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AGENDA   

Wednesday, March 25, 2026 
6:00 P.M. 

Joint Chambers—Basement Level 
1010 10th Street, Modesto, California 95354  

 
1. CALL TO ORDER 
 

A. Pledge of Allegiance to the Flag. 
 

B. Introduction of Commissioners and Staff. 
 

2. PUBLIC COMMENT PERIOD 
 
This is the period in which persons may comment on items that are not listed on the regular agenda.  All persons 
wishing to speak during this public comment portion of the meeting are asked to fill out a “Speaker Card” and 
provide it to the Commission Clerk.  Each speaker will be limited to a three-minute presentation.  No action will 
be taken by the Commission as a result of any item presented during the public comment period. 

 
3. CORRESPONDENCE 
 

No correspondence addressed to the Commission, individual Commissioners or staff will be accepted and/or 
considered unless it has been signed by the author or sufficiently identifies the person or persons responsible for 
its creation and submittal. 

 
A. Specific Correspondence. 

 
B. Informational Correspondence. 
 

1. CALAFCO-U LAFCO 201 Webinar flier. 
 

2. CALAFCO Quarterly Update, March 6, 2026. 
 

• Members of the public may attend this meeting in person. 
 

• You can also observe the live stream of the LAFCO meeting at: 
http://www.stancounty.com/sclive/ 

 
• In addition, LAFCO meetings are broadcast live on local cable television.  A list of cable 

channels is available at the following website:  
http://www.stancounty.com/planning/broadcasting.shtm 

http://www.stanislauslafco.org/
http://www.stancounty.com/sclive/
http://www.stancounty.com/planning/broadcasting.shtm
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C. “In the News.” 
 
4. DECLARATION OF CONFLICTS AND DISQUALIFICATIONS 
 
5. CONSENT ITEMS 
 

The following consent items are expected to be routine and non-controversial and will be acted upon by the 
Commission at one time without discussion, unless a request has been received prior to the discussion of the 
matter. 

 
A. MINUTES OF THE JANUARY 28, 2026, LAFCO MEETING   

(Staff Recommendation: Accept the Minutes.) 
 

B. LAFCO APPLICATION NO. 2026-01 – ELMWOOD ESTATES CHANGE OF 
ORGANIZATION TO COUNTY SERVICE AREA NO. 19 (TUOLUMNE-GRATTON): 
The Commission will consider a request to annex 5 acres to County Service Area 
No. 19 (Tuolumne-Gratton) for the storm drainage and landscaping of a future 
subdivision located on the east side of Story Road, between Hillsdale Drive and 
Walton Street in the Denair area.  The annexation to CSA No. 19 will also include a 
Sphere of Influence amendment. Stanislaus County, as Lead Agency under the 
California Environmental Quality Act (CEQA), approved a Negative Declaration for 
the project.  LAFCO, as a Responsible Agency, will consider the environmental 
documentation prepared by the County as part of its action. (Staff Recommendation: 
Approve the proposal and adopt Resolution No. 2026-06.) 
 

C. INDEPENDENT AUDIT FOR FISCAL YEARS 2023-2024 and 2024-2025.  (Staff 
Recommendation: Accept and File Audit Report.) 

 
6. PUBLIC HEARING 
  

Any member of the public may address the Commission with respect to a scheduled public hearing item.  
Comments should be limited to no more than three (3) minutes, unless additional time is permitted by the Chair.  
All persons wishing to speak are asked to fil out a “Speaker Card” and provide it to the Commission Clerk. 

 
A. LAFCO APPLICATION NO. 2026-02 – FAHMY CHANGE OF ORGANIZATION TO 

THE CITY OF WATERFORD:  The Commission will consider a request from the 
City of Waterford to annex 43.27 acres located at the northeast intersection of North 
Eucalyptus Avenue and Yosemite Boulevard (State Highway 132) and adjacent to 
Richard M. Moon and Lucille Whitehead Schools. The proposed annexation 
includes an existing mobile home park, 19.2-acre future subdivision and additional 
properties. The City, as Lead Agency under the California Environmental Quality Act 
(CEQA), approved a Mitigated Negative Declaration for the project. LAFCO, as a 
Responsible Agency, will consider the environmental determination prepared by the 
City as part of its action. (Staff Recommendation: Approve the proposal and adopt 
Resolution No. 2026-07.) 

 
7. OTHER BUSINESS 
 
8. COMMISSIONER COMMENTS 
 

Commission Members may provide comments regarding LAFCO matters. 
 

 9. ADDITIONAL MATTERS AT THE DISCRETION OF THE CHAIRPERSON 
 



LAFCO AGENDA 
MARCH 25, 2026 
PAGE 3 
 
 

The Commission Chair may announce additional matters regarding LAFCO matters. 
 

10. EXECUTIVE OFFICER'S REPORT 
 

The Commission will receive a verbal report from the Executive Officer regarding current staff activities.   
 

A. On the Horizon. 
 

11. ADJOURNMENT 
 

A. Set the next meeting date of the Commission for April 22, 2026.  
 

B. Adjournment 
 
 
 

 
LAFCO Disclosure Requirements 

Disclosure of Campaign Contributions:  If you wish to participate in a LAFCO proceeding, you are prohibited from making a 
campaign contribution of more than $250 to any commissioner or alternate.  This prohibition begins on the date you begin to actively 
support or oppose an application before LAFCO and continues until three months after a final decision is rendered by LAFCO.  No 
commissioner or alternate may solicit or accept a campaign contribution of more than $250 from you or your agent during this period if 
the commissioner or alternate knows, or has reason to know, that you will participate in the proceedings.  If you or your agent have 
made a contribution of more than $250 to any commissioner or alternate during the twelve (12) months preceding the decision, that 
commissioner or alternate must disqualify himself or herself from the decision.  However, disqualification is not required if the 
commissioner or alternate returns the campaign contribution within thirty (30) days of learning both about the contribution and the fact 
that you are a participant in the proceedings. 
 
Lobbying Disclosure:  Any person or group lobbying the Commission or the Executive Officer in regard to an application before 
LAFCO must file a declaration prior to the hearing on the LAFCO application or at the time of the hearing if that is the initial contact.  
Any lobbyist speaking at the LAFCO hearing must so identify themselves as lobbyists and identify on the record the name of the 
person or entity making payment to them.   
 
Disclosure of Political Expenditures and Contributions Regarding LAFCO Proceedings:  If the proponents or opponents of a 
LAFCO proposal spend $1,000 with respect to that proposal, they must report their contributions of $100 or more and all of their 
expenditures under the rules of the Political Reform Act for local initiative measures to the LAFCO Office. 
 
LAFCO Action in Court: All persons are invited to testify and submit written comments to the Commission.  If you challenge a 
LAFCO action in court, you may be limited to issues raised at the public hearing or submitted as written comments prior to the close of 
the public hearing.  All written materials received by staff 24 hours before the hearing will be distributed to the Commission.    
 
Reasonable Accommodations: In compliance with the Americans with Disabilities Act, hearing devices are available for public use.  
If hearing devices are needed, please contact the LAFCO Clerk at 525-7660.  Notification 24 hours prior to the meeting will enable the 
Clerk to make arrangements. 
 
Alternative Formats:  If requested, the agenda will be made available in alternative formats to persons with a disability, as required 
by Section 202 of the Americans with Disabilities Act of 1990 (42 USC 12132) and the Federal rules and regulations adopted in 
implementation thereof. 
 
Notice Regarding Non-English Speakers:  Pursuant to California Constitution Article III, Section IV, establishing English as the 
official language for the State of California, and in accordance with California Code of Civil Procedure Section 185 which requires 
proceedings before any State Court to be in English, notice is hereby given that all proceedings before the Local Agency Formation 
Commission shall be in English and anyone wishing to address the Commission is required to have a translator present who will take 
an oath to make an accurate translation from any language not English into the English language. 
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Governmental Governmental
Funds Funds

2025 2024

REVENUES
Charges for Services

Intergovernmental Revenue 693,670$   625,690$   
Application Fees 21,153  28,632  

Total Charges for Services 714,823  654,322  
Interest Income 32,114  28,638  

Total Revenue 746,937  682,960  

EXPENDITURES
Current Program - General Government

Contract labor 601,146  554,441  
Service, Supplies, & Other Charges 72,036  86,240  

Total Expenditures 673,182  640,681  

CHANGE IN FUND BALANCE 73,755  42,279  

FUND BALANCE - BEGINNING OF YEAR 384,810  342,531  

FUND BALANCE - END OF YEAR 458,565$   384,810$   

GOVERNMENTAL FUNDS
FOR YEARS ENDED JUNE 30, 2024 AND 2025

STANISLAUS LOCAL AGENCY FORMATION COMMISSION
STATEMENTS OF REVENUES, EXPENDITURES AND CHANGES IN FUND BALANCE

The accompanying notes are an integral part of these financial statements.

13
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2025 2024

NET CHANGE IN TOTAL FUND BALANCES PER FUND FINANCIAL STATEMENTS 73,755$   42,279$   

Amounts reported for governmental activities in the statement of
activities are different because:

Prior year revenues received in the current year are recorded in the fund
financial statement but are a reduction to receivable in the government-wide
statement of net position. -  -  

CHANGE IN NET POSITION OF GOVERNMENTAL ACTIVITIES 73,755$   42,279$   

IN FUND BALANCES OF GOVERNMENTAL FUND TYPES TO THE STATEMENT OF ACTIVITIES
YEAR ENDED JUNE 30, 2024 AND 2025

STANISLAUS LOCAL AGENCY FORMATION COMMISSION
RECONCILIATIONS OF STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES

The accompanying notes are an integral part of these financial statements.  

14
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STANISLAUS LOCAL AGENCY FORMATION COMMISSION 
NOTES TO FINANCIAL STATEMENTS 

JUNE 30, 2024 AND 2025 

15 
 

 
NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
  Organization 
 

The Local Agency Formation Commission of Stanislaus County (the Commission) 
was created in 1963 by the California Legislature to encourage the orderly 
formation and development of local agencies, promote the efficient extension of 
municipal services, and protect against the premature conversion of agricultural 
and open space lands. In 2001, following the enactment of the Cortese-Knox-
Hertzberg Local Government Reorganization Act of 2000, the Commission 
became an independent agency separate from Stanislaus County. The financially 
independent Stanislaus LAFCO fund was established on July 1, 2001. As of June 
30, 2024 and 2025, there are nine cities under the jurisdiction of the Commission 
of Stanislaus County. 
 
The Commission is comprised of five regular and three alternate members. Each 
member is appointed pursuant to California Government Code Section 56000 et. 
Seq. and represents one of the following three interests: 
 
County Members – two regular and one alternate member represent Stanislaus 
County. These members are County Supervisors. Appointments are made by the 
Board of Supervisors. 
 
City Members – two regular and one alternate member represent the nine cities in 
Stanislaus County. The members are mayors or city council members. 
Appointments are made by the City Selection Committee. 
 
Public Members – one regular and one alternate member represent the general 
public. Appointments are made by the County and city members of the 
Commission. 
 
The Commission includes all activities (operations of its administrative staff and 
commission officers) considered to be a part of the Commission. The Commission 
reviewed the criteria developed by the Governmental Accounting Standards Board 
(GASB) in its issuance of Statement No. 61, relating to the financial reporting entity 
to determine whether the Commission is financially accountable for other entities. 
The Commission has determined that no other outside entity meets the above 
criteria, and therefore, no agency has been included as a component unit in the 
financial statements. In addition, the Commission is not aware of any entity that 
would be financially accountable for the Commission that would result in the 
Commission being considered a component unit of that entity. 
 

.
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 

 
Basis of Presentation and Accounting 

 
Government-Wide Statements 
 
The statement of net position and the statement of activities report information on 
all of the Commission’s activities.  Fiduciary activities of the Commission are not 
included in these statements. These statements are reported using the economic 
resources measurement focus and the accrual basis of accounting. Revenues are 
recorded when earned and expenses are recorded when a liability is incurred, 
regardless of the timing of related cash flows. Program revenues include grants 
and contributions that are restricted to meeting the operational or capital 
requirements of the Commission. Revenues that are not classified as program 
revenues are presented as general revenues. 
 
Revenue 
 
Revenue to finance the Commission’s operation is primarily derived pursuant to 
Government Code Section 56381. Under this section, the Commission is required 
to adopt a fiscal budget which includes anticipated funding needed for the year. 
Stanislaus County is responsible for funding one half of the budgeted revenue and 
the nine cities within Stanislaus County are collectively responsible for funding the 
other one half of the budgeted revenue. 
 
Implementation of New Accounting Pronouncements 

 
For fiscal years ended June 30, 2024 and 2025, the Commission was not required 
to adopt any new accounting pronouncements. 
 
Fund Accounting 
 
The accounts of the Commission are organized on the basis of funds and account 
groups, each of which is considered a separate accounting entity. The operations 
of each fund are accounted for with a separate set of self-balancing accounts that 
comprise its assets, liability, fund equity, revenues and expenditures or expenses, 
as appropriate.  
 
Government resources are allocated to and accounted for in individual funds 
based on the purpose for which they are to be spent and the means by which 
spending activities are controlled. The Commission has only one fund group, 
government funds. 

.
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 

 
General Fund – The General Fund is the general operating fund of the 
Commission. It is used to account for all financial resources except those required 
to be accounted for in another fund. 
 
Fund Equity 
 
The Commission reports under GASB Statement No. 54, “Fund Balance Reporting 
and Governmental Fund Type Definitions”. This Statement provides more clearly 
defined fund balance categories to make nature and extent of the constraints 
placed on the government’s fund balances more transparent. 
 
The following classifications describe the relative strength of the spending 
constraints: 
 
Non-spendable Fund Balance – amounts that are not in spendable form (such as 
prepaid expenses) or are required to be maintained intact. The Commission does 
not have any non-spendable funds as of June 30, 2024 and 2025 in a form or that 
are legally or contractually required to be maintained intact. 
 
Restricted Fund Balance – amounts constrained to specific purposes by their 
providers (such as grantor, bondholders, and higher levels of government), through 
constitutional provisions, or by enabling legislation. 
 
Committed Fund Balance – amounts constrained to specific purposes by the 
Commission itself, using its highest level of decision-making authority (i.e., 
Commissioners). To be reported as committed, amounts cannot be used for any 
other purpose unless the Commission takes the same highest level of action to 
remove or change the constraint. Committed funds may be modified or rescinded 
only through resolutions approved by the Commissioners. 
 
Assigned Fund Balance – amounts the Commission intends to use for a specific 
purpose. Intent can be expressed by the Commissioners or by an official or body 
to which the Commissioners delegate the authority. The Commission does not 
have any assigned funds as of June 30, 2024 and 2025. 
 
Unassigned Fund Balance – all amounts not included in other spendable 
classification. When an expenditure is incurred for purposes for which both 
restricted and unrestricted fund balance is available, the Commission’s policy is 
first to apply restricted and then unrestricted funds. Similarly, the policy is to first 
use committed, then assigned, then unassigned amounts. 

.
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 

Capital Assets 
 
Capital assets, which include property, plant and equipment assets, are reported 
in the government wide financial statements. Capital assets are defined by the 
Commission as assets with an initial, individual cost of more than $5,000 and an 
estimated useful life in excess of one year. Such assets are recorded at historical 
cost or estimated historical cost if purchased or constructed. Donated capital 
assets are recorded at estimated fair market value at the date of donation. 
Property, plant and equipment of the Commission are depreciated using the 
straight-line method over the estimated useful lives. The Commission does not 
own any capital assets as of June 30, 2024 and 2025. 
 
Use of Estimates 
 
The preparation of financial statements in conformity with generally accepted 
accounting principles requires management to make estimates and assumptions 
that affect certain reported amounts and disclosures. Accordingly, actual results 
could differ from those estimates. 
 
Budget and Budgetary Accounting 
 
The Commissioners shall adopt a preliminary operating budget for the fiscal year 
commencing July 1. Public hearings are conducted at an advertised location to 
obtain public comments. Prior to June 15, the budget is adopted by vote of the 
Commissioners. Once approved, the Commissioners may amend the legally 
adopted budget when unexpected modifications are required. Under GASB 
Statement No. 34, budgetary comparison information is required to be presented 
for the general fund and each major special revenue fund with a legally adopted 
budget. The Commission does not have any funds other than the General Fund. 
Therefore, budget comparison information is presented for the general fund only. 
For years June 30, 2024 and 2025 actual expenditures were lower than the 
budgeted amounts. 
 
Leases 
 
The Commission leases certain buildings, equipment, and vehicles. The 
determination of whether an arrangement is a lease is made at the lease’s 
inception. Under GASB Statement No. 87, a contact is (or contains) a lease if it 
conveys the right to control the use of an identified asset for a period of time in 
exchange for consideration.  

.
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 

Leases (continued) 
 

Control is defined under the standard as having both the right to obtain 
substantially all of the economic benefits from use of the asset and the right to 
direct the use of the asset. The Commission only reassess its determination if the 
terms and conditions of the contract are changed. 
 
Operating leases are included in other assets as operating lease right-of-use 
(“ROU”) assets, long term liabilities as operating lease liabilities in the 
Commission’s statement of net position. 
 
ROU Assets represent the Commission’s right to use an underlying asset for the 
lease term, and lease liabilities represent the Commission's obligation to make 
lease payments. Operating lease ROU assets and liabilities are recognized at the 
lease commencement date based on the present value of lease payments over 
the lease term. The Commission uses the implicit rate when it is readily 
determinable. Since most of the Commission’ leases do not provide an implicit 
rate, to determine the present value of lease payments, management uses the 
risk-free discount rate based on the information available at lease commencement. 
 
Operating lease ROU Assets also includes any lease payments made and 
excludes any leased incentives. The Commission’s lease terms may include 
options to extend or terminate the lease when it is reasonably certain that the 
Commission will exercise the option. 
 

NOTE 2 CASH AND CASH EQUIVALENTS 
 

The Commission considers all highly liquid investments with a maturity of three 
months or less when purchased to be cash equivalents. 
 
The Commission maintains all of its cash in the Stanislaus County Treasury. The 
County pools these funds with those of other agencies in the county and invests 
the cash as prescribed by the California Government Code. These pooled funds 
are carried at cost plus accrued interest, which approximates market value. 
Interest earned is deposited quarterly into participating funds. 
 
The Commission’s deposits in the County pool may be accessed at any time. 
Stanislaus County’s credit rating is A+, by Standard and Poor’s.  

  

.
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NOTE 2 CASH AND CASH EQUIVALENTS (CONTINUED) 

 
Required disclosure information regarding categorization of investments and other 
deposit and investment risk disclosures can be found in Stanislaus County’s 
financial statements which can be obtained by contacting Stanislaus County’s 
Auditor-Controller’s Office at 1010 Tenth Street, Suite 5100, Modesto, California, 
95353. The Stanislaus County Treasure Oversight Committee oversees the 
Treasurer’s investments and policies. 

 
NOTE 3 RELATED PARTY TRANSACTIONS 

 
During the fiscal year ended June 30, 2024 and 2025, the Commission paid 
Stanislaus County, a related party, for legal services, operating support services, 
and contract employees as follows: 
 

 
 
The following summary of the amounts the Commission received during the fiscal 
years ended June 30, 2024 and 2025 from Stanislaus County and the nine cities 
within the County, related parties. The nine cities which provided funding to the 
Commission were City of Ceres, City of Hughson, City of Modesto, City of 
Newman, City of Oakdale, City of Patterson, City of Riverbank, City of Turlock, and 
City of Waterford. 

 
The lease payments (Note 4) are made to the City of Modesto, a related party. 
 

 
 
 
 
 
 
 

Fiscal Year Ended Legal Services

Operating 
Support 
Services

Contract 
Employees Total

June 30, 2024 8,114$            31,813$          554,441$        594,368$        
June 30, 2025 3,197$            37,709$          601,146$        642,052$        

Fiscal Year Ended County Cities Total
June 30, 2024 -$                     625,690$         625,690$         
June 30, 2025 -$                     693,670$         693,670$         

.
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NOTE 4 OPERATING LEASE 
 

The Commission leases office space located on Tenth Street Place in Modesto, 
California under an operating lease. The Commission lease has matured and was 
not renewed as of June 30, 2025. The total annual lease payment is $4,178, 
adjusted annually. The total amounts paid during the years ended June 30, 2024 
and 2025 were $4,359 and $4,179. 
 
The following summarizes the line item in the statement of net position at June 30, 
2024 and 2025: 
 

 
The following summarizes the weighted average remaining lease term as of June 
30, 2024 and 2025: 
 

 
 
The following is a schedule by years of future minimum lease payments required 
under a building lease that has initial or non-cancellable lease terms in excess of 
one year as of June 30, 2024: 
 

 
 

 

2025 2024
Other Assets

Operating Lease Right-Of-Use Assets -$                   4,068$            

Long Term Liabilities
Operating Lease Liabilities -$                   3,999$            

2025 2024
Weighted Average Remaining Lease Term

Operating Leases -                     1 year

Year Ending June 30,
2025 4,179$            

2026 -                     

2027 -                     
2028 -                     
2029 -                     

Total Lease Payments 4,179              
Less: Interest 180                 

Present Value of Lease Liabilties 3,999$            

.
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NOTE 4 OPERATING LEASE (continued) 

 
The following summarizes the line items in the statement of activities which include 
the components of lease expenses for the year ended June 30, 2024 and 2025: 
 

 
 
As of July 1, 2025, the Agency has entered into a cost sharing agreement with the 
county for their building space. LAFCO’s allocation for the 500 square foot of space 
is .0066%, sharing the costs of the utilities, maintenance supplies and janitorial 
labor for the building. 
 

NOTE 5 RISK MANAGEMENT 
 

The Commission is exposed to various risks of losses related to torts; theft of, 
damage to, and destruction of assets; errors and omissions; injuries to employees; 
and natural disasters. The Commission participates in Stanislaus County’s risk 
pool. 
 
Information about coverage can be found in the County’s basic financial 
statements. In addition, the Commission also participates in the property and 
liability program offered by the Special District Risk Management authority 
(SDRMA). Contact information for the SDRMA is: 1112 1 Street, Suite 300, 
Sacramento, CA 95814. 
 

NOTE 6 GOVERNING BOARD 
 

As of June 30, 2025, the Commissioners of Stanislaus LAFCO were as follows: 
 

 
 
 

2025 2024
Operating Lease Expenses included in SG&A 4,179$            4,359$            

Name Position
Amy Bublak City Member  

Sue Zwahlen City Member  

Vito Chiesa County Member

Terry Withrow County Member
Bill O'Brien Public Member

Charlie Goeken Alternate City Member

Mani Grewal Alternate County Member

Jami Aggers Alternate Public Member
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NOTE 7 BUDGETARY COMPLIANCE – NON-GAAP FINANCIAL STATEMENTS 
 

By statute, the Commission prepares its annual budget on a non-GAAP basis of 
accounting as described in Note 1. A reconciliation of these non-GAAP statements 
to the GAAP statements is as follows: 

 

 
NOTE 8 SUBSEQUENT EVENTS 
 

Management has evaluated subsequent events through December 15, 2025, 
which is the date the financial statements were available to be issued and has not 
noted any material events that are required to be disclosed. 
 
 
 
 

Governmental General Fund General Fund

2025 2024

Budget Basis 73,755$       42,279$       

Adjustments (net):
Revenue Accruals -                     -                     

Expenditure Accruals -                     -                     

GAAP Basis 73,755$          42,279$          

.



Actual Variance
Amounts With

Original Final (Budgetary Final
Budget Budget Basis) Budget

REVENUES
Agency Contributions 533,910$        625,690$        625,690$        -$                     
Application & Other Revenues 20,000             20,000             29,095            9,095               
Interest Earnings & Refunds -                       -                       28,638            28,638             

Total Revenues 553,910           645,690           683,423          37,733             

EXPENDITURES
Salaries and Wages 350,000           350,000           343,047          (6,953)             
Retirement 99,800             103,000           103,662          662                  
FICA 26,600             26,600             26,353            (247)                
Group Health Insurance 62,900             62,900             65,990            3,090               
Unemployment Insurance 460                  460                  405                 (55)                   
Benefits Admin Fee 200                  200                  -                      (200)                
Long Term Disability 425                  425                  398                 (27)                   
Workers Compensatino Insurance 1,450               1,450               1,961              511                  
Auto Allowance 4,800               4,800               4,874              74                    
Professional Development 2,500               2,500               1,445              (1,055)             
Deferred Comp Mgmt/Conf 5,600               5,600               5,634              34                    

Total Salaries and Benefits 554,735           557,935           553,769          (4,166)             

Communications 1,225               1,225               1,152              (73)                   
Insurance 5,235               5,235               5,274              39                    
Fiduciary Liability Insurance 15                    15                    14                   (1)                     
Crime and Fidelity Insurance 40                    40                    36                   (4)                     
Memberships 11,700             11,700             11,221            (479)                
Miscellaneous Expense 5,000               5,000               -                      (5,000)             
Indirect Costs -                       -                       -                      -                       
Office Supplies 1,500               1,500               791                 (709)                
Postage 1,200               1,200               569                 (631)                
Other Mail Room Expense -                       -                       -                      -                       
Professional & Special Serv 34,025             34,025             35,392            1,367               
Auditing & Accounting 14,200             14,200             14,496            296                  
Engineering Services 2,000               2,000               -                      (2,000)             
Legal Services 12,000             16,000             8,114              (7,886)             
Outside Data Proc Services -                       -                       -                      -                       
Publications & Legal Notices 1,200               1,200               761                 (439)                
Education & Training 6,000               6,000               5,416              (584)                
Special Dept Expense 6,415               6,415               2,300              (4,115)             
Other Supportive Services -                       -                       -                      -                       
Commission Expense -                       -                       -                      -                       
Other Travel Expenses 600                  600                  1,235              635                  
Salvage Disposal 200                  200                  159                 (41)                   
Lease Expense -                       -                       -                      -                       
Other Charges -                       -                       444                 444                  

Total Services and Supplies 102,555           106,555           87,374            (19,181)           

Planning Dept Services 1,200               1,200               -                      (1,200)             

Total Services and Supplies 1,200               1,200               -                      (1,200)             

Total Expenditures 658,490           665,690           641,144          (24,547)           

CHANGE IN FUND BALANCE (104,580)$       (20,000)$         42,279$          62,280$           

STANISLAUS LOCAL AGENCY FORMATION COMMISSION
BUDGETARY COMPARISION SCHEDULE

YEAR ENDED JUNE 30, 2024

The accompanying notes are an integral part of these financial statements.
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Actual Variance
Amounts With

Original Final (Budgetary Final
Budget Budget Basis) Budget

REVENUES
Agency Contributions 693,670$        693,670$        693,670$        -$                     
Application & Other Revenues 20,000             20,000             22,009            2,009               
Interest Earnings & Refunds -                       -                       32,115            32,115             

Total Revenues 713,670           713,670           747,794          34,124             

EXPENDITURES
Salaries and Wages 375,500           375,500           371,986          (3,514)             
Retirement 115,875           115,875           113,374          (2,501)             
FICA 29,500             29,500             28,545            (955)                
Group Health Insurance 72,500             72,500             70,913            (1,587)             
Unemployment Insurance 500                  500                  390                 (110)                
Benefits Admin Fee -                       -                       -                      -                       
Long Term Disability 470                  470                  407                 (63)                   
Workers Compensatino Insurance 3,050               3,050               3,033              (17)                   
Auto Allowance 4,800               4,800               4,819              19                    
Professional Development 2,500               2,500               1,398              (1,102)             
Deferred Comp Mgmt/Conf 6,000               6,000               6,079              79                    

Total Salaries and Benefits 610,695           610,695           600,944          (9,751)             

Communications 1,200               1,200               1,152              (48)                   
Insurance 5,500               5,500               5,286              (214)                
Fiduciary Liability Insurance 15                    15                    14                   (1)                     
Crime and Fidelity Insurance 40                    40                    31                   (9)                     
Memberships 11,700             11,700             11,983            283                  
Miscellaneous Expense 5,500               5,500               -                      (5,500)             
Indirect Costs -                       -                       -                      -                       
Office Supplies 1,500               1,500               696                 (804)                
Postage 1,200               1,200               224                 (976)                
Other Mail Room Expense -                       -                       -                      -                       
Professional & Special Serv 45,795             45,795             41,221            (4,574)             
Auditing & Accounting 4,325               4,325               2,572              (1,753)             
Engineering Services 2,000               2,000               163                 (1,837)             
Legal Services 16,000             16,000             3,197              (12,803)           
Outside Data Proc Services -                       -                       -                      -                       
Publications & Legal Notices 1,200               1,200               686                 (514)                
Education & Training 6,500               6,500               2,085              (4,415)             
Special Dept Expense 8,500               8,500               2,542              (5,958)             
Other Supportive Services -                       -                       -                      -                       
Commission Expense -                       -                       -                      -                       
Other Travel Expenses 600                  600                  747                 147                  
Salvage Disposal 200                  200                  83                   (117)                
Lease Expense -                       -                       -                      -                       
Other Charges -                       -                       414                 414                  

Total Services and Supplies 111,775           111,775           73,096            (38,679)           

Planning Dept Services 1,200               1,200               -                      (1,200)             

Total Services and Supplies 1,200               1,200               -                      (1,200)             

Total Expenditures 723,670           723,670           674,039          (49,630)           

CHANGE IN FUND BALANCE (10,000)$         (10,000)$         73,755$          83,754$           

YEAR ENDED JUNE 30, 2025
BUDGETARY COMPARISION SCHEDULE

STANISLAUS LOCAL AGENCY FORMATION COMMISSION

The accompanying notes are an integral part of these financial statements.
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL REPORTING 

AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT OF FINANCIAL 
STATEMENTS PERFORMED IN ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS 

 
 

To the Commissioners 
Stanislaus Local Agency Formation Commission 
Modesto, California 
 

We have audited, in accordance with the auditing standards generally accepted in the United States of America 
and the standards applicable to financial audits contained in Government Auditing Standards issued by the 
Comptroller General of the United States,  the financial statements of the governmental activities, each major 
fund, and the aggregate remaining fund information of Stanislaus Local Agency Formation Commission 
(LAFCO), as of and for the year ended June 30, 2024 and 2025, and the related notes to the financial 
statements, which collectively comprise LAFCO’s basic financial statements, and have issued our report 
thereon dated December 15, 2025.  

Report on Internal Control over Financial Reporting  

In planning and performing our audit of the financial statements, we considered LAFCO’s internal control 
over financial reporting (internal control) as a basis for designing audit procedures that are appropriate in the 
circumstances for the purpose of expressing our opinions on the financial statements, but not for the purpose 
of expressing an opinion on the effectiveness of LAFCO’s internal control. Accordingly, we do not express an 
opinion on the effectiveness of LAFCO’s internal control. 

A deficiency in internal control exists when the design or operation of a control does not allow management or 
employees, in the normal course of performing their assigned functions, to prevent, or detect and correct, 
misstatements, on a timely basis. A material weakness is a deficiency, or a combination of deficiencies, in 
internal control, such that there is a reasonable possibility that a material misstatement of the entity’s financial 
statements will not be prevented, or detected and corrected, on a timely basis. A significant deficiency is a 
deficiency, or a combination of deficiencies, in internal control that is less severe than a material weakness, 
yet important enough to merit attention by those charged with governance.  

Our consideration of internal control was for the limited purpose described in the first paragraph of this section 
and was not designed to identify all deficiencies in internal control that might be material weaknesses or, 
significant deficiencies. Given these limitations, during our audit we did not identify any deficiencies in 
internal control that we consider to be material weaknesses. However, material weaknesses or significant 
deficiencies may exist that were not identified. 

Report on Compliance and Other Matters  

As part of obtaining reasonable assurance about whether LAFCO’s financial statements are free from material 
misstatement, we performed tests of its compliance with certain provisions of laws, regulations, contracts, and 
grant agreements, noncompliance with which could have a direct and material effect on the financial 
statements. However, providing an opinion on compliance with those provisions was not an objective of our 
audit, and accordingly, we do not express such an opinion. The results of our tests disclosed no instances of 
noncompliance or other matters that are required to be reported under Government Auditing Standards. 
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Member, American Institute of Certified Public Accountants, 
California Society of Certified Public Accountants 

Purpose of This Report  

The purpose of this report is solely to describe the scope of our testing of internal control and compliance and 
the results of that testing, and not to provide an opinion on the effectiveness of the entity’s internal control or 
on compliance. This report is an integral part of an audit performed in accordance with Government Auditing 
Standards in considering the entity’s internal control and compliance. Accordingly, this communication is not 
suitable for any other purpose. 

 

 

 

 

       
Modesto, California 
December 15, 2025 
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EXECUTIVE OFFICER’S AGENDA REPORT 
MARCH 25, 2026 

LAFCO APPLICATION NO. 2026-02 
FAHMY CHANGE OF ORGANIZATION TO 

THE CITY OF WATERFORD 

PROPOSAL 

The City of Waterford is requesting to annex 43.27 acres. The proposed annexation is within the 
Waterford Sphere of Influence.  

1. Applicant: City of Waterford

2. Location:  The project site is
located at the northeast
intersection of North Eucalyptus
Avenue and Yosemite Boulevard
(State Highway 132) and
adjacent to Richard M. Moon and
Lucille Whitehead Schools. (See
Exhibit A).

3. Parcels Involved and Acreage:
The project site contains six (6)
parcels and associated right-of-
way along Eucalyptus Avenue,
Yosemite Boulevard and North
Reinway Avenue for a total of
approximately 43.27 acres.

4. Reason for Request:  The City of Waterford recently approved a resolution of application to
annex the proposed 43.27 acres for development of a 19.2-acre future subdivision. The
project includes a mobile home park and additional properties.

BACKGROUND 

On November 20, 2025, the Waterford City Council approved a mitigated negative declaration, 
prezoning, vesting tentative subdivision map and resolution of application for the proposed 
project.  The proposed annexation includes a future 19.2-acre subdivision that will 
accommodate 98 single-family residential lots.  The proposed annexation also includes a mobile 
home park and additional properties.    

FACTORS 

The Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000 typically requires 
several factors to be considered by a LAFCO when evaluating a proposal.  The following 
discussion pertains to the factors, as set forth in Government Code Section 56668: 

a. Population and population density; land area and land use; 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.

1
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The project area is considered inhabited territory as the site includes more than 12 
registered voters.  According to the City of Waterford, approximately 19.2 acres are 
designated for 98 single-family residential lots. The remaining acreage has been 
prezoned for single-family residential uses as well. This includes an existing mobile 
home park, ranchettes, and approximately 10 additional acres currently planted in 
orchards. In total, the annexation will bring in approximately 43.27 acres of low-density 
housing uses to the City of Waterford. 

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.

Essential governmental services that are provided to the subject area at the present time,
and will be provided after the change of organization is finalized, are summarized in the
following chart:

Type Current Service Provider Future Service Provider 
(Following Reorganization) 

Law Enforcement Waterford Police Services / 
Stanislaus County Sheriff Same 

Fire Protection Stanislaus Consolidated Fire 
Protection District Same 

Planning & Building 
Inspection Stanislaus County City of Waterford 

School District Waterford Unified Same 

Water (Potable) Private Wells City of Waterford 

Sewer Private Septic Systems City of Waterford 
Roads Stanislaus County City of Waterford 

Mosquito Abatement Eastside Mosquito 
Abatement  Same 

Plan for Services 

The City submitted a Plan for Services (attached as Exhibit B) demonstrating that the City 
can provide the necessary services to the subject territory.  The City of Waterford is a full 
provider of municipal services, including sewer and water, and police services (via contract 
with Stanislaus County Sheriff services). Fire protection services will continue being 
provided by the Stanislaus Consolidated Fire Protection District. The proposal does not 
have the potential to significantly diminish the level of services within the City’s current 
boundaries.  Additional information regarding the proposed services to the area is discussed 
further in factors “j” and “k.” 
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c. The effect of the proposed action and of alternative actions, adjacent areas, on 
mutual social and economic interests, and on the local governmental structure of the 
county. 
 
The project site is currently within the jurisdiction of Stanislaus County. However, the City of 
Waterford’s Vision 2025 General Plan, which was adopted in 2007, designates the project 
site for Low Density Residential land uses. Once annexed, the City of Waterford will provide 
the services listed in the table provided in the previous section. There are no social or 
economic communities of interest in the area, as defined by the Commission’s policies.   
 
Upon annexation, the property taxes will be shared in accordance with the City/County 
Master Property Tax Agreement.  California Revenue and Taxation Code section 99, 
authorizes counties, cities and special districts to enter into standing master property tax 
sharing agreements. Master tax sharing agreements provide consistency and efficiency in 
the annexation process.  
 

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 set forth in Section 56377.  
 
LAFCO policies and priorities are intended to guide development away from existing prime 
agricultural lands and encourage development of existing vacant or nonprime agricultural 
land for urban uses within the existing jurisdiction of a local agency or within the sphere of 
influence of a local agency.  Further, annexation is appropriate only when it can be shown 
that the City can provide all the necessary services for development, and it is consistent with 
the Commission’s adopted policies to provide planned, well ordered and efficient 
development patterns.  
 
In order to encourage orderly growth of urban areas and promote infill development, the 
Commission requires a vacant land inventory and absorption study of areas within the City’s 
existing limits and/or sphere of influence.   
 
In 2007, the Lake Pointe Master Development Plan (MDP) was approved by the City of 
Waterford and subsequently annexed.  Lake Pointe is 425-acres in size and located along 
the City’s northeast boundary.  Much of the MDP area is undeveloped. However, the City is 
currently processing a subdivision map for 412 single-family lots totaling 73.6 acres within 
the MDP area.  The City identified that the challenge in developing the MDP area is the 
infrastructure improvements needed for build out, whereas the proposed project will connect 
to existing utilities on North Reinway Avenue.  The City’s Plan for Agricultural Preservation 
states that, because of this, development of the proposed project is more immediate than 
other available land. For more information see Exhibit B.  
 

e. The effect of the proposal on maintaining the physical and economic integrity of 
agricultural lands, as defined by Section 56016. 
 
One of LAFCO’s main charges, as put forth by the legislature, is to protect and promote 
agriculture. According to the City’s Agricultural Preservation Plan, development of the 
project will convert approximately 18.5 acres of Prime Farmland. The remaining acreage of 
the annexation area are identified as existing urban and built up lands.  
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The proposed project is located within Waterford’s Sphere of Influence (SOI), contiguous 
with the city limit, and is within the City’s General Plan area which was adopted in 2007. 
Therefore, the City does not view the project area as a preferred location for permanent 
agricultural uses.  
 
To mitigate the impact to agricultural resources, the City adopted a mitigation measure 
requiring farmland mitigation to occur at a ratio of no less than 1:1 for each acre of Prime 
Farmland converted to non-agricultural use consistent with LAFCO policy.  The mitigation 
measure provides options to either directly preserve farmland through conservation 
easements or pay in-lieu fees to an established, qualified, mitigation program to fund the 
acquisition and maintenance of such agricultural land. The project developer has entered 
into a Memorandum of Understanding (MOU) with the California Farmland Trust for payment 
of in-lieu fees. (See Exhibit B) 

 
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 
proposed boundaries. 
 
The annexation includes six (6) Assessor’s Parcel Numbers shown on the legal description 
and map (Exhibit A). The full adjacent road right-of-way along North Eucalyptus Avenue and 
portions of Yosemite Boulevard are included.  The annexation is contiguous to the existing 
city limits.     

 
g. A regional transportation plan adopted pursuant to Section 65080. 

 
The Regional Transportation Plan (RTP) is prepared and adopted by the Stanislaus 
Association of Governments (StanCOG) and is intended to determine the transportation 
needs of the region as well as the strategies for investing in the region’s transportation 
system.  The proposal is consistent with both the City and County general plans. 
 

h. The proposal’s consistency with city or county general and specific plans 
 

The project site is currently zoned A-2-10 (General Agriculture) in the Stanislaus County 
Zoning Ordinance and designated as Agriculture in the County General Plan. The City of 
Waterford has prezoned the proposed area for Planned Community (PC) and Residential 
Single (RS). Once annexed, the project site will be under the jurisdiction of the City of 
Waterford. Annexation is consistent with the City’s General Plan and Zoning designation.                                                                                                                                                                                                                                                                                                                                                                                                                                                                    

 
i. The sphere of influence of any local agency, which may be applicable to the proposal 

being received. 
 
The territory is within the City of Waterford’s Sphere of Influence.  In addition, it is within the 
Sphere of Influence of the following agencies:  Stanislaus Consolidated Fire Protection 
District, Oak Valley Hospital District, Eastside Mosquito Abatement District, and the Modesto 
Irrigation District.  Upon annexation, the area will remain in all of the aforementioned 
districts.   

 
j. The comments of any affected local agency or other public agency. 
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All affected agencies and jurisdictions have been notified pursuant to State law 
requirements and the Commission adopted policies.   
 
Staff received a “no-comment” letter from the Stanislaus County Department of Public 
Works. No other agency comments were received as of the drafting of this report.  
 

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

 
The City of Waterford will provide municipal services to the area, such as:  domestic water, 
sanitary sewer, storm drainage, street construction/maintenance, police protection and 
street lighting.  Fire protection is proposed to continue being provided by the Stanislaus 
Consolidated Fire Protection District. Services will be financed through applicable utility, 
services and permit fees, as well as property tax revenues and general fund resources. 

 
Water Delivery – According to the project’s Plan for Services, the proposed 98-lot 
subdivision will be served with water through a looped water system within the proposed 
internal roadways.  An eight-inch water main will be installed along North Eucalyptus 
Avenue to serve the project and accommodate future extensions.  
 
The City currently operates eight (8) active groundwater production wells, which serve as 
the primary source of potable water. The Plan for Services also states that the City’s total 
water supply and distribution capacity is estimated at approximately 4,020 gallons per 
minute (gpm).  The City’s annual water demand is approximately 1,413 acre-feet per year, 
which averages out to approximately 875 gpm.   
 
Based on the City’s existing groundwater production capacity, current average and peak 
demand levels, the City of Waterford has adequate water supply and distribution capacity to 
serve the proposed annexation area.  
  
Any new development within the annexation area will be required to pay all applicable water 
connection fees, development impact fees, and improvement costs, ensuring that it 
contributes its fair share toward system expansion and long-term reliability. 
 
Wastewater Collection and Treatment – According to the proposed Plan for Services, the 
nearest connection point to the City of Waterford’s wastewater system is located within 
North Reinway Avenue.  One of the proposed subdivision parcels will be designated for a 
new sanitary sewer pump station. Wastewater from the subdivision will be conveyed through 
a new gravity sewer system through the proposed streets and to the on-site pump station. 
Sewage will then be pumped through a six-inch main south along North Reinway Avenue to 
a manhole and the intersection of South Reinway Avenue and Washington Road, 
connecting to the City’s collection system.  
 
The City of Waterford’s wastewater collection, treatment and disposal system has a 
maximum capacity of 1.0 million gallons per day (mgd).  All wastewater is conveyed to the 
City’s Wastewater Treatment Plant (WWTP) located just south of Riverside Drive above the 
northern bank of the Tuolumne River.  
 
Current wastewater flow is approximately 0.585 mgd. Projected build out of the current City 
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limits is estimated to increase flows to 0.780 mgd, which is within the capacity of the WWTP.  
Sewer infrastructure is generally located in an area that can support further anticipated 
growth if needed.  
 
The City has adequate wastewater treatment and collection capacity to accommodate build-
out under the General Plan.  
 
Storm Drainage – The proposed project will have a comprehensive stormwater management 
system. Stormwater runoff from the proposed subdivision will be conveyed via a new gravity 
system to future storm drainage trunk main in North Eucalyptus Avenue. Stormwater will be 
discharged through a metering structure and overflow pipe into the existing twelve-inch 
storm drainage line in North Reinway Avenue, with discharge rates controlled to match pre-
development conditions to prevent overloading downstream stormwater systems.  
 
The system will also incorporate an underground percolation network along North 
Eucalyptus Avenue, employing a series of four (4) drywells or French Drain systems. The 
design will support groundwater recharge and reduce surface runoff.  
 
Fire Protection Services – The annexation area is currently served by Stanislaus 
Consolidated Fire Protection District and will continue to be served by the District after 
annexation.   
 
According to the Project’s Plan for Services, the annexation area will be provided fire 
protection services primarily by SCFPD Station No. 24, located at 129 E Street in downtown 
Waterford.  
 
The District recently updated its Development Impact Fees through preparation of a 
Facilities Impact Study (2024). Impact fees collected from new development within the 
Proposed Project, along with ongoing revenues from property taxes and other District 
funding sources, would be used to support capital improvements and service expansion as 
needed. 
 
Police Protection – The area will be served by Waterford Police Services, which currently 
operates under contract with the Stanislaus County Sheriff’s Department. The law 
enforcement services agreement between the City of Waterford and Stanislaus County 
Sheriff specifies a minimum staffing standard of one sworn officer per 1,000 residents. A 
total of eleven (11) sworn positions are assigned to serve the City of Waterford.  The 
resulting office to population ratio is approximately 1.18 sworn officers per 1,000 residents 
which exceeds the minimum contractual standard.  

 
Law enforcement operations are funded primarily through the City’s General Fund, while 
capital improvements and facility needs are supported through Capital Facilities Fees (CFF) 
collected from new development.  

 
l. Timely availability of water supplies adequate for projected needs as specified in 

Government Code Section 65352.5. 
 

As mentioned previously, the City’s total water capacity is estimated at approximately 4,020 
gallons per minute (gpm).  The City’s annual water demand is approximately 1,413 acre-feet 
per year, which averages out to approximately 875 gpm.   
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The City has reviewed its current water supply capacity and distribution system and has 
indicated that its existing facilities, combined with planned improvements, are sufficient to 
accommodate future residential growth within the SOI, including the Proposed Project.  
 

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. 

 
According to the City’s 6th Cycle Housing Element 2023-2031, the City’s Regional Housing 
Needs Allocation (RHNA) requires that the City allocate area for 557 housing units. The City 
estimates that the proposed annexation will provide approximately 207 single-family 
residential units, which includes the 43 existing mobile home/RV park units and the 98 
proposed homes on the new subdivision.  The proposed annexation will contribute to 
meeting its regional housing needs.  
 

n. Any information or comments from the landowner or owners, voters, or residents of 
the affected territory. 
 
The LAFCO Commission received a referral response from the Stanislaus County 
Department of Public Works dated February 10, 2026 stating that the proposed project will 
not have an effect on the Department.  
 
No additional comments have been received at the time of this staff report.   

 
o. Any information relating to existing land use designations. 
 

As mentioned previously, the project site is currently zoned A-2-10 and A-2-40 (General 
Agriculture) in the Stanislaus County Zoning Ordinance and designated as Agriculture in the 
County General Plan. The City of Waterford has prezoned the annexation area for Planned 
Community (PC) and Residential Single (RS).  Once annexed, the project site will be under 
the jurisdiction of the City of Waterford. Annexation is consistent with the City’s plans. 
 

p. The extent to which the proposal will promote environmental justice (fair treatment of 
people of all races, cultures, and incomes with respect to the location of public 
facilities and the provision of public services).  
 
As defined by Government Code §56668, “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.  Staff has determined that as proposed, the 
reorganization would not likely result in the unfair treatment of any person based on race, 
culture or income with respect to the provision of services within the proposal area.  

 
q. Information contained in a local 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 pursuant to Section 51178 or maps that identify land determined to be in a state 
responsibility area pursuant to Section 4102 of the Public Resources Code, if it is 
determined that such information is relevant to the area that is the subject of the 
proposal.  
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The project site has not been identified as being within a very high fire hazard severity zone.   

 
DISCUSSION 
 
LAFCO Staff has completed the following analysis to further evaluate issues and address 
factors unique to LAFCO’s role pursuant to State Law and the Commission’s adopted Policies 
and Procedures. The following is a discussion on each of these additional considerations. 
 
Plan for Agricultural Preservation 
 
The Commission adopted an Agricultural Preservation Policy that provides evaluation standards 
for the review of proposals that could induce or lead to the conversion of agricultural lands.  The 
Policy requires that applicants prepare a Plan for Agricultural Preservation that details the 
impacts to agricultural lands, identifies a method to minimize impacts, and provides additional 
information to assist the Commission in making its findings for approval of a project.  The Policy 
states that the Commission may consider approval of a proposal that contains agricultural land 
when it determines there is sufficient evidence demonstrating the following: 
 

a. Insufficient alternative land is available within the existing sphere of influence or 
boundaries of the agency and, where possible, growth has been directed away from 
prime agricultural lands towards soils of lesser quality. 
 

b. For annexation proposals, that the development is imminent for all or a substantial 
portion of the proposal area. 
 

c. The loss of agricultural lands has been minimized based on the selected agricultural 
preservation strategy. For the purposes of making the determination in this section, 
the term “minimize” shall mean to allocate no more agricultural land to non-
agricultural uses than what is reasonably needed to accommodate the amount and 
types of development anticipated to occur. 

 
d. The proposal will result in planned, orderly, and efficient use of land and services. 

This can be demonstrated through mechanisms such as:  
 

i. Use of compact urban growth patterns and the efficient use of land that result in 
a reduced impact to agricultural lands measured by an increase over the current 
average density within the agency’s boundaries (e.g. persons per acre) by the 
proposed average density of the proposal area. 

 
ii. Use of adopted general plan policies, specific or master plans and project 

phasing that promote planned, orderly, and efficient development. 
 
The City approved the Lake Pointe Master Development Plan (MDP) in 2007.  The Lake Pointe 
MDP was annexed to the City of Waterford and is comprised of approximately 425 acres.  The 
City’s Plan for Agricultural Preservation states that the City is currently in the process of 
reviewing a tentative subdivision map totaling approximately 74 acres. However, the remaining 
acreage has remained undeveloped.  In order for the Lake Pointe MDP to be built out, several 
infrastructure improvements are required and are yet to be developed.   
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The proposed project will connect to the City’s existing utilities on North Reinway Avenue, which 
include: water, sewer and storm drainage.  The Plan Agricultural Preservation states that 
development of the proposed project site is more immediate than other available land within the 
City  limits and SOI.  
  
The Agricultural Preservation Policy also requires the City to demonstrate that it has minimized 
the loss of agricultural land and that the development will result in planned, orderly, and efficient 
use of land and services.  A total of approximately 18.5 of the 43.27 acres proposed for 
annexation are identified as Prime Farmland.  As mentioned previously in this report, the City’s 
Mitigated Negative Declaration includes a provision for 1:1 agricultural mitigation, which is 
consistent with the menu of strategies in LAFCO’s Policy.  The developer of the project has 
entered into a Memorandum of Understandint (MOU) with the California Farmland Trust for 
payment of in-lieu fees.  
 
The City’s 2025 General Plan 30 General Plan Environmental Impact Report anticipated 
development of the project area as part of the overall evaluation of the buildout of the City. The 
proposed development is also consistent with the Waterford Vision 2025 General Plan goals 
and policies as outlined in the project’s Plan for Agricultural Preservation.  
 
The site is located adjacent to the City limits, is within the City’s SOI and will access nearby 
public utility connections along North Reinway Avenue. The proposed development in 
anticipated to be developed in one phase and will include improvements such as curb, gutter, 
sidewalk and roadway improvements along Eucalyptus Avenue and North Reinway Avenue, 
consistent with adjacent City neighborhoods.   
 
Protest Hearing 
 
Should the Commission approve the proposal; the annexation will be subject to a Protest 
Hearing which will allow registered voters and property owners within the annexation area to 
protest the Commission’s decision. Pursuant to Government Code Section 57075, if a majority 
protest occurs (at least 50% of the registered voters residing in the territory), the proceedings 
will be terminated.  If there is less than a majority protest, but one of the following thresholds is 
met, an election will be called: 
 

1. Protests are filed from at least 25 percent, but less than 50 percent, of the registered 
voters residing in the affected territory. 
 

2. Protests are filed from at least 25 percent of the property owners who also own at least 
25 percent of the assessed value of land within the affected territory. 

 
If there is less than a majority protest and an election is not triggered from the above thresholds, 
the Commission’s approval will be ordered, and the annexation recorded. 
 
ENVIRONMENTAL REVIEW 
  
The City of Waterford, as Lead Agency pursuant to the California Environmental Quality Act 
(CEQA), certified and adopted a Mitigated Negative Declaration (MND) for the proposed 
annexation, prezoning and subdivision map. LAFCO, as a Responsible Agency, must certify 
that it has considered the environmental documentation prepared by the City of Waterford (See 
Exhibit C).   
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ALTERNATIVES FOR COMMISSION ACTION 
 
Following consideration of this report and any testimony or additional materials that are 
submitted at the public hearing for this proposal, the Commission may take one of the following 
actions: 
 
Option 1 APPROVE the proposal (with or without modification). 
 
Option 2  DENY the proposal (with or without prejudice). 
 
Option 3  CONTINUE this proposal to a future meeting for additional information. 
 
STAFF RECOMMENDATION 
 
Based on the discussion in this staff report, including the factors set forth in Government Code 
Section 56668, and following any testimony or evidence presented at the meeting, Staff 
recommends that the Commission approve the proposal and adopt Resolution 2026-07 
(attached as Exhibit D) which: 
 

1. Finds the proposal to be consistent with State law and the Commission’s adopted 
Policies and Procedures; 
 

2. Certifies, as a Responsible Agency under CEQA, that the Commission has considered 
the environmental documentation prepared by the City of Oakdale as Lead Agency; 

 
3. Approves the change of organization, subject to the terms and conditions and directs the 

Executive Officer to initiate protest proceedings. 
 
Respectfully submitted, 

Javier Camarena 
Javier Camarena 
Assistant Executive Officer 
 
 
Attachments - Exhibit A: Maps and Legal Description  
 Exhibit B: Plan for Services, Plan for Agricultural Preservation & Memorandum of 

Understanding with California Farmland Trust dated December 12, 2025 
 Exhibit C: City of Waterford Resolutions, Ordinances & Documents 

Ordinance No. 2025-05: Approving and Adopting the prezoning of the project 
site.   
Resolution No. 2025-61: Resolution Approving the Mitigated Negative 
Declaration for Annexation, Prezoning and Vesting Tentative Subdivision Map.  

     Resolution No. 2025-62: Resolution of Application for Annexation  
 Exhibit D: Draft LAFCO Resolution No. 2026-07  
 
 
Available on LAFCO Website: https://www.stanislauslafco.org/current_projects.shtm 
 
Initial Study 
Mitigated Negative Declaration 
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Maps and Legal Description
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Signatures 
 
 

 Applicant: 
 
Nav Athwal 
California Land Development  

  
 
 
 

 

Signature  Date 
 
 
 

 

Name Title 
  

 
 

 
 

City: 
 
Michael Pitcock, City Manager 
City of Waterford 
  

 
 

 

Signature  Date 
 
 
 

 

Name Title 
  

 
 

 

Docusign Envelope ID: 39DA6284-B10F-4F81-8711-C96EC417C83F

2/23/2026

Michael Pitcock City Manager

12/12/2025

Navjot Athwal Managing Member
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EXHIBIT C 
 

City of Waterford Resolutions, Ordinances & 
Documents 

 
Ordinance No. 2025-05: Approving & Adopting 

the Prezoning of the Project Site. 
 

Resolution No. 2025-61: Resolution Approving 
the Mitigated Negative Declaration for 

Annexation, Prezoning, and Vesting Tentative 
Subdivision Map 

 
Resolution No. 2025-62: Resolution of 

Application for Annexation 
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ORDINANCE 2025-05 

ORDINANCE NO. 2025-05 
 

AN ORDINANCE OF THE CITY OF WATERFORD CITY COUNCIL 
APPROVING AND ADOPTING THE PREZONING OF 43.27-ACRES AS TO 

ASSESSOR PARCEL NUMBERS 080-003-050, 012, 015, 034, 040, AND 049 
 
WHEREAS, the City of Waterford is authorized by Title 17 Chapter 17.77, to initiate a prezone 
whenever public necessity and convenience and the general welfare require such amendment; 
and 
 
WHEREAS, the City of Waterford Planning Commission conducted a Public Hearing on October 
21, 2025 to consider the proposed prezone. 
 
WHEREAS, the City Council for the City of Waterford has made the following findings for 
adoption. 
 

1. An application has been received from California Land Development (331 Santa Rosa 
Drive, Los Gatos, CA 95032) with a proposal to annex and prezone approximately 43.27± 
acres on property assigned the following assessor parcel number: 080-003-012, 015, 034, 
040, 049, and 050; and, 
 

2. The project site is currently under the zoning regulation of Stanislaus County and has a 
General Plan Land Use Designation of Low Density Residential (LD); and 
 

3. The applicant is proposing to rezone the Subject Properties to RS and Planned 
Community 2022-01 (PC #2022-01); and 
 

4. The Planning Commission held a noticed public hearing on October 21, 2025, and by a 
vote of 3-0, recommended to the City Council approval of the Prezone; and, 
 

5. Notice of the public hearing on the proposed Prezone was published in the Waterford 
News, a newspaper of general circulation, on November 4, 2025; and 

 
6. Notices of the public hearing on the proposed Prezone were mailed to all property owners 

within 300-feet of the property, according to the most recent assessor’s roll, on November 
4, 2025; and 
 

7. The City finds that pursuant to the California Environmental Quality Act (CEQA), the Lead 
Agency (Waterford) has prepared an Initial Study and concludes that the proposed project 
is within the scope of the previously certified City of Waterford Vision 2025 General Plan 
Environmental Impact Report, and in accordance with Section 15074 of the CEQA 
Guidelines, a Mitigated Negative Declaration has been prepared and considered. 
 

WHEREAS, a public hearing was held on November 20, 2025 and all comments were heard and 
considered by the City Council. 
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 THE CITY COUNCIL OF THE CITY OF WATERFORD, COUNTY OF STANISLAUS, 
STATE OF CALIFORNIA, DOES ORDAIN AS FOLLOWS: 
 
 SECTION 1. ZONING MAP.  The Zoning Map of the City of Waterford is hereby amended 
in the area described in Exhibit A attached hereto and by reference incorporated herein. 
 

SECTION 2. FINDINGS. The approval of this ordinance is based on the following findings 
and determinations: 

 
A. The Planning Commission, on October 21, 2025 held a noticed public hearing and 

made its written recommendation to the City Council to approve the rezoning to 
RS and Planned Community 2022-01 (PC #2022-01), as illustrated in Exhibit A of 
this Ordinance. 

B. The proposed prezoning is consistent with the goals, policies, and implementation 
measures and Low Density Residential (LD) land use of the City of Waterford 
Vision 2025 General Plan. 

C. A noticed Public Hearing before the City Council was given in the form and manner 
required by State statute and the Waterford Municipal Code. 

 
SECTION 3. CONDITIONS.  The development is subject to the conditions and standards 

adopted in the City’s Vision 2025 General Plan for development which includes the following 
terms and conditions: 

 
SECTION 4. The Zoning Map of the City of Waterford, which is attached as part of Title 

17 of the City Code, is hereby amended and changed, and from and after the effective date of the 
Ordinance, the property illustrated in Exhibit A hereof shall be referred to and described on said 
zoning map of the City of Waterford as RS and Planned Community 2022-01 (PC #2022-01). 

 
A. Approval of this Prezone authorizes the Zoning Map of the City of Waterford to be 

amended to include APN 080-003-034, 012, 015, and 040 to be zoned RS, 
Residential Single.  APN 080-003-049 and 050 are to be zoned PC, Planned 
Community (PC 2022-01). 

B. Approval of Prezone to Planned Community 2022-01 authorizes a 98-lot single-
family residential development shall expire within two years from the date of the 
annexation approval by the Stanislaus Location Agency Formation Commission 
unless acted upon or the applicant or property owner obtains a time extension for 
the subdivision map. 

 
SECTION 5.  DEVELOPMENT STANDARDS.  The following development standards are 

hereby associated with Planned Community 2022-01 (PC #2022-01): 
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Development Standard Planned Community 2022-01 
  

Lot Dimensions  
Lot Size (Minimum) 5,000 square feet 

Lot Width (Minimum) Interior – 55-feet 
 

Corner – 65-feet 
Lot Coverage (Maximum) 60% 

Setbacks (Minimum)  
Front 15-feet 
Rear 10-feet 
Side Interior – 5-feet 

 
Corner – 10-feet 

 
 
For properties prezoned RS, development standards shall adhere to the City of Waterford 

Zoning Ordinance.   
 
SECTION 6. AUTHORITY.  This ordinance is adopted pursuant to the authority granted 

by the California Constitution and State law. 
 
SECTION 7. If any section, subsection, subdivision, sentence, clause, phrase or portion 

of this Ordinance, is for any reason held to be invalid or unconstitutional by the decision of any 
court of competent jurisdiction, such decision shall not affect the validity of the remaining portions 
of this Ordinance.  The City Council hereby declares that it would have adopted this Ordinance 
and each section, subsection, subdivision, sentence, clause, phrase, or portion thereof, 
irrespective of the fact that any one or more sections, subsections, subdivisions, sentences, 
clauses, phrases, or portions thereof be declared invalid or unconstitutional. 

 
SECTION 8.  To the extent the provisions of the Waterford Municipal Code as amended 

by this Ordinance are substantially the same as the provisions of that Code as they read 
immediately prior to the adoption of this Ordinance, then those provisions shall be construed as 
continuations of the earlier provisions and not as new enactments.  

 
SECTION 9. The City Clerk shall certify as to the adoption of this Ordinance and shall 

cause a summary thereof to be published within fifteen (15) days of adoption and shall post a 
certified copy of this Ordinance, including the vote for and against same, in the Office of the City 
Clerk, in accordance with Government Code Section 36933.  

 
SECTION 10.  ENACTMENT:  Prior to the expiration of fifteen (15) days from the passage 

and adoption thereof, this ordinance shall be published in a newspaper of general circulation 
printed and published in the County of Stanislaus, State of California, together with names of the 
members of the City Council voting for and against the same. 
 
PASSED AND ADOPTED at a regular meeting of the City Council of the City of Waterford this 
20th day of November 2025, by the following vote: 
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AYES: 
NOES: 
ABSTAIN: 
ABSENT: 

ATTEST: 

__________________________ 

PATRICIA KRAUSE 
City Clerk 

CITY OF WATERFORD 

_______________________ 

CHARLIE GOEK N, Mayor 

APPROVED AS TO FORM: 

_________________________ 
CORBETT J. BROWNING 

City Attorney 
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RESOLUTION 2025-61 

WATERFORD CITY COUNCIL 
RESOLUTION NO. 2025-61 

 
A RESOLUTION OF THE CITY OF WATERFORD CITY 
COUNCIL APPROVAL OF A MITIGATED NEGATIVE 

DECLARATION FOR ANNEXATION, PREZONE, AND VESTING 
TENTATIVE SUBDIVISION MAP NO. 2022-0001 (FAHMY 

ANNEXATION) FOR ASSESSOR PARCEL NUMBERS 080-003, 
050, 012, 015, 034, 040, AND 049 

 
  WHEREAS, the City of Waterford has received a request from the Applicant (California 
Land Development, 331 Santa Rosa Drive, Los Gatos, CA 95032), on behalf of the Property 
Owner of Record (Fahmy Living Trust) to annex and prezone 43.27-acres into the City of 
Waterford, Assessor Parcel Numbers 080-003, 012, 015, 034, 040, 049, and 050.  The Project 
also consists of a Vesting Tentative Subdivision Map (VTSM) to allow for the subdivision of 
19.20-acres into ninety-eight (98) single family residential lots.  The project will connect to the 
City of Waterford sewer, water and storm drain services.  The project site is designated by the 
City’s Vision 2025 General Plan as Low Density Residential (LDR) and is currently zoned 
Residential Single (RS); and 
 
  WHEREAS, the Proposed Project Site is located in the Low Density Residential (LD) 
land use designation of the City’s General Plan Land Use Map; and 
 
  WHEREAS, the Proposed Project is considered a “project” as defined by the California 
Environmental Quality Act (CEQA) and may involve potentially significant effects on the 
environment; and, 
 
  WHEREAS, the City of Waterford, acting as Lead Agency, has prepared and circulated 
for public and agency review an Initial Study/Mitigated Negative Declaration (IS/MND) 
addressing the potential environmental effects of the proposed project in accordance with the 
requirements of CEQA; and, 
 
  WHEREAS, the Lead Agency distributed the Public Review Draft IS/MND for public 
review on September 3, 2024, and the comment period concluded on October 4, 2024; and, 
 
  WHEREAS, a Notice of Intent to adopt the IS/MND also identifying the date of this 
meeting was published in the Waterford News on September 4, 2024, filed with the Stanislaus 
County Clerk-Recorder Office, and mailed to properties within a 300-foot radius of the Project 
site; and, 
 
  WHEREAS, the Planning Commission has reviewed and independently considered the 
analysis and conclusions of the IS/MND during a noticed public hearing on October 21, 2025, 
and recommended certification to the City Council; and, 
 
  WHEREAS, a copy of the IS/MND is attached hereto as Exhibit A; and, 
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  WHEREAS, the Planning Commission has prepared a Mitigation Monitoring/Reporting 
Plan reflecting the analysis and mitigation recommendations contained in the IS/MND, a copy of 
which is attached hereto as Exhibit B; and, 
 
  WHEREAS, the notice of the special public hearing on the proposed Annexation, 
Prezone, and VTSM was published in the Waterford News, a newspaper of general circulation, 
on November 4, 2025; and 
 
  WHEREAS, notices of the special public hearing on the proposed Annexation, Prezone, 
and VTSM were mailed to all property owners within 300-feet of the property, according to the 
most recent assessor’s roll, on November 4, 2025; and  
 
WHEREAS, all other legal prerequisites to the adoption of this Resolution have occurred. 
 
NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Waterford makes the 
following findings and determinations: 
 

1. The Proposed Project is consistent with the City of Waterford Vision 2025 
General Plan, and specifically, the Low Density Residential (LD) land use 
designation assigned by the Vision 2025 General Plan. 
 

2. The site is physically suitable for the density and/or intensity of the Proposed Project.   
 

3. The Proposed Project is not likely to cause substantial environmental damage, or 
substantially and unavoidably injure fish or wildlife or their habitat. 
 

a. As per Sections 15182 and 15162 of the California Environmental Quality Act 
(“CEQA”) Guidelines, this Project is within the scope of the projects covered by 
the Vision 2025 General Plan Final EIR. 

 
4. A Notice of Determination pertaining to this matter shall be filed with the County Clerk 

within five (5) business days of this resolution, in accordance with the requirements of 
CEQA.  Documents and materials related to the IS/MND shall be maintained at 
Waterford City Hall.   
 

5. Constitutionality, severability.  If any section, subsection, sentence, clause, 
phrase, word of this resolution is for any reason held by a court of competent 
jurisdiction to be unconstitutional or invalid for any reason, such decision shall 
not affect the validity of the remaining portions of the resolution.  The Planning 
Commission of the City of Waterford hereby declares that it would have passed 
this resolution and each section, subsection, sentence, clause, phrase, and word 
thereof, irrespective of the fact that any one or more section(s), subsection(s), 
sentence(s), clause(s), phrase(s), or word(s) be declared invalid. 
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RESOLUTION 2025-61 

NOW, THEREFORE BE IT FURTHER RESOLVED BY THE WATERFORD CITY COUNCIL 
that it approves the Mitigated Negative Declaration for Annexation, Prezone, and Vesting 
Tentative Subdivision Map No. 2022-0001. 

PASSED, APPROVED, AND ADOPTED by the Waterford City Council of the City of 
Waterford at a regular meeting this 20th day of November 2025, by the following vote: 

AYES: 
NOES: 
ABSTAIN: 
ABSENT: 

CITY OF WATERFORD 

Charlie Goeken, Mayor 

ATTEST: APPROVED AS TO FORM: 

PATRICIA KRAUSE, CMC CORBETT J. BROWNING 
City Clerk City Attorney 
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Exhibit. A of  
City of Waterford Resolution No. 2025-61 

 
Initial Study & Mitigated Negative Declaration  

can be found at:  
 

https://www.stanislauslafco.org/current_projects.shtm 
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RESOLUTION 2025-61 

EXHIBIT B – MITIGATION MONIORING AND REPORTING PROGRAM 
 

MITIGATION MONITORING/ 
REPORTING PROGRAM 

 
FOR THE  

 
FAHMY ANNEXATION 

(File No. Annexation, Prezone, and VTSM 2022-0001) 
 

Waterford, CA 
 
 

Prepared for: 
 

City of Waterford 
101 E Street 

Waterford, CA 95386 

 
 

Prepared by: 
 

J.B. Anderson Land Use Planning 
139 S. Stockton Avenue 

Ripon, CA 9536  
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RESOLUTION 2025-62 

WATERFORD CITY COUNCIL 
RESOLUTION NO. 2025-62 

 
A RESOLUTION OF THE CITY OF WATERFORD CITY 

COUNCIL APPROVING TO INITIATE PROCEEDINGS FOR THE 
REORGANIZATION OF 43.27 ACRES KNOWN AS THE FAHMY 

ANNXATION 

WHEREAS, the City has processed a request to annex 43.27 acres into the City of 
Waterford, known as the “Fahmy Annexation” (“Project”); and, 

WHEREAS, the City of Waterford (“City”) seeks to file an application with the Stanislaus 
Local Agency Formation Commission (“Stanislaus LAFCO”) to initiate proceedings for 
adjustment to the boundaries specified herein, pursuant to the Cortese/Knox/Hertzberg Local 
Government Reorganization Act of 2000, commencing with California Government Code § 
56000; and  

WHEREAS, the City, as the lead agency pursuant to the California Environmental 
Quality Act (“CEQA”), has prepared a Mitigated Negative Declaration (SCH No. 2024090068) 
(“MND”), evaluating and mitigating the environmental impacts of the Proposed Project; and  

WHEREAS, the City’s existing Sphere of Influence (“SOI”) encompasses the entire 
Proposed Project area; and  

WHEREAS, the City proposes to annex and reorganize the boundaries of the Project 
into City limits (“Reorganization Proposal”); and   

 WHEREAS, the Project area is contiguous to City limits, is within the City’s SOI, and 
implements the goals, policies, and programs of the City’s Vision 2025 General Plan; and  

WHEREAS, the City has determined that it will be able to provide the public facilities and 
services to support the buildout of the Project area; and  

 WHEREAS, the purpose of this Resolution is to authorize City staff to file an application 
with Stanislaus LAFCO to annex the Project area into City limits and allow for future 
development of the area consistent with the Project. 

NOW, THEREFORE, BE IT RESOLVED by the City of Waterford City Council as follows: 

1. The City Council hereby authorizes City staff to file an application with Stanislaus 
LAFCO to annex the Project area into City limits, as described and depicted in Exhibit A 
attached and incorporated hereto, and to take all actions necessary and incidental to 
accomplish the reorganization of the Specific Plan area. 

2. The City Council hereby requests that the Reorganization Proposal be subject to the 
following terms and conditions:  

a. That the effective date of the Reorganization Proposal be the date on which 
Stanislaus LAFCO records the certificate of completion for the annexation of the 
Project area.   
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RESOLUTION 2025-62 

PASSED, APPROVED, AND ADOPTED by the Waterford City Council of the City of 
Waterford at a regular meeting this 20th day of November 2025, by the following vote: 

AYES: 

NOES: 
ABSTAIN: 
ABSENT: 

CITY OF WATERFORD 

Charlie Goeken, Mayor 

ATTEST: APPROVED AS TO FORM: 

PATRICIA KRAUSE, CMC CORBETT J. BROWNING 
City Clerk City Attorney 
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RESOLUTION 2025-62 

 
Exhibit A – Fahmy Annexation 
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RESOLUTION 2025-62 
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EXHIBIT D 
 

Draft LAFCO Resolution  
No. 2026-07 
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STANISLAUS COUNTY LOCAL AGENCY 

FORMATION COMMISSION 
 

RESOLUTION 
 
 
DATE:     March 25, 2026   NO. 2026-07 
 
SUBJECT: LAFCO APPLICATION NO. 2026-02 – FAHMY CHANGE OF ORGANIZATION 

TO THE CITY OF WATERFORD 
 
On the motion of Commissioner __________, seconded by Commissioner __________, and 
approved by the following vote: 
 
Ayes:  Commissioners:  
Noes:  Commissioners:  
Ineligible: Commissioners:  
Absent: Commissioners:  
 
THE FOLLOWING RESOLUTION WAS ADOPTED: 
 
WHEREAS, the City of Waterford has requested to annex approximately 43.27 acres to the 
City;  
 
WHEREAS, the City of Waterford approved a Resolution of Application and prezoned the 
subject territory; 
 
WHEREAS, there are more than twelve (12) registered voters within the area and it is thus 
considered inhabited; 
 
WHEREAS, the City of Waterford, as Lead Agency, has prepared the environmental 
documentation and has filed a Mitigated Negative Declaration for the proposal, in compliance 
with the California Environmental Quality Act (CEQA) and State CEQA Guidelines; 
 
WHEREAS, the City of Waterford shall be responsible for mitigation monitoring and reporting to 
ensure CEQA compliance; 
 
WHEREAS, the Commission has reviewed the environmental documentation prepared by the 
City of Waterford, including the Initial Study, Mitigated Negative Declaration and Notice of 
Determination;  
 
WHEREAS, the Commission has reviewed the Plan for Agricultural Preservation submitted by 
the City with this proposal which provides information regarding impacts to agricultural lands 
and the City’s strategy to minimize the loss of agricultural lands; 
 
WHEREAS, the Commission conducted a duly noticed public hearing on March 25, 2026 to 
consider the proposal at which time the Commission heard and received all oral or written 
testimony, objections, and evidence that were presented and all interested persons were given 
an opportunity to hear and be heard with respect to the proposal and the report provided by 
LAFCO Staff;  
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LAFCO Resolution No. 2026-07 
March 25, 2026 
Page 2 
 
 
WHEREAS, the Commission has, in evaluating the proposal, considered the report submitted 
by the Executive Officer, the factors set forth in Section 56668 of the California Government 
Code and testimony and evidence presented at the meeting held on March 25, 2026. 
 
NOW, THEREFORE, BE IT RESOLVED that this Commission: 
 
1. Certifies, in accordance with CEQA, as a Responsible Agency, that it has considered the 

Mitigated Negative Declaration prepared by Stanislaus County.  
 

2. The City of Waterford shall be responsible for the Mitigation Monitoring and Reporting 
Program, all as approved and adopted by the City to ensure CEQA Compliance. 

 
2. Determines that the Plan for Agricultural Preservation, as submitted by the City, contains 

sufficient evidence demonstrating consistency with the goals of the Commission’s 
Agricultural Preservation Policy. 

 
3. Finds, pursuant to Government Code Section 56856.5, that the change of organization 

of the area is appropriate to provide necessary urban services to a planned, well-
ordered, and efficient urban development pattern by the City of Waterford, whose 
adopted plans and policies includes appropriate consideration for the preservation of 
open space lands within those urban development patterns upon annexation. 
 

4. Approves the proposal subject to the following terms and conditions: 
 
A. The applicant shall pay State Board of Equalization fees and remaining fees 

owed to LAFCO. 
 
B. The applicant agrees to defend, hold harmless and indemnify LAFCO and/or its 

agents, officers, and employees from any claim, action or proceeding brought 
against any of them, the purpose of which is to attack, set aside, void, or annul 
LAFCO’s action on a proposal or any action relating to or arising out of such 
approval, and provide for the reimbursement or assumption of all legal costs in 
connection with that approval. 

 
C. The effective date shall be the date of recordation of the Certificate of 

Completion. 
 
D. The application shall be processed as a change of organization consisting of the 

annexation of territory to the City of Waterford. 
 
E. Upon the effective date of the annexation, all rights, title, and interest of the 

County, including the underlying fee where owned by the County in any and all 
public improvements, including, but no limited to the following: sidewalks, trails, 
landscaped areas, open space, street lights, signals, bridges, storm drains, and 
pipes shall vest in the City; except for those properties to be retained by the 
County. 

 
5. Designates the proposal as the “Fahmy Change of Organization to the City of 

Waterford.” 
 

6. Designates the Commission as conducting authority pursuant to Government Code 
Section 56029 for the change of organization. 
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LAFCO Resolution No. 2026-07 
March 25, 2026 
Page 3 
 
 
 
7. Authorizes and directs the Executive Officer, pursuant to Government Code Section 

56881(d), to initiate the protest proceedings for the change of organization pursuant to 
Part 4, commencing with Section 57000, in compliance with this Resolution and upon 
receipt of a map and legal description accepted to form by the Executive Officer.  

 
 
ATTEST: __________________________ 
        Sara Lytle-Pinhey 
                 Executive Officer 
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