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Staff Notes 

SAN DIEGO UNIFIED PORT DISTRICT ON PROPOSED LAND AND WATER USE 
CHANGES FOR CAMPBELL SHIPYARD AND THE SOUTH BAY BOATYARD 

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 A venue 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, April10, 2000 LOCATION: The Queen Mary 
10:00 A.M. 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 possible, 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 facilities. 

(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 confmed 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 ofthis·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 flll is consistent with navigational safety. 

Section 30708 

All port-related developments shall be located, designed, and constructed so as to: 

(a) Minimize substantial adverse environmental impacts. 

(b) Minimize potential 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 facilities, shipping 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 multicompany use of facilities. 

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

Proposed Changes to Land and Water Uses 

South Embarcadero (Planning District 3) - CampbelVFifih A venue 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 A venue 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-15ft. MLLW. The Chula Vista boat 
navigational channel, located immediately to the west of the boatyard was dredged to -16 
ft. MLLW in 1989. 

Planning 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 A venue 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 A venue 
Landing parcels for those purposes. The identified uses include: 

1. Ship Building and Repair 
2. Marine Terminal/Shipping 
3. Aquaculture 
4. Boat and Marine Equipment Sales and Repair 
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5. Commercial Fishing 
6. Fishing Piers 
7. Boat Launching Ramps 
8. Recreational Marinas 
9. 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. 

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 TenninaVShipping 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 CampbellJFifth A venue 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 ~osts 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 500ft. in length which is the size being built 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 A venue 
Marine Terminal (T AMT); 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 A venue 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 ~ the Port District, the Tenth A venue Marine Terminal (T AMT) 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 A venue 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 T AMT. 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 T AMT, an extraordinary 
increase in business would be required. The T AMT 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 A venue 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 
original study. Specifically, the addendum addresses the need for additional land at the 
24 Street Marine Tenninal 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 T AMT, 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 2127/98 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 T AMT 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 

f 
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with the Campbell Industries/Fifth A venue 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; c) 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 2/11100 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: 

1. Boat yard uses 
2. Shipbuilding, repair and maintenance 
3. Marine terminal 
4. Aquaculture 
5. Commercial and sport fishing 
6. Fishing piers 
7. Boat. launching ramps 
8. Passenger ferries and water taxis 

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 Diego? This question should be addressed for the full range of boat and ship 
sizes requiring repair yards in close proximity to the water. 

2. If closure of any existing boat yard is permitted through the change 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 A venue 
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 A venue 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 A venue Marine 
Terminal? 

10. Will the bound~ 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 A venue Landing parcels and the South Bay Boat 
Yard site? If not, why not? 

(Port Advisory Review4.00) 
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C MPBELL SHIPYARD/SOUTH BAY BOAT YARD 
P OPOSED LAND-USE CHANGES 

Mon20a 

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/5th 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). 

Dan E. Wilkens 
Senior Director 
Strategic Planning Services 

Attachments 

DEW:WBC:jla 

cc: Bill Chopyk Exhibit A 
Port's Submittal 
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1. PRf:>CEDURAL 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 local 
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~designations is further described and preliminarily 
analyzed in Section 4, below. The Port hqS 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 1 0-2 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 plan, 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, a 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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5. 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 

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

5.5 Tenth Avenue Marine Terminal Plan 

5.6. National City Marine Terminal Plan 

5.7. Chula Vista Baytront Plan 

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

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

5.10. SDUPD, "Preliminary SBB Marine Related Land Study", February 14, 2000. 
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(619) -423-8300 
FAX (619J 429-9770 

THE CITY Cr 

,.-. MPERIAL 

BEACH 1125 iMPERIAL BOCH 80ULEVAAO • lMPERIAt. BrACH, CALIFORNIA 91932 

Dennis Bouey 
San Diego Unified Port District 
P.O. Box 120488 
San Diego, CA 92112 

Dear Mr Bouey: 

I am writina u a member of the Imperial Beach City Council and Vice President 
of the Southwest Wetlands Interprdive Association (SWIA) to voice my concern 
about the po$$ible a-location of marine industrial usa at the South Bay Boatyard 

- ftom the CampbeU:s Shipyard site. 

It would be deleterious to allow this type of poUutina use near the planned Chula 
Vista tourist orientt;d Bayfi'ont development, particularly in view of the Port's 
t;~S.penditure of millions for protection of South Bay's sensitive and valuable 
natural resources. 

None of the sanding. blastin& and other ship buildiq and repair operations should 
be allowed over water in any pan of San Diego Bay. This type of pollution of air 
and waler are avoidable and most certainly cannot be entertained ia South Bay. 
Further loss of deep-water ticilitics in the North Bay should not result in floating 
dry docks, deepcnina or other expansions in the Southbay Boatyard. It does not 
make good serase fOr Chula Vista,. neighborins cities such as Imperial Beach. and 
defmitely not to ... itat and wildlife resources of the area. 

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

· the California Coa$tal Commission to remove marine industrial capacity on 
tidelands arouod S.n Dieao Bay. 

Thank you for yo~ consideration in this matter. 



SAN DIEGO AUDUBON SOCIETY 
2321 Morena Boulevard, SuiteD • San Diego CA 92110 • 6191275-0557 

Port Commissioners 
San Diego Unified Port District 
P.O. Box 120488 
San Diego, California 92112 

Dear Commissioners: 

Novernber15, 1999 

SUBJECT: Changing Land Use of Campbelrs 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 Campbelrs Shipyard site to commercial uses. We are very concerned 
that if the Campbelrs 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 Campbefrs. 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 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 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. 

We 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 usa for the Campbell's site. 

Respectfully, 

tf-.o P~A 
James A. Peugh 
Coastal and Wetlands Conservation Chair 
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November 4, 1999 

Mr. Dennis Bouey 
San I:>iego Unified Port .District 
P.o. ~ox 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 Pbrt should have no problem affinning that as part of its action. 

Pollution from drydocks and shipyard operations is legendary, or 
should we say notorious. As you lcnow. San Diego Bay has been found by the 
National Oceanic and Atmospheric Administration (NOAA) to be the second 
most to~c 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 Po~ 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. 
Inc~ed air and bay pollution should not be part of the long-tenn 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 mo.-e deep water berthing capacity to the proposed USS Midway project 
which seems to be contl'$'y 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 fonnally 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 oth~ mechanism. 

Please contact me with any questions at 235-0281. 
. . 

Sincerely, 

Laura Hunter 
Director. Qean Bay Campaign 

cc. 
Mr. Dan Wilkens 
Mr. David Merle 
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MAR1N'E RELATED LAND STUDY 

CAMPBELL INDUSTRIES/FIFTH A VENUE LANDING 
SAN DIEGO, CALIFORNIA 

I 

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. This report 

examines the port purposes to which the site c:ould be put and assesses the actual 

present and reasonably foreseeable future demand at the site for each of those port 

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 lOth 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 

·1· 
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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 lOth Avenue Marine Terminal and the Port District has 

made known its desire to inaease activity at the terminal. The report concludes, 

however, that the site is not necessary for either of these uses since no demand for 

those uses c:an 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 aquac:ulture, 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 

inc:ofP.Otated into the proposed pw\ of development of the site. Although a need 

cannot be demonstrated for a marina, certain benefits from incorporating a marina 

into the proposed development (espec:ially a marina with fac:ilities for large ocean 

going yachts) were ftQted and the use of part of the site as a marina should not be 

precluded. 

-2· 
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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 under a Tidelands Use and Occupa.ncy Permit) and approximately 14.5 acres of 

water area. As shown on Bxtubit 2. the water area has a typical depth of 20 to 25 

feet or less. 1 

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. · 
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The land use classification for the land element of each of the 

Campbell/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 
. . . 

building and repair, storage and maintenance of marine machinery and construction 

equipment, and marine related support and transportation 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. z 

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. R..E. Staite Engineering operates a construction business 

specializing in marine projects (including pier building and pile driving) on its part 

of the property.3 

Campbell/Fifth Avenue Landing desires to obtain a change in the land 

and water use classifi~tions for the Campbell/Fifth Avenue Landing Parcels under 

z 

3 

Master PI~ Page 31. 

R..E. Staite Engineering is currently in the process of relocating i~ marine. 
construction activities to another parcel near the 24th Street Marine Terminal. 

50\lQIOUO.ll 
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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 receipt 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 berthing use classifications of the Master Plan, but are 

allowed under the "commercial recreation" use classification of the Master Plan. 4 

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, designec:l, and constructed so as to ... 

[g]ive highest priority to the use of existing land space within harbors for port 

purposes, inclucling, but not limited to, navigational facilities, shipping industries, 

and necessary support and access facilities." 

The Public: Resources Code does not d.efine either "port·related 

developments" or "port purposes," as those terms are used in Section 30108(c:). 

4 See Addenda A anci 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 developments" 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 Res.ources 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 enhancecl 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 inextri~bly related to the water and those which are merely 

enhanced by the waterfront. As stated in the Master Plan: 

-9-
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The marine-relate.d 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.6 

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,"7 such uses are not by 

necessity dependent upon or linked to the waterfront. The Master Plan lists as 

examples of such waterfront enhancing uses re;taurants, 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/bre~ater, 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 
• •cac which milht not be "port purposes" under Public Resources Code 

·- ·· · .. __ _...-··~"are limited to navigatio~ 

'Water dependent use · . 
s reqwre waters1de sites and direct 

access to the water to f di 
. un on. For such uses, the land activity is 

directly related to a water activity and reqw· . 
res nav1gable 

. channels and specialized facilities at the land-water. interface. 

Examples of these include boat and ship buildin an 
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dependent and w;tter 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 Distri~ 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. 

1 See Master Plan, Page 18. 
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PROCEDURE 

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

Ito which the Campbell/Flfth Avenue Landing Parcels could possibly be put. Each of 

I the uses contained in the scope of work provided by the Port District (a copy of 

I which is attached as Addendym C). was assumed to be a potential port purpose. 

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

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

J 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 

I Port District's tidelands which had not yet been identified by the foregoing methods. 

I 
After identifying the potential port purposes to which the 

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

J was n:utde of the actual current and reasonably foreseeable future demand9 for the 

I use of the Campbell/fifth AYeiiUe 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 

J 
I 

9 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 -r the point at which any further projection is deemed meaningless. 
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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.1° For example, if there presently exists an 

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~ Public: Resources Code Section 30708(c) for a use that cannot be 

accommodated. Por example, if there were a need in San Diego for large scale fish 

processing fadllties, there woulcl 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\1080CI0-11 
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IV 

CURRENT AND FUTURE DEMAND FOR 

IDEN IIFIED PORT PURPOSES AND THE SUITABILITY OF 

CAMPBELL/FIFTH A VENUE LANDING PARCELS FOR THOSE PURPOSES 

1. Ship Buildins and Repaif. 

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 a number of ship building and repair 

facilities, including the shipyards operated by National Steel & 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.11 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. 
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I 
f 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. 

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

1 
Fleet, and has one of the largest c:oru:entrations of U.S. Navy vessels in the country. 

Consequently, the U.S. Navy is the predominant influence on the ship building and 

J repair industry in San Diego. Although San Diego's shipyards have historically been 

1 
involved in new construction and repair for both the Navy and the private sector, 

there is currently, and there has been in the recent past, little significant construction 

I of new ships for the private sector. Of all the shipyards, only NASSCO is currently· 

J engaged in the construction of new ships, and approximately 9D-95°k of new ship 

construction at NASSCO is for the Navy. Ship repair work in San Diego is likewise 

I dominated by work for the Navy. Of the approximately 3,900 people who have, on 

1 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.12 

I . 
I It is very difficult for San Diego shipyards to compete for either 

1 
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 

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

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

1 J -tz--De-partmen ___ t_o_f -the-Navy, Supervisor of Shipbuilding, Conversion and Repair, 

J San Diego. 
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Coast of the United States and with shipyards in other countries.13 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 San Diego than 

in many other states or countries; (ii) insurance costs are higher in California than in 

many other locations; and (ill) shipyards in San Diego are often subject to more 

intense regulation and sautiny .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 control 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. Por 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 

homeportecl 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 killecl 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 

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. 
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rastern Pacifi~, schools of dolphin swim above large schools of yellow fin ~na. This 

allowed the purse seiners to easily locate the tuna and to set their nets by 

lurrounding the dolphin. Unfortunately, this also resulted in the death of some of 

(

e 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 

lesult, the tuna fleets began operating in the western Pacific where dolphin do not 

rwim 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.14 Although various legislative efforts are 

Junderway 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 

lan be shown that the encirclement nets no longer seriously injure or kill doiphins), 

lthe effect of any legislation in returning the tuna industry to San Diego, and the 

._resUlting effect on the shipbuilding and repair business in San Diego is speculative at 

lthis time.ts ,, __ _ 
14 

I 
I 

I 
I 

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 clisc:ussecl 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 negligible. 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. 

I SO\lOICMI0-11 
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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.16 

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.17 

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. N~O'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 capacity. The Campbell shipyard is 

operating at even more severely reduced levels - between 10% and 20o/o of peak 

capacity. 

\6 

11 

See "West Coast Shipyards Annual Survey" published yearly in March by 
Padfic Maritime magazine. 

As will be discUssed further below, the Campbell/Fifth Avenue Landing 
Parcels are not large enough to acc:ommodate 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. 

-20.. 



I 
I . Because work for the U.S. Navy comprises 90% or more of the 

total work done in San Diego shipyards, any increase in the amount of Navy work at 

ln Diego shipyards w~ result in a much greater reduction in the underutilization ~f 
fe 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 a a significant inaease in the amount of Navy work available to shipyards in San 

liego in the foreseeable future. Indeed, it is likely that the amount of Navy work 

.vailable to the San Diego shipyards will deaease. 

I Although the total value of U.S. Navy "progress payments"18 to 

ian Diego based repair firms has increased somewhat since the early 1990s, as shown 

m Exhibit 4. progress payments for repair work has remained level or decreased 

lughtly. As demonstrated in Exhibit 5, the total number of shipyard jobs associated 

fith Navy construction and repair contracts is likewise projected to remain fairly 

constant or even decrease somewhat for the foreseeable future. Several factors 

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

tork in San Diego will continue: 

As older ships are decommissioned, the relative age of the fleet drops. Newer 

ships generally. reqWre less maintenance than older ships: newer ships have 

propulsion systems that require less maintenance; hulls of the new ships 

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

l 
contracts. 
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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 sautiny by 

both the United States Congress and the Executive Branch.19 

• The size of the U.S. fleet continues to ~, and San Diego will not be 

immune from the effects of fleet downsizing indefinitely. For the period from 

flSC&l 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 Jww 5, 1997, establishes a level defense 
spending budget through the fiscal year 2002. 

20 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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I 
rors will also ~verely limit the amount of Navy work available to any shipyard 

'cated at the Campbell shipyard site even if the total amount of Navy work 

lnable in San Diego does not deaease. In recent years, the Campbell shipyard has 

rn 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 

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

tt same period.21 Factors limiting the amount of Navy work available to any 

~pyard occupying the Campbell site include: 

I 
I 
I 
I 
I 

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.22 

The current Campbell shipyard does not have sufficient facilities to compete 

for repair work of Navy vessels on site. 23 To compete for these contracts, any 

I 
123 

I 

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

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 handlecl at Campbell. The most recent 
ship launched, the USNS Watg\. measured 950 feet in length. See Exhibit 6. 

Campbell, or a successor at the site, could, of course, limit its repair work to 
pier-side repair work clone on ships at the 32nd Street Naval Station or the 
North Islancl Naval Base, or could utilize the Navy's graving clock 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 I continued use of the Campbell site aa a shipyard. 
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other shipr.ard 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 lOth Avenue Marine Terminal.24 

• 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.25 

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 

capadty at the San Diego shipyards. Although work has flowed to San Diego as a 

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

25 See footnote 23. 
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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.26 

The Marine Industrial Assessment previously commissioned 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 shouid 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 (airaaft 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 adequate facilities in San Diego to repair these two 

partic:ular types of vessels. Although NASSCO is currently upgrading its d.rydock 

facilities to enable it to repair amphibious assault ships, there are no d.rydocks in San 

DieS"!, and none planned, large enough to service airaaft carriers.21 

26 

27 

See Exhibit 4 showing that 30 Navy ships have been decommissioned in San 
Diego in the last 6 years. Exhibit S 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 airaaft 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 d.rydock. Newport News S~pbuilding, Inc., a large east coast 

(continued ... ) 
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I 
Preserving the Campbell/Fifth Avenue Landing Parcels for use as 

I a shipyard cannot change this situation. The Campbell/Filth Avenue Landing 

I 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 

I Campbell/Fifth Avenue Landing Parcels would seriously interfere with navigation at 

I the adjoining lOth Avenue Marine Terminal.za 

I Finally, a shipyard located at the site of the current Campbell 

I shipyard will find itself increasingly at odds with neighboring land uses. The noise, 

dust, paint overspray and other byproduct& associated with many of the activities of 

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

I 
I 
I 
I __ _ 

I 
27( ••• c:ontinued) 

shipbuilding and repair company is reportedly in the process of purchasing 
c:ontrolllng interest in Continental Maritime, a local ship repair facility. 

I 
Although Newport News has carrier repair capabilities on the east coast, the 
Continental Maritime facility is not large enough for carrier repairs on site. 

128 

I 
I 

See Exhibit z showing the eHect 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 lOth Avenue Marine 
Terminal makes such use unfeasible. 
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Convention Center expansion to be constructed immediately across the street from 

the site.29 

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 site as a shipyard under California Public Resources Code Section 30708(c). 

. 2. Marine IerminaliShiRPinl· 

Marine terminal activities and shipping on San Diego Bay are 

currently located at two facilities owned by the Port District- the lOth Avenue 

Marine Terminal in San Diego adjacent to the Campbell/Fifth Avenue Landing 

Parcels, and the 24th Street Terminal in National City. The lOth Avenue Marine 

Terminal is configured as a bulk and break bulk cargo facility and contains cold 

29 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 inaease in activity which will be associated with the 
proposed convention center expansion. 
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storage facilities, warehouses, office space and a dry-bulk eargo loading device. The 

24th Street :rerminal 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. Eac:h of the terminals is equipped to handle multiple carriers. There are no 

privately owned and operated shipping facilities on San Diego Bay whic:h are 

dedicated exclusively to a single oeean going carrier. 

As shown in Exhibit 7. during the period from 1981 through 

1987, throughput at the two terminals averaged in exeess 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 guidanc:e to the Port District for its various operations. 

Among other issues, the Strategic: Plan dated June 1996 prepared by Booz-Allen &c 

Hamilton Inc., John Burnham & Co., Landrum &c 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. 

1be Strategic Plan projected the amount of growth in maritime 

commerce that might be possible under three different scenarios: (i) the "business as 

usual" seenario, 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\10110&10-11 
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which projected the amount of business which might result if the District 

aggressively marketed its services and facilities, and (ill) 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 

probable scenario. 30 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 2015.31 

30 

31 

Strategic Plan at Page IV-36. 

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 &c 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 c:alculates the 
presently existing cargo capacity of the terminals to be in excess of 5.1 million 
tons - almost SOCYo greater than the forecasted throughput. 
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Forecast of Port of San Diego Maritime Tonnage 

(Tonnage in Thousands) 

Fiscal Year "Business as Target 
Usual" Case Case 

1998 1,304 1,516 
1999 1,314 1,636 
2000 1,326 1,722 
2005 1,389' 1,940 
2010 1,445 2,201 
2015 1,525 2,508 

I Source: Strategic Plan 

I 
I 
I 
I 
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Stretch 
Case 

1,649 
1,780 
1,878 
2,181 
2,555 
3,003 
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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.32 

· 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 lOth 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 fumiption. 

The Port District's efforts in these and other manners to increase 

business at its terminals, if suec:essful, would result in a need to handle the expanded 

operations. A suggestion to use all or a portion of the Campbell/Flfth. Avenue 

Landing Parcels to expand ~ lOth Avenue Marine Terminal is an obvious 

32 Among other thinp, 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 occ:ur, 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 tanding 

Parcels borders the northwest boundary of the lOth Avenue Marine Terminal. The 

water element associated with the Campbell Industries parcel adjoins two of the 

berths serving the lOth Avenue Marine Terminal.33 

Before any additional land is needed for the lOth Avenue 

Terminal, however, an extraordinary inaease in business will be required. The lOth · 

Avenue Marine Terminal is presently operating significantly under capacity.34 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 lOth 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 lOth Avenue 

Terminal. As shown in , under the most optimistic "stretch" scenario, throughput at 

33 The Land Use Plan of the National Oty Local Coastal ~ 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. 

See EXhibits 10 ancl 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 b~ 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 calculated 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 

terminal 35 s. 

Even if there were a need for more land, there is already a great 

deal of extra space at the lOth 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 

aaes 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 accommoc:lated 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 

terminal36 

35 See Exlupits 8 and 9. 

The Port District is reportedly undertaking a study of whether, and how, to 
reconfigure the fadlities·at the 10th Avenue Marine Terminal, but no decisions 
have yet been made. · 
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Railroad access for the terminal is also a problem. Only one 

railroad serves San Di~go - the Burlington Northern and Santa Fe Railroad. All 

freight leaving San Diego must first travel a substantial distance toward Los Angeles 

before moving eastward. This results in increased cost and a decreased 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.37 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 loc:ations east of the Imperial Valley would be greater than the cost 

to ship those cargos to the Port of Long Beac:h. 31 

A different limitation on inaeased throughput 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 whic:h trains c:an operate, 

which in tum 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 

31 

See Strategic Plan, Page IV-44. 

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 lOth Avenue Te.rmira.al. In 
fac:t, the railroad must gain access to the lOth Avenue Terminal over the 
Burlington Northern right of way. This would probably entail a fee, a~tin 
resulting in inaeased costs whic:h limit thi! c:ompetitiveness of the railro•d. 
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I 
J ;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 

J only during off hours. 

I 
, The residential neighborhood adjoining the lOth Avenue 

J Terminal may also limit the inaeased use of the terminal, as evidenced by the recent 

I 
I 
I 

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. 

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 

J lOth 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 

I of such expansion) the Port District might again find its options somewhat limited. 

I 
For the foregoing reasons, on balance, there appears to be no 

I demand at the present or in the reasonably foreseeable future for the use of the 

J Campbell/Fifth Avenue Landing Parcels for shipping and/or a marine terminal. 

I 
I 
I 
I 
I 
I 

3. Aqyaculture. 

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\10IJ04,80.1l 
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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., abalcme, mussels and shrimps) for human 

consumption. 39 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 contactecl in c:onnec:tion with this report and researchers at the 

U.C. Davis Aquacul~ Extension Office each expressed skepticism as to the quality 

of the water of San Diego Bay at the location of the Campbell/Fifth Avenue Landing 

39 In fact, the Regional Water Quality Board's Ceanup 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. 

I 
I 
I 
·I 
I 
I 
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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 commercial aquaculture facility which raises fish, u opposed to 

invertebrates, must be of a certain minimum size which is larger ~ the land area 

of the Campbell/Fifth Avenue Landing Parcels. This amount of land is necessary 

because of the wute ~ater which is aeated. Large settling ponds are necessary to 

sufficiently cleanse the water before it can be dischargecl. 40 Fdtration and other 

40 Aquaculture generates significant wute. 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 "aops" 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. nus 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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J operations.41 There is therefore no need to give priority under Public Resources 
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Code Section 30708(c) to the use of this site for aquaculture purposes. 

4. Boat and Maline Eq.uipment 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 llnkea" (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 ~t least as ~table for boat sales and repair, including sites near 

the Shelter Island and the Chula Vasta marinas, on or near Mission Bay, and even 

4t 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 VlSl:a. Although these 

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

boatyards compete not only for the construction or repair of local boats; li1ce 

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 

have been in holding off the loss of repair or construction work to other boatyards 

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 -

SD\lQIIOUO.tl 
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~n many cases 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 

addition to competing iit an increasingly competitive environment, the number of 

Jarge recreational and corn.Otercial boats needing boatyards for repair, and the 

'umber of boats of this type being built, are not significantly increasing. There is 

Jwfident capacity in the existing boatyards to handle any increase in construction or 

iepair activity that could reasonably be expected to occur. As with the shipyards, 

therefore, the Campbell/Fifth Avenue Landing Parcels are not needed for this port 

f,urpose. 

I 
I 
I 

5. Commercial Fishin&· 

Commercial fishing vessels use the marinas at the G Street Mole 

(Tuna Harbor) and the Shelter Island amunercial basin (America's Cup Harbor) for 

lerthing. Although the Alnetica's Cup Rubor marinas are approximately 96% 

Joccupied, the marina. at Tuna Harbor has an occ:upancy level of only approximately r·c At no time in the put baa theN been a shortage of berths available fot 

commercial fishing ~ts. The number of fishing boats in San Diego is not 

Jincreasing, and there is no reason to expect this to change. There are more than an 

J adequate number of b:eztbs for commercial boats for the foreseeable future. 

I 
1-A .. -----

- Source: Port District. 
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This conclusion will not be changed by the effect of any pending 

legislati~n concerning the tuna industry. As noted above in the dis_cussion 

concerning shipyards, a large fleet of commercial tuna purse seiners was once 

homeported in San 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 ~~ the new legislation in returning the tuna fleet to San Diego 

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 ~eet, 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 Grape Street These berths are still 

SD\lCJIOCIO.ll 



I 
I generally availabl•. Therefore, even if the tuna fleet were to return to San Diego 

m masse. there should be sufficient space for the boats and all of the other 

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

I not be needed for this use. 

I 
I 

6. Fishin& pjers. 

I Five public fishing piers ate located in San Diego Bay, including 

one at South Embarcadero Park at the foot of Eighth Avenue near the Campbell/Fifth 

I Avenue Landing Parcels. According to the operators of the fishing piers, they are · 

J greatly underutillzed. 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, 

ldepending on the particular pier, the time of day, and the season. At no time is 

J capacity reached. 

I Even if the demand for fishing piers were to increase, the present 

J 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. 

I Moveover, if more pien were loU1Id to be desirable at some point in the future, the 

I Campbell/Fifth Avenue Landing Parcels would not be the likely place for a new 

I 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 

I 
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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 dedded 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 aaes of land and approximately 14.5 aaes 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, 

includes 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 incorporate fishing 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. 

1. Boat 1.auncbinl Rima 

Four boat launching ramps are located in San Diego Bay - at 

Shelter Island, ~o, National Cty, 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 times during summer holidays 

and weekends), there is more than sufficient capacity for boat launching at present, 

SD\101104.10-11 
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I r there appe~s 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 

Jrt District to be between 5 and 10 minutes. The Port District estimates that any 

rrease in use in the foreseeable future can be met by the present boat launching 

·amps. 

I 
J If for some unforeseen reason a need· for more boat launching 

ramps developed, the Campbell/Fifth Avenue Landing Parcels would be one of the 

last likely or desirable locations for a ramp. A boater would have to contend with 

towntown traffic and the congestion of the proposed convention center expansion in 

irder to use a ramp at that location. Once a boater arrived at the site through the 

'ongestio~ it would be undesirable for other reasons. For example, the location is 

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

tay. Water skiers and personal wateraaft users prefer the waters of Mission Bay 

where areas of the bay are set aside for their particular activities. Finally, a large 

'umber of small boats launching at the site may pose navigational dangers for the. 

rhips_docking at the lOth .Avenue Marine Terminal and the adjacent ship channel. 

Therefore, not only is there no current or reasonably foreseeable demand for this use 

J at the site, the .site is not well suited for such use. 

I 
I 
I 
I 
I 
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8.. Rem:ational 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 estima~s 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), Califomia Yacht Marina (with a 354 slips) at a 75o/o 

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 wmter), 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. . 

~though 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 c:ontinuing to drop. This 
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is apparently indicative of a softness in demand for slips and a resulting overall 

I deaease in the rates that can be charged for those slips.43 . 

I 
For the foregoing reasons, there does not appear to be a need for 

I an additional marina now or in the foreseeable future; existing and proposed marinas 

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

1 
reasonably foreseeable future demand. 

I 
I 

9. MoorinJ Buoys. 

In San Diego Bay there are currently 437 mooring buoys owned 

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

I 
I 
I 
I 
I 
I 
I 
I 

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 aescent. 

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 

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

43 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 
cited by marina operators, boatyard operators, boat retailers and others 
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. 
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According to the records of the Port District, however, the vast majority of the users 

are long term users. :rM 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. Naviptign. 

This use category includes ship channels, ship anchorage areas, 

and derelict aaft storage areas. The Campbell/Flfth 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 lOth Avenue Marine 
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Terminal. Because of the small size of the water area, ships anchored in the area 

could interfere with f:be 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 aaft storage. Such use could 

present a danger to the ship traffic at the lOth Avenue Marine Terminal. 

11. §gortfisbinl and Related Retail Ac:tiyities. 

Sportfis.hing 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 sportfis.hing 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 

of choice because of the proximity to the mouth of the harbor. Operators of the 

various sportfishing facilities report an oc:c:upancy rate for sportfis.hing slips ranging 

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

These occupancy levels include slips oc:c:upiecl by boats other than sportfishing 

vessels. The Campbell/F'lfth Avenue Landing Parc:els ~ 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 deaeased. 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. Ymrl Charter/Water Taxi/ferries. 

Currently, various companies operate water taxis, fmies, harbor 

tours, and vessel ~ 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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I at the Fifth Avenue Lancling site, particularly if a new hotel, with potential new 

customers, is developed next door at the Campbell site. However, any such use 

I would occupy only a small portion of the site, most of which would be most likely 

I 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. 

I The proposal for development of the Fifth Avenue Landing portion of the site, in 

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

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 aaoss 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~ 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 eseaped 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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front land at any .time in the future. Although the United States Congress recently 

refused to authorize further base closures .tt this time, there is no indication that the 

size of the fleet will significantly increase or that there will be a substantial 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 aaoss the street The U.S. Navy's demand 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 

in recent years. In the past, a number of cruise ships operating on the west coast 

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 

Thirty ships have, in fact, been decommissioned in San Diego since fiscal year 
1991. 
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result of finandal difficulties. The larger auise ships stopped calling a_t San Diego 

when the State of California asserted that gambling was not allowed when a auise 

ship was operating between two California ports. Recent legislation solved the 

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 

home port will use the cruise ship facility at the B Street Pier. This pier has more 

than enough capacity to handle the number of cruise ships now calling at San Diego 

or expected to do so in the foreseeable future. The 8 Street pier is capable of 

handling from two to four cruise ships at any one time, depending on the size of the 

ship. At present, only one cruise ship, the Vdcing Serenade, makes weekly stops in 

·San Diego. All other ships stopping in San Diego are "transitional." These are ships 

which auise 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 

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 

days when two or more auise ships were in port. 
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. The Port is also attempting to attract -another operator of day 

auises. 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 auise ships calling at San Diego, 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 lOth Avenue Marine Terminal. The draft of a 

typical cruise ship, 25 feet or more, would also require extensive dredging at the site 

in order for the site to be used for cruise ships. This would present both economic 

and environmental c:oncems. 

For the foregoing reasons, priority need not be given to the use of 

the Campbell/Fifth Avenue Landing Parcels for berthing cruise ships. 

15. Mjsc;ellancgus "Marine Belated" Uses. 

'Ibis 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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I demand lor additional power generation facilities. Salt extraction requires shallow 

drying ponds with large surface area~, and is suited for the South Bay, not this site. 

I There is no demand for a large scale commercial fish market; and in any case thi~ site 

I 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 

I nearby residential neighborhood and the proposed convention center expansion. 

I 
I 
I 

16. China Ocean ShiRRini Co. 

China Ocean Shipping Co. ("COSCO"), the shipping company 

I owned by the government of China, proposes to lease a facility in Long Beach 

Harbor. The proposed lease has, however, recently been invalidated by the courts. 

I Even if casco continues to experience legal and other difficulties at the Port of 

I Long Beach, it is extremely unlilcely that COSCO would consider moving to San 

Diego, much less consider operating &om the site of the Campbell/Flfth Avenue 

I Landing Parcels. Ac:cording to casco, casco has not even considered the idea. If 

I it did, it would find that the Campbell/FJ.fth Avenue Landing Parcels, as well as 

every other site on San Diego Bay, is W\Suitable for its needs. Among other things, 

I COSCO's requirements for its facility are (i) at least 150 acres of land, (ii) docks with 

I 50 foot water depth, (iii) on-dock rail, and (iv) "post-panamax" cranes (a aane large 

I enough to service a ship with a beam of 32 - 33 meteD). No lite in San Diego Bay 

meets these requirements, espedally not the Campbell/Fifth Avenue Landing Parcels 

I with one-tenth the required aaeage and half the water depth. The entire lOth 
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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 rai!road, 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 $lt priority be given to port purposes when locating, 

designing and constructing 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 current 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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fHlD 
Marine Refatea ... dustry requires sites within ... -lose proximity to 
water bodies due to functional dependencies on the industrial activity 
for dirac~ access or for linkages to waterborne products. processes, 
raw materials or large volumes of water. Prime waterfront industrial 

sites are in relatively short supply and it is the intent of this Plan to reserve 
these sites for marine related industry. . 

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

associated with shipcutl·ding-ancf repair, processing plants and marine terminal. 
operations. Industries lfnked' to these primary industrial activities can be 
clustered together t: 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 
transporta~1on,· Gcmnerce,. -industry and manufacturf·ng are encouraged to modernize 
and to construct ne,essary facilities within· these established areas in order to 
minimize or eliannate the necessity for future dredging and filling in new areas. 
However, expans.1on in:o new areas can be acccrrmodated 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 f=r the marine related industrial area include~ but are not 
limnted to, marine te~nals, passenge~ te~inals; railroad switching an4 spur 
t~acks; cargo handlin; equipmeat such as bulkloader and container crane; berthing · 
facilities; warehouses, silos, fueling facilities, bulk liquid storage tanks and ; 
pipelines; shipping of11ces and custom facilities; power generation plants; ship 
building, repair and c::2nvers1on yards; marine rails, lifts and graving docks; 
steel fabrication and foundry; storage, repair and maintenance of marine machinery 
and construction equi~t; kelp and seafoot processing, canning and packaging; 
aquaculture; and a11r1 r:e. re 1 a ted support and tnnsportati on faci 11 ties • . 
Although commercial ma~fculture uses relating to seafood production are not pre· 
sently established on the bay, research and experimentation which has been con· 
ducted in the regicn as well u on the bay, indicates that wa~ water stimulates 
the growth rate of cer:afn marine organisms, such as !lnriiiiP and ~obster. Assuming. 
that econanfc viabflity of uric:ulture will be achieved, future sites for mari· 
culture activities could be located within close proximity to the existing thermal 
discharge a"as of pcwer generation plants to take advantage of the available 
warm water.· There seems to be so• likelihood that future .-quaculture activi· 
ties could be conducted fn man-ma4e "tanks loeited in enclosed buildings and 
in converted salt ponds. Areas of the bay designated on the Master Plan Map 
as Estuary and Salt Pcnds also include aquaculture and resource-dependent uses. . 
Cue to the fac:t that public. aceess to the bay is necessarily limited fn established 
industrial sectors, it is the intent of this Plan that whenever feasible, indus· 
t~ial land and water users are encouraged tO invite the public to view their 
operations and to snare with the public that shoreline area not actually used 
for industrial purposes by penattting visual access to the bay. The devel~pment 
and re<tevelopnent of marine related industrial areas requires careful cons14era• 
tion involving a balancing of the peculiar needs of the development with the 
conc:u~rent need fo~ shoreline access. 

. . . . . . . . 
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I MARINE ~IHALS and the harbor constitute one of the State's rima econom1 

~nd coastal resources, functions as an essential element of th: nat~nal mari~ime 
I ndUStJ"'Y, and ser"Ves -as a strategic facility in the national defense s stem of 

the United-States. This Southern California harbor is located ten mnl!s north• 
west of the United States-Mexico border, and approximately 95 and 455 nautical 
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miles southe~st of L~s Angeles and San Francisco, California, respectively. The 
Port's 1ocat1on, lat1tude 32.41'58" north and longitude 117.13'22" west, positions 
it to be the first and the last major port of call an the Pacific Coast far ships 
in the intercaast&l, South and Central American and around-the-world trade routes. 

The Port is charged with the responsibility far providing the facilities far 
handling, marshalling and unloading/loading the cargo. Cargo storage space 
includes 1ong and short term dr.Y storage, warehouses, silas, cooler and freezer 
space, and open public storage areas. Warehouses have railroad connections and 
all are easily ac:essible 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 sei'"Vfces are provided by private companies. 
Diversified handling equipment is maintained by the operators, and special ser-· 
vices are prevfded including packing and crating, forwarding, pool car distribu. 
tfon, carloading, weighing, stamping, marking and drayage. Port of San Diego . 
operators enjoy a number of existing favorable conditions such as lang experience 
and expertise in distribution, lack of congestion, negligible pilferage, low 
insurance rates, L~ple warehousing, and a climate which is ideal for year-round 
all weather operations. A 1110re detailed description of the marine tennina ls is 
provided 1 n Planning 01 stri c:ts 3, 4 and 5. 

I 
During the past ten years tomage has gone frcm approxi1111tely one million to 
about two million tons. The overall trend has been an increase of about five 
percent a year during the past twenty yearsi however. in 1979 cargo vessel calls 

I 
increased twenty percent and cargo handling increased seventeen percent. Major 
incoming c:argo has been cement, coal coke, molasses, luaber, and newsprint. Major 
outbound cargo has been grain, soda ash, and copper concentrate. Other cargo 
handled includes container· and conventional cargo, heavy lift items, bulk can-

1 mod1t1es, submarine cable, fuel on, kelp, fish, fertilizer, automabiles. steel 
products , and scrap aeta 1. 
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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 a 
result of diversion from the Gulf Coast due to the possible closure or precip­
itous increase of tolls through the Pan11111 Canal, and an expected significant 
increase in on prices.·. 

The continued increase in the worldwide demand for basic minerals and the poten· 
tial depletion of land based supplies could stimulate mare 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 econoartc feasibility and national or politi­
cal jurisdictions are unresolved.! The ocean floor contains substantial deposits 
of manganese, copper., cobal~. nickel, precious_metals, and phosphate which, if. 
mined, .;11 need the land base 'upport facilitleS Of ports for the t~ansport&tlan, 
handling, storage and stockpfli·ng of materials on the way to prac:ess1ng. Land 
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ipace needs for these potential users could be provtded for 1n the Expansion Re­
serve catttoP.Y of thl Plan. Planned .. rtne ce.-tnal factltttes are discussed 
tn thl Prectst Plans for Planning Dtstrtcts 3, 4 and S; 

Mlrfnt tennfna1 factlftfes .ust respond to a number of design crtttrfa, all rt• 
latta to thl type of cargo bttng handled, tnt mfn1•1zet1on of ship tn-port tt ... 
and the acctss1Df11tyof other transportation ltnkay••· Two facets of mariti .. 
d..and art especially pertinent to land and water a location: ship's character· 
fstfcs and sntp•s cargo. Ship's chlrectertstics d1ctatt the location of berthtng 
and tenntnal facflfttes. Ship's cargo governs te.-tnal size. desitn and spatt&l 
•~•ng ... nts. 



,. Co~~erc!aJ Recnadoa 

I Land usa demand torecas~s nave established a basis tor 
anticipatinq continued demand tor commercial recreational 
type facilities due to trends drawn trom the converqence 

I 
ot numerous tacto~s, ot which the mos~ siqniticant are 

expand~bla inco•e, paid holidays, leisure ~ima, population, 
eauca~1on,.travel.habits, ancl new modes of transporta~ion. All of 
these are 1ncreasinq while ~he averaqe number ot workinq hours is 

l decraasinq. I~ seems likely ~hat activities associa~ed with water 
based pursuits will continua to ba amonq the moat popular·. The 
trends are al•ost certain to have considerable repercussions on the 
full ranqe ot leisure services. Tourism in the San Dieqo say 

I reqion is a siqnificant economic base activity, and at the national 
level it figures hiqhly in maintaininq the balance of payment. 

I Activities associated with commercial recreation contribute to the 
economic base of the reqion with full-time jobs, secondary 
employment for part•time help, and spin-off employment opportuni-

1 
ties in construction, warehousinq, truckinq, custodial, and 
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 recreationalista for loclqinq, food, 

I transportation services, and entertairu~ent. Site amenities are to 
be enhanced and over-commercialization is to be avoidecl by the 
balanced development of commercial and public recreational I facilities. 

commercial recrea:ion allocations on the Land and Water Use Map 
include approKimately 217 acres of land and about 343 acres of I water area, includinq aportfiahinq and recreational craft berthinq. 
The Commercial Recreation cateqory incluclea hotels, restaurants, 
convention center, recreational vehicle parks, specialty shoppinq, 

I pleasure craft marinas, and sportfiahinq which are discussed or 
illustrated in the various District Plana. 
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Hotels and Restaurants located on San Dieqo Bay cater to markets 
1nvolvinq leisure recreation, tourism, business tra'l:el aaut. 
specialized conference facilities accommoclatinq conventions, 
traininq, seminars and aeetinqs. Of qrowinq importance are the 
attractions or amenities of the restaurant, ~ich caters to the 
varied aqe qroups.clinin; for pleasure, and the hotel as a provider 
of more than just roo ... 

Hotels constitute a aiqnificant part of the local recreation 
industry and, as qenerators of ancillary business such as 
restaurants ancl specialty shops, have an important influence on 
lancl use. Uses typically associated with hotels, frequently in the 
same buildinq or on the same site, include lodqinq; coffee shop; 
cocktail lounqe and restaurant; specialty shops for qifts, 
sundries, ciqarettes, candy, liquor, clothinq and sportinq qoocls; 
tourist information and travel services; auto service station; 
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personal services such as dry cleaninq, barber and beauty shop• 
conveneion, banquet and conference rooms· and recreationai 
tacili -eies S1;1Ch as swimminq pools, cabanas,' c;ame rooms, tennis 
courts~ puttl.nq c;reen, boat and bicycle rental or charter ·and 
theatr1cal en-eertainment. In addition to the man-made struc~ures 
and orqanized sp'!rts fa.cilities, hotel locations on the bay feature 
waterfr~nt locat1ons w~th ~asy ac~e~s to beaches, scuba aivinq and 
snorlcell.nq, deep. •• .. a fl.shJ.nq, sa.1l1nq, water skiinq, boat rides, 
and "whale waech1nq durinq the whale miqration season. New hotel 
locations are allocated in Planninc; Districts 2, l, 6, 7 and. 
possi):,ly a. 

Specialty Shopping involves the planned assembly of stores 
f~equently operati~g within a unified b~ildinq complex, d.esic;ned. t~ 
g1ve patrons a var1ed selection ot retal.l goods, personal services 
and entertainment facilities. Activities typically found i~ 
specialty shoppinq areas include restaurants and the retail sale of 
ice cream, dessert items, beveraqes and sandwiches; artisan 
activities associated with ~h~ production and sale of handcrafted 
qift items, and original works of art; professional office space; 
retail shops handlinq gifts, novelties, clothing, jewelry, and home 
furnishings; wholesale and retail fish sales, fish and seafood 
processinq, and unloading · docks for vessels and trucks. 
Characteristic of shoppinq centers, the specialty shoppinq 
developmenes allocated on tidelands are usually manaqed and 
operated as a unit. Shopping areas will feature a major open sp,ce 
format, separate pedestrian traffic from vehicular movement by 
emphasizing pedestrian mall and plaza developments improved with 
landscapinq, sittin; areas, fountains and sculpture. Specialty 
shoppinq areas are allocated in Precise Plans tor Plannin; 
Districts 3 and 6. 

Pleasure Craft Marinas are encouraged to provide a varieey 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 me~er~4ip sailinq clubs; fueling 
clocks; launching for transients; automobile parkinq; dockside 
electricity, fresh water and telephones, holding tank pumpout 
stations and disposal facilities for waste oil and hazardous sub­
stances; restrooas and showers; repairs; maintenance; ott-season 
storage; ice and tuel. 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 
tor groceries, drugs and clothing; restauranes; snoreside living 
and recreational acco-odations tor boatmen; marine supplies; 
boating equipment; navigation instJ:"WWents; aarine electronics; and 
sailmaking. Users requiring water frontage are given preference 
because it is desirable to maintain a dynaaic waterfront in recre­
ational areas which is functionally sound and capable ot 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 fishinq industry. 



II sa~ ~i.;o County, population and reqi•t•red boat ownar8bip are 
ncreasin9• The qro~h ra~e of reqistered boats is increasinq two 

l d one-halt times over the population increase. In 1977, 32,562 
ats were in the County. About 21 percent of the total reqistered 

oats require wet storaqe due to their size, weight and 

l'tticulties in laUnching and storaqe. In 1978, pleasure bait 
cilities in the County provided over 6,800 slips with access to 

-•an wa~ers. over 60 percan~ of the slips were located in san 
ieqo Say, just under 30 percent in Mission Say, and a little over 
• percent in Oceanside Harbor. Iri all of the three coun~y 
IFbors, demand tor commercial recreational marinas has far 
Jtstripped supply, so that there is no effective slip vacancy. In 

( 

Diego Bay alone, a 1979 survey disclosed that marinas had a 
ting list of at least sso .separate boat owners. Measuring the 
ting list aqainst typical marina slip turnover translates into 

~ aggreqate waiting period of about one year. 

lhce 1960, the three county harbors have been adding an average of 
'proxi=ately 270 slips per year to meet the demand tor coastal 

t sel wet storage. It now appears that San Dieqo Bay is the only 
s~al harbor in the county with available slip development sites, 

s the other harbors have pretty well built to their available 
iPnned capacities. The extent to which San Diego Bay can handle 
~ annual county-wide demand for slips is limited by its physical 
lpabilities and the policies that requlate development in the bay. 

f 
marina facilities are proposed in Planninq Districts 2, l, 6, 

nc:l a. The confiqurations of the filled peninsulas enclosing the 
posed marinas is conceptual in nature as delineated on the Plan 
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scope of VOZ'Jc 
Marina Ralatacl Landa 81:.ucly 

Introduction 

The aoa~d of Port Comaiaaionara has taken action initia~inq the 
preparation ot a Port Maat:.ezo Plan Aaanclaent (PKPA) ancl an 
Environmental t=pac~ Report tor a ~· of uaa on Diatrict lancla 
laaaacl 1:.o campbell Industria• (Shipyard) an4 Piftb Avenue Landing 
(M~ine COntractor). The land uaa chanqa ia traa "Marine related 
industrial" to "Commercial Recreation• to accommodate tba 
development of a 45-story hotel of 1,001 ~ooma, aupportinq maetinq 
roo .. , reatauranta and retail apace, above qrade parkin; 
structuraa, a marina of approximately 300 alipa a water 
tranapoz:tatiol) canter, public acceaavaya, and open apace. Pursuant 
to the coastal Act (PUb •. .aaa. Coda) Section 20?08 (c), the PKPA must 
4oCWilant ancS analyze existinc; and reaaonably potential tutura port­
related maritima u••• on the atfec:tacl aita and tbe Pol"t ;enarally. 
To atticiently accomplish this mandatory Coaatal Act requirement:., 
the Port Diatrict propo••• tbat the project applicant, in close 
consultation vith Port atatt and atatt of the CAlifornia Coaatal 
Comaiaaion, and conaistent with tha Scope of WorJc outlined herein, 
prapa~a an appropriate c.traft Karina 1\alatecl Landa Report to satiety 
t:ha infomational neacla poaed by the Coaatal Act section. Th• • 
maritime (port•ralate4) landa ancl \1888 to ba acldraaead 1n tha : 
Report include all axi8tinc; ancl pravioua aarifte-ralatacl incluatrial 
uaaa of tha campbell Shipyard· ancl Piftll Avenue Landinc; aitea; 
exiating activitiaa and propoaed 4avelopaenta for navigational • 
tacilitiaa; vaaael charter, tarry an4 vatU" taxi aarvicea; ahippin; 
ind.ua~iaa; co::aercial tiabinq; J:aoat launching; aportfiahin;; 
anchorage; boat and ahip !:Nildinq, maintenance and repair; uriti.me 
ca~;o terminal operation• and atoraqa; the u.s. Navy•a ra;ional 
maintenance, repair and service area; an4·aar1na related industry. 

Taak 1: Backqround Review 

1-1 Further retina and articulata the priority aaritima 
(port-ralatacl) land uaa fraaewo~:k provided· in Coaatal Act 
aaction 30101(c). 

l.•2 Review the Po~ Diatrict'a Maata~: Plan for definition ancl 
allocation of apace for marina ralatad 1nduatrial uaea, 
coaarcial tiahinc;, aarina aalaa and aarv1caa, tarry and 
watar taxi aervicaa, anchoraqaa, pUblic tiahin; p1era, 
boat launcbint raapa, ancl sporttiahinc;, inclu4inq all tbe 
aUbcataqor.iea and uae typaa. 

1•2 Consult with tort. Diatrict ~taft, Coaatal eo-iasion 
ataft, and the public aqancy and privata aactor pa~:t1•• 
at interest J:aferenc:ed in Taak 2-1 to fill apec:ific 
1nfor:~.ationa1 gapa. Conaul.t other info'nl&tional eourcaa, 
•• necaaaary. 
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' . 
and coa•tal comai••ion a~a!t•· 

3•2 ·within 10 daya troa tba •~ o~ ~· •~udy, prapara a 
onl1: · Pz:oalia:.Lnary Report. ~1a1nin9 ~incU.nqs ancl 
raco .. andationa, and be avillabla to diseuse tbe 
pz:oelia:.I.Jw:y z:oeport. v:.Ltb the Distz'ic:t:.. 'fen (10) copies ot 
t:hi• ozoaft e.au.lcl lM c!el:.Lverecl to the Di•tric:t. 

l-3 Attar conau.ltation with Pol:'t Di•tric:t ancl coastal 
commissJ.on staff, a d.J:.'aft final Rapozot aball t»a prepared 
by tha applicant tor a\J..Dmittal to the Port Diauict, 
vhich at ita discretion may further au.pent or ravia• the 
Repo~ to au.pplamantallY address comprehenaive Port 
Master Update or coastal Act objectiv••• 

3-4 Follavin; coaplatlon of th& Raport, and as District and 
coastal commission staff may jointly.raquaet, applicant 
ahall be praparacl to make a pzoofeaaional multi-m.adia 
preaentation to tha aoard of Port comaiaaionars and to 
the coastal Co111liaaion on the ~inclinv• aftd conclusions of 

the l.&pOR• 
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%~or.aa~ion Souzcea: 

1. Karin• ;tnduet;:ial A•a••a•nt; Bepprt;, Booa, All.n and Haailton, 
Inc:., Kay 1111. 

2. &In Qitqp ynifitd Ppf$ Ditt£ist Moet;er plan, SDUPD Plannin~ 
Department, A~~il +•••· 

3. Davalopar• Env~onaantal A••••••ant, SDUPD !nvironaent&l 
Manaqamant Department. 

campbell Shipyard 
Fifth Avenue Landing 

4 • Seaport Tenainal; SDID:'D 

Marina Operation• Department 
Tra4a Deval~ent Department 

5. Exiatinq uaere and Tenant• 

ecuercial fiahinq • TUna Har»or ancllmerica'a cup Harbor 
sportt1ahing • america'• cup Kar»or 
Recreational Piera: Shalt~ Ialand, Eabarcaaero, eroaby 

Parle, National City, ancl Chula 
Viata. 

Vawaal. anc::l\ca9• anc:t -ozoin9• - Ancb.araga A•la, tb ' lc; 
A•2, A-3, A-4, A-5, A•l, ancl A-1. 

Boat tandinq Raape - Shelter %eland, National City, ana 
Chula Viata. 

Marina related Induatrial Ueere - san Dieqo and National 
C:ity. 

'· OS Naval aaaaa, San Diego. 

... 
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Tbe report ahould acldraaa tha apecifica of tha tollowinv 
·outline. 

2•1- Zxiatinq conditions. 

2-2 

Taak 3: 

2.1.01. 
2.1.02. 
2.1.03. 
2.1.04. 
2.1.05. 
2.1.06. 

2.1.0'7. 

2.1.08. 

2.1.09. 

. Caapbell Shipyarcl 
Fifth Avenue L&ncling 
10th Avanua Karina Terminal 
SDOPD Plannin• Diac:ict 3, ,, ancl s 
us Naval Station, san Diego . 
Beat and small Shipbu.ildinq /ltapair /Ma intananc• 
in tha San Diago Market Area (Miaaion/San 
Diaqo Baya-Enaanada) 
Naval and ot.ber Vaaaal Shipbuildinq/Rapair 1 
Maintenance in the Eaatarn Pacific Ra-;ionf 
Wor:lc:l 
Associated upland uaaa · 
[a] · aatar:iala bandlinq/atorage 
(b] tranaportation 
[ c] other intnatZ'\Ictura 
[d) HarbOr Sarvicaa 
other maritima uaaa 
(a) comaar:cial tiahinq 
[b) aport t iahinq 
[c] bO&t/v••••l anc:boraqa, launching, and . 

aoor1nt 
[c:l] public recreational (fiahinq) piers 
[a) aquacultura/aaricult.\IZ'a 

Tran~ (relating to aaritiaa ua .. [1-5 year, 6•10 year, 
11-20+ yaara], aa appropriate) 

2.2.1. 
2.2.2. 
2.2.3. 

2.2.5. 
2.2.&. 

2.2.'7. 

2.2.1. 
2.2.9. 

campbell Shipyard 
Fifth Avenue Lanc:ling 
SDUPD Planning Diatrict• 3, 4, anc:l 5, 
qenarally 
10th Avenue/24th Street Marina Tarainala, 
incl. expansion in area, throuqhput, cargo 
typea, ate. 
us Maval Station, San Dieqo 
Boat/8mall Ship auildint/Repair/Kaintananca 
[Harkat Area] 
Maval and other Vaaaal ShiPbu..ilcl1n9/Repair 
/Ka1ntananca (Market Area] 
Aaaociatad upland aarittae related usaa 
O'tbar aaritb• and related uaaa 

Report Preparation and Review. 
Report ia to: 

The praparer of the 

Main1:a1n cloae liaiaon and coordination with tha Diatrict 
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ADDENDUM TO 
MARINE RELATED LAND STUDY 

CAMPBELL INDUSTRIES/FIFTH A VENUE LANDING 
SAN DIEGO, CALIFORNIA 

This Addendum supplements the Marine Related Land Study for Campbell 

Industries/Fifth Avenue Landing, San Diego, California, dated. December IS, 1997, 

prepared by Gray Cary Ware & Freidenrich, a Professional Corporation, for the San 

Diego Unified Port District in counection with the proposed change of land and water use 

classifications of the parcels discussed therein. This Addendum is intended to address 

additional issues raised in counection 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 exam.iD.ed 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 lOth Avenue Marine Terminal 

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

SD\1164S90.1 
102H1·UIM1 -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 1Oth A venue Marine Terminal could be demonstrated now or at any 

time in the foreseeable future. 

As discussed in the study, the lOth Avenue Marine Terminal is presently 

operating significantly under capacity and there is no projected need for additional land at 

the 1Oth Avenue Marine Terminal in which to expand.1 

Recent and projected growth in cargo through-put at the terminals is 

occuning at the 24th Street Tenninal, not the lOth Avenue Marine·Terminal.2 The 

principal growth area is in the import of automobiles. 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.3 This 

need for additional land near the 24th Street Terminal does not, however, translate to a 

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

1 Any projected significant growth in through-put at the lOth Avenue Marine Terminal will relate 
to bulk commodities. Such carao does not require additional land, and land is not the limitina 
factor. 

2 See Exhibit 1 (anached hereto). 
3 Dan E. Wdkens, Senior Director, Strategic Planning S~ces, San Diego Unified Port District. 

SD\1164,90.1 
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at the 24th Street Tenninal does not displace other cargo which can be handled at the 

1Oth Avenue Marine Tenninal, thereby creating a need for additional land at the 

lOth Avenue Marine Tenninal. Nor can automobile cargo be easily shifted to the 

lOth Avenue Marine Terminal. Among other limitations, the lOth 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.4 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. 5 In contrast, crei.ting additional land by tilling the bay is estimated to cost between 

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

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

SD\1164590.1 
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$1 million and $1.5 million per acre (including the cost of environmental mitigation).6 

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, ChiefEnaineer of the Port of Long Beach. 

SD\ll64S90.1 
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,. Exhibit l TRADE BY Juua Laaoy 

Auto Fever 
T'!!e ~-:rt IJf San Oiego has suddenr, 

sMteG .nro !'trqn tJear. 
Sittnn monrns atter '!nrenno into an 

agreement · .. vun Nattonal Cily·!laSed auto 
•moorter :tuna Ser1rces Inc .. the numoer 
of Honc:tas comtnq •nto San Oiego's water· 
front l'!as soared. The oort moved 1." m•l· 
lion tons of autos and trudcs between 
Novemoer 1996 and Octooer 1997. uo 
rrom ;ust 269.224 tons tor tne same peri· 
IJd a '/W aartier. aceordino to data ;ust 
prenr!d 'JV tne Pacific Maritime 
Assoc:aaon. · 

Pllrt ~ffictals nad been nopeful tnar 1ts 
car ~us1ness "MOuld boom. but they say 
tne volume of autos being Shipped nas 
exceeded their expectations. Tbe Honda 
imports •got us into this nicne business. 
wnicn nas proved to be good for us." says 
Lany IOUeen. the port'-s executive director. 

Over me past year, in tact. San Diego 
nas seen ill tonnaQt of autos SlltPUS that 
Deinq llandJtd in Olldand and Port 
Hueneme. And it now Ships more lhan l'lalf 
the amount of autos coming through the 
nation's :aroest commeiCilf harbOr. the 

...a.o ·31.1 

?-:rt .,, !..:lng 9eacn. 
\4eantrme. the Burlington Normern. 

)ar.ta ;:, •nvescea S23 mlllton :n •ntrastnsc· 
~ur'! to Jetter nanale rne qrowm9 number 
~~ iU[O •moortS '" San Orego. In aaaitlon; 
'-'1r. Killeen says. for the lirst ttme tn 30 
'/UI'S. toncshoremen rtave oeen asked to 
r'!qrsrer tor additronal 'NOrk at tne cort: 
aoout 160 100S nave been created. '"We 
'Nere consrdered a low-opoortunaly port 
tor jobs." Mr. Killeen says. "Now that's 
cnanoectd 

The Port ot San Oieoo expects to 
imoort 203.000 autos thiS year. according 
to Rita 'landeroaw. tne port's airector of 
mal'kebng. More than 140.000 of them will 
be Honaas, the rest a mix of mosdy 
Volkswaqens and Jsuzus. Last year, tnett 
were 84.000 cars imported throuon Sin 
Diego, 60.000 of them Hondas. Besides 
San Diego. Handa also has a West Coast 
import center in Portland. Ore. 

Here's a look at some of the types of 
OOOdS that certain california pons nan­
died. and whether they increased or 
decrnsed during the same time period: 

...... w•• 
..:+1S7.t -~·.s'?l!l . 

..... : .:~. 

-7.1 -11.5 

TOTAL TOIIIAII •IU .S.T ·5.9 •12.1 •IU 
. . .. ... ·- -.:-..; ... ··-~ .... ._.,~ - ... ~~.~afWest~--~1-~~:. • . no.. , ., a • • *"· . ... .::-co..-:..1 

·~· -------------------------------------------­
~. --~~------------------==~----------------
:iQ• • 
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SECOND ADDENDUM TO 
MARINE RELATED LAND STUDY 

CAMPBELL INDUSTRIES/FIFTH A VENUE 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 A venue Landing parcels. 

The Study and Addendum analyzed Port water related uses to which the 

Campbell Industries/Fifth A venue Landing 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; Sporttishing 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. 

11be referenced documents are attached for the reader's convenience. 
2 
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1. Ship Building and Repair 

As indicated by the Study, the Campbell/Fifth A venue Landing Parcels are not 

suitable for maintaining/repairing/constructing large vessels such as those the U.S. Navy 

contracts NASSCO to build, maintain, or repair. 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 indicated 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 

Navy 

Campbell Industries 
Historical and Projected Revenues 

($000s) 
Mega yacht 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 
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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 demands for the megayacht 

and boat repair business does not economically justify continuing operations of this shipyard, 

repair, and maintenance capabilities. In addition, existing physical limitations of the parcels 

(limited water depth, relatively small parcel dimensions, soil/sediment contamination) pre~lude 

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 Campbell550-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 ofT AMT. 

Moreover, the adjoining parcel, Fifth A venue 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 
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shipyard, operational maritime support facility. or industrial access need to retain the Campbell 

Industries/Fifth A venue Landing parcels land areas in their present "Marine Related 

Industrial" designation. Similarly, the data and analysis indicate that there is no navigational, 

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. T AMT was operating significantly under capacity; 

2. There would be no projected need for additional land at the T AMT for expansion of cargo 

operations; 

3. Any projected significant growth in through-put at the T AMT 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, 

S. Land for automobile exp~ion must be provided near NCMT which is unrelated to uses at 

T.AMT. 
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Marine Terminals Existing Conditions 

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

higher capacities than previously stated. 2 Of the 96 acres at T AMT3
, 28 acres are committed 

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

T AMT' s usable warehouse space and lay down 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 

Financial Item Soda 
Ash 

Revenues 1,209 
Costs 1,265 
Net Income (Loss) (56) 

Comparison of TAMT 
FY 97/98 Financials by Commodity 

($000s) 

Cold Containers Fertilizer News Cement 
Storage Print 

390 805 413 226 245 
1,872 349 292 59 84 

(1,482) 456 121 167 161 

Liquid Other 
Bulk 

85 239 
161 2123 

(76) (1,884) 

Figure 1: Tenth A venue Marine Terminal 

............. Campbell Leasehold 

Figure 2: National City Marine Terminal 

............. Expansion Area 

2 See Table 3 below. 
3 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 NCMr, 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.5 

Marine terminal expansion planned at NCMT includes a wharf extension6 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. 
5 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. 
6 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 

S OriC argo oume Hit 'aiC VI 
Year Millions of Tons 
1981 2.3 
1982 1.8 
1983 1.1 
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. 
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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 

Commodity 
Soda Ash 
Cement 
Autos 
Fertilizer 
Lumber 
Newsprint 
Bunkers 
Cold Storage 
Total 

Port of San Diego 
20-Year Forecast for Existing Commodities 

(Thousands of Tons) 
2000 2005 2010 2015 2020 

621 648 725 811 908 
345 385 422 463 509 
316 325 326 332 342 
116 125 134 144 154 
94 104 113 122 132 
50 54 57 62 67 
41 47 55 66 68 
33 37 39 42 45 

1,617 1,726 1,871 2,041 2,225 
Source:Booz-Allen & Hamilton, 1999. 
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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 2020.7 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 5 

Commodity FY 
97/98 

Soda Ash/Pot Ash 599 
Cement 26 
Fertilizer 113 
Newsprint 14 
Fresh Fruit 13 
Petroleum 41 
Autos 236 
Lumber 97 
Containers 64 
Miscellaneous 78 
Total Annual Tonnage 1,281 
Average Annual Growth 
Rate (AAGR) --
Source: Booz-Allen & Hamllton, 1999. 

Port of San Diego 
Total Cargo Forecast 
(Thousands of Tons) 

2000 2010 
621 725 
345 422 
116 134 
50 57 
33 39 
41 55 

316 326 
94 113 
0 1,294 

22 55 
1,638 3,220 

8.5% 7.0% 

7 "Containers" in this report refers to Twenty-Foot Equivalent Units-TEUs. 
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2020 (2000-2020) 

908 1.8% 
509 1.9% 
154 1.3% 
67 1.4% 
45 1.5% 
68 2.4% 

342 0.4% 
132 1.6% 

2,158 16.5% 
117 8.3% 

4,500 4.9% 

3.4% 
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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 
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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 

World Region 

Northern Asia 

Southern Asia, 
Australia 

Latin America 

Other 

Total 

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 

8 1;1.) 

~ 1;1.) 0 ·-0 ·- ~ 0 d .. 0 
Q3 1 -

~ 
C':S "0 ~ z 8 

~ 
0 ·- ·- = ·- ..... 1;1.) 0 0 .. ·-0 0 ..... u N C':S >< < ..... a- 0 ..... 0 > ...... "0 0 

0 c:Q c::: ..... 1-<c'i.S~ 1;1.) C':S ~ 0 < ~ .3 -c r.n -5 C':S 0 z r.n 

1,664 138 71 16 10 14 79 17 

375 30 16 22 0 5 19 6 

87 4 2 8 0 0 5 1 

125 17 5 3 0 2 7 12 

2,251 190 93 50 10 20 109 37 

Source: Booz-Allen, 1999. 

0 u Total ·->< 
0 

~ 

109 2,119 

38 512 

18 125 

5 175 

171 2,931 

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-Ailen's projections. Booz-Allen oversized the District's current market. In 
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Table 6, Booz-Ailen 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, 

Imperial, 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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II. 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 

"' World Region .!! 

~ 
< 

.3 
Number of 1997 Containers 
via Los Angeles and 2,251 
Long Beach 
(in thousands) 

Assumed Percent of 
Containers within Trucking 
Distance Market to Port of 10% 
San Diego 

Assumed Percent of 
Containers that could have 10% 
been Captured by Port of San 
Diego 

Potential Volume of 22,513 
Containers for Port of San 
Diego 

Source: Booz-Allen, 1999. 

San Diego's FY 97/98 
Container Market Potential 

North American Origin/Destination 

g (i) 

:e ~~ 

e 0 ::s 
.?! ~ 0 

~ 

~ 
'a ·;n u 

co Q ·;::: .... ... 
~ ~ ~ ~ 

~ a > 
0 v.l v.l - ii 

190 93 so 10 20 109 

SO% 100% 100% 100% 100% 0% 

10% 10% 25% 25% 25% 0% 

9,SlS 4,650 12,399 2,559 5,107 0 

0 
.~ 
K 

~ ~ ~ 0 
~~~ .~ 

> 1il: ·-
l< 

~ ~ ... ~ 

ZZ< ~ 

37 171 

100% 100% 

100% 100% 

3,696 42,640 

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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Total 
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22% 
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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 24111 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-Ailen. 

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) 

BUENA VENTURA E 398 8 
BUENA VENTURA 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 I 5,265 101 
INCHON E 1,474 28 
IQUIQUE E 1,471 28 
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IQUIQUE 
KAOHSIUNG 
KAOHSIUNG 
KEELUNG 
KEELUNG 
KOBE 
KOBE 
MANZANILLO 
MANZANILLO 
NAGOYA 
NAGOYA 
OSAKA 
OSAKA 
PTKELANG 
PTKELANG 
PTOCABELLO 
PTOCABELLO 
PUNTA MANZANI 
PUNTA MANZANI 
SAN ANTONIO 
SAN ANTONIO 
SAN JOSE 
SAN JOSE 
SANTIAGO 
SANTIAGO 
SHANGHAI 
SHANGHAI 
SINGAPORE 
SINGAPORE 
TOKYO 
TOKYO 
VALPARAISO 
VALPARAISO 
YOKOHAMA 
YOKOHAMA 

I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 
E 
I 

Exports 
Imports 

Potential Container Market Total 

90 
948 

3,480 
1,641 
2,832 
1,994 
3,945 

211 
8 

3,930 
3,233 
2,907 

554 
971 

3,998 
285 

17 
480 

14 
3,208 

215 
82 

359 
311 

59 
634 

1,921 
830 

4,560 
4,468 
2,058 

636 
2 

2,264 

3,056 

42,202 
53,362 
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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18 
67 
32 
54 
38 
76 
4 
0 

76 
62 
56 
11 
19 
77 
5 
0 
9 
0 

62 
4 
2 
7 
6 
1 

12 
37 
16 
88 
86 
40 
12 
0 

44 

59 
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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 
District Container Forecast 45,140 50,147 

2010 
84,849 

2020 
--1 

143,567 _ _. 

As this table indicates, the District's market analysis ultimately produced 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. 8 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.9 

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 I Shipping uses 

now or for the foreseeable future. 

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

9 See attached Aerial Photographs. 
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3. Aguaculture 

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 A venue 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 A venue 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 A venue 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 connnercial boats for the foreseeable future even 

if the entire tuna fleet were to return to San Diego. Because there is sufficient space for the 

connnercial fishing vessels the Campbell Industries/Fifth A venue 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 A venue 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). 

25 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

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 A venue 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 I Water Taxi I 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. 
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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 general1y 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 T AMT, 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 A venue 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 Growth10 

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 

10 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 T AMT 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 T AMT 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 A venue 

Landing parcels are not necessary for water-dependent port purposes now and in the 

foreseeable future. 
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-------------------
2000.2005 

Cost $48.7 n1illion Den1and 50,147 teus 
Annual revenue $5.1 n1illion Capacity 83,958 teus 



-------------------
2005. 2010 

Cost $5.5 n1illion Den1and 80,849 teus 
Annual revenue $8.8 n1illion Capacity 115,721 teus 



-------------------
0 1 2 5 

Total Cost 2 0 • 01 $60.3 million 

• 

Cost $6.1 n1illion 2020 Oernand 143,567 teus 
Annual revenue $14 million Capacity 181,034 teus 
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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 regionallocational 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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I 2. SBB SITE CHARACTERIZATION 
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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 1 00 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 (iii) 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. Barney 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 Lorna. 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. 

Following 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 11 0 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 hull size in the marinas at San Diego Bay 
(after "Addendum," Table 1 }: 

116 
627 
1,742 
1,061 
1,088 
594 
742 
292 
66 
6,373 

Under 20 feet: 
20-30 feet: 
30-35 feet: 
35-40 feet: 
40-45 feet: 
45-50 feet: 
50-60 feet: 
60-100 feet: 
Over 1 00 feet: 
Total 

2% 
11% 
26% 
17% 
17% 
9% 
12% 
5% 
1% 
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 1 0 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 upholstery), 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 consultant also found that, "due to limited lifting capacities, (150 tons at Shetter 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 

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, sates, 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 to be able to function at all. Conversely, 
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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 

I 4.1. Boatyard Uses 
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I 
I 
I 
I 
I 
I 

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." 
(ld.) The Rohr missile barges plant was potentially contemplated as a lessee of the 
"Specialized Berthing" water area immediately adjacent to the present SBB site. (ld.) 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, #4.8.) 

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 rsmall-craft haul-out, repair, and storage'1 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)." 
(ld., 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. (ld., 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 modem 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.) 

4.6. 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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November 4, 1999 

Mr. Dennis Bouey 
San: Qiego Unified Port .District 
P.o. Boi 120488 
San Diego. CA 92112 

EXHIBIT 5.1 

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 
Marl~ Industrial designation for Campbell's Shipyard. While EHC has a 
long:..standing objection to losing.existing deep water~ marine industrial 
pro~. 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 affinning that as part of its action. 

Pollution from drydoclcs and shipyard operations is legendary, or 
should we say notorious. A3 you know. San Diego Bay has been found by the 
NatiQnal Oceanic and Atmospheric Administration {NOAA) to be the second 
most to~c bay of 18 bays studied in the nation. Commercial and naval 
ship}1ards \vere 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 
en'rironmentany u.uacceptable. 

The PoJt 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. Jfthe 
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. 
Inc~ed air and bay pollution should not be part of the long-tenn 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 con~ to the Port•s intended expansion of shipping and harbor commerce as 
weD as recent news accoUnts of incre8sed shipping to San Diego (attached). · 

We fonnally reqUest that a prohibition on the expansion of activity at the South Bay 
Boatyard. especially the ~tion of a floating dry dock or other intensification of uses or 
deepening. be part of the=recommen~on of staff. either as a concurrent or separate action, when 
the Campbell's item goea before the Port Co~ioners and the Coastal Commission for· 
decision. This could be ~lished through an underlying change of land use at the South Bay 

. Boatyard or by some othF mechanism. 
; 

Please contact me with .y que5tions at 235-0281. 

Sincerely, 

Laura Hunter 
Director. Oean Bay Campaign 

cc. 
Mr. Dan Wilkens 
Mr. David Merle 
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From .• oltTle'$ ,:., ~eugtt. 

EXHIBIT 5.1 

SAN DIEGO AUDUBON SOCIETY 
2321 Monma Boulevard, SuiteD • San Diego CA 92110 • 6191275-0557 

Port Commissioners 
San Diego Unified Port District 
P.O. Box 120488 
San Diego, California 92112 

Dear Commissioners: 

November 15, 1999 

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 Campbelrs Shipyard site to commercial uses. We are very concerned 
that if the Campbelrs Shipyard is disbanded, additional shipyard activity might be moved to the 
south part ci the Bay, which is currently designated the Wildlife Conservation Area in the Porfs 
Master Plan. In particular there have been conversations about increasing the size of the South 
Bay Boatyard and moving the large ftoating drydock to South Bay Boatyard as a result of the 
elimination of campbelrs. Such a change would be inappropriate as: 

• additional boat traffic would interfere with the wildJife 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 •nd the wildlife oriented 
recreational value of South Bay. 

The· South Bay Boatyard is at the corner of the largest saltmarsh habitat remaining in San 
Oiego 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 contamina~ ttie bays 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. 

We strongly urge the Port to il"'dude 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 ftoating 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 Campbelrs site. 

Respectfully, 

j-uaof.y,-l 
James A. Peugh 
Coastal and Wetlands Conservation Chair 
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Boat Yards Page 1 of9 
BOAT YARDS, REPAIR, AND MAINTENANCE 

IN SAN DIEGO COUNTY BY CITY 

CHULA VISTA 

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-lt Marine 
Coronado, CA 92118 
(619) 435-8960 

ELCAJON 

Aamco Transmissions 
355 North Johnson Avenue, 
El Cajon, CA 92020 
(619) 442-0404 

Attig & Bolger Classic Boats 
1461 PioneerWay, 
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 Motorcydes 
1066 Greenfield Drive, 
El Cajon, CA 92021 
(619) 444-1553 

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

Sunset Marine Inc 
772 Broadway, 
Cajon, CA 92021 

(619) 593-4006 

February 14, 2000 
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I 
ESCONDIDO 

Boatland 
116 North Hale Avenue, Escondido, CA 92029 

I (760) 735-2909 

IMPERIAL BEACH 

I Pacifica Diving Service 
Imperial Beach, CA 91932 
(619) 575-4115 

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

I 
Boat Equipment & Services Boat Repairing 
Boat Maintenance 
Divers Services 
Scuba Diving 

I LEMON GROVE 

Atlantis Marine Propellers 

I 3515 Harris Street, 
Lemon Grove, CA 91945 
(619) 286-5300 

I NATIONAL CITY 

Fiberglass & Gelcoating Service 

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

Futura Surf Skis 

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

Knight & Carver Yacht Center 

I 
1313 West 24th Street, National City, CA 91950 
(619) 336-4141 

OCEANSIDE 

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

I SAN DIEGO 
BOATYARD: 

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

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

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

I Lock-It Lockers Self Storage 
1560 Frazee Road, San Diego, CA 92108 
(619) 291-4362 

I 
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I 
Mission Valley R V Storage 
San Diego, CA 92101 
{619) 280-7300 

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

I 
Self Storage of Rancho Bemardo 
San Diego, CA92126 
(858) 578-6799 

I BOAT REPAIR & MAINTENANCE: 

3D Marine 

I 
San Diego, CA 92101 
(619) 221-8031 

A Diving Service 

I 
5055 North Harbor Drive, 
(619) 222-3483 

A To Z Marine Services 

I 
2330 Shelter Island Drive, 
San Diego, CA 92106 
(619) 224-1606 

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

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

I 
(619) 574-1668 

Amadors Marine Woodworks 
2819 canon Street, 

I 
San Diego, CA 92106 
(619) 222-9628 

American Mobile Satellite 

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

I Aquarius Marine 
11388 Sorrento Valley Road, San Diego, CA92121 
(858) 558-1200 

I Argo Navis Marine 
2726 Shelter Island Drive, 
San Diego, CA92106 

I 
(619) 696-0341 

Artale John Boat Service 
2608 Shelter Island Drive, 

I 
San Diego, CA 92106 
(619) 224-8539 

Bay Marine 

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

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

Boat Yards 

Blue Porpoise Marine 
1455 West Morena Boulevard, San Diego, CA 92110 
(619) 276-8862 

Boat Depot 
4025 Pacific Highway, 
San Diego, CA 92110 
(619) 296-2866 

Boat Store 
3760 Hancock Street, 
San Diego, CA 92110 
(619} 299-4422 

Boatyard 
2330 Shelter 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, CA92110 
(619) 296-6931 

California Marine Services 
5055 North Harbor Drive, 
San Diego, CA 92106 
(619) 222-3483 

California 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 92101 
(619) 275-1909 

Fonteneau Yacht Repair & Management 
1229 Shafter Street, 
San Diego, CA 92106 
(619) 222-1632 

GUMBJohn 
3027 Jefferson Street, 
(619) 299-7084 

Hernandez Miguel Yacht Refinishing 
2390 Shelter Island Drive, 
San Diego, CA 92106 
(619) 223-6651 

Hooper Steve Yacht Commissioning 
2390 Shelter 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 

Boat Yards 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} 222-4255 

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 

Boat Yards February 14, 2000 
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I 
Outboard Services 
6156 Fainnount Avenue, 
San Diego, CA 92120 
(619) 281-7790 

I Pacific Offshore Rigging 
2805 Canon Street, 

I 
an Diego, CA 92106 
(619) 226-1252 

Pacifica Diving Service 

I 1476 Seacoast Drive, 
San Diego, CA 92101 

Point Lorna Sign Mission Bay 

I 1500 Quivira Way, 
San Diego, CA 92109 
(619) 222-1148 

I Precision Paintworks 
6215 Univ Avenue, 
an Diego, CA 92115 

I 
(619) 286-4400 

Professional Boat Repair & Refinishing 
2810 Carleton Street, 

I 
San Diego, CA 92106 
(619) 222-1826 

R&D 

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

I 
Reynolds Rick Yacht Services 
1500 Quivira Way, 
San Diego, CA 92109 
(619} 523-1297 

I Rigworks Inc 
2540 Shelter Island Drive, 
San Diego, CA 92106 

I 
(619) 223-3788 

Royal Marine 
1330 India Street, 

I 
San Diego, CA 92101 
(619) 231-3456 

San Diego Marine Service 

I 
San Diego, CA 92101 
(619) 223-0772 

Schlech Peter 

I San Diego, CA 92101 
(619) 222-0612 

Seaside Marine 

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

I See Power 
3670 Rosecrans Street, 
San Diego, CA 92110 

I 
(619) 226-0001 
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I 
Southwest Marine Hardware 
944 K Street, 
San Diego, CA 92101 
(619) 233-4094 

I Sun & Moon Yacht Service 
2540 Shelter Island Drive, 
San Diego, CA 92106 

I 
(619) 523-0726 

Sundown Marine of San Diego 
7145 Mission Gorge Road, 

I 
San Diego, CA 92120 
(619) 287-1361 

Sunset Marine Inc 

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

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

I UT Fibers 
7145 Mission Gorge Road, 
San Diego, CA 92120 

I 
{619) 287-4456 

Vons Outboards 
2590 Ingraham Street, 

I 
San Diego, CA 92109 
(619) 223-1154 

Western Yacht Commissioning 

I 
2390 Shelter Island Drive, 
San Diego, CA 92106 
{619) 224-1474 

I 
Winter Robin Custom Carpentry 
304 7 Jefferson Street, 
San Diego, CA 92110 
(619) 299-6744 

I Yacht Docktor 
2390 Shelter Island Drive, 
San Diego, CA 92106 

I 
(619) 223-9190 

Yacht Ways Fiberglass Repair 
2330 Shelter Island Drive, 

I 
San Diego, CA 92106 
{619) 222-4697 

Zodiac San Diego 

I 
1919 San Diego Avenue, 
San Diego, CA 92110 
(619) 294-7270 

I SANTEE 

Circle Custom Design 

I 
8652 North Magnolia Avenue, Santee, CA 92071 
(619) 562-4133 

Custom Auto Marine 

I 
8402 North Magnolia Avenue, Santee, CA 92071 
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Page 9 of9 Boat Yards 
(619) 596-0053 

Reflections Painting 
f0659 Prospect Avenue, Santee, CA 92071 
(619) 596-0190 

Silhouette Boats 
8402 North Magnolia Avenue, Santee, CA 92071 
(619) 596-0053 

VISTA 

AAMarine 
729 Olive 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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INTRODUCI'ION 

AMERICA'S CUP HARBoR USAGE SroDY 
PoRT OF SAN DIEGo- NOVEMBER 1999 

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 ~r (ACH). This property is generally 
referred to u "tidelands" which are held in trust, locally administered by the San Diego Unified Pon 
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 hu previously performed boat yard 
repair and related market potential studies in San Diego. 

Secondary research for this project included review and analysis oflocal 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 Nonh 
and South San Diego Bay. This research wu conducted by in-person interviews. To obtain 
maximum candid response from appropriate panies, permission wu 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: marinu, fuel docks, spon fishing charters, yacht brokers, related 
marine and supply firms, as well u pertinent city offices, community development offices and the Pon 
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 wiQ use the information, findings and recommendations of this repon, 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. 

1 



AMERICA'S CUP IIARBoR 

AMERICA'S CUP HARBoR USAGE STUDY 
PORT OF SAN DI:EGo-NOVEMBER 1999 

America's Cup Harbor wu formerly called the "Commercial Basin" of Shelter Island. It is a 
"working" or commercial harbor in that it provides marine service in&utructure and services 
includins marine parts and supplies, mechanical and~ repair and rebuild services, carpentry 
and rigging, boat yards for haul-out, repair and refinisbiJI& commercial fishing Beet 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 April21, 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 thel 992 America's Cup challenge, and 
who serviced syndicates in the 199S races which were again hosted by San Diego. Additionally, it 
wu believed that this name change would provide permanent recognition of·SanDiego's interest and 
support for this on-going event, and attract local residents and tourists to the Shelter 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, sup~lies and services. 

Increased pressure on the redevelopment of Shelter Island, America's Cup Harbor and the Point 
Lorna "upl-.nds" area bas resulted in focusing on the Kettenburg Marine boat yard. The future usage 
of the Kettenburg yard bas been an issue since the previous operators of the yard declared bankruptcy 
over five years ago. At that time, DriscoU took over the facility and bas operated profitably since 
then. . 
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BoATING STATISTICS 

AMERICA'S CUP HARBoR USAGE STUDY 
PORT OP SAN DIEGo-NOVEMBER 1999 

The number of pleasure boats in San Diego has increased dramatically over the put few decades as 
shown below. Additionally, the number of marina slips baa 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 - Boatina Statistics 

Facton 1970 1980 1990 1999 

San Diego County 1.4 1.9 2.5 2.9 
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 tnmds 

In reviewing the breakdown ofboats vs. ships, it was found that there are approximately 20 ships of 
400 tons o;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. 

3 



AMERICA'S CUP HARBoR USAGE S1UDY 
PORT OP SAN DlEGo- NOVEMBER 1999 

BOAT REPAIR YARDS IN SAN DIEGO 

There are sevea boat yard repair ficitities in North and South San Dieao Bay. Of these faciHties, 
Southbay Boat Yard and Knisht & Carver are considered to be primarily industrial ficllities. The 
Sheher 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 BiNational City. 

The boat yards are listed on Table 2 (pg. S). 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 Knisht & Carver. The largest yards in 
ACH are Sheher 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 Sheher Island 
Boat Yard (135,628 sq. ft. vs. 68,992 sq. ft., respectively). 
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Table 2- Boat Yard Operations Servicing America's Cup Harbor 
E:l:istia& S.n Digo Bay Boat Yards 

NuaaberrA 
ColapaayNaJDe Yean Opentiaa AI Boat Yard Laad Operatiolu Boat Yard Water OpentioM 

ABoatYanl 5qure rootaae Square, ..... 

Bay City Marine 
( Shelter Island ) dosed in 1995 75,644 170,043 

Driscoll Boat Wodf.:s 
( Shelter Island ) 47 46,200 94,325 

Eichenlaub currently provides 
( Shelter Island ) marine services only 11,400 18.375 

K.ettenburg Marine 
( Shelter Island ) 811 13.5,628 J 107,000 

Knight & Carver 
( National City ) 26 172,162 54,779 

K.oeblcr Kraft 
( Shelter Island ) 20 27,360 48,1.56 

Nielsen Beaumont 
( Shelter Island ) 11 24,000 49,000 

Sbelter Island Boat yard 

( Shelter Island ) 16 68,992 141,022 

Southbay Boat Yard 

( Chula Vista ) IS 411,758 371.344 

1 K.ettenburg was pwcbased by Driscoll in 1994 but continues to operate as an iDdependeot business unit 
z Represents current land leases; bistoriallly may have included up to 170,000 sq. ft. in combined parcels 

T.ul 
BoatYard~ 

Squrel' .... 

l·U,687 

140,522 

29,775 

207,628 
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75,516 

73.000 

210,014 

783,102 
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AMERICA'S CUP HARBOR USAGE STIJDY 
PoRT OP SAN DIEGo- NOVEMBER 1999 

BUSINESS TRENDS IN LOCAL BoATYARDS 

The majority of the boats (4S%) are repaired at Shdter 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 Driscoa and both pr!lvide full services to a wide cross section of boats. Southbay and Knight & · 
Carver are also full-service yards; they account for approximately 1 70/e. The balance of work is 
perfonned by Nielsen Beaumont, a full-service boat yard, and by Koehler Kraft and Sunset Marin~ 
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. H~ 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 (7001e 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. 1 0) 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 1 000/e capacity. Driscoll, Kettenburg and Knight 
& Carver all state that they are at approximately 900/e capacity. Shelter Island Boat Yard states it is 
at 800/e capacity; Nielsen Beaumont and Southbay Boat Yard state they are at 700/e capacity. The 
general sizes of boats repaired are also shown on Page 10. 
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Liftina Devices 

AMEluCA,S CUP HARBoR USAGE STUDY 
PORT OP SAN DIEGO- NOVEMBER 1999 

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 !aDd aad 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 them 
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 an:i 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 modem Travelifts and Syncrolifts. 

Travelift: This trademark device is a portable system which is best visu•liud u a wheeled, four .. 
poster bed frame with straps hanging ftom 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 
ftom 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 tighteneJ, and lifted out of the water to etfectively 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 Trav~ is efficient and relatively simple to use. However, it has two main limitations. Boat 
yard spaee used is limited to the width of the "footprint" of the Travelift (e.g .• an approximate space 
of3S ft. by 3S ft. for a ISO ton Travelift). There must be enough space left between boats placed in 
the yard so that the posts ofTravelift can physically 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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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 bec.luse of potential hull stress and/or other perceived 
damage which could occur from broken straps or aadling. · 

Syncrolift: This trad~k 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 ofboat, 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 modem 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. An initial disadvantage of the 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 an.dlor sling devices used to lift and hold the boat from the crane's one initial lifting point. 

Breakdown: Kettenburg (1 SO ton Syncrolift) and Driscoll (I SO 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 . 
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Table J - Boat Yard Repair Capacities & Ljftin1 Devices Used 

1)pical N .. berBoatt Llfllq CapldtJ .......... aep.ired~ Galend Siza fiiBoatt laT., 'IDefiiJftllla 
C..paayNa.e Work CapKity ....... DeNicciU_. 

Driscoll Boat WOib UOT0111 Laqe Tnndift 
( Shelter Island ) 90% 200toSOO 21' to 140' SO .t 81 T0111 Small Tnndift 

l50TOIII Syuaolift 
Kdteobura MariDe 90% 1.000 lO'to 125' 25 T0111 Mariae RailM)' 
( Shelter Island ) 15 T0111 Small Tnndift 

Kaigbt .t Carver 
( National City ) 90% 250' 20' to 100+" 300TOIII Laqe Tnndift 

Koebler Kraft 
( Sbdler Island ) 100% 100 undcr40' 35TOIII Mariae Railway 

Nielsea. BcaumoDI 
( Sbdler Island ) 70% 200 80' to 160' 1ST.- Mariae RailM)' 

Sllcltcr Island Boat Yanl 70TGM S..U Travelift 
( Sbeltcr Island ) 10% 2.000 20'to70' 25 T0111 Crane 

., 

Soutbbay Boat Yanl 70TGM 1 S..U Travelift 
( Chula Vista ) 70% 500 35' to 100+' 1 25 Tou S..U Travelift 

1 Rcprescats approx. 1/3 of total Kaigbt .t Carver work output - n:maini"' 'JJ3 of their work is buildi"'IICW baets 
2 Soutbbay Boat Yanl also utilized a 2.800 too cllydock allowing 200+ ft.Jea&th at Campbell's Shipyard belbre its clolwe on9/30199 

......... ) ........... .. - ......... -- ----'- .. --. 
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Types of Repair Work Performed 

AMERICA'S CUP HARBoR USAGE STUDY 
PORT OF SAN DIEGO- NOVEMBER 1999 

Tables 4 ct S (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 u Shelter 
Island Boat Yard specializing in fiberglas repair), most boat yards will perform most if not all types 

of work u needed by market demands. This has arisen from occasional off-peak years where 
business was scarce due to global and U.S. business economic conditi0111. 

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 usase 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 
BoatYard 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. 

11 



Table 4 - Types of Repair Performed with Boat Baul Out 

a.a BuD All St..a.niA &ap.e,M«"·•·· lleplaa .... r 
c-.-yN.-e Scnplq ...... EDerior McUI r•ricadoa A SUit ..... 7JIICI ........ .... 
Driscoll Boat Works 
( Sheller Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

Kcacal:lur8 Mariae 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

Knight ct Clrver 
( NaliODal City ) Yes Yes Yes Yes Yes Yes Yes Yes 

Koehler Klaft 
( Shelter Islud ) Yes Yes Yes Yes Yes Yes Yes Yes 

Nielsen Beaumont 
( Sheller lslud) Yes Yes Yes Yes Yes Yes Yes Ya 

Shelter lslaDd Boat Yard 
( Shelter Island) Yes Yes Yes Yes Yes Yes Ya Yes 

Soudlbay Boat Yard 
(Chula Via) Yes Yes Yes Yes Ya Ya Ya Yes 

..... _.,._,_ .... _.., .... __ .. ____ ..., .... 



........... _ .. _ _. .... ,-, ......... _ ... , .. 

Table S - Types of Repair Performed with Boat in Water 

...... Above &kctrkal& laterior Work, Ell,._ A Medl1+11 

CcapaayNIIH Deelda& PluaabiDg Deck &kctntllicl Upbolltery A F'lmlra (CM ... I............., 
Drisooll Boat Works 
( Sbelter lslaad ) No Yes Yes Yes Yes Yes 

Ketteoburc MariDe 
( Shelter lslaad ) No Yes Yes Yes Yes Yes 

Knight .t Carver 
( National City ) Yes Yes No Yes Yes Yes 

Koehler Kraft 
( Shelter lslaad ) Yes Yes No Yes Yes Yes 

Nielsen Beaumont 
( Shelter lslaad ) Yes Yes Yes Yes Yes Yes 

Shelter lslaad Boat Yard 
( Sbelter lslaad ) Yes Yes Yes Yes Yes Yes 

Southbay Boat Yard 
( Chula Visaa ) Yes Yes Yes Yes Yes Yes 
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Table 6 - Summary of Boat Repair Work Capacities 

1)flc8l 
Mad-.• Geaenl Slza fllleatl N..-t~wor~~: Pa, ....... 

C..p•yNtiiM T....aae ....... St ...... Wll'llC.,•MJ• 

Driscoll Bolt WOib IOiaad 
( Sbcltcr Island ) 150Toas 27'to 140" 12 water 90% 

20102.51aad 
KetteDIJurs Marine 150Toas 20'10 12.5' 12 water 90% 
( Shelter Island ) I ontbeways 

. 30land 
Knisbt & Carver 300Toas 20' to 100 .. 6tolwater 90% 
( Nllional City ) 1 ontbeways 

Koehler Kraft 6to201aad 
( Shelter Island) lSToas UDder40" 10 to 30 water 100% 

I lind 
Nielsen Beaumont 7SToas SO' to 160' .5·20water 10% 
( Shelter ..... ) lontbeWBJI 

21to401and 
Slldter lslud Boll vn 70Toas 20' to 70' 2103water 80% 
( Shelter Island ) 

2.51aad 
Southbay Boat vn 70Toas 3.5' to Joo+'* 6water 10% 
( Cbula Vista ) J ODtbeW8JI 

* Indicates estimates by respective boat yard ownen or general managen u appropriate 

............ - .. - .., .... -- - ....... - .. , .. , 
----------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------
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AMERICA'S CUP HARBoR USAGE STUDY 
PORT OP SAN DIEGo-NOVEMBER 1999 

CURRENT & FuTulu: BUSINESS OUTLOOK 

BoatYardl 

Business for boat repair has been steady unong the larger- boat yards in America's Cup Harbor. 
Overall, boat yards are operating at close to 90'A capacity; and some will frequently have a waiting 
list. The yards repair approximately 4,250 to 4,SSO boats per year. Tbis 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 Broken 

Boat sales in the harbor have been especially good. Brokers contacted reported annual sales growth 
of 100.4 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 4000.4 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 pla.ce 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. 

Marina : 

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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A total of 4,187 boat slips were identified within the areas of the harbor studied. These areas include 
Shelter Island, Harbor Island, and the Maniot 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 3S' category occupy 28% of the slips; those 40' to 4S' account for 18% of the slips, 
and those in the 3S' to 40' account for another lS%. In total, boats in these size ranges account for 
more than half the slips identified. See Tables. 

The largest marinas in terms of number ofboat slips are: Harbor Island West (620); Sunwood Resort 
Marina (600); Marina Cortez (S30); Cabrino Isle Marina (4S9) and the Marriott Marina (447). 

Collectively, these five marinas account for over 600A of the boat slips studied. See Appendices for 
additional data on boat slips. 

Where allowed, marinas have been tending to their facilities u needed. This includes replacing or 
repairing docks, painting buildings, electrical work, purchase of equipment and other maintenance 
and improvement items. However, dredging 1-. become a concern, pa.rticularly for the Shelter 
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 1 OOAI for the past three years. Fuel dock sales ire mixed. At Shelter Island, Pearson 
Marine Fuels, the largest fUel dock in the harbor, has had a 1 OOA growth in business over the past two 
to three years. However, Harbor Island Fuel Dock has experienced a 200A decline in sales due to 
higher tbel:prices. 

As for marine and equipment sales, San Diego Marine Exchange has realized an annual growth of 
1 OOAI 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 

DediniDa Number of Boat Yards 

AMERICA'S CUP HARBoR USAGE STUDY 
PORT OP SAN DIEGO-NOVEMBER 1999 

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 BoatYard in Coronado, them 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 700At to 1 OOOAt 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,SSO 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 luxwy boats with length of80 ft. or more, 
with a market value of S 1 million or more. These Juxwy boats continue to increase in length and 
width; importantly, they are increasing in displacement, or general weight. An increase of 1 OOAt in 
length (LOA, or length overall) and 1 00/o in width (beam) could easily create a 200At to 400At increase 
in tonnage weight (displacement) due to the increased volume and weight of cabins, bridge 
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RECOMMENDATIONS-KETDNBURGSITE 

The Ketteoburg BoatYard has been in operation siace 1918.1Dd is located near the top, or northeast 
tip of America's Cup Harbor. It is labeled u Pan:el I# 003-041. The Ketteoburg site comprises 
approximately 100,000 sq. ft. in land fiom ita lease with the Port District, plus an approximate 35,000 
sq. ft. of uplands land leased fiom the Kettenburs family. At times, tbis secoodlay lcue may bave 
included up to an additional 70,000 sq. ft. fiom time to time. 

Given that the number of boat yards bave declined, it is recommended 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 hu 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 ofSOO 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 9()0.4 of worldwide 
superyachts (at 800 tons). Higher lift capacity is encouraged since trends toward higher tonnage are 
expected to aggressively continue. 

Continued operation ofKettenberg alleviates the downsizing ofits labor force. Closing the operation 
would cause a direct loss of approximately one-third of the combined Driscoli/Kettenberg workforce, 
or approximately 20 FTE positions. Repair demand indicates that these positions are needed to serve 
existing and expected future demand. If the 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. 
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APPENDIX C 



YacbtBnkcn 

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 Techenoft" 
The Log Newspaper 

Chris Salomone 
Chula Vista Devlp. Dept. 

David Sheldon 
National City Comm. Svcs. 

Diane Reichardt 
Peninsula Chamber of Commerce 

THOSE INTERVIEWED 

Other ButiQCIICI 

Bill Burkett 
Harbor Island Fuel Dock 

Kelly Heldenbrand 
Bay Pacific Marine 

Ted Griffith 
Pearson Marine Fuels 

Frank Lo Preste 
Lo Preste I Dunn Sports Fishing 

PhilLobred 
H&MLanding 

Dale Donnelly 
San Diego Marine Exchange 

Rich Rock 
AtoZMarine 

Joel King 
King Architects 

Richard Cloward 
San Diego Port Tenant's Assoc. 

Pt. I.o•• Allociatioa 

Richard Brepnte 

Hal Sadler 

Dan Larsen 

Wayne Raft"esberger 
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THOSE INTERVIEWED 

BoatYards 

Bill Roberts 
Shelter island Boat Yard 

TomDriscoU 
DriscoU Boat Works 

Tom Nielsen 
Nielsen Beaumont 

Charles DriscoU 
Kettenburg Marine 

Terry Koehler 
Koehler Kraft 

RandyHynd 
Sunset Marine 

Jonathan Knight 
Knight & Carver 

LeeHiU 
Southbay Boat Yard 

c::on•t 

Mariau 

MaryKuha 
Marriott Hotel & Marina 

Oerald DriscOn 
DriscoU Wharf 

Deborah Masoa 
Shelter Island Marilla 

Sandy Purdon 
Shelter Cove Marilla 

TyeOlsen 
Sheher Point Hotel/Marina 

Brian Peele 
Sun Harbor Marina 

Scott MacLaggan 
Sunroad Resort Marilla 

Gary Scott 
Sheraton Hotel & Marilla 

JerryGreea 
CabriUo Isle Marina 

Bruce Barnes 
Marina Cortez 

Eric Leslie 
Harbor Island West Marina 

SolMamrez 
HalfMoon Anchorage & 
Bay Club Marina 
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Year > > > !....5Jl !...5J... ~ ~ !..5...f. ~ ~ 
SliiJS/Buovsl• Anchor 
Number OccuPied 

~~~ 
1488 1871 
1396 1708 

Year > > > !..§Jl ~ !..i.-'. ~ !..i..t. !..i,.1. !..i.i.. !..iL .:.iJL :.iJL 
Slips/Buovatct Anchor 2101 2152 2213 2201 2246 231 s 2349 2516 2611 3440 
NwnbefOca.ded 1864 1772 1896 1809 2063 2098 2046 2335 2430 3013 

•;··-~--- ···-··.----···· w ~~-···- ·-··--·-·· •••• - ..... ·~----·- ·-··---- ·---·~~--- .... - -~-----"""' -·-·-· ----·-···· 

Year > > > :.LR. :...U.. !.LZ.. !..Z.a.. ~ :..z.1. ~ :.:J.L !..ZJl. =..z..a.. 
StiP818uovsl. Anchor 3312 3602 4074 4329 4407 4411 4608 4845 5389 5518 
Number Occupied 3088 3318 3745 3867 4018 4014 4164 4576 4934 5252 

Year > > > :JUl. :.J1.1. :.JlZ.. ~ !.I..!. !..JU. :.1.1. !JLZ. !JUL !..1.1.. 
Slipsl&.ya/0 Anchor 5129 5105 4934 5898 5659 5716 6049 6479 7548 7511 
Number Occupied 4998 5084 5301 5288 5735 6046 6373 6576 701 s 7414 

year > > > !.Jl..Q. !JU_ :..:LZ. !....lli. :..a..i. :..:U. :.Jl.i.. :.a..z.. 
Slipa/Buoysl@ Anchor 8301 8154 $194 8.474 8252 819S 8344 &:iti8 
Nl.anber Occupied 7739 7694 7668 7554 7350 7265 7672 7218 

:.JUl.. :..:t:l. 
1141¥ 
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I 
I Marina Share 

of 
Total Boat SUps 

I Percent 

I Sheraton Harbor Island 44 1.0 

Gold Coast Anchorage 45 1.0 

I Sun Harbor Marina 120 2.9 

I Driscoll Wharf 125 3.0 

Bay City Marina 160 3.8 

I Half Moon Anchorage 165 3.9 

I Shelter Cove Marina 170 4.0 

Shelter Island/Island Palms 188 4.5 

I Kona Kai Marina 261 6.2 

I 
Kona Marina 262 6.2 

Marriott Marina 447 10.6 

I Cabrillo Isle Marina 450 10.8 

I 
Marina Cortez 530 12.7 

Sunroad Resort Marina 600 14.3 

I Harbor Island West Marina 620 14.8 

I 4187 100.0 

I 
I 
I 
I 
I 



Nwnberof •• .... byboatllza ·-
·-............ .... c.. JCIMMIIfnl *-tall ~~reua Hilt Moan ...... ....... ClldiDIIIt ........ ...... ~ DltloDII's .......... ~ ~CCIIII Total 

Mlltna .... .... ~ .... ..... .... vv..IMIIfnl CldiR ... ...... ..... .... 
Under 20ft II 40 • ~----· ··---- .. 

34 37 28 • 57 102 43 20-30 ft 21 328 
30-35 ft 84 34 121 111 125 . ._!! 43 7 127 185 183. 25 24 45 1188 
35-4011 13 27 25 --10 1 115 148 • 21 24 .. 122 
40-45 ft 70 22 80 47 20 111 2 43 104 u 20 -- __ 25 120 7 781 
45-50 ft 15 27 207 2 47 • 21 M 7 429 

11 14 ----~ • 14 15 18 -· 41 83 45 34 121 50-80 II 15 525 
80-100 If 11 71 1 15 17 I 41 4 5 14 207 
oVer1oon 11 5 23 1 5 2 55 ----·-·· 

- --- . --. 

Totll ·----:_111 ,____170 212 281 110 111 100 " 410 820 110 125 __ m L._447 45 . 4111 

- .. - .. -- .. - .... -----.- .. --... 
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-~~----------------

I Number at•-
byl..oallon 

Loclllion Number Percent 
Sheller l ... nd RoadltMCI .. 10.1 
Ameflcln's Cup Harbor <36• 14 . 112 
America's Cup Harbo'" >35' 10. 11.3 
. America's Cup Harbor >55' I· 1.4 
·la"el Sttaet Ro.tA8•d 154 352 
Bly 8riciQ. RoedltNcl II 15.1 

! 
Total 431' : 100.0 

Sane: Port of S.n Dilcao ! 
Marin. ...... ....ons. Moortnaa i I 
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our tally of Olden by councry. Caaada's yacht-building indusrry, 
located solely in British Columbia. has seen its shale increase 
200CII bolh in terms of gross orders and in Hneal feet (572 vs. 
1,719) sinc::e the 1997 book. was published. Not far bebind. New 
Zealand's inc:reale for the same period· is a wboppina Ill~ in 
terms of the number of lineal feet under constructioa (901 YS. 

1,906) and 112~ iD firma of projects (8 vs. 17). As the new ceo­
nay opens. !:here is definite m.omemum with the Pacific Rim. 

.1, •. ~ :). ...... . 
Sailing Yachts Motor Yachts 

l euuth '97 98 ·gg 2000 lenqth 97 98 99 20110 
- _,.,_ ~- . 

120'-149' 6 6 12 14 ; 120"•149' 32 4t 38 4i/ 
150'+ 5 4 3 8 158'+ 43 41 45 • 

1'DIAL · • a a 14 1VI'AL zt1 • ., m 
TOTAL OF AU. ORO. OVER 80' • 3%1 

Total by Year: '8711241/,..'Z'It-/•• .. 283/20Q0.327 •. 

Sbakeup in Overall Yard Ranklnp 
The 2000 order book. also reftecls bi& cbatJaes in the Ially of 

CODSinX:Iion-by-builder lisciDp. WbiJe the top three slots remain 
unchanged with Azimut/Benetti. Feadship and Oceanco demon­
sttating continued rnirkd dominance and a total increase of eight 
projects, an aggressive FetTetti Oroup now sits at number four in 
the standings with 1,382 lineal feet under consttuction or con­
tracted. Last year Fenetti bad just three projects on our list. Ub­
wise, OvermarineJSNP 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 manapci only to hold onto 
its second-place rankinJ despite a solid 11.6~ increase in produc­
tion. Feadsbip was not alone in this regard. In the case of Heeseo­
Diasbip, that builder's 13~ increase in b11siness activity was not 
enough to keep it on the top l.S 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 696lineal feet of production versus today's 3, 1.59 feet. 

In the case of Oc:eanco, with eight orders averaging 208 feet. 
simply maintaining a strona 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 .S%. 

Custom vs. Semi-Custom Rankings 
For the second year rurming, 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 

I 
market segments, as well as to indicare the relatiYe strength of in 
dividual companies. In the case of overall ranking I~ 
imutl8eneUi. dividing it into two calqories results in the 
division cb:oppina to fourth place in the semi-custom rankin 
hind Germany's PR. Marine, OvcmtariDe md top place:i! 
Feneai.lt is inte.t1::slifll to oote. however, that four of the top · ·. 

custom builden in the world are Italian companies. A o 
these paps would nore that last year we considered PR Marine 1 

custom builder. PR. has sinc::e redirected its efforts in the r 
IIIIJIIIF8ble direction of building semi-custom series yadu:s. 

Much lite the case of Heesea-Diaship in the awnll nmt 

;op, Aqonline builda' 'IUraiJ - - i• Jut -!1. dropped to eighth in Ibis 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 fiftl 
place ranking in the semi-custom list. I 
Benetti Top Custom BuDder 

In the case of custom builders, Benetti's finish 3: 
jump of four places over last year's ranking. For number 
tom builder Feadsbip. now celebrating its SOdt year in bust 
tbis order book represen11 an unbroken string of first or !; 
place rankings since SBI bepn keeping count in 1991. 8 
Marine. under new ownership, is up one in number of yacht . 
while Palmer Johnson and Trinity, both of whom launched sewn 
yachts earlier this year, each are down two orders. Ital:.t 
yacht bui1det Perini Navi moves onto the list, propelled • 
a spectacular last·minute announcement of a new 206-footel 
Intermarine dropped from third place to sixth in the :I; 
loss that reftecls a new business strategy to concentrate on 
yacht COl'ISirUC.1ion and refit work radler than to pursue ori 
custom consll'UCtion contracts. Heesen-Diaship keeps its tend 
place rank for the second consec:utive year, while last year's • 
busiest custom yard, Trident. falls off the list to twelfth ~ 
hind Royal Huisman. 

Power Venus SaD , I 
If there was any underlying weakness in the industry in prevaou 

years. it was the performance of the sailboat construct:ion ~ 

I 
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The 2f.XX) sailing yacht order book. despite the poor showing of the 
90-fo..99 foot sector. <M:l'lll rose 28'l7 from 1999, mostly on. dou­
bling 80-to-89 foot sales. Perhaps the most dramatic aspect of this 
year's Order Book is the resurge:oce in iDrr.:n:st in vuy llqe sailing 
yachts. Orders fer lS()..foot..plus saiJiDa yada rose from three cr­
ders in 1999 to eight in 2fXX).,. iDcrease of 1~. We also DOfc the 
first sailing yacht over 200 feet on the tally. 

For power yachts, nearly every segment showed robust 
growth. Countering tnmds of most segments, the order book re­
flects a yo-yo pattcm for orders of yachts between 80 and 99 feet. 
While this segment is up 29411 from 1999 orders, it is stiD 17~ boo 
low 1998's orders. The up and down lllOVellle8l 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 pi.ncbed by 1998's so-called Asian flu 
are apparently recovered, and the di~ty of the otfaings by 
semi-custom builders are proving alll'aCti'Ye. 

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 2QCI,, 

outstripping the 8~ growth in the 150-foot-plus segment. This 
comparison, however, taken on a unit basis. may oot rd.ect actual 
volume of constnJCtion activity because of the spectacular ongo­
ing interest in 300-foot-plus yachts. 

Is There A Down Side? 
While many segments of the indusay are enjoying an era of un­

precedented financial prosperity, the boom times have also raised 
many areas of di1liculty and c:oncem. For one. many subcontrac­
tors to the yacht construction indusay, especially in places such as 
Italy and Holland that rdy heavily on them. are hard-pressed to 
fulfill their contracts. Brokers wbi1e gloating over the bigb prices 
used boats have been fetching, are also Umited in their potential to 
capita.lize on the seller's nwtf:t by the paucity of oewlistings. 

With almost 200 yachts over 80 feet in length being 1auncbcd 
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. lbo few 

builders have followed the lead of LUrssen. Feadsbip 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 levetage in contract nego­

tiations. The good news. however, is tbat 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 launcbed yachts. 

Bow tbe 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 tbeir con­
struction activity and bona fide orders as of October 
1st, 1999. In the tahllatioos, speculative construction 
activity is permitted so long as actual coostruction 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. 

'-~·--·~ #'OtW"V•--·---··--...... n11 
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Marine Facilities Listed by Planning District 

Planning Dlslrlct 1 
SHELTER ISLAND 
1 Harbor Control Float 
1 Transient 8oet Mooring Faclllly 
1 Nidlol8l Pier 
2 Kona Kai Club 
3 Kona Marina 
.. Sheller llland 1M .... 
4 Siver Gale Yacht Club 
.. Bar Club Hotel and Marina 
5 Hall Moon Yacht Anchorage 
I Gold CoMI Anchorage 
5 p..,.,.. Marine SeMce 
5 San Diego Marin Club 
& The Crowl Nest 
6 San Diego YI}Cht Club 
7 Lacr Pier 
7 WpltPier 
7 Oonneler Pier 
8 LaPiaya Yec:ht Club 
8 Soulhwellam Yacht Club 
9 Ball Hal Guest Dock 
8 Sheller Cove Marina 
8 Koel1ler Knafl Co. 
8 Shelter llland Yacht Waya Lid. 
10 Sheller Island Y ... t w.,. Lid. 
10 Nlellan Beaumont Marine 
10 lllilcd Cullom Boata 
10 ~Marine 
10 Red Salis 1m 
10 San Diego Mlrfne Exc::henge 
11 Keaanburg Marine 
1 1 Lact Palm's Spor1llhlng 
11 H & M Landing 
11 Point Loma Spor1111hing Assn. 

Planning Department 

11 Fisherman's La,_.. 2 Hornblower 

12 Sun H..-bor Marina 3 TWta.wbor 

12 Bar cur u.~na 3 Harbor Seafood Mat 

13 San Diego Flshennan'l Vllage .. Marriol Marina 

13 America'• Cup Harbor Shore FaciiJ 5 Baylkle Terminal, Inc. 

14 America'• Cup Harbor Moorings 5 Campbell Industries 

15 U.S. Naval Training Cenlar 5 Marina Park Fishing Pier 

16· USNTCISpedal Servlcel Saling Marina 5 Ray c.penler 

17 se.ller llland Pier -
17 se.ller llland Aoac:llttad Moorings Planning Dlsldct 4 
18 Shaler Island Roedl .... Moortnga TENTH AVENUE MARINE TEIMNAL 
11 Shaler llland RoediiiM Mooring• 1 TanlhAvenue ~Terminal 

2 Pacilc Towboat & Salvage Co. 

Planning Dlab1ct 2 2 Continental Maritime 

HARBOR ISLAND 3 ·1<e1co Companr 
1 Harbor llland Welt Marina 3 Soulhwelt Marine Inc. , 

2 Marina C0111tz 3 SOG&E Power Plant 

3 C8ldo .... Marina .. Nellanal Sleel & Shipbuilding Co. 

.. Sheraton Harbor Island Hoeel 
5 Loc:kheed Engineering a Science eo. Planning Olsldct s 
& Sunroad Retort Marina NATIONAL CITY BAYFRONT 
7GeneraiO,nama 1 Nallanal Citr Marine Terminal 
a u.s. Navy e • .., Balin 1 SweelWalar Chamel Wharf 

2 National Citr Fishing Pier 

Planning Dl8b1ct 3 2 National Cllr l.aunc:hlng Ramp 

CENTER CITY EMBARCADERO 
1 Embarcadero Tranllenl Moorings Planning Dl8b1ct 6 
1 Laurel Slreet Roads...S Moorings CORONADO BAYFRONT 
2 Anlhonr's Aellalnnl Guest Dock 1 TheWharf 
2 Marillma Museum Alan. ol San Diego 1 Old F..., landing 

2 San Diego Crulle Ship Tennlnll 1 Coronado Ferrr end Fishing Pier 
2 San Diego Harbor ElGCUI'IIan 2 La Maridlan Hotel 
21koadwayPier 3 Bay Bridge Roadstead Mooring• (69) 

2 Center Bay Canlrof Float 4 Coronado Yacht Club 

2 NavrPier 5 Glarielta Bay Marina 

Port District 
Tidelands Slip & Pier Diagram Index 

- -- - -- -.. --
Planning Dlstrlct7 
CHULA VISTA BAYFRONT 
1 Soulh Bay Boat Yard Inc. 
2 Chula Vista Mama 
2 Bayllde Petk Pier 
3 Chula Vista lalnchlng Ramp 
3 Calforfta Yacht Marina 
3 Marina Parkway Pier 
3 Hamor Palce Subttallon 

Planning Dlstrlcl8 
SILVER STRAND SOUTH 
1 Loews Coronado Bay Resort 
2 Gnten Turte car 
3 Coronado Cars Yacht Club 

4 Grand Caribe Isle - Soulh 
1 Blue Anchor ear 

Planning Dlstrlc19 
IMPERIAL BEACH 
1 Imperial Beach Pier 

SlYer Strand Navy Housing 
1 Naval AmphiJious Base Marina 
2 Naval Amphtioul Base Moorinp 

North Island HAS Piers 
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2 Harbor Island I Undbergh Field 
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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 use allocations, some 
improvement can be obtained by extensive 
renovation of older facilities 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 Shelter 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. 
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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 planned 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 Table6. 

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& 
SHELTER ISLAND: PLANNING DISTRICT 1 

LAND WAJER 
USE ACRES use ACRES 

COMMERCIAL 83.1 135.4 

Mlrlne Slllls .... Services 11.4 21.0 
Commercill F1lhi'G 2.8 5.7 
Cornrnerclll Recrulian 45.1 .... 
~ 3.7 10.3 

PUBUC RECREAnON 29.4 . 51.0 

Opens.-. 8.8 Open&.y/W- 51.0 
P.tc 18.4 
Pia ..... 1.4 

PUBUC FACIUTIES 28.9 10.7 

HnorleMce8 1.2 Hnor Mlltw 1 r,.,.•nt 5.2 
Bdq 

streltll 25.7 Bolt~ Corridor 5.5 

MIUTARV 25.9 8.9 

Nllvy Fll8t School 25.1 NINy Smlll Craft Berthing 8.2 
NINy Ship Berthing 2.7 

TOTAL LAND AREA 145.3 TOTAL WATER AREA 208.0 

PRECISE PLAN LAND AND WATER ACREAGE TOTAL 

Hole: eo. nat InclUde:. 
Ancl'lanlge ANe A-1 -
Anchcngt ANe A-2 -
Stlllllidlllndll 

7.3 .. 
11.0acra 

108.5--
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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 to be 
restored by State, Port and City action. The 
!<ellogg 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 activities 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 lanc).based activities of these 
quasi-public centers will continue to be 
confined to each parcel. 

An~orage A-1, Yacht Basin anchorage, is a 
s~al an.chora~e designated on Bay Charts • 
Smgle swmg potnt anchoring will continue to 
be by vessel ground tackle. The water area 
allocated for the anchorage occupies 
approximately 9.4 acres and can 
accommodate up to about 20 vessels, 
depending upon their size. A-1 has a low 
inte~sity .us~ orientation and no anchoring 
landmg s1te ts proposed. Use is by permit of 
the Harbor ~aster .. Control over the anchoring 
of vess~ls .wtll continue to be exercised by the 
Port District pursuant to local ordinances. 
Anchorage A-1 is one of several small craft 
f~cilities pla~ned for all of San Diego Bay as 
discussed tn Section Ill, Water Based 
Transportation System. 

Shelter Island Point 

The southwestern tip of Shelter Island is 
planned to continue as a center for maritime 
~ervi~s 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 Shelter 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 
overlooking 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 auising. The transient berthing is 
used by vessels under permit 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 patrol field 
work, provides in-service training 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. 

BayCo"idor 

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, 1tnd people qriented 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-1 a, A-1 b, and A-1 c. The 
mooring area has been designated to resolve 
conflicts between anchored vessels and 
activities on the ship channel, public fishing 
pier, smaU 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, Include 
commercial recreati~ 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 ~ny smaH 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 parldng lot at Anchorage 
Lane and Shelter 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 parldng. Direct Port District 
involvement is proposed to renovate the street 
area, create a pedestrian promenade, 
construd a shoreline park, and establish a 
discernible demarcation between the uplands 
and tidelands by following a street design that 
emphasized a senH 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 
detriment 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. 

Sportflshlng 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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I 
approximately by Lowell Street, Cartetlt 
Street and the bay. Redevelopment of • 
sportfishing area, begun several years ago. 
has proceeded with the renovation of ' 
sportfishing services area by removal 
obsolete structures, the consolidation 
supportive services into new buildings,~ 
reorganization of the parking area in 
manageable efficient parking facility, 
expansion of the pedestrian oriented shoreline 
promenade and sitting area. Boat building et 
repair, significant employers which se+ 
recreational yachts and moderate size fishing 
vessels, make use of the dredged chal 
and waterside sites, and are to be retai , 
although given appearance treatme . 
Lodging facilities, restaurants, fresh ~h 
market, cannery and fishing equipment u 
are to continue in this dynamic wate t 
setting. The renovation of the leaseholds are 
anticipated projects. I 

Commercial Fishing Basin 

Anchorage A·2, Commercial B' 
Anchorage, occupies a total water areas ot 
about 15 acres. The Port District has a I 
tenn lease on the submerged lands under 
anchorage from the State Lands Commis 
which prohibits use by any structures that an 
primarily used for residential purposes.J 
boundaries of this federally design c 
anchorage are to continue to be shown on b~ 
charts and marked on site by pole mourtt: 
day markers. Control over the anchorage .. 
be exercised by the Port District. 

Mooring facilities proposed are marked I 
and aft mooring buoys to accommodate a 
170 venels. The redevelopment effort wn 
strive to accommodate in A-2 all exist 
vessels that meet the anchorage regulati 
Twenty to thirty percent of the moorings are. tc 
be set aside for short-term· use by cruisin• 
transient vessels. Due to the number • 
vessels currently using the anchorage area 
the installation of the mooring system~·: 
proposed to be undertaken in phases. 
bottom must be cleared of sunken ves 
and other debris. Shoreside facilities prop~· 
include pier and float, paved access w 
automobile parking, landscaping, 
receptacles and restrooms. 

I 
I 
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Approximately 1.000 linear feet of rock 
revetment is to be placed on the shoreline of 
the Commercilll 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..ot..bank alignment 
wiD follow the existing top-of-bank. 
Cons1ruction activities wiU be essentially the 
same as those described for the shoreline 
protection in the Bay Corridor of Shelter 
Island. Tenant conducted renovation of the 
commercial fishing f8c:ility 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 A.S.W. occupies Port 
District tidelands, for practical purposes the 
tenns of the lease have excluded 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 Hawaiian 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 tower low 
water (approximately 26 feet above ground 
level). The low--profile building silhouettes 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 cons1ructed of wood 
finished to resemble a driftwood color tone, 
with cutout or incised lettering, simply 
designed without discordant colors and 
shapes, and without hangel'8 and ac:ld-ons 
(see F'aoure 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 overal harmony between each parcel. 
landscape design concepts are encouraged 
to use ftowi~:~g, 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 unffied 
landscape theme, relating and connecting all 
tenant parcels and structures in the Planning 
District. A street tree and landscaping master 
plan (see F~gure 8) is proposed to foster a 
sense of design harmony throughout the 
Planning District. 

Parking spaces are encouraged on each site; 
employee parking is suggested to be 
concentrated to the public parking area at 
either end of the corridor; and a two-hour 
perking limit is recommended for on-street 
parking. 
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I TABLE7 FISCAL 

~ YEAR I SHELTER ISLAND: PLANNING DISTRICT 1 ~ 

I 
........ 

1. BEACH STABLJZATION AND REPLENISHMENT: (Kellogg Beach) 11 p N 1980-81 I Conslruc:t rock ........ with sand 

l 2. BEACH CORRIDOR: lnRIII surfeced path end viewing ... ; rtmCMt 11 T v 1987-88 I oblol4ltll struc.tur• 

J 3. PUBUC FISHING PIER: RecoMtruct; inlfall street landlcaplng 13 p N 1881..a2 

I 4. SHORELINE PROTECTION: Channel side of.,......_. I'HGIItiU 13 p N 1880-81 

l 
«<ded Mt'lk; bnek up and embed editing rubble; innlll rtp.mp 

5. SHELTER ISLAND DRIVE: '40dify street. curb and gutW; lnlt.ll 14 p N 1880-81 I landscaping, street trees, irrigation, street furnllhlngt, sculpture 

I 8. PUBUC SHORESIDE PARK: Shelter Island Drive at Anchorage Lane; 14 p N 1880-81 
~ paYing; lnsblllllndsceplng. ln1ption, pram..-, p8ltc I fumtlhinp 

I 7. MARINE EQUIPMENT BUILDING: (0303) RencMde building end 14 T N 1980-81 

I lancfsceplng 

I 8. BOAT BUILDING AND REPAIR: (0327) Rencwate end upgrade--.. 14 T N 1880-81 

8. MARINE SERVICE STATION: (0308) Renovate builcllng. .... end 14 T N 1980-81 I 
I 

landscaping 

10. FISH TRANSSHIPMENT: (0332) Remove oblollte strueturel; 14 T v 1980-81 I Consttuct new t.cilltles; inltalllnigltion end landsceping 

I 11. BOAT SALES: (0333) RerMMde structure~ and piera 14 T N 1984-86 

I 12. RESTAURANT: (0335) Remove obsolete structures; construct new 14 T y 1986-87 

I 
fecilitiel; inltalllnigatlon end lencfsceplng 

13. MARINE SERVICE CENTER: (0302) Construct new bullcllng fclr 14 T N 1985-88 I marine related IIIVIces 

I 14. RESTAURANT: (0348) Renoveta buildings and pi .. 15 T y 1988-89 

I 15. BOAT YARD: (0350) Renavete building, pierl and faclfitiel 15 T N 1980-81 

18. MARINA: (0351) Renovate mllrlne building, piefs and grounds 18 T y 1982-83 

I 17. SHOREUNE PROTECTION: Break up and embed ecilting rubble; 18 p N 1982-83 
install ftltar blenklt end rock I'8Yitment 

18. MOORING FACIUTY: (Commercfal81sin) Install mooring buoys; con- 18 p N 1980-81 I struct landing 1loet end ramp; pave parldng, Install irrigation end 
landscaping; construct comfort station 

19. RESTAURANT: Low-cost food building. plaza. lendsceplng 14 T N 1985-88 I 
p.. Port Dillllct N-No 
T·T.-.N Y·Y• I 
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The Project Ust deals with development proposals for the entire Planning District. Both Port District and 
known tenant projects have been listed and a detennination as to whether the project is in an appealable 
category has been indicated. 
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ADDENDUM To AMERICA'S CUP HARBoR USAGE S1UDY 
PORT OF SAN DJEoo- JANUARY 2000 

!!!!!!! Ill I 111111111 Ill I I I lllilllll!illl!!!lllll I 1111111 I Ill ! II IIlii III II I 

IN1RODUCI10N 

This report is an addendum to the America's Cup Harbor usage study presented in November 1999. 
Inclt 1ded is expanded comparison infonnation from two additional boat yards (Oceanside and Mission 
Bay 1 which were excluded from the first report because of their overall nature of servicing limited 
and defined markets. 

Adc itionally, this addendum includes some additional demand analysis of the boat yard repair market 
in Greater San Diego. OveraU, the general research methodology, market studied, findings and 
con' ~lusions are consistent with that discussed in the original report. 
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Table 1 - Number of Slips B~ Boat Size 
Marina Name %Occupied lUnder 20'120'- 30'130'- 35'135' -40'140' -45'145'- 50'150'- 80'180' -100'10ver 100'1 TOTAL % 

Bahia Resort Marina I 98% I 10 I 15 I 40 I 12 I I 5 I I I I 82 I 0.9% 
l13itv Club Marina I 100% L _____ l_ _ _ L 125 I I I 27 I 8 I I I 180 1 1.8% 
Cabrillo Isle Marina I 95% I 56 I 4 I 127 I 115 I 43 I 47 I 41 I 17 I I 450 I 5.0% 
california Yacht Marina I 85% I I 35 I 108 I 71 I 71 I 35 I 35 I I I 355 I 3.9% 
CamplandontheBay I 100% I 12 I 12 I 20 I 26 I I I I I· I 70 I 0.8% 
Chula Vista Marina I 99% I 8 I 150 I 175 I 50 I 98 I 30 I 42 I 8 I 2 I 561 I 8.2% 
Coronado Cays Yacht Club I 100% I I 30 I 8 I 12 I 8 I I 10 I I I 88 I 0.7% 
Dana Inn & Marina I 100% I 8 I 100 I I 38 I 8 I I I 3 I I 153 I 1.7% 
Dana Landing Marina I 90% I I 23 I 15 I 19 I 10 I 17 I 10 I I I 94 I 1.0% 
Driscoll Mission~ Marina I 98% I I 45 I 35 I 23 I 45 I 28 I 40 I 8 I I 220 I 2.4% 
Driscoll's Wharf I 95% I I I 25 I 25 I 20 I 21 I 34 I I I 125 I 1.4% 
Glorietta Bay Marina I 100% I I 25 I 25 I 30 I 2 I 10 I 5 I I 3 I 100 I 1.1% 
Gold Coast Marina t 95% I I I I I 7 I 7 I . 15 I 14 I 2 I 45 I 0.5% 
Half Moon Anchorage I 100% I I 28 I 78 I 25 I 20 I I 14 I I I 165 I 1.8% 
Harbor Island West Marina I 98% I 40 I 57 I 185 I 148 I 104 I 9 I 83 I 9 I 5 I 820 I 8.8% 
Islandia Marina I 100% I I I 60 I 48 I 38 I 30 I 5 I 5 I I 188 I 2.0% 
Kona Ka1 Marina I 100% I I I 115 I I 47 I I I 78 I 23 I 281 I 2.9% 
Kona Marina I 100% I I 37 I 121 I I 60 I I 44 I I I 262 I 2.9% 
LOINe's Crown Isle Marina I 100% I I I I 10 . I I 7 I 30 I 30 I 3 I 80 I 0.9% 
Marina Cortez I 88% I I 102 I 183 I 98 I 83 I I 45 I 41 I I 530 I 5.8% 
Marina Vii!Q Marina I 93% I I 263 I 183 I 55 I 71 I 25 I 37 I I I 834 I 7.0% 
Marrtott Marina I 100% I I I 45 I 58 I 120 I 94 I 125 I 5 I . I 447 I 4.9% 
I Navy Lancing Center I 85% I I 12 I 21 I 12 I 12 I 23 I I I I 80 I 0.9% 
Oceanside Harbor Marina I 100% I I 350 I 83 I 300 I 107 I I 25 I I I 865 I 9.5% 
San OiegoYacht Club I 99% I 12 I 45 I 150 I 150 I 53 I 50 I 75 I 38 I 3 I 578 I 8.3% 
SeaWortd Marina I 70% I 10 I 110 I 54 I 8 I I I I . I I 180 I 2.0% 
Seaforth Marina I 100% I I 40 I 120 I 70 I I I I I I 230 I 2.5% 
ShelterCoveMarina I 95% I I 34 I 34 I 27 I 22 I 15 I 14 I 19 I 5 I 170 I 1.9% 
Shelter Island Marina I 98% I I 21 I 54 I 13 I 70 I I 11 I I 19 I 188 I 2.1% 
Sheraton Marina I 100% I I I 7 I 1 I 2 I 2 I 16 I 15 I 1 I 44 I 0.5% 
Southwestern Yacht Club I 95% I I 49 I 89 I 104 I 85 I 10 I 20 I 9 I I 366 I 4.0% 
sunHarborMarina I 97% I I 43 I 24 I 24 I 25 I I I 4 I I 120 I 1.3% 

t-.l •sunroad Marina 80% 43 90 158 207 95 600 6.6% 

TOTAL 95% 156 1630 2352 1656 1365 697 858 100.0% 

-~~-~&-'C. '""'-- -~ 
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MARINA BoAT SLIPS 

ADDENDUM To AM:Elu:CA'S CUP HARBoR USAGE Snmy 
PORT OF SAN DIEGo-}ANUARY 2()(X) 

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 
too• 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 ofboat slips is very 
high. Many marinas are at or very near capacity (9QG/o to 1000-4, with a 95% average) and some have 
wai~g lists. For example, the Kona Kai and Kona Marina have 1000.4 occupancy at 533 slips and 
state that they have a waiting list of up to 2,500 people desiring slips. Similarly, the usage oflocal 
mooring buoys has been in the 95% or higher range over the past few yeats. 

Overall, 65% of all marina boats are estimated to be owned by San Diego County Residents; 3S% 

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. 
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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 Area. Of these 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 5,8:SO boats are repaired by these boat yards annuaDy. 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 capacities 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. H~ the boat yards 
wiD 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 perfonn general maintenance on their own boats. 
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Table 2 - Boat Yard Operations Servicing Greater San Diego 
E:s.istine San Digo Bay Boat Yards 

Numberef Total 
C0111paayNAMe Yean Operatiug As Boat Y ani Lud Operatioas Boat Yanl WaterOperatiou Boat Yanl Operadou 

A Boat Yanl Square Footage Square Footage 

Bay City Marine 
( Shelter Island ) closed in 199.5 7.5,644 170,043 

Driscoll Boat Works 
( Mission Bay ) 20 175,000 261,000 

Driscoll Boat Works 
( Shelter Island ) 47 46,200 94,32.5 

Eichenlaub currently provides 
( Shelter Island ) marine services only 11,400 18,37S 

Kettenburg Marine 
( Sheller Island ) 811 13.5,628 J 107,000 

Knight&. Carver 
( National City ) 26 172,162 54,779 

Koehler Kraft 
( Shelter Island ) 20 27,360 48,U6 

Nielsen Beaumont 
( Shelter Island ) 11 24,000 49,000 

Oceanside Marine Centre 
( Oceanside ) 24 90,000 4,000 

Shelter Island Boat Y ant 

( Shelter Island ) 16 68,992 141,022 

Southbay Boat Yard 
( Chula Vista ) 15 411,758 371,344 

• Kettenburg was purchased by Driscoll in 1994 but continues to operate as an independent business unit 
a Represents Clii'Rnt land leases; historically may bave included up to 170,000 sq. ft. in combined parcels 

SquareFootqe 

24.5,687 

436,000 

140,.522 

29,77.5 

207,628 

226,941 

7.5,.516 

73,000 

94,000 

210,014 

783,10i 
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Table 3 - Boat YaiJI Repair Capacities & Liftina Devices Used 

Typiul N .. ber 

Percataae ..... Geaenl Sizes l..iftill& Type ~ l..iftill& 
Compuy NU~e Work Repaired ~- Caplldtyla De¥ke1Uied 

Capacity AuuaiiJ Repaired T ... 

Driscoll Boac Works 100 T0111 Large Travelift 
( Mission Bay ) 80% 300 18'to 100' 35Tons Small Travelift 

150Toas Large Travelift 
Driscoll Boac Works 90% lOOtoSOO 27' to 140' 50 ASS Small Travelift 
( Shelter Island ) Toas 

150Tons SyDCIOlift 
K.eltenburg Mari.oe 90% 1,000 20'to 125' 25Toas MariDe Railway 

( Sbelter Island ) 15Tons Small Travelift 

Kni&ht A Carver 
( National City ) 90% 25()1 20'to 100+' JOOT0111 Large Travelift 

Koehler Kraft 
( Sbelter Island } 100% 100 Ullder40' 35Tons Marine Railway 

Nielsen Beaumont 
( Shelter Island } 70% 200 so• to 160' 75Tons Marine Railway 

Oceanside Marine Centre 
(Oceanside) 85% 600to 1000 10' to 50' 15 T0111 Small Travelift 

Shelter Island Boac Yard 70Tons Small Travelift 
( Shelter IslaDd } 80% 2,000 20' to 70' 25Tons CraBe 

Soutbbay Boac Yard 70TODI 1 Small Travelift 
( Chula VISta ) 70% SOC) 35' to 100+' ll 25Tons Small Travelift 

1 Represeuts approx. 113 of total Knigbt A Carver work outpUt- remaining l/3 of their work is building new boats 
2 Southbay Boac Yard allo utilized a 2,800 ton drydock allowing 200+ ft. 1eagth at Campbell's Shipyard before 

its closure OD 9130/99 
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ADDENDUM To AMERICA'S CUP HARBoR USAGE S1UDY 
PORT OF SAN DIEGo- jANUARY 2000 

TYPES OF REPAIR WORK PERFORMED 

Tables 4 &. S (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 ofboat 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 . . . 
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Table 4 - Txpes of R . P epatrerformed with Boat Haul Out 

BoD BoD All Stndllral a. Eaai~~e,MeelaMk.a Replace lllplir 
C..p•JN..- Scnpilla ..... Exterior Metal Jaltriadoll &SUit Wehliq Zilla ........ 

PalodDI 

Driscoll Boat Works 
( MissioD Bay' ) Yes Yes Yes Yes Yes Yes Yes Yes 

Driscoll Boat Works 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

Keucoburg Marine 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes . 

Koight cl Carver 
( National City ) Yes Yes Yes Yes Yes Yes Yes Yes 

Koehler Kraft 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

NielaeD Beaumont 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

Oceaosido Marinc CeniR 
( OceaDSidc) Yes Yes Yes Yes Yes Yes Yes Yes 

Shelter Island Boat Yard 
( Shelter Island ) Yes Yes Yes Yes Yes Yes Yes Yes 

Southbay Boat Yanl 
( Chula V"IS&a ) Yes Yes Yes Yes Yes Yes Yes Yes 

~~--~~-~-~~~~~-~~~~ 



--- .. - .. - .. --- ...... -·-- .. - .. 
Table 5 - Types of Repair Performed with Boat in Water 

Paintiog Above J:lettrleal. laterier Work, J:•ai• a MecUaical 
CotnpanyNDMl Decking Plu•bi•g Deck J:ledrBiel UpheiMery & ril.tllra (aa.dllladl .. ..._...ll) 

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 

Knisht &. 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 BoatYard 
( Shelter Island ) Yes Yes Yes Yes Yes Yes 

Oceanside Marine Centre 
(Oceanside) Yes Yes No Yes No Yes 

Soutbbay Boat Yard 
.. lChu~y~_)_ Yes Yes Yes Yes Yes Yes 

9 



Table 6 - Summary of Boat Repair Work Capacities 

Typiell 
' Mui ... Geaenl Siza of Boatl N....-ofWork Pereeatqe 

c-,_,N._ Touaae Repairetl s...-. Work c..-..,• 

Driscoll Boat Works 15 land 
( Mission Bay ) 100 Tons 30' to40' ala water 80% 

Driscoll Boat Works 10 land 
( Shelter Island ) lSOTons 27' to 140' llwater 90% 

l0to15 land 

Keltenburl Marine ISO Tons lO'to 125' 12water 90% 

( Shelter Island ) 1 on the ways 

30Jand 

Knight .t. Carver 300Tons 20' to 100. 6to8water 90% 

( Nadonal City ) 1 on the ways 

Koebler Kraft 6tol0 land 

( Shelter Island ) 35Tons uoder40' 10 to 30 water 100% 

I land 

Nielsen Beaumont 75Tons 80' to 160' 5-lOwater 70% 

( Shelter Island ) 1 on the ways 

Oceanside Marine Centre 15 to 20+ land 

(Oceanside ) 15Tons 10'to so• ala water 85% 

Shelter Island Boat Yard 70Tons 20' to70' 28to401and 80% 

( Shelter Island ) 2to3water 

2Siand 
Soulhbay Boat Yard 70Tons 35' to 100+ J 6water 70% 

( Chula Vista ) I on the ways 

• IIKiicata: estiiData: by respective boat yard ow•en or ae.enl •a•aaen as appropriate 

... - - ... - ...... - - - ...... - .... 1111 ·--
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BoAT YARD MARKET PERFORMANCE ANALYSIS 

Geoeral Chancterizatioa 

Virtually all boat yards can and do provide "full service" repair and maintenance services. Some boat 
yards maintain the expertise and/or equipment io-house; however, most rely oo some degree to 
utilizing sub-contractors or iodependent companies for specific: services, such as propeller or shaft 
machinio& engioe repair, paintio& or other specialized and technical work. 

However, boat yards tend to gravitate toward broad niches of types of work. Table 7 on the 
followiog page iodicates the general estimated types ofbroad 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 

Succeediog Table 8lists the various iodicators of work volume performance. The foUowiog 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 ofboats repaired per year, per yard 
- 5,499 Estimated average oumber of total boats repaired per year at combioed boat yards 

- 24 

- 15 

- 30 

- 44 

Estimated average number of boats which can be repaired on land at any given 
time, per yard 
Estimated average number of boats which can receive some low-level technical, 
mechanical repair or other minor work ( exc:ludiog bottom work, paintio& through­
hull work, etc.) on water, per yard. ~:This work on water is hiahly restricted. 
Most water work is performed by Shelter Island Boat Yard and Koehler Kraft. 

Estimated average number of employees, per yard 
Estimated average number of independents and/or sub-contractors used, per yard 

11 



ADDENDUM To AMERICA'S CUP HARBoR USAGE S11JDY 

PORT OP SAN DIEGo-JANUARY 2000 

Tab II 7 - Eadmat~d Cbara~urizatigg g( lxPII o( R~pair 

UBoatWOib Drisc:o 
(Missi ooBay) 

UBoatWorts Drisc:o 
(She Iter Island ) 

MariDe K.ettenburg 
(Shelter Island) 

&Cuver Knight 

(Nab 'onal City) 

erKraft Koehl 
(She Iter Island ) 

Bc:aumoDt Nielsen 
( Sbel ter Island) 

• MariDe Cen1Je .. 
.de) 

Island Boat Yard Shelter 
(Shd terlsland) 

BoatYard Sou1hbay 
(Chula Vista) 

By BoatYard 

Bottom wodl: .l painting, fiber&laa, IIIQor nw:hanicaJ, some do-it·yourselfwodl: 
Less project wodl:, DlOidy aeueraJ maintcnanc:e 8Dd repair 
Primarily services MillioD Bay area c:lientek 
Typical boat sizes: 18' tD ~ Capacity boat sizes: 18' tD 100' 

Full service emphasis; ouc-stop shoppina 

Higb-cncl c:arpentJy 8Dd bottom blister wodl: 
Primarily services Shelter Is1aDd, America's Cup Harbor 8Dd traDsient c:lientele 
Typical boat sizes: 70' tD 120' Capacity boat sizes: 27' tD 140' 

Loapvity and well-established tr8me 8Dd reputatioD 
IDdepcndeDts I sub-cootracton I do-it·yourselfwodl: 
Major mac:bine/mechaDic:al out-of·water services; Syncrolift JiftiDg I spec:ia1ty bulls 
Primarily services Shelter Island, America's Cup Harbor and traDsient clientele 
Typical boat sizes: 20' tD 12.5' Capacity boat sizes: 20' tD 125' 

New builds 8GCOUDl for 213 labor hours; 1/3 repair 

Highest JiftiDg capac:ity in San Dieao at Joo toos; higher t0DJ181C JiftiDg 
Engineeriu& architecture, hull work. ~-powers, shafts, propellers, hydro-dynamic 
performanc:e. Typical boat sizes: 20' to 1 00' Capacity boat sizes: 20' to 160' 

Custom wodl:, rebuildis, retro-fits, wooden boats, DUQor restoration 
Do-it-self work; marine railway JiftiDg for spec:ia1ty bulls 
Typical boat sizes: UDder 40' Capacity boat size: 20' to 72' 

Large projects; full service; one-stop shopping; complete restoration 
Full macbiac shop; system and drive ttain repairs 
Typical boat sizes: 60' to 100' Capacity boat size: 60' to 160' (within lift limits) 

EngiDC installations, fiberglass, top-side paintin& do-it«<f·wodl:. boat storage 

Primarily services Oceanside clientele only 
Typical boat sizes: 10' tD ~ Capacity boat sa.: 10' tD ~ 

Hip pmdoclion in/out operations; hip usqe teDaDt inclepcndentslsub-contractors 
Probably tbe hqest bottomlblister repair oo wac COIIIt 

Typical boat sizes: 20' to ~ Capacity boat sizes: 20' to 70' 

Bottom blister paint; tomplete boat paintin& 
Full mechanical & fabricating; some re-fit; no ptec:isioD wodl: 
Now limited to 70 tons lift; prior 2,800 too lift 
Typical boat sizes: 50' to 80' Capacity boat sizes: 50' to 90' 
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Driscoll Mission Bav 

Driscoll SheHer Island 

Kettenburg Marine 

Kniaht & Carver 

Koehler Kraft 

Nielsen Beaumont 

Oceanside Marine centre 

SheHer Island Boat Yard 

Southbav Boat Yard 

Averaae 1 

Table 8- Boat Yard Work Volume Comparisons 

Estimated Estimated Estimated Estimated Estimated 
LandUsaae Number Number Tvolcal C8Dacltv 

Estimated Allocated Boats Boats Land Range Range 
TVDical Work For Boat ReDBinld C8DaCitv Boat Boat 

C81N1cltv Repair Work YearlY oneTime Length length 

80% 85% 300 15to 18 18'to 50' 18' to 100' 

90% 70% 200to 500 10 70' to 120' 27' to 140' 

90% 70% 1.000 40 20'to 125' 20' to 125' 

90% 88% 250 40to45 20' to 100' 20'to 180' 

100% 90% 100 10to 15 under40' 20' to 7'Z 
70% 80% 200 12 80' to 100' 80'to 180' 

85% 70% 800to 1000 22 10' to 50' 10'to 50' 

80% 90% 2000 40 20' to 50' 20'to70' 

70% 50% 500 20to25 50'to80' 50' to 90' 

M% l _ _1&% . J_&11 24 nla nla 

Eltlmated Estimated 
Number Number 

Em • Sub-contractors 

8 20 

45 85 

20 85 

85 45 

3 14 

30-35 20 
·g nla 

30 100+ 

80 8to 10 

30 44 
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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 
there is little or no "customer tracking" which exists in many industries. More importamly, 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 plan this boat moving and placing 
carefully. Lift~ materi~ 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 1 SO 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 
wheel~ 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 ti.cilitate moving the boat~ 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 300At to 400/o of usable land space must be kept free and clear. 
While yards can sometimes use these runways for short-duration project~ clogging up the runways 
typically pt~ finished boats may have to wait to be launched, and waiting boats may have to remain 
berthed m 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. 
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Also considerins 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 r~eving the first boat to continue work. 
Time, labor, money and physical limitation would prohibit this type of action. 

Thus, given the scenario that a 1 0' by 40' boat occupies 400 sq. ft. would be false. It would also be 
false to entertain the notion that a yard of50,000 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 700.4 with an equation of:J5,000/1000 for a capacity result of35 such boats. 
Allowing for additional space contingencies, a wide range ofboat 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 1 00' 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 SO 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 
- 95% Estimated average occupancy rate of slips and buoys 

- 65% 
- 35% 

- 84% 
- 75% 

- 24 

- 611 
5,499 

- 24 mos. 

Estimated percentage of slips utilized by San Diego County boat owners 
Estimated percentage of slips utilized by non-San Diego owners 

Estimated work maximum capacity, San Diego boat yards 
Estimated boat yard land usage dedicated to repair 

Estimated average number ofboats which can be repaired on land at any given 
time, per yard 
Estimated average number of boats repaired per year, per yard 
Estimated average number of total boats repaired per year at combined boat yards 
Estimated average haul-out of berthed boats (slightly increasing over time) 

IS 
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Estimates of Boat Y ani Capacities 

Here, the estimates show that approximately 5,500 boats are repaired yearly, and that repair will grow 

approximately 5% per year (&om prior research). Since the estimates ofboat 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 ofboats and work required remains constant. 
When analysis utilizes ~e 24-28 month "turnover" ofhaul..outs for average berthed boats, figures are 
also generally consistent (but likely somewhat lower). 

Year 

1999 

2000 

2001 

2002 

2003 

2004 

2005 

2006 

2007 

2008 

2009 

2010 

Table 9 - PrQjections of Boat Yard Repair Capacity 

1999 to 2010 

Number ofBoats Number of Boats General Capacity Milestones 
at5%Growth at 2.5% Growth (at current 84% capacity) 

5499 5499 

5774 5636 

6063 5777 

6366 5922 

6684 6070 at 100% capacity(6,546)at 5% 

7018 6222 

7369 6377 

7738 6537 at 1000.4 capacity (6,546) at 2.5% 

.. 8125 6700 

8531 6867 

8957 7039 

9405 7215 at 1000.4 capacity (7,201) at 2.5% 
and 1 0'.4 better land utilization 
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CURRENT & FuTuRE BUSINESS OUTLOOK 

Demand for Boat Yard Services 

As noted in the original report, the demand for boat yard S4;1'Vices 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 enviromnent 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 1000..4 in mid-2003 at a sustained growth rate of 5% per year. However, at a growth rate 
of2.5%, capacity is not reached until late 2006. When projeaing 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 weD 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 1 00' 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 1 00' 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 placecl 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. 

IastaDatioa Cost 

For general analysis purposes, the installation of a SOO 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 1 OOA 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 finn must be contacted to obtain a physical site survey, soil composition samples, 
piling and bulkhead strength requirements, and related civil and marine structural engineering 
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 according to Syncrolift specifications. Installation is estimated as 
follows: 

$880,000 .. 
$525,000 
$300,000 
$200,000 
$380,000 
$ 30.0QQ 

$2,315,000 

500 ton Syncrolift and nominal shore engineering 
Installation materials, transportation and labor 
Additional shore civil work (prepare old site) 
Additional water civil work (piles, reinforced bulkheads, dredging) 
Transfer system & cradles 
Recommended spare pans & supplies 

TOTAL ESTIMATE 
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Land Requirements 

Sufficient land is required for a Syncrolift to be cost effective, i.e., once the lift is built, the 
number ofboats 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 
shuftled 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 detennining 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 ofboats 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 300ft. wide by 400ft. 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 270ft. wide by 30ft. 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 1 00/o 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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Amortizatioa or Costs (c:oa'd) 

For general cost analysis, a cost of funds rate of 11% APR was used to generate the following 
quarterly repayment schedule: 

Total Financed is Sl.852.00Q 

@ 25 years, quarterly pmts. 
@ 20 years, quarterly pmts. 

@ 15 years, quarterly pmts. 
@ 10 years, quarterly pmts. 

C $2.31 5.QQQ mjJM S463.QQQ down payment l 

$55,000 quarterly est. 

$51,500 quarterly est. 

$63,250 quarterly est. 

$16,500 quarterly est. 

It should be noted that the various lending institutions may have certain requirements and 
payment tenns relating to the type of financing for various components such u equipment, land 
improvements, contracted services, etc. Additionally, u 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 1 OOA. 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~ a capacity of four large boats is most likely to offer a favorable ROI. Although a 
small bo&tYard 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 ofboats is sussested where feuible. It is 
also possible that a qualified engineering firm may be able to justify land use configurations other 
than the buic design to provide a more favorable design scenario. 
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CONCLUSIONS & RECOMMENDATIONS 

Summary of Fun Report Conclusions 

The following points summarize the conclusions which were presented in the original, full report. 
These conclusions have remained consistent with the expanded findings developed during 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 oflifting 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 
funding 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 Coadusioas (con '4) 

+ The Kettenburg Boat Yard has been in operation~ 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 of500 tons. Higher lift capacity is encouraged since 
trends toward higher tonnage are expected to aggressively continue. 

+ Continued operation ofKettenberg alleviates the downsizing of its labor force. Closing 
the operation would cause a direct loss of approxknately one-third of the combined 
DriscoU/K.ettenberg workforce, or approximately 20 FI'E 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. 

Condusions From Addendum To Report 

The following general conclusions have resulted from the additional work performed in generating 
the addendum to the original study. 

+ Priqr 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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Addeadum Coadusioas (oon'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 d~ may be artificially and 
unnecessarily limited· if the nonnal increase in dockage is not allowed to occur after the 
general 2003 timeftame. 

+ 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 SSO,OOO for a small project to $350,000 or more for larger 
projects, per visit. 

Summary or Total Project Coaclusioas 

+ The increasing demand for boat repair indicates that the current boat yard repair capacity 
in San Diego will be reached in the time period of2003 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 ia 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. 

+ Additionally, ifKettenburg were to close, while some additional demand from America's 
Cup Harbor could be forced to use less convenient, alternate boat yards ia 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 mouths ofKettenburg'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 includiag 
boat yards, marinas, marine parts and supplies, marine subcontractors and general marine 
services. 
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SUPERYACHT BERTHS AT SHELTER IsLAND MARINA (120' & 125') 
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KETIENBURG MARINE (SHELTER ISLAND) 
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NIELSEN BEAUMONT (SHELTER ISLAND) 
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OCEANSIDE MARINE CENTRE (OCEANSIDE) 
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SHELTER IsLAND BOATYARD (SHELTER ISLAND) 

A21 



I 
SOUTHBAY BOATYARD (CHULA VISTA} I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

A22 I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

SOUTHBAY BOATYARD (CHuLA VISTA) 
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