
San Diego Unified Port District 3165 Pacific Hwy.
San Diego, CA 92101

File #:2014-508

ADDED ON 10-10-14

DATE: October 14, 2014

SUBJECT:

CHULA VISTA BAYFRONT:
A) RESOLUTION SELECTING RIDA DEVELOPMENT CORPORATION AS THE

SUCCESSFUL RESPONDENT TO THE REQUEST FOR QUALIFICATIONS (RFQ) FOR THE
CHULA VISTA BAYFRONT DEVELOPMENT OPPORTUNITY FOR WATERFRONT
CONVENTION DESTINATION RESORT HOTEL (RFQ 14-24)

B) RESOLUTION AUTHORIZING STAFF TO NEGOTIATE AN EXCLUSIVE NEGOTIATING
AGREEMENT WITH RIDA DEVELOPMENT CORPORATION

EXECUTIVE SUMMARY:

The Chula Vista Bayfront Master Plan (CVBMP), (see Attachments A and B), is the result of a
decade-long joint planning effort by the San Diego Unified Port District (District), the City of Chula
Vista (City), Pacifica Companies and a broad coalition of stakeholders. The master plan was
collaboratively planned through an extensive public participation program that included over 100
community meetings and resulted in a comprehensive Environmental Impact Report and Port Master
Plan Amendment1, which was certified by the Board of Port Commissioners in May 2010.

On May 6, 2014, the Board adopted a resolution authorizing the issuance of a Request for
Qualifications (RFQ) for a hotel and convention center in the Chula Vista Bayfront (CVB). After
considerable local, regional, national and international marketing efforts by District staff, City staff and
our consultant Jones Lang LaSalle (JLL), RFQ 14-242 2 was released on June 30, 2014. The
responses to the RFQ were due on September 8, 2014. One response was received from RIDA
Development Corporation (RIDA), with ARES Management, LLC (ARES) as the financial partner,
WELBRO Building Corporation (WELBRO) as the general contractor and three well qualified
architectural firms, one of which will be identified through the Exclusive Negotiating Agreement (ENA)
process. Due to the extremely complex nature of this project, 1,400 -1,600 room resort hotel and
approximately 400,000 square feet convention center, a small number of responses were expected.

District staff utilized JLL to review the experience and capability of the respondent and team
members to develop a project of this magnitude and Keyser Marston to review the financial capability
of the respondent and team members to successfully finance the project. The results of JLL’s
analysis concluded the RIDA team had successfully developed, or is in the process of developing,
similar large scale resort hotels and convention centers. Keyser Marston’s examination and analysis
of the extensive financial information submitted by RIDA and ARES determined the financial
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capability to develop large scale projects comparable to the CVB hotel convention center.

The next steps in advancing the CVB development are selecting the RIDA development team as the
successful respondent to the RFQ and authorizing staff to negotiate an ENA with RIDA. It is
anticipated that staff will return to the Board for authorization to enter into the ENA with RIDA in 60-
90 days. The term of the ENA will be approximately 9-12 months. During that time, District staff and
City staff along with our consultants will negotiate with RIDA for an Option to Lease.

RECOMMENDATION:
A) Adopt a resolution selecting RIDA Development Corporation as the successful respondent to the
Request for Qualifications (RFQ) for the Chula Vista Bayfront development opportunity for waterfront
convention destination resort hotel (RFQ 14-24)

B) Adopt a resolution authorizing staff to negotiate an Exclusive Negotiating Agreement with RIDA
Development Corporation

FISCAL IMPACT:

The requested Board actions will not result in any direct fiscal impact to the District. The Financing
Agreement 3 identifies future CVB revenue sources to pay for the public infrastructure required to
implement the CVBMP. Private developers may also bear a portion of the development cost of
infrastructure improvements.

COMPASS STRATEGIC GOALS:

The implementation of the CVBMP will enhance and revitalize a presently underutilized waterfront
area with land uses that include public amenities, commercial development opportunities, new
residential uses and protection of sensitive wildlife areas through the creation of buffers and
enhanced natural resource areas.

This agenda item supports the following Strategic Goals(s):

A vibrant waterfront destination where residents and visitors converge.
A Port with a healthy and sustainable bay and its environment.
A Port with a comprehensive vision for Port land and water uses integrated to regional plans.
A Port that is a safe place to visit, work and play.

  A financially sustainable Port that drives job creation and regional economic vitality.

DISCUSSION:

In 2002, the District and City began a collaborative planning process to create a master plan for the
CVB area. This process included an award-winning public participation program with the CVBMP
Citizens Advisory Committee (CAC), which established three primary goals for the master plan: to
develop a world-class waterfront; to create a plan that is supported by sound planning and
economics; and, to create a plan that has broad-based community support. In response to the
CAC’s request, Pacifica joined this process in 2003 in order to integrate its planning effort for the Mid-
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Bayfront with the master plan being implemented for District properties.

The CVBMP effort involved extensive community outreach and public participation, and serves as a
hallmark example of a successful joint and collaborative planning effort between two public agencies.
In total, more than 100 community meetings were held to ensure broad community stakeholder
support. The resulting plan is representative of the collective vision and planning goals of the
community, the broader region, the District, and the City. The CVBMP promotes public access to
and engagement with the water while enhancing the quality and protection of key habitat areas.
Once fulfilled, the CVBMP will create a world-class bayfront that reflects strong planning and design
principles, economic feasibility, and community benefits.

At 535 acres in size, the CVBMP has great significance for the District and the region in its potential
to stimulate the economy, protect natural resources, and create public amenities. Surrounded by
unique and valuable natural resource lands, the CVBMP seeks to best protect and enhance
environmental resources while accommodating reasonable commercial development for a vibrant
and viable waterfront project. The CVBMP is expected to be economically sustainable; it is designed
to create local and regional jobs and produce new public revenues for the region. Implementation of
the CVBMP will create more than 2,200 permanent jobs, nearly 7,000 construction jobs and
numerous indirect jobs in the regional economy.

When completed, more than 53% of the plan (286 acres) will be dedicated to the public realm,
including parks, open space, habitat restoration/preservation, and water areas, as well as roads,
bikeways, and promenades. Marina improvements will create an active commercial harbor with retail
shops, restaurants and public space at the water's edge. Additional historical information can be
found in the Background section.

Marketing the RFQ
The CVB development opportunity was addressed through a multidimensional marketing plan that
was international in scope. The following outlines the marketing that was undertaken in anticipation
of the release of the RFQ for CVB phase I development parcels:

Established an overall marketing plan for the RFQ that specifically addresses the hotel
convention center industry. Including an international invitation to respond to the RFQ
in major publications, trade journals and to an extensively developed mailing list. As a
component of this plan, JLL leveraged its Hotels practice group to identify the investors,
developers and operators that are well qualified for this opportunity and actively
encouraged them to respond to the RFQ

JLL in collaboration with District staff developed a professionally produced and branded
RFQ and pre-solicitation marketing materials that include high quality graphics, images,
and reflect the international significance of the development. These materials will be
developed in both hard copy and web formats and delivered to prospective RFQ
respondents.

The RFQ was released through web and print based formats. Additionally, the RFQ was marketed
directly to potentially interested parties. One of the benefits JLL brought to this process is their
international Hotel’s group’s network of relationships and JLL’s credibility with members of the
development community when it comes to successfully implementing large scale projects.
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development community when it comes to successfully implementing large scale projects.
Notwithstanding this marketing effort, due to the extremely complex nature of this project, 1,400 -
1,600 room resort hotel and approximately 400,000 square feet convention center, a small number of
responses were expected.

Issuance of the RFQ
On May 6, 2014, the Board adopted a resolution authorizing the issuance of a RFQ for development
in the CVB, including a hotel and convention center. The RFQ was issued on June 30, 2014 and
responses were due on September 8, 2014. One response to the RFQ was received from RIDA.
ARES was included as the financial partner, WELBRO as the general contractor and three well
qualified architectural firms. A two stage RFQ/RFP solicitation process for the hotel and convention
center site was originally envisioned, however, since there were not multiple responses to the RFQ,
staff recommends that negotiations for an ENA commence immediately after Board authorization.

Evaluation of RFQ Response
General Services and Procurement reviewed RIDA’s submittal and deem it responsive to the RFQ.
District staff reviewed the submittal in addition to utilizing JLL to further review the experience and
capability of the respondent and team members to develop a project of this magnitude. Keyser
Marston reviewed the financial capability of the respondent and team members to successfully
finance the project. JLL’s analysis (Attachment C) included a thorough analysis of RIDA’s response
to the RFQ. The qualification and experience that RIDA and its prospective subcontractors have
demonstrated in its response to the RFQ is summarized below:

Successfully developed, or is in the process of developing, convention style full service
hotels consisting of similar large scale resort hotels and convention centers

o Hilton, Orlando (1,400 room, 175,000 square foot (sf) convention)

o Omni Orlando at Champions Gate (720 room, 128,000 sf convention)

o Marriott Marquis, Houston (1,000 room, 105,00 sf convention)

Potential team members have led the architectural design of similar large scale resort
hotels and convention centers

o Marriott Marquis, Houston

o Omni Orlando at Champions Gate

o Hilton, Orlando

o The Palazzo, Las Vegas

Team members have successfully secured equity and debt financing for pre-
construction, construction and permanent operations of similar large scale resort hotels
and convention centers

o Hilton, Orlando

o Hyatt Regency, New Orleans

Relevant experience as a team
o Hilton, Orlando

o Marriott Marquis, Houston

o Omni Orlando at Champions Gate

o Gaylord Rockies Hotel, Aurora, CO (Planned fall 2015)

Keyser Marston examined and analyzed (Attachment D) the extensive financial information submitted

San Diego Unified Port District Printed on 10/10/2014Page 4 of 9

powered by Legistar™



File #:2014-508

Keyser Marston examined and analyzed (Attachment D) the extensive financial information submitted
by RIDA and ARES. Keyser Marston determined the RIDA team has ample financial capability to
develop large scale projects comparable to the CVB hotel convention center. Below is a summary of
recently financed projects:

Hilton, Orlando - $380 Million (Completed under budget)

Omni Orlando at Champions Gate - $250 Million (Completed under budget)

Hyatt Regency, New Orleans - $266 Million (Completed under budget)

Marriott Marquis, Houston $355 Million (Budgeted)

Gaylord Rockies Hotel, Aurora, CO - $800 Million (Planned fall 2015)

Next Steps
After RIDA is selected as the successful development team and staff is authorized to negotiate an
ENA with RIDA, it is anticipated that staff will return to the Board for authorization to enter into the
ENA with RIDA in 60-90 days. During the negotiation process of the ENA District staff will follow all
appropriate District polices and procedures. The term of the ENA may be approximately 9-12
months. During the term of the ENA, District staff and City staff along with our consultants will
negotiate with RIDA for an Option to Lease. As a parallel ongoing effort, District and City staffs
continue to collaborate with legal and financial experts to develop a plan of finance to fund the
infrastructure necessary to develop the CVB.

CVBMP BACKGROUND:

Master Plan Description
An important component of the CVBMP is a proposed land exchange between the District and
Pacifica. The land exchange was first proposed in 2003 during the CAC process for the CVBMP. It
was recognized at that time that shifting high density residential land uses from the more
environmentally sensitive Sweetwater District to the centrally located Harbor District would serve as
an economic catalyst for the overall Bayfront and would also create an environmentally superior land
use plan. The Pacifica property is located within the Sweetwater District of the site and totals
approximately 97 acres and as part of the exchange, ownership would be transferred to the District.
The District property included in the land exchange is located within the Harbor District and totals
approximately 35 acres that would become property for residential development in accordance with
the terms of the exchange agreement. The land exchange resulted in a net gain of 62 acres of public
land which will be used for low intensity development, wildlife preserve and park land.

For planning purposes, the CVBMP was divided into three districts: the Sweetwater District which
comprises the northern portion of the planning area, south of the Living Coast Discovery Center, the
Harbor District which includes the central portion of the planning area where the marinas are located,
and the Otay District which encompasses the southern portion of the planning area where the South
Bay Power Plant was previously located. The planned land uses and development program within
the three districts are described below:

Sweetwater District
The Sweetwater District, located in the northernmost portion of the CVBMP area, consists of
approximately 130 acres. Development in the Sweetwater District will focus on lower scale,
environmentally sensitive, and environmentally themed uses. Approved uses include a large
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environmentally sensitive, and environmentally themed uses. Approved uses include a large
ecological buffer, a 21-acre signature park, a bike path and pedestrian trails and other open space
areas.  Planned low density development within the Sweetwater District may include:

A campground and/or recreational vehicle park and associated meeting space, food
service, retail shops with a maximum height of 25 feet;

Mixed-use commercial recreation/marine related office development between 60,000 to
120,000 square feet in size with a maximum height of 45 feet;

120,000 square feet of office space with a maximum height of 44 feet;

Parking and access road for the Chula Vista Nature Center; and,

Roadway and infrastructure improvements.

Harbor District
The Harbor District is most directly accessible to downtown Chula Vista and will be redeveloped to
provide a significant link from the City to the Bayfront. It consists of approximately 221 acres of land
and 59 acres of water. Visitor-serving amenities and mixed-uses will be clustered in the Harbor
District to reduce impact on environmentally sensitive areas. The Harbor District will have the
highest intensity development and will encourage an active, vibrant mix of uses, including hotels and
conference space, park and other open space areas, a bike path, a continuous waterfront
promenade, residential uses, mixed-use retail, office, and cultural space, piers, and new roadways
and infrastructure. Also proposed within the Harbor District is a reconfiguration of the existing harbor
to create a new commercial harbor and realignment of the navigation channel. Planned development
within the Harbor District allows:

The anchor of the district will be a large resort conference center (parcel H-3) that will
contain up to 1,600 hotel rooms, 100,000 square feet of restaurant space, 20,000
square feet of retail space and 415,000 square feet of conference center space with a
maximum height of 240 feet for the hotel and 120 feet for the convention center;

Other hotels with conference space (parcel H-23) will include up to 1,250 hotel rooms,
200,000 square feet of cultural/retail uses, and open space with a maximum height of
300 feet for the hotels and 65 feet for the cultural/retail uses;

Another 250-room hotel is planned on the Pacifica site (parcel H-15) with a maximum
height of 130 feet, along with 420,000 square feet of office space with a maximum
height of 130 feet;

Also planned for the Pacifica site (parcels H-13/H-14) are 1,500 private residential
units, a portion of which are reserved for low and moderate income families, with
15,000 square feet of ground floor retail;

In addition, the plan includes 100,000 square feet of mixed-use commercial
recreation/marine related office uses wrapped around a 1,100- to 3,000-space parking
garage with a maximum height of 155 feet;

225,000 square feet of visitor-serving retail and marina support uses around the harbor
with a maximum height of 25 feet;

A fire station;

A 25-acre extension of the signature park; and,

Roadway and infrastructure improvements.
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Otay District
The Otay District, which consists of approximately 125 acres at the southernmost end of the CVBMP
area, is planned to include industrial business park uses, lower-cost visitor serving recreational uses,
a park, as well as other open space areas, an ecological buffer, bike path, pedestrian trails, and new
roadways and infrastructure.  Planned medium-density development within the Otay District includes:

A 237-space recreational vehicle park and associated ancillary uses, such as offices,
pool/spa, snack bar, general store, meeting space, game room, and laundry facilities
with maximum heights of 25 feet; and,

A 24-acre passive use South Park with associated amenities.

Master Plan Entitlements
The environmental review process for the CVBMP was long and complex, taking more than five
years to complete. In May 2010, the Board certified the Final Environmental Impact Report (EIR). At
this hearing, actions were also taken by the Board, City Council, City Planning Commission, and City
Redevelopment Corporation to unanimously approve their respective amendments to the Port Master
Plan and City’s Local Coastal Program.

Later that year, in December 2010, the California State Lands Commission approved the land
exchange between the District and Pacifica Companies.

On August 9, 2012, the California Coastal Commission unanimously approved the CVBMP
amendments to the Port Master Plan and the Local Coastal Program. This approval followed many
months of collaboration with California Coastal Commission staff, which served to strengthen and
enhance the master plan’s provision of coastal access and protection of natural resources.

As CVBMP implementation moves forward, project specific actions will be analyzed to ensure
conformance with the certified EIR and adopted Port Master Plan. If necessary, subsequent
environmental review may be conducted and Coastal Development Permits may be issued prior to
the commencement of specific development components.

Ongoing Implementation Efforts
The CVBMP is a collaborative District and City effort envisioned to be implemented jointly in four
major phases over a 24-year period. Phase one of implementation includes the development of the
hotels, retail and convention center, the mixed-use residential development, the creation of public
parks and open space, the restoration of habitat areas, the establishment of a new fire station, the
relocation of the recreational vehicle park, and all necessary phase one supporting roadways and
infrastructure.

The District and City team continue to work diligently to prepare for the implementation of the CVB.
Within the CVB program, there are numerous individual project elements that have been identified.
In order to facilitate concurrent and coordinated work efforts, project teams have been established
around the categories listed below. Also included are some examples of the functions they will be
focused on.
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Finance and Pre-Development

Infrastructure - Planning, Development and Operations

Environmental Compliance and Entitlements

Real Estate - Leasing and Acquisitions

Remediation and Cleanup Efforts

Communications and Inter-Governmental Affairs

Team composition is blended with both District and City representation in order to continue the
collaborative spirit that helped to establish the success of the CVBMP.
The District’s and City’s development consultant have prepared documents that assist in establishing
objectives for the development of the CVB in a comprehensive and cohesive manner and identify the
relationships between development parcels.  The work included:

Preparation of Market Demand Analysis for the hotel and retail components of the
development

Hotel program recommendations

Hotel financial projections and investment analysis

Initial phasing and product mix recommendations

Preparation of Phase I Infrastructure cost estimate

Infrastructure financing alternatives recommendation

Preparation of a detailed parcel/infrastructure development phasing plan

Assistance in the preparation of marketing collateral and a strategic plan

Market Soundings

RFQ development and marketing

RFQ response review and analysis

Developer negotiations

JLL will consolidate the above findings and advise with developer negotiations and capital financing
for the development. This includes assisting with negotiating an ENA with RIDA and identifying a
strategy which describes the financing options available to fund the vertical development and
required infrastructure. The strategy will coordinate the financing of public elements and
infrastructure of the CVB with private development and capital investments.

General Counsel’s Comments:

District staff has recommended that the Board select RIDA as the successful respondent to the RFQ
for the Chula Vista Bayfront development opportunity for a waterfront convention destination resort
hotel, and to authorize staff to negotiate an exclusive negotiating agreement with RIDA. If authorized
staff will proceed to negotiate an ENA with RIDA. The District’s Office of the General Counsel will
conduct an appropriate review of any potential conflicts or other legal issues before staff returns to
the Board for approval of the proposed ENA.

Environmental Review:

The proposed Board actions to select RIDA as the successful respondent to the RFQ and authorize
staff to negotiate an ENA with RIDA do not constitute an “approval” of a project under the California
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staff to negotiate an ENA with RIDA do not constitute an “approval” of a project under the California
Environmental Quality Act (CEQA) because the Board’s authorization does not constitute a binding
commitment to approve the proposed lease or any other associated discretionary approvals. Any
negotiated lease would require Board approval. CEQA requires that the District adequately assess
the environmental impacts of its leases and reasonably foreseeable activities that may result from its
leases prior to the approval of the same. Accordingly, if negotiations are completed, and before the
Board considers approval of a proposed lease, the District will conduct CEQA review of any potential
environmental impacts from the proposed lease and any reasonably foreseeable activities that may
occur as a result of the proposed lease. Such CEQA review may result in the District, in its sole and
absolute discretion, requiring implementation of mitigation measures or adopting an alternative,
including without limitation, a “no project alternative.” The current Board action in no way limits the
exercise of this discretion. At this time, no further action under CEQA is required.

The proposed Board actions do not allow for “development,” as defined in Section 30106 of the
California Coastal Act, or “new development,” pursuant to Section 1.a. of the District’s Coastal
Development Permit (CDP) Regulations. Therefore, issuance of a Coastal Development Permit or
exclusion is not required for the proposed Board actions. However, the District’s leases and activities
that may arise from those leases require processing under the District’s CDP Regulations. If a
proposed lease is negotiated, the Board will consider approval of a proposed lease after the
appropriate determination under District’s CDP Regulations is made, which could include a Coastal
Development Permit. The current Board action in no way limits the exercise of the District’s discretion
under the District’s CDP Regulations.

Equal Opportunity Program:

The Exclusive Negotiating Agreement will include a Small Business Enterprise (SBE) Participation
Plan including SBE goals for design/construction and leasing/operations.

PREPARED BY: Christian Anderson
Senior Asset Manager, Real Estate

Attachment(s):
Attachment A: CVBMP Illustrative Graphic
Attachment B: CVBMP Parcel Map
Attachment C: Jones Lang LaSalle Evaluation
Attachment D: Keyser Marston Evaluation

1 Final Environmental Impact Report for the Chula Vista Bayfront Master Plan and Port Master Plan Amendment (UPD #83356-EIR-658, SCH
#2005081077), dated June 18, 2010, on file in the Office of the District Clerk bearing Document No. 56562.
2 RFQ 14-24 Chula Vista Bayfront Development Opportunity for Waterfront Convention Destination Resort Hotel, issued June 30, 2014, on file in the
Office of the District Clerk bearing Document No. 62033.
3 Chula Vista Bayfront Master Plan Financing Agreement between the City of Chula Vista and San Diego Unified Port District dated May 8, 2012, filed in

the Office of the District Clerk on May 30, 2013 as Document No. 59001.
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Attachment C to Agenda File No. 2014-208
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