The General Plan Regional Category for the site is Village. The General Plan Land Use Designation 
on the site is Village Residential (VR-15), which allows a maximum of 15 dwelling units per acre.  
Surrounding land uses consist of single-family residential uses to the south, east, and west, and 
multi-family developments to the north.  

Zoning for the site is Variable Residential (RV). To the north and west, zoning consists of Alpine 
Village Core, Edge, and Civic Districts, and to the south and east is Single-Family Residential (RS). 
Table C-1 provides a summary of the surrounding land uses. The proposed project is similar in 
density and lot sizes to the existing developments in the surrounding area.  

Please refer to Attachment A – Planning Documentation, for maps of surrounding land uses and 
zoning designations. 
 

            Table C-1: Surrounding Zoning and Land Uses 
 

Location 
 

General 
Plan 

 
Zoning Adjacent 

Streets Description 

North Village Core Mixed 
Use 

Alpine Village 
Edge District 

(ALV1) 
Alpine Blvd. Residential, 

Commercial 

East Village Residential 
(VR-15) RS Olivewood 

Lane Residential 

South Village Residential 
(VR-7.3, VR-4.3) RS Marquand 

Court Residential 

West 
Village Core Mixed 

Use, Village 
Residential (VR-15) 

ALV1, RU Marshall Way Residential 

 
D. ANALYSIS AND DISCUSSION 

The project has been reviewed for conformance with all relevant ordinances and guidelines, including, 
but not limited to the San Diego County General Plan, the Alpine Community Plan, the County Zoning 
Ordinance, the County Subdivision Ordinance, and CEQA Guidelines. A detailed discussion of the 
project’s technical analysis and consistency with applicable codes, policies, and ordinances is described 
on the following pages.  

1. Project Analysis 

General Plan Land Use, Density and Community Compatibility 
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The site is subject to the Village Residential (VR-15) General Plan Land Use Designation, which 
authorizes a maximum density of 15 dwelling units per acre, and the Zoning Ordinance Use 
Regulation of Variable Residential (RV), with a building type development regulation that authorizes 
duplexes and multiple dwelling units on the same lot. The project will develop residential units at an 
overall density of 12.9 dwelling units per acre, therefore the proposed project complies with the 
density requirements of the General Plan and the Use Regulations of the Zoning Ordinance. 

Surrounding properties share the same or similar land use designations, and most of the surrounding 
area is built to its full density potential, with either single-family homes on separate lots or high density 
apartment complexes. The proposed project complies with the allowed density and is compatible 
with lot size and densities of the surrounding community.  

Circulation 

The project has been conditioned to improve the northwest corner of the intersection of Marshall 
Way and Marshall Road, within the County right-of-way, with a knuckle to provide driveway access 
for the project site. The knuckle improvement will consist of concrete curb, gutter, and sidewalk for 
connectivity with the surrounding road and pedestrian network. 

Drainage 

A Storm Water Quality Management Plan (SWQMP) and Preliminary Drainage study have been 
prepared for the project and concluded that the project will adequately retain and treat stormwater, 
and will not alter or increase drainage flows. The increase in storm water runoff caused by the 
development will be mitigated to pre-project levels by the use of an infiltration basin and other 
stormwater Best Management Practices (BMPs) identified in the SWQMP. It was determined that 
the project will not substantially alter the existing drainage pattern of the project site or surrounding 
area, and will not cause flooding or erosion.  

2. General Plan Consistency 

The site is subject to the General Plan Village Residential (VR-15) Land Use Designation. The 
proposed project is consistent with the following relevant General Plan goals, policies, and actions 
as described in Table D-1.  

Table D-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
LU-1.9: Achievement of Planned Densities. 
Recognizing that the General Plan was 
created with the concept that subdivisions will 
be able to achieve densities shown on the 
Land Use Map, planned densities are intended 
to be achieved through the subdivision 
process except in cases where regulations or 
site specific characteristics render such 
densities infeasible. 

The site is subject to Village Residential (VR-15) 
General Plan Land Use Designation which 
authorizes a maximum density of 15 du/ac. The 
proposed project will achieve a density of 12.9 
dwelling units per acre, conforming to the 
allowed General Plan density for the site. The full 
density of 15 du/ac is not achieved because of 
constraints related to the implementation of 
bioretention basins for stormwater treatment.  
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General Plan Policy Explanation of Project Conformance 
LU-2.8: Mitigation of Development Impacts. 
Require measures that minimize significant 
impacts to surrounding areas from uses or 
operations that cause excessive noise, 
vibrations, dust, odor, aesthetic impairment 
and/or are detrimental to human health and 
safety. 

The project is designed to minimize significant 
impacts to surrounding areas. The project will not 
introduce new uses that will create or cause 
excessive noise or vibrations. The project will not 
result in odors or ongoing dust impacts. 

LU-6.5: Sustainable Stormwater 
Management. Ensure that development 
minimizes the use of impervious surfaces and 
incorporates other Low Impact Development 
(LID) techniques as well as a combination of 
site design, source control, and stormwater 
best management practices, where applicable 
and consistent with the County’s LID 
Handbook.  

A SWQMP has been prepared and identifies how 
stormwater will be adequately captured and 
treated on-site. The project will utilize a storm 
water detention basin to capture runoff. 

LU-6.9: Development Conformance with 
Topography. Require development to 
conform to the natural topography to limit 
grading; incorporate and not significantly alter 
the dominant physical characteristics of a site; 
and to utilize natural drainage and topography 
in conveying stormwater to the maximum 
extent practicable. 

The project does not contain steep slopes as 
defined by the RPO. The applicant has designed 
the residential pad locations to maintain the 
natural topography to the extent feasible and to 
minimize the grading required for the project. 
The Drainage Study prepared for this project 
concludes that the natural drainage pattern and 
conveyance of stormwater will not be 
substantially altered. The project will construct a 
storm drain system that will utilize natural 
drainage patterns. 

LU-6.10: Protection from Hazards. Require 
that development be located and designed to 
protect property and residents from the risks of 
natural and man-induced hazards. 

The project site was analyzed for hazardous 
conditions by County staff and no environmental 
concerns were identified on the site. The County 
Fire Authority and the Alpine Fire Protection 
District reviewed the project for fire hazards and 
did not require the preparation of a Fire 
Protection Plan. The subdivision design and 
proposed access have been found to be 
acceptable to the County Fire Authority and 
Alpine Fire Protection District. 

LU-13.2: Commitment of Water Supply. 
Require new development to identify adequate 
water resources, in accordance with State law, 
to support the development prior to approval. 

The Padre Dam Municipal Water District issued 
a Project Facility Service Availability Form for 
this development. The project will be required to 
obtain a commitment letter prior to approval of 
the Final Map. 
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General Plan Policy Explanation of Project Conformance 
LU-14.2: Wastewater Disposal. Require that 
development provide for the adequate 
disposal of wastewater concurrent with the 
development and that the infrastructure is 
designed and sized appropriately to meet 
reasonable expected demands.  
 

A Project Facility Availability form was completed 
by the San Diego County Sanitation District 
stating that adequate sewer facilities are 
available for the project. The project will be 
required to install a private pump and force main.  

POLICY COS 4.1 – Water Conservation. 
Require development to reduce the waste of 
potable water through use of efficient 
technologies and conservation efforts that 
minimize the County’s dependence on 
imported water and conserve groundwater 
resources.  

The project will be required to comply with the 
County Water Conservation in Landscaping 
Ordinance and the County Water Efficient 
Landscape Design Manual, which includes water 
conservation requirements and water efficient 
landscaping. These policies are enforced at 
building permit. 

COS-14.3: Sustainable Development. 
Require design of residential subdivisions and 
nonresidential development through “green” 
and sustainable land development practices to 
conserve energy, water, open space, and 
natural resources. 

The project has been designed using 
sustainable land development practices, 
including the installation of stormwater detention 
basins to treat stormwater runoff and maintaining 
the existing natural drainage patterns. 

S-3.6: Fire Protection Measures. Ensure that 
development located within fire threat areas 
implement measures that reduce the risk of 
structural and human loss due to wildfire. 

The project has been reviewed and approved by 
the County Fire Authority and the Alpine Fire 
Protection District. The project meets the County 
Consolidated Fire Code by appropriate means of 
access to the site, compliance with the Exterior 
Ignition-Resistance Standards of the County 
Building Code, defensible space and vegetation 
management, and residential sprinklers 
pursuant to County Code Requirements. 

S-6.4: Fire Protection Services for 
Development. Require that new development 
demonstrate that fire services can be provided 
that meets the minimum travel times identified 
in Table S-1 (Travel Time Standards from 
Closest Fire Station). 

The maximum travel time based on the Village 
Residential Regional Category is 5 minutes. The 
project complies with the travel time 
requirement. 

H-1.6 – Land for All Housing Types 
Provided in Villages.  Provide opportunities 
for small-lot single-family, duplex, triplex, and 
other multi-family building types in Villages. 

The project proposes duplexes. Surrounding 
residential developments include apartment 
complexes and single-family homes, therefore 
the proposed development is consistent with the 
character of surrounding residential 
developments, and provides a specific housing 
type not yet offered in the Alpine Village area.  
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3. Alpine Community Plan Consistency 

 The proposed project is consistent with the following relevant Alpine Community Plan goals, 
policies, and actions as described in Table D-2.  

Table D-2: Community Plan Conformance   
Alpine Community Plan Policy Explanation of Project Conformance 
Site designs should:  

a. Be in harmony with existing 
topography.  

b. Grading shall not unduly disrupt the 
natural terrain, or cause problems 
associated with runoff, drainage, 
erosion, or siltation. Landscape 
disturbed by grading shall be 
revegetated.  

c. Have grading plans that maximize 
retention of sensitive native 
vegetation, existing tree stands, and 
rock outcroppings, and natural 
topography. 

The applicant has designed the residential pad 
locations to maintain the natural topography to the 
extent feasible and to minimize the grading 
required for the project. The natural drainage 
pattern and conveyance of stormwater will not be 
substantially altered.  

Higher density development in the existing 
sanitation district area is encouraged over 
that in areas requiring major extension of 
sewer lines, with the exception of the Willows 
Road area east of the Viejas casino where 
mixed use development is also encouraged. 

The proposed project is located within the existing 
sanitation district area, and no LAFCO annexations 
are required. 

Direct the appropriate County agency to 
require an acceptable level of fire protection 
for all approved development through 
appropriate discretionary permit processes. 

The County Fire Authority and the Alpine Fire 
Protection District reviewed the proposed project. 
The subdivision design and proposed access have 
been found to be acceptable to the County Fire 
Authority and Alpine Fire Protection District. 
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4. Zoning Ordinance Consistency 

 The proposed project complies with all applicable zoning requirements of the Variable Residential 
(RV) zone with the incorporation of conditions of approval (See Table D-3).   

Table D-3: Zoning Ordinance Development Regulations  
CURRENT ZONING REGULATIONS CONSISTENT? 

Use Regulation: RV Yes 
Animal Regulation: Q N/A 
Density: - N/A 
Lot Size: 6,000 SF N/A 
Building Type: K Yes 
Height: G Yes 
Lot Coverage: - N/A 
Setback: C Yes 
Open Space: A Yes 

  Special Area 
  Regulations: B Yes, upon approval of Site Plan 

 
Development Standard Proposed/Provided Complies? 
Section 2100 of the Zoning 
Ordinance regulates 
Residential Uses, including 
Variable Residential.  

The project proposes the 
development of family 
residential uses, compliant 
with RV Use Regulations. 

Yes   No  
 
 

Section 4600 of the Zoning 
Ordinance sets the maximum 
height requirements.  This 
parcel has a designated height 
of “G” which requires structures 
to be no more than 35 feet in 
height. 

The proposed structures do 
not exceed 35 feet in height.  

Yes   No  
 

Section 4800 of the Zoning 
Ordinance requires that the 
project meet the “C” setback 
requirements of a 60-foot front 
yard setback, 15-foot interior 
side yard setback, 35-foot 
exterior side yard setback, and 
a 25-foot rear yard setback. 

The proposed project complies 
with setback requirements of 
the Zoning Ordinance. 

Yes   No  
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Development Standard Proposed/Provided Complies? 
Section 7160 of the Zoning 
Ordinance requires that findings 
be made for the Site Plan.  

The proposed project meets 
the required findings for a Site 
Plan, including compatibility 
with adjacent land uses and 
design standards specified in 
the Alpine Community Plan 
and Design Guidelines. No 
standards or criteria have been 
waived. 

Yes   No  
 
Upon approval of STP. 

5. County Subdivision Ordinance Consistency 

The project has been reviewed for compliance with the Subdivision Ordinance. The project is 
consistent with the requirements for subdivisions including, dedication and access (Section 81.402). 
The project includes requirements and conditions necessary to ensure that the project is 
implemented in a manner consistent with the Subdivision Map Act and the Subdivision Ordinance.  

6. Applicable County Regulations 

Table D-4: Applicable Regulations 
County Regulation Policy Explanation of Project Conformance 

1. Resource Protection 
Ordinance (RPO) 

The project complies with the RPO because it will not impact 
any wetlands, floodplains/floodways, or sensitive habitat 
lands. Archaeological monitoring is proposed to ensure 
archaeological resources are not disturbed.  The project 
does not contain any steep slopes.  Therefore, it has been 
found that the proposed project complies with Section 
86.604(e) of the RPO. 

2. Multiple Species Conservation 
Program (MSCP) and 
Biological Mitigation 
Ordinance (BMO) 

The project has been reviewed in accordance with the BMO 
which implements the MSCP. Findings have been prepared 
demonstrating conformance with the BMO and are included 
in Attachment D. 

3. County Consolidated Fire 
Code 

The project has been reviewed by the County Fire Authority 
and Alpine Fire Protection District and has been found to 
comply with the County Consolidated Fire Code.  

4. Noise Ordinance 
The project as conditioned will not generate significant noise 
levels which exceed the allowable limits of the County Noise 
Element or Noise Ordinance. 

5. Watershed Protection 
Ordinance (WPO) 

A Priority Development Project SWQMP was prepared for 
the project in compliance with the WPO.  

7. California Environmental Quality Act (CEQA) Compliance 
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The project has been reviewed for compliance with the CEQA Guidelines and the project qualifies 
for a categorical exemption pursuant to CEQA Guidelines Section 15315. Section 15315 exempts 
the division of property in urbanized areas zoned for residential, commercial, or industrial use when 
the division is in conformance with the General Plan and zoning, no variances are required, all 
appropriate services and access are available, the parcel was not involved in a division of a larger 
parcel within the previous two years, and the parcel does not have an average slope greater than 20 
percent. The proposed project is consistent with the General Plan and zoning, would use existing 
sewer provided by the County Sanitation District and imported water from Padre Dam Municipal 
Water District, would develop a private road connecting to Marshall Road for access as required by 
County standards, and has an average slope of 14 percent. It has been determined that the project 
is not in an environmentally sensitive location; will not have a cumulative effect on the environment; 
is not on a hazardous waste site; will not cause substantial change in the significance of a historical 
resource; and will not result in damage to a scenic highway. 

E. COMMUNITY PLANNING GROUP  

On February 22, 2018, the Alpine Community Planning Group (CPG) voted to recommend approval of 
the project by a vote of 8-4-0-3 (Ayes – 8, Noes – 4, Absent –0, Vacant – 3). The Alpine CPG meeting 
minutes are included in Attachment G.  

F. PUBLIC INPUT 

Staff received emails and phone calls from neighbors requesting additional information about the 
proposed project. Staff provided all requested information at the time of inquiry and no further concerns 
were noted. No formal written comments were received as a result of the public notices sent at the time 
of project application.  

G. RECOMMENDATIONS 

       Staff recommends that the Planning Commission take the following actions: 

a. Adopt the Environmental Findings included in Attachment E which includes a finding that the project 
is exempt from CEQA. 
 

b. Adopt the TM Resolution PDS2017-TM-5621, which includes those requirements and conditions 
necessary to ensure that the project is implemented in a manner consistent with State law and 
County regulations as set forth in the Resolution of Approval (Attachment B). 
 

c. Grant STP PDS2017-STP-17-039, make the findings, and impose the requirements and conditions 
as set forth in the Form of Decision (Attachment C). 

 
Report Prepared By: 
Denise Russell, Project Manager  
858-694-2019 
denise.russell@sdcounty.ca.gov 

 
Report Approved By: 
Mark Wardlaw, Director 
858-694-2962 
mark.wardlaw@sdcounty.ca.gov 
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