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90 Bolivar Drive 

Use Permit #UP2014-0004 to occupy a vacant, City-owned building in 
Aquatic Park for use as a bicycle rental and repair outlet, with community 
meeting/lecture/classroom space and an incidental café with indoor 
seating in the U District. 

I. Background  

A. Land Use Designations: 
 General Plan:  OS Open Space 
 Zoning:  U Unclassified District 

 
B. Zoning Permits Required: 

 Use Permit to establish a use, pursuant to BMC Section 23E.92.030 
 
C. CEQA Determination:  Categorically exempt pursuant to Sections 15301 and 

15303(c) of the CEQA Guidelines (“Existing Facilities” and “New Construction or 
Conversion of Small Structures”). 

 
D. Parties Involved: 

 Applicant City of Berkeley 

 Property Owner City of Berkeley 
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Figure 1: Vicinity Map – Aquatic Park 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2 :  Vicinity Map – Subject Location 
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Figure 3:  Floor Plan 
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Table 1:  Land Use Information 

Location Existing Use Zoning District General Plan Designation 

Subject Property Aquatic Park Unclassified (U)  Open Space 

Surrounding 
Properties 

North Aquatic Park Unclassified (U) Open Space 

South Aquatic Park Unclassified (U) Open Space 

East Union Pacific railroad 
tracks and R&D uses 
(biotech business 
park) 

Mixed-Use-Light 
Industrial (MU-LI) 
and Mixed 
Manufacturing 
(MM) 

Manufacturing 

West Aquatic Park Unclassified (U) Open Space 

 
Table 2:  Special Characteristics 

Characteristic Applies to 
Project? 

Explanation 

Alcohol Sales/Service No  

Creeks No  

Flood Map Yes Project is located in the 100-year flood zone 

Density Bonus No  

Historic Resources No Aquatic Park and the buildings within it was initiated as a 
historic district in 2012, but the item was continued off-calendar 
by the Landmarks Preservation Commission and has not been 
designated. 

Inclusionary Housing No  

Oak Trees No  

Seismic Hazards No  

Soil/Groundwater 
Contamination 

No Aquatic Park is located in an Environmental Management Area, 
but the site is not on the Cortese List. 

Green Building Score No  

 
Table 3:  Project Chronology 

Date Action 

January 28, 2014 Application submitted 

January 30, 2014 Application deemed complete 

February 5, 2014 Planning Commission hearing   

February 12, 2014 Public hearing notices mailed/posted 

February 12, 2014 Parks and Waterfront Commission meeting 

February 24, 2014 Children, Youth and Recreation Commission meeting 

February 27,  2014 ZAB hearing 

March 25, 2014 Council meeting 
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Table 4:  Development Standards 

Standard 

BMC Section 23E.92.070 

Existing Proposed 
Total 

Permitted/ 

Required 

Lot Area (sq. ft.) 102 acres 102 acres Determined by Use Permit – 
See Section II.A of report for 

details. Gross Floor Area (sq. ft.) 2,435 2,435 

Floor Area Ratio N/A N/A 

Dwelling Units Total 0 0 N/A 

Affordable 0 0 N/A 

Building 
Height 

Average (ft.) Approx 14’6” Approx 14’6” Determined by Use Permit – 
See Section II.A of report for 

details. Maximum (ft.) 16’9” 16’9” 

Stories 1 1 

Building 
Setbacks (ft.) 

Front N/A N/A 

Rear N/A N/A 

Left Side N/A N/A 

Right Side N/A N/A 

Lot Coverage (%) N/A N/A 

Parking Automobile 25 25 

Bicycle 0 0 

 

II. Project Setting 
 
A. Zoning District Description and Process: 

This Use Permit is unusual because it is for a use in the Unclassified (U) District.   
Use Permits for projects in the U District follow a different process and have different 
requirements from other Zoning Districts.  Therefore, it may be helpful to go over 
these processes and requirements at the beginning of the report.   
 
The purpose of the District is to implement the General Plan’s designation for areas 
included in the U District, and to provide a Zoning District designation until such 
areas are classified into residential, commercial, or manufacturing districts.  The City 
has four areas in the U district; Aquatic Park; the Marina; the Clark Kerr campus 
(UC), and the North Berkeley BART Station. 
 
There are no permitted uses called out in the U District.  Instead, all uses that are not 
otherwise prohibited by law are permitted subject to a Use Permit.  To establish a 
new use or building in the U District, the Zoning Ordinance requires a different 
process than for a similar project in other Districts, as noted below: 
 
1. The Planning Commission shall review the application and make a 

recommendation to the Zoning Adjustments Board; 
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2. The Zoning Adjustments Board shall take an action to approve, conditionally 
approve, or deny the application; and 

3. The Zoning Adjustments Board’s decision shall be automatically forwarded to the 
City Council, which may affirm, reverse, or modify the decision.  

 
Pursuant to Section 23E.92.090, the review of this Use Permit is subject to the 
Finding of Non-Detriment found in Section 23B.32.040.   
 
The U District has no defined development standards.  Instead, development 
standards may be set forth in the Use Permit. 

 
B. Neighborhood/Area Description: 

Aquatic Park is a 102-acre park in West Berkeley.  It is located west of the Union 
Pacific railroad tracks, east of the 80 Freeway and extends between Addison Street 
to the north and Potter Street to the south.  It has three separate lagoons totalling 68 
acres.  While the lagoons support wildlife, the 2012 Berkeley Aquatic Park 
Improvement Plan (BAPIP) determined that the park has limited habitat value. 
 
Aquatic Park is used by City residents for activities such as waterskiing, kayaking, 
frisbee-golf, cycling and hiking.  There are 14 structures currently located at the park.  
Some of these structures are buildings which house clubs related to water recreation 
such as sailing, rowing and waterskiing.  Other structures include the water ski club 
judging tower and stands, and two restroom facilities.  In 2012, Aquatic Park and the 
buildings within it were initiated as a historic district.  The initiation application, 
however, is incomplete and the site has not been designated as historic. 
 

C. Site Conditions: 
The subject building is located at 90 Bolivar.  It is at the northeastern edge of Aquatic 
Park lagoon, just south of the intersection of Bancroft Avenue and Bolivar Drive.   It 
is in a grassy area with Bolivar Drive running along the east side of the building, and 
the San Francisco Bay Trail along the west side.  The northern portion of the building 
was built in 1937.  The subject building was created in the 1960s, when a school 
building was incorporated into the south side of the building.   
 
The building is owned by the City of Berkeley and is managed by the City’s Parks, 
Recreation and Waterfront Department.  The original use of the building was a 
clubhouse for the Rod and Gun Club.  It has been unoccupied for at least five years 
and requires a number of significant repairs and improvements. 
 
Approximately 25 parking spaces are available in a parking area just south of the 
subject building.  
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III. Project Description 
 

A. Proposed Use and Lessee: 
The City intends to lease the building at 90 Bolivar Drive in Aquatic Park to 
Waterside Workshops.  Waterside Workshops is a non-profit 501(c)(3) whose 
mission is to use vocational education as a method of promoting youth development, 
encouraging sustainable and healthy lifestyles, and cultivating positive change in the 
Bay Area community. Their organization consists of two primary programs: Street 
Level Cycles and Berkeley Boathouse. They have leased City property at 82 and 84 
Bolivar Drive since 2006. During that period, they have fully renovated the facilities 
and built a diverse and supportive community around their organization and Aquatic 
Park as a whole.  
 
Street Level Cycles is a full-service community bicycle shop that combines a do-it-
yourself studio with a youth education program, creating a space where members of 
the community can fix their bicycles for free while supporting local vocational training 
for at-risk youth. During their daily after school program, youth interns learn every 
aspect of bicycle repair and maintenance as well as retail sales and use of a Point of 
Sale System. In the open studio, youth interns exercise their skills in mechanics and 
customer service while helping community members learn to repair their bicycles. 
Street Level Cycles serves hundreds of community members each week.  
 
Waterside Workshops will use the property at 90 Bolivar Drive to expand their Street 
Level Cycles operation, currently operating at 82-84 Bolivar Drive.  The uses 
proposed for the subject property are: 

 low-cost bicycle rentals to the general public; 

 bicycle repair; 

 vocational training; 

 a community meeting/lecture/classroom space; and 

 the possible addition of a small indoor café/snack bar.  
 
With their expansion to 90 Bolivar Drive, Street Level Cycles will provide a space for 
the public to learn to repair their bikes for free or rent a bike to explore Aquatic Park 
and the Bay Shore. 
 
The property at 90 Bolivar will be in use year round, Wednesday-Sunday from 10am-
6pm.  The operation could be expanded to seven days a week, subject to the lease 
agreement.  At any given time, the building is planned to have approximately 4 
interns and 4 staff. Each week, 4 to 6 classes may be held for younger kids (starting 
at age 8); classes typically include about 4 kids and 1 instructor, and run for 1.5 
hours. Waterside Workshops currently attracts an average of 35 people per weekend 
day for community bike repair; and a similar level of participation is expected to 
continue for the new location.  Waterside Workshop will have about one workshop or 
class per day for its youth members and/or the public; these workshops will have 
approximately five people.  There will also be occasional presentations; up to 30 
people would be expected to attend those talks.  
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B. Building Modifications: 
As part of the lease agreement, Waterfront Workshops will provide necessary 
upgrades, maintenance, and repairs to the existing building. These upgrades will 
include bathroom renovations, ADA upgrades, and electrical system upgrades.  
Minor exterior changes to windows and doors would be subject to Design Review. 
Any future designation of the site as a landmark would subject exterior changes to 
Landmarks review. 

 
Waterside Workshops does not plan to make structural changes to the interior. The 
organization’s final location of uses within the space may change depending on 
program needs, but the current plan is as follows (see Figure 3 for room references): 

 

 The area marked “office”, to the north, is planned to accommodate a fleet of 
approximately 15 rental bicycles, placed in racks; an area for workstands and 
tools where community members can work on their bikes; and a small 
multipurpose seating area, likely clustered around the fireplace area, for 
presentations, classes or community members to sit with a coffee.  

 

 The area marked “storage” in the center of the building may be used for a 
coffee bar. This coffee bar may alternatively be placed in a corner of the 
northern building. In all cases, café-related activity is not anticipated to exceed 
500 square feet. 
 

 The area marked “office”, to the south, is planned to house Waterside’s 
vocational training program, and will include approximately 50 bicycle racks for 
building and repair of bicycles that will ultimately be donated or sold.  

 
C. Lease Process: 

In the fall of 2013, the City conducted a process to identify a tenant that would: a) 
commit to a five-year maintenance and capital improvement plan for the property in 
return for a favorable annual rent; b) attract the public to Aquatic Park; and c) comply 
with the uses permitted by the State Tidal Land Agreement.   
 
The City performed extensive advertising of the lease opportunity by posting a sign 
on the 90 Bolivar building, placing flyers at City building, and emailing commercial 
listing agents and community agencies.  Eleven for-profit and non-profit 
organizations expressed interest and attended a site visit; the City ultimately 
received three proposals.  The proposals were first reviewed by the City Attorney’s 
office and were all found to be in compliance with the terms of the State Tidelands 
Public Trust requirements.  A panel comprised of City staff from different 
departments then reviewed the proposals and conducted interviews with the top two 
applicants.   
 
The panel recommended that Waterside Workshops be awarded the lease.  
Waterside Workshops demonstrated that it has: a) the financial means to improve 
and maintain the building; b) a public-serving program and a well-established 
organization; and c) a compelling means of attracting the public to Aquatic Park. 
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IV. Community Discussion 
 

A. Neighbor/Community Concerns:   
The City advertised the lease opportunity by posting the site and placing information 
flyers throughout the City.  A yellow pre-application poster was erected by the City in 
February 2014.  On February 12, 2014, the City mailed notices to 219 adjoining 
property owners and occupants, and to interested neighborhood organizations.  As 
of the writing of this report, no comments had been received.   

 
B. Committee Review: 

Per the U District process, the Planning Commission reviewed this Use Permit at its 
February 5, 2014 meeting.  Discussion at the meeting focused on the uses that 
would occur at the site, as well as the Planning Commission’s responsibility to make 
findings related to the State Tidal Land Trust.  The Commission voted (8-0-0-1) to 
make the finding of non-detriment. 
 
Per the lease process, the Parks and Waterfront Commission (PWC) and the 
Children, Youth and Recreation Commission (CYRC) shall both review the lease.  
The PWC considered the lease at its February 12, 2014 meeting and had no 
comment.  The CYRC will review the lease at its February 24, 2014 meeting; 
comments from that meeting will be presented to the Zoning Adjustments Board at 
the February 27th hearing. 
 
When plans for exterior changes are more developed, the changes to the exterior of 
the building will be subject to Design Review. Any future designation of the site as a 
landmark would subject exterior changes to Landmarks review. 

 

V. Issues and Analysis 
 
A. Key Issues: 

1. Public benefit: The proposed lessee is a local non-profit organization that will 
provide recreational activity and vocational training for local youth.  The proposed 
uses will attract visitors to the park during the week and throughout the year.  The 
use will enhance Aquatic Park’s recreational value to the City and the additional 
activity will help provide a more secure park environment. 

 
2. Rehabilitation and re-use of a vacant City building: The proposed project will 

occupy a long vacant building with a use that will provide recreational 
opportunities for visitors to the park and provide training opportunities for youth.  
The proposed project will provide necessary upgrades, maintenance, and repairs 
to an existing building. Minor exterior changes will be subject to design review.  
These improvements will improve the City’s property without impacting the 
physical environment of the area. 
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3. State Tidal Lands: The use of the building for bicycle repair and rentals, 
vocational training for youth and an indoor café will accommodate the public’s 
use of State Trust Lands. 

 
4. Impacts to wildlife:  According to the Berkeley Aquatic Park Improvement Plan 

(2012), the park provides minimal value as habitat due to, among other reasons, 
its small size, local and regional isolation, and proximity to active recreational 
uses (pp. 4.2-2 and 4.2-3).  The only important foraging or nesting opportunities 
identified in the report is the intertidal mudflat adjacent to the Rowing Club, on the 
south end of the park on the west side.  Therefore, the use of this building on the 
east side of the park will not significantly impact wildlife at the park.  

 
5. Traffic and parking:  The ZAB may set forth development standards and include 

them in the Use Permit.  Parking impacts are not expected to be significant for 
several reasons: 

 
a. The building and parking were developed for the park and the uses are not 

significantly different from past uses. 
 
b. The uses or activities will be staggered throughout the day.  Except for 

occasional talks/presentations, which may attract up to 30 people at a 
time, the use will not attract large numbers of patrons or youth interns at 
one time. 

 
c. Most of the patrons are expected to travel to the site by bicycle. 

 
B. General and Area Plan Consistency: 

Staff reviewed the General Plan and the following area plans:  West Berkeley Plan 
(1993), the Berkeley Waterfront Specific Plan (1986), and the Draft Aquatic Park 
Master Plan (drafted in 1990, not adopted).  Only the General Plan and the Draft 
Aquatic Park Master Plan contain policies applicable to the project.  The Berkeley 
Waterfront Specific Plan contains policies related to construction of a sound wall 
along the western edge of Aquatic Park and construction of bicycle/pedestrian 
facilities connecting the Marina, Aquatic Park and 50th Street.  The West Berkeley 
Plan contains policies related to construction of a sound wall along Aquatic Park, and 
encourages implementation of the Aquatic Park Master Plan.  In the 1990s, the City 
attempted to, but was unable to obtain Caltrans approval for the sound wall because 
of engineering considerations at that time.  Implementation of a sound wall still 
remains a long term goal of the City. 
 
General Plan Policy Analysis:  The 2002 General Plan contains several policies 
applicable to the project, including the following: 
 
1. Policy OS-9–Aquatic Park, Action E:  Encourage lessees of City buildings in the 

park to serve local youth. 
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Staff Analysis: Waterside Workshops currently provides vocational training to 
local youth in the form of bicycle repair training and customer service training 
through the café concession.  The proposed use would allow these uses to 
expand and also provide a recreational activity (bicycle rentals) to the general 
public.  These activities would serve local youth and make Aquatic Park more 
accessible and useable as a neighborhood park. 
 

Draft Aquatic Park Master Plan Policy Analysis:  The 1990 Draft Aquatic Park Master 
Plan (not adopted), contains one goal and objective applicable to the project, 
including the following: 
 

Goal 3:  Increase the number of park recreational uses, encourage a larger park 
user group, and improve park safety and security. 
Objective 6: Introduce concessions for food, beverages and sports including 
public roller-skate, bicycle and boat rentals. 

 

Staff Analysis: The project would allow the expansion of the bicycle repair 
program and the creation of a bicycle rental concession and an indoor café/snack 
bar.  These uses will increase the use of the park through afterschool programs 
and through the provision of recreational activities for the general public. 

 

VI. Recommendation 
 

Because of the project’s consistency with the Zoning Ordinance and General Plan, and 
minimal impact on surrounding properties, staff recommends that the Zoning 
Adjustments Board: 
 
A. APPROVE Use Permit 2014-0004 pursuant to Section 23B.92.090 and subject to the 

attached Findings and Conditions (see Attachment 1). 
 
Attachments: 

 
1. Findings and Conditions 
2. Description of lessee, Waterside Workshops, and proposed use 
3. Notice of Public Hearing 
 
Staff Planner: Elizabeth Greene, egreene@ci.berkeley.ca.us, (510) 981-7484 


