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1. Vicinity Map and Project Area
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2. Project Overview / Benefits / Outreach Timeline
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NEVP Coastal Access Features Phase 1 
Project Overview 

 
 
The North Embarcadero Visionary Plan Coastal Access Features project is Phase 1 of a 
comprehensive public access and infrastructure improvement project stretching 1.2 miles 
along San Diego’s bayfront.  Major project elements include realigning and improving scenic 
North Harbor Drive; improving Pacific Highway and West Broadway with landscaped 
medians; increasing public access along the water’s edge from a 25-foot sidewalk to a  
continuous 105-foot wide esplanade; installing signature lighting, paving, landscaping, and 
public art; and constructing major open space plazas where the street ends meet San Diego 
Bay.  The total project cost, including public improvements on private parcels, is 
approximately $220 million to be constructed in multiple phases.  Phase 1 will cost 
approximately $28.6 million and includes improvements to an approximately 10 acre area 
including West Broadway, North Harbor Drive between “B” Street Pier and Navy Pier, and 
portions of the esplanade. 
 
Following are the major elements of this project, most of which will carry forward through 
successive phases of the NEVP implementation to the complete $220 million infrastructure 
improvement project: 
 

• Transportation hubs on either side of North Harbor Drive, north of West Broadway 
that include facilities such as transit and shuttle stops, signage, information, bicycle 
storage, and passenger loading areas. 

 
• Lower a high point in the roadway of West Broadway between North Harbor Drive 

and Pacific Highway. 
 

• Provide a raised median in West Broadway. 
 

• Provide an approximately 105 feet wide Esplanade between the North Harbor Drive 
roadway and the Bay, from the northern edge of the E Street Pier (Navy Pier) to the 
southern edge of the B Street Pier. 

 
• Provide a continuous 30 – 36-foot-wide bayfront promenade. 

 
• Four formal gardens on the north and south sides of the open space plaza located 

at the foot of West Broadway. 
 

• Low water use landscaping throughout the Esplanade that uses drip-irrigation and 
the capability to use reclaimed water in the future. 

 
• Low energy lighting enhancements throughout the Esplanade. 

 
• New street furnishings that honor the Embarcadero as a working waterfront 

predicating form, shape, and materiality with function on items such as benches, 
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chairs, tables, bike racks, bollards, drinking fountains and news racks throughout the 
Esplanade. 

 
• Installation of trash and recycling bins along the Esplanade. 

 
• A comprehensive way-finding sign program including interpretive, informational 

identification, regulatory, directional and gateway signs along the Esplanade. 
 

• Provide two public art open shade pavilions approximately 80 feet long, 70 feet 
wide, and 18 feet in height. 

 
• Relocate five ticket kiosks with new public art-inspired colored-glass 

approximately 170 square-foot structures beneath shade pavilions. 
 

• Relocate existing San Diego Convention and Visitors Bureau information building 
with new public art-inspired colored-glass approximately 920 square foot 
structure beneath shade pavilions. 

 
• Relocate existing walk-up café building with new public art-inspired colored-

glass approximately 500 square foot structure beneath shade pavilions. 
 

• Provide a new approximately 700 square foot art-designed public restroom 
south of the future C Street alignment. 

 
• Provide an approximately 15-foot wide path adjacent North Harbor Drive with a 

ten-foot wide recreational path and 5-foot wide landscaped sidewalk. 
 

• A Public Art component by internationally renowned artist Pae White, focused 
on the structural architecture has resulted in the design of the restroom, shade 
pavilions, kiosks, information building, and cafe. 

 
• Storm water drainage system improvements along North Harbor Drive including 

biological or structural water treatment within an eight foot ‘water quality band’ along 
the Esplanade on the east side of the bayfront promenade. 

  
• The water quality band will be described in educational signage and integrated 

into the design of the Esplanade. 
 

• Create a relatively flat public space fully accessible to people with disabilities. 
 
Following are several renderings of the proposed NEVP Phase 1 Coastal Access Features 
project area (next page). 
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North Embarcadero Visionary Plan Phase 1 Project (“Project”) Benefits 
 
 

• In 2001, the California Coastal Commission approved the Port Master Plan and 
the City of San Diego’s Local Coastal Plan without inclusion of the oval-shaped 
park at the foot of Broadway because it did not undergo sufficient planning and 
environmental review. 

 
• The Project would provide significant and free public open spaces at the foot of 

Broadway including a 105 foot wide waterfront promenade, formal gardens, 
running/bicycle path, new public restrooms and other public plazas.  The 
promenade completed in this first phase would eventually total approximately 1.3 
miles in length extending from south of the Navy Pier to Laurel Street.  

 
• The Project places pedestrians first by realigning Harbor Drive and placing all 

vehicular traffic landward of the new pedestrian waterfront promenade. 
 
• The Project includes a number of sustainable features including continuous Water 

Quality Band that collects and filters storm water runoff before discharging 
previously untreated runoff into the Bay, designed as an attractive project feature 
and highlighted with interpretive signage. 

 
• The Project would use drought tolerant plant species, including colorful succulents, 

as well as a water-efficient drip irrigation system that can accept reclaimed water in 
the future when it becomes available. 

 
• The Project represents the alliance of three public agencies (the District, the City 

of San Diego, and the City’s Redevelopment Agency acting through the Centre 
City Development Corporation) which have collaborated and/or provided both the 
funding and the long-term maintenance of an unprecedented waterfront amenity, 
one that will likely not be duplicated anywhere in the State of California. 

 
• The Project is an important catalyst for economic growth in the San Diego Region 

by creating jobs and encouraging development of adjacent properties that would 
bring additional Transit Occupancy Tax and tax increment dollars to the City.   

 
• In the end, this is a plan that implements exactly the type of plan as certified by 

the Coastal Commission in 2001 and is much improved over the original concept, 
not only for the local region but for the people of California.  And, it comes at no 
additional cost to the public. 

 
 
 
 
 
DM#: 401067 
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3. Preliminary Response to Coastal staff report, 
dated January 29, 2010
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4. Summary of Letters from Port to Coastal Commission



DM#: 402707 

NEVP Phase 1 Project 
Summary of Port of San Diego Correspondence to Coastal Commission 

 
 
JANUARY 19, 2010 
Addressed To: Diana Lilly, Coastal Planner 
Topic: Response to Port of San Diego (“Port”) staff’s 1/13/10 conversation with Ms. Lilly 
about the North Embarcadero Visionary Plan Phase 1 Project (“Project”).  Addresses 
Coastal Commission (“Coastal”) staff’s concerns about the Project’s development of the 
foot of Broadway and its consistency with the certified Port Master Plan. 
 

 The Oval:  The Coastal Commission approved the 2001 NEVP Port Master Plan 
Amendment without the oval-shaped park because it did not undergo sufficient 
planning and environmental review. 

 Project Benefits:  Significant public open space; sustainable features (i.e. water 
quality band with interpretive signage, drought tolerant plants); fully financed with 
long-term maintenance plan; no additional cost to the public. 

 
DECEMBER 10, 2009 
Addressed To: Sherilyn Sarb, Deputy Director 
Topic: Response to Port and Centre City Development Corporation’s (CCDC) 11/12/09 
meeting with Coastal staff.  Provides additional Project information demonstrating the 
quality and quantity of public space to support a favorable staff recommendation at the 
February Coastal meeting. 

 
 Public Space Inventory:  The amount of public space resulting from development 

of the Project plus Lane Field is at least 179,800 square feet, which exceeds the 
amount of public space depicted in certified Port Master Plan. 

 Qualitative Appraisal: The Project will create quality urban space with a sense of 
place, celebration, memory, recreation, and relaxation, while remaining 
compatible with the maritime character of the working waterfront consistent with 
the certified Port Master Plan. 

 Pre-Schematic Design Process and Public Outreach: The evolution from 
Broadway Landing to Broadway Hall was a result of extensive public outreach 
that began in 2002. 

 
NOVEMBER 6, 2009 
Addressed To: Sherilyn Sarb, Deputy Director 
Topic: Response to 8/31/09 meeting with Coastal staff.  Provides additional Project 
information and clarifies responses given to Coastal staff questions during meeting. 
 

 History/Evolution of Broadway Landing Park into Broadway Plaza/Broadway Hall: 
The Project is a result of extensive public processes and evolution of plans over 
the past 20 years. 

 Project Benefits: The Project will increase and enhance the public’s access to 
San Diego Bay through wide esplanade and dedicated public promenade, grove 
of jacaranda trees, world-class public art; create water quality improvements that 
enhance storm water capture and treatment; result in job creation; provide a 
significant economic benefit to the region and State of California. 



DM#: 402707 

 (Former) Navy Pier: Summary of how Navy Pier was brought into the Port Master 
Plan 

 NEVP Parking Management Plan: Parking Management Plan does not rely on 
parking on Navy Pier for the Project; includes inventory of existing spaces within 
North Embarcadero Area 

 Jurisdictional Boundaries: Project’s jurisdictional layers are complicated (exhibits 
provided to help explain jurisdictions); Project is a collaborative effort undertaken 
by the Joint Powers of Authority (Port, CCDC, and City of San Diego) 

 
AUGUST 7, 2009 
Addressed To: Chair Neely and Coastal Commissioners 
Topic: Substantial Issue Hearing on Appeal of Project Coastal Development Permit 

 
 No Substantial Issue: The Port and CCDC, on behalf of the City of San Diego 

Redevelopment Agency, urge the Coastal Commission to determine No 
Substantial Issue at the August Coastal meeting. 

 Importance to the Region and State of California: Project will enhance the 
public’s enjoyment of the waterfront by providing free public open space, a 105-
foot wide esplanade, public plazas, gardens, shade pavilions, café, restrooms, 
and roadway improvements; creates jobs; catalyst for future public access 
improvements and adjacent waterfront developments along the Embarcadero. 

 Extensive Public Process: The North Embarcadero Visionary Plan was created 
through an extensive public outreach process (i.e. 2003 – 2005: Conducted 63 
public and stakeholder meetings; numerous public design workshops and 
meetings for the Project have taken place over recent years with significant 
public attendance and participation). 

 Funding: Project is funded by advance of funds to Port from City of San Diego’s 
Redevelopment Agency; it is urgent to implement the Project now because of the 
State’s economic situation; the State is currently and will continue to take 
Redevelopment Agency money to help balance California’s budget). 

 
 
For a full copy of these letters, please contact Matt Valerio, Senior Redevelopment 
Planner, at the Port of San Diego via phone at (619) 686-6283 or email at 
mvalerio@portofsandiego.org. 
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5. NEVP Phase 1 Public Space Inventory
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Attachment A 
NEVP Phase 1 Public Space Inventory 

 
This public space inventory covers quantifiable public space on Lane Field and within the limits 
of NEVP Phase 1.  In this inventory, public space includes all landscaping, both hardscaped and 
softscaped, that is freely accessible to the public for passive or active public recreation. 
 
Figure 1 shows existing public space calculated according to existing parcels, right of way, and 
aerials. The available public space that exists today totals approximately 32,700 square feet.  
 
Figure 2 shows the public space planned or already permitted by the Coastal Commission for 
Lane Field and within the Port’s jurisdiction over NEVP Phase 1.  Figure 2 was generated using 
approved design drawings. Planned public space totals 179,900 square feet, which is consistent 
with the certified PMP totals.  
 
Figure 3 shows the public space in the NEVP Phase 1 Project area and immediate vicinity 
illustrated in the certified Port Master Plan (PMP). Existing jurisdictional boundaries and 
dimensions specified in the certified PMP were used to interpret the Figure 11 illustration from 
the PMP. The southeast quadrant of the oval is not in Port jurisdiction, and is further precluded 
from implementation by the existing Navy administration building. The portions of the oval that 
extend over the water are not shown or included in the area calculation because these elements 
have not been entitled and will not be constructed. The remaining oval illustrated public space 
area totals 166,800 square feet.  
 
The figures in this inventory support the following conclusions: 
 

1. The quantity of public space planned for implementation within and 
adjacent NEVP Phase 1 is 147,000 square feet greater than that existing.  

 
2. The planned implementation of NEVP and the Lane Field project will 

result in approximately 12,200 square feet more public space than if the 
oval illustrated configuration were implemented.  

 
Additionally, Figure 2 does not include the public podium on the Lane Field Project required by 
the Coastal Development Permit issued by Coastal Commission.  The public podium will be 
accessible to the public via a clearly labeled transparent elevator from street level. The public 
podium will provide additional public space at a raised elevation creating a multi-layered public 
experience. 
 
The Port is in the process of a PMP Amendment that will bring the former Navy Pier into the 
PMP to incorporate additional public space on the former Navy Pier. This additional public 
space is not considered in any of the figures.  
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6. Qualitative Appraisal
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Attachment B 
Qualitative Appraisal 

 
A Waterfront for the Public - The North Embarcadero 
 
The North Embarcadero Final Design is the culmination of years of public process and a 
succession of public planning efforts.  The Joint Powers Authority approved the 
Schematic Design for the full length of the North Embarcadero in 2005. The public 
process for the Schematic Design achieved three important elements that are critical to 
making San Diego’s waterfront a world-class place for people, while also supporting 
maritime operations.  
 
First, Broadway has been defined and designed as a grand “Hall” for all of downtown 
leading to the Bay. This space was defined as a view corridor, as a grand promenade 
leading to the water, and as a flexible public space that can be managed for events and 
festivals of all scales.  The design makes it possible to allow temporary closures of 
Broadway to vehicles and to use the space for people, a major achievement that is made 
possible by the re-routing of traffic along Harbor Drive described below.  
 
Second, prior concepts for the North Embarcadero have always included the idea of 
broadening the space surrounding Broadway as it approaches the Bay. The Schematic 
Design and subsequent conditions placed on the Navy Broadway Complex and the Lane 
Field Site require that private development along Broadway conform to substantial, 
specific setbacks and use restrictions. On the Lane Field site, a setback has been 
established which runs from 55 feet on the east to 110 feet where the site meets Harbor 
Drive. The restrictions that have been placed on the private development require that the 
setback area be landscaped, designed and managed as a public space, fully usable and 
accessible to the public at all times.  
 
Third, the approved Schematic Design creates a dramatic change for the waterfront as 
public space. Harbor Drive will become connected at Grape and Hawthorn Streets to 
provide free-flowing traffic to pass on to Pacific Highway heading into downtown instead 
of remaining on Harbor Drive as it does today. This allows Harbor Drive to be reduced in 
width and shifted to the east. This shift creates the foundation of making the North 
Embarcadero a world class waterfront that can be both a grand public space and a place 
that accommodates maritime operations, visitors, a linear park almost a mile long, and an 
esplanade that averages roughly 105 feet in width immediately adjacent to the water’s 
edge.  With through traffic relocated away from the waterfront, this Esplanade, Harbor 
Drive and Broadway (west of Pacific Highway) can all be managed on a daily basis for 
flexible operations ranging from a balance of vehicular and pedestrian activity to 
complete closure to vehicles for events and festivals.  
 
A Waterfront for the Future 
 
This conception of a waterfront that is multi-functional, flexible and balanced in design, 
is at the forefront of thinking world wide on how public spaces and waterfronts should be 
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designed and managed.  The concept of single-use spaces is dated and is no longer 
supported by the world’s leading planners. Instead, today’s most vibrant and sustainable 
destination public spaces support a mix of uses that are actively managed to provide 
multiple benefits to multiple groups; to support a mix of activities that can be scaled up or 
down based on need, season, and changing desires; to provide a diversity of activities and 
places within the larger public space; to include significant elements of green design and 
sustainable systems; and to be adaptable to events, festivals, and future uses which are 
emerging.   The design of the North Embarcadero adheres to these principles and will 
provide a public space that can perform as a park, as a place of celebration, as a place of 
memory, as a place for daily recreation and relaxation, and as a place that remains vibrant 
and alive because it also supports maritime operations along an active, sustainable Port.  
 
A Refined North Embarcadero Design 
 
After the approval of the Schematic Design the Joint Powers Authority proceeded into 
detailed design of Phase One of the project. Two years had passed since approval of the 
Schematic Design. A new public process was organized to assure that the community’s 
interests were incorporated into the Final Design. Through the Final Design process 25 
public meetings were held to continually involve the public in the design refinement.  As 
a result of this process, numerous enhancements were made possible which are directly 
responsive to public comment and ideas. The Final Design is faithful to both the 
Schematic Design and to the many comments received. As a result, the North 
Embarcadero will be truly world class. 
 
A high quality open space will be achieved through the implementation of the following 
components of the North Embarcadero: 
 
Broadway Hall 
Broadway has been designed as a Grand Hall connecting downtown to the Bay. With the 
park and plaza spaces that will be created on the Navy Broadway Complex and the Lane 
Field sites, this will form a dramatic space that creates a Gateway to the Bay and the 
waterfront, welcoming downtown residents and visitors to the water, and welcoming 
people arriving on the water to the City.  
 
The design of Broadway is grand in scale and dramatic in its presentation of the City to 
the Bay, with broad walks with special paving, large areas of planting, five rows of 
Medjool Date Palms spaced widely to frame the Hall, and a lighting design that creates a 
special identity. This street will become a signature of San Diego as well as a great place 
to be.  
 
Harbor Drive 
Harbor Drive will be come a pedestrian-friendly street with comfortable walks, trees, 
plantings and lighting that creates a pedestrian emphasis on the waterfront. The drive will 
be convertible to have parking when appropriate and to have four moving lanes when 
appropriate, and to be closed for events and special uses.  With the narrowing of the 



SDUPD #394860 B3  

roadway to roughly half of its current width, Harbor Drive will become part of the 
pedestrian waterfront instead of the dangerous barrier that it is today.  
 
The Esplanade 
The Esplanade is a continuous park space roughly 105 feet wide and includes a wide 
range of active and passive elements designed to support a full range of activities. The 
Esplanade will be a pedestrian space, with continuous paths for a walk at Harbor Drive, a 
jogging path accessible to bikes, a sequence of formal garden spaces, a significant water 
quality facility that is designed as both an eco-garden and a beautiful feature, and a 
Promenade that is at least 30 feet wide for the entire length of the waterfront.  The entire 
Esplanade is designed for all forms of activity that people want near the water: sitting; 
strolling; gathering; special events; jogging; cycling; eating; reading; socializing; 
accessing water vessels; and, most importantly, gazing across the Bay. There will be 
views of boats, ships, North Island and Point Loma, the skyline of the City, the people 
around you, and the water itself.  The Esplanade will be a public space of the caliber of 
the Bund in Shanghai, the Copacabana in Rio, and the Embankment of the Thames in 
London.  
 
The arrival at the Esplanade at Broadway will be a large, open plaza designed for 
multiple uses and framed by a pair of sitting gardens with a canopy of flowering 
Jacaranda trees. These areas are supported by public facilities that are important to 
support the public nature of the space - restrooms, food concessions, sales for dinner 
cruises and other water-based activities, and visitor information.  These structures are 
more than just buildings - they have been designed as art works by the public artist Pae 
White. Her work has taken what may have been mundane structures and turned them into 
beautiful pieces of functional sculpture with a vivid signature design and poetic content.  
 
The North Embarcadero will be of great significance to San Diego’s global identity.  
Designed to fit the grand scale of the Bay while being intimate and comfortable for 
people, the design borrows themes, colors and materials that are unique to San Diego.   
The North Embarcadero will become a distinctly recognizable and memorable icon for 
the City and her visitors.  As a working waterfront, the design of the North Embarcadero 
is structured and functional for maritime operations, while being free flowing and relaxed 
for people. The design craftsmanship and material selection reflect the robust nature of 
the ships, the historic bits and cleats, and gangways.  Timber, metal and concrete 
comprise the majority of the palette for structures; a locally made paver reflects the color 
and textures of the natural environment and plantings reflect both the native and 
ornamental palettes that are iconic to San Diego. With the use of water conserving plants, 
native plants, bio-filtration of storm water, LED light sources and emphasis on renewable 
and locally sourced materials, the project is responsive to the environment and is highly 
sustainable.  
 
Design details follow standards that derive from the historic waterfront as well.  
Connections are exposed and unadorned.  Regular geometry creates an organized system, 
revealing the joining of materials.  The site furnishings honor the North Embarcadero as a 
working waterfront as well.   The shape, form and materiality of each furnishing are 
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predicated by its intended function or purpose.   While this aesthetic reinforces the 
authentic industrial personality of the North Embarcadero, all site furnishings cater to the 
visitor’s comfort and experience.  They are basic and comfortable, simple and amenable, 
and in some cases moveable and removable.   
 
The design resolves the functional complexities inherent to a working waterfront while 
creating an attractive, comfortable environment for San Diegans to enjoy.  As the project 
is a renovation of a coastal environment, the resolutions of technical challenges were 
integral to the design process.  As the first phase of the North Embarcadero, the quality of 
construction will set the precedent for successive phases.  The highest level of integrity is 
essential for the long-term durability of the built environment, a key to sustainability and 
lasting beauty.  Exceptional craftsmanship will exemplify the character of the North 
Embarcadero and reflect the quality associated with a world class civic waterfront.   
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Attachment C 
Pre-Schematic Design Process and Public Outreach, 2002 

 
In 2002, the North Embarcadero Alliance, composed of the Port District, the City of San Diego, 
the Redevelopment Agency of the City acting through Centre City Development Corporation 
(CCDC), the County of San Diego and the U.S. Navy, retained Ehrenkrantz Eckstut & Kuhn 
Architects (EEK) to develop the schematic design for the North Embarcadero Waterfront.  The 
EEK design team included Spurlock Poirier Landscape Architects, who have continued to work 
on the NEVP through the design of Phase 1.  
 
The first task for the EEK team was to review the 1998 Visionary Plan and to recommend 
options to advance its concepts closer to construction through additional study and design.  Their 
review of the Visionary Plan included analysis of existing site conditions that prevented 
implementation of the Plan.  This initial feasibility work was performed through a pre-schematic 
design process.  The team identified site organization and design principles, developed 
alternative concept designs, refined the preferred concept design and developed an illustrative 
plan. 
 
The pre-schematic design process was based on building consensus.  The team met with multiple 
stakeholders on a frequent basis, including the alliance members, local businesses, local 
community groups and other agencies.  In addition, three public meetings were held on March 
13, April 17 and May 29 of 2002.  A final presentation was made on August 1, 2002 presenting 
the results of their work.  Following are relevant excerpts from those presentations that 
demonstrate the analysis that occurred during the open and transparent process by which the 
Broadway Landing concept became the Broadway Hall as currently proposed for NEVP Phase 1. 
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In the first public presentation on March 13, 2002, the EEK team presented many precedent 
images of world class waterfronts, discussed the NEVP vision, and introduced implementation 
constraints and opportunities for the NEVP.  Figure 1 shows their discussion of the Visionary 
Plan and design modifications needed due to site and regulatory constraints such as CEQA and 
the certified Port Master Plan, including “no oval overhang at the foot of Broadway, the existing 
Navy Facilities…”  
 

 
 

FIGURE 1 
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Optional concepts for the foot of Broadway, as shown in Figure 2, were studied and 
subsequently presented to the public on April 17, 2002.  As can be seen, just one year after 
certification of the NEVP PMPA, without additional wharf area and constrained by the existing 
Navy buildings, the idea of a broader setback along West Broadway was beginning to take shape 
in lieu of an oval shaped plaza. 
 

 
 

FIGURE 2 
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On May 28, 2002, in the third public presentation, the EEK team presented two options for the 
intersection of West Broadway and Harbor Drive, as shown in Figures 3 and 4.  The figures 
depict the dissolution of the oval concept, and Option B in Figure 4 illustrates wider setbacks at 
Lane Field on Broadway to increase connection from downtown to the water and to provide 
better view of the Bay. 
 
 
 

 
 

FIGURE 3 
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FIGURE 4 
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In their Pre-schematic Report, dated July 12, 2002, NEVP was modified as shown in Figure 5.  
The report identifies the following key design elements for Broadway to the water’s edge: 
 

• “The foot of Broadway celebrates the ceremonial place where the City meets the Bay.  
Provide a design element that reveal (sic) the dynamic natural forces of the Bay 
environment – water, wind, fog, light and shadow. 

• Enhance views to the water (which now are obscured by the pier, cars, etc) by shifting the 
view angle at the northeast corner of Broadway and Harbor. 

• Create a link between the Santa Fe Depot and the Bay, a great strolling street. 
• Broadway will serve to improve the intermodal transportation potential where the 

downtown’s main street meets the Bay and railroad.  A place for safe drop-off and pick 
up of buses (public transit & charter), taxis and cars. 

• Address the design issues on the south side of Broadway, at the existing Navy Broadway 
Complex, which will remain in place for now.  Provide a plan for long-term 
development.” 

 

 
 

FIGURE 5 
 
 
 



SDUPD #395025 C7 

 
In a summary presentation on August 1, 2002, the EEK team presented Figures 6 and 7 showing 
their updated pre-schematic design concepts.  This concept illustrates the wider setbacks on Lane 
Field and a hardscaped plaza at the foot of Broadway. 
 
 
 
 

 
 

FIGURE 6 
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FIGURE 7 
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NEVP Phase 1 Coastal Access Features Project 
Supporters List 
(As of 1/29/10) 

 
 
 

Associated General Contractors of America, San Diego Chapter 
CityMark Development 

City of San Diego Mayors Committee for Persons with Disabilities 
Helen Elias 

Hornblower Cruises and Events 
Hostelling International  

Irvine Company 
Lane Field San Diego Developers, LLC 

Mike McDade, Esq. (former Port Commissioner) 
Old Town Trolley 

Peter Hall 
Port Tenants Association 

San Diego Harbor Excursion 
San Diego Maritime Museum 

San Diego Regional Chamber of Commerce 
Urban Housing Partners 

USS Midway Museum 
Walk San Diego 

 



NEVP Phase 1 Coastal Access Features Project 
Certified Port Master Plan Consistency 

 
 

February 8, 2010 
Page 1 of 2 

1. Broadway Plaza Conforms to the Public Park/Plaza Land Use Designation and Text of 
the Certified Port Master Plan. 

 
• The certified PMP land uses and text are the standard of review. 

 
Commission staff cite the North Embarcadero Visionary Plan (NEVP) and the City of 
San Diego’s Local Coastal Program to describe an oval park at Broadway.  These 
documents are not the standard of review.  The NEVP was never approved by the Coastal 
Commission.  The certified PMP only identifies land uses and describes Broadway in 
general terms.  (see Attachment “A”). 

 
• The oval referenced by Commission staff is a land use designation, not a design. 

 
Commission staff labeled the land use map with the words “Oval Park.” This description 
is not included in the certified PMP.  Only land use designations are identified on the 
precise plan for Planning District 3.  (see Attachment “B”). 

 
• The certified PMP allows for a plaza at Broadway.   

 
Only the following text is relevant from the certified PMP: “The esplanade expands into 
plazas at … Broadway Pier.  These plazas will be designed to provide open space, sitting 
and strolling areas for tourists and nearby workers, and to increase the sense of 
destination for Embarcadero visitors.”  The words used by Commission staff to describe 
Broadway – “grassy park,” “signature park,” and “destination park” are not in the 
certified PMP.  (see Attachment “C”). 

 
• The park/plaza land use designation includes plazas like Broadway Plaza and scenic 

roads like North Harbor Drive. 
 
The certified PMP describes the park/plaza land use designation as “ … parks and plazas 
… public art, vista areas, scenic roads, [and] bicycle and pedestrian ways.”  All of these 
elements are included in the NEVP Phase 1 Project. The park/plaza designation covers 
Broadway Plaza and the entire esplanade in the Project area.  (see Attachment “D”). 
 

• An oval park at Broadway would fall outside the Port’s jurisdiction and would be 
inconsistent with Commission approvals for Lane Field and Broadway Pier. 

 
A portion of the oval envisioned by Commission staff lies on Navy Broadway Complex, 
a Navy-owned property outside the Port’s jurisdiction.  Additionally, the Commission 
approved a straight alignment for North Harbor Drive when it approved the Lane Field 
project in January 2009.  This would preclude an oval at Broadway.  And finally, the 
Commission approved the April 2009 Broadway Pier de minimis PMPA knowing that the 
plaza at the foot of Broadway would not be an oval.  (see Attachment “E”). 
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• Though the City’s Local Coastal Program (LCP) is not the standard of review, it 

also removed all references to an oval park at its certification in March 2001. 
 

The Commission adopted revised findings into the City’s LCP to incorporate a waterfront 
overlay district for the North Embarcadero concurrent and consistent with the certified 
PMP and specifically deleted any reference to an oval park.  The LCPA staff report noted 
“ … the Port District has removed any reference in its PMPA to a landscaped park that 
extends out over the water at Broadway Landing.”  (see Attachment “F”). 

 
2. Broadway Plaza will be a Significant Public Open Space Anchoring a 1.2 Mile Linear 

Park along the San Diego Bay Waterfront. 
 
 The Port and CCDC have been planning and designing Broadway Plaza with public input for 

over 12 years.  Over 100 stakeholder and public outreach meetings, including dozens of 
public agency meetings and approvals, have resulted in a design acceptable to the majority of 
stakeholders.  Broadway Plaza will be framed by groves of jacaranda trees and improved 
with signature hardscape unit paving, benches, and pedestrian and bicycle paths.  It will also 
accommodate special events, spontaneous musical performances, vendors, parade stands, and 
vehicular access to Broadway Pier.  (see Attachment “G”). 

 
3. The Port’s Proposed Special Conditions Resolve Commission Staff’s Concerns. 
 
 The Port and CCDC worked with Commission staff to resolve their other concerns.  As 

Commission staff suggests, minor issues regarding parking, views, and figures in the certified 
PMP can be addressed through special conditions of the CDP.  The Port and CCDC have 
already agreed to Project design changes to address these issues.  (see Attachment “H”). 

 
 
Attachments 
 
“A” Excerpts from Coastal Staff Report re: Standard of Review 
“B” Land Use Map (w/ Oval Park Label Added by Commission Staff) 
“C”  Certified PMP Text re: Broadway Plaza 
“D” Certified PMP Park/Plaza Land Use 
“E” North Embarcadero City of San Diego LCP Amendment 
“F” Oval and Adjacent Projects (Lane Field, Navy Broadway) 
“G” NEVP Phase 1 Project Overview 
“H” Coastal Development Permit Special Conditions 
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the boundaries are shown on coastal charts and 
identifi ed on site by boundary markers. Administration 
of the anchorage is exercised by the Port District, 
pursuant to local ordinance. Thirty to forty percent of 
the moorings are to be set aside for short-term use by 
cruising or transient vessels. Section III, Water Based 
Transportation system, contains information on the 
baywide small craft anchoring system.  
 
Civic Zone

 The zone of highest activity is the Civic Zone 
from Ash Street to Broadway. This zone refl ects its 
waterfront orientation, with operating piers extending 
into the bay, Navy facilities, commercial fi shing activity, 
and historic sailing vessels. Its physical relationship 
to Centre City attracts large numbers of people and 
the future development of both areas is integrated by 
the Visionary Plan.

 Signifi cant redevelopment is recommended for the 
Civic Zone. The landscaped esplanade and streetscape 
improvements mentioned in the Crescent Zone will 
be continued along North Harbor Drive and Pacifi c 
Highway through the Civic Zone. North Harbor Drive will 
be reduced by narrowing to three lanes. Parking areas 
along the street will be interspersed with landscaping, 
vertical elements used to frame and enhance views, 
and lawn areas.  (See Visionary Plan Fig. 5.3)

 The esplanade expands into plazas at Beech 
and Ash Streets, B Street Pier, and Broadway Pier. 
These plazas will be designed to provide open space, 
sitting and strolling areas for tourists and nearby 
workers, and to increase the sense of destination for 
Embarcadero visitors.

 Passive green spaces (parks) are proposed 
between the plazas on the esplanade, providing 
recreational opportunities and places for people to 
relax, play, and enjoy Bay views.  The promenade is 
a continuous 25-foot-wide paved area adjacent to the 
water's edge.  The wharf side remains clear of objects 
or furnishings that would block Bay views.  A delicate 
string of lights, a planting area with tall palms, and a 
10-foot-wide bike path border the landward side of the 
promenade (See Figure 5.3 of the Visionary Plan).

 The most important element in this zone is 
the conversion of the old Lane Field site and 
Navy Engineering building into a new complex of 
buildings and open spaces. Primary consideration 
is a 600-to-800-room hotel. The intent of the plan 

is to retain fl exibility for considering a wide array of 
development options. The concept includes possible 
multiple utilization of activities that could provide for 
commercial recreation; international trade, travel and 
cultural complexes; commercial and offi ce space for 
maritime business; support facilities related to the 
Port; and subject to negotiation with the U.S. Navy, 
the provision of equal or better building space for 
the relocation of the Naval Facilities Engineering 
Command. The FAR for Lane Field parcel is 7.0 and 
6.5, while building height limits range from 400 feet 
to 200 feet sloping toward the Bay.  Special setback 
requirements along the Broadway side of this parcel 
range from 55 feet to 65 feet, widening toward the 
Bay (See Figure 4.7 of the Visionary Plan, which also 
illustrates the special radius setback on North Harbor 
Drive/ Broadway SW corner).  Stepbacks for upper 
stories are 25-feet minimum at 50-feet building height 
except for the B Street side of the parcel and on other 
east-west streets where they are 15 feet.  There are no 
stepback requirements along Pacifi c Highway.  (See 
Visionary Plan Figures 4.5, 4.6, 4.7 and 4.8.)

 The Visionary Plan proposes public right-of-ways 
aligned with existing downtown streets through 
development parcels, including Lane Field.  These 
right-of-ways include pedestrian and vehicle traffi c, 
view corridors, parking and service access.  The right-
of-ways shall be a minimum of 80-feet-wide with the 
character of a public street, and would enhance the 
physical and visual access to the Bay.  The C Street 
segment through Lane Field may vary in alignment 
with existing street up to 20 feet north or south, and it 
may or may not accommodate vehicular circulation.  
A north-south pedestrian link, if practical, is also 
proposed through this parcel.  (See Visionary Plan 
Figures 4.10, 4.11, 4.12, and 6.1).

 B Street Pier is scheduled for substantial 
redevelopment of the apron wharf and the structures 
on the pier. The south shed will be removed or 
redesigned to create space for parking and a 
promenade. The western end of the pier will be 
converted for specialized commercial uses such as a 
shopping bazaar, and foods and services refl ecting the 
maritime character of the Embarcadero and which will 
be compatible with cruise ship berthing. The Cruise 
Ship Terminal will be expanded and both sides of the 
pier will accommodate ship berthing. Cruise ships may 
tie up at both the B Street and Broadway Piers. The 
shopping bazaar could be expanded into the terminal 
building and the existing Maritime Museum could be 
provided with land-based support area, storage and 
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Land Use Objectives & Criteria

Parks, plazas, public accessways, vista points and 
recreational activities on Port lands and tidelands 
should:

· provide a variety of public access and carefully 
selected active and passive recreational 
facilities suitable for all age groups including 
families with children throughout all seasons of 
the year.

· enhance the marine, natural resource, and 
human recreational assets of San Diego Bay 
and its shoreline for all members of the public.

· provide for clear and continuous multi-
lingual information throughout Port lands and 
facilities to and about public accessways and 
recreational areas. 

 
Master Plan Interpretation
 
 A growing population, greater discretionary 
incomes and more leisure time all contribute 
signifi cantly to the increasing demand for both active 
and passive outdoor recreational opportunities. 
The public recreation opportunities developed 
on tidelands by the Port District along with the 
commercial recreation opportunities developed by 
private investment provide a balanced recreation 
resource for San Diego Bay.  When thoughtfully 
planned, both public recreational developments and 
commercial recreational developments benefi t from 
each other as off-site improvements, although as a 
matter of planning policy, commercial activities within 
public recreation areas will be limited. Recreational 
areas must be of the appropriate type and size to be 
effi ciently developed, administered and maintained 
by the Port District at a reasonable cost.  This Plan 
places primary emphasis on the development of public 
facilities for marine oriented recreational activities 
for the purposes of fi shing, boating, beach use, 
walking and driving for pleasure, nature observation, 
picnicking, children's playing, bicycling and viewing.
  
 Recreation Area/Open Space is a category 
illustrated on the Land and Water Use Element 
Map to portray a wide array of active and passive 

recreational areas allocated around the bay.  More 
specifi c information on public recreational areas 
is provided at the Planning District level under the 
following use categories. 

 Park, Plaza is a use category 
designating landscaped urban type 
recreational developments and amenities. 
Users are generally drawn from the region 

so that access to the site needs to link with regional and 
statewide roadways, regional bicycle ways, and regional 
mass transit, and provide adequate traffi c facilities to 
handle large volumes of traffi c and peak use demands.  
Parks and plazas encourage and accommodate public 
access to and along the interface zone of land and 
water. Recreational facilities frequently associated with 
parks include public fi shing piers, boat launching ramps, 
beaches, historic and environmentally interpretive 
features, public art, vista areas, scenic roads, bicycle 
and pedestrian ways, water dependent educational 
and recreational program facilities and activities.  
Maintenance of park and other landscaped areas shall 
be provided through integrated pest management and 
Best Management Practices to avoid or minimize the 
application of chemicals to such areas.

 
 Promenade indicates the shoreline 
public pedestrian promenade-bicycle 
route system that is improved with 
landscaping, lighting, directional and 

informational signage and other street fi xtures, works 
of art, and seating.  Many short trips, especially 
recreation related, can involve walking or bicycling 
rather than motorized transportation.  There are 
many assumed benefi ts of walking and bicycling; 

Public Recreation
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NEVP Coastal Access Features Phase 1 
Project Overview 

The North Embarcadero Visionary Plan Coastal Access Features project is Phase 1 of a 
comprehensive public access and infrastructure improvement project stretching 1.2 miles 
along San Diego’s bayfront.  Major project elements include realigning and improving scenic 
North Harbor Drive; improving Pacific Highway and West Broadway with landscaped 
medians; increasing public access along the water’s edge from a 25-foot sidewalk to a  
continuous 105-foot wide esplanade; installing signature lighting, paving, landscaping, and 
public art; and constructing major open space plazas where the street ends meet San Diego 
Bay.  The total project cost, including public improvements on private parcels, is 
approximately $220 million to be constructed in multiple phases.  Phase 1 will cost 
approximately $28.6 million and includes improvements to an approximately 10 acre area 
including West Broadway, North Harbor Drive between “B” Street Pier and Navy Pier, and 
portions of the esplanade.

Following are the major elements of this project, most of which will carry forward through 
successive phases of the NEVP implementation to the complete $220 million infrastructure 
improvement project: 

� Transportation hubs on either side of North Harbor Drive, north of West Broadway 
that include facilities such as transit and shuttle stops, signage, information, bicycle 
storage, and passenger loading areas. 

� Lower a high point in the roadway of West Broadway between North Harbor Drive 
and Pacific Highway. 

� Provide a raised median in West Broadway. 

� Provide an approximately 105 feet wide Esplanade between the North Harbor Drive 
roadway and the Bay, from the northern edge of the E Street Pier (Navy Pier) to the 
southern edge of the B Street Pier. 

� Provide a continuous 30 – 36-foot-wide bayfront promenade.

� Four formal gardens on the north and south sides of the open space plaza located 
at the foot of West Broadway. 

� Low water use landscaping throughout the Esplanade that uses drip-irrigation and 
the capability to use reclaimed water in the future. 

� Low energy lighting enhancements throughout the Esplanade. 

� New street furnishings that honor the Embarcadero as a working waterfront 
predicating form, shape, and materiality with function on items such as benches, 

Shaun
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chairs, tables, bike racks, bollards, drinking fountains and news racks throughout the 
Esplanade. 

� Installation of trash and recycling bins along the Esplanade. 

� A comprehensive way-finding sign program including interpretive, informational 
identification, regulatory, directional and gateway signs along the Esplanade. 

� Provide two public art open shade pavilions approximately 80 feet long, 70 feet 
wide, and 18 feet in height. 

� Relocate five ticket kiosks with new public art-inspired colored-glass
approximately 170 square-foot structures beneath shade pavilions. 

� Relocate existing San Diego Convention and Visitors Bureau information building 
with new public art-inspired colored-glass approximately 920 square foot 
structure beneath shade pavilions. 

� Relocate existing walk-up café building with new public art-inspired colored-
glass approximately 500 square foot structure beneath shade pavilions. 

� Provide a new approximately 700 square foot art-designed public restroom
south of the future C Street alignment. 

� Provide an approximately 15-foot wide path adjacent North Harbor Drive with a 
ten-foot wide recreational path and 5-foot wide landscaped sidewalk. 

� A Public Art component by internationally renowned artist Pae White, focused 
on the structural architecture has resulted in the design of the restroom, shade 
pavilions, kiosks, information building, and cafe. 

� Storm water drainage system improvements along North Harbor Drive including 
biological or structural water treatment within an eight foot ‘water quality band’ along 
the Esplanade on the east side of the bayfront promenade. 

� The water quality band will be described in educational signage and integrated 
into the design of the Esplanade. 

� Create a relatively flat public space fully accessible to people with disabilities.

Following are several renderings of the proposed NEVP Phase 1 Coastal Access Features 
project area (next page). 
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Attachment C

[DRAFT] CCC COASTAL DEVELOPMENT PERMIT - SPECIAL Conditions

1. Compliance with the San Diego Unified Port District Conditions of 
Approval. All conditions of the approval by the San Diego Unified Port 
District July 07, 2009 (CDP-2009-02) for the proposed project as shown 
in Exhibit #? are hereby incorporated as special conditions of the subject 
permit unless specifically modified by any special conditions set forth 
herein. For purposes of condition compliance, the Port District shall be 
responsible for reviewing and determining compliance with the 
conditions set forth herein. The Port District shall notify the Executive 
Director when all of the conditions have been met. Any proposed 
changes shall be limited to immaterial or minor changes which do not 
have the potential for adverse impacts, either individually or 
cumulatively, on coastal resources or public access to and along the 
shoreline. All proposed changes shall be reported to the Executive 
Director for review and written approval. Changes that are not 
immaterial, or that alter the physical aspect of the project (e.g. building 
height, building footprint, setbacks, parking or public access), shall 
require an amendment to this Coastal Development permit, unless the 
Executive Director determines that no amendment is legally required. 

2. Public Views.

a. PRIOR TO COMMENCEMENT OF CONSTRUCTION, the 
applicant shall submit, for the review and approval of the 
Executive Director, revised project plans that demonstrate that all 
structures, including the restrooms, shall be constructed outside 
of the future C Street extension view corridor. The landscape plan 
shall be designed to protect and preserve public views on West 
Broadway.

b. The permittee shall undertake development in accordance with 
the approved final plans. Any proposed changes to the approved 
final plans shall be reported to the Executive Director. No 
changes to the approved final plans shall occur without a 
Commission amendment to this coastal development permit 
unless the Executive Director determines that no amendment is 
legally required. 

3. Water Quality Enhancement. PRIOR TO COMMENCEMENT OF 
CONSTRUCTION, the applicant shall submit, for the review and 
approval of the Executive Director, Grading and Drainage Plans showing 

Shaun
Attachment HCoastal Development Permit Special Conditions

dnicandr
Rectangle



  Page 2 of 2 

site runoff from all impervious areas directed to a “water quality band” 
(bio-filtration) to capture and treat storm water. 

4. Operation and Maintenance Manual. PRIOR TO COMMENCEMENT OF 
CONSTRUCTION, the applicant shall submit, for the review and 
approval of the Executive Director, an Operation and Maintenance 
(O&M) manual that includes a description of the long-term operation and 
maintenance requirements for the proposed best management practices 
described in the Urban Strom Water Management Plan (USMP), 
consistent with the Port District’s Municipal Permit, as described in 
Standard Provision of the Port District permit (CDP-2009-02) attached to 
this permit, and a description of the mechanisms that will ensure ongoing 
long-term maintenance. 

5. Parking Management Plan. PRIOR TO COMMENCEMENT OF 
CONSTRUCTION, the North Embarcadero Visionary Plan Parking 
Management Plan shall be completed. Existing parking spaces on the 
Navy Pier shall not be relied upon as part of any parking management 
solutions or strategies. 

6. Parking Displacement. The following specific measures from the North 
Embarcadero Visionary Plan Parking Management Plan shall be 
implemented prior to, or concurrent with, any displacement of parking:  

• Provide Transportation Hubs;  
• Provide WayFinding (signage); and  
• Provide a Shuttle Service. 

7. Bicycle Access. By acceptance of this permit, the applicant(s) agree that 
bicycles are expressly permitted to share the Promenade with 
pedestrians, as well as the decomposed granite trail adjacent to the 
roadway.

8. Public Access to Broadway Plaza. The District shall maintain public 
pedestrian access to the Broadway Plaza and maintain north-south 
pedestrian movements along the promenade to the maximum extent 
possible while ensuring public safety during cruise ship operations. 

Shaun
Attachment HCoastal Development Permit Special Conditions
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Th 24b   Hearing Date: February 11, 2010 
  

ATTACHMENT B 
 

STAFF REPORT AND RESPONSES BY APPLICANT 
 

 
 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 

i.1 LOCAL GOVERNMENT: San Diego Unified Port District  
i.2 DECISION: Approval with Conditions  
i.3 APPEAL NO.: A-6-PSD-09-43  
i.4 APPLICANT: San Diego Unified Port District Co-applicant is the Centre City Development Corporation on behalf 

of the City of San Diego’s Redevelopment Agency. 
i.5 PROJECT DESCRIPTION: Realign North Harbor Drive eastward 

from the B Street Pier to south of the Broadway Pier. 
Construct 105 foot wide esplanade; public plaza at the foot of 
West Broadway; gardens; shade pavilions; ticket kiosks; 
information building; walk-up café; restroom; median 
improvements on West Broadway between North Harbor 
Drive and Pacific Highway; and restripe to provide an 
additional turn lane to the Grape Street and North Harbor 
Drive intersection. The project will result in a net reduction 
of 170 existing public parking spaces. 

 The North Embarcadero Visionary Plan Phase 1 Coastal Access 
Features Project (“Project”) will result in a net reduction of 
146 existing public parking spaces, not 170.  The net loss of 
parking spaces will be addressed by a Parking Management Plan 
and bayfront shuttle. 

 
 The Project will result in improved surface water quality that 

enters the Bay by including a continuous Water Quality Band 
that collects and filters storm water runoff before discharging 
previously untreated runoff into San Diego Bay, this Water 
Quality Band is designed as an attractive project feature and 
highlighted with interpretive signage. 

 
i.6 PROJECT LOCATION: North Harbor Drive, from the B Street Pier 

to south of Broadway Pier; Broadway between North Harbor 
Drive and Pacific Highway; Grape Street and North Harbor 
Drive intersection, San Diego (San Diego County). 

 

i.7 APPELLANTS: Commissioners Sara Wan and Mary Shallenberger; 
Katheryn Rhodes & Conrad Hartsell; Ian Trowbridge; 
Catherine M. O'Leary Carey & John M. Carey; Scott 
Andrews; Navy Broadway Complex Coalition. 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
N.1 STAFF NOTES: 

At its August 14, 2009 hearing, the Commission found Substantial 
Issue exists with respect to the grounds on which the appeal was 
filed. This report represents the de novo staff recommendation. 

 

S.1 SUMMARY OF STAFF RECOMMENDATION: 
 

 

S.2 Staff recommends the Commission deny the de novo permit. The 
primary issues raised by the subject development are the project’s 
inconsistencies with the requirements of the certified Port Master 
Plan (PMP) that expansive public access and recreation amenities be 
developed along North Harbor Drive, particularly at the foot of 
Broadway. The proposed project involves public access 
improvements, but the nature and usefulness of the proposed 
improvements are both substantially different and not equivalent to 
those called for in the certified PMP. 

 The Project is consistent with the certified PMP.  The  PMP 
describes the Embarcadero (pg. 59): “The Plan recommends a 
substantial linear esplanade park on the urban waterfront with 
public art, street furniture, public spaces, expansive Bay views 
and public parking.”  Further, the PMP describes development 
at foot of Broadway (pg. 63): “The esplanade expands into 
plazas at Beech and Ash Streets, B Street Pier, and Broadway 
Pier.  These plazas will be designed to provide open space, 
sitting and strolling areas for tourists and nearby workers, and 
to increase the sense of destination for Embarcadero visitors.” 

 
 The word “expansive” is never used in the PMP in the 

context of describing public access and recreation amenities; 
however, as stated above, “expansive” is used to describe Bay 
views. 

 
 The PMP does not define the “nature and usefulness” of the 

open space. In previous correspondence, Port staff outlined how 
the proposed improvements will result in a higher quality and 
quantity of public open space area than what is called for in the 
certified PMP.   

End of Page 1 
S.3 The North Embarcadero Visionary Plan PMP Amendment was 

approved in 2001 and outlines a program of public access 
improvement along Harbor Drive including developing a wide 
esplanade alongside the shoreline, landscaping and streetscaping 
improvements, passive green spaces, and narrowing and curving 
Harbor Drive to accommodate a major park or plaza at the foot of 
Broadway. 

The PMP does not include the “curving of Harbor Drive.” 
 
This amendment was entitled the “North Embarcadero PMP 
Amendment #27.” 
 



Th Item 24B: Staff Report and Port Responses Page 3 of 49 SDUPD Doc No. 402452 
  

 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
S.4 The proposed project eliminates both the curve in Harbor Drive and 

the oval-shaped park/plaza next to the Broadway Pier. 
 The certified PMP does not require either a curve in Harbor 

Drive or an oval shaped park/plaza next to the Broadway Pier.   
 
 The Coastal Commission approval of the Lane Field Coastal 

Development Permit (CDP)  on January 8, 2009 (A-6-PSD-
08-004/ A-6-PSD-08-101) established how the corner of the 
property would be developed at the intersection of West 
Broadway and North Harbor Drive.  This approval precludes 
development of an oval park.  

 
 During Port staff’s presentation on the Broadway Pier Cruise 

Terminal de minimis PMP Amendment (approved by the 
Coastal Commission in April 2009), Port staff confirmed that a 
plaza would be provided, but not in the oval configuration. 

S.5 Instead, Broadway would terminate at a rectangular plaza/pier 
entrance, with the esplanade continuing on both sides. The plaza will 
also function as a driveway to the recently approved auxiliary cruise 
ship terminal. 

Vehicular access to the Broadway Pier has always been 
anticipated. This is confirmed by the Coastal Commission’s 
approval of the Broadway Pier de minimis PMP Amendment 
approved in April 2009.  In addition, see pg 58 of the PMP which 
states “For example, Broadway Pier may be used at different times 
for tuna fleet berthing, cruise ship berthing, public access, passive 
recreation, and commercial recreation.”). 

S.6 In addition to the park/plaza and road revisions that are inconsistent 
with the PMP, the proposed project involves construction of a 
promenade that is significantly different than Figure 5.3 of the 
NEVP, which is incorporated by reference into the PMP. 
 

 No revisions are made to park/plaza or the road that are 
inconsistent with the PMP.   

 
 The waterfront promenade is substantially similar to Figure 

5.3 of the NEVP and consistent with the certified PMP, 
which is the standard of review for this appeal.  The Project 
will result in a promenade that is no less than 30 feet wide, 
which is actually wider than the 25-foot promenade shown in 
Figure 5.3.  

S.7 The project would also construct a building that encroaches into the 
view corridor at C Street. 

The “building” is a public restroom designed by world class public 
artist, Pae White.  In a meeting with Coastal staff in August 2009, 
the Port and CCDC agreed to move the restroom six feet to the 
south, out of the view corridor at C Street.  Thus, the Project will 
not construct a building that encroaches into the view corridor. 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
S.8 Port staff have acknowledged that there have been several changes in 

potential development patterns along the North Embarcadero that will 
require a comprehensive PMPA, and have issued a Notice of 
Preparation for environmental review to evaluate present conditions 
and future projects in the area, but the subject site has not been 
included in the scope of the proposed EIR. The Port has stated that 
the differences between the proposed project and the certified PMP 
are minor such that consistency with the PMP can be found. 

 The Port has issued a Notice of Preparation for a new North 
Embarcadero PMP Amendment that was discussed with and 
reviewed by Coastal staff prior to issuance.   

 
 The subject site has not been included in the scope of the 

proposed EIR because the Project is consistent with the 
certified PMP and does not require a PMP Amendment.   

S.9 In addition, the Port maintains the project has as good or better public 
access and recreation opportunities as those outlined in the PMP, and 
thus, the project can go forward without prejudice to that future 
review. 
 

Consistent with the policies of the Coastal Act, which emphasize 
low or no cost public access to the coast, the Project will enable the 
construction of almost 180,000 square feet of free public open 
space where today there exists only 33,000 – all of which is 
consistent with the description and land uses in the certified PMP. 

S.10 Commission staff disagrees and is concerned with the practice of 
amending the PMP through a CDP on a piecemeal, project-by-project 
basis where the overall context of the impacts cannot be evaluated or 
mitigated to ensure consistency with the PMP and the Coastal Act. 

Port staff prepared a Notice of Board Action that included a Coastal 
Consistency Analysis (CCA).  The CCA evaluated the Project and 
found that the Project is consistent with the certified PMP and 
Coastal Act. 
 
 

S.11 It is clear that since the time the NEVP PMPA was approved, the 
Port’s vision for the Embarcadero has changed. 

 The Port’s “vision” for the Embarcadero has not changed since 
the North Embarcadero PMP Amendment #27 was approved in 
2001.   

 
 The Project facilitates development of the land use plans and 

policies set forth in that PMP Amendment. 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
S.12 Individual projects, such as the Lane Field hotels, the auxiliary 

Broadway Pier cruise terminal, and the shore power electrical boxes 
proposed along the width of the B Street, have, or are expected to, 
incrementally affect and/or alter the amount and type of public access 
improvements that can be provided in the area. 

 The Lane Field hotels and Broadway Pier cruise terminal 
projects are expected to create incrementally positive effects 
with increased amounts and types of public access 
improvements that can be provided in the area.   

 
 Lane Field, approved by the Coastal Commission on January 8, 

2009 (A-6-PSD-08-004/ A-6-PSD-08-101), will provide a large 
public plaza with landscape, hardscape, public seating, and 
both interior and exterior dining facilities on the north side 
of Broadway spanning from Pacific Highway to North 
Harbor Drive.  In addition, the Project extends C Street 
through its boundaries linking Pacific Highway to Harbor Drive, 
extending the public view corridor and providing enhanced 
pedestrian access to the Bayfront. 

 
 The auxiliary Broadway cruise ship terminal will be available 

for public events and the pier will be open for public access 
except when cruise ships are at the terminal (which will occur 
when the primary facility at B Street Pier is not available) 
providing diverse types of public access improvements. 

 
 The shore power electrical boxes are not proposed along the 

width of B Street and will be situated away from the existing 
promenade. The shore power project will result in improved air 
quality to the region, and will have no effect on public access as 
the B Street Pier.  B Street Pier has always been identified as the 
primary cruise ship terminal and the shore power project will be 
developed within the limits of the Pier.  

S.13 In addition, there are potential changes to projects identified in the 
PMP. For example, the public park planned to be developed on Navy 
Pier next to the Midway has not yet been constructed, and the new 
Grape Street public pier with a commercial recreation facility is no 
longer being considered. 

Development of the Navy and Grape Street Piers are not part of 
the Project before the Coastal Commission, and are therefore not 
relevant to the standard of review on appeal.  The Port has included 
these projects in the new PMP Amendment process currently 
underway. 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
S.14 These plan-level changes in the surrounding environment have 

impacts on public parking, circulation, visual quality and public 
access that need to be evaluated on a comprehensive basis through 
the Port Master Plan Amendment that is currently being processed for 
the North Embarcadero area; they cannot be addressed through the 
proposed permit. 

Port staff have at no time suggested that items such as public 
parking, circulation, visual quality and public access in the 
surrounding environment not directly related to this Project be 
addressed through this permit, or that they are even related. The 
proposed Project is consistent with the certified PMP. As stated 
above, these items are included in the new PMP Amendment and will 
undergo a comprehensive analysis consistent with the Coastal Act.  
The new PMP Amendment is a separate effort the Port initiated 
at Coastal staff’s request, and addresses items unrelated to this 
Project.   

End of Page 2 
S.15 In addition, approval of these improvements at this time would 

preclude consideration of all potential options for alternative 
improvements and open space along the North Embarcadero. 

 Approval of the Project improvements would not preclude 
consideration of potential options for alternative improvements 
and open space along the North Embarcadero.  As previously 
mentioned, the Port is currently processing a new PMP 
Amendment that evaluates other public improvements and open 
space opportunities along the area.   

 
 In accordance with the California Environmental Quality Act 

(CEQA) Guidelines §15177, the Master EIR evaluated potential 
project alternatives.  

 
 Neither the certified PMP nor the Coastal Act call for an 

evaluation of alternatives to projects.  The Project improvements 
are consistent with existing planning documents and 
appropriately addressed through the CEQA process. 

S.16 It is staff’s expectation that the PMPA process will give the Port, the 
public, and the Commission the opportunity to evaluate any 
necessary or desirable revisions to the planned public access, open 
space and recreation amenities, and to develop a mitigation plan if 
any reduction in the size or function of public spaces is necessary. 

 The Project is consistent with the certified PMP. 
 
 The Port, the public, and the Commission will have the 

opportunity to participate in the public process for the new PMP 
Amendment, as set forth in the Coastal Act.   

S.17 Until the future PMPA is approved, the current highly utilized public 
access and recreational opportunities which exist along this segment 
of the North Embarcadero will be maintained for continued public 
use. 

The existing public access and recreational opportunities in this area 
include a narrow, disorganized asphalt waterfront promenade, wide 
roadway, and an inefficient parking configuration.  
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
S.18 Standard of Review: Certified Port Master Plan; public access and 

recreation policies of the Coastal Act. 
Port staff strongly concurs that these are the only applicable 
documents for establishing the standard of review – the certified 
PMP and the Coastal Act.  The NEVP is NOT the standard of 
review. 

S.19 SUBSTANTIVE FILE DOCUMENTS: Appeal by Commissioners 
Wan and Shallenberger filed 7/23/09; Appeal by Katheryn Rhodes & 
Conrad Hartsell filed 7/13/09; Appeal by Ian Trowbridge filed 
7/13/09; Appeal by Catherine M. O'Leary Carey & John M. Carey 
filed 7/20/09; Appeal by Scott Andrews filed 7/23/09; Appeal by 
Navy Broadway Complex Coalition filed 7/23/09; Port Draft Coastal 
Development Permit 2009-02; Certified San Diego Unified Port 
District Port Master Plan. 

 

I. PRELIMINARY STAFF RECOMMENDATION: 
 

 

I.1 The staff recommends the Commission adopt the following 
resolution: 
 

MOTION:  I move that the Commission approve 
Coastal Development Permit No. A-6-PSD-
09-43 for the development proposed by the 
applicant. 

 

 

I.2 STAFF RECOMMENDATION OF DENIAL: 
Staff recommends a NO vote. Failure of this motion will result in 
denial of the permit and adoption of the following resolution and 
findings. The motion passes only by affirmative vote of a majority of 
the Commissioners present. 

Recommend a YES vote. 

I.3 RESOLUTION TO DENY THE PERMIT: 
 
The Commission hereby denies a coastal development permit for the 
proposed development on the grounds that the development will not 
conform with the policies of Chapter 3 of the Coastal Act and the 
certified Port Master Plan. 

In numerous communications (Coastal Consistency Analysis, Nov 6, 
2009 letter, Dec 10, 2009 letter and Jan 2010 letter) Port staff 
demonstrates the project’s consistency with the policies of Chapter 3 
of the Coastal Act and the certified PMP. 

End of Page 3 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
I.4 Approval of the permit would not comply with the California 

Environmental Quality Act because there are feasible mitigation 
measures or alternatives that would substantially lessen the 
significant adverse impacts of the development on the environment. 

The Project has undergone adequate review in accordance with 
CEQA Guidelines §15177.  The Master EIR analyzed potentially 
significant impacts to the environment from development of the 
Project, and identified feasible alternatives and mitigation measures 
to avoid or reduce those impacts to below the level of significance.  
The Master EIR was certified by the Port as lead agency under 
CEQA on April 25, 2000.   
 

II. Findings and Declarations.  
The Commission finds and declares as follows: 

 

II.1.1 1. Project Description. On July 7, 2009, the Port approved a 
coastal development permit for the North Embarcadero Visionary 
Plan (NEVP) Phase 1 Coastal Access Features. The project would 
realign North Harbor Drive roughly from the B Street Pier to south of 
the Broadway Pier, eastward of its present location, and transition to 
existing alignments at Ash Street and F Street (see. Exhibit #4, 
Approved Port CDP, “Exhibit A” attachments). The realigned road 
would enable construction of an approximately 105 foot wide 
Esplanade starting at the south side of B Street Pier to the south of 
Broadway Pier. The esplanade would consist of a bayfront 
promenade for pedestrians and bicyclists, a storm water treatment 
system, a running/walking path, improved landscaping and structural 
architecture, and a public plaza at the foot of West Broadway flanked 
by formal gardens. Two open shade pavilions, approximately 80 feet 
long, 70 feet wide, and 18 feet high, would be constructed on the 
eastern portion of the Esplanade, under which replacement ticket 
kiosks, an approximately 672 sq.ft., 16-foot high Information 
building, and an approximately 315 sq.ft., 16-foot high walk-up café 
would be constructed. The replacement ticket kiosks would be 
located in a new 12-foot high, approximately 253 sq.ft. building.  

Port staff concurs with Project Description. 



Th Item 24B: Staff Report and Port Responses Page 9 of 49 SDUPD Doc No. 402452 
  

 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
 An approximately 720 sq.ft., 12-foot high restroom would be 

constructed on the eastern portion of the Esplanade, along the 
southern edge of the future C Street alignment. The project would 
also provide median and storm water improvements along West 
Broadway between North Harbor Drive and Pacific Highway. In 
addition, re-striping to provide an additional turn lane to the Grape 
Street and North Harbor Drive intersection would be undertaken.  

 

 In order to create commercial loading and unloading zones for the 
recently approved Broadway Pier cruise ship terminal, the project 
would eliminate 170 existing public parking spaces along Harbor 
Drive, to be replaced with 24 parallel parking spaces, with the 
possibility of increasing those spaces to a total of 58 diagonal parking 
spaces at an unspecified future date.  

 The Project is eliminating 146 parking spaces, not 170, to 
provide commercial loading and unloading zones for the 
Broadway Cruiseship Terminal.   

 
 These parking spaces are being eliminated to create the 

approximately 105-foot wide esplanade. 
 The size of the plaza at the foot of Broadway would be approximately 

16,000 sq.ft., in line with the esplanade that would continue on both 
sides. Removable bollards would be located on the north and south 
sides of the plaza to prevent pedestrians from entering the plaza when 
cruise ships are docked at the Broadway Pier and cruise ship related 
traffic is accessing the pier. The bollards would be removed when 
cruise ships are not at dock, to allow pedestrians to cross the 
plaza/driveway. The Port has not provided an estimate of how many 
days the pier (and thus the plaza crossing) would be closed due to 
cruise ships, but the District has stated that in 2006, Broadway Pier 
was closed for a total 58 days for cruise ships, military vessels and 
educational/research vessels. Cruise ship traffic in San Diego has 
increased significantly in the last decade, and Broadway Pier is likely 
to be used more frequently as an auxiliary terminal in the coming 
years. The exact operation of the pedestrian closures is not known at 
this time; traffic control might allow controlled, periodic pedestrian 
crossings across stopped traffic, or pedestrians might have to cross 
Harbor Drive to the north, cross Broadway, and then cross back to 
Harbor Drive in order to continue along the promenade. 

 Under the proposed Project, pedestrians traveling north/south 
along the proposed promenade or esplanade will be less 
inconvenienced during cruise ship operations than they are 
today.   

 
 Today, during heavy traffic periods when a cruise ship is 

berthed at Broadway Pier, pedestrians are required to cross three 
sides of the Harbor/W. Broadway intersection to move past the 
pier in the north/south direction.   

 
 The proposed configuration allows more space for effective 

management of pedestrians crossing the line of stopped vehicles 
approaching the pier.   

 
 It is possible that the plaza would be accessible, at times, when 

cruises ships are docked.  
 
 

End of Page 4 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
 The standard of review for the project is consistency with the 

certified Port Master Plan (PMP), and, for the portions of the project 
located between the sea and first public roadway (Harbor Drive), the 
public access and recreation policies of the Coastal Act. 

 

II.2.1 2. Planning History. The North Embarcadero Visionary Plan 
(NEVP) is a conceptual-level, illustrative planning document 
resulting from a coordinated planning effort by the North 
Embarcadero Alliance, a planning body made up of officials from the 
Port District, City of San Diego, County of San Diego, Centre City 
Development Corporation, and U.S. Navy. The Alliance developed 
the Visionary Plan in 1998 to guide the development of the North 
Embarcadero area. 
 
Although the proposed project is identified as the "North 
Embarcadero Visionary Plan" (NEVP) Phase 1 Coastal Access 
Features project, the NEVP itself is not the standard of review for the 
coastal development permit. 

Port staff concurs that only the certified PMP, and public access 
and recreation policies of the Coastal Act establish the standard 
of review for this permit. 

II.2.2 The NEVP was not submitted to nor certified by the Coastal 
Commission as part of the PMP. Rather, at the Commission meeting 
of March 14, 2001, the Commission approved the San Diego Unified 
Port District Port Master Plan (PMP) Amendment #27 (the NEVP 
PMPA) creating a new "North Embarcadero Overlay District" within 
the existing Waterfront district. 

This amendment was entitled the “North Embarcadero PMP 
Amendment #27.” 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
II.2.3 The amendment incorporated many of the goals and projects 

identified in the Visionary Plan for the North Embarcadero, 
including: the redevelopment of Lane Field; the narrowing of Harbor 
Drive from four lanes to three between Grape Street and Pacific 
Highway; the extension of B and C Streets between Pacific Highway 
and North Harbor Drive; construction of a new 25-foot wide 
pedestrian esplanade along the water’s edge at Harbor Drive; the 
replacement of three existing industrial piers with one new public 
pier at Grape Street; construction of a small commercial recreation 
facility on the new Grape Street Pier; construction of a restaurant on 
the bayfront inland of the Grape Street Pier; modernization of the 
cruise ship terminal at the B Street Pier; and docking the U.S.S. 
Midway Aircraft Carrier for use as a museum on the south side of 
Navy Pier. Only the PMP itself, including the text of the PMP, the 
exhibits, the project list, and those portions of the NEVP specifically 
referenced in the PMP are the standard of review for coastal 
development permits issued by the Port District. 

Port staff concurs that the certified PMP and public access and 
recreation policies of the Coastal Act establish the standard of 
review for this permit. 
 

II.3.1 3. Public Access/Recreation/Visitor-Serving. The following Coastal 
Access policies are relevant and applicable: 

 

II.3.2 Section 30210 
In carrying out the requirement of Section 4 of Article X of the 
California Constitution, maximum access, which shall be 
conspicuously posted, and recreational opportunities shall be 
provided for all the people consistent with public safety needs and the 
need to protect public rights, rights of private property owners, and 
natural resource areas from overuse.  

 The Project is consistent with Section 30210 of the Coastal Act. 
 
 The Project will substantially improve public access to the 

San Diego Bayfront and provide recreational opportunities for 
the general public consistent with public safety needs, while at 
the same time dramatically increasing the water quality of 
surface drainage flows into the Bay from downtown San Diego. 

End of Page 5 
II.3.3 Section 30211 

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

 The Project is consistent with Section 30211 of the Coastal Act. 
 
 The Project will substantially improve public access to the 

waters of San Diego Bay. 
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 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
II.3.4 Section 30212 

(a) Public access from the nearest public roadway to the 
shoreline and along the coast shall be provided in new development 
projects except where: 
 

(1) it is inconsistent with public safety, military security 
needs, or the protection of fragile coastal resources, 
 

(2) adequate access exists nearby, or… 

 The Project is consistent with Section 30212 of the Coastal Act. 
 
 The Project will provide improved public access from the 

nearest public roadway (Harbor Drive) to the shoreline of San 
Diego Bay and along the coast of California.   

II.3.5 Section 30213 
Lower cost visitor and recreational facilities shall be protected, 
encouraged, and, where feasible, provided. Developments providing 
public recreational opportunities are preferred. 

 The Project is consistent with Section 30213 of the Coastal Act. 
 
 The Project will provide low to no cost visitor and 

recreational facilities that will increase the existing amount 
of public recreational opportunities via a 105-foot esplanade, 
formal gardens, walk-up café, public art, and large public 
plaza. 

II.3.6 Section 30220 
Coastal areas suited for water-oriented recreational activities that 
cannot readily be provided at inland water areas shall be protected for 
such uses. 

 The Project is consistent with Section 30220 of the Coastal Act. 
 
 The Project will protect and enhance water-oriented 

recreational activities along San Diego Bay by significantly 
enhancing a waterfront promenade and maintaining 
operations of the existing and historically used water-
dependent cruise ship berth adjacent to Broadway Pier. 

II.3.7 Section 30221 
Oceanfront land suitable for recreational use shall be protected for 
recreational use and development unless present and foreseeable 
future demand for public or commercial recreational activities that 
could be accommodated on the property is already adequately 
provided for in the area. 

 The Project is consistent with Section 30221 of the Coastal Act. 
 
 The Project will increase the amount of bayfront land 

suitable for recreational use and development by moving 
existing commercial components and a roadway surface 
away from the water’s edge and creating more waterfront 
recreational opportunities for the general public.   

II.3.8 Section 30223 
Upland areas necessary to support coastal recreational uses shall be 
reserved for such uses, where feasible. 

Section 30223 is not applicable.  No upland areas are included or 
associated with this project and none would be required as the project 
provides coastal recreation uses adjacent to the shoreline. 
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II.3.9 Section 30252 

The location and amount of new development should maintain and 
enhance public access to the coast by (1) facilitating the provision or 
extension of transit service, (2) providing commercial facilities 
within or adjoining residential development or in other areas that will 
minimize the use of coastal access roads, (3) providing 
nonautomobile circulation within the development, (4) providing 
adequate parking facilities or providing substitute means of serving 
the development with public transportation…. 

 The Project is consistent with Section 30252 of the Coastal Act. 
 
 The Project will maintain and enhance public access to the 

coast by (1) facilitating and enhancing transit opportunities 
such as Bayfront shuttle service  (which will be complimentary 
to existing transit services in the immediate area); (2) relocating 
commercial uses away from the water’s edge towards 
Downtown San Diego’s substantial residential population; (3) 
providing enhanced pedestrian and bicycle access and 
circulation within the development, as well as transit stops 
and improved access to water transit services; (4) instituting a 
Parking Management Plan  

End of Page 6 
II.3.10 The following PMP policies are relevant and applicable: 

 
 

II.3.11 IV.  THE PORT DISTRICT, IN RECOGNITION OF THE 
POSSIBILITY THAT ITS ACTION MAY INADVERTENTLY 
TEND TO SUBSIDIZE OR ENHANCE CERTAIN OTHER 
ACTIVITIES, WILL EMPHASIZE THE GENERAL 
WELFARE OF STATEWIDE CONSIDERATIONS OVER 
MORE LOCAL ONES AND PUBLIC BENEFITS OVER 
PRIVATE ONES. 

 The Project is consistent with this policy of the certified PMP. 
 
 The Project will foster new public activities along the 

waterfront for a statewide purpose. 
 

 The Project will help maintain water-dependent cruise ship 
berthing adjacent to Broadway Pier, which supports 
regional and statewide benefits for the general public from 
the cruise industry and use of existing deep water berths. 

II.3.12 • Develop the multiple purpose use of the tidelands for the 
benefits of all the people while giving due consideration to the 
unique problems presented by the area, including several 
separate cities and unincorporated populated areas, and the 
facts and circumstances related to the development of tideland 
and port facilities. 

 The Project promotes the multiple purpose use of the 
tidelands by providing such improvements as a 30 to 60 foot 
wide bayfront promenade, street furnishings, walk-up café 
building, and public art open shade pavilions, consistent with 
the Public Trust Doctrine.  

II.3.13 • Foster and encourage the development of commerce, 
navigation, fisheries and recreation by the expenditure of 
public moneys for the preservation of lands in their natural 
state, the reclamation of tidelands, the construction of facilities, 
and the promotion of its use. 

This policy is not relevant to the Project as no preservation of lands 
in their natural state is proposed, suggested by Coastal staff, or at 
issue in any way. The project will contribute to the preservation of 
San Diego Bay by treating surface runoff, currently untreated, before 
it enters the Bay. 
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II.3.14 • Encourage non-exclusory uses on tidelands. 

 
 The Project will encourage non-exclusory uses along tidelands 

by enhancing or creating new park/plaza areas and public 
access and recreational opportunities adjacent to the water, at 
no additional cost to the public. 

II.3.15 VI.  THE PORT DISTRICT WILL INTEGRATE THE TIDELANDS 
INTO A FUNCTIONAL REGIONAL TRANSPORTATION 
NETWORK 

 The Project is consistent with this policy of the certified PMP. 
 
 The Project will promote integration of tidelands into the 

functional regional transportation network (i.e. bayfront 
shuttle, existing transit services in the immediate area via 
Santa Fe Depot, buses, taxis, pedicabs, etc.) 

II.3.16 • Encouraging development of improved major rail, water and air 
systems linking the San Diego region with the rest of the 
nation. 

 

 The Project facilitates access to existing rail (Santa Fe 
Depot), water (water taxi and ferry) and air systems (San 
Diego Airport) that link to the San Diego region and the rest of 
the nation. 

II.3.17 • Improved automobile linkages, parking programs and facilities, 
so as to minimize the use of waterfront for parking purposes 

 

 The Project includes roadway improvements that will create 
improved automobile linkages, a Parking Management Plan, 
and enhanced access to a future bayfront shuttle and existing 
transit services and parking facilities in the immediate area  

 
 The Project will minimize use of the waterfront for parking 

purposes by replacing 146 waterfront parking spaces with 
the creation of a 105-foot wide esplanade that will be fully 
accessible for pedestrians and bicyclists.  

II.3.18 • Providing pedestrian linkages 
 

 The Project will provide a 105-foot wide esplanade that is fully 
accessible for pedestrians and bicyclists, beyond compliance 
with the Americans with Disabilities Act.  

 
 The Project will include a 29-foot wide promenade and 10-

foot wide decomposed granite trail, both of which are 
designed to be pedestrian and bicycle linkages. 

II.3.19 • Encouraging development of non-automobile linkage systems 
to bridge the gap between pedestrian and major mass systems. 

The Project will encourage development of such non-automobile 
linkage systems as a Bayfront shuttle service (complimentary to 
existing transit services in the immediate area) to bridge the gap 
between pedestrian and major mass transit systems.  

End of Page 7 
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II.3.20 VII. THE PORT DISTRICT WILL REMAIN SENSITIVE TO THE 

NEEDS, AND COOPERATE WITH ADJACENT 
COMMUNITIES AND OTHER APPROPRIATE 
GOVERNMENTAL AGENCIES IN BAY AND TIDELAND 
DEVELOPMENT. 

 The Project is consistent with this policy of the certified PMP. 
 
 The Port has cooperated with adjacent communities and 

other appropriate governmental agencies on this Project.  The 
Project was developed over a decade-long public process 
with extensive community input and in partnership with 
local governmental agencies including CCDC and the City 
of San Diego. 

II.3.21 • The Port District will at all times attempt to relate tidelands to 
the uplands. 

The Project was developed to relate tidelands to the uplands. The 
Project design includes the “Broadway Hall”, which establishes a 
unique, direct linkage between the waterfront and the uplands of 
Downtown San Diego, consistent with the goals of the Downtown 
Community Plan. 

II.3.22 • The Port District will cooperate, when appropriate, with other 
local governmental agencies in comprehensive studies of 
existing financing methods and sources which relate to the 
physical development of the tidelands and adjacent uplands. 

The Port cooperated with other local governmental agencies such 
as CCDC and the City of San Diego in comprehensive studies of 
existing financing methods.  This $24.6 million Project will be 
funded via a joint partnership with the Port, CCDC and City of 
San Diego.  The Project includes a fully-funded long-term 
maintenance plan. 

II.3.23 IX.  THE PORT DISTRICT WILL INSURE PHYSICAL ACCESS 
TO THE BAY EXCEPT AS NECESSARY TO PROVIDE FOR 
THE SAFETY AND SECURITY, OR TO AVOID 
INTERFERENCE WITH WATERFRONT ACTIVITIES. 

 The Project is consistent with this policy of the certified PMP. 
 
 The Project will substantially improve public access to the 

Bay, while at the same time maintaining the ability to secure 
the Broadway Pier in accordance with federally mandated 
security requirements.  

 
 The Project relocates commercial uses away from the water’s 

edge to minimize interference with waterfront activities. 
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II.3.24 • Provide "windows to the water" at frequent and convenient 

locations around the entire periphery of the bay with public 
right-of-way, automobile parking and other appropriate 
facilities. 

 The Project will greatly improve the public right-of-way 
along the waterfront, maintain and enhance the established 
view corridors that run from the uplands to the Bay, and 
greatly increase waterfront views by relocating activating 
commercial uses away from the water’s edge.  

 
 The Project will provide automobile parking in accordance 

with the NEVP Parking Management Plan established as a 
requirement of the approval of the Master EIR and North 
Embarcadero PMP Amendment. 

II.3.25 • Provide access along the waterfront wherever possible with 
promenades and paths where appropriate, and elimination of 
unnecessary barricades which extend into the water. 

The Project will provide waterfront public access with a 
continuous 30 to 36-foot wide bayfront promenade, and will 
eliminate unnecessary barricades which extend into the water. 

II.3.26 Page 17 of the PMP states: 
 

Maximum access to the shoreline is encouraged except where 
security or public safety factors would negate. 

The Project will greatly improve public access to the shoreline, 
while at the same time maintaining the ability to secure the 
Broadway Pier in accordance with federally mandated security 
requirements for the public’s safety. 

II.3.27 Page 38 of the PMP states: 
 

Circulation and Navigation System 
 

…The provision of adequate access to and circulation within 
the San Diego Bay area is a key element in the success of 
economic activities, of the viability of public services and 
amenities, and the preservation of the area’s environmental 
setting. The various modes of transport must be coordinated 
not only to the various land and water uses they support, but 
to each other to avoid incompatibilities, congestion, 
hazardous movements and unnecessary expenditures. 

The Project will be a destination located within walking distance to 
mass transit rail opportunities (Santa Fe Depot) serving local and 
regional populations, adjacent to ferry and water taxi 
transportation services, as well as being less than 2 miles from the 
San Diego International Airport. 

II.3.28 Proposed Coastal Development Permit 
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II.3.29 The proposed project involves the construction a variety of public 

access improvements along the North Embarcadero shoreline, 
including widening the existing sidewalks along Harbor Drive and 
West Broadway, adding landscaping, constructing water quality 
improvements, building new ticket kiosks and restrooms, and 
narrowing a small portion of Harbor Drive to create a more 
pedestrian-oriented environment. 

Clarification: Existing facilities are currently located at the water’s 
edge.  The Project would build replacement kiosks away from the 
water’s edge. 

II.3.30 Viewed in isolation, the proposed project is an enhancement to 
existing public access opportunities and is largely unobjectionable. 

Agreed.  Staff’s recommendation should be changed to be consistent 
with this statement.  

End of Page 8 
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II.3.31 Improving the pedestrian experience and water quality along Harbor 

Drive is a laudable goal, and a widened esplanade, with the landscape 
and hardscape features and street furniture proposed, would be an 
asset to the Embarcadero. The proposed improvements would 
potentially have some negative impacts on public access and 
recreation, however, because the project would eliminate the vast 
majority of the existing street and off-street public parking spaces. 

 The Port agrees with Coastal staff’s statement that “improving 
the pedestrian experience and water quality along Harbor Drive 
is a laudable goal, and a widened esplanade, with the landscape 
and hardscape features and street furniture proposed, would be 
an asset to the Embarcadero.”  

 
 The Port disagrees that the proposed improvements would 

have a negative impact on public access and recreation by 
eliminating a vast majority of existing street and off-street 
public parking spaces.  The standard of review is the certified 
PMP.  The Project is consistent with Policy VI of the PMP by 
minimizing the use of waterfront for parking purposes.  The 
Project will replace 146 waterfront parking spaces with the 
creation of a 105-foot wide esplanade that will be fully 
accessible for pedestrians and bicyclists. 

 
 The Project will be consistent with the NEVP Parking 

Management Plan, which addresses any parking 
displacement identified in the 2001 Coastal Commission 
certified North Embarcadero PMP Amendment. In fact, the 
Coastal staff report and findings for the North Embarcadero 
PMP Amendment recognize that “new public improvements 
like the esplanade, would utilize public parking,” and further 
stated “Thus the Parking Management Program is required 
to address the parking needs of these projects as well as the 
public parking needs.” 

 
 The Project is located within walking distance to mass transit 

rail opportunities (Santa Fe Depot) that serve local and 
regional populations, and adjacent to ferry and water taxi 
transportation services.  

 
 The project will help facilitate development of a Bayfront 

shuttle service that will increase mobility and access along the 
waterfront and connect to under-utilized parking facilities in the 
area.  
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II.3.32 The coastal development permit approved by the Port incorporates a 

Parking Management Plan required in the Mitigation Monitoring and 
Reporting Program for the MEIR which identifies specific features to 
be implemented as part of the NEVP Phase I project. The condition 
of approval requires the Parking Management Plan to be completed 
prior to commencement of construction; however, there is no 
apparent requirement that the mitigation measures for loss of the 
existing parking be implemented prior to or concurrent with the 
parking loss associated with Phase I improvements. 

The Port has previously communicated (November 6, 2009 Letter to 
Coastal Staff) its commitment to implementing three specific 
measures from the Parking Management Plan that help mitigate 
for the loss of the existing parking resulting from the Project: 
Shuttle service, comprehensive wayfinding signage, and 
transportation hubs. Please see attached “Special Condition #5” 
Exhibit C. 

II.3.33 In addition, as proposed, the new restroom would encroach into the 
designated view corridor on C Street. 

The Port has communicated in several meetings with Coastal 
staff that the restroom has been relocated further south on the 
design such that it is outside of the future C Street View Corridor. 
Please see attached “Special Condition #2” Exhibit C. 

II.3.34 There has not been a view analysis for the entire project that shows 
how all of the proposed structures were sited, taking into account the 
context of the existing bayfront, including the waterside structures, to 
maintain and enhance views (see detailed discussion below, under 4. 
Visual Quality). 

The Project was designed in the context of the existing bayfront 
and waterside structures. The Project will maintain and create 
enhanced views to the Bay by respecting established and future 
view corridors and relocating structures away from the water’s 
edge. 

II.3.35 Nevertheless, these impacts could probably be addressed through 
special conditions calling for additional requirements in the parking 
management plan, and relocation or revisions to the restroom to avoid 
encroachment in the view corridor. 

The Port concurs with this statement, and has provided Coastal 
staff with special conditions which address these subjects.  Please 
see attached “Special Conditions #2 and 5” Exhibit C. 
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II.3.36 The more serious concerns with the proposed project are twofold. 

First, the proposed development is distinctly different than the public 
access recreation improvements planned for and approved in the 
existing certified Port Master Plan. 

 The Project is fully consistent with the public access 
recreation improvements planned for and approved in the 
certified PMP, specifically all text descriptions and land use 
designations shown on the PMP’s Precise Plan (Figure 11). 

 
 The  PMP describes the Embarcadero (pg. 59): “The Plan 

recommends a substantial linear esplanade park on the urban 
waterfront with public art, street furniture, public spaces, 
expansive Bay views and public parking.”  Further, the PMP 
describes development at foot of Broadway (pg. 63): “The 
esplanade expands into plazas at Beech and Ash Streets, B 
Street Pier, and Broadway Pier.  These plazas will be designed 
to provide open space, sitting and strolling areas for tourists 
and nearby workers, and to increase the sense of destination 
for Embarcadero visitors.” 

II.3.37 Second, the proposed improvements are significantly smaller and 
lower quality—less useful and meaningful to the public—than those 
the approved Port Master Plan calls for. 

 This does not appear to be a “second” point; rather, a 
rewording of the first point.  

 
 The PMP does not define the specific size and/or quality of 

the Project’s open space improvements as this statement by 
Coastal staff infers.   

 
 Since August 2009, the Port has provided Coastal staff with 

extensive information confirming that the Project’s 
implementation will result in increased public open space 
(compared to existing conditions or Coastal staff’s preferred 
oval configuration), and that the open space will be of world 
class quality. 

II.3.38 Inconsistencies with the Certified Port Master Plan 
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II.3.39 The PMP is fairly general about how and where the public 

improvements along Harbor Drive are to be designed and located, 
with several significant exceptions: the plan specifically requires 
plazas at Beech and Ash Streets, B Street Pier, and Broadway Piers; 
states that Harbor Drive will be narrowed to three lanes; parks must 
be located between the plazas on the esplanade; the promenade must 
be a continuous 25-foot wide paved area adjacent to the water's edge; 
and, the wharf side is to remain clear of objects or furnishings that 
would block Bay views. Figure 11 of the PMP (ref. Exhibit #1) 
graphically demonstrates Harbor Drive curving at West Broadway 
Street to accommodate an oval-shaped park at the foot of Broadway 
Pier. The PMP designates this area “Park/Plaza.” 

 The Port agrees that the “PMP is fairly general about how 
and where the public improvements along Harbor Drive are 
to be designed and located,” and agrees with many of the 
statements stated here by Coastal staff. 

 
 The Project will create a plaza at Broadway Pier, consistent 

with Coastal staff’s statement here.   
 

 The Project will narrow Harbor Drive to three lanes. 
 

 The Project will locate parks between the plazas on the 
esplanades. 

 
 The Project will provide a continuous 30 to 36-foot wide 

promenade, which is significantly wider than the 25-foot 
wide promenade called for in the certified PMP.   

 
 The Project is designed to ensure that the wharf side remains 

clear of objects or furnishings that would block Bay views. 
 

 The Project will create a bayfront plaza at the foot of 
Broadway, consistent with the PMP’s land use designation 
of Park/Plaza. 

 
 Port staff did not follow up on the Commission’s 2001 action 

to eliminate reference to an oval-shaped park at the foot of 
Broadway.  In a simple and unfortunate mapping error, the 
subsequent revised publication of the Port’s Master Plan 
Map inadvertently continued to depict the oval. 
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II.3.40 The text of the plan describes the area in general terms as follows: 

 
The esplanade expands into plazas at Beach and Ash Streets, 
B Street Pier, and Broadway Pier. These plazas will be 
designed to provide open space, sitting and strolling areas for 
tourist and nearby workers, and to increase the sense of 
destination for Embarcadero visitors. 

The Port agrees that the certified PMP includes this text, which 
precisely describes what the Project will provide along the 
Embarcadero. 

End of Page 9 
II.3.41 Thus, under the certified Plan, these areas could be developed as turf 

or hardscape plazas, but in either case, the space is to be available for 
passive recreation. The size of the proposed park/plazas are not 
specified in the PMP; however, Port staff have attempted to estimate 
how large the open space at Broadway Pier might be based on the 
diagram in the PMP. It is not an easy calculation, as the precise plan 
is not meant to be exactly to scale. However, Port staff have 
estimated that the park/plaza shown in the PMP would be 
approximately 79,200 sq.ft. in size, (which includes some amount of 
area that would be necessary to allow access to the pier from Harbor 
Drive). This may be an overestimation, as the graphic suggests that 
some portion of the park might extend out over the water, but the 
Commission did not approve in the NEVP PMPA any construction 
that would have required it to be extended out over the bay (see 
discussion below). 

 The Port agrees with a majority of Coastal staff’s statements 
provided here.   

 
 The Port agrees with Coastal staff’s statement that “under 

the certified PMP, these areas could be developed as turf or 
(emphasis added) hardscaped plazas.”  The Project will 
develop a major plaza at Broadway Pier available for 
passive public recreation. 

 
 The Port agrees with Coastal staff’s statement that “the size 

of the proposed park/plazas are not specified in the PMP.” 
 

 The Port agrees with Coastal staff’s statement that “the 
precise plan is not meant to be exactly to scale.”  In fact, the 
certified PMP states, “The maps included in the report are for 
illustrative purposes only and are not intended to depict 
accurately ownership boundaries.” 

 
 The Port agrees that the overestimated 79,200 square foot 

calculation of the park/plaza included areas that extend over 
the water. 

 
 The Port agrees with Coastal staff’s statement that the 

“Commission did not approve in the NEVP PMP 
Amendment any construction that would have required it to 
be extended out over the bay.”  The elimination of these 
portions extending out over the bay precludes any oval-
shaped park at the foot of Broadway. 
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II.3.42 The text of the PMP also includes by reference Figure 5.3 (Section of 

Bayfront Esplanade) of the North Embarcadero Visionary Plan, 
which is a cross-section of the esplanade and identifies the design, 
minimum width and location of the specific public access features 
along the North Embarcadero (ref. Exhibit #2). 

 The Port agrees with this statement.  The NEVP document 
can be amended and altered in anyway by the member agencies, 
which does not include the Coastal Commission. Coastal staff 
makes it clear that the NEVP was never approved by the 
Coastal Commission.   

 
 Figure 5.3 of the NEVP is not the standard of review for this 

Project. 
II.3.43 The most obvious and significant difference between the proposed 

project and the certified plan is the elimination of the curve in Harbor 
Drive at the intersection of West Broadway, and redesign of the oval-
shaped park/plaza to an approximately 16,000 sq.ft. rectangular-
shaped plaza that must also function as a driveway to the approved 
new cruise ship terminal on Broadway Pier (see. Exhibit #4, 
Approved Port CDP, “Exhibit D” attachment). 

 Neither a curve in North Harbor Drive nor an oval-shaped 
plaza are described in the certified PMP text. 

 
 In January 2009, the Coastal Commission’s unanimous 

approval of the Port’s Lane Field project established a large 
public plaza at the corner of Broadway and Harbor Drive on 
the Lane Field site.  This action precluded the development of 
any oval.   

 
 The other side (southeastern portion) of the alleged oval is 

not located on Port property, but on property owned by the 
Navy (Navy Broadway Complex).   

 
 Broadway Pier has historically been used as cruise ship 

terminal, and will continue to be used for this water-
dependent visitor-serving use as specified in the certified 
PMP.  The Project plaza will function as both the entrance to 
the Pier and a grand civic space for local gatherings and 
special events. 

II.3.44 There are other more minor differences between the project and the 
certified PMP. The proposed project involves construction of a 
promenade that is different than Figure 5.3 of the NEVP, which is 
incorporated by reference into the PMP (ref. Exhibit #2 of this staff 
report for Figure 5.3; compare to Exhibit C in the "Approved Port 
CDP," attached to Exhibit #4 of this staff report). 

Figure 5.3 of the NEVP is not the standard of review for this 
Project, as stated previously in this report by Coastal staff.  
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II.3.45 Once a policy, figure, or project is inserted into the PMP, it is no 

longer guidance, but the standard of review. The configuration of the 
proposed esplanade is different than the one in Figure 5.3. For 
example, the proposed promenade is 29, not 25 feet wide; instead of a 
dedicated bike path adjacent to Harbor Drive, there is a new water 
quality feature, and other small adjustments have been made to the 
design of the esplanade. Perhaps most notable, a 10-foot wide 
designated bike path has been combined with the pedestrian walkway 
to make the 29-foot wide multi-use promenade. As discussed in 
greater detail below, a multi-use path may be appropriate in this 
location, but it is a change that deserves consideration at a plan-level 
analysis. 

See response above.  

End of Page 10 
II.3.46 Impacts to Public Access and Recreation 

 
 

II.3.47 While the Port has acknowledged that the proposed improvements are 
not identical to those described in the certified Port Master Plan, the 
Port has taken the position that the proposed project provides 
quantitatively and qualitatively equal or superior public benefits. 

Port staff have consistently maintained that the project is consistent 
with the PMP.  Differences may exist between the project and finer 
details identified in the NEVP, but the NEVP is not a certified 
document and is not the standard of review. 

II.3.48 The Commission cannot encourage evaluating development by its 
“equivalency” with the standard of review. Equivalency is very 
subjective, and unlike the NEVP, the Port Master Plan is not a 
guidance document; the plans, policies and standards contained 
within it are to be followed closely and specifically. If and when 
circumstances change, the appropriate response is to evaluate the 
necessary Plan revisions for consistency with the Coastal Act and 
amend the PMP through a public hearing at both the local and state 
level. The integrity of the PMP and the planning process depends on 
the public and the Commission being able to rely on the policies and 
principles in the PMP being consistently and accurately implemented, 
including those represented graphically and by reference. 

 Port staff have consistently maintained that the project is 
consistent with the PMP.  Differences may exist between the 
project and finer details identified in the NEVP, but the NEVP 
is not a certified document and is not the standard of review. 

 
 In addition, to further clarify the inference that the PMP 

“graphically” shows components differing from those proposed 
as part of the project is inaccurate. The PMP includes no 
design or configuration graphics, it only has land use 
designation graphics, evaluated against which the project is 
wholly and irrefutably consistent. 



Th Item 24B: Staff Report and Port Responses Page 25 of 49 SDUPD Doc No. 402452 
  

 Staff Report: Jan. 27, 2010 Comment or Correction by Port Staff, Feb. 3, 2010 
II.3.49 Even if such an “equivalency” analysis should be undertaken here, 

the comparison of the size and function of the proposed project to the 
certified PMP shows that they are not equivalent. Exhibit #6 
(December 10, 2009 Letter from John Helmer) is a detailed analysis 
from the Port of the amount of public space that exists currently, and 
that would be available under different development scenarios. The 
Port estimates the amount of public open space that currently exists at 
the project site, consisting of the existing, broad sidewalk 
(approximately 28 feet wide), at 32,700 sq.ft. Looking at the 
proposed project (that is, the widened esplanade) plus other 
anticipated improvements at the Lane Field hotel site, (a street 
setback along Broadway, a plaza at the corner of Broadway and 
North Harbor Drive, and area within the hotel development off of 
North Broadway described as “C Street Plaza,”) the amount of public 
open space ultimately provided in this area could total approximately 
179,800 sq.ft. 
 

 The PMP does not define the size or quality of the open 
space as this statement by Coastal staff infers.   

 
 Port staff have provided Coastal staff with extensive 

information that establishes that Project implementation will 
result in an increase in public open space compared to 
existing conditions or Coastal staff’s preferred 
configuration, and that the open space will be of world class 
quality. 

II.3.50 Port staff compares that amount of open space with an estimate that 
the oval park plan—not including any area extending over water, and 
not including the portion of the oval park that would be located on the 
Navy Broadway Complex property, though shown in the PMP, since 
this area is outside the Port’s jurisdiction—would result in 
approximately 166,800 sq.ft. of public open space. This estimate 
includes the half of the oval park on Port land, the esplanade to the 
north and south of it, and a sidewalk setback on Broadway, which is 
what the Port could be constructed under the current plan. 
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II.3.51 As noted above, accurately assessing and comparing the size of the 

open space under the various potential development scenarios is 
difficult and requires some guesswork. In addition, it provides only a 
quantitative comparison and does not acknowledge the changes in the 
quality of public recreational and open space being provided. The 
Port Master Plan as currently certified provides for a large, 
destination park/plaza area at the foot of Broadway which will not be 
provided with the proposed esplanade improvements which are the 
subject of this appeal, and the additional plaza/open space setbacks 
approved as part of the Lane Field hotel development plan. 

 

End of Page 11 
II.3.52 Specifically, the Port contends that in lieu of the large park/plaza at 

Broadway, the “Broadway Hall” concept will connect downtown to 
the bay. Specifically, “[w]ith the park and plaza spaces that will be 
created on the Navy Broadway Complex and the Lane Field sites, this 
will form a dramatic space that creates a Gateway to the Bay and the 
waterfront…” This space would be enhanced with “broad walks with 
special paving, large areas of planting, five rows of Medjool Date 
Palms spaced widely to frame the Hall, and a lighting design that 
creates a special identity.” 

 The Project does in fact include a large plaza at Broadway 
(16,000 square-feet hardscape plaza as part of a 179,000 
square foot public space).  

 
 Port staff has not described any of the characterizations 

presented herein, such as “equivalency” or “in lieu”.  
 

 Port staff provided Coastal staff with extensive information that 
establishes that project implementation will result in an increase 
in public open space compared to existing conditions or Coastal 
staff’s preferred configuration, and that the open space will be 
of world class quality. 

II.3.53 Harbor Drive, as proposed by the Port, “will become a pedestrian 
friendly street with comfortable walks, trees, plantings and lighting 
that creates a pedestrian emphasis on the waterfront. The drive will 
be convertible to have parking when appropriate and to have four 
moving lanes when appropriate, and to be closed for events and 
special uses.” 

 

II.3.54 It is important to keep in mind that while the widened, landscaped 
esplanade proposed alongside Harbor Drive would undoubtedly be a 
pleasant improvement, there is already an approximately 28-foot 
sidewalk and ample public access, including parking, along this 
stretch of Harbor Drive. 

It is inaccurate to describe the existing up-to 28-foot wide paved 
area as ‘promenade’, as noted by Coastal staff.  The existing area is 
better characterized as a disorganized paved area with a clutter of 
furniture and appurtenances. 
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II.3.55 In contrast, the subject project would eliminate a planned large, 

destination park and bayfront open space suitable for passive 
recreation, gatherings and events—something that is not currently 
available along this stretch of the embarcadero. 

 The project implements a planned large, destination park/plaza 
and bayfront open space suitable for passive recreation, 
gatherings and events as described in the Jan 2010 letter to 
Coastal staff.   

 
 The PMP does not define the size or quality of the open space as 

this statement by Coastal staff infer.  The Port provided Coastal 
staff with extensive information that establishes that project 
implementation will result in an increase in public open space 
compared to existing conditions or Coastal staff’s preferred 
configuration, and that the open space will be of world class 
quality. 

II.3.56 In fact, at this time, there is no broad public open space along any 
point of San Diego’s embarcadero shoreline that links downtown to 
the bay. The existing North and South Embarcadero parks are 
physically and visually blocked from Harbor Drive by hotels and the 
convention center. 

 

II.3.57 The majority of the various esplanade improvements proposed in this 
project, including the widened promenade, water quality 
improvements, landscaping, etc. are consistent with the certified 
PMP, and the Commission fully supports implementation of these 
improvements on Harbor Drive—just not at the foot of Broadway 

 The PMP does not define the size or quality of the open 
space at the foot of Broadway.  

 
 The Port provided Coastal staff with extensive information that 

establishes that the project is consistent with the certified PMP 
(all text descriptions and the land use designations shown 
graphically on the Precise Plan (Figure 11 of the PMP) 
including the improvements at the foot of Broadway. 
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II.3.58 Similarly, the widened sidewalks and landscaping proposed along 

West Broadway would be a nice improvement to the existing access; 
however, they would not add any new access, and are improvements 
that might be expected to occur at whatever point the area was 
redeveloped. 

 Project implementation will result in an increase in public 
open space compared to existing conditions or Coastal staff’s 
preferred configuration.   

 
 The proposed improvements and open space additions represent 

an increase in both the quantity and quality of public open 
space from what is available there today. This statement by 
Coastal staff appears not to recognize that this Project is “the 
point” at which redevelopment is to occur.   

 
 The Port, CCDC, and the City are trying to proactively 

redevelop the area for the general public. 
II.3.59 They are not a substitution for useable open space. The area referred 

to as “Broadway Hall” would be a plaza and sidewalk located 
between a hotel development and a wide, major boulevard, not 
passive recreational open space or a destination point. 

Port staff have demonstrated (attachments A through C of the letter 
to Coastal Staff dated December 10,2009) that project 
implementation will result in an increase in public open space 
compared to existing conditions or Coastal staff’s preferred 
configuration, and that the open space will be of world class quality. 

II.3.60 Harbor Drive is already “closed for events or special uses” 
occasionally, for events such as the Big Bay Parade. Port policy 
explicitly prioritizes the use of Harbor Drive for cruise ship traffic 
over special events (BPC Policy No. 455, Adopted December 2008). 
This Policy states that “[I]n order to ensure that the primary function 
of the District's cruise ship facilities is protected and to ensure public 
safety and a secure environment on and near the cruise ship facilities 
when cruise ships are in port…scheduled cruise ship calls and related 
activities shall have priority use.” 

The existence of this Board Policy and the existing examples given 
for use of the area as a public event space, further demonstrates the 
Port’s commitment to provide public gathering space at the foot of 
Broadway when cruise ships are not present at the Broadway Pier 
(the auxiliary berth). 

End of Page 12 
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II.3.61 Under any development scenario, it is unlikely that Harbor Drive will 

ever be frequently closed for events, and thus, cannot be expected to 
truly function as a public gathering space. 

 No scenario has been adopted or incorporated into the 
certified PMP that eliminates use of the Broadway Pier for 
cruise ships.  As such, the plaza at the foot of Broadway must 
be able to function as both an entrance/exit on cruise ship days 
and a plaza on non cruise ship days – the project clearly 
achieves this.  

 
 It is anticipated that large public gatherings needing an area 

greater than the 16,000 square-foot plaza or the 179,000 square-
feet of public space would be well planned, and orchestrated 
events requiring the closure of Harbor Drive would not be 
frequent in nature.  The vision for the area never indicates that 
such events would be frequent.  

 
 This comment does not speak to the certified PMP or the 

Coastal Act. 
II.3.62 In contrast, the park/plaza shown in the certified PMP would create a 

permanent open area not dependent on the possibility of closing 
Harbor Drive when no cruise ships are in port. 

The proposed project is consistent with descriptions in the PMP and 
the park/plaza designation shown in the certified PMP (Figure 11). In 
addition, the area inferred by Coastal staff here (the oval) would be 
equally dependent on no cruise ships being in port for large public 
gathering use, as the access route for trucks and busses to the 
terminal would still be through the middle of the plaza. 

II.3.63 To be clear, the existing certified PMP does not in any way preclude 
improvements that support and enhance the existing and approved 
cruise ship terminals. The cruise ship industry is a coastal-dependent, 
tourist-oriented, high-priority use under the Coastal Act. The 
Commission approved construction of the auxiliary terminal on 
Broadway Pier as a de minimis PMP, with the explicit assurance of 
the Port District that construction of the terminal would not prevent 
implementation of the certified PMP in its current form.  Just as the 
Broadway Pier terminal was approved with specific provisions that 
public access and recreational facilities be available on the pier when 
cruise ships are not at port, the Commission believes it is possible to 
achieve a balance of public recreational uses and commercial 
recreation, tourist-oriented uses along the North Embarcadero. 

 During the de minimis approval for the Broadway Cruise Ship 
Terminal assurances were made that the cruise ship terminal 
would not preclude implementation of the plaza or any other 
component of the certified PMP. That is a true statement that 
remains, the Broadway Pier has been used as a cruise ship berth 
since construction in 1913 and the certified PMP has always 
ensured, and will continue to ensure, the use of Broadway Pier 
for cruise ships.   

 
 At that de minimis hearing, Port staff also made it very clear 

that park/plaza would be provided at a comparable size, 
consistent with the certified PMP, and that it would not be oval 
in shape.  
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II.3.64 The proposed project would eliminate almost all of the existing 

public parking spaces within the project boundaries. In order for that 
to be an acceptable impact to public access, the Commission must be 
assured that the public is getting something significant and 
meaningful in return. 

The Project will replace 146 waterfront parking spaces with the 
creation of a 105-foot wide esplanade that will be fully accessible 
for pedestrians and bicyclists.  As such, the public’s gain will be 
significant and meaningful in return. 
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II.3.65 The fragmented arrangement of widened sidewalks and street 

setbacks simply do not achieve a comparable level or quality of 
public open space when compared to a large, continuous open 
destination park shown in the certified PMP. 

 This statement is incorrect.  The existing promenade is a 
fragmented arrangement of widened sidewalks and street 
setbacks.  The Project will turn the current fragmented 
arrangement of sidewalks into a 105-foot wide continuous 
esplanade consisting of 30 to 36-foot wide promenade, 
signature lighting, landscaping, and public art.  The 
esplanade will also include a significant water quality facility 
that is designed as both an eco-garden and beautiful project 
feature with interpretive signage.   

 
 The certified PMP never describes any “level or quality of 

public open space” or a “large, continuous open destination 
park” for this area. Nonetheless, the Project will provide a 
high level of quality public open space and a large, 
continuous open esplanade and plaza that is anticipated to be a 
destination for the local community and San Diego visitors.  
The entire esplanade is designed for all forms of activity that 
people want near the water: sitting, strolling, gathering; 
special events; jogging, cycling, eating; reading; socializing, 
accessing water vessels; and, most importantly, gazing across 
the Bay.  The large, open plaza located at the foot of Broadway 
is designed for multiple uses and framed by a pair of sitting 
gardens with a canopy of flowering Jacaranda trees.  These 
areas will be supported by public facilities that are important 
to creating new public and recreational activities – a walk up 
café, sales for dinner cruises and other water-dependent 
activities, and visitor information.  

 
 The Precise Plan (Figure 11) of the certified PMP illustrates 

land use designations that are permitted uses for the 
Embarcadero planning district. As described above, the Project 
will provide developments consistent with Park/Plaza and 
Promenade uses illustrated in the certified PMP. 
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II.3.66 While the PMP does not contain any textual description of how the 

oval park was intended to operate the NEVP does indeed offer 
guidance on what type of space was envisioned at the foot of 
Broadway: 

 The Port agrees with Coastal staff that the certified PMP 
does not make any reference to an oval park. 

 
 Furthermore, several factors obviate development of any oval 

at the foot of Broadway.  In 2001, the Coastal Commission 
approved a PMP Amendment and LCP Amendment without 
an oval park extending out over the water.  In 2009, the 
Coastal Commission’s approval of Lane Field eliminates the 
ability for an oval configuration or curving of North Harbor 
Drive over that property.  And, the opposite property, known 
as the Navy Broadway Complex, that would complete this 
alleged oval is not located within the Port’s jurisdiction – it is 
governed by the U.S. Navy.   

 
 As stated by Coastal staff the NEVP is not the standard of 

review for this project and is not incorporated into the PMP. 
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II.3.67 It is a landscaped public open space, accommodating recreational 

activities on a daily basis or large public gatherings. The park 
includes a central plaza punctuated by a landmark element such as 
a fountain or sculpture, orienting visitors and drawing attention to 
this important public precinct. 

 The certified PMP does not call for a “landscaped” public 
open space for the foot of Broadway; rather, the PMP 
specifically states that the “esplanade expands into plazas at 
Beech and Ash Streets, B Street Pier, and Broadway Pier.”  
The Project will provide exactly what the PMP requires.   

 
 The certified PMP does not include any references to 

fountain or sculpture for this area.   
 

 Pursuant to the certified PMP, the Project will provide a 
continuous open space plaza that could accommodate a wide 
range of passive and recreational activities.    

 
 The Project will not provide a central plaza sculpture; 

instead, the Project will provide public art components 
throughout the area, most notably by internationally-renowned 
artist Pae White.  

 
 The Project will not provide a central plaza fountain.  The 

Project promotes several environmentally sustainable, water 
wise features that will be integrated throughout the 
esplanade.  For example, the Project will provide an eight-foot 
water quality band described by educational signage, 
drought tolerant plant species (including colorful succulents), 
and a water-efficient drip irrigation system that can accept 
reclaimed water in the future when it becomes available.   

II.3.68 Broadway Landing Park is approximately two city blocks in size, 
considerably larger than any of the parks in downtown. Because of 
its one-sided configuration, with buildings only to the east, the 
scale of the bay gives the space an expansive feeling larger than its 
actual size, much as in Baltimore's Inner Harbor or the harbor in 
Barcelona. The parking located on the west side of Harbor Drive 
and is not divided by any streets… 

 The description of a “Broadway Landing Park” provided here 
was an early concept of the NEVP.   

 
 This concept was not included in the North Embarcadero 

PMP Amendment, which was certified by the Coastal 
Commission in 2001. 

 
 As stated by Coastal staff, the NEVP is not the standard of 

review for this Project and is not incorporated into the PMP. 
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II.3.69 On rare occasions, a drive at the western perimeter of the park 

could provide limited vehicular access to the Broadway Pier to 
serve visiting ships. (Pages 100-101, NEVP). 

 This statement references specific language taken from the 
NEVP.   

 
 As stated by Coastal staff, the NEVP is not the standard of 

review for this Project and is not incorporated into the PMP. 
II.3.70 The proposed Broadway plaza and setbacks bear little resemblance to 

this guidance vision in scope or value. 
 This statement appears to reference the NEVP.   

 
 As stated by Coastal staff, the NEVP is not the standard of 

review for this Project and is not incorporated into the PMP. 
End of Page 13 
II.3.71 As noted above, there are other minor differences between the project 

and the certified PMP, including revisions to the promenade. Most of 
these changes are inconsequential improvements to the design of the 
esplanade. In addition, the 10-foot wide designated bike path has 
been combined with the pedestrian walkway to make the 29-foot 
wide promenade a multi-use path. 

 The Project is fully consistent with the certified PMP.  
 

 Clarification: The Project also includes a 10-foot wide 
decomposed granite trail for joggers and bicyclists. 

II.3.72 Port staff have indicated that local bicycle organizations have 
expressed a preference for Pacific Highway as the primary, 
designated north-south bikeway in the Embarcadero. The 
Commissions agrees with the intent of the revised plan to still 
accommodate bicycles on the Esplanade, but in other areas, it has 
seen significant conflicts between bicycles and pedestrians on shared-
use paths. Again, while the Commission does not object in concept to 
the shifting of the primary bicycle route to Pacific Highway and the 
joint accommodation of bicyclists and pedestrians on one path, this 
revision should be reflected in a broader PMP-level analysis of 
interests and priorities for public access along the shoreline that goes 
beyond the scope of this one permit. 

 Coastal staff is correct that “local bicycle organizations have 
expressed a preference for Pacific Highway as the primary, 
designated north-south bikeway in the Embarcadero.”  

 
 The Project will promote shared uses along the promenade 

that are consistent with the certified PMP.  The promenade’s 
ability to accommodate a range of public access and 
recreational opportunities along the shoreline will draw 
locals and visitors to San Diego’s waterfront. 
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II.3.73 The Coastal Development Permit Consistency Analysis done for the 

permit indicates that the configuration of the park and other coastal 
access improvements as shown in the certified PMP, are no longer 
considered feasible and/or desirable, in part because it would have 
required the Port District to acquire Navy property (at the Navy 
Broadway Complex), and the oval was not made part of the Lane 
Field project, which has been approved by the Port and the Coastal 
Commission. However, as noted, the Port stated to the Commission 
that the construction of the cruise ship terminal has not made 
construction of the oval park infeasible. The Lane Field project has 
not begun construction, and the final determination of the scope and 
design of the Navy Broadway Complex has yet to be made. Thus, at 
this time, it does not appear as if the realignment of Harbor Drive and 
construction of the park is necessarily infeasible. 

 The infeasibility of Coastal staff’s preferred oval design 
results from the combination of the 2001 Coastal 
Commission certification of the North Embarcadero PMP 
Amendment, the 2009 Coastal Commission approval of the 
Lane Field Coastal Development Permit, and jurisdictional 
boundaries.  

 The oval portions that extend over the water, as stated by 
Coastal staff, were not approved by the Coastal Commission 
in 2001. What therefore remains is a half-oval.  

 The Coastal Commission’s 2009 approval of the Lane Field 
Coastal Development Permit precludes the northeastern 
quarter of the oval.  The southeastern quarter of the alleged 
oval is situated outside of the Port’s permitting jurisdiction, 
thus making this area outside of the Port’s land use control or 
authority.  This portion is located on Navy property where 
existing buildings are located.  

 The Port did not “state to the Commission that the construction 
of the cruise ship terminal has not made construction of the oval 
park infeasible.”   

 Even though the Lane Field project has not begun construction, 
and even though the final determination of the scope and design 
of the Navy Broadway Complex has yet to be made, these areas 
are not located within the Port’s jurisdiction.  Therefore, the 
realignment/”curving” of Harbor Drive and construction of 
the oval park are infeasible. 

 It appears that Coastal staff’s statements infer that the Project 
should wait until these jurisdictional constraints are somehow 
“fixed.” There is no guarantee that these issues could or would 
ever be resolved.  The delay would deny the public access to 
these fully-funded public improvements that will enhance the 
bayfront and encourage a broad range of recreational 
activities throughout the Project site and the surrounding 
area. 
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II.3.73 (CONTINUED FROM PREVIOUS PAGE) 

 
The Coastal Development Permit Consistency Analysis done for the 
permit indicates that the configuration of the park and other coastal 
access improvements as shown in the certified PMP, are no longer 
considered feasible and/or desirable, in part because it would have 
required the Port District to acquire Navy property (at the Navy 
Broadway Complex), and the oval was not made part of the Lane 
Field project, which has been approved by the Port and the Coastal 
Commission. However, as noted, the Port stated to the Commission 
that the construction of the cruise ship terminal has not made 
construction of the oval park infeasible. The Lane Field project has 
not begun construction, and the final determination of the scope and 
design of the Navy Broadway Complex has yet to be made. Thus, at 
this time, it does not appear as if the realignment of Harbor Drive and 
construction of the park is necessarily infeasible. 

(CONTINUED FROM PREVIOUS PAGE) 
 The CCDC has made a consistency determination that the 

NBC site schematic design is consistent with the 
development agreement with the City of San Diego. To 
represent that the design is somehow still outstanding is 
incorrect. The final determination of the scope and design of the 
Navy Broadway Complex (NBC) was determined in 1992 when 
the Development Agreement was entered into between the 
United States of America (U.S. Navy) and the City of San 
Diego.  The Development Agreement incorporates a 
Development Plan and Urban Design Guidelines (“Guidelines”).  
The Guidelines defines, among other things, allowable land 
uses, intensity of uses, viewscapes, building heights, parking 
standards, public improvements, architectural standards, access, 
landscape and open space, to ensure construction of a high 
quality development that achieves community objectives for the 
waterfront.  The approved Development Agreement entitles the 
U.S. Navy to develop the NBC site in accordance with the 
Guidelines and therefore determines the scope and design of the 
NBC site.  The Guidelines provide for a 1.9 acre public open 
space on the westerly portion of the block bounded by Harbor 
Drive, Broadway, Pacific Highway, and the to be constructed E 
Street as part of NBC project. 

II.3.74 The feasibility and desirability of the existing plan improvements, 
and, as necessary, alternatives or mitigation for any loss of public 
access and meaningful recreational space, is precisely what should be 
analyzed in a Port Master Plan Amendment. 

The Project is fully consistent with the certified PMP and does 
not require a PMP Amendment. 

II.3.75 If circumstances have changed since the Commission approved the 
auxiliary terminal on Broadway Pier that would change or preclude 
providing the amount and type of public access required in the 
certified PMP, these changes must be addressed in a PMPA before 
proceeding with the North Embarcadero public access improvements.  
However, if this is too occur, it must be in the context of providing 
equal amounts and quality of public access and recreational space to 
make up for the loss of the Broadway Landing park. 

Neither circumstances nor Port’s representation of descriptions 
has changed since the Commission approved the de minimis PMP 
Amendment for Broadway Pier. At that presentation Port staff made 
it very clear that a park/plaza would be provided at a 
comparable size, consistent with the certified PMP, and that it 
would not be oval in shape.  
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II.3.76 Port staff have acknowledged that there have been several changes in 

potential development patterns along the North Embarcadero that will 
require a comprehensive PMPA, and have issued a Notice of 
Preparation for environmental review to evaluate present conditions 
and future projects in the area, but the subject project has not been 
included in the scope of the proposed EIR. 

The Project is not included in the new PMP Amendment because the 
Project is consistent with descriptions in the PMP and the 
park/plaza designation shown in the certified PMP (Figure 11). 

End of Page 14 
II.3.77 It is clear that since the time the NEVP PMPA was approved, the 

Port’s vision for the Embarcadero has changed. 
The “vision” of the Port has not changed; the practical and design 
implementation of that “vision” has been refined to address 
constraints through a substantial public process, as was anticipated 
in the NEVP. 
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II.3.78 Individual projects, such as the Lane Field hotels, the auxiliary cruise 

terminal, and new shore power electrical boxes proposed all along B 
Street Pier have, or are expected to, incrementally affect and/or alter 
the amount and type of public access improvements that can be 
provided in the area. 

 The electrical boxes on B Street Pier have no effect on public 
access as the B Street Pier has always been identified as the 
primary cruise ship terminal and the electrical boxes have no 
effect on the amount or type of existing public access in the area 
or on the B Street Pier.  

 
 The Shore Power project is essential to achieving very 

significant reductions in greenhouse gasses and criteria air 
pollutants in line with the State’s goals and received funding 
from the Air Resources Board for that reason.  

 
 The Lane Field project provides substantial enhancements of the 

type and amount of public access, as approved by the Coastal 
Commission (January 8, 2009 A-6-PSD-08-004/ A-6-PSD-08-
101) at different elevations. The Lane Field public access 
enhancements are also designed harmoniously with other 
developments in the vicinity to maximize the quantity and 
quality of open space.  

 
 The auxiliary Broadway cruise ship terminal will be available 

for public events and the pier open for public access except 
when cruise ships are at the terminal (which will occur only 
when the primary facility at B Street Pier is not available) 
providing improved diversity of public access opportunities.  

 
 There is no demonstrable incremental degradation of the type or 

amount of public access in the area as a result of any of these 
projects; in fact, the opposite is true and each one is consistent 
with the certified PMP. 
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II.3.79 In addition, the public park planned on Navy Pier next to the Midway 

has not been constructed, and the new Grape Street public pier with a 
commercial recreation facility is no longer being considered. These 
plan-level changes have impacts on public parking, circulation, visual 
quality and public access that need to be evaluated on a 
comprehensive basis through the Port Master Plan Amendment, such 
as the one that is currently being processed for the North 
Embarcadero area; they cannot be addressed through the proposed 
permit. 

These changes are not at issue for approval of the Project.  They 
do not affect the project nor are they affected by the Project. Any 
plan level and project changes that are inconsistent with the certified 
PMP are the subject of a new PMP Amendment for which the 
Coastal Commission has approval authority. 

II.3.80 It is the Commission’s expectation that the PMPA process will give 
the Port, the public, and the Commission the opportunity to evaluate 
any necessary or desirable revisions to the planned public open space, 
access and recreation amenities, and to develop a mitigation plan if 
any reduction in the size or function of public spaces is necessary. 

 Coastal staff’s expectation will be realized for those components 
that will be addressed in the new PMP Amendment the Port 
has undertaken, including the incorporation and park/plaza 
designation of the (former) Navy Pier.  

 
 The Project is consistent with the certified PMP and thus 

need not be part of that effort.  
 

 The Port and CCDC staffs have demonstrated the public access 
and space benefits and enhancements of the project over 
existing conditions and consistency with the certified PMP. 

II.3.81 The NOP for the new PMPA indicates the upcoming EIR will address 
a variety of issues that are directly relevant to the proposed project, 
including incorporating Navy Pier into the PMP; assigning land use 
designations to Navy Pier; removing reference to the Grape Street 
piers; incorporating a bayside shuttle; a new youth hostel; uses on 
1220 Pacific Highway; and other text and graphic changes. This 
proposed PMPA should include the current project, along with a 
comprehensive evaluation of parks, plazas or other public open space 
in the North Embarcadero area, including an evaluation of the size 
and functionality of existing and planned spaces. 

 The proposed Project is consistent with the PMP and, as such, it 
is not necessary to undertake a PMP Amendment associated 
with it.  

 
 The Port understands that projects and plans that are not 

consistent with the certified PMP must be addressed as part of 
an amendment to the PMP to be approved by the Coastal 
Commission.  

 
 The Port has embarked on that process for such projects and 

plans in the area. 
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II.3.82 If the "Broadway Hall" concept continues to be part of the future plan 

for the area, that should be included in this update. The public space 
evaluation should clarify the goals of the Port for useable green space 
versus landscaped area, and park (softscape) versus plaza 
(hardscape), and what uses are allowed in these public spaces. It clear 
from the proposed project that it is confusing at best and misleading 
at worst to lump together park and plaza with no indication of what 
kind of open space and level or type of public use is intended. 

The Project is consistent with the certified PMP and policies set forth 
in the Coastal Act. 

II.3.83 The proposed project deviates too substantially from the PMP for the 
Commission to attempt to revise the project through conditions. 

 The proposed project is consistent with descriptions in the PMP 
and the park/plaza designation shown in the certified PMP 
(Figure 11).  

 
 Nowhere in this report has Coastal staff identified a specific 

reference to any component of the certified PMP that the project 
is not consistent with.  

 
 Port staff have provided numerous specific references to the 

certified PMP that demonstrate the project is fully consistent 
with the certified PMP (Coastal Consistency Analysis provided 
as part of the NOBA and letters dated August 7, 2009 and Nov 
6, 2009). 

II.3.84 In addition, approval of these improvements at this time would 
preclude consideration of all potential options for alternative 
improvements and open space along the North Embarcadero. 

The Master EIR undertaken for the NEVP clearly evaluated 
potential alternatives. The proposed project has been evaluated 
through the process associated with projects covered under a Master 
EIR established in the CEQA Guidelines (§15177). Neither the 
certified PMP or the Coastal Act call for an evaluation of 
alternatives to projects that are consistent with existing planning 
documents and appropriately addressed through the CEQA 
process. 

II.3.85 The environmental review that the Port is currently undertaking to 
evaluate all of the broader changes to the North Embarcadero should 
incorporate the subject project, and thereby provide the public and the 
Commission an accurate evaluation of how the current project fits 
into the Port’s current and future plans for North Embarcadero 
coastal access features, open space, public recreation, and tourist-
related commercial uses. 
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II.3.86 Status of the Oval-Shaped Park in the Port Master Plan 

 
 

II.3.87 The Port has taken the position that the oval park was never approved 
as part of the NEVP Port Master Plan Amendment. There is no 
evidence for this assertion. The park feature is a major component of 
the esplanade in the certified plan. The Precise Plan map clearly and 
unequivocally shows an oval-shaped park at the foot of Broadway 
(see Exhibit #1). 

 The Precise Plan (Figure 11 of the PMP) provided as Exhibit #1 
is incorrectly labeled “Oval Park”.   

 
 PMP Precise Plans illustrate allowable land uses for a given 

area.  They do not to convey a design or configuration. A 
review of Figure 11 as relates to the land side improvements 
proposed for the area immediately east of Broadway Pier, 
confirm that they are consistent with the Park/Plaza land 
use category.   

End of Page 15 
II.3.88 The text of the PMP states “The Plan proposes two major parks and 

plazas at the County Building and the foot of Broadway…” (page 59) 
The project does include a major plaza at the foot of Broadway. 

II.3.89 The Port’s claim that the oval park was not approved as part of the 
PMPA is based on a suggested modification in the Centre City Local 
Coastal Program 4-00, which was approved in 1998 at the same 
hearing as the NEVP PMPA. The suggested modification reads as 
follows: 
 

1. Broadway Landing – Broadway Landing is intended to be 
one of San Diego's most important civic spaces, commanding 
a prominent position at the foot of Broadway. Framed by the 
active edges of B Street, Broadway and Navy Piers, 
Broadway Landing is an expansive public space that reaches 
from the grand oval-shaped landscaped park on the Bayfront 
Esplanade out over the water. Broadway Landing is 
envisioned to include a public boardwalk lined with outdoor 
cafés, kiosks, and cultural attractions. 

 

 This modification precludes development of any oval at the 
foot of Broadway. 

 
 The proposed Project is not inconsistent with the Local Coastal 

Program 4-00. By suggesting the proposed project is not, 
Coastal staff are making a subjective determination that the 
proposed project does not fulfill the intention of a “civic space” 
or meet the definition of “expansive”.  These determinations 
cannot be substantiated. However, the Local Coastal Program is 
not the standard of review in this instance. 
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II.3.90 The findings state: 

 
Suggested Modification #1 eliminates the reference to a 
landscaped park located out over the water at Broadway 
Landing. This project has been removed from the proposed 
PMPA #27 and removing it from the Community Plan will 
ensure the plan is consistent with the Port Master Plan and 
the resource protection policies of the Coastal Act. 

 

The Port agrees with this statement. The oval was removed from 
the 2001 North Embarcadero PMP Amendment and LCP 
Amendment.  Therefore, the Project is consistent with the Port 
Master Plan and the resource protection policies of the Coastal 
Act. 

II.3.91 However, the modification was intended to remove the reference to 
the park extending out over the water. 

 The Port understands that only the reference to portions that 
extend over the water were removed.  

 
 The Port has been clear that the certified PMP does not 

prescribe an “oval-shaped park” at the foot of Broadway 
and no reference is provided herein to the contrary. The Port has 
also been clear that Coastal staff’s preferred configuration 
would include an oval or curve of North Harbor Drive over the 
Nay and over Lane Field properties, neither of which are in the 
Port’s permitting jurisdiction (Navy property is federally 
owned and the Coastal Commission approved a de novo 
permit for the Lane Field property).   

 
 The City of San Diego Local Coastal Program (LCP) is not the 

standard of review for the proposed improvements. 
 

 Port staff’s fundamental position is that the Project is 
demonstrably consistent with the certified PMP, all text 
descriptions and the land use designations provided in Figure 11 
of the PMP. 
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II.3.92 At the time the plan was undergoing environmental review, 

Commission staff raised concerns about biological impacts that might 
result from either filling or shading bay waters, which was not 
reviewed for potential impacts in the plan EIR. Discussions with Port 
and City staff led to the suggested modification removing any 
references in the LCPA or PMPA to over-water construction. There is 
no indication in the record, or possible logical inference that the 
entire park itself was removed from the plan, because the 
Commission found a public park or plaza could potentially adversely 
impact coastal resources. The park continues to be described as an 
“expansive public space” in the Centre City LCPA, and shown on the 
PMP precise plan. 

 The Port agrees with Coastal staff that portions that 
extended over the water were removed from the PMP 
Amendment and LCP Amendment.   

 
 The Project will provide the “expansive public space” 

referred to by Coastal staff here.   

II.3.93 Regardless of what is included in the certified LCP for the City of 
San Diego, the appropriate standard of review for the subject CDP is 
the certified PMP. Thus, the Commission must consider whether the 
proposed project is consistent with the PMP, which clearly includes 
the proposed park/plaza in the Precise Plan graphic. 

 The Port agrees with Coastal staff that the certified PMP is 
the appropriate standard of review for the subject CDP, so 
all previous Coastal staff references to the LCP are immaterial.   

 
 The Project is providing a plaza consistent with the 

Park/Plaza land use designation of the PMP Precise Plan 
(Figure 11). 

 
II.3.94 Summary 

 
 

II.3.95 The proposed project involves public access improvements, but the 
nature and usefulness of the proposed improvements are both 
substantially different and not equivalent to those called for in the 
certified PMP. 

The proposed Project is consistent with descriptions in the PMP and 
the park/plaza designation shown in the certified PMP (Figure 11). 
Nowhere in this report has Coastal staff identified a specific 
reference to any component of the certified PMP that the project is 
not consistent with. Port staff have provided numerous specific 
references to the certified PMP that demonstrate the project is wholly 
consistent with the certified PMP (in the Coastal Consistency 
Analysis provided as part of the NOBA and letters dated August 7, 
2009 and Nov 6, 2009). 

End of Page 16 
II.3.96 PMP cannot simply be amended in practice through a CDP on a 

piecemeal, project-by-project basis. 
Port staff have demonstrated that the Project is consistent with the 
existing PMP and that a PMP Amendment is not necessary.   
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II.3.97 The overall context of the impacts of the proposed project have not 

been evaluated or mitigated to ensure consistency with the PMP or 
the Coastal Act. 

Port staff have provided numerous specific references and 
comprehensive analyses that demonstrate the project is wholly 
consistent with the certified PMP and Coastal Act (in the Coastal 
Consistency Analysis provided as part of the NOBA and letters dated 
August 7, 2009 and Nov 6, 2009). 

II.3.98 Without this broader context, the improvements cannot be found 
consistent with the public access and recreation policies of the 
certified PMP. 

 The proposed Project is consistent with descriptions in the PMP 
and the Park/Plaza designation shown in the certified PMP 
(Figure 11).  

 
 The “broader” context is not a requirement for the standard of 

review of individual projects consistent with the certified PMP 
and the Coastal Act. 

II.3.99 The proposed improved sidewalks and paths, additional landscaping, 
street furniture, and lighting would upgrade the appearance of the 
North Embarcadero, but these improvements cannot substitute for the 
major park or plaza that the PMP shows at the foot of Broadway. The 
plan does not provide the quality passive recreational space required 
by the PMP, nor does it provide any alternate open space that might 
make up for the loss of the signature park at Broadway. 

 The PMP does not define the size or quality of the open 
space at the foot of Broadway.  

 
 The Port has provided Coastal staff with extensive 

information that establishes that the Project is consistent with 
the certified PMP (all text descriptions and the land use 
designations shown graphically on the Precise Plan (Figure 11 
of the PMP) including at the foot of Broadway.  

 
 Port staff has also provided extensive information 

demonstrating the implementation of the design will achieve 
almost five times the amount of public space than is 
available today and more than 10,000 square feet more than 
implementation of the illustrative oval-design.  

 
 The function and urban appropriateness contribute to the 

outstanding quality of the project which has been vetted 
through more than a hundred pubic and stakeholder 
meetings over the past five years. Leading designers, public 
representatives, and community groups agree that the project 
is in fact of world class quality. 
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II.3.100 The NEVP coastal access features project has been in development 

for years, and it is evident that Port staff has been analyzing how it 
fits into the larger downtown Embarcadero. But this is the type of 
analysis and balancing of various planning goals that must, and in the 
past has, occurred through the Port Master Plan Amendment process. 
Thus, the project cannot be found consistent with the public access 
and recreation policies of the certified PMP, and must be denied. 

 Efforts taken to refine designs and engage with the public within 
the parameters of the certified PMP do not add up, nor have they 
previously, to a requirement for a PMP Amendment where the 
end result is consistent with the certified PMP.  

 
 The suggestion that because these efforts were undertaken 

outside of a PMP Amendment process a PMP Amendment is 
required has no basis in the Coastal Act. 

II.4.1 4. Visual Quality. Relevant PMP policies include the 
following: 
 

• Views should be enhanced through view corridors, the 
preservation of panoramas, accentuation of vistas, and 
shielding of the incongruous and inconsistent. 

 
The proposed project includes construction of a restroom that would 
visually encroach into the proposed extension of C Street. 

The Port and CCDC have agreed, back in August 2009, to move 
this structure completely out of the C Street view corridor.  

II.4.2 In addition, the project includes an array of new structures along the 
inland side of Harbor Drive, ranging from sail structures as high as 18 
feet, to buildings at high as 12 feet and as wide as 48 feet. 

 No “sail” structures are proposed.  Open-sided shade 
structures are proposed with an art-enhanced roof that will 
greatly improve the public’s bayfront experience.  

 
 All other structures are moveable kiosk-type structures 

constructed of transparent materials and are also art-
enhanced to enhance the public’s visual experience next to the 
Bay. 

II.4.3 No view analysis has been completed to determine the impacts these 
projects would have on views of the Bay from Harbor Drive. 

CEQA review undertaken in 2009 for the Project included 
evaluation of potential impacts on views and aesthetics. That 
evaluation determined that no significant impacts would result.   The 
North Embarcadero PMP Amendment was addressed by the certified 
Master EIR, and was approved by the Coastal Commission in 2001. 
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II.4.4 The proposed structures will support the commercial recreation and 

tourist-oriented uses along Harbor Drive. However, ideally, new 
structures should be located where water views do not currently exist. 
There are existing features of the bayfront, such as the harbor cruise 
operations building and the locations where tour boats are typically 
moored, that should be taken into consideration when siting the 
proposed buildings. 

The Project greatly improves public visual access to the Bay by 
relocating existing waterside kiosks to shade structures that will 
be located away from the water’s edge. 

II.4.5 With regard to the restroom, the Port has not provided an analysis of 
why the restroom is proposed in this location, or any discussion of 
alternatives that might avoid visual impacts, such as a different 
location, size or design. 

The Port and CCDC have agreed, back in August 2009, to move 
this structure out of the C Street view corridor, thereby avoiding 
any visual encroachment.  

End of Page 17 
II.4.6 The Commission is concerned about continuing incremental 

encroachments into views of San Diego Bay from upland streets and 
corridors from recently approved and/or proposed development. 
Specifically, the auxiliary cruise ship terminal approved at Broadway 
Pier will eliminate existing bay views, and the Port District has 
recently proposed installing 12-foot high shore-power equipment 
boxes across the length of the B Street Pier (excepting at the existing 
driveways). Unlike the South Embarcadero, where views of the 
bayfront are entirely blocked by development, views of the water and 
the bayfront environment are still available on the North 
Embarcadero. Each project that proposes to block bay views must be 
carefully scrutinized in the context of preserving, not chipping away 
at these precious remaining vistas. No such analysis has been 
performed for the current project. As proposed, the project does not 
enhance view corridors or preserve panoramas, as required by the 
certified PMP. 

 The Project greatly improves public visual access to the Bay, 
maintaining the established view corridors that run from the 
uplands to the Bay and increasing views along the waterfront 
by relocating activating commercial uses away from the 
water’s edge.  

 
 Visual analyses for all projects were included in the CEQA 

documents for each respective project.  

II.4.7 The Port has indicated that the restroom could be revised to be 
eliminate the encroachment into the view corridor. However, without 
a visual analysis, it is not possible to evaluate the impact of the other 
proposed buildings.  Because of this, the project cannot be 
conditioned to be consistent with the visual protection policies of the 
certified PMP, and therefore, must be denied. 

The other structures proposed include: open-sided shade structures 
and an art-enhanced roof that will enhance the public experience next 
to the Bay; and, moveable kiosk-type structures constructed of 
transparent materials that are art-enhanced to improve the visual 
experience next to the Bay. 
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II.5.1 5. Local Coastal Planning. As described above, the proposed project 

is not consistent with the certified Port Master Plan, and will have 
impacts on public access, public recreation, and visual quality. 
Decisions involving substantial changes to the certified Port Master 
Plan, and changes that adversely impact public access and recreation 
must be addressed through a comprehensive planning effort that 
analyzes the impact of such a decision on the entire North 
Embarcadero. The Port has begun an analysis of proposed changes to 
the North Embarcadero bayfront, but has not included the proposed 
project in this analysis. Only if reviewed and approved through a 
PMPA can the proposed project be found consistent with the public 
access, recreation and visual protection policies of the certified PMP. 
Therefore, the Commission finds that approval of the project, as 
conditioned by the Port, will prejudice the ability of the San Diego 
Unified Port District to continue to implement its certified Port 
Master Plan and therefore, it must be denied. 

 The proposed Project is consistent with the PMP as certified by 
the Coastal Commission in 2001.  As such, it is not necessary to 
undertake a PMP Amendment for this Project.  

 
 Nowhere in this report has Coastal staff identified a specific 

reference to any component of the certified PMP that the Project 
is not consistent with. Port staff have provided numerous 
specific references to the certified PMP that demonstrate the 
project is wholly consistent with the certified PMP (in the 
Coastal Consistency Analysis provided as part of the NOBA and 
letters dated August 7, 2009 and Nov 6, 2009). 
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II.6.1 6. Consistency with the California Environmental Quality Act 

(CEQA). Section 13096 of the Commission's administrative 
regulations requires Commission approval of a coastal development 
permit or amendment to be supported by a finding showing the 
permit or permit amendment, to be consistent with any applicable 
requirements of the California Environmental Quality Act (CEQA). 
Section 21080.5(d)(2)(A) of CEQA prohibits a proposed 
development from being approved if there are feasible alternatives or 
feasible mitigation measures available which would substantially 
lessen any significant adverse effect which the activity may have on 
the environment. 

 The need for review of alternatives is not applicable; the 
Master EIR undertaken for the NEVP evaluated potential 
alternatives. The proposed project has been evaluated through 
the process associated with projects covered under a Master EIR 
established in the CEQA Guidelines (§15177). The reference to 
feasible alternatives and mitigation measures was appropriately 
addressed through the Master EIR and the proposed project is 
clearly identified as a subsequent project for which the CEQA 
statutes identify a distinct process.  

 
 The Port followed that process in the same manner as they 

did for the Lane Field Project for which Coastal Staff 
recommended the exact reverse finding regarding CEQA 
compliance and the Coastal Commission made the finding 
that that project complied with CEQA and approved the 
Lane Field CDP (January 8, 2009 A-6-PSD-08-004/ A-6-PSD-
08-101) – this project has undergone exactly the same process 
as the Lane Field project.  

 
 Neither the certified PMP or the Coastal Act call for an 

evaluation of alternatives to projects that are consistent with 
existing planning documents and appropriately addressed 
through the CEQA process. 

II.6.2 As previously stated, the proposed development would result in 
adverse impacts to coastal resources, specifically public access, 
public recreation, and visual quality. There are alternatives, including 
the project described in the certified PMP, that would reduce or avoid 
the identified impacts. 

The PMP does not define an alternative project. The Port provided 
Coastal staff with extensive information that establishes that the 
project is consistent with the certified PMP (all text descriptions and 
the land use designations shown graphically on the Precise Plan 
(Figure 11 of the PMP)). Port staff have provided numerous specific 
references to the certified PMP that demonstrate the project is wholly 
consistent with the certified PMP and comprehensive analysis 
substantiating consistency with the Coastal Act (Coastal Consistency 
Analysis provided as part of the NOBA and letters dated August 7, 
2009 and Nov 6, 2009). 
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II.6.3 Therefore, as currently proposed, the Commission finds the proposed 

project is not the least environmentally damaging feasible alternative 
and is not consistent with the requirements of the Coastal Act to 
conform to CEQA.  

Port staff have provided numerous specific references to the certified 
PMP that demonstrate the project is wholly consistent with the 
certified PMP and comprehensive analysis substantiating consistency 
with the Coastal Act (in the Coastal Consistency Analysis provided 
as part of the NOBA and letters dated August 7, 2009 and Nov 6, 
2009). The proposed project has been evaluated through the process 
associated with projects covered under a Master EIR established in 
the CEQA Guidelines (§15177). The reference to feasible 
alternatives and mitigation measures was appropriately addressed 
through the Master EIR and the proposed project is clearly identified 
as a subsequent project for which the CEQA statutes identify a 
distinct process. Neither the certified PMP or the Coastal Act call for 
an evaluation of alternatives to projects that are consistent with 
existing planning documents and appropriately addressed through the 
CEQA process. The Project is consistent with the certified PMP and 
has undergone adequate environmental review in accordance with 
CEQA.  The Project and its review process clearly conform to the 
Coastal Act requirements regarding CEQA. 

End of Page 18 (End CCC Staff Report) 
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Attachment C 
 
[DRAFT] CCC COASTAL DEVELOPMENT PERMIT - SPECIAL Conditions 

 
 
1. Compliance with the San Diego Unified Port District Conditions of 

Approval. All conditions of the approval by the San Diego Unified Port 
District July 07, 2009 (CDP-2009-02) for the proposed project as shown 
in Exhibit #? are hereby incorporated as special conditions of the subject 
permit unless specifically modified by any special conditions set forth 
herein. For purposes of condition compliance, the Port District shall be 
responsible for reviewing and determining compliance with the 
conditions set forth herein. The Port District shall notify the Executive 
Director when all of the conditions have been met. Any proposed 
changes shall be limited to immaterial or minor changes which do not 
have the potential for adverse impacts, either individually or 
cumulatively, on coastal resources or public access to and along the 
shoreline. All proposed changes shall be reported to the Executive 
Director for review and written approval. Changes that are not 
immaterial, or that alter the physical aspect of the project (e.g. building 
height, building footprint, setbacks, parking or public access), shall 
require an amendment to this Coastal Development permit, unless the 
Executive Director determines that no amendment is legally required. 

 
2. Public Views.  

 
a. PRIOR TO COMMENCEMENT OF CONSTRUCTION, the 

applicant shall submit, for the review and approval of the 
Executive Director, revised project plans that demonstrate that all 
structures, including the restrooms, shall be constructed outside 
of the future C Street extension view corridor. The landscape plan 
shall be designed to protect and preserve public views on West 
Broadway.  

b. The permittee shall undertake development in accordance with 
the approved final plans. Any proposed changes to the approved 
final plans shall be reported to the Executive Director. No 
changes to the approved final plans shall occur without a 
Commission amendment to this coastal development permit 
unless the Executive Director determines that no amendment is 
legally required. 

 
3. Water Quality Enhancement. PRIOR TO COMMENCEMENT OF 

CONSTRUCTION, the applicant shall submit, for the review and 
approval of the Executive Director, Grading and Drainage Plans showing 
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site runoff from all impervious areas directed to a “water quality band” 
(bio-filtration) to capture and treat storm water. 

 
4. Operation and Maintenance Manual. PRIOR TO COMMENCEMENT OF 

CONSTRUCTION, the applicant shall submit, for the review and 
approval of the Executive Director, an Operation and Maintenance 
(O&M) manual that includes a description of the long-term operation and 
maintenance requirements for the proposed best management practices 
described in the Urban Strom Water Management Plan (USMP), 
consistent with the Port District’s Municipal Permit, as described in 
Standard Provision of the Port District permit (CDP-2009-02) attached to 
this permit, and a description of the mechanisms that will ensure ongoing 
long-term maintenance. 

 
5. Parking Management Plan. PRIOR TO COMMENCEMENT OF 

CONSTRUCTION, the North Embarcadero Visionary Plan Parking 
Management Plan shall be completed. Existing parking spaces on the 
Navy Pier shall not be relied upon as part of any parking management 
solutions or strategies. 

 
6. Parking Displacement. The following specific measures from the North 

Embarcadero Visionary Plan Parking Management Plan shall be 
implemented prior to, or concurrent with, any displacement of parking:  

 
• Provide Transportation Hubs;  
• Provide WayFinding (signage); and  
• Provide a Shuttle Service. 
 

7. Bicycle Access. By acceptance of this permit, the applicant(s) agree that 
bicycles are expressly permitted to share the Promenade with 
pedestrians, as well as the decomposed granite trail adjacent to the 
roadway.  

 
8. Public Access to Broadway Plaza. The District shall maintain public 

pedestrian access to the Broadway Plaza and maintain north-south 
pedestrian movements along the promenade to the maximum extent 
possible while ensuring public safety during cruise ship operations. 

 
 




