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Administrative Permit Meeting Agenda - Final March 6, 2024

The Recommended Action indicates the staff recommendation at the time the agenda was prepared.  

That recommendation does not limit the Chief of Planning’s alternative actions on any matter before 

it.

Notice is hereby given that on March 6, 2024 the Chief of Planning of the County of Monterey 

Housing and Community Development, is considering the project described on the following pages.

Any comments or requests that any of the applications be scheduled for public hearing must be 

received in writing in the office of the County of Monterey Housing and Community Development by 

5:00 pm Tuesday, March 5, 2024. A public hearing may be required if any person, based on a 

substantive issue, so requests. 

Si necesita la traducción de esta agenda, comuníquese con el Departamento de Vivienda y 

Desarrollo Comunitario del Condado de Monterey ubicado en el Centro de Gobierno del Condado de 

Monterey, 1441 Schilling Place, segundo piso, Salinas, o por teléfono al (831) 755-5025. Después de 

su solicitud, la Secretaria asistirá con la traducción de esta agenda.

If requested, the agenda shall be made available in appropriate alternative formats to persons with a 

disability, as required by Section 202 of the Americans with Disabilities Act of 1990 (42 USC Sec. 

12132) and the federal rules and regulations adopted in implementation thereof.  For information 

regarding how, to whom and when a person with a disability who requires a modification or 

accommodation in order to participate in the public meeting may make a request for disability-related 

modification or accommodation including auxiliary aids or services or if you have any questions about 

any of the items listed on this agenda, please call the County of Monterey Housing and Community 

Development at (831) 755-5025.

NOTE: All agenda titles related to numbered items are live web links. Click on the title to be 

directed to corresponding Staff Report
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Administrative Permit Meeting Agenda - Final March 6, 2024

SCHEDULED MATTERS

1. PLN230169 - CASA ONDULADO LLC 

Restoration Plan to clear Code Enforcement violation (22CE00229) and restore the site from 

unpermitted removal of 3 Coast live oaks and 77 Monterey pines, totaling 80 protected trees.

Project Location: 1451 Ondulado Road & 1467 Padre Lane, Pebble Beach

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

Section 15308.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: AP 24-014 March 06, 2024

Item No.1 

Agenda Ready2/29/2024Introduced: Current Status:

1 Administrative PermitVersion: Matter Type:

PLN230169 - CASA ONDULADO LLC 

Restoration Plan to clear Code Enforcement violation (22CE00229) and restore the site from 

unpermitted removal of 3 Coast live oaks and 77 Monterey pines, totaling 80 protected trees.

Project Location: 1451 Ondulado Road & 1467 Padre Lane, Pebble Beach

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

Section 15308.

RECOMMENDATIONS:

It is recommended that the HCD Chief of Planning adopt a resolution to:

a.  Find that the protection of the environment qualifies for a Class 8 Categorical Exemption 

pursuant to CEQA Guidelines section 15308, and there are no exceptions pursuant to section 

15300.2; and

b.  Approve a Restoration Plan to clear Code Enforcement violation (22CE00229) and restore 

the site from unpermitted removal of 3 Oaks and 77 Monterey Pine tree stumps totaling 80 

protected trees, including recommended replanting of 68 trees consisting of 45 Monterey Pine 

and 23 Oaks to restore the affected forested areas.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 6 conditions of approval.

PROJECT INFORMATION:

Agent: Cassandra August 

Property Owner: Stephen Soske 

APNs: 008-441-033-000 & 008-441-035-000

Parcel Size: The two parcels combined are 6.4 acres (278,784 square feet) 

Zoning: Low-Density Residential with 1.5 acres per unit with a Design Control overlay within the 

Coastal Zone or “LDR/1.5-D (CZ)”

Plan Area: Del Monte Forest Land Use Plan, Coastal Zone. 

Flagged and Staked: No

SUMMARY:

Staff is recommending approval of a Restoration Plan subject to the findings and evidence in the 

attached Resolution (see Exhibit A), and subject to the conditions of approval attached to the 

Resolution.  Please read these carefully and contact the planner if you have any questions.  Unless 

otherwise noted in the conditions, the applicant will be required to satisfy all permit conditions prior to 

the issuance of a building/grading permit and/or commencement of the approved use.

Page 1  County of Monterey Printed on 2/29/2024
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Legistar File Number: AP 24-014

On March 6, 2024, an administrative decision will be made.  A public notice has been distributed for 

this project.  The deadline for submittal of written comments in opposition to the project, its findings, 

or conditions based on a substantive issue is 5:00 p.m. on Tuesday, March 5, 2024.  The permit will 

be administratively approved the following day if we do not receive any written comments by the 

deadline. You will receive a copy of your approved permit in the mail.  We will notify you as soon as 

possible in the event that we receive correspondence in opposition to your project or if the application 

is referred to a public hearing.

Note:  This project will be referred to the Monterey County Zoning Administrator if a public hearing is 

necessary.  The decision on this project is appealable to the Board of Supervisors and the California 

Coastal Commission.

OTHER AGENCY INVOLVEMENT:

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Planning 

HCD-Building 

Prepared by:  Kayla Nelson, Associate Planner, x6408

Reviewed and Approved by:  Anna Ginette Quenga, AICP, Principal Planner

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

· Recommended Conditions of Approval

· Site Plan 

· Restoration Plan and Arborist Report

Exhibit B - Vicinity Map 

cc: Front Counter Copy; Pebble Beach Community Services District; HCD-Environmental Services; 

HCD-Engineering Services; Environmental Health Bureau; Kayla Nelson, Planner; Anna Ginette 

Quenga, Principal Planner; Stephen Soske, Property Owner; Cassandra August, Agent; The Open 

Monterey Project; LandWatch (Executive Director); Lozeau Drury LLP; Planning File PLN230169.

Page 2  County of Monterey Printed on 2/29/2024
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Restoration Plan to clear Code Enforcement violation (22CE00229) and restore the site from 

unpermitted removal of 3 Coast live oaks and 77 Monterey pines, totaling 80 protected trees.
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Parcel Size: The two parcels combined are 6.4 acres (278,784 square feet) 

Zoning: Low-Density Residential with 1.5 acres per unit with a Design Control overlay within the 

Coastal Zone or “LDR/1.5-D (CZ)”
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SUMMARY:

Staff is recommending approval of a Restoration Plan subject to the findings and evidence in the 

attached Resolution (see Exhibit A), and subject to the conditions of approval attached to the 

Resolution.  Please read these carefully and contact the planner if you have any questions.  Unless 

otherwise noted in the conditions, the applicant will be required to satisfy all permit conditions prior to 

the issuance of a building/grading permit and/or commencement of the approved use.
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On March 6, 2024, an administrative decision will be made.  A public notice has been distributed for 

this project.  The deadline for submittal of written comments in opposition to the project, its findings, 

or conditions based on a substantive issue is 5:00 p.m. on Tuesday, March 5, 2024.  The permit will 

be administratively approved the following day if we do not receive any written comments by the 
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conditions:
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DRAFT RESOLUTION 
 

Before the Housing and Community Development Chief of Planning 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
CASA ONDULADO LLC (PLN230169) 
RESOLUTION NO. 24-- 
Resolution by the Monterey County HCD Chief of 
Planning: 

1) Finding that the protection of the 
environment qualifies for a Class 8 
Categorical Exemption pursuant to CEQA 
Guidelines section 15308; and there are no 
exceptions pursuant to section 15300.2; and 

2) Approving a Restoration Plan to clear Code 
Enforcement violation (22CE00229) and 
restore the site from unpermitted removal of 
3 Oaks and 77 Monterey Pine tree stumps 
totaling 80 protected trees, including 
recommended replanting of 68 trees 
consisting of 45 Monterey Pine and 23 Oaks 
to restore the affected forested areas.  

[CASA ONDULADO LLC, 1451 Ondulado Road & 
1467 Padre Lane, Pebble Beach (Accessors Parcel 
Numbers: 008-441-033-000 & 008-441-035-000) 
Del Monte Forest Land Use Plan, Coastal Zone] 

 

 
The CASA ONDULADO LLC application (PLN230169) came on for an administrative 
decision hearing before the Monterey County HCD Chief of Planning on March 6, 2024.  
Having considered all the written and documentary evidence, the administrative record, the 
staff report, oral testimony, and other evidence presented, the Monterey County HCD Chief 
of Planning finds and decides as follows: 
 

RECITALS 
  
BACKGROUND of the proposed Restoration Plan (PLN230169) to correct Code Violation 
22CE00229 for the removal of protected trees without a permit:  
 
1.     The property is located at 1451 Ondulado Road & 1467 Padre Lane, Pebble Beach 

(Assessor's Parcel Numbers 008-441-033-000 & 008-441-035-000), Del Monte Forrest 
Land Use Plan. A violation was reported to the County on July 18, 2022.  

 
2.     On September 6, 2022, HCD-Building Services issued an Administrative Citation Letter 

requiring that the property owner apply for and gain approval of a Restoration Plan for the 
removal of 80 protected trees.  

  
4.      On November 14, 2022, qualified arborist, Frank Ono, submitted a Restoration Plan with 

associated assessments (see attached) to the County for consideration of clearing the 
existing violation. Assessment of the site consisted of counting tree stumps and rating each 
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stump by a range of age from 0-5 years for young trees, 5-10 years for medium-aged, and 
10 years or over for old trees.  According to the assessment, there were 84 stumps found 
which consisted of 4 acacias (which are unprotected and should not be counted), 3 oak 
stumps, and 77 pine stumps with the following range of age: 

 
• 10 pines were obvious failures - these should not be counted (6 are over 24 inches 

in diameter)  
• 36 pine stumps were very old and degraded - these should not be counted (17 

were larger than 24 inches in diameter, 19 were between 19-23 inches in 
diameter)  

• 28 pine stumps in the moderate age class (16 were under 24 inches, 12 were over 
24 inches in diameter) 

• 3 pines at the young age class (between 7-13 inches in diameter) 
• 3 oak stumps (1 young, 1 moderate, and 1 old all under 13 inches in diameter) 

 
The assessment concluded that only 34 total stumps should be counted as trees removed in 
the last 10 years, and therefore, are included in the replanting calculations. Overplanting of 
the site would be detrimental to the health and survival of the forest resources. The 
assessment concluded that clearing of the property resulted in the loss of 31 pines and 3 
oak trees in the moderate to young category. The proposed plan is to restore the site with 
replanted trees while maintaining a fire-safe buffer area and consider areas that may be 
developed in the future. Recommended tree replacement will be a 2:1 ratio for a total of 68 
trees throughout the properties. Credit will be given for the 20 trees that have been planted 
during the formulation of this plan, making the new total of 48 trees to be planted. 
 
Staff has determined that restoration of the property to its pre-violation state is not 
necessary in this case to correct the violation due to concerns of overplanting. The 
Restoration Plan with associated impact assessments recommends:  

 

• To have a healthy forest, the replacement will result in 10 trees per acre consisting 
of replanting of Oaks (1/3) and Pines (2/3). 

• The Acacia and other invasive plants should be mowed or controlled to allow for a 
minimum of competition for the new plants. 

• Re-sprouting Acacia stumps should be treated with herbicide to prevent any 
sprouting of new trees, with stumps flush cut and left in the ground for slope 
stabilization. 

• Seedling/sapling identification should also occur after the acacia or other non-native 
shrubs are removed to encourage small seedlings and/or saplings to grow and 
prevent damage during tree work and mowing. 

• Whether trees are transplanted on-site or planted from nursery stock, individual 
seedlings/saplings/trees should not be planted within 10 feet of other seedlings, 
sprouted oak stumps, or mature trees. 

• A Certified Arborist should supervise the placement of replanting for the landowner 
and where a detailed map of tree locations may be created when planting is 
completed. Exact locations for plantings are not specified at this time but must 
occur in disturbed areas, especially along property borders. 

• New plantings will need to be hand-watered during the spring and summer months 
after planting, additional watering may be needed particularly if dry conditions 
prevail. Temporary drip irrigation on an automatic timer is highly advised. Soil 
should be damp at the time of planting and during the initial establishment period 
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for the juvenile oak and pine trees. Invasive annual grasses and other non-native 
vegetation should be removed from the planting areas directly adjacent (within five 
to six feet) to newly planted plants. 

• A qualified Forester or Arborist shall inspect the planted or regenerated trees 
annually for three years after the plantings are installed to ensure that all of the trees 
survive. If less than 68 trees are alive at the time of annual inspection, the trees that 
did not survive will be replaced and survive for an additional three years after 
installation. 

 
A field review was conducted by Ono Consulting to analyze the proposed Restoration Plan 
efforts prior to submittal. Staff agrees with the analysis and recommendations made by the 
consultant regarding the restoration of the two adjoining properties affected by unpermitted 
tree removal.  
 
No evidence was indicated that the recommended restoration on the subject property would 
endanger public health and safety or that the restoration is unfeasible due to circumstances 
beyond the control of the applicant. As a result, HCD-Planning requires the restoration of 
the area affected.  

 
Therefore, the Chief of HCD-Planning, having considered the Restoration Plan with associated 
impact assessments and the evidence presented relating thereto, hereby finds that restoration of 
the site to its pre-violation status is feasible and, in this case, does not have the potential to 
endanger the public health, safety, and welfare. The Chief of HCD-Planning finds as follows: 

 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – Restoration of the site to its determined pre-

violation status is consistent with the applicable plans and policies. 
Restoration of the site to its pre-violation status is feasible and does not 
have the potential to endanger public health, safety, and welfare. A 
result of this action will be the restoration of the property to its pre-
violation state. The subject property shall be considered in compliance 
with all rules and regulations pertaining to zoning uses, subdivision, and 
any other applicable provisions of the Monterey County Zoning 
Ordinance Title 20. 

 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; 
- Del Monte Forest Area Land Use Plan (LUP); 
- Monterey County Coastal Implementation Plan Part 5 (CIP); and 
- Monterey County Zoning Ordinance (Title 20);    

  b)  No conflicts were found to exist. No communications were received 
during the course of the review of the project indicating any 
inconsistencies with the text, policies, and/or regulations of the 
applicable Monterey County Code (MCC). The subject property is 
located within the coastal zone; therefore, the 2010 Monterey County 
General Plan does not apply. 

  c)  The properties are located at 1451 Ondulado Road and 1467 Padre Lane, 
Pebble Beach (Accessors Parcel Numbers: 008-441-033-000 & 008-441-
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035-000), Del Monte Forest Land Use Plan. The parcels are zoned Low-
Density Residential, 1.5 acres per unit with a Design Control overlay, 
coastal zone or “LDR/1.5-D (CZ)”. The proposal to restore the property 
back to its natural state is consistent with the residential use for this site. 
Therefore, the project is an allowed land use. 

  d)  Lot Legality. The subject parcels are shown in their current 
configuration as Lot 99 & 100 on “Amended Map of Pebble Beach” 
filed in Volume 2 of Maps, “Cities and Towns” on Page 31 in Monterey 
County Records. The parcel has been previously developed with a 
single-family dwelling and is recognized by the County as a legal lot of 
record. 

  e)  Tree Removal History. On November 14, 2022, qualified arborist, Frank 
Ono, performed a site visit to assess tree removal activity at the subject 
property. According to the arborist, tree removal has occurred over the 
last 20 years which was indicated by remnant tree stumps. The observed 
stumps varied in age and many remnants were found to be in 
deteriorated condition. Stumps vary in spacing anywhere between 10 to 
20 feet apart with some areas being 50 feet apart or more.  
 
The arborist determined that out of the 80 protected tree stumps, 
documentation was found for the proposed removal of 26 protected 
trees from the Pebble Beach Company to Monterey County dating back 
to 2010. However, no evidence of replanting was provided to the 
County in clearing the following tree removal authorization from the 
Pebble Beach Company which are included in this Restoration Plan: 
   

- On April 15, 2010, a Pebble Beach Company Tree Removal 
Authorization consisted of 2 Monterey Pine trees.  

- On May 3, 2013, a Pebble Beach Company Tree Removal 
Authorization consisted of 7 Monterey Pine trees.  

- On October 28, 2014, a Pebble Beach Company Tree Removal 
Authorization consisted of 7 Monterey Pine trees. 

- June 23, 2015, a Pebble Beach Company Tree Removal 
Authorization consisted of removing 4 Monterey pine trees. 

 
The following tree removal permits were found on file with Monterey 
County which are included in this Restoration Plan: 

- On July 9 & 11, 2019, tree removal permit TRM190218 
consisted of removing 2 Coast live oaks and 2 Monterey pine 
trees. The Arborist recommended replanting 3 oak and 3 pine 
trees which have been completed and are not part of this 
restoration permit.  

- On October 7, 2022, tree removal permit TRM220232 consisted 
of removing one Coast live oak and 3 Monterey pine trees. The 
Arborist recommended replanting one oak and 3 pine trees 
which have been completed and are not part of this restoration 
permit. 

- On November 2, 2022, tree removal permit TRM220230 
consisted of removing 5 Coast live oak and one Monterey pine 
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trees. The Arborist recommended replanting 7 oak or pine trees. 
In October 2022, there were 14 trees replanted. 

- On March 7, 2023, tree removal permit TRM230066 consisted 
of removing 2 Coast live oaks and one Monterey pine. The 
Arborist recommended replanting 2 oak and 2 pine trees. In May 
2023, there were 6 trees replanted. 

 
The following tree removal permit is not part of this Restoration Plan:  

- On August 4, 2023, tree removal permit TRM230254 consisted 
of removing one Coast live oak. Tree replacement will occur 
separately under this permit and therefore it is not included in 
the completion of this restoration plan.  

 
The property owner has planted 20 out of the proposed 68 trees 
according to a report dated November 22, 2023. Replanting consists of 
20 trees related to outstanding permit conditions. Planting to be reported 
annually should start as of May 6, 2023, when the 20 trees were planted. 
This resolution and restoration plan is to clear all past tree removal code 
violations and clarify tree removal history for the project site. 

  f)  Land Use Advisory Committee (LUAC) Review. Based on the Land 
Use Advisory Committee (LUAC) procedure guidelines adopted by the 
Monterey County Board of Supervisors per Resolution No. 08-338, this 
application does not meet any of the criteria in the guidelines requiring 
LUAC review because the project is for restoration and does not 
propose to build any new structures at this time. 

  g)  The project planner conducted a site inspection on February 16, 2024, to 
verify that the project on the subject parcel conforms to the plans listed 
above.   

  h)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN230169. 

 
2.  FINDING:  SITE SUITABILITY – A result of this action will be the restoration of 

the property to its pre-violation state. The subject property shall be 
considered in compliance with all rules and regulations pertaining to 
zoning uses, subdivision, and any other applicable provisions of the 
Monterey County Zoning Ordinance Title 20. 

 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: HCD-Planning and HCD-Building Services.  
There has been no indication from these departments/agencies that the 
site is not suitable for the proposed development (i.e., demolition and 
site restoration). Conditions recommended have been incorporated. 

  b)  The following report has been prepared for this restoration project: 
- “Stump Assessment and Site Restoration Plan” (LIB240043) 

prepared by Ono Consulting, Inc., Pacific Grove, CA, November 
14, 2022; revised December 21, 2023.  

  c)  County staff independently reviewed this report and concurred with its 
conclusions. No physical or environmental constraints would indicate 
that the site is not suitable for restoring the site with new plantings while 
maintaining a fire-safe buffer area. Additionally, there is no need for 
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grade restoration or soil improvement; the site (as evidenced by 
surrounding sites) is level and does not contain slopes in excess of 30 
percent. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN230169. 

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

operation of the Restoration Plan 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 activity, 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 HCD-Planning and HCD-Building 
Services. 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)  Staff conducted a site inspection on February 16, 2024, to verify that the 
restoration work would not have the potential to endanger public health, 
safety, and welfare.  

  c)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN230169. 

    
4.  FINDING:  VIOLATIONS – The subject property currently has a code 

enforcement violation. As a result of this action to restore the property 
to its pre-violation state, the subject property shall be considered in 
compliance with all rules and regulations pertaining to zoning uses, 
subdivision, and any other applicable provisions of the Monterey 
County Zoning Ordinance Title 20.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and are aware of a violation existing on the subject 
property reported to the County on July 18, 2022.   

  b)  On September 6, 2022, Housing and Community Development (HCD) – 
Code Enforcement issued an Administrative Citation for the 
unpermitted construction and removal of oak trees without approval.   

  c)  On June 23, 2023, the applicant submitted a Restoration Permit 
(PLN230169) application to clear a Code Enforcement violation 
(22CE00229).   

  d)  The proposed Restoration Plan corrects an existing violation regarding 
the removal of 3 Coast live oak and 77 Monterey pine trees, totaling 80 
protected trees, which were removed over time. Based on the 
recommendation of the arborist, it is not advisable to over-plant the site 
with additional planting since many of the areas are stumps that will 
decompose nutrients to the soil and the surrounding younger trees.  

• The removal of trees averaged about 13 trees per acre. 
• To have a healthy forest, the replacement will result in 10 trees 

per acre consisting of replanting of oaks (1/3) and pines (2/3).   
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The plan will restore the site with new plantings while maintaining a 
fire-safe buffer area when implemented. See Finding No. 1, Evidence 
“e”. 

  e)  A Restoration Permit (HCD-Planning File No. PLN230169) has been 
reviewed and approved by the Chief of Planning. Implementation of 
said Permit brings the subject property into compliance with all 
planning and zoning rules and regulations pertaining to the property. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN230169. 

 
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 
15308 categorically exempts actions taken by regulatory agencies as 
authorized by state law or local ordinance to assure the maintenance, 
restoration, or enhancement of natural resources where the regulatory 
process involves procedures for protection of the environment. 

  b)  This restoration plan includes a Restoration Permit to clear a Code 
Enforcement violation (22CE00229) and restore the site from 
unpermitted removal of 3 oaks and 77 Monterey pine tree stumps 
totaling 80 protected trees, including replanting to restore the forested 
areas. Therefore, the restoration qualifies for a categorical exemption as 
a restoration activity pursuant to Section 15308 of the CEQA guidelines. 

  c)  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, or development that would result in a cumulative 
significant impact. 

  d)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on February 16, 2024. 

  e)  See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to Monterey 
County HCD-Planning are found in Project File PLN230169. 

 
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)  No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.147.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated. 

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

  c)  The subject property is not described as an area where the Local Coastal 
Program requires visual or physical public access (Figure 3, Visual 
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CASA ONDULADO LLC (PLN230169) Page 8 

Resources, and Figure 8, Major Public Access and Recreational Facilities, 
in the Del Monte Forest Land Use Plan). 

d) See supporting Finding Nos. 1 and 2. The application, project plans, and
related support materials submitted by the project applicant to Monterey
County HCD-Planning are found in Project File PLN230169.

7. FINDING: APPEALABILITY – The decision on this project may be appealed to
the Board of Supervisors and the California Coastal Commission.

EVIDENCE: a) Board of Supervisors:  Pursuant to Section 20.86.030 of the Monterey 
County Zoning Ordinance (Title 20), an appeal may be made to the 
Board of Supervisors by any public agency or person aggrieved by a  
decision of an Appropriate Authority other than the Board of 
Supervisors. 

b) California Coastal Commission: Pursuant to Section 20.86.080.A of the
Monterey County Zoning Ordinance (Title 20), the restoration project is
subject to appeal by/to the California Coastal Commission because it
does involve development between the sea and the first through public
road paralleling the sea.
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DECISION 
  

NOW THEREFORE BE IT RESOLVED that the Chief of HCD-Planning finds that full 
restoration of the site shall be required to address the violation in accordance with attached 
conditions and in accordance with the approved Restoration Plan for the site. 
 
BE IT FURTHER RESOLVED that, in addition to these required findings, the Chief of HCD-
Planning has determined that complete restoration of the site would not result in greater impacts 
to forest resources. Said Chief of HCD-Planning, having considered the Restoration Plan and the 
evidence presented relating thereto, concludes that full restoration of the site to its pre-violation 
state is feasible and required in this case and does not have the potential to endanger the public 
health, safety, and welfare. 
  
BE IT FURTHER RESOLVED that it is the decision of said Chief of HCD-Planning to approve 
the Restoration Plan (Exhibit B) with the following terms and conditions (Exhibit A) and 
approved plan (Exhibit B), all being attached hereto and incorporated herein by reference. 
 
 
PASSED AND ADOPTED this 6th day of March 2024.  
 
 
 

Melanie Beretti, AICP  
Acting HCD Chief of Planning 

 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON ___________________ 
 
THIS ADMINISTRATIVE DECISION 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 OF 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.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
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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 HCD-Planning and HCD-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.  
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN230169

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Restoration Permit (PLN230169) allows a Restoration Plan to clear Code 

Enforcement violation (22CE00229) and restore the site from unpermitted removal of 3 

Oaks and 77 Monterey Pine tree stumps totaling 80 protected trees, including 

recommended replanting of 68 trees consisting of 45 Monterey Pine and 23 Oaks to 

restore the affected forested areas. The property is located at 1451 Ondulado Road & 

1467 Padre Lane, Pebble Beach (Assessor's Parcel Numbers 008-441-033-000 & 

008-441-035-000), Del Monte Forest 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 HCD - 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. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2/28/2024Print Date: Page 1 of 412:54:42PM

PLN230169
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Restoration Permit] (Resolution Number ____________) was approved by the Chief 

of Planning for Assessor's Parcel Numbers 008-441-033-000 & 008-441-035-000 on 

March 6, 2024. The permit was granted subject to 6 conditions of approval which run 

with the land. A copy of the permit is on file with Monterey County HCD - Planning."

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

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

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 HCD - 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.

(HCD - 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 HCD - 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:

2/28/2024Print Date: Page 2 of 412:54:42PM

PLN230169
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4. PD006(A) - CONDITION COMPLIANCE FEE

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. PD016 - NOTICE OF REPORT

PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"A Stump Assessment and Site Restoration Plan (Library No. LIB240043), was 

prepared by Ono Consulting, Inc., on November 14, 2022; revised December 21, 2023, 

and is on file in Monterey County HCD - Planning.  All development shall be in 

accordance with this report."

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to HCD - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the HCD - 

Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/28/2024Print Date: Page 3 of 412:54:42PM

PLN230169
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6. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Within 60 days of permit approval, the applicant shall replace and or relocate each tree 

approved for removal as follows:

 - Replacement ratio: 2:1

 - Replacement ratio recommended by arborist: 2:1 consisting of Oaks (23) and Pines 

(45)

 - Other: Follow recommendations in the “Stump Assessment and Site Restoration 

Plan” (LIB240043) prepared by Ono Consulting, Inc., Pacific Grove, CA, November 14, 

2022; revised December 21, 2023. 

Replacement tree(s) shall be located within the same general location as the tree being 

removed. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to HCD -Planning

for review and approval. Evidence shall be a receipt for the purchase of the 

replacement tree(s) and photos of the replacement tree(s) being planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall 

submit evidence demonstrating that the replacement tree(s) are in a healthy, growing 

condition.

One year after the planting of the replacement tree(s), the Owner/Applicant shall submit 

a letter prepared by a County-approved tree consultant reporting on the health of the 

replacement tree(s) and whether or not the tree replacement was successful or if 

follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

2/28/2024Print Date: Page 4 of 412:54:42PM

PLN230169
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APN: 008-441-033-000 and 008-441-035-000 - Replanting 1 
December 21, 2023 Not an Official County document 

Frank Ono 
International Society of Arboriculture 

Certified Arborist # 536 
Society of American Foresters Professional Member 48004 

1213 Miles Avenue 
Pacific Grove CA, 93950 

Telephone (831) 373-7086 
December 21, 2023 

Monterey County  
Housing and Community Development (HCD) 
1441 Schilling Place 
Salinas, CA 93901 

SUBJECT: Replanting for Previously Removed Trees and Stumps (including Permit 
TRM190218 (2019) and Permit TRM220232 (August 2022) 
APN: 008-441-033-000 and 008-441-035-000 

HCD; 

I have been requested by Mr. Stephen Soske to assist the county with the reforestation and 
verification process for the subject properties. The process involves documenting replanting 
performed due to previous tree removals occurring on this property and the initial 
implementation of the restoration plan. No TRM or PLN were found recorded for many of 
the tree removals even though reports were prepared for the property regarding tree 
conditions and recommended removal.  

To remedy this unfortunate error, a site study was prepared to discover what remnants of 
trees could be found associated with the past removals and is listed in a recently prepared 
forest management and restoration plan with findings of the past clearing of the Soske 
property. This forest management and restoration plan is being implemented to restore the 
site with new plantings while maintaining defensible fire-safe buffer areas when considering 
open areas of the forest canopy that may be developed. The trees are replaced throughout 
the two properties to have a healthy canopy stocking as mentioned in a subsequent 
restoration plan. These new trees are of five-gallon stock Monterey pine and Coast live oak 
stock, consisting of 2/3 pine and 1/3 oaks, planted throughout the properties which includes 
completion of replanting conditions for TRM 220230 and TRM230066, but not for 
TRM230254. This letter also includes evidence of tree removal replacement for Permit 
TRM190218 (2019) to remove 3 Coastal Live Oak and 2 Monterey Pine trees and Permit 
TRM220232 (August 2022) to remove 1 Coastal Live Oak and 3 Monterey Pine trees. 
Completion of replant conditions for TRM230254 will be completed later.  

Mr. Soske has submitted invoices for the purchase of the tree stock. The trees are all in good 
health and condition. To ensure the longevity of the planted trees, the newly planted trees 
have been planted with roots protected with wire baskets to prevent gopher damage, staked 
upright, and have wire cages to prevent deer or rodent browsing. A system of drip hose 
emitters irrigates the newly planted trees and are now and will be monitored for success for 
the next three years. They must be kept weed-free, inspected for health, and irrigated until 
established.  They will be maintained for fire defensibility and conform to ANSI A300 
planting and pruning standards. Should any tree be in decline new trees will be re-planted. 

LIB240043
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  2 
December 21, 2023 Not an Official County document 
 

 
Following this letter report are select photographs of trees that are planted. Typically, 
pictures of each planted tree are submitted, however, this is impractical for this confirmation 
letter. Instead, select pictures are attached showing the overall planting areas, staking, and 
general appearance. The locations of the planted trees conform to an attached site map. At 
this time replanting is successful and further monitoring with annual reports is required to 
ensure planting success.  
 
Sincerely, 
 
Frank Ono 
Certified Arborist #536 
Society of American Foresters member #48004 
 
C.C. Stephen Soske,  
Attachments 
  

42



APN: 008-441-033-000 and 008-441-035-000 - Replanting  3 
December 21, 2023 Not an Official County document 
 

PHOTOGRAPHS 
Photographs looking to the southeast portion of the parcel planted oaks. 

 
 

 
View looking to the southeast of planted oaks. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  4 
December 21, 2023 Not an Official County document 
 

View looking to the south toward Padre Lane. 

 
 
 

 
Closer look to the south of planted oaks. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  5 
December 21, 2023 Not an Official County document 
 

View looking to the east toward behind Susan Way with planted oaks and pines. 

 
 

 
View looking from the south toward the existing structure, planted oaks. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  6 
December 21, 2023 Not an Official County document 
 

 
View from the east side of the structure looking to the south with planted pines

 
 

 
View of planted oaks adjacent to the south side of the structure. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  7 
December 21, 2023 Not an Official County document 
 

View looking at the south side of the structure of planted oaks. 

 
 

 
View of planted oaks and pines near the north side of the structure. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  8 
December 21, 2023 Not an Official County document 
 

View of planted oaks and pines on the north side of the property from the house  

 
 

 
View of planted oaks and pines to the northwest 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  9 
December 21, 2023 Not an Official County document 
 

 
View from the northwest to the east  of planted pines and oaks 

 
 

 
View looking to the east from the driveway. 
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APN: 008-441-033-000 and 008-441-035-000 - Replanting  10 
December 21, 2023 Not an Official County document 
 

 
View looking to the northeast of planted pines and oaks. 

 
 

 
View of plated oaks and pines f to the northeast. 
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