
 
 
 

 

 
 
 

 
 

MONTEREY COUNTY ZONING ADMINISTRATOR 

 

Meeting: January 9, 2003 @  10:30 a.m.  Agenda Item: 7 
Coastal Administrative Permit to install a sodium hypochlorite system for the Moss Landing 
Mutual Water Company.  The system, which includes two (2) 55-gallon sodium hypochlorite 
drums, small pumps and controls, will be enclosed in a 92 square foot, 11 foot high pre-
engineered modular enclosure.  The structure will be placed on a concrete pad.   
Project Location: Avila Road, north of its intersection with Dolan Road, Moss Landing (assessor's 
parcel number 131-054-006-000) 
Plan Area: North County LUP  (Coastal Zone) Flagged and staked:  Yes 
Zoning Designation:  Rural Density Residential & Resource Conservation, Coastal Zone 

RDR/20 (CZ) RDR/5 (CZ) & RC (CZ) 
CEQA Action  :       Negative Declaration 
Date application deemed complete: October 18, 2002 
Department:  Planning and Building Inspection 
 
RECOMMENDATION:   Staff recommends the following: 
  

1)  Adopt the Negative Declaration. 
2) Approve described project  based on Findings and Evidence ( Exhibit B)  and subject to  

proposed conditions (Exhibit C)  
         
OVERVIEW OF PROPOSED ACTION:   

The proposed project consists of the installation of a sodium hypochlorite feed system to the existing 
water line. The system is a Health Department requirement which will upgrade the drinking water quality 
of the Moss Landing Mutual Water Company. The existing wells provide residential and commercial 
potable water. The feed system includes two 55-gallon drums that will contain the sodium hypochlorite 
and the necessary equipment such as pumps and control instrumentation to inject sodium hypochlorite 
into the water line. The drums will be contained for spill protection and the entire system will be housed 
in a 92 square feet pre-engineered modular enclosure. The enclosure will be made from corrosion and 
mildew resistant fiberglass material, which is impervious to caustic or acidic atmosphere and is UV 
resistant. The enclosure will be placed on a concrete pad adjacent to an existing 48 square feet 
well/pump building. In order to pour the concrete pad, the appropriate area of asphalt pavement will be 
removed and replaced with concrete.   

The feed system will inject the chemical into the water when the well pumps are in operation. The well 
pumps are manually started and stopped at the well site by a Duke Energy operator. The chemical feed 
system will also be manually controlled at the well site. The operator will inspect the chemical feed 
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system to check for leaks and spills before starting the system, periodically during system operation, and 
after the system is shut down.  

CEQA review 
Pursuant to CEQA guidelines section 15060, staff prepared an Initial Study for the project (Exhibit 
“D”). Staff concluded that the project could not have a significant on the environment, and a Negative 
Declaration was filed with the County Clerk. The Initial Study/Negative Declaration was circulated for 
public review through the State Clearinghouse between December 2, 2002 and January 2, 2003. The 
applicant will not be required to pay the California Department of Fish and Game Document Filing fee 
because the project will occur on an existing asphalted site and no resources will be modified or 
impacted. Comments received during the review period and staff responses are included in Exhibits “H” 
and “I”. There were no comments received that would alter staff’s environmental determination. No 
issues remain unresolved for this project.  
 
OTHER AGENCY INVOLVEMENT: 
 
ü Water Resources Agency  
ü Environmental Health Division 
ü Public Works Department 
ü North County FPD  

 
All have reviewed and recommended conditions (conditions attached) where applicable. The North 
County Coastal Land Use Advisory Committee heard the project on October 7, 2002 and 
recommended approval of the project by a vote of 5-0.    
 
Notes:  This project is appealable to the Board of Supervisors  
 
 
 
 
_____________________________ 
Lautaro Echiburú, Associate Planner 
(831) 883-7530 echiburul@co.monterey.ca.us 
 

cc: Zoning Administrator; County Counsel; Health Department; Public Works; North County FPD; 
Monterey County Water Resources Agency; Scott Hennessy; Dale Ellis; Jeff Main; Lautaro 
Echiburú; Kay Barrett; Applicant; Owner(s) 

 
Attachments: Exhibit "A" Project Data Sheet 
 Exhibit "B" Recommended Findings and Evidence 
 Exhibit "C" Recommended Conditions of Approval 
 Exhibit "D" Initial Study/Negative Declaration 
 Exhibit "E"  Land Use Advisory Committee Recommendation 
 Exhibit "F" Location Map/Vicinity Map 
 Exhibit "G"  Project Plans 
 Exhibit "H" Comments on the IS/ND and Staff Responses  
 Exhibit "I" Correspondence  
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This report reviewed by Jeff Main, Planning and Building Services Manager 



 

4 

EXHIBIT “B” 
RECOMMENDED FINDINGS AND EVIDENCE 

 
1. FINDING:  CONSISTENCY - The Project, as conditioned is consistent with applicable plans 

and policies, North County  Land Use Plan, Coastal Implementation Plan (Part 2), 
Part 6 of the Coastal Implementation Plan, and the Monterey County Zoning 
Ordinance (Title 20).   

EVIDENCE: (a) PBI staff have reviewed the project as contained in the application and 
accompanying materials for consistency with the North County  Land Use Plan, 
Coastal Implementation Plan (Part 2), Part 6 of the Coastal Implementation 
Plan.  PBI staff have reviewed the project as contained in the application and 
accompanying materials for conformity with the Monterey County Zoning 
Ordinance (Title 20) and have determined that the project is consistent with the 
North County  Land Use Plan.  Staff notes are provided in Project File 
PLN020133. 

(b) Project planner conducted an on-site inspection on June 30, 2002 to verify that 
the project on the subject parcel conforms to the plans listed above. 

(c) The project for a sodium hypochlorite system is an allowed use in accordance 
with Section 20.16.040.J.  

(d) The parcel is zoned Rural Density Residential, 20 acres per unit, Rural Density 
Residential, 5 acres per unit and Resource Conservation, Coastal Zone 
(RDR/20 (CZ), RDR/5 (CZ), RC(CZ)).  The project is in compliance with Site 
Development Standards for a Rural Density Residential District in accordance 
with Section 20.16.060. 

(e) LAND USE ADVISORY COMMITTEE: The North County Coastal Land 
Use Advisory Committee recommended approval of the project by a vote of 5-
0.  LUAC meeting minutes dated October 7, 2002 (Exhibit “E”).   

(f) The application, plans, and support materials submitted by the project applicant 
to the Monterey County Planning and Building Inspection Department for the 
proposed development, found in Project File PLN020133. 

 
2. 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, and all zoning 
violation abatement cost, if any, have been paid. 

EVIDENCE: (a) Staff reviewed Monterey County Planning and Building Inspection Department 
records and is not aware of any violations that exist on subject property.  

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

project applied for will not under the circumstances of this 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. 
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EVIDENCE: (a) The project was reviewed by Planning and Building Inspection, Public Works 
Department, Water Resources Agency, Environmental Health Division, and 
North County Fire Protection District.  The respective departments and 
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. The applicant has 
agreed to these conditions as evidenced by the application and accompanying 
materials and conditions (Exhibit “C”). 

 
4. FINDING: SITE SUITABILITY - The site is suitable for the use proposed. 

EVIDENCE: (a) The project has been reviewed for suitability by Planning and Building 
Inspection, Public Works Department, Water Resources Agency, 
Environmental Health Division, and North County Fire Protection District.  
Conditions recommended have been incorporated (Exhibit “C”).   

(b) Staff conducted an on-site visit on June 30, 2002 to verify that the site is 
suitable for this use. 

(c) Necessary public facilities are available and will be provided.  
 

5. FINDING: On the basis of the whole record before the Zoning Administrator, there is no 
substantial evidence that the project as designed and conditioned, will have a 
significant effect on the environment.  The negative declaration reflects the 
independent judgment and analysis of the County.  

EVIDENCE: (a) The Monterey County Planning and Building Inspection Department prepared 
an Initial Study pursuant to CEQA. The Initial Study provides substantial 
evidence based upon the record as a whole, that the project would not have a 
significant effect on the environment. Staff accordingly prepared a negative 
declaration. The Initial Study is on file in the offices of the Planning and Building 
Inspection Department and is hereby incorporated by reference. (File 
PLN020133).  Conditions of approval have been imposed on the project 
(Exhibit “C”) 

(b) The negative declaration was circulated for public review from December 2, 
2002 to January 2, 2003.  

(c) The County has considered the comments received during the public review 
period, and they do not alter the conclusions in the Initial Study and Negative 
Declaration  

(d) The Monterey County Department of Planning and Building Inspection, located 
at 2620 1st Avenue, Marina, CA, is the custodian of documents and other 
materials that constitute the record of proceedings upon which the decision to 
adopt the negative declaration is based. 

 
6. FINDING:  PUBLIC ACCESS - The project is in conformance with the public access and 

public recreation policies of the Coastal Act and Local Coastal Program, and does 
not interfere with any form of historic public use or trust rights (see 20.70.050.B.4). 
No access is required as part of the project as no substantial adverse impact on 
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access, either individually or cumulatively, as described in Section 20.70.050.B.4.c 
of the Monterey County Coastal Implementation Plan, can be demonstrated. 

EVIDENCE (a) The subject property is not described as an area where the Local Coastal 
Program requires access.  

(b) The subject property is not indicated as part of any designated trails or shoreline 
access as shown in Figure 6, the Shoreline Access/Trails map, of the North 
County Land Use Plan. 

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

(d) Staff site visit on June 30, 2002. 
 
7. FINDING:  APPEALABILITY - The project is appealable to the Board of Supervisors  

EVIDENCE: (a) Section 20.86.020 of the Monterey County Coastal Implementation Plan (Part 
1). 
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EXHIBIT "C" 

RECOMMENDED CONDITIONS OF APPROVAL 
 
1. The subject Coastal Administrative Permit allows the installation of a sodium hypochlorite system 

for the Moss Landing Mutual Water Company.  The system includes two (2) 55-gallon sodium 
hypochlorite drums, small pumps and controls and will be enclosed in a 92 square foot, 11 foot high 
pre-engineered modular enclosure. The structure will be placed on an existing asphalt pad. The 
property is located on Avila Road, north of its intersection with Dolan Road (Assessor's Parcel 
Number 131-054-006-000), North County area, Coastal Zone. The proposed project is in 
accordance with County ordinances and land use regulations, subject to the following terms and 
conditions. Neither the use 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 Planning and 
Building Inspection. 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. (Planning and Building Inspection) 

 
Prior to the Issuance of Grading and Building Permits:  
 
2. The applicant shall record a notice which states: "A permit (Resolution #______) was approved by 

the Zoning Administrator for Assessor's Parcel Number 131-054-006-000 on January 9, 2003. 
The permit was granted subject to 9 conditions of approval, which run with the land. A copy of the 
permit is on file with the Monterey County Planning and Building Inspection Department." Proof of 
recordation of this notice shall be furnished to the Director of Planning and Building Inspection prior 
to issuance of building permits or commencement of the use. (Planning and Building Inspection) 

 
3. All exterior lighting shall be unobtrusive, harmonious with the local area, and constructed or located 

so that only the intended area is illuminated and off-site glare is fully controlled. The applicant shall 
submit 3 copies of an exterior lighting plan which shall indicate the location, type, and wattage of all 
light fixtures and include catalog sheets for each fixture. The exterior lighting plan shall be subject to 
approval by the Director of Planning and Building Inspection, prior to the issuance of building 
permits. (Planning and Building Inspection) 

 
4. The Owner shall record a notice stating: “This property is located within or partially within a 

floodplain and may be subject to building and/or land use restrictions.”  A copy of the recorded 
notice shall be provided to the County Water Resources Agency. (Water Resources Agency) 

 
Prior to Final Inspection: 
 
5. The project shall conform to the currently adopted Uniform Fire Code. (North County FPD) 
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6. The project shall conform to the appropriate National Fire Protection Association Standards 
(North County FPD) 

 
Continuous Permit Conditions: 
 
7. The owner shall ensure that the project complies with Title 19 of the California Code of Regulations 

and Chapter 6.95 of the California Health and Safety Code (Hazardous Material Registration and 
Business Response Plans) as approved by the Director of Environmental Health. (Environmental 
Health Division) 

 
8. If during the course of construction activity on the subject property, cultural, archaeological, 

historical, 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 it can be evaluated by 
a qualified professional archaeologist. The Monterey County Planning and Building Inspection 
Department and a qualified archaeologist (i.e., an archaeologist registered with the Society 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 the 
discovery. (Planning and Building Inspection) 

 
9. No land clearing or grading shall occur on the subject parcel between October 15 and April 15 

unless authorized by the Director of Planning and Building Inspection. (Planning and Building 
Inspection) 

 
 
 
 



 
 
 

 

EXHIBIT “F” 
Location map 

PLN020133 - Moss Landing Mutual Water Co. 

Project Site 
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California Department of Health Services 
 
Comment 1 
The new sodium hypochlorite system may require a permit amendment from the Department of Health Services 
(DHS). If so, the DHS would be a responsible agency under CEQA.  

Staff Response  
Staff contacted Betsy Lichti, District Engineer, for the California Department of Health Services in Monterey and 
verified that because the mutual water company has only two hookups, the sodium hypochlorite system is under the 
jurisdiction of the Monterey County Health Department, Environmental Health Division. Consequently, no state 
permits are required and DHS would not be a responsible agency pursuant to CEQA.  
 
Comment 2 
The Negative Declaration is not adequate because “No impact” answers were not explained in the document. 

Staff Response  
The Initial Study/Negative Declaration included all the necessary explanations for the selected answers. Page 4 of the 
document included the evidence for “No impact” answers to most categories. Additional references were made to the 
project description in each category. Explanation of “No impact” answers were also included in sections VI.1 
(Aesthetics) and VI.7 (Hazards and Hazardous Materials), where potential adverse impacts were identified. 
 

Exhibit “H” 
Comments on the IS/ND  

and Staff Responses 
PLN020133-Moss Landing Mutual 

Water Co. 


