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1.1 Regional Context

Source: Plan Morro Bay

The City of Morro Bay is a full-service,
general law city of approximately 5.3 square
miles located in San Luis Obispo County,
California. The city hasa population of 10,692
(2024) and was founded in 1870. The city is
located within the Estero Bay Region and
serves asthe safe harbor between Monterey
and Santa Barbara. The City's location on
the waterfront and within the Estero Bay
Region have made it a functional economic
hub for commercial fishing. In 1996, the
City established the Waterfront Master
Plan. This plan was created in response to
the increasing urbanization of California
and the City's ongoing commitment to
balance the need to maintain a working
waterfront while planning forimprovement
and enhancement of the commercial and
public access elements of the harbor.

The Morro Bay Waterfront Master Plan
(WMP) Update Plan Area is generally
located within the central and western
part of the city, along the waterfront of
Morro Bay (see Figure 1.1). The eastern edge
of the Plan Area overlaps the Downtown
Waterfront Strategic Plan Area.

Two highways run through Morro Bay,
Highway 1 and State Route 41. Highway 1
is a major north-south state highway
that is approximately half a mile from the
northern edge of the project boundary
and one mile from the southern edge of
the project boundary. Highway 1 and State
Route 41 connect Morro bay to US101in San
Luis Obispo (13 miles from Morro Bay) and
Atascadero (17 miles from Morro Bay).
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Figure 1.1: Regional Context Map
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1.2 Project Area
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The Morro Bay Waterfront Master Plan
area boundary expands the 1996 Plan
boundaries to include the adjacent former
Wastewater Treatment Plant (WWTP) and
the former Power Plant site. The project
area includes areas along the Embarcadero
between Tidelands Park and Morro Rock,
as well as four parcels along Atascadero
Road and the Embarcadero north of Morro
Creek. While the 1996 Waterfront Master
Plan included 69 acres, the updated
Waterfront Master Plan includes a total of
179 acres. The project areais organized into
six character areas. The first four character
areas are consistent with the 1996 plan's
character areas. Two new character areas
are the former Wastewater Treatment
Plant and former Power Plant site. The
project boundary and character areas are
shown in Figure 1.2.

3. Embarcadero Visitor Area
SR ,

Source: Plan Moay

5. Former Power Plant Site

Source: crn Morro Bay

1. Morro Rock/Coleman Park
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Source: PlaceWorks
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Figure 1.2: Plan Boundary Map
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1.3 Historical Context
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Source: Plan Morro Bay

This section is a brief statement on the
history of Morro Bay's waterfront. Please
refer to Section 4.2 for a narrative on the
complexownershiphistoryofthewaterfront
and Section 9.1 for a more detailed history
of Morro Bay's waterfront from 1996 to
present, including a consensus statement
from the Waterfront Master Plan Advisory
Committee on the status of the proposals
in the 1996 Waterfront Master Plan.

The land that is now the City of Morro Bay
has a long history that has formed the
character of the city as it is today. For many
years, the Central Coast, including the area
that is now Morro Bay, was occupied by
indigenous Native American groups. The
Salinan People and Northern Chumash
have inhabited the California Central Coast
for thousands of years. The Salinan People
referred to Morro Rock as Le'samo, and it is
a key component of multiple tribal legends.
The Chumash called Morro Rock Lisamu,
anditisclassified asan International Sacred
Site for the tribe. Today, Morro Rock is still
an important symbol for these tribes and is
a protected California Historical Landmark.

During the time of European exploration
in the 16th century, there were reports
from explorers spotting the rock and
naming it “El Morro.” Several years later
in the mid-18th century, the Spanish
expanded their colonization efforts into
Alta California through missions. Mexico
won independence from Spain in 1821,
but ultimately ceded California to the
United States in 1848 to end the Mexican-
American War. The Gold Rush began a
mass emigration to California, including the
Morro Bay area. The Morro Bay Township
was officially founded as a trading port for
cattle and dairy products in 1870, and soon
after, the Embarcadero was built and the
streets were laid out for Old Town, with
more modest development following.

Development in the area was mainly
concentrated along the bluff tops for many
years, with the Embarcadero remaining



mostly vacant. In fact, Morro Rock was an
island with natural tidal channels on both
sides until the 1930s. Construction along
the Embarcadero area began in 1942
when the Department of the Navy began
construction of an amphibious training
base as part of a national defense project
during World War Il. This included not only
the building of the two T-Piersand theinner
harbor revetment from Coleman Beach to
the sand spit, but also involved dredging
the current Navy and Morro Channels. The
dredge spoils were deposited behind the
inner harbor revetment to create what is
now the Embarcadero Road area.

After the war had ended, in the late 1940s,
buildings began being built along the
Embarcadero, and a fishing fleet began
to develop and use the T-piers and docks.
This remained the primary use along
Embarcadero for many years to come.
In 1949, the Navy base and all waterfront
facilities were sold to the County of San Luis
Obispo, andinthe early1950s the Navy base
property was sold to PG&E, who eventually
constructed the Power Plant. The City of
Morro Bay formally incorporated in 1964
and took ownership of the waterfront
facilities and trusteeship of state-granted
tidelands along the Embarcadero. The
Power Plant facility was decommissioned
in 2014, but the infrastructure still remains.
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2.1 Existing Land Uses

The Morro Bay waterfront is characterized
by a diverse mix of land uses and
businesses that collectively define the
Embarcadero as one of the City's primary
economic and activity centers. Current
on-the-ground land use data in the Plan
Area is maintained by the San Luis Obispo
Council of Governments (SLOCOG) and
can be seen in Figure 2.1. SLOCOG land
use data is collected and analyzed based ; T
on the designations given in the San Luis Businesses on the Embarcadero
Obispo County General Plan, which are Source. Plan Morro Bay
categorized differently, but in a parallel - .
manner, to the Morro Bay General Plan/LCP
land use designations. Table 2.1 provides
information about the comparable San
Luis Obispo County land use designation
descriptions to the SLOCOG land use
categories. Some of the SLOCOG land use
categories correspond to more than one
County land use designation.

Nearly half the land in Morro Bay is part
of Morro Bay State Park or the beach. View of Morro Creek
Because of this, the two largest land use Source. Plan Morro Bay
categories in the Waterfront Master Plan
area are Open Space Area/ Conservation
Area and Community Park/Regional Park/
Golf Course. This is followed by Major
Public Facility, which includes sites like
the former Power Plant, the former tank
farm, and areas along the Embarcadero
that are designated for fishing industrial
uses. Lastly, the third largest land use
is Downtown/Village and includes the
businesses and recreational opportunities
along the Embarcadero between Beach
Street and Tidelands Park. Other existing
land uses within the Waterfront Master
Plan boundaries are Public Facility/Public
Land, Community Park/Regional Park/Golf
Course, and Commercial Service/Industrial.
These land uses include locations like
the former Wastewater Treatment Plant,
Tidelands Park, and areas along Atascadero
Road.

View of Commmercial Fishing Area from Morro Bay
Source. PlaceWorks, 2025

View of Coleman Park and Morro Bay
Source. PlaceWorks, 2025
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Figure 2.1: Existing On-the-Ground Land Use Map
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Table 2.1: SLOCOG LAND USE CATEGORIES

SLOCOG Category: Downtown/Village
Equivalent SLO County Categories: Commercial Retail

SLO County Land Use Purpose Description
Central Business Districts (CBD):
a.To provide centralized locations for stores, offices, service establishments and amusements, offering a wide

range of commodities and services scaled to meet neighborhood and community general shopping needs.

b.To provide areas for a concentration of business and public facilities to encourage pedestrian circulation for

public convenience and for mutual benefit.

c. To allow for limited multi-family residential uses only as secondary to commercial uses.
d.To allow community scale shopping centers if designed for street pedestrian shopping; regional shopping

centers should be located within incorporated cities.

Visitor-Serving Commercial Areas:
e.To provide for Visitor-Serving Priority Areas.
f. To provide limited areas for highway traveler services and uses associated with tourists and vacationers within

urban areas on collectors or arterials or in rural areas where other commercial areas are distant.

g.To allow for commercial and compatible accessory uses related to resort or recreational activities.

f.

b.
C.

%

SLOCOG Category: Commercial Service/Industrial
Equivalent SLO County Categories: Commercial Service; Industrial

SLO County Land Use Purpose Description
Commercial Service Purpose:
a.

To provide areas for commercial or industrial trade services and light manufacturing where they will not
adversely affect surrounding properties.

To protect adjacent incompatible uses from harmful influences and prevent intrusion of conflicting uses.
To provide suitable locations for retail, wholesale, heavy commercial and service establishments usually
located near highway traffic or where terminal facilities are convenient.

Industrial Purpose:
d.
e.

To identify areas suited to industrial activities that will not adversely affect adjacent areas of other uses.

To provide opportunities for the concentration of industrial uses to enable efficient use of transportation,
circulation and energy facilities.

To protect adjacent land uses from harmful influences, as well as to prevent the intrusion of incompatible
uses into industrial areas. Residences are allowed only as caretaker or accessory uses.

Where the Industrial category is located outside of urban or village reserve lines, it is intended to reserve
appropriately located areas for industrial uses requiring large areas of land, nearby transportation or energy
facilities, or related activities compatible with agricultural and other rural uses

b.
C.

d.

SLOCOG Category: Major Public Facility
Equivalent SLO County Categories: Public Facilities

SLO County Land Use Purpose Description

The Public Facilities land use category is intended to be applied only to lands owned by public agencies. In the
event land designated in this category is transferred from public to private ownership, the county will initiate a
Land Use Element/Local Coastal Plan amendment to change the site to the same designation as an adjoining
privately-owned parcel. Purpose:

a.

To identify lands and structures committed to public facilities and public agency uses that benefit the public.
For proposed public facilities, where site selection has not occurred., site selection criteria are included in the
chapter entitled “Combining Designations and Proposed Public Facilities”, with development guidelines for
establishing the uses.

To provide areas for development of public facilities to meet public needs.

To identify adequately sized facility locations that satisfy both community and regional needs relating to the
population levels being served.

To identify facility sites based on the character of the area being served and also compatible with and
supportive of the comprehensive plans of agencies within the facility service area.




SLOCOG Category: Visitor-Serving
Equivalent SLO County Categories: Recreation

SLO County Land Use Purpose Description

a.

b.

&

To identify areas having recreational potential where private or public development of recreational uses can
be encouraged when not in conflict with surrounding rural and agricultural uses.

To allow for recreation and resort-oriented development that will be incidental to outdoor recreation on the
same site.

To allow recreation and resort-oriented development where significant public recreational resources are
available in the immediate vicinity.

. To provide for public park and recreation areas when not in conflict with surrounding rural and agricultural

land uses.
To provide for visitor-serving priority areas.

Character. Visitor-serving priority areas are: (1) Areas that presently serve tourists and visitors to the coast and
coastal communities, which are protected by preserving the visitor-serving uses within them. (2) Ocean-front
land, upland support areas and private lands and coastal areas suitable for Recreational and Visitor-Serving
commercial activities (as reflected on the land use maps) shall be preserved for such developments. Priority is
given to the use of private lands to enhance public opportunities for coastal recreation over private residential,
general industrial or general commercial development but not over agricultural or coastal-dependent uses.

(3) These areas are identified on the land use maps with the letter “v". The designation applies to the entire
Recreation category.

SLOCOG Category: Community Park/Regional Park/Golf Course
Equivalent SLO County Categories: Recreation

SLO County Land Use Purpose Description

a.

b.

&

To identify areas having recreational potential where private or public development of recreational uses can
be encouraged when not in conflict with surrounding rural and agricultural uses.

To allow for recreation and resort-oriented development that will be incidental to outdoor recreation on the
same site.

To allow recreation and resort-oriented development where significant public recreational resources are
available in the immediate vicinity.

. To provide for public park and recreation areas when not in conflict with surrounding rural and agricultural

land uses.
To provide for visitor-serving priority areas.

SLOCOG Category: Open Space Area/Conservation Area
Equivalent SLO County Categories: Open Space

SLO County Land Use Purpose Description

The Open Space category is applied to lands in public fee ownership, or private lands where an open space
agreement or easement has been executed between the property owner and the county. The category may also
be applied to areas left open as part of density transfer negotiated through the amendment process. Applying
the Open Space category to a parcel of land does not in and of itself, convey or imply any right of public access,
use, trespass or violation of privacy. The open space designation may be applied to public or private lands with
public easements, including the undeveloped portions of state park properties. Purpose:

a.
b.

Q

&

To identify land areas having value as primitive or natural areas.

To identify environmentally-fragile areas that are capable of supporting only passive recreational activities and
non-structural uses.

To identify areas in public ownership which are reserved for wilderness use or as a wildlife or nature preserve.

. Toretain areas with fragile plant or animal communities (such as marshes and wetlands) in a natural or

undisturbed state.
To retain natural beauty and ecological diversity.

SLOCOG Category: State Park/Beach
Equivalent SLO County Categories: Recreation

SLO County Land Use Purpose Description

a.

b.

e.

To identify areas having recreational potential where private or public development of recreational uses can
be encouraged when not in conflict with surrounding rural and agricultural uses.

To allow for recreation and resort-oriented development that will be incidental to outdoor recreation on the
same site.

To allow recreation and resort-oriented development where significant public recreational resources are
available in the immediate vicinity.

To provide for public park and recreation areas when not in conflict with surrounding rural and agricultural
land uses.

To provide for visitor-serving priority areas.

Source: San Luis Obispo County, Framework for Planning, 2018.
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2.2 Plan Morro Bay
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Plan Morro Bay, or the City's General Plan
and Local Coastal Plan, sets the goals,
policies, and directions the City will take in
managing its future. California law requires
local governments to adopt a general plan,
which must provide policy guidance for eight
elements: land use, transportation, housing,
conservation, noise, open space, safety, and
environmental justice. Plan Morro Bay also
includes two optional topics: community
design and economic development.

The Waterfront Master Plan Update address
three key General Plan policies:

® |U-8.1: Update Waterfront Master Plan.
Update the 1996 Waterfront Master Plan
with a focus on addressing issues of sea
level rise and future planning for Morro
Rock.

® LU-54: Vistra Site Master Plan. Create
a master plan for the redevelopment of
the former Vistra power plant site and
surrounding area, which could include
reuse of some of the existing buildings.
The master plan will be the responsibility
of the developer or property owner upon
property development. Encourage
extensive community  participation
in the master plan process. Ensure
that the land use map identified in
Figure LU-4 and development capacity
established in Table LU-2 guide land
planning for the site. Other objectives
for the master plan include creating
a better connection between the
two sides of the Embarcadero at the
Vistra site and creating a pedestrian-
friendly atmosphere along the site's
Embarcadero street frontage. The
master plan shall be incorporated into
the LCP via an LUP amendment with
Chapter 3 of the Coastal Act with the
standard of review prior to any CDP
processing for associated development.

® |U-55: Continued Industrial Use at
WWTP Site and Master Plan. The site of
the existing wastewater treatment plant
(WWTP) on Atascadero Road is proposed
to accommodate future visitor-serving,
recreation, and open space uses (see
Figure LU-4).Oncethe WWTPisrelocated
and operating at another site, and prior
to redevelopment of the site, a master
plan shall be prepared for the site and
surrounding public parcels with specific
objectives, needed improvements, and
area-specific zoning. Plan objectives
should include creating an environment
more focused on pedestrians, in
particular visitors and those using the
area for recreation. Redesign for this
area should take advantage of the
proximity and connection to the beach
and views of Morro Rock. Encourage
extensive community participation in
the master plan process. The master
plan shall be incorporated into the LCP
via an LUP amendment with Chapter 3
of the Coastal Act being the standard
of review prior to any CDP processing
for associated development. Until and
unless the WWTP is relocated, the
industrial WWTP use shall be allowed
to continue to operate at that location
as a coastal priority use and shall not be
considered nonconforming.
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Additional policies that the Waterfront
Master Plan Update will address include:

in sea level elevation. Updates to the LCP
aswell as project-specific coastal hazards

. . assessments shall use the best available
® Policy C-7.19: Infrastructure Relocation.

The City shall consider the relocation
of critical water and wastewater
infrastructure, as necessary and feasible,
to protect those services from the effects
of sea level rise and other coastal hazards.

Policy LU-7.8: Sea Level Rise Impacts on
Lateral Access. The following monitoring
and actions shall be taken to address
issues related to sea level rise in lateral
access areas.

Policy LU-87: Embarcadero/Harbor
coastal Hazards Standards. In the
Embarcadero area (i.e. the shoreline
between Coleman Park and Tidelands
Park) and for harbors/marinas
development shall include all feasible
measures to avoid, or if avoidance is
infeasible, to mitigate against coastal
hazard threats and potential impacts
of coastal resources. Fill and placement
of material in coastal waters, including
shoreline protective devices in this
area, shall be the minimum amount
necessary, shall be allowed only where
there is no feasible less environmentally
damaging alternative and where feasible
mitigation measures have been provided
to minimize adverse environmental
effects.

Policy LU-8.12: Develop Information.
The City shall continue to gather
information on the effects of sea level
rise and other coastal hazards on Morro
Bay's shoreline, including identifying
the most vulnerable areas, structures,
facilities, and resources, with a focus on
areas with priority uses such as public
access and recreation resources, ESHA,
and existing and planned sites for public
infrastructure. Increase funding for
public improvements with respect to
potential vulnerabilities and impacts to
infrastructure associated with changes

science, including the best available
scientific estimates of expected sea level
rise and potential resultant impacts. The
information gathered should address
multiple time frame horizons (e.g., 2025,
2040, 2050, and 2100) as well as multiple
sea level rise scenarios, as appropriate
and feasible.

Policy CIR-2.2: Street End Pedestrian
Connections. Create safer and more
distinct lateral access connections
across the street ends on the west side
of the Embarcadero at Dunes, Harbor,
Morro Bay Boulevard, Front, Pacific,
Marina, and Driftwood Streets, including
by relocating parking from these areas.

19
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2.3 General Plan Land Use
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Introduction

The General Plan land use map was
developed as part of Plan Morro Bay,
adopted in 2021. The General Plan Land
Use map includes the community’s vision
for the future character of development in
the City of Morro Bay. Figure 2.3 shows the
General Plan 2040 Land Use Designations
within the map area boundary. The
Waterfront Master Plan Area contains

five General Plan Land Use designations
and one General Plan Overlay area.
Abbreviated definitions for each land use
designation in the Plan Area are described
below, including the density allowed. Full
land use designations can be found in
Chapter 3B of Plan Morro Bay.

General Plan Land Use
Designations

VISITOR-SERVING COMMERCIAL
Commercial FAR: 1.25

This designation is generally located on
the east side of the Embarcadero and the
former Power Plant Site. The intent of this
designation is to encourage development
of visitor-oriented services and uses at
easily accessible locations and tourist
destinations in the coastal zone. Typically,
developments in this land use designation
should have ground-floor commercial and
lodging uses, with the upper floors reserved
for additional visitor accommmodation and
offices.

PUBLIC/INSTITUTIONAL
Commercial FAR: 0.5

This designation allows for public-serving
facilities, including government buildings
and service facilities, or quasi-public
facilities such as hospitals and cultural or
Civic resources.

COMMERCIAL/RECREATIONAL FISHING
Commercial FAR: 0.5 FAR

This designation was created to implement
Measure D, which protects the tidelands
between Beach Streetand Target Rock. This
land use designation limits development
and use permitstofishing-related activities,
ensuring these areas are designated
for commercial fishing infrastructure
and facilities that accommodate both
commercial and recreational fishing-
related activities.

WATERFRONT COMMERCIAL/INDUSTRIAL
Commercial FAR: 1.25 FAR

This designation allows a mix of visitor-
serving commercial uses and harbor-
related industrial uses on state tidelands
trust land that is on the west side of the
Embarcadero.

OPEN SPACE/RECREATION
Commercial FAR: N/A

This designation allows for areas of
improved and unimproved park facilities,
open space areas, natural resource areas,
and outdoor recreation.

MIXED-USE RESIDENTIAL OVERLAY
Commercial FAR: Same as underlying base
designation for nonresidential component.

Residential Density: 15.1-27.0 du/ac for residential
component.

This designation allows residential uses in
addition to the base allowed uses, provided
the residential uses are secondary to the
Visitor-Serving Commercial component of
the project.
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Figure 2.3: General Plan Land Use Map
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2.4 Zoning
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Zoning Districts

Figure 2.4 shows existing zoning districts
within the Plan Area. Definitions for these
zoning districts follow.

PARK AND RECREATION (PR)
Maximum Height: 25 Feet

This district is intended to identify and
Mmaintain areas for active recreation,
including City parks and other areas
that support recreational activities. Uses
include parks, playgrounds, campgrounds,
picnic areas, sports fields, golf courses,
recreational clubs, and other appropriate
recreational uses.

VISITOR-SERVING COMMERCIAL (VSC)
Maximum Height: 30 Feet

Maximum Density: As allowed in the Mixed-Use
Residential Overlay.

Maximum FAR: 1.25

This district is intended to provide areas
for visitor-oriented services and uses at
easily accessible locations and tourist
destinations. A range of visitor-serving uses
are allowed, including hotels and motels,
restaurants, retail, recreation, and other
uses that accommodate visitor needs and
activities.

OPEN SPACE (0S)
Maximum Height: 17 Feet

This district is intended for open space,
undeveloped parkland, habitat and natural
resource areas, and other areas that
provide open space, habitat protection
and enhancement, or support passive
recreation such as beach areas, linear parks,
trails.

PUBLIC FACILITY (PF)
Maximum Height: 17 Feet

This district is intended for facilities that
serve the public, such as government
buildings and service facilities, schools,
hospitals, cultural centers, and other public
and quasi-public uses.

WATERFRONT (WF)

Maximum Height: West side of the Embarcadero:
17 feet, determined by average grades of the land
portion of the site, not including bank on the

west side of the Embarcadero. Up to 25 feet may
be allowed pursuant to the WMP. All other areas
outside of the west side of the Embarcadero: 25
feet.

This district is intended to provide areas
for visitor-oriented services and uses at
easily accessible locations and tourist
destinations. A range of visitor-serving
uses are allowed, including hotels and
motels, restaurants, retail, recreation, and
other uses that address visitor needs and
activities. The district also prioritizes harbor
dependent uses.

COMMERCIAL FISHING (CF)

Maximum Height: 14 feet along Coleman Drive
except government structures necessary to meet
public needs and protect public safety. Other areas:
30 feet.

Maximum FAR: 1.25

Thisdistrictisintendedtopreserveareasthat
serve or facilitate licensed fishing activities,
commercial fishing, and incidental uses
supportive of fishing activities in the
Fisheries Sector (Measure D Zone), shown
on Figure LU-5 of Plan Morro Bay and
pursuant to Measure “D"” of the June 2, 198],
City ballot. The CF District intends to retain
the City's small-town fishing image, ensure
that development does not conflict with
the fishing industry, and prioritize existing
and new harbor-dependent uses. Land
uses are limited to coastal dependent uses,
including boating and fishing facilities,
marine sales and services, and incidental
parking and utility uses that are supportive
of fishing activities.
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Figure 2.4: Zoning Districts Map
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2.4 Zoning (Cont.)

Overlay Districts

Within the Plan Area boundaries are two
zoning overlay districts. These districts
allow specific planning goals to be met by
adding additional regulations to certain
regions in the city.

MIXED-USE RESIDENTIAL OVERLAY
DISTRICT (-MUR)

The Mixed Use Residential (-MUR) Overlay
District is intended to allow additional
opportunities for residential development
on certain parcels in the Visitor Serving
Commercial (VMC) District. The Mixed Use
Residential (-MUR) Overlay District applies
to all areas in that district shown on the
official zoning map.

In the Plan Area, this district allows single-
unit dwellings and muilti-unit residential
development up to 27 units per acre in
the VSC district, provided a Conditional
Use Permit is approved and the residential
development is part of a visitor-serving
mixed-use development.

WATERFRONT MASTER PLAN OVERLAY
DISTRICT (-WMP)

The Waterfront Master Plan applies to all
use and development of properties within
the boundaries of the Waterfront Master
Plan Overlay District on the official zoning
map. All development in the Waterfront
Master Plan (-WMP) Overlay District shall
be in accordance with the Waterfront
Master Plan.

Morro Bay Waterfront Master Plan
Background Report

Future development in the master plan area will
continue to prioritize Harbor-dependent uses.
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3. Coastal

Regulations

3.1 Coastal Regulations

® California Coastal Act: Local Coastal Program
California Coastal Commission: Sea Level Rise Guidance
Plan Morro Bay

Measure D

Measure A-24
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3.1 Coastal Regulations

California Coastal Act: Local
Coastal Program

The Waterfront Master Plan falls within the
California Coastal Zone, which is subject to
the Coastal Act. The Coastal Act regulates
development along the coast to preserve
sensitive lands and ensure public access.
The Coastal Act's primary policies focuses
on the following:

® Public Access. Ensures equitable
public access to coastal resources.

® Recreation. Protects land for visitor-
serving uses and facilities.

® Marine Environment. Preserves
resources and regulates construction.

® [and Resources. Preserves sensitive
habitats and resources.

® Development. Minimizes impacts
to coastal resources and maintains
scenic qualities.

® |ndustrial Development. Regulates
coastal-dependent industrial facilities.

® Sea Level Rise. Considers the effects of
sea level rise in coastal planning and
development.

Local Coastal Programs (LCPs) are
planning documents, approved by the
Coastal Commission, that are used by
local governments to guide development
in the coastal zone. LCPs contain rules
and regulations for future development
and protection of coastal resources by
specifying the appropriate location, type,
and scale of new or changed uses. LCPs
must conform to the broad requirements
of the Coastal Act and reflect the unique
and specific community characteristics
of the jurisdiction. Each LCP includes a
land use plan and local implementation
plan. The Land Use Plan designates land
use classifications, goals, and policies that
guide development (similar to a city's

general plan). The local implementation
plan includes measures to implement the
land use plan, typically through the zoning
ordinance.

Development in the coastal zone may not
commence until a coastal development
permit has been issued by the Commission
orbyalocalgovernmentwitha Commission-
certified LCP. Nearly the entire city of Morro
Bay, including the Waterfront Master Plan
area, is in the Coastal Zone, and therefore
the LCP is integrated into Plan Morro Bay
General Plan. The Morro Bay LCP was
updated and recertified by the California
Coastal Commission in August 2021.

California Coastal Commission:
Sea Level Rise Guidance

The California Coastal Commission’s Sea
Level Rise Policy Guidance was most
recently updated in 2024 to be consistent
with the Ocean Protection Council’s State
of California Sea Level Rise Guidance
document. It is intended to provide step-
by-step guidance, not regulations, on
how to evaluate and address sea level rise
in new and updated LCPs and coastal
development permits (CDP) according to
the policies of the California Coastal Act. The
guidance document provides principles
for addressing sea level rise in the Coastal
Zone, an overview of sea level rise science
and consequences for communities and
coastal resources, processes for addressing
sea level rise in LCPs and CDPs, and
potential adaptation strategies.

According to the guidance document,
intermediate, intermediate-high, or
high scenarios should be used for the
technical analyses of future sea level rise.
The intermediate scenario should be
used for development that would have
limited consequences and a higher ability
to adapt; the intermediate-high scenario
should be used for development that
would experience greater consequences
and have lower ability to adapt (such as



residential and commercial structures);
and the high scenario should be used for
development with little to no ability to
adapt that would have considerable public
health and safety consequences (such
as critical infrastructure). The adaptation
strategies in this guidance document fall
into the following categories:

® Coastal development and hazards
Public access and recreation

Coastal habitats, ESHA, and wetlands
Agricultural resources

Water quality and supply

Archaeological and paleontological
resources

® Scenic and visual resources

The Waterfront Master Plan will include
a sea level rise analysis and adaptation
pathways consistent with this guidance.

Plan Morro Bay

Plan Morro Bay, or the City's General Plan
and Local Coastal Plan, sets the goals,
policies, and directions the City will take in
managing its future. California law requires
local governments to adopt a general plan,
which must provide policy guidance for
eight elements: land use, transportation
(circulation), housing, conservation,
noise, open space, safety (public safety),
and environmental justice. The City's
General Plan also includes two optional
topics: community design and economic
development. The elements most relevant
to coastal regulations include the Land Use
Element, Coastal Access section, and the
Public Safety Element.

LAND USE ELEMENT: COASTAL ACCESS

The Land Use Element of Plan Morro Bay
contains policies and implementation
actions to implement the California Coastal
Act at the local level through coastal access
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regulations. The Waterfront Master Plan
area includes access to the shoreline via
lateral access, vertical access, and the
California Coastal Trail.

® |ateral Access is the ability to
move parallel to the coastline.
The Embarcadero area provides a
significant amount of lateral access;
however, in some cases lateral access
is blocked by commercial uses.
Plan Morro Bay provides a preferred
alignment and design to promote
continuous lateral coastal access along
the Embarcadero.

® \ertical public access includes
perpendicular access to the coast via
vertical access points. The Morro Bay
coastline provides extensive vertical
access in the Waterfront Master
Plan area, and buildings along the
Embarcadero are spaced to allow
public access to the shoreline. Vertical
access is also provided by parks along
the entirety of the Waterfront Master
Plan area, including Morro Rock Beach,
Coleman Park, Anchor Memorial Park,
Centennial Parkway, Mariner Memorial
Park, and Tidelands Park.

® The California Coastal Trail promotes
the Coastal Commission’s coastal
access objectives by promoting the
connection of roughly 1,200 miles of
trail along the Pacific Ocean from
Oregon to Mexico. A portion of this trail
goes through the Waterfront Master
Plan area.

The Land Use Element, Coastal Access
section, of Plan Morro Bay contains policies
to ensure continuous lateral and vertical
public access to the Morro Bay shoreling,
provide clear signage and amenities at
all access points, and address sea level
rise at lateral access points along the
Embarcadero and Front Street.
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PUBLIC SAFETY ELEMENT

The Public Safety Element of Plan Morro
Bay provides background information,
policies, and implementation actions
for coastal hazards that may affect the
Waterfront Master Plan Area. Figures
PS-7 and PS-8 in the Safety Element show
potential sea levelrise, flooding,and erosion
hazard areas in 2050 and 2100. While much
of the Waterfront Master Plan, including
the T-Piers/Fishermen Working Area,
Embarcadero Visitor Area, and Tidelands
Park area, are at relatively higher elevations
and may not be affected by coastal hazards
in 2050, Morro Rock/Coleman Park and
the Wastewater Treatment Plant and
adjacent properties are at sea level or lower
elevations and are already affected by high
tides, erosion, and inland flooding, which
are projected to worsen with sea level rise.

To address coastal hazards citywide, the
Public Safety Element contains Goal PS-3,
which is intended to ensure Morro Bay is
prepared for and responsive to the effects
of sea level rise and coastal hazards in
both the long and short term. The policies
under this goal acknowledge existing and
future shoreline protective devices, living
shoreline preservation, ideas for transfer
of development rights and a sea level rise
hazard zone, and project-specific coastal
hazards reports during the development
review process. These policies can be
used as the foundation for coastal hazard
adaptation strategies in the Waterfront
Master Plan.

Measure D

As Morro Bay expanded in the 1970s, there
were growing concerns among fishermen
that expanding tourism, including shops,
condos, and vacation rentals, was harming
the fishing industry along the waterfront.
Passed by citywide special election on
June 2, 1981, Measure D prohibits new
development on any state owned tidelands
in a half-mile stretch between Beach
Street and Target Rock, unless its primary

use is commercial fishing activities and
noncommercial recreational fishing. This
measure enabled the area to maintain
fishing-related uses and supported tourism
by enabling visitors to watch commercial
fishing operations from the Embarcadero.
Accordingly,the Waterfront Master Plan will
ensure that land uses in this area support
commercial and recreational fishing.

Measure A-24

Measure A-24 (Ordinance No. 659), adopted
in May 2024, applies to part of the northern
master plan area. This includes the Scott
Street hill area, Coleman Park and Morro
Rock parking lot, the former power plant
and tank farm. Plan Morro Bay designates
these portions of the Waterfront Master
Plan as Visitor-Serving Commercial and
Commercial/ Recreational Fishing. Measure
A-24 requires voter approval to change the
land use designations in these portions
of the Waterfront Master Plan area. The
Waterfront Master Plan will maintain these
land use designations, consistent with Plan
Morro Bay and Measure A-24.
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Figure 3.1: Areas Affected by Measure A-24
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4.1 Land Ownership
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Tidelands Trust Agreement

The Waterfront Master Plan area includes
some State-Granted Tidelands, which are
lands covered and uncovered by the ebb
and flow of the tides seaward of the mean
high tide line. While these lands are held
by the California State Lands Commission
in trust for the benefit of the people
of California, the California Legislature
enacted statutes granting sovereign public
trusts lands to local municipalities to
manage the trust. Revenues generated by
a trustee arising out of the use or operation
of their granted lands are state trust assets
and must be reinvested back into the trust.
These revenues must be kept separate
from the local entity’s general fund and
may not be used for any municipal purpose
or any purpose unconnected with the trust.

Details of the history of the tidelands is
provided later in this report in Section
4.2. Title to these lands was acquired by
Franklin Riley in 1872. In 1947, the County of
San Luis Obispo was granted sovereignty
over State Granted Tidelands in a portion
of Morro Bay to operate harbor and
facilities needed to promote commerce
and navigation. In 1960, the grant was
expanded for recreational uses — a public
park, parking, highways, playground, and
business incidental to these uses. When
the City of Morro Bay was incorporated in
1964, the County transferred the title of
these lands to the City. As a result of a 1968
Settlement Agreement, the City gained
full rights and title to the lands. Though a
portion ofthislandisleased to the California
Departments of Parks and Recreation and
Fish and Wildlife, the Waterfront Master
Plan area is still under the City of Morro
Bay's title of tide and submerged lands.
Figure 4.2 Ownership in the Waterfront
Master Plan Area shows the variety of
ownership and types of lands in the master
plan area. Much of the current ownership
pattern stems from the history of the
tidelands. This land is managed through
several funding sources, including:

Leases
Dockages
Moorings
Slip Rentals
Penalties
Grants

Investment Earnings

Sale of Capital Assets
® Other Services

The yearly revenue and expenditures are
reported annually to the California State
Lands Commission and as part of the City
of Morro Bay's Annual Comprehensive
Financial Report.

Harbor Department

The City created the Harbor Department
in 1985, whose focus is on property
management of the City’'s Tidelands
Trust Land (TTL), including administering
the City's waterfront leases. The TTL
encompasses what is described above as
the State Granted Tidelands and includes
the bay and the waterfront east of the right-
of-way line of the Embarcadero.

Harbor Department Lease Management
Policy

In 2020, the City developed its Harbor
Department Lease Management Policy.
The Policy serves as an advisory tool used
by the City, notably the Harbor Department,
and by lessees to ensure that development
maintains the vitality of the waterfront.
The policy contains lease administration
information, including approved uses, lease
information, terms, rent collection, and
environmental considerations,among other
topics.ltalsoincludesamasterleasetemplate.
The lease agreement includes: a fixed term;
rent; uses of the premises; construction,
alteration, or repairs; leaseholder mortgages,



Table 4.1: City-Managed Tidelands and Waterfront Leases

Lease Site
50-51W
52-52W
53W-56
57-61W
62-62W
63-64W
65-66W
67-67W
68-68W
69-70W

71-74W
75-77TW
78-81W

82-85W
86-86W
87-88W
89-89W
90-90W
91-92W
93-95W
96-96W
102 & W
105.1-2W
TO-112W
122-123W
124-128W &113W
129W-131W
132W-133W
134-136

137

141
144-144W
N T-Pier
Storage Bld.

Gear Storage

'By 2027 may request negotiations for long-term ground lease.

Location

451 Embarcadero
495 Embarcadero
501 Embarcadero
541 Embarcadero
551 Embarcadero
561 Embarcadero
571 Embarcadero
575 Embarcadero
591 Embarcadero

595 Embarcadero

601 Embarcadero
699 Embarcadero
701 Embarcadero

725 Embarcadero
801 Embarcadero
833 Embarcadero
845 Embarcadero
885 Embarcadero
897 Embarcadero
901 Embarcadero
945 Embarcadero
1001 Front St

1099 Embarcadero
1185 Embarcadero
1205 Embarcadero
1213, 1215 & 1217 Embarcadero
1231 Embarcadero
1235 Embarcadero
1235 Embarcadero
1247 Embarcadero
1279 Embarcadero
1287 Embarcadero
1275 Embarcadero

1620 Embarcadero

2Option to extend 15 years to 12/60.
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Master Tenant
Bayside Landing, Inc.
Bayside Landing, Inc.
Estero by Serenity
Morro Bay Yacht Club
Kayak Lease

Gray's Inn

Salt Building

Private Individual
Private Individual

Three Stack and a Rock
Brewing

Morro Bay Marina
Morro Bay Marina

Van Beurden Investments

725 Embarcadero LLC
Libertine

TLC Enterprises

Boatyard, LLC

Calandar

Anderson Inn, LLC

Harbor Center, LLC

House of JuJu

Orietta M. Degarimore Trust
Orietta M. Degarimore Trust
Great American Fish Co.
Harbor Hut, Inc.

MMBS, LLC

Morro Bay Seafood Company
Dockside Too

Dockside Restaurant

Crill's Taffy - HS&D Williams
Coast Guard - Office, Tower
MBOC

Coast Guard - North T-pier
Coast Guard

Commercial Fishermen's
Organization

Expiration
Pending
Pending
06/58
12/32
Pending
/44
12/35
06/48
06/48
04/32'

07/41
07/41
06/52

09/68
Pending
/68
n/41
09/40
12/55
06/60
09/55
06/44
06/44
06/35
07/50
12/452
Pending
06/48
06/48
06/43
04/39
06/46
09/39
09/27
06/33
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repairs, maintenance, and restoration;
indemnity and insurance; taxes and fees;
condemnation; assignment and subleasing;
default and termination; and special
provisions particular to a lease site.

The policy also identifies three different
leasing areas along the waterfront:

® Embarcadero Road north from Beach
Street. This area is zoned CF and
primarily allows for commercial and
non-commercial recreational fishing-
dependent uses.

® Embarcadero Road from Beach Street
to Tidelands Park/Public Boat Launch.
The City controls and manages the
public property on the west side of
Embarcadero Road, where land and
water area leases exist for commercial
development.

® South of Tidelands Park Water Area
Only Leases. The City leases only the
water areas in this area.

Some of the area along Embarcadero
north of Beach Street is zoned CF. This
zoning district is intended to primarily
allow for commercial and non-commercial
recreational fishing-dependent uses. The
commercial core area along Embarcadero
Road from Beach Street to Tidelands
Park/Public Boat Launch is an area where
land and water leases are possible for
commercial development. In the southern
portion, the city only leases water areas,
because the property and access to the
water is owned by private parties and not
the City.

At this time, there are 35 active leases
along the waterfront. Five of these have
pending expirations, and the remaining
have expiration dates from 2027 to 2068.
The lease lengths are outlined in the
agreements established with the City
based on the size of the lease site and level
of private investment, but other factors
may affect negotiations. These leases are
identified in Table 4.1.
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Figure 4.2: Ownership in the Waterfront Master Plan Area
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4.2 Ownership History of

the Waterfront

County-City Administration of
the Tideland and Waterfront

We can trace the modern history of
the Harbor back to the 1947 Tidelands
legislative Grant to the County of San Luis
Obispo by the State of California. The state
granted the county all lands from the high
tide line out to the 3-mile limit. The grant
entrusted the County with administration
and development of Morro Bay Harbor
for purposes of commerce and fisheries
and navigation. The legislation allows
leasing out of the granted lands to private
enterprise for tidelands trust purposes
for a period of up to 50 years. The grant
requires that all revenues raised in the
Tidelands area from fees for use of public
facilities and from lease rentals be used for
maintenance and development of harbor
facilities. The County had little experience
in development of harbors and fumbled
its way through a series of disjointed and
haphazard lease arrangements with people
who came in and inquired about use of the
lands. After World War I, between the years
1945-1959, the County progressively leased
portions of their Grant to small investors
for various waterfront purposes including
residential uses and some commercial
activities. The County considered business
development on the waterfront a high
priority and generally negotiated long-term
low rent ground leases to facilitate private
sector investments. They followed no overall
plan of development.

IN1959, a landmark opinion was rendered by
the District Attorney, who declared previous
leases let by the County to be invalid and
illegal based on non-conformance with the
Tidelands Grant. This opinion shook the
Board of Supervisors into the realization
that perhaps their administration of the
Tideland Grants had been improper,
perfunctory and was disadvantageous to
the orderly development of the Harbor.
It was at that time the Board directed
the County Planning Department to
prepare a Land Use Plan for the orderly
development of the Harbor. In addition,
they engaged a well-known Harbor
Engineering firm, Moffat and Nichol, to
prepare a technical plan for the Harbor and
Bay Development. This Plan was intended
to rectify existing conditions and provide
goals for future economic enhancement.
The Board of Supervisors directed the
County Administrative Officer to prepare a
series of new lease documents that would
legally reinstate those businesses allowed
to establish during previous years. Also,
about that time, the Board was approached
by financial interests to lease the North
end of the Sand Spit administered by the
County. These interests employed Moffat
and Nichol to integrate their development
plans with those of the County. Both the
County Planning Department and the
firm of Moffat and Nichol produced a
Plan for consideration before the Board
of Supervisors that advocated extensive
developments to the Harbor. In addition,
it incorporated a lease proposal for some
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90 acres on the end of the Sand Spit
proposed by the firm expressing interest
in its development. After several stormy,
sometimes bitter hearings, the Board of
Supervisors adopted the Harbor Plan.
Thereafter the Sand Spit lease was bid and
won by the interested corporation.

In the early 1960s, under pressure from the
State Lands Commission (the State agency
charged with responsibility of state granted
Tidelands), the County also asserted their
trusteeship responsibility on the west
side of the Embarcadero where upland
private property owners claimed title to the
Tidelands. The impact of this series of steps
by the County initiated litigation by previous
leaseholders and the Upland property
owners against the County. The private
property owners claimed they had bought
portions of the Tidelands with chains of
title sometimes going back in to the 1880s.
The State and the County claimed these
title transfers were illegal and said that the
upland private property owners would have
to lease the tidelands from the County at
what was considered fair market rent at
that time. This action in effect stopped any
further developments on the lease lands
within the Harbor, including the large Sand
Spit lease owner still in its planning stages.

In 1964, the City of Morro Bay incorporated
with the Tidelands ownership issues in hot
dispute. Some of the purposes expressed
by the proponents of the incorporation
involved dissatisfaction by the people of the
area over the conduct of the County and its
treatment of the Harbor. Undoubtedly the
County was feeling burdened by the cost
of the ongoing litigation and acrimonious
community dispute.

Morro Bay Waterfront Master Plan
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After the incorporation of the City of Morro
Bay, an immediate jurisdictional dispute
evolved between the County and the City.
The result of this dispute terminated in
cross complaints filed by both jurisdictions
and the State of California about the
administration of the Harbor and the
ownership of properties therein. This
additionaljurisdictional litigation forestalled
any progress toward solution to the legal
entanglements with the property owners.
The development of the Harbor continued
to be stalled. During the period of court
activity, the City of Morro established an
operatingagencytomanageandadminister
the Harbor on a status-quo basis. Eventually
the County, the City and the State agreed
that the City would take over the tidelands
grant lands and Harbor fee owned lands
(generally what was left of the old Navy
Base property including the Front Street
parking lotand the lands around the T piers)
within the City limits. The City executed an
agreement with the State and County in
1968 that it would administer the Tidelands
and Harbor fee land in compliance with
the Tidelands Grant including maintaining
an independent accounting of harbor
expenses and revenues. Once completed,
the City pursued a settlement with the
property owners and it was not until 1969
that the Thomas et al. lawsuit was settled
by executing 50-year low rent leases on
a group of 6 disputed lease sites. These
leases are known as the Pipkin Leases, 5 of
which continue on today. In 1981, the City
settled the Tidelands Park boundary line
with upland property owners effectively
closing out the title and tidelands grant line
boundary disputes.
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Shortly after the incorporation of the
City of Morro Bay and because of some
dissatisfaction about the County Plan, the
City employed two other firms, Hanh and
Wise (Planners) and Koebig and Koebig
(Engineers), to prepare a comprehensive
General Plan for the City including a revised
Harbor element. In 1966, an amended
Harbor Plan was incorporated into the City's
General Plan and presented to the Planning
Commission and City Council for adoption.
The Harbor Plan advocated considerable
change to the previous development
programs envisioned by the County. It
proposed massive configuration changesto
the structure of the Harbor; it relocated the
entrance channel; it proposed a connecting
landfill to the large area of the Sand Spit still
under lease waiting development; and it
provided for extensive marina development
between the Embarcadero and Sand Spit.
Although during the course of the hearings,
less expression of dissatisfaction with the
Plan was made by interested groups than
during the County Plan hearings, there
appearedto be asignificant undercurrent of
disagreement from within the community.
Although development of the Harbor
would not be started until after the legal
entanglements were resolved, the City
Council adopted the Koebig and Koebig
Plan as the basis for their future program
and transmitted their Plan to the Corps of
Engineers.
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In June 1970, the Corp of Engineers arrived
at a point in these studies that required a
commitment by the City Council in support
of pursuing their adopted Harbor Plan. The
appearance ofthe Corps of Engineers before
the Council brought forth a great number
of residents who stood in opposition to the
adopted Plan and so expressed themselves.
At this point in time, the Council in effect,
submitted to the protest and rejected the
Plan. They instructed the staff to pursue
alternatives to the Plan that would reflect
a greater consensus agreement about
Harbor development. The Corp of Engineers
directive required the submission of a
proposal for further Harbor improvement
work or the project work would not be
funded, perhaps even dropped from the
authorized project roles. Alternatives to the
Morro Bay Plan would have to be submitted
to the Corps of Engineers sometime in
October 1970.

Under this deadline, the City sponsored
a series of meetings with various interest
groups affected by harbor development.
At the conclusion of these meetings, City
staff, the City Council and the Planning
Commission met to reconcile the
recommendations and to formulate a
consensus Harbor Plan. The consensus plan
included conceptual recommendation for
a 400-slip commercial fishing marina in
the area of Coleman Drive, extensive new
pier and dock development along the
Embarcadero, and an 800-slip recreational
marina south of Tidelands Park. Obviously
the plan considered many landside changes
to accommodate such development. On
July 20, 1971 that plan was approved by the
City Council.

The City's General Plan Circulation Element
refers to the 1971 Harbor Development Plan
as the last council approved comprehensive
planning document for the Waterfront.
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4.3 1996 Waterfront Master Plan
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Overview

The following is a brief description of the
1996 Waterfront Master Plan. Refer to
Section 9.1 for a detailed history of Morro
Bay's waterfront from 1996 to present,
including a consensus statement from
the Waterfront Master Plan Advisory
Committee on the status of the proposals
in the 1996 Waterfront Master Plan.

The Morro Bay Waterfront Master Plan was
established in 1996 as a set of guidelines for
the Embarcaderoareatoadapttochanging
waterfront conditions while retaining
the views, ambiance, and traditions that
have defined the character of Morro Bay
for decades. The plan was created by the
Waterfront Committee, which was founded
in 1989 with members from the Planning
Commission, the Parks and Recreation
Commission, the Harbor Advisory Board,
and the Street and Trees Committee.

In this plan, the waterfront area of Morro
Bay is divided into four subareas by their
unigue characteristics, which require
different types of planning and design
responses from publicagencies and private
landowners. These areas can be seen in
Figure 5.1 and are described here.

® 1. Morro Bay/Coleman Park: This area
includes Morro Rock, the sand spit to
the former power plant intake plant,
and the beach portion up to Little
Morro Creek. This area is nearly flat,
except for the dunes to the north, and
was formed from landfill in the early
20th century.

® 2. T-Piers/Fishermen Working Area:
This area consists of the former power
plant intake plant and extends to
the intersection of the Embarcadero
at Beach Street. This area has been
developed by the fishing industry
and primarily reserved for working
fishing boats and shore-side support.
There are some restaurants and public
parking lots. To the east is the former
power plant intake plant.

® 3. Embarcadero Visitor Area: This
area includes the portion of the
Embarcadero between Beach Street
and South Street. This area contains
most of the commercial development
along the Embarcadero, with many
restaurants and a variety of stores.

® 4: Tidelands Park: This area consists
of the portion of the Embarcadero
between South Street and Tidelands
Park. This area is largely undeveloped
and has been planned for recreation
and park use to protect views of Morro
Bay.

The 1996 Waterfront Master Plan includes
recommendations for transportation and
harbor improvements, proposals for each
planning area, and waterfront design
guidelines. An evaluation of the existing
Waterfront Master Plan proposals by area
is in Section 9.1 of this Background Report.
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4.4 Downtown Waterfront

Strategic Plan

Overview
Adopted by City Council in 2018, the
Downtown Waterfront Strategic Plan

(DWSP) is a 10-year plan that focuses on
preserving the character of the downtown
and waterfront areas of Morro Bay while
enhancing housing, transportation, and
retail options. The DWSP planning area
encompasses the waterfront to the west,
Kern Avenue to the east, Beach Street to
the north, and Pacific Street to the south.
This area in Morro Bay is the commercial
and cultural core of the community, with
many local businesses, visitor attractions,
and residences within or just outside of the
planning boundary.

As part of the DWSP, areas in the downtown
or on the waterfront that have potential
for public or private development or
redevelopment were identified through
extensive outreach with the public,
stakeholders, and City staff. The Opportunity
Sites from the DWSP can be seen in Figure
43, Three opportunity sites and three
opportunity corridors included in the DWSP
fall within the Waterfront Master Plan
boundaries.

Design guidelines and catalyst projects for
the waterfront area were also established
with the DWSP. The guidelines were created
with the goal of preserving waterfront
views and the fishing village character of
Morro Bay, and the catalyst projects offer
future insight for potential waterfront
developments.

Catalyst sites within the Waterfront Master
Plan include opportunity sites #3, #5,
and #7. Each site has been targeted as a
potential location for a seafood and local
goods market. Additionally, site #3 has
the opportunity to become devoted to
ecotourism, a museum, or hotel/meeting
facility.

Opportunity corridors #1, #2, and #4 also
fall within the Waterfront Master Plan area.
Corridor #1 is considered a good candidate
for a harborwalk expansion, a hotel/meeting
facility or ecotourism. Corridors #2 and #4
have potential to become a family outdoor
entertainment area. Furthermore, corridor
#4 may be able to support ecotourism and
street furniture.

More information about the various catalyst
sites and the full Waterfront-Specific design
guidelines can be found in Chapter 2 of
the Downtown Waterfront Strategic Plan.
Design regulations in the Waterfront Master
Plan Update will preserve the intent of the
Downtown Waterfront Strategic Plan.

OPPORTUNITY AREAS IN THE
WATERFRONT MASTER PLAN

Opportunity Sites

Vacant Lot at Harbor and
Front (Opportunity Site #3)

Triangle Parking Lot
(Opportunity Site #5)

City lots at Embarcadero and
Pacific (Opportunity Site #7)

Opportunity Corridors

Coastal Access
(Opportunity Corridor #1)

Centennial Parkway
(Opportunity Corridor #2)

Embarcadero Corridor
(Opportunity Corridor #4)
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Figure 4.3: Opportunity Sites Map from the DWSP
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4.5 Climate Action
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The City of Morro Bay adopted its Climate
Action Plan (CAP) in 2014. A CAP is a
long-range plan that prepares the city
for climate change and outlines ways to
reduce greenhouse gas (GHG) emissions
in the city. The CAP is also intended to
aid in achieving community goals related
to lowering energy costs, reducing air
pollution, supporting local economic
development, and improving public health
and quality of life. The CAP is organized into
six chapters.

1. Introduction: This chapter explains
the purpose of the CAP and provides
context for the document.

2. GHG Emissions and Reduction Target:
This chapter gives an overview of the
2005 GHG emissions levels, the 2020
GHG emissions forecast, and the GHG
emissions reduction target.

3. Climate Action Measures: This chapter
explains the climate action measures
at a city-government-operations level
and at a community-wide level.

4. Adaptation: This chapter provides
an explanation of climate change
predictions and vulnerabilities for
the city and adaptation measures to
reduce these vulnerabilities.

5. Implementation and Monitoring: This
chapter discusses implementation
and monitoring policies and possible
funding sources for implementing the
plan.

6. References and Preparers.

The GHG emissions analyzed in the plan
came from the City of Morro Bay 2005
Greenhouse Gas Emissions Inventory
Update (2012), with forecasts and goals set
out for 2020. According to the emissions
inventory, the Morro Bay community
emitted 55,677 metric tons of carbon-
dioxide-equivalent (MT CO2e) GHG
emissions in 2005. The largest contributing

activity was transportation (40%), followed
by residential (29%), commercial/industrial
(21%), off-road (5%), waste (5%), and
wastewater (<1%) (see Figure 4.5). City
government operations represented 4% of
Morro Bay's GHG emissions across these
activities (see Figure 4.6). The CAP also
provided forecasts for emissions if things
continued “business-as-usual.” Under this
model, the 2020 emissions were expected
to increase by 14 percent to 63,395 metric
tons. State and local measures would lower
this forecast to 51,258 metric tons (see Table
4.]). The target for GHG emissions was a 15
percent reduction by 2020.

In order to achieve the City's 15 percent
reduction target goals, the CAP identifies
a series of climate action measures that are
anticipated to help reach levels 17 percent
below 2005 levels. These measures were
classified into the following categories:

® City Government Operations
(5 measures)

® Energy (6 measures)

® Transportation and Land Use
(6 measures)

® Off Road (2 measures)
® Solid Waste (1 measure)
® Tree Planting (1 measure)

The CAP also lists five adaptation measures
to help the community adapt to climate
change. The biggest changes expected to
be seen in the City of Morro Bay and San
Luis Obispo County region are:

® [ncreased Temperatures
Sea Level Rise
Storm Surges

Erosion

Changed Precipitation



To ensure implementation and monitoring
of these measures, each measure in

the plan identifies implementation
actions, departments responsible
for implementing/monitoring, cost

and savings estimates, GHG reduction
potential, a performance indicator, and
an implementation time frame. Three
implementation  policies were also
established in the plan.

A wide range of grant and loan programs
through state, federal,and regional sources
are available to aid in reducing emission

Figure 4.5: Community-Wide
GHG Emissions by Sector (2005)
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levels. These are constantly changing,
and those that are included in the plan
reflect what was available at the time of
production.

The Waterfront Master Plan Update will
support the CAP's Transportation and
Land Use measures to help reduce GHG
emissions in the City.

Figure 4.6: City Government Operations
GHG Emissions by Sector (2005)
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Table 4.1: Summary of Reductions from State and Local Measures and 2020

GHG Emissions

2020 Business-as-Usual Forecast

2020 Reduction from State Measures

2020 Reduction from Local Measures

Total Reduction from State and Local Measures

2020 Adjusted Forecast

GHG Emissions (MT COze)

63,395
1,871
-266
12,137

51,258
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4.6 Economic Development Roadmap
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In 2017, the City initiated an economic
development strategic planning process
to create the Economic Development
Roadmap for diversifying Morro Bay's
economy over the next five years. The plan
presents initiatives that have the greatest
direct impact on improving economic
output, employment and wages in Morro
Bay. The plan also provides implementation
recommendations that provide detailed
action items for implementing the key
initiatives.Economicrevitalizationinitiatives
presented in the Economic Development

Roadmap include:

1. Maintain & Enhance Morro Bay's Small
Town Character: Enhancing sense of
place through gateways, promoting
the character of each economic center,
addressing  abandoned buildings
and infill sites to attract business,
investment and visitors.

2. Create Vibrant Economic Centers:
Grow each economic center to its
fullest potential based on its unique
assets and opportunities.

3. Market Opportunity & Catalyst Sites:
Key catalyst sites, which are more
long-term, require finding potential
developers to invest in the city's vision
for economic growth. Opportunity
sites, are shorter-term and typically
are infill sites or reuse of buildings (or
aggregation of sites and buildings) that
could be attractive to investors and/or
small businesses.

As it relates to the waterfront, Initiative 1:
Maintain & Enhance Morro Bay’'s Small Town
Character identifies the Embarcadero/
Waterfront area as an Economic Center.
Economic Centers function as secondary
gateways to the City. The initiative suggests
creating a sense of place at economic
centers through branding, signage, public
art, and urban infill.

Initiative 2: Create Vibrant Economic
Centers provides an overview and tactical
recommendations for each of the four
economic centers. Recommendations for
the Embarcadero and Waterfront area
include:

® Build upon a “Waterfront” branding for
the area

® Provide a gateway feature at Morro Bay
Boulevard at Centennial Parkway

® Provide tertiary gateway features at
Market Street at Harbor Street and
Pacific Street

® Develop wayfinding and signage to
guide visitors to the Embarcadero's
multiple destinations

® Build upon the community's ‘fishing
village'imageofthewaterfrontthrough
the commercial fishing industry

® |dentification of the former Power
Plant and the Atascadero area as
catalyst sites.

® Develop strong public/private
partnerships with city controlled land
and local businesses.
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Figure 4.4: Opportunity Sites Maps from the Economic
Development Roadmap
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5.1 Current Waterfront Initiatives
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This section provides an overview of current
and upcoming City-led initiatives related to
the Waterfront Master Plan. Each initiative
is presented with a brief description, status,
and next steps. These initiatives are current
as of February 2026 and include:

® Coleman Park Conceptual Plan
Market Plaza Redevelopment
MorroRockVisitor AccessEnhancement

Morro Dunes RV Park Lease

Wastewater Treatment Plant
Decommissioning

® 180 Atascadero Road Concrete Plant
Decommissioning

® 801 Embarcadero Road Lease
® Bayside Landing Development

® Maritime Museum /1210 Embarcadero
Road

® Other Tidelands Leases
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Coleman Park Conceptual Plan

Description

The Coleman Park conceptual plan will be implemented in two phases.
The goal is to complete of Phase 1 before May 25, 2026, using funds from a
State Parks Grant, and develop Phase 2 with the WMP update.

Phase 1 will replace restroom facilities, build ADA parking and pathways,
and replace play area equipment. Phase 2 will include additional
amenities and facilities.

Status

The City has completed design plans and submitted a CDP (Coastal
Development Permit) application to be approved by the Coastal
Commission in March 2026. Bid documents have also been prepared
and the City will initiate construction work in March 2026.

A formal resolution was passed on September 18, 2025, by the City
Recreation and Parks Commission (RPC) to reduce the State Parks
grant scope to only the ADA parking and pathways, playground, and
restrooms. The RPC also provided input preferences for the restrooms.

Next Steps
® Obtain a CDP waiver in March

® Begin construction of Phase 1in March

® Continue seeking additional grant opportunities.

Market Plaza Redevelopment

Description

The WMP will be extended to include the City-owned Market Plaza
properties. The plaza has been identified as a catalyst site for economic
development in the WMP.

Status

During a budget goals update in March 2025, the City Council deferred
discussions on future development plans for Market Plaza until after
the Waterfront Master Plan Update.

The City signed a two-year lease extension (August 2025 - August 2027)
with Let's Get Tuned Yoga Studio.

Next Steps

® Engage public and stakeholders during the WMP process to
develop a land use concept plan and renderings for Market Plaza.
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Morro Rock Visitor Access Enhancement
Description

City staff is working with the California Coastal Commmission to create
a framework for a Morro Rock Visitor Access Enhancement Plan
to address public safety and maintenance concerns. The aim is to

identify opportunities for improvements to traffic management, public
services, and parking infrastructure.

Status

The City paused the staff working group to seek public input first,

during the WMP update, on ideas for managing and improving
access at the Rock.

Next Steps

® Continue to seek public input during the WMP update regarding
access at the Rock. The WMP will include a proposals for future
planning for Morro Rock.

Morro Dunes RV Park Lease
Description

The Morro Dunes RV park, currently jointly owned by the City and
the Cayucos Sanitary District (CSD), is leased to the park business

owner until 2028. The WMP will establish a vision to inform future City
decisions at this site.

Status

Existing lease expires in 2028. City staff have started discussions with
the current tenant.

Next Steps

® Continue discussions with the current tenant.

® Engage public and stakeholders during WMP process to develop

a land use plan for the property.
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Wastewater Treatment Plant Decommissioning

Description

A condition of approval for the City's Coastal Development Permit
(CPD) for the Morro Bay Water Reclamation Facility was the
decommissioning and demolition of the former Wastewater Treatment
Plant (WWTP), including thorough removal of all plant components.

Status

City Council approved a professional services agreement with Anchor
QEA for the decommissioning and engineering design on June 12,
2025. The contract has been executed and preliminary work by Anchor
QEA has started. The consultant has completed the Pre-Demolition
Structure Assessment Report and will begin work on a revised WWTP
Removal and Restoration Plan (CDP Special Condition No. 7). A
Construction Plan for the demolition project, design plans, and bid
documents for demolition are underway.

Next Steps

® The design team will work on amending the Demolition and
Restoration plan to modify the requirement of thorough removal of
structures.

® Archaeological investigations will be scheduled. Additional site
investigations are scheduled in February 2026 based on the findings
of the October 2025 field investigations.

Description

The City leases the property at 180 Atascadero Road, which contains a
former concrete batch plant, to Martin Marietta. The lease agreement
requires that the tenant decommission and demolish the existing
concrete plan facilities prior to terminating lease payments.

Status

Planning Commission approved a Coastal Development Permit
to authorize site demolition on May 20, 2025. Martin Marietta
has completed the demolition and decommissioning of the
concrete plant.

Next Steps

® The WMP Update includes land use concepts for 180
Atascadero Road.
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801 Embarcadero Road Lease

Description

The previous leaseholder of 801 Embarcadero has declined to proceed
with a lease renewal for the approved Libertine restaurant and hotel

development, which was approved by the Coastal Commission and City
Council.

Status

The City Harbor Department posted a Request for Proposals for
redevelopment of the 801 Embarcadero Road lease site and received
no eligible proposals by the December 18, 2025 deadline. Harbor staff
anticipate issuing a new RFP by the end of February 2026 that contains
additional environmental hazards information.

Next Steps

® Once the RFP closes, the Harbor Department will review proposals
for completeness and schedule a closed session item with the City
Council for initial review and direction.

Bayside Landing Development

Description

City Council approved a Conditional Use Permit (CUP) to convert
existing buildings into first-floor commercial spaces with second-floor
restaurant, demolish three vacation rental units, and construct seven
new hotel units and various public amenities at 431, 451, 471, and 295
Embarcadero Road. The project requires Coastal Development Permit
(CPD) approval from the Coastal Commission.

Status

On September 16, 2025, Planning Commission approved a major
revision to the CUP, authorizing the use of the second story of the
existing 3,000 SF office building for three additional hotel rooms (10
total). The Commission also voted to remove the second-story public
observation deck and instead provide the minimum size second-story
walkway for ADA accessibility.

Next Steps

® The applicant will submit a Coastal Development Permit
application to the Coastal Commission for approval.
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Maritime Museum /1210 Embarcadero Road

Description

The City leases 1210 Embarcadero Road to the Maritime Museum
Association for the existing museum. The association has prepared a
conceptual plan for expansion of the museum.

Status

The current lease agreement with the Maritime Museum expires in
2033.

Next Steps

® Continue lease discussions with the Maritime Museum.

® Engage the public and stakeholders during the WMP process to
develop a land use plan for the property.

Other Tidelands Leases
Description

The City manages Tideland leases for properties on the west side of
Embarcadero road (see Table 4.1, above).

Status

The background report for the WMP includes an inventory of these
existing leases and their termination dates.

Next Steps

® The City will engage in negotiations with existing Tidelands
leaseholders and solicit new development proposals on the
Embarcadero during the WMP update process.
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6.1 Transportation

Background Report

Executive Summary

This section of the report was prepared by
CentralCoastTransportationConsultingand
summarizes the transportation network,
background traffic conditions, parking
supply and demand, transportation safety
and current/past planning documents
related to circulation within the Waterfront
study area. The following planning
documents were reviewed and circulation-
related issues and recommendations are
briefly summmarized:

® \Waterfront Master Plan (1996)
® Parking Management Plan (2007)

® Morro Bay Bicycle & Pedestrian Master
Plan (2011)

® Downtown Waterfront Strategic Plan
(2018)

® SLOCOG Bike and Pedestrian Count
Report (2020)

® Plan Morro Bay (2021)

® Morro Bay Public Parking
Management Study (2021)

® Pavement Management Program
Update (2022)

® Capital Projects Update (2022)
® | ocal Road Safety Plan (2023)

New seven-day roadway segment counts
were conducted at eight locations
capturing flows into and out of the plan
area. Approximately 6,000 vehicles enter
and exit the plan area south of Morro Creek
on weekdays, increasing to over 7,000
vehicles on weekends. Holidays, special
events, and busy summer weekends
produce temporary congestion and
gueuing on roads in and near the plan area.

Intersections are congestion choke points
during busy periods, notably Beach Street/
Main Street and Beach Street/Embarcadero
Road.

Traffic collisions were reviewed for the plan
area for the past ten years (2015 through
2024). There were 72 collisions reported
during this period, including four involving
pedestrians and three involving cyclists.
There were 11 injury collisions. In addition,
one fatality was reported in 2014 involving a
bicycle and motor vehicle.

Parking is a key community concern that
was studied in detail in the 2021 Public
Parking Management Study and 2007
Parking Management Plan. Parking is free
within the City, and time restrictions are
infrequently enforced. Parking is nearly
fully utilized (over 80 percent occupancy)
during peak periods in the Morro Rock
parking lot and along the Embarcadero.
Ample parkingisavailable within two blocks
of the Embarcadero during all studied time
periods. The parking studies recommend
implementation and enforcement of
parking time limits, improved wayfinding,
and paid parking for prime parking spaces.

The Harborwalk, envisioned in the 1996
Waterfront Plan and implemented
in phases since, is nearly complete. It
provides a well-used connection along
the waterfront to Morro Rock. Bicycle and
pedestrian facilities are present in most
of the plan area, but there are key gaps in
the network that reduce user comfort and
convenience.

Plan Morro Bay evaluates an intense
redevelopment scenario for the former
wastewater treatment plant and power
plant sites. This scenario triggers new
vehicular connections across Morro Creek
and to Main Street, aswell asimprovements
to the SR 1/Atascadero Road interchange.



The need for these improvements will
depend on the land use intensities for
these redevelopment sites.

Existing Transportation
Conditions

This section summarizes the existing
transportation conditions within the Morro
Bay Waterfront Master Plan Study Area.

ROADWAY NETWORK

The study area and roadway network are
shown on Figure 6.1.

Highway 1 is a four-lane state highway and
carried 18,000-26,500 daily vehicles in 2023
in Morro Bay. Three Highway 1 interchanges
provide access to the project area. Caltrans
traffic data shows that volumes at these
interchanges have remained relatively steady
from 2014 through 2021.

Atascadero Road is classified as a collector
west of Highway 1 and becomes State Route
41 east of Highway 1.

Embarcadero Road is classified as a collector
south of Beach Street and a minor arterial
north of Beach Street. Class Il bike lanes are
provided on the segment between Beach
Street and the power plant driveway.

Beach Street is classified as a minor arterial
and has discontinuous Class Il bike lanes.
Beach Street has an 18 percent grade where
it drops steeply to Embarcadero Road.

Harbor Street, Pacific Street, and Marina
Street are collector roadways that connect to
Embarcadero Road. These roads drop down
to Embarcadero Road with between 12 and
16 percent grades.

Morro Bay Boulevard is a minor arterial
that ends at Market Street above the
Embarcadero. A wooden staircase provides
pedestrian access to Embarcadero Road
from Market Street.

BeachStreetandHarborStreetaredesignated
truck access points to Embarcadero Road.

Morro Bay Waterfront Master Plan
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VEHICULAR TRAFFIC

This section summarizes vehicular traffic
conditions, including automobiles and
trucks. Table 6.1 shows the daily traffic data
and Waterfront study area.

Seven-day roadway segment counts were
collected in July and October 2025 at the
following locations:

® Embarcadero Road north of Beach
Street

® Embarcadero Road north of Pacific
Street

® Embarcadero Road south of Marina
Street

® Atascadero Road west of Highway 1
Southbound Ramps

® Beach Street east of Embarcadero
Road

® Harbor Street west of Market Avenue

® Pacific Street east of Embarcadero
Road

® Marina Street east of Embarcadero
Road

Table 6.1 shows average weekday average
daily traffic (ADT) during the mid-week
(Tuesday-Thursday) and weekend ADT for
the eight study locations, also shown on
Figure 6.1.

Weekend flows are generally higher than
flows on weekdays, particularly along
Embarcadero Road. All of the two-lane
roadway segments in the Plan area are
well below their functional traffic capacity
(roughly 13,500 ADT for LOS E operations
on a two-lane collector road).

Approximately 6,000 vehicles enter and
exit the plan area south of Morro Creek on
weekdays, increasing to over 7,000 vehicles
on weekends. Holidays, special events,
and busy summer weekends produce
temporary congestion and queuing on
roadsinandneartheplanarea.Intersections
are congestion choke points during busy
periods, notably Beach Street/Main Street
and Beach Street/Embarcadero.
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Table 6.1: 2025 Waterfront Master Plan Counts

2025 Waterfront Master Plan Counts

Road Data Collection Location Weekday ADT Weekend ADT
Embarcadero Rd North of Beach St 6,900 10,800
Embarcadero Rd North of Pacific St 2,800 5,500
Embarcadero Rd South of Marina St 3,200 5,100

Atascadero Rd West of Highway 1 Southbound Ramps 3,500 3,600
Beach St East of Embarcadero Rd 7,000 6,600
Harbor St West of Market Ave 2,000 3,000
Pacific St East of Embarcadero Rd 1,800 2,500
Marina St East of Embarcadero Rd 1,700 2,300

ADT = Average Daily Traffic.

Source. Central Coast Transportation Consulting, 2025

Exhibit 6.1: Saturday Hourly Vehicle Flows to Embarcadero Area
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Exhibit 6.1 shows hourly flows to the
Embarcadero area from Beach Street,
Harbor Street, Pacific Street, and Marina
Street on a Saturday.

Vehicles flow into the area through the
morning, peaking near lunchtime when
parking occupancy is highest. Patterns

are similar on weekdays, but with lower

volumes.

Beach Street and Pacific Street are
designated truck routes. Trucks regularly
block one lane of Embarcadero Road while
delivering goods.
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Figure 6.1: Daily Traffic Volumes (2025)
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PEDESTRIAN AND BICYCLE FACILITIES

Figure 6.2 shows key bicycle and pedestrian
facilities in the study area.

The Harborwalk is a pedestrian path
connecting Morro Rock to the Embarcadero
on the bay side of the restaurants and
other bay-front businesses. As properties
redevelop Harborwalk gaps are closed. The
largest gap is near the Coast Guard station
across from the power plant where most
pedestrians walk through the parking lot.

Sidewalks are present along most of
Embarcadero Road, but are often too
narrow to comfortably accommodate the
high volumes of visitors along key blocks.
No striped crosswalk exists on Embarcadero
Road near the Maritime Museum and
adjacent parking lot.

In 2015 the Morro Creek Multi-Use bridge
was completed providing aconnectionfrom
Atascadero Road to Embarcadero Road
for bicycles, pedestrians, and emergency
vehicles. Embarcadero Road has a variety of
bicycle and pedestrian facilities:

® A Class | multi-use path with separated
boardwalk parallels Embarcadero Road
from Coleman Park to Morro Rock.

® Class |l bike lanes are provided between
Beach Street and the power plant
driveway. Most of these lanes parallel
curbside parking and cyclists ride
within the ‘door zone' at risk of opening
driver-side doors.

® Abicycleand pedestrian path easement
exists on the landscaped strip between
Embarcadero Road and the power
plant site from the Maritime Museum
to the power plant driveway.

® South of Beach Street Embarcadero
Road is striped with Class Ill sharrows
and has on-street parking on both sides.

Class Il bike lanes are provided on
Atascadero Road east of Park Street with
Class lll sharrows striped west of Park Street.

SLOCOG deployed an automatic counter in
2018 on the Morro Creek bridge connecting
Embarcadero Road to Atascadero Road to
count pedestrian and bicycle usage. Data
was collected 24 hours a day, seven days per
week for at least three consecutive months.

No delineation was made between bicyclists
and pedestrians in the count.

® Annual Activity: 249,207
® Monthly Activity: 26,364
® \Weekly Activity: 4,756

® Daily Activity: 681

The bridge is well used and is an important
connection for residents, commuters, visitors,
students, and emergency services.

TROLLEY AND TRANSIT

Morro Bay is currently served by two summer
trolley lines, San Luis Obispo Regional Transit
Authority Routes (SLO RTA) 12 and 15, the
Morro Bay Fixed Route, and the Morro Bay
Call-A-Ride service all of which are operated
by SLO RTA as of June 1, 2025.

The Morro Bay Trolley routes are the North
Trolley and Downtown Trolley. The North
Trolley operates from Spencer’'s Market to
Morro Strand campground and then back
downtown and to the Embarcadero. The
Downtown Trolley operates from the State
Park campground to downtown and the
Embarcadero. These routes are seasonal and
were in service from June 7th to September
28th in 2025.

RTA Route 12 operates in a loop from
downtown San Luis Obispo to Morro Bay
and Los Osos with a stop at Cuesta College.
RTA Route 15 operates between Morro
Bay, Cayucos, and San Simeon with special
service to the Hearst Castle Visitor's Center
on Saturdays and Sundays. These routes stop
at the Morro Bay City Park, roughly ¥2 mile
from the Waterfront Plan area.

Morro Bay Transit operates in a one direction
loopthatservesdowntown,the Embarcadero,
north and south Morro Bay. Morro Bay Call-
A-Ride provides pick-up and drop-off service
within % of a mile of the Morro Bay Transit
route.

While only the North Trolley, Downtown
Trolley, and Morro Bay Fixed Route operate
in or on the boundary of the Waterfront
Master Plan Study Area, RTA Routes 12 and 15
are likely used by visitors accessing the study
area when not using a car as their mode of
travel and Morro Bay Call-A-Ride could serve
destinations in the study area if requested.
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Figure 6.2: Bicycle and Pedestrian Facilities (2025)
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WATER TRANSPORTATION

The bay is a major community asset,
supporting recreation, commercial and
recreational fishing, a Coast Guard Station,
and hosting transient vessels. Transient
and permanent moorings and slips are
available from the City of Morro Bay and
private entities.

Parking

Parking is a key community concern.
Parking is free within the City, and areas
with time restrictions are infrequently
enforced. The following section summarizes
parking counts and demand in the study
area and highlights key parking-related
information from the Public Parking Study
(2021), Plan Morro Bay Circulation Element
(2021), Parking Management Plan (2007),
and Waterfront Master Plan (1996).

PUBLIC PARKING MANAGEMENT
STUDY (2021)

This study evaluated the Embarcadero
and Downtown areas, collecting extensive
parking occupancy data during summer
weekday and weekend conditions. Table 1
summarizes the existing parking supply by
study area. Where spaces were not clearly
delineated, reasonable projections of the
number of spaces existing were calculated.
Refer to Attachment B for a summary
occupancy map from this study.

Over 1,500 parking spaces are provided in
the study area.

Morro Rock

Morro Rock parking demand peaked
during summer on the weekend at 2 PM,
with 341 spaces occupied, corresponding

to an approximate utilization rate of
89 percent. Summer demands were
significantly higher than off-season. The
study recommends consideration of paid
parking at parking lots close to Morro Rock.

Embarcadero

Demand for parking in the Embarcadero
area peaked Saturday at noon, with 98I
spaces occupied, an 86 percent utilization
rate. Embarcadero Road between Pacific
Street and Beach Street experienced
higher demand and many prime spaces
were occupied by long-term parkers such
as business employees.

The following were recommmended for this
study area:

® Remove some on-street parking on
Embarcadero Road to widen sidewalks

and increase pedestrian access.

Implement three-hour time limits for
on-street parking between 9 AM and 7
PM.

Implement time limits by facility type,
with off-street parking tentatively
unrestricted, but monitored.

Paid Parking for “Prime Spaces” (multi-
space meters, pay-by-phone, etc.)) -
especially a pilot on spaces between
Harbor Street and Pacific Street.

Maintain a free parking area in the
lot currently used for vessel storage
adjacent to the Maritime Museum.

Implement a parking ambassador form
of enforcement.

Implement a parking ambassador form
of enforcement.

Table 6.2: 2021 Public Parking Study Inventory

2021 Public Parking Study Inventory

Note: Some parking spaces are
reserved for specific leaseholders. 18

Study Area Embarcadero Morro Rock . ; .
parking spaces in the lot at Pacific
On-Street 383 - and Market are reserved for overnight
Off-Street 753 384 parking for Harborwalk and Roses
Total 1,136 384 Landing. Tgree oifhe Harbor Street

t t
Source: Walker Consultants, 2021 Public Parking Study street en parking - spaces are
reserved for Anderson Inn.




PLAN MORRO BAY (2021)

The Circulation Element of Plan Morro Bay
identifies several public parking locations
within the Waterfront Master Plan Study
Area. They include:

® [nformal dirt lots and curbside
parking north of Morro Creek on the
Embarcadero

® Dirt lot just south of Morro Creek on
the Embarcadero

® Several lots along Coleman Drive
north of the Embarcadero and south
of Morro Rock

® Parking on-street along the
Embarcadero and Lots along the
T-piers

Policy Cir-2.2 calls for improved lateral
connections by relocating parking away
from street-end parking lots west of
Embarcadero Road. These street-end lots
currently supply approximately 63 of the
1,136 spaces in the Embarcadero.

Plan Morro Bay's Land Use Element calls for
consolidation of parking into concentrated
areas in the Embarcadero to allow for a
pedestrian promenade along Embarcadero
Road.

Recommendations in the Circulation
Element include  establishing paid
parking, expanding in-lieu fee programs,
adding more EV charging stations, and
reconfiguring coastal accesslotstoincrease

parking supply.
PARKING MANAGEMENT PLAN (2007)

The 2007 Parking Management Plan finds
that on average a vehicle parks for 90-
100 minutes during a weekday in Morro
Bay and 65-80 minutes on the weekend.
Attachment B shows a summary map
showing observed parking occupancies.

Parking demand is found to peak on the
weekends between 1 and 2 PM where
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parking in public spots from Beach Street
to Pacific Street on the Embarcadero
is greater than 100 percent (meaning
all legal spots are full, but motorists are
parking illegally in places where their
car fits) and between 85-100 percent on
the Embarcadero between Pacific and
Driftwood Street.

On weekdays, demand peaks between 1
and 2 PM and ranges from 85-100 percent
from Beach Street and Harbor Steet and
Morro Bay Boulevard and Pacific Street
while Embarcadero north of Beach Street,
between Harbor Street and Morro Bay
Boulevard, and between Pacificand Marina
Street sits between 75-85 percent demand.

WATERFRONT MASTER PLAN (1996)

Appendix B: Areawide Transportation
and Harbor Improvements Section b.2:
Public Parking identifies several parking
deficiencies in the study area that include:

® Strained parking resources near the
T-piers and Morro Rock during peak
demand.

® Poorly laid out parking lots that are il
defined or lack key infrastructure like a
turnaround area for larger recreational
vehicles.

® Conflicts with pedestrians and service
vehicles at the T-pier parking lots.

® Too few ADA spots.

While many of these issues have been
addressed, the parking lots at the
T-piers remain a barrier to connecting
the Harborwalk further south on the
Embarcadero.

Transportation Safety

The  following section  summarizes
transportation safety within the Waterfront
plan area.

LOCAL ROAD SAFETY PLAN (2023)
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The 2023 Local Roads Safety Plan states
the following are prioritized projects for the
waterfront on Embarcadero Road between
Marina Street and Beach Street:

® |ower speed limits per California
Assembly Bill 43 (15-20mph)

® |Implement delivery time restrictions
to reduce truck congestion

® |[nstall high visibility crosswalk striping,
install bulb-outs at intersections

® |[nstall Rectangular Rapid Flashing
Beacon, install raised crosswalks

In addition, the plan lists the following
safety priorities for all local roads:

® |ower speeds
® Reduce cut-through traffic
® |Improving lighting

Multiple collision hot-spots are noted
at intersections along Embarcadero
Road. Community input received on the
plan notes difficulty connecting to the
waterfront area by bicycle.

COLLISIONS

Collisiondatawascompiledforthe planarea
for the past ten years (Start of 2015 through
2024) using the Statewide Integrated
Traffic Records System (SWITRS) and its
successor, the California Crash Reporting
System (CCRS) Data. SWITRS data was used
for collisions ranging from the start of 2015
through 2021, and CCRS was used from the
start of 2021 through 2024. The bullet list
below summarizes collision statistics from
the ten-year survey.

® 72 crashes were reported throughout
the survey period.

® 17 hit fixed object or other object
crashes were reported.

® 06l property damage (labeled hit object
fixed or otherwise and no injury listed)
only crashes were reported.
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® Four pedestrian involved crashes were
reported.

® Three bike crashes were reported.

® 1linjury crashes were reported (2015-
2020, 2 other visible injury crashes,
two complaints of pain, 2021-2024, 7
just listed as injury, no delineation of
severity).

® No fatalities were reported in the
study area from 2015 through 2024.
A fatality was reported in 2014 at the
intersection of Beach Street and Front
Street involving a bicycle and motor
vehicle.

Over 1/3 of all collisions in the study area
involved parked vehicles. Almost 60 percent
of the collisions occurred on a Friday,
Saturday, or Sunday.

Current and Past Planning
Documents

This section summarizes the current and
past planning documents pertinent to
the development of the new Morro Bay
Waterfront Mater Plan.

WATERFRONT MASTER PLAN (1996)

The Waterfront Master Plan provides
a history of the waterfront, issues in
the planning areas, and recommends
guidelines for development of the area.

Appendix B: Areawide Transportation and
Harbor Improvements identifies traffic
congestion on Embarcadero, dead-end
roads at Morro Rock and Tidelands Parks,
lack of continuous bike and pedestrian
routes, lack of disabled access amenities
as key transportation issues within the
Waterfront Master Plan Area, and lack of
public transportation within the study
area. Chapter 3: Transportation and Harbor
Improvements recommends the following
improvements in the study area:

® Constructing a two-lane bridge
across Morro Creek with pedestrian
and bike access to provide additional



emergency routes for key areas, allow
Coleman Park to be accessed from
another route to reduced congestion,
and provide an alternate route to
T-Pier area for trucks and fishing
support vehicles.

® Reconfiguring Embarcadero as a one-
way street and making Front Street
the main traffic carrier between Beach
Street and Harbor Street to improve
circulation, parking operation, and to
improve pedestrian access and enable
beautification projects like sidewalk
widening and landscaping.

® Connecting South Street to
Embarcadero to remove cul-de-sac
issues allowing alternative exit from
Tidelands Park.

® Constructing a continuous pathway
from Beach Street to Coleman Park
and the State Park while also more
generally providing additional bike
paths, lateral access to the waterfront,
and other pedestrian and disabled
access facilities within the study area.

® |mplementing a trolley that carries
passengers to the State Beach, Morro
Rock, Tidelands Park, and major stops
in between

Several of these recommendations have
been implemented in some form like the
Morro Creek Bridge, the seasonal Morro
Bay Trolley, and the Morro Bay Harborwalk,
others have yet to be constructed like
the connection between South Street
and Embarcadero and the conversion of
Embarcadero to a one-way street.

2011 MORRO BAY BICYCLE & PEDESTRIAN
MASTER PLAN

This document provides  proposed
biking and walking policies, programs,
and projects over a 15-year period and
summarizesthe various planning processes
that led to their development. Though
the document focuses on Morro Bay as a
whole, Appendix J — Proposed Bikeway and
Pedestrian Projects, is particularly relevant
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to the Waterfront Master Plan Study Area.
Tables 21 and 22 from Appendix J list bike
and pedestrian projects within Morro Bay
ranked by a weighted system that includes
public input, connectivity, proximity to
activity centers, transit, and collisions. Many
potential projects in the Waterfront Master
Plan Study Area were ranked highly.

The relevant rankings from Table 21
Compiled List of Bicycle Projects & Programs
determined by Stakeholder Priority and
Weighted Ranking are listed below:

® #1 Bicycle and pedestrian bridge
over Morro Creek & connector paths
to Atascadero Road & Embarcadero
(completed in 2015).

® #3 Bicycle and pedestrian path
through Power Plant.

® #4 Make Embarcadero more bike
friendly.

® #17 ADA compliant ramp up bluff from
Embarcadero to Olive Street.

The relevant rankings from Table 22:
Compiled List of Pedestrian Projects &
Programs determined by Stakeholder
Priority and Weighted Ranking are listed
below:

® #1 Bicycle and pedestrian bridge over
Morro Creek & connector paths to
Atascadero Road and Embarcadero.

® #3 Make Embarcadero more
pedestrian-friendly.

® #5 Bicycle and pedestrian path
through Power Plant.

® #9 construct pedestrian stairs from
Rock parking lot to beach.

® #10 ADA compliant ramp up bluff
from Embarcadero to Olive Street.

The report also lists existing bicycle facilities
and expenditures for bicycle and pedestrian
projects within the study area.
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DOWNTOWN WATERFRONT STRATEGIC
PLAN (2018)

The Downtown Waterfront Strategic Plan
outlines the direction for both private
and public development in Morro Bay's
waterfront and downtown for the next five
to ten years. The area of study pertinent
to the Morro Bay Waterfront Master Plan
is bounded by Embarcadero Road from
Beach Street to Pacific Street.

Chapter 1. Introduction includes
transportation projects that were identified
as priorities by the General Plan Advisory
Committee (GPAC) are listed below:

® Centennial Staircase (including an
outdoor performance area).

® Walkability along the water.

® Wayfinding signage to and between
downtown and the waterfront.

® |mproving the discontinuity of lateral
access.

® Circulation improvements for all
modes along the Embarcadero.

Chapter 2: Vision Plan addresses these
needs through the introduction of
catalyst projects within the study area.
Transportation project relevant to the
Morro Bay Waterfront Master Plan are
listed below:

® Catalyst Project A: Harbor Walk
—a continuous path along the
western edge of Embarcadero Road
so pedestrians and cyclists can
comfortably access coastal amenities.

® Catalyst Project I: Embarcadero
Streetscape Furnishing Palette -
Stylistically consistent palette of
amenities that improve the character
and safety of the Embarcadero for
pedestrians and cyclists.

Chapter 3. General Design Guidelines

provides direction for transportation
relevant topics and Chapter 4.
Implementation provides guidance on
project priority level, groups responsible for
planning and implementation, and funding
sources and schemes.

PLAN MORRO BAY (2021)

The Plan Morro Bay Circulation Element
outlines the city's existing transportation
network, coastal parking facilities, and
multimodal transportation facilities. It
also identifies Morro Bay's transportation
deficiencies and various goals and policies.

The Circulation Element calls for the
construction of sidewalks on Embarcadero
Road north of Beach Street and providing a
vehicularconnectiontorelocate trafficaway
from Beach Street to serve projected traffic
growth associated with redevelopment of
the power plant site.

While many of the goals, policies, and
implementation actions are aimed at
improving circulation, safety, connectivity,
greenhouse gas emissions, and multimodal
access as whole within Morro Bay, a few
policies and implementation actions within
the Circulation and Land Use Elements
directly target the Waterfront Master Plan
Study Area:

® Policy CIR-2.2: Street End Pedestrian
Connections. Create safer and more
distinct lateral access connections
across the street ends on the west
side of the Embarcadero at Dunes,
Harbor, Morro Bay Boulevard, Front,
Pacific, Marina, and Driftwood Streets,
including by relocating parking from
these areas.

® Policy LU-8.4: Embarcadero.
Investigate the feasibility of one-way
closure or full closure of Embarcadero
to create a pedestrian plaza.



® Policy LU-8.5: Wayfinding. Design and
install comprehensive wayfinding
signage along the Embarcadero Road
that addresses all modes of travel,
including transit, trucks, bicycles, and
cars. Excessive signs and other visually
intrusive landscape features shall be
avoided.

® Policy LU-8.14: Work to make the
streets in the Emlbarcadero pedestrian
friendly by widening sidewalks, adding
bulb outs, and improving crossings.

® |mplementation Action LU-19: Name
and brand the entire lateral accessway
through the lateral access focus area
and beyond (as applicable) as the
Morro Bay Harborwalk. This should be
reflected in all wayfinding and signage
and city materials.

Many of the above policies and
implementation actions echo issues and
projects highlighted in earlier planning
documents. Other mentions of the
Embarcadero throughout the GCeneral
Plan tangential to transportation point to
both sea level rise, lateral access to the bay,
accessibility, and the noise produced by
vehicles as being points of concern within
the study area.

PAVEMENT MANAGEMENT PLAN UPDATE
(2022)

The 2022 Pavement Conditions Index (PCl)
for roads within the Waterfront Master Plan
are as follows:

® The Embarcadero: Category Il - Good
(Non-Load)

® Coleman Drive: Category Il - Good
(Non-Load)
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® Emergency Access Section of
Embarcadero: Category V - Very Poor

® Embarcadero north of Morro Creek to
Atascadero Road: Category IV — Poor

® Atascadero to Highway One: Category
| - Very Good

® Park Street: Category Il - Good (Non-
Load)

® Front Street north of Harbor Street:
Category Il - Good (Non-Load)

® Front Street south of Harbor Street:
Category | - Very Good

Some of these roads, notably Embarcadero
Road, were resurfaced in 2025.
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7.1 Market Scan
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Introduction

The Market Analysis was prepared by HR&A
and will be used to support the Waterfront
Master Plan process by informingavisionfor
future uses on the waterfront that leverage
the strengths of Morro Bay's character and
economy while aligning with the city's
economic development polices and goals.
The market scan includes three sections
that together analyze Morro Bay'seconomy
and market to inform opportunities for
future demand at the waterfront. These
sections include:

® Demographics: How have
demographics and socioeconomics in
Morro Bay shifted over the years?

® [ndustry: Which industries are driving
economic growth in the city and can
be compatible with future uses on the
waterfront?

® Site Analysis and Real Estate: How
are certain uses performing in the city
today and what opportunities does
this present for the waterfront?

Ultimately, this Market Analysis provides
an outlook on future demand for potential
uses that can catalyze further activation
on the waterfront, aligning with Morro
Bay's character, strength, and goals. Each
section of the Market Analysis will be briefly
summarized below, the detailed report can
be found in Appendix A: Market Scan.

Demographics
KEY TAKEAWAYS

® Morro Bay has experienced steady
population growth in the last decade, on
par with regional and statewide growth,
however, overall growth in the county is
expected to slow over the next 20 years.

® Morro Bay's populationisshifting toward
white retirees, resulting in an older,
wealthier resident base with relatively
low labor force participation.

® Morro Bay's household median income
has increased in the past ten years, and
the city now has a higher concentration
of upper-middle-class earners than
elsewhere in the state.

® Morro Bay is less diverse than the rest
of the state and continues to see a
decline in the city's Hispanic and Latino
residents.

® Housing costs have risen significantly
in the last ten years, making it less
affordable to own a home in Morro Bay
than elsewhere in the county.

IMPLICATIONS

® Morro Bay's resident population is too
small to support the waterfront on its
own. Morro Bay's population of largely
older, upper-middle-class retirees can
support some waterfront uses but
is insufficient to generate long-term
demand.

® Morro Bay needs to continue to attract
new visitors to sustain economic growth.
Morro Bay's capacity for population
growth is limited, but the waterfront can
play a pivotal role in attracting visitors by
developing uses that appeal to a more
diverse consumer base.



Industry
KEY TAKEAWAYS
® Morro Bay's economy is largely driven

by tourism-related industries that will
continue to be important industries to
nurture in order to sustain economic
growth in the city.

Morro Bay is well located between
three major population centers to
attract a range of visitors and families
that can support its visitor economy,
though future visitation growth may be
constrained.

Though a legacy industry, the
commercial fishing industry in Morro
Bay stands at a crossroads and requires
a new approach for how it can support
economic development in the city.

The waterfront has a few existing assets
that can support a tourist economy,
with an opportunity to foster a more
“experiential” commercial fishing
industry that anchors future tourism,
such as by offering rides on commercial
fishing vessels and tours of industry
processes.

IMPLICATIONS

® The waterfront is key to driving and

capturing value from  visitation.
Development along the waterfront can
attract visitors from the surrounding
region to drive growth in the flourishing
tourism economy. The right uses could
be attractive to millions of regional
young adults and families.

Commercial fishing remains key to the
waterfront’s success. Fishing and related
activitiesmust be part ofthe waterfront's
strategy and should consider creative
uses and experiences that support the
commercial fishing industry.
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Real Estate
KEY TAKEAWAYS

Across all uses, the city and waterfront
experienced very little new construction,
leading to tight markets with very low
vacancy rates and increasing rents,
particularly for retail and multifamily.

Hotel offerings in the city and along the
waterfront remain limited, with need for
a broader diversity of hotel offerings that
can support a growing tourism industry.

Morro Bay's waterfront has a strong
retail presence but lacks having a variety
of retail experiences, such as fine dining
and boutigue shopping, that can support
attracting new visitor segments.

In the next 10 years, there are a few
waterfront leases set to expire, creating
opportunities for redevelopment that
align the future vision for the waterfront.

Development on the waterfront can be
difficult and expensive due to regulatory,
environmental, and maintenance
challenges.

IMPLICATIONS

The waterfront is the most valuable real
estate in the city. Renewal of leases and
new development on the waterfront
have the potential to generate significant
revenue for the City as well as for
leaseholders.

The waterfront is a prime location for
expanded mid-scale to luxury hotel
offerings. Nearly half the hotels in Morro
Bay are economy class, and hotels on
the waterfront tend to be small despite
massive potential for visitation and
revenue generation.

Soon-to-expire leases provide a potential
opportunity for redevelopment. A private
initiative or public-private partnership
could take advantage of lease expirations
to introduce a new visitor-attracting use

to the waterfront.
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Site Analysis
MIX OF WATERFRONT USES

® The waterfront study area is a mix of
commercial and recreational land uses
that support the visitor experience along
with the commercial fishing industry.
See Figure 7.1.

POTENTIAL OPPORTUNITY SITES

® Thereareseveralvacantandunderutilized
sites along the waterfront area, both
large and small, that could be positioned
for redevelopment and support more
activity at the waterfront.

CITY LEASE PROPERTIES

® Of the over 30 active waterfront leases, 7
expire in the next ten years, offering an
opportunity to redevelop up to 11% of the
total leased area. See Figure 7.2.

Future Use Opportunities
STRENGTHS
® Established visitor economy. Future

economic growth can build on Morro
Bay's already established tourist-driven
economy, shaped by the legacy of the
commercial fishing industry, its location
on Hwy. 1, and ocean access.

Existing assets. Among other assets,
Morro Bay's waterfront continues to
be an economic asset to the city that
can serve as a catalyst to diversify
experiences for residents and visitors
while contributing to the city’s economic
and fiscal health. Morro Bay's natural
beauty and bay allows for a vast array
of recreational opportunities such as
kayaking, paddleboarding, swimming,
recreational fishing, beach access, and
more.

Location and regional market. Located
in the Central Coast Region, Morro Bay
and the waterfront can leverage tourism
from other cities and submarkets, such
aswinetourismin Paso Robles, while also
tapping into a broader pool of visitors of
different ages and backgrounds coming
from California’s larger metro areas.

Strategic sites. A few strategic sites
along and near the waterfront provide
future opportunities for redevelopment
that can maximize the City's ability to
capture real estate value.

Proximity to university. Morro Bay's
proximity to Cal Poly San Luis Obispo,
provides an opportunity to market
to a younger crowd and “market
test” waterfront experiences and
attractions.



CHALLENGES

Less developed brand. Morro Bay's
waterfront competes with surrounding
“destination” waterfronts in the Central
Coast Region that have stronger brands
and can access a broader pool of
visitors. Future visitation to the Morro
Bay waterfront cannot rely on the
city's location alone, but will require
developing a stronger brand supported
by destination uses that are at the top of
the itinerary for visitors traveling along
the coast.

Limited overnight visitor amenities.
While there are a number of economy
and midscale hotel rooms, there is a
limited supply of higher-end and luxury
hotel rooms and amenities that will
attract a new segment of overnight
visitors.

Rising costs. With rising construction
costs and strict  environmental
requirements, development along the
waterfront is becoming increasingly
less feasible without public-private
partnership.

Regulatory constraints. Existing
regulatory and land use policy may
constrain future uses at the waterfront,
limit the range of experiences offered to
future residents and visitors, and impact
the City's ability to capture value from
strategic sites.

Fragmented leases. The waterfront is
fragmented with small footprints and
varying lease agreements, making it
difficult to curate future development
that advances a compelling vision for
the waterfront.

Morro Bay Waterfront Master Plan
Background Report

75



Morro Bay Waterfront Master Plan
Background Report

Figure 7.1: Mix of Waterfront Uses Map
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Figure 7.2: City Lease Properties Map
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8. Public

Engagement

8.1 Stakeholder Focus Groups

8.2 Stakeholder Interviews
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Introduction

As part of the community engagement
process, the City and PlaceWorks
conducted four stakeholder focus group
discussions on August 18th and 19th, 2025
to gather on-the-ground knowledge
and experience from key community
representatives. These meetings engaged
Environmental Groups, Business
Community representatives, Community
Groups, and Harbor-related stakeholders
to understand opportunities, challenges,
and priorities for the waterfront planning
area. The purpose of these meetings was
to:
® Engage with key stakeholders to
discuss waterfront development and
management in Morro Bay.

® GCather on-the-ground knowledge
and experience to understand
opportunities, challenges, and
priorities for the waterfront planning
areas.

® Collect input on potential solutions
and strategies to guide the updated
Waterfront Master Plan.

Meeting Format

The City and PlaceWorks hosted
stakeholder focus group meetings with
representatives from local environmental
organizations, businesses, harbor-related
and government entities, and community
groups. Each meeting included 6-7
stakeholders and members of the City
project team. PlaceWorks staff facilitated
each meeting, following a discussion guide
tailored to address specific topics related
to the participants’ expertise and interests,
covering topics such as environmental
protection, economic development,
circulation, parking, community access, and
harbor operations. The project team asked
eight questions of each group. The meeting

approach followed a facilitated discussion
format with prepared questions specific to
each stakeholder group, while allowing for
open dialogue and discussion of additional
topics of concern and for participants to ask
guestions of the project team.

The project team taking part in the
meetings took detailed notes of the
discussions and relied on the notes
and discussions to identify key themes.
Responses often addressed multiple
overlapping themes. The feedback has
been organized thematically, rather
than by individual stakeholder group or
participant, reflecting the interconnected
nature of waterfront planning issues and
the common themes that emerged across
different groups.



Key Themes by Topic Area

WATERFRONT INFRASTRUCTURE AND
MAINTENANCE

Stakeholders identified significant
infrastructure needs throughout the
waterfront area, including:

Harbor infrastructure, including
maintenance of docks, pier
reinforcement, breakwaters, and
ongoing dredging needs.

The need for a large boat haul-out
facility for current harbor users.

The existing yellow sodium lighting
along the Embarcadero was frequently
cited as inadequate and in need of
replacement with brighter, more
modern lighting.

Sidewalk improvements and street
maintenance were also highlighted as
priorities.

Stormwater runoff mapping and
management emerged as both an
infrastructure and environmental
concern.

CIRCULATION AND ACCESS

Improving connectivity was a major theme

across all groups, including:

The need for better access to the
Emlbarcadero from the north,
specifically exploring bridge access
across Morro Creek to improve
circulation between the north and
south portions of the waterfront.

Enhanced pedestrian and bicycle
connectivity throughout the waterfront
planning area.

Improved connections between
the waterfront and downtown and
Highway 1.
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Suggestions for connecting Market
Plaza and Centennial Parkway to the
waterfront to improve the transition
between downtown and waterfront
areas.

Trolley service enhancement, including
expanded marketing and free access
for residents.

General walkability improvements,
including wider sidewalks and better
nighttime lighting.

Water taxi service as an alternative
transportation option between
different waterfront areas

PARKING MANAGEMENT
Parking challenges generated significant

discussion,

with  stakeholders sharing

concerns about the lack of parking during
peak visitation and special events, noting:

Support for implementation of paid
parking, particularly at Morro Rock.

Time enforcement on the Embarcadero
is necessary to improve turnover for
businesses.

Designated employee parking areas
versus visitor parking areas.

Concerns about special events negatively
impacting parking availability.

Suggestions for alternative solutions
such as off-site parking (parking lots or
parking structures with shuttle or trolley
service to the waterfront and downtown
areas.
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NATURAL RESOURCE PROTECTION AND
ENHANCEMENT

Environmental stakeholders emphasized:

Acknowledging and celebrating
Morro Bay as a unique destination for
watching wildlife.

Protecting critical habitats in the
expanded WMP planning area
including eelgrass beds, bird nesting
and roosting areas, and wildlife
corridors.

Updating ESHA (Environmentally
Sensitive Habitat Area) maps.

Prioritizing education and enforcement
of existing regulations related to
human-wildlife interactions, particularly
around sea otters, seals, and nesting
birds.

Sea level rise adaptation and climate
resilience planning are essential, with
support for nature-based solutions
including constructed wetlands at
appropriate sites.

Morro Creek adjacent uses should
be nature-based, integrated with the
ecological functions of the ecosystem.

Considering also addressing the
dunes/sandspit and back bay when
considering environmental implications
for the project area as they are all
connected ecosystems.

ECONOMIC DEVELOPMENT AND
BUSINESS SUPPORT

Business
the need for

representatives  highlighted
enhanced visitor-serving

commercial development while addressing
current operational challenges, including:

Reviving and enhancing the waterfront,
described as “dead after 7pm”, with
sufficient lighting and amenities to
draw evening visitors.

Streamlining the development
process and establishing clear design
guidelines to support business
investment.

Consideration of seasonal variations in
clientele (visitors in-season, locals off-
season) that affects business operations
in planning.

Transitioning from an industrial town
with an economy dependent on
industrial uses to a visitor-dependent
economy while maintaining Morro
Bay's roots as a fishing village.

FUTURE DEVELOPMENT

The sites of the former Power Plant (owned
by Vistra) and Wastewater Treatment Plant
(owned by the City) generated significant
discussion, such as:

Suggesting visitor-serving uses for
the former Power Plant site, such
as amphitheater space, hotels, or

campgrounds (noting deed restrictions
may limit certain development options).

Potential for campgrounds or nature-
based solutions for flood mitigation
and stormwater management, such
as constructed wetlands, at the former
Wastewater Treatment Plant (noting
potential flooding and coastal hazard
constraints).



® Concern with potential contamination
on both sites and time, cost, and
responsibility of clean-up.

® Environmental groups strongly opposed
industrial uses at either site.

COMMUNITY ACCESS AND AMENITIES

Community representatives emphasized
the need for equitable access to waterfront
benefits for all residents, not just tourists,
including:

® Family-friendly amenities, including
playgrounds, restrooms, and picnic
areas.

® Provide more mini parks or green
spaces, comfortable and accessible,
along the Embarcadero, for people
and families to take breaks, enjoy
the scenery, and create a connected
experience.

® Enhanced community event spaces
and volunteer opportunities for
waterfront beautification and
maintenance.

® More regular updates on planning
efforts, as some residents expressed
feeling excluded from decision-making
processes.

® Improvements to Coleman Park to
better serve community recreational
needs.

HARBOR OPERATIONS AND
MANAGEMENT

Harbor-related stakeholders highlighted:

® The need for improved coordination
between different users, including
commercial fishing, recreational
boating, and visitor activities.

® Concern for the future of the Morro Bay
fishing industry, largely due to State
regulations.
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® The need for a large boat haul out.

® Ongoing challenges related to
infrastructure maintenance and
funding for capital improvements.

® Agency coordination difficulties
and overlapping jurisdictions as
operational barriers requiring
attention.

Cross-Cutting Themes
BALANCING PRIORITIES

A central challenge identified across all
groups involves balancing competing
priorities: tourist versus resident needs;
challenge of balancing economic
development and environmental
protection; public access that also
considers wildlife protection; adding paid
and employee parking while enhancing
existing parking enforcement and
keeping the Embarcadero walkable; and
development while preserving Morro Bay's
unigue character.

Implementation and
Governance

Stakeholders emphasized the need for
adequate funding for improvements, better
coordination between agencies, enhanced
community involvement in decision-
making, and streamlined regulatory
processes to support implementation of
plan goals.
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8.2 Stakeholder Interviews

In addition to stakeholder focus groups,
the project team conducted one-on-
one interviews with key Morro Bay
stakeholders during the months of
August and September 2025. Interviews
were conducted over the phone and
included representatives from Associated
Pacific Contractors, Visit Morro Bay,
Hotelier, and Haven Properties. Key
takeaways from these conversations are
included below.

® The waterfront faces infrastructure
challenges, such as a lack of
maintenance, mooring fields that
need redesign, retaining walls and
rocks that need installation, and piers
and launch ramps in disrepair.

® The Embarcadero and waterfront
could benefit from public
improvements such as better
lighting, cleaning and beautification
of the street and harbor walk, public
restrooms, and better connectedness
to downtown.

® Compliance with the many rules and
regulations from different entities
(including the Tidelands Trust Act,
the California Coastal Commission,
and the City) make waterfront
development challenging.

® Due to proximity to the ocean,
foundational construction costs are
more expensive on the waterfront
than they are inland, and construction
materials such as piping, insulation,
HVAC, and outer building materials all
must be able to withstand saltwater.
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9.1 Evaluation of 1996

Waterfront Master Plan

Consensus Statement on Status
of 1996 Waterfront Master Plan

Since its adoption in 1996, the Waterfront
Master Plan has guided Morro Bay in
preserving the character of its working
waterfront while enhancing public access
and recreational opportunities. Key
projectsinclude the Harborwalk linking the
Embarcadero to Coleman Park and Morro
Rock, the realignment of Coleman Drive,
and improvements to the Embarcadero’s
public spaces and amenities. While
some initiatives, such as full service
boatyard facilities and commercial fishing
infrastructure were not completed due
to declining need, and economic and
regulatory constraints, the City has made
significant progress in the improvement
of and development of the waterfront,
while maintaining the waterfront's unique
charm, its functional value for commercial
and recreational fishing, and in supporting
its tourism-based economy.

This development has occurred within the
context of an increase in tourism and a
decline in the commercial fishing industry
from its peak in the early 1990s when
landings averaged over 12.5M pounds per
year and 664 commercial fishing vessels
landed their catch using Morro Bay's
commercial fishing facilities. By 2024,
annuallandingshadfallentoapproximately
1.6M pounds, supported by fewer than 150
commercial fishing vessels. The Master
Plan should continue to promote the
viability of maritime support services and
support the transition of the commercial
and recreational fishing in adapting to
economic changes, but that context is
different than it was in 1996. The updated
Master Plan also will need to consider
what growth in the tourism economy
can be expected over the next 20-30
years to support additional visitor serving
development, feasible re-use strategies for

the power plant and wastewater treatment
plant (WWTP) sites, and how commercial
and recreational fishing can continue to
be a vital part of Morro Bay's economic and
cultural makeup.

1996 Waterfront Master Plan
Overview

The 1996 Waterfront Master Plan
established a vision for maintaining a
working waterfront while planning for
enhancements of the commercial and
public access elements of the harbor.
In response to increasing urbanization
in California, the plan sought to prevent
private development from undermining
the waterfront's unique natural beauty. As
stated in the 1996 plan, “It was ironic that
the very characteristics that made the
Embarcadero desirable for development
were those that, without regulation, could
lead to improper development and destroy
the values that attracted the development
in the first place.” The 1996 plan was also a
positive look forward after three decades
of challenges involving “ownership” of the
waterfront, the location of the Tidelands
Lease area, and the ownership, disposition,
and management of the “Harbor Fee
Lands” north of Beach Street from the
former military base.

The 1996 plan represented a significant
downscaling of the intensive development
proposals of the 1960s and 70s developed
by the City and the County before
incorporation in 1964. The 1996 plan
proposed extensive enhancements to
coastal access, boating facilities, circulation,

parking, and recreational opportunities.
It also recommended improvements
to support the commercial fishing

industry and included design guidelines
requiring private development along the
Embarcadero to protect public views and
improve coastal access.



A review of the 1996 plan also reminds us
that the plan does not exist in isolation.
Although the plan area is the upland/
landside area of the harbor, waterside
activities and marine economics will
still dictate landside development and
support services. There is no “waterfront”
without the “water”. The 1996 plan stated
that “[m]ore than any other feature of the
waterfront, it is the harbor that is dominant
and unifies the area's character. The
waterfront and all the uses and activities it
supports exists because of the harbor”, and
that “..the harbor’s immeasurable value to
the public and to the city's future and that
planning decisions for the waterfront need
to be made in the context of the optimum
balance between protection of the harbor's
natural environment and its functions
for commerce and recreation.” Access to
and along the bay and the bay's shoreline
will always be of primary concern, both
to support the economic functions of the
harbor, and to fulfill the city’'s obligations
under its Tidelands areas to hold these
assetsto preserve and enhance the public's
use. The update will need to be based on
current future marine and harbor activities
as well.

Review of 1996 Waterfront
Master Plan Proposals

The WMPAC reviewed the status of specific
proposals in the 1996 plan at its November
6, 2025 meeting. Public comments were
also received at that meeting as well as at
the public workshop later in the month.
A Consensus Statement was drafted
based on that input and presented to the
WMPAC at their January 8, 2026 meeting.
They provided additional input on the
statement and the status of the 1996
proposals. The Consensus Statement below
has been revised and along with the table
that follows the Consensus Statement
to reflect the additional input from the
January meeting. Based on that input,
the table later in this section shows the
specific proposals in the 1996 plan that are
to be considered going forward, and those
that should not, based on whether or not
they are still relevant, or completed. The
items that aren't marked as completed
or no longer relevant should be carried
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forward and continue to be refined as part
of the updated plan. Additional comments
and context on each area are as follows:

AREA 1: MORRO ROCK/COLEMAN

PARK AREA

The 1996 plan details a proposal for
development of the 7.2-acre “Den Dulk”
property, located between Morro Strand
State Beach and the western boundary of
the power plant site. The property, bisected
by the Embarcadero extension, is primarily
undeveloped coastal dune habitat. The
plan’s proposal for this site includes various
recreational and boating facilities, including
a haul out, boat yard, and dry storage. The
plan anticipated a land exchange that
would enable development of a privately
operated recreational vehicle park and
camping on the property, while granting
the City ownership of the waterfront to
allow for relocation of Coleman Drive and
creation of public recreational amenities.
City records show a 1996 site plan depicting
this proposed development. Ultimately,
the City acquired Coleman Beach in 2004
through an agreement with Duke Energy
regarding modernization of the power
plant.

Acquisition of the former Den Dulk
property in 2004 opened an opportunity to
implement the 1996 plan's proposals for the
Coleman Park area. In July 2008, the City
completed the Harborwalk project linking
the Embarcadero businesses (beginning at
Beach Street) to Coleman Park and Morro
Rock with an ADA compliant walkway. The
pedestrian walkway was constructed with
recycled plastic boards to simulate the
timber planks of a boardwalk. As envisioned
by the 1996 Waterfront Master Plan, the
Harborwalk project included realigning
1,100 feet of Coleman Drive inland and
reconstructing the former road alignment
into a Class | bike path paralleling the
Harborwalk.

The plan’s proposal for Morro Rock and
Coleman Park also shows a proposed
two-lane bridge spanning Morro
Creek, connecting the two portions of
Embarcadero Road. In 2013, the City started
the design and environmental review
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process for a proposed multi use path,
consisting of a 6’-8" wide boardwalk and a
12" wide bicycle path and bridge over Little
Morro Creek. The City held a ribbon cutting
event opening the new trail and bridge
on July 4, 2015. Although the bridge is
narrower than the two-lane concept in the
1996 plan, it was designed to accommodate
emergency vehicle access. In recent years,
the community has discussed the potential
to widen the existing bridge, consistent
with the original Waterfront Master
Plan concept, and this issue warrants
consideration as part of the updated plan,
as recommended in circulation sections
of Plan Morro Bay, as well as evaluating a
connection from the Embarcadero to the
Main Street/Highway 1interchange through
the power plant property.

Since adoption of the 1996 plan, the City has
reviewed various concepts and feasibility
studies to develop a haul out, boat yard,
and dry storage facility at the northern end
of the Embarcadero. From 1997 to the early
2000s, the City considered a boat yard to be
a priority and conducted a feasibility study
that concluded the proposal in the 1996
plan would be unprofitable and infeasible
due to the site's environmentally sensitive
habitat area designation. Following the
City’'s 2012 acquisition of the roughly two-
acre “Triangle Lot” property, efforts to locate
a full-service boatyard were renewed with
a focus on that site. In 2015, consultants
were hired to develop design options and
perform a market feasibility study for a
boatyard and haul-out facility, which found
potential demand but concluded that a
public-private partnership would be needed
for financial viability. In 2018, the City issued
a request for proposals for an additional
financial feasibility study but received no
responses. Pursuing grant funding for
further feasibility analyses continued to
be a City Council priority through 2020. As
noted above, although a privately operated
boat yard/haul out facility was deemed
infeasible, the updated master plan should
identify an appropriately sized Commercial
Fishing (CF) zoned property asa placeholder
if that is still a priority and need. The City's
planning efforts for a haul out and boat
yard were often linked to concept planning
for Coleman Park improvements. From

2008 to 2013, the City Council, Harbor
Advisory Board, and Recreation and Parks
Commission reviewed several concept plans
that depicted recreational and boating
facilities at the Coleman Park area. In 2013,
the City Council directed staff to work with
the Parks and Recreation Commission on
a Northern Waterfront Improvement Plan.
However, this effort did not culminate in
adoption of a formal plan.

Planning for Coleman Park resumed in
2022 after the City secured State grant
funding for park improvements, which will
be carried out in two phases. Phase 1 will
focus on replacing the restroom facilities
removed in 2021, installing ADA-compliant
parking and pathways, and upgrading the
playground equipment. In August 2025, the
City Council approved a design contract
to finalize plans for this first phase, aiming
to complete the restroom facilities by May
2026. The City is currently completing the
design and preparing to submit a Coastal
Development Permit application to the
Coastal Commission for the proposed Phase
1improvements. Phase 2 will be defined as
part of the ongoing Waterfront Master Plan
update.

The 1996 plan proposed a paved boat launch
at the base of Morro Rock near the entrance
to the bay. City staff determined that this
proposal would not be feasible in this
location due to environmentally sensitive
habitat, parking constraints, and traffic
congestionatthe Rock parking lot. However,
this area and Coleman Park are popular
kayak launch spots where kayakers have to
climb through dune habitat and/or eroding
beach headlands to launch. Consideration
could be made for a kayak or smaller vessel
launch ramps instead of a larger paved boat
launch that was considered in the 1996 plan
Parking at Coleman Beach and the Rock
have always been relatively rustic. Vertical
access to Coleman Beach, Rock Beach,
“Baby Beach” on the south side of the Rock,
and otter viewing area east of Target Rock
can be challenging at times and there are
few facilitiesto intercept muddy stormwater
runoff before entering the bay and beaches.
Landscaping for beautification and erosion
control should be considered. Bathroom
facilities and solid waste management are



constant issues.

AREA 2: NORTH OF BEACH/ T-PIERS/
WORKING WATERFRONT

The 1996 plan emphasizes preservation of
the working waterfront and recommends
installing fish processing facilities and
other equipment on the commercial
wharf area by the T-piers. Recognizing
the significant marine traffic at the time,
and the tension between the needs of
commercial and recreational vessels, the
1996 plan also recommended new boat
ramps, moorings, and boat slips. Industrial
scale fish processing businesses are no
longer present in the community, and
marine support businesses have declined
in response to the reduction in vessels
in the harbor. As noted above, statewide
and locally, commercial fishing has been
in decline for years, driven by cost, foreign
competition and regulation. Since 2012,
total commercial fishing landings in Morro
Bay declined by nearly 71 percent, from
55M pounds (2012) to 1.6M pounds (2024).
Ongoing challenges to fishing in Morro Bay
include fuel availability (one fuel dock left),
distance to commercial fishing beds, and
intermittent closures. While the City cannot
control state and federal regulations and
market factors, the updated plan should
identify and prioritize the infrastructure and
policies necessary to support commercial
fishing at its current scale of 15M to
2M pounds per year. There are several
undeveloped or underdeveloped lease sites
along the waterfront from Coleman Beach
to Beach Street that could accommodate
additional businesses and operators. There
is also a significant amount of undeveloped
CF-zoned land that can accommodate
additional uses.

The area north of Beach Street also
contains a significant amount of area for
Visitor Serving Commercial. While the
Embarcadero Visitor Area has scattered
development sites available, the area on
the east side of the Embarcadero between
Beach Street and the Vistra site presents
an opportunity to potentially redevelop
vacant and underutilized City right-of-way,
as well as the “triangle lot” acquired by the
City in 2012. This area should include an
area zoned CF that is reserved for potential
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future development of a haul out and boat
yard. Long-term parking for commercial
fishermen should also be addressed in Area
2.

Like the Emlbarcadero Visitor Area, this
area has vehicle circulation, parking and
pedestrian and bicycle circulation issues
that need to be addressed. The 1996 plan
stated that “..resolution of this issue is a
high priority” and it remains so 30 years
later. It is a popular otter viewing area, and a
pathway to the Harbor Walk to Morro Rock
that begins just north of the power plant
intake building. However, there is poor
lateral connectivity, no sidewalks on either
side of the Embarcadero, and a bicycle
lane that is too narrow to meet state and
local standards. Pedestrians are currently
funneled through the commercial fishing
industrial area between Morro Landing
and the US Coast Guard Station, and the
City has struggled with how to thread the
Harborwalk through this area without
creating conflicts with commercial fishing
operations. There may be an opportunity
for increased yield and circulation in the
parking lots west of the Embarcadero,
and for alignment of the parking lot
driveways on the east and west sides of the
Embarcadero to provide intersections that
accommodate all traffic movements. This
area also needs to anticipate and plan for
a possible connection from Main Street
to the Embarcadero as envisioned in Plan
Morro Bay.

AREA 3: EMBARCADERO VISITOR AREA

When the Waterfront Master Plan was
adopted in 1996, the Embarcadero was
already established as a primarily visitor
serving area, but it also contained a mix
of commercial fishing and processing
associated with Morro Bay's working
waterfront past. Due to the decline in
commercial vessels visiting Morro Bay
and associated landings, market shifts,
and policies promoting tourism, these
uses gave way to increased visitor-serving
commercial development, including gift
shops, restaurants, art galleries, sweets
shops, and boutique hotels. A pivotal
moment in this shift occurred in 1999,
when a fire destroyed the Marine Ways
boatyard at 845 Embarcadero (currently
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“The Boatyard” commercial center),and the
lease site was subsequently redeveloped
into a 5,700-square-foot commercial retail
building. Another significant development
in this transition was the reduction in
operations and proposed redevelopment
of the Associated Pacific Contractors
property. Since 1996, the City has permitted
approximately 20,000 square feet of new
visitor-serving uses, including retail space
and hotels on the Embarcadero between
Beach Street and South Street.

Despite changing market factors and
development pressure, Morro Bay's
waterfront has successfully preserved its
fishing village character and natural scenic
beauty. These qualities continue to draw
visitors and drive the City's tourism-based
economy. In 2024, the City hosted 760,000
visitorswho spent $195M, including $129M in
lodging, food and beverage, and recreation
(Morro Bay's largest industries). This level
has remained relatively constant over the
past five years.

Because of the 1996 plan’s design
guidelines, redevelopment projects on the
Embarcadero have reflected the desired
fishing village character, have preserved
views of the bay from public viewpoints,
completed significant sections of the
Harborwalk, widened sidewalks, installed
interpretive signs, and provided public
restrooms and other amenities to enhance
coastal access. Overall, these projects
successfully balanced private development
interest with preservation of the working
waterfront’s character and coastal access.

While the design guidelines have helped
preserve the waterfront's character, they
lack clarity in some areas, which has
caused frustration and uncertainty for the
community and waterfront developers.
For example, additional building height
is permitted on the west side of the
Embarcadero when a project provides
a ‘“significant public benefit”; however,
the absence of a clear definition has
complicated the review of redevelopment
proposals. Clarifying this  standard
should be a priority in the updated plan.
In addition, the plan should determine
whether granting additional height at all
aligns with the community vision for the

waterfront. The guidelines are vague about
what specific view corridors or viewpoints
need to be preserved so applicants are left
to guess. The design guidelines regarding
height apply to properties on the west
side of the Embarcadero, but the same
regulations do not equally apply to the
east side of the Embarcadero. A goal of
the Master Plan update is to update the
guidelines so that the entire corridor is
treated equally, especially with regard to
visual impacts. View enhancement and
protection are considered priorities.

Although the land use policies, master
plan guidelines and zoning regulations
provide certain quantitative requirements
for permitting additional height there

is also a subjective requirement for
additional ‘“significant public benefits”
which add potential costs, provides

unnecessary ambiguity in an already-
difficult permitting process, and further
complicates the economic feasibility of
waterfront development. Two waterfront
redevelopment projects were recently
withdrawn, largely due to the high costs
of marine construction and regulatory
requirements. Lease sites remain
underutilized due to economic constraints
and uncertainty, and the City loses out on
potential revenue to maintain the harbor
and waterfront infrastructure.

Another area that needs attention and
clarity in the Master Plan is the issue of
low-cost visitor serving accommodation
standards. At least one development
project has been stalled because of the
financial feasibility of providing lower-
cost visitor-serving accommodations in
the higher cost waterfront areas. A 2017
City study determined that approximately
52 percent of all accommodations in the
community were considered “lower cost”.
Various city policies address this matter,
based on a statistical determination if lower
cost accommodations are being displaced,
if they are “upscale”, “mid-scale” or “lower-
scale” and whether or not they are located
in “state-owned tidelands”. There is already
available adequate lower cost and mid-
scale accommodations. State and regional
tourism organizations predict a softening in
the “economy” and “mid-scale” segments
while there is growing demand for upper



scale accommodations. The Master Plan
should resolve these ambiguities and
inconsistencies so that development
requirements are clear, feasible and
achievable. There may also be ways of
providing incentives and alternatives to
meet the intent of low-cost visitor serving
requirements. The Embarcadero Visitor
Area is also starting to experience some
stress in circulation and parking. A recent
parking study acknowledged that peak
season/peak hour parking is well below
the desired 10% vacancy level. As more
development occurs, potentially without
full onsite parking, this will get worse. Plan
Morro Bay policies regarding reduction
of parking in street ends on the west side
of the Embarcadero will exacerbate this.
Pedestrians are also at odds with vehicle
traffic and there needs to be better
sidewalk and Harborwalk connectivity and
width to support current and projected
pedestrian traffic. The Embarcadero Visitor
Area has been the subject of some study
for traffic and pedestrian safety in the
City's Local Roadway Safety Plan. There are
priority cost effective recommendations for
crosswalk improvements, bulbouts, speed
limits and commercial truck operations
that will promote safety that will need to be
implemented in the updated plan.

EXPANSION AREAS

When the community drafted the 1996
Waterfront Master Plan, little change
was anticipated to the City's industrial
waterfront and commercial fishing activity.
However, these issues have dominated
City business and planning for the last
three decades. While PG&E sold the power
plant to Duke Energy in 1997 due to state
energy deregulation rules, there were no
signs that the plant was headed toward
eventual closure in 2014. Likewise, the
City did not learn from the State Regional
Water Quality Control Board that the
wastewater treatment plant would need
major upgrades until the early 2000s,
leading to the construction of a new Water
Reclamation Facility in 2022.

Plan Morro Bay deferred consideration of
some of the most significant issues related
to the Expansion Areas and directed that
“master plans” be prepared for the Vistra
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property and the former Wastewater
TreatmentPlantsite. Whiletheupdated plan
cannot go into site-specific development
detail that is most appropriate when actual
development is proposed, it will need to
set the framework for such development
and plans and to meet the objectives
established in Plan Morro Policy LU-5.4to “...
create a better connection between the two
sides of Embarcadero at the Vistra Site, and
creating a pedestrian friendly atmosphere
along the site's Embarcadero street
frontage.” Plan Morro Bay, and the land use
initiative that followed it, have affirmed the
long term land uses for the area and the
master plan will need to have a circulation
plan that supports the land uses that the
City Council adopted, Coastal Commission
adopted and the voters affirmed for the
Expansion Area. This includes the fact
that visitor-serving land uses are allowed
at the v Site. Consideration of what types
of visitor-serving uses are desired as part
of the master plan and how they would
connect to surrounding uses will be key. For
the WWTP, the master plan should identify
needed improvements and adapting the
area for recreation. The WWTP plant site
and the adjoining Morro Dunes RV Park
have been considered for development of
higheramenity RV camping. Flooding along
the creek and from high tides especially
during storm events and are hazards that
have increased since adoption of the 1996
plan and will continue to be development
constraint in the expansion areas.

While the task of the 1996 plan was to
preserve the elements that make Morro
Bay special amid growing development
pressure, it assumed that major physical
and economic elements would not change.
It assumed that commercial fishing would
continue at its then-record high levels, that
the power plant would continue to operate,
and that the WWTP would not need to
be relocated. All of these assumptions
have changed and the updated plan
must consider the redevelopment of the
waterfront’s industrial areas to economic
and sustainable uses.
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1996 Waterfront Master Plan Proposal Evaluation Matrix

Page Proposal

# # Proposal

Planning Area 1: Morro Rock/ Coleman Park

Work with the State of California to reorganize the existing parking area adjacent to

2L L Morro Rock to:

41 a) Provide parking spaces (approximately 50) at the end of Coleman Drive perpendicular to
the road with adequate backup and turn around space.

41 b) Develop a loop at the end of the lot which will allow large vehicles to turn around and

thereby reduce congestion.

Install a pedestrian access way along the waterfront. This would for the most part be on
4-1 C) the land area but in some cases may require short portions of wooden walkways over the
rip-rap where space is inadequate between the water and the parking lot. (See Sketch f.1)

Provide signage at the entry to the parking area which states that there is a turnaround

ol d) at the end and limits extra large vehicles (the size is to be determined by the State).

42 5 Provide recreational parking spaces (approximately 150) which would serve Morro Strand
State Beach and provide overflow parking for the new harbor uses. See Sketch f.3.

40 a) Improve parking in the area in a "natural context" through the use of rocks, wood
bollards and cables, and chain or heavy rope to delineate boundaries.

40 b) Keep paving to a minimum for the access road itself and the most used parking area
along the front of the area facing the beach.

42 9 Provide a new restroom area to serve the parking area and beach at an appropriate
location.

4-2 d) Construct an access stair from the parking level to the beach level.

42 €] Develop landscape buffers between the parking area and the Rock and the natural dune

area to reduce "human erosion" and maintain the area's natural setting.

Consider providing a new boat launch area with a paved ramp and supporting parking.
This should only be done if it is determined that such facilities are needed to supplement
the Tidelands Park launch facility. If such a facility is considered, its design must take
into account the visual adjacency to Morro Rock ( e.g. it must be visually screened so

as not to intrude into the natural environment any more than necessary), the natural
4-2 3 marine biology (there may be eel grass and sea otter habitat in the area), and the flow of
the current and the direction of the wind which may affect configuration of the actual
facilities. The plan and sketches included in this report are conceptual only to show
general location and feasibility; they do not represent and engineered design which
necessarily resolves the problems and requirements of such a launch facility. If such a
facility is feasible and necessary, it should:

Include a new launch ramp and pier as shown in Sketch f.4 which is out of the main ship

4-2 a . . . .
) channel in a location that has the least environmental impact.




Status

Morro Bay Waterfront Master Plan
Background Report

Comments

See below

Proposal no longer relevant

Coleman Drive adjacent to Morro Rock is now gated, for emergency
access only, to allow emergency access to the revetment during high
storm events. This resolves potential parking concerns at the previous
terminus of Coleman Drive.

Proposal no longer relevant

Coleman Drive adjacent to Morro Rock is now gated, for emergency
access only, to allow emergency access to the revetment during high
storm events. This resolves potential parking concerns at the previous
terminus of Coleman Drive.

Proposal no longer relevant

Walkway extends from intake building to end of Coleman Park/
entrance to Rock parking lot. Pedestrians can walk the rest of
Coleman Drive on the dirt. There are some amenities in that area like
benches.

Proposal no longer relevant

Coleman Drive adjacent to Morro Rock is now gated, for emergency
access only, to allow emergency access to the revetment during high
storm events. This resolves potential parking concerns at the previous
terminus of Coleman Drive.

See below

Partially complete

Some improvements have been made. Parking configuration is not
the best and does not maximize the space. Parking lot surfacing
requires more base every year and regular maintenance to reduce
potholes and uneven surface.

Complete

Complete

Partially complete

The City's Maintenance Team maintains a "land by way of sand"
bridge across the revetment. Though it is not technically “stairs”,
it has been determined that stairs would not be feasible in this
location.

Partially complete

Rock bollards have been set up, but more may be wanted or needed
in the new WMP for SLR and adaptation.

See below

A paved launch would not be feasible. This area is a popular kayak
launch spot where kayakers have to climb through dune habitat to
launch. Consideration could be made for a kayak or smaller vessel
launch ramp instead of a larger paved boat launch.

Proposal no longer relevant
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1996 Waterfront Master Plan Proposal Evaluation Matrix

Page Proposal

#

#

Proposal

Provide auto / trailer parking at Morro Rock parking lot and in the vicinity of the

e el proposed Coleman Drive launch ramp.

42 0) Reduce visual intrusion of the area by introducing sand berms and native vegetation at
locations shown on the plan.

4-2 e) Provide a small picnic area and alternative bicycle paths in area.

43 f) Provide a restroom and freshwater supply for the area's users including a freshwater
shower
Note: Several other sites in both the T-Pier area and next to the PG&E intake building
were considered for this use. They were, however, eliminated since they were either not
large enough to contain an adequate facility, caused too much traffic congestion in

4-3 relationship to adjacent facilities or were more valuable as a site for some other use or
expansion of an existing use. This site was the only one that met the basic criteria of size,
ease of access and adjacency to a reasonable water area not already under some other
use.

43 4 Generate more waterfront space on the bay side and enhance Coleman Park by
relocating the eastern portion of Coleman Drive slightly north. (See Maps e.4 and e.5)

43 a) Relocate Coleman Drive as shown on the plan to provide a new area with access to the
bay of approximately 250 feet wide by 750 feet (approximately 4 and 1/3 acres).

43 b) Develop a small area for concessions / restrooms and bicycle, kayak and canoe rental
(approximately 500 square feet).

43 9 Provide a bike path system that utilizes the pavement of the existing Coleman Drive
where possible.

4-3 d) Develop a pedestrian access system and boardwalk along the new bay frontage.

43 o) Construct a hardened pathway and small floating dock to assist hand launching of small,
non-motorized boats.

4-3 f) Develop a boat house for storing shells and possibly rental boats.

4-3 g) Provide a turn around loop to serve the pier and launching area.

4-3 h) Develop paved permanent parking areas.

4-3 i) Construct a sheltered picnic area for approximately 10 tables and barbecues.

4-3 ) Provide an area for active recreation such as sand volleyball, basketball etc.
Evaluate the potential for a saltwater plunge (see Map e.5) using heated sea water from

4-4 k) the adjacent PG&E outfall line. (This would be an historical replacement of an earlier
saltwater plunge in Morro Bay).

4ot 5 Locate a series of nature observation / information areas explaining the natural wonders
of the area, its history and the plants and animals that inhabit it.

4ot a) Provide small monuments at key viewing areas and/or historical sites with fixed maps
and text providing education to the public.

4ot b) Develop an access trail system to the monuments that is environmentally sensitive and
not intrusive to the natural areas served.

4ot 6 Redevelop the natural dune area to the north and provide a system of access trails and

boardwalks to the City beach and Morro Strand State Beach,




Status

Proposal no longer relevant

Morro Bay Waterfront Master Plan
Background Report

Comments

Proposal no longer relevant

Proposal no longer relevant

Proposal no longer relevant

n/a

See below

Complete

Not implemented

Complete

A separated bike path is provided adjacent to the bay.

Complete

A pedestrian boardwalk is provided adjacent to the bay.

Not implemented

See note on 3.

Not implemented

Not implemented

Not implemented

Partially complete

Unsheltered picnic area of 4 picnic tables provided, no barbecues.

Ongoing

A skate park was added in this area in the early 2000s. The skate park
was later converted into basketball courts.

Proposal no longer relevant

Complete
Complete
Complete
The pedestrian boardwalk wraps around the dune at the end of
See below Coleman Drive and terminates / provides access to Morro Rock

Beach. Team to consider additional trails.
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1996 Waterfront Master Plan Proposal Evaluation Matrix

Page
#

YA

Proposal Proposal

Use native grasses and dune shrubs which match those found in the natural dune
communities of the area such as on the sandspit.

YA

Develop a system of board walks where foot traffic is heaviest to reduce erosion and
damage to the dune system. See Sketch f.2

4-4

) Prepare a management plan to maintain the dune and vegetation system.

YA

In order to enhance general recreation and enjoyment of the area, encourage private
development of a visitor serving recreation vehicle and camping area on the eastern

7 portion of the former "Den Dulk" property (Refer to Map e.6), Encourage a visitor serving
concession facility adjacent to Coleman Beach which will share parking with the
expanded Coleman Park.

YA

There is a potential for exchanging City land for portions of the former "Den Dulk"
property to allow for development of public recreational facilities and private support
uses. The "Den Dulk', property frontage on the bay should be acquired by the City for the
purpose of extending Coleman Park.

The portion of the "Den Dulk" property located adjacent to the PG&E property should be
limited to a low key campground use limited to rustic type camp sites similar to those

in Morro Bay State Park. Any concessions should be limited to small pedestrian access
structures, but would not include sit-down restaurants or stores.

4-5

The relocation of Coleman Drive and Embarcadero, as indicated in the plan, shall be
predicated upon the successful negotiation between the City and the property owner
to accomplish the following: (1) to protect the current public access to the beach areg;
and (2) to implement the uses indicated in the Waterfront Master Plan for the area
between the new roadway the beach. The City shall not relinquish any rights to the
various recorded and prescriptive easements until after all said negotiations have been
successfully completed. Should the City negotiations with the property owner not be
successful, the current Coleman Drive roadway alignment shall not be moved within
the "Den Dulk" property. The zoning designations for the area known as the "Den Dulk"
property are not proposed to be changed. The City shall only consider proposed projects
consistent with the existing zoning designations and with building design criteria as
specified in the Waterfront Master Plan.

4-5

Note: Den Dulk Property - This is the property between the PG&E plant and the
peninsula that connects to Morro Rock is currently held by private interests. Given its
important location connecting the Embarcadero to the Rock, both the City and the
current owner have expressed interest in a land exchange which would benefit both
parties. The City would gain continuous access and ownership of the waterfront in
this area which would allow the relocation of Coleman Drive and the enhancement of
the Coleman Park area (see the Map e.5). In return, the private landowner would gain
a more coherent parcel on which to provide a recreation vehicle park and a proposed
concession facility which would be integrated into the visitor serving uses of the
Coleman Park and bay front.

In conclusion, it appears that the Measure D prohibitions apply only to lands held

in public trust. The Den Dulk property is private and does not seem to be under the
restrictions of Measure D. Given the expressed concern that this area not be over
developed and the requirements of the land exchange, this area shall be required to
have development plan approval prior to any rezoning or construction. Such approval
would set forth the conditions, location and the type of facilities that would be allowed.

4-5

Develop boat repair yard/haul out facility with approximately 2000 sq. ft. of office space,
and a marine supply retail outlet east of Coleman Park.




Status

In progress

Morro Bay Waterfront Master Plan
Background Report

Comments

City is looking into a grant for Coleman Park dune restoration.

Complete

Pedestrian boardwalk is provided along the bay.

Not implemented

National Estuary Program does some dune management and
restoration.

See below

The area is utilized for public parking and the HarborWalk

Proposal no longer relevant

Duke energy (owner of the PG&E property after PG&E, but before
Vistra) dedicated portions of the Den Dulk property to the City.

Proposal no longer relevant

Proposal no longer relevant

No implementation action tied to this item.

Not implemented

A supplemental process in 2013 went forward with park only. This
process went through Harbor Advisory Board, Recreations and Parks
Commission, and City Council.
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1996 Waterfront Master Plan Proposal Evaluation Matrix

Page Proposal

#

4-5

#

Proposal

Connect the two portions of the Embarcadero with a 2 lane bridge across Morro Creek.
Provide a means of traffic control (bollards) and signage to allow the City to control
access, for emergencies and special events only, should this be desired under the traffic
management and monitoring plan.

Area 2: T-Piers / F

ishermen Work Area

Encourage PG&E to provide an education center and information on alternative energy
sources. Make the existing plant more attractive by providing a static display on the

8 L history of the facility, the use of energy, energy conservation and the development of
alternative energy sources.

4-6 2. Redesign the parking lots to gain efficiency and provide better access to the piers

46 a) rework the existing west side parking lot and access points to facilitate easier truck
access to the piers and working areas

4-6 b) Remove the existing center island to provide more parking area

4-6 C) Revise the striping and parking lot layouts for greater efficiency

4-6 d) Provide amenities such as street furniture and signage to give a sense of place
Improve public physical and visual access to the waterfront with its interesting fishing

4-6 3. vessels and fish processing activities. Continue the concept of lateral access along the
waterfront by developing a pedestrian walkway along the shoreline and to the T-piers.
Designate the commercial fishing support area in the vicinity of the North T-pier

46 4 as a suitable site for redevelopment to improve work areas for fish off-loading and

' processing. Further, detailed site and economic planning for this area should be

undertaken by the City.
Encourage existing commmercial/retail or visitor serving uses to relocate to the second
story where feasible. By removing commercial retail/and restaurant uses from the

4-6 & - - Lo

5, ground floor more space will be available for use by the fishing industry and harbor

4-7 e . . . - .
support facilities. Such separation of uses will reduce traffic congestion and will promote
visitors to the area since they can see more of the fishing and related operations.

4-7 6. Improve the Front Street parking lot

4-7 7. Rebuild fish processing and commercial/recreational fishing related uses.

Area 3: Embarcadero Visitor Area

Locate a series of observation/information areas explaining the natural wonders of the
bay and its history and the animals that inhabit it.

47 E The design should be similar in character and style to that proposed for Tidelands Park.
The information could be designed into an extension of a bench or other piece of street
furniture to give continuity to the street scene and also provide a visual accent.

Extend lateral access along the bay front of commercial retail buildings. This coastal

4-7 2. requirement will be made a condition of each new structure or complex as it is

submitted to the City for permit.




Status

Partially complete

Morro Bay Waterfront Master Plan
Background Report

Comments

The Embarcadero is connected via a pedestrian and bike bridge over
Morro Creek. Emergency vehicles can access in case of emergency.

Proposal no longer relevant

Waterfront Master Plan update will include concept plans for Vistra
property (formerly PG&E property).

See below

Not implemented

Parking lot appears unchanged based on available historical imagery.

Complete

Center islands are not currently present in parking lot

Not implemented

Parking lot appears unchanged based on available historical imagery.

Partially complete

Some benches and lighting have been added.

Partially complete

Pedestrian conditions, such as a pedestrian boardwalk was
implemented in 2008-2009 up to Morro Grill/Morro Bay Seafood
Company. Further north, the pedestrian waterfront experience is
disconnected; visual access could be improved.

Not implemented

City has lost the ability to process fish here.

No longer relevent

Most buildings are still single story, and commercial/retail/restaurants
occupy ground floor; two-story buildings still have retail uses.

1215 Embarcadero was redeveloped with a two-story building, with a
restaurant on the second story.

Not implemented

Not implemented

City has lost the ability to process fish in this area. There has been
interest in bringing it back.

Ongoing

Ongoing

A continuous sidewalk or harborwalk exists along Embarcadero.
There are gaps in lateral access along the waterfront but it has been
worked on substantially since 1996.
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1996 Waterfront Master Plan Proposal Evaluation Matrix

Page
#

Proposal

Proposal

Require provision of lateral access where reasonable (functionally and structurally), as

47 g existing structures are remodeled or change uses.

47 b) Design lateral access routes to connect to the lateral access components of adjacent
buildings and/or the stub street perpendicular to the building site.

4-7 3. Preserve scenic vistas at street ends - enhance public amenities in these areas.

47 a) Add pedestrian amenities such as benches, trash containers, public telephones and
information booths and signs.
Light areas to encourage safe use without glare or causing disturbance to adjacent land

a8 )8 uses

4-8 ) Avoid structures and planting which limit visual access to the water or the Rock.

4-8 4, Provide haul out improvements to existing facilities

4-8 a) Encourage private owners to improve their facilities

4-8 b) Encourage the continued use of the existing fisherman's gear storage area north of the
PG&E plant near Morro Creek.
Develop a bluff stabilization and beautification plan. Prepare a landscaping plan for

4.8 6 bluff areas. This plan shall identify planting materials, design standards for pedestrian

amenities such as paths and benches, and set retaining wall standards for materials and
general character within good engineering practice.

Area 4: Tidelands

Park

4-8 1. Implement the adopted Tidelands Park plan.

4-8 a) Implement the many planned improvements such as the provision of more pedestrian
amenities including seating areas, restrooms, and improved landscaping.

4-8 b) Provide a small bench and passive area at the end of Olive Street for an overlook.

4-8 Q) Provide an additional lateral wharf area which improves the launch area and allows
additional pedestrian access to the waterfront.

4-8 5 Provide supplemental boat launch facilities as discussed in planning Area #1. If provided

’ an additional boat launch will:

4-9 a) Reduce peak vehicle congestion in the parking lot at launching time.

4-9 b) Diminish congestion on the bay since many of the boats being launched at Tidelands
Park have the Pacific Ocean as their destination rather than the bay.

4-9 9 Provide an alternate facility should one launch area be shut down for repairs or
maintenance.

4-9 d) Augment the capacity of Morro Bay to accommmodate water dependent uses with
minimal impact to the waterfront or the commercial uses of the Embarcadero in Area #3
Reconfigure existing Tidelands Park slips to augment ramp launching capacity by

4-9 3. promoting passenger and equipment loading and unloading away from the ramp area

during peak launch times.
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Comments

Policies in Plan Morro Bay and was implemented prior to the

Srngielig adoption of Plan Morro Bay.

Complete

Ongoing

Complete Most street ends have viewing decks/benches.

Partially complete

Lighting may have been implemented since 1996; however, there is
community sentiment that updates are needed.

Ongoing

Partially complete

Ongoing

Complete

Morro Bay Commercial Fishermen's Organization appears to have
leased the facility from the City since 1995. MBCFO website indicates
this continues to be true.

Not implemented

Tidelands Park Plan not provided. Evaluation of this section is based

CermplEie on current and historical imagery.

Tidelands Park appears well maintained with restrooms, pedestrian
Complete

pathways, and green spaces.
Complete

Tidelands Park’s side tie dock was added sometime between 1994
Complete

and 2003 near Tidelands Park at Olive St.

No longer relevant

Only one boat launch facility exists at the south end of the
Embarcadero.

No longer relevant

No longer relevant

No longer relevant

No longer relevant

Partially complete

New launch ramp piers replaced existing ones. Look into kayak
launch so they don't clog up the boat launch.
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PURPOSE OF MARKET SCAN

This market scan will support the
Waterfront Master Plan process by
informing a vision for future uses on the
waterfront that leverage the strengths of
Morro Bay's character and economy
while aligning with the city's economic

development policies and goals.




MARKET SCAN PROCESS

The market scan includes three sections that together analyze Morro Bay's economy and market to
inform opportunities for future demand at the waterfront.
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Demographics Industry Real Estate

How have demographics and Which industries are driving How are certain uses performing in
socioeconomics in Morro Bay economic growth in the city and the city today and what

shifted over the years? can be compatible with future uses opportunities does this present for

on the waterfront? the waterfront?

Analysis of future demand for potential uses that can catalyze further activation on
the waterfront, while aligning with Morro Bay's character, strengths, and goals.



MARKET SCAN
GEOGRAPHIES

Morro Bay is located in San Luis
Obispo (SLO) County. In addition
to SLO County, Santa Cruz, San
Benito, Monterey, Santa Barbara,
and Ventura Counties make up
California’s Central Coast Region.

California

Central Coast Region

Morro Bauis Obispo County



STAKEHOLDER INTERVIEW SUMMARY

Stakeholder interviews yielded concerns on regulatory, development, and maintenance challenges, in
addition to presenting ideas around how to improve the waterfront experience and drive activity.

Public Maintenance and
Improvements

Private Development and
Maintenance Challenges

Visitor Attraction Strategy

Waterfront infrastructure
such as launch ramps,
piers, and mooring fields
are in disrepair

The Embarcadero should
be beautified, cleaned up,
lit after dark, and have
public restrooms

Driving and pedestrian
infrastructure could be
improved and better
connected to downtown

Regulations from the City,
Tidelands Trust, and
Coastal Commission are
costly, burdensome, and
unpredictable

Environmental resilience
needs make waterfront
development and
maintenance expensive

The City could better
incentivize and support
leaseholder development
and maintenance

Offer experiential tourism
tied to the commercial
fishing industry

Revitalize events and
festivals

Expand water-based
activities
Build a conference center

and higher-end hotel and
retail

Expand the Maritime
Museum and add other
attractions

City of Morro Bay Waterfront Master Plan | HR&A Advisors



Demographics

How have demographics and
socioeconomics in Morro Bay shifted over
the years?



POPULATION GROWTH

Over the last ten years, Morro Bay's population grew 3.8%, a rate similar to the state and faster than the

surrounding region.

San Luis
Morro Bay Obispo
County

Total Pop. (2023) 281 ,000

Growth (2013-2023) 3.5%

Source: U.S. Census ACS 5-Year Data

Central
Coast
Region

2.3M
2.7%

California

City of Morro Bay Waterfront Master Plan | HR&A Advisors



HOUSEHOLDS

The number of households in Morro Bay remained unchanged from 2013 to 2023, while they increased
elsewhere in the state. Additionally, Morro Bay's average household size is lower than the rest of the
state, including the county.

City of Morro Bay Waterfront Master Plan | HR&A Advisors

Change
Total Households (2023) (2013 to 2023)
Median Household Size (2023)
Morro Bay 5,000 +0%* 2.9 2.9
2.5
2.1
San Luis Obispo 109 000 +7%
County
Central Co.ast 785,000 +5%
Region
Morro Bay SLO County Central California
. . Coast
California 13.4M +7%
Source: U.S. Census ACS 5-Year Data. 10

*Household size in Morro Bay increased from 2.02 to 2.11 between 2013-2023. Total households went from 5,007 to 4,989.



MEDIAN AGE AND AGE DISTRIBUTION

The median age of a Morro Bay resident is significantly higher than the median age statewide, with 48%

of Morro Bay residents being older than 55 in 2023.

60 Years

50 Years

40 Years

30 Years

20 Years

10 Years

Years

Median Age (2013 to 2023) Age Distribution (2023)
oo > 100% [ g

90%
80%
70%
60%
50%
40%
30%
20%
10%

0%
SLO County Central Coast California Morro Bay SLO County Central Coast California

I ]

— o —— o o o e o e o e e o o

I I
Ve == / m2013 m2023 H0to18 Years H18to 24 Years M| 25to 54 Years 55+ Years

Source: U.S. Census ACS 5-Year Data
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RACE AND ETHNICITY

From 2013 to 2023, Morro Bay has seen its Hispanic/Latino population shrink, while growing elsewhere
in the state.

Racial/Ethnic Distribution (2013) Racial/Ethnic Distribution (2023)

--- - [ g |

- - - -

—————
——

N - - 5%

6% 15%
2%

77% 5%
65%

43%

35%

Morro Bay San Luis Obispo Central Coast California Morro Bay San Luis Obispo  Central Coast California
County County
m White mBlack mAsian Other Hispanic or Latino m White mBlack mAsian Other Hispanic or Latino

Source: U.S. Census ACS 5-Year Data
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HOUSING TENANCY AND COST

Housing prices and rents in Morro Bay have increased significantly since 2013, in addition to an increase

in the share of owner-occupied housing, which is higher than elsewhere in the state.

Share of Owner Occupied Housing Units
(2013 to 2023)

55% 56%

$865K

$1,820

Morro Bay SLO County
m 2013 m2023

Source: U.S. Census ACS 5-Year Data
Multifamily and other includes: 7% mobile homes, 5% townhomes, 6% duplexes, 10% apartments, and 1% others

71% of homes in Morro Bay are
single-family detached, and the
median home value was $865K in
2023 (compared to $777K in the

county) and grew by 78% from 2013.

29% of homes in Morro Bay are
multifamily or other*, and the
median rent in Morro Bay was
$1,820 in 2023 (compared to $3,020
in the county) and grew by 43%
from 2013.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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HOUSEHOLD INCOME

Though starting lower than the rest of the state in 2013, incomes in Morro Bay have increased in recent
years to be on par with the rest of the county and state.

Median HH Income 2013 to 2023

+87% +59% +52% +58%
e - $101K
$96K

— o o e e e e e e e e e

I I
1 Morro Bay | SLO County Central Coast California

m 2013 m2023

Source: U.S. Census ACS 5-Year Data

HH Income Distribution 2023

———

o m Emm o e e = = —
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Morro Bay SLO County Central Coast California

H$0 to $45K m$45Kto $75K m$75K to $120K m $120K+
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EDUCATIONAL ATTAINMENT

Educational attainment in Morro Bay reflects the rest of the Central Coast Region, having a relatively
proportional mix of education levels as compared to the rest of the state.

Educational Attainment (2023)

19%

19% 20% 19%
27%

30% 32%
37%

( 1 35%
40% of Morro Bay | [BRCAELEN | 19%
residents have a 1 1 21%
high school 1 1 135
degree or less | [RTITA : 19% 0

1 10% 6%

Morro Bay San Luis Obispo Central Coast California

County - e
B Less than High School m High School Graduate m Some College " e A “"’“’“ Néarby: California Polytechnic State University
1 Bachelor's Degree 1 More than a Bachelor's SN ! .

Source: U.S. Census ACS 5-Year Data
Photo: California Polytechnic State University
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UNEMPLOYMENT

While its unemployment rate has remained fairly steady, Morro Bay has a significantly lower labor force
participation rate than the state and region, likely reflecting the city's relatively large retiree population.

Labor Force 0 0 - 0
Participation Rate* 56% 59% 63% 64%
Unemployment over Time 12%
10%
8%
% 7%
Morro Bay San Luis Obispo Central Coast California

m2013 m2018 m2023

Source: U.S. Census ACS 5-Year Data
*The Labor Force Participation Rate is the percentage of civilians aged 16 or older that are either employed or looking for work.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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POPULATION PROJECTIONS

California’s strong projected population growth through 2045 contrasts with San Luis Obispo County's
projected population decline followed by a more moderate recovery, while Morro Bay is expected to see
some population growth.

Projected Compounded Population Growth (2025-2045)

4.0% 3.64%
Morro Bay's population is projected to

be 12,015 by 2040, a 12.9% increase

3.0% : .
from its 2015 population.

1.94%
2.0%

1.66%
1.0% (]
0.0%
-1.0%

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045

—e—California Central Coast Region —e—SLO County

Source: State of California Department of Finance Demographic Research Unit, Plan Morro Bay
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DEMOGRAPHIC ANALYSIS KEY TAKEAWAYS

« Morro Bay has experienced steady population growth in the last decade, on par with regional and
statewide growth, however, overall growth in the county is expected to slow over the next 20
years.

« Morro Bay's population is shifting toward white retirees, resulting in an older, wealthier resident
base with relatively low labor force participation.

« Morro Bay's household median income has increased in the past ten years, and the city now has a
higher concentration of upper-middle-class earners than elsewhere in the state.

« Morro Bay is less diverse than the rest of the state and continues to see a decline in the city's
Hispanic and Latino residents.

« Housing costs have risen significantly in the |ast ten years, making it less affordable to own a
home in Morro Bay than elsewhere in the county.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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Implications for the Waterfront

Morro Bay's resident population is too small
to support the waterfront on its own. Morro
Bay's population of largely older, upper-middle-
class retirees can support some waterfront uses
but is insufficient to generate long-term
demand.

Morro Bay needs to continue to attract new
visitors to sustain economic growth. Morro
Bay's capacity for population growth is limited,
but the waterfront can play a pivotal role in
attracting visitors by developing uses that
appeal to a more diverse consumer base.




Industry

Which industries are driving economic
growth in the city and can be compatible
with future uses on the waterfront?

20



JOB GROWTH

Since 2012, Morro Bay job growth matched countywide growth yet lagged behind statewide job growth.

Morro Bay Total Jobs
(2012 to 2022)

+13%
3.6K

3.2K

Morro Bay
2012 w2022

Source: U.S. Census Longitudinal Employer-Household Dynamics Data

San Luis Obispo County
Total Jobs (2012 to 2022)

+13%
98K

111K

San Luis Obispo County

m 2012 m2022

California Total Jobs
(2012 to 2022)

+20%
17.7M

14.7M

Morro Bay

m 2012 m2022

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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TOP TEN INDUSTRIES IN MORRO BAY

Accommodation and Food Services as well as Retail Trade are the largest industries in Morro Bay and
have both increased in the last ten years, reflecting Morro Bay's strength as a tourist destination.

Top Ten Industries in Morro Bay by Total Job Count (2012 to 2022)

980 +12%

42% E Accommodation and Food Services

of total jobs Retail Trade

City of Morro Bay Waterfront Master Plan | HR&A Advisors

Health Care and Social Assistance
Administrative and Support and Waste Management and Remediation...
Public Administration
Construction
Educational Services
Other Services (except Public Administration)
Professional, Scientific, and Technical Services

Finance and Insurance

m2012 m2022

Source: U.S. Census Longitudinal Employer-Household Dynamics Data 23



TOP TEN INDUSTRIES IN SLO COUNTY

Most of the largest industries in SLO County reflect those in Morro Bay.

Top Ten Industries in SLO County by Total Job Count (2012 to 2022)

Health Care and Social Assistance
Accommodation and Food Services
Educational Services

Retail Trade

Construction

Public Administration

Manufacturing

Professional, Scientific, and Technical Services

Agriculture, Forestry, Fishing and Hunting

Administrative and Support and Waste Management...

Source: U.S. Census Longitudinal Employer-Household Dynamics Data

13.1K esx | T29%
L 15.9K +22%
105K +14%
sk +3%
4.9K o +82%
TeK =
65K +24%
8 5.9 +18%
5.3K +40%
ok 53K 1%

m2012 m2022

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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COMMERCIAL FISHING IN MORRO BAY

Morro Bay has had a long history of commercial fishing and continues this legacy.

Commercial fishing has been part of Morro Bay's
history since the city’s founding in the late 19t
century. In the early and mid-20t" century,
commercial fisheries of abalone, sardines,
groundfish, salmon, and albacore thrived. »

However, by the mid-20th century, tourism began to ST e pi.efba.ne TG e
compete with commercial fishing for waterfront B e e
access. To protect the industry, a ballot measure
called Measure D was passed in 1981 to restrict
new development between Beach Street and
Target Rock to uses related to commercial and
recreational fishing. This measure persists to this
day, restricting new and existing businesses.

Source: California Department of Fish and Wildlife; “Hidden History Story: Measure D and Its Impact on Morro Bay,”
2019, Historical Society of Morro Bay

City of Morro Bay Waterfront Master Plan | HR&A Advisors



COMMERCIAL FISHING TODAY

Commercial Fishing in Morro Bay has experienced a sharp decline since 2012,

Due to challenges faced by fisheries across the state
and especially because of the decrease in
Dungeness crab harvesting, commercial fishing in
Morro Bay has faced a steep decline.

Source: California Department of Fish and Wildlife; “The Rise and Fall of Commercial Fishing in
Morro Bay,” 2019, Historical Society of Morro Bay

Commercial fishing landings in Morro

Bay have decreased by nearly 71%.

Total Commercial Fishing Landings in Morro
Bay (lbs) (2012-2024)

7.4M 7.2M

5.5M 5 oM
4.9M
4.0M
19M17M 1.1M 1.4M1.6M
1 1 iM I l

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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STATEWIDE COMMERCIAL FISHING TRENDS

The commercial fishing trends in Morro Bay mirror those of the state, which has seen a 50% decline in
fishing landings since 2012.

, L _ , Commercial fishing landings statewide
Statewide, commercial fishing has been in decline

for years, driven by cost and regulation, and
threats to ?NIlC".Ife populatmn;. Furth.ermore, the Total Commercial Fishing Landings in
State of California has imposed increasing California (Ibs) (2012-2024)
restrictions on fishing, including banning 364M

commercial fishing of Chinook salmon for an 353M _ 360M

unprecedented three years in a row and strictly
limiting Dungeness crab harvesting.
208M
“The gear has gone from $50 a pot to $350 a pot, 186M i J 179M 184M  178m

plus the rope is more expensive. The regulations are 148M
| 110Mj06M | 111M

more stringent...If you sit back and look at what's
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

have decreased by 50% since 2012.

happening, it's getting to the point where you just
can’t make a living.” - Fisherman from Bodega Bay

Source: California Department of Fish and Wildlife; “A ghost town: How Bodega Bay is adapting to the ailing seafood industry,” 2025, Cal Matters;
“Commercial salmon season is shut down - again. Will California’s iconic fish ever recover?” 2025, Cal Matters.

City of Morro Bay Waterfront Master Plan | HR&A Advisors



STATEWIDE COMMERCIAL FISHING TRENDS

While both total pounds and value of commercial fishing yields decreased statewide and in Morro Bay
from 2012 to 2024, value per pound increased, though not enough to make up the declines.

Total value of catches in Morro Bay decreased by 53% Total value of catches in California decreased by 19% while
while value/lb fluctuated and landed 62% higher in 2024. value/lb increased by 62% to $1.06 in 2024.
Total Commercial Fishing Landings in Morro Bay Total Commercial Fishing Landings in California
(2012-2024) (2012-2024)
$11M $258M
$10M
soM $10M
$OM
$8M
$6M $2.29
$5M

$1.41

$4M

s3m $3M $3M s3m

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

mmm Value —Value/lb mmm Value —Value/lb

Source: California Department of Fish and Wildlife

City of Morro Bay Waterfront Master Plan | HR&A Advisors






EXISTING
WATERFRONT
TOURISM ASSETS

The Morro Bay waterfront is
anchored by a concentrated
cluster of visitor assets including
shopping and natural
attractions.

The Embarcadero serves as the
primary economic and
pedestrian spine of the area.

Image Sources: Visit Morro Bay, City of Morro Bay, Morro Bay
Maritime Museum, Portia Jones

Anchor Memorial
Park

Morro Bay /g
Piers

Coleman Park

Morro Rock

b "T

R
Morro Bay Marith\'\e
Museum \

Morro Bay National
Estuary Area Tidelands Park




TOURISM IN MORRO BAY

Tourism is a thriving industry in Morro Bay, supporting 2,200 jobs and generating over $280M in total

economic impact in 2024.

2024 Economic Impact of Visitors to Morro Bay

2,200
Total Jobs
jf_% Supported

&

O o O $280.8M
( m ] ‘ Total Economic
Impact
760K $194.7M ‘
Visitors to Direct A $20.6M
Morro Bay Visitor Spending Total State and
—— Local Taxes

Source: 2024 Economic Impact of Visitors to Morro Bay, CA, 2025, Tourism Economics.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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VISITOR SPENDING

Visitors to Morro Bay spent nearly $195M in 2024, including $129M in Lodging, Food and Beverage, and

Recreation, supporting Morro Bay's largest industries.

$194.7M in Direct Visitor Spending

ey =Y !

Lodging Food & Beverage Retail
$47M $46M $36M
24% 23% 19%

66% of tourists’ sp.endmg in Morro B.ay contrlbute.s to
Accommodation and Food Services and Retail

($1 29M) Trade, the city's top two industries by employment.

Source: 2024 Economic Impact of Visitors to Morro Bay, CA, 2025, Tourism Economics.

i

—y

Recreation

$33M
17%

ey

City of Morro Bay Waterfront Master Plan | HR&A Advisors

Transportation

$32M
17%
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TAX REVENUE CONTRIBUTIONS OF VISITATION

Of Morro Bay's 760K visitors, 590K (78% ) were overnight guests. Lodging captured 24% of visitor
spending and contributed to $4.5M in Transient Occupancy Tax.

(Q%g #|b|

590K $47M
Overnight Visitor Spending
Visitors On Lodging
O~0
~0= )
f I s
760K $46M
Total Visitors Visitor Spending

On Food & Beverage

Source: 2024 Economic Impact of Visitors to Morro Bay, CA, 2025, Tourism Economics; City
of Morro Bay FY 2025-26 Operating and Capital Budget; City of Morro bay sales tax data

The City's adopted budget
projects that Transient
Occupancy Tax will account for
7.2% of total revenue in 2026.

Dining has consistently
generated about one-third of
the City's sales tax revenue for
the past five years.

PN

O

$4.5M
2024 Transient
Occupancy Tax

PN

 ——

$670K
2024 Sales Tax
From Dining

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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FUTURE VISITOR SEGMENTS

There are three major population centers and over 20 million California residents within a four-hour drive
of Morro Bay, providing the city with a massive pool of potential visitors across a range of demographics.

San Francisco and San Jose MSAs
6.6M residents

3-hours
2.5-hours
0 Fresno MSA & Bakersfield MSA
2M residents
4-hours

Los Angeles-Long Beach MSA
13M residents

For illustrative purposes only

OPN©)
O
XN

760K Annual Visitors to Morro Bay (2024)

O.0 0.0 0,0 0.0 0.0
O O O O O

21.7M Estimated Visitor Capture Market

increase in visitor capture (Future)

~1M ruture Annual Visitors to Morro Bay

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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PEER CITY COMPARISON

Monterey, Pismo Beach, and Half Moon Bay are peer cities comparable to Morro Bay with vibrant
waterfront and downtown areas.

Downtown Morro Bay

e —— —_—

I ETam

e o] |
. ,MONTERE

1"y




TOT AND TOTAL TAXABLE SALES COMPARED TO PEER CITIES

Compared to peer cities, Morro Bay has relatively low TOT per capita and lower total taxable sales per
capita, indicating opportunity for growth in its retail and hospitality sectors.

= N e f — AN
S i NNl i\ AT EY CAN

Morro Bay Half Moon Bay i Monterey

TOT per capic $760 $1,890 $1,020
All Taxa.ble Sales
per capita:

$23,100 $39,000 $26,800

Population (2023):

11,500 8,000 29,800

Source: City of Morro Bay FY 2025-26 Operating and Capital Budget; FY 2024-25 City of Half Moon Bay Annual
Budget - Adopted; Pismo Beach Fiscal Year 2025 Financial Status Report; City of Monterey 2025-26 Adopted
Budget; California Department of Tax and Fee Administration; US Census ACS 5-Year Data

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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TOTAL TAXABLE SALES COMPARED TO PEER CITIES

Though total and per capita taxable sales in Morro Bay are lower than its peers, it has seen more growth
in the last ten years than comparison cities.

Total Taxable Sales Total Taxable Sales per Capita
$799M
Monterey Sy01M $40,000
$30,000
Pismo Beach $20.000
$10,000
Half Moon Bay
$0
20,. <0, <0,. <0,_ <0, <0,. <04. <0>. <0>. <0>. <t
Morro Bay l <2 075 207, 2075 2075 2075 2074 2070 202, 202, 202, <02,
———Morro Bay - == Half Moon Bay
2023 w2013 - == Pismo Beach —— -Monterey
Morro Bay Half Moon Bay Pismo Beach Monterey

2023 Per Capita $23K $39K $27K

Source: California Department of Tax and Fee Administration; US Census ACS 5-Year Data

City of Morro Bay Waterfront Master Plan | HR&A Advisors



FOOD AND RETAIL TAXABLE SALES COMPARED TO PEER CITIES

Compared to peers, Morro Bay attributes a larger proportion of its total taxable sales from food and
retail sales, which also have grown at a faster rate than peers since 2013.

Total Food and Retail Taxable Sales Food and Retail Taxable Sales per Capita
$40,000
Monterey
Pismo Beach $20,000 - T = M
$10,000
Half Moon Bay
$0
20,. <0, <0,. <0,_ <0, <0,. <04. <0>. <0>. <0>. <t
Morro Bay il 075 <074 <075 <075 <075 <074 <070 <03, <02, <035 <02,
———Morro Bay - == Half Moon Bay
w2023 m2013 ——— Pismo Beach —— -Monterey
Morro Bay Half Moon Bay Pismo Beach Monterey

2023 Per Capita $20K $36K $20K

Source: California Department of Tax and Fee Administration; US Census ACS 5-Year Data

City of Morro Bay Waterfront Master Plan | HR&A Advisors



CONSTRAINTS TO VISITOR ECONOMY

Morro Bay's visitor economy is constrained by factors that impact both visitor supply and demand.

Lower-Cost Visitor-Serving Accommodations Limited Capture of the Visitor Market

The Coastal Act restricts a percentage of Current visitation to Morro Bay is tapping into a
accommodations offered in Morro Bay to low-cost relatively small share of the potential visitor market.
accommodations. These accommodations may not However, attracting more visitors will be dependent
attract a certain percentage of visitor segments who on fostering more tourism infrastructure and visitor-
are seeking more upscale and luxury accommodations serving uses that are “itinerary” attractions for visitors
and who can find them elsewhere along the Central traveling along the coast.

Coast.

Highway 1 Closure

The closure of Highway 1 limits access to Morro Bay
for visitors traveling from around the region and state,
creating less opportunity for unplanned visits by
travelers driving along the coast.

The region (Monterey and San Luis Obispo counties) has
lost an estimated $13-$14M in visitor spending each
month, totaling $438M, since the highway closure.
(Source: Pacific Coast Business Times)

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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INDUSTRY ANALYSIS KEY TAKEAWAYS

« Morro Bay's economy is largely driven by tourism-related industries that will continue to be
important industries to nurture in order to sustain economic growth in the city.

« Morro Bay is well located between three major population centers to attract a range of visitors
and families that can support its visitor economy, though future visitation growth may be constrained.

* Though a legacy industry, the commercial fishing industry in Morro Bay stands at a
crossroads and requires a new approach for how it can support economic development in the city.

« The waterfront has a few existing assets that can support a tourist economy, with an
opportunity to foster a more “experiential” commercial fishing industry that anchors future tourism,
such as by offering rides on commercial fishing vessels and tours of industry processes.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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Implications for the Waterfront

The waterfront is key to driving and
capturing value from visitation. Development
along the waterfront can attract visitors from
the surrounding region to drive growth in the
flourishing tourism economy. The right uses
could be attractive to millions of regional young
adults and families.

Commercial fishing remains key to the
waterfront’s success. Fishing and related
activities must be part of the waterfront's
strategy and should consider creative uses and
experiences that support the commercial
fishing industry.




Real Estate and
Site Analysis

How are certain uses performing in the
city today, and what opportunities do they
present for the waterfront?
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MORRO BAY RETAIL OVERVIEW

Though retail space in Morro Bay experienced minimal growth in the last decade, rents have increased
significantly while vacancy remains low, indicating a healthy market.

RENT (NNN) VACANCY TOTAL INVENTORY
Morro Bay SLO County Morro Bay SLO County Morro Bay SLO County
$23.48* PSF $26.33 PSF 1.2% 2.9% 958K SF 15.4M SF
+43% change +25% change no change -1 point +1% change +3% change

All Retail Rent (2014-2024) Vacancy (2014-2024) Total SF (2014-2024)
+452K SF

3.9%

Harbor Rents $26.33

In 2024, the average $23.48 2 9% 15.0Mm  15.4M
annual rent for $21.06 J%

Harbor leasehold $16.40

properties was
$59,516, growing from 1.2% 1.2%
$34,671in 2014.

+9.9K SF
0.9M  1.0M
Snme~22g SNy _
o O O O 0O O O © ©o o o
Morro Bay  SLO County NN A Morro Bay SLO County
2014 = 2024 Morro Bay —SLO County H 2014 = 2024

Source: HR&A analysis of CoStar data. * Reflects rents for all retail establishments in the city.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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WATERFRONT BUSINESSES

Hospitality, Retail, and Food and

Beverage businesses dominate the

waterfront business landscape.

125 total businesses

in the study area

Businesses by Type (%)

Auto Services
0.80%

Bars
2.40%

A\ [

Travel, ’ Civil society _ 1.60%
tourism & 13.60% Convenience
hotel /grocery
Transportation
services P
5.60%/ Dining

Retail 11.20%
Entertainment & Rec
2.40%
Professional
Services

Source: Dataplor

Morro Bay Waterfront

’ Travel, tourism and hotel
‘ Retail
‘ Dining and bars

Entertainment and recreation

Marina related, transportation, recreation and civic

' Professional services

‘ Other (convenience, auto stores)



for more

TYPES OF RETAIL o boutique retail experiences

The waterfront's retail offerings are b > and 5h°PP'd“g tgdkeep
tourist-centric offering souvenir - visitors anc resicents
roaming the streets
and other small hobby shops, |
however, providing limited options s . ® i
for boutique shopping for clothing [
and other goods. | | d
31 retallers Morro Bay Waterfront '-
in the study area &°®
13 I"'.I Lﬂ
Retail Businesses by Type
(count) &
7 \ @
3 5 ‘ Sports, gifts and hobby stores ‘. ‘
I 2 1 I Clothing stores 0@
. - Lifestyle and home goods stores \
&)o‘\ & &‘Q% Q?@\Q’ \&e\d O@é ‘ Jewelry stores
<& e® N ¥
é@@ ‘ Recreation shops
xR Other (gas stations, wholesalers, etc.)

Source: Dataplor



= for a wider
TYPES OF F&B - variety of F&B experiences,

Seafood restaurants and shacks 5“‘:‘ as f'“ﬁ.d'“'“giff“d halls
largely drive the waterfront dining o P and coworking/coffee spaces
scene, along with a few other F&B _ i
experiences. e Nl
23 F&B related businesses 4
in the study area W
15 Morro Bay Waterfront
F&B Businesses by Type ®
(count) |
Restaurant .
3 ‘ Coffee or tea shop H &
2 2 I . Dessert shop '
H B =
Dinner/seafood Fast casual Coffee & tea Bar Dessert

restaurant

Source: Dataplor
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OFFICE REAL ESTATE OVERVIEW

Overall, Morro Bay's office inventory is limited and has not experienced any new deliveries in the last
decade. However, the office rents have increased dramatically in the last ten years.

RENT

Morro Bay

SLO County

$24.69 PSF
+428% change*

Rent (2015-2024)

$25.26 PSF
21% change

$24.69 $25.26
$16.94
$4.68 %%
Morro Bay SLO County
m 2014 = 2024

Source: HR&A analysis of CoStar data

VACANCY

Morro Bay SLO County

2.1% 3.3%

+0.4-point change  -1-point change

Vacancy (2014-2024)

3.9%
3.3%

2.1%
1.7% A

AW

—Morro Bay SLO County

2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024

*Change from 2015 instead of 2014, due to the small supply, CoStar data for the waterfront may contain come inaccuracies
**These are NNN rents as identified by CoStar and not derived from data acquired directly from the City or leaseholders.

TOTAL INVENTORY

Morro Bay SLO County
200K SF 6.8M SF
No change +7.6% change

Total SF (2014-2024)

+500K SF
6.8M
6.3M
0.2M 0.2M
Morro Bay SLO County
2014 = 2024

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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MULTIFAMILY OVERVIEW

With only 65 new units delivered in the last decade, low vacancy, and increasing rents, Morro Bay's

multifamily market remains constricted, indicating supply challenges.

RENT VACANCY
Morro Bay SLO County Morro Bay SLO County
$1.52 PSF $2.60 PSF 1.5% 5.9%
+40% change +39% change +0.4-point change  +1.4-point change
Rent (2014-2024) Vacancy (2014-2024) oo
. (1]
$3.00 $2.60 4.5%
$2.50
$2.00 $1.87
$1.52
$1.50 $1.05 1.1% 1.5%
$1.00
$0.50
$0.00 S22 28 ANAJ
©C O O O O 0O O © © ©0 O
Morro Bay SLO County NN A
m2014 w2024 Morro Bay ——SLO County

Source: HR&A analysis of CoStar data

TOTAL INVENTORY

Morro Bay SLO County

860 Units 17.6K Units
+8.2% change +24% change

Total Units (2014-2024)

+3.4K units

20K 17.6K
18K

16K 14K
14K
12K
10K
8K
6K +65 units

4K
2K 0.8K 0.9K

0K — mmm

Morro Bay SLO County

m 2014 w2024

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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HOTEL OFFERINGS

Waterfront hotels in Morro Bay make up 10% of all hotel rooms in city and tend to have fewer rooms
than hotels across the rest of the city and county.

Avg Rooms per e auilliy 12-Month

o Revenue per Average Daily
Building Available Room | Rate Occupancy

Total Inventory

Morro Bay

Waterfront* 96 rooms 14 rooms N/A N/A N/A
Morro Bay 964 rooms 31 rooms $92 $151 61%
San Luis Obispo 10,328 rooms 54 rooms $126 $130 68%

County

Source: HR&A analysis of CoStar data
*Due to the small supply, CoStar cannot provide data for RevPAR, ADR, or Occupancy for the waterfront

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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HOTEL TRENDS

Morro Bay hotels have lower occupancy, ADR, and RevPar than the county as a whole, with occupancy
rates in both the city and county still recovering since 2020.

12-Month Occupancy Rate 12-Month Average Daily 12-Month RevPar
Rate

m $126

| $151 |
/_/\/ $89

e E3 =

1%

Drop due to the
COVID-19 Pandemic

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

e==Morro Bay e==SLO County e==Morro Bay e===SLO County e===Morro Bay e==SLO County

Source: HR&A analysis of CoStar data

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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HOTEL MIX

While Morro Bay offers a diverse mix of hospitality options, nearly half of its rooms are Economy class
with very limited upper scale and luxury options.

Class* Economy Midscale Upper Midscale Upscale
Example Morro Shores Inn & Suites Fireside Inn Inn at Rose’s Landing Anderson Inn
Total 17 6 10 4
Properties

Average 15,000 SF 11,900 SF 17,600 SF 12,400 SF
Building SF

Total Rooms 464 (46%) 136 (13%) 331 (33%) 87 (9%)

Source: HR&A analysis of CoStar data
*CoStar defines hotel class for chain hotels based on their chain scales. For independent hotels, their class is determined by comparing their average daily rate with nearby chain hotels.

City of Morro Bay Waterfront Master Plan | HR&A Advisors



PEER CITY HOTEL MIX

Compared to most peer cities, Morro Bay's hotel mix features a significantly higher proportion of
Economy and Upper Midscale properties and much fewer Upscale/Luxury properties.

o T T

Morro Bay 17

Half Moon
Bay

Monterey 28

Pismo Beach 5

Source: HR&A analysis of CoStar data

Economy

464 (46%)

12 (13%)

957 (20%)

363 (17%)

136 (13%)

0 (0%)

607 (13%)

236 (11%)

10

1

9

4

Upper Midscale

331 (33%)

52 (57%)

462 (10%)

265 (12%)

4

3

16

14

Upscale/Luxury

87 (9%)

28 (30%)

2,779 (58%)

1,263 (59%)

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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RETAIL MIX

Peer waterfront cities feature a mix of boutique, dining, and experiential retail that blends both tourist-
oriented destinations and locally-oriented businesses.

S A ]

Half Moon Bay

| =] =
== - e

Pismo Beach Monterey

\ *1

Boutique-oriented retail Tourist-driven mix of surf Experience-oriented
(art galleries, cafés, shops, souvenir stores, retail such as aquariums,
specialty food shops) that casual dining; movement is fine dining, wine tasting,
serve a mix of locals and concentrated during branded attractions, with
day-trippers weekends heavy visitor orientation

Compared to peers, Morro Bay’s retail core is more limited in scale and diversity, with
concentration along the Embarcadero primarily serving short-term visitors with few experiential
retail options.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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PEER CITY WATERFRONT AND DOWNTOWN AREAS

Morro Bay's waterfront/downtown area is less dense and differently zoned than its peers, which
contributes to its divergent mix of uses.

&

§
/g

&

PISMO HEIGHTS

By g,

MOTEL DISTRICT &
£
(?

Rismo B'e__h qi"

Pismo Beach Downtown

Morro Bay

%}‘ N
L9
3
%‘0
-
7 o2
Tidelangds
Sotn g,
b
Heda 5 &

Monterey Downtown*

Morro Bay Waterfront

*The Monterey Downtown is derived from combining the boundaries of their waterfront study area, as well as the areas surrounding Cannery Row and the Monterey Bay Aquarium

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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COMPARISON OF MARKET TRENDS

Compared to peer cities, Morro Bay's waterfront retail rents saw significant growth, and vacancy rates
continue to remain low, suggesting high demand for retail space.

Rent (2014-2024) Total SF (2014-2024)
pmm e . 2%
1 )
9% v % 1.0M SF

: 1.0M Sk

+14% :

r—_———— N $32 +550, : 2%

: 0.6M SF
I
| +1%
: 0.3M SF
I
I
I
I

Morro Bay PB Downtown HMB Downtown Monterey

Waterfront

Morro Bay

PB Downtown HMB Downtown Monterey
Waterfront

o o e — o o o o oy,
e o o e o e e

|
|
|
\

m 2014 m2024 m 2014 m2024

Source: HR&A analysis of CoStar data
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HOTEL COMPARISON

With the exception of Half Moon Bay which is comparable to Morro Bay's waterfront, both Morro Bay
and its waterfront lag other geographies across hotel market trends.

Total Avg Rooms Avg Hotel 12-Month 12-Month 12-Month
Inventory per Building | Size RevPAR ADR Occupancy

Morro Bay 964 rooms 31 rooms 14,900 SF S92 S151 61%
Morro Bay
Waterfront 96 rooms 14 rooms 7,700 SF N/A N/A N/A
Al Limen [ 101 rooms 17 rooms 9,300 SF N/A N/A N/A
Downtown
Monterey 0
Waterfront 1,550 rooms 129 rooms 102,000 SF S242 S324 75%
Pismo Beach

731 rooms 52 rooms 30,800 SF S163 S234 70%

Waterfront

Source: HR&A analysis of CoStar data

City of Morro Bay Waterfront Master Plan | HR&A Advisors



HOTEL TRENDS COMPARISON

Comparing the whole of Morro Bay to the waterfront/downtown areas of peer cities, peer cities are
consistently performing better on occupancy, ADR, and RevPAR.

12-Month Occupancy Rate

12-Month Average Daily
Rate

12-Month RevPar
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MIX OF WATERFRONT USES

The waterfront study area is a mix of commercial and
recreational land uses that support the visitor
experience along with the commercial fishing
industry.

USE ACRES* SHARE

isitor Serving Commercial “

Commercial / Recreational
[ ] Ll 6%
Fishing

Source: Land use data from the City of Morro Bay
*Based on available parcel data.



POTENTIAL OPPORTUNITY SITES
There are several vacant and underutilized sites along e
the waterfront area, both large and small, that could S |
be positioned for redevelopment and support more T
activity at the waterfront.

USE ACRES SHARE

N

Vistra Power Plant

Morro Bay Waterfront “

Source: Parcel data from the City of Morro Bay
*Opportunity Sites are non-vacant but underutilized sites with redevelopment potential



CITY LEASE PROPERTIES

Of the over 30 active waterfront leases, 7 expire in the next
ten years, offering an opportunity to redevelop up to 11%
of the total leased area.

Expiring in 5 to 10 years

Expiration Leases Acres Area Share

o
Morro Bay Waterfront
e R R O 9
=

_“

-

Source: Lease site data and parcels from the City of Morro Bay



WATERFRONT DEVELOPMENT CHALLENGES

Conversations with waterfront leaseholders revealed physical and regulatory challenges that make
development along the waterfront difficult.

The waterfront faces
infrastructure challenges, such
as a lack of maintenance, mooring
fields that need redesign, retaining

walls and rocks that need
installation, and piers and launch
ramps in disrepair.

The Embarcadero and waterfront could
benefit from public improvements such as
better lighting, cleaning and beautification of
the street and harbor walk, public restrooms,

and better connectedness to downtown.

Compliance with the many

rules and regulations from Due to proximity to the ocean, foundational
different entities (induding the construction costs are more expensive on
Tidelands Trust Act, the the waterfront than they are inland, and
California Coastal Commission, construction materials such as piping, insulation,
and the City) make waterfront HVAC, and outer building materials all must be

development challenging. able to withstand saltwater.

City of Morro Bay Waterfront Master Plan | HR&A Advisors



REAL ESTATE SCAN KEY TAKEAWAYS

» Across all uses, the city and waterfront experienced very little new construction, leading to
tight markets with very low vacancy rates and increasing rents, particularly for retail and multifamily.

* Hotel offerings in the city and along the waterfront remain limited, with need for a
broader diversity of hotel offerings that can support a growing tourism industry.

 Morro Bay's waterfront has a strong retail presence but lacks having a variety of retail
experiences, such as fine dining and boutique shopping, that can support attracting new visitor
segments.

* Inthe next 10 years, there are a few waterfront leases set to expire, creating opportunities for
redevelopment that align the future vision for the waterfront.

- Development on the waterfront can be difficult and expensive due to regulatory,
environmental, and maintenance challenges.

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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Implications for the Waterfront

The waterfront is the most valuable real
estate in the city. Renewal of leases and new
development on the waterfront have the
potential to generate significant revenue for the
City as well as for leaseholders.

The waterfront is a prime location for
expanded mid-scale to luxury hotel
offerings. Nearly half the hotels in Morro Bay
are economy class, and hotels on the waterfront

tend to be small despite massive potential for
visitation and revenue generation.

Soon-to-expire leases provide a potential
opportunity for redevelopment. A private
initiative or public-private partnership could
take advantage of lease expirations to introduce
a new visitor-attracting use to the waterfront.




Opportunities
for Future Uses






The future success of the waterfront relies on generating
demand to support future market and visitor-serving uses.



Build on Morro Bay’s flourishing tourism
industry while aligning with the city's
desired level of growth.

Attract a younger and more diverse
user base to the waterfront, including
families and other visitors from
surrounding areas, including families,

college students, and other visitors and
locals from surrounding areas.

Creatively work within the constraints of
Measure D to develop new uses that
synergize with the fishing industry.

Take advantage of lease expirations to

assemble available parcels and develop

a new, larger-scale waterfront use.

Potential Uses

Experiential Retail and F&B
Pop-up retail shops, boutique clothing stores,
food hall, beer garden, fine dining
establishments

Industry as Tourism
Commercial fishing tourism, a larger seafood
market, water-based tours and recreation

Recreation and Entertainment
Pocket parks, destination playground, event
space, pickleball courts

Day-time Worker Uses
Conference center

Activation and Events
Street festivals and markets, flexible event
spaces

Education
Immersive museum oriented toward youth,

commercial fishing, or marine biology; research

facility

City of Morro Bay Waterfront Master Plan | HR&A Advisors
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EXAMPLES OF FUTURE USES

Rooftop Dining
Cypress Beach House Pismo Beach, CA

b (\‘\‘\Q&\ I I A
\ Sl — ‘““‘“%%! -. i ;

(il

- T

Boutique Retail
Lido Marina Village, Newport Beach, CA

e
Immersive Fishery Experience
Lobster Boat Tours, Corea, ME

Outdoor Event Space
Big Four Lawn, Louisville, KY

.
o

Destination Playground
Seattle Waterfront, Seattle, WA
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0.0 Executive Summary

This report summarizes the transportation network, background traffic conditions, parking supply and demand,
transportation safety and current/past planning documents related to circulation within the Waterfront study
area. The following planning documents were reviewed and circulation-related issues and recommendations are
briefly summarized:

e Waterfront Master Plan (1996)

e Parking Management Plan (2007)

e Morro Bay Bicycle & Pedestrian Master Plan (2011)
e Downtown Waterfront Strategic Plan (2018)

e SLOCOG Bike and Pedestrian Count Report (2020)
e Plan Morro Bay (2021)

e Mortro Bay Public Parking Management Study (2021)
e Pavement Management Program Update (2022)

e  Capital Projects Update (2022)

e Local Road Safety Plan (2023)

New seven-day roadway segment counts were conducted at eight locations capturing flows into and out of the
plan area. Approximately 6,000 vehicles enter and exit the plan area south of Morro Creck on weekdays,
increasing to over 7,000 vehicles on weekends. Holidays, special events, and busy summer weekends produce
temporary congestion and queueing on roads in and near the plan area. Intersections are congestion choke
points during busy periods, notably Beach Street/Main Street and Beach Street/ Embarcadero Road.

Traffic collisions were reviewed for the plan area for the past ten years (2015 through 2024). There were 72
collisions reported during this period, including four involving pedestrians and three involving cyclists. There

were 11 injury collisions. In addition, one fatality was reported in 2014 involving a bicycle and motor vehicle.

Parking is a key community concern that was studied in detail in the 2021 Public Parking Management Study
and 2007 Parking Management Plan. Parking is free within the City, and time restrictions are infrequently
enforced. Parking is nearly fully utilized (over 80 percent occupancy) during peak periods in the Morro Rock
parking lot and along the Embarcadero. Ample parking is available within two blocks of the Embarcadero
during all studied time periods. The parking studies recommend implementation and enforcement of parking
time limits, improved wayfinding, and paid parking for prime parking spaces.

The Harborwalk, envisioned in the 1996 Waterfront Plan and implemented in phases since, is nearly complete.
It provides a well-used connection along the waterfront to Morro Rock. Bicycle and pedestrian facilities are
present in most of the plan area, but there are key gaps in the network that reduce user comfort and

convenience.

Plan Morro Bay evaluates an intense redevelopment scenario for the former wastewater treatment plant and
power plant sites. This scenario triggers new vehicular connections across Morro Creek and to Main Street, as
well as improvements to the SR 1/Atascadero Road interchange. The need for these improvements will depend

on the land use intensities for these redevelopment sites.

Central Coast Transportation Consulting January 2026
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1.0 Existing Transportation Conditions

This section summarizes the existing transportation conditions within the Morro Bay Waterfront Master Plan
Study Area.

11 ROADWAY NETWORK
The study area and roadway network are shown on Figure 1.

Highway 1 is a four-lane state highway and carried 18,000-26,500 daily vehicles in 2023 in Morro Bay. Three
Highway 1 interchanges provide access to the project area. Caltrans traffic data shows that volumes at these

interchanges have remained relatively steady from 2014 through 2021.
Atascadero Road is classified as a collector west of Highway 1 and becomes State Route 41 east of Highway 1.

Embarcadero Road is classified as a collector south of Beach Street and a minor arterial north of Beach Street.
Class 1I bike lanes are provided on the segment between Beach Street and the power plant driveway.

Beach Street is classified as a minor arterial and has discontinuous Class II bike lanes. Beach Street has an 18

percent grade where it drops steeply to Embarcadero Road.

Harbor Street, Pacific Street, and Marina Street are collector roadways that connect to Embarcadero Road.
These roads drop down to Embarcadero Road with between 12 and 16 percent grades.

Morro Bay Boulevard is a minor arterial that ends at Market Street above the Embarcadero. A wooden staircase

provides pedestrian access to Embarcadero Road from Market Street.
Beach Street and Harbor Street are designated truck access points to Embarcadero Road.
1.2 VEHICULAR TRAFFIC

This section summarizes vehicular traffic conditions, including automobiles and trucks. Figure 1 shows the
daily traffic data and Waterfront study area.

Seven-day roadway segment counts were collected in July and October 2025 at the following locations:

e Embarcadero Road north of Beach Street

e  Embarcadero Road north of Pacific Street

e Embarcadero Road south of Marina Street

e Atascadero Road west of Highway 1 Southbound Ramps
e Beach Street east of Embarcadero Road

e Harbor Street west of Market Avenue

e Pacific Street east of Embarcadero Road

e  Marina Street east of Embarcadero Road

Table 1 shows average weekday average daily traffic (ADT) during the mid-week (Tuesday-Thursday) and
weekend ADT for the eight study locations, also shown on Figure 1.

Central Coast Transportation Consulting January 2026
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Table 1: 2025 Waterfront Master Plan Counts

2025 Waterfront Master Plan Counts

Road Data Collection Location Weekday ADT Weekend ADT
Embarcadero Rd North of Beach St 6,900 10,800
Embarcadero Rd North of Pacific St 2,800 5,500
Embarcadero Rd South of Marina St 3,200 5,100

Atascadero Rd West of Highway 1 Southbound Ramps 3,500 3,600
Beach St East of Embarcadero Rd 7,000 6,600
Harbor St West of Market Ave 2,000 3,000
Pacific St East of Embarcadero Rd 1,800 2,500
Marina St Fast of Embarcadero Rd 1,700 2,300

ADT = Average Daily Traffic.

Weekend flows are generally higher than flows on weekdays, particularly along Embarcadero Road. All of the
two-lane roadway segments in the Plan area are well below their functional traffic capacity (roughly 13,500
ADT for LOS E operations on a two-lane collector road).

Approximately 6,000 vehicles enter and exit the plan area south of Morro Creek on weekdays, increasing to
over 7,000 vehicles on weekends. Holidays, special events, and busy summer weekends produce temporary
congestion and queueing on roads in and near the plan area. Intersections are congestion choke points during
busy petiods, notably Beach Street/Main Street and Beach Street/Embatcadero.

Exhibit 1 shows houtly flows to the Embarcadero area from Beach Street, Harbor Street, Pacific Street, and
Marina Street on a Saturday.

Exhibit 1: Saturday Hourly Vehicle Flows to Embarcadero Area
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Vehicles flow into the area through the morning, peaking near lunchtime when parking occupancy is highest.

Patterns are similar on weekdays, but with lower volumes.

Beach Street and Pacific Street are designated truck routes. Trucks regularly block one lane of Embarcadero
Road while delivering goods.
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1.3 PEDESTRIAN AND BICYCLE FACILITIES
Figure 2 shows key bicycle and pedestrian facilities in the study area.

The Harborwalk is a pedestrian path connecting Morro Rock to the Embarcadero on the bay side of the
restaurants and other bay-front businesses. As properties redevelop Harborwalk gaps are closed. The largest
gap is near the Coast Guard station across from the power plant where most pedestrians walk through the
parking lot.

Sidewalks are present along most of Embarcadero Road, but are often too narrow to comfortably accommodate
the high volumes of visitors along key blocks. No striped crosswalk exists on Embarcadero Road near the
Maritime Museum and adjacent parking lot.

In 2015 the Morro Creek Multi-Use bridge was completed providing a connection from Atascadero Road to
Embarcadero Road for bicycles, pedestrians, and emergency vehicles. Embarcadero Road has a vatiety of
bicycle and pedestrian facilities:

e A Class I multi-use path with separated boardwalk parallels Embarcadero Road from Coleman Park to
Morro Rock.

e (lass II bike lanes are provided between Beach Street and the power plant driveway. Most of these
lanes parallel curbside parking and cyclists ride within the ‘door zone’ at risk of opening driver-side
doors.

e A bicycle and pedestrian path easement exists on the landscaped strip between Embarcadero Road and
the power plant site from the Maritime Museum to the power plant driveway.

e South of Beach Street Embarcadero Road is striped with Class 111 sharrows and has on-street parking
on both sides.

Class 1I bike lanes are provided on Atascadero Road east of Park Street with Class 111 sharrows striped west of
Park Street.

SLOCOG deployed an automatic counter in 2018 on the Morro Creek bridge connecting Embarcadero Road
to Atascadero Road to count pedestrian and bicycle usage. Data was collected 24 hours a day, seven days per
week for at least three consecutive months. No delineation was made between bicyclists and pedestrians in the

count.

e Annual Activity: 249,207

e Monthly Activity: 26,364

o Weekly Activity: 4,756

e Daily Actvity: 681
The bridge is well used and is an important connection for residents, commuters, visitors, students, and
emergency services.

1.4 TROLLEY AND TRANSIT

Morro Bay is currently served by two summer trolley lines, San Luis Obispo Regional Transit Authority Routes
(SLO RTA) 12 and 15, the Morro Bay Fixed Route, and the Morro Bay Call-A-Ride service all of which are
operated by SLO RTA as of June 1, 2025.

The Motro Bay Trolley routes are the North Trolley and Downtown Trolley. The North Trolley operates from
Spencer’s Market to Morro Strand campground and then back downtown and to the Embarcadero. The

Central Coast Transportation Consulting January 2026
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Downtown Trolley operates from the State Park campground to downtown and the Embarcadero. These

routes are seasonal and were in service from June 7th to September 28th in 2025.

RTA Route 12 operates in a loop from downtown San Luis Obispo to Morro Bay and Los Osos with a stop at
Cuesta College. RTA Route 15 operates between Morro Bay, Cayucos, and San Simeon with special service to
the Hearst Castle Visitor’s Center on Saturdays and Sundays. These routes stop at the Morro Bay City Park,
roughly %2 mile from the Waterfront Plan area.

Morro Bay Transit operates in a one direction loop that serves downtown, the Embarcadero, north and south
Motro Bay. Morro Bay Call-A-Ride provides pick-up and drop-off service within %4 of a mile of the Morro Bay

Transit route.

While only the North Trolley, Downtown Trolley, and Morro Bay Fixed Route operate in or on the boundary
of the Waterfront Master Plan Study Area, RTA Routes 12 and 15 are likely used by visitors accessing the study
area when not using a car as their mode of travel and Morro Bay Call-A-Ride could serve destinations in the

study area if requested.
1.5 WATER TRANSPORTATION

The bay is a major community asset, supporting recreation, commercial and recreational fishing, a Coast Guard
Station, and hosting transient vessels. Transient and permanent moorings and slips are available from the City

of Motro Bay and private entities.

Central Coast Transportation Consulting January 2026
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2.0 Parking

Parking is a key community concern. Parking is free within the City, and areas with time restrictions are
infrequently enforced. The following section summarizes parking counts and demand in the study area and
highlights key parking-related information from the Public Parking Study (2021), Plan Morro Bay Circulation
Element (2021), Parking Management Plan (2007), and Waterfront Master Plan (1996).

2.1 PUBLIC PARKING MANAGEMENT STUDY (2021)

This study evaluated the Embarcadero and Downtown areas, collecting extensive parking occupancy data
during summer weekday and weekend conditions. Table 1 summarizes the existing parking supply by study
area. Where spaces were not cleatly delineated, reasonable projections of the number of spaces existing were

calculated. Refer to Attachment B for a summaty occupancy map from this study.

Table 2: 2021 Public Parking Study Inventory

2021 Public Parking Study Inventory

Study Area Embarcadero Morro Rock
On-Street 383 -
Off-Street 753 384

Total 1,136 384
Source: Walker Consultants, 2021 Public Parking Study

Over 1,500 parking spaces are provided in the study area.
2.11 Morro Rock

Morro Rock parking demand peaked during summer on the weekend at 2 PM, with 341 spaces occupied,
corresponding to an approximate utilization rate of 89 percent. Summer demands were significantly higher than
off-season. The study recommends consideration of paid parking at parking lots close to Morro Rock.

2.1.2 Embarcadero

Demand for parking in the Embarcadero area peaked Saturday at noon, with 981 spaces occupied, an 86 percent
utilization rate. Embarcadero Road between Pacific Street and Beach Street experienced higher demand and

many prime spaces were occupied by long-term parkers such as business employees.
The following were recommended for this study area:

e Remove some on-street parking on Embarcadero Road to widen sidewalks and increase pedestrian
access.

e Implement three-hour time limits for on-street parking between 9 AM and 7 PM.

e Implement time limits by facility type, with off-street parking tentatively unrestricted, but monitored.

e Paid Parking for “Prime Spaces” (multi-space meters, pay-by-phone, etc.) — especially a pilot on spaces
between Harbor Street and Pacific Street.

e DMaintain a free parking area in the lot currently used for vessel storage adjacent to the Maritime
Museum.

e Implement a parking ambassador form of enforcement.
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2.2 PLAN MORRO BAY (2021)

The Circulation Element of Plan Morro Bay identifies several public parking locations within the Waterfront
Master Plan Study Area. They include:

e Informal dirt lots and curbside parking north of Morro Creek on the Embarcadero
e Dirt lot just south of Morro Creek on the Embarcadero
e Several lots along Coleman Drive north of the Embarcadero and south of Morro Rock

e Parking on-street along the Embarcadero and Lots along the T-piers

Policy Cir-2.2 calls for improved lateral connections by relocating parking away from street-end parking lots
west of Embarcadero Road. These street-end lots currently supply approximately 63 of the 1,136 spaces in the

Embarcadero.

Plan Morro Bay’s Land Use Element calls for consolidation of parking into concentrated areas in the

Embarcadero to allow for a pedestrian promenade along Embarcadero Road.

Recommendations in the Circulation Element include establishing paid patking, expanding in-lieu fee
programs, adding more EV charging stations, and reconfiguring coastal access lots to increase parking supply.

2.3 PARKING MANAGEMENT PLAN (2007)

The 2007 Parking Management Plan finds that on average a vehicle parks for 90-100 minutes during a weekday
in Morro Bay and 65-80 minutes on the weekend. Attachment B shows a summary map showing observed

parking occupancies.

Parking demand is found to peak on the weekends between 1 and 2 PM where parking in public spots from
Beach Street to Pacific Street on the Embarcadero is greater than 100 percent (meaning all legal spots are full,
but motorists are parking illegally in places where their car fits) and between 85-100 percent on the
Embarcadero between Pacific and Driftwood Street.

On weekdays, demand peaks between 1 and 2 PM and ranges from 85-100 percent from Beach Street and
Harbor Steet and Morro Bay Boulevard and Pacific Street while Embarcadero north of Beach Street, between
Harbor Street and Morro Bay Boulevard, and between Pacific and Marina Street sits between 75-85 percent

demand.
2.4 WATERFRONT MASTER PLAN (1996)

Appendix B: Areawide Transportation and Harbor Improvements Section b.2: Public Parking identifies several
parking deficiencies in the study area that include:

e Strained parking resources near the T-piers and Morro Rock during peak demand.

e DPoorly laid out parking lots that are ill defined or lack key infrastructure like a turnaround area for
larger recreational vehicles.

e Conlflicts with pedestrians and service vehicles at the T-pier parking lots.

e Too few ADA spots.

While many of these issues have been addressed, the parking lots at the T-piers remain a barrier to connecting

the Harborwalk further south on the Embarcadero.
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3.0 Transportation Safety

The following section summarizes transportation safety within the Waterfront Master Plan area.
3.1 LOCAL ROAD SAFETY PLAN (2023)

The 2023 Local Roads Safety Plan states the following are prioritized projects for the waterfront on
Embarcadero Road between Marina Street and Beach Street:

e Lower speed limits per California Assembly Bill 43 (15-20mph)
e Implement delivery time restrictions to reduce truck congestion
e Install high visibility crosswalk striping, install bulb-outs at intersections

e Install Rectangular Rapid Flashing Beacon, install raised crosswalks

In addition, the plan lists the following safety priorities for all local roads:

e Lower speeds
e Reduce cut-through traffic
e Improving lighting
Multiple collision hot-spots are noted at intersections along Embarcadero Road. Community input received on

the plan notes difficulty connecting to the waterfront area by bicycle.
3.2 COLLISIONS

Collision data was compiled for the plan area for the past ten years (Start of 2015 through 2024) using the
Statewide Integrated Traffic Records System (SWITRS) and its successor, the California Crash Reporting
System (CCRS) Data. SWITRS data was used for collisions ranging from the start of 2015 through 2021, and
CCRS was used from the start of 2021 through 2024. The bullet list below summarizes collision statistics from

the ten-year survey.

e 72 crashes were reported throughout the survey period.

e 17 hit fixed object or other object crashes were reported.

e 61 property damage (labeled hit object fixed or otherwise and no injury listed) only crashes were
reported.

e TFour pedestrian involved crashes were reported.

e Three bike crashes were reported.

e 11 injury crashes were reported (2015-2020, 2 other visible injury crashes, two complaints of pain,
2021-2024, 7 just listed as injury, no delineation of severity).

e No fatalities were reported in the study area from 2015 through 2024. A fatality was reported in 2014

at the intersection of Beach Street and Front Street involving a bicycle and motor vehicle.

Over 1/3 of all collisions in the study area involved parked vehicles. Almost 60 percent of the collisions
occurred on a Friday, Saturday, or Sunday.

Central Coast Transportation Consulting January 2026



Morro Bay Waterfront Master Plan

Transportation Background Report Current and Past Planning Documents

4.0 Current and Past Planning Documents

This section summarizes the current and past planning documents pertinent to the development of the new
Morro Bay Waterfront Mater Plan

41 WATERFRONT MASTER PLAN (1996)

The Waterfront Master Plan provides a history of the waterfront, issues in the planning areas, and recommends

guidelines for development of the area.

Appendix B: Areawide Transportation and Harbor Improvements identifies traffic congestion on
Embarcadero, dead-end roads at Morro Rock and Tidelands Parks, lack of continuous bike and pedestrian
routes, lack of disabled access amenities as key transportation issues within the Waterfront Master Plan Area,
and lack of public transportation within the study area. Chapter 3: Transportation and Harbor Improvements

recommends the following improvements in the study area:

e Constructing a two-lane bridge across Morro Creek with pedestrian and bike access to provide
additional emergency routes for key areas, allow Coleman Park to be accessed from another route to
reduced congestion, and provide an alternate route to T-Pier area for trucks and fishing support
vehicles.

e Reconfiguring Embarcadero as a one-way street and making Front Street the main traffic carrier
between Beach Street and Harbor Street to improve circulation, parking operation, and to improve
pedestrian access and enable beautification projects like sidewalk widening and landscaping.

e Connecting South Street to Embarcadero to remove cul-de-sac issues allowing alternative exit from
Tidelands Park.

e Constructing a continuous pathway from Beach Street to Coleman Park and the State Park while also
more generally providing additional bike paths, lateral access to the waterfront, and other pedestrian
and disabled access facilities within the study area.

e Implementing a trolley that carries passengers to the State Beach, Morro Rock, Tidelands Park, and

major stops in between

Several of these recommendations have been implemented in some form like the Morro Creek Bridge, the
seasonal Morro Bay Trolley, and the Morro Bay Harborwalk, others have yet to be constructed like the

connection between South Street and Embarcadero and the conversion of Embarcadero to a one-way street.
4.2 2011 MORRO BAY BICYCLE & PEDESTRIAN MASTER PLAN

This document provides proposed biking and walking policies, programs, and projects over a 15-year period
and summarizes the various planning processes that led to their development. Though the document focuses
on Morro Bay as a whole, Appendix | — Proposed Bikeway and Pedestrian Projects, is particularly relevant to
the Waterfront Master Plan Study Area. Tables 21 and 22 from Appendix | list bike and pedestrian projects
within Morro Bay ranked by a weighted system that includes public input, connectivity, proximity to activity
centers, transit, and collisions. Many potential projects in the Waterfront Master Plan Study Area were ranked
highly.

The relevant rankings from Table 21: Compiled List of Bicycle Projects & Programs determined by Stakeholder
Priority and Weighted Ranking are listed below:
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e #1 Bicycle and pedestrian bridge over Morro Creek & connector paths to Atascadero Road &
Embatcadero (completed in 2015).

e  #3 Bicycle and pedestrian path through Power Plant.
e  #4 Make Embarcadero more bike friendly.
e #17 ADA compliant ramp up bluff from Embarcadero to Olive Street.

The relevant rankings from Table 22: Compiled List of Pedestrian Projects & Programs determined by
Stakeholder Priority and Weighted Ranking are listed below:

e #1 Bicycle and pedestrian bridge over Morro Creek & connector paths to Atascadero Road and

Embarcadero.
e #3 Make Embarcadero more pedestrian-friendly.
e  #5 Bicycle and pedestrian path through Power Plant.
e #9 construct pedestrian stairs from Rock parking lot to beach.

e  #10 ADA compliant ramp up bluff from Embarcadero to Olive Street.

The report also lists existing bicycle facilities and expenditures for bicycle and pedestrian projects within the

study area.
43 DOWNTOWN WATERFRONT STRATEGIC PLAN (2018)

The Downtown Waterfront Strategic Plan outlines the direction for both private and public development in
Morro Bay’s waterfront and downtown for the next five to ten years. The area of study pertinent to the Morro
Bay Waterfront Master Plan is bounded by Embarcadero Road from Beach Street to Pacific Street.

Chapter 1: Introduction includes transportation projects that were identified as priorities by the General Plan
Advisory Committee (GPAC) are listed below:

e  Centennial Staircase (including an outdoor performance area).

e Walkability along the water.

e  Wayfinding signage to and between downtown and the waterfront.
e Improving the discontinuity of lateral access.

e  Circulation improvements for all modes along the Embarcadero.

Chapter 2: Vision Plan addresses these needs through the introduction of catalyst projects within the study
area. Transportation project relevant to the Morro Bay Waterfront Master Plan are listed below:

e  Catalyst Project A: Harbor Walk — a continuous path along the western edge of Embarcadero Road so
pedestrians and cyclists can comfortably access coastal amenities.
e (Catalyst Project I: Embarcadero Streetscape Furnishing Palette — Stylistically consistent palette of

amenities that improve the character and safety of the Embarcadero for pedestrians and cyclists.

Chapter 3: General Design Guidelines provides direction for transportation relevant topics and Chapter 4:
Implementation provides guidance on project priority level, groups responsible for planning and

implementation, and funding sources and schemes.
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4.4 PLAN MORRO BAY (2021)

The Plan Morro Bay Circulation Element outlines the city’s existing transportation network, coastal parking
facilities, and multimodal transportation facilities. It also identifies Morro Bay’s transportation deficiencies and

vatrious goals and policies.

The Circulation Element calls for the construction of sidewalks on Embarcadero Road north of Beach Street
and providing a vehicular connection to relocate traffic away from Beach Street to serve projected traffic growth

associated with redevelopment of the power plant site.

While many of the goals, policies, and implementation actions are aimed at improving circulation, safety,
connectivity, greenhouse gas emissions, and multimodal access as whole within Morro Bay, a few policies and
implementation actions within the Circulation and Land Use Elements directly target the Waterfront Master
Plan Study Area:

e DPolicy CIR-2.2: Street End Pedestrian Connections. Create safer and more distinct lateral access
connections across the street ends on the west side of the Embarcadero at Dunes, Harbor, Morro Bay
Boulevard, Front, Pacific, Marina, and Driftwood Streets, including by relocating parking from these
areas.

e DPolicy LU-8.4: Embarcadero. Investigate the feasibility of one-way closure or full closure of
Embatcadero to create a pedestrian plaza.

e DPolicy LU-8.5: Wayfinding. Design and install comprehensive wayfinding signage along the
Embarcadero Road that addresses all modes of travel, including transit, trucks, bicycles, and cars.
Excessive signs and other visually intrusive landscape features shall be avoided.

e DPolicy LU-8.14: Work to make the streets in the Embarcadero pedestrian friendly by widening
sidewalks, adding bulb outs, and improving crossings.

e Implementation Action LU-19: Name and brand the entire lateral accessway through the lateral access
focus area and beyond (as applicable) as the Morro Bay Harborwalk. This should be reflected in all
wayfinding and signage and city materials.

Many of the above policies and implementation actions echo issues and projects highlighted in eatlier planning
documents. Other mentions of the Embarcadero throughout the General Plan tangential to transportation
point to both sea level rise, lateral access to the bay, accessibility, and the noise produced by vehicles as being

points of concern within the study area.
4.5 PAVEMENT MANAGEMENT PLAN UPDATE (2022)

The 2022 Pavement Conditions Index (PCI) for roads within the Waterfront Master Plan are as follows:

e The Embarcadero: Category II - Good (Non-Load)

e Coleman Drive: Category 1I - Good (Non-Load)

e  Emergency Access Section of Embarcadero: Category V - Very Poor

¢ Embarcadero north of Morro Creek to Atascadero Road: Category IV — Poor
e Atascadero to Highway One: Category I - Very Good

e Park Street: Category 11 - Good (Non-Load)

e Front Street north of Harbor Street: Category II - Good (Non-Load)

e Front Street south of Harbor Street: Category I - Very Good
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Some of these roads, notably northbound Embarcadero Road from Marina Street to Harbor Street, were

resurfaced in 2025.
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Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20
Hanford, CA 93230

800-975-6938 Phone/Fax
www.metrotrafficdata.com

Report Prepared For:

Central Coast Transportation Consuiting Location No.

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442
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Survey Date
Latitude
Longitude

Peak Day

Number of Lanes

Comments

7 Day Volume Count Report

2

Embarcadero
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Friday, July 25, 2025

7 Day Volume Count Report Northbound

Report Prepared For: Southbound

Central Coast Transportation Consulting Location No. 3

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442
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Nearest Cross St s/o Marina St
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310 N. Irwin Street - Suite 20
Hanford, CA 93230

800-975-6938 Phone/Fax
www.metrotrafficdata.com

Report Prepared For:

Central Coast Transportation Consuiting

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442
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Report Prepared For: 7 Day Volume Count Report SUMMARY
Hour [ 30 Wed 3TThu

Central Coast Transportation Consuiting Location No. 4 12:00 AM 12 21 1

895 Napa Avenue, Suite A-6 1:00 AM 5 12 3
Morro Bay, CA 93442 Road Name Atascadero Rd 2:00 AM 4 3
3:00 AM 1 0
Nearest Cross St w/o HWY 1 SB Ramps 4:00 AM 10 6
5:00 AM 18 13
Survey Date 7/25/25 thru  7/31/25 6:00 AM 58 60
7:00 AM 73 111
Latitude 35.379943 8:00 AM 146
9:00 AM 136 167
Longitude -120.8563475 10:00 AM 244
11:00 AM 279
Peak Day 45863 12:00 PM 298 276
Metro Traffic Data Inc. 1:00 PM 287 266
310 N. Irwin Street - Suite 20 Number of Lanes 2 2:00 PM 272
Hanford, CA 93230 3:00 PM 387 286
Comments 4:00 PM 285 252
800-975-6938 Phone/Fax 5:00 PM 390 337
www.metrotrafficdata.com 6:00 PM 277 245
7:00 PM 215 203
8:00 PM 84 174 994
9:00 PM 49 103 87 66 574
10:00 PM 22 33 29 34 251
11:00 PM 19 18 19 17 157
Total 3515 3611 25080

Percentages 14.02% 14.40% 100.00%
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Report Prepared For:

7 Day Volume Count Report

Friday, July 25, 2025

Eastbound

Westbound

| 3rd | | 3rd |

Central Coast Transportation Consulting Location No. 5

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442

Road Name Beach St

0
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1

Nearest Cross St e/o Embarcadero 3
11

16

Survey Date 7/25/25  thru  7/31/25

Latitude 35.3687494
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Longitude -120.8536743

Peak Day Thursday

Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20
Hanford, CA 93230

Number of Lanes 2

Comments

800-975-6938 Phone/Fax
www.metrotrafficdata.com
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M Peak Hr 11:00 am to 12:00 pm
M Peak Hr 0:45 pm to 1:45 pm

AM Peak 696
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AM PHF  0.906
PMPHF 0.911
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M Peak Hr 0:30 pm to 1:30 pm
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AM Peak Hr 11:00 am to 12:00 pm
PM Peak Hr 1:15 pm to 2:15 pm

AM Peak
PM Peak
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AM PHF  0.875
PM PHF  0.850
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PM Peak Hr 12:00 pm to 1:00 pm
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AMPHF  0.888
PM PHF 0.811




Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20
Hanford, CA 93230

800-975-6938 Phone/Fax
www.metrotrafficdata.com

Report Prepared For:

Central Coast Transportation Consuiting

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442

Location No.

Road Name
Nearest Cross St
Survey Date
Latitude
Longitude

Peak Day
Number of Lanes

Comments

7 Day Volume Count Report

5

Beach St

e/o Embarcadero

7/25/25 thru  7/31/25

35.3687494

-120.8536743
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Tuesday, August 12, 2025

7 Day Volume Count Report Eastbound

| 3rd |

Westbound
[ 3d ]

Report Prepared For:

z

Location No. 6

g

Central Coast Transportation Consulting

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442

Road Name Harbort St

Nearest Cross St w/o Market Ave

Survey Date 8/12/25  thru  8/18/25

v|o|ofo|o|=|o| 4
331 [CY N BN O (N oY P
cn-z:-—xo—nooocg
a|o|s|=|o|o|o|o| 4
o|n| = s|o|o|o| 4
2 2lal=]w|o|=]|o| d &
S =

35.3668683

N
o

Latitude

N
o
N
3
N
(&)

-120.8527167

N
©

Longitude

N
@®

w
o

Peak Day Saturday

-
o

Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20
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7 Day Volume Count Report

Report Prepared For:

Central Coast Transportation Consuiting Location No. 8

895 Napa Avenue, Suite A-6
Morro Bay, CA 93442 Road Name Marina St

Nearest Cross St e/o Embarcadero

Survey Date 7/25/25 thru  7/31/25

76
84
106
100
118
Metro Traffic Data Inc. 138
310 N. Irwin Street - Suite 20 Number of Lanes 2 114
Hanford, CA 93230 151
Comments 111 983
800-975-6938 Phone/Fax 225 948
www.metrotrafficdata.com 98 769
99 83 675
68 65
42 32 242
21 10 96
6 2 34
2268 1464 12109

18.73% 12.09% 100.00%

Latitude 35.3640315

Longitude -120.8517638

Peak Day 45864
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Morro Bay Waterfront Master Plan
Background Report

Attachment B: Parking Occupancy Maps

Central Coast Transportation Consulting January 2026
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Morro Bay Embarcadero & Downtown Parking Study
33-009157.00

ES-Figure 2: Summer Weekend Peak Parking Demand - Noon

Source: Aerial Image — Google Earth Professional, 2020, Graphic — Walker Consultants, 2020

WALKER CONSULTANTS | iv
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