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Before the Planning Commission in and for the 
County of Monterey, State of California 

 
In the matter of the application of:  
Mackenzie Patterson and Carol Jungwirth (PLN170911) 
RESOLUTION NO. 18-011 
Resolution by the Monterey County Planning 
Commission: 

1) Finding that the project is a single-family 
residence which qualifies for a categorical 
exemption pursuant to Section 15303 of the 
California Environmental Quality Act 
Guidelines and that none of the exceptions 
under section 15300.2 apply; and, 

2) Approving a Combined Development Permit 
consisting of 1) an Administrative Permit 
and Design Approval to allow a new 2,000 
square foot one-story single family dwelling 
with a 522 square foot deck, a 576 square 
foot detached garage; and (2) a Use Permit 
for the removal of 5 oak trees. 

 [PLN170911, Patterson and Jungwirth, 25345 
Tierra Grande, Dr., (APN: 169-363-009-000)] 

 

 
The Patterson and Jungwirth application (PLN170911) came on for public hearing before 
the Monterey County Planning Commission on March 28, 2018.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

FINDINGS 
    
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 2010 Monterey County General Plan; 
- Carmel Valley Master Plan; 

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.   

  b)  The property is located at 25345 Tierra Grande, Dr (Assessor’s Parcel 
Number 169-363-009-000), Carmel Valley Master Plan.  The parcel is 
zoned Low Density Residential with Design Control, Site Plan, Building 
Site Zoning, and Residential Allocation Zoning overlays  (LDR/B-6-D-
S-RAZ) which allows the first single family dwelling per lot with a Site 
Plan and Design Approval. Therefore, the project is an allowed land use 
for this site. 
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  c)  The property and surrounding areas are designated as a Design Control 
Zoning District (“D” zoning overlay), which regulates the location, size, 
configuration, materials, and colors to assure the protection of the public 
viewshed and neighborhood character. The proposed structure color and 
materials include terra cotta colored standing seam metal roofing, grey 
fiber cement panels, and aluminum windows with a yellow/orange trim. 
The terra cotta roof color is consistent with other homes in the 
neighborhood and the low profile home design will blend with the 
surrounding environment and minimize any visibility from the road. 
The grey fiber cement panel siding blends with the surrounding 
environment and is appropriate for the very high fire hazard area.   

  d)  The project is consistent with Carmel Valley Master Plan Policy CV1.1 
with states that development shall follow a rural architectural theme 
with Design Review. The modest-sized house prioritizes the existing 
wooded site and the colors have been selected to blend with the existing 
environment.   

  e)  The project is consistent with Carmel Valley Master Plan Policy CV-
1.20(c), for Design and Site Plan overlay districts, which states that 
materials and colors used in construction shall be selected for 
compatibility with the structural system of the building and with the 
appearance of the building’s natural and man-made surroundings. The 
terra cotta roof color has been chosen to blend with the surrounding 
homes, while the grey siding will blend with the on-site oak trees. 

  f)  The property and surrounding areas are designated as a Site Plan Zoning 
District (“S” zoning overlay) for review of development in areas where 
development has the potential to adversely affect or be adversely 
affected by natural resources or site constraints. The parcel is 
significantly constrained due to the shape of the lot, slopes over 25%, 
and the presence of oak trees. Structures have been carefully sited 
within the required setbacks to minimize oak tree removal and avoid 
development on slopes.   

  g)  The project is consistent with requirements for the B-6 district because 
it does not involve subdivision or a lot line adjustment. 

  h)  The project is consistent with the requirements for the RAZ district 
because proposed dwelling is the first dwelling unit on a legal lot.  

  i)  The project planner conducted a site inspection on December 15, 2017 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  j)  The project meets setback requirements for LDR lots. The required front 
setback is 30 feet for main structures and 50 feet for non-habitable 
accessory structures. The house will be 100 feet from the front property 
line and the garage will be 75 feet from the front property line.  The 
required side setbacks are 10 percent of the average lot width. The 
parcel is narrowest at the front where it boarders Tierra Grande Dr. and 
widens toward the back, with the widest portion at the rear property 
line. Ten percent of the average lot width is 15ft, 9in. The house will be 
exactly 15ft 9in from the north property line and 22ft 6in from the south 
property line. The detached garage will be 12ft 6in from the south 
property line, which exceeds the 6ft required side setback for non-
habitable accessory structures. 
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  k)  The project was referred to the Carmel Valley Land Use Advisory 
Committee (LUAC) for review.  Based on the LUAC Procedure 
guidelines adopted by the Monterey County Board of Supervisors, this 
application did warrant referral to the LUAC because the project 
includes a Design Approval and is subject to review by the Planning 
Commission. The LUAC voted 6-0 to support the project, but 
recommended that a construction parking plan be submitted prior to 
issuance of the building permit. The applicant has submitted a 
construction management plan identifying four parking areas on site and 
two optional spaces Tierra Grande Dr. The parking plan also requires a 
sign to be posted stating that no parking shall be permitted to block the 
driveway right-of-way or the neighbor’s driveway.  

  l)  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 PLN170911. 

    
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, Monterey County Regional 
Fire Protection District, 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.  Conditions 
recommended have been incorporated. 

  b)  The following reports have been prepared:  
- “Patterson/Jungwirth Residence 25345 Tierra Grande, 

Carmel Valley, CA Tree Resource Assessment” (LIB180043) 
prepared by Frank Ono, Urban Forester, Pacific Grove, CA, 
October 31, 2017.  

- “Geotechnical Engineering Report for Proposed Single 
Family Residence and Detached garage 25345 Tierra Grande 
Drive Monterey County, CA” prepared by Beacon 
Geotechnical, Inc., Paso Robles, CA, December 8, 2017 

The above-mentioned technical reports by outside consultants indicated 
that there are no physical or environmental constraints that would 
indicate that the site is not suitable for the use proposed.  County staff 
has independently reviewed these reports and concurs with their 
conclusions.   

  c)  Staff conducted a site inspection on December 15, 2017 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 PLN170911. 

    
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 
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property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by the RMA - Planning, Monterey County 
Regional Fire Protection District, Public Works, Environmental Health 
Bureau, 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)  Necessary public facilities are available. The house will be served by an 
onsite well and a new septic system. Environmental Health has 
reviewed water quality and pump tests completed in 2008 and has 
conditioned the project to require updated quality tests prior to final of 
the construction permit. Septic system plans have been approved; 
however, new septic design will be required if building permits are 
obtained after an expected change in regulations in May 2018.  

  c)  Staff conducted a site inspection on December 15, 2017 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 PLN170911. 

    
4.  FINDING:   TREE REMOVAL - Tree removal is the minimum required under the 

circumstances and the removal will not involve a risk of adverse 
environmental impacts. 

  a) The project includes the removal of 5 oak trees. In accordance with the 
applicable policies of the Carmel Valley master plan and the Monterey 
County Zoning Ordinance (Title 21), a Use Permit is required and the 
authority to grant said permit has been met.  

  b) Monterey County Zoning Ordinance Section 21.64.260(D)(3) requires a 
the submittal of a Forest Management Plan (FMP) and approval of a 
Use Permit for tree removal of more than 3 protected trees.  The 
applicant has applied for and complied with these requirements. 

  c) Staff has reviewed the project plans and visited the site on December 
15, 2018 to analyze possible environmental impacts from tree removal.  

  d) A Tree Resource Assessment was prepared by Frank Ono, a Certified 
Arborist, on October 31, 2017 (LIB180043). 

  e) The 1 acre parcel contains a total of 59 oak trees, of which 5 are 
requested for removal. 

  f) The proposed single family dwelling and driveway have been carefully 
designed to limit tree removal. Most of the mature oak trees on the 
property will be preserved. The originally proposed back patio has been 
redesigned as a deck to minimize disruption of tree roots and to promote 
better gaseous interchange and moisture for the critical root zone for a 
stand of three oak trees of 14 inch, 14 inch, and 18 inch diameters.  

  g) Measures for tree protection during construction have been incorporated 
as a Condition of Approval (Condition 4), and include fencing and 
barricades. 

  h) The tree removal will not involve risk of adverse environmental 
impacts. Trees close to construction activities are expected to survive 
with the recommended protection measures, and the majority of the 
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trees on site will not be impacted by construction activities. No long 
term significant effects to the forest ecosystem were identified in the 
Tree Resource Assessment. 

  i)  Removed trees are not required to be replaced in accordance with Title 
21.64.260 because replacement will cause special hardship to the site 
and would be detrimental to the long-term health and maintenance of 
the remaining habitat. The arborist report found that the site is 
overstocked and overcrowded with trees and that an overabundance of 
shade would not allow new trees to be sustained in a healthy condition. 
Monterey County Regional Fire Protection District stated that they 
agree with the project arborist that replacing the removed trees would 
contribute to an over-abundance of ladder fuels and would constitute a 
fire hazard. 

  j 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 PLN170911. 

    
5.  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. 

  b)  Staff conducted a site inspection on December 15, 2018 and researched 
County records to assess if any violation exists on the subject property.   

  c)  There are no known violations on the subject parcel. 
  d)  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 PLN170911. 

    
6.  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 categorically exempts a single-family residence and accessory 
structures including garages within residentially zoned areas.  

  b)  The proposed project involves the construction of a single-family 
residence and attached garage, both located within a residential zone. 

  c)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on December 15, 2018. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project does not involve a designated historical 
resource, a hazardous waste site, development located near or within 
view of a scenic highway, unusual circumstances that would result in a 
significant effect on the environment, or development that would result 
in a cumulative significant impact  

  e)  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 PLN170911. 
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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 
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