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SYNOPSIS

The City of Monterey is proposing to amend the Cannery Row Land Use Map to re-designate portions of
Cannery Row from Visitor Serving Commercial to Coastal Dependent, from Visitor Serving
Commercial to Visitor Accommodation Commercial (2 new designation), from Visitor Serving
Commercial to Public Use Area, and from Parking to Visitor Accommodation Commercial. In addition,
the City is amending one Cannery Row Public Access policy, amending two Cannery Row Land Use
policies, and adding one new Land Use policy. Specifically, the City is requesting the following changes
to its certified Cannery Row Land Use Plan:

1.
2.

Amend Public Access policy ¢.4. to add the word “linear” to the text.

Amend Land Use Policy a. to allow aquaculture and marine research uses in Coastal Dependent
and Visitor Serving Commercial designated areas, subject to approval of a conditional use
permit.

Amend Land Use Policy .d. to delete hotels/motels as allowable uses in Visitor Serving
Commercial designated areas, to specify that certain commercial uses require a Conditional Use
Permit in Visitor Serving Commercial use areas, and to remove limitations on hours, usable
space, and parking provisions for professional office use and warehouse and industrial uses and
allow these uses (except professional offices) only in preexisting structures. |

Add new Land Use Policy f. to include the new land use designation Visitor Accommodation
Commercial use.

Amend Land Use Plan Figure 12 to re-designate San Carlos Beach Park from Visitor Serving
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Commercial to Public Use Area.

6. Amend Land Use Plan Figure 12 to re-designate two parcels from Parking to Visitor
Accommodation Commercial.

7. Amend Land Use Plan Figure 12 to re-designate the Aquarium education building parcel and the
Aquarium’s new exhibit wing from Visitor Serving Commercial to Coastal Dependent.

8. Amend Land Use Plan Figure 12 to re-designate all hotel/motel properties along Cannery Row
from Visitor Serving Commercial to Visitor Accommodation Commercial.

Staff has reviewed the proposed amendment to the Land Use Plan for conformance with the Coastal Act.
As discussed in detail below, Staff recommends approval of the City of Monterey Cannery Row
proposed Land Use Plan Major Amendment No. 1-01, with modifications.

The Commission certified the Cannery Row segment of the City of Monterey’s Land Use Plan on
November 3, 1981. The zoning portion (implementation plan) is not yet certified. Thus, the City does
not have coastal permit-issuing authority. The City has organized and submitted this Land Use Plan

amendment request in accordance with the standards for amendments to certified LCPs (Coastal Act

Section 30514, California Code of Regulations 13551 through 13553). The amendment was filed on
February 15, 2002. The Planning Commission and the City Council held noticed public hearings.
Excerpts from the City’s amendment submittal are attached as Exhibit 1.

SUMMARY OF STAFF RECOMMENDATION

It is necessary to analyze the relationship between the amendment and the LUP as currently certified to
ensure that the proposed changes will not conflict with other components of the LUP necessary to
maintain Coastal Act conformance or internal LUP consistency. In undertaking such an analysis with
respect to the subject amendment, Commission staff found that the submittal does not provide adequate
measures to ensure that Coastal Act priority visitor-serving uses in this very popular visitor destination
will not be displaced in the future by land use designations that restrict hotel/motel use. Furthermore,
staff found a number of areas of the certified LUP that require modification to be consistent with the
proposed changes. Thus staff recommends that the Commission deny the proposed land use plan
amendment as submitted. Staff further recommends that the Commission approve the amendment with
suggested modifications that provide internal LUP consistency and one modification that specifies a date
at which time hotel/motel uses will again be permitted in Visitor Accommodation Commercial
designated areas.

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
Jjurisdiction, giving local guidance as to the kinds, locations, and intensities of coastal development. The
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Implementation Plan (IP), or zoning portion of an LCP, typically sets out the various zone districts and
site regulations that 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 must be consistent with the Coastal Act.

While elements of the City of Monterey’s LUP, such as the Cannery Row LUP, have been certified by
the Commission, the City does not have a fully certified LCP, because of the lack of a certified IP. In
instances such as these, the Coastal Commission retains coastal permit authority over development
proposals within the coastal zone, as is the current case within coastal areas of the City 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 current amendment proposals, 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 other LUP segments and an IP before the City can obtain coastal permit authority, it will revise the
policies contained within the certified LUP. Certification of the future IP will require that the IP be
consistent and adequate to carry out the certified LUP. The City’s IP has been submitted for certification
and will be placed on a Commission agenda for a hearing later in 2002.

ADDITIONAL INFORMATION

For further information about this report or the amendment process, please contact Susan Craig, Coastal
Planner, at the Central Coast District Office of the Coastal Commission at 725 Front Street, Suite 300,
Santa Cruz, CA 95060; telephone number (831) 427-4863.

TABLE OF CONTENTS
SUMMARY OF STAFF RECOMMENDATION ......cccvceeiniivniremseisrnsenseaseesenssessasrorssasssssessessesesssesesesenses 2
I Staff ReCOMMENAAtION.....cciiiiiierieirtirreceeierieeineerersrsntnressesseesessesasessessssssnensassessassnesneseesessessrssesasssess 4
II. Suggested MOGIfICAtIONS.......cvirreerirrierierientesreeeeessaesnesseseessessessesssssassasessseseessessessesasassossssncssassessnsseossos 5
IIL Recommended FINAINES........cciiiininmniriirirnecsiiismsasisessosiesssasssssssssasssssassosssessassessssessesssesesssssssonsss 9
A. Clarifying Amendment to Public Access POIICY C.4......ccoueeverrrrvernrrsrnsessenneessnsencesneseansnsensenns 9
B. Re-designate Aquarium Education Building Parcel and Aquarium Expansion Wing............... 9
C. Re-designate San Carlos Beach Park from Visitor Serving Commercial to Public Use ......... 10
D. Re-Designate Hotel/MOte]l PIOPEITIES ......ccvcinvinserirssssecnensererensearesssesssrssessassossssssensosssassssassesess 12
E. Aquaculture/Marine ReSEarch USES........coceerierrersrerseerecsensncessesseseessessesssesssasessnsssssssassassssessons 14
F. Re-Designate Two Parcels from Parking to Visitor Accommodation Commercial ................ 15
G. Amend Land Use POLCY d. ..cuccvvireierieniinrnieneniintininecinnsesesssssecnesecsssssssssnesssssrassassassessossssosesse 16
IV. Consistency with the California Environmental Quality Act (CEQA)......ccecorerrcerrerrereresasessenscsessacs 16

California Coastal Commission



4 MCR-MAJ-1-01 (Cannery Row LUP Amendments) 3.21.02 stfrpt.doc

. STAFF RECOMMENDATION
DENIAL OF LAND USE PLAN AMENDMENT AS SUBMITTED

MOTION 1:

“I move that the Commission certify Major Amendment No. 1-01 to the City of Monterey Cannery Row
Land Use Plan as submitted by the City.”

STAFF RECOMMENDATION OF DENIAL

Staff recommends a NO vote. Failure of this motion will result in denial of the land use plan
amendment component as submitted and adoption of the following resolution and findings. The motion
passes only upon an affirmative vote of a majority of the appointed Commissioners.

RESOLUTION:

The Commission hereby denies certification of Major Amendment No. 1-01 to the Cannery Row Land
Use Plan of the City of Monterey as submitted and adopts the findings set forth below on the grounds
that the amendment component, as submitted, does not conform with the policies of Chapter 3 of the
Coastal Act and does not provide internal LUP consistency. Certification of the land use plan
amendment would not comply with the requirements of the California Environmental Quality Act
because there are feasible alternatives or mitigation measures which would substantially lessen any
significant adverse impact which the land use plan amendment may have on the environment.

APPROVAL OF LAND USE PLAN AMENDMENT IF MODIFIED AS SUGGESTED
MOTION 2:

“I move that the Commission certify Major Amendment No. 1-01 to the City of Monterey Cannery Row
Land Use Plan, if modified as suggested by Modifications 1-18 in this staff report.”

Staff recommends a YES vote. Passage of this motion will result in certification of the amendment
component with suggested modifications and adoption of the following resolution and findings. The
motion to certify with suggested modifications passes only upon an affirmative vote of a majority of the
appointed Commissioners.

RESOLUTION:

The Commission hereby certifies Major Amendment No. 1-01 to the City of Monterey Cannery Row
Land Use Plan if modified as suggested, and adopts the findings set forth below on grounds that the land
use plan amendment with the suggested modifications will meet the requirements of and be in
conformity with the policies of Chapter 3 of the Coastal Act. Certification of the land use plan
amendment if modified as suggested complies with the California Environmental Quality Act because
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either 1) feasible mitigation measures and/or alternatives have been incorporated to substantially lessen
any significant adverse effects of the plan on the environment, or 2) there are no further feasible
alternatives and mitigation measures that would substantially lessen any significant adverse impacts
which the land use plan amendment may have on the environment.

Il. SUGGESTED MODIFICATIONS

Commission staff suggests the following changes to the proposed Land Use Plan amendment, which are
necessary to make the requisite findings. If the local government accepts all of the suggested
modifications within six months of Commission action, by formal resolution of the City Council, the
amendment will become effective upon Commission concurrence with the Executive Director finding

that this has been properly accomplished. The suggested modifications are presented below in a format
that indicates additions to the submittal with underline and deletions with strkethrough.

Note: The amendment proposal, as originally submitted, is attached to this staff report as Exhibit 1. A
number of figures of the LUP affected by the submittal, as currently certified, are attached as Exhibit 2.

Re-Designation of Aquarium Education Building Parcel and Aquarium New Exhibit Wing:

1. Revise Figure 6 (see Exhibit 2, pg. 2) to designate the Aquarium education building parcel
and the new exhibit wing as Coastal Dependent.

2. Revise Figure 7 (see Exhibit 2, pg. 3) to remove the Aquarium education building parcel and
the new exhibit wing from the Visitor Serving Commercial land use designation.

3. Modify Coastal Dependent Non-Recreational Activities Policy a. as follows:

The existing Coast Guard facilitieé, the launch ramp and marine facility site, and the
propesed aquarium site are designated as coastal dependent land uses as shown in Figure
6.

Re-Designation of San Carlos Beach Park

4. Revise Figures 6 and 7 (see Exhibit 2, pp- 2-3) to remove San Carlos Beach Park from the
Visitor Serving Commercial designation.

5. Revise Figure 18 (see Exhibit 2, pg. 7) to remove San Carlos Beach Park from “potential new
development.”

6. Delete Public Access Policies b.3, b.4, b.5, b.6, b.7, b.8, and c.5, and delete Public Recreation
Policy a.l:
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b.2.  Provide access to the viewpoints along the rocky shoreline as discussed in the
Public Access section (see policies c.1., ¢.2., ¢.3., c.4.56:5.).

8. Revise Public Recreation Policy a.2., as follows:

Provide parking for skin diving and casual beach activities at San Carlos Beach by
ereating maintaining the two new parking lots along Foam Street as shown in Figure 5

and by maintaining the San Carlos Beach parking lot (sec peliey-a-5—underPublie-Access
and policy a. under Parking).

9. Add the following policy to LUP Public Access policies regarding San Carlos Beach Park:

The City will maintain San Carlos Beach Park for Public Use as a coastline park with

landscaped turf areas, walkways, seating areas, restrooms, parking, vista points to the
Bay, and access to the beach and waters of the Monterey Bay National Marine Sanctuary.
Uses of the San Carlos Beach Park include general beach use, picnicking, and entry and

exit points for divers.

10.  When all of the above modifications regarding San Carlos Beach Park have been made,
renumber the Public Access and Public Recreation policies so that they remain consecutive.

Re-Designation of Hotels/Motels from Visitor Serving Commercial to Visitor Accommodation
Commercial

11.  Amend First Paragraph of Land Use Policy d. to state:

Visitor-serving commercial uses are provided for in the areas shown in Figure 12.
Principal permitted visitor-serving commercial uses are to include: hotel/motels (after
April 15, 2012) (including accessory beauty shops, health spas, glﬁ shops, and travel
agencies)...

(Note: the remainder of this policy will be amended as submitted by the City — see
Exhibit 1, pp. 1-2).

12.  Revise Figures 6 and 7 (see Exhibit 2, pp. 2-3) to remove the Visitor Serving Commercial land
use designation from all hotel/motel properties.

13. Amend Visitor Serving Commercial LUP policies a, b, and ¢ to be consistent with amended Land
Use Policy d, as follows:

a. Principal permitted visitor-serving commercial uses are to include hotel/motels (after
Apri] 15, 2012)(including accessory beauty shops, health spas, gift shops and travel
agencies), food service establishments, sidewalk cafes (but not including fast food
restaurants and restaurants/bars with live entertainment), recreation-related commercial

uses conducted within a completely enclosed building ¢e-g-dive-sheps;-beatingsupplies;
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bieyele—rentals), and shops of a tourist commercial nature (e.g., antique shops, art
galleries, personal apparel shops, gift shops, and handicraft and work shops). The above
uses are to be in proper character with and scale to the Cannery Row area.

Fast food restaurants, restaurants and bars with live entertainment, commercial uses not

conducted within a completely closed building, personal improvement uses, and walk-up
service windows are allowed in the V1s1tor-Serv1ng Commercial use area sub]ect to
approval of a Conditional Use Permit.

b. Museums and dinner theaters are to be allowed in the visitor-serving commercial use

area but-enly-as-a-conditional-use- subject to approval of a Conditional Use Permit (See

policy d. under Land Use section).

c. Professional offices (except at street floor level), warehouses, non-coastal dependent
assembly and packaging (from previously prepared materials), and non-coastal dependent
research and testing laboratories are also to be allowed as conditional uses in the visitor-

serving commercial use area only in pre-existing structures, with the exception of
professional offices.

Aquaculture/Marine Research Uses

14.  Revise Figure 6 (see Exhibit 2, pg. 2) to show that aquaculture and marine research are
conditional uses in Visitor Serving Commercial and Coastal Dependent designated areas.

15. Modify Visitor Serving Commercial Policy d. to provide internal LUP consistency:

In visitor-serving commercial use areas along the shoreline, aquaculture and marine

research uses are to be allowed as— prineipal-permitted—use subject to approval of a
conditional use permit (See policy a. under Land Use Section).

16. Modify Coastal Dependent Non-Recreational Activities Policy b. to provide internal LUP
consistency, as follows: \

Aquaculture and marine research uses shall be allowed and encouraged as—prineipal
permitted—uses—along—the—entire—shereline in_coastal dependent designated use areas
subject to approval of a conditional use permit.

Re-Designation of Two Parcels from Parking to Visitor Accommodation Commercial

17.  Revise Figures 4, 7, 9, and 10 to remove the Parking designation for the two inland parcels that
will be developed as part of the Monterey Peninsula Hotel (see Exhibit 2, pp. 1, 3, 4, & 5).

18.  Modify Land Use Policy e. to provide internal LUP consistency, as follows:

Air rights for visitor-serving commercial development are to be allowed over public
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parking lots 152; and 3 shown in Figure 12.

serving commerclal uses are to be allowed along the de51gnat¢d front of the ground floor
level of the Cannery Row parking garage. Ferdot1-+tThe designated front of the Cannerv
Row parking garage is to be along Wave Street, and-for-lot-2-the-designatedfront-is-to-be
along CanneryRow-

4

11l. RECOMMENDED FINDINGS

The Commission finds and declares as follows:

Al Clarifying Amendment to Public Access Policy ¢.4

The City is requesting to amend Public Access Policy c.4. to add the word “linear” to the text (see
Exhibit 1, pg.1). This policy currently requires “a minimum of 250 square feet for each 100 feet or
portion thereof of front footage...” The amendment would clarify that the 100 feet is measured in linear
feet, not square feet. This change is minor and does not present any coastal issues. Staff recommends
approval as submitted.

B. Re-designate Aquarium Education Building Parcel and Aquarium Expansion Wing

The City wishes to amend the Cannery Row Land Use Map (Figure 12) to re-designate the new wing
exhibit of the Monterey Bay Aquarium and the parcel containing the Aquarium’s education building
from Visitor Serving Commercial to Coastal Dependent (see Exhibit 1 pg. 4 for proposed amended Land
Use Map and Exhibit 2 pg. 6 for existing Land Use Map). Coastal Act Sections 30101 and 30255
specifically address coastal-dependent development, and state:

Section 30101: “Coastal-dependent development or use” means any development or use which
requires a site on, or adjacent to, the sea to be able to function at all.

Section 30255: Coastal-dependent developments shall have priority over other developments on
or near the shoreline...

The Cannery Row Land Use Plan states that, “Shoreline dependent, non-recreational uses should be
defined to include those that require a waterfront location (e.g., ... aquariums...).” Coastal Act Section
30101 defines coastal-dependent as “any development that requires a site on, or adjacent to, the sea to be
able to function at all.” The Monterey Bay Aquarium is a coastal-dependent use because it requires a
constant inflow of seawater to maintain and house marine organisms.

The Monterey Bay Aquarium was completed in 1984. The Aquarium's education building was approved
in 1989 and was constructed across the street from the main aquarium complex as an expansion of the
original facility. A major expansion (the "new exhibit wing") was approved in 1992 and provided for
the demolition of an existing warehouse and various foundations to the east of the main aquarium site
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and the development of a new facility that effectively increased the square footage of the aquarium
complex by one third. However, this addition to the aquarium has remained designated as Visitor
Serving Commercial, as has the parcel that houses the Aquarium’s education building. The proposed
amendment would re-designate the new exhibit wing and the education building parcel as Coastal
Dependent. This re-designation would be consistent with their existing use and with the designation of
the original portion of the Aquarium. Since the Aquarium is a use that must be located on or adjacent to
the ocean to be able to function, the re-designation would be consistent with Coastal Act Sections 30101
and 30255 regarding coastal-dependent development or use. The re-designation would also be
consistent with the definition of “shoreline dependent, non-recreational uses” in the Cannery Row LUP.

As submitted, the proposed amendment would modify the Cannery Row Land Use Map. Other maps in
the Cannery Row LUP, however, designate the new wing and the education building as Visitor Serving
Commercial. Thus, staff suggests Modifications #1 and #2, which would apply to Figures 6 & 7 of the
Cannery Row LUP (see Exhibit 2, pp. 2-3). These modifications would provide for internal consistency
of the LUP by ensuring that all maps/figures in the LUP no longer designate these portions of the
Aquarium as Visitor Serving Commercial. Also, Modification #3 updates the LUP by deleting the word
“proposed” from Coastal Dependent Non-Recreational Activities Policy a., as it pertains to the
Aquarium. With the above modifications, the Commission finds that the proposed Land Use Plan
amendment provides for internal LUP consistency.

C. Re-designate San Carlos Beach Park from Visitor Serving Commercial to Public Use

Coastal Act Sections 30211, 30213, and 30220 provide for public access to the sea and oceanfront
recreational use, and state:

Section 30211: Development shall not interfere with the public’s right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use of dry
sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30213: Lower cost visitor and recreational facilities shall be protected, encouraged,
and, where feasible, provided. Developments providing public recreational opportunities are
preferred.

Section 30221: 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.

Cannery Row Land Use Policy c states:

The sandy beaches, accessways, pedestrian plazas, parks, and recreational trails which are
publicly owned or over which access easements are proposed as a condition of development are
to be designated as public use areas.

«
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Historically, the San Carlos Beach Park was the site of several canneries and a warehouse. The Visitor
Serving Commercial designation was placed on the site when it was still in private ownership and was
being considered for hotel use. The San Carlos Beach Park is now owned by the City and operated as a
public park. The park provides landscaped turf areas, walkways, seating areas, barbecues, bike racks,
vista points, and public access to the Monterey Bay.

The majority of parcels along Cannery Row are designated as Visitor Serving Commercial (see Exhibit
2, pg. 6 for existing land use map). Although public access to the Monterey Bay is provided at a number
of locations along Cannery Row, very few areas are designated specifically for Public Use. These
include an area adjacent to the site of the approved Monterey Peninsula Hotel (a portion of which will be
used as the hotel’s vehicle turnaround), the shoreline along Macabee Beach, the shoreline along the
proposed Oceanview Plaza, and a small park adjacent to the Monterey Plaza Hotel. For these beach
areas, the area beyond the mean high tide line belongs to the City; the other portions of these parcels are
privately owned. ' :

The proposed amendment would modify the Cannery Row Land Use Map (see Exhibit 1, pg. 4) to re-
designate the San Carlos Beach Park from Visitor Serving Commercial to Public Use. This re-
designation would be consistent with the Park’s existing use and would be consistent with Coastal Act
Section 30211 regarding public access and Sections 30213 and 30221 regarding recreational uses, both
of which are priorities under the Coastal Act. The re-designation would also provide internal LUP
consistency with Land Use Policy c, which requires publicly owned beaches and parks to be designated
as public use areas. Other maps in the Cannery Row LUP, however, designate the San Carlos Beach
Park as Visitor Serving Commercial. Thus, staff suggests Modification #4, which would apply to
Figures 6 and 7 (see Exhibit 2, pp. 2-3) of the Cannery Row LUP. This modification would provide for
internal consistency of the LUP by ensuring that all maps/figures in the LUP no longer designate San
Carlos Beach Park as Visitor Serving Commercial. Furthermore, Modification #5 is required to amend
Figure 18 (see Exhibit 2, pg. 7) to remove San Carlos Beach Park as an area of “potential new
development.” In addition, there are a number of policies in the LUP that are outdated because they
were written when the San Carlos Beach Park area was still under private ownership (Public Access
policies b.3, b.4, b.5, b.6, b.7, b.8 c.5, and Public Recreation policy a.1). Thus, staff recommends
Moedification #6, which deletes these outdated policies from the LUP. Modification #7 amends Public
Recreation Policies a.5 and b.2., which cite Public Access policies that will be deleted. Modification #8
amends Public Recreation Policy a.2 regarding parking at San Carlos Beach. Also, Modification #9
adds a new policy that describes the function and existing development of San Carlos Beach Park under
the Public Use designation. Finally, Modification #10 requires the appropriate renumbering of all
Public Access and Public Recreation policies. These revisions are needed to update the LUP and ensure
its accuracy with regard to existing conditions. With these modifications, the Commission finds that the
proposed Land Use Plan amendment regarding re-designation of San Carlos Beach Park from Visitor
Serving Commercial to Public Use is internally consistent with the remainder of the LUP.
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D. Re-Designate Hotel/Motel Properties
Coastal Act Sections 30213 and 30222 protect visitor-serving facilities and state:

Section 30213: Lower cost visitor and recreational facilities shall be protected, encouraged,
and, where feasible, provided. Developments providing public recreational opportunities are
Dpreferred.

Section 30222: The use of private lands suitable for visitor-serving commercial recreational
Jacilities 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.

The majority of Cannery Row is designated Visitor Serving Commercial (see Exhibit 2, pg. 6 for
existing Land Use Map). The Visitor Serving Commercial designation allows for a wide range of uses,
including hotels, motels, and a variety of other visitor serving uses, such as shops and restaurants. Under
the amendment, all hotels/motels along Cannery Row (including the yet-to-be-developed Monterey
Peninsula Hotel) would be re-designated as Visitor Accommodation Commercial. Hotel/motel uses
would no longer be allowed in Visitor Serving Commercial land use areas (see Exhibit 1 for the
proposed modifications to Land Use Policy d., for the new policy that defines Visitor Accommodation
Commercial uses, and for the proposed amended Land Use Map).

Currently, properties that are designated Visitor Serving Commercial in the LUP are zoned either
Cannery Row Commercial (C-R) or Visitor Accommodation Facility (VAF) in the City’s uncertified
zoning ordinance. Hotels/motels are not a permitted use in the C-R zone, but they are a principle
permitted use in all areas designated Visitor Serving Commercial in the LUP. Thus the uncertified
zoning ordinance is not consistent with the Land Use Plan. Therefore, the City is submitting this portion
of the amendment to provide consistency between the LUP and the uncertified zoning ordinance.

The standard of review for this change is the Coastal Act, not consistency with the uncertified zoning
ordinance. Accordingly, because hotel/motel uses would be limited to lands designated Visitor
Accommodation Commercial, it is necessary to know the number of existing hotel/motel rooms and
their occupancy rates to analyze whether this supply will be adequate to meet the needs of coastal
visitors, which is a priority under the Coastal Act. The following analysis includes the number of
hotel/motel rooms in the entire City of Monterey (not just in the coastal zone) because the City is
relatively small and all hotels/motels within the City are no more than a few miles from the coast.

The City of Monterey has a total of 4,495 hotel rooms (in and out of the coastal zone). Upon
development of the approved 208-room Monterey Peninsula Hotel and an approved 24-room addition to
a downtown Monterey hotel, this number will increase to 4,727 hotel rooms in Monterey. The average
annual occupancy rate for Monterey hotels ranged between approximately 64% and 70% from 1993
through 2001 (see Exhibit 3). Using the highest annual average of 70%, this would mean that there are
an average 1,349 hotel rooms available in Monterey on a given night, with the remainder of the rooms
being occupied. The highest occupancy period is for the two-month period ending 8/31 of each year.
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During these summer months the average occupancy rate generally is between 80% and 90%. On
summer weekends it is likely that the occupancy rate is closer to 100%, but in general there is some hotel
availability during the summer months, given the 80% to 90% summer average occupancy rate. For the
two-month periods ending 12/31 and 2/28, the occupancy rate ranges from approximately 46% to 57%.
These occupancy data suggest that there are an adequate number of hotel rooms in the City of Monterey
and that, in general, hotel occupancy is impacted primarily in the summer months, but even during that
time some hotel rooms are available. .

Future growth estimates for hotel accommodations are not available, but according to the Monterey
County Convention and Visitors Bureau, growth in tourism dollars spent in Monterey County should
increase 2% to 5% per year for the years 2002 through 2006. This estimate applies to Monterey County,
not just the City of Monterey. No growth estimates are available exclusively for the City of Monterey.
These estimates include all tourist dollars, not just those spent on hotels and motels.

The City’s charter does not allow for the development of any more hotel rooms without voter approval,
except for the approved 208-room Monterey Peninsula Hotel and an approved 24-room addition to a
downtown hotel. These rooms, when built, will increase the number of hotel rooms in the City by
approximately 5%. Given this and the annual average occupancy rate that ranges from 64% to 70%, it
appears that hotel rooms are available in Monterey throughout the majority of the year.

The Commission’s concern regarding this portion of the amendment is to ensure that an appropriate mix
of uses on Cannery Row, including hotel and motel use, will continue under the re-designation. As
stated above, the current Visitor Serving Commercial designation contains a wide range of uses. Under
the existing Visitor Serving Commercial designation, a hotel along Cannery Row would be able to
convert to a use other than overnight visitor accommodation. Under the amendment, all hotel properties
along Cannery Row will be re-designated Visitor Accommodation Commercial. This re-designation will
restrict these properties to hotel/motel uses and their accessory uses. This will help to ensure that
hotel/motel accommodations along Cannery Row will continue to be available. Furthermore, under the
amendment, approximately 30% of the Cannery Row area will be designated Visitor Accommodation
Commercial. Approximately 40-50% will be designated Visitor Serving Commercial, with the
remainder being designated Coastal Dependent or Public Use (see Exhibit 1, pg. 4). This mix of uses
provides variety along Cannery Row and is appropriate for this highly visited area of the coast.

As stated above, there is generally adequate hotel/motel availability in Monterey. However, this could
change depending upon the amount of tourism growth the City realizes in the coming years. If tourism
growth is high, it is possible that limiting hotel/motel uses to areas designated Visitor Accommodation
Commercial could create a shortage of available rooms in Monterey throughout much of the year. Also,
in the future there may be opportunities for redevelopment of properties in which a hotel use may be
appropriate, although the land use designation may not allow this use. Thus the amendment, as
submitted, may lead to inconsistency with Coastal Act Sections 30213 and 30222 in the coming years.
Therefore, Modification #11 is needed. This modification provides that hotel/motel uses will again be a
valid use in Visitor Serving Commercial designated areas in ten years. At that time, if the City can
demonstrate that restricting hotel/motel use to the Visitor Accommodation Commercial designation still
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provides for an appropriate mix of land uses, consistent with the Coastal Act, the City may submit an
amendment to remove this time limitation. With this modification, the amendment is consistent with
Coastal Act Sections 30213 and 30222 regarding visitor-serving facilities. Further modifications,
however, are necessary to provide internal LUP consistency. Thus, staff suggests Modification #12,
which would apply to Figures 6 and 7 (see Exhibit 2, pp. 2-3) of the Cannery Row LUP. This
modification would provide for internal consistency of the LUP by ensuring that all maps/figures in the
LUP no longer designate hotel properties along Cannery Row as Visitor Accommodation Commercial.
Modification #13 amends Visitor Serving Commercial LUP policies a, b, and ¢ to be consistent with
amended Land Use Policy d. With these modifications, the re-designation of hotel/motel properties
from Visitor Serving Commercial to Visitor Accommodation Commercial is consistent with the visitor-
serving policies of the Coastal Act and also provides for internal LUP consistency.

E. Aquaculture/Marine Research Uses
Coastal Act Section 30222.5 states:

Oceanfront land that is suitable for coastal dependent aquaculture shall be protected for that
use, and proposals for aquaculture facilities located on those sites shall be given priority, except
over other coastal dependent developments or uses.

Land Use policy a. currently allows aquaculture and marine research uses along the entire shoreline in
Cannery Row as principal permitted uses. The proposed amendment would allow aquaculture and
marine research uses only in Coastal Dependent and Visitor Serving Commercial designated use areas,
subject to approval of a conditional use permit (see Exhibit 1, pg. 1).

The City wishes to amend the LUP to provide consistency with the City’s uncertified zoning ordinance.
Currently, the hotel properties along Cannery Row are zoned VAF (Visitor Accommodation Facility).
Aquaculture and marine research uses are not allowed in the VAF zone. Three of the four VAF zoned
properties are developed with hotels/motels. The fourth VAF property has been approved for hotel
development (the Monterey Peninsula Hotel). City staff believes that it is highly unlikely that an
aquaculture or marine research use would replace a VAF facility and, therefore, that a zoning change to
allow these uses in the VAF zone is not warranted. Thus, the City wishes to amend Land Use Policy a.
to allow for aquaculture and marine research only in Coastal Dependent and Visitor Serving Commercial
designated use areas, and not in the new Visitor Accommodation Commercial (VAC) designation (see
section D above).

The effect of this portion of the amendment would be to exclude aquaculture and marine research uses
from the new VAC designation. As stated above, properties to be designated VAC already are
developed for hotel/motel use or have been approved for such use. Thus, it is highly unlikely that these
properties would ever become available for aquaculture or marine research use. Furthermore, even with
the new VAC designation, the majority of Cannery Row will remain designated Coastal Dependent or
Visitor Serving Commercial, areas in which aquaculture and marine research uses are allowed. Thus,
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there will remain an adequate number of parcels along Cannery Row in which these coastal-dependent
uses are allowed. Given that there will remain adequate sites along Cannery Row that allow aquaculture
and marine research uses, the proposed amendment is consistent with Coastal Act Section 30222.5
regarding protection of land suitable for aquaculture.

The City’s zoning ordinance requires that aquaculture and marine research uses obtain a conditional use
permit. The LUP, however, states that these uses are principal permitted uses. Thus the City wishes to
amend the LUP to require that aquaculture and marine research uses obtain a conditional use permit (see
Exhibit 1, pg. 1). Any such future development along Cannery Row will require a coastal development
permit, which is a conditional permit. Also, as stated above, the City has submitted its Implementation
Plan for certification. Staff will review the criteria for conditional uses for aquaculture and marine
research uses when the IP is evaluated. Thus this aspect of the amendment does not present any coastal
issues.

As stated above, the proposed amendment is consistent with the Coastal Act. However, as submitted,
the amendment would create internal LUP inconsistencies. Figure 6 (Coastal Dependent Non-
Recreational Activities) defines aquaculture and marine research as principal permitted uses in Visitor
Serving Commercial land use areas (see Exhibit 2, pg. 2). To address this internal inconsistency,
Modification #14 amends Figure 6 to state that aquaculture and marine research are conditional uses in
Visitor Serving Commercial and Coastal Dependent designated areas. To further maintain internal LUP
consistency, Modifications #15 and #16 amend Visitor Serving Commercial Use Policy d. and Coastal
Dependent Non-Recreational Activities Policy b., respectively, to state that aquaculture and marine
research require a conditional use permit. With these modifications, the Commission finds that the
proposed Land Use Plan amendment will provide internal LUP consistency.

F. Re-Designate Two Parcels from Parking to Visitor Accommodation Commercial
Coastal Act Section 30252 states, in part:

The location and amount of new development should maintain and enhance public access to the
coast by (1) facilitating the provision or extension of transit service... (3) providing
nonautomobile circulation within the development, (4) providing adequate parking facilities or
providing substitute means of serving the development with public transportation...

The City proposes to amend the Cannery Row Land Use Map (see Exhibit 1, pg. 4 for proposed
amended Land Use Map and Exhibit 2, pg. 6 for existing Land Use Map) to re-designate two parcels on
the inland side of Cannery Row from Parking to Visitor Accommodation Commercial (these parcels are
designated with a number “2” on the existing Land Use Map). This site has been approved for hotel use
since the mid 1980s and has never been used for parking. In its January 2001 action on the Monterey
Peninsula Hotel, the Commission approved these parcels for hotel use. The Commission found that,
except for certain peak periods, the nearby Cannery Row parking garage usually has a high availability
of spaces. In addition, the City operates a shuttle during the peak summer months and the Monterey

«

California Coastal Commission



16 MCR-MAJ-1-01 (Cannery Row LUP Amendments) 3.21.02 stfrpt.doc .

Peninsula Hotel will provide employee and guest parking in its own parking garage approximately one
block inland. The proposed amendment seeks to re-designate this site to a use that the Commission has
already approved and found consistent with Section 30252 of the Coastal Act regarding development.
Other maps in the Cannery Row LUP, however, designate these two parcels for Parking. Thus, staff
suggests Modification #17, which would remove the parking designation on these two parcels from
Figures 4, 7, 9, and 10 of the Cannery Row LUP. Modification #18 amends Land Use Policy e to delete
lot “2” from being designated for parking development and to update the LUP regarding the Cannery
Row parking garage. With these modifications, the Commission finds that the proposed Land Use Plan
amendment regarding re-designation of two parcels on the inland side of Cannery Row from Parking to
Visitor Accommodation Commercial provides internal LUP consistency.

G. Amend Land Use Policy d.

The City is also proposing to amend Land Use Policy d. to require use permits for a variety of
businesses, to achieve consistency with the City’s uncertified zoning ordinance, which requires use
permits for these activities (see Exhibit 1, pp. 1-2). City staff believes these uses (such as fast food
restaurants and bars with live entertainment) have potential land use impacts and should be subject to a
discretionary review to assure that the uses will not have adverse impacts on adjoining properties. This
aspect of the proposed amendment is minor and does not present any Coastal Act issues.

The City also wishes to amend Land Use Policy d. to remove limitations on hours, usable space, and
parking provisions for professional office use, warehouse and industrial uses, and non-coastal dependent
‘research and testing laboratories (see Exhibit 1, pg. 2), and to limit all of these uses, except professional
office use above street level, to preexisting structures. These limitations were developed prior to the
opening of the Monterey Bay Aquarium and construction of the Cannery Row parking garage. The
City’s uncertified zoning ordinance does not contain these limitations but does limit warehouse,
industrial uses, and non-coastal dependent research and testing laboratories to preexisting structures.
Regarding parking, the City’s zoning ordinance has specific parking requirements for all uses. These
requirements will be evaluated upon review of the City’s submitted Implementation Plan. The purpose
of these amendments is to ensure consistency between the LUP and the City’s zoning ordinance. This .
aspect of the proposed amendment is minor and does not present any Coastal Act issues.

IV. CONSISTENCY WITH THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA)

The Coastal Commission’s Local Coastal Program development and certification process has been
designated by the Secretary of Resources as the functional equivalent of the California Environmental
Quality Act (CEQA). No impacts are associated with the proposed land use plan changes. As discussed
above, the City’s proposal, as modified, is consistent with the Coastal Act and will not have any
significant adverse environmental impacts. Therefore, the Commission finds that Amendment No. 1-01
is consistent with the provisions of the California Environmental Quality Act.
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. CANNERY ROW LOCAL COASTAL PROGRAM
' — LAND USE PLAN
. ADDENDUM

Policy language added to the LUP is underlined and policy language deleted from the
LUP is shaded.

II.  Public and Coastal Related Use and Access
A Public Access

Page II-A-8, revise Policy c.4.

4. Require improvements to and a public access easement fora
pedestrian plaza (a minimum of 250 square feet for each 100 linear
feet or portion thereof of front footage along the rocky promontory
south of Macabee Beach and the rocky promontory on the former
San Xavier Cannery site) as a condition of development of parcels
along the rocky shoreline.

IV. LAND USE AND DEVELOPMENT IN THE CANNERY ROW COASTAL
| ZONE

‘ | A LANDUSE

Page TV-A-3, revise Policy a.

shall e jgweé (gnd encouraged as priacipat perat
s ite shos in Coastal Dggendent and Vlsxtor Servmg

Commercxal desxgnated use areas subject to approval of a
Conditional Use Permit

a. a. As coastal dependent uses, aquaculturc and rnarme research uses

Page IV-A-3, revise Policy d.,

d VlSltor-semng commercnal uses are prowded forin the areas

s '8 - g i "y '
service estabixshments mdewalk cafes (but not including fast food
restaurants and restaurants/bars with live entertainment), recreation

related commercxal uses conducted wx n

shops of a tourist commermal nature (e g, anthue shops art

galleries, personal apparel shops, gift shops, and handicraft and
. work shops).
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health spas. gift shops, travel agencies, and rental car a encies
subiect to approval of a Conditional Use Permit.
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1993
1994
1995
1986
1997
1998
‘1999
2000
2001

2002

84.6
84..0
80.2
85.1

88.8

87.2

86.0
87.7
86.8

76.5

FROM

" 74.9

77.2

80.2

78.6
764
78.9
71.7

64.5

TRANSIENT OCCUPANCY TAXES
Average Occupancy Rates

123 228 430
475 46.2 61.3
496 49.2 83.0
50.2 496 61.6
§0.6 526 754
51.1 546 70.0
54.4 ' 52.7 83.7
524 56.6 682
50.9 52.4 71.3
54.6 541 64.6
49.4

P
o

ANNUAL

6/30 AVERAGE
16 63.9
66.2 645
67.4 §4.0
76.5 69.7
76.7 702
67 68.9
75.1 69.1
78.2 69.9
66.6 67.3
63.5
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