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SYNOPSIS 

The Cannery Row Land Use Plan (LUP), as certified by the Coastal Commission on November 
3, 1981, does not allow for residential use within this planning area. All of this coastal zone 
area is currently planned for coastal dependent, visitor serving commercial, and public area 
land uses {see Land Use Plan Map attached as Exhibit 1 ). The subject amendment seeks to 
add "mixed use" projects as a conditional use within areas designated visitor-serving 
commercial by the Cannery Row LUP. Such mixed use projects allow the development of 
residential units above first floor levels, which would remain as visitor-serving commercial. 

According to the information submitted by the City of Monterey, this amendment will assist the 
City in meeting its Housing Element goals. Another factor associated with this amendment is 
that, as a result of a past citizen initiative, no new hotels on Cannery Row can be approved 
without a vote of the electorate. The City of Monterey has requested to add mixed use projects 
as an allowable use within this coastal planning area in order to provide an alternative means of 
allowing economically viable development, which still maintains some degree of visitor-serving 
qualities, to move forward. 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends that the Commission deny the proposed amendment as submitted, because 
the submittal does not contain adequate measures to ensure that Coastal Act priority land uses 
and access and recreation opportunities in this very popular visitor destination will not be 
displaced by the addition of residential uses. 

The staff further recommends that the Commission approve the amendment with suggested 
modifications which: identify the maximum number and density of residential units that can be 

CRAMSTRP.DOC, Central Coast Office 



Page2 City of Monterey LCP Amendment No. 1-97 

Constructed; prohibit the conversion of existing and approved overnight accomodations for 
visitors (e.g., hotels) to residential uses; require the provision of at least one on-site parking 
space per unit, or more if necessary to ensure adequate visitor parking opportunities within the 
planning area; and, identify on the LUP map that mixed use projects are conditionally permitted 
on sites designated visitor-serving commercial. (See summary chart on page three of this staff 
report). 

ANALYSIS CRITERIA 

The relationship between the Coastal Act and a local government's Local Coastal Program 
(LCP) can be described as a three-tiered hierarchy with the Coastal Act setting generally broad 
statewide policies. The Land Use Plan (LUP) portion of an LCP incorporates and refines the 
Coastal Act policies for the local jurisdiction, giving local guidance as to the kinds, locations, 
and intensities of coastal development. The Implementation Plan (IP), or zoning, portion of an 
LCP typically sets out the various zone districts and site regulations which are the final 
refinement specifying how coastal development is to proceed on a particular parcel. The IP 
must be consistent with and adequate to carry out the policies of the LUP and the LUP m~st be 
consistent with the Coastal Act. 

While elements of Monterey City's LUP, such as the Cannery Row LUP, have been certified by 
the Commission, the City does not have a fully certified LCP, due to the lack of a certified lP. In 
instances such as these, the Coastal Commission retains coastal permit authority over 

w ._."' •. 7; 

• 

development proposals within the coastal zone, as is the current case within coastal areas of • 
the cfty of Monterey. The Coastal Act remains the standard of review for coastal development 
permit applications, and the certified LUP provides guidance only. In order to approve the 
City's proposal to add mixed use projects as a conditionally permitted land use within the 
Cannery Row LUP, the Commission must find that the proposed change is consistent with the 
Coastal Act. While approval of this amendment will not affect the overall status of the Monterey 
City LCP, which requires certification of an IP before the City can obtain coastal permit 
authority, it will revise the policies contained within the certified LUP. Certification of a future IP 
submittal will require that the IP be consistent with, and adequate to carry out, the certified LUP. 

ADDITIONAL INFORMATION 

For further information about this report or the amendment process, please contact Steve 
Monowitz at the California Coastal Commission's Central Coast Area Office,. 725 Front Street, 
Suite 300, Santa Cruz, CA 95060; Tel. (408) 427-4863. 

EXHIBITS 
1. Cannery Row Land Use Plan Map 
2. Amendment Submittal 
3. Portions of the certified Cannery Row Land Use Plan Affected by the Amendment 

· 4. Monterey City Mixed Use· ordinance 
5. Monterey City Mixed Use Parking Standards 
6. Monterey City Water Allocation Information 
------------------------------------------·------------- • 
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Protection of visitor and 
recreational facilities 
(Section 30213) 

Reservation of oceanfront 
land for public or 
commercial recreational 
activities (Section 30221) 

Priority of visitor-serving 
commercial recreational 
facilities over residential 
and general commercial 
(Section 30222) 

New development shall 
maintain and enhance 

access ta the coast 
~ec:IJon 30252) 

Where public service 
capacities are limited, 
services to coastal 
dependent, recreational, 
and visitor-serving land 
uses shall not be precluded 
by other development 
(Section 30254) 

Amendment conformance 
with Chapter 3 policies 
(Section 30514(b)) 
necessitates consistency 
between LUP policies and 
the certified Land Use Map 

• 

Adding mixed use projects as a 
conditionally permitted use 
throughout the Cannery Row 
planning area has the potential to: 

• lead to the conversion of existing 
visitor-serving/recreational 
facilities for residential purposes; 
and, 

• reduce the future amount of 
visitor-serving commercial 
recreation facilities that would be 
provided under the existing LUP. 

Residential components of mixed 
use projects may diminish parking 
and roadway capacities essential for 
coastal access 

Non-priority residential use may 
consume limited public service 
capacities (i.e., water) needed by 
priority land uses 

The certified LUP map does not 
identify mixed use projects as an · 
allowable use within the Cannery 
Row planning area 
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• prohibit the conversion of existing 
and previously approved overnight 
accomodations for visitors {e.g., 
hotels) to residential use 

• limit the number of residential units 
to 166, at a maximum density of 
30 units per acre 

• require the provision of a minimum 
of one on-site parking space per 
residential unit, or more when 
necessary to maintain adequate 
visitor parking opportunities 

• prohibit the conversion of existing 
and previously approved overnight 
accommodations for visitors to 
residential use 

• limit the number of residential units 
to 166, at a maximum density of 
30 units per acre 

• add a note to the LUP map which 
indicates that mixed use projects 
are conditionally permitted within 
Cannery Row areas designated as 
visitor-s.erving commercial 
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I. STAFF RECOMMENDATION 

MOTIONS AND RESOLUTIONS 

A. DENIAL OF LAND USE PLAN AMENDMENT AS SUBMITTED · 

MOTION: 

"I move that the Commission certify amendment # 1-96 to the City of Monterey Cannery 
Row Land Use Plan as submitted by the County." 

Staff recommends a NQ vote. An affirmative vote by a majority of the appointed 
commissioners is needed to pass the motion. 

RESOLUTION: 

The Commission hereby rejects the amendment to the Cannery Row Land Use Plan of the City 
of Monterey LCP for the specific reasons discussed in the recommended findings on the 
grounds that, as submitted, the amendment and the LUP as thereby amended do not meet the 
requirements of the Coastal Act. 

B. APPROVAL OF LAND USE PLAN AMENDMENT IF MODIFIED AS SUGGESTED. 

MOTION: 

"I move that the certify Amendment No. 1-96 to the Cannery Row LUP of the Monterey 
City LCP if modified as suggested". 

Staff recommends a YES vote. An affirmative vote by a majority of the appointed 
Commissioners is needed to pass the motion. 

RESOLUTION: 

The Commission hereby certifies Amendment No. 1-96 to the Cannery Row Land Use Plan 
of the Monterey City LCP as modified, on the grounds that, as modified, these amendments 
and the LUP as amended meet the requirements of Chapter 3 of the Coastal Act. These 
amendments, as modified, are consistent with the applicable decisions of the Commission 
that guide local government actions pursuant to Section 30625(c) and approval will not have 
significant environmental effects for which feasible mitigation measures have not been 
employed consistent with the California _Environmental Quality Act. 

II. SUGGESTED MODIFICATIONS 

r 
<. 

< -• 

• 

The Commission staff recommends that the Commission adopt the following suggested 
modifications to the subject amendment submittal in order to maintain Coastal Act consistency. 
Specifically, the suggested modifications: identify the maximum number and density of 
residential units that can be constructed; prohibit the conversion of existing and approved • 
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overnight accommodations for visitors to residential uses; require the provision of at least one 
on-site parking space per unit (more than one shall be required if necessary to ensure adequate 
visitor parking opportunities within the planning area); and, identify on the LUP map that mixed 
use projects are conditionally permitted on areas designated visitor-serving commercial. The 
suggested modifications are presented below in a format which indicates additions to the 
submittal with underlines and deletions with strikethroughs. 

Note: The amendment proposal, as originally submitted, is attached to this staff report as 
Exhibit 2. The portions of the LUP affected by the submittal, as currently certified, 
are attached as Exhibit 3. 

A. Modifications Necessary to Protect Coastal Access and Recreation Opportunities: 

1. Revise the proposed additional Public and Coastal Related Use and Access policy 
II.D.3.h. as follows: · 

"h. Mixed use projects consisting of residential use on upper floors above visitor­
serving commercial are allowed as conditional uses in the visitor.;.serving 
commercial use area at a maximum density of 30 units per acre. The 
maximum number of residential units associated with mixed use projects 
developed throughout the Cannery Row coastal zone planning area shall not 
exceed a total of 166 units. Conversion of existing or previously approved 
overnight accommodations for visitors (e.g, Cannery Row Hotel) is 
prohibited. (See~ findings lli.C.a- a fin the Housing Section and~ 
IV.A.3.d. in the Land Use section.) 

2. Add the following additional policy (III.A3.h.) to LUP parking policies: 

"b.. For mixed use projects. which are not shown on Table 4. first floor visitor­
serving commercial development shall be required to provide 3 parking 
spaces for every 1000 square feet of commercial development as required 
for all visitor-serving commercial projects on Cannery Row. The residential 
component of mixed use projects located above first floor visitor-serving 
commercial shall be required to provide a minimum of one on-site parking 
space for every residential unit to be developed, The City of Monterey shall 
require more than one on-site parking space per residential unit if necessary 
to maintain adequate visitor parking opportunities in the Cannery Row 
planning area. • 

3. In addition to the proposed changes to housing finding III.C.2.d. Traffic, 
and the proposed additional housing finding III.C.2.e. {see submittal attached as 
Exhibit 2), in·corporate the following housing finding III.C.2.f.: 

"f.. In order to ensure that residential development associated with mixed use 
projects will not significantly reduce access and recreation opportunities by 
consuming limited parking, circulation. and public service capacities, the 
maximum number of residential units that may be developed throughout the 
coastal zone portion of the Cannery Row area has been limited to 166, This 
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number of units bas been calculated by the City of Monterey as the number • 
of residential units that could be developed within the Cannery Row coastal 
zone above first floor visitor-serving commercial uses on vacant and under-
utilized Jots at a maximum density of 30 units per acre as of January. 1997." 

4. Expand upon the proposed new housing policy Ill. C.3. as follows: 

"3. LCP Policies 

The policies in this section are to assure compatibility of mixing residential 
uses with existing and future commercial and public/semipublic uses in the 
coastal zone area of Cannery Row. It is the intent that residential use be 
allowed in the Cannery Row area but shall not be the predominant use....QL 
interfere with coastal access and recreation opportunities available to the 

~-

a. Residential uses shall be in proper character and scale to the 
Cannery Row area and shall conform to all Land Use Plan policies 
regarding design, views, and access to the Bay. 

b. Residential uses shall be located on the upper floors and are 
prohibited on the first floor or street pedestrian level. 

The maximum number of residential units that can be developed 
within the Cannery Row coastal zone area is 166, at a maximum 
density of 30 units per acre. 

A minimum of one on-site parking space for every residential unit 
shall be provided. However, the City shall reQuire more than one 
on-site parking space per unit if necessary to maintain adeQuate 
visitor parking opportunities with the Cannery Row planning area." 

5. Identify the maximum amount of residential development allowed, and the parking 
requirements for residential development associated with mixed use projects, within 
the proposed additional to Land Use and Development policy IV.A.3.d.: 

"Residential uses shall be allowed as part of a mixed-use development if the 
City finds that the residential units are subordinate to the other uses 
permitted in the land use plan. Residential uses shall be in proper character 
and scale to the Cannery Row area and shall conform to all Land Use Plan 
Policies regarding design, views, and access to the Bay. Residential uses 
shall be located on th·e upper floors above visitor-serving commercial uses 
and are prohibited at first floor or street pedestrian levels. Residential units 
developed as a component of mixed use projects shall not exceed a density 
of 30 units per acre. and a total of 166 units throughout the Cannery Row 
coastal zone area. A minimum of one on-site parking space shall be 

• 

provided for each residential unit developed: however. the City shall reQuire • 
more than one on-sjte parking space per unit if necessary to maintain 
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adequate visitor parking opportunities within the Cannery Row planning area . 
Conversion of existing or previously approved overnight accommodations for 
visitors (e.g, hotels) to residential use is prohibited" 

B. Modifications Necessary to Provide Consistency Between the Amended LUP Policies and 
the Land Use Map 

1. Revise the Land Use Plan map (figure 12 on page IV-A-4, attached to this staff 
report as Exhibit 1) to indicate that Mixed Use projects {consisting of residential uses 
above first floor visitor-serving commercial uses) are conditionally permitted in areas 
visitor-serving commercial. 

II. RECOMMENDED FINDINGS 

The Commission finds and declares the following: 

A. Amendment Description: 

Please see Exhibit 2 for the text of the amendment proposal as submitted by the City of 
Monterey, and Exhibit 3 for the sections of the LUP, as currently certified, that would be revised 
by the proposed amendment. 

This amendment would allow, on a conditional basis, mixed use projects within areas of the 
Cannery Row coastal zone designated for visitor-serving commercial {see Land Use Map 
attached as Exhibit 1 ). A mixed use project is one which involves residential uses above 
commercial uses located on the first floor. The conditionally permitted status requires that a 
special use permit be obtained from the City for such a development, involving a more in depth 
review of a project's compatibility with its surroundings. 

The City of Monterey has proposed this amendment in order to meet the Housing Element 
goals contained in its General Plan, as the City's stock of undeveloped residential land is 
limited. This amendment has also been brought about partly as a result of a past citizens' 
initiative which prohibits the development of any additional hotels in the Cannery Row area 
without voter approval. Originally, land designated as visitor-serving commercial was 
anticipated to be used for a mix of hotels and commercial development. Now that additional 
hotel development is no longer a part of this mix, alternative types of visitor-serving 
developments must be considered. Developing retail commercial facilities above ground floor 
levels throughout vacant and underutilized land in the Cannery Row area would be of 
questionable economic viability, due to the large extent of retail commercial uses already in 
existence in this area. In addition, commercial uses on second and third stories are not 
expected to provide the same economic return that hotel uses could provide, which may be 
needed to support the cost of the development. Therefore, mixed use developments are 
viewed as an economically viable alternative, compatible with the Cannery Row area as visitor­
serving facilities are provided at the ground floor level. 

In order to accommodate mixed use projects as a conditional use, the amendment, as 
submitted by the City of Monterey, proposes to do the following: 
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Add an additional policy (II.D.3.g.) to the section of the Cannery Row LUP dealing 
with visitor-serving commercial uses. This additional policy identifies that mixed use 
projects (consisting of residential use on upper floors above commercial) are allowed 
as conditional uses in areas designated as visitor-serving commercial. 

2. Amend and expand LUP existing LIP Housing findings (Section III.C.2 of the LUP) to 
incorporate the addition of mixed use projects within the_ LUP text. 

3. Add two new Housing policies (III.C.3.a. and b.) intended "to assure compatibility 
between residential uses and existing and future commercial uses" by: prohibiting 
residential uses at the first floor level; requiring that residential uses be in proper 
character and scale to the Cannery Row area and conform to all LUP policies 
regarding design, views, and access to the bay; and by stating that the intent is to 
allow residential uses in the Cannery Row area, but not at a level where it would 
become the predomin~nt use. 

5. Supplement policy IV.A.3.d. regarding Cannery Row land use by adding a fourth 
paragraph on page IV-A-3 which states: 

"Residential uses shall be allowed as a part of a mixed-use development if the City 
finds that the residential units are subordinate to the other uses permitted in the land 
use plan. Residential uses shall be in proper character and scale to the Cannery 
Row area and shall conform to all Land Use Plan policies regardin·g design, views 

. 
' 

• 

and access to the Bay. Residential uses shall be located on the upper floors and • 
are prohibited at first floor or street pedestrian levels." 

B. Relationship to Certified LUP: 

As required Coastal Act Section 30514(b), amendments to certified Land Use Plans must 
conform with the Chapter 3 policies of the. Coastal Act in order to be certified by the Coastal 
Commission. It is therefore necessary to analyze the relationship between the amendment and 
the LUP as currently certified in order to ensure that the proposed changes will not conflict with 
other components of the LUP necessary to maintain Coastal Act conformance. 

In undertaking such an analysis with respect to the subject amendment, the Commission staff 
found areas of the certified LUP which could be updated, revised, and/or expanded upon in 
order to reflect the proposed changes. These areas include: 

• Tables 1, "Existing and Additional. Projected Water Consumption for Development in the 
Cannery Row Coastal Zone"; 

• Table 5, "Parking Requirements for Proposed Additional Cannery Row Developments"; 

• Table 6, "Existing and Additional Future Cannery Row Traffic Generation"; 

• Finding I.C.2.d. regarding water use in the Cannery Row coastal zone; 

• 
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• Finding III.A.2.h. regarding projected parking demand in the Cannery Row planning 
area; 

• Findings 111.8.2. regarding traffic generation; and, 

• Figure 12, the Land Use Plan Map. 

It is important to note that with the exception of Table 5 which is referenced by LUP parking 
policies and Figure 12, the Land Use Plan Map, the above items are contained within the 
narrative text of the LUP and do not have any regulatory effect because they are not certified 
policies or components of policies on which coastal development permits 'review will be based. 
Conversely, the Land Use Plan Map, and Table 5 (used to determine parking requirements), 
will become important components of reviewing coastal development permit applications for 
conformance with LCP standards once a fully certified LCP is achieved. 

While the Commission recognizes that older LCPs (such as the Cannery Row LUP) would 
benefit from comprehensive updates which address outdated text, such actions are not 
mandatory unless required to ensure LUP policy consistency with Chapter 3 policies of the 
Coastal Act. 

With respect to Table 5, which ia referenced by LUP parking policies, the suggested 
modifications provide a new policy which identify the parking requirements for mixed use 
projects (which are not now contained within Table 5) to ensure Coastal Act consistency (see 

·part 11.0.2. of this staff report). In addition, the suggested modifications require that Figure 12, 
the Land Use Plan Map, which is used to determine allowable uses within specific areas of the 
Cannery Row coastal zone, be updated to note that mixed use projects are allowed on a 
conditional basis within areas designated as visitor-serving commercial. 

The other findings and tables listed above do not accurately represent current conditions within 
the Cannery Row area, but as they do not affect LUP policies, are not required to be revised by 
the suggested modifications. The Commission, however, strongly encourages the City to 
address such outdated components of the Cannery Row LUP in a future update, preferably one 
that is coordinated with the submittal of an Implementation Plan for the area. 

C. Analysis of Proposed Change: 

Cannery Row is a highly popular destination for visitors to, and residents of, California's Central 
coast. Attractions such as the Monterey Bay Aquarium, world known scuba diving sites, and 
the Monterey Regional Recreational Trail, draw people from near and far to experience the 
coastal access, recreation, and educational opportunities. Cannery Row's proximity to the 
Monterey City Harbor and Custom House Plaza {California's first major port and the site of the 
states first Constitutional convention), as well as the site of California's major sardine canneries 
and the part time residence of author John Steinbeck, add to its desirability as a recreational 
and historical destination. In recent years, the development of waterfront hotels and 
restaurants have also served to increase Cannery Row's popularity among Central Coast 
visitors . 
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As a result of Cannery Row's popularity, there is a great demand for parking, and traffic 
circulation can be strained during peak visitor times. In addition, the scarcity of water supplies • 
continues to be a constraint with which development must grapple. Therefore, the subject 
amendment proposal, which seeks to allow residential development above ground floor 
commercial establishments must be analyzed for its effect upon these limited resources. 

As submitted, the subject amendment does not contain any specific limitations on the amount of 
residential development that would be allowed to occur within the Cannery Row coastal 
planning area. Nor does it contain specific requirements for the provision of on-site parking to 
ensure that residential development will not consume limited parking capacity needed for 
coastal recreation. Without such limitations, the proposed amendment has the potential to: 

• result in the conversion of existing or approved, but as yet unconstructed, overnight 
accomodations for visitors to residential use; 

• consume limited water supplies n·eeded to accommodate future development of visitor­
serving or coastal dependent uses; 

• diminish parking needed to serve coastal access and recreation; and, 

• increase traffic and circulation problems by adding an additional land use at an 
unspecified intensity. 

These potential changes are addressed more specifically below. 

1. Intensity of Residential Development: 

The first step in analyzing the impact of the proposed amendment is to determine the amount of 
residential development on Cannery Row that could result from the City's proposal. Part G.4.b. 
of the City's zoning ordinance (attached as Exhibit 4), which applies to mixed use projects, 
states that the density of mixed use projects "may exceed 30 units per acre if the Planning 
Commission determines that additional units will make the mixed use building size and height 
compati~le with adjoining buildings". There is also no limitation regarding the conversion of 
existing or approved, but as yet unconstructed, facilities which provide overnight 
accommodations for visitors. Under these standards, it impossible to determine the amount of 
residential development possible, and thus, also impossible to analyze the resulting impact on 
coastal access and recreation opportunities. · 

In discussing this issue with staff of the City of Monterey, the Commission staff was assured 
that the intent of the amendment is to allow for om mixed use projects on vacant and 
underutilized properties only, and that the conversion of existing or approved (l.e., the Cannery 
Row hotel) overnight accommodations for visitors would not be allowed by the City. City staff 
did not object to a modification proposed by Commission staff which specifically prohibits the 
conversion of existing or approved hotels. 

In addressing the concerns· of the Commission staff, Monterey City staff also evaluated the 
amount of vacant and under-utilized land within the Cannery Row coastal zone in order to 
reliably estimate the number of residential units that could be accommodated at a maximum 

• 

• 
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density of 30 units per acre. There are currently three vacant sites in the Cannery Row Coastal 
Zone: 

• The Verga property (435, 484 and 570 Cannery Row), totaling 163,307 square feet or 
approximately 3. 75 acres. At a maximum density of 30 units per acre, this site could support 
113 residential units as part of a mixed use development. However, 10,400 square feet of 
this area is outside of the coastal zone, which yields 7 of the 113 units. Therefore, mixed 
use development of the coastal zone·portion of this site could result in a maximum of 106 
residential units in the coastal zone. 

• The lot adjacent to the Spindrift Hotel (610 Cannery Row), with 25,000 square feet or 
.57 acres. According to City staff, this property is restricted to one story development, 
negating the possibility for mixed used development. 

• Finally, the lot next to the Enterprise Cannery Offices/Parking Structure (225 Cannery 
Row), of 4750 square feet or approximately .10 acres. At 30 dwelling units per acre, this 
site could sustain 3 units as part of a mixed use development. 

The City also provided the following information regarding the 3 Cannery Row buildings which 
are considered to be underutilized: 

• The Warehouse building owned by Monterey Plaza Hotel (270 and 284 Cannery Row). 
Ba~fed on a proposal received by the City of Monterey, it is expected that the conversion of 
this building to a mixed. use development would yield 6 residential units on the second floor, 
and six residential units on the third floor. This 12 unit total is less than the 30 unit per acre 
density maximum, which on these two lots of 15,000 and 30,000 square feet, could yield 30 
residential units. 

• The LaPorte Building (300 Cannery Row). Again, based on a preliminary proposal to 
the City, it is anticipated that 4 residential units would be developed on the 4,369 square 
foot second floor of this building, and 5 units would be developed on the 4,919 square foot 
third floor. This is under the 30 unit per acre maximum density, which on this 17,000 square 
foot lot would yield 12 residential units. 

• The Cannery Row Square (585 and 625 Cannery Row). Originally, the City estimated 
that 36 residential units could be developed on these lots. Upon further investigation, it was 
determined that under 30 units per acre density standard, a maximum of 25 units could be 
developed on these lots which total 36,750 square feet. 

The total number of residential units that could be developed on underutilized lots based upon 
preliminary proposals and the City's original estimation for Cannery Row Square is 57. 
Coincidentally, the maximum number of residential units that could be developed on these lots 
based upon the 30 unit per acre maximum density standard is also 57. 

In total, the results of the information provided by the City indicate that there could be a 
maximum of 1 09 residential units from mixed use development on vacant land in the Cannery 
Row coastal zone, and a maximum of 57 residential units that could be developed by 
converting Cannery Row buildings that are currently underutilized. This 166 residential unit 
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maximum is recommended to be incorporated in the LUP as a suggested modification in order 
to ensure that the amendment will not have an adverse impact on coastal access, recreation, • 
and coastal dependent and related developed as further detailed in the following section of this 
staff report. It is noted that this is an area wide maximum, and the above analysis was utilized 
as a basis to determine an area wide maximum, as opposed to site specific maximums. 
Specific mixed use projects will be required to conform to the 30 unit per acre density standard, 
and not exceed a cumulative total of 166 units within the Cannery Row coastal zone. In recent 
discussions, City staff has not objected to such a modification. 

2. Impact on Public Parking: 

As described above, an analysis of the proposed amendment's effects js dependent upon 
gauging the intensity of residential development that could result. It was therefore necessary to 
establish a maximum number of residential units which could be developed.throughout the 
Cannery Row coastal zone under the revised policies before the amendment's impact on public 
parking could be determined. · 

Competition for parking on Cannery Row can be keen. Monterey City staff has identified that 
there are currently 2,445 parking spaces in public and private parking structures and lots, as 
well as 747 on-street parking spaces in the Cannery Row planning area. On occasion, such as 
during the recent opening of the Monterey Bay Aquarium's Outer Bay wing, these spaces have 
been 100% occupied. The City asserts, however, that residential parking needs are highest 
during the night, when visitor parking needs are not at their peak. No evidence in support of 
this assertion has been provided. 

Parking requirements referenced by the City's Mixed Use Ordinance (attached as Exhibit 5), 
require "a minimum of 1 permanently assigned parking space per [residential] unit", but allow 
adjustments to this requirement for mixed use projects in order to allow for commercial and 
residential parking spaces to be shared. The Commission staff expressed concerns to the City 
regarding the "adjustability" of this parking standard; in response, the City staff indicated that 
residential components of mixed-use projects are require to provide a minimum of one parking 
space per unit, with the City able to require more spaces for larger units during its review of · 
individual projects. However, these parking standards are not currently contained in the 
Cannery Row LUP, and do not specify that the spaces be provided on-site. Therefore, the 
Commission has proposed suggested modifications to ensure that the amendment will not 
result in a reduction of public parking needed for coastal access and recreation, for the Coastal 
Act reasons detailed in section 11.0.2. of this report. These modifications require a minimum of 
one on-site parking space per unit, and allow the City to require more than one space if 
necessary to protect public parking opportunities in the Cannery Row planning area. 

Given the fact that the amendment submittal has been narrowed. to a maximum of 166 
residential units, an average need of two parking spaces per unit would result in a total 
residential demand of 332 spaces. If the City applies the minimum requirement of one on-site 
parking space per unit, there could be a shortage of 166 parking spaces needed by residential 
developmen~. · · 

• 

As a result, the suggested modifications include a requirement require that when necessary to 
maintain adequate visitor parking opportunities in the Cannery Row planning area, the City of • 
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Monterey shall require more than one on-site parking space per residential unit. This 
modification is intended to ensure that during the review of specific mixed use project 
proposals, the City of Monterey will impose more than the minimum parking requirements when 
necessary to avoid a net reduction in the 3,192 public parking spaces currently available. 

3. Traffic and Circulation: 

In evaluating the effect of the proposed amendment on traffic and circulation, it was again 
necessary to define the maximum intensity of development that could result from the requested 
policy change. Establishing such a maximum was needed in order to determine the parameters 
under which roadway circulation could be worsened by the addition of mixed use projects, 

· particularly by their residential components. · 

Access to Cannery Row is primarily from Highway 1 through Lighthouse Tunnel to the east, and 
·David Avenue to the southwest. The City of Monterey reports that these roadways are strained 
by visitor traffic du.ring peak visitation (midday weekends); northbound Lighthouse tunnel 
averages 19,498 daily trips on weekends, and westbound David Avenue averages 7,215 daily 
trips during the same periods. As estimated by the City of Monterey, the addition of 156 
residential units as a component of mixed use development could result in an additional 1560 
trips per day through Lighthouse Tunnel and along David Avenue. Monterey City staff has 
stated that these additional trips can be accommodated without adverse impacts to this traffic 
network. 

According to data developed for the Cannery Row Marketplace Project, a mixed use project on 
Cannery Row involving 70 two bedroom residential units and 150,000 square feet of retail and 
restaurant uses, the Level of Service on David Avenue and Lighthouse Avenue is expected to 
drop from the C level to the D level due to this project alone. It has not been identified what 
percentage of this traffic impact is attributable to residential components of the project as 
opposed to commercial components. However, in the opinion of City staff, the residential traffic 
impact of this project is only a small portion of the overall development, and will not have a 
significant impact on the coastal access and recreational traffic on Cannery Row. 

In support of this conclusion, Monterey City staff asserts that the limited traffic generated by 
residential components of mixed use projects will primarily be during morning and evening 
commute hours, as opposed to the weekend and mid-day trips associated with peak visitation 
periods. In this way, the City believes that mixed use projects will allow the traffic network to 
serve a larger number of people, especially when compared to the traffic impacts that would 
result if Cannery Row were to be developed entirely with office, retail, and other visitor-serving 
uses. 

No evidence in support of this assertion has been provided, however, and the potential exists 
that large amounts of residential traffic could exacerbate circulation problems. The significance 
of this impact is dramatically reduced by limiting the amount of residential development on 
Cannery Row to a maximum of 166 units. In addition, analyses of project specific traffic 
impacts will be undertaken during permit review, during which appropriate mitigations can be 
required, including a reduction in the scope of the project. 
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4. Water Availability: 

Water is a major constraint to new development in the City of Monterey. According to the water 
allocation figures recently developed by the City of Monterey (Exhibit 6), there are ± 52 acre 
feet of water currently available. (An acre foot is approximately equivalent to 326,000 gallons of 
water. For reference, a single family home consumes about one third of an acre foot per year. 
Apartment type residences, such as those proposed on Cannerry Row, consume less water 
than single family homes. ) ± 29 acre feet of the total of± 52 acre feet of water has been 
conditionally released for the development of the Cannery Row Hotel, which remains a high­
priority for City development objectives. (Note that the suggested modifications also prohibit 
the conversion of existing or approved visitor serving facilities, such as the Cannery Row Hotel, 
to mixed use development.) · · 

Out of the remaining ± 23 acre feet of water, 20 acre feet serve as the City reserve, leaving 
±3.5 acre feet of water (or, for comparison, enough water to serve 10-12 single family homes) 
to be allocated by the City for new development as of November 1 •. 1996. Out of the 20 acre 
feet serving as the City reserve, 5 acre feet are allocated to residential uses, 5 acre feet are 
allocated to commercial uses, and 10 acre feet are unallocated. The City allows a maximum of 
2 acre feet of water to be allocated to both residential and commercial development out of the 
City's reserve. Under this program, the City asserts that mixed use· projects will facilitate the 
provision of visitor-serving commercial facilities under this water constraint, by allowing for the 
conjunctive use of water reserved for residential and water reserved for commercial uses under 
the City's allocation program. However, this allocation program is not a component of the 
Can11ery Row certified LUP. 

The City anticipates that a residential unit of a mixed use projects will consume .17 acre feet of 
water per year; development of the maximum 166 residential units will require 27.62 acre feet of 
water per year, significantly more than what is currently available. Therefore, regardless of the 
City's current allocation program, most new development in Cannery Row will be dependent 
upon developing new sources of municipal water. 

Due to this fact, it is necessary to ensure that future residential development, as a component 
of mixed use projects, will not consume water that would otherwise be needed to allow for the 
development of coastal dependent or coastal related land uses as detailed on pages 18-19 of 
this staff report. This necessitates that residential development be restricted to a level that will 
not have a significant impact on the availability of water needed to serve Coastal Act priority 
land uses. Without such a limit, residential development could consume a significant amount of 
limited water that may otherwise be needed to serve coastal dependent or coastally related 
land uses. 

C. Applicable Coastal Act Policies 

1. LUP Requirements 

Coastal Act Section 30512(c) sets forth that "[t]he Commission shall certify a land use plan, or 

• 

• 

any amendments thereto, if it finds that a land use plan meets the requirements of, and is in • 
conformity with, the policies of Chapter 3 (commencing with Section 30200) .... ". 
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As discussed on page 8 of this staff report, it is necessary to analyze the relationship between 
the amendment and the LUP as currently certified in order to ensure that the proposed changes 
will not conflict with other components of the LUP necessary to maintain Coastal Act 
conformance. Therefore, suggested modifications supplement LUP parking policies and the 
Land Use Map, in a manner which addresses the changes proposed by the amendment 
submittal. Specifically, these modifications ensure that parking provisions necessary to p~otect 
public access and recreation opportunities are required of mixed use projects, and that the 
addition of Mixed Use projects as a conditional use throughout the Cannery Row coastal zone 
is identified on the Land Use Plan map. 

Other non-policy text of the existing LUP which is outdated and does not directly apply to the 
coastal development review process is not the subject of suggested modifications, but are 
encouraged to be updated by the City in the future, preferably in coordination with the 
development of an Implementation Program for the, area to be submitted for Commission 
certification. 

2. Access and Recreation 

a. 

1) 

2) 

Coastal Act Policies: 

Section 30213 states in part: 

Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided. Developments providing public recreational 
opportunities are preferred. 

Section 30221 requires: 

Oceanfront land suitable for recreational use shall be protected for recreational 
use and development unless present and foreseeable future demand for public 
or commercial recreational activities that could be accommodated on the 
property is already adequately provided for in the area. 

3) Section 30222 states: 

The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

4) Section 30252 states in part: 

The location and amount of new development should maintain and enhance 
public access to the coast by ... (4) providing adequate parking facilities or 
providing substitute means of serving the development with public 
transportation ... 
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b. Analysis: 

The protection of coastal access and recreation opportunities for the public, as required by the 
above policies, are dependent upon numerous factors. With respect to the proposed 
amendment, meeting this Coastal Act objective relies upon ensuring that the addition of mixed 
use projects, particularly their residential components, do not diminish parking opportunities 
needed to accommodate coastal access and recreation activities, and do not preclude the 
development of facilities which serve coastal access and recreation. These issues are 
analyzed below. 

1) Parking: 

An important Coastal Act consideration in adding residential use to the Cannery Row planning 
area is the affect upon the availability of public parking, as parking directly relates to coastal 
access and recreation. Certain types of coastal recreation activities, such as scuba diving, a 
popular sport within the offshore areas along Cannery Row, require parking in close proximity to 
the water due to the extent of the equipment involved. 

As described on pages 11-12 of this staff report, the City of Monterey zoning or'dinance for 
mixed use projects (Exhibit 4) requires the provision of off-street parking and loading as set · 
forth in Article 18 of the Monterey City Code (Exhibit 5). These require "a minimum of 1 
permanently assigned parking space per [residential] unit", but allow adjustments to this 
requirement for mixed use projects in order to allow for commercial and residential parking 

• 

spaces to be shared. Such sharing may result in residential uses occupying spaces that may • 
otherwise be desired by coastal visitors. Furthermore, these requirements do not specify that 
such spaces must be provided on-site, which could potentially allow the use of off-site parking 
spaces which might otherwise be used. for access and recreation purposes. Most crucially, as 
submitted, the amendment does not contain a limit on the amount of residential development 
associated with mixed use projects which could occur. Without such a limit, the impact on 
limited public parking opportunities could be significantly adverse, in consistent with the 
requirements of Coastal Act Section 30252. 

In order to address these issues, the suggested modifications accomplish the following: 

• a minimum of one on-site parking space per residential unit is required; 

• the City of Monterey must require more than one on-site parking space per unit if 
needed to maintain adequate public parking opportunities in the Cannery Row planning 
area; and, · 

• residential development associated with mixed-use projects is limited to a maximum .of 
166 units in the Cannery Row coastal zone. 

2) Traffic and Circulation: 

Similar to the availability of public parking, traffic and circulation conditions relate to coastal • 
access and recreation in that they affect the accessibility of an area. Adverse traffic conditions 



• 

• 
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can diminish the quality of a recreational coastal drive, bike ride, or walk, as well as reduce the 
number of people that roadway networks can effectively serve. 

The City of Monterey has asserted that the addition of mixed uses on Cannery Row will allow 
the traffic network to serve a larger number of coastal visitors, because residential traffic 
generates less traffic than visitor use, and at different times of the day other than peak visitor 
hours. However, as the amendment submittal is worded, there are no restrictions regarding the 
intensity of residential development that can occur. Without such a limit, there are no 
assurances that potentially extensive residential development will not create new traffic 
problems that would adversely affect coastal access and recreation opportunities. 

Therefore, the suggested modifications identify that a maximum of 166 residential units can be 
developed as part of mixed use projects throughout the Cannery Row area (the method in 
which this maximum number was determined is contained on pages 10-11 of this staff report). 
According to the information submitted by the City of Monterey, the coastal roadways in this 
area will be able to accommodate the additional 1660 trips per day expected as a result of this 
development. 

3) Visitor Serving Facilities: 

Cannery Row provides significant opportunities for coastal visitors to experience the unique, 
scenic, historic, and biologically rich coastal environment of this section of the Monterey Bay. 
As recognized by Coastal Act section 30213 and 30222, an important component of facilitating 
these opportunities is providing visitor-serving facilities . 

Mixed use projects will. provide visitor-serving commercial facilities on the ground level. In fact, 
as a result of a previous citizens initiative which restricts the construction of new hotels on 
Cannery Row to those which receive a majority vote by the public, the City has stated that 
allowing mixed use projects will facilitate the provision of visitor-serving facilities on properties 
that would otherwise not be developed due to the initiative. (It should be noted, however, that 
at such a time that the City submits the Implementation Plan component of its LCP, the 
Commission will have the opportunity to review the implications of this initiative, and either 
modify or reject its provisions in order to carry out the provisions of the certified LUP). 

Nevertheless, the proposed amendment does not limit the extent of mixed use development. 
As a result, certification of the amendment as submitted would allow an unspecified amount of 
mixed use development, which could include the conversion of existing or approved visitor­
serving facilities. Such development would reduce the amount of visitor-serving facilities on 
Cannery Row, and replace them with residential uses, contrary to the priorities set forth in 
Coastal Act Section 30222. 

Therefore, the Commission has suggested modifications which specifically prohibit the 
conversion of existing or approved overnight accomodations to mixed use development. Such 
a modification is necessary to ensure that the addition of mixed uses will not replace this kind of 
visitor-serving use with residential development. 
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c. Conclusions: 

The addition of mixed use development on Cannery Row has the potential to negatively impact · 
coastal access and recreation opportunities by increasing demands on limited public parking, 
creating traffic and circulation problems, and replacing existing or approved visitor-serving 
facilities with residential use. The most significant variable affecting the degree of significance 
is the amount of residential development allowed. As submitted, the amendment does not 
identify the maximum amount of mixed use development that could ultimately take place on 
Cannery Row. The other important variable related to the amendments impact on coastal 
access and recreation is the amount of parking that ~ill be needed and provided by mixed use 
projects. As submitted, the amendment does not contain adequate parking standards 
necessary to ensure that mixed use development will not consume public parking spaces 
needed to serve coastal access and recreation. Accordingly, the amendment submittal can not 
be found to be consistent with Coastal Act Sections 30213, 30221, and 30222. · 

In order to address these issues, the Commission has suggested modifications which: 

• limits the number of residential development as·sociated with mixed use projects to 166 
units (this represents the number of units that can be developed at a maximum density of 
30 units per acre on currently vacant and underutilized lots in the Cannery Row coastal 
zone); 

• prohibits the conversion of existing or approved visitor-serving facilities to mixed use; 
and, 

• requires that mixed use project provide a minimum of one on-site parking space per 
residential unit, and establishes that the City of Monterey shall require more than one on­
site parking space per residential unit where necessary to maintain adequate visitor­
serving parking opportunities. 

With these modifications, the restricted extent of mixed use development will limit associated 
impacts to an insignificant level. Modified parking standards will ensure that mixed use projects 
will not adversely affect public parking opportunities. Therefore, only as modified is the 
amendment consistent with Coastal Act access and recreation policies. 

3. New Development 

a. Coastal Act Policies: 

1) Section 30253 requires in part that where appropriate, new development 
shall protect special communities and neighborhoods which, because of 
their unique characteristics, are popular visitor destination points for 
recreational uses. 

• 

• 

• 
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2) Section 30254 states in part: 

b. Analysis: 

Where existing or planned public works facilities can accommodate only_a 
limited amount of new development, services to coastal dependent land 
use, essential public services and basic industries vital to the economic 
health of the region, state, or nation, public recreation, commercial 
recreation, and visitor-serving land uses shall not be precluded by other 
development. 

The above Coastal Act policies require that the addition of mixed use projects on Cannery Row 
protect the unique characteristics of the Cannery Row area that make it such a popular visitor 
destination, and maintain adequate public service capacities to serve coastal dependent and 
coastal related land uses. 

The subject amendment, as submitted, conflicts with these requirements because the 
unspecified extent of residential development associated with mixed use projects has the 
potential to: 

• alter Cannery Row's character as a well known visitor destination for coastal access and 
recreation opportunities to an exclusive residential neighborhood; and, 

• consume limited public service qapacities (i.e., water) needed to serve future coastal 
dependent and coastally related development. 

Modifications to the amendment submittal have therefore been suggested which prohibit the 
conversion of existing and approved visitor-serving facilities, and limit the total amount of 
residential development allowed on Cannery Row to 166 units, which represent the number of 
units that can be developed above ground floor visitor-serving commercial land uses at a 
maximum density of 30 units per acre on currently vacant and underutilized parcels in the 
Cannery Row coastal zone. 

Prohibiting the conversion of existing and approved hotels and motels is necessary to maintain 
Cannery Row's function as an important coastal access and recreation destination of the 
Central Coast. (In addition to prohibiting the conversion of existing overnight accomodations, 
the conversion of approved facilities is specifically noted by the suggested modifications in 
order to reflect the City's intent to facilitate construction of the previously approved but not yet 
developed Cannery Row Hotel). Without such a modification, the amendment submittal could 
be interpreted as allowing the conversion of visitor-serving facilities to mixed use/residential 
developments. Such conversions would diminish Cannery Row's current visitor-serving 
character. 

Similarly, limiting the extent of residential development associated with mixed uses to 166 units 
will also serve to maintain Cannery Row's visitor-serving attributes. In addition, this measure 
will curb the total amount of water that will be utilized by residential development in Cannery 
Row. Without a limit on residential units, residential development could consume a significant 
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amount of limited water that may otherwise be needed to serve coastal dependent or coastally • 
related land uses. 

c. Conclusions: 

Unlimited mixed use development, as allowed by the amendment submittal, would conflict with 
Coastal· Act Sections 30253 and 30254 which protect the unique qualities of visitor-serving 
destinations such as Cannery Row, and require that where public service capacities are limited, 
services to coastal dependent, recreational, and visitor-serving land uses not be precluded by 
other development (e.g., residential). 

As a result, the Commission must deny the amendment proposal as submitted. However, the 
Commission has suggested modifications to the submittal which would bring it into 
conformance with these Coastal Act requirements by limiting the extent of residential 
development associated with mixed use projects on Cannery Row to a level that will not reduce 
the area's quality as a destination for coastal dependent and coastally related activities. 

D. California Environmental Quality Act (CEQA) 

The Coastal Commission's review and development process for LCPs and LCP amendments 
has been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA. Therefore, local governments are not required to 
undertake environmental analysis on LCP amendments, although the Commission can and 
does.utilize-any environmental information the local government has developed. CEQA • 
requires that alternatives to the proposed action be reviewed and considered for their potential 
impact on the environment and that the least damaging feasible alternative be chosen as the 
alternative to undertake. 

With respect to the subject amendment, the Commission has analyzed the environmental 
· impacts associated with the proposed policy changes, and has found that the amendment, as 
submitted, could have significant adverse impacts on coastal recreation and access 
opportunities due to the unspecified amount of residential development that could result. 
Therefore, the Commission has developed an alternative to the amendment submittal, 
represented by the suggested modifications contained ·in this report, which will avoid significant 
adverse impacts to environmental resources by limiting the amount of residential development 
authorized by the amendment within the Cannery Row coastal zone. As detailed in the findings 
of this report, the subject amendment, as modified, will not have a significant adverse impact on 
the environment within the meaning of the CEQA. 

• 
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RESOLUTION NO. 96-142 

RESOLUTION AMENDING THE CANNERY ROW 
LOCAL COASTAL PROGRAM LAND USE PLAN 

ATTACHMENT 1 

WHEREAS, the Cannery Row Local Coastal Program Land Use Plan was adopted by City 
Council Resolution 14,181 in July, 1980 and certified by the State Coastal Commission in 
Novemb~r, 1981; and 

WHEREAS, the LOcal Coastal Program Land Use Plan determined that the opportunities for 
housing were not available after the area of the Local Coastal Program was reduced in 1979 by 
passage of Assembly Bill 462; and 

WHEREAS, the California Coastal Act provides that new housing in the Coastal Zone shall be 
developed in conformity with goals of local Housing Elements; and 

WHEREAS, the Monterey Housing Element was amended in 1992 with goals encouraging 
mixed use housing; and 

WHEREAS, the Mixed Use Ordinance was revised in Februaiy.t996, to eliminate barriers to 
mixed uses and to remove the prohibition on mixed uses in the CR (Cannery Row) zone; and 

WHEREAS, the amendment provides for visitor serving commercial uses on the first floor in 
order to implement Coastal Zone goals for lateral access to the Bay, first floor decks and windows 
overlooking the Bay, and view corridors between Cannery Row and the Bay. 

NOW, THEREFORE, BE IT RESOLVED BY THE MONTEREY CITY COUNCIL that the 
sections ofthe Cannery Row Local Coastal Program Land Use Plan related to housing are revised as 
follows. 

Chapter ll, "Public and Coastal Related Use and Access," page ll-D-4. 
Policies for Visitor Serving Commercial Uses: 

h. Mixed use projects consisting of-residential use on upper floors above commercial are 
allowed as conditional uses in the visitor-serving commercial use area (see policy ill. C.a-d 
in the Housing section and IV.A.3.d. in the Land Use section.) 

Chapter ill, "Parking, Traffic, and Housing," page ID-C-1. Item ill.C.2.d. is amended and Items 
ID.C.2.e., 3, 3.a, and 3.b are added as follows: 

d. As the 1979 revised planning area contained no existirig housing opportunities for low and 
moderate income persons, the housing policies and implementation actions contained in 
earlier drafts were deleted from the Land Use Plan approved on November 3, 1981, by 
the State Coastal Commission • 
. 

e. The 1992 General Plan Housing Element encourages residential uses in commercial areas, 
including mixed-use development· in the Cannery Row area. Mixed use housing can 
provide low and moderate income housing in conformity with coastal act goals and City 
inclusionary housing ordinances, as well as market rate housing. 

1 
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The policies in this section are to assure compatibility of mixing resitlential uses with existing 
and future commercial and public/semipublic u5es in the coastal zone area of Cannery Row. · 
It is the intent that residential uses be allowed in the Cannery Row area but shall not be the 

predominant use. 

a. Residential uses shall be in proper character and scale to the Cannery Row area and shall 
conform to all Land Use Plan policies regarding design, views, and access to the Bay. 

b. Residential uses shall be located on the upper floors and are prohibited at first floor or 
street pedestrian levels. 

Chapter IV, "Land Use and Development in the Cannery Row Coastal Zone," page IV-A-3. Add a 
fourth paragraph to LCP Land Use Policy IV.A.3.d.: 

Residential uses shall be allowed as part of a mixed-use development if the City finds that 
the residential units are subordinate to the other uses permitted in the land use plan. 
Residential uses shall be in proper character and scale to the Cannery Row area and shall 
conform to all Land Use Plan policies regarding design, views, and access to the Bay. 
Residential uses shall be located on the upper floors and are prohibited at first floor or 
street pedestrian levels; 

PASSED AND ADOPTED BY THE COUNCIL OF THE CITY OF MONTEREY this3rdday 
ofSepti996, by the following vote: · 

' AYES: 5 COUNCILMEMBERS: CANEPA, EDGREN, POTTER, VREELAND, ALBERT 

NOES: 0 COUNCILMEMBERS: NONE 

ABSENT: 0 COUNCILMEMBERS: NONE 

~~ 
Is/DANIEL ALBERT 

City Clerk thereof Mayor of said City 

·. 

2 

• 

• 

• 



• 

• 

• 

.. 

D. VISITOR-SERVING COMMERCIAL USES 

Work in this section focuses on the increasing demand for visitor-serving 

commercial uses on the ~ncerey Peninsula and the major opportunities as ~ell as 

temporary constraints for addressing these needs in the Cannery Row Coastal Zone. 

1. Coastal Act Provisions 

The following section of the California Coastal Act of 1976 pertains 

to visitor-serving commercial uses. 

30222 The use of privata land suitable for visitor serving commerical. 
recreation facilities designed to enhance public opportunities 
for coastal recreation shall have priority over private residen­
tial, general industrial or general commercial development but 
not over agriculture or coastal-dependent industries. 

2. LCP Findin2s 

The LCP findings summarized below are discussed in detail in ~orking 

Paper 2, Chapter IV • 

a. Visitor days spent: on the ~onterey ?e:1insula ha•re i!lc:-e.ased 
from an est~ted 4 ~illion days in 1965 to 8.S million days 
1n 1976, and are project:ed to increase to 15.3 ~llion days 
in 1985. 

b. Several fac:ors are contributing to the increased deQand for 
visitor-serving uses in Monterey--~proved accessibilicy 
(freeway improveQents), additional sporting and cul:ural 
events, and icproved facilities such as the ~onterey Confer­
ence Center. 

c. The Steinbeck legend and the unique shoreline and marine. 
habitat contribute heavily to an ever increasing d~nd for 
visitor-serving uses along Cannery Row. 

d. !he proposed recreational trail, the proposed aquarium, and 
the general property, access, and recreation ~prove=ents dis­
cussed elsewhere in this LCP are also projected to increase 
the demand for visitor-serving uses along Cannery Ro~. 

e. Restrictions on coastal visitor-se~ring facilities and accom­
modations have created a shor;age of such facilities relative 
to the demand. and there is a need to expand these iacil!:ies, 
particularly in areas such as CannerJ Row if such accommodations 
and services are to remain available. w~ile there presently 
exist a variety of shops and eating establishments for persons of 
all incomes, there presently are no overnight lodging facilities 
on Canner/ Row. 

II-D-l 
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f. · Despite the :~.eed and· desire· to accommodate. visi-:or-se!""Ti:lg 
needs along Cannery Row,' there are several· const=aints that 
must be addressed: some areas must be assured for public 
recreation, shoreline dependent uses, and access; adequate 
par~g and circulation ~t be assured; l~ted water supplies 
muse !lot be overdrawn;. ·and the natural visual and :nari:le re­
sourcu of Canner'7 ·aow must be protected. · · 

g. A. variety of overnight lodging. facili-:ies ci. e.~ hotels/'lilotels '. 
recreational vehicle parks, and campgrounds) offeri:~.g a wide 
range of rates presently e:cist in the City of Monterey and on 
th~~~nterey Peninsula as a whole. 

J. LCl' ?olic!.es 

Discussed below and shown !.n Figure 7 are v!.sitor-servi:g·coccer:!.~l 

uses in the C4ntl.erJ ~cw C~astal Zone. ?ar~g, cir:~lar:ion, ac:~ss and public 

.--

rec:-e.atioa i::prove::letltS :~.eeded to accomcdar:e these uses are also show-n i:::l Fig'.lre 1. 

a. P~~cipal pe~tted visitor-serri:g CQmmercial uses are to 
include hotel/cotels (including accessar; beauty shops, health 
spas, gift shops and travel agencies), food serrice establish~ 
ments, recreation-related commercial uses (e.g., dive shops, 
boat!:lg supplies, bic7cle rentals), shops of a tourist co~:~.­
m.ercial nature (e~g., antique shops, art galleries, personal 
apparel shops, g!!t shops, and handicraft and ~ork shops). 
'!he above uses are co be i:l. proper c!J.a.rac-:er ·ri:.!: and scale t:l 
the CACnery Row area. 

b. Museucs and d~er theaters are co be allowed ~ t!:e visi:=r­
ser7~g c~er:ial use area but only as a condi!~onal use (see 
policy d under·tand Use sec-=ion). 

c. P-:-ofessional off!.ces (e:<:cept: ae st:':'eet floor le•rel), •a-:-ehouses, 
non--coastal dependet1t ass~ly ana ?ac!<aging <==~ ?reviousl7 
prepared ~ter!als), and :::l.On-coastal depend~e resear~=.and 
tes~~g laboratoties are also to be allowed as c:ondi:ional uses. 
i:l. e=e visitor-serving c:cmmercial u.se area (see policy 'd' 
under Land Use section). · 

d. In visitor-serring c:olmD.erc:ial use areas along t~e shoreli:e, 
aquac~lt~re and ::tarine research u.se~ are to be alloved as a 
pr~cipal per:itted use (see ~oliey a under LAnd Use sec:ion). 

e. ?rovide par!-ti:lg for visitor-ser~ing c:ommerc:!al uses i:l the lots 
shoW:!.~ Figure 7 (see policies in ?arking section). 

f. Provide circulation capacity for visitor-serv!:::lg co~e=cial ~ses 
by :taking the circulation im~rovements shown !: fi~~re 7 (see 
pol!:ies i:l. Circulation sec::ion). 
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g. Lower cost visitor facilities shall be protected, encpuraged, 
and, where. fea~ible, provided in the City of ~~nterey. 

4. P~oposed.LCP ~lementatio~ Ac~ions 
. 

. a. Zoning Ordinance 'revisions for defini:lg and i::lple:nenti:g 
visitor-se~.ng ~ommercial land use policies. 

b •. Use guidelines for· conditional uses. as outlined for ~isitor­
serving CO'!Ill!1er::ial· land us'es. 

c:. Pari<.!ng a::d C!.=c:'.lladon i::lple:nentat::!.on ac:::!.ons as proposed 
~- t~e Parking and Ci~culation sect::!.ons • 

II-D-4 3fy 
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C. HOUSING 

York in this section focuses on protection, encouragement and provision 

where feasible of housing opportunities, especially those for low and moder-. \ 

ate income penons. 

l. .Coastal Act Provisions 

The fo.llowing section of the California Coastal Act of 1976 per-

tains to housing opportunities. 

30213 Lower cost visitor and recreational facilities and housing 
opportunities for persons 'of low and moderate income shall 
be protected, encouraged, and where feasible, provided. 
Developcents providing public recreational opportunities 
are preferred. New Housing ~ the coasta~ zone shall be 
developed in conformity with the standards, policies, and 
goals of local housing elements adopted in accordance M~th 
the requirements subdivision (c) of Section 65302 of the 
Government Code. 

2. Fi:tdin.zs 

a. The City of ~onterey Local C~astal Program York ?rogr~ approved 
by tne State Coastal Commission established that housing oppor­
tunities for low and moderate income persons •as an issue t~at 
needed to be addressed in the Canne~t Row Local Coastal ?rog=~· 

b. ~neil recently all Cannery Row Local Coastal ?=og=am effo=:s 
including the Oc~ober 4, 1979 Second Draft addressed the low 
and moderate income housing issue. 

c. Since preparation of the October 4, 1979 Second Draft, the 
planning area which the Cannery Row LCP must address has been 
significantly reduced by the passage of Assenbly Bill 462. A 
review of the planning area boundary change shows that t!le 
housing opportunities ~hich the Work Program showed being 
addressed are now located outside the new, revised Cannery 
Row Coastal Zone planning area. 

d. As the new, revised planning area contains no ·e~isting housing 
opportunities for low and ~oderate ~,co~e persons and this · 
revised Second Draft Land Use Plan for the new, revised planning 
area contains no provisions for housing uses, the housing 
policies and i~ple2entation actions contained in earlier drafts 
have been deleted f=o~ :his Land Use ?lan. 
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A. LAND. USE 
'. 

Work in ·~~is section focuses on the integration of previous findings 

and policies an~ an analysis of land use constraints and opportunities 

in the Cannery Rov Coastal Zone. 

·1 •.. Coastal Act 'Provisions 

+be fol~owing sections of the California Coastal Act of 1976 

pertain to land use in the Coastal Zone. 

- .. 

30213 Lover cost visitor and racreat!onal facilities and housing 
opportunities for persons of lev and moderate income shall 
be protected, encouraged, and, where feasible, provided. 
Developments providing public recreational oppor:unities 
are preferred. Nev housing in the coastal zone shall be 
developed in conio~cy ~ith standards, policies, and 
goals of local housing elements adopted in acco~dance 

30221 
I • 

wit!l the requirements of subdiYision (c) of Section 65302 
oi t."le G.::lver::unen c Code. 

Oceanf=ont land suitable for recreational use shall be 
protected for recreational use and de•:elopment: unless 
present and foreseeable future denand fer public or com­
mercial recreational activities that could be·acco~odated 
on the property is already adequately provided for in the 
area. 

30222. The use of private lands suitable for visi:or-serving 
.. commercial recreational facilities designed to enhance 
public opport'.mit:ies for coastal recreation shall have 
prioritY over private residential, general indus~=ial, 
or general co~ercial development, but ~ot over agric~­
tural or coastal-dependent indust=y. 

30223 Upland areas necessary to support coastal recreational 
uses shall be reserved for such uses, ~here feasible. 

2·.. LC? Findin~s 

The LCP fi~dings SUI:!lllarized beloY are disc~ssed in detail in 

Chapter- II of ~orking ?aper !II. 

a. Canne~J Row's unique character and status as a ~jor 
visitor destination point. combi~ed ~ith ~~e availability 
of public se~1ices and t~e need for shoreline and CL~nery 
restoration ?rovide an excellent oppor:unity for enhaccing 
visi:or-se~ting uses • 

IV-A-1 
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b. Cannery Raw has begun to develop into a visiter-serving 
commercial area with uses includi~g restaurants, art galleries, 
gift shops, and movie theatres. Among these visitor commercial 
uses are some business and professional offices and some coastal 
dependent. uses (the Abalone Far.n and the Lobster Fa~). Several 
of the original canneries still stand (aovden, Del Mar, Monterey, 
Aeneas) and some are occupied along the st~eet f~ontage, but many 
of the cannery-related structures have been demolished and are 
now represented by large vac1nt parcels •. Development activity. 
has included both cannery restoration and new construction pri­
marily for visitor-serving commercial uses as well as public 
development of the landfill at the C~ast Guard brear~ater for 
public use. 

c. Caxmery Raw provides a u~ique op-por-euniey for visitor-Qrientad · 
coastal dependent uses (boat launching and aa~~e repair, fishi:g 
and scuba di•Ting suppor~, the proposed ~nterey Eay Aquar~um, and 
other visitor-oriented -~~ne research ~seum and educational 
uses) and is a requi=ed location for a key federal ~rine safety 
installation (the Coast Guard). Other coastal dependent uses 
such as mar~e research and cacmercial aquacult~re could b~ 
accomodatad along Canner] Row. 

d. Along CcnnerJ Row, unique and ~~:ensive marine resources ccmb~e 
with unique historical and visual resources to c=eate a s:=ong 
public d~d !or ac:ess and use •. !be ~~tent of demand requi=as 
t~t careiu1 at:ention be given to the pravision of adequate 
public use oppor~~ities in the cont~~= of a parallel need eo 
pro~ec~ and preser7e fragile resources (both the historic can­
neries and the :n.ar.-:1e anvi=ocment). Cannery Row provides a 
special o-p-por:~ity :or se•;eral public uses (:narine li!a obser­
va:ion f=~ the brea~•ater, rocky promontories, and restored 
canneries; ocean views, sc!lba di•ri:J.g, and boat launching; and 
casual beach use, ~alking, and bicyc~g) and is also in need 
oi publ!c parking and loading facilities co suppor: both ?Ubl!c 
and nsitor-ser;i::J.g uses. 

/ 

e. Visitor-se~:g commercial uses represent e=e uses ~hich a•e in 
very high deaand along Cannery Row itsel.! and -..bich prov!de the 
economic basis for resto~ng :=e canneries and enhanc~g :he 
special charac:er of CannerJ Rcw for greater public enjoyment. 
Eote1/=otel uses, in pa::icula=, are needed to accomodate the 
grcving visitor deQands on the ~~nterey Pen~sula and to assure 
an ad.equate supp-ly of tourist acccmadations •.rith easy access co 
coastal resources. 

f. Scme of!ice uses are currently scattered in the Cannery Raw 
Coastal Zone and such uses =ay continue to represent a viable 
use of the upper levels of some older canneries and commercial 
buildings. 
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3. LCP Policies 

LCP policies which would be required co integrate previous LCP find-
. 

ings and implications for land use are described belQY and reflected in the 
t. 

Proposed Land Use Plan shown in Figure 12. The land uses described below are 

all to be in character with and scale to the Cannery Row area.· 

a. As coastal dependent:. uses, aquac:ulture:and marine research uses 
shall be allowed and encouraged as principal permitted uses 
along the entire shoreline. 

b. The coastal dependent Coast Guard facilities are to be designated 
for continued coastal dependent use. 

c. The sandy beaches, accessways, pedest=ian plazas, parks, and 
recreational trails ~hich are poblicly owned or over ~hich 
access easement:s are proposed as a condi::::!.on of de•1elopmenc 
are co be designated as public use areas. (See Chapce.r II, 
Section A. Public Access). 

d. Visitor-serving commercial uses are provided for in t~e areas 
show~ in Figure 12. Principal pe~tted visitor-se~~~g co~­
~e~cial uses are co include hotel/motels (includi~g ac~essory 
beauty shops, heal:h spas, gift shops and travel agencies}, 
f=od service establishments, recreation related cc~ercial uses 
(e.g., dive shops, boating supplies, bicycle rentals}, and 
shops of a eouist commercial nature (e.g. antique shops, ar: 
galleries, personal apparel shops, gift shops, and handicra::· 
and work shops). · 

Dinner theaters are to be allo.,.ed in the visitor-ser-~ing ccm­
~ercial use area but only as conditional uses ~here adequate 
parking is assured and hours of. operation are set so as o.ot to 
create a par!<ing overlap probl~ ·Jith persons both ~~ceri~g 
and e."'C.iting a d:!.!l.ller i:heatre si:lul:aneousl7 during ?ericds of 
pea~ parking d~cd and ~Jhere such conditional uses ~ill occu~v 
no·more than hal£ of the site's usable floor area. 

Professional oi!ices (except at scree~ floor level), warehouses, 
non-coastal dependent: assembly and packaging (from previously 
prepared ~terials), and non-coast:al dependenc research and 
testing laboratories are also to be allowed as c~nditional uses 
in the visitor-serling commercial use area where hours of opera­
tion are l~:ed to non-peak d~d period (dayt~e), where ade­
quate parking is assured and provisicn for use of.pravidad parking 
during pea~ evening hours is :::tade, and ~here suo condit1onal use 
will occupy no more than half oi the site's usable floor area . 

· IV-A-.3 
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e. Public parking to serve the land uses designated above is 
shown in Figure 12 and discussed in detail in the Parking 
section. 

Air rights for yisitor-serving commercial ~evelopment are 
to be allowed over public parking lots 1, 2 and 3 shown in 
Figure 12. 

When parking structures are constructed on lots 1 and 2 
shown in Figure 12, visitor-serving commercial uses are to 
be allowed along the designated front of the ground floor 
level. For lot 1 the designated front is to be along Wave 
Street and for lot 2 the designated front is to be along 
Canne~ Row. · 

4. Prooosed LCP !mrole~entacion Ac:ions 

a. Zoning Ordinance revisions for defining and ~plement~~g land 
use policies. 

b. Working rtth th~ Coast Guard,. de•1elop use guidel~nes for the 
Coast Guard breakwater area. 

c. Use guidelines for conditional uses as outl~ed in :~e land. 
use policies. 
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ATTACHMENT 2 

THE CODE OF THE CITY OF MONTEREY, CAUFORNIA 

Mixed-use Projects. 

1. Purpose. A mixed-use project is a mix of residential uses and commercial uses in a 
commercial zone •. It is the intent of this subsection to encourage the mix of retail, office 
and residential uses. This subsection applies to ail mixed-use projects. If inconsistencies 
exist between this subsection and those of the underlying zone, the provisions of this 
subsection shall apply. 

2. 

Mixed-use projects shall be permitted with a Use .P~rmit in ~ILC_c!.i.~Jric!~·. 

Principally Permitted Uses, Conditional Uses, and accessorv uses. After approval ofthe 
original use permit to establish a mixed use, offices and retail uses shall be allowed 
subject to requirements of 'the underlying zone, except that a use permit shall be required 
for the following uses if permitted in the underlying zone: 

a. Contractor's establishment (building, heating, cabinet, painting, plumbing, 
electrical, and the like) when operated in conjunction with a retail store or office 
and conducted wholly within a building. 

b. Liquor stores, including package stores. 

c • Businesses with employees present before 6:00 a.m. and/or after 10:00 p.m. 

d. Commercial recreation and entertainment facilities. 

e. Dry cleaning processing operation. 

f. Printing and publishing or lithographic shop. 

g. Restaurants with li.ve entertainment and/or dancing. 

3. Uses Not Allowed in a Mixed Use Development. The following uses are not allowed in 
a mixed use development, even if listed as permitted or conditional uses in the underlying 
zone. 

a. Adult businesses. 
b. Bars with live .entertainment and/or dancing. 
c. Convenience markets with gas pumps. 
d. Vehicle/equipment repair, service stations, vehicle washing, and vehicle storage. 

I 

4. Propert,y Development Standards. Mixed use development shall meet the property 
development standards of the underlying zone, with the following qualifications and 
exceptions: 

a. Street Frontage Uses. Commercial and office uses shall be the predominant street 
frontage use in a mixed-use proj~t . 

b. Design Intent. Mixed use developments should be compatible with the existing 
. design elements of the surrounding area. The development should not look like 

an apartment building, if the predominant design is commercial. Density may 
.lf(i;:;,~IA COASTAL COMMISidKxceed 30 units per ac~ if the Planning Commission determines that additional 

H lB"~T LL C.i',./.f:S Ml'lll!d US& units will make the mixed use building size and height compatible with adjoining 
I I f 'IJI'ti/lfll.llfCe,. buildings. 

~ 
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c. 

THE CODE OF TiiE CITY OF MONTEREY, CALIFORNIA 

Usable Open Space. Private open space is encouraged for ~ch residential unit. 
Interior patio areas or patios to the rear of a building are options for providing 
open space. 

d. Parking Requirements. Off·street parking and loading shall be required for all 
uses, subject to the requirements set forth in Article 18. 

e. 

f. 

· Noise. An acoustic analysis and noise mitigation program to reduce noise 
transmission between commercial and residential uses shaU be submitted with a 
use permit application for a use which typically generates high noise levels in a 
mixed use building. 

An acoustic analysis and noise mitigation program for residential units shall be 
submitted with the use permit application for a mixed use project in an·area with 
noise generatorS such as traffic, evening activity, ·music, etc. 'in the immediate 
area. Noise mitigation me:lSures may include insulation of walls and windows, 
placement of sleeping quarterS in interior locations, and placement of closets and 
utility areas between the outside noise sources and living or sleeping areas. 

Other Reauired. Conditions. Each residential unit shall be provided a separate 
storage area consisting of at least 100 cubic feet and having a minimum horizontal 
surface of 25 square feet. In addition, for projects with more than four units, 
there shall be at least one washer and one dryer for each five units. 

• 
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ATTACHMENT 3 

Sec. 38-115 THE CODE OF· THE CITY OF MONTEREY, CALIFORNIA 

OFF-S'l'REET PARKING AND LOADING SPACES REQUIRED 

Use Classific:l.tioas 

Mixed-usc PrcjcdS 

·. 

Off-sttl:Ct Plrkin1 
Spaces: Schedule A 

Business and professional offices, 
1 space per 27S sq.ft.; commercial 
retail uses, 1 space per 400 sq.ft. 
for the first 1,000 sq.ft. of floor 
area, and 1 per SOO sq.ft. of floor 
arcs thcr=sft.er; residential apartment 
units- all units shall have a minimum 
of 1 permanently· assigned parldug space 
for each unit (no covered parking spaces 
required). Parlciug adjustme:tts and shared 
parlcing riJ11Y bcs sued for both the commercial 
and residential pad:ing requirement in a 
mixed use projec1. 

Off· street 
Loading spaces: 
Schedule B 
Group Number 
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CITY OF MONTEREY WATER ALLOCATON 

WATER A V AlLABLE AS OF NOVE1\1BER 1. 1996 

original Peralta Allocation 
Water Credit 
Water from District Reserve 

Subtotal 

Water Committed to Development 
as of November 1, 1996 

Water Available 

Water Conditionallv Released 
Cannery Row Hotel 

71.98 
42.80 

4.·34 

119.12 

66.495 

52.625 

29.072 

29.072 

Water Available (52.625 - 29.072) 23.553 
City Reserve - 20.000 

Water Available to be Allocated 
by Staff as of November 1, 1996 

CITY RESERVE 
Allocated to Residential (1) 
Allocated to Commercial (1) 

Unallocated Water 

Total Reserve 

5.000 
5.000 

10.000 

20.000 

(l} Maximum 2 acre feet per project to be allocated from City 
reserve. Any additional water to come from retrofit credits. 

NOTE: ALL NUMBERS ARE ACRE FEET OF WATER 
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