
THE JUNIPERS                  

LAND USE DESIGNATIONS 
 

City of San Diego General Plan Land Use Designation:  

Park, Open Space, and Recreation (Private/Commercial Recreation) 

 

 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 
 

 

  

 



THE JUNIPERS                  

LAND USE DESIGNATIONS 
 

City of San Diego Zoning Designation:  

RS-1-14 (Residential Single Unit) 5,000 sq. ft. lots  

 
 

 

 

 

 

 

 

 

 

 

 

Rancho Peñasquitos Community Plan:  

Preserve Golf Course Use 

 

 

 

  

RS – 1-14 

Residential 

Single-Unit 

min. 5,000 sq. ft. 

lots 
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LAND USE PLANNING PROCESS 
 

33NORTH PROCESS  CURRENT STATUS   THE CITY OF SAN DIEGO  

 

Phase 1 
  

  

 

 Research & Review* – Assess and understand site constraints and opportunities and market 

demand.  Community ascertainment through door-to-door interviews, one-on-ones and 

small group meetings to understand neighbor concerns  

 Present Preliminary Conceptual Vision* 

 Refine Vision – Refine preliminary vision based on Community Open House feedback for the 

Initiation application 

 Submit Initiation Application – Initiation is the starting line in the City’s land use process. At 

this stage, the specifics of a land use plan are not yet defined; instead, initiation is a nod from 

the City that allows us to begin to develop a detailed land use plan 

 Rancho Peñasquitos Planning Board and Land Use Committee Review* – As part of the 

Initiation process requirements, we will present the conceptual plan and provide information 

to RPPB for their recommendation to the City Planning Commission 

 Initiation Hearing* – Planning Commission review of initiation application based on 

established criteria 

 

Phase 2 

 

 

 

 Community Engagement* – Once we get the go ahead from the City, we’ll kick off Phase 2 of 

our land use planning process and continue working with our neighbors and the larger 

community to create a responsive land use plan  

 Create Land Use Plan – Your feedback will be used to build on our vision and will be the basis 

of our land use plan 

 Inform & Update Community – We’ll keep you informed along the way through on-going 

meetings, website and FAQ updates, email and direct mail 

 Submit Complete Land Use Application to City  

 

* Opportunity for public comment  
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LAND USE PLANNING PROCESS 
 

33NORTH PROCESS  CURRENT STATUS   THE CITY OF SAN DIEGO  

 

Phase 3 
 

 

   

 

 City Provides Comments – After we submit our land use application, the City will review and 

provide comments 

 Community Engagement* – We’ll continue to garner feedback from our neighbors and the 

larger community with on-going one-on-one and small group meetings 

 Refine Plan – City comments, technical studies and community feedback will be used to 

refine the plan 

 Inform & Update 

 Scoping Meeting* & Environmental Review – A full Environmental Impact Report will be 

conducted per CEQA standards. The CA Environmental Quality Act (CEQA) process is a robust 

review of the project’s potential environmental impacts. At this time, a comprehensive traffic 

study will be done. CEQA Environmental Review will also evaluate factors like greenhouse gas 

emissions, noise and aesthetics. The community will also be able to provide input at the 

Scoping Meeting 

 Draft EIR Public Review* – The community will have an opportunity to review the draft EIR 

and provide comments  
 

Phase 4  
 

 

 

 

 Planning Board Presentation* – Prior to going to the City, we will present our final plan to 

the Rancho Peñasquitos Planning Board 

 Finalize Plan – The final plan will reflect more than a year’s worth of community outreach, 

extensive market research, City input and thousands of hours by our professional design 

team 

 Inform & Update 

 Public Hearings* – 33North will have public hearings with San Diego Planning Commission 

and San Diego City Council 

 

* Opportunity for public comment 
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COMMUNITY OUTREACH CONDUCTED  

The following represents the community outreach/engagement conducted 

to date: 

- Door-to-Door Community Ascertainment (9/9/16, 9/10/16, 
9/22/16, 11/10/16) 

- Website www.ConnectTheGlens.com launched (9/9/16)  

- Dedicated email Hello33North@gmail.com established 
(9/9/16) 

- Introduction to Rancho Peñasquitos Planning Board (RPPB) (10/5/16) 

- Introduction letter sent to 967 Glens neighbors (10/6/16)  

- One-on-one community meetings with 
neighbors (on-going) 

- Small group meetings (11/1/16, 11/14/16) 

- Outreach to Rolling Hills Elementary School 
Principal (11/3/16) and Rolling Hills 
Foundation (11/21/16) 

- First update to RPPB (12/7/16) 

- Outreach to Fire Station 42 (1/11/2017) 

- Second update to RPPB (2/1/17) 

- Informational meeting with City of San Diego Parks and Rec 
Department (2/9/17)  

- Second letter sent to 967 Glens neighbors – Project update 
and Open House invite (3/3/17) 

- Community Open House (3/15/17)  
 

 

 

 

 

 

 

 

http://www.connecttheglens.com/
mailto:Hello33North@gmail.com
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WHAT WE HEARD/WHAT WE DID 
 

We heard community connectedness is a big part of what makes the Glens unique.   

SOLUTION: A key planning principle of ours is the incorporation of elements that foster social 

interaction. For example: The Junipers includes publicly accessible ‘Social Loop’ walking trails. 

 

We learned there is an interest in recreation opportunities. Residents shared with us that our 

property is the last opportunity for a neighborhood amenity or park.  

SOLUTION: We are focused on the incorporation of community-wide benefits into our plan. For 

example: We are reserving approximately 30% of the property for active recreation, a park, 

walking trails and open space. 

  

We understand that some worry the redevelopment of our property has the potential to affect 

the existing character of the neighborhood.    

SOLUTION: We are committed to ensuring the plan for The Junipers is cohesive with the 

surrounding community’s uses and lifestyle. For example: We are proposing the elimination of 

the potential for apartments as a use. The Junipers will be exclusively for-sale, and primarily 

single-level, single-family, attached and detached homes. 

 

We were told that neighborhood traffic and access are a concern. 

SOLUTION: We are proposing an age-qualified, active adult (55+) residential neighborhood that 

will significantly decrease any potential traffic impacts. 

 

Homeowners living adjacent to our property shared with us their fear of possible impacts to 

privacy and views of the mountains to the east.   

SOLUTION: We are committed to providing generous setbacks wherever possible and landscape 

buffers between adjacent existing homes. We will also consider view impacts throughout our 

planning process. For example: we are placing a two-story limit on all residences.  

 

We received questions around whether the redevelopment of our property would create 

overcrowding at Rolling Hills Elementary School. Many neighbors told us Rolling Hills is a “little 

gem” and stressed that maintaining its small class sizes is very important.  

SOLUTION: We are proposing an age-qualified, active adult (55+) residential neighborhood, 

which eliminates any impact to school enrollment and any resulting peak pick up/drop off 

traffic. 

 

Many neighbors shared with us that they do not want high-density, rental apartments or three-

story residential buildings. 

SOLUTION: We are proposing only for-sale, single-family, attached and detached homes. Our 

vision eliminates apartments as a potential land use and places a two-story limit on all 

residences.  
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THE JUNIPERS 
  

The preliminary conceptual vision for The Junipers is a new, age-qualified, 

active adult (55+) residential neighborhood of primarily single-story homes 

that incorporates community benefits for the entire Glens neighborhood. 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Junipers’ 

Amenity/Recreation area  

A new Glens neighborhood public 

park/open space area  

Approximately 30% of the 

property will be reserved for 

active recreation, trails and 

open space   

Generous setbacks where possible and landscape 

buffers to provide beautification and address privacy 

concerns of adjacent neighbors   

Residences will be no 

more than 2 stories to 

ensure that long views 

of mountains are 

maintained  

  

 

Foster neighborhood 

connectivity by providing 

public access to a new Social 

Loop and walking trails    

A new neighborhood connector 

street will reduce impacts to the 

Peñasquitos Dr./Carmel Mountain 

Rd. intersection 

In addition, designation as an        

age-qualified, active adult (55+) 

neighborhood eliminates school 

impacts and has less traffic impacts 

 

Our Community Plan Amendment Initiation 

application will request our property be 

changed from “Preserve Golf Course Use” to 

“Low Density” in accordance with the site’s 

current zoning and consistent with the 

existing, surrounding residential community. 

Low Density allows for 1-5 units per acre, or 

a maximum of 570 units. The final unit count 

has not yet been determined.  
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CITY OF SAN DIEGO INITIATION PROCESS 
  

The first step for a Community Plan Amendment is a preliminary step 
known as “Initiation.” The Initiation of a plan amendment is “a limited 
decision and is neither an approval nor denial of the plan amendment 
and accompanying development proposal.”  

– General Plan and Community Plan Amendment Manual 
   
 

- The City’s General Plan and the Land Development Code both note that the “initiation of a 
plan amendment is not an expression of support for a project or policy change. It is simply 
direction that an amendment warrants study and provides an identification of issues to 
analyze in the process” 

 

- The Initiation process is outlined in the General Plan and Community Plan Amendment Manual 
 

- Initiation criteria includes: 
 
o LU-D.10 (a): “[T]he amendment request appears to 

be consistent with the goals and policies of the 
General Plan and community plan and any 
community plan specific amendment criteria.” 
 

o LU-D.10 (b): “[T]he proposed amendment provides 
additional public benefit to the community as 
compared to the existing land use designation, 
density/intensity range, plan policy or site design.” 
 

o LU-D.10 (c): “[P]ublic facilities appear to be 
available to serve the proposed increase in 
density/intensity, or their provision will be 
addressed as a component of the amendment 
process.” 

 
 

- Denial of an Initiation Application for a Community Plan Amendment is provided for only “if it 
is clearly inconsistent with major goals and policies of the General Plan”  
 
 

- Initiation allows an opportunity for early input on the proposed amendment from the 
Planning Commission or City Council, the recognized community planning group for the 
area, and the broader public 
 
 

- Once the Planning Commission supports further study of a Community Plan Amendment, the 
Amendment process “will follow consistently-applied practices to analyze issues, seek 
community and general public input as well as consistent noticing, environmental and hearing 
processes”   
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GUIDING GOALS AND PLANNING PRINCIPLES 
  

City of San Diego General Plan Guiding Principles: 

Goal 1 – An open space network formed by parks, canyons, river valleys, habitats, 

beaches and ocean 

Goal 2 – Diverse residential communities formed by the open space networks 

Goal 3 – Compact and walkable mixed-use villages of different scales within communities 

Goal 4 – Employment centers for a strong economy 

Goal 5 – An integrated regional transportation network of walkways, bikeways, transit, 

roadways, and freeways that efficiently link communties and villages to each other and to 

employment centers 

Goal 6 – High quality, affordable, and well-maintained public facilities to serve the City’s 

population, workers, and visitors 

Goal 7 – Historic districts and sites that respect our heritage 

Goal 8 – Balanced communities that offer opportunities for all San Diegans and share 

citywide responsibilities 

Goal 9 – A clean and sustainable environment 

Goal 10 – A high aesthetic standard 

 

Denial of an Initiation Application for a Community Plan Amendment is 

provided only “if it is clearly inconsistent with major goals and policies of the 

General Plan.” 

 

City of San Diego Housing Element Goals:  

Goal 1 – Ensure the provision of sufficient housing for all income groups to 
accommodate San Diego’s anticipated share of regional growth over the next 
housing element cycle, 2013 – 2020, in a manner consistent with the development 
pattern of the Sustainable Communities Strategy (SCS), that will help meet regional 
GHG targets by improving transportation and land use coordination and jobs/housing 
balance, creating more transit-oriented, compact and walkable communities, 
providing more housing capacity for all income levels, and protecting resource areas.  
 
Goal 2 – Maintain at a high level and upgrade, where necessary, the quality, safety 
and livability of San Diego’s housing stock, with emphasis on preservation of San 
Diego’s affordable housing stock.  
 
Goal 3 – Streamline the entitlement and permitting process for new residential 
development by minimizing governmental constraints in the development, 
improvement, and maintenance of housing without compromising the quality of 
governmental review or the City’s responsibility to ensure development takes place 
in a sustainable manner.  
 
Goal 4 – Provide affordable housing opportunities consistent with a land use pattern 
which promotes infill development and socioeconomic equity; and facilitate 
compliance with all applicable federal, state, and local laws and regulations.  

 
Goal 5 – Cultivate the City as a sustainable model of development. 
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GUIDING GOALS AND PLANNING PRINCIPLES 

 

Rancho Peñasquitos Community Plan Goals: 

Goal 1 - Ensure that needed public facilities are provided at the time of need 
 
Goal 2 - Provide a diversity of housing opportunities for a variety of household types, 
lifestyles and income levels, while maximizing the health, safety and welfare of the 
community 
 
Goal 3 - Provide attractive commercial development to serve the community's day-
to-day shopping, service and recreational requirements 
 
Goal 4 - Provide public parks and recreation facilities as needed, while preserving and 
maintaining landscaped and natural open space areas 
 
Goal 5 - Construct and maintain an adequate system for vehicular, bicycle and 
pedestrian circulation within the community, while providing adequate access to the 
larger San Diego region 
 
Goal 6 - Ensure a pleasant and healthful physical and social environment for Rancho 
Peñasquitos residents by balancing development with the preservation of the 
community's natural resources and amenities 
 
Goal 7 - Provide and maintain a high level of public facilities and services concurrent 
with community growth and tailored to community needs 

 

 

33North’s Guiding Planning Principles:  

Goal 1 - Preserve and enhance existing property values of the adjoining 

neighborhood 

Goal 2 - Consider key concerns of neighbors 

Goal 3 - Create bicycle and pedestrian connectivity with the adjoining neighborhood 

Goal 4 - Identify public recreational opportunities within our property  

Goal 5 - Re-establish social and recreation linkages missing since closure of golf 

course 

Goal 6 - Repurpose the property as a high-quality, sustainable residential community 

Goal 7 -Provide much-needed ownership opportunity for existing and new San Diego 

Active Adults 

Goal 8 - Identify public benefit opportunities  

Goal 9 - Provide inclusionary affordable housing 

Goal 10 - Create housing opportunities for new families, by providing opportunities 

for empty-nesters to find more suitable, new housing in their neighborhood 

Goal 11 - Meet the goals of the San Diego General Plan, especially the Housing 

Element 

 


