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EXHIBIT B 
DRAFT RESOLUTION 

 
Before the Zoning Administrator in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  
MFJK PARTNERSHIP (PLN180115) 
RESOLUTION NO. ---- 
Resolution by the Monterey County Zoning 
Administrator: 

1) Finding the project is accessory to the 
agricultural use of the property which 
qualifies as a Class “3” Categorical 
Exemption pursuant to Section 15303(e) of 
the CEQA Guidelines and there are no 
exceptions pursuant to Section 15300.2; and 

2) Approving a Combined Development Permit 
consisting of: 

a. Coastal Development Permit to 
establish an agricultural support 
facility consisting of a ground mount 
photovoltaic system and 

b. Coastal Administrative Permit to 
allow development within 750-feet of 
a known archaeological resource. 

[PLN180115, MFJK Partnership, 2250 Highway 1, 
Moss Landing, North County Land Use Plan (APN: 
413-011-029-000)] 

 

 
The Combined Development Permit application (PLN180115) came on for public hearing 
before the Monterey County Zoning Administrator on August 9, 2018.  Having considered 
all the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Zoning Administrator finds and decides as 
follows: 

FINDINGS AND EVIDENCE 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 1982 Monterey County General Plan (General Plan); 
- North County Land Use Plan (NC LUP); 
- Monterey County Coastal Implementation Plan, Part 2 (NC CIP) 
- Monterey County Zoning Ordinance (Title 20);   

No conflicts were found to exist. No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents.   
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  b)  The property is located 2250 Highway 1, Moss Landing, North County 
Land Use Plan (APN: 413-011-029-000), North County Land Use Plan 
area. The parcel is zoned Agricultural Conservation, Coastal Zone or 
“AC(CZ)” and Resource Conservation, Coastal Zone or “RC(CZ)”. The 
area of development is zoned AC(CZ) which allows establishment of an 
agricultural support facility. The project is consistent with conditionally 
allowed uses on the property and is therefore an allowed land use for 
this site. 

  c)  North County Land Use Plan Agricultural Polices – Policy 2.6.3.3 of the 
NC LUP allows agriculture-related facilities on Agriculture 
Conservation parcels on the least agriculturally viable area of the parcel. 
Monterey County Geographic Information System designates the area 
of development as “Urban and Built Up Land”, consistent with this 
policy. The project is also consistent with Policy 2.6.4.3 of the NC LUP 
as it provides alternative energy for existing agricultural support 
facilities on the site.  

  d)  Williamson Act – The area of development is encumbered by 
Williamson Act Contract No. 68-011. Item 6 of Exhibit B of this 
contract lists the “erection, construction, alteration or maintenance of 
gas, electric, water or communication facilities” as compatible uses. The 
ground mount photovoltaic system will provide renewable energy to the 
existing agricultural support facilities (cold storage and shipping 
facilities) on the site and is therefore consistent with the requirements of 
the contract. 

  e)  Archaeological Resources – Monterey County Geographic Information 
System and the Archaeological Report (Monterey County File No. 
LIB180252) indicates that the area of development is within 750-feet of 
known archaeological resources. However, there are no resources 
known and/or found to be onsite. Consistent with Section 
20.144.110.A.1 of the North County Coastal Implementation Plan, the 
project includes approval of a Coastal Administrative Permit. The 
project has been conditioned to stop all work if any archaeological 
resources are accidentally uncovered. 

  f)  The project planner conducted a site inspection on May 17, 2018 to 
verify that the project on the subject parcel conforms to the plans listed 
above.   

  g)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN180115. 

    
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the use 

proposed. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: RMA- Planning, Cal-Fire Coastal, RMA-
Public Works, RMA-Environmental Services, Environmental Health 
Bureau, and Water Resources Agency. There has been no indication 
from these departments/agencies that the site is not suitable for the 
proposed development and any conditions recommended have been 
incorporated. 
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  b)  The Agricultural Commissioner’s Office has determined that the 
proposed ground mount photovoltaic system is compatible with the 
Williamson Act Contract applicable to the site (see Finding 1, Evidence 
“d”), consistent with the existing uses (row-crop farming and cold 
storage and shipping facilities) on the site, and will not result in the 
displacement of cultivated agricultural land. Therefore, the area of 
development is suitable for the project.  

  c)  Staff conducted a site inspection on May 17, 2018 to verify that the site 
is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning for the 
proposed development found in Project File PLN180115. 

    
3.  FINDING:  HEALTH AND SAFETY - The establishment, maintenance, or 

operation of the use or structure applied for, will not, under the 
circumstances of the particular case, be detrimental to the health, safety, 
peace, morals, comfort, and general welfare of persons residing or 
working in the neighborhood of such proposed use; or be detrimental or 
injurious to property and improvements in the neighborhood; or to the 
general welfare of the County. 

 EVIDENCE: a)  The project was reviewed by RMA - Planning, North County Fire 
Protection District, RMA - Public Works, Environmental Health 
Bureau, RMA - Environmental Services, and Water Resources Agency. 
The respective agencies have recommended conditions, where 
appropriate, to ensure that the project will not have an adverse effect on 
the health, safety, and welfare of persons either residing or working in 
the neighborhood.   

  b)  Public facilities will not be required for the proposed use. Access to the 
site will be provided by existing internal circulation roadways on the 
property. The ground mount photovoltaic system will be unmanned and 
will not require potable water or a wastewater services.  

  c)  Staff conducted a site inspection on May 17, 2018 to verify that the site 
is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning for the 
proposed development found in Project File PLN180115. 

    
4.  FINDING:  NO VIOLATIONS - The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County RMA - Planning and Building 
Services Department records and is not aware of any violations existing 
on subject property. There are no known violations on the subject 
parcel. 

  b)  Staff conducted a site inspection on May 17, 2018 and researched 
County records to assess if any violation exists on the subject property.   

  c)  The application, plans and supporting materials submitted by the project 
applicant to Monterey County RMA-Planning for the proposed 
development are found in Project File PLN180115. 
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5.  FINDING:  CEQA (Exempt): - The project is categorically exempt from 
environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303(e) categorically exempts accessory structures. The proposed 
ground mount photovoltaic system will provide a renewable energy 
resource to only the existing agricultural processing facilities located on 
the subject property.    

  b)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project is not located on a hazardous waste site, 
visible from a scenic highway or near a historical resource. The 
development area is pre-disturbed and is currently used as an area to 
park agricultural equipment when not in use. Existing cultivation 
activities will not be affected.  

  c)  Staff conducted a site inspection on May 17, 2018 to verify that the site 
and proposed project meet the criteria for an exemption. No adverse 
environmental effects were identified during staff review of the 
development application during this site visit. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN180115. 

    
6.  FINDING:  PUBLIC ACCESS – The project is in conformance with the public 

access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and Local Coastal Program, and does not 
interfere with any form of historic public use or trust rights.   

 EVIDENCE: a)  Figure 6 – Shoreline Access/Trails of the North County Land Use Plan 
(NC LUP) indicates that the subject property is not described in an area 
where physical public access is existing or required. 

  b)  No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  c)  Staff conducted a site inspection on May 17, 2018 to verify that the site 
and proposed project meet the criteria for an exemption. No adverse 
environmental effects were identified during staff review of the 
development application during this site visit. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN180115. 

 
7.  FINDING:  APPEALABILITY - The decision on this project may be appealed to the 

Board of Supervisors and the California Coastal Commission. 
 EVIDENCE: a) Section 20.86.010 and 20.86.020 of the Monterey County Zoning 

Ordinance (Title 20) states that the proposed project is appealable to the 
Board of Supervisors.  

  b) Section 20.86.080.A.3 of the Monterey County Zoning Ordinance (Title 
20) states that the proposed project is subject to appeal by/to the 
California Coastal Commission because the proposed project is 
permitted as a conditional use in the Watershed and Scenic 
Conservation zoning district.   
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DECISION 

 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1. Find the project is accessory to the agricultural use of the property which qualifies as a 
Class “3” Categorical Exemption pursuant to Section 15303(e) of the CEQA Guidelines 
and there are no exceptions pursuant to Section 15300.2; and 

2. Approve a Combined Development Permit consisting of: 
a. Coastal Development Permit to establish an agricultural support facility 

consisting of a ground mount photovoltaic system and 
b. Coastal Administrative Permit to allow development within 750-feet of a 

known archaeological resource. 
All in general conformance with the attached sketch and subject to 7 conditions, both being 
attached hereto and incorporated herein by reference. 
 
PASSED AND ADOPTED this 9th day of August, 2018: 
 
 
 

________________________________________ 
Mike Novo, Zoning Administrator 

 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON: 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE:  
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION 
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE 
COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM 
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION, 
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE 
300, SANTA CRUZ, CA 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
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NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary permits 

and use clearances from Monterey County RMA-Planning and RMA-Building Services 
Department office in Salinas.   

 
2. This permit expires 3 years after the above date of granting thereof unless construction or use is 

started within this period.  
 
Form Rev. 5-14-2014 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN180115

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Combined Development Permit consisting of a: 1) Coastal Development Permit 

for establishment of an agricultural support facility consisting of a ground mount 

photovoltaic solar panel system and 2) a Coastal Development Permit to allow 

development within 750 feet of a known archaeological resource. The property is 

located at 2250 Highway 1, Moss Landing (Assessor's Parcel Number 

413-011-029-000), Moss Landing Community Plan, North County Land Use Plan, 

Coastal Zone. This permit was approved in accordance with County ordinances and 

land use regulations subject to the terms and conditions described in the project file .  

Neither the uses nor the construction allowed by this permit shall commence unless 

and until all of the conditions of this permit are met to the satisfaction of the Director of 

RMA - Planning.  Any use or construction not in substantial conformance with the 

terms and conditions of this permit is a violation of County regulations and may result 

in modification or revocation of this permit and subsequent legal action.  No use or 

construction other than that specified by this permit is allowed unless additional 

permits are approved by the appropriate authorities.  To the extent that the County 

has delegated any condition compliance or mitigation monitoring to the Monterey 

County Water Resources Agency, the Water Resources Agency shall provide all 

information requested by the County and the County shall bear ultimate responsibility 

to ensure that conditions and mitigation measures are properly fulfilled. (RMA - 

Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be Performed:
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2. PD002 - NOTICE PERMIT APPROVAL

RMA-PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Combined Development Permit to allow a photovoltaic solar panel system 

(Resolution Number ***) was approved by Zoning Administrator for Assessor's Parcel 

Number 413-011-029-000 on August 9, 2018. The permit was granted subject to 7 

conditions of approval which run with the land. A copy of the permit is on file with 

Monterey County RMA - Planning."

Proof of recordation of this notice shall be furnished to the Director of RMA - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the RMA - Planning.

Compliance or 

Monitoring 

Action to be Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

RMA-PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County RMA - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of 

the final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note 

shall state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County RMA - Planning and a qualified archaeologist immediately if cultural, 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be Performed:
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4. PD006(A) - CONDITION COMPLIANCE FEE

RMA-PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be Performed:

5. CALIFORNIA CONSTRUCTION GENERAL PERMIT

Environmental ServicesResponsible Department:

The applicant shall submit a Stormwater Pollution Prevention Plan (SWPPP) including 

the Waste Discharger Identification (WDID) number, to RMA-Environmental Services.  

In lieu of a SWPPP, a letter of exemption or erosivity waiver from the Central Coast 

Regional Water Quality Control Board may be provided.  (RMA-Environmental 

Services)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or building permits, the applicant shall submit a 

SWPPP including the WDID number certifying the project is covered under the 

California Construction General Permit or a letter of exemption from the Central Coast 

Regional Water Quality Control Board.

Compliance or 

Monitoring 

Action to be Performed:

6. WR001 - DRAINAGE PLAN

Water Resources AgencyResponsible Department:

The applicant shall provide a drainage plan, prepared by a registered civil engineer or 

licensed architect, to mitigate on-site and off-site impacts from impervious surface 

stormwater runoff.  Drainage improvements shall be constructed in accordance with 

plans approved by the Water Resources Agency.  (Water Resources Agency)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permit, the owner/applicant shall submit a 

drainage plan with the construction permit application.  

The Building Services Department will route a plan set to the Water Resources 

Agency for review and approval.

Compliance or 

Monitoring 

Action to be Performed:
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7. CC01 INDEMNIFICATION AGREEMENT

County CounselResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly 

notify the property owner of any such claim, action or proceeding or fails to cooperate 

fully in the defense thereof, the property owner shall not thereafter be responsible to 

defend, indemnify or hold the County harmless. (County Counsel)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the County Counsel for 

review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted 

to the Office of County Counsel.

Compliance or 

Monitoring 

Action to be Performed:
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PHOTOVOLTAIC SYSTEM - CAPURRO FARMS

2250 HIGHWAY 1, MOSS LANDING, CA  95035

Vicinity Map:

N

System Specifications:

Contact Info: Table of Contents:

SCOPE OF WORK:

ALL ELECTRICITY GENERATED IS FOR CONSUMPTION ON SITE.

SYSTEM ELECTRICAL CONNECTION TO MAIN ELECTRICAL SERVICE IS AT 480Y/277V

SWITCHGEAR.

PERMIT SHALL INCLUDE LABOR OF INSTALLING SOLAR PANELS ON ROOFTOP, RUNNING OF

ELECTRICAL CONDUITS, INSTALLATION OF NEW  ELECTRICAL EQUIPMENT AND ELECTRICAL

CONNECTION TO EXISTING BUILDING SERVICE.

NO BATTERIES REQUIRED AS PART OF THIS PROJECT SCOPE.

CODE REFERENCES:

1.  2016 CALIFORNIA ELECTRICAL CODE (CEC) .
2.  2016 CALIFORNIA FIRE CODE (CFC).

3.  2016 CALIFORNIA BUILDING CODE (CBC).

4.  2016 CALIFORNIA GREEN BUILDING CODE (GBC).

PANEL MODEL

REC_GROUP REC350TP2S 72

NUMBER OF PANELS

1,186

SYSTEM POWER, KWSTC

415.1

SYSTEM POWER, KWAC 350.504

ARRAY SQUARE FOOTAGE

25,603

ARRAY WEIGHT (LBS)
57,521

APPLICABLE CODE CEC 2016

CONSTRUCTION TYPE COMMERCIAL

ASHRAE STATION SALINAS MUNICIPAL AP

ASHRAE 2% HIGH DESIGN TEMP. DB 25

ASHRAE MIN MEAN EXTREME ANNUAL DB -1

OWNER:

FRANK CAPURRO

2250 HIGHWAY 1

MOSS LANDING, CA  95035

GENERAL CONTRACTOR:

ENABLE ENERGY, INC.

2543 WARREN DRIVE

ROCKLIN, CA 95677

CSLB #: 990593

PHONE: 844-717-0194

ELECTRICAL ENGINEER:

NATRON RESOURCES INC.

1480 MORAGA ROAD, SUITE C #229

MORAGA, CA  94556

STRUCTURAL ENGINEER:

RBI SOLAR MOUNTING SYSTEMS

5513 VINE STREET     

CINCINNATI, OH 45217

(N) ARRAY INSTALLATION

AREA

· PARCEL SIZE: 884,268

· GENERAL PLAN LAND USE DESIGNATION: AGRICULTURAL CONSERVATION &

WETLANDS AND COASTAL STRAND.
· ZONING DESIGNATION:  RC AND AC COASTAL ZONE

· LOT COVERAGE (REQUIRED AND PROPOSED) - CALCULATIONS SHOWING THE

PERCENTAGE THAT THE BUILDING FOOTPRINT COVERS THE PARCEL:

   ESTIMATED EXISTING BUILDING LOT COVERAGE:55,223sf

   ESTIMATED EXISTING BUILDING LOT COVERAGE % OF PARCEL:6.24%

   ESTIMATED PROPOSED SOLAR ARRAY LOT COVERAGE:44,435sf

   ESTIMATED PROPOSED SOLAR ARRAY LOT COVERAGE % OF PARCEL:5.02%

T - TITLE PAGE

A100 - PLANNING SITE PLAN

A200 - PLANNING ARRAY PLAN

A201 - ARRAY LAYOUT

A300 - FENCE DETAIL

A301 - RACKING DETAIL

E800 - SPEC SHEETS

C1 - DRAINAGE PLANS
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DIVERSIFIED PROJECT SERVICES

INTERNATIONAL

San Luis Obispo
(805) 250-2891

Bakersfield, CA
(661) 371-2800

Long Beach
(562) 424-6400

www.dpsiinc.com
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