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No.: 
Germann Tentative Map 
PDS2006-3100-5520 (TM) 
PDS2006-3910-06-14-048 
(ER) 
 

Place: County Conference Center  
5520 Overland Avenue  
San Diego, CA 92123 

 Project: Residential Development; 
Tentative Map 

Time: 9:00 a.m.   Location: 9212 Westhill Road, Lakeside 
 

Agenda Item: #2  General Plan: Village Residential (VR-4.3) 
 

Appeal Status: Appealable to the Board of 
Supervisors 
  

 Zoning: Single Family Residential 
(RS) 

Applicant/Owner: Don Mitchell/Robert Germann 
 

 Community:  Lakeside Community Plan 
Area 
 

Environmental: CEQA §15183 Exemption  APN:  382-121-05 

 

A. EXECUTIVE SUMMARY 
 
1. Requested Actions 

 
This is a request for the Planning Commission to evaluate the proposed project, which is a Tentative 
Map (TM) for a residential development, determine if the required findings can be made and, if so, 
take the following actions: 
 
a. Adopt the Environmental Findings, which includes a finding that the project is exempt from 

further environmental review pursuant to Section 15183 of the California Environmental 
Quality Act (CEQA) Guidelines (Attachment D). 

 
b. Adopt TM PDS2006-3100-5520, which includes those requirements and conditions 

necessary to ensure that the project is implemented in a manner consistent with State law 
and County of San Diego (County) Regulations as set forth in the Resolution of Approval 
(Attachment B). 
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2. Key Requirements for Requested Actions 

a. Is the proposed project consistent with the vision, goals, and polices of the County’s General 
Plan?  

b.  Does the project comply with the policies set forth under the Lakeside Community Plan?   

c. Is the proposed project consistent with the County’s Zoning Ordinance? 

d. Is the proposed project consistent with the County’s Subdivision Ordinance? 

e. Is the project consistent with other applicable County regulations? 

f. Does the project comply with CEQA?   
 

Based on staff’s analysis, it is the position of Planning & Development Services (PDS) that the required 
findings can be made, and staff recommends approval of the TM with the conditions noted in the attached 
Resolution of Approval (Attachment B). 
 

B. DEVELOPMENT PROPOSAL 
 
1. Project Description 

 
The project proposes a TM for a residential development to subdivide a 5.2-acre property into 15 
residential lots ranging in size from 10,013 square feet to 24,756 square feet (net), which meet the 
minimum lot size of 10,000 square feet (net). An existing single-family residence on the site will 
remain intact and be incorporated into the proposed subdivision. The number of residential lots in 
the subdivision will be dependent upon the final drainage design for the site, with either one or two 
lots used for an on-site retention basin. The subdivision will therefore yield either 13 or 14 residential 
lots.  
 
Access 
Access to the project is from Virgine View, a public road, which connects to Westhill Road to the 
east. In-tract improvements will include a new public road with a cul-de-sac, which will connect as a 
single access to Virgine View.  Virgine View and the proposed public road will each be improved with 
a cul-de-sac, curb, gutter and sidewalk in accordance with public road standards. A 30-foot 
irrevocable offer of dedication (IOD) for Westhill Road will account for the road’s ultimate 
improvement width. The project will relinquish access rights along Westhill Road with the exception 
of the existing single access point at Virgine View. 
 
Earthwork  
Earthwork consists of 14,600 cubic yards of cut, 10,850 cubic yards of fill, and 3,750 cubic yards of 
import. The imported dirt is already on-site as part of the accepted grading permit to correct an 
existing violation. 
 
Municipal Services 
Water and sewer will be provided by the Lakeside Municipal Water District and sewer will be provided 
by the Lakeside Sanitation District. Fire protection service will be provided by the Lakeside Fire 
Protection District.   
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Table B-1: Surrounding Zoning and Land Uses 
 

Location 
 

General 
Plan 

 
Zoning Adjacent 

Streets Description 

North Village Residential RS Westhill Road, 
Hillvale Lane Residential 

East Village Residential RS 
Westhill Road, 
Marilla Drive, 

Emerald Grove 
Avenue 

Residential 

South Village Residential, 
Semi-Rural RS, A70, RR 

Westhill Terrace, 
Golden Ridge 

Road 
Residential 

West City of Santee City of Santee 
Northcote Road, 
Diamond Back 
Drive, Canyon 

Park Drive 
Residential 

 
 

 
Figure 4: Photo from Northern Edge of Project (Retention Basin “A”) – Looking Southwest 

Western edge of property boundary 
(property line behind ridge) 
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Figure 5: Photo from Western Edge of Project (Lot 13 of Option “A”) – Looking Southeast 
 

C. ANALYSIS AND DISCUSSION 
 
The project has been reviewed to ensure it conforms to the all the relevant policies, ordinances, and 
guidelines, including, but not limited to, the San Diego County General Plan, Lakeside Community Plan, 
the County Zoning Ordinance, and CEQA Guidelines. A detailed discussion of the project’s technical 
analysis and consistency with applicable codes, policies, and ordinances is described below. 

 
1. Project Site History 

 
On October 24, 2006, the property owner submitted TM 5520 application. On August 30, 2011, the 
project was placed into “Idle Status,” allowing the application to remain on hold while the applicant 
worked on different design options. On November 12, 2013, the applicant met with PDS to discuss 
the project and stormwater regulation changes. The applicant formally submitted updated documents 
on June 13, 2016, which reactivated the project, allowing it to be removed from “Idle Status.” 
 
The Germann TM 5520 was originally placed on the July 14, 2017 Planning Commission agenda. 
The applicant requested a continuance to correct a grading violation which included grading and 
importing dirt without a permit. The notice of violation was submitted as a complaint to Code 
Compliance one week before the July 2017 hearing. The Planning Commission approved the 
continuance request to a date unspecified. On May 18, 2018, Code Compliance and PDS approved 
the applicant’s grading plans and documentation demonstrating that the 3,750 cubic yards of 

Property boundary 

2 - 6



7 
 

imported dirt was from a legal site, and confirmed there were no impacts to resources as a result of 
the grading activity. Due to the length of time since the project was continued, staff reissued a new 
notice of the July 20, 2018 public hearing.  

 
2. Project Analysis 

 
In addition to the above noted policies, ordinances, and guidelines, staff evaluated the application to 
ensure that the applicant addressed the project concerns from the neighbors. The main concern was 
drainage.  
 
Drainage 
The topography of the site is such that stormwater drains to the north into an existing drainage culvert 
and 24-inch pipe. The drainage facility was constructed by a previous off-site resident approximately 
10 years ago and is undersized for the project. The drainage pipe runs north through three off-site 
residential properties. The concern of the neighbors is that the development of the subdivision will 
increase the volume and velocity of the water flowing into the drainage facility. To address their 
concerns, the applicant has designed two separate TM options (Option “A” and Option “B”). Both 
options provide adequate stormwater capacities and will not result in any increase to the amount, 
velocity, or direction of runoff to adjoining properties.  
 
The applicant’s preferred drainage design is Option “A”, which incorporates one on-site retention 
basin and uses an existing off-site drainage facility north of the project site which traverses through 
three private residential lots (Figure 6a). Required improvements to the off-site storm drain system 
include a new 42-inch storm drain pipe to replace the existing 24-inch pipe and additional rip-rap at 
the outfall. On February 26, 2018, the applicant and one of the three neighbors immediately impacted 
by the existing drain pipe recorded a temporary construction easement (Document #2018-0073902). 
On April 2, 2018, the applicant and the second neighbor recorded an easement agreement to allow 
Option “A” to be constructed (Document#2018-0128538). An easement for construction and 
improvements of the drain already exists with the third neighbor (Document#2015-0633632).  

 
As an alternative, the applicant proposed a second design, Option “B,” to accommodate the drainage 
flows on-site. This option will use one additional retention basin, thereby yielding 13 buildable 
residential lots in the subdivision (Figure 6b). Option “B” is the less beneficial option for both the 
applicant and the neighbors to the north, since the applicant will have one less residential lot and the 
neighbors will be left with a substandard storm drain. Option “B” will comply with CEQA and State 
regulations for stormwater and drainage.  Although the applicant prefers Option “A” (requiring off-site 
improvements and reliance upon easement agreements), Option “B” affords the applicant flexibility 
to address his project drainage improvements on-site.  
 
Both design options are compliant with CEQA and State regulations for stormwater and drainage, 
with no resulting difference to project boundaries or street design. Either option will satisfy the 
conditions of approval for Final Map recordation, as both options are provided in the Resolution of 
Approval.   
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The project is consistent with the existing General Plan regional category, land use designation, and 
zoning and, therefore, will not result in an increase in density or intensity that would require additional 
GHG analysis. In addition, the project will be required to comply with the most recent California 
Building Code regulations at the time of building permits and has demonstrated compliance with the 
Checklist. Therefore, the project has been found to result in less than significant impacts to GHG 
emissions.  
 

3. General Plan Consistency 
 

The proposed project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table C-1.  
 
Table C-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
LU-1.7: Maximum Residential Densities. 
Determine the maximum number of dwelling 
units permitted within the boundaries of any 
subdivision or single lot based on the 
applicable land use designation(s). When the 
total number of dwelling units is less than one, 
this shall be interpreted as permitting one 
dwelling unit. When more than one dwelling 
unit is permitted, fractional dwelling units are 
rounded down to the nearest whole number of 
dwelling units. 

Based upon the minimum lot size of the residentially 
zoned portion of the property, the maximum number 
of dwelling units is 22 (10,000 square feet x 5.2 
acres). The project is proposed with either 13 or 14 
residential dwelling units (depending on the 
drainage option utilized). The project cannot build 
out to maximum capacity due to constraints such as 
the proposed roads and retention basin(s). 
Regardless, the project is consistent with this 
policy. 

LU-1.9: Achievement of Planned Densities. 
Recognizing that the General Plan was 
created with the concept that subdivisions will 
be able to achieve densities shown on the 
Land Use Map, planned densities are 
intended to be achieved through the 
subdivision process except in cases where 
regulations or site specific characteristics 
render such densities infeasible. 

The site is subject to General Plan Land Use 
Designation VR-4.3, which allows a maximum 
density of 4.3 units per acre, or 22 potential lots on 
the property. The proposed TM will result in a 
maximum of 13 or 14 residential lots (depending on 
the drainage option utilized). The amount of net land 
after the proposed roads is approximately 4.02 
acres, which calculates to 17 units. The 
development will achieve 73-82% of the planned 
density after subtraction of the proposed roads, 
depending on the number of lots.  
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General Plan Policy Explanation of Project Conformance 
LU-2.8: Mitigation of Development 
Impacts. Require measures that minimize 
significant impacts to surrounding areas from 
uses or operations that cause excessive 
noise, vibrations, dust, odor, aesthetic 
impairment and/or are detrimental to human 
health and safety. 

The project is designed to minimize significant 
impacts to surrounding areas. The project proposes 
a residential subdivision and will not introduce a 
new use that would create or cause excessive noise 
or vibrations. The project will comply with the 
County’s Grading Ordinance, which requires that 
appropriate measure be taken during site grading to 
minimize dust impacts and impacts from fugitive 
dust. Finally, the design of the project places 
development within the flattest area.   

LU-6.1 Environmental Sustainability. 
Require the protection of intact or sensitive 
natural resources in support of the long-term 
sustainability of the natural environment. 

Paleontological monitoring is required during 
grading and construction since the site has 
marginal potential levels of sensitive 
paleontological resources.  

LU-6.5: Sustainable Stormwater 
Management. Ensure that development 
minimizes the use of impervious surfaces and 
incorporates other Low Impact Development 
(LID) techniques as well as a combination of 
site design, source control, and stormwater 
best management practices, where 
applicable and consistent with the County’s 
LID Handbook. 

The project incorporates LID techniques, as 
explained in the Stormwater Quality Management 
Plan (SWQMP). The applicant proposes LID design 
techniques, such as the installation of retention 
basin(s). 

LU-6.9: Development Conformance with 
Topography. Require development to 
conform to the natural topography to limit 
grading; incorporate and not significantly alter 
the dominant physical characteristics of a site; 
and to utilize natural drainage and topography 
in conveying stormwater to the maximum 
extent practicable. 

The project will involve 14,600 cubic yards of 
balanced cut and fill for the residential lots and 
proposed public road. While the site slopes up to 
the south, the applicant has designed the pads to 
utilize the flattest areas of each proposed parcel, 
thereby reducing the amount of grading while 
preserving the natural topography. 

LU-9.5 Village Uses.  
Encourage development of distinct areas 
within communities offering residents a place 
to live, work and shop, and neighborhoods 
that integrate a mix of uses and housing 
types.   

The proposed project will provide additional 
housing opportunities in the established residential 
area, while being within two miles of commercial 
shopping, businesses, State Route 67, and 
employment centers. 
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General Plan Policy Explanation of Project Conformance 
Goal LU-12: Infrastructure and Services 
Supporting Development. Adequate and 
sustainable infrastructure, public facilities, 
and essential services that meet community 
needs and are provided concurrent with 
growth and development. 

The service providers (schools, fire, sewer, and 
water) have indicated that they are able to provide 
service to the project by having signed service 
availability forms. The project has been closely 
coordinated with all service providers and utility 
companies to ensure the availability of services and 
facilities concurrent with need. 

LU-13.2: Commitment of Water Supply. 
Require new development to identify 
adequate water resources, in accordance with 
State law, to support the development prior to 
approval. 

The Lakeside Municipal Water District issued a 
Project Facility Availability Form for this project. A 
Commitment Letter from the Lakeside Municipal 
Water District will be required prior to approval of a 
Final Map. 

LU-14.2: Wastewater Disposal. Require that 
development provide for the adequate 
disposal of wastewater concurrent with the 
development and that the infrastructure is 
designed and sized appropriately to meet 
reasonable expected demands. 

The project is located within the Lakeside Sanitation 
District. A Project Facility Availability Form has 
been provided that indicates that sewer service is 
available. The project will extend a sewer line from 
Westhill Road, along the proposed public road to 
the proposed lots. 

COS-4.1: Water Conservation. Require 
development to reduce the waste of potable 
water through use of efficient technologies 
and conservation efforts that minimize the 
County’s dependence on imported water and 
conserve groundwater resources. 

The project is required to comply with the San Diego 
County’s Water Conservation in Landscaping 
Ordinance and the County Water Efficient 
Landscape Design Manual, which includes water 
conservation requirements and water efficient 
landscaping. These policies are enforced at the 
building permit phase. 

COS-14.3: Sustainable Development. 
Require design of residential subdivisions and 
nonresidential development through “green” 
and sustainable land development practices 
to conserve energy, water, open space, and 
natural resources. 

The project has been designed using sustainable 
land development practices, including the 
installation of retention basin(s) to treat stormwater 
runoff. 

S-3.6: Fire Protection Measures. Ensure 
that development located within fire threat 
areas implement measures that reduce the 
risk of structural and human loss due to 
wildfire. 

The project has been reviewed and approved by the 
Lakeside Fire Protection District. The project meets 
the County’s requirements with the addition of three 
fire hydrants located throughout the site, sprinkler 
systems in all new dwelling units, and appropriate 
means of ingress and egress to the site. 

S-6.4: Fire Protection Services for 
Development. Require that new 
development demonstrate that fire services 
can be provided that meets the minimum 
travel times identified in Table S-1 (Travel 
Time Standards from Closest Fire Station). 

The maximum travel time based on the Regional 
Category is 5 minutes. The project demonstrates a 
response time of 2.5 minutes based on the Fire 
Service Availability Form. Therefore, the project 
complies with the minimum travel time as set forth 
in the General Plan.  
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4. Community Plan Consistency 
  
 The proposed project is consistent with the following relevant Lakeside Community Plan goals, 

policies, and actions as described in Table C-2.  
 

Table C-2: Lakeside Community Plan Conformance   
Community Plan Policy Explanation of Project Conformance 
Land Use Policy 3 - Confine higher density 
residential development to the areas that: have 
all necessary public facilities, are within the 
existing sewer districts, and are adjacent to 
major roads and commercial areas. 

The project site has a General Plan density of 4.3 
units per acre. Depending on the final number of 
residential lots, the design is 59-64% of the 
allowed density. The proposed project is located 
within the Village Boundary of Lakeside, which 
has all necessary public facilities, major roads, 
and commercial areas nearby. 

Circulation Policy 15 - Consider the off-site, 
as well as the on-site circulation impacts, of 
new development proposals and require 
improvements accordingly. 

The project will result in 140 Average Daily Trips 
(ADT). However, the project will not conflict with 
any established performance measures because 
the project trips do not exceed the thresholds 
established by County guidelines. 

 
5. County Zoning Ordinance Consistency  

 
The proposed project complies with all applicable County zoning requirements of the Single Family 
Residential (RS) Designation with the incorporation of conditions of approval. The Planning 
Commission should consider whether the proposed conditions of approval ensure compatibility of 
the proposed project with the surrounding properties and overall community character (See Table C-
3). 
 

 Table C-3: County Zoning Ordinance Development Regulations  
CURRENT ZONING REGULATIONS CONSISTENT? 

Use Regulation: RS Yes 
Animal Regulation: Q Yes 
Density: - N/A 
Lot Size: 10,000 square feet Yes 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: - N/A 
Setback: H Yes 
Open Space: - N/A 

  Special Area Regulations:   C    Yes 
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Development Standard Proposed/Provided Complies? 
Section 2100 of the County Zoning 
Ordinance describes the permitted 
uses in the Single Family Residential 
(RS) Use Regulations. 

The proposed project complies with 
the RS Use Regulations. 

Yes   No  

Section 4200 of the County Zoning 
Ordinance describes the required 
minimum lot size. 

The proposed project will comply with 
the minimum lot size. 

Yes   No  

Section 4800 of the County Zoning 
Ordinance requires a setback of 50 feet 
in the front yard, 10 feet in the side yard, 
and 25 feet in the rear yard. 

The proposed lots have been 
designed to contain building pads that 
are large enough for a single-family 
dwelling to be constructed outside of 
the required setbacks. 

Yes   No  

 
6. County Subdivision Ordinance Consistency 

 
The project has been reviewed for compliance with the County Subdivision Ordinance. The project 
is consistent with the requirements for major subdivisions including design (Section 81.401), 
dedication and access (Section 81.402), and improvements (Sections 81.403 and 81.404). The 
project includes requirements and conditions necessary to ensure that the project is implemented in 
a manner consistent with the Subdivision Map Act and the Subdivision Ordinance. 
 

7. Applicable County Regulations 
 
Table C-4:  Applicable Regulations 
County Regulation Policy Explanation of Project Conformance 

1 Resource Protection 
Ordinance (RPO) 

The project has been reviewed and found to be in conformance with 
the RPO. There are no RPO steep slopes, cultural resources, 
sensitive habitats, wetlands or wetland buffers, nor are there any 
flood plains on the property. Paleontological monitoring is proposed 
to ensure paleontological resources are not disturbed. Therefore, it 
has been found that the proposed project compiles with the RPO. 

2 Noise Ordinance 
The project will not generate potentially significant noise levels 
which exceed the allowable limits of the County Noise Element of 
the Noise Ordinance. 

3 County Fire Code 
The project completed a Fire Protection Plan Letter Report (FPP) 
which demonstrates compliance with the County Fire Code. The 
FPP Letter Report was reviewed and accepted by the San Diego 
County Fire Authority. 

4 
Multiple Species 
Conservation 
Ordinance (MSCP) 

The site is within the Metro-Lakeside-Jamul segment of the 
County’s MSCP. The impact does not qualify as Biological 
Resource Core Area and is not located in proximity to any Pre-
Approved Mitigation Areas. 

5 Watershed Protection 
Ordinance (WPO) 

A Stormwater Quality Management Plan has been prepared for the 
project and found to be in compliance with the WPO. The project is 
conditioned to remain in compliance with the RPO. 
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8. California Environmental Quality Act (CEQA) Compliance 
 
The project has been reviewed for compliance with CEQA Guidelines and the project qualifies for 
an exemption from additional environmental review pursuant to CEQA Guidelines Section 15183. 
CEQA Guidelines Section15183 provides an exemption from additional environmental review for 
projects that are consistent with the development density established by the General Plan for which 
an Environmental Impact Report (EIR) was certified. For the proposed project, the planning level 
document is the General Plan Updated EIR, certified by the Board of Supervisors on August 3, 2011. 
Additional environmental review is only for project-specific significant effects which are peculiar to 
the project or its site. The project will not cause any significant effects on the environment with 
mitigation measures incorporated. Details of these mitigation measures can be found in the 
Resolution (Attachment B). 
 

D. COMMUNITY PLANNING GROUP  
 
On December 22, 2006, the applicant met with the Lakeside Community Planning Group (CPG) to 
discuss the project as a 15-lot residential subdivision. The Lakeside CPG recommended approval by a 
vote of 7-6-0-2 (Ayes – 7; Noes – 6; Abstain – 0; Absent – 2). A second motion was proposed that the 
applicant address the drainage with either tanks or retention basins within the project. That motion was 
approved by a vote of 12-1-0-2 (Ayes – 12; Noes – 1; Abstain – 0; Absent – 2). 
 
The applicant returned to the Lakeside CPG on August 7, 2007 with a revised project, but the item was 
continued to September 19, 2007. The applicant noted that the plans were updated to: 1) address the 
drainage concern; 2) incorporate a cul-de-sac at the end of the interior streets; 3) balanced grading (no 
import or export); and 4) add retention basin(s) and an off-site drainage pipe. Concerns were raised about 
the easement requirement for off-site drainage and potential drainage impacts from the development. 
The Lakeside CPG voted to recommend approval with a condition that the County ensure that the 
proposed drainage system works adequately to control water downstream. The recommendation for 
approval passed by a vote of 10-0-2-3 (Ayes – 10; Noes – 0; Abstain – 2; Absent – 3). 
 
Due to the length of time since the Lakeside CPG’s vote, staff contacted the Lakeside CPG on May 31, 
2017, for acknowledgement of the proposed drainage options and receive their recommendation. The 
Lakeside CPG agreed that since the group recommended approval and the applicant has made the 
requested drainage improvements, no follow up meeting was necessary. 
 
Since the continuance of the project, staff contacted the Lakeside CPG to discuss the current project 
status. The Lakeside CPG acknowledged the situation and reasons for continuance, but did not request 
to hear the item again. 

 
The minutes from the three Lakeside CPG meetings can be found in Attachment E. 
 

E. PUBLIC INPUT 
 
Surrounding property owners were provided notice upon application submittal. Surrounding property 
owners, agencies, and organizations were also noticed of the County’s intent to adopt Findings pursuant 
to CEQA Guidelines Section 15183 (Public Notification). Nine letters were received as a result of the 
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