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Aerial 

Category 
Recommendation 

Draft Map Staff 

Designation SR-21; SR-4; RC 
VR-2; SR-1 

SR-4; SR-10; RC 

Density 
1 DU/2, 4, 8 ac 

1 DU/4, 8, 16 ac 

2 DU/ac 
1 DU/1,2,4 ac 

1 DU/4, 8, 16 ac 
1 DU/10, 20 

Maximum Potential Dwelling Units 1462 158 
Zoning Use Regulation A70, C40 A70, C40 
Lot Size (acres) 2 2 
Spot Designation/Zone No No 
Opposition Expected Yes2,3 Yes 

Notes: 
1) CPG revised recommendation September 19, 2013 
2) The CPG and community are divided in their recommendations, where some property owners are 

requesting a SR-1 or SR-2 density 
3) USFS letter dated March 18 2013 – general opposition to increased densities 

Alpine AL-6 
Recommendation 
CPG – Rural Commercial (RC) 
            Village Residential 2 (VR-2); 
            Semi-Rural 1 (SR-1), SR-2, 
            Semi-Rural 4 (SR-4)1 
Staff – Village Residential 2 (VR-2); 
            SR-1, SR-4, SR-10, RC 
Property Description 
Property Owner:   
Roman Catholic Bishop of San Diego; 86 others 
Property Size: 
427 acres; 118 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 NOTE 
[NOTE: Based on service from the Viejas Fire Station] 
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-6 

 

Steep Slope (Greater than 25%) Wetlands 

 

Habitat Evaluation Model Fire Hazard Severity Zones
Context 

Alpine AL-6 contains 118 parcels that total range in size from less than one acre to approximately 40 acres. The western portion of the 
site has been subdivided into many parcels of less than one acre, but only contains a low to moderate level of residential development 
since they are generally not legal lots. The remaining portions of the site have larger parcel sizes that are developed with rural 
residential housing. The site is outside of the County Water Authority boundary and is just south of Viejas Casino and Resort and the 
Viejas Outlet Center. Low density rural residences are located west of this area; however, the land use is undeveloped to the south and 
east of this area. The area is generally composed of Low Sensitivity Biological Habitat, but contains over five acres of wetlands.  The 
entire 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 

This plan offers a compromise between property owners requesting increased densities and those requesting lower densities. 
 Area assigned VR-2 is consistent with existing parcel sizes. 
 Area assigned SR-1 is adjacent to an area proposed as Rural Commercial and is adjacent to the I-8 on/off ramps.  This is also 

consistent with property owners’ requests in this area. 
 Area assigned SR-4 is consistent with the preference of a majority of property owners who participated in a series of community 

planning workshops. 
 Area assigned SR-10 is consistent with the maximum dead-end road (Montecito Vista Road) distance of one-half mile 
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Staff Review:  Rationale for Staff Recommendation (continued) 

 
Maximum dead-end road distance for SR-10 designated area 
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Alpine FCI-6: Correspondence Received 

Excerpt from January 24, 2013 meeting minutes of the Alpine Community Planning Group voting to revise their  
recommendation for APN 406-210-04 from SR-4 (density analyzed as SEIR Proposed Project) to SR-2 
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Property owners supporting the Semi-Rural 4 
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Community member proposing densities similar to Staff Recommendation 
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Community member proposing densities similar to Staff Recommendation 
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Community member supporting higher densities than the Staff Recommendation 
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Property owners supporting SR-1 
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