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Aerial 

Category 
Recommendation 

Draft Map Staff 

Designation 
VR-2, SR-1, 
SR-2, SR-4 

VR-2, SR-1, 
SR-4, SR-10 

Density 1DU/1,2,4 ac 
2 DU/ac; 

1DU/1,4,10 ac 
Maximum Potential Dwelling Units 401 495 

Zoning Use Regulation 
A70 (Limited 
Agriculture) 

A70 (Limited 
Agriculture) 

Lot Size (acres) Various Various 
Spot Designation/Zone No No 
Opposition Expected Yes2,3 Yes2 
Notes: 
1) CPG revised recommendation September 19, 2013 
2) Property owners are divided in their recommendations 
3) U.S. Forest Service, Endangered Habitats League 

Alpine AL-5 
Recommendation 
CPG – Village Residential (VR-2),  
           Semi-Rural-1 ( SR-1), SR-2, SR-41 

Staff – Village Residential (VR-2), 
            SR-1, SR-4, SR-10 
Property Description 
Property Owner:   
Multiple owners 
Property Size: 
696 acres; 83 parcels 
Location/Description: 
Alpine Community Plan Area; 
South of I-8/Willows Road; 
Outside County Water Authority boundary 
Existing General Plan: 
Multiple Rural Use (1 DU/4, 8, 20 ac) & General 
Agriculture (1 DU/10, 40 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-5 

Steep Slope (Greater than 25%) Habitat Evaluation Model 

 

Prime Agricultural Lands and Agricultural Preserves Fire Hazard Severity Zones 

Context 

Alpine AL-5, located in the northeastern Alpine Community Planning Area near the intersection of Willows Road and I-8, contains 83 
parcels that range in size from less than one acre to 80 acres. The subject properties are outside of the County Water Authority 
boundary and are located south of Viejas Casino and Resort as well as the Viejas Outlet Center. The majority of the site is developed 
with low density rural residences while the eastern portion is relatively undeveloped with about 179 acres of agricultural preserve. 
Approximately one-fifth of the area is composed of High Sensitivity Biological Habitat associated with wetlands and oak woodlands.  
There are over 50 acres of prime agricultural lands. Area is located entirely 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 Staff Recommendation 
 Alpine CPG supports a mix of residential densities, which are reflected on the Draft Plan partially based on requests of individual 

property owners that do not consider the area as a whole.  As a result, the Draft Plan assigns densities haphazardly without regard 
to the General Plan Community Development Model, potential impacts to adjacent National Forest lands, or the feasibility of 
providing imported water services to the area 

 The Staff Recommendation is more consistent with the Community Development Model because higher densities are assigned 
adjacent to the Village, while lower densities are assigned adjacent to National Forest lands 

 The VR-2 designation is limited to parcels that are either directly accessible from or very close to a public road (Alpine Boulevard 
Boulevard), while the lowest densities  to ensure the density is assigned according to the subdivision potential 

 Area is dependent on groundwater (five-acre minimum lot size); higher densities would require imported water resource 
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Distance from a County-Maintained Road 

  

Staff Review: Rationale for Staff Recommendation (continued) 

The Staff Recommendation removes the Semi-rural 2 designation; therefore, only properties in this area with a Village Residential 2 or a 
Semi-rural 1 designation would require imported water.  Providing imported water services would be most efficient under the Staff 
Recommendation for the reasons identified below. 

 The VR-2 and SR-1 designations are within one-half mile from Alpine Boulevard to facilitate the provision of imported water 
infrastructure. The area is already subdivided into parcels ranging from one to 40 acres. Running imported water infrastructure 
eastward along Alpine Boulevard would be the most efficient route because the need for utility easements though developed 
private parcels would be minimized.   

 In addition to the cost per dwelling unit, extension of water services will require annexation into the San Diego County Water 
Authority (SDCWA) and a connection to the Padre Dam Municipal Water District.  The annexation costs are based on a per-
acre rate, which would cost an additional $7,000 per acre (see pages 4 to 5 of the Water and Sewer Feasibility Study prepared 
by Atkins for the Willows Road corridor http://www.sdcounty.ca.gov/pds/advance/docs/FCI/WillowsRd-Water-SewerStudy.pdf).  
Based on the per acre cost, extending imported water infrastructure in areas assigned a SR-2 designation would be the least 
efficient. 
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 Alpine AL-5: Correspondence Received 

Community representative supporting the SR-1 and SR-2 densities 
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Property owners supporting the Semi-Rural 1 or higher densities) 
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Property owners supporting the Semi-Rural 4 or lower density 
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Comments from Endangered Habitats League opposed to densities that require Imported Water services 
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Comments from U.S. Forest Service opposed to densities that require Imported Water services 
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