
Q&A$with$Planner$re$Oceano$Hotel$Wedding$Building$
11/28$–$12/8/14$

$
Q:$$$$ MCC$did$not$receive$an$early$referral$on$this.$$May$we$have$digital$plans$of$the$proposed$
building$and$the$comments$from$DPW$on$the$parking$situation?$$The$90$beach$parking$spaces$
required$as$Condition$44$of$the$original$Harbor$Village$project$have$never$been$posted$as$such$
to$my$knowledge.$$
$
A:$$$$ …$DPW$provided$sign$off$on$the$parking$(Oceano's$existing$parking$lot$to$provide$parking$
for$wedding$hall),$with$comment$that$future$new$uses$should$be$restricted,$due$to$DPW's$
assessment$that$the$wedding$hall$max's$out$available$Oceano$Hotel$parking.$
$$ Oceano's$existing$parking$lot$does$have$signs$posted$for$beach$parking$(along$the$
perimeter$parking$spaces);$however,$the$words$"beach$user$parking"$have$faded$out$and$only$
"between$10$AM$and$4$PM$Daily"$with$a$two$way$arrow$can$be$read.$Oceano$is$also$looking$at$
making$some$signage$improvements$and$I$know$we've$preliminarily$identified$that$they$need$
to$include$restenciling$the$"beach$user$parking"$letters,$but$I$think$it$would$be$appropriate$to$
include$as$a$recommended$condition$of$approval$into$this$wedding$hall$project$(along$
w/verifying$90$spaces$are$available)$so$we'll$add$this$in.$
$
Q:$$$ I$visited$the$site$yesterday$and$counted$only$69$perimeter$parking$spaces$with$the$faded$
out$signs.$$That$count$matches$the$1989$site$plan.$$Existing$signage$indicates$that$interior$
parking$spaces$are$private$and$subject$to$towing.$

The$1989$project$presumably$included$required$parking$for$the$95^unit$hotel,$25$retail$
units,$and$280^seat$restaurant$and$60^seat$bar,$in$addition$to$the$90$beach$parking$spaces.$How$
was$it$determined$that$the$proposed$202^seat$banquet$building$required$no$additional$parking?$
$$ The$entire$fenced$outdoor$wedding$area$where$the$banquet$building$is$proposed$is$on$a$
raised$grade$which$appears$to$be$approximately$8$feet$above$natural$grade.$$Was$this$grading$
part$of$the$hotel$project$(which$did$not$include$this$parcel)?$$Will$the$zoning$height$limit$of$28$
feet$be$applied$based$on$the$natural$surrounding$grade?$$The$seasonal$tent$has$been$removed$
so$there$is$no$way$to$judge$visual$impacts.$

The$bright$white$perimeter$fence$sits$on$top$of$this$raised$grade$with$steep$drop$off$
outside$the$fence.$$Where$the$fence$is$proposed$to$be$moved$to$accommodate$the$new$
building,$will$retaining$wall$and$fill$be$added$to$maintain$the$original$grade$level$for$the$fence?$$
$
A:$$$ I$agree$with$your$count$of$69$spaces$designated$for$beach$parking.$I've$already$informed$
the$applicant$that$a$condition$has$been$added$that$requires$them$to$post$more$spaces$within$
the$surface$parking$lot,$along$with$restenciling$the$existing$signs$so$that$"beach$user$parking"$
text$is$actually$readable,$to$meet$the$20%$for$beach$user$parking.$Our$regulations$stipulate$
where$uses$require$more$than$10$off^street$parking$spaces$for$development$w/in$a$1/4$mile$
along$the$nearest$public$road$from$an$established$shoreline$access,$"a$minimum$of$twenty$(20)$
percent$of$these$parking$spaces$shall$be$available$for$shoreline$access$parking$between$10:00$
a.m.$and$4:00$p.m.".$So,$the$required$beach$user$parking$is$part$of$the$total$number$of$spaces$
required$for$a$use,$not$in$addition$to.$The$original$approval$actually$approved$more$parking$
spaces$than$required$for$the$development.$The$202$seat$wedding$building$requires$additional$
parking,$however,$they$originally$approved$excess$parking$is$enough$to$cover$this$additional$



requirement.$They$are$almost$maxing$out$the$parking$with$the$wedding$building$though.$The$
attached$breakdown$might$help$clarify$the$parking$[Table$2$in$staff$report].$$

The$entire$fenced$outdoor$wedding$area$(area$higher$in$elevation$than$the$adjacent$
parking$areas)$is$comprised$of$compacted$fill$from$original$construction$of$the$underground$
garage$of$the$hotel.$In$consulting$with$the$planner$who$worked$on$the$original$Oceano$
approvals,$I'm$told$we$signed$off$on$all$grading$operations$related$to$the$original$construction$
prior$to$those$construction$building$permit$finals,$and$assume$that$included$this$fill$area.$The$
zoning$height$limit$of$28$feet$is$then$measured$from$this$existing$grade$where$the$building$is$
proposed.$$

The$relocated$fence$in$the$northwesterly$corner$portion$of$the$building$pad$area$will$be$
relocated$approximately$2$feet.$The$applicant$intends$on$relocating$the$existing$white$fence$to$
follow$the$downslope$of$the$topography.$They$do$not$intend$on$filling$this$area$to$meet$
existing$grade$and$do$not$intend$on$adding$retaining$walls.$They$intend$on$building$this$corner$
on$a$built$up$slab$foundation$and$carrying$the$finish$siding$down$this$side.$I've$asked$the$
applicant$about$moving$the$building$over$a$few$feet$(to$the$south)$since$it$seems$awkward$to$
have$the$fence$line$slope$downhill$in$just$this$area.$
$
Q:$$$ While$it$makes$sense$to$raise$the$grade$of$an$outdoor$garden$wedding$space$to$enhance$
harbor$views$for$the$participants,$it$doesn’t$seem$right$less$than$10$years$later$to$decide$a$
building$is$needed$there$instead$and$the$new$raised$grade$can$be$used$for$the$building$height$
limit.$$But$perhaps$it$is$reasonable$to$assume$the$raised$grade$fits$within$the$21.5^foot$building$
height$and$the$28^foot$limit?$$

The$building$elevations$show$the$north$and$east$sides,$which$are$exposed$to$the$public,$
are$stark$and$plain.$$Add$to$this$the$long$stark$white$fence$floating$on$top$of$steep$slope$planted$
essentially$in$only$strawberry$ground$cover.$$These$are$the$plain$surfaces$offered$to$the$public$in$
exchange$for$the$lost$harbor$view.$$I’d$like$to$see$more$architectural$interest$on$those$sides$and$
more$robust,$taller,$and$varied$native$plantings$on$the$slope$outside$the$fence$to$soften$the$view$
and$help$anchor$the$fence$and$building$to$the$actual$surrounding$grade$—$even$2$or$3$cypress$
trees$below$the$building.$$Perhaps$the$fence$is$not$functionally$needed$on$those$sides$of$the$
building,$if$space$for$it$is$an$issue?$$Since$a$building$is$being$added$where$there$was$none,$
cannot$appropriate$landscaping$adjustments$be$required?$
$
A:$$$ I$think$it$could$be$reasonable$to$say$that$if$you$were$to$include$the$raised$grade$of$the$
building$area$into$the$height$limit,$the$proposed$building$would$still$comply$with$the$28^ft.$max.$
height$limit$based$on$the$following:$
$$ The$applicant$has$provided$that$the$existing$grade$elevation$on$the$north$side$(access$
road)$is$17.67'$and$the$existing$grade$elevation$on$the$east$side$(parking$lot)$is$19.57'.$These$
elevations$seem$to$be$in$line$with$any$original$hotel$development$plans$that$I've$pulled$up$from$
County$records.$They've$also$double$checked$the$elevation$of$the$existing$(raised)$wedding$
garden$space$where$the$new$building$is$proposed,$this$building$pad$area$is$at$an$elevation$of$
24.2'.$So$including$the$raised$grade$of$the$building$area$(from$the$lower$grade$of$access$road)$+$
the$building's$max.$height$of$21.33$(21'^4")$there'd$be$a$max.$height$of$27.86'$(measuring$from$
the$north$access$road$side,$25.96'$from$the$east$parking$lot$area).$$
$$ Also,$we're$recommending$a$condition$that$requires$articulation$on$the$north$and$east$
building$elevations$to$include$architectural$elements$from$the$other$elevations$to$provide$more$
visual/architectural$interest$along$these$walls$and$to$help$unify$the$overall$architectural$design$
of$the$building$as$the$north$and$east$building$elevations$are$mismatched$architecturally$to$the$
south$and$west$elevations.$We$are$also$recommending$a$condition$requiring$them$to$remove$



the$fence$along$the$north$side$that$they$were$proposing$to$relocate$and$replace$with$
landscaping$that$will$help$soften$and$screen$the$north$building$elevation.$They've$explained$that$
the$reason$they$put$the$fence$up$was$primarily$to$provide$better$security/barrier$to$the$site$and$
their$events$as$they$were$having$issues$with$random$people$walking$into$private$
wedding$events,$and$it's$not$an$area$that$is$used$all$the$time$so$there's$not$always$staff$
there.$We$are$requiring$a$detailed$landscape$plan$for$the$site$so$I$think$they$can$add$some$
landscaping$to$soften$the$fence$line$along$the$east$elevation$too.$$
$
Q:$$$ I$noticed$this$notation$at$the$online$permit$site$for$BLD2000^01630$(hotel):$$“6/16/04$
GPF$^$Received$a$copy$of$recorded$Deed$Restriction$for$the$"No^Build^Zone".$NO$EXCEPTION$
TAKEN”.$$How$can$I$find$out$where$this$is$no^build$zone$is?$
$
A:$ (1/8/15)$I've$found$a$recorded$copy$of$the$No$Built$Deed$Restriction$^$see$attached.$It's$a$
60'$strip$of$land$on$their$parking$lot$parcel$^$60'$from$hotel/shops$building.$Now$that$it's$been$
found,$I$will$make$note$of$it$and$scan$a$copy$of$the$recorded$doc$into$our$permit$system$for$
future$reference.$$
$
$



Oceano Hotel Parking Count (9‐23‐2014)

SPACES REQUIRED 

Use Measuring Unit Parking per Unit Subtotal

Total (rounded) 
Parking Spaces 

Needed
Original 
Approval

Hotel 95 sleeping units 1/sleeping unit 95 95 95

Retail 30,400 sq.ft. 1/160 sq.ft. 190 190 190
Restaurants ‐ Flavors (222 seats) + Mezza Luna Café (48 seats) + Hotel 
bar/restaurant (50 seats)

340 seats (original 
approval)* 1/3 seats 113.33 113* 113

New Wedding Reception Room (3,040 sq.ft./15 sq.ft. per person per 
building occupancy)  203 occupants/seats 1/3 seats 67.6 68

TOTALS 466 398

SPACES PROVIDED
Existing Surface Spaces  342

Existing Underground Spaces 127

Existing Spaces at MezzaLuna Café 10

TOTAL 479

TOTAL COUNTS
479 Existing Spaces
466 Required Spaces for existing and new uses
13 "extra" spaces provided

*Max number of restaurant seating currently existing is 320 which would 
require a total of 107 parking spaces. Original approval was for 340 seats 
which required 113 spaces; have used the original approval for this 
calculation which is actually 6 seats more than current restaurants require



                                                                                                                                                                                                                        



                                                                                                                                                                                                                       



                                                                                                                                                                                                                       



                                                                                                                                                                                                                       



                                                                                                                                                                                                                       


