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Agenda Item #10

August 8, 2025

Application Summary

Mare Island Dry Dock — Recommissioning of Dry Dock One
(For Commission consideration on August 21, 2025)

Application Number: 2009.003.10A
Applicant(s): Mare Island Dry Dock, LLC and The Nimitz Group, LLC
Location: In the Bay and within the 100-foot shoreline band, at Mare

Island, in the City of Vallejo, Solano County.

Project Description: Authorize Mare Island Dry Dock, LLC to use and maintain Dry
Dock 1 and Berth 11 to expand their services and provide
repairs to a variety of marine vessels, add Dry Dock 1’s
approach and Berth 11 to the existing dredge footprint, and
provide public access consistent with the project.

Adding Dry Dock 1 and Berth 11 to expand services would be
accomplished by:

a) Increasing the evolutions of the caisson (opening and
closing of the dry dock door) from 80 to 104 per year for
Dry Docks 1, 2 and 3.

b) Installing a bubble curtain on the inside sill of the caisson
and a dynamic barrier net 50 feet in front of the caisson
to prevent fish from entering the dry dock.

c) Revising the existing dredge footprint to include the
0.77-acre approach to Dry Dock 1 and Berth 11.

d) Authorize new work and maintenance dredging of Dry
Dock 1 and Berth 11 to the same depths as Dry Docks 2
and 3 and Berth 12-15 without increasing the authorized
dredged sediment volume of 140,000 cubic yards per
year and beneficially reuse the dredged sedimentin a
wetland restoration project or disposing at an authorized
in-Bay location.
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Providing public access would be accomplished by:

a) Adding a viewing area near Dry Dock 1 including
seating, access to views, interpretive signage, public art
and garbage receptacles.

Application Filed Complete: June 10, 2025
Deadline for Commission Action: September 8, 2025

Staff Contact: Pascale Soumoy (415/352-3669;
pascale.soumoy@bcdc.ca.gov)

Project Overview

Background and History

The Mare Island Dry Docks are located on the east side of Mare Island, along the Mare Island
Straits, and were constructed by the U.S. Navy between 1874 and 1891. They were used to
maintain and repair naval vessels for 105 years until 1996 when the site was decommissioned.
There are four dry docks in total, three are currently in operation and have been managed by
different operators over the years. The recommissioning of the fourth dry dock is the subject of
this permit amendment request.

Dry docks are large, landside basins closed off from the Bay by a large door, called a caisson.
When a ship is ready to enter a dry dock, the caissons are opened, the area is flooded with
water, and the ship is floated in. Once in the dry dock, the ship is carefully positioned over large
blocks where it will be suspended while work occurs. Once the ship has entered the dry dock
and is properly aligned with the blocking, the caisson is closed, and the water is pumped back
out to the Bay. As the water in the dry dock recedes, the fish that remain trapped in the dry
dock are stranded unless collected and released back into the Bay.

Mare Island was transferred from the U.S. Navy to the City of Vallejo (City) between 1996 and
1999. In 1999 Lennar Mare Island, LLC (Lennar) began working with the City to redevelop
portions of Mare Island, and over the next few years Lennar acquired parcels through
agreements with the City. Lennar currently leases a large portion of the property, including the
waterfront, to The Nimitz Group, LLC (Nimitz), who in turn subleases a portion (approximately
20.7 acres) of the waterfront facilities, including the dry docks and berths, to Mare Island Dry
Docks, LLC (MIDD). The subtidal lands along the length of the shoreline, including the berths
and dry docks are retained by the U.S. Navy and MIDD renews their subtidal lands lease with
the Navy annually.

MIDD currently operates Dry Docks Two and Three, their approaches in Mare Island Straight,
and Berths 12, 13, 14 and 15 along the quay wall. The dry docks are partially within the 100-
foot shoreline band and extend landward and are collocated with buildings, equipment storage,
cranes, ancillary equipment and offices. A chain link fence surrounds the leased area and the

dry docks to prevent the public from accessing hazardous work areas.
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Dry Docks Two and Three are used throughout the year, with vessels remaining in the dry docks
between one and four months depending on the amount and complexity of the repairs and
maintenance work being done. For MIDD to operate the dry docks, regular dredging of the
approach and berth is conducted to allow the vessels to safely navigate in and out through the
open caisson.

Purpose and Need

MIDD proposes to recommission Dry Dock 1 to expand their capacity and services to other
classes of vessels and broaden their customer base. The project includes dredging Dry Dock 1’s
approach area in front of the caisson and the adjacent Berth 11 on a regular basis. The
operation and maintenance of Dry Dock 1 would be added to the current permit authorization
to operate Dry Dock 2 and Dry Dock 3 and their related berths. This proposal represents a 30%
increase in the use of the dry docks, such an improvement would fall within the scope of
BCDC’s regulations as any activity that “involves a substantial change in the intensity of use...”
(14 CCR § 10125(b)(3).). This “substantial change” in use triggers the need for a material
amendment to MIDD’s major permit (14 CCR § 10800(a)-(b).

Project Description

Since 2011, MIDD has operated two dry docks and four adjacent berths to provide maintenance
and repair services to marine vessels. Dry Dock 1 is located partially within the Commission’s
shoreline band and extends perpendicularly landward from the Bay’s edge approximately 500
feet. The approach to the dry dock and Berth 11 are located within the Commission’s Bay
jurisdiction (Exhibit 2).

MIDD has inspected and tested the operating equipment for Dry Dock 1 and confirms that all is
in working order and proposes to recommission, use and maintain Dry Dock 1, its approach, and
Berth 11, located to the northwest of Dry Dock 1 (Exhibit B). MIDD proposes dredging to the
following depths: approach to Dry Dock 1 -32 feet Mean Lower Low Water (MLLW); along the
quay wall to -26 feet MLLW; and Berth 11 to -32 feet MLLW with a 3:1 vertical slope between
the quay wall and the berth. The proposed dredging includes two feet of over-depth allowance
throughout. Dredging the approach to Dry Dock 1 and Berth 11 would increase the existing
dredge footprint by .77 acres, but the total volume of sediment to be dredged (140,000 cy
annually) currently authorized in Amendment No. Nine, would not increase. The dredged
sediment will be beneficially reused or placed at state- and federally authorized in-Bay disposal
site.

The opening and closing of the caisson is known as an evolution. Currently MIDD is authorized
to perform 80 evolutions per year and is proposing to increase to 104 evolutions per year for
the three dry docks through the end of their current permit (December 2030). The caisson
separating the Dry Dock 1 from the Mare Island Strait is located at the quay wall, and the
interior surface of Dry Dock 1 is constructed of granite blocks set into a concrete foundation.
During an evolution the dry dock is filled with bay water which is gravity fed into the dry dock
through valves in the caisson and is later de-watered by pipes connected to Pump House 1,
located near Dry Dock 2. The most recent evolution of Dry Dock 1 occurred in 2018. Prior to
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this, there had not been regular evolutions in Dry Dock 1 since the caissons were rebuilt by the
Navy in 1995. Before conducting an evolution at Dry Dock 1, a permanent bubble curtain would
be installed on the inside sill of the caisson and a dynamic barrier net would be installed 20-50
feet in front of Dry Dock 1’s water intake system.

Issues Raised
Public Access

The proposed project would provide two new public viewing areas totaling approximately 2,026
square feet within the immediate area surrounding Dry Dock 1. The public viewing areas would
be located along Nimitz Avenue, a pedestrianized street that no longer serves vehicular access.
While the MIDD dry docks and work area are required to be enclosed with an approximately 8
foot-high chain link fence to ensure public safety and security, the viewing areas would be
located adjacent to the fenced perimeter so visitors can experience dry dock operations from a
safe distance. The viewing areas would include ADA accessible public seating, interpretive
signage and other site amenities to allow users to watch and learn about dry dock operations as
well as enjoy the view of the Mare Island Straits (Exhibit 3).

Natural Resources

Mare Island is located in an unincorporated area of the City of Vallejo, Solano County and is
situated between the hydrologically active area of San Pablo Bay to the west and Mare Island
Strait to the east, the Napa River to the north, and the Carquinez Strait to the south that
connects San Pablo Bay to Suisun Bay. These bodies of water are important migration paths and
habitat of protected salmonids, longfin and Delta smelt and sturgeon, including the spawning
habitats of the Cullinan Ranch wetlands and Suisun Marsh along the route to and from the Bay’s
salt water to the fresh waters of the Delta.

Dry Dock 1 is approximately 525 feet long, with 122 feet top width and depth of -25 feet Mean
Low Water, with a capacity of 11.7 million gallons of water. For a ship to enter the dry dock, it
must be filled with water from the Strait through a water intake system located within the
caisson. These water intake systems have steel filter screens to minimize the entrainment of
fish and a dynamic barrier net placed 20-50 feet in front of them. When the dry dock is filled
with water the dynamic barrier net is removed, and the caisson is opened to allow the ship to
enter.

The arrival and departure of a vessel requires two evolutions of the dry dock and increases the
risk of entraining and trapping fish in the dry dock and potentially injuring or killing them as the
water is subsequently drained. The resources agencies, California Department of Fish and
Wildlife (CDFW), the Regional Water Quality Control Board (Water Board), U.S. Fish & Wildlife
Service (USFWS) and National Marine Fisheries Service (NMFS) have reviewed and authorized
the proposed project and require measures to reduce impacts to fish species and protect their
habitat. One of these measures is the installation of a bubble curtain mounted to the inside sill
of the caisson, activated when the caisson is open to further deter fish from entering the dry

dock.
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In addition to using the dynamic barrier net and bubble curtain to discourage the fish from
entering the Dry Dock, MIDD is required to conduct a fish salvage of the species that inevitably
make it into the drydock. As required, a designated biologist must be present to observe and
direct the fish salvage as the dry dock water level drops to a depth of 16 -24 inches. Once the
water has dropped to that level the fish are collected, counted and identified and checked for
injury. Protected and native species are kept separate from non-native species and once
recorded are released back into the Strait. The non-native species are not released back into
the Strait. The data collected is provided to CDFW monthly as is an annual salvage report
compiling all the year’s results.

Existing Authorizations

The following authorizations, except for the NMFS Biological Opinion, were recently amended
for the project. These permits provide MIDD with the ability to dredge and maintain the
subtidal areas at a safe, navigable depth, protect fish and their habitat through seasonal dredge
restrictions and requirements and by limiting the number and timing of evolutions

Agency Document Changes
California Incidental Take Permit (ITP) (2021) ITP and SAA amended in
Department of Fish & | and Streambed Alteration Agreement | 2024 to include Dry Dock 1,
Wildlife (SAA) (2020) dredging its approach and
Berth 11
U.S. Fish & Wildlife Biological Opinion (2022) Amended in 2024 to include
Service Dry Dock 1, Berth 11 and
status of longfin smelt
National Marine Biological Opinion (Feb 2017 as 2017 BO analyzes dredging of
Fisheries Service amended) Dry Docks 1-4 and Berths 11-
16, needed no revisions
Regional Water 2020 Water Quality Certification Amended in 2024 to include
Quality Control Board Dry Dock 1, dredging its

approach and Berth 11

Dredging and Water Quality

MIDD dredges an average of 3-4 times per year to maintain navigational safety and proposes to
dredge Dry Dock 1 and Berth 11’s footprint to the same depths as the other dry docks and
berths. The environmental work window for dredging in the Mare Island Strait is August 1
through November 30, protective of salmonids, Delta and longfin smelt and green sturgeon.
During these months MIDD is authorized to dredge up to 80,000 cy and either beneficially reuse
the dredged sediment or dispose it at an authorized in-Bay disposal site depending on the

results of the sediment testing and characterization.
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MIDD obtained limited authorization from the resources agencies to dredge outside of the work
window between December 1 and July 31, allowing them flexibility to receive ships in need of
repair year-round. During this period MIDD is limited to three dredge episodes, each episode
dredging no more than 20,000 cy of sediment and lasting no longer than 2 weeks. Additionally,
the sediment dredged between October 16 and July 31 must be beneficially reused at an upland
wetland restoration site, further supporting fish habitat, as mitigation for dredging outside the
work window.

When dredging outside of the environmental work window, MIDD is also required to conduct
water temperature and salinity monitoring one week prior to commencing to dredge and daily
while dredging is underway. To dredge, salinity must remain at or above 12 parts per thousand
(ppt) and/or the water temperature must be outside the range of 7-25 degrees Celsius. Should
the water temperature be within the range of 7-25 degrees Celsius and the salinity level below
12 ppt, dredging can only occur in waters deeper than minus 20 feet. This precautionary
measure is to minimize impacts to fish as they are unlikely to be present in these conditions.

In preparation of dredging Dry Dock 1 and Berth 11, MIDD will present their sediment sampling
and testing plans describing the location and estimated volume of the dredge episode, the
sampling locations and depths within the dredge footprint, the proposed sediment tests and
disposal site to the Dredged Material Management Office (DMMO) for their review. The multi-
agency DMMO meets twice monthly to review proposed dredging projects, including the
sediment sampling and testing plans and the sediment test results to guide and authorize the
dredge plans and disposal location.

Maintaining water quality is an important aspect of dredging and the DMMO also considers the
sediment’s characteristics potential impact on the water column of the dredge area and how
the newly exposed dredged surface could also impact water quality. The sediment test results
are used to determine the level of contaminants in the sediment that could impact water
quality during the dredge event as well as at the disposal site. The DMMO will consider the
results of Dry Dock 1 and Berth 11’s testing and the sediment’s potential impact on water
guality. Because the approach and berth have not been dredged in 25 years, the initial project
will be considered as new work dredging and the sediment will be beneficially reused at an
authorized upland site.

Public Outreach

The project proponent did not conduct any public outreach for the project. BCDC researched
the area and found that a housing development is located approximately % mile to the west of
MIDD. Based on BCDC’s Community Vulnerability Maps, the project is in an area considered as
one of low social vulnerability and high contamination, as is the whole of Mare Island where
several clean-up activities have taken place over the years. BCDC sent interested party notices
to community-based organizations in the area to let them know that the project would be
heard by the Commission.

E
|



Mare Island Dry Dock, Recommissioning of Dry Dock One Page 7
Application Summary on Permit Application No. 2009.003.10A August 8, 2025

Flooding and Sea Level Rise

The project’s primary goal is to recommission Dry Dock 1 and dredge its approach and Berth 11.
The project also includes the development of public access and viewing near Dry Dock 1. Per
Climate Change Policy 7 the Commission should “evaluate each project proposed in a
vulnerable area on a case-by-case basis to determine the project’s public benefits, resilience to
flooding, and capacity to adapt to climate change impacts.” Certain projects provide regional
benefits and should be encouraged if these benefits outweigh the risk of flooding. Because the
dry docks are located on the shoreline, the area is vulnerable to flooding. However, the
proposed project is the recommissioning of a dry dock, and does not include shoreline
protection, nor did the project proponent propose any sea level rise adaptation measures.
Noting that MIDD is the only operating dry dock in the Bay Area able to provide services to
large vessels, it is similar to projects described in Climate Change Policy 7b. as “...public utility
or other critical infrastructure that is necessary for existing development or to serve planned
development.”

In addition, the projec proponent has been requested to provide a risk assessment for sea level
rise per Climate Change Policy 2. Staff expects that additional information will be available and
included in the staff recommedation.

Schedule and Cost

The operation and use of Dry Dock 1 and Berth 11 would begin as early as fall of 2025. MIDD
provided the costs of operating the dry dock as well as the installation of the bubble curtain and
hydrographic surveys needed for the necessary dredging of the approach over a ten-year
period. The estimated total project cost for these activities is approximately $171,000.00

Issues Raised

The staff believes the primary issues raised by the proposed project are:

(1) Whether it is consistent with the Commission’s dredging and water quality policies, fish
and wildlife policies, including those related to natural resources; subtidal policies, and
navigational safety policies.

(2) Whether the proposed public access is the maximum feasible consistent with the
project, and otherwise consistent with the Commission’s policies related to public
access, recreation, and scenic views.

Staff Notes

The staff notes the following considerations for the Commission:

e Review Boards. The proposed project was not reviewed by the Design Review Board or
the Engineering Criteria Review Board, as the project did not raise significant public
access design issues and the project did not involve significant fill or safety of fills
concerns.
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Applicable Laws and Policies

The following laws and policies are applicable in the Commission’s review of the proposed
project:

e McAteer-Petris Act: Sections 66602 (Water-Oriented Land Uses and Public Access),
66663-66663.3 (Dredging) and 66632.4 (Maximum Feasible Public Access)

e San Francisco Bay Plan policies on: Dredging; Fish, Other Aquatic Organisms, and
Wildlife; Water Quality; Public Access; Appearance, Design, and Scenic Views; and,
Other Uses of the Bay and Shoreline

1. Vicinity Map
2. Proposed Site Plan
3. Proposed Public Access Plan
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