
 

 

 
 
 
 

 

	
   	
   April	
  28,	
  2016	
  

TO:	
   All	
  Design	
  Review	
  Board	
  Members	
  

FROM:	
   Lawrence	
  J.	
  Goldzband,	
  Executive	
  Director	
  (415/352-­‐3653;	
  larry.goldzband@bcdc.ca.gov)	
  
Ellen	
  Miramontes,	
  Bay	
  Design	
  Analyst	
  [415/352-­‐3643;	
  ellen.miramontes@bcdc.ca.gov]	
  
Jhon	
  Arbelaez-­‐Novak,	
  Coastal	
  Program	
  Analyst	
  [415/352-­‐3649;	
  jhon.arbelaez@bcdc.ca.gov]	
  

SUBJECT:	
   Proposed	
  Harbor	
  Bay	
  Hotel	
  Project:	
  2350	
  Harbor	
  Bay	
  Parkway,	
  City	
  of	
  Alameda,	
  
Alameda	
  County;	
  First	
  Application	
  Review	
  (BCDC	
  Permit	
  Application	
  No.	
  2016.003.00)	
  
(For	
  Board	
  consideration	
  on	
  May	
  9,	
  2016)	
  

	
  
Project	
  Summary	
  

Permit	
  Applicant	
  and	
  Property	
  Owner.	
  Daxa	
  Patel	
  	
  

Project	
  Representatives.	
  Mina	
  Patel;	
  Nikhil	
  Kamat	
  (Project	
  Architect);	
  Robert	
  Wong	
  (Civil	
  
Engineer);	
  Daniel	
  Reidy	
  (Counsel);	
  and	
  Greg	
  McConnell.	
  	
  

Existing	
  Conditions	
  and	
  Site	
  Background.	
  The	
  proposed	
  project	
  site	
  is	
  located	
  at	
  2350	
  Harbor	
  Bay	
  
Parkway,	
  in	
  the	
  City	
  of	
  Alameda,	
  Alameda	
  County.	
  The	
  site	
  is	
  a	
  relatively	
  level,	
  rectangular-­‐shaped	
  
parcel	
  measuring	
  approximately	
  65,796	
  square	
  feet	
  (1.51	
  acres)	
  and	
  is	
  currently	
  vacant	
  and	
  
sparsely	
  vegetated,	
  including	
  some	
  pampas	
  grass	
  near	
  the	
  Bay	
  edge	
  (Exhibit	
  SP-­‐1).	
  An	
  unimproved	
  
asphalt	
  path	
  measuring	
  approximately	
  7.5-­‐feet-­‐wide	
  and	
  371-­‐feet-­‐long	
  adjacent	
  to	
  the	
  Bay	
  
provides	
  pedestrian,	
  bicycle,	
  and	
  wheelchair	
  access.	
  The	
  shoreline	
  path	
  connects	
  at	
  both	
  ends	
  to	
  a	
  
concrete	
  promenade	
  maintained	
  by	
  the	
  City	
  of	
  Alameda	
  (City).	
  Immediately	
  south	
  of	
  the	
  site	
  is	
  
the	
  City-­‐owned	
  and	
  -­‐maintained	
  East	
  Meadow	
  Park,	
  which	
  includes	
  a	
  public	
  restroom,	
  drinking	
  
fountain,	
  and	
  landscaping.	
  	
  

The	
  site	
  is	
  governed	
  by	
  the	
  provisions	
  of	
  the	
  Third	
  Amendment	
  to	
  the	
  Third	
  Supplementary	
  
Agreement	
  (Agreement)	
  between	
  Harbor	
  Bay	
  Isle	
  Association	
  (HBIA)	
  and	
  BCDC,	
  dated	
  March	
  15,	
  
2013.	
  This	
  Agreement	
  designates	
  the	
  site	
  for	
  development	
  as	
  a	
  shoreline	
  restaurant/office	
  
building,	
  and	
  sets	
  forth	
  conditions	
  on	
  public	
  access	
  and	
  parking	
  that	
  are	
  required	
  upon	
  site	
  
development,	
  including	
  a	
  0.20-­‐acre	
  easement	
  for	
  a	
  pedestrian	
  path	
  at	
  the	
  Bay	
  side	
  of	
  the	
  site,	
  and	
  
a	
  0.14-­‐acre	
  easement	
  at	
  the	
  inland	
  side	
  adjacent	
  to	
  Harbor	
  Bay	
  Parkway	
  with	
  a	
  sidewalk	
  and	
  a	
  
bicycle	
  path.	
  The	
  Agreement	
  also	
  requires	
  that,	
  upon	
  development	
  of	
  the	
  project	
  site,	
  ten	
  public	
  
parking	
  spaces	
  shall	
  be	
  constructed	
  and	
  provided	
  for	
  within	
  the	
  adjacent	
  East	
  Meadow	
  Park.	
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Proposed	
  Project.	
  The	
  proposed	
  project	
  received	
  Final	
  Development	
  Plan	
  and	
  Design	
  Review	
  
approval	
  from	
  the	
  City	
  of	
  Alameda	
  on	
  September	
  1,	
  2015.	
  On	
  March	
  8,	
  2016,	
  BCDC	
  received	
  a	
  
permit	
  application	
  for	
  the	
  proposed	
  project,	
  which	
  is	
  the	
  subject	
  of	
  this	
  Design	
  Review	
  Board	
  
review.	
  The	
  proposed	
  project	
  includes	
  the	
  following	
  elements:	
  	
  

1.	
   An	
  approximately	
  18,326-­‐square-­‐foot	
  (271.5-­‐foot-­‐long,	
  67.5-­‐foot-­‐wide),	
  63-­‐foot-­‐high	
  (five-­‐
story),	
  100-­‐room	
  hotel	
  (with	
  a	
  total	
  maximum	
  occupancy	
  of	
  90	
  persons),	
  and	
  an	
  adjacent	
  
enclosed	
  parking	
  structure,	
  with	
  an	
  approximately	
  12,710-­‐square-­‐foot	
  section	
  of	
  the	
  hotel	
  and	
  
garage	
  structure	
  located	
  within	
  BCDC’s	
  100-­‐foot	
  shoreline	
  band	
  jurisdiction	
  (Exhibits	
  2,	
  4,	
  5,	
  6,	
  
and	
  7);	
  	
  

2.	
   An	
  82-­‐space	
  parking	
  lot	
  for	
  hotel	
  guests	
  (Exhibit	
  2);	
  

3.	
   An	
  approximately	
  8,810-­‐square-­‐foot	
  (25.6-­‐foot-­‐wide,	
  345.5-­‐foot-­‐long)	
  shoreline	
  public	
  area	
  
with	
  a	
  12-­‐foot,	
  8.5-­‐inch-­‐wide	
  concrete	
  path	
  and	
  a	
  12-­‐foot,	
  8.5-­‐inch	
  wide	
  landscaped	
  area	
  
(Exhibits	
  2,	
  3,	
  8,	
  9,	
  10,	
  and	
  11);	
  

4.	
   A	
  seven-­‐foot-­‐wide	
  public	
  path	
  at	
  the	
  northern	
  end	
  of	
  the	
  proposed	
  hotel,	
  and	
  an	
  eight-­‐foot-­‐
wide	
  covered	
  public	
  path	
  bisecting	
  the	
  southern	
  end	
  of	
  the	
  hotel	
  and	
  the	
  adjacent	
  enclosed	
  
parking	
  facility	
  (Exhibits	
  2,	
  3,	
  8,	
  9,	
  and	
  11);	
  	
  

5.	
   Four,	
  six-­‐foot-­‐long	
  arched-­‐backed	
  benches	
  and	
  12	
  path	
  lights	
  along	
  the	
  public	
  shoreline	
  
(Exhibits	
  8,	
  9,	
  10,	
  and	
  11);	
  	
  

6.	
   Public	
  pathways	
  and	
  associated	
  landscaping	
  along	
  the	
  southern	
  site	
  boundary	
  adjacent	
  to	
  East	
  
Meadow	
  Park,	
  and	
  also	
  along	
  the	
  northern	
  site	
  boundary	
  (Exhibits	
  2,	
  8,	
  9,	
  and	
  11);	
  and	
  	
  

7.	
   An	
  8-­‐foot-­‐wide	
  bicycle	
  path	
  located	
  adjacent	
  to	
  Harbor	
  Bay	
  Parkway,	
  and	
  bike	
  racks	
  located	
  
near	
  the	
  site’s	
  primary	
  vehicle	
  entrance	
  at	
  the	
  street	
  (Exhibit	
  2,	
  8,	
  9,	
  and	
  11).	
  

The	
  applicant	
  proposes	
  signage	
  to	
  maintain	
  safety	
  for	
  pedestrians	
  and	
  bicyclists	
  at	
  the	
  vehicular	
  
crossings.	
  A	
  detailed	
  signage	
  plan	
  has	
  been	
  requested	
  from	
  the	
  applicant.	
  The	
  proposed	
  public	
  
access	
  would	
  be	
  ADA-­‐accessible,	
  and	
  the	
  applicant	
  would	
  be	
  responsible	
  for	
  maintenance	
  of	
  the	
  
public	
  areas.	
  The	
  bayside	
  public	
  access,	
  and	
  paths	
  along	
  Harbor	
  Bay	
  Parkway,	
  would	
  be	
  dedicated	
  
to	
  the	
  City	
  as	
  an	
  easement.	
  

Design	
  Review	
  Board	
  Issues.	
  The	
  Board’s	
  advice	
  and	
  comments	
  are	
  sought	
  on	
  the	
  proposed	
  
project	
  with	
  associated	
  public	
  access	
  improvements	
  while	
  considering	
  the	
  following	
  issues	
  and	
  
applicable	
  BCDC	
  policies	
  and	
  guidelines:	
  	
  

1. Adequacy	
  and	
  Design	
  of	
  the	
  Public	
  Access.	
  As	
  proposed,	
  would	
  the	
  public	
  shoreline	
  path	
  
area,	
  including	
  width,	
  be	
  adequate	
  considering	
  the	
  intended	
  site	
  use	
  and	
  the	
  expected	
  
number	
  of	
  visitors?	
  	
  

The	
  San	
  Francisco	
  Bay	
  Plan	
  (Bay	
  Plan)	
  Public	
  Access	
  policies	
  state,	
  in	
  part:	
  	
  

“maximum	
  feasible	
  access	
  to	
  and	
  along	
  the	
  waterfront…should	
  be	
  provided	
  
in	
  and	
  through	
  every	
  new	
  development	
  in	
  the	
  Bay	
  or	
  on	
  the	
  
shoreline…except	
  in	
  cases	
  where	
  public	
  access	
  would	
  be	
  clearly	
  inconsistent	
  
with	
  the	
  project	
  because	
  of	
  public	
  safety	
  considerations	
  or	
  significant	
  use	
  
conflicts,	
  including	
  unavoidable,	
  significant	
  adverse	
  effects	
  on	
  Bay	
  natural	
  
resources.”	
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The	
  proposed	
  public	
  shoreline	
  area	
  would	
  measure	
  8,810-­‐square-­‐foot	
  (25.6-­‐foot-­‐wide,	
  345.5-­‐
foot-­‐long).	
  The	
  anticipated	
  capacity	
  of	
  the	
  hotel	
  site	
  is	
  maximum	
  90	
  people.	
  The	
  Board	
  should	
  
consider	
  whether	
  the	
  proposed	
  shoreline	
  public	
  access	
  area	
  is	
  narrow	
  relative	
  to	
  the	
  proposed	
  
hotel	
  and	
  adjacent	
  parking	
  structure	
  mass	
  and	
  height,	
  and	
  the	
  associated	
  expected	
  demand	
  
for	
  pubic	
  shoreline	
  space.	
  	
  	
  

2.	
   Public	
  Access	
  Routes	
  and	
  Connections.	
  As	
  proposed,	
  do	
  the	
  connections	
  from	
  Harbor	
  Bay	
  
Parkway	
  to	
  the	
  shoreline	
  located	
  bayward	
  of	
  the	
  proposed	
  hotel	
  complex	
  provide	
  adequate	
  
and	
  welcoming	
  public	
  access?	
  Further,	
  is	
  it	
  appropriate	
  to	
  construct	
  a	
  covered	
  public	
  pathway	
  
located	
  between	
  the	
  proposed	
  hotel	
  and	
  enclosed	
  parking	
  facility?	
  Would	
  the	
  proposed	
  bike	
  
path	
  at	
  Harbor	
  Bay	
  Parkway	
  better	
  serve	
  the	
  public	
  if	
  it	
  were	
  relocated	
  along	
  the	
  bayside	
  of	
  
the	
  proposed	
  hotel	
  complex?	
  	
  

The	
  Bay	
  Plan	
  Public	
  Access	
  policies	
  state,	
  in	
  part:	
  

“the	
  improvements	
  should	
  be	
  designed	
  and	
  built	
  to	
  encourage	
  diverse	
  Bay-­‐
related	
  activities	
  and	
  movement	
  to	
  and	
  along	
  the	
  shoreline,	
  should	
  permit	
  
barrier	
  free	
  access	
  for	
  persons	
  with	
  disabilities	
  to	
  the	
  maximum	
  feasible	
  
extent,	
  should	
  include	
  an	
  ongoing	
  maintenance	
  program,	
  and	
  should	
  be	
  
identified	
  with	
  appropriate	
  signs;”…“access	
  to	
  and	
  along	
  the	
  waterfront	
  
should	
  be	
  provided	
  by	
  walkways,	
  trails,	
  or	
  other	
  appropriate	
  means	
  and	
  
connect	
  to	
  the	
  nearest	
  public	
  thoroughfare	
  where	
  convenient	
  parking	
  or	
  
public	
  transportation	
  may	
  be	
  available.	
  Diverse	
  and	
  interesting	
  public	
  access	
  
experiences	
  should	
  be	
  provided;”	
  and…“the	
  Public	
  Access	
  Design	
  Guidelines	
  
should	
  be	
  used	
  as	
  a	
  guide	
  to	
  siting	
  and	
  designing	
  public	
  access	
  consistent	
  
with	
  a	
  proposed	
  project.”	
  	
  

The	
  Public	
  Access	
  Guidelines	
  provide,	
  in	
  part,	
  that	
  access	
  should	
  feel	
  public,	
  be	
  designed	
  so	
  as	
  
not	
  to	
  intimidate	
  visitors,	
  and	
  include	
  visual	
  cues	
  to	
  the	
  public	
  that	
  make	
  the	
  area	
  appear	
  
welcoming	
  by	
  incorporating	
  seating,	
  trash	
  containers,	
  and	
  lighting.	
  	
  

The	
  proposed	
  67.5-­‐foot	
  long	
  by	
  8-­‐foot	
  wide	
  covered	
  pathway	
  is	
  between	
  the	
  main	
  hotel	
  
building	
  and	
  the	
  connecting	
  parking	
  structure.	
  The	
  Board	
  should	
  consider	
  whether	
  the	
  
proposed	
  connections	
  to	
  the	
  Bay	
  are	
  welcoming	
  to	
  the	
  public	
  from	
  Harbor	
  Bay	
  Parkway	
  to	
  
the	
  Bay.	
  Furthermore,	
  the	
  San	
  Francisco	
  Bay	
  Trail	
  aims	
  to	
  bring	
  pedestrians	
  and	
  bicyclists	
  as	
  
close	
  to	
  the	
  water	
  as	
  possible.	
  The	
  Board	
  should	
  consider	
  whether	
  the	
  proposed	
  bike	
  path	
  
would	
  better	
  serve	
  the	
  public	
  along	
  the	
  bayside	
  of	
  the	
  proposed	
  project,	
  maintain	
  continuity	
  
with	
  adjacent	
  paths,	
  and	
  consistency	
  with	
  other	
  sections	
  of	
  the	
  Bay	
  Trail.	
  

3.	
   Public	
  Access	
  Amenities.	
  Would	
  the	
  proposed	
  public	
  amenities	
  at	
  the	
  project	
  site	
  be	
  adequate	
  
for	
  the	
  intended	
  uses	
  and	
  the	
  expected	
  amount	
  of	
  users,	
  including	
  benches,	
  lighting,	
  and	
  trash	
  
cans,	
  and,	
  further,	
  would	
  these	
  amenities	
  be	
  maintained	
  to	
  remain	
  clean	
  and	
  safe	
  for	
  users?	
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The	
  Bay	
  Plan	
  Public	
  Access	
  policies	
  state,	
  in	
  part:	
  

	
  “the	
  improvements	
  should	
  be	
  designed	
  and	
  built	
  to	
  encourage	
  diverse	
  Bay-­‐
related	
  activities	
  and	
  movement	
  to	
  and	
  along	
  the	
  shoreline,	
  should	
  permit	
  
barrier	
  free	
  access	
  for	
  persons	
  with	
  disabilities	
  to	
  the	
  maximum	
  feasible	
  
extent,	
  should	
  include	
  an	
  ongoing	
  maintenance	
  program,	
  and	
  should	
  be	
  
identified	
  with	
  appropriate	
  signs.”	
  	
  

The	
  proposed	
  public	
  shoreline	
  area	
  would	
  measure	
  8,810-­‐square-­‐foot	
  (25.6-­‐foot-­‐wide,	
  345.5-­‐
foot-­‐long).	
  The	
  anticipated	
  capacity	
  of	
  the	
  hotel	
  site	
  is	
  maximum	
  90	
  people.	
  The	
  Board	
  should	
  
consider	
  whether	
  the	
  proposed	
  shoreline	
  public	
  access	
  area	
  contains	
  adequate	
  amenities	
  to	
  
maintain	
  the	
  health	
  and	
  safety	
  of	
  the	
  public,	
  and	
  to	
  accommodate	
  the	
  expected	
  amount	
  of	
  
users,	
  including	
  refuse	
  disposal,	
  night	
  lighting,	
  and	
  seating.	
  	
  

4.	
   Public	
  Views.	
  Would	
  the	
  proposed	
  hotel	
  project	
  adversely	
  affect	
  public	
  views	
  to	
  the	
  Bay	
  from	
  
Harbor	
  Bay	
  Parkway	
  and	
  adjacent	
  public	
  areas?	
  Are	
  the	
  proposed	
  view	
  corridors	
  adequate	
  to	
  
maximize	
  public	
  views	
  of	
  the	
  shoreline?	
  	
  

The	
  Bay	
  Plan	
  Appearance,	
  Design	
  and	
  Scenic	
  Views	
  policies	
  state,	
  in	
  part:	
  	
  

“all	
  bayfront	
  development	
  should	
  be	
  designed	
  to	
  enhance	
  the	
  pleasure	
  of	
  
the	
  user	
  or	
  viewer	
  of	
  the	
  Bay;…structures	
  near	
  or	
  over	
  the	
  Bay	
  should	
  be	
  
designed	
  as	
  landmarks	
  that	
  suggest	
  the	
  location	
  of	
  the	
  waterfront	
  when	
  it	
  is	
  
not	
  visible…,”	
  	
  

The	
  Public	
  Access	
  Guidelines	
  provide,	
  in	
  part,	
  that	
  development	
  should	
  provide,	
  maintain	
  and	
  
enhance	
  visual	
  access	
  to	
  the	
  Bay	
  and	
  shoreline.	
  Additionally,	
  uses	
  that	
  not	
  complement	
  the	
  
Bay	
  should	
  be	
  set	
  back	
  from	
  and	
  not	
  impact	
  the	
  shoreline.	
  	
  

The	
  applicant	
  has	
  proposed	
  the	
  parking	
  lot	
  to	
  the	
  north	
  of	
  the	
  building,	
  and	
  the	
  eight-­‐foot-­‐
wide	
  covered	
  public	
  path	
  bisecting	
  the	
  southern	
  end	
  of	
  the	
  hotel	
  and	
  the	
  adjacent	
  enclosed	
  
parking	
  facility,	
  as	
  view	
  corridors.	
  The	
  applicant	
  also	
  designates	
  the	
  off-­‐site	
  paths	
  along	
  the	
  
north	
  and	
  south	
  of	
  the	
  project	
  site	
  as	
  view	
  corridors.	
  The	
  Board	
  should	
  consider	
  whether	
  the	
  
proposed	
  on-­‐site	
  view	
  corridors	
  are	
  adequate	
  to	
  maximize	
  public	
  views	
  of	
  the	
  shoreline,	
  and	
  if	
  
the	
  proposed	
  off-­‐site	
  view	
  corridors	
  are	
  adequate	
  to	
  satisfy	
  the	
  shortage	
  of	
  on-­‐site	
  view	
  
corridors.	
  	
  	
  

5.	
   Public	
  Parking.	
  The	
  Board	
  should	
  consider	
  whether	
  public	
  parking	
  should	
  be	
  incorporated	
  into	
  
the	
  proposed	
  project	
  at	
  or	
  adjacent	
  to	
  the	
  project	
  site?	
  

The	
  Bay	
  Plan	
  Public	
  Access	
  policies	
  state,	
  in	
  part:	
  	
  

“access	
  to	
  and	
  along	
  the	
  waterfront	
  should	
  be	
  provided…and	
  connect	
  to	
  the	
  
nearest	
  public	
  thoroughfare	
  where	
  convenient	
  parking…may	
  be	
  available.”	
  	
  

The	
  site	
  is	
  governed	
  by	
  the	
  provisions	
  of	
  a	
  Settlement	
  Agreement	
  between	
  HBIA	
  and	
  BCDC,	
  
which,	
  among	
  other	
  things,	
  requires	
  that	
  ten	
  public	
  parking	
  spaces	
  be	
  provided	
  in	
  the	
  adjacent	
  
East	
  Meadow	
  Park	
  upon	
  development	
  of	
  the	
  project	
  site.	
  The	
  proposed	
  project	
  does	
  not	
  
include	
  public	
  parking	
  spaces	
  at	
  the	
  park	
  or	
  at	
  the	
  project	
  site.	
  Although	
  public	
  parking	
  could	
  
possibly	
  be	
  incorporated	
  along	
  Harbor	
  Bay	
  Parkway	
  directly	
  adjacent	
  to	
  East	
  Meadow	
  Park—a	
  
concept	
  previously	
  shared	
  with	
  the	
  project	
  sponsor	
  and	
  the	
  City	
  of	
  Alameda—it	
  is	
  not	
  included	
  
in	
  the	
  project	
  proposal.	
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6.	
   Sea	
  Level	
  Rise.	
  The	
  Board	
  should	
  consider	
  whether	
  the	
  proposed	
  public	
  access	
  is	
  resilient	
  to	
  
sea	
  level	
  rise?	
  

The	
  Bay	
  Plan	
  Public	
  Access	
  policies	
  state:	
  	
  

“public	
  access	
  should	
  be	
  sited,	
  designed,	
  managed,	
  and	
  maintained	
  to	
  avoid	
  
significant	
  adverse	
  impacts	
  from	
  sea	
  level	
  rise	
  and	
  shoreline	
  flooding.”	
  	
  

The	
  current	
  Mean	
  High	
  Water	
  line	
  at	
  the	
  site	
  is	
  5.94	
  feet,	
  as	
  measured	
  using	
  NAVD88	
  tidal	
  
datums	
  for	
  the	
  area.	
  The	
  applicant	
  estimates	
  sea	
  level	
  rise	
  of	
  16-­‐inches	
  by	
  2050,	
  and	
  55-­‐inches	
  
by	
  2100.	
  The	
  City	
  requires	
  the	
  building	
  to	
  be	
  raised	
  five-­‐feet	
  above	
  current	
  grade	
  level	
  for	
  
resilience	
  to	
  sea	
  level	
  rise.	
  The	
  Board	
  should	
  consider	
  whether	
  the	
  proposed	
  public	
  access	
  
would	
  remain	
  viable	
  given	
  current	
  sea	
  level	
  rise	
  estimates,	
  or	
  should	
  be	
  raised	
  to	
  maintain	
  
grade	
  with	
  the	
  building,	
  thereby	
  providing	
  additional	
  resilience	
  to	
  sea	
  level	
  rise.	
  	
  

	
  


