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REPORT TO THE PLANNING COMMISSION 

 

 

 

DATE ISSUED: February 18, 2014    REPORT NO. PC – 14-019 

 

ATTENTION: Planning Commission Agenda of February 27, 2014 

    

SUBJECT: Initiation of an Amendment to the Rancho Peñasquitos Community Plan to 

reclassify Black Mountain Road from a 6-lane Primary Arterial to a 4-lane Major 

from Twin Trails Drive on the north to the southern community boundary.  

 

OWNER/ 

APPICANT:  Black Mountain Ranch, LLC 

 

SUMMARY 

 

 Issue(s) – Should the Planning Commission INITIATE an amendment to the Rancho Peñasquitos 

Community Plan? The amendment has been requested to reclassify Black Mountain Road from a 

6-lane Primary Arterial to a 4-lane Major from Twin Trails Drive on the north to the southern 

community boundary. 

 

 Staff Recommendation(s) – INITIATE the plan amendment process. 

 

Community Planning Group Recommendation(s) – On February 5, 2014 the Rancho 

Peñasquitos Community Planning Group voted 11-0-1 (with one recusal) to recommend 

approval of the initiation of the community plan amendment process.   

 

Other Recommendation(s) – None. 

 

Environmental Impact – If initiated, the proposed plan amendment and future discretionary 

actions will be subject to environmental review. 

 

Fiscal Impact – Processing costs would be paid by the applicant. 

 

Code Enforcement Impact – None. 

 

Housing Impact – None. 
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The initiation of a plan amendment in no way confers adoption of a plan amendment;  

neither staff nor the Planning Commission is committed to recommend in favor or denial 

of the proposed amendment, and the City Council is not committed to adopt or deny the 

proposed amendment. 

 

BACKGROUND 

 

The proposed amendment site is located within the Rancho Peñasquitos planning area and is 

governed by the Rancho Peñasquitos Community Plan (Attachment 1). Rancho Peñasquitos is 

bounded by the communities of Del Mar Mesa, Torrey Highlands and Black Mountain Ranch 

on the north and west. It is bounded by Interstate-15 and the communities of Carmel Mountain 

Ranch and Sabre Springs on the east. On the south it is bounded by the Los Peñasquitos Canyon 

Preserve and the community of Mira Mesa. 

  

The proposed amendment site stretches approximately 1.3 miles from Twin Trails Drive on the 

north to the southern community boundary adjacent to the Los Peñasquitos Canyon Preserve. 

The roadway is adjacent to mostly single-family residential land uses (1-5 du/acre) on the north 

and west, and a mixture of commercial, open space and institutional land uses on the east 

(Attachment 2). Black Mountain Road bisects the neighborhoods of Twin Trails and Town 

Center north of State-Route 56; it bisects the neighborhoods of Parkview and Ridgewood south 

of SR-56. The open space system to the south of the site includes the Los Peñasquitos Canyon 

Preserve. Black Mountain Road currently operates as a 4-lane Major with landscaped center 

medians, contiguous sidewalks, and Class II bike lanes. Black Mountain Road operates as a 6-

lane Primary Arterial on the bridge over SR-56. 

 

The initiation request proposes to reclassify Black Mountain Road from a 6-lane Primary 

Arterial to a 4-lane Major from Twin Trails Drive to the southern community boundary. The 

proposed amendment was originally discussed by the Rancho Peñasquitos Community Planning 

Board in 2011 through the review of the Public Facilities Financing Plans for Rancho 

Peñasquitos and neighboring Black Mountain Ranch. Several board members identified support 

for maintaining the existing roadway alignment in order to preserve existing community 

character. Additionally, the Board expressed support for the existing alignment because the City 

may need to acquire portions of private property necessary to expand the roadway to 6-lanes.  

 

The Rancho Peñasquitos Community Plan Transportation Element identifies as a primary goal 

the construction and maintenance of an adequate system for vehicular, bicycle and pedestrian 

circulation. The Plan identified traffic circulation and congestion as one of the issues most 

frequently cited by residents when discussing problems facing the community. The 

transportation analysis of the Plan identified peak hour congestion and excessive travel times to 

locations south of the community, due (in part) to limited access to the south. The assumed 

average daily vehicle trips at buildout were 70,000 according to the Plan’s traffic analysis. As a 

result, the Plan identified the expansion of Black Mountain Road to a 6-lane Primary Arterial 

south of Twin Trails Drive as a primary roadway improvement. Additionally, the expansion of 

Black Mountain Road to six lanes was identified in the Black Mountain Ranch Subarea Plan to 

mitigate impacts of the community’s proposed development. The Subarea Plan’s traffic analysis 

anticipated traffic volumes that required the widening of the facility to six lanes. The Black 
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Mountain Road widening is an identified project in the Black Mountain Ranch Public Facilities 

Financing Plan and Facilities Benefit Assessment. Black Mountain Ranch is responsible for 

10.6% of the total cost of the roadway improvement. Pacific Highlands Ranch is responsible for 

8% of the total cost of the roadway improvement. The majority of funding is unidentified.  

 

If initiated, the proposed reclassification would need to address any traffic impacts resulting 

from not widening Black Mountain Road to six lanes. Additionally, the proposed amendment 

would need to address impacts to the bicycle and pedestrian network. Beyond impacts to Black 

Mountain Road, the proposal would need to address potential impacts to the broader circulation 

network, including traffic impacts on neighboring streets, resulting from not implementing the 

adopted roadway improvement. The potentially adverse environmental impacts associated with 

increased congestion - including noise, air quality and greenhouse gas emissions – would need 

to be addressed through alternative mitigation measures or other mobility recommendations.  

 

In addition to the present initiation request, there is one amendment that has been initiated in 

Rancho Peñasquitos (Attachment 3).  

 

 The proposed Rhodes Crossing amendment has been initiated to redesignate 26 

acres from Low Density Residential and Open Space to Medium-High Density 

Residential located at the intersection of Carmel Mountain Road and Camino Del 

Sur. 

 

DISCUSSION 

 

The City is one of few jurisdictions that require either Planning Commission or City Council 

initiation before the plan amendment process and accompanying project may actually proceed.  

This initiation request does not constitute an endorsement of the project proposal. A staff 

recommendation will be developed once the project has been fully analyzed. The 

recommendation of approval or denial of the initiation is based upon compliance with the 

following three required initiation criteria. The Planning, Neighborhoods & Economic 

Development Department believes that all of the following initiation criteria can be met: 

 

(1) The amendment request appears to be consistent with the goals and 

policies of the General Plan and Rancho Peñasquitos Community 

Plan and any community plan specific amendment criteria: 

 

The proposed amendment would allow for the reclassification of Black 

Mountain Road from a 6-lane Primary Arterial to a 4-lane Major from 

Twin Trails Drive on the north to the southern community boundary. The 

reclassification would maintain the existing roadway alignment.  

 

The proposed amendment would be consistent with the General Plan 

Mobility Element goal of a street and freeway system that balances the 

needs of multiple users of the public right-of-way. The proposed 

amendment offers the opportunity to improve efficiency of the street by 

means other than roadway widening or construction. The Community 
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Plan states that roadway design should take into account the special 

conditions of hillside areas. The proposed reclassification would remove 

potential alterations to the community landform by retaining the existing 

roadway configuration.  

 

The initiation of the proposed plan amendment would provide the 

opportunity to comprehensively analyze and assess the impacts of the 

multi-modal network with the focus on enhancing pedestrian and bicycle 

connections while minimizing landform and community character 

impacts.   

 

(2) The 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; and 

 

The proposed amendment appears to offer additional public benefit by 

minimizing encroachment into open space that would result from 

roadway expansion. The proposed amendment would also provide an 

opportunity to enhance and expand multi-modal connections within 

Rancho Peñasquitos, with the potential to reduce impacts to air quality, 

noise, and greenhouse gas emissions.  

 

(3) Public 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. 

 

The proposed amendment does not involve any increases in density or 

intensity. Although public services appear to be available, a full analysis 

of public services and facilities impacts (schools, fire stations, police 

stations, libraries, roads, and parks etc.) will be conducted with the 

review of the community plan amendment, if initiated. 

 

As outlined above, the proposed plan amendment meets all of the above criteria as described; 

therefore, staff recommends that the amendment to the Rancho Peñasquitos Community Plan be 

initiated. 

 

The following land use issues have been identified with the initiation request.  If initiated, these 

issues, as well as others that may be identified, will be analyzed and evaluated through the 

community plan amendment review process: 

 

- Impacts of the Black Mountain Road reclassification on the broader circulation 

network;  

- Impacts of the proposed reclassification on bicycle and pedestrian circulation;  

- Level and diversity of community support; 

- Appropriate size and boundary for the amendment site; and 

- Provision of additional benefit to the community. 
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Although staff believes that the proposed amendment meets the necessary criteria for initiation, 

staff has not fully reviewed the applicant’s proposal.  Therefore, by initiating this community 

plan amendment, neither the staff nor the Planning Commission is committed to recommend in 

favor or denial of the proposed amendment. 

 

Respectfully submitted, 

 

 

 

 

[SIGNED]       [SIGNED] 

___________________     _____________________ 

Nancy Bragado      Michael Prinz 

Deputy Director      Senior Planner 

Planning, Neighborhoods & Economic Development Planning 

 

MJP/NB 

Attachments  

1. Rancho Peñasquitos Vicinity Map 

2. Rancho Peñasquitos Community Plan Land Use Map 

3. Rancho Peñasquitos Amendment Initiation Sites Map 

4. Aerial Photo 

5. Rancho Peñasquitos Community Plan Street Network 

6. Ownership Disclosure Statement 
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