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The following is an excerpt from a Posi-
tion Paper and its recommendations re-

cently adopted by the C3 Board of Directors:

Issues:  Should Citizens Coordinate for 
Century Three (C3) take a proactive lead-
ership role in working with local and State 
Agencies in developing a Plan and Strat-
egy for financing future North Embar-
cadero improvements?

Should C3 promote economic develop-
ment within and near the North Embar-
cadero area that would assist financing 
of public improvements consistent with 
good urban planning and preserving our 
Waterfront?

Summary: With the demise of redevelop-
ment and the significant additional costs 
associated with the infrastructure develop-
ment of North Embarcadero, there is an 
opportunity for C3 to take a leadership 
role in exploring options and strategies 
to fund these improvements. This would 
include but not limited to economic de-
velopment as a tool for generating revenue 
that could be earmarked to infrastruc-
ture improvements.  Such an approach 
is consistent with a portion of our Mis-
sion Statement which states:  “To weigh 
all matters in view of the contribution 
toward achieving the highest standards 
of environmental quality, physical design, 
economic benefit, and social progress.”

Recommendation: The C3 President 

should send a letter to 
members of the North 
Embarcadero Joint 
Powers Authority, the 
County of San Diego, 
Navy and the local State 
and Congressional del-
egations requesting that 
a North Embarcadero 
Advisory Committee 
be formed specifically 
charged with: 1) iden-
tifying the timing and 
amount of future North 

Embarcadero Improvements 2) analyzing 
financing options for improvements and 
required future actions for implementa-
tion including economic development in 
the North Embarcadero to generate rev-
enue for infrastructure improvements 3) 
identifying alternative government struc-
tures which would facilitate implementa-
tion of the financing mechanisms. 

Background: The last estimate of the total 
cost of North Embarcadero Improvements 
was $225 million for the 2005 Schematic 
Design Plan prepared by Ehrenkrantz 
Eckstut & Kuhn Architects.  Adjusted for 
inflation these costs rise in rough term to 
$275 million in today’s dollars (escalated 
by Engineering News Record National 
Construction Cost Index).  

Current Funding Relationships. The 
costs for these improvements will change 
depending on the outcome of the pending 
North Embarcadero Master Plan Amend-
ment. $28.6 million is funded for Phase I 
with no available funding sources for ad-
ditional phases.  Part of the Port’s funding 
of Phase I Improvements was an advance 
by the City of San Diego Redevelopment 
Agency with the agreement that these rev-
enues would eventually be paid back from 
future revenue related to Lane Field pri-
vate development.

North Embarcadero Visionary Plan 
Principles. The original 1996 North Em-
barcadero Visionary Plan considered the 

following criteria to be critical in develop-
ing an approach to funding and imple-
mentation:

•  Participation by both the public sector 
(Alliance which evolved to JPA) and 
private interests that will benefit from 
the implementation of the North 
Embarcadero.

•  Fairness in the assignment of costs 
among Alliance members with a 
clear relationship between financial 
responsibilities 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 implementation 
preceding rather than lagging 
development.

Costs among Alliance members were to be 
shared based upon their estimated value of 
property within the North Embarcadero, 
referred to as the Asset Base Approach.  
The estimated pro-rata share of asset 
value/cost sharing by Agency would have 
been as follows:

•  County  14.4%
•  City       32.7%
•  CCDC   10.6%
•  Port    42.3%

The Navy said they were prohibited from 
participating financially even though they 
were part of the Alliance.  The County 
exited the North Embarcadero Alliance 
in 2002. Funding from both the City and 
CCDC was to come from tax increment 
revenue and CCDC would “pay” the 
City’s share.  Port revenue was primarily 
from their tidelands leases.

Recent Developments. There was some 
renewed discussion of the potential 
economic issues regarding North 
Embarcadero at a meeting of the Port 
Master Plan Amendment Citizens 
Advisory Committee Meeting.  

C3 Seeks Cooperation in Fostering Future 
North Embarcadero Improvements

Ground Breaking Phase 1
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The National Conflict Resolution Cen-
ter has announced creation of the Land 

Use and Environmental Mediation Group 
specializing in resolving disputes involving 
development, the environment, and related 
issues.

NCRC is a nonprofit corporation that pro-
vides mediation and other conflict resolu-
tion tools to resolve a broad range of con-
flicts, such as business, real estate, personal 
injury, probate, neighborhood, and other 
disputes, whether arising from lawsuits or 
initiated by private parties.  It also provides 
conflict resolution training.  Headquartered 
in San Diego, NCRC provides services 
around the US and several countries.

In mediation, unlike in court or in an arbi-
tration, the mediator does not rule in favor 
of one side or the other.  The me-
diator’s job, rather, is to facilitate a 
negotiation among the parties and 
assist them to reach a mutually ac-
ceptable agreement.  Sometimes 
the settlement results from com-
promise, but just as often it involves 
finding creative solutions.  

Mediation is particularly useful be-
cause it allows exploration of settle-
ment terms that cannot be consid-
ered in litigation.  For example, one 
of the Group’s mediators mediated 
a California Environmental Qual-
ity Act lawsuit between a munici-
pality and a business.  The city was 
expanding a road, and the project 
threatened the business adversely, 
so the business sued the city claim-
ing that the environmental review 
was inadequate.  If the CEQA 
lawsuit had proceeded, either the 
environmental review would have 
been upheld and the project would 
go ahead;  or the environmental 
review would have been found 
deficient, it would have been 
done over, and the project would 
then go ahead;  in both cases there 
would have been increased cost 
because of the litigation and delay.  
By contrast, through mediation, 

the parties identified a change to the project 
that minimized the impact to the business 
while reducing the city’s project cost, and 
the business dismissed its lawsuit.

Mediation can also be valuable by minimiz-
ing strains when the parties in dispute have 
a continuing relationship.  Another of the 
Group’s mediators was able to resolve a long-
running (and very public) conflict between 
neighborhood residents and a popular res-
taurant and bar regarding late night noise.  

A typical mediation involves just a few 
parties and their attorneys, and the pro-
cess is confidential.  However, land use 
and environmental mediations are differ-
ent because there are often many parties 
involved, often with differing perspec-
tives.  In addition, the mediations may 

be conducted in public rather than in a 
confidential meeting.  Finally, the subject 
matter can often be technical.

As pressure on limited resources increases, 
the frequency and intensity of disputes is 
growing.  Mediation can reduce litigation, 
minimize conflicts, and provide more sat-
isfactory solutions.  The Group’s mediators 
have individually mediated such issues as 
proposed changes to a public park, school 
siting, the impact of a waste treatment plant 
on surrounding residents, neighborhood 
view and nuisance claims, contamination 
and related insurance issues, and public and 
private development conflicts.  Mediation 
could also be used to resolve disputes con-
cerning aquifer overdraft and water wars, 
Clean Water Act violations, stormwater 
runoff, fireworks, siting for renewable and 

other energy facilities, climate change, 
and false “green” advertising, and can 
be an effective way to assist govern-
ment and other regulators to refine 
plans and proposals by addressing 
stakeholders’ interests early in the re-
view process.

NCRC’s Land Use and Environmen-
tal Mediation Group consists of five 
mediators with unique skills.  John 
Reaves and Cary Lowe are attorneys 
with more than sixty years combined 
experience in the overlapping fields 
of environmental and land use law.  
Barbara Filner is a highly experienced 
mediator with specific expertise in 
multi-party mediation and facilita-
tion.   Michael Jenkins, also an at-
torney, has extensive experience with 
public agencies.  Richard Caputo is 
an engineer, a former Technical Man-
ager with Jet Propulsion Labs, and 
brings expertise in renewable energy.  
All have prior land use and environ-
mental mediation experience that 
they bring to the Group.  

For more information, visit www.
ncrconline.com/Mediation/Environ-
mentalLandUse.php.

Author: Michael Jenkins

National Conflict Resolution Center Announces Environmental Mediation Group
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No one can argue that San Diego is a 
highly desirable place to visit.  San 

Diego has for many decades capitalized on 
its optimal weather and picturesque land-
scape to foster a healthy local tourism and 
hospitality sector.  

For hospitality and tourism in-
dustry employees and thou-
sands of other San Diegans, 
however, their ability to 
enjoy our natural assets 
is undermined by the 
region’s high housing 
costs.  

According to a study 
released last year by 
the Center for Hous-
ing Policy, a household 
in San Diego County must 
earn almost $46,000 annually 
to afford a one-bedroom apart-
ment, and $56,000 for a two-bedroom 
unit.  That’s a large sum when the house-
hold is comprised of one or two people 
working at or near minimum wage.  This 
may explain why 83,000 families in San 
Diego County are currently on waiting 
lists for safe and affordable housing.

For decades, the market has been unable to 
produce housing that meets the needs of 
these folks--the 40% of San Diegans that 
are considered low-income. The situation 
became even worse last December when 
the California Supreme Court issued an 
opinion, which resulted in the elimina-
tion of Redevelopment.  That’s because, 
under that law, redevelopment agencies 
were required to spend 20 percent of their 

revenue to build and preserve affordable 
homes.  Over the decades, the policy yield-
ed more than 15,000 affordable homes in 
San Diego County, and 98,000 statewide.  

With the loss of that funding, our region’s 
ability to provide a safe and affordable 
apartment for the waitress, dishwasher, ca-
shier, housekeeper, or janitor in our com-
munity is severely compromised.  

To prevent this situation from becoming 
worse, state legislation has been introduced 
that would generate up to $500 million 
annually to stabilize California's housing 
market, put tens of thousands of construc-
tion workers back on the job, and create 
millions of dollars in new economic activ-
ity.  This is the kind of catalyst we need to 
restore our economy and improve stability 

in our families and communities.

Senate Bill 1220 will support the develop-
ment of affordable homes for Californians 
by assessing a $75 fee on real estate transac-
tions (e.g. deeds of trust, quit claim deed, 

reconveyance), excluding property 
sales.  The bill’s passage is urgent 

because funding for affordable 
housing is disappearing, in-

cluding redevelopment 
and the $5 billion in 
affordable housing 
bonds approved by 
state voters in 2000 
and 2006 that are 
nearly exhausted.  

Our region’s citizens 
and businesses agree we 

must address the inad-
equate supply of affordable 

housing. According to the San 
Diego Foundation’s recent survey of 

30,000 local residents, the second-most 
pressing concern in the county is the 
lack of affordable homes.  In addition, a 
group of San Diego economists testified 
before a San Diego City Council com-
mittee in February 2012 that the region’s 
high housing costs is one of the county’s 
main impediments to growth.  We hope 
that our state leaders will recognize the 
importance of this issue to hardworking 
San Diegans and vote to support afford-
able housing for our workforce.  Please 
contact your State Senator and ask them 
to support SB 1220.   

Author: Susan Riggs Tinsky, Executive Director
San Diego Housing Federation

Opinion: Support Still Needed for Affordable Housing and SB 1220


