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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 

The applicant wishes to establish a Transitional Housing facility for homeless veterans within a vacant convalescent hospital.  There will be a maximum of sixty residents and six employees on site at any given time including up to five live-in employees.  Most of the residents will be transported on a daily basis to facilities in their Menlo Park Healthcare System for a wide range of training and treatment or to alternate sites for job training. The focus of the program is to get homeless veterans off the street, physically healthy and trained to re-enter society as employed citizens. Some of the veterans will need drug/alcohol rehabilitation, 
others will need job training. A small number of residents, ten to twelve, will be enrolled in a program housing veterans who are waiting for access to full time medical treatment at the Menlo Park Healthcare System. While on site, residents will be confined to the facility and subject to a 10 PM bedtime curfew with nightly bed checks.  There will be on-site security.  Residents must conform to program.  Failure to adhere to regulations will result in expulsion from the program.     A Major Conditional Use Permit is required to establish this type of facility. 

The facilities are adequate for the proposed use; impacts from traffic and parking would be minimal.  The reuse of the building would eliminate a long vacant eyesore with a history of nuisance and blight. There is both community support for the project and community opposition. Therefore, staff is recommending that the Planning Commission open the public hearing, take testimony from the applicant and the public, give staff directions, and continue the application for a date certain.  
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PROJECT DESCRIPTION 


The applicant proposes the reuse of a vacant convalescent hospital to establish a Transitional Housing facility for homeless veterans. There will be a maximum of sixty residents and six employees on site at any given time.  There will a live in cook and administrator. Residents will not be permitted to leave the facility with out an escort. Most of the residents will be transported by vans on a daily basis to facilities in the Menlo Park Healthcare System for a wide range of training and treatment or to alternate sites for job training.  Some of the veterans will receive treatment in Menlo Park or other off site locations while others will go to job training at various off-site locations. A small number of residents, ten to twelve, will be enrolled in a program housing veterans who are waiting for access to full time medical treatment at the Menlo Park Healthcare System.  The majority of the residents will be away from the premises from 6:00 AM to 6:00 PM.  The residents remaining on-site will be confined to the premises. There will be a 10 PM curfew and bed checks will be conducted during the night. On-site security personnel will be provided. Residency is contingent on compliance with house rules. Failure to adhere to these regulations will result in expulsion from the program per the contract between each resident and the applicant.  See attachment C for a copy of the house rules.  


The Homeless Veterans Emergency Housing program, has been in existence for a number of years and has been operating in Menlo Park.  The program works in partnership with the V. A. hospital in Menlo Park and is under a ten year contract to house and transport veterans to the Menlo Park Healthcare System.  The program is expanding and needs additional space.  The vacant convalescent house facility meets the program requirements to house and care for their clients.  Most residents will be enrolled in a ninety-day transitional program; residents in this program must find independent living within 90 days. Most of the support services for residents in the main program will be located in Menlo Park.  The program is designed to assist veterans in obtaining skills for independent living and will include individual case management, referrals to medical and rehabilitation treatment programs, educational services, and vocational training.  A small number of residents, ten to twelve, will be enrolled in a separate program housing veterans who are waiting to access medical treatment facilities at the Menlo Park Healthcare System.  The length of stay for these particular residents will be from seven to thirty days.  These residents will stay on site and will receive basic care while waiting for room in off-site treatment programs. 


PROPERTY DESCRIPTION 

The property is located on the north west corner of Foothill Boulevard and 28th Avenue within the C-30, District Thoroughfare Commercial Zone.  The area is developed with a mix of one and two story single family residences, small apartments, and a few small businesses that includes an iron work shop, auto repair facility, and a laundry.  There is a large elementary school on the block. There are no transitional housing facilities within 300 feet of this establishment.

The site is developed with a one and two-story non-historic commercial building built in 1964.  The small two-story section contains an open two-story lounge and a small penthouse for the on-site staff.   Nearly square in shape, the structure is built around a small courtyard and enclosed atrium.  The building is sided with stucco. The windows have bars on them and the facility is fenced off along both streets by a six  foot tall iron fence.  There are four off-street parking stalls along 28th Avenue and one drive-through parking stall at the corner.  This corner stall was originally intended for ambulance pickup and drop off.  There is no significant landscape on site.  The exterior has deteriorated and there are signs of blight such as litter, weeds, and a number of objects thrown on the roof of the building.

GENERAL PLAN ANALYSIS 

This project is located in the Urban Residential Plan Area. The General Plan is silent regarding Transitional Housing. The intent of this classification is to “create, maintain, and enhance areas of the City that are appropriate for multi-unit, mid-rise or high-rise residential structures with good access to transportation and other services.”    The desired character and uses section of the General Plan states that primary future uses should be residential. Mixed use buildings with ground floor commercial are also encouraged under this classification. This use is residential in character as all of the residents and five staff members will live on site. The use is compatible in density and intensity to a small to medium multi-unit apartment. In addition, the activity has characteristics of a mixed use combining residential uses with administrative and vocational training activities. Therefore the proposed use conforms to the intent of the General Plan Land Use Classification. 

ZONING ANALYSIS

The proposed use is classified as Transitional Housing per Section 17.10.116 which includes all types of “transitional housing programs” as defined by the state of California, which are designed to assist persons in obtaining skills necessary for independent living in permanent housing. 

The program will meet the definition of Transitional Housing (Section 17.10.116) by: 

· Providing individualized case management, drug and or alcohol counseling, self-improvement education, employment and training assistance services, and independent living skills development. The program will provide residents with the services listed above. Most this counseling will be conducted off-site in Menlo Park.
· Housing residents in a structured living situation the use of which is conditioned upon compliance with the transitional housing program rules and regulations.  Residents will live in a structured environment conditioned upon compliance with program rules and regulations.
· Under the Transitional Housing definition, residents may not stay less than 30 days nor longer than 24 months.  Veterans in the main program will remain in the program no less than 30 days nor longer than 90 days.
In the C-30, District Thoroughfare Commercial District, Transitional Housing requires a Conditional Use Permit per Section 17.46.060, District Thoroughfare Commercial District Zone Regulations. This activity requires a Major Conditional Use Permit as enumerated in Section 17.134.020(A)2, Definition of major and minor conditional use permits. To permit the establishment of this use, the Planning Commission must make the regular Conditional Use Permit findings of Section 17.134.050, and the special use permit findings for Transitional Housing Section 17.102.212. The special findings are related to: staffing, traffic, parking, delivery of goods, noise, and a restriction on overconcentration of such facilities.

ENVIRONMENTAL DETERMINATION 

The California Environmental Quality Act (CEQA) Guidelines list projects that are categorically exempt from environmental review. Section 15301 exempts minor alterations to existing facilities.  No external changes are proposed.  The off-site impacts and overall intensity of the use will be similar to that of the original use of the building which was constructed as a convalescent hospital. Therefore, the proposed change in use is minor and will not create any adverse environmental impacts.

KEY ISSUES AND IMPACTS 

New regulations in the form of special findings were adopted in 1999 to provide guidance in evaluating applications for special Residential Care, Service-Enriched Permanent Housing, Transitional Housing, and Emergency Shelter Residential Activities.  Key issues addressed in the regulations are staffing qualifications, parking, traffic, noise, and overconcentration of activities.  In addition, the proposed use must meet the regular Conditional Use Permit findings.  The key issues in the regular Conditional Use Permit findings are compatibility of the use and structure to the neighborhood, and that the use will enhance the functional living environment of the neighborhood without the introduction of adverse impacts on the abutting properties or appropriate development of the neighborhood.

The proposed use meets the specific criteria of Section 17.102.212 in the following ways:

· Facility staff will meet the State Licensing Agency requirements.  The proposed program is part of an existing state approved program for homeless veterans based in Menlo Park where the health care and special programs will take place.   Maintenance of  state licensing will be a condition of  approval.

· Residents will be transported to off-site via vans that will arrive early in the morning to pick up the residents and return them to the site at about 6:00 PM.  This will reduce traffic impacts to a level much less than that of a comparable sized apartment building.  Foothill Boulevard is a major arterial that can handle the anticipated traffic.

· In general, the activity will generate less parking than a comparable sized apartment. Staff will use the five on site parking stalls for the six employees. As the facility is on a corner lot, there is ample on-street parking for the additional employee and or for parking during shift changes.  

· Since visitors will be limited and few are expected, the parking demand due to visitors, will be insignificant and far less than that normally generated by residential activities in the surrounding area.  

· Delivery of goods will be during normal business hours and therefore should not adversely affect nearby residents.

· As a condition of residency, residents must abide by regulations that will include all conditions of approval adopted by the Planning Commission plus all house rules including conditions to limit noise to levels that will not adversely affect the livability of the surrounding properties. A copy of the house rules is attached.

· There will be on-site security, and evening curfew and bed checks.  

· The proposed use is located more than 300 feet from the nearest Transitional Housing facility.

In addition, the project meets the regular Conditional Use Permit findings. The proposed use will be compatible with existing activities and facilities in the neighborhood.  The size and scale is comparable with adjacent single and multiple residential development.  The activity will enhance the neighborhood by reusing a long vacant building and by preparing homeless veterans for a productive independent life.  Adverse impacts will be minimized through transporting residents in vans, using onsite parking for most employees, and limiting noise and prohibiting loitering through conditional rules of residency.

There are complaints on file regarding the derelict building. Re-use of this building will eliminate recurring  blight at this site. Conditions of approval will address the elimination of blighted conditions prior to occupancy. 

The applicant has solicited community support and has submitted a petition signed by 146 residents and property owners in favor of the project. Petitioners include local residents and residents from other parts of the city and a few from other cities such as San Francisco, Alameda, and Walnut Creek.  The petition letter clearly  spells out the scope of activities proposed by the applicant. In addition, the applicant has an excellent track record for the existing program in Menlo Park.
RECOMMENDATIONS:


1. Affirm staff’s environmental determination.

2. Open the public hearing and take testimony from the applicant and public.

3. Give staff direction and continue the application to a date certain .

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

ATTACHMENTS:


A. Plans 

B. Sample petition

C. Copy of house rules and contract


