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Location:
2777 Foothill Blvd.


Proposal:
To convert a vacant convalescent hospital into Transitional Housing facility serving approximately sixty homeless veterans.

Applicant:
Irwin Goodwin

Owner:
Michael Marr

Case File Number:
CM01-342

Planning Permits Required:
Major Conditional Use Permit

General Plan:
Urban Residential

Zoning:
C-30, District Thoroughfare Commercial Zone 

Environmental Determination:
Exempt 15301 State CEQA Guidelines; Minor Alterations 

Historic Status:
Non-historic property (NHP); post 1945

Service Delivery District:
IV Fruitvale/Central Hills

City Council District:
5

For further information: 
Contact Case Planner Chris Candell at 510 238-6986

SUMMARY 

This application was first heard at the City Planning Commission meeting of October 3, 2001. The City Planning Commission opened the public hearing, took testimony from the applicant and the public and continued the public hearing to November 14, 2001.  The applicant was directed to host a community meeting to give the applicant an opportunity to present his project and determine whether issues of concern could be resolved.  

The applicant conducted a community meeting on Thursday, October 25, 2001, at the site of the proposed transitional housing project at 2777 Foothill Boulevard. Forty-five people attended the meeting.  In attendance were residents of a wide spectrum of the surrounding community. Many of the neighborhood concerns were alleviated through discussion of the project.  The applicant is willing to modify his proposal to meet remaining concerns regarding public involvement, blight, and security.  However, staff has received a petition and letters from Oakland Community Organizations and The Unity Council who continues to be opposed to the project. 

There is a large number of Residential Care, Service-Enriched Permanent Housing, Transitional Housing, and Emergency Shelter Residential Activities in the Council district where the project is located.  Staff has reviewed data related to the number and distribution of this type of facility in the area. Overall there appears to be a higher concentration of this type of facility in Oakland when compared to the rest of Alameda County. Within Oakland, there is one other area in the Downtown/North Oakland area with a comparable concentration of such facilities.  In other areas of Oakland, such facilities are more dispersed. Within Council District 5, which covers the Fruitvale District, there are 18 facilities providing some type of residential or non-residential alcohol/drug rehabilitation services. The nearest known licensed facility to the proposed facility is about 1500 feet away.   

There are serious issues related to this project both for and against the project. Therefore, staff recommends that the City Planning Commission open the public hearing to take any additional testimony and direct staff to prepare appropriate findings.
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Background
The applicant proposes to re-use an existing, vacant convalescent hospital to house up to 60 residents of a homeless veterans program based in Menlo Park.   Residents are recruited from the streets and shelters of the entire San Francisco Bay Area and placed into various treatment and job training programs in Menlo Park and Palo Alto. The new facility would represent an expansion of the existing housing program in Menlo Park.  Most of the treatment is administered by the Veterans Administration program.  The primary function of the facility in Oakland would be used to house and feed the veterans during the evening. The veterans would be transported by van to off-site treatment locations.  A few veterans will remain on site during the day while waiting for openings in programs.  There will be a maximum of 6 staff members on site. The cook and director of the program will live on site.  Veterans can use the central courtyard for outdoor recreation; no residents will be allowed outside on the sidewalk. The attached staff report describes the program in more detail. 

At the first public hearing there were a number of supporters of the program including members of the Oakland Police Department and graduates of the program.  There were also a number of residents who expressed strong concerns about security, public outreach/noticing/input, blight, and staff training. The City Planning Commission directed the applicant to conduct additional public outreach and continued the item. Since the City Planning Commission meeting of October 3, 2001, staff has received one petition in opposition and two letters in opposition to the project from Oakland Community Organizations and The Spanish Speaking Unity Council.  The main concerns are the overconcentration of transitional housing programs in the community, the desire that the site could serve local needs better, and concerns that the proposed facility or future tenants use of the facility will cause problems similar to previous uses of the site.

KEY ISSUES AND IMPACTS 

Neighborhood Concerns

Meeting notices were sent by the applicant to the 106 people on the City mailing list plus door to door flyers over a four block radius which included over 350 homes and telephone poles.  The flyers were translated into 4 languages: English, Spanish, Chinese and Vietnamese.    Flyers and brochures were also distributed to the local schools and the Spanish Speaking Unity Council.  Flyers were also attached to telephone poles in the area.  The meeting on October 26, 2001 was attended by 45 residents and business owners. The meeting was translated into Spanish. The community expressed the following concerns:

· Community Outreach and Public Participation    

· Security, preventing adverse interaction between residents of program and neighbors/children

· Staff Training 

· Post Program Relocation; where do residents go when they graduate from program?

· Blight

The applicant responded to each of these concerns and is willing to adopt the conditions discussed below.

Community Outreach and Public Participation

The community expressed a strong desire for ongoing communication and participation in the decision making process of the program.  
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The applicant agreed to: 

· Place a suggestion box outside the building for quick informal or after hours communication.

· Institute an open door policy for people to drop by the business office.

· Produce a quarterly newsletter to be distributed to the schools and surrounding neighbors.

· Have community representation at regular Homeless Veterans Emergency Housing (HVEH) program board meetings on at least a quarterly basis.  Community representation would include, at a minimum: a PTA member, staff from each of the local schools, and a community member. 

Security

Residents were concerned with so many school children in the area that there would be an opportunity for negative interaction between the residents and children.  The applicant explained how the residents live in a controlled environment.  They are transported on and off site and are not free to roam the streets.  An internal courtyard allows residents to go outside while on the grounds and they would never be allowed to hang out in front of the building.  Violent offenders and those with sex offender records will not be allowed in the program and are screened through a nationwide database. Any violence or threats of violence will be grounds for removal from the program. 

At the current location in Menlo Park the applicant operates this program at a facility with five schools within a one mile radius and have developed programs where children from the schools visit and interact with the veterans. See attached letter regarding school programs. The applicant has further noted that this program is closely monitored and funded by federal agencies.  If performance is poor, funding can be cut.  Doorways are limited and can be monitored by alarms.  Evening bed checks will ensure that residents stay within the building.  Residents that violate any regulations will be processed out of the program in Menlo Park and not allowed to return.  Facility staff will monitor loitering in front of the facility and will contact police as appropriate.

Staff Training

Staff of the former occupants of the facility were the cause of much of the negative activity at the site.  This has made neighbors apprehensive regarding any new program and the staffing of such a program.  The program is funded and monitored by federal agencies.  All staff undergoes a rigorous background check for criminal records.  Staff receives ongoing training and must meet federal Veterans Administration standards.

Post Program Relocation

Generally, residents of the program do not return to Oakland as job training is on the peninsula and residents graduate this program and move to transitional housing and eventually permanent housing and jobs on the peninsula.  Success rate is about 75-80% with dropouts being referred to other programs or processed out in the peninsula region, not in Oakland.

Blight

The applicant agreed to remove the iron bar fence from the front of the building and the bars on the windows as well as eliminate generally blighted conditions, and to remove litter in front of and beyond the property lines for twenty feet.
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Overconcentration 

Oakland has a greater overall concentration of drug/alcohol rehab programs when compared to Alameda County.
Overall twenty nine percent of the drug/rehab programs in Alameda County are in Oakland’s City Council District 5.   However, this Council district contains only about seven percent of Alameda County residents. Within Oakland, there is one other area in the Downtown/North Oakland area that has a comparable concentration of such facilities, clustered along San Pablo Avenue and near Pill Hill.  In other areas of Oakland, such facilities are more dispersed. Within Council District 5, which covers the Fruitvale District, there are 18 facilities providing alcohol or drug rehabilitation services. Most of the programs in City Council District 5 are located along International Blvd. with a few scattered elsewhere on Fruitvale, 38th Avenue and 13th Avenue.

There is not an overconcentration of this type of facilities as defined in Oakland’s ordinance because there are no programs within 300 feet of the project site, as per the guidelines for Transitional Housing. There are no licensed programs located within one quarter mile (1320 feet). The nearest site is located about 1500 feet away on Fruitvale Avenue. There are six facilities located within one half mile, five of which are clustered along International Blvd.  No other programs for veterans exist anywhere in Oakland.  See the attached maps of facilities.

Performance of this Facility in its Current Location

Performance of this facility in its current Menlo Park location has been excellent.  Leslie Freeman, director of Veteran Affairs in Menlo Park, indicates that the program has been trouble free and that the applicant, Irwin Goodwin, has been willing and able to make changes to resolve all issues that have arisen.  She reports that there have been no significant security incidents since the program was established.
Potential Future Tenants

The City Planning Commission inquired as to whether the use permit may be granted exclusively for this specific operator.  A use permit may not be granted for an operator, but instead must be granted for a specific use.  The use permit can be restricted to the operation of transitional housing for veterans that are transported to job training and other services off-site.

Conclusion

This proposal poses a very difficult land use issue, in that it involves a much needed program, which is well established and has a good track record, seeking to expand in a community that already has a significant number of Transitional Housing type drug and alcohol facilities.  There is a significantly higher concentration of similar facilities (drug/alcohol rehab) in the Fruitvale area than in other parts of Alameda County and the rest of Oakland, mostly clustered along International Boulevard.  However, the nearest facility to the subject site is over one quarter mile away. 
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The applicant has a good track record in its present location and is quite responsive to the neighbors’ concerns.  The applicant provides a much needed regional service in the process of rehabilitating homeless veterans into productive citizens and helping them get the care they are entitled to.  Some of the homeless veterans in the program come from the streets of Oakland and the East Bay.  The applicant has strict performance standards and limits for his clients.  No sex offenders or veterans with violent records will be admitted to the program.  Residents violating performance standards will be processed out of the program in Menlo Park.  

The applicant has met with neighbors and agreed to specific actions to alleviate concerns of those present.   At the same time there are continuing concerns by community members that this is not the most appropriate site for this use and that a program serving the immediate community would be more appropriate.  In addition, there are still outstanding issues related to the performance of future tenants, security, traffic, parking, and appearance. 

RECOMMENDATIONS:


Staff recommends that the City Planning Commission take public testimony, weigh the evidence, and direct staff to prepare appropriate findings to approve or deny the proposal, to be brought forward on December 5, 2001.

Prepared by: 

Chris Candell

Planner II

Approved by:

GARY PATTON

Deputy Director of Planning and Zoning

Approved for forwarding to the

City Planning Commission:

LESLIE GOULD

Director of Planning and Zoning
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ATTACHMENTS:


A. Maps of nearby residential and non-residential, state licensed and not state licensed facilities, and facilities list 

B. Previous staff report (October 3, 2001).

C. Letter dated October 24, 2001 from the Department of Veterans Affairs

D. Letter dated October 30, 2001 from Oakland Community Organizations

E. Letter dated November 5, 2001 from The Unity Council

F. Petition in opposition to the project

� About 75% of the licensed programs in Alameda County are in Oakland.  All the figures in this discussion include both residential (live in) and non-residential programs unless otherwise stated.





CONDITIONS OF APPROVAL

