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The following studies were produced as part of Waterfront Specific Plan (formerly “Berkeley Marina 
Area Specific Plan”) process, with the exception of the “Berkeley Marina Sea Level Rise AB 691 
Assessment Study”.  These studies are not final and continue to be updated by City staff, Hargreaves 
Jones, and the consultants associated with each study. 

The Waterfront Specific Plan process began in the spring of 2020, just as the global pandemic emerged, 
which extended the anticipated duration of the effort and has required several updates and revisions to 
data and analysis included in these documents. These studies have informed the development of the 
Waterfront Specific Plan to date, and will continue to be referenced and revised as this process 
continues. 

Final versions will be released in coordination with the final Waterfront Specific Plan – following an 
upcoming environmental review process, further community and stakeholder engagement, and ongoing 
City Council review.   
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MEMORANDUM 
To: Meghen Quinn, Hargreaves Assoc. 
From: Brad Porter, PE 

Date: August 5, 2022 

Subject: Berkeley Marina Area Specific Plan – Slip Mix Study 

M&N Job No.: 201846 

This memorandum summarizes a study investigating potential revenue increases at Berkeley Marina by 
replacing some of the existing 20-30 f t berths with 30-40 f t berths. 

Findings and Recommendations 
1. An appropriate near-term opportunity for BMASP to increase revenue is to increase slip fees based on
competitive (fees charged at similar marinas in the area) or proportion (to the slip area),  with assumed
current average occupancy rates. This will increase revenue with no capital cost.

2. As docks need to be replaced when they reach the end of their useful life, they should be replaced with
docks that are 30-40 in length.

3. Docks J, L and M are the most likely docks that would be replaced in the mid-term.  Two alternatives
for replacement of these docks have been analyzed for their potential to increase revenue and are
presented.

Discussion 

Total revenue is primarily determined by three factors: 
1. Total berthing length (ft)
2. Rate charged per foot of berth ($/ft)
3. Occupancy rate (% of berths being rented)

1. Total Berthing Length
The total length of berthing to be rented is the sum of the lengths of all rentable boat berths in the marina 
basin. For example, a marina with (10) 40 f t long and (30) 30 f t long berths (or “slips”) has 400 + 900 = 
1,300 f t of berthing. The number of berths and the total length of berthing decreases as the length of 
berths increases. This is because berth widths increase as their length increases and fairways (the water 
channels between docks) get wider as berth lengths increase to accommodate the larger boats. Table 1 
shows this relationship: a 25 f t long berth requires 735.7 sq ft while a 50 f t long berth, although twice the 
length, requires 2,341 sq ft, more than 3x the area of the 25 ft long berth. The column highlighted in 
yellow gives this ratio of the added area per foot of length compared to a 25 f t long berth. 
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Table 1 – Berth Area/Length and Rate Comparison 
 

 
 
Due to the increased area needed per additional foot of berth length, there will be less total length of 
berthing if larger berths are constructed. A basin that contains (100) 25 f t berths for a total of 2,500 ft of 
berthing might accommodate (50) 40 f t berths for a total of 2,000 ft of berthing.  
 
To compensate for the decrease in total berthing length as berths get larger, the rate charged per ft of 
berth length needs to increase to accommodate for this loss. The column “rate proportional to area” 
highlights these increases. Most marinas do increase their rate per foot as berth length increases, as 
shown in the green columns for Berkeley and other comparable marinas, but the increase is generally 
less than the full proportional amount based upon berth area. 
 
The total number and the distribution of slip lengths for all marinas in the San Francisco Bay compared to 
Berkeley Marina is shown in Table 2 below. Berkeley has a larger proportion of smaller slips, 30 f t and 
less, of 62.1% compared to 42.1% for the area totals. This is also the size of slip that has the lowest 
occupancy rate at Berkeley Marina, as discussed is section 3. 
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Table 2 – Total of all San Francisco Bay Area Marina Slips Compared to Berkeley  

 
 
2. Rate Charged per Foot of Berth 
Market trends and location within the bay are the primary factors that determine the rate that is charged 
per foot for marina berths. Marinas that have newer facilities, amenities, and are closer to the central San 
Francisco Bay can charge higher rates than those that are older and further away. Every few years a 
survey is conducted of the rates and availability (% of berths occupied) of berths in the greater San 
Francisco Bay area. The marinas most comparable to Berkeley Marina within the central San Francisco 
Bay are: 

• Emeryville Marina 
• Marina Bay Yacht Harbor 
• Emery Cove Yacht Harbor 
• Brickyard Cove Marina 
• South Beach Harbor 

 
A comparison for rates charged at these marinas for 30 f t and 40 f t berths are shown in Table 3.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Slip Length # of Slips % # of Slips %
25' 1931 11.7% 290 28.7%
30' 5002 30.4% 338 33.4%
35' 3033 18.4% 141 13.9%
40' 2559 15.5% 86 8.5%
45' 1372 8.3% 51 5.0%
50' 1070 6.5% 72 7.1%
55' 219 1.3% 0.0%
60' 332 2.0% 23 2.3%
65' 66 0.4% 7 0.7%
70' 32 0.2% 1 0.1%
80' 40 0.2% 3 0.3%

Side Ties 566 3.4% 0.0%
End Ties 236 1.4%

Total # of slips 16458 100.00% 1012 100%

BerkeleySF Area Total
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Table 3 – Bay Area Marina Rate Survey 2019: 30 and 40 ft Berths 

 
 

 
  

Marina - 30' Single Finger Marina - 30' Double Finger
San Francisco Marina Small Craft Harbor WEST 14.04$            Clipper Yacht Harbor 15.70$              
Richardson Bay Marina 13.50$            Blue Water Yacht Harbor 15.17$              
Pelican Harbour 13.25$            Marina Plaza Harbor 13.75$              
Sausalito Shipyard and Marina 13.00$            Sausalito Shipyard and Marin 13.00$              
Santa Cruz Harbor - South 12.79$            Bair Island Marina 12.75$              
Santa Cruz Harbor - North 12.10$            South Beach Harbor 12.29$              
Emeryville Marina 11.50$            Emeryville Marina 12.17$              
Marina Village Yacht Harbor 11.06$            Emery Cove Yacht Harbor 11.90$              
City of Berkeley Marina 10.34$            City of Berkeley Marina 11.37$              
Brickyard Cove Marina 10.25$            Marina Village Yacht Harbor 11.06$              
San Francisco Marina Small Craft Harbor -EAST 10.01$            Benicia Marina 10.95$              
Average 9.79$              Brickyard Cove Marina 10.85$              
Glen Cove Marina 9.50$              Oakland Marinas 10.40$              
Fortman Marina 8.43$              Oakland Yacht Club 10.25$              
Brisbane Marina 8.01$              Pillar Point Harbor 10.04$              
Point San Pablo 8.00$              Loch Lomand Marina 10.00$              
Oyster Point Marina 7.93$              Average 9.89$                 
Vallejo Municipal Marina 7.43$              Marina Bay Yacht Harbor 9.86$                 
Napa Valley Marina 7.20$              Grand Marina 9.36$                 
Embarcadero Cove 6.00$              Median 9.24$                 
Antioch Marina 5.75$              Vallejo Municipal Marina 9.12$                 
Martinez Marina -Almar Marinas 5.70$              San Rafael Yacht Harbor 9.00$                 

Channel Marina 8.90$                 
Central Bay Average 10.88$            Brisbane Marina 8.80$                 

Marina - 40' Single Finger Marina - 40' Double Finger
San Francisco Marina Small Craft Harbor WEST 17.04$               Schoonmaker Point Marina 18.50$                  
Marina Village Yacht Harbor 13.93$               Clipper Yacht Harbor 18.11$                  
Richardson Bay Marina 13.50$               Blue Water Yacht Harbor 17.25$                  
Santa Cruz Harbor - South 12.79$               South Beach Harbor 15.99$                  
Emeryville Marina 12.50$               Pelican Harbour 15.50$                  
Santa Cruz Harbor - North 12.44$               Santa Cruz Harbor - South 14.09$                  
Sausalito Shipyard and Marina 11.88$               Marina Village Yacht Harbor 13.93$                  
City of Berkeley Marina 10.95$               Emeryville Marina 13.25$                  
Brickyard Cove Marina 10.50$               Bair Island Marina 13.00$                  
Average 10.13$               Loch Lomand Marina 13.00$                  
Fortman Marina 9.85$                  Oakland Marinas 12.68$                  
Median 9.76$                  Pier 39 Marina 12.40$                  
Oakland Marinas 9.67$                  Emery Cove Yacht Harbor 12.25$                  
Glen Cove Marina 9.50$                  City of Berkeley Marina 12.04$                  
Oyster Point Marina 8.25$                  Sausalito Shipyard and Marina 11.88$                  
Brisbane Marina 8.01$                  Grand Marina 11.78$                  
Point San Pablo 8.00$                  Brickyard Cove Marina 11.25$                  
Vallejo Municipal Marina 7.43$                  Average 11.20$                  
Napa Valley Marina 7.20$                  Oakland Yacht Club 11.13$                  
Martinez Marina -Almar Marinas 6.65$                  Benicia Marina 10.95$                  
Embarcadero Cove 6.50$                  Marina Bay Yacht Harbor 10.91$                  
Suisun Marina 6.10$                  Alameda Marina 10.00$                  

Westpoint Harbor 10.00$                  
Central Bay Average 11.50$               Treasure Island Marina 9.90$                    

Fortman Marina 9.85$                    
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3. Occupancy Rate 
The occupancy rate (percentage of slips occupied by paying tenants) is determined by the following: 

1. Time of  Year 
2. Economic Conditions 
3. Condition of Docks 
4. Length of the Vessel 
5. Wind Exposure and Direction 
6. Security 
7. Amenities at the Marina 

Discussion of many of these factors is contained in the “Berkeley Marina Area Specific Plan, Marina 
Enterprise Fund Status and Analysis of Potential Revenue-Generating Options” (Keyser Marston Assoc., 
June 2022). 
Boating is more popular in the spring through mid-fall months, and less popular in the winter. Accordingly, 
vessels under 25 ft in length, which can be easily taken out of the water on a trailer, are often moved out 
of  their berth in the winter to reduce berthing costs for their owners. For the months that the boat is 
withdrawn, the berth does not generate revenue. Marinas with a higher proportion of smaller length slips 
tend to feel the financial impacts of winter withdrawals more than marinas with a higher proportion of 
larger slips, which contain boats that are less likely to be withdrawn. Table 4 presents the occupancy rate 
for 4 years by berth length and shows the lower occupancy rate for smaller vessels 20-29 ft long.  
Table 4 – Berkeley Marina Occupancy Rates by Year and Vessel Size 
Average Occupancy Rate by      Year 
Berth size (ft)      2018    2019   2020   2021 
<20 91% 90% 89% 94% 
>70 100% 97% 88% 93% 
20-29 74% 72% 72% 76% 
30-39 83% 82% 84% 83% 
40-49 77% 83% 82% 86% 
50-59 89% 91% 89% 71% 
60-69 76% 81% 82% 81% 

Table 5 presents the occupancy rate by dock and large variations can be seen in the occupancy rates. 
This is largely attributed to wind exposure, dock condition, and berth length. Docks in worse condition 
have lower occupancy rates, which is highlighted in the lower rates for Docks D/E which are scheduled 
for replacement in the coming years. Docks with higher wind exposure offer less protection for their 
vessels and as a result have lower occupancy rates.  
Table 5 – Berkeley Marina Occupancy Rates by Year and Dock 
Average Occupancy Rate by    Year 
Dock 2018 2019 2020 
B/C 64% 63% 62% 
D/E 47% 46% 54% 
F/G 90% 90% 84% 
H/I 93% 95% 93% 
J 67% 66% 61% 
K 61% 75% 71% 
L/M 88% 89% 85% 
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Potential Dock Reconfiguration 
Two alternatives of potential slip length reconfigurations were developed for J, L, and M docks (Figure 1, 
Figure 2). These docks are older docks that would likely be the next docks to be replaced after D/E docks 
that are currently in process of being replaced. The alternatives sought to replace the existing slips that 
range f rom predominately 22-30 f t in length, with slips that are 30 f t or longer. This will reduce the 
proportion of slips that have the highest vacancy rate and bring the slip distribution more in-line with area 
averages as discussed in section 1. 
Alternative 1 

 
Figure 1 – Docks J, L, and M Reconfiguration Alternative 1 

Table 6 – Slip Distribution of Docks J, L, M Reconfiguration Alternative 1 

    
 

ALT 1 

Slip 
Length

(ft)
 No. Slips Slip LF

 No. 
Slips

 Slip LF

22 0 0
24 34 816 0
25 64 1600 0
26 0 0
28 52 1456 0
35 0 95 3325

TOTAL 150 3872 95 3325

J Dock
Current Layout ALT 1 

Slip 
Length

(ft)
 No. Slips Slip LF

 No. 
Slips

 Slip LF

22 2 44 0
24 1 24 0
25 0 0
26 78 2028 0
28 49 1372 0
30 22 660 0
35 22 770 0
40 0 122 4880
45 19 855 0

TOTAL 193 5753 122 4880

L and M Docks
Current Layout 
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Alternative 2 
 

 
Figure 2 – Docks J, L, and M Reconfiguration Alternative 2 

Table 7 – Slip Distribution of Dock J, L, and M Reconfiguration Alternative 2 

     
Discussion 
In both alternatives, the resulting total number and total lineal feet of slips is less than the existing layout. 
This is a result of the increase in the length per slip, which subsequently has an impact on area used per 
slip and fairway widths, as discussed in the first section.  

ALT 2

Slip 
Length

(ft)
 No. Slips Slip LF  No. Slips  Slip LF

22 0 0
24 34 816 0
25 64 1600 0
26 0 0
28 52 1456 0
30 0 25 750
35 0 0
40 0 9 360
45 0 0
50 0 18 900
55 0 9 495

TOTAL 150 3872 61 2505

J Dock
Current Layout ALT 2

Slip 
Length

(ft)
 No. Slips Slip LF  No. Slips  Slip LF

22 2 44 0
24 1 24 0
25 0 25 625
26 78 2028 0
28 49 1372 0
30 22 660 0
35 22 770 0
40 0 42 1680
45 19 855 40 1800
50 0 19 950
55 0 0

TOTAL 193 5753 126 5055

L and M Docks
Current Layout
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An analysis of the potential revenue that might be generated by these two alternatives was performed. 
The analysis considers the variation in occupancy and the rate that might be charged for the slips. A 
summary of this analysis is shown in Table 8 and the complete analysis sheets are in Appendix A. 

  
 

 
Notes: 
1.  Assumed occupancy rates based on 2018 
and 2019. 
2.  All rates are for single finger with no upwind 
surcharge as follows: 

 

3. Loan payment is based upon a cost of 
$50,000 for each slip and a 30-year loan at 4% 
interest. 

4. Sq Ft rates are based upon a rate/ft that is 
proportional to the total area of the slip 

5. Gain is based upon increase over Existing 
Rates 70-90% occupancy case. 

6. See Appendix A figure noted for detailed 
analysis 

 

 
The results show that an increase in revenue could be realized by reconfiguring these docks to longer 
slips. The increase is due to a higher occupancy rate than existing, which would likely be realized with 
longer and newer slips than existing. It should be noted, if the existing occupancy could be increased 
without capital improvements like the ones proposed in the two alternatives, the gain in revenue would be 
as much or more than for the two alternatives. Further, creating these longer slips would require removal 
of  the existing docks and construction of new, the cost for which would require a loan. The payment on 
that loan would exceed any potential increase in revenue. 
Considering this, the reconfiguration of the existing docks would realistically be done when the docks are 
at the end of  their service life and were scheduled for replacement. In the interim, rates could be raised to 
be more in-line with comparable marinas and proportional to the area of the berth. This will increase 
revenue as shown, with no capital cost. 

Table 8 – Potential Revenue from Berth Reconfigurations at Docks J, L, M 
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APPENDIX A 
 
 

POTENTIAL REVENUE ANALYSIS FOR SLIP RECONFIGURATIONS 
 

 
Appendix A0 Slip Mix Analysis Summary  
 
Appendix A1 Comparison Solely on Occupancy Increases 
 
Appendix A2 Comparison on Slip Fee Base Rate and  Occupancy Increases 
 
Appendix A3 Comparison on Slip Fee Base Rate and  Occupancy Increases 
 
Appendix A4 Comparison on Alternative 1's Reconfigured Slip Mix with Competitive Slip Fee Base Rate 

and Occupancy Increases 
 
Appendix A5 Comparison on Alternative 1's Reconfigured Slip Mix with Proportional Slip Fee Base Rate 

and Occupancy Increases 
 
Appendix A6 Comparison on Alternative 2's Reconfigured Slip Mix with Competitive Slip Fee Base Rate 

and Occupancy Increases 
 
Appendix A7 Comparison on Alternative 2's Reconfigured Slip Mix with Proportional Slip Fee Base Rate 

and Occupancy Increases 
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Appendix A0: Slip Mix Analysis Summary  
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Appendix A1: Revenue Potential Comparison Solely on Occupancy Increase 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Existing Layout and 2019 Berkeley Marina Slip Base Rate with 100% Occupancy 
 
Revenue Gain Potential Summary (Occupancy Increase to 100%):     J Dock: $118,159.68       L & M Docks: $148,513.80       TOTAL: $266,673.48 

 
Table A1-1 
 
 

 
 
 

 

 
 

 
 
 

 
 
Table A1-2 
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Appendix A2: Revenue Potential Comparison on Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Existing Layout and 2019 Competitive Slip Base Rate with same avg occupancy & with 100% occupancy 
 

Revenue Gain Potential Summary -- Competitive Base Rate with Average Occupancy / Competitive Base Rate With 100% Occupancy 

               J-Dock: $37,910.16  / $169,855.68           L&M Docks: $61,246.68 / $226,609.68      TOTAL: $99,156.84 / $396,465.36 
 
 

 
Table A2-1 
 

 
 
 

 
 

 

 
 
 

 
 
Table A2-2 
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Appendix A3: Revenue Potential Comparison on Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Existing Layout and 2019 Proportional Slip Base Rate with same avg occupancy & with 100% occupancy 
 

Revenue Gain Potential Summary -- Proportional Base Rate With Average Occupancy / Proportional Base Rate With 100% Occupancy 

               J-Dock: $14,828.64  / $138,379.20          L&M Docks: $36,788.28 / $193,184.28                 TOTAL: $51,616.92 / $331,563.48 
 
 

 
Table A3-1 
 

 
 
 

 
 

 

 
 
 

 
 
Table A3-2 
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Appendix A4: Revenue Potential Comparison on Alternative 1's Reconfigured Slip Mix with Competitive Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Proposed Alternative 1 Layout and Competitive Base Rate with Same Avg Occupancy & With 100% Occupancy 
 

Revenue Gain Potential Summary -- Proposed Alternative 1 Layout: Competitive Base Rate with Average Occupancy / Competitive Base Rate With 100% Occupancy 

               J-Dock: $46,628.52 / $121,825.32                   L&M Docks: $(5,590.32) / $126,889.68         TOTAL: $41,038.20 / $248,715.00 
 
 

 
Table A4-1 
 

 
 
 

 
 

 

 
Table A4 -2 
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Appendix A5: Revenue Potential Comparison on Alternative 1's Reconfigured Slip Mix with Proportional Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Proposed Alternative 1 Layout and Proportional  Base Rate with Same Avg Occupancy & With 100% Occupancy 
 

Revenue Gain Potential Summary -- Proposed Alternative 1 Layout: Proportional Base Rate with Average Occupancy / Proportional Base Rate With 100% Occupancy 

              J-Dock: $49,946.52 / $125,815.32     L&M Docks: $44,272.08 / $188,963.28                    TOTAL: $94,218.60 / $314,778.60  
 
 
 

Table A5-1 
 
 
 

 
 
 

 

 

 

 
 
Table A5 -2 
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Appendix A6: Revenue Potential Comparison on Alternative 2's Reconfigured Slip Mix with Competitive Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Proposed Alternative 2 Layout and Competitive  Base Rate with Same Avg Occupancy & With 100% Occupancy 

 

Revenue Gain Potential Summary -- Proposed Alternative 2 Layout: Proportional Base Rate with Average Occupancy / Proportional Base Rate With 100% Occupancy 

              J-Dock: $11,151.12 / $40,078.32     L&M Docks: $61,138.08 / $187,147.68                    TOTAL: $72,289.20/ $227,226.00  
 
 

 
Table A6-1 
 
 

 
 
 

 

 

 

 

 
 
Table A6 -2 

 

 

 

 

 

 

 

 

 

 

 

DRAFT



 

Appendix A7: Revenue Potential Comparison on Alternative 2's Reconfigured Slip Mix with Proportional Slip Fee Base Rate and Occupancy Increases 
 
Description: Existing Layout and 2019 Berkeley Marina Slip Base Rate with Average Occupancy vs. Proposed Alternative 1 Layout and Proportional  Base Rate with Same Avg Occupancy & With 100% Occupancy 

 

Revenue Gain Potential Summary -- Proposed Alternative 1 Layout: Proportional Base Rate with Average Occupancy / Proportional Base Rate With 100% Occupancy 

              J-Dock: $25,585.32 / $54,980.52         L&M Docks:  $87,709.68 / $218,375.28                     TOTAL: $113,295.00 / $273,355.80   
 
 

 
Table A7-1 
 
 

 
 
 

 

 

 

 

 
 
Table A7 -2 
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