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SUMMARY OF  THE  PLAN

The North Embarcadero is San Diego’s "front door."  Its bayside
setting on the western edge of downtown offers an unparalleled
opportunity for a grand civic precinct combining public amenity
and private development.

Illustrated in Figures 1.1 and 1.2, the North Embarcadero
Alliance Visionary Plan provides a vision for the revitalization of
San Diego’s downtown waterfront from San Diego International
Airport at Lindbergh Field on the north to Seaport Village on the
south.  The purpose of the Plan is to establish a concept for pub-
lic improvements, and strategies to finance them, befitting the set-
ting and regional significance of the area, and to guide private
development in a way that optimizes property values and rein-
forces the public realm.

11
P L A N O V E R V I E W

In this chapter:

• Summary of the Plan
• The North Embarcadero Alliance
• Organization of the Plan
• Scope of the Plan
• Planning Approach and Process
• Plan Goals
• Plan Policies
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Illustrative Plan of Project Area

F igure 1.2
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To create a vibrant, publicly-accessible bayfront, the Visionary
Plan features:

• An expansive bayfront esplanade extending the length of
the water’s edge, animated by public art, urban scale
street furnishings, public gathering places, scenic view-
ing areas, and a garland of pedestrian streetlights.

• Two civic “precincts” at the County Building and at the
foot of Broadway, defined by publicly-accessible piers
and activated by cultural facilities, public parks, over-
looks, cruise and harbor boat activity, and commercial
development.

• A grand tree-lined boulevard at Pacific Highway, creat-
ing an impressive image for the terminus of this historic
road while accommodating through traffic.

• Commercial and residential development opportunities
that enliven the area and provide critical public view
and pedestrian access through the North Embarcadero
and to the bay.

• A parking strategy that ensures ample public parking
and public access.

• Strategies for financing and implementing the public
improvements.

Central to the Visionary Plan is the notion that the Downtown
urban experience extends to and embraces the San Diego Bay.
As illustrated in Figure 1.3, the current pattern of streets in the
North Embarcadero establishes very long blocks that surround
the downtown core and wall off the city from the bay.  The
Visionary Plan establishes, as a fundamental principle, the contin-
uation of the downtown pattern of public streets to the bayfront
and, in turn, the reconnecting of the city with its bay.  

The North Embarcadero and 
Downtown San Diego



4

N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

O
N

E

F igure 1.3
Existing and Proposed Development Patterns

Existing

Proposed



V I S I O N A R Y  P L A N  •  D E C E M B E R  1 9 9 8

P
L

A
N

 
O

V
E

R
V

I
E

W

5

THE  NORTH EMBARCADERO ALL IANCE

The North Embarcadero Alliance Visionary Plan is the outcome
of a unique alliance among five government agencies with signif-
icant jurisdictional and/or ownership interests in the North
Embarcadero (see Figure 1.4).  Created through a Memorandum
of Understanding (MOU) signed in the summer of 1997 (see
Appendix), the North Embarcadero Alliance consists of the
Centre City Development Corporation (designated agent of the
Redevelopment Agency of the City of San Diego), the City of San
Diego, the County of San Diego, the San Diego Unified Port
District, and the United States Navy.  This cooperative venture
reflects an understanding of the potential of the North
Embarcadero as a great bayfront district in the city and an
appreciation for a coordinated, comprehensive vision for the
area.  As stated in the MOU, the overriding goal of the planning
effort is to assure that the North Embarcadero becomes the
“showcase of the San Diego waterfront and a place of urban
grandeur.”

ORGANIZAT ION OF  THE  PLAN

The North Embarcadero Alliance Visionary Plan is organized
into eight chapters:

1. Plan Overview
This chapter includes the goals and policies of the 
Visionary Plan.

2. Setting
This chapter briefly describes the character of the 
North Embarcadero and the area’s opportunities 
and constraints.

3. The Vision
This chapter describes the overall vision, including public 
amenities, for the North Embarcadero.

4. Land Use and Urban Form 
This chapter provides guidelines for land use and for 
the physical configuration (height, bulk, massing, etc.) 
of development in the North Embarcadero.

One of Five Community Workshops
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5. Open Space and Public Amenities
This chapter describes all the elements that comprise the
proposed public amenities, particularly along the
bayfront.

6. Circulation and Public Access
This chapter describes the pedestrian, vehicular, and
transit circulation systems, including the street system,
and the strategy for providing public parking.

7. Financing
This chapter outlines a strategy for the financing of pub-
lic improvements by the five Alliance members.

8. Implementation
This chapter describes a method for implementing the
Visionary Plan by the five Alliance members.

The eight chapters are followed by the Acknowledgements and
an Appendix with applicable City ordinances to the North
Embarcadero, as referenced in the Plan.

SCOPE  OF  THE  PLAN

The North Embarcadero Alliance Visionary Plan establishes the
location and character of public plazas, parks, piers, and other
public amenities;  the circulation pattern and parking strategy to
support development and public access; and the location, intensi-
ty, and character of commercial and residential development.  It
offers strategies for financing and implementing public improve-
ments in the area and for ongoing cooperative arrangements
among Alliance members.  

The Visionary Plan builds upon existing plans, policies, guide-
lines, Memoranda of Understanding, and agreements, estab-
lished through the efforts of various public agencies, that current-
ly govern development in different portions of the North
Embarcadero.  The Plan addresses these previous efforts within
the context of the comprehensive North Embarcadero planning
effort mandated by the five Alliance members.  Ultimately, the
Plan serves as a framework for amending each Alliance mem-
ber’s existing plans, policies, guidelines, and standards, as
appropriate.



8

N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

O
N

E

The Visionary Plan does not rely on specific uses for the success
of the Plan, although uses that draw people to the waterfront and
enliven the district are preferred.  The focus is on creating public
amenities, and an urban design framework that support those
amenities, rather than on a development program that is market
driven and subject to change.  The public improvements estab-
lished in the Visionary Plan enhance and serve private develop-
ment opportunities that, in turn, reinforce and activate the public
realm.  The Plan includes guidelines and standards for private
development that reinforce the area as a grand civic district
while allowing for a high intensity of development. 

PLANNING APPROACH AND PROCESS

The North Embarcadero Alliance Visionary Plan is the result of a
year-long planning process among representatives of the five
Alliance members and the general public.  Through an extensive
public process, Alliance members and the community at-large
were asked to participate in the establishment of goals and the
development of the Plan.  An Alliance Steering Committee, com-
posed of elected or appointed officials from the five Alliance
agencies, provided overall direction and guidance throughout
the planning process.  

The North Embarcadero planning process carefully balanced the
visionary aspects of the Plan with the realities of financing and
implementing public improvements.  Public participation by
Alliance members and the community drove the formulation and
development of goals for the North Embarcadero.  Alternative
plans were developed and revised to capture the visions of the
participants.  Planning principles established a solid foundation
on which to build a comprehensive Plan with community consen-
sus.  During this process, special uses, such as a ballpark and
performing arts center, were evaluated for inclusion in the Plan.

Concurrently, an intensive process to establish an asset base for
each Alliance member, and to formulate strategies for the
Alliance members to share costs and revenues, was pursued.  A
market analysis was carried out, not as a basis for determining
land uses or intensity of development, but in order to value
assets, help test site accommodation, and to test the potential for
developing specific uses in the North Embarcadero.  Extensive
efforts were made to ground the Visionary Plan in the financial
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and regulatory realities of implementing the Plan.  The process
resulted in the identification of a framework for financing and
implementing the Visionary Plan.

The planning process involved regular consultation with Alliance
staff and the Alliance Revenue Committee and regularly sched-
uled public hearings with the Alliance Steering Committee.  Five
community workshops were held over a ten month period to elicit
community comments and suggestions.  The planning process
consisted of six distinct tasks, including alternatives development,
evaluation, and refinement, culminating in this Visionary Plan. 

PLAN GOALS

Formulated and revised throughout the planning process, the
goals for the North Embarcadero build upon those articulated in
earlier planning efforts, the Alliance’s Memorandum of
Understanding, and by Alliance members and the general pub-
lic.  The goals of the Visionary Plan express the ultimate aims or
desires for the North Embarcadero.  The goals are:

1. Establish the North Embarcadero as a "public precinct"
and "front porch" for the whole of the community, creat-
ing attractions that draw people to the Bayfront.

2. Establish the North Embarcadero as an active, vibrant
area, particularly along the Bayfront.

3. Encourage development that is economically viable and
increases the economic and social vitality of the
Bayfront.

4. Provide for uses and amenities that celebrate the San
Diego community.  Preserve, enhance, and celebrate the
area’s maritime uses, history, architecture, art, and, cul-
ture.

5. Make the Bayfront accessible to all, including those with
disabilities and those on foot, bike, boat, transit, and
automobiles.
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6. Provide for uses and amenities that rely on and/or 
celebrate the Bay (a "water-first" perspective).

7. Create a "signature" expression (i.e. building, 
development, open space) that draws attention to the
North Embarcadero and the City.

8. Provide for uses and amenities that serve the local and
regional community and tourists.

9. Preserve and maximize views of and to the Bay.

10. Provide public access and open space amenity, 
particularly along the Bayfront.

11. Enhance connections between the North Embarcadero
and adjacent neighborhoods and districts.

12. Preserve the environmental integrity of the Bay.

PLAN POL IC I ES

The Visionary Plan establishes broad policies, or statements of
guiding principles or directions, for the North Embarcadero.  
The policies address the goals and issues of the area.  They cor-
respond to design regulations and guidelines, open space and
public amenities, circulation improvements, and financing and
implementation strategies incorporated in the Visionary Plan.

Land Use and Urban Form

Pol i cy  LU-1.

Encourage a mix of land uses, including residential projects and
cultural facilities, that enliven the area.  Encourage uses at the
water’s edge that have a water-orientation or enliven the area.

Pol i cy  LU-2.

Accommodate a density of development, particularly near
Broadway, consistent with the North Embarcadero’s downtown
setting and the intensity of development previously approved for
the Navy Broadway Complex and the Catellus property.
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Pol i cy  LU-3.

Adopt guidelines for development that step buildings down to the
bay, establish a defined street edge, provide street level activity,
and otherwise enhance the overall quality of development in the
North Embarcadero.

Pol i cy  LU-4.

Establish rights-of-way (i.e. streets) through development parcels,
aligned with existing downtown streets, to enhance the physical
and visual access to the bay.

Pol i cy  LU-5.

Locate large parking lots and structures away from the bayfront.
Locate large parking facilities underground, if feasible, or in facil-
ities substantially hidden from public view.

Pol i cy  LU-6.

Adopt additional guidelines for development along the bayfront
and at the County Administration Building that enhance the pub-
lic realm, including visual and physical access to the bay, and
respect the area’s landmark features.

Open Space and Publ i c  Ameni t ies

Pol i cy  PA-1.

Create an expansive, pedestrian-oriented Esplanade along the
bayfront, at least 100 feet wide, featuring a bayside promenade,
bike path, parks, and plazas.  To create a wide esplanade, shift
North Harbor Drive (south of Grape Street) eastward, staying
within the existing 200-foot-wide "right-of-way" (except at
Broadway).

Pol i cy  PA-2.

Create a pedestrian-oriented public precinct at the County
Administration Building framed by a recreation pier at the foot of
Grape Street, the landmark County Building and adjacent devel-
opment, and the Maritime Museum. 
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Pol i cy  PA-3.

At the County Administration Building, construct a new recreation
pier (Grape Street Pier) with public boat dock (replacing the
existing three piers), a ferry/excursion boat dock, a water access
pier, and a large park/plaza.

Pol i cy  PA-4.

Create a pedestrian-oriented public precinct at the foot of
Broadway framed by the ‘B’ Street Pier, an oval park at the foot
of Broadway, and the Navy Pier.  Feature a continuous pedestri-
an boardwalk, activating uses, pedestrian amenities, and a
ferry/excursion boat dock.

Pol i cy  PA-5.

Establish ‘B’ Street pier as a commercial pier accommodating a
cruise ship terminal facility and, if appropriate, other commercial
uses and public amenities.

Pol i cy  PA-6.

Establish Broadway Pier as a civic pier with a park and fountain.

Pol i cy  PA-7.

Establish Navy Pier as a cultural pier with a park, multi-purpose
outdoor space, and Navy orientation center.

Pol i cy  PA-8.

Create an "oval park" at the foot of Broadway, approximately
two city blocks in size, with landscaped public open space and
a centerpiece fountain or other landmark (monument, statue,
sculpture) for daily recreational uses or large public gatherings.

Circu lat ion and Publ i c  Access

Pol i cy  C I -1 .

Establish Pacific Highway as an elegant tree-lined boulevard,
accommodating through traffic and pedestrian circulation.  
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Pol i cy  C I -2 .

Concentrate through traffic on Pacific Highway and away from
North Harbor Drive south of Grape Street.  Provide geometric
improvements to the existing intersection of North Harbor Drive
and Grape Street to direct through traffic on south-bound North
Harbor Drive away from the bayfront.  Consider corresponding
geometric improvements to the intersection of Harbor Drive and
Pacific Highway.

Pol i cy  C I -3 .

Establish North Harbor Drive south of Grape Street as a pedestri-
an-oriented street with ample on-street parking, providing water-
front access and slowing traffic.  Shift the street eastward, stay-
ing within the existing 200-foot-wide "right-of-way" (except at
Broadway).

Pol i cy  C I -4 .

Reinforce Broadway as a grand ceremonial street with a wide
pedestrian paseo, connecting the heart of downtown with the
bay.

Pol i cy  C I -5 .

Establish a series of east-west streets, aligned with existing down-
town streets, between Pacific Highway and North Harbor Drive,
providing convenient and frequent access to the bayfront for
motorists and pedestrians.

Pol i cy  C I -6 .

Establish a clear pedestrian-orientation throughout the North
Embarcadero with a wide promenade along the bay and wide
sidewalks along all streets.  Provide a bike path along the bay.

Pol i cy  C I -7 .

Establish prominent pedestrian connections to trolley and heavy
rail lines and to water-based transit.  Emphasize such connec-
tions through pedestrian and roadway signage.
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Pol i cy  C I -8 .

Ensure ample parking for the general public by providing on-
street parking throughout the North Embarcadero and by encour-
aging parking facilities over 100 spaces (residential uses except-
ed) to be fully available for public parking.

Pol i cy  C I -9 .

Emphasize driveway access on east-west streets (Broadway
excepted), minimize them on Pacific Highway and Broadway,
and prohibit them on North Harbor Drive.

F inanc ing

Pol i cy  F I -1 .

Adopt a "cost-sharing approach" for allocating public improve-
ment costs.  With this approach, members of the Alliance will
fund obligations in proportion to their individual share of the
total asset base of the North Embarcadero. 

Pol i cy  F I -2 .

Implement the public improvements in the near-term.  These
include improvements to North Harbor Drive, the Bayfront
Esplanade, Broadway Pier, and Pacific Highway.

Pol i cy  F I -3 .

Finance public improvements through a Joint Powers Authority
(JPA) bond or by having one Alliance member manage the
financing for the entire Alliance.

Pol i cy  F I -4 .

Create an Assessment District or Reimbursement District if it is
determined that certain public improvements (i.e. Pacific
Highway improvements) are eligible.
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Implementat ion

Pol i cy  IM-1.

Implement the Visionary Plan through a series of steps, including
endorsing the Plan (by Alliance Steering Committee), preparing
and agreeing on a Memorandum of Understanding (MOU),
endorsing the Visionary Plan and MOU (by Alliance member
agencies), revising Member agencies plans and policies and
preparing environmental analyses, and processing plans and
policies, environmental analyses, and local coastal plan 
amendments.

Pol i cy  IM-2.

Establish a mechanism for assuring that each Alliance member
complies with the Visionary Plan.
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The North Embarcadero offers great opportunities for public-ori-
ented improvements and private development.  This chapter sum-
marizes work conducted early in the North Embarcadero plan-
ning effort.  It briefly describes the character, significant attribut-
es, and opportunities and constraints of the project area. 

CONTEXT  

Illustrated in Figures 2.1 and 2.2, the North Embarcadero is
located on the western edge of downtown San Diego on the San
Diego Bay.  It is adjacent to the downtown business core; Little
Italy, a vibrant small-scale neighborhood; and the Marina District,
a downtown residential neighborhood.  It is bounded on the
north by San Diego International Airport at Lindbergh Field and
on the south by the South Embarcadero, location of shopping,
hotels, and the city’s convention center.

22
S E T T I N G

In this chapter:

• Context
• Site Character
• Land Use Characteristics
• Major Property Ownership 

and Entitlements
• Circulation Characteristics
• Market Conditions
• Opportunities and Constraints
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The streets of the North Embarcadero serve as major traffic corri-
dors between San Diego International Airport at Lindbergh Field,
downtown San Diego, the South Embarcadero, and the region-
serving freeway network.  Important arterial roadways in the
North Embarcadero include Laurel Street, the one-way couplet of
Hawthorne and Grape Streets, and Pacific Highway.  Broadway
is the ceremonial "Main Street" of the downtown business core,
terminating at the bay in the heart of the North Embarcadero.
Other streets connecting the North Embarcadero to downtown
include Cedar, Ash, and ‘G’ Streets. The Santa Fe Depot and the
America Plaza Transfer Station at Broadway and Kettner Streets
form a transit hub for Amtrak, the Coaster commuter rail, and the
San Diego Trolley.

The North Embarcadero is an important part of a regional open
space network.  A promenade along the bay connects points
north of the project area to the South Embarcadero.  A proposed
"Bay to Park" system connects Balboa Park, east of downtown, to
the San Diego Bay along Laurel and Cedar Streets within the
North Embarcadero.  

S I TE  CHARACTER

The North Embarcadero can be generally characterized as an
underdeveloped area largely cut-off from downtown with large
expanses of asphalt and few public amenities.  It also offers
spectacular opportunities for public access to the bayside, and it
is home to several landmark buildings and institutions.  Figures
2.3 and 2.4 illustrate the North Embarcadero and its general
character.  

More specifically, the North Embarcadero is characterized by:

• A series of super-blocks, in conjunction with the
Burlington Northern Santa Fe railroad tracks, that form
an edge, limiting east-west circulation and isolating the
city from the bayfront.

• A large expanse of asphalt roadways and large parking
lots with few public amenities.  
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• Inconsistent or poor quality street lighting.  Some stretch-
es (e.g. County Administration Building) have no street
lighting.  Elsewhere, there is a jumble of fixture and
lamp types.  In general, lighting levels are low and
nowhere is lighting used for decorative or other visual
effects (except at the County Administration Building).

• An existing 200 foot “right-of-way” along the bay (i.e.
North Harbor Drive) and numerous underutilized piers,
providing great opportunities for public access and
amenities.  The existing waterfront promenade offers
spectacular views across the bay.

• A crescent shape at the north end of the North
Embarcadero, offering dramatic views back to the city.
Other landmark features include the County
Administration Building and the Maritime Museum’s Star
of India at the foot of Ash street.

• Dramatic views to the bay from the higher elevation of
downtown, particularly along east-west streets including
Hawthorne, Grape, Ash, and Broadway.

LAND USE  CHARACTER IST ICS

Land uses in the North Embarcadero include large and small
institutional uses west of Pacific Highway, a mix of industrial and
commercial uses north of Hawthorne Street and east of Pacific
Highway, and water-related activities at the bay.  The area is
interspersed with large parking lots, both along North Harbor
Drive and on parcels, and vacant and underutilized land.

The North Embarcadero is separated into distinct linear zones
that run parallel to the shoreline.  Between North Harbor Drive
and Pacific Highway, large parcels accommodate a variety of
institutional uses, including the County Administration Building
and two Navy complexes.  Other uses include Solar Turbines,
Holiday Inn, and parking lots.

Land east of Pacific Highway includes small commercial activi-
ties, such as restaurants, motels, gas stations, auto services, and
recreational activities.  The development pattern in this area is
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more suburban in quality, with isolated, individual buildings with
varied setbacks and large, visible parking lots.  The area also
has a large amount of vacant land.

The San Diego International Airport at Lindbergh Field significant-
ly impacts the land use possibilities in the northern part of the
planning area.  High levels of noise and safety issues limit the
type and configuration (height) of development that may occur in
the area.  Under these circumstances, Solar Turbines is consid-
ered the highest and best use for this part of the North
Embarcadero.

Bayside and water uses in the North Embarcadero include a
cruise ship terminal at ‘B’ Street Pier, a combination of recreation
and marine terminal facilities at Broadway Pier, and a mostly
vacant lot on Navy Pier.  The Grape Street piers are largely
unused.  A bayside promenade runs nearly the entire length of
the bay, providing for recreational opportunities in the area.  The
bay itself provides anchorage for a range of vessels, including
cruise ships, other large vessels, ferries, tour boats, fishing boats,
yachts, and sail boats.  

In general, the type and variety of uses allowed beside and over
the San Diego Bay are limited because of existing Port/tideland-
related use restrictions and environmental/regulatory constraints.
The uses are generally restricted to commercial uses, marine-relat-
ed uses, and public recreation and access.

MAJOR PROPERTY  OWNERSHIP  AND
ENT IT LEMENTS

Large parcels of land in the North Embarcadero are owned by a
few property owners, as illustrated in Figure 2.5.  These land
owners include the San Diego Unified Port District, the U.S.
Navy, the County of San Diego, and Catellus Development
Corporation.  Numerous other smaller parcels west of Pacific
Highway are privately held.

The U.S. Navy and Catellus currently hold future entitlements for
their properties.  The Navy has approved plans to build 3.25
million square feet of development (Site #1, Figure 2.5).  This
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includes 1.65 million square feet of office, 1.22 million square
feet of hotel/support retail/restaurant and entertainment space,
25 thousand square feet of retail, and 55 thousand square feet
for public attractions, such as museums.

Catellus has two separate entitlements.  For the property general-
ly bounded by Pacific Highway, Ash Street, Kettner Boulevard,
and ‘E’ Streets (Site #2, Figure 2.5), Catellus is entitled to devel-
op up to 3.35 million square feet of office, commercial, residen-
tial, retail, and hotel development.  Catellus also has entitlements
for 193 residential units for the property at 101 California Street
(Site #3, Figure 2.5).  

C IRCULAT ION CHARACTER IST ICS

Circulation in the North Embarcadero is characterized by good-
to-poor pedestrian amenities, a street system that operates with
excess capacity, ample public transit access, and an excess park-
ing supply.  Figures 2.6 and 2.7 illustrate the existing circulation
system and traffic congestion in the area, respectively.

The bayfront promenade is the most scenic and well-maintained
pedestrian walkway in the North Embarcadero, and it is used by
pedestrians, bicycles, and other non-motorized vehicles.  The
promenade has been developed in a piecemeal manner, with a
portion of the promenade missing south of Grape Street.  It is
also designated as a Class I bike path, requiring pedestrian to
share space with bicycles and non-motorized vehicles.  Ash
Street and Pacific Highway are signed Class III bike routes that
share the road with motorists.

Other pedestrian amenities are limited to sidewalks flanking city
streets.  Some of the sidewalks are in need of repair, discontinu-
ous, or not up to current standards.  Crosswalks are excessively
long (due to crossing distance) and sometimes daunting for elder-
ly people.  A limited number of pedestrian crossings exist along
the railroad tracks, making pedestrian access to the North
Embarcadero difficult from downtown and Little Italy.

Illustrated in Figure 2.6, the existing street system in the northern-
most area of the North Embarcadero accommodates heavy traf-
fic to and from San Diego International Airport at Lindbergh
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Field.  The street system south of Grape Street has less traffic.
Although several intersections are heavily congested, both Pacific
Highway and North Harbor Drive (between Grape and
Broadway) have excess capacity.  This allows for possible diver-
sion of traffic from North Harbor Drive to Pacific Highway, there-
by creating an opportunity for additional public access and
amenities along the bay.

Illustrated in Figure 2.6, the North Embarcadero is well served
by transit.  The San Diego Trolley makes four stops near the
North Embarcadero in the Marina District, at the America Plaza
Transfer Station, at Santa Fe Depot, and at the County
Center/Little Italy Station near Cedar Street.  Amtrak and the
Coaster, a commuter rail service to seven stations along the San
Diego coastline, makes stops at the Santa Fe Depot.  Ferry ser-
vice to Coronado is provided from Broadway Pier.

Illustrated in Figure 2.8, existing parking in the North
Embarcadero consists of on-street public parking and off-street
parking lots for private use by tenants, employees, and cus-
tomers.  Generally, parking counts in the area reveal an excess
of on-street and off-street parking.  Occupancy rates for the area
range from 39% full during peak afternoon hours to 24% full dur-
ing the weekends.  (Sampling taken 28 June through 30 June
1998 during mid-afternoon and early evening;  spaces compiled
from Port District records supplemented by direct observation).

MARKET  CONDIT IONS

The overall economic outlook for the San Diego region is posi-
tive, primarily because of the region’s successful transition to a
knowledge-based economy.  The greatest economic activity of
the region occurs in downtown San Diego, adjacent to the North
Embarcadero.  There have been significant successes in the rede-
velopment of downtown San Diego in all economic sectors.  If
the real estate market continues to recover, land holdings in the
North Embarcadero are the logical location for the next wave of
significant, high-density development.  However, significant prob-
lems remain to future development, including a weak corporate
sector that has resulted in a fragile office market, a limited 
retail presence, and the absence of a strong arts and cultural
representation. 
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Off i ce

The largest percentage of land in the North Embarcadero could
be developed as office space.  Projected growth in the regional
economy should favorably affect the office market.  Despite the
generally favorable outlook, analysis indicates that rental rates in
downtown San Diego remain far below those necessary to sup-
port significant and economically successful development of high-
rise office space.  Two development modules have been identi-
fied for development in the North Embarcadero.  The first module
is the typical high-rise module.  The second module is a mid-rise
campus office development.

Hote l

The North Embarcadero is an excellent location for hotel devel-
opment due to potential waterfront views and proximity to down-
town destinations.  A key factor for the near- to intermediate-term
is the status of the Convention Center expansion and the devel-
opment of three major hotel facilities in the South Embarcadero.
Room rates and occupancy have dramatically strengthened
downtown, resulting in more than 3,000 hotel rooms proposed
in various facilities in and adjacent to downtown.  There appears
to be immediate market support for about 500 rooms, even with-
out the Convention Center expansion.  Expansion of the
Convention Center would generate demand for approximately
800 additional rooms.  In addition to current needs and those
generated by the Convention Center expansion, growth in the
the visitor market appears capable of justifying 150 additional
rooms per year.

Reta i l

Currently proposed projects, including the Seaport Village expan-
sion and the continued development in the Gaslamp Quarter,
should absorb all of the available market potential through the
year 2010.  Thereafter, growth in market demand appears capa-
ble of supporting about 50,000 SF of new space annually.  From
a market standpoint, significant retail/entertainment venues in the
North Embarcadero should be related to the waterfront setting
and should not seek to duplicate facilities and experiences found
at Seaport Village, the Gaslamp, or Horton Plaza.  Development
of other uses in the North Embarcadero should include notable
complements of retail and dining space to enliven the experience
of visitors (such as part of an expanded cruise ship terminal) but
should not be a major focus of activity.
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Res ident ia l  

The downtown residential market is strong, with upward trends in
occupancy and rent rates.  If the project is currently entitled, a
probable module for residential development would be mid-rise
condominium development.  Rent levels could support garden
apartment density of development, but not mid- or high-rise 
development.

OPPORTUNIT I ES  AND CONSTRAINTS

The North Embarcadero offers ample opportunities for both pub-
lic amenity and private development.  It also has constraints,
including those related to its proximity to the San Diego
International Airport and the bay.  Figure 2.9 illustrates the gen-
eral opportunities and constraints in the North Embarcadero.

North Harbor Drive’s expansive street section along the bay, and
the area’s underutilized piers, provide opportunities for expand-
ed public access and enhanced bayside amenities.  The large
areas of undeveloped and vacant land offers outstanding oppor-
tunities for new commercial, hotel, and, in some areas, residen-
tial development.  Landmark elements, such as the crescent
shape of the bay, the County Administration Building, and the
Star of India, can create memorable experiences in the area.
Pacific Highway, and its excess capacity, allows for the diversion
of traffic from North Harbor Drive (south of Grape Street) to
Pacific Highway and away from the bayfront.  The North
Embarcadero commands a central location relative to downtown
with great access to land and water-based transit.

The area’s constraints are generally related to a few key features,
its proximity to San Diego International Airport, and the San
Diego bay.  The Santa Fe railroad tracks, and the long blocks
between North Harbor Drive and Pacific Highway, form a “barri-
er” between adjacent neighborhoods and the bayfront.  The rail-
road tracks, in particular, reduce the possibility of such a link-
age.

The type and variety of land uses and configuration of develop-
ment allowed in the area nearest the airport are limited because
of airport-related height limitations and noise.  Land uses inap-
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propriate for the area closest to the airport include residential
development, office buildings, parks, and auditoriums.  The type
and variety of land uses allowed beside, on, or over the bay are
limited because of existing Port/tideland-related use restrictions
and environmental/regulatory constraints.  Land uses beside the
bay are generally restricted to commercial uses, marine industrial
uses, and public recreation and access.  Land uses on or over
the bay are generally restricted to marine-related activities and
development that does not require filling of the bay.
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Bird’s Eye View of North Embarcadero
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The vision for the North Embarcadero is a grand, active public
precinct welcoming to residents and visitors alike.  Serving as
San Diego’s “front porch,” it is a district with a clear pedestrian
orientation, allowing for visitors to view, experience, and cele-
brate the bay.  It offers venues for public gathering and prome-
nading, and it provides opportunities for private development
that activate and define the public realm.  The vision for the
North Embarcadero is urban in character, relying on the exten-
sion of the downtown street grid as a framework for public
access and visual connection to the Bay.

Described below, the vision for the North Embarcadero embod-
ies five fundamental principles regarding the form and function
of public improvements and private development.  It embraces
these principles in proposed enhancements to the public realm,
that is the bayfront and street system in the North Embarcadero.

Note:  Subsequent chapters, particularly Chapter Five, describe
the individual elements of the Plan in more detail than below.
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In this Chapter:

• Fundamental Principles
• Elements of the Plan
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FUNDAMENTAL  PR INC IPLES

Five fundamental principles form the foundation for the North
Embarcadero Alliance Visionary Plan:

• The Riviera
• City Meets the Bay
• Celebrate the Bay
• Gesture to the Bay
• Street System at the Bay

The R iv iera

The crescent shape of the bayfront is a distinguishing feature of
the North Embarcadero, affording a dramatic entrance into and
unparalleled views of downtown San Diego and the Bay.  The
concept of “The Riviera” acknowledges the coastal setting of the
North Embarcadero and the existing 200-foot-wide, publicly-
accessible “coastal strip” (i.e. North Harbor Drive) along the
bay.  The Riviera concept denotes a resort area, or a place for
recreation and rest, and is clearly defined by a consistent build-
ing street wall with active street front uses, a tree-lined street, and
an expansive esplanade along the bay. 

Ci ty  Meets  the  Bay

The Visionary Plan is fundamentally about connectivity and link-
age between downtown San Diego and the bay.  “City Meets
the Bay” establishes this connection by extending the downtown
street pattern into the North Embarcadero.  Extending the block
pattern to the bayfront creates a development pattern consistent
with downtown (a “mental” connection), and, in some cases, it
provides direct connections between downtown and the bayfront
(a “physical” connection).  The block pattern is both familiar and
easily understood by visitors to the area, and it affords frequent
and regular linkages, and views, to the bay.  The scale and char-
acter of the block pattern also affords an active street life in the
North Embarcadero.
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Celebrate  the Bay

San Diego Bay is a great natural, historical, and recreational
resource in the region.  The Visionary Plan provides for opportu-
nities to engage the bay and to enjoy its splendor, offering
venues for public gathering, promenading, and boating. The
Plan features “activity nodes” centered around public piers,
water-related cultural facilities (such as the Maritime Museum and
Aircraft Carrier Museum), and restaurant and retail development.  

Gesture  to  the  Bay

As a gracious gesture to the bay, development in the North
Embarcadero steps down to the water’s edge, respecting the
lower scale of boats, pier buildings, and other bayside structures.
The Visionary Plan highlights the crescent bay by celebrating its
form, revitalizing the bayfront, and making it accessible to every-
body.  At the same time, the Visionary Plan sculpts new develop-
ment to both concentrate development intensity along Broadway,
San Diego’s “Main Street,” and to soften the interface between
the city and the water, between the massive form of downtown
development and the open character of the San Diego Bay.

Street  Sys tem at  the  Bay

The Visionary Plan choreographs new patterns of circulation to
ensure the character of the public environment in the North
Embarcadero.  It couples the existing north-south spines with east-
west streets, creating a street grid pattern that maximizes access
to the Bay.  North Harbor Drive and Pacific Highway comple-
ment each other’s use:  Pacific Highway, designed as a grand
boulevard, relieves North Harbor Drive of through traffic and
allows it to take on a pedestrian orientation in keeping with a
bayfront esplanade.  Frequent east-west streets are reclaimed to
distribute traffic between the two north-south spines and out of
the North Embarcadero.
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ELEMENTS  OF  THE  PLAN

The North Embarcadero Alliance Visionary Plan builds on the
five fundamental principles described above, giving San Diego’s
downtown waterfront a pedestrian-oriented civic character. The
different elements of the North Embarcadero—principally the
bayfront and the grid of streets—together establish a framework
for public life.  

Illustrated in Figure 3.1, the Visionary Plan establishes an expan-
sive bayfront esplanade punctuated by two “activity centers”,
referred to as County Terrace and Broadway Landing.  It sup-
ports and reinforces this public realm through a pedestrian-friend-
ly street system that accommodates both local and through traf-
fic.  The Plan builds on the existing bayfront characteristics and
opportunities, such as the landmark County Administration
Building and the various piers.  The elements of the Plan are
infused with a public vitality through urban design, civic pro-
grams, and architectural form.  

The Bayfront  Esp lanade

Illustrated in Figure 3.2, the Bayfront Esplanade is a continuous
public open space spine along the San Diego Bay.  It is defined
by the crescent-shaped bayfront along its western edge and by

Bayfront Esplanade
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Plaza

Aligns with E-W Street providing opportunites
for water features, seating areas, and clusters
of kiosks.

Promenade

Lined with benches, street
furnishings, and a majestic row of palms.

Bicycle path

Access for bicycles and pedi-cabs

Park

Passive green areas
for recreational use.

Promenade Lighting

North Harbor Drive

Palm-lined street for access to Esplanade and shops.
Special paving at intersections, consistent built edge.

Kiosks

Small retail kiosks at plazas.

Parking

On-street diagonal and
parallel parking.

Bayfront Esplanade

F igure 3.2
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North Harbor Drive and a consistent backdrop of buildings to
the east.  The Esplanade, and the 25-foot-wide promenade along
its western edge, is part of a larger bayside open space network
connecting Harbor Island to the South Embarcadero.  The prome-
nade strings together a necklace of parks and plazas.
Collectively, the series of plazas and parks form a "front porch"
for the city, creating an active public precinct at the water’s
edge.  

Each space along the Esplanade is designed to accommodate a
specific activity and strengthen the particular character of that
space.  Plazas are typically located where east-west streets termi-
nate at the bay, taking advantage of views and street connec-
tions back to the city.  The plazas provide ample seating and
gathering opportunities, and they allow for permanent attrac-
tions, like fountains, public art, or band shells, and temporary
installations.  Passive green spaces exist between the plazas,
providing recreational opportunities.  North Harbor Drive serves
as a scenic drive and provides opportunities for parking and
public access along its entire length.

The Esplanade is anchored in the north and to the south by two
important open spaces.  The two urban spaces, County Terrace
and Broadway Landing, each embrace the San Diego Bay, the
most unique and valuable asset of the North Embarcadero.

New Grape Street Pier at County Terrace
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The County Terrace

The County Administration Building commands an important site
and is a significant historic and cultural landmark in the North
Embarcadero.  The Plan envisions a grand space, the County
Terrace, in front of the building to complement and enhance the
civic character of the building. 

The County Terrace is bounded by the proposed Grape Street
pier to the north and an expanded Maritime Museum pier to the
south.  Illustrated in Figure 3.3, this district includes: a significant 
recreation pier (Grape Street Pier) with public boat docking; a
passive green space framed by majestic palms and an intimate
canopy of trees; a bayside overlook flanked by a floating public
access pier; and two new plazas, offering venues for public
gathering, north and south of the County Building.

The County Terrace is defined by development on the existing
north and south parking lots of the County Administration
Building.  These developments frame the north and south extents
of the County Terrace and help define it as a significant civic
space.

The Plan envisions two possible development scenarios for the
existing parking lots at the County building.  Both scenarios
adhere to the same urban design guidelines and enhance the
public character of the north and south borders of the County
Terrace.  The two scenarios considered for the north and south
County lots respectively are a mixed-use office complex/perform-
ing arts center and an office/hotel development.  Both would
replace (retain) some or all of the existing parking spaces now
on-site.

Scenar io  1 :  Mixed-Use/Per forming Ar ts  Center
Development

In this scenario, the County property is envisioned as a cultural
precinct, where a grand civic space is enlivened and framed by
cultural and active uses.  Illustrated in Figure 3.3, development
on the north lot consists of a campus-like layout of office and
other commercial uses including restaurants and shops.  The
south lot could be developed as a performing arts center with
venues for indoor and outdoor theater and other cultural events. 
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South County Plaza

County Terrace Park

Passive green space
Lower level floating dock for public access

Grape St. Pier

With light house and floating
dock for public boat access

North County Plaza

Arcade-lined plaza
with water feature

North County Lot

Mixed-use office,retail,
restaurant development

Maritime Museum

South County Lot

Performing Arts Center

Gateway

Includes destination restaurant
on the Esplanade

County Terrace with Mixed-use Development and Performing Arts Center 

3.3Figure
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South County Plaza

County Terrace Park

Passive green space
Lower level dock for public access

Grape St. Pier

With light house and floating
dock for public boat access

North County Plaza

Arcade-lined plaza
with water feature

North County Lot

Office development

Maritime Museum

South County Lot

300-room hotel development

Ferries and
Harbor
Cruises

Gateway

Includes destination restaurant
on the Esplanade

County Terrace with Office Development and Hotel 

F igure 3.4
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Scenar io  2 :  Of f i ce/Hote l  Deve lopment

This scenario accommodates a higher density of development
north and south of the County building.  Illustrated in Figure 3.4,
a low-rise campus complex including 150,000 SF of office,
ancillary retail, and parking is proposed on the north County lot.
A hotel with up to 300 rooms could be accommodated on the
south County lot.  This development scheme includes parking and
a forecourt off of Ash Street.

Broadway Landing

Broadway Landing is intended as 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 land-
scaped park on the Bayfront Esplanade out over the water.
Here, large public gatherings can happen next to the water; fam-
ilies can greet sailors coming home from naval duty; or residents
might congregate to see visiting historic ships.  Broadway
Landing could also become home to important publicly-oriented
uses like a San Diego visitors center or museum.

Illustrated in Figure 3.5, Broadway Landing is bounded by the
‘B’ Street pier to the north and the Navy pier to the south.  It

Broadway Landing
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includes the Broadway Pier and a large expanse of the harbor
for the berthing of vessels of all sizes.  In the Visionary Plan, the
water’s edge is surrounded by a public boardwalk, lined with
outdoor cafes, kiosks, and cultural attractions, where visitors can
venture out close to the water and enjoy the ships and the people
passing by.

‘B’ Street Pier continues to serve the role of a commercial pier in
the North Embarcadero.  The size and configuration of a cruise
ship facility, and the nature of other commercial development on
the pier, will be based on the future needs of the cruise ship
industry in San Diego now under study by the Port District. 

To support the maritime character and active usage of the new
Broadway Landing, the Visionary Plan presents two alternative
development scenarios for the ‘B’ Street pier.  Illustrated in
Figures 3.5 and 3.6, both alternatives are conceptual in nature
and do not suggest a fixed building configuration or program.
The two alternatives are a Port-of-Call Cruise Ship Terminal with
mixed-use retail and cultural attractions and a Home port Cruise
Ship Terminal with full service capabilities.  Both alternatives con-
form to the urban design guidelines and land use designations
outlined in the Visionary Plan.  Both build on and enhance the
public character of this new civic space at the Bayfront. 

Scenar io  1 :  Por t -of -Cal l  Cru ise  Sh ip  Terminal/
Mixed-use Center

Illustrated in Figure 3.5, ‘B’ Street Pier could support both a
cruise ship terminal and a mixed-use development, including
cafes, shops, restaurants, and cultural attractions.  This alterna-
tive envisions a boardwalk on the south side of the ‘B’ Street
pier, lined with cafes, stores and other active uses.  Major restau-
rants could occupy prominent corner locations.

Cruise ship activities in this scenario would be limited to Port-of-
Call cruise ship berthing on the north and west sides of the pier.
Port-of-Call ships require a minimum of servicing and customs
and immigration facilities.  An expansive ‘signature’ structure
could be constructed to shelter disembarking/embarking passen-
gers.  Most bus and taxi queuing occurs on the central portion of
the pier.  ‘Port-of-Call’ berthing could also be accommodated on
the south side of Broadway Pier.
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Ferries
and
Harbor
Cruises

Commercial Pier: �B� Street Pier

Ports-of-Call berthing and
Mixed-use retail, restaurant, and
cultural attractions on �B� Street Pier.

Cultural Pier: Navy Pier

Navy orientation center and parking
lot that doubles as a venue for special events.
U.S.S. Midway aircraft carrier museum.

Civic Pier: Broadway Pier

Public access and extra
cruise ship berthing.

Boardwalk

Surrounds Broadway Landing with
public promenade and active uses.

Broadway Landing Park

Green space for recreational
uses and special events.

Cruiseship Berthing

Port-of Call cruise ship
berthing.

Amphi-
theater

Broadway Paseo

Linkage to Santa Fe Depot

Broadway Landing with Port-of-Call Cruise Ship Terminal

F igure 3.5
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Ferries and
Harbor
Cruises

�B� Street Pier

Ports-of-Call berthing on
�B� Street Pier.

Navy Pier

Navy orientation center and parking
lot that doubles as a venue for special events.
U.S.S. Midway aircraft carrier museum

Broadway Pier

Public access and extra
cruise ship berthing.

Boardwalk

Surrounds Broadway Landing with
public promenade and active uses.

Broadway Landing Park

Green space for recreational
uses and special events.

Cruiseship Berthing

Port-of Call cruise ship
terminal.

Broadway Paseo

Linkage to Santa Fe Depot

Broadway Landing with Home port Cruise Ship Terminal

F igure 3.6
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Scenar io  2 :  Home por t  Cru ise  Sh ip  Terminal

Illustrated in Figure 3.6, an expanded ‘B’ Street pier could be
developed as a ‘signature’ Home port cruise ship terminal com-
plete with customs and immigration facilities and full service
capabilities. 

In the Home port cruise ship terminal alternative, the south side
of ‘B’ Street pier would be a restricted zone designated for cruise
ship berthing only.  The head house of the new terminal building
could house a destination restaurant with a key position overlook-
ing the new Broadway Landing.  A wide 60-100’ wide apron for
loading and truck queuing skirts the entire ‘B’ Street pier, allow-
ing for segregated and secure service access to cruise ships.
Buses, shuttles, taxis, and private vehicles drop-off and pick-up
passengers via a separate central public access zone in the mid-
dle of the pier. ‘Port-of-Call’ berthing could also be accommodat-
ed on the south side of Broadway Pier.

The Home port cruise ship terminal, unlike the Port-of-Call cruise
ship terminal, will require careful coordination of traffic/ parking
initiatives in order to minimize traffic-related impacts in the North
Embarcadero area.  By design, it is assumed that most of the
truck, bus, and passenger vehicle loading and queuing will occur
on the expanded ‘B’ Street pier itself.  However, routing and
stacking of trucks, buses, and taxis must be carefully considered
within the context of the Visionary Plan.  These circulation consid-
erations are described in greater detail in Chapter Six of the
Plan.

Streets

The elements that comprise the framework of public spaces in the
North Embarcadero (the Bayfront Esplanade, County Terrace,
and Broadway Landing) are supported functionally by a system
of streets that provide public access for vehicles and pedestrians.
The streets, working as a system, each play a distinct role in the
North Embarcadero, distributing traffic and servicing new devel-
opments.  With wide sidewalks, street trees, and active street
frontages, the streets also provide for a convenient, comfortable,
and inviting pedestrian network throughout the North
Embarcadero. 
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Pac i f i c  H ighway

Pacific Highway is envisioned as a tree-lined boulevard accom-
modating through traffic and pedestrian circulation. The
Visionary Plan routes major through traffic onto the six-lane
Pacific Highway, allowing North Harbor Drive to carry less traf-
fic and take on a more pedestrian orientation.

Nor th Harbor  Dr ive

North Harbor Drive is a prominent palm-lined street, providing
easy access and on-street parking for visitors to both the
Esplanade and shops along the east side of the street.  North
Harbor Drive has a clear pedestrian orientation.  At intersections,
special paving treatment and wider sidewalks help to calm traffic
and ease pedestrian crossings. 

Broadway

As one travels from the center of the Downtown, Broadway slow-
ly widens to gently meet the bay at the Broadway Landing.
Amtrak and the San Diego trolley system make up a transit hub
located on Broadway just east of the North Embarcadero.  A
wide tree-lined paseo connects the land-side public transit to the
water-side transportation facilities, including the harbor excursion
ferries and the cruise ship terminal.  This network also effectively
links the city museum and future downtown library facilities to the
waterfront.

East -West  S t reets

A series of east-west streets, aligned with the downtown street
system, provide frequent and convenient public access from
Pacific Highway to North Harbor Drive.  They distribute traffic
more evenly across the entire North Embarcadero.  These streets
also act as the primary service and parking access to the devel-
opment parcels between North Harbor Drive and Pacific
Highway.
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North Harbor Drive

Broadway Paseo

Pacific Highway
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Birds Eye View of North Embarcadero looking North
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The North Embarcadero Alliance Visionary Plan establishes the
distribution, location, and extent of land uses in the North
Embarcadero and the desired form, scale, and character of
future development.

The success of the Visionary Plan, for the most part, relies on the
proposed public improvements and the character of development
that defines and activates the public realm rather than on specific
uses or intensities of development.  The Plan encourages mixed-
use developments, including residential projects, that enliven the
area.  It recommends building height limits, building setback
requirements, and other development regulations that give promi-
nence to the bayfront, activate the area, and provide bayfront
access.  The Visionary Plan establishes design guidelines that
ensure a character of development that is both high-quality and
appropriate for the bayfront.

44
L A N D U S E A N D U R B A N F O R M

In this chapter:

• Land and Water Use
• Development Intensity
• Building Heights and Massing
• Street-Level Treatment
• Architectural Treatment
• Public Access
• Site Access, Parking, and Service
• Special Precincts Treatment
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Note:  The Visionary Plan assumes as a baseline condition that
San Diego International Airport at Lindbergh Field will remain at
its current location, with a similar runway configuration, for the
foreseeable future.  If and when the airport is relocated, the pro-
posed land use designation and development intensity for the
northern stretch of the North Embarcadero, particularly the Solar
Turbine site, should be reconsidered. 

LAND AND WATER  USE

The Visionary Plan establishes use designations for land and
water, ensuring mutually reinforcing uses for the whole of the
North Embarcadero.  These designations should be considered
within the context of the development scenarios, guidelines for
improvements, and public amenity features described in other
sections of the Visionary Plan.

Land Use

Illustrated in Figure 4.1, the Visionary Plan accommodates a mix
of land uses consistent with current market conditions, the desired
character for the area, and restrictions imposed on tidelands
properties by State law and on areas in close proximity to an
active airport (see Chapter 2).  The Plan restricts light industrial
and automotive uses to the area nearest the airport north of
Hawthorn Street.  It allows for a mix of hotel, office, retail, and
entertainment uses throughout the North Embarcadero, and it
encourages residential projects where possible to enliven the
area.  The Plan encourages uses at the water’s edge (and along
North Harbor Drive) that have a water-orientation or activate the
bayfront and are supported by market demand, the public sector
(i.e. the Cruise Ship Terminal), or private/non-profit interests (i.e.
Maritime Museum, Aircraft Carrier Museum).

The Visionary Plan identifies six broad land use categories:
Combined Commercial-Industrial, General Commercial,
Combined Commercial-Residential, Public Park, Public
Park/Cultural Facilities, and Public Park/Special Marine
Terminal.
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Combined Commerc ia l - Industr ia l

This land use category allows for uses consistent with the existing
land use pattern and suitable for an area in close proximity to
the airport.  This designation allows for the following uses:
office, hotel, retail, restaurant, entertainment, public parks, light
manufacturing, assembly and fabrication, incubator industrial,
wholesale, research and development, warehousing and distribu-
tion, food processing, automotive (rental, repair, and service),
and parking facilities.

General  Commerc ia l

The non-specialized General Commercial land use category per-
mits a variety of commercial uses where residential development
is inappropriate or not permitted.  This designation allows for the
following uses:  office, hotel, retail, restaurant, entertainment,
other compatible commercial uses, public parks, cultural facilities,
marine terminal (“B” Street Pier only), and parking facilities.
Stand-alone parking facilities, if developed, should be located
along Pacific Highway, not North Harbor Drive.

Several sites within the General Commercial area have a sensi-
tive location or special role within the North Embarcadero,
requiring additional land use recommendations.  These special
sites are discussed in greater detail below.

Combined Commerc ia l -Res ident ia l

This land use category encourages residential development in
addition to traditional general commercial uses.  This designation
allows for the following uses:  office, hotel, retail, restaurant,
entertainment, other compatible commercial uses, public parks,
cultural facilities, multi-family residential (including live/work),
and parking facilities.  Stand-alone parking facilities, if devel-
oped, should be located along Pacific Highway, not North
Harbor Drive.

Publ i c  Park

The Public Park land use category applies to most of the +110-
foot-wide esplanade along the bayfront (described in Chapter
Three and Five).  This designation allows for parks, plazas, and
support retail/cafes accommodated in small kiosks (not to
exceed 250 square feet in size each).  In total, small structures
should occupy no more than 10,000 square feet of site area in
the Esplanade.  
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Publ i c  Park/Cul tura l  Fac i l i t ies  

The Public Park/Cultural Facilities land use category applies to
the Navy Pier and Maritime Museum.  This designation allows
for parks, plazas, cultural facilities (such as the Maritime Museum
and the Aircraft Carrier Museum), support retail/cafes, and park-
ing facilities (Navy Pier only).

Publ i c  Park/Spec ia l  Mar ine Terminal

The Public Park/Special Marine Terminal land use category
applies to Broadway Pier.  This designation allows for parks,
plazas, and support retail/cafes accommodated in small kiosks
(not to exceed 250 square feet in size each).  This land use cate-
gory also allows for the berthing and embarking/disembarking
of Ports-of-Call cruise ships and Day cruisers and other visiting
ships that require minimal immigration, storage, or other building
facilities.  A small structure, up to 1,500 square feet in site area,
may be constructed to service visiting ships.  In addition, the des-
ignation allows for limited parking associated with visiting ships
or special events.  Broadway Pier is described in more detail in
Chapter Five.

Spec ia l  S i tes  and the i r  Land Use

Due to their sensitive location and/or role in the overall vision of
the Plan, certain sites within the General Commercial area
require further elaboration.  Identified in Figure 4.2, these sites
are:

1. Solar Parking Lot.  The Solar Parking Lot is difficult to
develop because it is surrounded by four major arterial
roadways (North Harbor Drive, Hawthorn Street, Pacific
Highway, and Grape Street).  For this reason, the
Visionary Plan supports its continued use as a parking lot
(with additional landscaping to screen cars), providing
views to the bay from upland areas, until such time that
another General Commercial use becomes viable.  A
reconfigured North Harbor Drive passing through the
site, a use ruled out by the Visionary Plan, is discussed
in Chapter Six. 

2. North Lot, County Administration Building.  To the extent
supported by market demand, the use at the north lot
should include office, retail, restaurant, a marketplace, or
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Special Sites
F igure 4.2
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other General Commercial uses that would draw visitors
to this end of the bayfront from Little Italy and the south-
ern reaches of the North Embarcadero.

3. South Lot, County Administration Building.  The Visionary
Plan proposes two alternative development scenarios for
the south lot:  a performing arts center or a hotel or
other General Commercial use.  

4. Lane Field and 1220 Pacific Highway.  The Visionary
Plan encourages a mixed-use hotel, office, and retail
development for Lane Field and, when available, 1220
Pacific Highway.  The Plan acknowledges that the site(s)
could be developed, in part, as support-facilities for a
Cruise Ship Terminal on ‘B’ Street Pier.  Such a facility
might include a parking structure, storage, and staging
area for trucks, buses, and taxis.

5. The Esplanade at Grape Street Pier.  The Visionary Plan
supports the development of a major restaurant on the
esplanade at the foot of Grape Pier, providing a destina-
tion and activity in the northern reaches of the North
Embarcadero. This restaurant should have a footprint of
no more than 5,000 square feet, and it could include a
second story (for a maximum size of 10,000 square
feet).  The restaurant could also include a ground floor
patio and a second level dining terrace.

6. Anthony’s Seafood Grotto. The Plan recognizes that
Anthony’s Seafood Grotto restaurant is a significant com-
munity landmark on the waterfront and that it should
remain in its current location.  Any improvements to the
building should minimize view blockage to the bay and
maximize waterside public access (see Bayfront Precincts
guidelines later in this chapter).  In the future, Anthony’s
may want to be relocated to other waterside locations,
such as the redeveloped ‘B’ Street Pier, and the existing
building torn down, thereby opening views, and public
access, to the bay.

7. ’B’ Street Pier.  The Visionary Plan proposes two alterna-
tives for developing the cruise ship terminal and other
recreational uses on the ‘B’ Street Pier:  a Port-of-Call
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Cruise Ship Terminal with mixed-use retail, restaurant,
and cultural attractions and a Home port Cruise Ship
Terminal with full customs, immigration, and ship service
facilities.

Water  Use

The Visionary Plan establishes water use designations consistent
with the overall vision and specific amenities of the North
Embarcadero.  Illustrated in Figure 4.3, the Plan identifies seven
broad water use categories:  Commercial Fishing Berthing,
Boat/Ship Navigation Corridor and Anchorage, Public Boat
Docking and Ferry Landing, Boat/Ship Navigation Corridor,
Ship Anchorage, Terminal Berthing with Marine Terminal, and
Terminal Berthing and Ferry Landing.

Commerc ia l  F i sh ing Ber th ing

The Commercial Fishing Berthing designation applies to the area
along the crescent in the north of the planning area.

Boat/Ship Navigat ion Cor r idor  and Anchorage

The Boat/Ship Navigation Corridor and Anchorage designation
applies to the area north of the reconfigured Grape Street Pier.  

Publ i c  Boat  Docking and Fer r y Landing

The Public Boat Docking and Ferry Landing designation applies
to the Grape Street Pier.  This category allows for temporary
boat docking for the general public and a landing for ferries and
excursion boats.

Boat/Ship Navigat ion Cor r idor

The Boat/Ship Navigation Corridor designation applies to the
area directly in front of the County Administration Building.  This
designation allows for the navigation of boats and ships but does
not allow for their anchorage, providing a clear vista out from
and back to the landmark County building.

Ship Anchorage

The Ship Anchorage designation applies to the area around the
Maritime Museum. 
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Terminal  Ber th ing wi th  Mar ine Terminal

The Terminal Berthing with Marine Terminal category applies to
the area north of the ‘B’ Street Pier, and it allows for the general
berthing of ships, including cruise ships at ‘B’ Street Pier and his-
toric ships at the Maritime Museum.  This designation recognizes
that the ‘B’ Street Pier could be enlarged to accommodate a larg-
er cruise ship facility.  If such an expansion were to occur, the
Plan encourages a pier configuration that minimizes view block-
age to the bay.  The Plan accommodates such an expansion up
to Ash Street. 

Terminal  Ber th ing and Ferr y Landing

The Terminal Berthing and Ferry Landing designation is for the
area south of ‘B’ Street Pier.  This designation allows for the
berthing of cruise ships and other (non-industrial) visiting ships, a
landing for ferries and excursion boats, and the berthing of ships
related to the proposed Aircraft Carrier Museum.  Active Navy
ships may also berth in this area.

DEVELOPMENT  INTENS ITY

The Visionary Plan accommodates a density of development, par-
ticularly near Broadway, consistent with the downtown setting
and the intensity of development previously approved for the
Navy Broadway Complex and the Catellus Property (see Chapter
Two for discussion of development entitlements).  

I l lus t rat ive  P lan

The illustrative plan (see Figure 1.2 in Chapter One) indicates
how the North Embarcadero could potentially build out within
the regulations and guidelines of the Plan.  It is important to
emphasize that the illustrative plan indicates only one potential
development concept and that the actual build-out will likely vary,
and be less than, this initial depiction.  As envisioned by the
Plan, the full build-out of the North Embarcadero could result in
up to 3,500 hotel rooms;  3.0 million square feet of office space;
175,000 square feet of retail/restaurant/entertainment uses;  a
Home port cruise ship terminal including customs and immigra-
tion facilities;  800 residential units;  100,000 square feet of cul-
tural facilities; and over 12,000 development-related parking
spaces.
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F loor  Area Rat io

Development density limits, together with other requirements such
as height limits, massing limits, and setback requirements, set
parameters for the final build-out potential of a site.  Consistent
with the Centre City Planned District Ordinance and the Marina
Plan District Ordinance, Figure 4.4 describes the maximum inten-
sity of development in terms of Floor Area Ratio (FAR).  Floor
Area Ratio is defined as the ratio of gross floor area to site area.
Gross floor area includes on-grade and above-grade parking
area.  Site area excludes land in rights-of-way.

The maximum intensity of development may vary from that cited
in Figure 4.4 for Catellus’s Santa Fe Depot property, the Navy
Broadway Complex site, and the Marina Plan District.  Under its
development agreement and owner participation agreement,
Catellus may relocate FAR from other portions of its site situated
both inside and outside the North Embarcadero project area.
The Navy’s maximum allowable development, per its develop-
ment agreement, is based on an overall quantity of development
and building heights.  The Marina Planned District Ordinance
allows for FAR bonuses for residential development that meet cer-
tain public policy objectives.

BUILD ING HE IGHTS  AND MASS ING

Bui ld ing Heights  and Or ientat ion

A fundamental principle of the Plan establishes a development
pattern in the North Embarcadero whereby buildings generally
“step down” to the meet the Bay.  The Plan embodies this princi-
ple while allowing for high densities of development within the
area. 

Illustrated in Figure 4.5, the maximum permitted building heights
for the North Embarcadero allow for taller buildings nearer
Broadway and along Pacific Highway and shorter buildings
nearer the County Administration Building and along North
Harbor Drive.  Exempt from these limits are poles, masts, and
other structures that occupy no more than 10% of the roof area.
At ‘B’ Street Pier, an expanded cruise ship terminal, now under
study, may require (for functional reasons) building(s) in excess of
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50 feet in height.  Pursuant to the Port’s cruise ship terminal
study, alternative height restrictions and other guidelines affecting
‘B’ Street Pier may be appropriate and acceptable, and they
should be considered by the Alliance.

Tower elements, or those portions of building over 125 feet, shall
be designed as slender structures to minimize view obstructions
from inland areas and to create a well-composed skyline compat-
ible with existing and planned development.   

Note:  Unless otherwise referenced in the Visionary Plan, the
building heights and massing should be in compliance with
guidelines outlined in the San Diego Municipal Code, Section
103.1915(E) and (H) and in the Marina Planned District
Ordinance, 1992, Sections 103.2006 and 103.2007.  See
Appendix for applicable ordinances.

Bui ld-Up L ines

Build-up lines establish a minimum height for buildings along a
street or open space.  Illustrated in Figure 4.6, build-up lines cre-
ate a "street-wall" at North Harbor Drive, Broadway, and the
County Building that frame and define these important places in
the North Embarcadero.  The build-up lines are a minimum 40’
or three stories at the minimum required setback (discussed
below).  Consistent with the 1992 Centre City Planned District
Ordinance, the build-up lines are a minimum of 30 feet along all
other streets.

Bui ld ing Setbacks

Building setbacks from the property lines are regulated to ensure
a consistent relationship between adjacent buildings and their
shared street frontage, and to provide a recognizable, urban
street enclosure.  

Buildings (street walls) along all streets in the North
Embarcadero, including east-west streets and excluding
Broadway, Cedar, and North Harbor Drive at the foot of
Broadway, shall be built up to, or within, five feet of the property
or leasehold line.  Buildings along Broadway and Cedar Street
shall be set back from the property or leasehold line by the
amount indicated in Figure 4.7.  These setback requirements
allow for expanded views to the bay and landmark County
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Building, respectively, and for enhanced pedestrian linkages
between transit stops and the bayfront.  At the County
Administration Building, buildings shall be set back by the
amounts indicated in Figure 4.7, thereby framing the County
Terrace at this location.  Buildings along North Harbor Drive at
Broadway shall be set back from the existing right-of-way (lease-
hold) line by the amount indicated in Figure 4.7, allowing for a
reconfigured (curved) North Harbor Drive and a sizeable, well-
defined park at the foot of Broadway.

The buildings in the North Embarcadero should maximize their
frontage along the street;  the street wall should be 100% of the
total linear street frontage.  A driveway (discussed below), build-
ing entry, or an exterior public open space (including a porte-
cochere), may reduce the required street wall length except
along North Harbor Drive.

Stepbacks

Illustrated in Figure 4.8, upper-story stepbacks assure that build-
ings maintain a pedestrian scale and that views to the bay are
enhanced from inland areas.  

Along North Harbor Drive and Broadway, the upper stories of
buildings (between 40 feet/three stories and 50 feet) should step
back a minimum of 25 feet from the property line, leasehold line,
or minimum setback requirement.  Along ‘C’ Street, and ‘E’
Street, the upper stories of buildings (between 30 and 50 feet)
should step back a minimum of 25 feet.  Along other east-west
streets, the upper stories of buildings (between 30 feet and 50
feet) should step back a minimum of 15 feet.  There are no step-
back requirements for development along Pacific Highway.

STREET- LEVEL  TREATMENT

The careful treatment of buildings at the street-level enhances the
pedestrian experience and orientation of the North
Embarcadero.

Illustrated in Figure 4.9, North Harbor Drive, Broadway, Ash
Street, and Grape Street are envisioned as highly active pedestri-
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an streets that enliven the bayfront or enhance pedestrian link-
ages from upland areas.  At least 75 percent of the building
frontage adjacent to these streets shall be developed with uses
that promote pedestrian activity including retail, restaurant, and
other public-oriented activities.  Ground-level facades shall be
substantially transparent to maximize the sense of contact
between indoor and outdoor activities.  Colorful awnings and/or
similar features shall be incorporated into the facade to reinforce
the pedestrian environment.

Along all other streets, including east-west streets, ground-level
facades shall be substantially transparent to maximize the sense
of contact between indoor and outdoor activities.  Blank Wall
should be minimized. 

Note:  Unless otherwise referenced in the Visionary Plan, street-
level treatment should be in compliance with guidelines outlined
in the San Diego Municipal Code, Section 103.1915 (F).  See
Appendix for applicable ordinance.
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N O R T H  E M B A R C A D E R O  A L L I A N C E

ARCHITECTURAL  TREATMENT

Architectural guidelines enhance the overall quality of develop-
ment in the North Embarcadero and allow ample design expres-
sion by project architects.

Building facades shall be articulated to create variety and inter-
est;  large areas of curtain wall glazing (vision glass or spandrel
construction) shall not be permitted.  Reflective glass shall be
avoided.  Architectural treatment of facades should provide visu-
al complexity while maintaining formal integrity.

Low-rise elements shall be articulated to create interest and vari-
ety (see paragraph above) and to promote the pedestrian scale
of the street.  Articulation of the first two floors with architectural
detailing such as storefront design and awnings shall be
required.  Special treatment and detailing of the cornice of street-
wall buildings shall be required.

Tower elements shall be designed with distinctive roof forms that
create a pleasing skyline profile.  Mechanical equipment, appur-
tenances, and penthouses located on rooftops shall be architec-
turally screened and enclosed, and incorporated as an integral
part of the architectural design.

Note:  Unless otherwise referenced in the Visionary Plan, architec-
tural treatment should be in compliance with guidelines outlined
in the San Diego Municipal Code, Section 103.1915(F).  See
Appendix for applicable ordinance.  

PUBL IC  ACCESS

Public "rights-of-way" through development parcels, aligned with
existing downtown streets, enhance the physical and visual
access to the bay. 

Rights -of -Way through Development
Parce ls

Public "rights-of-way" aligned with existing downtown streets
shall be created through development parcels in the North
Embarcadero, as identified in Figure 4.10.  The right-of-ways
shall be a minimum of 80-feet-wide, consistent with established
right-of-way dimensions for downtown streets.  Described in more
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detail in Chapter Six, the rights-of-way shall have the character of
a public street or otherwise feel welcoming to the general public.
They shall accommodate pedestrian and vehicular (Beech Street,
Date Street, and, possibly, ‘C’ Street excepted) circulation
between Pacific Highway and North Harbor Drive.  

At ‘C’ Street between North Harbor Drive and Pacific Highway,
the right-of-way may or may not accommodate vehicular circula-
tion.  Between North Harbor Drive and the Burlington Northern
Santa Fe railroad tracks, ‘C’ Street could shift slightly (up to 20
feet) north or south from the existing street alignment.  In any
case, ‘C’ Street shall be in alignment between North Harbor
Drive and the railroad tracks.  Such an alignment will be deter-
mined by which property (Lane Field or Catellus) is developed
first or by mutual agreement between the Port and CCDC.

At ‘A’ Street, existing development between North Harbor Drive
and Pacific Highway (i.e. Holiday Inn) may preclude inclusion of
a street in the near-term.  When the Holiday Inn site is redevel-
oped (i.e. existing improvements are substantially or entirely
demolished and replaced with new improvements), such a public
right-of-way shall be provided.

Illustrated in Figure 4.10, a continuous north-south movement
through a series of public and quasi-public spaces should be cre-
ated through development parcels, if practical.  This could be
designed as an interesting sequence of spaces with a diversity of
activities and spatial experiences (e.g. galleries, courts, exterior
plazas, etc.).  The north-south movement could meander, and it
could pass through a series of interior and/or exterior spaces.
Accommodating pedestrians only, these pathways, if provided,
should be inviting to the public and located near the center of the
block.  Such passages can link pedestrian circulation from parcel
to parcel.

View Corr idors

Illustrated in Figure 4.11, public view corridors shall be aligned
along existing east-west streets in downtown San Diego (and the
required "rights-of-way" through development parcels - discussed
above), providing visual access to the bay or to focal elements,
such as the County Administration Building.  Public view corri-
dors are straight, largely unobstructed shafts of space with clear
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views to the bay or a focal element from public rights-of-way, as
viewed at ground level.  The minimum width of public view corri-
dors shall be the same width as the street right-of-way (typically
80 feet).  Sky bridges or gross floor area above, over, or within
public view corridors are prohibited.  Typical street furnishings
associated with a public street, such as street trees, are permitted
within a view corridor.  Along Broadway, canopies and other
structures should be designed to minimize impacts to views down
that street.

S I TE  ACCESS ,  PARKING,  AND SERVICE

Guidelines addressing access to sites and the provision and treat-
ment of parking and service improve overall circulation in the
area and minimize the visual impacts of large parking and ser-
vice facilities.  

Si te  Access

Illustrated in Fig. 4.12, parking and service access to sites in the
North Embarcadero should be provided from east/west streets.
Parking and service access could be provided from Pacific
Highway, particularly for those sites that do not have direct
frontage on east-west streets, and Broadway.  Parking and ser-
vice access from North Harbor Drive, except for (existing) service
access of the County Administration Building, is prohibited. 

When needed, curb-cuts should be situated along the east-west
streets, and they could be situated on Pacific Highway and
Broadway.  Curb cuts shall not be permitted along North Harbor
Drive (except for the existing service access of the County
Administration Building).  Curb cuts for driveways should be mini-
mum in number, and they should have a minimum width dimen-
sion.  Curb-cuts shall not be located closer than 50 feet from
street intersections. 

At Broadway, a vehicular entry court serving a development pro-
ject, such as a hotel, could be provided.  Curb cuts are allowed
for access to such an entry court and associated garage
entrance;  they are not permitted for access to service or parking
facilities not associated with an entry court.  The vehicular entry
court should be as small as possible, and it shall not be located
within a 40-foot-wide pedestrian zone.  The pedestrian zone is
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defined as the area adjacent to the roadway;  it allows for a
vehicular-free “paseo” linking Santa Fe Depot with Broadway
Landing Park.

The use of shared driveways between adjacent parcels is encour-
aged.  When feasible, new development should be linked to
adjacent property by common circulation areas for cars and peo-
ple.  When no development exists on adjacent properties, con-
sideration should be given to how sites can develop common cir-
culation linkages in the future.  Exceptions may be appropriate
for small parcels or other special conditions.

Access to parking and loading areas shall be screened from pre-
dominant view, and designed to allow vehicles to maneuver on
site without obstructing public pedestrian or vehicular circulation.

Parking Fac i l i t ies

Due to the likely intensity of development in the North
Embarcadero, parking will likely occur in parking structures, both
subterranean and above ground.  The Visionary Plan encourages
the placement of parking underground or in facilities substantially
hidden from public view.  The Plan recognizes that some devel-
opment, particularly lower density development in the northern
reaches of the North Embarcadero, may use parking lots rather
than structures to accommodate their parking.

Large parking lots and structures should be located away from
North Harbor Drive to enhance the quality of the public realm at
the water’s edge.  Discussed below are development and design
guidelines for subterranean parking structures, above ground
parking structures, and parking lots in the North Embarcadero.

Parking -  Subter ranean

Every reasonable effort should be made to provide two levels of
below-grade parking prior to the provision of above-grade 
parking.  At least one level of below grade parking should be 
provided, if practical.

Underground parking should optimize the number of parking
spaces available on a given development site and may extend
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into the vault space beneath the adjacent sidewalk area and
street (particularly east/west streets) but must afford sufficient
clearance and depth for the planting of trees.
Underground parking must be a full level below grade;  partially
depressed parking is not recommended given that it disrupts
street-level activity and creates a physical barrier between the
street and the development frontage.

Parking -  Above Ground

Surface parking and above-ground parking structures should not
front on North Harbor Drive.  To the extent that such facilities
have frontage on Pacific Highway, they should either be totally
encapsulated or screened in a manner consistent with the guide-
lines indicated below.

Above-ground structured parking within a development parcel
should be either completely encapsulated (i.e. clad in such a
manner that it is indistinguishable from the building elements
around it), or visually screened by means of other uses, by sub-
stantial perimeter planters, or by architectural elements which
effectively shield vehicles within the structure from view at grade
level.  Ceiling-mounted lighting within the structure should also be
screened from grade-level view.

Above-ground parking structures which are visible at the perime-
ter of a development should be limited to a maximum of six lev-
els of parking or 60 feet above grade.  At street level, other
uses, preferably active uses, shall screen above-grade parking
from predominant public view along Pacific Highway and North
Harbor Drive frontages.  Along east-west streets, above-grade
parking shall be designed to appear as an integral part of the
building facade.

Parking Lots

Parking lots should be located at the rear of the property behind
the building.  A less desirable solution, but acceptable when spe-
cial conditions exist, is to locate the parking to the side of the
buildings.  Surface parking shall be well screened from public
street views with perimeter landscaping and shall be well-lighted.
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Serv ice  Treatment

Truck loading should be an integral part of the development and
should be screened from public view.  All exterior garbage and
refuse facilities and mechanical equipment should be screened in
a manner that is compatible with the overall building design and
streetscape treatment.

SPEC IAL  PREC INCTS  TREATMENT

Certain places within the North Embarcadero require additional
attention, and guidelines, because of their role in the Visionary
Plan or their landmark status.  

Buildings and other structures along the esplanade and on the
piers should enhance these great civic spaces by celebrating the
waterfront setting and by enhancing and preserving both the
public realm and physical and visual access.  Buildings adjacent
to the landmark County Administration Building should respect
the scale and character of this most significant historical structure,
ensuring its preeminence in the North Embarcadero and larger
community.

The guidelines for the two "precincts", the Bayfront precinct and
the County Administration Building, are in addition to the ones
discussed earlier in this chapter.

Bayfront  Prec inc t

Within the overall boundaries of the North Embarcadero plan-
ning area, the Bayfront precinct is the area west of North Harbor
Drive from Laurel Street south to the ‘G’ Street mole (see Figure
4.13).  This precinct includes the proposed pedestrian esplanade
and all waterside activity areas including the crescent and all the
piers along North Embarcadero.  

The North Embarcadero Visionary Plan proposes a number of
water-side structures including: 

1. Kiosks/ Structures on the Esplanade and Broadway Pier
Kiosks and a restaurant building could be built along the
Esplanade.  Kiosks and a small structure (up to 1,500
square feet in site area) serving visiting ships could be
built at Broadway Pier.
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F igure 4.13



2. Maritime Museum Expansion
The Maritime Museum could be reconstructed on a float-
ing pier on the southern edge of the County Terrace. 

3. Anthony’s Seafood Grotto
Anthony’s Seafood Grotto may remain in its current 
location.  In the future, Anthony’s may be reconfigured
or relocated.

4. ‘B’ Street Pier Redevelopment
‘B’ Street Pier development could include cruise ship ter-
minal buildings with retail/restaurant development.

5. Naval Orientation Center and Aircraft Carrier Museum
The Midway aircraft carrier and an interactive naval
museum may be located at the Navy Pier.

If a building is considered for location within the Bayfront
precinct, it must comply with the following criteria:

• The structure must be designed to minimize blockage of
views to the Bay from the Embarcadero.  Consideration
should be given to the buildings impact on oblique views
as well as head-on views from the land-side.  In general,
efforts should be directed at reducing the building foot-
print as much as possible.  The longer dimension of the
structure should be perpendicular to the water’s edge. 

• Cruise ship terminal structures on the ‘B’ Street Pier, for
example, should be built as long slender buildings run-
ning perpendicular to the bayfront.  The Visionary Plan
recognizes that the ‘B’ Street Pier could be enlarged to
accommodate a larger cruise ship facility.  If such an
expansion were to occur, the Plan encourages a pier
configuration that minimizes view blockage to the bay.
In the future, if and when Anthony’s is renovated or relo-
cated, the Visionary Plan recommends that the structure
be reconfigured to minimize view blockages.

• Major structures on piers should not exceed 50 feet in
height.  Exceptions may be considered for an enlarged
cruise ship facility at ‘B’ Street Pier (see Chapter Four -
Building Heights).  At ‘B’ Street Pier, an expanded cruise
ship terminal, now under study, may require (for function-
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al reasons) building(s) in excess of 50 feet in height.
Pursuant to the Port’s cruise ship terminal study, alterna-
tive height restrictions and other guidelines affecting ‘B’
Street Pier may be appropriate and acceptable, and they
should be considered by the Alliance.  Exceptions to the
50 foot height limit may also be considered for very slen-
der structures with minimal footprint, such as an observa-
tion tower or similar feature, provided that the use and
character of such a structure is deemed appropriate for
its  location within the North Embarcadero.  Structures
not more than two stories in height are encouraged.  The
U.S.S. Midway Aircraft Carrier should be kept low to
reduce its visual impact in the North Embarcadero.

• Incidental commercial structures like kiosks may not
exceed a site coverage of 250 square feet or a height of
12 feet.  These structures should be designed as part of
the integrated esplanade design.  They are typically
located at plazas or around the Broadway Landing. 

• Any structure located along the water’s edge or within
the water must make provisions for the continuity of pub-
lic access along the esplanade. 

• Sky bridges over North Harbor Drive are prohibited,
except for those that may be necessary to serve an
expanded cruise ship facility at ‘B’ Street Pier.  Every
effort should be made to find other ways to accommo-
date circulation needs before using a sky bridge.  The
sky bridge at the Navy property should be removed
when feasible and when it is no longer needed.

• The design of any structure on the bayfront should be
highly articulated and compatible with the pedestrian
scale of the area.  Its character should be one of light-
ness and transparency.  Massive, unrelieved, and
opaque structures should be avoided.  Such criteria
should also be applied to the redevelopment of the
cruise ship facilities on the ‘B’ Street Pier.

• Other than parking related to uses on the ‘B’ Street Pier
and the Navy Pier, parking for water-related structures
should be accommodated on-street or east of North
Harbor Drive.  
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County Admin is t rat ion Bui ld ing Prec inc t

The County Administration Building is the centerpiece of the
County Terrace, and it has a significant landmark presence on
Pacific Highway.  Buildings in the area should enhance the set-
ting of the County Building, framing the structure while giving
deference to its unique character and role in the North
Embarcadero.  Illustrated in Figure 4.14, the County
Administration Building precinct is the area defined by Grape
Street, the Burlington Northern Santa Fe tracks, Ash Street, and
North Harbor Drive.

Building height limits, setback requirements, and other guidelines
described earlier in this chapter help ensure that the County
Administration Building retains its rightful place in the North
Embarcadero.  In addition, the Visionary Plan is in general
agreement with the "Design Guidelines for the Pacific Highway-
County Administration Center Design Zone", Architecture Section
(D), contained in the Centre City Community Plan,1992 (see
Appendix), with the following proviso:

• The Visionary Plan supports the concept that new build-
ings should "emphasize compatibility of form, materials,
and colors with the County Administration Building".
However, building "form" should not imply literal build-
ing geometry, allowing for other building types such as
a performing arts building to be built in the area.

Regarding Pacific Highway at Cedar Street, the Visionary Plan
maintains a consistent built edge along Pacific Highway, giving
greater enclosure to the civic space at the east entry to the
County Administration Building.  This consistent built edge is
instead of a substantial setback at Cedar Street and Pacific
Highway, as called for in the Centre City Community Plan.
These setbacks would create small plazas on the corners of
Cedar and Pacific.

County Administration Building District

F igure 4.14
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Parks and Open Space Amenities
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The North Embarcadero Alliance Visionary Plan provides for an
expansive public realm at the San Diego Bay.  The Plan’s open
space and public amenities include three bayside public spaces:
the Esplanade, County Terrace in front of the landmark County
building, and Broadway Landing at the foot of Broadway.  The
Esplanade is a linear open space along the edge of the bay.
The other two public spaces serve as important civic spaces,
anchoring the north and south ends of the North Embarcadero.
Both are conveniently linked to water- and land-based transit.
Figure 5.1 illustrates the open space and public amenities in the
North Embarcadero.

In this chapter:

• Bayfront Esplanade
• County Terrace
• Broadway Landing

O P E N S P A C E A N D P U B L I C A M E N I T I E S
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Open Space and Public Amenities

F igure 5.1
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BAYFRONT ESPLANADE

The Esplanade is a continuous public open space spine defined
by the crescent-shaped bayfront along its western edge and a
consistent backdrop of buildings to the east.  Illustrated in Figures
5.2 and 5.3, the Esplanade consists of a +110-foot-wide zone of
open spaces (to be no less than 100 feet) running from Grape
Street in the north to ‘F’ Street in the south.  It strings together a
series of parks, plazas, and other public attractions (both existing
and new), forming a necklace of significant new open spaces
and public amenities along the length of the North Embarcadero.
The Esplanade connects with an existing promenade both north
and south of the area, joining Harbor Island to the north with
Seaport Village and the South Embarcadero to the south.  The
individual elements of the Esplanade are described below. 

Plaza

Aligns with E-W Street providing opportunites
for water features, seating areas, and clusters
of kiosks.

Promenade

Lined with benches, street
furnishings, and a majestic row of palms.

Bicycle path

Access for bicycles and pedi-cabs

Park

Passive green areas
for recreational use.

Promenade Lighting

North Harbor Drive

Palm-lined street for access to Esplanade and shops.
Special paving at intersections, consistent built edge.

Kiosks

Small retail kiosks at plazas.

Parking

On-street diagonal and
parallel parking.

Bayfront Esplanade

F igure 5.2
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The Promenade

One of the key elements of the Esplanade is a continuous 25-
foot-wide paved promenade adjacent to the water’s edge.  The
palm-lined promenade provides ample room for pedestrians to
sit, stroll, or pause and enjoy a view of the bay.  The design of
the promenade highlights the simple and unobstructed character
of the sweeping North Embarcadero bayfront.  To recall the
image of a working waterfront, the wharf-side remains clear of
objects and furnishings that could limit use and block bay views.
Where needed, the promenade is equipped with steel railings,
transparent in appearance, that both minimize view obstructions
of the bay and provide the necessary level of safety.  A delicate
string of lights highlights the crescent shape of the bayfront.  

A separate 10-foot-wide bicycle path runs parallel to the prome-
nade, separated from the promenade by a narrow zone of
benches, other street furnishings, and plantings.  Canopy trees,
nestled behind a row of majestic palms, offer opportunities for
shade along the bicycle path and the promenade.  The bicycle
path accommodates both bicycles and pedi-cabs.

Plazas

A series of small plazas along the Esplanade provide multiple
opportunities for residents and visitors to enjoy the attractions of
the Bay.  Collectively, the series of plazas form a new "front
porch" for the city, affording opportunities for a diversity of activ-

Section of Bayfront Esplanade

F igure 5.3
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ities at the water’s edge.  The plazas cluster pedestrian amenities
and public activities where east-west streets terminate at the bay,
taking advantage of views and street connections back to the
city.  They also create comfortable pedestrian zones for people
to cross North Harbor Drive. 

The Plan encourages the enhancement of plazas by allowing
adjacent uses to occupy the plazas for exhibitions or related
events.  For example, the plaza at the foot of Ash Street becomes
a stage for the Maritime Museum where historic artifacts can be
on public display.  Other plazas may be used for periodic food
and craft fairs or small concerts by local musicians.  The Plan
proposes that, over time, each plaza take on the character of its
adjacent neighbor. 

Plazas are designed to provide ample seating and gathering
opportunities.  They allow for both permanent attractions like
fountains, public art, or band shells and temporary installations
to accommodate special events.  Small kiosks may cluster around
the plazas, allowing people to get a hot dog, rent roller blades,
or buy a ticket for a bay cruise. 

Bayfront Esplanade



N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

F
I

V
E

90

Parks

Passive green spaces lie between the plazas on the Esplanade,
providing recreational opportunities ---- places for people to relax
under a tree, play a bit of frisbee, or set up a volleyball net.
Planting, composed of sunny glades and shady groves, provides
comfortable spaces and visual interest, while preserving views
from North Harbor Drive to the Bayfront.  The Plan encourages
the establishment of community-oriented uses, such as children’s
playgrounds, and varied landscapes that provide for interesting
and diverse experiences for users of the parks.

Nor th Harbor  Dr ive

North Harbor Drive is a palm-lined street that provides access to
the Esplanade and the shops and other amenities along North
Harbor Drive.  The street is designed to limit the speed and vol-
ume of through traffic while enhancing public access to the
Bayfront.  North Harbor Drive, and its role in the North
Embarcadero, is explained in more detail in Chapter Six. 

Parallel parking on the east side and diagonal parking on the
west side of the street provide visitors with convenient access to
attractions along the Esplanade.  At intersections, special paving
treatment and wider sidewalks help calm traffic and give pedes-
trians easy access to the Esplanade plazas. 

North Harbor Drive
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25-foot wide
Promenade

Water

Cantilevered Pier

Possible “Beach” at the Crescent

Crescent

The Visionary Plan proposes several improvements to the area
along the bay north of Grape Street.  The promenade that contin-
ues north of Grape Street along the crescent, to Laurel Street and
points north, provides public access and docking opportunities
for small vessels and fishing boats.  The existing cantilevered
walkway that jogs in and out from the bulkhead is filled in
between, creating a wide continuous curved promenade edge to
the crescent.  Four new viewing piers, built at the Esplanade
level, allow the public to get out over the water and enjoy the
dramatic views back to the San Diego skyline.  One of the view-
ing piers is strategically located at the terminus of the “Park-to-
Bay” link where North Harbor Drive intersects with northbound
Laurel Street.  Existing, or repositioned, floating piers continue to
provide boat access and docking.  Existing diagonal parking
and driveways remain in their current configuration, providing
convenient access to the crescent promenade. 

As an additional amenity along this portion of the Bay, a beach-
like terrace could be built stepping down to the Bay, allowing
people to come close to the water and feel the sand in their toes.
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View from Grape Street Pier toward County Terrace

Boat ing Ameni t ies  and Oppor tun i t ies

The Visionary Plan provides for a variety of amenities for users of
small boats.  Mooring balls, dinghy docks, and moorings along
the sea wall will remain, and new ones could be added, in the
crescent (northern) area of the North Embarcadero.  Viewing
piers in the area should not interfere with boater activity.  The
newly-configured Grape Street Pier accommodates a combina-
tion of transient boat docks, dinghy docks, and small launch
areas for kayaks and other small boats.  Transient boat docks
are also provided along the sea wall in the vicinity of Broadway
Pier.  The exact location of the docks will depend on the final
configuration of the cruise ship terminal at ‘B’ Street Pier and
possible relocation of the ferry/harbor cruise facility to the south
side of Broadway Pier.

COUNTY TERRACE

The Plan envisions a grand space, the County Terrace, in front of
the County Administration Building to complement and enhance
the landmark structure.  Illustrated in Figure 5.4, the County
Terrace commands an open bay view framed by the new Grape
Street pier to the north and the Maritime Museum pier to the
south.

The County Terrace consists of a number of interconnected
spaces and amenities that together create a vibrant new public
precinct in the northern portion of the North Embarcadero.  The
elements of the County Terrace are described below. 
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County Terrace Park

The County Terrace Park is envisioned as a quiet green space
where people can find a shady retreat to enjoy their lunch.  The
park is bounded on its northern and southern edges by plazas,
offering outdoor spaces that complement the developments on
the north and south lots of the County district (discussed below).

South County Plaza

County Terrace Park

Passive green space
Lower level floating dock for public access

Grape St. Pier

With light house and floating
dock for public boat access

North County Plaza

Arcade-lined plaza
with water feature

North County Lot

Mixed-use office,retail,
restaurant development

Maritime Museum

South County Lot

Performing Arts Center

Gateway

Includes destination restaurant
on the Esplanade

County Terrace

F igure 5.4
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The design of the County Terrace should complement the land-
mark character of the building and highlight it’s unique architec-
tural features.  Framed by majestic palms, the building stands out 
along the North Embarcadero.  To the west of North Harbor
Drive, in front of the County Administration Building, the Bayfront
Esplanade expands gently out over the water and offers unob-
structed views to the Bay.  County Terrace Park could include a
center-piece fountain or statue.

The Plan envisions two alternative scenarios for the development
of the north and south lots at the County Building.  Both scenar-
ios adhere to the same urban design guidelines and enhance the
public character of the north and south borders of the County
Terrace.  Chapters Three and Four describe the proposed devel-
opment scenarios, a mixed use/performing arts center and an
office/hotel development, in more detail.

The Nor th  and South P lazas

The north and south plazas, adjacent to and integrated with
development on the north and south lots, enliven the County
Terrace with activities like outdoor restaurant seating, a farmer’s
market, and craft and food fairs.  A water feature in the north
plaza could recall San Diego’s historic shoreline, tying the land-
side of the County Terrace back to the water-side.  Planting,
paving, and landscape features combine to provide a backdrop
for the diverse activities around the County Administration
Building.  The dimensions and setbacks of the County Terrace are
defined in Chapter Four of the Plan.

Grape St reet  P ier

The three existing Grape Street piers are to be replaced by a sin-
gle, elegantly curved pier that aligns with views down Grape
Street and Date Street.  The new Grape Street pier gently holds
the north side of the County Terrace, and it provides pedestrians
with dramatic views back to the San Diego skyline.  A beacon or
lighthouse with a concession for a small vendor could sit at the
end of the pier.  The new Grape Street Pier should be amenable
to pedestrians, paved with a warm material like wood and outfit-
ted with pedestrian-scale benches and lights.
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Mari t ime Museum Pier

The Maritime Museum may be located on a floating dock at the
southern edge of the County Terrace.  The position and align-
ment of the dock and the structures on it should complement the
spatial definition of the County Terrace.  The Museum is encour-
aged to enliven the areas around it with cultural activities that
reflect the maritime history of the area. 

Publ i c  Boat  Dock and Publ i c  Access  P ier

A floating pier along the southern edge of the Grape Street pier
provides boat docking facilities for the general public and public
access to the water.  A wave screen incorporated into the pier
protects the facility from wave activity.  An adjoining dock just
south of Grape Street pier provides docking facilities for ferries
and harbor cruises.  A floating pier just south of the ferry/harbor
cruise pier, running along the bulkhead in front of the County
Administration Building, provides public access to the water.
This pier is not intended for boat docking.  All of the  floating
docks and piers are accessible via self-adjusting ramps from the
Esplanade level.

Promenade

Water

Floating Access Pier

Public Access to Water’s Edge in front of County Terrace Park
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Gateway

A small building at the northern point of the Esplanade where
Grape Street meets the bay could accommodate a destination
restaurant.  This freestanding building, together with development
in the north County lot, define a clear "gateway" to the North
Embarcadero Esplanade.  The restaurant will have a footprint no
larger than 5,000 SF, and it could include a second story (for a
maximum size of 10,000 SF) or a second level dining terrace,
affording customers a commanding view of the Esplanade and
the Bay.  The restaurant must be carefully designed so as not to
obstruct the expansive views of the County Administration
Building.  More detailed guidelines regarding building height
and mass are outlined in Chapter Four of the Plan.

Also serving as a gateway destination, a significant restaurant
could be built as part of a mixed-use development on the north
parking lot of the County Building.

BROADWAY LANDING

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 park on the Bayfront
Esplanade out over the water. 

The foot of Broadway has historically served as a front door to
San Diego’s downtown, where sailors coming home from duty
are met by anxious friends and relatives.  In more recent years,
the area has become the landing for cruise ship visitors and the
departure point for significant numbers of people interested in a
harbor excursion.  The Broadway Landing builds on this history,
creating an important new civic space for all San Diegans.
Illustrated in Figure 5.5, Broadway Landing is bounded by the
‘B’ Street pier to the north and the Navy pier to the south.  It
includes the Broadway Pier and a large expanse of the harbor
for berthing of vessels of all sizes.  The elements of the
Broadway Landing are described below.

‘B ’  S t reet  P ier

‘B’ Street Pier continues in its role as a commercial pier near the
foot of Broadway.  The commercial uses include a cruise ship ter-
minal facility, and they could include a mixed-use retail and

Cruise Ship Activity
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restaurant component on the south side of the pier.  Discussed in
Chapter Three, the Visionary Plan supports either a Ports-of-Call
cruise ship terminal with mixed-use retail and cultural attractions
or a Homeport cruise ship terminal with full service capabilities
or a combination of the two.  Both alternatives support the mar-
itime character and active usage of the new Broadway Landing.

With the Port-of-Call alternative, the south side of ‘B’ Street Pier
includes a mixed-use commercial development with restaurants
and shops, and it could include an outdoor amphitheater, near
the Esplanade, where outdoor events and concerts would occur.
With the Homeport alternative, ‘B’ Street Pier is devoted solely
for cruise ship operations with ancillary restaurant and retail
uses.  In both alternatives, a central park down the middle of the
pier provides access for buses, shuttles, and cars.  

The correct balance between the operational needs of a cruise
ship facility and other commercial activities must be determined
based on the future needs of the cruise ship industry in San
Diego.

Broadway P ier

A significant historic and civic resource, Broadway pier is
redesigned to accommodate a variety of elements along its
length.  At the base of the pier, food and craft kiosks line a small
commercial area.  The central portion of the pier is left clear to

Broadway Landing
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accommodate temporary and changing events.  The outer end of
the pier is an ideal location for a symbolic and significant sculp-
tural water element paying homage to the maritime culture of
San Diego and the importance of the bay to the city’s everyday
life.  The outer edge of the pier is conceived of as the continua-
tion of the boardwalk that wraps the water’s edge around the
Broadway Landing. 

Ferries
and
Harbor
Cruises

Amphi-
theater

Broadway Landing 

F igure 5.5
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Broadway pier may also accommodate Port-of-Call ships and
Daycruisers when the need arises. When cruise ships or other
large ships berth at the Broadway Pier, the drop-off and pick-up
of passengers by buses, taxis, and private vehicles occurs on 
the pier.  During these times, extra buses can form a queue in the
on-street parking allowance along Broadway and North Harbor
Drive, if necessary.  Under no circumstance would they, or any
other vehicles, form a queue in Broadway Landing Park (dis-
cussed below).

Navy P ier

The Navy pier could support permanent and temporary cultural
uses.  The Navy, which has and continues to play a central role
in San Diego’s history, could have a very prominent location for
a museum or orientation center.  

The existing head house that remains at the top of the pier would
be restored and a large central opening created to provide a
new entrance onto the pier.  The aircraft carrier U.S.S. Midway
could be docked along the pier’s southern edge and the neces-
sary support facilities located on the pier.  The central portion of
the pier could be used on a daily basis for parking and during
special events as a site for large concerts.  

Boardwalk

The edge of the ‘B’ Street Pier (Port-of-Call cruise ship terminal
alternative only), Broadway Pier, and Navy Pier are designed as
a consistent boardwalk lined with benches and lights, creating
an intimate environment.  The boardwalk will be lined by active
uses where visitors can pause and enjoy the ships and the peo-
ple passing by.  These uses include shops and restaurants at ‘B’
Street Pier (Port-of-Call cruise ship terminal alternative only) and
small retail and food kiosks elsewhere.  The boardwalk will be
animated with interpretive signage, public art, parks, and venues
for events.

Broadway Landing Park

Broadway Landing Park commands an important location:  the
critical juncture where the bayfront Esplanade, Broadway, and
San Diego Bay meet.  It also forms the center of  Broadway
Landing, a grand civic precinct.  

Waterfront Promenade
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The oval-shaped park is a significant new addition to San
Diego’s stock of urban parks.  The park expands gently into the
water, creating a belvedere overlooking the bay, and nudges
North Harbor Drive to the east.  It is a landscaped public open
space, accommodating recreational activities on a daily basis or
large public gatherings.  The park includes a central plaza punc-
tuated by a landmark element such as a fountain or sculpture,
orienting visitors and drawing attention to this important public
precinct. 

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 park is located on the west side of North
Harbor Drive and is not divided by any streets.  The oval-shaped
park does not affect significantly the berthing of large ships, and
it does not disrupt the traffic patterns on North Harbor Drive or
Broadway.  

Broadway Paseo
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On rare occasions, a drive at the western perimeter of the park
could provide limited vehicular access to Broadway Pier to serve
visiting ships.  Vehicular access to the drive would be highly con-
trolled, and parking, queuing, or staging activities on the drive
would be prohibited.  The drop-off and pick-up of passengers by
buses, taxis, and private vehicles would occur on Broadway Pier
itself.

Broadway Paseo

The Visionary Plan recognizes Broadway as a grand civic street.
Between Santa Fe Depot (and its transit hub) and the bay, it
establishes a wide paseo, lined with trees, that invites pedestri-
ans to stroll to the bay, or uptown (from the bay).  The  paseo
enhances the connection between land-based transit and water-
side transportation facilities like the harbor excursion ferries and
the cruise ship terminal.

At the portion nearest North Harbor Drive, the street widens, cre-
ating a plaza on both sides of Broadway and a grand gesture,
and window, to the bay.  The plaza, in turn, serves as a “portal”
to downtown for those travelling along the bayfront.

Publ i c  Boat  and Ferry/Harbor  
Cru ise  Dock

As in the County Terrace, a public floating dock lines the water’s
edge along the bulkhead of the Esplanade.  This pier provides
public docking for pleasure boaters and other small craft.  The
main ferry landing for bay cruises and harbor excursions is also
located at this critical juncture between land and sea-going visi-
tors.  The various ferry and harbor cruise operations should be
consolidated into an attractive new facility.
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Santa Fe Depot
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The North Embarcadero Alliance Visionary Plan establishes a
pedestrian-friendly waterfront district oriented to public access.  
The Plan envisions an integrated public access system 
consisting of:

• Pedestrian and bicycle access, orientation, and 
amenity, particularly at the Bayfront Esplanade.

• Vehicular access both to and through the North
Embarcadero, with through traffic concentrated on
Pacific Highway and frequent east-west streets connect-
ing Pacific Highway with pedestrian-oriented North
Harbor Drive.

• Connections to land- and water-based transit.

• Ample public parking on-street and in existing and pro-
posed publicly-accessible lots associated with private
development.

66
C I R C U L A T I O N A N D P U B L I C A C C E S S

In this chapter:

• Circulation System
• Parking Strategy
• Traffic Flow
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Circulation and public access in the North Embarcadero is
described in the following three sections of this chapter:

1. Circulation System.  This section describes the bayfront
promenade and bike trail, street system, and transit link-
ages in the North Embarcadero.

2. Parking Strategy.  This section outlines the strategy for
providing publicly-accessible parking in the North
Embarcadero.

3. Traffic Flow.  This section describes how traffic is accom-
modated on Pacific Highway and, in general, on the
proposed street system in the North Embarcadero.

C IRCULAT ION SYSTEM

Illustrated in Figure 6.1, the Visionary Plan provides for a circula-
tion system that accommodates pedestrian and bicycle access,
vehicular movement, and transit use, and it establishes an ele-
gant, distinctive, and inviting character for the area.  

Pathways

The Visionary Plan establishes a clear pedestrian-orientation
throughout the North Embarcadero, featuring a 25-foot-wide
promenade along the bay within the Bayfront Esplanade and
wide sidewalks along all streets.  It establishes a pedestrian-scale
block system, similar to downtown, that connects where possible
to surrounding districts.  The Plan also features a separated bike
path along the length of the bayfront and the provision of bike
racks at selected points along the esplanade.  Figure 6.2 illus-
trates a typical section of the Bayfront Esplanade, and the prome-
nade and bike path, along North Harbor Drive.  Chapters Three
and Five describe the Esplanade in more detail.
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Streets

The Visionary Plan’s street system is comprised of three "street
types" that reinforce one another, allowing the three to act as an
integrated whole.  The street system is comprised of:

• Vehicular-oriented Pacific Highway,

• Pedestrian-oriented North Harbor Drive (south of Grape
Street), and

• Vehicular- and pedestrian-oriented east-west streets,
including Broadway

The Plan places major vehicular through traffic on Pacific
Highway, thereby allowing North Harbor Drive (south of Grape
Street) to carry less traffic and have a more determined pedestri-
an-orientation.  Frequent east-west streets, aligned with the down-
town street system, provide convenient vehicular and pedestrian
connections between Pacific Highway and North Harbor Drive.
The east-west streets, and the resultant grid street pattern, offer
smaller, more "walkable" blocks, and they allow for vehicular
and pedestrian linkages throughout the North Embarcadero.

Consistent with their role and character, the streets vary in their
provision of parking and service access to development parcels
in the North Embarcadero.  Prescribed through guidelines in
Chapter Four, Pacific Highway and Broadway have limited park-
ing and service access (driveways);  North Harbor Drive has
none.  The east-west streets serve to accommodate access to
parking and service facilities.

Figure 6.2 illustrates typical street sections For Pacific Highway,
North Harbor Drive, Broadway, and East-West streets.  

Pac i f i c  H ighway

The Plan establishes Pacific Highway as an elegant tree-lined
boulevard accommodating through traffic and pedestrian circula-
tion.  The street is designed with six travel lanes, a center turn
lane and/or median, two parking lanes, and two fourteen-foot-
wide sidewalks.  Consistent with the CCDC Pacific Highway
Concept Plan, the Visionary Plan establishes a consistent 130-
foot-wide street section from Hawthorn Street to Harbor Drive in



place of the inconsistent street section existing today.  This treat-
ment requires acquisition of property, up to 22-feet-wide, at
selected points along the street (see Chapter Seven for further dis-
cussion).  The Visionary Plan, consistent with CCDC Plan, propos-
es the 130-foot-wide section improvements up to Hawthorn
Street;  the Visionary Plan proposes only streetscape improve-
ments consisting of street trees and lights for the portion of Pacific
Highway between Hawthorn and Laurel Streets.  

The proposed street section could be modified to include an
acceleration or deceleration lane in place of a parking lane (i.e.
a 20-foot-wide outside lane in place of a 12-foot-wide drive lane
and an 8-foot-wide parking lane), particularly at the Catellus
property.  As appropriate, median breaks should be provided at
the intersections of ‘A’,’B’, ‘C’, ‘E’, ‘F’, and ‘G’ Streets.  

In addition, Pacific Highway may not achieve the 130-foot-wide
section in one small area adjacent to the north lot at the County
Administration Building.  An existing facility (chilling equipment)
protrudes into the proposed street section.  This facility could be
relocated, an expensive proposition for the Alliance;  the side-
walk could be narrowed;  or a few parking spaces could be
eliminated and the street curb shifted eastward, thereby allowing
ample room for a sidewalk around the facility.

Nor th Harbor  Dr ive

The Visionary Plan establishes North Harbor Drive as a narrow,
pedestrian-oriented street with ample on-street parking, providing
much needed waterfront access and slowing traffic.  The Plan
relocates the street eastward within the existing 200-foot-wide
North Harbor Drive right-of-way, thereby opening the western
portion for an expansive pedestrian-oriented esplanade.  At
Broadway, North Harbor Drive shifts slightly east of the 200-foot
right-of-way, accommodating Broadway Landing Park in that
location (see Chapter Four and Five for more details).  North
Harbor Drive is designed with three travel lanes, parallel parking
(east side) and diagonal parking (west side), and 20-foot-wide
(east side) and 10-foot-wide (west side) sidewalks.  Its design
includes wider sidewalks at street intersections to enhance the
pedestrian orientation of the street. 
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Discussed below under Traffic Flow, the Plan recognizes that the
reconfigured North Harbor Drive may need to be modified to
accommodate possible traffic and service access needs, particu-
larly those associated with a large cruise ship facility at ‘B’ Street
Pier.  Such a modification could include adding a fourth travel
lane to North Harbor Drive.

Broadway

Consistent with previous planning efforts, the Visionary Plan
establishes Broadway as a grand ceremonial street connecting
the heart of downtown with Broadway Landing and the bay.
Between the Santa Fe Depot and North Harbor Drive, buildings
are setback from the established right-of-way (see Chapter Four),
providing both views and a grand promenade to the bay.
Broadway is designed with four travel lanes, a center turn lane
and/or median, two parking lanes, and two wide "paseos" that
widen to a plaza at North Harbor Drive.

East -West  S t reets

The Visionary Plan proposes a series of east-west streets, aligned
with the downtown street system, between Pacific Highway and
North Harbor Drive.  The streets provide convenient and frequent
access to the bayfront for motorists and pedestrians.  Where pos-
sible, the east-west streets cross the Burlington Northern Santa Fe
Railroad tracks, connecting downtown with the bay (i.e Laurel,
Hawthorn, Grape, Cedar, Beech, Ash, Broadway, and ‘G’
Streets).  East-west streets (except Broadway and, possibly, ‘C’
Street) are designed with three travel lanes, two parking lanes,
and two 15-foot-wide sidewalks. 

Some east-west streets exist today and some are established
rights-of-way through development parcels (see Chapter Four).
Except for Broadway (discussed above), all the east-west streets
have a similar 80-foot-wide street section.  This section could be
modified, as appropriate, to include diagonal parking in place
of a travel and parking lane, increasing the supply of on-street
parking.  In turn, east-west streets, particularly ‘B’ Street, could
be used as a staging area for trucks, buses, and taxis serving a
large cruise ship facility at ‘B’ Street Pier.  East-west streets
between Pacific Highway and the railroad tracks at Catellus (‘A’,
‘B’, and ‘C’ Streets) could be used for parking, service, and fire
access, possibly limiting sidewalk and on-street parking opportu-
nities at these locations.



At ‘C’ Street between North Harbor Drive and Pacific Highway,
the street may or may not accommodate vehicular circulation.
Between North Harbor Drive and the Burlington Northern Santa
Fe railroad tracks, ‘C’ Street could shift slightly (up to 20 feet)
north or south from the existing street alignment.  In any case,
‘C’ Street shall be in alignment between North Harbor Drive and
the railroad tracks.  Such an alignment will be determined by
which property (Lane Field or Catellus) is developed first or by
mutual agreement between the Port and CCDC.  

At ‘A’ Street, existing development between North Harbor Drive
and Pacific Highway (i.e. Holiday Inn) may preclude a street in
the near-term.  When the Holiday Inn site is redeveloped ( i.e.
existing improvements are substantially or entirely demolished
and replaced with new improvements), such a street shall be pro-
vided.

The east-west streets have the character of a public street or oth-
erwise feel welcoming to the general public.  They should
include regularly planted street trees along each sidewalk.  The
east-west streets through development parcels could have special
paving or other treatment that slows traffic and helps integrate
(visually) development north and south of the street.

Trans i t  L inkages

The Visionary Plan considers land- and water-based transit ser-
vices as integral components of the North Embarcadero circula-
tion system.  The Plan establishes prominent pedestrian connec-
tions to existing trolley and heavy rail service.  Broadway, and
its wide paseo, and ‘B’ Street, via a pedestrian bridge over the
railroad tracks, connect the bayfront with the Santa Fe Depot
and the America Plaza Transfer Station.  Cedar and Beech
Streets link the bayfront to the County Center/Little Italy Station.
‘G’ Street links to the Seaport Village trolley station.  A ferry and
excursion boat docking facility at the foot of Broadway and at
the Grape Street Pier provide water-based transit opportunities
for the area.  The Plan proposes signage emphasizing the con-
nections to the land- and water-based transit facilities.

The Plan encourages bus service, as appropriate, to serve
demand in the North Embarcadero.  It does not favor using the
North Embarcadero as a terminus staging area for bus service in
the area.
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PARKING STRATEGY

The Visionary Plan establishes a parking strategy that serves both
public access and private development.  The Plan’s approach
reflects a fundamental concept:  public and private parking
demand can be satisfied through a combination of on-street park-
ing and publicly-accessible, project-related parking facilities
required for every project.

Parking Approach

The Visionary Plan establishes a series of fundamental principles
regarding parking in the North Embarcadero, ensuring a parking
supply that accommodates both the general public and develop-
ment.

1. All streets shall have on-street parking, including diago-
nal parking on North Harbor Drive and, as appropriate,
east-west streets.  

2. Every project shall provide for its own parking needs,
with a few exceptions (discussed under Parking Supply
below).

3. Every project shall use commonly accepted standards for
parking demand (discussed under Parking Requirements
below).

4. All parking facilities over 100 spaces, except for those
serving residential uses, should be made available for
public parking, if economically feasible.

5. Selected projects shall replace existing on-site 
parking.

This parking is related to existing commitments to Port
tenants and County employees.  It is in addition to the
parking required to serve the development program.
The selected sites are the Solar lot (bounded by North



Harbor Drive, Hawthorn Street, Pacific Highway, and
Grape Street), the north and south lots on either side of
the County Administration Building, and a portion of the
Lane Field lot.

6. The availability of transit connections, pedestrian link-
ages, and the locations of less costly parking shall be
made evident to the visiting public.

An objective of the Visionary Plan is to have sufficient parking for
each project within the North Embarcadero available and con-
tained on each site.  Each project would construct parking in
whatever manner necessary to accommodate their demand, and
this parking would be available for shared public use, especially
during off-hours, if economically feasible. 

While a project would typically provide for its parking on-site,
two or more projects may cooperate to satisfy their combined
parking needs together on- or off-site, assuming that assurances
are provided that such facilities will continue to exist to meet pro-
ject needs.

For a variety of reasons, some projects may not be able to pro-
vide for all or any of their own parking, particularly those west of
North Harbor Drive.  In all cases, these projects would rely on
on-street parking and shared-use of off-street parking facilities.
Such projects include:

• Maritime Museum

• Performing Arts Facility (if developed) at the south lot of
the County Administration Building

The peak demand for parking for these projects generally occurs
when parking spaces at commercial development are most avail-
able (i.e. evenings and weekends).
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Parking Requirements

The Visionary Plan requires stand-alone projects to use the follow-
ing parking standards, or the City’s shared parking standards
(see San Diego Municipal Code Secs. 101.0822 and 101.0830
in the Appendix), to determine their parking requirements:

Office 2 spaces/1,000 square feet

Hotel 0.75 spaces/room

Retail 5 spaces/1,000 square feet

Restaurant 8 spaces/1,000 square feet

Residential 1 space/bedroom up to 2 spaces (max)/unit

Existing projects or proposed projects with existing entitlements,
such as Navy Broadway Complex and the Catellus project, may
not satisfy the Plan’s parking standards.  In such cases, it is
assumed that every effort will be made to satisfy true parking
demand.  At such time as further approvals are sought, the stan-
dards of this Visionary Plan should be applied.

Projects may attempt to demonstrate that their parking require-
ments may be adequately satisfied in the near-term using exist-
ing, off-site facilities.  However, assurances will need to be made
that their ultimate needs for parking can be met either on-site or
in combination with their neighboring developments upon full
development of the North Embarcadero.

Publ i c  Park ing Supply

The Visionary Plan anticipates an ample public parking supply
both in the near-term and in the future.  

Currently, the supply of parking at North Harbor Drive (on-street
and in adjacent lots) far exceeds parking demand (see Chapter
Two).  The principle that all major parking facilities are to be
open to the public, if economically feasible, ensures a more-than-
ample supply in the near-term, as illustrated in Figure 6.3.
(Note:  the availability of the Navy lot has been discussed but
not confirmed).

In the future, the Plan envisions satisfying demand for public
parking with the publicly-accessible parking facilities identified
below.  The Plan does not rule out adding additional public park-



ing, at Alliance expense, if it is determined, in the future, that the
actual supply does not satisfy demand.  Such additional public
parking could be accommodated in a stand-alone facility or as
part of a proposed commercial development through a public-pri-
vate partnership.  In addition, a publicly-funded parking facility
could be located outside the North Embarcadero with access to
the bay provided via shuttles or mass transit.

The Plan anticipates satisfying demand for public parking with:
• On-street parking.
• Parking provided by development to satisfy on-site

demand.
• Existing parking at selected sites that will be replaced

when the sites are developed. 
• Overall affordable parking in the North Embarcadero.

On-Street  Park ing

Where feasible, on-street parking is provided on all streets in the
North Embarcadero, including North Harbor Drive, Pacific
Highway, and east-west streets.  Described earlier, North Harbor
Drive includes parallel parking on the east-side of the street and
diagonal parking on the bay-side.  In most circumstances, all
other streets include parallel parking.  In some cases, the east-
west streets could be modified to include diagonal parking in
place of a travel lane and parking lane, increasing the supply of
on-street parking.

The creation of an expansive esplanade along the bayfront, and
the removal of parallel frontage roads, displaces some existing
on-street parking on North Harbor Drive.  The addition of on-
street parking on east-west roads and Pacific Highway increases
supply.

Illustrated in Figures 6.4 and 6.5 and summarized below, the on-
street public parking supply in the North Embarcadero is estimat-
ed to increase in the long-term by over 300 spaces.  This number
is a rough estimate and may vary at actual build-out.  

On-Street Parking - Existing
North Harbor Drive and Broadway Pier 580 spaces
Pacific Highway 140 spaces
East-West Streets 190 spaces
TOTAL 910 spaces
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On-Street Parking - Long-Term (Projected)
North Harbor Drive 420 spaces
Pacific Highway 380 spaces
East-West Streets 440 spaces
TOTAL 1,240 spaces

On-Street Parking - Net Gain (Long-Term) 330 spaces

To help ensure an available supply of public parking, the
Visionary Plan recommends the metering all on-street parking
spaces.  While parking management is beyond the scope of the
Plan, it makes little sense to have blocks of non-metered spaces
anywhere within the core downtown or the North Embarcadero.

Parking at  Deve lopment  S i tes

As described earlier, all major parking facilities in the project
area should be open to the public, if economically feasible, and
provide parking using prescribed parking standards.  

The parking ratios recommended for the Visionary Plan are con-
sistent with a downtown situation rather than a suburban setting.
During peak hours (typically mid-day weekdays), the portion of
parking facilities serving project-related parking could approach
capacity.  However, parking sufficient for all needs (public and
private) would be available other times, particularly evenings
and weekends, when public parking is most in demand.

The Plan acknowledges that two major projects with existing enti-
tlements, Navy Broadway Complex and the Catellus projects, do
not meet the Plan’s parking standards.  The Plan encourages
these projects to supply parking consistent with the recommended
standards.

The Plan recognizes that, at some point, construction of private
or public improvements may temporarily displace available park-
ing.  The Plan recommends that the phasing of projects be care-
fully monitored to minimize disruption, if possible, to the avail-
able parking supply in the North Embarcadero.  

Exis t ing On-S i te  Park ing Replaced

Described earlier, the Plan calls for replacing existing parking on
selected sites when redevelopment of those sites occur.  The park-
ing is related to existing commitments to Port tenants and County
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employees.  It is in addition to the parking required to satisfy
new on-site development, and it is part of the supply of parking
available to the general public.  The sites includes the Solar Lot
(272 spaces), the north lot (400 to 600 spaces) and the south lot
(500 spaces) at the County Administration Building, and a por-
tion of Lane Field (150 to 350 spaces).  The replacement park-
ing should be conveniently located at or near the existing park-
ing locations.

Af fordable  Publ i c  Park ing

With an ample supply of parking both short-term and long-term
from on-street parking, parking lots, and parking structures asso-
ciated with development, the Plan anticipates that competition
will keep public parking rates down. The Plan suggests that pub-
lic parking rates in the North Embarcadero be monitored over
time to help ensure that public parking remain affordable.  The
Plan does not, however, suggest that parking rates at private
parking facilities be regulated or fixed.

TRAFF IC  F LOW

The Visionary Plan anticipates that the proposed roadway system
in the North Embarcadero can adequately carry traffic associat-
ed with the envisioned bayfront attractions, potential levels of
development, and anticipated through traffic.  

Roadway System

The Visionary Plan places major vehicular through traffic on the
six-lane Pacific Highway, a roadway today that has underutilized
roadway capacity.  This allows North Harbor Drive to carry less
traffic and to operate with a smaller (three-lane) street section,
turning North Harbor Drive (south of Grape Street) from a heavi-
ly traveled roadway with a predominance of cars into a pedestri-
an-oriented bayfront precinct.  The introduction of east-west
streets creates additional intersections, allowing for more dis-
persed travel patterns and less congestion at the bayfront.

The Plan recognizes that an enlarged cruise ship operation at ‘B’
Street Pier could put additional traffic demands on North Harbor
Drive, thereby affecting the final cross section of the road (such
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as adding an additional drive lane).  The possible affects from
an enlarged cruise ship operation are discussed below under
Cruise Ship Terminal Expansion.

The Plan directs traffic from southbound North Harbor Drive to
Pacific Highway via Grape Street by use of geometric improve-
ments, such as curb placement, channelization, and signage, at
the North Harbor/Grape Street intersection.  The Plan proposes
this improvement rather than realigning North Harbor Drive to
pass through the Solar site (bounded by North Harbor Drive,
Hawthorn Street, Pacific Highway, and Grape Street) because a
realigned roadway would:

• Do little, if anything, to enhance traffic flow or orient
motorists away from the bayfront that a proper 
geometric improvement at the existing intersection could
not accomplish.

• Likely require the realignment of Hawthorne Street to
intersect the realigned North Harbor Drive at a right
angle, introducing a major four-way intersection at the
water’s edge.

• Be much more expensive than the Visionary Plan’s 
proposal.

• Reduce, or eliminate, the economic vitality of the 
Solar site.

• Interrupt the Visionary Plan’s "Riviera" concept of a
clean, clearly defined edge along the bay consisting 
of a combination of street wall, street trees, and street
furnishings.

The Plan recognizes that traffic control and geometric improve-
ments may also be needed at the intersection of Pacific Highway
and North Harbor Drive, at the south end of the North
Embarcadero, to encourage through traffic to use Pacific
Highway.

To enhance the carrying capacity of Pacific Highway, the
Visionary Plan proposes that driveways be minimized along
Pacific Highway and, instead, concentrated on east-west streets.
Left turns along Pacific Highway are not permitted between inter-
sections.
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Traf f i c  Congest ion

Based on the roadway system described above and possible
future development in the area, both roadways and intersections
in the North Embarcadero are expected to function adequately.
Figures 6.6 and 6.7 illustrate possible traffic flow and congestion
in the North Embarcadero using land use densities defined in
Chapter Four.  The analysis of possible vehicular circulation pat-
terns on the proposed roadway system assumed a development
program of about 3,500 hotel rooms, three million SF of office,
and 400,000 SF of commercial/retail and wholesale.  It also
included the growth of other development as proposed in the
South Embarcadero.

An analysis of the impact of future development potential on
roadway segments and intersections in the North Embarcadero is
discussed below.

Roadway Congest ion 

Illustrated in Figure 6.7, selected roadway segments were 
analyzed using the following congestion categories:

• Heavy: the heavy congestion categorization is defined
as an unstable flow with poor maneuverability.

• Medium: the medium congestion categorization is 
described as stable flow, moderate volumes, and notice-
able restricted maneuverability.

• Light: the light congestion categorization is defined as
light to moderate volumes with free to stable flow.

Future east-west streets within the North Embarcadero are expect-
ed to operate at a medium congestion categorization as well as
alleviating some congestion from the existing roadway segments.

In general, the system of roadways in the North Embarcadero is
expected to be able to function adequately.  Although some
street segments experience congestion when measured by daily
traffic volumes to street capacity, a true indication of roadway
conditions is determined by peak hour operations at arterial
intersections (discussed below).
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In tersec t ion Congest ion

Sixteen signalized intersections in the North Embarcadero were
analyzed using congestion categories, different from the segment
categories, as follows:

• Heavy: an unstable flow with lengthy delays exceeding
40 seconds.  Most vehicles wait more than one green
interval to clear intersection.

• Medium: a steady flow, in some cases delay approach-
es 30 seconds.  Some vehicles entering the intersection
may not clear during one green interval.

• Light: a steady flow with moderate delay (5 to 15 sec-
onds).  All vehicles entering intersection clear during one
green interval.

Illustrated in Figure 6.7, all study intersections operate at or bet-
ter than the medium congestion category, assuming limited
improvements are completed.  

For eight of the intersections (mainly along Pacific Highway), the
analysis included minor improvements, such as dedicated right
turn lanes or dual left turn lanes.  The eight intersections are:

• Pacific Highway and Laurel Street
• Pacific Highway and Hawthorn Street
• Pacific Highway and Grape Street
• Pacific Highway and Cedar Street
• Pacific Highway and Ash Street
• Pacific Highway and Broadway
• North Harbor Drive and Ash Street
• Harbor Drive and Pacific Highway

A few higher volume intersections (included in the list above)
could require improvements beyond the typical cross sections to
allow them to function adequately.
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Cru ise  Sh ip  Terminal  Expans ion

The Visionary Plan accommodates an expanded Homeport cruise
ship terminal at ‘B’ Street Pier complete with customs and immi-
gration facilities and full service capabilities.  Such a facility
requires additional service by trucks, buses, and taxis, generat-
ing additional traffic in the area of the pier.  Circulation improve-
ments to the area must balance the pedestrian-orientation of the
area with the legitimate service needs of a cruise ship terminal.  

The Plan recommends that an expanded cruise ship terminal
include a wide apron (60- to 100-feet-wide) around the perimeter
of the pier for loading and truck queuing, allowing for segregat-
ed and secure service access to cruise ships.  Buses, shuttles,
taxis, and private vehicles would use a separate central public
zone in the the middle of the pier.  Parking could be accommo-
dated on Lane Field across North Harbor Drive or, preferably, at
a remote location away from the bayfront.  Some short-term park-
ing could be available on the pier itself.

In general, improvements to the area related to an expanded
cruise ship terminal should carefully consider:

• Design improvements to ‘B’ Street pier that maximize
vehicular stacking on the pier and off of North Harbor
Drive.

• Use of new east-west streets, particularly ‘B’ Street, for
stacking rather than North Harbor Drive if stacking must
occur off-site (off of ‘B’ Street Pier).

• Use of Pacific Highway as much as possible for
approaching traffic, before directing such traffic to North
Harbor Drive and ‘B’ Street Pier.

• Use of the center lane on North Harbor Drive as a turn
lane rather than a drive lane.

• Additional drive lane on North Harbor Drive, if neces-
sary.



V I S I O N A R Y  P L A N  •  D E C E M B E R  1 9 9 8

127

C
I

R
C

U
L

A
T

I
O

N
 

•
 

P
U

B
L

I
C

 
A

C
C

E
S

S



N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

S
E

V
E

N

128

Bayfront Esplanade
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The North Embarcadero Alliance Visionary Plan establishes a
financing strategy and funding approach for implementing the
proposed public improvements for the North Embarcadero.

F INANCING STRATEGY

The Visionary Plan outlines a financing strategy for implementing
an estimated $54 million program of public improvements, by
five separate public entities (i.e. the Alliance members), that
enhance the waterfront for the benefit of all citizens.  

The financing strategy considers certain criteria to be critical in
developing an approach to funding and implementation.  These
criteria are:

• Participation by both the public sector (Alliance mem-
bers) and private interests that will benefit from imple-
mentation of the Visionary Plan.

77
F I N A N C I N G

In this chapter:

• Financing Strategy
• Elements and Costs of the Plan
• Funding Approach
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• Fairness in the assignment of costs among Alliance mem-
bers, with a clear relationship between financial respon-
sibilities and the benefits received from implementation
of the Plan.

• Predictability in respect to the costs that will be borne by
each entity.

• Ability to fund key improvements in the near-term, with
the implementation preceding rather than lagging devel-
opment.

The financing strategy is based on an asset base concept for cost
allocation of public improvements.  Described below, the strategy
of “cost sharing” by members of the Alliance for public improve-
ments is preferred over a “revenue sharing” approach.

Asset  Base Concept  and Cost  Shar ing

The asset base concept for cost allocation appears to provide the
most equitable and feasible approach to the funding of project
activities by members of the North Embarcadero Alliance.  The
principal contributors to the Plan will be members of the Alliance.

The essence of this approach is the following:

• Members of the Alliance will fund obligations in propor-
tion to their share of the total Asset Base of the North
Embarcadero area.

• The Asset Base consists of all the principal real estate
and non-real estate related assets of members of the
North Embarcadero Alliance, inclusive of undeveloped
land, income from leases and operating agreements, the
value of occupied facilities ("in use" value), and the right
to receive property tax, transient occupancy tax, and
other sources of tax revenue.

• All of the values are expressed in constant 1998 dollars,
with appropriate risk premiums placed on the receipt of
future income.



Table 7.1 provides the text of the approach to financing that
embodies the asset base concept.  With this concept, members
of the Alliance would fund project activities based on their
respective shares of the asset base.  There would be a periodic
re-evaluation of the asset base for the assignment of future costs,
based on changing market conditions.  Private sector funding of
Pacific Highway improvements would occur through an assess-
ment district or reimbursement district.  There would be an oblig-
ation on the part of public land lessors (Port and County) to
require lessees to provide frontage improvements consistent with
the Plan as part of the development of leasehold improvements.

Asset  Base Al locat ion among 
Al l iance Members

Based on an evaluation of the asset base for each Alliance mem-
ber, the current asset base of members of the North
Embarcadero Alliance is as follows:

County $37.9 million  (12.2%)
City $85.6 million  (27.6%)
CCDC $27.7 million  (8.9%)
Navy $48.0 million  (15.5%)
Port $111.0 million (35.8%)

As noted above, the Navy’s share of the asset base is 15.5%.  It
appears that the Navy will not be a financial participant in the
Plan due to limitations in the ability of the Federal Government to
commit to fund project activities and undertake other project-relat-
ed responsibilities.  Due to limitations on the Navy’s ability to
act, it is apparent that other Alliance members will need to fund
the Navy’s share.

Without the participation of the Navy, the following are the per-
centage shares of the remaining asset base among Alliance
members:

County 14.4%
City 32.7%
CCDC 10.6%
Port 42.3%
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Suggested Approach to Financing

Table 7.1

NORTH EMBARCADERO ALL IANCE  
SUGGESTED  APPROACH TO F INANCING

1. The responsibility for funding Project Costs will be shared among Alliance
members, based upon the Asset Base allocation, and the private sector.
Asset Base allocation measures each Member’s economic "stake" in the
North Embarcadero area. 

2. The current estimate of the Asset Base will apply to the distribution of Initial
Costs.  Future re-evaluations of the Asset Base will govern the distribution of
Subsequent Costs. 

3. In the event that improvements are implemented in phases, the Asset Base
could be re-evaluated prior to the next phase of improvements.  Precise defi-
nition of what triggers a re-evaluation is to be agreed upon as part of agree-
ment documentation.

4. The private sector will fund its fair share of Pacific Highway improvements
through an Assessment District or Reimbursement District. When their proper-
ties are developed, private property owners will be responsible for installing
frontage improvements consistent with the Plan’s requirements.

5. Public landowners will use maximum efforts to require lessees that are newly
developing or renovating their leaseholds to install frontage and other
improvements consistent with the Visionary Plan.

Pro jec t  Cos ts  

6. Project costs include the following:

• Capital Improvements, consisting of Initial Improvements and 
Subsequent Improvements (see # 7-9 below),

• Value diminution (if any) of property owned by Alliance members (see 
#10 below) and property acquisition (see # 11 below),

• Provision of public parking, if any (see # 12 below),

• On-going costs associated with the maintenance of public open 
space incurred by the public entity charged with maintaining that 
space, and

• Soft costs associated with permitting and related costs, such 
as design and engineering expenses.

7. There will be a program for capital improvements consisting of both Initial
Improvements and Subsequent Improvements if the Plan is implemented in
phases.
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NORTH EMBARCADERO ALL IANCE  SUGGESTED
APPROACH TO F INANCING CONT’D

8. Initial Improvements will be placed in service prior to any specified level of
new development.  These improvements will be funded by Alliance members
based on their respective shares of the Asset Base.  The ability of members
to fund their commitments, based upon an agreed-upon program of improve-
ments, needs to be identified near-term.  If one member cannot fund its com-
mitment, a second member may agree to fund their share based on mutually
agreeable financial arrangements, including a claim on future revenue (see
below for separate discussion regarding the Navy).

9. Subsequent Improvements will be placed in service consistent with phasing
agreed to by the Alliance members.

10. The value of property and/or development rights foregone by Alliance mem-
ber(s) as a result of the Plan are Project Costs that will be reimbursed to
affected member(s).  Instances in which value diminution is claimed will be
evaluated on a case-by-case basis taking into account, among other things,
development economics and the regulatory feasibility of future development.

11. Public lands required for improvements to Pacific Highway and the foot of
Broadway (at North Harbor Drive) shall be dedicated to the Plan.  Private
lands required for improvements will be a Project Cost and will be shared
according to each Alliance member’s share of the Asset Base.

12. In the Visionary Plan, public parking will be accommodated on-street and in
large parking facilities either existing or provided by new commercial devel-
opments.  The Visionary Plan proposes that developments in the North
Embarcadero provide for their own parking needs, and that such (large)
facilities be available for public parking if economically feasible.  Additional
public parking, if needed, will be a cost to the Plan.

Navy

13. The Navy can not be a financial participant in the Plan due to the Federal
Government’s limited ability to commit to funding project activities and to
undertake other project-related responsibilities.  As the Navy’s holdings will
be directly benefited by project activities, an accounting of the Navy’s "fair
share" based upon the same principles applicable to other Alliance mem-
bers will be maintained (i.e., shadow accounting).  That accounting will be
made available to the City and/or other permitting entities when entitlements
for development of the Navy’s property are reviewed and renegotiated.

Revenue to Members of Alliance

14. Asset Base financing makes Alliance members whole in respect to any value
diminution resulting from the Plan.  Revenue that will be received by Alliance
members will be equal to the revenue that would have been received without
the Plan, with the key proviso that the effect of the Plan would enhance eco-
nomic performance of the affected real estate, with higher values and
income as a result.
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Recognizing that activities of the Alliance will enhance the value
of the Navy’s Broadway Complex, it is recommended that a
"shadow accounting" of the Navy’s share of Alliance costs be
maintained and that the accounting be made available to City
negotiators when and if the Navy’s entitlements for the Broadway
Complex are re-negotiated.  Re-negotiation could occur in several
years if a lease to a developer of the Navy’s property is not con-
veyed.

Revenue Shar ing

The Asset Base concept is for cost allocation among Alliance
members, not for the sharing of revenue.

A revenue sharing approach was considered whereby revenues
from North Embarcadero would be shared by Alliance members.
This approach appeared problematical for several related 
reasons:

• Revenue-sharing is inconsistent with operating proce-
dures of various Alliance entities.

• There is strong reluctance to share proceeds from proper-
ty tax, transient occupancy tax, land leases, and other
sources with other entities of government.

• The revenue-sharing concept, if meaningful, would not
be revenue-neutral:  there would be net "winners" and
"losers".

• Revenue-sharing does not solve the question of how
improvements will be funded.

ELEMENTS  AND COSTS  OF  THE  PLAN

The Visionary Plan identifies the composite elements associated
with public improvements to the North Embarcadero and their
associated costs.
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E lements  of  the  P lan

Described in more detail below, elements of the Plan include the
following:

1. Capital improvements
2. Property acquisition and compensation for diminution in

value of property owned by Alliance members
3. Replacement of public parking (if required)
4. Maintenance of public improvements
5. Processing and indirect costs

1.   Capi ta l  Improvements

Estimated to cost approximately $37.7 million, the capital
improvements for the North Embarcadero consist of the basic ele-
ments listed below.  Table 7.2, in association with Figure 7.1,
describe and illustrate the capital improvements in more detail.

Bay f ron t  Esp lanade $12.4 mi l l ion

This includes a 25+-foot-wide (Laurel to Grape Streets) and a
100+ -foot-wide esplanade (Grape to ‘G’ Streets) with paving,
planting, lighting, street furniture, and cantilevered walkway
(where needed).

Nor th  Harbor  Dr i ve $6.8 mi l l ion

This includes repositioning North Harbor Drive to the east edge
of the existing 200-foot-wide right-of-way and installing new gut-
ters, curbs, sidewalks, and street furniture.

In -Bay  Improvemen t s $12.3 mi l l ion

This includes new viewing platforms at the “crescent”;  removal
of the existing Grape Street Piers and replacement with new pub-
lic access pier and boat dock, with new paving, lighting, and
furniture;  new terrace at the County Building, along the bulk-
head, with new paving, lighting, and furniture;  new floating
access pier in front of terrace at the County Building;  and
improvements to Broadway Pier including paving, planting, light-
ing, and furniture.

Pac i f i c  H ighway Improvemen t s $4.1 mi l l ion

This includes resurfacing the road and median, and installing
new sidewalks, lighting, and street and median trees from Laurel
to Market Streets.  Cost does not include traffic signals/controls.

V I S I O N A R Y  P L A N  •  D E C E M B E R  1 9 9 8

F
I

N
A

N
C

I
N

G

135



N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

S
E

V
E

N

136

0 100 1000�

Sasaki Associates, Inc. 1998

500

Public Improvements

F igure 7.1

B r o a d w a y

Hawthorn St.

Grape   St.

Cedar St.

Ash St.

N
o

r
th

 
H

a
r

b
o

r
 
D

r
iv

e

P
a

c
if

ic
 
H

ig
h

w
a

y

Laurel St.

G  St.

F  St.

E  St.

B  St.

A  St.

Juniper  St.

Ivy   
St.

Fir   
St.

Date   St.

Beech   St.

C  St.

East/West Linkages
to Broadway (Item L)

Note: Letters refer to Table 7.2

North Harbor Drive
Roadway and Sidewalk
(Items A, B, and C)

In-Bay Improvements
(Items H, I, J, and K)

Pacific Hwy
(Items M and N)

Bayfront Esplanade
(Items D, E, F, G, H, I, and J)



V I S I O N A R Y  P L A N  •  D E C E M B E R  1 9 9 8

F
I

N
A

N
C

I
N

G

137

Es
tim

at
e 

of
 C

os
ts

 f
or

 P
ub

lic
 I

m
pr

ov
em

en
ts

N
or

th
 E

m
ba

rc
ad

er
o 

A
lli

an
ce

 V
is

io
na

ry
 P

la
n

N
ov

em
be

r 
19

98

Ite
m

A
re

a
SF

/L
F

U
ni

t
Su

bt
ot

al
N

ot
es

Ba
yf

ro
nt

/ 
H

ar
bo

r 
D

ri
ve

 I
m

pr
ov

em
en

ts
A

1
N

or
th

 H
ar

bo
r 

D
riv

e 
Ro

ad
: 

H
aw

th
or

n 
to

 P
ac

ifi
c 

H
w

y
25

3,
75

0
 

SF
2,

37
0,

00
0

$
 

Re
pa

ve
d 

ro
ad

w
ay

; 
ne

w
 g

ut
te

r 
an

d 
cu

rb
s

A
2

N
or

th
 H

ar
bo

r 
D

riv
e 

Ro
ad

: F
oo

t o
f B

ro
ad

w
ay

 (
Ph

as
e 

2)
18

,2
50

 
 

SF
18

0,
00

0
$

 
Re

pa
ve

d 
ro

ad
w

ay
; 

ne
w

 g
ut

te
r 

an
d 

cu
rb

s
B

N
or

th
 H

ar
bo

r 
D

riv
e 

Si
de

w
al

k:
 L

au
re

l t
o 

H
aw

th
or

n
12

,6
00

 
 

SF
30

0,
00

0
$

 
St

re
et

 t
re

es
 -

 t
w

o 
ro

w
s 

50
' 

O
C

.
C1

N
or

th
 H

ar
bo

r 
D

riv
e 

Si
de

w
al

k:
  

H
aw

th
or

n 
to

 P
ac

ifi
c 

H
w

y
15

0,
60

0
 

SF
3,

55
0,

00
0

$
 

Si
de

w
al

k 
- 

20
' a

nd
 1

0'
; 

st
re

et
 li

gh
tin

g;
 s

tre
et

 tr
ee

s
C2

N
or

th
 H

ar
bo

r 
D

riv
e 

Si
de

w
al

k:
  

Fo
ot

 o
f B

ro
ad

w
ay

 (
Ph

as
e 

2)
17

,4
00

 
 

SF
39

0,
00

0
$

 
Si

de
w

al
k 

- 
20

' a
nd

 1
0'

; 
st

re
et

 li
gh

tin
g;

 s
tre

et
 tr

ee
s

D
Ba

yf
ro

nt
 E

sp
la

na
de

: 
La

ur
el

 to
 H

aw
th

or
n

72
,5

00
 

 
SF

2,
51

0,
00

0
$

 
Pa

vi
ng

; 
pl

an
tin

g;
 li

gh
tin

g;
 fu

rn
itu

re
; 

ca
nt

ile
ve

re
d 

w
al

kw
ay

E
Ba

yf
ro

nt
 E

sp
la

na
de

: 
H

aw
th

or
n 

to
 A

sh
22

6,
00

0
 

SF
3,

27
0,

00
0

$
 

Pa
vi

ng
; p

la
nt

in
g;

 li
gh

tin
g;

 fu
rn

itu
re

F1
Ba

yf
ro

nt
 E

sp
la

na
de

: 
A

sh
 to

 '
F'

 S
tre

et
 (

In
cl

. 
Fo

ot
 o

f 
Br

oa
dw

ay
)

31
4,

20
0

 
SF

6,
19

0,
00

0
$

 
Pa

vi
ng

; p
la

nt
in

g;
 li

gh
tin

g;
 fu

rn
itu

re
F2

Ba
yf

ro
nt

 E
sp

la
na

de
: 

Fo
ot

 o
f B

ro
ad

w
ay

 (
Ph

as
e 

2)
13

,9
00

 
 

SF
25

0,
00

0
$

 
Pa

vi
ng

; p
la

nt
in

g;
 li

gh
tin

g;
 fu

rn
itu

re
G

Ba
yf

ro
nt

 E
sp

la
na

de
: 

'F
' 

St
re

et
 t

o 
'G

' 
St

re
et

7,
50

0
 

 
SF

20
0,

00
0

$
 

Pa
vi

ng
; p

la
nt

in
g;

 li
gh

tin
g;

 fu
rn

itu
re

To
ta

l
19

,2
10

,0
00

$
 

In
-B

ay
 I

m
pr

ov
em

en
ts

H
V

ie
w

in
g 

pi
er

s 
at

 C
re

sc
en

t
6,

00
0

 
 

SF
75

0,
00

0
$

 
N

ew
 v

ie
w

in
g 

pl
at

fo
rm

s 
(fo

ur
)

I1
N

ew
 G

ra
pe

 S
tre

et
 P

ie
r

30
,0

00
 

 
SF

4,
70

0,
00

0
$

 
N

ew
 p

ie
r;

 p
av

in
g;

 li
gh

tin
g;

 fu
rn

itu
re

I2
Pu

bl
ic

 A
cc

es
s 

pi
er

 a
t G

ra
pe

 S
tre

et
 P

ie
r

12
,0

00
 

 
SF

45
0,

00
0

$
 

N
ew

 p
ub

lic
 b

oa
t d

oc
k;

 e
xc

ur
si

on
/f

er
ry

 b
oa

t d
oc

k

I3
Re

m
ov

al
 o

f 
Ex

is
tin

g 
G

ra
pe

 S
tre

et
 P

ie
rs

42
,0

00
 

 
SF

77
0,

00
0

$
 

Re
m

ov
al

 a
nd

 tr
ea

tm
en

t o
f c

on
ta

m
in

at
ed

 m
at

er
ia

l n
ot

 in
cl

ud
ed

I4
W

av
e 

Sc
re

en
80

0
 

 
LF

60
0,

00
0

$
 

Pr
ot

ec
tio

n 
fo

r 
bo

at
 d

oc
k

J1
Te

rr
ac

e 
at

 C
ou

nt
y 

Bl
dg

.
10

,0
00

 
 

SF
1,

25
0,

00
0

$
 

N
ew

 te
rr

ac
e 

al
on

g 
bu

lk
he

ad
; p

av
in

g;
 li

gh
tin

g;
 fu

rn
itu

re
J2

Pu
bl

ic
 A

cc
es

s 
Pi

er
 a

t C
ou

nt
y 

Bl
dg

.
18

,0
00

 
 

SF
67

5,
00

0
$

 
N

ew
 fl

oa
tin

g 
ac

ce
ss

 p
ie

r 
at

 w
at

er
's

 e
dg

e
K

Br
oa

dw
ay

 P
ie

r 
Im

pr
ov

em
en

ts
12

5,
00

0
 

SF
3,

12
5,

00
0

$
 

Pa
vi

ng
; p

la
nt

in
g;

 li
gh

tin
g;

 fu
rn

itu
re

To
ta

l
12

,3
20

,0
00

$
 

St
re

et
 Im

pr
ov

em
en

ts
L

E/
W

 L
in

ka
ge

s:
 H

aw
th

or
n,

 G
ra

pe
, A

sh
, C

ed
ar

, a
nd

 B
ro

ad
w

ay
22

6,
00

0
 

SF
1,

37
0,

00
0

$
 

Ro
ad

 r
es

ur
fa

ce
; 

si
de

w
al

k 
pa

vi
ng

; 
lig

ht
in

g;
 s

tre
et

 tr
ee

s;
 f

ur
ni

tu
re

M
Pa

ci
fic

 H
ig

hw
ay

 S
id

ew
al

k:
 L

au
re

l t
o 

M
ar

ke
t

16
8,

00
0

 
SF

2,
40

0,
00

0
$

 
Pa

vi
ng

; 
lig

ht
in

g;
 s

tre
et

 t
re

es
N

Pa
ci

fic
 H

ig
hw

ay
 R

oa
dw

ay
: 

La
ur

el
 to

 M
ar

ke
t

46
8,

00
0

 
SF

1,
70

0,
00

0
$

 
Rd

 r
es

ur
fa

ce
; 

m
ed

ia
n 

w
ith

 tr
ee

s;
 tr

af
fic

 c
on

tro
l/

si
gn

al
s 

no
t i

nc
l.

To
ta

l
5,

47
0,

00
0

$
 

Si
gn

ag
e

X
Si

gn
ag

e:
 W

ay
fin

di
ng

74
0,

00
0

$
 

2%
 o

f 
to

ta
l 

co
ns

tru
ct

io
n 

co
st

s

TO
TA

L
37

,7
40

,0
00

$
 

Estimate of Costs for Public
Improvements

Table 7.2



N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

S
E

V
E

N

Eas t -Wes t  L inkages $1.4 mi l l ion

This includes resurfacing the road and installing new sidewalks,
lighting, street trees, and furniture on Broadway, Hawthorn,
Grape, Cedar, and Ash Streets.

S ignage $0.7 mi l l ion

This includes installing a way-finding system.

TOTAL $37.7 mi l l ion

An additional cost, equal to 15% of the costs above, covers
design, engineering, and other related expenses.  This additional
cost is described below under Processing and Indirect Costs.

2.   Proper ty  Acquis i t ion/Value Diminut ion

To implement Pacific Highway improvements, it will be necessary
to acquire land currently owned by the Port, County, Navy, and
private property owners (see Figure 7.2).  The land currently
owned by the Port, County, and Navy will be dedicated; private
property will be purchased.  If the land were valued at $100/SF,
the cost that would be assigned to the Plan to purchase private
property would be approximately $810,000.  The land acquisi-
tion costs will be borne by each member of the Alliance accord-
ing to their share of the asset base.  An appraisal of property
will ultimately be required.

Improvements to North Harbor Drive at Broadway will also
require land currently owned by the Port and Navy.  This land
will be dedicated to the Plan rather than purchased.

In addition, any diminution in asset value of members of the
Alliance would be regarded as a cost of the Plan (to be allocat-
ed among Alliance members).  In this regard, the proposed elimi-
nation of the existing Grape Street Piers, and their replacement
by a new pier that serves non-commercial public purposes, will
result in the loss to the Port of the ability to cover approximately
40,000 square feet of water area with commercial uses.  At a
value for submerged lands equal to 25% of the value of equiva-
lent land area, the loss in value to the Port is estimated at $1 mil-
lion.
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Land Needed for Pacific 
Highway Improvements
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Based on detailed consideration of all other elements of the Plan,
there do not appear to be any other situations in which the Plan
would require additional acquisition or result in a diminution of
value of property that is controlled by members of the North
Embarcadero Alliance.

3.   Publ i c  Parking

Public parking will be accommodated on-street and in large
parking facilities either existing or provided by new commercial
developments.  The Visionary Plan proposes that developments in
the North Embarcadero provide for their own parking needs and
that such facilities be available for public parking, if economical-
ly feasible.  If additional public parking is determined to be nec-
essary, the cost to produce the public parking will be a cost of
the Plan.  

4.   Maintenance of  Publ i c  Improvements

A recurring cost of approximately $100,000 per year has been
identified for the maintenance of the Esplanade, based on unit
costs provided by the City in connection with maintenance of the
Martin Luther King Promenade.  The capitalized value of the
obligation to maintain the Esplanade is estimated at $2 million.
The required funding of this obligation (most likely to the Port,
which would maintain the improvements) could be periodically
reviewed to ascertain actual costs.

5.   Process ing and Indirec t  Costs

The cost of processing the project EIR and amendment of the
Local Coastal Plan (LCP) is estimated at $500,000.  The estimate
for indirect costs such as design, engineering, contract adminis-
tration, inspection, and review is estimated at $5,700,000 or
approximately 15% of the capital improvement costs.  The esti-
mated cost for bond issuance is $1,000,000.
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Summary of  Es t imated Costs

Summarized below and in Table 7.3, the overall estimated costs
of the Plan is approximately $54 million.  It breaks down as fol-
lows:

Public Improvements $37.7 Million
Property Acquisition/Value Diminution $1.8 Million
Contingency/Public Parking $5.3 Million
Esplanade Maintenance $2.0 Million
Processing - EIR/LCP $0.5 Million
Indirect Costs/Bond Issuance $6.7 Million

Total $54 Million

The Plan proposes that improvements be implemented at the front
end for several reasons:

• To set the framework for high quality future development.
• To minimize disruption from continuous construction 

activities. 
• To create cost efficiencies.

Cost  Ass ignment

Funding for improvements to the North Embarcadero would be
by contributions from Alliance members based on their respective
share of the asset base.  Such contributions could be in cash or
through a bond measure, with debt service reflective of the asset
base of each Alliance member.

In addition, Pacific Highway improvements could be funded
through an assessment district or reimbursement district in which
both private property owners and members of the Alliance would
be participants.  Cost allocation could be determined by an
assessment engineer retained by the Alliance.

FUNDING APPROACH

The components of the Plan that must be funded either in cash or
through a financing mechanism, such as bonds, are capital
improvements; land acquisition/value diminution; contingency
items such as public parking (if any); maintenance; and indirect
costs for such items as design, engineering, bond issuance, and
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processing.  Approximately 9% of the total amount of $54 mil-
lion or $4.9 million is for Pacific Highway and consists of capital
improvements and land acquisition.  The balance or $49 million
is for improvements and related costs in the project area other
than Pacific Highway.

There are essentially two approaches for funding these improve-
ments and related costs:  the "cash basis" or the  "public financ-
ing basis". 

Cash Bas is

Under the cash basis approach, each member of the Alliance
would budget their respective portion of the total cost in a future
year’s Capital Improvement Program (CIP).  Table 7.4 shows the
breakdown of each member of the Alliance’s percentage of the
asset base and allocated dollar amount of improvement costs.
The table also details each member’s share with and without the
Navy.

Under the cash-basis, the members of the Alliance would enter
into a Memorandum of Understanding (MOU) and designate one
of the Alliance members to act as the contract administrator for
the public improvement project.  When the design and environ-
mental documentation is completed and funds have been deposit-
ed in a special construction account, the improvement project
could be publicly bid.  

Assessment  D is t r i c t/Re imbursement
Dis t r i c t

The Visionary Plan proposes improvements, including beautifica-
tion and selected widening, of Pacific Highway from Laurel Street
to Market Street.  The eastern portion of the project area along
Pacific highway is owned by numerous private owners.
Improvements made to Pacific Highway will benefit private prop-
erty owners and enhance their property values.  Therefore, it
seems appropriate that these private property owners should
bear a fair share allocation of the cost of improvements closest to
their property.  The west side of Pacific Highway is owned by the
Navy, the Port, and the County.

142



V I S I O N A R Y  P L A N  •  D E C E M B E R  1 9 9 8

F
I

N
A

N
C

I
N

G

143

Ca
sh

 B
as

is
A

llo
ca

tio
n 

of
 P

la
n 

Co
st

(s
)

 
 

A
lli

an
ce

 M
em

be
r 

D
is

tri
bu

tio
n

A
llo

ca
te

d
A

llo
ca

te
d

D
is

tri
bu

tio
n 

of
To

ta
l (

1)
 :

$5
3,

95
2,

95
1

 
A

m
ou

nt
 w

ith
 N

av
y

A
m

ou
nt

 w
ith

ou
t 

N
av

y
N

av
y'

s 
Sh

ar
e 

(2
)

 

Co
un

ty
1

2
%

6,
47

4,
35

4
 

 
1

4
%

7,
55

3,
41

3
 

 
(1

,0
79

,0
59

)
 

 
Ci

ty
2

8
%

15
,1

06
,8

26
 

 
3

3
%

17
,8

04
,4

74
 

 
(2

,6
97

,6
48

)
 

 
CC

DC
9

%
4,

85
5,

76
6

 
 

1
1

%
5,

93
4,

82
5

 
 

(1
,0

79
,0

59
)

 
 

N
av

y
1

5
%

8,
09

2,
94

3
 

 
0

%
-

 
 

-
 

 
Po

rt
3

6
%

19
,4

23
,0

62
 

 
4

2
%

22
,6

60
,2

39
 

 
(3

,2
37

,1
77

)
 

 

To
ta

l:
1

0
0

%
$5

3,
95

2,
95

1
1

0
0

%
$5

3,
95

2,
95

1
($

8,
09

2,
94

3)
To

ta
l (

Ro
un

de
d)

:
$5

4,
00

0,
00

0
$5

4,
00

0,
00

0
 

 

(1
) B

as
ed

 o
n 

Sa
sa

ki
 A

ss
oc

ia
te

s,
 In

c.
 "

N
or

th
 E

m
ba

rc
ad

er
o 

A
lli

an
ce

 V
is

io
na

ry
 P

la
n"

 C
os

ts.
(2

) C
ar

ry
in

g/
Fi

na
nc

in
g 

co
sts

, i
f a

pp
lic

ab
le

, h
av

e 
no

t b
ee

n 
in

co
rp

or
at

ed
.

Cash Basis — Allocation of Plan Cost(s)

Table 7.4



N O R T H  E M B A R C A D E R O  A L L I A N C E

C
H

A
P

T
E

R
 

•
 

S
E

V
E

N

Property acquisition is proposed for private property north of
Catellus’s holdings on the east side of Pacific Highway.  Property
on the west side of the street, all publicly owned, will be con-
tributed by the respective public entities.

Pursuant to Proposition 218, infrastructure improvements can be
paid for through a municipal assessment district or reimbursement
district, with all private interests bearing their portion of the cost
in relation to their percentage of ownership of land fronting on
the street to be improved.  Conceptually, the capital improve-
ment, land acquisition, indirect, and financing costs could be
divided according to ownership for the private owners and pur-
suant to the asset base for the public sector owners.

This discussion is simply conceptual at this juncture.  Before
bonds are sold, the City will be required to retain a financing
consultant, assessment engineer, bond counsel, and underwriter.

Publ i c  F inanc ing Bas is

Under the public financing basis, the process becomes more
complicated.  Each Alliance member would be responsible for a
pro-rata portion of the indebtedness.  This approach reduces the
amount of cash that each member must allocate each year.
However, it raises numerous issues related to each member’s con-
tractual responsibility for their pro-rata portion of debt service,
which Alliance member would be the issuing entity of the bonds,
and the potential voting requirements for some of the members.  

Table 7.5 shows the cost breakdown using the public financing
approach.  The table shows each member of the Alliance’s per-
centage of the asset base, allocated dollar amount of improve-
ment costs, and portion of the indebtedness.

There are numerous approaches for financing the non-assessment
or non-reimbursement district portions of the improvements.  For
simplicity, two approaches are discussed:  Joint Powers Authority
bonds and infrastructure bonds sold by one of the Alliance mem-
bers.  It should be understood that neither approach is advocat-
ed above the other.
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Jo in t  Powers  Author i ty  Bonds

Joint Powers Authority (JPA) bonds are often used to fund public
facilities and infrastructure when multiple public entities are
involved.  In this instance, a JPA could be created by two or
more members of the Alliance.  Each member of the JPA would
agree in a binding agreement to bear their pro-rata portion of
the debt service on bonds sold for design and construction of the
improvements.  The method of calculating each member’s portion
of the indebtedness would be their percentage of the asset base.
All improvements could be financed in this manner at one time,
thereby taking advantage of low interest rates and the positive
impact that the new improvements would have in the project
area.  The Alliance may decide to include the assessment district
or reimbursement district portion in the JPA financing and later
establish the assessment district or reimbursement district in order
to assess the benefiting private property owners.

In f ras t ruc ture  Bond F inanc ing

In the event that members of the Alliance elect not to use the JPA
financing vehicle, infrastructure bonds could be sold.  However,
one of the Alliance members must be willing to be the issuing
entity.  Also, there is a structuring difficulty involving each mem-
ber’s ability to make multi-year commitments for debt service.
The City and the County have the most difficulty with this aspect.  

For illustrative purposes, the Port could agree to be the issuing
entity of the bonds.  The important aspect to resolve then would
be how the Port could secure legally binding agreements with
each of the other members of the Alliance, thereby ensuring that
the other Alliance members bear their pro-rata share of the
indebtedness during the term of the financing.

The Port can enter into multi-year obligations.  However the City
and the County cannot enter into such agreements unless they
are structured as leases or have received an affirmative vote.
For example, one approach could be for the Port to issue the
infrastructure bonds and the County to bear their portion of the
cost, in a cash payment in lieu of debt service, in the year that
the bonds are sold.  

The Agency represented by CCDC could contract for the
Agency’s share and for the City’s share of costs.  For example,
the Agency and the City could enter into a Cooperation
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Agreement, with the Agency paying the City’s share over the
term of the financing from any Agency revenues received in the
project area or from other funds.

The Alliance should understand that an assessment district or a
reimbursement district is a potential method for having the pri-
vate property owners pay their pro-rata portion of the costs of a
project that will enhance their property values.  It is also impor-
tant for the Alliance to receive the benefit of the lowest possible
interest rate on bonds sold for construction of the improvements.  

Therefore, the suggested approach is for the Alliance to use
either of the financing methods outlined in this chapter for the
total cost of the project and later establish the assessment district
or reimbursement district, with private property owners paying
their pro-rata portion of the costs as a means of reimbursement to
the Alliance.  In other words, the Alliance will fund all of the
costs initially in order to keep total costs of the project down.

Attorneys and representatives of all Alliance members, except the
Navy, have met with bond counsel and have tentatively agreed
that the most feasible approach for funding all improvements
would be the public financing approach.  The most feasible
bond structures would be Joint Powers Authority bonds or infra-
structure bonds sold by one of the Alliance members.  These
structures would be well received in the marketplace.  The
Alliance will need to take the following steps:

• Amend MOU for implementation.

• Determine which member of the Alliance will be the
manager or administrator.

• Determine which member of the Alliance will be the lead
agency for the EIR.

• Proceed with retention of bond counsel and underwriter.

• Proceed with a process for due diligence, refinement of
the allocation of costs and revenues, and further design
of the improvements to be constructed.

• Negotiate agreement with the Navy for payment of the
Navy’s potions of the costs.
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The North Embarcadero Alliance Visionary Plan recommends a
strategy for the Plan’s implementation.  The following discussion
outlines the recommendations, implementation considerations,
implementation approach, Memorandum of Understanding ele-
ments, timing of implementation, and other considerations.

SUMMARY OF  RECOMMENDAT IONS

The strategy for implementation is one in which members of the
Alliance work collaboratively whenever possible to implement 
the Plan.

Initially, members of the Alliance Steering Committee work togeth-
er to secure conceptual approval of the Visionary Plan from their
respective agencies.  Once approval is secured, the City and the
Port amend their respective land and water use plans to make
them consistent with the Visionary Plan.  These plan amendments

88
I M P L E M E N T A T I O N

In this chapter:

• Summary of Recommendations
• Implementation Considerations
• Implementation Approach
• Memorandum of Understanding 

(MOU) Elements
• Timing of Implementation
• Other Considerations
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would constitute the discretionary actions requiring California
Environmental Quality Act (CEQA) compliance, which could be
accomplished by a programmatic EIR prepared jointly by the
City and the Port.  The City and Port would also concurrently
process amendments to their respective Coastal Act compliance
plans.

A Memorandum of Understanding (MOU), signed by all mem-
bers of the Alliance at the time of the Visionary Plan approval,
would broadly define agency roles and responsibilities.

IMPLEMENTAT ION CONSIDERAT IONS

Uni f ied vs .  Ind iv idual  Jur isd ic t ion
Approach

In implementing the North Embarcadero Alliance Visionary Plan,
jurisdictions/agencies can proceed individually or collectively.
The Plan recommends a collective or unified approach 
because it:

• Carries forward the cooperative themes established
through the Alliance.

• Improves funding and long-term implementation potential
simply because of five jurisdictions support.

• Enhances consistency in Plan implementation.

• Creates inter-jurisdictional linkages that provide a frame-
work for later, mid-course corrections.

Envi ronmenta l  Rev iew Process

Inherent in the adoption and implementation of the Visionary
Plan is the need for environmental evaluation in compliance with
CEQA.

As a general rule, the specific type of environmental evaluation
triggered by each stage in the implementation of the Visionary
Plan should be consistent with the certainty and detail of develop-



ment available at that point.  Thus, the Visionary Plan should be
conceptually endorsed initially by the Steering Group and indi-
vidual member jurisdictions.

Conceptual endorsement does not constitute an action requiring
CEQA compliance because its purpose is to describe a "project"
that would then be addressed in a subsequent, programmatic,
plan-level CEQA document.  

A CEQA document should be prepared when the Port and the
City are changing their plans to make then consistent with the
Visionary Plan.  The most likely environmental document to be
prepared at that time is a single programmatic CEQA analysis.
The programmatic EIR should be prepared jointly by the City and
the Port, since the Plan encompasses these two land use jurisdic-
tions and implementation requires their cooperation and coordi-
nation.

The programmatic EIR would address the separate land and, in
the case of the Port, water use issues, and the cumulative impacts
of plan implementation.  Analysis would be at the plan level,
addressing proposed types and intensity of land and water uses
and the public improvement program.  Known individual devel-
opment projects in the North Embarcadero planning area could
either be addressed on a project specific basis in this same docu-
ment or as known future projects in the required cumulative
analysis.  This allows separate projects to proceed individually
on their own time frames.

Regulatory Respons ib i l i ty

While the Alliance is made up of the City, CCDC, the Port, the
Navy, and the County, principal land use regulatory authority
within the North Embarcadero study area rests with two entities:
the Port District and CCDC (i.e. the City of San Diego has dele-
gated land use and development authority in Centre City to
CCDC).

Funding/F inanc ing

All of the North Embarcadero financing approaches currently
under consideration by the Alliance fit within the recommended
implementation strategy.
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IMPLEMENTATION APPROACH

1. Endorsement  of  V is ionary P lan by
Al l iance S teer ing Commit tee

This first step in the implementation process is meant to show soli-
darity for the Visionary Plan.  Endorsement includes the entire
plan - which means the overall land/water use program as well
as elements on urban design, circulation, parking, public access,
public improvements, implementation strategy, etc.  By "endors-
ing" rather than "adopting" the Plan, no entitlements are granted
and thus no environmental review is necessary.

2. Agreement  on a Memorandum of
Unders tanding (MOU)

To be signed by all cooperating Alliance jurisdictions and agen-
cies, an MOU should identify the common understanding of how
implementation will occur. 

It must respect the limits of authority of the various signatories
and the variation in agency involvement.  For that reason, it must
be general in nature and avoid the specifics and details which
will only be known in the future, and therefore must be the sub-
ject of future, separate agreements.

The recommended elements of the MOU are discussed below.

3. Endorsement  of  V is ionary P lan and
MOU by Al l iance Member  Agenc ies

The San Diego City Council, the Board of CCDC, the Board of
Port Commissioners, and the County Board of Supervisors would
each vote their support for the Visionary Plan and the MOU.
Presentations to each agency could be made by representatives
from all member agencies.

Through this process, jurisdictions not only agree to a single
vision for North Embarcadero, they are also formally agreeing
on what constitutes "The Project" as it may subsequently be
defined in an environmental document.  Environmental analysis is
not required for this endorsement because no entitlements are
being granted and no "Project" is being approved.  Request for
approval of the MOU would also occur at this time.
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4. Revis ion to  Member  Agenc ies
P lans/Pol i c ies

The Port and the City of San Diego would review and modify
existing adopted plans, standards, and/or policies to bring them
into conformance with the Visionary Plan.  The Port plan most
likely to change is the Centre City Embarcadero Precise Plan of
the Port Master Plan.  City plans likely to change include the
Centre City Community Plan, Centre City Redevelopment Project
Plan, Centre City Planned District Ordinance, Streetscape
Manual, 
and others.

5. Preparat ion of  Env i ronmenta l
Analyses

As discussed earlier, compliance with CEQA will be required by
the City and the Port as a result of the discretionary actions need-
ed to amend their respective plans to reflect the Visionary Plan.

The City and the Port coordinate preparation of a programmatic
EIR, the nature of which presumes there will be subsequent pro-
ject-level environmental reviews for specific projects.  The pro-
grammatic EIR focuses on major planning level issues: land use,
waterside uses, density/intensity, public improvements, circula-
tion, and parking.

6. Process ing of  P lans/Pol i c ies ,
Env i ronmenta l  Analyses ,  
Loca l  Coasta l  P lan Amendments

As a matter of course, a section of the EIR will identify and
assess the impacts of the revisions required for the respective
Coastal Act considerations for the Port Master Plan and Centre
City Local Coastal Program (LCP).

Adoption of the amended plans and certification of the EIR by
the Port and the City will be followed by approval of the respec-
tive plan amendments by the Coastal Commission.  Because of
different review standards, each agency initiates action separate-
ly:  the Port Master Plan amendment will be submitted as a dis-
tinct application from the City of San Diego’s Local Coastal
Program (LCP) amendment (if required)
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MEMORANDUM OF  UNDERSTANDING 
(MOU)  E LEMENTS

Initially, the MOU document should describe the background and
rationale for the agreement, potentially including: background of
the formulation of the Alliance; description of the Alliance mem-
bers; area of jurisdiction; development potential and major pro-
jects contemplated; anticipated tax increment and TOT genera-
tion; and public involvement in the process such as number of
meetings, etc.

Subsequently, the MOU should:

• Describe the Visionary Plan and what it portrays and
accomplishes, including guiding the further planning and
environmental efforts of the Port, City, CCDC, and
County.

• Describe the significant public improvements contemplat-
ed.  This statement should be very general and highly
conceptual, in as much as specific design and funding
will be addressed in later documents.

• Describe the responsibilities of the various parties (Navy,
County, City, Port and CCDC) for:

• Plan amendments and environmental review,
• Public improvements (possibly,.
• Imposition of improvement and dedication require-

ments on tenants, and
• Imposition of requirements on development author-

izations granted by the jurisdictions.

• Provide a general concept statement of cost sharing and
the idea of making parties whole.

• Discuss the possibility of future agreements between 
various parties to effect the implementation of the
Memorandum, such as City/Port, City/County,
Navy/CCDC, etc.
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• Describe a mechanism to assure that all Alliance mem-
bers comply with the recommendations of the Visionary
Plan.  Specifically, there should be either multi-lateral or
bi-lateral agreements that give agencies review and com-
ment or, preferably, review and approval of plan and
project proposals. 

The MOU should reflect agreement that changes to future plans
should be accomplished through separate agreements reached
between affected agencies.

T IMING OF  IMPLEMENTAT ION

Following endorsement of the Visionary Plan and MOU by
Alliance member jurisdictions/agencies, it should be anticipated
that revision of individual plans to make them consistent with the
Visionary Plan, as well as the preparation/processing of associ-
ated environmental documents, will take approximately 12 to 18
months.

Thereafter, processing the Local Coastal Plan amendments
through the Coastal Commission could take another three to five
months.

This timing assumes that work associated with the Visionary Plan
is given a priority status at both the City and the Port, and that
Coastal Commission staff reacts favorably to the Plan.

OTHER CONSIDERAT IONS

Concurrent  Process ing

During the process of implementing the North Embarcadero
Visionary Plan, specific development projects may be proposed
within the North Embarcadero planning area.  In these instances,
the specific development project(s) should be evaluated against
the design standards recommended in the Visionary Plan and/or
as further refined by the City and the Port, to provide an idea of
the variation, if any, between the proposal and the Visionary
Plan.  Such projects should be encouraged to be consistent with
the Visionary Plan.  Any environmental analysis would occur at
the project level.
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Similarly, the City, CCDC, and Catellus should consider mutually
agreeable modifications to Catellus’s development rights in order
for the Catellus project to be more consistent with the Visionary
Plan.

The high probability of new projects being proposed in the near-
term for the North Embarcadero underscores the importance of
rapid implementation of the Plan.

Var iat ion wi th  Navy Broadway Complex

The Visionary Plan and the 1992 Broadway Complex
Development Plan are generally consistent with one another.
However, the two differ in some aspects, particularly in the con-
figuration of the proposed open space at the foot of Broadway. 

The discrepancy does not inhibit moving forward on the Plan
since the issue will be resolved in the course of implementation.

At the time the LCP is evaluated by the Coastal Commission, the
subject of the Navy footprint will be considered.  At that time,
the rationale for a smaller Broadway plaza can be made in the
context of the overall North Embarcadero Visionary Plan public
facilities/public access discussions.
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The North Embarcadero Alliance Visionary Plan is the result of a
collaborative effort among citizens of San Diego, the five
Alliance members, and the consultant team.  The Visionary Plan
acknowledges the contributions of the following individuals.

Centre  C i ty  Deve lopment  Corporat ion
(CCDC)

Peter Q. Davis, Chairman
Peter J. Hall, President and Chief Operating Officer
Frank Alessi, Vice President and Chief Financial Officer
Walter S. Rask, Manger, Architecture and Planning

Ci ty  of  San Diego

Susan Golding, Mayor
Byron Wear, Deputy Mayor
Thomas T. Story, ASLA, AICP, Deputy Director
Lesley Henegar, Senior Urban Designer
Precilla Dugard, Head Deputy City Attorney
Doug Humphreys, Deputy City Attorney

A C K N O W L E D G E M E N T S
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County of  San Diego

Greg Cox, Chairman, District 1, County Board of Supervisors
Pam Slater, Supervisor, District 3, County Board of Supervisors
Lawrence B. Prior III, Chief Administrative Officer
John Weil, Chief of Staff
Brice Bossler, Policy Advisor
Helen N. Robbins-Meyer, Deputy Chief Administrative Officer
John A. Miller, Director, Department of General Services
William J. Kelly, Chief Financial Officer/Auditor and Controller (Acting)
Gary Pryor, Director, Department of Planning and Land Use
Nick Marinovich, Capital Project Coordinator, Department of General 

Services
Lucy Franck, CAO Staff Officer
William Smith, County Counsel

San Diego Uni f ied Por t  D is t r i c t

Michael McDade, Commissioner
Lawrence M. Killeen, Executive Director
Wayne Lindquist, Deputy Executive Director
Dan Wilkens, Senior Director, Strategic Planning Services
Ralph Hicks, Director, Land Use Planning and Special Projects
Tom Morgan, Senior Director, Real Estate Operations
Rita Vandergaw, Director, Marketing and Public Relations
Melissa Mailander, Environmental Review Coordinator
Karen Weyman, Senior Asset Manager

Uni ted S tates  Navy

V. Z. Froman, Rear Admiral, USN, Commander Naval Base San Diego
Brian Rollins, Captain, USN, Chief of Staff, Commander Naval Base 

San Diego
T. M. Booth, Captain, CEC, USN, Commander, Southwest Division, 

Naval Facilities Engineering Command
Louis Misko, Director, Navy Broadway Complex Project, Southwest 

Division, Naval Facilities Engineering Command



Consul tant  Team

Sasaki  Assoc ia tes ,  Inc .

Owen Lang, ASLA, Principal-in-Charge, North Embarcadero Project 
Manager

Mark Hoffheimer, AICP, Consultant Team Project Manager
Janne Corneil, Urban Designer
Cody C. Andresen III
Grayson Baur
Andrew Cruse
Amanda Lehman

Rick P lanning Group

Steve Silverman, AICP, Senior Land Use Planner
John P. Fowler, RCE, Principal Planner

Keyser  Mars ton Assoc ia tes

Gerald M. Trimble, Principal Economist
Bob Wetmore, Senior Principal
Steve Saffian

M. W. S tee le  Group,  Inc .

Mark Steele, AIA, AICP, Principal Architect
Thomas Anglewicz, AIA, Principal Architect, Local Design Liaison

Katz  & Assoc ia tes

Sara Katz, Principal, Community Relations
Stephen Hughes, Assistant, Community Relations

BRG Consul t ing,  Inc .

Patricia Butler, Principal Environmental Planner
Kim Howlett, Managing Environmental Planner

Katz ,  Oki tsu  & Assoc ia tes

Arnold Torma, Principal Traffic Engineer and Planner
Bernard Arroyo, Transportation Planner

Al l ied Geotechnica l  Engineers ,  Inc .

Tiong J. Liem, Principal Engineer
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