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Aerial 

Category 
Recommendation 

CPG Staff 
Designation RC SR-4 
Density 2 DU/ac 1 DU/4, 8, 16 ac 
Maximum Potential Dwelling Units (Commercial) 2 
Zoning Use Regulation Commercial A70 
Lot Size (acres) N/A 2 
Spot Designation/Zone No No 
Opposition Expected Yes1, 2 Yes3 
Notes: 
1) Viejas (letter dated March 13, 2013) 
2) Surrounding Residents (West Willows Road petition and McDonough email, March 16, 2013) 
3) Property owner has been actively engaged in the planning process 

Alpine AL-2A 
Recommendation 

CPG – Rural Commercial (RC) 
Staff – Semi-Rural 4 (SR-4) 
Property Description 
Property Owner:   
McCall Sharon J Trust 
Property Size: 
4.2 acres 
Location/Description: 
Alpine Community Plan Area; 
Near I-8/Willows Road; 
Outside County Water Authority boundary 
Existing General Plan: 
Multiple Rural Use (1 DU/4, 8 ac) 
Travel Time (See Safety Element Table S-1): 
Closest Fire Station — 5 to 10 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-2A 

Agriculture Wetlands 

View of wetlands on western parcel Fire Hazard Severity Zones

Context 

Alpine AL-2A consists of a 4.5-acre located in the Alpine Community Planning Area approximately one-half mile east of the West 
Willows Road on-ramps to I-8. West Willows Road. This heavily travelled road serves as one of two primary access routes to the Viejas 
Casino and related facilities. The property is outside of the County Water Authority boundary and surrounded by residential uses, with 
Interstate 8 to the south. The parcel is currently developed with nine rental residences and is nearly entirely constrained by RPO 
wetlands and is within the Very High Fire Hazard Severity Zone. This area is groundwater dependent with a five-acre minimum lot 
size per the County Groundwater Ordinance. 

Staff Review: Rationale for SR-4 Designation 

 There are no existing commercial uses on this parcel;  
 A commercial designation would allow the following by-right 

o Clearing in the County Resource Protection Ordinance (RPO) buffer without a grading permit because RPO does not apply 
for permitted uses [note: 79 percent of the 4.2-acre parcel has RPO wetlands or its buffer (see figure below)]  

o Holding a farmers market without any consideration of site access issues 
 Commercial uses would increase traffic in this area of Willows Road, which is currently operating at LOS F and the community is 

opposed to increasing number of travel lanes due to existing development and environmental constraints 
 Proposal to locate commercial uses on this site is opposed by many neighbors (see attached petition) 
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Staff Review: Rationale for SR-4 Designation (continued) 
 Existing wood frame residential structures on site are up to 100 years old. The conversion of these existing structures to a 

commercial use would require they be brought into compliance with the California Building Code and Americans with Disabilities 
Act (ADA) requirements. This would most likely not be economically viable because numerous improvements would be required, 
as identified below, to bring these building into conformance with these requirements. 

o New paved parking area 
o Pathways that provide accessibility to buildings 
o Improvements to building entrances 
o New restroom facility(s) 
o Structural and interior modifications 
o Sprinkler system1 

Note 1: Refer to Alpine Fire District letter expressing concerns for the lack of available water to support the sprinkler system, inadequate ingress and egress into 
the property, and the density of trees around the buildings. 

 
Wetlands area and buffer constraints 
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Alpine AL-2A: Correspondence Received 

Petition signed by area residents opposed to commercial designation 
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Letter from Alpine Fire Protection District 
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Comments from Viejas Tribal Government 
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Comments from neighboring property owner 

 


