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SUMMARY
The San Diego Local Agency Formation Commission (LAFCO) will consider a
reorganization proposal filed by resolution of the City of Escondido to annex
approximately 17.9 acres of unincorporated territory located within its sphere
of influence. The proposed reorganization includes concurrent detachments
of the affected territory from the Deer Springs Fire Protection District (FPD)
and County Service Area (CSA) No. 135 (regional communications) in
conjunction with Escondido assuming service responsibilities. The primary
purpose of the reorganization is to facilitate the proposed 34-unit singlefamily residential development known as “North Avenue Estates.” An initial
version of the proposal was approved by the Commission in August 2008, but
subsequently terminated before recordation as a result of Escondido
objecting to a special approval term to address potential development
impacts on adjacent septic systems along Laurashawn Lane. Staff believes
the current development plan includes sufficient revisions to remedy these
earlier concerns, and it is recommended the Commission approve the
reorganization without modifications and waive protest proceedings.
Standard terms are also recommended.
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BACKGROUND
Applicant Request |
Affected Territory as Proposed
San Diego LAFCO has received an application from the City of Escondido (“Escondido”) on
behalf of interested landowners requesting approval to annex approximately 17.9 acres
within the City’s sphere of influence. Escondido is also seeking concurrent approval to
detach the affected territory from Deer Springs FPD and CSA No. 135 (regional
communications) in conjunction with the City assuming the associated services. As
submitted, the affected territory includes five unincorporated parcels located along North
Avenue and divided between two non-contiguous areas as described below.
•

Area “A” includes three of the five subject parcels and located immediately north of
the intersection of North Avenue and Conway Drive. Two parcels are undeveloped
and subject to a development approval as detailed in the succeeding sections.
These two parcels are identified as 224-153-19 and 224-153-20 and are approximately
1.25 and 16.48 acres in size, respectively. The third parcel is developed with one
single-family residence and is identified as 224-153-15. The third parcel is also already
connected to Escondido’s wastewater system via an earlier LAFCO-approved
contractual service agreement between the landowner and the City.

•

Area “B” includes two of the five subject parcels and is located approximately 1,200
feet west of Area A near North Avenue’s intersection with North Broadway Street.
The two parcels are each developed with one single-family residence and are
identified as 224-331-14 and 224-331-16. These two parcels are also already
connected to Escondido’s wastewater system through earlier LAFCO-approved
contractual service agreements between the respective landowners and the City.

Affected Territory
Area A

“A”

- Three Parcels
- One Parcel is Developed with SFR *
- Two Parcels are Undeveloped;
Subject to 34-lot Subdivision
Area B
- Two Parcels
- Both Developed with SFR *

“B”

* Already Connected to City Wastewater
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Subject Agencies
The proposed reorganization involves three subject agencies whose service areas would be
affected by the associated boundary changes: Escondido; CSA No. 135 (regional
communications) and Deer Springs FPD. 1 A summary of the subject agencies follows.

1
2
3
4
5
6
7

•

Escondido is located in northern San Diego County and encompasses approximately
23,200 acres or 36.2 square miles. It is bordered by the incorporated Cities of San
Marcos to the east and San Diego to the south as well as the unincorporated
communities of Harmony Grove, Elfin Forest, Eden Hills, Hidden Meadows, Valley
Center, San Pasqual, Lake Hodges, and San Dieguito. Escondido was incorporated
in 1888 and is governed by a five-member city council consisting of a directly-elected
at-large mayor and four councilmembers elected by district. The estimated resident
population is 150,760. 2 Escondido presently provides a full range of municipal
services marked by land use and community planning, fire and police protection,
emergency medical, wastewater, water, and recycled water. 3 LAFCO established a
larger-than-agency sphere of influence for Escondido in 1979, which was last
reviewed and affirmed in 2008 and includes 19,619 non-jurisdictional acres. 4

•

Deer Springs FPD is an independent special district that provides fire protection and
emergency medical services within an approximate 28,260 acre or 44.2 square mile
jurisdictional boundary in northern San Diego along the I-15 corridor. Escondido is
directly to the south. Deer Springs FPD was formed in 1981 and is governed by a
five-member board of directors that are elected at-large to four-year terms. The
estimated resident population in Deer Springs FPD is 12,737. 5 Fire protection and
emergency medical services – which includes advance life support – is provided by
Deer Springs FPD through a contract with CALFIRE. This contract provides staffing
for three FPD fire stations: (1) 8709 Circle R Drive; (2) 1321 Deer Springs Road; (3)
10308 Meadow Glen Way East. 6 LAFCO established a smaller-than-agency sphere of
influence for Deer Springs FPD in 1983. The sphere was last reviewed and affirmed
by LAFCO in 2014 and excludes 8,020 jurisdictional acres – including the affected
territory – with the majority located to the south towards Escondido.

•

CSA No. 135 is a dependent special district that provides regional communications
throughout its approximate 2,393,485 acre or 3,739.8 square mile jurisdictional
boundary that includes all unincorporated lands as well as 10 of the 18 local cities. 7
(It also provides fire protection and emergency medical services within a LAFCOactivated latent power area of its jurisdictional boundary. The affected territory is

State law defines “subject agency” to mean any district or city for which a change or organization or reorganization is proposed.
Referenced source is San Diego Association of Governments, 2016 estimates.
Rincon Del Diablo Municipal Water District also provides water and fire protection services within portions of Escondido.
The next scheduled sphere of influence review is 2018-2019.
Referenced source is San Diego Association of Governments, 2016 estimates.
Auxiliary services are also provided from the CALFIRE station at 1127 West Lilac Road.
Cities within CSA No. 135 are Carlsbad, Del Mar, Encinitas, Imperial Beach, Lemon Grove, Poway, San Marcos, Solana Beach, Santee, and Vista.
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not located within the activated latent power area.) CSA No. 135 and its regional
communication services were established in 1994 to support the funding and
operation of an 800 MHz communications system for public safety personnel. The
estimated resident population in CSA No. 135 is 1,057,005. 8 LAFCO established a
sphere of influence in 1994 for CSA No. 135 that is coterminous with the county
boundary. The sphere was last reviewed and affirmed in 2007.
Affected Local Agencies
The affected territory is presently located within the jurisdictional boundaries of the
following local agencies directly subject to San Diego LAFCO. 9
•
•
•
•
•
•

Deer Springs FPD *
CSA No. 135 (regional communications) *
Rincon del Diablo MWD
North County Cemetery District
Palomar Health Healthcare District
Resource Conservation District of Greater San Diego County
* Subject to the proposed reorganization

ADDITIONAL BACKGROUND
Earlier Proposal and Commission Action
The affected territory was previously subject to a proposed reorganization submitted by
Escondido to San Diego LAFCO in 2006. 10 The earlier proposal similarly sought to facilitate
the subdivision and development of Area A to include 34 single-family residence lots.
(Area B was not included in the initial proposal.) The proposal was considered and
approved by LAFCO in August 2008 with a condition imposed by the Commission to
address the potential need for the remedial extension of Escondido wastewater services to
impacted adjacent properties along Laurashawn Lane. Escondido did not agree to the
condition and the proposal was subsequently terminated in 2009 due to a failure to
complete terms within a specified period. Additional background details concerning the
earlier proposal are provided as part of an attached memorandum.

8
9
10

Referenced source is San Diego Association of Governments, 2016 estimates.
State law defines “affected local agency” as any entity that contains, or would contain, or whose sphere of influence contains or would
contain, any territory for which a change or organization is proposed or ordered.
LAFCO Ref. No. RO06-18.
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DISCUSSION
This public hearing item is for San Diego LAFCO to consider approving – with or without
modifications – Escondido’s reorganization proposal to annex the affected territory along
with the corresponding boundary changes to detach from Deer Springs FPD and CSA No.
135 (regional communications). The Commission may also consider applying conditions of
approval for the reorganization so long as it does not directly regulate land use, property
development, or subdivision requirements. Specific and concurrent action approvals
underlying the requested reorganization under LAFCO law follows.11
•

Annex the affected territory to Escondido.

•

Detach the affected territory from Deer Springs FPD.

•

Detach the affected territory CSA No. 135 (regional communications).

Additional discussion with respect to proposal purpose and Commission focus follows.
Proposal Purpose
The primary purpose of the proposed reorganization before San Diego LAFCO is to
facilitate the development of a 34-unit single-family residential subdivision within two of
the three parcels comprising Area A. This planned development is consistent with
Escondido’s General Plan, pre-zoning, and tentative subdivision map approvals specific to
the subject parcels. 12 Markedly, and in order for the development to proceed, annexation
is necessary given the need to establish public wastewater services to support the density.
Escondido’s conditional development and pre-zoning approvals are accordingly contingent
on LAFCO approval of the reorganization. The secondary purpose of the proposal is to
bundle the annexations of three developed unincorporated properties in Areas A (one
parcel) and B (two parcels) that are each presently connected to Escondido’s wastewater
system under contractual service agreements due to a failed or failing septic system.
Present and Proposed Development Potential
As detailed in Appendix A, the affected territory (Areas A and B) as proposed is planned for
single-family residential use under both the County of San Diego and Escondido General
Plans. Differences exists with respect to prescribing minimum lots sizes with the County
requiring 1.0 acres and Escondido requiring 0.5 acres with associated ancillary standards –
including the availability of public wastewater services. Escondido’s prezoning further
prescribes potential uses. The two undeveloped parcels in Area A are prezoned as Planned
Development – Residential (PD-R 1.97) and allows for the referenced approval of the 34-lot
11

12

The detachment to Deer Springs FPD would necessitate an automatic change to the FPD sphere of influence. This change is considered
ministerial give it is tied to the Commission’s decision on whether to proceed with the detachment. No changes to the CSA No. 135 sphere
would be necessitated as a result of approving the reorganization.
Reference to (TR916/SUB0007-18).

5|P a g e

San Diego LAFCO
October 1, 2018 Regular Meeting
Agenda Item No. 11 | North Avenue Estates Reorganization (City of Escondido)

subdivision. This prezoning assignment does not permit accessory units that are not part of
the original approvals, and therefore no additional intensity exists. The remaining three
developed parcels in Areas A (one parcel) and B (two parcels) are prezoned as Residential
Estates (RE-20), and as such prohibits additional development given they become legal nonconforming lots with no allowance for accessory units.
Commission Focus | Policy Considerations
The affected territory as proposed is contiguous with Escondido’s incorporated boundary
at North Avenue and is part of a large unincorporated area located within the northern
portion of the City’s sphere of influence. This pre-existing sphere determination by San
Diego LAFCO narrows the Commission’s consideration of the reorganization proposal to
two central and sequential policy items. These policy items ultimately take the form of new
determinations and serve to orient the Commission for consideration of the stand-alone
merits of the (a) timing of the proposed reorganization and (b) whether discretionary
boundary modifications or conditional approval terms are appropriate. The Commission
must also consider other relevant statutes as detailed in the proceedings sections.
ANALYSIS
The analysis of the reorganization is organized into two subsections. The first subsection
pertains to evaluating the central issues referenced above regarding the timing of the
reorganization relative to the factors mandated for review by the Legislature and local
policies as well as whether modifications to the submitted proposal area boundary or
application of conditional terms are appropriate. The second subsection considers issues
required by other applicable State statutes. This includes making findings under the
California Environmental Quality Act (CEQA) and the disposition of protest proceedings per
Government Code Section 57002(c).
Central Policy Items
Item No. 1 |
Proposed Reorganization Timing
The proposed reorganization involves annexation to Escondido with concurrent
detachments from the Deer Springs FPD and CSA No. 135 (regional communications). San
Diego LAFCO’s authority over city annexations involve several statutory prerequisites for
the affected territory, including: consistency with the adopted sphere of influence;
contiguity with the incorporated territory; and establishment of prezoning in advance of
the annexation. Proposed jurisdictional changes are also evaluated per the required
proposal review factors and for conformance with local policies and procedures.
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The timing of the proposed reorganization appears appropriate and highlighted by the
analysis of the 16 proposal review factors required for consideration under LAFCO law and
detailed in Appendix A. The majority of the prescribed factors evaluate the impacts of the
proposed reorganization on the service and financial capacities of the receiving entity:
Escondido (emphasis added). No single review factor is intended to be determinative as
the factors collectively provide a uniform baseline for LAFCO to evaluate and consider
proposed boundary changes in context with the Commission’s own adopted policies and
practices. A summary of key conclusions generated in the staff review of these factors for
the proposed reorganization follows.
•

•

Service Needs
The reorganization includes unincorporated territory located within Escondido’s
sphere of influence and contiguous with the incorporated territory. Annexation of
the affected territory would represent a logical and orderly expansion of
Escondido’s incorporated boundary and would not create islands or corridors of
unincorporated territory. Additional details on service needs follow.
-

The Commission has previously designated Escondido as the appropriate future
and long-term land use authority and primary service provider for the affected
territory through the long-standing inclusion of the subject parcels within the
sphere of influence. Annexation now to Escondido memorializes this standing
expectation and accommodates the expressed interest of all affected
landowners as evident by their written consent to the proceedings.

-

Approval would affirmatively respond to the Commission’s policy interest to
match known and specific development in urbanizing areas with municipal
providers with an emphasis in facilitating connections to public wastewater
systems when possible.

Service Capacities and Levels
Escondido would assume service responsibilities for the affected territory upon
annexation and highlighted by providing wastewater, fire protection and emergency
medical, and law enforcement to all five subject parcels. A review of existing
capacities and levels indicates Escondido has sufficient controls and resources to
accommodate demands within the affected territory at their planned and maximum
uses. Additional details on service capacities and levels follow.
-

Wastewater: An existing sewer main lies within the public right-of-way on North
Avenue and immediately adjacent to the affected territory and allows for lateral
connections to the two undeveloped parcels in Area A. (The three remaining
parcels in Areas A (one parcel) and B (two parcels) are already connected.)
Escondido’s existing wastewater system is presently operating at 70% of capacity
and can readily assume projected demands associated with the development of
Area A and the North Avenue Estates project.
7|P a g e
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•

-

Fire Protection and Emergency Medical: Escondido’s closest fire station to the
affected territory is located at 1808 North Nutmeg Street (Station No. 3). This
station – which is one of seven located within Escondido – houses one paramedic
fire engine and one wildland brush engine and staffed 24 hours. It is
approximately 2.8 miles from the affected territory. Analysis performed by
Escondido in reviewing the underlying development project identified response
times from Station No. 3 to the affected territory would meet the 7.5-minute
response standard established in the City General Plan.

-

Law enforcement: Escondido presently employs 170 sworn and 69 non-sworn
support personnel; the former producing a ratio of 1.1 officers for every 1,000
residents. Operations are provided out of a single station at 1163 North Centre
City Parkway and is approximately 3.1 miles from the affected territory with an
approximate travel time of less than 6.0 minutes.

Service Funding and Costs
Escondido has overall financial resources to assume and provide municipal services
to the affected territory in support of its current and planned development.
Additional details on service funding and costs follows and further addressed in the
accompanying footnote. 13
-

Escondido finished 2016-17 with high liquidity with an overall current ratio of 12.8
(i.e., $12.80 in current assets for every $1.00 in current liabilities).

-

Escondido finished 2016-17 with modest capital with an overall debt ratio of 53%
(i.e., a slightly more than half – $53.00 of every $100.00 – of all assets are
financed.) This ratio includes deferred outflows/inflows related to pensions.

-

Escondido finished 2016-17 with a positive bottom line with a total margin of 1.5%.

Conclusion | Merits of Reorganization Timing
The timing of the reorganization and transfer therein of land use authority and other
specified services to Escondido is warranted. Justification is marked by the preceding
analysis and highlighted by accommodating the planned development within Area A of
the affected territory through Escondido’s land use and service powers. Additional
analysis supporting the conclusion is provided in Appendix A.

13

Development agreement associated with the North Avenue Estates project provides for payment of development fees and general fees to
Escondido in the amount of $425,000 or $12,500 for each of the 34 residential lots. Escondido has agreed to provide the owner with fee credits
towards the deficiency fees in the amount of the actual costs of the project’s proposed drainage improvements not to exceed $100,000.
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Item No. 2 |
Proposal Modification and Terms
Staff has not identified any potential boundary modifications to the proposal that merit
consideration by San Diego LAFCO at this time. Standard terms also appear appropriate to
apply to the reorganization. This latter comment – importantly – differs from a
determination made in the review of the earlier 2008 proposal in which staff
recommended and the Commission approved a condition to address potential septic
impacts on neighboring properties along Laurashawn Lane. For reasons addressed in the
succeeding sections and detailed in the attached memorandum, the revisions to the
development plan provide substantive assurance of no impacts to the adjacent septic
systems, and as such staff is not recommending additional conditions of approval.14
Conclusion | Merits of Modifications and Terms
No modifications appear warranted. Standard terms are recommended. This latter
conclusion substantiates the development plan associated with Area A appropriately
mitigates concerns previously identified by LAFCO in the review of the initial proposal
in 2008 involving impacts to adjacent septic systems on Laurashawn Lane.
Other Statutory Considerations
Exchange of Property Tax Revenues
California Revenue and Taxation Code Section 99(b)(6) requires the adoption of a
property tax exchange agreement by the affected local agencies before LAFCO can
consider a jurisdictional change, unless an applicable master property tax transfer
agreement is adopted per Revenue and Taxation Code Section 99(d). Escondido and the
San Diego County Board of Supervisors have adopted a master agreement governing the
exchange of property taxes associated with various boundary changes. This master
agreement applies to the reorganization and will provide Escondido a net property tax
transfer of $1,244 of annual property tax revenue under current assessed valuations.

14

It is similarly noted the modification of the reorganization to include the adjacent Laurashawn Lane properties as a means to holistically
address LAFCO’s long-term interest in establishing public wastewater services to the properties does not appear viable at this time for two
reasons. First, and as a prerequisite to annexation, Escondido policy requires streets to be improved to city standards with respect to width
and cannot be readily achieved on Laurashawn Lane given existing setbacks. Second, and as a means to establish public wastewater via
annexations or outside service extensions, a sewer main would need to be extended from North Avenue to and along Laurashawn Lane at a
cost that appears prohibitive to the landowners and in the absence of a long-term financing plan. (LAFCO staff estimates the approximate
costs to establish wastewater to the portion of Laurashawn Lane immediately adjacent to the affected territory is $1.220 million and includes
bundling construction costs, connection fees, and related administrative charges.)
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Environmental Review
Escondido serves as the lead agency for assessing potential impacts of the proposal under
the California Environmental Quality Act (CEQA) (Public Resources Code, Sec. 21000, et
seq.) and the State CEQA Guidelines (California Code of Regulations Sections, 15000, et
seq.) given the City has initiated the reorganization by resolution. In 2006, Escondido
adopted an Initial Study and Final Mitigated Negative Declaration (MND) for the
underlying development and identified potential significant environmental impacts in the
categories or biological resources, cultural resources, noise, and mandatory filing of
significance. 15 Following revisions to the proposed development, Escondido determined
that no new impacts would occur from the modified project and subsequently approved
an Addendum to the MND in 2016. Staff recommends the Commission concur with
Escondido and adopt the findings of the MND and Addendum as a responsible agency.
Protest Proceedings
Protest proceeding for the reorganization may be waived by San Diego LAFCO should the
Commission proceed with an approval under Government Code Section 56662. The
waiver appropriately applies under this statute given the affected territory is uninhabited
as defined under LAFCO law, no subject agency filed an objection to waiving protest, and
the landowners have consented to the underlying actions. 16
RECOMMENDATION
Staff recommends San Diego LAFCO approve the reorganization consistent with
Alternative One as outlined in the proceeding section. Approval provides for the
anticipated and orderly annexation of the affected territory to Escondido consistent with
its existing sphere of influence as well as current service capacities necessary to support
current and planned development of the subject parcels. Associated boundary changes to
detach the affected territory from Deer Springs FPD and CSA No. 135 are similarly
warranted and achieve governmental efficiencies by streamlining municipal services for
the affected territory through one provider.
The above recommendation acknowledges there are ongoing concerns of adjacent
landowners on Laurashawn Lane regarding potential impacts of the reorganization to
their unincorporated properties. Specifically, and due to the proximity of the proposed
development of Area A to their septic systems, several adjacent landowners have
requested additional assurances from Escondido and/or LAFCO that impacts will not occur
and – if needed – that their properties would be connected to the wastewater system. As
detailed in the attached memorandum, the reorganization was originally submitted by
Escondido and conditionally approved by LAFCO in 2008. The approved reorganization
proposal was subsequently terminated after Escondido objected to a LAFCO condition of
15
16

Escondido also adopted a Mitigation Monitoring and Reporting Program to reduce the identified impacts to less-than-significant levels.
LAFCO law defines uninhabited as territory in which 11 or less residents reside.
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approval to remedy potential impacts on the adjacent septic systems. Escondido has
resubmitted the reorganization proposal with revisions to the underlying development
plan that staff believes sufficiently remedies the earlier concerns. These remedies have
been substantiated through analysis performed by a licensed geotechnical engineering
firm and affirmatively reviewed by the Department of Environmental Health with
additional details footnote. 17 Accordingly, and in light of geotechnical site data and
concurrence by Environmental Health, staff believes it is appropriate to proceed with the
reorganization without enlisting special terms concerning adjacent septic systems.
It is also acknowledged Deer Springs FPD has expressed concern with the reorganization
and specifically the associated detachment and loss of potential revenues associated with
the pending development of Area A within the affected territory. Staff is aware Deer
Springs FPD and Escondido along with the developer for Area A have discussed a potential
compensatory fee being paid to the FPD, but as of date there has been no agreement.
ALTERNATIVES FOR ACTION
The following alternative actions are available to San Diego LAFCO and can be
accomplished through a single-approved motion.
Alternative One (Recommended):
a) Accept and incorporate the analysis of the Executive Officer’s written report.
b) As responsible agency, make concurrent findings on the environmental effects of
the project to the mitigated negative declaration adopted by Escondido.
c) Determine protest proceedings are waived under Government Code Section 56662.
d) Adopt the form of resolution approving the “North Avenue Estates Reorganization”
(RO-18-06 et al) with no modifications. Standard terms apply as follows and must be
satisfied within 12 months unless a time extension is requested and approved:

17

-

Completion of the 30-day reconsideration period under Government Code 56895.

-

Submittal of a final map and geographic description of the affected territory as
approved by the Commission conforming to the requirements of the State Board
of Equalization – Tax Services Division.

-

Payment of any outstanding fees pursuant to the LAFCO Fee Schedule.

A licensed geotechnical engineering firm contracted by the landowner/developer of Area A performed a geotechnical study of the development
site and concluded the implied subterranean groundwater flow was to the south-southwest and away from project grading. The study
concludes that no impacts to the adjacent septic systems will occur from the proposed development’s grading operations. Further, and at
LAFCO’s request, DEH reviewed the site study. In a letter dated August 17, 2018, DEH concurred with the study’s conclusions that the proposed
development would not impact the existing septic systems adjacent to the site, and stated, “After review of the plans, technical documents,
and prior correspondence DEH staff have concluded that no significant impacts exist to the adjacent properties' onsite wastewater treatment
systems from the proposed grading, cuts and fills, storm water management, or other relevant features of the development.”
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Alternative Two:
Continue consideration to a time-specified regular meeting and provide direction to
staff concerning additional information, as needed.
Alternative Three:
Disapprove the proposal.
PROCEDURES FOR CONSIDERATION
This item has been placed on the agenda as part of a voluntarily noticed public hearing. The
following procedures, accordingly, are recommended in the consideration of this item:
1)
2)
3)
4)

Receive verbal report from staff;
Invite comments from the applicant or representatives
Open the hearing and invite audience comments (mandatory); and
Close the hearing, discuss item, and consider action on recommendation.

On behalf of staff,

Robert Barry, AICP
Chief Policy Analyst
Attachments:
1)
2)
3)
4)
5)

Memorandum: Previous Proposal Background, Written Correspondence Received, Deer Springs FPD Detachment
Submitted LAFCO Application Materials
Mitigated Negative Declaration (ER2005-12) and Addendum (ENV17-0011), City of Escondido (online only)
Geotechnical Data
Written Correspondence Received
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APPENDIX A
ANALYSIS OF MANDATORY PROPOSAL REVIEW FACTORS
GOVERNMENT CODE SECTION 56668 (a-p)
a) Population and population density; land area and land use; per capita assessed
valuation; topography, natural boundaries, and drainage basins; proximity to other
populated areas; the likelihood of significant growth in the area, and in adjacent
incorporated and unincorporated areas, during the next 10 years.
As submitted, the affected territory totals approximately 17.94 acres and includes five
unincorporated parcels presently located within the adopted sphere of influence for the
Escondido. Three of the five subject parcels are developed with single-family residences.
The affected territory is located within the northern portion of a valley surrounded by hills
to the north and east. The area has an average slope of less than 10% with elevations
ranging from 765 to 800 feet above mean sea level. The San Diego County Water Authority
Aqueduct traverses north to south underground through the eastern portion of the
affected territory. The site is not located within a designated 100-year flood zone. There
are currently 15 residents and eight registered voters within the affected territory. The
total assessed value (land and improvements) is $1,624,827. The estimated population of
15 provides a per capita assessed valuation of $108,321.80.
The affected territory is surrounded by large-lot single-family residential development to
the unincorporated north and east, with higher density single-family residential
development on the incorporated City of Escondido territory to the south, and
immediately to the west along unincorporated Laurashawn Lane. No significant growth is
expected within these surrounding lands in the next 10 years.
b) The need for organized community services; the present cost and adequacy of
governmental services and controls in the area; probable future needs for those
services and controls; probable effect of the proposed incorporation, formation,
annexation, or exclusion and of alternative courses of action on the cost and
adequacy of services and controls in the area and adjacent areas.
Escondido would assume the majority of municipal service responsibilities for the affected
territory upon reorganization approval with the notable exception of water, which will
remain the responsibility of Rincon del Diablo Municipal Water District. Key services to be
assumed by Escondido from the County include community planning, roads, and police
protection. Escondido would also assume fire protection and emergency medical from
Deer Springs FPD and regional communication services from CSA No. 135. Relative to
LAFCOs central tasks, the proceeding analysis focuses on the service impacts associated
with Escondido extending wastewater and fire services to the affected territory.
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c)

•

Extending Public Wastewater Service to Affected Territory
Three of the five subject parcels comprising the affected territory have established
outside wastewater connections with Escondido. The remaining two subject
parcels are unserved and would require connection following annexation and in
conjunction with facilitating the planned 34-lot subdivision. Connection for the
planned development is readily available to the existing wastewater main located
within the adjacent public right-of-way on North Avenue. A sewer main extension
is planned to extend to the far boundary of the site per the development
agreement. It is estimated the average day wastewater flow for the development
at buildout will be approximately 5,984 gallons per day (gpd). This amount
represents less than 0.0011 of the available and remaining daily capacity within
Escondido’s wastewater system, and as such will have a negligible impact.

•

Extending Fire Protection and Emergency Medical Service to Affected Territory
Escondido would assume fire protection and emergency medical responsibilities for
all five subject parcels comprising the affected territory from the Deer Spring FPD
following annexation to the City. Escondido’s closest fire station is located at 1808
North Nutmeg Street (Station No. 3). This station – which is one of seven stations
in Escondido – houses one paramedic fire engine and one wildland brush engine
and staffed 24 hours. It is approximately 2.8 miles from the affected territory.
Analysis performed by Escondido in reviewing the underlying development project
identified response times from Station No. 3 to the affected territory would meet
the 7.5-minute response standard established in the City General Plan.

The effect of the proposed action and of alternative actions, on adjacent areas, on
mutual social and economic interests, and on local governmental structure.

____________________________________________________________________________________________________

Approving the reorganization and annexation of the affected territory therein to
Escondido would recognize and strengthen existing economic and social ties between the
subject lands and the City. These ties were initially established in 1979 when the
Commission included the entire area into Escondido’s sphere of influence, and in doing so
signaled the membership’s expectation the lands be developed and served by the City
when the timing is appropriate.
d) The conformity of both the proposal and its anticipated effects with both the
adopted commission policies on providing planned, orderly, efficient patterns of
urban development, and the policies and priorities in Section 56377.
____________________________________________________________________________________________________

The proposal is not anticipated to affect the existing pattern of urban development within
the region. The affected territory does not qualify as “open-space” under LAFCO law and
therefore does not conflict with Section 56377.

14 | P a g e

San Diego LAFCO
October 1, 2018 Regular Meeting
Agenda Item No. 11 | North Avenue Estates Reorganization (City of Escondido)

e) The effect of the proposal on maintaining the physical and economic integrity of
agricultural lands, as defined by Section 56016.
____________________________________________________________________________________________________
f)

While the affected territory contain soils that potentially qualify as prime agricultural land
per Section 56064, the subject lands do not contain agricultural lands as defined by
Section 56016. This is because the affected territory does not include “…land currently
used for the purpose of producing an agricultural commodity for commercial purposes, land
left fallow under a crop rotational program, or land enrolled in an agricultural subsidy or setaside program.” Therefore the reorganization will not have an effect on maintaining the
physical and economic integrity of agricultural lands.
f) The definiteness and certainty of the boundaries of the territory, the
nonconformance of proposed boundaries with lines of assessment or ownership, the
creation of islands or corridors of unincorporated territory, and other similar matters
affecting the proposed boundaries.
_____________________________________________________________________________________________________

The reorganization is parcel-specific with known lines of assessment. The County of San
Diego Assessor’s Office has reviewed the draft map and geographic description submitted
for the reorganization and has confirmed the definiteness and certainty of the boundaries.
The reorganization would not create islands or corridors of unincorporated territory.
g) A regional transportation plan adopted pursuant to Section 65080.

_____________________________________________________________________________________________________

The proposal involves annexation of unincorporated territory to the City of Escondido and
would not conflict with San Diego Forward, the regional transportation plan established by
the San Diego Association of Governments (SANDAG).
h) The proposal's consistency with city or county general and specific plans.

_____________________________________________________________________________________________________

Escondido has adopted General Plan designations for the affected territory as Estate II,
and zoning as Residential Estates (RE-20) and Planned Development-Residential (PD-R).
The City’s land use and zoning designations provide for single-family residential
development of up to two dwelling units per acre (du/ac) with a 20,000 square foot
minimum lot size. As submitted, the proposed reorganization area is consistent with the
Escondido General Plan and the City’s conditional development approvals.
i) The sphere of influence of any local agency applicable to the proposal.

_____________________________________________________________________________________________________

See analysis for Factor C.
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j) The comments of any affected local agency or other public agency.

_____________________________________________________________________________________________________

Staff provided notice of the reorganization to all subject agencies and other interested
agencies as required under LAFCO law. The following agencies provided comments.
•

County Planning and Development Services provided comments in a letter dated
July 18, 2018 regarding flood control and the Sherriff’s Department. The County
comments recommended Escondido coordinate with the County Public Works and
the Flood Control District regarding existing County-maintained drainage facilities
at the northwest corner and along the western boundary of the affected territory.
The County comments also requested LAFCO work with Escondido and the County
to annex unincorporated islands within the City that cause jurisdictional confusion
for emergency service responses.

•

County Department of Environmental Health (DEH) provided comments in a letter
dated August 17, 2018 regarding their review of the development project’s grading
plans and supporting geotechnical information. DEH comments conclude that the
proposed project and associated grading operations will not significantly impact
the existing septic systems located adjacent to the site.

•

Escondido provided comments in a letter dated August 17, 2018 regarding the
concurrent detachment of the affected territory from the Deer Springs FPD. The
letter stated that Escondido would object to retention of the affected territory
within the FPD following its reorganization with the City.

k) The ability of the newly formed or receiving entity to provide the services which are
the subject of the application to the area, including the sufficiency of revenues for
those services following the proposed boundary change.

_____________________________________________________________________________________________________

Escondido proposes annexation of the affected territory and has stated that the City has
sufficient revenues to provide services to the area. According to Escondido’s
comprehensive annual financial report (CASR) for the fiscal year ending June 30, 2017, the
assets plus deferred outflows of the City exceeded its liabilities plus deferred inflows of
the City by $417,875,475 (net position). The City’s total government-wide net position
increased by $23,642,551 million in the current year, a 6.0 percent increase. At the close of
the current fiscal year, the City’s governmental funds reported combined ending fund
balance of $117,877,941, an increase of $13,084,213 in comparison with the prior year. At the
end of the current fiscal year, fund balance committed to Reserves in the General Fund
was $17,921,319 or 19.7 percent of General Fund expenditures. The positive financial
position and adequate reserves demonstrate that Escondido has sufficient revenues to
provide services to the affected territory.
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Escondido has stated that the proposed reorganization includes a private development
project that will require payment of all applicable impact fees as conditioned, excepting
$100,000 in deficiency fee credits included in the proposed development agreement. All
residences connected to the Escondido wastewater system will pay applicable service
charges and fees for the service. The extension of Escondido wastewater service to the
proposal area will not adversely impact existing ratepayers and the City appears to have
sufficient revenues to serve the affected territory.
l) Timely availability of water supplies adequate for projected needs as specified in
Section 65352.5.
_____________________________________________________________________________________________________

The affected territory already lies within the Rincon Del Diablo Municipal Water District
with the three developed subject parcels having already established service. The remaining
two subject parcels within the affected territory subject to the North Avenue Estates
project will require making connection payment to Rincon Del Diablo Municipal Water
District to establish service.
m) The extent to which the proposal will affect a city or cities and the county in achieving
their respective fair shares of the regional housing needs as determined by the
appropriate council of governments consistent with Article 10.6 (commencing with
Section 65580) of Chapter 3 of Division 1 of Title 7.
_____________________________________________________________________________________________________

The reorganization involves the development of 34 single-family residences that would be
subsequently offered for sale at market rates. No affordable housing component is
included with the Escondido development approvals for the affected territory. Therefore,
the proposal would not affect Escondido in achieving their fair-shares of the regional
housing needs allocation (RHNA) as determined by the State Department of Housing and
Community Development (HCD) and the region’s council of governments, the San Diego
Association of Governments (SANDAG).
n) Any information or comments from the landowner or owners, voters, or residents of
the affected territory.
_____________________________________________________________________________________________________

The affected territory is uninhabited as defined LAFCO law (11 registered voters or less).
All affected landowners support the annexation as witnessed by their signature of a
consent form. No other comments were received from the landowner or owners, voters,
or residents of the affected territory prior to preparation of this appendix.
o) Any information relating to existing land use designations.

_____________________________________________________________________________________________________

See analysis for Factor H.
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p) The extent to which the proposal will promote environmental justice. As used in this
subdivision, "environmental justice" means the fair treatment of people of all races,
cultures, and incomes with respect to the location of public facilities and the
provision of public services.
_____________________________________________________________________________________________________

The reorganization involves annexation of five unincorporated parcels presently located
within the adopted sphere of influence for Escondido. Two of the subject parcels are
undeveloped and subject to a development approval. The other three subject parcels are
all developed with single-family residences and are connected to the Escondido municipal
wastewater system via LAFCO-approved contractual service agreements between the
respective landowner and the City due to failures of their respective septic systems. The
affected territory is not located within an area that is designated by LAFCO as a
disadvantaged unincorporated community (with an annual median household income 80%
or less than the statewide annual median). There is no documentation to suggest the
reorganization will promote or discourage environmental justice in regards to the fair
treatment of people of all races, cultures, and incomes with respect to the location of
public facilities and the provision of public services.
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MEMORANDUM
October 1, 2018
TO:

San Diego Commissioners

FROM:

Robert Barry, Chief Policy Analyst

SUBJECT:

Proposed “North Avenue Estates Reorganization” (RO18-06) |
Written Comments Received: Affected Agencies - Adjacent
Landowners | Additional Proposal Background | Deer Springs
Fire Protection District Detachment Opposition

The San Diego Local Agency Formation Commission (LAFCO) will consider the
above-referenced reorganization proposal filed by resolution of the City of
Escondido involving annexation of approximately 17.94 acres of
unincorporated territory located within its sphere of influence. The affected
territory was subject to a previous reorganization proposal filed by resolution
of the City of Escondido in 2006. This memorandum provides additional
background on the previously-submitted proposal and discussion regarding
changes to the project approved by Escondido in 2018 for the re-submitted
proposal. LAFCO has received written comments from affected agencies and
adjacent landowners in regards to the proposed reorganization. The received
correspondence is summarized below with staff discussion regarding cited
issues and concerns. The primary purpose of the proposed reorganization is
to extend City services to facilitate the proposed 34-unit single-family
residential development known as “North Avenue Estates” (SUB0007-18). The
proposed reorganization includes concurrent detachments of the affected
territory from the Deer Springs Fire Protection District (FPD) and County
Service Area (CSA) No. 135 (Regional Communications) as Escondido would
assume responsibility for the associated provision of structural fire protection,
emergency medical services, and emergency communications services. Deer
Springs FPD has been engaged in discussions with the landowner/developer
of the project regarding the detachment of the proposal area. While no formal
position on the detachment has been submitted to LAFCO from Deer Springs
FPD, the memorandum concludes with a summary of the discussions between
the landowner and the FPD.
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WRITTEN COMMENTS RECEIVED
Following submittal of the reorganization application, staff provided notice of the proposal
to all subject agencies and other interested public agencies as required under LAFCO law.
Through September 20th, LAFCO received 3 distinct written comments from affected
agencies and 11 from interested parties during the course of processing the reorganization
proposal filed by Escondido. (Total does not include processing and/or otherwise procedural
inquiries). Copies of all comment letters are attached. Summaries of the comments with
brief staff responses are provided below.
AFFECTED AGENCIES
Comment Letter No.1 |
County of San Diego, Department of Planning and Development Services
The County of San Diego Department of Planning and Development Services provided
comments in a letter dated July 18, 2018 regarding flood control and the Sherriff’s
Department. The County comments recommended Escondido coordinate with the County
Department of Public Works, Flood Control District (FCD) regarding existing Countymaintained drainage facilities at the northwest corner and along the western boundary of
the proposal area. The County comments also requested LAFCO work with Escondido and
the County to annex unincorporated islands within the City that cause jurisdictional
confusion for emergency service responses.
Staff Response:
Information noted. The Escondido development approvals for the affected territory
includes improvements intended to benefit the local storm water collection and
drainage. Unincorporated islands located within Escondido will be evaluated by
LAFCO as part of the City’s service and sphere review scheduled for later in the
current fiscal year.
Comment Letter No.2 | City of Escondido
The Escondido City Manager provided comments in a letter dated August 17, 2018 regarding
the concurrent detachment of the affected territory from the Deer Springs FPD. The letter
stated that Escondido would object to retention of the affected territory within the FPD
following its reorganization with the City. The City Manager notes that Escondido Fire
Station No. 3 (Nutmeg Road) is closer to the site than the nearest FPD station and that the
City is responsible for all fire protection and emergency medical services within its territory.
The letter also stated that the City does not support the imposition of a detachment fee by
the FPD for the affected territory because the annexation would reduce the FPD’s fire
protection responsibilities and expenses. Additional correspondence from the landowner’s
representative regarding negotiations with the FPD is included.
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Staff Response:
Information noted. Additional discussion regarding the Deer Springs FPD detachment
follows below.
Comment Letter No.3 | County of San Diego, Department of Environmental Health
The County Department of Environmental Health (DEH), Land and Water Quality Division
provided comments in a letter dated August 17, 2018 regarding their review of the
development project’s grading plans and supporting geotechnical information. The DEH
comments conclude that the proposed project and associated grading operations will not
significantly impact the existing septic systems located adjacent to the site.
Staff Response:
Information noted. Additional discussion regarding the geotechnical study and DEH
review follows below.
ADJACENT LANDOWNERS
Comment Letter No.1 | Kim Lunde
This correspondence was received by email dated June 15, 2018 from Kim Lunde, resident at
3044 Kaywood Drive. The correspondence states opposition to the property being included
within the proposal territory and questions how the proposal will affect the residence.
Staff Response:
Information noted. The submitted proposal area does not include the subject
property and the proposal is not expected to affect the existing residence. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.2 | Jayson Knack
This correspondence was received by email dated June 15, 2018 from Jayson Knack, resident
at 2934 Laurashawn Lane. The correspondence states concerns with local groundwater levels,
the project’s proposed 12.5’ buffer area, and community character. The comments include
requests for LAFCO conditions. One requested condition would be to re-establish Escondido’s
3-party engineering condition regarding connecting impacted residences to the City’s
wastewater system. An additional condition was requested to remove the clustering of
residences within the development.
Staff Response:
Information noted. The submitted geotechnical information for the proposal area
addresses the likelihood of impacts to the adjacent properties’ septic systems and
concludes that no impacts would occur. This no-impact conclusion was supported by
review of the County DEH. Per Government Code Section 56375, the Commission may
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not impose any conditions that would directly regulate land use density or intensity,
property development, or subdivision requirements. The Escondido development
approvals include environmental review of the proposed development and a
Mitigation Monitoring and Reporting Program (MMRP) has been approved to reduce
any identified impacts to less than significant levels. Additional discussion regarding
the proposal background and issues of concern by the adjacent property owners
follows below.
Comment Letter No.3 | Mike Joslin
This correspondence was received by email dated July 6, 2018 from Mike and Candy Joslin,
residents of Laurashawn Lane. The correspondence notes historic experiences with local
flooding and high groundwater conditions and emphasizes concerns with drainage from the
project.
Staff Response:
Information noted. The developer will be responsible for installation of drainage
improvements for the site and the City has concluded that the improvements will
help the local collection and discharge of stormwater drainage to reduce. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.4 | Toni Clem
This correspondence was received by email dated July 7, 2018 from Toni Clem, resident of 714
North Avenue. This property is located within the affected territory and is currently
connected to the Escondido wastewater system via contractual service agreement due to a
failed or failing septic system. The correspondence notes historic experiences with local
flooding and high groundwater conditions and emphasizes concerns with drainage and traffic
generated from the project.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.5 | Connie Braun (North Avenue Homeowners)
This correspondence was received by email dated July 8, 2018 from Connie Braun, resident of
Laurashawn Lane, representing a group of local property owners known as the North Avenue
Area Homeowners. The correspondence notes historic experiences with local flooding and
high groundwater conditions and emphasizes concerns with drainage and constructionrelated impacts from the project. The correspondence questions the accuracy of the
submitted geotechnical report due to the draught condition causing abnormally low
groundwater conditions compared to historical and anecdotal information. A table was
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provided that includes monitoring data on the distance to the top of groundwater from a
water table monitoring location at 2942 Laurashawn Lane. The monitoring data covers April
16, 2016 to January 21, 2018. The data indicates that the depth of the local water table
decreased from 13’ to 5’ between April 2016 and March 2017, and then increased to a depth of
9’ by January 2018. The correspondence concludes with two requests: that the geotechnical
data be revised to reflect the variations observed in the local water table depth; and thsat
LAFCO adopt a condition of approval that will provide clear responsibility for addressing any
project-related impacts to the adjacent properties.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.6 | Rod Jones
This correspondence was received by email dated July 8, 2018 from Rod Jones, resident of
3112 Laurashawn Lane. The correspondence notes historic experiences with local flooding and
high groundwater conditions and emphasizes concerns with drainage from the project, local
traffic conditions, and Escondido responsibilities for the local area and residents.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.7 | Connie Braun
This correspondence was received by email dated July 9, 2018 from Connie Braun, resident of
3024 Laurashawn Lane. The correspondence notes historic experiences with local flooding
and high groundwater conditions and emphasizes concerns with drainage from the project.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letters No.8 & No.9 | Kathy Jones
The correspondence was received by email dated July 9th and July 10th, 2018 from Kathy
Jones, resident of 3112 Laurashawn Lane. The correspondence notes historic experiences with
high local groundwater conditions at 2942 Laurashawn Lane and emphasizes previous DEH
engineering concerns with the property’s septic system and leach field.
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Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.10 | Jayson Knack
This correspondence was received by email dated July 24, 2018 from Jayson Knack, resident of
2934 Laurashawn Lane. The correspondence notes historic experiences with high
groundwater conditions and emphasizes concerns with the findings of the submitted
geotechnical study and Escondido’s removal of development conditions related to potential
septic impacts.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
Comment Letter No.11 | Leonard Kurka
This correspondence was received by email dated July 6, 2018 from Leonard Kurka, resident
of Laurashawn Lane. The correspondence notes historic experiences with local flooding and
emphasizes concerns with Escondido’s removal of development conditions related to
potential septic impacts.
Staff Response:
Information noted. Please refer to the response to correspondence no. 2. Additional
discussion regarding the proposal background and issues of concern by the adjacent
property owners follows below.
PREVIOUS PROPOSAL BACKGROUND
“North Avenue Estates Reorganization” (2006) | RO06-18
In 2006, the City of Escondido conditionally approved a 39-lot Tentative Subdivision Map
(TR-916) titled as “North Avenue Estates” involving approximately 17.2 acres within the
presently proposed reorganization area. The City’s 2006 development approvals included a
Master and Precise Development Plan for 34 single-family residences, prezoning and
annexation of the project area, and certification of a Mitigated Negative Declaration (MND)
and Mitigation Monitoring and Reporting Program (MMRP) (ER2005-12) for the
development and reorganization. Following the City’s approvals, the previously proposed
"North Avenue Estates Reorganization" (Ref. No. RO06-18) was submitted to LAFCO in June
2006 by resolution of the City of Escondido. A number of unincorporated landowners
immediately adjacent to the west of the proposed development sent letters to LAFCO
6|P a g e
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voicing concern and opposition to the proposed reorganization. The adjacent landowners
have stated that the local high groundwater conditions would be affected by the
construction grading and negatively impact their existing septic systems. The adjacent
unincorporated properties are each developed with one single-family residence on
approximately 10,000 square foot lots (4.3 du/ac). The residences utilize underground septic
disposal systems with little available lot space for leach field repair or expansion.
In response, Escondido’s TR-916 development approvals included a condition addressing the
potential for adjacent septic system impacts. The City’s condition required a 3-party
consensus agreement of the City engineer, the County Department of Environmental Health
(DEH), and an engineer representing the developer that a construction-related impact to an
adjacent septic system had occurred. If the 3-parties agreed that a development-related
impact had compromised the affected septic system, the developer would be responsible
for connecting the impacted property to the City’s sewer system. However, the adjacent
landowners were not satisfied with the City’s condition and requested LAFCO provide
additional assurance of potential remediation if the proposed development and
reorganization negatively impacted their existing residences.
The previously submitted “North Avenue Estates Reorganization (RO06-18) proposal was
heard and conditionally approved by LAFCO at a continued public hearing in August 2008.
Mindful that any adjacent septic impacts would likely require subsequent LAFCO review and
approval for contractual service agreement connection or annexation to the City, LAFCO
staff recommended the Commission approve the reorganization with conditions. The
recommended LAFCO condition of approval identified the County DEH as the appropriate
regulatory entity to determine the failed or failing status of any impacted septic systems and
evaluate the subject parcel’s ability to accommodate septic repair or expansion. The
recommended condition also identified the annexing City as the responsible party for
determining the need to facilitate a remedial connection to the City’s wastewater system
due to construction-related impacts to an adjacent property. In response to the LAFCO
condition of approval for the reorganization, Escondido declined to complete the necessary
final documentation to record the Commission’s approval. Escondido stated that it declined
to accept the LAFCO septic impact condition of approval for the reorganization because it
would expose the City to unacceptable liability for potential septic impacts within an
undetermined period of time.
Per Government Code Section 57001, a proposal has 12 months from the Commission’s
approval to complete the recordation process and become effective or the proposal will be
terminated as abandoned unless extended by request and approval of the Commission. On
July 10, 2009, LAFCO granted a one year time extension to complete the proceeding for the
pending reorganization, to allow the applicant additional time to coordinate with the City on
a potential solution. On September 17, 2010, the proposal proceeding was accordingly
deemed terminated.
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Currently Proposed “North Avenue Estates Reorganization” 2018 | RO18-06
In 2016, the landowner/developer submitted revised development plans for TR-916 to the
City of Escondido with a new request for annexation of the project area. In January 2018, the
City approved a revised Tentative Subdivision Map (SUB 17-0007), certified an Addendum to
the previously-certified MND (ENV17-0011), and adopted a resolution of application to annex
the project area. The City’s previously-approved MND for TR-916 was determined to still be
sufficient for the revised SUB 17-007 project. Under provisions of the California
Environmental Quality Act (CEQA), the City would be required to update the 2005 MND if
the changes to the project would potentially lead to significant environmental impacts. The
City determined that the changes to the proposed project would reduce any potential
impacts and that an Addendum to the MND would be the appropriate environmental
document. The Addendum to the MND is discussed in more detail below.
As submitted, the proposed reorganization area now includes five unincorporated parcels
spanning to non-contiguous areas presently located within the adopted sphere of influence
for Escondido. Two of the subject parcels are undeveloped and subject to a development
approval as detailed in the succeeding sections. These two parcels are identified as 224-15319 and 224-153-20 and are approximately 1.25 acres and 16.48 acres in size, respectively. The
other three subject parcels are all developed with single-family residences and located at
632, 644, and 714 North Avenue. The three developed parcels are connected to the
Escondido municipal wastewater system via LAFCO-approved contractual service
agreements between the respective landowner and the City 1.
The contractual service agreements between Escondido and the landowners were each
previously granted by LAFCO in response to a documented failure or impending failure of
the subject parcel’s septic system. Inclusion of the three developed properties within the
proposed reorganization with Escondido will complete the annexations anticipated by the
Commission’s previous approvals for the contractual wastewater service agreements with
the landowners.
The City of Escondido has adopted General Plan designation for the proposal area is
Residential Estates and the City’s prezoning designations are RE-20 for the three developed
parcels, and PD-R 1.97 for the two undeveloped parcels that are subject to SUB 17-007. The
Estate designation accommodates detached single-family homes on large lots and applies to
areas that are on the edge of urban development or in areas that are already characterized
by an estate development pattern. Development clustering is permitted pursuant to General
Plan Residential Clustering policies. The City’s land use and zoning designations for the
affected territory provide for residential development of up to two dwelling units per acre
(du/ac) with a 20,000 square foot minimum lot size. The developed parcels would be
considered legal non-conforming lots by the City.

1

LAFCO Ref. Nos. OAS/RO13-09; OAS/RO13-39; and OAS/RO15-15
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SUB 17-007 Revisions to TR-916
Among the City’s approved SUB 17-007 revisions to TR-916 is the addition of a 12.5-foot wide
“buffer area” between the western edge of the residential development and the adjacent
unincorporated properties on the east side of Laurashawn Lane. The inclusion of the buffer
area is intended to ensure that the project construction will not impact the existing septic
systems of the adjacent unincorporated properties. Following requests by LAFCO for
additional data supporting the efficacy of the proposed buffer area as mitigation for any
potential septic impacts, the landowner/developer provided a geotechnical study for the
project area produced by a licensed geoengineering firm. The determination of the
geotechnical study was that the underlying groundwater in the general project area flows to
the south-southwest towards Laurashawn Lane and away from the adjacent SUB 17-007
development area. The study concluded from the implied groundwater flow direction that
the existing Laurashawn septic systems are not utilizing the adjacent development project
area to the east as an extended leach field. This conclusion supports the City’s determination
that the proposed 12.5’ buffer area would provide sufficient space between the existing
septic systems and the project grading to avoid any potential for impacts.
Therefore, as part of the approvals for the revised SUB 17-007, the City removed the TR-916
project’s 3-party engineering condition requiring the developer to finance the connection of
any impacted adjacent properties to the City’s wastewater system. The City’s 2018 approval
for SUB 17-007 included the following amended grading condition: “Due to the location of
existing leach fields for the properties on the east side of Laurashawn Lane and along the
westerly project boundary, the project’s final grading design shall provide adequate set back
from this westerly project boundary (as shown conceptually on the Tentative Map) to
incorporate County Health Department Standards and the recommendations of the
Geotechnical Engineer all to avoid impact to the existing leach fields during project grading to
the satisfaction of the City Engineer. Any proposed grading work in the setback area shall be
limited to minor grading to establish proper drainage flow and provide surfacing to the
requirements of the City Engineer. No excavation shall take place in the setback area as part of
the project grading or in the future by the home owners. The project CC&R’s shall ensure
maintenance of the setback area by the HOA or designee and shall prohibit any excavation
within the setback area that could impact the leach fields of the westerly neighboring
properties.”
An unrepairable local septic system would likely require LAFCO approvals for connection of
the property to the Escondido wastewater system as a permanent solution for the health
and safety emergency affecting the subject residents. As the proposed reorganization area
includes three developed properties with previously-failed septic systems, it can be seen
that many of the local unincorporated properties presently developed with septic systems
on small lots may have a propensity for failure due to the local conditions and
circumstances. Accordingly, Escondido’s 2012 Wastewater Master Plan identifies the local
area within its planned future wastewater service territory for the horizon date of 2030. This
inclusion of the local area within Escondido’s long-term wastewater infrastructure and
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service planning is consistent with the area’s inclusion within the City’s sphere of influence.
While Escondido’s amended grading condition acknowledges the location of the existing
adjacent leach fields, the condition does not identify a process for either determining
construction-related impacts or securing connection to the City’s wastewater system if it is
determined that construction-related impacts have occurred and the impacted septic
system cannot be repaired or expanded. Therefore, the Commission may wish to discuss
and consider if the City’s amended development approvals provide adequate assurance that
the proposed reorganization will not have negative effects on the adjacent areas, as
discussed in Appendix A.
Department of Environmental Health Review
To assist LAFCO’s evaluation of the project modifications and submitted geotechnical
information, the County Department of Environmental Health reviewed the determinations
and conclusions of the site study. In a letter dated August 17, 2018, DEH staff concurred with
the study’s conclusions that the proposed development would not impact the existing
septic systems adjacent to the site, and stated that, “After review of the plans, technical
documents, and prior correspondence DEH staff have concluded that no significant impacts
exist to the adjacent properties' onsite wastewater treatment systems from the proposed
grading, cuts and fills, storm water management, or other relevant features of the
development.”
In light of the submitted geotechnical site data and concurrence by the County DEH with the
determination that no impacts will occur to the adjacent septic systems from the proposed
development, the staff conclusion is that Commission approval of the proposed
reorganization is appropriate without additional conditions regarding potential septic
impacts. It should be noted that the surrounding unincorporated area includes many
developed parcels with similar physical constraints affecting the long-term sustainability of
their existing septic systems. The City conducted a survey of the adjacent property owners
to gauge their willingness to be annexed to the City and survey the current functional status
of their respective septic system. The results of the survey were deemed inconclusive, with
limited support for annexation without identification of specific improvement and
connection costs to be borne by the annexing property owners.
As the local unincorporated area is within the Escondido sphere of influence, and the City is
the only available local public wastewater service provider, it can be seen that the long-term
residential uses of these developed properties are likely to require future provision of City
wastewater services. Accordingly, staff recommends that the Commission’s scheduled
review of the City’s municipal services and adopted sphere should include evaluations of the
long-term service planning for the projected needs of the unincorporated territory located
within the sphere. These service and sphere evaluations should include discussions of the
opportunities and constraints for the City to extend wastewater services to existing,
proposed, and projected development within the sphere.
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DEER SPRINGS FPD DETACHMENT OPPOSITION
LAFCO has received correspondence as noted above from the Escondido City Manager
regarding potential opposition from the Deer Springs FPD to the concurrent detachment of
the affected territory. The City Manager’s letter stated that Escondido would object to
retention of the affected territory within the FPD following its reorganization with the City.
The City Manager notes that Escondido Fire Station No. 3 (Nutmeg Road) is closer to the site
than the nearest FPD station and that the City is responsible for all fire protection and
emergency medical services within its territory. The letter also stated that the City does not
support the imposition of a detachment fee by the FPD for the affected territory because the
annexation would reduce the FPD’s fire protection responsibilities and expenses.
As discussed in Appendix A, Escondido would assume fire protection and emergency medical
responsibilities for all five subject parcels comprising the affected territory from the Deer
Spring FPD following annexation to the City. Escondido’s closest fire station is located at
1808 North Nutmeg Street (Station No. 3). This station – which is one of seven stations in
Escondido – houses one paramedic fire engine and one wildland brush engine and staffed 24
hours. It is approximately 2.8 miles from the affected territory. Analysis performed by
Escondido in reviewing the underlying development project identified response times from
Station No. 3 to the affected territory would meet the 7.5-minute response standard
established in the City General Plan.
At this time, staff is aware of an item regarding the proposed detachment that was heard by
the Deer Springs FPD Board on September 12, 2018. However, no formal position on the
detachment has been submitted from the FPD. The attorney for the landowner/developer
forwarded correspondence on September 20, 2018 that describes discussions with the FPD
regarding the detachment, potential retention of the affected territory with the FPD, and a
potential detachment feed to be paid to the district to remove any opposition regarding the
loss of property tax revenues. The correspondence reports that the landowners have offered
the FPD a one-time detachment fee of $25,000 contingent on the district’s consent to the
detachment, which was declined. The Board indicated to the landowner that the opposition
to the detachment was declined due to objections regarding detachments associated with
city annexations and not in regards to the offered amount. The correspondence states that
the FPD Board President and Fire Chief will appear at the October 1st LAFCO hearing on the
item hearing to formally submit the Board’s objection to the associated detachment.
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Project No. 07344-42-02
July 11, 2017

North Avenue CAJ, LLC
Post Office Box 928257
San Diego, California 92192
Attention:

Mr. Casey Johnson

Subject:

SUMMARY OF CONCLUSIONS IN PREVIOUS GEOTECHNICAL REPORTS
NORTH AVENUE ESTATES
SAN DIEGO COUNTY, CALIFORNIA

References:

I. Supplemental Exploratory Trenching, North Avenue Estates, Escondido, California,
prepared by Geocon Incorporated, dated November 15, 2016 (Project No. 0734442-02).
2. Groundwater Flow, North Avenue Estates, Escondido, California, prepared by Geocon
Incorporated, dated February 17, 2017 (Project No. 07344-42-02).
3. Response to LAFCO Comments, North Avenue Estates, San Diego County, California,
prepared by Geocon Incorporated, dated May 3, 2017 (Project No. 07344-42-02).

Dear Mr. Johnson:
In accordance with your request we have summarized our conclusions from previous reports prepared
by Geocon Incorporated with respect to potential impacts to adjacent property septic systems.
It is our opinion based on the information obtained from our field investigations that the potential to
encounter septic seepage in remedial excavations performed on the North Avenue Estates project is
low, therefore remedial excavations should not cause or contribute to a failure of the adjacent septic
systems.
Groundwater flow at the site, if present, occurs on or below the alluvium/gabbro contact. We expect
groundwater flow to follow the alluvium/gabbro gradient contact, which is to the south-southwest based
on exploratory trenching performed on the property. We expect groundwater flow and septic seepage
below the properties along Laurashawn Lane to also flow to the south-southwest along the
alluvium/gabbro contact, or away from the North Avenue Estates project. As such, it is our opinion,
that remedial grading performed within the North Avenue Estates site will not cut-off groundwater flow
from and beneath adjacent properties thereby causing a rise in groundwater and impacting the vertical
percolation from the existing septic systems.
As an added measure of conservatism, a IO-foot buffer area is proposed within the North Avenue
Estates project adjacent to the lots along Laurashawn Lane from the south end of the property up to the
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MARK WARDLAW
DIRECTOR

PLANNING & DEVELOPMENT SERVICES
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123
(858) 694-2962 • Fax (858) 694-2555
www.sdcounty.ca.gov/pds

KATHLEEN A. FLANNERY
ASSISTANT DIRECTOR

July 18, 2018
Robert Barry
Chief Analyst
San Diego Local Agency
Formation Commission (LAFCO)
9335 Hazard Way, Suite 200
San Diego, CA 92123
Via e-mail to: robert.barry@sdcounty.ca.gov
REQUEST FOR COMMENTS ON THE NORTH AVENUE ESTATES REORGANIZATION FOR THE CITY OF
ESCONDIDO
Mr. Barry,
The County of San Diego (County) reviewed LAFCO's Notice of Proposal Preliminary Staff Report, dated June
11, 2018 (Project). The County previously submitted comments on this Project, dated August 7, 2017
(Attachment A).
The County appreciates the opportunity to review the Project and offers the following comments for your
consideration. Please note that none of these comments should be construed as County support for this Project.

FLOOD CONTROL
1. The County Department of Public Works, Flood Control District (FCD) currently maintains drainage
facilities (DPW-DRNCUL-108847; DPW-DRNCHN-100571; FC-038) at the northwest corner and along
the western property boundary of APN 224-153-20, which is proposed to be annexed by the City for the
Project. This was noted in the County's previous comment letter to the City dated August 7, 2017.
a. In the County's previous comment letter, we noted that any proposed discharge or impact to
these facilities requires close coordination with County FCD to ensure they are not adversely
impacted, and to ensure County FCD retains access and the ability to maintain the facilities.
The County did not receive a response from the City addressing this comment; therefore, this
comment still applies.
b. In addition, County FCD would be amenable to transferring the ownership and easement to the
City of Escondido for the aforementioned portion of the channel within the Annexation proposal.

