AGENDA
LA MESA PLANNING COMMISSION
A Regular Meeting via Teleconference
Wednesday, April 21, 2021 at 7:00 p.m.
La Mesa City Hall Council Chambers
8130 Allison Avenue, La Mesa, California
This meeting is being conducted utilizing teleconferencing and electronic means consistent with
State of California Executive Order N-29-20 dated March 17, 2020, regarding the COVID-19
pandemic.
The public may view the meeting live using the following remote options:
Teleconference Meeting Webinar
Please click the link below to join the webinar:

https://zoom.us/j/92932983331
Telephone (Audio only)
(669) 900.6833 or (346) 248.7799
Webinar ID: 929 3298 3331
Public Comments for Items not on the Agenda
Members of the public who wish to make public comments may submit their comments by email
to be read aloud at the Planning Commission meeting by staff. Email comments must be
submitted to planning@cityoflamesa.us by 5:00 p.m. the day of the Planning Commission
meeting and be no more than 300 words. Any language beyond the 300 words shall not be read
during the Commission meeting. The counting of words, for the purposes of public comment
submissions, shall follow the same standards as set forth in Elections Code § 9 (see Attachment
A). Please note in your email subject line that this is for “PUBLIC COMMENT”. All email
comments shall be subject to the same rules as would otherwise govern speaker comments at
the Planning Commission meeting. Form correspondence of identical content signed by
different individuals shall be read aloud only once during the comment period. Immediately prior
to the reading of such correspondence, the name of each signatory shall be stated aloud.
Public Comments for Items on the Agenda
Members of the public who wish to make comments on items on the agenda may do so via
Zoom at La Mesa City Hall, 8130 Allison Avenue, La Mesa, California, 91942. Social distancing
will be strictly enforced by City personnel at all times. It is strongly encouraged that all attendees
wear a facial covering while waiting to speak regarding an agenda item. Comments may also be

submitted in the same manner as stated above regarding items not on the agenda. Please note
in your email subject line the agenda item number related to the comment. Form
correspondence of identical content signed by different individuals shall be read aloud only once
during the comment period. Immediately prior to the reading of such correspondence, the name
of each signatory shall be stated aloud.
Applicants who wish to make an audio/visual presentation pertaining to an item on the agenda
must contact and provide the electronic presentation materials to Cheryl Davis at
cdavis@cityoflamesa.us or 619.667.1190, no later than 12:00 noon, one business day prior to
the start of the meeting. Advance notification will ensure compatibility with City equipment and
allow meeting presentations to progress smoothly and in a consistent and equitable manner.
Presentations will not be accepted after the deadline. Please note that all presentations/digital
materials are considered part of the maximum time limit provided to speakers.
1.

Call Meeting to Order

2.

Invocation and Pledge of Allegiance

3.

Election of Vice Chair

4.

Deletions from the Agenda/Urgent Additions to the Agenda/Additions to the next Agenda

5.

Public Comment (non-agenda items)
Note:

In accordance with State Law, an item not scheduled on the Agenda may be
brought forward by the general public for discussion; however, the Commission will not be
able to take any action at this meeting. If appropriate, the item will be referred to staff or
placed on a future agenda.

6.

Procedural Rules for Conduct of Hearings

7.

Hearings
7a. 2018-05 (CUP 18-03, La Mesa Industrial Group, LLC) – Consideration of a
Conditional Use Permit for a proposed medical marijuana manufacturing facility within an
existing 9,147 square-foot single-story industrial building, 17 feet in height, on an 11,037
square-foot site located at 5170 Guild Street in the M (Industrial Service and
Manufacturing) zone.

8.

Business
8a. 2020-32 (EnerSmart) - Consideration of whether a battery energy storage system use
is consistent with the permitted uses in commercial zones. This item was considered by
the Planning Commission on October 21, 2020, and was continued for more information.
8b. Approval of the April 7, 2021 minutes
8c. Assignment of the Invocation and Procedural Rules

9.

Informational Items

10.

Adjournment

Materials related to an item on this agenda, including any materials submitted after distribution
of
the
agenda
packet,
are
available
for
public
inspection
at
https://www.cityoflamesa.us/AgendaCenter.
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The City of La Mesa encourages the participation of disabled individuals in the services,
activities and programs provided by the City. Individuals with disabilities, who require
reasonable accommodation in order to participate in the Planning Commission meetings, should
contact the City's Americans with Disabilities Act (ADA) Coordinator, Rida Freeman, Director of
Administrative Services, 48 hours prior to the meeting at 619.667.1175, fax 619.667.1163, or
rfreeman@ci.la-mesa.ca.us.
Hearing assisted devices are available for the hearing impaired. A City staff member is available
to provide these devices upon entry to City Council meetings, commission meetings or public
hearings held in the City Council Chambers. A photo i.d. or signature will be required to secure
a device for the meeting.
NOTICE
OF APPEAL PROCEDURES
Actions taken by the Planning Commission may be appealed to the City Council. If you
disagree with any action of the Commission and wish to file an appeal, you must do so within
ten working days of tonight's meeting. Please note that appeals of actions on subdivisions must
be filed within 10 calendar days in accordance with the Subdivision Map Act. In order to file an
appeal, you must submit an appeal letter stating why you disagree with the
Commission's action to the Office of the City Clerk, City Hall, 8130 Allison Avenue along
with a $100.00 appeal fee. If no appeal is filed within this period, the action becomes
final.
If an appeal is filed, a public hearing to consider the appeal will be scheduled for the next
available City Council meeting. Public notice will be provided for any appeal hearing for an item
that required public notice for the Planning Commission action being appealed. Any questions
regarding the appeal process should be directed to either the Office of the City Clerk at
cityclrk@cityoflamesa.us or 619.667.1120 or the Community Development Department at
planning@cityoflamesa.us or 619.667.1177.
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REPORT TO
LA MESA PLANNING COMMISSION
DATE:

April 21, 2021

SUBJECT:

Project No. 2020-32 (EnerSmart) – Consideration of whether a
battery energy storage system use is consistent with the permitted
uses in commercial zones

ISSUING DEPARTMENT: Community Development
SUMMARY
Issue:
Should a battery energy storage use be considered a permitted use in
commercial zones in keeping with the general description and intent of
commercial zones and the Land Use Element of the General Plan?
Recommendation:
Determine that a proposed battery energy storage use is considered a permitted
use in commercial zones similar to “any allowed use or structure which is
proposed by any local agency, local public entity, or public utility” as per La Mesa
Municipal Code Section 24.06.020B1 in keeping with the general description and
intent of commercial zones and the Land Use Element of the General Plan.
Environmental Review:
This review is related to interpretation of existing land use provisions only. As a
general policy making activity, it is not a project pursuant to Section 15378(b)(2)
of the California Environmental Quality Act (CEQA) Guidelines, and is therefore
not subject to CEQA pursuant to Section 15060(c)(3). Further, it can be seen
with certainty that there is no possibility that the activity in question may have a
significant effect on the environment and is exempt from CEQA according to
CEQA Guidelines Section 15061(b)(3).
BACKGROUND:
EnerSmart, a private company that provides battery energy storage solutions to the
energy grid, approached the City with interest in developing a renewable energy storage
facility to support the San Diego Gas & Electric (SDG&E) Murray substation located on
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the north side of El Paso Street west of Lake Murray Boulevard. While the zoning
ordinance does provide for public utility infrastructure as an allowed use, it does not
contemplate the possibility of private facilities that directly support public utilities. The
purpose of this review is to determine if the battery energy storage use is consistent
with, similar to, and/or with similar impacts as listed permitted uses in the commercial
zones, and therefore in keeping with the general description and intent of the
commercial zones and the Land Use Element of the General Plan.
As described in EnerSmart’s project description (Attachment A), the battery storage
facility would be installed on a vacant site zoned CN-D (Neighborhood Commercial /
Urban Design Overlay) located directly across the street from an existing substation. It
would be operated with SDG&E approval to provide voltage support to their
transmission lines nearby. The facility would be comprised of battery power packs
stored inside containers that are fenced and screened with materials and landscaping.
Associated equipment includes inverters, HVAC, fire suppression systems, low and
medium voltage electrical switching equipment, computer and telecommunications
equipment, low-voltage transformers, low-voltage switchgear, and security lighting. No
restrooms or office space is planned and the facility has an expected operational
duration of 20 years. A conceptual site plan is attached (Attachment D). Simulation
views provided as Attachment B illustrate how such a facility would appear from the
street. The proposed use would be subject to review and approval of an application for
a site development plan and design review.
The Planning Commission considered the use determination for the battery storage use
on October 21, 2021. Staff recommended to the Commission that the battery storage
use be viewed similarly to uses or structures proposed by local agency, local public
entity or public utility as listed in La Mesa Municipal Code (LMMC) Section
24.06.020B1. The use was noted as serving the nearby public utility substation and
long-term Interconnection Agreements with SDG&E to provide storage services for
seven of its circuits at the Murray Substation, and operating agreements with the
California Independent System Operator (“CAISO”) to provide it with frequency control
services, energy supply, and other ancillary services.
The Planning Commission voted 5-0 to continue the item for further research and
information. Commissioner comments included:
•

Concern regarding allowing the facility as a “use proposed by a public utility” if it
was not specifically that, and a related concern of setting a precedent for
adjusting land uses without proper process, thereby potentially provide a
pathway to allow potentially inappropriate or questionable “adjunct” activities. The
proper path would be to revise the code.

•

Concerns about a lack of design standards in place specific to these types of
uses and in particular insufficient design for the project.

•

Concerns about being near residential neighborhoods.

•

The line between utility/public/private is gray and that the utility industry is
changing rapidly. Suggestion that a standard condition for projects like this to be
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removed/discontinued at such time as they cease to directly serve the utility.
•

An amendment to the zoning ordinance is time consuming and expensive.

DISCUSSION:
The use determination is requested as per LMMC Section 24.02.010E2, which
authorizes the Planning Commission to “resolve the question as to whether or not a
proposed use is permitted in one or more zones in keeping with the general description
and intent of such zones and the Land Use Element of the General Plan.” The
determination by the Planning Commission in such an instance is a contemplated,
appropriate, proper, and authorized activity. Many uses that exist in the City are not
directly listed as permitted uses, but rather have been determined to fit within the
broader categories identified in the list of permitted uses. The Planning Commission
does not have to determine that a use is precisely similar, but rather that permitting the
use as requested in commercial zones is “in keeping with the general description and
intent of such zones and the Land Use Element.” The Local Serving Commercial
designation in the General Plan supports a range of commercial activities that respond
to the needs of the nearby residential neighborhoods. Other commercial designations in
the General Plan support more intensive uses.
For the subject zone, uses such as an automotive service station, intensive retail use
such as a 24-hour convenience store, and/or a restaurant (including fast food drive
through) would be allowed by right and the same battery storage use if proposed by a
public utility or a recycling facility would be allowed on the site with approval of a site
development plan as is being contemplated for battery storage uses. Use permits are
typically required where the use has unique characteristics that may have impacts on
the surrounding community and therefore require more intensive review and potential
control through specific conditions of approval. For all uses, compliance with
commercial development standards regarding lighting, setbacks, height limit, a six-foot
masonry wall on boundary adjacent to residential zones, property maintenance,
frontage improvements including street trees, underground connection to utilities,
improved drainage, enclosed use, and fire standards is required.
The City’s General Plan, Climate Action Plan (CAP), and other City policies including
the recently adopted Climate Emergency Resolution strongly support environmental
sustainability, energy efficiency, and greenhouse gas (GHG) reduction. As a part of
implementing these policies, it is important to have as simple of a regulatory pathway as
possible for projects that support sustainable energy sources and GHG reduction.
Unnecessary barriers only serve to delay meeting GHG reduction goals and climate
change priorities, which will have a negative impact on the public health, safety, and
welfare.
Battery storage is safe and relatively widespread. Commercial uses install large battery
systems for similar reasons and recent home solar installations routinely include small,
residential battery storage systems, and prior installations routinely add them. There are
no unique considerations for this use that would require more intensive review or
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specific conditions of approval, especially in light of other uses as previously mentioned
that have characteristics that could impact a surrounding community but are considered
to be adequately addressed by application of typical standards applicable to uses on
commercially-zoned properties. With the application of these standards, the use would
not be anticipated to have any adverse effects on the adjacent community. In fact, the
use would have positive effects on the community as discussed in this report.
The proposed use is consistent with the various commercial designations found in the
General Plan. The project would be consistent with the zone intent for the commercial
zones as expressed in the Municipal Code as well in that the use is not a “heavy
commercial use” in consideration of its operating characteristics, the use is consistent
and compatible with other commercial uses, and the use serves the surrounding
neighborhood. As previously noted, an identical battery storage use proposed by SDGE
would be allowed with a site development plan. Use regulation should focus on the
nature of the use as opposed to the party under taking the use.
The project site is uniquely situated for this use. No other sites have been identified in
La Mesa that could support the proposed use, which requires adjacency to a substation.
This determination would only affect commercially-zoned properties. There are no other
substations in La Mesa on commercially-zoned properties with adjacent vacant property
that is commercially zoned and would support the proposed use. The broader
determination to allow battery storage facilities with a site development plan approval
would allow other private parties such as commercial center property owners or largescale facilities such as Sharp Grossmont Hospital and other medical facilities to install
similar battery storage facilities appropriately sized to serve the associated use.
The project site is adjacent to three single-family homes, but the homes sit
approximately 30 feet up the hill from the proposed facility location. The anticipated low
impact of the use will be further reduced in relation to these residences by the vertical
separation between them. Impacts to these homes and other adjacent properties would
be anticipated to be less than most other use types that would be allowed by right on
the property. In comparison to these other uses, the battery storage use would have far
less traffic (no customer traffic and infrequent operator traffic), little lighting, low noise,
and no air quality impacts from idling automobiles in a parking lot or drive-through
queue.
The engineer that has represented project proposals on the subject property provided a
letter to staff on his behalf and that of the owner (Attachment C). The letter provides
history of the parcel, including two attempts at housing projects on the site. The site was
initially a small real estate sales office serving the neighboring single-family residential
development. The original builder of the development did not place any homes on the
property due to its proximity to the commercial area and the shape of the parcel. A
proposed 15-unit housing project was approved in 2007, but financing could not be
obtained due to the presence of the substation across the street. Another proposal for
apartments approved in 2018 has not progressed for the same reason in addition to
prohibitive construction costs for the limited number of units that could be built.
Additionally, the applicant has noted that the location next to the substation yields low
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rent projections, making it economically unattractive for financing and investment.
The Project will be regulated by the Federal Energy Regulatory Commission (FERC), an
independent federal government agency that regulates the interstate transmission of
electricity, natural gas, and oil. Part of FERC’s responsibilities is to regulate the
transmission and wholesale sales of electricity in interstate commerce; reviewing the
siting applications for electric transmission projects under limited circumstances;
protecting the reliability of the high voltage interstate transmission system through
mandatory reliability standards; and monitoring and investigating energy markets. FERC
regulatory requirements are enforced through imposition of civil penalties and other
means.
In regards to design standards, the Urban Design Program does not provide guidance
for design based on use type. There are several use types with unique design
considerations, such as storage facilities; automotive service stations, repair service,
and sales facilities; drive-through restaurants, banks, and pharmacies; and public utility
facilities. If the battery storage use were to be proposed by SDGE, the use would
proceed through the design review and site development plan process under current
regulations and without any specific development standards of design guidelines. The
Design Review Board is charged with reviewing projects for compliance with the City’s
Urban Design Program and has routinely addressed design considerations for unique
uses without any special design guidelines. Based on this, staff suggests that specific
developments standards or design guidelines are not necessary, appropriate, or
consistent with how other uses are addressed.
La Mesa is a regional environmental leader and it is important for its citizens,
surrounding communities, and the region that the City take steps to continue to take
steps to encourage and support policies and projects that further environmental
sustainability and climate change goals. Providing a reasonable regulatory pathway for
the battery storage use, which supports the community and the public health, safety,
and welfare, is consistent with the City’s policies and position as an environmental
leader. The use supports the City’s adopted CAP and Climate Emergency Resolution.
The ability to store sustainably generated power for use when sustainable sources are
not producing reduces the need for non-sustainable power generation and thereby
reduces GHG and improves air quality. The stored power supports the La Mesa
community’s vocally supported shift to sustainable power sources and community
choice energy through San Diego Community Power (SDCP), which commences with
commercial service in June and residential service in early 2022. The facility will provide
important support to this transition by assuring continued power delivery in potential
outage situations to approximately 14,000 homes in the adjacent community. The
facility will help SDCP meet resource adequacy requirements while maintaining the goal
of 100% renewable power.
Staff reviewed other jurisdictions requirements for similar facilities and found that some
jurisdictions allow the facilities by right while others require a use permit. In some
instances, a minor use permit is required, which is an administratively issued use
permit. For example, San Diego County and the City of San Diego allow by right in
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similar commercial zones but require use permits in other zones, while El Cajon
requires a conditional use permit. Similar to La Mesa, none of the jurisdictions have
updated their codes to address modern uses, including energy storage facilities. La
Mesa last updated the Municipal Code in 1978.
Should the Planning Commission determine that the use could be allowed in
commercial zones with approval of a site development plan, the requirement for a
conditional use permit for a similar facility on residentially-zoned properties would be
unaffected. Further, there would be no precedent set by this determination other than as
directly applies to the battery storage use in commercial zones. The determination
would not open the door for other potentially inappropriate or questionable “adjunct”
activities to be allowed. Any request for a use determination for other uses would be
individually considered and determined based on the merits thereof.
Current codes do not directly address modern uses such as the proposed battery
storage facility, but it is important to allow this project to proceed in a timely manner,
especially in consideration of the support it will provide to San Diego Community Power.
For clarity with the Commission’s determination that the use fits within the scope of the
allowed uses in the subject zone, staff could return to the Commission with an
ordinance to update the Municipal Code to permit future battery storage uses by right
with approval of a site development plan, with potential locational limitations such as
location on a General Plan Circulation Element collector street or larger street
classification. El Paso Street is such a roadway and the current project would comply
with such a limitation, which is also used for other uses such as residential care facilities
and churches located in residential zones.
RECOMMENDATION:
Based on all of the information and discussion provided herein, staff recommends that
the Planning Commission make a determination by minute action that the proposed
battery storage facility is consistent with the similar use of “any allowed use or structure
which is proposed by any local agency, local public entity, or public utility” as per La
Mesa Municipal Code Section 24.06.020B1; is in keeping with the general description
and intent of such zones and the Land Use Element; and thus is permitted with a site
development plan in commercial zones. With this determination, the applicant would be
directed to submit site development plan and design review applications, and any future
proposed battery storage facility would be similarly regulated within all commercial
zones.
Submitted by:

Kerry Kusiak
Director of Community Development
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Attachments:
A.
B.
C.
D.

EnerSmart La Mesa Project Description
Simulation Views
Letter from Project Engineer
Conceptual Site Plan
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PROJECT DESCRIPTION

ENERSMART BATTERY ENERGY STORAGE SYSTEM PROJECT
8135 EL PASO STREET
LA MESA, CALIFORNIA

APRIL 12, 2021

Attachment A

1.

Project Description

1.1

PROJECT BACKGROUND AND OBJECTIVES

Producing renewable electricity is commonly associated with wind and solar power. Although these
power sources are clean and renewable sources of electricity, they can also be unreliable since they
don’t produce any power when it gets dark or the wind stops blowing. As these power sources become
more important to our energy economy, so does investment in technologies that allow energy
producers to store energy that is generated when the sun shines and the wind blows. This stored
energy can then be released as needed, providing a continuous flow of clean energy during periods
of high demand or when wind and solar energy is unavailable.
Let’s imagine that the wind suddenly drops, or a large cloud passes over a solar generation facility.
During such an event, the amount of energy generated will instantly decrease. If this happens too
quickly, the balancing systems in traditional grids are often unable to compensate, and a blackout can
occur. However, this rise and drop of power outputs can be stabilized by batteries. This capability
reduces a steep rise or drop in output, giving the balancing systems enough time to compensate
accordingly.
Battery storage is an emerging technology that is used to store renewable energy. New facilities are
expanding throughout California and the rest of the United States markets. Batteries are highly
versatile, and they have an important role to play in the future of energy storage and distribution.
Demands are continuing to increase on the current electricity grids. Improved battery energy storage
systems are essential to accommodate and facilitate this increase demand. Battery storage facilities
buffer generation and load peaks, both as control instruments and as long-term storage systems.
Most of us are familiar with battery storage systems for electrical energy, like the rechargeable
batteries we find in personal electronics, household appliances, vehicles, and other devices. On a
larger scale, storage of energy from the electricity grid requires storage that is adequate for larger
volumes of energy.
Battery Storage Information
The battery storage project in the City of La Mesa will consist of 14, state-of-the-art Tesla Megapack
containers, requiring approximately 9,000 square feet of land, including the perimeter (the “Project”).
The Tesla Megapack is an all-in-one utility-scale energy storage system optimized for cost and
performance. It scales to the space, power, and energy requirements of any site from 2 MWh to 1
GWh+. The product is a complete energy storage solution including DC batteries, bi-directional
inverter, thermal system, and a Tesla Site Controller with intelligent software. Megapacks have the
most advanced battery technology and dispatch optimization software to quickly learn and predict a
facility’s energy patterns.
The Megapack containers dimensions are 23’5” (l) x 5’3” (w) x 8’3” (h). The Project site will be fenced
using an attractive stone compost on all sides, with landscaping that is appropriate to the context of
the La Mesa Site. We have provided a rendering illustrating fencing and landscaping for the project
site as part of the application materials.
The Project will primarily provide voltage support to seven local San Diego Gas & Electric (SDG&E)
circuits passing from the Murray substation to the local community. The addition of battery storage
to these circuits will provide back-up power to approximately 14,000 homes in La Mesa, while lowing
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the chances of a local blackout and providing power supply to the grid during times of peak demand.
The Project will also help lower electricity prices to the end user, and reduce the chances of a local
brownout. The Project site is uniquely qualified for a battery energy storage project within the City
of La Mesa, given its location across the street from the city’s only SDG&E substation.
ESS is projecting an investment of more than $20mm in the Project, none of which will be funded by
SDGE, San Diego Community Power, and/or any public grants. ESS will invest 100% of the costs
required to develop, own, and operate the Project with its own funding. In addition, The Project will
be uniquely qualified to provide Resource Adequacy (“RA”) to the new San Diego CCA (San Diego
Community Power, or SDCP) and/or SDG&E from a clean resource. Both SDCP and SDG&E are
required to own or contract with sufficient resources to meet their share of the California
Independent System Operator (“CAISO”) system’s peak demand, plus a Planning Reserve Margin
(“PRM”) of 15%. This “System” RA obligation ensures that those resources will be available to serve
CAISO demand when needed. The RA program also requires each entity to procure a certain amount
of its RA from “Local” resources that are sited in certain load pockets where supply is needed due to
insufficient transmission to serve the entire load (e.g., SF Bay Area, LA Basin, San Diego,
etc.). Currently, the only resources that can provide RA are fossil fuel or nuclear fueled generation
facilities. However, since a battery storage system can be dispatched (i.e. provide power on demand),
it is the only clean resource that can provide RA, and our project will therefore be able to complement
SDCP’s goal of achieving 100% renewable power.
The Project will be regulated by the Federal Energy Regulatory Commission, or FERC. FERC is an
independent federal government agency that regulates the interstate transmission of electricity,
natural gas, and oil. Part of FERC’s responsibilities is to regulate the transmission and wholesale sales
of electricity in interstate commerce; reviewing the siting applications for electric transmission
projects under limited circumstances; protecting the reliability of the high voltage interstate
transmission system through mandatory reliability standards; and monitoring and investigating
energy markets. FERC regulatory requirements are enforced through imposition of civil penalties and
other means.
The Project will also have long-term Interconnection Agreements with SDG&E to provide storage
services for seven of its circuits at the Murray Substation, and operating agreements with the
California Independent System Operator (“CAISO”) to provide it with frequency control services,
energy supply, and other ancillary services. CAISO manages the flow of electricity across the highvoltage, long-distance power lines for the grid serving 80 percent of California and a small part of
Nevada. The nonprofit public benefit corporation keeps power moving to homes and communities.
Outcomes
The system will store approximately 42 MWh of power, which will be used to:
•

Provide emergency backup power as an essential part of the City’s resilience plan. The battery
storage project will be highly reliable and decrease the likelihood of a local power outage by
providing frequency stability to the San Diego Gas & Electric (“SDG&E”) system and will deliver
power in the event of a blackout.

•

Allow more renewable energy to be placed on the grid by helping to stabilize the SDG&E
system, playing a crucial role in California’s goal to achieve 100% renewable power by 2045.
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The Project will not impact air quality since the use will not generate emissions or odors;
additionally, battery storage does not require water use.
•

Improve cost efficiencies of electric power. The Project will provide more electricity to the
grid during periods of high demand (and highest cost), by charging during periods of lower
cost electricity when there is low demand. This will not only help lower the cost of power, but
also lowers the risk of having critical downtime for local businesses that is essential to
economic recovery and retention and provides stable electric service to local residents.

•

The Project supports public health & safety by increasing use of renewable energy to displace
power generation from nuclear, coal, and gas-fired facilities.

Battery-based energy storage provides flexibility to the electrical grid by storing energy produced
during periods of oversupply and discharging to the electrical grid during periods of high demand. A
battery system can provide instantaneous response, as compared to a slower ramping rate of a
traditional gas-fired generation resource and can provide this response repeatedly in all hours. Energy
storage speed of response serves to reduce the total amount of reserve power needed to manage the
grid effectively, providing savings and reliability benefits. The Project establishes a clean, reliable
resource that would help integrate renewables, reduce dependence on gas-fired generation,
eliminate ocean water for cooling, reduces water use, and reduces GHG and criteria air pollutant
emissions. The Project meets SDG&E's capacity requirements and contributes to their energy storage
mandate.
The Project is being developed, and will be owned and operated by EnerSmart Storage, LLC (“ESS”).
Located in La Jolla, the EnerSmart Storage management team has nearly 50 years of combined
experience developing financing and operating energy projects. EnerSmart Storage’s projects help
grid operators orchestrate the balancing act between intermittent supply of energy from renewable
energy sources, such was wind and solar, with the daily energy demands of the local community. To
learn more about our company and projects, please visit our website at: www.enersmartstorage.com.
1.2

PROJECT LOCATION

The Project site is located at 8135 El Paso Street in La Mesa (See Appendix 1).
1.3

ENVIRONMENTAL SETTING

1.3.1

Surrounding Uses

The Project site is immediately adjacent to residential and commercial uses. On the north side of the
Project is the SDG&E Murray substation, into which the Project will interconnect underground. On
the east and south sides of the Project site are retail shopping malls, and on the west side are three
homes, located approximately 30 feet in elevation above the Project site.
1.3.2

Project Site

The Project site will be comprised of 9,000 square feet within a 22,644 square foot parcel (675-07022-00). The Project site was formerly the home of a small office, which has since been demolished.
The site where the battery storage units will be placed is flat, with an elevation of approximately 620
feet above sea level.
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Site aerials are provided in Appendix I.
1.3.4

Land Use and Zoning Designations

According to information received from the City, the property is within the CN-D (Neighborhood
Commercial) zone district. As noted, battery storage is a relatively new type of use that is not currently
contemplated in the City’s Zoning Code. Although the City’s Zoning Code, §24.06.020 Permitted
structures and uses, does not directly address battery storage in the CN-D zoning district; the Table
does allow uses associated with public utilities subject to approval of a Site Development Plan
Application. The ESS battery storage use is installed and operated with the approval of the public
electric utility provider, SDG&E. The City’s Municipal Code 24.04.010.e defines a utility as: “(e)
"Utility" includes all persons or entities supplying electric, communication or similar or associated
service by means of electrical materials or devices.”
The battery storage facility supports adopted City energy policies. The City of La Mesa has expressed
a strong commitment to Conservation and Sustainability in the 2012 General Plan. The proposed use
supports one of the objectives in the Conservation and Sustainability Element, CS-14 Collaboration
with partner agencies, utilities, and businesses to support a range of energy efficient and conservation
measures. Additionally, the City of La Mesa adopted a robust Climate Action Plan (CAP) in March
2018. The CAP specifically encourages the use of battery storage paired with solar energy to provide
efficient and reliable power as part of the solar energy program. ESS’s battery storage facilities
support storing energy consistent with the City’s CAP implementation plan objectives.
The proposed use is consistent with the City’s General Plan and CAP goals. ESS is requesting that the
City determine that battery storage is allowed use in the CN-D district subject to approval of a Site
Development Plan Application.
1.5

PROJECT CHARACTERISTICS

1.5.1

Project Components

The Project proposes to construct 21 megawatts (MW) / 42 MWh’s of battery energy storage and
would utilize advanced technology batteries and control systems contained within an approximately
9,000 square foot fenced area. The proposed BESS would consist of 14, 23.5-foot long, 5.25-foot wide,
and 8.25-foot tall battery storage containers on individual concrete equipment pads. The battery
storage containers would be set back at least five feet from the fence line and would be separated by
a minimum of five feet from each other. The Project would provide electrical service for the local
electric utility, SDG&E, and the California Independent System Operator (“CAISO”). In addition to the
batteries, the system would contain seven transformers on individual concrete equipment pads,
mechanical equipment such as electrical controls, and heating, ventilation, and air conditioning
(HVAC) units. Ground disturbing activities and grading quantities and are discussed in Section 1.6,
Phasing and Construction.
The detailed list of major equipment is as follows:
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•
•
•
•
•
•
•
•
•
•

Batteries (Tesla modules assembled and connected in racks). Please see the attached
Tesla product specification brochure.
Power Conversion System (PCS - i.e., Power Electronics inverters) to convert direct
current into alternative current and vice versa. Each PCS is 3 Mega Volt Amp (MVA) power
capacity, with noise levels < 75 A-weighted decibels (dBA).
HVAC systems to keep battery cores at optimal operating temperature.
Fire suppression systems in each container equipped with early smoke detection, alarms
and remote monitoring
Low and medium voltage electrical switching equipment
Computer and telecommunications equipment
Low-voltage transformers
Low-voltage switchgear
Security lighting and fencing
Signage

Appendix II, Conceptual Site Plan, illustrates the proposed BESS facility layout.
1.5.2

Utilities and Stormwater

The BESS building would not include restroom facilities; thus, no septic system or sewer connection
would be required. No groundwater will be used for any purposes during construction or operation
phases of the Project. Limited water required during the construction phase would be trucked in as
necessary.
If necessary, stormwater drainage facilities would be constructed in compliance with San Diego 2015
MS4 permit requirements. In addition, the Project would implement stormwater Best Management
Practices (BMPs) during construction, including erosion/sediment control and materials/waste
management.
1.5.3

Parking

The Project will not require any parking spaces, as all operations and monitoring will be done
remotely. Any required, routine maintenance can be done using existing parking spaces.
1.5.4

Access Roads

The Project site may be accessed from El Paso Street which is a public street. No access roads are
currently planned within the Project site other than at the front entrance.

1.5.5

Landscaping/Open Space

New landscaping would be designed to screen the proposed project facilities from El Paso Street.
Landscape design would be in compliance with the La Mesa Fire Code and Consolidated Fire Code,
including fuel modification zone requirements and minimum distances between trees. ESS plans to
hire a local landscaping company to provide contracted maintenance services, including landscaping,
approximately once per month.
5

The proposed battery storage facility has been designed to avoid sensitive resources. The proposed
development would conform to the natural topography of the site to the maximum extent
practicable. Battery storage containers and inverters/transformers would be placed on individual
concrete equipment pads to allow for incorporation of the elevation change of the natural
topography. The majority of the proposed facility would consist of permeable gravel infill.
A perimeter wall/fence will be installed, in keeping with the context of the residential neighborhood
that is in proximity to the site, a 6’ masonry wall will be provided along the west perimeter. Downlit
security lighting mounted on the containers will be installed for security. Pathway surface materials
for maintenance vehicles and public safety vehicles will be installed in accordance with City
requirements.
ESS understands the Project is subject to design review by the City’s Design Review Board, and
enhancements will be incorporated into the Project to ensure that the site is thoroughly screened
from all directions. This will include dense landscaping along the fencing and decorative fencing of a
sufficient height relative to the equipment.
1.5.6

Project Operations

The system would begin commercial operations approximately six months after receiving City
approval; the system has a planned useful life of 20 years. ESS would be the system owner and
operator. The Project would be primarily operated remotely by ESS personnel; thus, no restroom or
office facilities are proposed. The long-term operational workforce would entail ESS-contracted
maintenance staff who would maintain the facilities on a periodic basis over the project life.
Planned maintenance would typically be developed and scheduled a few months in advance. Typical
maintenance intervals for major project components include:
•
•
•
•
•

Fire protection system – twice a year
HVAC – twice a year
Battery core – once a year
Relay protection – once every two years
Project performance testing – once a year

The Project is designed with multiple automatic and manual power-down/safety mechanisms.
Electrical and fire systems are designed to open breakers automatically during fault conditions. Each
container fire protection system would have a signal that would trigger container power-down during
fire, electrical fault, overheating, etc. The entire project power-down would occur automatically
during electrical fault conditions (e.g., high-voltage, high-frequency, ground fault etc.). In addition,
the project would be equipped with breakers that could be opened manually to power-down different
equipment or the project as a whole. The manual power-down could be done by local personnel or
remote operator.
The Project is designed to be in operation for 20 years. After completion of 20 years of operations,
the project’s electrical equipment (breakers, transformers, inverters) would be removed and recycled.
Project batteries would be returned to the battery manufacturer for recycling. Equipment foundations
and pads would be demolished and removed.
6

1.6

PHASING AND INSTALLATION

The Project would be installed in a single phase by Core States Group of Ontario, CA. Installation of
the Project is anticipated to begin approximately five months after planning approval, and the
duration would be approximately two months. Installation would occur Monday through Saturday,
between the hours of 7 AM and 7 PM.
Installation activities would include foundation/concrete work, building construction,
electrical/HVAC/fire protection installation, battery rack installation, battery/inverter/controls
installation, and grading/paving. Recycling, reduction, and reuse of materials would be incorporated
whenever feasible. Construction equipment to be used would include a scraper, excavators, dump
trucks, a drum roller, forklifts, a crane, pump trucks, concrete trucks, manlifts, and a boom truck.
The total area of disturbed soil to be graded would be approximately 9,000 square feet. Give the
existing Project site is very flat, proposed grading activities would require minimal cut and fill. Limited
water required during the construction phase would be trucked in as necessary.
1.7

PERMITS AND APPROVALS

To be determined
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SITE DESIGN ASSOCIATES, INC.
2295 Needham Road #72, El Cajon, CA 92020; (619) 540-7462
EMAIL: ken@site-design-associates.com

April 13, 2021

Sent by-email: kkusiak@ci.la-mesa.ca.us

City of La Mesa
Community Development Department
8130 Allison Avenue
La Mesa, California 91942
Attention:
Re:

Kerry Kusiak, Director of Community Development

8135 El Paso Street
J-1545

Dear Mr. Kusiak:
As the Engineer of Work since 2003 for the property located at 8135 El Paso Street, I am
pleased to provide a history of the subject property for the Planning Commission’s
consideration:
•

•
•

•

Initially developed in the 1960's with a 400 square foot real estate sales office
serving the neighboring Lakeview Estates (a single-family residential
development), the original builder of the development did not place any homes on
the property due to its proximity to the commercial area and the shape of the
parcel.
Upon the completion of Lakeview Estates, the building was rented to a dog
grooming business for many years. Upon closing of the dog grooming business,
the building was vacated, vandalized and eventually burnt down.
Undeveloped thereafter for a number of years, the property was processed in 2003
for a 15-unit condo project which was approved in 2007. The project developer
was unable to obtain bank approval for residential use, again due to the location
of the electric substation across the street.
In 2018, an apartment complex project was approved. However, because of very
high construction costs and financing concerns due to the substation across the

Page 1 of 2
Attachment C

street there was little or no interest in building apartments on the site. The
property remains vacant.
The property is an infill property with an irregular shape and an existing padded area
transitioning between existing commercial and residential development. I believe the
proposed electric battery storage facility is an excellent use for this land given its shape
and proximity to the existing electric substation. This provides a much-needed useful
resource for the residents of the City of La Mesa.
If you have any additional questions about this property, please feel free to contact me at
(619) 540-7462 or by e-mail: ken@site-design-associates.com

Thank you for your consideration on this matter.

Sincerely,

Kenneth J. Discenza, PE
President
KJD;kd
c:

Marvin Zigman (marvin@mesarealty.net )
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MINUTES
LA MESA PLANNING COMMISSION MEETING
Wednesday, April 7, 2021
This meeting was conducted utilizing teleconferencing and electronic means consistent with
State of California Executive Order N-29-20 dated March 17, 2020, regarding the COVID-19
pandemic.
The La Mesa Planning Commission held a meeting on April 7, 2021, in the La Mesa City
Council Chambers located at 8130 Allison Avenue, La Mesa, California.
The Agenda for this meeting was posted on April 1, 2021, at 11:45 a.m., on the Bulletin Board
next to the entrance to the City Council Chambers, 8130 Allison Avenue, La Mesa, California.
Planning Commission members present were Cooper, Hottel, Jones, Newland, and Podeswik.
Chairman Torpey was absent.
Staff members present were Community Development Director Kerry Kusiak, Senior Planner
Allyson Kinnard and Assistant Planner Laura Traffenstedt.
Prior to the start of the meeting, Mr. Kusiak asked that the Commissioners nominate someone
to lead the meeting as Chairman Torpey was absent and the Commission is currently without a
Vice Chair.
ACTION: Commissioner Hottel made a motion to nominate Commissioner
Newland to lead the meeting. The motion was seconded by
Commissioner Cooper. Motion carried with 5 in favor, 0 opposed
and 1 absence (Torpey).
Item 1.

The meeting was called to order at 7:00 pm.

Item 2.

Commissioner Cooper gave the invocation and led the Pledge of Allegiance.

Item 3.

Deletions from the Agenda/Urgent Additions to the Agenda/Additions to the next
Agenda – None

Item 4.

Public Comment (non-agenda items) – None.
Note: In accordance with State Law, an item not scheduled on the Agenda may be
brought forward by the general public for discussion; however, the Commission will
not be able to take any action at this meeting. If appropriate, the item will be referred
to staff or placed on a future agenda.

Item 5.

Procedural Rules for the Conduct of Hearings
ACTION: As no hearings were agendized, Commissioner Podeswik made a
motion to leave out the reading of the Procedural Rules. The motion
was seconded by Commissioner Hottel. Motion carried with 5 in
favor, 0 opposed and 1 absence (Torpey).

Item 6.

Hearings – None

Item 7.

Business

7a. Extension of Tentative Tract Map TTM 05-11 (Zigman) – A request for a 12-month
extension of an approved tentative tract map for a one-lot subdivision of property for a proposed
mixed-use development at 8135 El Paso Street in the CN-D (Neighborhood Commercial / Urban
Design Overlay) zone
Ms. Traffenstedt presented the staff report.
The Commissioners discussed the project and felt that the project was designed well.
ACTION: Commissioner Cooper made a motion to approve the extension.
The motion was seconded by Commissioner Jones. Motion carried
with 5 in favor, 0 opposed and 1 absence (Torpey).
Mr. Kusiak read the appeal procedures.
7b. Approval of the April 7, 2021 minutes
ACTION: Commissioner Podeswik made a motion to approve the minutes as
written. The motion was seconded by Commissioner Cooper.
Motion carried with 5 in favor, 0 opposed and 1 absence (Torpey).
7c. Assignment of the Invocation and Procedural Rules
Commissioner Hottel will give the Invocation and Commissioner Podeswik will read the
Procedural Rules at the next meeting.
8. Informational Items
Mr. Kusiak mentioned that the Housing Element had been sent to HCD.
There being no further business before the Commission, the meeting was adjourned at
7:30 p.m.
Respectfully submitted,
Cheryl Davis
Administrative Coordinator
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