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Values

Public Open Space

Public Access

Land Uses

Development Massing

Commercial Fishing

Water Uses
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Public 
Open Space



Create a continuous 
network of open space.

Align with the PMPU’s vision.



Public open space is fragmented along the water,
connected with a narrow embarcadero.

Today.



Public open space is continuous 
along the water.

Tomorrow.



20’

20’ 20’

20’

The Embarcadero today.

20’
wide

average



The Embarcadero tomorrow.



60’20’

TomorrowToday

widewide

average average

3x
wider

Public open space 
comparison along the water.



Public 
Recreational 
Experiences



Marina Park

Tuna Harbor 
Park

Ruocco Park

Deck chairs 
on the sand

Recreational experiences today.



Tuna Harbor Park Ruocco Park

Marina Park Deck chairs on the sand

Recreational experiences today.



Tuna Harbor 
Park

Embarcadero
Gardens

Market Street
Pier

Kids Nature
Play

New Fixed Pier

Marina Park

Seaport Steps

Green Strand

Living 
Shoreline

Pacific Point

California Pier

Urban Beach

Ruocco 
Park

Recreational experiences tomorrow.



Keeping the best of what the waterfront currently offers,
and adding experiences that will reflect 

community wants & needs

The Peninsula



Kids Nature
Play

Equipment Rentals

Changing
facilities

Beach Volleyball

Beach BBQs Kayaking

A new beach for San Diego.

The Urban Beach.



Living Shoreline

Kids Nature Play

Urban Beach

The Living Shoreline.



Picnics on 
the lawn

Contemplative 
 moments along 

the water

Kite
flying

Indented retreats

Rotating 
art

In the spirit of Lloyd Ruocco.

New Ruocco Park.



The Embarcadero

Keeping the best of what 
the waterfront currently offers, 
and adding experiences that will 
reflect community wants & needs



4th of July & 
NYE fireworks

Date nights

Picnics

Food trucks

San Diego’s outdoor living room.

The Seaport Steps.



The Embarcadero.

Views from the 
Green Strand

Reading in the 
gardensSafe cycling



Active

Passive

A blend of active & passive 
recreational experiences.



today

Marina Park

Tuna Harbor Park

Market Street Pier

Ruocco Park

Deck chairs on the sand

Marina Park

Tuna Harbor 
Park

Ruocco Park

Deck chairs 
on the sand



Tuna Harbor 
Park

Embarcadero
Gardens

Market Street
Pier

Kids Nature
Play

new fixed 
pier

Marina Park

Seaport steps

Green Strand

Living 
Shoreline

Pacific Point

California Pier

Urban Beach

Ruocco 
Park

Seaport today.

Seaport tomorrow.

today

Marina Park

Tuna Harbor Park

Market Street Pier

Ruocco Park

Deck chairs on the sand

tomorrow

Marina Park

Tuna Harbor Park

Enhanced Market Street Pier

New Ruocco Park

New Urban Beach

New Seaport steps

New kids nature play

New living shoreline

New Green Strand

New Pacific Point

New California Pier

New fixed pier

New Embarcadero Gardens

today

Marina Park

Tuna Harbor Park

Market Street Pier

Ruocco Park

Deck chairs on the sand

Marina Park

Tuna Harbor 
Park

Ruocco Park

Deck chairs 
on the sand



Recreational 
Open
Space



14.8

Previous

acres

Recreational Open Space.

March 8, 2022



14.8 16

ProposedPrevious

acres acres

Recreational Open Space.



©
 x

m
pl

e.
co

m

xm
pl

e.
co

m

Peeled back building 
to open up views to 

the water and promote 
pedestrian flow

80’ - 100’50’

ProposedPrevious

widewide

Market Street open feeling.

100%
over

increase

Full Service 
Tower
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Observation 
Tower

Observation 
TowerFull Service 

Tower

March 8, 2022



85’70’

ProposedPrevious

widewide
20%

over

increase

40’

70’
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85’

65’
Green Strand pushed back 
& reduced in width

Setbacks increased
 creating a wider, activated 
pedestrian arrival into 
Seaports embarcaderoMarch 8, 2022

North arrival open feeling.



Today Tomorrow

84% 
decrease

almost

5 13

3x

3x

Recreational Open Space (ROS)

Public Recreational
Experiences

327,210
sqft

49,781
sqft

14.8 16

20’

Surface Parking

60’

+1.2 acres

Average public open space 
width along Embarcadero

Public open space summary.



Public 
Access
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Existing Circulation

Access today.
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New Connection

Existing Circulation

Access tomorrow.



Connecting Pacific Hwy. to the water.

TomorrowToday

Pa
ci

fic

Pa
ci

fic



TomorrowToday

Kettner’s new direct, wide connection 
to the water & open space

Kettn
er

Ke
tt

ne
r



Dense tree 
canopies

No views to 
the water

Parking 
fields

Kettner today.



Direct views 
to the water

Active pedestrian 
arrival

Kettner tomorrow.



up to

1.8x
wider

60’ 110’

TomorrowToday

wide wide

up to up to 

Kettner reimagined.



Water
Views



Harbor & Marina views

Restricted views

Blue water views

Today

7,938’
views

Public access to water views.



2x 1.4 miles
view increase

almost

new water views

New & Enhanced water views

15,515’

Tomorrow

views

Harbor & Marina views

Restricted views

Blue water views

Today

7,938’
views

Public access to water views.



Blue water views.



peninsula

1

1

Tomorrow

Today

Blue water view comparison.



1

2

peninsula

Blue water view comparison.

Tomorrow

Today



4

3

5G Street Mole

Market St. Pier

California Pier

New blue water views.



The California Pier

New blue water views.
3



Market Street Pier

New blue water views.
4



G Street Mole from the Green Strand

New blue water views.
5



Harbor & Marina Views.



80’

Harbor & Marina views. 

Beyond 80’ the feeling of being 
along the water diminishes

Elevated
from Green Strand

0’



80’

Harbor & Marina views.

New vantage point 
of the water

Elevated
from Green Strand

0’



New vantage point 
of the water

Beyond 80’ the feeling of being 
along the water diminishes

Elevated
from Green Strand

Ground
from Embarcadero

New water views.



Marina views from the Green Strand

New water views.



2x 1.4 miles
view increase

almost

new water views

ExistingView Types

2,740’ 4,155’ 51%

5,198’ 8,880’ 70%

N/A 2,480’ 100%

-290’

7,938’

-180’ -37%

15,515’ 7,577’Total

Proposed Increase

Harbor & Marina Views

New & Enhanced Views of the Water

Restricted Views

Blue Water Views

Public water views summary.



Land
Uses



Mix of land uses.

BTIC

Retail

Aquarium

Hotel

Learning Center

Restaurant

Marina Facilities

Event Center

Health & Wellness



2016 2018 2019 2021
Project Description

Draft 
Project DescriptionRequest for proposal

Land uses. 

Uses have remained consistent.

Blue Tech

Hotels

Attractions

Learning Center

Event Center

Retail



Underground parking infrastructure.

352 stalls
601 stalls

234 stalls

868 stalls

127 stalls

Excavating = 1.23 million sqftExcavating = 1.23 million sqft

Parking Access
Pedestrian Access

The proposed parking stalls meet
tidelands parking guidelines requirements.



Summary of land use program.
Since March 8, 2022. 

Blue Tech Innovation Center
Reduced by over 25% 
from approximately 310,000sqft to 225,000sqft

Reduced by 6,000sqft  
from approximately 42,000sqft to 36,000sqft 

Full Service Hotel Conference Facilities



Development
Massing



From Bayview Park today.



A landmark.



A collection of buildings responding to an urban waterfront 
connected by continuous green.



Enhancing San Diego’s skyline.



Building heights in the context of the city.

487’

361’198’

338’

460’

340’

470’

426’

213’

500’

380’

320’

215’

500’ 396’

371’

470’



Massing 
Changes



reduced height by

60’

Blue Tech Innovation Center.

ProposedPrevious
March 8, 2022

380’
320’

60’



tiered stepbacks 
increased by up to

Full Service Hotel stepbacks.

P G .  8
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100% Masterplan

380’

170’

120’

380’

110’

154’

500’ 500’

320’ 320’

BTIC

Full Service Hotel

308,524  sf  

500 rooms

PD

BTIC

Full Service Hotel

PD New

308,524  sf 

500 rooms

220,000  sf  

420 rooms

BTIC

Full Service Hotel

PD New

308,524  sf 

500 rooms

220,000  sf 

450 rooms

+/-

+/-

+/-

+/-

Hotel Setback / Stepback Studies

Current - PD April 15th 2022 Enhanced stepback & setbacks

increased by up to

30’

ProposedPrevious
March 8, 2022

380’ 380’
150’118’

120’95’



Previous

Pacific

Towers - planning & massing.

March 8, 2022

Hotel
Tower

BTIC
Tower

Observation 
Tower



ProposedPrevious

320’

380’

500’

Created tower hierarchy by reducing BTIC Tower height.

Pacific
Pacific

March 8, 2022

Towers - planning & massing.



ProposedPrevious

320’

380’

500’

Pacific
Pacific

March 8, 2022

Opened up sightlines to & from water by increasing tower spacing.

Towers - planning & massing.



ProposedPrevious

320’

380’

500’

Pacific
Pacific

March 8, 2022

Increased open space by reducing hotel footprint.

Towers - planning & massing.



ProposedPrevious

320’

380’

500’

Pacific
Pacific

March 8, 2022

Towers - planning & massing.

Increased open feeling by reshaping footprints.



Summary of development massing changes.

Opened up sightlines to 
and from the water

by increasing tower stepbacks
by increasing tower spacing 

by reducing BTIC Tower height

by reducing hotel footprint 

by reshaping hotel footprintIncreased open feeling 
along the water & Pacific 

Created tower hierarchy  

Increased open space 



Commercial 
Fishing



Fishermen high priorities. 
Today Tomorrow

24 hour access

79 stalls
assigned parking 

shared with public on grade

79 stalls
on grade 

dedicated to fishermen 

limited/none 24hrs

*

improved

security

shore power & 
electricity 

fresh water

fishermen parking

*

*



Today Tomorrow

waste disposal

floating slips for vessels

net / gear storage area 

offloading infrastructure 

increased

1 offloading dock 
2 cranes 

controlled by 
processor

3 offloading docks 
3+ cranes 

1 wet fish pump 
controlled by 

fishermen

*
*

improved*

Fishermen high priorities. 



Today Tomorrow

ice machine near the 
offloading area 

freezer space & 
refrigerated area 

office spaces & 
meeting rooms 

live tanks 

fish auction

restrooms & showers

processor 
controlled

processor 
controlled

processor 
controlled

fishermen 
controlled

fishermen 
controlled

fishermen 
controlled

Fishermen high priorities. 



Dockside Market

G Street Pier

Market S
tre

et P
ier

Tuna Harbor

Processing Facility

24 hour access & assigned parking 
shared with public on grade

80 slips

access

Today

Commercial fishing.



Dockside Market

G Street Pier

Market S
tre

et P
ier

Tuna Harbor

Processing Facility

24 hour access & assigned parking 
shared with public on grade

80 slips

access

Tomorrow

Market S
tre

et P
ier

Tuna Harbor

124 slips

new Processing 
Facility

access

new Dockside Market

Today

G Street Pier

Commercial fishing.



dedicated 
fishermen 
space

24 hour access
Prioritized fishermen parking on grade
Public parking below grade
Improved vehicular circulation

improved 
offloading 
infrastructuretruck access

processing facility
open dockside market

Enhanced & expanded commercial fishing operations

Commercial fishing tomorrow.



Site plan.

FIRE DEPARTMENT 
ACCESS/FIRE TRUCK 

TURN AROUND

HEAVY DUTY CRANE

WET FISH PUMP

COVERED AREA FOR 
TRASH COMPACTOR, 

STAGING CRANE

CRANE30’

LIVE FISH TANKS 
OPTIONAL

PROTECTED AREA FOR
OFFLOADING/ICE BLOWING

TUNA HARBOR 
DOCKSIDE MARKET
+12’ TO+ 8 CLEAR

STORAGE

STALL FOR 
FISHERMAN

FISHERMAN
PROCESSING
+14’ CLEAR

ATA HISTORICAL 
COMMEMORATION 

THE FISH MARKET 
SAN DIEGO

(NAP)

OFFLOADING/
ICE BLOWING

ADDITIONAL NET 
STORAGE



New priority items.
 

3-22 

catch directly into a waiting truck or van.  There is a fee to utilize the crane at Santa Barbara, but 
the fee is time-based, rather than based on pounds offloaded. 
 

 
Fig 3.20 – Offloading crane in Santa Barbara (from jettyfishjournal.com)  

 
Recommendations: 
 

1. Cranes to support offloading: 
 

I. In the short term:  
 

• Work with Santa Monica Seafood/Chesapeake and the SDFWG to facilitate 
an arrangement where control over the current offloading cranes is shared. 

 
II. In the long-term 

 
Replace the cranes currently at Santa Monica Seafood/Chesapeake with two 
cranes, location to be determined, but ideally in two distinct areas to maximize 
their utility.  These cranes would be independently owned and operated; or 
controlled by the SDFWG.  To increase efficiencies, each of these cranes should 
have the ability to rotate 270 degrees. 

 
• A standard crane, like those currently employed in Tuna Harbor and Driscoll’s, 

capable of lifting up of 3 tons at a distance of 20 feet from the crane’s structure.  
It would make sense for this crane to be located at the same location as the 
current Santa Monica Seafood/Chesapeake cranes. 

 
• A knuckleboom crane capable of lifting up to 5–7 tons at a distance of 30 feet 

from the crane’s structure.  A knuckleboom crane differs from a standard crane 
because the boom articulates at the 'knuckle' near the middle, letting it fold 
back like a finger. This provides a compact size for storage and maneuvering, 
while also allowing it to reach farther away from the crane’s structure. 
Inclusion of this larger crane will serve a number of purposes, including (1) 
offering an alternative location for offloading if there is a queue for the other 
cranes at Tuna Harbor and/or Driscoll’s due to the presence of other vessels 
(longline, tuna seine, pole-and-line or wetfish); (2) providing infrastructure to 
support removal of an engine or other heavy equipment from commercial 
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Fig 3.23 - Blowing ice into a vessel’s hold – photo from 
https://www.northstarice.com/catalog/product-applications/seafood  

 
Pole-and-line, longline, drift gillnet and purse seine vessels typically won’t require ice 
as they are equipped with blast freezers, spray brine systems, ice makers, or chillers 
which circulate chilled sea water through their fish holds.   

 
Implementing this Recommendation: 

 
1. Assuming either flaked or cracked ice is preferred and that block ice (which can 

be crushed or shaved into flaked or cracked) is acceptable, determine if there is a 
current location in Tuna Harbor where such a machine can be located which is both 
secure and near offloading facilities.  As the redevelopment project moves forward 
and more clarity is provided regarding where future offloading facilities may be 
located, ensure there is adequate space for the preferred ice machine in any 
building which will be constructed adjacent to such offloading facilities. 

 
2. If a satisfactory location can be easily determined, consider a system that would 

blow ice into a vessel’s hold, like the one in use at Morro Bay. If a satisfactory 
location cannot be easily determined, consider temporary solutions to address the 
concerns of getting ice from a bin into the vessel’s hold.  For example, a “door” 
could be cut into the bin that would allow gravity to feed the ice down a chute into 
the vessel’s hold.   

 
3. Consider locating the ice machine separately from the offloading facility. This 

would allow the offloading facility to unload another boat instead of sitting idle 
while the ice is being blown into the hold (at the rate of a quarter ton an hour; see 
footnote 21). 

 
4. How will costs be recovered and who would be responsible for maintenance of the 

ice machine?   
 

5. It may be impractical to install ice machines at both Tuna Harbor and Driscoll’s.  
If so, the Driscoll’s facility may be preferable.  As is further discussed below, the 
potential inconvenience to Driscoll’s commercial fishermen would be much 
greater and the opportunities for revenue generation resulting from sales to non-
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because different species have different water temperature, circulation and water quality needs.  
Fig 3.24 shows one of the live tanks at Catalina Offshore.   
 

 
Fig 3.24.  Holding tank at Catalina Offshore.  Courtesy Catalina Offshore. 

 
The following fisheries would likely benefit from accessible holding facilities: 

 
• Coastal Pelagic Species: Sardine, Anchovy, Pacific Mackerel and Jack Mackerel; 
• Finfish: Sheephead, Halibut and Sand Dab; 
• Crustaceans: Rock crab and Spiny Lobster; 
• Snails: Kellet’s Whelk and Top Snails; and 
• Other: Red Sea Urchin and Spot Prawns. 
 

Tuna Harbor’s commercial fishermen highlight the following infrastructure requirements to 
address this need: 

 
o Hookup to a salt water source which can draw in fresh sea water. 
o A large holding tank (approximately 2,000-gallon capacity) with appropriate pumps 

for circulation, thermostat to control water temperature, and a full alarm system. 
o A modular design of fifteen to twenty individual 150–500-gallon tanks.  Some of these 

should be located within the area serving the THDM to facilitate sales of live product 
on Market days. 

o Hook up to sewer or other means of discharging water from the tanks 
 

Recommendation;  
 

After consulting with the local buyers, collaborate with the Tuna Harbor fishermen to 
design viable and workable, land-based, live seafood holding facilities.  If there is a land-
based aquaculture presence in the development area, it may make sense to see if economies 
of scale exist where both user groups could inform the design phase to minimize 
duplicative costs, efforts and facilities.   
 
Benefits: 

 
• To the Port’s commercial fishermen.  An ability to capitalize on the growing 

demand for live product which typically carries a much higher price per pound. 

New offloading infrastructure Wet fish pump

Ice blowing Live tanks



Restaurant

Offices

Fish Processing

truck access & offloading

cranes

net repair

trap storage
gear storage

Proposed vision.



Separation of fishermen & public

Commercial fishermen

Public access

The Green Strand
public are visually connected 

& physically separated



Water Zone
Reduction



253

Previous

slips

Zone 2 & Zone 3 reduction.

March 8, 2022

Zone 2
98 - slips

Zone 3
155 - slips



35%
reduction

162

Proposed

slips
253

Previous

slips

Zone 2 & Zone 3 reduction.
Zone 2

98 - slips

Zone 3
155 - slips

Zone 2
38 - slips

Zone 3
124 - slips

March 8, 2022



Water
Uses



Honor the water.

Align with the PMPU’s vision.



A responsibility to diversify & enhance the 
publics enjoyment of the water.

100% Corner Marina
Recreational berthing

Dock & Dine
Water Taxis

Signature Historic Vessel

Tuna Harbor
Commercial Fishing

G. St. Marina
Sport fishing “6 pax”

Aquaculture
Whale Watching Tours

Dock & Dine

Midway Cove 
Marina

Recreational berthing
Water Taxis

Harbor Cruise
Seasonal watercraft



tours

sailing

eco walks

recreation / 
boating

swimming

dock & dine

beach 
recreation

sport fishing

kayaking

ferries & 
taxis

Honor the water experiences.



Publicly accessible pier experiences.

Pacific Point
experience California Pier 

experience

Market Street Pier 
experience

Fixed Pier 
experience



dock & dine recreational boating

stand up 
paddleboarding

The California Pier experience.



The Pacific Point experience.



Water
Development
Reduction



Setback pier headline from navigation channel.

210’164’

increased

46’

Federal Navigation Channel

Previous Pier Headline

Federal Navigation Channel

Proposed Pier Headline

ProposedPrevious

210’164’
setback setback

March 8, 2022



Waterside development reduction.

100% Corner Marina100% Corner Marina Tuna HarborTuna Harbor

G. St. Marina
G. St. Marina

1 1

2
2

3 3

4 4

Midway Cove 
Marina

Midway Cove 
Marina

Previous Pier Headline

Proposed Pier Headline

26%
reduction

285

Proposed

slips
386

Previous

slips

March 8, 2022

Federal Navigation Channel

Federal Navigation Channel



Fairway
Widths



ZONE REFERENCES
ZONE

NAME
PHASE

1
MIDWAY COVE MARINA

2
G-STREET MOLE MARINA

3

TUNA HARBOR
4

100% CORNER MARINA
5

KETTNER MOLE

N

200'
0'

200'
400'SCALE: 1''=200'

LEGEND

FLOATING DOCK (N)FIXED PIER (E)
FIXED PIER (N)

FUEL SYSTEMS
BEACH & LIVING SHORELINE

1

2

3

4

5

ALTERNATE 1B - DEFEND ZONE 4
(Protect ZONE 2 Transient Berths)

150’75’

TomorrowToday
x2

increase

Marriott Marina

75’
150’

Increased fairway widths.

150’
75’



Values

Public Open Space

Public Access

Land Uses

Development Massing

Commercial Fishing

Water Uses
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Thank you.
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