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6a 
AGENDA REPORT 

Public Hearing  
 
 

November 7, 2022 
 
TO: Commissioners        

          
FROM:   Keene Simonds, Executive Officer 

Priscilla Mumpower, Analyst II  
 
SUBJECT: CONTINUED - Proposed “Mar Vista Island Reorganization” | Annexation to the 

City of Vista with Concurrent Detachments from the Buena Sanitation District 
and Vista Fire Protection District and Related Sphere Action (RO21-04)  

_____________________________________________________________________________ 
 
SUMMARY 
 

The San Diego County Local Agency Formation Commission (LAFCO) will consider a 
reorganization proposal filed by the City of Vista involving two non-contiguous areas within 
its sphere of influence under the expedited island proceedings.  The proposal has been 
continued from the August 1st meeting and headlined by Vista’s request to annex 
approximately 142 unincorporated acres with an estimated resident population of 375.  
Concurrent detachments from Buena Sanitation District and Vista Fire Protection District are 
also proposed. The immediate purpose of the proposal is to streamline existing wastewater 
service for a portion of the affected territory that is presently provided by Vista through an 
outside service arrangement with Buena Sanitation District.   The longer-term purpose of the 
proposal and the parallel reason for the expansion to include the entirety of the affected 
territory is to coordinate land use and service planning consistent with the Vista General Plan.  
Staff’s recommendation to approve the proposal has been amended to include an additional 
condition to require Vista to prepare and adopt a specific plan covering the affected territory 
within the next two years and in doing so provide the residents time certainty with respect 
to engaging the City on planned uses and/or improvements.  All other approval conditions 
and related actions included in the original recommendation remain.   Protest proceedings 
would be waived under the island annexation proceedings.   

mailto:lafco@sdcounty.ca.gov
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This agenda report remains substantively intact from the version presented in step with the 
Commission opening the public hearing on the reorganization on August 1, 2022. Revisions 
are limited to addressing subsequent public outreach performed by staff at the Commission’s 
direction, expanding the recommendation to include a new term as referenced, and a limited 
number of technical corrections and/or clarifications.  
 
BACKGROUND 
 
Applicant Request 
 
San Diego LAFCO has received a reorganization proposal by resolution from the City of Vista 
requesting multiple jurisdictional changes involving two non-contiguous areas within its 
sphere of influence. The primary jurisdictional change requested involves annexation to Vista 
and paired with concurrent detachments from Buena Sanitation District (SD) and Vista Fire 
Protection District (FPD) to avoid overlapping responsibilities involving wastewater, fire 
protection, and emergency medical services. The two non-contiguous areas comprising the 
affected territory total 142.05 acres and have an estimated resident population of 375.  The 
two non-contiguous areas are also each entirely surrounded by Vista.  Towards this end, Vista 
is requesting approval under the island annexation proceedings, which is premised on the 
Commission making certain determinations based on criteria eligibility as further detailed. 
Application of the island annexation proceedings orients the Commission to approve the 
proposal with or without terms while also – markedly – waiving protest.   
 
Additional details on the affected territory follow.  
 

• “Area One” comprises one parcel totaling 1.9 acres. The subject parcel is presently 
developed with an approximate 1,000 square foot single-family residence with 
ancillary structures at 1180 Mar Vista Drive.  There are 0 registered voters. 
 

• “Area Two” comprises 108 parcels spanning 140.1 acres.  More than one-third of the 
subject parcels are part of the Stonegate Subdivision, which was approved by the 
County of San Diego in 2003. The remainder of Area Two includes various 
developments dating back to the 1960’s.  There are 267 registered voters. 

 
Regional Setting  
 
Mar Vista Drive connects the two non-contiguous areas that make up the affected territory 
and provides immediate access to State Highway 78.  The elevation ranges from 387 to 515 
feet above sea level with the latter point recorded on Hillcrest Drive. The predominant land 
uses involve low to moderate density single-family residential.  The affected territory lies 
within County Supervisorial District No. 5 (Jim Desmond), Assembly District No. 76 (Tash 
Boerner Horvath) and Senate District No. 36 (Patricia Bates).  An aerial map of the affected 
territory and its regional setting follows.  Attachment One provides a more detailed map and 
shows the affected territory relative to the existing jurisdictional boundaries of the three 
subject agencies (Vista, Buena SD, and Vista FPD).  
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City of Vista 

Affected Territory as proposed 
 Area One Area Two TOTAL 
Acres 1.93 ac 140.12 ac 142.05 ac 
Assessor Parcels  1 108 109 
Existing Land Uses Semi-Rural Residential Semi-Rural Residential 1du/ac 
Planned Land Uses (Vista)  Rural Residential Rural Residential 1du/ac 
Estimated Population 2 373 375 
Assessed Land Value $382,774 $76,816,307 $77,199,081 

      
 

Hilcrest Dr 1 

2 
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Subject Agencies 
 
The proposed reorganization before San Diego LAFCO involves three subject agencies: City 
of Vista; Buena SD; and Vista FPD. A summary of the subject agencies in terms of their 
governance, resident population, municipal functions, and financial standing follows. 
 

• City of Vista was incorporated in 1963 as a general‐law municipality with an existing 
estimated resident population of 101,557.  Vista spans 11,500 acres or 18 square miles 
and bordered by the unincorporated community of Bonsall to the north, City of San 
Marcos to the east, City of Carlsbad to the south, and City of Oceanside to the 
west.  Vista provides a full range of municipal services with the notable exception of 
water, which is provided instead by one of two special districts: Vallecitos Water 
District and Vista Irrigation District.  LAFCO last reviewed and set Vista’s sphere in 
2008 with a larger‐than‐agency designation to include 547 non‐jurisdictional 
acres.  Vista’s audited net position is $567.8 million as of June 30, 2021 with an 
undesignated fund balance of $165.5 million.   Overall, Vista’s total net position has 
changed by 14.2% over the prior three audited years. 
 

• Buena SD is a dependent special district formed in 1960 with an existing estimated 
resident population of 25,578.  Buena SD spans 5,228 acres or 8.2 square miles and 
includes portions of the City of Vista and unincorporated territory to the southeast.  
Vista’s Council presides as the District’s Board of Directors and oversees Buena SD and 
its wastewater service function and its three classes: collection, treatment, and 
discharge.  LAFCO last reviewed and set Buena SD’s sphere in 2007 with a 
zero/transitional designation.1   Buena SD’s audited net position is $100.2 million as of 
June 30, 2021 with an undesignated fund balance of $39.7 million.   Overall, Buena SD’s 
total net position has changed by 5.7% over the prior three audited years. 

 
• Vista FPD is an independent special district formed in 1944 with an existing estimated 

residential population of 18,736.  Vista FPD spans 19,840 acres or 31 square miles and 
entirely unincorporated and bordered on the east by the Cities of Vista and Oceanside 
as well as to the south by the City of San Marcos. A five‐member Board oversees Vista 
FPD and its fire protection and emergency medical service functions.  Vista FPD 
contracts with Vista for all related services.   LAFCO last reviewed and set Vista FPD’s 
sphere with a larger‐than‐agency designation to include 441 non‐jurisdictional 
acres.   Vista FPD’s audited net position is $12.1 million as of June 30, 2021 with an 
undesignated fund balance of $11.9 million.   Overall, Vista FPD’s total net position has 
changed by 6.5% over the prior three audited years. 
 

  

 
1  LAFCO approved a transitional sphere for the Buena SD in 1984 and memorialized Buena SD service responsibility should eventually be 

assumed by the City of Vista. The sphere approval includes provisions to allow unincorporated parcels, which need wastewater services, 
to annex to the District until such time as the Buena SD merges with the City of Vista. 
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Affected Local Agencies 
 
The affected territory lies within the jurisdictional boundaries and/or spheres of influence of 
14 local agencies directly subject to San Diego LAFCO.  These agencies qualify as “affected 
agencies” relative to the proposed reorganization and listed below.2 
 

• Buena SD 
• City of Vista (sphere only)  
• County of San Diego 
• County Service Area No. 135 (Regional Communications) 
• Metropolitan Water District of Southern California 
• North County Cemetery District 
• North County Transit District 
• Resource Conservation District of Greater San Diego County 
• San Diego County Flood Control District 
• San Diego County Street Lighting District 
• San Diego County Water Authority 
• Tri City Healthcare District 
• Vista FPD 
• Vista Irrigation District 

 
Opening of Public Hearing & 
Continuation to Perform Additional Outreach  
 
San Diego LAFCO opened the public hearing on the proposed reorganization at its August 1, 
2022 meeting.  The opening of the hearing included a presentation from staff, comments 
from the City of Vista’s Community Development Director John Conley, and testimony by 
several residents and/or landowners within the affected territory.  Most of the testimony 
expressed concerns about quality-of-life impacts associated with annexing into Vista and 
related uncertainties about future City planning activities.  The Commission proceeded after 
some substantive deliberations to approve a motion to continue the hearing for 
approximately 60 days with direction to staff to work with Vista in performing additional 
outreach to help further identify and/or address expressed concerns.  
 
Consistent with the direction provided at the August 1st meeting, LAFCO staff coordinated 
with the City of Vista in scheduling two noticed community meetings.  These community 
meetings were held in the evenings of September 29th and October 10th at the Vista Civic 
Center.  Notice of the community meetings were mailed to all landowners and voters in the 
affected territory and within 300 feet.3 Both meetings included presentations from LAFCO 
staff on the process and decision-criteria in considering the proposals followed by receiving 
questions and/or comments from attendees that ranged in size from 10 to 12.  Subsequent 
written comments generated as a result of the additional outreach are attached.  
 

 
2  State law defines “affected local agency” as any entity that contains, or would contain, or whose sphere contains or would contain, any 

territory for which a change of organization is proposed or ordered.  Notice of the proposal and hearing were provided to the agencies.  
3  Notice of the public meetings were mailed out September 2nd.  
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DISCUSSION 
 

This item is for San Diego LAFCO to consider approving – with or without discretionary 
modifications – the proposed reorganization and the principal action therein to annex the 
affected territory to City of Vista under the expedited island annexation proceedings.  
Associated boundary changes to concurrently detach the affected territory from Buena SD 
and Vista FPD are also part of the requested reorganization. The Commission may also 
consider applying conditions so long as it does not directly regulate land use, property 
development, or subdivision requirements. Additional discussion on proposal purpose, 
development opportunities, and Commission focus follows. 
 
Proposal Purpose 

 
The purpose of the proposed reorganization before San Diego LAFCO as provided by the 
applicant – City of Vista – is twofold.  The first and immediate purpose is to transfer 
wastewater service responsibilities for the southern portion of Area Two – and specifically 
the section involving the Stonegate Subdivision – to Vista and in doing so, eliminate an 
existing outside service agreement involving a transfer of flows collected by Buena SD within 
the Stonegate Subdivision and conveyed to the City. This component of the reorganization 
would relatedly implement an irrevocable offer of annexation recorded with each of the 36 
lots within the Stonegate Subdivision. The second and longer-term purpose is to eliminate 
two island areas and the associated governmental inefficiencies in step with providing 
coordinated land use and service planning through the City of Vista.  
 
Current and Planned Development  
 
The affected territory’s existing development potential under the County of San Diego is 
contemplated under the North County Metro Community Plan.  This document was last 
updated by the Board of Supervisors in 2011 and designates the affected territory (Area One 
and Area Two) as Semi-Rural Residential. The minimum lot size within this baseline 
designation is 1.0 acres and produces an estimated maximum development within the 
affected territory of 122 single-family residential lots. Vista separately designates the affected 
territory as Rural Residential with a minimum lot size standard of 1.0 acre.  This latter 
standard produces a maximum development potential within the affected territory should 
annexation to Vista be approved of 122 single family residential lots. No specific development 
plans within the affected territory are proposed at this time. 
 
Commission Focus 
 
Four central and sequential policy items underlie San Diego LAFCO’s consideration of the 
proposed reorganization filed by the City of Vista.  These policy items take the form of 
determinations and orient the Commission to consider the interrelated merits of a (a) 
conforming sphere of influence action, (b) timing of the reorganization, (c) applicability of 
expedited island annexation proceedings, and (d) whether modifications or approval terms 
are appropriate.  The Commission must also consider other relevant statutes as detailed.     
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ANALYSIS  
 
San Diego LAFCO’s analysis of the proposed reorganization is divided into two distinct 
subsections. The first subsection pertains to evaluating the central policy issues referenced 
in the preceding section and headlined by analyzing the merits of the reorganization and 
applicability of the island annexation proceedings. The second subsection considers other 
germane statutory issues required for LAFCO proposal consideration and this includes 
complying with the California Environmental Quality Act (CEQA). 
 
Central Policy Items 
 
Item No. 1 |  
Conforming Sphere of Influence Amendment  
 
Two of the three subject agencies’ spheres of influence designations can readily 
accommodate the proposed reorganization and involve the City of Vista and Buena SD. An 
action or amendment is required – however – to accommodate the reorganization with 
respect to removing the affected territory from Vista FPD’s sphere.  Consideration of the 
amendment is premised on LAFCO’s statutory responsibility to designate spheres to demark 
the affected agencies’ appropriate service areas relative to community needs as determined 
by the Commission. This includes demarking the Commission’s expectation of exclusive 
responsibilities for one or more specified municipal services. Staff believes it would be 
merited for the Commission, accordingly, to proceed and approve the conforming sphere 
amendment to fully recognize the City of Vista – and not Vista FPD – as the appropriate 
provider of fire protection and emergency medical services going forward.  Most notably, 
the amendment would facilitate the orderly syncing of local governance and services by 
directing the affected territory away from Vista FPD as a limited purpose agency and towards 
City of Vista as a multi-purpose agency and headlined by land use authority. 
 
 

 
 
 
 
 
 

 

CONCLUSION | 
MERITS OF A CONFORMING SPHERE OF INFLUENCE AMENDMENT 
 

 

Proceeding with the conforming action to amend Vista FPD’s sphere of influence 
to exclude the affected territory is sufficiently warranted. Justification is marked 
by the preceding analysis and supports the Commission’s determination to 
designate City of Vista as the appropriate and exclusive fire protection and 
emergency medical service provider for the affected territory going forward. 
Additional analysis supporting the conclusion is provided in Appendix A. 
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Item No. 2 |  
Reorganization Timing 
 
The timing of the proposed reorganization before San Diego LAFCO – and specifically the 
headlining jurisdictional change to annex the affected territory to City of Vista – appears 
appropriate. This conclusion draws from the analysis of statutory factors required for 
consideration of proposed jurisdictional changes along with locally adopted Commission 
policies. Most of the prescribed review factors for the proposed reorganization focus on the 
service and financial capacities of the receiving agency, Vista (emphasis added).  A summary 
of key conclusions generated in the review of these factors and policies with respect to 
service needs, capacities, and finances follow. 
 

• Service Needs 
The two non-contiguous areas comprising the affected territory are entirely 
surrounded by the City of Vista and already dependent on the City’s road network for 
access.  The affected territory is largely developed and/or developing with single-
family residences which would continue post reorganization given overall 
consistencies between the County and Vista General Plans.  These existing and 
planned uses generates a full range of supporting municipal service needs ranging 
from community development (zoning, building, etc.) to public safety (fire and police 
protection) and would be best accommodated by Vista and its expanded and/or 
consolidated service functions.  Additional details follow. 
 
- The Commission has previously designated Vista as the appropriate future land 

use authority and primary service provider for the affected territory through 
standing inclusion within the City’s sphere of influence. Annexation to Vista 
memorializes this standing expectation and accommodates the expressed 
interest of the City as evident by initiating the reorganization.  
 

- The Stonegate Subdivision within Area Two of the affected territory is currently 
receiving wastewater service from Vista through an outside service agreement 
with Buena SD.  This agreement dates to 2002 and directly facilitated the County 
of San Diego’s approval of the 36-lot development.  At the time, there was 
consensus among the Board of Supervisors and Council the development should 
go forward under the County while also providing for its eventual transition to 
Vista with the latter memorialized through the developer recording an irrevocable 
offer to annex. This standing agreement between the County and Vista coupled 
with LAFCO’s increasing preference to align boundaries to reflect service 
responsibilities provides merit to the timing of the reorganization.  
 

- Detachment of the affected territory from Buena SD and Vista FPD in conjunction 
with annexation to Vista is consistent with the Commission’s interest in 
eliminating overlapping jurisdictions with deference to accommodating multi-
service providers over single-purpose providers. 

 



San Diego LAFCO  
November 7, 2022 Meeting 
Agenda Item No. 6a | CONTINUED - Proposed “Mar Vista Island Reorganization” (RO21-04) 
 

9 | P a g e  

 

• Service Capacities and Levels 
The City of Vista would directly assume most municipal service responsibilities for the 
affected territory upon reorganization and highlighted by providing the following 
core functions: community development, wastewater,integrated fire protection and 
emergency medical, and police protection. Staff’s analysis shows Vista has sufficient 
capacities and related resources to readily accommodate demands in the affected 
territory at its current and planned uses without expanding any public infrastructure. 
Additional details on these core municipal functions – community development, 
wastewater, fire protection and emergency medical, and police protection – follows. 
 
- Vista would assume community planning responsibilities for the affected territory 

from the County of San Diego as part of the reorganization. This transition is 
explicitly contemplated in the Vista General Plan (2012) with the affected territory 
designated as Rural Residential and provides a minimum lot size of 1.0 acre, which 
matches the current allowance under the County of San Diego General Plan.4  
 

- Vista would expand its wastewater service responsibilities within the affected 
territory from its current contractual service to the Stonegate Subdivision in Area 
Two include its remainder as well as Area One as part of the reorganization.  Actual 
connections – however – would be dependent on individual landowners choosing 
to connect. Should all existing parcels and the associated 144 units in the affected 
territory (Areas One and Two) connect to Vista’s wastewater system, it is 
projected the daily average flow would tally 0.036 million gallons.5 This projected 
daily demand equals 0.136% of Vista’s available excess capacities based on current 
system demands.6  The projected daily demand would increase to 0.061 million 
gallons at buildout based on the Vista General Plan and equal 0.231% of the City’s 
available capacity.7 Actual service to the affected territory from Vista is accessible 
via existing collection pipelines – maintained by the City – around the perimeter of 
the proposed area and located on Buena Vista Drive, Mar Vista Drive, Park Hill 
Place, and California Oaks Drive.  

 
- Vista would formally assume integrated fire protection and emergency medical 

service responsibilities for the affected territory from the Vista FPD as part of the 
reorganization. This change would have no material impact on service levels given 
Vista is the existing contract provider for Vista FPD and the Vista Fire Department 
presently provides all fire protection and emergency medical field operations 
within the District’s unincorporated service territory.  First-response would 

 
4  Vista separately prezones the affected territory as A-1 (Agriculture) and provides a maximum density of one dwelling unit per acre.  Should the 

Commission approve the reorganization, Vista would be prohibited from changing the zoning and underlying allowances for the first two years 
unless special findings are made at a noticed hearing with notice being provided to LAFCO. 

5  This total flow translates to daily demand of 250 gallons per existing unit.  
6    Vista’s wastewater system capacity is tied to its contracted treatment/discharge allocation with the Encina Wastewater Authority. The Encina 

Wastewater Treatment Plant treats an average of 6.32 million gallons per day (mgd) of wastewater. Wastewater treatment – specific to the 
proposal area – is governed by an existing sewer flow transfer agreement between the City of Oceanside and City of Vista and allows for the 
transfer of 0.30 mgd of wastewater. The pipeline has an actual flow capacity that is 1.0 mgd greater – or 1.3 mgd – than the agreed capacity. 

7  Buildout of the affected territory under the Vista General Plan would result in approximately 244 total units and equally divided between 122 
single-family residences and 122 accessory dwelling units.  
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continue to be provided from Vista Fire Station No. 4, located 2.5 miles away at 
2121 Thibodo Road. Response times to the affected territory are estimated to be 
four minutes for priority calls and six minutes for non-priority calls. Total response 
time would fall within the City's response time standard of 7.5 minutes for urban 
and 8.5 minutes for suburban areas. 

 
- Vista would formally assume law enforcement service responsibilities from the 

County of San Diego as part of the reorganization. This change would have no 
material impact on service levels given Vista contracts with County Sherriff to 
provide law enforcement – including patrol and a full range of other services – 
within the City’s incorporated boundary.   The Sheriff’s substation at 325 South 
Melrose Drive #210 is the closest substation and is 2.6 miles in distance to the 
affected territory and an approximate 6-minute drive.  Analysis performed by Vista 
Sherriff’s Station – specific to YTD (2022) data – identified travel time for the 
County Sheriff from the substation to the affected territory would be 
approximately 13 minutes for priority calls and 60 minutes for non-priority calls.    

 
• Service Funding and Costs  

The staff analysis shows Vista has the financial resources and administrative controls 
to readily assume municipal service responsibilities to the affected territory in support 
of its planned uses without adverse impacts. This macro comment is reflected in the 
analysis of Vista’s recent audited statements which shows – among other items – the 
City has ended each of the last three fiscal years with positive total margins with an 
overall average of 13.4%.  Vista’s overall financial health is also reflected in its net 
position of $640.0 million as of the last audit year (FY2021) with an unrestricted sum 
of $237.6 million less accrued retiree obligations.  The General Fund unassigned cash 
balance separately totaled $35.3 million and equals 5.94 months of normal expenses.   
 
With respect to specific impacts tied to the reorganization: 
 
- Vista prepared a Fiscal Impact Analysis for the proposed annexation ahead of 

Council action that concluded the City would generate a small annual revenue 
increase as a result of the reorganization. The annual revenue increase is estimated 
at $5,800 and ties to additional property tax revenue. 
 

- LAFCO estimates a small annual cost increase on landowners will be generated as 
a result of the reorganization. The annual cost increase for landowners within the 
Stonegate Subdivision is estimated at $90.20 and ties to Vista’s existing special 
assessments to help fund street maintenance, lighting, and landscaping as well as 
the difference in wastewater rates between the City and Buena SD.  The annual 
cost increase for landowners within the remaining area – currently on septic – is 
estimated at $31.20 and ties only to the City’s existing special assessments involving 
street maintenance, lighting, and landscaping. 
 

- There will be no changes to property taxes as a result of the reorganization.   
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 Baseline  Reorganization Change % 

 

Stonegate Subdivision    
…Citywide Street Maintenance District $0.00 $3.72 100% 
…Citywide Lighting & Landscape           
Maintenance District 

$0.00 $40.98 100% 

… County Street Lighting District $13.50 $0 (100%) 
… Annual Sewer Service Fee $621.00 $680.00 9.5% 

ANNUAL TOTAL $634.50 $724.70 14.2% 
 

Remainder of Area One & Area Two     
…Citywide Street Maintenance District $0.00 $3.72 100% 
…Citywide Lighting & Landscape           

Maintenance District 
$0.00 $40.98 100% 

… County Street Lighting District $13.50 $0 (100%) 
ANNUAL TOTAL $13.50 $44.70 231% 

 
 

CONCLUSION | 
MERITS OF CHANGE OF REORGANIZATION TIMING  
 

 

The timing of the reorganization involving annexation of the affected territory to 
City of Vista with concurrent detachments from Buena SD and Vista FPD is 
sufficiently warranted and well-timed. Justification is marked by the preceding 
analysis and immediate ability for Vista to provide and/or extend its core municipal 
services to the affected territory consistent with existing resources.   This latter 
component further amplifies the timing of the proposal and its alignment with the 
Vista sphere of influence and Commission expectation therein for the City to serve 
as the ultimate and primary service provider for the affected territory.  Additional 
analysis supporting the conclusion is provided in Appendix B. 
 

 
Item No. 3 |  
Applicability of Island Annexation Proceedings  
 
The City of Vista has filed the reorganization under the provisions of Government Code 
Section 56375.3 and its expedited island annexation proceedings. This statute allows cities to 
streamline the annexation of unincorporated “island” areas that are entirely or substantially 
surrounded by their existing incorporated limits subject to certain criteria as determined by 
the Commission.  Pertinently, if all of the criteria apply, the statute directs the Commission 
to approve the proposal – with or without conditions – and waive protest proceedings.   A 
listing of all the eligible criteria follows.  
 

1. Annexation is proposed by resolution of the annexing city. 
2. The island is 150 acres or less in size. 
3. The island is surrounded or substantially surrounded by the annexing city. 
4. The island is not a gated community served by a community services district. 
5. The island is substantially developed or developing based on the availability of public 

utilities, presence of public improvements or the presence of physical improvements. 
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6. The island is not prime agricultural land as defined in Section 56064. 
7. The island is receiving benefits from the annexing city or will benefit from the city. 
8. The island was not created after January 1, 2000. 

 
Staff believes the Commission can make the eight prerequisite determinations to approve 
the reorganization under the island proceedings.  This includes attesting Vista is the applicant 
(No. 1) and that Areas One and Two are less than 150 acres (No. 2), entirely surrounded by 
existing City limits (3), not located in gated communities (No. 4), developing relative to 
access to public infrastructure (No. 5), do not include prime agricultural lands (No. 6), and 
currently receive benefits from Vista (No. 7).   Staff also believes the final determination can 
be reasonably made given both Areas One and Two existed in the form of being part of a 
larger substantially surrounded island prior to January 1, 2020 (No. 8).  Although subsequent 
jurisdictional changes have reduced and reconfigured the island into its present and 
bifurcated form it nonetheless has retained its island status under LAFCO statute.  
 

 
 

CONCLUSION | 
APPLICABILITY OF ISLAND ANNEXATION PROCEEDINGS  
 

 

The reorganization sufficiently qualifies for the expedited island annexation 
proceedings under Section 56375.3. Justification is marked by the preceding analysis 
and premised on the Commission’s delegated discretion in evaluating the associated 
criteria applicability and making reasoned determinations.  This includes concluding 
the affected territory – and among other factors – is developing, receives benefits 
from Vista, and has been in a continuous island since January 2020.  
 

 
Item No. 4 |  
Modifications and Terms 
 
No modifications to the submitted reorganization have been identified by San Diego LAFCO 
staff meriting Commission consideration at this time.  This includes noting annexation of the 
affected territory to City of Vista would not result in any unserved corridors or other 
boundary irregularities for the subject agency. Staff is recommending applying standard 
terms of approval without variance under Government Code Section 57302 along with two 
special conditions for Vista to agree to (a) grandfather all existing uses within the affected 
territory and (b) prepare and adopt a specific plan for the affected territory within 24 months.   
Staff also recommends adding conditions requested by the County of San Diego and marked 
by Vista agreeing to enter into an agreement with the County to ensure consistency with the 
North County Multiple Species Conservation Plan.   
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CONCLUSION | 
MODIFICATIONS AND TERMS  
 

 
 

No modifications to the proposed reorganization appear merited. Standard 
approval terms, however, are recommended and include all standard conditions 
under Government Code Section 57302 as well as three special conditions.  One 
of these special conditions follows a request by the County of San Diego for Vista 
to enter into an agreement to ensure consistency with the North County 
Multiple Species Conservation Plan. The other two special conditions are 
generated by LAFCO and require Vista to agree to grandfather all existing uses 
in the affected territory as well as prepare and adopt a specific plan for the 
affected territory within 24 months.   This latter condition – notably – follows 
community comments vetted following the August meeting and serves to “call 
the question” with respect to Vista providing residents and landowners the 
opportunity to directly participate in community planning for the area as 
enfranchised constituents.   Vista is agreeable to all proposed conditions.  

 

 
Other Statutory Considerations 
 
Exchange of Property Tax Revenues 
 
California Revenue and Taxation Code Section 99(b)(6) requires the County of San Diego and 
subject agencies to submit an adopted resolution to LAFCO agreeing to accept the exchange 
of property tax revenues associated with the proposed reorganization.  The associated 
statutes also empower the County of San Diego to make all related property tax exchange 
determinations on behalf of cities and special districts without consultation unless the 
affected agencies request otherwise.  LAFCO staff has confirmed the County has adopted a 
master property tax transfer resolution applicable to the proposed reorganization. The 
application of the County’s adopted master exchange resolution will result in Vista receiving 
41% of the County’s existing apportionment of the 1% property tax.  
 
Environmental Review 
 
San Diego County LAFCO is responsible under CEQA to assess whether environmental 
impacts would result from activities approved under the Commission’s authority. 
Accordingly, the Commission is tasked with making two distinct findings under CEQA in 
consideration the proposed reorganization. Staff’s analysis follows. 
 

• San Diego LAFCO serves as lead agency under CEQA for the conforming sphere of 
influence action associated with accommodating the reorganization. It is 
recommended the Commission find this action – and specifically the amendment of 
the Vista FPD’s sphere to exclude the affected territory – is a project under CEQA but 
exempt from further review under State Guidelines 15061(b)(3). This exemption 
appropriately applies given it can be seen with certainty that spheres are planning 
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policies and any associated actions (establishment, update, or amendment) in and of 
itself does not change the environment or authorize any new uses or services. 
 

• City of Vista’s initiating actions involving the reorganization proposal require it to 
assess potential impacts and specifically the annexation and extension of public 
wastewater, fire protection and emergency medical services to the affected territory 
as lead agency under CEQA.  In this role as lead agency, on June 22, 2021 the City 
adopted a resolution and made findings that the proposal qualifies as a project but is 
exempt from further review under State CEQA Guidelines Section 15319(a).  Staff 
independently concurs this exemption appropriately applies given the affected 
territory contains existing private structures developed to the density allowed by 
current and proposed zoning and there is no corresponding need for an expansion of 
public infrastructure to accommodate the jurisdictional changes. 

 
Protest Proceedings 
 
Protest proceedings for the proposed reorganization shall be waived by San Diego LAFCO 
should the Commission proceed with an approval under Government Code 56375.3 as 
addressed in Item No. 3 in the preceding section.   Alternatively, the Commission could 
approve the reorganization without making the island annexation determinations under 
56375.3 and protest proceedings would accordingly apply.    
 
RECOMMENDATION 
 
Staff recommends San Diego LAFCO conditionally approve the proposed reorganization 
under the island annexation provision in Section 56375.3 without modifications and with 
conforming sphere of influence action involving Vista FPD.  This recommendation is 
consistent with Alternative One as outlined in the proceeding section.  
  
ALTERNATIVES FOR ACTION 
 
The following alternative actions are available to San Diego County LAFCO and can be 
accomplished with a single-motion: 
 

Alternative One (recommended): 
Adopt the attached draft resolution conditionally approving the reorganization proposal 
as submitted (without modifications) and conforming sphere of influence amendment 
for Vista FPD along with making required findings under CEQA. This also includes 
determining the proposal qualifies for island annexation proceedings and in doing so also 
waiving protest proceedings. 

 
Alternative Two:  
Continue consideration to a future meeting and provide direction to staff concerning 
additional information, as needed. 
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Alternative Three: 
Disapprove the reorganization proposal with direction to staff to return at the next 
regular meeting with a conforming resolution for adoption.    
    

PROCEDURES FOR CONSIDERATION 
 
This item has been placed on San Diego County LAFCO’s agenda for action as part of a noticed 
continued public hearing.  The following procedures are recommended:  
 

1. Commission disclosures, if any. 
2. Receive verbal presentation from staff unless waived. 
3. Reopen the public hearing and invite comments.  
4. Discuss item and consider the staff recommendation. 

 
On behalf of the Executive Officer, 

  
Priscilla Mumpower 
Analyst II 

 

 

 

 

 

  

 

Appendices: 
 
A) Analysis of Sphere of Influence Determinations  
B) Analysis of Proposal Review Factors  
 
Attachments:  
 
1) Vicinity Maps of the Affected Territory 
2) Draft Resolution of Approval  
3) Resolution of Application from City of Vista 
4) Comments Received 
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APPENDIX A 
 

STATEMENT OF DETERMINATIONS 
SPHERE OF INFLUENCE FACTORS 
Government Code Section 56425 

 
AMENDING THE SPHERE OF INFLUENCE FOR VISTA FIRE PROTECTION DISTRICT 

 
(1) The present and planned land uses, including agricultural and open-space lands. 
 

 

The affected territory as submitted involves 109 unincorporated and predominantly 
developed parcels spanning 142 acres within two non-contiguous areas that are entirely 
surrounded by the City of Vista. The estimated resident population is 375.  The affected 
territory does not contain open-space lands; however, it is zoned by the County of San Diego 
and pre-zoned by the City of Vista as agriculture with matching maximum densities of one 
dwelling unit per acre. No development is proposed as part of this reorganization. Amending 
the sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista is consistent with these present and planned land uses. 
 
(2) The present and probable need for public facilities and services in the area. 
 
 

The affected territory’s present residential uses coupled with it being surrounded by the City 
of Vista merit a full range of municipal services to provide coordinated and uniform service 
(community planning, wastewater, fire protection, etc.) within the region. Amending the 
sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista is consistent with these present and probable service needs. 
 
(3) The present capacity of public facilities and adequacy of public services the agency 

provides or is authorized to provide.  
 
 
 

City of Vista has existing infrastructure and related capacities to readily extend its municipal 
services to the affected territory without adverse impacts.  This includes integrated fire 
protection and emergency medical services.   Amending the sphere of influence to exclude 
the affected territory from Vista FPD to accommodate annexation to Vista is consistent with 
these present and adequate capacities. 
 
 
 

(4) The existence of any social or economic communities of interest in the area if the 
commission determines that they are relevant to the agency. 

 
 
 

LAFCO established relevant social and economic ties between the affected territory and City 
of Vista in concert with adding the subject lands to the City of Vista’s sphere of influence in 
1978 in step with designating the City as the preferred ultimate service provider. Amending 
the sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista readily syncs and formalizes these existing social and economic ties. 
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(5) The present and probable need for those public facilities and services of any 
disadvantaged unincorporated communities within the existing sphere of influence. 

 
 
 

The affected territory and adjacent lands therein do not contain census tracts qualifying as a 
disadvantaged unincorporated community (DUC) under State statute or LAFCO policy.   
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APPENDIX B 

 
PROPOSAL REVIEW FACTORS 

Government Code Section 56668 
 

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 areas, 
during the next 10 years. 

 
 

The affected territory comprises 142 unincorporated and developed acres with an estimated 
375 residents. The affected territory lies within unincorporated Vista and includes the 42.2-
acre community known as the Stonegate project. Total assessed valuation for the affected 
territory – comprising 109 parcels – is estimated by the County Auditor as $77,199,081. No 
development is proposed as part of this reorganization. No significant growth is anticipated 
in the surrounding area within the next 10-year period beyond existing residential land use 
and zoning designations. 
 
b)  The need for municipal services; the present cost and adequacy of municipal 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. 

 
 
 

The City of Vista would assume responsibility as primary purveyor of general governmental 
services to the affected territory following reorganization.  This includes assuming 
responsibility from the County specific to land use and community planning, roads, and police 
protection. The City would also assume wastewater from Buena SD and fire protection and 
emergency medical services from Vista FPD. Water service to the affected territory would 
remain the responsibility of the Vista Irrigation District. The County of San Diego serves as 
the purveyor of police services by contract between the County Sherriff and City of Vista. The 
most notable change in municipal services as proposed affects the provision of wastewater 
services to the affected territory and is the focus of the succeeding analysis.  

 
• Extending Public Wastewater Service to the Affected Territory 

Vista would expand its wastewater service responsibilities within the affected 
territory from its current contractual service to the Stonegate Subdivision in Area Two 
include its remainder as well as Area One as part of the reorganization.  Actual 
connections – however – would be dependent on individual landowners choosing to 
connect. Should all existing parcels and the associated 144 units in the affected 
territory (Areas One and Two) connect to Vista’s wastewater system, it is projected 
the daily average flow would tally 0.036 million gallons.8 This projected daily demand 
equals 0.136% of Vista’s available excess capacities based on current system 

 
8  This total flow translates to daily demand of 250 gallons per existing unit.  
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demands.9  The projected daily demand would increase to 0.061 million gallons at 
buildout based on the Vista General Plan and equal 0.231% of the City’s available 
capacity. Actual service to the affected territory from Vista is accessible via existing 
collection pipelines – maintained by the City – around the perimeter of the proposed 
area and located on Buena Vista Drive, Mar Vista Drive, Park Hill Place, and California 
Oaks Drive.  
 

c)  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 proposal and annexing the affected territory to City of Vista 
and concurrent detachment from Buena SD and Vista FPD would formalize existing economic 
and social interests between the City and the affected territory. These ties were initially 
established with the Commission previously adding the affected territory to the City’s sphere 
of influence and affirming in 2008. This latter action reflects the Commission’s standing policy 
expectation City of Vista should ultimately accommodate and support future development 
through the provision of City municipal services. 
 
d) The conformity of the proposal and its anticipated effects with both the adopted 

commission policies on providing planned, orderly, efficient patterns of urban 
development, and the policies/priorities set forth in G.C. Section 56377. 

 
 
 

Approving the proposed reorganization and legal transfer of municipal service 
responsibilities and specifically wastewater and fire protection services from Buena SD and 
Vista FPD to City of Vista serves as a preferred alternative in LAFCO statute with respect to 
memorializing existing and long-term service commitments. The affected territory does not 
include “open-space” as defined under LAFCO law and no new growth or development is 
associated with the proposed reorganization, therefore, no conflicts exist therein under G.C. 
Section 56377.  
 
e) The effect of the proposal on maintaining the physical and economic integrity of 

agricultural lands, as defined by G.C. Section 56016. 
 
 
 

The affected territory does not contain “prime agricultural land” or “agricultural land” as 
defined under LAFCO law or further prescribed in local Commission policy. Specifically, the 
affected territory does not contain lands currently used for any of the following purposes: 
producing an agricultural commodity for commercial purposes; left fallow under a crop 
rotational program; or enrolled in an agricultural subsidy program. Approval of the 
reorganization proposal involving City of Vista would have no effect on maintaining the 
physical and economic integrity of agricultural lands. 

 
9    Vista’s wastewater system capacity is tied to its contracted treatment/discharge allocation with the Encina Wastewater Authority. The 

Encina Wastewater Treatment Plant treats an average of 6.32 million gallons per day (mgd) of wastewater. Wastewater treatment – 
specific to the proposal area – is governed by an existing sewer flow transfer agreement between the City of Oceanside and City of 
Vista and allows for the transfer of 0.30 mgd of wastewater. The pipeline has an actual flow capacity that is 1.0 mgd greater – or 1.3 mgd 
– than the agreed capacity. 
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f) The definiteness and certainty of the boundaries of the territory, the nonconformance 
of proposed boundaries with lines of assessment, the creation of islands or corridors of 
unincorporated territory, and other similar matters. 

 
 
 

LAFCO is in receipt of a draft map and geographic description of the affected territory that 
details metes and bounds consistent with the standard of the State Board of Equalization.  
Approval would be conditioned on a final map and description conforming to the referenced 
standards and address any modifications required by the Commission.  Approval for the 
reorganization of the affected territory involving City of Vista would not create any new 
service islands or corridors of unincorporated territory.   
 
g) A regional transportation plan adopted pursuant to Section 65080. 
 
 
 

A notice of the proposed reorganization provided to the San Diego Association of 
Governments or SANDAG did not generate any comments, and as such no conflicts have 
been identified with respect to its regional transportation plan, San Diego Forward. 
 
h) Consistency with the city or county general and specific plans. 
 
 
 

The primary purpose of the proposed reorganization before San Diego County LAFCO is to 
resolve an existing flow transfer agreement between Buena SD and City of Vista. This 
component of the reorganization would relatedly implement an irrevocable offer of 
annexation recorded within the Stonegate Subdivision. There is no planned development as 
part of the proposed reorganization and pre-zoning designations are consistent with the City 
of Vista General plan and comparable to current zoning assignments by the County of San 
Diego. Furthermore, the North County Metro Community Plan as part of the County of San 
Diego General Plan encourages the merging of Buena SD and the City of Vista, outlining that 
it would improve local control over wastewater service within the City. 
 
i) The sphere of influence of any local agency affected by the proposal. 
 
 
 

See Appendix A.  
 
j) The comments of any affected local agency or other public agency. 
 
 
 

Staff provided notice of the reorganization proposal to all subject and affected agencies as 
required under LAFCO law. Comments on the reorganization proposal were received on 
November 4, 2021 from the County of San Diego and requested San Diego LAFCO incorporate 
the following conditions – among other items –  as part of the approval: (1) require the 
annexing jurisdiction to enter into an Multiple Species Conservation Plan agreement, (2) 
require five public roadway drainage facilities be transferred to the City, and (3) the City 
assume responsibility for maintaining, enforcing and complying with Best Management 
Practices (BMP) outlined by the County of San Diego’s Department of Public Works 
Watershed Unit. Comments by the County of San Diego are provided as Attachment 4. 
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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. 

 
 

Should the proposed reorganization be approved City of Vista will assume legal responsibility 
to provide general governmental services – including wastewater and integrated fire 
protection and emergency medical services – to the affected territory. These services are 
organized as business and enterprise functions and will be financed through property tax, 
property assessments, and user fees. Staff analysis of the City’s last three audited statements 
shows – among other items – the City has been effectively managed and reflected in an 
average total margin of 13.4%. 
 
l) Timely availability of adequate water supplies for projected needs as specified in G.C. 

Section 65352.5. 
 
 
 

The affected territory is presently within the Vista Irrigation District’s retail domestic water 
system with wholesale supplies provided by the San Diego County Water Authority.  
Approval of the proposed reorganization would not affect the timely availability of water 
supplies to the affected territory for the proposed residential uses. 
 
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. 

 
 
 

The proposed reorganization would not impact any local agencies in accommodating their 
regional housing needs. All potential units tied to the lands are already assigned to the City 
of Vista by the region’s council of governments. The proposed reorganization and 
annexation to City of Vista would not affect this assignment. 
 
n) Any information or comments from the landowner or owners, voters, or residents of 

the affected territory. 
 
 
 

The affected territory – including a 300-foot buffer – contains 602 registered voters and 
qualifies as “inhabited” as defined by LAFCO law (containing 11 registered voters or greater).  
Notice of the proposal and associated public hearing scheduled on August 1st and November 
7th have been published in local newspapers with all comments received ahead of publishing 
this agenda report, included as Attachment 4. 
 
o) Any information relating to existing land use designations.  
 
 

Please see above analysis for (h).  
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p) The extent to which the proposal will promote environmental justice. 
 
 
 

The reorganization is expected to aid and/or otherwise promote environmental justice by 
enhancing wastewater and integrated fire protection and emergency medical services within 
the affected territory and for any groups that are susceptible to pollution burdens and their 
effects. This latter category – notably – low-income communities, communities of color, 
tribal nations, and other disadvantaged groups. Consideration of existing environmental 
justice factors within the affected territory draw on staff analyzing data available from the 
California Environmental Protection Agency through its online assessment tool 
(CalEnviroScreen 4.0). Two composite percentile rankings for the affected territory are 
generated within this analysis and involves (a) pollution burdens and (b) susceptible 
population to pollution burdens relative to all census tracts in California.  
 
The affected territory’s composite pollution burden ranking falls in the 39th percentile with 
an internal range between 14 to 92 percentiles.10  Seven pollution burdens exceed the 33rd 
percentile and involve ozone, diesel PM, pesticides, traffic, drinking water contaminants, 
hazardous waste, and impaired water and considered moderate in magnitude.  Two of these 
seven pollution burdens – hazardous waste and impaired water – also exceed the 70th 
percentile and are considered significant in magnitude. The affected territory’s composite 
susceptible population ranking falls in the 13th percentile with an internal range between 7 
to 51 percentiles.  Two of these at-risk groups exceeds the 33rd percentile and involves 
persons living in poverty and experiencing a housing burden.  A summary of all tracked 
pollution burdens and susceptible population follows.  

 
10  This composite rating has been calculated by staff and based on available data for the one primary census tract that comprises 

the affected territory.    
 

Cenus Tract No. 6073019904
Est Population 6,916                  
% of overall popluation 100.0%

A Pollution Burden 
... Composite Score 4.70
… Percentile 38.78
Indicator | Air Quality: Ozone 37.57
Indicator | Air Quality: PM 2.5: 30.91
Indicator | Air Quality: Diesel PM: 45.13
Indicator |Pesticides: 68.41
Indicator | Toxic Releases: 22.02
Indicator |Traffic: 49.10
Indicator | Drinking Water Contaminants: 56.34
Indicator | Lead in Housing: 13.85
Effects | Cleanup Sites: 0.00
Effects | Groundwater Threats: 0.00
Effects | Hazardous Waste: 80.99
Effects | Impaired Water: 91.87
Effects | Solid Waste: 0.00

B Sensitive Population
… Percentile 13.44
 Population | Asthma: 23.69
Population | Low Birth Weight: 26.87
Population | Cardiovascular Disease: 30.21
Population | Education: 7.40
Population | Linguistic Isolation: 11.27
Population | Poverty: 36.55
Population | Unemployment: 10.66
Population | Housing Burden: 50.72
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q) Information contained in a local hazard mitigation plan, information contained in a 
safety element of a general plan, and any maps that identify land as a very high fire 
hazard zone or maps that identify land determined to be in a state responsibility area, if 
it is determined that such information is relevant to the affected territory. 

 
 
 

The City of Vista participates in the San Diego County’s Multi-Jurisdictional Hazard Mitigation 
Plan. The County of San Diego General Plan contains a hazard mitigation plan for potential 
fire, flooding and earthquakes.  The affected territory lies within “low risk” earthquake, and 
flood hazard zones. The affected territory does not have a designation relative to wildfire 
hazard levels. Following the proposed reorganization, the City of Vista would assume fire 
protection and EMS service functions and responsibilities within the affected territory. 
 
r) Section 56668.3(a)(1) Whether the proposed annexation will be for the interest of the 

landowners or present or future inhabitants within the district and within the territory 
proposed to be annexed to the district.  

 

Not applicable. 
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RESOLUTION NO. 
 

SAN DIEGO COUNTY LOCAL AGENCY FORMATION COMMISSION 
 

MAKING DETERMINATIONS, APPROVING AND ORDERING A REORGANIZATION AND  
ASSOCIATED SPHERE OF INFLUENCE AMENDMENT 

 
“MAR VISTA ISLAND REORGANIZATION” 

ANNEXATION TO THE CITY OF VISTA WITH CONCURRENT DETACHMENTS  
FROM THE BUENA SANITATION DISTRICT AND VISTA FIRE PROTECTION DISTRICT  

AND RELATED SPHERE ACTION  
LAFCO FILE NO: RO21-04 

 

WHEREAS, on July 22, 2021, the City of Vista filed a resolution of application to initiate proceedings 
with the San Diego County Local Agency Formation Commission, hereinafter referred to as 
“Commission,” pursuant to the Cortese-Knox-Hertzberg Local Government Reorganization Act of 
2000; and 

 
WHEREAS, the application seeks approval for reorganization of approximately 142.0 acres of 

unincorporated territory in the County of San Diego involving annexation to the City of Vista with 
concurrent detachments of the affected territory from the Vista Fire Protection District and a portion 
of the affected territory from the Buena Sanitation District; and  

 
WHEREAS, the affected territory as proposed is within the City of Vista’s sphere of influence and 

includes 109 legal parcels identified by the County of San Diego Assessor’s Office with their respective 
APN’s and situs addresses within the proposal materials, and located within two existing non-
contiguous unincorporated islands surrounded by the City of Vista; and 

 
WHEREAS, on January 8, 1985, the County of San Diego and the City of Vista approved a Master 

Property Tax Transfer Agreement that will govern the property tax exchange associated with the 
reorganization of the affected territory to the City of Vista; and 

 
WHEREAS, the Commission’s Executive Officer has reviewed the proposal and prepared a report 

with recommendations; and 
 
WHEREAS, the Executive Officer’s report and recommendations on the proposal and a concurrent 

sphere of influence amendment specific to the Vista Fire Protection District has been presented to the 
Commission in the manner provided by law; and 

 
WHEREAS, the Commission heard and fully considered all the evidence presented at a noticed 

public hearing along with reviewing the necessary concurrent sphere of influence amendment for 
consistency under Government Code §56375.5 on August 1, 2022 and November 7, 2022.  
 

NOW, THEREFORE, BE IT RESOLVED, the Commission hereby finds, determines, and orders the 
following: 
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1. The hearing was held on the date set therefore, and due notice of said hearing was given in 
the manner required by law.  
 

2. At the hearing, the Commission called for, heard, and considered all public comments by 
interested parties and read and considered the Executive Officer’s report. 

 
3. The Commission serves as responsible and lead agency under the California Environmental 

Quality Act (CEQA) in considering two distinct “projects” associated with the reorganization 
proposal and as detailed in the Executive Officer’s report: (a) accommodating sphere of 
influence amendment and (b) the reorganization itself.  The Commission’s findings follow. 
 
a) San Diego County LAFCO serves as lead agency under CEQA for the conforming sphere of 

influence action associated with accommodating the reorganization. It is recommended 
the Commission find this action – and specifically the amendment of the Vista FPD’s sphere 
to exclude the affected territory – is a project under CEQA but exempt from further review 
under State Guidelines 15061(b)(3). This exemption appropriately applies given it can be 
seen with certainty that spheres are planning policies and any associated actions 
(establishment, update, or amendment) in and of itself does not change the environment 
or authorize any new uses or services. 
 

b) City of Vista’s initiating actions involving the reorganization proposal require it to assess 
potential impacts and specifically the annexation and extension of public wastewater, fire 
protection and emergency medical services to the affected territory as lead agency under 
CEQA.  In this role as lead agency, on June 22, 2021 the City adopted a resolution and made 
findings that the proposal qualifies as a project but is exempt from further review under 
State CEQA Guidelines Section 15319(a).  Staff independently concurs this exemption 
appropriately applies given the affected territory contains existing private structures 
developed to the density allowed by current and proposed zoning and there is no 
corresponding need for an expansion of public infrastructure to accommodate the 
jurisdictional changes. 

  
4. The Commission APPROVES Vista Fire Protection District’s sphere of influence to exclude the 

affected territory as further shown and described subject to all conditions below and in doing 
so makes the statements provided as Exhibit “A.” 
 

5. The Commission APPROVES the reorganization without modifications and subject to conditions 
as provided.   Approval involves all of the following: 
 
a) Annexation of the affected territory to the City of Vista with concurrent detachments of the 

affected territory from Vista Fire Protection District and a portion of the affected territory 
from the Buena Sanitation District as shown in “Exhibit B-1” and described in “Exhibit B-2”. 
 
 
 
 
 
 



6. The Commission CONDITIONS the approvals on the following terms being satisfied by August 1, 
2023 unless an extension is requested and approved by the Executive Officer:  
 
a) Completion of the 30-day reconsideration period provided under Government Code 56895.  
 
b) Submittal to the Commission 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. 

 
c) Submittal to the Commission of an original copy of an agreement between the City, County 

of San Diego, United States Fish & Wildlife Service, and California Department of Fish & 
Wildlife, ensuring consistency with the North County Multiple Species Conservation Plan and 
that the annexation will not jeopardize the buildout of the North County Multiple Species 
Conservation Program Plan (North County Plan) preserve or the coverage of species within 
the planning area, or compromise the viable habitat linkages within the proposed preserve, 
and that any development of the annexed lands proceeds in accordance with the Preliminary 
Conservation Goals set out in Section 5 of the Planning Agreement (third restated and 
amended 2021) for the North County Plan. This agreement will set forth the resulting 
responsibilities and ongoing maintenance and enforcement of the terms of the Planning 
Agreement as they relate to the annexed land. 

 
d) Submittal to the Commission of the following payments: 

 
• A check made payable to LAFCO in the amount of $100.00 to reimburse for filing two 

CEQA Notices of Exemption consistent with the findings in this resolution. 
 

• A check made payable to LAFCO in the amount of $669.00 to reimburse for the public 
hearing notice publication. 

 
• A check made payable to the State Board of Equalization for processing fees in the 

amount of $2,000.00. 
 

e) All legally permitted land uses as of November 7, 2022 within the affected territory may be 
continued subject to the Chapter 18.72 (Nonconformity Regulations) of the Vista Municipal 
Code. 
 

f) The City of Vista to prepare and adopt a specific plan for the affected territory within 24 
months. 
 

g) The City must maintain an inventory of post-construction structural Best Management 
Practices and comply with all other requirements in the Municipal Separate Storm Sewer 
System Permit issued by the California Regional Water Quality Control Board for the San 
Diego Region applicable to the affected territory. 

 
7. The proposal is assigned the following distinctive short-term designation: 

“Mar Vista Island Reorganization” 
 



8. The affected territory as designated by the Commission is inhabited as defined in Government 
Code 56046. 
 

9. All roads and highways, or portions of road or highway, and all public road and highway drainage 
facilities in the territory which had been accepted into the county road system pursuant to 
Section 941 of the Streets and Highways Code shall become city streets on the effective date of 
the annexation pursuant to Government Code section 57329, subdivision (a). 
 

10. The Commission waives conducting authority proceeding requirements under Government 
Code 56375.3, finding that:  

 
(1) The annexation was initiated after January 1, 2000; 
(2) The annexation was proposed by resolution adopted by the City of Vista; and 
(3) The territory contained in the annexation proposal meets all of the requirements set 

forth below: 
a. The island is 150 acres or less in size. 
b. The territory constitutes an entire unincorporated island located within the 

Vista city limits. 
c. The island is surrounded or substantially surrounded by the annexing city. 
d. The island is not a gated community served by a community services district. 
e. The island is substantially developed or developing based on the availability 

of public utilities, presence of public improvements or the presence of 
physical improvements. 

f. The island is not prime agricultural land as defined in Section 56064. 
g. The island is receiving benefits from the annexing city or will benefit from 

the city. 
h. The island was not created after January 1, 2000. 

 
11. Vista Fire Protection District and Buena Sanitation District are registered-voter districts.  

 
12. Vista Fire Protection District and Buena Sanitation District all utilize the regular assessment roll 

of the County of San Diego. 
 

13. The affected territory will be liable for any existing bonds, contracts, and/or obligations of the 
City of Vista as provided under Government Code Section 57328, and will be subject to any 
previously authorized taxes, benefit assessments, fees, or charges of the City of Vista as 
provided under Government Code Section 57330. 
 

14. Per Government Code Section 57202, the effective date of the approval shall be the date of 
recordation but not before the completion of a 30‐day reconsideration period and only after all 
terms have been completed as attested by the Executive Officer. 
 

15. As allowed under Government Code 56107, the Commission authorizes the Executive Officer to 
make non-substantive corrections to this resolution to address any technical defect, error, 
irregularity, or omission.  
 



16. The Executive Officer is hereby authorized and directed to mail copies of this resolution as 
provided in Sections 56880‐56882 of the Government Code. 
 

17. All general terms governing annexations and detachments authorized under Government Code 
Section 57300-57354 apply to this reorganization.  
 

18. The Executive Officer is further authorized and directed to prepare, execute, and record a 
Certificate of Completion, make the required filings with the County Assessor, County Auditor, 
and the State Board of Equalization as required by Section 57200, et seq., of the Government 
Code. 

 
** 
 
PASSED AND ADOPTED by the Commission on November 7, 2022 by the following vote: 
 

AYES:  
 
NOES:  
 
ABSENT:  
 
ABSTAIN:  
 
** 
 
ATTEST: 
 
 
______________ 
Keene Simonds   
Executive Officer   
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT A 
SPHERE OF INFLUENCE DETERMINATIONS 

 
AMENDING THE SPHERE OF INFLUENCE FOR VISTA FIRE PROTECTION DISTRICT 

 
1) The present and planned land uses, including agricultural and open-space lands. 
 
 

The affected territory as submitted involves 109 unincorporated and predominantly 
developed parcels spanning 142 acres within two non-contiguous areas that are entirely 
surrounded by the City of Vista. The estimated resident population is 375.  The affected 
territory does not contain open-space lands; however, it is zoned by the County of San Diego 
and pre-zoned by the City of Vista as agriculture with matching maximum densities of one 
dwelling unit per acre. No development is proposed as part of this reorganization. Amending 
the sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista is consistent with these present and planned land uses. 
 
(2)  The present and probable need for public facilities and services in the area. 
 
 

The affected territory’s present residential uses coupled with it being surrounded by the City 
of Vista merit a full range of municipal services to provide coordinated and uniform service 
(community planning, wastewater, fire protection, etc.) within the region. Amending the 
sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista is consistent with these present and probable service needs. 
 
(3) The present capacity of public facilities and adequacy of public services the agency 
provides or is authorized to provide. 
 
 

City of Vista has existing infrastructure and related capacities to readily extend its municipal 
services to the affected territory without adverse impacts.  This includes integrated fire 
protection and emergency medical services.   Amending the sphere of influence to exclude 
the affected territory from Vista FPD to accommodate annexation to Vista is consistent with 
these present and adequate capacities. 
 
(4) The existence of any social or economic communities of interest in the area if the  
 Commission determines that they are relevant to the agency. 
 
 

LAFCO established relevant social and economic ties between the affected territory and City 
of Vista in concert with adding the subject lands to the City of Vista’s sphere of influence in 
1978 in step with designating the City as the preferred ultimate service provider. Amending 
the sphere of influence to exclude the affected territory from Vista FPD to accommodate 
annexation to Vista readily syncs and formalizes these existing social and economic ties. 
 
 



(5) The present and probable need for those public facilities and services of any  
  disadvantaged unincorporated communities within the existing sphere of influence. 
 
 

The affected territory and adjacent lands therein do not contain census tracts qualifying as a 
disadvantaged unincorporated community (DUC) under State statute or LAFCO policy.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B-1 
MAP OF THE AFFECTED TERRITORY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

-PLACEHOLDER- 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B‐2  
GEOGRAPHIC DESCRIPTION OF THE AFFECTED TERRITORY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

-PLACEHOLDER- 
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Comments Received  
Re: “Mar Vista Island Reorganization” 

From: jerry.stinson < > 
Sent: Monday, July 11, 2022 7:40:30 PM (UTC+00:00) Monrovia, Reykjavik 
To: LAFCO <lafco@sdcounty.ca.gov> 
Subject: [External] Mar Vista Island Reorganization 

Hello, 

I am a resident of this area and am very opposed to this idea. It is a money grab by the 
city of Vista and should be rejected.  

There should be a vote by the residents of this area to determine this idea as otherwise 
it is taxation without representation because taxes will automatically be raised on the 
residents. 

Gerald Clayton Stinson II 

909 Miramar Drive 

Vista. Ca 92081 

From: Bob Rall <bobrall@cox.net> 
Sent: Monday, December 6, 2021 8:56 AM 
To: Blom, Erica <Erica.Blom@sdcounty.ca.gov> 
Subject: [External] Re: Today's Agenda Item 5F regarding the Mar Vista Island Reorganization project 

Good morning Erica, 

I'm commenting on today's Agenda Item 5F regarding the Mar Vista Island Reorganization 
project and the proposed annexation into the City of Vista. 

The current status presented is “The submitted proposal application is an incomplete and 
pending receipt of additional documentation from the applicant to complete staff’s analysis.” 

From my experience in addressing this matter it's important to give consideration to additional 
documentation from other than the applicant, and I am requesting the opportunity to do so if 
there are questions regarding the concerns I presented to be read into the record at the prior 
meeting. I will likely be able to provide that information today by email. 
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I will be attending the meeting by calling in on the audio-only line. 
  
Thanks! 
  
Bob Rall 
(760)945-3321 
____________________________________________________________________________________ 

From: Mark Domurat <markdomurat@gmail.com>  
Sent: Monday, June 28, 2021 2:12 PM 
To: Allen, Priscilla <Priscilla.Allen@sdcounty.ca.gov> 
Cc: Mark Domurat <markdomurat@gmail.com> 
Subject: Fwd: Stop City of Vista takeover of County Properties without landowner approval 

 

Hi Priscilla, Great speaking with you this morning. City held hearing June 22,2021,Vista City Council 
voted unanimously to annex County Land without landowner approval to City of Vista. Negative economic effect to 
all lCounty Landowners.Down zone from A-70 SD County to A-1 City of Vista,no landowner approval, provide 
no additional services, like sewer, gas,water or electricity. Stonegate is a gated community in the county and would 
receive no additional improvements or services and City of Vista is  prohibited from taking county property per 
LAFCO regulation. 

City said there would be no zoning changes, but historically the City has a long list of changes by City Council votes 
include 

Vista Grande Subdivision General Plan Amendment from Rural Residential to Low Density Residential, Zone 
Change from Agricultural Zone (A-1) to Estate E-1 , 1/2 ac lots Case Number:P21-0114; Bella Vista Apartments 
On Santa Fe Ave. 48 units on 1.2 Acre case PC14-309 4/02/2014; Specific Plan Amendment Enclave at Delpy’s 
Corner 124 units on 15.9 Acres on Foothill Dr.; Wildgrove Condominiums 45 units in 4.8 Acres  on 1525 Buena 
Vista Dr. P17-0042 only few hundred feet from Mar Vista Dr.  2/3/2017 on a previously Church land with the City 
claiming that the projects are exempt of environmental impact review because they are near a main street. 

As unincorporated residents, the City of Vista doesn't provide public services nor has the means to provide 
public services, including, gas and sewer, which are currently Liquid Propane and septic systems to the majority 
of the properties the proposal doesn’t meet  LAFCO 56375.3 (4) (A) (B) (C) (5) (6) (7), 56375.4 , also there are 
only few street lights on the street but the City is planning to charge street light on the property tax which is not 
going to improve the street and has no means to do so.The unincorporated properties are under the services of 
the County of San Diego’s Building, Planning, and Environmental Health Departments.    56301. “Among the 
purposes of LAFCOs are the discouragement of urban sprawl and the encouragement of the orderly formation 
and development of local agencies…” 

The City Map does not reflect the additional acres between the 2 islands which is not City of Vista property as of 
June 22,2021 deceiving anyone who would try to read the map, additionally no  one on City council nor the 
planners say anything about the reality of the map. The area is over 150 acres, including the Gamboni Ranch 
there are many nursery and small farm properties included. 

Also the City Council said June 22,2021 that the annexation is already completed. Not truthful to all attending 
the meeting. 



Non of the landowners present want the City to take County property, reducing zoning and  land use, while 
increasing regulations and taxes, while adding no services or benefits.The City of Vista does not pickup trash 
thrown onto properties including alcohol containers,drug parafenalia we do part of our property is in the City 
and part in the County.The county actually help and returns calls/emails and has lower taxes and regulations. 

Keep SD County, County. 

Thank You 
Mark Domurat 
810 Miramar Dr 
Vista,CA 92081 
760.815.7982  

Thank you 
Mark Domurat 
Realtor 
First Team 

6183 PASEO DEL NORTE #100 
CARLSBAD, CA 92011 
DRE#00976134 
760 815 7982 

http://www.evite.com/event/001F4VIYTRQBOEBRAEPGLJPNAUQZRQ/map?gid=038EW5HR6R3VFEQNCEPGMNAWDWDD6U
http://www.evite.com/event/001F4VIYTRQBOEBRAEPGLJPNAUQZRQ/map?gid=038EW5HR6R3VFEQNCEPGMNAWDWDD6U
tel:760%20815%207982


Re:  LAFCO  meeting of November 1, 2021: 
 
File Number: RO21‐04 
 
Proposal Name |Affected Agencies:     “Mar Vista Island Reorganization” 

‐ City of Vista (Annexation) 
‐ Vista Fire Protection District (Detachment) 
‐ Buena Sanitation District (Detachment) 

 
Project Manager:        Priscilla Allen, Analyst I 
 
Proposal Summary: 
 

Application submitted in July 2021 by resolution of 
the City of Vista seeking approval for reorganization 
of approximately 142 unincorporated acres known 
as the Mar Vista Island. 
Reorganization of the affected territory comprised 
of 108 parcels would involve annexation to 
the City of Vista and detachment from the Buena 
Sanitation District and Vista Fire Protection 
District. The submitted proposal application is 
incomplete and pending receipt of additional 
documentation from the applicant to complete 
staff’s analysis. 
 

 

Comment for LAFCO  meeting of November 1, 2021: 
 
We are calling to LAFCO’s attention the potential insufficiency of the environmental documents 
which the City of Vista may yet submit with its proposal to annex the Mar Vista Drive area into 
the City of Vista. 
 
The Board of Supervisors is aware that litigation was timely filed regarding the County‘s 
inadvertent preapproval and thereafter it’s delayed final approvals of environmentally 
encroaching downslope development immediately adjacent our active septic leach field in a 
manner which remains in violation of CEQA requirements and in violation of several County 
Codes. 
 
This litigation was dismissed without prejudice, with the court’s intent that the County would 
address the inappropriately deferred environmental mitigation upon the next discretionary 
action involving the subdivision, as is the lawful requirement. 
 



In an effort to avoid further costly litigation in this matter we have minimize the occupancy of 
our home and waited patiently for this next discretionary approval to finally trigger resolution 
to this public nuisance. 
 
This “Mar Vista Island Reorganization” project proposal currently under consideration IS this 
next discretionary approval. 
 
At issue: 
 
The County‐approved development in question exists in direct conflict with the specific 
Conditions of Subdivision Approval which the County had, after careful consideration,  required 
of future developers. (i.e., all future construction in the subdivision is to on the original contour 
with no major cuts or fills) 
 
In adopting these Conditions of Approval so as to allow subdivision approval under a Mitigated 
Negative Declaration, the County made a binding and continuing commitment to enforcement 
of these mitigation measures or appropriate substitutions of alternative mitigation measures. 
 
The purpose of these measures is to protect ALL downstream tributaries from exposure to 
effluent. 
 
The two former Directors of the Department of Environmental Health concur on record that if 
not for our limiting the occupancy of our home, an active environmental issue would almost 
certainly exist.  
 
Obviously limiting the occupancy of a home is not a situation which can be maintained for an 
unlimited period of time. We discussed with the Directors a worst‐case scenario of the home 
being occupied by family with teenagers who are notorious for taking long showers.  The 
expectation is that under those conditions there would be raw effluent surfacing on the face of 
the cut slope on the adjacent property. 
 
Our Concern: 
 
Our realistic concern is the possibility that LAFCO will unknowingly approve annexation of our 
subdivision into the City of Vista in a manner which could relieve the County of San Diego of its 
inappropriately deferred responsibility to perform a Supplemental EIR and the substitution of 
appropriate CEQA mitigation measures.   This responsibility is remains mandatory after having 
set aside the conditions of subdivision approval it had earlier adopted in order to approve the 
subdivision under a Mitigated Negative Declaration. 
 
County Counsel has documented that a boundary adjustment may be the only viable solution to 
providing adequate sewage disposal to allow for a normal occupancy of our home.  
 



Our concern with the annexation of these properties without consideration of the adverse 
environmental impacts is that the only remaining feasible substitute mitigation measures will 
be permanently lost through the authorization of continue development on the adjacent 
encroaching  properties ‐‐ as has already been the case with the inappropriate deferral of 
mitigation measures. 
 
While we understand that the County will remain responsible for septic system approval, we 
also understand that the City will be taking over responsibility for all other development 
considerations.  These encroaching properties have approved septic systems, so the likelihood 
is that the County will have “lost its hammer” in deferring environmental mitigation,  and the 
City may very well not take over the responsibility of appropriately addressing the matter. 
 
Robert Rall 
Edie King 
(760)945‐3321 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  
 

KATHLEEN A. FLANNERY 
ACTING DIRECTOR 

PLANNING & DEVELOPMENT SERVICES 
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123 

(858) 505-6445 General ▪ (858) 694-2705 Codes 
(858) 565-5920 Building Services 

www.SDCPDS.org 

VINCE NICOLETTI 
ACTING ASSISTANT DIRECTOR 

 
 
November 4, 2021 
 
 
Priscilla Allen 
Project Manager 
San Diego County 
Local Agency Formation Commission 
2550 Fifth Avenue, Suite 725 
San Diego, CA  92103 
 
Sent via email to: priscilla.allen@sdcounty.ca.gov 
 
NOTICE OF PROPOSAL INVITATION TO REVIEW AND COMMENT ON THE MAR 
VISTA ISLAND ANNEXATION REORGANIZATION FOR THE SAN DIEGO COUNTY 
LOCAL AGENCY FORMATION COMMISSION 
 
Dear Ms. Allen, 
 
The County of San Diego (County) staff reviewed the San Diego County Local Agency 
Formation Commission’s (LAFCO) Mar Vista Island Reorganization Proposed 
Annexation (Project), received on October 5, 2021.   
 
County staff 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. 
 
GENERAL  
 

1. The project proposes to annex an unincorporated island consisting of 110 parcels 
totaling 143 acres to the City of Vista to create a more logical City boundary. The 
proposed unincorporated parcels are zoned A-70 (Agriculture) with a General Plan 
Designation of SR-1 (Sem-Rural Residential 1 unit per 1, 2, or 4 gross acres). 
 

2. Though this area is not represented by a County Community Planning or Sponsor 
Group, the County recommends the City and LAFCO include unincorporated 
community members in any public outreach associated with the proposed 
annexation. 

mailto:priscilla.allen@sdcounty.ca.gov
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3. The County’s Land Use and Environment Group (LUEG) has developed 

Guidelines for Determining Significance that are used to determine the significance 
of environmental impacts and mitigation options for addressing potentially 
significant impacts in the unincorporated portions of the county. Project impacts 
that could have potentially significant adverse effects to the unincorporated region 
or County facilities should be evaluated using the County’s Guidelines for 
Determining Significance. These guidelines are available online at: 
http://www.sandiegocounty.gov/pds/procguid.html.  

 
CONSERVATION 
 

1. The proposed annexation is within the County’s Draft North County Multiple 
Species Conservation Plan (MSCP) (North County Plan). The County, United 
States Fish & Wildlife Service (USFWS), and the California Department of Fish & 
Wildlife (CDFW) entered into a Planning Agreement (third restated and amended, 
2021) for the North County Plan. Section 6.8.3 addresses the annexation of lands 
and requires that the County request the San Diego Local Agency Formation 
Commission (LAFCO) require any annexing jurisdiction to enter into an MSCP 
consistency review agreement with the County, USFWS, and CDFW. The purpose 
of an MSCP consistency review agreement is to ensure that the proposed 
annexation will not jeopardize the North County Plan. 
 

2. The County is requesting LAFCO require the following condition be incorporated 
to ensure implementation of the Planning Agreement for the North County Plan: 
 

a. “Prior to the issuance of a certificate of completion, the City of Vista (City) 
will provide to San Diego LAFCO, an original copy of an MSCP consistency 
review agreement (agreement) between the City, County of San Diego, 
United States Fish & Wildlife Service, and California Department of Fish & 
Wildlife to ensure that the annexation will not jeopardize the buildout of the 
North County Multiple Species Conservation Program Plan (North County 
Plan) preserve or the coverage of species within the Planning Area, or 
compromise viable habitat linkages within the proposed preserve, and that 
any development of the annexed lands proceeds in accordance with the 
Preliminary Conservation Goals set out in section 5 of the Planning 
Agreement (third restated and amended 2021) for the North County Plan. 
The agreement will be subject to San Diego LAFCO recordation along with 
Mar Vista Island Reorganization and will set forth the resulting 
responsibilities for ongoing maintenance and enforcement of the terms of 
the Planning Agreement as they relate to the annexed land.” 

FIELD ENGINEERING, DRAINAGE 
 

1. The public roadway drainage facilities required to be transferred as part of the 
annexation are outlined in the attached document (Attachment A). 

http://www.sandiegocounty.gov/pds/procguid.html
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