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Location:
2777 Foothill Blvd.


Proposal:
To convert a vacant convalescent hospital into Transitional Housing serving 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

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 considered by the Oakland Planning Commission at public meetings held on October 3, 2001 and November 14, 2001.  On November 14, 2001, the Oakland Planning Commission took additional public testimony, closed the public hearing and directed staff to prepare findings for denial of the Conditional Use Permit.

RECOMMENDATIONS:
1. Deny the Conditional Use Permit based on the inability to make the required findings attached to this report.

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. Planning Commission staff reports of October 3, 2001 and November 14, 2001. 

FINDINGS FOR DENIAL:

This proposal does not meet the required findings under Sections Section 17.134.050 General Use Permit Criteria and Section 17.102.212 Special Regulations Applying to Residential Care, Service-enriched Permanent Housing, Transitional Housing, and Emergency Shelter Residential Activities as set forth below.  Required findings are shown in bold type; explanations as to why these findings cannot be made are in normal type.

 Section 17.134.050 (General Use Permit Criteria):

A. That the location, size, design, and operating characteristics of the proposed development will be compatible with and will not adversely affect the livability or appropriate development of abutting properties and the surrounding neighborhood, with consideration to be given to harmony in scale, bulk, coverage, and density; to the availability of civic facilities and utilities; to harmful effect, if any, upon desirable neighborhood character; to the generation of traffic and the capacity of surrounding streets; and to any other relevant impact of the development. 

The operating characteristics of the proposed activity would not be compatible with or enhance the function or livability of the surrounding residential neighborhood.  The program will not enhance the surrounding neighborhood by providing needed services to the community in which it is located.  The program will not be inclusive as the residents will not regularly interact or be integrated with the community. The program will require high levels of security and the facility may also generate excessive calls for police services.  The structure is too small to accommodate 60 active residents.  The community would be adversely affected due to an already high concentration of similar activities in this area that have created adverse impacts.  The facility would affect the appropriate development of abutting properties by negatively affecting property values.

B. That the location, design, and site planning of the proposed development will provide a convenient and functional living, working, shopping, or civic environment, and will be as attractive as the nature of the use and its location and setting warrant. 

The proposed activity will not provide a convenient and functional living, working, shopping, or civic environment as the residents and neighbors would not interact on a regular basis and the use will not fulfill neighborhood needs. 

C. That the proposed development will enhance the successful operation of the surrounding area in its basic community functions, or will provide an essential service to the community or region.

Although the proposed veterans program proposed would provide an essential service to the community at large, the facility will not fill needed basic community needs in this neighborhood such as childcare or senior care. There is a high concentration of similar uses in the neighborhood.  The neighborhood can not accommodate another such activity.

D. That the proposal conforms to all applicable design review criteria set forth in the design review procedure at Section 17.136.070. 

The building is existing.  The existing bars on the windows have been added and create a foreboding appearance.  The building is built to the property lines and there is no buffer to the street or side property lines.

E. That the proposal conforms in all significant respects with the Oakland Comprehensive Plan and with any other applicable plan or development control map which has been adopted by the City Council.

The activity conforms to the general plan for this area by providing a multi unit residential activity. However, the activity has the potential to create nuisance activity and nuisance-generating activities are discouraged by the general plan.

Section 17.102.212, Special Regulations Applying to Residential Care, Service-enriched Permanent Housing, Transitional Housing, and Emergency Shelter Residential Activities:

A.
 5. The facility’s program does not generate noise at levels that will adversely affect the livability of
 the surrounding properties.

Residents may generate noise through windows and from the existing courtyard. The design of the building is such that the windows of the building on two sides are set very close to the property line and the courtyard is in line of sight to apartments to the rear of the building.  This configuration will allow noise caused by residents to affect adjacent permanent residents.
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