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SUBJECT: COASTAL COMMISSION ADVISORY REVIEW REQUESTED BY THE
SAN DIEGO UNIFIED PORT DISTRICT ON PROPOSED LAND AND WATER USE
CHANGES FOR CAMPBELL SHIPYARD AND THE SOUTH BAY BOAT YARD

Staff Notes

The Port of San Diego is requesting a preliminary advisory review by the Coastal
Commission of proposed land and water use changes from “marine related industry”and
“specialized berthing” to “commercial recreation” and “recreational boat berthing” for
the Campbell Shipyard/Fifth Avenue Landing site and the South Bay Boat Yard site.
Also proposed for review is redesignation of a recently acquired 15 acre upland site
adjacent to the National City Marine Terminal from “general industrial” to “marine
related industry”. This informal review is being requested by the Port to allow for
Coastal Commission input prior to completion of the CEQA document for the Port
Master Plan amendment and pursuant to Section 13629 of the California Code of
Regulations. Staff has prepared a brief summary of the studies which have been
submitted to date, followed by a list of questions requiring further consideration prior to
submittal of the Port Master Plan amendment.

Procedure

Pursuant to Section 13629 and 13218 of the Commission’s Code of Regulations, the
Commission will grant a request for a preliminary advisory review as time allows,
provided such review will not adversely limit Commission time required for the review
of other agenda items. Any such advisory review shall be conducted at a properly
noticed public hearing of the Commission. The chairperson shall establish predetermined
time limits for testimony by the Port and interested persons. Individual members of the
Commission may ask questions and make statements but no vote shall be taken.

The staff of the San Diego Unified Port District (Port) has prepared the attached
Executive Summary of the Port’s request with several maps and aerial photos. Also,
several studies have been completed for purposes of determining the future demand for
marine related industrial land area within the San Diego Port District’s jurisdictional
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limits. Port staff will make a brief presentation at the hearing. Public comments and
Commission questions or comments may follow the Port’s presentation.

The public hearing and advisory review will occur at the following date and location:

DATE and TIME: Monday, April 10,2000 LOCATION: The Queen Mary
© - 10:00AM. ‘ 1126 Queens Highway
Long Beach, CA

If you have any questions or need additional information regarding this item, please contact
Diana Lilly at the above office.

Coastal Act Policies

The following sections of Chapter 8 of the Coastal Act are applicable to the potential
change in land use designation from “marine-related industrial” to “commercial
recreation”, and change in water use designation from “specialized berthing” to
“recreational boat berthing”. Section 30708(c) gives the highest priority to the use of
existing land space within harbors for port purposes, such as navigational facilities,
shipping industries, and necessary support and access facilities. Section 30708(d)
provides for the accommodation, to the extent posmble, of other public trust uses such as
recreation and wildlife habitat. Section 30708(d) requires all port-related development to
minimize significant adverse environmental effects. All three of the above policies
should be considered along with the underlying objectives of Sections 30705 and 30706
which are to minimize fill of coastal waters to only that necessary for specific port-related
uses and to minimize harmful effects to coastal resources. Therefore, adequate existing
land area should be reserved for port-related purposes so as to avoid the need for
additional fill of coastal waters to accommodate future demand for such facilities. The
Chapter 8 Coastal Act policies state:

Section 30705

(a) Water areas may be diked, filled, or dredged when consistent with a certified
port master plan only for the following:

(1) Such construction, deepening, widening, lengthening, or maintenance of ship
channel approaches, ship channels, turning basins, berthing areas, and facilities as are
required for the safety and the accommodation of commerce and vessels to be served by
port facilities.

(2) New or expanded facilities or waterfront land for port-related fécilities.

(3) New or expanded commercial fishing facilities or recreational boating
facilities.
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(4) Incidental public service purposes, including, but not limited to, burying
cables or pipes or inspection of piers and maintenance of existing intake and outfall lines.

(5) Mineral extraction, including sand for restoring beaches, except in biologically
sensitive areas.

(6) Restoration purposes or creation of new habitat areas.
(7) Nature study, mariculture, or similar resource-dependent activities.
(8) Minor fill for improving shoreline appearance or public access to the water.

(b) The design and location of new or expanded facilities shall, to the extent
practicable, take advantage of existing water depths, water circulation, siltation patterns,
and means available to reduce controllable sedimentation so as to diminish the need for
future dredging. :

(c) Dredging shall be planned, scheduled, and carried out to minimize disruption
to fish and bird breeding and migrations, marine habitats, and water circulation. Bottom
sediments or sediment elutriate shall be analyzed for toxicants prior to dredging or
mining, and where water quality standards are met, dredge spoils may be deposited in
open coastal water sites designated to minimize potential adverse impacts on marine
organisms, or in confined coastal waters designated as fill sites by the master plan where
such spoil can be isolated and contained, or in fill basins on upland sites. Dredge
material shall not be transported from coastal waters into estuarine or fresh water areas
for disposal.

(d) For water areas to be diked, filled, or dredged, the commission shall balance
and consider socioeconomic and environmental factors.

(Amended by Ch. 310, Stats. 1984.)
Section 30706

In addition to the other provisions of this chapter, the policies contained in this
section shall govern filling seaward of the mean high tide line within the jurisdiction of
ports:

(a) The water area to be filled shall be the minimum necessary to achieve the
purpose of the fill.

(b) The nature, location, and extent of any fill, including the disposal of dredge
spoils within an area designated for fill, shall minimize harmful effects to coastal
resources, such as water quality, fish or wildlife resources, recreational resources, or sand
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transport systems, and shall minimize reductions of the volume, surface area, or
circulation of water.

(c) The fill is constructed in accordance with sound safety standards which will
afford reasonable protection to persons and property against the hazards of unstable
geologic or soil conditions or of flood or storm waters.

(d) The fill is consistent with navigational safety.

Section 30708

All port-related de?elopmcnts shall be located, designed, and constructed so as to:
(a) Minimize substgntial adverse environmental impacts.
(b) Minimize potenﬁal traffic conflicts between vessels.

(c) Give highest priority to the use of existing land space within harbors for port
purposes, including, but not limited to, navigational facxhtles shlppmg industries, and
necessary support and access facilities.

(d) Provide for other beneficial uses consistent with the public trust, including, but not
limited to, recreation and wildlife habitat uses, to the extent feasible.

(e) Encourage rail service to port areas and muiticompany use of facilities.

‘Chapter 3 policies of the Coastal Act would be the applicable standard of review for the
change in water use designations proposed with this Port Master Plan amendment.

Proposed Changes to Land and Water Uses

South Embarcadero lanmn District 3) - Campbell/Fifth Avenue Landing Parcels

The proposed use changes would redesignate 15 ac. of land and 15 ac. of water area
occupied by the former Campbell Shipyard and R.E. Staite marine construction yard
located between the Tenth Avenue Marine Terminal on the south and the Convention
Center expansion on the north. The land area would change from *“marine related
industry” which pursuant to the Port Master Plan includes ship building and repair,
storage and maintenance of marine machinery and construction equipment and marine
related support and transportation facilities. The water use classification is “specialized
berthing” which is the water use classification that corresponds to the marine related
industry classification. The water area has a typical depth of 20 to 25 feet or less.

The Port Master Plan amendment would change the use designations to “commercial
recreation” and “recreation boat berthing”. The purpose of the Port Master Plan
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amendment would be to allow the Campbell Industries site to be developed with a hotel
and related facilities and the Fifth Avenue Landing to be developed with restaurants and
other retail facilities.

Chula Vista Bayfront (Planning District 7 - South Bay Boat Yard

The proposed use changes would redesignate 9.45 ac. of land and 8.52 ac. of water area
currently occupied by the South Bay Boat Yard and located on the Chula Vista Bayfront
south of the Sweetwater Marsh from “marine related industry” and “specialized berthing”
to “commercial recreation”, “park/plaza” and “recreational boat berthing”. The boat yard
site was created in its present form by a combination of dredging of intertidal mudflats
and filling of tidelands in 1968, adjacent to an earlier fill site south of G Street that was
created in 1960. Recent navigational charts show a dredged water depth of the near-
shore water area between F and G Streets to be —15 ft. MLLW. The Chula Vista boat
navigational channel, located immediately to the west of the boatyard was dredged to —16
ft. MLLW in 1989.

Plannjng District 5 (National City Bayfront) — National City Marine Terminal

The proposed Port Master Plan amendment would also include redesignation of a
recently acquired 15 acre upland area adjacent to the historic mean high tide line and the
National City Marine Terminal from “general industrial” to “marine related industry”.
This site would serve expanding automobile, lumber, and other bulk cargo storage and
handling. A boundary map amendment to include the parcel within the Port’s
jurisdictional boundaries will also be required.

Summary of Studies

The following studies which are attached to this staff report have been prepared in order
to address the issues raised by potential conversion of land and water areas designated for
marine industrial uses to other uses of less priority under the Coastal Act. One purpose
of the advisory review is to give the Coastal Commission the opportunity to provide input
as to what additional information should be provided in the environmental document or
through supplemental studies to support a Commission decision on the proposed use
redesignations. '

The Marine Related Land Study - Campbell Industries/Fifth Avenue Landing dated
12/15/97 prepared by Gray, Cary, Ware & Freidenrich examines the current and future

- demand for identified port purposes and the suitability of the Campbell and Fifth Avenue

Landing parcels for those purposes. The identified uses include:

Ship Building and Repair

Marine Terminal/Shipping

Aquaculture

Boat and Marine Equipment Sales and Repair

b
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Commercial Fishing

Fishing Piers

Boat Launching Ramps
Recreational Marinas

. Mooring Buoys

10. Navigation

11. Sportfishing and Related Retail Activities
12. Vessel Charter/Water Taxi/Ferries
13. Naval Station

14. Cruise Ships

15. Misc. Marine-related Uses

16. China Ocean Shipping Co.

0 0 N o

Due to the site’s location immediately adjacent to the Tenth Avenue Marine Terminal
and its former use as a shipyard, greater emphasis has been put on analyzing the present
and future demand for Ship Building and Repair and Marine Terminal/Shipping within
the Port of San Diego, and the need for the Campbell site to meet the demand for these
uses. ‘

- There are three large ship building and repair facilities within the Port of San Diego
including National Steel & Shipbuilding Co. (NASSCO), Southwest Marine, Inc. (SWM)
- and Continental Maritime of San Diego, Inc. According to the study, there are numerous
other smaller shipyards, such as the one located on the subject site, that are dependent on
and parallel the fortunes of the larger shipyards. The study indicates the determination of
need for the Campbell/Fifth Avenue Landing site for a shipyard pursuant to Section
30708(c) can be adequately addressed by examining the trends of the larger shipyards
and the Navy.

San Diego is home port of the United States Navy’s Pacific Fleet, and has one of the
largest concentrations of U.S. Navy vessels in the country. Consequently, the U.S. Navy
is the predominant influence on the ship building and repair industry in San Diego. The
study indicates, there is currently little significant construction of new ships for the
private sector. Of all the shipyards, only NASSCO is currently engaged in construction
of new ships, and approximately 90-95% of new ship construction at NASSCO is for the
Navy. Ship repair work is also dominated by work for the Navy.

The study gives several reasons why it is very difficult for San Diego shipyards to
compete for either new construction or repair work for the private sector. While there is
a distinct advantage in San Diego for Navy construction and repair work, the competition
in the private sector is hampered by the cost of labor, insurance costs and regulation in
California. Also, the availability of work has decreased with the loss of the tuna fleet,
The study indicates private work on west coast shipyards continues at unhealthy levels
and that even the Navy presence has not been able to adequately compensate for the lack
of private work. Most of the larger shipyards are operating well below capacity and there
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is an expectation that the general leveling off or downward trend in overall Navy work in
San Diego will continue.

The study identifies the factors which limit the amount of Navy work available to any
shipyard occupying the Campbell site to include a) the property is not large enough to
build Navy ships greater than 500 ft. in length which is the size being builf today; b) to
compete for repair work of Navy vessels on site, longer piers would be required with
extensive dredging and interference with navigation to and from the Tenth Avenue
Marine Terminal (TAMT); c) most Navy contracts are “womb to tomb”, so if the
shipyard can’t build the ship, it won’t get the job to repair it. The study also cites
conflicts with neighboring land uses, along with the above constraints, to conclude the
Campbell/Fifth Avenue Landing site is not physically suitable for a competitive shipyard,
and there is no demand now or in the reasonably foreseeable future for a shipyard at the
site.

Marine terminal activities and shipping on San Diego Bay are currently located at two
facilities owned t::?, the Port District, the Tenth Avenue Marine Terminal (TAMT) in San
Diego and the 24™ Street Terminal in National City (NCMT). In 1995, the Port retained
a consultant team to develop a strategic plan to address the nature of the Port’s maritime
business and identify specific opportunities for increasing traffic at the two marine
terminals. The study discusses different scenarios based on historical trends and
projected forecasts. In attempting to implement the strategic plan, the study indicates the
Port has begun an aggressive marketing campaign to increase the Port District’s revenue
from the marine terminals and accommodate additional traffic in containerized cargo.

The Campbell Industries portion of the Campbell/Fifth Avenue Landing site borders the
northwest boundary of the TAMT. The water element associated with the Campbell
Industries parcel adjoins two of the berths serving the TAMT. Therefore, use of the
Campbell site to expand the TAMT is an obvious possibility. However, the study
concludes that before any additional land is needed for the TAMT, an extraordinary
increase in business would be required. The TAMT is presently operating significantly
under capacity. Even under the most aggressive scenario, the throughput at the Port
District’s two marine terminals is forecast to reach approximately 3 million tons in fiscal
year 2015. The projected cargo capacity of the two terminals is calculated to exceed 5
million tons. Additionally, approximately 40 acres of the 60 acres designated as marine
related industry at the TAMT are presently utilized for purposes other than marine
terminal, which could be provided elsewhere. Many of the existing facilities are
currently underutilized. Therefore, the study concludes there is no present or foreseeable
future demand for the use of the Campbell/Fifth Avenue Landing parcels for shipping
and/or a marine terminal.

Regarding sale or repair of small boats and equipment, because these uses are not water-
dependent, the study concludes there is no shortage of suitable land for such use.
However, boatyards which construct, sell or repair larger boats are water-dependent
because such boats cannot be readily transported to a location distant from the waterfront
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for repair or display. This study indicates a survey of various boatyards in San Diego
County indicates that most, if not all, of the boatyards operating on San Diego Bay which
specialize in the construction and repair of larger boats are operating, in many cases, at or
below 50% of peak capacity. This conclusion is contrary to the findings of a more
specific study done to analyze the boat repair market, the America’s Cup Harbor Usage
Study, which will be discussed later in this report.

Addendum to Marine Related Land Study dated 2/27/98 prepared by Gray, Cary, Ware &
Freidenrich LLP was prepared to address additional issues raised in connection with the
oriéinal study. Specifically, the addendum addresses the need for additional land at the
24" Street Marine Terminal to accommodate the recent and projected growth in cargo
throughput which is occurring. The principal growth area is in the import of automobiles.
The study clarifies that this increase in land area needed at the NCMT does not translate
to a need for additional land at the TAMT. The import of automobiles at NCMT does not
displace other cargo that can be handled at the TAMT, thereby creating the need for
additional land at TAMT. Nor can automobile cargo be easily shifted to the TAMT
because, among other limitations, it does not have the necessary rail facilities to handle
this cargo. '

The addendum also dismisses the possibility of creating necessary additional land
through filling in portions of the bay as cost prohibitive. Related to this concern, the
subject Port Master Plan amendment includes redesignation of a recently-acquired 15
acre parcel upland of the NCMT from “general industrial” to “marine related industry” to
address this shortage of land area to serve expanding automobile, lumber and other bulk
cargo storage and handling. ‘

Second Addendum to Marine Related Land Study dated 2/27/98 prepared by Port of San
Diego Land Use and Planning Department was completed to address the recent increases
in the maritime cargo business and to re-evaluate the conclusions of the Study and first
Addendum. The second addendum indicates that, as of August 1999, both of the
District’s marine terminals were operating at higher capacities than previously stated.
However, the 96 acre terminal at TAMT is adequate in size to accommodate existing
bulk cargoes and container cargoes.

The NCMT with 125 acres is currently (11/99) operating at full capacity with automobile,
truck and lumber cargoes. Additional upland property is being acquired at the NCMT to
meet the land-intensive automobile storage needs in National City. Marine terminal
‘expansion planned at NCMT includes a wharf extension and acquisition of upland
parcels. Filling the bay for marine related industrial use is not anticipated in the
foreseeable future beyond the existing NCMT wharf extension project, nor is it an
economically or environmentally viable option for marine terminal expansion. Because
NCMT is landlocked by the U.S. Navy property to the north and environmentally
sensitive habitat to the south, acquisition of upland property is the only viable means to
meet the expansion needs for automobile cargo. The study concludes land associated
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with the Campbell Industries/Fifth Avenue Landing parcels is not necessary for marine
terminal/shipping uses now or for the foreseeable future.

America’s Cup Harbor Usage Study dated 11/30/99 prepared by M.J. Barney Associates
analyzed the boat repair market in San Diego to determine how the dynamics of this
market affect the current and projected usage of the immediate land and resources around
Shelter Island, and in particular, America’s Cup Harbor. Two general categories of
vessels were examined in the study. These included “boats” with tonnage or weight up to
400 tons, and “ships” with weight over 400 tons. The information contained in this study
is relevant to the proposed Port Master Plan amendment because part of the proposal
would redesignate the existing South Bay Boat Yard (SBBY) from “marine related
industrial” to “commercial recreation” thereby allowing for the eventual closure of this
facility which currently is the only boat yard which serves south San Diego Bay.

The study contains numerous statistics addressing existing boat and boatyard usage and
capacity, marina usage and capacity, business outlooks, and existing supply and projected
demand for boat yard repair facilities in San Diego Bay. There are seven boat yard
repair facilities in North and South San Diego Bay. Of these facilities, South Bay Boat
Yard and Knight & Carver are considered to be primarily industrial facilities. The
Shelter Island boat yards cater primarily to pleasure craft. A reported 4,250 to 4,550
boats are repaired by these boat yards annually.

The following general conclusions resulted from the study: a) Boat yards are now at or
near capacity in San Diego. Future growth of 4% to 6% is projected through 2003;
growth should remain steady or continue to slightly increase during the following two
years to 2005; b) San Diego is now losing profitable boat and ship repair business
serving the larger yacht and superyacht market which is expected to continue increasing.
This is due to lack of high tonnage lifting capacity over 300 tons, and particularly, the
lack of a Syncrolift capable of lifting more than 150 tons; ¢) San Diego boat yards will
continue to fulfill demand in the foreseeable future over the next 10 to 20 years provided
upgrades and improvements are made as dictated by market dynamics; d) San Diego is at
or near practical capacity for marina slips; e) Boat yards need to be allowed to perform
upgrades on current facilities with an easy approval process; f) America’s Cup Harbor
became a vital asset to the community as a commercial, or working harbor. As such, it
has been the lifeline for many boat yards, marine services, sport fishing, commercial
fishing and commercial recreation. Its main functions and attributes should not be
drastically altered.

Addendum to America’s Cup Harbor Usage Study dated 2/11/00 prepared by M.J.
Barney Associates was prepared to expand comparison information to include two
additional boat yards in Oceanside and Mission Bay. This study contains detailed
information comparing boat yard operation statistics for all of the boat yards in San
Diego County. Additional conclusions reached in this report include that boat yards will
likely reach capacity between 2003 and 2006 provided the world’s economic system
remains relatively stable. Growth will primarily be generated by the number of new
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builds entering the market, the refurbishing, extensions and improvements for resold
boats, and the maintenance of charter and for sale boats.

South Bay Boat Yard: Preliminary Marine Related Land and Water Study dated 2/14/00

prepared by the Port of San Diego contains a preliminary analysis of the potential use of
the South Bay Boat Yard site for eight uses including: ‘

~ Boat yard uses
Shipbuilding, repair and maintenance
Marine terminal
Aquaculture
Commercial and sport fishing
Fishing piers
Boat launching ramps
Passenger ferries and water taxis

PN R WD~

The analysis is preliminary with minimal supporting documentation and no conclusions
are presented at this time. It is anticipated the environmental impacts associated with
retention and/or upgrade of the existing boat yard use and the alternative commercial
recreational uses will be thoroughly analyzed in the environmental document currently
being prepared for the Port Master Plan amendment.

Questions for Further Consideration and Analysis

The purpose of this advisory review is to generate questions and identify additional
information which must be addressed during the environmental review stage to support
the future Port Master Plan amendment. This report and review is limited to the question
of whether or not the land and water use designations for the subject properties should be
changed from “marine related industrial” to “commercial recreation” and specialized
berthing” to recreational boat berthing”. Other issues associated with future potential

- redevelopment of either the Campbell/Fifth Avenue Landing parcels or the South Bay
Boat Yard, should the use designations be changed, are separate and distinct from the
land use question and are not addressed in this review. The following is to identify
questions and issues raised by the information the Port has submitted to accompany this
request for advisory review.

1. Given the fact that the existing boat repair market is now at or near capacity, what
~ options are there to provide additional boat sales and repair yards within the Port of
‘San Dxego? This questlon should be addressed for the full range of boat and sh1p
sizes requiring repair yards in close proximity to the water.

2. If closure of any existing boat yard is permitted through the change i in land/water use
designations in the Port Master Plan amendment, should the amendment also include
-designation of alternative sites for marine-related industrial use to compensate for the
loss?
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3. What are the environmental impacts associated with both the retention and/or
upgrading or expansion of the existing boat yards on the Campbell/Fifth Avenue
Landing and South Bay Boat Yard sites, compared to establishing new boat yards
within San Diego Bay? This question should be addressed for the full range of boat
and ship sizes requiring repair yards in close proximity to the water.

4. What are the potential impacts to water quality associated with both on-land and in-
water boat repair activity?

5. Where are the known areas of in-water repair activity, and what effect would
providing additional on-land facilities have on reducing in-water repair work? Is
there any correlation between lack of haul out facilities and in-water repair work?

6. What are the potential conflicts with activities at the Tenth Avenue Marine Terminal
associated with conversion of the Campbell site to non-port purposes?

7. Given the fact that an additional marina is contemplated in the South Bay and a
marina exists at Chula Vista, where will boat repair facilities for larger boats be
provided to serve the South Bay?

8. Given the Port’s land use analysis is based on market projections and assumptions, is
the data and information continually updated to address potential changes in
commercial fishing opportunities, upgrades to rail improvements or linkages, or
potential increases in Navy or other ship building and repair work?

9. What is the effect, if any, of removal of the deepwater berthing area adjacent to the
Campbell shipyard site on navigation to and berthing at the Tenth Avenue Marine
Terminal?

10. Will the boundalt'hy map amendment and redesignation of the parcel in National City
upland of the 24" Street Marine Terminal be completed concurrent with the
redesignations of the Campbell/Fifth Avenue Landing parcels and the South Bay Boat
Yard site? If not, why not?

(Port Advisory Review4.00)
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February 15, 2000

Mr. Charles Damm Mon 203

Senior Deputy Director, San Diego District
California Coastal Commission

3111 Camino del Rio North, Suite 200
San Diego, CA 92108-1725

CAMPBELL SHIPYARD/SOUTH BAY BOAT YARD
PROPOSED LAND-USE CHANGES

SUBJECT:

Dear

The following information is provided, as requested by Coastal Commission staff, in order to

make an informational presentation to the Coastal Commission regarding the Port’s proposed
land use re-designations at Campbell Shipyard and South Bay Boat Yard of the following land
and water areas: from “Marine Related Industry” to “Commercial Recreation” in the cities of
San Diego and Chula Vista; from “General Industrial” to “Marine Related Industry” in National
City. Attached for your review are 35 copies of the following:

1. Executive Summary of Port’s Request;

2. Port Master Plan Jurisdiction Map;

3. Port Master Plan Land & Water Use Element Map;

4. Port Master Plan Mylars, Planning Districts 3 & 7;

5. Tenth Avenue Marine Terminal Maritime Plan, Aerials to 2020;

6. National City Aerial, National City Distribution Center Site;

7. Chula Vista Aerial with South Bay Boat Yard and National Wildlife Refuges;
8. Campbell Shipyard/5™ Avenue Landing Aerial;

9. Letters (3) from Audubon, EHC, and SWIA (November, 1999);

10. District Open Space and Developed Parks Booklet (3 copies);

11. So Bay Boat Yard Marine Related Land Study, Feb 14, 2000 (3 copies).
Sincer,

Dan E. Wilkens

Senior Director
Strategic Planning Services

Attachments

DEW:WBC:jla

cc: Bill Chopyk EXhibit A
Port’s Submittal

and Lindbergh Field Air Terminal COASTAL COMMISSION
SAN DIEGO COAST DISTRICT
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SUMMARY

INFORMATIONAL PRESENTATION: SAN DIEGO UNIFIED PORT DISTRICT DRAFT PORT
MASTER PLAN AMENDMENT NO. 28 (Preliminary Land and Water Use Changes Only)

CONTENTS ' Page

(in original)
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1. PROCEDURAL NOTE

The San Diego Unified Port District (*“SDUPD” or “Port”) has requested to make an informational
presentation to the California Coastal Commission (*CCC") and to receive such preliminary
guidance from the CCC as it may deem appropriate, regarding the Port's proposed re-
designation of the following land and water areas, principally from “Marine Related Industry” to
“Commercial Recreation” in the cities of San Diego and Chula Vista, and from “General
Industrial” to “Marine Related Industry” in National City. (Exhibit 1, Letter from Dan E. Wilkens,
February 15, 2000)

Such preliminary review and guidance, prior to formal submittal of a Port Master Plan (“PMP”) or
PMP Amendment (“PMPA"), is authorized by the Coastal Commission’s regulations to further
consultative coastal zone management, especially for Port matters of greater than Iocal
significance, such as in SDUPD’s request (14 CCR §13629).

The Port is scheduled to make its presentation at the April, 2000 Coastal Commission meeting in
Long Beach. Public notice of this matter has been provided, consistent with the CCC’s
regulations. Although Commissioners and staff may provide direction to the Port following the
presentation, no formal Commission action is scheduled at this meeting. The Port anticipates
returning to the Coastal Commission with a formal PMPA late in 2000 or early in 2001, following
completion of the local PMPA and environmental review processes.

2. SDUPD BACKGROUND

SDUPD was formed in 1962 as a “landlord,” rather than “operating,” port authority to govern the
use of State-granted tidelands at San Diego Bay within the cities of Coronado, Chula Vista,
National City, Imperial Beach, and San Diego. The Commission effectively certified the PMP in
January, 1981. In 1999, the State legislature conveyed an additional 410 acres of tide- and
submerged lands, including a municipal pier, along Imperial Beach's Pacific Ocean shoreline, to
the Port. (Exhibit 2, SDUPD jurisdictional map.)

The certified PMP, as amended, provides the 20-year conservation and development plan, as
well as the coastal development regulatory framework, for the Port’s ten planning districts.
Although the Coastal Act contains an important separate set of policies in Chapter 8 for coastal
resource governance of most areas within the four southern California coastal ports, designation
of San Diego Bay as “wetland” or “estuary,” when combined with the Port’s focus during the past
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20 years on commercial recreational redevelopment, has resulted in many developments within
its jurisdiction being reviewed pursuant to the more stringent standards of Coastal Act Chapter 3.

SDUPD is unique among California’s coastal ports in that it encompasses some 14 miles of
urban commercial and recreational waterfront, much of it in the process of redevelopment; the
San Diego International Airport; a nearly continuous public access system of promenades and
bikeways along its Bayfront, and 27% (1450 acres) of its area in “Conservation” water and land
use designations, including the San Diego Bay National Wildlife Refuge. The Port, with the
approval of the State Lands Commission, acquired over 800 acres of formerly privately owned
salt ponds along South San Diego Bay and conveyed them to the US Fish and Wildlife Service
for inclusion in the refuge. The Port also includes three large commercial shipyards, seven
Bayside boatyards, a cruiseship terminal and two maritime cargo terminals. A recently adopted
business plan for the latter three marine terminals proposes significant incremental
modernization to meet evolving market demands, while avoiding or minimizing new filling of San
Diego Bay. (Exhibit 3, certified SDUPD principal land and water use designations .)

3. Land and Water Use Re-designations - Overview

The Port proposes a comprehensive and interrelated update of three Port planning districts to
(i) designate additional commercial recreational and public recreational areas; (ii) stabilize and
expand, respectively, the boundaries of the Tenth Avenue (San Diego) and National City Marine
Terminals; and (iii) remove two presently certified marine related industrial area designations that
are considered to be operationally unnecessary or environmentally inappropriate. By Port
planning district, the proposed land and water uses changes involve the following areas and
PMP use classifications:

¢ In Planning District 3 (Centre City-Embarcadero, San Diego), re-designate 15 acres of
land and 15 acres of water area from “Marine Related Industry” to “Commercial
Recreation,” “Public Park/Plaza,” and “Public Facility/Water Transit Center.” (Exhibit
4, South Embarcadero: Existing and Proposed Land/Water Use Map and Mylar
Overlay.)

The purpose of this amendment would be to redevelop the former Campbell Shipyard and R. E.
Stait marine construction yard, which are considered environmentally adverse, with new uses
that are now in design, including (i) two hotels; (ii) Embarcadero shoreline and Eighth Avenue
public park, plaza, and accessways; (iii) a ferry/remote airport check-in terminal; and (iv) a
recreational boat marina.

¢ In Planning District 5 (National City Bayfront), incorporate the recently acquired 15-
acre upland area, adjacent to the historic Mean High Tide Line and the Port’'s National
City Marine Terminal, and re-designate the parcel from “General Industrial” to “Marine
Related Industry” to serve expanding automobile, lumber, and other bulk cargo
storage and handling (Exhibit 6, National City Marine Terminal Plan.)

¢ In Planning District 7 (Chula Vista Bayfront), re-designate the South Bay Boat Yard,
which is located between the Sweetwater Marsh and San Diego Bay National Wildlife
Refuges, from “Marine Related Industry” and “Specialized Berthing” to “Commercial
Recreation,” “Park/Plaza,” and “Recreational Boat Berthing.” (Exhibit 7, Chula Vista
Bayfront Plan)

Each of these proposed land and water use re&:iesignations is further described and preliminarily
analyzed in Section 4, below. The Port has indicated to CCC staff that following the
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informational presentation, Port staff in consultation with the various stakeholders will prepare a
PMPA and Draft Environmental Impact Report (“DEIR”) for public and public agency review and
comment. The PMPA is expected to list specific development projects and be accompanied by
a detailed “PMPA Coastal Act Consistency Analysis.”

The Commission’s regulations (14 CCR § 13059) provide for a copy of the complete PMPA and
DEIR to be sent by the Port to Commissioners, as well as staff, for review prior to Board of Port
Commissioner action. Although staffing limitations in the past have precluded Commission staff
from commenting on many draft environmental documents, given the regional and Coastal Act
significance of the anticipated dPMPA, Commissioners may wish to consider reviewing the DEIR
through the public hearing process provided in Commission Regulation 14 CCR 13645(c).

4. PRELIMINARY ANALYSIS

The Coastal Act in §30708(c) assigns highest priority to the use of Port areas to maritime
industry and to associated navigational or land-based infrastructure support facilities. §30708(d),
in addition, provides for the accommodation, to the extent feasible, of such other public trust
uses as recreation and wildlife habitat. Both provisions should be read in the context of
§30708(a), which requires all port-related development to minimize significant (adverse)
environmental effects. All three provisions derive from, and have as their underlying objective,
the policy of §30705 and 30706 that filling of waters within ports be limited, including through
optimization of existing land for diverse harbor purposes.

a. South Embarcadero (Centre City-Embarcadero Planning District 3)

Implementation of the Port’s proposal would remove the last vestiges of maritime industry from
the South Embarcadero planning subareas, while allowing completion of their redevelopment as
a major commercial and public recreational urban waterfront.

Studies of the Port marine terminals find that (i) the Tenth Avenue Marine Terminals (“TAMT")
planned future use as the San Diego Bay container facility does not require reservation of the
former Campbell Shipyard (which is in process of closing) and the adjacent R. E. Stait/Carpenter
waterfront construction (pile-driving, etc.) yard in Planning District 3 to be able to handle
projected cargo volumes through the year 2020, and (ii) TAMT would not feasibly serve as a
second San Diego cruiseship terminal.

Two “Marine Related Land Studies” that were prepared for the Port and the maritime industrial
tenants in 1997-1999 concluded, moreover, that due to relatively small parcel size, inadequate
water depths to accommodate contemporary naval vessel sizes, and changed boat and ship
building and repair market conditions, the two yards, individually or together, do not constitute
feasible marine-related industrial sites either for their existing, or a broad range of conceptually
alternative, uses.

The removal of the Campbell yard would, if its piers are removed and adequate water areas are
reassigned to TAMT, facilitate improved tug and ship navigational access to TAMT Berths 10-1
and 10-2 through a widening of the berth and ship navigational corridor from the Main Ship
Channel. These berths, which represent 25% of the berths at TAMT, are presently significantly
constrained by the proximate Campbell Shipyard pier. (Exhibit 8, aerial photograph of existing
marine related industrial uses.) In addition, removal of the yards would facilitate development of
a ferry landing/water transit terminal near the foot of Eighth Avenue, which, in conjunction with
modern high-speed passenger ferries, may create an important alternative transportation mode
to the automobile on routes to the Airport and other San Diego Bay population centers.
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Removal of the two yards would also (i) likely effectuate the full or partial remediation of
contaminated land and benthic areas, (ii) preclude further industrially-polluted runoff to the Bay,
(iii) provide the opportunity for extension of the Port’s shoreline public accessway (“Embarcadero
Promenade”), and (iv) allow creation of a new shoreline park/plaza.

b. Tenth Avenue Marine Terminal (Planning District 4)

In addition to the effects relative to TAMT discussed above, the Port's proposed land and water
use re-designations in Planning District 4 would relocate the secondary truck access route into
the marine terminal away from the present Gull Street, and thereby beneficially affect Harbor
Drive/Eighth Avenue intersection traffic.

c. National City Bayfront (Planning District 5)

At the Port's marine cargo terminal at National City (*“NCMT™), the addition of 15 acres of new
upland cargo storage and handling area to the Port’s inventory of “Marine Related Industrial”
lands constitutes a clear indication of the Port's commitment to implementation of its marine
terminal consolidation and modernization business pian, without placement of new fill in Bay
waters, and compliance with the Coastal Act’s land use priorities.

d. Chula Vista Bayfront (Planning District 7)

The Port proposes the reallocation of the 18-acre South Bay Boat Yard (“SBB”) from “Marine-
Related Industry” to “Commercial Recreation” in response to petitions from three major
San Diego Bay environmental organizations. (Exhibit 9, letters from EHC, Audubon, and SWIA.)

Although SBB has the largest land (9.45-acre) and water (8.52-acre) area of any boatyard on
San Diego Bay, and also benefits from having a large enclosed work space (hangar), a draft
preliminary “Marine Related Land Study” prepared by SDUPD (February 14, 2000) finds that this
facility may be significantly handicapped with (i) the lowest work-to-capacity ratio of any boatyard
on the Bay, (ii) an $2.5 million capital investment demand to acquire modern boat lifting
equipment or alternately dredge a new basin for a major floating/submersible dry dock, (iii) a
likely requirement for additional non-point polluted runoff and airborne emissions controls, and
(iv) a location in the South Bay that is at once removed from the concentration of recreational
boats in North Bay, proximate to the heightened environmental objectives of two proximate
national wildlife refuges that were created to protect listed endangered species, and limited by
the relatively shallow and contorted Chula Vista boat channel, which deeper draft power and sail
boats prefer to avoid. (Exhibit 10, SDUPD, “Preliminary SBB Marine Related Land Study”)

SDUPD initially created the site now occupied by SBB in the 1960’s to provide, through dredging
and filling of inter-tidal mudflats, 2 man-made ship-building and launching site for Rohr Industries’
proposed Cold War-era missile “surface effects ships.” That naval construction program failed to
materialize, and although the SBB has played an important and innovative role in boat
construction, maintenance, and repair on San Diego Bay for the past 16 years, the Port deems
replacement of the already constrained boatyard with a habitat-consistent commercial
recreational and shoreline public recreational use the preferred public trust alternative at this

location in the South Bay.
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S. LIST OF EXHIBITS

5.1. Transmittal Letter from Dan E. Wilkens, Senior Director, SDUPD, to Charles Damm,
California Coastal Commission, February 15, 2000.

5.2. SDUPD Jurisdictional Map
5.3. Exhibit 3, Certified SDUPD Principal Land and Water Use Designations

54  South Embarcadero Existing Land/Water Use Map, and Proposed Mylar Overlay
Amendments

5.5  Tenth Avenue Marine Tefminal Plan

5.6. National City Marine Terminal Plan

5.7. Chula Vista Bayfront Plan

5.8.  Aerial photograph(s) of existing marine related industrial uses.‘ :

5.9. Letters from Audubon, EHC, ancf SWIA, November, 1999.

5.10. SDUPD, “Preliminary SBB Marine Related Land Study”, February 14, 2000.
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THE CITY OF (619) 423-8300

" FAX (619) 429-9770
MPERIAL .

BEACH 825 IMPERIAL BEACH BOULEVARD e IMPERIAL BEACH, CALIFORNIA 91932

November 13, 1999

Dennis Bouey

San Diego Unified Port District

P.O. Box 120488

San Diego, CA 92112 -

Dear Mr Bouey:

] am writing as a member of the Imperial Beach City Council and Vice President

of the Southwest Wetlands Interpretive Association (SW1A) to voice my concern
about the possible re-location of marine industrial uses at the South Bay Boatyard
from the Campbell's Shipyard site.

It would be deleterious to allow this type of polluting use near the planned Chula
Vista tourist oricnted Bayfront development, particularly in view of the Port’s
expenditure of millions for protection of South Bay’s scasitive and valuable
natural resources.

None of the sanding, blasting and other ship building and repair operations should
be allowed over water in any part of San Diego Bay. This type of pollution of air
and waler are avoidable and most ccrtainly cannot be entertained in South Bay.
Further loss of deep-water facilitics in the North Bay should not result in floating
dry docks, deepening or other expansions in the Southbay Boatyard. It does not
make good sense for Chula Vista, neighboring cities such as Imperial Beach, and
definitely not to habitat and wildlife resourccs of the area.

It is my belief that you should include a prohibition on expansion and
intensification of uses at the Southbay Boatyard in tandem with your request to

" the California Coastal Commission to remove marine industrial capacity on

tidelands around San Diego Bay.

Thank you for your consideration in this matter,
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SAN DIEGO AUDUBON SOCIETY
2321 Morena Boulevard, Suite D ¢ San Diego CA 92110 » 619/275-0557

November 15, 1999

Port Commissioners

San Diego Unified Port District
P.O. Box 120488

San Diego, California 92112

Dear Commissioners:

SUBJECT: Changing Land Use of Campbell's Shipyard with respect to South Bay Boatyard

The San Diego Audubon Society is very concerned about the potential environmental
impacts of the shift of the Campbell’'s Shipyard site to commercial uses. We are very concerned
that if the Campbell's Shipyard is disbanded, additional shipyard activity might be moved to the
south part of the Bay, which is currently designated the Wildlife Conservation Area in the Port's
Master Plan. In particular there have been conversations about increasing the size of the South
Bay Boatyard and moving the large floating drydock to South Bay Boatyard as a result of the
elimination of Campbell's. Such a change would be inappropriate as:

additional boat traffic would interfere with the wildlife support value of South Bay,
increased emissions of copper from additional boat bottoms and the likelihood of incidental
and major spills will have higher impacts on water quality because of the substantially
reduced tidal flushing in South Bay, and

¢ additional industrialization will interfere with the scenic value and the wildlife oriented
recreational value of South Bay.

The South Bay Boatyard is at the corner of the largest saitmarsh habitat remaining in San
Diego Bay. This area includes the F & G Street marsh and the marshes surrounding the Chula
Vista Nature Center. Boat work in the floating drydock would have a significantly higher
likelihood of contaminating the bay's water than work done in an upland boat yard. Additional
boat work on the site will also provide more risk of contamination. The wildlife that reside there,
especially the threatened and endangered species, should not be exposed to such increased
risks. Industrial uses at this site should be phased out, not increased.

Wae strongly urge the Port to include in its action a designation that the land use at the South
Bay Boatyard site be changed to commercial, and the existing boatyard use be conditionally
and temporarily grandfathered, a floating drydock not be moved to the South Bay Boatyard, and
that no expansion of the boatyard be permitted. These conditions would remove the potential
for the negative impact to South Bay of the change in land use for the Campbell's site.

Respectfully,

j&m(@ ﬁ)':jg_g

James A. Peugh
Coastal and Wetlands Conservation Chair
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November 4, 1999

Mr. Dennis Bouey

San Diego Unified Port District
P.O. Box 120488

San Diego, CA 92112

RE: EHC request that prohibition on future expansion of activity at South
Bay Boatyard be included in request to Coastal Commission to
remove marine industrial capacity on tidelands around San Diego Bay

Dear Dennis:

Environmental Health Coalition understands that the Port District will
soon request that the California Coastal Commission remove the existing
Marine Industrial designation for Campbell's Shipyard. While EHC has a
long-standing objection to losing existing deep water, marine industrial
property, we will not oppose such a request only if it is coupled with a
commitment that marine industrial uses will not be expanded elsewhere, most
notably, at the South Bay Boatyard. If marine industrial tidelands are over
capacity there is no need to expand this activity at South Bay Boatyard and
the Port should have no problem affirming that as part of its action.

Pollution from drydocks and shipyard operations is legendary, or
should we say notorious. As you know, San Diego Bay has been found by the
National Oceanic and Atmospheric Administration (NOAA) to be the second
most toxic bay of 18 bays studied in the nation. Commercial and naval
shipyards were referenced in the study as the areas of highest concern.
Adding a dry dock to South Bay Boatyard will mean that the very polluting
and hazardous operations of sanding, blasting, and other ship building and
repair operations would now occur over the water, instead of on land where
they currently are located and more easily contained. This is
environmentally unacceptable.

The Port District has spent millions of public dollars promoting and
planning for development of a people-friendly Chula Vista Bayfront. It has
spent (and we would add, well-spent) additional millions protecting the
valuable and sensitive natural resources in South San Diego Bay. If the
District were now to allow South Bay Boatyard to expand into more polluting
operations, this would be in direct contrast to its own investment in the area.
Increased air and bay pollution should not be part of the long-term plan for
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the Chula Vista Bayfront

Our concerns that these activities may be moved further south are also heightened by the
proposal to lose even more deep water berthing capacity to the proposed USS Midway project
which seems to be contrary to the Port’s intended expansion of shipping and harbor commerce as
well as recent news accounts of increased shipping to San Diego (attached).

We formally request that a prohibition on the expansion of activity at the South Bay
Boatyard, especially the addition of a floating dry dock or other intensification of uses or
deepening, be part of the recommendation of staff, either as a concurrent or separate action, when
the Campbell’s item goes before the Port Commissioners and the Coastal Commission for
decision. This could be accomplished through an underlying change of land use at the South Bay
Boatyard or by some other mechanism.

Please contact me with any questions at 235-0281.

Sincerely,

Laura Hunter
Director, Clean Bay Campaign

cc.
Mr. Dan Wilkens
Mr. David Merk



‘-

pBeEIVED

MAR # 7 2000

VC/‘\" e [

Port of San Dieei: s s

Campbell Industries/Fifth Avenue Marine-Related
Land Study — December 15, 1997

I** Addendum — February 27, 1998

2" Addendum — October 29, 1999

South Bay Boatyard Marine-Related Land Study
-- February 14, 2000

.. America’s Cup Harbor Usage Study

-- Novemnber 30, 1999
Addendum — January 11, 2000



MARINE RELATED LAND STUDY

CAMPBELL INDUSTRIES/FIFTH
AVENUE LANDING
SAN DIEGO, CALIFORNIA

December 15, 1997

Prepared By

GRAY CARY WARE & FREIDENRICH,
a Professional Corporation .




i
I,
EXECUTIVE SUMMARY . ... .,
i .
INTRODUCTION ... . i ittt e et e e e,
L
' PROCEDURE . ...ttt it ci e i teinennnesnnnnnnn..
v
CURRENT AND FUTURE DEMAND FOR IDENTIFIED
‘l PORT PURPOSES AND THE SUITABILITY OF CAMPBELL/FIFTH
AVENUE LANDING PARCELS FOR THOSE PURPOSES .............
1.  ShipBuildingandRepair ...........................
' 2 Marine Terminal/Shipping . . .....c.ooiiiiiin ...
3. Aquaculture . . ... ... ... i e,
4. Boat and Marine Equipment Sales and Repair. ...........
‘ 5. Commerdial Fishing .................ooiiiiin...,
6. FishingPiers ......... ...ttt ...
l 7. Boat LaunchingRamps ..................c0vivnnnn.
8. Recreational Marinas ............... ... . ... ...,
9. Mooring Buoys ..... s aebsvemesedncrenntsseetbannos
l 10 Navigahon .....vvevineennnerenneenneeennnn.. e
11.  Sportfishing and Related Retail Activities ...............
12.  Vessel Charter/Water Taxi/Ferries . ...................
l 13. NavalStation ..............cciiiiiiiiiiiann..
14 CruiseShips...........ciiiiiiiiiiiiiiiainan,
15.  Miscellaneous "Marine Related" Uses ..................
' 16. China Ocean ShippingCo. ..........coiviiieia,
\4
| CONCLUSION - ... eeeeteneseneneeeetaneaeenaneeenennans,
' SD\1080430-11
ale




i
|
i
]
i
!
I
i
1
I
i
]
i
I
'\
i
i
i

- woN

o W

© o N

11.
12.

S$D\1080480-11

LIST OF EXHIBITS

- Map of Campbell/Fifth Avenue Landing Parcels

Chart Showing Representative Water Depths
Map Showing Land Use Classifications |
History of U.S. Navy Progress Payments
Actual and Projected Shipyard Employment
Chart Showing Proposed Pier and Ships
Chart Showing Proposed Drydock

Historic Trends - Shipping

Forecasts of Terminal Throughput

Chart - Projected Throughput of Terminals
Chart - Projected Capacity of Terminals
Chart — Current Throughput of Terminals

- LIST OF ATTACHED ADDENDA

Master Plan Description of Marine Related Industry Land
Use Classification

Master Plan Description of Commercial Recreation Land
Use Classification , ,

Scope of Work

] Bibliography

Qii'

T



MARINE RELATED LAND STUDY

CAMPBELL INDUSTRIES/FIFTH AVENUE LANDING
i SAN DIEGO, CALIFORNIA

EXECUTIVE SUMMARY

Two separate lessees of adjoining parcels owned by the San Diego
Unified Port District propose developing the parcels for uses which are not presently
consistent with the existing land and water use classifications of the Port District’s
Master Plan. In order to allow the development, the Port District must satisfy the
requirement of California Public Resources Code Section 30708(c) which provides that
all port related developments shall be located, designed and constructed to give
highest priority to the use of existing land space for port purposes. Th:s report
examines the port purposes to which the site could be put and assesses the actual
present and reasonably foreseeable future demand at the site for each of those p;:rt
purposes. The report also examines the suitability of the site to accommodate each of

the identified port purposes.

The report extensively examines the demand for ship building and
repair and the need to expand the 10th Avenue Marine Terminal immediately
adjacent to the site, as well as the suitability of the site for each of those purposes.

The report identifies these two proposed uses as the most likely proposed uses

SD\1080480-11
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because (i) the site is presently used for ship building and repair and (ii) the site is
immediately adjacent to the 10th Avenue Marine Terminal and the Port District has
made known its desire to increase activity at the terminal. The report concludes,
however, that the site is not neceésary for either of these uses since no demand for
those uses can be demonstrated now or at any time in the foreseeable future.

Moreover, the Campbell site appears to be relatively unsuitable for ship building and

repair, notwithstanding its current use for that purpose.

All other conceivable port purposes ranging from aquaculture, fishing
piers and boat launching ramps to cruise ship berthing and an extension of the 32nd
Street Naval Station were examined. None of these port purposes were found to
present an existing or reasonably foreseeable demand for use of the site. The site
was further found to be incompatible for many of those port purposes.

Finally, although there was not a quantifiable need for a small boat
marina or a water transportation center, it was noted that each of these uses was
incorporated into the proposed plan of development of the site. Although a need
cannot be demonstrated for a marina, certain benefits from incorporating a marina
into the proposed development (especially a marina with facilities for large ocean
going yachts) were noted and the use of part of the site as a marina should not be

precluded.

SD\1080480-11




INTRODUCTION

Campbell Industries and Fifth Avenue Landing lease from the San
Diego Unified Port District, under separate leases, the tidelands and adjoining water
areas depicted on Exhibit 1. Although Campbell Industries and Fifth Avenue
Landing presently lease their respective parcels separately, and they each propose to
separately develop their parcels independently in the manner discussed below,
because common issues are presented by the proposals, they will be discussed for
purposes of this report as though they were one entity and the parcels will be treated
as though they were a single parcel, except to the extent separate discussion is

warranted by specific circumstances.

The Campbell/Fifth Avenue Landing Parcels comprise approximately 15
acres of land area (including the existing parking area which Campbell Industries
uses gnder a Tidelands Use and Occupancy Permit) and approximately 14.5 acres of
water area. As shown on Exhibit 2, the water area has a typical depth of 20 to 25

feet or less.!

1 The depth chart on Exhibit 2 was prepared by Campbell Industries from

readings originally taken in February 1986 and updated in February 1996. Not
all depths were reconfirmed in 1996, and certain depths may be inaccurate due

to siltation or other reasons.

SD\1080480-11
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The land use classification for the land element of each of the

Campbeli/ Fifth Avenue Landing Parcels as set forth in the Port District’s Master Plan
(the "Master Plan") is "marine related industry.” (See Exhibit 3.) The Master Plan
includes in the marine-related industry uses classification, among other things, ship
Suilding and repair, storage and maintenance of marme machinery and construction
equipment, and marine related support and transﬁortation facilities. The water use

classification for the water element of each of the Campbell /Fifth Avenue Landing
Parcels as set forth in the Master Plan is "specialized berthing.” (See Exhibit 3.) The
Master Plan designates specialized berthing as the water use classification
corresponding to the marine related industry land use classification.?

The actual current use of each of the Campbell/Fifth Avenue Landing
Parcels is consistent with the current land and water use classifications. Campbell
Industries operates a ship building and repair yard on its part of the Campbell/Fifth
Avenue Landing Parcels. RE. Staite Engineering operates a construction business
specializing in marine projects (including pier building and pile driving) on its part

of the property.?

Campbell /Fifth Avenue Landing desires to obtain a change in the land
and water use classifications for the Campbell/Fifth Avenue Landing Parcels under

2 Master Plan, Page 31.

3 RE. Staite Engineering is currently in the prdcess of relocating its marine
construction activities to another parcel near the 24th Street Marine Terminal.

SD\1080480-11
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the Port District’s Master Plan from "marine related industry” and "specialized
" berthing,” respectively, to "commercial recreation” and "recreation boat berthing."
Upon réceipt of such change in use classifications, Campbell Industries proposes to
develop on its parcel a hotel and related facilities. Fifth Avenue Landing intends to
develop restaurants and other retail facilities. For purposes of this report, it is
assumed the proposed developments are not allowable under the marine related
industry and specialized bertkﬁng use classifications of the Master Plan, but are

allowed under the “conimércial recreation” use classification of the Master Plan.*

The proposed use classification changes which would facilitate the
intended development of the Campbell/Fifth Avenue Landing Parcels require a
formal amendment to the Master Plan. In order to adopt a Master Plan amendment
for the use classifications of the Campbell /Fifth Avenue Landing Parcels, the Port
District must first find that the proposed change in use classifications complies with
California Public Resources Code Section 30708(c). That section requires that "[a]ll
port-related developments shall be located, designed, and constructed so as to ...
[glive highest priority to the use of existing land space within harbors for port
pW, including, but not limited to, navigational facilities, shipping industries,
and necessary support and access facilities.”

The Public Resources Code does not define either "port-related
developments” or "port purposes,” as those terms are used in Section 30708(c).

‘ See Addenda A and B.
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Therefore, this report assumes that the proposed change in use classifications and the
proposed developments described above are “port-related develoi:ments" for

purposes of Public Resources Code Section 30708(c).

Also, for lack of a better definition, this report assumes that "port
purposes” as used in Public Resources Code Section 30708(c), encompasses all those
uses which are related to deep water ports. These include uses for which harbor .
frontage is essential, such as ship building, as well as uses for which harbor frontage
is not essential but which nevertheless indirectly or directly rely on the harbor, such
as small boat sales and subcontractors to the ship repair industry.

Uses which are often located on the water's edge, but which are not
directly related to the water, such as hotels, restaurants and general retail shopping
facilities, are not deemed to be port purposes for this study. Although these uses can
be and often are enhanced by being on the waterfront, and the presence of these uses

may in turn enhance the waterfront, a waterfront location is not essential and the

uses do not depend or rely on the water.
The Port District’s Master Plan itself recognizes this distinction between

uses which are inextricably related to the water and those which are merely
enhanced by the waterfront. As stated in the Master Plan:

SD\1080480-11
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The marine-related industry land use classification and the specialized berthing water
use classification presently applicable to the Campbell/Fifth Avenue Landing Parcels

fall within the "water dependent” category described in the Master Plan.®

The third category of uses identified in the Master Plan, "waterfront
enhancing uses,” do not require waterfront sites. Although, as noted in the Master
Plan, these uses can "lend enhancement to the waterfront,"” such uses are not by
necessity dependent upon or linked to the waterfront. The Master Plan lists as
examples of such waterfront enhancing uses restaurants, hotels, and public recreation
areas providing facilities for golf, field sports and passive recreation. The principal
new land uses proposed by Campbell Industries and Fifth Avenue Landing generally
fall into this third category. (Elements of the proposed development, such as the
marina, the water transportation center and the recreational pier/breakwater, would
seem to fall within the category of water dependent, but for purposes of this report,
it is assumed that the major land use elements are the defining uses of the parcels.)

The Port District’s own Master Plan recognizes, consistent with Public
Resources Code Section 30708(c), that the first two broad categories of water

6 The Master Plan arguably treats as "water dependent” or "water linked" certain
eec which might not be "port purposes under Public Resources Code

S " "ot meeemncec” are limited to navigation

"Water dependent uses require waterside sites and direct
access to the water to function, For such uses, the land activity is
directly related to a water activity and requires navigable |
" channels and specialized facilities at the land-water interface.

Examples of these include boat and ship building and remair
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dependent and water linked uses are to be given priority over the third category of
waterfront enhancing uses because of the short supply of developable waterfront
sites.® This report was prepared to assess the current and perceived future demand -
for any port purposes to which the Campbell/Fifth Avenue Landing Parcels can
reasonably be put so that the Port District can, pursuant to its Master Plan and Public
Resources Code Section 30708(c), give priority to those port purposes in connection
with the proposed change in land use classification for, and development of, the

Campbell/Fifth Avenue Landing Parcels.

s See Master Plan, Page 18.
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' PROCEDURE

' The first step in preparing this report was to identify all port purposes

' to which the Campbell/Fifth Avenue Landing Parcels could possibly be put. Each of

' the uses contained in the scope of work provided by the Port District (a copy of |
which is attached as Addendum C), was assumed to be a potential port purpose.

' Input as to other potential port purposes was sought from various members of the

. staff of the Port District and members of the staff of the California Coastal

I Commission at meetings held with those persons. The Port District'’s Master Plan

was also reviewed to determine if there were other port purposes allowable on the
' Port District’s tidelands which had not yet been identified by the foregoing methods.

' After identifying the potential port purposes to which the

. Campbell /Fifth Avenue Landing Parcels might conceivably be put, an assessment

J was made of the actual current and reasonably foreseeable future demand” for the
use of the Campbell /Fifth Avenue Landing Parcels for those port purposes. This

. assessment was made because the Port District must give priority under Public

i Resources Code Section 30708(c) to the use of the Port District’s tidelands for port

S It is, of course, increasingly difficult to assess future demands as one projects
further in the future. For purposes of this report, the attempt to assess future
demand was limited to a period not greater than twenty years in the future -
the point at which any further projection is deemed meaningless.

SD\1080480-11
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purposes. Although, the Public Resources Code does not elaborate on what this
requirement means, it was assumed for this report that priority need only be given
under Section 30708(c) for port purposes for which there is an actual current or .
reasonably foreseeable future demand.'® For example, if there presently exists aﬁ
overabundance of fish processing facilities on San Diego Bay, and the projected
growth in demand for fish processing facilities on San Diego Bay is such that there
will be a more than ample supply of such facilities on San Diego Bay for the
foreseeable future, Public Resources Code Section 30708(c) would not require that the

Campbell /Fifth Avenue Landing Parcels be set aside and held for use as a fish

processing facility.

In making the assessment of current and reasonably foreseeable future
demand for the identified port purposes, the suitability of the Campbell /Fifth
Avenue Landing Parcels to accommodate each identified port purpose was also
examined. Even if there is a well documented demand for a particular port purpose,
if the parcels in question are not suitable for that particular purpose, there is, as to
those parcels, no real demand for that specific purpose, and there should be no need
to give priority under Public Resources Code Section 30708(c) for a use that cannot be
accommodated. For example, if there were a need in San Diego for large scale fish
processing fadilities, there would nevertheless be no need to give priority under
Public Resources Code Section 30708(c) to the use of the Campbell/Fifth Avenue

10 This definition appears to be consistent with the decisions set forth in
administrative cases dealing with issues related to future demand.

SD\1080480-11
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CURRENT AND FUTURE DEMAND FOR
IDENTIFIED PORT PURPOSES AND THE SUITABILITY OF

CAMPBELL/FIFTH AVENUE LANDING PARCELS FOR THOSE PURPOSES

1. Ship Building and Repair.

The most obvious port purpose for the Campbell/Fifth Avenue
Landing Parcels is ship building and repair since that is the current use of the largest

portion of the property.

San Diego Bay is home to a2 number of ship building and repair
facilities, including the shipyards operated by National S@ & Shipbuilding Co.
("NASSCO"), Southwest Marine, Inc. ("SWM), and Continental Maritime of San
Diego, Inc., as well as the shipyard operated by Campbell Industries on a part of the
Campbell /Fifth Avenue Landing Parcels.!! In terms of total employment, San

11 There are numerous other smaller shipyards and subcontractors as well. This
report does not examine the smaller shipyards or subcontractors, either

individually or as a whole. To varying degrees, the smaller shipyards are

dependent on the larger yards, or their fortunes are parallel to the fortunes of
the larger yards. The determination of the need for the Campbell /Fifth

Avenue Landing Parcels for a shipyard for purposes of Public Resources Code
Section 30708(c) can be adequately addressed by examining the trends of the

larger yards and of the U.S. Navy.

SD\1080480-11
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' Diego is the largest ship building and repair port on the Pacific Coast of the United

States and is one of the largest in the entire United States.

' San Diego is the home port of the United States Navy’s Pacific

_ Fleet, and has one of the largest concentrations of U.S. Navy vessels in the country.
iConsseque:ntly, the U.S. Navy is the predominant influence on the ship building and
' repair industry in San Diego. Although San Diego’s shipjards have historically been
y involved in new construction and repair for both the Navy and the private sector, o ‘
there is currently, and there has been in the recent past, little significant construction o
. of new ships for the private sector. Of all the shipyards, only NASSCO is currently
I engaged in the construction of new ships, and approximately 90-95% of new ship
construction at NASSCO is for the Navy. Ship repair work in San Diego is likewise
' dominated by work for the Navy. Of the approximately 3,900 people who have, on
' average, been employed in recent years in San Diego on ship repair work,
approximately 3,500 are employed in connection with repair work on Navy ships.?

. . It is very difficult for San Diego shipyards to compete for either
new construction or repair work for the private sector. Commercial ship repair and
construction operates in a national, and in many cases a worldwide, market. San

l Diego shipyards compete not only with each other but with other shipyards on the

' Pacific Coast of the United States, as well as shipyards on the Gulf Coast and the East

|
‘ ' 2 Department of the Navy, Supervisor of Shipbuilding, Conversion and Repair,
San Diego.

SD\1080450-11
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Coast of the United States and with shipyards in other countries.”® San Diego
shipyards have had trouble competing as a result of the higher cost of doing business
in San Diego. Among other factors, (i) the cost of labor is higher in S;m Diego than
in many other states :or countries; (ii) insurance costs are higher in California than in
many other locations; and (iii) shipyards in San Diego are often subject to more
intense regulation and scrutiny with regard to environmental issues than shipyards
in foreign countries or even in some other states (for example, with respect to local -
air or water pollution con&ol standards). There is no reason to believe that these

relative disparities in the cost of doing business will change in the reasonably

foreseeable future.

Other elements have also reduced the amount of private sector
shipbuilding and repair work available to San Diego shipyards. For example, the
Campbell shipyard was quite busy in the 1980’s building and repairing state-of-the-
art purse seiners for the U.S. tuna fleet. At that time, much of the U.S. tuna fleet was
homeported in San Diego and operated in the eastern Pacific. However, the U.S.
government took steps beginning in the early 1970s to strictly regulate the number of
dolphin that could be killed in connection with the netting of tuna by U.S. tuna
boats. At that time, the purse seiner tuna fleet relied upon the principle that, in the

B San Diego shipyards can more easily compete for Navy construction and
repair work. New ship construction for the U.S. Navy must take place in a
shipyard in the United States. Therefore, there is no competition from foreign
shipyards. The situation with Navy repair work is even more favorable to San
Diego shipyards. Preference is given to shipyards at the ship’s home port.
San Diego shipyards therefore have a distinct advantage with respect to the

large fleet of ships homeported in San Diego.

SDA\1080480-11
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astern Pacific, schools of dolphin swim above large schools of yellow fin tuna. This
allowed the purse seiners to easily locate the tuna and to set their nets by
‘urroundxng the dolphin. Unfortunately, this also resulted in the death of some of
the dolphins regardless of the efforts made to prevent such deaths. In 1990, the
(!nited States banned imported tuna caught by the encirclement of dolphin. As a
'esult, the tuna fleets began operating in the western Pacific where dolphin do not
‘wxm with the tuna. It was no longer as convenient for the seiners to return to San
Diego. The demand for construction and repair of tuna purse seiners in San Diego
lvaporated with the departure of the fleet. Although various legislative efforts are
.underway to try to make it possible to again fish for yellow fin tuna in the eastern
Pacific (by, among other things, allowing the importation of "dolphin safe” tuna if it
an be shown that the encirclement nets no longer seriously injure or kill doiphins),
'the effect of any legislation in returning the tuna industry to San Diego, and the
lxes'ulting effect on the shipbuilding and repair business in San Diego is speculative at

this time.!®

4 Prior to constructing purse seiners in the 1980’s, Campbell Industries
constructed river patrol boats for the U.S. Navy during the Vietnam war. The
demand for such vessels no longer exists. Since the early 1980s, Campbell has
sought out other private sector work, perhaps the most notable of which was
the construction of a state-of-the-art ocean going mega-yacht tender. The
amount of work of this nature has been sporadic and limited.

As discussed in more detail in Section 5 below dealing with commercial
fishing, the net effect of any legislative effort to return the tuna industry to San

Diego is predicted to be minimal. The effect on shipbuilding and repair
should therefore be neghgiblz Even if the tuna fleet were to return to San
Diego, there would be little increase in shipbuilding activity in San Diego. As
discussed above, shipbuilding for the private sector in San Diego is
noncompetitive. Any increase in ship repair as a result of the return of the
tuna fleet could be more than adequately handled by the remaining shipyards.

- -
w
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. Private work at west coast shipyards continues at unhealthy

levels; each year shipyards go out of business, declare bankruptcy or consolidate.!é

Although construction of new double hull oil tankers required by the Jones Act will

provide additional new construction work to U.S. Shipyards, NASSCO is the only

San Diego shipyard capable of such construction.!”

Even the large Navy presence in San Diego has not been able to -
adequately compensate for the lack of private work. Most of the larger shipyards are
operating, to various degrees, well below capacity. NASSCO’s new construction
work, which presently comprises about 75% of its total work in progress, is operating
at a pace equal to about 60% of new construction capacity. NASSCO'’s repair work is
operating at about only 35% of repair capacity. Continental Maritime and SWM are
reported to be operating at or below 60% of total capaéity. The Campbell shiéy;ard is
operating at even more severely reduced levels — between 10% and 20% of peak

capacity.

16 See "West Coast Shipyards Annual Survey” published yearly in March by
Pacific Maritime magazine.

7 As will be discussed further below, the Campbell/Fifth Avenue Landing
Parcels are not large enough to accommodate the construction of large ships,
such as new oil tankers. Campbell Industries has, however, recently
completed construction of a state of the art yacht tender (approximately 250
feet in length), and has tried to develop business constructing and/or
repairing large yachts. This is, however, a small niche market which is
seasonal in nature, and as such, it is not enough, alone, to make a shipyard in
this location profitable.

SD\1080480-11
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Because work for the U.S. Navy comprises 90% or more of the
tbtal work done in San Diego shipyards, any increase in the amount of Navy work at
'an Diego shipyards will result in a much greater reduction in the underutilization ;)f
'_‘(e shipyards than will a dramatically larger percentage increase in work for the
private sector. However, for a number of reasons, it is also unlikely that there will

'e a significant increase in the amount of Navy work available to shipyards in San
'iego in the foreseeable future. Indeed, it is likely that the amount of Navy work

ivailable to the San Diego shipyards will decrease.

. Although the total value of U.S. Navy "progress payments"?* to
an Diego based repair firms has increased somewhat since the early 1990s, as shown
in Exhibit 4, progress payments for repair work has remained level or decreased
'lightl)n As demonstrated in Exhibit 5, the total number of shipyard jobs associated
'vith Navy construction and repair contracts is likewise projected to remain fairly
constant or even decrease somewhat for the foreseeable future. Several factors

'trongly indicate that this general leveling off or downward trend in overall Navy

'mrk in San Diego will continue:

l As older ships are decommissioned, the relative age of the fleet drops. Newer
. ships generally require less maintenance than older ships: newer ships have

'3 Progress payments include the initial contract award, contract modifications,
retention payments, annual maintenance contract payments and service

contracts.

lD\ 1080480-11
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SUPSHIP San Diego
MSR/ABR Progress Payments

In $ Millions

FY91 FY92 FY93 FY94 FY95 FY%6 FY97

(Est)
New Construction 274 173 121 459 387 429 500
Repair 234 375 234 183 195 229 210

(Decoms) 0) (13) (1) (12) ) )] (0)
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require less maintenance and therefore less time in a drydock; and many parts

of the newer ships are "modular” and are more easily and quickly replaced.

Federal law limits allocation by the Navy of maintenance funds to private
shipyards to 40% of the total maintenance funds available. The amount of

work available to private shipyards, therefore, cannot increase unless the total

ship repair budget increases.

The Department of Defense budget continues to undergo tight scrutiny by

both the United States Congress and the Executive Branch.!®

The size on the U.S. fleet continues to shrink®®, and San Diego will not be
immune from the effects of fleet downsizing indefinitely. For the period from
fiscal year 1991 through fiscal year 1997, a total of 30 ships were
decommissioned in San Diego. (See Exhibit 5)

These trends will continue to place downward pressure on the

total amount of Navy work available to San Diego shipyards. Moreover, additional

19

House Concurrent Resolution No. 84, passed by the U.S. House of
Representatives and the U.S. Senate on June 5, 1997, establishes a level defense

spending budget through the fiscal year 2002.

¥ Due to decommissionings, approximately 9-10 new ships must be built each
year to maintain a steady fleet size. Only 4-5 new ships are being built
currently due to budgetary constraints.
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ors will also severely limit the amount of Navy work available to any shipyard
>cated at the Cainpbell shipyard site even if the total amount of Navy work
lilable in San Diego does not decrease. In recent years, the Campbell shipyard has

n able to capture only a few Navy contracts, obtaining less than 1% of the total
ollar value of Navy repair contracts awarded from November 1, 1994, through

.tober 31, 1995, and approximately 5% of the total number of Navy contracts for

’t same period.?! Factors limiting the amount of Navy work available to any

i)pyard occupying the Campbell site include:

[ The property is not large enough to build the Navy ships being built today.
Few, if any, Navy ships smaller than 500 feet in length are being constructed

today.?

' The current Campbell shipyard does not have sufficient facilities to compete
for repair work of Navy vessels on site.? To compete for these contracts, any

" Department of the Navy, Supervisor of Shipbuilding, Conversion and Repair,
San Diego.

"2 The NASSCO shipyard is the only San Diego shipyard engaged in new
construction for the Navy. The latest contracts for new
construction/refurbishment of Navy ships at the NASSCO shipyard involves
' ships of a size much larger than can be handled at Campbell. The most recent

P _
ship launched, the LJJSNS Watson, measured 950 feet in length. See Exhibit 6.

'23 Campbell, or a successor at the site, could, of course, limit its repair work to
pier-side repair work done on ships at the 32nd Street Naval Station or the

North Island Naval Base, or could utilize the Navy’s graving dock or the Port

' District’s berth 24-10 at the 24th Street Terminal. Neither of these alternatives

would require a waterfront site, however, and would therefore not justify the

continued use of the Campbell site as a shipyard.

25~




| other shipyard operator seeking to conduct a successful business at the site of
the present Campbell shipyard would be required to construct new, longer
piers to accommodate Navy ships (with extensive dredging to accommodate
Navy ships with drafts deeper than the present water depth at the site), yet

solve the problem of interference by such piers with navigation to and from

the 10th Avenue Marine Terminal 2

The Navy has begun awarding "womb to tomb" contracts for some of its ships.
The shipyard that builds a ship is given the contract to service it throughout
its life. The Campbell/Fifth Avenue Landing Parcels are not large enough for
construction of new ships. Therefore, because the shipyard will be incapable
of building the ships, this policy will prevent the shipyard from repairing

them.®

The closure of the Long Beach Naval Shipyard has not had a
dramatic effect on demand at San Diego’s shipyards, nor is it expected to do so.
Although the closure was estimated to result in a transfer of up to 1,000 jobs to San

Diego, no additional facilities were necessary because of the tremendous excess
capacity at the San Diego shipyards. Although work has flowed to San Diego as a

% gee Exhibit 6, showing the effect on navigation of two new piers at the
Campbell site together with two 800 foot vessels at each pier.

» See footnote 23,

SD\1080480-11
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result of this closing, such work was offset, at least in part, by a reduction in the total

number of ships stationed in San Diego.?

The Marine Industrial Assessment previously c§mmissioned by
the Port District and prepared by Booz-Allen & Hamilton, dated May 1996, to assess
the demand for and the supply of "marine industrial capacity,” recommended that
any proposed use change of the Campbell shipyard should be "carefully reviewed"
by the Port District. The reason given in the Booz-Allen report for expressing caution
concerning a change of use at the site was that certain Navy ships homeported in San
Diego cannot be repaired at existing facilities. These ships are identified in the Booz-
Allen report as the CV (aircraft carrier) and LHA/LHD (amphibious assault) class
vessels, as well as the SSN attack submarines. The Booz-Allen report, in fact,
acknowledges that there is excess ship repair capacity, in general, in San Diego. The
problem is that there are not adéqﬁate facilities in San Diego to repair these two
particular types of vessels. Although NASSCO is currently upgrading its drydock
facilities to enable it to repair amphibious assault ships, there are no drydocks in San

Diego, and none planned, large enough to service aircraft carriers.?

%  See Exhibit 4 showing that 30 Navy ships have been decommissioned in San
Diego in the last 6 years. Exhibit 5 also shows a relatively steady employment
level for Navy repair work in San Diego notwithstanding the closing of Long
Beach Naval Shipyard.

¥ Repair work on aircraft carriers, to the extent performed in San Diego, is
currently done only at the Naval Air Station in Coronado. A new nuclear
repair facility is currently being constructed at the Naval Air Station in order
to service the nuclear carriers to be stationed in San Diego. Such facilities will

not include a drydock. Newport News Shipbuilding, Inc., a large east coast
(continued...)
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I ) - Preserving the Campbell /Fifth Avenue Landing Parcels for use as
l a shipyard cannot change this situation. The Campbell/Fifth Avenue Landing
j Parcels are not large enough to service either amphibious assault ships or aircraft -
carriers. A drydock capable of serving either type of ship at the location of the

'Campbell/ Fifth Avenue Landing Parcels would seriously interfere with navxganon at

'the adjoining 10th Avenue Marine Terminal.?

l . Finally, a shipyard located at the site of the current Campbell
' shipyard will find itself increasingly at odds with neighboring land uses. The noise,
dust, paint overspray and other byproducts associated with many of the activities of

a traditional shipyard will be even more incompatible with the new San Dxego

77(_..continued)

. shipbuilding and repair company is reportedly in the process of purchasing
controlling interest in Continental Maritime, a local ship repair facility.
Although Newport News has carrier repair capabilities on the east coast, the

' Continental Maritime facility is not large enough for carrier repairs on site.

See Exhibit 7, showing the effect on navigation of a 800 foot long drydock and
a single pier. LHA/LHD class ships are in excess of 825 feet in length; a
typical carrier is 1000 feet or more in length. NASSCO’s drydock, when
completed, will measure 820 feet in length and 170 feet in width. Although
the water depth at the site is far too shallow for a drydock of this size, and is
therefore also a limiting factor, it is unnecessary to examine the feasibility of
dredging the site since the effect on navigation at the 10th Avenue Marine

Terminal makes such use unfeasible.

l SD\1080480-11
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Convention Center expansion to be constructed immediately across the street from

the site.?®

For all of the foregoing reasons, notwithstanding the fact that a
shipyard currently operates on a portion of the Campbell/Fifth Avenue Landing
Parcels, there is no demand now or in the reasonably foreseeable future for a
shipyard at that site, and the site is, in many ways, physically unsuitable for a
competitive shipyard. There is, therefore, no need to give priority to the continued
use of the siteA as a shipyard under California Public Resources Code Section 30708(c).

Marine terminal activities and shipping on San Diego Bay are ie
currently located at two facilities owned by the Port District — the 10th Avenue |
Marine Terminal in San Diego adjacent to the Campbell/Fifth Avenue Landing

Parcels, and the 24th Street Terminal in National City. The 10th Avenue Marine
Terminal is configured as a bulk and break bulk cargo facility and contains cold | \

Paint overspray, for example, is already a problem for Campbell Industries
and the other San Diego shipyards, even though they are all, to varying
degrees, in neighborhoods which are primarily industrial. As a result,
painting of ship superstructures requires expensive and time consuming efforts
at controlling overspray onto adjoining properties by the use of "shrink wrap,”
tenting and other efforts to keep the paint spray from blowing. Despite these
efforts, the shipyards report that they have had to pay to repair cars parked
nearby which were damaged by paint overspray. This situation can only
worsen with the increase in activity which will be associated with the
proposed convention center expansion.

I
I
i
i
i
!
i
I
" ) Matse Tecmisal/Shonis
i
i
I
I
I
|
|
i
|
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storage facilities, warehouses, office space and a dry-bulk cargo loading device. The

24th Street Terminal has a container crane and warehouse and office facilities, and

handles containerized cargo as well as roll-on/roll-off cargo, and bulk and neo-bulk
cargos. Each of the terminals is equipped to handle multiple carriers. There are no

privately owned and operated shipping facilities on San Diego Bay which are

dedicated exclusively to a single ocean going carrier.

: As shown in Exhibit 7, during the period from 1981 through
1987, throughput at the two terminals averaged in excess of 1.5 million tons per year.
By contrast, from 1991 through 1995, throughput ranged from 0.5 million tons to 1 -

million tons per year.

In 1995, the Port District retained a consulting team to develop a
strategic plan to provide guidance to the Port District for its various operations.
Among other issues, the Strategic Plan dated June 1996 prepared by Booz-Allen &
Hamilton Inc., John Burnham & Co., Landrum & Brown Inc. and KH Consulting (the
"Strategic Plan") addressed the nature of the Port District’s maritime business and
identified specific opportunities for increasing traffic at the two maritime terminals.

The Strategic Plan projected the amount of growth in maritime
commerce that might be possible under three different scenarios: (i) the "business as
usual” scenario, which projected the rate of growth which might occur if the Port
District took no action to increase business at the terminals; (ii) the "target"” scenario,

SD\1080480-11
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which projected the amount of business which might result if the District
aggressively marketed its services and facilities, and (iii) the "stretch” scenario, which
forecasted the business volume that might result from a combination of a very
aggressive marketing program by the Port District and "some dislocation” at the ports
of Los Angeles and Long Beach. These forecasts are set forth in Exhibit 8. The
consultant preparing the Strategic Plan opined that the "target"” scenario is the most
probable scenario.® The target scenario projects total throughput at 1.9 million tons
in the year 2005, 2.2 million tons in 2010 and 2.5 million tons in 2015.%

30 Strategic Plan at Page IV-36.

31 See also Exhibit 9 setting forth the projected throughput of the terminals as set
forth in the Developmental Plan for National City Marine Terminal dated
December 1995 prepared for the Port District by Atkinson Johnson & Spurrier,
Inc. and BERGER/ABAM Engineers Inc. (the "24th Street Developmental
Plan™). The 24th Street Developmental Plan forecasts a combined throughput
of 3.5 million tons at both terminals, far in excess of the projections of the
Strategic Plan. But the 24th Street Developmental Plan also calculates the
presently existing cargo capacity of the terminals to be in excess of 5.1 million
tons - almost 50% greater than the forecasted throughput.
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EXHIBIT 9

Forecast of Port of San Diego Maritime Tonnage

(Tonnage in Thousands)

Source: Strategic Plan
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In attempting to implement the proposals of the Strategic Plan,
the Port District has begun an aggressive marketing campaign to increase the Port
District's revenue from the marine terminals and has begun investigating ways to

accommodate additional traffic in containerized cargo.*

- The Port District has also recently taken steps to increase the
utilization of the port for cold storage shipments. The Port District has entered into a
new contract with an experienced cold storage operator to operate the existing cold
storage facility at the 10th Avenue Marine Terminal. This facility is the only
dockside facility of its kind south of Port Hueneme. Notwithstanding this fact, the -
facility has been severely underutilized and has been used recently primarily for
shipments of fresh fruit from Chile in the winter. The Port District is seeking to
expand usage of the cold storage facility year round, and is exploring other cargo,
including the export of frozen poultry and the import of meat and produce which

does not require fumigation.

The Port District’s efforts in these and other manners to increase
business at its terminals, if successful, would result in a need to handle the expanded
operations. A suggestion to use all or a portion of the Campbell/Fifth Avenue
Landing Parcels to expand the 10th Avenue Marine Terminal is an obvious

32 Among other things, the Port District is exploring dredging portions of the
harbor to allow larger ships to load and unload at one or both terminals.
Whether this dredging will occur, and the effect, if any, it will have on
maritime traffic at the terminals is, at present, too speculative to take into

consideration.
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possibility. The Campbell Industries portion of the Campbell/Fifth Avenue Landing
Parcels borders the northwest boundary of the 10th Avenue Marine Terminal. The
water element associated with the Campbell Industries parcel adjoins two of the

berths serving the 10th Avenue Marine Terminal.®?

Before any additional land is needed for the 10th Avenue
Terminal, however, an extraordinary increase in business will be required. The 10th -
Avenue Marine Terminal is presently operating significantly under capacity.* At
present the 10th Avenue Marine Terminal has eight berths. It is unusual for more
than one, or at most two, ships to call at the terminal at the same time. There is no
shortage, now or in the foreseeable future, of berth space at the terminal. Likewise,
there is no shortage of capacity in the transit sheds or warehouses at the 10th Avenue
Terminal. Transit Shed No. 1 is virtually always empty. The warehouses are also
severely underutilized. It will, therefore, be a great number of years, if ever, before
any additional transit shed or warehouse space is needed at the 10th Avenue
Terminal. As shown in, under the most optimistic "stretch” scenario, throughput at

3 The Land Use Plan of the National City Local Coastal Plan, certified by the
Coastal Commission in 1988, provides as follows: "The National City Marine
Terminal is one of only two terminals within the Port, and is the only one
capable of expansion." (Land Use Plan, at page 41.) Nevertheless, it was

assumed for purposes of this report that expansion of the 10th Avenue Marine
Terminal was a possible port purpose for the Campbell/Fifth Avenue Landing
Parcels.

3% gee Exhibits 10 and 11. Although the 24th Street Developmental Plan asserts
that the forecasted demand for bulk cargo will exceed capacity, this is due
solely to inadequacies of the antiquated bulk loading machinery which is

presently being upgraded.
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the Port District’s two marine terminals is forecast to reach approximately 3 million
tons in fiscal year 2015. As shown on Exhibit 10, the projected cargo capacity of the
two terminals is calcuiated to exceed 5 million tons. Therefore, even under the
optimistic "stretch” scenario of the Strategic Plan, cargo forecast to flow through the

terminals through the fiscal year 2015 will barely reach 60% of the capacity of the

terminals.®

Even if there were a need for more land, there is already a great
deal of extra space at the 10th Avenue Marine Terminal in which to expand.
Approximately 40 acres of Port District property classified for marine related
industry use immediately adjacent to the terminal (which is, itself, approximately 60
acres in size) are presently utilized for purposes other than a marine terminal,
including the Port District’'s maintenance yard and a longshoreman'’s hall. These uses
could be better accommodated elsewhere. In addition, many of the existing transit
sheds, warehouses and other facilities at the terminal are presently severely
underutilized. The Port District is considering whether some or all of these facilities
could be removed or relocated to make better and more efficient use of the
terminal ®

¥ SeeExhibits8and9.

3% The Port District is reportedly undertaking a study of whether, and how, to
reconfigure the facilities at the 10th Avenue Marine Terminal, but no decisions

have yet been made.

SD\1080480-11
-38-




| «w:&ﬂ 1SD02L0,] AIpowwo)—3)qn ]

o
Pt
M
K JOAINY oui'C = 1O/UOL 09 @ SHYOWVY INID 03LVAMLSI i
w mepsed 009’02 = MmOAUCL 001 @ SHYIUVH NN 3LVINLSI
wmepId SIC'E = RIBOMYW 91 & SUVOIVHE OLNY GILVNLLSS
nee) 194 690'CL = ENULAV0L 1 § SHUL NOMYUL 031VYINLS3
cco'soo’s | e9c'szs | sucooe 000'v6Z | 09s'v2s | 000'eve osceir's | ooovez | oooezc | corzass | ooreee Josswies
WO0 | 0000CET | 000SEEE | 0000cL | 0000¢ | 000'5ir | 000061 | 00000 |00 | 00008 — | ooowwt | ovwiz | oouwos | 9000 | 600 W%1] Go0ONE
0000y . 00000 191 | oo 0000
000vec_ | 0000 . woor | o0 | e 3
2000002 BB 0000002 18 | 0009003 0e0eT|
_ ’ b, . .
000's 0009 % | 0009 0009
000'0) _ 00008 e [ oo 00008
003001 000001 24301 | 000'00) 00001
oo 000'0¢ w0 | oo %000t
oon0 00002 W | oo — [wont
000021 | 00008 | 0000z 00008 | ooo'set *ITT0I| 000002 000002
000'0C 000'0C 01 | ouo'ot 0000
00001 | 000501 | 000012 000012 "C0z | o0coiz | oooonz
0000 00000 % | coooe 000
0Ot | o0o'0s | pocoor : 10392 | 0o0'oor 000'00%
”.”. : X 000'sy veer | ooose 000'sH [~
¥

,. 534018 AHIANIC  3INVHD  b3QVOY
m,_; ‘, ] A A HIQYOINN  HiH3IT  OOHYD Xing - wine ¥ing »ng
4 nML v N30 (ISHMLISNWHL 1039I0 UNIVINDD WnE UN3Y3D 43Ed IOl OWOH  NIVINGD  -OIN  Nviw@  AuQ ainon Aipowwed

NOILVIHO4SNYHL aoveols ONIONVH i §SV12 0DHVD

E




Ao0doy) 0807 ypag Sunsrer poyowST-2191L

h ;
000'84¢ oov'arss oovorr -] oss'ecs 000'824 * ALIVIVD OOUYD HIUIS VIIIVHE GILVIRLSY
WOMOT > WIOLENS _1 |
20009 000°095 o os¢ " ) osL
00009 00000 oot os¢ " ose o8¢
” 00082 000082 008 o5t " ot'e -
000982 000'v62 o5t oS¢ "’ ore 008
000°02)°Y 000'024°¢ o0 - 4 ” o 008
000"Y8 000'v L [ st ” oze -
w0z T ™ ost " we "
009008 008°004 o os¢ ” e "
winz | ~wiowns
aadad w0 o ”e " we L4
ors'ede . 00’8 " " » " "
oo'ery 000’8y 008 "e " "o "
008004 008'004 o8 ot ] ove "
008001 008°004 o o8t " . e 1)
- Oow00y | 000°004 ot os¢ " we "
i 000'rs 051 ost ) o
oovves oo¥'vEI ot 05t " oe o098
000'e9 000'994 [ 4 ost ] 1N ] 09

Al
tigedumyd R ITILTE SN
LR FI-H ¥ 04 LRk 23+5Y

ViN MDD »INGOIN NG ¥¥3I4Y




Cammédaw

B18F

baiuy

“auind

o4i8§ " -

"B -

S

' Eurq:

wernd

B wiaﬁé‘n

Molasses & Paim O8 1491 2,001 4,011 013%
Powoleun ares2e | Mas0 | sedes | 10em ! amen | wmsee | easa | w2 | izees | 7928 | das | anses 768
104558 | rasos | wam2 | 1395 | 22070 | 320es8 | reers | an2ez | 200068 | 166002 | viasiz | 122502 2

nsse | a2 | a0 | si0 | seas | e | seom | easez | srses so462 | sases | a7m 6558

. . . . . . - - 34,205 52612 .11 L72%

. . . . . . E . . . . L7 o21%

. . . . 2230 23490 107302 | 10448 | 119,148 93,110 100500 | 79,008 e

200000 | 1548y | 2032m | 2004 | aam | 2uum ) s1900 | 108 | 4207 5,665 5135 094%

. . . . 41210 32,58 90,120 30,825 30210 26,779 30,929 20,008 LY

om0 | s3u | zeme | wowr | e2e0 | 7493 | r0se0 | mwe [ ssn [ | wsm | wom 1781%

41,950 9.0 2819 | 7308 09913 | 120207 | 54303 | aass | 4308 8.901 . 0.00%

120062 | 24008 | 122000 | sear2 | asars 254 72 . . . . samr 1.15%

st | mss | meass | 20030 | 2meer | 12eaes | aases . . 0.00%

12,731 10,008 ) 708 2,345 93 5,040 5337 502 1062, | 1188 512 0.10%

waor | sesee | wes22 | ssers | sa217 | sosn22 | 2esar2 | 320200 | 3vaves | 26602] | 3600 | ears2 1.67%

20005 | 155007 | enves | ssere | eesm2 . . . . . 0.00%

20663 | 10578 | wsoose | mser | sasex | eass | seser | 2658 | waz2e | wme2 | e | wis 252%

10TMS | 1770381 1650962 125958 1568350 1627484 1388751 1169585 1301509 1262408 884367 556955
#rom 831 cq-mm .

Tuble-Historical Commodity Throughput Analysis




Railroad access for the terminal is also a problem. Only one
railroad serves San Diego - the Burlington Northern and Santa Fe Railroad. All
freight leaving San Diego must first travel a substantial distance toward Los Angeles
before moving e#stward. This results in increased cost and a de&eased level of
service. The increased competition that would result from more than one railroad
serving the port would directly correlate to the success of the port.” Although
there are hopes to reopen the old San Diego and Arizona Eastern Railroad, this
remains only a hope. And even if this railroad line were reopened, it is uncertain
whether an increase in cargo would result because the cost of shipping cargo over the
line to and from locations east of the Imperial Valley would be greater than the cost
to ship those cargos to the Port of Long Beach.?

A different limitation on increased &toughé;xt at the terminal is
also imposed by the railroad. All trains to and from the terminal must travel
through downtown San Diego. This limits the hours at which trains can operate,
which in turn limits the service to the terminal. This limitation would likewise affect
a reopened SD&AE Railroad, although for a different reason. Since the SD&AE

% See Strategic Plan, Page IV-44.

3¥  See Strategic Plan, Pages IV-45-46. In addition, even if this line were to
reopen, there would be other obstacles to overcome before this rail link to the
east provided any benefit. The SD&AE Railroad right of way is the right of
way presently used by the San Diego Trolley. Operation of the railroad would
therefore be limited to hours when the trolley is not operating. Moreover, the
SD&AE right of way is not directly adjacent to the 10th Avenue Terminal. In
fact, the railroad must gain access to the 10th Avenue Terminal over the
Burlington Northern right of way. This would probably entail a fee, agsin
resulting in increased costs which limit the competitiveness of the railrcad.

SD\1080480-11
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Railroad right of way is currently used by the San Diego Trolley, and a reopened
railroad would need to share that right of way, the railroad would need to operate

only during off hours.

The residential neighborhood adjoining the 10th Avenue
Terminal may also limit the increased use of the terminal, as evidenced by the recent
decision of the Port District to cease fumigation of Chilean fruit at the cold storage |

facility in response at least, in part, to the demands of the residents of Barrio Logan. .

s

As a result, the Port District will no longer accept produce that routinely needs
fumigation, limiting, somewhat, the products which can be imported through the
10th Avenue Terminal. Should the residents of Bario Logan decide to oppose further
expansion of the facility (and any attendant noise, traffic, dust or other by products
of such expansion) the Port District might again find its options somewhat limited.

For the foregoing reasons, on balance, there appears to be no
demand at the present or in the reasonably foreseeable future for the use of the
Campbell /Fifth Avenue Landing Parcels for shipping and/or a marine terminal.

3. Agquacuiture.

Aquaculture is the cultivation, or growing, of things that live in
the water. (Mariculture is salt water aquaculture.) There is little aquaculture activity

of any nature occurring in or along San Diego Bay at the present time. The Hubbs

SD\1080480-11



Sea World Research Institute is presently raising white sea bass on a small portion of
the Southwest Yacht Club near Shelter Island. San Diego State University is also
reportedly in the process of establishing an aquaculture research facility on San Diego
Bay. Information provided by the Port District indicates that there has historically
been very little aquaculture activity in the past. This lack of activity, or even interest,

has been confirmed by a survey of various companies and research facilities engaged

in aquaculture.

Of those persons contacted, most indicated that, in their opinion, |
the Campbell /Fifth Avenue Landing Parcels may not be suitable for commercial
aquaculture purposes for two reasons. First, there was concern that the site may be
too polluted for raising invertebrates (e.g., abalone, mussels and shrimps) for human
consumption®® In order to raise invertebrates for human consumption, the water in
which they are raised must be certified as meeting certain quality standards by the
U.S. Food and Drug Administration and the California Department of Health
Services. (The costs associated with such certification can be quite high.) The
aquaculture companies contached in connection with this report and researchers at the
U.C. Davis Aquaculture Extension Office each expressed skepticism as to the quality
of the water of San f)iego Bay at the location of the Campbell/Fifth Avenue Landing

¥ In fact, the Regional Water Quality Board's Cleanup and Abatement Order
No. 95-21 issued in June 1995 indicates copper and other heavy metals present
in the sediment at the Campbell shipyard site well in excess of the background
levels at reference stations elsewhere in San Diego Bay.
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Parcels and the ability to obtain the necessary certifications due to, among other

things, possible human pollution and pesticide contamination of the bay.

Those same persons also expressed concern about the possibility
of contamination of the site by copper or by cleaning agents that are used on U.S.
Navy vessels. Both substances can be deadly to invertebrates. Although the persons
contacted acknowledged that they did not know of the actual existence of any of
these substances at the site in quantities that would make the site unusable, their
concern over even the possibility of the presence of the substances has been sufficient

to make the site undesirable for their purposes. They have been able to find other -
properties from which to operate which are not burdened by concern over the

possibility of contamination.

Another factor cited by the aquaculture companies in voicing
their opinion that the Campbell/Fifth Avenue Landing Parcels are unsuitable for
commercial aquaculture is the size of the site. According to those contacted, in order
to be profitable a Wdﬂ aquaculture facility which raises fish, as opposed to
invertebrates, must be of a certain minimum size which is larger than the land area
of the Campbell/Fifth Avenue Landing Parcels. This amount of land is necessary
because of the waste water which is created. Large settling ponds are necessary to
sufficiently cleanse the water before it can be discharged. Filtration and other

@ Aquaculture generates significant waste. Intensive use of the water element of

the site for raising invertebrates (if feasible) would raise concerns regarding
' : (continued...)
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cleaning systems are too expensive to be profitable. The Campbell/Fifth Avenue |
Landing Parcels are felt to be much too small for a commercially profitable operation.

At present, other than invertebrates, the only commercial
aquaculture “"crops” presently raised in California are fresh water fish. The
Campbell /Fifth Avenue Landing Parcels would not be suitable for this purpose

because a plentiful, inexpensive supply of fresh water suitable for raising fresh water

fish is not available.

Although it cannot be categorically concluded that the
Campbell /Fifth Avenue Landing Parcels in particular, or the Port District’s tidelands
in general, are, in fact, unsuitable for commercial aquaculture purposes because the
requisite studies have not been conducted to determine the absence of pollutants or
the economic feasibility of raising saltwater fish in the bay, those in the industry at
the present time do believe that the Campbell/Fifth Avenue Landing Parcels are
undesirable. This has resulted in a lack of interest in the site. The perception of
those contacted is also consistent with the Port District’s report of a general lack of
inquiries by aquaculture companies in obtaining sites for conducting their

40(...continued)
contamination by the aquaculture facility itself if sufficient tidal action were

not present to remove the wastes.
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operations.* There is therefore no need to give priority under Public Resources

Code Section 30708(c) to the use of this site for aquaculture purposes.

4. Boat and Marine Equipment Sales and Repair.

Although a waterfront location might be desirable for a company
engaged in the sale and repair of small boats and related marine equipment, a
location on the waterfront is not actually necessary. The Master Plan recognizes this

fact and classifies these uses as being "water linked" (which do not require a
waterside site but must be located in close proximity to the water) and not water
dependent uses (which require waterside sites and direct access to the water to
function). Small boats can easily be moved on trailers to the water and can easily be
stored and displayed out of the water. The same is also true for marine equipment
sales. In truth, dealers selling and servicing small boats and related marine
equipment are often not even located near the water. In the San Diego area, boat

dealers are in such diverse locations as El Cajon and Poway.

Because these uses need not be on the water, there is no shortage
of suitable land for the sale or repair of small boats and equipment. There are many }
other sites which are at least as suitable for boat sales and repair, including sites near P
the Shelter Island and the Chula Vista marinas, on or near Mission Bay, and even

41 The Port District was recently contacted by a prospective tenant seeking to
obtain a small site for raising fish in the bay. The proposed small scale

venture is apparently experimental in nature.
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distant from the water. Therefore, demand for the use of the Campbell/Fifth Avenue

Landing Parcels for the sale and repair of small boats and marine equipment does

not justify that priority be given to that use.

Boatyards constructing, selling and repairing larger boats are,
however, a water dependent use. Larger recreational or commercial boats must be
built at boatyards on the water. Likewise, these larger boats cannot be economically

or readily transported to a location distant from the waterfront for repair or display.

The greatest concentrations of boatyards constructing, selling and
repairing on San Diego Bay are at Shelter Island and Chula Vista. Although these

locations are near the greatest concentrations of marinas in San Diego Bay, these

shipyards, they compete in a much wider market. They compete with boatyards in
Newport Beach, San Pedro and Ensenada (Mexico) for the construction and repair of
larger boats. Moreover, boatyards on San Diego Bay, like the shipyards, have been
much less successful in obtaining work from boat owners in other locales, than they
haveiaeeninholdingoffﬂulossofrepakorm&ucﬁonwmkmoﬂ\erboatyards

outside San Diego.

A survey of various boatyards in San Diego indicates that most, if
not all, of the boatyards operating on San Diego Bay which specialize in the
construction and repair of larger boats are operating substantially below capacity —-
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jn many cas;s at or below 50% of peak capacity. As with the shipyards there is no
‘ndication that this situation will reverse at any time in the foreseeable future. In
.dditx’on to competing in an increasingl'y competitive environment, the number of -
arge recreational and commercial boats needing boatyards for repair, and the
‘\umber of boats of this type being built, are not significantly increasing. There is
'ufficient capacity in the existing boatyards to handle any increase in construction or
epair acﬁvity that could reasonably be expec&d to occur. As with the shipyards,
therefore, the Campbell /Fifth Avenue Landing Parcels are not needed for this port

-

]
i

i Commercial fishing vessels use the marinas at the G Street Mole
| (Tuna Harbor) and the Shelter Island commercial basin (America’s Cup Harbor) for
lberthing. Alfhough the America’s Cup Harbor marinas are approximately 96%
'occupied, the marina at Tuna Harbor has an occupancy level of only approximately
0%.2 At no time in the past has there been a shortage of berths available for

5. Commercial Fishing.

commercial fishing boats. The number of fishing boats in San Diego is not | o

.increasing,andthcreismreasontoexpectthistod\ange. There are more than an
.adequaee number of berths for commercial boats for the foreseeable future. |

l SD\1080450-11
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- This conclusion will not be changed by the effect of any pending

legislation concerning the tuna industry. As noted above in the discussion

concerning shipyards, a large fleet of commercial tuna purse seiners was once
homeported in Sah Diego. These purse seiners now rarely visit San Diego. As
discussed in the section concerning shipyards, although various legislative efforts are
being made to mitigate the effect of the legislation that caused the seiners to leave
San Diego, the success of the new legislation in returning the tuna fleet to San Dieéo
is far from certain. Many factors which contributed to the tuna fleet's being
homeported in San Diego have changed since the departure of the fleet. Perhaps
most significantly, there is no longer a cannery operating in San Diego; the boats
therefore will not come to San Diego to unload their catch. Other obstacles to the
return of the tuna fleet also exist. As noted above with respect to shipbuilding, the
boats can be repaired more cheaply elsewhere. Environmental compliance and
regulations concerning repairs are more strictly enforced in San Diego, also making
San Diego a less desirable port for their repair work.

Even if the entire tuna fleet were to return, there would be no
problem accommodating the boats. Prior to the departure of the fleet, there were
adequate facilities to accommodate all of the boats. The purse seiners would stay at
sea for months at a time. When they did come to San Diego to unload their catch or
for other reasons, they would stay for relatively brief periods. They would tie up at
the bulkhead along the Embarcadero north of Ash Street, alongside the breakwater at
Tuna Harbor, and at the finger piers at the end of Gtape Street. These berths are still
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' generally avail#bl,e. Therefore, even if the tuna fleet were to return to San Diego
en masse, there should be sufficient space for the boats and all of the other

l commercial fishing vessels, and the Campbell /Fifth Avenue Landing Parcels would

' not be needed for this use. |

| 6. Fishing Piers.

Five public fishing piers are located in San Diego Bay, including
lone at South Embarcadero Park at the foot of Eighth Avenue near the Campbell /Fifth
' Avenue Landing Parcels. According to the operators of the fishing piers, they are

greatly underut:hzed With the exception of the Fourth of July and periods when the
fishing is especially good, the piers generally operate from 10% to 50% of capacity,
depending on the particular pier, the time of day, and the season. At no time is

' capacity reached.

. Even if the demand for fishing piers were to increase, the present
'usage is at such a low level that more piers would not be needed for the reasonably
foreseeable future; the present piers could handle any foreseeable increase in usage.
lMoveover, if more piers were found to be desirable at some point in the future, the
'Campbell/ Fifth Avenue Landing Parcels would not be the likely place for a new
pier. For one thing, the site is too near the existing fishing pier at South
Embarcadero Park. For another, the site has historically been an industrial site — it
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may not be prudent to promote fishing at a site that has historically been put to

industrial uses.

If it were decided that the Campbell/Fifth Avenue Landing

Parcels should be utilized for a pier, the construction of a fishing pier would still not |

justify setting aside the entire site for a pier. The combined parcels encompass
approximately 15 acres of land and approximately 14.5 acres of water. A fishing
pier, alone, would not be an economically sensible use of a site of this size unless it
were incorporated into a larger development with other significant features. The
present proposal by Campbell Industries for the development of its site, for example,
inclﬁdes a public walkway extending into the bay and serving as a wave and surge
barrier for the proposed marina. If a fishing pier was felt to be desirable in this area.
this walkway could easily moorporate ﬁshmg without impacting the other proposed
development on the property. For the foregoing reasons, there is no demand which
requires that priority be given to the use of the site for a fishing pier.

7. Boat Launching Ramps.

Four boat launching ramps are located in San Diego Bay — at
Shelter Island, Coronado, National City, and Chula Vista. Mission Bay also provides
boat launching facilities. Information provided by the Port District indicates that,
while these ramps are well used (especially at peak txmes during summer holidays
and weekends), there is more than sufﬁcient capacity for boat launching at present,
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there appears to be no need for another boat ramp at any time in the foreseeable

-~

uture. At present, the maximum waiting time at peak periods is estimated by the
'rt District to be between 5 and 10 minutes. The Port District estimates that any
‘rease in use in the foreseeable future can be met by the present boat launching
‘amps.
!
' If for some unforeseen reasbn a need for more boat launching
ramps developed, the Campbell /Fifth Avenue Landing Parcels would be one of the
Rast likely or desirable locations for a ramp. A boater would have to contend with
lowntown traffic and the congestion of the proposed convention center expansion in
rder to use a ramp at that location. Once a boater arrived at the site through the
‘ongesticn, it would be undesirable for other reasons. For example, the location is

'lso farther from the mouth of the harbor and the main boating areas of San Diego

ay. Water skiers and personal watercraft users prefer the waters of Mission Bay
where areas of the bay are set aside for their particular activities. Finally, a large
l'(umber of small boats launching at the site may pose navigational dangers for the
'&hips.docking at the 10th Avenue Marine Terminal and the adjacent ship channel.
Therefore, not only is there no current or reasonably foreseeable demand for this use

at the site, the site is not well suited for such use.
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8.. Recreational Marinas.

Currently there are approximately 7,500 marina slips in -
San Diego Bay. Accurate information concerning the overall occupancy level of these
marina slips is difficult to obtain. Estimates of occupancy by the individual marina
operators differ from the estimates provided by the harbor police. Occupancy levels
also fluctuate with the seasons; many of the boats can be and are removed from the -
water in the winter, and the marinas report lower occupancy levels in the winter.
Representative estimated occupancy rates reported by marina operators include
Chula Vista RV Park and Marina (with 552 slips) at a 77% occupancy level (estimated
to drop to 55% in winter), California Yacht Marina (with a 354 slips) at a 75%
occupancy level, Harbor Island West Marina (with 620 slips) at 83% occupancy now
(estimated to drop to 78% in the winter), San Diego Marriott Marina (with 446 slips)
at a 96% occupancy (expected to drop to 90% in winter), and Shelter Island Marina
(with 188 slips) currently at 98% occupancy. All persons contacted reported that they

were not aware of any time when vacant boat slips were not available. .

Although overall slip occupancy levels have risen somewhat from
the lower levels of the early 1990s, this rise may be somewhat misleading. According

to Port District records, revenue from marina operations is continuing to drop. This
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is apparently indicative of a softness in demand for slips and a resulting overall

'decrease in the rates that can be charged for those slips.® S

For the foregoing reasons, there does not appear to be a need for
lan additional marina now or in the foreseeable future; existing and proposed marinas

' certified by the Master Plan have more than sufficient capacity to meet present and

I reasonably foreseeable future demand.

i
i
.:i
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. In San Diego Bay there are currently 437 mooring buoys owned =

' by the Port District. (There are also 184 owned by the Navy but these are limited to |

' Navy personnel) The Port District’s moorings are located at the center of America’s
Cup Harbor, just north of the western end of the Coronado Bridge, and next to the

Coast Guard station along the Laurel Street crescent.

' The Port District’s moorings can be used on a short term basis by
* boats in transit or by local boaters seeking either a cheaper alternative to the marinas

i or a more convenient alternative to putting the boat on a trailer each time it is used. IR

€ Nationwide, sales of marina-sized boats remains relatively flat. (National
| Marine Manufacturers Association) There is no hard evidence of the trend in
ownership of marina-sized boats in San Diego, although empirical evidence L

ators, boat retailers and others

cited by marina operators, boatyard oper:
. suggests that the actual number of marina-sized boats in San Diego is not

rising. This is also consistent with the downward trend in slip rental rates.
' SD\1080480-11 o
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According to the records of the Port District, however, the vast majority of the users

are long term users. The moorings were originally installed by the Port District to
bring order to the free anchorages of the bay. By constructing the moorings, the Port

District is more easily able to exercise its police power over the boaters. Without

moorings these same boaters might attempt to freely anchor in the Bay, and the Port

District might have a more difficult time exercising control over them.

Although the current vacancy rate of the moorings is low, the
reason for this is that the Port District’s rates are unusually low. (The rates charged
by the Port District barely cover the cost to maintain the moorings.) The demand for

the moorings is therefore artificially high.

It cannot be said, therefore, that there is a demand for moorings
that requires that priority be given to such use at the Campbell /Fifth Avenue
Landing Parcels pursuant to Section 30708(c) of the Public Resources Code.

10. Navigation

This use category includes ship channels, ship anchorage areas,
and derelict craft storage areas. The Campbell/Fifth Avenue Landing Parcels are not
needed, or suitable, for navigational facilities. The water portion of the site is well
outside the main ship channel. The site also does not appear to be suitable for ship
anchorage. The site adjoins the most northerly berths of the 10th Avenue Marine
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Terminal. Because of the small size of the water area, ships anchored in the area
could interfere with the adjoining berths of the marine terminal. Water depths may
also be a problem. The site is generally 20 to 25 feet deep, and shallower in spots.
This also does not lend itself well to an anchorage facility. Ship anchorage is better,
and adequately, accommodated in its present location south of the Coast Guard

station. Finally, the site is not appropriate for derelict craft storage. Such use could
present a danger to the ship traffic at the 10th Avenue Marine Terminal.

11. Sportfishi i Related Retail Activities.

Sportfishing operators in San Diego Bay have historically chosen
to operate out of America’s Cup Harbor from where the vast majority of the boats
still operate. Although a few sportfishing vessels have recently begun operating from
the Imperial Beach Pier, and a few small charters operate from locations near the
Campbell \Fifth Avenue Landing Parcels, America’s Cup Harbor is still the location
ofchmcebecauseof&wpmmtytoﬁwmouﬁwf&whaxbor Operators of the
various sportfishing fauhhes report an occupancy rate for sportfishing slips ranging

from approximately 50% in the winter to approximately 80-90% in the summer.

These occupancy levels include slips occupied by boats other than sportfishing
vessels. The Campbell/ Fifth Avenue Landing Parcels are an additional 30 minutes
travel time from the mouth of the harbor. An operator located at the Campbell /Fifth
Avenue Landing Parcels would therefore operate at a competitive disadvantage.

Either the range of the sportfishing trip would be shortened due to the added travel
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time, or the number of trips would be decreased. There is therefore little or no

demand for this site for sportfishing operations.

A number of retail operations sell fishing tackle, clothing and
other supplies near the sportfishing bases in America’s Cup Harbor. Fishing supplies
are also sold at sport shops and other outlets throughout San Diego. Such facilities
need not be located at the harbor, but may certainly be enhanced by being near the
sportfishing boats. They in turn enhance the sportfishing facilities. A location near
the sportfishing boats would likewise dictate that America’s Cup Harbor is the
preferable location for these facilities, and the Campbell/Fifth Avenue Landing
Parcels are not necessary to fill a need for these facilities.

Because of the lack of foreseeable demand for this use at the site
of the Campbell/Fifth Avenue Parcels, priority need not be given to this use
pursuant to Public Resources Code Section 30708(c).

12. Vessel C1 'Water Taxi/Fersi

Currently, various companies operate water taxis, ferries, harbor
tours, and vessel charter services on San Diego Bay. These companies report that the
facilities on San Diego Bay are currently adequate for their needs. Space is available
at the Broadway pier for additional growth of these companies or for future
competitors. Some of these operators have expressed an interest in having facilities
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' at the Fifth Avenue Landing site, particularly if a new hotel, with potential new
customers, is developed next door at the Campbell site. However, any such use

. would occupy only a small portion of the site, most of which would be most likely
on a dock on the water. If the Campbell/Fifth Avenue Landing Parcels were felt to

be desirable for any of these uses, the uses could easily be incorporated into the site.
. The proposal for development of the Fifth Avenue Landing portion of the site, in

. fact, includes excursion operations, a proposed water taxi and ferry landing as part of

the water element.
L]

. 13. Naval Station.

'  San Diego Bay is home to the United States Navy’s Pacific Fleet
' and one of the largest naval ports in the world. Among other facilities on the Bay
the Navy operates the 32nd Street Naval Station located approximately two miles
south of the Campbell/Fifth Avenue Landing Parcels, and the North Island Naval
' Air Station and the Naval Amphibious Base, each of which are across the Bay from
' the site. Several other naval facilities are located along the Bay front.

' ' Notwithstanding this large naval presence, there is no perceived
' need to use the site for a Navy facility. For a number of years the U.S. armed
services have been engaged in "downsizings" and base closings. Although San Diego
' has thus far escaped most of the severe cuts (and has, in fact, benefitted from some
. base closings), there is no reason to believe that the Navy will need additional bay
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froni land at any time in the future. Although the United States Congress recently
refused to authorize further base closures at this time, there is no indication that the
size of the fleet will significantly increase or that there will be a subst_:antial increase
in personnel stationed in San Diego.* There is presently a large amount of empty
pier space at the 32nd Street Naval Station that could accommodate substantial
growth. Even if additional land were desired by the Navy, it is unlikely that this
parcel would be suitable. Water depth, averaging from 20 to 25 feet or less, is too ‘*
shallow for many of the larger Navy ships. The water area is also insufficient to
handle many of the larger ships or the facilities needed for them. Entirely new
facilities would need to be built, and appropriations for such facilities are difficult to
obtain in the current U.S. budget environment. The site is also somewhat remote
from other local naval facilities and would suffer from the congestion caused by the

convention center expansion across the street. The US. Navy’s'deinand for the site is

therefore unlikely at any time in the future.
14. Cruise Ships.

Cruise ship activity in San Diego Bay has fluctuated dramatically
inrecentyeafs. Infhcpast,anumberofcmiseslﬁpsoperaﬁngontlwwestcoast
made stops at San Diego. Smaller ships operated out of San Diego on day trips to
Ensenada, Mexico. The operator of the Mexican day trips stopped operating as a

4 Thirty ships have, in fact, been decommissioned in San Diego since fiscal year
1991. : |
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result of financial difficulties. The larger cruise ships stopped calling at San Diego o }

when the State of California asserted that gambling was not allowed when a cruise BIIE
ship was operating between two California ports. Recent legislation solved the | H!
problem, so the number of ships calling at San Diego is on the upswing and there is | ,
optimism that more ships could be attracted to both call on the port on a regular ‘ |

basis and even to call San Diego their home port. | '

Any cruise ships which call at San Diego or use San Diego as i
home port will use the cruise ship facility at the B Street Pier. nusplerhasmore %%zh 131
than enough capacity to handle the number of cruise ships now calling at San Diego g'
or expected to do so in the foreseeable future. The B Street pier is capable of : ?
handling from two to four cruise ships at any one time, dependmgonthesxzeofthe
San Diego. All other ships stopymngaanegoare "transitional." These are ships z«
which cruise Alaska and the Pacific Northwest in the summer and the Mediterranean
or other warmer climates in the winter. Between seasons, they cruise from one .
location to another. A few world cruises also have called at San Diego. So far this %i {
year, 11 transitional or world cruises have stopped in San Diego. Seven more are *
scheduled to arrive through October. In all of 1997, there will have been only three l :

dayswhentwoormorecnuseshxpsweremport.
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. The Port is also attempting to attract another operator of day

cruises. If it is successful in doing so, the ship will probably be located at the

Broadway pier.

Even if a time arrives when the B Street pier is insufficient to -
handle all of the cruise ships calling at San Dieg§, it is unlikely the Campbell /Fifth
Avenue Landing Parcels could provide much relief. The typical cruise ship is 600 to
800 feet in length and over 100 feet in beam. A pier for cruise ships would interfere
with navigation to and from the 10th Avenue Marine Terminal. The draft of a
typical cruise ship, 25 feet or more, would also require extensive dredging at the site
§n order for the site to be used for cruise ships. This would present both economic

and environmental concerns.

| For the foregoing reasons, priority need not be given to the use of
the Campbell /Fifth Avenue Landing Parcels for berthing cruise ships.

15. Miscellaneous "Marine Related" Uses.

;I'his category includes port purposes not discussed above, which
currently use, or in the past used, the Port District’s tidelands and include kelp
processing, fish processing and canning, salt extraction, power generation (for the
cooling water), marine construction and fish markets. There is no demand for fish
processing and canning, or for additional facilities for kelp processing, nor is there a
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demand for additional power generation facilities. Salt extraction requires shallow
drying ponds with large surface areas, and is suited for the South Bay, not this site.
. There is no demand for a large scale commercial fish market; and in any case this site
would be unsuitable because of the distance to the main commercial fishing fleet in
America’s Cup Harbor and the congestion and incompatibility associated with the

. nearby residential neighborhood and the proposed convention center expansion.

16. China QOcean Shipping Co.

|
!
' China Ocean Shipping Co. ("COSCO"), the shipping company
owned by the government of China, proposes to leaée a facility in Long Beach
Harbor. The proposed lease has, however, recently been invalidated by the courts.
' Even if COSCO continues to experience legal and other difficulties at the Port of
Long Beach, it is extremely unlikely that COSCO would consider moving to San
Diego, much less consider operating from the site of the Campbell /Fifth Avenue
| . Landing Parcels. According to COSCO, COSCO has not even considered the idea. If
. it did,‘ it would find that the Campbell /Fifth Avenue Landing Parcels, as well as
every other site on San Diego Bay, is unsuitable for its needs. Among other things,
' COSCO’s requirements for its facility are (i) at least 150 acres of land, (i) docks with
' 50 foot water depth, (iii) on-dock rail, and (iv) "post-panamax” cranes (a crane large
enough to service a ship with a beam of 32 - 33 meters). No site in San Diego Bay
' meets these requirements, especially not the Campbell /Fifth Avenue Landing Parcels
' with one-tenth the required acreage and half the water depth. The entire 10th
i
i
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Avenue Marine Terminal has neither the necessary land area, water depth, railroad,
nor cranes. -The 24th Street Terminal has one crane, but no on-dock railroad, and the
water depth of the channel to the terminal, not just at the terminal, is inadequate.

COSCO and its eventual success or failure in reaching an agreement at the Port of

Long Beach will have no effect on the Campbell/Fifth Avenue Landing Parcels.
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CONCLUSION

California Public Resources Code Section 30708(c), and the certified Port
District's Master Plan, require that priority be given to port purposes when locating,
designing and conéh'ucﬁng port-related developments. This report was prepared to
allow the Port District to determine which, if any, port purposes should be given
priority in connection with the proposed land use classification change of the
Campbell /Fifth Avenue Landing Parcels to a land use classification for non-port
purposes. As discussed above, an assessment of the Mt and perceived future
demand for suitable port purposes for the Campbell/Fifth Avenue Landing Parcels
indicates there is no existing or foreseeable future demand for any port purpose to
which the site should be put such that priority should be given to such purpose
under Section 30708(c) of the Public Resources Code. Indeed, as set forth above,
many of the port purposes cannot be feasibly accommodated at the site, even if such

a need should exist.
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ADDENDUM A -

Marine Relatec .idustry requires sites within .lose proximity to
water bodies due to functional dependencies on the industrial activity

for direct access or for linkages to waterborne products, processes,
sises are f;‘:‘?:g::?;ss:;éasrg; ¥o1mﬂsiofiwa§:r.1 Prime watex;front industrial
upply and it is the intent of this Plan
these sites for marine related 1ndu’s’try. ¢ to reserve

The primary users of marine related industrial areas are dependent upon large
ships, deep water and specialized loading and unloading facilities,. typically

associated with shipbutlding.and repair, processing plants and marine terminal.
operatfons. Industrias linked to these primary industrial activities can be
clustered together ¢ capitalize on the benefits of reduced material handling
costs, reduced on-site storage requirements, faster deliveries, and a reduction

of industrial traffic on public roads.

Existing, established marine oriented industrial areas that have been devoted to
transportation,- caommerce, -industry and manufacturing are encouraged to modernize
and to construct necessary facilities within these established areas in order to
minimize or eliminate the necessity for future dredging and filling in new areas.
However, expansion into new areas can be accommodated if existing sites are pre-
empted by other uses, alternative locations are infeasible, and a curtailment of

the project would adversely affect the public welfare.

Activities suitable for the marine related industrial area include, but are not
limited to, marine tarminals, passenger terminals; railroad switching and spur
tracks; cargo handling equipment such as bulkloader and container crane; berthing ~
facilities; warehouses, silos, fueling facilities, bulk 1iquid storage tanks and
pipelines; shipping o¥#ices and custom facilities; power generation plants; ship
building, repair and canversion yards; marine rafls, 1{fts and graving docks;
stee] fabrication and foundry; storage, repair and maintenance of marine machinery
and construction equisment; kelp and seafood processing, canning and packaging;
aquaculture; and marire related support and transportation facilities.

Although commercial mariculture uses relating to seafood production are not pre-
sently established cn the bay, research and experimentation which has been con-
ducted in the regicn as well as on the bay, indicates that warm water stimulates
the growth rate of cartain marine organisms, such as sarimp and ‘obster. Assuming
that econamic viability of mariculture will be achieved, future sites for mari-
culture activities could be Tocated within close proximity to the existing thermal
discharge areas of pcwer generation plants to take advantage of the available
warm water.” There seems to be some 1ikelihood that future aquaculture activi-
ties could be conducted in man-made tanks locited in enclosed buildings and

in converted salt ponds. Areas of the bay designated on the Master Plan Map

as Estuary and Salt Pends also include aquaculture and resource-dependent uses.

Oue to the fact that public access to the bay is necessarily limited in established
industrial sectors, it is the intent of this Plan that whenever feasible, indus-
trial land and water users are encouraged to invite the public to view their
operations and to share with the public that shoreline area not actually used

for industrial purposes by permitting visual access to the bay. The development
and redevelopment of marine related industrial areas requires careful considera-
tion involving a balancing of the peculiar needs of the development with the

concurrent need for shoreline access.
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' MARINE TERMINALS and the harbor constity
te one Of the State's pri
ey s & Sersae, et i o o] S e
the United-States. This Southern Ca'lifomiz h:rbo: ?“ Seated rense fystem of
s loca -
‘ west of the United States-Mexico border, and approximately ggda’t‘:nér;'l::u:gm

. miles southeast of Los Angeles and San Francisco, California, respectively. Th
Port's location, latitude 32°41'58" north and longitude 117°13'22" west, 3|;casiti:ms
it to be the first and the last major port of call on the Pacific Coast for ships
in the intercoastz], South and Central American and around-the-world trade routes.

The Port is charged with the responsibility for providing the faciliti

handling, marshalling and unloading/lcading the gargo. gargo stgrags::a::r
includes long and short term dry storage, warehouses, silos, cooler and freezer
space, and open public storage areas. Warehouses have railroad connections and
all are easily accessible to arterial highways. The Port provides railroad hopper
car unloading facilities, a traveling bulk shiploader with conveyor boom, and a
40 long-ton, electric traveling container handling crane with hinged cantilevered

boom.

San Diego is a landlord port rather than an operating port. Port, tug and port
pilot, and terminal and stevedore services are provided by private companies.
Diversified handling equipment {s maintained by the operators, and special ser-:
vices are provided including packing and crating, forwarding, pool car distribue
tion, carloading, weighing, stamping, marking and drayage. Port of San Diego
operators enjoy a number of existing favorable conditions such as long experience
and expertise in distribution, lack of congestion, negligible pilferage, low
insurance rates, ample warehousing, and a climate which is ideal for year-round
a1l weather operations. A more detailed description of the marine terminals is

provided in Planning Districts 3, 4 and §.

Ouring the past ten years tonnage has gone from approximately one million to
' about two million tons. The overall trend has been an increase of about five
percent a year during the past twenty years; however, in 1979 cargo vessel calls
increased twenty percent and cargo handling increased seventeen percent. Major
' incoming cargo has been cement, coal coke, molasses, lumber, and newsprint. Major
outbound cargo has been grain, soda ash, and copper concentrate. Other cargo
handled includes container - and conventional cargo, heavy 1ift items, bulk com-
. modities, submarine cable, fuel ofl, kelp, fish, fertilizer, automobiles, steel
|
i |

products, and scrap metal.

There are several trends that could serve to stimulate more cargo movement

through West Coast ports, particularly San Diego. The movement of grain to the
Far East is anticipated to remain strong and to possibly sharply increase as 2
result of diversion from the Gulf Coast due to the possible closure or precip-
itous increase of tolls through the Panama Canal, and an expected significant

increase in oil prices.-

The continued increase in the worldwide demand for basic minerals and the poten-
tial depletion of 1and based supplies could stimulate more interest in ocean
floor mining beyond that currently under way or that being considered for off-
shore oil and natural gas. The development of marine mining technology is well
under way, although questions as to economic feasibility and national or politi-
cal jurisdictions are unresolved. The ocean floor contains substantial deposits
of manganese, copper, cobalt, nickel, precious metals, and phosphate which, if
mined, will need the land base Support facilities of ports for the transportation,
handling, storage and stockpiling of materials on the way to processing. Land
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space needs for these potential users could be provided for in the Expansion Re-
serve category of the Plan. Planned marine terminal facilities are discussed
in the Precise Plans for Planning Districts 3, 4 and 8.

Marine terminal facilities must respond to a number of design criteria, all re-
lated to the type of cargo being handled, the minimization of ship in-port time,
and the accessidility of other transportation linkages. Two facets of maritime
demand are especially pertinent to land and water allocation: ship's charactere
isties and ship's cargo. Ship's characteristics dictate the location of berthing
and terminal facilities. Ship's cargo governs terminal size, design and spatial

arrangements.



' Commercial Recreation

type facilities due to trends drawn from the convergence
of numerous factors, of which the most significant are
expendable income, paid holidays, leisure tinme, population
education, ,travcl habits, and new modes of transpoertation. All g':
these are increasing while the average number of working hours is
decreasing. It seems likely that activities associated with water
.basod pursuits will continue to be among the most popular. The
trends are almost certain to have considerable repercussions on the
full range of leisure services. Tourism in the San Diego Bay
region is a significant economic base activity, and at the national
level it figures highly in maintaining the balance of payment.

wreren Land use demand forecasts have established a basisg for
anticipating continued demand for commercial recreational

Activities associated with commercial recreation contribute to the
economic base of the region with full-time jobs, secondary
employment for part-time help, and spin-off employment opportuni-
ties in construction, warehousing, trucking, custodial, and
l personal services. It is the intent of this Master Plan to create
attractive destinations in carefully selected locations around the
bay to serve the needs of recreationalists for lodging, food,
transportation services, and entertainment. Sits amenities are to
be enhanced and over-commercialization is to be avoided by the
balanced development of commercial and public recreational

facilities. -

Commercial recrea:ion allocations on the Land and Water Use Map
include approximately 287 acres of land and about 343 acres of
water area, including sportfishing and recreational craft berthing.
The Commercial Recreation category includes hotels, restaurants,
convention center, recreational vehicle parks, specialty shopping,
pleasure craft marinas, and sportfishing which are discussed or

illustrated in the various District Plans.

Hotels and Restaurants located on San Diego Bay cater to markets
| ' involving leisure recreation, tourism, Dbusiness <travel and
specialized conference facilities accommodating conventions,
training, seminars and meetings. Of growing importance are the
' attractions or amenities of the restaurant, which caters to the
varied age groups dining for pleasure, and the hotel as a provider

of more than just rooms.

Hotels constitute a significant part of the local recreation
industry and, as generators of ancillary business such as
restaurants and specialty shops, have an important influence on
land use. Uses typically associated with hotels, frequently in the
same building or on the same site, include lodging; coffee shop;
cocktail lounge and restaurant; specialty shops for gifts,

sundries, cigarettes, candy, liquor, clothing and sporting goods;
tourist information and travel services; auto service station;

' B AN s T




personal services such as dry cleaning, barber and beaut .
convention, banquet and conference rooms; and :.cr.iziﬁﬁ‘ii :
facilities such as swimming pools, cabanas, game rooms, tennis
courts, putting green, boat and bicycle rental or charter, and
theatrical entertainment. 1In addition to the man-made st:ruc'tures
and organized sports facilities, hotel locations on the bay feature
waterfront locations with easy access to beaches, scuba diving and
snorkeling, deep sea fishing, sailing, water skiing, boat rides
and "whale watching” during the whale migration season. New hotel
locations are allocated in Planning Districts 2, 3, 6, 7 and

pessibly 8.

Specialty Shopping involves the planned assembly of stores,
frequently operating within a unified building complex, designed to
give patrons a varied selection of retail goods, personal services,
and entertainment facilities. Activities typically found in
specialty shopping areas include restaurants and the retail sale of
ice cream, dessert items, beverages and sandwiches; artisan
activities associated with the production and sale of handcrafted
gift items, and original works of art; professional office space;
retail shops handling gifts, novelties, clothing, jewelry, and home
furnishings; wholesale and retail fish sales, fish and seafood
processing, and unloading docks for vessels and <trucks.
Characteristic of shopping centers, the specialty shopping
developments allocated on tidelands are usually managed and
operated as a unit. Shopping areas will feature a major open space
format, sesparate pedestrian traffic from vehicular movement by
emphasizing pedestrian mall and plaza developments improved with
landscaping, sitting areas, fountains and sculpture. Specialty
shopping areas are allocated in Precise Plans for Planning
Districts 3 and 6. T :

Pleasure Craft Marinas are encouraged to provide a variety of services
for boats and boat owners. Services could possibly include in-
season wet and dry berthing, and dock lockers; boat rental, charter
and sales; sailing schools and membersnip sailing clubs; fueling
docks; launching for transients; automobile parking; dockside
electricity, fresh water and telephones, holding tank pumpout
stations and disposal facilities for waste oil and hazardous sub-
stances; restrooms and showers; repairs; maintenance; off-season
storage; ice and fuel. Accessory facilities provided as part of a
full-service marina or in the commercial recreational areas and
within close proximity to the marinas should include shopping areas
for groceries, drugs and clothing; restaurants; shoreside living
and recreational accommodations for boatmen; marine supplies;
boating equipment; navigation instruments; marine electronics; and
sailmaking. Users requiring water frontage are given preference
because it is desirable to maintain a dynamic wvaterfront in recre-

ational areas which is functionally sound and capable of providing -

essential services to the operation of a small craft harbor.
Proposed recreational boating facilities, to the extent feasible,
are to be designed and located so as not to interfere with the

needs of the commercial fishing industry.
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l San Diego County, population and registared boat ownership are
ncreasing. The growth rate of registered boats is increasing two
d one-half times over the population increase. 1In 1977, 32,562
ats were in the County. About 21 percent of the total registered
ocats require wet storage due to their size, weight and
ifficulties in launching and storage. In 1978, pleasure boat
'cilities in the County provided over 6,800 slips with access to
Sean waters. Over 60 percent of the slips were located in San
iego Bay, just under 130 percent in Mission Bay, and a little over
percent in Oceanside Harbor. In all of the three County
bors, demand for commercial recreational marinas has far
itstripped supply, so that there is no effective slip vacancy. In
Diego Bay alone, a 1979 survey disclosed that marinas had a
Gtinq list of at least S50 separate boat owners. Measuring the
iting list against typical marina slip turnover translates into

'Aaggregatc waiting period of about one year.

ce 1960, the three County harbors have been adding an average of
sproxinately 270 slips per year to meet the demand for coastal
tsel wet storage. It now appears that San Diego Bay is the only
stal harbor in the County with available slip development sites,

5 the other harbors have pretty well built to their available
nned capacities. The extent to which San Diego Bay can handle
annual county-wide demand for slips is limited by its physical
ipabilities and the policies that regulate developnent in the bay.
! marina facilities are proposed in Planning Districts 2, 3, 6,

nd 8. The configurations of the filled peninsulas enclosing the
"oposed marinas is conceptual in nature as delineated on the Plan

I
I
!
'
I
I
!
!
!
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ADDENDIM C©

8copes of work
Marine Related Lands Study

Introduction

The Board of Port Commissioners has taken action initiating the
preparation of a Port Mastar Plan Amendment (PMPA) and an
Environmental Impact Report for a chanye of use on District lands
leased to Casmpball Industries (Shipyard) and Fifth Avenue Landing
(Marine Contractor). The land use changa is from "Marine related
indugtrial* ¢o "Commercial Recreation®™ ¢to accommodats the
development of a 45-story hotel of 1,006 rooms, supporting meeting
rooms, vrestaurants and retail space, above grade parking
structures, a nparina of approximately 300 slips a water
transportation center, public accessways, and open space. Pursuant
to the Coastal Act (Pub. Res. Code) Baction 30708(c), the PMPA must
document and analyze existing and rsascnably potential future port-
ralated maritime uses on the affected site and the Port genarally.
To efficiently accomplish this mandatory Coastal Act requirement,
the Port District proposses that the project applicant, in close
consultation with Port staff and staff of the California Cocastal
Commission, and consistent with the Scope of Work ocutlined herein, -
prepare an appropriate draft Marine Relatad Lands Report to satisfy
the informaticnal needs posed by the Coastal Act section. The

maritime (port-rslated) lands and uses to be addressed in the :
Report include all existing and previous marine-related industrial

usaes of the Campbell Shipyard and Fifth Avenue Landing sites;

sxisting activities and proposed developments for navigational
facilities; vessel charter, ferry and wvater taxi sarvices; shipping

industries; commercial fishing; boat launching; sportfishing;

anchorage; boat and ship building, maintenance and repair; maritine

cargo tarminal operations and storage; the U.S. Navy’s regional

maintenancs, repair and service area; and marine related industry.

Task 1: Background Review

1-1 Further rafine and articulate the priority maritime
(port-related) land use framework provided in Coastal Act

section 30708(c).

Reviav the Port District’s Master Plan for definition and
allocation of space for marins related industrial uses,
connercial fishing, marine sales and services, ferry and
vater taxi services, anchorages, public fishing plers,
boat launching ramps, and sportfishing, including all the

subcategories and use types.

Consult with Port District staff, Coastal Commission

staff, and the public agency and private sector parties
at interest referenced in Task 2-1 to f£ill specific
inforzational gaps. Consult other informational sources,

as necessary.

i=-2

1-3
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3-2

and Coastal commission statfs.
prepare a

"within 90 days from the start of the study,
ing findings and

pDraft Preliminary Report explain
avallable to discuss the

recozmandations, and Dbe
preliainary report vith the District. Ten (10) coples of
1d be deliversd to the District.

this Draft shou

After consultation with port District and Coastal

Connission staff, 8 draft final Report shall be prepared

by the applicant for submittal to the Port District,

which at its discretion may further augment or reviss the
jementally address compreshensive Port

Report to Supp
Master Updata Or Coastal Act objectives.
etion of the Report, and as District and

ion staff may jointly. raquest, applicant

Following compl
to nake a professional multi-media

Coastal Commiss

shall be prepared
s the Board of Port commissioners and to -.-

prauntation to
the Coastal cormission on the findings and conclpnians of

the R‘pcﬂ .




Informnation Sourcas:

1.

2.

3.

S.

6.

Department, April 1996.

Developers Environmental Assassment,
Managenent Dspartnent.

Maxine Induatrial Asssssment Report, Boos, Allen and Hamilton,

Inc., May 19%6.

. SDUPD Planning

BDUPD Envitonncntil

Canpbell Shipyard
Fifth Avenue Landing

Seaport Terminal; EDUPD

Marine Operations Department
Trade Development Departmant

Existing Users and Tenants

Commercial fishing - Tuna Harbor and America’s Cup Harbor

Sportfishing - America‘s Cup Harbor
Recrsational Piers: Shelter Island, Embarcadero, Crosby

strk. National city, and cChula

sta. .

Vessal anchorage and moorings - Anchorage A-la, 1b & lc;
3‘2. A= ’ L‘-" 3-5, A".' and A-9.

Boat lLanding Ramps - Shelter Island, National City, and
Chula Vista.

Marine rslated Industrial Users - San Diego and National

City. :

US Naval Bases, San Diego.



j 2-1
l' -2
l Task 3:

The report should addfasn the specifics of the following

2.1.01.
2.1.02.
2.1.03.
2.l‘°‘.
2. 1'05‘
2.1.06.

2.1.07.

2.1.08.

201.090

‘outlina.
- Zxisting conditions.

_ Campbell 8S8hipyard
rifth Avenue Landing
10th Avenus Marines Terminal
S8DUPD Pianning District 3, 4, and §
US Naval station, 8an Diego .
Boat and Small Shipbuilding/Repair/Maintenance
in the 8an Diego Market Area (Migsion/San
Diego Bays-Ensenada)
Naval and other Vassel Shipbuilding/Repair/
Maintenance in the Eastern Pacific Region/

World

Associatsd upland usss

(a] " matsrials handling/storage

(b] transportation :

(c] other infrastructure

{d] Harbor Ssrvices

Other maritime uses

{a) commercial fishing

(b] sport fishing

[c]) boat/vesssl
mooring

{d] public recresational (fishing) plers

(e] aguaculturs/mariculture '

anchorage, launching, and.

Trends (relating to maritime uses ([1-5 year, 6-10 ycaz;
11-20+ years), as appropriate)

2.2.1.
2.2'2'
2.2'3.

2.2.4.
202050
2.2.‘.
2.2.7.
2.2.8.
2.2.9.

Report
Repore

Campbell Shipyard

Fifth Avenue landing

SDUPD Planning Districts 3, 4, and 5,
generally :

10th Avenue/24th Streset Marine Terminals,
incl. expansion in area, throughput, cargo
types, etc.

US Naval Station, San Diego

soat/Small Ship Building/Repair/Maintenancs

(Market Area)
Naval and other Vasssl Shipbuilding/Repair

. /Maintanance (Market Arxrea)
Associated upland maritime related uses
Other maritime and related uses

Preparation and Reviev. The prsparer of the

is to:

3-1 Maintain close liaison and coordination with the District
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ADDENDUM TO
MARINE RELATED LAND STUDY )

CAMPBELL INDUSTRIES/FIFTH AVENUE LANDING
SAN DIEGO, CALIFORNIA

This Addendum supplements the Marine Related Land Study for Campbell
Industries/Fifth Avenue Landing, San Diego, California, dated December 15, 1997,
prepared by Gray Cary Ware & Freidenrich, a Professional Corporation, for the San
Diego Unified Port District in connecﬁon with the proposed change of land and water use
classiﬁcatiéns of the parcels discussed therein. This Addendum is intended to address

additional issues raised in connection with the original study.

In order to allow the proposed change in land and water use classifications
identified in the study, the Port District must satisfy the requirement of California Public
Resources Code Section 30708(c) which provides that all port related development shall
be located, designed and constructed to give highest priority to the use of existing land for
port purposes. The study examined the various port purposes to which the parcels in
question could be put and assessed the actual present and reasonably foreseeable future
demand of the parcels for each of those port purposes. The study also examined the
suitability of the parcels to accommodate each of the identified port purposes.

The study identified the expansion of the 10th Avenue Marine Terminal

immediately adjacent to the parcels as one of the most likely proposed uses for the

SD\1164590.1
102967-151847 -1-
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parcels. That proposed use was identified as one of the most likely uses for the parcels,
in part, because, as discussed in the study, the Port District has stated its desire to
increase cargo activity at its two marine terminals. The original study concluded,
however, that the parcels were not necessary for such use because no demand for

expansion of the 10th Avenue Marine Terminal could be demonstrated now or at any

time in the foreseeable future.

As discussed in the study, the 10th Avenue Marine Terminal is presently
operating significantly under capacity and there is no projected need for additional land at

the 10th Avenue Marine Terminal in which to expand.'

Recent and projected growth in cargo through-put at the terminals is
occurring at the 24th Street Terminal, not the 10th Avenue Marine ‘l‘errmnal2 The
principal growth area is in the import of antomobxles The import of automobiles does,
indeed, require extensive amounts of land. There is, in fact, a need for additional land
near the 24th Street Terminal to accommodate potential future growth in this cargo.’ This
need for. additional land near the 24th Street Terminal does not, howem, translate to a

need for additional land at the 10th Avenue Marine Terminal. The import of automobiles

! Any projected significant growth in through-put at the 10th Avenue Marine Terminal will relate
to bulk commodities. Such cargo does not require additional land, and land is not the limiting
factor.

2 See Exhibit 1 (attached hereto).
3 Dan E. Wilkens, Senior Director, Strategic Planning Services, San Diego Unified Port District.

SD\164590.1
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at the 24th Street Terminal does not displace other cargo which can be handled at the
10th Avenue Marine Terminal, thereby creating a need for additional land at the

10th Avenue Marine Terminal. Nor can automobile cargo be easily shifted to the
10th Avenue Marine Terminal. Among other limitations, the 10th Avenue Marine

Terminal does not have the rail facilities necessary to handle this cargo.

This automobile cargo, and any increase in traffic relating thereto, must,
therefore, be handled at the 24th Street Marine Terminal, and the need for additional land
must be satisfied in the vicinity of the 24th Street Marine Terminal. Although it is
theoretically possible that additional land could be created by filling in portions of the
bay, there are two primary roadblocks to this theoretical approach. First, the
environmental issues associated with any such proposed fill would be substantial * It is
not necessary to address these environmental issues, however, since the cost of creating

usable land is prohibitive.

At present, vacant land in the vicinity of the 24th Street Terminal ranges in
value from $7.00 to $9.00 per square foot, or approximately $305,000 to $392,000 per

acre.’ In contrast, creating additional land by filling the bay is estimated to cost between

* Among other concerns which would need to be addressed would be the proximity of the
terminal to environmentally sensitive areas.

S Industrial Benchmark Study prepared by Jean V.G. Catling, MIA, for San Diego Unified Port
District, dated January 14, 1997.

SD\L164590.1
102967151847 3-



$1 million and $1.5 million per acre (including the cost of environmental mitigation).®
Therefore, even if there were a desire to fill the bay to create additional land, and even if
there were a belief that any environmental obstacles could be overcome, there is too great

a financial disincentive to create any new land by filling the bay.

¢ Dan Allen, Chief Engineer of the Port of Long Beach.

SDM 164590.1
102967-151847 .
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Auto Fever

The 24t of San Oiego has suddenty
Shulted .ato mgh gear.

Sixteen months after 2ntenng into an
agreement with Nanonat City-hased aulo
imoorter Pasha Sersces Inc., the numoe?
of Hongas coming nto San Diega's water-
front mas soared. The port moved 1.4 mil-
lion tons of autos and trucks between
Novemper 1396 ana October 1987, up
from ;ust 269,224 tons for the same peni-
0d 2 y=ar 2artier, according 1o data just
preparag Yy the Pagific Maritime
Asscc:anon. -

Pan atficials had been hopefui that its
car Jusiness would boom, but they say
the volume of autos being shipped has
exceeded their expsctations. Ths Honda
imports “got us into this niche business,
which has proved to be good for us,” says
Larry Killesn, the port's executive director.

Over e past year, in fact, San Diego
has seen its tonnage of autos Surpass that
being handled in Oakiand and Port
Hueneme. And it now ships more than hait
the amount of autos coming through the
nation's ‘argest commercial harbor, the

By Juuo Lasoy

2410 9 Lang Beach.

Meantime, the Burtington Northern-
3anta e invested $23 milhon :n nfrastrye-
Ure 10 Jefter handie the Jrowing number
5t 2uto smparts in San Diego. in additign,
Mr. Killeen says. for the first ume in 30
723rs. longshoremen nave een askeg to
register for additional ‘wark 3t the port:
anout 1580 jobs have been created, “We
‘were considered a low-0pportunity sont
for jobs.” Mr, Killeen says. "Now thar's
thanged.”

The Port of San Diego expects to
import 203,000 autos this year. according
10 Rita “/angergaw, the port’s director of
marketing. More than 140,000 of them will
De Hondas, the rast a mix of mostly
Volkswagens and Isuzus. Last year, there
were 34.000 cars imported through San
Diego, 60,000 of them Hondas. Besides
San Diego, Honda aiso has a2 West Coast
impart center in Portiand, Ore,

Here's a look at some of the types of
goods that certain California ponts hane
gled, and whather they increased or
gecreased during the same time period:
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SECOND ADDENDUM TO
MARINE RELATED LAND STUDY

CAMPBELL INDUSTRIES/FIFTH AVENUE LANDING
SAN DIEGO, CALIFORNIA

This Second Addendum supplements the Marine Related Land Study (“Study™)
for Campbell Industries/Fifth Avenue Landing, San Diego, California, dated December 15,
1997, and its Addendum (“Addendum™) dated February 27, 1998, both prepared by Gray Cary
Ware & Friedenrich, a Professional Corporation for the San Diego Unified Port District
(“District™).! These reports were prepared in connection with the proposed changes in land

and water use classifications of the Campbell Industries/Fifth Avenue Landing parcels.

The Study and Addendum analyzed Port water related uses to which the
Campbell Industries/Fifth Avenue Landmg Parcels could be utilized, such as: Ship Building
and Repair; Marine Terminal/Shipping; Aquaculture; Boat and Marine Equipment Sales and
Repair; Commercial Fishing; Fishing Piers; Boat Launching Ramps; Recreational Marinas;
Mooring Buoys; Navigation; Sportfishing and Related Retail Activities; Vessel Charter/Water
Taxi/Ferries; Naval Station; Cruise Ships; Miscellaneous “Marine Related” Uses; and China
Ocean Shipping Company. Each of these uses is addressed in turn, below. A summary of a

recent study prepared for SANDAG of the San Diego & Arizona Eastern Railroad is also

provided.

"The referenced documents are attached for the reader’s convenience.
2




1. Ship Building and Repair

As indicated by the Study, the Campbell/Fifth Avenue Landing Parcels are not
suitable for maintaining/repairing/constructing large vessels such as those the U.S. Navy
contracts NASSCO to build, maintain, or répair. Questions have arisen as to the demand for
megayacht repair and the suitability for the Campbell/Fifth Avenue Landing Parcels to

~ continue this use. To address this question, Campbell Industries has provided a ten year
history of its usage and a forecast of the demand for such uses in the future. As indicateci by
Table 1 below, there is not sufficient demand for boat and megayacht construction,

maintenance, or repair at the Campbell Industries/Fifth Avenue Landing Parcels.

Table 1
Campbell Industries
Historical and Projected Revenues
($000s)
Navy Megayacht Other Vessels
Year Repair Construction Repair Construction Repair Total
1989 8,215 - 33,829 4,290 46,334
1990 9,492 - 38,616 2,347 50,455
1991 5,378 - 23,068 3,252 31,698
1992 20,999 - 2,576 3,080 26,655
1993 2,612 8,026 - 1,332 11,970
1994 1,709 15,030 5,694 — 1,276 23,709
1995 1,243 5,968 5,237 - 732 13,180
1996 493 - 3,632 - 908 5,033
1997 127 - 4,454 -- 1,113 5,694
1998 - - 5,124 - 569 5,693
1999 - - 3,211 - 357 3,568
Forecasted Revenues
2005 - - 3,000 - - 3,000
2010 - - 3,000 - -~ 3,000
2015 - -~ 3,000 - -- 3,000
2020 - - 3,000 - - 3,000

Source: Campbell Industries, 1999




Although a shipyard currently (November 1999) operates on a portion of the
Campbell Industries/Fifth Avenue Landing parcels, Campbell’s data indicates that during the
next 20 years there will be no demand for its ship building. The demand s for the megayacht
and boat repair business does not economicaily Jjustify continuing operations of this shipyard,
repair, and maintenance capabilities. In addition, existing physical limitations of the parcels
(limited water depth, relatively small pa;fcel dimensions, soil/sediment contamination) preclude
establishment of a market-competitive shipyard for either medium-sized or larger ships. In
fact, since Campbell Industries announced its closure, no prospective successor shipyard
operator has approached, or has otherwise been identified to assume use of the Campbell
Industries leasehold. Thus, there is no viable current or foreseeable shipyard use of the
Campbell parcel. It should be noted however, that the southeasterly band of Parcel 019-019,
located between the Campbell 550-foot long pier and Tenth Avenue Marine Terminal (TAMT)
Berths 1 and 2, is needed for improved ship berthing and maneuvering into and out of Berth 1.
Therefore, it is proposed to remove Parcel 019-019 from the Campbell leasehold to enhance

the marine industrial capacities of TAMT.

Moreover, the adjoining parcel, Fifth Avenue Landing, is not an appropriate site
for construction, repair, or maintenance of large vessels due to its proximity to the Convention
Center Expansion and Embarcadero Marina Park South. The size of the parcel is too small
and its shape would cause operational difficulties. Thus, similarly to the Campbell parcel, a

financially viable shipyard on this parcel would be difficult.

The data and analysis of this Second Addendum, in addition to the continuing

relevant information provided in the Study and first Addendum, indicate that there is no
4




shipyard, operational maritime support facility, or industrial access need to retain the Campbell
Industries/Fifth Avenue Landing parcels land areas in their present “Marine Related
Industrial” designation. Similarly, the data and analysis indicate that there is no navigational,ﬁ :
ship building/repair/maintenance, or other shipping facility need to retain the Campbell
Industries/Fifth Avenue Landing water areas, other than those proposed to be TAMT Berth 1

and 2 navigational facilities, in their present “Specialized Berthing” industrial designation.

2. Marine Terminal/ Shipping

Conclusions of Prior Studies relating to Marine Terminal / Shipping

Recent increases in maritime cargo business at the Port District have shown the
need to re-evaluate the conclusions of the Study and first Addendum. The first Addendum
concluded, as of early 1998:

1. TAMT was operating significantly under capacity;

2. There would be no projected need for additional land at the TAMT for expansion of cargo
operations;

3. Any projected significant growth in through-put at the TAMT would relate to bulk
commodities not requiring additional land;

4. The principal growth area would be in the import of automobiles at National City Marine
Terminal (NCMT); and,

5. Land for automobile expansion must be prdvided near NCMT which is unrelated to uses at

TAMT.




Marine Terminals Existing Conditions

As of August 1999, both of the District’s marine terminals are operating at

higher capacities than previously stated.” Of the 96 acres at TAMT?, 28 acres are committed

to servicing long-term bulk tenants, soda ash and cement. Currently (November 1999),

TAMT’s usable warehouse space and laydown areas are full of cargoes most of which do not

generate a positive economic return to the District (See Table 2). (Building 1 is not usable ~

approximately 5 acres; the adjacent 4 acre laydown area is underutilized for a total of

approximately 9 acres.) However, as explained below, the 96 acre terminal at TAMT is

adequate in size to accommodate existing bulk cargoes and projected container cargoes.

Table 2
Comparison of TAMT
FY 97/98 Financials by Commodity
($000s)
Financial Item Soda Cold Containers | Fertilizer | News | Cement | Liquid Other Total
Ash Storage Print Bulk Facility

Revenues 1,209 390 805 413 226 245 85 239 3,611
Costs 1,265 1,872 349 292 59 84 161 2123 6,205
Net Income (Loss) (56) (1,482) 456 121 167 161 (76) | (1,884) (2,594)

.......

s 2o

2 See Table 3 below.

Soda Ash

? See Figure 1. The area shown is the approximate area which is utilized (or planned to be utilized) for maritime

cargo activities.
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The NCMT*, containing 125 acres, is currently (November 1999) operating at
full capacity with automobile, truck and lumber cargoes. Additional upland property is being
acquired at the NCMT to meet the land-intensive automobile storage needs in National City.’
Marine terminal expansion planned at NCMT includes a wharf extension® and acquisition of
upland parcels. Filling the bay for Marine Related Industrial use is not anticipated in the
foreseeable future beyond the existing NCMT wharf extension project nor is it an economically
or environmentally viable option for marine terminal expansion. NCMT is landlocked by the
U.S. Navy property to the North and environmentally sensitive habitat to the south.
Acquisition of upland property is the only viable means to meet the expansion needs for

automobile cargo.

4 See Figure 2. The area shown is the approximate area currently used (anticipated to be used) for maritime
cargoes.

3 The Board of Port Commissioners approved the acquisition of the National Distribution Co. site, containing 22.5
acres in National City on 10/28/99. This is subject to State Lands Commission approval.

8 The NCMT wharf extension project is currently in the CEQA analysis phase. An EIR is currently being
prepared for public review.
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Below is a table of tonnage for District commodities since 1981 to update cargo

volumes last reported in the Study as Exhibit 8 on page 34.

Table 3
Port of San Diego
Historical Cargo Volume
Year Millions of Tons
1981 2.3
1982 1.8
1983 1.7
1984 1.3
1985 1.6
1986 1.7
1987 1.5
1988 1.2
1989 1.3
1990 1.3
1991 0.9
1992 0.6
1993 0.5
1994 0.9
1995 1.0
1996 1.1
1997 1.5
1998 1.3
1999 1.8

Source: Port of San Diego, Marine Operations.

This table indicates the past cyclical nature of the District’s maritime cargo business.




Marine Terminals Master Plan

Booz-Allen Existing Cargoes Forecast

In April, 1999, the District prepared a 2020 Marine Terminals Master Plan
(“Master Plan”) for both the TAMT and the NCMT. Booz-Allen & Hamilton, Inc. (“Booz-

Allen”) was retained to assist the District in developing the Master Plan.

As a part of the Master Plan, Booz-Allen re-assessed the District’s position in
the global market and generated a revised 20-year forecast of District cargo volumes. Booz-
Allen concluded that the District’s existing cargoes would grow an average 1.5% annually

from 1,617,000 metric tons in 2000 to 2,225,000 metric tons in 2020.

Table 4
Port of San Diego
20-Year Forecast for Existing Commodities
(Thousands of Tons)

Commodity 2000 2005 2010 2015 2020 AAGR

Soda Ash 621 648 725 811 908 1.8%
Cement 345 385 422 463 509 1.9%
Autos 316 325 326 332 342 0.4%
Fertilizer 116 125 134 144 154 1.3%
Lumber 94 104 113 122 132 1.6%
Newsprint 50 54 57 62 67 1.4%
Bunkers 41 47 55 66 68 2.4%
Cold Storage 33 37 39 42 45 1.5%
Total 1,617 1,726] 1,871} 2,041 2,225 1.5%

Source:Booz-Allen & Hamilton, 1999,



Booz-Allen Theoretical Container Forecast

After analyzing the District’s growth projections of current cargoes, Booz-Allen
forecasted the District to be competitively positioned to attract and service approximately
343,000 containers per year by 2020.” With containers, the District’s average annual growth
rate would be 3.4% and the total annual tonnage would rise from 1,638,000 metric tons in

2000 (from existing commodity cargoes) to 4,500,000 metric tons annually by 2020.

Table §
Port of San Diego
Total Cargo Forecast
(Thousands of Tons)
Commodity FY AAGR
97/98 2000 2010 2020 (2000-2020)

Soda Ash/Pot Ash 599 621 725 908 1.8%
Cement 26 345 422 509 1.9%
Fertilizer 113 116 134 154 1.3%
Newsprint 14 50 57 67 1.4%
Fresh Fruit 13 33 39 45 1.5%
Petroleum 41 41 55 68 2.4%
Autos 236 316 326 342 0.4%
Lumber 97 94 113 132 1.6%
Containers 64 0 1,294 2,158 16.5%
Miscellaneous 78 22 55 117 8.3%
Total Annual Tonnage 1,281 1,638 3,220 4,500 4.9%
Average Annual Growth
Rate (AAGR) -- 8.5% 7.0% 3.4%

Source: Booz-Allen & Hamilton, 1999.

7 “Containers” in this report refers to Twenty-Foot Equivalent Units—TEUs.
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District Concerns with Booz-Allen Container Forecast

The District has three primary concerns with Booz-Allen’s forecast of 343,000
containers moving through the District by 2020. First, Booz-Allen oversized the District’s
regional market by including places not realistically served via the Port of San Diego due to
transportation and infrastructure limitations. Second, Booz-Allen neglected to match exact
shipping line services to container demand, which is critical in providing a reliable forecast.
Third, the District’s history of not attracting a significant volume of containers to its facilities
casts doubt upon the District’s ability to attract the 343,000 containers forecasted by Booz-
Allen in the future. As will be discussed below, the District is confident that it will attract and

service approximately 150,000 containers by 2020 resulting in surplus acreage at TAMT.

I Booz-Allen Oversized the Port of San Diego’s Market
To produce what it concluded was the District’s 2020 forecast, Booz-Allen
included geographical areas beyond the realistic reach of the Port of San Diego. Furthermore,
Booz-Allen’s projection of 343,000 containers by 2020 was based on the following reasons:
1. At the ports of Los Angeles and Long Beach, containers are projected to grow
well beyond their acreage capabilities;
2. 2.9 million containers originated in or were destined for locations that Booz-
Allen felt could be served by the District in 1997; and,
3. The District’s overall costs for containers, within the District’s trucking distance
market, were estimated to be more competitive than Los Angeles and Long

Beach.
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Los Angeles and Long Beach Growth v. Capacity
Growth
Container volumes at the ports of Los Angeles and Long Beach have grown
from 3.2 to 6.5 million containers in the last 10 years, an average of 8.3 percent each year.
The transportation consultants Booz-Allen and DRI/Mercer both forecast that container

volumes at these ports will continue to grow to over 24 million containers annually by 2020.

Capacity

The current range of U.S. ports productivity is 2,500 to 4,000 containers per
acre. Los Angeles and Long Beach utilize 1,881 acres for containers and achieve an average
annual throughput volume of 3,190 containers per acre. By 2005, with their redevelopment
projects complete, they will add 712 acres for containers for a total of 2,593 acres. With their
2020 projected growth (24 million containers), Los Angeles and Long Beach will have to
achieve a container throughput level of 9,256 containers per acre in order to meet this demand

(three times their current productivity.)

Based upon the Los Angeles and Long Beach’s current production (3,190
containers/acre) multiplied by their 2005 acreage supply (2,593 acres), Booz-Allen predicts
that these ports will service far less than half of the projected demand for approximately
9,000,000 containers. Booz-Allen further concluded that these ports need to dramatically
improve container throughput or develop an additional 6,800 acres to service the containers
that are projected to come. Ultimately, because only 712 acres are being developed, and it is

highly unlikely that the ports of Los Angeles and Long Beach will achieve throughput volumes
12



of over 9,000 containers per acre, Booz-Allen opined that San Diego could be developed into a
container facility as an alternative. The District agreed that San Diego could handle some

containers, but differs as to the size of that market.

Current Container Volumes within Port of San Diego’s
Regional Trucking Distance Market
Booz-Allen used the Port Import Export Reporting Services (PIERS) database to
determine how many containers were destined to or left locations that, in their opinion, were
proximate to the District. The following table illustrates the cargo’s origin, destination, and

the total volume.
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Table 6
North American Container Origins and
Destinations Accessible via the Port of San Diego
(FY 97/98; Thousands of Containers)
North American Origin/Destination
Southern California Counties
s § (=) L '§ Qa)
WorldRegion | & | % |58 |2 |€ |2 |2 |£%8/ 8 |Toa
=) e o A Q Rl K
g 8|5 |A |&|8 |0 |R8%l %
2 |©O|® | & | E|& |8 |<E==
3 g v = 5 L
3 S Z
Northern Asia 1,664 | 138 | 71 16 10 |14 79 17 109 | 2,119
Southern Asia,
Australia 375 30 |16 22 0 5 19 6 38 |512
Latin America 87 4 2 8 0 0 5 1 18 125
Other 125 17 |5 |3 0 2 7 12 5 175
Total 2,251 | 190 | 93 50 10 |20 109 |37 171 {2,931

Source: Booz-Allen, 1999,

As this table illustrates, a majority of the containers during 1997 originated in or
were destined for Los Angeles County. However, Booz-Allen concluded that because 288
thousand containers went to or from counties and states nearby, San Diego could attract some

of that container volume so long as the District was cost competitive to shippers.

The District’s Maritime Services Division conducted a revised market analysis

to verify Booz-Allen’s projections. Booz-Allen oversized the District’s current market. In
14




Table 6, Booz-Allen defined the District’s market share as the containers moving in the
country of Mexico, the states of Nevada, Arizona, and New Mexico and the counties of Los
Angeles, Orange, San Bernardino, San Diego, Imperial, Riverside, and other unidentified
counties. Booz-Allen found that 2.9 million containers were within range of the Port of San
Diego. However, only those containers moving in Northern Mexico, Arizona, San Diego,
Imperi‘;xl, and Riverside counties could be realistically served via the Port of San Diego due to
limitations in the transportation system. Using PIERS, the District found that in 1997, instead
of the 2.9 million containers, only 147,716 containers came from the revised trucking distance

market. Thus, Booz-Allen critically overstated the District’s market,

Cost Advantage of Port of San Diego
The District’s lower tariff rates of $190 per container versus Long Beach’s $270
per container offset higher trucking and sailing costs associated with shipping containers
through San Diego. For this reason, Booz-Allen found that bringing containers to the District

would be less expensive to shippers than via the Port of Long Beach.
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I1. Booz-Allen Neglected to Match Shipping Line Services to Container Demand

Using the numbers reflected in Table 6, Booz-Allen assumed that a certain

percentage of existing Los Angeles/Long Beach cargoes could be attracted and serviced by the

District.

Table 7

San Diego’s FY 97/98
Container Market Potential

North American Origin/Destination

World Region

Los Angeles

Orange

San Bernardino

San Diego

Imperial

Riverside

Other Counties

Nevada,

New Mexico,
Arizona

Mexico

Total

Number of 1997 Containers
via Los Angeles and

Long Beach

(in thousands)

2,251

93

50

10

20

109

171

2,931

Assumed Percent of
Containers within Trucking
Distance Market to Port of
San Diego

10%

50%

100%

100%

100%

100%

0%

100%

100%

2%

Assumed Percent of
Containers that could have
been Captured by Port of San
Diego

10%

10%

10%

25%

25%

25%

0%

100%

100%

16%

Potential Volume of
Containers for Port of San
Diego

22,513

9,515

4,650

12,399

2,559

5,107

3,656

42,640

103,078

Source: Booz-Allen, 1999.

This table indicates an assumption by Booz-Allen that if the Port of San Diego

had adequate container handling facilities, it would have had a throughput volume of 103,078

containers in 1997. This volume was based upon two percentages which are best guesses

about what the District might have captured of the Los Angeles/Long Beach containers.
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Booz-Allen multiplied 103,078 containers times the anticipated container growth

rate for Southern California to produce the 2020 forecast for the District.

Table 8
Port of San Diego
Total Forecasted Container Volumes
2000 - 2020
San Diego Market
Forecast 2000 2005 2010 2015 2020
Potential Total
Container Forecast 117,000 158,000 205,000 274,000 343,000
Actual Container
Forecast (Phased-In) 0 79,000 205,000 274,000 343,000

Booz-Allen’s mathematically derived capture market, based on assumed
percentages, failed to consider where the cargoes are coming from, on which ships they
are arriving, and where they are going - all vital links in the supply and logistics chain.
Booz-Allen’s analysis, therefore, did not adequately assure the District that the projection of

343,000 annual containers by 2020 was attainable.

III.  Booz-Allen’s Container Projections are Too High Considering District’s History
The District has had a container terminal at the 24™ Street Terminal in National

City for over 25 years. At no time has the District ever imported or exported a significant

volume of containers. Thus, the District’s history casts doubt upon the validity of Booz-Allen’s

high container projection.
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District 2020 Container Forecast

The District’s Maritime Trade Development staff developed container market

projections using the PIERS data to track every container that left or came into its regional

trucking distance market. Ultimately, this more specific container-by-container, port-by-port,

shipping line-by-shipping line analysis of the District’s trucking distance market revealed that

actually only 147,716 containers moved to or from the District’s regional trucking distance

market in 1997 rather than the 2.9 million (See Table 6) indicated by Booz-Allen.

The District further analyzed the 147,716 containers by targeting the highest

volume foreign ports that handled cargo moving to or from the trucking distance market. The

District found there are 26 foreign ports having critical mass of cargo originating in or destined

to the Port’s regional market (See Table 8) sufficient to attract a shipping line to make a port

call in San Diego. The total volume of these 26 foreign ports became the District’s potential

market.
Table 9
SAN DIEGO FOREIGN PORT MARKET
Target Ports To/From Region | 20’ Containers |Weekly Average
(TEUs)

BUENAVENTURA E 398 8
BUENAVENTURA I 5 0
BUSAN E 3,088 59
BUSAN I 10,881 209
CALLAO E 835 16
CALLAO I 70 1
COLON E 3,558 68
COLON I 4 0
CHINA P I 6,427 124
GUAYAQUIL E 73 1
GUAYAQUIL I 150 3
HAKATA E 1,194 23
HAKATA I 159 3
HONG KONG E 4,311 83
HONG KONG 1 5,265 101
INCHON E 1,474 28
IQUIQUE E 1,471 28
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IQUIQUE 1 90 2
KAOHSIUNG E 948 18
KAOHSIUNG 1 3,480 67
KEELUNG E 1,641 32
KEELUNG 1 2,832 54
KOBE E 1,994 38
KOBE 1 3,945 76
MANZANILLO E 211 4
MANZANILLO I 8 0
NAGOYA E 3,930 76
NAGOYA I 3,233 62
OSAKA E 2,907 56
OSAKA 1 554 11
PT KELANG E 971 19
PT KELANG 1 3,998 77
PTO CABELLO E 285 5
PTO CABELLO 1 17 0
PUNTA MANZANI E 480 9
PUNTA MANZANI 1 14 0
SAN ANTONIO E 3,208 62
SAN ANTONIO | 215 4
SAN JOSE E 82 2
SAN JOSE 1 359 7
SANTIAGO E 311 6
SANTIAGO || 59 1
SHANGHALI E 634 12
SHANGHAI | 1,921 37
SINGAPORE E 830 16
SINGAPORE 1 4,560 88
TOKYO E 4,468 86
TOKYO 1 2,058 40
VALPARAISO E 636 12
VALPARAISO 1 2 0
YOKOHAMA E 2,264 44
YOKOHAMA 1 3,056 59

Exports 42,202

Imports 53,362

Potential Container Market Total 95,564

The numbers generated in this table were confirmed by telephone calls and
surveys directly to the 16 major shippers who sent their cargoes through these foreign ports.
A direct comparison of PIERS data and District survey responses from the 16 major shippers
revealed that the shippers were shipping a larger volume of containers than identified in the

PIERS database. According to the PIERS data, 16 major shippers moved 28,745 containers.
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The District survey responses revealed that 37,181 containers were shipped—8,436 more
containers than found in FY1997/98 PIERS data. The District was, therefore, confident that

the PIERS data was a conservative tool to assess the District’s potential container market.

Having determined that 95,564 containers was a reasonable assumption of the
potential 1997 market, the District needed to find a likely capture market. To do that, the
District identified transpacific and North-South American trade routes that could best serve the
immediate transportation needs for the District’s trucking distance market shippers. The
District focused on two distinct trade routes currently served by established container lines:
Maersk/Sea-Land transpacific service and the CSAV/Chilean Line’s Latin America service.
The District found that if these two shipping lines called the Port of San Diego, the District
would have had a throughput volume of 45,140 containers in 1997. The District therefore

used 45,140 containers as its capture market,

The 1997 capture market of 45,140 containers determined the District’s baseline
number used to develop 2000, 2010 and 2020 container forecasts. The District’s forecast is

based upon an average annual growth rate of 5.4%, the same rate used by Booz-Allen through

the year 2020.
Table 10
District Container Projections
Year 1997 2000 2010 2020
District Container Forecast | 45,140 50,147 84,849 143,567

As this table indicates, the District’s market analysis ultimately f)roduced a 2020

forecast of less than half of Booz-Allen’s projection. However, unlike Booz-Allen’s forecast,
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the District’s forecast was based upon specific market tested data, giving the District adequate

assurance that the container volumes were attainable.

Acreage Needs to Meet Container Forecast Demands

TAMT’s existing footprint is 96 acres. Approximately 28 of those acres are
committed to servicing long-term bulk tenants. Using the District’s forecasts, the District
would need to supply 18.2 acres in the year 2000 and 52.2 acres by 2020 to meet container
demands.® The District has adequate existing land to supply a 68-acre container terminal
facility at the TAMT, which will meet the District’s 2020 forecasted container demand and

beyond.’

Marine Terminals Master Plan provides a phased approach to develop container
operations at TAMT. Currently, TAMT’s usable warehouses and laydown area are full. As
container terminal development proceeds, it will be difficult to continue providing a location
for break bulk products like newsprint, container chassis, bagged fertilizer, bagged cement,
and the bulk sand operation. Assuming the actual containers that arrive in the year 2020 are
consistent with the District’s container forecast, TAMT will have adequate acreage to meet its

current long-term bulk tenants needs and container demands.

Based upon the above analysis, land associated with the Campbell
Industries/Fifth Avenue Landing Parcels is not necessary for Marine Terminal / Shipping uses

now or for the foreseeable future.

8 Using the nationwide average of 2,750 containers per acre.

® See attached Aerial Photographs.
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3. Aquaculture

Consistent with the Study, there remains little aquaculture activity of any nature
occurring in or along San Diego Bay at the present time. In addition, there is generally a lack
of interest in the Campbell Industries/Fifth Avenue Landing parcels for aquaculture uses
because of the potential existence of copper contamination and lack of available land for
settling ponds. The Campbell Industries/Fifth Avenue Landing parcels are therefore
considered to be unsuitable, within the meaning of Public Resources Code Section 30222.5, for
aquaculture, and no demand for such coastal-dependent aquaculture use of industrial property

such as these parcels has been expressed to the District.
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4. Boat and Marine Equipment Sales and Repair

Consistent with the Study, small boat sales and repair is not necessarily a water
dependent use. Dealers selling and servicing small boats and related marine equipment are
often not located near the water. Because these uses need not be on the water, there is no

shortage of suitable land for the sale or repair of small boats and equipment.

For larger commercial or recreational vessels that cannot be economically or
readily transported to a location distant from the waterfront for repair or display, there is a
question as to whether the Campbell Industries/Fifth Avenue Landing parcels are suitable for
or whether a demand now exists for such use. The prior Study indicated that the existing
boatyards capable of servicing and displaying such vessels were operating substantially below
capacity. The Study therefore concluded there is sufficient capacity in the existing boatyards
to handle any increase in construction or repair activity that could reasonably be expected to
occur. Based upon the above analysis, the Campbell Industries/Fifth Avenue parcels are not

needed for this port purpose.
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S. Commercial Fishing

The analysis in the Study is still accurate. In sum, the number of fishing boats
in San Diego is not increasing, and there is no reason to expect this to change. And, there are
more than an adequate number of berths for commercial boats for the foreseeable future even
if the entire tuna fleet were to return to San Diego. Because there is sufficient space for the
commercial fishing vessels the Campbell Industries/Fifth Avenue Landing parcels would not be

needed for this use.

6. Fishing Piers

Five public fishing piers are located in San Diego Bay which more than
adequately meet the current and foreseeable future demands for this use. Thus, the Campbell
Industries/Fifth Avenue Landing parcels would not be needed for this use. See the Study for a

more comprehensive evaluation of this use.

7. Boat Launching Ramps

Four boat launching ramps are located in San Diego Bay. These launching
ramps more than adequately meet the current and foreseeable future demands for this use. In
addition, the subject parcels would be a highly undesirable location for a boat launching
facility. Therefore, the Campbell Industries/Fifth Avenue Landing parcels would not be

needed for this use. See the Study for a more comprehensive evaluation of this use.
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8. Mooring Buoys

In San Diego Bay, there are currently 437 mooring buoys owned by the District.
A proposal to privatize them is currently being considered by the Board of Port
Commissioners, which, if approved, would be subject to California State Lands Commission
approval as well. The historical vacancy rate of the moorings is low because the District rates
were below the cost to maintain the moorings. The demand has been therefore artificially

high.

The District recently raised the monthly tariff rates on the mooring balls and it
appears from visual inspection that the vacancy rate is climbing. Therefore, there is not a
demand for moorings that requires a priority be given to such use for the Campbell

Industries/Fifth Avenue Landing parcels.

10.  Navigation

This use category includes ship channels, ship anchorage areas, and derelict
craft storage areas. The water portion of the site is well outside the main ship channel. Also,
it is not suitable for ship anchorage because the site adjoins TAMT’s northerly berths and has
shallow water depths ranging between 20 to 25 feet. Finally, the site is not appropriate for
derelict craft storage because of the vessel traffic to TAMT could cause hazards to shipping
navigation. For the reasons stated, the Campbell Industries/Fifth Avenue Landing parcels are
inappropriate for all of the above uses. Therefore, there is no need to give priority to these

uses under the Public Resources Code Section 30708(c).
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11.  Sportfishing and Related Retail Activities

Sportfishing vessels are located either in Mission Bay or in America’s Cup
Harbor close to the open ocean. Locating a sportfishing operation and related retail activities
at Campbell Industries/Fifth Avenue Landing parcels would place such a business at a
competitive disadvantage because of the longer sailing times necessary to reach the mouth of
the harbor—approximately 30 minutes. Therefore, the range of the sportfishing trip would be
shortened, or the number of trips would be decreased. There is no demand for this site for

sportfishing operations and associated retail bait and tackle supplies.

12.  Vessel Charter / Water Taxi / Ferries

Such use may accompany a small portion of the site and is anticipated to be
incorporated into the design. This use could include excursion operations, a water taxi, and/or

a ferry landing most likely in the form of a dock as part of the water element.

13. Naval Station

Consistent with the Study’s analysis, there is no reason to believe that the Navy
will need additional bay front land at any time in the future. But, assuming the Navy did need
additional waterfront land, the Campbell Industries/Fifth Avenue Landing parcels would be an
inappropriate location due to the surrounding uses. Thus, the U.S. Navy’s demand for the site

is unlikely at any time in the future.

26



14. Cruise Ships

In 1998, Bruno-Elias & Associates, Inc. (BEA) was retained to examine the
potential for developing cruise business at the existing North Embarcadero site (B
Street/Broadway Piers), the Tenth Avenue Marine Terminal, or some combination of the two.
BEA concluded that there would be substantial increases in cruise passenger demand if the

District developed new or upgraded its existing cruise terminal.

To meet projected cruise passenger/vessel demands, BEA recommended
retaining cruise terminal facilities at the current location along the North Embarcadero for a
number of reasons. First, B Street Pier, at the foot of San Diego, provides the best location
for the majority of the District’s cruise business—ports of call vessels. (Ports of call
passengers want to disembark vessels in an attractive location that is within walking distance of
shops and scenic attractions because they generally would not have other transportation means.
B Street Pier is ideally located near downtown historical landmarks and memorials, shopping,
and museums.) TAMT, on the other hand, is an industrial area that does not appeal to the
cruise passenger. Second, splitting operations between B Street Pier and TAMT results in an

inefficient operation increasing operational costs to the District, the cruise lines, and ultimately

the consumer. Third, currents at the narrowing portion of the Bay, near TAMT, would cause

the use of tug boats to berth cruise ships; cruise ships are designed to avoid the use of tugs in
order to avoid that substantial operational cost. Because of the B Street Pier’s location and
adequacy to handle projected vessel and passenger demands, BEA recommended B Street Pier

as the location for cruise terminal development.
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For the reasons described above, the Campbell Industries/Fifth Avenue Landing

Parcels are not suitable for cruise terminal development.

15. Miscellaneous “Marine Related” Uses

Other port purposes include kelp processing, fish processing and canning, salt
extraction, power generation (for the cooling water), marine construction and fish markets.
There is no demand for fish processing and canning, or for additional facilities for kelp
processing, nor is there a demand for additional power generation facilities. Because the site
does not have shallow water, it is not suitable for salt extraction. Finally, there is no demand
for a large scale commercial fish market because of the existing facilities in America’s Cup

Harbor.

16.  China Ocean Shipping Company

The District does not meet COSCO’s requirements for facilities which are: 150
acres of land, docks with 50 feet of water, on-dock rail, and post-panamex cranes. Per the
Maritime Master Plan, the District will be providing post-panamex cranes, but as the analysis
above has shown, the demand for a large container terminal operator like COSCO does not
exist. The District will likely develop as a smaller, niche container operation. And, as stated,

should have adequate acreage to meet its 2020 container demands.
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Railroad Effects on Future Maritime Growth'®

Modern railroads prosper within sizeable but specific niche markets. The
District currently sends water-borne cargo along two niche rail services. One of the niches is
service and volume sensitive, namely automobiles and intermodal freight moving in trainload
quantities under the railroads’ most stringent service and handling specifications. The second
niche is the transport of relatively low-value or bulk commodities which are generally dense,
large volume commodities— the District’s bulk soda ash is an example of this type of

commodity.

A factor in the modern railroad’s economic efficiency lies in length of haul.
On this principle hinges the economics of rail transport: local freight gathering, distribution
and train assembly require particularly labor-intensive yard activity (switching, consolidation,
billing, and other tasks), while inter-city rail service is a comparatively efficient operation
whereby a series of two-person crews can move 10,000 tons of freight for thousands of miles.
Common wisdom in the transportation industry maintains that short-haul highway movements
are very difficult to convert to rail - even in intermodal service. The average length of haul
for rail shipments to or from the San Diego Area is 1,134 miles - three times longer than the
average truck haul of 384 miles for the region. The length of the SD&AE from Plaster City to
San Diego is only 130 miles, making it very difficult to convert truck-competitive traffic to
rail.

An exception to this common wisdom lies in the bulk market niche described

above. Many of these commodities are too heavy to move economically, profitably, or legally

'0 Used by permission from, “An Updated Market Study for the San Diego and Arizona Eastern (SD&AE)
Railway, prepared for the San Diego Association of governments, June 1999, by the Kingsley Group.
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over the highway system for any length of haul. As a result, railroads handle “shuttle” moves
of steel slabs, intra-plant moves of bulk chemicals, and other short haul, but profitable,

business.

The District currently has rail service which actively participates in these rail
“niches”. Soda ash is an example of the bulk niche operation which is moved through TAMT.

The District’s automobile operation at NCMT thrives as a result of rail movements.

With these rail successes, however, the District’s 2020 Marine Terminals
Master Plan does not anticipate a substantial increase in rail activity. The current rail
movements for soda ash and automobiles may increase somewhat through 2020, but the
container operation envisioned for TAMT is designed to serve those containers that would
travel less than 400 miles - a distance not economically justifiable to be served via rail. This
distance is far too short to make container movements by rail economically viable. Therefore,
the trends for rail operations for the future to TAMT and NCMT should remain substantially

the same as operations today.

Conclusion
Based upon the above analysis, this Second Addendum supports the conclusions
of the Marine Related Land Study and Addendum that the Campbell Industries/Fifth Avenue
Landing parcels are not necessary for water-dependent port purposes now and in the

foreseeable future.
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SOUTH BAY BOATYARD:
PRELIMINARY MARINE RELATED LAND AND WATER STUDY
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1.  INTRODUCTION

Three major San Diego Bay environmental organizations — The San Diego Audubon Society,
Environmental Health Coalition, and Southwestern Interpretive Association - have recently
petitioned the San Diego Unified Port District (“SDUPD” or “Port”) in opposition to expansion or
intensification of boatyard facilities at the 16-year old South Bay Boat Yard (“SBB”) on the Chula
Vista Bayfront. (Exhibit 1, copies of correspondence.) San Diego Audubon Society, moreover,
requests that the Port plan for the removal of SBB and re-designate the site for commercial land
uses.

The environmental organizations indicate that their requests are based on the proximity of the
existing, and potentially intensified, SBB to valuable and sensitive South San Diego Bay natural
resource areas. In their estimation, such boatyard operations as sanding, blasting, and other
vessel building or repair operations may deleteriously affect these resource, as well as public
access and recreational, values. (Exhibit 2, South Bay regional locational map)

In response to the petitions, the SDUPD Board of Port Commissioners on December 14, 1999,
directed Port staff to include re-designation of the SBB Marine Related Industrial land and water
parcels to Commercial Recreational uses. This preliminary “Marine Related Land Study” of the
SBB site and facility (hereinafter, the “MRLS for the SBB”) has been prepared to implement
programmatic guidance by the California Coastal Act (“Coastal Act’) for priority use, and
permissible reuse, of Port lands, consistent with presently available information. Future
iterations of the MRLS for the SBB may likely be prepared as part of the environmental review
of draft PMPA 28 as additional salient technical information is collected.

SDUPD is fully aware of, and through its comprehensive planning and operations supports, the
highest priority assigned by the Coastal Act (§30708(c)) to utilization of existing Port land space
for such maritime uses as navigational facilities, terminal and shipping industries, and necessary
support and access functions, including especially avoiding future filling of San Diego Bay for
new marine terminals. Concurrently, SDUPD is mindful of the totality of its public tidelands trust
responsibilities, which - consistent with §30708(d) - extends to also include commerce of
various types, public recreation, and the conservation of fisheries and other wildlife habitats.
The Port further recognizes the companion provision in §30255, which assigns priority (but not
an absolute claim to categorical preemption) to coastal-dependent development over other
development along the shoreline. As a matter of practice, SDUPD, over the past 38 years, has
successfully, comprehensively, and often collaboratively, harmonized each of these public trust
purposes, and proposes to continue to do so at the SBB site.
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2. SBB SITE CHARACTERIZATION

The SBB site is located on the east side of San Diego Bay, along the Chula Vista Bayfront in
Port Planning District 7, Subarea 73. (Exhibit 3, Site Aerial Photograph with parcel boundaries)
Although the SBB site itself lacks any reported significant environmental habitats or sensitive
species, it is adjoined by highly valuable natural resources areas. (Exhibit 4, 1993 biological
resources map from Draft Nautical Center EIR.)

To the north is the 316-acre Sweetwater Marsh National Wildlife Refuge (NWR), which was
established in 1988 to provide nesting and foraging habitat for more than 100 species, including
the listed threatened or endangered California clapper rail, California least tern, Belding’s
savanna sparrow, and the California brown pelican. An arm of the NWR, the “F-G Street
Marsh” is located some 400 feet east of the site and connected to San Diego Bay by a disturbed
and degraded tidal channel (“Rohr Marsh”) that partly lies on Port lands. (SDUPD FEIR on the
Port Master Plan, 1980, Figure 22, “Chula Vista Bayfront Biological Resources, Water/
Sediment Quality”)

On the waterside to the west and south are the 500-foot wide Chula Vista Recreational Boat
Channel, some 1,150 acres of wetlands and estuary designated in the PMP for “Conservation,”
and the 1,400-acre San Diego National Wildlife Refuge, in whose land acquisition SDUPD was
instrumental. On the landward side to the south of SBB, occur (i) the linear Chula Vista
Shoreline Park, (ii) the Chula Vista marina, 10-lane boat launching ramp and park, and (jii) 80.6
acres of former aviation-related industrial Port lands that are now designated for Industrial
Business Park uses. The SBB and an adjacent 6.3-acre parcel that follows Rohr Marsh and
straddles Marina Parkway remain presently designated as “marine related industrial” land.
(Exhibit 5, South Bay locational aerial; Planning District 7 precise plan map for the area between
E and J Streets.)

The SBB site, which consists of 9.45 acres of land and 8.52 acres of water, was created in its
present form by a combination of dredging of intertidal mudflats and filling of tidelands in 1968,
adjacent to an earlier fill site south of G Street that was created in 1960. (SDUPD Tidelands
Parcel Map Book, page 31; SDUPD Final EIR on the Port Master Plan, 1980, pages 29 and 31)
Whereas the 1948 US Coast and Geodedic Survey chart for San Diego Bay shows soundings in
the near-shore water area between the foot of F Street and the foot of G Street, as they then
existed, to range between -1 foot MLLW and -2 feet MLLW, recent navigational charts depict a
previously dredged water depth of -15 feet MLLW, shoaling to -0.7 feet. The Chula Vista Boat
Navigational Channel, located immediately to the west of the SBB site, was dredged to -16 feet
MLLW in 1989.

3. OVERVIEW: BOATING AND BOATYARDS AT SAN DIEGO BAY

Two recent consultant studies, prepared by M. J. Bamney Associates for SDUPD, have
substantially updated the informational base regarding the status and trends of recreational
boating and associated boatyards at San Diego Bay. (“America’s Cup Harbor Usage Study,”
November 30, 1999, hereinafter, “MJBA Study”) and “Addendum to America’s Cup Harbor
Usage Study” (January 11, 2000, hereinafter, “MJBA Addendum”) The following paragraphs
summarize these studies, as well as pertinent information from other sources.

In 1999-2000, there are an estimated 23,000 registered watercraft in San Diego County, which
comprise 35.9% of all such craft in California. Among boats berthed in 8,279 commercial boat
slips at San Diego Bay, an estimated 65% are owned by residents of San Diego County.
Residents of California, Arizona, other western states, and foreign nationals own the other 35%
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of such boats. ("MJBA Addendum”, page 15; “MJBA Study”, Table 1, and page 3) San Diego
Bay contains 437 mooring buoys and some 520 private boat docks at Coronado Cays and 5
docks along the Kellogg-La Playa shoreline of Point Loma. In addition, coastal San Diego
County contains 2,649 commercial boat berths in Mission Bay and 854 spaces at Oceanside
Harbor Marina, for a comprehensive total of 12,808 boat berthing spaces. Approximately
13,500 registered recreational boats in San Diego County may therefore be considered to be
trailerable (less than 30 feet in length), both for purposes of launching as well as for
maintenance and repair.

Foliowing a reported downturn in the number of recreational boats and San Diego Bay marina
occupancy rates during the recession of the early 1990’s, reported boat sales and concomitant
demand for boat repair and maintenance at San Diego Bay were robust in the strong economic
climate of the final three years of the 20th Century. San Diego Bay recreational boat sales
increased by 10-15% per year during this period, while sales of boats 50 feet or longer
increased by 400% during the decade of the 1990’s. At the same time, a remarkable 66%
compound growth rate in worldwide construction of “megayachts” or “superyachts” (recreational
boats typically longer than 80 or 110 feet, with displacement up to 500 tons) during the past four
years has been reflected in their increasing presence on the Bay, particularly around Shelter
Island. ( “MJBA Study”, pages 15, 18)

In 1999, the 23 marinas (with a total of 6,373 berths) on San Diego Bay had an average
occupancy of 95% (range, 80%-100%), and two marinas near the Bay mouth enjoyed a waiting
list of 2,500 boat owners seeking berths. (“MJBA Addendum,” Table 1, “Number of Boat Slips
by Boat Size” and page 3.) Of the 23 marinas, 18 were located in North Bay with 5,209 berths
(north of the Coronado Bridge), 1 (with 100 berths) were located in Central Bay (between
Glorietta Bay and the mouth of the Sweetwater River), and 4 (with 1,064 berths) were located in
South Bay.

MJBA reports the following distribution of boats by huli size in the marinas at San Diego Bay
(after “Addendum,” Table 1):

116 Under 20 feet: 2%
627 20-30 feet: 11%
1,742 30-35 feet: 26%
1,061 35-40 feet: 17%
1,088 40-45 feet: 17%
594 45-50 feet: 9%
742 50-60 feet: 12%
292 60-100 feet: 5%
66 Over 100 feet: 1%
6,373 Total 100%

Recreational boats are typically hauled out of the water on two-year cycles for major
maintenance, with other repairs and maintenance occurring on an as-needed basis, including at
dock side.

Seven boat yards were located on the Bay in late 1999, with a total of 184-253 land and water
work stations (depending on variable layout in response to boat sizes and type of work
performed). These boat yards reportedly contained an average of 10 in-water work stations
(with a range of two to 30) and an average of 20 landside work stations (with a range of 6 to 40).
Four boatyards also maintained one work station each on the ways. The range of tonnage of
boats maintained or repaired at these yards was 35-150 tons and the range of size was 20 to
140+ feet.
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All San Diego Bay boatyards performed hull scraping, painting, exterior painting, structural and
metal fabrication, engine/mechanical/shaft work, welding, zinc replacement, and fiberglass
repair while boats were hauled out. In-water service by these boatyards included, variously,
work on decking, plumbing, above-deck painting, electrical and electronics, interiors (including
fixtures and uphoistery), and engine and mechanical work (excluding through-hull).

In recent years, boat yards at San Diego Bay maintained or repaired a range of 4,250-4,550
boats per year, with an average of 611 boats per yard (range: 100-2,000) and an average 75%
of boatyard land area allocated to such work. (MJBA Addendum, Table 4, “Types of Repair
Performed with Boat Hauled Out’, Table 5, “Types of Repair Performed with Boat in Water”,
Table 2, “Boat Table 8, “Boat Yard Work Volume Comparisons.)

MJBA projects baywide growth rates in the boat repair market of 4-6% per year through 2003
and perhaps 2005. The consultant determined that “overall San Diego serves its smaller and
shorter length boats well,” but “boatyards are now at or near capacity in San Diego.” However,
the consuiltant also found that, “due to limited lifting capacities, (150 tons at Shelter Island and
300 tons in National City) the larger markets [involving boats] over 80 feet [in length] are
believed to be under-served, and the market [involving boats] of 100 feet or more is significantly
under-served,” with a resultant loss of “profitable boat repair business serving the larger yacht
and superyacht market.” The consultant noted that if boatyards are “allowed to perform
maintenance and upgrades of current facilities with an easy approval process,” in the current
economic climate, they “will continue to fulfill demand ... over the next 10 to 20 years.”

(“MJBA Addendum”, pages 17, 21, and 23.)

Although five San Diego Bay boatyards (Kettenburg, Knight & Carver, Koehler Kraft, and
Shelter Island Boat Yard) informed MJBA that they worked on boats smaller than 40-50 feet in
length, it is noteworthy that a search of self-identified boat yard, repair, and maintenance
businesses listed in the electronic yellow-pages for San Diego County on February 12, 2000,
identified 114 such enterprises, which were distributed by City as follows:

* City of San Diego: 87
El Cajon: 7
Santee: 4

Chula Vista: 3
National City: 3
Vista: 3

Imperial Beach: 2
Coronado: 2
Escondido: 1
Lemon Grove: 1
Oceanside: 1

X F X % ¥ % * K X %

The California Vehicle Code prohibits movement of vehicles that exceed 40 tons (80,000
pounds gross weight) on the state’s highways, without special permits and stringent limits on
operations, which (together with a higher per mile hauling cost and significant problems with
lifting and cradling many longer hulls) effectively precludes most building, maintenance, and
repair of larger recreational boats away from the water’s edge.

It appears that in San Diego County the building, sales, repair, and maintenance of small boats
(generally less than 20-30 feet in size) is typically provided away from the water’s edge and may
therefore be considered to be a coastal-related, rather than a coastal- (or water-) dependent use
that requires a location on or near the water {o be able to function at all. Conversely,



"

Page 5 of 8 South Bay Boat Yard: February 14, 2000
Preliminary Marine Related Land and Water Study

construction, repair, and maintenance of boats larger than 30 feet appears to be typically
performed in waterfront boatyards, except for minor or incidental work, which can and is
allowed pursuant to SDUPD ordinance to be performed on-board.

4. Preliminary Analysis
4.1. Boatyard Uses

In 1980, SDUPD designated the present SBB site, as well as the adjacent 30-acre single
development parcel along the shoreline south of present “G” Street, as well as adjacent to Rohr
Marsh, for “marine related industry” to “meet demand for waterfront industrial sites, and for port
purposes”. (PMP, January, 1980, page 121) Consistent with the exigencies of the Cold War,
the first West Coast stirrings of a potential aquaculture industry, and an uncertainty about their
optimal utilization, the PMP identified “possible activities” on these lands “could include
expansion of Rohr's Surface Effect Ship (SES) project, boat or ship building, marine products
manufacturing, boat repair, aquaculture facilities, or oceanographic research and development.”
(Id.) The Rohr missile barges plant was potentially contemplated as a lessee of the
“Specialized Berthing” water area immediately adjacent to the present SBB site. (id.) Dredge
spoils from creating appropriately deep marine industrial navigational water adjacent to this land
area, as well as from an expanded channel south of “F” Street, were originally proposed to be
utilized as part of the mile-long “Chula Vista Peninsula” and its 1,500 additional recreational
boat berths in Subarea 77, which the Commission denied at the point of PMP certification.
(Draft PMP Precise Plan Figure 19, adopted by SDUPD Resolution No. 80-74, March 18, 1980;
Final EIR on the PMP, February, 1980, pages 231, 240; CCC Certification of the SDUPD PMP
with Modifications, #4.B.)

However, Congress canceled the SES project, new shipyards at San Diego Bay did not
materialize, even at sites with much deeper water in Central Bay, marine products
manufacturing facilities located at less costly inland sites, Lockheed’'s oceanographic facility
plans and programs withered with the discovery of less costly terrestrial mining operations, and
the vagaries of North American protein diets and the economic as well as biological/ water
quality costs of fish farming combined to forestall the projected sweep of aquaculture after the
Treaty of Rome as a vital new food source for a hungry world. It was thus not until 1984, or 16
years after its creation, and the opening of the first phase Chula Vista Marina, that SBB leased
the vacant shoreline parcels north of “G” Street.

Concurrently, a dearth of industrial - or any other - interest in leasing the shoreline parcel north
of “G” Street, which was also designated for “marine related industry” in the 1980 PMP, led to
the recommendation that the Chula Vista Bayfront Park be extended in a 200-foot wide band
along the shoreline between present Bayside Parkway and G Street. In certifying PMPA No. 8
in August, 1985, the Commission found that:

“Section 30708(c) states that the highest priority to the use of existing land areas shall be given
to port purposes, including navigational facilities, shipping industries, and necessary support
and access facilities. The proposed amendment changes the existing land and water use
designations from two which are port-related (Industrial-Marine Related” and “Industrial-
Specialized Berthing”) to one which is not port-related (“Public Recreation-Park”™) and one
which is (“Boat Navigation Corridor”). Ordinarily, the highest priority would be given to port-
related and water-dependent uses. However, in this instance, sufficient evidence exists to
allow a recreational designation. The existing water near the subject site is only a few feet
deep; the existing boat channel is 15 feet in depth. Massive dredging would be required to
provide the adequate water depth necessary for access by the larger ships which would
normally use marine related industrial facilities; these ships would require about 35 feet of
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channel and berthing depth. If dredging were to be performed, the Port has no nearby site
already approved for disposal of the dredge material.” (“Staff Recommendation on the
San Diego Unified Port District Port Master Plan Amendment No. 8 (Chula Vista Bayside Park
Expansion)”, page 4)

The Commission decision, on recommendation of staff, further notes that although the
expansion of Chula Vista Bayside Park will retain other areas to the north and east of the park
(i.e., the present SBB site) in “marine related industrial” and “specialized berthing” uses, “the
areas are not being used for their highest potential in accordance with the current designations;
and the existing [“small-craft haul-out, repair, and storage”] uses are an indication of the lack of
demand and the underutilized nature of the site. The types of uses associated with the current
designations are not present in other nearby locations; the marine related industrial uses are
concentrated in areas of the Bay north of the site (National City and San Diego).”

(Id., pages 4-5.)

The SBB site use history during the intervening fifteen years unfortunately bears out the
Commission’s findings and prognosis from 1985 that a boat yard in the South Bay likely would
be competitively disadvantaged. Thus, according to the MJBA Study and Addendum, whereas
the average work-to-capacity of boat yards at San Diego Bay in recent years has been 84.3%, it
is only 70% - the lowest on the Bay - at SBB. (MJBA Addendum, Table 6, “Summary of
Boatyard Capacities”.) Similarly, whereas the five boatyards in the North Bay on average work
on 700-760 boats per year, and all boatyards on San Diego Bay average 611 boats per year,
SBB repairs and maintains only 500/year. (ld., Table 8, “Boat Yard Work Volume
Comparisons”) And while “the overwhelming trend in yacht building is (to a) longer, higher,
wider boat, and most importantly heavier tonnage” that is “significantly underserved” on
San Diego Bay, the distribution of craft larger than 60 feet in length and berthed in marinas,
which are more profitable for a boatyard to service and maintain, falls 13% to South Bay and
87% to Central and North Bay. (id., Table 1) It is notable in this regard that although SBB’s
capacity to work on boats ranges between 50 and 90 feet, its boat lifting capacity is limited to
one 25-ton and one 70-ton “Travelift,” whereas other competing yards are equipped with 150-
ton and 300-ton lifts, and 500-ton Syncrolifts are recommended by MJBA.

SBB's environmental and operational constraints provide a stark paradox, however, with
MJBA'’s fundamental finding that boat yards at San Diego Bay “are now at or near capacity” and
existing trends, without additional capacity improvements at the existing seven yards, are
projected to consume all boatyard capacity on the Bay by the year 2006. (Addendum, page 17.)

4.2, Shipbuilding, Repair, and Maintenance

Since modern commercial (passenger and cargo) ships typically draw in excess of 42 feet of
water, and existing water depths along the Chula Vista Boat Channel and in the SBB basin
extend to -10 to -17 feet MLLW, the SBB waterside parcel would be inadequate, absent
dredging and disposal of a minimum of 4-5 million cubic yards, to accommodate shipbuilding,
repair, or maintenance. Given that existing shipbuilding, repair, and maintenance yards are
located on San Diego Bay adjacent to the existing Main Ship Channel, with its present depth of
between -35 and -50 feet MLLW, and have capacity to accommodate additional demand, such
dredging to turn the SBB site into a shipyard would on its face not constitute the preferred least
environmentally damaging and sustainable alternative pursuant to §30708(a) and §30705(b).
Moreover, Congress has not seen fit to reinvigorate such previous military projects as the
“Surface Effect Ship” (“SES”), which might have been built in the South Bay in an earlier time,
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and the then-prospective manufacturer, Rohr Industries, has withdrawn as a naval weapons
systems manufacturer.

4.3. Marine Terminal

Prior to the enactment of the 1976 Coastal Act, the land and wetlands area of the Chula Vista
Midbayfront, located northwest of the SBB site within both the City of Chula Vista and present
SDUPD jurisdictional lands, were proposed for a major marine terminal to serve the Pacific
Ocean railhead of the AT&SF Railroad. However, the railroad and highway infrastructure,
together with the massive dredging, bulkheading, and filling to create such a terminal facility,
were not implemented or advanced through either the LCP or PMP. Instead, as noted above, a
regionally significant NWR now encompasses the Chula Vista Midbayfront shoreline and would
be inimical to development and operation of a marine terminal, if it were otherwise feasible. In
any case, the Port's Marine Terminal Business Master Plan (1999) has identified adequate
existing and planned terminal facilities at TAMT and NCMT to meet current and projected
facilities. Considered by itself, the 18-acre SBB land and water area would be insufficient in
size to function as a modern marine terminal.

4.4. Aquaculture

The Port recognizes the priority assigned by § 30222.5 to the use of oceanfront land to support
aquaculture and is mindful of the encouragement for this type of use provided in the 1980 PMP.
However, the SBB site, because of its location on the “F” Street Crescent in South San Diego
Bay, does not have access to high quality and appropriate nutrient-rich ocean waters (e.g., from
upwelling), nor to elevated temperature process waters that might support enhanced
aquaculture grow-out facilities. The site is therefore not functional as an aquaculture station, as
lack of interest in it by the aquaculture industry over the past 20 years indicates.

4.5. Commercial and Sport Fishing

Commercial, as well as sport, fishing berthing and processing facilities are increasingly located,
worldwide, as well as in San Diego Bay, at the closest possible distance to the evolving and
diminishing ocean fishing grounds, so as to minimize costly unproductive sailing time. Location
of a commercial, or sport, fishing boat harbor, or upland support facilities, at the furthest remove
from the entrance to San Diego Bay would be inefficient and imprudent. Although prior to 1980,
and briefly during the 1980"s, there was discussion of creating a second - southern - entrance to
San Diego Bay, which might have facilitated location of a South Bay commercial and sport
fishing fleet in relative proximity to the Los Coronados Islands and other offshore grounds,
neither the Port nor the Coastal Commission chose to certify such a major public works project.
(See, e.g., Coastal Commission Certification of the PMP, January, 1981, Modification 9, page
130.)

46. Fishing Piers

Although the Port maintains four public recreational fishing piers in San Diego Bay, extant
fisheries and water quality data do not support a recreational fishery near the mouth of Rohr
Marsh. (Citation: 1986 South Bay Enhancement Study).

4.7. Boat Launching Ramps

The Port maintains four boat launching ramps on San Diego Bay, including the 10-lane ramp at
Chula Vista marina, less than one mile from the SBB site. (Exhibit 8: Locational Map of Boat
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Launching Ramps at San Diego Bay.) A five-day 1994 study of parked boat trailers near three
of the ramps (at Shelter Island, National City, and Chula Vista) indicates that (with allowance for
some potential double counting during the study period) 85.5% (1382/1616, with a one-day
peak of 552 boats) of the trailered boats were likely launched at Shelter Island in the North Bay,
while 5.1 % (83/1616, with a one day peak of 49 boats) were launched at National City adjacent
to Central Bay, and 9.3% (151/1616, with a one-day peak of 90 boats) were launched at Chula
Vista in the South Bay. (Citation: SDUPD, Planning Department, 1994). The data suggests that
recreational boats using trailerable boats by a substantial margin prefer to launch their craft in
the North Bay, and that the 125-space boat launching and trailer parking facility at Chula Vista
retains adequate unused capacity to meet demand.

4.8. Passenger Ferries and Water Taxis

Recent consolidation of Port and adjacent upland private parcels inland of the SBB site, in
combination with planned and potential redevelopment of the Chula Vista Bayfront between “E”
and “J” streets, west of Interstate Highway 5, and additional intensive urban development of
areas to the east, may likely create demand for environmentally benign passenger water
transportation serving Chula Vista, San Diego, and Coronado, among other destinations. The
proposed re-designation and subsequent redevelopment of the SBB site to commercial
recreational and public access uses may incorporate a ferry/water taxi terminal appropriate to
the market, consistent with the priority allocation of waterfront land to beneficial water-
dependent uses (e.g., that reduce automobile traffic and congestion). In addition, interim use of
the site may facilitate construction of such modern ferries inside the hangar at SBB.

5. EXHIBITS

5.1. Copies of Audubon, EHC, and SWIA correspondence

5.2. South Bay regional locational map.
5.3.  Site Aerial Photograph with parcel boundaries.
5.4. 1993 biological resources map from Draft Nautical Center EIR.

5.5. South Bay locational aerial; Planning District 7 precise plan map for the area
between E and J Streets.

5.6. Survey of Listings of Boat Yard, Repair, and Maintenance in San Diego County, by
City.
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Board of Directors ‘
J oimmimeesien Mr Dennis Bovey
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Sharon Kalemkiarian, Viee President  San Diego Unified Port District
e < P.O.Box 120488
' “Tony Pettina, MA, Treasurer San Diego, CA 92112
S.D. Commanity College District . -
Richard Juarez, Sccretary ..
KM,&;E_”&M RE: EHC request that prohibition on future expansion of activity at South
' w;’_jg’gf; ) Bay Boatyard be included in request to Coastal Commission to
oot Brave. | ~ remove marine industrial capacity on tidelands around San Diego Bay
Southwest Net\vork.for Enm ] .
. mm;mn Hostes Dear Dennis:
San Diego/imperial Counties .
' soaon Councll, ARL-CIO " Environmental Health Coalition understands that the Port District will
Mm%gm Moose Productions -~ soon request that the California Coastal Commission remove the existing
Nathan Cusamings Foundation  Maritie Industrial designation for Campbell's Shipyard. While EHC has a
' gilmgl long-standing objection to losing existing deep water, marine industrial
Margares Godshalk property, we will not oppose such a request only if it is coupled with a
# National School District commitment that marine industrial uses will not be expanded elsewhere, most
lf e Sahol of Medicine notably, at the South Bay Boatyard. If marine industrial tidelands are over
José Lamoat Jones capacity there is no need to expand this activity at South Bay Boatyard and
GRUM.UCSD Sehoolof - the Port should have no problem affirming that as part of its action.
Lyn Lacye :
Dl diE Pollution from drydocks and shipyard operations is legendary, or
UCSD School of Medicine should we say notorious. As you know, San Diego Bay has been found by the
“'B*m“ foc. National Oceanic and Atmospheric Administration (NOAA) to be the second
Luz Palomino most toxic bay of 18 bays studied in the nation. Commercial and naval
I Cm“"“? Organizer shipyards were referenced in the study as the areas of highest concemn.
Michae! Shames ' Adding a dry dock to South Bay Boatyard will mean that the very polluting -

Udlity Consumers Action Nerwork  and hazardous operations of sanding, blasting, and other ship building and
repair operations would now occur over the water, instead of on land where

Affiliations noted for identification

purposes only they currently are located and more easily contained. This is

Executive Director environmentally unacceptable.

Diane Tekvarian : “
The Port District has spent millions of public doliars promoting and

Mission Statement planning for development of a people-friendly Chula Vista Bayfront. It has

Enviroamental Health Coalition is spent (and we would add, well-spent) additional millions protecting the
dedicated 1o the peeveation and valuable and sensitive natural resources in South San Diego Bay. If the

clemnup of toxic pollution threstening - . .
our health, our commuaities, andthe  District were now to allow South Bay Boatyard to expand into more polluting

”""""f"‘?‘ m ewime- - gnerations, this would be in direct contrast to its own investment in the area.
industry actions that cause Increased air and bay pollution should not be part of the long-term plan for

, JHutioa, educate commuaitics sbout '

toxic hazards and toxics use
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Joim our cause.
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the.Chula Vista Bayfront

Our concerns that these activities may be moved further south are also heightened by the
proposal to lose even more deep water berthing capacity to the proposed USS Midway project
which seems to be contrary to the Port’s intended expansion of shipping and harbor commerce as
well as recent news accounts of increased shipping to San Diego (attached). '

We formally request that a prohibition on the expansion of activity at the South Bay
Boatyard, especially the addition of a floating dry dock or other intensification of uses or
deepening, be part of the'recommendation of staff, either as a concurrent or separate action, when
the Campbell’s item goes before the Port Commissioners and the Coastal Commission for
decision. This could be accomplished through an underlying change of land use at the South Bay

_ Boatyard or by some othg:r mechanism.

Please contact me with any qncstxons at 235-0281.

Sincerely,

Laura Hunter
Director, Clean Bay Campaign

cc.
Mr. Dan Wilkens
Mr. David Merk
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SAN DIEGO AUDUBON SOCIETY
2321 Morena Boulevard, Suite D ¢ San Diego CA 92110 » 619/275-0557

November 15, 1999

Port Commissioners

San Diego Unified Port District
P.O. Box 120483

San Diego, California 92112

Dear Commissioners:

SUBJECT: Changing Land Use of Campbell's Shipyard with respect to South Bay Boatyard

The San Diego Audubon Society is very concerned about the potential environmental
impacts of the shift of the Campbeil's Shipyard site to commercial uses. We are very concerned
that if the Campbell's Shipyard is disbanded, additional shipyard activity might be moved to the
south part of the Bay, which is currently designated the Wildlife Conservation Area in the Port's
Master Plan. In particular there have been conversations about increasing the size of the South
Bay Boatyard and moving the large floating drydock to South Bay Boatyard as a result of the
elimination of Campbell’'s. Such a change would be inappropriate as: ;

additional boat traffic would interfere with the wildlife support vaiue of South Bay,
increased emissions of copper from additional boat bottoms and the likelihood of incidental
and major spills will have higher impacts on water quality because of the substantially
reduced tidal flushing in South Bay, and '

+ additional industrialization will interfere with the scenic value and the wildlife criented
recreational vaiue of South Bay.

The Scuth Bay Boatyard is at the corner of the largest saltmarsh habitat remaining in San
Diego Bay. This area includes the F & G Street marsh and the marshes surrounding the Chula
Vista Nature Center. Boat work in the floating drydock would have a significantly higher
likelihood of contaminating the bay's water than work done in an upland boat yard. Additional
boat work on the site will aiso provide more risk of contamination. The wildlife that reside there,
especially the threatened and endangered species, should not be exposed to such increased
risks. Industrial uses at this site should be phased out, not increased.

Wae strongly urge the Port to include in its action a designation that the land use at the South
Bay Boatyard site be changed to commercial, and the existing boatyard use be conditionally
and temporarily grandfathered, a floating drydock not be moved to the South Bay Boatyard, and
that no expansion of the boatyard be permitted. These conditions would remove the potential
for the negative impact to South Bay of the change in land use for the Campbell's site.

James A. Peugh
Coastal and Wetlands Conservation Chair
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BOAT YARDS, REPAIR, AND MAINTENANCE

IN SAN DIEGO COUNTY BY CITY

CHULAVISTA

Cogswell Marine & Industrial
865 Stella Street,

Chula Vista, CA 91911

(619) 424-7446

South Bay Boat Yard Nautical Hardware Store
997 G Street,

Chula Vista, CA 91910

(619) 427-6767

South Bay Stainless & Machine
2252 Main Street,

Chula Vista, CA 91911

(619) 429-9465

CORONADO

Barnacle Buzz Diving Services
1407 4th Street,

Coronado, CA 92118

(619) 435-7325

Ken-Do-It Marine
Coronado, CA 92118
(619) 435-8960

EL CAJON

Aamco Transmissions

355 North Johnson Avenue,
El Cajon, CA 92020

(619) 442-0404

Attig & Bolger Classic Boats
1461 Pioneer Way,

El Cajon, CA 92020

(619) 588-1876

Infinity Fiberglass Repair
El Cajon, CA 92020
(619) 445-0393

Making Way Marine Service
El Cajon, CA 92019
(619) 590-1336

Scribs Motorcycles
1066 Greenfield Drive,
El Cajon, CA 92021
(619) 444-1553

Shipwreck Marine
8119 Wing Avenue,
El Cajon, CA 92020
(619) 449-9942

Sunset Marine Inc
772 Broadway,
Cajon, CA 92021
(619) 593-4006
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ESCONDIDO

Boatland
116 North Hale Avenue, Escondido, CA 82029
(760) 735-2909

IMPERIAL BEACH

Pacifica Diving Service

impenal Beach, CA 91932

{619) 575-4115

(619) 860-6400 x2082 Voicemail/Fax
divpacific@aol.com Appears in the Categories:
Boat & Yacht Cleaning & Detailing

Boat Equipment & Services Boat Repairing
Boat Maintenance

Divers Services

Scuba Diving

LEMON GROVE

Atlantis Marine Propellers
3515 Harris Street,
Lemon Grove, CA 81945
{619) 286-5300

NATIONAL CITY

Fiberglass & Gelcoating Service
730 West 19th Street, Nationat City, CA 91950
(619) 474-8382

Futura Surf Skis
730 West 19th Street, National City, CA 91950
(619) 474-8382

Knight & Carver Yacht Center
1313 West 24th Street, National City, CA 91950
(819) 336-4141

OCEANSIDE

Oceanside Marine Centre Inc
1550 Harbor Drive North, Oceanside, CA 92054
(760) 722-1833

SAN DIEGO
BOATYARD:

Aquarius Marine
11388 Sorrento Valley Road, San Diego, CA 92121
(858) 558-1200

Campland On the Bay Marina
2211 Pacific Beach Drive, San Diego, CA 92109
(858) 581-4224

De Anza Assets
2727 De Anza Road, San Diego, CA 92109
{(858) 274-0361

Lock-it Lockers Self Storage
1560 Frazee Road, San Diego, CA 92108
{619) 291-4362

February 14, 2000
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Mission Valley R V Storage
San Diego, CA 92101
(619) 280-7300

Rancho Bernardo Mini Warehouse & R V Storage
10905 Viaduct Frontera, San Diego, CA 92127
(858) 578-6799

Seif Storage of Rancho Bernardo
San Diego, CA 82126
(858) 578-6799

BOAT REPAIR & MAINTENANCE:

3 D Marine
San Diego, CA 92101
(619) 221-8031

A Diving Service
5055 North Harbor Drive,
(619) 222-3483

A To Z Marine Services
2330 Shelter Island Drive,
San Diego, CA 92106
(619) 224-1606

Auto Repair

1330 India Street,
San Diego, CA 92101
{619) 231-3456

Affordable Marine Service
3535 Camino Del Rio West,
San Diego, CA 92110

{619) 574-1668

Amadors Marine Woodworks
2819 Canon Street,

San Diego, CA 92106

(619) 222-9628

American Mobile Satellite
3670 Rosecrans Street,
San Diego, CA 92110
{619) 226-0001

Aquarius Marine
11388 Sorrento Valley Road, San Diego, CA 92121
(858) 558-1200

Argo Navis Marine

2726 Shelter island Drive,
San Diego, CA 92106
{618) 698-0341

Artale John Boat Service
2608 Shelter Island Drive,
San Diego, CA 92106
(619) 224-8539

Bay Marine

9380 Activity Road,
San Diego, CA 92126
{858) 635-9096

February 14, 2000
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Blackman Boats
4925 Market Street,
San Diego, CA 92102
(619) 266-8013

Blue Pomoise Marins
1455 West Morena Boulevard, San Diego, CA 82110
{619) 276-8862

Boat Depot

4025 Pacific Highway,
San Diego, CA 82110
(619) 296-2866

Boat Store

3760 Hancock Street,
San Diego, CA 82110
(619) 299-4422

Boatyard

2330 Sheiter Island Drive,
San Diego, CA 92106
(619) 222-0481

Brewster Boat Works
2805 Canon Street,
San Diego, CA 92106
{619) 222-9805

Brian Thomas Designs
2835 Canon Street,
San Diego, CA 92106
(619) 224-5220

Butler Marine Enterprises
2608 Shelter Island Drive,
San Diego, CA 92106
(619) 226-6131

C & J Marine Engine Repair
2390 Shelter Island Drive,
San Diego, CA 92106

{619) 523-4905

C H S Marine
San Diego, CA 92101
(619) 223-0707

Cain Shipwright

3610 Hancock Street,
San Diego, CA 92110
(619) 296-6931

California Marine Services
5055 North Harbor Drive,
San Diego, CA 92108
(619) 222-3483

Califomia Yacht Care
1450 Harbor island Drive,
San Diego, CA 92101
(619) 688-1709

Captains Crew Yacht Service
San Diego, CA 92101
(619) 223-6033

February 14, 2000
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CS Ferguson Woodworking
2330 Shelter Island Drive,
San Diego, CA 92106
(619) 224-7544

Dependable Marine Service
2819 Canon Street,

San Diego, CA 92106
(619) 226-2015

Direct TV Business Accounts By
3670 Rosecrans Street,

San Diego, CA 92110

(619) 226-0001

Douglas Marine Repair Service
4625 Fargo Avenue,

San Diego, CA 92117

(858) 272-8893

Driscoll Boat Works
San Diego, CA 92101
{619) 226-2500

Driscoll Marina

4960 North Harbor Drive,
San Diego, CA 92106
(619) 226-2500

Driscoll Marine

4918 North Harbor Drive,
San Diego, CA 92106
(619) 226-2500

Fiberglass Fabricators
San Diego, CA 82101

~ (619) 275-1909

Fonteneau Yacht Repair & Management
1229 Shafter Street,

San Diego, CA 92106

(619) 222-1632

GUMB John
3027 Jefferson Street,
(619) 299-7084

Hemandez Migue! Yacht Refinishing
2390 Shelter island Drive,

San Diego, CA 92106

{619) 223-6651

Hooper Steve Yacht Commissioning
2390 Sheiter Island Drive,

San Diego, CA 92106

(619) 222-8435

Horizon Marine Service
1880 Harbor Island Drive,
San Diego, CA 92101
(619) 297-8646

Hypertech Motorsports
7932 Miramar Road,
an Diego, CA 92126
{858) 695-8804

February 14, 2000
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lvarsson ES Boat Building & Custom Work
3027 Jefferson Street, San Diego, CA 92110
(619) 299-7084

J A G Yacht Painting & Repair
2330 Shelter Island Drive,
San Diego, CA 92106

(619) 523-3256

James Thomas Yacht Services
San Diego, CA 92101
(619) 226-2695

Jims Marine Service
San Diego, CA 92101
(619) 222-5108

Julias Marine
San Diego, CA 92101
(619) 523-6841

Kenttenburg Marine .
2500 Shelter Island Drive,

San Diego, CA 92106

(619) 221-6930

Koehler Kraft CO Inc
2302 Shelter Island Drive,
San Diego, CA 92106
(619) 222-9051

Larrys Marine Service
5228 Cushman Place,
San Diego, CA 92110
(619) 692-4070

Mariners Fiberglass Repair CO
San Diego, CA 92101
{619) 222-2608

Master Marine

2590 Ingraham Street,
San Diego, CA 92109
(619) 223-1154

Neptune Marine Yacht Repair & Refinishing
San Diego, CA 92101
(619) 523-4696

Nichols Boat Shop
2432 imperial Avenue,
{619) 238-7306

Nielsen Beaumont Marine inc
2420 Shelter Island Drive, San Diego, CA 92106
(619) 2224255

Offshore Systems Inc
2810 Carleton Street, San Diego, CA 92106
(619) 221-0101

Osco Manifolds by Jims Marine
San Diego, CA 92101
(619) 222-5108

February 14, 2000
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Outboard Services

6156 Fairmount Avenue,
San Diego, CA 82120
(619) 281-7790

Pacific Offshore Rigging
2805 Canon Street,

an Diego, CA 92106
(619) 226-1252

Pacifica Diving Service
1476 Seacoast Drive,
San Diego, CA 92101

Point Loma Sign Mission Bay
1500 Quivira Way,

San Diego, CA 92109

{619) 222-1148

Precision Painfworks
6215 Univ Avenue,
an Diego, CA 92115
(619) 286-4400

Professional Boat Repair & Refinishing
2810 Carleton Street,

San Diego, CA 92106

(619) 222-1826

R&D

2107 Woden Street,
San Diego, CA 92113
(619) 702-3575

Reynolds Rick Yacht Services
1500 Quivira Way,

San Diego, CA 92109

(619) 523-1297

Rigworks fnc

2540 Shelter Island Drive,
San Diego, CA 62106
(619) 223-3788

Royal Marine

1330 India Street,
San Diego, CA 92101
(619) 231-3456

San Diego Marine Service
San Diego, CA 92101
(619) 223-0772

Schiech Peter
San Diego, CA 92101
(619) 222-0612

Seaside Marine

3897 Keamny Mesa Road,
San Diego, CA 92111
(858) 495-3202

See Power

3670 Rosecrans Street,
San Diego, CA 92110
(619) 226-0001

February 14, 2000
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Southwest Marine Hardware
944 K Street,

San Diego, CA 92101

(619) 233-4094

Sun & Moon Yacht Service
2540 Shelter Island Drive,
San Diego, CA 92106
(619) 523-0726

Sundown Marine of San Diego
7145 Mission Gorge Road,
San Diego, CA 82120

(619) 287-1361

Sunset Marine Inc

2330 Shelter Island Drive,
San Diego, CA 92106
{619) 222-1634

Universal Hydralics
405 17th Street, San Diego, CA 92101
(619) 230-0149

UT Fibers

7145 Mission Gorge Road,
San Diego, CA 82120
(619) 287-4456

Vons Qutboards

2590 Ingraham Street,
San Diego, CA 92109
{619) 223-1154

Waestemn Yacht Commissioning
2380 Shelter island Drive,

San Diego, CA 92106

{619) 224-1474

Winter Robin Custom Carpentry
3047 Jefferson Street,

San Diego, CA 92110

(619) 209-6744

Yacht Docktor

2390 Shelter island Drive,
San Diego, CA 92106
(619) 223-9190

Yacht Ways Fiberglass Repair
2330 Shelter Island Drive,
San Diego, CA 92106

(619) 222-4697

Zodiac San Diego

1819 San Diego Avenue,
San Diego, CA 92110
{619) 294-7270

SANTEE

Circle Custom Design

8652 North Magnolia Avenue, Santee, CA 92071
{619) 562-4133

Custom Auto Marine
8402 North Magnolia Avenue, Santee, CA 92071

February 14, 2000
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(619) 596-0053

Reflections Painting
10659 Prospect Avenue, Santee, CA 92071

(619) 596-0190

Silhouette Boats
8402 North Magnolia Avenue, Santee, CA 82071

(619) 596-0053
VISTA

AA Marine

729 Qlive Avenue,
Vista, CA 92083
{760) 941-5131

Peterson Refinishing
Vista, CA 92083
{760) 945-5956

Sea Witch Marine
1085 South Santa Fe Avenue, Vista, CA 92083 .
(760) 724-3323

(760) 945-5956

February 14, 2000
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AMERICA’S CUP HARBOR USAGE STUDY
PORT OF SAN DIEGO - NOVEMBER 1999

INTRODUCTION

The focus of this study is to analyze the boat repair market in San Diego and to determine how the
dynamics of this market affect the current and projected usage of the immediate land and resources
around Shelter Island, and in particular, America’s Cup Harbor (ACH). This property is generally
referred to as “tidelands” which are held in trust, locaily administered by the San Diego Unified Port
District (District), and certified by the California Coastal Commission. An authorized consultant .
company, M. J. Barney Associates (MJBA), Certified Professional Consultants to Management, was
engaged to conduct this study on behalf of the District. MJBA has previously performed boat yard
repair and related market potential studies in San Diego.

Secondary research for this project included review and analysis of local marine, yachting, business
and government publications, prior marine and yachting research conducted by MJBA in San Diego,
and where appropriate, related maps, data and information from the District. Primary research
included direct analysis of the type and volume of local boat repair facilities, based on information
provided by the owner, managing principal or qualified general manager of each boat yard in North
and South San Diego Bay. This research was conducted by in-person interviews. To obtain
maximum candid response from appropriate parties, permission was obtained to utilize the
information received albeit without direct quotations by those interviewed.

Additionally, owners and managers of related marine and commercial businesses along Shelter Island
and America’s Cup Harbor, and Harbor Island were interviewed to obtain related project background
information. Businesses included: marinas, fuel docks, sport fishing charters, yacht brokers, related
marine and supply firms, as well as pertinent city offices, community development offices and the Port
Tenants Association.

Two general categories of vessels were examined in this study. These included “boats” with tonnage,
or weight up to 400 tons, and “ships” with weight over 400 tons. It is generally understood that the
District will use the information, findings and recommendations of this report, in addition to its other
proprietary data and reports to support appropriate decisions regarding the further development and
management of America’s Cup Harbor and related Shelter Island Port District properties. Overall,
the best use of America’s Cup Harbor is desired to serve the various marine industries and citizens
of the State of California.



AMERICA’S CUP HARBOR USAGE STUDY
PORT OF SAN DIEGO - NOVEMBER 1999

AMERICA’S CUP HARBOR

America’s Cup Harbor was formerly called the “Commercial Basin” of Shelter Island. It is a
~ “working” or commercial harbor in that it provides marine service infrastructure and services
including marine parts and supplies, mechanical and electrical repair and rebuild services, carpentry
and rigging, boat yards for haul-out, repair and refinishing, commercial fishing fleet berths, sport
fishing operations, marinas, yacht brokerages, insurance services and other various marine and
commercial services.

Although the majority of these commercial marine services remained, the name of the harbor was
changed on April 21, 1994, by proclamation of the City of San Diego and the Port District. The new
name, America’s Cup Harbor, was selected to commemorate the role of the harbor’s boat yards who
hosted three commercial racing syndicates entering boats in the1992 America’s Cup challenge, and
who serviced syndicates in the 1995 races which were again hosted by San Diego. Additionally, it
was believed that this name change would provide permanent recognition of San Diego’s interest and
support for this on-going event, and attract local residents and tourists to the Sheiter Island and Point
Loma business areas.

Geographically, America’s Cup Harbor it is best described as the inlet or harbor area located on the
northeast side of the entrance causeway to Shelter Island, along Shelter Island Drive, and extends
farther northeast, around to its opposite border along Harbor Drive.

Shelter Island is generally composed of businesses such as hotels, marinas, restaurants and other
commercial recreation and entertainment businesses. America’s Cup Harbor is primarily composed
of businesses including restaurants, commercial fishing, boat building and repair facilities, boat
brokerages, marine berthing, and related marine sales, supplies and services.

Increased pressure on the redevelopment of Shelter Island, America’s Cup Harbor and the Point
Loma “uplands” area has resulted in focusing on the Kettenburg Marine boat yard. The future usage
of the Keftenburg yard has been an issue since the previous operators of the yard declared bankruptcy
over five years ago. At that time, Driscoll took over the facility and has operated profitably since
then. -
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BOATING STATISTICS

The number of pleasure boats in San Diego has increased dramatically over the past few decades as
shown below. Additionally, the number of marina slips has reached a maximum ceiling at
approximately 8,300 which is unlikely to change substantially because of the scarcity of waterfront
property. Related statistics for marina slip occupancy rates are also contained in the appendices of
this report.

Table 1 - Boatin tisti

W
Factors 1970 1980 1990 1999
San Diego County 1.4 1.9 25 29
Population million | million | million | million
Total State Registered
Watercraft 22,800 |37,800* | 56,400 | 64,000*
Total North & South Bay
Number Slips/Buoys 3,312 5,129 8,301 8,279

- San Diego County
Wet Storage Slips 5,388 8,495 11,667 | 11,690
* Estimated from existing trends

In reviewing the breakdown of boats vs. ships, it was found that there are approximately 20 ships of
400 tons or more, yachts or superyachts, excluding any commercial vessels. Although relatively small
in number, it should be noted that this market is increasing as local businesses gear up for it. Less
than a decade ago, San Diego could not provide berths or viable repair facilities for the larger yachts.
Marinas can now accommodate these larger yachts and some boat yards have found ways to provide
the necessary haul-out and servicing.
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BOAT REPAIR YARDS IN SAN DIEGO

There are seven boat yard repair facilities in North and South San Diego Bay. Of these facilities,
Southbay Boat Yard and Knight & Carver are considered to be primarily industrial facilities. The
Shelter Island boat yards cater primarily to pleasure craft.

A reported 4,250 to 4,550 boats are repaired by these boat yards annually. Most of these repair
facilities are located in America’s Cup Harbor, generally along the east facing side of Shelter Island.
Southbay Boat Yard is located in Chula Vista; Knight and Carver is located in Nationat City.

The boat yards are listed on Table 2 (pg. 5). As shown, the Bay City Marine boat yard was closed
approximately five years ago. Eichenlaub specializes in marine craft services that normally do not
include haul-out services.

The largest boat yards by size are Southbay Boat Yard and Knight & Carver. The largest yards in
ACH are Shelter Island Boat Yard (210,014 sq. ft. of land and water) and Kettenburg Marine
(207,628 sq. ft.), although Kettenburg has almost double the land space compared to Shelter Island
Boat Yard (135,628 sq. ft. vs. 68,992 sq. ft., respectively).

F -



Table 2 -- Boat Yard Operations Servicing America’s Cup Harbor

b4 -
] n

»

Number of Tetal
Company Name Years Operating As | Boat Yard Land Operations | Boat Yard Water Operations Boat Yard Operations
A Boat Yard Square Footage Square Footage Square Footage

Bay City Marine

( Shelter Island ) closed in 1995 75,644 170,043 245,687
Driscoll Boat Works

( Shelter Island ) 47 46,200 94,325 140,522
Eichenlaub currently provides

( Shelter Island ) marine services only 11,400 18,375 29,775
Kettenburg Marine

( Shelter Island ) 81! 1356282 107,000 207,628
Knight & Carver

( National City ) 26 172,162 54,779 226,941
Koechler Kraft

{ Shelter Island ) 20 27,360 48,156 75,516
Nielsen Beaumont

( Shelter Island ) 11 24,000 49,000 73,000
Shelter Island Boat Yard ‘

{ Shelter Island ) 16 68,992 141,022 210014
Southbay Boat Yard .

( Chula Vista ) 15 411,758 371,344 783,102

! Kettenburg was purchased by Driscoll in 1994 but continues to operate as an independent business unit
1 Represents current land leases; historically may have included up to 170,000 sq. fi. in combined parcels
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BUSINESS TRENDS IN LOCAL BOAT YARDS

The majority of the boats (45%) are repaired at Shelter Island Boat Yard. It operates primarily as
a hauling yard for smaller boats and has approximately 30 marine services sub-tenants who work on
boats hauled by Shelter Island Boat Yard.

Driscoll Boat Works and Kettenburg Marine account for 31% of the work. Both yards are operated
by Driscoll, and both provide full services to a wide cross section of boats. Southbay and Knight &
Carver are also full-service yards; they account for approximately 17%. The balance of work is
performed by Nielsen Beaumont, a full-service boat yard, and by Koehler Kraft and Sunset Marine,
both servicing primarily the smaller boat markets.

Two boat yards, Kettenburg Marine and Koehler Kraft, provide yard space for the “do-it-yourself”
boat owners who are qualified to make boat repairs or perform general maintenance on their own
boats. Here, the companies will haul out the boat, block it on land and allow the work to be
performed on site by owners.

Most of the boats repaired (70% to 90%) are locally owned; the remainder are primarily from
Arizona, Los Angeles, the Pacific Northwest and foreign origin. Where allowed, the boat yards have
been improving facilities, such as replacing/repairing docks; improving power supply; adding fencing;
painting, etc.

Further improvements, such as replacing major portions of facilities are planned, particularly in
anticipation of the continued growth in the sale of new boats, especially megayachts, or superyachts.
Here, increased lift capacity is desired by some boat yards to handle the longer, wider, higher and
heavier boats in the luxury yacht market.

Local Boat Yard Work Capacity

Table 3 (pg. 10) shows the business work capacities at which the local boat yards are operating. This
is based on estimates provided by the boat yard owners and/or general managers. The smaller yards,
Koehler Kraft and Sunset Marine, state they are at 100% capacity. Driscoll, Kettenburg and Knight
& Carver all state that they are at approximately 90% capacity. Shelter Island Boat Yard states it is
at 80% capacity; Nielsen Beaumont and Southbay Boat Yard state they are at 70% capacity. The
general sizes of boats repaired are also shown on Page 10.
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Lifting Devices

Shown below are the four primary types of boat lifting devices used by boatyard facilities in San
Diego. Table 3 (pg. 10) lists the capacities of lifts at the respective boat yards.

Marine Railway: This system is a railway line which is laid on land and extends down a ramp into
the water. A large “cart” is wheeled down into the water awaiting a boat to be floated above it. The
cart is then positioned by divers under the boat, and the boat is secured to the cart. The cart is then
pulled up the ramp on the rails by a cable wench into the boatyard. Depending upon size and
configuration of the boat yard, multiple side tracks and carts may be utilized to accommodate having
several boats out of the water at any given time.

This system generally provides adequate-to-good hull support for most boats. It is useful for older
boats and wooden boats whose hulls must be evenly supported without any excessive outside
pressure or stress placed on the hull. This system is very functional, but it is considered somewhat
old-fashioned in design compared to the more modern Travelifts and Syncrofifts.

Travelift: This trademark device is a portable system which is best visualized as a wheeled, four-
poster bed frame with straps hanging from the top which can be lowered to pick up and cradle a boat.
A Travelift is driven out along the sides of a reinforced concrete slip which is perpendicular to the
land abutting the water. The four posts of the Travelift then straddle the slip. The set of two straps
from the top of the Travelift are lowered into the water. A boat is then floated into the slip over the
straps, facing land. The straps are then tightened, and lifted out of the water to effectively cradle the
boat between the four posts, and above ground level.

Once the boat is cradled, the Travelift holding the boat is then pushed or driven to any given spot
within a boatyard. The boat is then lowered onto supports. Once the boat is secured on the land
supports, the Travelift becomes available to accomplish other work.

The Travelift is efficient and relatively simple to use. However, it has two main limitations. Boat
yard space used is limited to the width of the “footprint” of the Travelift (e.g., an approximate space
of 35 ft. by 35 ft. for a 150 ton Travelift). There must be enough space left between boats placed in
the yard so that the posts of Travelift can physicaily go between boats while the boat is being placed
or removed. Secondly, the size, tonnage or hull composition of the boat may prohibit its use because
of the amount of stress on the hull, sides or rails caused by the two straps lifting the boat.
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Travelift cen)

Although versatile and easy to use, some specialty hulls (such as wood ) can not tolerate the stress
of the Travelift strap pressure, and most yacht owners and/or Captains will not allow the larger and/or
high-tonnage boats to be hauled on this device because of potential hull stress and/or other perceived
damage which could occur from broken straps or cradling. -

Syncrolift: This trademark device utilizes a series of carts on a rail line placed in the bottom of a
drydock type device to support a boat. The carts are placed in the drydock to support the boat
weight evenly, then the drydock is submerged. The boat is floated over the carts and secured. The
drydock is then raised to connect to rail lines within the boat yard. The Syncrolift is excellent for
lifting virtually any type of boat, regardless of hull or composition, with the infrequent exception of
sailboats with specialty keels of excessive depth or complex design. Similar to a marine railway, the
number of boats in the yard may be increased by the number of carts and rail spurs available.

This system is considered the most modern lifting system, which can be custom engineered to
accommodate almost any boat or heavy ship tonnage. Additionally, its ability to proportionately
displace the boat’s weight over numerous pre-spaced carts generally creates the least amount of hull
stress and pressure of any lifting system.

The Travelift is strongly preferred or required by most larger boat owners and/or the Captains
responsible for overseeing the boat’s welfare. Aninitial disadvantage ofthe Syncrolift is the relatively
high cost of overall installation and rail lines. It is considered a major infrastructure improvement,
non-movable, and typically must stay in place for 20 to 30 years in order to efficiently amortize costs.
Additional carts and rail spurs on land may also be added later when warranted. It is very good to
excellent in lifting almost any type of hull.

Cranes; Cranes are the most economical, but limited lifting devices in most cases. Tonnage is
typically limited to 25 to 40 tons. The length of boat must also be considered due to the type of
straps and/or sling devices used to lift and hold the boat from the crane’s one initial lifting point.

Breakdown: Kettenburg (150 ton Syncrolift) and Driscoll (150 ton Travelift) have the highest lifting
capacities in America’s Cup Harbor. All remaining boat yards, except Koehler Kraft, have capacities
of 70 to 75 tons. Koehler Kraft is limited to a 35 ton marine railway.



Typical Number Boats Lifting Capacity

Percentage Repaired Aunually | General Sizes of Boats in Tons Type of Lifting
Company Name Work Capacity Repaired Devices Used
Driscoll Boat Works 150 Tons Large Travedift
( Shelter Island ) 920% 200 to 500 27 o0 140 50 & 88 Tons Small Travelift

‘ 150 Tons Syncrolift

Ketienburg Marine 920% 1,000 20' to 125' 25 Tons Marine Railway
( Shelter Island ) 15 Tons Small Travelift
Knight & Carver
( National City ) 90% 250! 20’ to 100+’ 300 Tons Large Travelift
Koechler Kraft
( Shelter Island ) 100% 100 under 40° 35 Tons Marine Railway
Niclsen B
( Shelter Island ) 7% 200 80' to 160 75 Tons Marine Railway
Shelter Island Boat Yard ' 70 Tons Small Travelift
{ Shelter Island ) 80% 2,000 20’ t0 70" 25 Tons Cranc
{ Chula Vista ) T0% 500 35'to 100+ 2 25 Tons Small Travelift

! Represents approx. 173 of total Knight & Carver work output — remaining 2/3 of their work is building new boats

? Southbay Boat Yard also utilized a 2,800 ton drydock allowing 200" fi. length at Campbell’s Shipyard before its closure on 9/30/99
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Types of Repair Work Performed

Tables 4 & 5 (pp. 12-13) highlight the types of work performed by the local boat yards. It is shown
that while some boat yards may frequently choose to specialize in certain services (such as Shelter
Island Boat Yard specializing in fiberglass repair), most boat yards will perform most if not all types
of work as needed by market demands. This has arisen from occasional off-peak years where
business was scarce due to global and U.S. business economic conditions.

Table 6 (pg. 14) summarizes the key capabilities of the seven functioning boat yards. The number
of work stations varies by boat yard. Some of this depends upon the type of lifts available, size of
yard and number of boat slips available for in-water repair work. There has been a general
assumption made that the boat repair industry as a whole has likely become more efficient, and thus
performs more work in shorter periods of time, in smaller total boat yard repair square footage.

Although some merit is given to newer equipment capabilities (such as Travelifts and Syncrolifts),
any gains in production are more likely from better time usage of given boat yard repair space. It is
generally surmised that during previous uncrowded times, boat yards performed more work while
boats were out of the water. Now, at times where the yards are at or near capacity, more work is
completed either in-water, at a dock or marina, or performed by owners themselves before haul-out.
This makes the time required on land less extensive, and frees up space more quickly. Shelter Island
Boat Yard is an example of prudent yard space management, where boats are hauled out of the water
for hours, not days of work. All boat yards studied exhibit a strong sense of efficiency in view of
given operating conditions.



Company Name Scraping | Painting Exterior Metal Fabrication & Shaft Welding | Zincs | Fibergiass
Painting

Driscoll Boat Works ;

{ Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes

: ;

{ Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Knight & Carver

( National City ) Yes Yes Yes Yes Yes Yes Yes Yes
Koehler Kraft

( Shelter Island ) Yes Yes Yes Yes Yes Yes ~ Yes Yes
Nielsen Beaumont

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Shelter Island Boat Yard

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Southbay Boat Yard

( Chula Vista ) Yes Yes Yes Yes Yes Yes Yes Yes

e me S B ME MR BN MR By Sn WS NS N SP WS Ay WS G WR




Painting Above Electrical & Interior Work, Eagine & Mochanical

Company Name Decking | Plumbing Deck Electronics Upholstery & Fixtures | (excluding through-huil)
Driscoll Boat Works

( Shelter Island ) No Yes Yes Yes Yes Yes

- ‘

{ Shelter Island ) No Yes Yes Yes Yes Yes
Knight & Carver

( National City ) Yes Yes No Yes Yes Yes

Koehler Kraft

( Shelter Island ) Yes Yes No Yes Yes Yes

Nielsen Beaumont

( Shelter Island ) Yes Yes Yes Yes Yes Yes

Shelter Island Boat Yard '

( Shelter Island ) Yes Yes Yes Yes Yes Yes
Southbay Boat Yard

( Chula Vista) Yes Yes Yes Yes Yes Yes
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Company Name Tonnage Repaired Stations Work Capacity*
Driscoll Boat Works 10 land
( Shelter Island ) 150 Tons 27 10 140 12 water 90%
20 t0 25 land
Kettenburg Marine 150 Tons 20°to 128 12 water 90%
( Shelter Island ) 1 on the ways
30 land
Knight & Carver 300 Tons 20' 10 100™ 6 1o 8 water 90%
( National City ) 1 on the ways
Kochler Kraft 6 t0 20 land
( Shelter Island ) 35 Tons under 40' 10 to 30 water 100%
' 8 land
Nieclsen Beaumont 75 Tons 80' 10 160 5-20 water 0%
( Shelter Island ) 1 on the ways
28 to 40 land
Shelter Island Boat Yard 70 Tons 20' 10 70' 2103 water 80%
( Shelter Island ) o
25 land
Southbay Boat Yard 70 Tons 35' 10 100* 6 water 70%
( Chula Vista ) 1 on the ways

* Indicates estimates by respective boat yard owners or general managers as appropriate
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CURRENT & FUTURE BUSINESS OUTLOOK

Boat Yards

Business for boat repair has been steady among the larger boat yards in America’s Cup Harbor.
Overall, boat yards are operating at close to 90% capacity; and some will frequently have a waiting
list. The yards repair approximately 4,250 to 4,550 boats per year. This volume is expected to
increase from 4% to 6% per year over the next few years.

Smaller facilities, such as Nielsen Beaumont Marine and Sunset Marine have been realizing an annual
growth rate of 15% per year during the past two to three years. Southbay Boat Yard in Chula Vista
has reported that business has been consistent, but relatively flat over this period. Knight & Carver
in National City has reported that business has been steady during this time. For the most part, boat
yards feel that business will continue to increase as the sales of new boats continue to grow.

Yacht Brokers

Boat sales in the harbor have been especially good. Brokers contacted reported annual sales growth
of 10% to 15% over the past two to three years. In particular, the sales in boats 50' or longer have
been strong; sales in this market have grown by 400% over the past 10 years. Brokers feel these
trends will continue over the next two to three years.

However, moorage is seen as a continuing problem. Marinas are viewed as very near or at capacity,
a factor which has caused some potential buyers to feel that if a boat were purchased, there would
be no place to moor it. Cited also is a general lack of public docking for temporary day and overnight
visitors, as is found in most other cities.

Marinas -

The marinas in Shelter Island and Harbor Island are experiencing their best business in years. Most
marinas have been able to raise rates on slips. There are few or no slips available at most marinas,
and many have a waiting list, particularly for live-aboards. All marinas are optimistic about continued
high occupancy over the next few years.
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Marinas (co’t)

Actotal of 4,187 boat slips were identified within the areas of the harbor studied. These areas include

Shelter Island, Harbor Island, and the Marriot Marina downtown, and account for about one-half of

all boat slips in the entire bay. From Port and Harbor Police records, there are approximately 8,279
total available slips in combined north and south bay areas.

Boats in the 30' to 35' category occupy 28% of the slips; those 40' to 45' account for 18% of the slips,
and those in the 35' to 40" account for another 15%. In total, boats in these size ranges account for
more than half the slips identified. See Tables.

The largest marinas in terms of number of boat slips are: Harbor Island West (620); Sunwood Resort
Marina (600); Marina Cortez (530); Cabrillo Isle Marina (450) and the Marriott Marina (447).
Collectively, these five marinas account for over 60% of the boat slips studied. See Appendices for
additional data on boat slips.

Where allowed, marinas have been tending to their facilities as needed. This includes replacing or
repairing docks, painting buildings, electrical work, purchase of equipment and other maintenance
and improvement items. However, dredging has become a concern, particularly for the Sheiter
Island. In numerous cases, the larger boats need to enter and exit only at high tides, in very narrow
corridors to avoid scraping bottom. This situation is considered to be noticeably deteriorating.

Other Businesses

Sportfishing is doing well. Lo Preste Dunn Sportfishing and H&M Landing both report an annual
growth of 10% for the past three years. Fuel dock sales are mixed. At Shelter Island, Pearson
Marine Fuels, the largest fuel dock in the harbor, has had a 10% growth in business over the past two
to three years. However, Harbor Island Fuel Dock has experienced a 20% decline in sales due to
higher fuel prices.

As for marine and equipment sales, San Diego Marine Exchange has realized an annual growth of
10% in recent years. The same is true for Marine Services which provides varied marine supplies and
services to boats in the harbor. Generally speaking, the future looks good to those other business
researched. Businesses acknowledge a relatively strong and growing boat market.
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GENERAL ANALYSIS
Declining Number of Boat Yards

Within the past ten years several pleasure-craft oriented boat yards in the North and South Bay areas
have closed. Primarily, these have included the Rask Boat Yard in Coronado, the ITT site in National
City, and recently, Bay City Marine in America’s Cup Harbor. Additionally, it is believed that several
much smaller operations have ceased to provide services to pleasure craft due to changes in their
repair focus to military or commercial vessels. '

Demand for Boat Yard Services

Demand for boat yard services remains high, and is expected to continue at or near this rate. Boat
yards owners (or managers) state that they are at 70% to 100% of their capacity. These are estimates
based primarily on their land and water space available for repair work. The Kettenburg site reports
that it is at approximately 90% capacity.

Overall, approximately 4,250 to 4,550 boats are repaired annually. This figure relates primarily to
the seven boat yards discussed in this report, in that they are judged to service the repair market
generated by the boats in America’s Cup Harbor. Based on input from repair yards, boats from the
Mission Bay area are serviced primarily by the Driscoll boat yard in Mission Bay.

Boat repair demand will remain strong over the next three years. Based on stated growths and
general business environment factors, the boat repair market in San Diego is expected to grow at a
rate of 4% to 6% per year. An increasing number of the larger superyachts will further increase this
growth at the larger boat yards, provided the requisite lifting capacity to service them is provided.

The Superyacht Market and San Diego

The newly created term, “superyachts” generally refers to luxury boats with length of 80 ft. or more,
with a market value of $1 million or more. These luxury boats continue to increase in length and
width; importantly, they are increasing in displacement, or general weight. An increase of 10% in
length (LOA, or length overall) and 10% in width (beam) could easily create a 20% to 40% increase
in tonnage weight (displacement) due to the increased volume and weight of cabins, bridge

17
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RECOMMENDATIONS — KETTENBURG SITE

The Kettenburg Boat Yard has been in operation since 1918, and is located near the top, or northeast
tip of America’s Cup Harbor. It is labeled as Parcel # 003-041. The Kettenburg site comprises
approximately 100,000 sq. ft. in land from its lease with the Port District, plus an approximate 35,000
sq. ft. of uplands land leased from the Kettenburg family. At times, this secondary lease may have
included up to an additional 70,000 sq. ft. from time to time.

Given that the number of boat yards have declined, it is reccommended that Kettenburg Marine be
allowed to continue its operation and be encouraged to upgrade the facility to meet future market
demand. Its Syncrolift and equipment should be renovated and upgraded for increased lifting
capacity. Kettenburg owners have stated that to remain a viable operation, the facility must be
renovated.

It has been the general consensus of those groups interviewed (port tenants, marinas, commercial
fishermen, etc.) that the Syncrolift capability at this yard is needed for the well being of the marine
industry (commercial and pleasure boats) in the harbor.

It is also recommended that the capacity of the lift should be increased to a minimum of 500 tons, and
preferably to 800+ tons if possible. This would allow servicing larger pleasure craft, and
approximately 65% of worldwide superyachts (at 500 tons) or approximately 90% of worldwide
superyachts (at 800 tons). Higher lift capacity is encouraged since trends toward higher tonnage are
expected to aggressively continue.

Continued operation of Kettenberg alleviates the downsizing of its labor force. Closing the operation
would cause a direct loss of approximately one-third of the combined Driscoll/Kettenberg workforce,
or approximately 20 FTE positions. Repair demand indicates that these positions are needed to serve
existing and expected future demand. Ifthe Kettenberg facility were not allowed to operate, business
for this work may be driven to Los Angeles Area or Mexico, minus any work handled by other local
boat yards: Overall, boat yards in Mexico are viewed as a minor, but increasing threat to local boat
repair business.

Therefore, it is recommended that Kettenburg be allowed to redesign its boat yard to include an
upgraded Syncrolift. The Syncrolift is important because of its use in lifting larger tonnage yachts
and certain structural yachts which can not be lifted with a Travelift. This redesign would remain
consistent with the general guidelines of the California Coastal Act of 1976.

20
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PENDIX A
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APPENDIX B
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Yacht Brokers

Larry Porter
HS Yacht Sales

Kevin MacDonald
MacDonald Yachts

David Roscow
Fraser Yachts

Scott Lampe
The Crow’s Nest

Other Contacts

Cdr. Mike Riley
U.S. Coast Guard

Dan Techenoff
The Log Newspaper

Chris Salomone
Chula Vista Devlp. Dept.

David Sheldon
National City Comm. Svcs.

Diane Reichardt
Peninsula Chamber of Commerce

' Ted Griffith

THOSE INTERVIEWED

Other Businesses

Bill Burkett
Harbor Island Fuel Dock

Richard Bregante

- Hal Sadler
Kelly Heldenbrand
Bay Pacific Marine Dan Larsen

Wayne Raffesberger
Pearson Marine Fuels

Frank Lo Preste
Lo Preste / Dunn Sports Fishing

Phil Lobred
H&M Landing

Dale Donnelly
San Diego Marine Exchange

Rich Rock
A to Z Marine

Joel King
King Architects

Richard Cloward
San Diego Port Tenant’s Assoc.




Boat Yards

Bill Roberts
Shelter island Boat Yard

Tom Driscoll
Driscoll Boat Works

Tom Nielsen
Nielsen Beaumont

Charles Driscoll
Kettenburg Marine

Terry Koehler
Koehler Kraft

Randy Hynd
Sunset Marine

Jonathan Knight
Knight & Carver

Lee Hill
Southbay Boat Yard

con’t

THOSE INTERVIEWED

Marinas

Mary Kuhn
Marriott Hotel & Marina

Gerald Driscoll
Driscoll Wharf

Deborah Mason
Shelter Island Marina

Sandy Purdon
Shelter Cove Marina

Tye Olsen
Shelter Point Hotel/Marina

Brian Peele
Sun Harbor Marina

Scott MacLaggan
Sunroad Resort Marina

Gary Scott
Sheraton Hotel & Marina

Jerry Green
Cabrillo Isle Marina

Bruce Bames
Marina Cortez

Eric Leslie
Harbor Island West Marina
Sol Mamrez

Half Moon Anchorage &
Bay Club Marina
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Year > > > '350 '31 '52 53 '34 '55 '36 37 'S8 53
Slips/Buoys/@ Anchor 1488 1871
Number Occupied 1396 1708

Year > > > '60 '61 62 '63 '64 '65 '66 '6€7 '68 .69
Slips/Buoys/@ Anchor 2101 2152 2213 2201 2246 2315 2349 2516 2611 3440
Number Occupied 1864 1772 1896 1809 2063 2098 2046 2335 2430 3013

Ye‘r>> > lzg IZI tzz iza 'za ozi .ZE lzz lzn aza
Slips/Buovs/@ Anchor 3312 3602 4074 4329 4407 4411 4608 4845 5389 5518
Number Occupied 3088 3318 3745 3867 4018 4014 4164 4576 4934 5252

Year > > > 80 1831 .82 83 84 43 86 87 ‘82 43
Siips/Buoys/® Anchor 5129 5105 4934 5898 5659 5716 6049 6479 7548 7511
Number Occupied 4998 5084 5301 5288 5735 6046 6373 6576 7015 7414

Slips/Buoys/@ Anchor 8301 8154 $194 8474 8252 8195 8344 368 B2Fa
Number Occupied 7739 7694 7668 7554 7350 7265 7672 7218 7316




State Registered Water Craft

San Diego County
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Sheraton Harbor Island
Gold Coast Anchorage
Sun Harbor Marina
Driscoll Wharf
Bay City Marina
Half Moon Anchorage
Shelter Cove Marina
Shelter Island/Island Palms
Kona Kai Marina
Kona Marina
Marriott Marina
Cabrillo Isle Marina
Marina Cortez
Sunroad Resort Marina

Harbor Island West Marina

Marina Share

of

Total Boat Slips

45

120

125

160

165

170

188

261

262

47

450

530

600

620

4187

Percent

1.0
1.0
2.9
3.0
3.8
3.9
4.0
45
62
6.2

10.6

10.8
12.7
14.3

14.8

100.0




Number of _

Sizes by boat size

Shelter island |Shelter Cove {Kone Marine |Kons Kal [Bay Ciub [Half Moon |w“}qm]mu;mmm;m|ummmw Total

Marrn [Maine  [Merine  [Ancherage [Mare[Martne [Marine Wt Marina [Cortee [Morina  Marin [Marina
{Under 20 _ | (7] o 08|
20-30 1t 2 34 7 28} 4 57] 102 43 328}
30-35 i 84 EY) 121 118] 125 78] 43 71 2 185| 183] 25 24| 45 1166
3540 fl 13 27 - 25! %0 1 115 48] 8] 28 24| 88 - 622
4045 70 2 80| 47 20 188 P 104] 83| 20 28 120 7 781
45-50 ft 18 2 207 2l 41 ] 21 o4 7 429
50-60 fi 11 L) [] 14 o8] 16 41 83| 45 125 18 525
80-100 ft 19 76 : 18 17 8 M 4 8 14 207
Over 1000 {0 5 23 1 — 8 2 55
[Totai 188 170] ___262] 21| 160  168| 600| 44| 48] 620] B30 i8] 120 #47| 45| 4187|
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Boat Building and Repair Facilities
l San Diego Bay l
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i Number of Buoys
by Location
Location Number . Percent
Shalier Island Roadstead 44 10.1
Amercan’s Cup Harbor <36’ o 192
America's Cup Harbo- >38' 80. 183
America's Cup Harbo~ >55' 6 14
‘Laurel Street Roadstead 154 352
Bay e Roadstead (.0 15.8
Total a7 100.0

Source: Port of San Diego
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Marine Oparations, Moorings
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-~ 2000
Reaching fOI' | the StI'Zl‘tOSphCl' C

italy is top yacht-building nation » Azimut/Benetti tops the overall builder rankings
Order book rises 65 units over 1999 to 327 projects » Currently 7.6 miles of
luxury yachts under construction ¢« Average yacht length now 117 feet

Number Average 1999
Lpngth Ran

5 PRMarine 1,135 e 5 lalys yacht produc-

- : - ~ _ tiom rose:a.solid 30 units,

6. Overmarine/SNP Rodriguez 1,116 © o 2% overits 1999 00, §

7. Christensen 875 . tivity. However, in terms- 3
8. Broward Marine 873 wof M&?mﬁs E

: , 4 . stuction, halian yards. 3

- 9. Notika Te.knik i bave enjoyed a-78% in- 3
. 10. Intermarine _ v mmmepmm
11.~Perini Navic 158 . - ‘years; compared to37% §

14712 Jongert

L 18 Trinity/Hatter*

pury
N

127 ~,"<forDutd1yatds over.the
; * same period and-a 1% de- °
148 .. chinpe in - U8, orders.
123 . :Much-of Italy’s growth, ‘38
7 103 14 \a'bod!sm'mofumtpm- 3
. ", duction: and-lineal feet, is
| "Totalof all company yards "y '\, the ambitious ac.
= uvnyofmraeeompamw,AmnmlBenem:SNPRoduguchmup 3
. - which markets semi=cogton yachts built-af Amo: and Overmarige, 3
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- CRN shipyards. Also,: & munber. of those Italian GRP-yards are 3
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v The:xwakenmg" t,how vV "stanada.nowmmﬁxplacem
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our tally of orders by country. Canada’s yacht-building industry,
located solely in British Columbia, has seen its share increase
200% both in terms of gross orders and in lineal feet (572 vs.
1,719) since the 1997 book was published. Not far behind, New
Zealand’s increase for the same period is a whopping 111% in
terms of the number of lineal feet under construction (901 vs.
1,906) arxi 112% in terms of projects (8 vs. 17). As the new cen-
tury opens, there is definite momentum with the Pacific Rim.

Sailing Yachts Motor Yachts

Length ‘47 'ag 99 2000 Lend g7 98 99 2

71214 1oo'-mffn sa n n,,
1204148 6 6 12 14 | 120%149° 32 41 39 47
150+ 5 4 3 8 150+ 43 41 45 40
TOTAL 30 33 €2 54 TOTAL 211 246 241273

. TOTAL OF ALL ORDERS OVER 80° = 327
Total by Year: '97=241 /'88=279 / *99=283 / 2000=327 ,

100°-119° 7

Shakeup in Overall Yard Rankings

The 2000 order book also reflects big changes in the tally of
unchanged with Azimut/Benetti, Feadship and Oceanco demon-
strating continued market dominance and a total increase of eight
projects, an aggressive Ferretti Group now sits at number four in
the standings with 1,382 lineal feet under construction or con-
tracted. Last year Ferretti had just three projects on our list. Like-
wise, Overmarine/SNP Rodriguez moved up four places to sixth
in this year’s ranking. An indication of the strength of this year’s
luxury yacht activity is how Feadship managed only to hold onto
its second-place ranking despite a solid 11.6% increase in produc-
tion. Feadship was not alone in this regard. In the case of Heesen-
Diaship, that builder’s 13% increase in business activity was not
enough to keep it on the top 15 builders list. With 696 feet of cus-
tom yachts under construction, Heesen now ranks 18th.

Azimut/Benetti’s top ranking is particularly interesting consid-
ering that in 1993 the company captured the number three position
with only 696 lineal feet of production versus today’s 3,159 feet.

In the case of Oceanco, with eight orders averaging 208 feet,
simply maintaining a strong level of business (no mean
feat considering the company launched more than 400 feet of
construction in 1999) would have seemed a remarkable
achievement. However, Oceanco increased its lineal feet under
construction by 7.5%.

Custom vs. Semi-Custom Rankings

For the second year running, the SBI Order Book divides the
industry ranking into custom and semi-custom rankings. This is
done to more accurately portray the business activities of these

IR 90  SHOWBOATS INTERNATIONAL Jansary 2000

market segments, as well as to indicate the relative strength of in
dividual companies. In the case of overall ranking I
imut/Benetti, dividing it into two categories results in the
division dropping to fourth place in the semi-custom rankin:
hind Germany's PR Marine, Overmarine and top place
Ferretti. It is interesting to note, however, that four of the top
custom builders in the world are Italian companies. A o
these pages would note that last year we considered PR Marine ;
custom builder. PR has since redirected its efforts in the
manageable direction of building semi-custom series yachts.

Much like the case of Heesen-Diaship in the overall rank
ings, Argentine builder Tarrab — third in last year's li
dropped to cighth in this year's ranking despite an i
13.6% increase in orders. Jongert, the only sailboat man!
turer in the top-15 overall builder rankings, maintained its fift
place ranking in the semi-custom list. '
Benetti Top Custom Builder

In the case of custom builders, Benetti’s finish i
jnnmpoffwrplmmhstyw’smking.%numﬁl
tom builder Feadship, now celebrating its 50th year in busi
this order book represents an unbroken string of first or
place rankings since SBI began keeping count in 1991. B
Marine, under new ownership, is up one in number of yacht
while Palmer Johnson and Trinity, both of whom launched severa
yachts earlier this year, each are down two orders. Italian '
yacht builder Perini Navi moves onto the list, propelied .
2 spectacular last-minute announcement of a new 206-footer
lnﬁuumine&oppedﬁo:nﬂﬁrdplwewsixmindmnnﬁl

loss that reflects a new business strategy to concentrate on
yacht construction and refit work rather than to pursue on;
custom construction contracts. Heesen-Diaship keeps its tent
place rank for the second consecutive year, while last year’s
busiest custom yard, Trident, falls off the list to twelfth
hind Royal Huisman.
Power Versus Sail

If there was any underlying weakness in the industry in previou
mkmhp&fmmofﬂnsaﬂboﬂconsﬂucﬁonm'}

Jraers o DUIYEN

Number  Total
of Projects Length

Average Rar

Country Length 19¢




The 2000 sailing yacht order book, despite the poor showing of the
90-t0-99 foot sector, overall rose 28% from 1999, mostly on dou-
bling 80-t0-89 foot sales. Perhaps the most dramatic aspect of this
year’s Order Book is the resurgence in inferest in very large sailing
yachts. Orders for 150-foot-plus sailing yachts rose from three or-
ders in 1999 to eight in 2000, an increase of 166%. We also note the
first sailing yacht over 200 feet on the tally.

For power yachts, nearly every segment showed robust
growth. Countering trends of most segments, the order book re-
flects a yo-yo pattern for orders of yachts between 80 and 99 feet.
While this segment is up 29% from 1999 orders, it is still 17% be-
low 1998's orders. The up and down movement of this sector
since we began keeping track with the 1997 book is as reflective
of the relative short delivery times for these yachts as it is of eco-
nomic conditions. Those pinched by 1998’s so-called Asian Flu
mappamnﬂymomed,and&cdxmtyofﬂnoﬁamgsby
semi-custom builders are proving attractive.

Also noteworthy in this sector is the jump in orders for boats
between 120 and 149 feet. Last year’s Order Book actually
showed a decline in this category. This year, orders jumped 20%,
outstripping the 8% growth in the 150-foot-plus segment. This
comparison, however, taken on a unit basis, may not reflect actual
volume of construction activity because of the spectacular ongo-
ing interest in 300-foot-plus yachts.

Is There A Down Side?

While many segments of the industry are enjoying an era of un-
precedented financial prosperity, the boom times have also raised
many areas of difficulty and concern. For one, many subcontrac-
tors to the yacht construction industry, especially in places such as
Italy and Holland that rely heavily on them, are hard-pressed to
fulfill their contracts. Brokers while gloating over the high prices
used boats have been fetching, are aiso limited in their potential to
capitalize on the seller’s market by the paucity of new listings.

With atmost 200 yachts over 80 feet in length being launched
each year, the professional crew industry is hard-pressed to find
capable staff to man the growing fleet. The order book reflects ap-
proximately 1,800 new crew positions, a demand the crew train-
ing and recruitment industry is not geared up to fulfill. Too few

Jrge L Fenas

~18¢l11 27 Ll

Number
Length

Average
of ijects

Yard Name

Length

Average
of Pm;ects

Number

Length Length

builders have followed the lead of Liirssen, Feadship and Palmer
Johnson to set up their own crew training programs.

From the owners’ point of view, of course, full order books at
leading yards reduce substantially their Jeverage in contract nego-
tiations. The good news, however, is that limited
global production facilities — especially at the better
yards ~ combined with relatively few brokerage list-
ings, is resulting in a substantial premium in the value
of newly launched yachts.

How the Data Is Generated

Information in the annual SBI Order Book is gath-
ered from builders under the following guidelines:
Yacht manufacturers were asked to submit their con-
struction activity and bona fide orders as of October
tst, 1999. In the tabulations, speculative construction
activity is permitted so long as actual construction has
started (or, in the case of GRP construction, work on
hull and deck tooling has been completed). Orders are
considered real when they are accompanied by signed
contracts and a minimum deposit of 10% of estimated
construction price.
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Marine Facilities Listed by Planning District

Planning District 1 11 Fisherman's Landing 2 Homblower Planning District 7

SHELTER ISLAND 12 Sun Harbor Marina 3 Tuna Harbor CHULA VISTA BAYFRONT

1 Harbor Control Float 12 Bay City Marine 3 Harbor Seafood Mart 1 South Bay Boat Yard Inc.

1 Transient Boat Mooring Facility 13 San Diego Fisherman's Village 4 Marriott Marina 2 Chula Vista Marina

1 Nicholas Pler 13 America’s Cup Harbor Shore Facility * & Bayside Terminal, Inc. 2 Bayside Park Pler

2 Kona Kai Club 14 America’s Cup Harbor Moorings § Campbell Industries 3 Chula Vista Launching Ramp
3 Kona Marina 15 U.S. Naval Training Center § Marina Park Fishing Pler 3 Caklornia Yacht Marina

4 Shelter Island Inn Marina 18- USNTC/Special Services Saillng Marina 5 Ray Carpentor 3 Marina Parkway Pler

4 Siver Gate Yacht Ciub 17 Shelter island Pier - 3 Harbor Police Substation

4 Bay Club Hotel and Marina 17 Shehter Island Roadsiead Moorings Planning District 4

5 Halt Moon Yacht Anchorage 18 Sheher isiand Roadstead Moorings TENTH AVENUE MARINE TERMENAL Planning District 8

5 Gold Coast Anchorage 19 Shelter Isiand Roadetead Moorings 1 Tenth Avenue Marine Terminal SILVER STRAND SOUTH

5§ Peoarson Marine Senvice 2 Pacific Towboat & Salvage Co. 1 Loews Coronado Bay Resort

§ San Diego Mariin Club PIMMD!W! 2 Continental Maritime 2 Greon Turtle Cay

6 The Crows Nest HARBOR ISLAND 3 "Kelco Gompany 3 Coronado Cays Yacht Club
8 San Diego Yacht Club 1 Hasbor island West Marina 3 Southwest Marine Inc. , 4 Grand Caribe Isle - South

7 Lacy Pler 2 Marina Cortez 3 SDGAE Power Plant S5 Blue Anchor Cay

7 Wyait Pler 3 Cabrillo Isle Marina 4 National Steel & Shipbuilding Co.

7 Donnelley Pler 4 Sheraton Harbor Istand Hotel Pianning District 9

8 LaPlaya Yacht Club 5 Lockheed Engineering & Sclence Co. Planning District 5 IMPERIAL BEACH

8 Southwestem Yacht Club 6 Sunroad Resort Mesina NATIONAL CITY BAYFRONT 1 imperial Beach Pier

9 Bali Hal Guest Dock 7 General Dynamics 1 Natonal City Marine Terminal :

9 Shehier Cove Marina 8 U.S. Navy Estusry Basin 1 Sweetwaler Channel Wharf Siiver Strand Navy Housing

9 Koehiler Kralt Co.

2 National City Fishing Pier

1 Naval Amphibious Base Marina

9 Shelter island Yacht Ways Lud. Planning District 3 2 National City Launching Ramp 2 Navat Amphibious Base Moorings
10 Shehter island Yacht Ways Lid. CENTER CITY EMBARCADERO
10 Nielsen Beaumont Marine 1 Embarcadero Transient Moorings Planning District 6 North island NAS Plers
10 Driscoll Custom Boats 1 Laurel Street Roadstead Moorings CORONADO BAYFRONT
10 Eichenlaub Marine 2 Anthony's Restaurant Guest Dock 1 The Wharf
10 Red Salls ion 2 Maritime Museum Assn. of San Diego 1 Old Ferry Landing
10 San Diego Marine Exchange 2 San Diego Cruise Ship Terminal ¥ Coronado Ferry and Fishing Pler
11 Kettenburg Marine 2 San Diego Harbor Excursion 2 Le Meridien Hotel :
11 Lee Paim’s Sportfishing 2 Broadway Pier 3 Bay Bridge Roadstead Moorings (60)
11 H & M Landing 2 Center Bay Conirol Float 4 Coronado Yacht Ciub '
11 Point Loma Sportfishing Assn. 2 Navy Pler § Glorietta Bay Marina
Port District . . , ’ 7B\
Planning Department | Tidelands Slip & Pier Diagram Index E e N




Shelter Island / La Playa
Harbor Island / Lindbergh Field N
Centre City Embarcadero

Tenth Avenue Marine Terminal &=
National City Bayfront
Coronado Bayfront
Chula Vista Bayfront
Sliver Strand / South Bay
Imperial Beach
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SHELTER ISLAND: Planning District 1

The Precise Plan Concept

Shelter Island, as reviewed in this plan
concept, is a strong, functional community
of importance and value to the San Diego
region. The end product of the discussions
and evaluations made in the planning
process for the area have highlighted the
following matters as being of paramount
importance.

While there is general satisfaction with the
present land wuse allocations, some
improvement can be obtained by extensive
renovation of oider facilites at the
termination of leases. Additional people
oriented spaces, providing vistas and
accessibility to the water and waterside
activities, are felt appropriate. In some
subareas, visual clutter in the form of
proliferation of signs; disorganized
automobile parking layouts on streets, in
side yards and setbacks; deteriorated
landscape materials; and a lack of
continuity in architectural treatment give
evidence of some deterioration in the
quality of development achieved and
maintained in other portions of Shelter
Island.

The basic concept of the Sheiter Island
Precise Plan is found in preserving and
retaining flexibility in improving upon the
best aspects of this man-made
environment which has been developed
over the past 25 years.

50

The character of existing development is to
be enhanced by a redevelopment program
that emphasizes the continued provision of
adequate public service, employment and
investment opportunities.

Overall, the pianned land and water uses
for the Shelter Island area remain
essentially unchanged from existing uses.
The major emphasis of the development
program is directed toward the renovation
of obsolete structures and improvement in
the quality of landscaping.

' Land and Water Use Allocations

A total of 351.3 acres in the Shelter Island
Planning District are tidelands under the
jurisdiction of the Unified Port District. A
summary, in tabular form, of the planned
land and water use allocations is indicated
in Table 6.

The following text explains and gives
definition to the legend of the Land and
Water Use Element Map of the Precise
Plan. The map graphically portrays 30
different land or water use designations
organized under four major headings—
Commercial, Public Recreation, Public
Facilities, and Military.



TABLE 6
SHELTER ISLAND: PLANNING DISTRICT 1
LAND WATER To
USE ACRES USE ACRES %ﬁ%
COMMERCIAL 63.1 135.4 198.5
Marine Sales and Services i1.4 Murine s-rvieu Berthing 210
Commaercial Fishing 28 Commercial Fishing Berthing 5.7
Commercial Recreation 451 Recrestional Boat Berthing 8.4
Spostfishing 3.7 Sportfishing Berthing 103
PUBLIC RECREATION 29.4  51.0 80.4
Open Space 9.6 Open Bay/ Water 51.0
Park 18.4 )
Promanade 1.4
PUBLIC FACILITIES 69 _ 107 __ 376
Harbor Services 1.2 Harbor Master / Trans'nt §2
Berthing
Streets 25.7 Boat Navigstion Corridor 85
MILITARY 25.9 89 __ 48 __
Navy Fleet School 259 Navy Smal Craft Berthing 62
: Navy Ship Berthing 27
TOTAL LAND AREA 1453 TOTAL WATER AREA 206.0
PRECISE PLAN LAND AND WATER ACREAGE TOTAL 351.3

Note: Does not inciude:
Anchorage Ares A-1 -
Archorage Ares A-2 -
State tidelands -

7.3 acres
11.0 acres
108.5 acres

- e -
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Shelter Island Planning
Subareas

In the following narrative, the Planning District
has been divided into seven subareas (Figure
5) to focus attention upon and give expression
to the plan concepts that are suggested for the
entire Planning District but with an emphasis
on the relationship of precise planning
proposals and specific sites.

Beach Corridor

This planning subarea includes a narrow band
of shoreline extending from the Port District
jurisdictional line bordering the Naval Ocean
Systems Center on Point Loma to Canon
Street. Two small beach areas, Kellogg and
La Playa beaches, are illustrated as open
space on the Land and Water Use Map, and
are interspersed with two yacht clubs. Limited
access to the beaches is to be maintained
consistent with the existing isolated and low
intensive recreational use orientation, which is
geared to serve the immediate neighborhood.
Kellogg Beach, subject to erosion, is o be
restored by State, Port and City action. The
Kellogg Beach replenishment project is
intended to control excessive shoreline
erosion and to preserve a public beach, street
termination and adjacent private property.
Some form of quarry rock groin configuration
in conjunction with sand backfill appears
feasible.

It is recommended that sometime in the
future, the beach area be serviced by a
pedestrian promenade and bike route to
delineate the tideland/upland boundary and to
provide access to the beach, Streets which
stop at or on tidelands in the area provide
excellent points of public access and vista
points. - Whenever compatible with local
community plan goals and traffic circulation
and safety, appropriate street endings are to
be enhanced by providing landscaped sitting
and viewing areas, and rest stops for
bicyclists and pedestrians using the trial
system. The design of the street ending
should be in conformance with any dominant
architectural or natural theme of the
surrounding area, and be preferably limited to
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accommodate passive public recreational
activities.

More intensive modes of boating recreation
and social activites occur at yacht ciubs,
shown on the Land and Water Use map under
the category of Commercial Recreation, and
the associated water use, Recreational Boat
Berthing. The land-based activities of these
quasi-public centers will continue to be
confined to each parcel.

Anchorage A-1, Yacht Basin anchorage, is a
special anchorage designated on Bay Charts.
Single swing point anchoring will continue to
be by vessel ground tackle. The water area
allocated for the anchorage occupies
approximately 94 acres and can
accommodate up to about 20 vessels,
depending upon their size. A-1 has a low
intensity use orientation and no anchoring
landing site is proposed. Use is by permit of
the Harbor Master. Control over the anchoring
of vessels will continue to be exercised by the
Port District pursuant to local ordinances.
Anchorage A-1 is one of several small craft
facilities planned for all of San Diego Bay as
discussed in Section Ill, Water Based
Transportation System.

Shelter Island Point

The southwestern tip of Shelter Island is
planned to continue as a center for maritime
services and harbor regulatory activities
including Harbor Police patrol and fire
services, Customs inspection, pilot boat
berthing, and limited Coast Guard functions.
On the Land and Water Use Map, these public
facilities that relate to the public’'s safety and
general welfare are shown by symbol and by
the Harbor Services designation.

The Harbor Police Station includes fire boat
and patrol boat facilities. It occupies a
strategic location on Sheiter Island from which
to monitor waterborne traffic and to render
assistance as required in San Diego Bay.
Activities and uses to be retained in the
landscaped park and open space around the
structures on the point include the Friendship
Bell monument, public accessibility to the bay
and access to the spectacular vista site
overiooking the entrance to San Diego Bay.
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Harbor Master Pier and Transient Berthing is
a category used on the Map to indicate the
transient berthing space provided by the Port
for coastal cruising. The transient berthing is
used by vessels under pemmit of the Harbor
Master (i.e., Senior Harbor Police Duty
Officer).

The Pumpout Station is a public convenience
provided for the drainage of wastes from
holding tanks aboard vessels. The service,
essential to water quality improvements, is
expected to undergo increasing use as time

goes by.

Customs services are provided to boaters,
upon request, at the Harbor Master Pier. No
expansion of this activity is anticipated.

The Coast Guard station, located adjacent to
the Harbor Police Station, conducts patroi field
work, provides in-service ftraining for
reservists, regulates regattas and provides
inspections, lectures and classes on boating
safety to the general public. No additional
Coast Guard associated land use or berthing
areas are planned for the district.

Bay Corridor

This subarea deals with the land mass that
separates the open bay from the protected
yacht harbor, and is the largest, best
developed subarea in the Planning District.
The mixed use developments shown as
Commercial Recreation and Recreational
Boat Berthing on the Land and Water Use
Map include hotels, marinas, restaurants and
yacht clubs set forth in dramatic private
architectural expressions (See Figure 6),
balanced by public recreational facilities—
park and beach, boat launching ramp, fishing
pier, and people oriented spaces—set a
star.dard to be emulated in other areas.

Suggested improvements in this subarea
include street tree and landscape programs
along Shelter Island Drive and in the Bayside
Park, the erection of impressive civic art
features in the traffic circle, and the renovation
of the fishing pier. A low-cost food restaurant
is proposed near the boat launching ramp and
a small restaurant north of the traffic circle is
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under consideration in the long term future.
Approximately 1,300 linear feet of rock
revetment is needed as shoreline protection
for the lower parking lot located adjacent to
the public boat launching ramp basin. The
purpose of the project is to prevent
undercutting of the parking lot, and to improve
the appearance of the bank. The existing
shoreline rubble will be broken down and
embedded into the slope by means of an
impact ram, then filter blanket and revetment
stone will be on an alignment generally
corresponding to the existing top-of-bank. A
continuing effort will be made to upgrade
signs in the subarea,

The Shelter Island Roadstead contains about
46 swing moorings. The moorings occupy
about 12.8 acres of water in three sites,
identified as A-1a, A-1b, and A-1c. The
mooring area has been designated to resolve
conflicts between anchored vessels and
activities on the ship channel, public fishing
pier, small craft launching ramp, and
submerged pipeline. Although protected from
the open areas, the moorings are exposed to
the wakes of vessels using the ship channel. It
is proposed that mooring users be the larger
ocean-cruising and transient vessels for short
periods of time. Vessels using the moorings
will display anchoring lights at night and day
shapes. The boundaries of the mooring areas
should be marked by lighted buoys. Shoreside
facilities are limited to a beach dinghy landing
and adjacent restroom and trash receptacles.
Control over the mooring area will be
exercised by the Port District.

Entrance Corridor

This area extends along Shelter Island Drive
from the mean high tide line to the traffic
circle, The narrow land form is a constraint on
development options and by necessity has
resulted in numerous smaller parcels, but
overall they are economically viable and well
balanced in marine oriented uses. The major
emphasis of renovation for the entire Planning
District is focused here.




Land and water uses for this subarea, which
are indicated on the Precise Plan map, inciude
commercial recreation and recreational boat
berthing, both categories that have been
discussed earlier in the overall plan, and the
new category of Marine Sales and Services
and associated berthing. Opportunities for
private investment in this subarea include the
continuous renovation of leaseholds as lease
terms expire, and a new development for a
small marine service center building, located
on the bay side of Anchorage Lane. The plan
concept for this facility involves the clustering
together of many small marine related space
users into one centralized complex in an effort
to increase their attraction for marine service
purchasers. Some of the small marine sales
and service type uses could be relocated from
the central portion of the entrance corridor to
be closer to the large parking lot at Anchorage
Lane and Sheiter Island Drive. Relocation of
the smaller tenants would facilitate the
reutilization of their vacated sites by
incorporation into adjacent leases to provide
larger sites in the corridor and provide
additional area for parking. Direct Port District
involvement is proposed o renovate the street
area, create a pedestrian promenade,
construct a shoreline park, and establish a
discernible demarcation between the uplands
and tidelands by following a street design that
emphasized a sense of entry.

The necessity for marine oriented uses to
remain economically viable has moved

development trends toward the consolidation

of small parcels and mixed use
developments. Uses with long dormant
periods and short seasonal peaks, such as

fish off-loading, have been consolidated with .

fuel operations and boat repair, to the
defriment of none. Major regattas, such as
the International America's Cup Class World
_Championship and the America’'s Cup
- ‘competitions, have stimulated renovations and
updated marine services and skills to deal
with new vessel designs and materials in the
boatyards.

Sportfishing Corridor

This subarea corridor abuts both sides of
Scott Street and goes landward to the mean
high tide line within an area bounded
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approximately by Lowell Street, Carl
Street and the bay. Redevelopment of
sportfishing area, begun several years ago,
has proceeded with the renovation of
sportfishing services area by removalE
obsolete structures, the consolidation
supportive services into new buildings,
reorganization of the parking area im*
manageable efficient parking facility,
expansion of the pedestrian oriented shoreline
promenade and sitting area. Boat building
repair, significant employers which se
recreational yachts and moderate size fishing
vessels, make use of the dredged cha
and waterside sites, and are to be retai‘
although given appearance treatmerlts.
Lodging facilities, restaurants, fresh "it:
u

market, cannery and fishing equipment
are to continue in this dynamic wate t
setting. The renovation of the ieaseholds are
anticipated projects.

Commercial Fishing Basin

Anchorage A2, Commercial Bl\
Anchorage, occupies a total water areas of
about 15 acres. The Port District has a |
term lease on the submerged lands underx
anchorage from the State Lands Commis:
which prohibits use by any structures that are
primarily used for residential purposes.
boundaries of this federally designaWlic
anchorage are to continue to be shown on bay
charts and marked on site by pole mou
day markers. Control over the anchorage":
be exercised by the Port District.

Mooring facilities proposed are marked t!:
and aft mooring buoys to accommodate a

170 vessels. The redevelopment effort wil
strive to accommodate in A-2 ail exis
vessels that meet the anchorage regulati
Twenty to thirty percent of the moorings are t
be set aside for short-term use by cruisin

transient vessels. Due to the numbs:‘
vessels currently using the anchorage area
the installation of the mooring systomj

proposed to be undertaken in phases.
bottom must be cleared of sunken ves
and other debris. Shoreside facilities propo:
include pier and float, paved access v;i
automobile parking, landscaping,
receptacies and restrooms.



Approximately 1,000 linear feet of rock
revetment is to be placed on the shoreline of
the Commercial Fishing Marina in order to
protect the adjacent parking lot, prevent
shoaling of the adjacent commercial fishing
berthing, and to improve the appearance of
the area. The proposed top-of-bank alignment
will follow the existing top-of-bank.
Construction activities will be essentially the
same as those described for the shoreline
protection in the Bay Corridor of Shelier
Island. Tenant conducted renovation of the
commercial fishing facility is proposed.

Naval Training School

This subarea adjoins the United States Naval
Training Center and the Fleet Anti-Submarine
Warfare Training Center Pacific
(FLEASWTRACENPAC) San Diego. The Anti-
Submarine Warfare Center (A.S.W.) is the
Navy's West Coast center for training
personnel in the operation, maintenance and
tactical use of sonar and other anti-submarine
weaponry. Although AS.W. occupies Port
District tidelands, for practical purposes the
terms of the lease have exciuded the area
from Port District jurisdiction. Use of the
leased land and water would revert back to
the Port District at the Navy's vacating of the
premises.

Development Guidelines

Guideline policies for private development that
is located in subareas 12, 13 and 14, geared
to architecture, signing, landscaping and
parking use and design, are felt in order.
Structures located in subareas 12, 13 and 14
are to continue the established marine
oriented South Seas atmosphere. This design
theme.is broad enough as presently construed
to include architectural designs frequently
expressed as modem Hawaiilan or
Polynesian. Any design solution has the option
of utilizing contemporary building materials
and methods in achieving a design that will
conform to the overall design theme.

Architectural guidelines encourage structures
in which the building materials accent wood,
preferably large-scale members, natural stone
and earthen colors. The height of all buildings,
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except for the triangle-shaped area located on
the north side of Harbor Drive in subarea 15,
is limited to 41 feet above mean lower low
water (approximately 26 feet above ground
level). The low-profile building sithouettes can
be characterized by sloping roofs of shingle,
shake, or metal and soaring gables,
structurally integrated, yet decorative (see
Figure 6). Entranceways command attention,
but maintain an inviting pedestrian scale. The
location of all structure on the site should
enhance the waterfront by accenting the land-
water interface. '

The design of signs is to reflect the design
theme. Signs shall be constructed of wood
finished to resemble a driftwood color tone,
with cutout or incised letlering, simply
designed without discordant colors and
shapes, and without hangers and add-ons

(see Figure 7).

The emphasis of landscape design in the
Shelter Island Planning District is to be placed
on the retention and enhancement of a sense
of overall harmony between each parcel.
Landscape design concepts are encouraged
to use flowing, free form designs with tropical
appearing evergreen and flowering plants,
water displays, plant containers, and sculpture
typically of a Polynesian influence. The
selection of landscape material—type, scale,
texture and color—should carry out the unified
landscape theme, relating and connecting all
tenant parcels and structures in the Planning
District. A street tree and landscaping master
plan (sees Figure 8) is proposed to foster a
sense of design harmony throughout the
Planning District.

Parking spaces are encouraged on each site;
employes parking is suggested o be
concentrated to the public parking area at
either end of the corridor; and a two-hour
parking limit is recommended for on-street

parking.




P- Port District N-No
T- Tenant Y-Yes

[ TABLE 7 FISCAL
areeaLABLES YEAR
SHELTER ISLAND: PLANNING DISTRICT 1 oevaLorenrd
SUBAREAY
1. BEACH STABLIZATION AND REPLENISHMENT: (Kellogg Beach) 1" P N  1980-81
Construct rock groin, backiill with sand
2. BEACH CORRIDOR: Install surfeced path and viewing areas; remove 1 T Y 1987-88
obsolats structures
3. PUBLIC FISHING PIER: Reconstruct, instail street landscaping 13 P 198182
4. SHORELINE PROTECTION: Chennel side of peninsula; re-contour 13 P N 1660-81
eroded bank; break up and embed existing rubble; install rip-rap
8. SHELTER ISLAND DRIVE: Modify street, curb and gutter; install 14 P N 1980-81
landscaping, street trees, irrigation, street furnishings, sculpture
8. PUBLIC SHORESIDE PARK: Shalter istand Drive lt Anchorags Lane; 14 P N 1980-81
remove paving; install landscaping, irigation, promenade, park
fumnishings
7. MARINE EQUIPMENT BUILDING: (0303) Renovate building and 14 T N 1980-81
landscaping
8. BOAT BUILDING AND REPAIR: (0327) Renovate and upgrade facilities 14 T N 1980-81
9. MARINE SERVICE STATION: (0308) Renovats building, pier and 14 ' N 1980-81
landscaping
10. FISH TRANSSHIPMENT: (0332) Removs obsolete structures; 14 T Y 1980-81
Construct new facilities; install imigstion and landscaping
11. BOAT SALES: (0333) Renovate structures and piers 14 N 1884-85
12. RESTAURANT: {0335) Remove obsolete structures; construct new L) T 1986-87
facilities; install irrigation and landscaping :
13. MARINE SERVICE CENTER: (0302) Construct new buiiding for 14 T N 1985-88
marine related services
14. RESTAURANT: {0348) Renovate buildings and piers 15 T Y 1886-89
15, BOAT YARD: (0350) Renovate building, piers and faciiities 15 T N 1980-81
16. MARINA: (0351) Renovate marina building, plers and grounds 16 T Y 1682-83
17. SHORELINE PROTECTION: Break up and embed existing rubble; 18 P N 1982-83
install filter blanket and rock revetment
18. MOORING FACILITY: (Commercial Basin) Install mooring buoys; con- 16 P N 1980-81
struct landing float and ramp; pave parking, install irrigation and
landscaping; construct comfort station
19. RESTAURANT: Low-cost food building, plaze, landscaping 14 T N 1985-86

L1
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Figure 8
Street Tree & Landscaping Master Plan
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The Project List deals with ﬂe'velopment proposals for the entire Planning District. Both Port District and
known tenant projects have been listed and a determination as to whether the project is in an appealable

category has been indicated.
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ADDENDUM TO AMERICA’S CUP HARBOR USAGE STUDY

INTRODUCTION

This report is an addendum to the America’s Cup Harbor usage study presented in November 1999.
Inclnded is expanded comparison information from two additional boat yards (Oceanside and Mission
Bay) which were excluded from the first report because of their overall nature of servicing limited

and defined markets.

Additionally, this addendum includes some additional demand analysis of the boat yard repair market
in Cireater San Diego. Overall, the general research methodology, market studied, findings and
con:lusions are consistent with that discussed in the original report.



Table 1 -- Number of Slips By Boat Size '
Marina Name % Occupled |Under 20°(20" - 30° (30 - 35'|35' - 40° (40" - 45'|45' - 50' 50" - 60° |60’ - 100°|Over 100 TOTAL %
Bahia Resort Marina 98% 10 15 40 12 5 82 0.9%
Bay Club Marina 100% 125 27 8 160 1.8%
Cabillo Isle Marina 95% 56 4 127 | 115 | 43 47 41 17 450 5.0%
California Yacht Marina 85% 35 108 | 71 71 35 35 355 3.0%
Campland on the Bay 100% 12 12 20 26 : - 70 0.8%
Chula Vista Marina 99% 8 150 | 175 | 50 26 30 42 8 2 561 6.2%
Coronado Cays Yacht Club 100% 30 8 12 8 10 68 0.7%
Dana Inn & Marina 100% 8 100 36 6 3 153 1.7%
Dana Landing Marina 90% 23 15 19 10 17 10 94 1.0%
Driscoll Mission Bay Marina 96% 45 35 23 45 26 40 6 | 220 24%
Driscoll's Wharf 95% 25 25 20 21 34 , 125 1.4%
Glorietta Bay Marina 100% 25 25 30 2 10 5 3 100 1.1%
Gold Coast Marina 95% 7 7 | .15 14 2 45 0.5%
Half Moon Anchorage 100% 28 78 25 20 14 165 1.8%
Harbor Island West Marina 96% 40 57 185 | 148 | 104 9 63 9 5 620 6.8%
Islandia Marina 100% 60 48 38 30 5 5 186 2.0%
Kona Kal Marina 100% 115 47 76 23 261 2.9%
Kona Marina 100% 37 121 | 60 44 262 2.9%
Lowe's Crown Isle Marina 100% 10 7 30 30 3 80 0.9%
Marina Cortez 88% 102 | 183 | 06 63 45 41 530 5.8%
Marina Village Marina 93% 263 | 183 | 55 71 25 37 634 7.0%
Marriott Marina 100% 45 58 120 | 94 125 5 . 447 4.9%
Navy Landing Center 85% 12 21 12 12 23 80 0.9%
Oceanside Harbor Marina 100% 350 | 83 | 300 | 107 25 865 9.5%
San DiegoYacht Club 99% 12 45 | 150 | 150 | 53 50 75 38 3 576 6.3%
Sea World Marina 70% 10 10 | 54 6 ' 180 2.0%
Seaforth Marina 100% 40 | 120 | 70 230 2.5%
Shelter Cove Marina 95% 4 kY 27 22 15 14 | 19 5 170 1.9%
Shelter Island Marina 96% 21 54 13 70 11 19 188 2.1%
Sheraton Marina 100% 7 1 2 2 16 15 1 44 0.5%
Southwestem Yacht Club 95% 49 89 104 | 85 10 20 9 366 4.0%
Sun Harbor Marina 97% 43 24 24 25 4 120 1.3%
N [Sunroad Marina 80% 43 90 158 | 207 | 95 7 600 6.6%
TOTAL 95% 156 | 1630 | 2352 | 1656 | 1365 | 697 | 859 | 308 66 9087 100.0%




ADDENDUM TO AMERICA’S CUP HARBOR USAGE STUDY

PORT OF SAN DIEGO - JANUARY 2000
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MARINA BOAT SLIPS

Table 1 on the previous page indicates that there are 9,087 commercial boat slips ranging from Chula
Vista to Oceanside. These are typically hotel, marina and yacht club slips. Additionally, there are
approximately 180 docking slips for boats while being repaired at boat yard facilities, an estimated
100" miscellaneous slips throughout the area, and approximately 437 mooring buoys in San Diego
Bay. These buoys are primarily along or near Shelter Island, America’s Cup Harbor, the Laurel
Street Roadstead and the Bay Bridge Roadstead.

In total there are approximately 9,624 boat slips and moorings, excluding the temporary berthing at
boat yards, available in the Greater San Diego area. Overall usage and occupancy of boat slips is very
high. Many marinas are at or very near capacity (90% to 100%, with a 95% average) and some have
waiting lists. For example, the Kona Kai and Kona Marina have 100% occupancy at 533 slips and
state that they have a waiting list of up to 2,500 people desiring slips. Similarly, the usage of local
mooring buoys has been in the 95% or higher range over the past few years.

Overall, 65% of all marina boats are estimated to be owned by San Diego County Residents; 35%
are owned by those out of the County, primarily from other California cities, Arizona, other western
states and some foreign ownership.

Analysis of Table 1 shows that the 60' to 100" market is somewhat under-served, and that the 100'
slip market is significantly under-served.



ADDENDUM TO AMERICA’S CUP HARBOR USAGE STUDY
PORT OF SAN DIEGO - JANUARY 2000

BOAT REPAIR YARDS IN SAN DIEGO

There are nine boat yard repair facilities in the Greater San Diego Ares. Ofthese facilities, Southbay
Boat Yard and Knight & Carver are considered to be primarily industrial facilities. The various
Shelter Island boat yards, Driscoll Mission Bay and Oceanside Marine Center cater primarily to
pleasure craft.

A reported 5,150 to 5,850 boats are repaired by these boat yards annually. Most of these repair
facilities are located in America’s Cup Harbor, generally along the east facing side of Shelter Island.
Southbay Boat Yard is located in Chula Vista; Knight and Carver is located in National City.
Oceanside Marine Centre and Driscoll Mission Bay hail from their respective names. These boat
yards are listed in Table 2 on the following page; the lifting capacmes of the boat yards are listed on
succeeding Table 3.

Both Driscoll Mission Bay and Oceanside Marine Centre allow the “do-it-yourself” work by boat
owner or immediate family, similar to Kettenburg Marine and Koehler Kraft. Here, the boat yards
will haul out the boat, block it on land and allow the work to be performed on site by boat owners
who are qualified to make boat repairs or perform general maintenance on their own boats.
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Table 2 - Boat Yard Operations Servicing Greater San Diego

xigtin Di Y
m
. Number of : Total
Company Name Years Operating As | Boat Yard Land Operations | Boat Yard Water Operations Boat Yard Operations
A Boat Yard Square Footage Square Footage Square Footage

Bay City Marine

( Shelter Island ) closed in 1995 75,644 170,043 245,687
Driscoll Boat Works | ’

( Mission Bay ) 20 175,000 261,000 436,000
Driscoll Boat Works

( Shelter Island ) 47 46,200 94,325 ; 140,522
Eichenlaub currently provides

( Shelter Island ) marine services only 11,400 18,375 29,775
Kettenburg Marine ‘

( Shelter Island ) 81! 135,628? 107,000 207,628
Knight & Carver

( National City ) : 26 172,162 54,179 . 226,941
Koehler Kraft ‘

( Shelter Island ) 20 27,360 48,156 75,516
Nielsen Beaumont :

( Shelter Island ) Il 24,000 49,000 : 73,000
Oceanside Marine Centre \

( Oceanside ) 24 90,000 4,000 94,000
Shelter Island Boat Yard

( Shelter Island ) 16 68,992 141,022 210,014
Southbay Boat Yard

( Chula Vista) 15 411,758 371,344 783,102

¥ Kettenburg was purchased by Driscoll in 1994 but continues to operate as an independent business unit
? Represents current land leases; historically may have included up to 170,000 sq. ft. in combined parcels




Typical Number ; )
Percentage Boats General Sizes Lifting | Type of Lifting
Company Name - Work Repaired of Boats Capacity in | Devices Used
Capacity Annuslly Repaired Toms
Driscoll Boat Works - | ' 100 Tons | Large Travelift
( Mission Bay ) 80% 300 18't0 100 35 Tons Small Travelift
‘ 150 Tons | Large Travelift
Driscoll Boat Works 90% 200 to 500 27 to 140' 50 & 88 Small Travelift
( Shelter Island ) Tons
150 Tons Syncrolift
Kettenburg Marine 9% 1,000 20'to 125° 25 Tons Marine Railway
{ Shelter Island ) 15 Tons Small Travelift
Knight & Carver
{ National City ) W% 250 20’ to 100+* 300 Tons Large Travelift
Kochier Kraft
( Shelter Island ) 100% 100 under 40' 35Tons | Marine Railway
Nielsen Beaumont
( Shelter Island ) 70% 200 80' to 160 75 Tons | Marine Railway
Oceanside Marine Centre |
( Oceanside ) 85% 600 to 1000 10’ to 50' 15 Tons Small Travelift
Shelter Island Boat Yard 70 Tons Small Travelift
( Sheiter Island ) 80% 2,000 20't0 70 25 Tons Crane
Southbay Boat Yard 70 Tons? | Small Travelifi
( Chula Vista ) 70% 500 35'to 100+ ? 25 Tons Small Travelift

Ichlmtsappmx. 1/3 of totat Knight & Carver work output — remaining 2/3 of their work is building new boats

2SmthbameYardalaomﬂiudaz,SOOtondxydockanoMngzoo*ﬁ.lengthaCampbeﬂ’sShipyardbefom
its closure on 9/30/99
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TYPES OF REPAIR WORK PERFORMED

Tables 4 & 5 (pp. 8-9) highlight the types of work performed by San Diego boat yards. It is shown
that while some boat yards may frequently choose to specialize in certain services (such as Shelter
Island Boat Yard specializing in fiberglass repair), most boat yards will perform most if not all types
of work as needed by market demands. This has arisen from occasional off-peak years where
business was scarce due to global and U.S. business economic conditions.

Table 6 (pg. 10) summarizes the key capabilities of the nine functioning boat yards. The number of
work stations varies by boat yard. Some of this depends upon the type of lifts available, size of yard
and number of boat slips available for in-water repair work. Repair work in the water is significantly
limited to minor work, typically interior carpentry or furnishings, electronics and some engine work.
There has been a general assumption made that the boat repair industry as a whole has likely become
more efficient, and thus performs more work in shorter periods of time, in smaller total boat yard
repair square footage.

~ Although some merit is given to newer equipment capabilities (such as Travelifts and Syncrolifts),

any gains in production are more likely from better time usage of given boat yard repair space. It is
generally surmised that during previous uncrowded times, boat yards performed more work while
boats were out of the water.

Now, at times where the yards are at or near capacity, more work is completed either in-water, at a
dock or marina, or performed by owners themselves before haul-out. This makes the time required
on land less extensive, and frees up space more quickly. Shelter Island Boat Yard is an example of
prudent yard space management, where boats are hauled out of the water for hours, not days of work.

All boat yards studied exhibit a strong sense of efficiency in view of given operating conditions. All
are clearly professional in managing their operations and are close to peak capacity and performance.
Additionally, all appear to be managing their resources well.



Hull Heall All Strwctural & Engine, Mechanical ) Replace Repair
Company Name Scraping | Painting | Exterior | Metal Fabrication & Shaft Welding | Zincs | Fibergiass
Painting

Driscoll Boat Works

{ Mission Bay ) Yes Yes Yes Yes Yes Yes Yes Yes
Driscoll Boat Works

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Kettenburg Marine

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Knight & Carver '

( National City ) Yes Yes Yes Yes Yes Yes Yes Yes
Koehler Kraft ‘

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Nielgen Beaumont

( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes
Oceanside Marine Centre

( Oceanside ) Yes Yes Yes Yes Yes Yes Yes Yes
Shelter Island Boat Yard

( Shelter Isiand ) Yes Yes Yes Yes Yes Yes Yes Yes
Southbay Boat Yard |

( Chula Vista ) Yes Yes Yes Yes Yes Yes Yes Yes




Table 5 — f Repai ith Boat i
m
Painting Above Electrical & Interior Work, Engine & Mechanical

Company Name Decking | Plumbing Deck Electronics Upholistery & Fixtures | (excluding through-hull)
Driscoll Boat Works

( Mission Bay ) No No No No No No
Driscoll Boat Works

( Shelter Island ) No Yes Yes Yes Yes Yes
Kettenburg Marine

( Shelter Island ) No Yes Yes Yes Yes Yes
Knight & Carver

{ National City ) Yes Yes No Yes Yes Yes

Koehler Kraft

( Shelter Island ) Yes Yes No Yes Yes Yes

Nielsen Beaumont ’

( Shelter Island ) Yes Yes Yes Yes Yes Yes

Shelter Island Boat Yard

( Shelter Island ) Yes Yes Yes Yes Yes Yes
Oceanside Marine Centre

( Oceanside ) Yes Yes No Yes No Yes
Southbay Boat Yard

( Chula Vista ) Yes Yes Yes Yes Yes Yes




Company Name Tomnage Repaired Stations Work Capacity*
Driscoll Boat Works 15 land :
~ (Mission Bay ) 100 Tons 30" 10 40' n/a water 80%
Driscoll Boat Works 10 land
( Shelter Island ) 150 Tons 27 to0 140 12 water 90%
20t025 land
Kettenburg Marine 150 Tons 20'to 125’ 12 water 90%
( Shelier Island ) 1 on the ways
30 land
Knight & Carver 300 Tons 20'to 100 * 6 to 8 water 9%0%
( National City ) 1 on the ways
Kochler Kraft 6 to 20 land
( Shelter Island ) 35 Tons under 40' 10 10 30 water 100%
' 8 land
Nielsen Beaumont 75 Tons 80' to 160° 5-20 water 70%
( Shelter Island ) 1 on the ways
Oceanside Marine Centre 15 to 20+ land ,
( Oceanside ) 15 Tons 10 to 50 n/a water 85%
Sheiter Island Boat Yard 70 Tons 20't0 70 28 10 40 land 80%
( Shelter Island ) 2 to 3 water
25 land
Southbay Boat Yard 70 Tons 35't0 100 2 6 water 70%
( Chula Vista) 1 on the ways

* Indicates estimates by respective boat yard owners or gencral managers as appropriate
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BOAT YARD MARKET PERFORMANCE ANALYSIS

General Characterization

Virtually all boat yards can and do provide “full service” repair and maintenance services. Some boat
yards maintain the expertise and/or equipment in-house; however, most rely on some degree to
utilizing sub-contractors or independent companies for specific services, such as propeller or shaft
machining, engine repaif, painting, or other specialized and technical work.

However, boat yards tend to gravitate toward broad niches of types of work. Table 7 on the
following page indicates the general estimated types of broad niche markets served by the boat yards
as annotated. These estimates are based on discussion with boat yard owners and general managers,
and provide only a broad characterization; they do not necessary present any particular company’s
full description of services.

Work Volume Comparisons

Succeeding Table 8 lists the various indicators of work volume performance. The following averages
are noted:

—~ 84% Estimated work maximum capacity at which San Diego boat yards are performing
-~ 75% Estimated boat yard land usage dedicated to repair (balance is offices & equipment)

- 611 Estimated average number of boats repaired per year, per yard
- 5,499 Estimated average number of total boats repaired per year at combined boat yards

- 24 Estimated average number of boats which can be repaired on land at any given
time, per yard
- 15  Estimated average number of boats which can receive some low-level technical,
" mechanical repair or other minor work (excluding bottom work, painting, through-
hull work, etc.) on water, per yard. Note: This work on water is highly restricted.
Most water work is performed by Shelter Island Boat Yard and Koehler Kraft.

- 30  Estimated average number of employees, per yard
- 44 Estimated average number of independents and/or sub-contractors used, per yard

11
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Bottom work & painting, fiberglass, major mechanical, some do-it-yourself work

Driscoll Boat Works . | Less project work, mostly general maintenance and repair

( Mission Bay ) Primarily services Mission Bay area clientele :
Typical boat sizes: 18' 10 50' Capacity boat sizes: 18’ to 100*
Full service emphasis; one-stop shopping

Driscolt Boat Works High-end carpentry and bottom blister work

( Shelter Island ) Primarily services Shelter Island, America’s Cup Harbor and transient clientele
Typical boat sizes: 70" to 120' Capacity boat sizes: 27 to 140
Longevity and well-established name and reputation

Kettenburg Marine Independents / sub-contractors / do-it-yourself work

( Shelter Island ) Major machine/mechanical out-of-water services; Syncrolift lifting / specialty hulls
Primarily services Shelter Island, America’s Cup Harbor and transient clientele
Typical boat sizes: 20' to 125' Capacity boat sizes: 20’ to 125"
New builds account for 2/3 labor hours; 1/3 repair

Knight & Carver Highest lifting capacity in San Diego at 300 tons; higher tonnage lifting

{ National City ) Engineering, architecture, hull work, re-powers, shafis, propeliers, hydro~dynamic
performance. Typical boat sizes: 20’ to 100’ Capacity boat sizes: 20' to 160’

Kochler Kraft Do-it-self work; marine railway lifting for specialty hulls

( Shelter Island ) Typical boat sizes: under 40' Capacity boat size: 20' to 72'
I iects; full service; hopping: lete on

Nielsen Beaumont Full machine shop; system and drive train repairs

( Shelter Island ) Typical boat sizes: 60 to 100' Capacity boat size: 60' to 160" (within lift limits)
Engine installations, fiberglass, top-side painting, do-it-self-work, boat storage

( Oceanside ) Typical boat sizes: 10’ to 50' Capacity boat sizes: 10’ to 50'
High production in/out operations; high usage tenant independents/sub-contractors

Shelter Island Boat Yard | Probably the largest bottonv/blister repair on west coast

( Shelter Island ) Typical boat sizes: 20 to 50° Capacity boat sizes: 20 to 70'

Southbay Boat Yard Full mechanical & fabricating; some re-fit; no precision work

( Chula Vista ) Now limited to 70 tons lift; prior 2,800 ton lift

Typical boat sizes: 50’ to 80' Capacity boat sizes: 50' to 90’

12
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Table 8 — Boat Yard Work Volume Comparisons

Estimated | Estimated | Estimated | Estimated | Estimated
Land Usage | Number Number Typical Capacity
Estimated Allocated Boats |Boats Land| Range Range | Estimated Estimated
Typical Work | For Boat Repaired | Capacity Boat Boat Number Number
Capacity | RepairWork | Yearly | OneTime | Length Length | Employees | Sub-contractors
Driscoll Mission Bay 80% 65% 300 15t018 | 18'to 50 | 18'to 100’ 8 20
Driscoll Sheiter Island 90% 70% 200 to 500 10 70'to 120° | 27'to 140' 45 85
Kettenburg Marine 90% 70% 1,000 40 20'to 125' | 20'to 125 20 65
Knight & Carver 90% 88% 250 40t045 | 20'to 100' | 20'to 160' 85 45
Koehler Kraft 100% 90% 100 10t015 | under40’ | 20'to 72 3 14
Nielsen Beaumont 70% 80% 200 12 60'to 100° | 60" to 160’ 30-35 20
Oceanside Marine Centre 85% 70% 600 to 1000 22 10°t050° | 10'to 50 9 n/a
Shelter island Boat Yard 80% 90% 2,000 40 20'to 50' | 20'to 70° 30 100*
Southbay Boat Yard 70% 50% 500 20t025 | 50't080° | 50'to 80 80 8to 10
Average 84% 5% 611 | 24 na na 30 4
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OVERALL GREATER SAN DIEGO WORK VOLUME ESTIMATES

Throughout the course of research for the related boat yard projects, and through research in prior
studies of the consultant company, it has been noted that the boat yard industry worldwide is not a
sophisticated or “mature” industry, despite its existence for centuries. This is not a degradation of
the industry, rather, it is a qualified operations observation.

The boat repair industry is not yet fully computerized for most production or project schedules, and
thereislittle or no “customer tracking” which exists in many industries. More importantly, the nature
of the work performed is highly variable. Estimates and observations of superficial damage often
belie structural or other deficiencies found once the boat is out of water.

Additionally, the demands of operating a boat yard are great. Labor is often a key portion of repair
work, work volume fluctuates dramatically seasonally, and EPA regulations are extensive in regard
to painting, sanding and water drainage. Similarly, proper utilization of space is typically difficult.
Boats on land are not easily moved, and managers/foremen must pian this boat moving and placing
carefully. Lifts, materials, labor and land usage are key production factors.

It should be noted the usage of any given boat yard land is much more complicated than meets the
eye. For example, a 20' boat lifted by a 150 ton Travelift will require a plot of land of approximately
35'by 35' which is known as the “footprint” of the physical Travelift device. Since boats do not have
wheels, they can not be parked row by row like automobiles in a parking lot. Sufficient space must
be also allowed for the type of work involved, such as-tenting for painting (blister painting).

Additionally, to facilitate moving the boats, one or more “runways” are typically required so that lifts
may move back and forth to collect and place boat. Depending upon the configuration and land space
available at any given yard, as much as 30% to 40% of usable land space must be kept free and clear.
While yards can sometimes use these runways for short-duration projects, clogging up the runways
typically means finished boats may have to wait to be launched, and waiting boats may have to remain
berthed in the water before they can be hauled out.

In determining the capacity of any given boat yard it is critical to take into consideration the amount
of open runway space required at most times, the amount of space needed for turning longer boats
once in the yard, and the amount of space needed between boats for the specific type of work
required. Additionally, the time requirements of any particular job increase this space required almost
exponentially. A boat requiring a three-day job parked behind a boat requiring a two-week job will
utilize that space for the longer time.

14
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Also considering the time and labor cost of moving boats, and the limited amount of expensive lifting
devices, repeated frequent moving of boats is never possible. Additionally, if a yard has only one
Travelift, it is also virtually impossible to take a partially worked-on boat and place it back in the
water while pulling out another boat, with the intention of retrieving the first boat to continue work.
Time, labor, money and physical limitation would prohibit this type of action.

Thus, given the scenario that a 10' by 40’ boat occupies 400 sq. ft. would be false. It would also be
false to entertain the notion that a yard of 50,000 sq. ft. could handle 125 such boats (50,000/400).
For sake of broad example, it would likely be correct to assume that usable land area would be
reduced to roughly 70% with an equation of 35,000/1000 for a capacity result of 35 such boats.
Allowing for additional space contingencies, a wide range of boat lengths and widths, turning factors
and equipment footprints, the capacity may drop to less than 30 for such a given scenario.

The above comments are provided to establish a correct and logical frame of reference when trying
to determine the capacity of any given boat yard. As another example, one large boat of 100" hauled
for a major project may require three months of space occupancy. During this time there may have
been dozens of smaller projects for dozens of smaller boats that could have occupied the same space
-- as much as 50 to 60 smaller boats which could have been handled during that time. Such awkward
scenarios and balances must be considered in any determination of overall boat yard capacity.

Thus the following miscellaneous average figures and estimates are presented for analysis:
- 23,000  Estimated registered water craft in San Diego County
- 9,624 Estimated total boat slips and buoys ‘
- 9% Estimated average occupancy rate of slips and buoys

- 65% Estimated percentage of slips utilized by San Diego County boat owners
- 35% Estimated percentage of slips utilized by non-San Diego owners

- 84% Estimated work maximum capacity, San Diego boat yards
- 7% Estimated boat yard land usage dedicated to repair

- 24 Estimated average number of boats which can be repaired on land at any given
time, per yard
- 611 Estimated average number of boats repaired per year, per yard

~ 5,499 Estimated average number of total boats repaired per year at combined boat yards
- 24 mos. Estimated average haul-out of berthed boats (slightly increasing over time)

15
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Estimates of Boat Yard Capacities

Here, the estimates show that approximately 5,500 boats are repaired yearly, and that repair will grow
approximately 5% per year (from prior research). Since the estimates of boat repair are literally a
census of data, as opposed to a sampling, this data can be used directly to project future increase in
work capacity, albeit with an assumption that the types of boats and work required remains constant.

When analysis utilizes the 24-28 month “turnover” of haul-outs for average berthed boats, figures are
also generally consistent (but likely somewhat lower).

' Number of Boats | Number of Boats General Capacity Milestones

Year at 5% Growth at 2.5% Growth (at current 84% capacity)

1999 5499 5499

2000 5774 5636

2001 6063 5777

2002 6366 5922

2003 6684 6070 at 100% capacity (6,546) at 5%

2004 7018 6222 '

2005 7369 6377

2006 7738 6537 at 100% capacity (6,546) at 2.5%

2007 8125 6700

2008 8531 6867

2009 8957 7039

2010 9405 7215 at 100% capacity (7,201) at 2.5%
’ and 10% better land utilization

16
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CURRENT & FUTURE BUSINESS OUTLOOK

Demand for Boat Yard Services

As noted in the original report, the demand for boat yard services remains high, and is expected to
continue at or near this rate. Boat repair demand will remain strong over the next three years.
Based on stated growths and general business environment factors, the boat repair market in San
Diego is expected to grow at a rate of 4% to 6% per year. An increasing number of the larger
superyachts will further increase this growth at the larger boat yards, provided the requisite lifting
capacity to service them is provided. It is noted also that the increase in demand for larger boat
repair will likely supplant some work now performed on the smaller market boats.

Table 9 on the preceding page shows that given the assumptions made, boat yard repair capacity
will hit 100% in mid-2003 at a sustained growth rate of 5% per year. However, at a growth rate
of 2.5%, capacity is not reached until late 2006. When projecting a 10% better utilization in
overall boat yard land resources (considered at about maximum obtainable overall), maximum
capacity is reached in late 2009 or early 2010.

It should be noted that there are likely many ways to increase capacity through various means at
any individual boat yard; however, the overall averages and dates are appropriate as shown for
general analysis. As discussed earlier, trying to maximize boat yard output by utilizing simple
multiples of existing square footage for land, and for water where only minor work can be
performed, would be highly incorrect and several multiples overstated. .

Boat Repair Segments

Overall, San Diego serves its smaller and shorter length boats well. Because of market ownership
factors, travel preferences and convenience, Driscoll Mission Bay and the Oceanside Marine
Centre handle clientele from their respective areas. Of course, there is always some cross-over,
but this is considered negligible from a broad analysis of these two communities.

The smaller boats are also well serviced in North and South Bay areas. However, due to the
limited lifting capacities (150 tons at Shelter Island and 300 tons in National City) the larger
markets over 80' are believed to be under-served, and the market of 100" or more is significantly
under-served. As discussed in the original study, the overwhelming trend in yacht building is
longer, higher, wider boat, and most importantly, heavier tonnage. While there are some boats in
the 80" to 100’ boat range now serviced, the true “superyachts” are significantly under-serviced.
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SYNCROLIFT INVESTMENT

The Syncrolift device utilizes a series of carts on a rail line placed in the bottom of a drydock type .

structure to support a boat. The carts are placed in the drydock to support the boat weight
evenly, then the drydock is submerged. The boat is floated over the carts and secured. The
drydock is then raised to connect to rail lines within the boat yard. Similar to a marine railway,
the number of boats in the yard may be increased by the number of carts and rail spurs available.

™~

Installation Cost

For general analysis purposes, the installation of a 500 ton Syncrolift was used in the following
example. In comparison, a smaller 300 ton Syncrolift would require marginally less equipment
and structural work which would reduce expenditures by approximately 10% to 15%.

The Syncrolift involves several different cost variables as shown. Note: these figures represent
average estimates as reasonable guidelines. For continued analysis an experienced marine
engineering firm must be contacted to obtain a physical site survey, soil composition samples,
piling and bulkhead strength requirements, andrelatedcxvxlandmannestmcmralengmewng
requirements.

The estimated cost of developing a 500 ton Syncrolift at the Kettenburg Marine site is shown
below. It should be noted that efforts have been made to include allowance for usage of some
portion of the existing facilities which now include an older Syncrolift: Additionally, it is
estimated that Kettenburg staff may assist in some of the preliminary site preparation. It is
believed that Kettenburg may also be able to utilize some portions of the existing cradles and/or
fabricate its own cradles accordmg to Syncrolift specifications. Installation is estimated as
follows:

$ 880,000 500 ton Syncrolift and nominal shore engineering

$525,000 Installation materials, transportation and labor

$300,000  Additional shore civil work (prepare old site)

$ 200,000 Additional water civil work (piles, reinforced bulkheads, dredging)
$ 380,000 Transfer system & cradles

$ 30,000 -

$2,315000 TOTAL ESTIMATE

18

- B s Br O O O G A TE By BE A O W S A B A



ADDENDUM TO AMERICA’S CUP HARBOR USAGE STUDY

PORT OF SAN DIEGO ~ JANUARY 2000
e oAb A et Al A A1 Ao 3 AP A A A A A A5t At b st etk ettt ]

Land Requirements

Sufficient land is required for a Syncrolift to be cost effective, i.e., once the lift is built, the
number of boats that can be repaired at any one given time is simply limited by the amount of
square footage available. Since the lift system utilizes a series of carts on rails (similar to railroad
track), any number of side rails may be adjoined to the system.

Side rails are then considered to be the “work station” for any particular project. Additionally,
depending upon the land layout and system configuration, boats with work in progress may be
shuffled to a limited extent, unlike other types of lifts.

Kettenburg currently occupies approximately 136,000 sq. ft. along America’s Cup Harbor. Many
variables must be taken into account in determining the amount of land required for any given
configuration of a boat yard utilizing a Syncrolift. This includes not only easy water access with
proper draft, but efficient layout of rail sidings which maximize the number of boats which can be
dry berthed on land at any given time. Additionally, there must be enough room to allow a
minimum number of boats so that sufficient revenue is generated to justify the expense of the lift.

Estimates of land requirements were generated with information obtained from a marine
engineering firm and the Syncrolift corporation. Based on rough data, two general scenarios were
developed as follows:

A. 120,000 sq. ft.: This will allow a boat yard of roughly 300 ft. wide by 400 ft. deep. This
configuration will handle up to 8 dry berth boats each with a maximum LOA of 125",

B. 81,000 sq. ft.: This will allow a boat yard of roughly 270 ft. wide by 30 ft. deep. This
configuration will handle up to 4 dry berth boats each with a maximum LOA of 125'.

Amortization of Costs

The Syncrolift will generally finance its equipment only (no civil work expenses). Its terms
include a typical interest rate of approximately 10% APR for a period of five years. Other lending
institutions will finance capital improvements for a period of up to 20 years. Currently it is
estimated that a lending institution would provide financing at the prime rate plus 1.5 to 3 points
depending upon the credit and cash flow history of the corporate borrower. The loan is viewed
most favorably when a 20% “down payment” is provided.
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Amortization of Costs (con’d)

For general cost analysis, a cost of funds rate of 11% APR was used to generate the following
quarterly repayment schedule: :

Fi is $1,85 ($2,315,000 minus $463,000 down payment )

@ 25 years, quarterly pmts. $55,000 quarterly est.
@ 20 years, quarterly pmts. $57,500 quarterly est.

@ 15 years, quarterly pmts. $63,250 quarterly est.
@ 10 years, quarterly pmts. $76,500 quarterly est.

It should be noted that the various lending institutions may have certain requirements and
payment terms relating to the type of financing for various components such as equipment, land
improvements, contracted services, etc. Additionally, as a customer service, Syncrolift will
sometimes provide equipment leasing at rates near but typically less favorably than that of
financial institutions.

As noted, the difference in cost between a 300 ton lift and a 500 ton is relatively marginal. The
lift itself is approximately $70,000 less, and there would be some reduction in various engineering
weight/stress structural requirements. However, most of the overall system remains the same. -
Total development cost would be approximately 10% to 15% less for the smaller 300 ton system.

It is believed that a minimum capacity of hauling up to four large boats up to 125' should be
established. Depending upon work volume and sizes of other boats, somewhat larger boats may
also be serviced. Although numerous smaller boats may utilize the excess space when available, it
is believed that a capacity of four large boats is most likely to offer a favorable ROIL. Although a
small boatyard in Florida currently provides capacity for only three similar type boats, its overall
market is significantly larger and typically “wait listed.”

Adding additional rail sidings to increase the number of boats is suggested where feasible. It is

also possible that a qualified engineering firm may be able to justify land use configurations other
than the basic design to provide a more favorable design scenario.
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CONCLUSIONS & RECOMMENDATIONS

Summary of Full Report Conclusions

The following points summarize the conclusions which were presented in the original, full report.
These conclusions have remmned consistent with the expanded findings developed dunng the
addendum to the study.

€ Boat yards are now at or near capacity in San Diego. Future growth of 4% to 6% is
projected through 2003; growth should remain steady or continue to slightly increase
during the following two years to 2005. Growth will be primarily generated by the
number of new builds entering the market, the refurbishing, extensions and improvements
for resold boats, and the maintenance of charter and for sale boats.

¢ San Diego is now losing profitable boat repair business serving the larger yacht and
superyacht market which is expected to continue increasing, This is due to the lack of
general high tonnage lifting capacity over 300 tons, and particularly, the lack of a
Syncrolift capable of lifting more than 150 tons.

¢ San Diego boat yards will continue to fulfill demand in the foreseeable future over the next
10 to 20 years provided prudent upgrades and improvements are made as dictated by
market dynamics. :

¢ San Diego is at or near practical capacity for marina slips. More marina slips will be
needed over the next few years to meet demand.

¢ Boat yards need to be allowed to perform maintenance and upgrades on current facilities
with an easy approval process. Economic times are good and tenants have cash and/or
fundmg for needed improvements.

¢ America’s Cup Harbor became a vital asset to the community as a commercial, or working
harbor. As such, it has been the lifeline for many boat yards, marine services, sport
fishing, commercial fishing and commercial recreation. Its main functions and attributes
should not be drastically altered.
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Full Report Conclusions (con'd)

¢ The Kettenburg Boat Yard has been in operation since 1918. Given that the number of

boat yards has declined over the past few years, it is recommended that Kettenburg
Marine be allowed to continue its operation and be encouraged to upgrade the facility to
meet upcoming market demand. Its Syncrolift and equipment should be renovated and
upgraded for increased lifting capacity. It is also recommended that the capacity of the lift
should be increased to a minimum of 500 tons. Higher lift capacity is encouraged since
trends toward higher tonnage are expected to aggressively continue.

Continued operation of Kettenberg alleviates the downsizing of its labor force. Closing
the operation would cause a direct loss of approximately one-third of the combined
Driscoll/Kettenberg workforce, or approximately 20 FTE positions. Repair demand
indicates that these positions are needed to serve existing and expected future demand.

It is recommended that Kettenburg be allowed to redesign its boat yard to include an
upgraded Syncrolift. The Syncrolift is important because of its use in lifting larger
tonnage yachts and certain structural yachts which cannot be lifted with the strap-type,
Travelift device.

Conclusions From Addendum To Report

The following general conclusions have resulted from the additional work performed in generating
the addendum to the original study.

¢ Prior findings and recommendations of the original report remain consistent in view of the
additional material.

¢ Boat yards will likely reach capacity between 2003 and 2006, provided the world’s
economic system remains relatively stable. Growth will be primarily generated by the
number of new builds entering the market, the refurbishing, extensions and improvements
for resold boats, and the maintenance of charter and for sale boats.
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Addendum Conclusions (con’d)

¢ The demand for marina slips and buoys is expected to rise, similar to that of demand for
boat repair. There is some chance that boat repair demand may be artificially and
unnecessarily limited if the normal increase in dockage is not allowed to occur after the
general 2003 timeframe.

¢ San Diego is now losing profitable boat repair business serving the larger yacht and
superyacht market which is expected to continue increasing. Typical boat yard visits for a
superyacht range from $50,000 for a small project to $350,000 or more for larger
projects, per visit.

Summary of Total Project Conclusions

¢ The increasing demand for boat repair indicates that the current boat yard repair capacity
in San Diego will be reached in the time period of 2003 to 2006.

¢ Because of existing and projected growth in boat yard repair demand through 2010, it is
recommended that Kettenburg Marine should remain in operation, and that it should be
allowed to upgrade its operations and repair capacities.

¢ If the Kettenburg boat yard were to be closed, its workload would likely be distributed
among existing boatyards, with most work being transferred to other boat yards in
America’s Cup Harbor. This would likely bring the current boat repair workload to full
capacity in America’s Cup Harbor and it would then not be able to meet overall boat yard
demand in the immediate future following Kettenburg’s closure.

2 Additiomlly, if Kettenburg were to close, while some additional demand from America’s
Cup Harbor could be forced to use less convenient, alternate boat yards in other locations
throughout Greater San Diego, it is believed that the overall, cumulative demand
throughout San Diego would not be met within 12 to 18 months of Kettenburg’s closure.
Its is projected that some of this immediate future demand would then be fulfilled by
locations outside of San Diego, causing lost revenues to local marine businesses including
boat yards, marinas, marine parts and supplies, marine subcontractors and general marine
services.
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